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August 28, 2024 

Board of Supervisors 
Starling Community Development District 

Dear Board Members: 

The Board of Supervisors of the Starling Community Development District will hold a Public 
Hearing and Regular Meeting on September 4, 2024 at 10:30 a.m., at 23461 Collina Way, Port 
Charlotte, Florida 33980. The agenda is as follows: 

1. Call to Order/Roll Call 

2. Public Comments 

3. Administration of Oath of Office to Felipe Gonzalez (the following will be provided in a 
separate package) 

 A. Updates and Reminders: Ethics Training for Special District Supervisors and Form 
1 

 B. Membership, Obligation and Responsibilities 

 C. Guide to Sunshine Amendment and Code of Ethics for Public Officers and 
 Employees 

 D. Form 8B: Memorandum of Voting Conflict for County, Municipal and other Local 
Public Officers 

4. Ratification of Resolution 2024-31, Electing Certain Officers of the District, and Providing 
for an Effective Date 

5. Public Hearing to Consider the Adoption of an Assessment Roll and the Imposition of 
Special Assessments Relating to the Financing and Securing of Certain Public 
Improvements  

• Hear testimony from the affected property owners as to the propriety and 
advisability of making the improvements and funding them with special 
assessments on the property. 

• Thereafter, the governing authority shall meet as an equalizing board to hear any 
and all complaints as to the special assessments on a basis of justice and right. 

 A. Affidavit/Proof of Publication  

ATTENDEES: 
Please identify yourself each 
time you speak to facilitate 
accurate transcription of 
meeting minutes. 
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 B. Mailed Notice to Property Owner(s)  

 C. Master Engineer’s Report (for informational purposes) 

 D. Master Special Assessment Methodology Report (for informational purposes) 

 E. Consideration of Resolution 2024-37, Authorizing District Projects for 
Construction and/or Acquisition of Infrastructure Improvements; Equalizing, 
Approving, Confirming, and Levying Special Assessments on Property Specially 
Benefited by Such Projects to Pay the Cost Thereof; Providing for the Payment and 
the Collection of Such Special Assessments by the Methods Provided for by 
Chapters 170, 190, and 197, Florida Statutes; Confirming the District’s Intention 
to Issue Special Assessment Bonds; Making Provisions for Transfers of Real 
Property to Governmental Bodies; Providing for the Recording of an Assessment 
Notice; Providing for Severability, Conflicts and an Effective Date 

6. Consideration of Resolution 2024-38, Designating Dates, Times and Locations for Regular 
Meetings of the Board of Supervisors of the District for Fiscal Year 2024/2025 and 
Providing for an Effective Date 

7. Acceptance of Unaudited Financial Statements as of July 31, 2024 

8. Approval of August 7, 2024 Public Hearings, Regular Meeting and Audit Committee 
Meeting Minutes 

9. Staff Reports 

 A. District Counsel: Kutak Rock LLP 

 B. District Engineer: Atwell, LLC 

 C. District Manager: Wrathell, Hunt and Associates, LLC 

• NEXT MEETING DATE: TBD 

o QUORUM CHECK 

SEAT 1 FELIPE GONZALEZ  IN PERSON  PHONE  NO 

SEAT 2 RYAN FUTCH  IN PERSON  PHONE  NO 

SEAT 3 CHARLES COOK  IN PERSON  PHONE  NO 

SEAT 4 JARRET ENGLISH  IN PERSON  PHONE  NO 

SEAT 5 REBEKAH NORTON  IN PERSON  PHONE  NO 

10. Board Members’ Comments/Requests 

11. Public Comments  

□ □ □ 
□ □ □ 
□ □ □ 
□ □ □ 
□ □ □ 
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12. Adjournment 

If you should have any questions or concerns, please do not hesitate to contact me directly at 
(239) 464-7114. 

Sincerely, 

Chesley (Chuck) E Adams, Jr. 
District Manager 

FOR BOARD MEMBERS AND STAFF TO ATTEND BY TELEPHONE 
CALL-IN NUMBER: 1-888-354-0094 

PARTICIPANT PASSCODE: 229 774 8903 
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Kutak Rock LLP 

107 West College Avenue, Tallahassee, FL 32301 

850.692.7300 

MEMORANDUM 

To: Board of Supervisors 

From: District Counsel 

Date: January 1, 2024 

Subject: Ethics Training Requirements 

Beginning January 1, 2024, all Board Supervisors of Florida Community Development 

Districts will be required to complete four (4) hours of Ethics training each year. The four (4) hours 

must be allocated to the following categories: two (2) hours of Ethics Law, one (1) hour of 

Sunshine Law, and one (1) hour of Public Records law. 

This training may be completed online, and the four (4) hours do not have to be 

completed all at once. The Florida Commission on Ethics (“COE”) has compiled a list of 

resources for this training. An overview of the resources are described below, and links to the 

resources are included in this memo. 

Each year when Supervisors complete the required financial disclosure form (Form 1 

Statement of Financial Interests), Supervisors must mark a box confirming that he or she has 

completed the Ethics training requirements. At this time, there is no requirement to submit a 

certificate; however, the COE advises that Supervisors keep a record of all trainings completed 

(including date and time of completion), in the event Supervisors are ever asked to provide proof 

of completion. The training is a calendar year requirement and corresponds to the form year. So, 

Supervisors will not report their 2024 training until they fill out their Form 1 for the 2025 year. 

Free Training Options 

The Florida Commission on Ethics’ (“COE”) website has several free online resources 
and links to resources that Supervisors can access to complete the training requirements. Navigate 

to that page here: Florida Commission on Ethics Training. 1 Please note that the COE only 

provides free training for the two (2) hour Ethics portion of the annual training. However, the 

COE does provide links to free outside resources to complete the Sunshine and Public Records 

portion of the training. These links are included in this memorandum below for your ease of 

reference. 

1 https://ethics.state.fl.us/Training/Training.aspx 

https://ethics.state.fl.us/Training/Training.aspx
https://ethics.state.fl.us/Training/Training.aspx
https://ethics.state.fl.us/Training/Training.aspx
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Free Ethics Law Training 

The COE provides several videos for Ethics training, none of which are exactly two (2) hours 

in length. Please ensure you complete 120 minutes of Ethics training when choosing a 

combination of the below. 

State Ethics Laws for Constitutional Officers & Elected Municipal Officers (100 minutes) 

Click here: Kinetic Ethics 

Business and Employment Conflicts and Post-Public-Service (56 minutes) 

Restriction 

Click here: Business and Employment Conflicts 

Gifts (50 minutes) 

Click here: Ethics Laws Governing Acceptance of Gifts 

Voting Conflicts - Local Officers (58 minutes)1 

Click here: Voting Vertigo 

Free Sunshine/Public Records Law Training 

The Office of the Attorney General provides a two (2) hour online training course (audio 

only) that meets the requirements of the Sunshine Law and Public Records Law portion of 

Supervisors’ annual training. 
Click here to access: Public Meeting and Public Records Law 

Other Training Options 

4- Hour Course 

Some courses will provide a certificate upon completion (not required), like the one found from 

the Florida State University, Florida Institute of Government, linked here: 4-Hour Ethics 

Course. This course meets all the ethics training requirements for the year, including Sunshine 

Law and Public Records training. This course is currently $79.00  

CLE Course 

The COE’s website includes a link to the Florida Bar’s Continuing Legal Education online 
tutorial which also meets all the Ethics training requirements. However, this is a CLE course 

designed more specifically for attorneys. The 5 hours 18 minutes’ long course exceeds the 4-

hour requirement and its cost is significantly higher than the 4-Hour Ethics course provided by 

the Florida State University. The course is currently $325.00. To access this course, click here: 

Sunshine Law, Public Records and Ethics for Public Officers and Public Employees. 

If you have any questions, please do not hesitate to contact me.  

https://www.youtube.com/watch?v=U8JktIMKzyI
https://ethics.state.fl.us/Documents/Ethics/Images/ConflictandPost2017.mp4
https://ethics.state.fl.us/Documents/Ethics/Images/2017Gifts.mp4
https://ethics.state.fl.us/Documents/Ethics/Images/VotingConLocalOfficers2017.mp4
https://www.myfloridalegal.com/open-government/training
https://iog.fsu.edu/online-ethics
https://iog.fsu.edu/online-ethics
https://iog.fsu.edu/online-ethics
https://iog.fsu.edu/online-ethics
https://tfb.inreachce.com/SearchResults?q=sunshine%20law%2C%20public%20records&searchType=1
https://tfb.inreachce.com/SearchResults?q=sunshine%20law%2C%20public%20records&searchType=1


General Information 

Name: 

County: 

Address: 

DISCLOSURE FILER 

SAMPLE ADDRESS 

SAMPLE COUNTY 

AGENCY INFORMATION 

Organization Suborganization Title 

PID SAMPLE 

Name of Source of Income Source's Address Description of the Source's 
Principal Business Activity 

PRIMARY SOURCE OF INCOME (Over $2,500) (Major sources of income to the reporting person) 
(If you have nothing to report, write “none” or “n/a”) 

Primary Sources of Income 

THIS STATEMENT REFLECTS YOUR FINANCIAL INTERESTS FOR CALENDAR YEAR ENDING DECEMBER 31,  2023 . 

Disclosure Period 

SAMPLE Printed from the Florida EFDMS System Page 1 of 4 

2023 Form 1 - Statement of Financial Interests 

SAMPLE SAMPLE SAMPLE 

E-FILI
NG SAMPLE



Name of Business Entity Name of Major Sources 
of  Business' Income Address of Source Principal Business 

Activity of Source 

SECONDARY SOURCES OF INCOME (Major customers, clients, and other sources of income to businesses owned by the reporting 
person) (If you have nothing to report, write “none” or “n/a”) 

Secondary Sources of Income 

REAL PROPERTY (Land, buildings owned by the reporting person) 
(If you have nothing to report, write “none” or “n/a”) 

Location/Description 

Real Property 

Intangible Personal Property 

INTANGIBLE PERSONAL PROPERTY (Stocks, bonds, certificates of deposit, etc. over $10,000) 
(If you have nothing to report, write “none” or “n/a”) 

Type of Intangible Business Entity to Which the Property Relates 

SAMPLE Printed from the Florida EFDMS System Page 2 of 4 

2023 Form 1 - Statement of Financial Interests 

E-FILI
NG SAMPLE



Name of Creditor Address of Creditor 

LIABILITIES (Major debts valued over $10,000): 
(If you have nothing to report, write “none” or “n/a”) 

Liabilities 

Interests in Specified Businesses 

Business Entity # 1 

INTERESTS IN SPECIFIED BUSINESSES (Ownership or positions in certain types of businesses) 
(If you have nothing to report, write “none” or “n/a”) 

Training 

Based on the office or position you hold, the certification of training required under Section 112.3142, F.S., is not applicable to 
you for this form year. 

SAMPLE Printed from the Florida EFDMS System Page 3 of 4 

2023 Form 1 - Statement of Financial Interests 

E-FILI
NG SAMPLE



Digitally signed: 

Signature of Filer 

Filed with COE: 

SAMPLE Printed from the Florida EFDMS System Page 4 of 4

2023 Form 1 - Statement of Financial Interests 

E-FILI
NG SAMPLE
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BOARD OF SUPERVISORS 
 

MEMBERSHIP, OBLIGATIONS AND RESPONSIBILITIES 
 
A Community Development District (“District”) is a special-purpose unit of local 
government which is established pursuant to and governed by Chapter 190, Florida 
Statutes. 
 
The Board 
The Community Development District (“District”) is governed by a five (5)-member 
Board of Supervisors (“Board”).  Member of the Board “Supervisor(s)”) are elected 
in accordance with Section 190.006, F.S., either upon a one (1)-vote per one (1)-acre 
basis (“landowner voting”) or through traditional elections (“resident voting”), 
depending upon the number of registered voters in the District and the length of 
time which has passed since the establishment of the District. 
 
A CDD Board typically meets once per month, but may meet more often if 
necessary.  Board meetings typically last from one (1) to three (3) hours, depending 
upon the business to be conducted by the Board.  Prior to the meeting, each 
Supervisor is supplied with an agenda package which will contain the documents 
pertaining to the business to be considered by the Board at a particular meeting.  A 
Supervisor should be willing to spend time reviewing these packages prior to each 
meeting, and may consult with District Staff (General Counsel, Management, 
Engineering, etc.) concerning the business to be addressed. 
 
Qualifications of Supervisors 
Each Supervisor must be a resident of the state of Florida and a citizen of the United 
States.  Once a District has transitioned to resident voting, Supervisors must also be 
residents of the District. 
 
Compensation 
By statute, Board Members are entitled to be paid $200 per meeting for their 
service, up to an annual cap of $4,800 per year.  To achieve the statutory cap, the 
District would have to meet twice each month, which is rare. 
 
Sometimes Supervisors who are employees of the primary landowner waive their 
right to compensation, although this is not always the case. 
 
Responsibilities of Supervisors 
The position of Supervisor is that of an elected local public official.  It is important to 
always remember that serving as an elected public official of a District carries with it 
certain restrictions and obligations.  Each Supervisor, upon taking office, must 
subscribe to an oath of office acknowledging that he/she is a public officer, and as a 
recipient of public funds, a supporter of the constitutions of the State of Florida and 
of the United States of America. 
 
Each Supervisor is subject to the same financial disclosure requirements as any 
other local elected official and must file a Statement of Financial Interests disclosing 
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sources of income, assets, debts, and other financial data, with the Supervisor of 
Elections in the County where he/she resides. 
A Supervisor must act in accordance with the Code of Ethics for Public Officers and 
Employees, codified at Part III, Chapter 112, F.S., which addresses acceptance of 
gifts, conflicts of interest, etc.  By law, it is not a conflict of interest for an employee 
of the developer to serve on a CDD Board of Supervisors. 
 
Since a District is a unit of local government, the Sunshine Law (Chapter 286, F.S.) 
applies to Districts and to the Supervisors who govern them.  In brief, the Sunshine 
Law states that two(2) or more Supervisors may never meet outside of a publicly 
noticed meeting of the Board and/to discuss District business. 
 
Florida’s Public Records Law (Chapter 119, F.S.) also applies to Districts and 
Supervisors.  All records of the District, and the records of each individual Supervisor 
relating to the District, are public records.  As such, any member of the public may 
inspect them upon request.  Supervisors are therefore urged to keep any District 
records or documents in a separate file to allow ease of access by the public or 
press. 
 
Conclusion 
The position of Supervisor of a Community Development District is an important 
one, requiring both the time and the dedication to fulfill the responsibilities of a 
position of public trust.  It should not be undertaken lightly.  Each new Supervisor 
should enter office fully cognizant of the ethical, legal, and time requirements which 
are incumbent upon those who serve as Supervisors. 
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FLORIDA COMMISSION ON 

ETHICS 

GUIDE  

to the 

SUNSHINE AMENDMENT 

and 

CODE of ETHICS 

for Public Officers and Employees 

_____________________________2024 



State of Florida 

COMMISSION ON ETHICS 

Ashley Lukis, Chair 
Tallahassee 

Michelle Anchors, Vice Chair 
Fort Walton Beach 

William P. Cervone 
Gainesville 

Tina Descovich 
Indialantic 

Freddie Figgers 
Fort Lauderdale 

Luis M. Fusté 
Coral Gables 

Wengay M. Newton, Sr. 
St. Petersburg 

Kerrie Stillman 
Executive Director 
P.O. Drawer 15709 

Tallahassee, FL 32317‐5709 
www.ethics.state.fl.us 

(850) 488‐7864* 

*Please direct all requests for information to this number. 

https://www.ethics.state.fl.us
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I. HISTORY OF FLORIDA’S ETHICS LAWS 

Florida has been a leader among the states in establishing ethics standards for public officials 

and recognizing the right of citizens to protect the public trust against abuse. Our state Constitution 

was revised in 1968 to require a code of ethics, prescribed by law, for all state employees and non‐

judicial officers prohibiting conflict between public duty and private interests. 

Florida’s first successful constitutional initiative resulted in the adoption of the Sunshine 

Amendment in 1976, providing additional constitutional guarantees concerning ethics in government. 

In the area of enforcement, the Sunshine Amendment requires that there be an independent 

commission (the Commission on Ethics) to investigate complaints concerning breaches of public trust 

by public officers and employees other than judges. 

The Code of Ethics for Public Officers and Employees is found in Chapter 112 (Part III) of the 

Florida Statutes. Foremost among the goals of the Code is to promote the public interest and maintain 

the respect of the people for their government. The Code is also intended to ensure that public 

officials conduct themselves independently and impartially, not using their offices for private gain 

other than compensation provided by law. While seeking to protect the integrity of government, the 

Code also seeks to avoid the creation of unnecessary barriers to public service. 

Criminal penalties, which initially applied to violations of the Code, were eliminated in 1974 

in favor of administrative enforcement. The Legislature created the Commission on Ethics that year 

“to serve as guardian of the standards of conduct” for public officials, state and local. Five of the 

Commission’s nine members are appointed by the Governor, and two each are appointed by the 

President of the Senate and Speaker of the House of Representatives. No more than five Commission 

members may be members of the same political party, and none may be lobbyists, or hold any public 

employment during their two‐year terms of office. A chair is selected from among the members to 

serve a one‐year term and may not succeed himself or herself. 
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II. ROLE OF THE COMMISSION ON ETHICS 

In addition to its constitutional duties regarding the investigation of complaints, the 

Commission: 

• Renders advisory opinions to public officials; 

• Prescribes forms for public disclosure; 

• Prepares mailing lists of public officials subject to financial disclosure for use by 

Supervisors of Elections and the Commission in distributing forms and notifying 

delinquent filers; 

• Makes recommendations to disciplinary officials when appropriate for violations of 

ethics and disclosure laws, since it does not impose penalties; 

• Administers the Executive Branch Lobbyist Registration and Reporting Law; 

• Maintains financial disclosure filings of constitutional officers and state officers and 

employees; and, 

• Administers automatic fines for public officers and employees who fail to timely file 

required annual financial disclosure. 

III. THE ETHICS LAWS 

The ethics laws generally consist of two types of provisions, those prohibiting certain actions 

or conduct and those requiring that certain disclosures be made to the public. The following 

descriptions of these laws have been simplified in an effort to provide notice of their requirements. 

Therefore, we suggest that you also review the wording of the actual law. Citations to the appropriate 

laws are in brackets. 

The laws summarized below apply generally to all public officers and employees, state and 

local, including members of advisory bodies. The principal exception to this broad coverage is the 

exclusion of judges, as they fall within the jurisdiction of the Judicial Qualifications Commission. 
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Public Service Commission (PSC) members and employees, as well as members of the PSC 

Nominating Council, are subject to additional ethics standards that are enforced by the Commission 

on Ethics under Chapter 350, Florida Statutes. Further, members of the governing boards of charter 

schools are subject to some of the provisions of the Code of Ethics [Sec. 1002.33(26), Fla. Stat.], as 

are the officers, directors, chief executive officers and some employees of business entities that serve 

as the chief administrative or executive officer or employee of a political subdivision. [Sec. 112.3136, 

Fla. Stat.]. 

A. PROHIBITED ACTIONS OR CONDUCT 

1. Solicitation and Acceptance of Gifts 

Public officers, employees, local government attorneys, and candidates are prohibited from 

soliciting or accepting anything of value, such as a gift, loan, reward, promise of future employment, 

favor, or service, that is based on an understanding that their vote, official action, or judgment would 

be influenced by such gift. [Sec. 112.313(2), Fla. Stat.] 

Persons required to file financial disclosure FORM 1 or FORM 6 (see Part III F of this brochure), 

and state procurement employees, are prohibited from soliciting any gift from a political committee, 

lobbyist who has lobbied the official or his or her agency within the past 12 months, or the partner, 

firm, employer, or principal of such a lobbyist or from a vendor doing business with the official’s 

agency. [Sec. 112.3148, Fla. Stat.] 

Persons required to file FORM 1 or FORM 6, and state procurement employees are prohibited 

from directly or indirectly accepting a gift worth more than $100 from such a lobbyist, from a partner, 

firm, employer, or principal of the lobbyist, or from a political committee or vendor doing business 

with their agency. [Sec.112.3148, Fla. Stat.] 

However, notwithstanding Sec. 112.3148, Fla. Stat., no Executive Branch lobbyist or principal 

shall make, directly or indirectly, and no Executive Branch agency official who files FORM 1 or FORM 

6 shall knowingly accept, directly or indirectly, any expenditure made for the purpose of lobbying. 

[Sec. 112.3215, Fla. Stat.] Typically, this would include gifts valued at less than $100 that formerly 
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were permitted under Section 112.3148, Fla. Stat. Similar rules apply to members and employees of 

the Legislature. However, these laws are not administered by the Commission on Ethics. [Sec. 11.045, 

Fla. Stat.] 

Also, persons required to file Form 1 or Form 6, and state procurement employees and 

members of their immediate families, are prohibited from accepting any gift from a political 

committee. [Sec. 112.31485, Fla. Stat.] 

2. Unauthorized Compensation 

Public officers or employees, local government attorneys, and their spouses and minor 

children are prohibited from accepting any compensation, payment, or thing of value when they 

know, or with the exercise of reasonable care should know, that it is given to influence a vote or other 

official action. [Sec. 112.313(4), Fla. Stat.] 

3. Misuse of Public Position 

Public officers and employees, and local government attorneys are prohibited from corruptly 

using or attempting to use their official positions or the resources thereof to obtain a special privilege 

or benefit for themselves or others. [Sec. 112.313(6), Fla. Stat.] 

4. Abuse of Public Position 

Public officers and employees are prohibited from abusing their public positions in order to 

obtain a disproportionate benefit for themselves or certain others. [Article II, Section 8(h), Florida 

Constitution.] 

5. Disclosure or Use of Certain Information 

Public officers and employees and local government attorneys are prohibited from disclosing 

or using information not available to the public and obtained by reason of their public position, for 

the personal benefit of themselves or others. [Sec. 112.313(8), Fla. Stat.] 
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6. Solicitation or Acceptance of Honoraria 

Persons required to file financial disclosure FORM 1 or FORM 6 (see Part III F of this brochure), 

and state procurement employees, are prohibited from soliciting honoraria related to their public 

offices or duties. [Sec. 112.3149, Fla. Stat.] 

Persons required to file FORM 1 or FORM 6, and state procurement employees, are prohibited 

from knowingly accepting an honorarium from a political committee, lobbyist who has lobbied the 

person’s agency within the past 12 months, or the partner, firm, employer, or principal of such a 

lobbyist, or from a vendor doing business with the official’s agency. However, they may accept the 

payment of expenses related to an honorarium event from such individuals or entities, provided that 

the expenses are disclosed. See Part III F of this brochure. [Sec. 112.3149, Fla. Stat.] 

Lobbyists and their partners, firms, employers, and principals, as well as political committees 

and vendors, are prohibited from giving an honorarium to persons required to file FORM 1 or FORM 

6 and to state procurement employees. Violations of this law may result in fines of up to $5,000 and 

prohibitions against lobbying for up to two years. [Sec. 112.3149, Fla. Stat.] 

However, notwithstanding Sec. 112.3149, Fla. Stat., no Executive Branch or legislative lobbyist 

or principal shall make, directly or indirectly, and no Executive Branch agency official who files FORM 

1 or FORM 6 shall knowingly accept, directly or indirectly, any expenditure made for the purpose of 

lobbying. [Sec. 112.3215, Fla. Stat.] This may include honorarium event related expenses that 

formerly were permitted under Sec. 112.3149, Fla. Stat. Similar rules apply to members and 

employees of the Legislature. However, these laws are not administered by the Commission on Ethics. 

[Sec. 11.045, Fla. Stat.] 

B. PROHIBITED EMPLOYMENT AND BUSINESS RELATIONSHIPS 

1. Doing Business With One’s Agency 

a) A public employee acting as a purchasing agent, or public officer acting in an official 

capacity, is prohibited from purchasing, renting, or leasing any realty, goods, or 
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services for his or her agency from a business entity in which the officer or employee 

or his or her spouse or child owns more than a 5% interest. [Sec. 112.313(3), Fla. Stat.] 

b) A public officer or employee, acting in a private capacity, also is prohibited from 

renting, leasing, or selling any realty, goods, or services to his or her own agency if 

the officer or employee is a state officer or employee, or, if he or she is an officer or 

employee of a political subdivision, to that subdivision or any of its agencies. [Sec. 

112.313(3), Fla. Stat.] 

2. Conflicting Employment or Contractual Relationship 

a) A public officer or employee is prohibited from holding any employment or contract 

with any business entity or agency regulated by or doing business with his or her 

public agency. [Sec. 112.313(7), Fla. Stat.] 

b) A public officer or employee also is prohibited from holding any employment or 

having a contractual relationship which will pose a frequently recurring conflict 

between the official’s private interests and public duties or which will impede the full 

and faithful discharge of the official’s public duties. [Sec. 112.313(7), Fla. Stat.] 

c) Limited exceptions to this prohibition have been created in the law for legislative 

bodies, certain special tax districts, drainage districts, and persons whose professions 

or occupations qualify them to hold their public positions.        [Sec. 112.313(7)(a) 

and (b), Fla. Stat.] 

