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1.0 Introduction  
1.1 Description of the Lake Harris Community Development District 
Eagletail Landings (also referred to as the “Development” or “Community”) is an approximately 162.53 
acre master planned, residential community located in the City of Leesburg, Florida (“City”) as shown 
on Exhibit A. The Master Developer (“Developer”) is Hanover 623 Holdings, LLC, based in Orlando, 
Florida. The Development is approved as a Planned Unit Development (PUD) subdivision with 542 
residential units.  

Lake Harris Community Development District (herein called the “District” for “CDD”) encompasses the 
entire 162.53 acres of the Development. The District will finance, construct, acquire, operate and/or 
maintain certain portions of the public infrastructure to support the Community. The legal description of 
the District boundaries can be seen in Exhibit E. The District will finance, acquire, and/or construct 
infrastructure in phases as necessary. Currently, the Development has four (4) phases which will be 
supported by the capital infrastructure improvements identified herein (the “Master Project”). The 
District  expects finance all or a portion of the Master Project from the proceeds of District’s special 
assessment bonds. Construction of Phase 1, including part of the roadway infrastructure, and the 
overall mass grading of Phase 2 has commenced. An inventory of the phasing has been presented in 
Table 1 with the proposed unit mix of the residential units for the Development. 

1.2 Purpose of Report 
The purpose of this report is to provide a description of the Master Project, which will serve the 162.53 
acres of the Community; the capital improvements to be constructed, acquired, and/or financed by the 
District; and apportionment of the costs of the capital improvements. 

Table 1 
Phasing Summary 

Phase Lot Type Units 
Lake Harris Phase 1 40’ lots 55 
 50’ lots 54 
 65’ lots 0 
Lake Harris Phase 2 40’ lots 62 
 50’ lots 62 
 65’ lots 0 
Lake Harris Phase 3 40’ lots 82 
 50’ lots 78 
 65’ lots 23 
Lake Harris Phase 4 40’ lots 62 
 50’ lots 64 
 65’ lots 0 
Total Units by Lot Type 40’ lots 261 
 50’ lots 258 
 65’ lots 23 
Total Units – Lake Harris CDD   542 
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2.0 District Boundary and Properties Served  
2.1 District Boundary  
Lake Harris Master Site Plan, Exhibit B, identifies the location and boundary of the property included 
within the District. The Master Plan for the District will provide for multiple-type residential land uses 
and is located on the southwest corner of County Road 48 and Number 2 Road in the City, which is 
located within Lake County (“County”).  

2.2 Description of Properties Served 
The Development is located in the east half of Section 18 and the Northeast quarter of Section 19, 
Township 20 South, Range 25 East, and all within the City. The existing property consists of orange 
groves and open pasture land. The environmental areas associated with the Development have been 
reviewed and are to be part of an Open Space/Conservation area within the District. The terrain of the 
site is somewhat rolling with elevations ranging from 85 to 149 NVGD.  

3.0 Master Project Infrastructure 
3.1 Summary of the Proposed Master Project Infrastructure  
The Master Project will generally consist of the following project infrastructure and systems to serve the 
Development: 

 On-Site Public Roadway Improvements 
 Water Distribution and Sanitary Sewer Collection Systems and Reuse Water Distribution – On-

Site and Off-Site (County Road 48) 
 Off-Site Public Roadway Improvements (County Road 48 and Number 2 Road Improvements) 
 Master Stormwater Management System 
 Landscaping 
 Irrigation 
 Hardscape 
 Conservation Mitigation Areas 
 Electrical Service System (Underground Differential Cost only) 
 Gas Service System  

This infrastructure serves as a system of improvements benefitting all lands within the District. To the 
extent that the boundary of the District is amended from time or time, the District will consider 
amendments or supplementals to this report at such time.  
Table 2 shows the Master Project facilities, proposed ownership, and maintenance entities for each.  
 

Table 2 
Proposed Facilities  

Facilities/Systems 
Proposed Ownership and 

Maintenance Entity 

Sanitary Sewer Collection (On & Off-Site) City of Leesburg 

Water Distribution  (On & Off-Site) City of Leesburg 

Reuse Water  (On & Off-Site) City of Leesburg 

Master Stormwater Management System Lake Harris CDD 

Electrical Service System Duke Energy 

Gas Service System City of Leesburg 
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Facilities/Systems 
Proposed Ownership and 

Maintenance Entity 

Conservation Mitigation Lake Harris CDD 
On-Site Master Public Roadway Improvements City of Leesburg 
Off-Site Master Public Roadway Improvements Lake County 

Landscaping/Irrigation/ Hardscape within 
Master Public Roads 

Lake Harris CDD 

On-Site Public Roadway Improvements City of Leesburg 
 

3.2 Master Stormwater Management System 
The Master Stormwater Management System provides for the stormwater runoff treatment and will 
attenuate and provide for the runoff that will be carried out through the use of manmade retention and 
detention systems as collected in pipes, curbs, and surfaces to convey this runoff. These systems 
discharge to the ponds within the Development. The City and the St. Johns River Water Management 
District (SJRWMD) regulate the design criteria for the District’s stormwater management facilities. The 
Master Stormwater Management System will discharge to the ponds. Ponds 1 and Pond1A are 
landlocked and will have the capacity to hold the 100-year storm event.  Ponds 2, 3 and 8 outfall to a 
closed basin and will hold the volumetric difference between the pre and post development for the 25-
year 24-hour storm event.  The remaining ponds have a positive outfall. 

The Master Stormwater Management System will also adhere to other requirements of SJRWMD and 
the City, which requires that all building finished floor elevations be constructed above the anticipated 
flood elevation for the 100-year, 72-hour storm event. The treatment of stormwater runoff will be 
provided in accordance with the design guidelines for retention/detention systems as mandated by the 
SJRWMD and the City. Stormwater runoff will be collected by curbs and stormwater conveyance 
surfaces with drainage inlets and an underground storm sewer pipe system conveyed to the 
retention/detention areas. The overall drainage system is shown on the Master Stormwater Plan 
attached as Exhibit C. The District may finance the cost of stormwater collection and treatment 
systems, as well as the construction and/or acquisition, and maintenance of said retention and 
detention areas. All of these improvements shall be owned and maintained by the District. 

