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STATEMENT OF ESTIMATED REGULATORY COSTS 

 
Beach Community Development District 

 
September 6, 2018 

 

 
1.0 Introduction 
 
1.1 Purpose and Scope 
 

This statement of estimated regulatory costs (SERC) supports the petition to amend the 
boundaries of the Beach Community Development District (the “District”).  The District 
originally intended to finance public infrastructure improvements benefiting parcels currently 
within the District including “Parcel E-2.”  However, due to changes in market conditions and 
other factors, approximately 25.41 acres associated with Parcel E-2 within the District is now 
being removed from the District (this 25.41-acre parcel will be referred to herein as the 
“Exception Parcel”).  Thus, the District’s Board of Supervisors desires to remove the 
Exception Parcel from the District’s boundaries.   
 
As of this date, the District has funded public infrastructure improvements in two separate 
bond issuances.  Series 2013 Bonds were issued in the amount of $18,075,000 and Series 
2015 Bonds were issued in the amount of $48,995,000. A portion of this debt was allocated 
to the Exception Parcel; however, all assessment debt allocated to the Exception Parcel has 
been paid as of the date of this report. The proposed boundary amendment will generally 
have little, if any, impact on the day-to-day activities of the District or its property owners. 

 
The limitations on the scope of SERCs supporting the establishment of or boundary 
amendments for community development districts are explicitly set out in Section 
190.002(2)(d) of the Florida Statutes (emphasis added): 
 
“That the process of establishing such a district pursuant to uniform general law shall be fair 
and based only on factors material to managing and financing the service delivery function 
of the district, so that any matter concerning permitting or planning of the development is not 
material or relevant.” 
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1.2 Overview of the Amended District 
 

If the Exception Parcel is removed from the District’s boundaries, the District would retain 
the ability to provide public infrastructure, services, and facilities, along with their operations 
and maintenance, to the properties remaining within the boundaries of the District.  The 
resulting District will contain 574.94 acres of land planned to contain residential 
development. 

 
1.3  Requirements for Statement of Estimated Regulatory Costs 
 

Section 120.541(2), F.S. defines the elements a statement of estimated regulatory costs 
must contain: 
 
(a) An economic analysis showing whether the rule directly or indirectly: 

1. Is likely to have an adverse impact on economic growth, private sector job creation 
or employment, or private sector investment in excess of $1 million in the aggregate 
within 5 years after the implementation of the rule; 

2. Is likely to have an adverse impact on business competitiveness, including the ability 
of persons doing business in the state to compete with persons doing business in 
other states or domestic markets, productivity, or innovation in excess of $1 million 
in the aggregate within 5 years after the implementation of the rule; or 

3. Is likely to increase regulatory costs, including any transactional costs, in excess of 
$1 million in the aggregate within 5 years after the implementation of the rule. 

 
(b) A good faith estimate of the number of individuals and entities likely to be required to 

comply with the rule, together with a general description of the types of individuals likely 
to be affected by the rule. 

 
(c) A good faith estimate of the cost to the agency, and to any other state     and local 

government entities, of implementing and enforcing the proposed rule, and any 
anticipated effect on state and local revenues. 

 
(d) A good faith estimate of the transactional costs likely to be incurred by individuals and 

entities, including local government entities, required to comply with the requirements 
of the rule. As used in this section, “transactional costs” are direct costs that are readily 
ascertainable based upon standard business practices, and include filing fees, the cost 
of obtaining a license, the cost of equipment required to be installed or used or 
procedures required to be employed in complying with the rule, additional operating 
costs incurred, the cost of monitoring and reporting, and any other costs necessary to 
comply with the rule. 
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(e) An analysis of the impact on small businesses as defined by s. 288.703, and an 

analysis of the impact on small counties and small cities as defined in s. 120.52. The 
impact analysis for small businesses must include the basis for the agency’s decision 
not to implement alternatives that would reduce adverse impacts on small businesses. 
 

(f) Any additional information that the agency determines may be useful. 
 

(g) In the statement or revised statement, whichever applies, a description of any good 
faith written proposal submitted under paragraph (1)(a) and either a statement adopting 
the alternative or a statement of the reasons for rejecting the alternative in favor of the 
proposed rule. 

