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CYPRESS PRESERVE 
COMMUNITY DEVELOPMENT DISTRICT AGENDA 

Tuesday, January 7, 2020 
2:30 P.M. 

The Land O’ Lakes Branch Library 
Located at 2818 Collier Parkway Land O’ lakes, FL 34639 

 
District Board of Supervisors Chair   Brian Howell 
   Vice-Chair   Eric Davidson 
   Assistant Secretary  Debby Nussel 
   Assistant Secretary  Kathleen Casey Swanson  
   Assistant Secretary  Vacant 
 
District Manager  Meritus   Gene Roberts 
      Brian Lamb 
       

 
District Attorney  Straley Robin Vericker  Vivek K. Babbar 
        
 
District Engineer  Florida Design Consultants  Al Belluccia    
 

All cellular phones and pagers must be turned off while in the meeting room 
 
The regular meeting will begin at 2:30 P.M. The business items section contains items for approval by the District Board 
of Supervisors that may require discussion, motion and votes on an item-by-item basis. Agendas can be reviewed online 
at: http://cypresspreservecdd.com/blog/ or by contacting the Manager’s office at (813) 873-7300 at least seven days in 
advance of the scheduled meeting.  Each individual is limited to three (3) minutes for public comments. The Board of 
Supervisors or Staff is not obligated to provide a response at the meeting and may need additional time to research issues 
or concerns brought up at the meeting.   
 
Public workshops sessions may be advertised and held in an effort to provide informational services. These sessions allow 
staff or consultants to discuss a policy or business matter in a more informal manner and allow for lengthy presentations 
prior to scheduling the item for approval. No motions or votes are made during these sessions. 

 
Pursuant to provisions of the Americans with Disabilities Act, any person requiring special accommodations to participate 
in this meeting is asked to advise the District Office at (813) 873-7300, at least 48 hours before the meeting. If you are 
hearing or speech impaired, please contact the Florida Relay Service at 7-1-1, who can aid you in contacting the District 
Office. 
 
Any person who decides to appeal any decision made by the Board with respect to any matter considered at the meeting is 
advised that this same person will need a record of the proceedings and that accordingly, the person may need to ensure 
that a verbatim record of the proceedings is made, including the testimony and evidence upon which the appeal is to be 
based.  
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Board of Supervisors 
Cypress Preserve Community Development District 
 
Dear Board Members: 
 
The Regular Meeting of Cypress Preserve Community Development District will be held on January 7, 
2020 at 2:30 P.M. at the Land O’ Lakes Branch Library located at 2818 Collier Parkway Land O’ Lakes, FL 
34639.  The following is the Agenda for the Meeting: 
 

Call-In Number: 1-866-906-9330                             Access Code: 4863181 
 

1. CALL TO ORDER/ROLL CALL 
2. AUDIENCE QUESTIONS AND COMMENTS ON AGENDA ITEMS 
3. BUSINESS ITEMS 

A. Consideration of Resolution 2020-03; Amending FY 2018/2019 Budget ............................... Tab 01 
B. Consideration of Resolution 2020-04; Supplemental Assessment Resolution ........................ Tab 02 
C. Discussion on Landscape Proposals- Phase 3C ....................................................................... Tab 03  

4. CONSENT AGENDA  
A. Consideration of Board of Supervisor Regular Meeting Minutes November 05, 2019  ........ Tab 04 
B. Consideration of Operations and Maintenance Expenditures October 2019 ......................... Tab 05 
C. Consideration of Operations and Maintenance Expenditures November 2019 ..................... Tab 06 
D. Review of Financial Statements through November 30, 2019 ............................................... Tab 07 

5. VENDOR & STAFF REPORTS 
A. District Engineer 
B. District Counsel 
C. District Manager ..................................................................................................................... Tab 08 

i. American Ecosystems Aquatic Report 
ii. Community Inspection Reports 

6.  SUPERVISORS REQUESTS 
7. AUDIENCE QUESTIONS, COMMENTS AND DISCUSSION FORUM 
8. ADJOURNMENT  

 

We look forward to seeing you at the meeting.  In the meantime, if you have any questions, please do not 
hesitate to call us at (813) 873-7300.     

 

 Sincerely, 
 
 Gene Roberts 
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{00082610.DOCX/2}  

RESOLUTION 2020-03 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE CYPRESS 
PRESERVE COMMUNITY DEVELOPMENT DISTRICT AMENDING THE 
ANNUAL OPERATING BUDGET FOR THE FISCAL YEAR BEGINNING 
OCTOBER 1, 2018, AND ENDING SEPTEMBER 30, 2019; AND PROVIDING 
FOR AN EFFECTIVE DATE. 

 
WHEREAS, the Cypress Preserve Community Development District (the “District”) is a local 

unit of special-purpose government created and existing pursuant to Chapter 190, Florida Statutes, being 
situated entirely within unincorporated Pasco County, Florida;   
 

WHEREAS, pursuant to Section 189.016, Florida Statutes the Board desires to reallocate funds 
budgeted to reflect re-appropriated revenues and expenses approved during Fiscal Year 2018/2019. 
 
 NOW, THEREFORE, BE IT RESOLVED BY THE BOARD: 
 

1. Amending the Annual Operating Budget for Fiscal Year 2018/2019. The Annual Operating 
Budget for Fiscal Year 2018/2019 is hereby amended as shown in Exhibit A attached hereto. 
The District Manager shall post the amended budget on the District’s official website within 5 
days after adoption and ensure it remains on the website for at least 2 years. 
 

2. Effective Date. This Resolution shall become effective immediately upon its adoption. 
 

PASSED AND ADOPTED THIS 7TH DAY OF JANUARY, 2020. 
 

Attest: 
 
 
 
__________________________________ 
Secretary/Assistant Secretary 

Cypress Preserve  
Community Development District 
 
 
______________________________________ 
Chair/Vice Chair of the Board of Supervisors 

   
 
Exhibit A: Amended Annual Operating Budget for Fiscal Year 2018/2019 
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Background Information 
 
The Cypress Preserve Community Development District is a local special purpose 
government authorized by Chapter 190, Florida Statutes, as amended. The Community 
Development District (CDD) is an alternative method for planning, financing, acquiring, 
operating and maintaining community-wide infrastructure in master planned 
communities. The CDD also is a mechanism that provides a solution to the State’s needs 
for delivery of capital infrastructure to service projected growth without overburdening 
other governments and their taxpayers. CDDs represent a major advancement in Florida’s 
effort to manage its growth effectively and efficiently. This allows the community to set a 
higher standard for construction along with providing a long-term solution to the 
operation and maintenance of community facilities. 
 
The following report represents the District budget for Fiscal Year 2019, which begins on 
October 1, 2018. The District budget is organized by fund to segregate financial resources 
and ensure that the segregated resources are used for their intended purpose, and the 
District has established the following funds. 
 
 
Fund Number Fund Name Services Provided 
 
 001 General Fund 
 
 
  
 200 Debt Service Fund  
 
 
 
  

 
 

Maintenance of the Facilities 
 
In order to maintain the facilities, the District conducts hearings to adopt an operating 
budget each year. This budget includes a detailed description of the maintenance program 
along with an estimate of the cost of the program. The funding of the maintenance budget 
is levied as a non-ad valorem assessment on your property by the District Board of 
Supervisors. 
 

Operations and Maintenance of 
Community Facilities 

Collection of Special Assessments 
for Debt Service on the Series 2017 
Special Assessment Revenue Bonds 
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Fiscal Year 2018 Final 
Operating Budget

Current Period 
Actuals 

10/1/17 - 3/31/18

Projected Revenues & 
Expenditures 4/1/18 

to 9/30/18

Total Actuals and 
Projections Through 

9/30/18

Over/(Under) Budget 
Through 9/30/18

REVENUES
SPECIAL ASSESSMENTS - SERVICE CHARGES
Operations & Maintenance Assmts-Tax Roll 0.00 0.00 0.00 0.00 0.00 
TOTAL SPECIAL ASSESSMENTS - SERVICE CHARGES $0.00 $0.00 $0.00 $0.00 $0.00 
CONTRIBUTIONS & DONATIONS FROM PRIVATE SOURCES
Developer Contributions 499,315.00 36,120.75 49,974.64 86,095.39 (413,219.61)
TOTAL CONTRIBUTIONS & DONATIONS FROM PRIVATE SOURCES $499,315.00 $36,120.75 $49,974.64 $86,095.39 ($413,219.61)
OTHER MISCELLANEOUS REVENUES
Miscellaneous 0.00 0.00 0.00 0.00 0.00 
TOTAL OTHER MISCELLANEOUS REVENUES $0.00 $0.00 $0.00 $0.00 $0.00 

TOTAL REVENUES $499,315.00 $36,120.75 $49,974.64 $86,095.39 ($413,219.61)

EXPENDITURES
ADMINISTRATIVE
District Management 42,500.00 20,133.31 22,366.69 42,500.00 0.00 
District Engineer 5,000.00 1,040.00 1,040.00 2,080.00 (2,920.00)
Disclosure Report 5,000.00 0.00 3,150.00 3,150.00 (1,850.00)
Trustees Fees 6,000.00 0.00 0.00 0.00 (6,000.00)
Accounting Services 0.00 0.00 7,500.00 7,500.00 7,500.00 
Auditing Services 5,500.00 0.00 5,500.00 5,500.00 0.00 
Postage, Phone, Faxes, Copies 150.00 0.00 50.00 50.00 (100.00)
Public Officials Insurance 2,500.00 0.00 0.00 0.00 (2,500.00)
Legal Advertising 750.00 3,349.93 300.00 3,649.93 2,899.93 
Bank Fees 400.00 129.09 129.09 258.18 (141.82)
Dues, Licenses & Fees 175.00 200.00 0.00 200.00 25.00 
Office Supplies 150.00 134.87 0.00 134.87 (15.13)
Website Administration 1,200.00 1,000.00 0.00 1,000.00 (200.00)
TOTAL ADMINISTRATIVE $69,325.00 $25,987.20 $40,035.78 $66,022.98 ($3,302.02)

LEGAL COUNSEL
District Counsel 5,000.00 10,572.41 1,500.00 12,072.41 7,072.41 
TOTAL LEGAL COUNSEL $5,000.00 $10,572.41 $1,500.00 $12,072.41 $7,072.41 

UTILITY SERVICES
Street Lights 74,790.00 0.00 1,500.00 1,500.00 (73,290.00)
Other Electric Services 18,000.00 600.00 900.00 1,500.00 (16,500.00)
Potable Water Utility Services 5,000.00 0.00 0.00 0.00 (5,000.00)
Non-Potable Irr. Water Fees 0.00 0.00 0.00 0.00 0.00 
TOTAL UTILITY SERVICES $97,790.00 $600.00 $2,400.00 $3,000.00 ($94,790.00)

OTHER PHYSICAL ENVIRONMENT
Waterway Management System 19,000.00 0.00 0.00 0.00 (19,000.00)
General, Property & Casualty Insurance 7,500.00 0.00 5,000.00 5,000.00 (2,500.00)
Landscape Maintenance 225,000.00 0.00 0.00 0.00 (225,000.00)
Miscellaneous Repairs & Maintenance 15,000.00 0.00 0.00 0.00 (15,000.00)
Hardscape Maintenance 12,000.00 0.00 0.00 0.00 (12,000.00)
Plant Replacement Program 15,000.00 0.00 0.00 0.00 (15,000.00)
TOTAL OTHER PHYSICAL ENVIRONMENT $293,500.00 $0.00 $5,000.00 $5,000.00 ($288,500.00)

ROAD & STREET FACILITIES
Sidewalk & Pavement Repairs 2,500.00 0.00 0.00 0.00 (2,500.00)
TOTAL ROAD & STREET FACILITIES $2,500.00 $0.00 $0.00 $0.00 ($2,500.00)

PARKS & RECREATION
Cabana Janitorial & Cleaning 6,000.00 0.00 0.00 0.00 (6,000.00)
Recreation Facility Maintenance 2,500.00 0.00 0.00 0.00 (2,500.00)
Recreation Equipment Maintenance 3,500.00 0.00 0.00 0.00 (3,500.00)
Pool Operations & Maintenance 18,000.00 0.00 0.00 0.00 (18,000.00)
Security System 1,200.00 0.00 0.00 0.00 (1,200.00)
TOTAL PARKS & RECREATION $31,200.00 $0.00 $0.00 $0.00 ($31,200.00)

TOTAL EXPENDITURES $499,315.00 $37,159.61 $48,935.78 $86,095.39 ($413,219.61)

EXCESS OF REVENUES OVER/(UNDER) EXPENDITURES $0.00 ($1,038.86) $1,038.86 $0.00 $0.00 
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Fiscal Year 2018 
Final Operating 

Budget

Fiscal Year 2019 
Final Operating 

Budget

Increase / (Decrease) 
from FY 2018 to FY 

2019

Fiscal Year 2019 Year 
End Actual Operating 

Budget

Increase / (Decrease) 
from 

FY 2018 to FY 2019

Increase / (Decrease) 
from 

Final FY 2019 to 
Actual FY 2019

REVENUES
SPECIAL ASSESSMENTS - SERVICE CHARGES
Operations & Maintenance Assmts-Off Roll 0.00 228,374.70 228,374.70 131,734.00 131,734.00 (96,640.70)
Operations & Maintenance Assmts-Tax Roll 0.00 83,702.72 83,702.72 0.00 0.00 (83,702.72)
TOTAL SPECIAL ASSESSMENTS - SERVICE CHARGES $0.00 $312,077.42 $312,077.42 $131,734.00 $131,734.00 ($180,343.42)
CONTRIBUTIONS & DONATIONS FROM PRIVATE SOURCES
Developer Contributions 499,315.00 187,237.58 (312,077.42) 2,608,019.00 2,108,704.00 2,420,781.42 
TOTAL CONTRIBUTIONS & DONATIONS FROM PRIVATE SOURCES $499,315.00 $187,237.58 ($312,077.42) $2,608,019.00 $2,108,704.00 $2,420,781.42 
OTHER MISCELLANEOUS REVENUES
Rental Revenue 0.00 0.00 0.00 3,025.00 3,025.00 3,025.00 
TOTAL OTHER MISCELLANEOUS REVENUES $0.00 $0.00 $0.00 $3,025.00 $3,025.00 $3,025.00 

TOTAL REVENUES $499,315.00 $499,315.00 $0.00 $2,742,778.00 $2,243,463.00 $2,243,463.00 

EXPENDITURES

LEGISLATIVE
Supervisor Fees 0.00 0.00 0.00 600.00 600.00 600.00 
TOTAL LEGISLATIVE $0.00 $0.00 $0.00 $600.00 $600.00 $600.00 

ADMINISTRATIVE 0.00 0.00 
District Management 42,500.00 42,500.00 0.00 34,000.00 (8,500.00) (8,500.00)
District Engineer 5,000.00 5,000.00 0.00 6,843.00 1,843.00 1,843.00 
Disclosure Report 5,000.00 5,000.00 0.00 4,200.00 (800.00) (800.00)
Trustees Fees 6,000.00 6,000.00 0.00 3,104.00 (2,896.00) (2,896.00)
Assessment Roll 0.00 0.00 0.00 1,600.00 1,600.00 1,600.00 
Accounting Services 0.00 4,500.00 4,500.00 9,000.00 9,000.00 4,500.00 
Auditing Services 5,500.00 5,500.00 0.00 5,046.00 (454.00) (454.00)
Postage, Phone, Faxes, Copies 150.00 150.00 0.00 232.00 82.00 82.00 
Public Officials Insurance 2,500.00 2,500.00 0.00 3,500.00 1,000.00 1,000.00 
Legal Advertising 750.00 2,500.00 1,750.00 5,915.00 5,165.00 3,415.00 
Bank Fees 400.00 400.00 0.00 171.00 (229.00) (229.00)
Dues, Licenses & Fees 175.00 175.00 0.00 610.00 435.00 435.00 
Office Supplies 150.00 150.00 0.00 104.00 (46.00) (46.00)
Website Administration 1,200.00 1,200.00 0.00 2,700.00 1,500.00 1,500.00 
TOTAL ADMINISTRATIVE $69,325.00 $75,575.00 $6,250.00 $77,025.00 $7,700.00 $1,450.00 

LEGAL COUNSEL
District Counsel 5,000.00 12,500.00 7,500.00 4,584.00 (416.00) (7,916.00)
TOTAL LEGAL COUNSEL $5,000.00 $12,500.00 $7,500.00 $4,584.00 ($416.00) ($7,916.00)

UTILITY SERVICES
Street Lights 74,790.00 74,790.00 0.00 8,971.00 (65,819.00) (65,819.00)
Other Electric Services 18,000.00 18,000.00 0.00 519.00 (17,481.00) (17,481.00)
Potable Water Utility Services 5,000.00 5,000.00 0.00 7,837.00 2,837.00 2,837.00 
TOTAL UTILITY SERVICES $97,790.00 $97,790.00 $0.00 $17,327.00 ($80,463.00) ($80,463.00)

OTHER PHYSICAL ENVIRONMENT
Waterway Management System 19,000.00 19,000.00 0.00 18,510.00 (490.00) (490.00)
General, Property & Casualty Insurance 7,500.00 7,500.00 0.00 2,750.00 (4,750.00) (4,750.00)
Landscape Maintenance 225,000.00 211,250.00 (13,750.00) 62,648.00 (162,352.00) (148,602.00)
Miscellaneous Repairs & Maintenance 15,000.00 15,000.00 0.00 14,238.00 (762.00) (762.00)
Hardscape Maintenance 12,000.00 12,000.00 0.00 0.00 (12,000.00) (12,000.00)
Plant Replacement Program 15,000.00 15,000.00 0.00 0.00 (15,000.00) (15,000.00)
Capital Improvements 0.00 0.00 0.00 2,513,658.00 2,513,658.00 2,513,658.00 
TOTAL OTHER PHYSICAL ENVIRONMENT $293,500.00 $279,750.00 ($13,750.00) $2,611,804.00 $2,318,304.00 $2,332,054.00 

ROAD & STREET FACILITIES
Sidewalk & Pavement Repairs 2,500.00 2,500.00 0.00 0.00 (2,500.00) (2,500.00)
TOTAL ROAD & STREET FACILITIES $2,500.00 $2,500.00 $0.00 $0.00 ($2,500.00) ($2,500.00)

PARKS & RECREATION
Cabana Janitorial & Cleaning 6,000.00 6,000.00 0.00 5,406.00 (594.00) (594.00)
Recreation Facility Maintenance 2,500.00 2,500.00 0.00 2,281.00 (219.00) (219.00)
Recreation Equipment Maintenance 3,500.00 3,500.00 0.00 1,100.00 (2,400.00) (2,400.00)
Pool Operations & Maintenance 18,000.00 18,000.00 0.00 10,957.00 (7,043.00) (7,043.00)
Security System 1,200.00 1,200.00 0.00 11,614.00 10,414.00 10,414.00 
Sidewalk & Pavement Repairs 0.00 0.00 0.00 80.00 80.00 80.00 
TOTAL PARKS & RECREATION $31,200.00 $31,200.00 $0.00 $31,438.00 $238.00 $238.00 

TOTAL EXPENDITURES $499,315.00 $499,315.00 $0.00 $2,742,778.00 $2,243,463.00 $2,243,463.00 

EXCESS OF REVENUES OVER/(UNDER) EXPENDITURES $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 
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FINANCIAL & ADMINISTRATIVE

LEGAL COUNSEL

Requirements for legal services are estimated at an annual expenditures on an as needed and also cover such
items as attendance at scheduled meetings of the Board of Supervisor's, Contract preparation and review, etc.