Table 3  

Stormwater Master System 

Ponds Acreage (AC.) 
Phase 1  4.52 

Phase 2  6.42 

Phase 3  8.26 

Phase 4  3.59 

TOTAL    22.79 

3.3 Master Public Roadway Systems On and Off-Site  
The on-site roadway improvements associated with the Development may be and funded by the 
District and later turned over to the City for ownership and operation. The roadway improvements 
consist of two (2)-lane roads and a minimum of 22-foot pavement sections with curbs. The internal 
roadways will be public and may be funded by the District. The roadways will serve the various land 
uses within the Development. Construction of the roadways pavement will consist of an asphaltic 
concrete surface, sidewalks, signing and striping, landscaping, and landscaped hardscape features 
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The Master Project will provide for off-site roadway improvements at County Road 48 and Number 2 
Road. These intersection improvements will include turn lane expansions and will be turned over to the 
County. 

The off-site master public roadway improvements will be designed and constructed in accordance with 
the applicable County and Florida Department of Transportation (FDOT) standards. Please refer to 
Exhibit B for the depiction of the roadway systems within and adjacent to the Development. 

The on-site and off-site roadway improvements will include utilities that will run within the road right-of-
way of the internal roads within the Development and County Road 48, as described in 3.4. The utilities 
within these roadways (described in 3.4) and any landscaping/hardscaping related to these roadways 
(described in 3.5) will be developed as part of the improvements to the District. A stormwater drainage 
facility (as described in 3.2) may also be provided for these improvements within the Master 
Stormwater Management System. The District may finance these onsite and off-site roadways and 
convey such to the County or City, as applicable, upon completion. 

3.4 Water Distribution, Sanitary Sewer Collection, and Reuse Water 
Distribution Systems  

The Master Project includes utilities within the right-of-way of the internal roads within the Development 
and off-site along County Road 48. The City will provide potable water and wastewater services for the 
District. The City will additionally provide reuse to the Development in the future. The Development has 
been designed with a reuse system within the internal roadways of the Development. Until the City can 
provide the Development with reuse water the Development will utilize potable water to supply the 
Development’s reuse system. The major trunk lines, collection systems, and transmission mains to 
serve the District may be constructed or acquired by the District. The overall water distribution systems, 
sanitary sewer collection, and reuse water lines are shown on the Master Utility Plan Sheets, Exhibits 
D-1, D-2, and D-3. 

The potable water facilities will include both transmission and distribution mains along with necessary 
valving, fire hydrants, and water services to individual lots and development parcels. It is currently 
estimated that these watermains of various sizes may be funded by the District. 

The wastewater facilities will include gravity collection sewer services, mains and manholes. The three 
(3) new lift stations will be located within the District and will service the Development. These new lift 
stations along with the proposed on-site forcemain and offsite forcemain on County Road 48 will tie into 
the existing forcemain located on County Road 48. It is currently estimated that this gravity collection 
systems and forcemains may be financed by the District. 

The design of the wastewater collection system, reuse water system, and the water distribution system 
for potable water and fire protection is in accordance with the criteria and guidelines of the City and the 
Florida Department of Environmental Protection (FDEP). Utility extensions within County Road 48 will 
also be included as part of the infrastructure improvements for the Development. All of these 
improvements are anticipated to be financed by the CDD and owned and maintained by the City of 
Leesburg Utilities. 

3.5 Landscaping, Irrigation, and Entry Features 
Landscaping, irrigation and entry features may be financed by the District. The irrigation system will tie 
into the reuse system that will use potable water as provided by the City until the City can provide 
reuse to the Development. It is anticipated that the master reuse watermains to the various phases of 
development will be constructed or acquired by the CDD with District funds and subsequently turned 
over to the City. Landscaping for the roadways will consist of sod, shrubs, ground cover, and trees for 
the on-site roadway improvements within the Community. Monument signs and retaining walls at the 
site entrances of the Master Project. These items may be funded, owned, and/or maintained by the 
CDD.  
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3.6 Electrical Service Systems (Underground) 
Duke Energy will provide underground electrical service to the Community. The service will include the 
primary and secondary systems to serve the various land uses. The differential cost of undergrounding 
electric utilities may be financed by the District. 

3.7 Conservation Areas 
The proposed development of the community will require mitigation of wetland communities for any 
impacts to the existing wetlands within the District and as part of the approvals for the Master 
Stormwater Management System. The permitting and approvals will require any mitigation be 
secured and payment of the costs of the mitigation, which is anticipated to be funded by the Developer. 
The remaining conservation area with the Development will be owned and maintained by the District. 
3.8 Gas Service Systems  
The City will provide the underground gas service to the Community. The service will include the 
primary and secondary systems to serve the various land uses. The gas service may be financed by 
the District. 

4.0 Opinion of Probable Construction Costs  
Exhibit F presents a summary of the estimated costs for the Master Project infrastructure described in 
this report. 

Costs in Exhibit F are derived from expected quantities of the infrastructure multiplied by unit costs 
typical of the industry in Central Florida. Additionally included within these costs are professional 
consulting fees associated with the Master Project including planning, land surveying, design and 
engineering, legal fees, permitting, soil and material testing related to such infrastructure. These 
services are necessary for the design, permitting, and construction contract management for the 
Master Project infrastructure. The costs are exclusive of costs necessary to finance, operate, and/or 
maintain the Master Project infrastructure. 

5.0 Permitting Status 
The District is in the City utility service area and has been approved as a PUD by the City. The City has 
approved Phase 1, Phase 2 and Phase 3 and Phase 4 has been submitted for approval.  FDEP has 
approved Phase 1 and Phase 2 and Phase 3 have been submitted for approval.  Phase 1 and Phase 4 
offsite areas are waiting for County approval. SJRWMD has approved all phases.  The Environmental 
Protection Agency (EPA) National Pollutant Discharge Elimination System (NPDES) has been obtained 
for Phase 1 and Phase 2.  The NPDES is the responsibility of the contractor to obtain, 

The District Engineer will certify that all permits necessary to complete the Master Project have either 
been obtained or, in his expert opinion, will be obtained and there is no reason to believe that the 
necessary permits cannot be obtained for the entire Development. 

