
    
     

   
   

   

   
    

   

               
                 

              

   

     
    

   

        

            

  

       

       

      

            

           
   

     
    

       
          

 
        
       

           

Brightshore Community Development District 
707 Orchid Drive, Suite 100 

Naples, Florida 34102 
Ph: (239) 269-1341 

March 18, 2024 

Board of Supervisors 
Brightshore Community Development District 

Dear Board Members: 

The Public Hearing and General Meeting of the Board of Supervisors of the Brightshore Community 
Development District will be held on Monday, March 18, 2024, at 2:00 p.m., at the Barron Collier 
Companies offices, 2600 Golden Gate Parkway, Naples, Florida 34105. The agenda is as follows: 

GENERAL ORGANIZATIONAL MEETING 

1. Call to Order/Roll Call 
2. Public Comment Period 

GENERAL DISTRICT ITEMS 

3. Consideration of the Following General District Items: 

A. Affidavit of Public Hearing and General Meeting Notice Publication Exhibit 1 

ORGANIZATIONAL MATTERS 

4. Consideration of the Following Organizational Matters: 

A. Brad Stockham resignation confirmation. Exhibit 2 

B. David Hurst Oath of Office. 

C. Administration Oath of Office to appointed Board of Supervisor David Hurst 

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

2. Membership, Obligations and Responsibilities 
3. Financial Disclosure Forms 

i. Form 1: Statement of Financial Interests 
ii. Form 1X: Amendment to Form 1, Statement of Financial 

Interests 
iii. Form 1F: Final Statement of Financial Interests 
iv. Form 8B: Memorandum of Voting Conflict 

D. Consideration of the February 12, 2024, Meeting Minutes Exhibit 3 
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BUDGETARY MATTERS 

5. Consideration of the Following Budgetary Matters: 

A. Consideration of the February 29, 2024, Financials Exhibit 4 

FINANCING MATTERS 

6. Consideration of the Following Bond Validation Financing Matters: 

A. Affidavit of Publication. Exhibit 5 

B. Affidavit of Landowner Mailing. Exhibit 6 

B. Open Public Hearing. 

C. Public Comment. 

D. Close Public Hearing 

E. Resolution 2024-06, A Resolution of the Brightshore Community 
Development District authorizing District projects for construction and/or 
acquisition of infrastructure improvements; equalizing, approving, 
confirming, and levying special assessments on property specially 
benefitted 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 revenue bonds; making 
provisions for transfers of real property to homeowners associations 
property owners associations and/or governmental entities; providing of the 
recording of an assessment notice; providing for severability, conflicts and 
an effective date. 

Exhibit 7 

OTHER BUSINESS 

7. Staff Reports 

A. District Manager. 

B. Legal Counsel. 

C. District Engineer. 
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8. Board Members’ Comments/Requests 

9. Public Comments 

10. Adjournment 



EXHIBIT 1 



•LocaliQ 
Florida 

GANNETT 

PROOF OF PUBLICATION 

_Russ Weyer 
Brightshore CDD 
707 Orchid DR # 100 
Naples FL 34102-5014 

STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Advertising 
Representative of the Naples Daily News, a newspaper 
published in Collier County, Florida; that the attached copy 
of advertisement, being a Legal Ad in the matter of Main 
Legal CLEGL, was published on the publicly accessible 
website of Collier and Lee Counties, Florida, or in a 
newspaper by print in the issues of, on: 

02/26/2024 

Affiant further says that the website or newspaper complies 
with all legal requirements for publication in chapter 50, 
Florida Statutes. 
Subscribed and sworn to before me, by the legal clerk, who 
is personally known to me, on 02/26/2024 

Lega]Clerl< ~ 
Notmy, Stat, 0wi,county= 

/-,-~
My commission expires 

Publication Cost: $2012.40 

Order No: 9872099 # of Copies: 
Customer No: 1126482 1 
PO#: 

THIS IS NOT AN INVOICE! 
Please do not use this form for payment remittance. 

KATHLEEN AL~EN 
Notary PubllC 

State of Wisconsin 

PO Box 631244 Cincinnati, OH 45263-1244 
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NUl'ICE Of l'UBUC NEARING TO CONSIDER IMPOSITIDIII OFSPECW.ASSESSMENl'S PIIISUANl'TO SECTION 170.D7, 
FLDRIDASTA'MU, BTlME IRIGlflSIIDIIE COIIIIUIITY OEYELOPMENT DISTfHCT 

NOJICE OF PUBLIC IEARING TO CONSIDER ADOPTIOI OF ASSESSMENT ROLL PIIISIIANTTO SECTION 197.3&32(4}(11), 
R.OIIIDA STATUTES, 8Y 1ME BRIGNlSNORE COMMlllffll' DEVELOPMEIT IM51RICT 

NOTICE OF REGUlAR MEfTING OF lME IRIGtr1SIIDRf COIIMUNIIY DEVl:LOPIIBrT DISTRICT 

1belklilrdolSupffiilcQ(ll1,i1n·1o111ellrQhllllmlCar111M11tyD.........,_Di!lrtt(ll9-..icl"t'lrillholdput,lii:"-"'9cnllllrdl111,a24, ■ 
2:90p.a.,d_llal,._lll•l'llk•r,111!1111,,._..M1tli,1Dan;id,r..amptmnl-,---lllll,lwiqmitim,nlspocial_....lD 
18Cln~borllsonbenelludlilidr;111ilhilllaDillri:l;aid1DprawklllfarlhlllllYy,mlac1illlllldllllforc9nlartnllll!lplCillllllellSIIIDllllhe11ea11D 
balrrc,ravacl111dapjcmdbebwi11dinlhllllillrk%'s.lladBIEng/mBl'sfi.part,daclllaalllDl'11,2023(119"CIP"~lhaplmli:~ilbeqcondldld 
pi..tllla.pier117U,190111d191,ftlfllilSlllru..A~olflll~tllblllllellll9llllllllhllBIIIBlllllbllasaassadlDBmlpilceorpan:el 
ul~mayblablaftldbJcantactingtllfDlslrttMlllllglll'atlhllamalllilb!dbemw. 

Allll,111111rd111,11114,d2:lll,_.,daoa.... .... hlnaJ, ....... l'IIIIIIIIM1111,lhllllanWllllolll1r.-pu111c1M91111g111c(llllidar 
l!llltlnlmndlolhll.-,;•-•11111..yallll'bullnelltlllllnyilwflllll'bllconaklllnldllyllelllltt:t.TbemDlllllgllldllaa1nglareopanlD1hll 
pyl,lcadwtlbllCOllllucttdillaccwo.:ewlll11&pn111ilklllulfmlllaw.Thameetir,,iur....n-,bacllllhmlDadalE,tim1,lllllpha1111111Cld 
atlllellllllbng.-d/arllllwilgs. 

lan,-~IDlppaa(lll'fdlciBilnollhlllkllnlwillrespecttuillrl'llllllilrtlmidlndatllelllllilingur...,lldlp1111111wtn-.i1n1:trdu/ 
Ila praceadagB llllllholid 1cconlnglr BIIUll!hat ~ Vllfb;ltin IINDd ulllle pn,r:MdillJII i; inadl, which inl::blllll .. 1911imony ft Mlll""I 11p111 Vllli;h 
Mll1"1•IIBlllb&INIHd. 

"1ipenonrequ~apecial-=rninndniln&lllnltlllllinfurlltafilll8bacaB&tlladlllbillyurp11ysic:11..,,-llllludainract.. Diltrictlll'lialll 
(Z39)268-13'111111art8"'-"11fDIDlhllllllfllilglf)'IIIIEhlnlliJurapaecll~IIBd,pkaaCllllat'l·•ADridallttlaJSer,i:all1-BOMl55-117711 
lur11di1Gllllil:tinglhllDillri;t\lffic• 

TltBO!ffictio•..,lof~localpa,Mlom,__b'pnwlclng_improo,al..,.far_w_1111Dillrlcllllo­
infm,amlllll~1EainaillynpecmdlDkw.,bltE•t...ltldlD,urt-icllldlllll91111111gem1111,iaadway~pate 
llldallsllll),IIIIIIIIBil~at,,r,__,.-:11111nigratian/,llllllcl!Nl,1918Q11,~.amanlyllld_,.lpllll,~fed.ll,bnlges,gllltlmlM, 
pijilcpllkaclhil,alrllleml!igalkn,illd!OIM'""P'll"l...... tll•mare~..,._IDhtCIP,Ollflle..:1-'lilblll~nunnllbul"""' 
lllllnlll1tldsea:spmii1ecltboff. 

lbellililict--lDlrrcme-•111btncfledlllldswlhilUllll)iln;tilllll-lllllblllllleDIBn1'1Amlll'lmltmtrltmt~y 
~dallldftbnay1Z,2024(111e"-""9rt"~wlltflls11111Blllllnaillbllldlmulllll1llalbuneslllllnltllleldm&provldedllme.lbe 
Ane8111w11Rllla,tmitlli!slldllllparcelidl,illF'atillllllmlll'Wllhlnlllllllslnctnli!BlllllfllllBparpartrlfl1'ea11iamd~llllll:IIClll'lllltt 
llllpBClallDINt..-...:I.Th&mtllodol1locllillg-farSlll~m1Ntflamdt,r1llaD~wll....,INtdlllarmaed""III~ 
-.11111tp•a::n:11'1it.Allll:timl:pal'CS11tpllbdsaa.wlll~ilmasa&llbllllllil5,tllelftlllmdalllol:aDlg11118111m.-lillllllecl111 
1111Equir,allnlllillillnlillllnl("Ellll1ald1heEqllll 8mmlllllllll("EBU"~ Th&EflU...tEIIUlaclrnp,rlad_tp.,.llllpllllllll ii mare-11111111 
AIRllmnRepurt.Tlle-.muntlltpartab:aa1111Dllln:l'1t11:1lllltic,pRl8dclllll_.caotliJldawelapalllpnplltyinclldll!ill1llll~pall 
!orllndllwllill ...-...nl:Ana.•dll9t:lhdilh!Afsean•11.tllllplltlllenvaodalagJIB111P-.clilnandiltalllltleAaessrlllllllllliplll'l,Allio 
adl9allaclillllOl'edl!l:allnlleAs&esM!lenl~lll!Di111111:f1asessmllllllwllbellwildlUliliti.dlwllllBIIIIMIIIIISlllllltAreal'lmlseanulllhll 
AssassnlarCflellurllurmndelalll 

TlteannualprlllcipalaBlll!MIIIOlll-aglln&l:Hdlian:,,lwllllltbaedan_,,,___1311),-..lfht_dlml_lD_pacal,Thl 
Dlslrlcl-.,eclllmcallaCIIIUll'k:lllnl_.,_..,_..,$100,6711,0IIO.OOlldBtltlllbtl........Sb?lhllDirlricl,-offHs111dcamof 
cvllllcmn!lr"'1oro:menl,d9cUIIS!or~paj'IIUllladirlllrlltlbesnpamcllEhacb'ealllllllSIIIII-IBIIIDIIDwB: 

BRIGHTSHORE 
VILLAGE 

LOCATION MAP 

AIEIILUIIIINIFMIGMDIFSWEIIVISIIIIIFt.:..._cmautTYDEWUIPlaT1111111CllllSCNIIN&IEIIILUTINS 
,.._.Am1DM4 ■ TIBI mnllm:DmAMKi9'EDM.QIEIIIRl1;NlllCATIN& TIE LOCAlllll, .._. -EINIAIIDCGII' IF

::::::::==::::en::::,1:w~-==-=::a.~-==
ASalaBfflSMLLIEIWIE;MOVIJltSIIIIBIIIClllfll'IM.AIIIBlmffllSNAl.l.lENID:DEIIIIMlWIIIMIJll.,._WlllallllE.mAI.
:=='.':;~l'IIIMIN FIRM AaUMIII' PUr, MIOl'lltli A l'lllllllllAIIY ASIEIIIIEll1' IIILl; l'IIDIDE FIii 

MIIIEAS,llelloanlllf~illn/llle"IGard")altllean,rtsllomCOllm_,DavlqllllflllDisn:t{llle"o.:t")llnbrdMmnellD 
•-,-n.p1an.-11111.-•~111iarvlll'-d,1Q11ip,acQUil'll.1$«118,_..malMaill1lllillflutrtlctweirnp,Wl-(11111 
"lfnprlwernellls1dllcfllldllllllellllltt'sllfllsllll'f1Vner',$epo,tuadDIK:edl!lrl1,2023,~hnlo'8blllllAadilcGlponledllsllllby 

'MIEIIEM."-Dill'ir:thaspr-",atqlllllResaUillnl2024-D3aicl2024-04!Qll!l~llel~olspeclal111111111191DadBlltillg1 
lllllllicllamll ...... llllli:hllellillrlctdnml-.1111Cilldilthel'~;aid 

WIIEIIEAS,1tlcilll1bad.illllrlltollheDlslllct-.parlle...tolllel""""""m81115!rlspeci1l__,......pur..ttoChipllf190,Flarlda 
.,,_(1hl.~1;111d 

WIIEIEM,lhlllliBlrlclls~bJChlpbl-1111,IDlllllllllyllavHpmailllilricta,Chapmr17D,SUppliHnlla!nlAlllmlMlllathxlr1 
IW,il,glacallllllliclpallqlnMm-,andCllapllil"l97,T111CellDctllnt.S..nlUe111,Ftlfldl~Dfmalce,fwlcl,pllll,allbllllll,IC11,lfl,conatnd 
1rrlmllhct,•IIJOlorlllllend,equlp,apn1B,llldl!IIRllinllle~..:lloilnpoat,lewy..ico1111cth!Amleamen1S;..:i 

WHEIIEAl,1he0-,cti.et,ydllsmill•111atbellefllBwiHacaueDllapn!p111yffflll¥'d,tltaamauRl:of1111NbenBIIB,lllllllatlpllCill 
--meiiswllblmllla11pruplll'limlltlhebllaelilsremiedusetbtllinlleAfalerbsusmentMeltodtqyR,po,t,datl8dftllruary12,2024,lltnld 
hlnlllMElilllllllllldincDrpnladllarNl!r,ralarancllanda11ftlell1h!dfbltlheDstn:1Mlfllger,clol'wlW.,.,Jleal&tlteEconomelncs,lilc,707 
Ordid0rMl,Slllle100,Napls.Rnll341112(11t"Dilnri:l:llacmdlOlli:e"~and 

