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LIMITED OFFERING	

In the opinion of Greenberg Traurig, P.A., Bond Counsel, assuming the accuracy of certain representations and certifications and continuing compliance with certain tax 
covenants, under existing statutes, regulations, rulings and court decisions, interest on the Series 2025 Bonds (as hereinafter defined) is excludable from gross income for federal 
income tax purposes and further, interest on the Series 2025 Bonds will not be an item of tax preference for purposes of the alternative minimum tax imposed on individuals. 
In the case of the alternative minimum tax imposed by Section 55(b)(2) of the Internal Revenue Code of 1986, as amended (the “Code”) on applicable corporations (as defined 
in Section 59(k) of the Code), interest on the Series 2025 Bonds is not excluded from the determination of adjusted financial statement income.  See “TAX MATTERS” herein for 
a description of certain other federal tax consequences of ownership of the Series 2025 Bonds. Bond Counsel is further of the opinion that the Series 2025 Bonds and the income 
thereon are not subject to taxation under the laws of the State of Florida, except as to estate taxes and taxes under Chapter 220, Florida Statutes, on interest, income or profits on 
debt obligations owned by corporations as defined in said Chapter 220.  See “TAX MATTERS” herein.

$9,625,000*
EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT

(Osceola County, Florida)
Special Assessment Revenue Bonds, Series 2025

(Assessment Area Three)

Dated:  Date of Delivery	 Due:  May 1, as shown on the inside cover

The Edgewater East Community Development District Special Assessment Revenue Bonds, Series 2025 (Assessment Area Three) (the “Series 2025 Bonds”) are being issued by 
the Edgewater East Community Development District (the “District”) only in fully registered form, without coupons, in authorized denominations of $5,000 and any integral multiple 
thereof.

The District is a local unit of special-purpose government of the State of Florida, created pursuant to the Uniform Community Development District Act of 1980, 
Chapter 190, Florida Statutes, as amended (the “Act”) and by Ordinance No. 2020-49 duly enacted by the Board of County Commissioners (the “Commissioners”) of Osceola County, 
Florida (the “County”) on June 15, 2020 and effective on June 16, 2020, as amended by Ordinance No. 2020-66, Ordinance No. 2021-86 and Ordinance No. 2023-15 duly enacted by 
the Commissioners of the County on September 21, 2020, December 13, 2021 and December 18, 2023, respectively, and effective on September 23, 2020, December 16, 2021 and 
December 27, 2023, respectively.  The District was created for the purpose of delivering certain community development services and facilities for the benefit of District Lands (as 
hereinafter defined), and has previously determined to undertake the acquisition and/or construction of public improvements and community facilities as set forth in the Act for the 
special benefit of certain District Lands, including the lands designated as Assessment Area Three (as hereinafter defined).

The Series 2025 Bonds will bear interest at the fixed rates set forth in the inside cover hereof, calculated on the basis of a 360-day year composed of twelve thirty-day months, 
payable semi-annually on each May 1 and November 1, commencing November 1, 2025.  The Series 2025 Bonds, when issued, will be registered in the name of Cede & Co., as nominee 
of The Depository Trust Company (“DTC”).  Purchases of beneficial interests in the Series 2025 Bonds will be made in book-entry-only form and purchasers of beneficial interests in 
the Series 2025 Bonds will not receive physical bond certificates.  For so long as the book-entry only system is maintained, the principal of and interest on the Series 2025 Bonds will be 
paid from the sources provided pursuant to the Indenture (as defined below) and described herein by U.S. Bank Trust Company, National Association, a national banking association 
duly organized and existing under the laws of the United States of America and having a designated corporate trust office in Fort Lauderdale, Florida, as trustee (the “Trustee”), 
directly to Cede & Co., as nominee of DTC, as the registered owner thereof.  Disbursements of such payments to the Direct Participants (as defined herein) is the responsibility of 
DTC and disbursements of such payments to the beneficial owners is the responsibility of the Direct Participants and Indirect Participants (as defined herein), as more fully described 
herein.  Any purchaser of a beneficial interest in a Series 2025 Bond, must maintain an account with a broker or dealer who is, or acts through, a Direct Participant in order to receive 
payment of the principal of and interest on such Series 2025 Bond.  See “DESCRIPTION OF THE SERIES 2025 BONDS – Book-Entry Only System” herein.

The Series 2025 Bonds are being issued by the District pursuant to the Act, Resolutions No. 2020-28 and No. 2025-07 duly adopted by the Board of Supervisors of the District 
(the “Board”) on July 16, 2020 and January 9, 2025, respectively (collectively, the “Bond Resolution”), and secured pursuant to a Master Trust Indenture dated as of March 1, 2021 (the 
“Master Indenture”), as supplemented by a Third Supplemental Trust Indenture dated as of June 1, 2025 (the “Third Supplemental Indenture” and, together with the Master Indenture, 
the “Indenture”), each by and between the District and the Trustee.  Capitalized terms not otherwise defined herein shall have the meanings assigned to them in the Indenture.

Proceeds of the Series 2025 Bonds will be used to provide funds to: (i) pay all or a portion of the costs of the planning, financing, acquisition, construction, equipping and 
installation of the Assessment Area Three Project (as hereinafter defined), (ii) pay the costs of issuance of the Series 2025 Bonds, (iii) fund a portion of the interest coming due on 
the Series 2025 Bonds and (iv) fund a deposit to the Series 2025 Reserve Account (as hereinafter defined) in the amount equal to the Series 2025 Reserve Requirement (as hereinafter 
defined).  See “THE CAPITAL IMPROVEMENT PLAN AND THE ASSESSMENT AREA THREE PROJECT” and “ESTIMATED SOURCES AND USES OF FUNDS” herein.

The Series 2025 Bonds will be secured by a pledge of the Series 2025 Pledged Revenues.  “Series 2025 Pledged Revenues” shall mean with respect to the Series 2025 Bonds (a) all 
revenues received by the District from Series 2025 Special Assessments levied and collected on the assessable lands within Assessment Area Three, benefitted by the Assessment Area 
Three Project, including, without limitation, amounts received from any foreclosure proceeding for the enforcement of collection of such Series 2025 Special Assessments or from 
the issuance and sale of tax certificates with respect to such Series 2025 Special Assessments, and (b) all moneys on deposit in the Funds and Accounts established under the Third 
Supplemental Indenture created and established with respect to or for the benefit of the Series 2025 Bonds; provided, however, that Series 2025 Pledged Revenues shall not include 
(A) any moneys transferred to the Series 2025 Rebate Fund and investment earnings thereon, (B) moneys on deposit in the Series 2025 Costs of Issuance Account of the Acquisition 
and Construction Fund, and (C) “special assessments” levied and collected by the District under Section 190.022 of the Act for maintenance purposes or “maintenance assessments” 
levied and collected by the District under Section 190.021(3) of the Act (it being expressly understood that the lien and pledge of the Third Supplemental Indenture shall not apply 
to any of the moneys described in the foregoing clauses (A), (B) and (C) of this proviso).  See “SECURITY FOR AND SOURCE OF PAYMENT OF THE SERIES 2025 BONDS” herein.

The Series 2025 Bonds are subject to optional, mandatory sinking fund and extraordinary mandatory redemption at the times, in the amounts, and at the redemption prices as 
more fully described herein. See “DESCRIPTION OF THE SERIES 2025 BONDS — Redemption Provisions” herein.

THE SERIES 2025 BONDS ARE LIMITED OBLIGATIONS OF THE DISTRICT PAYABLE SOLELY FROM THE SERIES 2025 PLEDGED REVENUES PLEDGED THEREFOR 
UNDER THE INDENTURE AND NEITHER THE PROPERTY, THE FULL FAITH AND CREDIT, NOR THE TAXING POWER OF THE DISTRICT, THE CITY OF ST. CLOUD, 
FLORIDA (THE “CITY”), THE COUNTY, THE STATE OF FLORIDA (THE “STATE”) OR ANY OTHER POLITICAL SUBDIVISION THEREOF, IS PLEDGED AS SECURITY FOR 
THE PAYMENT OF THE SERIES 2025 BONDS, EXCEPT THAT THE DISTRICT IS OBLIGATED UNDER THE INDENTURE TO LEVY AND TO EVIDENCE AND CERTIFY, OR 
CAUSE TO BE CERTIFIED, FOR COLLECTION, SERIES 2025 SPECIAL ASSESSMENTS TO SECURE AND PAY THE SERIES 2025 BONDS.  THE SERIES 2025 BONDS DO NOT 
CONSTITUTE AN INDEBTEDNESS OF THE DISTRICT, THE CITY, THE COUNTY, THE STATE, OR ANY OTHER POLITICAL SUBDIVISION THEREOF WITHIN THE MEANING 
OF ANY CONSTITUTIONAL OR STATUTORY PROVISION OR LIMITATION.  SEE “SECURITY FOR AND SOURCE OF PAYMENT OF THE SERIES 2025 BONDS” HEREIN.

The purchase of the Series 2025 Bonds involves a degree of risk (See “BONDOWNERS’ RISKS” herein) and are not suitable for all investors (See “SUITABILITY 
FOR INVESTMENT” herein).  The Underwriter named below is limiting this offering to “Accredited Investors” within the meaning of Chapter 517, Florida Statutes, 
as amended, and the Rules of the Florida Department of Financial Services promulgated thereunder.  The limitation of the initial offering to Accredited Investors 
does not denote restrictions of transfer in any secondary market for the Series 2025 Bonds.  The Series 2025 Bonds are not credit enhanced or rated and no 
application has been made for credit enhancement or a rating with respect to the Series 2025 Bonds.

This cover page contains certain information for quick reference only.  It is not a summary of the Series 2025 Bonds.  Investors must read this entire Limited Offering 
Memorandum to obtain information essential to the making of an informed investment decision.

The Series 2025 Bonds are offered for delivery when, as and if issued by the District and accepted by the Underwriter, subject to the receipt of the opinion of Greenberg Traurig, 
P.A., Miami, Florida, Bond Counsel, as to the validity of the Series 2025 Bonds and the excludability of interest thereon from gross income for federal income tax purposes.  Certain 
legal matters will be passed upon for the Underwriter by its counsel, Squire Patton Boggs (US) LLP, Miami, Florida, for the District by its counsel, Kutak Rock LLP, Tallahassee, 
Florida, and for the Developer (as herein defined) by its counsel, Rogers Towers, P.A., St. Augustine, Florida. It is expected that the Series 2025 Bonds will be delivered in book-entry 
form through the facilities of DTC on or about __________, 2025.

Dated:  _____________, 2025

* Preliminary, subject to change.



  

AMOUNTS, INTEREST RATES, MATURITIES, YIELDS, PRICES 
AND INITIAL CUSIP NUMBERS 

 
$9,625,000* 

Edgewater East Community Development District 
Special Assessment Revenue Bonds, Series 2025 

(Assessment Area Three) 

$________ – _____% Series 2025 Term Bond due May 1, 20__ – Yield ____% – Price ______ – CUSIP Number __________† 
$________ – _____% Series 2025 Term Bond due May 1, 20__ – Yield ____% – Price ______ – CUSIP Number __________† 
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* Preliminary, subject to change. 
† CUSIP® is a registered trademark of the American Bankers Association. CUSIP Global Services (“CGS”) is 

managed on behalf of the American Bankers Association by FactSet Research Systems Inc. Copyright© 2025 
CUSIP Global Services. All rights reserved. CUSIP® data herein is provided by CGS. This data is not intended to 
create a database and does not serve in any way as a substitute for the CGS database. CUSIP® numbers are provided 
for convenience of reference only. None of the District, the Underwriter or their agents or counsel assume 
responsibility for the accuracy of such numbers. 
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NO DEALER, BROKER, SALESPERSON OR OTHER PERSON HAS BEEN AUTHORIZED 
BY THE DISTRICT TO GIVE ANY INFORMATION OR MAKE ANY REPRESENTATIONS, OTHER 
THAN THOSE CONTAINED IN THIS LIMITED OFFERING MEMORANDUM, AND IF GIVEN OR 
MADE, SUCH OTHER INFORMATION OR REPRESENTATIONS MUST NOT BE RELIED UPON 
AS HAVING BEEN AUTHORIZED BY THE DISTRICT.  THIS LIMITED OFFERING 
MEMORANDUM DOES NOT CONSTITUTE AN OFFER TO SELL OR THE SOLICITATION OF AN 
OFFER TO BUY ANY OF THE SERIES 2025 BONDS AND THERE SHALL BE NO OFFER, 
SOLICITATION OR SALE OF THE SERIES 2025 BONDS BY ANY PERSON IN ANY 
JURISDICTION IN WHICH IT IS UNLAWFUL FOR SUCH PERSON TO MAKE SUCH OFFER, 
SOLICITATION OR SALE. 

THE INFORMATION SET FORTH HEREIN HAS BEEN OBTAINED FROM THE 
DEVELOPER (AS HEREINAFTER DEFINED), THE DISTRICT, THE DISTRICT MANAGER, THE 
DISTRICT ENGINEER, PUBLIC DOCUMENTS, RECORDS AND OTHER SOURCES, WHICH 
SOURCES ARE BELIEVED TO BE RELIABLE BUT WHICH INFORMATION IS NOT 
GUARANTEED AS TO ACCURACY OR COMPLETENESS BY, AND IS NOT TO BE CONSTRUED 
AS A REPRESENTATION OF, THE UNDERWRITER NAMED ON THE COVER PAGE OF THIS 
LIMITED OFFERING MEMORANDUM.  THE UNDERWRITER HAS REVIEWED THE 
INFORMATION IN THIS LIMITED OFFERING MEMORANDUM IN ACCORDANCE WITH, AND 
AS PART OF, ITS RESPONSIBILITIES TO INVESTORS UNDER THE UNITED STATES FEDERAL 
SECURITIES LAWS AS APPLIED TO THE FACTS AND CIRCUMSTANCES OF THIS 
TRANSACTION.  THE INFORMATION AND EXPRESSIONS OF OPINION HEREIN ARE SUBJECT 
TO CHANGE WITHOUT NOTICE, AND NEITHER THE DELIVERY OF THIS LIMITED OFFERING 
MEMORANDUM, NOR ANY SALE MADE HEREUNDER, SHALL, UNDER ANY 
CIRCUMSTANCES, CREATE ANY IMPLICATION THAT THERE HAS BEEN NO CHANGE IN THE 
AFFAIRS OF THE DISTRICT, THE DEVELOPER OR IN THE STATUS OF THE DEVELOPMENT 
OR THE ASSESSMENT AREA THREE PROJECT (AS SUCH TERMS ARE HEREINAFTER 
DEFINED) SINCE THE DATE HEREOF. 

THE SERIES 2025 BONDS HAVE NOT BEEN REGISTERED WITH THE SECURITIES AND 
EXCHANGE COMMISSION UNDER THE SECURITIES ACT OF 1933, AS AMENDED (THE 
“SECURITIES ACT”) NOR HAS THE INDENTURE BEEN QUALIFIED UNDER THE TRUST 
INDENTURE ACT OF 1939, AS AMENDED, IN RELIANCE UPON CERTAIN EXEMPTIONS SET 
FORTH IN SUCH ACTS.  THE REGISTRATION, QUALIFICATION OR EXEMPTION OF THE 
SERIES 2025 BONDS IN ACCORDANCE WITH THE APPLICABLE SECURITIES LAW 
PROVISIONS OF ANY JURISDICTIONS WHEREIN THESE SECURITIES HAVE BEEN OR WILL 
BE REGISTERED, QUALIFIED OR EXEMPTED SHOULD NOT BE REGARDED AS A 
RECOMMENDATION THEREOF.  NEITHER THE CITY, THE COUNTY, THE STATE, NOR ANY 
OTHER POLITICAL SUBDIVISIONS THEREOF HAVE GUARANTEED OR PASSED UPON THE 
MERITS OF THE SERIES 2025 BONDS, UPON THE PROBABILITY OF ANY EARNINGS 
THEREON OR UPON THE ACCURACY OR ADEQUACY OF THIS LIMITED OFFERING 
MEMORANDUM. 

“FORWARD-LOOKING STATEMENTS” ARE USED IN THIS DOCUMENT BY USING 
FORWARD LOOKING WORDS SUCH AS “MAY,” “WILL,” “SHOULD,” “INTENDS,” “EXPECTS,” 
“BELIEVES,” “ANTICIPATES,” “ESTIMATES,” OR OTHERS.  THE READER IS CAUTIONED 
THAT FORWARD-LOOKING STATEMENTS ARE SUBJECT TO A VARIETY OF 
UNCERTAINTIES THAT COULD CAUSE ACTUAL RESULTS TO DIFFER FROM THE 
PROJECTED RESULTS.  THOSE RISKS AND UNCERTAINTIES INCLUDE GENERAL ECONOMIC 
AND BUSINESS CONDITIONS, CONDITIONS IN THE FINANCIAL MARKETS AND REAL 
ESTATE MARKET, THE DISTRICT’S COLLECTION OF ASSESSMENTS, AND VARIOUS OTHER 



 

  

FACTORS WHICH MAY BE BEYOND THE DISTRICT’S AND THE DEVELOPER’S CONTROL.  
BECAUSE THE DISTRICT AND THE DEVELOPER CANNOT PREDICT ALL FACTORS THAT 
MAY AFFECT FUTURE DECISIONS, ACTIONS, EVENTS, OR FINANCIAL CIRCUMSTANCES, 
WHAT ACTUALLY HAPPENS MAY BE DIFFERENT FROM WHAT IS INCLUDED IN FORWARD-
LOOKING STATEMENTS. 

THE ACHIEVEMENT OF CERTAIN RESULTS OR OTHER EXPECTATIONS CONTAINED 
IN SUCH FORWARD-LOOKING STATEMENTS INVOLVE KNOWN AND UNKNOWN RISKS, 
UNCERTAINTIES AND OTHER FACTORS WHICH MAY CAUSE ACTUAL RESULTS, 
PERFORMANCE OR ACHIEVEMENTS DESCRIBED TO BE MATERIALLY DIFFERENT FROM 
ANY FUTURE RESULTS, PERFORMANCE OR ACHIEVEMENTS EXPRESSED OR IMPLIED BY 
SUCH FORWARD-LOOKING STATEMENTS.  NEITHER THE DISTRICT NOR THE DEVELOPER 
PLAN TO ISSUE ANY UPDATES OR REVISIONS TO THOSE FORWARD-LOOKING 
STATEMENTS IF OR WHEN ANY OF ITS EXPECTATIONS OR EVENTS, CONDITIONS OR 
CIRCUMSTANCES ON WHICH SUCH STATEMENTS ARE BASED OCCUR, OTHER THAN AS 
DESCRIBED UNDER “CONTINUING DISCLOSURE” HEREIN. 

THE ORDER AND PLACEMENT OF MATERIALS IN THIS LIMITED OFFERING 
MEMORANDUM, INCLUDING THE APPENDICES, ARE NOT TO BE DEEMED A 
DETERMINATION OF RELEVANCE, MATERIALITY OR IMPORTANCE, AND THIS LIMITED 
OFFERING MEMORANDUM, INCLUDING THE APPENDICES, MUST BE CONSIDERED IN ITS 
ENTIRETY.  THE CAPTIONS AND HEADINGS IN THIS LIMITED OFFERING MEMORANDUM 
ARE FOR CONVENIENCE OR REFERENCE ONLY AND IN NO WAY DEFINE, LIMIT OR 
DESCRIBE THE SCOPE OR INTENT, OR AFFECT THE MEANING OR CONSTRUCTION, OR ANY 
PROVISIONS OR SECTION IN THIS LIMITED OFFERING MEMORANDUM. 

ALL TIME-SENSITIVE REPRESENTATIONS, STATEMENTS AND REFERENCES IN THIS 
LIMITED OFFERING MEMORANDUM ARE MADE AS OF THE DATE OF THIS LIMITED 
OFFERING MEMORANDUM UNLESS OTHERWISE EXPRESSLY INDICATED.  SUBJECT IN ALL 
RESPECTS TO APPLICABLE SECURITIES LAWS, THE DELIVERY OF THIS LIMITED OFFERING 
MEMORANDUM DOES NOT IMPLY THAT THE INFORMATION HEREIN IS CORRECT AS OF 
ANY TIME SUBSEQUENT TO THE DATE HEREOF. 

THIS PRELIMINARY LIMITED OFFERING MEMORANDUM IS IN A FORM DEEMED 
FINAL BY THE DISTRICT FOR PURPOSES OF RULE 15c2-12 UNDER THE SECURITIES 
EXCHANGE ACT OF 1934, AS AMENDED, EXCEPT FOR CERTAIN INFORMATION PERMITTED 
TO BE OMITTED PURSUANT TO RULE 15c2-12(b)(1). 
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LIMITED OFFERING MEMORANDUM 

$9,625,000* 
EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 

(OSCEOLA COUNTY, FLORIDA) 
SPECIAL ASSESSMENT REVENUE BONDS, SERIES 2025 

(ASSESSMENT AREA THREE) 

INTRODUCTION 

The purpose of this Limited Offering Memorandum is to provide certain information in connection 
with the offering for sale by Edgewater East Community Development District (the “District”) of its 
$9,625,000* aggregate principal amount of Edgewater East Community Development District Special 
Assessment Revenue Bonds, Series 2025 (Assessment Area Three) (the “Series 2025 Bonds”). 

THE SERIES 2025 BONDS ARE NOT A SUITABLE INVESTMENT FOR ALL INVESTORS.  
PURSUANT TO APPLICABLE STATE LAW, THE UNDERWRITER IS LIMITING THIS INITIAL 
OFFERING OF THE SERIES 2025 BONDS TO ONLY ACCREDITED INVESTORS WITHIN THE 
MEANING OF THE RULES OF THE FLORIDA DEPARTMENT OF FINANCIAL SERVICES.  THE 
LIMITATION OF THE INITIAL OFFERING TO ACCREDITED INVESTORS DOES NOT DENOTE 
RESTRICTIONS ON TRANSFER IN ANY SECONDARY MARKET FOR THE SERIES 2025 BONDS.  
POTENTIAL INVESTORS ARE SOLELY RESPONSIBLE FOR EVALUATING THE MERITS AND 
RISKS OF AN INVESTMENT IN THE SERIES 2025 BONDS.  SEE “BONDOWNERS’ RISKS” AND 
“SUITABILITY FOR INVESTMENT” HEREIN. 

This introduction is not a summary of this Limited Offering Memorandum.  It is only a description 
of and guide to, and is qualified by, the information contained in the entire Limited Offering Memorandum, 
including the cover page and appendices hereto, and the documents summarized or described herein.  The 
information provided in this Limited Offering Memorandum is made only by means of the entire Limited 
Offering Memorandum taken as a whole, and a full review should be made of the entire Limited Offering 
Memorandum prior to making any investment decision. 

The District is a local unit of special-purpose government of the State of Florida (the “State”), 
created pursuant to the Uniform Community Development District Act of 1980, Chapter 190, Florida 
Statutes, as amended (the “Act”) and Ordinance No. 2020-49 duly enacted by the Board of County 
Commissioners (the “Commissioners”) of Osceola County, Florida (the “County”) on June 15, 2020 and 
effective on June 16, 2020, as amended by Ordinance No. 2020-66, Ordinance No. 2021-86 and Ordinance 
No. 2023-15 duly enacted by the Commissioners of the County on September 21, 2020, December 13, 2021 
and December 18, 2023, respectively, and effective on September 23, 2020, December 16, 2021 and 
December 27, 2023, respectively.  The District was created for the purpose of delivering certain community 
development services and facilities for the benefit of District Lands (as hereinafter defined), and has 
previously determined to undertake the acquisition and/or construction of public improvements and 
community facilities as set forth in the Act for the special benefit of certain District Lands, including the 
lands designated as Assessment Area Three (as hereinafter defined).  The Act authorizes the District to 
issue bonds for the purpose of, among others, financing, funding, refinancing, planning, establishing, 
acquiring, constructing or reconstructing, enlarging or extending, equipping water management, water 
supply, sewer and wastewater management, bridges or culverts, public roads, streetlights, real property and 
other basic infrastructure projects within or without the boundaries of the District as provided in the Act.  

 
* Preliminary, subject to change. 



 

2 

For more complete information about the District, its Board of Supervisors (the “Board”) and the District 
Manager, see “THE DISTRICT” herein. 

The boundaries of the District currently include approximately 1,390.074+/- gross acres of land 
(the “District Lands”), located within the City of St. Cloud, Florida (the “City”).  The District Lands are 
being developed as a residential community known as “Crossprairie” and referred to herein as the 
“Development.” At build-out, the Development is currently planned to contain approximately 4,608 
residential units consisting of 2,473+/- single-family detached units, 1,210+/- townhome/duplex attached 
units and 925+/- multi-family apartment units.  

The District has created multiple separate assessment areas to facilitate the financing of the 
Development.  Assessment Area One consists of approximately 208.91+/- gross acres within parcel ED-4 
and is planned to contain approximately 1,073+/- residential units (“Assessment Area One”). Assessment 
Area Two consists of approximately 687.69+/- gross acres within parcels ED-5, ED-2, and ED-6 North and 
is planned to contain 2,039+/- residential units (“Assessment Area Two”).  Assessment Area Three consists 
of approximately 286.8+/- gross acres within parcel ED-6 South and is planned to contain approximately 
679+/- residential units (“Assessment Area Three”). 

The District is issuing its Series 2025 Bonds to finance a portion of the Assessment Area Three 
Project.  The Series 2025 Bonds are payable from and secured solely by the Series 2025 Pledged Revenues, 
which consists primarily of revenues from the Series 2025 Special Assessments (as hereinafter defined).  
The Series 2025 Special Assessments will be initially levied on the 286.8+/- gross acres of land within 
Assessment Area Three, as is set forth in the Assessment Methodology.   

The District previously issued its (i) $19,895,000 aggregate principal amount of Special 
Assessment Revenue Bonds, Series 2021 (Assessment Area One) (the “Series 2021 Bonds”) to finance a 
portion of the Assessment Area One Project, which consists of master public infrastructure improvements, 
and (ii) $33,925,000 aggregate principal amount of Special Assessment Revenue Bonds, Series 2022 
(Assessment Area Two) (the “Series 2022 Bonds”) to finance a portion of the Assessment Area Two 
Project, which consists of master public infrastructure improvements.  The special assessments that secure 
the Series 2021 Bonds and the Series 2022 Bonds are herein referred to as the “Series 2021 Special 
Assessments” and the “Series 2022 Special Assessments,” respectively.  Additional series of bonds may be 
issued in the future in order to finance future phases of the Development. The Series 2021 Bonds and the 
Series 2022 Bonds are, and such additional series of bonds will be, secured by special assessments levied 
on lands which are separate and distinct from the lands securing the Series 2025 Bonds.  See “SECURITY 
FOR AND SOURCE OF PAYMENT OF THE SERIES 2025 BONDS,” “THE DEVELOPMENT – 
Development Plan/Status,” “ASSESSMENT METHODOLOGY” and “APPENDIX E – ASSESSMENT 
METHODOLOGY” herein.   

Edgewater Property Holdings, LLC, a Delaware limited liability company doing business in Florida 
as Edgewater Property Florida Holdings, LLC (the “Developer”), is the developer and landowner of the 
286.8+/- gross acres of land currently within the boundaries of Assessment Area Three.  The Developer 
and/or the District will install the master infrastructure improvements; and the Developer intends to sell 
permitted, undeveloped parcels to Land Purchasers (as hereinafter defined) or other builders, who will, in 
turn, install the Neighborhood Infrastructure (as hereinafter defined) for the lands securing the Series 2025 
Bonds.   

As more particularly described herein, the Developer has entered into contracts for an aggregate of 
605 of the 679 planned lots within Assessment Area Three with: (i) Tamarack (as defined herein) for the 
sale of land planned for 224+/- lots located within Assessment Area Three, and (ii) M/I Homes (as defined 
herein) for the sale of land planned for 381+/- lots located within Assessment Area Three, each with master 
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infrastructure installed (collectively, the “Land Sale Contracts”). Tamarack and M/I Homes are collectively 
referred to herein as the “Land Purchasers.”  The Developer expects to enter into a contract with one or 
more homebuilders for the remaining 74 planned lots within Assessment Area Three by the fourth calendar 
quarter of 2025.   Pursuant to an agreement between Tamarack and K. Hovnanian’s Four Seasons at 
Crossprairie, LLC, a Florida limited liability company (“K. Hovnanian”), Tamarack has agreed to install 
the parcel infrastructure for the 224 lots subject to the Tamarack Contract and convey such finished lots to 
K. Hovnanian.  K. Hovnanian will market and construct the 224 planned homes for sale to homebuyers.  
See “THE DEVELOPMENT” and “THE DEVELOPER” herein for additional information regarding the 
Developer and the Development. 

The Series 2025 Bonds are being issued by the District pursuant to the Act, Resolutions No. 2020-
28 and No. 2025-07 duly adopted by the Board of Supervisors of the District (the “Board”) on July 16, 
2020 and January 9, 2025, respectively (collectively, the “Bond Resolution”), and secured pursuant a 
Master Trust Indenture dated as of March 1, 2021 (the “Master Indenture”), as supplemented by a Third 
Supplemental Trust Indenture dated as of June 1, 2025 (the “Third Supplemental Indenture” and, together 
with the Master Indenture, the “Indenture”), each by and between the District and U.S. Bank Trust 
Company, National Association, as trustee (the “Trustee”).  Reference is made to the Indenture for a 
statement of the authority for, and the terms and provisions of, the Series 2025 Bonds.  All capitalized terms 
used in this Limited Offering Memorandum that are not defined herein shall have the meanings assigned to 
them in the Indenture.  See “APPENDIX B – COPY OF MASTER INDENTURE AND PROPOSED 
FORM OF THIRD SUPPLEMENTAL INDENTURE” herein. 

Proceeds of the Series 2025 Bonds will be used to provide funds to: (i) pay all or a portion of the 
costs of the planning, financing, acquisition, construction, equipping and installation of the Assessment 
Area Three Project (as hereinafter defined), (ii) pay the costs of issuance of the Series 2025 Bonds, (iii) 
fund a portion of the interest coming due on the Series 2025 Bonds and (iv) fund a deposit to the Series 
2025 Reserve Account (as hereinafter defined) in the amount equal to the Series 2025 Reserve Requirement 
(as hereinafter defined).  See “THE CAPITAL IMPROVEMENT PLAN AND THE ASSESSMENT 
AREA THREE PROJECT” and “ESTIMATED SOURCES AND USES OF FUNDS” herein. 

THE SERIES 2025 BONDS ARE LIMITED OBLIGATIONS OF THE DISTRICT PAYABLE 
SOLELY FROM THE SERIES 2025 PLEDGED REVENUES PLEDGED THEREFOR UNDER THE 
INDENTURE AND NEITHER THE PROPERTY, THE FULL FAITH AND CREDIT, NOR THE 
TAXING POWER OF THE DISTRICT, THE CITY, THE COUNTY, THE STATE OR ANY OTHER 
POLITICAL SUBDIVISION THEREOF, IS PLEDGED AS SECURITY FOR THE PAYMENT OF THE 
SERIES 2025 BONDS, EXCEPT THAT THE DISTRICT IS OBLIGATED UNDER THE INDENTURE 
TO LEVY AND TO EVIDENCE AND CERTIFY, OR CAUSE TO BE CERTIFIED, FOR 
COLLECTION, SERIES 2025 SPECIAL ASSESSMENTS TO SECURE AND PAY THE SERIES 2025 
BONDS.  THE SERIES 2025 BONDS DO NOT CONSTITUTE AN INDEBTEDNESS OF THE 
DISTRICT, THE CITY, THE COUNTY, THE STATE, OR ANY OTHER POLITICAL SUBDIVISION 
THEREOF WITHIN THE MEANING OF ANY CONSTITUTIONAL OR STATUTORY PROVISION 
OR LIMITATION.  SEE “SECURITY FOR AND SOURCE OF PAYMENT OF THE SERIES 2025 
BONDS” HEREIN. 

There follows in this Limited Offering Memorandum brief descriptions of the District, the 
Development, the Developer and the District’s Capital Improvement Plan, including the Assessment Area 
Three Project, together with summaries of the terms of the Series 2025 Bonds, the Indenture and certain 
provisions of the Act.  All references herein to the Indenture and the Act are qualified in their entirety by 
reference to such documents and statutes, and all references to the Series 2025 Bonds are qualified by 
reference to the definitive forms thereof and the information with respect thereto contained in the Indenture.  
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A copy of the Master Indenture and proposed form of the Third Supplemental Indenture appear as Appendix 
B attached hereto.   

This Limited Offering Memorandum speaks only as of its date and the information contained herein 
is subject to change. 

DESCRIPTION OF THE SERIES 2025 BONDS 

General Description 

The Series 2025 Bonds are issuable only as fully registered bonds, without coupons, in the 
denominations of $5,000 and any integral multiple thereof.  The Series 2025 Bonds will mature, subject to 
the redemption provisions set forth herein, on the dates and in the amounts set forth on the inside cover 
page hereof. 

 The Series 2025 Bonds will be dated as of the date of initial delivery. Interest on the Series 2025 
Bonds shall be payable on each Interest Payment Date to maturity or prior redemption.  “Interest Payment 
Date” means May 1 and November 1 of each year, commencing November 1, 2025.  Interest on the Series 
2025 Bonds will be computed on the basis of a 360-day year consisting of twelve thirty-day months. 
“Quarterly Redemption Date” means each February 1, May 1, August 1 and November 1 of each year. 

Upon initial issuance, the ownership of the Series 2025 Bonds will be registered in the name of 
Cede & Co., as nominee for The Depository Trust Company (“DTC”), and purchases of beneficial interests 
in the Series 2025 Bonds will be made in book-entry only form.  The Series 2025 Bonds will initially be 
sold only to “Accredited Investors” within the meaning of Chapter 517, Florida Statutes, as amended, and 
the rules of the Florida Department of Financial Services promulgated thereunder, although there is no 
limitation on resales of the Series 2025 Bonds.  See “DESCRIPTION OF THE SERIES 2025 BONDS – 
Book-Entry Only System” and “SUITABILITY FOR INVESTMENT” below. 

U.S. Bank Trust Company, National Association is the initial Trustee, Paying Agent and Registrar 
for the Series 2025 Bonds. 

Redemption Provisions 

Optional Redemption. The Series 2025 Bonds maturing after May 1, 20__ may, at the option of the 
District be called for redemption prior to maturity as a whole or in part, at any time, on or after _______ 1, 
20__ (less than all Series 2025 Bonds of a maturity to be selected by lot), at a Redemption Price equal to 
the principal amount of Series 2025 Bonds to be redeemed, plus accrued interest from the most recent 
Interest Payment Date through which interest has been paid to the redemption date from moneys on deposit 
in the Series 2025 Optional Redemption Subaccount of the Series 2025 Bond Redemption Account.  If such 
optional redemption shall be in part, the District shall select such principal amount of Series 2025 Bonds to 
be optionally redeemed from each maturity so that debt service on the remaining Outstanding Series 2025 
Bonds is substantially level. 

 

[Remainder of page intentionally left blank.] 
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Mandatory Redemption. The Series 2025 Bonds maturing on May 1, 20__ are subject to mandatory 
sinking fund redemption from the moneys on deposit in the Series 2025 Sinking Fund Account on May 1 
in the years and in the mandatory sinking fund redemption amounts set forth below at a Redemption Price 
of 100% of their principal amount plus accrued interest to the date of redemption. 

Year 
Amortization 
Installment 

 $  
  
  
  
  
        *  

____________________ 
*Maturity 

The Series 2025 Bonds maturing on May 1, 20__ are subject to mandatory sinking fund redemption 
from the moneys on deposit in the Series 2025 Sinking Fund Account on May 1 in the years and in the 
mandatory sinking fund redemption amounts set forth below at a Redemption Price of 100% of their 
principal amount plus accrued interest to the date of redemption. 

Year 
Amortization 
Installment 

 $  
  
  
  
  
        *  

____________________ 
*Maturity 

The Series 2025 Bonds maturing on May 1, 20__ are subject to mandatory sinking fund redemption 
from the moneys on deposit in the Series 2025 Sinking Fund Account on May 1 in the years and in the 
mandatory sinking fund redemption amounts set forth below at a Redemption Price of 100% of their 
principal amount plus accrued interest to the date of redemption. 

Year 
Amortization 
Installment 

 $  
  
  
  
  
        *  

____________________ 
*Maturity 
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The Series 2025 Bonds maturing on May 1, 20__ are subject to mandatory sinking fund redemption 
from the moneys on deposit in the Series 2025 Sinking Fund Account on May 1 in the years and in the 
mandatory sinking fund redemption amounts set forth below at a Redemption Price of 100% of their 
principal amount plus accrued interest to the date of redemption. 

Year 
Amortization 
Installment 

 $  
  
  
  
  
        *  

____________________ 
*Maturity 

Except as otherwise provided in the Indenture, if less than all of the Series 2025 Bonds subject to 
redemption shall be called for redemption, the particular such Series 2025 Bonds or portions of such Series 
2025 Bonds to be redeemed shall be selected by lot by the Registrar as provided in the Indenture. 

Extraordinary Mandatory Redemption. The Series 2025 Bonds are subject to extraordinary 
mandatory redemption prior to maturity by the District in whole or in part, on any date (other than in the 
case of clause (i) below, which extraordinary mandatory redemption in part must occur on a Quarterly 
Redemption Date), at a Redemption Price equal to 100% of the principal amount of the Series 2025 Bonds 
to be redeemed, plus interest accrued to the redemption date, as follows: 

(i) from Series 2025 Prepayment Principal deposited into the Series 2025 Prepayment 
Subaccount of the Series 2025 Bond Redemption Account following the payment in whole or in 
part of Series 2025 Special Assessments on any assessable property within the Assessment Area 
Three within the District in accordance with the provisions of the Third Supplemental Trust 
Indenture, together with any excess moneys transferred by the Trustee from the Series 2025 
Reserve Account to the Series 2025 Prepayment Subaccount as a result of such Prepayment and 
pursuant to the Third Supplemental Trust Indenture.  If such redemption shall be in part, the District 
shall select such principal amount of Series 2025 Bonds to be redeemed from each maturity so that 
debt service on the remaining Outstanding Series 2025 Bonds is substantially level. 

(ii) from moneys, if any, on deposit in the Funds, Accounts and subaccounts held by 
the Trustee under the Third Supplemental Trust Indenture (other than the Series 2025 Rebate Fund 
and the Series 2025 Acquisition and Construction Account) sufficient to pay and redeem all 
Outstanding Series 2025 Bonds and accrued interest thereon to the redemption date or dates in 
addition to all amounts owed to Persons under the Master Indenture. 

(iii) upon the Completion Date, from any funds remaining on deposit in the Series 2025 
Acquisition and Construction Account in accordance with the provisions of the Third Supplemental 
Trust Indenture, not otherwise reserved to complete the Assessment Area Three Project and 
transferred to the Series 2025 General Redemption Subaccount of the Series 2025 Bond 
Redemption Account, together with moneys deposited therein in accordance with the provisions of 
the Third Supplemental Trust Indenture, as a result of the reduction of the Series 2025 Reserve 
Requirement.  If such redemption shall be in part, the District shall select such principal amount of 
Series 2025 Bonds to be redeemed from each maturity so that debt service on the remaining 
Outstanding Series 2025 Bonds is substantially level. 
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Except as otherwise provided in the Indenture, if less than all of the Series 2025 Bonds of a maturity 
subject to redemption shall be called for redemption, the particular such Series 2025 Bonds or portions of 
such Series 2025 Bonds to be redeemed shall be selected by lot by the Registrar as provided in the Indenture. 

Notice of Redemption. Notice of each redemption of the Series 2025 Bonds is required to be sent 
by Electronic Means or mailed by the Registrar, postage prepaid, not less than thirty (30) nor more than 
sixty (60) days prior to the redemption date to each Registered Owner of the Series 2025 Bonds to be 
redeemed at the address of such Registered Owner recorded on the bond register maintained by the 
Registrar.  The District may provide that the any optional redemption of Series 2025 Bonds issued under 
the Indenture may be subject to certain conditions; provided that the notice of such conditional optional 
redemption must expressly state that such optional redemption is conditional and describe the conditions 
for such redemption.  On the date designated for redemption, notice having been given and money for the 
payment of the Redemption Price being held by the Paying Agent, all as provided in the Indenture, the 
Series 2025 Bonds or such portions thereof so called for redemption shall become and be due and payable 
at the Redemption Price provided for the redemption of such Series 2025 Bonds or such portions thereof 
on such date, interest on such Series 2025 Bonds or such portions thereof so called for redemption shall 
cease to accrue, such Series 2025 Bonds or such portions thereof so called for redemption shall cease to be 
entitled to any benefit or security under the Indenture and the Registered Owners thereof shall have no 
rights in respect of such Series 2025 Bonds or such portions thereof so called for redemption except to 
receive payments of the Redemption Price thereof so held by the Paying Agent.  Further notice of 
redemption shall be given by the Registrar to certain registered securities depositories and information 
services as set forth in the Indenture, but no defect in said further notice nor any failure to give all or any 
portion of such further notice shall in any manner defeat the effectiveness of a call for redemption if notice 
thereof is given as above prescribed.   

Book-Entry Only System 

The information in this caption concerning DTC and DTC’s book-entry system has been obtained 
from DTC and neither the District nor the Underwriter make any representation or warranty or take any 
responsibility for the accuracy or completeness of such information. 

The Depository Trust Company (“DTC”) will act as securities depository for the Series 2025 
Bonds.  The Series 2025 Bonds will be issued as fully registered securities registered in the name of Cede 
& Co. (DTC’s partnership nominee) or such other name as may be requested by an authorized representative 
of DTC.  One fully registered Series 2025 Bond certificate will be issued for each maturity of the Series 
2025 Bonds, each in the aggregate principal amount of such maturity, and will be deposited with DTC. 

DTC, the world’s largest securities depository, is a limited-purpose trust company organized under 
the New York Banking Law, a “banking organization” within the meaning of the New York Banking Law, 
a member of the Federal Reserve System, a “clearing corporation” within the meaning of the New York 
Uniform Commercial Code, and a “clearing agency” registered pursuant to the provisions of Section 17A 
of the Securities Exchange Act of 1934.  DTC holds and provides asset servicing for over 3.5 million issues 
of U.S. and non-U.S. equity issues, corporate and municipal debt issues, and money market instruments 
(from over 100 countries) that DTC’s participants (“Direct Participants”) deposit with DTC.  DTC also 
facilitates the post-trade settlement among Direct Participants of sales and other securities transactions in 
deposited securities, through electronic computerized book-entry transfers and pledges between Direct 
Participants’ accounts.  This eliminates the need for physical movement of securities certificates.  Direct 
Participants include both U.S. and non-U.S. securities brokers and dealers, banks, trust companies, clearing 
corporations, and certain other organizations.  DTC is a wholly owned subsidiary of The Depository Trust 
& Clearing Corporation (“DTCC”).  DTCC is the holding company for DTC, National Securities Clearing 
Corporation and Fixed Income Clearing Corporation, all of which are registered clearing agencies.  DTCC 
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is owned by the users of its regulated subsidiaries.  Access to the DTC system is also available to others 
such as both U.S. and non-U.S. securities brokers and dealers, banks, trust companies, and clearing 
corporations that clear through or maintain a custodial relationship with a Direct Participant, either directly 
or indirectly (“Indirect Participants”).  DTC has an S&P Global Ratings, a division of S&P Global Inc. 
rating of AA+.  The DTC Rules applicable to its Participants are on file with the Securities and Exchange 
Commission.  More information about DTC can be found at www.dtcc.com. 

Purchases of Series 2025 Bonds under the DTC system must be made by or through Direct 
Participants, which will receive a credit for the Series 2025 Bonds on DTC’s records.  The ownership 
interest of each actual purchaser of each Series 2025 Bond (“Beneficial Owner”) is in turn to be recorded 
on the Direct and Indirect Participants’ records.  Beneficial Owners will not receive written confirmation 
from DTC of their purchase.  Beneficial Owners are, however, expected to receive written confirmations 
providing details of the transaction, as well as periodic statements of their holdings, from the Direct or 
Indirect Participant through which the Beneficial Owner entered into the transaction.  Transfers of 
ownership interests in the Series 2025 Bonds are to be accomplished by entries made on the books of Direct 
and Indirect Participants acting on behalf of Beneficial Owners.  Beneficial Owners will not receive 
certificates representing their ownership interests in the Series 2025 Bonds, except in the event that use of 
the book-entry system for the Series 2025 Bonds is discontinued. 

To facilitate subsequent transfers, all Series 2025 Bonds deposited by Direct Participants with DTC 
are registered in the name of DTC’s partnership nominee, Cede & Co., or such other name as may be 
requested by an authorized representative of DTC.  The deposit of the Series 2025 Bonds with DTC and 
their registration in the name of Cede & Co. or such other DTC nominee do not affect any change in 
beneficial ownership.  DTC has no knowledge of the actual Beneficial Owners of the Series 2025 Bonds; 
DTC’s records reflect only the identity of the Direct Participants to whose accounts such Series 2025 Bonds 
are credited, which may or may not be the Beneficial Owners.  The Direct and Indirect Participants will 
remain responsible for keeping account of their holdings on behalf of their customers. 

Conveyance of notices and other communications by DTC to Direct Participants, by Direct 
Participants to Indirect Participants, and by Direct Participants and Indirect Participants to Beneficial 
Owners will be governed by arrangements among them, subject to any statutory or regulatory requirements 
as may be in effect from time to time.  Beneficial Owners of Series 2025 Bonds may wish to take certain 
steps to augment the transmission to them of notices of significant events with respect to the Series 2025 
Bonds, such as redemptions, tenders, defaults, and proposed amendments to the Series 2025 Bond 
documents.  For example, Beneficial Owners of Series 2025 Bonds may wish to ascertain that the nominee 
holding the Series 2025 Bonds for their benefit has agreed to obtain and transmit notices to Beneficial 
Owners.  In the alternative, Beneficial Owners may wish to provide their names and addresses to the 
registrar and request that copies of notices be provided directly to them. 

Redemption notices shall be sent to DTC.  If less than all of the Series 2025 Bonds are being 
redeemed, DTC’s practice is to determine by lot the amount of the interest of each Direct Participant in 
such Series 2025 Bonds to be redeemed. 

Neither DTC nor Cede & Co. (nor any other DTC nominee) will consent or vote with respect to 
the Series 2025 Bonds unless authorized by a Direct Participant in accordance with DTC’s MMI 
procedures.  Under its usual procedures, DTC mails an Omnibus Proxy to the District as soon as possible 
after the record date.  The Omnibus Proxy assigns Cede & Co.’s consenting or voting rights to those Direct 
Participants to whose accounts the Series 2025 Bonds are credited on the record date (identified in a listing 
attached to the Omnibus Proxy). 
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Redemption proceeds, distributions, and interest payments on the Series 2025 Bonds will be made 
to Cede & Co., or such other nominee as may be requested by an authorized representative of DTC.  DTC’s 
practice is to credit Direct Participants’ accounts upon DTC’s receipt of funds and corresponding detail 
information from the District or the Paying Agent on payable date in accordance with their respective 
holdings shown on DTC’s records.  Payments by Participants to Beneficial Owners will be governed by 
standing instructions and customary practices, as is the case with securities held for the accounts of 
customers in bearer form or registered in “street name,” and will be the responsibility of such Participant 
and not of DTC nor its nominee, the Trustee, or the District, subject to any statutory or regulatory 
requirements as may be in effect from time to time.  Payment of redemption proceeds, distributions, and 
interest payments to Cede & Co. (or such other nominee as may be requested by an authorized 
representative of DTC) is the responsibility of the District and/or the Paying Agent, disbursement of such 
payments to Direct Participants will be the responsibility of DTC, and disbursement of such payments to 
the Beneficial Owners will be the responsibility of Direct and Indirect Participants. 

DTC may discontinue providing its services as depository with respect to the Series 2025 Bonds at 
any time by giving reasonable notice to the District or the Trustee.  Under such circumstances, in the event 
that a successor depository is not obtained, Series 2025 Bond certificates are required to be printed and 
delivered. 

The District may decide to discontinue use of the system of book-entry only transfers through DTC 
(or a successor securities depository).  In that event, Series 2025 Bond certificates will be printed and 
delivered to DTC. 

SO LONG AS CEDE & CO. IS THE REGISTERED OWNER OF THE SERIES 2025 BONDS, 
AS NOMINEE OF DTC, REFERENCES HEREIN TO THE OWNERS OR HOLDERS OF THE SERIES 
2025 BONDS OR REGISTERED OWNERS OF THE SERIES 2025 BONDS SHALL MEAN CEDE & 
CO. AND SHALL NOT MEAN THE BENEFICIAL OWNERS OF THE BONDS. 

The District can make no assurances that DTC will distribute payments of principal of, redemption 
price, if any, or interest on the Series 2025 Bonds to the Direct Participants, or that Direct and Indirect 
Participants will distribute payments of principal of, redemption price, if any, or interest on the Series 2025 
Bonds or redemption notices to the Beneficial Owners of such Series 2025 Bonds or that they will do so on 
a timely basis, or that DTC or any of its Participants will act in a manner described in this Limited Offering 
Memorandum.  The District is not responsible or liable for the failure of DTC to make any payment to any 
Direct Participant or failure of any Direct or Indirect Participant to give any notice or make any payment to 
a Beneficial Owner in respect to the Series 2025 Bonds or any error or delay relating thereto. 

SECURITY FOR AND SOURCE OF PAYMENT OF THE SERIES 2025 BONDS 

General 

THE SERIES 2025 BONDS ARE LIMITED OBLIGATIONS OF THE DISTRICT PAYABLE 
SOLELY FROM THE SERIES 2025 PLEDGED REVENUES PLEDGED THEREFOR UNDER THE 
INDENTURE AND NEITHER THE PROPERTY, THE FULL FAITH AND CREDIT, NOR THE 
TAXING POWER OF THE DISTRICT, THE CITY, THE COUNTY, THE STATE OR ANY OTHER 
POLITICAL SUBDIVISION THEREOF, IS PLEDGED AS SECURITY FOR THE PAYMENT OF THE 
SERIES 2025 BONDS, EXCEPT THAT THE DISTRICT IS OBLIGATED UNDER THE INDENTURE 
TO LEVY AND TO EVIDENCE AND CERTIFY, OR CAUSE TO BE CERTIFIED, FOR 
COLLECTION, SERIES 2025 SPECIAL ASSESSMENTS TO SECURE AND PAY THE SERIES 2025 
BONDS.  THE SERIES 2025 BONDS DO NOT CONSTITUTE AN INDEBTEDNESS OF THE 
DISTRICT, THE CITY, THE COUNTY, THE STATE, OR ANY OTHER POLITICAL SUBDIVISION 
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THEREOF WITHIN THE MEANING OF ANY CONSTITUTIONAL OR STATUTORY PROVISION 
OR LIMITATION.   

The Series 2025 Bonds will be secured by a pledge of the Series 2025 Pledged Revenues.  “Series 
2025 Pledged Revenues” shall mean with respect to the Series 2025 Bonds (a) all revenues received by the 
District from Series 2025 Special Assessments levied and collected on the assessable lands within 
Assessment Area Three, benefitted by the Assessment Area Three Project, including, without limitation, 
amounts received from any foreclosure proceeding for the enforcement of collection of such Series 2025 
Special Assessments or from the issuance and sale of tax certificates with respect to such Series 2025 
Special Assessments, and (b) all moneys on deposit in the Funds and Accounts established under the Third 
Supplemental Indenture created and established with respect to or for the benefit of the Series 2025 Bonds; 
provided, however, that Series 2025 Pledged Revenues shall not include (A) any moneys transferred to the 
Series 2025 Rebate Fund and investment earnings thereon, (B) moneys on deposit in the Series 2025 Costs 
of Issuance Account of the Acquisition and Construction Fund, and (C) “special assessments” levied and 
collected by the District under Section 190.022 of the Act for maintenance purposes or “maintenance 
assessments” levied and collected by the District under Section 190.021(3) of the Act (it being expressly 
understood that the lien and pledge of the Third Supplemental Indenture shall not apply to any of the moneys 
described in the foregoing clauses (A), (B) and (C) of this proviso).   

The “Series 2025 Special Assessments” shall mean the Special Assessments levied on Assessment 
Area Three as a result of the District’s acquisition and/or construction of the Assessment Area Three 
Project, corresponding in amount to the debt service on the Series 2025 Bonds and designated as such in 
the methodology report relating thereto.  The Series 2025 Special Assessments correspond in amount to the 
debt service on the Series 2025 Bonds and are designated as such in the Assessment Methodology.  The 
Assessment Methodology, which describes the methodology for allocating the Series 2025 Special 
Assessments to the assessable lands within Assessment Area Three is included as APPENDIX E hereto.  
The Series 2025 Special Assessments were levied pursuant to Section 190.022 of the Act, and the 
Assessment Resolution (as defined in the Third Supplemental Indenture) and assessment proceedings 
conducted by the District (together with the Assessment Resolution, the “Assessment Proceedings”).  Non-
ad valorem assessments are not based on millage and are not taxes, but are a lien against the homestead as 
permitted in Section 4, Article X of the Florida State Constitution.  The Series 2025 Special Assessments 
will constitute a lien against the land as to which the Series 2025 Special Assessments are imposed.   See 
“ENFORCEMENT OF ASSESSMENT COLLECTIONS” and “ASSESSMENT METHODOLOGY” 
herein. 

As described below, the Series 2025 Bonds are secured by the Series 2025 Special Assessments 
levied solely on the assessable lands within Assessment Area Three and no special assessments securing 
the Series 2025 Bonds will be levied on any other lands within the District. 

 

[Remainder of page intentionally left blank.] 



 

11 

Assessment Methodology/Projected Level of District Assessments 

As set forth in the Assessment Methodology, the Series 2025 Bonds will be secured by the Series 
2025 Special Assessments, which will initially be levied on the approximately 286.8+/- gross acres of land 
which compose Assessment Area Three.  As platting of the residential units within Assessment Area Three 
occurs, the Series 2025 Special Assessments will be assigned to the 679+/- residential units planned for 
Assessment Area Three on a first platted, first assigned basis as set forth in the Assessment Methodology 
attached hereto.  To the extent that any residential land within Assessment Area Three which has not been 
platted is sold, the Series 2025 Special Assessments will be assigned to such parcel at the time of the sale 
based upon the development rights associated with such parcel that are transferred from seller to buyer.  
Assuming that all of the residential units are developed and platted, the following table summarizes the 
allocation of the Series 2025 Special Assessments on a per unit basis. 

Product Type No. of Units 
Annual Series 2025 Special Assessments 

Per Unit*/** 
Series 2025 Bonds  
Par Debt Per Unit* 

Townhome/Duplex 223     $   797.55      $10,321.97 
Single-Family 2(1) 109 1,042.55      13,492.77 
Single-Family 1(2) 347 1,303.19      16,865.96 

Total 679   
___________________ 
* Preliminary, subject to change.  
** This amount is grossed up to include early payment discounts and County collection fees, currently 6%. 
(1) Single-Family 2 represents detached product with lot width under 50’ (“Single-Family 2”). 
(2) Single-Family 1 represents detached product with lot width 50’ wide or greater (“Single-Family 1”). 
 

The District anticipates levying assessments to cover its operation and maintenance costs that are 
estimated to range from approximately $500 to $650 per residential unit annually, which amounts are 
subject to change.  In addition, residents will be required to pay homeowners’ association fees which are 
currently estimated to be $1,500 per residential unit annually, which amount is subject to change.  The land 
within the District has been and is expected to continue to be subject to taxes and assessments imposed by 
taxing authorities other than the District.  The total millage rate imposed on taxable properties in the District 
for 2024 was approximately 17.8485 mills, which millage rate is subject to change in any tax years after 
2024.  These taxes would be payable in addition to the Series 2025 Special Assessments and any other 
assessments levied by the District, which amount is subject to change.  In addition, exclusive of voter 
approved millages levied for general obligation bonds, as to which no limit applies, the City, the County 
and the School District of Osceola County, Florida may each levy ad valorem taxes upon the land in the 
District.  The District has no control over the level of ad valorem taxes and/or special assessments levied 
by other taxing authorities.  It is possible that in future years taxes levied by these other entities could be 
substantially higher than in the current year. 

Prepayment of Special Assessments 

Pursuant to the Indenture, at any time any owner of property subject to the Series 2025 Special 
Assessments may, at its option, or as a result of acceleration of the Series 2025 Special Assessments because 
of non-payment thereof, shall, or by operation of law, require the District to reduce or release and extinguish 
the lien upon its property by virtue of the levy of the Series 2025 Special Assessments by paying or causing 
there to be paid, to the District all or a portion of the Series 2025 Special Assessment, which shall constitute 
Series 2025 Prepayment Principal, plus, accrued interest to the next succeeding Quarterly Redemption Date 
(or the first succeeding Quarterly Redemption Date that is at least forty-five (45) days after such 
Prepayment, if such Prepayment is made within forty-five (45) calendar days before the next succeeding 
Quarterly Redemption Date, as the case may be), attributable to the property subject to the Series 2025 
Special Assessments owned by such owner.  In connection with such Prepayments, in the event the amount 
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in the Series 2025 Reserve Account will exceed the Reserve Requirement for the Series 2025 Bonds as a 
result of a Prepayment in accordance with the provisions of the Third Supplemental Indenture and the 
resulting extraordinary mandatory redemption of the Series 2025 Bonds in accordance with the provisions 
of the Third Supplemental Indenture, the excess amount shall be transferred from the Series 2025 Reserve 
Account to the Series 2025 Prepayment Subaccount of the Series 2025 Bond Redemption Account as a 
credit against the Series 2025 Prepayment Principal otherwise required to be paid by the owner of such lot 
or parcel, upon written instructions of the District to the Trustee together with a certificate of a Responsible 
Officer of the District, upon which the Trustee may conclusively rely, stating that, after giving effect to 
such transfers sufficient moneys will be on deposit in the Series 2025 Reserve Account to equal or exceed 
the Series 2025 Reserve Requirement. 

Pursuant to the Act, an owner of property subject to the levy of Series 2025 Special Assessments 
may pay the entire balance of the Series 2025 Special Assessments remaining due, without interest, within 
thirty (30) days after the Assessment Area Three Project has been completed or acquired by the District, 
and the Board has adopted a resolution accepting the Assessment Area Three Project pursuant to Chapter 
170.09, Florida Statutes.  The Developer will covenant to waive this right on behalf of itself and its 
respective successors and assigns in connection with the issuance of the Series 2025 Bonds pursuant to a 
“Declaration of Consent to Jurisdiction of Edgewater East Community Development District and to 
Imposition of 2025 Special Assessments.”  Such declaration will be recorded in the public records of the 
County, and the covenants contained therein will be binding on future landowners of the District. 

Any prepayment of Series 2025 Special Assessments will result in the extraordinary mandatory 
redemption of a portion of the Series 2025 Bonds as indicated under “DESCRIPTION OF THE SERIES 
2025 BONDS - Redemption Provisions - Extraordinary Mandatory Redemption.”  The prepayment of 
Series 2025 Special Assessments does not entitle the owner of the property to a discount for early payment. 

Completion Agreement 

In connection with the issuance of the Series 2025 Bonds, the District and the Developer will enter 
into an agreement pursuant to which the Developer will agree to complete or provide funds to complete the 
Assessment Area Three Project to the extent that proceeds of the Series 2025 Bonds or future bonds are 
insufficient therefor (the “Completion Agreement”).  Remedies for a default under the Completion 
Agreement include damages and/or specific performance. 

True-Up Agreement 

In connection with the issuance of the Series 2025 Bonds, the District and Developer will enter into 
an agreement pursuant to which the Developer agrees that at the time of recording of any and all plats 
containing any portion of the lands securing the Series 2025 Bonds or conveying such land to a sub-
developer, such plat or contract for sale to a sub-developer shall be presented to the District for review and 
allocation of the Series 2025 Special Assessments to the units being platted or sold and the remaining 
property in accordance with the Assessment Methodology (the “True-Up Agreement”).  At the time that 
any plat or contract for sale to a sub-developer is presented to the District, the District will determine if the 
par amount of outstanding Series 2025 Bonds will be assigned to the total number of units to be developed, 
taking into account the submitted plat or contract for sale to a sub-developer.  If not, the District will 
determine the remaining par amount of outstanding Series 2025 Bonds unassigned to units and the total 
number of developable acres owned by the Developer remaining to be platted or sold and will determine if 
the maximum par debt per acre, as provided in the Assessment Methodology, is exceeded.  If the maximum 
par debt per acre is exceeded, a debt reduction payment in the amount equal to the par debt that is not 
capable of being assigned to the total number of developable acres, plus any applicable interest charges and 
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collection fees shall become due and payable prior to the District’s approval of the plat, in addition to the 
regular assessment installment payable for lands owned by the Developer for that tax year. 

Collateral Assignment and Assumption of Development Rights 

As a condition precedent to the issuance of the Series 2025 Bonds, and as an inducement for the  
Bondholders to purchase the Series 2025 Bonds, the Developer will execute and deliver to the District the 
Collateral Assignment and Assumption of Development Rights (Series 2025 Bonds – Assessment Area 
Three) (the “Collateral Assignment”) relating to the Assessment Area Three Project, pursuant to which the 
Developer will collaterally assign to the District or its designee, and to the extent assignable, and to the 
extent that they are owned or controlled by the Developer or subsequently acquired by the Developer, and 
subject to the limitations set forth below, all of their development rights relating to the development of the 
Assessment Area Three Project, and the Developer’s rights as declarant of the homeowners’ or property 
owners’ association with respect to, and to the extent of the unit parcels within the District Lands 
encumbered by the Series 2025 Special Assessments not conveyed to third parties as of the date of the 
Collateral Assignment (collectively, the “Development Rights”), as security for Developer’s payment and 
performance and discharge of their obligation to pay the Series 2025 Special Assessments levied against 
the District Lands owned by the Developer from time to time, subject to the terms and conditions therein.  
The Development Rights include the following, as they pertain to the development of the Assessment Area 
Three Project and Assessment Area Three: (a) any declaration of covenants, including any master or 
supplemental declarations of covenants, easements and restrictions, and any condominium declaration or 
declaration of homeowners’ association, and any declaration of whatever nature affecting the District Lands 
and the Development, as recorded in the Official Records of Osceola County, Florida, and as the same may 
be amended and restated from time to time, including, without limitation, all of the right, title, interest, 
powers, privileges, benefits and options controlled by the Developer thereunder; (b) engineering and 
construction plans and specifications for grading, traffic capacity analyses, roadways, site drainage, 
stormwater drainage, signage, water distribution, wastewater collection, and other improvements to or 
affecting Assessment Area Three; (c) preliminary and final plats and/or site plans for Assessment Area 
Three; (d) architectural plans and specifications for buildings and other improvements to Assessment Area 
Three; (e) permits, approvals, agreements, resolutions, variances, licenses, and franchises and applications 
therefor whether approved or in process pending before or granted by governmental authorities, or any of 
their respective agencies, for or affecting the development of Assessment Area Three or the Assessment 
Area Three Project and construction of improvements thereon including, but not limited to, the following: 
(i) Any and all approvals, extensions, amendments, rezoning and development orders rendered by 
governmental authorities, including the County relating to the Development and Assessment Area Three, 
(ii) Any and all service agreements relating to utilities, water and/or wastewater, and (iii) Permits, more 
particularly described in the Engineer’s Report; (f) contracts with engineers, architects, land planners, 
landscape architects, consultants, contractors, and suppliers for or relating to the development of 
Assessment Area Three or the Assessment Area Three Project or the construction of improvements thereon, 
together with all warranties, guaranties and indemnities of any kind or nature associated therewith; (g) 
franchise or other agreements for the provision of water and waste water service to Assessment Area Three, 
and all hookup fees and utility deposits paid by Developer in connection therewith; (h) permit fees, impact 
fees, deposits and other assessments and impositions paid by Developer to any governmental authority or 
utility and capacity reservations, impact fee credits and other credits due to Developer from any 
governmental authority or utility provider, including credit for any dedication or contribution of Assessment 
Area Three by Developer in connection with the development of Assessment Area Three or the construction 
of improvements thereon; and (i) all future creations, changes, extensions, revisions, modifications, 
substitutions, and replacements of any of the foregoing and any guarantees of performance of obligations 
to Developer arising thereunder by any means, including, but not limited to, pursuant to governmental 
requirements, administrative or formal action by third parties, or written agreement with governmental 
authorities or third parties.  The Development Rights specifically exclude any portion of the Development 
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Rights listed above which relate solely to: (i) lots which have been conveyed to homebuilders or 
homebuyers effective as of such conveyance; and (ii) any portion of the property which has been 
transferred, dedicated and/or conveyed, or is in the future conveyed, to the County, the District, the Florida 
Department of Transportation, any homebuilder association, any utility provider, any governmental or 
quasi-governmental entity, any applicable homeowner’s or property owner’s association or other governing 
entity or association as may be required by the Development Rights. 

Notwithstanding the above provisions to the contrary, in the event the District forecloses on the 
lands subject to the Series 2025 Special Assessments as a result of the Developer’s or subsequent 
landowner’s failure to pay such assessments, there is a risk that the District will not have all permits and 
entitlements necessary to complete the Assessment Area Three Project or the development of Assessment 
Area Three.  See “THE DEVELOPMENT” herein for more information. 

Covenant Against Sale or Encumbrance 

In the Indenture, the District will covenant that (a) except for those improvements comprising any 
Project that are to be conveyed by the District to the County, the City, the State Department of 
Transportation or another governmental entity, and (b) except as otherwise permitted in the Indenture, it 
will not sell, lease or otherwise dispose of or encumber any Project, or any part thereof.  See “APPENDIX 
B – COPY OF MASTER INDENTURE AND PROPOSED FORM OF THIRD SUPPLEMENTAL 
INDENTURE” herein. 

Series 2025 Acquisition and Construction Account 

The Indenture creates the Series 2025 Acquisition and Construction Account within the Acquisition 
and Construction Fund. Net proceeds of the Series 2025 Bonds shall initially be deposited into the Series 
2025 Acquisition and Construction Account in the amount set forth in the Third Supplemental Indenture, 
together with any moneys subsequently transferred or deposited thereto, including moneys transferred from 
the Series 2025 Reserve Account after satisfaction of either Reserve Release Conditions #1 or Reserve 
Release Conditions #2, as certified in writing by the District Manager and upon which the Trustee may 
conclusively rely, and such moneys shall be applied as set forth in the Indenture, the Acquisition Agreement 
and the Engineer’s Report.  Funds on deposit in the Series 2025 Acquisition and Construction Account 
shall only be requested by the District to be applied to the Costs of the Assessment Area Three Project, 
subject to the provisions in the Third Supplemental Indenture.  Upon satisfaction of Reserve Release 
Conditions #1 and Reserve Release Conditions #2, the amount on deposit in the Series 2025 Reserve 
Account in excess of the Series 2025 Reserve Requirement, as calculated by the District shall then be 
transferred by the Trustee to the Series 2025 Acquisition and Construction Account, as directed in writing 
to the Trustee by the District Manager, upon consultation with the District Engineer, and applied as provided 
in the Third Supplemental Indenture. 

After the Completion Date for the Assessment Area Three Project, any moneys remaining in the 
Series 2025 Acquisition and Construction Account (and any excess funds from the Series 2025 Reserve 
Account) shall be transferred to the Series 2025 General Redemption Subaccount, as directed in writing by 
the District or the District Manager, on behalf of the District to the Trustee to be applied as provided in the 
Third Supplemental Indenture.  Except as provided in the provisions of the Third Supplemental Indenture, 
only upon presentment to the Trustee of a properly signed requisition in substantially the form attached to 
the Third Supplemental Indenture, shall the Trustee withdraw moneys from the Series 2025 Acquisition 
and Construction Account.  After no funds remain therein, the Series 2025 Acquisition and Construction 
Account, such Account shall be closed.   
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Notwithstanding the foregoing, the Series 2025 Acquisition and Construction Account shall not be 
closed until the Reserve Release Conditions #2 shall have occurred and the excess funds from the Series 
2025 Reserve Account shall have been transferred to the Series 2025 Acquisition and Construction 
Account, as directed in writing to the Trustee by the District Manager, and applied in accordance with the 
Third Supplemental Indenture.  The Trustee shall not be responsible for determining the amounts in the 
Series 2025 Acquisition and Construction Account allocable to the respective components of the 
Assessment Area Three Project. 

See “ESTIMATED SOURCES AND USES OF FUNDS” herein for the amounts to be deposited 
within each subaccount within the Series 2025 Acquisition and Construction Account. 

Series 2025 Reserve Account 

The Indenture creates a Series 2025 Reserve Account within the Debt Service Reserve Fund solely 
for the benefit of the Series 2025 Bonds.  The Series 2025 Reserve Account will, at the time of delivery of 
the Series 2025 Bonds, be funded from a portion of the net proceeds of the Series 2025 Bonds in an amount 
equal to the Series 2025 Reserve Requirement.  “Series 2025 Reserve Requirement” shall be (i) initially, 
an amount equal to maximum annual debt service on the Series 2025 Bonds as calculated from time to time; 
and (ii) upon the occurrence of the Reserve Release Conditions #1, fifty percent (50%) of the maximum 
annual debt service on the Series 2025 Bonds as calculated from time to time; and (iii) upon the occurrence 
of the Reserve Release Conditions #2, ten percent (10%) of the maximum annual debt service on the Series 
2025 Bonds as calculated from time to time. Upon satisfaction of Reserve Release Conditions #1 or Reserve 
Release Conditions #2, as applicable, such excess amount shall be released from the Series 2025 Reserve 
Account and transferred to the Series 2025 Acquisition and Construction Account in accordance with the 
provisions of the Third Supplemental Indenture.  For the purpose of calculating the Series 2025 Reserve 
Requirement, maximum annual debt service, 50% of maximum annual debt service or 10% of maximum 
annual debt service, as the case may be, shall be recalculated in connection with the extraordinary 
mandatory redemption described in the provisions of the Third Supplemental Indenture and such excess 
amount shall be released from the Series 2025 Reserve Account and, other than as provided in the 
immediately preceding sentence, transferred to the Series 2025 General Redemption Subaccount or the 
Series 2025 Prepayment Subaccount, as applicable, in accordance with the provisions of the Third 
Supplemental Indenture.  Amounts on deposit in the Series 2025 Reserve Account may, upon final maturity 
or redemption of all Outstanding Series 2025 Bonds be used to pay principal of and interest on the Series 
2025 Bonds at that time.  Initially, the Series 2025 Reserve Requirement shall be equal to $__________. 

On each March 15 and September 15 (or, if such date is not a Business Day, on the Business Day 
next preceding such day), the Trustee shall determine the amount on deposit in the Series 2025 Reserve 
Account and transfer any excess therein above the Series 2025 Reserve Requirement resulting from 
investment earnings to the Series 2025 Revenue Account in accordance with the Third Supplemental 
Indenture. 

Subject to the provisions of the Third Supplemental Indenture, on any date the District receives 
notice from the District Manager that a landowner wishes to prepay its Series 2025 Special Assessments 
relating to the benefited property of such landowner, or as a result of a mandatory true-up payment, the 
District shall, or cause the District Manager to, on behalf of the District, calculate the principal amount of 
such Prepayment taking into account a credit against the amount of Series 2025 Prepayment Principal due 
by the amount of money in the Series 2025 Reserve Account that will be in excess of the Series 2025 
Reserve Requirement for the Series 2025 Bonds, taking into account the proposed Prepayment.  Such excess 
shall be transferred to the Series 2025 Prepayment Subaccount of the Series 2025 Bond Redemption 
Account, as a result of such Prepayment.  The District Manager, on behalf of the District, shall make such 
calculation within ten (10) Business Days after such Prepayment and shall instruct the Trustee in writing to 
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transfer such amount of credit given to the respective landowner from the Series 2025 Reserve Account to 
the Series 2025 Prepayment Subaccount of the Series 2025 Bond Redemption Account to be used for the 
extraordinary mandatory redemption of the Series 2025 Bonds in accordance with the provisions of the 
Third Supplemental Indenture.  The Trustee is authorized to make such transfers and has no duty to verify 
such calculations.  Notwithstanding any of the foregoing, amounts on deposit in the Series 2025 Reserve 
Account shall be transferred by the Trustee, in the amounts directed in writing by the Majority Holders of 
the Series 2025 Bonds to the Series 2025 General Redemption Subaccount, if as a result of the application 
of the provisions of the Master Indenture, the proceeds received from lands sold subject to the Series 2025 
Special Assessments and applied to redeem a portion of the Series 2025 Bonds is less than the principal 
amount of Series 2025 Bonds indebtedness attributable to such lands.   

Notwithstanding the foregoing, upon satisfaction of Reserve Release Conditions #1 and Reserve 
Release Conditions #2, the Trustee shall deposit such excess as directed by the District Manager in writing 
on deposit in the Series 2025 Reserve Account to the Series 2025 Acquisition and Construction Account 
and pay such amount as designated in a requisition in the form attached to the Third Supplemental Indenture 
to the District submitted by the Developer within thirty (30) days of such transfer which requisition shall 
be executed by the District and the District Engineer.  Such payment is authorized notwithstanding that the 
Completion Date might have been declared; provided, the Developer can establish, to the satisfaction of 
the District Engineer, Costs of the Assessment Area Three Project that were not paid from moneys initially 
deposited in the Series 2025 Acquisition and Construction Account. In the event that there are no 
unreimbursed costs to pay to the Developer, such excess moneys transferred from the Series 2025 Reserve 
Account to the Series 2025 Acquisition and Construction Account shall be deposited into the Series 2025 
General Redemption Subaccount of the Series 2025 Bond Redemption Account upon direction to the 
Trustee by the District.  If no completed requisition as provided in this section is submitted to the Trustee 
within thirty (30) days of moneys having been transferred from the Series 2025 Reserve Account to the 
Series 2025 Acquisition and Construction Account as a result of the satisfaction of Reserve Release 
Conditions #1 and Reserve Release Conditions #2, such excess moneys in the Series 2025 Acquisition and 
Construction Account shall then be transferred by the Trustee to the Series 2025 General Redemption 
Subaccount and applied to the redemption of Series 2025 Bonds as provided in the provisions of the Third 
Supplemental Indenture. 

In addition, and together with the moneys transferred from the Series 2025 Reserve Account 
pursuant to this paragraph, if the amount on deposit in the Series 2025 General Redemption Subaccount, is 
not sufficient to redeem a principal amount of the Series 2025 Bonds in an Authorized Denomination, the 
Trustee is authorized to withdraw amounts from the Series 2025 Revenue Account to round up the amount 
in the Series 2025 General Redemption Subaccount to the nearest Authorized Denomination.   

“Reserve Release Condition #1” shall mean collectively (i) all of the Outstanding principal amount 
of the Series 2025 Special Assessments shall have been assigned to lots that have been developed, platted 
and conveyed to homebuilders, and (ii) there shall be no Events of Default under the Indenture, all as 
certified by the District Manager in writing and upon which the Trustee may conclusively rely.   

“Reserve Release Conditions #2” shall mean collectively (i) satisfaction of Reserve Release 
Conditions #1, (ii) all of the Outstanding principal portion of the Series 2025 Special Assessments has been 
assigned to homes that have received a certificate of occupancy and (iii) there shall be no Events of Default 
under the Indenture, all as certified by the District Manager in writing and upon which the Trustee may 
conclusively rely. 
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Deposit and Application of the Series 2025 Pledged Revenues 

Pursuant to the Indenture, the Trustee shall transfer from amounts on deposit in the Series 2025 
Revenue Account to the Funds and Accounts designated below, the following amounts, at the following 
times and in the following order of priority: 

FIRST, upon receipt but no later than the Business Day next preceding each Interest Payment Date, 
commencing November 1, 2025, to the Series 2025 Interest Account of the Debt Service Fund, an amount 
equal to the interest on the Series 2025 Bonds becoming due on the next succeeding Interest Payment Date, 
less any amount on deposit in the Series 2025 Interest Account not previously credited; 

SECOND, no later than the Business Day next preceding each May 1, commencing May 1, 2026, 
to the Series 2025 Sinking Fund Account, an amount equal to the principal amount of Series 2025 Bonds 
subject to sinking fund redemption on such May 1, less any amount on deposit in the Series 2025 Sinking 
Fund Account not previously credited; 

THIRD, upon receipt but no later than the Business Day next preceding each Interest Payment Date 
while Series 2025 Bonds remain Outstanding, to the Series 2025 Reserve Account, an amount equal to the 
amount, if any, which is necessary to make the amount on deposit therein equal to the Reserve Requirement 
for the Series 2025 Bonds; and 

FOURTH, notwithstanding the foregoing, at any time the Series 2025 Bonds are subject to 
redemption on a date which is not a May 1 or November 1 Interest Payment Date, the Trustee shall be 
authorized to transfer to the Series 2025 Interest Account, the amount necessary to pay interest on the Series 
2025 Bonds subject to redemption on such date; and 

FIFTH, subject to the foregoing paragraphs, the balance of any moneys remaining after making the 
foregoing deposits shall be first deposited into the Series 2025 Costs of Issuance Account upon the written 
request of the District to cover any deficiencies in the amount allocated to pay the cost of issuing the Series 
2025 Bonds and next, any balance in the Series 2025 Revenue Account shall remain on deposit in such 
Series 2025 Revenue Account, unless needed to be transferred to the Series 2025 Prepayment Subaccount 
for the purposes of rounding the principal amount of a Series 2025 Bond subject to extraordinary mandatory 
redemption pursuant to the provisions of the Third Supplemental Indenture to an Authorized Denomination, 
or unless pursuant to the Arbitrage Certificate, it is necessary to make a deposit into the Series 2025 Rebate 
Fund, in which case, the District shall direct the Trustee to make such deposit thereto. 

In addition to a redemption of Series 2025 Bonds from Prepayments on deposit in the Series 2025 
Prepayment Subaccount, the Trustee is further authorized, upon written direction from the District, to 
transfer from the Series 2025 Revenue Account to the Series 2025 General Redemption Subaccount 
sufficient funds to cause the redemption of the next closest Authorized Denomination of Series 2025 Bonds, 
as provided in the provisions of the Third Supplemental Indenture. 

Investment or Deposit of Funds 

The Trustee shall, as directed by the District in writing, invest moneys on deposit in all of the Funds 
and Accounts held as security for the Series 2025 Bonds only in Investment Securities, as defined in the 
Master Indenture. Earnings on investments in the Series 2025 Acquisition and Construction Account 
including the subaccounts therein and the Series 2025 Costs of Issuance Account shall be retained as 
realized, in such Accounts and subaccounts and used for the purpose of such Accounts and subaccounts. 
Earnings on investments in the Series 2025 Revenue Account, Series 2025 Sinking Fund Account, the 
Series 2025 Interest Account and the Series 2025 Prepayment Account in the Bond Redemption Fund shall 
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be deposited, as realized, to the credit of the Series 2025 Revenue Account and used for the purpose of such 
Account.  Earnings on investments in the Series 2025 Reserve Account shall be disposed of as provided in 
the Indenture. See “APPENDIX B – COPY OF MASTER INDENTURE AND PROPOSED FORM OF 
THIRD SUPPLEMENTAL INDENTURE” herein.   All deposits in time accounts shall be subject to 
withdrawal without penalty and all investments shall mature or be subject to redemption by the holder 
without penalty, not later than the date when the amounts will foreseeably be needed for purposes set forth 
in the Indenture.  All securities securing investments under the Indenture shall be deposited with a Federal 
Reserve Bank, with the trust department of the Trustee, as authorized by law with respect to trust funds in 
the State, or with a bank or trust company having a combined net capital and surplus of not less than 
$50,000,000.  The interest and income received upon such investments and any interest paid by the Trustee 
or any other depository of any Fund or Account and any profit or loss resulting from the sale of securities 
shall be added or charged to the Fund or Account for which such investments are made; provided, however, 
that if the amount in any Fund or Account equals or exceeds the amount required to be on deposit therein, 
subject to the Indenture, any interest and other income so received shall be deposited as provided above.  
Upon written request of the District, or on its own initiative whenever payment is to be made out of any 
Fund or Account, the Trustee shall sell such securities as may be requested to make the payment and restore 
the proceeds to the Fund or Account in which the securities were held.  The Trustee shall not be accountable 
for any depreciation in the value of any such security or for any loss resulting from the sale thereof, except 
as provided in the Indenture.  If net proceeds from the sale of securities held in any Fund or Account shall 
be less than the amount invested and, as a result, the amount on deposit in such Fund or Account is less 
than the amount required to be on deposit in such Fund or Account, the amount of such deficit shall be 
transferred to such Fund or Account from the related Series Account of the Revenue Fund. 

Absent specific instructions as aforesaid, or absent a standing written direction from the District 
for the investment of such moneys, the Trustee shall hold such moneys uninvested and shall not be liable 
or responsible for keeping the moneys invested.  The Trustee shall not be liable or responsible for any loss 
or entitled to any gain resulting from any investment or sale upon the investment instructions of the District 
or otherwise, including that set forth in the first sentence of this paragraph.  The Trustee may conclusively 
rely upon the District’s written instructions as to both the suitability and legality of all investments directed 
hereunder or under any Supplemental Indenture.  Ratings of investments shall be determined by the District 
at the time of purchase of such investments and without regard to ratings subcategories.  The Trustee shall 
have no responsibility to monitor the ratings of investments after the initial purchase of such investments.  
The Trustee may make any investments permitted by the provisions of this section through its own bond 
department or investment department or that of its affiliates or subsidiaries, and may charge its ordinary 
and customary fees for such trades.  Confirmations of investments are not required to be issued by the 
Trustee for each month in which a monthly statement is rendered.  No statement need be rendered for any 
fund or account if no activity occurred in such fund or account during such month.    

Covenant to Levy the Series 2025 Special Assessments 

The District has covenanted to levy the Series 2025 Special Assessments to the extent and in the 
amount sufficient to pay debt service on the Series 2025 Bonds when due.  If any Series 2025 Special 
Assessment shall be either in whole or in part annulled, vacated or set aside by the judgment of any court, 
or if the District shall be satisfied that any such Series 2025 Special Assessment is so irregular or defective 
that the same cannot be enforced or collected, or if the District shall have omitted to make such Series 2025 
Special Assessment when it might have done so, the District shall either (i) take all necessary steps to cause 
new Series 2025 Special Assessments to be made for the whole or any part of such improvement or against 
any property benefited by such improvement, or (ii) in its sole discretion, make up the amount of such 
Series 2025 Special Assessments from legally available moneys, which moneys shall be deposited into the 
Series 2025 Revenue Account.  In case such second Series Special 2025 Assessment shall be annulled, the 
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District shall obtain and make other Series 2025 Special Assessments until a valid Series 2025 Special 
Assessment shall be made. 

Additional Obligations 

The District will covenant in the Indenture not to issue any other Bonds or other debt obligations 
secured by the Series 2025 Special Assessments.  In addition, the District covenants not to issue any other 
Bonds or debt obligations for capital projects, secured by Special Assessments on the assessable lands 
within the District that are subject to the Series 2025 Special Assessments, until the Series 2025 Special 
Assessments are Substantially Absorbed.  “Substantially Absorbed” means the date at least 90% of the 
principal portion of the Series 2025 Special Assessments has been assigned to residential units within 
Assessment Area Three that have received certificates of occupancy.  The District shall present the Trustee 
with a certification that the Series 2025 Special Assessments are Substantially Absorbed and the Trustee 
may rely conclusively upon such certification and shall have no duty to verify if the Series 2025 Special 
Assessments are Substantially Absorbed.  In the absence of such written certification, the Trustee is entitled 
to assume that the Series 2025 Special Assessments have not been Substantially Absorbed.   

Notwithstanding any of the foregoing, the District shall not be precluded from issuing other Bonds 
or debt obligations for capital projects secured by Special Assessments, or imposing Special Assessments 
or non-ad valorem assessments on lands within the District for the health, safety, and welfare of the 
District’s residents or for purposes of remediating any natural disaster, catastrophic damage, or failure that 
has occurred with respect to any capital project or any component thereof.  See “THE DEVELOPMENT – 
Taxes, Fees and Assessments” and “BONDOWNERS’ RISKS – No. 9” herein for more information.     

Events of Default and Remedies 

Events of Default Defined. The Master Indenture provides that each of the following shall be an 
“Event of Default” under the Master Indenture, with respect to the Series 2025 Bonds:  

(a) if payment of any installment of interest on the Series 2025 Bonds is not made when it 
becomes due and payable; or 

(b) if payment of the principal or Redemption Price on the Series 2025 Bonds is not made 
when it becomes due and payable at maturity or upon call or presentation for redemption; or 

(c) if the District, for any reason, fails in, or is rendered incapable of, fulfilling its material 
obligations under the Indenture or under the Act; or 

(d) if the District proposes or makes an assignment for the benefit of creditors or enters into a 
composition agreement with all or a material part of its creditors, or a trustee, receiver, executor, 
conservator, liquidator, sequestrator or other judicial representative, similar or dissimilar, is appointed for 
the District or any of its assets or revenues, or there is commenced any proceeding in liquidation, 
bankruptcy, reorganization, arrangement of debts, debtor rehabilitation, creditor adjustment or insolvency, 
local, state or federal, by or against the District and if such is not vacated, dismissed or stayed on appeal 
within ninety (90) days; or 

(e) if the District defaults in the due and punctual performance of any other covenant in the 
Indenture or the Series 2025 Bonds and such default continues for sixty (60) days after written notice 
requiring the same to be remedied shall have been given to the District by the Trustee, which may give such 
notice in its discretion and shall give such notice at the written request of the Majority Owners of the Series 
2025 Bonds; provided, however, that if such performance requires work to be done, actions to be taken, or 
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conditions to be remedied, which by their nature cannot reasonably be done, taken or remedied, as the case 
may be, within such sixty (60) day period, no Event of Default shall be deemed to have occurred or exist 
if, and so long as the District shall commence such performance within such sixty (60) day period and shall 
diligently and continuously prosecute the same to completion. 

In addition to the events above set forth in the Master Indenture, each of the following events shall 
be an Event of Default pursuant to the Third Supplemental Indenture with respect to the Series 2025 Bonds: 

(a) any portion of the Series 2025 Special Assessments pledged to the Series 2025 Bonds shall 
have become delinquent Series 2025 Special Assessments and, as the result thereof, the Indenture 
authorizes the Trustee to withdraw funds in an amount greater than twenty-five percent (25%) of the amount 
on deposit in 2025 Reserve Account to pay the Debt Service Requirements on the Series 2025 Bonds 
(regardless of whether the Trustee does or does not actually withdraw such funds from the Series 2025 
Reserve Account to pay the Debt Service Requirements on the Series 2025 Bonds) (the foregoing being 
referred to as a “2025 Reserve Account Event”) unless within ninety (90) days from the Series 2025 Reserve 
Account Event the District has either (i) replenished the amounts, if any, withdrawn from the Series 2025 
Reserve Account or (ii) the portion of the delinquent Series 2025 Special Assessments giving rise to the 
Series 2025 Reserve Account Event are paid and are no longer delinquent; and 

(b) more than fifty percent (50%) of the operation and maintenance assessments that are 
directly billed by the District and levied by the District on tax parcels subject to the Series 2025 Special 
Assessments are not paid by the date such are due and payable and such default continues for sixty (60) 
days after the date when due  The District shall give written notice to the Trustee of the occurrence of the 
event set forth in this paragraph (b) not later than 10 days after the end of the sixty day period referred to 
in the preceding sentence. The Trustee shall not be deemed to have knowledge of the occurrence of such 
an Event of Default absent notice thereof from the District. 

Legal Proceedings by Trustee.  If any Event of Default with respect to the Series 2025 Bonds has 
occurred and is continuing, the Trustee, in its discretion may, and upon the written request of the Majority 
Owners of Series 2025 Bonds and receipt of indemnity to its satisfaction shall, in its own name: 

(a) by mandamus, or other suit, action or proceeding at law or in equity, enforce all rights of 
the Holders of the Series 2025 Bonds, including, without limitation, the right to require the District to carry 
out any agreements with, or for the benefit of, the Bondholders of the Series 2025 Bonds and to perform its 
or their duties under the Act; 

(b) bring suit upon the Series 2025 Bonds; 

(c) by action or suit in equity require the District to account as if it were the trustee of an 
express trust for the Holders of the Series 2025 Bonds; 

(d) by action or suit in equity enjoin any acts or things which may be unlawful or in violation 
of the rights of the Holders of the Series 2025 Bonds; and 

(e) by other proceeding in law or equity, exercise all rights and remedies provided for by any 
other document or instrument securing the Series 2025 Bonds. 

No Acceleration; Redemption.  No Series 2025 Bonds shall be subject to acceleration unless the 
Series 2025 Special Assessments have been accelerated.  Upon an Event of Default, no optional redemption 
or extraordinary mandatory redemption of the Series 2025 Bonds pursuant to the Indenture shall occur 
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unless either all of the Series 2025 Bonds where an Event of Default has occurred will be redeemed or if 
100% of the Holders of the Series 2025 Bonds agree to such redemption. 

Discontinuance of Proceedings by Trustee.  If any proceeding taken by the Trustee on account of 
any Event of Default is discontinued or is determined adversely to the Trustee, then the District, the Trustee, 
the Paying Agent and the Bondholders shall be restored to their former positions and rights hereunder as 
though no such proceeding had been taken. 

Bondholders May Direct Proceedings.  The Majority Owners of the Outstanding Series 2025 Bonds 
then subject to remedial proceedings under the Indenture shall have the right to direct the method and place 
of conducting all remedial proceedings by the Trustee under the Indenture, provided that such directions 
shall not be otherwise than in accordance with law and the provisions of the Indenture. The Trustee shall 
have no liability as a result of any actions taken upon any such direction of the Holders. 

ENFORCEMENT OF ASSESSMENT COLLECTIONS 

General 

The primary source of payment for the Series 2025 Bonds is the Series 2025 Special Assessments 
imposed on the lands securing the Series 2025 Bonds specially benefited by the land subject to the Series 
2025 Special Assessments pursuant to the Assessment Proceedings.  See “ASSESSMENT 
METHODOLOGY” herein and “APPENDIX E – ASSESSMENT METHODOLOGY.” 

The imposition, levy, and collection of the Series 2025 Special Assessments must be done in 
compliance with the provisions of State law.  Failure by the District, the Osceola County Tax Collector (the 
“Tax Collector”) or the Osceola County Property Appraiser (the “Property Appraiser”) to comply with such 
requirements could result in delay in the collection of, or the complete inability to collect, Series 2025 
Special Assessments during any year.  Such delays in the collection of Series 2025 Special Assessments, 
or complete inability to collect any of the Series 2025 Special Assessments, would have a material adverse 
effect on the ability of the District to make full or punctual payment of the debt service requirements on 
such Series 2025 Bonds.  See “BONDOWNERS’ RISKS.” To the extent that landowners fail to pay the 
Series 2025 Special Assessments, delay payments, or are unable to pay the same, the successful pursuance 
of collection procedures available to the District is essential to continued payment of principal of and 
interest on the Series 2025 Bonds.  The Act provides for various methods of collection of delinquent Series 
2025 Special Assessments by reference to other provisions of the Florida Statutes.  See “BONDOWNERS’ 
RISKS” herein.  The following is a description of certain statutory provisions of assessment payment and 
collection procedures appearing in the Florida Statutes but is qualified in its entirety by reference to such 
statutes. 

