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EXHIBIT E

MASTER RE-USE INFRASTRUCTURE EXHIBIT
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EXHIBIT F

MASTER CONCEPTUAL SUSTAINABILITY PLAN
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MASTER CONSTRUCTION PHASING PLAN
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HSQ GROUP, LLC.

Engineers ° Planners
1001 Yamato Road, Suite 105
Boca Raton, Florida 33431
(561) 392-0221 Phone * (561) 392-6458 Fax

December 19, 2025

MainStreet Community Development District
Governmental Management Services
5385 N. Nob Hill Rd.

Sunrise, FL 33351

Phone: 954.721.8681

Re: MAINSTREET AT COCONUT CREEK COMMUNITY DEVELOPMENT DISTRICT -
SUPPLEMENTAL ENGINEER’S REPORT FOR ASSESSMENT AREA ONE (BLOCKS 2, 3 AND 4)
HSQ Project Number: 180332

Board of Supervisors:
Intent:

The intent of this engineer’s report is to:
1. Inform ownership of the infrastructure status financed by the MainStreet Community Development
District (“CDD”).
This report is a supplement to the original engineer’s report dated September 5, 2025.
Summarize the current permitting and approvals for construction.
Describe the project maintenance obligations.
Describe the interaction with adjacent properties.
Provide a general cost estimate of future improvements for Blocks 2,3 and 4 obligations.
Provide maintenance guidance after construction is completed.

Nooabkowb

Overview:

GSR RE Partners, LLC (Developer) is the owner of the +/- 200 acre parcel generally located on the west
side of Lyons Road between Wiles Road and West Sample Road (“Johns Parcel”) in the City of Coconut
Creek (“City”), and the +/-6.9 acre parcel platted as the Lyons Commons Plat (“Ester/Rocatica”) in the City
of Coconut Creek. The Johns Parcel and Ester/Rocatica are collectively referred to herein as the “Property”
and are further identified by the folio numbers listed below:

4842 1801 0160

4842 1801 0240

4842 1801 0310

4842 1801 0360

4842 1801 0480

4842 1801 0250

4842 1801 0320

4842 1801 0370

4842 1801 0210

4842 1801 0260

4842 1801 0330

4842 1801 0390

4842 1801 0220

4842 1801 0270

4842 1801 0340

4842 1801 0170

4842 1801 0230

4842 1801 0280

4842 1801 0350

4842 1825 0010

See attached legal description of the Property to include Blocks 2, 3 and 4 surveys as Exhibit A.

The Property has a future land use designation of Regional Activity Center (“RAC”) and is currently zoned
PMDD, Planned MainStreet Development District. Petitioner is proposing to develop the Property with a
mixed-use project that includes a variety of residential dwellings, commercial uses and open space
(“Development”).

Z:\Projects\2018\180332-JOHNS FARM\Project Management\CDD management\phase one engineering report\CDD engineers report phase 1 dec 5- 25.docx



The City approved a DRI Amendment and PMDD Rezoning Application in order to allow for the Development
Project. The PMDD Rezoning application proposes the following development program (subject to change
in the future):

540 Villas and Townhomes with a maximum of 2-stories;
880 Multifamily Units with a maximum of 5-stories;

875 Multifamily Units with a maximum of 8-stories;
105,000 square feet of Commercial Use;

15,000 square feet of private recreation; and

City Civic space.

On April 10, 2025 the CDD was established by Ordinance No. 2025-008 by the City Commission of the City
of Coconut Creek.

The Developer and City agreed to a land swap in the northwest corner of the CDD boundary. This allows
the Developer to construct Block 15A along Wiles Road and provided more land for the Village Green and
Lake Side Park to be owned and maintained by the City. See attached land swap Exhibit H.

Infrastructure Ownership:

1. Roadways included within the CDD are Cullum Road, NW 40! Street, NW 48" Avenue, Banks Road,
City Market Avenue, NW 54" Avenue and NW 54" Terrace. These roadways are dedicated to the
City of Coconut Creek either by plat or previously owned Right-of-Way. The roadways will be
maintained by the CDD.