District Counsel

Cost of daily supplies required by the District to facilitate operations.

Website Administration
Cost of maintenance and administration of the District's website

Office Supplies

This item refers to the cost of materials and service to produce agendas and conduct day-to-day business of the
District.

Public Officials Insurance
The District carries Public Officials Liability in the amount of $1,000,000.

Legal Advertising
This is required to conduct the official business of the District in accordance with the Sunshine Law and other
advertisement requirements as indicated by the Florida Statutes.

Bank Fees
The District operates a checking account for expenditures and receipts.

Dues, Licenses & Fees
The District is required to file with the County and State each year.

Postage, Phone, Fax, Copies

Disclosure Reporting
On a quarterly and annual basis, disclosure of relevant district information is provided to the Muni Council, as
required within the bond indentures.

Trustees Fees
This item relates to the fee assessed for the annual administration of bonds outstanding, as required within the
bond indentures.

Auditing Services

The District is required to annually undertake an independent examination of its books, records and accounting
procedures.  This audit is conducted pursuant to State Law and the Rules of the Auditor General. 

District Manager
The District retains the services of a consulting manager, who is responsible for the daily administration of the
District's business, including any and all financial work related to the Bond Funds and Operating Funds of the
District, and preparation of the minutes of the Board of Supervisors. In addition, the District Manager prepares
the Annual Budget(s), implements all policies of the Board of Supervisors, and attends all meetings of the Board
of Supervisors.

District Engineer
Consists of attendance at scheduled meetings of the Board of Supervisors, offering advice and consultation on all
matters related to the works of the District, such as bids for yearly contracts, operating policy, compliance with
regulatory permits, etc.
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OTHER PHYSICAL ENVIRONMENT

The District carries $1,000,000 in general liability and also has sovereign immunity.

Landscape Maintenance
The District contracts with a professional landscape firm to provide service through a public bid process. This fee
does not include replacement material or irrigation repairs.

Plant Replacement Program
This item is for landscape items that may need to be replaced during the year.

Property & Casualty Insurance

Waterway Management System
This item is for maintaining the multiple waterways that compose the District's waterway management system
and aids in controlling nuisance vegetation that may otherwise restrict the flow of water.
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CDD Debt Service Assessments 618,188$              

TOTAL REVENUES 618,188$          

Series 2017 May Bond Interest Payment 229,094$             

Series 2017 November Bond Principal Payment  160,000$             

Series 2017 November Bond Interest Payment 229,094$             

TOTAL EXPENDITURES 618,188$          

EXCESS OF REVENUES OVER EXPENDITURES -$                   

Bonds Outstanding - Period Ending 11/1/2018 9,630,000$         

Principal Payment Applied Toward Series 2017 Bonds 160,000$             

Bonds Outstanding - Period Ending 11/1/2019 9,470,000$     

REVENUES

EXPENDITURES

ANALYSIS OF BONDS OUTSTANDING
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Lot Size EBU Value Unit Count Debt Service 
Per Unit

O&M Admin
per unit

O&M Per 
Unit 

FY 2018 
Total 

Assessment

Debt Service 
Per Unit

O&M Admin
per unit

O&M Per 
Unit 

FY 2019 Total 
Assessment

Villa - 35' 0.88 100 $1,050.00 $81.82 $467.84 $1,599.66 $1,050.00 $81.82 $467.84 $1,599.66 $0.00
Single Family 40' 1.00 171 $1,200.00 $93.51 $534.68 $1,828.19 $1,200.00 $93.51 $534.68 $1,828.19 $0.00
Single Family 50' 1.25 216 $1,500.00 $116.88 $668.35 $2,285.23 $1,500.00 $116.88 $668.35 $2,285.23 $0.00

Subtotal 487

Villa - 35' 0.88 184 $81.82 $467.84 $549.66 $81.82 $467.84 $549.66 $0.00
Single Family 40' 1.00 169 $93.51 $534.68 $628.19 $93.51 $534.68 $628.19 $0.00
Single Family 50' 1.25 0 $116.88 $668.35 $785.23 $116.88 $668.35 $785.23 $0.00

Subtotal 353

Notations:
(1) Annual assessments are adjusted for the County collection costs and statutory discounts for early payment. 

ASSESSMENT AREA TWO - FUTUTRE BOND

Fiscal Year 2018 Fiscal Year 2019 Total Increase 
/ (Decrease) 

in Annual 
Assmt

ASSESSMENT AREA ONE - SERIES 2017
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RESOLUTION 2020-04 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE CYPRESS 
PRESERVE COMMUNITY DEVELOPMENT DISTRICT RATIFYING 
THE EXECUTION OF ALL DOCUMENTS, INSTRUMENTS, AND 
CERTIFICATES IN CONNECTION WITH THE DISTRICT’S SERIES 
2019 BONDS; SETTING FORTH THE FINAL TERMS OF THE SPECIAL 
ASSESSMENTS WHICH SECURE THE SERIES 2019 BONDS; 
ADOPTING AN ENGINEER’S REPORT; ADOPTING AN UPDATED 
MASTER ASSESSMENT METHODOLOGY REPORT; ADOPTING A 
FIRST SUPPLEMENTAL ASSESSMENT METHODOLOGY REPORT; 
AND PROVIDING FOR SEVERABILITY, CONFLICTS AND AN 
EFFECTIVE DATE. 

 
 WHEREAS, the Cypress Preserve Community Development District (the “District”) previously 
indicated its intention to construct and/or acquire public improvements (the “2019 Project”) as described 
in the Engineer’s Report dated March 27, 2019 (the “Engineer’s Report”) and attached as Exhibit A;  
 

WHEREAS, the Board of Supervisors of the District (the “Board”) issued its $6,635,000 Special 
Assessment Revenue Bonds, Series 2019 (Assessment Area No. 2) (the “Series 2019 Bonds”) to finance a 
portion of the 2019 Project; 

 
WHEREAS, the District desires to ratify and confirm the execution of all documents, instruments 

and certificates in connection with the Series 2019 Bonds, which are on file with the District Manager, (the 
“Bond Documents”) and to confirm the issuance of the Series 2019 Bonds;  

WHEREAS, the Series 2019 Bonds will be repaid by non-ad valorem special assessments on the 
benefited property within the District;   
 
 WHEREAS, the District previously adopted the Master Assessment Methodology Report 
(Assessment Area Two) dated August 26, 2019;  
 

WHEREAS, to correct a scrivener’s error in the original master report the Master Assessment 
Methodology Report (Assessment Area Two) dated August 26, 2019 and updated November 12, 2019 (the 
“Updated Master Assessment Report”) attached hereto as Exhibit B was prepared;  
 
 WHEREAS, the District previously levied and adopted master special assessments pursuant to 
Resolution No. 2020-01 (the “Assessment Resolution”), equalizing, approving, confirming and levying 
special assessments on certain property within the District, which resolution is still in full force and effect;   
 

WHEREAS, now that the final terms of the Series 2019 Bonds have been established, it is necessary 
to approve the First Supplemental Assessment Methodology Report (Assessment Area Two) dated 
December 5, 2019 (the “Supplemental Assessment Report”), and attached hereto as Exhibit C. 

 
 NOW, THEREFORE, BE IT RESOLVED BY THE BOARD AS FOLLOWS: 
 

1. Authority for this Resolution.  This Resolution is adopted pursuant to Chapters 170, 190, and 
197 Florida Statutes. 
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2. Findings.  The Board hereby finds and determines as follows: 
a. The foregoing recitals are hereby incorporated as the findings of fact of the Board.  
b. The Engineer’s Report is hereby approved and ratified.   
c. The 2019 Project will serve a proper, essential, and valid public purpose. 
d. The 2019 Project will specially benefit the developable acreage located within the 

District as set forth in the Engineer’s Report.  It is reasonable, proper, just and right to 
assess the portion of the costs of the 2019 Project to be financed with the Series 2019 
Bonds to the specially benefited properties within the District as set forth in the 
Assessment Resolution, and this Resolution. 

e. The Series 2019 Bonds will finance the construction and acquisition of a portion of the 
2019 Project. 

f. The Updated Master Assessment Report is hereby approved and ratified. 
g. The Supplemental Assessment Report is hereby approved and ratified.   

 
3. Ratification of the Execution of the Bond Documents. The execution of the Bond Documents 

by the officials of the District are hereby ratified and confirmed.   
 
4. Assessment Lien for the Series 2019 Bonds.  The special assessments for the Series 2019 

Bonds shall be allocated in accordance with the Supplemental Assessment Report.   
 
5. Severability.  If any section or part of a section of this Resolution is declared invalid or 

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

 
6. Conflicts.  This Resolution is intended to supplement the Assessment Resolution, which remain 

in full force and effect. This Resolution and the Assessment Resolution shall be construed to the 
maximum extent possible to give full force and effect to the provisions of each resolution.  All 
District resolutions or parts thereof in actual conflict with this Resolution are, to the extent of 
such conflict, superseded and repealed. 

 
7. Effective date.  This Resolution shall become effective upon its adoption. 

 
 Approved and adopted this 7th day of January, 2020. 
 

Attest: 
 
 
 
__________________________________ 
Secretary/Assistant Secretary 

Cypress Preserve  
Community Development District 
 
 
______________________________________ 
Chair/Vice Chair of the Board of Supervisors 

 
 
Exhibit A –Engineer’s Report dated March 27, 2019 
Exhibit B – Master Assessment Methodology Report (Assessment Area Two) dated August 26, 2019, and updated 
November 12, 2019 
Exhibit C– First Supplemental Assessment Methodology Report (Assessment Area Two) dated December 5, 2019 
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I. INTRODUCTION  

The Cypress Preserve Community Development District (the “District”) authorized staff to prepare reports and 

resolutions, schedule public assessment hearings and undertake other efforts as required to enable consideration of 

special assessment liens on private benefiting properties within a designated assessment area known as “Assessment 

Area Two” (AA2). The benefit determination will be derived and quantified from the District’s Capital Improvement 

Program (CIP). The CIP has been developed in conjunction with the District Engineer’s Report which provides 

descriptions and an estimated cost of the public improvements and community facilities planned by the District. The 

implementation of the CIP will allow the Developer to proceed with the Development Plan at the anticipated density and 

intensity. Options will be available for the issuance of tax-exempt Special Assessment Revenue Bonds (“Bonds”) levied 

against AA2 to support qualifying costs associated with the benefiting portion of the CIP with respect to AA2. 

The District plans to issue more than one series of Bonds. This Master Assessment Methodology Report (herein, 

the “Report”) relates to the second assessment area in the District, AA2, and is intended to identify the Maximum 

Assessment parameters under current plans for future bond issuances specific to that area only. Supplemental reports 

will be issued to reflect the factors for the related issuance of a specific series of bond(s) pertaining to AA2. 

The Bond(s) will be repaid from and secured by non-ad valorem assessments levied on those properties 

benefiting from the improvements within Assessment Area Two. Non-ad valorem assessments will be collected each year 

to provide the funding necessary to remit Bond debt service payments, and to fund operations and maintenance costs 

related to the capital improvements maintained by the District. 

In summary, this Report will determine the benefit, apportionment, and financing structure for the Bond(s) to be 

issued by the District in accordance with Chapters 170, 190 and 197, Florida Statutes, as amended, to establish a basis for 

the levying and collecting of special assessments based on the benefits received and is consistent with our understanding 

and experience on this subject. 

II. DEFINED TERMS 

“Assessable Property:” – All property within the District that receives a special benefit from the CIP. 

“Assessment Area One” (AA1) – 275.64 gross acres within the District identified by legal description within the 
District as defined by the District Engineer’s Supplement #1 to the Engineer’s Report which now contemplates 
489 Units(1). 

“Assessment Area Two” (AA2) – 166.47 gross acres within the District identified by legal description within 

the District as defined by the Engineer’s Report which now contemplates 343 Units. 

“Capital Improvement Program” (CIP) – The public infrastructure development program as outlined by the 

Engineer’s Report. 

“Developer” –Cypress Preserve 841, LLC. 

 

(1)  The original plan contemplated 487 units. 
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“Development Plan” – The end-use configuration of Platted Units and Product Types for Unplatted Parcels 

within the District. 

“District” – Cypress Preserve Community Development District, 443.39 gross acres with current Development 

Plans for up to 832 Units. 

“Engineer Report” – Engineer’s Report for Cypress Preserve Community Development District, dated March 27th, 2019. 

“Equivalent Assessment Unit” (EAU) – A weighted value assigned to dissimilar residential lot product types to 

differentiate assignment of benefit and lien values. 

“Maximum Assessments”–The maximum amount of special assessments and liens to be levied against 

benefiting assessable properties to be used to secure and repay the Bonds. 

“Platted Units” – Private property subdivided as a portion of gross acreage by virtue of the platting process. 

“Product Type” – Classification assigned by the District Engineer to dissimilar Lot products for the 

development of the vertical construction. Determined in part as to differentiated sizes, setbacks and other 

factors. 

“Unplatted Parcels” – Gross land acreage intended for subdivision and platting pursuant to the Development 

Plan. 

“Unit(s)” – A planned or developed residential lot assigned a Product Type classification by the District 

Engineer. 

“AA2 Master Report” or “Report” – This Master Assessment Methodology – Assessment Area Two Report, dated August 

26th, 2019 provided to support the benefit and Maximum Assessment Liens on private developable property 

within Assessment Area Two. 

III. OBJECTIVE 

The objective of the AA2 Master Report is to: 

A. Recite key elements of the District’s CIP Phase 2 construction and/or acquisition plan; and  

B. Determine a fair and equitable method of spreading the associated costs to the benefiting properties 
within AA2 and ultimately to the Planned Units therein as contemplated in the current 
Development Plan; and 

C. Provide a basis for the placement of a Maximum Lien on the assessable lands within AA2 benefiting 
from the CIP.  

IV. DISTRICT & ASSESSMENT AREA TWO OVERVIEW  

The District encompasses 443.39 acres located in Pasco County, Florida within Sections 8, 16 and 17, Township 

25 South, Range 18 East. The Developer of the property within AA1 and AA2 has created the overall Development Plan in 

conjunction with the District Engineer outlined within the Engineer’s Report. The CIP for the District contemplated two 

37



CYPRESS PRESERVE COMMUNITY DEVELOPMENT DISTRICT AUGUST 26, 2019 
MASTER ASSESSMENT METHODOLOGY REPORT – ASSESSMENT AREA TWO PAGE 3 

 

  

phases for construction and/or acquisition. The first phase will occur within the AA1 boundaries consisting of 275.64 

gross acres, and the Development Plan for AA1 projects 489 Platted Units. AA2 boundaries consist of 166.47 gross acres 

and the AA2 Development Plan anticipates 343 Units. The complete Development Plan will consist of 832 Units as 

detailed within Table 2. All 832 Units in the two phases of the Development Plan are contained within AA1 or AA2. 

V. CAPITAL IMPROVEMENT PROGRAM (CIP) 

The District Engineer has identified the infrastructure and respective estimated costs to complete the CIP as 

detailed in the Engineer’s Report. The CIP includes drainage & surface water management system, on-site roadways, on-

site utilities, off-site utilities & roadway improvements, professional fees, and environmental & recreational 

improvements. The total cost of the CIP for the complete Development Plan is estimated at $26,619,828. 

