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July 6, 2020 

 

 

 

 

Ms. Nikki Alvarez-Sowles, Esq. 

Pasco County Clerk and Comptroller 

The East Pasco Governmental Center 

14236 6th Street, Suite 201 

Dade City, Florida 33523 

 

Attention: Jessica Floyd 

 

Dear Ms. Alvarez-Sowles: 

 

Pursuant to the provisions of Section 125.66, Florida Statutes, this will acknowledge receipt of your 

amended electronic copy of Pasco County Ordinance No. 20-25, which was filed in this office on July 6, 

2020. 

 

Sincerely, 

 

 

 

Ernest L. Reddick 

Program Administrator 
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BOARD OF COUNTY COMMISSIONERS ORDINANCE NO. -~Q -2S 
AN ORDINANCE AMENDING THE BOUNDARIES OF THE EPPERSON RANCH 
II COMMUNITY DEVELOPMENT DISTRICT PURSUANT TO CHAPTER 190, 
FLORIDA STATUTES, AND AMENDING PASCO COUNTY ORDINANCE NO. 
18-01, AS AMENDED BY PASCO COUNTY ORDINANCE NO. 19-02; 
PROVIDING FOR MISCELLANEOUS PROVISIONS; PROVIDING FOR AN 
EFFECTIVE DATE. 

WHEREAS, the Epperson Ranch- II Community Development District through its Board of 
Supervisors, (the "Petitioner'') has petitioned the Pasco County Board of County Commissioners (the 
"County") to amend Ordinance No. 18-01 , adopted on January 9, 2018, as amended by Ordinance No. 
19-02, adopted on January 8, 2019, to adopt an ordinance amending the boundaries of the Epperson 
Ranch II Community Development District (the "District") pursuant to Chapter 190, Florida Statutes; 
and 

WHEREAS, the County, in determining whether to amend the District boundaries, has 
considered and finds that all statements contained in the Petition to Amend the Boundaries of the 
Epperson Ranch II Community Development District (the "Petition") are true and correct; and 

WHEREAS, the County has considered and finds that the amendment to the boundaries of the 
District is not inconsistent with any applicable element or portion of the Pasco County Comprehensive 
Plan ; and 

WHEREAS, the County has considered and finds that the area of land within the amended 
boundaries of the District is a sufficient size, is sufficiently compact, and is sufficiently contiguous to be 
developed as a functional interrelated community; and 

WHEREAS, the County has considered and finds that the District is the best alternative for 
delivering the community development services and facilities to the area that will be served by the 
District; and 

WHEREAS, the County has considered and finds that the community development services 
and facilities of the District will not be incompatible with the capacity and uses of existing local and 
regional community development services and facilities ; and 

WHEREAS, the County has considered and finds that the area that will be served by the 
District is amenable to separate special-district government; and_ 

WHEREAS, the County, on June 30, 2020, held a virtual adoption public hearing, with a 
quorum attending and voting through Communications Media Technology, on the Petition with duly 
provided public notice prior to the adoption of this Ordinance amending the boundaries of the District. 

NOW, THEREFORE, BE IT ORDAINED, in a virtual session with a quorum attending and 
voting through Communications Media Technology, by the Board of County Commissioners of Pasco 
County, Florida, as follows: 

SECTION 1. AUTHORITY 

Pasco County Ordinance No. 18-01 , as amended by Ordinance No. 19-02, is hereby amended 
pursuant to Chapters 125 and 190, Florida Statutes, and under the home rule powers of the County. 
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SECTION 2. LEGISLATIVE FINDINGS OF FACT 

The foregoing Whereas clauses, incorporated herein, are true and correct. 

SECTION 3. AMENDMENT OF THE BOUNDARIES OF THE DISTRICT 

a. The Petition is attached hereto in its entirety as Exhibit A and incorporated herein. 

b. The area within Exhibit C of the Petition is hereby added to the District as 
authorized by Section 190.046, Florida Statutes. The areas within Composite Exhibit D-1 through D-3 
of the Petition are hereby removed from the District. The amended boundaries of the District shall be 
those depicted in Exhibit E of the Petition. 

c. The amendment to the boundaries of the District shall not affect any 
requirements, provisions, conditions, powers or terms of Ordinance No. 18-01, as amended by 
Ordinance No. 19-02, not inconsistent with this amendment to Ordinance No. 18-01, as amended by 
Ordinance No. 19-02. 