2. Public parks and recreational areas will be owned and maintained by the CDD. The public lands
owned by the City will be improved by the CDD, but maintained by the City.

3. Offsite roadways, consisting of Wiles Road, Sample Road, Lyons Road and State Road 7 are not
included within the CDD boundaries and are owned and operated by other governmental agencies.

4. Internal parcel open space areas (does not include privately held lots) will be owned and maintained
by the CDD.

5. Master water main infrastructure will be constructed by the CDD and will be dedicated to the City as
described in Exhibit B.

6. Master Sanitary Sewer infrastructure will be constructed by the CDD and dedicated to the City utilities
as described in Exhibit C.

7. Master stormwater and drainage infrastructure will be constructed, owned and maintained by the
CDD. See Exhibit D.

8. Master re-use infrastructure will be constructed by the CDD and dedicated to the City as described
in Exhibit E. The re-use is for irrigation purposes for the entire CDD.

9. The Development is designed with sustainable design features meeting the City’s green ordinance.
See attached Master conceptual sustainability plan Exhibit F for more details. The sustainable design
features shall be maintained by the CDD.

10. The Village Green and Lakeside park will be constructed by the CDD but owned and maintained by
the City.

Cocomar Drainage District requirements:

The overall site is in the Cocomar Drainage District, which requires 15% lake/water surface area. This is
obtained by a combination of existing canal, proposed lakes and wetland areas below the water table
elevation. The drainage system will be owned and maintained by the CDD with flowage rights to the adjacent
property owners allowing their stormwater to flow through the Development to the North via the School canal.
See attached Exhibit D for lake and infrastructure locations. The surface water management permit for the
master drainage system requires five-year renewal through Broward County (“County”). This consists of
inspections and maintenance/repairs required to maintain the system consistent with the permit requirements
and original plan approvals. The lakes, drainage inlets, pipes and dry detention areas must remain
operational and avoid modifications without a permit. This is confirmed through the 5-year renewal inspection
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period. The individual parcels have their own surface water permit which will also require a 5-year renewal
of the permit.

Water Distribution, Sanitary Sewer and Re-Use Irrigation:

The Water Distribution, Sanitary Sewer and Re-use Irrigation will be constructed by the CDD and conveyed
to the City to own and maintain. A master lift station serving the majority of the CDD boundary is proposed.
Blocks 1 and 9 are not included in the new lift station service area and connect to existing sewer mains
adjacent to the Property. The internal utility system was not constructed at the time of this report. After the
systems have been installed and conveyed to the City. The City will be responsible for the maintenance.

Landscape Improvements:

The MainStreet PMDD requires a perimeter buffer along Wiles Road and Lyons Road for a 28’ wide
landscape buffer. This buffer consists of a wide sidewalk colored to the MainStreet salmon red color scheme
and landscaping per the approved parks site plan. The CDD will install, own and maintain the landscape
buffer improvements.

Wetlands:

The CDD will enhance the existing wetlands as part of the Project. The 5-year maintenance of the wetlands
is required per environmental permit. The CDD will maintain the wetlands in accordance with the permit
requirements until and unless the County accepts such maintenance obligation. The County owns the
existing wetlands and if the County decides to construct any improvements, such as a boardwalk through
the wetlands and/or install an irrigation pump, this shall be at the expense of the County and maintained by
the County.

Parks, Recreation and Amenities

The Parks owned by the CDD located in the common areas are to be constructed and maintained by the
CDD. Internal parks to the individual blocks are not included in the CDD construction and maintenance
obligations. Amenities as noted on the sustainability plan within the CDD parks to include park amenities
such as benches, trash receptacles, solar lighting, solar benches, landscaping, walkways, etc. are to be
constructed and maintained by the CDD. The Village Green, Blocks 12, 13 and 14 shall be improved by the
CDD, but will be owned and maintained by the City.