It is imperative to note that the costs within Phase 1 ($16,872,879) and Phase 2 ($9,746,950) of the CIP and 

Development Plan have two benefit categories, “Unique” and “Common”. Unique Costs are defined by the Engineer as 

costs benefiting those Units or Planned Units specifically within the defined areas of AA1 or AA2, whereas Common 

Costs benefit all Units or Planned Units within AA1 and AA2, collectively within the District. 

The District anticipates that as each phase of the Development Plan are constructed, the Unique Costs and 

relative shares of Common Costs will be funded utilizing both Bond Proceeds and Developer contributions. 

VI. DETERMINATION OF SPECIAL ASSESSMENT 

There are three main requirements for valid special assessments. The first requirement demands that the 

improvements to benefited properties, for which special assessments are levied, be implemented for an approved and 

assessable purpose (F.S. 170.01). As a second requirement, special assessments can only be levied on those properties 

specially benefiting from the improvements (F.S. 170.01). Thirdly, the special assessments allocated to each benefited 

property cannot exceed the proportional benefit to each parcel (F.S. 170.02). 

The District’s CIP contains a “system of improvements”; all of which consist of approved and assessable purposes 

(F.S. 170.01) which satisfies the first requirement for a valid special assessment, as described above. Additionally, the 

improvements will result in all private developable properties receiving a direct and specific benefit, thereby making 

those properties legally subject to assessments (F.S. 170.01), which satisfies the second requirement, above. Finally, the 

specific benefit to the properties is equal to or exceeds the cost of the assessments to be levied on the benefited properties 

(F.S. 170.02), which satisfies the third requirement, above. 

The first requirement for determining the validity of a special assessment is plainly demonstrable; eligible 

improvements are found within the list provided in F.S. 170.01 and the Capital Improvement Program consists solely of 

such eligible improvements. However, certifying compliance with the second and third requirements necessary to 

establish valid special assessment requires a more analytical examination. As required by F.S. 170.02, and described in the 

next section entitled “Allocation Methodology,” this approach involves identifying and assigning value to specific 
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benefits being conferred upon the various benefitting properties, while confirming the value of these benefits exceed the 

cost of providing the improvements. These special benefits include, but are not limited to, the added use of the property, 

added enjoyment of the property, probability of decreased insurance premiums and the probability of increased 

marketability and value of the property. The Development Plan contains a mix of single-family home sites and villas. The 

method of apportioning benefit to the planned product mix can be related to development density and intensity where it 

“equates” the estimated benefit conferred to a specific residential unit type. This is done to implement a fair and equitable 

method of apportioning benefit. 

The second and third requirements (proven benefit and maximum assessment level) are the key elements in 

defining a valid special assessment. A reasonable estimate of the proportionate special benefits received from the CIP is 

demonstrated in the calculation of an equivalent assessment unit (EAU), further defined in the next section. 

The determination has been made that the duty to pay the non-ad valorem special assessments is valid based on 

the special benefits imparted upon the property. These benefits are derived from the acquisition and/or construction of 

the District’s CIP. The allocation of responsibility for the payment of special assessments, being associated with the Bond 

liens encumbering AA2, has been apportioned according to a reasonable estimate of the special benefits provided, 

consistent with each land use category. Accordingly, no acre or parcel of property within the boundary of AA2 will be 

assessed for the payment of any non-ad valorem special assessment greater than the determined special benefit particular 

to that property. 

VII. ALLOCATION METHODOLOGY 

The CIP benefits all assessable properties within the District proportionally. The level of relative benefit can be 

compared through the use of defining “equivalent” units of measurement by product type to compare dissimilar 

development product types. This is accomplished through determining an estimate of the relationship between the 

product types, based on a relative benefit received by each product type from the CIP. The use of Equivalent Assessment 

Unit (EAU) methodologies is well established as a fair and reasonable proxy for estimating the benefit received by 

private benefiting properties. One (1) EAU has been assigned to the 40’ residential use product type as a baseline, with a 

proportional increase or decrease relative to other planned residential product types and sizes. Table 2 outlines EAUs 

assigned for residential product types under the current development plan. If future assessable property is added or 

product types are contemplated, this report will be amended to reflect such change. 

The method of benefit allocation is based on the special benefit received from infrastructure improvements 

relative to the benefiting Assessable Property by use and size in comparison to other Assessable Property within the 

District. According to F.S. 170.02, the methodology by which valid special assessments are allocated to specifically 

benefited property must be determined and adopted by the governing body of the District. This alone gives the District 

latitude in determining how special assessments will be allocated to specific Assessable Property. The CIP benefit and 

special assessment allocation rationale is detailed herein and provides a mechanism by which these costs, based on a 

39



CYPRESS PRESERVE COMMUNITY DEVELOPMENT DISTRICT AUGUST 26, 2019 
MASTER ASSESSMENT METHODOLOGY REPORT – ASSESSMENT AREA TWO PAGE 5 

 

  

determination of the estimated level of benefit conferred by the CIP, are apportioned to the Assessable Property within 

the District for levy and collection. The allocation of benefits and maximum assessments associated with the CIP are 

demonstrated on Table 3 thru 6. The Developer may choose to pay down or contribute infrastructure on a portion or all of 

the long-term assessments as evaluated on a per parcel basis, thereby reducing the annual debt service assessment 

associated with any series of Bonds. 

VIII. ASSIGNMENT OF MAXIMUM ASSESSMENTS 

This section sets out the manner for which special assessments will be assigned and imposed upon the land 

within AA2. Assessments will be assigned to Assessable Property on a gross land acreage basis until such time as the 

developable acreage is platted. The new parcels will then be reviewed as to use and product types. Pursuant to Section 

193.0235, Florida Statutes, certain privately or publicly owned “common elements” such as clubhouses, amenities, lakes 

and common areas for community use and benefit are exempt from non-ad valorem assessments and liens regardless of 

the private ownership. 

It is useful to consider three distinct states or conditions of development within a community. The initial 

condition is the “undeveloped state”. At this point the infrastructure may or may not be installed but none of the units in 

the relevant Development Plan have been platted. This condition exists when the infrastructure program is financed prior 

to any development. In the undeveloped state all of the lands within AA2 receive benefit from the CIP and all of the 

assessable land within AA2 would be assessed to repay any bonds. While the land is in an “undeveloped state,” special 

assessments will be assigned on an equal acre basis across all the gross acreage within AA2. Debt will not be solely 

assigned to parcels which have development rights, but will and may be assigned to undevelopable parcels to ensure 

integrity of development plans, rights and entitlements. 

The second condition is “on-going development”. At this point, if not already in place, the installation of 

infrastructure has begun. Additionally, the Development Plan has started to take shape. As lands subject to special 

assessments are platted and fully-developed, they are assigned specific assessments in relation to the estimated benefit 

that each platted unit receives from the CIP, with the balance of the debt assigned on a per acre basis as described in the 

preceding paragraph. Therefore, each fully-developed, platted unit would be assigned a maximum par debt assessment 

pursuant to its Product Type classification as set forth in Table 8. It is not contemplated that any unassigned debt would 

remain once all the lots associated with the improvements are platted and fully-developed; if such a condition was to 

occur, the true-up provisions within this report would be applicable. 

The third condition is the “completed development state.” In this condition the entire Development Plan for AA2 

has been platted and the total par value of the Bonds has been assigned as specific assessments to each of the platted lots 

within AA2. 
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IX. FINANCING INFORMATION 

The District will finance implementation of the CIP through the issuance of the Bonds secured by benefiting 

properties within AA2. Several items will comprise the bond sizing such as capitalized interest, a debt service reserve, 

issuance costs and rounding as shown on Table 7. The Underwriter has provided factors utilized in this assumption and 

are conservative in an effort to identify the Maximum Assessment and capacity for special assessment liens anticipated 

with future bond issuances. Supplemental reports to the AA2 Master Report will apply the methodology and allocation 

specific to the rates and terms pertaining to a series of Bonds. 

X. TRUE-UP MODIFICATION 

During the construction period of phase 2 of development, it is possible that the number of residential units built 

may change, thereby necessitating a modification to the per unit allocation of special assessment principal. In order to 

ensure the District’s debt does not build up on the unplatted developable land, the District shall apply the following test 

as outlined within this “true-up methodology.” 

The debt per acre remaining on the unplatted land within AA2 may not increase above its ceiling debt per acre. 

The ceiling level of debt per acre is calculated as the total amount of debt for each Bond issue divided by the number of 

gross acres for such phase. Thus, every time the test is applied, the debt encumbering the remaining undivided land must 

remain equal to or lower than the ceiling level of debt per gross acre. If the debt per gross acre is found to be above the 

established maximum, the District would require a density reduction payment in an amount sufficient to reduce the 

remaining debt per acre to the ceiling amount based on the schedule found in Exhibit A, the Preliminary Assessment Roll, 

which amount will include accrued interest to the first interest payment date on the Bonds which occurs at least 45 days 

following such debt reduction payment. 

True-up tests shall be performed upon the acceptance of each recorded plat submitted to subdivide developed 

lands within AA2. If upon the completion of any true-up analyses it is found the debt per developable acre exceeds the 

established maximum ceiling debt per developable acre and there is not sufficient development potential in the remaining 

acreage of AA2 to produce the EAU densities required to adequately service Bond debt, the District shall require the 

immediate remittance of a density reduction payment, plus accrued interest as applicable, in an amount sufficient to 

reduce the remaining debt per acre to the ceiling amount per developable acre and to allow the remaining acreage to 

adequately service Bond debt upon development. The final test shall be applied at the platting of 100% of the 

development units within AA2. 

True-up payment requirements may be suspended if the landowner can demonstrate, to the reasonable 

satisfaction of the District and bondholders, that there is sufficient development potential in the remaining acreage 

within AA2 to produce the densities required to adequately service Bond debt. The Developer and District will enter into 

a true-up agreement to evidence the obligations described in this section. 
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All assessments levied run with the land and it is the responsibility of the District to enforce the true-up 

provisions and collect any required true-up payments due. The District will not release any liens on property for which 

true-up payments are due, until provision for such payment has been satisfactorily made. 

XI. ADDITIONAL STIPULATIONS 

Meritus Districts was retained by the District to prepare a methodology to fairly allocate the special assessments 

related to the Districts CIP. Certain financing, development and engineering data was provided by members of District 

Staff and/or the Developer. The allocation Methodology described herein was based on information provided by those 

professionals. Meritus Districts makes no representations regarding said information transactions beyond restatement of 

the factual information necessary for compilation of this report. For additional information on the Bond structure and 

related items, please refer to the Offering Statement associated with this transaction. 

Meritus Districts does not represent the District as a Municipal Advisor or Securities Broker nor is Meritus 

Districts registered to provide such services as described in Section 15B of the Securities and Exchange Act of 1934, as 

amended. Similarly, Meritus Districts does not provide the District with financial advisory services or offer investment 

advice in any form. 
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TABLE 1

PHASE 1 
UNIQUE AA1

MASTER/ 
COMMON AA1 

PHASE II 
UNIQUE AA2

MASTER/ 
COMMON 

AA2  TOTAL

Engineering Design, Permitting, Surveying, Testing $950,695 $28,500 $394,177 $0 $1,373,372

Earthwork $3,092,433 $0 $1,913,289 $0 $5,005,722

Storm Water Management $1,595,009 $0 $930,610 $0 $2,525,619

Roads $2,247,808 $0 $1,483,068 $0 $3,730,876

Off-Site Improvements $620,082 $0 $0 $0 $620,082

Potable Water & Fire $615,900 $0 $483,778 $0 $1,099,678

Sanitary Sewer $1,394,477 $0 $461,769 $359,105 $2,215,351

Reclaimed Water $273,021 $0 $243,401 $0 $516,422

Recreational/Amenity $756,429 $1,043,571 $0 $0 $1,800,000

Landscaping/Irrigation/Hardscape $691,758 $0 $732,650 $0 $1,424,408

Environmental Mitigation Area $130,320 $179,788 $0 $0 $310,108

Permit Fees and Impact Fees $1,998,755 $0 $1,447,989 $0 $3,446,744

Contingency $1,254,333 $0 $1,297,114 $0 $2,551,447

$15,621,020 $1,251,859 $9,387,845 $359,105 $26,619,829

CYPRESS PRESERVE
COMMUNITY DEVELOPMENT DISTRICT

BUILDOUT COMMUNITY DEVELOPMENT PROGRAM COSTS

ITEM

COMBINED ASSESSMENT AREAS ONE & TWO
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TABLE 2

Villa 30' 30 100 0.75 75.00

Single Family  40' 40 173 1.00 173.00

Single Family  50' 50 216 1.25 270.00

TOTAL 489 518.00

Villa 30' 30 186 0.75 139.50

Single Family  40' 40 110 1.00 110.00

Single Family  50' 50 47 1.25 58.75

TOTAL 343 308.25

CYPRESS PRESERVE
COMMUNITY DEVELOPMENT DISTRICT

PLANNED DEVELOPMENT PROGRAM

PRODUCT LOT SIZE
PER UNIT 

EAU ( 2)

TOTAL 
EAUs

UNITS

ASSESSMENT AREA TWO

ASSESSMENT AREA ONE

PRODUCT LOT SIZE UNITS
PER UNIT 

EAU ( 2)

TOTAL 
EAUs

(1) EAU factors assigned based on Product Type as identified by district engineer and do not 
      reflect front footage of planned lots.
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TABLE 3

$9,746,950

308.25

$31,620

Table 3 Notations:

TOTAL COST/BENEFIT

1) Benefit is equal to or greater than cost as assigned per Equivalent 
Assessment Unit ("EAU") as described above.

DEVELOPMENT PROGRAM COST/BENEFIT ANALYSIS

PROJECT COSTS

TOTAL PROGRAM EAUS

TABLE 4

PRODUCT 
TYPE

EAU 
FACTOR

PRODUCT 
COUNT

EAUs
PER 

PRODUCT 
TYPE

PER PRODUCT 
UNIT

Villa 30' 0.75 186 139.50 $14,310 $76.93

Single Family  40' 1.00 110 110.00 $11,284 $102.58

Single Family  50' 1.25 47 58.75 $6,027 $128.22

343 308.25 $31,620

Table 4 Notations:

1) Table 4 determines only the anticipated construction cost, net of finance and other related costs.

DEVELOPMENT PROGRAM   *NET* COST/BENEFIT ANALYSIS

NET BENEFIT
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TABLE 5

PRODUCT 
TYPE

EAU 
FACTOR

PRODUCT 
COUNT

EAUs
PERCENTAGE 

OF EAUs

 TOTAL 
AMOUNT 

PER 
PRODUCT 

TYPE

TOTAL 
AMOUNT 
PER LOT

Villa 30' 0.75 186 139.50 45.3% $4,411,028.47 $23,715

Single Family  40 1.00 110 110.00 35.7% $3,478,230.33 $31,620

Single Family  50 1.25 47 58.75 19.1% $1,857,691.20 $39,525

343 308.25 100% $9,746,950

CONSTRUCTION COST AND BENEFIT

TABLE 6

PRODUCT 
TYPE

PRODUCT 
COUNT

DEVELOPER 
FUNDED

SERIES 2019 
BONDS

DEVELOPER 
FUNDED

SERIES 2019 
BONDS

Villa 30' 186 $0 $4,411,029 $0.00 $23,715.21

Single Family  40' 110 $0 $3,478,230 $0.00 $31,620.28

Single Family  50' 47 $0 $1,857,691 $0.00 $39,525.35

343 $0 $9,746,950

CONSTRUCTION COST FUNDING SOURCES

PER PRODUCT TYPE PER UNIT
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TABLE 7

Coupon Rate (1) 5.50%

Term (Years) 30

Principal Amortization Installments 30

ISSUE SIZE $11,520,000

Construction Fund $9,746,950

Capitalized Interest (Months)(2) 12 $633,600
Debt Service Reserve Fund 100% $745,080
Underwriter's Discount 2.00% $230,400
Cost of Issuance $160,000
Rounding $3,970

ANNUAL ASSESSMENT 

Annual Debt Service (Principal plus Interest) $745,080
Collection Costs and Discounts @ 6.00% $47,558

TOTAL ANNUAL ASSESSMENT $792,638

  ( 1) Based on conservative interest rate, subject to change based on market conditions.

  ( 2) Based on capitalized interest 12 months.

FINANCING INFORMATION - FINANCING INFORMATION BOND SERIES

CYPRESS PRESERVE
COMMUNITY DEVELOPMENT DISTRICT

CDD ASSESSMENT ANALYSIS
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TABLE 8

Villa 30' 0.75 139.50 45.26% 186 $5,213,431 $358,712 $28,029 $957
Single Family  40' 1.00 110.00 35.69% 110 $4,110,949 $282,855 $37,372 $1,277
Single Family  50' 1.25 58.75 19.06% 47 $2,195,620 $151,071 $46,715 $1,596

TOTAL 308.25 100.00% 343 11,520,000 792,638

(2) Includes principal, interest and collection costs.

CREEK PRESERVE
COMMUNITY DEVELOPMENT DISTRICT

CDD ASSESSMENT ANALYSIS

 ALLOCATION METHODOLOGY - SERIES 2019 LONG TERM BONDS ( 1)

PRODUCT TYPE PER UNIT
ANNUAL 

ASSMT. ( 2)
TOTAL 

PRINCIPAL

ANNUAL 

ASSMT. ( 2)

(1) Allocation of total bond principal (i.e., assessment) based on equivalent assessment units. Individual principal and interest assessments calculated on a per
unit basis. 12 month Capitalized Interest Period.