 
 

2.0 An economic analysis showing whether the amendment of the District’s boundaries 
directly or indirectly will have an adverse impact on economic growth, job creation, 
employment, private sector investment, business competitiveness, or regulatory 
costs 

 
Florida Statutes 120.541(2)(a) requires an economic analysis showing whether the 
proposed amendment to the District’s boundaries will directly or indirectly have an adverse 
impact on economic growth, job creation, employment, private sector investment, business 
competitiveness, or regulatory costs exceeding $1 million in the aggregate within 5 years 
after the boundary amendment occurs.  The simple answer is that the proposed amendment 
to the District’s boundaries will not have an adverse impact on economic growth, job 
creation, employment, private sector investment, business competitiveness, or regulatory 
costs.  The District already exists and the proposed boundary amendment will not affect 
these activities. 

 
3.0 A good faith estimate of the number of individuals and entities likely to be required to 

comply with the ordinance amending the District’s boundaries, together with a 
general description of the types of individuals likely to be affected by the rule. 

 
If the boundary amendment is approved, the owners and future residents of the Exception 
Parcel will not be subject to the District’s jurisdiction or potential assessments. 
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4.0 Good faith estimate of the cost to state and local government entities, of 
implementing and enforcing the proposed ordinance, and any anticipated effect on 
state and local revenues. 

4.1 Impact on State and Local Revenues 
 

State Government Entities  
 

There will be only modest costs to various Florida (“State”) governmental entities due to the 
amendment of the District’s boundaries.  The District consists of less than 1,000 acres; 
therefore the City of Jacksonville (the “City”) is the government having jurisdiction over the 
proposed boundary amendment, pursuant to Florida Statutes Section 190.005(2).  The State 
will incur no costs in reviewing the petition to amend the District’s boundaries and the State 
will not be required to hold any public hearings on the matter. 
 
The ongoing costs to various State entities to implement and enforce the District’s boundary 
amendment will be minimal, if any.  The required annual reports the District must file with 
the State are outlined in the attached Appendix.  However, the District must already file all 
of these reports.  Thus, there will be no additional reporting or monitoring costs on the part 
of the State related to the District’s boundary amendment.  The District is only one of many 
governmental subdivisions required to submit various reports to the State.  Additionally, 
pursuant to Section 189.064 of the Florida Statutes, the District will pay an annual fee to the 
State Department of Economic Opportunity to offset such processing costs. 

 
 City of Jacksonville 
 
 City staff will process, analyze, and conduct public hearing(s) on the petition to amend the 

District’s boundaries.  These activities will absorb the time of the City staff and 
Commissioners.  However, these costs to the City are likely to be minimal for a number of 
reasons.  First, review of the petition does not include analysis of the development to be 
served by the District.  Second, the petition itself provides most of the information needed 
for City staff’s review.  Third, the City currently employs the staff needed to conduct the 
review of the petition.  Fourth, no capital expenditure is required to review the petition.  Fifth, 
the petitioner’s filing fee will compensate the City for any advertising expense occurred and 
for the time City staff spends analyzing the petition.  Finally, local governments routinely 
process similar petitions for land use and zoning changes that are more complex than is the 
petition to amend the District’s boundaries.   
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The annual costs to the City, related to the continued existence of the District, are also 
minimal and within the control of the City.  The District will be an independent unit of local 
government.  The only annual costs incurred by the City on behalf of the District will be the 
minimal costs of receiving and, to the extent desired, reviewing the various reports that the 
District is required to provide to the City.  However, as noted above, the District already 
exists and no new reporting activity will be required as a result of the District’s boundary 
amendment. 

 
4.2 Impact on State and Local Revenue 

 
Adoption of the proposed ordinance will have no negative impact on State or local revenues.  
The District is an independent unit of local government.  It is designed to provide community 
facilities and services to serve the development.  It has its own sources of revenue.  No State 
or local subsidies are required or expected.   
 
In this regard it is important to note that any debt obligations incurred by the District to 
construct its infrastructure, or for any other reason, are not debts of the State, the City, or 
any unit of local government.  By State law, the debts of the District are strictly its own 
responsibility. 

 
 

5.0 A good faith estimate of the transactional costs likely to be incurred by individuals 
and entities required to comply with the requirements of the ordinance amending the 
District’s boundaries. 

 
The District plans to provide various community facilities and services to the property that 
will remain within the District, as outlined in Table 1 below.  
 