For the Series 2025 Special Assessments to be valid, the Series 2025 Special Assessments must 
meet two requirements:  (1) the benefit from the Assessment Area Three Project to the lands subject to the 
Series 2025 Special Assessments must exceed or equal the amount of the Series 2025 Special Assessments, 
and (2) the Series 2025 Special Assessments must be fairly and reasonably allocated across all such 
benefitted properties. See “APPENDIX E – ASSESSMENT METHODOLOGY.”  In the event that the 
Series 2025 Special Assessments are levied based on the assumptions that future contributions will be made, 
or that future assessments may be levied to secure future bond issuances, the Series 2025 Special 
Assessments may need to be reallocated in the event such contributions are not made and/or future 
assessments and bonds are not levied and issued. 

Pursuant to the Act, and the Assessment Proceedings, the District may collect the Series 2025 
Special Assessments through a variety of methods.  See “BONDOWNERS’ RISKS.”  For undeveloped 
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properties owned by the Developer and subsequent landowners, the District will directly issue annual bills 
to landowners requiring payment of the Series 2025 Special Assessments, and will enforce that bill through 
foreclosure proceedings.  See “ASSESSMENT METHODOLOGY” and “APPENDIX E – ASSESSMENT 
METHODOLOGY.”  As lands are developed, the Series 2025 Special Assessments will be added to the 
County tax roll and collected pursuant to the Uniform Method.  The following is a description of certain 
statutory provisions relating to each of these collection methods.  Such description is not intended to be 
exhaustive and is qualified in its entirety by reference to such statutes.  

THERE CAN BE NO ASSURANCE THAT ANY SALE OF LAND SUBJECT TO 
DELINQUENT ASSESSMENTS WILL PRODUCE PROCEEDS SUFFICIENT TO PAY THE FULL 
AMOUNT OF SUCH DELINQUENT ASSESSMENTS PLUS OTHER DELINQUENT TAXES AND 
ASSESSMENTS APPLICABLE THERETO. 

Chapter 170, Florida Statutes, provides that the Series 2025 Special Assessments constitute a lien 
on the real property in the District co-equal with all State, City, County, district and municipal taxes, 
superior in dignity to all other liens, titles and claims on such real property, until paid, and that the Series 
2025 Special Assessments may be collected as and when needed in an amount sufficient to pay the principal 
of and interest on the Series 2025 Bonds when due.  ALTHOUGH THE LIEN AND THE PROCEEDS OF 
THE SERIES 2025 SPECIAL ASSESSMENTS WILL SECURE THE SERIES 2025 BONDS, AND SAID 
LIEN AND PROCEEDS OF THE SERIES 2025 SPECIAL ASSESSMENTS ARE PLEDGED TO THE 
SERIES 2025 BONDS, THE LIEN OF THE SERIES 2025 SPECIAL ASSESSMENTS MAY BE ON THE 
SAME PROPERTY AS, AND THEREFORE OVERLAP AND BE CO-EQUAL WITH, THE LIENS IN 
FAVOR OF OTHER ASSESSMENTS AND/OR TAXES WHICH HAVE BEEN OR MAY BE IMPOSED 
BY THE DISTRICT, THE CITY, THE COUNTY OR OTHER UNITS OF LOCAL GOVERNMENT 
HAVING ASSESSMENT POWERS WITHIN THE DISTRICT. 

Collection and Enforcement of Assessments; Uniform Method Procedure 

The Third Supplemental Indenture provides that, when permitted by applicable law, the Series 2025 
Special Assessments levied on platted lots and pledged to secure the Series 2025 Bonds shall be collected 
pursuant to the uniform method provided for in Sections 197.3632 and 197.3635, Florida Statutes, (the 
“Uniform Method”) unless the District determines that it is in its best interests to collect directly or the 
Uniform Method is unavailable.  The Uniform Method of collection is available only in the event the 
District complies with statutory and regulatory requirements and enters into agreements with the Tax 
Collector and Property Appraiser providing for the Series 2025 Special Assessments to be levied and then 
collected in this manner.   

If the Uniform Method of collection is used, the Series 2025 Special Assessments will be collected 
together with City, County, school, special district, and other ad valorem taxes and non-ad valorem 
assessments (together, “Taxes and Assessments”), all of which will appear on the tax bill (also referred to 
as a “tax notice”) issued to each landowner in the District.  The statutes relating to enforcement of Taxes 
and Assessments provide that such Taxes and Assessments become due and payable on November 1 of the 
year when assessed, or as soon thereafter as the certified tax roll is received by the Tax Collector, and 
constitute a lien upon the land from January 1 of such year until paid or barred by operation of law.  Such 
taxes and assessments – including the Series 2025 Special Assessments – are to be billed, and landowners 
in the District are required to pay, all Taxes and Assessments without preference in payment of any 
particular increment of the tax bill, such as the increment owing for the Series 2025 Special Assessments.   

All Taxes and Assessments are payable at one time, except for partial payment schedules as may 
be provided by Florida law such as Sections 197.374 and 197.222, Florida Statutes.  Partial payments made 
pursuant to Sections 197.374 and 197.222, Florida Statutes, are distributed in equal proportion to all taxing 
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districts and levying authorities applicable to that account.  If a taxpayer does not make complete payment 
of the total amount, he or she cannot designate specific line items on his or her tax bill as deemed paid in 
full.  Therefore, in the event the Series 2025 Special Assessments are to be collected pursuant to the Uniform 
Method, any failure to pay any one line item, would cause the Series 2025 Special Assessments to not be 
collected to that extent, which could have a significant adverse effect on the ability of the District to make 
full or punctual payment of the Debt Service requirements on the Series 2025 Bonds. 

Under the Uniform Method, if the Series 2025 Special Assessments are paid during November 
when due or during the following three months, the taxpayer is granted a variable discount equal to 4% in 
November and decreasing one percentage point per month to 1% in February. All unpaid Taxes and 
Assessments become delinquent on April 1 of the year following assessment.  

The Tax Collector is required to collect the Taxes and Assessments on the tax bill prior to April 1 
and, after that date, to institute statutory procedures upon delinquency to collect such Taxes and 
Assessments through the sale of “tax certificates,” as discussed below.  Delay in the mailing of tax notices 
to taxpayers may result in a delay throughout this process.  Neither the District nor the Underwriter can 
give any assurance to the holders of the Series 2025 Bonds (1) that the past experience of the Tax Collector 
with regard to tax and special assessment delinquencies is applicable in any way to the Series 2025 Special 
Assessments, (2) that future landowners and taxpayers in the District will pay such Series 2025 Special 
Assessments, (3) that a market may exist in the future for tax certificates in the event of sale of such 
certificates for taxable units within the District, and (4) that the eventual sale of tax certificates for real 
property within the District, if any, will be for an amount sufficient to pay amounts due under the 
Assessment Proceedings to discharge the lien of the Series 2025 Special Assessments and all other liens 
that are coequal therewith. 

Collection of delinquent Series 2025 Special Assessments under the Uniform Method is, in essence, 
based upon the sale by the Tax Collector of “tax certificates” and remittance of the proceeds of such sale to 
the District for payment of the Series 2025 Special Assessments due. Prior to the sale of tax certificates, the 
landowner may bring current the delinquent Taxes and Assessments and cancel the tax certificate process 
by paying the total amount of delinquent Taxes and Assessments plus all applicable interest, costs and 
charges.  If the landowner does not act, the Tax Collector is required to attempt to sell tax certificates by 
public bid to the person who pays the delinquent Taxes and Assessments owing, and any applicable interest, 
costs and charges, and who accepts the lowest interest rate per annum to be borne by the certificates (but 
not more than 18%).   

If there are no bidders, the tax certificate is issued to the County.  The County is to hold, but not 
pay for, the tax certificate with respect to the property, bearing interest at the maximum legal rate of interest, 
which is currently 18%. The Tax Collector does not collect any money if tax certificates are issued, or 
struck off, to the County.  The County may sell such certificates to the public at any time after issuance, but 
before a tax deed application is made, at the face amount thereof plus interest at the rate of not more than 
18% per annum, costs and charges.  Proceeds from the sale of tax certificates are required to be used to pay 
Taxes and Assessments (including the Series 2025 Special Assessments), interest, costs and charges on the 
real property described in the certificate.  

Any tax certificate in the hands of a person other than the County may be redeemed and canceled, 
in whole or in part (under certain circumstances), at any time before a tax deed is issued (unless full payment 
for a tax deed is made to the clerk of court, including documentary stamps and recording fees), at a price 
equal to the face amount of the certificate or portion thereof together with all interest, costs, and charges 
due. Regardless of the interest rate actually borne by the certificates, persons redeeming tax certificates 
must pay a minimum interest rate of 5%, unless the rate borne by the certificates is zero percent. The 
proceeds of such a redemption are paid to the Tax Collector who transmits to the holder of the tax certificate 



 

24 

such proceeds less service charges, and the certificate is canceled.  Redemption of tax certificates held by 
the County is affected by purchase of such certificates from the County, as described above. 

For any holder other than the County, a tax certificate expires seven years after the date of issuance, 
if a tax deed has not been applied for, and no other administrative or legal proceeding, including a 
bankruptcy, has existed of record, the tax certificate is null and void. After an initial period ending two 
years from April 1 of the year of issuance of a certificate, during which period actions against the land are 
held in abeyance to allow for sales and redemptions of tax certificates, and before the expiration of seven 
years from the date of issuance, the holder of a certificate may apply for a tax deed to the subject land. The 
applicant is required to pay to the Tax Collector at the time of application all amounts required to redeem 
or purchase all other outstanding tax certificates covering the land, plus interest, any omitted taxes or 
delinquent taxes and interest, and current taxes, if due (as well as any costs of resale, if applicable).  If the 
County holds a tax certificate on property valued at $5,000 or more and has not succeeded in selling it, the 
County must apply for a tax deed two years after April 1 of the year of issuance of the certificate or as soon 
thereafter as is reasonable. The County pays costs and fees to the Tax Collector but not any amount to 
redeem any other outstanding certificates covering the land. Thereafter, the property is advertised for public 
sale. 

In any such public sale conducted by the Clerk of the Circuit Court, the private holder of the tax 
certificate who is seeking a tax deed for non-homestead property is deemed to submit a minimum bid equal 
to the amount required to redeem the tax certificate, charges for the cost of sale, including costs incurred 
for the service of notice required by statute, redemption of other tax certificates on the land, and all other 
costs to the applicant for the tax deed, plus interest thereon. In the case of homestead property, the minimum 
bid is also deemed to include, in addition to the amount of money required for the minimum bid on non-
homestead property, an amount equal to one-half of the latest assessed value of the homestead. If there are 
no higher bids, the holder receives title to the land, and the amounts paid for the certificate and in applying 
for a tax deed are credited toward the purchase price.  The holder is also responsible for payment of any 
amounts included in the bid not already paid, including but not limited to, documentary stamp tax, recording 
fees, and, if property is homestead property, the moneys to cover the one-half value of the homestead.  If 
there are other bids, the holder may enter the bidding. The highest bidder is awarded title to the land. The 
portion of proceeds of such sale needed to redeem the tax certificate, together with all subsequent unpaid 
taxes plus the costs and expenses of the application for deed, with interest on the total of such sums, are 
forwarded to the holder thereof or credited to such holder if such holder is the successful bidder.  Excess 
proceeds are distributed first to satisfy governmental liens against the land and then to the former title holder 
of the property (less service charges), lienholder of record, mortgagees of record, vendees of recorded 
contracts for deeds, and other lienholders and any other person to whom the land was last assessed on the 
tax roll for the year in which the land was assessed, all as their interest may appear.  If the property is 
purchased for an amount in excess of the statutory bid of the certificate holder, but such excess is not 
sufficient to pay all governmental liens of record, the excess shall be paid to each governmental unit pro 
rata. 

Except for certain governmental liens and certain restrictive covenants and restrictions, no right, 
interest, restriction or other covenant survives the issuance of a tax deed. Thus, for example, outstanding 
mortgages on property subject to a tax deed would be extinguished. 

If there are no bidders at the public sale, the clerk shall enter the land on a list entitled “lands 
available for taxes” and shall immediately notify the Commissioners that the property is available.  At any 
time within ninety (90) days from the date the property is placed on the list, the County may purchase the 
land for the opening bid, or may waive its rights to purchase the property. Thereafter, and without further 
notice or advertising, any person, the County or any other governmental unit may purchase the land by 
paying the amount of the opening bid.  Ad valorem taxes and non-ad valorem assessments accruing after 
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the date of public sale do not require repetition of the bidding process but are added to the minimum bid. 
Three years from the date the property was offered for sale, unsold lands escheat to the County in which 
they are located, free and clear, and all tax certificates and liens against the property are canceled and a 
deed is executed vesting title in the governing board of such County. 

There can be no guarantee that the Uniform Method will result in the payment of Series 2025 
Special Assessments.  For example, the demand for tax certificates is dependent upon various factors, which 
include the rate of interest that can be earned by ownership of such certificates and the underlying value of 
the land that is the subject of such certificates and which may be subject to sale at the demand of the 
certificate holder.  Therefore, the underlying market value of the property within the District may affect the 
demand for certificates and the successful collection of the Series 2025 Special Assessments, which are the 
primary source of payment of the Series 2025 Bonds.  Additionally, legal proceedings under Federal 
bankruptcy law brought by or against a landowner who has not yet paid his or her property taxes or 
assessments would likely result in a delay in the sale of tax certificates.  See “BONDOWNERS’ RISKS.”   

Collection and Enforcement of Assessments; Direct Billing & Foreclosure Procedure 

The Third Supplemental Indenture provides that, when permitted by applicable law, Series 2025 
Special Assessments levied on unplatted lots or lands shall be billed and collected directly by the District 
pursuant to the Act and Chapters 170 and 197, Florida Statutes, and not pursuant to the Uniform Method 
(discussed below), in each case unless the District determines that it is in its best interests not to do so.  
Prior to an Event of Default, the election to collect and enforce Series 2025 Special Assessments in any 
year pursuant to any one method shall not, to the extent permitted by law, preclude the District from electing 
to collect and enforce Series 2025 Special Assessments pursuant to any other method permitted by law in 
any subsequent year.  Following an Event of Default, Series 2025 Special Assessments levied on platted 
lots shall be collected pursuant to the Uniform Method and Series 2025 Special Assessments levied on 
unplatted lots shall be billed and collected directly by the District pursuant to the Act and Chapters 170 and 
197, Florida Statutes, and not pursuant to the Uniform Method in each case unless the Trustee, acting at the 
direction of the Majority Owners of the Series 2025 Bonds Outstanding, provides written direction to use 
a different method of collection. All Series 2025 Special Assessments that are billed and collected directly 
by the District and not via the Uniform Method shall be due and payable by the landowner no later than 
thirty (30) days prior to each Interest Payment Date; provided, however, that such Series 2025 Special 
Assessments shall not be deemed to be delinquent Series 2025 Special Assessments unless and until same 
are not paid by the applicable Interest Payment Date with respect to which they have been billed. 

As noted above, and pursuant to Chapters 170 and 190, Florida Statutes, the District may directly 
levy, collect and enforce the Series 2025 Special Assessments. In this context, Section 170.10, Florida 
Statutes, provides that upon the failure of any property owner to timely pay all or any part of the annual 
installment of principal and/or interest of a special assessment due, including the Series 2025 Special 
Assessments, the whole assessment, with the interest and penalties thereon, shall immediately become due 
and payable and subject to foreclosure.  Generally stated, the governing body of the entity levying the 
special assessment, in this case the District, may foreclose by commencing a foreclosure proceeding in the 
same manner as the foreclosure of a real estate mortgage, or, alternatively, by commencing an action under 
Chapter 173, Florida Statutes, which relates to foreclosure of municipal tax and special assessment liens. 
Such proceedings are in rem, meaning that the action would be brought against the land, and not against 
the landowner.  In light of the one-year tolling period required before the District may commence a 
foreclosure action under Chapter 173, Florida Statutes, it is likely the District would commence an action 
to foreclose in the same manner as the foreclosure of a real estate mortgage rather than proceeding under 
Chapter 173, Florida Statutes.   
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Enforcement of the obligation to pay Series 2025 Special Assessments and the ability to foreclose 
the lien of such Series 2025 Special Assessments upon the failure to pay such Series 2025 Special 
Assessments may not be readily available or may be limited because enforcement is dependent upon judicial 
action which is often subject to discretion and delay.  Additionally, there is no guarantee that there will be 
demand for any foreclosed lands sufficient to repay the Series 2025 Special Assessments.  See 
“BONDOWNERS’ RISKS.”   

Certain mortgage lenders have, in recent foreclosure initiated pursuant to Section 170.10, Florida 
Statutes, alleged in defense that a community development district foreclosing on land subject to an 
assessment lien must wait a minimum of one (1) year from the date that any assessment or installment 
thereof, becomes delinquent.  At least one (1) Circuit Court is known to have concluded that a community 
development district is authorized to foreclose pursuant to Chapter 170, Florida Statutes, and, therefore, is 
not required to wait a minimum of one (1) year; however, the District cannot guarantee the outcome of any 
legal proceeding in which a similar defense is pled. 

BONDOWNERS’ RISKS 

There are certain risks inherent in an investment in bonds issued by a public authority or 
governmental body in the State and secured by special assessments.  Certain of these risks are described 
under other headings in this Limited Offering Memorandum.  Certain additional risks are associated with 
the Series 2025 Bonds offered hereby are set forth below.  Prospective investors in the Series 2025 Bonds 
should have such knowledge and experience in financial and business matters to be capable of evaluating 
the merits and risks of an investment in the Series 2025 Bonds and have the ability to bear the economic 
risks of such prospective investment, including a complete loss of such investment.  The information under 
this heading does not purport to summarize all risks that may be associated with purchasing or owning the 
Series 2025 Bonds and prospective purchasers are advised to read this Limited Offering Memorandum in 
its entirety for a more complete description of investment considerations relating to the Series 2025 Bonds 

1. As of the date hereof, the Developer is the owner of all of the land within Assessment Area 
Three, which lands will be subject to the Series 2025 Special Assessments securing the Series 2025 Bonds.  
See “SECURITY FOR AND SOURCE OF PAYMENT OF THE SERIES 2025 BONDS” and 
“LITIGATION – The Developer” herein for more information. 

2. Payment of the Series 2025 Special Assessments is primarily dependent upon their timely 
payment by the Developer and the subsequent landowners in the District.  See “THE DEVELOPER” herein.  
In the event of the institution of bankruptcy or similar proceedings with respect to the Developer or any 
other owner of benefited property, delays could occur in the payment of debt service on the Series 2025 
Bonds as such bankruptcy could negatively impact the ability of:  (i) the Developer and any other landowner 
being able to pay the Series 2025 Special Assessments; (ii) the Tax Collector to sell tax certificates in 
relation to such property with respect to the Series 2025 Special Assessments being collected pursuant to 
the Uniform Method; and (iii) the District to foreclose the lien of the Series 2025 Special Assessments not 
being collected pursuant to the Uniform Method.  The Uniform Method will not be used with respect to any 
assessable lands which are still owned by the Developer or an entity affiliated with the Developer until such 
time as lots are platted or where the timing for using the Uniform Method will not yet allow for using such 
method.  In addition, the remedies available to the Owners of the Series 2025 Bonds under the Indenture 
are in many respects dependent upon judicial actions which are often subject to discretion and delay.  Under 
existing constitutional and statutory law and judicial decisions, the remedies specified by federal, state and 
local law and in the Indenture and the Series 2025 Bonds, including, without limitation, enforcement of the 
obligation to pay Series 2025 Special Assessments and the ability of the District to foreclose the lien of the 
Series 2025 Special Assessments if not being collected pursuant to the Uniform Method, may not be readily 
available or may be limited.  The various legal opinions to be delivered concurrently with the delivery of 
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the Series 2025 Bonds (including Bond Counsel’s approving opinion) will be qualified as to the 
enforceability of the various legal instruments by limitations imposed by bankruptcy, reorganization, 
insolvency or other similar laws affecting the rights of creditors enacted before or after such delivery.  The 
inability, either partially or fully, to enforce remedies available with respect to the Series 2025 Bonds could 
have a material adverse impact on the interest of the Owners thereof. 

3. The principal security for the payment of the principal and interest on the Series 2025 
Bonds is the timely collection of the Series 2025 Special Assessments.  The Series 2025 Special 
Assessments do not constitute a personal indebtedness of the Developer or any other owners of the land 
subject thereto, but are secured by a lien on such land.  There is no assurance that the Developer or any 
other landowners will be able to pay the Series 2025 Special Assessments or that they will pay such Series 
2025 Special Assessments even though financially able to do so.   Neither the Developer nor any other 
subsequent landowners have any personal obligation to pay the Series 2025 Special Assessments.  Neither 
the Developer nor any subsequent landowners is a guarantor of payment of any Series 2025 Special 
Assessments, and the recourse for the failure of the Developer or any subsequent landowners to pay the 
Series 2025 Special Assessments is limited to the collection proceedings against the land subject to such 
unpaid Series 2025 Special Assessments, as described herein. Therefore, the likelihood of the collection of 
the Series 2025 Special Assessments may ultimately depend on the market value of the land subject to the 
Series 2025 Special Assessments. While the ability of the Developer or subsequent landowners to pay the 
Series 2025 Special Assessments is a relevant factor, the willingness of the Developer or subsequent 
landowners to pay the Series 2025 Special Assessments, which may also be affected by the value of the 
land subject to the Series 2025 Special Assessments, is also an important factor in the collection of Series 
2025 Special Assessments.  The failure of the Developer or subsequent landowners to pay the Series 2025 
Special Assessments could render the District unable to collect delinquent Series 2025 Special Assessments 
and provided such delinquencies are significant, could negatively impact the ability of the District to make 
the full or punctual payment of debt service on the Series 2025 Bonds. 

4. Beyond legal delays that could result from bankruptcy or other legal proceedings 
contesting an ad valorem tax or non-ad valorem assessment, the ability of the Tax Collector to sell tax 
certificates in regard to delinquent Series 2025 Special Assessments collected pursuant to the Uniform 
Method will be dependent upon various factors, including the interest rate which can be earned by 
ownership of such certificates and the value of the land which is the subject of such certificates and which 
may be subject to sale at the demand of the certificate holder after two years.  The assessment of the benefits 
to be received by the benefited land within Assessment Area Three as a result of implementation and 
development of the Assessment Area Three Project is not indicative of the realizable or market value of the 
land, which value may actually be higher or lower than the assessment of benefits.  To the extent that the 
realizable or market value of the land benefited by the Assessment Area Three Project is lower than the 
assessment of benefits, the ability of the Tax Collector to sell tax certificates relating to such land or the 
ability of the District to realize sufficient value from a foreclosure action to pay debt service on the Series 
2025 Bonds may be adversely affected.  Such adverse effect could render the District unable to collect 
delinquent Series 2025 Special Assessments, if any, and provided such delinquencies are significant, could 
negatively impact the ability of the District to make the full or punctual payment of debt service on the 
Series 2025 Bonds. 

5. The development of the Development is subject to comprehensive federal, state and local 
regulations and future changes to such regulations.  Approval is required from various public agencies in 
connection with, among other things, the design, nature and extent of planned improvements, both public 
and private, and construction of the infrastructure in accordance with applicable zoning, land use and 
environmental regulations.  Although certain approvals required to date have been received, and further 
approvals are anticipated to be received as needed, failure to obtain any such approvals or to obtain them 
in a timely manner could delay, adversely affect, or prevent the completion of the Development of the 
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District Lands as and when planned.  See “THE DEVELOPMENT – Development Plan/Status” and “– 
Environmental” herein for more information.  Moreover, the Developer has the right to modify or change 
its plan for development of Assessment Area Three, from time to time, including, without limitation, land 
use and zoning changes, changes in the overall land and phasing plans, and changes to the type, mix, size 
and number of units to be developed, and may seek in the future, in accordance with, and subject to the 
provisions of the Act, to contract or expand the boundaries of the District. 

6. The successful sale of the residential units, once such units are built within the 
Development, may be affected by unforeseen changes in general economic conditions, fluctuations in the 
real estate market and other factors beyond the control of the Developer. 

7. The value of the lands subject to the Series 2025 Special Assessments could also be 
adversely impacted by flooding or wind damage caused by hurricanes, tropical storms, or other catastrophic 
events.  In addition to potential damage or destruction to any existing development or construction in or 
near the District, such catastrophic events could potentially render the District Lands unable to support the 
development and construction of the Development.  The occurrence of any such events could materially 
adversely impact the District’s ability to pay principal and interest on the Series 2025 Bonds.  The Series 
2025 Bonds are not insured and the District’s casualty insurance policies do not insure against losses 
incurred on private lands within its boundaries 

8. Neither the Developer nor any other subsequent landowner in Assessment Area Three has 
any obligation to pay the Series 2025 Special Assessments.  As described herein, the Series 2025 Special 
Assessments are an imposition against the land only.  Neither the Developer nor any other subsequent 
landowner is a guarantor of payment of any Series 2025 Special Assessment and the recourse for the failure 
of the Developer or any other landowner, to pay the Series 2025 Special Assessments is limited to the 
collection proceedings against the land as described herein. 

9. The willingness and/or ability of an owner of benefited land to pay the Series 2025 Special 
Assessments could be affected by the existence of other taxes and assessments imposed upon such property 
by the District, the City, the County or any other local special purpose or general-purpose governmental 
entities.  City, County, school, special district taxes and special assessments, and voter-approved ad valorem 
taxes levied to pay principal of and interest on debt, including the Series 2025 Special Assessments, 
collected pursuant to the Uniform Method are payable at one time.  Public entities whose boundaries overlap 
those of the District, could, without the consent of the owners of the land within the District, impose 
additional taxes on the property within the District.  The District anticipates imposing operation and 
maintenance assessments encumbering the same property encumbered by the Series 2025 Special 
Assessments.  In addition, lands within the District may also be subject to assessments by property and 
homeowner associations. 

10. The Series 2025 Bonds may not constitute a liquid investment, and there is no assurance 
that a liquid secondary market will exist for the Series 2025 Bonds in the event an Owner thereof determines 
to solicit purchasers of the Series 2025 Bonds.  The Series 2025 Bonds are being sold pursuant to 
exemptions from registration under applicable securities laws.  No secondary market may develop and an 
owner may not be able to resell the Series 2025 Bonds.  Even if a liquid secondary market exists, there can 
be no assurance as to the price for which the Series 2025 Bonds may be sold.  Such price may be lower 
than that paid by the current Owners of the Series 2025 Bonds, depending on the progress of development 
of the Development and the lands within Assessment Area Three, existing real estate and financial market 
conditions and other factors. 

11. In addition to legal delays that could result from bankruptcy or legal proceedings contesting 
an ad valorem tax or non-ad valorem assessment, the ability of the District to enforce collection of 
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delinquent Series 2025 Special Assessments will be dependent upon various factors, including the delay 
inherent in any judicial proceeding to enforce the lien of the Series 2025 Special Assessments and the value 
of the land which is the subject of such proceedings and which may be subject to sale.  See “SECURITY 
FOR AND SOURCE OF PAYMENT OF THE SERIES 2025 BONDS” herein.  If the District has difficulty 
in collecting the Series 2025 Special Assessments, the Series 2025 Reserve Account could be rapidly 
depleted and the ability of the District to pay debt service would be materially adversely affected.  In 
addition, during an Event of Default under the Indenture, the Trustee may withdraw moneys from the Series 
2025 Reserve Account and such other Funds, Accounts and subaccounts created under the Indenture to pay 
its extraordinary fees and expenses incurred in connection with such Event of Default.  If in fact the Series 
2025 Reserve Account is accessed for such purpose, the District does not have a designated revenue source 
for replenishing such account.  Moreover, the District may not be permitted to re-assess real property then 
burdened by the Series 2025 Special Assessments in order to provide for the replenishment of the Series 
2025 Reserve Account. 

12. The value of the land within the District, the success of the development of the Assessment 
Area Three Project and the Development and the likelihood of timely payment of principal and interest on 
the Series 2025 Bonds could be affected by environmental factors with respect to the land in the District.  
Should the land be contaminated by hazardous materials, this could materially and adversely affect the 
value of the land in the District, which could materially and adversely affect the success of the development 
of the lands within Assessment Area Three and the likelihood of the timely payment of the Series 2025 
Bonds.  The District has not performed, nor has the District requested that there be performed on its behalf, 
any independent assessment of the environmental conditions within the District.  Based on the 
environmental site assessments described in “THE DEVELOPMENT – Environmental,” the Developer is 
not aware of any condition with respect to the Development which currently requires, or is reasonably 
expected to require in the foreseeable future, investigation or remediation under any applicable federal, 
state or local governmental laws or regulations relating to the environment. See “THE DEVELOPMENT – 
Environmental” for more information on the environmental site assessments.  Nevertheless, it is possible 
that hazardous environmental conditions could exist within the District and that such conditions could have 
a material and adverse impact upon the value of the benefited lands within Assessment Area Three and no 
assurance can be given that unknown hazardous materials, protected animals or vegetative species, etc., do 
not currently exist or may not develop in the future whether originating within the District or from 
surrounding property, and what effect such may have on the development of the Development. 

13. If the District should commence a foreclosure action against a landowner for nonpayment 
of Series 2025 Special Assessments and if the Series 2025 Special Assessments are not being collected 
pursuant to the Uniform Method, such landowners, and any other lien holders, including mortgagees under 
recorded mortgage instruments, may raise affirmative defenses to such foreclosure action, which although 
such affirmative defenses would likely be proven to be without merit, could result in delays in completing 
the foreclosure action.  In addition, the District is required under the Indenture to fund the costs of such 
foreclosure.  It is possible that the District will not have sufficient funds and will be compelled to request 
the Series 2025 Bondholders to allow funds on deposit under the Indenture to be used to pay the costs of 
the foreclosure action.  Under the Code, there are limitations on the amounts of Series 2025 Bond proceeds 
that can be used for such purpose.   

14. Under Florida law, a landowner may contest the assessed valuation determined for its 
property which forms the basis of ad-valorem taxes such landowner must pay.  During this contest period, 
the sale of a Tax Certificate under the Uniform Method will be suspended.  If the Series 2025 Special 
Assessments are being collected along with ad valorem taxes pursuant to the Uniform Method, tax 
certificates will not be sold with respect to the Series 2025 Special Assessment even though the landowner 
is not contesting the amount of Series 2025 Special Assessments.  However, Section 194.014, Florida 
Statutes, requires taxpayers to pay all non-ad valorem taxes and at least 75% of their ad valorem taxes 
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before they become delinquent.  Likewise, taxpayers who challenge the denial of an exemption or 
classification or a determination that their improvements were substantially complete must pay all non-ad 
valorem assessments and the amount of ad valorem taxes that they admit in good faith to be owing.  In the 
event a taxpayer fails to pay their property taxes, the Value Adjustment Board is required to deny their 
petition by written decision by April 20 of such year. 

15. The Internal Revenue Service (the “IRS”) routinely examines bonds issued by state and 
local governments, including bonds issued by community development districts.  The IRS conducted a 
lengthy examination of certain issues of bonds (for purposes of this subsection, the “Audited Bonds”) issued 
by Village Center Community Development District (the “Village Center CDD”).  During the course of the 
audit of the Audited Bonds, Village Center CDD received a ruling dated May 30, 2013, in the form of a 
non-precedential technical advice memorandum (“TAM”) concluding that Village Center CDD is not a 
political subdivision for purposes of Section 103(a) of the Code because Village Center CDD was organized 
and operated to perpetuate private control and avoid indefinitely responsibility to an electorate, either 
directly or through another elected state or local government body.  Such a conclusion could lead to the 
further conclusion that the interest on the Audited Bonds was not excludable from gross income of the 
owners of such bonds for federal income tax purposes.  Village Center CDD received a second TAM dated 
June 17, 2015, which granted relief to Village Center CDD from retroactive application of the IRS’s 
conclusion regarding its failure to qualify as a political subdivision.  Prior to the conclusion of the audits, 
the Audited Bonds were all refunded with taxable bonds.  The audit of the Audited Bonds that were issued 
for utility improvements were closed without change to the tax exempt status of those Audited Bonds on 
April 25, 2016, and the audit of the remainder of the Audited Bonds (which funded recreational amenity 
acquisitions from entities related to the principal landowner in the Village Center CDD) was closed on July 
14, 2016, without the IRS making a final determination that the interest on the Audited Bonds in question 
was required to be included in gross income.  However, the IRS letter to the Village Center CDD with 
respect to this second set of Audited Bonds noted that the IRS found that the Village Center CDD was not 
a “proper issuer of tax-exempt bonds” and that those Audited Bonds were private-activity bonds that did 
not fall in any of the categories that qualify for tax-exemption.  Although the TAMs and the letters to the 
Village Center CDD from the IRS referred to above are addressed to, and binding only on, the IRS and 
Village Center CDD in connection with the Audited Bonds, they reflect the audit position of the IRS, and 
there can be no assurance that the IRS would not commence additional audits of bonds issued by other 
community development districts raising issues similar to the issues raised in the case of the Audited Bonds  
based on the analysis set forth in the first TAM or on the related concerns addressed in the July 14, 2016 
letter to the Village Center CDD.   

On February 23, 2016, the IRS published proposed regulations designed to provide prospective 
guidance with respect to potential private business control of issuers by providing a new definition of 
political subdivision for purposes of determining whether an entity is an appropriate issuer of bonds the 
interest on which is excluded from gross income for federal tax purposes.  The proposed regulations require 
that a political subdivision (i) have the power to exercise at least one sovereign power, (ii) be formed and 
operated for a governmental purpose, and (iii) have a governing body controlled by or have significant uses 
of its funds or assets otherwise controlled by a government unit with all three sovereign powers or by an 
electorate that is not controlled by an unreasonably small number of unrelated electors.  On October 4, 
2017, the Treasury Department (“Treasury”) announced that it will withdraw the proposed regulations, 
stating that, “while Treasury and the IRS continue to study the legal issues relating to political subdivisions, 
Treasury and the IRS currently believe that these proposed regulations should be withdrawn in their 
entirety.”  On October 20, 2017 a notice of withdrawal was published in the Federal Register.  Treasury 
and the IRS may propose more targeted guidance in the future after further study of the relevant legal issues. 

It has been reported that the IRS has closed audits of other community development districts in 
Florida with no change to such districts’ bonds’ tax-exempt status, but has advised such districts that such 
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districts must have public electors within five years of the issuance of tax-exempt bonds or their bonds may 
be determined to be taxable retroactive to the date of issuance.  Pursuant to the Act, general elections are 
not held until the later of six years and there are 250 qualified electors in the district.  Currently, all of the 
current members of the Board are employees of, or affiliated with, the Developer.  The Developer will 
certify as to its expectations as to the timing of the transition of control of the Board to qualified electors 
pursuant to the Act, and its expectations as to compliance with the Act by any members of the Board that 
they elect.  Such certification by the Developer does not ensure that such certification shall be determinative 
of, or may influence the outcome of any audit by the IRS, or any appeal from such audit, that may result in 
an adverse ruling that the District is not a political subdivision for purposes of Section 103(a) of the Code.  
Further, there can be no assurance that an audit by the IRS of the Series 2025 Bonds will not be commenced.  
The District has no reason to believe that any such audit will be commenced, or that any such audit, if 
commenced, would result in a conclusion of noncompliance with any applicable state or federal law.   

Owners of the Series 2025 Bonds are advised that, if the IRS does audit the Series 2025 Bonds, 
under its current procedures, at least during the early stages of an audit, the IRS will treat the District as the 
taxpayer, and the Owners of the Series 2025 Bonds may have limited rights to participate in those 
proceedings.  The commencement of such an audit could adversely affect the market value and liquidity of 
the Series 2025 Bonds until the audit is concluded, regardless of the ultimate outcome.  In addition, in the 
event of an adverse determination by the IRS with respect to the tax-exempt status of interest on the Series 
2025 Bonds, it is unlikely the District will have available revenues to enable it to contest such determination 
or enter into a voluntary financial settlement with the IRS.  Further, an adverse determination by the IRS 
with respect to the tax-exempt status of interest on the Series 2025 Bonds would adversely affect the 
availability of any secondary market for the Series 2025 Bonds.  Should interest on the Series 2025 Bonds 
become includable in gross income for federal income tax purposes, not only will Owners of Series 2025 
Bonds be required to pay income taxes on the interest received on such Series 2025 Bonds and related 
penalties, but because the interest rate on such Series 2025 Bonds will not be adequate to compensate 
Owners of the Series 2025 Bonds for the income taxes due on such interest, the value of the Series 2025 
Bonds may decline. 

THE INDENTURE DOES NOT PROVIDE FOR ANY ADJUSTMENT IN THE INTEREST 
RATE ON THE SERIES 2025 BONDS IN THE EVENT OF AN ADVERSE DETERMINATION BY 
THE IRS WITH RESPECT TO THE TAX-EXEMPT STATUS OF INTEREST ON THE SERIES 2025 
BONDS. PROSPECTIVE PURCHASERS OF THE SERIES 2025 BONDS SHOULD EVALUATE 
WHETHER THEY CAN OWN THE SERIES 2025 BONDS IN THE EVENT THAT THE INTEREST 
ON THE SERIES 2025 BONDS BECOMES TAXABLE AND/OR THE DISTRICT IS EVER 
DETERMINED TO NOT BE A POLITICAL SUBDIVISION FOR PURPOSES OF THE CODE AND/OR 
THE SECURITIES ACT (AS HEREINAFTER DEFINED). 

16. In addition to a possible determination by the IRS that the District is not a political 
subdivision for purposes of the Code, and regardless of the IRS determination, it is possible that federal or 
state regulatory authorities could also determine that the District is not a political subdivision for purposes 
of the federal and state securities laws.  Accordingly, the District and purchasers of Series 2025 Bonds may 
not be able to rely on the exemption from registration under the Securities Act of 1933, as amended (the 
“Securities Act”), relating to securities issued by political subdivisions.  In that event the Owners of the 
Series 2025 Bonds would need to ensure that subsequent transfers of the Series 2025 Bonds are made 
pursuant to a transaction that is not subject to the registration requirements of the Securities Act. 

17. Various proposals are mentioned from time to time by members of the Congress of the 
United States of America and others concerning reform of the internal revenue (tax) laws of the United 
States.  In addition, the IRS may, in the future, issue rulings that have the effect of changing the 
interpretation of existing tax laws.  Certain of these proposals and interpretations, if implemented or upheld, 
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could have the effect of diminishing the value of obligations of states and their political subdivisions, such 
as the Series 2025 Bonds, by eliminating or changing the tax-exempt status of interest on certain of such 
bonds.  Whether any of such proposals will ultimately become or be upheld as law, and if so, the effect 
such proposals could have upon the value of bonds such as the Series 2025 Bonds, cannot be predicted.  
However, it is possible that any such law or interpretation could have a material and adverse effect upon 
the availability of a liquid secondary market and/or the value of the Series 2025 Bonds.  See also “TAX 
MATTERS.” 

18. There can be no assurance, in the event the District does not have sufficient moneys on 
hand to complete the Assessment Area Three Project, that the District will be able to raise through the 
issuance of bonds, or otherwise, the moneys necessary to complete the Assessment Area Three Project.   

19. Further, pursuant to the Third Supplemental Indenture, the District will covenant not to 
issue any other Bonds or other debt obligations secured by the Series 2025 Special Assessments.  In 
addition, the District covenants not to issue any other Bonds or debt obligations for capital projects, secured 
by Special Assessments on the assessable lands within the District that are subject to the Series 2025 Special 
Assessments, until the Series 2025 Special Assessments are Substantially Absorbed.  See “SECURITY 
FOR AND SOURCE OF PAYMENT OF THE SERIES 2025 BONDS – Additional Obligations” for more 
information.  The Developer will enter into the Completion Agreement with the District with respect to any 
unfinished portions of the Assessment Area Three Project not funded with the proceeds of the Series 2025 
Bonds or future bonds, but there is no assurance that the Developer will have sufficient resources to 
complete the Assessment Area Three Project.  The Developer will also execute and deliver to the District 
the Collateral Assignment, pursuant to which the Developer will collaterally assign to the District, to the 
extent assignable and to the extent that they are solely owned or controlled by the Developer, all of the 
Development Rights.  See “THE CAPITAL IMPROVEMENT PLAN AND THE ASSESSMENT AREA 
THREE PROJECT” and “THE DEVELOPMENT” herein for more information. 

20. The Land Purchasers (as defined herein), who have each agreed or are expected to agree 
to purchase from the Developer a portion of Assessment Area Three that will be developed into lots, have 
the right to terminate their respective Land Sale Contracts (as defined herein) in the event that certain 
conditions are not met, including without limitation the satisfactory completion of an inspection period and 
completion of development of the Assessment Area Three Project.   If the Land Sale Contracts are (i) not 
finalized or (ii) if they are finalized but the Land Purchasers do not complete their purchase and residential 
units are not built and sold to homebuyers, the burden for payment of the Series 2025 Special Assessments 
with respect to any unsold portions of Assessment Area Three will lie solely with the Developer and/or any 
subsequent landowner(s) in Assessment Area Three, if and to the extent applicable.  See “THE CAPITAL 
IMPROVEMENT PLAN AND THE ASSESSMENT AREA THREE PROJECT” and “THE 
DEVELOPMENT – Land Sale Contracts” herein for more information. 

21. It is impossible to predict what new proposals may be presented regarding ad valorem tax 
reform and/or community development districts during upcoming legislative sessions, whether such new 
proposals or any previous proposals regarding the same will be adopted by the Florida Senate and House 
of Representatives and signed by the Governor, and, if adopted, the form thereof.  On October 31, 2014, 
the Auditor General of the State released a 31-page report which requests legislative action to establish 
parameters on the amount of bonds a community development district may issue and provide additional 
oversight for community development district bonds.  This report renews requests made by the Auditor 
General in 2011 that led to the Governor of the State issuing an Executive Order on January 11, 2012 (the 
“Executive Order”) directing the Office of Policy and Budget in the Executive Office of the Governor 
(“OPB”) to examine the role of special districts in the State.  As of the date hereof, the OPB has not made 
any recommendations pursuant to the Executive Order nor has the Florida legislature passed any related 
legislation.  It is impossible to predict with certainty the impact that any future legislation will or may have 
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on the security for the Series 2025 Bonds.  It should be noted that Section 190.16(14) of the Act provides 
in pertinent part that “The state pledges to the holders of any bonds issued under the Act that it will not 
limit or alter the rights of the district to levy and collect the … assessments… and to fulfill the terms of any 
agreement made with the holders of such bonds … and that it will not impair the rights or remedies of such 
holders.” 

22. In the event a bank forecloses on property because of a default on the mortgage and then 
the bank itself fails, the Federal Deposit Insurance Corporation (the “FDIC”), as receiver will then become 
the fee owner of such property.  In such event, the FDIC will not, pursuant to its own rules and regulations, 
likely be liable to pay the Series 2025 Special Assessments.  In addition, the District would be required to 
obtain the consent of the FDIC prior to commencing a foreclosure action. 

23. The District relies on a technological environment to conduct its operations. The District, 
its agents and other third parties the District does business with or otherwise relies upon are subject to cyber 
threats including, but not limited to, hacking, viruses, malware and other attacks on computer and other 
sensitive digital networks and systems. Entities or individuals may attempt to gain unauthorized access to 
such parties’ digital systems for the purposes of misappropriating assets or information or causing 
operational disruption and damage.  No assurances can be given that any such attack(s) will not materially 
impact the operations or finances of the District, which could impact the timely payment of debt service on 
the Series 2025 Bonds. 

24. The COVID-19 pandemic severely impacted global financial markets, unemployment 
levels and commerce generally.  It is possible that, in the future, the spread of epidemic or pandemic 
diseases and/or government health and public safety restrictions imposed in response thereto could 
adversely impact the District, the Developer, the timely and successful completion of the Assessment Area 
Three Project, Assessment Area Three and the construction and sale to purchasers of residential units in 
Assessment Area Three.  Such impacts could include delays in obtaining development approvals, 
construction delays, supply chain delays, or increased costs. See also “BONDOWNERS’ RISKS – No. 6” 
and “‒No. 17” herein. 

25. In addition to being subject to optional and mandatory sinking fund redemptions, the Series 
2025 Bonds are subject to extraordinary mandatory redemption as a result of prepayments of the Series 
2025 Special Assessments by the Developer or subsequent owners of the property within Assessment Area 
Three.  Any such redemptions of the Series 2025 Bonds would be at the principal amount of such Series 
2025 Bonds being redeemed plus accrued interest to the date of redemption.  In such event, owners of the 
Series 2025 Bonds may not realize their anticipated rate of return on the Series 2025 Bonds and owners of 
any Premium Bonds (as defined herein) may receive less than the price they paid for the Series 2025 Bonds.  
See “DESCRIPTION OF THE SERIES 2025 BONDS – Redemption Provisions” and “SECURITY FOR 
AND SOURCE OF PAYMENT OF THE SERIES 2025 BONDS – Prepayment of Series 2025 Special 
Assessments” herein for more information. 
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ESTIMATED SOURCES AND USES OF FUNDS 

The table that follows summarizes the estimated sources and uses of proceeds of the Series 2025 
Bonds: 

Sources of Funds:  
Par Amount of Series 2025 Bonds $ 
[Plus][Less][Net] Original Issue [Premium][Discount]   

Total Sources $  
  
Use of Funds:  

Deposit to Series 2025 Acquisition and Construction Account $ 
Deposit to Series 2025 Reserve Account  
Deposit to Series 2025 Interest Account(1)  
Costs of Issuance, including Underwriter’s Discount(2)   

Total Uses $  

____________________ 
(1) To be applied to pay interest on the Series 2025 Bonds through at least November 1, 2025. 
(2) Costs of issuance includes, without limitation, legal fees and other costs associated with the issuance the Series 

2025 Bonds. 
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DEBT SERVICE REQUIREMENTS 

The following table sets forth the scheduled debt service on the Series 2025 Bonds: 

Year Ending 
November 1 

Principal 
(Amortization) Interest Total Debt Service 

2025 $  $  $  
2026    
2027    
2028    
2029    
2030    
2031    
2032    
2033    
2034    
2035    
2036    
2037    
2038    
2039    
2040    
2041    
2042    
2043    
2044    
2045    
2046    
2047    
2048    
2049    
2050    
2051    
2052    
2053    
2054    

  2055*       
TOTAL $  $  $  

_______________________ 
* The Series 2025 Bonds mature on May 1, 20__. 
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THE DISTRICT 

General 

The District is an independent local unit of special-purpose government of the State created in 
accordance with the provisions of the Act by Ordinance No. 2020-49 duly enacted by the Board of County 
Commissioners (the “Commissioners”) of Osceola County, Florida (the “County”) on June 15, 2020 and 
effective on June 16, 2020, as amended by Ordinance No. 2020-66, Ordinance No. 2021-86 and Ordinance 
No. 2023-15 duly enacted by the Commissioners of the County on September 21, 2020, December 13, 2021 
and December 18, 2023, respectively, and effective on September 23, 2020, December 16, 2021 and 
December 27, 2023, respectively.  The boundaries of the District currently include approximately 
1,390.074+/- gross acres of land, located within the City.  The District is being developed as a residential 
planned development in phases and is currently planned to contain approximately 4,608 residential units at 
build-out consisting of 2,473+/- single-family detached units, 1,210+/- townhome/duplex attached units 
and 925+/- multi-family apartment units.  See “THE DEVELOPMENT” herein for more information. 

Legal Powers and Authority 

The District is an independent unit of local government created pursuant to, and established in 
accordance with the Act.  The Act was enacted in 1980 to provide a uniform method for the establishment 
of independent districts to manage and finance basic community development services, including capital 
infrastructure required for community developments throughout the State.  The Act provides legal authority 
for community development districts (such as the District) to finance the acquisition, construction, 
operation and maintenance of the infrastructure for community development pursuant to its general law 
charter (Sections 190.006 through 190.041, Florida Statutes).  The District is classified as an independent 
district under Chapter 189, Florida Statutes. 

Among other provisions, the Act gives the District’s Board of Supervisors, as the governing body, 
the authority to, among other things, (a) plan, establish, acquire, construct or reconstruct, enlarge or extend, 
equip, operate and maintain systems and facilities for, among other things:  (i) water management and 
control for lands within the District and to connect any of such facilities with roads and bridges; (ii) water 
supply, sewer and waste-water management, reclamation and reuse systems or any combination thereof and 
to construct and operate connecting intercept or outlet sewers and sewer mains and pipes and water mains, 
conduits, or pipelines in, along, and under any street, alley, highway, or other public place or ways, and to 
dispose of any effluent, residue, or other byproducts of such system or sewer system; (iii) District roads 
equal to or exceeding the specifications of the county in which such District roads are located and street 
lights, landscaping, hardscaping and undergrounding of electric utility lines; and (iv) with the consent of 
the local general-purpose government within the jurisdiction of which the power is to be exercised, parks 
and facilities for indoor and outdoor recreational uses and security; (b) borrow money and issue bonds of 
the District; (c) impose and foreclose special assessments liens as provided in the Act; and (d) exercise all 
other powers, necessary, convenient, incidental or proper in connection with any of the powers or duties of 
the District stated in the Act. 

The Act does not empower the District to adopt and enforce any land use plans or zoning ordinances 
and the Act does not empower the District to grant building permits; these functions are to be performed 
by general purpose local governments having jurisdiction over the lands within the District. 

The Act exempts all property owned by the District from levy and sale by virtue of an execution 
and from judgment liens, but does not limit the right of any owner of Bonds of the District to pursue any 
remedy for enforcement of any lien or pledge of the District in connection with its bonds, including the 
Series 2025 Bonds. 
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Board of Supervisors 

The governing body of the District is its Board of Supervisors (the “Board”), which is composed 
of five Supervisors (the “Supervisors”).  The Act provides that, at the initial meeting of the landowners, 
Supervisors must be elected by the landowners with the two Supervisors receiving the highest number of 
votes to serve for four years and the remaining Supervisors to serve for a two-year term.  Three of the five 
Supervisors are elected to the Board every two years in November.  At such election the two Supervisors 
receiving the highest number of votes are elected to four-year terms and the remaining Supervisor is elected 
to a two-year term.  Until the later of six (6) years after the initial appointment of Supervisors or the year 
in which there are at least 250 qualified electors in the District, or such earlier time as the Board may decide 
to exercise its ad valorem taxing power, the Supervisors are elected by vote of the landowners of the District.   
Currently, all of the current members of the Board are employees of, or affiliated with, the Developer.  
Ownership of the land within the District entitles the owner to one vote per acre (with fractions thereof 
rounded upward to the nearest whole number and, for purposes of determining voting interests, platted lots 
shall be counted individually and rounded up to the nearest whole acre and shall not be aggregated for 
determining the number of voting units held).  Upon the later of six (6) years after the initial appointment 
of Supervisors or the year in which there are at least 250 qualified electors in the District, the Supervisors 
whose terms are expiring will be elected (as their terms expire) by qualified electors of the District, except 
as described below.  A qualified elector is a registered voter who is at least eighteen years of age, a resident 
of the District and the State of Florida and a citizen of the United States.  At the election where Supervisors 
are first elected by qualified electors, two Supervisors must be qualified electors and be elected by qualified 
electors, both to four-year terms.  Thereafter, as terms expire, all Supervisors must be qualified electors and 
are elected to serve four-year terms.  If there is a vacancy on the Board, whether as a result of the resignation 
or removal of a Supervisor or because no elector qualifies for a seat to be filled in an election, the remaining 
Board members are to fill such vacancy for the unexpired term. 

Notwithstanding the foregoing, if at any time the Board proposes to exercise its ad valorem taxing 
power, prior to the exercise of such power, it shall call an election at which all Supervisors shall be qualified 
electors and shall be elected by qualified electors in the District.  Elections subsequent to such decision 
shall be held in a manner such that the Supervisors will serve four-year terms with staggered expiration 
dates in the manner set forth in the Act. 

The Act provides that it shall not be an impermissible conflict of interest under Florida law 
governing public officials for a Supervisor to be a stockholder, officer or employee of a landowner or of 
any entity affiliated with a landowner. 

The current members of the Board and the expiration of the term of each member are set forth 
below: 

Name Title Term Expires 

Noah Breakstone* Chairperson November 2028 
Kevin Mays* Vice-Chairperson November 2028 

Kevin Kramer* Assistant Secretary November 2026 
Justin Onorato* Assistant Secretary November 2026 

Jody Pino* Assistant Secretary November 2026 
_________________________ 
* Employee of, or affiliated with, BTI. 
 

A majority of the members of the Board constitutes a quorum for the purposes of conducting its 
business and exercising its powers and for all other purposes.  Action taken by the Board shall be upon a 
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vote of a majority of the members present unless general law or a rule of the District requires a greater 
number.  All meetings of the Board are open to the public under Florida’s open meeting or “Sunshine” law. 

The District Manager and Other Consultants 

The chief administrative official of the District is the District Manager (as hereinafter defined).  
The Act provides that a district manager shall have charge and supervision of the works of the District and 
shall be responsible for preserving and maintaining any improvement or facility constructed or erected 
pursuant to the provisions of the Act, for maintaining and operating the equipment owned by the District, 
and for performing such other duties as may be prescribed by the Board.   

The District has retained Wrathell, Hunt and Associates, LLC, Boca Raton, Florida, to serve as its 
district manager (the “District Manager”).  The District Manager’s office is located in 2300 Glades Road, 
Suite 410W, Boca Raton, Florida 33431. 

The Act further authorizes the Board to hire such employees and agents as it deems necessary.  
Thus, the District has employed the services of Kutak Rock LLP, Tallahassee, Florida, as District Counsel; 
Greenberg Traurig, P.A., Miami, Florida, as Bond Counsel and Hanson, Walter & Associates, Inc. as 
District Engineer. The Board has also retained the District Manager to serve as Methodology Consultant. 

Prior Indebtedness 

The District previously issued the following bonds: 

 $19,895,000 aggregate principal amount Special Assessment Revenue Bonds, Series 2021 
(the “Series 2021 Bonds”), currently outstanding in the principal amount of $18,245,000, 
to finance certain master public infrastructure improvements (the “Assessment Area One 
Project”); and 

 $33,925,000 aggregate principal amount Special Assessment Revenue Bonds, Series 2022 
(the “Series 2022 Bonds”), currently outstanding in the principal amount of $31,770,000, 
to finance certain master public infrastructure improvements (the “Assessment Area Two 
Project”). 

The Series 2025 Pledged Revenues are not pledged to the payment of the principal of and interest 
on the Series 2021 Bonds or the Series 2022 Bonds, and the Series 2021 Special Assessments and the Series 
2022 Special Assessments securing the Series 2021 Bonds and the Series 2022 Bonds, respectively, are not 
pledged to the payment of the principal of and interest on the Series 2025 Bonds.  After the issuance of the 
Series 2025 Bonds, the Series 2025 Special Assessments will be the only debt assessments levied on the 
lands securing the Series 2025 Bonds.  The Series 2021 Special Assessments are the only debt assessments 
levied on the lands within Assessment Area One.  The Series 2022 Special Assessments are the only debt 
assessments levied on the lands within Assessment Area Two. 

 

[Remainder of page intentionally left blank.]  
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THE CAPITAL IMPROVEMENT PLAN AND THE ASSESSMENT AREA THREE PROJECT 

Hanson, Walter & Associates, Inc. (the “District Engineer”) prepared a report entitled Engineer’s 
Report for the Edgewater East Community Development District, dated August 26, 2020 (the “Master 
Engineer’s Report”), as supplemented by a report entitled Supplemental Engineer’s Report for Assessment 
Area 3 (ED-6S) for the Edgewater East Community Development District, dated January 9, 2025 (the 
“Supplemental Engineer’s Report” and, together with the Master Engineer’s Report, the “Engineer’s 
Report”), which sets forth certain public infrastructure improvements necessary for the development of 
approximately 4,608 residential units planned for the Development (the “Capital Improvement Plan”).   

Land development associated with the Development will occur in multiple phases.  Assessment 
Area One consists of approximately 208.91+/- gross acres and is planned to contain 1,073+/- residential 
units (“Assessment Area One”). Assessment Area Two consists of approximately 687.69+/- gross acres and 
is planned to contain 2,039+/- residential units (“Assessment Area Two”).  Assessment Area Three consists 
of approximately 286.8+/- gross acres and is planned to contain approximately 679+/- residential units 
within parcel ED-6S (“Assessment Area Three”).  The portion of the Capital Improvement Plan associated 
with Assessment Area One is referred to herein as the “Assessment Area One Project.” The portion of the 
Capital Improvement Plan associated with Assessment Area Two is referred to herein as the “Assessment 
Area Two Project.” The portion of the Capital Improvement Plan associated with Assessment Area Three 
is referred to herein as the “Assessment Area Three Project.” 

The District previously issued its Series 2021 Bonds and Series 2022 Bonds in order to finance 
certain portions of each of the Assessment Area One Project and the Assessment Area Two Project, 
respectively.  The Assessment Area One Project is substantially complete, and the Assessment Area Two 
Project is expected to be completed in the third calendar quarter of 2025. See “THE DEVELOPMENT – 
Update on Assessment Area One and Assessment Area Two” herein for more information. 

The District is issuing its Series 2025 Bonds to finance a portion of the Assessment Area Three 
Project. The Developer and/or the District will install the master infrastructure improvements which 
constitute the Assessment Area Three Project; and the Developer intends to sell permitted, undeveloped 
parcels to third-party homebuilders that will install the Neighborhood Infrastructure for the lands securing 
the Series 2025 Bonds.   
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The District Engineer, in the Engineer’s Report, estimates the total cost of the Assessment Area 
Three Project to be $23,870,000, as more particularly described below.  The Assessment Area Three Project 
consists of master infrastructure improvements only consisting of roadway improvements, a stormwater 
management system, utilities, hardscape and landscape, undergrounding of electrical utility lines, and 
associated professional fees and soft costs.  The roadway improvements consist of (i) a 0.5-mile spine road 
providing access from Assessment Area Two to Assessment Area Three to the south (“Cross Prairie 
Parkway South”) and (ii) a 0.5-mile extension of Cross Prairie Parkway South to the north of the 
Development (“Cross Prairie Parkway North”) providing access to the Development’s Urban Center and 
the new Florida Turnpike interchange.  See “THE DEVELOPMENT – Zoning and Permitting” herein for 
more information.  Such Florida Turnpike interchange, which is not part of the Assessment Area Three 
Project, is currently under construction.  The Land Purchasers or other builders within Assessment Area 
Three will be responsible for the Neighborhood Infrastructure that corresponds to their respective 
Neighborhood (as defined herein). 

Assessment Area Three Project Description Total 
Roadways (includes traffic signal and box culvert) $ 7,000,000 
Right of Way Acquisition 500,000 
Stormwater Management 2,800,000  
Utilities (Water, Sewer, Reclaim) 2,800,000  
Hardscape/Landscape/Irrigation/Trails 3,200,000  
Undergrounding of Conduit  2,200,000  
Environmental Conservation/Mitigation 800,000  
Professional Services 2,400,000  
Contingency (10%)     2,170,000  
Total $23,870,000*  

____________________ 
* The probable costs estimated herein do not include anticipated carrying costs, interest reserves or other 
anticipated District expenditures that may be incurred. 
 

The Assessment Area Three Project is expected to commence in July 2025 and is expected to be 
completed by the fourth calendar quarter of 2026.  As of April 2025, the Developer has spent approximately 
$53.6 million in land development costs associated with the Development.  The net proceeds from the 
Series 2025 Bonds are expected to be approximately $8.3 million* and such proceeds will be used by the 
District towards the funding of construction and/or acquisition of the Assessment Area Three Project.  The 
Developer will enter into a Completion Agreement that will obligate the Developer to complete any portions 
of the Assessment Area Three Project not funded with proceeds of the Series 2025 Bonds or future bonds.  
See “BONDOWNERS’ RISKS – No. 18” herein.  

Pursuant to that certain Force Main Construction Agreement/Kissimmee Park Road dated 
December 18, 2024 by and among the Tohopekaliga Water Authority, the District and developers of 
adjacent lands for the construction of a sewer force main, the District has designed, permitted, and is 
currently constructing, a sewer force main to serve the Development and adjacent parcels owned by the 
other developers.  See “– Zoning and Permitting” herein for more information. 

The Developer and/or District is in the process of negotiating and expects to enter into separate 
agreements with the County and/or with the City and/or the Tohopekaliga Water Authority, which will 
grant the District mobility fee credits to pay the costs of the oversizing of certain roads and/or utility impact 

 
* Preliminary, subject to change. 
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fee credits to pay the costs of the oversizing of certain sanitary sewer, potable water and reclaimed water 
utility systems, respectively.  

The Developer and/or District expects to receive approximately $10 million (which amount is 
subject to change) in mobility fee and utility impact fee credits, which it will sell to the Developer (if the 
District receives impact fee credits and mobility fee credits) or homebuilders and use the proceeds thereof 
to fund the portion of the costs of the Assessment Area Three Project related to such oversizing.  The 
Developer or the District is obligated to pay all of the costs of oversizing that are not ultimately funded 
from the proceeds of the sale of the credits. 

Additional series of bonds may be issued in the future to finance future phases of the Development. 
The Series 2021 Bonds and the Series 2022 Bonds are, and such additional series of bonds will be, secured 
by special assessments levied on lands which are separate and distinct from the lands securing the Series 
2025 Bonds. See “SECURITY FOR AND SOURCE OF PAYMENT OF THE SERIES 2025 BONDS – 
Additional Obligations” herein for more information. 

The District Engineer has indicated that it is reasonable to assume that all necessary regulatory 
approvals to construct the Assessment Area Three Project that are set forth in the Engineer’s Report have 
been obtained or will be obtained in due course. In addition to the Engineer’s Report, please refer to “THE 
DEVELOPMENT – Zoning and Permitting” for a more detailed description of the entitlement and 
permitting status of the Development.  See “APPENDIX A – ENGINEER’S REPORT” for more 
information regarding the above improvements.  
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The information appearing below under the captions “THE DEVELOPMENT” and “THE 
DEVELOPER” has been furnished by the Developer for inclusion in this Limited Offering Memorandum 
and, although believed to be reliable, such information has not been independently verified by Bond 
Counsel, the District or its counsel, or the Underwriter or its counsel, and no persons other than the 
Developer make any representation or warranty as to the accuracy or completeness of such information 
supplied by them. The following information is provided by the Developer as a means for the prospective 
bondholders to understand the anticipated development plan and risks associated with the Development. 
Neither the Developer nor any other affiliate of the Developer is guaranteeing payment of the Series 2025 
Bonds or the Series 2025 Special Assessments. 

THE DEVELOPMENT 

General 

The District Lands currently encompass approximately 1,390.074+/- gross acres of land located 
within the City of St. Cloud, Florida.  The District Lands are being developed as an approximately 4,608+/- 
unit master planned residential community to be known as “Crossprairie” and referred to herein as the 
“Development.”  The general location of the Development is east of Lake Tohopekaliga, west of the Florida 
Turnpike, north of Gator Bay Slough, and on each side of Kissimmee Park Road.  The Development is 
approximately thirty minutes away from the Disney World Resort and the Orlando International Airport.  
The Development is generally located in the Lake Tohopekaliga area of the County, which is experiencing 
rapid growth.  Nearby communities include Tohoqua, Kindred, Hanover Lakes and Twin Lakes.  Other 
nearby communities to be developed in the near future include Toho Trace by BTI, Kissimmee Park by 
Metro Development, Waterlin by Wheelock and Bella Tara by Centerline Capital.  The Development will 
serve as a bedroom community to the Orlando, Florida metropolitan service area.  Set forth below is a map 
which depicts the approximate location of the Development. 
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Land development associated with the Development will occur in multiple phases.  Assessment 
Area One consists of approximately 208.91+/- gross acres within parcel ED-4 and is planned to contain 
1,073+/- residential units (“Assessment Area One”). Assessment Area Two consists of approximately 
687.69+/- gross acres within parcels ED-5, ED-2, and ED-6 North and is planned to contain 2,039+/- 
residential units (“Assessment Area Two”).  Assessment Area Three consists of approximately 286.8+/- 
gross acres within parcel ED-6 South and is planned to contain approximately 679+/- residential units 
(“Assessment Area Three”). Set forth below is a map which depicts the parcels within the Development. 

 

The District previously issued its Series 2021 Bonds and Series 2022 Bonds to finance certain 
portions of each of the Assessment Area One Project and the Assessment Area Two Project, respectively.  
The Assessment Area One Project is substantially complete, and the Assessment Area Two Project is 
expected to be completed in the third calendar quarter of 2025. See “THE DEVELOPMENT – Update on 
Assessment Area One and Assessment Area Two” herein for more information. 

The District is issuing its Series 2025 Bonds to finance a portion of the Assessment Area Three 
Project. The Series 2025 Bonds will be secured by the Series 2025 Special Assessments, which will initially 
be levied on the approximately 286.8+/- gross acres of land which compose Assessment Area Three.  As 
platting of the residential units within Assessment Area Three occurs, the Series 2025 Special Assessments 
will be assigned to the 679+/- residential units planned for Assessment Area Three on a first platted, first 
assigned basis as set forth in the Assessment Methodology attached hereto.  To the extent that any 
residential land within Assessment Area Three which has not been platted is sold, the Series 2025 Special 
Assessments will be assigned to such parcel at the time of the sale based upon the development rights 
associated with such parcel that are transferred from seller to buyer.  See “APPENDIX E – ASSESSMENT 
METHODOLOGY” attached hereto and “– Taxes, Fees and Assessments” herein for more information.   

Additional series of bonds may be issued in the future to finance future phases of the Development. 
The Series 2021 Bonds and the Series 2022 Bonds are, and such additional series of bonds will be, secured 
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by special assessments levied on lands which are separate and distinct from the lands securing the Series 
2025 Bonds. See “SECURITY FOR AND SOURCE OF PAYMENT OF THE SERIES 2025 BONDS – 
Additional Obligations” herein for more information. 

Edgewater Property Holdings, LLC, a Delaware limited liability company doing business in Florida 
as Edgewater Property Florida Holdings, LLC (the “Developer”), is the developer of the Development and 
the landowner of the lands securing the Series 2025 Bonds.  The Developer and/or the District will install 
the master infrastructure improvements; and the Developer intends to sell permitted, undeveloped parcels 
to the Land Purchasers or other builders, who will, in turn, install the Neighborhood Infrastructure 
associated with the lands securing the Series 2025 Bonds.  As more particularly described herein, the 
Developer has entered into contracts for an aggregate of 605 of the 679 planned lots within Assessment 
Area Three with: (i) Tamarack (as defined herein) for the sale of land planned for 224+/- lots located within 
Assessment Area Three, and (ii) M/I Homes (as defined herein) for the sale of land planned for 381+/- lots 
located within Assessment Area Three, each with master infrastructure installed (collectively, the “Land 
Sale Contracts”). Tamarack and M/I Homes are collectively referred to herein as the “Land Purchasers.” 
There can be no assurance that any of the Land Purchasers will close on their respective Land Sale 
Contracts.  The Developer expects to enter into a contract with one or more homebuilders for the remaining 
74 planned lots within Assessment Area Three by the fourth calendar quarter of 2025.  Pursuant to an 
agreement between Tamarack and K. Hovnanian’s Four Seasons at Crossprairie, LLC, a Florida limited 
liability company (“K. Hovnanian”), Tamarack has agreed to install the parcel infrastructure for the 224 
lots subject to the Tamarack Contract and convey such finished lots to K. Hovnanian.  K. Hovnanian will 
market and construct the 224 planned homes for sale to homebuyers. See “THE DEVELOPMENT — Land 
Sale Contracts” and “BONDOWNERS’ RISKS” for more information on the Land Purchasers and the Land 
Sale Contracts. 

At build-out, the Series 2025 Special Assessments are ultimately expected to be assigned to 679+/- 
residential units, consisting of (i) 223 townhome/duplex units, and (iii) 456 single-family homes.  
Townhome/duplex units are expected to range in size from approximately 1,000 square feet to 2,000 square 
feet and starting price points are expected to average approximately $250,000. Single-family units are 
expected to range in size from approximately 1,200 square feet to 4,000 square feet and price points are 
expected to average approximately $350,000. The target customers for townhome/duplex and single-family 
units for the lands securing the Series 2025 Bonds are first time homeowners and move up buyers. See 
“THE DEVELOPMENT — Residential Product Offerings” herein for more information.  

Update on Assessment Area One and Assessment Area Two 

Assessment Area One. The District previously issued its Series 2021 Bonds to finance a portion of 
the Assessment Area One Project. The Assessment Area One Project is substantially complete. All 1,073 
lots planned for Assessment Area One have been developed, platted, and closed with homebuilders. As of 
April 2025, approximately 564 homes have closed with homebuyers and an additional 77 homes are under 
contract pending closing within Assessment Area One. The homebuilders within Assessment Area One are 
JCH CP, LLC (d/b/a Jones Homes), M/I Homes of Orlando, LLC, and Meritage Homes of Florida, Inc. 

Assessment Area Two. The District subsequently issued its Series 2022 Bonds to finance a portion 
of the Assessment Area Two Project. The Assessment Area Two Project is underway and expected to be 
completed in the third calendar quarter of 2025. Assessment Area Two was originally planned to contain 
1,990 residential units consisting of (i) 570 units within parcel ED-5, (ii) 648 units within parcel ED-2, and 
(iii) 772 units within parcel ED-6 North.  Due to a change in development plans, parcel ED-6 North 
(originally planned to contain 772 units) is now planned to contain 821 units. The homebuilders within 
Assessment Area Two are Lennar Homes, LLC, Beazer Homes, LLC, K Hovnanian, David Weekley 
Homes and M/I Homes of Orlando, LLC. 
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With respect to Assessment Area Two, Lennar Homes is under contract to purchase all 648 lots 
planned for parcel ED-2 in a series of three separate takedowns. Lennar Homes closed on 323 lots in June 
2024. The second and third takedowns of 142 lots and 183 lots within parcel ED-2, respectively, are 
expected to occur in December 2025 and December 2026, respectively. Beazer Homes closed on 245 lots 
planned for parcel ED-5 in March 2024.  

The remaining land within parcel ED-5 planned for approximately 325 multifamily apartment units 
is not under contract at this time.  

Parcel ED-6 (which includes both ED-6 North within Assessment Area Two and ED-6 South within 
Assessment Area Three) is under contract with (i) Tamarack for 641 lots to be purchased in a series of three 
takedowns, (ii) David Weekley Homes for 404 lots to be purchased in two separate takedowns, and (iii) 
M/I Homes for 381 lots to be purchased in two separate takedowns. Tamarack closed on 204 lots in 
December 2024 and David Weekley closed on 241 lots in November 2024. M/I Homes first takedown is 
expected to occur in the third calendar quarter of 2025.  Tamarack has agreed to install the parcel 
infrastructure for the 224 lots subject to the Tamarack Contract and convey such finished lots to K. 
Hovnanian.  K. Hovnanian will market and construct the 224 planned homes for sale to homebuyers. 

As of December 30, 2024, of the 2,039 units planned to secure the Series 2022 Bonds, 1,013 lots 
have closed with homebuilders.  Sales within Assessment Area Two are expected to commence in the third 
calendar quarter of 2025. 

Land Acquisition and Finance Plan 

The Developer acquired the 1,390.074+/- gross acres of land currently within the District in a series 
of transactions for approximately $42,116,154 in the aggregate.   

The District Engineer estimates that the total master infrastructure development costs associated 
with Assessment Area Three will be approximately $23,870,000.  As of April 2025, the Developer has 
spent approximately $53.6 million in land development costs associated with the Development.  The net 
proceeds from the Series 2025 Bonds are expected to be approximately $8.3 million* and such proceeds 
will be used by the District towards the funding of construction and/or acquisition of the Assessment Area 
Three Project.  Assessment Area Three Project costs not funded with the Series 2025 Bonds or future bonds 
will be paid for with land sale proceeds and/or equity.  The Developer will enter into a Completion 
Agreement that will obligate the Developer to complete any portions of the Assessment Area Three Project 
not funded with proceeds of the Series 2025 Bonds or future bonds.   

The Land Purchasers or other builders will be responsible for installing the Neighborhood 
Infrastructure within their parcels, which is estimated will cost approximately $1,300 per liner foot per 
residential lot to complete, exclusive of any private amenities that each homebuilder may construct within 
their respective Neighborhoods.  See “BONDOWNERS’ RISKS – No. 18” herein. 

Development Plan/Status 

The Developer and/or the District will install the master infrastructure improvements.  The 
Developer intends to sell permitted, undeveloped parcels (“Neighborhoods”) to the Land Purchasers, who 
will install the parcel-specific infrastructure improvements for the respective Neighborhoods they purchase 
within Assessment Area Three (the “Neighborhood Infrastructure”), as further described below.   

 
* Preliminary, subject to change. 
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Master Infrastructure.  The installation of master infrastructure associated with Assessment Area 
Three is expected to commence in July 2025 and is expected to be completed by the fourth calendar quarter 
of 2026.  

Parcel Infrastructure.  Assessment Area Three contains Phase 3B, Phase 4B, Phase 3A, Phase 4A 
and Phase 5A, each within parcel ED-6 South. Phases 1 and 2 are within parcel ED-6 North within 
Assessment Area Two.  The Land Purchasers or other builders will be responsible for installation of all 
Neighborhood Infrastructure within their respective parcels they purchased within Assessment Area Three, 
as further described below. 

M/I Homes Parcels.  Phase 3B of parcel ED-6 South is planned for 176 lots (“Phase 3B”) and Phase 
4B of parcel ED-6 South is planned for 205 lots (“Phase 4B” and, together with Phase 3B, the “M/I Homes 
Parcels”). All 381 planned lots within the M/I Homes Parcels are under contract with M/I Homes.  M/I 
Homes is expected to close on Phase 3B in September 2025, at which point parcel infrastructure installation 
associated with Phase 3B is expected to commence, with completion expected by the first calendar quarter 
of 2027. Sales and vertical construction are expected to commence shortly thereafter with home deliveries 
expected by the fourth calendar quarter of 2027. M/I Homes is expected to close on Phase 4B in March 
2027, at which point parcel infrastructure installation for Phase 4B is expected to commence. Permit 
applications have been submitted for the parcel infrastructure improvements associated with all 381 lots 
planned within the M/I Homes Parcels, with approvals expected by the fourth calendar quarter of 2025. 

Tamarack Parcels.  Phase 3A of parcel ED-6 South is planned for 89 lots (“Phase 3A”) and Phase 
4A of parcel ED-6 South is planned for 135 lots (“Phase 4A” and, together with Phase 3A, the “Tamarack 
Parcels”).  All 224 planned lots within the Tamarack Parcels are under contract with Tamarack, who is 
installing the parcel infrastructure for the 224 planned lots and conveying finished lots to K. Hovnanian. 
Tamarack is expected to close on all 224 planned lots within the Tamarack Parcels in May 2028, at which 
point parcel infrastructure installation associated with the Tamarack Parcels is expected to commence, with 
completion expected by the third calendar quarter of 2029.  Tamarack is expected to deliver finished lots 
to K. Hovnanian, at which point sales and vertical construction are expected to commence with home 
deliveries expected by the second calendar quarter of 2030. Permit applications for the parcel infrastructure 
improvements associated with all 224 lots planned for the Tamarack Parcels were submitted in March 2025, 
with approvals expected by the first calendar quarter of 2026. 

Phase 5A. Phase 5A of parcel ED-6 South is planned for 74 lots (“Phase 5A”). Permit applications 
for the parcel infrastructure improvements associated with Phase 5A are expected to be submitted in the 
third calendar quarter of 2025, with approvals expected by the third calendar quarter of 2026. The Developer 
expects to enter into a contract with one or more homebuilders for the 74 planned lots within Phase 5A by 
the fourth calendar quarter of 2025, which is expected to close by the second calendar quarter of 2026.  
Parcel infrastructure improvements are expected to commence after such closing, with completion expected 
by the fourth calendar quarter of 2027.  Sales and vertical construction are expected to commence thereafter 
with home deliveries expected by the second calendar quarter of 2028. 

There can be no assurance that any of the Land Purchasers will close on their respective Land Sale 
Contracts.  See “BONDOWNERS’ RISKS” herein. 

The Developer anticipates that approximately 150 units will be sold and closed with homebuyers 
per annum until build out.  This anticipated absorption, and commencement and completion dates for master 
infrastructure, Neighborhood Infrastructure, home construction, sales center and sales are based upon 
estimates and assumptions made by the Developer that are inherently uncertain, and are subject to 
significant business, economic and competitive uncertainties and contingencies, all of which are difficult 
to predict and many of which are beyond the control of the Developer.  As a result, there can be no assurance 
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that such absorption rate and commencement and completion dates for home construction, master 
infrastructure, Neighborhood Infrastructure, home construction, sales center and sales will occur or be 
realized in the time frame anticipated. See “BONDOWNERS’ RISKS” herein. 

Land Sale Contracts 

The Developer has entered into Land Sale Contracts to sell the land planned for 605 lots of the 679 
lots ultimately planned to be assigned the Series 2025 Special Assessments.  The Developer expects to enter 
into a contract with one or more homebuilders for the remaining 74 planned lots within Assessment Area 
Three by the fourth calendar quarter of 2025.  The inspection periods for the Land Sale Contracts have 
expired, and the Land Purchasers have made non-refundable deposits to the Developer subject to typical 
closing conditions.  Pursuant to the Land Sale Contracts, Land Purchasers are under contract to acquire 
permitted, undeveloped parcels with master infrastructure serving their respective Neighborhoods.  The 
total expected consideration for all 679 lots planned to be assigned the Series 2025 Special Assessments is 
estimated to be approximately $27 million, of which $23.3 million is attributable to the Land Sale Contracts 
entered into by Tamarack and M/I Homes.  

Tamarack Contract.  The Developer has entered into a Purchase and Sale Agreement (Crossprairie 
– ED-6) dated September 20, 2023, as amended, and assigned to Tamarack Land-Crossprairie, LLC, a 
Delaware limited liability company (“Tamarack”) for the sale of land planned for 642+/- lots within parcel 
ED-6 (of which 224+/- planned lots are within Assessment Area Three) (the “Tamarack Contract”), 
consisting of 196 townhome lots and 446 single-family lots (of which 76 townhome lots and 148 single-
family lots are within Assessment Area Three).  The 76 townhome lots and 148 single-family lots within 
Assessment Area Three are to be purchased in one bulk takedown, with the closing anticipated to occur 
prior to the end of 2028.  The closing date will be determined based on when Tamarack closes on other lots 
within the Development, as well as Tamarack’s contractual options to extend the closing date.  The 
Tamarack Contract provides for a purchase price of $1,000 per front foot for each lot within Assessment 
Area Three (or $10.51 million in the aggregate).  In connection with the Tamarack Contract, Tamarack has 
made an initial deposit of $25,000 and a second deposit of $1,827,100 on December 28, 2023, of which (i) 
$879,300 was applied to the purchase price for Tamarack’s closing on lots outside of Assessment Area 
Three, and (ii) $972,800 is currently being held and will remain in escrow in accordance with the terms of 
the Tamarack Contract.  Tamarack is required to make a third deposit of $1,051,000 following the issuance 
of a notice to proceed for the purchase of the lots within Assessment Area Three, which is expected January 
2028.  In the event Tamarack does not close on the land pursuant to the terms of the Tamarack Contract, 
the Developer’s sole and exclusive remedy is retention of the applicable deposits.  In the event the 
Developer is not able to satisfy the conditions in the Tamarack Contract, there is a risk that Tamarack will 
not close on the lots within the District that are the subject of the Tamarack Contract. 

Pursuant to an agreement between Tamarack and K. Hovnanian’s Four Seasons at Crossprairie, 
LLC, a Florida limited liability company (“K. Hovnanian”), Tamarack has agreed to install the parcel 
infrastructure for the 224 lots subject to the Tamarack Contract and convey such finished lots to K. 
Hovnanian.  K. Hovnanian will market and construct the 224 planned homes for sale to homebuyers. 

Tamarack is a subsidiary of Tamarack Land Development, a full-service land development 
company which partners with landowners, municipalities, engineers, contractors, and homebuilders. 
Tamarack operates more than thirty projects across nine states with homebuilding partners including D.R. 
Horton, Lennar, Pulte, NVR, K Hovnanian, Dream Finders, David Weekley Homes, Richmond American 
Homes and Maronda Homes. 

K Hovnanian Homes is affiliated with Hovnanian Enterprises, Inc. (“Hovnanian”). Hovnanian’s 
common stock trades on the New York Stock Exchange under the ticker symbol “HOV.” Hovnanian is 
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subject to the information requirements of the Securities Exchange Act of 1934, as amended (the “Exchange 
Act”), and in accordance therewith files reports, proxy statements and other information, including financial 
statements, with the Securities and Exchange Commission (the “SEC”). Such filings, particularly 
Hovnanian’s annual and quarterly reports filed on Form 10-K and Form 10-Q, set forth certain data relative 
to the consolidated results of operations and financial position of Hovnanian and its subsidiaries as of such 
date. The SEC maintains an Internet web site that contains reports, proxy and information statements and 
other information regarding registrants that file electronically with the SEC, including Hovnanian. The 
address of such website is www.sec.gov. All documents subsequently filed by Hovnanian pursuant to the 
Exchange Act after the date of this Limited Offering Memorandum will be available for inspection in such 
manner as the SEC prescribes. 

M/I Homes Contract.  The Developer has entered into a Purchase and Sale Agreement (M/I Homes 
– Edgewater East) dated August 29, 2024, as amended, with M/I Homes of Orlando, LLC, a Florida limited 
liability company (“M/I Homes” and, together with Tamarack, the “Land Purchasers”) for the sale of land 
planned for 381+/- lots within parcel ED-6 (all of which are within Assessment Area Three) (the “M/I 
Homes Contract”), consisting of consisting of 147 townhome lots and 234 single-family lots.  The 147 
townhome lots and 234 single-family lots within Assessment Area Three are to be purchased in two 
takedowns.  The first takedown is expected to occur on or about September 30, 2025, and the second 
takedown is expected to occur on or about March 30, 2027.  The M/I Homes Contract provides for a 
purchase price of $935 per front foot for each lot in the first takedown and $1,000 per front foot for each 
lot in the second takedown (or $13,083,550 in the aggregate).  In connection with the M/I Homes Contract, 
M/I Homes has made an initial deposit of $25,000 and a second deposit of $1,275,000, which are being 
held in escrow.  In the event M/I Homes does not close on the land pursuant to the terms of the M/I Homes 
Contract, the Developer’s sole and exclusive remedy is retention of the deposits.  In the event the Developer 
is not able to satisfy the conditions in the M/I Homes Contract, there is a risk that M/I Homes will not close 
on the lots within the District that are the subject of the M/I Homes Contract. 

M/I Homes is a wholly owned subsidiary of M/I Homes, Inc.  M/I Homes, Inc.’s common stock 
trades on the New York Stock Exchange under the ticker symbol “MHO.” M/I Homes, Inc. is subject to 
the information requirements of the Exchange Act, and in accordance therewith files reports, proxy 
statements and other information, including financial statements, with the SEC. Such filings, particularly 
M/I Homes, Inc.’s annual and quarterly reports filed on Form 10-K and Form 10-Q, set forth certain data 
relative to the consolidated results of operations and financial position of M/I Homes, Inc. and its 
subsidiaries as of such date. The SEC maintains an Internet web site that contains reports, proxy and 
information statements and other information regarding registrants that file electronically with the SEC, 
including M/I Homes, Inc. The address of such website is www.sec.gov. All documents subsequently filed 
by M/I Homes, Inc. pursuant to the Exchange Act after the date of this Limited Offering Memorandum will 
be available for inspection in such manner as the SEC prescribes. 

There can be no assurance that any of the Land Purchasers will waive their due diligence 
contingencies, satisfy their closing conditions or close on their respective Land Sale Contracts. See 
“BONDOWNERS’ RISKS” herein. 

Neither the Land Purchasers nor any of the entities listed herein are guaranteeing payment of the 
Series 2025 Bonds or the Series 2025 Special Assessments. Neither the Land Purchasers nor any of the 
entities listed herein have entered into any agreements in connection with the Series 2025 Bonds. 
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Residential Product Offerings 

The target customers for townhome/duplex and single-family units are entry-level and move up 
buyers that work in the Orlando metropolitan service area. Below is a summary of the expected types of 
units and price points for units. 

Product Type Square Footage Beds/Baths 
Expected Finished 

Lot Price 
Starting 

Price Points 

Townhome/Duplex 1,000 to 2,000 2 to 3 Bedrooms, 2 to 3 Baths $   43,500  $215,000 
Single-Family 34’ 1,200 to 3,000 3 to 4 Bedrooms, 2 to 3 Baths 67,150 250,000 
Single-Family 50’ 1,200 to 3,500 3 to 4 Bedrooms, 2 to 3 Baths 98,750 325,000 
Single-Family 60’ 1,200 to 4,000 3 to 5 Bedrooms, 2 to 4 Baths 118,500 375,000 

 
Zoning and Permitting  

Zoning.  The land within the Development, including, without limitation, the land therein subject 
to the Series 2025 Special Assessments, is zoned to allow for the contemplated residential uses described 
herein. 

Permits.  The District has entered into a Force Main Construction Agreement/Kissimmee Park 
Road with the Tohopekaliga Water Authority and other property owners, dated December 18, 2024, related 
to the construction of a 24-inch sewer force main to serve the Development and surrounding lands. The 
District will design, permit and construct the force main, with financial contributions from the other 
landowners.  The District’s share of the permitting and construction costs associated with the force main is 
approximately $4 million, which was funded by the Developer.  The District will receive utility impact fee 
credits for a portion of the approximately $4 million contribution.   

On-site Infrastructure Permits.  The Developer received all approvals for the construction of Cross 
Prairie Parkway North, which include approvals from (i) the South Florida Water Management District 
(“SFWMD”) in January 2024, (ii) the U.S. Army Corps of Engineers (“ACOE”) in January 2025, (iii) the 
Tohopekaliga Water Authority in March 2025 and (iv) the County civil development permit in April 2025.    

The Developer received all approvals for the construction of Cross Prairie Parkway South, which 
include approvals from (i) the County in December 2024, (ii) the Tohopekaliga Water Authority in January 
2025, (iii) the SFWMD in February 2025 and (iv) the Florida Department of Environmental Protection 
(“FDEP”) in January 2025.   

Construction plan approval for the installation of Neighborhood Infrastructure within Assessment 
Area Three will be obtained as land development progresses.  Permit applications have been submitted for 
the parcel infrastructure improvements associated with all 381 planned lots within the M/I Homes Parcels, 
with approvals expected by the fourth calendar quarter of 2025. Permit applications for the parcel 
infrastructure improvements associated with all 224 planned lots within the Tamarack Parcels were 
submitted in March 2025, with approvals expected by the first calendar quarter of 2026. Permit applications 
for the parcel infrastructure improvements associated with Phase 5A are expected to be submitted in the 
third calendar quarter of 2025, with approvals expected by the third calendar quarter of 2026. 

The District Engineer has indicated that it is reasonable to assume that all necessary regulatory 
approvals to construct the Assessment Area Three Project that are set forth in the Engineer’s Report have 
been obtained or will be obtained in due course. 
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Environmental 

A Phase I Environmental Site Assessment dated October 24, 2018 and a reliance letter dated August 
23, 2019 were prepared by Geotechnical and Environmental Consultants, Inc. (collectively, the “ESA”), 
covering the land in the Development.   The ESA revealed no recognized environmental conditions in 
connection with the Development. See “BONDOWNERS’ RISKS - No. 12” herein for more information 
regarding potential environmental risks. 

Amenities 

The Development contains an approximately 50’ foot wide linear park system running the length 
of the Development from north and south along the multimodal corridor linking the Development’s various 
neighborhood centers, open recreation spaces and natural amenities.  The Development also contains a 10’ 
foot wide continuous trail visible from the road that provides alternative transportation opportunities while 
creating paths that can be used for community events such as fun runs, 5k and 10k runs, etc.  The linear 
parks also include a bioswale system planted with enhanced vegetation intended to both filter pollutants 
and nutrients from the roadway runoff, while creating an aesthetically pleasing element for both residents 
and the motoring public.  The proposed bioswale is an integral part of a concept to advance developments 
to a more “Green” standard.  Upgraded landscaping is expected to be provided in the linear parks, bioswales, 
open recreation areas and entry features, including landscaped medians and shade trees in the parkways 
along the multimodal corridor, trail system and at trail heads within the linear parks (collectively, the 
“Amenity”).  Construction of the portion of the Amenity within Assessment Area Three will be completed 
as part of the Assessment Area Three Project.   

Additionally, each homebuilder may construct its own private amenities in its Neighborhood that 
will be owned, operated and maintained by their respective homeowners’ association. 

Utilities 

Potable water, wastewater treatment and reclaimed wastewater (reuse services) for the 
Development are expected to be provided by Tohopekaliga Water Authority.  Electric power is expected 
to be provided by Orlando Utilities Commission. All utility services are available to the property. 

 

[Remainder of page intentionally left blank.] 
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Taxes, Fees and Assessments 

As set forth in the Assessment Methodology, the Series 2025 Bonds will be secured by the Series 
2025 Special Assessments, which will initially be levied on the approximately 286.8+/- gross acres of land 
which compose Assessment Area Three.  As platting of the residential units within Assessment Area Three 
occurs, the Series 2025 Special Assessments will be assigned to the 679+/- residential units planned for 
Assessment Area Three on a first platted, first assigned basis as set forth in the Assessment Methodology 
attached hereto.  To the extent that any residential land within Assessment Area Three which has not been 
platted is sold, the Series 2025 Special Assessments will be assigned to such parcel at the time of the sale 
based upon the development rights associated with such parcel that are transferred from seller to buyer.  
Assuming that all of the residential units are developed and platted, the following table summarizes the 
allocation of the Series 2025 Special Assessments on a per unit basis. 

Product Type No. of Units 
Annual Series 2025 Special Assessments 

Per Unit*/** 
Series 2025 Bonds  
Par Debt Per Unit* 

Townhome/Duplex 223     $   797.55      $10,321.97 
Single-Family 2(1) 109 1,042.55      13,492.77 
Single-Family 1(2) 347 1,303.19      16,865.96 

Total 679   
___________________ 
* Preliminary, subject to change.  
** This amount is grossed up to include early payment discounts and County collection fees, currently 6%. 
(1) Single-Family 2 represents detached product with lot width under 50’ (“Single-Family 2”). 
(2) Single-Family 1 represents detached product with lot width 50’ wide or greater (“Single-Family 1”). 
 

The District anticipates levying assessments to cover its operation and maintenance costs that are 
estimated to range from approximately $500 to $650 per residential unit annually, which amounts are 
subject to change.  In addition, residents will be required to pay homeowners’ association fees which are 
currently estimated to be $1,500 per residential unit annually, which amount is subject to change.  The land 
within the District has been and is expected to continue to be subject to taxes and assessments imposed by 
taxing authorities other than the District.  The total millage rate imposed on taxable properties in the District 
for 2024 was approximately 17.8485 mills, which millage rate is subject to change in any tax years after 
2024.  These taxes would be payable in addition to the Series 2025 Special Assessments and any other 
assessments levied by the District, which amount is subject to change.  In addition, exclusive of voter 
approved millages levied for general obligation bonds, as to which no limit applies, the City, the County 
and the School District of Osceola County, Florida may each levy ad valorem taxes upon the land in the 
District.  The District has no control over the level of ad valorem taxes and/or special assessments levied 
by other taxing authorities.  It is possible that in future years taxes levied by these other entities could be 
substantially higher than in the current year. 

Education 

The Developer dedicated land within the Development for the construction of a new high school in 
March 2024.  Students in elementary school are expected to attend Neptune Elementary School, which was 
rated “C” by the Florida Department of Education for 2024.  Students in middle school are expected to 
attend Neptune Middle School, which was rated “A” by the Florida Department of Education for 2024.  
Until such completion of the new high school, students in high school are expected to attend St. Cloud High 
School, which was rated “B” by the Florida Department of Education for 2024.  
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Competition 

The following communities have been identified by the Developer as being competitive with the 
Development, because of their proximity to the Development, price ranges and product types. Those 
communities include Tohoqua, Kindred, Hanover Lakes and Twin Lakes. 