3. Exemptions—Pursuant to Sec. 112.313(12), Fla. Stat., the prohibitions against doing business 

with one’s agency and having conflicting employment may not apply: 

a) When the business is rotated among all qualified suppliers in a city or county. 

b) When the business is awarded by sealed, competitive bidding and neither the official 

nor his or her spouse or child have attempted to persuade agency personnel to enter 
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the contract. NOTE: Disclosure of the interest of the official, spouse, or child and the 

nature of the business must be filed prior to or at the time of submission of the bid 

on Commission FORM 3A with the Commission on Ethics or Supervisor of Elections, 

depending on whether the official serves at the state or local level. 

c) When the purchase or sale is for legal advertising, utilities service, or for passage on 

a common carrier. 

d) When an emergency purchase must be made to protect the public health, safety, or 

welfare. 

e) When the business entity is the only source of supply within the political subdivision 

and there is full disclosure of the official’s interest to the governing body on 

Commission FORM 4A. 

f) When the aggregate of any such transactions does not exceed $500 in a calendar year. 

g) When the business transacted is the deposit of agency funds in a bank of which a 

county, city, or district official is an officer, director, or stockholder, so long as agency 

records show that the governing body has determined that the member did not favor 

his or her bank over other qualified banks. 

h) When the prohibitions are waived in the case of ADVISORY BOARD MEMBERS by the 

appointing person or by a two‐thirds vote of the appointing body (after disclosure on 

Commission FORM 4A). 

i) When the public officer or employee purchases in a private capacity goods or services, 

at a price and upon terms available to similarly situated members of the general 

public, from a business entity which is doing business with his or her agency. 

j) When the public officer or employee in a private capacity purchases goods or services 

from a business entity which is subject to the regulation of his or her agency where 

the price and terms of the transaction are available to similarly situated members of 
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the general public and the officer or employee makes full disclosure of the 

relationship to the agency head or governing body prior to the transaction. 

4. Additional Exemptions 

No elected public officer is in violation of the conflicting employment prohibition when 

employed by a tax exempt organization contracting with his or her agency so long as the officer is not 

directly or indirectly compensated as a result of the contract, does not participate in any way in the 

decision to enter into the contract, abstains from voting on any matter involving the employer, and 

makes certain disclosures. [Sec. 112.313(15), Fla. Stat.] 

5. Legislators Lobbying State Agencies 

A member of the Legislature is prohibited from representing another person or entity for 

compensation during his or her term of office before any state agency other than judicial tribunals. 

[Art. II, Sec. 8(e), Fla. Const., and Sec. 112.313(9), Fla. Stat.] 

6. Additional Lobbying Restrictions for Certain Public Officers and Employees 

A statewide elected officer; a member of the legislature; a county commissioner; a county 

officer pursuant to Article VIII or county charter; a school board member; a superintendent of schools; 

an elected municipal officer; an elected special district officer in a special district with ad valorem 

taxing authority; or a person serving as a secretary, an executive director, or other agency head of a 

department of the executive branch of state government shall not lobby for compensation on issues 

of policy, appropriations, or procurement before the federal government, the legislature, any state 

government body or agency, or any political subdivision of this state, during his or her term of office. 

[Art. II Sec 8(f)(2), Fla. Const. and Sec. 112.3121, Fla. Stat.] 

7. Employees Holding Office 

A public employee is prohibited from being a member of the governing body which serves as 

his or her employer. [Sec. 112.313(10), Fla. Stat.] 
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8. Professional and Occupational Licensing Board Members 

An officer, director, or administrator of a state, county, or regional professional or 

occupational organization or association, while holding such position, may not serve as a member of 

a state examining or licensing board for the profession or occupation. [Sec. 112.313(11), Fla. Stat.] 

9. Contractual Services: Prohibited Employment 

A state employee of the executive or judicial branch who participates in the decision‐making 

process involving a purchase request, who influences the content of any specification or procurement 

standard, or who renders advice, investigation, or auditing, regarding his or her agency’s contract for 

services, is prohibited from being employed with a person holding such a contract with his or her 

agency. [Sec. 112.3185(2), Fla. Stat.] 

10. Local Government Attorneys 

Local government attorneys, such as the city attorney or county attorney, and their law firms 

are prohibited from representing private individuals and entities before the unit of local government 

which they serve. A local government attorney cannot recommend or otherwise refer to his or her 

firm legal work involving the local government unit unless the attorney’s contract authorizes or 

mandates the use of that firm. [Sec. 112.313(16), Fla. Stat.] 

11. Dual Public Employment 

Candidates and elected officers are prohibited from accepting public employment if they 

know or should know it is being offered for the purpose of influence. Further, public employment 

may not be accepted unless the position was already in existence or was created without the 

anticipation of the official’s interest, was publicly advertised, and the officer had to meet the same 

qualifications and go through the same hiring process as other applicants. For elected public officers 

already holding public employment, no promotion given for the purpose of influence may be 

accepted, nor may promotions that are inconsistent with those given other similarly situated 

employees. [Sec. 112.3125, Fla. Stat.] 
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C. RESTRICTIONS ON APPOINTING, EMPLOYING, AND CONTRACTING WITH RELATIVES 

1. Anti‐Nepotism Law 

A public official is prohibited from seeking for a relative any appointment, employment, 

promotion, or advancement in the agency in which he or she is serving or over which the official 

exercises jurisdiction or control. No person may be appointed, employed, promoted, or advanced in 

or to a position in an agency if such action has been advocated by a related public official who is 

serving in or exercising jurisdiction or control over the agency; this includes relatives of members of 

collegial government bodies. NOTE: This prohibition does not apply to school districts (except as 

provided in Sec. 1012.23, Fla. Stat.), community colleges and state universities, or to appointments 

of boards, other than those with land‐planning or zoning responsibilities, in municipalities of fewer 

than 35,000 residents. Also, the approval of budgets does not constitute “jurisdiction or control” for 

the purposes of this prohibition. This provision does not apply to volunteer emergency medical, 

firefighting, or police service providers. [Sec. 112.3135, Fla. Stat.] 

2. Additional Restrictions 

A state employee of the executive or judicial branch or the PSC is prohibited from directly or 

indirectly procuring contractual services for his or her agency from a business entity of which a 

relative is an officer, partner, director, or proprietor, or in which the employee, or his or her spouse, 

or children own more than a 5% interest. [Sec. 112.3185(6), Fla. Stat.] 

D. POST OFFICE HOLDING AND EMPLOYMENT (REVOLVING DOOR) RESTRICTIONS 

1. Lobbying by Former Legislators, Statewide Elected Officers, and Appointed State Officers 

A member of the Legislature or a statewide elected or appointed state official is prohibited 

for two years following vacation of office from representing another person or entity for 

compensation before the government body or agency of which the individual was an officer or 

member. Former members of the Legislature are also prohibited for two years from lobbying the 

executive branch. [Art. II, Sec. 8(e), Fla. Const. and Sec. 112.313(9), Fla. Stat.] 
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2. Lobbying by Former State Employees 

Certain employees of the executive and legislative branches of state government are 

prohibited from personally representing another person or entity for compensation before the 

agency with which they were employed for a period of two years after leaving their positions, unless 

employed by another agency of state government. [Sec. 112.313(9), Fla. Stat.] These employees 

include the following: 

a) Executive and legislative branch employees serving in the Senior Management Service 

and Selected Exempt Service, as well as any person employed by the Department of 

the Lottery having authority over policy or procurement. 

b) serving in the following position classifications: the Auditor General; the director of 

the Office of Program Policy Analysis and Government Accountability (OPPAGA); the 

Sergeant at Arms and Secretary of the Senate; the Sergeant at Arms and Clerk of the 

House of Representatives; the executive director and deputy executive director of the 

Commission on Ethics; an executive director, staff director, or deputy staff director of 

each joint committee, standing committee, or select committee of the Legislature; an 

executive director, staff director, executive assistant, legislative analyst, or attorney 

serving in the Office of the President of the Senate, the Office of the Speaker of the 

House of Representatives, the Senate Majority Party Office, the Senate Minority Party 

Office, the House Majority Party Office, or the House Minority Party Office; the 

Chancellor and Vice‐Chancellors of the State University System; the general counsel 

to the Board of Regents; the president, vice presidents, and deans of each state 

university; any person hired on a contractual basis and having the power normally 

conferred upon such persons, by whatever title; and any person having the power 

normally conferred upon the above positions. 

This prohibition does not apply to a person who was employed by the Legislature or other 

agency prior to July 1, 1989; who was a defined employee of the State University System or the Public 

Service Commission who held such employment on December 31, 1994; or who reached normal 

retirement age and retired by July 1, 1991. It does apply to OPS employees. 
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PENALTIES: Persons found in violation of this section are subject to the penalties contained 

in the Code (see PENALTIES, Part V) as well as a civil penalty in an amount equal to the compensation 

which the person received for the prohibited conduct. [Sec. 112.313(9)(a)5, Fla. Stat.] 

3. 6‐Year Lobbying Ban 

For a period of six years after vacation of public position occurring on or after December 31, 

2022, a statewide elected officer or member of the legislature shall not lobby for compensation on 

issues of policy, appropriations, or procurement before the legislature or any state government body 

or agency. [Art. II Sec 8(f)(3)a., Fla. Const. and Sec. 112.3121, Fla. Stat.] 

For a period of six years after vacation of public position occurring on or after December 31, 

2022, a person serving as a secretary, an executive director, or other agency head of a department of 

the executive branch of state government shall not lobby for compensation on issues of policy, 

appropriations, or procurement before the legislature, the governor, the executive office of the 

governor, members of the cabinet, a department that is headed by a member of the cabinet, or his 

or her former department. [Art. II Sec 8(f)(3)b., Fla. Const. and Sec. 112.3121, Fla. Stat.] 

For a period of six years after vacation of public position occurring on or after December 31, 

2022, a county commissioner, a county officer pursuant to Article VIII or county charter, a school 

board member, a superintendent of schools, an elected municipal officer, or an elected special district 

officer in a special district with ad valorem taxing authority shall not lobby for compensation on issues 

of policy, appropriations, or procurement before his or her former agency or governing body. [Art. II 

Sec 8(f)(3)c., Fla. Const. and Sec. 112.3121, Fla. Stat.] 

4. Additional Restrictions on Former State Employees 

A former executive or judicial branch employee or PSC employee is prohibited from having 

employment or a contractual relationship, at any time after retirement or termination of 

employment, with any business entity (other than a public agency) in connection with a contract in 

which the employee participated personally and substantially by recommendation or decision while 

a public employee. [Sec. 112.3185(3), Fla. Stat.] 
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A former executive or judicial branch employee or PSC employee who has retired or 

terminated employment is prohibited from having any employment or contractual relationship for 

two years with any business entity (other than a public agency) in connection with a contract for 

services which was within his or her responsibility while serving as a state employee. 

[Sec.112.3185(4), Fla. Stat.] 

Unless waived by the agency head, a former executive or judicial branch employee or PSC 

employee may not be paid more for contractual services provided by him or her to the former agency 

during the first year after leaving the agency than his or her annual salary before leaving. [Sec. 

112.3185(5), Fla. Stat.] 

These prohibitions do not apply to PSC employees who were so employed on or before Dec. 

31, 1994. 

5. Lobbying by Former Local Government Officers and Employees 

A person elected to county, municipal, school district, or special district office is prohibited 

from representing another person or entity for compensation before the government body or agency 

of which he or she was an officer for two years after leaving office. Appointed officers and employees 

of counties, municipalities, school districts, and special districts may be subject to a similar restriction 

by local ordinance or resolution. [Sec. 112.313(13) and (14), Fla. Stat.] 

E. VOTING CONFLICTS OF INTEREST 

State public officers are prohibited from voting in an official capacity on any measure which 

they know would inure to their own special private gain or loss. A state public officer who abstains, 

or who votes on a measure which the officer knows would inure to the special private gain or loss of 

any principal by whom he or she is retained, of the parent organization or subsidiary or sibling of a 

corporate principal by which he or she is retained, of a relative, or of a business associate, must make 

every reasonable effort to file a memorandum of voting conflict with the recording secretary in 

advance of the vote. If that is not possible, it must be filed within 15 days after the vote occurs. The 

memorandum must disclose the nature of the officer’s interest in the matter. 
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No county, municipal, or other local public officer shall vote in an official capacity upon any 

measure which would inure to his or her special private gain or loss, or which the officer knows would 

inure to the special private gain or loss of any principal by whom he or she is retained, of the parent 

organization or subsidiary or sibling of a corporate principal by which he or she is retained, of a 

relative, or of a business associate. The officer must publicly announce the nature of his or her interest 

before the vote and must file a memorandum of voting conflict on Commission Form 8B with the 

meeting’s recording officer within 15 days after the vote occurs disclosing the nature of his or her 

interest in the matter. However, members of community redevelopment agencies and district officers 

elected on a one‐acre, one‐vote basis are not required to abstain when voting in that capacity. 

No appointed state or local officer shall participate in any matter which would inure to the 

officer’s special private gain or loss, the special private gain or loss of any principal by whom he or 

she is retained, of the parent organization or subsidiary or sibling of a corporate principal by which 

he or she is retained, of a relative, or of a business associate, without first disclosing the nature of his 

or her interest in the matter. The memorandum of voting conflict (Commission Form 8A or 8B) must 

be filed with the meeting’s recording officer, be provided to the other members of the agency, and 

be read publicly at the next meeting. 

If the conflict is unknown or not disclosed prior to the meeting, the appointed official must 

orally disclose the conflict at the meeting when the conflict becomes known. Also, a written 

memorandum of voting conflict must be filed with the meeting’s recording officer within 15 days of 

the disclosure being made and must be provided to the other members of the agency, with the 

disclosure being read publicly at the next scheduled meeting. [Sec. 112.3143, Fla. Stat.] 

F. DISCLOSURES 

Conflicts of interest may occur when public officials are in a position to make decisions that 

affect their personal financial interests. This is why public officers and employees, as well as 

candidates who run for public office, are required to publicly disclose their financial interests. The 

disclosure process serves to remind officials of their obligation to put the public interest above 

personal considerations. It also helps citizens to monitor the considerations of those who spend their 

tax dollars and participate in public policy decisions or administration. 
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All public officials and candidates do not file the same degree of disclosure; nor do they all 

file at the same time or place. Thus, care must be taken to determine which disclosure forms a 

particular official or candidate is required to file. 

The following forms are described below to set forth the requirements of the various 

disclosures and the steps for correctly providing the information in a timely manner. 

1. FORM 1 ‐ Limited Financial Disclosure 

Who Must File: 

Persons required to file FORM 1 include all state officers, local officers, candidates for local 

elective office, and specified state employees as defined below (other than those officers who are 

required by law to file FORM 6). 

STATE OFFICERS include: 

1) Elected public officials not serving in a political subdivision of the state and any person 

appointed to fill a vacancy in such office, unless required to file full disclosure on Form 

6. 

2) Appointed members of each board, commission, authority, or council having 

statewide jurisdiction, excluding members of solely advisory bodies; but including 

judicial nominating commission members; directors of Enterprise Florida, Scripps 

Florida Funding Corporation, and CareerSource Florida, and members of the Council 

on the Social Status of Black Men and Boys; the Executive Director, governors, and 

senior managers of Citizens Property Insurance Corporation; governors and senior 

managers of Florida Workers’ Compensation Joint Underwriting Association, board 

members of the Northeast Florida Regional Transportation Commission, and 

members of the board of Triumph Gulf Coast, Inc.; members of the board of Florida is 
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for Veterans, Inc.; and members of the Technology Advisory Council within the Agency 

for State Technology. 

3) The Commissioner of Education, members of the State Board of Education, the Board 

of Governors, local boards of trustees and presidents of state universities, and 

members of the Florida Prepaid College Board. 

LOCAL OFFICERS include: 

1) Persons elected to office in any political subdivision (such as municipalities, counties, 

and special districts) and any person appointed to fill a vacancy in such office, unless 

required to file full disclosure on Form 6. 

2) Appointed members of the following boards, councils, commissions, authorities, or 

other bodies of any county, municipality, school district, independent special district, 

or other political subdivision: the governing body of the subdivision; a community 

college or junior college district board of trustees; a board having the power to 

enforce local code provisions; a planning or zoning board, board of adjustments or 

appeals, community redevelopment agency board, or other board having the power 

to recommend, create, or modify land planning or zoning within the political 

subdivision, except for citizen advisory committees, technical coordinating 

committees, and similar groups who only have the power to make recommendations 

to planning or zoning boards, except for representatives of a military installation 

acting on behalf of all military installations within that jurisdiction; a pension board 

or retirement board empowered to invest pension or retirement funds or to 

determine entitlement to or amount of a pension or other retirement benefit. 

3) Any other appointed member of a local government board who is required to file a 

statement of financial interests by the appointing authority or the enabling 

legislation, ordinance, or resolution creating the board. 

4) Persons holding any of these positions in local government: county or city manager; 

chief administrative employee or finance director of a county, municipality, or other 
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political subdivision; county or municipal attorney; chief county or municipal building 

inspector; county or municipal water resources coordinator; county or municipal 

pollution control director; county or municipal environmental control director; county 

or municipal administrator with power to grant or deny a land development permit; 

chief of police; fire chief; municipal clerk; appointed district school superintendent; 

community college president; district medical examiner; purchasing agent (regardless 

of title) having the authority to make any purchase exceeding $35,000 for the local 

governmental unit. 

5) Members of governing boards of charter schools operated by a city or other public 

entity. 

6) The officers, directors, and chief executive officer of a corporation, partnership, or 

other business entity that is serving as the chief administrative or executive officer or 

employee of a political subdivision, and any business entity employee who is acting 

as the chief administrative or executive officer or employee of the political 

subdivision. [Sec. 112.3136, Fla. Stat.] 

SPECIFIED STATE EMPLOYEE includes: 

1) Employees in the Office of the Governor or of a Cabinet member who are exempt 

from the Career Service System, excluding secretarial, clerical, and similar positions. 

2) The following positions in each state department, commission, board, or council: 

secretary or state surgeon general, assistant or deputy secretary, executive director, 

assistant or deputy executive director, and anyone having the power normally 

conferred upon such persons, regardless of title. 

3) The following positions in each state department or division: director, assistant or 

deputy director, bureau chief, assistant bureau chief, and any person having the 

power normally conferred upon such persons, regardless of title. 
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4) Assistant state attorneys, assistant public defenders, criminal conflict and civil 

regional counsel, assistant criminal conflict and civil regional counsel, public counsel, 

full‐time state employees serving as counsel or assistant counsel to a state agency, 

judges of compensation claims, administrative law judges, and hearing officers. 

5) The superintendent or director of a state mental health institute established for 

training and research in the mental health field, or any major state institution or 

facility established for corrections, training, treatment, or rehabilitation. 

6) State agency business managers, finance and accounting directors, personnel officers, 

grant coordinators, and purchasing agents (regardless of title) with power to make a 

purchase exceeding $35,000. 

7) The following positions in legislative branch agencies: each employee (other than 

those employed in maintenance, clerical, secretarial, or similar positions and 

legislative assistants exempted by the presiding officer of their house); and each 

employee of the Commission on Ethics. 

What Must Be Disclosed: 

FORM 1 requirements are set forth fully on the form. In general, this includes the reporting 

person’s sources and types of financial interests, such as the names of employers and addresses of 

real property holdings. NO DOLLAR VALUES ARE REQUIRED TO BE LISTED. In addition, the form 

requires the disclosure of certain relationships with, and ownership interests in, specified types of 

businesses such as banks, savings and loans, insurance companies, and utility companies. 

When to File: 

CANDIDATES who do not currently hold a position requiring the filing of a Form 1 or Form 6 

must register and use the electronic filing system to complete the Form 6, then print and file the 

disclosure with the officer before whom they qualify at the time of qualifying. [Art. II, Sec. 8(a) and 

(i), Fla. Const., and Sec. 112.3144, Fla. Stat.] 
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STATE and LOCAL OFFICERS and SPECIFIED STATE EMPLOYEES are required to file disclosure 

by July 1 of each year. They also must file within thirty days from the date of appointment or the 

beginning of employment. Those appointees requiring Senate confirmation must file prior to 

confirmation. 

Where to File: 

File with the Commission on Ethics. [Sec. 112.3145, Fla. Stat.] 

Beginning January 1, 2024, all Form 1 disclosures must be filed electronically through the 

Commission’s electronic filing system. These disclosures will be published and searchable by name or 

organization on the Commission’s website. 

2. FORM 1F ‐ Final Form 1 Limited Financial Disclosure 

FORM 1F is the disclosure form required to be filed within 60 days after a public officer or 

employee required to file FORM 1 leaves his or her public position. The form covers the disclosure 

period between January 1 and the last day of office or employment within that year. 

3. FORM 2 ‐ Quarterly Client Disclosure 

The state officers, local officers, and specified state employees listed above, as well as elected 

constitutional officers, must file a FORM 2 if they or a partner or associate of their professional firm 

represent a client for compensation before an agency at their level of government. 

A FORM 2 disclosure includes the names of clients represented by the reporting person or by 

any partner or associate of his or her professional firm for a fee or commission before agencies at the 

reporting person’s level of government. Such representations do not include appearances in 

ministerial matters, appearances before judges of compensation claims, or representations on behalf 

of one’s agency in one’s official capacity. Nor does the term include the preparation and filing of 

forms and applications merely for the purpose of obtaining or transferring a license, so long as the 
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issuance of the license does not require a variance, special consideration, or a certificate of public 

convenience and necessity. 

When to File: 

This disclosure should be filed quarterly, by the end of the calendar quarter following the 

calendar quarter during which a reportable representation was made. FORM 2 need not be filed 

merely to indicate that no reportable representations occurred during the preceding quarter; it 

should be filed ONLY when reportable representations were made during the quarter. 

Where To File: 

File with the Commission on Ethics. [Sec. 112.3145(4), Fla. Stat.] 

Beginning January 1, 2024, all Form 2 disclosures must be filed electronically through the 

Commission’s electronic filing system. These disclosures will be published and searchable on the 

Commission’s website. 

4. FORM 6 ‐ Full and Public Disclosure 

Who Must File: 

Persons required by law to file FORM 6 include all elected constitutional officers and 

candidates for such office; the mayor and members of a city council and candidates for these offices; 

the Duval County Superintendent of Schools; judges of compensation claims (pursuant to Sec. 

440.442, Fla. Stat.); members of the Florida Housing Finance Corporation Board and members of 

expressway authorities, transportation authorities (except the Jacksonville Transportation Authority), 

bridge authority, or toll authorities created pursuant to Ch. 348 or 343, or 349, or other general law. 
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What Must be Disclosed: 

FORM 6 is a detailed disclosure of assets, liabilities, and sources of income over $1,000 and 

their values, as well as net worth. Officials may opt to file their most recent income tax return in lieu 

of listing sources of income but still must disclose their assets, liabilities, and net worth. In addition, 

the form requires the disclosure of certain relationships with, and ownership interests in, specified 

types of businesses such as banks, savings and loans, insurance companies, and utility companies. 

When and Where To File: 

Officials must file FORM 6 annually by July 1 with the Commission on Ethics. 

Beginning January 1, 2023, all Form 6 disclosures must be filed electronically through the 

Commission’s electronic filing system. These disclosures will be published and searchable by name 

and organization on the Commission’s website. 

CANDIDATES who do not currently hold a position requiring the filing of a Form 1 or Form 6 

must register and use the electronic filing system to complete the Form 6, then print and file the 

disclosure with the officer before whom they qualify at the time of qualifying. [Art. II, Sec. 8(a) and 

(i), Fla. Const., and Sec. 112.3144, Fla. Stat.] 

5. FORM 6F ‐ Final Form 6 Full and Public Disclosure 

This is the disclosure form required to be filed within 60 days after a public officer or 

employee required to file FORM 6 leaves his or her public position. The form covers the disclosure 

period between January 1 and the last day of office or employment within that year. 

6. FORM 9 ‐ Quarterly Gift Disclosure 

Each person required to file FORM 1 or FORM 6, and each state procurement employee, must 

file a FORM 9, Quarterly Gift Disclosure, with the Commission on Ethics on the last day of any calendar 

quarter following the calendar quarter in which he or she received a gift worth more than $100, other 
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than gifts from relatives, gifts prohibited from being accepted, gifts primarily associated with his or 

her business or employment, and gifts otherwise required to be disclosed. FORM 9 NEED NOT BE 

FILED if no such gift was received during the calendar quarter. 

Information to be disclosed includes a description of the gift and its value, the name and 

address of the donor, the date of the gift, and a copy of any receipt for the gift provided by the donor. 

[Sec. 112.3148, Fla. Stat.] 

7. FORM 10  ‐ Annual Disclosure of Gifts from Government Agencies and Direct‐Support 

Organizations and Honorarium Event Related Expenses 

State government entities, airport authorities, counties, municipalities, school boards, water 

management districts, and the South Florida Regional Transportation Authority, may give a gift worth 

more than $100 to a person required to file FORM 1 or FORM 6, and to state procurement employees, 

if a public purpose can be shown for the gift. Also, a direct‐support organization for a governmental 

entity may give such a gift to a person who is an officer or employee of that entity. These gifts are to 

be reported on FORM 10, to be filed by July 1. 

The governmental entity or direct‐support organization giving the gift must provide the 

officer or employee with a statement about the gift no later than March 1 of the following year. The 

officer or employee then must disclose this information by filing a statement by July 1 with his or her 

annual financial disclosure that describes the gift and lists the donor, the date of the gift, and the 

value of the total gifts provided during the calendar year. State procurement employees file their 

statements with the Commission on Ethics. [Sec. 112.3148, Fla. Stat.] 