SECTION 4. SEVERABILITY 

To the extent that any portion of this Ordinance is in conflict with Chapter 190, Florida Statutes or 
any other Florida Statute, as amended, then the Florida Statutes shall govern, and the remainder of this 
Ordinance shall be construed as not having contained such section, subsection, sentence, clause, or 
provision and shall not be affected by such holding. 

SECTION 5. EFFECTIVE DATE 

This Ordinance and the Petition shall be transmitting to the Department of State by the Clerk to the 
Board of County Commissioners by electronic email within ten (10) days of the adoption of this Ordinance, 
and this Ordinance shall take effect upon confirmation by the Department of State of its receipt. 

DONE AND ADOPTED by the Board of County Commissioners of Pasco County in a virtual session 
with a quorum attending and voting through Communications Media Technology 
this 3

1
glh tA;:J'{

1
of June, 2020. 
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Amended Petition to  

Amend the Boundaries of the 

Epperson Ranch II 

Community Development District 
 
 
 
 
 
 
 
 
 

January 29, 2020 
Revised May 7, 2020 Submitted by: 
Revised June 9, 2020 STRALEY ROBIN VERICKER 

Attorneys at Law 
1510 W. Cleveland Street 
Tampa, Florida 33606 
Telephone:  813-223-9400 
Facsimile:     813-223-5043 



Application 



APPLICATION FORM 

I. APPLICANT: Epperson Ranch II Community Development District
ADDRESS: 15310 Amberly Drive, Suite 175
CITY Tampa STATE Florida ZIP 33647
PHONE (813) 374-9105

PROPERTY OWNER(S): Epperson Ranch, LLC 
ADDRESS: 2502 North Rocky Pointe Drive, Suite 1050 
CITY Tampa STATE FL ZIP _ 3:;..:3;...;::6--=-07-=----
PHONE (813)288-8078 FAX: (813) 288-8178 

PROPERTY OWNER(S): _Ep....,.p_e�rs�o-n _C_lu�b�, L_L _C�------
ADDRESS: 2502 North Rocky Pointe Drive, Suite 1050 
CITY Tampa STATE FL ZIP -=-=33;...;::6--=-07-=----
PHONE (813)288-8078 FAX: (813) 288-8178 

REPRESENTATIVE: John M. Vericker, Esq. 
(Contact Person): 
ADDRESS: Straley Robin Vericker, 1510 W. Cleveland Street 
CITY Tampa STATE Florida ZIP �33�6�0�6 ___ _ 
PHONE (813) 223-9400 FAX: (813) 223-5043 

II. Current Use of Property: Parking Lot, roadway and open common areas
Current zoning of property : Epperson CC-MPUD Rezoning No. 7338
Current future land use designation of property: __ ___,RE=S::....-.:::..3 ____________ _ 
Current Number and Types of Units to be assessed by this CDD Approximately 1,000 residential units 
Name ofMPUD or Development: Epperson CC-MPUD Rezoning No. 7338 

III. I HEREBY SWEAR OR AFFIRM THAT ALL THE INFORMATION PROVIDED IN THE
SUBMITTED APPLICATION PACKET IS TRUE AND ACCURATE TO THE BEST OF MY
KNOWLEDGE, AND AUTHORIZE THE REPRESENTATIVE LISTED ABOVE TO ACT ON MY
BEHALF ON THIS TITION.
BY: 

-��<;.; 

Signature e Applicant/(Petitioner) 

JtrdvuJ La tdfah / tl:{i0ha/\ 
Type or Print Name Legibly 

IV . Growth Management

Department

Date Stamp 

{00082833.DOCX/} 

V. OFFICIAL COMMENTS

Is this application accompanied by other 
applications? 

If so, what are the application numbers? 

Other comments: 



Petition 
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PETITION TO AMEND THE BOUNDARIES 
OF THE  

EPPERSON RANCH II COMMUNITY DEVELOPMENT DISTRICT 

Petitioner, Epperson Ranch II Community Development District (the "District"), petitions 

the Board of County Commissioners of Pasco County, Florida, (“Pasco County”) pursuant to the 

Uniform Community Development District Act of 1980, Chapter 190, Florida Statutes, to amend 

Ordinance No. 18-01 adopted by the Board of County Commissioners of Pasco  County, Florida 

on January 9, 2018, as amended by Ordinance No. 19-02 adopted by the Board of County 

Commissioners of Pasco County, Florida on January 8, 2019 (collectively, the "Ordinance"), for 

purposes of amending the boundaries of the District, and designating the area for which the 

District is authorized to manage and finance the delivery of basic community infrastructure 

services.  