The information under this heading does not purport to list all of the existing or planned 
communities in the area of the Development, but rather provides a list of those that the Developer believes 
currently pose primary competition to the Development. 

THE DEVELOPER  

Edgewater Property Holdings, LLC, a Delaware limited liability company doing business in Florida 
as Edgewater Property Florida Holdings, LLC (the “Developer”) is wholly owned by WCP Edgewater, L.P. 
(the “Parent LP”), whose general partner is WCP Edgewater GP, LLC (the “General Partner”).  The 
members of the General Partner are BTI Holdings, LLC, a Florida limited liability company (“BTI”), and 
WCP GP Holding Company II, LLC, a Delaware limited liability company (“WCP GP”).  The General 
Partner holds a two percent (2%) interest in the Parent LP.  The limited partners of the Parent LP 
(collectively, the “LPs”), holding a ninety-eight percent (98%) interest, are composed of a number of 
institutional investors.  WCP Investment Manager II, LLC, a Delaware limited liability company 
(“Westport”) is the investment manager of the Parent LP, with the authority and power to make investment 
decisions for the Parent LP.  The Managing Member of the Developer is the Parent LP.  The Developer has 
entered into a Development Management Agreement with Edgewater Property Florida Holdings III, LLC, 
a Delaware limited liability company, and BTI Edgewater Developer, LLC, a Florida limited liability 
company (“BTI Edgewater”), pursuant to which BTI Edgewater is responsible for managing the day-to-
day affairs of the Development. 

BTI and the principals of BTI are actively engaged in the development of the Development and are 
generally responsible for the execution of project development and management on the ground.  BTI is a 
Florida-based real estate development and investment firm. With project participation as landowners, 
developers, asset managers and principal investors, BTI and its institutional partners have assembled a 
portfolio composed of approximately 8,000 acres of land, more than 17,500 units/lots, and over 2 million 
square feet of commercial and retail development. BTI has assembled an experienced team of development 
veterans. Key individuals of BTI include:  

Noah Breakstone (Managing Partner): As CEO of BTI, Noah Breakstone provides the overall 
strategic direction and leadership for BTI’s diversified real estate portfolio. He brings over 30 years of real 
estate finance, construction and development experience to the table with over $3.5 billion in transactions 
for single-family, multi-family, condominiums, master-planned communities, mixed-use developments and 
large-scale land tracts. Noah has been recognized nationally and regionally with some of the industry’s 
highest honors, including Florida’s Best Builder and Builder of the Year by the Builders Association of 
South Florida (BASF); honored as America’s Best Builder by the National Association of Home Builders 
(NAHB); and has been inducted into the Builders’ Hall of Fame. 

Kevin Mays (Chief Operations Officer): As Chief Operating Officer of BTI, Kevin Mays leads the 
integration of the firm’s real estate development efforts throughout Florida. He is a Florida state licensed 
general contractor and real estate broker with 30 years of experience in all aspects of acquisition, diligence, 
land entitlement, horizontal and vertical development, and construction. 

Westport, together with its investment manager affiliates, compose a real estate investment 
enterprise specializing in the opportunistic, distressed and core plus real estate arenas. Westport and such 
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investment manager affiliates provide domestic and international investment opportunities to institutional 
and private clients. Through its various funds, the firm invests in a wide variety of distressed, opportunistic 
and core plus real estate assets. The firm has offices in Stamford, Connecticut and Los Angeles, California. 

Neither the Developer, the Parent LP, the General Partner, the LPs, Westport, WCP GP, BTI, nor 
any of the other individuals or entities referenced above, nor any of their representative affiliates, are 
guaranteeing payment of the Series 2025 Bonds or the Series 2025 Special Assessments. None of the entities 
listed herein, other than the Developer, has entered into any agreements in connection with the issuance of 
the Series 2025 Bonds.  

ASSESSMENT METHODOLOGY 

General 

The Master Special Assessment Methodology Report dated August 26, 2020, as may be further 
supplemented from time to time (the “Master Methodology”), and as supplemented by a Third 
Supplemental Special Assessment Methodology Report for Assessment Area Three to be adopted by the 
Board prior to closing on the Series 2025 Bonds (the “Supplemental Methodology” and, together with the 
Master Methodology, “Assessment Methodology”) describes the methodology for allocation of the Series 
2025 Special Assessments to the assessable lands securing the Series 2025 Bonds benefiting from the 
Assessment Area Three Project, has been prepared by Wrathell, Hunt and Associates, LLC, Boca Raton, 
Florida (the “Methodology Consultant”).  See “EXPERTS” herein for more information.  The Assessment 
Methodology is included herein as APPENDIX E.   

As required by applicable law, when the Board determined to defray the cost of the Capital 
Improvement Plan through Special Assessments, it adopted a resolution generally describing the Capital 
Improvement Plan and the land to be subject to Special Assessments to pay the cost thereof.  The District 
caused the Assessment Methodology and an assessment roll to be prepared, which showed the land to be 
assessed, the amount of the benefit to and the assessment against each lot or parcel of land and the number 
of annual installments in which the assessment was to be divided.  Statutory notice was given to the owners 
of the property to be assessed and the Board conducted a public hearing to hear testimony from affected 
property owners as to the propriety and advisability of undertaking the Capital Improvement Plan and 
funding the same with Special Assessments.  Following this hearing, the Board determined to proceed to 
levy Special Assessments and thereafter Special Assessments became legal, valid and binding liens upon 
the property against which the assessments were made. 

Once levied and imposed, the Special Assessments, including the Series 2025 Special Assessments, 
are a first lien on the land against which assessed until paid or barred by operation of law, co-equal with 
other taxes and assessments levied by the District and other non-federal units of government.  In accordance 
with the assessment proceedings, the District has prepared a Supplemental Methodology which applies the 
Master Methodology to the Series 2025 Special Assessments necessary to secure the Series 2025 Bonds.  
That Supplemental Methodology will be adopted in final form after the Series 2025 Bonds are sold.  See 
“ENFORCEMENT OF ASSESSMENT COLLECTIONS” herein. 

 

[Remainder of page intentionally left blank.] 
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Projected Level of District Assessments 

As set forth in the Assessment Methodology, the Series 2025 Bonds will be secured by the Series 
2025 Special Assessments, which will initially be levied on the approximately 286.8+/- gross acres of land 
which compose Assessment Area Three.  As platting of the residential units within Assessment Area Three 
occurs, the Series 2025 Special Assessments will be assigned to the 679+/- residential units planned for 
Assessment Area Three on a first platted, first assigned basis as set forth in the Assessment Methodology 
attached hereto.  To the extent that any residential land within Assessment Area Three which has not been 
platted is sold, the Series 2025 Special Assessments will be assigned to such parcel at the time of the sale 
based upon the development rights associated with such parcel that are transferred from seller to buyer.  
Assuming that all of the residential units are developed and platted, the following table summarizes the 
allocation of the Series 2025 Special Assessments on a per unit basis. 

Product Type No. of Units 
Annual Series 2025 Special Assessments 

Per Unit*/** 
Series 2025 Bonds  
Par Debt Per Unit* 

Townhome/Duplex 223     $   797.55      $10,321.97 
Single-Family 2(1) 109 1,042.55      13,492.77 
Single-Family 1(2) 347 1,303.19      16,865.96 

Total 679   
___________________ 
* Preliminary, subject to change.  
** This amount is grossed up to include early payment discounts and County collection fees, currently 6%. 
(1) Single-Family 2 represents detached product with lot width under 50’ (“Single-Family 2”). 
(2) Single-Family 1 represents detached product with lot width 50’ wide or greater (“Single-Family 1”). 
 

The District anticipates levying assessments to cover its operation and maintenance costs that are 
estimated to range from approximately $500 to $650 per residential unit annually, which amounts are 
subject to change.  In addition, residents will be required to pay homeowners’ association fees which are 
currently estimated to be $1,500 per residential unit annually, which amount is subject to change.  The land 
within the District has been and is expected to continue to be subject to taxes and assessments imposed by 
taxing authorities other than the District.  The total millage rate imposed on taxable properties in the District 
for 2024 was approximately 17.8485 mills, which millage rate is subject to change in any tax years after 
2024.  These taxes would be payable in addition to the Series 2025 Special Assessments and any other 
assessments levied by the District, which amount is subject to change.  In addition, exclusive of voter 
approved millages levied for general obligation bonds, as to which no limit applies, the City, the County 
and the School District of Osceola County, Florida may each levy ad valorem taxes upon the land in the 
District.  The District has no control over the level of ad valorem taxes and/or special assessments levied 
by other taxing authorities.  It is possible that in future years taxes levied by these other entities could be 
substantially higher than in the current year. 

True-Up Mechanism 

To ensure that each residential lot in Assessment Area Three is assessed no more than its pro-rata 
amount of special assessments, the Assessment Methodology sets forth a “true-up mechanism” which 
provides that the debt per equivalent residential unit (“ERU”) remaining on the unplatted land is never 
allowed to increase above its maximum debt per ERU level.  If the debt per ERU remaining on unplatted 
land increases above the maximum debt per ERU level, a debt reduction payment would be made by the 
Developer so that the maximum debt per ERU level is not breached.  This debt reduction payment would 
result in the extraordinary mandatory redemption of a portion of the Series 2025 Bonds.  The Developer is 
expected to enter into a True-Up Agreement in connection with its obligations to pay true-up payments in 
the event that the debt per ERU remaining on unplatted land increases above the maximum debt per ERU 
level.  See “SECURITY FOR AND SOURCE OF PAYMENT OF SERIES 2025 BONDS – True-Up 
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Agreement” and “APPENDIX E – ASSESSMENT METHODOLOGY” herein for additional information 
regarding the “true-up mechanism.” 

TAX MATTERS 

The Internal Revenue Code of 1986, as amended (the “Code”), includes requirements which the 
District must continue to meet after the issuance of the Series 2025 Bonds in order that the interest on the 
Series 2025 Bonds be and remain excludable from gross income for federal income tax purposes. The 
District’s failure to meet these requirements may cause the interest on the Series 2025 Bonds to be included 
in gross income for federal income tax purposes retroactively to the date of issuance of the Series 2025 
Bonds. The District has covenanted in the Indenture to take the actions required by the Code in order to 
maintain the exclusion from gross income for federal income tax purposes of interest on the Series 2025 
Bonds. 

In the opinion of Greenberg Traurig, P.A., Bond Counsel, assuming the accuracy of certain 
representations and certifications and continuing compliance by the District with the tax covenants referred 
to above, under existing statutes, regulations, rulings and court decisions, the interest on the Series 2025 
Bonds is excludable from gross income of the holders thereof for federal income tax purposes.  Interest on 
the Series 2025 Bonds is not an item of tax preference for purposes of the federal alternative minimum tax 
imposed on individuals.  In the case of the alternative minimum tax imposed by Section 55(b)(2) of the 
Code on applicable corporations (as defined in Section 59(k) of the Code), interest on the Series 2025 Bonds 
is not excluded from the determination of adjusted financial statement income.  Bond Counsel is further of 
the opinion that the Series 2025 Bonds and the income thereon are not subject to taxation under the laws of 
the State, except as to estate taxes and taxes under Chapter 220, Florida Statutes, on interest, income or 
profits on debt obligations owned by corporations as defined in said Chapter 220. Bond Counsel will 
express no opinion as to any other tax consequences regarding the Series 2025 Bonds. Prospective 
purchasers of the Series 2025 Bonds should consult their own tax advisors as to the status of interest on the 
Series 2025 Bonds under the tax laws of any state other than the State. 

The above opinion on federal tax matters with respect to the Series 2025 Bonds will be based on 
and will assume the accuracy of certain representations and certifications of the District and the Developer, 
and compliance with certain covenants of the District to be contained in the transcript of proceedings and 
that are intended to evidence and assure the foregoing, including that the Series 2025 Bonds will be and 
will remain obligations, the interest on which is excludable from gross income for federal income tax 
purposes. Bond Counsel will not independently verify the accuracy of those certifications and 
representations. Bond Counsel will express no opinion as to any other consequences regarding the Series 
2025 Bonds. 

Except as described above, Bond Counsel will express no opinion regarding the federal income tax 
consequences resulting from the receipt or accrual of the interest on the Series 2025 Bonds, or the ownership 
or disposition of the Series 2025 Bonds. Prospective purchasers of Series 2025 Bonds should be aware that 
the ownership of Series 2025 Bonds may result in other collateral federal tax consequences, including (i) 
the denial of a deduction for interest on indebtedness incurred or continued to purchase or carry the Series 
2025 Bonds, (ii) the reduction of the loss reserve deduction for property and casualty insurance companies 
by  the applicable statutory percentage of certain items, including the interest on the Series 2025 Bonds, 
(iii) the inclusion of the interest on the Series 2025 Bonds in the earnings of certain foreign corporations 
doing business in the United States for purposes of a branch profits tax, (iv) the inclusion of the interest on 
the Series 2025 Bonds in the passive income subject to federal income taxation of certain Subchapter S 
corporations with Subchapter C earnings and profits at the close of the taxable year, (v) the inclusion of 
interest on the Series 2025 Bonds in the determination of the taxability of certain Social Security and 
Railroad Retirement benefits to certain recipients of such benefits, (vi) net gain realized upon the sale or 
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other disposition of property such as the Series 2025 Bonds generally must be taken into account when 
computing the Medicare tax with respect to net investment income or undistributed net investment income, 
as applicable, imposed on certain high income individuals and specified trusts and estates and (vii) receipt 
of certain investment income, including interest on the Series 2025 Bonds, is considered when determining 
qualification limits for obtaining the earned income credit provided by Section 32(a) of the Code. The 
nature and extent of the other tax consequences described above will depend on the particular tax status and 
situation of each owner of the Series 2025 Bonds. Prospective purchasers of the Series 2025 Bonds should 
consult their own tax advisors as to the impact of these and any other tax consequences. 

Bond Counsel’s opinion is based on existing law, which is subject to change. Such opinion is 
further based on factual representations made to Bond Counsel as of the date of issuance of the Series 2025 
Bonds.  Bond Counsel assumes no duty to update or supplement its opinion to reflect any facts or 
circumstances that may thereafter come to Bond Counsel’s attention, or to reflect any changes in law that 
may thereafter occur or become effective. Moreover, Bond Counsel’s opinion is not a guarantee of a 
particular result, and are not binding on the IRS or the courts; rather, such opinion represents Bond 
Counsel’s professional judgment based on its review of existing law, and in reliance on the representations 
and covenants that it deems relevant to such opinion. 

Original Issue Discount and Premium 

Certain of the Series 2025 Bonds (“Discount Bonds”) may be offered and sold to the public at an 
original issue discount (“OID”).  OID is the excess of the stated redemption price at maturity (the principal 
amount) over the “issue price” of a Discount Bond determined under Code Section 1273 or 1274 (i.e., for 
obligations issued for money in a public offering, the initial offering price to the public (other than to bond 
houses and brokers) at which a substantial amount of the obligation of the same maturity is sold pursuant 
to that offering).  For federal income tax purposes, OID accrues to the owner of a Discount Bond over the 
period to maturity based on the constant yield method, compounded semiannually (or over a shorter 
permitted compounding interval selected by the owner).  The portion of OID that accrues during the period 
of ownership of a Discount Bond (i) is interest excludable from the owner’s gross income for federal income 
tax purposes to the same extent, and subject to the same considerations discussed above, as other interest 
on the Series 2025 Bonds, and (ii) is added to the owner’s tax basis for purposes of determining gain or loss 
on the maturity, redemption, prior sale or other disposition of that Discount Bond.   

Certain of the Series 2025 Bonds (“Premium Bonds”) may be offered and sold to the public at a 
price in excess of their stated redemption price (the principal amount) at maturity (or earlier for certain 
Premium Bonds callable prior to maturity).  That excess constitutes bond premium.  For federal income tax 
purposes, bond premium is amortized over the period to maturity of a Premium Bond, based on the yield 
to maturity of that Premium Bond (or, in the case of a Premium Bond callable prior to its stated maturity, 
the amortization period and yield may be required to be determined on the basis of an earlier call date that 
results in the lowest yield on that Premium Bond), compounded semiannually (or over a shorter permitted 
compounding interval selected by the owner).  No portion of that bond premium is deductible by the owner 
of a Premium Bond.  For purposes of determining the owner’s gain or loss on the sale, redemption 
(including redemption at maturity) or other disposition of a Premium Bond, the owner’s tax basis in the 
Premium Bond is reduced by the amount of bond premium that accrues during the period of ownership.  As 
a result, an owner may realize taxable gain for federal income tax purposes from the sale or other disposition 
of a Premium Bond for an amount equal to or less than the amount paid by the owner for that Premium 
Bond.     

Owners of Discount and Premium Bonds should consult their own tax advisers as to the 
determination for federal income tax purposes of the amount of OID or bond premium properly accruable 
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in any period with respect to the Discount or Premium Bonds and as to other federal tax consequences, and 
the treatment of OID and bond premium for purposes of state and local taxes on, or based on, income. 

Information Reporting and Backup Withholding   

Interest paid on tax-exempt bonds such as the Series 2025 Bonds is subject to information reporting 
to the Internal Revenue Service in a manner similar to interest paid on taxable obligations.  This reporting 
requirement does not affect the excludability of interest on the Series 2025 Bonds from gross income for 
federal income tax purposes.  However, in conjunction with that information reporting requirement, the 
Code subjects certain non-corporate owners of Series 2025 Bonds, under certain circumstances, to “backup 
withholding” at the rates set forth in the Code, with respect to payments on the Series 2025 Bonds and 
proceeds from the sale of Series 2025 Bonds.  Any amount so withheld would be refunded or allowed as a 
credit against the federal income tax of such owner of Series 2025 Bonds.  This withholding generally 
applies if the owner of Series 2025 Bonds (i) fails to furnish the payor such owner’s social security number 
or other taxpayer identification number (“TIN”), (ii) furnished the payor an incorrect TIN, (iii) fails to 
properly report interest, dividends, or other “reportable payments” as defined in the Code, or (iv) under 
certain circumstances, fails to provide the payor or such owner’s securities broker with a certified statement, 
signed under penalty of perjury, that the TIN provided is correct and that such owner is not subject to 
backup withholding.  Prospective purchasers of the Series 2025 Bonds may also wish to consult with their 
tax advisors with respect to the need to furnish certain taxpayer information in order to avoid backup 
withholding. 

Changes in Federal and State Tax Law   

From time to time, there are legislative proposals suggested, debated, introduced or pending in 
Congress or in the State legislature that, if enacted into law, could alter or amend one or more of the federal 
tax matters, or state tax matters, respectively, described above including, without limitation, the 
excludability from gross income of interest on the Series 2025 Bonds, adversely affect the market price or 
marketability of the Series 2025 Bonds, or otherwise prevent the holders from realizing the full current 
benefit of the status of the interest thereon.  It cannot be predicted whether or in what form any such proposal 
may be enacted, or whether, if enacted, any such proposal would affect the Series 2025 Bonds.  Prospective 
purchasers of the Series 2025 Bonds should consult their tax advisors as to the impact of any proposed or 
pending legislation.  

PROSPECTIVE PURCHASERS OF THE SERIES 2025 BONDS ARE ADVISED TO CONSULT 
THEIR OWN TAX ADVISORS PRIOR TO ANY PURCHASE OF THE SERIES 2025 BONDS AS TO 
THE IMPACT OF THE CODE UPON THEIR ACQUISITION, HOLDING OR DISPOSITION OF THE 
SERIES 2025 BONDS. 

AGREEMENT BY THE STATE 

Under the Act, the State pledges to the holders of any bonds issued thereunder, including the Series 
2025 Bonds, that it will not limit or alter the rights of the issuer of such bonds, including the District, to 
own, acquire, construct, reconstruct, improve, maintain, operate or furnish the projects, including the 
Assessment Area Three Project, subject to the Act or to levy and collect taxes, assessments, rentals, rates, 
fees and other charges provided for in the Act and to fulfill the terms of any agreement made with the 
holders of such bonds and that it will not in any way impair the rights or remedies of such holders. 
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LEGALITY FOR INVESTMENT 

The Act provides the Series 2025 Bonds are legal investments for savings banks, banks, trust 
companies, insurance companies, executors, administrators, trustees, guardians, and other fiduciaries, and 
for any board, body, agency, instrumentality, county, municipality or other political subdivision of the State, 
and constitute securities that may be deposited by banks or trust companies as security for deposits of state, 
county, municipal or other public funds, or by insurance companies as required or voluntary statutory 
deposits. 

SUITABILITY FOR INVESTMENT 

In accordance with applicable provisions of Florida law, the Series 2025 Bonds may initially be 
sold by the District only to “Accredited Investors” within the meaning of Chapter 517, Florida Statutes, and 
the rules of the Florida Department of Financial Services promulgated thereunder. The limitation of the 
initial offering to “Accredited Investors” does not denote restrictions of transfer in any secondary market 
for the Series 2025 Bonds.  Investment in the Series 2025 Bonds poses certain economic risks. No dealer, 
broker, salesperson or other person has been authorized by the District or the Underwriter to give any 
information or make any representations, other than those contained in this Limited Offering Memorandum.   

The Series 2025 Bonds will be issued in fully registered form, without coupons, in authorized 
denominations of $5,000 and any integral multiple thereof, provided, however, if any initial beneficial 
owner of Series 2025 Bonds does not purchase at least $100,000 of the Series 2025 Bonds at the time of 
initial delivery of the Series 2025 Bonds, such beneficial owner must execute and deliver to the District and 
the Underwriter on the date of delivery of the Series 2025 Bonds the investor letter in the form attached to 
the Indenture or otherwise establish to the satisfaction of the Underwriter that such beneficial owner is an 
“accredited investor,” as described in Rule 501(a) under Regulation D of the Securities Act of 1933, as 
amended. 

ENFORCEABILITY OF REMEDIES 

The remedies available to the owners of the Series 2025 Bonds upon an event of default under the 
Indenture are in many respects dependent upon judicial actions, which are often subject to discretion and 
delay.  Under existing constitutional and statutory law and judicial decisions, including the federal 
bankruptcy code, the remedies specified by the Indenture and the Series 2025 Bonds may not be readily 
available or may be limited.  The various legal opinions to be delivered concurrently with the delivery of 
the Series 2025 Bonds will be qualified as to the enforceability of the remedies provided in the various legal 
instruments, by limitations imposed by bankruptcy, reorganization, insolvency or other similar laws 
affecting the rights of creditors enacted before or after such delivery. 

FINANCIAL STATEMENTS 

The District will covenant in the Disclosure Agreement (as defined below), the form of which is 
set forth in APPENDIX D hereto, to provide its annual audit to the Municipal Securities Rulemaking 
Board’s (“MSRB”) Electronic Municipal Markets Access repository (“EMMA”) as described in 
APPENDIX D, commencing with the audit for the District’s Fiscal Year ending September 30, 2025.  
Attached hereto as APPENDIX F are copies of the District’s most recent unaudited financial statements for 
the fiscal year ended September 30, 2024 and the audited financial statements for the fiscal year ended 
September 30, 2023.  The audited financial statements for the fiscal year ended September 30, 2024 and 
September 30, 2025 are expected to be available on or before June 30, 2025 and June 30, 2026, respectively.  
The Series 2025 Bonds are not general obligation bonds of the District and are payable solely from the 
Series 2025 Pledged Revenues. 



 

59 

Each community development district in Florida must have a separate website with certain 
information as set forth in Section 189.069, Florida Statutes, as amended.  Under such statute, each district 
must post its proposed budget, final budget, most recent final audit report and a link to the Department of 
Financial Services’ website on the district website.  The District currently has a website in place and is 
presently in compliance with the statutory guidelines required by Section 189.069, Florida Statutes, as 
amended. 

LITIGATION 

The District.  There is no litigation against the District of any nature now pending or, to the 
knowledge of the District threatened, seeking to restrain or enjoin the issuance, sale, execution or delivery 
of the Series 2025 Bonds, or in any way contesting or affecting (i) the validity of the Series 2025 Bonds or 
any proceedings of the District taken with respect to the issuance or sale thereof, (ii) the pledge or 
application of any moneys or security provided for the payment of the Series 2025 Bonds, (iii) the existence 
or powers of the District or (iv) the validity of the Assessment Proceedings. 

The Developer.  The Developer has represented to the District that there is no other litigation of 
any nature now pending or, to the knowledge of the Developer, threatened, which could reasonably be 
expected to have a material and adverse effect upon the ability of the Developer to complete the 
development of Assessment Area Three as described herein, materially and adversely affect the ability of 
the Developer to pay the Series 2025 Special Assessments imposed against the land within the District 
owned by the Developer, or materially and adversely affect the ability of the Developer to perform its 
obligations described in this Limited Offering Memorandum. 

NO RATING 

No application for a rating of the Series 2025 Bonds has been made to any rating agency, nor is 
there any reason to believe that the District would have been successful in obtaining an investment grade 
rating for the Series 2025 Bonds had an application been made. 

DISCLOSURE REQUIRED BY FLORIDA BLUE SKY REGULATIONS 

Rule 69W-400.003, Rules of Government Securities under Section 517.051(1), Florida Statutes, 
promulgated by the Florida Department of Financial Services, Office of Financial Regulation, Division of 
Securities and Finance (“Rule 69W-400.003”), requires the District to disclose each and every default as to 
the payment of principal and interest with respect to obligations issued or guaranteed by the District after 
December 31, 1975. Rule 69W-400.003 further provides, however, that if the District, in good faith, 
believes that such disclosures would not be considered material by a reasonable investor, such disclosures 
may be omitted.  The District has not previously issued any bonds or other debt obligations.  Accordingly, 
the District is not and has never been in default as to principal or interest on its bonds or other debt 
obligations. 

CONTINUING DISCLOSURE 

The District and the Developer will enter into a Continuing Disclosure Agreement (the “Disclosure 
Agreement”), the proposed form of which is set forth in APPENDIX D, for the benefit of the Series 2025 
Bondholders (including owners of beneficial interests in such Series 2025 Bonds), to provide certain 
financial information and operating data relating to the District and Assessment Area Three of the 
Development by certain dates prescribed in the Disclosure Agreement (the “Reports”) through EMMA.  
The specific nature of the information to be contained in the Reports is set forth in “APPENDIX D – 
PROPOSED FORM OF DISCLOSURE AGREEMENT.”  Under certain circumstances, the failure of the 
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District and the Developer to comply with their respective obligations under the Disclosure Agreement 
constitutes an event of default thereunder.  Such a default will not constitute an event of default under the 
Indenture, but such event of default under the Disclosure Agreement would allow the Series 2025 
Bondholders (including owners of beneficial interests in such Series 2025 Bonds), as applicable, to bring 
an action for specific performance. 

The District has previously entered into continuing disclosure obligations in connection with Rule 
15c2-12 of the Securities Exchange Act of 1934, as amended (the “Rule”), relating to the Series 2021 Bonds 
(the “2021 Disclosure Agreement”) and the Series 2022 Bonds (the “2022 Disclosure Agreement”). During 
the past four years, the District has been in material compliance with such continuing disclosure obligations.  
The District has appointed the District Manager to serve as the Dissemination Agent for the Series 2025 
Bonds. 

Also, pursuant to the Disclosure Agreement, the Developer will covenant to provide certain 
financial information and operating data relating to the Development and the Developer, as applicable, on 
a quarterly basis.  The Developer previously entered into the 2021 Disclosure Agreement and the 2022 
Disclosure Agreement in connection with the Rule with respect to the Series 2021 Bonds and the Series 
2022 Bonds, respectively.  Due to an oversight, the quarterly reports for the calendar quarters ending June 
30, 2021, December 31, 2021 and June 30, 2022, were filed four days late, three days late and fourteen days 
late, respectively.  All other filings during the past four years have been timely filed and in material 
compliance with such undertaking.  The Developer has committed to full compliance with its continuing 
disclosure undertakings going forward.  See “APPENDIX D:  PROPOSED FORM OF DISCLOSURE 
AGREEMENT.”   

UNDERWRITING 

FMSbonds, Inc. (the “Underwriter”) has agreed to purchase the Series 2025 Bonds from the District 
at a purchase price of $___________ (representing the par amount of the Series 2025 Bonds, 
[plus][less][net] original issue [premium][discount] of $_________, less an Underwriter’s discount of 
$__________).  The Underwriter’s obligations are subject to certain conditions precedent and if obligated 
to purchase any of the Series 2025 Bonds the Underwriter will be obligated to purchase all of the Series 
2025 Bonds.  The Series 2025 Bonds may be offered and sold by the Underwriter at prices lower than the 
initial offering prices stated on the inside cover hereof, and such initial offering prices may be changed 
from time to time by the Underwriter. 

EXPERTS 

Hanson, Walter & Associates, Inc., as District Engineer, has prepared the Engineer’s Report 
included herein as Appendix A, which report should be read in its entirety for complete information with 
respect to the subjects discussed therein. Wrathell, Hunt and Associates, LLC, as the District Manager, has 
prepared the Assessment Methodology included herein as Appendix E, which report should be read in its 
entirety for complete information with respect to the subjects discussed therein. As a condition to closing 
on the Series 2025 Bonds, both the District Engineer and the Methodology Consultant will consent to the 
inclusion of their reports in this Limited Offering Memorandum. 

CONTINGENT FEES 

The District has retained Bond Counsel, District Counsel, the District Engineer, the Methodology 
Consultant, the Underwriter (who has retained Underwriter’s counsel) and the Trustee (who has retained 
Trustee’s Counsel), with respect to the authorization, sale, execution and delivery of the Series 2025 Bonds.  
Except for the payment of fees to District Counsel, the District Engineer and the Methodology Consultant, 
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the payment of fees of the other professionals is each contingent upon the issuance of the Series 2025 
Bonds. 

VALIDATION 

The Series 2025 Bonds have been validated and confirmed by a final judgment of the Ninth Judicial 
Circuit Court in and for the County dated October 6, 2020.  The period of time for appeal of the judgment 
of validation of the Series 2025 Bonds expired on November 9, 2020 with no appeals being taken. 

FORWARD-LOOKING STATEMENTS 

Certain statements included or incorporated by reference in this Limited Offering Memorandum 
constitute “forward-looking statements” within the meaning of the United States Private Securities 
Litigation Reform Act of 1995, Section 21E of the United States Securities Exchange Act of 1934, as 
amended, and Section 27A of the Securities Act.  Such statements are generally identifiable by the 
terminology used such as “plan,” “expect,” “estimate,” “project,” “anticipate,” “budget” or other similar 
words. 

THE ACHIEVEMENT OF CERTAIN RESULTS OR OTHER EXPECTATIONS CONTAINED 
IN SUCH FORWARD LOOKING STATEMENTS INVOLVE KNOWN AND UNKNOWN RISKS, 
UNCERTAINTIES AND OTHER FACTORS WHICH MAY CAUSE ACTUAL RESULTS, 
PERFORMANCE OR ACHIEVEMENTS DESCRIBED TO BE MATERIALLY DIFFERENT FROM 
ANY FUTURE RESULTS, PERFORMANCE OR ACHIEVEMENTS EXPRESSED OR IMPLIED BY 
SUCH FORWARD-LOOKING STATEMENTS.  THE DISTRICT DOES NOT PLAN TO ISSUE ANY 
UPDATES OR REVISIONS TO THOSE FORWARD-LOOKING STATEMENTS IF OR WHEN ANY 
OF ITS EXPECTATIONS, OR EVENTS, CONDITIONS OR CIRCUMSTANCES ON WHICH SUCH 
STATEMENTS ARE BASED OCCUR, OTHER THAN AS DESCRIBED UNDER “CONTINUING 
DISCLOSURE” HEREIN. 

LEGAL MATTERS 

Certain legal matters related to the authorization, sale and delivery of the Series 2025 Bonds are 
subject to the approval of Greenberg Traurig, P.A., Miami, Florida, Bond Counsel.  Certain legal matters 
will be passed upon for the Underwriter by its counsel Squire Patton Boggs (US) LLP, Miami, Florida.  
Certain legal matters will be passed upon for the District by its counsel, Kutak Rock LLP, Tallahassee, 
Florida, and for the Developer by its counsel, Rogers Towers, P.A., St. Augustine, Florida.   

Bond Counsel’s opinion included herein is based on existing law, which is subject to change.  Such 
opinion is further based on factual representations made to Bond Counsel as of the date of such.  Bond 
Counsel assumes no duty to update or supplement its opinion to reflect any facts or circumstances that may 
thereafter come to Bond Counsel’s attention, or to reflect any changes in law that may thereafter occur or 
become effective.  Moreover, Bond Counsel’s opinion is not a guarantee of a particular result, and is not 
binding on the Internal Revenue Service or the courts; rather, such opinion represents Bond Counsel’s 
professional judgment based on its review of existing law, and in reliance on the representations and 
covenants that it deems relevant to such opinion. 
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MISCELLANEOUS 

Any statements made in this Limited Offering Memorandum involving matters of opinion or 
estimates, whether or not expressly so stated, are set forth as such and not as representations of fact, and no 
representations are made that any of the estimates will be realized. 

The references herein to the Series 2025 Bonds and other documents referred to herein are brief 
summaries of certain provisions thereof.  Such summaries do not purport to be complete and reference is 
made to such documents for full and complete statements of such provisions. 

This Limited Offering Memorandum is submitted in connection with the limited offering of the 
Series 2025 Bonds and may not be reproduced or used, as a whole or in part, for any purpose.  This Limited 
Offering Memorandum is not to be construed as a contract with the purchaser or the Beneficial Owners of 
any of the Series 2025 Bonds. 

AUTHORIZATION AND APPROVAL 

The execution and delivery of this Limited Offering Memorandum has been duly authorized by the 
Board of Supervisors of Edgewater East Community Development District. 

EDGEWATER EAST COMMUNITY 
DEVELOPMENT DISTRICT 
 
 
 
By:   
Chairperson, Board of Supervisors 
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EDGEWATER EAST COMMUNl1V DEVELOPMENT DISTRJCT 

ENGINEER'S REPORT 

1. INTRODUCTION 

The purpose of this report is (O provlde a de~Cllption of the C4pital improvement p1an ("CIP") ana 
estomated CO$tS of the OP, for the Eclgewater Ea.st Comm1mlty Development District. 

2. GENERAL StlE DESCRIPTION 

Edgewater is ~ milled-1.11-e de~elopmenl t$l3bllihed In tfle 01(eo1d County Comp,ehe-nslve Plan and ~ 
portlol'I of Edgewater Is served by the Edgewater E~s, Community Development District The 
development is In unincorporated Osceola Counly, AOfida, lying in Sections 16, 17, 20, 21, 22, 27 and 28, 
Township 2:6 South and Range 30 tast. Mort particularly as shm"n in Exhibh 2.1 of 1~ attached Appendi1C. 
l~ eenorat location of ti~ development ii e,si or Wl~e Tohooek•Uga, west ol tht F1orld8 Turnpik~, r1orth 
of Gito, Ba~ Slough 3nd oo each side of Klsslm mee Park Road. 

As noted in Exhiblt 2.2, the District's boundaries indude approximate!\' 1284.71 acres of land IOCilted in 
Osceola County, Aorida. 

~ 01$trict Is witMn the City of St. Cloud UtilllV Sel'Vlc.e Alea. The Otv will provide potable w&te<, 
wastewater disposal and reclaimed water services to the de11elopment. Capacity for these utilities i$ 
ava ita!lle from St. Cloud Publk Ullhtl~~. 

A w<1ter pl.nt 0\1/nl'd and operated by the City of St. Oolld i$ in the northwest -orner of E0-6. Pot~ble 
Water connettioni 11,iU be made from water maiAs in both l<issimmee !>ark Road and Old Can~ Creek 
Ro.id, /In 18" ,1nd z,r Wilt~r moin currc11tly O.Hi~t withrn tho r.i~1immoc Par!! Ro~iJ Ri8ht of w~y, The 

mains rontlnue north and U'O$$ the Rorlda Tump!l(e at 1C1sslmmee Park Road, where thev connect to 
existing dty m.a ins in Old Canoe Creek l\oad, 

Wastewater from tM de\'clopmt!nt wiP be colltttC!d in gravi,ty scw,cr mains tllal will be ~rviced by onsit~ 
lift station& th.ot will pump the W11stewatcr into a f01e.e m,ifl that will connect lnto either an existing loroo 
main In Old Call()e Creek Road east of Kissimmee Pafl< Road or Into a force main In west N.ew Nolte Or1ve 
that wiU be brought to the site in coordination with the proposE-11 Tumpi](e lntl'ld1ange project at EO-1. 
There does exist a 6" force Main in Kfilimme-e Part road Right of way, how-r this main has little to no 
available c-.ipacity. 

Reclaimed 1n1ter will be ~eoured from the City of St. Cloud Via a conn«tion to the ex~tlng main In Old 
Canoe Cfee~ Ro11d. The City Willi be constnictlng .i recfalm Booster Pump Stat'10n In the ne;ir future to 
Improve servicing the OeW!lopment among other p1ojects anticipated in the future_ 

Existing Utilities are shown in Exh ibit 2.3 of lhe Appendix. 

The District is located withi11 South Florida W;ter Man;igement Oistricl Lake Tohope~ali~ B.lsm­
Conveyi!~ to Lake Tohopek.iligi! wm be vii! ~n FOOT outf.ill ditc;h (E0-1 i!nd E0·21, the WPA C.ina l (EO· 
3, E0-4, ED-5, E0-7 and a portion of ED-61 a;nd G;itor Bay Slough (a partion of ED-6)_ The existing Oraina,ge 
conditions are depicted in Exhibit 2.4 of the Appendix. 
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3, PROPOSED E0GEWI\ TER PIIOJECT PU R,POSE AND SCOPE OF TitE REPCmT 

11'1~ purpose of this report is to provide a description of the public infrastructure improvement$ (~Ci!pital1 
lmptovemtnt Plan" 01 MOP"} to be tol\Sttucted and or acquir~d by th! Oiruict, and to prO'lide an 
apportionment of the tAtegorles of cosl5 for the CIP. A correspondlne c1ssess111ent methodoloev will ~ 
(!eveJoped by the O~tritKs methodology consult~nt. lhe OP 1$ intended to provide public infrastl\lCture 
impro,,ements IOf the laoos within the Oistrict. which are planned lor 3,548 residential units. 

The proposed s,te p1a n f0t the Dlw kt it alllN:hed as E);hibit u to this report, and the plan arwmarates 
the propoffll lot count, by type, fa r the O lstrl,t . The follow1ng charts $how ~ planned prodl.Kt lypts 
and land uses for the District: 

TABLE 3.1 
lNJO use ~lJMMAR.Y 

Type of Use 7 ED•l 
- ~ 

EDs2 E().3 [0-4 ED•S £0·6 E0•7 Total Projtct 
Area+/· 

Re:sidential"' 1249.27 84.!M 0 252.37 -171.49 5()5.05 0 12.63.12 

0penSpace0 0 5.50 0 6.00 5.20 4.90 0 21.60 

Total Area 249.21 90.44 0 ,58.37 176.69 S09.9S 0 1284.72 

I 
'6 on otal Area 19% 7'6 0% 2~ 14% 40% 0'1£ 

- - _I_ ... - -
11.esidenlial areas ,include a minimum ol 201/, open space which may i.ndude wetlands, stormwater 

ponds or 2reen spacts. 
• • Open Space rep,esenls t~elshborhood Centers that wfll con1a,t1 r«re;ition and other 11~rs ro 
aC(ordance with t:he land De,,.elopment CQde. 

TABLE 3.1 
PROOUCT TYPE SUMMARY 

Type of use ED·l El>-2 ED·3 f'0-4 ED·5 ED·6 ED•7 TQtal __ .., - - -Shir!t Farnllv l * 167 139 0 609 0 487 0 1402 

Single Family2 .. 0 139, 0 150 219 133 0 641 

Multi Family"'• l 310 133 0 350 579 133 0 1505 

Total 477 411 0 1109 798 753 0 354-8 

l 
2 

 



•• 
Single ~~mlty 1 r.Ppre$ents det,adled ~roduc1 with lot width SO ft wide o-r gre~tef 
Single Family l represents detached product with lot width under SO ft . 
Multi f~mily re-presen ts a II attached prndutt 

Plea541 note lhat the Olstrlct may be eXl)a11d-ed in the fuu.1re to Include additional 1-inds deplcteil in this 
report as Expansion Parcel$. While the public inbastructure impro·,ements that are part of the District' s 
ClP mayln the future ser,e and be11efit the lands within the Expansion Parcels, al ptes«?nl tiln f? the public 
,nf1a:1ttucture impFOVffl\@'nts' purpose ts to serve and benefit the lands contalned within the curr@n,t 
bot1ndar1es or the Dlstn<t, as tbelr provisloo as dew1bed here Ir\ b required lor the develoJ)(Tlent of lands 
cont;nned within the current boundarles ofthe District. If, In the future, the boundaries of the District are 
expanded to jnclude any or all of the Expansion Parcels, the costs of the CIP wm be apportioned among 
all benefittesd lands within t he thM bound11rie1 of the District, to i~ lude tl'le E~pantiOn Parrolund such 
apportionment or d1t com will be addressed in I supple~, to tllil rel)Ort 0n.d a s~pplement to the 
.is.1oessme11t melhodo.log-11, 

The CIP infrastructure includes the following Mastef Infrastructure, which is intel'ded to serve an lands in 
the District 

The CIP inctudes framewoit roads within the District. Framewort road:s:shall include Multi-Modal 
road1Nay$, Boulevard$ ~nd Aven~ as dE!fmed in th@ OsCfflla COuntV approvtd COr\CCpt plan and 
wiih.in the COtr1prehcnsl11e Plan M3p s.en.es TRN Map~ E!d'liblt 3-2 in l~ Appel\dlk identifie-s the 
Mvlllmod.il weet M wea a.s the Boulevards and Avenues to $eN~ the area. The re~slbllit~ 
!or improving the framework roads is limited to the ownership limits of the CDD. Roadways wia 
consist of 4-lane divided and 2-lane divided and undivided typical sections with one roundabout 
on the north end or tho Multlmodal corridor to betttr dlst,lbutt traffic gentroted from a future 
Turnpike lnterch311ge, Su,h roatb include the roi\dway a~ph~lt, b.i.e, anchubgrade, roidway,;urb 
and gutter, inl~ts. cullrero, 1tliping end 5igna.r:t and Jidewalk! within ~hts-of•-way, All roat:11 will 
be designed in aooorda1l(e with ~DOT and Osceol.a C.o,mtv 1tandards, 

Lntem~1 roodWi1)'5 rn.iy be fman~ed by the Oi~tri,;t, ,mt! m.ty be detli,aled to O~ot.i Ci:>unty for 
ownership, operation, and maintenance. 

lmpillct fco credits ,nay be av~ilablc in the form of mobility fee crtdiu bas.ed upon~ negotl.ited 
mobll•W ree eueement with Osc.eola County, Florida. If the property Is annexed into the City of 
St. Ooud, the impact tee credits would have Lo be ne,gotlated with the City of St. Cloud In an 
Annexation ~eemenL Osceola County currently provides fora-edits 101 all improvements and 
fand dedic~tion that exceeds th~ specific: needs of the project. To thl! ext@nt tile District fonds 
improve,Mnts which BiiMrata impact fee credits or mobilitv fee credits, the Disttict s1-\all f ttt'rve 

tile credits and can then sell 01 traiufer such ete-dits as allo.,,ed per la.,,. 

Stormwater Management S11stem: 

The stormwater collection and out faO system are a combination of roadway cur,bs, curb inlets, 
p,i~s. Bio swale, control structutas and open lakes do1lened to trt.it and attcnul!tt' stormwattr 
runoff from Olsttict lolnds. The ~tormw;tter syttcm within the proje~'t dil':harge$ to Uke 
Tohopehliga via three drainage systems (FOOT otlt fall ditch, Gator B.iy Stough and the WPA 
canal. file stormwater svstem will tie designe<I c(msistent witn the criteri,.t establ'ished by the 
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South florldil Water Man.igom1mt Dlsttict (SFWMD) and Os<eola County fo.r 
stormwater/ftoodplain manilgement S)•stems. The District will lln.lnrn, own, operate and 
mainl!a1 lhe stormwater _system, with t he exc;.epti'on 1h,11 the County will ,own, operate and 
maintain the In.lets and s.torm !W!wer systerru within County right~f-way. 

NOT£; No priv.ile emhworli: Is lnclt.ided In tti,e CIP. Accordlngfy, the 0isttlct vnU not fu1id any 
co.sts or mass grlidi-ng of lots. 

Water, wastewatef fOd Bsc!:?im Uii!itics: 

As part of the CIP, the District intends to connruc;r a rwJ/or ;icquJre wa1er, wastew.)1e-1 and ;oclaim 
infrastructure. In particular, the on-site water suppl'( lm,provement.s include watermi,lns, tha'l will 
be locaHld within rtg"iu-oh'l'<l'f and use d for potable water service and fire protection. Water 
rnaln cor\flec.tlons will be m.ide <1 t ICiSSill'1mea P;ir'k Ro.ad and Old canCH! ,oeek Road, 

Wastew ater imprCM!ments fo r the p,oject wi ll Include an onslte 8" d iameter gravity colle-Clion 
S)'Stem, offsito and onsLte force mainsofvarving diameter and onslte lift stat ions.. The olfslte rorre 
main co~lon will~ m11de .l t Old Ca not Cree~ Road and West New N!olte Road. 

Sfmilarfy, the reclaim water distn"butlo.n sy$tem will be constru<le<J to provide ~orviee for irrie:alion 
throughout the communitv and will consist of varying main sizes depend~nt on demand!, AA 
offsllc r~laim connection wiJI be made at Q&j Canoe Cree k Road. 

The water aoo redaim discrib,ttlon Md wHUwat,er ooDoctlon syW!ms for .!ll p,hases will be 
~oropteted by Ute 06trict and t h.2n dedicated to Oty of St. Ooltd f()r oper,1tion <11ld ma,inten,mco. 
All mains Wlll be designed arw coMttuctecl in comp!Jance with the City of St. Cloud and the Florid.1 
Department of Environment.al Protection Standard~. 

Th11 projK\ wiil n1q11ir1111xl11n , i<1n of exinlng m.ilm to lhe iltll, In .iddllio.nal to c;~:;itll'\9 a dd ilior\31 
looped CQn11e,tlon$ of mail\$ on site lhal wm ooth servo the proposedl dcv~lopment and pro-.,ide 
for e,cpanslon of the C'rty infrastructure to $eNlf.e fulure df"'elopmenu. M3ins 01 improvements. 
that a re increased in size to service development above the spedflc need~ of th(' 1>1sltlc;t 
improvements will be efigible for impact fee credits via an upslze agreement with !he City of Sl. 
CIOlid , To tlw e•.tl:!1l-t the DistfiC:t fu-nds improvements which generate impact fee credits, lhe 
District sh1tll<eoetve the credits and can sc-11 or tr.i nsler suet, Crl!diu as allowed by law. Distribution 
ol the Impact fee credlls reoel\led rnav be h.Jndled purs.unnt 10 separate a&rC!C!mtnts between the 
District and a developer. 

Hardscaot, LandscaP,t,,i,odJrrig,atiom 

The 0istr1ct will cons.trvcl 0nd/or insli>ll landstapir18, il'lieation and hardsapil'lg within Districl 
common area.s arid rights-of-way. Land5,c;11pln9 WIil corisisl •Of sod, shrubs, around oover, trees 
and ptlnts.. The irrigation system wi!I c;on5Js.t of $pT3•( and rotatln-,s h-eads provldina irf'i8at ion 
Cloverage to the landsc-.apedarea.s. Moreover, har~<1ping will consist of ent,.,,, fe.-tures, bericl\4!s, 
tra~ncans. accent p.'lY.:!m!!nt, etc:. E)(,jsting veget.ation will be utilized wherever possible. 

The Co uni)• ha, di~tioct design c,riterla r~uireme nts for planting and irrig.a lion design. Therefore, 
this project wiD at a minirnum meet those requirements but, 111 mos-t cases, e1c.ceed lhl! 
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r~quir!mt!nt1, with enhancements for the benefit of the community. 

All such landscapin& irrigation and hardmping will be 1;1wned, maintained, and funded by the 
OistticL Such infras-truclur!, 10 Ille e~e-nt Iha t ii is in riglas.•of,way owned by the county will ~ 
maintain-to pursuant to a right·of-wav agreement to be Mtered into wlch 1he county. lrn.li'ildual 
oelghbortiood liOA's rmy enter 111to an agre-eme11t with the COO for the purpose of ma~talnln_g 
entry features, to intfude but not nec:ess.iri'Y be llmited lo 5igllotge, !landscape, e~ent lighting, 
hard$cape, and irriga tion. 

$tieet Ugbts L!.!odcrsround ing of Elcetriefl Utiljty Une, 

The Olstrict int ends to le.ase street ligtlts through an agreement with Orlando Utility Commission 

jOUCI in which case the District Yrol:lkl lurtd the street fights ttirough an annual operiltions and 

mainte!'lance asscssmenl. As soch, meet li£hts afe ~t iocludfd u part or the CIP. 

The CIP does however induce tile undergrounding of electrical utility lines witllin right-of-way 
utility ealiements througJlout the community. Any lines and transformers locat~ in sud! areas 

would be ow ned by O UC and not paid for by th@ District as p.art of the CIP, 

Recreational Amenities: 

In conjuoctlon with the construdio n of the CIP, the District may e-leci to construct amenity parb 
within the deYelopment and will coMtruct a linear par~ with bio swale adj-ltent to Cross Prairie 
P;i!'kway. The District rn¥'-( or m;iv not al1,0 rin.11\Ce :,_dd,tlo113l l.!menltle~ J)arl,;s and otlltr COIM)()n 
are.i& for the IM:nefit of the Di:,trict. l hese im prQ11ements will be funded, owned, and maintained 
by the District, or alternaHvel)' n,ay be funded by the develOper and turned over to a 
homeowners' association or OistriCI for ownership, operation, and maintenance. 

En,11l ronmtntal ConHrntlcm/Mltlgatton 

There ere ;ippro>Cimately SO ,mes of potential fore$led and herb.iceou~ wetland lmp,acts 
A$.SOC1ated with the prope1 c.onst ruc:tlon of the District' 5 lnfrastru<:1ure whtch will require 'lte,tland 
mitigation. The District will be responsible for the funding, des\gn, permitting, construction, 

maintenance, and government reporting of the environmental mitigation. These costs are 

inclUidad within the CIP, 

Neighborhood ln{rajtructure 

The Mast.er Infrastructure described herein only allows for the development of pods of land 

("Nergtlbomooos"), It does not mdude all the public infrastructure needed to create residential 
propert~ within the Naig.hborhoods, Tllus. i11 order for the rtsidonU:ll ~nds to be fullv 
dc11alo~d. there is ~ i,ccd for ~dditior,~I publJc inff(lstfu,to.tt in 3ddltion to the Mister 
lnfr~stt1,1ct1,1re. 
Eatb NeighborhOQd wiD r11quire <lert~in ,omporl!lnu of public inlra,olructure in order for peQple 
to live in a residence i'HeighborhOod lnfrastructu re• j. This pul>lic infrastructure will include: 

• Streets; 
• Street sigruge and signaliration; 

• street lighting; 
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• sid{''lralks and multi-use paths; 

• storm water manag_ement faciliti es: 

• drainage Improvements, lndudlng but not limited to curb$, gutters, Inlets. and pipe~; 
• potable w11te, lines; 
• 5anitary sew@( liMs and lift wtiOns; 
• land SOI ping; 

• irrigat ion; 

• ha rdsca ping; 

• boat lifts; 
• other put1k: iftfrewucture permilled by ~lion 190,012, F,S,; and 
• ;moclated profet$ional fees and pem1lt recs. 

The cost of t he Neighborhood Infrastructure is best estimated by reviewing the typical per lot or 

l)l!r rllsidence cost incu1re,d to dewlop a neighborhood. In Osceola County and after the costs 

assoeiated wi th the MastN lnfrostructure ar~ accooottd for, the typical co1t of Nei9hbort.ood 
lnfrastrucllm: I$ $1.5,000 per re~efltl.i!J unit. There iire ( urrently fwe Nelghborhl)Qd$ within t~ 
Olstricl with a specific number of units planned for de11elopment. They are set fonh below wltll 
the associated costs for each' s Neighoorhood Infrastructure. 
N¢!2JlborMod Numl):r of Vails Total N.eighbothood Infrastructure, costs 

E0-1 477 $ ?,lSS,000 
E0-2 411 $ 6,165,000 
EIHt 1109 $16,635,000 
ED-5 798 $11,970,000 
E~ 753 Sll.295,000 

The tot~I cost for Neighb-Olhoor:I tnfrawucture is $53,220,000, althoug/l each Neighborhood will 
only recewe .1.pecial benefit from die Neighborflood Infrastructure serving it 

Pcskssfenal SCNiCN 

Th<! CIP also includts variou~ profcssi0na1 services, Thes~ inctude; (ii e ngi11ttflng. surveying 
ar¢hittctural 1111d lesal fees, (ii) p,ermilling and 1)1an review costs. and Ii~) 
&welopment/c-0nstructlon maMgement s.ervl~.1. reei that are requited for the de.wgn, 
perm[ttltig.. construction, and maint enance acceptance of the p,ubllc improvemenu .-ind 
community fac.Uties. 

OH-smt lmpnw.;11mi!.nti 

Currently utility offslte Improvements are limited to utility main eKte11~iom and looping to br1ng 
reclaimed water and wast ewater to the deve!Q,pment and to pro~ide a l()Qpe,d tonneai on of the 
water main to tihe City of St. Cloud water system in Otd Canoe Cree-k Road. The mains would be 
eligible for impact fol! credits for up~ing al\d the vrater main l!xtension. To the extent thl! Oisl rict 
funds lmprov~mcots whld1 gcn-~ratc Impact fee uedlt.s, the 0rstrk t Shall rc~lve thi? mdit:s and 

can tl'len sell or transfer nr;li credlt5 as atlowed by law. 

l he only offsite ro~d improwment$ th.it are runrently contempl.ited would be a portion of 
Kissimmee Park Road and a portion of Clay Whaley Road would be considered off-site 

improvemonts t ha t are rligiblc fos mobmty ftt credits at OS.Ceola county. To the Oil.tl!nl the 
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4. 

District funds improvements which gener~te mobility fee etedits, the District shan rncelve the 
aecfjts and thc,n can sell or transfer liuch Cled11$ ai allowed by l~w. In .iddi11on, all fr<1mewort 
road~ tha I are constructed allim! and ~yond the needs of the Development would be eliglble for 
mobility fee etedits. Thh pl'O(!SS ls a ,,egolialion with staff and wrll require IJ1e prepara,tion of a 
mobflitv fee ogreemen t to be ilPP'O'lfed b-v tile Osoeola C.Ounry Soard of County Conimissi-OneH. 

As notNl1 the Oistrict's CIP lunctionsasa SY}tem ol cmpr0¥ements be11efit1ing itll l,md5 within the 
Oiftt ict. 

All the foregoing improvements are required by appllcabl~ de11eaopment appt'O\lats, Note that,, 
except as stated herein, there are no impacl fee or slmilar credits available from 1he const<uetion 
of any such improvements. 

The follo111ine table, Table 3.3, shOws who will finance, own a,-.cl opo-rate the various 
improvements of the CIP: 

~atJlil\i oehetiDtion QW!:!trJ:bll} Q/.\M ~!•lit'l 
Roadweys County COU1'11\' 

s101mwater Management coo coo 
Utitities{Water, Sewer, Reclaim} cosc cosc 
l-lc1rd5'o pe{wnd 5-Cilpe/lrrlga Uon CDD COD 

Street UghUnf! ouc ouc 
Undergrounding of Collduit ouc ouc 
Recreational Amenltie.s. CDD COO 

Enviro11men1al C.OllSef\'a tion/M itigation CDD coo 
OIT-.Sll!! M\l!,ll;!'I ~llµfl,JVl! lll~l1~ County/COOC County/CO'.;C 

P:fRMITTING/CONSTRUCTION COMMENCEMENT 

All n~emry perrnltl• forthe wnstructlori oflhe CIP will be obtained by the developer or the CDO or their 
professional prior Lo commencing construction, and include the following[~ needed): 

SFWMD £RP (GNIC!f31, lndhritlui)I arw Master Conceptual) 
SFWMD ERP Modifications as necessary 
S.FWMD Consumptive Use 
USACOE SAJ 90 
UMCOE 
USF\.115 
OS<:eoi. county Site ~velopmcnt f'tan (SDPI 
FOEPNPOfS 
COSC Utlhty Con.strucUon Permits. 
FDEP Potable Wal-er 
FDEP Wastewater 
FDOT I potential for roadw~ys at new irlten:hange and Clay V-Jhaley Re-alignment) 
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5. OPINION OF PROBAB~ CONSTRUCTION COSTS 

Table s.1 stiown below p~nts, among other th,ngs, lhe on,nlon of Probable COSl for the OP. ll ls our 
prok>ssional op;nion That the costs ~et forth In Tc1bJP S .1 are rec,1011.ilble cJnd consistent with m.i rl<et 
pricing., both lot the OP 

Facllity Description 

Roadways 

TABLE S, l 

S1orm.varer Management 

Vti 111e~ (WatN, 54!wer, Rech,ml 

1-fardscape/Landieape/lroigation/Trails 
Underrimondme of Conduit 

Env,ronmental co~rvattOII/Mlt,gat,on 
Professional Services 

Contll'gE'ncy (lMI.) 
TOTAL 

C!P(wh 
$27,462,600 

$11,063,960 

$11.182,004 

$7,90S.S50 

$7,164,600 

$7,S00,000 

S8,393,2S4 

S8,0&7.197 
$88,739,165 

• The rwoba~ costs enimatPd here,n do nor ,nclude an1Irlpaied ca•ry,na oos1. ,nte1"4'~1 rf"~rW", 
or other anttc.lpated COO e,tpenditures t hat may bt! incurred. 

1lM! CIP Will be deSlgned In .sccotdctntl! with current government•! regulataons.tnd requirements. The OP 
wtN s~e Its 1nten~d runcUon so tone u the construwon Is 1n substant.ral compllaoce w•th the de~lgn. 

ll'le cost f',timatt"\ pro1tld«'d are ..-easona~e to completf' tM• requlrf'd lmpr..wPm!'nU ond II 1, our 
professlonaJ opinion that the lnfr.istructure Improvements comp<ising the CIP will servl!' as a systen, of 
,mprovements that benefit and add value to all lands wlthln thP District. T'-e cost est,ma~s ,1re bas.ed on 
pr<ce~ curN!ntly beina CJ<~ri4!nc.:-d in OSCl'ola County Florida and FOOT Basis ol Estimiltes Cost Area 7. 
Actu<ll COH~ m;1y v.iry deflendlna c,n 11,,.-.1 .. ng, net>ung <1nd .ipp1ow ) lrom •e,gul.itory ,1gco(lt} II iJ. lurther 
our opll'tlon that the lmprO'vefflenl 11lan IS feas,ble, 1hat there are no techn,cal rc:asons e.;lstl~ ill I.his lime 
that would prevent the implememavon of the Cll', and that It 1s reasonable to assume that all neces.sa,v 
regulatory approvals wrn be obt.sie-ed in due course 

In ~m. 11 Is ourop,nion lh.lt: (1) the esumated cost to the public rnfrdStructure set for1h herein 10 be paid 
bv the District is not fiA?atcr than I.he lcucr of the attu.l COS\ or fair m1rtcet value of such lnfrastructvore, 
{2) th3t the CtP is re .. sit>~; and (3) 1~1 the ,mc~s,'lble prol)t'rtV w•lhin the Ois\fic;t will ~ccive a special 
benefit f1om the CIP that ,._,11 lea~, equal ro ~u<.h cos,~ 

Please note that the CIP as presented here.in ls based on current plans ;ind ma rket condluons wtuch are 
subject t,::, change Accord ngly, the OP, as used herein ,efers to sufftc,ent public Infrastructure of the 
kinds d•.cribed hervm (l.11., J.torm\Yilter/fl=dpJ.iin m,1m1sem11nt, unil.i ry ~ll\v1111 poubla w.it11r, 11tc.) to 
~upport 11>1! dl!\'elop~nl dnd 3-dle o' tl\e plilflrlt'd 3~8 rl!SidenU.il uniu in UII! Di~lrtel, whJch j~ub1e cl lo 
ttul!• up determln.lllOn~) no!llb@-r and l'fl)e of u n, ts m .tv be cl anged with l111! developmt'nt of tM sl1.e. 
~lated differently. dunng development J nd ,mplementMlon oft~ public ,nfrastructure ,mprovemen~as 
ctP1cr•bed fat th,. O,\lrlc.1, It mav be ne<.-~•,.1rv to rnalce rnodifk .111 1011\ and/or d!'v• 1tlon1 for tbe pl,m\, Jnd 

the Dosttl:Mes th41 rlsh: do so. 

s~~ Date. Au,int 26, 2020 
Ft ~n~e No. 48165 8 
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EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
 

SUPPLEMENTAL ENGINEER’S REPORT 
 
 
1. INTRODUCTION 
 
Edgewater East Community Development District (the "District") is authorized by Florida Statutes, Chapter 
190 (the "Act"), and Ordinance No. 2020-49, of Osceola County, Florida, as amended (collectively, the 
"Ordinance"), to issue its bonds for the purpose of acquiring and constructing assessable improvements 
all as provided in the Act and the Ordinance.  The purpose of this report is to provide a description of the 
capital improvement plan (“CIP”) and estimated costs of the CIP, for the Edgewater East Community 
Development District Phase 3.   
 
2. GENERAL SITE DESCRIPTION 
 
Edgewater is a mixed-use development established in the City of St. Cloud and Osceola County 
Comprehensive Plan and a portion of Edgewater is served by the Edgewater East Community 
Development District.  The development has been annexed into the City of St. Cloud, Florida, lying in 
Sections 16, 17, 20, 21, 22, 27 and 28, Township 26 South and Range 30 East. More particularly as shown 
in Exhibit 2.1 of the attached Appendix.  The general location of the development is east of Lake 
Tohopekaliga, west of the Florida Turnpike, north of Gator Bay Slough and on each side of Kissimmee Park 
Road. 
 
As noted in Exhibit 2.2, the District’s boundaries include approximately 1,390.079 acres of land located in 
Osceola County, Florida. The original boundary consisted of approximately 1,390.079 acres of land.  The 
“First Amendment” to the District Boundaries increased the area of the district by approximately 102.119 
acres per ordinance 2021-86 of the Osceola County Board of County Commissioners. The “Second 
Amendment” to the District Boundary increased the area by approximately 3.24 acres per ordinance 
2023-15 of the Osceola County Board of County Commissioners.  This brings the total land area of the 
district boundary to approximately 1,390.079 acres. 
 
The District is located within South Florida Water Management District Lake Tohopekaliga Basin.  Phase 3 
(ED-6S) Basin conveys stormwater runoff to Lake Tohopekaliga via the WPA Canal by both direct discharge 
and via Gator Bay Slough.  The development is proposed to consist of approximately 4,000 units to be 
developed in five phases.  The Supplemental Report describes the capital improvement program (CIP) 
necessary to support the development of Assessment Area 3, also referred to as ED-6S, consisting of 685 
proposed residential units, represented by the following unit mix: 
 
TABLE 2.1 
ED-6S UNIT MIX 
 

Product Type ED-6S # Units 
TH 223 

SF2 109 

SF1 353 
    Total 685 

 
 
 



 

 
3. PROPOSED EDGEWATER PROJECT PURPOSE AND SCOPE OF THE REPORT 
 
The purpose of this report is to provide an update of the District’s CIP description of the public 
infrastructure improvements (“Capital Improvement Plan” or “CIP”) to be constructed and or acquired by 
the District for Phase 3, consisting of Assessment Area 3, which is approximately 286.8 acres in area.   
 
The following table outlines the proposed land uses and total unit counts for all of Phase 3: 
 
TABLE 3.1 
LAND USE SUMMARY 
 

Land Use Acres Residential Units 

Residential 83.3 685 

Open Space Wetlands, 
Buffers and Lakes 

203.5 0 

Totals 286.8 685 
 
PHASE 3 CIP IMPROVEMENTS 
The Phase 3 CIP improvements will benefit and provide environmental mitigation and maintenance of 
restored wetland areas, amenities, landscaping, signage, street lighting, roadways, stormwater, utilities, 
environmental management, and recreation for the District.  The below infrastructure improvements 
currently comprise the Phase 3 CIP improvements proposed to be provided by the District.  The 
improvements in their entirety are considered to be master infrastructure improvements that provide the 
needed infrastructure to support the development of the proposed residential communities.  The 
infrastructure consists of the extension of an existing framework road for access and utilities, associated 
stormwater ponds, environmental mitigation, underground conduits, hardscape, landscape, irrigation 
trails and entry features.  The infrastructure consists of the following categories as further described 
herein: 
 

District Roadway Improvements: 
 
The CIP includes the extension of an existing multimodal framework road, better known as Cross 
Prairie Parkway, in two directions.  One extension is to the south, within Assessment Area 3, from 
the existing southern terminus of Cross Prairie Parkway to the southernmost ED-6 point of access.  
The second extension is to the north from Clay Whaley Road to the southern boundary of a 
planned urban center. 
 

- Cross Prairie Parkway is designed as a four-lane divided multimodal framework 
roadway and includes installation of utilities necessary to serve the District.  The 
two extensions are permitted as two separate construction projects. 

 
Stormwater Management System: 
 
The stormwater collection and outfall system are a combination of roadway curbs, curb inlets, 
pipes, control structures and open lakes designed to treat and attenuate stormwater runoff from 
District lands. The stormwater system within the project discharges to Lake Tohopekaliga via the 
WPA Canal.   The stormwater system will be designed consistent with the criteria established by 



 

the South Florida Water Management District (“SFWMD”) and Osceola County for 
stormwater/floodplain management systems.  The District will finance, own, operate and 
maintain the stormwater system, with the exception that the County will own, operate and 
maintain the inlets and storm sewer systems within County right-of-way.   
 
NOTE:  No private earthwork is included in the CIP.  Accordingly, the District will not fund any 
costs of mass grading of lots. 
 
Water, Wastewater and Reclaim Utilities: 
 
As part of the CIP, the District intends to construct and/or acquire water, wastewater and reclaim 
infrastructure.  In particular, the on-site water supply improvements include water mains that will 
be located within rights-of-way and used for potable water service and fire protection.   Water 
mains consisting of a 24-inch water main within the southern extension of Cross Prairie Parkway 
and a 12-inch water main with the northern extension of Cross Prairie Parkway.  

 
Wastewater improvements consisting of a 12-inch diameter force main within the southern 
extension of Cross Prairie Parkway and the northern extension of Cross Prairie Parkway.  
 
Similarly, the reclaim water distribution system will be constructed to provide service for irrigation 
throughout the community and will consist of a 20-inch reclaim main within the southern 
extension of Cross Prairie Parkway and the northern extension of Cross Prairie Parkway.   
 

The water and reclaim distribution and wastewater collection systems will be completed by 
the District and then dedicated to Tohopekaliga Water Authority (“TOHO”) for operation and 
maintenance. All mains will be designed and constructed in compliance with the TOHO and the 
Florida Department of Environmental Protection standards.  No District financed sewer or 
water laterals will be placed on private lots. 

 
 
Hardscape, Landscape, and Irrigation: 
 
The District will construct and/or install landscaping, irrigation and hardscaping within District 
common areas and rights-of-way.   Landscaping will consist of sod, shrubs, ground cover, trees 
and perennial plants.  The irrigation system will consist of spray and rotating heads providing 
irrigation coverage to the landscaped areas.  Moreover, hardscaping will consist of entry features, 
benches, trashcans, accent pavement, etc.  Existing vegetation will be utilized wherever possible. 
 
The County/City has distinct design criteria requirements for planting and irrigation design.  
Therefore, this project will, at a minimum, meet those requirements but, in most cases, exceed 
the requirements with enhancements for the benefit of the community.  
 
All such landscaping, irrigation and hardscaping will be owned, maintained, and funded by the 
District.  Such infrastructure, to the extent that it is in rights-of-way owned by the County/City will 
be maintained pursuant to a right-of-way agreement to be entered into with the County/City.  
 
Please note:  dependent on the specific roadway being designed permitted and constructed, 
jurisdiction and design standards may fall under Osceola County or the City of St. Cloud design 
standards, dependent on the permitting authority and maintaining authority of the specific right 
of ways.    

 



 

Streetlights / Undergrounding of Electrical Utility Lines 
 
The District intends to lease streetlights through an agreement with Orlando Utility Commission 
(OUC) in which case the District would fund the streetlights through an annual operations and 
maintenance assessment.  As such, streetlights are not included as part of the CIP. 
 
The CIP does, however, include the incremental cost of undergrounding of electrical utility lines 
within right-of-way utility easements throughout the community.  Any lines and transformers 
located in such areas would be owned by OUC and not paid for by the District as part of the CIP. 
 
Recreational Amenities: 
 
As part of the Phase 3 Assessment Area, the District will construct a trail adjacent to Cross Prairie 
Parkway consisting of a 10-foot-wide sidewalk and enhanced landscaping, benches and waste 
receptacles.  The District may or may not also finance additional amenities, parks and other 
common areas for the benefit of the District.  These improvements will be funded, owned, and 
maintained by the District and open and accessible to the public, or alternatively may be funded 
by the developer and turned over to a homeowners’ association of District for ownership, 
operation, and maintenance, in which case these improvements would not be financed by 
the District.   
 
Environmental Conservation/Mitigation 
 
The Phase 3 assessment area will require the purchase of approximately 5.5 mitigation credits for 
proposed impacts to existing wetlands in order to construct the infrastructure described in this 
report. The District will ultimately fund the purchase of mitigation credits from a mitigation 
bank.  
 
Professional Services 
 
The CIP also includes various professional services.  These include:  (i) engineering, surveying 
architectural and legal fees, (ii) permitting and plan review costs, and (iii) 
development/construction management services fees that are required for the design, 
permitting, construction, and maintenance acceptance of the public improvements and 
community facilities. 
 
Off-Site Improvements 
 
Currently utility offsite improvements are limited to utility main connections to bring reclaimed 
water and wastewater to the development.  The mains would be eligible for impact fee credits 
for upsizing. To the extent the District funds improvements which generate impact fee credits, 
the District shall receive the credits and can then sell or transfer such credits as allowed by law.  
 
To the extent the District funds improvements which generate mobility fee credits, the District 
shall receive the credits and then can sell or transfer such credits as allowed by law.  In addition, 
all framework roads that are constructed above and beyond the needs of the Development would 
be eligible for mobility fee credits.  This process will require a negotiation with staff and the 
preparation of a mobility fee agreement to be approved by the Osceola County Board of County 
Commissioners. 
 



 

As noted, the District’s CIP functions as a system of improvements benefitting all lands within the 
District.   
 
All the foregoing improvements are required by applicable development approvals.  Note that, 
except as stated herein, there are no impact fee or similar credits available from the construction 
of any such improvements.  

 
The following table, Table 3.3, shows who will own and operate the various improvements of the 
CIP that are funded by the District:  

 
 

 
 
 

TABLE 3.3 
 

Facility Description Ownership O&M Entity 

Roadways CDD/County/City CDD/County/City 

Stormwater Management CDD CDD 
Utilities (Water, Sewer, Reclaim) TOHO TOHO 
Hardscape/Landscape/Irrigation CDD  CDD  
Street Lighting OUC OUC 
Undergrounding of Conduit OUC OUC 
Recreational Amenities  CDD  CDD 
Environmental Conservation/Mitigation CDD CDD 
Off-Site Master Improvements TOHO TOHO 

 



 

 
4. PERMITTING/CONSTRUCTION COMMENCEMENT 
 
All necessary permits for the construction of the CIP will be obtained by the developer or the CDD or their 
professional prior to commencing construction, and include the following (as needed): 
 
 
 
 
 

Edgewater CDD 
Permit Approvals and Construction Project Status 

Phase 3 CIPs 
Project 
Description 

Estimated 
Construction 
Completion 
Date 

USACOE SFWMD Osceola 
County 

TOHO FDEP 
Water 
and 
Sewer 

FDOT 

Drainage 2025 A R A N/A A N/A 
Utilities 2025 N/A N/A A A A N/A 
Roadways 2025 A R R N/A N/A N/A 
Off-site 
Improvements 

2025 N/A A A N/A N/A N/A 

Landscape 2025 N/A N/A R R N/A N/A 
Amenities 2025 N/A 0 0 O N/A N/A 

A - Permit Issued 
R - Permit in Review 
N/A – Not Applicable 
0 – Not Submitted 
 

5. OPINION OF PROBABLE CONSTRUCTION COSTS 
 

Table 5.1 shown below presents, among other things, the Opinion of Probable Cost for the CIP for Phase 
3 improvements.  It is our professional opinion that the costs set forth in Table 5.1 are reasonable and 
consistent with market pricing, both for the CIP. 

 
TABLE 5.1 

Assessment Area 3 Project Description Estimated Costs(6) 

Roadways (includes traffic signal and box culvert)(2, 4) 
 $ 7,000,000  
Right of Way Acquisition7 500,000 
Stormwater Management 2,800,000 
Utilities (Water, Sewer, Reclaim)(4) 2,800,000 
Hardscape/Landscape/Irrigation/Trails(4) 3,200,000 
Undergrounding of Conduit(3, 4)  2,200,000 
Environmental Conservation/Mitigation 800,000 
Professional Services(4) 2,400,000 
Contingency (10%)(4) 2,170,000 
Total $ 23,870,000   

1. Infrastructure consists of public Roadway Improvements, Stormwater management facilities, 
master sanitary sewer lift station and utilities, water utilities, entry feature, landscaping and 



 

signage, wetland mitigation, and public neighborhood parks, all of which will be located on land 
owned by or subject to a permanent easement in favor of the District or another governmental 
agency. 

2. Includes subgrade, base, asphalt paving, curbing, traffic control, street signage, striping and 
civil/site engineering. 

3. Costs shown only include the incremental cost of undergrounding and do not include the costs of 
the streetlights. 

4. The costs associated with the infrastructure are a master cost and are effectively shared by the 
entire project (All Phases). 

5. Estimates are based on 2024 costs. 

6. Please note that estimated individual element totals may vary and are only to establish a Total 
Estimated Costs of Improvements. The costs estimated herein do not include anticipated carrying 
costs, interest reserves, or other anticipated District expenditures that may be incurred. 

7. Right of way is budgeted for third party acquisitions necessary for the construction of the District 
improvements. 

 
 
 
 
 
 
The CIP will be designed in accordance with current governmental regulations and requirements. The CIP 
will serve its intended function so long as the construction is in substantial compliance with the design.  

 
The cost estimates provided are reasonable to complete the required improvements and it is our 
professional opinion that the infrastructure improvements comprising the CIP will serve as a system of 
improvements that benefit and add value to all lands within the District. The cost estimate is based on 
prices currently being experienced in Osceola County Florida and FDOT Basis of Estimates Cost Area 7. 
Actual costs may vary depending on final engineering and approvals from regulatory agencies.  It is further 
our opinion that the improvement plan is feasible, that there are no technical reasons existing at this time 
that would prevent the implementation of the CIP, and that it is reasonable to assume that all necessary 
regulatory approvals will be obtained in due course. 
 
In summary, it is our opinion that: (1) the estimated cost to the public infrastructure set forth herein to 
be paid by the District is not greater than the lesser of the actual cost or fair market value of such 
infrastructure; (2) that the CIP is feasible; and (3) that the assessable property within the District will 
receive a special benefit from the CIP that is at least equal to such costs. 
 
Please note that the CIP as presented herein is based on current plans and market conditions which are 
subject to change.  Accordingly, the CIP, as used herein, refers to sufficient public infrastructure of the 
kinds described herein (i.e., stormwater/floodplain management, sanitary sewer, potable water, etc.) to 
support the development and sale of the planned 685 residential units in the Phase 3 of the District, which 
(subject to true-up determinations) number and type of units may be changed with the development of 
the site.  Stated differently, during development and implementation of the public infrastructure 
improvements as described for the District, it may be necessary to make modifications and/or deviations 
for the plans, and the District expressly reserves the right to do so. 
 
 
______________________________________________ 
Shawn Hindle, P.E.                     Date: January 9, 2025 
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THIS MASTER TRUST INDENTURE, dated as of March 1, 2021 (the “Master 
Indenture”), by and between EDGEWATER EAST COMMUNITY DEVELOPMENT 
DISTRICT (together with its permitted successors and assigns, the “Issuer”), a local unit of 
special-purpose government organized and existing under the laws of the State of Florida, and 
U.S. BANK NATIONAL ASSOCIATION, a national banking association authorized to accept 
and execute the trusts herein set forth (said banking association and any bank or trust company 
becoming successor trustee under this Master Indenture and all Supplemental Indentures (as 
hereinafter defined) being hereinafter referred to as the “Trustee”); 

W I T N E S S E T H: 

WHEREAS, the Issuer is a local unit of special purpose government duly organized and 
existing under the provisions of the Uniform Community Development District Act of 1980, 
Chapter 190, Florida Statutes, as amended (the “Act”), and established by Ordinance No. 2020-
49 of Osceola County, Florida effective on June 16, 2020, as amended by Ordinance No. 2020-
66 of the County effective on September 23, 2020, for the purpose, among other things, of 
financing and managing the acquisition and construction, maintenance, and operation of public 
infrastructure and other public facilities within and without the boundaries of the premises to be 
governed by the Issuer; and 

WHEREAS, the premises governed by the Issuer are located entirely within the 
boundaries of Osceola County, Florida (the “County”) (herein, the “District Lands”); and  

WHEREAS, the Issuer has determined to undertake, in one or more stages, the 
acquisition and construction of certain public infrastructure and facilities pursuant to the Act for 
the special benefit of certain District Lands (as further described within the applicable 
Supplemental Indenture, each herein defined as the “Project”); and 

WHEREAS, the Issuer proposes to finance the cost of acquisition and construction of the 
Project by the issuance of one or more series of Bonds (as herein defined) pursuant to this Master 
Indenture. 

NOW, THEREFORE, THIS MASTER INDENTURE WITNESSETH, that to 
provide for the issuance of Bonds (as hereinafter defined) under this Master Indenture, as 
supplemented from time to time by one or more Supplemental Indentures (as hereinafter 
defined), the security and payment of the principal, redemption or purchase price thereof (as the 
case may be) and interest thereon, any reimbursement due to a Credit Facility Issuer (hereinafter 
defined), if any, for any drawing on its Credit Facility (hereinafter defined), as required under the 
terms of the corresponding Credit Facility Agreement (hereinafter defined), the rights of the 
Owners of the Bonds of a Series (as hereinafter defined) and the performance and observance of 
all of the covenants contained herein and in said Bonds and in any Credit Facility Agreement for 
and in consideration of the mutual covenants herein contained and of the purchase and 
acceptance of the Bonds of a Series by the Owners thereof, from time to time, the issuance by 
any Credit Facility Issuer of its Credit Facility, from time to time, and of the acceptance by the 
Trustee of the trusts hereby created, and intending to be legally bound hereby, the Issuer hereby 
assigns, transfers, sets over and pledges to the Trustee and grants a lien on all of the right, title 
and interest of the Issuer in and to the Pledged Revenues (hereinafter defined) as security for the 
payment of the principal, redemption or purchase price of (as the case may be) and interest on 
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Bonds of a Series issued hereunder and any reimbursement due to any Credit Facility Issuer for 
any drawing on its Credit Facility issued with respect to any such Bonds, as required under the 
terms of the corresponding Credit Facility Agreement, all in the manner hereinafter provided, 
and the Issuer further hereby agrees with and covenants unto the Trustee as follows: 

ARTICLE I 
DEFINITIONS 

In this Master Indenture and any indenture supplemental hereto (except as otherwise 
expressly provided or unless the context otherwise requires) terms defined in the recitals hereto 
shall have the same meaning throughout this Master Indenture and all Supplemental Indentures, 
and in addition, the following terms shall have the meanings specified below: 

“Account” shall mean any account established pursuant to this Master Indenture and all 
Supplemental Indentures. 

“Act” shall mean the Uniform Community Development District Act of 1980, Chapter 
190, Florida Statutes, as amended from time to time, and any successor statute thereto. 

“Annual Budget” shall mean the Issuer’s budget of current operating and maintenance 
expenses for the Project for a Fiscal Year, as the same may be amended from time to time, 
adopted in accordance with the provisions hereof. 

“Arbitrage Certificate” shall mean the certificate of the Issuer delivered at the time of 
issuance of a Series of Bonds setting forth the expectations of the Issuer with respect to the use 
of the proceeds of such Series and also containing certain covenants of the Issuer in order to 
achieve compliance with the Code relating to the tax-status of the Bonds. 

“Authorized Denomination” shall mean, unless provided otherwise in a Supplemental 
Indenture with respect to a Series of Bonds, a denomination of $5,000 and integral multiples of 
$5,000 in excess thereof. 

“Beneficial Owner” shall mean the Person treated as the owner of Bonds for federal 
income tax purposes while the Bonds are registered in the name of Cede & Co., as the nominee 
of DTC.  The Trustee is authorized to recognize the Beneficial Owners of a Series of Bonds for 
purposes of approvals, consents or other actions taken hereunder or under a Supplemental 
Indenture if beneficial ownership is proven to the satisfaction of the Trustee. 

“Board” shall mean the Board of Supervisors of the Issuer. 

“Bond Counsel” shall mean Akerman LLP and any other Counsel of nationally 
recognized standing in matters pertaining to the exclusion from gross income for federal income 
tax purposes of interest on obligations issued by states and their political subdivisions. 

“Bondholder,” “Holder of Bonds,” “Holder,” “Bondowner” or “Owner” or any similar 
term shall mean any Person or Persons who shall be the registered owner of any Outstanding 
Bond or Bonds, as evidenced on the Bond Register of the Issuer kept by the Registrar. 
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“Bond Redemption Fund” shall mean the Fund so designated which is established 
pursuant to Section 6.06 hereof. 

“Bond Register” shall have the meaning specified in Section 2.04 of this Master 
Indenture. 

“Bonds” shall mean the Edgewater East Community Development District Special 
Assessment Revenue Bonds, issued in one or more Series pursuant to the provisions of this 
Master Indenture and Bonds subsequently issued to refund all or a portion of such 
aforementioned Bonds.  If the Issuer determines to issue bond anticipation notes to be secured in 
whole or in part by a lien on the net proceeds of Bonds to be issued under this Master Indenture, 
the term “Bonds” shall apply to such short-term notes but only to the extent the Supplemental 
Indenture relating to such bond anticipation notes so provides.   

“Business Day” shall mean any day other than a Saturday or Sunday or legal holiday or a 
day on which the office of the Issuer, or corporate office of the Trustee, the Registrar or any 
Paying Agent is closed, or a day on which the New York Stock Exchange is closed. 

“Certified Public Accountant” shall mean a Person, who shall be Independent, appointed 
by the Board, actively engaged in the business of public accounting and duly certified as a 
certified public accountant under the laws of the State. 

“Certified Resolution” or “Certified Resolution of the Issuer” shall mean a copy of one or 
more resolutions certified by the Secretary or an Assistant Secretary of the Issuer, under its seal, 
to have been duly adopted by the Board and to be in full force and effect as of the date of such 
certification. 

“Code” shall mean the Internal Revenue Code of 1986, as amended. 

“Completion Date” shall have the meaning given to such term in Section 5.01 of this 
Master Indenture. 

“Consultant” shall mean a Person, who shall be Independent, appointed by the Board, 
qualified to pass upon questions relating to municipal entities and having a favorable reputation 
for skill and experience in the financial affairs of municipal entities. 

“Consultant’s Certificate” shall mean a certificate or a report prepared in accordance with 
then applicable professional standards duly executed by a Consultant. 

“Consulting Engineer” shall mean the Independent engineer or engineering firm or 
corporation at the time employed by the Issuer under the provisions of Section 9.19 of this 
Master Indenture to perform and carry out duties imposed on the Consulting Engineer by this 
Master Indenture and any Supplemental Indentures.  The Independent engineer or engineering 
firm or corporation at the time serving as the engineer to the Issuer may serve as Consulting 
Engineer under this Master Indenture and any Supplemental Indentures. 
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“Continuing Disclosure Agreement” shall mean a Continuing Disclosure Agreement, of 
the Issuer, and any other obligated party under the Rule, in connection with the issuance of one 
or more Series of Bonds hereunder, pursuant to the requirements of the Rule.   

“Cost” or “Costs,” in connection with a Project or any portion thereof, shall mean all 
expenses which are properly chargeable thereto under Generally Accepted Accounting Principles 
or which are incidental to the planning, financing, acquisition, construction, reconstruction, 
equipping and installation thereof, including, without limiting the generality of the foregoing: 

(a) expenses of determining the feasibility or practicability of acquisition, 
construction, or reconstruction of a Project; 

(b) cost of surveys, estimates, plans, and specifications; 

(c) cost of improvements; 

(d) engineering, architectural, fiscal, legal, accounting and other professional 
and advisory expenses and charges; 

(e) cost of all labor, materials, machinery, and equipment (including, without 
limitation, (i) amounts payable to contractors, builders and materialmen and costs incident to the 
award of contracts and (ii) the cost of labor, facilities and services furnished by the Issuer and its 
employees, materials and supplies purchased by the Issuer and permits and licenses obtained by 
the Issuer); 

(f) cost of all lands, properties, rights, easements, and franchises acquired; 

(g) financing charges; 

(h) creation of initial reserve and debt service funds; 

(i) working capital; 

(j) interest charges incurred or estimated to be incurred on money borrowed 
prior to and during construction and acquisition and for such reasonable period of time after 
completion of construction or acquisition as the Board may determine and as approved by Bond 
Counsel; 

(k) the cost of issuance of Bonds, including, without limitation, 
advertisements and printing; 

(l) the cost of any election held pursuant to the Act and all other expenses of 
issuance of Bonds; 

(m) the discount, if any, on the sale or exchange of Bonds; 

(n) amounts required to repay temporary or bond anticipation loans made to 
finance any costs permitted under the Act; 
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(o) costs of prior improvements performed by the Issuer in anticipation of the 
Project; 

(p) costs incurred to enforce remedies against contractors, subcontractors, any 
provider of labor, material, services, or any other Person, for a default or breach under the 
corresponding contract, or in connection with any other dispute; 

(q) premiums for contract bonds and insurance during construction and costs 
on account of personal injuries and property damage in the course of construction and insurance 
against the same; 

(r) payments, contributions, dedications, and any other exactions required as a 
condition to receive any government approval or permit necessary to accomplish any District 
purpose; 

(s) administrative expenses; 

(t) taxes, assessments and similar governmental charges during construction 
or reconstruction of the Project; 

(u) expenses of Project management and supervision; 

(v) costs of effecting compliance with any and all governmental permits 
relating to the Project; 

(w) such other expenses as may be necessary or incidental to the acquisition, 
construction, or reconstruction of the Project or to the financing thereof; and 

(x) any other “cost” or expense as provided by the Act. 

In connection with the refunding or redeeming of any Bonds, “Cost” includes, without limiting 
the generality of the foregoing, the items listed in (d), (k), (l) and (m) above, and other expenses 
related to the redemption of the Bonds to be redeemed and the Redemption Price of such Bonds 
(and the accrued interest payable on redemption to the extent not otherwise provided for).  
Whenever Costs are required to be itemized, such itemization shall, to the extent practicable, 
correspond with the items listed above.  Whenever Costs are to be paid hereunder, such payment 
may be made by way of reimbursement to the Issuer or any other Person who has paid the same 
in addition to direct payment of Costs. 

“Counsel” shall mean an attorney-at-law or law firm (who may be counsel for the Issuer) 
not unsatisfactory to the Trustee. 

 “Credit Facility” shall mean any credit enhancement mechanism such as an irrevocable 
letter of credit, a surety bond, a policy of municipal bond insurance, a corporate or other 
guaranty, a purchase agreement, a credit agreement or deficiency agreement or other similar 
facility applicable to the Bonds, as established pursuant to a Supplemental Indenture, pursuant to 
which the entity providing such facility agrees to provide funds to make payment of the principal 
of and interest on the Bonds.  Notwithstanding anything to the contrary contained in this Master 

6 

Indenture, the Bonds may be issued without a Credit Facility; the decision to provide a Credit 
Facility in respect of any Bonds shall be within the absolute discretion of the Board. 

“Credit Facility Agreement” shall mean any agreement pursuant to which a Credit 
Facility Issuer issues a Credit Facility. 

“Credit Facility Issuer” shall mean the issuer or guarantor of any Credit Facility. 

“Debt Service Fund” shall mean the Fund so designated which is established pursuant to 
Section 6.04 hereof. 

“Debt Service Requirements,” with reference to a specified period, shall mean: 

(a) interest payable on the Bonds during such period, subject to reduction for 
amounts held as capitalized interest in the Funds and Accounts established under this Master 
Indenture and any Supplemental Indentures; and 

(b) amounts required to be paid into any mandatory sinking fund account with 
respect to the Bonds during such period; and 

(c) amounts required to pay the principal of the Bonds maturing during such 
period and not to be redeemed prior to or at maturity through any sinking fund account. 

For any Bonds that bear interest at a variable rate, the interest payable for a specified 
period shall be determined as if such Bonds bear interest at the maximum rate provided for in the 
applicable Supplemental Indenture and if no maximum rate is provided for in the Supplemental 
Indenture, the maximum rate shall be 10.00% per annum. 

“Debt Service Reserve Fund” shall mean the Fund so designated which is established 
pursuant to Section 6.05 hereof. 

“Debt Service Reserve Insurance Policy” shall mean the insurance policy, surety bond or 
other evidence of insurance, if any, deposited to the credit of the Debt Service Reserve Fund or 
any Account or subaccount therein in lieu of or in partial substitution for cash or securities on 
deposit therein, which policy, bond or the evidence of insurance constitutes an unconditional 
senior obligation of the issuer thereof.  The issuer thereof shall be a municipal bond insurer 
whose obligations ranking pari passu with its obligations under such policy, bond or other 
evidence of insurance are rated at the time of deposit of such policy, bond or other evidence of 
insurance to the credit of the Debt Service Reserve Fund or any Account or subaccount therein in 
one of the three (3) highest rating categories of either Moody’s or S&P, unless otherwise 
approved by the Credit Facility Issuer, if any, who has issued a Credit Facility with respect to the 
Bonds. 

“Debt Service Reserve Letter of Credit” shall mean the irrevocable, transferable letter or 
line of credit, if any, deposited for the credit of the Debt Service Reserve Fund or any Account or 
subaccount therein in lieu of or in partial substitution for cash or securities on deposit therein, 
which letter or line of credit constitutes an unconditional senior obligation of the issuer thereof.  
The issuer of such letter or line of credit shall be a banking association, bank or trust company or 
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branch thereof whose senior debt obligations ranking pari passu with its obligations under such 
letter or line of credit are rated at the time of deposit of the letter or line of credit to the credit of 
the Debt Service Reserve Fund or any Account or subaccount therein in one of the two highest 
rating categories of both Moody’s and S&P, unless otherwise approved by the Credit Facility 
Issuer, if any, who has issued a Credit Facility with respect to the Bonds. 

“Debt Service Reserve Requirement” shall mean, for each Series of Bonds, unless a 
different requirement (which requirement may be $0) shall be specified in a Supplemental 
Indenture, an amount equal to the lesser of (i) the maximum annual Debt Service Requirements 
for the Outstanding Bonds of such Series, (ii) 125% of the average annual Debt Service 
Requirements for the Outstanding Bonds of such Series, and (iii) 10% of the original proceeds 
(within the meaning of the Code) of the Bonds of such Series. 

“Defeasance Securities” shall mean, to the extent permitted by law, (a) cash or (b) non-
callable Government Obligations. 