In addition, a person required to file FORM 1 or FORM 6, or a state procurement employee, 

who receives expenses or payment of expenses related to an honorarium event from someone who 

is prohibited from giving him or her an honorarium, must disclose annually the name, address, and 

affiliation of the donor, the amount of the expenses, the date of the event, a description of the 

expenses paid or provided, and the total value of the expenses on FORM 10. The donor paying the 

expenses must provide the officer or employee with a statement about the expenses within 60 days 

of the honorarium event. 
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The disclosure must be filed by July 1, for expenses received during the previous calendar 

year, with the officer’s or employee’s FORM 1 or FORM 6. State procurement employees file their 

statements with the Commission on Ethics. [Sec. 112.3149, Fla. Stat.] 

However, notwithstanding Sec. 112.3149, Fla. Stat., no executive branch or legislative lobbyist 

or principal shall make, directly or indirectly, and no executive branch agency official or employee 

who files FORM 1 or FORM 6 shall knowingly accept, directly or indirectly, any expenditure made for 

the purpose of lobbying. This may include gifts or honorarium event related expenses that formerly 

were permitted under Sections 112.3148 and 112.3149. [Sec. 112.3215, Fla. Stat.] Similar prohibitions 

apply to legislative officials and employees. However, these laws are not administered by the 

Commission on Ethics. [Sec. 11.045, Fla. Stat.] In addition, gifts, which include anything not primarily 

related to political activities authorized under ch. 106, are prohibited from political committees. [Sec. 

112.31485 Fla. Stat.] 

8. FORM 30 ‐ Donor’s Quarterly Gift Disclosure 

As mentioned above, the following persons and entities generally are prohibited from giving 

a gift worth more than $100 to a reporting individual (a person required to file FORM 1 or FORM 6) 

or to a state procurement employee: a political committee; a lobbyist who lobbies the reporting 

individual’s or procurement employee’s agency, and the partner, firm, employer, or principal of such 

a lobbyist; and vendors. If such person or entity makes a gift worth between $25 and $100 to a 

reporting individual or state procurement employee (that is not accepted in behalf of a governmental 

entity or charitable organization), the gift should be reported on FORM 30. The donor also must notify 

the recipient at the time the gift is made that it will be reported. 

The FORM 30 should be filed by the last day of the calendar quarter following the calendar 

quarter in which the gift was made. If the gift was made to an individual in the legislative branch, 

FORM 30 should be filed with the Lobbyist Registrar. [See page 35 for address.] If the gift was to any 

other reporting individual or state procurement employee, FORM 30 should be filed with the 

Commission on Ethics. 
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However, notwithstanding Section 112.3148, Fla. Stat., no executive branch lobbyist or 

principal shall make, directly or indirectly, and no executive branch agency official or employee who 

files FORM 1 or FORM 6 shall knowingly accept, directly or indirectly, any expenditure made for the 

purpose of lobbying. This may include gifts that formerly were permitted under Section 112.3148. 

[Sec. 112.3215, Fla. Stat.] Similar prohibitions apply to legislative officials and employees. However, 

these laws are not administered by the Commission on Ethics. [Sec. 11.045, Fla. Stat.] In addition, 

gifts from political committees are prohibited. [Sec. 112.31485, Fla. Stat.] 

9. FORM 1X AND FORM 6X ‐ Amendments to Form 1 and Form 6 

These forms are provided for officers or employees to amend their previously filed Form 1 or 

Form 6. 

IV. AVAILABILITY OF FORMS 

Beginning January 1, 2024, LOCAL OFFICERS and EMPLOYEES, and OTHER STATE OFFICERS, 

and SPECIFIED STATE EMPLOYEES who must file FORM 1 annually must file electronically via the 

Commission’s Electronic Financial Disclosure Management System (EFDMS). Paper forms will not be 

promulgated. Communications regarding the annual filing requirement will be sent via email to filers 

no later than June 1. Filers must maintain an updated email address in their User Profile in EFDMS. 

ELECTED CONSTITUTIONAL OFFICERS and other officials who must file Form 6 annually, 

including City Commissioners and Mayors, must file electronically via the Commission’s Electronic 

Financial Disclosure Management System (EFDMS). Paper forms will not be promulgated. 

Communications regarding the annual filing requirement will be sent via email to filers no later than 

June 1. Filers must maintain an updated email address in their User Profile in EFDMS. 
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V. PENALTIES 

A. Non‐criminal Penalties for Violation of the Sunshine Amendment and the Code of 

Ethics 

There are no criminal penalties for violation of the Sunshine Amendment and the Code of 

Ethics. Penalties for violation of these laws may include: impeachment, removal from office or 

employment, suspension, public censure, reprimand, demotion, reduction in salary level, forfeiture 

of no more than one‐third salary per month for no more than twelve months, a civil penalty not to 

exceed $10,000*, and restitution of any pecuniary benefits received, and triple the value of a gift 

from a political committee. 

B. Penalties for Candidates 

CANDIDATES for public office who are found in violation of the Sunshine Amendment or the 

Code of Ethics may be subject to one or more of the following penalties: disqualification from being 

on the ballot, public censure, reprimand, or a civil penalty not to exceed $10,000*, and triple the 

value of a gift received from a political committee. 

C. Penalties for Former Officers and Employees 

FORMER PUBLIC OFFICERS or EMPLOYEES who are found in violation of a provision applicable 

to former officers or employees or whose violation occurred prior to such officer’s or employee’s 

leaving public office or employment may be subject to one or more of the following penalties: public 

censure and reprimand, a civil penalty not to exceed $10,000*, and restitution of any pecuniary 

benefits received, and triple the value of a gift received from a political committee. 

*Conduct occurring after May 11, 2023, will be subject to a recommended civil penalty of up to 

$20,000. [Ch. 2023‐49, Laws of Florida.] 
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D. Penalties for Lobbyists and Others 

An executive branch lobbyist who has failed to comply with the Executive Branch Lobbying 

Registration law (see Part VIII) may be fined up to $5,000, reprimanded, censured, or prohibited from 

lobbying executive branch agencies for up to two years. Lobbyists, their employers, principals, 

partners, and firms, and political committees and committees of continuous existence who give a 

prohibited gift or honorarium or fail to comply with the gift reporting requirements for gifts worth 

between $25 and $100, may be penalized by a fine of not more than $5,000 and a prohibition on 

lobbying, or employing a lobbyist to lobby, before the agency of the public officer or employee to 

whom the gift was given for up to two years. Any agent or person acting on behalf of a political 

committee giving a prohibited gift is personally liable for a civil penalty of up to triple the value of the 

gift. 

Executive Branch lobbying firms that fail to timely file their quarterly compensation reports 

may be fined $50 per day per report for each day the report is late, up to a maximum fine of $5,000 

per report. 

E. Felony Convictions: Forfeiture of Retirement Benefits 

Public officers and employees are subject to forfeiture of all rights and benefits under the 

retirement system to which they belong if convicted of certain offenses. The offenses include 

embezzlement or theft of public funds; bribery; felonies specified in Chapter 838, Florida Statutes; 

impeachable offenses; and felonies committed with intent to defraud the public or their public 

agency. [Sec. 112.3173, Fla. Stat.] 

F. Automatic Penalties for Failure to File Annual Disclosure 

Public officers and employees required to file either Form 1 or Form 6 annual financial 

disclosure are subject to automatic fines of $25 for each day late the form is filed after September 1, 

up to a maximum penalty of $1,500. [Sec. 112.3144 and 112.3145, Fla. Stat.] 
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VI. ADVISORY OPINIONS 

Conflicts of interest may be avoided by greater awareness of the ethics laws on the part of 

public officials and employees through advisory assistance from the Commission on Ethics. 

A. Who Can Request an Opinion 

Any public officer, candidate for public office, or public employee in Florida who is in doubt 

about the applicability of the standards of conduct or disclosure laws to himself or herself, or anyone 

who has the power to hire or terminate another public employee, may seek an advisory opinion from 

the Commission about himself or herself or that employee. 

B. How to Request an Opinion 

Opinions may be requested by letter presenting a question based on a real situation and 

including a detailed description of the situation. Opinions are issued by the Commission and are 

binding on the conduct of the person who is the subject of the opinion, unless material facts were 

omitted or misstated in the request for the opinion. Published opinions will not bear the name of the 

persons involved unless they consent to the use of their names; however, the request and all 

information pertaining to it is a public record, made available to the Commission and to members of 

the public in advance of the Commission’s consideration of the question. 

C. How to Obtain Published Opinions 

All of the Commission’s opinions are available for viewing or download at its website: 

www.ethics.state.fl.us. 

https://www.ethics.state.fl.us
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VII. COMPLAINTS 

A. Citizen Involvement 

The Commission on Ethics cannot conduct investigations of alleged violations of the Sunshine 

Amendment or the Code of Ethics unless a person files a sworn complaint with the Commission 

alleging such violation has occurred, or a referral is received, as discussed below. 

If you have knowledge that a person in government has violated the standards of conduct or 

disclosure laws described above, you may report these violations to the Commission by filing a sworn 

complaint on the form prescribed by the Commission and available for download at 

www.ethics.state.fl.us. The Commission is unable to take action based on learning of such misdeeds 

through newspaper reports, telephone calls, or letters. 

You can download a complaint form (FORM 50) from the Commission’s website: 

www.ethics.state.fl.us, or contact the Commission office at the address or phone number shown on 

the inside front cover of this booklet. 

B. Referrals 

The Commission may accept referrals from: the Governor, the Florida Department of Law 

Enforcement, a State Attorney, or a U.S. Attorney. A vote of six of the Commission’s nine members 

is required to proceed on such a referral. 

C. Confidentiality 

The complaint or referral, as well as all proceedings and records relating thereto, is 

confidential until the accused requests that such records be made public or until the matter reaches 

a stage in the Commission’s proceedings where it becomes public. This means that unless the 

Commission receives a written waiver of confidentiality from the accused, the Commission is not free 

to release any documents or to comment on a complaint or referral to members of the public or 

press, so long as the complaint or referral remains in a confidential stage. 

https://www.ethics.state.fl.us
https://www.ethics.state.fl.us
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A COMPLAINT OR REFERRAL MAY NOT BE FILED WITH RESPECT TO A CANDIDATE ON THE DAY 

OF THE ELECTION, OR WITHIN THE 30 CALENDAR DAYS PRECEDING THE ELECTION DATE, UNLESS IT IS 

BASED ON PERSONAL INFORMATION OR INFORMATION OTHER THAN HEARSAY. 

D. How the Complaint Process Works 

Complaints which allege a matter within the Commission’s jurisdiction are assigned a tracking 

number and Commission staff forwards a copy of the original sworn complaint to the accused within 

five working days of its receipt. Any subsequent sworn amendments to the complaint also are 

transmitted within five working days of their receipt. 

Once a complaint is filed, it goes through three procedural stages under the Commission’s 

rules. The first stage is a determination of whether the allegations of the complaint are legally 

sufficient: that is, whether they indicate a possible violation of any law over which the Commission 

has jurisdiction. If the complaint is found not to be legally sufficient, the Commission will order that 

the complaint be dismissed without investigation, and all records relating to the complaint will 

become public at that time. 

In cases of very minor financial disclosure violations, the official will be allowed an 

opportunity to correct or amend his or her disclosure form. Otherwise, if the complaint is found to 

be legally sufficient, a preliminary investigation will be undertaken by the investigative staff of the 

Commission. The second stage of the Commission’s proceedings involves this preliminary 

investigation and a decision by the Commission as to whether there is probable cause to believe that 

there has been a violation of any of the ethics laws. If the Commission finds no probable cause to 

believe there has been a violation of the ethics laws, the complaint will be dismissed and will become 

a matter of public record. If the Commission finds probable cause to believe there has been a violation 

of the ethics laws, the complaint becomes public and usually enters the third stage of proceedings. 

This stage requires the Commission to decide whether the law was actually violated and, if so, 

whether a penalty should be recommended. At this stage, the accused has the right to request a 

public hearing (trial) at which evidence is presented, or the Commission may order that such a hearing 

be held. Public hearings usually are held in or near the area where the alleged violation occurred. 
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When the Commission concludes that a violation has been committed, it issues a public report 

of its findings and may recommend one or more penalties to the appropriate disciplinary body or 

official. 

When the Commission determines that a person has filed a complaint with knowledge that 

the complaint contains one or more false allegations or with reckless disregard for whether the 

complaint contains false allegations, the complainant will be liable for costs plus reasonable 

attorney’s fees incurred by the person complained against. The Department of Legal Affairs may bring 

a civil action to recover such fees and costs, if they are not paid voluntarily within 30 days. 

E. Dismissal of Complaints At Any Stage of Disposition 

The Commission may, at its discretion, dismiss any complaint at any stage of disposition 

should it determine that the public interest would not be served by proceeding further, in which case 

the Commission will issue a public report stating with particularity its reasons for the dismissal. [Sec. 

112.324(12), Fla. Stat.] 

F. Statute of Limitations 

All sworn complaints alleging a violation of the Sunshine Amendment or the Code of Ethics 

must be filed with the Commission within five years of the alleged violation or other breach of the 

public trust. Time starts to run on the day AFTER the violation or breach of public trust is committed. 

The statute of limitations is tolled on the day a sworn complaint is filed with the Commission. If a 

complaint is filed and the statute of limitations has run, the complaint will be dismissed. [Sec. 

112.3231, Fla. Stat.] 

VIII. EXECUTIVE BRANCH LOBBYING 

Any person who, for compensation and on behalf of another, lobbies an agency of the 

executive branch of state government with respect to a decision in the area of policy or procurement 

may be required to register as an executive branch lobbyist. Registration is required before lobbying 

an agency and is renewable annually. In addition, each lobbying firm must file a compensation report 
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with the Commission for each calendar quarter during any portion of which one or more of the firm’s 

lobbyists were registered to represent a principal. As noted above, no executive branch lobbyist or 

principal can make, directly or indirectly, and no executive branch agency official or employee who 

files FORM 1 or FORM 6 can knowingly accept, directly or indirectly, any expenditure made for the 

purpose of lobbying. [Sec. 112.3215, Fla. Stat.] 

Paying an executive branch lobbyist a contingency fee based upon the outcome of any specific 

executive branch action, and receiving such a fee, is prohibited. A violation of this prohibition is a first 

degree misdemeanor, and the amount received is subject to forfeiture. This does not prohibit sales 

people from receiving a commission. [Sec. 112.3217, Fla. Stat.] 

Executive branch departments, state universities, community colleges, and water 

management districts are prohibited from using public funds to retain an executive branch (or 

legislative branch) lobbyist, although these agencies may use full‐time employees as lobbyists. [Sec. 

11.062, Fla. Stat.] 

Online registration and filing is available at www.floridalobbyist.gov. Additional information 

about the executive branch lobbyist registration system may be obtained by contacting the Lobbyist 

Registrar at the following address: 

Executive Branch Lobbyist Registration 

Room G‐68, Claude Pepper Building 

111 W. Madison Street 

Tallahassee, FL 32399‐1425 

Phone: 850/922‐4990 

IX. WHISTLE‐BLOWER’S ACT 

In 1986, the Legislature enacted a “Whistle‐blower’s Act” to protect employees of agencies 

and government contractors from adverse personnel actions in retaliation for disclosing information 

in a sworn complaint alleging certain types of improper activities. Since then, the Legislature has 

revised this law to afford greater protection to these employees. 

https://www.floridalobbyist.gov
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While this language is contained within the Code of Ethics, the Commission has no jurisdiction 

or authority to proceed against persons who violate this Act. Therefore, a person who has disclosed 

information alleging improper conduct governed by this law and who may suffer adverse 

consequences as a result should contact one or more of the following: the Office of the Chief 

Inspector General in the Executive Office of the Governor; the Department of Legal Affairs; the Florida 

Commission on Human Relations; or a private attorney. [Sec. 112.3187 ‐ 112.31895, Fla. Stat.] 

X. ADDITIONAL INFORMATION 

As mentioned above, we suggest that you review the language used in each law for a more 

detailed understanding of Florida’s ethics laws. The “Sunshine Amendment” is Article II, Section 8, of 

the Florida Constitution. The Code of Ethics for Public Officers and Employees is contained in Part III 

of Chapter 112, Florida Statutes. 

Additional information about the Commission’s functions and interpretations of these laws 

may be found in Chapter 34 of the Florida Administrative Code, where the Commission’s rules are 

published, and in The Florida Administrative Law Reports, which until 2005 published many of the 

Commission’s final orders. The Commission’s rules, orders, and opinions also are available at 

www.ethics.state.fl.us. 

If you are a public officer or employee concerned about your obligations under these laws, 

the staff of the Commission will be happy to respond to oral and written inquiries by providing 

information about the law, the Commission’s interpretations of the law, and the Commission’s 

procedures. 

XI. TRAINING 

Constitutional officers, elected municipal officers, commissioners of community 

redevelopment agencies (CRAs), and commissioners of community development districts are 

required to receive a total of four hours training, per calendar year, in the area of ethics, public 

https://www.ethics.state.fl.us
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records, and open meetings. The Commission on Ethics does not track compliance or certify providers. 

Officials indicate their compliance with the training requirement when they file their annual Form 1 

or Form 6. 

Visit the training page on the Commission’s website for up‐to‐date rules, opinions, 

audio/video training, and opportunities for live training conducted by Commission staff. 
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FORM 8B MEMORANDUM OF VOTING CONFLICT FOR 
COUNTY, MUNICIPAL, AND OTHER LOCAL PUBLIC OFFICERS 

LAST NAME—FIRST NAME—MIDDLE NAME NAME OF BOARD, COUNCIL, COMMISSION, AUTHORITY, OR COMMITTEE 

MAILING ADDRESS THE BOARD, COUNCIL, COMMISSION, AUTHORITY OR COMMITTEE ON 
WHICH I SERVE IS A UNIT OF: 

CITY COUNTY OTHER LOCAL AGENCY 
CITY COUNTY 

NAME OF POLITICAL SUBDIVISION: 

DATE ON WHICH VOTE OCCURRED 
MY POSITION IS: 

ELECTIVE APPOINTIVE 

WHO MUST FILE FORM 8B 

This form is for use by any person serving at the county, city, or other local level of government on an appointed or elected board, council, 
commission, authority, or committee. It applies to members of advisory and non-advisory bodies who are presented with a voting conflict of 
interest under Section 112.3143, Florida Statutes. 

Your responsibilities under the law when faced with voting on a measure in which you have a conflict of interest will vary greatly depending 
on whether you hold an elective or appointive position. For this reason, please pay close attention to the instructions on this form before 
completing and filing the form. 

INSTRUCTIONS FOR COMPLIANCE WITH SECTION 112.3143, FLORIDA STATUTES 

A person holding elective or appointive county, municipal, or other local public office MUST ABSTAIN from voting on a measure which 
would inure to his or her special private gain or loss. Each elected or appointed local officer also MUST ABSTAIN from knowingly voting on 
a measure which would inure to the special gain or loss of a principal (other than a government agency) by whom he or she is retained 
(including the parent, subsidiary, or sibling organization of a principal by which he or she is retained); to the special private gain or loss of a 
relative; or to the special private gain or loss of a business associate. Commissioners of community redevelopment agencies (CRAs) under 
Sec. 163.356 or 163.357, F.S., and officers of independent special tax districts elected on a one-acre, one-vote basis are not prohibited 
from voting in that capacity. 

For purposes of this law, a “relative” includes only the officer’s father, mother, son, daughter, husband, wife, brother, sister, father-in-law, 
mother-in-law, son-in-law, and daughter-in-law. A “business associate” means any person or entity engaged in or carrying on a business 
enterprise with the officer as a partner, joint venturer, coowner of property, or corporate shareholder (where the shares of the corporation 
are not listed on any national or regional stock exchange). 

* * * * * * * * * * * * * * * * 

ELECTED OFFICERS: 

In addition to abstaining from voting in the situations described above, you must disclose the conflict: 

PRIOR TO THE VOTE BEING TAKEN by publicly stating to the assembly the nature of your interest in the measure on which you are 
abstaining from voting; and 

WITHIN 15 DAYS AFTER THE VOTE OCCURS by completing and filing this form with the person responsible for recording the 
minutes of the meeting, who should incorporate the form in the minutes. 

* * * * * * * * * * * * * * * * 

APPOINTED OFFICERS: 

Although you must abstain from voting in the situations described above, you are not prohibited by Section 112.3143 from otherwise 
participating in these matters. However, you must disclose the nature of the conflict before making any attempt to influence the decision, 
whether orally or in writing and whether made by you or at your direction. 

IF YOU INTEND TO MAKE ANY ATTEMPT TO INFLUENCE THE DECISION PRIOR TO THE MEETING AT WHICH THE VOTE WILL BE 
TAKEN: 

• You must complete and file this form (before making any attempt to influence the decision) with the person responsible for recording the 
minutes of the meeting, who will incorporate the form in the minutes. (Continued on page 2) 

CE FORM 8B - EFF. 11/2013 PAGE 1 
Adopted by reference in Rule 34-7.010(1)(f), F.A.C. 



___________________________________________________ _______________________________________________ 

APPOINTED OFFICERS (continued) 

• A copy of the form must be provided immediately to the other members of the agency. 

• The form must be read publicly at the next meeting after the form is filed. 

IF YOU MAKE NO ATTEMPT TO INFLUENCE THE DECISION EXCEPT BY DISCUSSION AT THE MEETING: 

• You must disclose orally the nature of your conflict in the measure before participating. 

• You must complete the form and file it within 15 days after the vote occurs with the person responsible for recording the minutes of the 
meeting, who must incorporate the form in the minutes. A copy of the form must be provided immediately to the other members of the 
agency, and the form must be read publicly at the next meeting after the form is filed. 

DISCLOSURE OF LOCAL OFFICER'S INTEREST 

I,_________________________________________ , hereby disclose that on______________________________________, 20 ____ : 

(a) A measure came or will come before my agency which (check one or more) 

___ inured to my special private gain or loss; 

___ inured to the special gain or loss of my business associate, _______________________________________________________ ; 

___ inured to the special gain or loss of my relative,_________________________________________________________________ ; 

___ inured to the special gain or loss of ________________________________________________________________________ , by 

whom I am retained; or 

___ inured to the special gain or loss of _____________________________________________________________________ , which 

is the parent subsidiary, or sibling organization or subsidiary of a principal which has retained me. 

(b) The measure before my agency and the nature of my conflicting interest in the measure is as follows: 

If disclosure of specific information would violate confidentiality or privilege pursuant to law or rules governing attorneys, a public officer, 
who is also an attorney, may comply with the disclosure requirements of this section by disclosing the nature of the interest in such a way 
as to provide the public with notice of the conflict. 

Date Filed Signature 

NOTICE: UNDER PROVISIONS OF FLORIDA STATUTES §112.317, A FAILURE TO MAKE ANY REQUIRED DISCLOSURE 
CONSTITUTES GROUNDS FOR AND MAY BE PUNISHED BY ONE OR MORE OF THE FOLLOWING: IMPEACHMENT, 
REMOVAL OR SUSPENSION FROM OFFICE OR EMPLOYMENT, DEMOTION, REDUCTION IN SALARY, REPRIMAND, OR A 
CIVIL PENALTY NOT TO EXCEED $10,000. 

CE FORM 8B - EFF. 11/2013 PAGE 2 
Adopted by reference in Rule 34-7.010(1)(f), F.A.C. 



STARLING 
COMMUNITY DEVELOPMENT DISTRICT 

4 



     

 

 

RESOLUTION 2024-31 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE 
STARLING COMMUNITY DEVELOPMENT DISTRICT ELECTING 
CERTAIN OFFICERS OF THE DISTRICT, AND PROVIDING FOR AN 
EFFECTIVE DATE 

WHEREAS, the Starling Community Development District (“District”) is a local unit of 
special-purpose government created and existing pursuant to Chapter 190, Florida Statutes; and 

WHEREAS, the Board of Supervisors of the District desires to designate certain Officers of 
the District. 

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

Felipe GonzalezSECTION 1. is elected Chair. 

Rebekah NortonSECTION 2. is elected Vice Chair. 

Charles CookSECTION 3. is elected Assistant Secretary. 

Ryan Futch is elected Assistant Secretary. 

Jarett English is elected Assistant Secretary. 

Craig Wrathell is elected Assistant Secretary. 

SECTION 4. This Resolution supersedes any prior appointments made by the Board for 
Chair, Vice Chair, and Assistant Secretaries; however, prior appointments by the Board for 
Secretary, Treasurer and Assistant Treasurer(s) remain unaffected by this Resolution. 

SECTION 5. This Resolution shall become effective immediately upon its adoption. 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 



PASSED AND ADOPTED this 7th day of August, 2024. 

ATTEST: STARLING COMMUNITY 
DEVELOPMENT DISTRICT 

Supervisors 
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PUBLISHER’S AFFIDAVIT OF 
PUBLICATION STATE OF FLORIDA COUNTY 
OF CHARLOTTE: 

Before the undersigned authority personally appeared 
Amber Douglas, who on oath says that she is the Legal 
Advertising Representative of The Daily Sun, a newspaper 
published at Charlotte Harbor in Charlotte County, Florida; 
that the attached copy of advertisement, being a   Legal 
Notice that was published in said newspaper in the issue(s)                                                                                                                       

08/11/24, 08/18/24 

as well as being posted online at www.yoursun.com and 
www.floridapublicnotices.com. 
Affiant further says that the said newspaper is a newspa-
per published at Charlotte Harbor, in said Charlotte County, 
Florida, and that the said newspaper has heretofore been 
continuously published in said Charlotte County, Florida, 
Sarasota County, Florida and DeSoto County, Florida, each 
day and has been entered as periodicals matter at the post 
office in Punta Gorda, in said Charlotte County, Florida, for 
a period of 1 year next preceding the first publication of the 
attached copy of advertisement; and affiant further says that 
he or she has neither paid nor promised any person, firm or 
corporation any discount, rebate, commission or refund for 
the purpose of securing this advertisement for  publication 
in the said newspaper. 