PRODUCT
PER UNIT 

EAU
TOTAL 

EAUs
% OF 
EAUs

UNITS
TOTAL 

PRINCIPAL

TOTAL ASSESSMENT:

ANNUAL ASSESSMENT: (30 Installments)

TOTAL GROSS ASSESSABLE ACRES +/-: 166.47

TOTAL ASSESSMENT PER ASSESSABLE GROSS ACRE: $69,201.66

ANNUAL ASSESSMENT PER GROSS ASSESSABLE ACRE: $4,475.76 (30 Installments)

Gross Unplatted Total Total
Assessable Acres PAR Debt Annual 

Cypress Preserve 841, LLC 166.47 $11,520,000.00 $745,079.80
3658 Erindale Drive
Valrico, FL 33596-6311
Tampa, FL 33609

Totals: 166.47 $11,520,000.00 $745,079.80

PER PARCEL ASSESSMENTS

Landowner Name, Hillsborough County Folio ID & Address

EXHIBIT A

The maximum par amount of Bonds that may be borrowed by the District to pay for the public capital infrastructure improvements is $11,520,000.00 payable in 
30 annual installments of principal of $4,475.76 per gross acre.  The maximum par debt is $69,201.66 per gross acre and is outlined below.

Prior to platting, the debt associated with the Capital Improvement Plan will initially be allocated on a per acre basis within the District.  Upon platting, the 
principal and long term assessment levied on each benefited property will be allocated to platted lots and developed units in accordance with this Report.

ASSESSMENT ROLL

$11,520,000.00

$745,079.80
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I. INTRODUCTION  

The Cypress Preserve Community Development District (the “District”) authorized staff to prepare reports and 

resolutions, schedule public assessment hearings and undertake other efforts as required to enable consideration of 

special assessment liens on private benefiting properties within a designated assessment area known as “Assessment 

Area Two” (AA2). The benefit determination will be derived and quantified from the District’s Capital Improvement 

Program (CIP). The CIP has been developed in conjunction with the District Engineer’s Report which provides 

descriptions and an estimated cost of the public improvements and community facilities planned by the District. The 

implementation of the CIP will allow the Developer to proceed with the Development Plan at the anticipated density and 

intensity. Options will be available for the issuance of tax-exempt Special Assessment Revenue Bonds (“Bonds”) levied 

against AA2 to support qualifying costs associated with the benefiting portion of the CIP with respect to AA2. 

The District plans to issue more than one series of Bonds. This Master Assessment Methodology Report (herein, 

the “Report”) relates to the second assessment area in the District, AA2, and is intended to identify the Maximum 

Assessment parameters under current plans for future bond issuances specific to that area only. Supplemental reports 

will be issued to reflect the factors for the related issuance of a specific series of bond(s) pertaining to AA2. 

The Bond(s) will be repaid from and secured by non-ad valorem assessments levied on those properties 

benefiting from the improvements within Assessment Area Two. Non-ad valorem assessments will be collected each year 

to provide the funding necessary to remit Bond debt service payments, and to fund operations and maintenance costs 

related to the capital improvements maintained by the District. 

In summary, this Report will determine the benefit, apportionment, and financing structure for the Bond(s) to be 

issued by the District in accordance with Chapters 170, 190 and 197, Florida Statutes, as amended, to establish a basis for 

the levying and collecting of special assessments based on the benefits received and is consistent with our understanding 

and experience on this subject. 

II. DEFINED TERMS 

“Assessable Property:” – All property within the District that receives a special benefit from the CIP. 

“Assessment Area One” (AA1) – 275.64 gross acres within the District identified by legal description within the 
District as defined by the District Engineer’s Supplement #1 to the Engineer’s Report which now contemplates 
489 Units(1). 

“Assessment Area Two” (AA2) – 166.47 gross acres within the District identified by legal description within 

the District as defined by the Engineer’s Report which now contemplates 343 Units. 

“Capital Improvement Program” (CIP) – The public infrastructure development program as outlined by the 

Engineer’s Report. 

“Developer” –Cypress Preserve 841, LLC. 

 

(1)  The original plan contemplated 487 units. 
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“Development Plan” – The end-use configuration of Platted Units and Product Types for Unplatted Parcels 

within the District. 

“District” – Cypress Preserve Community Development District, 443.39 gross acres with current Development 

Plans for up to 832 Units. 

“Engineer Report” – Engineer’s Report for Cypress Preserve Community Development District, dated March 

27th, 2019. 

“Equivalent Assessment Unit” (EAU) – A weighted value assigned to dissimilar residential lot product types to 

differentiate assignment of benefit and lien values. 

“Maximum Assessments”–The maximum amount of special assessments and liens to be levied against 

benefiting assessable properties to be used to secure and repay the Bonds. 

“Platted Units” – Private property subdivided as a portion of gross acreage by virtue of the platting process. 

“Product Type” – Classification assigned by the District Engineer to dissimilar Lot products for the 

development of the vertical construction. Determined in part as to differentiated sizes, setbacks and other 

factors. 

“Unplatted Parcels” – Gross land acreage intended for subdivision and platting pursuant to the Development 

Plan. 

“Unit(s)” – A planned or developed residential lot assigned a Product Type classification by the District 

Engineer. 

“AA2 Master Report” or “Report” – This Master Assessment Methodology – Assessment Area Two Report, 

dated August 26th, 2019 provided to support the benefit and Maximum Assessment Liens on private developable 

property within Assessment Area Two. 

III. OBJECTIVE 

The objective of the AA2 Master Report is to: 

A. Recite key elements of the District’s CIP Phase 2 construction and/or acquisition plan; and  

B. Determine a fair and equitable method of spreading the associated costs to the benefiting properties 
within AA2 and ultimately to the Planned Units therein as contemplated in the current 
Development Plan; and 

C. Provide a basis for the placement of a Maximum Lien on the assessable lands within AA2 benefiting 
from the CIP.  

IV. DISTRICT & ASSESSMENT AREA TWO OVERVIEW  

The District encompasses 443.39 acres located in Pasco County, Florida within Sections 8, 16 and 17, Township 

25 South, Range 18 East. The Developer of the property within AA1 and AA2 has created the overall Development Plan in 
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conjunction with the District Engineer outlined within the Engineer’s Report. The CIP for the District contemplated two 

phases for construction and/or acquisition. The first phase will occur within the AA1 boundaries consisting of 275.64 

gross acres, and the Development Plan for AA1 projects 489 Platted Units. AA2 boundaries consist of 166.47 gross acres 

and the AA2 Development Plan anticipates 343 Units. The complete Development Plan will consist of 832 Units as 

detailed within Table 2. All 832 Units in the two phases of the Development Plan are contained within AA1 or AA2. 

V. CAPITAL IMPROVEMENT PROGRAM (CIP) 

The District Engineer has identified the infrastructure and respective estimated costs to complete the CIP as 

detailed in the Engineer’s Report. The CIP includes drainage & surface water management system, on-site roadways, on-

site utilities, off-site utilities & roadway improvements, professional fees, and environmental & recreational 

improvements. The total cost of the CIP for the complete Development Plan is estimated at $26,619,828. 

It is imperative to note that the costs within Phase 1 ($16,872,879) and Phase 2 ($9,746,950) of the CIP and 

Development Plan have two benefit categories, “Unique” and “Common”. Unique Costs are defined by the Engineer as 

costs benefiting those Units or Planned Units specifically within the defined areas of AA1 or AA2, whereas Common 

Costs benefit all Units or Planned Units within AA1 and AA2, collectively within the District. 

The District anticipates that as each phase of the Development Plan are constructed, the Unique Costs and 

relative shares of Common Costs will be funded utilizing both Bond Proceeds and Developer contributions. 

VI. DETERMINATION OF SPECIAL ASSESSMENT 

There are three main requirements for valid special assessments. The first requirement demands that the 

improvements to benefited properties, for which special assessments are levied, be implemented for an approved and 

assessable purpose (F.S. 170.01). As a second requirement, special assessments can only be levied on those properties 

specially benefiting from the improvements (F.S. 170.01). Thirdly, the special assessments allocated to each benefited 

property cannot exceed the proportional benefit to each parcel (F.S. 170.02). 

The District’s CIP contains a “system of improvements”; all of which consist of approved and assessable purposes 

(F.S. 170.01) which satisfies the first requirement for a valid special assessment, as described above. Additionally, the 

improvements will result in all private developable properties receiving a direct and specific benefit, thereby making 

those properties legally subject to assessments (F.S. 170.01), which satisfies the second requirement, above. Finally, the 

specific benefit to the properties is equal to or exceeds the cost of the assessments to be levied on the benefited properties 

(F.S. 170.02), which satisfies the third requirement, above. 

The first requirement for determining the validity of a special assessment is plainly demonstrable; eligible 

improvements are found within the list provided in F.S. 170.01 and the Capital Improvement Program consists solely of 

such eligible improvements. However, certifying compliance with the second and third requirements necessary to 

establish valid special assessment requires a more analytical examination. As required by F.S. 170.02, and described in the 
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next section entitled “Allocation Methodology,” this approach involves identifying and assigning value to specific 

benefits being conferred upon the various benefitting properties, while confirming the value of these benefits exceed the 

cost of providing the improvements. These special benefits include, but are not limited to, the added use of the property, 

added enjoyment of the property, probability of decreased insurance premiums and the probability of increased 

marketability and value of the property. The Development Plan contains a mix of single-family home sites and villas. The 

method of apportioning benefit to the planned product mix can be related to development density and intensity where it 

“equates” the estimated benefit conferred to a specific residential unit type. This is done to implement a fair and equitable 

method of apportioning benefit. 

The second and third requirements (proven benefit and maximum assessment level) are the key elements in 

defining a valid special assessment. A reasonable estimate of the proportionate special benefits received from the CIP is 

demonstrated in the calculation of an equivalent assessment unit (EAU), further defined in the next section. 

The determination has been made that the duty to pay the non-ad valorem special assessments is valid based on 

the special benefits imparted upon the property. These benefits are derived from the acquisition and/or construction of 

the District’s CIP. The allocation of responsibility for the payment of special assessments, being associated with the Bond 

liens encumbering AA2, has been apportioned according to a reasonable estimate of the special benefits provided, 

consistent with each land use category. Accordingly, no acre or parcel of property within the boundary of AA2 will be 

assessed for the payment of any non-ad valorem special assessment greater than the determined special benefit particular 

to that property. 

VII. ALLOCATION METHODOLOGY 

The CIP benefits all assessable properties within the District proportionally. The level of relative benefit can be 

compared through the use of defining “equivalent” units of measurement by product type to compare dissimilar 

development product types. This is accomplished through determining an estimate of the relationship between the 

product types, based on a relative benefit received by each product type from the CIP. The use of Equivalent Assessment 

Unit (EAU) methodologies is well established as a fair and reasonable proxy for estimating the benefit received by 

private benefiting properties. One (1) EAU has been assigned to the 40’ residential use product type as a baseline, with a 

proportional increase or decrease relative to other planned residential product types and sizes. Table 2 outlines EAUs 

assigned for residential product types under the current development plan. If future assessable property is added or 

product types are contemplated, this report will be amended to reflect such change. 

The method of benefit allocation is based on the special benefit received from infrastructure improvements 

relative to the benefiting Assessable Property by use and size in comparison to other Assessable Property within the 

District. According to F.S. 170.02, the methodology by which valid special assessments are allocated to specifically 

benefited property must be determined and adopted by the governing body of the District. This alone gives the District 

latitude in determining how special assessments will be allocated to specific Assessable Property. The CIP benefit and 
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special assessment allocation rationale is detailed herein and provides a mechanism by which these costs, based on a 

determination of the estimated level of benefit conferred by the CIP, are apportioned to the Assessable Property within 

the District for levy and collection. The allocation of benefits and maximum assessments associated with the CIP are 

demonstrated on Table 3 thru 6. The Developer may choose to pay down or contribute infrastructure on a portion or all of 

the long-term assessments as evaluated on a per parcel basis, thereby reducing the annual debt service assessment 

associated with any series of Bonds. 

VIII. ASSIGNMENT OF MAXIMUM ASSESSMENTS 

This section sets out the manner for which special assessments will be assigned and imposed upon the land 

within AA2. Assessments will be assigned to Assessable Property on a gross land acreage basis until such time as the 

developable acreage is platted. The new parcels will then be reviewed as to use and product types. Pursuant to Section 

193.0235, Florida Statutes, certain privately or publicly owned “common elements” such as clubhouses, amenities, lakes 

and common areas for community use and benefit are exempt from non-ad valorem assessments and liens regardless of 

the private ownership. 

It is useful to consider three distinct states or conditions of development within a community. The initial 

condition is the “undeveloped state”. At this point the infrastructure may or may not be installed but none of the units in 

the relevant Development Plan have been platted. This condition exists when the infrastructure program is financed prior 

to any development. In the undeveloped state all of the lands within AA2 receive benefit from the CIP and all of the 

assessable land within AA2 would be assessed to repay any bonds. While the land is in an “undeveloped state,” special 

assessments will be assigned on an equal acre basis across all the gross acreage within AA2. Debt will not be solely 

assigned to parcels which have development rights, but will and may be assigned to undevelopable parcels to ensure 

integrity of development plans, rights and entitlements. 

The second condition is “on-going development”. At this point, if not already in place, the installation of 

infrastructure has begun. Additionally, the Development Plan has started to take shape. As lands subject to special 

assessments are platted and fully-developed, they are assigned specific assessments in relation to the estimated benefit 

that each platted unit receives from the CIP, with the balance of the debt assigned on a per acre basis as described in the 

preceding paragraph. Therefore, each fully-developed, platted unit would be assigned a maximum par debt assessment 

pursuant to its Product Type classification as set forth in Table 8. It is not contemplated that any unassigned debt would 

remain once all the lots associated with the improvements are platted and fully-developed; if such a condition was to 

occur, the true-up provisions within this report would be applicable. 

The third condition is the “completed development state.” In this condition the entire Development Plan for AA2 

has been platted and the total par value of the Bonds has been assigned as specific assessments to each of the platted lots 

within AA2. 
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IX. FINANCING INFORMATION 

The District will finance implementation of the CIP through the issuance of the Bonds secured by benefiting 

properties within AA2. Several items will comprise the bond sizing such as capitalized interest, a debt service reserve, 

issuance costs and rounding as shown on Table 7. The Underwriter has provided factors utilized in this assumption and 

are conservative in an effort to identify the Maximum Assessment and capacity for special assessment liens anticipated 

with future bond issuances. Supplemental reports to the AA2 Master Report will apply the methodology and allocation 

specific to the rates and terms pertaining to a series of Bonds. 

X. TRUE-UP MODIFICATION 

During the construction period of phase 2 of development, it is possible that the number of residential units built 

may change, thereby necessitating a modification to the per unit allocation of special assessment principal. In order to 

ensure the District’s debt does not build up on the unplatted developable land, the District shall apply the following test 

as outlined within this “true-up methodology.” 

The debt per acre remaining on the unplatted land within AA2 may not increase above its ceiling debt per acre. 

The ceiling level of debt per acre is calculated as the total amount of debt for each Bond issue divided by the number of 

gross acres for such phase. Thus, every time the test is applied, the debt encumbering the remaining undivided land must 

remain equal to or lower than the ceiling level of debt per gross acre. If the debt per gross acre is found to be above the 

established maximum, the District would require a density reduction payment in an amount sufficient to reduce the 

remaining debt per acre to the ceiling amount based on the schedule found in Exhibit A, the Preliminary Assessment Roll, 

which amount will include accrued interest to the first interest payment date on the Bonds which occurs at least 45 days 

following such debt reduction payment. 

True-up tests shall be performed upon the acceptance of each recorded plat submitted to subdivide developed 

lands within AA2. If upon the completion of any true-up analyses it is found the debt per developable acre exceeds the 

established maximum ceiling debt per developable acre and there is not sufficient development potential in the remaining 

acreage of AA2 to produce the EAU densities required to adequately service Bond debt, the District shall require the 

immediate remittance of a density reduction payment, plus accrued interest as applicable, in an amount sufficient to 

reduce the remaining debt per acre to the ceiling amount per developable acre and to allow the remaining acreage to 

adequately service Bond debt upon development. The final test shall be applied at the platting of 100% of the 

development units within AA2. 

True-up payment requirements may be suspended if the landowner can demonstrate, to the reasonable 

satisfaction of the District and bondholders, that there is sufficient development potential in the remaining acreage 

within AA2 to produce the densities required to adequately service Bond debt. The Developer and District will enter into 

a true-up agreement to evidence the obligations described in this section. 
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All assessments levied run with the land and it is the responsibility of the District to enforce the true-up 

provisions and collect any required true-up payments due. The District will not release any liens on property for which 

true-up payments are due, until provision for such payment has been satisfactorily made. 

XI. ADDITIONAL STIPULATIONS 

Meritus Districts was retained by the District to prepare a methodology to fairly allocate the special assessments 

related to the Districts CIP. Certain financing, development and engineering data was provided by members of District 

Staff and/or the Developer. The allocation Methodology described herein was based on information provided by those 

professionals. Meritus Districts makes no representations regarding said information transactions beyond restatement of 

the factual information necessary for compilation of this report. For additional information on the Bond structure and 

related items, please refer to the Offering Statement associated with this transaction. 