“District Lands” or “District” shall mean the premises governed by the Issuer. 

“District Manager” shall mean the then District Manager or acting District Manager of 
the Issuer. 

“Event of Default” shall mean any of the events described in Section 10.02 hereof. 

“Fiscal Year” shall mean the period of twelve (12) months beginning October 1 of each 
calendar year and ending on September 30 of the following calendar year, and also shall mean 
the period from actual execution hereof to and including the next succeeding September 30; or 
such other consecutive twelve-month period as may hereafter be established pursuant to a 
Certified Resolution as the fiscal year of the Issuer for budgeting and accounting purposes as 
authorized by law. 

“Fitch” shall mean Fitch Ratings, Inc., a corporation organized and existing under the 
laws of the State of New York, its successors and assigns, and if such corporation shall be 
dissolved or liquidated or shall no longer perform the functions of a securities rating agency, 
“Fitch” shall be deemed to refer to any other nationally recognized securities rating agency 
designated by the Issuer and acceptable to the Trustee. 

“Fund” shall mean any fund established pursuant to this Master Indenture. 

“Generally Accepted Accounting Principles” shall mean those accounting principles 
applicable in the preparation of financial statements of municipalities. 

“Government Obligations” shall mean direct obligations of, or obligations the timely 
payment of principal of and interest on which are unconditionally guaranteed by, the United 
States of America. 

“Indenture” shall mean, with respect to any Series of Bonds, this Master Indenture as 
supplemented by the Supplemental Indenture pursuant to which such Series of Bonds is issued. 
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“Independent” shall mean a Person who is not a member of the Issuer’s Board, an officer 
or employee of the Issuer or any developer, or which is not a partnership, corporation or 
association having a partner, director, officer, member or substantial stockholder who is a 
member of the Issuer’s Board, or an officer or employee of the Issuer; provided, however, that 
the fact that such Person is retained regularly by or regularly transacts business with the Issuer or 
any developer shall not make such Person an employee within the meaning of this definition. 

“Interest Account” shall mean the Account so designated, established as a separate 
account within the Debt Service Fund pursuant to Section 6.04 hereof. 

“Interest Payment Date” shall mean, unless otherwise provided in a Supplemental 
Indenture with respect to a Series of Bonds, each May 1 and November 1 commencing on the 
date specified in the Certified Resolution of the Issuer or in the Supplemental Indenture pursuant 
to which a Series of Bonds is issued. 

“Interest Period” shall mean the period from and including any Interest Payment Date to 
and excluding the next succeeding Interest Payment Date; provided, however, that upon final 
payment of any Bond at maturity or upon redemption or mandatory purchase, the Interest Period 
shall extend to, but not include, the date of such final payment. 

“Investment Securities” shall mean and include any of the following securities: 

(i) Government Obligations; 

(ii) Bonds, debentures, notes or other evidences of 
indebtedness issued by any of the following agencies or such other government - 
sponsored agencies which may presently exist or be hereafter created; provided that, such 
bonds, debentures, notes or other evidences of indebtedness are fully guaranteed as to 
both principal and interest by the Government National Mortgage Association (including 
participation certificates issued by such association); Fannie Mae (including participation 
certificates issued by such entity); Federal Home Loan Banks; Federal Farm Credit 
Banks; Tennessee Valley Authority; Farmers Home Administration; Student Loan 
Marketing Association; Federal Home Loan Mortgage Corporation and repurchase 
agreements secured by such obligations, which funds are rated in the highest categories 
for such funds by both Moody’s and S&P at the time of purchase; 

(iii) Both (A) shares of a diversified open-end management 
investment company (as defined in the Investment Company Act of 1940) or a regulated 
investment company (as defined in Section 851(a) of the Code) that is a money market 
fund that is rated in the highest rating category for such funds by Moody’s and S&P, and 
(B) shares of money market mutual funds that invest only in the obligations described in 
(i) and (ii) above; 

(iv) Money market deposit accounts, time deposits, and 
certificates of deposits issued by commercial banks, savings and loan associations or 
mutual savings banks whose short-term obligations are rated, at the time of purchase, in 
one of the two highest rating categories, without regard to gradation, by Moody’s and S 
& P; and 
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(v) Commercial paper (having maturities of not more than 270 
days) rated, at the time of purchase, in one of the two highest rating categories, without 
regard to gradation, by Moody’s and S & P; 

Under all circumstances, the Trustee shall be entitled to conclusively rely that any investment 
directed in writing by the Issuer is permitted under the Indenture and is a legal investment for 
funds of the Issuer.   

“Issuer” shall mean the Edgewater East Community Development District. 

“Major Non-Recurring Expense” shall mean the cost of major replacement or 
reconstruction of the Project, or any part thereof, the cost of major repairs, renewals or 
replacements, the provision of a reserve for the payment of insurance premiums not due on an 
annual or more frequent basis, and the cost of studies, surveys, estimates and investigations in 
connection with any of the foregoing. 

“Majority Owners” shall mean the Beneficial Owners of more than fifty percent (50%) of 
the aggregate principal amount of the applicable Series of Bonds then Outstanding. 

“Master Indenture” shall mean, this Master Trust Indenture dated as of March 1, 2021 by 
and between the Issuer and the Trustee, as amended and or supplemented in accordance with the 
provisions of Article XIII hereof. 

“Moody’s” shall mean Moody’s Investors Service, Inc., a corporation organized and 
existing under the laws of the State of Delaware, its successors and assigns, and, if such 
corporation shall be dissolved or liquidated or shall no longer perform the functions of a 
securities rating agency, “Moody’s” shall be deemed to refer to any other nationally recognized 
securities rating agency designated by the Issuer and acceptable to the Trustee. 

“Officers’ Certificate” or “Officer’s Certificate” shall mean a certificate, duly executed 
by a Responsible Officer and delivered to the Trustee. 

“Outstanding,” in connection with a Series of Bonds, shall mean, as of the time in 
question, all Bonds of such Series authenticated and delivered under the Indenture, except: 

(a) all Bonds theretofore cancelled or required to be cancelled under Section 
2.07 hereof; 

(b) Bonds for the payment, redemption or purchase of which moneys and/or 
Defeasance Securities, the principal of and interest on which, when due, will provide sufficient 
moneys to fully pay such Bonds in accordance with Article XIV hereof, shall have been or shall 
concurrently be deposited with the Trustee; provided that, if such Bonds are being redeemed, the 
required notice of redemption shall have been given or provision shall have been made therefor, 
and that if such Bonds are being purchased, there shall be a firm commitment for the purchase 
and sale thereof; and 

(c) Bonds in substitution for which other Bonds have been authenticated and 
delivered pursuant to Article II hereof. 
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In determining whether the Holders of a requisite aggregate principal amount of Bonds 
Outstanding of a Series have concurred in any request, demand, authorization, direction, notice, 
consent or waiver under the provisions of the Indenture, Bonds of such Series which are known 
by the Trustee to be held by or on behalf of the Issuer shall be disregarded for the purpose of any 
such determination, unless all of the Bonds of such Series are held by or on behalf of the Issuer; 
provided, however, this provision does not affect the right of the Trustee to deal in Bonds as set 
forth in Section 11.09 hereof. 

“Participating Underwriter” shall mean any of the original underwriters of the Bonds 
required to comply with the Rule in connection with the offering of the Bonds. 

“Paying Agent” shall mean initially, U.S. Bank National Association and thereafter any 
successor thereto appointed in accordance with Section 11.20 of this Master Indenture. 

“Person” shall mean any individual, corporation, partnership, association, joint-stock 
company, trust, unincorporated organization, governmental body, political subdivision, 
municipality, municipal authority or any other group or organization of individuals. 

“Pledged Revenues” shall mean, unless otherwise provided by Supplemental Indenture 
with respect to a Series of Bonds, with respect to each Series of Bonds Outstanding, (a) all 
revenues received by the Issuer from Special Assessments levied and collected on all or a portion 
of the District Lands, with respect to the Project or portion thereof financed by such Series of 
Bonds, including, without limitation, amounts received from any foreclosure proceeding for the 
enforcement of collection of such Special Assessments or from the issuance and sale of tax 
certificates with respect to such Special Assessments, and (b) all moneys on deposit in the Funds 
and Accounts established under the Indenture allocated to such Series of Bonds; provided, 
however, that Pledged Revenues shall not include any moneys transferred to the Rebate Fund, or 
investment earnings thereon. 

“Prepayment” shall mean the payment by any owner of Property of the amount of Special 
Assessments encumbering its property, in whole or in part, prior to its scheduled due date. 

“Project” shall mean with respect to any Series of Bonds, the design, acquisition, 
construction, reconstruction, equipping and/or improvement of certain public infrastructure and 
public facilities; and related incidental costs, all as more specifically described in the 
Supplemental Indenture relating to such Series of Bonds; provided that the Project shall specially 
benefit all of the District Lands on which Special Assessments to secure such Series of Bonds 
have been levied. 

“Property Appraiser” shall mean the property appraiser of the County. 

“Property Appraiser and Tax Collector Agreement” shall mean the Property Appraiser 
and Tax Collector Agreement described in Section 9.04 hereof. 

“Rebate Fund” shall mean the Fund so designated, which is established pursuant to 
Section 6.11 of this Master Indenture. 
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“Record Date” shall mean, as the case may be, the applicable Regular or Special Record 
Date. 

“Redemption Price” shall mean the principal amount of any Bond of a Series plus the 
applicable premium, if any, payable upon redemption thereof pursuant to the Indenture. 

“Registrar” shall mean initially U.S. Bank National Association, which entity shall have 
the responsibilities set forth in Section 2.04 of this Master Indenture, and thereafter any 
successor thereto appointed in accordance with Section 11.20 of this Master Indenture. 

“Regular Record Date” shall mean the fifteenth day (whether or not a Business Day) of 
the calendar month next preceding each Interest Payment Date. 

“Regulatory Body” shall mean and include (a) the United States of America and any 
department of or corporation, agency or instrumentality heretofore or hereafter created, 
designated or established by the United States of America, (b) the State, any political subdivision 
thereof and any department of or corporation, agency or instrumentality heretofore or hereafter 
created, designated or established by the State, (c) the County and any department, agency or 
instrumentality heretofore or hereafter created, designated or established by the County, and 
(d) any other public body, whether federal, state or local or otherwise having regulatory 
jurisdiction and authority over the Issuer. 

“Responsible Officer” shall mean any member of the Board or any other officer of the 
Issuer, including the Secretary, the District Manager or other person designated by Certified 
Resolution of the Issuer, a copy of which shall be on file with the Trustee, to act for any of the 
foregoing, either generally or with respect to the execution of any particular document or other 
specific matter, and when used with respect to the Trustee, any vice president, assistant vice 
president, senior associate or other officer of the Trustee within the corporate trust office 
specified in Section 15.06 (or any successor corporate trust office) having direct responsibility 
for the administration of this Indenture. 

“Revenue Fund” shall mean the Fund so designated which is established pursuant to 
Section 6.03 hereof. 

“Rule” shall mean Rule 15c2-12(b)(5) adopted by the Securities and Exchange 
Commission under the Securities Exchange Act of 1934, as the same may be amended from time 
to time. 

“S&P” shall mean S & P Global Ratings, a corporation organized and existing under the 
laws of the State of New York, its successors and assigns, and, if such corporation shall be 
dissolved or liquidated or shall no longer perform the functions of a securities rating agency, 
“S&P” shall be deemed to refer to any other nationally recognized securities rating agency 
designated by the Issuer and acceptable to the Trustee. 

“Series” shall mean all of the Bonds authenticated and delivered at one time on original 
issuance and pursuant to any Certified Resolution of the Issuer authorizing such Bonds as a 
separate Series of Bonds, or any Bonds thereafter authenticated and delivered in lieu of or in 
substitution for such Bonds pursuant to Article II hereof and the applicable Supplemental 
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Indenture, regardless of variations in maturity, interest rate or other provisions; provided, 
however, two or more Series of Bonds may be issued simultaneously under the same 
Supplemental Indenture if designated as separate Series of Bonds by the Issuer upon original 
issuance.  Two or more Series or sub-Series of Bonds may be issued simultaneously under 
separate Supplemental Indentures, but under this Master Indenture.  As may be provided by 
subsequent proceedings of the Issuer, one or more Series of Bonds or sub-Series of Bonds, 
whether issued at the same time or not, may be separately secured by Special Assessments 
imposed pursuant to separate assessment proceedings.  Such Bonds or sub-Series of Bonds 
which are secured by separate Special Assessments will not be issued as parity bonds even if 
issued at the same time. 

“Series Account” shall mean any Account established as to a particular Series of Bonds. 

“Sinking Fund Account” shall mean the Account so designated, established as a separate 
account within the Debt Service Fund pursuant to Section 6.04 hereof. 

“Special Assessments” shall mean (a) the net proceeds derived from the levy and 
collection of “special assessments,” as provided for in Sections 190.011(14) and 190.022 of the 
Act against District Lands that are subject to assessment as a result of a particular Project or any 
portion thereof, and (b) the net proceeds derived from the levy and collection of “benefit special 
assessments,” as provided for in Section 190.021(2) of the Act, against the lands within the 
District that are subject to assessment as a result of a particular Project or any portion thereof, 
and in the case of both “special assessments” and “benefit special assessments,” including the 
interest and penalties on such assessments, pursuant to all applicable provisions of the Act and 
Chapter 170, Florida Statutes, and Chapter 197, Florida Statutes (and any successor statutes 
thereto), including, without limitation, any amount received from any foreclosure proceeding for 
the enforcement of collection of such assessments or from the issuance and sale of tax 
certificates with respect to such assessments, less (to the extent applicable) the fees and costs of 
collection thereof payable to the Tax Collector and less certain administrative costs payable to 
the Property Appraiser pursuant to the Property Appraiser and Tax Collector Agreement.  
“Special Assessments” shall not include “special assessments” levied and collected by the Issuer 
under Section 190.022 of the Act for maintenance purposes or “maintenance special 
assessments” levied and collected by the Issuer under Section 190.021(3) of the Act. 

“Special Record Date” shall mean such date as shall be fixed for the payment of 
defaulted interest on the Bonds in accordance with Section 2.01 hereof. 

“State” shall mean the State of Florida. 

“Supplemental Indenture” and “indenture supplemental hereto” shall mean any indenture 
amending or supplementing this Master Indenture which may be entered into in accordance with 
the provisions of this Master Indenture. 

“Tax Collector” shall mean the tax collector of the County. 

The words “hereof,” “herein,” “hereto,” “hereby,” and “hereunder” (except in the form of 
Bond), refer to the entire Master Indenture. 
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Every “request,” “requisition,” “order,” “demand,” “application,” “notice,” “statement,” 
“certificate,” “consent,” or similar action hereunder by the Issuer shall, unless the form or 
execution thereof is otherwise specifically provided, be in writing signed by the Responsible 
Officer of the Issuer. 

All words and terms importing the singular number shall, where the context requires, 
import the plural number and vice versa. 

[END OF ARTICLE I] 
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ARTICLE II 
THE BONDS 

Section 2.01 Amounts and Terms of Bonds; Details of Bonds.  The Issuer is hereby 
authorized to issue in one or more Series pursuant to the terms and conditions of this Master 
Indenture, its obligations to be known as “Edgewater East Community Development District 
Special Assessment Revenue Bonds, Series [to be designated]” (the “Bonds”).  The Bonds shall 
be issued in Authorized Denominations unless otherwise provided in a Supplemental Indenture 
and within each Series shall be numbered consecutively from R-1 and upwards.  All Bonds shall 
be issued only upon satisfaction of the conditions set forth in Article III hereof; and the Trustee 
shall, at the Issuer’s request, authenticate such Bonds and deliver them as specified in such 
request. 

Each Bond shall be dated, shall have such Interest Payment Dates, shall bear interest 
from such date or dates and at such rate or rates until the maturity thereof, payable on such 
Interest Payment Dates, and shall be stated to mature (subject to the right of prior redemption), 
all as provided in, or pursuant to, a Supplemental Indenture. 

Both the principal of and the interest on the Bonds shall be payable in any coin or 
currency of the United States of America which is legal tender on the respective dates of 
payment thereof for the payment of public and private debts.  Unless otherwise provided in 
Section 2.11 hereof or in a Supplemental Indenture, the principal of all Bonds shall be payable at 
the designated corporate trust office of the Paying Agent upon the presentation and surrender of 
such Bonds as the same shall become due and payable. 

Except to the extent otherwise provided in Section 2.11 hereof or in a Supplemental 
Indenture, interest on any Bond is payable on any Interest Payment Date by check or draft 
mailed on the Interest Payment Date to the person in whose name that Bond is registered at the 
close of business on the Regular Record Date for such Interest Payment Date, at his address as it 
appears on the Bond Register.  The Bonds shall bear interest from the Interest Payment Date next 
preceding the date on which they are authenticated unless authenticated on an Interest Payment 
Date in which event they shall bear interest from such Interest Payment Date, or unless 
authenticated before the first Interest Payment Date in which event they shall bear interest from 
their date; provided, however, that if a Bond is authenticated between a Record Date and the next 
succeeding Interest Payment Date, such Bond shall bear interest from such succeeding Interest 
Payment Date; provided further, however, that if at the time of authentication of any Bond 
interest thereon is in default, such Bond shall bear interest from the date to which interest has 
been paid or if interest has not been paid then from the Dated Date of the Bonds.  Any interest on 
any Bond which is payable, but is not punctually paid or provided for on any Interest Payment 
Date (hereinafter called “Defaulted Interest”) shall be paid to the Owner in whose name the 
Bond is registered at the close of business on a Special Record Date to be fixed by the Trustee, 
such date to be not more than fifteen (15) nor less than ten (10) days prior to the date of proposed 
payment.  The Trustee shall cause notice of the proposed payment of such Defaulted Interest and 
the Special Record Date therefor to be mailed, first-class, postage-prepaid, to each Owner of 
record as of the fifth (5th) day prior to such mailing, at his address as it appears in the Bond 
Register on the date of such mailings.  The foregoing notwithstanding, but subject to the 
procedures set forth in Section 2.11 hereof, any Owner of Bonds of a Series in an aggregate 
principal amount of at least $1,000,000 shall be entitled to have interest paid by wire transfer to 
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such Owner to the bank account number on file with the Trustee and Paying Agent, upon 
requesting the same in a writing received by the Trustee and Paying Agent at least fifteen (15) 
days prior to the relevant Record Date, which writing shall specify the bank, which shall be a 
bank within the continental United States, and bank account number to which interest payments 
are to be wired.  Any such request for interest payments by wire transfer shall remain in effect 
until rescinded or changed, in a writing delivered by the Owner to the Trustee and Paying Agent, 
and any such rescission or change of wire transfer instructions must be received by the Trustee 
and Paying Agent at least fifteen (15) days prior to the relevant Record Date.  Unless provided 
otherwise in a Supplemental Indenture with respect to a Series of Bonds, interest on the Bonds 
will be computed on the basis of a 360-day year of twelve 30-day months.  Unless provided 
otherwise in a Supplemental Indenture with respect to a Series of Bonds, interest on overdue 
principal and, to the extent lawful, on overdue interest will be payable at the numerical rate of 
interest borne by such Bonds on the day before the default occurred. 

The Trustee is hereby constituted and appointed as Paying Agent for the Bonds. 

Section 2.02 Execution.  The Bonds shall be executed by the manual or facsimile 
signature of the Chairperson or Vice Chairperson of the Issuer, and the corporate seal of the 
Issuer shall appear thereon (which may be in facsimile) and shall be attested by the manual or 
facsimile signature of its Secretary or Assistant Secretary.  Bonds executed as above provided 
may be issued and shall, upon request of the Issuer, be authenticated by the Trustee, 
notwithstanding that one or both of the officers of the Issuer whose signatures appear on such 
Bonds shall have ceased to hold office at the time of issuance or authentication or shall not have 
held office at the date of the Bonds. 

Section 2.03 Authentication.  No Bond shall be valid until the certificate of 
authentication shall have been duly executed by the Trustee, and such authentication shall be 
proof that the Bondholder is entitled to the benefit of the trust hereby created.   

Section 2.04 Registration and Registrar.  The Trustee is hereby constituted and 
appointed as the Registrar for the Bonds.  The Registrar shall act as registrar and transfer agent 
for the Bonds.  The Issuer shall cause to be kept at an office of the Registrar a register (herein 
sometimes referred to as the “Bond Register” or “Register”) in which, subject to the provisions 
set forth in Section 2.08 below and such other regulations as the Issuer and Registrar may 
prescribe, the Issuer shall provide for the registration of the Bonds and for the registration of 
transfers and exchanges of such Bonds.  The Trustee shall notify the Issuer in writing of the 
specific office location (which may be changed from time to time, upon similar notification) at 
which the Bond Register is kept. 

Section 2.05 Mutilated, Destroyed, Lost or Stolen Bonds.  If any Bond shall become 
mutilated, the Issuer shall execute and the Trustee shall thereupon authenticate and deliver a new 
Bond of like Series, tenor and denomination in exchange and substitution for the Bond so 
mutilated, but only upon surrender to the Trustee of such mutilated Bond for cancellation, and 
the Issuer and the Trustee may require reasonable indemnity therefor.  If any Bond shall be 
reported lost, stolen or destroyed, evidence as to the ownership and the loss, theft or destruction 
thereof shall be submitted to the Issuer and the Trustee; and if such evidence shall be satisfactory 
to both and indemnity satisfactory to both shall be given, the Issuer shall execute, and thereupon 
the Trustee shall authenticate and deliver a new Bond of like Series, tenor and denomination.  
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The cost of providing any substitute Bond under the provisions of this Section shall be borne by 
the Bondholder for whose benefit such substitute Bond is provided.  If any such mutilated, lost, 
stolen or destroyed Bond shall have matured or be about to mature, the Issuer may, with the 
consent of the Trustee, pay to the Owner the principal amount of and accrued interest on such 
Bond upon the maturity thereof and compliance with the aforesaid conditions by such Owner, 
without the issuance of a substitute Bond therefor. 

Every substituted Bond issued pursuant to this Section 2.05 shall constitute an additional 
contractual obligation of the Issuer, whether or not the Bond alleged to have been destroyed, lost 
or stolen shall be at any time enforceable by anyone, and shall be entitled to all the benefits of 
this Master Indenture and applicable Supplemental Indenture equally and proportionately with 
any and all other Bonds of such same Series duly issued hereunder and under such Supplemental 
Indenture. 

All Bonds shall be held and owned upon the express condition that the foregoing 
provisions are exclusive with respect to the replacement or payment of mutilated, destroyed, lost 
or stolen Bonds, and shall preclude any and all other rights or remedies with respect to the 
replacement or payment of negotiable instruments, investments or other securities without their 
surrender. 

Section 2.06 Temporary Bonds.  Pending preparation of definitive Bonds, or by 
agreement with the original purchasers of all Bonds, the Issuer may issue and, upon its request, 
the Trustee shall authenticate in lieu of definitive Bonds one or more temporary printed or 
typewritten Bonds of substantially the tenor recited above.  Upon request of the Issuer, the 
Trustee shall authenticate definitive Bonds in exchange for and upon surrender of an equal 
principal amount of temporary Bonds.  Until so exchanged, temporary Bonds shall have the same 
rights, remedies and security hereunder as definitive Bonds.  So long as Cede & Co., or any other 
nominee of DTC is the registered Owner of the Bonds, the definitive Bonds shall be in 
typewritten form.   

Section 2.07 Cancellation and Destruction of Surrendered Bonds.  All Bonds 
surrendered for payment or redemption and all Bonds surrendered for exchange shall, at the time 
of such payment, redemption or exchange, be promptly transferred by the Registrar or the Paying 
Agent to, and cancelled and destroyed by, the Trustee in accordance with its retention policy 
then in effect. 

Section 2.08 Registration, Transfer and Exchange.  As provided in Section 2.04 
hereof, the Issuer shall cause a Bond Register in respect of the Bonds to be kept at the designated 
office of the Registrar. 

Upon surrender for registration of transfer of any Bond at the designated office of the 
Registrar, and upon compliance with the conditions for the transfer of Bonds set forth in this 
Section 2.08, the Issuer shall execute and the Trustee (or Registrar as described in Section 2.03 
and Section 2.04 hereof) shall authenticate and deliver, in the name of the designated transferees, 
one or more new Bonds of a like aggregate principal amount and of the same Series and 
maturity. 
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At the option of the Bondholder, Bonds may be exchanged for other Bonds of a like 
aggregate principal amount and of the same Series and maturity, upon surrender of the Bonds to 
be exchanged at any such office of the Registrar.  Whenever any Bonds are so surrendered for 
exchange, the Issuer shall execute and the Trustee (or Registrar as described in Section 2.03 and 
Section 2.04 hereof) shall authenticate and deliver the Bonds which the Bondholder making the 
exchange is entitled to receive. 

All Bonds issued upon any transfer or exchange of Bonds shall be valid obligations of the 
Issuer, evidencing the same debt and entitled to the same benefits under this Master Indenture 
and applicable Supplemental Indenture as the Bonds of such Series surrendered upon such 
transfer or exchange. 

Every Bond presented or surrendered for transfer or exchange shall be duly endorsed or 
accompanied by a written instrument of transfer in form satisfactory to the Trustee, Paying 
Agent or the Registrar, duly executed by the Bondholder or his attorney duly authorized in 
writing. 

Transfers and exchanges shall be made without charge to the Bondholder, except that the 
Issuer or the Trustee may require payment of a sum sufficient to cover any tax or other 
governmental charge that may be imposed in connection with any transfer or exchange of Bonds. 

Neither the Issuer nor the Registrar on behalf of the Issuer shall be required (i) to issue, 
transfer or exchange any Bond during a period beginning at the opening of business fifteen (15) 
days before the day of mailing of a notice of redemption of Bonds selected for redemption and 
ending at the close of business on the day of such mailing, or (ii) to transfer or exchange any 
Bond so selected for redemption in whole or in part. 

Section 2.09 Persons Deemed Owners.  The Issuer, the Trustee, any Paying Agent, or 
the Registrar shall deem and treat the person in whose name any Bond is registered as the 
absolute Owner thereof (whether or not such Bond shall be overdue and notwithstanding any 
notation of ownership or other writing thereon made by anyone other than the Issuer, the Trustee, 
any Paying Agent or the Registrar) for the purpose of receiving payment of or on account of the 
principal or Redemption Price of and interest on such Bond, and for all other purposes, and the 
Issuer, the Trustee, any Paying Agent, and the Registrar shall not be affected by any notice to the 
contrary.  All such payments so made to any such Owner, or upon his order, shall be valid and, 
to the extent of the sum or sums so paid, effectual to satisfy and discharge the liability for 
moneys payable upon any such Bond. 

Section 2.10 Limitation on Incurrence of Certain Indebtedness.  The Issuer will not, 
unless permitted by the applicable Supplemental Indenture, issue Bonds of any Series secured by 
a parity lien on the same Pledged Revenues pledged to any Series of Outstanding Bonds, 
provided that the Issuer may enter into agreements with issuers of Credit Facilities which involve 
liens on Pledged Revenues on a parity with that of the Bonds or portion thereof which is 
supported by such Credit Facilities. 

Section 2.11 Qualification for The Depository Trust Company.  To the extent 
provided in a Supplemental Indenture or authorized and directed by a Resolution of the Issuer 
authorizing the issuance of a Series of Bonds, the Trustee shall be authorized to enter into 
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agreements with The Depository Trust Company, New York, New York (“DTC”) and other 
depository trust companies, including, but not limited to, agreements necessary for wire transfers 
of interest and principal payments with respect to the Bonds, utilization of electronic book entry 
data received from DTC, and other depository trust companies in place of actual delivery of 
Bonds and provision of notices with respect to Bonds registered by DTC and other depository 
trust companies (or any of their designees identified to the Trustee) by overnight delivery, 
courier service, telegram, telecopy or other similar means of communication. 

As long as the Bonds are held in book-entry only form, CEDE & Co., shall be considered 
the registered owner for all purposes hereof and the Bonds shall not be required to be presented 
for payment. 

So long as there shall be maintained a book-entry-only system with respect to a Series of 
Bonds, the following provisions shall apply: 

Unless provided otherwise in a Supplemental Indenture with respect to a Series of Bonds, 
each Series of Bonds shall initially be registered in the name of Cede & Co. as nominee for DTC, 
which will act initially as securities depository for the Bonds and so long as the Bonds are held in 
book-entry-only form, Cede & Co. shall be considered the registered owner for all purposes 
hereof. On original issue, such Bonds shall be deposited with DTC, which shall be responsible 
for maintaining a book-entry-only system for recording the ownership interest of its participants 
(“DTC Participants”) and other institutions that clear through or maintain a custodial relationship 
with a DTC Participant, either directly or indirectly (“Indirect Participants”). The DTC 
Participants and Indirect Participants will be responsible for maintaining records with respect to 
the beneficial ownership interests of individual purchasers of the Bonds (“Beneficial Owners”). 

Principal and interest on the Bonds registered in the name of Cede & Co. prior to and at 
maturity shall be payable directly to Cede & Co. in care of DTC. Disbursal of such amounts to 
DTC Participants shall be the responsibility of DTC. Payments by DTC Participants to Indirect 
Participants, and by DTC Participants and Indirect Participants to Beneficial Owners shall be the 
responsibility of DTC Participants and Indirect Participants and not of DTC, the Trustee or the 
Issuer. 

The Bonds registered in the name of Cede & Co. shall initially be issued in the form of 
one fully registered Bond for each maturity of each Series registered in the name of Cede & Co. 
and shall be held in such form until maturity.  Individuals may purchase beneficial interests in 
Authorized Denominations in book-entry-only form, without certificated Bonds, through DTC 
Participants and Indirect Participants. 

DURING THE PERIOD FOR WHICH CEDE & CO. IS REGISTERED OWNER OF 
THE BONDS, ANY NOTICES TO BE PROVIDED TO ANY REGISTERED OWNER WILL 
BE PROVIDED TO CEDE & CO. DTC SHALL BE RESPONSIBLE FOR NOTICES TO DTC 
PARTICIPANTS AND DTC PARTICIPANTS SHALL BE RESPONSIBLE FOR NOTICES 
TO INDIRECT PARTICIPANTS, AND DTC PARTICIPANTS AND INDIRECT 
PARTICIPANTS SHALL BE RESPONSIBLE FOR NOTICES TO BENEFICIAL OWNERS. 

The Issuer and the Trustee, if appropriate, shall enter into a blanket letter of 
representations with DTC providing for such book-entry-only system.  Such agreement may be 
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terminated at any time by either DTC or the Issuer.  In the event of such termination, the Issuer 
shall select another securities depository.  If the Issuer does not replace DTC, the Trustee will 
register and deliver to the Beneficial Owners replacement Bonds in the form of fully registered 
Bonds in accordance with the instructions from Cede & Co. 

In the event DTC, any successor of DTC or the Issuer elects to discontinue the book-
entry only system in conformity with the requirements of DTC, the Trustee shall deliver bond 
certificates in accordance with the instructions from DTC or its successor and after such time 
Bonds may be exchanged for an equal aggregate principal amount of Bonds in other Authorized 
Denominations and of the same maturity and Series upon surrender thereof at the designated 
corporate trust office of the Trustee. 

[END OF ARTICLE II] 
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ARTICLE III 
ISSUE OF BONDS 

Section 3.01 Issue of Bonds.  Subject to the provisions of Section 2.01 hereof, the 
Issuer may issue one or more Series of Bonds hereunder and under Supplemental Indentures 
from time to time for the purpose of financing the Cost of acquisition or construction or 
reconstruction of a Project or to refund all or a portion of a Series of Bonds (and to pay the costs 
of the issuance of such Bonds and to pay the amounts required to be deposited with respect to 
such Bonds in the Funds and Accounts established under the Indenture).  In connection with the 
issuance of a Series of Bonds the Trustee shall, at the request of the Issuer, authenticate the 
Bonds and deliver or cause them to be authenticated and delivered, as specified in the request, 
but only upon receipt of: 

1) a Certified Resolution of the Issuer (a) approving a 
Supplemental Indenture under which the Series of Bonds are to be issued; 
(b) providing the terms of the Bonds and directing the payments to be made into 
the Funds and Accounts in respect thereof as provided in Article VI hereof; 
(c) authorizing the execution and delivery of the Series of Bonds to be issued; and 
(d) if the purpose is to effectuate a refunding, authorizing the redemption, if any, 
of the Bonds to be refunded and the defeasance thereof, and the execution and 
delivery of an escrow agreement, if applicable, and other matters contained in 
Section XIV hereof; 

2) a written opinion or opinions of Counsel to the 
Issuer, addressed to Trustee substantially to the effect that (a) based on certificate 
of Issuer Engineer, the Issuer has good right and lawful authority under the Act to 
undertake any Project, subject to obtaining such licenses, orders or other 
authorizations as are, at the date of such opinion, required to be obtained from any 
agency or regulatory body; (b) that the Special Assessment proceedings have been 
taken in accordance with Florida law and that the Issuer has taken all action 
necessary to levy and impose the Special Assessments; and (c) that the Special 
Assessments are legal, valid, and binding liens upon the property against which 
the Special Assessments are made, coequal with the lien of all state, county, 
Issuer and municipal ad valorem taxes and superior in priority to all other liens, 
titles and claims against said property then existing or thereafter created, until 
paid;  

3) for any Series of Bonds issued to finance the Cost 
of acquisition or construction of a Project, a Consulting Engineer’s certificate 
addressed to the Issuer and the Trustee in connection with the issuance of Bonds 
any proceeds of which will be used to finance Costs of a Project setting forth the 
estimated cost of the Project, and in the case of an acquisition by the Issuer of all 
or a portion of the Project that has been completed, stating, substantially to the 
effect that in the signer’s opinion, (a) that the portion of the Project improvements 
to be acquired from the proceeds of such Bonds have been completed in 
accordance with the plans and specifications therefor; (b) the Project 
improvements are constructed in a sound workmanlike manner and in accordance 
with industry standards; (c) the purchase price to be paid by the Issuer for the 
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Project improvements is no more than the lesser of (i) the fair market value of 
such improvements and (ii) the actual Cost of construction of such improvements; 
and (d) the plans and specifications for the Project improvements have been 
approved by all Regulatory Bodies required to approve them or such approval can 
reasonably be expected to be obtained;  

4) a copy of the Supplemental Indenture for such 
Bonds, certified by the Secretary or Assistant Secretary of the Issuer as being a 
true and correct copy thereof; 

5) the proceeds of the sale of such Bonds together with 
any required equity deposit by any developer entity or any other legally available 
moneys; 

6) any Credit Facility authorized by the Issuer in 
respect to such Bonds; 

7) one or more Certified Resolutions of the Issuer 
relating to the levy of Special Assessments in respect of the Project, and 
evidencing that the Issuer has undertaken and, to the extent then required under 
applicable law, completed all necessary proceedings, including, without 
limitation, the approval of assessment rolls, the holding of public hearings, the 
adoption of resolutions and the establishment of all necessary collection 
procedures, in order to levy and collect Special Assessments upon the District 
Lands in an amount sufficient to pay the Debt Service Requirement on the Bonds 
to be issued; 

8) an executed opinion of Bond Counsel; 

9) a written direction of the Issuer to the Trustee to 
authenticate and deliver such Bonds;  

10) a copy of a final judgment of validation and a 
Certificate of No Appeal with respect to the Bonds that are subject to validation or 
an opinion of Counsel that the Bonds are not subject to validation; 

11) in the case of the issuance of a refunding Series of 
Bonds, an Officer’s  Certificate of the Issuer or a report of an accounting or 
similar firm stating (a) the Bonds to be refunded; (b) any other amounts available 
for such purpose; (c) that the proceeds of the issue plus the other amounts, if any, 
stated to be available for the purpose will be sufficient to refund the Bonds to be 
refunded in accordance with the refunding plan and in compliance with Article 
XIV of this Master Indenture, including, without limitation, to pay the Costs of 
issuance of such Bonds, and (d) that notice of redemption, if applicable, of the 
Bonds to be refunded has been duly given or that provision has been made 
therefor, as applicable; 
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12) in the case of the issuance of a refunding Series of 
Bonds, a written opinion of Bond Counsel to the effect that the issuance of such 
Bonds will not adversely affect the exclusion from gross income for federal 
income tax purposes of interest on any Bonds issued pursuant to the Indenture (to 
the extent that upon original issuance thereof such Bonds were issued as Bonds 
the interest on which is excludable from gross income for federal income tax 
purposes); and 

13) such other documents, certifications and opinions as 
shall be required by the Supplemental Indenture, by the Participating Underwriter 
or the initial purchaser of a Series of Bonds or by the Issuer or the Trustee upon 
advice of counsel. 

At the option of the Issuer, any or all of the matters required to be stated in the Certified 
Resolution described in (1) above may instead be stated in a Supplemental Indenture, duly 
approved by a Certified Resolution of the Issuer.  Execution of a Series of the Bonds by the 
Issuer and payment of the net purchase price of a Series of Bonds upon their issuance shall be 
conclusive evidence of satisfaction of conditions precedent, set forth in this Article, as to the 
Issuer, the Participating Underwriter and/or the initial purchaser of such Series of Bonds. 

[END OF ARTICLE III] 
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ARTICLE IV 
CONSTRUCTION OR ACQUISITION OF PROJECT 

Section 4.01 Project to Conform to Plans and Specifications; Changes.  The Issuer 
will proceed to complete any Project or portion thereof for which any Series of Bonds is being 
issued in accordance with the plans and specifications therefor, as such plans and specifications 
may be amended from time to time, and subject to the specific requirements of the Supplemental 
Indenture for such Series of Bonds. 

Section 4.02 Compliance Requirements.  The Issuer will comply with all present and 
future laws, acts, rules, regulations, orders and requirements lawfully made and applicable in fact 
to any acquisition or construction hereby undertaken and shall obtain all necessary approvals 
under federal, state and local laws, acts, rules and regulations necessary for the construction or 
acquisition, completion and operation of any Project or portion thereof for which any Series of 
Bonds is being issued and shall complete any Project or portion thereof in conformity with such 
approvals, laws, rules and regulations. 

[END OF ARTICLE IV] 
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ARTICLE V 
ACQUISITION AND CONSTRUCTION FUND 

Section 5.01 Acquisition and Construction Fund.  The Trustee shall establish an 
Acquisition and Construction Fund into which shall be deposited the proceeds from each Series 
of Bonds issued under the Indenture (unless otherwise specified herein or in the applicable 
Supplemental Indenture for a Series of Bonds) and from which Costs may be paid as set forth 
herein and in the applicable Supplemental Indenture.  Unless otherwise specified in the 
applicable Supplemental Indenture, a separate Series Account shall be established in the 
Acquisition and Construction Fund with respect to each Series of Bonds issued hereunder and 
the proceeds of each Series of Bonds (other than Bonds issued to refund all or a portion of the 
Bonds) shall be deposited into the corresponding Series Account in the Acquisition and 
Construction Fund.  The amounts in any Series Account of the Acquisition and Construction 
Fund, until applied as hereinafter provided, shall be held for the security of the Series of Bonds 
hereunder in respect of which such Series Account was established.  Separate subaccounts within 
any Series Account of the Acquisition and Construction Fund shall be maintained by the Trustee 
in respect of each Series of Bonds upon request of the Issuer whenever, in the opinion of the 
Issuer, it is appropriate to have a separate accounting in respect of the Costs of any designated 
portion of the Project including, but not limited to, a costs of issuance subaccount.  Payments 
shall be made from the appropriate Series Account of the Acquisition and Construction Fund to 
pay any unpaid Costs of Issuance of the Series of Bonds in question, including without 
limitation, legal, engineering, and consultants’ fees and to pay amounts to be reimbursed to the 
Issuer for Costs advanced, and thereafter to pay Costs of planning, financing, acquisition, 
construction, reconstruction, equipping and installation of the Project or portion thereof. 

(a) Deposits.  In addition to the deposit of amounts received by the Trustee on 
the date of issuance of each Series of Bonds, the Issuer shall pay or cause to be paid to the 
Trustee, for deposit into the Series Account of the Acquisition and Construction Fund, as 
promptly as practicable, the following amounts: 

(i) Subject to the provisions of Section 9.22 hereof, payments 
made to the Issuer from the sale, lease or other disposition of the Project or any portion 
thereof; and 

(ii) Subject to the provisions of Section 9.12 hereof, the 
balance of insurance proceeds with respect to the loss or destruction of the Project or any 
portion thereof; and 

Amounts in the applicable Series Account of the Acquisition and Construction Fund shall be 
applied to pay the Cost of the Project or a portion thereof, as applicable, pertaining to the Series 
of Bonds in question; provided, however, that if any amounts remain in the Series Account of the 
Acquisition and Construction Fund after the Completion Date (as defined in paragraph 
(c) below) of the Project or portion thereof pertaining to the Series of Bonds in question, and if 
such amounts are not reserved for payment of any remaining part of the Cost of the Project, such 
amounts shall be transferred to the applicable Series Account of the Bond Redemption Fund for 
application to the redemption of Bonds of the Series to which such proceeds relate, as set forth in 
Section 6.06 hereof or as otherwise set forth in the applicable Supplemental Indenture. 
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(b) Disbursements.  Unless provided otherwise in a Supplemental Indenture, 
all payments from the Acquisition and Construction Fund shall be paid in accordance with the 
provisions of this subsection.  Moneys in the appropriate Series Account of the Acquisition and 
Construction Fund shall be disbursed by check, voucher, order, draft, certificate or warrant 
signed by any one or more officers or employees of the Trustee legally authorized to sign such 
items or by wire transfer to an account specified by the payee upon satisfaction of the conditions 
for disbursement set forth in this subsection (b).  Before any such payment shall be made, the 
Issuer shall file with the Trustee a fully executed requisition, signed by a Responsible Officer 
and, except for payments of cost of issuance, a certificate of the Consulting Engineer signed by a 
Consulting Engineer in the form attached hereto as Exhibit A.  Upon receipt of each such 
requisition and accompanying certificate, the Trustee shall promptly withdraw from the 
appropriate Series Account of the Acquisition and Construction Fund and pay to the person, firm 
or corporation named in such requisition the amount designated in such requisition.  All 
requisitions and certificates received by the Trustee pursuant to this Section 5.01 shall be 
retained in the possession of the Trustee, subject at all reasonable times to the inspection of the 
Issuer, the Consulting Engineer, the Owner of any Bonds, and the agents and representatives 
thereof.  The Trustee shall have no duty to verify that the disbursement of funds pursuant to a 
requisition is for a purpose for which payment may be made hereunder and the Trustee may 
conclusively rely that a properly signed requisition is, on its face, sufficient to disburse funds 
from the Acquisition and Construction Account. 

(c) Completion of Project.  On the date of completion of the Project or if 
sufficient moneys are retained in the appropriate Series Account of the Acquisition and 
Construction Fund, to complete the Cost of the Project, in either case, as evidenced by the 
delivery to the Trustee of a Certificate of the Consulting Engineer and adoption of a resolution 
by the Board accepting the Project as provided by Section 170.09, Florida Statutes, as amended 
(the “Completion Date”), the balance in the appropriate Series Account of the Acquisition and 
Construction Fund not reserved by the Issuer for the payment of any remaining part of the Cost 
of the Project shall be transferred by the Trustee to, and deposited in, the applicable Series 
Account of the Bond Redemption Fund and applied as provided in Section 6.06 hereof and in the 
applicable Supplemental Indenture. 

[END OF ARTICLE V] 
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ARTICLE VI 
SPECIAL ASSESSMENTS; 

APPLICATION THEREOF TO FUNDS AND ACCOUNTS 

Section 6.01 Special Assessments; Lien of Indenture on Pledged Revenues.  The 
Issuer hereby covenants that it shall levy Special Assessments, and, unless provided otherwise 
with respect to a Series of Bonds, evidence and certify the same to the Tax Collector or shall 
cause the Property Appraiser to certify the same on the tax roll to the Tax Collector for collection 
by the Tax Collector and enforcement by the Tax Collector or the Issuer, pursuant to the Act, 
Chapter 170 or Chapter 197, Florida Statutes, or any successor statutes, as applicable, to the 
extent and in the amount necessary to pay the Debt Service Requirement on Bonds issued and 
Outstanding hereunder. 

The Issuer shall within five (5) Business Days of the receipt thereof, pay to the Trustee 
for deposit in the Series Account of the Revenue Fund established under Section 6.03 hereof all 
Special Assessments received by the Issuer from the levy thereof on the District Lands subject to 
assessments for the payment of the related Series of Bonds; provided, however, that amounts 
received as prepayments of Special Assessments shall be deposited directly into the applicable 
Series Account within the Bond Redemption Fund established hereunder or in any account 
thereof established pursuant to the applicable Supplemental Indenture.  The Issuer shall notify 
the Trustee at the time of deposit of any amounts received as prepayments of Special 
Assessments and shall identify the related Series of Bonds.  If necessary, the Issuer shall direct 
the landowner making such prepayment to specify what Series of Bonds such prepayments 
relate. 

There are hereby pledged for the payment of the principal or Redemption Price of and 
interest on all Bonds of each Series issued and Outstanding under the Indenture and all 
reimbursements due to any Credit Facility Issuer for any drawing with respect to such Series of 
Bonds on its Credit Facility, including, without limitation, interest thereon, as required under the 
terms of the applicable Credit Facility Agreement, the Pledged Revenues; provided, however, 
that unless otherwise specifically provided herein or in a Supplemental Indenture relating to a 
Series of Bonds with respect to the Pledged Revenues securing such Series of Bonds, the 
Pledged Revenues securing a Series of Bonds shall secure only such Series of Bonds and any 
Bonds issued on a parity therewith and shall not secure any other Bonds or Series of Bonds.  The 
Pledged Revenues shall immediately be subject to the lien and pledge of the Indenture without 
any physical delivery hereof or further act; provided, however, that the lien and pledge of the 
Indenture shall not apply to any moneys transferred by the Trustee to the Rebate Fund.  The 
foregoing notwithstanding, to the extent provided in the  Supplemental Indenture authorizing the 
issuance of a Series of Bonds, such Series of Bonds may be made payable from and secured by 
less than all of the Pledged Revenues, and any one or more of the provisions of this Master 
Indenture may be made inapplicable to such Series of Bonds, all as more specifically provided in 
the corresponding Supplemental Indenture; provided, however, that any such provisions shall 
apply only to the particular Series of Bonds authorized by such Supplemental Indenture and shall 
not affect in any manner whatsoever any Outstanding Series of Bonds. 

Section 6.02 Funds and Accounts Relating to the Bonds.  The Funds and Accounts 
specified in this Article VI shall be established under this Master Indenture and each 
Supplemental Indenture pursuant to which a Series of Bonds is issued, except as otherwise 
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provided in a Supplemental Indenture, for the benefit of the specific Series of Bonds and any 
Series issued on a parity therewith and, unless expressly otherwise provided in said 
Supplemental Indenture, shall not apply to Bonds Outstanding hereunder issued under any other 
indenture supplemental hereto or if separately secured by separate Special Assessments.  Unless 
provided otherwise by Supplemental Indenture, all moneys, including, without limitation, 
proceeds of a Series of Bonds, on deposit to the credit of the Funds and Accounts established 
hereunder and under a Supplemental Indenture (except for moneys transferred to the Rebate 
Fund) shall be pledged to the payment of the principal, redemption or purchase price of (as the 
case may be) and interest on the Series of Bonds issued hereunder and under such Supplemental 
Indenture, and any Series issued on a parity therewith. 

Section 6.03 Revenue Fund.  The Trustee is hereby authorized and directed to 
establish a Revenue Fund and pursuant to a Supplemental Indenture a Series Account for each 
Series of Bonds issued hereunder, into which the Trustee shall immediately deposit any and all 
Special Assessments received from the levy thereof on the District Lands or any portion thereof 
(other than Prepayments) and any amounts received as the result of any foreclosure, sale of tax 
certificates or other remedial action for nonpayment of Special Assessments for the payment of 
the related Series of Bonds and other payments required hereunder or under the applicable 
Supplemental Indenture (unless such Special Assessments and/or other payments are specifically 
designated by the Issuer pursuant to a Supplemental Indenture for deposit into the Rebate Fund 
or any other Fund or Account established hereunder or under a Supplemental Indenture) and 
each Series Account therein shall be held by the Trustee separate and apart from all other Funds 
and Accounts held under the Indenture and from all other moneys of the Trustee.  The Trustee 
shall transfer from amounts on deposit in the Series Account in the Revenue Fund to the Funds 
and Accounts designated below, the following amounts, at the following times and in the 
following order of priority unless other times and/or other priorities are established in a 
Supplemental Indenture with respect to a Series of Bonds: 

FIRST, upon receipt but no later than the Business Day preceding the first May 1 
for which there is an insufficient amount from Bond proceeds (or investment earnings 
thereon) on deposit in the applicable Series Interest Account of the Debt Service Fund to 
be applied to the payment of interest on the Bonds of a Series due on the next succeeding 
May 1, and no later than the Business Day next preceding each May 1 thereafter while 
Bonds of a Series issued under the Indenture remain Outstanding, to the applicable Series 
Interest Account of the Debt Service Fund, an amount equal to the interest on the related 
Series of Bonds becoming due on the next succeeding May 1, less any amount on deposit 
in such Series Interest Account not previously credited;  

SECOND, upon receipt but no later than the Business Day preceding the first 
November 1 for which there remains an insufficient amount from Bond proceeds (or 
investment earnings thereon) on deposit in the applicable Series Interest Account to be 
applied to the payment of interest on the Bonds of a Series due on the next succeeding 
November 1, and no later than the Business Day next preceding each November 1 
thereafter while Bonds of such Series issued under the Indenture remain Outstanding, to 
the applicable Series Interest Account of the Debt Service Fund, an amount equal to the 
interest on the Bonds of such Series becoming due on the next succeeding November 1, 
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less any amount on deposit in the applicable Series Interest Account not previously 
credited; 

THIRD, beginning on the date set forth in the related Supplemental Indenture, and 
no later than the Business Day next preceding each May 1 or November 1, as designated 
in the applicable Supplemental Indenture thereafter while Bonds of a Series issued under 
the Indenture remain Outstanding, to the applicable Series Principal Account of the Debt 
Service Fund, an amount equal to the principal amount of Bonds of such Series maturing 
on the next succeeding principal payment date, less any amount on deposit in the 
applicable Series Principal Account not previously credited; 

FOURTH, on parity with the payments provided in THIRD above, beginning on 
the date set forth in the related Supplemental Indenture, and no later than the Business 
Day next preceding each May 1 or November 1, as so designated in the applicable 
Supplemental Indenture thereafter while Bonds of a Series issued under the Indenture 
remain Outstanding, to the applicable Series Sinking Fund Account of the Debt Service 
Fund, an amount equal to the principal amount of Bonds of such Series subject to 
mandatory sinking fund redemption on the next succeeding mandatory sinking fund 
redemption date, less any amount on deposit in the applicable Series Sinking Fund 
Account not previously credited; 

FIFTH, upon receipt but no later than the Business Day next preceding each 
Interest Payment Date while Bonds of a Series issued under the Indenture remain 
Outstanding, to the applicable Series Account of the Debt Service Reserve Fund, if any, 
an amount equal to the amount, if any, which is necessary to make the amount on deposit 
therein equal to the Debt Service Reserve Requirement; 

SIXTH, subject to the following paragraph, the balance of any moneys remaining 
in a Series Account of the Revenue Fund after making the foregoing deposits shall, 
subject to application as provided by one or more Supplemental Indentures, remain 
therein, unless pursuant to any Arbitrage Certificate it is necessary to make a deposit in 
the Rebate Fund, in which case, the Issuer shall direct the Trustee to make such deposit 
thereto. 

Unless otherwise provided in the applicable Supplemental Indenture, the Trustee shall 
within ten (10) Business Days after the last Interest Payment Date in any calendar year, at the 
direction of the Issuer, withdraw any moneys held for the credit of the Revenue Fund on 
November 2nd of such year which are not otherwise required to be deposited pursuant to this 
Section and deposit such moneys as directed to the credit of the applicable Series Account of the 
Bond Redemption Fund in accordance with the provisions hereof.  Notwithstanding the 
foregoing, if pursuant to any Arbitrage Certificate it is necessary to make a deposit in the Rebate 
Fund, the Issuer shall direct the Trustee to make such deposit thereto.  Prepayments pledged to a 
particular Series of Bonds shall be deposited directly into the applicable Series Account of the 
Bond Redemption Fund as provided herein. 

Section 6.04 Debt Service Fund.  The Trustee is hereby authorized and directed to 
establish a Debt Service Fund which shall consist of amounts deposited therein by the Trustee 
and any other amounts the Issuer may pay to the Trustee for deposit therein with respect to the 
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related Series of Bonds.  The Debt Service Fund shall be held by the Trustee separate and apart 
from all other Funds and Accounts held under the Indenture and from all other moneys of the 
Trustee. The Trustee shall establish within the Debt Service Fund pursuant to a Supplemental 
Indenture, a Series Principal Account, a Series Interest Account and, if applicable, a Series 
Sinking Fund Account for each Series of Bonds and a Series Capitalized Interest Account, which 
accounts shall be separate and apart from all other Funds and Accounts established under the 
Indenture and from all other moneys of the Trustee. 

The Trustee at all times shall make available to any Paying Agent the funds in the Series 
Principal Account and the Series Interest Account of the Debt Service Fund to pay the principal 
of the applicable Series of Bonds as they mature upon surrender thereof and the interest on the 
applicable Series of Bonds as it becomes payable, respectively.  When a Series of Bonds is 
redeemed, the amount, if any, in the Debt Service Fund representing interest thereon shall be 
applied to the payment of accrued interest in connection with such redemption. 

The Trustee shall apply moneys in the Series Sinking Fund Account in the Debt Service 
Fund for purchase or redemption of the applicable Series of Bonds in amounts and maturities set 
forth in the Supplemental Indenture.  Whenever Bonds of a Series are to be purchased out of 
such Series Sinking Fund Account, if the Issuer shall notify the Trustee that the Issuer wishes to 
arrange for such purchase, the Trustee shall comply with the Issuer’s arrangements provided they 
conform to the Indenture. 

Except to the extent otherwise provided in a Supplemental Indenture with respect to a 
Series of Bonds, purchases and redemptions out of the Series Sinking Fund Account shall be 
made as follows: 

(a) The Trustee shall apply the amounts required to be transferred to the 
Series Sinking Fund Account (less any moneys applied to the purchase of Bonds of the 
applicable Series pursuant to the next sentence hereof) on the mandatory sinking fund 
redemption date in each of the years set forth in the Supplemental Indenture to the redemption of 
Bonds of the related Series in the amounts, manner and maturities and on the dates set forth in 
the Supplemental Indenture, at a Redemption Price of 100% of the principal amount thereof.  At 
the written direction of the Issuer, the Trustee shall apply moneys from time to time available in 
the Series Sinking Fund Account to the purchase of Bonds of the applicable Series at prices not 
higher than the principal amount thereof, in lieu of redemption as aforesaid, provided that firm 
purchase commitments can be made before the notice of redemption would otherwise be 
required to be given.  In the event of purchases at less than the principal amount thereof, the 
difference between the amount in the Series Sinking Fund Account representing the principal 
amount of the Bonds so purchased and the purchase price thereof (exclusive of accrued interest) 
shall be transferred to the related Series Interest Account of the Debt Service Fund. 

(b) Accrued interest on purchased or redeemed Bonds of a Series shall be paid 
from the related Series Interest Account of the Debt Service Fund.  

(c) In lieu of paying the Debt Service Requirements necessary to allow any 
mandatory redemption of Bonds of a Series from the related Series Sinking Fund Account, the 
Issuer may present to the Trustee Bonds of such Series purchased by the Issuer pursuant to 
subparagraph (a) above and furnished for such purposes; provided, however, that no Bonds of 
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such Series so purchased shall be credited towards the Debt Service Requirements in respect of 
the mandatory redemption of Bonds of such Series for which notice of redemption has been 
given pursuant to Section 8.02 of this Master Indenture.  Any Bond so purchased shall be 
presented to the Trustee for cancellation.  In such event, the Debt Service Requirements with 
respect to the Bonds of a Series for the period in which the purchased Bonds are presented to the 
Trustee shall, for all purposes hereunder, be reduced by an amount equal to the aggregate 
principal amount of any such Bonds so presented.  

Section 6.05 Debt Service Reserve Fund.  The Trustee is hereby authorized and 
directed to establish a Debt Service Reserve Fund and, if applicable, pursuant to a Supplemental 
Indenture a Series Account for each Series of Bonds issued hereunder.  The Debt Service 
Reserve Fund and each Series Account therein shall be held by the Trustee solely for the benefit 
of each related Series of Bonds or sub-Series, as determined by the applicable Supplemental 
Indenture and as may be applied pursuant to Sections 10.11 and 11.04 hereof; provided, 
however, that notwithstanding anything to the contrary contained in this Master Indenture, the 
Supplemental Indenture authorizing the issuance of a Series of Bonds may provide that the Debt 
Service Reserve Fund is not applicable and no account therein shall secure such Series of Bonds.  
The Debt Service Reserve Fund and each Series Account therein shall constitute an irrevocable 
trust fund to be applied solely as set forth herein and shall be held by the Trustee separate and 
apart from all other Funds and Accounts held under the Indenture and from all other moneys of 
the Trustee.  Unless otherwise provided in the Supplemental Indenture authorizing the issuance 
of a Series of Bonds, on the date of issuance and delivery of a Series of Bonds an amount of 
Bond proceeds or equity equal to the Debt Service Reserve Requirement in respect of such 
Series of Bonds, calculated as of the date of issuance and delivery of such Series of Bonds, shall 
be deposited in the related Series Account of the Debt Service Reserve Fund.  Unless otherwise 
provided in the Supplemental Indenture with respect to a Series of Bonds, and as long as there 
exists no default under the Indenture and the amount in the Series Account of the Debt Service 
Reserve Fund is not reduced below the then applicable Debt Service Reserve Requirement with 
respect to such Series of Bonds, earnings on investments in the Series Account of the Debt 
Service Reserve Fund shall, prior to the Completion Date of a Project, be transferred to the 
applicable Acquisition and Construction Account of the Acquisition and Construction Fund, and 
after the Completion Date, shall be transferred to the related Series Account of the Revenue 
Fund.  Otherwise, earnings on investments in each Series Account of the Debt Service Reserve 
Fund shall be retained therein until applied as set forth herein.  If made applicable in a 
Supplemental Indenture, in the event that the amount in a Series Account of the Debt Service 
Reserve Fund exceeds the Debt Service Reserve Requirement with respect to such Series of 
Bonds due to a decrease in the then applicable Debt Service Reserve Requirement as a result of 
an optional prepayment by the owner of a lot or parcel of land of Special Assessments against 
such lot or parcel or a mandatory true-up payment, which Special Assessments are pledged for 
the payment and security of such Series of Bonds, the excess amount shall, as directed by the 
terms of the applicable Supplemental Indenture, be transferred from the Series Account or 
Subaccount of the Debt Service Reserve Fund to the applicable Series Account of the Bond 
Redemption Fund established for such Series of Bonds and shall constitute a credit against such 
optional prepayment or true-up payment.  If made applicable in the Supplemental Indenture with 
respect to a Series of Bonds, in the event that the amount in a Series Account of the Debt Service 
Reserve Fund exceeds the Debt Service Reserve Requirement with respect to such Series of 
Bonds due to a decrease in the then applicable Debt Service Reserve Requirement for any other 
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reason, the excess amount shall, as directed by the terms of the applicable Supplemental 
Indenture, be transferred from the Series Account of the Debt Service Reserve Fund to the 
applicable Series Account or Subaccount as provided in the Supplemental Indenture. 

Whenever for any reason on an Interest Payment Date, principal payment date or 
mandatory redemption date with respect to a related Series of Bonds secured by a Series Account 
of the Debt Service Reserve Fund the amount in the related Series Interest Account, the related 
Series Principal Account or the related Series Sinking Fund Account, as the case may be, is 
insufficient to pay all amounts payable on such Series of Bonds therefrom on such payment 
dates, the Trustee shall, without further instructions but subject to contrary direction by the 
Majority Owners of the Bonds to which such Series Account of the Debt Service Reserve Fund 
relates, transfer the amount of any such deficiency from the related Series Account of the Debt 
Service Reserve Fund into the related Series Interest Account, the related Series Principal 
Account and the related Series Sinking Fund Account, as the case may be, with priority to the 
related Series Interest Account and then, proportionately according to the respective deficiencies 
therein, to the related Series Principal Account and the related Series Sinking Fund Account, to 
be applied to pay the Series of Bonds secured by the Series Account of the Debt Service Reserve 
Fund. 

Notwithstanding the foregoing, in lieu of the required deposits into the related Series 
Account of the Debt Service Reserve Fund, the Issuer may cause to be deposited into the Series 
Account of the Debt Service Reserve Fund a Debt Service Reserve Insurance Policy or Debt 
Service Reserve Letter of Credit, either in lieu of any cash amount required to be deposited 
therein in connection with the issuance of any Series of Bonds or in substitution for the full 
amounts then on deposit therein or in an amount equal to the difference between the amount 
required to be deposited and the sum, if any, then on deposit in the Series Account of the Debt 
Service Reserve Fund, which Debt Service Reserve Insurance Policy or Debt Service Reserve 
Letter of Credit shall be payable (upon the giving of notice as required thereunder) on any 
Interest Payment Date or principal payment date on which a deficiency exists which cannot be 
remedied by moneys in any other Fund or Account held pursuant to the Indenture and available 
for such purpose.  Unless otherwise provided in the Supplemental Indenture with respect to a 
Series of Bonds, if any such Debt Service Reserve Insurance Policy or Debt Service Reserve 
Letter of Credit is substituted for moneys on deposit in the Series Account of the Debt Service 
Reserve Fund, or if at any time there are excess moneys in the Series Account of the Debt 
Service Reserve Fund, the excess moneys in the Series Account of the Debt Service Reserve 
Fund shall be transferred to and deposited in the related Series Account or Subaccount of the 
Revenue Fund.  If a disbursement is made from a Debt Service Reserve Insurance Policy or Debt 
Service Reserve Letter of Credit, the Issuer shall be obligated to either reinstate the maximum 
limits of such Debt Service Reserve Insurance Policy or Debt Service Reserve Letter of Credit 
immediately following such disbursement or to deposit into the Series Account of the Debt 
Service Reserve Fund, as provided in the Indenture for restoration of withdrawals from the 
Series Account of the Debt Service Reserve Fund, funds in the amount of the disbursement made 
under such Debt Service Reserve Insurance Policy or Debt Service Reserve Letter of Credit. 

In the event that upon the occurrence of any deficiency in a Series Interest Account, a 
Series Principal Account or a Series Sinking Fund Account, if the Series Account of the Debt 
Service Reserve Fund is then funded with a Debt Service Reserve Letter of Credit or Debt 
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Service Reserve Insurance Policy, the Trustee shall, on an Interest Payment Date or principal 
payment date or mandatory redemption date to which such deficiency relates, draw upon the 
Debt Service Reserve Letter of Credit or cause to be paid under the Debt Service Reserve 
Insurance Policy an amount sufficient to remedy such deficiency, in accordance with the terms 
and provisions of the Debt Service Reserve Letter of Credit or Debt Service Reserve Insurance 
Policy, as applicable, and any corresponding reimbursement or other agreement governing the 
Debt Service Reserve Letter of Credit or Debt Service Reserve Insurance Policy; provided, 
however, that if at the time of such deficiency the Series Account of the Debt Service Reserve 
Fund is only partially funded with a Debt Service Reserve Letter of Credit or Debt Service 
Reserve Insurance Policy, prior to drawing on the Debt Service Reserve Letter of Credit or Debt 
Service Reserve Insurance Policy, as applicable, the Trustee shall first apply any cash and 
securities on deposit in the Series Account of the Debt Service Reserve Fund to remedy the 
deficiency in accordance with the second paragraph of this Section 6.05 and, if after such 
application a deficiency still exists, the Trustee shall make up the balance of the deficiency by 
drawing on the Debt Service Reserve Letter of Credit or Debt Service Reserve Insurance Policy, 
as provided in this sentence.  Amounts drawn on the Debt Service Reserve Letter of Credit or 
Debt Service Reserve Insurance Policy, as applicable, shall be applied as set forth in the second 
paragraph of this Section 6.05.  Any amounts drawn under a Debt Service Reserve Letter of 
Credit or Debt Service Reserve Insurance Policy shall be reimbursed to the issuer thereof in 
accordance with the terms and provisions of the reimbursement or other agreement governing 
such Debt Service Reserve Letter of Credit or Debt Service Reserve Insurance Policy. 

Section 6.06 Bond Redemption Fund.  Unless provided otherwise in a Supplemental 
Indenture with respect to a Series of Bonds, the Trustee is hereby authorized and directed to 
establish a Bond Redemption Fund and pursuant to a Supplemental Indenture a Series Account 
within the Bond Redemption Fund for each Series of Bonds issued hereunder into which shall be 
deposited, moneys in the amounts and at the times provided in Sections 5.01, 6.01, 6.03, 6.05 
and 9.12(c) of this Master Indenture.  The Series Account within the Bond Redemption Fund 
shall constitute an irrevocable trust fund to be applied solely as set forth in the applicable 
Supplemental Indenture and shall be held by the Trustee separate and apart from all other Funds 
and Accounts held under such Indenture and from all other moneys of the Trustee.  All earnings 
on investments held in the Series Account within the Bond Redemption Fund shall be retained 
therein and applied as set forth below. 

Moneys in the Series Account within the Bond Redemption Fund (including all earnings 
on investments held in the Series Account within the Bond Redemption Fund) shall be 
accumulated therein to be used in the following order of priority, to the extent that the need 
therefor arises: 

FIRST, (except for amounts resulting from prepayments of Special Assessments, 
which shall be applied as provided in the next paragraph) make such deposits into the 
Rebate Fund created and established under this Master Indenture as the Issuer may direct 
in accordance with an arbitrage rebate agreement, such moneys thereupon to be used 
solely for the purposes specified in said arbitrage rebate agreement.  Any moneys so 
transferred from the Series Account within the Bond Redemption Fund to the Rebate 
Fund shall thereupon be free from the lien and pledge of the related Indenture; 
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SECOND, to be used to call for redemption pursuant to clause (b) of Section 8.01 
hereof an amount of Bonds of the applicable Series equal to the amount of money 
transferred to the Series Account within the Bond Redemption Fund pursuant to the 
aforesaid clauses or provisions, as appropriate, for the purpose of such extraordinary 
mandatory redemption on the dates and at the prices provided in such clauses or 
provisions, as appropriate; and 

THIRD, the remainder to be utilized by the Trustee, at the direction of a 
Responsible Officer, to call for redemption on each Interest Payment Date or other date 
on which Bonds of the applicable Series are subject to optional redemption pursuant to 
Section 8.01(a) hereof such amount of Bonds of the applicable Series taking into account 
any redemption premium, as may be practicable; provided, however, that not less than 
Five Thousand Dollars ($5,000) principal amount of Bonds of the applicable Series shall 
be called for redemption at one time. 

Any such redemption shall be made in accordance with the provisions of Article VIII of 
this Master Indenture and the applicable provisions of the related Supplemental Indenture.  The 
Issuer shall pay all expenses in connection with such redemption. 

Section 6.07 Drawings on Credit Facility.  With respect to Bonds in respect of which 
there has been issued a Credit Facility, the Trustee shall draw on the Credit Facility, in 
accordance with the provisions for drawing under such Credit Facility, and within the requisite 
time period, all as set forth in the Credit Facility Agreement or the Supplemental Indenture. 

Section 6.08 Procedure When Funds Are Sufficient to Pay All Bonds of a Series.  
Unless otherwise provided in the Supplemental Indenture with respect to a Series of Bonds, if at 
any time the moneys held by the Trustee in the Funds (other than the moneys in the Rebate 
Fund) and Accounts hereunder and under a Supplemental Indenture and available therefor are 
sufficient to pay the principal or Redemption Price of, as the case may be, and interest on all 
Bonds of a Series then Outstanding under such Indenture to maturity or prior redemption, 
together with any amounts due the Issuer and the Trustee, Paying Agent, Registrar and Credit 
Facility Issuer, if any, the Trustee, at the direction of the Issuer, shall apply the amounts in the 
Series Funds and Series Accounts to the payment of the aforesaid obligations and the Issuer shall 
not be required to pay over any further Pledged Revenues with respect to such Series of Bonds 
unless and until it shall appear that there is a deficiency in the Funds and Accounts held by the 
Trustee. 

Section 6.09 Certain Moneys to Be Held for Series Bondowners Only.  Each Series of 
Bonds issued pursuant to this Master Indenture and the related Supplemental Indenture shall be 
secured by Pledged Revenues, as set forth herein, and otherwise may be secured by such 
additional Funds and Accounts and other security (including, but not limited to, Credit Facilities) 
established by the pertinent Supplemental Indenture.  Moneys and investments in the various 
Funds and Accounts created under a Supplemental Indenture expressly and solely for the benefit 
of the Series of Bonds issued under such Supplemental Indenture shall be held in trust by the 
Trustee for the benefit of the Holders of, and Credit Facility Issuer with respect to, Bonds of that 
Series only. 
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Section 6.10 Unclaimed Moneys. In the event any Bond shall not be presented for 
payment when the principal of such Bond becomes due, either at maturity or at the date fixed for 
redemption of such Bond or otherwise, if amounts sufficient to pay such Bond have been 
deposited with the Trustee for the benefit of the owner of the Bond and have remained unclaimed 
for three (3) years after the date payment thereof becomes due shall, upon request of the Issuer, if 
the Issuer is not at the time to the knowledge of the Trustee in default with respect to any 
covenant in this Master Indenture, any Supplemental Indenture or the Bonds contained, be paid 
to the Issuer; and the Owners of the Bonds for which the deposit was made shall thereafter be 
limited to a claim against the Issuer; provided, however, that the Trustee, before making payment 
to the Issuer, shall, if so directed by the Issuer, at the expense of the Issuer, cause a notice to be 
published in an Authorized Newspaper, stating that the money remaining unclaimed will be 
returned to the Issuer after a specified date. 

Section 6.11 Rebate Fund. The Trustee is hereby authorized and directed to establish 
a Rebate Fund.  Unless provided otherwise in a Supplemental Indenture, the Trustee shall 
transfer monies from the applicable Series Account in the Revenue Fund and deposit the same to 
the Rebate Fund, and shall make payments therefrom at the times and in the amounts required to 
comply with the covenants in the applicable Arbitrage Certificate, as directed by the Issuer in 
writing.  If so directed by the Issuer in writing, the Trustee shall create one or more Series 
Accounts within the Rebate Fund relating to one or more particular Series of Bonds. 

[END OF ARTICLE VI] 
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ARTICLE VII 
SECURITY FOR AND INVESTMENT OR DEPOSIT OF FUNDS 

Section 7.01 Deposits and Security Therefor.  Unless otherwise as provided in the 
Supplemental Indenture with respect to a Series of Bonds, all moneys received by the Trustee 
under a Supplemental Indenture for deposit in any Fund or Account established under this 
Master Indenture or such Supplemental Indenture shall be considered trust funds, shall not be 
subject to lien or attachment, except for the lien created by this Master Indenture and the related 
Supplemental Indenture, and shall be deposited with the Trustee, until or unless invested or 
deposited as provided in Section 7.02 hereof.  All deposits of moneys received by the Trustee 
under this Master Indenture or such Supplemental Indenture (whether original deposits under this 
Section 7.01 unless such deposits are of a type referenced in section (iii) of the definition of 
Investment Securities or deposits or redeposits in time accounts under Section 7.02) shall, to the 
extent not insured, and to the extent permitted by law, be fully secured as to both principal and 
interest earned, by Investment Securities of the types set forth in the definition of Investment 
Securities and the provisions thereof.  If at any time the Trustee is unwilling to accept such 
deposits or unable to secure them as provided above, the Trustee may deposit such moneys with 
any other depository which is authorized to receive them and the deposits of which are insured 
by the Federal Deposit Insurance Corporation (including the FDIC Savings Association 
Insurance Fund).  All deposits in any other depository in excess of the amount covered by 
insurance (whether under this Section 7.01 or Section 7.02 as aforesaid) shall, to the extent 
permitted by law, be fully secured as to both principal and interest earned, in the same manner as 
required herein for deposits with the Trustee.  Such security shall be deposited with a Federal 
Reserve Bank, with the trust department of the Trustee as authorized by law with respect to trust 
funds in the State, or with a bank or trust company having a combined net capital and surplus of 
not less than $50,000,000. 

Section 7.02 Investment or Deposit of Funds.  Except to the extent otherwise 
provided in a Supplemental Indenture with respect to a Series of Bonds, the Trustee shall, as 
directed by the Issuer in writing, invest moneys held in the Series Accounts in the Debt Service 
Fund and any Series Account within the Bond Redemption Fund created under any 
Supplemental Indenture only in Government Obligations and securities described in 
subparagraphs (iii), (iv), (v), (vi), (vii) or (xi) of the definition of Investment Securities.  Except 
to the extent otherwise provided in a Supplemental Indenture with respect to a Series of Bonds, 
the Trustee shall, as directed by the Issuer in writing, invest moneys held in any Series Account 
of the Debt Service Reserve Fund in Investment Securities.  All deposits in time accounts shall 
be subject to withdrawal without penalty and all investments shall mature or be subject to 
redemption by the holder without penalty, not later than the date when the amounts will 
foreseeably be needed for purposes set forth herein.  All securities securing investments under 
this Section shall be deposited with a Federal Reserve Bank, with the trust department of the 
Trustee, as authorized by law with respect to trust funds in the State, or with a bank or trust 
company having a combined net capital and surplus of not less than $50,000,000.  The interest 
and income received upon such investments and any interest paid by the Trustee or any other 
depository of any Fund or Account and any profit or loss resulting from the sale of securities 
shall be added or charged to the Fund or Account for which such investments are made; 
provided, however, that if the amount in any Fund or Account equals or exceeds the amount 
required to be on deposit therein, subject to Section 6.05 of this Master Indenture and unless 
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otherwise provided in a Supplemental Indenture with respect to a Series of Bonds, any interest 
and other income so received shall be deposited in the related Series Account of the Revenue 
Fund.  Upon request of the Issuer, or on its own initiative whenever payment is to be made out of 
any Fund or Account, the Trustee shall sell such securities as may be requested to make the 
payment and restore the proceeds to the Fund or Account in which the securities were held.  The 
Trustee shall not be accountable for any depreciation in the value of any such security or for any 
loss resulting from the sale thereof, except as provided hereinafter.  If net proceeds from the sale 
of securities held in any Fund or Account shall be less than the amount invested and, as a result, 
the amount on deposit in such Fund or Account is less than the amount required to be on deposit 
in such Fund or Account, the amount of such deficit shall be transferred to such Fund or Account 
from the related Series Account of the Revenue Fund. 

Absent specific instructions as aforesaid, or absent a standing written direction from the 
Issuer for the investment of such moneys, then the Trustee shall hold such moneys uninvested 
and shall not be responsible or liable for keeping the moneys invested.  The Trustee shall not be 
liable or responsible for any loss or entitled to any gain resulting from any investment or sale 
upon the investment instructions of the Issuer or otherwise, including that set forth in the first 
sentence of this paragraph.  The Trustee may conclusively rely upon the Issuer’s written 
instructions as to both the suitability and legality of all investments directed hereunder or under 
any Supplemental Indenture.  Ratings of investments shall be determined by the Issuer at the 
time of purchase of such investments and without regard to ratings subcatergories.  The Trustee 
shall have no responsibility to monitor the ratings of investments after the initial purchase of 
such investments.  The Trustee may make any investments permitted by the provisions of this 
section through its own bond department or investment department or that of its affiliates or 
subsidiaries, and may charge its ordinary and customary fees for such trades.  Confirmations of 
investments are not required to be issued by the Trustee for each month in which a monthly 
statement is rendered.  No statement need be rendered for any fund or account if no activity 
occurred in such fund or account during such month. 

Section 7.03 Valuation of Funds.  The Trustee shall value the assets in each of the 
Funds and Accounts established hereunder or under any Supplemental Indenture 45 days prior to 
each Interest Payment Date, and as soon as practicable after each such valuation date (but no 
later than ten (10) days after each such valuation date) shall provide the Issuer a report of the 
status of each Fund and Account as of the valuation date.  In computing the assets of any Fund or 
Account, investments and accrued interest thereon shall be deemed a part thereof, subject to 
Section 7.02 hereof.  For the purpose of determining the amount on deposit to the credit of any 
Fund or Account established hereunder or under any Supplemental Indenture, obligations in 
which money in such Fund or Account shall have been invested shall be valued at the market 
value or the amortized cost thereof, whichever is lower, or at the redemption price thereof, to the 
extent that any such obligation is then redeemable at the option of the holder. 

[END OF ARTICLE VII] 
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ARTICLE VIII 
REDEMPTION AND PURCHASE OF BONDS 

Section 8.01 Redemption Dates and Prices.  Unless provided otherwise in a 
Supplemental Indenture with respect to a Series of Bonds, the Bonds of a Series may be made 
subject to optional, mandatory and extraordinary redemption and purchase, either in whole or in 
part, by the Issuer, prior to maturity in the amounts, at the times and in the manner provided in 
this Article VIII and in the related Supplemental Indenture. 

(a) Optional Redemption. Bonds of a Series may be subject to optional 
redemption at the direction of the Issuer, at the times and upon payment of the purchase price as 
provided in the related Supplemental Indenture. 

(b) Extraordinary Mandatory Redemption in Whole or in Part.  Except as 
otherwise provided in a Supplemental Indenture with respect to Bonds of the related Series, 
Bonds of a Series are subject to extraordinary mandatory redemption prior to maturity by the 
Issuer in whole, on any date, or in part, on any Interest Payment Date, at an extraordinary 
mandatory redemption price equal to 100% of the principal amount of the Bonds to be redeemed, 
plus interest accrued to the redemption date, (i) from moneys deposited into the related Series 
Account within the Bond Redemption Fund following the prepayment of Special Assessments on 
any portion of the District Lands; (ii) when sufficient moneys are on deposit in the related Series 
Funds and Accounts (other than moneys in the Rebate Fund and any other excluded Fund or 
Account as provided in a Supplemental Indenture with respect to a Series of Bonds) to pay and 
redeem all Outstanding Bonds of a Series and accrued interest thereon to the redemption date in 
addition to all amounts owed to Persons under the related Indenture; (iii) if made applicable in 
the Supplemental Indenture with respect to a Series of Bonds, from moneys in excess of the Debt 
Service Reserve Requirement for a Series of Bonds in the applicable Series Account of the Debt 
Service Reserve Fund transferred to the Series Account within the Bond Redemption Fund 
pursuant to Section 6.05 hereof; (iv) from excess moneys transferred from the Series Account of 
the Revenue Fund to the Series Account within the Bond Redemption Fund in accordance with 
Section 6.03 of this Master Indenture; (v) if the following is made applicable by the terms of a 
Supplemental Indenture, from moneys, if any, on deposit in the Series Account within the Bond 
Redemption Fund pursuant to Section 9.12(c) hereof following condemnation or the sale of any 
portion of the District Lands benefited by a Project to a governmental entity under threat of 
condemnation by such governmental entity or the damage or destruction of all or substantially all 
of the Project when such moneys are not to be used pursuant to Section 9.12(c) to repair, replace 
or restore the Project; provided, however, that at least forty-five (45) days prior to such 
extraordinary mandatory redemption, the Issuer shall cause to be delivered to the Trustee 
(x) notice setting forth the redemption date and (y) a certificate of the Consulting Engineer 
confirming that the repair and restoration of the Project would not be economical or would be 
impracticable; or (vi) from amounts transferred to the Series Account of the Bond Redemption 
Fund from the Series Account of the Acquisition and Construction Fund in accordance with 
Section 5.01(c) hereof. 

(c) Mandatory Sinking Fund Redemption.  Bonds of a Series may be subject 
to mandatory sinking fund redemption at a Redemption Price of 100% of the principal amount 
thereof plus accrued interest to the redemption date, in the years and amounts set forth in a 
Supplemental Indenture. 
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In connection with such mandatory sinking fund redemption of Bonds, amounts shall be 
transferred from the applicable Series Account of the Revenue Fund to the Series Sinking Fund 
Account of the Debt Service Fund, all as more particularly described in Section 6.03 hereof. 

The principal amounts of scheduled Sinking Fund Installments shall be reduced as 
specified by the Issuer or as provided in Section 8.04 hereof by any principal amounts of the 
Bonds redeemed pursuant to Section 8.01(a) and (b) hereof or purchased pursuant to Section 
6.04 hereof. 

Upon any redemption of Bonds other than in accordance with scheduled Sinking Fund 
Installments, the Issuer shall cause to be recalculated and delivered to the Trustee revised 
Sinking Fund Installments recalculated so as to amortize the Outstanding principal amount of 
Bonds of such Series in substantially equal annual installments of principal and interest (subject 
to rounding to Authorized Denominations of principal) over the remaining term of the Bonds of 
such Series.  The Sinking Fund Installments as so recalculated shall not result in an increase in 
the aggregate of the Sinking Fund Installments for all Bonds of such Series in any year.  In the 
event of a redemption or purchase occurring less than forty-five (45) days prior to a date on 
which a Sinking Fund Installment is due, the foregoing recalculation shall not be made to 
Sinking Fund Installments due in the year in which such redemption or purchase occurs, but shall 
be made to Sinking Fund Installments for the immediately succeeding and subsequent years. 

Section 8.02 Notice of Redemption and of Purchase.  Except where otherwise 
required by a Supplemental Indenture, when required to redeem or purchase Bonds of a Series 
under any provision of the related Indenture or directed to do so by the Issuer, the Trustee shall 
cause notice thereof, to be mailed at least thirty (30) but not more than sixty (60) days prior to 
the redemption or purchase date to all Owners of Bonds to be redeemed or purchased (as such 
Owners appear on the Bond Register on the fifth (5th) day prior to such mailing), at their 
registered addresses, but failure to mail any such notice or defect in the notice or in the mailing 
thereof shall not affect the validity of the redemption or purchase of the Bonds of such Series for 
which notice was duly mailed in accordance with this Section 8.02.  The Issuer shall, when it is 
directing the Trustee to mail such notice, provide written direction to the Trustee at least sixty 
(60) days (unless the Trustee agrees to a shorter period) prior to the date on which the Trustee is 
required to send notice hereunder.  Such notice shall be given in the name of the Issuer, shall be 
dated, shall set forth the Bonds of such Series Outstanding  which shall be called for redemption 
or purchase and shall include, without limitation, the following additional information: 

(a) the redemption or purchase date; 

(b) the redemption or purchase price; 

(c) CUSIP numbers, to the extent applicable, and any other distinctive 
numbers and letters; 

(d) if less than all Outstanding Bonds of a Series to be redeemed or purchased, 
the identification (and, in the case of partial redemption, the respective principal amounts) of the 
Bonds to be redeemed or purchased; 
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(e) that on the redemption or purchase date the Redemption Price or purchase 
price will become due and payable upon surrender of each such Bond or portion thereof called 
for redemption or purchase, and that interest thereon shall cease to accrue from and after said 
date; and 

(f) the place where such Bonds are to be surrendered for payment of the 
redemption or purchase price, which place of payment shall be a corporate trust office of the 
Trustee. 

If at the time of mailing of notice of an optional redemption or purchase, the Issuer shall 
not have deposited with the Trustee or Paying Agent moneys sufficient to redeem or purchase all 
the Bonds called for redemption or purchase, such notice shall state that the redemption is 
conditional and is subject to the deposit of the redemption or purchase moneys with the Trustee 
or Paying Agent, as the case may be, not later than the redemption or purchase date, and such 
notice shall be of no effect unless such moneys are so deposited. 

If the amount of funds deposited with the Trustee for such redemption, or otherwise 
available, is insufficient to pay the Redemption Price and accrued interest on the Bonds so called 
for redemption on the redemption date, the Trustee shall redeem and pay on such date an amount 
of such Bonds for which such funds are sufficient, selecting the Bonds to be redeemed randomly 
from among all such Bonds called for redemption on such date, and among different maturities 
of Bonds in the same manner as the initial selection of Bonds to be redeemed, and from and after 
such redemption date, interest on the Bonds or portions thereof so paid shall cease to accrue and 
become payable; but interest on any Bonds or portions thereof not so paid shall continue to 
accrue until paid at the same rate as it would have had such Bonds not been called for 
redemption. 

The notices required to be given by this Section 8.02 shall state that no representation is 
made as to correctness or accuracy of the CUSIP numbers listed in such notice or printed on the 
Bonds. 

Section 8.03 Payment of Redemption Price.  If any required (a) unconditional notice 
of redemption has been duly mailed or waived by the Owners of all Bonds called for redemption 
or (b) conditional notice of redemption has been so mailed or waived and the redemption moneys 
have been duly deposited with the Trustee or Paying Agent, then in either case, the Bonds called 
for redemption shall be payable on the redemption date at the applicable Redemption Price plus 
accrued interest, if any, to the redemption date.  Bonds of a Series so called for redemption, for 
which moneys have been duly deposited with the Trustee, will cease to bear interest on the 
specified redemption date, shall no longer be secured by the related Indenture and shall not be 
deemed to be Outstanding under the provisions of the related Indenture. 

Payment of the Redemption Price, together with accrued interest, shall be made by the 
Trustee or Paying Agent to or upon the order of the Owners of the Bonds called for redemption 
upon surrender of such Bonds.  The Redemption Price of the Bonds to be redeemed, the 
expenses of giving notice and any other expenses of redemption, shall be paid out of the Fund 
from which redemption is to be made or by the Issuer, or as specified in a Supplemental 
Indenture. 
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Section 8.04 Partial Redemption of Bonds.  Except to the extent otherwise provided 
in a Supplemental Indenture, if less than all of a Series of Bonds of a maturity are to be 
redeemed, the Trustee shall select the particular Bonds or portions of the Bonds to be called for 
redemption by lot in such reasonable manner as the Trustee in its discretion may determine.  In 
the case of any partial redemption of Bonds of a Series pursuant to Section 8.01(a), such 
redemption shall be effectuated by redeeming Bonds of such Series of such maturities in such 
manner as shall be specified by the Issuer in writing, subject to the provisions of Section 8.01 
hereof.  In the case of any partial redemption of Bonds of a Series pursuant to Section 8.01(b), 
such redemption shall be effectuated by redeeming Bonds of such Series pro rata among the 
maturities, treating each date on which a Sinking Fund Installment is due as a separate maturity 
for such purpose, with the portion to be redeemed from each maturity being equal to the product 
of the aggregate principal amount of Bonds of such Series to be redeemed multiplied times a 
fraction the numerator of which is the principal amount of the Series of Bonds of such maturity 
outstanding immediately prior to the redemption date and the denominator of which is the 
aggregate principal amount of all Bonds of such Series outstanding immediately prior to the 
redemption date. 

[END OF ARTICLE VIII] 
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ARTICLE IX 
COVENANTS OF THE ISSUER 

Section 9.01 Power to Issue Bonds and Create Lien. The Issuer is duly authorized 
under the Act and all applicable laws of the State to issue the Bonds, to adopt and execute this 
Master Indenture and to pledge the Pledged Revenues for the benefit of the Bonds of a Series 
and any Credit Facility Issuer, except to the extent otherwise provided in a Supplemental 
Indenture. The Pledged Revenues are not and shall not be subject to any other lien senior to or on 
a parity with the lien created in favor of the Bonds of a Series and any Credit Facility Issuer with 
respect to such Series.  The Bonds and the provisions of this Master Indenture and any 
Supplemental Indenture are and will be valid and legally enforceable obligations of the Issuer in 
accordance with their respective terms.  The Issuer shall, at all times, to the extent permitted by 
law, defend, preserve and protect the pledge created by this Master Indenture and any 
Supplemental Indenture and all the rights of the Bondholders and any Credit Facility Issuer 
under this Master Indenture and any Supplemental Indenture against all claims and demands of 
all other Persons whomsoever. 

Section 9.02 Payment of Principal and Interest on Bonds. The payment of the 
principal or Redemption Price of and interest on all of the Bonds of a Series issued under the 
related Indenture shall be secured forthwith equally and ratably by a first lien on and pledge of 
the Pledged Revenues, except to the extent otherwise provided in a Supplemental Indenture; and 
Pledged Revenues in an amount sufficient to pay the principal or Redemption Price of and 
interest on the Bonds of a Series authorized by the related Indenture are hereby irrevocably 
pledged to the payment of the principal or Redemption Price of and interest on the Bonds of a 
Series authorized under the related Indenture, as the same become due and payable.  The Issuer 
shall promptly pay the interest on and the principal or Redemption Price of every Bond issued 
hereunder according to the terms thereof, but shall be required to make such payment only out of 
the Pledged Revenues.   

THE BONDS AUTHORIZED UNDER THIS MASTER INDENTURE AND THE 
RELATED SUPPLEMENTAL INDENTURE AND THE OBLIGATIONS EVIDENCED 
THEREBY SHALL NOT CONSTITUTE A LIEN UPON ANY PROPERTY OF THE ISSUER, 
INCLUDING, WITHOUT LIMITATION, THE PROJECT OR ANY PORTION THEREOF IN 
RESPECT OF WHICH ANY SUCH BONDS ARE BEING ISSUED, OR ANY PART 
THEREOF, BUT SHALL CONSTITUTE A LIEN ONLY ON THE PLEDGED REVENUES 
AS SET FORTH IN THIS MASTER INDENTURE AND ANY SUPPLEMENTAL 
INDENTURE.  NOTHING IN THE BONDS AUTHORIZED UNDER THIS MASTER 
INDENTURE AND ANY SUPPLEMENTAL INDENTURE SHALL BE CONSTRUED AS 
OBLIGATING THE ISSUER TO PAY THE BONDS OR THE REDEMPTION PRICE 
THEREOF OR THE INTEREST THEREON EXCEPT FROM THE PLEDGED REVENUES, 
OR AS PLEDGING THE FAITH AND CREDIT OF THE ISSUER, THE COUNTY, THE 
STATE OR ANY OTHER POLITICAL SUBDIVISION THEREOF, OR AS OBLIGATING 
THE ISSUER, THE COUNTY, THE STATE OR ANY OF ITS POLITICAL SUBDIVISIONS, 
DIRECTLY OR INDIRECTLY OR CONTINGENTLY, TO LEVY OR TO PLEDGE ANY 
FORM OF TAXATION WHATEVER THEREFOR. 
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Section 9.03 Special Assessments; Re-Assessments. 

(a) The Issuer shall levy Special Assessments, and, unless the Issuer collects 
the Special Assessments directly under the conditions set forth herein, evidence and certify the 
same to the Tax Collector or shall cause the Property Appraiser to certify the same on the tax roll 
to the Tax Collector for collection by the Tax Collector and enforcement by the Tax Collector or 
the Issuer pursuant to the Act, Chapter 170 or Chapter 197, Florida Statutes, or any successor 
statutes, as applicable, and Section 9.04 hereof, to the extent and in an amount sufficient to pay 
Debt Service Requirements on all Outstanding Bonds. 

(b) If any Special Assessment shall be either in whole or in part annulled, 
vacated or set aside by the judgment of any court, or if the Issuer shall be satisfied that any such 
Special Assessment is so irregular or defective that the same cannot be enforced or collected, or 
if the Issuer shall have omitted to make such Special Assessment when it might have done so, the 
Issuer shall either (i) take all necessary steps to cause a new Special Assessment to be made for 
the whole or any part of said improvement or against any property benefited by said 
improvement, or (ii) in its sole discretion, make up the amount of such Special Assessment from 
any legally available moneys, which moneys shall be deposited into the applicable Series 
Account in the Revenue Fund.  In case such second Special Assessment shall be annulled, the 
Issuer shall obtain and make other Special Assessments until a valid Special Assessment shall be 
made. 