(Signature of Notary Public) 

(Signature of Affiant) 

Sworn and subscribed before me this 19th day of 
August, 2024 

Personally known _X_ OR ___Produced Identification 

TICKET #: 3936030-1 
Debt Assess Hearing 9.4 
Full Page 6x20.25 
Submitted by: Daphne Gillyard 
Publish: 08/11/24, 08/18/24 
436489   3936031 

https://www.floridapublicnotices.com
https://www.yoursun.com
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NOTICE OF PUBLIC HEARING TO CONSIDER IMPOSITION OF SPECIAL ASSESSMENTS 
PURSUANT TO SECTION 170.07, FLORIDA STATUTES, BY THE STARLING COMMUNITY 

DEVELOPMENT DISTRICT 
NOTICE OF PUBLIC HEARING TO CONSIDER IMPOSITION OF SPECIAL ASSESSMENTS 
PURSUANT TO SECTION 170.07, FLORIDA STATUTES, BY THE STARLING COMMUNITY 

DEVELOPMENT DISTRICT 

NOTICE OF PUBLIC HEARING TO CONSIDER ADOPTION OF ASSESSMENT ROLL PURSUANT TO 
SECTION 197.3632(4)(b), FLORIDA STATUTES, BY THE 
STARLING COMMUNITY DEVELOPMENT DISTRICT 

NOTICE OF REGULAR MEETING OF THE STARLING COMMUNITY DEVELOPMENT DISTRICT 
The Board of Supervisors (“Board”) of the Starling Community Development District (“District”) will hold public hearings on September 4, 2024 at 10:30 a.m., at 23461 CollinaWay, Port Charlotte, Florida 33980 to consider the adop-
tion of an assessment roll, the imposition of special assessments to secure proposed bonds on benefited lands within the District, a depiction of which lands is shown below, and to provide for the levy, collection and enforcement 
of the special assessments. 

The District is located entirely within Charlotte County, Florida. The lands to be improved are generally located east of Burnt Store Road, west of Green Gulf Boulevard and at the southeastern corner of Township 42, Range 23, Section 
09, and are geographically depicted below and in the Master Engineer’s Report, dated January 2024 and revised April 2024 (“Capital Improvement Plan”). The public hearing is being conducted pursuant to Chapters 170, 190 and 
197, Florida Statutes. A description of the property to be assessed and the amount to be assessed to each piece or parcel of property may be ascertained at the office of the District Manager c/o Wrathell, Hunt and Associates, LLC, 
2300 Glades Road, Suite 410W, Boca Raton, Florida 33410, (877) 276-0889 (“District Manager’s Office”). 

The District is a unit of special-purpose local government responsible for providing infrastructure improvements for lands within the District. The infrastructure improvements are currently expected to include, but are not limited 
to a storm water management system, potable water systems, sanitary sewer systems, perimeter walls, perimeter landscaping, environmental/wetland mitigation, off-site road improvements, soft costs, and other infrastructure 
(“Improvements”), all as more specifically described in the Capital Improvement Plan, on file and available during normal business hours at the District Manager’s Office. According to the Capital Improvement Plan, the estimated 
cost of the Improvements is $33,790,900. 

The District intends to impose assessments on benefited lands in the manner set forth in the District’s Master Special Assessment Methodology Report, dated May 1, 2024 (“Assessment Report”), which is on file and available during 
normal business hours at the District Manager’s Office. 

The purpose of any such assessment is to secure the bonds issued to fund the Improvements. As described in more detail in the Assessment Report, the District’s assessments will be levied against respective benefitted lands within 
the District. The Assessment Report identifies maximum assessment amounts for each assessment area and land use category that is currently expected to be assessed. The lien for assessments is proposed to be allocated on an 
equal assessment per acre basis, and will be levied on an equivalent residential unit (“ERU”) basis at the time that such property is platted or subject to a site plan or sold. 

The annual principal assessment levied against each parcel will be based on repayment over thirty (30) years of the total debt allocated to each parcel. The District expects to assess and collect sufficient revenues to retire no more 
than $in debt, exclusive of fees and costs of collection or enforcement, discounts for early payment and interest. The proposed schedule of assessments is as follows: 

The assessments may be prepaid in whole at any time, or in some instances in part, or may be paid in not more than thirty (30) annual installments subsequent to the issuance of debt to finance the improvements. These annual 
assessments will be collected on the Charlotte County tax roll by the Tax Collector. Alternatively, the District may choose to directly collect and enforce these assessments. All affected property owners have the right to appear at the 
public hearings and the right to file written objections with the District within twenty (20) days of the publication of this notice. 

Also on September 4, 2024 at 10:30 a.m., at 23461 Collina Way, Port Charlotte, Florida 33980, the Board will hold a regular public meeting to consider any other business that may lawfully be considered by the District. The Board 
meeting and hearings are open to the public and will be conducted in accordance with the provisions of Florida law. The Board meeting and/or the public hearings may be continued in progress to a certain date and time announced 
at such meeting and/or hearings. 

If anyone chooses to appeal any decision of the Board with respect to any matter considered at the meeting or hearings, such person will need a record of the proceedings and should accordingly ensure that a verbatim record of the 
proceedings is made, which includes the testimony and evidence upon which such appeal is to be based. 

Any person requiring special accommodations at the meeting or hearings because of a disability or physical impairment should contact the District Manager’s Office at least 48 hours prior to the meeting. If you are hearing or speech 
impaired, please contact the Florida Relay Service at 1-800-955-8770 for aid in contacting the District office. 

STARLING COMMUNITY DEVELOPMENT DISTRICT 

RESOLUTION 2024-27 
A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE STARLING COMMUNITY DEVELOPMENT DISTRICT DECLARING SPECIAL ASSESSMENTS; INDICATING THE 

LOCATION, NATURE AND ESTIMATED COST OF THOSE INFRASTRUCTURE IMPROVEMENTS WHOSE COST IS TO BE DEFRAYED BY THE SPECIAL ASSESSMENTS; PROVIDING 
THE PORTION OF THE ESTIMATED COST OF THE IMPROVEMENTS TO BE DEFRAYED BY THE SPECIAL ASSESSMENTS; PROVIDING THE MANNER IN WHICH SUCH SPECIAL 

ASSESSMENTS SHALL BE MADE; PROVIDING WHEN SUCH SPECIAL ASSESSMENTS SHALL BE PAID; DESIGNATING LANDS UPON WHICH THE SPECIAL ASSESSMENTS SHALL 
BE LEVIED; PROVIDING FOR AN ASSESSMENT PLAT; ADOPTING A PRELIMINARY ASSESSMENT ROLL; PROVIDING FOR PUBLICATION OF THIS RESOLUTION. 

WHEREAS, the Board of Supervisors (the“Board”) of the Starling Community Development District (the“District”) hereby determines to undertake, install, plan, establish, construct or reconstruct, enlarge or extend, 
equip, acquire, operate, and/or maintain the infrastructure improvements (the“Improvements”) described in the District’s Master Engineer’s Report, dated January 2024, revised April 2024, attached hereto as Exhibit A and 
incorporated herein by reference; and 

WHEREAS, it is in the best interest of the District to pay the cost of the Improvements by special assessments pursuant to Chapter 190, Florida Statutes (the“Assessments”); and 

WHEREAS, the District is empowered by Chapter 190, the Uniform Community Development District Act, Chapter 170, Supplemental and Alternative Method of Making Local Municipal Improvements, and Chapter 197, 
the Uniform Method for the Levy, Collection and Enforcement of Non-AdValorem Assessments, Florida Statutes, to finance, fund, plan, establish, acquire, construct or reconstruct, enlarge or extend, equip, operate, and maintain 
the Improvements and to impose, levy and collect the Assessments; and 

WHEREAS, the District hereby determines that benefits will accrue to the property improved, the amount of those benefits, and that special assessments will be made in proportion to the benefits received as set forth 
in the Master Special Assessment Methodology Report, dated May 1, 2024, attached hereto as Exhibit B and incorporated herein by reference and on file at 2300 Glades Road, Suite 410W, Boca Raton, Florida 33431 (the“District 
Records Office”); and 

WHEREAS, the District hereby determines that the Assessments to be levied will not exceed the benefit to the property improved. 
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF SUPERVISORS OF THE STARLING COMMUNITY DEVELOPMENT DISTRICT: 

1. Assessments shall be levied to defray a portion of the cost of the Improvements.
2. The nature and general location of, and plans and specifications for, the Improvements are described in Exhibit A, which is on file at the District Records Office. Exhibit B is also on file and available for 

public inspection at the same location. 
3. The total estimated cost of the Improvements is $33,790,900.00 (the“Estimated Cost”). 
4. The Assessments will defray approximately $46,900,000.00 which amounts include the Estimated Costs, plus financing-related costs, capitalized interest and a debt service reserve. 
5. The manner in which the Assessments shall be apportioned and paid is set forth in Exhibit B, including provisions for supplemental assessment resolutions. 
6. The Assessments shall be levied, within the District, on all lots and lands adjoining and contiguous or bounding and abutting upon the Improvements or specially benefitted thereby and further designated 

by the assessment plat hereinafter provided for. 
7. There is on file, at the District Records Office, an assessment plat showing the area to be assessed, with certain plans and specifications describing the Improvements and the estimated cost of the Improve-

ments, all of which shall be open to inspection by the public. 
8. Commencing with the year in which the Assessments are levied and confirmed, the Assessments shall be paid in not more than (30) thirty annual installments. The Assessments may be payable at the same 

time and in the same manner as are ad-valorem taxes and collected pursuant to Chapter 197, Florida Statutes; provided, however, that in the event the uniform non ad-valorem assessment method of collecting the Assessments is 
not available to the District in any year, or if determined by the District to be in its best interest, the Assessments may be collected as is otherwise permitted by law. 

9. The District Manager has caused to be made a preliminary assessment roll, in accordance with the method of assessment described in Exhibit B hereto, which shows the lots and lands assessed, the amount 
of benefit to and the assessment against each lot or parcel of land and the number of annual installments into which the assessment may be divided, which assessment roll is hereby adopted and approved as the District's prelimi-
nary assessment roll. 

10. The Board shall adopt a subsequent resolution to fix a time and place at which the owners of property to be assessed or any other persons interested therein may appear before the 
Board and be heard as to the propriety and advisability of the assessments or the making of the Improvements, the cost thereof, the manner of payment therefore, or the amount thereof to be assessed against each property as 
improved. 

11. The District Manager is hereby directed to cause this Resolution to be published twice (once a week for two (2) consecutive weeks) in a newspaper of general circulation within Charlotte County and to 
provide such other notice as may be required by law or desired in the best interests of the District. 

12. This Resolution shall become effective upon its passage. 

Exhibit A: Master Engineer’s Report, dated January 2024, Revised April 2024 
Exhibit B: Master Special Assessment Methodology Report, dated May 1, 2024 

PASSED AND ADOPTED this 7th day of August, 2024. 
ATTEST: 

/s/ Chesley E Adam, Jr. 
Secretary/Assistant Secretary 

STARLING COMMUNITY 
DEVELOPMENT DISTRICT 

/s/ Felipe Gonzalez 
Chair/Vice Chair, Board of Supervisors 

https://yoursun.com
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STATE OF FLORIDA 
COUNTY OF PALM BEACH 

AFFIDAVIT OF MAILING 

BEFORE ME, the undersigned authority, this day personally appeared Curtis Marcoux, who by me first 
being duly sworn and deposed says: 

1. I am over eighteen (18) years of age and am competent to testify as to the matters contained 
herein. I have personal knowledge of the matters stated herein. 

2. I, Curtis Marcoux, am employed by Wrathell, Hunt and Associates LLC, and, in the course of 
that employment, serve as Financial Analyst for the Starling Community Development District . 

3. Among other things, my duties include preparing and transmitting correspondence relating to 
the Starling Community Development District. 

4. I do hereby certify that on August 1, 2024, and in the regular course of business, I caused 
letter(s), in the form attached hereto as Exhibit A, to be sent notifying affected landowner(s) 
in the Starling Community Development District of their rights under Chapters 170 and 197, 
Florida Statutes, with respect to the District's anticipated imposition of assessments. I further 
certify that the letters were sent to the addressees identified in Exhibit A and in the manner 
identified in Exhibit A. 

5. I have personal knowledge of having sent the letters to the addressees, and those records are 
kept in the course of the regular business activity for my office . 

FURTHER AFFIANT SAYETH NOT. 

~~ 
By: Curtis Marcoux 

SWORN AND SUBSCRIBED before me by means ~ physical presence or~ o~ e notarization this pt day of 
August 2024, by Curtis Marcoux, for Wrathell, Hunt and Associates LLC, ~ -i~ pers~ y known to me or 
D has provided ________ as identification, and who D did o~ did not take an 
oath . 

NOTARY PUBLIC 
DAPHNE GILLYARD 
Notary Public 
State of Florida 

Print 
lie, State of Florid 

NaComm# HH390392 
Notary P Expires 8/20/2027 
Commission No. : t::h±-2fz03'i c.... 
My Commission Expires : 'O jU) 121)27 

EXHIBIT A: Copy of Mailed Notice 



□ 
c[J 

n 
rn 
l"'­
M 

r­
M $ 
□ i-;E,...xt,...,a-,,-e-rv~ i.,..ce-s~&=Fe_e_s~(c.,..he_c.,..k.,..bo-x,-•-dd- 1+-,..,_+--~ 

M D Return Receipt (hardcopy) $ _1'-"----">----
0 Return Receipt (electronic) S _ ..w:--i-' --

□ D Certified Mall Restricted Delivery $ ___:~ .,:,.....- ­

I"'- □ Adult Signature Required $ - --"-"'1-~.__ 
ru D Adult Signature Restricted Delivery $ 

l..t"J Postage 

□ $ 
n TotalP< 

TAYLOR MORRISON OF FLORIDA INC:; $ 
Sent To 551 N CATTLEMAN RD, STE 200 

~ sfieefa. SARASOTA, FL 34232 
l..t"J 
Ir C,iji,.sie 

.. · - ... 



  
 

       
   

 

 

  
 

 
 

 
 

 
     

    
 

 
  

 
     

     
    

     
   

 
 

   
  

   
 

 
     

  
      

    
     

   
  

 
      

    
     

     
      

     
      

Starling Community Development District 
OFFICE OF THE DISTRICT MANAGER 

2300 Glades Road, Suite 410W●Boca Raton, Florida 33431 
Phone: (561) 571-0010●Toll-free: (877) 276-0889●Fax: (561) 571-0013 

August 1, 2024 

Via First Class U.S. Mail 
TAYLOR MORRISON OF FLORIDA INC 
551 N CATTLEMAN RD, STE 200 
SARASOTA, FL 34232 

RE: Starling Community Development District (“District”) 
Notice of Hearings on Debt Special Assessments 
See attached Legal Description 

Dear Property Owner: 

You are receiving this notice because the Charlotte County Property Appraiser’s records 
indicate that you are a property owner within the District. The property that is subject to this 
notice is more particularly described by the legal description enclosed with this letter. In 
accordance with Chapters 170, 190 and 197, Florida Statutes, the District’s Board of Supervisors 
(“Board”) hereby provides notice of the following public hearings: 

NOTICE OF PUBLIC HEARINGS 
DATE: September 4, 2024 
TIME: 10:30 am 
LOCATION: 23461 Collina Way, 

Port Charlotte, Florida 33980 

The purpose of the public hearings announced above is to consider the imposition of 
special assessments (“Debt Assessments”) and adoption of an assessment roll to secure 
proposed bonds on benefited lands within the District (“Lands”), and to provide for the levy, 
collection and enforcement of the Debt Assessments. The purpose of any such Debt Assessments 
is to secure the proposed bonds to be issued by the District to finance certain public 
infrastructure improvements (“Project”), generally consisting of a storm water management 
system, potable water systems, sanitary sewer systems, perimeter walls, perimeter landscaping, 
environmental/wetland mitigation, off-site road improvements, soft costs, and other 
infrastructure, benefitting the Lands within the District.  The Project is described in more detail 
in the Master Engineer’s Report, dated January 2024, revised April 2024 (“Engineer’s Report”).  
The Debt Assessments are proposed to be levied as an assessment lien and allocated to the 
benefitted lands as set forth in the Master Special Assessment Methodology Report, dated May 
1, 2024 (“Assessment Report”). At the conclusion of the public hearings, the Board will, by 
resolution, levy and impose assessments as finally approved by the Board. A meeting of the 
District will also be held where the Board may consider any other business that may properly 



      
     

 
      

    
   

    
    

 
    

   
  

   
   

    
  

  
 

   
     

     
   

  
   

  
 

     
 

 
 
 

 
 

 

  

come before it. Please refer to Exhibit A enclosed herein for additional information related to 
the public hearings and meeting. 

The District is located entirely within Charlotte County, Florida.  A geographic description 
of the property to be assessed and the amount to be assessed to each piece or parcel of property 
may be ascertained at the “District’s Office” located at c/o Wrathell, Hunt and Associates, LLC, 
2300 Glades Road, Suite 410W, Boca Raton, Florida 33410, (877) 276-0889.  Also, a copy of the 
agendas and other documents referenced herein may be obtained from the District’s Office. 

The public hearings and meeting are open to the public and will be conducted in 
accordance with Florida law.  The public hearings and meeting may be continued to a date, time, 
and place to be specified on the record.  There may be occasions when staff or board members 
may participate by speaker telephone.  Any person requiring special accommodations because 
of a disability or physical impairment should contact the District Office at least forty-eight (48) 
hours prior to the meeting.  If you are hearing or speech impaired, please contact the Florida 
Relay Service by dialing 7-1-1, or 1-800-955-8771 (TTY) / 1-800-955-8770 (Voice), for aid in 
contacting the District Office. 

Please note that all affected property owners have the right to appear and comment at 
the public hearings and meeting, and may also file written objections with the District Office 
within twenty (20) days of issuance of this notice.  Each person who decides to appeal any 
decision made by the Board with respect to any matter considered at the public hearings or 
meeting is advised that person will need a record of 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 such appeal is to be based. 

If you have any questions, please do not hesitate to contact the District Office. 

Sincerely, 

Chesley (Chuck) E Adams, Jr. 
District Manager 



 
 

 
      

      
 

 

 
 

      
         

    
 

 
   

  
   

 
    

       
 

            
    

          
       

     
     

   
        

 

 

 

 

 
 

 

 
 

 

 
 

 
 

 

EXHIBIT A 

Summary of Proposed Debt Assessments 

1. Proposed Debt Assessments and Total Revenue. The total revenues the District will collect by 
the Debt Assessments is $46,900,000.00. The proposed Debt Assessments and Total Revenue 
are as follows: 

Assessment Apportionment 

Maximum Annual 
Maximum Total Maximum Bond Principal and 

Bond Assessment Interest Payment 
Total Cost Assessment Apportionment per Unit on the 

Product Type Total Units Allocation* Apportionment per Unit Bonds** 
SF 42' 324 $11,889,811.43 $16,502,435.74 $50,933.44 $4,524.29 
SF 52' 302 $13,721,163.92 $19,044,257.12 $63,060.45 $5,601.50 
SF 62' 151 $8,179,924.65 $11,353,307.13 $75,187.46 $6,678.71 
Total 777 $33,790,900.00 $46,900,000.00 

* Please note that cost allocations to units herein are based on the ERU benefit allocation illustrated in Table 4 
** Does not include applicable costs of collection and early payment discounts 

2. Unit of Measurement. As described in the Assessment Report, the Debt Assessments will be 
initially allocated on an equal assessment per acre basis, and will be levied on an equivalent 
residential unit (“ERU”) basis at the time that such property is platted or subject to a site plan or 
sold. 

3. Schedule of Debt Assessments:  For each bond issuance, the Debt Assessments principal is 
expected to be collected over a period of no more than 30 years subsequent to the issuance of 
debt to finance the improvements. 

4. Collection. The Debt Assessments constitute a lien against benefitted property located within the 
District just as do each year’s property taxes. For the Debt Assessments, the District may elect to 
have the County Tax Collector collect the assessments, or alternatively may collect the 
assessments by sending out an annual bill. For delinquent assessments that were initially directly 
billed by the District, the District may initiate a foreclosure action or may place the delinquent 
assessments on the next year’s county tax bill. IT IS IMPORTANT TO PAY YOUR ASSESSMENT 
BECAUSE FAILURE TO PAY WILL CAUSE A TAX CERTIFICATE TO BE ISSUED AGAINST THE PROPERTY 
WHICH MAY RESULT IN LOSS OF TITLE, OR FOR DIRECT BILLED ASSESSMENTS, MAY RESULT IN A 
FORECLOSURE ACTION, WHICH ALSO MAY RESULT IN A LOSS OF TITLE. The District’s decision to 
collect assessments on the tax roll or by direct billing does not preclude the District from later 
electing to collect those or other assessments in a different manner at a future time. 

https://46,900,000.00
https://33,790,900.00
https://6,678.71
https://75,187.46
https://11,353,307.13
https://8,179,924.65
https://5,601.50
https://63,060.45
https://19,044,257.12
https://13,721,163.92
https://4,524.29
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STARLING COMMUNITY DEVELOPMENT DISTRICT 

MASTER ENGINEER’S REPORT 

1. INTRODUCTION 

The purpose of this report is to provide a description of the capital improvement plan (“CIP”) and 
estimated costs of the CIP, for the Starling Community Development District (“District”). 

2. GENERAL SITE DESCRIPTION 

The District consists of 296.63 acres of land and is located entirely within Charlotte County, Florida. The 
site is generally located on the east side of Burnt Store Road in Charlotte County, Florida. The project lies 
within Section 16, Township 42 South, Range 23 East. Please refer to Exhibit 1: Location Map. 

3. PROPOSED CAPITAL IMPROVEMENT PLAN 

The CIP is intended to provide public infrastructure improvements for the entire development. Please 
reference Exhibit 4: Proposed Development Plan. The following table shows the planned product types 
for the District: 

TABLE 1: PRODUCT TYPES 

Product Type Total Units 
42’ LOTS 324 
52’ LOTS 302 
62’ LOTS 151 
TOTAL 777 

The public infrastructure for the project is as follows: 

Roadway Improvements: 

All roads within Starling are to be private and will be funded by the Developer and dedicated to 
the Homeowner’s Association for ownership and maintenance. All roads will be designed and 
constructed in accordance with Charlotte County standards. Notwithstanding the same, the 
District will be provided access over the privately owned roadways for purposes of operating and 
maintaining the public improvements of this CIP. 

There will  be one (1) access point into the Starling community, the main entry off Burnt Store 
Road. There is a secondary emergency only access located on the far east side of the community 
that  will  connect  to  Green  Gulf  Blvd  at  a  future  time.  County  right  of  way  improvements  are  
needed off-site prior to a final connection being made. 
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Stormwater Management System: 

The stormwater collection and outfall system are a combination of roadway curbs, curb inlets, 
pipe, control structures, and open lakes designed to treat and attenuate stormwater runoff from 
District lands. The stormwater system will be designed consistent with the applicable design 
requirements for stormwater/floodplain management systems. The District will finance, own, 
operate, and maintain the stormwater system, with the exception of the inlets and storm sewer 
systems that may be part of dedicated rights-of-way. Please refer to Exhibit 4A: Stormwater Plan. 

NOTE: No private earthwork is included in the CIP. Accordingly, the District will not fund any costs 
of mass grading of lots or the transportation of any fill to such lots. 

Water, Wastewater, and Reclaim Utilities: 

As part of the CIP, the District intends to construct and/or acquire water, wastewater and reclaim 
infrastructure. 

In particular, the on-site water supply improvements include water mains that will be located 
within rights-of-way and used for potable water service and fire protection. Please refer to Exhibit 
4C: Potable Water Plan. 

Wastewater improvements for the project will include an on-site gravity collection system, off-
site and on-site force main, and on-site lift stations. Please refer to Exhibit 4B: Wastewater Plan. 

Similarly, the reclaim water distribution system will be constructed to provide service for irrigation 
throughout the community. 

The water and reclaim distribution and wastewater collection systems for all phases will be 
constructed and/or acquired by the District and then dedicated to a local, public utility provider 
for operation and maintenance. The CIP will only include laterals to the lot lines (i.e., point of 
connection). 

Hardscape, Landscape, and Irrigation: 

The District will fund landscaping, and hardscaping (i.e Perimeter walls) within District common 
areas and rights-of-way. All such landscaping and hardscaping will be owned, maintained, and 
funded by the District. Such infrastructure, to the extent that it is located in rights-of-way owned 
by a local general-purpose government, will be maintained pursuant to a right-of-way agreement 
or permit. Any landscaping or hardscaping systems behind hard-gated roads, if any, would not be 
financed by the District and instead would be privately installed and maintained. 