MIBIEAS,lleDnid!ae171determ1111111lultltaAl&eamllllllllllbeleriild.-ilnalDCedllel:lenefflllllhe"eity~ 

-.1IEREFIIIE,1Eff IEIIILVIDH1'EIGUIOIFIIIPBIVISCIIISCF11E llllifflSIICIRECOMlaMTY DEVEUll'IIElff~ 

Enl■ 1. IIBIDalin21l21--03a:I 2024-()(111henilJyllBCilded llltllBi'entilaty 

IECTKINZ. Amss.-llhallbele'lie!lllldabay1purtt,nD11leCG11rl1helrnpnJ'l8merrts 

SEC1111111 The-...:iv,,n,nllocabanof,adpllnsand"'1di:alin;far,lllel......,._..,daai,ldil~A,which•ll'lfill 
■l111!Daithelllllc:anllDflice.Edilllllli1a■aa11Naandawalilblefarpwli:1Dap&C!Dllatlle11111elrlcatUll8 

SEcnOll 4. Th&tml IBUmatad costd Ille lll'4'fl)Wfflunl!I is S78,65G,OOO 00 (Ula "&hM!ed Coat1 

SEfflDll5. The~111ildoftar1P11111<irnalalyS100,670,000.DO,wildlillclllllall1porlDIID11""Estim81811Coat,plusflnancing-
rel■ledcosls,Cll)illlil911lltelest,dBlltser,ir;Jrelll!IYllancllDlll...-=y 

aa:i.1, T118m-.. llfli:111111Allllllsmm1sllhlilbe1"1lll'lillHIIIIRlplkllBsetfllllllllhllllllll,ilclllllngpnwlilllllslorawiemenllll---IK'IIIIM7, llle ......... Bllllbelwled,'llllhillh!Dlmc:t,cnill!Gll!andliu.isa4Dnillglllll~ll'laRl"11111d~ ... 
SIEftmjllOW8fflellllor~benefibclllerebylllllflrtherd•ipltldbylllallllllllSllmed:pl,thenlilaftar~fur 

IECllOtll. Thirel&ll'lfikl,at1h!D.rlctllilcmllil0fflcll,•--plltahowln(l1h!1r8111Dbl-.-l,1111hcatailpllnl_,d 
apeclllc■llinidellcft,o,glle~iwernemllff""Estim ■lllcll:altol11111~,alol~llllillbllll!lfllDinlplctlCllllr,1111pit,lo:. 

IECTIDN9. Colrlrnl:ft:illgW.. lleJR'il_tlla_llQ;nllrflldcmlrmlll,lle-lllDllhlllbllpaldiln;,lmcn-lllitr 
(311) ..... illtalllllll!BThoAIIIIHlll8!111'1b&payalllell1he.,,.,11111eandillle1111nw-•111111d_..laremi.a11111c:ollectldpur-,tlD 
~197,l'btla.--,providtd,lllwa¥a',1111tlD111ellYllll111eW!m'mllOllad->laklrem111111nnu11trnellodulaiUec:tingthllAseslm1111Bisllll 
:ll■bletoWH!Dillrlc1 ■ my"'ar,«H-...111■1lr,tltalhllri:ttobllinbb&ltillbnst,1hllAs81samentama,b&collilctadaiso1111rwjeper,r,lttedlly 

IECTKllflll. TheDmicllllanqs,_caueedlOb&m.:le•preimilafy-roll,ill~wlll1flea,IIINdD1-
dnahdilEJllilbllllerelo,'llfliclllllollls1hlllolsadl..ds.....i,111111mountlfb111ul!tDllldlllt.....,mentaplD■laachllll«parCBlofllnd..:llhB 
=.!.ar:-llnllalknllllsiE-=l!'fle1111MS$1111111ffllJb&dt,ldad,M11~--ll!llislllnlr,1doplldllld11111111NadMIIBDIBlr~11Q1111nl!V 

SEmllll11. Tlls&oistlslllladllpta~IIIIIOlmltoftlaameaic1p11ce11w111d1111eOM11DlfpropertylDbe111Be111111C11rany 
olhllrpinD111mlllllld1llerllil111•ll!IPBll'befura1hellcanlandbelleamato1hllftll'iltyi11d~ilabiltwullheaaessme111Scrlhem*illllllfflll
llllpr!Nilll1C1111,1lle1.011:lllmal,1he1T11J11111ol11iYmmt'flnlvrt,or1hell!IIUIIIMIWl'lllflliHIDNliRlltD1a!Pl9Pffll'o§lmpronll. 

SEC'IION12- TheDl!l!lalllnilll!l'ishlffll)'drtK.tedltC11188111UiRlll!Olullon1DbepullhhlldlWlCtl(m&elWllllkforlW0(2)~Mllks) 
hl11GW9P ■plll'ef1111ftMalclmlllltiall'lllllinColll•rc-,ty,pr11¥idal1hlltllalintpi61r:ationshlllbaalUr;t~{20ldapbafare..:lllelastplll,li:alian 

shallbeat11181111111(1)Mllllprlarlohtdaleafllahnring,andtoproyidelllCIIIIIMIIIJ!k:BiSma,be~bJlawll'desirld1111hebest1mnsllaf 
hlDiltri:t 

1EC11111113. ThlS~llhallhecameel!ectiw~lt8pa1181ge 

PASSBlAll>ADOPTm1his12•daylfF&bruary,2024 

S.,S Rupel!Weyer 
SemlilyJA&ll&\llll5ecRl&ly 

hlllWIA: ,,,_,~llff/llH1,-d~11,2C23 
Exlillill: frlasferSp,ca/Mlil!S5/llentMllloda/rJgy/lepurl.datlldfebnary12.2D24 

ftibrwry26"'andllla1:~4"'.2!124 



•LocaliQ 
Florida 

GANNETT 

PROOF OF PUBLICATION 

_Russ Weyer 
Brightshore COD 
707 Orchid DR # I 00 
Naples FL 34102-5014 

STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Advertising 
Representative of the Naples Daily News, a newspaper 
published in Collier County, Florida; that the attached copy 
of advertisement, being a Legal Ad in the matter of Main 
Legal CLEGL, was published on the publicly accessible 
website of Collier and Lee Counties, Florida, or in a 
newspaper by print in the issues of, on: 

03/04/2024 

Affiant further says that the website or newspaper complies 
with all legal requirements for publication in chapter SO, 
Florida Statutes. 
Subscribed and sworn to before me, by the legal clerk, who 
is personally known to me, on 03/04/2024 

>- >-::lto-----

Notary, State ofWI, County of Brown £ 
[-1•·F, 

My commission expires 

Publication Cost: $2012.40 

Order No: 9872166 # of Copies: 
Customer No: 1126482 1 
PO#: 

THIS JS NOT AN INVOICE! 
Please do not use lhisfonnforpayment l'emillan,·e. 

KATHLEEN AL~EN 
Notary Public 

State of Wisconsin 

PO Box 631244 Cincinnati, OH 45263-1244 
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Mln!CE6F PUtUC ltEt,IU.00 TO COHSIDCll lMPOStTION OF SPECIAi. MSfflM(ffl PtlASUINl 1'0 S.ftTION 170.01, 
FlORl'O,l SfAl\JTES,IVlKE IIIIIGfffSIIORE COWM\JNITY MVllOKIDl1'01Sl'lltT 

~IC[ OF PU8Ut HlAIUlffi fO COltS!.O(R ADOPYIDI or A$Sl$$MOO' ft(JU PU/1:Wltll TO S[t'flOH t•,n,:!6:..'U{4)(1)j, 

fl.OlllDA STAMtS, In' 1'ME lftlGKTSIIOfl[ COMMYWY DEVflOPMElfT D!SlRlCT 

HOJICf Of RlWLAII MEOll!G Of ffl[ Biffl,HTS!fORttOMMUHm' lllffltfF1itllTDISTI!ICT 

k-i•~---·t-•·1•... .,..,._.u,,,-,.....__1_io"_..-Ct).._~k-·•W•Moll, ..~.• 
ti111, ...... - .......................... :w,... ,...................--.t...........____ 
.,_....,.........lt..........o...(...........11\f~--..-...................__ .._lit 
lo>J1•---_,:N-•··- ....,~..._........l .....:.......... ll,ltl:!(Jlot "Iii'./~--- ..... , ...._.\....... 
,......n,..,.·,<:>it 1•1..c,.,.....,.•••,., ...,••..,."'.,....,,..,..,_....,..,_• ..,.,,,,,,.-•••~-••,-..,, 
.,..,.,.,.~..t----- ....~, ............. ,....1,-.,,, ....... 
NrM,,;,,lll#>'.fllf,,S'lt,Mti,,;,.&t11WllGG..~,wq,~,--"nll'll,l,,.,os,!!llt:...~•thlM1~~.•~tr,..-,... 
~,,,..,.,.'<1liliht~h•.vm.,.1<"'"'111·,ror,lll~>1M/<"..,/lf""""'tio-~ll!'th<Mrt111o~MIJll,•iflG!t•H!ll""'bt..
~.....,,.._bi,~IMl•-..;,,,.••-"'i:<"""'""''"'n,,w"" !l>t..,~.,-"'l7<_14,...,_oe~.'WDt,~• ""'"'-"'&_.,.,.,., 
#l!tl,,~tod>\if~>l'>;t) 

, __ , ......... i.;11......,.,....... , •.• , .... ,,,"' '"' .., ...... ,_.,/..... _,,.. ........, . .,.,.,._•••,., ..,,,, .,.,1••.. ,...........,............-. ......_,.....,.,,,, ..__.._..._...,.._..,, ......._... .....,.___ 

,..,..: ........i 

lol/fP,,,Ml<t<,Jlff'l9"""'MK-<'<l-•°"'~(ll_...to<-.-.<11-a1r•~',i..,,_.,.,.,,._-1Nk':>lr!Ol!'o~ 
lf:l1;Xll ll ♦ !J;llo.ffl"4flO)i.Mpt,Oll:rh"""~ lj'!Unlw'""i!<>"~io"4ml,i,.<•~flil:~~!i,f!,,,r,~fll1..&00~~ano 
bt1dt1-~ .... lkll.-l<ltl<" 

1"1Wie:l\'llrid~-...,-mi,ll!f~bU~Wr~l~~l)'lll!w.1f,IJll'1'r#I0.,1),f~~ll-~ 
~--~••1•~""""""'~""""~·-••oot...._,1~,-..,,.;,.-i•-~•_.,,.~..,--.iooo.i:v 
~~/otl,Mtt!Jlr\~--~-.,..;~...;.-tOl(>J."?IY,l'llfHO_..,...,_l'n,~1,,-,b,~,,,,,,,.-., 
~fllltlllWl~•1.~~.•ddM<~~-..1111..,:r>C!!ll~~IJ~«.:ll~Ct,.,t.1,t.-,6~~~--J'(I"'~~~ 
lutn:,1Jll>dtm~ll'1'o'll 
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EXHIBIT 2 



Bradley E. Stockham
2600 Golden Gate Blvd.

Naples, FL 34105 

February 12, 2024 

Brightshore Community Development District
Board of Supervisors
707 Orchid Drive, 
Suite 100 
Naples, FL 34102 

Re: Resignation of Bradley E. Stockham from the Brightshore CCD 

Dear Sir or Madam: 

Please accept this resignation of Bradley E. Stockham from the Brightshore CCD Board of
Supervisors effective today, February 12t11, 2024. Thank you. 

Kind regards, 

1>J~U
Bradley E Stockham 
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Brightshore Community Development District 
Cash Flow 

October, 2023 - February, 2024 

Total 
Revenue 

1363116 Off Roll Assessments $ 86,285.00 
Total Revenue $ 86,285.00 
Expenditures 

1100000 Administrative 
1512100 Management Consulting Services $ 10,000.00 
1513014 Website Hosting & Management 297.50 
1513020 Office Expense 54.12 
1513048 District Filing Fee 175.00 
1513055 Legal Advertising 4,867.58 
1513075 Accounting Services 2,000.00 
1513080 Engineering Services 840.00 
1513081 Engineering Services - Bond Validation 0.00 
1513100 Insurance- General Liability 5,000.00 
1514010 Legal Services 8,601.85 
1514011 Legal Services - Bond Validation 3,477.50 

Total 1100000 Administrative $ 35,313.55 
Total Expenditures $ 35,313.55 
Net Revenue $ 50,971.45 



BRIGHTSHORE CDD BUDGET TO ACTUAL THROUGH 2/29/2024        

     

        

      
          

         
       
       

       
    

     
     
      
     
       

     
       

       
   

FY 2023-2024 Cash Flow Remaining 

FY 2022-2023 Budget Line Item Budget (2/29/24) (9/30/24) 

Management Consulting Services 
Lien Book, MBS Capital, Tax Collector, U.S. 
Assessment Roll Prep for Property Appraiser 
Office Supplies / Miscellaneous 
Master Assesssment Methodology Report 
Accounting Services/On-Line QB Subscription 
Auditor 
DAO Insurance 
Legal Advertising 
State Filing Fee 
Legal Services 
Legal Services - Bond Validation 
Engineering Services 
Engineering Services - Bond Validation 
Website Design and Hosting 

$24,000.00 
0.00 
0.00 

500.00 
10,000.00 

5,820.00 
5,000.00 
6,500.00 
7,500.00 

175.00 
20,000.00 
15,000.00 
20,000.00 
15,000.00 

3,000.00 
$132,495.00 

$10,000.00 $14,000.00 
0.00 0.00 
0.00 0.00 

54.12 445.88 
0.00 10,000.00 

2,000.00 3,820.00 
0.00 5,000.00 

5,000.00 1,500.00 
4,867.58 2,632.42 

175.00 0.00 
8,601.85 11,398.15 
3,477.50 11,522.50 

840.00 19,160.00 
0.00 15,000.00 

297.50 2,702.50 
$35,313.55 $97,181.45 
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FY 2022-2023 Budget Line Item Budget (2/29/24) (9/30/24) 
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EXHIBIT 5 



•LocaliQ 
Florida 

GANNETT 

PROOF OF PUBLICATION 

_Russ Weyer 
Brightshore CDD 
707 Orchid DR # 100 
Naples FL 34102-5014 

STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Advertising 
Representative of the Naples Daily News, a newspaper 
published in Collier County, Florida; that the attached copy 
of advertisement, being a Legal Ad in the matter of Main 
Legal CLEGL, was published on the publicly accessible 
website of Collier and Lee Counties, Florida, or in a 
newspaper by print in the issues of, on: 

02/26/2024 

Affiant further says that the website or newspaper complies 
with all legal requirements for publication in chapter 50, 
Florida Statutes. 
Subscribed and sworn to before me, by the legal clerk, who 
is personally known to me, on 02/26/2024 

Lega]Clerl< ~ 
Notmy, Stat, 0wi,county= 

/-,-~
My commission expires 

Publication Cost: $2012.40 

Order No: 9872099 # of Copies: 
Customer No: 1126482 1 
PO#: 

THIS IS NOT AN INVOICE! 
Please do not use this form for payment remittance. 