 

6.0 Engineer’s Certification 
It is our opinion that the costs of the Master Project improvements proposed to represent a system of 
improvements benefitting all developable property located within the District are fair and reasonable 
and that the District-funded improvements are assessable improvements within the meaning of Chapter 
190, F.S.  Such benefits will equal or be greater than the costs of such improvements.  We have no 
reason to believe that the Master Project cannot be constructed at the cost described in this report. We 
expect all or a portion of the Master Project improvements to be constructed or acquired by the District 
with bond proceeds, as indicated within this report. Phase 1 and Phase 2 are under construction. We 
believe that the District will be well served by the improvements discussed in this report. 
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The Master Project will be owned by the District or other governmental units and such Master Project is 
intended to be available and will reasonably be available for use by the general public (either by being 
part of a system of improvements that is available to the general public or is otherwise available to the 
general public) including nonresidents of the District.  All of the Master Project is or will be located on 
lands owned or to be owned by the District or another governmental entity or on perpetual public 
easements in favor of the District or other governmental entities.  The Master Project, and any cost 
estimates set forth herein, do not include any earthwork, grading or other improvements on lots or 
property intended to be privately owned.  Regarding any fill generated by construction of the Master 
Project, and that is not used as part of the Master Project, such fill will only be placed on-site at the 
expense of the Developer. If the District acquires portions of the Master Project, the District will pay the 
lesser of the cost of the components of the Master Project or the fair market value. 

I hereby certify that the foregoing is a true and correct copy of the Engineer’s Report for the Lake Harris 
Community Development District.  
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1.0 Introduction 
 
The Lake Harris Community Development District is a local unit of special-purpose 
government organized and existing under Chapter 190, Florida Statutes, as amended (the 
“District”). The District plans to issue up to $30,735,000 of tax exempt bonds in one or more 
series (the “Bonds”) for the purpose of financing certain infrastructure improvements within 
the District, more specifically described in the Master Engineer’s Report dated June 2, 2022 
prepared by GAI Consultants, Inc. as may be amended and supplemented from time to time 
(the “Engineer’s Report”).  The District anticipates the construction of public infrastructure 
improvements consisting of improvements that benefit property owners within the District.   
 
1.1 Purpose 

 
This Master Assessment Methodology Report (the “Assessment Report”) provides for 
an assessment methodology for allocating the debt to be incurred by the District to 
benefiting properties within the District. This Assessment Report allocates the debt to 
properties based on the special benefits each receives from the District’s capital 
improvement plan (“CIP”). This Assessment Report will be supplemented with one 
or more supplemental methodology reports to reflect the actual terms and conditions 
at the time of the issuance of each series of Bonds. This Assessment Report is designed 
to conform to the requirements of Chapters 190 , 197, and 170, Florida Statutes, with 
respect to special assessments and is consistent with our understanding of case law on 
this subject.  
 
The District intends to impose non ad valorem special assessments on the benefited 
lands within the District based on this Assessment Report.  It is anticipated that all of 
the proposed special assessments will be collected through the Uniform Method of 
Collection described in Chapter 197.3632, Florida Statutes, or any other legal means of 
collection available to the District.  It is not the intent of this Assessment Report to 
address any other assessments, if applicable, that may be levied by the District, a 
homeowner’s association, or any other unit of government. 
 

1.2 Background 
 
The District currently includes approximately 162.53 acres within the City of Leesburg, 
Lake County, Florida.  The development program currently envisions approximately 
542 residential units (herein the “Development”).  The proposed Development 
program is depicted in Table 1.  It is recognized that such land use plan may change, 
and this Assessment Report will be modified accordingly. 
 
The public improvements contemplated by the District in the CIP will provide 
facilities that benefit certain property within the District. The CIP is delineated in the 
Engineer’s Report.  Specifically, the District will construct and/or acquire certain 
sanitary sewer system, water distribution system, reuse water system, pond and 
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roadway earthwork, on and offsite stormwater conveyance system, differential costs 
of undergrounding electric utilities, gas, on-site roadway improvements, off-site 
roadway improvements, landscaping, hardscaping & irrigation, professional 
consulting fees and contingency. The CIP estimated acquisition and construction costs 
are summarized in Table 2. 
 
The assessment methodology is a four-step process.   
 

1. The District Engineer must first determine the public infrastructure 
improvements that may be provided by the District and the costs to 
implement the CIP. 

2. The District Engineer determines the assessable acres that benefit from 
the District’s CIP. 

3. A calculation is made to determine the funding amounts necessary to 
acquire and/or construct CIP. 

4. This amount is initially divided equally among the benefited 
properties on a prorated gross acreage basis. Ultimately, as land is 
platted, site planned, or subjected to a declaration of condominiums, 
this amount will be assigned to each of the benefited properties based 
on an ERU basis.  

 
1.3 Special Benefits and General Benefits 

 
Improvements undertaken by the District create special and peculiar benefits to the 
assessable property, different in kind and degree than general benefits, for properties 
outside it’s borders as well as general benefits to the public at large. 
 
However, as discussed within this Assessment Report, these general benefits are 
incidental in nature and are readily distinguishable from the special and peculiar 
benefits, which accrue to the assessable property within the District. The 
implementation of the CIP enables properties within its boundaries to be developed. 
Without the District’s CIP, there would be no infrastructure to support development 
of land within the District. Without these improvements, the proposed Development 
of the property within the District would be prohibited by law. 
 
There is no doubt that the general public and property owners outside the District will 
benefit from the provision of the District’s CIP. However, these benefits will be 
incidental to the District’s CIP, which is designed solely to meet the needs of property 
within the District. Properties outside the District boundaries do not depend upon the 
District’s CIP.  The property owners within the District are therefore receiving special 
benefits not received by those outside the District’s boundaries. 
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1.4 Requirements of a Valid Assessment Methodology 
 
There are two requirements under Florida law for a valid special assessment: 
 

1) The properties must receive a special benefit from the improvements being 
paid for. 