Streetlights: 

The Developer intends to lease streetlights through an agreement with a local utility provider and 
will fund the streetlights through an annual operations and maintenance assessment. As such, 
streetlights are not included as part of the CIP. 
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Recreational Amenities: 

Starling  will  have  one  (1)  main  recreational  amenity  campus  for  the  exclusive  use  of  Starling  
residents. The amenity location will provide the typical programming such as a clubhouse, pool, 
park, and sports courts. All amenity facilities are considered common elements for the benefit of 
the community and not part of the CIP. Further, all amenity facilities will be funded by the 
Developer to be owned and maintained by the POA. Although the CIP benefits the recreational 
amenities, they are not assessed pursuant to state law, as they are a common element for the 
Starling development. 

Environmental Conservation: 

The District will provide on-site conservation areas in order to offset wetland impacts associated 
with the construction of the development. The Developer will be responsible for the design, 
permitting, and construction. The District will be responsible for the maintenance, and 
government reporting of the environmental mitigation. These costs are included within the CIP. 

Off-Site Improvements: 

Off-site improvements include right and left turn lanes and roadway expansion of Burnt Store 
Road, as well as a proposed signalized intersection. These costs are included within the CIP. 

Professional Services: 

The CIP also includes various professional services. These include: (i) engineering, surveying, and 
architectural fees, (ii) permitting and plan review costs, and (iii) development/construction 
management services fees that are required for the design, permitting, construction, and 
maintenance acceptance of the public improvements and community facilities. 

NOTE:  In  the event  that  impact  fee credits  are  generated from any roadway,  utilities  or  other  
improvements funded by the District, any such credits, if any, will be the subject of an acquisition 
agreement between the applicable developer and the District. 

4. PERMITTING/CONSTRUCTION COMMENCEMENT 

All necessary permits for the construction of Phase 1 of the CIP have either been obtained or are currently 
under review by respective governmental authorities, and include the following: 

· Charlotte County 
o Final Detail Site Plan (DRC-22-00193, Resolution No. 2023-114) – Approved 
o Preliminary Plat (PP-22-03-09) – Approved 
o Final Plat – In Process 
o Right of Way (20230328710) – Approved 
o Stormwater (SWP-23-00007) – Approved 

· Charlotte County Utilities 
o Utility Permit (22-1023) – Approved 
o Utility Permit Mod #1 (22-1023) – Approved 
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· FDEP 
o 404 NPR (409301 404_NPR) – Approved 
o NOI (FLR20GA20) – Approved 
o Potable Water (288914-017-DSGP) – Approved 
o Wastewater (44562-059-DWC) – Approved 

· SWFWMD 
o Environmental Resource Permit (43030937.004) – Approved 

5. CIP COST ESTIMATE / MAINTENANCE RESPONSIBILITIES 

The table below presents, among other things, a cost estimate for the CIP. It is our professional opinion 
that the costs set forth below are reasonable and consistent with market pricing. 

TABLE 2: CIP COST ESTIMATE 

Improvement Estimated Cost Financing Entity Operation & 
Maintenance Entity 

Earthwork for Stormwater Management $4,755,000.00 Developer/CDD CDD 
Stormwater Management Systems $7,132,000.00 Developer/CDD CDD 
Potable Water Systems $4,118,000.00 CDD County 
Sanitary Sewer Systems $6,690,000.00 CDD County 
Perimeter Walls $357,000.00 Developer/CDD CDD 
Perimeter Landscaping $601,000.00 Developer/CDD CDD 
Environmental/Wetland Mitigation $750,000.00 CDD CDD 
Off-Site Road Improvements $1,000,000.00 CDD County 
Professional Services & Permit Fees $5,316,000.00 Developer/CDD N/A 
Contingency (10%) $3,071,900.00 N/A N/A 
TOTAL $33,790,900.00 

a. The probable costs estimated herein do not include anticipated carrying cost, interest reserves or 
other anticipated CDD expenditures that may be incurred. 

b. The developer reserves the right to finance any of the improvements outlined above, and have 
such improvements owned and maintained by a property owner’s or homeowner’s association, in 
which case such items would not be part of the CIP. 

c. The District may enter into an agreement with a third-party, or an applicable property owner’s or 
homeowner’s association, to maintain any District-owned improvements, subject to the approval 
of the District’s bond counsel. 

d. Certain roadways will be gated. The CDD will only finance utilities and stormwater improvements 
behind such gated areas. 

6. CONCLUSIONS 

The CIP will be designed in accordance with current governmental regulations and requirements. The CIP 
will serve its intended function so long as the construction is in substantial compliance with the design. 

It is further our opinion that: 
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_________________________ 

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

· All of the improvements comprising the CIP are required by applicable development approvals 
issued pursuant to Section 380.06, Florida Statutes; 

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

· The assessable property within the District will receive a special benefit from the CIP that is at 
least equal to such costs. 

Also, the CIP will constitute a system of improvements that will provide benefits, both general, and special 
and peculiar, to all lands within the District. The general public, property owners, and property outside 
the  District  will  benefit  from  the  provisions  of  the  District’s  CIP;  however,  these  are  incidental  to  the  
District’s CIP, which is designed solely to provide special benefits peculiar to property within the District. 
Special and peculiar benefits accrue to property within the District and enables properties within its 
boundaries to be developed. 

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

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

Jeremy H. Arnold, P.E. 
FL License No. 66421 
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1.0 Introduction 

1.1 Purpose 

This Master Special Assessment Methodology Report (the “Report”) 
was developed to provide a master financing plan and a master 
special assessment methodology for the Starling Community 
Development District (the “District”), located in unincorporated 
Charlotte County, Florida, as related to funding the costs of the 
acquisition and construction of public infrastructure improvements 
contemplated to be provided by the District. 

1.2 Scope of the Report 

This Report presents projections for financing the District’s public 
infrastructure improvements (the “Capital Improvement Plan” or 
“CIP”) as described in the Engineer’s Report of Atwell, LLC dated 
April 2024 (the “Engineer's Report”), as well as describes the method 
for the allocation of special benefits and the apportionment of special 
assessment debt resulting from the provision and funding of the 
Capital Improvement Plan. 

1.3 Special Benefits and General Benefits 

Improvements undertaken and funded by the District as part of the 
Capital Improvement Plan create special and peculiar benefits, 
different in kind and degree than general benefits, for properties 
outside its borders as well as general benefits to the public at large. 
However, as discussed within this Report, these general benefits are 
incidental in nature and are readily distinguishable from the special 
and peculiar benefits which accrue to property within the District. 
The District’s Capital Improvement Plan enables properties within its 
boundaries to be developed. 

There is no doubt that the general public, property owners, and 
property outside the District will benefit from the provision of the 
Capital Improvement Plan. However, these benefits are only 
incidental since the Capital Improvement Plan is designed solely to 
provide special benefits peculiar to property within the District. 
Properties outside the District are not directly served by the Capital 
Improvement Plan and do not depend upon the Capital Improvement 
Plan to obtain or to maintain their development entitlements.  This 
fact alone clearly distinguishes the special benefits which District 
properties receive compared to those lying outside of the District's 
boundaries. 

1 



 

  
 

    
    

 
 

  
   

  
     

  
 

 
    
 

    
  

 
   

  
 

        
 

      
 

 
 

  
 
   
 

    
    

    
      
  

 
  

 
   

 
    

    
 

      
     

    
   

The Capital Improvement Plan will provide public infrastructure 
which is necessary in order to make the lands within the District 
developable and saleable.  The installation of such public 
improvements will cause the value of the developable and saleable 
lands within the District to increase by more than the sum of the 
financed cost of the individual components of the Capital 
Improvement Plan.  Even though the exact value of the benefits 
provided by the Capital Improvement Plan is hard to estimate at this 
point, it is without doubt greater than the costs associated with 
providing the same. 

1.4 Organization of the Report 

Section Two describes the development program as proposed by the 
Developer, as defined below. 

Section Three provides a summary of the Capital Improvement Plan 
as determined by the District Engineer. 

Section Four discusses the current financing program for the District. 

Section Five discusses the special assessment methodology for the 
District. 

2.0 Development Program 

2.1 Overview 

The District serves the Starling development (the “Development” or 
“Starling”), a master planned, residential development located in 
unincorporated Charlotte County, Florida.  The land within the 
District consists of approximately 296.63 +/- acres and is generally 
located on the east side of Burnt Store Road in Charlotte County, 
Florida. The project lies within Section 16, Township 42 South, 
Range 23 East. 

2.2 The Development Program 

The development of Starling is anticipated to be conducted by Taylor 
Morrison of Florida, Inc., or an affiliated entity (the “Developer”). 
Based upon the information provided by the Developer, the current 
development plan for the District envisions a total of 324 SF 42’ 
residential units, 302 SF 52’ residential units and 151 SF 62’ 
residential units developed in one or more phases, although phasing 
plan, land use types and unit numbers may change throughout the 
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development period.  Table 1 in the Appendix illustrates the 
development plan for the District. 

3.0 The Capital Improvement Plan 

3.1 Overview 

The public infrastructure costs to be funded by the District are 
described by the District Engineer in the Engineer's Report.  Only 
public infrastructure that may qualify for bond financing by the District 
under Chapter 190, Florida Statutes and under the Internal Revenue 
Code of 1986, as amended, was included in these estimates. 

3.2 Capital Improvement Plan 

The Capital Improvement Plan needed to serve the Development is 
projected to consist of earthwork for stormwater management, 
stormwater management systems, potable water systems, sanitary 
sewer systems, perimeter walls, perimeter landscaping, 
environmental/wetland mitigation, off-site road improvements, 
professional services and permit fees and contingency, all as set 
forth in more detail in the Engineer’s Report. 

The Capital Improvement Plan is anticipated to be developed in one 
or more phases to coincide with and support the development of the 
land within the District and all of the public infrastructure included in 
the Capital Improvement Plan will comprise an interrelated system 
of improvements, which means that all of the improvements will 
serve the entire District and all improvements will be interrelated 
such that they will reinforce one another.  At the time of this writing, 
the total costs of the Capital Improvement Plan are estimated at 
$33,790,900. Table 2 in the Appendix illustrates the specific 
components of the Capital Improvement Plan and their costs. 

4.0 Financing Program 

4.1 Overview 

As noted above, the District is embarking on a program of capital 
improvements which will facilitate the development of lands within 
the District. Generally, construction of public improvements is either 
funded by the Developer and then acquired by the District or funded 
directly by the District.  The choice of the exact mechanism for 
providing public infrastructure has not yet been made at the time of 
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this writing, and the District may either acquire the public 
infrastructure from the Developer or construct it, or even partly 
acquire it and partly construct it. 

Even though the actual financing plan may change to include multiple 
series of bonds, it is likely that in order to fully fund the costs of the 
Capital Improvement Plan as described in Section 3.2 in one 
financing transaction, the District would have to issue approximately 
of $46,900,000 in par amount of special assessment bonds (the 
"Bonds"). 

Please note that the purpose of this Report is to allocate the 
benefit of the Capital Improvement Plan to the various land uses
in the District and based on such benefit allocation to apportion
the maximum debt necessary to fund the Capital Improvement 
Plan. The discussion of the structure and size of the 
indebtedness is based on various estimates and is subject to 
change. 

4.2 Types of Bonds Proposed 

The proposed financing plan for the District provides for the issuance 
of the Bonds in the principal amount of $46,900,000 in one or more 
Series with various maturities to finance Capital Improvement Plan 
costs at $33,790,900. The Bonds as projected under this master 
financing plan would be structured to be amortized in 30 annual 
installments following a 24-month capitalized interest period. Interest 
payments on the Bonds would be made every May 1 and November 
1, and principal payments on the Bonds would be made every May 
1 or November 1. 

In order to finance the improvement costs, the District would need to 
borrow more funds and incur indebtedness in the total amount of 
$46,900,000.  The difference is comprised of funding debt service 
reserve, paying capitalized interest, and paying costs of issuance, 
and the underwriter's discount.  Preliminary sources and uses of 
funding for the Bonds are presented in Table 3 in the Appendix. 

Please note that the structure of the Bonds as presented in this 
Report is preliminary and may change due to changes in the 
development program, market conditions, timing of 
infrastructure installation as well as for other reasons. The 
District maintains complete flexibility as to the structure of the 
Bonds and reserves the right to modify it as necessary. 
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5.0 Assessment Methodology 

5.1 Overview 

The issuance of the Bonds provides the District with funds necessary 
to construct/acquire the infrastructure improvements which are part 
of the Capital Improvement Plan outlined in Section 3.2 and 
described in more detail by the District Engineer in the Engineer's 
Report. These public improvements lead to special and general 
benefits, with special benefits accruing to properties within the 
boundaries of the District. General benefits accrue to areas outside 
the District, but are only incidental in nature. The debt incurred in 
financing the public infrastructure will be secured by assessing 
properties that derive special and peculiar benefits from the Capital 
Improvement Plan. All properties that receive special benefits from 
the Capital Improvement Plan will be assessed for their fair share of 
the debt issued in order to finance the Capital Improvement Plan. 

5.2 Benefit Allocation 

The current development plan for the District envisions the 
development of a total of 324 SF 42’ residential units, 302 SF 52’ 
residential units and 151 SF 62’ residential units developed in one or 
more phases, although phasing, unit numbers and land use types 
may change throughout the development period. 

The public infrastructure included in the Capital Improvement Plan 
will comprise an interrelated system of improvements, which means 
that all of the improvements will serve the entire District and such 
public improvements will be interrelated such that they will reinforce 
each other and their combined benefit will be greater than the sum 
of their individual benefits.  All of the land uses within the District will 
benefit from each infrastructure improvement category, as the public 
improvements provide basic infrastructure to all land within the 
District and benefit all land within the District as an integrated system 
of public improvements. 

As stated previously, the public infrastructure improvements included 
in the Capital Improvement Plan have a logical connection to the 
special and peculiar benefits received by the land within the District, 
as without such improvements, the development of the properties 
within the District would not be possible.  Based upon the connection 
between the improvements and the special and peculiar benefits to 
the land within the District, the District can assign or allocate a portion 
of the District's debt through the imposition of non-ad valorem 
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assessments, to the land receiving such special and peculiar 
benefits.  Even though these special and peculiar benefits are real 
and ascertainable, the precise amount of the benefit cannot yet be 
calculated with mathematical certainty.  However, such benefit is 
more valuable than the cost of, or the actual non-ad valorem 
assessment amount levied on that parcel. 

This Report proposes to allocate the benefit associated with the 
Capital Improvement Plan to the different product types proposed to 
be developed within the District in proportion to their density of 
development and intensity of use of infrastructure as measured by a 
standard unit called an Equivalent Residential Unit ("ERU").  Table 4 
in the Appendix illustrates the ERU weights that are proposed to be 
assigned to the product types contemplated to be developed within 
the District based on the densities of development and the intensities 
of use of infrastructure, total ERU counts for each product type, and 
the share of the benefit received by each product type. 

The rationale behind the different ERU weights is supported by the 
fact that generally and on average products with smaller lot sizes, 
such as SF 42’ units, will use and benefit from the improvements 
which are part of the Capital Improvement Plan less than products 
with larger lot sizes, such as SF 62’ units. For instance, generally 
and on average products with smaller lot sizes, such as SF 42’ units, 
will produce less storm water runoff, may produce fewer vehicular 
trips, and may need less water/sewer capacity than products with 
larger lot sizes, such as SF 62’ units.  Additionally, the value of the 
products with larger lot sizes, such as SF 62’ units, is likely to 
appreciate by more in terms of dollars than that of the products with 
smaller lot sizes, such as SF 42’ units, as a result of the 
implementation of the infrastructure improvements.  As the exact 
amount of the benefit and appreciation is not possible to be 
calculated at this time, the use of ERU measures serves as a 
reasonable approximation of the relative amount of benefit received 
by each product type from the District's public infrastructure 
improvements that are part of the Capital Improvement Plan. 

Table 5 in the Appendix presents the apportionment of the 
assessment associated with the Bonds (the “Bond Assessment”) to 
the residential units contemplated to be developed within the District 
in accordance with the ERU benefit allocation method presented in 
Table 4.  Table 5 also presents the annual levels of the Bond 
Assessment annual debt service assessments per unit. 

Amenities - No Bond Assessments are allocated herein to any 
private amenities or other common areas planned for the 
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development. If owned by a homeowner’s association or a master 
property owner’s association, the amenities and common areas 
would be considered a common element for the exclusive benefit of 
property owners.  Accordingly, any benefit to the amenities and 
common areas would directly benefit all platted lots in the District.  If 
the amenities are owned by the District, then they would be 
governmental property not subject to the Bond Assessments and 
would be open to the general public, subject to District rules and 
policies. As such, no Bond Assessments will be assigned to the 
amenities and common areas. 

Governmental Property - Real property owned by units of local, 
state, and federal governments, or similarly exempt entities, shall not 
be subject to the Bond Assessments without specific consent 
thereto. If at any time, any real property on which Bond 
Assessments are imposed is sold or otherwise transferred to a unit 
of local, state, or federal government, or similarly exempt entity, all 
future unpaid Bond Assessments for such tax parcel shall become 
due and payable immediately prior to such transfer without any 
further action of the District. 

5.3 Assigning Bond Assessment 

As the land in the District is not yet platted for its intended final use 
and the precise location of the various product types by lot or parcel 
is unknown, the Bond Assessment will initially be levied on all of the 
land in the District on an equal pro-rata gross acre basis and thus the 
total bonded debt in the amount of $46,900,000 will be preliminarily 
levied on approximately 296.63 +/- gross acres at a rate of 
$158,109.43 per gross acre. 

When the land is platted, the Bond Assessment will be allocated to 
each platted parcel on a first platted-first assigned basis based on 
the planned use for that platted parcel as reflected in Table 5 in the 
Appendix. Such allocation of Bond Assessment from unplatted 
gross acres to platted parcels will reduce the amount of Bond 
Assessment levied on unplatted gross acres within the District. 

Further, to the extent that any residential land which has not been 
platted is sold to another developer or builder, the Bond 
Assessments will be assigned to such parcel at the time of the sale 
based upon the development rights associated with such parcel that 
are transferred from seller to buyer. The District shall provide an 
estoppel or similar document to the buyer evidencing the amount of 
Bond Assessments transferred at sale. 
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Transferred Property - In the event unplatted land (the “Transferred 
Property”) is sold to a third party not affiliated with the Developer, the 
Bond Assessment will be assigned to such Transferred Property at 
the time of the sale based on the maximum total number of ERUs 
assigned by the Developer to that Transferred Property, subject to 
review by the District’s methodology consultant, to ensure that any 
such assignment is reasonable, supported by current development 
rights and plans, and otherwise consistent with this Report. The 
owner of the Transferred Property will be responsible for the total 
Bond Assessment applicable to the Transferred Property, regardless 
of the total number of ERUs ultimately actually platted. This total 
Bond Assessment is fixed to the Transferred Property at the time of 
the sale. If the Transferred Property is subsequently sub-divided into 
smaller parcels, the total Bond Assessment initially allocated to the 
Transferred Property will be re-allocated to the smaller parcels 
pursuant to the Methodology as described herein (i.e. equal 
assessment per acre until platting). 

5.4 Lienability Test: Special and Peculiar Benefit to the Property 

As first discussed in Section 1.3, Special Benefits and General 
Benefits, public improvements undertaken by the District create 
special and peculiar benefits to certain properties within the District.  
The District's improvements benefit assessable properties within the 
District and accrue to all such assessable properties on an ERU 
basis. 

Public improvements undertaken by the District can be shown to be 
creating special and peculiar benefits to the property within the 
District.  The special and peculiar benefits resulting from each 
improvement are: 

a. added use of the property; 
b. added enjoyment of the property; 
c. decreased insurance premiums; and 
d. increased marketability and value of the property. 

The public improvements which are part of the Capital Improvement 
Plan make the land in the District developable and saleable and 
when implemented as part of the Capital Improvement Plan, provide 
special and peculiar benefits which are greater than the benefits of 
any single category of improvements.  These special and peculiar 
benefits are real and ascertainable, but not yet capable of being 
calculated and assessed in terms of numerical value; however, such 
benefits are more valuable than either the cost of, or the actual 
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assessment levied for, the improvement or debt allocated to the 
parcel of land. 

5.5 Lienability Test: Reasonable and Fair Apportionment of the 
Duty to Pay 

A reasonable estimate of the proportion of special and peculiar 
benefits received by the various product types from the public 
improvements is delineated in Table 4 (expressed as the ERU 
factors). 

The apportionment of the Bond Assessment is fair and reasonable 
because it was conducted on the basis of consistent application of 
the methodology described in Section 5.2 across all assessable 
property within the District according to reasonable estimates of the 
special and peculiar benefits derived from the Capital Improvement 
Plan. 

Accordingly, no acre or parcel of property within the District will be 
liened for the payment of Bond Assessment more than the 
determined special benefit peculiar to that property. 

5.6 True-Up Mechanism 

The District’s assessment program is predicated on the development 
of lots in a manner sufficient to include all of the planned Equivalent 
Residential Units (“ERUs”) as set forth in Table 1 in the Appendix 
(“Development Plan”).  At such time as lands are to be platted (or re-
platted) or site plans are to be approved (or re-approved), the plat or 
site plan (either, herein, “Proposed Plat”) shall be presented to the 
District for a “true-up” review as follows: 

a. If a Proposed Plat within the District results in the same 
amount of ERUs (and thus Bond Assessments) able to be imposed 
on the “Remaining Unplatted Developable Lands” within the District 
(i.e., those remaining unplatted developable lands after the 
Proposed Plat is recorded) as compared to what was originally 
contemplated under the Development Plan, then the District shall 
allocate the Bond Assessments to the product types being platted 
and the remaining property in accordance with this Report, and 
cause the Bond Assessments to be recorded in the District’s 
Improvement Lien Book. 

b. If a Proposed Plat within the District has more than the 
anticipated ERUs (and Bond Assessments) such that the Remaining 
Unplatted Developable Lands would be assigned fewer ERUs (and 
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Bond Assessments) than originally contemplated in the 
Development Plan, then the District may undertake a pro rata 
reduction of Bond Assessments for all assessed properties within the 
District, or may otherwise address such net decrease as permitted 
by law. 

c. If a Proposed Plat within the District has fewer than the 
anticipated ERUs (and Bond Assessments) such that the Remaining 
Unplatted Developable Lands would have to be assigned more 
ERUs (and Bond Assessments) in order to fully assign all of the 
ERUs originally contemplated in the Development Plan, then the 
District shall require the landowner(s) of the lands encompassed by 
the Proposed Plat to pay a “True-Up Payment” equal to the 
difference between: (i) the Bond Assessments originally 
contemplated to be imposed on the lands subject to the Proposed 
Plat, and (ii) the Bond Assessments able to be imposed on the lands 
subject to the Proposed Plat, after the Proposed Plat (plus applicable 
interest, collection costs, penalties, etc.). 

With respect to the foregoing true-up analysis, the District’s 
Assessment Consultant, in consultation with the District Engineer 
and District Counsel, shall determine in his or her sole discretion 
what amount of ERUs (and thus Bond Assessments) are able to be 
imposed on the Remaining Unplatted Developable Lands within the 
District, taking into account a Proposed Plat, by reviewing:  a) the 
original, overall development plan showing the number and type of 
units reasonably planned for the District, b) the revised, overall 
development plan showing the number and type of units reasonably 
planned for within the District, c) proof of the amount of entitlements 
for the Remaining Unplatted Developable Lands within the District, 
d) evidence of allowable zoning conditions that would enable those 
entitlements to be placed in accordance with the revised 
development plan, and e) documentation that shows the feasibility of 
implementing the proposed development plan.  Prior to any decision 
by the District not to impose a true-up payment, a supplemental 
methodology shall be produced demonstrating that there will be 
sufficient assessments to pay debt service on the applicable series 
of bonds and the District will conduct new proceedings under 
Chapters 170, 190 and 197, Florida Statutes upon the advice of 
District Counsel. 

Any True-Up Payment shall become due and payable that tax year 
by the landowner of the lands subject to the Proposed Plat within the 
District, shall be in addition to the regular assessment installment 
payable for such lands, and shall constitute part of the debt 
assessment liens imposed against the Proposed Plat property until 
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paid. A True-Up Payment shall include accrued interest on the 
applicable bond series to the interest payment date that occurs at 
least 45 days after the True-Up Payment (or the second succeeding 
interest payment date if such True-Up Payment is made within forty-
five (45) calendar days before an interest payment date (or such 
other time as set forth in the supplemental indentures for the 
applicable bond series)). 

All Bond Assessments levied run with the land, and such assessment 
liens include any True-Up Payments. The District will not release any 
liens on property for which True-Up Payments are due, until payment 
has been satisfactorily made. Further, upon the District’s review of 
the final plat for the developable acres within the District, any 
unallocated Bond Assessments shall become due and payable and 
must be paid prior to the District’s approval of that plat.  This true-up 
process applies for both plats and/or re-plats. 

Such review shall be limited solely to the function and the 
enforcement of the District’s assessment liens and/or true-up 
agreements.  Nothing herein shall in any way operate to or be 
construed as providing any other plat approval or disapproval powers 
to the District.  For further detail on the true-up process, please refer 
to the True-Up Agreement and applicable assessment resolution(s). 

5.7 Preliminary Assessment Roll 

Based on the per gross acre assessment proposed in Section 5.2, 
the Bond Assessment of $46,900,000 is proposed to be levied 
uniformly over the area described in Exhibit “A”. Excluding any 
capitalized interest period, debt service assessment shall be paid in 
thirty (30) annual installments. 