KATHLEEN AL~EN 
Notary PubllC 

State of Wisconsin 

PO Box 631244 Cincinnati, OH 45263-1244 
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EXHIBIT 6 



Brightshore Community Development District 
707 Orchid Drive, Suite 100 

Naples, Florida 34102 
Ph: (239) 269-q41 

i 

VIA U.S. MAIL - CERTIFIED/RETURN RECEIPT 

February 16, 2024 

Mr. Brian Goguen 
Hogan Farms, LLC 
2600 Golden Gate Parkway 
Naples, Florida 34105 

RE: Brightshore Community Development District 
Notice ofHearing on Assessments to Property 
Parcel ID# 00114480105 

Dear Property Owner: 

You are receiving this notice because Collier County tax records indicate that you a a 
property owner within the Brightshore Community Development District (the "District"). rhe 
District is a special-purpose unit oflocal government that was established pursuant to Chapter 1 0, 
Florida Statutes. The property you own that is the subject of this notice is identified above. 

I 

At the February 12, 2024, meeting of the District's Board of Supervisors (the "Board"), 
the District approved in substantial form a Master Engineer's Report (the "Capital Improvem~nt 
Plan"), that describes the nature of the improvements that may be built or acquired by the Distrjict 
that benefit lands within the District that are included within the District, including, but not limited 
to, earthwork and water management, roadway improvements ( onsite and offsite), utilities (pota~le 
water, sanitary sewer, and irrigation), landscape, signage, lighting, amenity and central park, entry 
features, bridges, gate house, public park and trail, offsite mitigation, and other improvements, jail 
as more specifically described in the Capital Improvement Plan (the "Improvements"). Copies! of 
the Capital Improvement Plan approved by the Board at the February 12, 2024 meeting ~e 
available upon request from the District Manager; however, the report may continue to be modi 'ed 
until final adoption following the public hearing. The District estimates that it will c st 
approximately $100,670,000.00 to finance all or a portion of the Improvements contemplated by 
the District, exclusive of fees and costs of collection or enforcement, discounts for early paym nt 
and the annual interest costs of the debt issued to finance the Improvements. As a property o er 
of assessable land within the District, the District intends to assess your property, in the manner et 
forth in the District's Master Assessment Methodology Report (the "Assessment Methodology'). 
The Assessment Methodology was also approved in substantial form at the Board's February 2, 
2024, public meeting. A copy of the Assessment Methodology approved by the Board at e 
February 12, 2024 meeting, which includes a preliminary assessment roll, is available upon requ st 
from the District Manager. The Assessment Methodology may continue to be modified until fl al 
adoption following the public hearing. Note that the assessment roll is created with informaf n 
provided by Collier County. 

Pagel of6 
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Brightshore C D 
February 16, 2024 RE: Notice of Public Hearing of Assessments to Prope 

The purpose of any such assessment is to secure the bonds issued to fund e 
Improvements. As described in more detail in the Assessment Methodology, the Distric 's 
assessments will be levied against all lands within the District. Please consult the Assessm nt 
Methodology for more details. 

The Assessment Methodology identifies each tax parcel identification number within 
District and assessments per parcel for each land use category that is currently expected to 
assessed. The Assessment Methodology allocates the District's total anticipated debt over all la ds 
within the District. The method of allocating assessments for the Improvements to be funded y 
the District will initially be determined on an equal assessment per acre basis. At the time pare ls 
are platted or otherwise subdivided into assessable units, individual assessments will be assi d 
to those parcels at the Maximum Annual Debt Assessments per Unit amounts described in Ta le 
16 of the Assessment Methodology, net of collection costs and early payment discount, there y 
reducing the assessments encumbering the unplatted properties in the Assessment Area (as defi d 
in the Assessment Methodology) by a corresponding amount. For platted lots, the method of 
allocating assessments for the Improvements to be funded by the District is based on the Equival nt 
Residential Unit ("ERU") and the Equal Benefit Unit ("EBU"). The ERV and EBU factors per 1 d 
use type are found in Tables 6, 7, 8, 9, 10, 11, 12, 13 and 14 of the Assessment Methodolo . 
Tables 6, 7, 8, 9, 10, 11, 12, 13 and 14 of the Assessment Methodology are attached here for y ur 
review as Exhibit A. Any unassigned amount ofassessments encumbering the remaining unpla ed 
properties will continue to be calculated and levied on an equal assessment per acre basis.1 

As the owner of property within the District subject to assessments, the total amount of 
assessment principal to be levied against property that you own is reflected on the prelimin 
assessment roll attached to the Assessment Methodology, exclusive of fees and costs of collecti n 
or enforcement, discounts for early payment and the annual interest costs of the debt issued to 
finance the Improvements. The total amount to be levied against each parcel is detailed in e 
Assessment Methodology incorporated herein by this reference, as such the Assessm nt 
Methodology may be amended at the below referenced hearing. However, the total amount of e 
assessments on each platted lot over thirty (30) years may be higher or lower depending on e 
actual terms of bonds issued. The total maximum annual revenue that the District will collect y 
these assessments for your property is anticipated to be $7,630,925.00 exclusive ofanticipated ti es 
and costs of collection and enforcement, discounts for early payment, and the annual interest co ts 
of the debt issued to finance the Improvements. 

The assessments may appear on your regular tax bill issued by the Collier County 
Collector. However, the District may, in its discretion, at any time choose instead to directly coll ct 
these assessments. As provided in the Assessment Methodology, the assessments will constitut a 
lien against your property that may be prepaid in accordance with Chapter 170, Florida Statut s, 
or may be paid in not more than thirty (30) annual installments. The failure to pay any assessme ts 
collected on the tax roll will cause a tax certificate to be issued against your property within e 
District which may result in a loss of title. Alternatively, if the assessments are directly collect d, 
the failure to pay such direct bill invoice may result in the District pursuing a foreclosure acti n, 
which may result in a loss of title. 

Public Hearing 

1 As described in the Assessment Methodology in the District's sole discretion components ofth 
Capital Improvement Plan may be contributed in lieu ofcollection ofassessments as may be 
further described in a supplemental report. 

https://7,630,925.00
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Brigbtshore CDD 
February 16, 2024 RE: Notice ofPublic Hearing ofAssessments to Property 

In accordance with Chapters l 70, 190 and 197, Florida Statutes, this letter is to notify you 
that a public hearing for the above-mentioned assessments will be held on March 18, 2024, at 2:00 
p.m., at 2600 Golden Gate Parkway, Naples, Florida 34105. At tbis hearing, the Board will sit 
as an equalizing board to hear and consider testimony from any interested property owners as to 
the propriety and advisability of making the Improvements, or some phase thereof, as to the c1st 
thereof, as to the manner of payment thereof, and as to the amount thereof to be assessed agai?st 
each property so improved. All affected property owners have a right to appear at the hearing and 
to file written objections with the District's Board of Supervisors within twenty (20) days of t~is 
notice. 

lnformation about how the hearing will occur, assistance connecting to the hearing ~or 
arranging further accommodations for participation, and an electronic copy of the agenda may be 
obtained by contacting the office of the District Manager by phone at 239-269-1341 or by e-mkil 
at r~r.£.._n.:e-i.com. If you are hearing or speech impaired, please contact the Florida Rel~y 
Service at I 800-955-8771 or 1-800-955-8770 for aid in contacting the District Manag

1 
r. 

Participants are strongly encouraged to submit questions and comments to the District Manager in 
advance at the above listed phone number or email to facilitate the Board' s consideration ofs~ch 
questions and comments during the meeting. 

Information concerning the assessments and copies ofapplicable documents are on file apd 
available during normal business hours at the District' s Records Office, located at 707 Orcl)id 
Drive, Suite I 00, a les, Florida 34102, or by contacting the District Manager. 

Russ Weyer 
District Manager 

Enclosures: 

Exhibit A: Tables 6, 7, 8, 9, 10, 11 , 12, 13 and 14 ofthe Master Assessment Methodology 
Report, dated February 12, 2024 

https://r~r.�.._n.:e-i.com
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Bnghtshore CDD 

February 16, 2024 RE: Notice of Public Hearing ofAssessments to Propett}' 

Exhibit A 

TABLE 6. Brightshore CDD Pre-Financed CIP Categorized by ERU and EBU 

Capital Improvement Eqivalent Residentia l Unit Equal Benefit Unit Totals 

Roadways $22,479,600.00 $22,479,600.00 

Water Management 19,734,000.00 19,734,000.00 

Utilities 9,323,600.00 9,323,600.00 

Administrative $5,376,800.00 5,376,800.00 

Amenity 21,736,000.00 21,736,000.00 

Totals $51,537,200.00 $27,112,800.00 $78,650,000.00 

Percent of Total 65.53% 34.47% 100.00% 
Source: District Engineer's report, December 11, 2023. and Methodology Consultant 

TABLE 7. Bri htshore COO ERU Calculations 
Product Type Units/Sq. Ft. Unit Sq. ft. ERU FACTOR Total ERU 

Townhomes 240 1,193 0.48 115.4 

42 ' Homes 396 1,931 0.78 308.5i 

52' Homes 498 2,479 1.00 498.0() 

62' Homes 356 3,028 1.22 434.8~ 

Apartments 350 1,000 0.40 
141.ll 

Goods & Services 120,000 120,000 Sq. Ft /2,479 48.4 

Civic Governmental & nst1tut1onal 20,000 20,000 Sq. Ft/2,479 8.0 

Indoor Self-Storage 100,000 100,000 Sg. Ft./ 2_,4 79 40.3~ 
Total 1,594.8 

Source Average res1dent1al unit size and Methodology Consultant 

TABLE 8. Brightshore COD ERU Allocation b~ Product Tlee 
Product Type Units/Sq. Ft. Unit Sq. Ft. ERU FACTOR Total ERUs % ERUs Benefit Allocation 

Townhornes 240 1,193 0.48 115.46 7.24% $3,731,132.12 
42' Homes 396 1,931 0.78 308.51 19.34% $9,969,586.04 

52' Homes 498 2,479 1.00 498.00 31.23% $16,093,036.42 

62' Homes 356 3,028 1.22 434.85 27.27% $14,052,421.94 

Apartments 350 1,000 0.40 141.19 8.85% $4,562,471 55 

Goods &Services 120,000 120,000 Sq. Ft./2,479 48.41 3.04% $1,564,275.96 

Civic Governmental & Institutional 20,000 20,000 Sq. Ft./2,479 8.07 0.51% $260,712.66 

Indoor Self-Storage 100,000 100,000 Sq. Ft./2,479 40.34 2.53% $1,303,563.30 
Totals 1,594.82 100.00% $51,537,200.00 

Source: Dislric:I Engineer's report, Dec:ember 11, 2023, and Methodology Cons11ltant 
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Brightshore CPD 
February 16, 2024 RE: Notice of Public Hearing ofAssessments to Property 

TABLE 9. Brightshore COD EBU Calculations 
Product Type Units/Sq. Ft. Unit Sq. Ft EBU FACTOR Total EBU 

I 

Townhomes 240 1,193 1.00 240.00 
42' Homes 396 1,931 1.00 396.0Q 
52' Homes 498 2,479 1.00 498.0Q 
62' Homes 356 3,028 1.00 356.0Q 

Apartments 350 1,000 1.00 141.19 
Goods & Services 120,000 120,000 Sq. Ft./2,479 48.4~ 
Civic Governmental & Institutional 20,000 20,000 Sq. Ft./2,479 8.01 
Indoor Self-Storage 100,000 100,000 Sq. Ft/2,479 40.34 
Tota ls 1,ns.oq 

Source: Meehodofogy C-Onsutrant 

TABLE 10. Brightshore CDD EBU Benefit Allocation bl Product T~ee 
Pr oductT):'.pe Units/S9. Ft. Unit SQ FT EBU Tot al EBUs % EBUs Benefit Allocation 
Townhomes 240 1,193 1.00 240.00 13.89% $3,765,668.42 
42' Homes 396 1,931 1.00 396.00 22.92% $6,213,352.90 
52' Homes 498 2,479 1.00 498.00 28.82% $7,813,761.98 
62' Homes 356 3,028 1.00 356.00 20.60% $5,585,741.50 

Apartments 350 1,000 1.00 141.19 8.17% $2,215,248.00 
Goods &Services 120,000 120,000 Sq. Ft./2,479 48.41 2.80% $759,513.60 
Civic Governmental &Institutional 20,000 20,000 Sq. Ft./2,479 8.Q7 0.47% $126,585.60 
Indoor Self-Storage 100,000 100,000 Sq. Ft./2,479 40.34 2.33% $632,928.00 
Totals 1,728.00 100.00% $27,112,800.00 

Source: District Engineer's report, December 11. 2023, and Methodology Consultant 

TABLE 11. Total CIP Calculations b~ Product T~pe 
ERU CIP EBU CIP TOTAL CIP 

Product Type Units/ Sq. Ft. ALLOCATION ALLOCATION ALLOCATION 
Townhomes 240 $3,731,132.12 $3,765,668.42 $7,496,800.55 
42' Homes 396 $9,969,586.04 $6,213,352.90 $16,182,938.95 
52' Homes 498 $16,093,036.42 $7,813,761.98 $23,906,798.41 
62' Homes 356 $14,052,421.94 $5,585,741.50 $19,638,163.44 

Apartments 350 $4,562.471. 55 $2,215,248.00 $6,777,719.54 
Goods & Services 120,000 $1,564,275.96 $759,513.60 $2,323,789.56 
Civic Governmental & Institutional 20,000 $260,712.66 $126,585.60 $387,298.26 
Indoor Self-Storage 100,000 $1,303,563.30 $632,928.00 $1,936,491.30 

Totals $51,537,200.00 $27,112,800.00 $78,650,000.00 
Source: District Engineer's report, December 11. 2023. and Methodology Consul/ant 
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Btigh~hore CL 
February 16, 2024 RE: Notice ofPublic Hearing ofAssessments to Property 