2) The assessments must be fairly and reasonably allocated to the properties 
being assessed. 

 
Florida law provides for a wide application of special assessments that meet these 
two requirements for valid special assessments.  
 

1.5 Special Benefits Exceed the Costs Allocated 
 
The special benefits provided to the property owners within the District are greater 
than the costs associated with providing these benefits.  The District Engineer 
estimates that the District’s CIP that is necessary to support full development of 
property will cost approximately $25,514,674. The District’s Underwriter projects that 
financing costs required to fund the infrastructure improvements, including project 
costs, the cost of issuance of the Bonds, the funding of debt service reserves and 
capitalized interest, will be approximately $30,735,000. Additionally, funding required 
to complete the CIP which is not financed with Bonds will be funded by Hanover 623 
Holdings, LLC or a related entity (the “Developer”). Without the CIP, the property 
would not be able to be developed per the Development program and occupied by 
future residents of the community. 

 
2.0 Assessment Methodology 

 
2.1 Overview 

 
The District is planning to issue up to $30,735,000 in Bonds, in one or more series, to 
fund the District’s CIP, provide for capitalized interest, a debt service reserve account 
and cost of issuance.  It is the purpose of this Assessment Report to allocate the 
$30,735,000 in debt to the properties benefiting from the CIP. 
 
Table 1 identifies the proposed land uses as identified by the Developer and current 
landowners of the land within the District. The District has relied on the Engineer’s 
Report to develop the costs of the CIP needed to support the Development, these 
construction costs are outlined in Table 2.  The improvements needed to support the 
Development are described in detail in the Engineer’s Report and are estimated to cost 
$25,514,674.  Based on the estimated costs, the size of the Bond issue under current 
market conditions needed to generate funds to pay for the CIP and related costs was 
determined by the District’s Underwriter to total approximately $30,735,000.  Table 3 
shows the breakdown of the bond sizing. 
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2.2 Allocation of Debt 
 

Allocation of debt is a continuous process until the Development plan is completed. 
The CIP funded by District Bonds benefits all developable acres within the District.  
 
The initial assessments will be levied on an equal basis to all acres within the District.  
A fair and reasonable methodology allocates the debt incurred by the District 
proportionately to the properties receiving the special benefits.  At this point all of the 
lands within the District are benefiting from the improvements. 
 
Once platting, site planning, or the recording of declaration of condominium, 
(“Assigned Properties”) has begun, the assessments will be allocated to the Assigned 
Properties based on the benefits they receive.  The Unassigned Properties, defined as 
property that has not been platted, assigned development rights or subjected to a 
declaration of condominium, will continue to be assessed on a per acre basis 
(“Unassigned Properties”).  Eventually the Development plan will be completed and 
the debt relating to the Bonds will be allocated to the planned 542 residential units 
within the District, which are the beneficiaries of the CIP, as depicted in Table 5 and 
Table 6.  If there are changes to the Development plan, a true up of the assessment will 
be calculated to determine if a debt reduction or true-up payment from the Developer 
is required.  The process is outlined in Section 3.0 
 
The assignment of debt in this Assessment Report sets forth the process by which debt 
is apportioned.  As mentioned herein, this Assessment Report will be supplemented 
from time to time. 
 

2.3 Allocation of Benefit 
 
The CIP consists of sanitary sewer system, water distribution system, reuse water 
system, pond and roadway earthwork, on and offsite stormwater conveyance system, 
differential costs of undergrounding electric utilities, gas, on-site roadway 
improvements, off-site roadway improvements, landscaping, hardscaping & 
irrigation, professional consulting fees and contingency. There are three residential 
product types within the planned Development. The single family 50’ home has been 
set as the base unit and has been assigned one equivalent residential unit (“ERU”). 
Table 4 shows the allocation of the CIP costs and Bond debt to the particular land uses. 
It is important to note that the benefit derived from the improvements on the particular 
units exceeds the cost that the units will be paying for such benefits.  
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2.4 Lienability Test: Special and Peculiar Benefit to the Property 

 
Construction and/or acquisition by the District of its proposed CIP will provide 
several types of systems, facilities and services for its residents. These include sanitary 
sewer system, water distribution system, reuse water system, pond and roadway 
earthwork, on and offsite stormwater conveyance system, differential costs of 
undergrounding electric utilities, gas, on-site roadway improvements, off-site 
roadway improvements, landscaping, hardscaping & irrigation, professional 
consulting fees and contingency. These improvements accrue in differing amounts 
and are somewhat dependent on the type of land use receiving the special benefits 
peculiar to those properties, which flow from the logical relationship of the 
improvements to the properties.  
 
Once these determinations are made, they are reviewed in the light of the special 
benefits peculiar to the property, which flow to the properties as a result of their logical 
connection from the improvements in fact actually provided. 
 
For the provision of CIP, the special and peculiar benefits are: 
 

1) the added use of the property, 
2) added enjoyment of the property, and 
3) the probability of increased marketability and value of the property. 

 
These special and peculiar benefits are real and ascertainable, but are not yet capable 
of being calculated as to value with mathematical certainty.  However, each is more 
valuable than either the cost of, or the actual non-ad valorem special assessment levied 
for the improvement or the debt as allocated. 
 

2.5 Lienability Test: Reasonable and Fair Apportionment of the Duty to Pay 
Non-Ad Valorem Assessments 
 
A reasonable estimate of the proportion of special and peculiar benefits received from 
the public improvements described in the Engineer’s Report is delineated in Table 5 
(expressed as Allocation of Par Debt per Product Type). 
 
The determination has been made that the duty to pay the non-ad valorem special 
assessments is fairly and reasonably apportioned because the special and peculiar 
benefits to the property derived from the acquisition and/or construction of the 
District’s CIP have been apportioned to the property according to reasonable estimates 
of the special and peculiar benefits provided consistent with the land use categories. 
 
Accordingly, no acre or parcel of property within the boundaries of the District will 
have a lien for the payment of any non-ad valorem special assessment more than the 
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determined special benefit peculiar to that property and therefore, the debt allocation 
will not be increased more than the debt allocation set forth in this Assessment Report.  
 