Section 9.04 Method of Collection.  Unless otherwise provided in the applicable 
Supplemental Indenture, Special Assessments shall be collected by the Issuer in accordance with 
the provisions of the Act, Chapter 170 and Chapter 197, Florida Statutes, or any successor 
statutes thereto, as applicable, in accordance with the terms of this Section.  Except as stated in 
the next succeeding sentence, the Issuer shall use the uniform method for the levy, collection and 
enforcement of Special Assessments afforded by Sections 197.3631, 197.3632 and 197.3635, 
Florida Statutes, or any successor statutes thereto (the “Uniform Method”), and to do all things 
necessary to continue to use the Uniform Method or a comparable alternative method afforded 
by Section 197.3631, Florida Statutes.  Notwithstanding the foregoing, the Issuer shall not use 
the Uniform Method to collect Special Assessments levied against District Lands should the 
District determine that another method of collection is in the best interest of the District. The 
Issuer shall enter into or maintain in effect one or more written agreements with the Property 
Appraiser and the Tax Collector, either individually or jointly (together, the “Property Appraiser 
and Tax Collector Agreement”) in order to effectuate the provisions of this Section.  The Issuer 
shall ensure that any such Property Appraiser and Tax Collector Agreement remains in effect for 
at least as long as the final maturity of Bonds Outstanding under this Indenture.  To the extent 
that the Issuer is legally prevented from collecting Special Assessments pursuant to the Uniform 
Method, is not required to collect Special Assessments pursuant to the Uniform Method in 
accordance with the provisions of this Section 9.04 or the Board determines that using the 
Uniform Method is not in the best interest of the District, the Issuer shall then collect and enforce 
Special Assessments pursuant to any available method under the Act, Chapter 170, Florida 
Statutes, or Chapter 197, Florida Statutes, or any successor statutes thereto.   

Section 9.05 Delinquent Special Assessments.  Subject to the provisions of Section 
9.04 hereof, if the owner of any lot or parcel of land assessed for a particular Project shall be 
delinquent in the payment of any Special Assessment, then such Special Assessment shall be 
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enforced pursuant to the provisions of Chapter 197, Florida Statutes, or any successor statute 
thereto, including but not limited to the sale of tax certificates and tax deeds as regards such 
delinquent Special Assessment.  In the event the provisions of Chapter 197, Florida Statutes, and 
any provisions of the Act with respect to such sale are inapplicable by operation of law, then 
upon the delinquency of any Special Assessment the Issuer shall, to the extent permitted by law, 
or Board determines in best interest to directly collect, utilize any other method of enforcement, 
including, without limitation, declaring the entire unpaid balance of such Special Assessment to 
be in default and, at its own expense, cause such delinquent property to be foreclosed, pursuant 
to the provisions of Section 170.10, Florida Statutes, in the same method now or hereafter 
provided by law for the foreclosure of mortgages on real estate and Sections 190.026 and 170.10, 
Florida Statutes, or otherwise as provided by law. 

Section 9.06 Sale of Tax Certificates and Issuance of Tax Deeds; Foreclosure of 
Special Assessment Liens.  If the Special Assessments levied and collected under the Uniform 
Method described in Section 9.04 are delinquent, then the applicable procedures for issuance and 
sale of tax certificates and tax deeds for nonpayment shall be followed in accordance with 
Chapter 197, Florida Statutes and related statutes.  Alternatively, if the Uniform Method is not 
utilized, and if any property shall be offered for sale for the nonpayment of any Special 
Assessment, and no person or persons shall purchase the same for an amount at least equal to the 
full amount due on the Special Assessment (principal, interest, penalties and costs, plus attorneys 
fees, if any), the property may then be purchased by the Issuer, to the extent the Issuer has 
available funds, for an amount equal to the balance due on the Special Assessment (principal, 
interest, penalties and costs, plus attorneys fees, if any), and the Issuer shall thereupon receive in 
its corporate name or in a special purpose entity created by the District, the title to the property 
for the benefit of the Registered Owners.  The Issuer, either through its own actions or actions 
caused to be done through the Trustee, shall have the power and shall use its best efforts to lease 
or sell such property and deposit all of the net proceeds of any such lease or sale into the related 
Series Account of the Revenue Fund.  Not less than ten (10) days prior to the filing of any 
foreclosure action or any sale of tax deed as herein provided, the Issuer shall cause written notice 
thereof to be mailed to the Trustee of the Series of Bonds secured by such delinquent Special 
Assessments.  Not less than thirty (30) days prior to the proposed sale of any lot or tract of land 
acquired by foreclosure by the Issuer, it shall give written notice thereof to such Trustee.  The 
Issuer, either through its own actions or actions caused to be done through the Trustee, agrees 
that it shall be required to take the measure provided by law for sale of property acquired by it as 
trustee for the Registered Owners within thirty (30) days after the receipt of the request therefor 
signed by the Registered Owners of at least fifty percent (50%) of the aggregate principal 
amount of all Outstanding Bonds of the Series payable from Special Assessments assessed on 
such property.  If directed by the Beneficial Owners of a majority of the Bonds Outstanding and 
permitted by Florida law or if the Trustee or the Issuer shall so elect, the Issuer and the Trustee 
may place title of property received upon foreclosure or deed in lieu of foreclosure into a special 
purpose entity controlled by the Trustee or such other entity acceptable to the Beneficial Owners 
of a majority of the Bonds of a Series so effected by such foreclosure, for the benefit of the 
Registered Owners.  Nothing contained herein shall prevent the Issuer from taking all legally 
available actions to recover unpaid operation and maintenance assessments, including 
foreclosure. 
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Section 9.07 Books and Records with Respect to Special Assessments.  In addition to 
the books and records required to be kept by the Issuer pursuant to the provisions of Section 9.15 
hereof, the Issuer shall keep books and records for the collection of the Special Assessments on 
the District Lands, which such books, records and accounts shall be kept separate and apart from 
all other books, records and accounts of the Issuer.  The District Manager or the District 
Manager’s designee, at the end of each Fiscal Year, shall prepare a written report setting forth 
the collections received, the number and amount of delinquencies, the proceedings taken to 
enforce collections and cure delinquencies and an estimate of time for the conclusion of such 
legal proceedings.   

Section 9.08 Deposit of Special Assessments.  The Issuer covenants to cause any 
Special Assessments collected or otherwise received by it to be deposited with the Trustee within 
five (5) Business Days after receipt thereof for deposit into the related Series Account of the 
Revenue Fund (except that amounts received as prepayments of Special Assessments shall be 
designated by the Issuer as such upon delivery to the Trustee and shall be deposited directly into 
the related Series Account within the Bond Redemption Fund). 

Section 9.09 Construction to be on District Lands.  Except for certain off-site 
improvements which are or may be outside the District Lands and are required in order for the 
District Lands to be developed, the Issuer covenants that no part of the Project will be 
constructed on, over or under lands other than (i) lands good and marketable title to which is 
owned by the Issuer or other appropriate entity in fee simple, (ii) lands on, over or under which 
the Issuer or other appropriate entity shall have acquired perpetual easements for the purposes of 
the Project, or (iii) lands, including public streets and highways, the right to the use and 
occupancy of which for such purposes shall be vested in the Issuer or other appropriate entity by 
law or by valid franchises, licenses, easements or rights of way or other legally effective 
permissions or approval.   

Section 9.10 Operation, Use and Maintenance of Project.  The Issuer shall establish 
and enforce reasonable rules and regulations governing the use of the Project owned by the 
Issuer, and the operation thereof, such rules and regulations to be adopted in accordance with the 
Act, and the Issuer shall operate, use and maintain the Project owned by the Issuer in accordance 
with the Act and all other applicable federal and State laws, rules and regulations; the Issuer shall 
maintain and operate the Project owned by the Issuer in an efficient and economical manner, 
shall at all times maintain the same in good repair and in sound operating condition and shall 
make all necessary repairs, renewals and replacements. 

Section 9.11 Observance of and Compliance with Valid Requirements.  The Issuer 
shall pay all municipal or governmental charges lawfully levied or assessed upon any Project or 
any part thereof or upon any revenues when the same shall become due, and the Issuer shall duly 
observe and comply with all valid requirements of any municipal or governmental authority 
relative to each Project.  The Issuer shall not, except as otherwise permitted in Section 9.22 of 
this Article, create or suffer to be created any lien or charge upon any Project or upon Pledged 
Revenues, except the lien and charge of the Bonds on the Pledged Revenues. 

Section 9.12 Public Liability and Property Damage Insurance; Maintenance of 
Insurance; Use of Insurance and Condemnation Proceeds.   
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(a) Except as otherwise provided in subsection (d) of this Section, the Issuer 
will carry or cause to be carried, in respect of each Project, comprehensive general liability 
insurance (covering bodily injury and property damage) issued by one or more insurance 
companies authorized and qualified to do business under the laws of the State, in such amounts 
as is customary for similar operations, or as is more specifically set forth below. 

(b) At all times, to the extent commercially available, the Issuer shall maintain 
a practical insurance program, with reasonable terms, conditions, provisions and costs which the 
District Manager determines will afford adequate protection against loss caused by damage to or 
destruction of any component of any Project owned by the Issuer.  Limits for such coverage will 
be subject to the Consulting Engineer’s recommendations.  The Issuer shall also, at all times, 
maintain a practical comprehensive general liability insurance program with respect to any 
Project for such coverage, with such reasonable terms, conditions, provisions and costs as the 
District Manager determines will afford adequate protection against bodily injury and property 
damage. 

All insurance policies of the Issuer relating to any Project shall be carried with companies 
authorized to do business in the State, with a Best rating of no less than “A” as to management 
and Class “V” as to financial strength; provided, however, that if, in the opinion of the District 
Manager, adequate insurance protection under reasonable terms, conditions, provisions and cost 
cannot be purchased from an insurance company with the above-designated ratings, then the 
District Manager, on behalf of the Issuer, may secure such insurance protection as the Issuer 
determines to be in its best interests and otherwise consistent with this Master Indenture and any 
Supplemental Indenture; provided further, however, that the Issuer may act as a self-insurer in 
accordance with the requirements of subsection (d) hereof.  All policies providing the insurance 
coverages required by this Section shall designate the Issuer as the loss-payee and shall be made 
payable to the Issuer. 

(c) All proceeds received from property damage or destruction insurance and 
all proceeds received from the condemnation of any Project or any part thereof in excess of Five 
Hundred Thousand Dollars ($500,000) are hereby pledged by the Issuer as security for the 
related Series of Bonds and shall be deposited at the option of the Issuer, but subject to the 
limitations hereinafter described, either (i) into the Acquisition and Construction Fund, and used 
to remedy the loss, damage or taking for which such proceeds are received, either by repairing 
the damaged property or replacing the destroyed or taken property, as soon as practicable after 
the receipt of such proceeds, or (ii) if so provided in the applicable Supplemental Indenture into 
the related Series Account within the Bond Redemption Fund for the purpose of purchasing or 
redeeming Bonds according to the provisions set forth in Article VIII hereof.  The Issuer shall 
not be entitled to deposit insurance proceeds or condemnation awards into the separate fund 
described above in clause (i) of this paragraph (and such proceeds and awards shall be deposited 
directly into the related Series Account within the Bond Redemption Fund pursuant to clause 
(ii) of this paragraph) unless there shall have been filed with the Issuer within a reasonable time 
after the damage, destruction or condemnation (A) a certificate from the Consulting Engineer 
that the proceeds of the insurance or condemnation awards deposited into such separate fund, 
together with other funds available for such purposes, will be sufficient to repair, rebuild, replace 
or restore such property to substantially the same condition as it was in prior to its damage, 
destruction or condemnation (taking into consideration any changes, alterations and 
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modifications that the Issuer may desire), (B) an opinion from the Consulting Engineer that the 
Project can be repaired, rebuilt, replaced or restored within two (2) years following the damage, 
destruction or condemnation thereof and (C) an opinion of the Consulting Engineer that, in each 
of the three (3) Fiscal Years following completion of such repair, rebuilding, replacement or 
restoration, the Issuer will be in compliance with its obligations hereunder.  If the certificate 
described in clause (A) of this paragraph is not rendered because such proceeds or awards are 
insufficient for such purposes, the Issuer may deposit any other legally available funds in such 
separate fund in an amount required to enable the Consulting Engineer to render its certificate.  If 
the insurance proceeds or condemnation awards deposited in such separate fund are more than 
sufficient to repair the damaged property or to replace the destroyed or taken property, the 
balance thereof remaining shall be deposited to the credit of the related Series Account in the 
Revenue Fund. 

(d) The Issuer shall be entitled to provide all or a portion of the insurance 
coverage required by subsections (a) and (b) of this Section through Qualified Self Insurance, 
provided that the requirements hereinafter set forth in this subsection (d) are satisfied.  
“Qualified Self Insurance” means insurance maintained through a program of self insurance or 
insurance maintained with a company or association in which the Issuer has a material interest or 
of which the Issuer has control, either singly or with others. 

Prior to participation in any plan of Qualified Self Insurance not currently in effect, the 
Issuer shall obtain a certificate of compliance executed by the District Manager to the effect that 
(A) the proposed Qualified Self Insurance plan will provide the coverage required by subsections 
(a) and (b) of this Section, and (B) the proposed Qualified Self Insurance plan provides for the 
creation of actuarially sound reserves. 

Each plan of Qualified Self Insurance shall be in written form, shall provide that upon the 
termination of such plan reserves will be established or insurance acquired in amounts adequate 
to cover any potential retained liability in respect of the period of self insurance, and shall be 
reviewed annually by the District Manager or registered actuary who shall deliver to the Issuer a 
report on the adequacy of the reserves established thereunder in light of claims made.  If the 
District Manager or registered actuary determines that such reserves are inadequate in light of the 
claims made, he shall make recommendations as to the amount of reserves that should be 
established and maintained, and the Issuer shall comply with such recommendations. 

(e) Copies of all recommendations and approvals made by the Consulting 
Engineer under the provisions of this Section shall be filed with the District Manager. 

Section 9.13 Collection of Insurance Proceeds.  Copies of all insurance policies 
referred to in Section 9.12 of this Article shall be available at the offices of the Issuer at all 
reasonable times to the inspection of the Holders of the Bonds and their agents and 
representatives duly authorized in writing.  The Issuer covenants that it will take such action as 
may be necessary to demand, collect and sue for any insurance money which may become due 
and payable under any policy of insurance required under this Master Indenture or any 
Supplemental Indenture, whether such policy is payable to the Issuer or to the Trustee.  The 
Trustee is hereby authorized in its own name to demand, collect, sue and receive any insurance 
money which may become due and payable under any policies payable to it. 
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Section 9.14 Use of Revenues for Authorized Purposes Only. None of the Pledged 
Revenues shall be used for any purpose other than as provided in this Master Indenture and the 
related Supplemental Indenture and no contract or contracts shall be entered into or any action 
taken by the Issuer or the Trustee which will be inconsistent with the provisions of this Master 
Indenture and the related Supplemental Indenture. 

Section 9.15 Books and Records.  The Issuer shall keep proper books of records and 
accounts in accordance with Generally Accepted Accounting Principles (separate from all other 
records and accounts) in which complete and correct entries shall be made of its transactions 
relating to any Project, and which, together with all other books and records of the Issuer, 
including, without limitation, insurance policies, relating to any Project, shall at all times be 
subject during regular business hours to the inspection of the Trustee. 

Section 9.16 Observance of Accounting Standards.  The Issuer covenants that all the 
accounts and records of the Issuer relating to the Project will be kept according to Generally 
Accepted Accounting Principles consistently applied and consistent with the provisions of this 
Master Indenture and any Supplemental Indenture. 

Section 9.17 Employment of Certified Public Accountant.  The Issuer shall employ or 
cause to be employed as required a Certified Public Accountant to perform accounting and 
auditing functions and duties required by the Act and this Master Indenture and any 
Supplemental Indenture. 

Section 9.18 Annual Budget.  The reports and budget of the Issuer shall relate to its 
Fiscal Year. 

On or before the first day of each Fiscal Year the Issuer shall adopt a final Annual Budget 
with respect to the Project for such Fiscal Year for the payment of anticipated operating and 
maintenance expenses and shall supply a copy of such budget promptly upon the approval 
thereof to any Bondholders who shall have so requested in writing and shall have filed their 
names and addresses with the Secretary of the Board for such purpose.  The Issuer may at any 
time adopt an amended or supplemental Annual Budget for the remainder of the current Fiscal 
Year, and when such amended or supplemental Annual Budget is approved it shall be treated as 
the official Annual Budget under this Master Indenture and any Supplemental Indenture.  Copies 
of such amended or supplemental Annual Budget shall be mailed by the Issuer to any 
Bondholders who shall have so requested in writing and shall have filed their names and 
addresses with the Secretary of the Board for such purpose. 

Section 9.19 Employment of Consulting Engineer; Consulting Engineer’s Report.  
The Issuer shall, for the purpose of performing and carrying out the duties imposed on the 
Consulting Engineer by this Master Indenture and any Supplemental Indenture, employ one or 
more Independent engineers or engineering firms or corporations having a statewide and 
favorable repute for skill and experience in such work. 

Copies of such annual report shall be mailed by the Issuer to any Bondholders who shall 
have filed their names and addresses with the Secretary of the Board for such purpose. 
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Section 9.20 Audit Reports.  The Issuer covenants that, within the time period 
mandated by applicable state law, it will cause an audit to be made by a Certified Public 
Accountant covering all receipts and moneys then on deposit with or in the name of the Trustee 
or the Issuer and any security held therefor and any investments thereof.  Copies of such audit 
reports shall be filed with the District Manager and the Secretary of the Board, and mailed by 
said Secretary to the Consulting Engineer and to all Bondholders who shall have filed their 
names and addresses with him for such purpose.   

Section 9.21 Reserved.   

Section 9.22 Covenant Against Sale or Encumbrance; Exceptions.  The Issuer 
covenants that, (a) except for those improvements comprising any Project that are to be 
conveyed by the Issuer to the County, the State Department of Transportation or another 
governmental entity and (b) except as in this Section permitted, it will not sell, lease or otherwise 
dispose of or encumber any Project, or any part thereof.  Subject to the provisions of Section 
9.28 hereof, the Issuer may, however, from time to time, sell any machinery, fixtures, apparatus, 
tools, instruments or other movable property acquired by it from the proceeds of a Series of 
Bonds or from Pledged Revenues if the District Manager shall determine, with the approval of 
the Consulting Engineer, that such items are no longer needed or are no longer useful in 
connection with the construction, maintenance and operation of the related Project, and the 
proceeds thereof shall be applied to the replacement of the properties so sold or disposed of or, at 
the written direction of the Issuer shall be deposited to the credit of the related Series Account in 
the Revenue Fund. 

Upon any sale of property relating to the Project, the aggregate of which in any thirty 
(30) day period exceeds Fifty Thousand Dollars ($50,000) under the provisions of this Section, 
the Issuer shall provide written notice to the Trustee of the property so sold and the amount and 
disposition of the proceeds thereof. 

Subject to obtaining an opinion of Bond Counsel that such action will not adversely 
affect the exclusion of interest on the Bonds for federal income tax purposes, the Issuer may 
lease or grant easements, franchises or concessions for the use of any part of the Project not 
incompatible with the maintenance and operation thereof, if the Consulting Engineer shall 
approve such lease, easement, franchise or concession in writing, and the net proceeds of any 
such lease, easement, franchise or concession (after the making of provision for payment from 
said proceeds of all costs incurred in financing, constructing, operating, maintaining or repairing 
such leases, easements, franchises or concessions) shall be deposited as received to the credit of 
related Series Account in the Revenue Fund. 

Section 9.23 No Loss of Lien on Pledged Revenue.  The Issuer shall not do or omit to 
do, or suffer to be done or omit to be done, any matter or thing whatsoever whereby the lien of 
the Bonds on the Pledged Revenues or any part thereof, or the priority thereof, would be lost or 
impaired; provided, however, that this Section shall not prohibit the Trustee from transferring 
moneys to the Rebate Fund held by the Trustee under any arbitrage rebate agreement. 

Section 9.24 Compliance With Other Contracts and Agreements.  The Issuer shall 
comply with and abide by all of the terms and conditions of any and all contracts and agreements 
which the Issuer enters into in connection with the Project and the issuance of the Bonds. 
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Section 9.25 Issuance of Additional Obligations.  Except as otherwise provided 
herein and in the applicable Supplemental Indenture the Issuer shall not issue any obligations 
other than the Bonds payable from Pledged Revenues, nor voluntarily create or cause to be 
created any debt, lien, pledge, assignment, encumbrance or other charge, payable from Pledged 
Revenues. 

Section 9.26 Extension of Time for Payment of Interest Prohibited.  The Issuer shall 
not directly or indirectly extend or assent to an extension of time for payment of any claim for 
interest on any of the Bonds and shall not directly or indirectly be a party to or approve any 
arrangement therefor by purchasing or funding or in any manner keeping alive any such claim 
for interest; no claim for interest which in any way, at or after maturity, shall have been 
transferred or pledged apart from the Bonds to which it relates or which shall in any manner have 
been kept alive after maturity by extension or by purchase thereof by or on behalf of the Issuer, 
shall be entitled, in case of a default hereunder, to any benefit or security under this Master 
Indenture and any Supplemental Indenture except after the prior payment in full of the principal 
of all Bonds and claims for interest appertaining thereto not so transferred, pledged, kept alive or 
extended. 

Section 9.27 Further Assurances.  The Issuer shall not enter into any contract or take 
any action by which the rights of the Trustee or the Bondholders may be impaired and shall, 
from time to time, execute and deliver such further instruments and take such further action as 
may be required to carry out the purposes of this Master Indenture and any Supplemental 
Indenture. 

Section 9.28 Use of Bond Proceeds to Comply with Internal Revenue Code.  The 
Issuer covenants to the Holders of the Bonds that it will not make or direct the making of any 
investment or other use of the proceeds of any Bonds issued hereunder, the interest on which is 
intended to be excluded from gross income for federal income tax purposes (“Tax-Exempt 
Bonds”) which would cause such Bonds to be “arbitrage bonds” as that term is defined in 
Section 148 (or any successor provision thereto) of the Code or “private activity bonds” as that 
term is defined in Section 141 (or any successor provision thereto) of the Code, and that it will 
comply with the requirements of such Code sections and related regulations throughout the term 
of such Tax-Exempt Bonds necessary to maintain the exclusion of the interest on such Bonds 
from gross income for federal income tax purposes.  The Issuer hereby further covenants and 
agrees to comply with the procedures and covenants contained in any Arbitrage Certificate 
executed in connection with the issuance of each Series of Tax-Exempt Bonds for so long as 
compliance is necessary in order to maintain the exclusion from gross income for federal income 
tax purposes of interest on each Series of Tax-Exempt Bonds. 

Section 9.29 Corporate Existence and Maintenance of Properties.  For so long as any 
Bonds are Outstanding hereunder, unless otherwise provided by the Act, the Issuer shall 
maintain its corporate existence as a local unit of special-purpose government under the Act and 
shall provide for or otherwise require all Projects, and all parts thereof owned by the Issuer to be 
(a) continuously operated, repaired, improved and maintained as shall be necessary to provide 
adequate service to the lands benefited thereby; and (b) in compliance with all valid and 
applicable laws, acts, rules, regulations, permits, orders, requirements and directions of any 
competent public authority. 
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Section 9.30 Continuing Disclosure.  The Issuer hereby covenants and agrees that it 
will comply with and carry out all of the provisions of the Continuing Disclosure Agreement.  
Notwithstanding any other provision of this Master Indenture and any Supplemental Indenture, 
failure of the Issuer or the Developer (if obligated pursuant to the Continuing Disclosure 
Agreement) to comply with the Continuing Disclosure Agreement shall not be considered an 
Event of Default; however, the Trustee may (and, at the request of any participating underwriter 
or the Holders of at least 25% aggregate principal amount in Outstanding Bonds of a Series and 
receipt of indemnity to its satisfaction, shall) or any Holder of the Bonds or Beneficial Owner 
may take such actions as may be necessary and appropriate, including seeking specific 
performance by court order, to cause the Issuer to comply with its obligations under this Section 
9.30.  For purposes of this Section, “Beneficial Owner” means any person which (a) has the 
power, directly or indirectly, to vote or consent with respect to, or to dispose of ownership of, 
any Bonds (including persons holding Bonds through nominees, depositories or other 
intermediaries), or (b) is treated as the owner of any Bonds for federal income tax purposes. 

[END OF ARTICLE IX] 
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ARTICLE X 
EVENTS OF DEFAULT AND REMEDIES 

Section 10.01 Events of Default and Remedies.  Except to the extent otherwise 
provided in the Supplemental Indenture authorizing a Series of Bonds, events of default and 
remedies with respect to each Series of Bonds shall be as set forth in this Master Indenture.   

Section 10.02 Events of Default Defined.  Each of the following shall be an “Event of 
Default” under the Indenture, with respect to a Series of Bonds:  

(a) if payment of any installment of interest on any Bond of such Series is not 
made when it becomes due and payable; or 

(b) if payment of the principal or Redemption Price of any Bond of such 
Series is not made when it becomes due and payable at maturity or upon call or presentation for 
redemption; or 

(c) if the Issuer, for any reason, fails in, or is rendered incapable of, fulfilling 
its material obligations under the Indenture or under the Act; or 

(d) if the Issuer proposes or makes an assignment for the benefit of creditors 
or enters into a composition agreement with all or a material part of its creditors, or a trustee, 
receiver, executor, conservator, liquidator, sequestrator or other judicial representative, similar or 
dissimilar, is appointed for the Issuer or any of its assets or revenues, or there is commenced any 
proceeding in liquidation, bankruptcy, reorganization, arrangement of debts, debtor 
rehabilitation, creditor adjustment or insolvency, local, state or federal, by or against the Issuer 
and if such is not vacated, dismissed or stayed on appeal within ninety (90) days; or 

(e) if the Issuer defaults in the due and punctual performance of any other 
covenant in the Indenture or in any Bond of such Series issued pursuant to the Indenture and 
such default continues for sixty (60) days after written notice requiring the same to be remedied 
shall have been given to the Issuer by the Trustee, which may give such notice in its discretion 
and shall give such notice at the written request of the Majority Owners of such Series; provided, 
however, that if such performance requires work to be done, actions to be taken, or conditions to 
be remedied, which by their nature cannot reasonably be done, taken or remedied, as the case 
may be, within such sixty (60) day period, no Event of Default shall be deemed to have occurred 
or exist if, and so long as the Issuer shall commence such performance within such sixty (60) day 
period and shall diligently and continuously prosecute the same to completion; or 

(f) written notice shall have been received by the Trustee from a Credit 
Facility Issuer securing Bonds of such Series that an event of default has occurred under the 
Credit Facility Agreement, or there shall have been a failure by said Credit Facility Issuer to 
make said Credit Facility available or to reinstate the interest component of said Credit Facility 
in accordance with the terms of said Credit Facility, to the extent said notice or failure is 
established as an event of default under the terms of a Supplemental Indenture. 

Section 10.03 No Acceleration; Redemption.  No Series of Bonds issued under this 
Master Indenture shall be subject to acceleration unless the Special Assessments securing such 
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Bonds have been accelerated.  Upon an Event of Default, no optional redemption or 
extraordinary mandatory redemption of the Bonds pursuant to Article VIII hereof shall occur 
unless either all of the Bonds of the Series where an Event of Default has occurred will be 
redeemed or if 100% of the Holders of such Series of Bonds agree to such redemption, provided 
that this Section 10.03 does not preclude a distribution pursuant to Section 10.11 hereof.   

Section 10.04 Legal Proceedings by Trustee.  If any Event of Default with respect to a 
Series of Bonds has occurred and is continuing, the Trustee, in its discretion may, and upon the 
written request of the Majority Owners of such Series and receipt of indemnity to its satisfaction 
shall, in its own name: 

(a) by mandamus, or other suit, action or proceeding at law or in equity, 
enforce all rights of the Holders of the Bonds of such Series, including, without limitation, the 
right to require the Issuer to carry out any agreements with, or for the benefit of, the Bondholders 
of the Bonds of such Series and to perform its or their duties under the Act; 

(b) bring suit upon the Series of Bonds; 

(c) by action or suit in equity require the Issuer to account as if it were the 
trustee of an express trust for the Holders of the Bonds of such Series; 

(d) by action or suit in equity enjoin any acts or things which may be unlawful 
or in violation of the rights of the Holders of the Bonds of such Series; and 

(e) by other proceeding in law or equity, exercise all rights and remedies 
provided for by any other document or instrument securing such Series of Bonds. 

Section 10.05 Discontinuance of Proceedings by Trustee.  If any proceeding taken by 
the Trustee on account of any Event of Default is discontinued or is determined adversely to the 
Trustee, then the Issuer, the Trustee, the Paying Agent and the Bondholders shall be restored to 
their former positions and rights hereunder as though no such proceeding had been taken. 

Section 10.06 Bondholders May Direct Proceedings.  The Majority Owners of the 
Outstanding Bonds of a Series then subject to remedial proceedings under this Article X shall 
have the right to direct the method and place of conducting all remedial proceedings by the 
Trustee under the Indenture, provided that such directions shall not be otherwise than in 
accordance with law and the provisions of the Indenture.  The Trustee shall have no liability as a 
result of any actions taken upon any such direction of the Holders. 

Section 10.07 Limitations on Actions by Bondholders.  No Bondholder shall have any 
right to pursue any remedy hereunder unless (a) the Trustee shall have been given written notice 
of an Event of Default, (b) the Majority Owners of the applicable Series shall have requested the 
Trustee, in writing, to exercise the powers hereinabove granted or to pursue such remedy in its or 
their name or names, (c) the Trustee shall have been offered indemnity satisfactory to it against 
costs, expenses and liabilities (including attorneys’ fees, costs and expenses), and (d) the Trustee 
shall have failed to comply with such request within a reasonable time. 
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Section 10.08 Trustee May Enforce Rights Without Possession of Bonds.  All rights 
under the Indenture and a Series of Bonds may be enforced by the Trustee without the possession 
of any of the Bonds of such Series or the production thereof at the trial or other proceedings 
relative thereto, and any proceeding instituted by the Trustee shall be brought in its name for the 
ratable benefit of the Holders of the Bonds of such Series. 

Section 10.09 Remedies Not Exclusive.  Except as limited under Section 15.01 of this 
Master Indenture, no remedy contained in the Indenture with respect to a Series of Bonds is 
intended to be exclusive of any other remedy or remedies, and each remedy is in addition to 
every other remedy given hereunder or now or hereafter existing at law or in equity or by statute. 

Section 10.10 Delays and Omissions Not to Impair Rights. No delay or omission in 
respect of exercising any right or power accruing upon any Event of Default shall impair such 
right or power or be a waiver of such Event of Default, and every remedy given by this Article X 
may be exercised from time to time and as often as may be deemed expedient. 

Section 10.11 Application of Moneys in Event of Default.  Any moneys held by the 
Trustee or received by the Trustee or the Paying Agent, as the case may be, in connection with 
any proceedings brought under this Article X with respect to a Series of Bonds shall be applied 
in the following order of priority: 

(a) to the payment of the fees and costs of the Trustee and Paying Agent 
incurred in connection with actions taken under this Article X with respect to such Series of 
Bonds, including counsel fees and any disbursements of the Trustee and the Paying Agent, and 
to the payment of any other unpaid fees and expenses owed to the Trustee. 

(b) unless the principal of all of the Bonds of such Series shall have become 
or shall have been declared due and payable then: 

FIRST:  to payment of all installments of interest then due on the Bonds of such 
Series in the order of maturity of such installments of interest, and, if the amount 
available shall not be sufficient to pay in full any particular installment, then to the 
payment ratably, according to the amounts due on such installment, to the persons 
entitled thereto, without any preference or priority of one installment of interest over any 
other installment; and 

SECOND:  to payment to the persons entitled thereto of the unpaid principal or 
Redemption Price of any of the Bonds of such Series which shall have become due in the 
order of their due dates, with interest on such Bonds from the respective dates upon 
which they become due and, if the amount available shall not be sufficient to pay in full 
the principal or Redemption Price coming due on such Bonds on any particular date, 
together with such interest, then to the payment ratably, according to the amount of 
principal due on such date, to the persons entitled thereto without any preference or 
priority of one such Bond of a Series over another or of any installment of interest over 
another. 

If the principal of all Bonds of a Series shall have become or shall have become due and 
payable, to the payment of principal or Redemption Price (as the case may be) and interest then 
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owing on the Bonds of such Series and in case such moneys shall be insufficient to pay the same 
in full, then to the payment of principal or Redemption Price and interest ratably, without 
preference or priority of one Bond of such Series over another or of any installment of interest 
over any other installment of interest. 

Any surplus remaining after the payments described above shall be paid to the Issuer or 
to the Person lawfully entitled to receive the same or as a court of competent jurisdiction may 
direct. 

For purposes of the application of moneys described above, to the extent payments of 
principal of and interest on a Series of Bonds shall have been made under a Credit Facility 
relating thereto, the Credit Facility Issuer shall be entitled to moneys in the related Series 
Accounts in the Debt Service Fund in accordance with the agreement pursuant to which such 
Credit Facility has been issued (but subject to subsection (a) hereof and Section 11.04 hereof) 
and the Certified Resolution of the Issuer authorizing the issuance of such Bonds to which such 
Credit Facility relates. 

Section 10.12 Trustee and Bondholders Entitled to all Remedies under Act.  It is the 
purpose of this Article to provide, subject to the provisions hereof, such remedies to the Trustee 
and Bondholders as may be lawfully granted under the provisions of the Act and other applicable 
laws of the State; if any remedy herein granted shall be held unlawful, the Trustee and the 
Bondholders shall nevertheless be entitled to every other remedy provided by the Act and other 
applicable laws of the State.   

Section 10.13 Credit Facility Issuer’s Rights Upon Events of Default.  Anything in the 
Indenture to the contrary notwithstanding, if any Event of Default, other than Events of Default 
described in Section 10.02(a) or (b) hereof, has occurred and is continuing while a Credit Facility 
securing all or a portion of such Bonds of a Series Outstanding is in effect, the Credit Facility 
Issuer shall have the right, in lieu of the Owners of the Series of Bonds (or portion thereof) 
secured by said Credit Facility, by an instrument in writing, executed and delivered to the 
Trustee, to direct the time, method and place of conducting all remedial proceedings available to 
the Trustee under the Indenture, or exercising any trust or power conferred on the Trustee by the 
Indenture.  Said direction shall be controlling to the extent the direction of Owners of the Series 
of Bonds (or portion thereof) secured by said Credit Facility would have been controlling under 
this Article.  If the Credit Facility Issuer shall be in default in the performance of its obligations 
under the Credit Facility, said Credit Facility Issuer shall have no rights under this Section.   

[END OF ARTICLE X] 
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ARTICLE XI 
THE TRUSTEE; THE PAYING AGENT AND REGISTRAR 

Section 11.01 Acceptance of Trust.  The Trustee accepts and agrees to execute the 
trusts hereby created, but only upon the additional terms set forth in this Article XI, to all of 
which the parties hereto and the Bondholders and any Credit Facility Issuer agree.  The Trustee 
shall act as Trustee under this Master Indenture.  Subject to the provisions of Section 11.03 
hereof, the Trustee shall have only such duties as are expressly set forth herein, and no duties 
shall be implied on the part of the Trustee.  Permissive rights of the Trustee hereunder do not 
create a duty on the part of the Trustee. 

Section 11.02 No Responsibility for Recitals.  The recitals, statements and 
representations in this Master Indenture or in the Bonds, save only the Trustee’s Certificate of 
Authentication, if any, upon the Bonds, have been made by the Issuer and not by the Trustee and 
the Trustee shall be under no responsibility for the correctness thereof. 

Section 11.03 Trustee May Act Through Agents; Answerable Only for Willful 
Misconduct or Negligence and Breach of Indenture.  The Trustee may execute any powers 
hereunder and perform any duties required of it through attorneys, agents, officers or employees, 
and shall be entitled to advice of Counsel or other experts concerning all questions hereunder and 
the advice of such Counsel or any opinion of Counsel shall be full and complete authorization 
and protection in respect of any action taken, suffered or omitted by the Trustee hereunder in 
good faith and in reliance thereon; the Trustee shall not be answerable for the default or 
misconduct of any attorney or other experts or agent selected and supervised by it with 
reasonable care.  The Trustee shall not be answerable for the exercise of any discretion or power 
under this Master Indenture and any Supplemental Indenture nor for anything whatever in 
connection with the trust hereunder, except only its own negligence or willful misconduct or 
breach of its obligation hereunder.  The Trustee shall not be accountable for the use or 
application of any of the Bonds or the proceeds thereof or for the use or application of any 
money paid over by the Trustee in accordance with the provisions of this Indenture.  The 
permissive right of the Trustee to do things enumerated in this Indenture shall not be construed 
as a duty.  The Trustee shall have no responsibility with respect to any information, statement or 
recital in any official statement, offering memorandum or any other disclosure material prepared 
or distributed with respect to the Bonds and shall have no responsibility for compliance with any 
state or federal securities laws in connection with the Bonds.  None of the provisions of this 
Indenture shall require the Trustee to expend or risk its own funds or otherwise to incur any 
liability, financial or otherwise, in the performance of any of its duties hereunder, or in the 
exercise of any of its rights or powers if it shall have reasonable grounds for believing that 
repayment of such funds or indemnity satisfactory to it against such risk or liability is not assured 
to it.  The Trustee shall not be responsible or liable for any failure or delay in the performance of 
its obligations under this Indenture arising out of or caused, directly or indirectly, by 
circumstances beyond its reasonable control, including, without limitation, acts of God; 
earthquakes, fire; flood; hurricanes or other storms; wars; terrorism; similar military 
disturbances, sabotage; epidemic; pandemic; riots; interruptions, loss or malfunctions of utilities, 
computer (hardware or software) or communications services; accidents; labor disputes; acts of 
civil or military authority or governmental action; it being understood that the Trustee shall use 
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commercially reasonable efforts which are consistent with accepted practices in the banking 
industry to resume performance as soon as reasonably practicable under the circumstances. 

Section 11.04 Compensation and Indemnity.  The Issuer shall pay the Trustee 
reasonable compensation for its services hereunder, and also all its reasonable expenses and 
disbursements, and shall, to the extent permitted by law, indemnify and hold the Trustee 
harmless against any liabilities which it may incur in the proper exercise and performance of its 
powers and duties hereunder, except with respect to its own willful misconduct or negligence 
and shall to the extent permitted by law, and without waiving any of the privileges and 
immunities afforded the Issuer under Florida law the Trustee against any liabilities which it may 
incur in the proper exercise and performance of its powers and duties hereunder, except with 
respect to its own willful misconduct or negligence.  If the Issuer defaults in respect of the 
foregoing obligations, the Trustee may deduct the amount owing to it from any moneys held by 
it or coming into its hands but exclusive of the Rebate Fund and moneys from a drawing on any 
Credit Facility, which right of payment shall be prior to the right of the holders of the Bonds.  
The Trustee shall promptly provide a statement of any moneys the Trustee has deducted in 
amounts owing to it.  This Section 11.04 shall survive the termination of this Master Indenture 
and any Supplemental Indenture and, as to any Trustee, its removal or resignation as Trustee.  
No provision of this Master Indenture shall require the Trustee to expend or risk its own funds. 

Section 11.05 No Duty to Renew Insurance.  The Trustee shall be under no duty to 
effect or to renew any insurance policy nor shall it incur any liability for the failure of the Issuer 
to require or effect or renew insurance or to report or file claims of loss thereunder. 

Section 11.06 Notice of Default; Right to Investigate.  The Trustee shall give written 
notice by first-class mail to registered Holders of a Series of Bonds of all defaults known to the 
Trustee, unless such defaults have been remedied (the term “defaults” for purposes of this 
Section and Section 11.07 being defined to include the events specified as “Events of Default” in 
Article X hereof, but not including any notice or periods of grace provided for therein); provided 
that, except in the case of a default in payment of principal or interest or Redemption Price, the 
Trustee may withhold such notice so long as it in good faith determines that such withholding is 
in the interest of the Bondholders.  The Trustee shall not be deemed to have notice of any default 
other than a payment default under this Master Indenture and any Supplemental Indenture or a 
notification by a Credit Facility Issuer of a default under its Credit Facility, unless notified in 
writing of such default by the Majority Holders of the Outstanding Bonds of a Series.  The 
Trustee may, however, at any time require of the Issuer full information as to the performance of 
any covenant hereunder, and if information satisfactory to it is not forthcoming, the Trustee may 
make or cause to be made, at the expense of the Issuer, an investigation into the affairs of the 
Issuer. 

Section 11.07 Obligation to Act on Defaults.  The Trustee shall be under no obligation 
to take any action in respect of any default or otherwise, unless it is requested in writing to do so 
by the Holders of at least a majority of the aggregate principal amount of the Outstanding Bonds 
which are or would be, upon the taking of such action, subject to remedial proceedings under 
Article X of this Master Indenture if in its opinion such action may tend to involve expense or 
liability, and unless it is also furnished with indemnity satisfactory to it.  The Trustee shall have 
no liability for actions taken at the direction of a majority in principal amount of the Outstanding 
Bonds subject to remedial action. 
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Section 11.08 Reliance by Trustee.  The Trustee may act on any requisition, resolution, 
notice, telegram, facsimile transmission, request, consent, waiver, certificate, statement, 
affidavit, voucher, bond, or other paper or document which it in good faith believes to be 
genuine and to have been passed, signed or given by the persons purporting to be authorized 
(which in the case of the Issuer shall be a Responsible Officer) or to have been prepared and 
furnished pursuant to any of the provisions of this Master Indenture and any Supplemental 
Indenture; the Trustee shall be under no duty to make any investigation as to any statement 
contained in any such instrument, but may accept the same as conclusive evidence of the 
accuracy of such statement. 

Section 11.09 Trustee May Deal in Bonds.  The Trustee may in good faith buy, sell, 
own, hold and deal in any of the Bonds and may join in any action which any Bondholders may 
be entitled to take with like effect as if the Trustee were not a party to this Master Indenture and 
any Supplemental Indenture.  The Trustee may also engage in or be interested in any financial or 
other transaction with the Issuer; provided, however, that if the Trustee determines that any such 
relation is in conflict with its duties under this Master Indenture and any Supplemental Indenture, 
it shall eliminate the conflict or resign as Trustee. 

Section 11.10 Construction of Ambiguous Provisions.  The Trustee may construe any 
ambiguous or inconsistent provisions of this Master Indenture and any Supplemental Indenture, 
and except as otherwise provided in Article XIII of this Master Indenture, any construction by 
the Trustee shall be binding upon the Bondholders.  The Trustee shall give prompt notice to the 
Issuer of any intention to make such construction. 

Section 11.11 Resignation of Trustee.  The Trustee may resign and be discharged of 
the trusts created by this Master Indenture and all Supplemental Indentures by written 
resignation filed with the Secretary of the Issuer not less than sixty (60) days before the date 
when such resignation is to take effect. Notice of such resignation shall be sent by first-class mail 
to each Bondholder as its name and address appears on the Bond Register and to any Paying 
Agent, Registrar and Credit Facility Issuer, if any, at least sixty (60) days before the resignation 
is to take effect.  Such resignation shall take effect on the day specified in the Trustee’s notice of 
resignation unless a successor Trustee is previously appointed, in which event the resignation 
shall take effect immediately on the appointment of such successor; provided, however, that 
notwithstanding the foregoing, such resignation shall not take effect until a successor Trustee has 
been appointed.  If a successor Trustee has not been appointed within ninety (90) days after the 
Trustee has given its notice of resignation, the Trustee may petition any court of competent 
jurisdiction for the appointment of a temporary successor Trustee to serve as Trustee until a 
successor Trustee has been duly appointed.  Notice of such resignation shall also be given to any 
rating agency that shall then have in effect a rating on any of the Bonds. 

Section 11.12 Removal of Trustee.  The Trustee may be removed at any time by either 
(a) the Issuer, if no default exists under this Master Indenture or any Supplemental Indenture, or 
(b) an instrument or concurrent instruments in writing, executed by the Majority Owners of the 
Bonds then Outstanding and filed with the Issuer.  A photographic copy of any instrument or 
instruments filed with the Issuer under the provisions of this paragraph, duly certified by a 
Responsible Officer, shall be delivered promptly by the Issuer to the Trustee and to any Paying 
Agent, Registrar and Credit Facility Issuer, if any. 
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The Trustee may also be removed at any time for any breach of trust or for acting or 
proceeding in violation of, or for failing to act or proceed in accordance with, any provision of 
this Master Indenture or any Supplemental Indenture with respect to the duties and obligations of 
the Trustee by any court of competent jurisdiction upon the application of the Issuer or the 
Majority Owners of the Bonds then Outstanding. 

Section 11.13 Appointment of Successor Trustee.  If the Trustee or any successor 
Trustee resigns or is removed or dissolved, or if its property or business is taken under the 
control of any state or federal court or administrative body, a vacancy shall forthwith exist in the 
office of the Trustee, and the Issuer shall appoint a successor and shall mail notice of such 
appointment by first-class mail to each Bondholder as its name and address appear on the Bond 
Register, and to the Paying Agent, Registrar, Credit Facility Issuer, if any, and any rating agency 
that shall then have in effect a rating on any of the Bonds.  If no appointment of a successor 
Trustee shall be made pursuant to the foregoing provisions of this Master Indenture prior to the 
date specified in the notice of resignation or removal as the date when such resignation or 
removal was to take effect, the Majority Owners of all Bonds then Outstanding may appoint a 
successor Trustee. 

Section 11.14 Qualification of Successor.  A successor Trustee shall be a bank or trust 
company with trust powers, having a combined net capital and surplus of at least $75,000,000. 

Section 11.15 Instruments of Succession.  Except as provided in Section 11.16 hereof, 
any successor Trustee shall execute, acknowledge and deliver to the Issuer an instrument 
accepting such appointment hereunder and thereupon, such successor Trustee, without any 
further act, deed, or conveyance, shall become fully vested with all the estates, properties, rights, 
powers, trusts, duties and obligations of its predecessor in trust hereunder, with like effect as if 
originally named Trustee herein.  The Trustee ceasing to act hereunder, after deducting all 
amounts owed to the Trustee, shall pay over to the successor Trustee all moneys held by it 
hereunder and, upon request of the successor Trustee, the Trustee ceasing to act and the Issuer 
shall execute and deliver an instrument or instruments prepared by the Issuer transferring to the 
successor Trustee all the estates, properties, rights, powers and trusts hereunder of the 
predecessor Trustee, except for its rights to indemnity under Section 11.04 hereof. 

Section 11.16 Merger of Trustee.  Any corporation into which any Trustee hereunder 
may be merged or with which it may be consolidated, or any corporation resulting from any 
merger or consolidation to which any Trustee hereunder shall be a party, or any corporation 
which shall have purchased substantially all of the bond administration business of the corporate 
trust department shall be the successor Trustee under this Master Indenture and all Supplemental 
Indentures, without the execution or filing of any paper or any further act on the part of the 
parties hereto, anything herein to the contrary notwithstanding; provided, however, that any such 
successor corporation continuing to act as Trustee hereunder shall meet the requirements of 
Section 11.14 hereof, and if such corporation does not meet the aforesaid requirements, a 
successor Trustee shall be appointed pursuant to this Article XI.  The Trustee may not resign as 
the Paying Agent or the Registrar without resigning as Trustee. 

Section 11.17 Extension of Rights and Duties of Trustee to Paying Agent and 
Registrar.  The provisions of Sections 11.02, 11.03, 11.04, 11.08, 11.09, 11.10 and 11.16 hereof 
are hereby made applicable to the Paying Agent and the Registrar, as appropriate, and any 
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Person serving as Paying Agent and/or Registrar, hereby enters into and agrees to comply with 
the covenants and agreements of this Master Indenture and all Supplemental Indentures 
applicable to the Paying Agent and Registrar, respectively. 

Section 11.18 Resignation of Paying Agent or Registrar.  The Paying Agent or 
Registrar may resign and be discharged of the duties created by this Master Indenture and all 
Supplemental Indentures by executing an instrument in writing resigning such duties and 
specifying the date when such resignation shall take effect, and filing the same with the Issuer, 
the Trustee, and any rating agency that shall then have in effect a rating on any of the Bonds, not 
less than forty-five (45) days before the date specified in such instrument when such resignation 
shall take effect, and by giving written notice of such resignation not less than three (3) weeks 
prior to such resignation date to the Bondholders, mailed to their addresses as such appear in the 
Bond Register.  Such resignation shall take effect on the date specified in such instrument and 
notice, but only if a successor Paying Agent or Registrar shall have been appointed as hereinafter 
provided, in which event such resignation shall take effect immediately upon the appointment of 
such successor Paying Agent or Registrar.  If the successor Paying Agent or Registrar shall not 
have been appointed within a period of ninety (90) days following the giving of notice, then the 
Paying Agent or Registrar shall be authorized to petition any court of competent jurisdiction to 
appoint a successor Paying Agent or Registrar as provided in Section 11.22 hereof. 

Section 11.19 Removal of Paying Agent or Registrar.  The Paying Agent or Registrar 
may be removed at any time prior to any Event of Default by the Issuer by filing with the Paying 
Agent or Registrar to be removed, and with the Trustee, an instrument or instruments in writing 
executed by the Issuer appointing a successor, or an instrument or instruments in writing 
designating, and accompanied by an instrument or appointment by the Issuer of, such successor.  
Such removal shall be effective thirty (30) days (or such longer period as may be set forth in 
such instrument) after delivery of the instrument; provided, however, that no such removal shall 
be effective until the successor Paying Agent or Registrar appointed hereunder shall execute, 
acknowledge and deliver to the Issuer an instrument accepting such appointment hereunder. 

Section 11.20 Appointment of Successor Paying Agent or Registrar.  In case at any 
time the Paying Agent or Registrar shall be removed, or be dissolved, or if its property or affairs 
shall be taken under the control of any state or federal court or administrative body because of 
insolvency or bankruptcy, or for any other reason, then a vacancy shall forthwith and ipso facto 
exist in the office of the Paying Agent or Registrar, as the case may be, and a successor shall be 
appointed by the Issuer; and in case at any time the Paying Agent or Registrar shall resign, then a 
successor shall be appointed by the Issuer.  After any such appointment, notice of such 
appointment shall be given by the Issuer to the predecessor Paying Agent or Registrar, the 
successor Paying Agent or Registrar, the Trustee, the Credit Facility Issuer, if any, any rating 
agency that shall then have in effect a rating on any of the Bonds, and all Bondholders.  Any new 
Paying Agent or Registrar so appointed shall immediately, and without further act, supersede the 
predecessor Paying Agent or Registrar. 

Section 11.21 Qualifications of Successor Paying Agent or Registrar.  Every successor 
Paying Agent or Registrar (a) shall be a commercial bank or trust company (i) duly organized 
under the laws of the United States or any state or territory thereof, (i) authorized by law to 
perform all the duties imposed upon it by this Master Indenture and all Supplemental Indentures 
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and (iii) capable of meeting its obligations hereunder, and (b) shall have a combined net capital 
and surplus of at least $75,000,000. 

Section 11.22 Judicial Appointment of Successor Paying Agent or Registrar.  In case at 
any time the Paying Agent or Registrar shall resign and no appointment of a successor Paying 
Agent or Registrar shall be made pursuant to the foregoing provisions of this Master Indenture 
prior to the date specified in the notice of resignation as the date when such resignation is to take 
effect, the retiring Paying Agent or Registrar may forthwith apply to a court of competent 
jurisdiction for the appointment of a successor Paying Agent or Registrar.  Such court may 
thereupon, after such notice, if any, as it may deem proper and prescribe, appoint a successor 
Paying Agent or Registrar.  Notice of such appointment shall be given by the Successor Registrar 
or Paying Agent to the Issuer, the Trustee, the Credit Facility Issuer, if any, any rating agency 
that shall then have in effect a rating on any of the Bonds, and all Bondholders.  In the absence of 
such an appointment, the Trustee shall become the Registrar or Paying Agent, or and shall so 
notify the Issuer, any rating agency that shall have issued a rating on the Bonds, and all 
Bondholders. 

Section 11.23 Acceptance of Duties by Successor Paying Agent or Registrar.  Any 
successor Paying Agent or Registrar shall become duly vested with all the estates, property, 
rights, powers, duties and obligations of its predecessor hereunder, with like effect as if 
originally named Paying Agent or Registrar herein.  Upon request of such Paying Agent or 
Registrar, except as provided in Section 11.24 hereof, such predecessor Paying Agent or 
Registrar and the Issuer shall execute and deliver an instrument transferring to such successor 
Paying Agent or Registrar all the estates, property, rights and powers hereunder of such 
predecessor Paying Agent or Registrar and such predecessor Paying Agent or Registrar shall pay 
over and deliver to the successor Paying Agent or Registrar all moneys and other assets at the 
time held by it hereunder. 

Section 11.24 Successor by Merger or Consolidation.  Any corporation into which any 
Paying Agent or Registrar hereunder may be merged or converted or with which it may be 
consolidated, or any corporation resulting from any merger or consolidation to which any Paying 
Agent or Registrar hereunder shall be a party, or any corporation which shall have purchased 
substantially all of the bond administration business of the corporate trust department shall be the 
successor Paying Agent or Registrar under this Master Indenture and all Supplemental 
Indentures without the execution or filing of any paper or any further act on the part of the 
parties thereto, anything in this Master Indenture or any Supplemental Indenture to the contrary 
notwithstanding. 

[END OF ARTICLE XI] 
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ARTICLE XII 
ACTS OF BONDHOLDERS; EVIDENCE OF OWNERSHIP OF BONDS 

Section 12.01 Acts of Bondholders; Evidence of Ownership of Bonds. Any action to 
be taken by Bondholders may be evidenced by one or more concurrent written instruments of 
similar tenor signed or executed by such Bondholders in person or by an agent appointed in 
writing.  The fact and date of the execution by any person of any such instrument may be 
provided by acknowledgment before a notary public or other officer empowered to take 
acknowledgments or by an affidavit of a witness to such execution.  Any action by the Owner of 
any Bond shall bind all future Owners of the same Bond in respect of anything done or suffered 
by the Issuer, Trustee, Paying Agent or Registrar in pursuance thereof. 

[END OF ARTICLE XII] 
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ARTICLE XIII 
AMENDMENTS AND SUPPLEMENTS 

Section 13.01 Amendments and Supplements Without Bondholders’ Consent.  This 
Master Indenture and any Supplemental Indenture may be amended or supplemented, from time 
to time, without the consent of the Bondholders, by a Supplemental Indenture authorized by a 
Certified Resolution of the Issuer filed with the Trustee, for one or more of the following 
purposes: 

(a) to add additional covenants of the Issuer or to surrender any right or power 
herein conferred upon the Issuer; 

(b) for any purpose not inconsistent with the terms of the related Indenture, or 
to cure any ambiguity or to cure, correct or supplement any defective provision (whether because 
of any inconsistency with any other provision hereof or otherwise) of the related Indenture, in 
such manner as shall not impair the security hereof or thereof or adversely affect the rights and 
remedies of the Bondholders;  

(c) to provide for the execution of any and all contracts and other documents 
as may be required in order to effectuate the conveyance of any Project to the State, the County, 
or any department, agency or branch thereof, or any other unit of government of the State, 
provided, however, that the Issuer shall have caused to be delivered to the Trustee an opinion of 
Bond Counsel stating that such conveyance shall not impair the security hereof or adversely 
affect the rights and remedies of the Bondholders; 

(d) to make such changes as may be deemed necessary or desirable as 
determined by the District in order to provide for the issuance of a Series of Bonds to refund a 
portion of a Series of Bonds or for the completion of a Project financed with such Series of 
Bonds, on a parity with the Outstanding Bonds of such Series;  

(e) to make any change in connection with the issuance of a new Series of 
Bonds if such change affects only such Series of Bonds; and 

(f) to make such changes as may be necessary in order to reflect amendments 
to Chapters 170, 190 and 197, Florida Statutes, so long as, in the opinion of counsel to the Issuer, 
such changes either:  (i) do not have a material adverse effect on the Holders of the Bonds; or 
(ii) if such changes do have an adverse effect, that they nevertheless are required to be made as a 
result of such amendments. 

Section 13.02 Amendments With Bondholders’ Consent.  Subject to the provisions of 
Section 13.01 hereof, this Master Indenture and any Supplemental Indenture may be amended 
from time to time by a Supplemental Indenture approved by the Majority Owners of the Bonds 
then Outstanding in the case of the Master Indenture, and of the Series of Bonds then 
Outstanding and secured by such Supplemental Indenture in the case of an amendment of a 
Supplemental Indenture including, but not limited to, any material amendment to the Special 
Assessments and related proceedings which secure a Series of Bonds; provided that with respect 
to (a) the interest payable upon any Bonds, (b) the dates of maturity or redemption provisions of 
any Bonds, (c) this Article XIII and (d) except as otherwise provided in this section, the security 
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provisions hereunder or under any Supplemental Indenture, which may only be amended by 
approval of the Owners of all Bonds then Outstanding to be so amended. 

Section 13.03 Trustee Authorized to Join in Amendments and Supplements; Reliance 
on Counsel.  The Trustee is authorized to join in the execution and delivery of any supplemental 
indenture or amendment permitted by this Article XIII and in so doing is entitled to require and 
to rely on a written opinion of Counsel, at the expense of the Issuer, that such supplemental 
indenture or amendment is so permitted and has been duly authorized by the Issuer and that all 
things necessary to make it a valid and binding agreement have been done; and if Bonds are tax 
exempt, that such amendment doesn’t cause interest to become taxable. 

[END OF ARTICLE XIII] 
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ARTICLE XIV 
DEFEASANCE 

Section 14.01 Defeasance.  When interest on, and principal or Redemption Price (as 
the case may be) of, the Bonds of a Series or any portion thereof to be defeased have been paid, 
or there shall have been deposited with the Trustee or such other escrow agent designated in a 
Certified Resolution of the Issuer (the “Escrow Agent”) moneys sufficient, or Defeasance 
Securities, the principal of and interest on which, when due, together with any moneys, 
remaining uninvested, will provide sufficient moneys to fully pay (i) such Bonds of a Series or 
portion thereof to be defeased, and (ii) any other sums payable hereunder by the Issuer, the right, 
title and interest of the Trustee with respect to such Bonds of a Series or portion thereof to be 
defeased shall thereupon cease, the lien of the Indenture on the Pledged Revenues, and the Funds 
and Accounts established under the Indenture shall be defeased and discharged, and the Trustee, 
on demand of the Issuer, shall release the Indenture as to such Bonds of a Series or portion 
thereof to be so defeased and shall execute such documents to evidence such release as may be 
reasonably required by the Issuer and shall turn over to the Issuer or to such Person, body or 
authority as may be entitled to receive the same all balances remaining in any Series Funds and 
Accounts upon the defeasance in whole of all of the Bonds of a Series. 

Section 14.02 Deposit of Funds for Payment of Bonds.  If the Issuer deposits with the 
Escrow Agent moneys sufficient, or Defeasance Securities, the principal of and interest on 
which, when due, together with any moneys remaining uninvested, will provide sufficient 
moneys to pay the principal or Redemption Price of any Bonds of a Series becoming due, either 
at maturity or by redemption or otherwise, together with all interest accruing thereon to the date 
of maturity or such prior redemption, and reimburses or causes to be reimbursed or pays or 
causes to be paid the other amounts required to be reimbursed or paid under Section 14.01 
hereof, interest on such Bonds of a Series shall cease to accrue on such date of maturity or prior 
redemption and all liability of the Issuer with respect to such Bonds of a Series shall likewise 
cease, except as hereinafter provided; provided, however, that (a) if any Bonds are to be 
redeemed prior to the maturity thereof, notice of the redemption thereof shall have been duly 
given in accordance with the provisions of Section 8.02 hereof, or irrevocable provision 
satisfactory to the Trustee shall have been duly made for the giving of such notice, and (b) in the 
event that any Bonds are not by their terms subject to redemption within the next succeeding 
sixty (60) days following a deposit of moneys with the Escrow Agent, in accordance with this 
Section, the Issuer shall have given the Escrow Agent, in form satisfactory to the Escrow Agent, 
irrevocable instructions to mail to the Owners of such Bonds at their addresses as they appear on 
the Bond Register, a notice stating that a deposit in accordance with this Section has been made 
with the Escrow Agent and that the Bonds to which such notice relates are deemed to have been 
paid in accordance with this Section and stating such maturity or redemption date upon which 
moneys are to be available for the payment of the principal or Redemption Price (as the case may 
be) of, and interest on, said Bonds of a Series.  Thereafter such Bonds shall be deemed not to be 
Outstanding hereunder and the Owners of such Bonds shall be restricted exclusively to the funds 
so deposited for any claim of whatsoever nature with respect to such Bonds, and the Escrow 
Agent shall hold such funds in trust for such Owners.  At the time of the deposit referred to 
above, there shall be delivered to the Escrow Agent a verification from a firm of independent 
certified public accountants or other qualified independent consultant stating that the principal of 
and interest on the Defeasance Securities, together with the stated amount of any cash remaining 
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on deposit with the Escrow Agent,  will be sufficient without reinvestment to pay the remaining 
principal of, redemption premium, if any, and interest on such defeased Bonds and an opinion of 
Bond Counsel that (i) such defeasance will not adversely affect the tax-exemption of the interest 
on any Outstanding Bonds and (ii) such Bonds are no longer Outstanding. 

Money so deposited with the Escrow Agent which remains unclaimed three (3) years 
after the date payment thereof becomes due shall, upon request of the Issuer, if the Issuer is not 
at the time to the knowledge of the Escrow Agent in default with respect to any covenant in the 
Indenture or the Bonds of the Series contained, be paid to the Issuer; and the Owners of the 
Bonds for which the deposit was made shall thereafter be limited to a claim against the Issuer; 
provided, however, that the Escrow Agent, before making payment to the Issuer, shall, if so 
directed by the Issuer, at the expense of the Issuer, cause a notice to be published in an 
Authorized Newspaper, stating that the money remaining unclaimed will be returned to the 
Issuer after a specified date. 

[END OF ARTICLE XIV] 
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ARTICLE XV 
MISCELLANEOUS PROVISIONS 

Section 15.01 Limitations on Recourse.  No personal recourse shall be had for any 
claim based on this Master Indenture or any Supplemental Indenture or the Bonds against any 
member of the Board of the Issuer, officer, employee or agent, past, present or future, of the 
Issuer or of any successor body as such, either directly or through the Issuer or any such 
successor body, under any constitutional provision, statute or rule of law or by the enforcement 
of any assessment or penalty or otherwise. 

The Bonds of each Series are payable solely from the Pledged Revenues, and any other 
moneys held by the Trustee under the Indenture for such purpose.  There shall be no other 
recourse under the Bonds, the Indenture or otherwise, against the Issuer or any other property 
now or hereafter owned by it. 

Section 15.02 Payment Dates.  In any case where an Interest Payment Date or the 
maturity date of the Bonds or the date fixed for the redemption of any Bonds shall be other than 
a Business Day, then payment of interest, principal or Redemption Price need not be made on 
such date but may be made on the next succeeding Business Day, with the same force and effect 
as if made on the due date, and no interest on such payment shall accrue for the period after such 
due date if payment is made on such next succeeding Business Day. 

Section 15.03 No Rights Conferred on Others.  Nothing herein contained shall confer 
any right upon any Person other than the parties hereto and the Holders of the Bonds and the 
Credit Facility Issuers, if any. 

Section 15.04 Illegal Provisions Disregarded.  If any term of Master Indenture or any 
Supplemental Indenture or the Bonds or the application thereof for any reason or circumstances 
shall to any extent be held invalid or unenforceable, the remaining provisions or the application 
of such terms or provisions to Persons and situations other than those as to which it is held 
invalid or unenforceable, shall not be affected thereby, and each remaining term and provision 
hereof and thereof shall be valid and enforced to the fullest extent permitted by law. 

Section 15.05 Substitute Notice.  If for any reason it shall be impossible to make 
duplication of any notice required hereby in a newspaper or newspapers, then such publication in 
lieu thereof as shall be made with the approval of the Trustee shall constitute a sufficient 
publication of such notice. 

Section 15.06 Notices.  Any notice, demand, direction, request or other instrument 
authorized or required by this Master Indenture or any Supplemental Indenture to be given to or 
filed with the Issuer or the Trustee shall be deemed to have been sufficiently given or filed for all 
purposes of this Master Indenture or any Supplemental Indenture if and when personally 
delivered and receipted for, or if mailed by first class mail, addressed as follows: 
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(a) As to the Issuer - 

Edgewater East Community Development District 
c/o District Manager 
2300 Glades Road, Suite 410W 
Boca Raton, Florida 33431 

with a copy to – 

Hopping Green & Sams P.A. 
119 S. Monroe Street, Suite 300 
Tallahassee, Florida 32301 
Attention:  Michael C. Eckert 

(b) As to the Trustee – 

U.S. Bank National Association  
500 West Cypress Creek Road, Suite 460 
Fort Lauderdale, Florida 33309 

Except as otherwise provided in this Master Indenture or any Supplemental Indenture, 
any notice shall be deemed received only upon actual delivery at the address set forth above.  
Notices delivered after 5:00 p.m. (at the place of delivery) or on a non-Business Day, shall be 
deemed received on the next Business Day.  If any time for giving notice contained in this 
Master Indenture or any Supplemental Indenture would otherwise expire on a non-Business Day, 
the notice period shall be extended to the next succeeding Business Day.  Counsel for the Issuer 
and counsel for the Trustee may deliver notice on behalf of the Issuer and the Trustee, 
respectively.  Any party or other person to whom notices are to be sent or copied may notify the 
other parties and addressees of any change in name or address to which notices shall be sent by 
providing the same on five (5) days written notice to the parties and addressees set forth herein. 

Any of the foregoing may, by notice sent to each of the others, designate a different or 
additional address to which notices under this Master Indenture or any Supplemental Indenture 
are to be sent. 

All documents received by the Trustee under the provisions of this Master Indenture or 
any Supplemental Indenture and not required to be redelivered shall be retained in its possession, 
subject at all reasonable times to the inspection of the Issuer, any Consultant, any Bondholder 
and the agents and representatives thereof as evidence in writing.  The Trustee agrees to accept 
and act upon instructions or directions pursuant to this Indenture sent by the Issuer by unsecured 
e-mail, facsimile transmission or other similar unsecured electronic methods, provided, however, 
that the Issuer shall provide to the Trustee an incumbency certificate listing designated persons 
with the authority to provide such instructions, which incumbency certificate shall be amended 
whenever a person is to be added or deleted from the listing.  The Issuer agrees that the Trustee 
shall have no liability for acting pursuant to correspondence that the Trustee believes to be given 
pursuant to this section. 
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Section 15.07 Controlling Law.  This Master Indenture and all Supplemental 
Indentures shall be governed by and construed in accordance with the laws of the State. 

Section 15.08 Successors and Assigns.  All the covenants, promises and agreements in 
this Master Indenture and all Supplemental Indentures contained by or on behalf of the Issuer or 
by or on behalf of the Trustee shall bind and inure to the benefit of their respective successors 
and assigns, whether so expressed or not. 

Section 15.09 Headings for Convenience Only.  The table of contents and descriptive 
headings in this Master Indenture are inserted for convenience only and shall not control or 
affect the meaning or construction of any of the provisions hereof. 

Section 15.10 Counterparts.  This Master Indenture and any Supplemental Indentures 
may be executed in any number of counterparts, each of which when so executed and delivered 
shall be an original; but such counterparts shall together constitute but one and the same 
instrument. 

Section 15.11 Appendices and Exhibits.  Any and all appendices or exhibits referred to 
in and attached to this Master Indenture are hereby incorporated herein and made a part hereof 
for all purposes. 

Section 15.12 Patriot Act Requirements of Trustee.  To help the government fight the 
funding of terrorism and money laundering activities, Federal law requires all financial 
institutions to obtain, verify, and record information that identifies each person who opens an 
account. For a non-individual person such as a business entity, a charity, a trust, or other legal 
entity, the Trustee will ask for documentation to verify such non-individual person’s formation 
and existence as a legal entity. The Trustee may also ask to see financial statements, licenses, 
identification and authorization documents from individuals claiming authority to represent the 
entity or other relevant documentation. 

Section 15.13 Brokerage Confirmations.  The Issuer acknowledges that to the extent 
regulations of the Comptroller of the Currency or other applicable regulatory entity grant the 
Issuer the right to receive individual confirmations of security transactions at no additional cost, 
as they occur, the Issuer specifically waives receipt of such confirmations to the extent permitted 
by law.  The Trustee will furnish the Issuer periodic cash transaction statements that include 
detail for all investment transactions made by the Trustee hereunder. 

[Remainder of page intentionally left blank] 

IN WITNESS WHEREOF, Edgewater East Community Development District has caused 
this Master Indenture to be executed by the Chairperson of its Board and its corporate seal to be 
hereunto affixed, attested by the Secretary or Assistant Secretary of its Board and U.S. Bank 
National Association has caused this Master Indenture to be executed by one of its authorized 
signatories, all as of the day and year fi rst above written. 

53851789;4 

EDGEWATER EAST COMMUNITY 
DEVELOPMENT DISTRJCT 

By: ____________ _ 
Name: ___________ _ 
Title: Chaimerson Board of Supervisors 

U.S. BANK NATIONAL ASSOCIATION, as 
Trustee, Paying Agent and Registrar 

By: _______ _____ _ 
Title: Assistant Vice President 
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IN WITNESS WHEREOF, Edgewater East Community Development District has caused 
this Master Tndenture to be executed by the Chairperson of its Board and its corporate seal to be 
hereunto affixed, attested by the Secretary or Assistant Secretary of its Board and U.S . Bank 
National Association has caused this Master Jndenture to be executed by one of its authorized 
signatories, all as of the day and year first above written. 

Attest: 

By ____________ ~ 
Name: ___________ _ 
Title: Secretary Board of Supervisors 
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EDGEWATER EAST COMMUNITY 
DEVELOPMENT DISTIUCT 

By: 

U.S. BANK NATIONAL ASSOCIATION, as 
Trustee, Paying Agent and Registrar 

By: __ ~----~----­
Title: Assistant Vice President 

IN WITNESS WHEREOF, Edgewater East Community Development District has caused 
this Master Indenture to be execmed by the Cha irperson of its Board and its corporate seal 10 be 
hereunto affixed. attested by the Secretar)' or Assistant Secretar) of its Board and U.S. Bank 
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EXHIBIT A 

EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 

(Acquisition and Construction Fund Requisition) 

The undersigned, a Responsible Officer of the Edgewater East Community Development 
District (the “District”) hereby submits the following requisition for disbursement under and 
pursuant to the terms of the Master Trust Indenture between the District and U.S. Bank National 
Association, as trustee (the “Trustee”), dated as of March 1, 2021, as supplemented by that 
certain __________ Supplemental Trust Indenture dated as of _______________ (collectively, 
the “Indenture”) (all capitalized terms used herein shall have the meaning ascribed to such term 
in the Indenture); 

(A) Requisition Number; 

(B) Name of Payee; 

(C) Amount Payable;  

(D)  Purpose for which paid or incurred (refer also to specific contract if amount is due 
and payable pursuant to a contract involving progress payments): 

The undersigned hereby certifies that: 

1. obligations in the stated amount set forth above have been incurred by the 
District; 

2. each disbursement set forth above is a proper charge against the 
Acquisition and Construction Fund; 

3. each disbursement set forth above was incurred in connection with the 
Cost of the _____ Project;  

4. each disbursement represents a Cost of the_____ Project which has not 
previously been paid; and 

5. the costs set forth in the requisition are reasonable. 

The undersigned hereby further certifies that there has not been filed with or served upon 
the District notice of any lien, right to lien, or attachment upon, or claim affecting the right to 
receive payment of, any of the moneys payable to the Payee set forth above, which has not been 
released or will not be released simultaneously with the payment hereof. 

The undersigned hereby further certifies that such requisition contains no item 
representing payment on account of any retained percentage which the District is at the date of 
such certificate entitled to retain. 

A-2 

Copies of the invoice(s) from the vendor of the property acquired or the services rendered 
with respect to which disbursement is hereby requested or other similar evidence of proof of 
payment is on file with the District. 

EDGEWATER EAST COMMUNITY 
DEVELOPMENT DISTRICT 

By:  
 Responsible Officer 

Date:  

The undersigned Consulting Engineer hereby certifies that this disbursement is for the 
Cost of the _____ Project and is consistent with the report of the Consulting Engineer, as such 
report shall have been amended or modified. 

____________________________________ 
Consulting Engineer 
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THIS THIRD SUPPLEMENTAL TRUST INDENTURE (the "Third Supplemental 
Trust Indenture"), dated as of _______ 1, 2025 between the EDGEWATER EAST 
COMMUNITY DEVELOPMENT DISTRICT (together with its successors and assigns, the 
"Issuer" or the "District"), a local unit of special-purpose government organized and existing under 
the laws of the State of Florida, and U.S. BANK TRUST COMPANY, NATIONAL 
ASSOCIATION, a national banking association duly organized and existing under the laws of 
the United States of America and having a designated corporate trust office in Fort Lauderdale, 
Florida, as trustee (said national banking association and any bank or trust company becoming 
successor trustee under this Third Supplemental Trust Indenture being hereinafter referred to as 
the "Trustee"); 

W I T N E S S E T H: 

WHEREAS, the Issuer is a local unit of special purpose government duly organized and 
existing under the provisions of the Uniform Community Development District Act of 1980, 
Chapter 190, Florida Statutes, as amended (the "Act") created pursuant to Ordinance No. 2020-49 
enacted by the Board of County Commissioners of Osceola County, Florida (the "County") 
adopted on June 15, 2020 and effective June 16, 2020, as amended by Ordinance No. 2020-66, 
Ordinance No. 2021-86, and Ordinance No. 2023-15, enacted by the Board of County 
Commissioners of Osceola County, Florida on September 21, 2020, December 13, 2021 and 
December 18, 2023, respectively, and effective on September 23, 2020, December 16, 2021 and 
December 27, 2023, respectively, for the purposes of delivering community development services 
and facilities to property to be served by the District (as defined below); and 

WHEREAS, the premises governed by the Issuer (the "District Lands"), currently consist 
of approximately 1,390.074 acres of land located entirely within the County; and 

WHEREAS, the Issuer has been created for the purpose of delivering certain community 
development services and facilities for the benefit of the District Lands; and 

WHEREAS, the Issuer has determined to undertake, in multiple phases, the acquisition 
and/or construction of public infrastructure improvements and community facilities as set forth in 
the Act for the special benefit of the District Lands (the "Project"), as described in the Engineer’s 
Report for the Edgewater East Community Development District dated August 26, 2020, prepared 
by Hanson, Walter & Associates, Inc.; and 

WHEREAS, the Issuer has adopted Resolution No. 2020-29 on July 16, 2020 (the 
"Authorizing Resolution"), authorizing the issuance of not to exceed $190,100,000 in aggregate 
principal amount of its Special Assessment Revenue Bonds (the "Bonds") to finance all or a 
portion of the planning, design, acquisition and construction costs of certain improvements 
pursuant to the Act for the special benefit of the District Lands or portions thereof and approving 
the form of and authorizing the execution and delivery of the Master Indenture (as defined herein); 
and 

WHEREAS, Edgewater Property Holdings, LLC, a Delaware limited liability company 
(the "Developer") is the owner of the lands within the District that are planned to be developed 
with 679 residential units within an approximately 286.8 acre residential community ("Assessment 
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Area Three"), and at this time, the developer will construct or cause the Issuer to construct a portion 
of the master public infrastructure necessary for development of Assessment Area Three (the 
"Assessment Area Three Project"); and 

WHEREAS, pursuant to that certain Master Trust Indenture dated as of March 1, 2021 
(the “Master Indenture”), as supplemented by a First Supplemental Trust Indenture dated as of 
March 1, 2021, each between the Issuer and the Trustee, the Issuer previously issued its 
$19,895,000 Edgewater East Community Development District Special Assessment Revenue 
Bonds, Series 2021 (Assessment Area One), for the primary purpose of funding a portion of the 
costs of certain public improvements; and 

WHEREAS, pursuant to the Master Indenture, as supplemented by a Second 
Supplemental Trust Indenture dated as of February 1, 2022, between the Issuer and the Trustee, 
the Issuer previously issued its $33,925,000 Edgewater East Community Development District 
Special Assessment Revenue Bonds, Series 2022 (Assessment Area Two), for the primary purpose 
of funding a portion of the costs of certain public improvements; and 

WHEREAS, the Issuer has determined to undertake the development of the Assessment 
Area Three Project and has determined to issue a third Series of Bonds, designated as the 
Edgewater East Community Development District Special Assessment Revenue Bonds, Series 
2025 (Assessment Area Three) (the "Series 2025 Bonds"), pursuant to the Master Indenture and 
this Third Supplemental Trust Indenture (hereinafter sometimes collectively referred to as the 
"Series 2025 Indenture"); and 

WHEREAS, the execution and delivery of this Third Supplemental Trust Indenture has 
been authorized pursuant to Resolution No. 2025-07 adopted by the Issuer on January 9, 2025; and 

WHEREAS, in the manner provided herein, the net proceeds of the Series 2025 Bonds 
will be used for the purposes of (i) providing funds to pay all or a portion of the costs of the 
planning, financing, acquisition, construction, equipping and installation of the Assessment Area 
Three Project, (ii) funding a deposit to the Series 2025 Reserve Account in the amount of the Series 
2025 Reserve Requirement, (iii) funding a portion of the interest coming due on the Series 2025 
Bonds, and (iv) paying the costs of issuance of the Series 2025 Bonds; and 

WHEREAS, the Series 2025 Bonds will be secured by a pledge of Series 2025 Pledged 
Revenues (as herein defined) to the extent provided herein. 

NOW, THEREFORE, THIS THIRD SUPPLEMENTAL TRUST INDENTURE 
WITNESSETH, that to provide for the issuance of the Series 2025 Bonds, the security and 
payment of the principal or redemption price thereof (as the case may be) and interest thereon, the 
rights of the Bondholders and the performance and observance of all of the covenants contained 
herein and in said Series 2025 Bonds, and for and in consideration of the mutual covenants herein 
contained and of the purchase and acceptance of the Series 2025 Bonds by the Holders thereof, 
from time to time, and of the acceptance by the Trustee of the trusts hereby created, and intending 
to be legally bound hereby, the Issuer does hereby assign, transfer, set over and pledge to U.S. 
Bank Trust Company, National Association, as Trustee, its successors in trust and its assigns 
forever, and grants a lien on all of the right, title and interest of the Issuer in and to the Series 2025 
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Pledged Revenues as security for the payment of the principal, redemption or purchase price of (as 
the case may be) and interest on the Series 2025 Bonds issued hereunder, all in the manner 
hereinafter provided, and the Issuer further hereby agrees with and covenants unto the Trustee as 
follows: 

TO HAVE AND TO HOLD the same and, to the extent the same may be lawfully granted, 
any other revenues, property, contracts or contract rights, accounts receivable, chattel paper, 
instruments, general intangibles or other rights and the proceeds thereof, which may, by delivery, 
assignment or otherwise, be subject to the lien created by the Series 2025 Indenture with respect 
to the Series 2025 Bonds. 

IN TRUST NEVERTHELESS, for the equal and ratable benefit and security of all 
present and future Holders of the Series 2025 Bonds issued and to be issued under this Third 
Supplemental Trust Indenture, without preference, priority or distinction as to lien or otherwise 
(except as otherwise specifically provided in this Third Supplemental Trust Indenture) of any one 
Series 2025 Bond over any other Series 2025 Bond, all as provided in the Series 2025 Indenture. 

PROVIDED, HOWEVER, that if the Issuer, its successors or assigns, shall well and truly 
pay, or cause to be paid, or make due provision for the payment of the principal or redemption 
price of the Series 2025 Bonds issued, secured and Outstanding hereunder and the interest due or 
to become due thereon, at the times and in the manner mentioned in such Series 2025 Bonds and 
the Series 2025 Indenture, according to the true intent and meaning thereof and hereof, and the 
Issuer shall well and truly keep, perform and observe all the covenants and conditions pursuant to 
the terms of the Series 2025 Indenture to be kept, performed and observed by it, and shall pay or 
cause to be paid to the Trustee all sums of money due or to become due to it in accordance with 
the terms and provisions hereof, then upon such final payments this Third Supplemental Trust 
Indenture and the rights hereby granted shall cease and terminate, otherwise this Third 
Supplemental Trust Indenture to be and remain in full force and effect. 

ARTICLE I 
DEFINITIONS 

In this Third Supplemental Trust Indenture capitalized terms used without definition shall 
have the meanings ascribed thereto in the Master Indenture and, in addition to certain terms defined 
in the recitals above, the following terms shall have the meanings specified below, unless 
otherwise expressly provided or unless the context otherwise requires: 

"Acquisition Agreement" shall mean that certain Agreement by and between the District, 
the Developer regarding the acquisition of certain work product, improvements and real property 
dated ______ __, 2025. 

"Arbitrage Certificate" shall mean that certain Arbitrage Certificate, including arbitrage 
rebate covenants, of the Issuer, dated ______ __, 2025, relating to certain restrictions on arbitrage 
under the Code with respect to the Series 2025 Bonds. 

"Assessment Area Three" shall mean the 679 platted lots on the District Lands to be 
assessed to secure the Assessment Area Three Project. 
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"Assessment Area Three Project" shall mean Phase 3 of the master public infrastructure 
described on Exhibit A attached hereto. 

"Assessment Resolutions" shall mean Resolution Nos. 2020-26, 2020-27, 2020-32 and 
2025-__ of the Issuer adopted on July 16, 2020, July 16, 2020, August 26, 2020 and ______ __, 
2025, respectively, as amended and supplemented from time to time. 

"Authorized Denomination" shall mean, with respect to the Series 2025 Bonds, on the date 
of issuance in the denominations of $5,000 and any integral multiple thereof; provided, however, 
if any initial Beneficial Owner (as defined herein) does not purchase at least $100,000 of the Series 
2025 Bonds at the time of initial delivery of the Series 2025 Bonds, such Beneficial Owner must 
either execute and deliver to the Issuer and the Underwriter on the date of delivery of the Series 
2025 Bonds the investor letter in the form attached hereto as Exhibit D or otherwise establish to 
the satisfaction of the Underwriter that such Beneficial Owner is an "accredited investor," as 
described in Rule 501(a) under Regulation D of the Securities Act of 1933, as amended. 

"City" shall mean the City of St. Cloud, Florida. 

"Collateral Assignment" shall mean the agreement wherein certain rights and material 
documents necessary to complete the development of the Assessment Area Three Project by the 
Developer are collaterally assigned to the District as security for the Developer’s obligation to pay 
the Series 2025 Special Assessments imposed against such lands which are within Assessment 
Area Three subject to the Series 2025 Special Assessments and owned by the Developer from time 
to time. 

"Completion Agreement" shall mean the Agreement between the District and the 
Developer regarding the completion of certain improvements dated ______ __, 2025. 

"Continuing Disclosure Agreement" shall mean the Continuing Disclosure Agreement for 
the benefit of the Beneficial Owners of the Series 2025 Bonds, dated ______ __, 2025, by and 
among the Issuer, the dissemination agent named therein, and the Developer, in connection with 
the issuance of the Series 2025 Bonds. 

"Declaration of Consent" shall mean, collectively, those certain instruments executed by 
the Developer declaring consent to the jurisdiction of the District and the imposition of the Series 
2025 Special Assessments.  

"Developer" shall mean Edgewater Property Holdings, LLC, and any entity or entities 
which succeed to all or any part of the interests and assume any or all of the responsibilities of said 
entity. 

"District Lands" shall mean the approximately 1390.074 acres of land within the District 
currently planned for 4,608 residential units, the recreation areas, parks and related infrastructure. 

"District Manager" shall mean Wrathell Hunt & Associates, LLC, and its successors and 
assigns. 
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"Electronic Means" shall mean telecopy, facsimile transmission, email transmission or 
other similar electronic means of communicating providing evidence of transmission. 

"Engineer's Report" shall mean the Engineer’s Report for the Edgewater East Community 
Development District dated as of August 26, 2020, as supplemented by the Supplemental 
Engineer’s Report for Assessment Area 3 (ED-6S), dated January 9, 2025, prepared by Hanson, 
Walter & Associates, Inc. 

"Interest Payment Date" shall mean May 1 and November 1 of each year, commencing 
November 1, 2025. 

"Majority Holders" means the Beneficial Owners of more than fifty percent (50%) in 
aggregate principal amount of the Outstanding Series 2025 Bonds. 

"Master Indenture" shall mean the Master Trust Indenture, dated as of March 1, 2021, by 
and between the Issuer and the Trustee, as supplemented and amended with respect to matters 
pertaining solely to the Master Indenture or the Series 2025 Bonds. 

"Paying Agent" shall mean U.S. Bank Trust Company, National Association, and its 
successors and assigns as Paying Agent hereunder. 

"Prepayment" shall mean the payment by any owner of property of the amount of Series 
2025 Special Assessments encumbering its property, in whole or in part, prior to its scheduled due 
date, including optional prepayments.  The term "Prepayment" also means any proceeds received 
as a result of accelerating and/or foreclosing the Series 2025 Special Assessments. 

"Project" shall mean all of the public infrastructure deemed necessary for the development 
of the District including, but not limited to, the Assessment Area Three Project. 

"Quarterly Redemption Date" shall mean each February 1, May 1, August 1, and November 
1 of any calendar year. 

"Redemption Price" shall mean the principal amount of any Series 2025 Bond plus the 
applicable premium, if any payable upon redemption thereof pursuant to this Third Supplemental 
Trust Indenture. 

"Registrar" shall mean U.S. Bank Trust Company, National Association and its successors 
and assigns as Registrar hereunder. 

"Regular Record Date" shall mean the fifteenth day (whether or not a Business Day) of the 
calendar month next preceding each Interest Payment Date or the date on which the principal of 
the Series 2025 Bonds are to be paid. 

"Reserve Release Conditions #1" shall mean collectively (i) all of the Outstanding principal 
amount of the Series 2025 Special Assessments shall have been assigned to lots that have been 
developed, platted and conveyed to homebuilders, and (ii) there shall be no Events of Default 
under the Series 2025 Indenture, all as certified by the District Manager in writing and upon which 
the Trustee may conclusively rely. 
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"Reserve Release Conditions #2" shall mean collectively (i) satisfaction of Reserve Release 
Conditions #1, (ii) all of the Outstanding principal portion of the Series 2025 Special Assessments 
has been assigned to homes that have received a certificate of occupancy, and (iii) there shall be 
no Events of Default under the Series 2025 Indenture, all as certified by the District Manager in 
writing and upon which the Trustee may conclusively rely. 

"Resolution" shall mean, collectively, (i) Resolution No. 2020-28 of the Issuer adopted on 
July 16, 2020, pursuant to which the Issuer authorized the issuance of not exceeding $190,100,000 
aggregate principal amount of its Bonds to finance the construction or acquisition of the Project, 
and (ii) Resolution No. 2025-07 of the Issuer adopted on January 9, 2025, pursuant to which the 
Issuer authorized, among other things, the issuance of the Series 2025 Bonds to pay all or a portion 
of the costs of the planning, financing, acquisition, construction, equipping and installation of the 
Assessment Area Three Project, specifying the details of the Series 2025 Bonds and awarding the 
Series 2025 Bonds to the purchasers of the Series 2025 Bonds. 

"Series 2025 Acquisition and Construction Account" shall mean the Account so 
designated, established as a separate Account within the Acquisition and Construction Fund 
pursuant to Section 4.01(a) of this Third Supplemental Trust Indenture in connection with the 
components of the Assessment Area Three Project. 

"Series 2025 Bond Redemption Account" shall mean the Account so designated, 
established as a separate Account within the Bond Redemption Fund pursuant to Section 4.01(g) 
of this Third Supplemental Trust Indenture. 

"Series 2025 Bonds" shall mean the $__________ aggregate principal amount of 
Edgewater East Community Development District Special Assessment Revenue Bonds, Series 
2025, to be issued as fully registered Bonds in accordance with the provisions of the Master 
Indenture and this Third Supplemental Trust Indenture, and secured and authorized by the Master 
Indenture and this Third Supplemental Trust Indenture. 

"Series 2025 Costs of Issuance Account" shall mean the Account so designated, established 
as a separate Account within the Acquisition and Construction Fund pursuant to Section 4.01(a) 
of this Third Supplemental Trust Indenture. 

"Series 2025 General Redemption Subaccount" shall mean the subaccount so designated, 
established as a separate subaccount under the Series 2025 Bond Redemption Account pursuant to 
Section 4.01(g) of this Third Supplemental Trust Indenture. 

"Series 2025 Indenture" shall mean collectively, the Master Indenture and this Third 
Supplemental Trust Indenture. 

"Series 2025 Interest Account" shall mean the Account so designated, established as a 
separate Account within the Debt Service Fund pursuant to Section 4.01(d) of this Third 
Supplemental Trust Indenture. 

"Series 2025 Optional Redemption Subaccount" shall mean the subaccount so designated, 
established as a separate subaccount under the Series 2025 Bond Redemption Account pursuant to 
Section 4.01(g) of this Third Supplemental Trust Indenture. 
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"Series 2025 Pledged Revenues" shall mean with respect to the Series 2025 Bonds (a) all 
revenues received by the Issuer from Series 2025 Special Assessments levied and collected on the 
assessable lands within Assessment Area Three, benefitted by the Assessment Area Three Project, 
including, without limitation, amounts received from any foreclosure proceeding for the 
enforcement of collection of such Series 2025 Special Assessments or from the issuance and sale 
of tax certificates with respect to such Series 2025 Special Assessments, and (b) all moneys on 
deposit in the Funds and Accounts established under the Series 2025 Indenture created and 
established with respect to or for the benefit of the Series 2025 Bonds; provided, however, that 
Series 2025 Pledged Revenues shall not include (A) any moneys transferred to the Series 2025 
Rebate Fund and investment earnings thereon, (B) moneys on deposit in the Series 2025 Costs of 
Issuance Account of the Acquisition and Construction Fund, and (C) "special assessments" levied 
and collected by the Issuer under Section 190.022 of the Act for maintenance purposes or 
"maintenance assessments" levied and collected by the Issuer under Section 190.021(3) of the Act 
(it being expressly understood that the lien and pledge of the Series 2025  Indenture shall not apply 
to any of the moneys described in the foregoing clauses (A), (B) and (C) of this proviso). 

"Series 2025 Prepayment Principal" shall mean the portion of a Prepayment corresponding 
to the principal amount of Series 2025 Special Assessments being prepaid pursuant to Section 4.05 
of this Third Supplemental Trust Indenture or Series 2025 Special Assessments collected as a 
result of an acceleration of the Series 2025 Special Assessments pursuant to Section 170.10, 
Florida Statutes, if such Series 2025 Special Assessments are being collected through a direct 
billing method. 

"Series 2025 Prepayment Subaccount" shall mean the subaccount so designated, 
established as a separate subaccount under the Series 2025 Bond Redemption Account pursuant to 
Section 4.01(g) of this Third Supplemental Trust Indenture. 

"Series 2025 Rebate Account" shall mean the Account so designated, established as a 
separate Account within the Rebate Fund pursuant to Section 4.01(j) of this Third Supplemental 
Trust Indenture. 

"Series 2025 Reserve Account" shall mean the Account so designated, established as a 
separate Account within the Reserve Fund pursuant to Section 4.01(f) of this Third Supplemental 
Trust Indenture. 