5.8 Additional Items Regarding Bond Assessment Imposition and 
Allocation 

Master Lien - This master assessment allocation methodology is 
intended to establish the necessary benefit and fair and reasonable 
allocation findings for a master assessment lien, which may give rise 
to one or more individual assessment liens relating to individual bond 
issuances necessary to fund all or a portion of the project(s) 
referenced herein comprising the CIP.  All such liens shall be within 
the benefit limits established herein and using the allocation 
methodology described herein, and shall be described in one or more 
supplemental reports. 
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System of Improvements - As noted herein, the CIP functions as a 
system of improvements.  Among other implications, this means that 
proceeds from any particular bond issuance can be used to fund 
master improvements within any benefitted property or designated 
assessment area within the District, regardless of where the Bond 
Assessments are levied, provided that Bond Assessments are fairly 
and reasonably allocated across all benefitted properties. 

Contributions - As set forth in any supplemental report, and for any 
particular bond issuance, the Developer may opt to “buy down” the 
Bond Assessments on particular product types and/or lands using a 
contribution of cash, infrastructure or other consideration, and in 
order for Bond Assessments to reach certain target levels.  Note that 
any “true-up,” as described herein, may require a payment to satisfy 
“true-up” obligations as well as additional contributions to maintain 
such target assessment levels.  Any amounts contributed by the 
Developer to pay down Bond Assessment will not be eligible for 
“deferred costs” or any other form of repayment, if any are provided 
for in connection with any particular bond issuance. 

New Unit Types - As noted herein, this report identifies the 
anticipated product types for the development, and associates 
particular ERU factors with each product type.  If new product types 
are identified in the course of development, the District’s Assessment 
Consultant – without a further hearing – may determine the ERU 
factor for the new product type on a front footage basis, provided that 
such determination is made on a pro-rated basis and derived from 
the front footage of existing product types and their corresponding 
ERUs. 

6.0 Additional Stipulations 

6.1 Overview 

Wrathell, Hunt and Associates, LLC was retained by the District to 
prepare a methodology to fairly allocate the special assessments 
related to the District’s Capital Improvement Plan. 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. Wrathell, Hunt and Associates, LLC 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 
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related items, please refer to the Offering Statement associated with 
this transaction. 

Wrathell, Hunt and Associates, LLC does not represent the 
District as a Municipal Advisor or Securities Broker nor is 
Wrathell, Hunt and Associates, LLC registered to provide such 
services as described in Section 15B of the Securities and 
Exchange Act of 1934, as amended. Similarly, Wrathell, Hunt 
and Associates, LLC does not provide the District with 
3financial advisory services or offer investment advice in any 
form. 
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7.0 Appendix 

Table 1 

Starling 
Community Development District 

Development Plan 

Product Type Total Units 
SF 42' 324 
SF 52' 302 
SF 62' 151 
Total 777 

Table 2 

Starling 
Community Development District 

Project Costs 

Improvement Total Costs 
Earthwork for Stormwater Management $4,755,000.00 
Stormwater Management Systems $7,132,000.00 
Potable Water Systems $4,118,000.00 
Sanitary Sewer Systems $6,690,000.00 
Perimeter Walls $357,000.00 
Perimeter Landscaping $601,000.00 
Environmental/Wetland Mitigation $750,000.00 
Off-Site Road Improvements $1,000,000.00 
Professional Services & Permit Fees $5,316,000.00 
Contingency (10%) $3,071,900.00 
Total $33,790,900.00 
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Table 3 

Starling 
Community Development District 

Preliminary Sources and Uses of Funds 

Sources 
Bond Proceeds:
   Par Amount $46,900,000.00 
Total Sources $46,900,000.00 

Uses 
Project Fund Deposits:
   Project Fund $33,790,900.00 

Other Fund Deposits:
   Debt Service Reserve Fund $4,166,006.63
   Capitalized Interest Fund $7,504,000.00 

Delivery Date Expenses:
   Costs of Issuance and Underwriter's Discount $1,438,000.00
   Rounding $1,093.37 
Total Uses $46,900,000.00 

Financial Assumptions 
Coupon Rate: 8.00% 
CAPI Length: 24 Months 
Bond Duration: 30 Years 
Underwriter's Discount Rate: 2% 
Cost Of Issuance: $500,000 

Table 4 

Starling 
Community Development District 

Benefit Allocation 

Product Type Total Units ERU Weight Total ERU 
SF 42' 324 0.81 261.69 
SF 52' 302 1.00 302.00 
SF 62' 151 1.19 180.04 
Total 777 743.73 
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Table 5 

Starling 
Community Development District 

Assessment Apportionment 

Maximum Annual 
Maximum Total Maximum Bond Principal and 

Bond Assessment Interest Payment 
Total Cost Assessment Apportionment per Unit on the 

Product Type Total Units Allocation* Apportionment per Unit Bonds** 
SF 42' 324 $11,889,811.43 $16,502,435.74 $50,933.44 $4,524.29 
SF 52' 302 $13,721,163.92 $19,044,257.12 $63,060.45 $5,601.50 
SF 62' 151 $8,179,924.65 $11,353,307.13 $75,187.46 $6,678.71 
Total 777 $33,790,900.00 $46,900,000.00 

* Please note that cost allocations to units herein are based on the ERU benefit allocation illustrated in Table 4 
** Does not include applicable costs of collection and early payment discounts 
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Exhibit “A” 

Bond Assessment in the amount of $46,900,000 is proposed to be levied uniformly over the area 
described below: 
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Description: 

A tract or parcel of land lying in Sections 9 and 16, Township 42 South, Range 23 East, Charlotte 
County, Florida, said tract or parcel of land being more particularly described as follows: 

BEGINNING at the Northeast corner of said Section 16 run S02°03'29"W along the East line of the 
Northeast Quarter (NE 1/4) of said Section 16 for 1,319.96 feet to the Southeast corner of the North 
Half (N 1/2) of the North Half (N 1/2) of said Section 16; thence run S89°11'55"W along the South 
line of said Fraction for 5,217.65 feet to a point on a non-tangent curve and an intersection with the 
Easterly right of way line of Burnt Store Road, as described in a deed recorded in Official Records 
Book 4261, at Page 1524, Charlotte County Records; thence run along said Easterly line the 
following three (3) courses: Northerly along an arc of a curve to the right of radius 11,910.00 feet 
(delta 00°48'06") (chord bearing N03°59'05"E) (chord 166.65 feet) for 166.65 feet to a point of 
tangency; N04°23'08"E for 200.00 feet to a point of curvature and Northerly along an arc of a curve 
to the left of radius 12,090.00 feet (delta 03°43'09") (chord bearing N02°31'34"E) (chord 784.67 
feet) for 784.81 feet an intersection with the Southerly line of Parcel Exception “B”, as described in 
a deed recorded in Official Records Book 2004, at Pages 1371 through 1372, Charlotte County 
Records; thence run S87°51'56"E along said Southerly line for 1,276.90 feet to the Southeast corner 
of said Parcel Exception “B”; thence run N00°20'16"W along the Easterly line of said Parcel 
Exception “B” and continuing along the Easterly line of Parcels Exception (A) and Exception (B), as 
described in a deed recorded in Official Records Book 1979, at Pages 291 through 293, Charlotte 
County Records, for 1,619.84 feet; thence run N00°19'55"W for 228.70 feet; thence run 
N89°02'28"E for 3,911.72 feet to an intersection with the East line of the of the Southeast Quarter 
(SE 1/4) of said Section 9; thence run S00°56'41"E along said East line for 1,624.11 feet to the 
POINT OF BEGINNING. 
Containing 297.16 acres, more or less. 

Bearings hereinabove mentioned are State Plane for the Florida West Zone (1983/NSRS 2011) and 
are based on East line of the of the Southeast Quarter (SE 1/4) of Section 9 to bear S00°56'41"E. 

NOTE 
ALL INFORMATION PROVIDED IN THE LEGAL DESCRIPTION ABOVE 
HAS BEEN PREPARED BY ARDURRA. 

EXHIBIT 2B: LEGAL DESCRIPTION 
PREPARED FOR: 

16 42S 23ETAYLOR MORRISON OF FLORIDA, INC. 
CHARLOTTE COUNTY, FL28100 BONITA GRANDE DRIVE SUITE 102 

BONITA SPRINGS, FLORIDA 34135 FILE NAME: 12265000104.dwg 

SHEET: 4 OF 12 

FLORIDA CERTIFICATE OF AUTHORIZATION #8636 

JEREMY H. ARNOLD, P.E.
FL LICENSE NO. 66421 

https://1,624.11
https://3,911.72
https://1,619.84
https://1,276.90
https://12,090.00
https://11,910.00
https://5,217.65
https://1,319.96


 
 

  

    
  

  
  

 

  

 

    

 

Exhibit “B” 

The debt assessment lien is being placed on property described in the attached legal 
description.  For notice purposes, listed below are the potentially applicable County 
Property Appraiser parcels, and property owners, developers/potential property owners, 
and developers that will be included on a mailing list related to debt assessments: 

TAYLOR MORRISON OF FLORIDA INC 

Parcel ID(s): 422316200001, 422309376001 and 422309400001 
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STARLING COMMUNITY DEVELOPMENT DISTRICT 

MASTER ENGINEER’S REPORT 

1. INTRODUCTION 

The purpose of this report is to provide a description of the capital improvement plan (“CIP”) and 
estimated costs of the CIP, for the Starling Community Development District (“District”). 

2. GENERAL SITE DESCRIPTION 

The District consists of 296.63 acres of land and is located entirely within Charlotte County, Florida. The 
site is generally located on the east side of Burnt Store Road in Charlotte County, Florida. The project lies 
within Section 16, Township 42 South, Range 23 East. Please refer to Exhibit 1: Location Map. 

3. PROPOSED CAPITAL IMPROVEMENT PLAN 

The CIP is intended to provide public infrastructure improvements for the entire development. Please 
reference Exhibit 4: Proposed Development Plan. The following table shows the planned product types 
for the District: 

TABLE 1: PRODUCT TYPES 

Product Type Total Units 
42’ LOTS 324 
52’ LOTS 302 
62’ LOTS 151 
TOTAL 777 

The public infrastructure for the project is as follows: 

Roadway Improvements: 

All roads within Starling are to be private and will be funded by the Developer and dedicated to 
the Homeowner’s Association for ownership and maintenance. All roads will be designed and 
constructed in accordance with Charlotte County standards. Notwithstanding the same, the 
District will be provided access over the privately owned roadways for purposes of operating and 
maintaining the public improvements of this CIP. 

There will  be one (1) access point into the Starling community, the main entry off Burnt Store 
Road. There is a secondary emergency only access located on the far east side of the community 
that  will  connect  to  Green  Gulf  Blvd  at  a  future  time.  County  right  of  way  improvements  are  
needed off-site prior to a final connection being made. 
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Stormwater Management System: 

The stormwater collection and outfall system are a combination of roadway curbs, curb inlets, 
pipe, control structures, and open lakes designed to treat and attenuate stormwater runoff from 
District lands. The stormwater system will be designed consistent with the applicable design 
requirements for stormwater/floodplain management systems. The District will finance, own, 
operate, and maintain the stormwater system, with the exception of the inlets and storm sewer 
systems that may be part of dedicated rights-of-way. Please refer to Exhibit 4A: Stormwater Plan. 

NOTE: No private earthwork is included in the CIP. Accordingly, the District will not fund any costs 
of mass grading of lots or the transportation of any fill to such lots. 

Water, Wastewater, and Reclaim Utilities: 

As part of the CIP, the District intends to construct and/or acquire water, wastewater and reclaim 
infrastructure. 

In particular, the on-site water supply improvements include water mains that will be located 
within rights-of-way and used for potable water service and fire protection. Please refer to Exhibit 
4C: Potable Water Plan. 

Wastewater improvements for the project will include an on-site gravity collection system, off-
site and on-site force main, and on-site lift stations. Please refer to Exhibit 4B: Wastewater Plan. 

Similarly, the reclaim water distribution system will be constructed to provide service for irrigation 
throughout the community. 

The water and reclaim distribution and wastewater collection systems for all phases will be 
constructed and/or acquired by the District and then dedicated to a local, public utility provider 
for operation and maintenance. The CIP will only include laterals to the lot lines (i.e., point of 
connection). 

Hardscape, Landscape, and Irrigation: 

The District will fund landscaping, and hardscaping (i.e Perimeter walls) within District common 
areas and rights-of-way. All such landscaping and hardscaping will be owned, maintained, and 
funded by the District. Such infrastructure, to the extent that it is located in rights-of-way owned 
by a local general-purpose government, will be maintained pursuant to a right-of-way agreement 
or permit. Any landscaping or hardscaping systems behind hard-gated roads, if any, would not be 
financed by the District and instead would be privately installed and maintained. 

Streetlights: 

The Developer intends to lease streetlights through an agreement with a local utility provider and 
will fund the streetlights through an annual operations and maintenance assessment. As such, 
streetlights are not included as part of the CIP. 
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Recreational Amenities: 

Starling  will  have  one  (1)  main  recreational  amenity  campus  for  the  exclusive  use  of  Starling  
residents. The amenity location will provide the typical programming such as a clubhouse, pool, 
park, and sports courts. All amenity facilities are considered common elements for the benefit of 
the community and not part of the CIP. Further, all amenity facilities will be funded by the 
Developer to be owned and maintained by the POA. Although the CIP benefits the recreational 
amenities, they are not assessed pursuant to state law, as they are a common element for the 
Starling development. 

Environmental Conservation: 

The District will provide on-site conservation areas in order to offset wetland impacts associated 
with the construction of the development. The Developer will be responsible for the design, 
permitting, and construction. The District will be responsible for the maintenance, and 
government reporting of the environmental mitigation. These costs are included within the CIP. 

Off-Site Improvements: 

Off-site improvements include right and left turn lanes and roadway expansion of Burnt Store 
Road, as well as a proposed signalized intersection. These costs are included within the CIP. 

Professional Services: 

The CIP also includes various professional services. These include: (i) engineering, surveying, and 
architectural fees, (ii) permitting and plan review costs, and (iii) development/construction 
management services fees that are required for the design, permitting, construction, and 
maintenance acceptance of the public improvements and community facilities. 

NOTE:  In  the event  that  impact  fee credits  are  generated from any roadway,  utilities  or  other  
improvements funded by the District, any such credits, if any, will be the subject of an acquisition 
agreement between the applicable developer and the District. 

4. PERMITTING/CONSTRUCTION COMMENCEMENT 

All necessary permits for the construction of Phase 1 of the CIP have either been obtained or are currently 
under review by respective governmental authorities, and include the following: 

· Charlotte County 
o Final Detail Site Plan (DRC-22-00193, Resolution No. 2023-114) – Approved 
o Preliminary Plat (PP-22-03-09) – Approved 
o Final Plat – In Process 
o Right of Way (20230328710) – Approved 
o Stormwater (SWP-23-00007) – Approved 

· Charlotte County Utilities 
o Utility Permit (22-1023) – Approved 
o Utility Permit Mod #1 (22-1023) – Approved 
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· FDEP 
o 404 NPR (409301 404_NPR) – Approved 
o NOI (FLR20GA20) – Approved 
o Potable Water (288914-017-DSGP) – Approved 
o Wastewater (44562-059-DWC) – Approved 

· SWFWMD 
o Environmental Resource Permit (43030937.004) – Approved 

5. CIP COST ESTIMATE / MAINTENANCE RESPONSIBILITIES 

The table below presents, among other things, a cost estimate for the CIP. It is our professional opinion 
that the costs set forth below are reasonable and consistent with market pricing. 

TABLE 2: CIP COST ESTIMATE 

Improvement Estimated Cost Financing Entity Operation & 
Maintenance Entity 

Earthwork for Stormwater Management $4,755,000.00 Developer/CDD CDD 
Stormwater Management Systems $7,132,000.00 Developer/CDD CDD 
Potable Water Systems $4,118,000.00 CDD County 
Sanitary Sewer Systems $6,690,000.00 CDD County 
Perimeter Walls $357,000.00 Developer/CDD CDD 
Perimeter Landscaping $601,000.00 Developer/CDD CDD 
Environmental/Wetland Mitigation $750,000.00 CDD CDD 
Off-Site Road Improvements $1,000,000.00 CDD County 
Professional Services & Permit Fees $5,316,000.00 Developer/CDD N/A 
Contingency (10%) $3,071,900.00 N/A N/A 
TOTAL $33,790,900.00 

a. The probable costs estimated herein do not include anticipated carrying cost, interest reserves or 
other anticipated CDD expenditures that may be incurred. 

b. The developer reserves the right to finance any of the improvements outlined above, and have 
such improvements owned and maintained by a property owner’s or homeowner’s association, in 
which case such items would not be part of the CIP. 

c. The District may enter into an agreement with a third-party, or an applicable property owner’s or 
homeowner’s association, to maintain any District-owned improvements, subject to the approval 
of the District’s bond counsel. 

d. Certain roadways will be gated. The CDD will only finance utilities and stormwater improvements 
behind such gated areas. 

6. CONCLUSIONS 

The CIP will be designed in accordance with current governmental regulations and requirements. The CIP 
will serve its intended function so long as the construction is in substantial compliance with the design. 

It is further our opinion that: 
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_________________________ 

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

· All of the improvements comprising the CIP are required by applicable development approvals 
issued pursuant to Section 380.06, Florida Statutes; 

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

· The assessable property within the District will receive a special benefit from the CIP that is at 
least equal to such costs. 

Also, the CIP will constitute a system of improvements that will provide benefits, both general, and special 
and peculiar, to all lands within the District. The general public, property owners, and property outside 
the  District  will  benefit  from  the  provisions  of  the  District’s  CIP;  however,  these  are  incidental  to  the  
District’s CIP, which is designed solely to provide special benefits peculiar to property within the District. 
Special and peculiar benefits accrue to property within the District and enables properties within its 
boundaries to be developed. 

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

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

Jeremy H. Arnold, P.E. 
FL License No. 66421 
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1.0 Introduction 

1.1 Purpose 

This Master Special Assessment Methodology Report (the “Report”) 
was developed to provide a master financing plan and a master 
special assessment methodology for the Starling Community 
Development District (the “District”), located in unincorporated 
Charlotte County, Florida, as related to funding the costs of the 
acquisition and construction of public infrastructure improvements 
contemplated to be provided by the District. 

1.2 Scope of the Report 

This Report presents projections for financing the District’s public 
infrastructure improvements (the “Capital Improvement Plan” or 
“CIP”) as described in the Engineer’s Report of Atwell, LLC dated 
April 2024 (the “Engineer's Report”), as well as describes the method 
for the allocation of special benefits and the apportionment of special 
assessment debt resulting from the provision and funding of the 
Capital Improvement Plan. 

1.3 Special Benefits and General Benefits 

Improvements undertaken and funded by the District as part of the 
Capital Improvement Plan create special and peculiar benefits, 
different in kind and degree than general benefits, for properties 
outside its borders as well as general benefits to the public at large. 
However, as discussed within this Report, these general benefits are 
incidental in nature and are readily distinguishable from the special 
and peculiar benefits which accrue to property within the District. 
The District’s Capital Improvement Plan enables properties within its 
boundaries to be developed. 

There is no doubt that the general public, property owners, and 
property outside the District will benefit from the provision of the 
Capital Improvement Plan. However, these benefits are only 
incidental since the Capital Improvement Plan is designed solely to 
provide special benefits peculiar to property within the District. 
Properties outside the District are not directly served by the Capital 
Improvement Plan and do not depend upon the Capital Improvement 
Plan to obtain or to maintain their development entitlements.  This 
fact alone clearly distinguishes the special benefits which District 
properties receive compared to those lying outside of the District's 
boundaries. 
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The Capital Improvement Plan will provide public infrastructure 
which is necessary in order to make the lands within the District 
developable and saleable.  The installation of such public 
improvements will cause the value of the developable and saleable 
lands within the District to increase by more than the sum of the 
financed cost of the individual components of the Capital 
Improvement Plan.  Even though the exact value of the benefits 
provided by the Capital Improvement Plan is hard to estimate at this 
point, it is without doubt greater than the costs associated with 
providing the same. 

1.4 Organization of the Report 

Section Two describes the development program as proposed by the 
Developer, as defined below. 

Section Three provides a summary of the Capital Improvement Plan 
as determined by the District Engineer. 

Section Four discusses the current financing program for the District. 

Section Five discusses the special assessment methodology for the 
District. 

2.0 Development Program 

2.1 Overview 

The District serves the Starling development (the “Development” or 
“Starling”), a master planned, residential development located in 
unincorporated Charlotte County, Florida.  The land within the 
District consists of approximately 296.63 +/- acres and is generally 
located on the east side of Burnt Store Road in Charlotte County, 
Florida. The project lies within Section 16, Township 42 South, 
Range 23 East. 

2.2 The Development Program 

The development of Starling is anticipated to be conducted by Taylor 
Morrison of Florida, Inc., or an affiliated entity (the “Developer”). 
Based upon the information provided by the Developer, the current 
development plan for the District envisions a total of 324 SF 42’ 
residential units, 302 SF 52’ residential units and 151 SF 62’ 
residential units developed in one or more phases, although phasing 
plan, land use types and unit numbers may change throughout the 
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development period.  Table 1 in the Appendix illustrates the 
development plan for the District. 

3.0 The Capital Improvement Plan 

3.1 Overview 

The public infrastructure costs to be funded by the District are 
described by the District Engineer in the Engineer's Report.  Only 
public infrastructure that may qualify for bond financing by the District 
under Chapter 190, Florida Statutes and under the Internal Revenue 
Code of 1986, as amended, was included in these estimates. 

3.2 Capital Improvement Plan 

The Capital Improvement Plan needed to serve the Development is 
projected to consist of earthwork for stormwater management, 
stormwater management systems, potable water systems, sanitary 
sewer systems, perimeter walls, perimeter landscaping, 
environmental/wetland mitigation, off-site road improvements, 
professional services and permit fees and contingency, all as set 
forth in more detail in the Engineer’s Report. 

The Capital Improvement Plan is anticipated to be developed in one 
or more phases to coincide with and support the development of the 
land within the District and all of the public infrastructure included in 
the Capital Improvement Plan will comprise an interrelated system 
of improvements, which means that all of the improvements will 
serve the entire District and all improvements will be interrelated 
such that they will reinforce one another.  At the time of this writing, 
the total costs of the Capital Improvement Plan are estimated at 
$33,790,900. Table 2 in the Appendix illustrates the specific 
components of the Capital Improvement Plan and their costs. 

4.0 Financing Program 

4.1 Overview 

As noted above, the District is embarking on a program of capital 
improvements which will facilitate the development of lands within 
the District. Generally, construction of public improvements is either 
funded by the Developer and then acquired by the District or funded 
directly by the District.  The choice of the exact mechanism for 
providing public infrastructure has not yet been made at the time of 
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this writing, and the District may either acquire the public 
infrastructure from the Developer or construct it, or even partly 
acquire it and partly construct it. 

Even though the actual financing plan may change to include multiple 
series of bonds, it is likely that in order to fully fund the costs of the 
Capital Improvement Plan as described in Section 3.2 in one 
financing transaction, the District would have to issue approximately 
of $46,900,000 in par amount of special assessment bonds (the 
"Bonds"). 

Please note that the purpose of this Report is to allocate the 
benefit of the Capital Improvement Plan to the various land uses
in the District and based on such benefit allocation to apportion
the maximum debt necessary to fund the Capital Improvement 
Plan. The discussion of the structure and size of the 
indebtedness is based on various estimates and is subject to 
change. 

4.2 Types of Bonds Proposed 

The proposed financing plan for the District provides for the issuance 
of the Bonds in the principal amount of $46,900,000 in one or more 
Series with various maturities to finance Capital Improvement Plan 
costs at $33,790,900. The Bonds as projected under this master 
financing plan would be structured to be amortized in 30 annual 
installments following a 24-month capitalized interest period. Interest 
payments on the Bonds would be made every May 1 and November 
1, and principal payments on the Bonds would be made every May 
1 or November 1. 

In order to finance the improvement costs, the District would need to 
borrow more funds and incur indebtedness in the total amount of 
$46,900,000.  The difference is comprised of funding debt service 
reserve, paying capitalized interest, and paying costs of issuance, 
and the underwriter's discount.  Preliminary sources and uses of 
funding for the Bonds are presented in Table 3 in the Appendix. 

Please note that the structure of the Bonds as presented in this 
Report is preliminary and may change due to changes in the 
development program, market conditions, timing of 
infrastructure installation as well as for other reasons. The 
District maintains complete flexibility as to the structure of the 
Bonds and reserves the right to modify it as necessary. 
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5.0 Assessment Methodology 

5.1 Overview 

The issuance of the Bonds provides the District with funds necessary 
to construct/acquire the infrastructure improvements which are part 
of the Capital Improvement Plan outlined in Section 3.2 and 
described in more detail by the District Engineer in the Engineer's 
Report. These public improvements lead to special and general 
benefits, with special benefits accruing to properties within the 
boundaries of the District. General benefits accrue to areas outside 
the District, but are only incidental in nature. The debt incurred in 
financing the public infrastructure will be secured by assessing 
properties that derive special and peculiar benefits from the Capital 
Improvement Plan. All properties that receive special benefits from 
the Capital Improvement Plan will be assessed for their fair share of 
the debt issued in order to finance the Capital Improvement Plan. 