Adjacent properties:
The adjacent properties connect to the CDD as follows:

1. Casino property — has existing drainage connections to Banks Road and to the existing lake in the
FPL easement. These need to be maintained and connected to the newly constructed drainage
system. Flowage rights to the Casino allow for their stormwater to flow north to the school canal.

2. Monarch Station — the existing lake has a future outfall through Block 8. Block 8 drainage system
allows for flow north to the School canal. The re-use main is stubbed-out to the south end of the CDD
boundary on City Market Avenue.

3. Vacant parcel East of City Market Avenue (Marbella) — A proposed drainage outfall on City Market
Avenue is proposed for their outfall north. A water main and re-use main is extended to the CDD
boundary for connection to the CDD drainage system.

4. City parcel located on the northeast side of Cullum Road and Banks Road connects to the drainage
system on City property. The sanitary sewer and water main extension to City property is constructed
as part of the Cullum roadway improvements.

5. The Home Depot property located west of Block 15A has a drainage outfall into the existing lake.
Home Depot also owns 2.99 acres of the lake, which is not part of the CDD maintenance
responsibility. The lake flows through Block 15A to the School canal. Block 15A, NW 54 Terrace
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and the Home Depot site share an ingress/ egress to Wiles Road at the northwest corner of the CDD
boundary.

6. Cocomar Drainage District manages the overall drainage system and requires flowage rights east-
west along Cullum Road between State Road 7 and Lyons Road, and requires flowage rights north-
south between Sample Road and Wiles Road. The proposed design meets the intent of the Cocomar
Drainage District.

Permitting status:

The following permits are either obtained or in process and reasonably expected to be obtained in due
course, as follows:

Master SFWMD/ BCEPD drainage permit — obtained

Master PMDD approval — obtained

Master parks site plan — approved

Master roadway site plan — approved.

NW 48" Avenue construction plan review — pending City approval
NW 40" Street construction plan review — pending City approval
NW 54 Avenue construction plan review — pending City approval
Cullum Road construction plan review — pending City approval
Banks Road construction plan review — pending City approval.
10. Lyons road improvements plan review — pending County approval.
11. Master lift station plan review — approved and obtained

12. NPDES permit — approved and obtained.

13. Dewatering permit — approved and obtained.

CoNoaRrLWN =

Assessment area one boundaries:

Block 2 is the track of land generally located North of the proposed NW 40" Street roadway, adjacent to the
west side of Lyons Road, and South of Block 1. Part of the Block 2 area is within the FPL easement. See
attached survey on location.

Block 3 is the track of land generally located South of the Proposed NW 40" street roadway, adjacent to the
West side of Lyons Road and North of the South property line of the Mainstreet PMDD development. See
attached survey on location.

Block 4 is the track of land generally located on the South side of NW 40" Street roadway, East of the

proposed City Market Avenue, West of Block 3 and the South property line is the South limits of the
Mainstreet PMDD development. See attached survey on location.
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PMDD master plan obligations by block:

Each block has required off-site improvements associated with it that are required to be constructed prior to
the first Certificate of occupancy for that block. This was outlined in the PMDD documents allowing the
developer and City to agree on the sequence of construction and obligations for each Block prior to
certification. The obligations for Blocks 2,3 and 4 are as follows:

o

Block 2 (Commercial on Lyons Road) — The following infrastructure must be completed prior
to Certificate of Occupancy for Block 2:

Water lines under 40" Street between Lyons Road and NW 48" Avenue and under NW 48"
Avenue between 40" Street and Cullum Road shall be constructed and certified for operation.
Gravity sewer under 40" Street between NW 48" Avenue and Lyons Road shall be
constructed and certified for operation. Gravity sewer system connection to proposed lift
station.

Master Lift Station in Block 6 shall be constructed and certified for operation. Force main to
State Road 7 completed.

Conduit for fiber optic cabling or other smart technology allowing for smart home and
community features shall be installed under 40" Street between Lyons Road and NW 48"
Avenue and under NW 48" Avenue between 40" Street and Cullum Road.