In accordance with the benefit allocation suggested for the product types in Table 4, a 
total debt per unit and an annual assessment per unit have been calculated for each 
product type (Table 6). These amounts represent the preliminary anticipated per unit 
debt allocation assuming all anticipated units are built and sold as planned, and the 
entire proposed CIP is developed or acquired and financed by the District. 
 

3.0 True Up Mechanism 
 
Although the District does not process plats, declaration of condominiums, site plans 
or revisions thereto for the Developer, it does have an important role to play during 
the course of platting and site planning.  Whenever a plat, declaration of condominium 
or site plan is processed, the District must allocate a portion of its debt to the property 
according to this Assessment Report outlined herein.  In addition, the District must 
also prevent any buildup of debt on Unassigned Property.  Otherwise, the land could 
be fully conveyed and/or platted without all of the debt being allocated.  To preclude 
this, at the time Unassigned Properties become Assigned Properties, the District will 
determine the amount of anticipated assessment revenue that remains on the 
Unassigned Properties, taking into account the proposed plat, or site plan approval.  
If the total anticipated assessment revenue to be generated from the Assigned and 
Unassigned Properties is greater than or equal to the maximum annual debt service 
then no adjustment is required.  In the case that the revenue generated is less than the 
required amount then a debt reduction or true-up payment by the landowner in the 
amount necessary to reduce the par amount of the outstanding Bonds plus accrued 
interest to a level that will be supported by the new net annual debt service 
assessments will be required.   
 

4.0 Assessment Roll 
 
The District will initially distribute the liens across the property within the District 
boundaries on a gross acreage basis.  As Assigned Property becomes known with 
certainty, the District will refine its allocation of debt from a per acre basis to a per unit 
basis as shown in Table 6.  If the land use plan changes, then the District will update 
Tables 1, 4, 5 & 6 to reflect the changes.  As a result, the assessment liens are neither 
fixed nor are they determinable with certainty on any acre of land in the District prior 
to the time final Assigned Properties become known.  At this time the debt associated 
with the District’s CIP will be distributed evenly across the acres within the District.  
As the development process occurs, the debt will be distributed against the Assigned 
Property in the manner described in this Assessment Report.  The current assessment 
roll is depicted in Table 7. 
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TABLE 1
LAKE HARRIS COMMUNITY DEVELOPMENT DISTRICT
DEVELOPMENT PROGRAM
MASTER ASSESSMENT METHODOLOGY 

Total 
Product Types Phase 1 Phase 2 Phase 3 Phase 4 No. of Units* ERUs per Unit (1) Total ERUs
Single Family 40' 55 62 82 62 261 0.80 209
Single Family 50' 54 62 78 64 258 1.00 258
Single Family 65' 0 0 23 0 23 1.30 30
Total Units 542 497

(1) Benefit is allocated on an ERU basis; based on density of planned development, with a 50' Single
Family unit equal to 1 ERU

* Unit mix is subject to change based on marketing and other factors

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 2
LAKE HARRIS COMMUNITY DEVELOPMENT DISTRICT
INFRASTRUCTURE COST ESTIMATES
MASTER ASSESSMENT METHODOLOGY 

Capital Improvement Plan ("CIP")  (1) Amount
Sanitary Sewer System $2,714,490
Water Distribution System $1,935,854
Reuse Water System $1,426,313
Pond and Roadway Earthwork $5,694,041
On and Offsite Storm Conveyance System $2,937,714
Differential Cost Undergrounding Electric Utilities $813,000
Gas $581,159
On-Site Roadway Improvements $2,524,926
Off-site Roadway Improvements $866,381
Landscaping, Hardscaping and Irrigation $1,619,626
Professional Consulting Fees $1,073,168
Contingency $3,328,001
Total $25,514,674

(1) A detailed description of these improvements is provided in the Master
Engineer's Report dated June 2, 2022

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 3
LAKE HARRIS COMMUNITY DEVELOPMENT DISTRICT
BOND SIZING
MASTER ASSESSMENT METHODOLOGY 

Description Total
Construction Funds $25,514,674
Debt Service Reserve $2,353,489
Interest Reserve $1,997,775
Underwriters Discount $614,700
Cost of Issuance $254,362

Par Amount* $30,735,000

Bond Assumptions:
Average Coupon 6.50%
Amortization 30 years
Capitalized Interest 12 months
Debt Service Reserve Max Annual D/S
Underwriters Discount 2%

* Par amount is subject to change based on the actual terms at the sale of the Bonds

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 4
LAKE HARRIS COMMUNITY DEVELOPMENT DISTRICT
ALLOCATION OF BENEFIT
MASTER ASSESSMENT METHODOLOGY 

Product Types
No. of 

Units *
ERU 

Factor
Total 
ERUs

% of Total 
ERUs

Total 
Improvements 

Costs Per Product 
Type

Improvement 
Costs Per Unit

Single Family 40' 261 0.80 209 42.04% $10,725,718 $41,095
Single Family 50' 258 1.00 258 51.94% $13,253,042 $51,368
Single Family 65' 23 1.30 30 6.02% $1,535,915 $66,779

Totals 542 497 100.00% $25,514,674

* Unit mix is subject to change based on marketing and other factors  

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 5
LAKE HARRIS COMMUNITY DEVELOPMENT DISTRICT
ALLOCATION OF TOTAL BENEFIT/PAR DEBT TO EACH PRODUCT TYPE
MASTER ASSESSMENT METHODOLOGY 

Product Types No. of Units *

Total Improvements 
Costs Per Product 

Type

Allocation of Par 
Debt Per Product 

Type
 Par Debt 
Per Unit

Single Family 40' 261 $10,725,718 $12,920,210 $49,503
Single Family 50' 258 $13,253,042 $15,964,627 $61,878
Single Family 65' 23 $1,535,915 $1,850,164 $80,442

Totals 542 $25,514,674 $30,735,000

* Unit mix is subject to change based on marketing and other factors

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 6
LAKE HARRIS COMMUNITY DEVELOPMENT DISTRICT
PAR DEBT AND ANNUAL ASSESSMENTS FOR EACH PRODUCT TYPE
MASTER ASSESSMENT METHODOLOGY 