Meritus Districts does not represent the District as a Municipal Advisor or Securities Broker nor is Meritus 

Districts registered to provide such services as described in Section 15B of the Securities and Exchange Act of 1934, as 

amended. Similarly, Meritus Districts does not provide the District with financial advisory services or offer investment 

advice in any form. 
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TABLE 1

PHASE 1 

UNIQUE AA1

MASTER/ 

COMMON AA1 

PHASE II 

UNIQUE AA2

MASTER/ 

COMMON 

AA2  TOTAL

Engineering Design, Permitting, Surveying, Testing $950,695 $28,500 $394,177 $0 $1,373,372

Earthwork $3,092,433 $0 $1,913,289 $0 $5,005,722

Storm Water Management $1,595,009 $0 $930,610 $0 $2,525,619

Roads $2,247,808 $0 $1,483,068 $0 $3,730,876

Off-Site Improvements $620,082 $0 $0 $0 $620,082

Potable Water & Fire $615,900 $0 $483,778 $0 $1,099,678

Sanitary Sewer $1,394,477 $0 $461,769 $359,105 $2,215,351

Reclaimed Water $273,021 $0 $243,401 $0 $516,422

Recreational/Amenity $756,429 $1,043,571 $0 $0 $1,800,000

Landscaping/Irrigation/Hardscape $691,758 $0 $732,650 $0 $1,424,408

Environmental Mitigation Area $130,320 $179,788 $0 $0 $310,108

Permit Fees and Impact Fees $1,998,755 $0 $1,447,989 $0 $3,446,744

Contingency $1,254,333 $0 $1,297,114 $0 $2,551,447

$15,621,020 $1,251,859 $9,387,845 $359,105 $26,619,829

CYPRESS PRESERVE
COMMUNITY DEVELOPMENT DISTRICT

BUILDOUT COMMUNITY DEVELOPMENT PROGRAM COSTS

ITEM

COMBINED ASSESSMENT AREAS ONE & TWO
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TABLE 2

Villa 30' 30 100 0.75 75.00

Single Family  40' 40 173 1.00 173.00

Single Family  50' 50 216 1.25 270.00

TOTAL 489 518.00

Villa 30' 30 186 0.75 139.50

Single Family  40' 40 110 1.00 110.00

Single Family  50' 50 47 1.25 58.75

TOTAL 343 308.25

(1) EAU factors assigned based on Product Type as identified by district engineer and do not 

      reflect front footage of planned lots.

CYPRESS PRESERVE

COMMUNITY DEVELOPMENT DISTRICT

PLANNED DEVELOPMENT PROGRAM

PRODUCT LOT SIZE
PER UNIT 

EAU 
( 2)

TOTAL 

EAUs
UNITS

ASSESSMENT AREA TWO

ASSESSMENT AREA ONE

PRODUCT LOT SIZE UNITS
PER UNIT 

EAU ( 2)

TOTAL 

EAUs
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TABLE 3

$9,746,950

308.25

$31,620

Table 3 Notations:

TOTAL COST/BENEFIT

1) Benefit is equal to or greater than cost as assigned per Equivalent 

Assessment Unit ("EAU") as described above.

DEVELOPMENT PROGRAM COST/BENEFIT ANALYSIS

PROJECT COSTS

TOTAL PROGRAM EAUS

TABLE 4

PRODUCT 

TYPE

EAU 

FACTOR

PRODUCT 

COUNT

EAUs

PER 

PRODUCT 

TYPE

PER PRODUCT 

UNIT

Villa 30' 0.75 186 139.50 $14,310 $76.93

Single Family  40' 1.00 110 110.00 $11,284 $102.58

Single Family  50' 1.25 47 58.75 $6,027 $128.22

343 308.25 $31,620

Table 4 Notations:

1) Table 4 determines only the anticipated construction cost, net of finance and other related costs.

DEVELOPMENT PROGRAM   *NET* COST/BENEFIT ANALYSIS

NET BENEFIT
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TABLE 5

PRODUCT 

TYPE

EAU 

FACTOR

PRODUCT 

COUNT
EAUs

PERCENTAGE 

OF EAUs

 TOTAL 

AMOUNT 

PER 

PRODUCT 

TYPE

TOTAL 

AMOUNT 

PER LOT

Villa 30' 0.75 186 139.50 45.3% $4,411,028 $23,715

Single Family  40' 1.00 110 110.00 35.7% $3,478,230 $31,620

Single Family  50' 1.25 47 58.75 19.1% $1,857,691 $39,525

343 308.25 100% $9,746,950

CONSTRUCTION COST AND BENEFIT

TABLE 6

PRODUCT 

TYPE

PRODUCT 

COUNT

DEVELOPER 

FUNDED

SERIES 2019 

BONDS

DEVELOPER 

FUNDED

SERIES 2019 

BONDS

Villa 30' 186 $0 $4,411,029 $0.00 $23,715

Single Family  40' 110 $0 $3,478,230 $0.00 $31,620

Single Family  50' 47 $0 $1,857,691 $0.00 $39,525

343 $0 $9,746,950

CONSTRUCTION COST FUNDING SOURCES

PER PRODUCT TYPE PER UNIT
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TABLE 7

Coupon Rate 
(1)

5.50%

Term (Years) 30

Principal Amortization Installments 30

ISSUE SIZE $11,520,000

Construction Fund $9,746,950

Capitalized Interest (Months)(2) 12 $633,600

Debt Service Reserve Fund 100% $745,080

Underwriter's Discount 2.00% $230,400

Cost of Issuance $160,000

Rounding $3,970

ANNUAL ASSESSMENT 

Annual Debt Service (Principal plus Interest) $745,080

Collection Costs and Discounts @ 6.00% $47,558

TOTAL ANNUAL ASSESSMENT $792,638

  ( 1) Based on conservative interest rate, subject to change based on market conditions.

  ( 2) Based on capitalized interest 12 months.

FINANCING INFORMATION - FINANCING INFORMATION BOND SERIES

CYPRESS PRESERVE
COMMUNITY DEVELOPMENT DISTRICT

CDD ASSESSMENT ANALYSIS
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TABLE 8

Villa 350' 0.75 139.50 45.26% 186 $5,213,431 $358,712 $28,029 $1,929

Single Family  40' 1.00 110.00 35.69% 110 $4,110,949 $282,855 $37,372 $2,571

Single Family  50' 1.25 58.75 19.06% 47 $2,195,620 $151,071 $46,715 $3,214

TOTAL 308.25 100.00% 343 11,520,000 792,638

(2) Includes principal, interest and collection costs.

ANNUAL 

ASSMT. ( 2)

TOTAL 

PRINCIPAL

ANNUAL 

ASSMT. ( 2)

(1) Allocation of total bond principal (i.e., assessment) based on equivalent assessment units. Individual principal and interest assessments calculated on a per

unit basis. 12 month Capitalized Interest Period.

PRODUCT
PER UNIT 

EAU

TOTAL 

EAUs

% OF 

EAUs
UNITS

TOTAL 

PRINCIPAL

CYPRESS PRESERVE

COMMUNITY DEVELOPMENT DISTRICT

CDD ASSESSMENT ANALYSIS

 ALLOCATION METHODOLOGY - SERIES 2019 LONG TERM BONDS ( 1)

PRODUCT TYPE PER UNIT

TOTAL ASSESSMENT:

ANNUAL ASSESSMENT: (30 Installments)

TOTAL GROSS ASSESSABLE ACRES +/-: 166.47

TOTAL ASSESSMENT PER ASSESSABLE GROSS ACRE: $69,201.66

ANNUAL ASSESSMENT PER GROSS ASSESSABLE ACRE: $4,475.76 (30 Installments)

Gross Unplatted Total Total

Assessable Acres PAR Debt Annual 

Cypress Preserve 841, LLC 166.47 $11,520,000.00 $745,079.80

3658 Erindale Drive

Valrico, FL 33596-6311

Tampa, FL 33609

Totals: 166.47 $11,520,000.00 $745,079.80

PER PARCEL ASSESSMENTS

Landowner Name, Hillsborough County Folio ID & Address

EXHIBIT A

The maximum par amount of Bonds that may be borrowed by the District to pay for the public capital infrastructure improvements is $11,520,000.00 payable in 

30 annual installments of principal of $4,475.76 per gross acre.  The maximum par debt is $69,201.66 per gross acre and is outlined below.

Prior to platting, the debt associated with the Capital Improvement Plan will initially be allocated on a per acre basis within the District.  Upon platting, the 

principal and long term assessment levied on each benefited property will be allocated to platted lots and developed units in accordance with this Report.

ASSESSMENT ROLL

$11,520,000.00

$745,079.80
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I. INTRODUCTION 

This Cypress Preserve Community Development District First Supplemental Assessment Methodology Report – 

Assessment Area Two (the “First Supplemental Report”) serves to update and amend the basis of benefit allocation and 

assessment methodology to support the financing plan relating to the Cypress Preserve Community Development 

District (the “District”) as initially described in the Cypress Preserve Community Development District Master 

Assessment Methodology Report – Assessment Area Two (the “Master Report”) dated August 16, 2019. Those lands 

within Assessment Area Two (as defined below) of the District are generally described in the Engineer’s Report (as 

defined below) as Assessment Area Two and are further described in Exhibit B of this First Supplemental Report. 

II. DEFINED TERMS 

“Assessable Property:” – all property within the District that receives a special benefit from the CIP. 

“Assessment Area One” (AA1) – 275.64 gross acres within the District identified by legal description within the 

District as defined by the District Engineer’s Supplement #1 to the Engineer’s Report which now contemplates 

489 Units(1). 

“Assessment Area Two” (AA2) – 166.47 gross acres within the District identified by legal description within 

the District as defined by the Engineer’s Report which now contemplates 343 Units. 

“Capital Improvement Program” (CIP) – The public infrastructure development program as outlined by the 

Engineer Report.  

“Developer” – Cypress Preserve 841, LLC 

“Development Plan” – The end-use configuration of Platted Units and Product Types for Unplatted Parcels 

within the District. 

“District” – Cypress Preserve Community Development District, 443.39 gross acres with current Development 

Plans for up to 832 Units. 

“Engineer Report” – Engineer’s Report for Cypress Preserve Community Development District, dated March 

27th, 2019. 

“Equivalent Assessment Unit” (EAU) – A weighted value assigned to dissimilar residential lot product types to 

differentiate assignment of benefit and lien values. 

“Maximum Assessments” – The maximum amount of special assessments and liens to be levied against 

benefiting assessable properties. 

“Platted Units” – private property subdivided as a portion of gross acreage by virtue of the platting process. 

(1)  The original plan contemplated 487 units. 
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“Product Type” – Classification assigned by the District Engineer to dissimilar Lot products and size for the 

development of the vertical construction. 

“Unplatted Parcels” – gross acreage intended for subdivision and platting pursuant to the Development Plan. 

“Unit(s)” – A planned or developed residential lot assigned a Product Type classification by the District 

Engineer. 

“AA2 Master Report” or “Report” – This Master Assessment Methodology – Assessment Area Two Report, 

dated August 16th, 2019 provided to support the benefit and Maximum Assessment Liens on private developable 

property within Assessment Area Two. 

III. OBJECTIVE 

The objective of the AA2 Supplemental Assessment Methodology Report is to: 

A. Update the costs, as established in the Master Report, associated with the Capital Improvement 
Program (“CIP”) to develop the entire District and allocate a portion of those costs to the 
Assessment Area Two Project (as defined below); 

B. Identify the District’s capital improvement program for the entire project to be financed, 
constructed and/or acquired by the District and refine the benefits, as initially defined in the Master 
Report, to the Assessment Area Two properties (herein the “Assessment Area Two Project”); 

C. Determine a fair and equitable method of spreading the associated costs to the benefiting properties 
within Assessment Area Two and ultimately to the individual units therein; and 

D. Provide a basis for the placement of a lien on the assessable lands within Assessment Area Two that 
benefit from the District’s CIP, as outlined by the Engineer’s Report. 

The basis of benefit received by properties within Assessment Area Two relates directly to the proposed CIP 

allocable to Assessment Area Two. It is the District’s Assessment Area Two Project that will create the public 

infrastructure which enables the assessable properties within Assessment Area Two of the District to be developed and 

improved. Without these public improvements, which include drainage & surface water management system, onsite 

roadways, onsite utilities, off-site utilities and roadway improvements, professional fees and environmental and 

recreational improvements, the development of lands within Assessment Area Two of the District could not be 

undertaken within the current legal development standards. The main objective of this First Supplemental Report is to 

further refine, update and amend the Master Report, which established a basis on which to quantify and allocate the 

special benefit provided by a portion of the CIP to the District’s Assessment Area Two. A detailed allocation methodology 

and finance plan will be utilized to equitably distribute certain CIP costs upon properties within Assessment Area Two 

based upon the level of benefit received. This First Supplemental Report will outline the latest proposed financing 

structure and assessment methodology for the Bonds (as defined herein) to be issued by the District, consistent with the 

maximum long-term assessment associated with the portion of the CIP allocable to Assessment Area Two as defined by 

the Master Report. The methodology consultant will distribute supplemental report(s), as necessary, in connection with 

further updates and/or revisions to the finance plan. Supplemental reports will be created to stipulate amended terms, 
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interest rates, developer contributions, issuance costs, and will detail the resulting changes in the level of funding 

allocated to the various trust accounts and subaccounts. 

The District will issue Special Assessment Bonds (the “Bonds”) to finance the construction and/or acquisition of 

all or a portion of the Assessment Area Two Project which will provide special benefit to all assessable parcels within 

Assessment Area Two. The Bonds will be repaid from and secured by non-ad valorem assessments levied on those 

properties benefiting from the improvements within Assessment Area Two. Non-ad valorem assessments will be 

collected each year to provide the funding necessary to remit Bond debt service payments and to fund operations and 

maintenance costs related to the capital improvements maintained by the District. 

In summary, this First Supplemental Report will determine the benefit, apportionment and financing structure 

for the Bonds to be issued by the District in accordance with Chapters 170, 190, and 197, Florida Statutes, as amended, to 

establish a basis for the levying and collecting of special assessments based on the benefits received and is consistent with 

our understanding and experience with case law on this subject. 

IV. DISTRICT & ASSESSMENT AREA TWO OVERVIEW 

The District encompasses 443.39 acres located in Pasco County, Florida within Sections 8, 16 and 17, Township 

25 South, Range 18 East. The Developer of the property within AA1 and AA2 has created the overall Development Plan in 

conjunction with the District Engineer outlined within the Engineer’s Report. The CIP for the District contemplated two 

phases for construction and/or acquisition. The first phase will occur within the AA1 boundaries consisting of 275.64 

gross acres, and the Development Plan for AA1 projects 489 Platted Units. AA2 boundaries consist of 166.47 gross acres 

and the AA2 Development Plan anticipates 343 Units. The complete Development Plan will consist of 832 Units as 

detailed within Table 1. All 832 Units in the two phases of the Development Plan are contained within AA1 or AA2. 

V. CAPITAL IMPROVEMENT PROGRAM (CIP) 

The District and Developer are undertaking the responsibility of providing public infrastructure necessary to 

develop the District’s Assessment Area Two. As designed, the CIP is an integrated system of facilities. Each infrastructure 

facility works as a system to provide special benefit to assessable lands within Assessment Area Two or assessable lands 

within Assessment Area Two or both Assessment Areas. The drainage and surface water management system are an 

example of a system that provides benefit to all units within Assessment Area Two. As a system of improvements, all 

private landowners of Assessment Area Two property benefit the same from the first few feet of pipe as they do from the 

last few feet. As an example, the storm water management system; as an interrelated facility which, by its design and 

interconnected control structures, provides a consistent level of protection to the entire Assessment Area Two 

development program, and thus all landowners within Assessment Area Two. 

The District Engineer has identified the infrastructure, and respective costs, to be acquired and/or constructed as 

part of the CIP. The CIP includes drainage & surface water management system, onsite roadways, onsite utilities, off-site 

utilities and roadway improvements, professional fees and environmental and recreational improvements. The total cost 

of the CIP improvements providing benefit to Assessment Area Two is estimated to be approximately $9,746,950 and is 
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generally described within Tables 2 and 3 of this First Supplemental Report with further detail provided in the Engineer’s 

Report. 

It is imperative to note that the costs within Phase 1 ($16,872,879) and Phase 2 ($9,746,950) of the CIP and 

Development Plan have two benefit categories, “Unique” and “Common”. Unique Costs are defined by the Engineer as 

cost benefiting those Units or Planned Units specifically within the defined areas of AA1 or AA2, whereas Common Costs 

benefit all Units or Planned Units within AA1 and AA2, collectively within the District. 

VI. DETERMINATION OF SPECIAL ASSESSMENT 

There are three main requirements for valid special assessments. The first requirement demands that the 

improvements to benefited properties, for which special assessments are levied, be implemented for an approved and 

assessable purpose (F.S. 170.01). As a second requirement, special assessments can only be levied on those properties 

specially benefiting from the improvements (F.S. 170.01). Thirdly, the special assessments allocated to each benefited 

property cannot exceed the proportional benefit to each parcel (F.S. 170.02). 

The District’s CIP contains a “system of improvements” for each AA1 and AA2 except for common improvements 

which benefit both AA1 and AA2; all of which are considered to be for an approved and assessable purpose (F.S. 170.01) 

which satisfies the first requirement for a valid special assessment, as described above. Additionally, the improvements 

will result in all private developable properties receiving a direct and specific benefit, thereby making those properties 

legally subject to assessments (F.S. 170.01), which satisfies the second requirement, above. Finally, the specific benefit to 

the properties is equal to or exceeds the cost of the assessments to be levied on the benefited properties (F.S. 170.02), 

which satisfies the third requirement, above. 

The first requirement for determining the validity of a special assessment is plainly demonstrable; eligible 

improvements are found within the list provided in F.S. 170.01. However, certifying compliance with the second and third 

requirements necessary to establish valid special assessment requires a more analytical examination. As required by F.S. 

