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STAFF'S RECOMMENDED BOARD MOTION 

Establish the Two Rivers South Community Development District (CDD) in accordance with the attached ordinance.  

No direct financial impact to the County will occur as a result of this petition. 

Of the approximate $72,975,000 in total development costs, of which $58,380,000 is budgeted for CDD-qualified 
(eligible for CDD funding) common area infrastructure development costs (“common costs”), it is estimated that 
$26,432,966 (or 36.22% of total development costs and 45% of common costs) will be funded with long-term CDD 
bond proceeds.

FINANCIAL IMPACT STATEMENT 

No direct financial impact to the County will occur as a result of this petition. 

BACKGROUND 
On May 4, 2022 EPG Two Rivers Hillsborough Development, LLC petitioned Hillsborough County to establish the 
Two Rivers South Community Development District (CDD).  The Two Rivers South Ridge CDD will be +1953.64.  It 
is located on the west side of U.S. HWY 301, south of the Pasco County line, north of Ranch Road.  Please see 
Attachment A for the proposed CDD’s location. The CDD will consist of the following folios:
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BACKGROUND - Continued: 
The CDD area is located within Planned Development (PD) zoning district PD 07-1838. The PD district in which 
the parcels are located permits a total of 972 dwelling units and a maximum of 45,000 square feet of commercial 
uses.  Detached and attached single-family units are permitted with, respectively, minimum lot sizes of 5,000 and 
3,000 square feet and minimum lot widths of 50 feet and 30 feet.  It is anticipated that the development will 
consist of approximately 144 70’ single-family detached lots, 472 80” single-family detatched lots, 189 100” 
detached lots and 122 10’ single-family detached lots. 
 
The subject properties in the PD district have a Future Land Use classification of Planned Environmental 
Community -1/2 (PEC ½).  The PEC ½ permits consideration of 1 unit per 2 acres provided, through a Planned 
Development zoning, the development enhances adjacent publicly owned parks/natural resources through the 
expansion and/or buffering of larger natural resource areas and implementing development requirements that are 
above current regulatory criteria.  Connection to local government water and wastewater service is required. To 
provide services, an Interlocal Bulk Water Agreement with Pasco County was approved by the BOCC on 
December 13, 2022, which provides for the purchase of bulk water and wastewater by Hillsborough County from 
Pasco County to service the utility customers in the Two Rivers development has been established.  All costs 
associated with the extension of lines will be borne by the developer.   
 
The statutory purpose of a CDD is to plan, finance, construct, and/or acquire, operate, and maintain community-wide 
infrastructure in large, planned community developments. As stated in 190.002, F.S., the Legislature found that “an 
independent district can constitute a timely, efficient, effective, responsive and economic way to deliver these basic 
services, thereby providing a solution to the state's planning, management, and financing needs for delivery of capital 
infrastructure in order to service projected growth without overburdening other governments and their taxpayers.” 
 
A CDD is not a substitute for the local general purpose government unit, i.e. the City or County in which the CDD lies. 
A CDD lacks the powers of permitting, zoning, police, and many other authorities possessed by the general purpose 
governments. 
 
As an independent special district, the governing body of the CDD establishes its own budget and, within the scope of 
its authorized powers, operates independently of the local general-purpose government entity whose boundaries include 
the CDD. The District landowners control the entity which provides services and levies the funds to pay for them. 
 
The District’s budget is submitted to the County annually for informational purposes only. The creation of the District 
does not impact the ad valorem taxing authority of the County, nor does the County incur any obligation for the debt 
payments of the District, pursuant to the provisions of Section 190.002(3) F.S. 
 
The petition identifies the total CDD-qualified common cost of improvements as being $58,350,000. The cost estimate 
summary provided to the County for review appears below. Pursuant to Section 190.005(1)(a)6., F.S., the proposed 
timetable for construction of district services and the estimated cost of construction are not binding and may be subject 
to change.  Total proposed CDD-qualified common costs include the following items. The scope of the County’s 
financial review excludes making any determination as to which of the items may be funded with bond proceeds.    