"Series 2025 Reserve Requirement" or "Reserve Requirement" shall mean (i) initially, an 
amount equal to the maximum annual debt service on the Series 2025 Bonds as calculated from 
time to time; and (ii) upon the occurrence of the Reserve Release Conditions #1, fifty percent 
(50%) of the maximum annual debt service on the Series 2025 Bonds as calculated from time to 
time; and (iii) upon the occurrence of the Reserve Release Conditions #2, ten percent (10%) of the 
maximum annual debt service on the Series 2025 Bonds as calculated from time to time.  Upon 
satisfaction of Reserve Release Conditions #1 or Reserve Release Conditions #2, as applicable, 
such excess amount shall be released from the Series 2025 Reserve Account and transferred to the 
Series 2025 Acquisition and Construction Account in accordance with the provisions of Sections 
4.01(a) and 4.01(f) hereof.  For the purpose of calculating the Series 2025 Reserve Requirement, 
maximum annual debt service, fifty percent (50%) of maximum annual debt service, or ten percent 
(10%) of maximum annual debt service, as the case may be, shall be recalculated in connection 
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with the extraordinary mandatory redemption described in Sections 3.01(b)(i) and 3.01(b)(iii) 
hereof (but not upon the optional or mandatory sinking fund redemption thereof) and such excess 
amount shall be released from the Series 2025 Reserve Account and, other than as provided in the 
immediately preceding sentence, transferred to the Series 2025 General Redemption Subaccount 
or the Series 2025 Prepayment Subaccount, as applicable, in accordance with the provisions of 
Sections 3.01(b)(i), 3.01(b)(iii), 4.01(f), 4.01(i) and 4.05(a) hereof.  Amounts on deposit in the 
Series 2025 Reserve Account may, upon final maturity or redemption of all Outstanding Series 
2025 Bonds be used to pay principal of and interest on the Series 2025 Bonds at that time.  Initially, 
the Series 2025 Reserve Requirement shall be equal to $__________. 

"Series 2025 Revenue Account" shall mean the Account so designated, established as a 
separate Account within the Revenue Fund pursuant to Section 4.01(b) of this Third Supplemental 
Trust Indenture. 

"Series 2025 Sinking Fund Account" shall mean the Account so designated, established as 
a separate Account within the Debt Service Fund pursuant to Section 4.01(e) of this Third 
Supplemental Trust Indenture. 

"Series 2025 Special Assessments" shall mean the Special Assessments levied on 
Assessment Area Three as a result of the Issuer's acquisition and/or construction of the Assessment 
Area Three Project, corresponding in amount to the debt service on the Series 2025 Bonds and 
designated as such in the methodology report relating thereto. 

"Substantially Absorbed" means the date at least 90% of the principal portion of the Series 
2025 Special Assessments has been assigned to residential units within Assessment Area Three 
that have received certificates of occupancy. The District shall present the Trustee with a 
certification that the Series 2025 Special Assessments are Substantially Absorbed and the Trustee 
may rely conclusively upon such certification and shall have no duty to verify if the Series 2025 
Special Assessments are Substantially Absorbed. 

"True-Up Agreement" shall mean the Agreement dated _______ __, 2025, by and between 
the Issuer and the Developer relating to mandatory prepayment of all or a portion of Series 2025 
Special Assessments. 

"Underwriter" shall mean FMSbonds, Inc., the underwriter of the Series 2025 Bonds. 

The words "hereof," "herein," "hereto," "hereby," and "hereunder" (except in the form of 
Series 2025 Bonds), refer to the entire Series 2025 Indenture. 

Every "request," "requisition," "order," "demand," "application," "notice," "statement," 
"certificate," "consent," or similar action hereunder by the Issuer shall, unless the form or execution 
thereof is otherwise specifically provided, be in writing signed by the Chair or Vice Chair and the 
Treasurer or Assistant Treasurer or the Secretary or Assistant Secretary or Responsible Officer of 
the Issuer. 

All words and terms importing the singular number shall, where the context requires, 
import the plural number and vice versa. 

[END OF ARTICLE I]  
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ARTICLE II 
THE SERIES 2025 BONDS 

SECTION 2.01. Amounts and Terms of the Series 2025 Bonds; Issue of Series 2025 
Bonds.  No Series 2025 Bonds may be issued under this Third Supplemental Trust Indenture 
except in accordance with the provisions of this Article and Articles II and III of the Master 
Indenture. 

(a) The total principal amount of Series 2025 Bonds that may be issued under this Third 
Supplemental Trust Indenture is expressly limited to $__________.  The Series 2025 Bonds shall 
be numbered consecutively from R-1 and upwards. 

(b) Any and all Series 2025 Bonds shall be issued substantially in the form attached 
hereto as Exhibit B, with such appropriate variations, omissions and insertions as are permitted or 
required by the Series 2025 Indenture and with such additional changes as may be necessary or 
appropriate to conform to the provisions of the Resolution.  The Issuer shall issue the Series 2025 
Bonds upon execution of this Third Supplemental Trust Indenture and satisfaction of the 
requirements of Section 3.01 of the Master Indenture; and the Trustee shall, at the Issuer's request, 
authenticate such Series 2025 Bonds and deliver them as specified in the request. 

SECTION 2.02. Execution.  The Series 2025 Bonds shall be executed by the Issuer 
as set forth in the Master Indenture. 

SECTION 2.03. Authentication.  The Series 2025 Bonds shall be authenticated as set 
forth in the Master Indenture.  No Series 2025 Bond shall be valid until the certificate of 
authentication shall have been duly executed by the Trustee, as provided in the Master Indenture. 

SECTION 2.04. Purpose, Designation and Denominations of, and Interest Accruals 
on, the Series 2025 Bonds. 

(a) The Series 2025 Bonds are being issued hereunder in order to provide funds for the 
purposes of (i) providing funds to pay all or a portion of the costs of the planning, financing, 
acquisition, construction, equipping and installation of the Assessment Area Three Project, (ii) 
funding a deposit to the Series 2025 Reserve Account in the amount of the Series 2025 Reserve 
Requirement, (iii) funding a portion of the interest coming due on the Series 2025 Bonds and (iv) 
paying the costs of issuance of the Series 2025 Bonds. The Series 2025 Bonds shall be designated 
"Edgewater East Community Development District Special Assessment Revenue Bonds, Series 
2025" and shall be issued as fully registered Bonds without coupons in Authorized Denominations. 

(b) The Series 2025 Bonds shall be dated as of the date of initial delivery.  Interest on 
the Series 2025 Bonds shall be payable on each Interest Payment Date to maturity or prior 
redemption.  Interest on the Series 2025 Bonds shall be payable from the most recent Interest 
Payment Date next preceding the date of authentication thereof to which interest has been paid, 
unless the date of authentication thereof is a May 1 or November 1 to which interest has been paid, 
in which case from such date of authentication, or unless the date of authentication thereof is prior 
to November 1, 2025, in which case from the date of initial delivery or unless the date of 
authentication thereof is between a Record Date and the next succeeding Interest Payment Date, 
in which case from such Interest Payment Date. 

B-23



 

10 

(c) Except as otherwise provided in Section 2.07 of this Third Supplemental Trust 
Indenture in connection with a book entry only system of registration of the Series 2025 Bonds, 
the principal or Redemption Price of the Series 2025 Bonds shall be payable in lawful money of 
the United States of America at the designated corporate trust office of the Paying Agent upon 
presentation of such Series 2025 Bonds, as set forth in the form of the Series 2025 Bond attached 
hereto as Exhibit B. 

SECTION 2.05. Debt Service on the Series 2025 Bonds. 

(a) The Series 2025 Bonds will mature on May 1 in the years and in the principal 
amounts, and bear interest at the rates as set forth below, subject to the right of prior redemption 
in accordance with their terms. 

Year Amount Interest Rate 
   
   
   

 
(b) Interest on the Series 2025 Bonds will be computed in all cases on the basis of a 

360-day year of twelve 30 day months.  Interest on overdue principal and, to the extent lawful, on 
overdue interest will be payable at the numerical rate of interest borne by the Series 2025 Bonds 
on the day before the default occurred. 

SECTION 2.06. Disposition of Series 2025 Bond Proceeds.  From the net proceeds 
of the Series 2025 Bonds received by the Trustee in the amount of $__________ (par amount of 
$__________, [plus/less [net] original issue premium/discount] of $__________ and less an 
underwriter's discount of $__________ which is retained by the underwriter of the Series 2025 
Bonds): 

(a) $__________, which is an amount equal to the Series 2025 Reserve Requirement, 
shall be deposited in the Series 2025 Reserve Account of the Reserve Fund; 

(b) $__________, shall be deposited into the Series 2025 Interest Account and applied 
to pay interest coming due on the Series 2025 Bonds through November 1, 2025; 

(c) $__________, shall be deposited into the Series 2025 Costs of Issuance Account of 
the Acquisition and Construction Fund for payment of the costs of issuing the Series 2025 Bonds; 
and 

(d) $__________, representing the balance of the net proceeds of the Series 2025 
Bonds, shall be deposited into the Series 2025 Acquisition and Construction Account of the 
Acquisition and Construction Fund, which the Issuer shall cause to be applied only to the payment 
of costs of the Assessment Area Three Project in accordance with Section 4.01(a) hereof, Article 
V of the Master Indenture and the terms of the Acquisition Agreement. 

SECTION 2.07. Book-Entry Form of Series 2025 Bonds.  The Series 2025 Bonds 
shall be issued as one fully registered bond for each maturity of Series 2025 Bonds and deposited 
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with The Depository Trust Company ("DTC"), which is responsible for establishing and 
maintaining records of ownership for its participants. 

As long as the Series 2025 Bonds are held in book-entry-only form, Cede & Co. shall be 
considered the Registered Owner for all purposes hereof and in the Master Indenture.  The Series 
2025 Bonds shall not be required to be presented for payment.  DTC shall be responsible for 
maintaining a book-entry-only system for recording the ownership interest of its participants 
("Direct Participants") and other institutions that clear through or maintain a custodial relationship 
with a Direct Participant, either directly or indirectly ("Indirect Participants"). The Direct 
Participants and Indirect Participants will be responsible for maintaining records with respect to 
the beneficial ownership interests of individual purchasers of the Series 2025 Bonds ("Beneficial 
Owners"). 

Principal and interest on the Series 2025 Bonds registered in the name of Cede & Co. prior 
to and at maturity shall be payable directly to Cede & Co. in care of DTC. Disbursal of such 
amounts to Direct Participants shall be the responsibility of DTC.  Payments by Direct Participants 
to Indirect Participants, and by Direct Participants and Indirect Participants to Beneficial Owners 
shall be the responsibility of Direct Participants and Indirect Participants and not of DTC, the 
Trustee or the Issuer. 

Individuals may purchase beneficial interests in Authorized Denominations in book-entry-
only form, without certificated Series 2025 Bonds, through Direct Participants and Indirect 
Participants. 

During the period for which Cede & Co. is Registered Owner of the Series 2025 Bonds, 
any notices to be provided to any Beneficial Owner will be provided to Cede & Co.  DTC shall be 
responsible for notices to Direct Participants and Direct Participants shall be responsible for 
notices to Indirect Participants, and Direct Participants and Indirect Participants shall be 
responsible for notices to Beneficial Owners. 

The Issuer and the Trustee, if appropriate, shall enter into a blanket letter of representations 
with DTC providing for such book-entry-only system.  Such agreement may be terminated at any 
time by either DTC or the Issuer in accordance with the procedures of DTC.  In the event of such 
termination, the Issuer shall select another securities depository and in that event, all references 
herein to DTC or Cede & Co., shall be deemed to be for reference to such successor.  If the Issuer 
does not replace DTC, the Trustee will register and deliver to the Beneficial Owners replacement 
Series 2025 Bonds in the form of fully registered Series 2025 Bonds in accordance with the 
instructions from Cede & Co. 

In the event DTC, any successor of DTC or the Issuer, but only in accordance with the 
procedures of DTC, elects to discontinue the book-entry only system, the Trustee shall deliver 
bond certificates in accordance with the instructions from DTC or its successor and after such time 
Series 2025 Bonds may be exchanged for an equal aggregate principal amount of Series 2025 
Bonds in other Authorized Denominations upon surrender thereof at the designated corporate trust 
office of the Trustee. 
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SECTION 2.08. Appointment of Registrar and Paying Agent.  The Issuer shall keep, 
at the designated corporate trust office of the Registrar, books (the "Bond Register") for the 
registration, transfer and exchange of the Series 2025 Bonds, and hereby appoints U.S. Bank Trust 
Company, National Association, as its Registrar to keep such books and make such registrations, 
transfers, and exchanges as required hereby. U.S. Bank Trust Company, National Association 
hereby accepts its appointment as Registrar and its duties and responsibilities as Registrar 
hereunder.  Registrations, transfers and exchanges shall be without charge to the Bondholder 
requesting such registration, transfer or exchange, but such Bondholder shall pay any taxes or other 
governmental charges on all registrations, transfers and exchanges. 

The Issuer hereby appoints U.S. Bank Trust Company, National Association, as Paying 
Agent for the Series 2025 Bonds.  U.S. Bank Trust Company, National Association hereby accepts 
its appointment as Paying Agent and its duties and responsibilities as Paying Agent hereunder. 

SECTION 2.09. Conditions Precedent to Issuance of the Series 2025 Bonds.  In 
addition to complying with the requirements set forth in the Master Indenture in connection with 
the issuance of the Series 2025 Bonds, all the Series 2025 Bonds shall be executed by the Issuer 
for delivery to the Trustee and thereupon shall be authenticated by the Trustee and delivered to the 
Issuer or upon its order, but only upon the further receipt by the Trustee of: 

(a) Certified copies of the Assessment Resolutions; 

(b) Copies of the executed Master Indenture and this Third Supplemental Trust 
Indenture; 

(c) Customary closing opinions of District Counsel and Bond Counsel; 

(d) A certificate of an authorized officer to the effect that, upon the authentication and 
delivery of the Series 2025 Bonds, the Issuer will not be in default in the performance of the terms 
and provisions of the Master Indenture or this Third Supplemental Trust Indenture; 

(e) Copies of executed investor letters in the form attached hereto as Exhibit D if such 
investor letter is required, as determined by the Underwriter; and 

(f) Executed copies of the Arbitrage Certificate, the True-Up Agreement, the 
Acquisition Agreement, Declaration of Consent, the Completion Agreement, the Continuing 
Disclosure Agreement and the Collateral Assignment. 

Payment to the Trustee of the net proceeds of the Series 2025 Bonds shall be conclusive 
evidence that the foregoing conditions have been fulfilled to the satisfaction of the Issuer and the 
Underwriter. 

[END OF ARTICLE II]  
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ARTICLE III 
REDEMPTION OF SERIES 2025 BONDS 

SECTION 3.01. Redemption Dates and Prices.  The Series 2025 Bonds shall be 
subject to redemption at the times and in the manner provided in Article VIII of the Master 
Indenture and in this Article III.  All payments of the Redemption Price of the Series 2025 Bonds 
shall be made on the dates hereinafter required.  Except as otherwise provided in this Section 3.01, 
if less than all the Series 2025 Bonds of a maturity are to be redeemed pursuant to an extraordinary 
mandatory redemption, the Trustee shall select the Series 2025 Bonds or portions of the Series 
2025 Bonds to be redeemed by lot.  Partial redemptions of Series 2025 Bonds shall, to the extent 
possible, be made in such a manner that the remaining Series 2025 Bonds held by each Bondholder 
shall be in Authorized Denominations, except for the last remaining Series 2025 Bond. 

The Series 2025 Bonds are subject to redemption prior to maturity in the amounts, at the 
times and in the manner provided below.  All payments of the Redemption Price of the Series 2025 
Bonds shall be made on the dates specified below.  Upon any redemption of Series 2025 Bonds 
other than in accordance with scheduled mandatory sinking fund redemption amounts, the Issuer 
shall cause to be recalculated and delivered to the Trustee revised mandatory sinking fund 
redemption amounts recalculated so as to amortize the Outstanding principal amount of Series 
2025 Bonds in substantially equal annual installments of principal and interest (subject to rounding 
to Authorized Denominations of principal) over the remaining term of the Series 2025 Bonds.  The 
mandatory sinking fund redemption amounts as so recalculated shall not result in an increase in 
the aggregate of the mandatory sinking fund redemption amounts for all Series 2025 Bonds in any 
year.  In the event of a redemption or purchase occurring less than forty-five (45) days prior to a 
date on which a mandatory sinking fund redemption amount is due, the foregoing recalculation 
shall not be made to the mandatory sinking fund redemption amounts due in the year in which 
such redemption or purchase occurs, but shall be made to the mandatory sinking fund redemption 
amounts for the immediately succeeding and subsequent years. 

(a) Optional Redemption.  The Series 2025 Bonds maturing after May 1, 20__ may, at 
the option of the Issuer be called for redemption prior to maturity as a whole or in part, at any time, 
on or after _______ 1, 20__ (less than all Series 2025 Bonds of a maturity to be selected by lot), 
at a Redemption Price equal to the principal amount of Series 2025 Bonds to be redeemed, plus 
accrued interest from the most recent Interest Payment Date through which interest has been paid 
to the redemption date from moneys on deposit in the Series 2025 Optional Redemption 
Subaccount of the Series 2025 Bond Redemption Account.  If such optional redemption shall be 
in part, the Issuer shall select such principal amount of Series 2025 Bonds to be optionally 
redeemed from each maturity so that debt service on the remaining Outstanding Series 2025 Bonds 
is substantially level. 

(b) Extraordinary Mandatory Redemption in Whole or in Part.  The Series 2025 Bonds 
are subject to extraordinary mandatory redemption prior to maturity by the Issuer in whole or in 
part, on any date (other than in the case of clause (i) below, which extraordinary mandatory 
redemption in part must occur on a Quarterly Redemption Date), at a Redemption Price equal to 
100% of the principal amount of the Series 2025 Bonds to be redeemed, plus interest accrued to 
the redemption date, as follows: 
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(i) from Series 2025 Prepayment Principal deposited into the Series 2025 
Prepayment Subaccount of the Series 2025 Bond Redemption Account following the 
payment in whole or in part of Series 2025 Special Assessments on any assessable property 
within the District in accordance with the provisions of Section 4.05(a) of this Third 
Supplemental Trust Indenture, together with any excess moneys transferred by the Trustee 
from the Series 2025 Reserve Account to the Series 2025 Prepayment Subaccount as a 
result of such Prepayment and pursuant to Sections 4.01(f) and 4.05(a) of this Third 
Supplemental Trust Indenture.  If such redemption shall be in part, the Issuer shall select 
such principal amount of Series 2025 Bonds to be redeemed from each maturity so that 
debt service on the remaining Outstanding Series 2025 Bonds is substantially level. 

(ii) from moneys, if any, on deposit in the Funds, Accounts and subaccounts 
held by the Trustee hereunder (other than the Series 2025 Rebate Fund and the Series 2025 
Acquisition and Construction Account) sufficient to pay and redeem all Outstanding Series 
2025 Bonds and accrued interest thereon to the redemption date or dates in addition to all 
amounts owed to Persons under the Master Indenture. 

(iii) upon the Completion Date, from any funds remaining on deposit in the 
Series 2025 Acquisition and Construction Account in accordance with the provisions of 
Section 4.01(a) hereof, not otherwise reserved to complete the Assessment Area Three 
Project and transferred to the Series 2025 General Redemption Subaccount of the Series 
2025 Bond Redemption Account, together with moneys deposited therein in accordance 
with the provisions of Section 4.01(a) hereof, as a result of the reduction of the Series 2025 
Reserve Requirement.  If such redemption shall be in part, the Issuer shall select such 
principal amount of Series 2025 Bonds to be redeemed from each maturity so that debt 
service on the remaining Outstanding Series 2025 Bonds is substantially level. 

(c) Mandatory Sinking Fund Redemption.  The Series 2025 Bonds maturing on May 
1, 20__, May 1, 20__ and May 1, 20__ are subject to mandatory sinking fund redemption from the 
moneys on deposit in the Series 2025 Sinking Fund Account on May 1 in the years and in the 
mandatory sinking fund redemption amounts set forth in the form of the Series 2025 Bond in 
Exhibit B.  

SECTION 3.02. Notice of Redemption.  When required to redeem Series 2025 
Bonds under any provision of this Third Supplemental Trust Indenture or directed to redeem Series 
2025 Bonds by the Issuer, the Trustee shall give or cause to be given to Registered Owners of the 
Series 2025 Bonds to be redeemed, notice of the redemption, as set forth in Article VIII of the 
Master Indenture. 

[END OF ARTICLE III] 
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ARTICLE IV 
ESTABLISHMENT OF CERTAIN FUNDS AND ACCOUNTS; 

ADDITIONAL COVENANTS OF THE ISSUER; PREPAYMENTS;  
REMOVAL OF SERIES 2025 SPECIAL ASSESSMENT LIENS 

SECTION 4.01. Establishment of Certain Funds and Accounts. 

(a) The Trustee shall establish a separate account within the Acquisition and 
Construction Fund designated as the "Series 2025 Acquisition and Construction Account."  Net 
proceeds of the Series 2025 Bonds shall initially be deposited into the Series 2025 Acquisition and 
Construction Account in the amount set forth in Section 2.06 of this Third Supplemental Trust 
Indenture, together with any moneys subsequently transferred or deposited thereto, including 
moneys transferred from the Series 2025 Reserve Account after satisfaction of either Reserve 
Release Conditions #1 or Reserve Release Conditions #2, as certified in writing by the District 
Manager and upon which the Trustee may conclusively rely, and such moneys shall be applied as 
set forth in this Section 4.01(a), Section 5.01 of the Master Indenture, the Acquisition Agreement 
and the Engineer's Report.  Funds on deposit in the Series 2025 Acquisition and Construction 
Account shall only be requested by the Issuer to be applied to the Costs of the Assessment Area 
Three Project, except as otherwise provided below, and subject to Sections 3.01(b)(iii), 4.01(f) and 
5.06 herein.  Upon satisfaction of Reserve Release Conditions #1 and Reserve Release Conditions 
#2, the amount on deposit in the Series 2025 Reserve Account in excess of the Series 2025 Reserve 
Requirement, as calculated by the District shall then be transferred by the Trustee to the Series 
2025 Acquisition and Construction Account, as directed in writing to the Trustee by the District 
Manager, upon consultation with the Consulting Engineer, and applied as provided in this Section 
4.01(a).   

After the Completion Date for the Assessment Area Three Project, any moneys remaining 
in the Series 2025 Acquisition and Construction Account (and any excess funds from the Series 
2025 Reserve Account) shall be transferred to the Series 2025 General Redemption Subaccount, 
as directed in writing by the Issuer or the District Manager, on behalf of the Issuer to the Trustee 
to be applied as provided in Section 3.01(b)(iii).  Except as provided in Section 5.06 hereof, only 
upon presentment to the Trustee of a properly signed requisition in substantially the form attached 
hereto as Exhibit C, shall the Trustee withdraw moneys from the Series 2025 Acquisition and 
Construction Account.  After no funds remain therein, the Series 2025 Acquisition and 
Construction Account, such Account shall be closed.   

Notwithstanding the foregoing, the Series 2025 Acquisition and Construction Account 
shall not be closed until the Reserve Release Conditions #2 shall have occurred and the excess 
funds from the Series 2025 Reserve Account shall have been transferred to the Series 2025 
Acquisition and Construction Account, as directed in writing to the Trustee by the District 
Manager, and applied in accordance with this Section 4.01(a) or as otherwise provided in Section 
4.01(f) hereof.  If the Series 2025 Acquisition and Construction Account shall remain open after 
completion of the Assessment Area Three Project, funds on account therein may be applied to 
payment or reimbursement for payment of other Project Costs. The Trustee shall not be responsible 
for determining the amounts in the Series 2025 Acquisition and Construction Account allocable to 
the respective components of the Project, including the Assessment Area Three Project.   
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The Trustee shall make no such transfers from the Series 2025 Acquisition and 
Construction Account to the Series 2025 General Redemption Subaccount if an Event of Default 
exists, with respect to the Series 2025 Bonds of which the Trustee has actual notice as described 
in Section 11.06 of the Master Indenture.  Except as provided in Section 3.01(b)(iii) or Section 
5.06 hereof, only upon presentment to the Trustee of a properly signed requisition in substantially 
the form attached hereto as Exhibit C, shall the Trustee withdraw moneys from the Series 2025 
Acquisition and Construction Account.  Pursuant to the Master Indenture, the Trustee shall 
establish a separate account within the Acquisition and Construction Fund designated as the 
"Series 2025 Costs of Issuance Account."  Net proceeds of the Series 2025 Bonds shall be 
deposited into the Series 2025 Costs of Issuance Account in the amount set forth in Section 2.06 
of this Third Supplemental Trust Indenture.  Upon presentment to the Trustee of a properly signed 
requisition in substantially the form attached hereto as Exhibit C, the Trustee shall withdraw 
moneys from the Series 2025 Costs of Issuance Account to pay the costs of issuing the Series 2025 
Bonds.  Six months after the issuance of the Series 2025 Bonds, any moneys remaining in the 
Series 2025 Costs of Issuance Account in excess of the amounts requested to be disbursed by the 
Issuer shall be deposited into the Series 2025 Interest Account and the Series 2025 Costs of 
Issuance Account shall be closed.  Any deficiency in the amount allocated to pay the cost of issuing 
the Series 2025 Bonds shall be paid from excess Series 2025 Pledged Revenues on deposit in the 
Series 2025 Revenue Account, as provided in Section 4.02 FIFTH.  After no funds remain therein, 
the Series 2025 Costs of Issuance Account shall be closed. 

(b) Pursuant to Section 6.03 of the Master Indenture, the Trustee shall establish a 
separate Account within the Revenue Fund designated as the "Series 2025 Revenue Account."  
Series 2025 Special Assessments (except for Prepayments of Series 2025 Special Assessments 
which shall be identified as such by the Issuer to the Trustee and deposited in the Series 2025 
Prepayment Subaccount) shall be deposited by the Trustee into the Series 2025 Revenue Account 
which shall be applied as set forth in Section 6.03 of the Master Indenture and Section 4.02 of this 
Third Supplemental Trust Indenture.  The Trustee may conclusively rely that unless expressly 
indicated in writing by the District as a Prepayment upon deposit thereof with the Trustee, 
payments of Series 2025 Special Assessments otherwise received by the Trustee are to be 
deposited into the Series 2025 Revenue Account. 

(c) [RESERVED]. 

(d) Pursuant to Section 6.04 of the Master Indenture and Section 4.02 of this Third 
Supplemental Trust Indenture, the Trustee shall establish a separate Account within the Debt 
Service Fund designated as the "Series 2025 Interest Account."  Moneys deposited into the Series 
2025 Interest Account pursuant to Section 6.04 of the Master Indenture and Sections 2.06 and 4.02 
of this Third Supplemental Trust Indenture, shall be applied for the purposes provided therein and 
used to pay interest on the Series 2025 Bonds. 

(e) Pursuant to Section 6.04 of the Master Indenture, the Trustee shall establish a 
separate account within the Debt Service Fund designated as the "Series 2025 Sinking Fund 
Account."  Moneys shall be deposited into the Series 2025 Sinking Fund Account as provided in 
Section 6.04 of the Master Indenture and Section 4.02 of this Third Supplemental Trust Indenture, 
and applied for the purposes provided therein and in Section 3.01(c) of this Third Supplemental 
Trust Indenture. 
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(f) The Trustee shall establish a separate Account within the Reserve Fund designated 
as the "Series 2025 Reserve Account."  Net proceeds of the Series 2025 Bonds shall be deposited 
into the Series 2025 Reserve Account in the amount set forth in Section 2.06 of this Third 
Supplemental Trust Indenture, and such moneys, together with any other moneys deposited into 
the Series 2025 Reserve Account shall be applied for the purposes provided in the Master Indenture 
and in this Section 4.01(f) and Section 4.05 of this Third Supplemental Trust Indenture.  
Notwithstanding any provisions in the Master Indenture to the contrary, the Issuer covenants not 
to substitute the cash and Investment Securities on deposit in the Series 2025 Reserve Account 
with a Debt Service Reserve Insurance Policy or a Debt Service Reserve Letter of Credit.  Except 
as provided in the next paragraph, all investment earnings on moneys in the Series 2025 Reserve 
Account shall remain on deposit therein. 

On each March 15 and September 15 (or, if such date is not a Business Day, on the Business 
Day next preceding such day), the Trustee shall determine the amount on deposit in the Series 
2025 Reserve Account and transfer any excess therein above the Series 2025 Reserve Requirement 
resulting from investment earnings to the Series 2025 Revenue Account.   

Subject to the provisions of Section 4.05 hereof, on any date the Issuer receives notice from 
the District Manager that a landowner wishes to prepay its Series 2025 Special Assessments 
relating to the benefited property of such landowner, or as a result of a mandatory true-up payment, 
the Issuer shall, or cause the District Manager to, on behalf of the Issuer, calculate the principal 
amount of such Prepayment taking into account a credit against the amount of Series 2025 
Prepayment Principal due by the amount of money in the Series 2025 Reserve Account that will 
be in excess of the Series 2025 Reserve Requirement for the Series 2025 Bonds, taking into 
account the proposed Prepayment.  Such excess shall be transferred to the Series 2025 Prepayment 
Subaccount of the Series 2025 Bond Redemption Account, as a result of such Prepayment.  The 
District Manager, on behalf of the Issuer, shall make such calculation within ten (10) Business 
Days after such Prepayment and shall instruct the Trustee in writing to transfer such amount of 
credit given to the respective landowner from the Series 2025 Reserve Account to the Series 2025 
Prepayment Subaccount of the Series 2025 Bond Redemption Account to be used for the 
extraordinary mandatory redemption of the Series 2025 Bonds in accordance with Section 
3.01(b)(i) hereof.  The Trustee is authorized to make such transfers and has no duty to verify such 
calculations.  Notwithstanding any of the foregoing, amounts on deposit in the Series 2025 Reserve 
Account shall be transferred by the Trustee, in the amounts directed in writing by the Majority 
Holders of the Series 2025 Bonds to the Series 2025 General Redemption Subaccount, if as a result 
of the application of Article X of the Master Indenture, the proceeds received from lands sold 
subject to the Series 2025 Special Assessments and applied to redeem a portion of the Series 2025 
Bonds is less than the principal amount of Series 2025 Bonds indebtedness attributable to such 
lands.   

Notwithstanding the foregoing, upon satisfaction of Reserve Release Conditions #1 and 
Reserve Release Conditions #2, the Trustee shall deposit such excess as directed by the District 
Manager in writing on deposit in the Series 2025 Reserve Account to the Series 2025 Acquisition 
and Construction Account and pay such amount as designated in a requisition in the form attached 
hereto as Exhibit C to the Issuer submitted by the Developer within thirty (30) days of such transfer 
which requisition shall be executed by the Issuer and the Consulting Engineer.  Such payment is 
authorized notwithstanding that the Completion Date might have been declared; provided, the 
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Developer can establish, to the satisfaction of the Consulting Engineer, Costs of the Assessment 
Area Three Project that were not paid from moneys initially deposited in the Series 2025 
Acquisition and Construction Account. In the event that there are no unreimbursed costs to pay to 
the Developer, such excess moneys transferred from the Series 2025 Reserve Account to the Series 
2025 Acquisition and Construction Account shall be deposited into the Series 2025 General 
Redemption Subaccount of the Series 2025 Bond Redemption Account upon direction to the 
Trustee by the District.  If no completed requisition as provided in this section is submitted to the 
Trustee within thirty (30) days of moneys having been transferred from the Series 2025 Reserve 
Account to the Series 2025 Acquisition and Construction Account as a result of the satisfaction of 
Reserve Release Conditions #1 and Reserve Release Conditions #2, such excess moneys in the 
Series 2025 Acquisition and Construction Account shall then be transferred by the Trustee to the 
Series 2025 General Redemption Subaccount and applied to the redemption of Series 2025 Bonds 
as provided in Section 4.01(a) hereinabove. 

In addition, and together with the moneys transferred from the Series 2025 Reserve 
Account pursuant to this paragraph, if the amount on deposit in the Series 2025 General 
Redemption Subaccount, is not sufficient to redeem a principal amount of the Series 2025 Bonds 
in an Authorized Denomination, the Trustee is authorized to withdraw amounts from the Series 
2025 Revenue Account to round up the amount in the Series 2025 General Redemption 
Subaccount to the nearest Authorized Denomination.  Notwithstanding the foregoing, no transfers 
from the Series 2025 Revenue Account shall be made to pay interest on and/or principal of the 
Series 2025 Bonds for the redemption pursuant to Section 3.01(b)(iii) if as a result the deposits 
required under Section 4.02 FIRST through FIFTH cannot be made in full. 

(g) Pursuant to Section 6.06 of the Master Indenture, the Trustee shall establish a 
separate Series Bond Redemption Account within the Bond Redemption Fund designated as the 
"Series 2025 Bond Redemption Account" and within such Account, a "Series 2025 General 
Redemption Subaccount," a "Series 2025 Optional Redemption Subaccount," and a "Series 2025 
Prepayment Subaccount." Except as otherwise provided in this Third Supplemental Trust 
Indenture regarding Prepayments or in connection with the optional redemption of the Series 2025 
Bonds, moneys to be deposited into the Series 2025 Bond Redemption Account as provided in 
Section 6.06 of the Master Indenture, shall be deposited to the Series 2025 General Redemption 
Subaccount. 

(h) Moneys that are deposited into the Series 2025 General Redemption Subaccount 
(including all earnings on investments held therein) shall be used to call for the extraordinary 
mandatory redemption (i) in whole, pursuant to Section 3.01(b)(ii) hereof, the Outstanding amount 
of Series 2025 Bonds or (ii) in whole or in part pursuant to Section 3.01(b)(iii) hereof. 

(i) Moneys in the Series 2025 Prepayment Subaccount (including all earnings on 
investments held in such Series 2025 Prepayment Subaccount) shall be accumulated therein to be 
used to call for redemption pursuant to Section 3.01(b)(i) hereof an amount of Series 2025 Bonds 
equal to the amount of money transferred to the Series 2025 Prepayment Subaccount of the Series 
2025 Bond Redemption Account for the purpose of such extraordinary mandatory redemption on 
the dates and at the price provided in such Section 3.01(b)(i) hereof.  In addition, and together with 
the moneys transferred from the Series 2025 Reserve Account pursuant to paragraph (f) above, if 
the amount on deposit in the Series 2025 Prepayment Subaccount is not sufficient to redeem a 
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principal amount of the Series 2025 Bonds in an Authorized Denomination, the Trustee upon 
written direction from the Issuer, shall be authorized to withdraw amounts from the Series 2025 
Revenue Account to deposit to the Series 2025 Prepayment Subaccount to round-up the amount 
to the nearest Authorized Denomination.  Notwithstanding the foregoing, no transfers from the 
Series 2025 Revenue Account shall be directed by the Issuer to pay interest on and/or principal of 
the Series 2025 Bonds for the redemption pursuant to Section 3.01(b)(i) if as a result the deposits 
required under Section 4.02 FIRST through FIFTH cannot be made in full. 

(j) The Issuer hereby directs the Trustee to establish a separate account in the Rebate 
Fund designated as the "Series 2025 Rebate Account."  Moneys shall be deposited into the Series 
2025 Rebate Account, as provided in the Arbitrage Certificate and applied for the purposes 
provided therein. 

(k) Moneys on deposit in the Series 2025 Optional Redemption Subaccount shall be 
used to optionally redeem all or a portion of the Series 2025 Bonds pursuant to Section 3.01(a) 
hereof. 

SECTION 4.02. Series 2025 Revenue Account.  The Trustee shall transfer from 
amounts on deposit in the Series 2025 Revenue Account to the Funds and Accounts designated 
below, the following amounts, at the following times and in the following order of priority: 

FIRST, upon receipt but no later than the Business Day next preceding each Interest 
Payment Date, commencing November 1, 2025, to the Series 2025 Interest Account of the Debt 
Service Fund, an amount equal to the interest on the Series 2025 Bonds becoming due on the next 
succeeding Interest Payment Date, less any amount on deposit in the Series 2025 Interest Account 
not previously credited; 

SECOND, no later than the Business Day next preceding each May 1, commencing May 
1, 2026, to the Series 2025 Sinking Fund Account, an amount equal to the principal amount of 
Series 2025 Bonds subject to sinking fund redemption on such May 1, less any amount on deposit 
in the Series 2025 Sinking Fund Account not previously credited; 

THIRD, upon receipt but no later than the Business Day next preceding each Interest 
Payment Date while Series 2025 Bonds remain Outstanding, to the Series 2025 Reserve Account, 
an amount equal to the amount, if any, which is necessary to make the amount on deposit therein 
equal to the Reserve Requirement for the Series 2025 Bonds; 

FOURTH, notwithstanding the foregoing, at any time the Series 2025 Bonds are subject to 
redemption on a date which is not a May 1 or November 1 Interest Payment Date, the Trustee shall 
be authorized to transfer to the Series 2025 Interest Account, the amount necessary to pay interest 
on the Series 2025 Bonds subject to redemption on such date; and 

FIFTH, subject to the foregoing paragraphs, the balance of any moneys remaining after 
making the foregoing deposits shall be first deposited into the Series 2025 Costs of Issuance 
Account upon the written request of the Issuer to cover any deficiencies in the amount allocated 
to pay the cost of issuing the Series 2025 Bonds and next, any balance in the Series 2025 Revenue 
Account shall remain on deposit in such Series 2025 Revenue Account, unless needed to be 
transferred to the Series 2025 Prepayment Subaccount for the purposes of rounding the principal 
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amount of a Series 2025 Bond subject to extraordinary mandatory redemption pursuant to Sections 
4.01(f) or 4.01(i) hereof to an Authorized Denomination, or unless pursuant to the Arbitrage 
Certificate, it is necessary to make a deposit into the Series 2025 Rebate Fund, in which case, the 
Issuer shall direct the Trustee to make such deposit thereto. 

In addition to a redemption of Series 2025 Bonds from Prepayments on deposit in the Series 
2025 Prepayment Subaccount, the Trustee is further authorized, upon written direction from the 
Issuer, to transfer from the Series 2025 Revenue Account to the Series 2025 General Redemption 
Subaccount sufficient funds to cause the redemption of the next closest Authorized Denomination 
of Series 2025 Bonds, as provided in Section 4.01(i) hereof. 

SECTION 4.03. Power to Issue Series 2025 Bonds and Create Lien.  The Issuer is 
duly authorized under the Act and all applicable laws of the State to issue the Series 2025 Bonds, 
to execute and deliver the Series 2025 Indenture and to pledge the Series 2025 Pledged Revenues 
for the benefit of the Series 2025 Bonds to the extent set forth herein.  The Series 2025 Pledged 
Revenues are not and shall not be subject to any other lien senior to or on a parity with the lien 
created in favor of the Series 2025 Bonds, except as otherwise permitted under the Master 
Indenture and Section 5.04 hereof.  The Series 2025 Bonds and the provisions of the Series 2025 
Indenture are and will be valid and legally enforceable obligations of the Issuer in accordance with 
their respective terms.  The Issuer shall, at all times, to the extent permitted by law, defend, 
preserve and protect the pledge created by the Series 2025 Indenture and all the rights of the 
Holders of the Series 2025 Bonds under the Series 2025 Indenture against all claims and demands 
of all persons whomsoever. 

SECTION 4.04. Assessment Area Three Project to Conform to Engineer's Report.  
Simultaneously with the issuance of the Series 2025 Bonds, the Issuer will promptly proceed to 
construct and/or acquire the Assessment Area Three Project, as described in Exhibit A hereto and 
in the Engineer's Report relating thereto, all pursuant to the terms and provisions of the Acquisition 
Agreement. 

SECTION 4.05. Prepayments; Removal of Series 2025 Special Assessment Liens. 

(a) At any time any owner of property subject to the Series 2025 Special Assessments 
may, at its option, or as a result of acceleration of the Series 2025 Special Assessments because of 
non-payment thereof or because of an obligation to make a true-up payment pursuant to the True-
Up Agreement, shall, or by operation of law, require the Issuer to reduce or release and extinguish 
the lien upon its property by virtue of the levy of the Series 2025 Special Assessments by paying 
or causing there to be paid, to the Issuer all or a portion of the Series 2025 Special Assessment, 
which shall constitute Series 2025 Prepayment Principal, plus, except as provided below, accrued 
interest to the next succeeding Quarterly Redemption Date (or the first succeeding Quarterly 
Redemption Date that is at least forty-five (45) days after such Prepayment, if such Prepayment is 
made within forty-five (45) calendar days before the next succeeding Quarterly Redemption Date, 
as the case may be), attributable to the property subject to Series 2025 Special Assessments owned 
by such owner.  To the extent that such Prepayments are to be used to redeem Series 2025 Bonds 
pursuant to Section 3.01(b)(i) hereof, in the event the amount on deposit in the Series 2025 Reserve 
Account will exceed the Series 2025 Reserve Requirement for the Series 2025 Bonds as a result 
of a Prepayment in accordance with this Section 4.05(a) and the resulting extraordinary mandatory 
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redemption in accordance with Section 3.01(b)(i) of this Third Supplemental Trust Indenture of 
Series 2025 Bonds, the excess amount shall be transferred from the Series 2025 Reserve Account 
to the Series 2025 Prepayment Subaccount, as a credit against the Series 2025 Prepayment 
Principal otherwise required to be paid by the owner of such lot or parcel, upon written instructions 
of the Issuer to the Trustee together with a certificate of a Responsible Officer of the Issuer, upon 
which the Trustee may conclusively rely, stating that, after giving effect to such transfers sufficient 
moneys will be on deposit in the Series 2025 Reserve Account to equal or exceed the Series 2025 
Reserve Requirement. 

(b) Upon receipt of Series 2025 Prepayment Principal as described in paragraph (a) 
above, subject to satisfaction of the conditions set forth therein, the Issuer shall immediately pay 
the amount so received to the Trustee, and the Issuer shall take such action as is necessary to record 
in the official improvement lien book of the District that the Series 2025 Special Assessment has 
been paid in whole or in part and that such Series 2025 Special Assessment lien is thereby reduced, 
or released and extinguished, as the case may be. 

(c) If any property shall be offered for sale for the nonpayment of any Series 2025 
Special Assessment and no person or persons shall purchase such property for an amount equal to 
the full amount due on the Series 2025 Special Assessments (principal, interest, penalties and costs, 
plus attorneys' fees, if any), the property may then be purchased by the Issuer for an amount equal 
to the balance due on the Series 2025 Special Assessments (principal, interest, penalties and costs, 
plus attorneys' fees, if any), from any legally available funds of the Issuer and the Issuer shall 
receive in its corporate name or in the name of a special purpose entity title to the property for the 
benefit of the Beneficial Owners of the Series 2025 Bonds.  The Issuer, either through its own 
actions, or actions caused to be taken through the Trustee, shall have the power and shall lease or 
sell such property, and deposit all of the net proceeds of any such lease or sale into the Series 2025 
Revenue Account.  The Issuer, either through its own actions, or actions caused to be taken through 
the Trustee, agrees that it shall be required to take the measures provided by law for sale of property 
acquired by it as trustee for the Beneficial Owners of the Series 2025 Bonds within sixty (60) days 
after the receipt of the request therefor signed by the Trustee or the Majority Holder. 

The Trustee may conclusively rely on the Issuer's determination of what moneys constitute 
Prepayments.  The Trustee shall calculate the amount available for the extraordinary mandatory 
redemption of the applicable Series 2025 Bonds pursuant to Section 3.01(b)(i) forty-five (45) days 
prior to each Quarterly Redemption Date. 

[END OF ARTICLE IV]  
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ARTICLE V 
COVENANTS AND DESIGNATIONS OF THE ISSUER 

SECTION 5.01. Collection of Series 2025 Special Assessments.   The Series 2025 
Special Assessments levied for each full year on platted lots shall be collected pursuant to the 
uniform method provided for in Sections 197.3632 and 197.3635 Florida Statutes, (the "Uniform 
Method") unless the District determines that it is in its best interests to collect directly.  The Series 
2025 Special Assessments levied on unplatted lots or lands shall be billed and collected directly 
by the District pursuant to the Act and Chapters 170 and 197, Florida Statutes, and not pursuant to 
the Uniform Method unless the District determines that it is in its best interests to do so.  Prior to 
an Event of Default, the election to collect and enforce Series 2025 Special Assessments in any 
year pursuant to any one method shall not, to the extent permitted by law, preclude the District 
from electing to collect and enforce Series 2025 Special Assessments pursuant to any other method 
permitted by law in any subsequent year.  Following an Event of Default, Series 2025 Special 
Assessments levied on platted lots shall be collected pursuant to the Uniform Method and Series 
2025 Special Assessments levied on unplatted lots or lands shall be billed and collected directly 
by the District pursuant to the Act and Chapters 170 and 197, Florida Statutes, and not pursuant to 
the Uniform Method, in each case unless the Trustee, acting at the direction of the Majority Holders 
of the Series 2025 Bonds Outstanding, provides written consent/direction to a different method of 
collection.  All Series 2025 Special Assessments that are billed and collected directly by the 
District and not via the Uniform Method shall be due and payable by the landowner no later than 
thirty (30) days prior to each Interest Payment Date; provided, however, that such Series 2025 
Special Assessments shall not be deemed to be delinquent unless and until they are not paid by the 
applicable Interest Payment Date with respect to which they have been billed.  The assessment 
methodology shall not be materially amended without the written consent of the Majority Holders, 
which consent shall not be unreasonably withheld, delayed or conditioned in the absence of an 
Event of Default, or as required by a court of competent jurisdiction. Amendments to the 
assessment methodology to assign equivalent residential units to new product types shall not 
constitute a material amendment. 

Notwithstanding any other provision in the Master Indenture to the contrary, upon the 
occurrence of an Event of Default, if the Trustee, acting at the direction of the Majority Holder of 
the Series 2025 Bonds, requests that the Issuer not use the Uniform Method to collect the Series 
2025 Special Assessments levied by the Issuer for the purpose of paying the Debt Service 
Requirements of the Series 2025 Bonds, but instead collect and enforce the Series 2025 Special 
Assessments levied by the Issuer for the purpose of paying the Debt Service Requirements on the 
Series 2025 Bonds pursuant to another available method under the Act, Chapter 170, Florida 
Statutes, or Chapter 197, Florida Statutes, or any successor statutes thereto, then the Issuer shall 
collect and enforce said Series 2025 Special Assessments in the manner and pursuant to the method 
so requested by the Trustee.  Any Series 2025 Special Assessments that are not collected pursuant 
to the Uniform Method shall be billed directly to the applicable Developer and be payable not later 
than thirty (30) days prior to each Interest Payment Date. 

SECTION 5.02. Continuing Disclosure.  Contemporaneously with the execution and 
delivery hereof, each of the Issuer and the Developer has executed and delivered a Continuing 
Disclosure Agreement in order to assist the Underwriter in complying with the requirements of 
Rule 15c2-12 promulgated under the Securities Exchange Act of 1934.  The Issuer covenants and 
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agrees to comply with the provisions of the Continuing Disclosure Agreement applicable to it; 
however, as set forth therein, failure to so comply shall not constitute an Event of Default 
hereunder, but shall instead be enforceable by mandamus or any other means of specific 
performance. 

SECTION 5.03. Investment of Funds and Accounts.  The provisions of Section 7.02 
of the Master Indenture shall apply to the investment and reinvestment of moneys in the Funds, 
Accounts and subaccounts therein created hereunder. 

SECTION 5.04. Additional Obligations.  The District covenants not to issue any 
other Bonds or other debt obligations secured by the Series 2025 Special Assessments.  In addition, 
the Issuer covenants not to issue any other Bonds or debt obligations for capital projects, secured 
by Special Assessments on the assessable lands within the District that are subject to the Series 
2025 Special Assessments, until the Series 2025 Special Assessments are Substantially Absorbed.  
The District shall present the Trustee with a certification that the Series 2025 Special Assessments 
are Substantially Absorbed and the Trustee may rely conclusively upon such certification and shall 
have no duty to verify if the Series 2025 Special Assessments are Substantially Absorbed.  In the 
absence of such written certification, the Trustee is entitled to assume that the Series 2025 Special 
Assessments have not been Substantially Absorbed.   

Notwithstanding any of the foregoing, the District shall not be precluded from issuing other 
Bonds or debt obligations for capital projects secured by Special Assessments, or imposing Special 
Assessments or non-ad valorem assessments on lands within the District for the health, safety, and 
welfare of the District's residents or for purposes of remediating any natural disaster, catastrophic 
damage, or failure that has occurred with respect to any capital project or any component thereof. 

SECTION 5.05. Requisite Owners for Direction or Consent.  Anything in the Master 
Indenture to the contrary notwithstanding, any direction or consent or similar provision which 
requires greater than fifty percent of the Owners, shall in each case be deemed to refer to, and shall 
mean, the Majority Holders. 

SECTION 5.06. Acknowledgement Regarding the Moneys in the Series 2025 
Acquisition and Construction Account Following an Event of Default.  In accordance with the 
provisions of the Series 2025 Indenture, the Series 2025 Bonds are payable solely from the Series 
2025 Pledged Revenues and any other moneys held by the Trustee under the Series 2025 Indenture 
for such purpose.  Anything in the Series 2025 Indenture to the contrary notwithstanding, the Issuer 
hereby acknowledges that the Series 2025 Pledged Revenues include, without limitation, all 
amounts on deposit in the Series 2025 Acquisition and Construction Account of the Acquisition 
and Construction Fund then held by the Trustee, and that upon the occurrence of an Event of 
Default with respect to the Series 2025 Bonds, (i) the Series 2025 Pledged Revenues may not be 
used by the Issuer (whether to pay costs of the Assessment Area Three Project or otherwise) 
without the consent of the Majority Holders unless pursuant to an existing contract with a 
contractor unaffiliated with the developer and the Developer and (ii) the Series 2025 Pledged 
Revenues may be used by the Trustee, at the direction or with the approval of the Majority Holders, 
to pay costs and expenses incurred in connection with the pursuit of remedies under the Series 
2025 Indenture; provided, however, notwithstanding anything herein to the contrary the Trustee is 
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also authorized to utilize the Series 2025 Pledged Revenues to pay fees and expenses as provided 
in Section 10.11 of the Master Indenture. 

[END OF ARTICLE V] 
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ARTICLE VI 
THE TRUSTEE; THE PAYING AGENT AND REGISTRAR 

SECTION 6.01. Acceptance of Trust.  The Trustee accepts and agrees to execute the 
trusts hereby created and agrees to perform such trusts upon the terms and conditions set forth in 
the Series 2025 Indenture.  The Trustee agrees to act as Paying Agent, Registrar and Authenticating 
Agent for the Series 2025 Bonds. 

SECTION 6.02. Trustee's Duties.  The Trustee shall not be responsible in any 
manner for the due execution of this Third Supplemental Trust Indenture by the Issuer or for the 
recitals contained herein (except for the certificate of authentication on the Series 2025 Bonds), all 
of which are made solely by the Issuer.  Nothing contained herein shall limit the rights, benefits, 
privileges, protection and entitlement inuring to the Trustee under the Master Indenture. 

[END OF ARTICLE VI] 
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ARTICLE VII 
MISCELLANEOUS PROVISIONS 

SECTION 7.01. Interpretation of Third Supplemental Trust Indenture.  This Third 
Supplemental Trust Indenture amends and supplements the Master Indenture with respect to the 
Series 2025 Bonds, and all of the provisions of the Master Indenture, to the extent not inconsistent 
herewith, are incorporated in this Third Supplemental Trust Indenture by reference. To the 
maximum extent possible, the Master Indenture and the Third Supplemental Trust Indenture shall 
be read and construed as one document. 

SECTION 7.02. Additional Matters Relating to Events of Default.  In addition to the 
events above set forth in Section 10.02 of the Master Indenture, each of the following events shall 
be an Event of Default with respect to the Series 2025 Bonds, notwithstanding anything to the 
contrary in the Master Indenture: 

(a) any portion of the Series 2025 Special Assessments pledged to the Series 
2025 Bonds shall have become delinquent Series 2025 Special Assessments and, as the 
result thereof, the Indenture authorizes the Trustee to withdraw funds in an amount greater 
than twenty-five percent (25%) of the amount on deposit in 2025 Reserve Account to pay 
the Debt Service Requirements on the Series 2025 Bonds (regardless of whether the 
Trustee does or does not actually withdraw such funds from the Series 2025 Reserve 
Account to pay the Debt Service Requirements on the Series 2025 Bonds) (the foregoing 
being referred to as a “2025 Reserve Account Event”) unless within ninety (90) days from 
the Series 2025 Reserve Account Event the District has either (i) replenished the amounts, 
if any, withdrawn from the Series 2025 Reserve Account or (ii) the portion of the 
delinquent Series 2025 Special Assessments giving rise to the Series 2025 Reserve 
Account Event are paid and are no longer delinquent; and 

(b) more than fifty percent (50%) of the operation and maintenance assessments 
that are directly billed by the District and levied by the District on tax parcels subject to 
the Series 2025 Special Assessments are not paid by the date such are due and payable and 
such default continues for sixty (60) days after the date when due  The District shall give 
written notice to the Trustee of the occurrence of the event set forth in this paragraph (b) 
not later than 10 days after the end of the sixty day period referred to in the preceding 
sentence. The Trustee shall not be deemed to have knowledge of the occurrence of such an 
Event of Default absent notice thereof from the District. 

SECTION 7.03. Amendments.  Any amendments to this Third Supplemental Trust 
Indenture shall be made pursuant to the provisions for amendment contained in the Master 
Indenture. 

SECTION 7.04. Counterparts.  This Third Supplemental Trust Indenture may be 
executed in any number of counterparts, each of which when so executed and delivered shall be 
an original; but such counterparts shall together constitute but one and the same instrument. 
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SECTION 7.05. Appendices and Exhibits.  Any and all schedules, appendices or 
exhibits referred to in and attached to this Third Supplemental Trust Indenture are hereby 
incorporated herein and made a part of this Third Supplemental Trust Indenture for all purposes. 

SECTION 7.06. Payment Dates.  In any case in which an Interest Payment Date or 
the maturity date of the Series 2025 Bonds or the date fixed for the redemption of any Series 2025 
Bonds shall be other than a Business Day, then payment of interest, principal or Redemption Price 
need not be made on such date but may be made on the next succeeding Business Day, with the 
same force and effect as if made on the due date, and no interest on such payment shall accrue for 
the period after such due date if payment is made on such next succeeding Business Day. 

SECTION 7.07. No Rights Conferred on Others.  Nothing herein contained shall 
confer any right upon any Person other than the parties hereto and the Holders of the Series 2025 
Bonds, and no other person is intended to be a third-party beneficiary hereof to be entitled to assert 
or preserve any claim hereunder. 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK – SIGNATURE PAGE FOLLOWS] 
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IN WITNESS WHEREOF, Edgewater East Community Development District has 
caused this Third Supplemental Trust Indenture to be executed by the Chair of its Board of 
Supervisors and its corporate seal to be hereunto affixed and attested by the Secretary of its Board 
of Supervisors and U.S. Bank Trust Company, National Association has caused this Third 
Supplemental Trust Indenture to be executed by one of its authorized signatories, all as of the day 
and year first above written. 

[SEAL] 

Attest: 

By: __________________________________ 
Name: Craig Wrathell 
Title: Secretary, Board of Supervisors 

EDGEWATER EAST COMMUNITY 
DEVELOPMENT DISTRICT 

By: ___________________________________ 
Name: Noah Breakstone 
Title: Chair, Board of Supervisors 

 U.S. BANK TRUST COMPANY, 
NATIONAL ASSOCIATION, 
as Trustee, Paying Agent and Registrar 

By: ___________________________________ 
Name: Amanda Kumar 
Title: Vice President 

 

 

A-1 

EXHIBIT A 
DESCRIPTION OF ASSESSMENT AREA THREE PROJECT 

The Assessment Area Three Project includes, but is not limited to the following public 
infrastructure described in the Supplemental Engineer’s Report for Assessment Area 3 (ED-6S) 
for the Edgewater East Community Development District, dated January 9, 2025, prepared by 
Hanson, Walter & Associates, Inc.:  

Assessment Area 3 Project Description Estimated Costs (6) 
Roadways (includes traffic signal and box culvert) (2,4) $ 7,000,000
Right of Way Acquisition 500,000
Stormwater Management 2,800,000
Utilities (Water, Sewer, Reclaim) (4) 2,800,000
Hardscape/Landscape/Irrigation/Trails (4)  3,200,000
Undergrounding of Conduit (3,4) 2,200,000
Environmental Conservation/Mitigation 800,000
Professional Services (4) 2,400,000
Contingency (10%) (4) 2,170,000
Total  $23,870,000

1. Infrastructure consist of public Roadway Improvements, Stormwater management facilities, master sanitary 
sewer lift station and utilities, water utilities, entry feature, landscaping and signage, wetland mitigation, 
and public neighborhood parks, all of which will be located on land owned by or subject to a permanent 
easement in favor of the District or another governmental agency. 

2. Includes subgrade, base, asphalt paving, curbing, traffic control, street signage, striping and civil/site 
engineering. 

3. Costs shown only include the incremental cost of undergrounding and do not include the costs of the 
streetlights. 

4. The costs associated with the infrastructure are a master cost and are effectively shared by the entire project 
(All Phases). 

5. Estimates are based on 2024 costs. 

Please note that estimated individual element totals may vary and are only to establish a Total Estimated 
Costs of Improvements. The costs estimated herein do not include anticipated carrying costs, interest 
reserves, or other anticipated District expenditures that may be incurred. 
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EXHIBIT B 

[FORM OF SERIES 2025 BOND] 

R-1 $________
 

UNITED STATES OF AMERICA 
STATE OF FLORIDA 

EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
SPECIAL ASSESSMENT REVENUE BOND, SERIES 2025  

(ASSESSMENT ARE THREE) 
 

Interest Rate Maturity Date Date of Original Issuance CUSIP 
_______% May 1, 20__ ______ __, 2025 _________ 

 
Registered Owner:  CEDE & CO. 

Principal Amount: 

KNOW ALL PERSONS BY THESE PRESENTS that the Edgewater East Community 
Development District (the "Issuer"), for value received, hereby promises to pay to the Registered 
Owner shown above or registered assigns, on the Maturity Date set forth above, from the sources 
hereinafter mentioned, the principal amount set forth above (with interest thereon at the interest 
rate per annum set forth above, computed on 360-day year of twelve 30-day months), said principal 
payable on the Maturity Date set forth above.  Principal of and interest on this Bond are payable 
by U.S. Bank Trust Company, National Association, in Fort Lauderdale, Florida, as paying agent 
(said U.S. Bank Trust Company, National Association and/or any bank or trust company to become 
successor paying agent being herein called the "Paying Agent"), made payable to the Registered 
Owner and mailed on each Interest Payment Date commencing November 1, 2025 to the address 
of the Registered Owner as such name and address shall appear on the registry books of the Issuer 
maintained by U.S. Bank Trust Company, National Association, as Registrar (said U.S. Bank Trust 
Company, National Association and any successor Registrar being herein called the "Registrar") 
at the close of business on the fifteenth day of the calendar month preceding each Interest Payment 
Date or the date on which the principal of a Bond is to be paid (the "Record Date"), provided 
however presentation is not required for payment while the Series 2025 Bonds are registered in 
book-entry only form.  Such interest shall be payable from the most recent Interest Payment Date 
next preceding the date of authentication hereof to which interest has been paid, unless the date of 
authentication hereof is a May 1 or November 1 to which interest has been paid, in which case 
from the date of authentication hereof, or unless such date of authentication is prior to November 
1, 2025, in which case from the date of initial delivery, or unless the date of authentication hereof 
is between a Record Date and the next succeeding Interest Payment Date, in which case from such 
Interest Payment Date.  Any such interest not so punctually paid or duly provided for shall 
forthwith cease to be payable to the Registered Owner on such Record Date and may be paid to 
the person in whose name this Bond is registered at the close of business on a Special Record Date 
for the payment of such defaulted interest to be fixed by the Paying Agent, notice whereof shall 
be given to Bondholders of record as of the fifth (5th) day prior to such mailing, at their registered 
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addresses, not less than ten (10) days prior to such Special Record Date, or may be paid, at any 
time in any other lawful manner, as more fully provided in the Series 2025 Indenture (defined 
below).  Any capitalized term used in this Bond and not otherwise defined shall have the meaning 
ascribed to such term in the Series 2025 Indenture. 

THE SERIES 2025 BONDS ARE LIMITED OBLIGATIONS OF THE ISSUER 
PAYABLE SOLELY OUT OF THE SERIES 2025 PLEDGED REVENUES PLEDGED 
THEREFOR UNDER THE SERIES 2025 INDENTURE AND NEITHER THE PROPERTY, 
THE FULL FAITH AND CREDIT, NOR THE TAXING POWER OF THE ISSUER, OSCEOLA 
COUNTY, FLORIDA (THE "COUNTY"), THE CITY OF ST. CLOUD, FLORIDA (THE 
"CITY"), THE STATE OF FLORIDA (THE "STATE"), OR ANY OTHER POLITICAL 
SUBDIVISION THEREOF, IS PLEDGED AS SECURITY FOR THE PAYMENT OF THE 
SERIES 2025 BONDS, EXCEPT THAT THE ISSUER IS OBLIGATED UNDER THE SERIES 
2025 INDENTURE TO LEVY AND TO EVIDENCE AND CERTIFY, OR CAUSE TO BE 
CERTIFIED, FOR COLLECTION, SERIES 2025 SPECIAL ASSESSMENTS (AS DEFINED IN 
THE THIRD SUPPLEMENTAL TRUST INDENTURE) TO SECURE AND PAY THE SERIES 
2025 BONDS.  THE SERIES 2025 BONDS DO NOT CONSTITUTE AN INDEBTEDNESS OF 
THE ISSUER, THE COUNTY, THE CITY, THE STATE, OR ANY OTHER POLITICAL 
SUBDIVISION THEREOF WITHIN THE MEANING OF ANY CONSTITUTIONAL OR 
STATUTORY PROVISION OR LIMITATION. 

This Bond is one of an authorized issue of Series 2025 Bonds of the Edgewater East 
Community Development District, a community development district duly created, organized and 
existing under Chapter 190, Florida Statutes (the Uniform Community Development District Act 
of 1980), as amended (the "Act"), Ordinance No. 2020-49 enacted by the Board of County 
Commissioners of Osceola County, Florida on June 15, 2020 and effective on June 16, 2020, as 
amended by Ordinance No. 2020-66, Ordinance No. 2021-86, and Ordinance No. 2023-15, 
enacted by the Board of County Commissioners of Osceola County, Florida on September 21, 
2020, December 13, 2021 and December 18, 2023, respectively, and effective on September 23, 
2020, December 16, 2021 and December 27, 2023, respectively, designated as "Edgewater East 
Community Development District Special Assessment Revenue Bonds, Series 2025 (Assessment 
Area Three)" (the "Series 2025 Bonds"), in the aggregate principal amount of ____________ and 
00/100 Dollars ($__________) of like date, tenor and effect, except as to number.  The Series 2025 
Bonds are being issued under authority of the laws and Constitution of the State, including 
particularly the Act, to pay, among other things, the costs of constructing and/or acquiring the 
Assessment Area Three Project (as defined in the herein referred to Series 2025 Indenture).  The 
Series 2025 Bonds shall be issued as fully registered Series 2025 Bonds in Authorized 
Denominations, as set forth in the Series 2025 Indenture.  The Series 2025 Bonds are issued under 
and secured by a Master Trust Indenture dated as of March 1, 2021 (the "Master Indenture"), as 
supplemented by a Third Supplemental Trust Indenture dated as of _______ 1, 2025 (the "Third 
Supplemental Trust Indenture" and together with the Master Indenture, the "Series 2025 
Indenture"), each by and between the Issuer and the Trustee, executed counterparts of which are 
on file at the designated corporate trust office of the Trustee in Fort Lauderdale, Florida. 

Reference is hereby made to the Series 2025 Indenture for the provisions, among others, 
with respect to the custody and application of the proceeds of the Series 2025 Bonds issued under 
the Series 2025 Indenture, the operation and application of the Series 2025 Reserve Account within 
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the Reserve Fund and other Funds and Accounts (each as defined in the Series 2025 Indenture) 
charged with and pledged to the payment of the principal of and the interest on the Series 2025 
Bonds, the levy and the evidencing and certifying for collection, of the Series 2025 Special 
Assessments, the nature and extent of the security for the Series 2025 Bonds, the terms and 
conditions on which the Series 2025 Bonds are issued, the rights, duties and obligations of the 
Issuer and of the Trustee under the Series 2025 Indenture, the conditions under which such Series 
2025 Indenture may be amended without the consent of the Registered Owners of the Series 2025 
Bonds, the conditions under which such Series 2025 Indenture may be amended with the consent 
of the Registered Owners of a majority in aggregate principal amount of the Series 2025 Bonds 
outstanding, and as to other rights and remedies of the Registered Owners of the Series 2025 
Bonds. 

The owner of this Bond shall have no right to enforce the provisions of the Series 2025 
Indenture or to institute action to enforce the covenants therein, or to take any action with respect 
to any event of default under the Series 2025 Indenture or to institute, appear in or defend any suit 
or other proceeding with respect thereto, except as provided in the Series 2025 Indenture. 

It is expressly agreed by the Registered Owner of this Bond that such Registered Owner 
shall never have the right to require or compel the exercise of the ad valorem taxing power of the 
Issuer, the County, the City, the State or any other political subdivision thereof, or taxation in any 
form of any real or personal property of the Issuer, the County, the City, the State or any other 
political subdivision thereof, for the payment of the principal of and interest on this Bond or the 
making of any other sinking fund and other payments provided for in the Series 2025 Indenture, 
except for Series 2025 Special Assessments to be assessed and levied by the Issuer as set forth in 
the Series 2025 Indenture. 

By the acceptance of this Bond, the Registered Owner hereof assents to all the provisions 
of the Series 2025 Indenture.   

This Bond is payable from and secured by Series 2025 Pledged Revenues, as such term is 
defined in the Series 2025 Indenture, all in the manner provided in the Series 2025 Indenture.  The 
Series 2025 Indenture provides for the levy and the evidencing and certifying, of non-ad valorem 
assessments in the form of Series 2025 Special Assessments to secure and pay the Series 2025 
Bonds. 

The Series 2025 Bonds are subject to redemption prior to maturity in the amounts, at the 
times and in the manner provided below.  All payments of the redemption price of the Series 2025 
Bonds shall be made on the dates specified below.  Upon any redemption of Series 2025 Bonds 
other than in accordance with scheduled mandatory sinking fund redemption amounts, the Issuer 
shall cause to be recalculated and delivered to the Trustee revised mandatory sinking fund 
redemption amounts recalculated so as to amortize the Outstanding principal amount of Series 
2025 Bonds in substantially equal annual installments of principal and interest (subject to rounding 
to Authorized Denominations of principal) over the remaining term of the Series 2025 Bonds.  The 
mandatory sinking fund redemption amounts as so recalculated shall not result in an increase in 
the aggregate of the mandatory sinking fund redemption amounts for all Series 2025 Bonds in any 
year.  In the event of a redemption or purchase occurring less than forty-five (45) days prior to a 
date on which a mandatory sinking fund redemption amount is due, the foregoing recalculation 

 

B-4 

shall not be made to the mandatory sinking fund redemption amounts due in the year in which 
such redemption or purchase occurs, but shall be made to the mandatory sinking fund redemption 
amounts for the immediately succeeding and subsequent years. 

Optional Redemption 

The Series 2025 Bonds maturing after May 1, 20__ may, at the option of the Issuer be 
called for redemption prior to maturity as a whole or in part, at any time, on or after _______ 1, 
20__ (less than all Series 2025 Bonds of a maturity to be selected by lot), at a Redemption Price 
equal to the principal amount of  Series 2025 Bonds to be redeemed, plus accrued interest from 
the most recent Interest Payment Date through which interest has been paid to the redemption date 
from moneys on deposit in the Series 2025 Optional Redemption Subaccount of the Series 2025 
Bond Redemption Account.  If such optional redemption shall be in part, the Issuer shall select 
such principal amount of Series 2025 Bonds to be optionally redeemed from each maturity so that 
debt service on the remaining Outstanding Series 2025 Bonds is substantially level. 

Extraordinary Mandatory Redemption in Whole or in Part 

The Series 2025 Bonds are subject to extraordinary mandatory redemption prior to maturity 
by the Issuer in whole or in part, on any date (other than in the case of clause (i) below, which 
extraordinary mandatory redemption in part must occur on a Quarterly Redemption Date), at a 
Redemption Price equal to 100% of the principal amount of the Series 2025 Bonds to be redeemed, 
plus interest accrued to the redemption date, as follows: 

(i) from Series 2025 Prepayment Principal deposited into the Series 2025 Prepayment 
Subaccount of the Series 2025 Bond Redemption Account following the payment in whole or in 
part of Series 2025 Special Assessments on any assessable property within the Assessment Area 
Three within the District in accordance with the provisions of Section 4.05(a) of the Third 
Supplemental Trust Indenture, together with any excess moneys transferred by the Trustee from 
the Series 2025 Reserve Account to the Series 2025 Prepayment Subaccount as a result of such 
Prepayment and pursuant to Sections 4.01(f) and 4.05(a) of the Third Supplemental Trust 
Indenture.  If such redemption shall be in part, the Issuer shall select such principal amount of 
Series 2025 Bonds to be redeemed from each maturity so that debt service on the remaining 
Outstanding Series 2025 Bonds is substantially level. 

(ii) from moneys, if any, on deposit in the Funds, Accounts and subaccounts held by 
the Trustee under the Third Supplemental Trust Indenture (other than the Series 2025 Rebate Fund 
and the Series 2025 Acquisition and Construction Account) sufficient to pay and redeem all 
Outstanding Series 2025 Bonds and accrued interest thereon to the redemption date or dates in 
addition to all amounts owed to Persons under the Master Indenture. 

(iii) upon the Completion Date, from any funds remaining on deposit in the Series 2025 
Acquisition and Construction Account in accordance with the provisions of the Third 
Supplemental Trust Indenture, not otherwise reserved to complete the Assessment Area Three 
Project and transferred to the Series 2025 General Redemption Subaccount of the Series 2025 
Bond Redemption Account, together with moneys deposited therein in accordance with the 
provisions of the Third Supplemental Trust Indenture, as a result of the reduction of the Series 
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2025 Reserve Requirement.  If such redemption shall be in part, the Issuer shall select such 
principal amount of Series 2025 Bonds to be redeemed from each maturity so that debt service on 
the remaining Outstanding Series 2025 Bonds is substantially level. 

Mandatory Sinking Fund Redemption 

The Series 2025 Bonds maturing on May 1, 20__ are subject to mandatory sinking fund 
redemption from the moneys on deposit in the Series 2025 Sinking Fund Account on May 1 in the 
years and in the mandatory sinking fund redemption amounts set forth below at a Redemption 
Price of 100% of their principal amount plus accrued interest to the date of redemption. 

Year 

Mandatory Sinking 
Fund Redemption 

Amount Year 

Mandatory Sinking 
Fund Redemption 

Amount 
    
    
    
    

_________________ 
*  Maturity 

The Series 2025 Bonds maturing on May 1, 20__ are subject to mandatory sinking fund 
redemption from the moneys on deposit in the Series 2025 Sinking Fund Account on May 1 in the 
years and in the mandatory sinking fund redemption amounts set forth below at a Redemption 
Price of 100% of their principal amount plus accrued interest to the date of redemption.   

Year 

Mandatory Sinking 
Fund Redemption 

Amount              Year 

Mandatory Sinking 
Fund Redemption 

Amount 
    
    
    
    
    
    
    

_________________ 
*  Maturity 

The Series 2025 Bonds maturing on May 1, 20__ are subject to mandatory sinking fund 
redemption from the moneys on deposit in the Series 2025 Sinking Fund Account on May 1 in the 
years and in the mandatory sinking fund redemption amounts set forth below at a Redemption 
Price of 100% of their principal amount plus accrued interest to the date of redemption.   
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Year 

Mandatory Sinking 
Fund Redemption 

Amount     Year 

Mandatory Sinking 
Fund Redemption 

Amount 
    
    
    
    
    

_________________ 
*  Maturity 

Except as otherwise provided in the Series 2025 Indenture, if less than all of the Series 
2025 Bonds subject to redemption shall be called for redemption, the particular such Series 2025 
Bonds or portions of such Series 2025 Bonds to be redeemed shall be selected by lot by the 
Registrar as provided in the Series 2025 Indenture. 

Notice of each redemption of the Series 2025 Bonds is required to be sent by Electronic 
Means or mailed by the Registrar, postage prepaid, not less than thirty (30) nor more than sixty 
(60) days prior to the redemption date to each Registered Owner of the Series 2025 Bonds to be 
redeemed at the address of such Registered Owner recorded on the bond register maintained by 
the Registrar.  The Issuer may provide that the any optional redemption of Series 2025 Bonds 
issued under the Series 2025 Indenture may be subject to certain conditions; provided that the 
notice of such conditional optional redemption must expressly state that such optional redemption 
is conditional and describe the conditions for such redemption.  On the date designated for 
redemption, notice having been given and money for the payment of the Redemption Price being 
held by the Paying Agent, all as provided in the Series 2025 Indenture, the Series 2025 Bonds or 
such portions thereof so called for redemption shall become and be due and payable at the 
Redemption Price provided for the redemption of such Series 2025 Bonds or such portions thereof 
on such date, interest on such Series 2025 Bonds or such portions thereof so called for redemption 
shall cease to accrue, such Series 2025 Bonds or such portions thereof so called for redemption 
shall cease to be entitled to any benefit or security under the Series 2025 Indenture and the 
Registered Owners thereof shall have no rights in respect of such Series 2025 Bonds or such 
portions thereof so called for redemption except to receive payments of the Redemption Price 
thereof so held by the Paying Agent.  Further notice of redemption shall be given by the Registrar 
to certain registered securities depositories and information services as set forth in the Series 2025 
Indenture, but no defect in said further notice nor any failure to give all or any portion of such 
further notice shall in any manner defeat the effectiveness of a call for redemption if notice thereof 
is given as above prescribed. 

The Registered Owner of this Bond shall have no right to enforce the provisions of the 
Series 2025 Indenture or to institute action to enforce the covenants therein, or to take any action 
with respect to any Event of Default under the Series 2025 Indenture, or to institute, appear in or 
defend any suit or other proceeding with respect thereto, except as provided in the Series 2025 
Indenture. 

In certain events, on the conditions, in the manner and with the effect set forth in the Series 
2025 Indenture, the principal of all the Series 2025 Bonds then Outstanding under the Series 2025 
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Indenture may become and may be declared due and payable before the stated maturity thereof, 
with the interest accrued thereon. 

Modifications or alterations of the Series 2025 Indenture or of any Series 2025 Indenture 
supplemental thereto may be made only to the extent and in the circumstances permitted by the 
Series 2025 Indenture. 

Any moneys held by the Trustee or Paying Agent in trust for the payment and discharge of 
any Bond which remain unclaimed for two (2) years after the date when such Bond has become 
due and payable, either at its stated maturity date or by call for earlier redemption shall be paid to 
the Issuer, thereupon and thereafter no claimant shall have any rights against the Trustee or Paying 
Agent to or in respect of such moneys. 

If the Issuer deposits or causes to be deposited with the Trustee funds or Government 
Obligations (as defined in the Master Indenture) sufficient to pay the principal or Redemption 
Price of any Series 2025 Bond becoming due at maturity or by call for redemption in the manner 
set forth in the Series 2025 Indenture, together with the interest accrued to the due date, or date of 
redemption, as applicable, the lien of such Series 2025 Bonds as to the Trust Estate with respect 
to the Series 2025 Bonds shall be discharged, except for the rights of the Registered Owners thereof 
with respect to the funds so deposited as provided in the Series 2025 Indenture. 

This Bond shall have all the qualities and incidents, including negotiability, of investment 
securities within the meaning and for all the purposes of the Uniform Commercial Code of the 
State. 

This Bond shall initially be issued in the name of Cede & Co. as nominee for DTC, and so 
long as this Bond is held in book-entry-only form Cede & Co. shall be considered the Registered 
Owner for all purposes hereof, including the payment of the principal of and interest on this Bond.  
Payment to Direct Participants shall be the responsibility of DTC.  Payments by Direct Participants 
to Indirect Participants, and by Direct Participants and Indirect Participants to individual Beneficial 
Owners shall be the responsibility of Direct Participants and Indirect Participants and not of DTC, 
the Issuer or the Trustee. 

The Issuer shall keep books for the registration of the Series 2025 Bonds at the designated 
corporate trust office of the Registrar in Fort Lauderdale, Florida. Subject to the restrictions 
contained in the Series 2025 Indenture, and except when the Series 2025 Bonds are registered in 
book-entry-only form, the Series 2025 Bonds may be transferred or exchanged by the Registered 
Owner thereof in person or by his attorney duly authorized in writing only upon the books of the 
Issuer kept by the Registrar and only upon surrender thereof together with a written instrument of 
transfer satisfactory to the Registrar duly executed by the Registered Owner or his duly authorized 
attorney.  In all cases in which the privilege of transferring or exchanging Series 2025 Bonds is 
exercised, the Issuer shall execute and the Trustee shall authenticate and deliver a new Bond or 
Series 2025 Bonds in authorized form and in like aggregate principal amount in accordance with 
the provisions of the Series 2025 Indenture.  Every Bond presented or surrendered for transfer or 
exchange shall be duly endorsed or accompanied by a written instrument of transfer in form 
satisfactory to the Trustee, Paying Agent or the Registrar, duly executed by the Bondholder or his 
attorney duly authorized in writing.  Transfers and exchanges shall be made without charge to the 
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Bondholder, except that the Issuer or the Trustee may require payment of a sum sufficient to cover 
any tax or other governmental charge that may be imposed in connection with any transfer or 
exchange of Series 2025 Bonds.  Neither the Issuer nor the Registrar on behalf of the Issuer shall 
be required (i) to issue, transfer or exchange any Series 2025 Bond during a period beginning at 
the opening of business fifteen (15) days before the day of mailing of a notice of redemption of 
Series 2025 Bonds selected for redemption and ending at the close of business on the day of such 
mailing, or (ii) to transfer or exchange any Series 2025 Bond so selected for redemption in whole 
or in part. 

The Issuer, the Trustee, the Paying Agent and the Registrar shall deem and treat the person 
in whose name any Bond shall be registered upon the books kept by the Registrar as the absolute 
owner thereof (whether or not such Bond shall be overdue, and notwithstanding any notation of 
ownership or other writing thereon made by anyone other than the Issuer, the Trustee, any Paying 
Agent, the Registrar or the Authenticating Agent) for the purpose of receiving payment of or on 
account of the principal of, premium, if any, and interest on such Bond as the same becomes due, 
and for all other purposes.  All such payments so made to any such Registered Owner or upon his 
order shall be valid and effectual to satisfy and discharge the liability upon such Bond to the extent 
of the sum or sums so paid, and neither the Issuer, the Trustee, the Paying Agent, nor the Registrar 
shall be affected by any notice to the contrary. 

It is hereby certified and recited that all acts, conditions and things required to exist, to 
happen, and to be performed, precedent to and in the issuance of this Bond exist, have happened 
and have been performed in regular and due form and time as required by the laws and Constitution 
of the State of Florida applicable thereto, including particularly the Act, and that the issuance of 
this Bond, and of the issue of the Series 2025 Bonds of which this Bond is one, is in full compliance 
with all constitutional and statutory limitations or provisions. 

This Bond shall not be valid or become obligatory for any purpose or be entitled to any 
benefit or security under the Series 2025 Indenture until it shall have been authenticated by 
execution of the Trustee, or such other authenticating agent as may be appointed by the Trustee 
under the Series 2025 Indenture, of the certificate of authentication endorsed hereon. 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK – SIGNATURE PAGE FOLLOWS] 
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IN WITNESS WHEREOF, Edgewater East Community Development District has 
caused this Bond to be signed by the facsimile signature of the Chair of its Board of Supervisors 
and a facsimile of its seal to be imprinted hereon, and attested by the facsimile signature of the 
Secretary of its Board of Supervisors, all as of the date hereof. 

 EDGEWATER EAST COMMUNITY 
DEVELOPMENT DISTRICT 

By: __________________________________ 
Chair, Board of Supervisors 

(SEAL) 

Attest: 

By: __________________________________ 
Secretary, Board of Supervisors 
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CERTIFICATE OF AUTHENTICATION 

This Bond is one of the Series 2025 Bonds delivered pursuant to the within mentioned 
Series 2025 Indenture. 

Date of Authentication: ______ __, 2025 

 U.S. BANK TRUST COMPANY, 
NATIONAL ASSOCIATION,  
as Trustee 

By:   
Authorized Signatory 
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STATEMENT OF VALIDATION 

This Bond is one of a series of Bonds which were validated by judgment of the Circuit 
Court of the Ninth Judicial Circuit of the State of Florida, in and for Osceola County, rendered on 
the 6th day of October, 2020. 

 EDGEWATER EAST COMMUNITY 
DEVELOPMENT DISTRICT 

By: __________________________________ 
Chair, Board of Supervisors 

(SEAL) 

Attest: 

By: __________________________________ 
Secretary, Board of Supervisors 
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ABBREVIATIONS 

The following abbreviations, when used in the inscription on the face of the within Bond, 
shall be construed as though they were written out in full according to applicable laws or 
regulations: 

TEN COM - as tenants in common 
TEN ENT - as tenants by the entireties 
JT TEN - as joint tenants with rights of survivorship and 

not as tenants in common 
 
UNIFORM TRANSFER MIN ACT - ________________ Custodian ____________ 

(Cust) (Minor) 
Under Uniform Transfer to Minors Act__________________________ 

(State) 
 

Additional abbreviations may also be used though not in the above list. 
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ASSIGNMENT AND TRANSFER 

FOR VALUE RECEIVED the undersigned sells, assigns and transfers unto 

______________________________________________________________________________ 

(please print or typewrite name and address of assignee) 

______________________________________________________________________________ 

the within Bond and all rights thereunder, and hereby irrevocably constitutes and appoints  

______________________________________________________________________________ 

Attorney to transfer the within Bond on the books kept for registration thereof, with full power of 

substitution in the premises. 

Signature Guarantee: 

  
NOTICE:  Signature(s) must be guaranteed by 
a member firm of the New York Stock 
Exchange or a commercial bank or trust 
company 

  
NOTICE:  The signature to this assignment 
must correspond with the name of the 
Registered Owner as it appears upon the face of 
the within Bond in every particular, without 
alteration or enlargement or any change 
whatsoever. 

 
  
Please insert social security or other identifying 
number of assignee. 
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EXHIBIT C 

FORMS OF REQUISITIONS 

EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
SPECIAL ASSESSMENT REVENUE BONDS, SERIES 2025  

(ASSESSMENT AREA THREE) 
 

(Acquisition and Construction) 

The undersigned, a Responsible Officer of the Edgewater East Community Development 
District (the "District") hereby submits the following requisition for disbursement under and 
pursuant to the terms of the Master Trust Indenture by and between the District and U.S. Bank 
Trust Company, National Association (as successor in interest to U.S. Bank, National 
Association), as trustee, dated as of March 1, 2021, as supplemented by that certain Third 
Supplemental Trust Indenture dated as of _______ 1, 2025, (collectively, the "Series 2025 
Indenture") (all capitalized terms used herein shall have the meaning ascribed to such term in the 
Series 2025 Indenture): 

(A) Requisition Number: 

(B) Identify Acquisition Agreement, if applicable; 

(C) Name of Payee: 

(D) Amount Payable: 

(E) Purpose for which paid or incurred (refer also to specific contract if amount is due 
and payable pursuant to a contract involving progress payments): 

(F) Fund or Account and subaccount, if any, from which disbursement to be made: 

Series 2025 Acquisition and Construction Account of the Acquisition and 
Construction Fund. 

The undersigned hereby certifies that: 

1. obligations in the stated amount set forth above have been incurred by the District, 

2. each disbursement set forth above is a proper charge against the Series 2025 
Acquisition and Construction Account of the Acquisition and Construction Fund; 
and 

3. each disbursement set forth above was incurred in connection with the Costs of the 
Project. 

The undersigned hereby further certifies that there has not been filed with or served upon 
the District notice of any lien, right to lien, or attachment upon, or claim affecting the right to 
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receive payment of, any of the moneys payable to the payee set forth above, which has not been 
released or will not be released simultaneously with the payment hereof. 

The undersigned hereby further certifies that such requisition contains no item representing 
payment on account of any retained percentage which the District is at the date of such certificate 
entitled to retain. 

Attached hereto or on file with the District are copies of the invoice(s) or applicable 
contracts from the vendor of the property acquired or the services rendered, as well as applicable 
conveyance instruments (e.g. deed(s), bill(s) of sale, easement(s), etc.) with respect to which 
disbursement is hereby requested. 

 EDGEWATER EAST COMMUNITY 
DEVELOPMENT DISTRICT 

By:   
Responsible Officer 

Date: _______________________________ 
 

CONSULTING ENGINEER'S APPROVAL FOR  
NON-COST OF ISSUANCE OR [NON-OPERATING COSTS REQUESTS ONLY] 

The undersigned Consulting Engineer hereby certifies that this disbursement is for a Cost 
of the Project and is consistent with: (i) the applicable acquisition or construction contract; (ii) the 
plans and specifications for the portion of the Project with respect to which such disbursement is 
being made; and (iii) the report of the Consulting Engineer, as such report shall have been amended 
or modified on the date hereof.  The Consulting Engineer further certifies and agrees that for any 
acquisition (a) the portion of the Project that is the subject of this requisition is complete, and (b) 
the purchase price to be paid by the District for the portion of the Project to be acquired with this 
disbursement is no more than the lesser of (i) the fair market value of such improvements and (ii) 
the actual cost of construction of such improvements. 

 

  
Consulting Engineer 

Date:   
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FORMS OF REQUISITIONS 

EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
SPECIAL ASSESSMENT REVENUE BONDS, SERIES 2025  

(ASSESSMENT AREA THREE) 
 

(Costs of Issuance) 

The undersigned, a Responsible Officer of the Edgewater East Community Development 
District (the "District") hereby submits the following requisition for disbursement under and 
pursuant to the terms of the Master Trust Indenture by and between the District and U.S. Bank 
Trust Company, National Association (as successor in interest to U.S. Bank, National 
Association),  as trustee, dated as of March 1, 2021, as supplemented by that certain Third 
Supplemental Trust Indenture dated as of _______ 1, 2025 (collectively, the "Series 2025 
Indenture") (all capitalized terms used herein shall have the meaning ascribed to such term in the 
Series 2025 Indenture): 

(A) Requisition Number: 

(B) Amount Payable: 

(C) Purpose for which paid or incurred:  Costs of Issuance 

(D) Fund or Account and subaccount, if any, from which disbursement to be made: 
 
Series 2025 Costs of Issuance Account of the Acquisition and Construction Fund 

The undersigned hereby certifies that: 

1. this requisition is for Costs of Issuance payable from the Series 2025 Costs of 
Issuance Account that have not previously been paid; 

2. each disbursement set forth above is a proper charge against the Series 2025 Costs 
of Issuance Account; 

3. each disbursement set forth above was incurred in connection with the issuance of 
the Series 2025 Bonds; and 

4. each disbursement represents a cost of issuance which has not previously been paid. 

The undersigned hereby further certifies that there has not been filed with or served upon 
the District notice of any lien, right to lien, or attachment upon, or claim affecting the right to 
receive payment of, any of the moneys payable to the payee set forth above, which has not been 
released or will not be released simultaneously with the payment hereof. 

The undersigned hereby further certifies that such requisition contains no item representing 
payment on account of any retained percentage which the District is at the date of such certificate 
entitled to retain. 
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Attached hereto or on file with the District are copies of the invoice(s) from the vendor of 
the services rendered, with respect to which disbursement is hereby requested. 

 EDGEWATER EAST COMMUNITY 
DEVELOPMENT DISTRICT 

By:   
Responsible Officer 

Date: _______________________________ 
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EXHIBIT D 
FORM OF INVESTOR LETTER 

[Date] 

Edgewater East Community Development District 
c/o Wrathell Hunt & Associates, LLC 
2300 Glades Rd., Ste. 410W 
Boca Raton, FL 33431 

FMSbonds, Inc. 
20660 W. Dixie Highway 
North Miami Beach, FL  33180 

Re: $__________ Edgewater East Community Development District Special 
Assessment Revenue Bonds, Series 2025 (Assessment Area Three) 

Ladies and Gentlemen: 

The undersigned is authorized to sign this letter [on behalf of Name of Non-Individual 
Investor], as the beneficial owner (the "Investor") of $______ of the above-referenced Bonds [state 
maturing on _____________, bearing interest at the rate of ___% per annum and CUSIP #] (herein, 
the "Investor Bonds"). 

In connection with the purchase of the Investor Bonds by the Investor, the Investor hereby 
makes the following representations upon which you may rely: 

1. The Investor has authority to purchase the Investor Bonds and to execute this letter, 
any other instruments and documents required to be executed by the Investor in connection with 
the purchase of the Investor Bonds. 

2. The Investor meets the criteria of an "accredited investor" as described in one or 
more of the categories derived from Rule 501(a) under Regulation D of the Securities Act of 1933, 
as amended (the "Securities Act") summarized below, and therefore, has sufficient knowledge and 
experience in financial and business matters, including purchase and ownership of municipal and 
other tax-exempt obligations including those which are not rated or credit-enhanced, to be able to 
evaluate the risks and merits of the investment represented by the Bonds.  Please check the 
appropriate box below to indicate the type of accredited investor: 

 a bank, registered broker, dealer or investment adviser (or investment 
adviser, exempt from registration under Section 203(l) or (m) within the meaning of the 
Investment Advisers Act of 1940), insurance company, registered investment company, 
business development company, small business investment company; or rural business 
investment company; 

 an employee benefit plan, within the meaning of the Employee Retirement 
Income Security Act of 1974, if a bank, insurance company, or registered investment 
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adviser makes the investment decisions, or if the employee benefit plan has total assets in 
excess of $5 million; 

 an organization described in Section 501(c)(3) of the Internal Revenue Code 
of 1986, as amended, corporation, Massachusetts or similar business trust, partnership or 
limited liability company, not formed for the specific purpose of acquiring the Investor 
Bonds with assets exceeding $5 million; 

 a business in which all the equity owners are "accredited investors;" 

 a natural person who has individual net worth, or joint net worth with the 
person's spouse, or spousal equivalent, that exceeds $1 million at the time of the purchase, 
excluding the value of the primary residence of such person except that mortgage 
indebtedness on the primary residence shall not be included as a liability; 

 a natural person with income exceeding $200,000 in each of the two most 
recent years or joint income with a spouse or spousal equivalent exceeding $300,000 for 
those years and a reasonable expectation of the same income level in the current year;  

 a trust with total assets in excess of $5,000,000, not formed for the specific 
purpose of acquiring the Investor Bonds whose purchase is directed by a sophisticated 
person; 

 an entity, of a type other than those set forth above, that owns investments 
in excess of $5,000,000 and that was not formed for the specific purpose of acquiring the 
Investor Bonds;  

 a natural person holding in good standing one or more professional 
certifications or designations or credentials from a designated accredited educational 
institution qualifying an individual for "accredited investor" status; 

 a "family office" with at least $5,000,000 in assets under management, that 
was not formed for the specific purpose of acquiring the Investor Bonds, and whose 
prospective investment is directed by a person capable of evaluating the merits and risks 
of the prospective investment; or 

 a "family client" of a family office described in the prior bullet point whose 
prospective investment is directed by that family office. 

3. The Investor has been supplied with an (electronic) copy of the Preliminary Limited 
Offering Memorandum dated June 9, 2025 of the Issuer and relating to the Bonds (the "Offering 
Document") and has reviewed the Offering Document and represents that such Offering Document 
has provided full and meaningful disclosure in order to make an informed decision to invest in the 
Investor Bonds. 

