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STAFF'S RECOMMENDED BOARD MOTION

Approve expansion of the Waterset 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.

The expansion is estimated to increase the construction budget for CDD eligible project costs by $6,153,709.10, of 
which $3,640,000 is anticipated to be funded with long-term CDD bond proceeds.  Of the total $124,116,617 budgeted 
for total development costs, approximately $25,841,047 (or about 20.82%) of infrastructure development costs is 
expected to be financed with CDD bonds.

FINANCIAL IMPACT STATEMENT

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

BACKGROUND

On July 26, 2022, the Board of County Commissioners (Board) adopted Ordinance 22-19 establishing the Waterset 
South Community Development District (CDD).   On February 11, 2025, the Board adopted Ordinance 25-9 amending 
the District’s boundaries.  On November 12, 2026, the CDD petitioned Hillsborough County to expand the boundaries of 
the District. The applicant’s representatives is Alyssa Wilson, Kutak Rock LLP.  

The area of expansion will be + 69.411 acres.  The revised Waterset South Community Development District will be 
+869.617 acres. It is generally located on the north side of 19th Ave NE between US Hwy 41 to the west, I-75 to the east
and south of Paseo Al Mar Blvd.  Please see Attachment A for the CDD’s location. The new expanded CDD area will 
consist of the following folios:

54244.0000, in part

List of Attachments: A) Location Map  B) Consent of Landowners  C) Draft Ordinance
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BACKGROUND - Continued: 
The CDD expansion area is located within Planned Development (PD) zoning district PD 14-0815.  The PD is 
approved for 6, 428 residential units, 498,480 square feet of commercial and 198,900 square feet of office.  The PD 
permits single family detached units, single-family attached and multi-family apartments. It is anticipated the expansion 
area will contain 182 single-family detached lots ranging in width from 40’ to 70’.  
 
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. 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. 
 
The petition identifies the total cost of improvements in the expansion area as being approximately $6,153,709.10.  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 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 

Prior Total 
Cost Estimate 

(a) 

Expansion Area 
Costs (b) Total Budget 

(a) + (b) 

Clearing and Earthwork Costs $22,621,016 $ 2,036,400 $ 24,657,416 

Roadway, Curb and Gutter Costs 22,557,022 514,000 23,071,022 

Sanitary Sewer Collection System 11,151,273 540,200 11,691,473 

Water Distribution System 8,153,045 384,000 8,537,045 

Reclaimed Water Distribution System 5,555,210 332,000 5,887,210 

Stormwater Management Costs 18,871,142 1,170,700 20,041,842 

Landscaping/Hardscape/Irrigation Costs 6,392,487 245,000 6,637,487 

Trail and Pathway Construction 368,278 0 368,278 

Construction of the Primary Amenity 5,719,276 0 5,719,276 

Professional Service Fees 8,015,283 545,000 8,560,283 

Environmental Mitigation 286,910 0 286,910 

Contingency 3,409,938 386,409 3,796,347 

Subtotal CDD-eligible Project Costs $113,100,880 $6,153,709 $119,254,588 

Other Non-reimbursable Costs 4,862,029 0 4,862,029 

Total Project Costs $117,962,909  $6,153,709 $124,116,617 

 
 
 
 



BACKGROUND - Continued: 
Financing Summary: 
The Petitioner has applied to expand the District boundaries by approximately 69.411 acres (or about 8.7% of its 
current acreage) in order to create a more uniform land area; it is anticipated that approximately 182 single-
family homes will be located within the boundaries of the expansion parcel. The lands comprising the expansion 
area are currently undeveloped and unassessed. 

The intent of the Petitioner is to use a variety of funding sources which may include, but are not limited to, future 
short- and/or long-term CDD bond issues, equity financing and bank financing to pay for improvements within 
the expansion area; such improvements will directly benefit landowners located within the boundaries of the 
expansion area. At this time, the Petitioner is planning to issue $3,640,000 in long-term CDD bonds in order to 
pay for a portion of the projected $6,153,709.10 in expansion area improvements. Long-term CDD bonds are 
repaid over a period of 30 years via annual assessments levied on the landowner; the developer bears no 
responsibility for repayment of long-term CDD debt assessed on land owned by others. Of the total $124,116,617 
budgeted for development costs, approximately $25,841,047 (or about 20.82%) of infrastructure development 
costs is expected to be financed with CDD Bonds. It is anticipated that the expansion area will contain 
approximately 182 single-family detached lots ranging in width from 40’ to 70’, and that annual assessments will 
range from approximately $1,202/lot to $2,104/lot. The CDD financing summary for the expansion area is as 
follows: 
 

Projected Inflows from Issuance of Bonds:  

     Bond Proceeds (equal to the issuance amount) $ 3,640,000 

Projected Uses of Funds Received:  

     Construction of Infrastructure Improvements (1) $ 3,003,224 

     Debt Service Reserve Fund (3.63% of the issuance amount) 131,976 

     Capitalized Interest (for approximately 6 months) 182,000 

     Costs of Issuance 250,000 

     Underwriter’s Discount (2% of the issuance amount) 72,800 

Total Projected Uses of Bond Proceeds $ 3,640,000 

(1) Total proposed direct project 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. 

 
Lot Mix and Projected Assessments 
It is anticipated that the expansion area will contain approximately 182 single-family detached lots ranging in 
width from 40’ to 70’, and that annual assessments will range from approximately $1,202/lot to $2,104/lot. 
 
The District will be managed by District Supervisors selected by qualified electors of the District. 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 the written consent to the expansion of the 
boundaries of the District by the landowners of the property to be included in the District. 



BACKGROUND - Continued: 
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. 
 
The petition includes the following items required by Section 190.046 F.S. which addresses expansion of the CDD: 

 A metes and bounds description of the external boundaries of the district  
 A statement of estimated regulatory costs in accordance with the requirements of s.120.541, F.S. 
 The proposed timetable for construction of District services 
 The estimated costs of constructing the proposed services for the expansion area and, 
 A designation of the future general distribution, location and extent of public and private uses of land proposed 

for the area within the District boundaries. 
 
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 expansion 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 expansion 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 expanded district is of sufficient size, sufficiently compact, and sufficiently 

contiguous to be developable as one functional, interrelated community. 
4) That the creation of the expanded 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 expanded 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 expanded District is amenable to separate special district 

government. 
 
Review Performed by County 
No objections to the expansion of the CDD were raised by reviewing agencies. Staff from the Management and 
Budget department met with representatives of the Petitioner and conducted a financial review of the Waterset 
South CDD expansion application. This review evaluated 1) the Applicant’s compliance with the requirements of 
Florida Statutes Chapter 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 expansion of the CDD.  
 



BACKGROUND - Continued: 
 
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 expansion of a CDD. 
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