170.02, and described in the next section entitled “Allocation Methodology,” this approach involves identifying and 

assigning value to specific benefits being conferred upon the various benefitting properties, while confirming the value of 

these benefits exceed the cost of providing the improvements. These special benefits include, but are not limited to, the 

added use of the property, added enjoyment of the property, probability of decreased insurance premiums and the 

probability of increased marketability and value of the property.  The Development Plan contains a mix of single family 

home sites. The method of apportioning benefit to the planned product mix can be related to development density and 

intensity where it “equates” the estimated benefit conferred to a specific single-family unit type. This is done to 

implement a fair and equitable method of apportioning benefit. 

The second and third requirements are the key elements in defining a valid special assessment. A reasonable 

estimate of the proportionate special benefits received from the CIP is demonstrated in the calculation of an equivalent 

assessment unit (EAU), further described in the next section. 
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The determination has been made that the duty to pay the non-ad valorem special assessments is valid based on 

the special benefits imparted upon the property. These benefits are derived from the acquisition and/or construction of 

the District’s CIP. The allocation of responsibility for the payment of special assessments, being associated with the 

special assessment liens encumbering AA2, has been apportioned according to a reasonable estimate of the special 

benefits provided, consistent with each land use category. Accordingly, no acre or parcel of property within the boundary 

of AA2 will be assessed for the payment of any non-ad valorem special assessment greater than the determined special 

benefit particular to that property. 

Property within the District that currently is not, or upon future development, will not be subject to the special 

assessments include publicly owned (State/County/City/CDD) tax-exempt parcels such as: lift stations, road rights-of-

way, waterway management systems, common areas, and certain lands/amenities owned by HOA(s) and other 

community prepaids. To the extent it is later determined that a property no longer qualifies for an exemption, 

assessments will be apportioned and levied based on an EAU factor proportionate to lot product average front footage. 

The Developer has advised that development of land in the District will include an amenity center with related 

recreational facilities such as a playground and pool facilities. Based upon representations of the Developer, it is the 

District’s understanding that they will be financed by the Developer and owned and operated by the Development’s 

property owners’ association as common areas and consequently owned exclusively by 832 residential landowners in the 

District and open to all residents of the District. While it is beyond question that the amenity center with related 

recreational facilities will benefit from the provision of the Assessment Area Two Project, it is proposed that the 

owner(s) of the amenity center with related recreational facilities not be assessed separately for any capital costs 

associated with the provision of the public infrastructure to the amenity center and related recreational facilities. The 

rationale for this exemption is that the cost of any capital assessments will already be borne by the capital assessment-

paying 832 residential property owners within the District in the proportion equivalent to their benefit of public 

improvements. This determination is consistent with the provisions of Section 193.0235, Florida Statutes. 

VII. ALLOCATION METHODOLOGY 

The CIP benefits all assessable properties within the District proportionally. The level of relative benefit can be 

compared through the use of defining “equivalent” units of measurement by product type to compare dissimilar 

development product types. This is accomplished through determining an estimate of the relationship between the 

product types, based on a relative benefit received by each product type from the CIP. The use of Equivalent Assessment 

Unit (EAU) methodologies is well established as a fair and reasonable proxy for estimating the benefit received by 

private benefiting properties. One (1) EAU has been assigned to the 40’ residential use product type as a baseline, with a 

proportional increase or decrease relative to other planned residential product types and sizes. Table 1 outlines EAUs 

assigned for residential product types under the current Development Plan. If future assessable property is added or 

product types are contemplated, this Report will be amended to reflect such change. 
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The method of benefit allocation is based on the special benefit received from infrastructure improvements 

relative to the benefiting Assessable Property by use and size in comparison to other Assessable Property within the 

District. According to F.S. 170.02, the methodology by which special assessments are allocated to specifically benefited 

property must be determined and adopted by the governing body of the District. This alone gives the District latitude in 

determining how special assessments will be allocated to specific Assessable Property. The CIP benefit and special 

assessment allocation rationale is detailed herein and provides a mechanism by which these costs, based on a 

determination of the estimated level of benefit conferred by the CIP, are apportioned to the Assessable Property within 

the District for levy and collection. The allocation of benefits and Maximum Assessments associated with the CIP are 

demonstrated on Table 3 through Table 6. The Developer may choose to pay down or contribute infrastructure on a 

portion or all of the long-term assessments as evaluated on a per parcel basis, thereby reducing the annual debt service 

assessment associated with any series of Bonds. 

VIII. ASSIGNMENT OF MAXIMUM ASSESSMENTS 

This section sets out the manner in which special assessments will be assigned and establish a lien on land 

within AA2.  With regard to the Assessable Property on a gross acreage basis until such time as the developable acreage 

is platted; provided, however, that if land is sold in bulk to a third party prior to platting, then the District will assign 

Series 2019 Assessments based upon the development rights conveyed and/or assigned to such parcel(s) in the land sale 

based on the EAU factors set forth herein. The platted parcels will then be reviewed as to use and product types. As 

described above, pursuant to Section 193.0235, Florida Statutes, certain privately or publicly owned “common elements” 

such as clubhouses, amenities, lakes and common areas for community use and benefit are exempt from non-ad valorem 

assessments and liens regardless of the private ownership. 

It is useful to consider three distinct states or conditions of development within a community. The initial 

condition is the “undeveloped state”. At this point the infrastructure may or may not be installed but none of the units in 

the Development Plan have been platted. This condition exists when the infrastructure program is financed prior to any 

development. In the undeveloped state all of the lands within AA2 receive benefit from the Assessment Area Two Project 

and all of the assessable land within AA2 would be assessed to repay the Bond. While the land is in an “undeveloped 

state,” special assessments will be assigned on an equal acre basis across all of the gross acreage within AA2.  Debt will 

not be solely assigned to parcels which have development rights, but will and may be assigned to undevelopable parcels 

to ensure integrity of development plans, rights and entitlements. 

The second condition is “on-going development”. At this point, if not already in place, the installation of 

infrastructure has begun. Additionally, the Development Plan has started to take shape. As lands subject to special 

assessments are platted and fully-developed, they are assigned specific assessments in relation to the estimated benefit 

that each platted unit receives from the CIP, with the balance of the debt assigned on a per acre basis as described in the 

preceding paragraph. Therefore, each fully-developed, platted unit would be assigned a Maximum Assessment pursuant 

to its Product Type classification as set forth in Table 6. It is not contemplated that any unassigned debt would remain 
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once all of the lots associated with the improvements are platted and fully-developed; if such a condition was to occur; 

the true-up provisions within this Report would be applicable. 

The third condition is the “completed development state.” In this condition the entire Development Plan for AA2 

has been platted and the total par value of the Bonds has been assigned as specific assessments to each of the platted lots 

within AA2. 

IX. FINANCING INFORMATION 

The District will finance the CIP through the issuance of the Bonds secured by benefiting properties within AA2. 

A number of items will comprise the bond sizing such as capitalized interest, a debt service reserve, issuance costs and 

rounding as shown on Table 5. The Underwriter has provided factors utilized in this assumption and are conservative in 

an effort to identify the Maximum Assessment and capacity for special assessment liens anticipated with future bond 

issuances. 

X. TRUE-UP MODIFICATION 

During the construction period of Assessment Area Two of development, it is possible that the number of 

residential units built may change, thereby necessitating a modification to the per unit allocation of special assessment 

principal. In order to ensure the District’s debt does not build up on the unplatted developable land, the District shall 

apply the following test as outlined within this “true-up methodology.” 

The debt per acre remaining on the unplatted land within AA2 may not increase above its ceiling debt per acre. 

The ceiling level of debt per developable acre is calculated as the total amount of debt for each Bond issue divided by the 

number of developable acres for such phase. Thus, every time the test is applied, the debt encumbering the remaining 

undivided land must remain equal to or lower than the ceiling level of debt per developable acre. If the debt per gross acre 

is found to be above the established maximum, the District would require a density reduction payment in an amount 

sufficient to reduce the remaining debt per acre to the ceiling amount based on the schedule found in Exhibit A, the 

Preliminary Assessment Roll, which amount will include accrued interest to the first interest payment date on the Bonds 

which occurs at least 45 days following such debt reduction payment. 

True-up tests shall be performed upon the recording of each plat submitted to subdivide developed lands within 

AA2. If upon the completion of any true-up analyses it is found the debt per acre exceeds the established maximum 

ceiling debt per gross acre, or there is not sufficient development potential in the remaining acreage of AA2 to produce 

the EAU densities required to adequately service the Bond debt, the District shall require the immediate remittance of a 

density reduction payment, plus accrued interest as applicable, in an amount sufficient to reduce the remaining debt per 

assessable acre to the ceiling amount per acre and to allow the remaining acreage to adequately service Bond debt upon 

development. The final test shall be applied at the platting of 100% of the development units within AA2. 
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True-up payment requirements may be suspended if the landowner can demonstrate, to the reasonable 

satisfaction of the District, that there is sufficient development potential in the remaining acreage within AA2 to produce 

the densities required to adequately service Bond debt. The Developer and District will enter into a true-up agreement to 

evidence the obligations described in this section. 

All assessments levied run with the land and it is the responsibility of the District to enforce the true-up 

provisions and collect any required true-up payments due. The District will not release any liens on property for which 

true-up payments are due, until provision for such payment has been satisfactorily made. 

XI. ADDITIONAL STIPULATIONS 

Meritus Districts was retained by the District to prepare a methodology to fairly allocate the special assessments 

related to the Districts CIP. Certain financing, development and engineering data was provided by members of District 

Staff and/or the Developer. The allocation Methodology described herein was based on information provided by those 

professionals. Meritus Districts makes no representations regarding said information transactions beyond restatement of 

the factual information necessary for compilation of this report. For additional information on the Bond structure and 

related items, please refer to the Offering Statement associated with this transaction. 

Meritus Districts does not represent the District as a Municipal Advisor or Securities Broker nor is Meritus 

Districts registered to provide such services as described in Section 15B of the Securities and Exchange Act of 1934, as 

amended. Similarly, Meritus Districts does not provide the District with financial advisory services or offer investment 

advice in any form. 
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TABLE 1

Villa 35' 35 100 0.875 87.50

Single Family  40' 40 173 1.000 173.00

Single Family  50' 50 216 1.250 270.00

TOTAL 489 530.50

Villa 35' 35 184 0.875 161.00

Single Family  40' 40 118 1.000 118.00

Single Family  50' 50 41 1.250 51.25

TOTAL 343 330.25

PER UNIT 

EAU ( 1)

TOTAL 

EAUs

(2) Any development plan changes will require recalculations pursuant to the true-up provisions

     within this Report.

( 1) EAU factors assigned based on Product Type as identified by district engineer and do not 

      reflect front footage of planned lots. Developer has informaed the District of an updated

      development plan as reflected in this report.

CYPRESS PRESERVE

COMMUNITY DEVELOPMENT DISTRICT

PLANNED DEVELOPMENT PROGRAM

PRODUCT LOT SIZE
PER UNIT 

EAU ( 1)

TOTAL 

EAUs
UNITS

ASSESSMENT AREA TWO

ASSESSMENT AREA ONE

PRODUCT LOT SIZE UNITS
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TABLE 2

PHASE II 

UNIQUE AA2

MASTER/ 

COMMON 

AA2  TOTAL

Engineering Design, Permitting, Surveying, Testing $394,177 $0 $394,177

Earthwork $1,913,289 $0 $1,913,289

Storm Water Management $930,610 $0 $930,610

Roads $1,483,068 $0 $1,483,068

Off-Site Improvements $0 $0 $0

Potable Water & Fire $483,778 $0 $483,778

Sanitary Sewer $461,769 $359,105 $820,874

Reclaimed Water $243,401 $0 $243,401

Recreational/Amenity $0 $0 $0

Landscaping/Irrigation/Hardscape $732,650 $0 $732,650

Environmental Mitigation Area $0 $0 $0

Permit Fees and Impact Fees $1,447,989 $0 $1,447,989

Contingency $1,297,114 $0 $1,297,114

$9,387,845 $359,105 $9,746,950

Table 2 Notations:

Cost based on values provided within the March 27th, 2019 Engineer's Report.

CYPRESS PRESERVE
COMMUNITY DEVELOPMENT DISTRICT

BUILDOUT COMMUNITY DEVELOPMENT PROGRAM COSTS

ITEM

COMBINED ASSESSMENT AREA TWO
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TABLE 3

$9,746,950

330.25

$29,514

Table 3 Notations:

TOTAL COST/BENEFIT

1) Benefit is equal to or greater than cost as assigned per Equivalent 

Assessment Unit ("EAU") as described above.

DEVELOPMENT PROGRAM COST/BENEFIT ANALYSIS

PROJECT COSTS

TOTAL PROGRAM EAUS

TABLE 4

PRODUCT 

TYPE

EAU 

FACTOR

PRODUCT 

COUNT

EAUs

PER 

PRODUCT 

TYPE

PER PRODUCT 

UNIT

Villa 35' 0.875 184 161.00 $14,388 $78.20

Single Family  40' 1.000 118 118.00 $10,545 $89.37

Single Family  50' 1.250 41 51.25 $4,580 $111.71

343 330.25 $29,514

Table 4 Notations:

1) Table 4 determines only the anticipated construction cost, net of finance and other related costs.

DEVELOPMENT PROGRAM   *NET* COST/BENEFIT ANALYSIS

NET BENEFIT
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TABLE 5

Coupon Rate 
(1)

4.06%

Term (Years) 30

Principal Amortization Installments 30

ISSUE SIZE $6,635,000

Construction Fund $5,662,456

Capitalized Interest (Months)(2) 10 $228,031

Debt Service Reserve Fund 100% $388,131

Underwriter's Discount 2.00% $132,700

Cost of Issuance $168,845

Original Issue Discount $54,837

ANNUAL ASSESSMENT 

Annual Debt Service (Principal plus Interest) $388,374

Collection Costs and Discounts @ 2.00% $7,926

TOTAL ANNUAL ASSESSMENT $396,300

  ( 1) Based on conservative interest rate, subject to change based on market conditions.

  ( 2) Based on capitalized interest 10 months.

FINANCING INFORMATION - FINANCING INFORMATION BOND SERIES

CYPRESS PRESERVE
COMMUNITY DEVELOPMENT DISTRICT

CDD ASSESSMENT ANALYSIS
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TABLE 6

Villa 35' 0.875 161.00 48.75% 184 $3,234,625 $193,200 $17,579 $1,050

Single Family  40' 1.000 118.00 35.73% 118 $2,370,719 $141,600 $20,091 $1,200

Single Family  50' 1.250 51.25 15.52% 41 $1,029,656 $61,500 $25,114 $1,500

TOTAL 330.25 100.00% 343 6,635,000 396,300

(2) Includes principal, interest and collection costs. Does not include early payment discount.

CYPRESS PRESERVE

COMMUNITY DEVELOPMENT DISTRICT

CDD ASSESSMENT ANALYSIS

 ALLOCATION METHODOLOGY - SERIES 2019 LONG TERM BONDS ( 1)

PRODUCT TYPE PER UNIT
ANNUAL 

ASSMT. ( 2)

TOTAL 

PRINCIPAL

ANNUAL 

ASSMT. ( 2)

(1) Allocation of total bond principal (i.e., assessment) based on equivalent assessment units. Individual principal and interest assessments calculated on a per

unit basis. 10 month Capitalized Interest Period.

PRODUCT
PER UNIT 

EAU

TOTAL 

EAUs

% OF 

EAUs
UNITS

TOTAL 

PRINCIPAL

TOTAL ASSESSMENT:

ANNUAL ASSESSMENT: (30 Installments)

TOTAL GROSS ASSESSABLE ACRES +/-: 166.47

TOTAL ASSESSMENT PER ASSESSABLE GROSS ACRE: $39,857.03

ANNUAL ASSESSMENT PER GROSS ASSESSABLE ACRE: $2,333.00 (30 Installments)

Gross Unplatted Total Total

Assessable Acres PAR Debt Annual 

Cypress Preserve 841, LLC 166.47 $6,635,000.00 $388,374.00

3658 Erindale Drive

Valrico, FL 33596-6311

Tampa, FL 33609

Totals: 166.47 $6,635,000.00 $388,374.00

PER PARCEL ASSESSMENTS

Landowner Name, Hillsborough County Folio ID & Address

EXHIBIT A

The maximum par amount of Bonds that may be borrowed by the District to pay for the public capital infrastructure improvements is $6,635,000.00 payable in 

30 annual installments of principal of $2,333.00 per gross acre.  The maximum par debt is $39,857.03 per gross acre and is outlined below.

Prior to platting, the debt associated with the Capital Improvement Plan will initially be allocated on a per acre basis within the District.  Upon platting, the 

principal and long term assessment levied on each benefited property will be allocated to platted lots and developed units in accordance with this Report.