Water Re-Use lines under 40" Street between Lyons Road and NW 48" Avenue, and under
NW 48" Street between 40" Street and Cullum Road shall be constructed and certified for
operation.

Drainage — Lake 4, associated lake banks, littoral plantings, and Block 14 Canal Connection
shall be constructed. The drainage system for 40™ Street between Lyons Road and NW 48
Avenue, and for NW 48" Avenue from the North Boundary of the FPL Easement to 40" Street
shall be constructed.

Roads — 40" Street between Lyons Road and NW 48" Avenue, and NW 48" Avenue between
40™ Street and North Boundary of the FPL Easement must be completed to the 1¢t lift of
asphalt.

Connection to Sewer System on 40" Street

Connection to Master Drainage System

Internal Water Main System and Connection to Master Water Main System

Irrigation System for Block 2 with Connection to Re-Use System

Right Turn Lane on Lyons Road into FPL Easement Overflow Parking

Right turn lane on Lyons at 40" Street.

Greenway Buffer on Lyons Road between Cullum Road and 40" Street

Streetscape on 40" Street along South Side of Block 2 and on NW 48" Avenue between North
Boundary of FPL Easement and 40" Street

Park C1.a

Greenway with related landscaping and amenities throughout the FPL Easement Area
between NW 48" Avenue and Lyons Road

FPL Easement Area shall be cleared and graded as needed for greenway installation.

Block 3 (Commercial on Lyons Road) — The following infrastructure must be completed prior
to Certificate of Occupancy for Block 3:

Water lines under 40" Street between Lyons Road and NW 48" Avenue shall be constructed
and certified for operation.

Gravity sewer under 40" Street between NW 48" Avenue and Lyons Road, and under NW
48" Avenue between 40" Street. Gravity sewer system connection to proposed lift station.
Master Lift Station in Block 6 shall be constructed and certified for operation. Force main to
State Road 7 completed.

Conduit for fiber optic cabling or other smart technology allowing smart home and community
features shall be installed under 40™ Street between Lyons Road and NW 48" Avenue.
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» Water Re-Use lines under 40" Street between Lyons Road and NW 48" Avenue and under
NW 48" Street between 40™ Street and Cullum Road shall be constructed and certified for
operation.

= Drainage — Lake 4, associated lake banks, littoral plantings, and Block 14 Canal Connection
shall be constructed. The drainage system for 40" Street between Lyons Road and NW 48"
Avenue, and for NW 48" Avenue from the North Boundary of the FPL Easement to 40" Street
shall be constructed.

* Roads — 40™ Street between Lyons Road and NW 48" Avenue must be completed to the 15t
lift of asphalt.

= Connection to Sewer System on 40" Street

= Connection to Master Drainage System

= |nternal Water Main System and Loop to Water Main Stub Out at Self Storage Parcel

= Irrigation System for Block 3 with Connection to Re-Use System

= Access Driveways to Lyons Road

= Greenway Buffer along West Side of Block 3

» Greenway Buffer on Lyons Road adjacent to Block 3 from South Property Boundary to 40™
Street

= Streetscape on 40" Street adjacent to North Side of Block 3

o Block 4 (Multifamily Apartments on 40" Street) — The following infrastructure must be

completed prior to Certificate of Occupancy for Block 4:

= Water lines under 40" Street between Lyons Road and City Market Avenue, and under City
Market Avenue from 40" Street to South Property Boundary shall be constructed and certified
for operation or under 40" Street from City Market Avenue to Banks Road.

= Gravity sewer under 40" Street between Lyons Road and City Market Avenue. Gravity sewer
system connection to proposed lift station.

= Master Lift Station in Block 6 shall be constructed and certified for operation. Force main to
State Road 7 completed.

= Conduit for fiber optic cabling or other smart technology allowing for smart home and
community features shall be installed under 40" Street between Lyons Road and City Market
Avenue.

= Water Re-Use lines under 40" Street between Lyons Road and City Market Avenue and under
NW 48" Street between 40" Street and Cullum Road shall be constructed and certified for
operation.