5.2 Benefit Allocation 

The current development plan for the District envisions the 
development of a total of 324 SF 42’ residential units, 302 SF 52’ 
residential units and 151 SF 62’ residential units developed in one or 
more phases, although phasing, unit numbers and land use types 
may change throughout the development period. 

The public infrastructure included in the Capital Improvement Plan 
will comprise an interrelated system of improvements, which means 
that all of the improvements will serve the entire District and such 
public improvements will be interrelated such that they will reinforce 
each other and their combined benefit will be greater than the sum 
of their individual benefits.  All of the land uses within the District will 
benefit from each infrastructure improvement category, as the public 
improvements provide basic infrastructure to all land within the 
District and benefit all land within the District as an integrated system 
of public improvements. 

As stated previously, the public infrastructure improvements included 
in the Capital Improvement Plan have a logical connection to the 
special and peculiar benefits received by the land within the District, 
as without such improvements, the development of the properties 
within the District would not be possible.  Based upon the connection 
between the improvements and the special and peculiar benefits to 
the land within the District, the District can assign or allocate a portion 
of the District's debt through the imposition of non-ad valorem 
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assessments, to the land receiving such special and peculiar 
benefits.  Even though these special and peculiar benefits are real 
and ascertainable, the precise amount of the benefit cannot yet be 
calculated with mathematical certainty.  However, such benefit is 
more valuable than the cost of, or the actual non-ad valorem 
assessment amount levied on that parcel. 

This Report proposes to allocate the benefit associated with the 
Capital Improvement Plan to the different product types proposed to 
be developed within the District in proportion to their density of 
development and intensity of use of infrastructure as measured by a 
standard unit called an Equivalent Residential Unit ("ERU").  Table 4 
in the Appendix illustrates the ERU weights that are proposed to be 
assigned to the product types contemplated to be developed within 
the District based on the densities of development and the intensities 
of use of infrastructure, total ERU counts for each product type, and 
the share of the benefit received by each product type. 

The rationale behind the different ERU weights is supported by the 
fact that generally and on average products with smaller lot sizes, 
such as SF 42’ units, will use and benefit from the improvements 
which are part of the Capital Improvement Plan less than products 
with larger lot sizes, such as SF 62’ units. For instance, generally 
and on average products with smaller lot sizes, such as SF 42’ units, 
will produce less storm water runoff, may produce fewer vehicular 
trips, and may need less water/sewer capacity than products with 
larger lot sizes, such as SF 62’ units.  Additionally, the value of the 
products with larger lot sizes, such as SF 62’ units, is likely to 
appreciate by more in terms of dollars than that of the products with 
smaller lot sizes, such as SF 42’ units, as a result of the 
implementation of the infrastructure improvements.  As the exact 
amount of the benefit and appreciation is not possible to be 
calculated at this time, the use of ERU measures serves as a 
reasonable approximation of the relative amount of benefit received 
by each product type from the District's public infrastructure 
improvements that are part of the Capital Improvement Plan. 

Table 5 in the Appendix presents the apportionment of the 
assessment associated with the Bonds (the “Bond Assessment”) to 
the residential units contemplated to be developed within the District 
in accordance with the ERU benefit allocation method presented in 
Table 4.  Table 5 also presents the annual levels of the Bond 
Assessment annual debt service assessments per unit. 

Amenities - No Bond Assessments are allocated herein to any 
private amenities or other common areas planned for the 
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development. If owned by a homeowner’s association or a master 
property owner’s association, the amenities and common areas 
would be considered a common element for the exclusive benefit of 
property owners.  Accordingly, any benefit to the amenities and 
common areas would directly benefit all platted lots in the District.  If 
the amenities are owned by the District, then they would be 
governmental property not subject to the Bond Assessments and 
would be open to the general public, subject to District rules and 
policies. As such, no Bond Assessments will be assigned to the 
amenities and common areas. 

Governmental Property - Real property owned by units of local, 
state, and federal governments, or similarly exempt entities, shall not 
be subject to the Bond Assessments without specific consent 
thereto. If at any time, any real property on which Bond 
Assessments are imposed is sold or otherwise transferred to a unit 
of local, state, or federal government, or similarly exempt entity, all 
future unpaid Bond Assessments for such tax parcel shall become 
due and payable immediately prior to such transfer without any 
further action of the District. 

5.3 Assigning Bond Assessment 

As the land in the District is not yet platted for its intended final use 
and the precise location of the various product types by lot or parcel 
is unknown, the Bond Assessment will initially be levied on all of the 
land in the District on an equal pro-rata gross acre basis and thus the 
total bonded debt in the amount of $46,900,000 will be preliminarily 
levied on approximately 296.63 +/- gross acres at a rate of 
$158,109.43 per gross acre. 

When the land is platted, the Bond Assessment will be allocated to 
each platted parcel on a first platted-first assigned basis based on 
the planned use for that platted parcel as reflected in Table 5 in the 
Appendix. Such allocation of Bond Assessment from unplatted 
gross acres to platted parcels will reduce the amount of Bond 
Assessment levied on unplatted gross acres within the District. 

Further, to the extent that any residential land which has not been 
platted is sold to another developer or builder, the Bond 
Assessments will be assigned to such parcel at the time of the sale 
based upon the development rights associated with such parcel that 
are transferred from seller to buyer. The District shall provide an 
estoppel or similar document to the buyer evidencing the amount of 
Bond Assessments transferred at sale. 
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Transferred Property - In the event unplatted land (the “Transferred 
Property”) is sold to a third party not affiliated with the Developer, the 
Bond Assessment will be assigned to such Transferred Property at 
the time of the sale based on the maximum total number of ERUs 
assigned by the Developer to that Transferred Property, subject to 
review by the District’s methodology consultant, to ensure that any 
such assignment is reasonable, supported by current development 
rights and plans, and otherwise consistent with this Report. The 
owner of the Transferred Property will be responsible for the total 
Bond Assessment applicable to the Transferred Property, regardless 
of the total number of ERUs ultimately actually platted. This total 
Bond Assessment is fixed to the Transferred Property at the time of 
the sale. If the Transferred Property is subsequently sub-divided into 
smaller parcels, the total Bond Assessment initially allocated to the 
Transferred Property will be re-allocated to the smaller parcels 
pursuant to the Methodology as described herein (i.e. equal 
assessment per acre until platting). 

5.4 Lienability Test: Special and Peculiar Benefit to the Property 

As first discussed in Section 1.3, Special Benefits and General 
Benefits, public improvements undertaken by the District create 
special and peculiar benefits to certain properties within the District.  
The District's improvements benefit assessable properties within the 
District and accrue to all such assessable properties on an ERU 
basis. 

Public improvements undertaken by the District can be shown to be 
creating special and peculiar benefits to the property within the 
District.  The special and peculiar benefits resulting from each 
improvement are: 

a. added use of the property; 
b. added enjoyment of the property; 
c. decreased insurance premiums; and 
d. increased marketability and value of the property. 

The public improvements which are part of the Capital Improvement 
Plan make the land in the District developable and saleable and 
when implemented as part of the Capital Improvement Plan, provide 
special and peculiar benefits which are greater than the benefits of 
any single category of improvements.  These special and peculiar 
benefits are real and ascertainable, but not yet capable of being 
calculated and assessed in terms of numerical value; however, such 
benefits are more valuable than either the cost of, or the actual 
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assessment levied for, the improvement or debt allocated to the 
parcel of land. 

5.5 Lienability Test: Reasonable and Fair Apportionment of the 
Duty to Pay 

A reasonable estimate of the proportion of special and peculiar 
benefits received by the various product types from the public 
improvements is delineated in Table 4 (expressed as the ERU 
factors). 

The apportionment of the Bond Assessment is fair and reasonable 
because it was conducted on the basis of consistent application of 
the methodology described in Section 5.2 across all assessable 
property within the District according to reasonable estimates of the 
special and peculiar benefits derived from the Capital Improvement 
Plan. 

Accordingly, no acre or parcel of property within the District will be 
liened for the payment of Bond Assessment more than the 
determined special benefit peculiar to that property. 

5.6 True-Up Mechanism 

The District’s assessment program is predicated on the development 
of lots in a manner sufficient to include all of the planned Equivalent 
Residential Units (“ERUs”) as set forth in Table 1 in the Appendix 
(“Development Plan”).  At such time as lands are to be platted (or re-
platted) or site plans are to be approved (or re-approved), the plat or 
site plan (either, herein, “Proposed Plat”) shall be presented to the 
District for a “true-up” review as follows: 

a. If a Proposed Plat within the District results in the same 
amount of ERUs (and thus Bond Assessments) able to be imposed 
on the “Remaining Unplatted Developable Lands” within the District 
(i.e., those remaining unplatted developable lands after the 
Proposed Plat is recorded) as compared to what was originally 
contemplated under the Development Plan, then the District shall 
allocate the Bond Assessments to the product types being platted 
and the remaining property in accordance with this Report, and 
cause the Bond Assessments to be recorded in the District’s 
Improvement Lien Book. 

b. If a Proposed Plat within the District has more than the 
anticipated ERUs (and Bond Assessments) such that the Remaining 
Unplatted Developable Lands would be assigned fewer ERUs (and 
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Bond Assessments) than originally contemplated in the 
Development Plan, then the District may undertake a pro rata 
reduction of Bond Assessments for all assessed properties within the 
District, or may otherwise address such net decrease as permitted 
by law. 

c. If a Proposed Plat within the District has fewer than the 
anticipated ERUs (and Bond Assessments) such that the Remaining 
Unplatted Developable Lands would have to be assigned more 
ERUs (and Bond Assessments) in order to fully assign all of the 
ERUs originally contemplated in the Development Plan, then the 
District shall require the landowner(s) of the lands encompassed by 
the Proposed Plat to pay a “True-Up Payment” equal to the 
difference between: (i) the Bond Assessments originally 
contemplated to be imposed on the lands subject to the Proposed 
Plat, and (ii) the Bond Assessments able to be imposed on the lands 
subject to the Proposed Plat, after the Proposed Plat (plus applicable 
interest, collection costs, penalties, etc.). 

With respect to the foregoing true-up analysis, the District’s 
Assessment Consultant, in consultation with the District Engineer 
and District Counsel, shall determine in his or her sole discretion 
what amount of ERUs (and thus Bond Assessments) are able to be 
imposed on the Remaining Unplatted Developable Lands within the 
District, taking into account a Proposed Plat, by reviewing:  a) the 
original, overall development plan showing the number and type of 
units reasonably planned for the District, b) the revised, overall 
development plan showing the number and type of units reasonably 
planned for within the District, c) proof of the amount of entitlements 
for the Remaining Unplatted Developable Lands within the District, 
d) evidence of allowable zoning conditions that would enable those 
entitlements to be placed in accordance with the revised 
development plan, and e) documentation that shows the feasibility of 
implementing the proposed development plan.  Prior to any decision 
by the District not to impose a true-up payment, a supplemental 
methodology shall be produced demonstrating that there will be 
sufficient assessments to pay debt service on the applicable series 
of bonds and the District will conduct new proceedings under 
Chapters 170, 190 and 197, Florida Statutes upon the advice of 
District Counsel. 

Any True-Up Payment shall become due and payable that tax year 
by the landowner of the lands subject to the Proposed Plat within the 
District, shall be in addition to the regular assessment installment 
payable for such lands, and shall constitute part of the debt 
assessment liens imposed against the Proposed Plat property until 
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paid. A True-Up Payment shall include accrued interest on the 
applicable bond series to the interest payment date that occurs at 
least 45 days after the True-Up Payment (or the second succeeding 
interest payment date if such True-Up Payment is made within forty-
five (45) calendar days before an interest payment date (or such 
other time as set forth in the supplemental indentures for the 
applicable bond series)). 

All Bond Assessments levied run with the land, and such assessment 
liens include any True-Up Payments. The District will not release any 
liens on property for which True-Up Payments are due, until payment 
has been satisfactorily made. Further, upon the District’s review of 
the final plat for the developable acres within the District, any 
unallocated Bond Assessments shall become due and payable and 
must be paid prior to the District’s approval of that plat.  This true-up 
process applies for both plats and/or re-plats. 

Such review shall be limited solely to the function and the 
enforcement of the District’s assessment liens and/or true-up 
agreements.  Nothing herein shall in any way operate to or be 
construed as providing any other plat approval or disapproval powers 
to the District.  For further detail on the true-up process, please refer 
to the True-Up Agreement and applicable assessment resolution(s). 

5.7 Preliminary Assessment Roll 

Based on the per gross acre assessment proposed in Section 5.2, 
the Bond Assessment of $46,900,000 is proposed to be levied 
uniformly over the area described in Exhibit “A”. Excluding any 
capitalized interest period, debt service assessment shall be paid in 
thirty (30) annual installments. 

5.8 Additional Items Regarding Bond Assessment Imposition and 
Allocation 

Master Lien - This master assessment allocation methodology is 
intended to establish the necessary benefit and fair and reasonable 
allocation findings for a master assessment lien, which may give rise 
to one or more individual assessment liens relating to individual bond 
issuances necessary to fund all or a portion of the project(s) 
referenced herein comprising the CIP.  All such liens shall be within 
the benefit limits established herein and using the allocation 
methodology described herein, and shall be described in one or more 
supplemental reports. 
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System of Improvements - As noted herein, the CIP functions as a 
system of improvements.  Among other implications, this means that 
proceeds from any particular bond issuance can be used to fund 
master improvements within any benefitted property or designated 
assessment area within the District, regardless of where the Bond 
Assessments are levied, provided that Bond Assessments are fairly 
and reasonably allocated across all benefitted properties. 

Contributions - As set forth in any supplemental report, and for any 
particular bond issuance, the Developer may opt to “buy down” the 
Bond Assessments on particular product types and/or lands using a 
contribution of cash, infrastructure or other consideration, and in 
order for Bond Assessments to reach certain target levels.  Note that 
any “true-up,” as described herein, may require a payment to satisfy 
“true-up” obligations as well as additional contributions to maintain 
such target assessment levels.  Any amounts contributed by the 
Developer to pay down Bond Assessment will not be eligible for 
“deferred costs” or any other form of repayment, if any are provided 
for in connection with any particular bond issuance. 

New Unit Types - As noted herein, this report identifies the 
anticipated product types for the development, and associates 
particular ERU factors with each product type.  If new product types 
are identified in the course of development, the District’s Assessment 
Consultant – without a further hearing – may determine the ERU 
factor for the new product type on a front footage basis, provided that 
such determination is made on a pro-rated basis and derived from 
the front footage of existing product types and their corresponding 
ERUs. 

6.0 Additional Stipulations 

6.1 Overview 

Wrathell, Hunt and Associates, LLC was retained by the District to 
prepare a methodology to fairly allocate the special assessments 
related to the District’s Capital Improvement Plan. 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. Wrathell, Hunt and Associates, LLC 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 
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related items, please refer to the Offering Statement associated with 
this transaction. 

Wrathell, Hunt and Associates, LLC does not represent the 
District as a Municipal Advisor or Securities Broker nor is 
Wrathell, Hunt and Associates, LLC registered to provide such 
services as described in Section 15B of the Securities and 
Exchange Act of 1934, as amended. Similarly, Wrathell, Hunt 
and Associates, LLC does not provide the District with 
3financial advisory services or offer investment advice in any 
form. 
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7.0 Appendix 

Table 1 

Starling 
Community Development District 

Development Plan 

Product Type Total Units 
SF 42' 324 
SF 52' 302 
SF 62' 151 
Total 777 

Table 2 

Starling 
Community Development District 

Project Costs 

Improvement Total Costs 
Earthwork for Stormwater Management $4,755,000.00 
Stormwater Management Systems $7,132,000.00 
Potable Water Systems $4,118,000.00 
Sanitary Sewer Systems $6,690,000.00 
Perimeter Walls $357,000.00 
Perimeter Landscaping $601,000.00 
Environmental/Wetland Mitigation $750,000.00 
Off-Site Road Improvements $1,000,000.00 
Professional Services & Permit Fees $5,316,000.00 
Contingency (10%) $3,071,900.00 
Total $33,790,900.00 
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Table 3 

Starling 
Community Development District 

Preliminary Sources and Uses of Funds 

Sources 
Bond Proceeds:
   Par Amount $46,900,000.00 
Total Sources $46,900,000.00 

Uses 
Project Fund Deposits:
   Project Fund $33,790,900.00 

Other Fund Deposits:
   Debt Service Reserve Fund $4,166,006.63
   Capitalized Interest Fund $7,504,000.00 

Delivery Date Expenses:
   Costs of Issuance and Underwriter's Discount $1,438,000.00
   Rounding $1,093.37 
Total Uses $46,900,000.00 

Financial Assumptions 
Coupon Rate: 8.00% 
CAPI Length: 24 Months 
Bond Duration: 30 Years 
Underwriter's Discount Rate: 2% 
Cost Of Issuance: $500,000 

Table 4 

Starling 
Community Development District 

Benefit Allocation 

Product Type Total Units ERU Weight Total ERU 
SF 42' 324 0.81 261.69 
SF 52' 302 1.00 302.00 
SF 62' 151 1.19 180.04 
Total 777 743.73 
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Table 5 

Starling 
Community Development District 

Assessment Apportionment 

Maximum Annual 
Maximum Total Maximum Bond Principal and 

Bond Assessment Interest Payment 
Total Cost Assessment Apportionment per Unit on the 

Product Type Total Units Allocation* Apportionment per Unit Bonds** 
SF 42' 324 $11,889,811.43 $16,502,435.74 $50,933.44 $4,524.29 
SF 52' 302 $13,721,163.92 $19,044,257.12 $63,060.45 $5,601.50 
SF 62' 151 $8,179,924.65 $11,353,307.13 $75,187.46 $6,678.71 
Total 777 $33,790,900.00 $46,900,000.00 

* Please note that cost allocations to units herein are based on the ERU benefit allocation illustrated in Table 4 
** Does not include applicable costs of collection and early payment discounts 
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Exhibit “A” 

Bond Assessment in the amount of $46,900,000 is proposed to be levied uniformly over the area 
described below: 
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Description: 

A tract or parcel of land lying in Sections 9 and 16, Township 42 South, Range 23 East, Charlotte 
County, Florida, said tract or parcel of land being more particularly described as follows: 

BEGINNING at the Northeast corner of said Section 16 run S02°03'29"W along the East line of the 
Northeast Quarter (NE 1/4) of said Section 16 for 1,319.96 feet to the Southeast corner of the North 
Half (N 1/2) of the North Half (N 1/2) of said Section 16; thence run S89°11'55"W along the South 
line of said Fraction for 5,217.65 feet to a point on a non-tangent curve and an intersection with the 
Easterly right of way line of Burnt Store Road, as described in a deed recorded in Official Records 
Book 4261, at Page 1524, Charlotte County Records; thence run along said Easterly line the 
following three (3) courses: Northerly along an arc of a curve to the right of radius 11,910.00 feet 
(delta 00°48'06") (chord bearing N03°59'05"E) (chord 166.65 feet) for 166.65 feet to a point of 
tangency; N04°23'08"E for 200.00 feet to a point of curvature and Northerly along an arc of a curve 
to the left of radius 12,090.00 feet (delta 03°43'09") (chord bearing N02°31'34"E) (chord 784.67 
feet) for 784.81 feet an intersection with the Southerly line of Parcel Exception “B”, as described in 
a deed recorded in Official Records Book 2004, at Pages 1371 through 1372, Charlotte County 
Records; thence run S87°51'56"E along said Southerly line for 1,276.90 feet to the Southeast corner 
of said Parcel Exception “B”; thence run N00°20'16"W along the Easterly line of said Parcel 
Exception “B” and continuing along the Easterly line of Parcels Exception (A) and Exception (B), as 
described in a deed recorded in Official Records Book 1979, at Pages 291 through 293, Charlotte 
County Records, for 1,619.84 feet; thence run N00°19'55"W for 228.70 feet; thence run 
N89°02'28"E for 3,911.72 feet to an intersection with the East line of the of the Southeast Quarter 
(SE 1/4) of said Section 9; thence run S00°56'41"E along said East line for 1,624.11 feet to the 
POINT OF BEGINNING. 
Containing 297.16 acres, more or less. 

Bearings hereinabove mentioned are State Plane for the Florida West Zone (1983/NSRS 2011) and 
are based on East line of the of the Southeast Quarter (SE 1/4) of Section 9 to bear S00°56'41"E. 

NOTE 
ALL INFORMATION PROVIDED IN THE LEGAL DESCRIPTION ABOVE 
HAS BEEN PREPARED BY ARDURRA. 

EXHIBIT 2B: LEGAL DESCRIPTION 
PREPARED FOR: 

16 42S 23ETAYLOR MORRISON OF FLORIDA, INC. 
CHARLOTTE COUNTY, FL28100 BONITA GRANDE DRIVE SUITE 102 

BONITA SPRINGS, FLORIDA 34135 FILE NAME: 12265000104.dwg 

SHEET: 4 OF 12 

FLORIDA CERTIFICATE OF AUTHORIZATION #8636 

JEREMY H. ARNOLD, P.E.
FL LICENSE NO. 66421 

https://1,624.11
https://3,911.72
https://1,619.84
https://1,276.90
https://12,090.00
https://11,910.00
https://5,217.65
https://1,319.96


 
 

  

    
  

  
  

 

  

 

    

 

Exhibit “B” 

The debt assessment lien is being placed on property described in the attached legal 
description.  For notice purposes, listed below are the potentially applicable County 
Property Appraiser parcels, and property owners, developers/potential property owners, 
and developers that will be included on a mailing list related to debt assessments: 

TAYLOR MORRISON OF FLORIDA INC 

Parcel ID(s): 422316200001, 422309376001 and 422309400001 
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RESOLUTION 2024-37 
 

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

RECITALS 

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

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

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

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

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

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

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

 
(b)  The District is authorized by Chapter 190, Florida Statutes, to finance, fund, plan, 
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establish, acquire, install, equip, operate, extend, construct, or reconstruct certain : earthwork, 
stormwater management, roadway improvements, water and wastewater systems, perimeter  
walls  and  landscaping,  environmental/wetland  mitigation,  parks,  recreational amenities, and 
other infrastructure projects and services necessitated by the development of, and serving lands 
within, the District. 
 

(c)  The District is authorized by Chapter 190, Florida Statutes, to levy and impose special 
assessments to pay all, or any part of, the cost of such infrastructure projects and services and to 
issue bonds payable from such special assessments as provided in Chapters 170, 190 and 197, 
Florida Statutes. 
 

(d)  It is necessary to the public health, safety and welfare and in the best interests of the 
District that: (i) the District provide the Project (the “Project”), the nature and location of which 
was initially described in Resolution 2024-27 and is shown in the Master Engineer’s Report, dated 
January 2024, revised April 2024 (the “Engineer’s Report”), and which Project’s plans and 
specifications are on file in the District’s records office at 2300 Glades Road, Suite 410W, Boca 
Raton, Florida 33431; (ii) the cost of such Project be assessed against the lands specially benefited 
by such Project; and (iii) the District issue bonds to provide funds for such purposes pending the 
receipt of such special assessments. 
 

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

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

(g)  By Resolution 2024-27, the Board determined to provide the Project and to defray the 
costs thereof by levying Special Assessments on benefited property and expressed an intention 
to issue Bonds, notes, or other specific financing mechanisms to provide all or a portion of the 
funds needed for the Project prior to the collection of such Special Assessments.  Resolution 
2024-27 was adopted in compliance with the requirements of Section 170.03, Florida Statutes, 
and prior to the time it was adopted, the requirements of Section 170.04, Florida Statutes, had 
been met. 
 

(h)  As directed by Resolution 2024-27 said Resolution 2024-27 was published as required 
by Section 170.05, Florida Statutes, and a copy of the publisher’s affidavit of publication is on file 
with the Secretary of the Board. 
 

(i)  As directed by Resolution 2024-27, a preliminary assessment roll was adopted and 
filed with the Board as required by Section 170.06, Florida Statutes. 
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(j)  As required by Section 170.07, Florida Statutes, upon completion of the preliminary 
assessment roll, the Board adopted Resolution 2024-09 fixing the time and place of a public 
hearing at which owners of the property to be assessed and other persons interested therein 
may appear before the Board and be heard as to: (i) the propriety and advisability of making the 
infrastructure improvements constituting the Project, (ii) the cost thereof, (iii) the manner of 
payment therefore, and (iv) the amount thereof to be assessed against each specially benefited 
property or parcel and provided for publication of notice of such public hearing and individual 
mailed notice in accordance with Chapters 170, 190 and 197, Florida Statutes. 
 

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

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

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

(i)  that the estimated costs of the Project are as specified in the Engineer’s Report 
(attached as Exhibit A hereto and incorporated herein by this reference), which 
Engineer’s Report is hereby adopted and approved, and that the amount of such 
costs is reasonable and proper; and 

 
(ii)  it is reasonable, proper, just and right to assess the cost of such Project against 
the properties within the District specially benefited thereby using the method 
determined by the Board set forth in the Master Special Assessment Methodology 
Report, dated May 1, 2024 (the “Assessment Report”) attached hereto as Exhibit 
B and incorporated herein by this reference, which results in allocation of 
assessments in the manner set forth in the final assessment roll included therein 
(the “Special Assessments”); and 

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

 
(iv) it is in the best interests of the District that the Special Assessments be paid 
and collected as herein provided. 
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SECTION 3.  AUTHORIZATION OF DISTRICT PROJECT.  That certain Project for 
construction of infrastructure improvements initially described in Resolution 2024-27, and more 
specifically identified and described in Exhibit A attached hereto, is hereby authorized and 
approved and the proper officers, employees and/or agents of the District are hereby authorized 
and directed to take such further action as may be necessary or desirable to cause the same to 
be made. 
 