Product Types
No. of 

Units *

Allocation of 
Par Debt Per 
Product Type

Total Par 
Debt Per 

Unit

Maximum 
Annual Debt 

Service

Net Annual 
Debt 

Assessment 
Per Unit 

Gross Annual Debt 
Assessment Per Unit 

(1)
Single Family 40' 261 $12,920,210 $49,503 $989,347 $3,790.60 $4,032.55
Single Family 50' 258 $15,964,627 $61,878 $1,222,469 $4,738.25 $5,040.69
Single Family 65' 23 $1,850,164 $80,442 $141,674 $6,159.73 $6,552.90

Totals 542 $30,735,000 $2,353,489
  

(1) This amount includes collection fees and early payment discounts when collected on the County Tax Bill

* Unit mix is subject to change based on marketing and other factors

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 7
LAKE HARRIS COMMUNITY DEVELOPMENT DISTRICT
PRELIMINARY ASSESSMENT ROLL
MASTER ASSESSMENT METHODOLOGY 

Owner Property* Net Acres

Total Par Debt 
Allocation Per 

Acre
 Total Par Debt 

Allocated

Net Annual Debt 
Assessment 
Allocation 

Gross Annual 
Debt Assessment 

Allocation (1)

Hanover 623 Holdings, LLC 182025000100000301 34.91 $189,104 $6,601,605 $505,509 $537,775
Hanover 623 Holdings, LLC 182025000400001900 5.00 $189,104 $945,518 $72,402 $77,023
Hanover 623 Holdings, LLC 182025000400002100 62.62 $189,104 $11,841,664 $906,759 $964,637
Hanover 623 Holdings, LLC 192025000100000100 60.00 $189,104 $11,346,213 $868,820 $924,277

Totals 162.53 $6,601,605 $2,353,489 $2,503,712

(1) This amount includes collection fees and early payment discounts when collected on the County Tax Bill
 

 
Annual Assessment Periods 30
Average Coupon Rate (%) 6.50%
Maximum Annual Debt Service $2,353,489

* - See Metes and Bounds, attached as Exhibit A

Prepared by: Governmental Management Services - Central Florida, LLC
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RESOLUTION NO. 2022-27 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF LAKE HARRIS 
COMMUNITY DEVELOPMENT DISTRICT AUTHORIZING THE 
ISSUANCE OF NOT TO EXCEED $30,840,000 AGGREGATE PRINCIPAL 
AMOUNT OF LAKE HARRIS COMMUNITY DEVELOPMENT 
DISTRICT SPECIAL ASSESSMENT BONDS, IN ONE OR MORE SERIES, 
TO PAY ALL OR A PORTION OF THE DESIGN, ACQUISITION AND/OR 
CONSTRUCTION COSTS OF CERTAIN PUBLIC INFRASTRUCTURE 
IMPROVEMENTS, INCLUDING, BUT NOT LIMITED TO, 
STORMWATER MANAGEMENT AND CONTROL FACILITIES, 
INCLUDING, BUT NOT LIMITED TO, RELATED EARTHWORK; 
ROADWAY IMPROVEMENTS; WATER, WASTEWATER AND REUSE 
WATER DISTRIBUTION SYSTEMS, INCLUDING ANY CONNECTION 
CHARGES; LANDSCAPING, HARDSCAPING AND IRRIGATION IN 
PUBLIC RIGHTS-OF-WAY AND ENTRANCE FEATURES; 
DIFFERENTIAL COST OF UNDERGROUNDING ELECTRIC 
UTILITIES; GAS LINE FACILITIES; ANY ENVIRONMENTAL 
MITIGATION, AND ALL RELATED SOFT AND INCIDENTAL COSTS 
(COLLECTIVELY, THE “PROJECT”), PURSUANT TO CHAPTER 190, 
FLORIDA STATUTES, AS AMENDED; APPOINTING U.S. BANK TRUST 
COMPANY, NATIONAL ASSOCIATION TO SERVE AS TRUSTEE; 
APPROVING THE FORM AND AUTHORIZING EXECUTION AND 
DELIVERY OF A MASTER TRUST INDENTURE AND A 
SUPPLEMENTAL TRUST INDENTURE IN SUBSTANTIALLY THE 
FORMS ATTACHED HERETO; PROVIDING THAT SUCH BONDS 
SHALL NOT CONSTITUTE A DEBT, LIABILITY OR OBLIGATION OF 
LAKE HARRIS COMMUNITY DEVELOPMENT DISTRICT (EXCEPT AS 
OTHERWISE PROVIDED HEREIN), OF THE CITY OF LEESBURG, 
FLORIDA, OR OF LAKE COUNTY, FLORIDA, OR OF THE STATE OF 
FLORIDA OR OF ANY OTHER POLITICAL SUBDIVISION THEREOF, 
BUT SHALL BE PAYABLE SOLELY FROM SPECIAL ASSESSMENTS 
ASSESSED AND LEVIED ON THE PROPERTY WITHIN THE DISTRICT 
BENEFITED BY THE PROJECT AND SUBJECT TO ASSESSMENT; 
PROVIDING FOR THE JUDICIAL VALIDATION OF SUCH BONDS; AND 
PROVIDING FOR OTHER RELATED MATTERS. 