ASSESSMENT ROLL

$6,635,000.00

$388,374.00
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EXHIBIT B 

CDD Boundary Legal Description of Assessment Area Two. 
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CYPRESS PRESERVE 
COMMUNITY DEVELOPMENT DISTRICT 

 

November 5, 2019 Minutes of the Regular Meeting 1 
2 

Minutes of the Regular Meeting 3 
4 

The Regular Meeting of the Board of Supervisors for the Cypress Preserve Community 5 
Development District was held on Tuesday, November 5, 2019 at 2:30 p.m. at The Land O’ 6 
Lakes Branch Library, located at 2818 Collier Parkway, Land O’ Lakes, FL 34639. 7 

8 
9 

1. CALL TO ORDER/ROLL CALL10 
11 

Gene Roberts called the Regular Meeting of the Cypress Preserve Community Development 12 
District to order on Tuesday, November 5, 2019 at 2:30 p.m. 13 

14 
Board Members Present and Constituting a Quorum: 15 
Brian Howell Chair 16 
Eric Davidson  Vice Chair 17 
Kathy Swanson Supervisor 18 

19 
Staff Members Present: 20 
Gene Roberts District Manager, Meritus 21 
Penny Clark RIPA  22 

23 
There were six residents in attendance. 24 

25 
26 

2. AUDIENCE QUESTIONS AND COMMENTS ON AGENDA ITEMS27 
28 

There were no audience questions or comments on the agenda items. 29 
30 
31 

3. VENDOR/STAFF REPORTS32 
A. District Counsel33 
B. District Engineer34 

35 
There were no updates from Counsel or the Engineer at this time. 36 

37 
C. District Manager38 

i. Community Inspection Reports39 
40 

The Board reviewed the community inspection reports.  41 
42 
43 

4. BUSINESS ITEMS44 
A. Consideration of Resolution 2020-02; Amending FY 2020 Budget45 

46 
Mr. Roberts and Supervisor Howell went over the resolution with the Board.  47 

48 

DRAFT
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CYPRESS PRESERVE COMMUNITY DEVELOPMENT DISTRICT 
Minutes of the Regular Meeting 

November 5, 2019 
Page 2 

 

MOTION TO: Approve Resolution 2020-02.   49 
MADE BY:  Supervisor Howell 50 
SECONDED BY: Supervisor Swanson 51 
DISCUSSION: None further 52 
RESULT:  Called to Vote:  Motion PASSED 53 
   3/0 - Motion Passed Unanimously 54 

 55 
B.  Discussion on Landscape Proposal 56 

 57 
Ms. Clark went over the landscape proposal with the Board.  58 
 59 

MOTION TO: Approve the Cornerstone landscape proposal for 60 
$5,643.  61 

MADE BY:  Supervisor Howell 62 
SECONDED BY: Supervisor Davidson 63 
DISCUSSION: None further 64 
RESULT:  Called to Vote:  Motion PASSED 65 
   3/0 - Motion Passed Unanimously 66 

 67 
C.  Discussion on Weekly Incident Reports from Amenity Security  68 

 69 
Mr. Roberts reviewed that Supervisor Swanson asked if the security company can provide a 70 
weekly incident report. He spoke with the owner of the company, and they will begin providing 71 
the weekly reports starting with the current week. Mr. Roberts stated that he will also add 72 
Supervisor Swanson to the trespassing agreement with PCSO. 73 
 74 

D.  Discussion on Holiday Decorations  75 
 76 
Mr. Roberts went over that $500 was approved for Christmas decorations. The invoices will be 77 
submitted to Mr. Roberts. A storage shed should be budged for next year.  78 
 79 

E.  General Matters of the District  80 
 81 
 82 

5. CONSENT AGENDA 83 
A.  Consideration of Board of Supervisors Public Hearing & Regular Meeting 84 
Minutes October 1, 2019 85 
B.  Consideration of Operations and Maintenance Expenditures September 2019 86 
C.  Review of Financial Statements Month Ending September 30, 2019 87 

 88 
The Board reviewed Consent Agenda items.  89 
 90 

DRAFT
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CYPRESS PRESERVE COMMUNITY DEVELOPMENT DISTRICT 
Minutes of the Regular Meeting 

November 5, 2019 
Page 3 

 

MOTION TO: Approve the Consent Agenda items.  91 
MADE BY:  Supervisor Howell 92 
SECONDED BY: Supervisor Swanson 93 
DISCUSSION: None further 94 
RESULT:  Called to Vote:  Motion PASSED 95 
   3/0 - Motion Passed Unanimously 96 

 97 
 98 

6. SUPERVISOR REQUESTS 99 
 100 
There were no supervisor requests. The Board decided to cancel the December meeting.  101 

 102 
 103 

7. AUDIENCE QUESTIONS, COMMENTS AND DISCUSSION  104 
 105 
A resident had a question regarding a carpenter; Supervisor Swanson will assist her. There was 106 
also a question about the CDD increase and a comment about the landscaping vendor 107 
discharging the mowing clippings into the pond. 108 
 109 
 110 

8. ADJOURNMENT 111 
 112 

MOTION TO: Adjourn at 3:00 p.m.  113 
MADE BY:  Supervisor Howell 114 
SECONDED BY: Supervisor Davidson 115 
DISCUSSION: None further 116 
RESULT:  Called to Vote:  Motion PASSED 117 
   3/0 - Motion Passed Unanimously 118 

 119 
120 

DRAFT
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CYPRESS PRESERVE COMMUNITY DEVELOPMENT DISTRICT 
Minutes of the Regular Meeting 

November 5, 2019 
Page 4 

 

 
 
 
 
 
 
 
 
 
 

Official District Seal 

*Please note the entire meeting is available on disc. 121 
 122 
*These minutes were done in summary format. 123 
 124 
*Each person who decides to appeal any decision made by the Board with respect to any matter 125 
considered at the meeting is advised that person may need to ensure that a verbatim record of 126 
the proceedings is made, including the testimony and evidence upon which such appeal is to be 127 
based. 128 
 129 
Meeting minutes were approved at a meeting by vote of the Board of Supervisors at a publicly 130 
noticed meeting held on ________________________. 131 
 132 
 133 
             134 
Signature      Signature 135 
 136 
             137 
Printed Name      Printed Name 138 
 139 
Title:       Title:     140 
□ Secretary      □ Chairman 141 
□ Assistant Secretary     □ Vice Chairman 142 
 143 
 144 
 145 
       146 
      Recorded by Records Administrator 147 
       148 
 149 
            150 
      Signature 151 
 152 
          153 
      Date 154 

DRAFT
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 October--2019 Meeting 

Cypress Preserve Community Development District 

Summary of Operations and Maintenance Invoices 

 

Vendor 

Invoice/Account 

Number 

 

Amount 

Vendor  

Total 

 

Comments/Description 
 

 

  

  
 

Cornerstone 10 100183 $ 793.00  Lawn Maintenance - September 
 

Cornerstone 10 100185 $ 3,908.33 $ 4,701.33 Lawn Maintenance - September 
 

  
 

Meritus Districts 9316 $ 2,973.00  Management Services - October 
 

  
 

Suncoast Pool Service 5483 $ 1,050.00  Swimming Pool Service - August 
 

Suncoast Pool Service 5644 $ 1,050.00 $ 2,100.00 Swimming Pool Service - October 
 

  
 

Monthly Contract Sub-Total  $ 9,774.33   

 
 

  

Egis 9703 $ 5,125.00  Insurance - 10/01/19-10/01/20 
 

Grau and Associates 18690 $ 500.00  FY19 Audit - 09/30/19 
 

Meritus 9358 $ 4,200.00  FY19 Series 2017 Dissemination Services - 

10/01/19 
 

Straley Robin Vericker 17571 $ 285.85  Professional Services - General - thru 

10/15/19 
 

Variable Contract Sub-Total  $ 10,110.85   

 
 

  

Pasco County Utilities 12530709 $ 1,226.05  Water Service - thru 09/23/19 
 

Spectrum 084742901100219 $ 114.98  Internet Service - thru 10/31/19 
 

Waste Connections of Florida 4264884 $ 52.00  Waste Service - October 
 

  
 

Withlacoochee River Electric 2039647 100419 $ 34.19  Electric Service - thru 10/01/19 
 

Withlacoochee River Electric 2039650 100419 $ 38.12  Electric Service - thru 10/01/19 
 

Withlacoochee River Electric 2044854 100419 $ 1,184.64 $ 1,256.95 Electric Service - thru 10/01/19 
 

  
 

Utilities Sub-Total  $ 2,649.98   

 
 

  

DEO 74688 $ 175.00  Special District Fee - 10/01/19 

Monthly Contract     

Variable Contract     

Utilities     

Regular Services     
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 October--2019 Meeting 

Cypress Preserve Community Development District 

Summary of Operations and Maintenance Invoices 

 

Vendor 

Invoice/Account 

Number 

 

Amount 

Vendor  

Total 

 

Comments/Description 
 

 

  
 

Security Elite Agency Inc. 924 $ 573.50  Security Service - thru 09/22/19 
 

Security Elite Agency Inc. 107 $ 1,036.00  Security Service - thru 10/06/19 
 

Security Elite Agency Inc. 122 $ 1,036.00 $ 2,645.50 Security Service - thru 10/20/19 
 

  
 

Spearem Enterprises, LLC 4021 $ 396.00  Weekly Cleaning Service - thru 10/07/19 
 

  
 

Supervisor: Brian Howell BH100119 $ 200.00  Supervisor Fee - 10/01/19 
 

Supervisor: Kathleen Swanson KS100119 $ 200.00 $ 400.00 Supervisor Fee - 10/01/19 
 

  
 

Tampa Bay Times 17589 092019 $ 114.80  Meeting Schedule - 09/20/19 
 

Regular Services Sub-Total  $ 3,731.30   

 
 

  

AKCA, Inc 8439 $ 2,200.00  Speed Bumps - 10/16/19 
 

Cornerstone 10 10029 $ 75.00  Irrigation Service Call - 09/05/19 
 

Meritus 9380 $ 9,000.00  FY19 Series 2017 Construction Accounting 

Services - 10/01/19 
 

Meritus Districts 9437 $ 8.55  Express Shipping - 09/30/19 
 

  

 

Southern Automated Access Services, 

Inc 

6947 $ 502.00  Gate Cards - 10/14/19 

 

Southern Automated Access Services, 

Inc 

6998 $ 28.95 $ 530.95 Cellular Usage - 10/22/19 

 

  
 

Spearem Enterprises, LLC 4005 $ 80.00  Reinstall Speed Limit Sign - 09/25/19 
 

Spearem Enterprises, LLC 4009 $ 60.00  Restock Toilet Paper - 09/25/19 
 

Spearem Enterprises, LLC 4015 $ 750.00  Pressure Wash Pool Deck - 10/03/19 
 

Spearem Enterprises, LLC 4031 $ 250.00 $ 1,140.00 Replaced Sink & Parts - 10/24/19 
 

  
 

Additional Services Sub-Total  $ 12,954.50   

 
 

TOTAL: $ 39,220.96   

Additional Services     
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 October--2019 Meeting 

Cypress Preserve Community Development District 

Summary of Operations and Maintenance Invoices 

 

Vendor 

Invoice/Account 

Number 

 

Amount 

Vendor  

Total 

 

Comments/Description 
 

 

Approved (with any necessary revisions noted): 

 

 

Signature        Printed Name 

 

Title (check one): 

[ ] Chairman  [ ] Vice Chairman  [ ] Assistant Secretary 
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 November--2019 Meeting 

Cypress Preserve Community Development District 

Summary of Operations and Maintenance Invoices 

 

Vendor 

Invoice/Account 

Number 

 

Amount 

Vendor  

Total 

 

Comments/Description 
 

 

  

American Ecosystems, Inc. 1911102 $ 505.00  Water Management Treatment - November 
 

  
 

Cornerstone 10 101016 $ 793.00  Lawn Maintenance - October 
 

Cornerstone 10 101018 $ 3,908.33  Lawn Maintenance - October 
 

Cornerstone 10 101306 $ 3,908.33  Lawn Maintenance - November 
 

Cornerstone 10 101312 $ 793.00 $ 9,402.66 Lawn Maintenance - November 
 

  
 

Meritus Districts 9402 $ 2,942.89  Management Services - November 
 

Suncoast Pool Service 5723 $ 1,050.00  Swimming Pool Service - November 
 

Monthly Contract Sub-Total  $ 13,900.55   

 
 

  

Grau and Associates GA093019 $ 23.00  Audit Confirmation - 09/30/19 
 

Variable Contract Sub-Total  $ 23.00   

 
 

  

  
 

Pasco County Utilities 12616375 $ 28.60  Reclaim Water Service - thru 09/27/19 
 

Pasco County Utilities 12616397 $ 434.85  Reclaim Water Service - thru 09/27/19 
 

Pasco County Utilities 12669264 $ 502.72 $ 966.17 Water Service - thru 10/22/19 
 

  

 

Spectrum 084742901110219 $ 114.98  Internet Service - thru 11/30/19 
 

Waste Connections of Florida 4321151 $ 52.00  Waste Service - November 
 

  
 

Withlacoochee River Electric 2039647 110519 $ 39.10  Electric Service - thru 10/31/19 
 

Withlacoochee River Electric 2039650 110519 $ 43.23  Electric Service - thru 10/31/19 
 

Withlacoochee River Electric 2044854 110519 $ 1,375.85 $ 1,458.18 Electric Service - thru 10/31/19 
 

  
 

Utilities Sub-Total  $ 2,591.33   

 
 

  

Security Elite Agency 1105 $ 1,036.00  Security Service - 10/21/19-11/04/19 
 

Monthly Contract     

Variable Contract     

Utilities     

Regular Services     
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 November--2019 Meeting 

Cypress Preserve Community Development District 

Summary of Operations and Maintenance Invoices 

 

Vendor 

Invoice/Account 

Number 

 

Amount 

Vendor  

Total 

 

Comments/Description 
 

Spearem Enterprises, LLC 4054 $ 396.00  Weekly Cleaning - thru 11/04/19 
 

  
 

Supervisor: Brian Howell JBH110519 $ 200.00  Supervisor Fee - 11/05/19 
 

Supervisor: Kathleen Swanson KS110519 $ 200.00 $ 400.00 Supervisor Fee - 11/05/19 
 

  

 

Regular Services Sub-Total  $ 1,832.00   

 
 

  

  
 

Atlantic TNG 01 1922 103119 $ 36,969.00  Construction Invoices - 10/31/19 
 

Atlantic TNG 01 1922 111519 A $ 86,702.00 $ 123,671.00 Construction Invoices - 11/15/19 
 

  

 

Cornerstone 10 101180 $ 75.00  Repair Broken Line - 10/31/19 
 

Ecological Consultants, Inc. 11657 $ 3,750.00  Semi-Annual Monitoring - 11/07/19 
 

Ferguson 01 1922 002 OPO 1115 $ 49,515.55  Construction Invoices - 11/15/19 
 

  
 

Ripa 01 1922 092519 $ 313,139.70  Construction Invoices - 09/25/19 
 

Ripa 01 1922 101719 $ 596,776.80 $ 909,916.50 Construction Invoices - 10/17/19 
 

  
 

Southern Automated Access Services, 

Inc 

7116 $ 28.95  Cellular Usage - 11/20/19 

 

  
 

Spearem Enterprises, LLC 4040 $ 400.00  Pressure Wash Mail Pavilion - 11/05/19 
 

Spearem Enterprises, LLC 4043 $ 160.00  Change Lock - 11/05/19 
 

Spearem Enterprises, LLC 4057 $ 60.00  Replace Locks - 11/19/19 
 

Spearem Enterprises, LLC 4061 $ 72.00 $ 692.00 Toilet Paper & Towels - 11/26/19 
 

  
 

Additional Services Sub-Total  $ 1,087,649.00   

 
 

TOTAL: $ 1,105,995.88   

 

Approved (with any necessary revisions noted): 

 

 

Additional Services     

141



 November--2019 Meeting 

Cypress Preserve Community Development District 

Summary of Operations and Maintenance Invoices 

 

Vendor 

Invoice/Account 

Number 

 

Amount 

Vendor  

Total 

 

Comments/Description 
 

Signature        Printed Name 

 

Title (check one): 

[ ] Chairman  [ ] Vice Chairman  [ ] Assistant Secretary 
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Cypress Preserve 2B1,2B2, 3C

01-1922

Date: 11/15/2019

INVOICE SUMMARY

01-1922-001-OPO Cypress Preserve 2B1,2B2, 3C

VENDOR NAME: 

Invoice Number  Gross Amount           
w/o Tax  TAX SAVINGS  CREDIT DUE  Description 

126334 4,314.00$            258.84$                   4,572.84$              
126384 2,640.00$            158.40$                   2,798.40$              
126411 3,208.00$            192.48$                   3,400.48$              
126436 462.00$               27.72$                     489.72$                 
126310 4,207.00$            252.42$                   4,459.42$              
126169 1,500.00$            90.00$                     1,590.00$              
126477 (1,500.00)$           (90.00)$                    (1,590.00)$             
126035 3,121.00$            187.26$                   3,308.26$              
126056 2,576.00$            154.56$                   2,730.56$              
126057 2,406.00$            144.36$                   2,550.36$              
126079 3,279.00$            196.74$                   3,475.74$              
126104 3,495.00$            209.70$                   3,704.70$              
126106 3,165.00$            189.90$                   3,354.90$              
126121 3,923.00$            235.38$                   4,158.38$              
126122 2,429.00$            145.74$                   2,574.74$              
126230 1,756.00$            105.36$                   1,861.36$              
126233 3,443.00$            206.58$                   3,649.58$              
126248 3,515.00$            210.90$                   3,725.90$              
126249 3,126.00$            187.56$                   3,313.56$              
126250 842.00$               50.52$                     892.52$                 
126267 3,619.00$            217.14$                   3,836.14$              
126268 3,579.00$            214.74$                   3,793.74$              
126289 1,731.00$            103.86$                   1,834.86$              
126218 3,807.00$            228.42$                   4,035.42$              
126263 22,059.00$          1,323.54$                23,382.54$            

-$                       
Subtotal from additional page(s)