Table 1. Proposed Facilities and Services  
 

  
 
Facility Funded By Ownership and Maintenance 
 
Master Infrastructure Utility  
(Water Main, Force Main, Reuse Main) 
 

CDD JEA 

Roadway Improvements CDD City/CDD 
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The petitioner has estimated the costs for providing the capital improvements and facilities 
outlined in Table 1 to the lands that will remain within the District following the boundary 
amendment.  The cost estimates for these improvements and facilities are shown in Table 
2, below.   

 
Table 2. Summary of Estimated Capital Costs 

 
1 MASTER UTILITY IMPROVEMENTS  Est. Budget Amounts 

 Water Main  $2,184,000  

 Force Main  $1,512,000  

 Reuse Main  $1,176,000  

  Subtotal $4,872,000  

  Total $4,872,000  

   
2 MASTER ROADWAY IMPROVEMENTS  Est. Budget Amounts 

 Road A phase 1  $6,647,350  

 Road A phase 2  $3,318,692  

 Fire Station Relocation and Entry Road  $5,000,000  

 Off-site Road A Improvements Phase 1  $1,703,000  

 Off-site Road A Improvements Phase 2  $4,000,000  

 Wetland Mitigation Road A phase 1  $1,000,000  

 Wetland Mitigation Road A phase 2  $1,500,000  

  Total $23,169,042  

   

 Master Improvements include a 20% Contingency  

   
3 RESIDENTIAL COMMUNITY IMPROVEMENTS   

   

 PARCEL E3   

 Lift Station  Total $250,000  

   

 MERITAGE COMMUNITY PARCELS (B,C/D,F,G/H, I ) Master Improvements 

 Road B  $13,809,187  

 Wetland Mitigation Road B  $2,500,000  

 Community Amenity  $10,000,000  

 JEA Transmission Line Relocation  $3,000,000  

 Entry/Landscape & Irr/Walls/Roundabout  $4,100,720  

  Total $33,409,907  
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 PARCEL B   

 Earthwork / Pond Construction  $2,200,527  

 Storm Drainage  $664,167  

 Utility Improvements (Water, Sewer and Reuse) $1,511,651  

 Roadway   $881,974  

 JEA Electric  $132,628  

 Street Lighting  $33,157  

 Lift Station  $250,000  

   

  Total $5,674,104  

   

 PARCEL C/D   

 Earthwork / Pond Construction  $8,625,000  

 Storm Drainage  $868,250  

 Utility Improvements (Water, Sewer and Reuse) $2,014,800  

 Roadway   $1,822,750  

 JEA Electric  $359,950  

 Street Lighting  $124,200  

 Lift Station  $250,000  

   

  Total $14,064,950  

   

 PARCEL F   

 Earthwork / Pond Construction  $4,547,100  

 Storm Drainage  $517,500  

 Utility Improvements (Water, Sewer and Reuse) $1,151,150  

 Roadway   $670,680  

 JEA Electric  $327,750  

 Street Lighting  $46,000  

 Lift Station  $250,000  

   

  Total $7,510,180  
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 PARCEL G/H  
 

 Earthwork / Pond Construction  $4,695,450  

 Storm Drainage  $1,729,600  

 Utility Improvements (Water, Sewer and Reuse) $1,145,400  

 Roadway   $2,010,200  

 JEA Electric  $233,450  

 Street Lighting  $57,960  

 Lift Station  $400,000  

   

  Total $10,272,060  

   

 PARCEL I   

 Earthwork / Pond Construction  $593,124  

 Storm Drainage  $99,489  

 Utility Improvements (Water, Sewer and Reuse) $156,400  

 Roadway   $147,959  

 JEA Electric  $25,300  

 Street Lighting  $6,210  

   

  Total $1,028,482  

   

  Total CDD CIP Budget  $100,250,725  

 

To fund these improvements, the District issued special assessment bonds.  Additional 
bonds will be issued in the future as further development becomes necessary. Infrastructure 
costs that are not paid for with District bonds will be funded by the developer of the project.  
The District’s bonds will be repaid through non-ad valorem assessments levied on all 
properties located within the boundaries of the District that benefit from these improvements.   
 
Landowners within the revised boundaries of the District will be required to pay non-ad 
valorem assessments levied by the District to secure the repayment of the District’s bond 
debt.  In addition to the levy of non-ad valorem assessments for debt service, the District 
may also impose a non-ad valorem assessment to fund the operations and maintenance of 
the District and its facilities and services. 
 