Description Total Budget 

Stormwater Management $8,840,015 

Utilities 10,766,684 

Amenities  3,173,338 

Roads 16,161,360 

Hardscape/Landscape/Irrigation 

Contingency 

 

10,200, 017 

9,238,586 

Total Project CDD Qualified Common Costs $58, 380,000 



BACKGROUND - Continued: 
Financing Summary: 
The intent of the Petitioner is to use a mix of long-term CDD bonds and owners equity to fund construction of 
infrastructure improvements which will directly benefit landowners within the CDD boundaries. Long-term CDD 
bonds (“A Bonds”) are repaid over a period of 30 years via annual assessments levied on landowners, which at 
different points in the project’s life cycle may be the developer, homebuilder(s) or residents depending on the 
ownership state of the land at the time of assessment. While the developer bears no long-term financial 
responsibility for repayment of A bond debt assessed on land owned by others, it does bear financial 
responsibility for the debt over the short-term and until such time as the indebted land is sold to a third party 
builder. At that point, the builder assumes responsibility for repayment of the affiliated A bond debt until such 
time as the land is sold to a homebuyer, at which point the homeowner assumes responsibility for repayment of 
the debt. Therefore, the financial capacity and willingness of the developer to assume financial responsibility for 
the debt through the time of transfer of the land to unaffiliated third party buyers is of concern.  Of the total 
$58,380,000 budgeted for CDD-qualified common area infrastructure development costs (“common costs”) and 
$14,595,000 in private development costs, it is estimated that about $26,432,966 (or 36.22% of total 
development costs) will be funded with long-term CDD bond proceeds. While the plan of finance submitted with 
the Petition includes short-term CDD bonds as a financing source, the County confirmed verbally with the 
developer that at this time there is no intent to issue short-term bonds.  It is anticipated that the development will 
consist of 144 70’ single-family detached lots, 472 80’ single-family detached lots, 189 100’ single-family 
detached lots and 122 110’ single-family detached lots. Annual assessments will range from $2,450/unit for 70’ 
lots to $3,850/lot for 110’ lots. A complete financing summary follows.                                                                      

Projected Inflows from Issuance of Bonds:   

     Bond Proceeds (equal to the par amount)  $34,440,000 

Projected Uses of Funds Received:   

     Underwriter’s Discount (2% of the par amount)  $688,800 

     Cost of Issuance     200,000 

      Debt Service Reserve Fund (about 7% of par amount)  2,637,264 

     Capitalized Interest (for approximately 24 months)  4,477,200 

     Construction of Infrastructure Improvements (1) 

     Contingency/Rounding 

 26,432,996 

3,770 

Total Projected Uses of Bond Proceeds  $34,440,000 

(1) Total proposed CDD-qualified common costs being funded with CDD bond proceeds. The scope of the 
County’s financial review excludes making any determination as to which of the items may be funded with bond 
proceeds. 

Lot Mix and Projected Assessments 
The proposed CDD will consist of 144 70’ single-family detached lots, 472 80’ single-family detached lots, 189 
100’ single-family detached lots and 122 110’ single-family detached lots. Annual assessments will range from 
$2,450/unit for 70’ lots to $3,850/lot for 110’ lots.  

Proposed Facilities Ownership and Maintenance 
Description Ownership & 

Maintenance 

Stormwater Management County/CDD 

Utilities County 

Roads County/CDD 

Amenities CDD 

Off-site Improvements County 



BACKGROUND - Continued: 
The District will be managed by District Supervisors selected by qualified electors of the District. The initial Board 
of Supervisors includes Nicholas Dister, Thomas Spence, Ryan Motko, Steve Luce and Jeffery S. Hills. The District 
landowners control the entity which provides services and levies the funds to pay for these services. In accordance 
with 190.006, F.S., the residents of the District will begin to assume control of the CDD commencing six years 
after the initial appointment of the CDD board by the landowners. The County is not involved in the management 
or financial responsibilities of the District. The applicant has provided a deed documenting that 100 percent of the 
real property included in the CDD is in their control, as required by Chapter 190, F.S. 
 
A CDD is an independent special-purpose, local government taxing district authorized by Chapter 190, F.S. (Uniform 
Community Development Act of 1980, Section 190.002(1)a F.S.). The Uniform Community Development Act requires 
a public hearing on the petitioned request. 
 