Capitalized terms used herein and not otherwise defined have the meanings given to such 
terms in the Indenture. 
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 Very truly yours, 

[Name], [Type of Entity] 

By:   
Name:   
Title:   
Date:   

Or 

  
[Name], an Individual 
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 [Date of Delivery] 

Board of Supervisors of Edgewater East 
  Community Development District 
Osceola County, Florida 

Re:  $__________ Edgewater East Community Development District 
Special Assessment Revenue Bonds, Series 2025 (Assessment Area Three) 

 

Ladies and Gentlemen: 

We have acted as bond counsel in connection with the issuance by the Edgewater East 
Community Development District (the "District") of its $__________ original principal amount 
of Special Assessment Revenue Bonds, Series 2025 (Assessment Area Three) (the "Series 2025 
Bonds"), issued and delivered on this date pursuant to the constitution and laws of the State of 
Florida, particularly, the Uniform Community Development District Act of 1980, Chapter 190, 
Florida Statutes, as amended, and other applicable provisions of law (collectively, the "Act") and 
by Ordinance No. 2020-49 enacted by the Board of County Commissioners (the “Commission”) 
of Osceola County, Florida on June 15, 2020 and effective on June 16, 2020, as amended by 
Ordinance No. 2020-66, Ordinance No, 2021-86 and Ordinance No. 2023-15 duly enacted by the 
Commission on September 21, 2020, December 13, 2021 and December 18, 2023, respectively, 
and effective on September 23, 2020, December 16, 2021 and December 27, 2023, respectively.  
The Series 2025 Bonds are being issued pursuant to the Act, Resolution Nos. 2020-28 and 2025-
07 adopted by the Board of Supervisors (the "Board") of the District on July 16, 2020 and January 
9, 2025, respectively (collectively, the "Resolution").  The Series 2025 Bonds are being issued and 
secured under that certain Master Trust Indenture dated as of March 1, 2021, as supplemented by 
that certain Third Supplemental Trust Indenture (collectively, the "Series 2025 Indenture") dated 
as of ______ 1, 2025, and each by and between the District and U.S. Bank Trust Company, 
National Association, as trustee (the "Trustee"). Capitalized terms used herein without definitions 
have the meanings ascribed thereto in the Series 2025 Indenture. 

The Series 2025 Bonds are being issued for the primary purpose of financing the 
Assessment Area Three Project.  

In order to secure the payment of the Series 2025 Bonds, and subject to the terms of the 
Series 2025 Indenture, the District has pledged to the holders of the Series 2025 Bonds and granted 
a lien to the holders of the Series 2025 Bonds on, the Series 2025 Pledged Revenues.   

In connection with this opinion, we have examined the Act, certified copies of the 
Resolution, the Series 2025 Indenture, the Arbitrage Certificate, a transcript of the proceedings 
related to the issuance of the Series 2025 Bonds and such other documents and opinions as we 
have deemed necessary to render this opinion, and are relying on certain findings, covenants and 
agreements of the District set forth therein and such certified copies of the proceedings of the 
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District and such other documents and opinions as we have deemed necessary to render this 
opinion.   

As to questions of fact material to our opinion, we have relied upon representations of the 
District furnished to us, without undertaking to verify such representations by independent 
investigation.  We have also relied upon certain certifications and representations provided by 
Edgewater Property Holdings, LLC, a Delaware limited liability company, the primary landowner 
and developer of the real property within the District subject to the Series 2025 Special 
Assessments comprising the Series 2025 Pledged Revenues, without undertaking to verify such 
representations by independent investigation. 

Based on the foregoing, and subject to the qualifications and limitations stated in this letter, 
we are of the opinion that: 

1. The District has the power to authorize, execute and deliver the Series 2025 
Indenture, to perform its obligations thereunder and to issue the Series 2025 Bonds. 

2. The Series 2025 Indenture has been duly authorized, executed and delivered by the 
District.  The Series 2025 Indenture creates a valid pledge of the Series 2025 Pledged Revenues 
with respect to the Series 2025 Bonds and constitutes a valid and binding obligation of the District 
enforceable against the District in accordance with its terms.   

3. The issuance and sale of the Series 2025 Bonds have been duly authorized by the 
District and, assuming the due authentication thereof, the Series 2025 Bonds constitute valid and 
binding limited obligations of the District, payable in accordance with, and as limited by, the terms 
of the Series 2025 Indenture. 

4. The Internal Revenue Code of 1986, as amended (herein, the "Code") includes 
requirements which the District must continue to meet after the issuance of the Series 2025 Bonds 
in order that interest on the Series 2025 Bonds not be included in gross income for federal income 
tax purposes.  The failure of the District to meet these requirements may cause interest on the 
Series 2025 Bonds to be included in gross income for federal income tax purposes retroactive to 
their date of issuance.  The District has covenanted in the Series 2025 Indenture to take the actions 
required by the Code in order to maintain the exclusion from gross income for federal income tax 
purposes of interest on the Series 2025 Bonds. 

Under existing statutes, regulations, rulings and court decisions, subject to the assumption 
stated in the following paragraph, interest on the Series 2025 Bonds is excludable from the gross 
income of the owners thereof for federal income tax purposes.  Furthermore, interest on the Series 
2025 Bonds is not an item of tax preference for purposes of the federal alternative minimum tax 
imposed on individuals.  In the case of the alternative minimum tax imposed by Section 55(b)(2) 
of the Code on applicable corporations (as defined in Section 59(k) of the Code), interest on the 
Series 2025 Bonds is not excluded from the determination of adjusted financial statement income. 
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In rendering the opinion expressed above, we have assumed continuing compliance with 
the tax covenants referred to above that must be met after the issuance of the Series 2025 Bonds 
in order that interest on the Series 2025 Bonds not be included in gross income for federal income 
tax purposes.  

5. The Series 2025 Bonds and interest thereon are not subject to taxation under the 
laws of the State of Florida except as to estate taxes and taxes imposed by Chapter 220, Florida 
Statutes, on interest, income or profits on debt obligations owned by corporations as defined in 
Chapter 220. 

We express no opinion regarding other federal or any state tax consequences resulting from 
the ownership, receipt or accrual of interest on, or disposition of the Series 2025 Bonds. 

In rendering the foregoing opinions, we have assumed the accuracy and truthfulness of all 
public records and of all certifications, documents and other proceedings examined by us that have 
been executed or certified by public officials acting within the scope of their official capacities and 
have not verified the accuracy or truthfulness thereof.  We have also assumed the genuineness of 
the signatures appearing upon such public records, certifications, documents and proceedings. 

The opinions set forth herein are subject to state and federal laws relating to bankruptcy, 
insolvency, reorganization, moratorium and similar laws, and to equitable principles, affecting the 
enforcement of creditors' rights generally, and to the exercise of judicial discretion in appropriate 
cases. 

We wish to call to your attention that the Series 2025 Bonds are limited obligations of the 
District payable solely from the Series 2025 Pledged Revenues, and neither the full faith and credit 
nor the taxing power of the District, Osceola County, Florida, the State of Florida or any other 
political subdivision thereof is pledged as security for the payment of the Series 2025 Bonds.  The 
Series 2025 Bonds do not constitute an indebtedness of the District within the meaning of any 
constitutional or statutory provision or limitation. 

We express no opinion herein with respect to any other document or agreement entered 
into by the District or by any other person in connection with the Series 2025 Bonds, other than as 
expressed herein. 

Our opinions expressed herein are predicated upon present laws, facts and circumstances, 
and we assume no affirmative obligation to update the opinions expressed herein if such laws, 
facts or circumstances change after the date hereof. 

Respectfully submitted, 
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CONTINUING DISCLOSURE AGREEMENT 
 

This Continuing Disclosure Agreement (this “Disclosure Agreement”) dated 
__________, 2025 is executed and delivered by the Edgewater East Community Development 
District (the “Issuer” or the “District”), Edgewater Property Holdings, LLC, a Delaware limited 
liability company doing business in Florida as Edgewater Property Florida Holdings, LLC (the 
“Developer”) and Wrathell, Hunt and Associates, LLC, Boca Raton, Florida, as dissemination 
agent (together with its successors and assigns, the “Dissemination Agent”) in connection with 
the Issuer’s Special Assessment Revenue Bonds, Series 2025 (Assessment Area Three) (the 
“Bonds”).  The Bonds are secured pursuant to a Master Trust Indenture dated as of March 1, 
2021 (the “Master Indenture”) and a Third Supplemental Trust Indenture dated as of June 1, 
2025 (the “Third Supplemental Indenture” and, together with the Master Indenture, the 
“Indenture”), each entered into by and between the Issuer and U.S. Bank Trust Company, 
National Association,  a banking association duly organized and existing under the laws of the 
United States of America and having a designated corporate trust office initially in Fort 
Lauderdale, Florida, as trustee (the “Trustee”).  The Issuer, the Developer and the Dissemination 
Agent covenant and agree as follows: 

1. Purpose of this Disclosure Agreement.  This Disclosure Agreement is being 
executed and delivered by the Issuer, the Developer and the Dissemination Agent for the benefit 
of the Beneficial Owners (as defined herein) of the Bonds and to assist the Participating 
Underwriter (as defined herein) of the Bonds in complying with the Rule (as defined herein).  
The Issuer and the Developer have no reason to believe that this Disclosure Agreement does not 
satisfy the requirements of the Rule and the execution and delivery of this Disclosure Agreement 
is intended to comply with the Rule.  To the extent it is later determined by a court of competent 
jurisdiction, a governmental regulatory agency, or an attorney specializing in federal securities 
law, that the Rule requires the Issuer or the Developer to provide additional information, the 
Issuer and the Developer, as applicable, each agrees to promptly provide such additional 
information. 

The provisions of this Disclosure Agreement are supplemental and in addition to the 
provisions of the Indenture with respect to reports, filings and notifications provided for therein, 
and do not in any way relieve the Issuer, the Trustee or any other person of any covenant, 
agreement or obligation under the Indenture (or remove any of the benefits thereof) nor shall 
anything herein prohibit the Issuer, the Trustee or any other person from making any reports, 
filings or notifications required by the Indenture or any applicable law. 

2. Definitions.  Capitalized terms not otherwise defined in this Disclosure 
Agreement shall have the meaning assigned in the Rule or, to the extent not in conflict with the 
Rule, in the Indenture.  The following capitalized terms as used in this Disclosure Agreement 
shall have the following meanings: 

“Annual Filing Date” means the date set forth in Section 3(a) hereof by which the Annual 
Report is to be filed with each Repository. 
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“Annual Financial Information” means annual financial information as such term is used 
in paragraph (b)(5)(i)(A) of the Rule and specified in Section 4(a) of this Disclosure Agreement. 

“Annual Report” shall mean any Annual Report provided by the Issuer pursuant to, and 
as described in, Sections 3 and 4 of this Disclosure Agreement. 

 “Assessment Area Three” shall mean that portion of the assessable lands within the 
District subject to Assessments as more particularly described in the Limited Offering 
Memorandum. 

“Assessments” shall mean the non-ad valorem Series 2025 Assessments, pledged to the 
payment of the Bonds, pursuant to the Indenture. 

“Audited Financial Statements” means the financial statements (if any) of the Issuer for 
the prior fiscal year, certified by an independent auditor as prepared in accordance with generally 
accepted accounting principles or otherwise, as such term is used in paragraph (b)(5)(i) of the 
Rule and specified in Section 4(a) of this Disclosure Agreement. 

“Audited Financial Statements Filing Date” means the date set forth in Section 3(a) 
hereof by which the Audited Financial Statements are to be filed with each Repository if the 
same are not included as part of the Annual Report. 

“Beneficial Owner” shall mean any person which, (a) has the power, directly or 
indirectly, to vote or consent with respect to, or to dispose of ownership of, any Bonds (including 
persons holding Bonds through nominees, depositories or other intermediaries), or (b) is treated 
as the owner of any Bonds for federal income tax purposes. 

“Business Day” means any day other than (a) a Saturday, Sunday or a day on which 
banks located in the city in which the designated corporate trust office of the Trustee is located 
are required or authorized by law or executive order to close for business, and (b) a day on which 
the New York Stock Exchange is closed. 

“Disclosure Representative” shall mean (i) as to the Issuer, the District Manager or its 
designee, or such other person as the Issuer shall designate in writing to the Dissemination Agent 
from time to time as the person responsible for providing information to the Dissemination 
Agent; and (ii) as to each entity constituting an Obligated Person (other than the Issuer), such 
person(s) as such entity shall designate in writing to the Dissemination Agent from time to time 
as the person(s) responsible for providing information to the Dissemination Agent. 

“Dissemination Agent” shall mean the Issuer or an entity appointed by the Issuer to act in 
the capacity as Dissemination Agent hereunder, or any successor Dissemination Agent 
designated in writing by the Issuer pursuant to Section 9 hereof.  Wrathell, Hunt and Associates, 
LLC, Boca Raton, Florida, has been designated as the initial Dissemination Agent hereunder. 

“District Manager” shall mean Wrathell, Hunt and Associates, LLC, Boca Raton, Florida, 
and its successors and assigns. 
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“EMMA” means the Electronic Municipal Market Access system for municipal securities 
disclosures located at http://emma.msrb.org/. 

“EMMA Compliant Format” shall mean a format for any document provided to the 
MSRB (as hereinafter defined) which is in an electronic format and is accompanied by 
identifying information, all as prescribed by the MSRB. 

“Financial Obligation” means a (a) debt obligation; (b) derivative instrument entered into 
in connection with, or pledged as security or a source of payment for, an existing or planned debt 
obligation; or (c) guarantee of a debt obligation or any such derivative instrument; provided that 
“financial obligation” shall not include municipal securities (as defined in the Securities 
Exchange Act of 1934, as amended) as to which a final official statement (as defined in the Rule) 
has been provided to the MSRB consistent with the Rule. 

“Fiscal Year” shall mean the period commencing on October 1 and ending on September 
30 of the next succeeding year, or such other period of time provided by applicable law. 

“Limited Offering Memorandum” shall mean the final Limited Offering Memorandum 
dated __________, 2025 relating to the Bonds. 

 “Listed Events” shall mean any of the events listed in Section 6(a) of this Disclosure 
Agreement. 

“MSRB” means the Municipal Securities Rulemaking Board. 

“Obligated Person(s)” shall mean, with respect to the Bonds, those person(s) who either 
generally or through an enterprise fund or account of such persons are committed by contract or 
other arrangement to support payment of all or a part of the obligations on such Bonds (other 
than providers of municipal bond insurance, letters of credit, or other liquidity facilities), which 
person(s) shall include the Issuer, and for the purposes of this Disclosure Agreement, the 
Developer, and any successor in title to any portion of Assessment Area Three, provided that 
each of the Developer or any successor in title shall become and remain an Obligated Person 
only when and for so long as such Developer or such successor in title is an owner of a portion of 
Assessment Area Three responsible for payment of at least 20% of the Assessments. 

“Participating Underwriter” shall mean FMSbonds, Inc. 

“Quarterly Filing Date” shall mean for the quarter ending: (i) March 31, each May 1; (ii) 
June 30, each August 1; (iii) September 30, each November 1; and (iv) December 31, each 
February 1 of the following year.  The first Quarterly Filing Date shall be February 1, 2026. 

“Quarterly Report” shall mean any Quarterly Report provided by any Obligated Person 
(other than the Issuer) pursuant to, and as described in, Section 5 of this Disclosure Agreement. 

“Repository” shall mean each entity authorized and approved by the SEC (as hereinafter 
defined) from time to time to act as a repository for purposes of complying with the Rule.  The 
Repositories currently approved by the SEC may be found by visiting the SEC’s website at 
http://www.sec.gov/info/municipal/nrmsir.htm.  As of the date hereof, the Repository recognized 
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by the Securities and Exchange Commission for such purpose is the MSRB, which currently 
accepts continuing disclosure submissions through its EMMA web portal.  As used herein, 
“Repository” shall include the State Repository, if any. 

“Rule” shall mean Rule 15c2-12 adopted by the SEC under the Securities Exchange Act 
of 1934, as the same has and may be amended from time to time. 

“SEC” means the Securities and Exchange Commission. 

“State” shall mean the State of Florida. 

“State Repository” shall mean any public or private repository or entity designated by the 
State as a state repository for the purposes of the Rule. 

3. Provision of Annual Reports. 

(a) Subject to the following sentence, the Issuer shall provide the Annual 
Report to the Dissemination Agent no later than one hundred eighty (180) days after the close of 
the Issuer’s Fiscal Year (the “Annual Filing Date”), commencing with the Annual Report for the 
Fiscal Year ending September 30, 2025, with the initial Annual Filing Date being March 29, 
2026.  The Annual Report may be submitted as a single document or as separate documents 
comprising a package, and may cross-reference other information as provided in Section 4 of this 
Disclosure Agreement; provided that the Audited Financial Statements of the Issuer may be 
submitted separately from the balance of the Annual Report, and may be submitted in 
accordance with State law, which currently requires such Audited Financial Statements to be 
provided up to, but no later than, 9 months after the close of the Issuer’s Fiscal Year (the 
“Audited Financial Statements Filing Date”).  The initial Audited Financial Statements Filing 
Date shall be June 30, 2026, which shall include the Audited Financial Statements for Fiscal 
Year ending September 30, 2025.  The Issuer shall file unaudited financial statements if Audited 
Financial Statements are not ready by the Audited Financial Statements Filing Date, to be 
followed up with the Audited Financial Statements when available.  The Issuer shall, or shall 
cause the Dissemination Agent to, provide to the Repository the components of an Annual 
Report which satisfies the requirements of Section 4(a) of this Disclosure Agreement within 
thirty (30) days after same becomes available, but in no event later than the Annual Filing Date 
or Audited Financial Statements Filing Date, if applicable.  If the Issuer’s Fiscal Year changes, 
the Issuer shall give notice of such change in the same manner as for a Listed Event under 
Section 6. 

(b) If on the fifteenth (15th) day prior to each Annual Filing Date or the 
Audited Financial Statements Filing Date, as applicable, the Dissemination Agent has not 
received a copy of the Annual Report or Audited Financial Statements, as applicable, the 
Dissemination Agent shall contact the Disclosure Representative by telephone and in writing 
(which may be via email) to remind the Issuer of its undertaking to provide the Annual Report or 
Audited Financial Statements, as applicable, pursuant to Section 3(a).  Upon such reminder, the 
Disclosure Representative shall either (i) provide the Dissemination Agent with an electronic 
copy of the Annual Report or the Audited Financial Statements, as applicable, in accordance 
with Section 3(a) above, or (ii) advise the Dissemination Agent in writing that the Issuer will not 
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be able to file the Annual Report or Audited Financial Statements, as applicable, within the times 
required under this Disclosure Agreement, state the date by which the Annual Report or the 
Audited Financial Statements for such year, as applicable, will be provided and instruct the 
Dissemination Agent that a Listed Event as described in Section 6(a)(xvii) has occurred and to 
immediately send a notice to the Repository in substantially the form attached hereto as Exhibit 
A. 

(c) If the Dissemination Agent has not received an Annual Report by 12:00 
noon on the first (1st) Business Day following the Annual Filing Date for the Annual Report or 
the Audited Financial Statements by 12:00 noon on the first (1st) Business Day following the 
Audited Financial Statements Filing Date for the Audited Financial Statements, then a Listed 
Event as described in Section 6(a)(xvii) shall have occurred and the Issuer irrevocably directs the 
Dissemination Agent to immediately send a notice to the Repository in substantially the form 
attached as Exhibit A. 

(d) The Dissemination Agent shall: 

(i) determine each year prior to the Annual Filing Date the name, 
address and filing requirements of the Repository; and 

(ii) promptly upon fulfilling its obligations under subsection (a) above, 
file a notice with the Issuer and the Trustee stating that the Annual Report or Audited Financial 
Statement has been provided pursuant to this Disclosure Agreement, stating the date(s) it was 
provided, and listing all Repositories with which it was filed. 

(e) All documents, reports, notices, statements, information and other 
materials provided to the MSRB under this Disclosure Agreement shall be provided in an 
EMMA Compliant Format. 

4. Content of Annual Reports. 

(a) Each Annual Report shall contain or incorporate by reference Annual 
Financial Information with respect to the Issuer, including the following: 

(i) The amount of Assessments levied for the most recent prior Fiscal 
Year. 

(ii) The amount of Assessments collected from the property owners 
during the most recent prior Fiscal Year. 

(iii) If available, the amount of delinquencies greater than one hundred 
fifty (150) days, and, in the event that delinquencies amount to more than ten percent (10%) of 
the amounts of the applicable Assessments due in any year, a list of delinquent property owners. 

(iv) If available, the amount of tax certificates sold, if any, and the 
balance, if any, remaining for sale from the most recent Fiscal Year. 
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(v) All fund balances in all Funds and Accounts for the Bonds.  Upon 
request, the Issuer shall provide any Beneficial Owners and the Dissemination Agent with this 
information at least annually, and, in such cases, within thirty (30) days of such written request. 

(vi) The total amount of Bonds Outstanding. 

(vii) The amount of principal and interest to be paid on the Bonds in the 
current Fiscal Year. 

(viii) The most recent Audited Financial Statements of the Issuer. 

(ix) To the extent available, the certified tax roll for the current Fiscal 
Year (certified in the prior Fiscal Year) that contains the folio numbers, the Assessments to be 
levied in the then current Fiscal Year (both debt assessments and operation and maintenance 
assessments broken out separately), the assessed value associated with each folio, and the total 
assessed value for all the land within Assessment Area Three. 

(b) In the event of any amendment or waiver of a provision of this Disclosure 
Agreement, a description of such amendment or waiver shall be included in the next Annual 
Report, and in each case shall include, as applicable, a narrative explanation of the reason for the 
amendment or waiver and its impact on the type (or, in the case of a change in accounting 
principles, or the presentation) of financial information or operating data being presented by the 
Issuer. In addition, if the amendment relates to the accounting principles to be followed in 
preparing financial statements: (i) notice of such change shall be given in the same manner as for 
a Listed Event under Section 6(b); and (ii) the Annual Report for the year in which the change is 
made should present a comparison (in narrative form and also, if feasible, in quantitative form) 
between the financial statements as prepared on the basis of the new accounting principles and 
those prepared on the basis of the former accounting principles. 

(c) To the extent any of the items set forth in subsections (i) through (vii) 
above are included in the Audited Financial Statements referred to in subsection (viii) above, 
they do not have to be separately set forth (unless Audited Financial Statements are being 
delivered more than 180 days after the close of the Issuer’s Fiscal Year pursuant to Section 3(a) 
hereof). Any or all of the items listed above may be incorporated by reference from other 
documents, including limited offering memorandums and official statements of debt issues of the 
Issuer or related public entities, which have been submitted to the MSRB or the SEC.  If the 
document incorporated by reference is a final limited offering memorandum or official 
statement, it must be available from the MSRB. The Issuer shall clearly identify each such other 
document so incorporated by reference. 

(d) Any Annual Financial Information containing modified operating data or 
financial information is required to explain, in narrative form, the reasons for the modification 
and the impact of the change in the type of operating data or financial information being 
provided. 
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5. Quarterly Reports. 

(a) Each Obligated Person (other than the Issuer) shall provide an electronic 
copy of the Quarterly Report to the Dissemination Agent no later than fifteen (15) days prior to 
each Quarterly Filing Date, commencing with the calendar quarter ending December 31, 2025.  
Promptly upon receipt of an electronic copy of the Quarterly Report, but in any event within ten 
(10) days after receipt thereof, the Dissemination Agent shall provide a Quarterly Report to the 
Repository. 

(b) Each Quarterly Report shall contain an update of the following 
information for each Obligated Person to the extent available with respect to Assessment Area 
Three only: 

(i) The number of lots planned. 

Lot Ownership Information 

(ii) The number of lots owned by the Developer. 

(iii) The number of lots owned by homebuilders. (Note: if the 
Developer and the homebuilder are the same entity, then only report the info in (ii).) 

(iv) The number of lots owned by homebuyers. 

Lot Status Information 

(v) The number of lots developed. 

(vi) The number of lots platted. 

Home Sales Status Information 

(vii) The number of homes under contract for sale (but not closed) with 
homebuyers, during quarter. 

(viii) The number of homes sold (and closed) with homebuyers, during 
the quarter. 

(ix) The number of homes sold (and closed) with homebuyers 
(cumulative). 

(x) Materially adverse changes to (a) builder contracts, if applicable, 
(b) the number of lots planned to be developed, (c) permits/approvals, or (d) the Obligated 
Person, including, but not limited to, changes in financial status, ownership and corporate 
structure. 

(xi) The occurrence of any new or modified mortgage debt on the land 
owned by the Obligated Person in the District, including the amount, interest rate and terms of 
repayment. 
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(c) If an Obligated Person sells, assigns or otherwise transfers ownership of 
real property in Assessment Area Three (a “Transferor Obligated Person”) to a third party, which 
will in turn be an Obligated Person for purposes of this Disclosure Agreement as a result thereof 
(a “Transfer”), the Transferor Obligated Person hereby agrees to use its commercially reasonable 
efforts to contractually obligate such third party to agree to comply with the disclosure 
obligations of an Obligated Person hereunder for so long as such third party is an Obligated 
Person hereunder, to the same extent as if such third party were a party to this Disclosure 
Agreement (an “Assignment”).  The Transferor Obligated Person shall notify the District and the 
Dissemination Agent in writing of any Transfer within ten (10) Business Days of the occurrence 
thereof.  In the event that the Transferor Obligated Person remains an Obligated Person 
hereunder following any Transfer, nothing herein shall be construed to relieve the Transferor 
Obligated Person from its obligations hereunder, except to the extent set forth in an Assignment 
to a third party and then only to the extent set forth in such Assignment. 

(d) If the Dissemination Agent has not received a Quarterly Report that 
contains, at a minimum, the information in Section 5(b) of this Disclosure Agreement by 12:00 
noon on the first (1st) Business Day following each Quarterly Filing Date, a Listed Event 
described in Section 6(a)(xvii) shall have occurred and the District and each Obligated Person 
hereby direct the Dissemination Agent to send a notice to the Repository in substantially the 
form attached as Exhibit A, with a copy to the District.  The Dissemination Agent shall file such 
notice no later than thirty (30) days following the applicable Quarterly Filing Date. 

6. Reporting of Significant Events. 

(a) This Section 6 shall govern the giving of notices of the occurrence of any 
of the following Listed Events with respect to the Bonds: 

(i) Principal and interest payment delinquencies. 

(ii) Modifications to rights of Bond holders, if material. 

(iii) Bond calls, if material, and tender offers. 

(iv) Defeasances. 

(v) Rating changes.* 

(vi) Adverse tax opinions, the issuance by the Internal Revenue Service 
of proposed or final determination of taxability, Notices of Proposed Issue (IRS Form 5701-
TEB) or other material notices or determinations with respect to the tax status of the Bonds, or 
other material events affecting the tax status of the Bonds. 

(vii) Any unscheduled draw on the Debt Service Reserve Fund 
established under the Indenture reflecting financial difficulties. 

 
*Not applicable to the Bonds. 
† Sales of property to third-party homebuyers in the ordinary course of business are not deemed material. 
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(viii) Any unscheduled draw on credit enhancements reflecting financial 
difficulties.* 

(ix) The release, substitution or sale of property securing repayment of 
the Bonds, if material.†   

(x) The substitution of credit or liquidity providers or their failure to 
perform.* 

(xi) Non-payment related defaults, if material. 

(xii) Bankruptcy, insolvency, receivership or similar event of the Issuer 
or any Obligated Person (which is considered to occur when any of the following occur: the 
appointment of a receiver, fiscal agent or similar officer for the Issuer or any Obligated Person in 
a proceeding under the U.S. Bankruptcy Code or in any other proceeding under state or federal 
law in which a court or governmental authority has assumed jurisdiction over substantially all of 
the assets or business of the Issuer or any Obligated Person, or if such jurisdiction has been 
assumed by leaving the existing governing body and officials or officers in possession but 
subject to the supervision and orders of a court or governmental authority, or the entry of an 
order confirming a plan of reorganization, arrangement or liquidation by a court or governmental 
authority having supervision or jurisdiction over substantially all of the assets or business of the 
Issuer or any Obligated Person). 

(xiii) The consummation of a merger, consolidation, or acquisition 
involving the Issuer or any Obligated Person or the sale of all or substantially all of the assets of 
the Issuer or any Obligated Person, other than in the ordinary course of business, the entry into a 
definitive agreement to undertake such an action or the termination of a definitive agreement 
relating to any such actions, other than pursuant to its terms, if material. 

(xiv) The appointment of a successor or additional trustee or the change 
of name of the Trustee, if material. 

(xv) Incurrence of a Financial Obligation of the Issuer or any Obligated 
Person, if material, or agreement to covenants, events of default, remedies, priority rights, or 
other similar terms of a Financial Obligation of the Issuer or any Obligated Person, any of which 
affect security holders, if material. 

(xvi) Default, event of acceleration, termination event, modification of 
terms, or other similar events under the terms of a Financial Obligation of the Issuer or any 
Obligated Person, any of which reflect financial difficulties. 

(xvii) Failure to provide (A) any Annual Report or Audited Financial 
Statement as required under this Disclosure Agreement that contains, in all material respects, the 
information required to be included therein under Section 4(a) of this Disclosure Agreement, or 
(B) any Quarterly Report that contains, in all material respects, the information required to be 
included therein under Section 5(b) of this Disclosure Agreement, which failure shall, in all 
cases, be deemed material under federal securities laws. 
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(b) The Issuer shall give, or cause to be given, notice to the Dissemination 
Agent in writing of the occurrence of any of the above subsection (a) Listed Events in sufficient 
time in order to allow the Dissemination Agent to file notice of the occurrence of such Listed 
Event in a timely manner not in excess of ten (10) Business Days after its occurrence, with the 
exception of the Listed Event described in Section 6(a)(xvii), which notice will be given in a 
timely manner.  Such notice shall instruct the Dissemination Agent to report the occurrence 
pursuant to subsection (d) below.  Such notice shall identify the Listed Event that has occurred, 
include the text of the disclosure that the Issuer desires to make, contain the written authorization 
of the Issuer for the Dissemination Agent to disseminate such information, and identify the date 
the Issuer desires for the Disclosure Dissemination Agent to disseminate the information 
(provided that such date is not later than the tenth (10th) Business Day after the occurrence of the 
Listed Event). 

(c) Each Obligated Person shall notify the Issuer and the Dissemination Agent 
of the occurrence of a Listed Event described in subsection (a)(ix), but only to the extent not in 
the ordinary course of business, and subsections (a)(xii), (xiii), (xv) or (xvi) above as to such 
Obligated Person in compliance with the notification and filing requirements provided in Section 
6(b). 

(d) If the Dissemination Agent has been instructed by the Issuer to report the 
occurrence of a Listed Event, the Dissemination Agent shall immediately file a notice of such 
occurrence with each Repository. 

7. Termination of Disclosure Agreement.  This Disclosure Agreement shall 
terminate upon the defeasance, prior redemption or payment in full of all of the Bonds.  Any 
obligations herein pertaining to the Developer shall terminate at such time as the Developer is no 
longer the owner of lands/units responsible for payment of at least 20% of the Assessments. 

8. Prior Undertakings.  Except as disclosed in the Limited Offering Memorandum, 
during the past year, the Developer has been in compliance with all prior continuing disclosure 
undertakings in connection with the Rule. 

9. Dissemination Agent.  Upon termination of the Dissemination Agent’s services 
as Dissemination Agent, whether by notice of the Issuer or the Dissemination Agent, the Issuer 
agrees to appoint a successor Dissemination Agent or, alternatively, agrees to assume all 
responsibilities of Dissemination Agent under this Disclosure Agreement for the benefit of the 
Holders of the Bonds.  If at any time there is not any other designated Dissemination Agent, the 
District shall be deemed to be the Dissemination Agent.  Notwithstanding any replacement or 
appointment of a successor, the Issuer shall remain liable until payment in full for any and all 
sums owed and payable to the Dissemination Agent hereunder.  The initial Dissemination Agent 
shall be Wrathell, Hunt and Associates, LLC, Boca Raton, Florida.  The acceptance of such 
designation is evidenced by the execution of this Disclosure Agreement by a duly authorized 
signatory of Wrathell, Hunt and Associates, LLC, Boca Raton, Florida.  Wrathell, Hunt and 
Associates, LLC, Boca Raton, Florida may terminate its role as Dissemination Agent at any time 
upon delivery of thirty (30) days prior written notice to the District and each Obligated Person. 
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10. Amendment; Waiver.  Notwithstanding any other provision of this Disclosure 
Agreement, the Issuer, the Developer and the Dissemination Agent may amend this Disclosure 
Agreement, and any provision of this Disclosure Agreement may be waived, if such amendment 
or waiver is supported by an opinion of counsel expert in federal securities laws, acceptable to 
the Issuer, to the effect that such amendment or waiver would not, in and of itself, cause the 
undertakings herein to violate the Rule if such amendment or waiver had been effective on the 
date hereof but taking into account any subsequent change in or official interpretation of the 
Rule. 

In the event of any amendment or waiver of a provision of this Disclosure Agreement, the 
Issuer shall describe such amendment and/or waiver in the next Annual Report and shall include, 
as applicable, a narrative explanation of the reason for the amendment or waiver and its impact 
on the type (or, in the case of a change in accounting principles, or the presentation) of financial 
information or operating data being presented by the Issuer.  In addition, if the amendment 
relates to the accounting principles to be followed in preparing financial statements: (i) notice of 
such change shall be given in the same manner as for a Listed Event under Section 6(b); and (ii) 
the Annual Report for the year in which the change is made should present a comparison (in 
narrative form and also, if feasible, in quantitative form) between the financial statements as 
prepared on the basis of the new accounting principles and those prepared on the basis of the 
former accounting principles. 

Notwithstanding the above provisions of this Section 10, no amendment to the provisions 
of Section 5(b) hereof or any other provision herein that adversely impacts an Obligated Person 
(other than the Issuer) may be made without the consent of each Obligated Person, if any. 

11. Additional Information.  Nothing in this Disclosure Agreement shall be deemed 
to prevent the Issuer from disseminating any other information, using the means of dissemination 
set forth in this Disclosure Agreement or any other means of communication, or including any 
other information in any Annual Report or notice of occurrence of a Listed Event, in addition to 
that which is required by this Disclosure Agreement.  If the Issuer chooses to include any 
information in any Annual Report or notice of occurrence of a Listed Event in addition to that 
which is specifically required by this Disclosure Agreement, the Issuer shall have no obligation 
under this Disclosure Agreement to update such information or include it in any future Annual 
Report or notice of occurrence of a Listed Event. 

12. Default.  In the event of a failure of the Issuer, the Disclosure Representative, any 
Obligated Person or the Dissemination Agent to comply with any provision of this Disclosure 
Agreement, the Trustee shall, at the request of any Participating Underwriter or the Owners of at 
least twenty-five percent (25%) aggregate principal amount of Outstanding Bonds and receipt of 
indemnity satisfactory to the Trustee, or any Beneficial Owner of a Bond may take such actions 
as may be necessary and appropriate, including seeking mandamus or specific performance by 
court order, to cause the Issuer, the Disclosure Representative, any Obligated Person  or a 
Dissemination Agent, as the case may be, to comply with its obligations under this Disclosure 
Agreement.  A default under this Disclosure Agreement by any Obligated Person other than the 
Issuer shall not be deemed a default by the Issuer hereunder and a default by the Issuer hereunder 
shall not be deemed a default by any other Obligated Person.  Further, no default hereunder shall 
be deemed an Event of Default under the Indenture, and the sole remedy under this Disclosure 
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Agreement in the event of any failure of the Issuer, the Disclosure Representative, any Obligated 
Person, or a Dissemination Agent, to comply with this Disclosure Agreement shall be an action 
to compel performance. 

13. Duties of Dissemination Agent.  The Dissemination Agent shall have only such 
duties as are specifically set forth in this Disclosure Agreement.  The Dissemination Agent shall 
have no obligation to notify any other party hereto of an event that may constitute a Listed Event.  
The District, each Obligated Person and the Disclosure Representative covenant that they will 
supply, in a timely fashion, any information reasonably requested by the Dissemination Agent 
that is necessary in order for the Dissemination Agent to carry out its duties under this Disclosure 
Agreement.  The District, the Developer and the Disclosure Representative acknowledge and 
agree that the information to be collected and disseminated by the Dissemination Agent will be 
provided by the District, Obligated Person(s), the Disclosure Representative and others.  The 
Dissemination Agent’s duties do not include authorship or production of any materials, and the 
Dissemination Agent shall have no responsibility hereunder for the content of the information 
provided to it by the District, any Obligated Person or the Disclosure Representative as thereafter 
disseminated by the Dissemination Agent.  Any filings under this Disclosure Agreement made to 
the MSRB through EMMA shall be in an EMMA Compliant Format and shall include the 
applicable CUSIP number(s) for the Bonds set forth in Exhibit A hereto, to which any such filing 
relates. 

14. Beneficiaries.  This Disclosure Agreement shall inure solely to the benefit of the 
Issuer, the Developer, the Dissemination Agent, the Trustee, the Participating Underwriter and 
the Owners of the Bonds (the Participating Underwriter and Owners of the Bonds being hereby 
deemed express third party beneficiaries of this Disclosure Agreement), and shall create no rights 
in any other person or entity. 

15. Tax Roll and Budget.  Upon the request of the Dissemination Agent, the Trustee 
or any Beneficial Owner, the Issuer, through its District Manager, if applicable, agrees to provide 
such party with a certified copy of its most recent tax roll provided to the Osceola County Tax 
Collector and the Issuer’s most recent adopted budget. 

16. Governing Law.  The laws of the State of Florida and Federal law shall govern 
this Disclosure Agreement and venue shall be any state or federal court having jurisdiction in 
Osceola County, Florida. 

17. Counterparts.  This Disclosure Agreement may be executed in several 
counterparts and by PDF signature and all of which shall constitute but one and the same 
instrument. A scanned copy of signatures delivered in PDF format may be relied upon as if the 
original had been delivered. 

18. Trustee Cooperation.  The Issuer represents that the Dissemination Agent is a 
bona fide agent of the Issuer and the Issuer instructs the Trustee to deliver to the Dissemination 
Agent at the expense of the Issuer, any information or reports in the possession of or readily 
available to the Trustee which the Dissemination Agent requests in writing. 

D-12



 

 13  
 
 

19. Binding Effect.  This Disclosure Agreement shall be binding upon each party to 
this Disclosure Agreement and upon each successor and assignee of each party to this Disclosure 
Agreement and shall inure to the benefit of, and be enforceable by, each party to this Disclosure 
Agreement and each successor and assignee of each party to this Disclosure Agreement.  
Notwithstanding the foregoing, as to any entity comprising the Developer or any assignee or 
successor thereto that becomes an Obligated Person pursuant to the terms of this Disclosure 
Agreement, only successors or assignees to such party who are, by definition, Obligated Persons, 
shall be bound or benefited by this Disclosure Agreement. 

 
[Signature Page Follows] 
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IN WITNESS WHEREOF, the undersigned has executed this Disclosure Agreement as 
of the date and year set forth above. 
   EDGEWATER EAST COMMUNITY 

DEVELOPMENT DISTRICT, as Issuer 
[SEAL] 
 
   By:   
    Chairperson, Board of Supervisors 
ATTEST: 
 
 
By:   
 Assistant Secretary 
 

EDGEWATER PROPERTY HOLDINGS, 
LLC, a Delaware limited liability company, 
doing business in Florida as Edgewater 
Property Florida Holdings, LLC, as 
Developer 
 
 
By:   
Name:  Marc Porosoff 
Title:  Vice President and Secretary 

____________________________ 
 
 
By:   
Name:  Jordan Socaransky 
Title:  Vice President 

_____________________________ 
 
 
 

 
 
   WRATHELL, HUNT AND ASSOCIATES, 

LLC, as Dissemination Agent 
 
 
   By:   
   Name:    
   Title:    
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CONSENTED TO AND AGREED TO BY: 
 
DISTRICT MANAGER 
 
WRATHELL, HUNT AND ASSOCIATES, LLC,  
as District Manager 
 
 
By:   
Name:    
Title:    
 
   
   Acknowledged and agreed to for purposes of 

Sections 12, 14 and 18 only: 
 
   U.S. BANK TRUST COMPANY, 

NATIONAL ASSOCIATION, as Trustee 
 
 
   By:   
   Name:    
   Title:    
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EXHIBIT A 
 

FORM OF NOTICE TO REPOSITORIES OF FAILURE TO FILE [ANNUAL REPORT] 
[AUDITED FINANCIAL STATEMENTS] [QUARTERLY REPORT] 

Name of Issuer: Edgewater East Community Development District 

Name of Bond Issue: $__________ aggregate principal amount of Special Assessment 
Revenue Bonds, Series 2025 (Assessment Area Three) 

Obligated Person(s): Edgewater East Community Development District; Edgewater 
Property Holdings, LLC (doing business in Florida as 
Edgewater Property Florida Holdings, LLC)  

Original Date of Issuance: __________, 2025 

CUSIP Numbers:   

  

NOTICE IS HEREBY GIVEN that the [Issuer][Developer] has not provided an [Annual 
Report] [Audited Financial Statements] [Quarterly Report] with respect to the above-named 
Bonds as required by [Section 3] [Section 5] of the Continuing Disclosure Agreement dated 
__________, 2025 by and between the Issuer, the Developer and the Dissemination Agent 
named therein.  The [Issuer][Developer] has advised the undersigned that it anticipates that the 
[Annual Report] [Audited Financial Statements] [Quarterly Report] will be filed by 
_______________, 20____. 

Dated:  ______________ 

________________, as Dissemination Agent 
 
 
By:   
Name:    
Title:    

cc: Issuer 
 Trustee 
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1.0 Introduction

1.1 Purpose

This Master Special Assessment Methodology Report (the
"Report") was developed to provide a master financing plan and a
master special assessment methodology for the Edgewater East
Community Development District (the “District”), located in
unincorporated Osceola County, Florida, as related to funding the
costs of public infrastructure improvements (the “Capital
Improvement Plan”) contemplated to be provided by the District.

1.2 Scope of the Report

This Report presents the projections for financing the District's
Capital Improvement Plan described in the Edgewater East
Community Development District Engineer’s Report prepared by
Hanson, Walter & Associates, Inc. (the “District Engineer”) and
dated August 26, 2020 (the “Engineer's Report”), as well as
describes the method for the allocation of special benefits and the
apportionment of special assessment debt resulting from the
provision and funding of the Capital Improvement Plan.

1.3 Special Benefits and General Benefits

Improvements undertaken and funded by the District as part of the
Capital Improvement Plan create special and peculiar benefits,
different in kind and degree than general benefits, for properties
within its borders as well as general benefits to the public at large.
However, as discussed within this Report, these general benefits
are incidental in nature and are readily distinguishable from the
special and peculiar benefits which accrue to property within the
District. The District’s Capital Improvement Plan enables properties
within its boundaries to be developed.

There is no doubt that the general public and owners of property
outside the District will benefit from the provision of the Capital
Improvement Plan. However, these benefits are only incidental
since the Capital Improvement Plan is designed solely to provide
special benefits peculiar to property within the District. Properties
outside the District are not directly served by the Capital
Improvement Plan and this fact alone clearly distinguishes the
special benefits which District properties receive compared to those
lying outside of the District's boundaries.
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The Capital Improvement Plan will provide public infrastructure
improvements which are all necessary in order to make the lands
within the District developable and saleable. The installation of
such improvements will cause the value of the developable and
saleable lands within the District to increase by more than the sum
of the financed cost of the individual components of the Capital
Improvement Plan. Even though the exact value of the benefits
provided by the Capital Improvement Plan is hard to estimate at
this point, it is nevertheless greater than the costs associated with
providing the same.

1.4 Organization of the Report

Section Two describes the development program as proposed by
the Developer, as defined below.

Section Three provides a summary of the Capital Improvement
Plan as determined by the District Engineer.

Section Four discusses the financing program for the District.

Section Five introduces the special assessment methodology for
the District.

2.0 Development Program

2.1 Overview

The District will serve a portion of the Edgewater development (the
"Development" or “Edgewater”), a master planned, mixed-use
development located in unincorporated Osceola County, Florida.
The land within the District currently consists of approximately
1,284.715 +/- acres and is generally located directly west of the
Florida’s Turnpike and east of Lake Tohopekaliga. Please note that
the District may be expanded in the future to include additional
lands located within the Development and referred to in the
Engineer’s Report and in this Report as the Expansion Parcels.

2.2 The Development Program

The development of land within the District is anticipated to be
conducted by Edgewater Property Holdings Florida, LLC and/or its
assigns or affiliates (the "Developer"). Based upon the information
provided by the Developer, the most current development plan
envisions a total of 3,548 residential units, although land use types
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and unit numbers may change throughout the development period.
Table 1 in the Appendix illustrates the development plan for the
District. The development of land within the District is planned to
be conducted in several phases over a multi-year period.

3.0 The Capital Improvement Plan

3.1 Overview

The public infrastructure costs to be funded by the District are
described by the District Engineer in the Engineer's Report. Only
public infrastructure that may qualify for bond financing by the
District under Chapter 190, Florida Statutes and under the Internal
Revenue Code of 1986, as amended, was included in these
estimates.

3.2 Capital Improvement Plan

According to the District Engineer, the Capital Improvement Plan
needed to serve the District is projected to consist of improvements
which will provide benefits to all lands within the District (the
“Master Infrastructure”) and improvements which will provide
benefits to lands within only specific neighborhoods within the
District (the “Neighborhood Infrastructure”).

Please note that the District may be expanded in the future to
include Expansion Parcels. While the Master Infrastructure portion
of the District’s Capital Improvement Plan may in the future serve
and benefit the lands within the Expansion Parcels, at present time
the Master Infrastructure’s purpose is to serve and benefit the lands
contained within the current boundaries of the District, as their
provision is required for the development of lands contained within
the current boundaries of the District. If, in the future, the
boundaries of the District are expanded to include any or all of the
Expansion Parcels, the costs of the Master Infrastructure portion of
the Capital Improvement Plan will be apportioned among all
benefitted lands within the then boundaries of the District, to include
the Expansion Parcels and such apportionment of the costs will be
addressed in a supplement to this Report.

The Master Infrastructure will consist of roadways, stormwater
management, utilities (water, sewer, reclaim), hardscape/
landscape/irrigation/trails, undergrounding of electrical conduit and
environmental conservation/mitigation. At the time of this writing,
the total cost of the Master Infrastructure, including applicable costs
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of professional services and contingencies, is estimated to total
approximately $88,739,165. The Master Infrastructure will serve
and provide benefit to all land uses in the District and it will
comprise an interrelated system of improvements, which means all
of improvements will serve all lands in the District and each
component of Master Infrastructure will be interrelated such that
they will reinforce one another.

The Neighborhood Infrastructure will consist of streets,
signage/signalization/street lighting, sidewalks/multi-use paths,
stormwater management, utilities (water, sewer, reclaim),
hardscape/landscape/irrigation, boat lifts and possibly other public
infrastructure permitted by Chapter 190, Florida Statutes. At the
time of this writing, the total cost of the Neighborhood
Infrastructure, including applicable costs of professional services
and contingencies, is estimated to total approximately $53,220,000
or $15,000 per each residential unit. The Neighborhood
Infrastructure will serve and provide benefit to all land uses within
that particular neighborhood and it will comprise an interrelated
system of improvements within that neighborhood, which means all
of improvements within that neighborhood will serve all lands within
that neighborhood and each component of Neighborhood
Infrastructure will be interrelated such that they will reinforce one
another.

Table 2 in the Appendix illustrates the specific components of the
Capital Improvement Plan.

4.0 Financing Program

4.1 Overview

As noted above, the District is embarking on a program of capital
improvements which will facilitate the development of lands within
the District. Generally, construction of public improvements is
either funded and constructed by the Developer and then acquired
by the District or funded and constructed directly by the District.
The choice of the exact mechanism for providing public
infrastructure has not yet been made at the time of this writing, and
the District may either acquire the public infrastructure from the
Developer or construct it, or even partly acquire it and partly
construct it.

Even though the actual financing plan may change to include
multiple series of bonds, it is likely that in order to fully fund costs of

4 



the entire Capital Improvement Plan and fund both the Master
Infrastructure and Neighborhood Infrastructure as described in
Section 3.2 in one financing transaction, the District would have to
issue approximately $118,750,000 in par amount of Master
Infrastructure Special Assessment Revenue Bonds (the "Master
Infrastructure Bonds") and approximately $71,350,000 in par
amount of Neighborhood Infrastructure Special Assessment
Revenue Bonds (the "Neighborhood Infrastructure Bonds" and
together with the Master Infrastructure Bonds, the “Bonds”).
Consequently, the Bonds would total approximately $190,100,000
in par amount.

Please note that the purpose of this Report is to allocate the
benefit of the Capital Improvement Plan to the various land
uses in the District and based on such benefit allocation to
apportion the maximum debt necessary to fund the Capital
Improvement Plan. The discussion of the structure and size of
the indebtedness is based on various estimates and is subject
to change.

4.2 Types of Bonds Proposed

The proposed financing plan for the District provides for the
issuance of the Bonds in the approximate principal amount of
$190,100,000 to finance approximately $141,959,165 ($88,739,165
in Master Infrastructure and $53,220,000 in Neighborhood
Infrastructure) in Capital Improvement Plan costs. The Bonds as
projected under this financing plan would be structured to be
amortized in 30 annual installments following a 24-month
capitalized interest period. Interest payments on the Bonds would
be made every May 1 and November 1, and principal payments on
the Bonds would be made either on May 1 or on November 1.

In order to finance the improvement and other costs, the District
would need to borrow more funds and incur indebtedness in the
total amount of approximately $190,100,000. The difference is
comprised of debt service reserve, capitalized interest,
underwriter's discount and costs of issuance. Preliminary sources
and uses of funding for the Bonds are presented in Table 3 in the
Appendix.

Please note that the structure of the Bonds as presented in
this Report is preliminary and may change due to changes in
the development program, market conditions, timing of
infrastructure installation as well as for other reasons. The
District maintains complete flexibility as to the structure of the
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Bonds and reserves the right to modify the structure of the
Bonds as necessary.

5.0 Assessment Methodology

5.1 Overview

The issuance of the Bonds provides the District with funds
necessary to construct/acquire the infrastructure improvements
which are part of the Capital Improvement Plan outlined in Section 
3.2 and described in more detail by the District Engineer in the
Engineer's Report. These improvements lead to special and
general benefits, with special benefits accruing to the assessable
properties within the boundaries of the District and general benefits
accruing to areas outside the District but being only incidental in
nature. The debt incurred in financing the public infrastructure will
be paid off by assessing properties that derive special and peculiar
benefits from the Capital Improvement Plan. All properties that
receive special benefits from the Capital Improvement Plan will be
assessed for their fair share of the debt issued in order to finance
all or a portion of the Capital Improvement Plan.

5.2 Benefit Allocation

The most current development plan envisions the development of a
total of 3,548 residential units, although land use types and unit
numbers may change throughout the development period.

According to the District Engineer, the Capital Improvement Plan
needed to serve the District is projected to consist of Master
Infrastructure, which will provide benefits to all lands within the
District and Neighborhood Infrastructure, which will provide benefits
to lands within only specific neighborhoods within the District.

The Master Infrastructure will serve and provide benefit to all land
uses in the District and it will comprise an interrelated system of
improvements, which means all of improvements will serve all lands
in the District and Master Infrastructure will be interrelated such that
they will reinforce one another. The Neighborhood Infrastructure
will serve and provide benefit to all land uses within that particular
neighborhood and it will comprise an interrelated system of
improvements within that neighborhood, which means all of
improvements within that neighborhood will serve all lands within
that neighborhood and Neighborhood Infrastructure will be
interrelated such that they will reinforce one another.
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By allowing for the land within the entire District and also within
each separate neighborhood within the District to be developable,
both the Master Infrastructure and the Neighborhood Infrastructure
and their combined benefit will be greater than the sum of their
individual benefits. All of the land uses within the District will
benefit from each infrastructure improvement category listed in the
Engineer’s Report and in Table 2 in the Appendix, as the
improvements provide basic infrastructure to all land within the
District and benefit all land within the District as an integrated
system of improvements.

As stated previously, the public infrastructure improvements
included in the Capital Improvement Plan have a logical connection
to the special and peculiar benefits received by the land within the
District, as without such improvements, the development of the
properties within the District would not be possible. Based upon
the connection between the improvements and the special and
peculiar benefits to the land within the District, the District can
assign or allocate a portion of the District's debt through the
imposition of non-ad valorem assessments, to the land receiving
such special and peculiar benefits. Even though these special and
peculiar benefits are real and ascertainable, the precise amount of
the benefit cannot yet be calculated with mathematical certainty.
However, such benefit is more valuable than the pro-rata cost of
the improvements necessary for that parcel, or the actual non-ad
valorem assessment amount levied on that parcel.

The benefit associated with the Capital Improvement Plan of the
District is proposed to be allocated to the different product types
within the District in proportion to the density of development and
intensity of use of the infrastructure as measured by a standard unit
called an Equivalent Residential Unit ("ERU"). Table 4 in the
Appendix illustrates the ERU weights that are proposed to be
assigned to the land uses contemplated to be developed within the
District based on the relative density of development and the
intensity of use of Master Infrastructure and Neighborhood
Infrastructure, the total ERU counts for each land use category, and
the share of the benefit received by each land use from Master
Infrastructure and Neighborhood Infrastructure.

The rationale behind different ERU weights for the Master
Infrastructure is supported by the fact that generally and on
average smaller units or units with a lower intensity of use will use
and benefit from the District's Master Infrastructure less than larger
units or units with a higher intensity of use, as for instance,
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generally and on average smaller units or units with lower intensity
of use produce less storm water runoff, may typically produce fewer
vehicular trips, and may typically need less water/sewer capacity
than larger units. Additionally, the value of the larger units or units
with a higher intensity of use is likely to appreciate by more in terms
of dollars than that of the smaller units or units with a lower intensity
of use as a result of the implementation of the Master Infrastructure
portion of the Capital Improvement Plan. As the exact amount of
the benefit and appreciation is not possible to be calculated at this
time, the use of ERU measures serves as a reasonable
approximation of the relative amount of benefit received from the
District's improvements.

Similarly, the rationale behind different ERU weights for the
Neighborhood Infrastructure is supported by the fact that generally
and on average smaller units or units with a lower intensity of use
will use and benefit from the District's Neighborhood Infrastructure
less than larger units or units with a higher intensity of use, as for
instance, generally and on average smaller units or units with lower
intensity of use produce less storm water runoff, may typically
produce fewer vehicular trips, and may typically need less
water/sewer capacity than larger units. Additionally, the value of
the larger units or units with a higher intensity of use is likely to
appreciate by more in terms of dollars than that of the smaller units
or units with a lower intensity of use as a result of the
implementation of the Neighborhood Infrastructure portion of the
Capital Improvement Plan. As the exact amount of the benefit and
appreciation is not possible to be calculated at this time, the use of
ERU measures serves as a reasonable approximation of the
relative amount of benefit received from the District's
improvements.

Table 5 in the Appendix presents the apportionment of the
assessment associated with funding the District’s Capital
Improvement Plan, separately for the Master Infrastructure funded
by the Master Bonds (the “Master Bond Assessments”) and
separately for the Neighborhood Infrastructure funded by the
Neighborhood Bonds (the “Neighborhood Bond Assessments” and
together with the Master Bond Assessments, the “Bond
Assessments”) in accordance with the ERU benefit allocation
method presented in Table 4. Table 5 also presents the annual
levels of the projected annual debt service assessments per unit.
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5.3 Assigning Debt

As the land within the District is not yet platted and the precise
location of the planned residential units by parcel cannot be
determined, the Bond Assessments will initially be levied on all of
the gross acre land in the District on an equal per gross acre basis.
Consequently, the Bond Assessments will be levied on
approximately 1,284.715 +/- gross acres within the District and thus
the total bonded debt in the amount of $190,100,000 will be
preliminarily levied on approximately 1,284.715 +/- gross acres at a
rate of $147,970.56 per acre.

As the land is platted, the Bond Assessments will be allocated to
each platted parcel on a first platted-first assigned basis based on
the planned use for that platted parcel as reflected in Table 5 in the
Appendix. Such allocation of Bond Assessments to platted parcels
will reduce the amount of Bond Assessments levied on unplatted
gross acres within the District.

Further, to the extent that any residential land which has not been
platted is sold to another developer or builder, the Bond
Assessments will be assigned to such parcel at the time of the sale
based upon the development rights associated with such parcel
that are transferred from seller to buyer. The District shall provide
an estoppel or similar document to the buyer evidencing the
amount of Bond Assessments transferred at sale.

5.4 Lienability Test: Special and Peculiar Benefit to the Property

As first discussed in Section 1.3, Special Benefits and General
Benefits, improvements undertaken by the District create special
and peculiar benefits to certain properties within the District. The
District's improvements benefit assessable properties within the
District and accrue to all such assessable properties on an ERU
basis.

Improvements undertaken by the District can be shown to be
creating special and peculiar benefits to the property within the
District. The special and peculiar benefits resulting from each
improvement include, but are not limited to:

a. added use of the property;
b. added enjoyment of the property;
c. decreased insurance premiums;
d. increased marketability and value of the property;
e. increased future appreciation.
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The improvements which are part of the Capital Improvement Plan
make the land in the District developable and saleable and when
implemented jointly as parts of the Capital Improvement Plan,
provide special and peculiar benefits which are greater than the
benefits of any single category of improvements. These special
and peculiar benefits are real and ascertainable, but not yet
capable of being calculated and assessed in terms of a precise
numerical value; however, such benefits are more valuable than
either the cost of, or the actual assessment levied for, the
improvement or debt allocated to the parcel of land.

5.5 Lienability Test: Reasonable and Fair Apportionment of the
Duty to Pay

A reasonable estimate of the proportion of special and peculiar
benefits received from the improvements is delineated in Table 4
(expressed as ERU factors) in the Appendix.

The apportionment of the assessments is fair and reasonable
because it was conducted on the basis of consistent application of
the methodology described in Section 5.2 across all assessable
property within the District according to reasonable estimates of the
special and peculiar benefits derived from the Capital Improvement
Plan by different land uses.

Accordingly, no acre or parcel of property within the District will be
liened for the payment of any non-ad valorem special assessment
more than the determined special benefit peculiar to that property.

5.6 True-Up Mechanism

The Assessment Methodology described herein is based on
conceptual information obtained from the Developer prior to
construction. As development occurs it is possible that the number
of ERUs within each parcel’s assessment area may change. The
mechanism for maintaining the methodology over the changes is
referred to as true-up.

This mechanism is to be utilized to ensure that the Bond
Assessments on a per ERU basis never exceeds the initially
allocated assessment as contemplated in the adopted assessment
methodology. Bond Assessments per ERU preliminarily equal
$47,371.63 ($190,100,000 in Bond Assessments divided by
4,012.95 ERUs) and may change based on the final bond sizing. If
such changes occur, the Methodology is applied to the land based
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on the number of and type of units of particular land uses within
each and every parcel as signified by the number of ERUs.

As the land is platted, the Bond Assessments are assigned to
platted parcels based on the figures in Table 5 in the Appendix. If
as a result of platting and apportionment of the Bond Assessments
to the platted parcel of land, the Bond Assessments per ERU for
land that remains unplatted remains equal to $47,371.63, then no
true-up adjustment will be necessary.

If as a result of platting and apportionment of the Bond
Assessments to the platted land, the Bond Assessments per ERU
for land that remains unplatted equal less than $47,371.63 (either
as a result of a larger number of units, different units or both), then
the per ERU Bond Assessments for all parcels will be lowered if
that state persists at the conclusion of platting of all land.

If, in contrast, a result of platting and apportionment of the Bond
Assessments to the platted land, the Bond Assessments per ERU
for land that remains unplatted equal more than $47,371.63 (either
as a result of a smaller number of units, different units or both),
then the difference in Bond Assessments plus accrued interest will
be collected from the owner of the property which platting caused
the increase of Bond Assessments per ERU to occur, in
accordance with the District’s assessment resolution and a true-up
agreement to be entered into between the District and the
Developer and any assignees.

The owner(s) of the property will be required to immediately remit to
the District for redemption a true-up payment equal to the
difference between the actual Bond Assessments per ERU and
$47,371.63 multiplied by the actual number of ERUs plus accrued
interest to the next succeeding interest payment date on the Bonds,
unless such interest payment date occurs within 45 days of such
true-up payment, in which case the accrued interest shall be paid to
the following interest payment date.

In addition to platting of property within the District, any planned
sale of an unplatted land to another builder or developer will cause
the District to initiate a true-up test as described above to test
whether the amount of the Bond Assessments per ERU for land
that remains unplatted remains equal to $47,371.63. The test will
be based upon the development rights as signified by the number
of ERUs associated with such parcel that are transferred from seller
to buyer. The District shall provide an estoppel or similar document
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to the buyer evidencing the amount of Bond Assessments
transferred at sale.

5.7 Assessment Roll

The Bond Assessments of $190,100,000 are proposed to be levied
over the area described in Exhibit “A”. Excluding any capitalized
interest period, debt service assessments shall be paid in thirty (30)
annual principal installments.

6.0 Additional Stipulations

6.1 Overview

Wrathell, Hunt and Associates, LLC was retained by the District to
prepare a methodology to fairly allocate the special assessments
related to the District’s Capital Improvement Plan. Certain
financing, development and engineering data was provided by
members of District Staff and/or the Developer. The allocation
Methodology described herein was based on information provided
by those professionals. Wrathell, Hunt and Associates, LLC makes
no representations regarding said information transactions beyond
restatement of the factual information necessary for compilation of
this report. For additional information on the Bond structure and
related items, please refer to the Offering Statement associated
with this transaction.

Wrathell, Hunt and Associates, LLC does not represent the
District as a Municipal Advisor or Securities Broker nor is
Wrathell, Hunt and Associates, LLC registered to provide such
services as described in Section 15B of the Securities and
Exchange Act of 1934, as amended. Similarly, Wrathell, Hunt
and Associates, LLC does not provide the District with
financial advisory services or offer investment advice in any
form.

7.0 Appendix
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Product Type

ED-1 Number of 

Units

ED-2 Number of 

Units

ED-3 Number of 

Units

ED-4 Number of 

Units

ED-5 Number of 

Units

ED-6 Number of 

Units

ED-7 Number of 

Units

Total Number of 

Units

Single Family 1* 167 139 0 609 0 487 0 1,402

Single Family 2** 0 139 0 150 219 133 0 641

Multi Family*** 310 133 0 350 579 133 0 1,505

Total 477 411 0 1,109 798 753 0 3,548

* Single Family 1 represents detached products with lot width of 50 ft. or greater

** Single Family 2 represents detached products with lot width of under 50 ft.

*** Multi Family represents all attached products

Table 1

Edgewater East
Community Development District

Development Plan

Improvement

Master 

Infrastructure 

Costs

Neighborhood 

Infrastructure 

Costs Total CIP Costs

Roadways $27,462,600 $27,462,600

Stormwater Management $11,063,960 $11,063,960

Utilities (Water, Sewer, Reclaim) $11,182,004 $11,182,004

Hardscape/Landscape/Irrigation/Trails $7,905,550 $7,905,550

Undergrounding of Electrical Conduit $7,164,600 $7,164,600

Environmental Conservation/Mitigation $7,500,000 $7,500,000

Professional Services $8,393,254 $8,393,254

Contingency $8,067,197 $8,067,197

Neighborhood Infrastructure $53,220,000 $53,220,000

Total $88,739,165 $53,220,000 $141,959,165

Community Development District

Capital Improvement Program

Table 2

Edgewater East
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Master 

Infrastructure 

Bonds

Neighborhood 

Infrastructure 

Bonds Total Bonds

Sources

Bond Proceeds:

Par Amount $118,750,000.00 $71,350,000.00 $190,100,000.00

Total Sources $118,750,000.00 $71,350,000.00 $190,100,000.00

Uses

Project Fund Deposits:

Project Fund $88,739,165.00 $53,220,000.00 $141,959,165.00

Other Fund Deposits:

Debt Service Reserve Fund $9,569,635.42 $5,749,839.89 $15,319,475.31

Capitalized Interest Fund $16,625,000.00 $9,989,000.00 $26,614,000.00

Delivery Date Expenses:

Costs of Issuance $3,812,500.00 $2,390,500.00 $6,203,000.00

Rounding $3,699.58 $660.11 $4,359.69

Total Uses $118,750,000.00 $71,350,000.00 $190,100,000.00

Preliminary Sources and Uses of Funds

Table 3

Edgewater East
Community Development District

Product Type

Total Number of 

Units

ERU Weight per 

Unit Total ERU

Master 

Infrastructure 

Program Cost 

Allocation

Single Family 1 1,402 1.60 2,243.20 $49,604,329.71

Single Family 2 641 1.00 641.00 $14,174,561.05

Multi Family 1,505 0.75 1,128.75 $24,960,274.24

Total 3,548 4,012.95 $88,739,165.00

Product Type

Total Number of 

Units

ERU Weight per 

Unit Total ERU

Neighborhood 

Infrastructure 

Program Cost 

Allocation

Single Family 1 1,402 1.60 2,243.20 $29,749,462.12

Single Family 2 641 1.00 641.00 $8,500,983.07

Multi Family 1,505 0.75 1,128.75 $14,969,554.82

Total 3,548 4,012.95 $53,220,000.00

Table 4

Edgewater East
Community Development District

Master Infrastructure Benefit Allocation

Neighborhood Infrastructure Benefit Allocation
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Product Type

Total Number of 

Units

Master 

Infrastructure 

Program Cost 

Allocation

Total Master 

Bond 

Assessments 

Apportionment

Master Bond 

Assessments 

Apportionment 

per Unit

Annual Master 

Bond 

Assessments Debt 

Service per Unit*

Annual Master 

Bond 

Assessments Debt 

Service per 

Unit**

Single Family 1 1,402 $49,604,329.71 $66,380,094.44 $47,346.72 $3,815.50 $4,102.69

Single Family 2 641 $14,174,561.05 $18,968,277.70 $29,591.70 $2,384.69 $2,564.18

Multi Family 1,505 $24,960,274.24 $33,401,627.85 $22,193.77 $1,788.52 $1,923.14

Total 3,548 $88,739,165.00 $118,750,000.00

* Principal and interest only - excludes costs of collection and early payment discount allowance

** Included costs of collection and early payment discount allowance

Product Type

Total Number of 

Units

Neighborhood 

Infrastructure 

Program Cost 

Allocation

Total 

Neighborhood 

Bond 

Assessments 

Apportionment

Neighborhood 

Bond 

Assessments 

Apportionment 

per Unit

Annual 

Neighborhood 

Bond 

Assessments Debt 

Service per Unit*

Annual 

Neighborhood 

Bond 

Assessments Debt 

Service per 

Unit**

Single Family 1 1,402 $29,749,462.12 $39,883,955.69 $28,447.90 $2,292.51 $2,465.07

Single Family 2 641 $8,500,983.07 $11,396,939.91 $17,779.94 $1,432.82 $1,540.67

Multi Family 1,505 $14,969,554.82 $20,069,104.40 $13,334.95 $1,074.62 $1,155.50

Total 3,548 $53,220,000.00 $71,350,000.00

* Principal and interest only - excludes costs of collection and early payment discount allowance

** Included costs of collection and early payment discount allowance

Product Type

Total Number of 

Units

Total CIP Cost 

Allocation

Total Bond 

Assessments 

Apportionment

Total Bond 

Assessments 

Apportionment 

per Unit

Annual Total 

Bond 

Assessments Debt 

Service per Unit*

Annual Total 

Bond 

Assessments Debt 

Service per 

Unit**

Single Family 1 1,402 $79,353,791.83 $106,264,050.14 $75,794.61 $6,108.02 $6,567.76

Single Family 2 641 $22,675,544.12 $30,365,217.61 $47,371.63 $3,817.51 $4,104.85

Multi Family 1,505 $39,929,829.05 $53,470,732.25 $35,528.73 $2,863.13 $3,078.64

Total 3,548 $141,959,165.00 $190,100,000.00

* Principal and interest only - excludes costs of collection and early payment discount allowance

** Included costs of collection and early payment discount allowance

Edgewater East
Community Development District

Bond Assessment Apportionment

Table 5
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Exhibit “A”

CDD PARCEL – 1

A parcel of land being a portion of the Northeast 1/4 of Section 17, Township 26 South, Range

30 East, Osceola County, Florida, AND Government Lots 1 and 2 of Section 17, Township 26

South, Range 30 East, Osceola County, Florida, LESS AND EXCEPT that portion of

Government Lot 1, in Section 17, Township 26 South, Range 30 East, lying Northwesterly of

Canal C-31 a/k/a St. Cloud Canal, AND Lots 67, 68, 69, 70, 74, 75, 76, 77, 78, 83, 84, 85, 86,

87, 89, 90, 91, 92, 93, 94, 100, 101, 102, 103, 104, 105, 106, 107, 108, 117, 118, 119, 120, 121,

122, 123 and 124, THE SEMINOLE LAND AND INVESTMENT COMPANY'S

(INCORPORATED) SUBDIVISION OF SECTION 17, TOWNSHIP 26 SOUTH, RANGE 30

EAST, as recorded in Plat Book "B", Page 55, Public Records of Osceola County, Florida, and

being more particularly described as follows:

Commence at the Northeast corner of said Section 17; thence run N89°41’52”W along the North

line of said Section 17, a distance of 1375.99 feet to the Point of Beginning; thence departing

said North line, run thence run S00°18'08"W, a distance of 2,641.70 feet to a point on the South

line of the Northeast ¼ of said Section 17; thence run S89°40'58"E along said South line, a

distance of 84.65 feet; thence departing said South line, run along the Easterly line of the

aforesaid Platted Lots the following five (5) courses and distance; thence run S00°34'45"E, a

distance of 1,333.22 feet; thence run N89°31'28"W, a distance of 643.27 feet; thence run

S00°36'41"E, a distance of 329.96 feet; thence run N89°29'18"W, a distance of 678.18 feet;

thence run S00°38'28"E, a distance of 970.25 feet to a point on the North Right of Way line of

Clay Whaley Road; thence run N89°30'02"W along said North right of Way line, a distance of

2,405.26 feet to a point on the Meander-Witness line of Lake Tohopekaliga; thence along said

Meander-Witness line the following seven (7) courses and distances; thence run N10°10'23"E, a

distance of 954.03 feet; thence run N24°40'23"E, a distance of 1,188.07 feet; thence run

N58°10'23"E, a distance of 264.02 feet; thence run N54°10'23"E, a distance of 792.05 feet;

thence run N38°40'23"E, a distance of 1,188.07 feet; thence run N06°19'37"W, a distance of

330.02 feet; thence run N26°19'37"W, a distance of 1,122.07 feet; thence run N61°49'37"W, a

distance of 792.05 feet to a point on the aforesaid North line of Section 17; thence run

S89°41'52"E along said North line, a distance of 2,586.89 feet to the Point of Beginning.

Containing 266.3 acres, more or less. (calculated to the Meander-Witness line as shown on the

sketch)

Containing 250.5 acres, more or less. (calculated to Elevation 56.5 contour line – Safe

Development line of Lake Tohopekaliga)

(these areas also includes platted Right of Ways lying within and adjacent to the boundary of

the described parcel that have not been formally vacated)
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CDD PARCEL – 2

A parcel of land being a portion of the Southwest 1/4 of Section 16, Township 26 South, Range

30 East, Osceola County, Florida, and being more particularly described as follows:

Commence at the Southwest corner of said Section 16; thence run N00°31’03”W along the

West line of the Southwest ¼ of said Section 16, a distance of 1328.92 feet to the Point of

Beginning; thence continue N00°31'03"W along said West line, a distance of 1,328.82 feet to

the Northwest corner of the Southwest ¼ of said Section 16; thence run S89°35'06"E along the

North line of the Southwest ¼, a distance of 1,258.21 feet to a Point on a non-tangent curve,

concave to the Northeast, having a Radius of 6,229.58 feet and a Central Angle of 07°47'11",

said point being a point on the Westerly line of property per Stipulated Order of Taking as

recorded in Official Records Book 2776, Page 2504, Public Records of Osceola County, Florida;

thence along said Westerly line the following seven (7) courses and distances; thence run

Southeasterly, along the Arc of said curve, a distance of 846.58 feet (Chord Bearing =

S35°19'41"E, Chord = 845.92 feet) to a point; thence run N50°46'44"E, a distance of 298.80

feet; thence run S31°09'21"E, a distance of 340.17 feet to the Point of Curvature of a curve,

concave to the Northeast, having a Radius of 2,958.79 feet and a Central Angle of 11°37'31";

thence run Southeasterly, along the Arc of said curve, a distance of 600.34 feet (Chord Bearing

= S36°58'07"E, Chord = 599.31 feet) to the Point of Tangency thereof; thence run S42°46'53"E,

a distance of 199.38 feet; thence run S11°58'13"W, a distance of 293.39 feet to a Point on a

non-tangent curve, concave to the East, having a Radius of 1,296.23 feet and a Central Angle

of 00°03'00"; thence run Southerly, along the Arc of said curve, a distance of 1.13 feet (Chord

Bearing = S11°18'47"W, Chord = 1.13 feet) to a point on the Westerly line of Road A Connector

as recorded in Official Records Book 4249, Page 2879; thence along said Westerly line the

following two (2) courses and distances; thence run S23°39'16"W, a distance of 220.82 feet; to

the Point of Curvature of a curve, concave to the Northwest, having a Radius of 1,120.00 feet

and a Central Angle of 07°52'31"; thence run Southwesterly, along the Arc of said curve, a

distance of 153.95 feet (Chord Bearing = S27°35'32"W, Chord = 153.82 feet) to a point on the

South line of Pond 9 as recorded in Official Records Book 4249, Page 2879; thence along said

South line the following two (2) courses and distances; thence run S89°36'48"W, a distance of

116.36 feet; thence run N50°13'38"W, a distance of 249.11 feet to a point on the North line of

the South 19.6176 acres of the Southeast ¼ of the Southwest ¼ of said Section 16; thence run

N89°36'17"W along said North line, a distance of 655.87 feet to a point on the East line of Road

A Segment 1 as recorded in Official Records Book 4249, Page 2879; thence run N00°21'47"W

along said East line, a distance of 551.30 feet to a point on the South line of the North ½ of the

Southwest ¼ of said Section 16; thence run N89°35'57"W along said South line, a distance of

1,450.60 feet to the Point of Beginning.

Containing 3,198,081.98 square feet or 73.418 acres, more or less
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CDD PARCEL – 3

A parcel of land being the East ¼ of the Northwest 1/4 of the Northwest ¼ of Section 21,

Township 26 South, Range 30 East, Osceola County, Florida, AND Lots 5, 11, 12, 21, 22, 27,

28, 37, 38, 39, 40, 41, 42, 43, 44, 53, 54, 55, 56, 57, 58, 59, 60, 69, 70, 71, 72, 73, 74, 88, 89,

90, 104, 105, 106, 108, 117, 118, 119, 123 and a portion of Lots 6, 87, and 122, THE

SEMINOLE LAND AND INVESTMENT COMPANY'S (INCORPORATED) SUBDIVISION OF

SECTION 21, TOWNSHIP 26 SOUTH, RANGE 30 EAST, as recorded in Plat Book "B", Page 8,

Public Records of Osceola County, Florida, and being more particularly described as follows:

Begin at the Northeast corner of said Lot 5, said point being a point on the West Right of Way

line of Kissimmee Park Road (State Road 525); thence along said West Right of Way line the

following two (2) courses and distances; thence run S00°20'10"E, a distance of 2,619.93 feet;

thence run S00°19'41"E, a distance of 329.00 feet; thence departing said West Right of Way

line, run N89°41'51"W, a distance of 1,284.08 feet; thence run S00°17'29"E, a distance of

409.30 feet to a point on the Easterly extension of the North line of Well Site #3 as recorded in

Official Records Book 3040, Page 35, Public Records of Osceola County, Florida; thence along

the boundary of said Well Site #3 the following three (3) courses and distances; thence run

N89°45'24"W, a distance of 285.03 feet; thence run S00°17'29"E, a distance of 250.03 feet;

thence run S89°45'24"E, a distance of 285.03 feet; thence run S00°17'29"E, a distance of

329.66 feet; thence run N89°47'10"W, a distance of 677.35 feet; thence run S00°16'23"E, a

distance of 330.01 feet; thence run S89°48'56"E, a distance of 677.45 feet; thence run

S00°17'29"E, a distance of 329.66 feet; thence run S89°50'42"E, a distance of 642.55 feet;

thence run N00°18'35"W, a distance of 329.33 feet; thence run S89°48'56"E, a distance of

642.45 feet to a point on the aforesaid West Right of Way line of Kissimmee Park Road; thence

run S00°19'41"E along said West Right of Way line, a distance of 658.00 feet; thence departing

said West Right of Way line, run N89°52'28"W, a distance of 642.65 feet; thence run

S00°18'35"E, a distance of 309.33 feet to a point on the North Right of Way line of Kissimmee

Park Road; thence run N89°54'14"W along said North Right of Way line, a distance of 1,070.48

feet to point on the boundary of Well Site #1, as recorded in Official Records Book 3040, Page

13, Public Records of Osceola County, Florida; thence along said boundary the following two (2)

courses and distances; thence run N00°16'23"W, a distance of 250.02 feet; thence run

N89°54'14"W, a distance of 250.02 feet; thence run N00°16'23"W, a distance of 390.00 feet;

thence run N89°50'42"W, a distance of 660.05 feet; thence run N00°15'17"W, a distance of

2,644.75 feet; thence run S89°30'15"E, a distance of 20.00 feet; thence run N00°15'17"W, a

distance of 660.08 feet; thence run S89°37'37"E, a distance of 968.46 feet; thence run

N00°17'07"W, a distance of 1,299.70 feet to a point on the South Right of Way line of Clay

Whaley Road; thence run S89°36'17"E along said South Right of Way line, a distance of 329.27

feet to a point on the boundary of Road A Segment 1 and Road A Connector as recorded in

Official Records Book 4249, Page 2879, Public Records of Osceola County, Florida; thence

along said boundary the following four (4) courses and distances; thence run S00°21'47"E, a

distance of 70.01 feet; thence run S89°36'17"E, a distance of 130.01 feet; thence run

N00°21'47"W, a distance of 10.01 feet to a Point on a non-tangent curve, concave to the North,

having a Radius of 1,280.00 feet and a Central Angle of 17°22'39"; thence run Easterly, along

the Arc of said curve, a distance of 388.22 feet (Chord Bearing = N81°28'18"E, Chord = 386.73
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feet) to a point on the aforesaid South Right of Way line of Clay Whaley Road; thence run

S89°36'17"E along said South Right of Way line, a distance of 786.67 feet to the Point of

Beginning.

Containing 218.579 acres, more or less.

(these areas also include platted Right of Ways lying within and adjacent to the boundary of the

described parcel that have not been formally vacated)

CDD PARCEL – 4

A parcel of land being a portion of the Southeast t ¼ of Section 16, Township 26 South, Range

30 East, Osceola County, Florida, AND Lots 3, 14, 19, 30, 31, 34, 35, 46, 47, 49, 50, 51, 61, 62,

64, 65, 66, 67, 68, 78, 79, 80, 81, 82, 83, 94, 95, 96, 97, 98, 99, 111, 112, 113, 114, 125, 126,

127 and 128 and a portion of Lots 2, 15, 17, 18, 32, 33, 48, and 52, THE SEMINOLE LAND

AND INVESTMENT COMPANY'S (INCORPORATED) SUBDIVISION OF SECTION 21,

TOWNSHIP 26 SOUTH, RANGE 30 EAST, as recorded in Plat Book "B", Page 8, Public

Records of Osceola County, Florida, AND a portion of Lots 41, 56, 57, 72, 73, 88, 89, 104, 105,

and 120, THE SEMINOLE LAND AND INVESTMENT COMPANY'S (INCORPORATED)

SUBDIVISION OF SECTION 22, TOWNSHIP 26 SOUTH, RANGE 30 EAST, as recorded in

Plat Book "B", Page 9, Public Records of Osceola County, AND Lots 25, 40, 41, 56, 57, 72, 73,

88, 89, 104 and a portion of Lots 26, 39, 42, 55, 58, 71, 74, 87, 90, 103 and 106, THE

SEMINOLE LAND AND INVESTMENT COMPANY'S (INCORPORATED) SUBDIVISION OF

SECTION 27, TOWNSHIP 26 SOUTH, RANGE 30 EAST, as recorded in Plat Book "B", Page

14, Public Records of Osceola County, AND Lots 4, 6, 7, 10, 11, 13, 20, 21, 22, 23, 26, 27, 28,

29, 30, 35, 35, 37, 38, 39, 42, 43, 44, 45, 46, 50, 51, 52, 53, 54, 55, 58, 59, 60, 61, 62, 63, 64,

65, 66, 67, 68, 69, 70, 71, 74, 75, 76, 77, 78, 79, 80, 81, 82, 83, 84, 85, 86, 87, 90, 91, 92, 93,

94, 95, 96, 97, 98, 99, 100, 103, 106, 109, 110, 111, and 112 and a portion of Lots 5 and 12,

THE SEMINOLE LAND AND INVESTMENT COMPANY'S (INCORPORATED) SUBDIVISION

OF SECTION 28, TOWNSHIP 26 SOUTH, RANGE 30 EAST, as recorded in Plat Book "B",

Page 15, Public Records of Osceola County, and being more particularly described as follows:

Begin a the Northeast corner of Section 28, Township 26 South, Range 30 East; thence run

N89°57'03"W, a distance of 1,979.45 feet; thence run S00°03'01"E, a distance of 995.36 feet;

thence run S89°52'30"E, a distance of 659.61 feet; thence run S00°02'15"E, a distance of

996.23 feet; thence run S89°47'57"E, a distance of 659.39 feet; thence run S00°01'29"E, a

distance of 332.37 feet; thence run S89°46'26"E, a distance of 659.32 feet; thence run

N00°00'43"W, a distance of 1,330.57 feet; thence run S89°14'16"E, a distance of 808.08 feet to

a point on the West Right of Way line of the Florida’s Turnpike; thence run S07°25'37"E along

said West Right of Way line, a distance of 3,685.90 feet; thence departing said West Right of

Way line, run N89°43'24"W, a distance of 618.61 feet; thence run N00°04'06"W, a distance of

332.21 feet; thence run N89°39'17"W, a distance of 664.77 feet; thence run N89°28'39"W, a

distance of 20.00 feet; thence run S00°00'43"E, a distance of 332.64 feet; thence run

N89°25'23"W, a distance of 2,615.32 feet; thence run N89°48'21"W, a distance of 17.50 feet;
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thence run N00°03'47"W, a distance of 660.33 feet; thence run N89°47'13"W, a distance of

1,285.54 feet; thence run S00°03'46"E, a distance of 660.76 feet; thence run N89°48'21"W, a

distance of 677.77 feet; thence run N00°03'46"W, a distance of 1,982.96 feet; thence continue

N00°03’46”W along said line, a distance of 2,626.62 feet to a point on the South Right of Way

line of Kissimmee Park Road; thence run S89°54'14"E along said South Right of Way line, a

distance of 1,320.51 feet to a point on the boundary of the Water Plant Site as recorded in

Official Records Book 3040, Page 46, Public Records of Osceola County, Florida; thence along

said boundary of said Water Plant Site the following four (4) courses and distances; thence run

S00°02'06"E, a distance of 410.68 feet; thence run S89°54'07"E, a distance of 460.85 feet;

thence run N57°33'43"E, a distance of 215.39 feet; thence run N00°01'33"W, a distance of

294.86 feet to a point on the aforesaid Right of Way of Kissimmee Park Road; thence along said

Right of Way the following two (2) courses and distances; thence run S89°54'14"E, a distance of

35.11 feet; thence run N00°19'41"W, a distance of 349.01 feet; thence departing said Right of

Way, run S89°56'02"E, a distance of 1,302.46 feet; thence run N00°16'26"W, a distance of

657.21 feet; thence run N89°54'02"W, a distance of 660.30 feet; thence run N00°18'04"W, a

distance of 1,315.19 feet; thence run N89°50'01"W, a distance of 643.42 feet to a point on the

East Right of Way of Kissimmee Park Road; thence along said East Right of Way the following

two (2) courses and distances; thence run N00°19'41"W, a distance of 328.99 feet; thence run

N00°20'10"W, a distance of 409.93 feet to a point on the boundary of Well Site #2 as recorded

in Official Records Book 3040, Page 24, Public Records of Osceola County, Florida; thence

along said boundary the following two (2) courses and distances; thence run S89°44'21"E, a

distance of 250.03 feet; thence run N00°20'10"W, a distance of 250.03 feet; thence run

S89°44'21"E, a distance of 393.83 feet; thence run N00°18'45"W, a distance of 1,957.22 feet;

thence run N48°59'04"E, a distance of 30.18 feet; thence run N00°11'18"W, a distance of

330.04 feet; thence run N89°30'18"W, a distance of 667.59 feet to a point on the East right of

Way line of Kissimmee Road; thence run N00°11'18"W, a distance of 146.08 feet toa point on

the Right of Way for the Florida’s Turnpike; thence along said Right of Way the following seven

(7) courses and distances; thence run N89°36'48"E, a distance of 72.12 feet; thence run

N00°23'12"W, a distance of 98.77 feet; to the Point of Curvature of a curve, concave to the

East, having a Radius of 1,055.93 feet and a Central Angle of 24°02'29"; thence run Northerly,

along the Arc of said curve, a distance of 443.07 feet (Chord Bearing = N11°38'03"E, Chord =

439.83 feet) to the Point of Tangency thereof; thence run N23°39'18"E, a distance of 28.83 feet;

thence run S50°40'48"E, a distance of 610.80 feet; to the Point of Curvature of a curve, concave

to the Southwest, having a Radius of 5,604.58 feet and a Central Angle of 03°51'08"; thence run

Southeasterly, along the Arc of said curve, a distance of 376.82 feet (Chord Bearing =

S48°45'14"E, Chord = 376.75 feet) to a point; thence run S42°46'53"E, a distance of 1,089.11

feet; to the Point of Curvature of a curve, concave to the Southwest, having a Radius of

5,529.58 feet and a Central Angle of 35°21'16"; thence run Southeasterly, along the Arc of said

curve, a distance of 3,412.05 feet (Chord Bearing = S25°06'15"E, Chord = 3,358.17 feet) to the

Point of Tangency thereof; thence run S07°25'37"E, a distance of 1,525.20 feet; thence

departing said Right of Way, run N89°06'39"W, a distance of 636.55 feet; thence run

S00°12'52"E, a distance of 328.22 feet to the Point of Beginning..

Containing 726.418 acres, more or less.
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Note: Lot 63, THE SEMINOLE LAND AND INVESTMENT COMPANY'S (INCORPORATED)

SUBDIVISION OF SECTION 21, TOWNSHIP 26 SOUTH, RANGE 30 EAST, as recorded in

Plat Book "B", Page 8, Public Records of Osceola County, Florida, is NOT INCLUDED from the

interior of the above described parcel.

(this area also includes platted Right of Ways lying within and adjacent to the boundary of the

described parcel that have not been formally vacated)

FOR A TOTAL ACREAGE OF: 1,284.715
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1.0 Introduction 
        

1.1 Purpose 
 
This Preliminary Third Supplemental Special Assessment 
Methodology Report for Assessment Area Three (the “Third 
Supplemental Report”) was developed to supplement the Master 
Special Assessment Methodology Report (the “Master Report”) 
dated August 26, 2020 and to provide a supplemental financing plan 
and a supplemental special assessment methodology for the 
Assessment Area Three Project Area (defined later herein) (also 
known as “ED-6S (or ED-6 South)” (“Assessment Area Three”)) 
portion of the Edgewater East Community Development District (the 
“District”).  The District is located within the City of St. Cloud, Osceola 
County, Florida.  This Third Supplemental Report was developed in 
relation to funding by the District of a portion of the costs of Master 
Infrastructure contemplated to be provided by the District (the 
“Assessment Area Three Project”). 

 
 1.2 Scope of the Third Supplemental Report 
 

This Third Supplemental Report presents the projections for 
financing a portion of the District's public infrastructure improvements 
(the “CIP”) as described in the Supplemental Engineer’s Report for 
Assessment Area 3 (ED-6S) for the Edgewater East Community 
Development District prepared by Hanson, Walter & Associates, Inc. 
(the “District Engineer”) dated January 9, 2025 (the “Engineer’s 
Report”).  This Third Supplemental Report also describes the method 
for the allocation of special benefits and the apportionment of special 
assessment debt resulting from the provision and funding of a portion 
of the Assessment Area Three Project with proceeds of 
indebtedness projected to be issued by the District. 

 
 1.3 Special Benefits and General Benefits 
 

The public infrastructure improvements undertaken and funded by 
the District as part of the Assessment Area Three Project create 
special and peculiar benefits, different in kind and degree than 
general benefits, for properties within the District as well as general 
benefits to properties outside the District and to the public at large.  
However, as discussed within this Third Supplemental Report, these 
general benefits are incidental in nature and are readily 
distinguishable from the special and peculiar benefits which accrue 
to property within the District.  The District’s Assessment Area Three 
Project enables properties within the District, including Assessment 
Area Three, to be developed. 
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There is no doubt that the general public and property owners of 
property outside the District will benefit from the provision of the 
Assessment Area Three Project.  However, these benefits are only 
incidental since the Assessment Area Three Project is designed 
solely to provide special benefits peculiar to property within the 
District.  Properties outside the District are not directly served by the 
Assessment Area Three Project and do not depend upon the 
Assessment Area Three Project to obtain or to maintain their 
development entitlements.  This fact alone clearly distinguishes the 
special benefits which Assessment Area Three properties receive 
compared to those lying outside of the boundaries of the District. 
 
The Assessment Area Three Project will provide public infrastructure 
improvements which are all necessary in order to make the lands 
within the District and Assessment Area Three developable and 
saleable.  Even though the exact value of the benefits provided by 
the Assessment Area Three Project is hard to estimate at this point, 
it is nevertheless greater than the costs associated with providing the 
same. 

 
 1.4 Organization of the Third Supplemental Report 
 

Section Two describes the development program as proposed by the 
Developer, as defined below. 
 
Section Three provides a summary of the Assessment Area Three 
Project as determined by the District Engineer. 
 
Section Four discusses the financing program for Assessment Area 
Three.   
 
Section Five introduces the special assessment methodology for 
Assessment Area Three. 

 
 
2.0 Development Program 
 
 2.1 Overview 
 

The District will serve the Edgewater development, a master 
planned, mixed-use development located within the City of St. Cloud,  
Osceola County, Florida.  The land within the District consists of 
approximately 1,390.079 +/- acres and is generally located west of 
the Florida’s Turnpike and east of Lake Tohopekaliga. Of the 
aforementioned acreage, Assessment Area Three accounts for 
approximately 286.8 +/- acres. 
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 2.2 The Development Program 
 

The development of Edgewater is anticipated to be conducted by 
Edgewater Property Holdings Florida, LLC or an affiliated entity (the 
"Developer").  Based upon the information provided by the Developer 
and the District Engineer, the current development plan for 
Assessment Area Three envisions 347 Single Family 1 units, 109 
Single Family 2 units, and 223 Multi Family units for a total of 679 
residential units, although unit numbers, land use types and phasing 
may change throughout the development period. Table 1 in the 
Appendix illustrates the development plan for the Assessment Area 
Three within the District. 
 
 

3.0 The Capital Improvement Program 
 
 3.1 Overview 
 

The public infrastructure costs to be funded by the District are 
described by the District Engineer in the Engineer's Report.  Only 
public infrastructure that may qualify for bond financing by the District 
under Chapter 190, Florida Statutes and under the Internal Revenue 
Code of 1986, as amended, was included in these estimates. 