WHEREAS, Lake Harris Community Development District (the “District”), is a local unit 
of special-purpose government organized and existing in accordance with the Uniform Community 
Development District Act of 1980, Chapter 190, Florida Statutes, as amended (the “Act”), created 
by Ordinance No. 22-30 of the City Commission of the City of Leesburg, Florida, enacted on April 
25, 2022;  

WHEREAS, the District was created for the purpose of delivering certain community 
development services and facilities within and outside its jurisdiction, and the District has decided 
to undertake the design, acquisition and/or construction costs of certain public infrastructure 
improvements to be located in or to benefit of developable lands within the District including, but 
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not limited to, stormwater management and control facilities, including, but not limited to, related 
earthwork; roadway improvements; water, wastewater and reuse water distribution systems, 
including connection charges, differential cost of undergrounding electric utilities, irrigation and 
landscaping and hardscaping in public rights-of-way; entrance features; gas line facilities, any 
environmental mitigation and related soft and incidental costs, pursuant to the Act (collectively, 
the “Project”), all as set forth in Schedule “I” hereto; 

WHEREAS, the District desires to authorize the issuance of not to exceed $30,840,000 
aggregate principal amount of its Lake Harris Community Development District Special 
Assessment Bonds, in one or more series (collectively, the “Bonds”), in order to pay all or a portion 
of the design, acquisition and/or construction costs of the Project; 

WHEREAS, the District desires to provide the terms and conditions under which the 
District will acquire and/or cause to be constructed the public infrastructure improvements 
constituting the Project on District lands and certain adjacent lands the improvement of which will 
specially benefit certain District lands known as Eagletail Landings; 

WHEREAS, authority is conferred upon the District by the Constitution and laws of the 
State of Florida, specifically including, but not limited to, Sections 190.011(9), 190.011(14), 
190.014, 190.016(1), 190.016(2), 190.016(5), 190.016(8), 190.016(11), 190.016(13), 190.022 and 
190.023 of the Act, to issue the Bonds; and 

WHEREAS, the District desires to authorize and approve various instruments to be 
executed and delivered in connection with the Bonds and to provide for the judicial validation of the 
Bonds pursuant to Section 190.016(12), Florida Statutes. 

NOW, THEREFORE, BE IT RESOLVED by Lake Harris Community Development 
District, as follows: 

Section 1. Authorization of Bonds. The District hereby authorizes the issuance of not 
to exceed $30,840,000 aggregate principal amount of the Bonds in one or more series to (i) finance 
all or a portion of the costs of the Project; (ii) fund debt service reserve accounts for each series of 
Bonds so issued; (iii) if required, to fund capitalized interest for the Bonds; and (iv) pay the costs 
of issuing the Bonds.  Pursuant to Section 190.016(1) of the Act, the Bonds may be issued and 
delivered by the District in payment of all or a portion of the purchase price of the Project or may 
be sold at public or private sale. 

Section 2. Certain Details of the Bonds.  The Bonds and the interest thereon, shall 
not be deemed to constitute a debt, liability or obligation of the District (except as provided herein), 
the City of Leesburg, Florida (the “City”), Lake County, Florida (the “County”), or of the State of 
Florida (the “State”), or of any other political subdivision thereof, but shall be payable solely from 
the Special Assessments (as defined in the form of Indenture hereinafter referred to) levied by the 
District on property within the District benefited by the Project and subject to assessment, as set 
forth in the Indenture, and neither the faith and credit nor any taxing power of the District, the 
City, the County or the State, or of any other political subdivision thereof, is pledged to the 
payment of the principal of or interest on the Bonds, except for Special Assessments to be assessed 
and levied by the District to secure and pay the Bonds. 
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The Bonds shall: 

(i) be issued in one or more series and may be delivered in payment of the 
purchase price of the Project or sold at public or private sale, as provided in Section 190.016(1), 
Florida Statutes, each series in an aggregate principal amount to be determined by subsequent 
resolution or resolutions of the District; provided, however, that the total aggregate principal 
amount of the Bonds issued may not exceed $30,840,000 unless this Resolution is amended prior 
to the validation of the Bonds authorized herein; 

(ii) be issued in fully registered form in a minimum principal denomination of 
$5,000 and any integral multiple of $5,000 in excess thereof, except as otherwise provided in the 
herein defined Indenture; 

(iii) bear interest at an average annual rate not exceeding the maximum rate as 
may then be permitted by the laws of the State as more particularly provided in one or more 
resolutions adopted by the District prior to the issuance and delivery of the Bonds of any series; 

(iv) the Bonds of each series shall be payable in not more than 30 annual 
installments of principal; and  

(v) be dated as provided in a resolution adopted by the District prior to the 
issuance and delivery thereof. 

The final maturity date or dates of the Bonds and the interest rate or rates thereon shall be 
determined, within the foregoing limits, and any optional, mandatory and extraordinary 
redemption provisions thereof shall be fixed, by the Indenture hereinafter referred to or by one or 
more resolutions of the District to be adopted prior to the delivery of the Bonds of any series.  In 
other respects, the Bonds shall be in the form, shall be executed and authenticated, shall be subject 
to replacement and shall be delivered as provided in the Indenture hereinafter referred to, the form 
of which is set out as composite Exhibit “A” attached hereto. 

Prior to the issuance and delivery of the Bonds, the District shall have 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 and the adoption 
of resolutions in order to levy and collect Special Assessments upon the lands within the District 
subject to assessment, all as more specifically required and provided for by the Act and Chapters 
170, 190 and 197, Florida Statutes, as the same may be amended from time to time, or any 
successor statutes thereto. 

Section 3. Designation of Attesting Members.  Each Assistant Secretary of the Board 
of Supervisors (the “Board”) of the District (each individually a “Designated Member”) and the 
Secretary, or any other appointed Assistant Secretary, are hereby designated and authorized on 
behalf of the Board to attest to the seal of the District and to the signature of the Chairperson or 
Vice Chairperson of the Board as they appear on the Bonds, the Indenture and any other documents 
which may be necessary or helpful in connection with the issuance and delivery of the Bonds and 
in connection with the application of the proceeds thereof. 
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Section 4. Authorization of Execution and Delivery of Master Trust Indenture 
and Supplemental Trust Indenture.  The District does hereby authorize and approve the 
execution by the Chairperson or Vice Chairperson and any Designated Member and the delivery 
of a Master Trust Indenture (the “Master Indenture”) and a Supplemental Trust Indenture relating 
to one or more series of Bonds (the “Supplemental Indenture” and, together with the Master 
Indenture, the “Indenture”) for the Bonds, each between the District and the Trustee named in 
Section 6 of this Resolution.  The Indenture shall provide for the security of the Bonds and express 
the contract between the District and the owners of such Bonds.  The Indenture shall be in 
substantially the forms thereof attached hereto and marked composite Exhibit “A” and hereby 
approved, with such changes, additions, deletions, and insertions therein as are necessary or 
desirable to reflect the terms of the sale of the Bonds as shall be approved by the Chairperson (or 
in his or her absence, the Vice Chairperson) executing the same, with such execution to constitute 
conclusive evidence of such officer’s approval and the District’s approval of any changes therein 
from the form of Indenture attached hereto.  All capitalized terms in this Resolution, unless 
otherwise defined herein, shall have the meaning ascribed to them in the Indenture. 