TABLE 12. Total Pre and Post Financed CIP by Benefit 

ERU CIP EBU CIP Total CIP 

Pre-Financed CIP from Table 11 $51,537,200.00 $27,112,800.00 $78,650,000.00 

Financed CIP Total From Table 3 $65,966,305.45 $34,703,694.55 $100,670,000.00 
Source: District Engineer's report, December 11, 2023, and Methodology Consultant 

TABLE 13. Total Financed CIP by Benefit and Par Debt per Unit 

Financed ERU Financed EBU Total Financed Par Debt Per Unit/ 

Product Type Units CIP Allocation CIP Allocation CIP Allocation Square foot 

Townhomes 240 $4,775,754.24 $4,819,959.83 $9,595,714.07 $39,982.14 
42' Homes 396 $12,760,816.62 $7,952,933.71 $20,713,750.33 $52,307.45 
52' Homes 498 $20,598,677.39 $10,001,416.64 $30,600,094.03 $61,445.97 
62' Homes 356 $17,986,742.75 $7,149,607.08 $25,136,349.82 $70,607.72 

Apartments 350 $5,839,847.56 $2,&35,461.11 $8,675,308.67 $24,786.60 

Goods & Services 120,000 $2,002,233.45 $972,158.09 $2,974,391.54 $24.79 
Civic Governmental & Institutional 20,000 $333,705.57 $162,026.35 $495,731.92 $24.79 
Indoor Self-Storage 100,000 $1,668,527.87 $810,131.74 $2,478,659.62 $24.79 

$65,966,305.45 $34,703,694.SS $100,670,000.00 
Source: District Engineer's report. December 11, 2023, andMethodology Consultant 

TABLE 14. Maximum Annual Debt Service by Unit 

Total CIP Total CIP Total M ADS• MADS• Per Unit/ 

Product T e Units Allocation Allocation '6 Allocation s uare Feet 

Townhomes 240 S9 ,595, 714.07 9 .53% S727 ,368.38 $3,030.70 

42' Homes 396 $20,713,750.33 20.58% S1 ,570,130.88 $3,964.981 
52' Homes 498 S30,600,094.03 30.40% $2,319,529.38 $4,657.691 

62' Homes 356 S25,136,349.82 24.97% S1,905,370.02 $5,352.16 

Apartments 3S0 $8,675,308.67 8.62% $657,600.38 $1,878.8 61 

Goods & Services 120,000 S2,974,391.54 2.95% $225,462.99 $1.8~ 
C1v1c Governmental & lnstttuttonal 20,000 $495,731.92 0.49% $37,577.16 $1.881 
Indoor Self-Stora e 100,000 $2,478,659.62 2.46% $187,885.82 Sl.881 

S100,670,000.00 100.00% $7,630,925.00 
• • MADSare ne1ofcol/ec!/on costs enclearlyPllYmefll d1Scount. 

Source D1stnct Engmeer's ref)Ort. December 11, 2023. MBS Caprlal Markets LLC and Methodology Consutranl 
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RESOLUTION 2024-08 

A RESOLUTION OF THE BRIGHTSHORE 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 
REVENUE 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, Brightshore Community Development District (the “District”) previously 
indicated its intention to construct 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 BRIGHTSHORE 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, 
establish, acquire, install, equip, operate, extend, construct, or reconstruct earthwork and water 
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management, roadway improvements (onsite and offsite), utilities (potable water, sanitary sewer, 
and irrigation), landscape, signage, lighting, amenity, central park, entry features, bridges, gate 
house, public park, trails, offsite mitigation 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 capital improvement revenue 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 2024-06 and is shown in the Master Engineer’s Report, dated 
December 11, 2023 (the “Engineer’s Report”), and which Project’s plans and specifications are on 
file in the District’s records office at 707 Orchid Drive, Suite 100, Naples, Florida 34102; (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 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 Revenue Bonds, in one or more series (the “Bonds”). 

(g)  By Resolution 2024-06, the Board determined to provide the Project and to defray the 
costs thereof by making Special Assessments on benefited property and expressed an intention to 
issue Bonds, notes or other specific financing mechanisms to provide a portion of the funds needed 
for the Project prior to the collection of such Special Assessments. Resolution 2024-06 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 2024-06, said Resolution 2024-06 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 2024-06, a preliminary assessment roll was adopted and filed 
with the Board as required by Section 170.06, Florida Statutes. 

(j) As required by Section 170.07, Florida Statutes, upon completion of the preliminary 
assessment roll, the Board adopted Resolution 2024-07, fixing the time and place of a public 
hearing at which owners of the property to be assessed and other persons interested therein may 
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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 March 18, 2024, at the time and place specified in Resolution 2024-07, 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 Assessment Methodology Report, 
dated February 12, 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. 

SECTION 3. AUTHORIZATION OF DISTRICT PROJECT. That certain Project for 
construction of infrastructure improvements initially described in Resolution 2024-06, 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 
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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 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. 
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(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 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 Collier 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 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 the 
Assessment Report and in supplemental assessment methodology reports. As parcels of land or 
lots are platted, 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, it shall be an 
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express condition of the lien established by this Resolution that any and all initial plats 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 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. 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 Exhibit B, which 
process is incorporated herein as if fully set forth. Any resulting true-up payment shall become 
due and payable that tax year by the landowner(s) of record of the remaining property, 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 with Hogan Farms, LLC, that it 
intends to develop up to 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 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 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 
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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 Collier 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. 

APPROVED AND ADOPTED THIS 18TH DAY OF MARCH, 2024. 

BRIGHTSHORE COMMUNITY 
DEVELOPMENT DISTRICT 

Secretary / Assistant Secretary Chairperson, Board of Supervisors 

Exhibit A: Master Engineer’s Report, dated December 11, 2023 
Exhibit B: Master Assessment Methodology Report, dated February 12, 2024 
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SECTION 1 INTRODUCTION 

1.1 DESCRIPTION OF BRIGHTSHORE COMMUNITY DEVELOPMENT DISTRICT (CDD) 

Brightshore Community Development District (the “District”) contains approximately 681.45 acres 

and is located in unincorporated Collier County. The development site is generally located directly 

north of the intersection of Immokalee Road, west of Everglades Boulevard and east of Redhawk 

Lane. Exhibit 1 depicts the general location of the development site and Exhibit 2 provides the 

development boundary of the District. 

The District lies within Sections 18, 19 and 30, Township 47 South, and Range 28 East, Collier 

County, Florida. The SRA allows for up to 2,000 dwelling units, with a minimum of 10% multi-

family, minimum 10% single family detached, and minimum 10% single family attached or villas. 

The current development program within the District will consist of 1,250 single-family residential 

units, 240 multi-family residential units, and 350 apartment residential units for a total of 1,840 

units, along with a residential amenity center, a linear park, and a village center with approximately 

120,000 square feet of commercial/retail (collectively, the “Development”). Buildout of the 

residential component of the Development is anticipated to occur over the next 5 years (2023-

2028), and buildout of the commercial/retail component of the Development is also expected to 

occur over the next 5 years (2023-2028). 

The Stewardship Receiving Area (“SRA”) allows the development of 681.5 acres. The original 

development plan is shown in Exhibit 3. As currently planned, the District will contain 

approximately 384.7 acres of area identified for residential development, 121.2 acres of water 

management lakes, 19.8 acres of right-of-way, 107.0 acres for the village center, 15.0 acres for the 

amenity center and 31.7 acres for a community park. The current Exact totals for each of the 

categories are subject to modification for final construction and permitting requirements. A land 

use summary for the property located within the District boundary, as currently planned, is 

presented in Table 1. 

TABLE 1 

LAND USE SUMMARY FOR BRIGHTSHORE CDD 

Type of Use Acreage % of Total 

Neighborhood General - Residential 390.6 57.31% 

Right-of-Way 20.3 2.98% 

Lakes 97.6 14.32% 

Neighborhood General - Amenity 15.7 2.30% 

Village Center 106.7 15.66% 

Community Park 31.7 4.65% 

Open Space/Buffers 18.9 2.77% 

TOTAL 681.5 100.0% 

https://containsapproximately681.45
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1.2 AUTHORIZATION 

Agnoli, Barber & Brundage, Inc., (“Engineer”), prepared this Master Engineer's Report 

(“Report”) pursuant to the authorization of the Board of Supervisors of the Brightshore 

Community Development District. 

1.3 PURPOSE AND SCOPE 

The purpose of this Report is to present the nature, extent, estimated cost, and benefits 

associated with implementing the infrastructure needed to serve the District (the “Project”). In 

addition, this Report presents a narrative description of the major components included within 

the Project. It is anticipated that the financing mechanism is expected to be in the form of one or 

more series of bonds to be issued by the District. The scope of the Project financed by any such 

series of bonds may be further described in a supplemental report. The financing and assessment 

methodology has been developed by the District's financial advisor. 

This Report is intended to generally describe the Project improvements, the estimated costs, and 

benefits associated with implementing the improvements and recommendations. This Report is 

not intended to be used for an exact representation of the required improvements comprising the 

Project, or for construction purposes since detailed construction plans and specifications for the 

proposed improvements have not been completed. It should be noted that these plans may be 

modified, even after initial approval, with the District’s knowledge and consent. 

The Engineer has considered and, in certain instances, relied upon opinions, information, and 

documentation prepared or supplied by others, which may have included public officials, public 

entities, the developer, engineering professionals, general contractors, and surveyors. 

1.4 THE BRIGHTSHORE COMMUNITY DEVELOPMENT DISTRICT 

The District was established by Collier County Ordinance No. 2022-50 (the “Establishment 

Ordinance”). The Establishment Ordinance was adopted on December 12, 2022, and became 

effective December 22, 2022. The District was established in accordance with Chapter 190, Florida 

Statutes, and created in order to plan, finance, construct, acquire, operate, and maintain 

infrastructure for the benefit of the District's landowners. The District has been granted the power 

to borrow money and issue bonds for the purpose of constructing and acquiring the Project. The 

District has the power to levy and impose assessments, rates, and charges to pay for the 

construction, acquisition, and continued operation and maintenance of the Project. 
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SECTION 2 DISTRICT BOUNDARY AND PROPERTIES SERVED 

2.1 PROPERTY BOUNDARY 

Exhibit 1 delineates the boundary of the District. Appendix A contains a legal description of the 

District boundary. The District is located in unincorporated Collier County Florida north of 

Immokalee Road, west of Everglades Boulevard, and east of Redhawk Lane. The property is zoned 

Agricultural (AG) and is within the Rural Land Stewardship Area Overlay (RLSAO) and has been 

approved as a Stewardship Receiving Area (SRA) by Collier County Resolution 2022-209. The 

adjacent property to the west is zoned Agricultural (AG) and is designated as Neutral Lands in the 

Rural Fringe Mixed Use Overlay District. The adjacent property to the north and east is zoned 

Agricultural (AG) and is within the Rural Land Stewardship Area Overlay (RLSA) and have been 

designated a Stewardship Sending Area as a combination of a Water Retention Area, Flow-way 

Stewardship Area, and Habitat Stewardship Area. The property to the south is zoned Estates (€). 

2.2 DESCRIPTION OF PROPERTY SERVED 

The District is located within a portion of Sections 18, 19 and 30, Township 47 South, Range 28 East, 

Collier County, Florida. Current usage of the site is for tomato farming operations. A water use 

permit from South Florida Water Management District (“SFWMD”) was first issued in 1978 for 

irrigation purposes. The site was also previously used for farming to produce small vegetables. 

2.3 EXISTING INFRASTRUCTURE 

There are currently no existing Collier County water or sewer facilities within the District 

boundary. Potable water is obtained with the use of a private well. A septic tank system is used 

for wastewater disposal. An existing asphalt driveway at the southeast corner of the site 

provides access to Immokalee Road. Dirt roads are present throughout the site for vehicle and 

equipment use. 

Other utilities which are proposed to serve the District include: Lee County Electric Cooperative 

(“LCEC”) (electric), CenturyLink (telephone), and cable television. In addition, water and sewer will 

be provided by Collier County Water Sewer District. Facilities are currently available in the vicinity 

of the site to serve the project needs. All utilities are either available to the property or will be 

extended to the project during the development of the infrastructure. 

There is no surface water management system onsite; the farm operations pre-date any permit 

requirements to do so. 
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EXHIBIT 1 

Location Map 
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P-ABCP-009-001-101 - ABB_Report_Location Map.dwg 
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EXHIBIT 2 

CDD Boundary 
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EXHIBIT 3 

Proposed Development 

Plan - Original 
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EXHIBIT 4 

Proposed Development 

Plan – Current 

(Subject to Change) 
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SECTION 3 PROPOSED DISTRICT INFRASTRUCTURE 

3.1 SUMMARY OF THE PROPOSED DISTRICT INFRASTRUCTURE 

With the adoption of the Establishment Ordinance, thereby granting the petition to form the 

District, the Board of County Commissioners of Collier County, Florida authorized the District, 

through its Board of Supervisors, to manage and finance basic infrastructure for the special benefit 

of the landowners and residents of the District. This infrastructure, under section 190.012(1), 

Florida Statutes, includes basic urban systems, facilities, and services. In accordance with the 

enabling legislation, the District will fund the construction and/or acquisition of certain 

infrastructure improvements for the benefit of landowners and residents of the District including, 

but not limited to, the following: 

A. Earthwork and Water Management 

B. Roadway Improvements (Onsite and Offsite) 

C. Utilities (Potable Water, Sanitary Sewer, and Irrigation) 

D. Landscape, Signage and Lighting 

E. Amenity and Central Park 

F. Entry Features, Bridges and Gate House 

G. Public Park and Trail 

H. Offsite Mitigation 

I. Design/Professional Fees and Permitting 

The capital improvements described in this Report represent the present intentions of the current 

landowner and the District. The implementation of the improvements discussed in this Report 

requires final approval by numerous local, state, and federal regulatory and permitting agencies. 

The actual improvements may vary from the improvements proposed in this Report. The cost 

estimates contained in this Report have been prepared based upon the best available information 

at the time. The actual cost of construction, final engineering design, planning, approvals and 

permitting may vary from the cost estimates presented. 