» Drainage — Lake 4, associated lake banks, littoral plantings, and Block 14 Canal Connection
shall be constructed. The drainage system for 40" Street between Lyons Road and City
Market Avenue, and for NW 48" Avenue from the North Boundary of the FPL Easement to
40 Street shall be constructed.

* Roads — 40™ Street between Lyons Road and City Market Avenue, and City Market Avenue
from 40™ Street to project entry must be completed to the 1¢t lift of asphalt.

= Connection to Sewer System on 40" Street

= Connection to Master Drainage System

» Internal Water Main System and Loop to Water Main

= |rrigation System for Block 4 with Connection to Re-Use System

= Greenway Buffer along South Side of Block 4

= Streetscape on 40" adjacent to North Side of Block 4

= Streetscape on City Market Avenue between 40" Street and project entry
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Project cost estimates for Assessment area one (Blocks 2, 3 & 4):

The following costs are anticipated for each CDD improvement pro-rata share for Blocks 2, 3 and 4 are as

follows:
Project Phase one Over all Estimated Cost
Master lift station $938,666 $2,346,667
Lyons Road improvements $513,577 $1,283,944
Lyons Road and NW 40" Street $240,000 $600,000
traffic signal
City Market Avenue $403,196 $1,007,992
NW 48" Avenue $842,957 $2,107,394
NW 40" Street $2,255,450 $5,638,626
Greenway linear park $485,756 $1,214,390
improvements
Overall CDD site earthwork $3,370,355 $4,400,000
Amenities $632,622 $3,350,000
Stormwater Drainage system $2,216,731 $15,499,835
Open Space and landscaping $4,070,570 $11,500,509
Street lighting — 128 lights $460,800 $1,152,000
Wetland creation and planting $727,482 $1,818,705
10% contingency costs $1,696,961 $8,400,016
Total 18,855,123 $60,320,078

Construction phasing will generally be done per the phasing Exhibit G. All of these improvements will be
constructed and/or acquired by the CDD. The improvements within public Right-of-Way will be conveyed to
the appropriate government agency.

Maintenance obligations:

The CDD will be required to maintain the landscaping, pathways, drainage systems, lakes and lighting .The
following are the anticipated yearly costs for maintenance:

Electricity/ lighting $95,000
Landscape maintenance $557,200
Lake and littoral maintenance $65,000
Fountain Maintenance $6,500
Surface water Maintenance $25,000*
Wetlands Maintenance $5,000

*The surface water management system requires a 5-year permit renewal. Clean catch basins, pipes, lake
banks and littoral shelves at $25,000 a year or $125,000 every five years cost.

Assessment area one (Blocks 2,3 and 4) will be required to contribute to the ongoing maintenance obligations
per their pro rata share. The assessment area one improvements listed above are required to be constructed
for Blocks 2, 3 and 4 to operate properly by providing the necessary roadway access, potable water system,
sanitary sewer system, pedestrian connectivity and other resources that result in a direct special benefit to
assessment area one (Blocks 2, 3 and 4) residents and landowners.

This report is prepared to the best of our knowledge based upon the information provided by the CDD
including documentation and information prepared by HSQ Group preparing the civil and planning plans and
permitting. As of the date of this report, the site construction has not commenced, and the construction costs
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are subject to change due to many factors. It is our opinion that the proposed improvements constituting the
CDD improvements for Assessment Area One (Blocks 2, 3 and 4) and their estimated costs are fair and
reasonable, and the landowners and residents living within Assessment Area One of the district will receive
a direct and special benefit equal to or greater than the cost of such improvements and the general public
and the other lands within the District will also receive incidental benefits. We believe the improvements can
be permitted, constructed and installed at the costs described in this report.

Please do not hesitate to contact our office if you have any questions or require additional information.

Sincerely,
HSQ GROUP, LLC

Jay Huebner, P.E.
Florida Registration Number 54615
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EXHIBIT A

LEGAL DESCRIPTION OF CDD BOUNDARY
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