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

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

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

 
SECTION 7.  PAYMENT OF SPECIAL ASSESSMENTS AND METHOD OF COLLECTION. 

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

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

(c)  For each year the District uses the Uniform Method, the District shall enter into an 
agreement with the Tax Collector of Charlotte County who may notify each owner of a lot or 
parcel within the District of the amount of the special assessment, including interest thereon, in 
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the manner provided in Section 197.3635, Florida Statutes. 
 
SECTION 8.  APPLICATION OF TRUE-UP PAYMENTS.   
 

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

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

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

SECTION 11.  SEVERABILITY.  If any section or part of a section of this Resolution be 
declared invalid or unconstitutional, the validity, force and effect of any other section or part of 
a section of this Resolution shall not thereby be affected or impaired unless it clearly appears 
that such other section or part of a section of this Resolution is wholly or necessarily dependent 
upon the section or part of a section so held to be invalid or unconstitutional. 
 

SECTION 12.  CONFLICTS.  All resolutions or parts thereof in conflict herewith are, to the 
extent of such conflict, superseded and repealed. 

 
SECTION 13.  EFFECTIVE DATE.  This Resolution shall become effective upon its adoption. 
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 APPROVED AND ADOPTED THIS 4TH DAY OF SEPTEMBER, 2024. 
 

  
STARLING COMMUNITY  
DEVELOPMENT DISTRICT 

 
 
________________________________ ____________________________________ 
Secretary/Assistant Secretary Chair/Vice Chair, Board of Supervisors 
 
 
Exhibit A:  Master Engineer’s Report, dated January 2024, revised April 2024 
Exhibit B:   Master Special Assessment Methodology Report, dated May 1, 2024 
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RESOLUTION 2024-38 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE STARLING COMMUNITY 
DEVELOPMENT DISTRICT DESIGNATING DATES, TIMES AND LOCATIONS FOR 
REGULAR MEETINGS OF THE BOARD OF SUPERVISORS OF THE DISTRICT FOR 
FISCAL YEAR 2024/2025 AND PROVIDING FOR AN EFFECTIVE DATE 

 
 WHEREAS, the Starling Community Development District (“District”) is a local unit of 
special-purpose government created and existing pursuant to Chapter 190, Florida Statutes; and  
 
 WHEREAS, the District is required by Section 189.015, Florida Statutes, to file quarterly, 
semi-annually, or annually a schedule (including date, time, and location) of its regular meetings 
with local governing authorities; and 
 
 WHEREAS, further, in accordance with the above-referenced statute, the District shall 
also publish quarterly, semi-annually, or annually the District’s regular meeting schedule in a 
newspaper of general paid circulation in the county in which the District is located. 
 
 WHEREAS, the Board desires to adopt the Fiscal Year 2024/2025 meeting schedule 
attached as Exhibit A. 

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

 
1.  ADOPTING FISCAL YEAR 2024/2025 ANNUAL MEETING SCHEDULE.  The Fiscal 

Year 2024/2025 annual meeting schedule attached hereto and incorporated by reference herein 
as Exhibit A is hereby approved and shall be published in accordance with the requirements of 
Florida law and also provided to applicable governing authorities. 

 
2.  EFFECTIVE DATE.  This Resolution shall become effective immediately upon its 

adoption. 
 
PASSED AND ADOPTED this 4th day of September, 2024.  

 
ATTEST:      STARLING COMMUNITY DEVELOPMENT 

DISTRICT 
 
 
 
_________________________________  ____________________________________ 
Secretary/Assistant Secretary Chair/Vice Chair, Board of Supervisors  



EXHIBIT “A” 
 

STARLING COMMUNITY DEVELOPMENT DISTRICT 

 

BOARD OF SUPERVISORS FISCAL YEAR 2024/2025 MEETING SCHEDULE 

 

LOCATION 
23461 Collina Way, Port Charlotte, Florida 33980 

 

DATE POTENTIAL DISCUSSION/FOCUS TIME 

   

October 2, 2024 Regular Meeting 10:30 AM 

   

November 6, 2024 Regular Meeting 10:30 AM 

   

December 4, 2024 Regular Meeting 10:30 AM 

   

January __, 2025* Regular Meeting 10:30 AM 

   

February 5, 2025 Regular Meeting 10:30 AM 

   

March 5, 2025 Regular Meeting 10:30 AM 

   

April 2, 2025 Regular Meeting 10:30 AM 

   

May 7, 2025 Regular Meeting 10:30 AM 

   

June 4, 2025 Regular Meeting 10:30 AM  

   

July 2, 2025 Regular Meeting 10:30 AM 

   

August 6, 2025 Regular Meeting 10:30 AM 

   

September 3, 2025 Regular Meeting 10:30 AM 

   

Exception(s) 
 *The January meeting is on the New Year’s Day holiday. 
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STARLING
COMMUNITY DEVELOPMENT DISTRICT

FINANCIAL STATEMENTS

JULY 31, 2024
UNAUDITED



General
Fund

Total
Governmental

Funds
ASSETS
Due from Landowner 22,386$    22,386$        

Total assets 22,386$    22,386$        

LIABILITIES AND FUND BALANCES
Liabilities:

Accounts payable 8,886$      8,886$          
Landowner advance 13,500      13,500          

Total liabilities 22,386      22,386          

DEFERRED INFLOWS OF RESOURCES
Deferred receipts 8,886        8,886            

Total deferred inflows of resources 8,886        8,886            

Fund balances:
Unassigned (8,886)       (8,886)           

Total fund balances (8,886)       (8,886)           

Total liabilities, deferred inflows of resources 
and fund balances 22,386$    22,386$        

JULY 31, 2024

STARLING
COMMUNITY DEVELOPMENT DISTRICT

BALANCE SHEET
GOVERNMENTAL FUNDS

1



Current
Month

Year to
Date Budget

% of
Budget

REVENUES
Landowner contribution -$             -$              56,182$        0%

Total revenues -               -                56,182          0%

EXPENDITURES
Professional & administrative
Management/accounting/recording** 2,000       6,000         12,000          50%
Legal 2,268       2,268         25,000          9%
Engineering -               -                2,000            0%
Dissemination agent* -               -                167               0%
Telephone 17            51              200               26%
Postage -               72              500               14%
Printing & binding 42            125            500               25%
Legal advertising -               -                7,500            0%
Annual special district fee -               -                175               0%
Insurance -               -                5,500            0%
Contingencies/bank charges -               160            750               21%
Website hosting & maintenance -               -                1,680            0%
Website ADA compliance 210          210            210               100%

Total expenditures 4,537       8,886         56,182          16%

Excess/(deficiency) of revenues
over/(under) expenditures (4,537)      (8,886)       -                    

Fund balances - beginning (4,349)      -                -                    
Fund balances - ending (8,886)$    (8,886)$     -$                  
*These items will be realized when bonds are issued
**These items will be realized the year after the issuance of bonds.

STARLING
COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,

FOR THE PERIOD ENDED JULY 31, 2024
AND CHANGES IN FUND BALANCES

GENERAL FUND

2



STARLING 
COMMUNITY DEVELOPMENT DISTRICT 

MINUTES  



DRAFT 

1 

MINUTES OF MEETING 1 
STARLING COMMUNITY DEVELOPMENT DISTRICT 2 

 3 
The Board of Supervisors of the Starling Community Development District held Public 4 

Hearings, a Regular Meeting and Audit Committee Meeting on August 7, 2024 at 10:30 a.m., at 5 

23461 Collina Way, Port Charlotte, Florida 33980. 6 

 7 

Present were: 8 
 9 
Rebekah Norton Vice Chair 10 
Jarret English Assistant Secretary 11 
Charles Cook  Assistant Secretary 12 
Ryan Futch Assistant Secretary 13 
 14 
Also present: 15 
 16 
Chuck Adams  District Manager 17 
Wes Haber (via telephone) District Counsel 18 
 19 
 20 

FIRST ORDER OF BUSINESS Call to Order/Roll Call 21 
 22 

Mr. Adams called the meeting to order at 10:32 a.m.  23 

Supervisors English, Futch and Cook were present at roll call. Supervisor Norton was not 24 

present at roll call.  Supervisor Gonzalez was absent.  25 

 26 

SECOND ORDER OF BUSINESS Public Comments 27 
 28 
 There were no members of the public present. 29 

 30 

THIRD ORDER OF BUSINESS Administration of Oath of Office to Elected 31 
Supervisors (the following will be provided 32 
in a separate package) 33 

 34 
Mr. Adams stated that the Supervisors present were elected at the recent Landowners’ 35 

election meeting. 36 



STARLING CDD  DRAFT August 7, 2024 

 2 

Mr. Adams, a Notary of the State of Florida and duly authorized, administered the Oath 37 

of Office to Mr. Jarret English, Mr. Charles Cook and Mr. Ryan Futch. All have served on other 38 

Boards and are familiar with the following: 39 

A. Updates and Reminders: Ethics Training for Special District Supervisors and Form 1 40 

B. Membership, Obligations and Responsibilities 41 

C. Guide to Sunshine Amendment and Code of Ethics for Public Officers and Employees 42 

D. Form 8B: Memorandum of Voting Conflict for County, Municipal and other Local 43 

Public Officers 44 

 45 

FOURTH ORDER OF BUSINESS Consideration of Resolution 2024-30, 46 
Canvassing and Certifying the Results of 47 
the Landowners’ Election of Supervisors 48 
Held Pursuant to Section 190.006(2), 49 
Florida Statutes, and Providing for an 50 
Effective Date 51 

 52 
Ms. Norton arrived at the meeting. 53 

Mr. Adams administered the Oath of Office to Ms. Rebekah Norton and provided her 54 

with the new Supervisor packet. 55 

Mr. Adams presented Resolution 2024-30 and recapped the following Landowners’ 56 

Election results and term lengths: 57 

Seat 1 Felipe Gonzalez 296 votes Four-year Term 58 

Seat 2 Ryan Futch 296 votes Four-year Term 59 

Seat 3 Charles Cook 295 votes Two-year Term 60 

Seat 4 Jarret English 295 votes Two-year Term 61 

Seat 5 Rebekah Norton 295 votes Two-year Term 62 

 63 

On MOTION by Mr. Cook and seconded by Mr. Futch, with all in favor, 64 
Resolution 2024-30, Canvassing and Certifying the Results of the Landowners’ 65 
Election of Supervisors Held Pursuant to Section 190.006(2), Florida Statutes, 66 
and Providing for an Effective Date, was adopted. 67 

 68 
 69 
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FIFTH ORDER OF BUSINESS Consideration of Resolution 2024-31, 70 
Electing Certain Officers of the District, and 71 
Providing for an Effective Date 72 

 73 
Mr. Adams presented Resolution 2024-31. The Board opted to keep the slate as it was 74 

prior to the Landowner Election, as follows:  75 

Chair  Felipe Gonzalez  76 

Vice Chair  Rebekah Norton 77 

Secretary  Chesley E Adams, Jr.  78 

Assistant Secretary  Jarret English 79 

Assistant Secretary  Charles Cook 80 

Assistant Secretary  Ryan Futch 81 

Assistant Secretary Craig Wrathell 82 

Treasurer  Craig Wrathell  83 

Assistant Treasurer Jeff Pinder 84 

 85 

On MOTION by Mr. Cook and seconded by Ms. Norton, with all in favor, 86 
Resolution 2024-31, Electing Certain Officers of the District, and Providing for 87 
an Effective Date, was adopted. 88 

 89 
 90 
SIXTH ORDER OF BUSINESS Public Hearing Confirming the Intent of the 91 

District to Use the Uniform Method of 92 
Levy, Collection and Enforcement of Non-93 
Ad Valorem Assessments as Authorized 94 
and Permitted by Section 197.3632, Florida 95 
Statutes; Expressing the Need for the Levy 96 
of Non-Ad Valorem Assessments and 97 
Setting Forth the Legal Description of the 98 
Real Property Within the District’s 99 
Jurisdictional Boundaries that May or Shall 100 
Be Subject to the Levy of District Non-Ad 101 
Valorem Assessments; Providing for 102 
Severability; Providing for Conflict and 103 
Providing for an Effective Date 104 

 105 
A. Affidavit/Proof of Publication 106 
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B. Consideration of Resolution 2024-32, Expressing its Intent to Utilize the Uniform 107 

Method of Levying, Collecting, and Enforcing Non-Ad Valorem Assessments Which 108 

May Be Levied by the Starling Community Development District in Accordance with 109 

Section 197.3632, Florida Statutes; Providing a Severability Clause; and Providing an 110 

Effective Date 111 

Mr. Adams opened the Public Hearing. 112 

No affected property owners or members of the public spoke. 113 

Mr. Adams closed the Public Hearing. 114 

Mr. Adams presented Resolution 2024-32. 115 

 116 

On MOTION by Ms. Norton and seconded by Mr. Cook, with all in favor, 117 
Resolution 2024-32, Expressing its Intent to Utilize the Uniform Method of 118 
Levying, Collecting, and Enforcing Non-Ad Valorem Assessments Which May Be 119 
Levied by the Starling Community Development District in Accordance with 120 
Section 197.3632, Florida Statutes; Providing a Severability Clause; and 121 
Providing an Effective Date, was adopted.  122 

 123 
 124 

SEVENTH ORDER OF BUSINESS Public Hearing to Hear Public Comments 125 
and Objections to the Adoption of the 126 
Rules of Procedure, Pursuant to Sections 127 
120.54 and 190.035, Florida Statutes 128 

 129 
A. Affidavits of Publication 130 

B. Consideration of Resolution 2024-33, Adopting Rules of Procedure; Providing a 131 

Severability Clause; and Providing an Effective Date 132 

Mr. Adams opened the Public Hearing. 133 

No affected property owners or members of the public spoke. 134 

Mr. Adams closed the Public Hearing. 135 

Mr. Adams presented Resolution 2024-33. 136 

 137 

On MOTION by Mr. Futch and seconded by Mr. Cook, with all in favor, 138 
Resolution 2024-33, Adopting Rules of Procedure; Providing a Severability 139 
Clause; and Providing an Effective Date, was adopted.  140 
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 141 
 142 
EIGHTH ORDER OF BUSINESS Public Hearing on Adoption of Fiscal Year 143 

2023/2024 Budget 144 
 145 
A. Affidavit of Publication 146 

B. Consideration of Resolution 2024-34, Relating to the Annual Appropriations and 147 

 Adopting the Budgets for the Fiscal Year Beginning October 1, 2023, and Ending 148 

 September 30, 2024; Authorizing Budget Amendments; and Providing an 149 

 Effective Date 150 

Mr. Adams presented Resolution 2024-34 and reviewed the proposed Fiscal Year 2024 151 

budget, which is a Landowner-contribution type of budget. He noted that the budget does not 152 

anticipate Supervisor compensation and, under Management, it reflects a reduced monthly fee 153 

until the bonds are issued.   154 

Mr. Adams opened the Public Hearing. 155 

No affected property owners or members of the public spoke. 156 

Mr. Adams closed the Public Hearing. 157 

 158 

On MOTION by Mr. Cook and seconded by Ms. Norton, with all in favor, 159 
Resolution 2024-34, Relating to the Annual Appropriations and  Adopting the 160 
Budgets for the Fiscal Year Beginning October 1, 2023, and Ending September 161 
30, 2024; Authorizing Budget Amendments; and Providing an Effective Date, 162 
was adopted. 163 

 164 
 165 

NINTH ORDER OF BUSINESS Public Hearing on Adoption of Fiscal Year 166 
2024/2025 Budget 167 

 168 
A. Affidavit of Publication 169 

B. Consideration of Resolution 2024-35, Relating to the Annual Appropriations and 170 

Adopting the Budgets for the Fiscal Year Beginning October 1, 2024, and Ending 171 

September 30, 2025; Authorizing Budget Amendments; and Providing an Effective 172 

Date  173 
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Mr. Adams presented Resolution 2024-35 and reviewed the proposed Fiscal Year 2025 174 

budget, which is also a Landowner-contribution type of budget. He noted that, under the 175 

District Management Services Agreement, Management will not start charging the $4,000 176 

monthly fee until bonds are issued.  177 

Mr. Adams opened the Public Hearing. 178 

No affected property owners or members of the public spoke. 179 

Mr. Adams closed the Public Hearing. 180 

 181 

On MOTION by Ms. Norton and seconded by Mr. Cook, with all in favor, 182 
Resolution 2024-35, Relating to the Annual Appropriations and Adopting the 183 
Budgets for the Fiscal Year Beginning October 1, 2024, and Ending September 184 
30, 2025; Authorizing Budget Amendments; and Providing an Effective Date, 185 
was adopted.    186 

 187 
 188 
TENTH ORDER OF BUSINESS Consideration of Resolution 2024-36, 189 

Amending Resolution 2024-28 to Re-Set 190 
the Date, Time, and Location of the Public 191 
Hearing on Imposing a Special Assessment 192 
on Certain Property Within the District 193 
Generally Described as Starling Community 194 
Development District in Accordance with 195 
Chapters 170, 190 and 197, Florida 196 
Statutes, and Providing an Effective Date 197 

 198 

Mr. Adams presented Resolution 2024-36. This re-sets the Public Hearing September 4, 199 

2024 at 10:30 a.m., at 23461 Collina Way, Port Charlotte, Florida 33980. 200 

 201 

On MOTION by Mr. Cook and seconded by Ms. Norton, with all in favor, 202 
Resolution 2024-36, Amending Resolution 2024-28 to Re-Set the Date, Time, 203 
and Location of the Public Hearing on Imposing a Special Assessment on 204 
Certain Property Within the District Generally Described as Starling Community 205 
Development District in Accordance with Chapters 170, 190 and 197, Florida 206 
Statutes, and Providing an Effective Date, was adopted.  207 

 208 
 209 
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ELEVENTH ORDER OF BUSINESS Consideration of Resolution 2024-08, 210 
Designating the Location of the Local 211 
District Records Office and Providing an 212 
Effective Date 213 

 214 
Mr. Adams presented Resolution 2024-08. He stated the current location can serve as 215 

the CDD’s local District Records Office. 216 

 217 

On MOTION by Mr. Futch and seconded by Ms. Norton, with all in favor, 218 
Resolution 2024-08, Designating the Location of 23461 Collina Way, Port 219 
Charlotte, Florida 33980, as the Local District Records Office and Providing an 220 
Effective Date, was adopted.    221 

 222 
 223 
TWELFTH ORDER OF BUSINESS Recess Regular Meeting/Commencement 224 

of Audit Selection Committee Meeting 225 
 226 
 The Regular Meeting recessed and the Audit Selection Committee Meeting commenced. 227 

 228 

THIRTEENTH ORDER OF BUSINESS Review of Responses to Request for 229 
Proposals (RFP) for Annual Audit Services 230 

 231 
A. Affidavit of Publication 232 

B. RFP Package 233 

C. Respondents 234 

I. Berger, Toombs, Elam, Gaines & Frank 235 

II. Grau & Associates 236 

Mr. Adams reviewed the responses and pricing. 237 

D. Auditor Evaluation Matrix/Ranking 238 

The Audit Selection Committee Members each completed the Auditor Evaluation 239 

Matrix. 240 

Mr. Adams tallied and averaged the scores. The rankings and average scores received 241 

were as follows: 242 

#1 Grau & Associates 89.75 points 243 

#2  Berger, Toombs, Elam, Gaines & Frank 34.50 points 244 
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The Audit Selection Committee recommendation is to rank Grau & Associates as the #1 245 

ranked respondent to the RFQ for Annual Audit Services. 246 

 247 

On MOTION by Mr. Futch and seconded by Ms. Norton, with all in favor, 248 
accepting the Audit Selection Committee’s scores, ranking and 249 
recommendation to rank Grau & Associates as the #1 ranked respondent to the 250 
RFP for Annual Audit Services and to rank BTEGF as the  #2 ranked respondent 251 
as the CDD Board’s own scores and ranking, and authorizing District Staff to 252 
engage Grau & Associates for Annual Audit Services, was approved.    253 

 254 
 255 
FOURTEENTH ORDER OF BUSINESS Termination of Audit Selection Committee 256 

Meeting/Reconvene Regular Meeting 257 
 258 

On MOTION by Mr. Futch and seconded by Mr. Cook, with all in favor, 259 
terminating the Audit Selection Committee Meeting and reconvening the 260 
Regular Meeting, was approved.    261 

 262 
 263 
FIFTEENTH ORDER OF BUSINESS Consider Recommendation of Audit 264 

Selection Committee 265 
 266 
 This item was addressed during Item 13D. 267 

 268 

SIXTEENTH ORDER OF BUSINESS Consideration of Response(s) to Request 269 
for Qualifications (RFQ) for Engineering 270 
Services 271 

 272 
A. Affidavit of Publication 273 

B. RFQ Package 274 

C. Respondent: Atwell, LLC 275 

D. Competitive Selection Criteria/Ranking 276 

E. Award of Contract 277 

Mr. Adams recalled that the Board previously approved engaging Atwell, LLC as its 278 

Interim Engineering Services contractor. Staff then advertised an RFQ for Engineering Services 279 

and Atwell was the sole respondent. As such, there is no need to go through the scoring and 280 
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ranking process; the Board can deem Atwell as the most qualified and responsive respondent 281 

and direct Staff to enter into an agreement with them.  282 

 283 

On MOTION by Mr. Cook and seconded by Mr. Futch, with all in favor, deeming 284 
Atwell LLC the most qualified and responsive bidder to the RFQ for Engineering 285 
Services and authorizing Staff to negotiate a contract with Atwell, was 286 
approved.    287 

 288 
 289 
SEVENTEENTH ORDER OF BUSINESS Consideration of Goals and Objectives 290 

Reporting [HB7013 - Special Districts 291 
Performance Measures and Standards 292 
Reporting] 293 

 294 
 Mr. Adams presented a Memorandum regarding the HB7013 - Special Districts 295 

Performance Measures and Standards Reporting. He reviewed the Performance 296 

Measures/Standards & Annual Report Form for October 1, 2024 through September 30, 2025 297 

and identified three categories that Staff will focus on for Fiscal Year 2025. Namely, Community 298 

Communication and Engagement, Infrastructure and Facilities Maintenance and Financial 299 

Transparency and Accountability. 300 

This Form will be filed with the State on an annual basis. 301 

 302 

On MOTION by Mr. Futch and seconded by Ms. Norton, with all in favor, the 303 
HB7013 Special Districts Performance Measures and Standards Reporting, was 304 
approved.    305 

 306 
 307 
EIGHTEENTH ORDER OF BUSINESS Acceptance of Unaudited Financial 308 

Statements as of June 30, 2024 309 
 310 

Mr. Adams presented the Unaudited Financial Statements as of June 30, 2024.  311 

The financials were accepted. 312 

 313 

NINETEENTH ORDER OF BUSINESS Approval of Minutes 314 
 315 
A. May 1, 2024 Organizational Meeting 316 
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 317 

On MOTION by Mr. Futch and seconded by Mr. English, with all in favor, the 318 
May 1, 2024 Organizational Meeting Minutes, as presented, were approved.    319 

 320 
 321 
B. June 11, 2024 Landowners’ Meeting 322 

 323 

On MOTION by Mr. Futch and seconded by Mr. Cook, with all in favor, the June 324 
11, 2024 Landowners’ Meeting Minutes, as presented, were approved.    325 

 326 
 327 
TWENTIETH ORDER OF BUSINESS Staff Reports 328 
 329 
A. District Counsel: Kutak Rock LLP 330 

Mr. Haber stated, in connection with the timing of the bond issues and the ability to 331 

fund, Staff would like to make sure that any improvements for which the Developer will be 332 

seeking payment once the bonds are issued, will go through the CDD before they go to the 333 

County or another governmental entity, for final acceptance for ownership, operation and 334 

maintenance. 335 

B. District Engineer (Interim): Atwell, LLC. 336 

There was no report. 337 

C. District Manager: Wrathell, Hunt and Associates, LLC 338 

• NEXT MEETING DATE: September 4, 2024 at 10:30 AM 339 

o QUORUM CHECK 340 

Mr. Adams stated the next meeting will be held on September 4, 2024. 341 

 342 

TWENTY-FIRST ORDER OF BUSINESS Board Members’ Comments/Requests 343 
 344 

A Board Member asked if the Form 8B Conflict-of-Interest forms were processed. Mr. 345 

Haber stated he believes so but the Board Members should check with Ms. Gillyard, at 346 

Management’s Office, for confirmation. 347 
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Mr. Haber encouraged the Board Members to make sure they can attend the 348 

September meeting;  otherwise, it will have to be rescheduled and the CDD will have to pay to 349 

re-notice/re-advertise the meeting. 350 

 351 

TWENTY-SECOND ORDER OF BUSINESS Public Comments 352 
 353 

No members of the public spoke. 354 

 355 

TWENTY-THIRD ORDER OF BUSINESS Adjournment 356 
 357 

On MOTION by Mr. Futch and seconded by Mr. English, with all in favor, the 358 
meeting adjourned at 11:40 a.m.  359 

 360 
 361 
 362 
 363 

[SIGNATURES APPEAR ON THE FOLLOWING PAGE] 364 
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 365 
 366 
 367 
 368 
___________________________ ____________________________ 369 
Secretary/Assistant Secretary Chair/Vice Chair 370 
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