3.2 EARTHWORK AND WATER MANAGEMENT 

Earthwork during the initial phases of development construction will consist of clearing and 

grubbing of the site, excavation of the storm water management lakes, construction of perimeter 

berms, as well as placement and grading of fill material. The material excavated from the storm 

water management lakes will be used for filling roadways and development tracts to raise the 

elevations of these areas such that they meet permit requirements as determined by the issuing 

agency. The presence of rock was identified in the geotechnical exploration and fill from offsite 

facilities may be required to supplement the onsite generated material in order to complete 

construction of the community. Items included within this scope of work may also include 

temporary sod and mulch, silt fence, erosion control, offsite fill, disposal of unsuitable materials, 

and rock blasting and/or rock hammering. 
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The surface water management system for the District will consist of excavated lakes, drainage 

inlets, culverts, storm drain pipes, swales, berms, mass filling and grading of development areas, 

and construction of water control structures necessary to capture and convey runoff from the site 

to the onsite lakes. The proposed lakes will be interconnected with one another and will provide 

the necessary water quality treatment prior to discharging offsite. The current plan contemplates 

multiple discharge locations. 

The surface water management system will be designed in accordance with SFWMD standards 

and criteria. These regulations set minimum criteria for water quality treatment, as well as 

minimum road crown and finished floor elevations. Flood protection of habitable structures is set 

to a minimum peak stage elevation based on attenuation of the 100- year three-day rainfall event 

(or FEMA BFE + one-foot, whichever is higher), while minimum road crown elevations are based 

on system attenuation of the twenty-five-year, three-day rainfall event. In addition, all 

commercial areas are required to provide an additional 0.5-inch of dry pretreatment for water 

quality prior to discharge into the backbone surface water management system. 

Storm water lakes shall include adequate maintenance easements around the lakes with access to 

a paved roadway. The District will maintain the lakes in accordance with approved permit criteria 

and other applicable governmental requirements. 

Ditch and swale slopes shall be designed to minimize discharges so that these facilities may provide 

some additional water quality treatment prior to discharge. Grassed storm water treatment areas, 

swales and berms shall be mowed on a regular basis as part of the normal lawn maintenance of the 

District. Any debris that may accumulate in project lakes, ditches, or swales, or which may interfere 

with the normal flow of water through discharge structures and, as applicable, underdrain systems, 

shall be cleaned from the detention/retention areas on a regular basis. 

Any erosion of the banks of project lakes, ditches or swales shall be repaired immediately. Storm 

water management system maintenance requirements shall include the removal of any mosquito 

productive nuisance plant species or invasive exotics (e.g., water lettuce, water hyacinth, cattails, 

and primrose willows, etc.) from the surface water system, including but not limited to; lake littoral 

zones, conveyance systems and inlets and catch basins. 

A sediment and erosion control plan will be prepared and implemented during construction. Best 

management practices outlined in the Florida Department of Environmental Protection Land 

Development Manual will be used. Examples of these include slope and outfall protection, such as 

hay bales and staked silt fences, gravel construction accesses, and floating turbidity barriers. A 

National Pollutant Discharge Elimination System (“NPDES”) permit will be required for the 

construction activities, which will include preparation of a Stormwater Pollution Prevention Plan 

(“SWPPP”). Periodic maintenance of storm water ponds will be conducted as part of the NPDES 

program requirement. 

Refer to Appendix B for the location of the stormwater management lakes, interconnecting pipes, 

and stormwater outfalls. 
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3.3 ROADWAY IMPROVEMENTS (ONSITE-OFFSITE) 

Roadways within the District are designed to provide safe, durable access through the 

Development. The road cross-section design is consistent with the SRA and Collier County 

requirements and is based on accepted and sound engineering practice. The District will undertake 

annual maintenance of any District-owned roadways. 

Although roadways within the District will be platted as private rights-of-way, with applicable 

easements to allow for installation and maintenance of public and private utilities, if funded with 

tax-exempt bonds such roadways will be open to the public and considered public roadways. A 

portion of the roadways within the District are to be owned and maintained by the District while 

neighborhood roadways and minor commercial areas will be privately owned and maintained. 

The Development will have both a main entrance and secondary entrance off Immokalee Road 

which is currently a two-lane undivided rural road. The entrances will either have dedicated right 

and left turn lanes or some other intersection treatment such as a roundabout. 

Refer to Appendix B for the location of the District roadways and right-of-way. 

3.4 UTILITIES 

Potable water distribution, sanitary sewer collection service and effluent/reclaimed irrigation 

water to the District will be provided by Collier County Water Sewer District via the Northeast 

Water and Sewer Facilities which are located approximately four miles to the south. Currently a 

sixteen-inch water main, sixteen-inch force main and sixteen-inch irrigation quality (“IQ”) main are 

under construction up to the intersection of Immokalee Road and Everglades Blvd. 

Potable water for the District will be provided via the extension of the Collier County sixteen-inch 

water main west along Immokalee Road per the Developers Contribution Agreement (“DCA”). 

Connections are anticipated to be at the southeast corner of the District and at the secondary 

entrance to the Development, near the Collier County utility parcel. 

This system will be constructed to provide adequate facilities for the Development at build-out. The 

water main within platted rights-of-way and/or County utility easements will be dedicated and 

turned over to the Collier County Water Sewer District following an inspection, certification, and 

final acceptance. The potable water facilities will include water mains along with necessary valves, 

fire hydrants, water services and facilities such as backflow preventers and air release valves. 

Wastewater for the community will be provided via the extension of the Collier County force main 

west along Immokalee Road per the DCA. The connection is anticipated to be located at the 

secondary entrance to the Development, near the Collier County utility parcel. 
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The wastewater facilities serving the Development will include gravity collection mains with 

individual lot sewer services, wastewater collection pump stations, and force mains with 

connection to the existing Collier County Water Sewer District wastewater collection system. All 

force main, gravity sewer, and pump station infrastructure will be located within platted rights-of-

way and/or County utility easements and will be dedicated and turned over to Collier County 

Water Sewer District following an inspection, certification, and final acceptance. 

Irrigation for the District will be provided via the extension of the Collier County sixteen-inch IQ 

main west along Immokalee Road per the DCA. Connections are anticipated to be at the southeast 

corner of the District and at the secondary entrance to the Development, near the Collier County 

utility parcel. 

The IQ mains and appurtenances in rights-of-way and easements will be conveyed to Collier 

County, while the secondary portion of the system will either be owned by the District or be private 

per location (in which case, such costs will not be financed by the District). Transmission and 

distribution lines along with necessary valves and meters will be constructed throughout the 

Development to deliver the irrigation water to the public landscaping and open space areas. 

Irrigation facilities will be located in common areas, rights-of-way, County utility easements, or 

specifically designated easements, where applicable. 

All dry utilities (electric, telephone, cable, etc.) will be provided within a public utility easement 

along both sides of the internal roadways for the installation of other non-District maintained 

utilities. 

Appendix B depicts the location of the proposed potable water main facilities, sanitary sewer 

mains, wastewater force main system and IQ water distribution system. 

3.5 LANDSCAPE, SIGNAGE AND LIGHTING 

Landscaping will be provided at the District entrances. Landscaping will consist of sod, annual 

flowers, shrubs, trees, ground cover, entry signage and features. In addition, the perimeter 

landscape berm and buffers around the Development perimeter will be constructed or acquired 

and maintained by the District. 

Project signage will be installed at locations identified by a landscape architect and as approved by 

Collier County and is intended to identify the Development for navigation purposes, as well as to 

reflect the nature and character of the Development. All community signage within the District 

will be owned and maintained by the District. 

Street lights will be provided via a lighting agreement which is anticipated to be with LCEC. Light 

pole locations will be determined based on engineering calculations and to meet Collier County 

lighting standards and permitting requirements. LCEC will own and maintain the street lights 

within the District. The District may fund related construction costs such as underground 

utilities. 



Brightshore CDD 

Master Engineer’s Report Page 18 of 39 

3.6 AMENITY AND CENTRAL PARK 

A centralized amenity center is planned which will encompass approximately 15.7 acres. The 

amenity center is anticipated to contain two main buildings which include gym, fitness, and health 

and wellness areas; social rooms and lounges; and a café, restaurant, and bar. The buildings are 

expected to be constructed in phases, with the gym, fitness, and health and wellness areas 

included in the first building phase. The outdoor areas adjacent to the main amenity buildings will 

offer multiple pools/spas, play areas, and passive open space areas. A kayak/canoe rack with a 

launch to the perimeter lake will also be located at the amenity center. In addition, pickleball 

courts, tennis courts, basketball courts, and/or bocce courts are planned. Other features 

anticipated are a school bus drop-off and pick-up area, and a centralized mail facility serving the 

residential uses within the Development. 

The amenity center will require construction of utility, drainage, and pavement infrastructure 

(roadway and parking) to support the facility. 

North of the amenity center a common park area is planned which will serve generally as a passive 

recreation space. There is minimal planned infrastructure within the central park area; supporting 

infrastructure is generally limited to golf cart parking, pathways, landscaping, and the water 

management lakes which lie within the park area. 

3.7 ENTRY FEATURES, BRIDGES AND GATE HOUSE 

Entry signage and features will be located at each entry point from Immokalee Road and at the 

southern corners of the Development. In addition to signage, the entry features may include 

decorative fixtures such as monumentation, water features, lighting, and enhanced landscaping. 

Two vehicular bridges are included in the Development. The bridges will be located on each of 

the main north-south roadway corridors where the roadways cross the continuous perimeter 

lake system and will allow for recreational passage of human-powered watercraft within the 

lake. 

Gates will be installed along with an associated gatehouse at the main entry road into the 

Development, located south of the amenity center. However, the entry gates will not restrict 

access to the public and will function as a “soft gate.” 

Additional gates and guardhouses may be installed at entrances to individual residential areas. 

Since there is no District infrastructure beyond those gates, entry would only be permitted to 

the residents, their guests, and other essential workers. 
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3.8 PUBLIC PARK AND TRAIL 

The Development will include a minimum 31.7-acre passive community park along the western, 

northern, and eastern perimeters. The community park will be open to the public in perpetuity. 

The community park will include a 2.75-mile +/- trail system comprised of a 12’ minimum width 

pathway, landscaping, and fitness stations. Two trailhead areas are planned at each terminus of 

the trail system (at the southwestern and southeastern ends). Both trailheads will include 

parking lots; and at least one trailhead will include a restroom facility and a children’s 

playground. The trail system is intended for pedestrian/bicycle use and will not allow motorized 

vehicles, including, but not limited to, golf carts. Pedestrian connections from the residential 

areas of the Development to the community park will be provided via pedestrian bridges which 

would be funded privately and not part of District infrastructure. 

3.9 OFFSITE MITIGATION 

An offsite preserve is located in Stewardship Sending Area #6, which is approximately 10 miles 

southeast of the District. The mitigation area encompasses a total of 561.2 Acres. Most of the 

mitigation area is designated for Panther Habitat Units (“PHU”) while the smaller portion is 

designated for both wetland mitigation and PHU. Maintenance of the offsite preserve, which 

serves as mitigation to meet Collier County native vegetation requirement, per the master 

planned unit development district (“MPUD”), will also be required on a regular basis, with a 

schedule for such maintenance to be determined after any initial exotic removal activities have 

been completed, based upon the density and type of vegetation to be removed. All removal of 

exotic vegetation must be completed by a contractor experienced in the field, and in 

accordance with any applicable SFWMD and Collier County development permits. The District’s 

preserve manager should include monitoring and maintenance of the offsite preserve within 

their contract unless other arrangements are made to insure function and quality of the offsite 

preserve. In addition, annual monitoring and inspections of the preserves may be required by 

Collier County, which can be managed and scheduled by the preserve manager or the District’s 

designee. Maintenance is required in perpetuity and will be the responsibility of the District to 

perform. 

A map depicting the conservation areas is included in Appendix C. The District may utilize bond 

funds to complete any initial work in accordance with government requirements and will 

commence maintenance following such initial required work. 

3.10 DESIGN/PROFESSIONAL FEES AND PERMITTING 

Professional Services including but not limited to; engineering, planning, landscape architecture, 

environmental audit, testing, surveying, and construction inspection, will be part of the District's 

Project budget. 
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Federal, state, and local permits and engineering plan approvals are in the process of being 

obtained for the construction of site infrastructure. A comprehensive list of the required permits 

and their status is included in Appendix D. 

The timetable for remaining permits and modifications will be contingent upon the development 

schedule for the project phasing. The permit fees required for approval of the Project are also 

included in the District cost. 

It is our opinion that there are no technical reasons existing at this time which would prohibit 

the implementation of the plans for the Project presented herein and that all permits not 

heretofore issued and which are necessary to affect the improvements described herein will be 

obtained during the ordinary course of development. Therefore, there are no technical reasons 

that would prohibit construction of the Project that complies with, not inconsistent with, and 

subject to local government’s comprehensive plan and development standards, and Federal, 

State, and local environmental regulation. 

Other miscellaneous costs that the District may incur will include legal fees, insurance, 

management fees, lending/bank fees, and bond fees. 
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SECTION 4 OPINION OF PROBABLE CONSTRUCTION COSTS 

4.1 SUMMARY OF COSTS 

The opinion of probable costs includes the actual infrastructure costs for the various 

improvements, such as: materials, labor, construction, technical services, and contingencies. All 

estimates are in 2023 dollars and no inflation factor was utilized. It is estimated that the Project 

build-out will be no later than the year 2028. 

4.2 DISTRIBUTION OF PROJECT COSTS 

It is proposed that Capital Improvement Revenue Bonds will fund all or a portion of the District 

infrastructure. A detailed breakdown of the estimated costs associated with each of the major 

infrastructure elements is listed in Table 2. 

TABLE 2 

OPINION OF PROBABLE COSTS FOR BRIGHTSHORE CDD 

DISTRICT INFRASTRUCTURE Total 

Earthwork $14,000,000.00 

Drainage/Stormwater Management $3,250,000.00 

Roadway Improvements (Onsite and Offsite) $4,000,000.00 

Potable Water $3,250,000.00 

Sanitary Sewer $4,900,000.00 

Irrigation $2,100,000.00 

Landscaping $4,000,000.00 

Signage $800,000.00 

Lighting $1,000,000.00 

Amenity and Central Park $19,000,000.00 

Entry Features, Bridges and Gate House $7,750,000.00 

Public Park and Trail $3,200,000.00 

Offsite Mitigation $1,500,000.00 

Design/Professional Fees and Permits $2,750,000.00 

Contingency (10%) $7,150,000.00 

TOTAL PRIMARY $78,650,000.00 
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SECTION 5 OWNERSHIP AND MAINTENANCE AUTHORITY 

The ownership and maintenance responsibilities for the major infrastructure improvements in the District 

are presented in Table 3. 