Section 5. Sale of Bonds.  Pursuant to the provisions of Section 190.016(1) of the Act, 
the Bonds may be delivered in payment of all or a portion of the purchase price of the Project or 
may be sold at public or private sale after such advertisement, if any, as the Board may deem 
advisable but not in any event at less than 90 percent of the par value thereof, together with accrued 
interest thereon, in conformance with the provisions of the Act. 

Section 6. Appointment of Trustee.  The District hereby appoints U.S. Bank Trust 
Company, National Association to act as trustee under the Indenture (the “Trustee”).  The Trustee 
shall also serve as the Paying Agent and Registrar under the Indenture.   

Section 7. Bond Validation.  District Counsel and Bond Counsel to the District are 
hereby authorized and directed to take appropriate proceedings in the Circuit Court of the Fifth 
Judicial Circuit of Florida, in and for Lake County, Florida, for validation and the proceedings 
incident thereto for the Bonds to the extent required by and in accordance with Section 
190.016(12), Florida Statutes.  The Chairperson, Vice Chairperson or any Designated Member is 
authorized to sign any pleadings and to offer testimony in any such proceedings for and on behalf 
of the District.  The other members of the Board, the officers of the District and the agents and 
employees of the District, including, without limitation, the District Manager, methodology 
consultant, the engineer or engineering firm serving as engineer to the District and the District’s 
underwriter are hereby also authorized to offer testimony for and on behalf of the District in 
connection with any such validation proceedings. 

Section 8. Further Official Action; Ratification of Prior and Subsequent Acts.  
The Chairperson, the Vice Chairperson, the Secretary and each Designated Member and any other 
proper official of the District are each hereby authorized and directed to execute and deliver any 
and all documents and instruments (including, without limitation, any documents required by the 
Trustee to evidence its rights and obligations with respect to the Bonds, any documents required 
in connection with implementation of a book-entry system of registration, any funding agreements, 
acquisition agreements, true-up agreements and/or completion agreements with the Developer (as 
such term is defined in the Indenture), and investment agreements relating to the investment of the 
proceeds of the Bonds and any agreements in connection with maintaining the exclusion of interest 
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on the Bonds from gross income of the holders thereof) and to do and cause to be done any and all 
acts and things necessary or desirable for carrying out the transactions contemplated by this 
Resolution.  In the event that the Chairperson or the Secretary is unable to execute and deliver the 
documents herein contemplated, such documents shall be executed and delivered by the respective 
designee of such officer or official or any other duly authorized officer or official of the District.  
The Secretary or any Designated Member is hereby authorized and directed to apply and attest the 
official seal of the District to any agreement or instrument authorized or approved herein that 
requires such a seal and attestation.  All of the acts and doings of such members of the Board, the 
officers of the District, and the agents and employees of the District, which are in conformity with 
the intent and purposes of this resolution, whether heretofore or hereafter taken or done, shall be 
and are hereby ratified, confirmed and approved. 

Section 9. Bond Anticipation Notes.  The District may, if it determines it to be in its 
best financial interest, issue Bond Anticipation Notes (“BANs”) in order to temporarily finance 
the costs of all or a portion of the Project.  The District shall by proper proceedings authorize the 
issuance and establish the details of such BANs pursuant to the provisions of Section 190.014, 
Florida Statutes, as amended other applicable provisions of laws.   

Section 10. Approval of Project.  The Project, all as set forth in Schedule “I” hereto, 
is hereby approved as encompassing the scope and nature of the capital improvements which may 
be undertaken by the District from the proceeds of the Bonds.  The actual projects which are 
components of the Project to be undertaken by the District shall be established in subsequent 
reports of the consulting engineer to the District and set forth in the Supplemental Indentures 
relating to the series of Bonds which may be issued by the District. 

Section 11. Subsequent Resolution(s) Required.  Notwithstanding anything to the 
contrary contained herein, no series of Bonds may be issued or delivered until the District adopts 
a subsequent resolution and Supplemental Indenture for each such series of Bonds, fixing the 
details of such series of Bonds remaining to be specified or delegating to the Chairperson, the Vice 
Chairperson or a Designated Member the authority to fix such details. 

Section 12. Severability.  If any section, paragraph, clause or provision of this 
resolution shall be held to be invalid or ineffective for any reason, the remainder of this resolution 
shall continue in full force and effect, it being expressly hereby found and declared that the 
remainder of this resolution would have been adopted despite the invalidity or ineffectiveness of 
such section, paragraph, clause or provision. 

Section 13. Effective Date.  This resolution shall take effect immediately upon its 
adoption, and any provisions of any previous resolutions in conflict with the provisions hereof are 
hereby superseded. 
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PASSED in Public Session of the Board of Supervisors of Lake Harris Community 
Development District, this 2nd day of June, 2022. 

LAKE HARRIS COMMUNITY 
DEVELOPMENT DISTRICT 

 
By:   
Name:   
Title: Chairperson/Vice Chairperson  

Board of Supervisors  
By:   
Name: George Flint  
Title: Secretary, Board of Supervisors  
 



 

 

SCHEDULE I 

DESCRIPTION OF THE PROJECT 

The Project includes, but is not limited to, the following improvements: 

Stormwater management and control facilities, including, but not limited to, related 
earthwork; 

Roadway improvements; 
Water, wastewater and reuse water distribution systems, including any connection fees; 
Landscaping, irrigation and hardscape in public rights-of-way and entrance features; 
Differential cost of undergrounding electric utility lines;  
Gas line facilities; 
Environmental mitigation; and  
All related soft and incidental costs. 

 
 
 

 



 

 A-1 

COMPOSITE EXHIBIT A 

FORM OF MASTER TRUST INDENTURE 
AND 

SUPPLEMENTAL TRUST INDENTURE 
 
 
 

 
 
 
64861089v4/208788.010100 
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