A petition for the establishment of a CDD shall contain the following information: 
 
1) A metes and bounds description of the external boundaries of the district. Any real property within the 

external boundaries of the district which is to be excluded from the district shall be specifically described, 
and the last known address of all owners of such real property shall be listed. The petition shall also address 
the impact of the proposed district on any real property within the external boundaries of the district which is 
to be excluded from the district. 

2) The written consent to the establishment of the district by all landowners whose real property is to be 
included in the district or documentation demonstrating that the petitioner has control by deed, trust 
agreement, contract, or option of 100 percent of the real property to be included in the district, and when real 
property to be included in the district is owned by a governmental entity and subject to a ground lease as 
described in s. 190.003(14), the written consent by such governmental entity. 

3) A designation of five persons to be the initial members of the board of supervisors, who shall serve in that 
office until replaced by elected members as provided in s. 190.006. 

4) The proposed name of the district. 
5) A map of the proposed district showing current major trunk water mains and sewer interceptors and outfalls 

if in existence. 
6) Based upon available data, the proposed timetable for construction of the district services and the estimated 

cost of constructing the proposed services. These estimates shall be submitted in good faith but shall not be 
binding and may be subject to change. 

7) A designation of the future general distribution, location, and extent of public and private uses of land 
proposed for the area within the district by the future land use plan element of the effective local government 
comprehensive plan of which all mandatory elements have been adopted by the applicable general-purpose 
local government in compliance with the Community Planning Act.  

8) A statement of estimated regulatory costs in accordance with the requirements of s. 120.541.  
 
The above information was received by Hillsborough County and was made part of the review for the proposed 
CDD. 
 
Chapter 190, F.S., establishes six criteria that a petition must meet to merit approval for the establishment of a CDD. 
The six requirements include: 
 
1) That all statements contained within the petition have been found to be true and correct. 
2) That the creation of the District is not inconsistent with any applicable element or portion of the State 

Comprehensive Plan or the effective local government comprehensive plan. 
3) That the land area within the proposed district is of sufficient size, sufficiently compact, and sufficiently 

contiguous to be developable as one functional, interrelated community. 
4) That the creation of the District is the best alternative available for delivering the community development 

services and facilities to the area that will be served by the District. 
5) That the proposed services and facilities to be provided by the District are not incompatible with the capacity and 

uses of existing local and regional community development district services and facilities. 
6) That the area proposed to be included in the District is amenable to separate special district government. 
BACKGROUND - Continued: 



 
Review Performed by County 
 
No objections to the proposed CDD were raised from reviewing agencies. Staff from the Management and 
Budget department met with representatives of the Petitioner and conducted a financial review of the application 
to establish the Two Rivers South CDD. This review evaluated 1) the Applicant’s compliance with the 
requirements of F.S. Ch. 190, 2) the financial capacity of the Petitioner, who will be responsible for the 
development and operation of the CDD, and 3) the plan of finance for the CDD, including the issuance of bonds 
to finance eligible infrastructure.  This review did not include determining the reasonableness of estimated 
infrastructure costs or a determination of which project costs are or are not eligible for reimbursement by the 
CDD and does not guarantee success of the project. Project financials reviewed were based on planned or 
anticipated performance rather than actual results, and as with any plan or strategy, some amount of risk is 
inherent and cannot be mitigated away.  
 
 
Review Performed by the District’s Financial Consultant 
 
The financial consultant engaged by the Petitioner completed a feasibility study and performed certain other 
financial analysis in order to evaluate the probability of success of the project. The County reviewed this analysis 
for reasonableness; however, the fiduciary responsibility for this information lies with the Petitioner and its 
finance team rather than with the County. The County’s financial review is conducted for the purpose of 
evaluating whether the applicant has met and complied with the requirements of Florida Statute Chapter 190 with 
regard to the establishment of the CDD.  
 
Role of the Underwriter 
 
It is the underwriters’ responsibility to identify investors to purchase the bonds issued by the CDD. 
 
Based on the information contained in this petition and reviews of county departments, staff finds that the petition meets 
the criteria contained in Chapter 190, F.S., for the establishment of a CDD. 
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