TABLE 3 

EXPECTED OWNERSHIP & MAINTENANCE 

Facility Funded By O&M By Ownership 

Stormwater Management CDD CDD CDD 

Roadway Improvements CDD CDD CDD 

Potable Water CDD County County 

Sanitary Sewer CDD County County 

Irrigation CDD County County 

Landscaping CDD CDD CDD 

Signage CDD CDD CDD 

Lighting CDD CDD CDD 

Amenity Improvements CDD CDD CDD 

Park CDD CDD CDD 

*CDD = Brightshore Community Development District 

*County = Collier County 

Maintenance and operational responsibilities of the District include aquatic weed and exotic vegetation 

control for the lakes, and maintenance of the water control facilities, and the water management system. 

The Collier County Water Sewer District will maintain the backbone irrigation main system. Maintenance 

of the dry utilities will be done by the respective providers. Maintenance of the water distribution and the 

wastewater collection system will be by Collier County Water Sewer District. 
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SECTION 6 REPORT MODIFICATION 

During development, permitting, and implementation of the improvements identified in this Report, it may 

be necessary to make some modifications and deviations to the improvements and Project. Therefore, if 

such deviations or modifications do not change the overall primary objective of this Report, then such 

changes will not materially affect the Report. 
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SECTION 7 ENGINEER'S CONCLUSION AND CERTIFICATION 

It is my professional opinion that the infrastructure costs associated herein for the Project are 

reasonable to complete the construction of the infrastructure described herein and that these 

infrastructure improvements will benefit and add value to the District. All infrastructure costs are 

authorized improvements or community facilities as set forth in section 190.012(1) and (2) of the 

Florida Statutes. The estimate of infrastructure construction costs is only an estimate and not a 

guaranteed maximum price. The estimated cost is based on current unit prices for ongoing and similar 

items of work in Collier County for the quantities as represented on construction plans. The future 

costs of labor, equipment, and material; coupled with changing regulations and construction process, 

are beyond our control. Due to this inherent opportunity for fluctuation of cost, the total final cost may 

be more or less than this estimate. Assuming construction of the Project continues in a timely manner, 

it is our opinion that the proposed improvements, if constructed and built in substantial accordance 

with the approved plans and specifications, can be completed and will meet their intended functions. 

Where necessary, historical costs and information from other professional or utility consultants and 

contractors have been used in the preparation of this Report. Consultants and contractors who have 

contributed to providing the cost data included in this Report are reputable entities in the Collier 

County area. It is therefore our opinion that the construction of the proposed Project can be completed 

at the cost stated. 

Edward F. Tryka III, P.E. 

Florida Registered Engineer No. 60284 

Agnoli, Barber & Brundage, Inc. 

Phone: 239-597-3111 
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APPENDIX A 

Sketch and Legal Description 

Of 

Brightshore CDDBoundary 
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APPENDIX B 

Brightshore Infrastructure 

Location Maps 

(Subject to Change) 
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APPENDIX C 

Brightshore Offsite 

Mitigation Map 
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APPENDIX D 

Brightshore Permits And 

Approvals 
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COLLIER COUNTY PERMITS 

APPLICATION # DESCRIPTION STATUS DATE 

N/A EARLY WORK AUTHORIZATION NOT YET SUBMITTED 

N/A EXCAVATION PERMIT NOT YET SUBMITTED 

N/A PLANS AND PLAT (CONSTRUCTION) NOT YET SUBMITTED 

FDEP PERMITS 

APPLICATION # DESCRIPTION STATUS DATE 

405559-02 SFI STATE 404 PROGRAM GENERAL PERMIT PENDING 

N/A WATER DISTRIBUTION PERMIT NOT YET SUBMITTED 

N/A WASTEWATER COLLECTION PERMIT NOT YET SUBMITTED 

N/A NPDES NOI PERMIT NOT YET SUBMITTED 

SFWMD PERMITS 

APPLICATION # DESCRIPTION STATUS DATE 

N/A ENVIRONMENTAL RESOURCE PERMIT NOT YET SUBMITTED 

N/A WATER-USE DEWATERING PERMIT NOT YET SUBMITTED 

N/A WATER-USE IRRIGATION PERMIT NOT YET SUBMITTED 
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1.0 Introduction 

1.1 Purpose 

This Master Assessment Methodology Report (“Master Methodology”) for the 
Brightshore Community Development District (the “District”) provides (1) the 
determination of the special and peculiar benefits that flow to the properties in the 
District as a logical connection from the infrastructure systems and facilities 
contemplated in the Capital Improvement Plan (the “CIP”) adopted by the District 
constituting enhanced use and increased enjoyment of the property; and (2) 
apportions the special benefits on a basis that is fair and reasonable. The District 
has adopted a CIP as outlined in the Master Engineer’s Report dated December 
11, 2023, that will allow for the development of property within the District. The 
District plans to fund the CIP through a combination of debt financing including 
but not limited to (1) the proceeds of bonds or bond anticipation notes payable 
from special assessments, and (2) contributions of components of the CIP by the 
(the “Landowner”) and other parties, or (3) combinations of the foregoing. 

The principal and interest on any debt issued by the District is intended to be 
repaid from the proceeds of non-ad valorem special assessments that will 
constitute a lien, co-equal with the liens of State, County, municipal and school 
board taxes, against properties within the boundaries of the District that receive 
special benefits from the CIP. The Master Methodology herein is intended to set 
forth a framework to apportion the special and peculiar benefits from the portions 
of the CIP financed with the proceeds of bonds payable from and secured by non-
ad valorem special assessments (the “Assessments”) imposed and levied on the 
developable properties within the District. 

Real Estate Econometrics, Inc. (“Methodology Consultant”) prepared this Master 
Methodology, which is designed to conform to the requirements of the Florida 
Constitution, Chapters 170, 190 and 197, F.S. with respect to the Assessments 
and is consistent with our understanding of the case law on this subject. 

1.2 Background 

The Brightshore development (“Development”) is +/-681.45-acres located in 
Collier County, Florida. The Brightshore Community Development District covers 
the +/-681.45-acres of the Development (See Location Map – Exhibit 1 on the 
next page). The District was formed on December 12, 2022, by Ordinance 2022-
50 by the Collier County (“County”) Board of County Commissioners (the 
“Ordinance”), which Ordinance became effective December 22, 2022. The 
Landowner is Hogan Farms, LLC (the “Landowner”) 

1 
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Based upon information provided by the Landowner, the development program 
(“Development Program”) includes up to 1,250 single-family detached residential 
units of varying homesite sizes; up to 240 attached twin villas (multi-family units), 
350 apartment units, 120,000 square feet of commercial/retail; 20,000 square 
feet of civic, governmental & institutional uses, 100,000 square feet of indoor self-
storage use; a proposed amenity center; stormwater management systems; utility 
infrastructure; irrigation facilities; landscaped roadways; a landscaped entry; 
perimeter walls and landscape berms; and preserve areas. 

Table 1 below outlines the proposed Brightshore Development Program within 
the District. 

Table 1. Proposed Brightshore Development Program 

Product Type Units Square Feet 
Twin Villas 240 
42' Homesites 396 
52' Homesites 498 
62' Homesites 356 
Apartments 350 
Goods & Services 120,000 
Civic Governmental & Institutional 20,000 
Indoor Self-Storage 100,000 

1,840 240,000 
Source: Landowner 

1.3 Scope of Master Methodology 

The estimate of probable costs for the CIP is based upon good faith estimates 
provided by the Landowner and District Engineer for the Development. 
Accordingly, there can be no assurance on the date hereof that such costs are 
attainable. Moreover, it is not possible at this time to contemplate the entirety of 
the Development with any certainty. Therefore, the estimate of probable costs 
and thereby the estimated par value of bonds required will change. This Master 
Methodology is intended to establish a maximum benefit (unless altered by 
subsequent proceedings) based upon current knowledge and to establish a 
framework for subsequent supplemental assessment methodologies which will 
detail with greater specificity the apportionment of Assessments relative to the 
amount of debt actually issued. 
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Florida law permits the District to establish separate phased units of 
development, which will differ not only on the timing of the Development, but also 
based upon the composition of the uses of property within each area and the 
differences in the special and peculiar benefits that each use receives. If and 
when the District issues bonds or other debt instruments to finance infrastructure 
one or more supplemental methodologies will be devised which will describe the 
specific size and terms of the bonds or other debt being to be issued for that 
particular portion of the CIP and will allocate such debt to the properties to be 
assessed consistent with this Master Methodology. 

2.0 Finance Plan 

2.1 Master Development Program 

As noted, the property within the District is being developed in preparation for 
selling parcels to third party builders who in turn will sell homesites to the end-
users. The Brightshore Development Program within the District is detailed in 
Table 1. The Development Program is based upon the current development plan 
for the lands in the District provided by the Landowner and is consistent with the 
approved land uses and densities set forth in the property’s master planned unit 
development (“MPUD”) document and the approved Stewardship Receiving Area 
(“SRA”) designation. 

2.2 Capital Improvement Program 

Agnoli, Barber & Brundage, Inc. (the “District Engineer”) has identified certain 
infrastructure improvements that may be provided by the District and has 
provided a cost estimate for the District’s CIP. The CIP is detailed in the Master 
Engineer’s Report for Brightshore Community Development District dated 
December 11, 2023, as prepared by the District Engineer. 

The CIP consists of earthwork, preserve and wastewater management; utilities; 
on-site and off-site roadways; perimeter landscape, perimeter walls; professional 
services permitting and misc. costs; and contingency (the “Master Infrastructure 
Improvements”). 

Table 2 on the next page summarizes the costs associated with the proposed 
Master Infrastructure Improvements. 
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Table 2. Capital Improvement Plan for Brightshore CDD. 

DISTRICT INFRASTRUCTURE Total 
Earthwork $14,000,000.00 
Drainage/Stormwater Management 3,250,000.00 
Roadway Improvements (Onsite and Offsite) 4,000,000.00 
Potable Water 3,250,000.00 
Sanitary Sewer 4,900,000.00 
Irrigation 2,100,000.00 
Landscaping 4,000,000.00 
Signage 800,000.00 
Lighting 1,000,000.00 
Amenity and Central Park 19,000,000.00 
Entry Features, Bridges and Gate House 7,750,000.00 
Public Park and Trail 3,200,000.00 
Offsite Mitigation 1,500,000.00 
Design/Professional Fees and Permits 2,750,000.00 
Contingency (10%) 7,150,000.00 

$78,650,000.00 
Source: District Engineer’s Report, December 11, 2023 

2.3 Bond Requirements 

The District intends to finance all or a portion of the CIP by issuing special 
assessment or capital improvement revenue bonds. These bonds may be issued 
in one or more series. A number of items comprise the final par bond 
requirements. These items may include but are not limited to capitalized interest, 
a debt service reserve fund, underwriter’s discount, and issuance costs. For 
purposes of this Master Methodology, allowances have been estimated for such 
items. 

As the finance plan is implemented, a supplemental methodology detailing the 
particulars of each specific bond issue will detail the terms, interest rates, and 
costs associated with a specific series of bonds, the level of funding for the 
construction/acquisition account, the capitalized interest account, the debt 
service reserve fund account, as well as the underwriter’s discount, and issuance 
costs. Table 3 on the next page shows an estimate of the par amount of bonds 
required to fund the CIP. 
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Table 3. Estimated Brightshore CDD Bonds Par Amount. 

Average Coupon Interest Rate: 7.00% 
Term: 30 Years 
Capitalized Interest Term: 3 years 
Debt Service Reserve Fund Term: 1Year 
Underwriter Discount: 2.00% 
Maximum Annual Debt Service: $7,630,925.00 
Sources 

Par Amount $100,670,000.00 
Uses 

Construction / Acquisition Fund 78,650,000.00 
Debt Service Reserve Fund 7,630,925.00 
Capitalized Interest Fund 10,360,620.83 
Cost of Issuance 4,026,800.00 
Rounding 1,654.17 
Check: $100,670,000.00 

Source: MBS Capital Markets LLC 

3.0 Assessment Methodology 

3.1 Requirements of a Valid Assessment Methodology 

Valid special assessments under Florida law have two requirements. First, the 
properties assessed must receive a special and peculiar benefit as a logical 
connection from the systems and services constituting improvements. The courts 
recognize the special benefits which flow as a logical connection peculiar to the 
property as enhanced enjoyment and increased use of the property which in turn 
may result in decreased insurance premiums, increased value and marketability. 
Second, the assessments must be fairly and reasonably apportioned in relation 
to the benefit received by the various properties being assessed. 

If these two tests for lienability are determined in a manner that is informed and 
non-arbitrary by the Board of Supervisors of the District, as a legislative 
determination, then the special assessments may be levied, imposed and 
collected as co-equal first liens on the property. Florida courts have found that it 
is not necessary to calculate benefit with mathematical precision at the time of 
imposition and levy so long as the levying and imposition process is not arbitrary, 
capricious, or unfair. 
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3.2 Structure – Master Infrastructure Improvements 

Special and peculiar benefits flow as a logical connection to the property from the 
systems, facilities and services provided as a logical consequence to the property 
within the boundaries of the District. These special benefits are peculiar to the 
acreage and later down to the actual platted units or parcel. The special benefits 
that justify imposing the assessment on the acreage include enhanced enjoyment 
and increased use, which may result in such positive consequences as increased 
value and marketability and decreased insurance premiums when levied on the 
various platted units or parcels of property. 

3.3 Initial Apportionment of Benefits on an Acreage Basis 

Initially, the District is comprised of undeveloped acres with the potential for 
development pursuant to, and consistent with, the MPUD and SRA. The District’s 
CIP identifies the improvements needed for the Development pursuant to the 
MPUD. Therefore, there is a system of improvements necessary in order to 
develop each developable acre within the District, and, because the specific 
development cannot be initially determined on any one acre of land, each acre of 
land is initially determined to benefit equally. 

This initial proportionate per acre special benefit from the systems and facilities 
constituting the components of the CIP is illustrated by the fact that if all of the 
land were sold in its undeveloped state, its value to a willing buyer would be as a 
whole and would include the value of the land with development rights from the 
MPUD, adjusted for the cost of development (of which the CIP would be a 
significant component) and further adjusted for parcel-specific development 
costs. Thus, each acre would be valued equally since, until development of the 
property takes place, development could occur on any one acre as on any other. 
These special benefits are peculiar to the acres of property within the District and 
are assessed and imposed equally. 