 
 3.2 The CIP 
 

The Assessment Area Three Project comprises a portion of the CIP 
for the District and is designed to serve and will benefit, upon platting, 
the 685 residential dwelling units that are projected to be developed 
within Assessment Area Three.  According to the Engineer’s Report, 
the CIP is composed of roadways (Includes traffic signal and box 
culvert), right of way acquisition, stormwater management, utilities 
(water, sewer, reclaim), hardscape/ landscape/ irrigation/ trails, 
undergrounding of conduit, and environmental conservation/ 
mitigation, the costs of which, along with contingencies and 
professional services, were estimated by the District Engineer at 
$23,870,000. The public infrastructure improvements that comprise 
the Capital Improvement Plan will serve and provide benefit to all 
land uses in the District and will comprise an integrated system of 
improvements, which means all of improvements will serve the entire 
District and improvements will be interrelated such that they will 
reinforce one another. Table 2 in the Appendix illustrates the specific 
components of the Capital Improvement Plan. 
 
 

 



 

4  
 

4.0 Financing Program 
 
 4.1 Overview 

 
As noted above, the District is embarking on a program of capital 
improvements which will facilitate the development of lands within 
Assessment Area Three.  Generally, construction of public 
improvements is either funded by the Developer and then acquired 
by the District or funded directly by the District.  The choice of the 
exact mechanism for providing public infrastructure improvements 
has not yet been made at the time of this writing, and the District may 
either acquire the public infrastructure from the Developer or 
construct it, or even partly acquire it and partly construct it. 

 
 4.2 Types of Bonds Proposed 
 

The financing plan for the District provides for the issuance of the 
Special Assessment Revenue Bonds, Series 2025 (Assessment 
Area Three) in the estimated principal amount of $9,625,000* to 
finance a portion of the Assessment Area Three Project costs in the 
estimated total amount of $8,267,796.90*.  It is anticipated that any 
costs of the Assessment Area Three Project which are not funded by 
the Series 2025 Bonds will be completed or funded by the Developer 
or by future bonds. The Series 2025 Bonds are structured to be 
amortized in 30 annual installments.  Interest payments on the Series 
2025 Bonds would be made every May 1 and November 1, and 
principal payments on the Series 2025 Bonds would be made either 
every May 1 or November 1. 
 
In order to finance a portion of the costs of the Assessment Area 
Three Project in the estimated total amount of $8,267,796.90*, the 
District will need to borrow more funds and incur indebtedness in the 
estimated principal amount of $9,625,000*.  The difference is 
composed of funding a debt service reserve, funding capitalized 
interest and paying costs of issuance, which include the underwriter's 
discount.  Preliminary sources and uses of funding for the Series 
2025 Bonds are presented in Table 3 in the Appendix. 
 

 
5.0 Assessment Methodology 
 
 5.1 Overview 
 

The issuance of the Series 2025 Bonds provides the District with 
funds necessary to construct/acquire the infrastructure 

 
* Preliminary, subject to change. 
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improvements which are part of the Assessment Area Three Project 
outlined in Section 3.2 and described in more detail by the District 
Engineer in the Engineer’s Report.  These improvements lead to 
special and general benefits, with special benefits accruing to the 
assessable properties within the boundaries of the District and 
Assessment Area Three and general benefits accruing to areas 
outside the District but being only incidental in nature.  The debt 
incurred in financing the public infrastructure will be secured by 
assessing properties that derive special and peculiar benefits from 
the Assessment Area Three Project.  All properties that receive 
special benefits from the Assessment Area Three Project will 
ultimately be assessed for their fair share of the debt issued in order 
to finance a portion of the Assessment Area Three Project. 

 
 5.2 Benefit Allocation 

 
The current development plan for Assessment Area Three envisions 
347 Single Family 1 units, 109 Single Family 2 units, and 223 Multi 
Family units for a total of 679 residential units, although unit 
numbers, land use types and phasing may change throughout the 
development period. 

 
The public infrastructure included in the Capital Improvement Plan 
will comprise an interrelated system of master improvements, which 
means that all of the public infrastructure improvements will serve 
the entire District and such public improvements will be interrelated  
in such way that, once constructed, they will reinforce each other and 
their combined benefit will be greater than the sum of their individual 
benefits.  All of the product types within the District will benefit from 
each infrastructure improvement category, as the improvements 
provide basic infrastructure to all product types and all phases of 
development within the District and benefit all product types in all 
phases within the District as an integrated system of improvements. 

 
Even though all of the infrastructure included in the Capital 
Improvement Plan will constitute an interrelated system of public 
improvements, the public infrastructure improvements consist of two 
(2) infrastructure construction projects.  The CIP, consists of that 
portion of the overall Capital Improvement Plan that is necessary for 
the development of land within Assessment Area Three and the 
District. 
As stated previously, the public infrastructure improvements included 
in the Capital Improvement Plan have a logical connection to the 
special and peculiar benefits received by the assessable land within 
the District, as without such improvements, the development of the 
properties within the District would not be possible.  Based upon the 
connection between the improvements and the special and peculiar 
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benefits to the assessable land within Assessment Area Three and 
within the District, the District will assign or allocate a portion of the 
District's debt through the imposition of non-ad valorem 
assessments, to the land receiving such special and peculiar 
benefits.  Even though these special and peculiar benefits are real 
and ascertainable, the precise amount of the benefit cannot yet be 
calculated with mathematical certainty.  However, such benefit is 
more valuable than the assessment related to the financed cost of 
constructing the improvements. 

 
In following the Master Report, this Third Supplemental Report 
proposes to allocate the benefit associated with the Capital 
Improvement Plan to the product types proposed to be developed 
within Assessment Area Three in proportion to their density of 
development and intensity of use of infrastructure as measured by a 
standard unit called an Equivalent Residential Unit ("ERU").  Table 4 
in the Appendix illustrates the ERU weights that are proposed to be 
assigned to the unit types contemplated to be developed within 
Assessment Area Three based on the densities of development and 
the intensities of use of infrastructure, total ERU counts for each unit 
type, and the share of the benefit received by each unit type. 
 
The rationale behind the different ERU values is supported by the 
fact that generally and on average units with smaller lot sizes will use 
and benefit from the improvements which are part of the Capital 
Improvement Plan less than units with larger lot sizes, as, for 
instance, generally and on average units with smaller lot sizes will 
produce less storm water runoff, may produce fewer vehicular trips, 
and may need less water/sewer capacity than units with larger lot 
sizes.  As the exact amount of the benefit and appreciation is not 
possible to be calculated at this time, the use of ERU measures 
serves as a reasonable approximation of the relative amount of 
benefit received by representatives of different unit types from the 
Capital Improvement Plan. 

 
Based on the ERU benefit allocation illustrated in Table 4. Table 5 in 
the Appendix presents the allocation of the amount of Capital 
Improvement Plan costs allocated to Assessment Area Three to the 
various unit types proposed to be developed in Assessment Area 
Three based on the ERU benefit allocation factors present in Table 
4.  Further, Table 5 illustrates the approximate costs that are 
projected to be financed with the Series 2025 Bonds, and the 
approximate costs of the portion of the Assessment Area Three 
Project costs allocable to Assessment Area Three to be contributed 
by the Developer or funded with future bonds.  With the Series 2025  
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Bonds funding an estimated $8,267,796.90* in costs of the 
Assessment Area Three Project, the Developer or future bonds is 
anticipated to fund improvements valued at an estimated 
$15,602,203.10* which will not be funded with proceeds of the Series 
2025 Bonds.  Finally, Table 6 in the Appendix present the 
apportionment of the non-ad valorem special assessments securing 
the Series 2025 Bonds (herein, the “Series 2025 Bond 
Assessments”) and also present the annual levels of the projected 
annual debt service assessments per unit. 

 
Amenities - It is our understanding that all amenities planned for the 
community will either be “common elements” or owned by the 
District. No Series 2025 Bond Assessments will be allocated herein 
to any platted amenities or other platted common areas planned for 
the development that meet the definition of “common element” in 
Section 193.0235, Florida Statutes. If the amenities are owned by 
the District, then they would be governmental property not subject to 
the Series 2025 Bond Assessments and would be open to the 
general public, subject to District rules, rates and policies. Should the 
District discover that a privately-owned amenity has been developed 
within Assessment Area Three which does not meet the definition of 
a “common element” in Section 193.0235, Florida Statutes, further 
assessment proceedings will be necessary to reallocate 
assessments to such parcel. 
 
Governmental Property - If at any time, any portion of the property 
contained in the District is proposed to be sold or otherwise 
transferred to a unit of local, state, or federal government or similar 
exempt entity (without consent of such governmental unit or similarly 
exempt entity to the imposition of Series 2025 Bond Assessments 
thereon), all future unpaid Series 2025 Bond Assessments for such 
tax parcel shall become due and payable immediately prior to such 
transfer. 

 
5.3 Assigning Debt 
 

As the land in the District is not yet platted for its intended final use 
and the precise location of the residential units by lot or parcel is 
unknown, the Series 2025 Bond Assessments will initially be levied 
on all developable lands in Assessment Area Three on an equal pro-
rata gross acre basis, thus the Series 2025 Bond Assessments in the 
estimated amount of $9,625,000* will be preliminarily levied on 
approximately 286.8 +/- gross acres contained within Assessment 
Area Three (the “Series 2025 Bonds Assessment Area“) at a rate of 
$33,559.97* per acre. 

 
* Preliminary, subject to change. 
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When the land in Assessment Area Three is platted, the Series 2025 
Bond Assessments will be allocated to each platted parcel within 
Assessment Area Three on a first platted-first assigned basis based 
on the planned use for that platted parcel as reflected in Table 6 in 
the Appendix.  Such allocation of the Series 2025 Bond Assessments 
from unplatted gross acres to platted parcels will reduce the amount 
of the Series 2025 Bond Assessments levied on unplatted gross 
acres within Assessment Area Three. 

 
Transferred Property. In the event unplatted land within 
Assessment Area Three is sold to a third party (the “Transferred 
Property”), the Series 2025 Bond Assessments will be assigned to 
such Transferred Property at the time of the sale based on the 
maximum total number of ERUs (as herein defined) assigned by the 
Developer to that Transferred Property, subject to review by the 
District’s methodology consultant, to ensure that any such 
assignment is reasonable, supported by current development rights 
and plans, and otherwise consistent with this Third Supplemental 
Report.  The owner of the Transferred Property will be responsible 
for the total Series 2025 Bond Assessments applicable to the 
Transferred Property, regardless of the total number of ERUs 
ultimately actually platted.  This total Series 2025 Bond Assessment 
is allocated to the Transferred Property at the time of the sale.  
 

 5.4 Lienability Test: Special and Peculiar Benefit to the Property 
 

As first discussed in Section 1.3, Special Benefits and General 
Benefits, public infrastructure improvements undertaken by the 
District create special and peculiar benefits to certain properties 
within the District.  The District's improvements benefit assessable 
properties within the District and accrue to all such assessable 
properties on an ERU basis. 
 
Public infrastructure improvements undertaken by the District can be 
shown to be creating special and peculiar benefits to the property 
within the District.  The special and peculiar benefits resulting from 
each improvement include, but are not limited to: 
 
 a. added use of the property; 
 b. added enjoyment of the property; 
 c. decreased insurance premiums; 
 d. increased marketability and value of the property; 

e. improved access to the property. 
 
The public infrastructure improvements which are part of the Capital 
Improvement Plan make the land in the District developable and 
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saleable and when implemented jointly as parts of the Capital 
Improvement Plan, provide special and peculiar benefits which are 
greater than the benefits of any single category of improvements.  
These special and peculiar benefits are real and ascertainable, but 
not yet capable of being calculated and assessed in terms of 
numerical value; however, such benefits are more valuable than 
either the cost of, or the actual assessment levied for, the 
improvement or debt allocated to the parcel of land. 

 
5.5 Lienability Test: Reasonable and Fair Apportionment of the 

Duty to Pay 
 
A reasonable estimate of the proportion of special and peculiar 
benefits received from the improvements is delineated in Table 4 
(expressed as ERU factors) in the Appendix. 
 
The apportionment of the Series 2025 Bond Assessments is fair and 
reasonable because it was conducted on the basis of consistent 
application of the methodology described in Section 5.2 across all 
assessable property within Assessment Area Three within the 
District according to reasonable estimates of the special and peculiar 
benefits derived from the Assessment Area Three Project by 
different unit types. 

 
 5.6 True-Up Mechanism 
 

The District’s assessment program is predicated on the development 
of lots in a manner sufficient to include all of the planned Equivalent 
Residential Units (“ERUs”) as set forth in Table 4 in the Appendix 
(“Development Plan”).  At such time as lands within Assessment 
Area Three are to be platted (or re-platted) or site plans are to be 
approved (or re-approved), the plat or site plan (either, herein, 
“Proposed Plat”) shall be presented to the District for a “true-up” 
review as follows:   
 
a. If a Proposed Plat results in the same amount of ERUs (and 
thus Series 2025 Bond Assessments) able to be imposed on the 
“Remaining Unplatted Lands” (i.e., those remaining unplatted lands 
after the Proposed Plat is recorded) as compared to what was 
originally contemplated under the Development Plan, then the 
District shall allocate the Series 2025 Bond Assessments to the 
product types being platted and the remaining property in 
accordance with this Third Supplemental Report, and cause the 
Series 2025 Bond Assessments to be recorded in the District’s 
improvement lien book.   
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b. If a Proposed Plat results in a greater amount of ERUs (and 
thus Series 2025 Bond Assessments) able to be imposed on the 
Remaining Unplatted Lands as compared to what was originally 
contemplated under the Development Plan, then the District may 
undertake a pro rata reduction of Series 2025 Bond Assessments for 
all assessed properties within Assessment Area Three, may allocate 
additional ERUs/ densities for a future bond financing, or may 
otherwise address such net decrease as permitted by law. 
 
c. If a Proposed Plat results in a lower amount of ERUs (and 
thus Series 2025 Bond Assessments) able to be imposed on the 
Remaining Unplatted Lands as compared to what was originally 
contemplated under the Development Plan, then the District shall 
require the landowner(s) of the lands encompassed by the Proposed 
Plat to pay a “True-Up Payment” equal to the difference between: (i) 
the Series 2025 Bond Assessments originally contemplated to be 
imposed on the lands subject to the Proposed Plat, and (ii) the Series 
2025 Bond Assessments able to be imposed on the lands subject to 
the Proposed Plat, after the Proposed Plat (plus applicable interest, 
collection costs, penalties, etc.). 
 
With respect to the foregoing true-up analysis, the District’s 
Assessment Consultant, in consultation with the District Engineer 
and District Counsel, shall determine in their sole discretion what 
amount of ERUs (and thus Series 2025 Bond Assessments) are able 
to be imposed on the Remaining Unplatted Lands, taking into 
account a Proposed Plat, by reviewing:  a) the original, overall 
Development Plan showing the number and type of units reasonably 
planned for the development, b) the revised, overall development 
plan showing the number and type of units reasonably planned for 
the development, c) proof of the amount of entitlements for the 
Remaining Unplatted Lands, d) evidence of allowable zoning 
conditions that would enable those entitlements to be placed in 
accordance with the revised Development Plan, and e) 
documentation that shows the feasibility of implementing the 
proposed Development Plan.  Prior to any decision by the District not 
to impose a true-up payment, a supplemental methodology shall be 
produced demonstrating that there will be sufficient Series 2025 
Bond Assessments to pay debt service on the Series 2025 Bond 
Assessments and the District will conduct new proceedings under 
Chapters 170, 190 and 197, Florida Statutes upon the advice of 
District Counsel.   
 
Any True-Up Payment shall become due and payable that tax year 
by the landowner of the lands subject to the Proposed Plat, shall be 
in addition to the regular assessment installment payable for such 
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lands, and shall constitute part of the debt assessment liens imposed 
against the Proposed Plat property until paid.  A True-Up Payment 
shall include accrued interest on the Series 2025 Bond Assessments 
to the quarterly interest payment date that occurs at least 45 days 
after the True-Up Payment (or the second succeeding quarterly 
interest payment date if such True-Up Payment is made within forty-
five (45) calendar days before a quarterly interest payment date (or 
such other time as set forth in the supplemental indentures for the 
applicable bond series)). 
 
All Series 2025 Bond Assessments levied run with the land, and such 
assessment liens include any True-Up Payments. The District will 
not release any liens on property for which True-Up Payments are 
due, until provision for such payment has been satisfactorily made. 
Further, upon the District’s review of the final plat for the developable 
acres within Assessment Area Three, any unallocated Series 2025 
Bond Assessments shall become due and payable and must be paid 
prior to the District’s approval of that plat.  This true-up process 
applies for both plats and/or re-plats.   
 
Such review shall be limited solely to the function and the 
enforcement of the District’s assessment liens and/or true-up 
agreements.  Nothing herein shall in any way operate to or be 
construed as providing any other plat approval or disapproval powers 
to the District.  For further detail on the true-up process, please refer 
to the applicable assessment resolution(s). 
 

 5.7 Assessment Roll 
 

The Series 2025 Bond Assessments in the estimated amount of 
$9,625,000* are proposed to be levied over the area described in 
Exhibit “A”. Excluding any capitalized interest period, debt service 
assessments shall be paid in no more than thirty (30) annual principal 
installments. 

 
 
6.0 Additional Stipulations 
 
 6.1 Overview 
 

Wrathell, Hunt and Associates, LLC was retained by the District to 
prepare a methodology to fairly allocate the special assessments 
related to the District’s Capital Improvement Plan. Certain financing, 
development and engineering data was provided by members of 
District Staff, the District Engineer and/or the Developer. The 

 
* Preliminary, subject to change. 
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allocation methodology described herein was based on information 
provided by those professionals. Wrathell, Hunt and Associates, LLC 
makes no representations regarding said information transactions 
beyond restatement of the factual information necessary for 
compilation of this Third Supplemental Report. For additional 
information on the bond structure and related items, please refer to 
the Offering Statement associated with this transaction. 
 
Wrathell, Hunt and Associates, LLC does not represent the 
District as a Municipal Advisor or Securities Broker nor is 
Wrathell, Hunt and Associates, LLC registered to provide such 
services as described in Section 15B of the Securities Exchange 
Act of 1934, as amended. Similarly, Wrathell, Hunt and 
Associates, LLC does not provide the District with financial 
advisory services or offer investment advice in any form. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

13  
 

7.0 Appendix 
 

 
 

 
 

Product Type
Total Assessment 

Area Three Number 
of Units

Single Family 1* 347
Single Family 2** 109
Multi Family*** 223
Total 679
* Single Family 1 represents detached products with lot width of 50 ft. or greater
** Single Family 2 represents detached products with lot width of under 50 ft.
*** Multi Family represents all attached products

Table 1

Edgewater East
Community Development District

Development Plan -Assessment Area Three

Improvement
Total Assessment 

Area Three CIP Costs
Roadways (Includes traffic signal and box culvert) $7,000,000
Right of Way Acquisition $500,000
Stormwater Management $2,800,000
Utilities (Water, Sewer, Reclaim) $2,800,000
Hardscape/Landscape/Irrigation/Trails $3,200,000
Undergrounding of Conduit $2,200,000
Environmental Conservation/Mitigation $800,000
Professional Services $2,400,000
Contingency (10%) $2,170,000
Total $23,870,000

Edgewater East

Table 2

Community Development District

Assessment Area Three CIP
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Preliminary Sources and Uses of Funds Series 2025

Sources
Bond Proceeds:
   Par Amount $9,625,000.00
Total Sources $9,625,000.00

Uses
Project Fund Deposits:
   Project Fund $8,267,796.90

Other Fund Deposits:
   Debt Service Reserve Fund $699,078.10
   Capitalized Interest Fund $240,625.00

Delivery Date Expenses:
   Costs of Issuance $417,500.00
Total Uses $9,625,000.00

Financing Assumptions
   Coupon Rate: 6.0%
   Capitalized Interest Period: 5 months
   Term: 30 Years
   Underwriter's Discount: 2%
   Cost of Issuance: $225,000

Table 3

Edgewater East
Community Development District

Product Type

Total 
Assessment 
Area Three 

Number of Units

ERU Weight per 
Unit

Total ERU 
Assessment 
Area Three

Assessment Area 
Three CIP Cost 

Allocation

Single Family 1 353 1.60 564.80 $16,029,696.21
Single Family 2 109 1.00 109.00 $3,093,549.73
Multi Family 223 0.75 167.25 $4,746,754.06
Total 685 841.05 $23,870,000.00

Table 4

Edgewater East
Community Development District

Benefit Allocation - Assessment Area Three Project

Table 5

Edgewater East
Community Development District

Cost Allocation - Assessment Area Three Project 

Product Type

Total 
Assessment 
Area Three 

Number of Units

Assessment 
Area Three 
Project Cost 
Allocation*

Total 
Assessment 
Area Three 

Project Costs 
Financed with 

Bonds

Assessment Area 
Three Project Costs 
Contributed by the 

Developer**

Single Family 1 347 $15,939,171.33 $5,027,240.54 $10,911,930.78
Single Family 2 109 $3,129,268.15 $1,263,329.61 $1,865,938.53
Multi Family 223 $4,801,560.53 $1,977,226.74 $2,824,333.78
Total 679 $23,870,000.00 $8,267,796.90 $15,602,203.10
* Please note that cost allocations to units herein are based on the ERU benefit allocation illustrated in Table 4
** Or paid with revenues from the sale of impact fee credits or mobility fee credits
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Table 6

Product Type

Total 
Assessment 
Area Three 

Number of Units

Assessment 
Area Three 
Project Cost 
Allocation*

Total Series   
2025 Bond 

Assessment 
Apportionment

Series 2025 Bond 
Assessments 

Apportionment 
per Unit

Maximum Annual 
Principal and Interest 
Payment per Unit**

Single Family 1 347 $15,939,171.33 $5,852,488.98 $16,865.96 $1,303.19
Single Family 2 109 $3,129,268.15 $1,470,711.93 $13,492.77 $1,042.55
Multi Family 223 $4,801,560.53 $2,301,799.09 $10,321.97 $797.55
Total 679 $23,870,000.00 $9,625,000.00
* Please note that cost allocations to units herein are based on the ERU benefit allocation illustrated in Table 4

Bond Assessment Apportionment - Assessment Area Three

**Includes county costs of collection estimated at 2% (subject to change) and early payment discount allowance estimated 
at 4% (subject to change.)

Edgewater East
Community Development District



EXHIBIT “A” 

 

Series 2025 Bond Assessments in the estimated amount of $9,625,000* are proposed to be levied 
uniformly over the area described below: 

 
* Preliminary, subject to change. 
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LEGAL DESCRIPTION:  A PARCEL OF LAND LYING IN SECTIONS 27 AND 28, TOWNSHIP 26 SOUTH, RANGE 30 EAST, OSCEOLA COUNTY, FLORIDA AND BEING A PORTION OF THE SEMINOLE LAND AND INVESTMENT COMPANY'S (INCORPORATED) SUBDIVISION OF SECTION 27, TOWNSHIP 26 SOUTH, RANGE 30 EAST, AS RECORDED IN PLAT BOOK  B, PAGE 14 AND A PORTION OF THE SEMINOLE LAND AND INVESTMENT COMPANY'S (INCORPORATED) SUBDIVISION OF SECTION 28, TOWNSHIP 26 SOUTH, RANGE 30 EAST, AS RECORDED IN PLAT BOOK B, PAGE 15, OF THE PUBLIC RECORDS OF OSCEOLA COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:   COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION 27, TOWNSHIP 26 SOUTH, RANGE 30 EAST; THENCE RUN SOUTH 89°05'39" EAST ALONG THE NORTH LINE OF SAID SECTION 27, A DISTANCE OF 678.20 FEET TO THE WEST RIGHT OF WAY LINE OF FLORIDA'S TURNPIKE AS RECORDED IN OFFICIAL RECORD BOOK 105, PAGE 364, OSCEOLA COUNTY, FLORIDA; THENCE RUN SOUTH 07°25'37" EAST ALONG SAID WEST RIGHT OF WAY LINE, A DISTANCE OF 2,116.62 FEET TO THE POINT OF BEGINNING; THENCE CONTINUE SOUTH 07°25'37" EAST ALONG SAID WEST RIGHT OF WAY LINE, A DISTANCE OF 2,575.80 FEET TO THE SOUTHEAST CORNER OF LOT 106 OF SAID SECTION 27; THENCE DEPARTING SAID WEST RIGHT OF WAY LINE, RUN NORTH 89°43'24" WEST ALONG THE SOUTH LINE OF SAID LOT 106, A DISTANCE OF 618.61 FEET TO THE SOUTHWEST CORNER OF LOT 106; THENCE RUN NORTH 00°04'06" WEST ALONG THE WEST LINE OF LOT 106, A DISTANCE OF 332.21 FEET TO THE NORTHWEST CORNER OF SAID LOT 106; THENCE RUN NORTH 89°39'17" WEST, A DISTANCE OF 664.77 FEET TO A POINT ON THE WEST LINE OF SAID SECTION 27, SAID POINT BEING THE CENTERLINE OF A 40.00 FEET WIDE PLATTED RIGHT OF WAY, AS RECORDED IN PLAT BOOK B, PAGES 14 AND 15 OF THE PUBLIC RECORDS OF OSCEOLA COUNTY, FLORIDA; THENCE RUN NORTH 89°28'39" WEST , A DISTANCE OF 20.00 FEET TO THE NORTHEAST CORNER OF LOT 112, SEMINOLE LAND AND INVESTMENT COMPANY'S (INCORPORATED) SUBDIVISION OF SAID SECTION 28; THENCE RUN SOUTH 00°00'43" EAST ALONG THE EAST LINE OF SAID LOT 112, A DISTANCE OF 332.64 FEET TO THE SOUTHEAST CORNER OF SAID LOT 112; THENCE RUN NORTH 89°25'23" WEST ALONG THE SOUTH LINE OF LOT 109 AND THE EXTENSION THEREOF, A DISTANCE OF 2,615.32 FEET TO A POINT ON THE WEST LINE OF THE SOUTHEAST 1/4  OF SAID SECTION 28, SAID POINT BEING THE CENTERLINE OF A 35.00 FEET WIDE PLATTED RIGHT OF WAY, AS RECORDED IN PLAT BOOK B, PAGE 15 OF THE PUBLIC RECORDS OF OSCEOLA COUNTY, FLORIDA; THENCE RUN NORTH 89°48'21" WEST, A DISTANCE OF 1,980.81 FEET TO THE SOUTHWEST CORNER OF LOT 106 OF SAID SECTION 28; THENCE RUN NORTH 00°03'46" WEST ALONG THE WEST LINE OF LOTS 71, 74, 87, 90, 103 AND 106 OF SAID SECTION 28, A DISTANCE OF 1,960.08 FEET; THENCE RUN SOUTH 89°58'56" EAST, A DISTANCE OF 2,411.30 FEET; THENCE RUN SOUTH 00°02'10" WEST, A DISTANCE OF 119.92 FEET; THENCE RUN NORTH 90°00'00" EAST, A DISTANCE OF 673.00 FEET; THENCE RUN NORTH 00°00'00" WEST, A DISTANCE OF 480.00 FEET TO A POINT OF CURVATURE OF A CURVE TO THE RIGHT, HAVING A RADIUS OF 195.00 FEET, A CHORD BEARING OF NORTH 45°00'00" EAST AND A CHORD DISTANCE OF 275.77 FEET; THENCE RUN NORTHEASTERLY ALONG THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 90°00'00", A DISTANCE OF 306.31 FEET TO A POINT OF TANGENCY; THENCE RUN SOUTH 90°00'00" EAST, A DISTANCE OF 2,289.64 FEET TO THE POINT OF BEGINNING. CONTAINING AN AREA OF 286.75 ACRES, MORE OR LESS.
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EDGEWATER EAST

COMMUNITY DEVELOPMENT DISTRICT

FINANCIAL STATEMENTS

SEPTEMBER 30, 2024

UNAUDITED



General

Fund

2021 Debt

Service

Fund

2022 Debt

Service

Fund

2021 Capital

Projects

Fund

2022 Capital

Projects

Fund

Total

Governmental

Funds

ASSETS

Cash 565,036$    -$                -$                -$                  -$                    565,036$      

Investments

Revenue -                  259,292      138,819      -                     -                      398,111        

Reserve -                  556,290      1,930,000   -                     -                      2,486,290     

Prepayment -                  -                  26,131        -                     -                      26,131          

Construction -                  -                  -                  61,286          -                      61,286          

Project infrastructure -                  -                  -                  -                     1,806,377       1,806,377     

Construction - E2 -                  -                  -                  -                     34                   34                  

Construction - E5 -                  -                  -                  -                     10                   10                  

Construction - E6N -                  -                  -                  -                     11                   11                  

Cost of issuance -                  10,959        -                  -                     -                      10,959          

Undeposited funds -                  75,848        -                  -                     -                      75,848          

Due from Landowner -                  -                  506,020      -                     -                      506,020        

Due from M/I Homes of FL 8,013          47,032        -                  -                     -                      55,045          

Due from debt service fund 5,725          -                  -                  -                     -                      5,725             

Prepaid expense 705              -                  -                  -                     -                      705                

Total assets 579,479$    949,421$    2,600,970$ 61,286$        1,806,432$     5,997,588$   

LIABILITIES AND FUND BALANCES

Liabilities:

Accounts payable 50,714$      -$                -$                -$                  -$                    50,714$        

Contracts payable -                  -                  -                  -                     1,058,190       1,058,190     

Retainage payable -                  -                  -                  -                     826,520          826,520        

Due to general fund -                  -                  5,725          -                     -                      5,725             

Landowner advance 21,000        -                  -                  -                     -                      21,000          

Total liabilities 71,714        -                  5,725          -                     1,884,710       1,962,149     

DEFERRED INFLOWS OF RESOURCES

Deferred receipts 8,013          47,032        506,020      -                     -                      561,065        

Total deferred inflows of resources 8,013          47,032        506,020      -                     -                      561,065        

Fund balances:

Restricted for:

Debt service -                  902,389      2,089,225   -                     -                      2,991,614     

Capital projects -                  -                  -                  61,286          (78,278)           (16,992)         

Unassigned 499,752      -                  -                  -                     -                      499,752        

Total fund balances 499,752      902,389      2,089,225   61,286          (78,278)           3,474,374     

Total liabilities, deferred inflows of resources 

and fund balances 579,479$    949,421$    2,600,970$ 61,286$        1,806,432$     5,997,588$   

SEPTEMBER 30, 2024

EDGEWATER EAST

COMMUNITY DEVELOPMENT DISTRICT

BALANCE SHEET

GOVERNMENTAL FUNDS

1



Current

Month

Year to

Date Budget

% of

Budget

REVENUES

Assessment levy: on-roll -$                 181,455$       -$                  N/A

Assessment levy: off-roll -                   822,377         992,733        83%

Total revenues -                   1,003,832      992,733        101%

EXPENDITURES

Professional & administrative

Management/admin/recording 4,000           48,000           48,000          100%

Legal 10,203         71,063           50,000          142%

Engineering 8,297           22,867           7,500            305%

Audit -                   6,500             6,500            100%

Arbitrage rebate calculation -                   750                1,500            50%

Dissemination agent 167              2,000             2,000            100%

Trustee 2021 -                   4,031             5,725            70%

Trustee 2022 -                   4,031             5,725            70%

DSF accounting & assessment rolls - Series 2021 458              5,500             5,500            100%

DSF accounting & assessment rolls - Series 2022 458              5,500             5,500            100%

Telephone 17                200                200               100%

Postage 120              599                500               120%

Printing & binding 42                500                500               100%

Legal advertising 415              7,781             6,500            120%

Annual special district fee -                   175                175               100%

Insurance -                   5,785             5,750            101%

Contingencies/bank charges 4                   132                500               26%

Website

Hosting & maintenance -                   705                705               100%

ADA compliance -                   210                210               100%

Total professional & administrative 24,181         186,329         152,990        122%

Field operations

Accounting -                   -                     2,500            0%

Streetlighting 4,676           50,140           80,114          63%

Repairs & maintenance -                   -                     24,386          0%

Electricity -                   -                     6,586            0%

Lake maintenance 2,097           5,592             -                    N/A

Landscape maint.

Maintenance contract 46,372         240,251         542,610        44%

Plant replacement -                   -                     17,857          0%

Landscape contingency -                   24,209           8,927            271%

Irrigation 909              12,790           156,774        8%

Trash services 264              264                -                    N/A

Total field operations 54,318         333,246         839,754        40%

Other fees & charges

Tax collector -                   18,415           -                    N/A

Total other fees & charges -                   18,415           -                    N/A

Total expenditures 78,499         537,990         992,744        54%

Excess/(deficiency) of revenues

over/(under) expenditures (78,499)        465,842         (11)                

Fund balances - beginning 578,251       33,910           20                 

Unassigned 499,752       499,752         9                   

Fund balances - ending 499,752$     499,752$       9$                 

EDGEWATER EAST

COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,

FOR THE PERIOD ENDED SEPTEMBER 30, 2024

AND CHANGES IN FUND BALANCES

GENERAL FUND

2



Current

Month

Year To

Date Budget

% of

Budget

REVENUES

Assessment levy: on-roll - net -$                712,646$    -$                N/A

Assessment levy: off-roll 75,848        343,186      1,112,587   31%

Interest 3,439          61,942        -                  N/A

Total revenues 79,287        1,117,774   1,112,587   100%

EXPENDITURES

Debt Service

Principal -                  420,000      420,000      100%

Interest -                  697,830      697,830      100%

Total debt service -                  1,117,830   1,117,830   100%

Excess/(deficiency) of revenues

over/(under) expenditures 79,287        (56)              (5,243)         

OTHER FINANCING SOURCES/(USES)

Transfer out (2,318)         (595,895)     -                  N/A

Total other financing sources (2,318)         (595,895)     -                  N/A

Net change in fund balances 76,969        (595,951)     (5,243)         

Fund balances - beginning 825,420      1,498,340   1,487,480   

Fund balances - ending 902,389$    902,389$    1,482,237$ 

AND CHANGES IN FUND BALANCES

DEBT SERVICE FUND SERIES 2021

FOR THE PERIOD ENDED SEPTEMBER 30, 2024

EDGEWATER EAST

COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,

3



Current

Month

Year To

Date Budget

% of

Budget

REVENUES

Assessment levy: off-roll -$                1,322,518$  1,930,402$ 69%

Lot closing assessments -                  101,864       -                  N/A

Interest 8,692          113,250       -                  N/A

Total revenues 8,692          1,537,632    1,930,402   80%

EXPENDITURES

Debt service

Principal -                  660,000       660,000      100%

Principal prepayment -                  115,000       -                  N/A

Interest -                  1,278,736    1,278,894   100%

Total debt service -                  2,053,736    1,938,894   106%

Excess/(deficiency) of revenues

over/(under) expenditures 8,692          (516,104)      (8,492)         

Fund balances - beginning 2,080,533   2,605,329    2,570,779   

Fund balances - ending 2,089,225$ 2,089,225$  2,562,287$ 

EDGEWATER EAST

COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,

AND CHANGES IN FUND BALANCES

DEBT SERVICE FUND SERIES 2022

FOR THE PERIOD ENDED SEPTEMBER 30, 2024

4



Current

Month

Year To

Date

REVENUES

Interest 245$             7,577$          

Total revenues 245               7,577            

EXPENDITURES

Construction costs -                    20,363          

Total expenditures -                    20,363          

Excess/(deficiency) of revenues

over/(under) expenditures 245               (12,786)         

OTHER FINANCING SOURCES/(USES)

Transfer in 2,318            595,895        

Transfer out -                    (563,039)       

Total other financing sources/(uses) 2,318            32,856          

Net change in fund balances 2,563            20,070          

Fund balances - beginning 58,723          41,216          

Fund balances - ending 61,286$        61,286$        

EDGEWATER EAST

COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,

AND CHANGES IN FUND BALANCES

CAPITAL PROJECTS FUND SERIES 2021

FOR THE PERIOD ENDED SEPTEMBER 30, 2024

5



Current

Month

Year To

Date

REVENUES

Developer contribution -$                  5,281,317$        

Impact fee credits -                    3,698,808          

Interest & miscellaneous 11,392          153,558             

Total revenues 11,392          9,133,683          

EXPENDITURES

Construction costs - project infrastructure 1,114,182     3,101,937          

Construction costs - construction ED-2 -                    2,818,844          

Construction costs - construction ED-5 -                    2,696,815          

Construction costs - construction ED-6N 2,875            6,016,629          

Total expenditures 1,117,057     14,634,225        

Excess/(deficiency) of revenues

over/(under) expenditures (1,105,665)    (5,500,542)         

OTHER FINANCING SOURCES/(USES)

Transfer in -                    563,039             

Total other financing sources/(uses) -                    563,039             

Net change in fund balances (1,105,665)    (4,937,503)         

Fund balances - beginning 1,027,387     4,859,225          

Fund balances - ending (78,278)$       (78,278)$            

EDGEWATER EAST

COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,

AND CHANGES IN FUND BALANCES

CAPITAL PROJECTS FUND SERIES 2022

FOR THE PERIOD ENDED SEPTEMBER 30, 2024
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INDEPENDENT AUDITOR’S REPORT 
 
To the Board of Supervisors  
Edgewater East Community Development District 
Osceola County, Florida 
 
Report on the Audit of the Financial Statements 

Opinions  

We have audited the accompanying financial statements of the governmental activities and each major fund 
of Edgewater East Community Development District, Osceola County, Florida (the “District”) as of and for the 
fiscal year ended September 30, 2023, and the related notes to the financial statements, which collectively 
comprise the District’s basic financial statements as listed in the table of contents. 

In our opinion, the financial statements referred to above present fairly, in all material respects, the respective 
financial position of the governmental activities and each major fund of the District as of September 30, 2023, 
and the respective changes in financial position thereof for the fiscal year then ended in accordance with 
accounting principles generally accepted in the United States of America. 

Basis for Opinions 

We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America (GAAS) and the standards applicable to financial audits contained in Government Auditing 
Standards, issued by the Comptroller General of the United States. Our responsibilities under those 
standards are further described in the Auditor’s Responsibilities for the Audit of the Financial Statements 
section of our report. We are required to be independent of the District and to meet our other ethical 
responsibilities, in accordance with the relevant ethical requirements relating to our audit. We believe that the 
audit evidence we have obtained is sufficient and appropriate to provide a basis for our audit opinions. 

Responsibilities of Management for the Financial Statements 

The District’s management is responsible for the preparation and fair presentation of the financial statements 
in accordance with accounting principles generally accepted in the United States of America; and for the 
design, implementation, and maintenance of internal control relevant to the preparation and fair presentation 
of financial statements that are free from material misstatement, whether due to fraud or error. 

In preparing the financial statements, management is required to evaluate whether there are conditions or 
events, considered in the aggregate, that raise substantial doubt about the District’s ability to continue as a 
going concern for twelve months beyond the financial statement date, including any currently known 
information that may raise substantial doubt shortly thereafter. 

Auditor’s Responsibilities for the Audit of the Financial Statements 

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free 
from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes our 
opinions. Reasonable assurance is a high level of assurance but is not absolute assurance and therefore is 
not a guarantee that an audit conducted in accordance with GAAS will always detect a material misstatement 
when it exists. The risk of not detecting a material misstatement resulting from fraud is higher than for one 
resulting from error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the 
override of internal control. Misstatements are considered material if there is a substantial likelihood that, 
individually or in the aggregate, they would influence the judgment made by a reasonable user based on the 
financial statements.  
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In performing an audit in accordance with GAAS, we:  

• Exercise professional judgment and maintain professional skepticism throughout the audit.  
• Identify and assess the risks of material misstatement of the financial statements, whether due to 

fraud or error, and design and perform audit procedures responsive to those risks. Such procedures 
include examining, on a test basis, evidence regarding the amounts and disclosures in the financial 
statements. 

• Obtain an understanding of internal control relevant to the audit in order to design audit procedures 
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the 
effectiveness of the District’s internal control. Accordingly, no such opinion is expressed. 

• Evaluate the appropriateness of accounting policies used and the reasonableness of significant 
accounting estimates made by management, as well as evaluate the overall presentation of the 
financial statements. 

• Conclude whether, in our judgment, there are conditions or events, considered in the aggregate, that 
raise substantial doubt about the District’s ability to continue as a going concern for a reasonable 
period of time. 

We are required to communicate with those charged with governance regarding, among other matters, the 
planned scope and timing of the audit, significant audit findings, and certain internal control–related matters 
that we identified during the audit.  
Required Supplementary Information 

Accounting principles generally accepted in the United States of America require that the management’s 
discussion and analysis and budgetary comparison information be presented to supplement the basic 
financial statements. Such information is the responsibility of management and, although not a part of the 
basic financial statements, is required by the Governmental Accounting Standards Board, who considers it to 
be an essential part of financial reporting for placing the basic financial statements in an appropriate 
operational, economic, or historical context. We have applied certain limited procedures to the required 
supplementary information in accordance with auditing standards generally accepted in the United States of 
America, which consisted of inquiries of management about the methods of preparing the information and 
comparing the information for consistency with management’s responses to our inquiries, the basic financial 
statements, and other knowledge we obtained during our audit of the basic financial statements. We do not 
express an opinion or provide any assurance on the information because the limited procedures do not 
provide us with sufficient evidence to express an opinion or provide any assurance. 

Other Information Included in the Financial Report 

Management is responsible for the other information included in the financial report. The other information 
comprises the information for compliance with FL Statute 218.39 (3) (c) but does not include the financial 
statements and our auditor's report thereon. Our opinions on the financial statements do not cover the other 
information, and we do not express an opinion or any form of assurance thereon. In connection with our audit 
of the financial statements, our responsibility is to read the other information and consider whether a material 
inconsistency exists between the other information and the financial statements, or the other information 
otherwise appears to be materially misstated. If, based on the work performed, we conclude that an 
uncorrected material misstatement of the other information exists, we are required to describe it in our report.  

Other Reporting Required by Government Auditing Standards 
In accordance with Government Auditing Standards, we have also issued our report dated June 19, 2024, on 
our consideration of the District’s internal control over financial reporting and on our tests of its compliance 
with certain provisions of laws, regulations, contracts, and grant agreements and other matters. The purpose 
of that report is solely to describe the scope of our testing of internal control over financial reporting and 
compliance and the results of that testing, and not to provide an opinion on the effectiveness of the District’s 
internal control over financial reporting or on compliance. That report is an integral part of an audit performed 
in accordance with Government Auditing Standards in considering the District’s internal control over financial 
reporting and compliance. 
 

 
 
June 19, 2024 
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MANAGEMENT’S DISCUSSION AND ANALYSIS 
 

Our discussion and analysis of Edgewater East Community Development District, Osceola County, Florida 
(“District”) provides a narrative overview of the District’s financial activities for the fiscal year ended 
September 30, 2023. Please read it in conjunction with the District’s Independent Auditor’s Report, basic 
financial statements, accompanying notes and supplementary information to the basic financial statements.   
 
FINANCIAL HIGHLIGHTS 
 

• The assets of the District exceeded its liabilities at the close of most recent fiscal year resulting in a 
net position balance of $6,881,720. 

 
• The change in the District’s total net position in comparison with the prior fiscal year was $7,504,430, 

an increase. The key components of the District’s net position and change in net position are 
reflected in the table in the government-wide financial analysis section. 

 
• At September 30, 2023, the District’s governmental funds reported combined ending fund balances of 

$9,038,018, a decrease  of ($12,557,683) in comparison with the prior fiscal year.  The fund balance 
is restricted for debt service and capital projects, non-spendable for prepaid items and the remainder 
is unassigned fund balance which is available for spending at the District’s discretion.  

 
OVERVIEW OF FINANCIAL STATEMENTS 
 
This discussion and analysis are intended to serve as the introduction to the District’s basic financial 
statements.  The District’s basic financial statements are comprised of three components:  1) government-
wide financial statements, 2) fund financial statements, and 3) notes to the financial statements.  This report 
also contains other supplementary information in addition to the basic financial statements themselves. 
 
Government-Wide Financial Statements 
 
The government-wide financial statements are designed to provide readers with a broad overview of the 
District’s finances, in a manner similar to a private-sector business. 
 
The statement of net position presents information on all the District’s assets, deferred outflows of resources, 
liabilities, and deferred inflows of resources with the residual amount being reported as net position.  Over 
time, increases or decreases in net position may serve as a useful indicator of whether the financial position 
of the District is improving or deteriorating. 
 
The statement of activities presents information showing how the government’s net position changed during 
the most recent fiscal year.  All changes in net position are reported as soon as the underlying event giving 
rise to the change occurs, regardless of the timing of related cash flows.  Thus, revenues and expenses are 
reported in this statement for some items that will only result in cash flows in future fiscal periods. 
 
The government-wide financial statements include all governmental activities that are principally supported by 
assessments and Developer revenues.  The District does not have any business-type activities.  The 
governmental activities of the District include the general government (management) and maintenance 
functions. 
 
Fund Financial Statements 
 
A fund is a grouping of related accounts that is used to maintain control over resources that have been 
segregated for specific activities or objectives.  The District, like other state and local governments, uses fund 
accounting to ensure and demonstrate compliance with finance-related legal requirements The District has 
one fund category: governmental funds. 
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OVERVIEW OF FINANCIAL STATEMENTS (Continued) 
 
Governmental Funds 
 
Governmental funds are used to account for essentially the same functions reported as governmental 
activities in the government-wide financial statements.  However, unlike the government-wide financial 
statements, governmental fund financial statements focus on near-term inflows and outflows of spendable 
resources, as well as on balances of spendable resources available at the end of the fiscal year.  Such 
information may be useful in evaluating a District’s near-term financing requirements. 
 
Because the focus of governmental funds is narrower than that of the government-wide financial statements, 
it is useful to compare the information presented for governmental funds with similar information presented for 
governmental activities in the government-wide financial statements.  By doing so, readers may better 
understand the long-term impact of the District’s near-term financing decisions.  Both the governmental fund 
balance sheet and the governmental fund statement of revenues, expenditures, and changes in fund 
balances provide a reconciliation to facilitate this comparison between governmental funds and governmental 
activities. 
 
The District maintains three governmental funds for external reporting.  Information is presented separately in 
the governmental fund balance sheet and the governmental fund statement of revenues, expenditures, and 
changes in fund balances for the general fund, debt service fund and capital projects fund, all of which are 
considered major funds.   
 
The District adopts an annual appropriated budget for its general fund.   A budgetary comparison schedule 
has been provided for the general fund to demonstrate compliance with the budget. 
 
Notes to the Financial Statements 
 
The notes provide additional information that is essential to a full understanding of the data provided in the 
government-wide and fund financial statements.   
 
GOVERNMENT-WIDE FINANCIAL ANALYSIS  
 
As noted earlier, net position may serve over time as a useful indicator of an entity’s financial position. In the 
case of the District, assets exceeded liabilities at the close of the most recent fiscal year. 
 
Key components of the District’s net position are reflected in the following table: 
 

 2023 2022
Current and other assets 12,733,067$  23,850,659$  
Capital assets, net of depreciation 51,355,541    32,361,654    

Total assets 64,088,608    56,212,313    
Current liabilities 4,518,684      3,090,812      
Long-term liabilities 52,688,204    53,744,211    

Total liabilities 57,206,888    56,835,023    
Net position

Net investment in capital assets 3,567,777      (3,841,704)     
Restricted 3,280,034      3,221,600      
Unrestricted 33,909           (2,606)            

         Total net position 6,881,720$    (622,710)$      

SEPTEMBER 30,
NET POSITION

 
The District’s net position reflects its investment in capital assets (e.g. land, land improvements, and 
infrastructure); less any related debt used to acquire those assets that is still outstanding.  These assets are 
used to provide services to residents; consequently, these assets are not available for future spending.  
Although the District’s investment in capital assets is reported net of related debt, it should be noted that the 
resources needed to repay this debt must be provided from other sources, since the capital assets 
themselves cannot be used to liquidate these liabilities.  
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GOVERNMENT-WIDE FINANCIAL ANALYSIS (Continued) 
 
The restricted portion of the District’s net position represents resources that are subject to external restrictions 
on how they may be used.  The remaining balance of unrestricted net position may be used to meet the 
District’s other obligations. 
 
The District’s net position increased during the most recent fiscal year. The majority of the increase 
represents the extent to which ongoing program revenues exceeded the cost of operations. 
 
Key elements of the change in net position are reflected in the following table: 
 

 2023 2022
Revenues:
Program revenues

Charges for services 3,546,846$    1,112,580$    
Operating grants and contributions 149,769         139,122         
Capital grants and contributions 6,267,345      77,553           
Total revenues 9,963,960      1,329,255      

Expenses:
General government 173,824         114,750         
Interest 1,982,823      1,500,126      
Maintenance and operations 302,883         -                 
Bond issuance costs -                 914,140         

Total expenses 2,459,530      2,529,016      
Change in net position 7,504,430      (1,199,761)     

Net position - beginning (622,710)        577,051         
Net position - ending 6,881,720$    (622,710)$      

FOR THE FISCAL YEAR ENDED SEPTEMBER 30,
CHANGES IN NET POSITION

 
As noted above and in the statement of activities, the cost of all governmental activities during the fiscal year 
ended September 30, 2023 was $2,459,530. The costs of the District’s activities were funded by program 
revenues which are comprised of assessments, Developer contributions, impact fee revenues, and 
investment earnings.  In total, expenses decreased from the prior year as a result of bond issuance costs 
incurred in the prior year. 
 
GENERAL BUDGETING HIGHLIGHTS 
 
An operating budget was adopted and maintained by the governing board for the District pursuant to the 
requirements of Florida Statutes.  The budget is adopted using the same basis of accounting that is used in 
preparation of the fund financial statements.  The legal level of budgetary control, the level at which 
expenditures may not exceed budget, is in the aggregate.  Any budget amendments that increase the 
aggregate budgeted appropriations must be approved by the Board of Supervisors.  Actual general fund 
expenditures did not exceed appropriations for the fiscal year ended September 30, 2023. 
  
CAPITAL ASSETS AND DEBT ADMINISTRATION 
 
Capital Assets   
 
At September 30, 2023, the District had $51,355,541 invested in capital assets for its governmental activities. 
No depreciation has been taken as the District’s infrastructure and other capital assets are under 
construction. More detailed information about the District’s capital assets is presented in the notes of the 
financial statements. 
 
Capital Debt 
 
At September 30, 2023, the District had $52,380,000 in Bonds outstanding.  More detailed information about 
the District’s capital debt is presented in the notes of the financial statements. 
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ECONOMIC FACTORS AND NEXT YEAR’S BUDGETS AND OTHER EVENTS 
 
The Districts operations are expected to increase as the District is built out. 
 
CONTACTING THE DISTRICT’S FINANCIAL MANAGEMENT 
  
This financial report is designed to provide our citizens, land owners, customers, investors and creditors with 
a general overview of the District’s finances and to demonstrate the District’s accountability for the financial 
resources it manages and the stewardship of the facilities it maintains.  If you have questions about this report 
or need additional financial information, contact the Edgewater East Community Development District’s 
Finance Department at 2300 Glades Road, Suite 410W, Boca Raton, Florida, 33481. 
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  EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
OSCEOLA COUNTY, FLORIDA 

STATEMENT OF NET POSITION 
SEPTEMBER 30, 2023 

 
 

ASSETS
Cash 10,298$         
Other receivable 94,977           
Due from Developer 1,255,989      
Prepaids 705               
Restricted assets:

Investments 11,371,098     
Capital assets:

Nondepreciable 51,355,541     
Total assets 64,088,608     

LIABILITIES  
Accounts payable 56,796           
Contracts and retainage payable 3,617,253      
Due to Developer 21,000           
Accrued interest payable 823,635         
Non-current liabilities:
   Due within one year 1,080,000      
   Due in more than one year 51,608,204     
         Total liabilities 57,206,888     

NET POSITION
Net investment in capital assets 3,567,777      
Restricted for debt service 3,280,034      
Unrestricted 33,909           
         Total net position 6,881,720$     

Governmental 
Activities

 
 

 
 

 
 
 
 
 

 
 
 
 
 

 
 
 
 

See notes to the financial statements 
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  EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
OSCEOLA COUNTY, FLORIDA 
STATEMENT OF ACTIVITIES 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2023 
 
 

Capital
Grants and

Functions/Programs Expenses Contributions
Primary government:
   Governmental activities:
      General government 173,824$          173,824$       -$              -$             -$                 

Maintenance and operations 302,883            330,033         -                6,267,345     6,294,495         
Interest 1,982,823         3,042,989      149,769         -               1,209,935         

         Total governmental activities 2,459,530         3,546,846      149,769         6,267,345     7,504,430         

   Change in net position 7,504,430         
   Net position  - beginning (622,710)           
   Net position  - ending 6,881,720$       

Net (Expense) 
Revenue and 

Changes in Net 
Position

Charges          
for             

Services

Operating 
Grants and 

Contributions
Governmental 

Activities

Program Revenues

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

See notes to the financial statements 



 

  9 

  EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
OSCEOLA COUNTY, FLORIDA 

BALANCE SHEET 
GOVERNMENTAL FUNDS 

SEPTEMBER 30, 2023 
 
 

 

Capital
General Projects

ASSETS
Cash 10,298$        -$             -$                 10,298$           
Investments -               4,109,394     7,261,704         11,371,098      
Due from Developer -               -               1,255,989         1,255,989        
Other receivable 94,977          -               -                  94,977             
Due from other funds 5,725 -               -                  5,725              
Prepaid items 705 -               -                  705                 

Total assets 111,705$      4,109,394$   8,517,693$       12,738,792$     

LIABILITIES 
Liabilities:

Accounts payable 56,796$        -$             -$                 56,796$           
Contracts and retainage payable -               -               3,617,253 3,617,253        
Due to Developer 21,000 -               -                  21,000             
Due to other funds -               5,725 -                  5,725              

Total liabilities 77,796          5,725           3,617,253         3,700,774        

FUND BALANCES
Nonspendable:

Prepaid items 705              -               -                  705                 
Restricted for:

Debt service -               4,103,669     -                  4,103,669        
Capital projects -               -               4,900,440         4,900,440        

Unassigned 33,204          -               -                  33,204             
Total fund balances 33,909          4,103,669     4,900,440         9,038,018        

Total liabilities and fund balances 111,705$      4,109,394$   8,517,693$       12,738,792$     

Total 
Governmental 

Funds
Debt      

Service 

Major Funds

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

See notes to the financial statements
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  EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
OSCEOLA COUNTY, FLORIDA 

RECONCILIATION OF THE BALANCE SHEET - GOVERNMENTAL FUNDS 
TO THE STATEMENT OF NET POSITION 

SEPTEMBER 30, 2023 
 
 

Fund balance - governmental funds  $   9,038,018 

Amounts reported for governmental activities in the 
statement of net position are different because:

Capital assets used in governmental activities are
not financial resources, therefore, are not reported
as assets in the governmental funds. The
statement of net position includes those capital
assets, net of accumulated depreciation, in the
assets of the government as a whole.

Cost of capital assets   51,355,541 
Accumulated depreciation                -       51,355,541 

Liabilities not due and payable from current
available resources are not reported as liabilities in
the governmental fund statements. All liabilities,
both current and long-term, are reported in the
government-wide financial statements.

Accrued interest payable       (823,635)
Original issue premium       (308,204)
Bonds payable  (52,380,000)    (53,511,839)

Net position of governmental activities  $   6,881,720 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 
See notes to the financial statements
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  EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
OSCEOLA COUNTY, FLORIDA 

STATEMENT OF REVENUES, EXPENDITURES, 
AND CHANGES IN FUND BALANCES  

GOVERNMENTAL FUNDS 
FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2023 

 
 

Capital
General Projects

REVENUES
Assessments 503,857$       3,042,989$   -$               3,546,846$      
Developer contributions -               -              3,894,408       3,894,408       
Interest -               149,769 553,815 703,584          
Impact fees -               -              1,816,308 1,816,308       
Miscellaneous -               -              2,814 2,814              

Total revenues 503,857        3,192,758     6,267,345       9,963,960       

EXPENDITURES
Current:

General government 173,824 -              -                 173,824          
Maintenance and operations 293,518 -              -                 293,518          

Debt service:
Principal -               1,045,000 -                 1,045,000       
Interest -               2,006,049     -                 2,006,049       

Capital outlay -               -              19,003,252      19,003,252      
Total expenditures 467,342        3,051,049     19,003,252      22,521,643      

Excess (deficiency) of revenues
            over (under) expenditures 36,515          141,709       (12,735,907)     (12,557,683)     

OTHER FINANCING SOURCES (USES)
   Interfund transfers in (out) -               (95,494) 95,494 -                 

Total other financing sources (uses) -               (95,494)        95,494            -                 

Net change in fund balances 36,515          46,215         (12,640,413)     (12,557,683)     

Fund balances - beginning (2,606) 4,057,454     17,540,853      21,595,701      

Fund balances - ending 33,909$        4,103,669$   4,900,440$      9,038,018$      

Debt      
Service 

Major Funds Total 
Governmental 

Funds

 
 
 
 
 
 
 
 

 
 

 
See notes to the financial statements 
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EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
OSCEOLA COUNTY, FLORIDA 

RECONCILIATION OF THE STATEMENT OF REVENUES, EXPENDITURES AND CHANGES IN 
FUND BALANCES OF GOVERNMENTAL FUNDS TO THE STATEMENT OF ACTIVITIES 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2023 
 
 
 

Net change in fund balances - total governmental funds (12,557,683)$    

activities  are different because:

Governmental funds report capital outlays as expenditures;
however, the cost of capital assets is eliminated in the statement of
activities and capitalized in the statement of net position. 18,993,887       

Repayments of long-term liabilities are reported as expenditures in
the governmental fund statement but such repayments reduce
liabilities in the statement of net position and are eliminated in the
statement of activities. 1,045,000         

11,007             

The change in accrued interest on long-term liabilities between the
current and prior fiscal year is recorded in the statement of
activities but not in the fund financial statements. 12,219             

   Change in net position of governmental activities 7,504,430$       

Amounts reported for governmental activities in the statement of 

Amortization of Bond premiums is not recognized in the
governmental fund financial statements, but is reported as an
expense in the statement of activities.

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

See notes to the financial statements 
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EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
OSCEOLA COUNTY, FLORIDA  

NOTES TO FINANCIAL STATEMENTS  
 
 
NOTE 1 – NATURE OF ORGANIZATION AND REPORTING ENTITY 
 
Edgewater East Community Development District ("District") was created June 15, 2020 by Ordinance 2020-
49 of the Board of County Commissioners of Osceola County, Florida, pursuant to the Uniform Community 
Development District Act of 1980, otherwise known as Chapter 190, Florida Statutes. The Act provides 
among other things, the power to manage basic services for community development, power to borrow 
money and issue Bonds, and to levy and assess non-ad valorem assessments for the financing and delivery 
of capital infrastructure.  
 
The District was established for the purposes of financing and managing the acquisition, construction, 
maintenance and operation of a portion of the infrastructure necessary for community development within the 
District.  
 
The District is governed by the Board of Supervisors ("Board"), which is composed of five members. The 
Supervisors are elected by the owners of the property within the District.  The Board of Supervisors of the 
District exercise all powers granted to the District pursuant to Chapter 190, Florida Statutes. At September 30, 
2023, all of the Board members are affiliated with BTI Partners (“Developer”). 
 
The Board has the responsibility for: 
1.   Assessing and levying assessments. 
2. Approving budgets. 
3. Exercising control over facilities and properties. 
4. Controlling the use of funds generated by the District. 
5. Approving the hiring and firing of key personnel. 
6. Financing improvements. 
 
The financial statements were prepared in accordance with Governmental Accounting Standards Board 
(“GASB”) Statements.  Under the provisions of those standards, the financial reporting entity consists of the 
primary government, organizations for which the District Board of Supervisors is considered to be financially 
accountable, and other organizations for which the nature and significance of their relationship with the 
District are such that, if excluded, the financial statements of the District would be considered incomplete or 
misleading.  There are no entities considered to be component units of the District; therefore, the financial 
statements include only the operations of the District.  
 
NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES    
 
Government-Wide and Fund Financial Statements 
The basic financial statements include both government-wide and fund financial statements. 
 
The government-wide financial statements (i.e., the statement of net position and the statement of activities) 
report information on all of the non-fiduciary activities of the primary government.  For the most part, the effect 
of interfund activity has been removed from these statements.   
 
The statement of activities demonstrates the degree to which the direct expenses of a given function or 
segment is offset by program revenues.  Direct expenses are those that are clearly identifiable with a specific 
function or segment.  Program revenues include 1) charges to customers who purchase, use or directly 
benefit from goods, services or privileges provided by a given function or segment.  Operating-type special 
assessments for maintenance and debt service are treated as charges for services; and 2) grants and 
contributions that are restricted to meeting the operational or capital requirements of a particular function or 
segment. Other items not included among program revenues are reported instead as general revenues. 
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Measurement Focus, Basis of Accounting and Financial Statement Presentation 
The government-wide financial statements are reported using the economic resources measurement focus 
and the accrual basis of accounting.  Revenues are recorded when earned and expenses are recorded when 
a liability is incurred, regardless of the timing of related cash flows.  Assessments are recognized as revenues  
in the year for which they are levied.  Grants and similar items are to be recognized as revenue as soon as all 
eligibility requirements imposed by the provider have been met. 
 
Governmental fund financial statements are reported using the current financial resources measurement 
focus and the modified accrual basis of accounting.  Revenues are recognized as soon as they are both 
measurable and available.  Revenues are considered to be available when they are collectible within the 
current period or soon enough thereafter to pay liabilities of the current period.  For this purpose, the 
government considers revenues to be available if they are collected within 60 days of the end of the current 
fiscal period.  Expenditures are recorded when a liability is incurred, as under accrual accounting.  However, 
debt service expenditures are recorded only when payment is due. 
 
Assessments 
Assessments are non-ad valorem assessments on certain land and all platted lots within the District. 
Assessments are levied each November 1 on property of record as of the previous January. The fiscal year 
for which annual assessments are levied begins on October 1 with discounts available for payments through 
February 28 and become delinquent on April 1.  For debt service assessments, amounts collected as 
advance payments are used to prepay a portion of the Bonds outstanding.  Otherwise, assessments are 
collected annually to provide funds for the debt service on the portion of the Bonds which are not paid with 
prepaid assessments. 
 
Assessments and interest associated with the current fiscal period are considered to be susceptible to accrual 
and so have been recognized as revenues of the current fiscal period.  The portion of assessments receivable 
due within the current fiscal period is considered to be susceptible to accrual as revenue of the current period.  
 
The District reports the following major governmental funds: 
 
General Fund 
The general fund is the general operating fund of the District.  It is used to account for all financial resources 
except those required to be accounted for in another fund. 
 
Debt Service Fund 
The debt service fund is used to account for the accumulation of resources for the annual payment of 
principal and interest on long-term debt. 
 
Capital Projects Fund    
This fund accounts for the financial resources to be used for the acquisition or construction of major 
infrastructure within the District. 
 
As a general rule, the effect of interfund activity has been eliminated from the government-wide financial 
statements.   
 
When both restricted and unrestricted resources are available for use, it is the government’s policy to use 
restricted resources first for qualifying expenditures, then unrestricted resources as they are needed. 
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Assets, Liabilities and Net Position or Equity 
 
Restricted Assets 
These assets represent cash and investments set aside pursuant to Bond covenants or other contractual 
restrictions. 
 
Deposits and Investments 
The District’s cash and cash equivalents are considered to be cash on hand and demand deposits (interest 
and non-interest bearing). 
 
The District has elected to proceed under the Alternative Investment Guidelines as set forth in Section 
218.415 (17) Florida Statutes.  The District may invest any surplus public funds in the following: 
 

a) The Local Government Surplus Trust Funds, or any intergovernmental investment pool authorized 
pursuant to the Florida Inter-local Cooperation Act; 

b) Securities and Exchange Commission registered money market funds with the highest credit quality 
rating from a nationally recognized rating agency; 

c) Interest bearing time deposits or savings accounts in qualified public depositories; 
d) Direct obligations of the U.S. Treasury. 

 
Securities listed in paragraph c and d shall be invested to provide sufficient liquidity to pay obligations as they 
come due.  In addition, unspent Bond proceeds are required to be held in investments as specified in the 
Bond Indentures.  
 
The District records all interest revenue related to investment activities in the respective funds.  Investments 
are measured at amortized cost or reported at fair value as required by generally accepted accounting 
principles.     
 
Prepaid Items 
Certain payments to vendors reflect costs applicable to future accounting periods and are recorded as 
prepaid items in both government-wide and fund financial statements. 
 
Capital Assets 
Capital assets which include property, plant and equipment, and infrastructure assets (e.g., roads, sidewalks 
and similar items) are reported in the government activities columns in the government-wide financial 
statements.  Capital assets are defined by the government as assets with an initial, individual cost of more 
than $5,000 (amount not rounded) and an estimated useful life in excess of two years.  Such assets are 
recorded at historical cost or estimated historical cost if purchased or constructed.  Donated capital assets are 
recorded at acquisition value at the date of donation. 
 
The costs of normal maintenance and repairs that do not add to the value of the asset or materially extend 
assets lives are not capitalized.  Major outlays for capital assets and improvements are capitalized as projects 
are constructed. 
 
In the governmental fund financial statements, amounts incurred for the acquisition of capital assets are 
reported as fund expenditures.  Depreciation expense is not reported in the governmental fund financial 
statements. 
 
No depreciation has been taken in the current fiscal year as the District’s infrastructure and other capital 
assets are under construction. 
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Assets, Liabilities and Net Position or Equity (Continued) 
 
Unearned Revenue    
Governmental funds report unearned revenue in connection with resources that have been received, but not 
yet earned.   
  
Long-Term Obligations 
In the government-wide financial statements long-term debt and other long-term obligations are reported as 
liabilities in the statement of net position.  Bond premiums and discounts are deferred and amortized over the 
life of the Bonds.  Bonds payable are reported net of applicable premiums or discounts. Bond issuance costs 
are reported as an expense in the year incurred. 
  
In the fund financial statements, governmental fund types recognize premiums and discounts, as well as 
issuance costs, during the current period.  The face amount of debt issued is reported as other financing 
sources.  Premiums received on debt issuances are reported as other financing sources while discounts on 
debt issuances are reported as other financing uses.  Issuance costs, whether or not withheld from the actual 
debt proceeds received, are reported as debt service expenditures. 
 
Deferred Outflows/Inflows of Resources      
In addition to assets, the statement of financial position will sometimes report a separate section for deferred 
outflows of resources. This separate financial statement element, deferred outflows of resources, represents 
a consumption of net position that applies to a future period(s) and so will not be recognized as an outflow of 
resources (expense/expenditure) until then. 
 
In addition to liabilities, the statement of financial position will sometimes report a separate section for 
deferred inflows of resources. This separate financial statement element, deferred inflows of resources, 
represents an acquisition of net position that applies to a future period(s) and so will not be recognized as an 
inflow of resources (revenue) until that time. 
 
Fund Equity/Net Position   
In the fund financial statements, governmental funds report non spendable and restricted fund balance for 
amounts that are not available for appropriation or are legally restricted by outside parties for use for a 
specific purpose.  Assignments of fund balance represent tentative management plans that are subject to 
change. 
 
The District can establish limitations on the use of fund balance as follows:  
 

Committed fund balance – Amounts that can be used only for the specific purposes determined by a 
formal action (resolution) of the Board of Supervisors. Commitments may be changed or lifted only by the 
Board of Supervisors taking the same formal action (resolution) that imposed the constraint originally.  
Resources accumulated pursuant to stabilization arrangements sometimes are reported in this category.   
 
Assigned fund balance – Includes spendable fund balance amounts established by the Board of 
Supervisors that are intended to be used for specific purposes that are neither considered restricted nor 
committed.  The Board may also assign fund balance as it does when appropriating fund balance to cover 
differences in estimated revenue and appropriations in the subsequent year’s appropriated budget.  
Assignments are generally temporary and normally the same formal action need not be taken to remove 
the assignment.    
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Assets, Liabilities and Net Position or Equity (Continued) 
 
Fund Equity/Net Position (Continued)   
The District first uses committed fund balance, followed by assigned fund balance and then unassigned fund 
balance when expenditures are incurred for purposes for which amounts in any of the unrestricted fund 
balance classifications could be used.   
 
Net position is the difference between assets and deferred outflows of resources less liabilities and deferred 
inflows of resources. Net position in the government-wide financial statements are categorized as net 
investment in capital assets, restricted or unrestricted.  Net investment in capital assets represents net 
position related to infrastructure and property, plant and equipment.  Restricted net position represents the 
assets restricted by the District’s Bond covenants or other contractual restrictions. Unrestricted net position 
consists of the net position not meeting the definition of either of the other two components.   
 
Other Disclosures 
 
Use of Estimates 
The preparation of financial statements in conformity with generally accepted accounting principles requires 
management to make estimates and assumptions that affect the reported amounts of assets and liabilities, 
and disclosure of contingent assets and liabilities at the date of the financial statements, and the reported 
amounts of revenues and expenditures during the reporting period.  Actual results could differ from those 
estimates.  
 
NOTE 3 – BUDGETARY INFORMATION     
 
The District is required to establish a budgetary system and an approved Annual Budget.  Annual Budgets are 
adopted on a basis consistent with generally accepted accounting principles for the general fund.  All annual 
appropriations lapse at fiscal year-end. 
 
The District follows these procedures in establishing the budgetary data reflected in the financial statements. 
 
a) Each year the District Manager submits to the District Board a proposed operating budget for the fiscal 

year commencing the following October 1.  
b) Public hearings are conducted to obtain public comments. 
c) Prior to October 1, the budget is legally adopted by the District Board. 
d) All budget changes must be approved by the District Board. 
e) The budgets are adopted on a basis consistent with generally accepted accounting principles. 
f) Unused appropriation for annually budgeted funds lapse at the end of the year. 
 
NOTE 4 – DEPOSITS AND INVESTMENTS 
 
Deposits 
The District’s cash balances were entirely covered by federal depository insurance or by a collateral pool 
pledged to the State Treasurer.  Florida Statutes Chapter 280, "Florida Security for Public Deposits Act", 
requires all qualified depositories to deposit with the Treasurer or another banking institution eligible collateral 
equal to various percentages of the average daily balance for each month of all public deposits in excess of 
any applicable deposit insurance held.  The percentage of eligible collateral (generally, U.S. Governmental 
and agency securities, state or local government debt, or corporate bonds) to public deposits is dependent 
upon the depository's financial history and its compliance with Chapter 280.  In the event of a failure of a 
qualified public depository, the remaining public depositories would be responsible for covering any resulting 
losses. 
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NOTE 4 – DEPOSITS AND INVESTMENTS (Continued) 
 
Investments 
The District’s investments were held as follows at September 30,2022 
 

Amortized Credit Risk Maturities
First American Government Obligations
Fund Class Y 11,371,098$ S&P AAAm 

Weighted average of the
fund portfolio: 24 days

11,371,098$ 

 
Credit risk – For investments, credit risk is generally the risk that an issuer of an investment will not fulfill its 
obligation to the holder of the investment.  This is measured by the assignment of a rating by a nationally 
recognized statistical rating organization.  Investment ratings by investment type are included in the preceding 
summary of investments. 
 
Concentration risk – The District places no limit on the amount the District may invest in any one issuer.   
 
Interest rate risk – The District does not have a formal policy that limits investment maturities as a means of 
managing exposure to fair value losses arising from increasing interest rates.   
 
However, the Bond Indenture limits the type of investments held using unspent proceeds. 
 
Fair Value Measurement – When applicable, the District measures and records its investments using fair 
value measurement guidelines established in accordance with GASB Statements.  The framework for 
measuring fair value provides a fair value hierarchy that prioritizes the inputs to valuation techniques.  
 
These guidelines recognize a three-tiered fair value hierarchy, in order of highest priority, as follows: 

• Level 1:  Investments whose values are based on unadjusted quoted prices for identical investments 
in active markets that the District has the ability to access; 

• Level 2:  Investments whose  inputs - other than quoted market prices - are observable either directly 
or indirectly; and, 

• Level 3:  Investments whose inputs are unobservable. 
 
The fair value measurement level within the fair value hierarchy is based on the lowest level of any input that 
is significant to the entire fair value measurement. Valuation techniques used should maximize the use of 
observable inputs and minimize the use of unobservable inputs. 
 
Money market investments that have a maturity at the time of purchase of one year or less and are held by 
governments other than external investment pools should be measured at amortized cost. Accordingly, the 
District’s investments have been reported at amortized cost above.    
 
NOTE 5 – INTERFUND TRANSFERS  
 
Interfund transfers for the fiscal year ended September 30, 2023 were as follows:  
 

Fund Transfer in  Transfer Out
Debt service -$               95,494$         
Capital projects 95,494            -                 
          Total 95,494$         95,494$         

 
Transfers are used to move revenues from the fund where collection occurs to the fund where funds have 
been reallocated for use.  In the case of the District, transfers from the debt service fund to the capital projects 
fund were made in accordance with the Bond Indentures. 
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NOTE 6 – CAPITAL ASSETS 
 
Capital asset activity for the fiscal year ended September 30, 2023 was as follows:  
 

Additions Reductions
Governmental activities
Capital assets, not being depreciated

Infrastructure under construction 32,361,654$ 18,993,887$  -$               51,355,541$  
Total capital assets, not being depreciated 32,361,654   18,993,887    -                 51,355,541    

Governmental activities capital assets, net 32,361,654$ 18,993,887$  -$               51,355,541$  

Beginning 
Balance

Ending          
Balance

 
The Capital Improvement Program (“CIP”) intended to serve the District has been estimated at a total cost of 
approximately $88,739,165 for master improvements and $53,220,000 for Neighborhood Infrastructure.  The 
estimated cost of the Area One Project is approximately $22,950,000 and $55,723,430 for Area Two Project. 
The infrastructure will include roadways, stormwater management, utilities, landscape, undergrounding of 
conduit and environmental conservation. A portion of the project costs is expected to be financed with the 
proceeds from the issuance of Bonds.  Upon completion, the infrastructure is to be conveyed to others for 
ownership and maintenance responsibilities.  
 
NOTE 7 – LONG-TERM LIABILITIES 
 
Series 2021 Area 1 
On March 16, 2021, the District issued $19,895,000 of Special Assessment Revenue Bonds, Series 2021. 
Area 1, consisting of $2,090,000 Term Bonds Series 2021 due on May 1, 2026 with a fixed interest rate of 
2.5%, $2,400,000 Term Bonds due in May 1, 2031 with a fixed interest rate of 3.1%, $6,255,000 Term Bonds 
due May 1, 2041 with a fixed interest rate of 3.6%, and $9,150,000 Term Bonds due May 1, 2051 with a fixed 
interest rate of 4.0%.  The Bonds were issued to finance the acquisition and construction of certain 
improvements for the benefit of the District.  Interest is to be paid semiannually on each May 1 and November 
1.  Principal on the Bonds is to be paid serially commencing May 1, 2022 through May 1, 2051. 
  
The Series 2021 Bonds are subject to redemption at the option of the District prior to their maturity. The 
Series 2021 Bonds are not subject to optional redemption. The Bonds are subject to extraordinary mandatory 
redemption prior to their selected maturity in the manner determined by the Bond Registrar if certain events 
occurred as outlined in the Bond Indenture 
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the reserve 
requirements. The District was in compliance with the requirements at September 30, 2023. 
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NOTE 7 – LONG-TERM LIABILITIES (Continued) 
 
Series 2022 Area 2 
On February 9, 2022, the District issued $33,925,000 of Special Assessment Revenue Bonds, Series 2022. 
Area 2, consisting of $3,400,000 Term Bonds Series 2022 due on May 1, 2027 with a fixed interest rate of 
3.0%, $3,985,000 Term Bonds due in May 1, 2032 with a fixed interest rate of 3.375%, $10,650,000 Term 
Bonds due May 1, 2042 with a fixed interest rate of 4.0%, and $15,890,000 Term Bonds due May 1, 2052 
with a fixed interest rate of 4.0%.  The Bonds were issued to finance the acquisition and construction of 
certain improvements for the benefit of the District. Interest is to be paid semiannually on each May 1 and 
November 1.  Principal on the Bonds is to be paid serially commencing May 1, 2023 through May 1, 2052. 
  
The Series 2022 Bonds are subject to redemption at the option of the District prior to their maturity. The 
Series 2022 Bonds are not subject to optional redemption. The Bonds are subject to extraordinary mandatory 
redemption prior to their selected maturity in the manner determined by the Bond Registrar if certain events 
occurred as outlined in the Bond Indenture 
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the reserve 
requirements. The District was in compliance with the requirements at September 30, 2023. 
 
Long-term Debt Activity 
Changes in long-term liability activity for the fiscal year ended September 30, 2023 were as follows:  
 

Additions Reductions
Governmental activities
Bonds payable:

Series 2021 19,500,000$  -$                      405,000$      19,095,000$        420,000$      
Plus: bond premium 147,181         -                        5,075            142,106               -                

Series 2022 33,925,000    -                        640,000        33,285,000          660,000        
Plus: bond premium 172,030         -                        5,932            166,098               -                

Total 53,744,211$  -$                      1,056,007$   52,688,204$        1,080,000$   

Ending          
Balance

Beginning  
Balance

Due Within 
One Year

 
 
At September 30, 2023, the scheduled debt service requirements on the long-term debt were as follows: 

 Principal  Interest Total
2024 1,080,000$   1,976,724$   3,056,724$     
2025 1,110,000     1,946,424     3,056,424       
2026 1,140,000     1,915,274     3,055,274       
2027 1,170,000     1,883,274     3,053,274       
2028 1,210,000     1,847,724     3,057,724       

2029-2033 6,690,000     8,615,751     15,305,751     
2034-2038 8,050,000     7,296,520     15,346,520     
2039-2043 9,760,000     5,618,480     15,378,480     
2044-2048 11,905,000   3,519,600     15,424,600     
2049-2052 10,265,000   981,400        11,246,400     

Total 52,380,000$ 35,601,171$ 87,981,171$   

Governmental ActivitiesYear ending 
September 30:

 
NOTE 8 – DEVELOPER TRANSACTIONS 
 
The Developer has agreed to fund portions of the construction project.  In connection with that agreement, 
Developer contributions to the capital projects fund were $3,894,408, which includes a receivable of 
$1,255,989 as of September 30, 2023. The Developer has also provided the District with a general reserve for 
operations of $21,000 which will be repaid to the Developer at a later date.  
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NOTE 8 – DEVELOPER TRANSACTIONS (Continued) 
 
The Developer owns a portion of land within the District; therefore, assessment revenues in the general and 
debt service funds include the assessments levied on those lots owned by the Developer. 
 
The District collected a total of $1,816,308 of impact fees from the Developer during the current fiscal year. 
 
NOTE 9 – CONCENTRATION 
 
The District’s activity is dependent upon the continued involvement of the Developer, the loss of which could 
have a material adverse effect on the District’s operations. 
 
NOTE 10 – MANAGEMENT COMPANY 
 
The District has contracted with a management company to perform management advisory services, which 
include financial and accounting advisory services. Certain employees of the management company also 
serve as officers (Board appointed non-voting positions) of the District. Under the agreement, the District 
compensates the management company for management, accounting, financial reporting, and other 
administrative costs. 
 
NOTE 11 – RISK MANAGEMENT 
 
The District is exposed to various risks of loss related to torts; theft of, damage to, and destruction of assets; 
errors and omissions; and natural disasters. The District has obtained commercial insurance from 
independent third parties to mitigate the costs of these risks; coverage may not extend to all situations. 
 
NOTE 12 – COMMITMENTS AND CONTINGENCIES 
 
As of September 30, 2023, the District had open contracts for various construction projects. The contracts 
totaled approximately $20.7 million, of which approximately $9.7 million was uncompleted at September 30, 
2023. 
 
NOTE 13 – SUBSEQUENT EVENTS 
 
Subsequent to fiscal year end, the District prepaid a total of $90,000 of the Series 2022 Bonds.  The 
prepayments were considered extraordinary mandatory redemptions as outlined in the Bond Indenture. 
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EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
OSCEOLA COUNTY, FLORIDA 

SCHEDULE OF REVENUES, EXPENDITURES AND CHANGES IN 
FUND BALANCE - BUDGET AND ACTUAL – GENERAL FUND 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2023 
 
 

 
Original &

Final
REVENUES
Assessments 503,857$      503,857$      -$             

Total revenues 503,857       503,857        -               

EXPENDITURES
Current:

General government 152,740       173,824        (21,084)         
Maintenance and operations 351,105       293,518        57,587          

Total expenditures 503,845       467,342        36,503          

Excess (deficiency) of revenues
            over (under) expenditures 12$              36,515         36,503$        

Fund balance - beginning (2,606)          

Fund balance - ending 33,909$        

Variance with 
Final Budget - 

Positive 
(Negative)

 Actual 
Amounts

Budgeted 
Amounts

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
 

See notes to required supplementary information 
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EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
OSCEOLA COUNTY, FLORIDA 

NOTES TO REQUIRED SUPPLEMENTARY INFORMATION 
 
 
The District is required to establish a budgetary system and an approved Annual Budget for the general fund. 
The District’s budgeting process is based on estimates of cash receipts and cash expenditures which are 
approved by the Board.  The budget approximates a basis consistent with accounting principles generally 
accepted in the United States of America (generally accepted accounting principles). 
 
The legal level of budgetary control, the level at which expenditures may not exceed budget, is in the 
aggregate.  Any budget amendments that increase the aggregate budgeted appropriations must be approved 
by the Board of Supervisors. Actual general fund expenditures did not exceed appropriations for the fiscal 
year ended September 30, 2023. 
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EDGEWATER EAST COMMUNITY DEVELOPMENT DISTRICT 
OSCEOLA COUNTY, FLORIDA 

OTHER INFORMATION – DATA ELEMENTS  
REQUIRED BY FL STATUTE 218.39(3)(C) 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2023 
UNAUDITED 

 
Element Comments

Number of District employees compensated in the last pay period of the 
District’s f iscal year being reported. 0

Number of independent contractors compensated to w hom nonemployee 
compensation w as paid in the last month of the District’s f iscal year being 
reported.

1

Employee compensation $0

Independent contractor compensation $139,612 

Construction projects to begin on or after October 1; (>$65K) None

Budget variance report
See the Schedule of Revenues, Expenditures 
and Changes in Fund Balance - Budget and 
Actual - General Fund

Ad Valorem taxes; Not applicable

Non ad valorem special assessments;

Special assessment rate Operations and maintenance - $139,611.57

Debt service - $749.67-1,224.94

Special assessments collected $3,546,846

Outstanding Bonds: see Note 7 for details
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INDEPENDENT AUDITOR’S REPORT ON INTERNAL CONTROL OVER FINANCIAL  
REPORTING AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT  

OF FINANCIAL STATEMENTS PERFORMED IN ACCORDANCE WITH  
GOVERNMENT AUDITING STANDARDS 

 
To the Board of Supervisors  
Edgewater East Community Development District 
Osceola County, Florida 
 
We have audited, in accordance with the auditing standards generally accepted in the United States of 
America and the standards applicable to financial audits contained in Government Auditing Standards issued 
by the Comptroller General of the United States, the financial statements of the governmental activities and 
each major fund of Edgewater East Community Development District, Osceola County, Florida (the “District”) 
as of and for the fiscal year ended September 30, 2023, and the related notes to the financial statements, 
which collectively comprise the District’s basic financial statements, and have issued our opinion thereon 
dated June 19, 2024. 

Report on Internal Control Over Financial Reporting  
In planning and performing our audit of the financial statements, we considered the District’s internal control 
over financial reporting (internal control) to determine the audit procedures that are appropriate in the 
circumstances for the purpose of expressing our opinions on the financial statements, but not for the purpose 
of expressing an opinion on the effectiveness of the District’s internal control. Accordingly, we do not express 
an opinion on the effectiveness of the District’s internal control.   

A deficiency in internal control exists when the design or operation of a control does not allow management or 
employees, in the normal course of performing their assigned functions, to prevent, or detect and correct 
misstatements on a timely basis. A material weakness is a deficiency, or a combination of deficiencies, in 
internal control, such that there is a reasonable possibility that a material misstatement of the entity’s financial 
statements will not be prevented, or detected and corrected on a timely basis. A significant deficiency is a 
deficiency, or a combination of deficiencies, in internal control that is less severe than a material weakness, 
yet important enough to merit attention by those charged with governance.   
Our consideration of internal control was for the limited purpose described in the first paragraph of this section 
and was not designed to identify all deficiencies in internal control that might be material weaknesses or, 
significant deficiencies. Given these limitations, during our audit we did not identify any deficiencies in internal 
control that we consider to be material weaknesses. However, material weaknesses or significant deficiencies 
may exist that were not identified.   

Report on Compliance and Other Matters  
As part of obtaining reasonable assurance about whether the District’s financial statements are free from 
material misstatement, we performed tests of its compliance with certain provisions of laws, regulations, 
contracts, and agreements, noncompliance with which could have a direct and material effect on the 
determination of financial statement amounts. However, providing an opinion on compliance with those 
provisions was not an objective of our audit, and accordingly, we do not express such an opinion.  The results 
of our tests disclosed no instances of noncompliance or other matters that are required to be reported under 
Government Auditing Standards.   
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Purpose of this Report  

The purpose of this report is solely to describe the scope of our testing of internal control and compliance and 
the results of that testing, and not to provide an opinion on the effectiveness of the entity’s internal control or 
on compliance. This report is an integral part of an audit performed in accordance with Government Auditing 
Standards in considering the entity’s internal control and compliance. Accordingly, this communication is not 
suitable for any other purpose.   
 
 

 
June 19, 2024 
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INDEPENDENT AUDITOR’S REPORT ON COMPLIANCE WITH THE  
REQUIREMENTS OF SECTION 218.415, FLORIDA STATUTES, REQUIRED BY  
RULE 10.556(10) OF THE AUDITOR GENERAL OF THE STATE OF FLORIDA 

 
To the Board of Supervisors  
Edgewater East Community Development District 
Osceola County, Florida 
 
We have examined Edgewater East Community Development District, Osceola County, Florida’s (“District”) 
compliance with the requirements of Section 218.415, Florida Statutes, in accordance with Rule 10.556(10) of 
the Auditor General of the State of Florida during the fiscal year ended September 30, 2023. Management is 
responsible for District’s compliance with those requirements. Our responsibility is to express an opinion on 
District’s compliance based on our examination. 
 
Our examination was conducted in accordance with attestation standards established by the American 
Institute of Certified Public Accountants. Those standards require that we plan and perform the examination to 
obtain reasonable assurance about whether the District complied, in all material respects, with the specified 
requirements referenced in Section 218.415, Florida Statutes. An examination involves performing 
procedures to obtain evidence about whether the District complied with the specified requirements. The 
nature, timing, and extent of the procedures selected depend on our judgment, including an assessment of 
the risks of material noncompliance, whether due to fraud or error. We believe that the evidence we obtained 
is sufficient and appropriate to provide a reasonable basis for our opinion. Our examination does not provide 
a legal determination on the District’s compliance with specified requirements. 
 
We are required to be independent and to meet our other ethical responsibilities in accordance with relevant 
ethical requirements relating to the examination engagement. 
 
In our opinion, the District complied, in all material respects, with the aforementioned requirements for the 
fiscal year ended September 30, 2023. 
 
This report is intended solely for the information and use of the Legislative Auditing Committee, members of 
the Florida Senate and the Florida House of Representatives, the Florida Auditor General, management, and 
the Board of Supervisors of Edgewater East Community Development District, Osceola County, Florida and is 
not intended to be and should not be used by anyone other than these specified parties.    
 
 
 
June 19, 2024 
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MANAGEMENT LETTER PURSUANT TO THE RULES OF 
THE AUDITOR GENERAL FOR THE STATE OF FLORIDA 

 
To the Board of Supervisors 
Edgewater East Community Development District 
Osceola County, Florida 
 
Report on the Financial Statements  
 
We have audited the accompanying basic financial statements of Edgewater East Community Development 
District ("District") as of and for the fiscal year ended September 30, 2023, and have issued our report thereon 
dated June 19, 2024. 
 
Auditor’s Responsibility 
 
We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America; the standards applicable to financial audits contained in Government Auditing Standards, issued by 
the Comptroller General of the United States; and Chapter 10.550, Rules of the Florida Auditor General.   
 
Other Reporting Requirements 
 
We have issued our Independent Auditor’s Report on Internal Control over Financial Reporting and on 
Compliance and Other Matters Based on an Audit of the Financial Statements Performed in Accordance with 
Government Auditing Standards; and Independent Auditor’s Report on an examination conducted in 
accordance with AICPA Professional Standards, AT-C Section 315, regarding compliance requirements in 
accordance with Chapter 10.550, Rules of the Auditor General. Disclosures in those reports, which are dated 
June 19, 2024, should be considered in conjunction with this management letter. 
 
Purpose of this Letter 
 
The purpose of this letter is to comment on those matters required by Chapter 10.550 of the Rules of the 
Auditor General for the State of Florida.  Accordingly, in connection with our audit of the financial statements 
of the District, as described in the first paragraph, we report the following: 
 
I. Current year findings and recommendations. 
II. Status of prior year findings and recommendations. 
III. Compliance with the Provisions of the Auditor General of the State of Florida. 
 
Our management letter is intended solely for the information and use of the Legislative Auditing Committee, 
members of the Florida Senate and the Florida House of Representatives, the Florida Auditor General, 
Federal and other granting agencies, as applicable, management, and the Board of Supervisors of Edgewater 
East Community Development District, Osceola County, Florida and is not intended to be and should not be 
used by anyone other than these specified parties. 
 
We wish to thank Edgewater East Community Development District, Osceola County, Florida and the 
personnel associated with it, for the opportunity to be of service to them in this endeavor as well as future 
engagements, and the courtesies extended to us. 

 
 

 
 

June 19, 2024
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REPORT TO MANAGEMENT 
 
 
I. CURRENT YEAR FINDINGS AND RECOMMENDATIONS  
  
 None 
 
II. PRIOR YEAR FINDINGS AND RECOMMENDATIONS  
  
 None 
 
III. COMPLIANCE WITH THE PROVISIONS OF THE AUDITOR GENERAL OF THE STATE OF FLORIDA 
 

Unless otherwise required to be reported in the auditor’s report on compliance and internal controls, the 
management letter shall include, but not be limited to the following: 
 
1. A statement as to whether or not corrective actions have been taken to address findings and 

recommendations made in the preceding annual financial audit report.   

There were no significant findings and recommendations made in the preceding annual financial 
audit report for the fiscal year ended September 30, 2022. 

2. Any recommendations to improve the local governmental entity's financial management. 

There were no such matters discovered by, or that came to the attention of, the auditor, to be 
reported for the fiscal year ended September 30, 2023. 

3. Noncompliance with provisions of contracts or grant agreements, or abuse, that have occurred, 
or are likely to have occurred, that have an effect on the financial statements that is less than 
material but which warrants the attention of those charged with governance.    

There were no such matters discovered by, or that came to the attention of, the auditor, to be 
reported, for the fiscal year ended September 30, 2023. 
 

4. The name or official title and legal authority of the District are disclosed in the notes to the financial 
statements. 

 
5. The District has not met one or more of the financial emergency conditions described in Section 

218.503(1), Florida Statutes.  
 

6. We applied financial condition assessment procedures and no deteriorating financial conditions were 
noted as of September 30, 2023.  It is management’s responsibility to monitor financial condition, and 
our financial condition assessment was based in part on representations made by management and 
the review of financial information provided by same.    
 

7. Management has provided the specific information required by Section 218.39(3)(c) in the Other 
Information section of the financial statements on page 24. 
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