The estimated costs in the removed parcels will be eliminated from the CIP and will no longer 
be funded by the District. Any future improvements on those parcels will now be funded by 
the landowner.  
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It is important to note that the various costs outlined in Table 2 are typical for developments 
of the type contemplated here.  In other words, there is nothing peculiar about the District’s 
financing that requires additional infrastructure over and above what would normally be 
needed.  Therefore, these costs are not in addition to normal development costs. Instead, 
the facilities and services provided by the District are substituting in part for developer 
provided infrastructure and facilities.  Along these same lines, District imposed assessments 
for operations and maintenance cost are similar to what would be charged in any event by 
a property owner’s association common to most master planned developments. 
 
Real estate markets are quite efficient, because buyers and renters evaluate all of the cost 
and benefits associated with various alternative locations.  Therefore, market forces 
preclude developers from marking up the prices of their products beyond what the 
competition allows. To remain competitive the operations and maintenance charges must 
also be in line with the competition. 
 
Furthermore, locating in the District by new residents is completely voluntary. So, ultimately, 
all owners and users of the affected property choose to accept the District’s costs in tradeoff 
for the benefits that the District provides.  The District is an alternative means to finance 
necessary community services.  District financing is no more expensive, and often less 
expensive, than the alternatives of a municipal services taxing unit (MSTU), a neighborhood 
association, City provision (directly or via a dependent special district), or through developer-
bank loans. 
 
 

6.0 An analysis of the impact on small businesses as defined by Section 288.703, F.S., 
and an analysis of the impact on small counties and small cities as defined by Section 
120.52, F.S. 

 
 There will be no impact on small businesses because of the amendment of the District.  The 

District will continue to exist and must competitively bid certain of its contracts.  This affords 
small businesses the opportunity to bid on District work. 

 
 The District is not located within a county with a population of less than 75,000 or within a 

city with a population of less than 10,000.  Therefore, the proposed District is not located in 
either a county or city that is defined as “small” by Florida Statute § 120.52.   

   
 
 
 
 

On File 
Page 66 of 71



BEACH CDD SERC  

   

Page 11 of 12

 

7.0 Any additional useful information. 
 

The analysis provided above is based on a straightforward application of economic theory, 
especially as it relates to tracking the incidence of regulatory costs and benefits.  Inputs were 
received from the District’s engineer and other professionals associated with the District. 

 
Fishkind & Associates, Inc. (“Fishkind”) certifies that this SERC meets the requirements for 
a SERC as set out in Chapter 120.541, F.S. 

 

Fishkind drafted more than 100 SERCs.  Below is a listing of some of the Districts for which 

we have prepared SERCs. 

 

 Highlands Community Development District in Hillsborough County 

 New Port Tampa Bay Community Development District in Tampa 

 Lakewood Ranch Stewardship District in Manatee County 

 Babcock Ranch Community Independent Special District in Charlotte County 

 The Lake Nona “family” of Community Development Districts in Orlando 

 Urban Orlando Community Development District in Orlando 

 Palazzo Del Lago Community Development District in Orange County 

 Winter Garden Village at Fowler Groves Community Development District in Winter 

Garden 

 Midtown Orlando Community Development District in Orange County 

 The Tradition “Family” of Community Development Districts in Port St. Lucie 
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APPENDIX 
 

LIST OF DISTRICT REPORTING REQUIREMENTS 
 
    
            FLORIDA      
          STATUTE 
REPORT     SECTION DATE 
 
Annual Financial Audit    218.39  9 months after end of   

              fiscal year 
 
Annual Financial Report (AFR)   218.32  Within 45 days after  

delivery of audit 
 
Financial Disclosure Form 1   112.3145 By July 1 
 
Public Depositor     280.17  By November 30 
 
Proposed Budget    190.008  By June 15 
 
Adopted Budget     190.008  By October 1 
 
Public Facilities Report    189.08  Initial report within 1 year  

of creation, updates every  
7 years 

 
Public Meetings Schedule   189.015  Beginning of fiscal year 
 
Notice of Bond Issuance    218.38  Within 120 days after  

delivery 
 
Registered Agent    189.014  30 days after first Board  

Meeting 
 
Notice of Establishment    190.0485  30 days after formation 
 
Creation Documents    189.016  30 days after adoption 
 
Notice of Public Finance    190.009  After financing 
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