In the case of the District, the proportionate per acre special benefit is 
$147,729.11 (exclusive of costs of collection and statutory gross-up for early 
payment discounts). That calculation is shown in Table 4 below. 

Table 4. Brightshore CDD Apportionment per Acre Special Benefit. 

Acres in CDD: 681.45 
Par Amount: $100,670,000.00 
Debt per Acre: $147,729.11 

Source: Methodology Consultant. 
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The foregoing discussion demonstrates that the systems, facilities and services 
constituting the CIP result in special benefits peculiar to the property, whether the 
property is in acreage or in platted parcels. Such special and peculiar benefits 
include roadways, potable water, wastewater, irrigation, earthwork & clearing, 
stormwater management, landscape, berming and offsite improvements. The 
dollar amount of these special and peculiar benefits is not known but is capable 
of being computed with mathematical certainty in the future. As of the date of 
this Master Methodology, the maximum dollar amount of the special assessment 
levy per acre is $147,729.11. 

3.4 Assignment of Assessments to Platted Lands 

It is useful to consider three broad states or conditions of development within the 
District. The initial condition is the unplatted state. At this point infrastructure may 
or may not be installed but in general, home sites or other development units 
have not been defined and all of the developable land within the District is 
considered unplatted acreage (“Unplatted Acres”). In the unplatted state, all of 
the lands within the District receive benefit from the components of the financed 
CIP and assessments would be imposed upon all of the land within the District 
on an equal acre basis to repay the bonds. 

The second condition is the interim or approved state. At this point, the 
Landowner would have received approval for a site development plan from the 
County or the Landowner could have sold property and transferred entitlements 
to an unrelated third-party via contract or deed. By virtue of the County granting 
an approval for its site development plan for a neighborhood or non-residential 
land, certain development rights are committed to and peculiar to that 
neighborhood or non-residential land (or the Landowner transferring 
entitlements), thereby changing the character and value of the land. The new 
character and value in the land enhances the capacity of the Unplatted Acres 
within a neighborhood or non-residential land with the special and peculiar 
benefits flowing from components of the District’s CIP. 

Development enters its third state as property is platted. Land becomes platted 
property (“Platted Property”) when single family units are platted (or 
condominiumized by the recording of a declaration of condominium document) 
or non-residential land uses receive a building permit, and/or a separate tax 
parcel identification number is issued for such parcel. At this point, and only at 
this point, is the use and enjoyment of the property fixed and determinable and it 
is only at this point that the ultimate special and peculiar benefit can be 
determined flowing from the components of the CIP peculiar to such platted 
parcel. At this point, a specific apportionment of the Assessment per unit will 
occur. 
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This apportionment of benefit in such supplemental methodology shall be based 
on accepted practices for the fair and equitable apportionment of special and 
peculiar benefits in accordance with then applicable law and the procedure for 
the imposition, levy and collection of non-ad valorem special assessments as set 
forth in Florida Statutes and in conformity with the Constitution and laws of the 
State applicable to such Assessments. 

. 
4.0 Par Debt and Assessment Determination 

4.1 The Par Debt and Assessment Determination Process 

Determining the par debt and assessments per product type begins by identifying 
all of the properties within the District Boundaries that are receiving benefit from 
the District’s CIP. The properties receiving benefit were previously identified in 
Table 1. 

The second element in the par debt and assessment determination process is 
allocating the CIP into benefit determination categories and that will be assessed 
to the benefitting properties. 

The Methodology Consultant reviewed the District’s CIP to ascertain benefit 
determination categories. The CIP was reviewed line item by line item and 
categorized accordingly. There are five (5) benefitting categories used to 
determine the amount of the line-item expense to be used in the assessment 
calculations. 

The District’s benefit categories are: 
1. the on-site roadways outside of the gate and common roadways inside the 

gate and related landscaping, irrigation, etc. (Security Gate to be operated as 
a “soft gate”), 

2. the water management system, 
3. utilities (sanitary sewer and potable water systems), 
4. administrative (public park and trail and offsite mitigation), 
5. the amenity center. 

These categories are shown in Table 5 on the next page. 

The CIP professional and permit fees plus the contingency cost were allocated 
to each of the benefit determination categories based on the percentage of the 
costs for each category as compared to the total CIP costs. 
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TABLE 5. Brightshore CDD Pre-Financed CIP Categorized by Benefit 

DISTRICT INFRASTRUCTURE Total Roadways Water Management Utilities Administrative Amenity 

Earthwork $14,000,000.00 $14,000,000.00 
Drainage/Stormwater Management 3,250,000.00 $3,250,000.00 
Roadway Improvements (Onsite and Offsite) 4,000,000.00 $4,000,000.00 
Potable Water 3,250,000.00 $3,250,000.00 
Sanitary Sewer 4,900,000.00 $4,900,000.00 
Irrigation 2,100,000.00 $2,100,000.00 
Landscaping 4,000,000.00 $4,000,000.00 
Signage 800,000.00 $800,000.00 
Lighting 1,000,000.00 $1,000,000.00 
Amenity and Central Park 19,000,000.00 $19,000,000.00 
Entry Features, Bridges and Gate House 7,750,000.00 $7,750,000.00 
Public Park and Trail 3,200,000.00 $3,200,000.00 
Offsite Mitigation 1,500,000.00 $1,500,000.00 
Design/Professional Fees and Permits 2,750,000.00 $786,000.00 $690,000.00 $326,000.00 $188,000.00 $760,000.00 
Contingency (10%) 7,150,000.00 $2,043,600.00 $1,794,000.00 $847,600.00 $488,800.00 $1,976,000.00 

$78,650,000.00 $22,479,600.00 $19,734,000.00 $9,323,600.00 $5,376,800.00 $21,736,000.00 

Source: District Engineer’s report, December 11, 2023, and Methodology Consultant 

4.2 ASSESSMENT DETERMINATION. 

The Methodology Consultant reviewed the District’s CIP to ascertain benefit 
determination categories. The CIP was reviewed line item by line item and 
categorized them into five (5) benefit categories. From there, the Methodology 
Consultant further refined the CIP into two (2) fundamental benefit categories; 
the equivalent residential unit (“ERU”) benefit category consisting of the 
roadways, water management and utilities CIP categories and the equal benefit 
unit (“EBU”) consisting of the administrative and amenity CIP in order to calculate 
the benefit received from each category. The two (2) categories are measured 
by the following benefit measurements. For the roadways, water management, 
and utilities categories, the benefit is measured by the ERU based on residential 
unit size. For the All-Other CIP categories, the measurement is one (1) EBU for 
each parcel as each parcel benefits equally from the administrative and amenity 
center. 

The benefitting ERU and EBU categories and totals are summarized in Table 6 
below. 

TABLE 6. Brightshore CDD Pre-Financed CIP Categorized by ERU and EBU 

Capital Improvement Eqivalent Residential Unit Equal Benefit Unit Totals 
Roadways $22,479,600.00 $22,479,600.00 
Water Management 19,734,000.00 19,734,000.00 
Utilities 9,323,600.00 9,323,600.00 
Administrative $5,376,800.00 5,376,800.00 
Amenity 21,736,000.00 21,736,000.00 
Totals $51,537,200.00 $27,112,800.00 $78,650,000.00 
Percent of Total 65.53% 34.47% 100.00% 

Source: District Engineer’s report, December 11, 2023, and Methodology Consultant 
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EQUILVALENT RESIDENTIAL UNIT CIP ALLOCATION 

The ERU CIP benefits consist of roadway, water management and utility costs. 
The ERUs in Table 7 below were calculated using the average square feet of 
each product type and dividing each one by the square feet of the equivalent 
residential 52’ home (the base ERU factor). 

TABLE 7. Brightshore CDD ERU Calculations 
Product Type Units/Sq. Ft. Unit Sq. Ft. ERU FACTOR Total ERUs 
Townhomes 240 1,193 0.48 115.46 
42' Homes 396 1,931 0.78 308.51 
52' Homes 498 2,479 1.00 498.00 
62' Homes 356 3,028 1.22 434.85 

Apartments 350 1,000 0.40 141.19 
Goods & Services 120,000 120,000 Sq. Ft./2,479 48.41 
Civic Governmental & Institutional 20,000 20,000 Sq. Ft./2,479 8.07 
Indoor Self-Storage 100,000 100,000 Sq. Ft./2,479 40.34 
Total 1,594.82 

Source: Average residential unit size and Methodology Consultant 

Each product type’s total number of ERUs were divided by the total number of 
ERUs to generate a percent of ERUs. The total ERU CIP benefit is multiplied by 
the percentage of ERUs to allocate the total ERU CIP benefit by product type as 
shown in Table 8 below. 

TABLE 8. Brightshore CDD ERU Allocation by Product Type 
Product Type Units/Sq. Ft. Unit Sq. Ft. ERU FACTOR Total ERUs % ERUs Benefit Allocation 
Townhomes 240 1,193 0.48 115.46 7.24% $3,731,132.12 
42' Homes 396 1,931 0.78 308.51 19.34% $9,969,586.04 
52' Homes 498 2,479 1.00 498.00 31.23% $16,093,036.42 
62' Homes 356 3,028 1.22 434.85 27.27% $14,052,421.94 

Apartments 350 1,000 0.40 141.19 8.85% $4,562,471.55 
Goods & Services 120,000 120,000 Sq. Ft./2,479 48.41 3.04% $1,564,275.96 
Civic Governmental & Institutional 20,000 20,000 Sq. Ft./2,479 8.07 0.51% $260,712.66 
Indoor Self-Storage 100,000 100,000 Sq. Ft./2,479 40.34 2.53% $1,303,563.30 
Totals 1,594.82 100.00% $51,537,200.00 

Source: District Engineer’s report, December 11, 2023, and Methodology Consultant 

EQUAL BENEFIT UNIT CIP ALLOCATION 

An EBU is used to allocate the administration and amenity CIP categories. As 
noted earlier, one (1) EBU for each parcel is utilized for the benefit measurement 
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as each residential unit benefits equally from the administrative and amenity 
center. 
The commercial, civic governmental, Institutional and Indoor Self Storage were 
given an EBU for each 2,479 square feet of space, which is the equivalent to the 
square foot home size of one (1) 52-foot residential homesite. The 52-foot 
homesite was given an ERU of one (1). Table 9 below shows the EBU benefit 
calculations. 

TABLE 9. Brightshore CDD EBU Calculations 

Product Type Units/Sq. Ft. Unit Sq. Ft. EBU FACTOR Total EBUs 
Townhomes 240 1,193 1.00 240.00 
42' Homes 396 1,931 1.00 396.00 
52' Homes 498 2,479 1.00 498.00 
62' Homes 356 3,028 1.00 356.00 

Apartments 350 1,000 1.00 350.00 
Goods & Services 120,000 120,000 Sq. Ft./2,479 48.41 
Civic Governmental & Institutional 20,000 20,000 Sq. Ft./2,479 8.07 
Indoor Self-Storage 100,000 100,000 Sq. Ft./2,479 40.34 
Totals 1,936.81 

Source: Methodology Consultant 

The total number of EBUs by product type are calculated by multiplying the total 
units by product type and the EBUs by unit. The percentage of EBUs by product 
type is determined and then the EBU CIP benefit from Table 8 is multiplied by 
those percentages to obtain the EBU benefit allocation by product type as shown 
in Table 10 below. 

TABLE 10. Brightshore CDD EBU Benefit Allocation by Product Type 

Product Type Units/Sq. Ft. Unit SQ FT EBU Total EBUs % EBUs Benefit Allocation 
Townhomes 240 1,193 1.00 240.00 12.39% $3,359,679.65 
42' Homes 396 1,931 1.00 396.00 20.45% $5,543,471.42 
52' Homes 498 2,479 1.00 498.00 25.71% $6,971,335.28 
62' Homes 356 3,028 1.00 356.00 18.38% $4,983,524.82 

Apartments 350 1,000 1.00 350.00 18.07% $4,899,532.82 
Goods & Services 120,000 120,000 Sq. Ft./2,479 48.41 2.50% $677,628.01 
Civic Governmental & Institutional 20,000 20,000 Sq. Ft./2,479 8.07 0.42% $112,938.00 
Indoor Self-Storage 100,000 100,000 Sq. Ft./2,479 40.34 2.08% $564,690.00 
Totals 1,936.81 100.00% $27,112,800.00 

Source: District Engineer’s report, December 11, 2023, and Methodology Consultant 
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TOTAL CIP BENEFITS 

Once the measurements are applied to each assessed residential product type 
in the District, a total pre-financed CIP benefit amount is determined for each 
product type by totaling the two (2) CIP benefit categories as shown in Table 11 
below. 

TABLE 11. Total CIP Calculations by Product Type 
ERU CIP EBU CIP TOTAL CIP 

Product Type Units/Sq. Ft. ALLOCATION ALLOCATION ALLOCATION 
Townhomes 240 $3,731,132.12 $3,359,679.65 $7,090,811.77 
42' Homes 396 $9,969,586.04 $5,543,471.42 $15,513,057.47 
52' Homes 498 $16,093,036.42 $6,971,335.28 $23,064,371.70 
62' Homes 356 $14,052,421.94 $4,983,524.82 $19,035,946.76 

Apartments 350 $4,562,471.55 $4,899,532.82 $9,462,004.37 
Goods & Services 120,000 $1,564,275.96 $677,628.01 $2,241,903.96 
Civic Governmental & Institutional 20,000 $260,712.66 $112,938.00 $373,650.66 
Indoor Self-Storage 100,000 $1,303,563.30 $564,690.00 $1,868,253.30 
Totals $51,537,200.00 $27,112,800.00 $78,650,000.00 

Source: District Engineer’s report, December 11, 2023, and Methodology Consultant 

5.0 CALCULATION OF POST FINANCING ASSESSMENTS 

With the benefitting CIP calculations established for each assessable residential 
product type, the next step is to calculate the par debt assessments and 
maximum annual debt service (“MADS”) assessments per unit. To determine 
those par debt assessment and MADS amounts, the Methodology Consultant 
utilized the same CIP allocations and benefit calculations that are previously 
shown in Table 11 above. The CIP totals by benefit shown in Table 11 are shown 
as financed in Table 12 below. 