THIS INVOICE SUMMARY 

TOTAL 86,702.00$          5,202.12$                91,904.12$            

Summary

Original PO Amount 195,235.00$        
Increase/Decrease Change -$                     
Revised PO Amount 195,235.00$        
Total Previously Submitted Invoices 36,969.00$          Authorized Signature

Current Invoices Total (w/o tax) 86,702.00$          
Remaining Balance 71,564.00$          

Atlantic TNG

Subcontractor Name:

Ripa & Associates, LLC
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Cypress Preserve 2B1,2B2,3C

01-1922

Date: 11/15/2019

INVOICE SUMMARY

01-1922-002-OPO Cypress Preserve 2B1,2B2,3C

VENDOR NAME: 

Invoice Number  Gross Amount           
w/o Tax  TAX SAVINGS  CREDIT DUE  Description 

1781073 12,501.26$          750.08$                    13,251.34$             
1781074 20,301.68$          1,218.10$                 21,519.78$             

1781073-1 1,452.36$            87.14$                      1,539.50$               
1783212 9,282.01$            556.92$                    9,838.93$               
1783213 5,305.28$            318.32$                    5,623.60$               
1783281 1,252.16$            75.13$                      1,327.29$               

CM104836 (579.20)$              (34.75)$                     (613.95)$                 
-$                          -$                        
-$                          -$                        
-$                          -$                        
-$                          -$                        
-$                          -$                        
-$                          -$                        
-$                          -$                        
-$                          -$                        
-$                          -$                        
-$                          -$                        

50.00$                      50.00$                    
Subtotal from additional page(s)

THIS INVOICE SUMMARY 

TOTAL 49,515.55$          3,020.93$                 52,536.48$             

Summary

Original PO Amount 396,285.43$        
Increase/Decrease Change -$                     
Revised PO Amount 396,285.43$        
Total Previously Submitted Invoices -$                     Authorized Signature

Current Invoices Total (w/o tax) 49,515.55$          
Remaining Balance 346,769.88$        

Ferguson 

Subcontractor Name:

Ripa & Associates, LLC
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Meritus Districts  

2005 Pan Am Circle ~ Suite 300 ~ Tampa, Florida 33607 

Phone (813) 873-7300 ~ Fax (813) 873-7070 
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Cypress Preserve

Balance Sheet

As of 11/30/2019

(In Whole Numbers)

General Fund Series 2017
Debt Service Fund - 

- Series 2017
Capital Projects Fund 

Account Group
General Fixed Assets 

Debt
General Long-Term 

Total

Assets

Cash - Operating Account 236,334 0 0 0 0 236,334 

Investments - Revenue 2017 (2000) 0 144,967 0 0 0 144,967 

Investments - Interest 2017  (2001) 0 0 0 0 0 0 

Investments - Sinking 2017  (2002) 0 0 0 0 0 0 

Investments - Reserve 2017  (2003) 0 310,678 0 0 0 310,678 

Investments - Construction 2017  (2005) 0 0 463 0 0 463 

Accounts Receivable-Other 0 0 0 0 0 0 

Assessments Receivable - Off Roll 0 0 0 0 0 0 

Due From Debt Service Fund 0 0 0 0 0 0 

Due from Developer 0 0 0 0 0 0 

Prepaid Items 0 0 0 0 0 0 

Prepaid General Liability Insurance 0 0 0 0 0 0 

Prepaid Professional Liability 0 0 0 0 0 0 

Prepaid Trustee Fees 0 0 0 0 0 0 

Deposits 7,635 0 0 0 0 7,635 

Construction Work In Progress 0 0 0 8,581,861 0 8,581,861 

Amount Available-Debt Service 0 0 0 0 384,198 384,198 

Amount To Be Provided-Debt Service 0 0 0 0 9,085,802 9,085,802 

Other 0 0 0 0 0 0 

Total Assets 243,969 455,645 463 8,581,861 9,470,000 18,751,938 

Liabilities

Accounts Payable 75,481 0 0 0 0 75,481 

Accounts Payable - Other 0 0 0 0 0 0 

Due to Developer 0 0 0 0 0 0 

Due To General Fund 0 0 0 0 0 0 

Due to Debt Service 124,164 0 0 0 0 124,164 

Accrued Expenses Payable 0 0 0 0 0 0 

Deferred Revenue 0 0 0 0 0 0 

Revenue Bonds Payable-2017 0 0 0 0 9,470,000 9,470,000 

Total Liabilities 199,646 0 0 0 9,470,000 9,669,646 

Fund Equity & Other Credits

Fund Balance-All Other Reserves 0 384,198 461 0 0 384,659 

Fund Balance-Unreserved (0) 0 0 0 0 (0)

Investment In General Fixed Assets 0 0 0 8,581,861 0 8,581,861 

Other 44,324 71,447 1 0 0 115,772 

Total Fund Equity & Other Credits 44,324 455,645 463 8,581,861 0 9,082,292 

Total Liabilities & Fund Equity 243,969 455,645 463 8,581,861 9,470,000 18,751,938 
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Cypress Preserve

Statement of Revenues & Expenditures

001 - General Fund

From 10/1/2019 Through 11/30/2019

(In Whole Numbers)

Original
Total Budget - 

Current Period Actual Variance - Original
Total Budget 

Remaining - Original
Percent Total Budget 

Revenues

Special Assessments - Service Charges

O&M Assessments - Tax Roll 176,578 72,538 (104,040) (59)%

O&M Assessments - Off Roll 133,347 0 (133,347) (100)%

Contributions & Donations From Private Sources

Developer Contributions 189,390 779,591 590,201 312 %

Other Miscellaneous Revenues

Miscellaneous 0 1,500 1,500 0 %

Total Revenues 499,315 853,629 354,314 71 %

Expenditures

Legislative

Supervisor Fees 0 800 (800) 0 %

Financial & Administrative

District Manager 42,500 5,667 36,833 87 %

District Engineer 5,000 0 5,000 100 %

Disclosure Report 8,400 0 8,400 100 %

Trustees Fees 8,500 1,046 7,454 88 %

Assessment Roll 150 0 150 100 %

Accounting Services 4,500 0 4,500 100 %

Auditing Services 6,500 0 6,500 100 %

Postage, Phone, Faxes, Copies 150 0 150 100 %

Public Officials Insurance 2,500 2,306 194 8 %

Legal Advertising 2,000 0 2,000 100 %

Bank Fees 275 15 260 95 %

Dues, Licenses & Fees 175 175 0 0 %

Office Supplies 500 0 500 100 %

Website Administration 1,500 200 1,300 87 %

Legal Counsel

District Counsel 10,000 471 9,529 95 %

Utility Services

Street Lights 74,790 36 74,754 100 %

Other Electric Services 15,000 1,460 13,540 90 %

Potable Water Utility Services 5,000 369 4,631 93 %

Other Physical Environment

Waterway Management System 22,000 4,255 17,745 81 %

General Liability & Property Casualty Insurance 15,000 2,819 12,181 81 %

Landscape Maintenance 211,250 9,478 201,772 96 %

Miscellaneous Repairs & Maintenance 15,000 2,200 12,800 85 %

Hardscape Maintenance 7,500 0 7,500 100 %

Plant Replacement Program 10,000 0 10,000 100 %

Capital Improvements 0 769,963 (769,963) 0 %

Road & Street Facilities

Sidewalk & Pavement Repairs 1,000 0 1,000 100 %

Parks & Recreation

Cabana Janitorial & Cleaning 5,000 1,614 3,386 68 %

Recreation Facility Maintenance 2,000 1,196 804 40 %

Recreation Equipment Maintenance 2,500 60 2,440 98 %

Pool Operations & Maintenance 15,000 2,660 12,340 82 %

Security System 5,625 2,516 3,109 55 %

Total Expenditures 499,315 809,305 (309,990) (62)%

Excess of Revenues Over (Under) Expenditures 0 44,324 44,324 0 %

Fund Balance, Beginning of Period

0 (0) (0) 0 %
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Cypress Preserve

Statement of Revenues & Expenditures

001 - General Fund

From 10/1/2019 Through 11/30/2019

(In Whole Numbers)

Original
Total Budget - 

Current Period Actual Variance - Original
Total Budget 

Remaining - Original
Percent Total Budget 

Fund Balance, End of Period 0 44,324 44,324 0 %
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Cypress Preserve

Statement of Revenues & Expenditures

200 - Debt Service Fund - Series 2017

From 10/1/2019 Through 11/30/2019

(In Whole Numbers)

Original
Total Budget - 

Current Period Actual Variance - Original
Total Budget 

Remaining - Original
Percent Total Budget 

Revenues

Special Assessments - Capital Improvements

DS Assessments - Tax Roll 617,388 144,447 (472,941) (77)%

DS Assessments - Developer 0 315,058 315,058 0 %

Interest Earnings

Interest Earnings 0 1,037 1,037 0 %

Total Revenues 617,388 460,541 (156,847) (25)%

Expenditures

Debt Service Payments

Interest Payments 452,388 229,094 223,294 49 %

Principal Payments 165,000 160,000 5,000 3 %

Total Expenditures 617,388 389,094 228,294 37 %

Excess of Revenues Over (Under) Expenditures 0 71,447 71,447 0 %

Fund Balance, Beginning of Period

0 384,198 384,198 0 %

Fund Balance, End of Period 0 455,645 455,645 0 %
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Cypress Preserve

Statement of Revenues & Expenditures

300 - Capital Projects Fund - Series 2017

From 10/1/2019 Through 11/30/2019

(In Whole Numbers)

Original
Total Budget - 

Current Period Actual Variance - Original
Total Budget 

Remaining - Original
Percent Total Budget 

Revenues

Interest Earnings

Interest Earnings 0 1 1 0 %

Total Revenues 0 1 1 0 %

Excess of Revenues Over (Under) Expenditures 0 1 1 0 %

Fund Balance, Beginning of Period

0 461 461 0 %

Fund Balance, End of Period 0 463 463 0 %
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Cypress Preserve

Statement of Revenues & Expenditures

900 - General Fixed Assets Account Group

From 10/1/2019 Through 11/30/2019

(In Whole Numbers)

Original
Total Budget - 

Current Period Actual Variance - Original
Total Budget 

Remaining - Original
Percent Total Budget 

Fund Balance, Beginning of Period

Investment In General Fixed Assets

0 8,581,861 8,581,861 0 %

Total Fund Balance, Beginning of Period 0 8,581,861 8,581,861 0 %

Fund Balance, End of Period 0 8,581,861 8,581,861 0 %
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Cypress Preserve

Reconcile Cash Accounts

Summary

Cash Account: 10101 Cash - Operating Account

Reconciliation ID: 11/30/19

Reconciliation Date: 11/30/2019

Status: Locked

Bank Balance 333,082.78 

Less Outstanding Checks/Vouchers 156,499.85 

Plus Deposits in Transit 59,751.37 

Plus or Minus Other Cash Items 0.00 

Plus or Minus Suspense Items 0.00 

Reconciled Bank Balance 236,334.30 

Balance Per Books 236,334.30 

Unreconciled Difference 0.00 

Click the Next Page toolbar button to view details.
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Cypress Preserve

Reconcile Cash Accounts

Detail

Cash Account: 10101 Cash - Operating Account

Reconciliation ID: 11/30/19

Reconciliation Date: 11/30/2019

Status: Locked

Outstanding Checks/Vouchers

Document Number Document Date Document Description Document Amount Payee

1540 11/20/2019 Series 2017 FY20 Tax Dist ID 
274

5,116.08 Cypress Preserve CDD

1541 11/25/2019 System Generated 
Check/Voucher

86,702.00 Atlantic TNG, LLC

1542 11/25/2019 System Generated 
Check/Voucher

49,515.55 Ferguson Waterworks

1545 11/27/2019 Series 2017 FY20 Tax Dist ID 
275

15,166.22 Cypress Preserve CDD

Outstanding Checks/Vouchers 156,499.85 
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Cypress Preserve

Reconcile Cash Accounts

Detail

Cash Account: 10101 Cash - Operating Account

Reconciliation ID: 11/30/19

Reconciliation Date: 11/30/2019

Status: Locked

Outstanding Deposits

Deposit Number Document Number Document Date Document Description Document Amount

044303 11/21/2019 Tax Distribution - 11.21.19 22,782.37 

1353 11/25/2019 Developer Funding Cap Imp - 
11.25.19

36,969.00 

Outstanding Deposits 59,751.37 
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Cypress Preserve

Reconcile Cash Accounts

Detail

Cash Account: 10101 Cash - Operating Account

Reconciliation ID: 11/30/19

Reconciliation Date: 11/30/2019

Status: Locked

Cleared Checks/Vouchers

Document Number Document Date Document Description Document Amount Payee

1509 10/24/2019 System Generated 
Check/Voucher

175.00 Florida Department of 
Economic Opportunity

1514 10/24/2019 System Generated 
Check/Voucher

1,147.00 Security Elite Agency, Inc.

1518 10/24/2019 System Generated 
Check/Voucher

173.80 Straley Robin Vericker

1522 11/1/2019 System Generated 
Check/Voucher

573.50 Security Elite Agency, Inc.

1523 11/1/2019 System Generated 
Check/Voucher

28.95 Southern Automated Access 
Services, Inc

1524 11/1/2019 System Generated 
Check/Voucher

140.00 Spearem Enterprises, LLC

1525 11/1/2019 System Generated 
Check/Voucher

2,100.00 Suncoast Pool Service

1526 11/7/2019 System Generated 
Check/Voucher

505.00 American Ecosystems, Inc.

1527 11/7/2019 System Generated 
Check/Voucher

500.00 Grau and Associates

1528 11/7/2019 System Generated 
Check/Voucher

200.00 James B. Howell

1529 11/7/2019 System Generated 
Check/Voucher

200.00 Kathleen Casey Swanson

1530 11/7/2019 System Generated 
Check/Voucher

463.45 Pasco County Utilities

1531 11/7/2019 System Generated 
Check/Voucher

750.00 Spearem Enterprises, LLC

1532 11/7/2019 System Generated 
Check/Voucher

4,776.33 Tree Farm 2, Inc. DBA 
Cornerstone Solutions Group

1533 11/7/2019 System Generated 
Check/Voucher

52.00 Waste Connections of Florida

1534 11/14/2019 System Generated 
Check/Voucher

502.72 Pasco County Utilities

1535 11/14/2019 System Generated 
Check/Voucher

114.98 Bright House Networks

1536 11/14/2019 System Generated 
Check/Voucher

1,458.18 Withlacoochee River Electric 
Cooperative, Inc.

1537 11/21/2019 System Generated 
Check/Voucher

2,200.00 AKCA, Inc.

1538 11/21/2019 System Generated 
Check/Voucher

23.00 Grau and Associates

1539 11/21/2019 System Generated 
Check/Voucher

396.00 Spearem Enterprises, LLC

1543 11/25/2019 System Generated 
Check/Voucher

909,916.50 Ripa & Associates, LLC

Cleared Checks/Vouchers 926,396.41 
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Cypress Preserve

Reconcile Cash Accounts

Detail

Cash Account: 10101 Cash - Operating Account

Reconciliation ID: 11/30/19

Reconciliation Date: 11/30/2019

Status: Locked

Cleared Deposits

Deposit Number Document Number Document Date Document Description Document Amount

044227 11/14/2019 Tax Distribution - 11.14.19 7,685.27 

1347 11/19/2019 Developer Funding Cap Imp - 
11.19.19

1,046,134.05 

CR122 11/27/2019 Tax Distribution - 11.27.19 186,516.91 

Cleared Deposits 1,240,336.23 
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Site: Cypress Preserve

Date: 12/30/19

MAXIMUM CURRENT CURRENT
VALUE VALUE DEDUCTION

LANDSCAPE MAINTENANCE

TURF 5 4 -1 Fair

TURF FERTILITY 10 8 -2 Turf along Mossy Timber needs fertility

TURF EDGING 5 5 0 Good

WEED CONTROL - TURF AREAS 5 5 0 Good

TURF INSECT/DISEASE CONTROL 10 8 -2 A lot of fire ant mounds

PLANT FERTILITY 5 3 -2 Some are chlorotic

WEED CONTROL - BED AREAS 5 4 0 Some detailing needed

PLANT INSECT/DISEASE CONTROL 5 5 0 None observed

PRUNING 10 10 0 Ok

CLEANLINESS 5 5 0 OK

MULCHING 5 3 -2 Some areas need fresh mulch

WATER/IRRIGATION MGMT 8 8 0 OK

CARRYOVERS 5 4 -1 Plant fertility

SEASONAL COLOR/PERENNIAL MAINTENANCE

VIGOR/APPEARANCE 7 5 -2

INSECT/DISEASE CONTROL 7 7 0

DEADHEADING/PRUNING 3 3 0

SCORE 100 88 12 88%

Contractor Signature:

Manager's Signature: Gene Roberts

Meritus

MONTHLY LANDSCAPE MAINTENANCE INSPECTION GRADESHEET

REASON FOR DEDUCTION

Cypress Preserve Landscaping Inspection Gradesheet December Page 1
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                                                                            Cypress Preserve December 

 

 The residents did a good job with the Christmas decorations. 
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 The palm tree to the right of the amenity entrance appears to be declining. 
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      The playground area is in good condition. 

 

 There are several fire ants’ mounds throughout the community. 

 

 The turf along Mossy Timber is looking chlorotic. 
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         Most of the landscape beds are clean and weed free. 

 

 RIPA has installed new signs between Cypress Preserve and Asbel. 
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 The median at the entrance needs additional plant material. 

 

 All of the ponds need to be treated for an algae outbreak. 
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