TABLE 12. Total Pre and Post Financed CIP by Benefit 

ERU CIP EBU CIP Total CIP 
Pre-Financed CIP from Table 11 $51,537,200.00 $27,112,800.00 $78,650,000.00 
Financed CIP Total From Table 3 $65,966,305.45 $34,703,694.55 $100,670,000.00 

Source: District Engineer’s report, December 11, 2023, and Methodology Consultant 

The financed CIP is next allocated by benefit and product type. The allocation 
methodology detail is shown in previous Tables 7 through 12. Those allocations 
by product type and benefit establish the maximum par debt per unit as shown 
in Table 13 on the next page. 
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TABLE 13. Total Financed CIP by Benefit and Par Debt per Unit 

Financed ERU Financed EBU CIP Total Financed Par Debt Per Unit / 
Product Type Units CIP Allocation Allocation CIP Allocation Square foot 
Townhomes 240 $4,775,754.24 $4,300,304.52 $9,076,058.76 $37,816.91 
42' Homes 396 $12,760,816.62 $7,095,502.46 $19,856,319.08 $50,142.22 
52' Homes 498 $20,598,677.39 $8,923,131.88 $29,521,809.27 $59,280.74 
62' Homes 356 $17,986,742.75 $6,378,785.04 $24,365,527.78 $68,442.49 

Apartments 350 $5,839,847.56 $6,271,277.42 $12,111,124.98 $34,603.21 
Goods & Services 120,000 $2,002,233.45 $867,346.62 $2,869,580.06 $23.91 
Civic Governmental & Institutional 20,000 $333,705.57 $144,557.77 $478,263.34 $23.91 
Indoor Self-Storage 100,000 $1,668,527.87 $722,788.85 $2,391,316.72 $23.91 

$65,966,305.45 $34,703,694.55 $100,670,000.00 
Source: District Engineer’s report, December 11, 2023, and Methodology Consultant 

Note: By law, assessments do not attach to any governmental uses. Any such uses will be detailed in future 
supplemental reports. 

Finally, the Maximum Annual Debt Service (“MADS”) as shown in Table 3 
($7,630,925.00) is allocated by benefit and product type to determine the 
maximum annual assessment by product type. Again, the allocation 
methodology detail is shown in previous Tables 7 through 13. Those allocations 
by product type and benefit establish the MADS per unit as shown in Table 14 
below. 

TABLE 14. Maximum Annual Debt Service by Unit 

Total CIP Total CIP Total MADS* MADS* Per Unit / 
Product Type Units Allocation Allocation % Allocation Square Feet 
Townhomes 240 $9,076,058.76 9.02% $687,977.79 $2,866.57 
42' Homes 396 $19,856,319.08 19.72% $1,505,136.40 $3,800.85 
52' Homes 498 $29,521,809.27 29.33% $2,237,793.90 $4,493.56 
62' Homes 356 $24,365,527.78 24.20% $1,846,940.65 $5,188.04 

Apartments 350 $12,111,124.98 12.03% $918,040.00 $2,622.97 
Goods & Services 120,000 $2,869,580.06 2.85% $217,518.13 $1.81 
Civic Governmental & Institutional 20,000 $478,263.34 0.48% $36,253.02 $1.81 
Indoor Self-Storage 100,000 $2,391,316.72 2.38% $181,265.11 $1.81 

$100,670,000.00 100.00% $7,630,925.00 
* - MADS are net of collection costs and early payment discount. 

Source: District Engineer’s report, December 11, 2023, MBS Capital Markets LLC and Methodology Consultant 

The par debt allocation and assessments represent the special and peculiar 
benefit each property receives as a logical connection from the systems and 
services constituting of the District’s capital improvements. The par debt and 
assessments are also fairly and reasonably apportioned in relation to the benefit 
received by the various properties being assessed and they are measured with 
mathematical certainty by using professionally acceptable measuring guidelines. 
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6.0 SPECIAL AND PECULIAR BENEFIT TO THE PROPERTY 

Improvements undertaken by the District create both special benefits and general 
benefits. However, the general benefits to the public at large are incidental in 
nature and are readily distinguishable from the special and peculiar benefits 
which flow as a logical connection from the systems, facilities and services to 
property within the District in order to develop such property and use it for 
residential and other purposes. Absent the construction or provision of the 
District’s CIP, there would be no infrastructure to support development of land 
within the District and such development would be prohibited by law. 

While the general public and property owners outside the District will benefit from 
the provision of the District’s CIP, these benefits are incidental to the benefits 
derived from property within the District which is dependent upon the District’s 
Improvement Program to develop the property within such boundaries. This fact 
alone clearly distinguishes the special and peculiar benefits which lands within 
the District receives compared to those properties lying outside of the District’s 
boundaries and establishes that the CIP has a nexus to the value and the use 
and enjoyment of the lands within the District. 

7.0 REASONABLE AND FAIR APPORTIONMENT OF THE DUTY TO PAY 

The special and peculiar benefits from the component systems and facilities of 
the District’s CIP have been determined and apportioned to the undeveloped land 
on an equal acre basis. As land is platted, the benefits will be apportioned to each 
developable unit as provided in this Master Methodology and any supplemental 
methodologies. 

The duty to pay the non-ad valorem special assessments as set forth above is 
fairly and reasonably apportioned because the special and peculiar benefits to 
the property flowing from the acquisition and/or construction of the District’s CIP 
(and the concomitant responsibility for the payment of the resultant and allocated 
debt) have been apportioned to the property according to the reasonable 
estimates of the special and peculiar benefits including enhanced enjoyment and 
increased use, which may result in such positive consequences as increased 
value and marketability and decreased insurance premiums and conferred on 
the land as provided by the District’s CIP for the reasons set forth above. 

Accordingly, no acre of property within the District will be assessed for the 
payment of any non-ad valorem special assessment pursuant to this Master 
Methodology in an amount greater than the determined special benefit peculiar 
to that property and having a nexus to the value of the property or the use and 
enjoyment thereof. 

If unplatted land is sold with entitlements, then the corresponding debt related to 
those entitlements is allocated to such land accordingly. 
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Note that while an amenity facility would be located within District boundaries, it 
will not be assessed as will be a District-owned facility and the District does not 
contemplate assessing itself, which is consistent with Florida Law. 

8.0 Contribution of District Infrastructure, Real Property and/or Other 
Improvements 

The costs of the District’s CIP will be funded by two mechanisms. The first 
mechanism is the issuance of special assessment bonds. The second 
mechanism is the contribution of funds, CIP components, real property or other 
consideration to the District (“Contribution”). The Landowner within the District 
will have the opportunity to make such a Contribution upon approval by the 
District. 

A Landowner’s Contribution will give rise to assessment credits that can be 
applied by the Landowner to reduce or eliminate bond debt service assessments 
that would otherwise be assigned to lands within the District to fund the costs of 
the CIP. Prior to a Landowner reducing or eliminating bond debt service 
assessments through a Contribution, it must be shown that the improvements 
funded or contributed by the property owner are a component of the CIP, as 
outlined in the Engineer’s Report. 

The Landowner will be permitted to apply assessment credits equal to the value 
of the Contribution plus the costs of financing the improvement(s) that would 
otherwise have been incurred by the District if the District were required to issue 
bonds to fund or acquire the improvement(s) (such that the property would not 
be responsible for bond financing costs if the Contribution was made or pledged 
to be paid prior to the District’s issuance of special assessment bonds). A 
Landowner possessing assessment credits due to a Contribution will, in the 
District’s discretion, have the opportunity to use the assessment credits to adjust 
bond debt service assessment levels of specifically identified product types or 
units. 

9.0 TRUE-UP MECHANISM – MASTER INFRASTRUCTURE 

As bonds are issued and the Assessment become a liability for the repayment of 
the debt, the Assessments will be determined based on the supplemental 
assessment methodologies issued in connection to such bonds (“Funded 
Assessments”). 
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In order to assure that the Assessments per acre will not be disproportionately 
apportioned to any acre, a “true up” test shall be applied at various percentages 
of development, to ensure that, due to the level of development on any one parcel 
of land, the Assessments on any other parcel of land cannot exceed the special 
and peculiar benefit which can be apportioned to such parcel in accordance with 
any then-applicable assessment methodology. Table 15 below shows the various 
development status points on an acreage basis where a true up test shall be 
applied and the related Assessments per acre threshold that shall not be 
exceeded. 

Table 15. True Up Test 

True Up Analysis 50% 75% 90% 
Cumulative Units 745 1,117 1,341 

Unallocated Units 745 373 149 
Debt per Acre (Table 4) $147,729.11 $147,729.11 

Source: Methodology Consultant 

$147,729.11 

10.0 COVENANT TO PAY 

All Assessments levied run with the land. The owner of record at the time the 
annual assessment roll is developed will have the responsibility to make the 
annual debt service assessment payments. 

11.0 ASSESSMENT ROLL 

The following Appendix I shows the preliminary master allocated assessments 
on a per acre basis for the CIP. The acreage shown represents 100% of the 
gross developable acreage within the District. Excluding any capitalized interest 
period, debt service payments shall be paid in thirty (30) annual installments. 
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APPENDIX 1 

Initial Per Acre Assessment Roll 

BRIGHTSHORE COMMUNITY DEVELOPMENT DISTRICT 
Summary of Parcels, FOLIO's, Ownership and Areas 

PARCEL NO. FOLIO NUMBER LANDOWNER Area in CDD (Ac.+-) Total Par Debt Debt Allocation Per Acre 
1 114480105 Hogan Farms LLC 681.45* $100,670,000.00 $147,729.11 

* - Legal description of such 681.45 acres is attached as Appendix 2. 

Note: The total par debt and debt allocation per acre in the appendix table above 
are net of collection costs and not grossed up for early payment discount. 

18 



  

  

 

Stantec 
5801 Pcll,ain 8csy Boulovara Suill! 300. Naplas fl 34108 

Legal Description 
Of part or Seci1ons 18 and 19, 

Township 47 South, Range 28 East, 
Collier County, Florida 

(Hogan Oaks West) 

AU that part of Sections 18 and 19. Township 47 South, Range 28 East, Collier County, 
Florida, being more particularly described as follows: 

BEGINNING at the Southwest comer of Section 19, Township 47 South, Range 28 
East. Collier county, Florida, thence along the West line or said Section 19, Nonh 
00°33'31" West 5,270.74 feet to lhe Northwest comer of said Section 19; 
Thence North 89°45'17" East 334.22 reel~ 
Thence North 69°40'33" East 50.52 feet; 
Thence North 00°56'08" West 670.62 feet: 
Thence North 08°52'06" West 331.28 feet: 
Thence North 20°54'48" East 142.49 feet: 
Thence North 62°14'48" East 1,355.44 feet; 
Thence South 65°52'47" East 954.64 feet; 
Thence South 70°01'14" East 119.08 feet; 
Thence South 63°39'15" East 628.77 feet; 
Thence North 40°34'56" East 32.99 feet; 
Thence North 23°38'28" East 362.36 feet; 
Thence North 48°50'20" East 54.54 feet; 
Thence South 66°01'50" East 199.07 feet; 
Thence South 50°25'20" East 954.27 feet; 
Thence South 18°52'22" East 748.23 feet; 
Thence South 83°10'21" East 306.85 feet; 
Thence South 01°04'51" East 317.74 feet; 
Thence South 00°49'55" East 322.25 feet; 
Thence South 06°24'15" East 262.61 feet; 
Thence South 07°19'29" West 501 .06 feet; 
Thence South 01°08'37" East 195.96 feet; 
Thence South 10°00'20" West 569.45 feet; 
Thence South 23°28'05" West 264.33 feet; 
Thence South 04°25'45" West 627.49 feet; 
Thence South 18°15'57" East 240.55 feet; 
Thence South 10°16'07" East 189.28 feet; 
Thence South 07°36'19" East 254.95 feet; 
Thence South 05°42'25" West 41 .75 feet; 
Thence South 04°38'57" West 44.03 feet; 
Thence South 04°38'58" West 320.97 feet; 
Thence South 19°59'54" West 103.00 feet; 
Thence South 20°59'47" West 58.20 feet; 
Thence South 20°48'49" West 35.19 feet; 
Thence South 24°49'22" West 151 .37 feet; 
Thence South 24°52'40" West 90.30 feet; 

APPENDIX 2 

Brightshore Community Development District Legal Description 
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Stantec 
Thence South 36°52·12• West 337.31 feet; 
Thence South 01°41'16" West 574.06 feet: 
Thence South 08°29'08" East 37.23 reel, 
Thence South 89°39'03" West 690.88 feet: 
Thence 393.04 feet along the arc of a circular curve concave North having a radius of 
2,814.93 feet through a central angle of 08°00'00" and being subtended by a chord 
which bears North 86°20'57" West 392.72 feet; 
Thence North 82°20'57" West 337.32 feet: 
Thence 406.15 feet along the arc of a circular curve concave South having a radius of 
2,91.4.93 reet through a central angle or 01•59•00· and being subtended by a chord 
which bears North 86°20'27" West 405.82 feet; 
Thence South 89°40'03" West 2,367.68 feet lo the POINT OF BEGINNING. 

Containing 681 .45 acres, more or less. 
Subject to easements and restrictions of reoord 
Bearings are based on the ...... 

Certificate or authorization #LB-7866 
Staniec Consulting Services, Inc. 
Registered Engineers and Land Surveyors 

By: cl$ 
Lance T Miller, Professional Surveyor and Mapper #LS5627 

Not vahd unless embossed with the Professional's seal. 
Ref. 2H-214O Sheet 2b 

September 7, 2021 

20 



 

Hl B l 11 UJ nn 
:11 HI IH E i c 

I I 
q, ,.r II 

I , , .. 

z 
0 

§ 
"' 

. . .. • • I 

I 
I 

I i 

! 1 ! I 

H 
n ,, n 

'• H 
I 
I • • 

N .., 

;; 

~ 
z 
0 

6 
"' en 

:!l 

0 PIAT 
~ 

,, 

~ 
0 ,:a: 

I t: 
:Z:N 

I :> n 
·w 

• en '.i 
I ~o.. 

: ~ ... 
I f-!cxj 

• ~o.. 

~ :a: 
"' !1g 

,t~ t 

I 
! 

! 
' I 
l 

.,.,l 
th 

I 
I 

I 
I 

21 


	7 - Resolution 2024-08 Imposing Master Assessments (170.08) - Brightshore.pdf
	Brighshore Master Engineer's Report 12-11-23.pdf
	EXHIBIT 10 