Section 190.046, Florida Statutes, authorizes the District to file this petition to amend its 

boundaries.  Accordingly, the Petitioner states as follows: 

1. Petitioner is Epperson Ranch II Community Development District.

2. Resolution Number 2020-05 authorizing the boundary amendment of the District

and the submittal of a petition to amend the boundaries of the District by the Board of 

Supervisors of the District is attached as Exhibit A. 

3. The current land area contained in the District consists of approximately 344.39

acres and is located entirely within the unincorporated portion of Pasco County, Florida.  A map 

showing the general location of the project and an aerial photograph are attached as Composite 

Exhibit B. 

4. The District is petitioning to amend its boundaries by adding three parcels of land

into the District, as described in Composite Exhibit C-1 through C-3 (the “Expansion 

Parcels”), and by removing four parcels from the District, as described in Composite Exhibit 

D-1 through D-4 (the “Contraction Parcels”) (collectively, the “Boundary Amendment

Parcels”).  After the boundary has been amended, the District will be approximately 342.606

acres.

5. A metes and bounds legal description of the proposed amended boundaries of the

District is attached as Exhibit E.  Sections 190.005(1)(a)1; 190.046(1)(a), Florida Statutes. 

6. The written consent to the amendment of the boundaries of the District by the

landowners of 100% of the real property to be included in and served by the District, are attached 

as Composite Exhibit F-1 through F-2. Section 190.005(1)(a)2, Florida Statutes.  
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7. There are four persons who presently serve as members of the Board of

Supervisors of the District and one vacant seat as identified in Exhibit G attached hereto.  All of 

the Supervisors are residents of the State of Florida and citizens of the United States of America. 

Section 190.005(1)(a)3, Florida Statutes. 

8. The major trunk water mains, sewer interceptors and outfalls in existence to serve

the amended boundaries of the District are shown on Exhibit H attached hereto. Section 

190.005(1)(a)5, Florida Statutes.  

9. There are no services and facilities currently being provided by the District to the

Contraction Parcels based upon available data, Section 190.046(1)(a), Florida Statutes.  Any 

services and facilities being provided to the Contraction Parcels have been and continue to be 

provided by the Developer. 

10. The estimates of cost to construct services and facilities within the overall

District, including, but not limited to, the Expansion Parcels, based upon available data, are 

attached as Exhibit I.  Sections 190.005(1)(a)6; 190.046(1)(a), Florida Statutes.  

11. The statement of estimated regulatory costs of the granting of this petition and the

amendment to the boundaries of the District pursuant thereto is attached as Exhibit J.  Sections 

190.005(1)(a)8; 190.046(1)(a), Florida Statutes.  

12. The future general distribution, location, and extent of public and private uses of

land proposed for the area within the Expansion Parcels are incorporated into the adopted and 

approved Pasco County Comprehensive Plan Land Use Element.  The proposed land uses are 

consistent with the local government comprehensive plan.  A copy of the pertinent portion of the 

Pasco County Future Land Use Element is attached as Exhibit K.  Sections l90.005(1)(a)7; 

190.046(1)(a), Florida Statutes. 

13. The property within the Expansion Parcels, when added to the remaining existing

lands within the District, is amenable to operation as an independent special district for the 

following reasons: 

(a) The amendment to the District boundaries and all land uses and services

planned within the District are consistent with applicable elements or portions of the State 

Comprehensive Plan and all elements of the adopted and approved Pasco County Comprehensive 

Plan. 



(b) The area of land within the amended District boundaries, when added to 

the remaining existing lands within the District, is of sufficient size and is sufficiently compact 

and contiguous to be developed as one functional interrelated community. 

( c) The District provides the best mechanism for delivering community 

development services and facilities for the Expansion Parcels. The amendment to the District 

boundaries promotes development of the land within the District by providing for a more 

efficient use of resources. Such development benefits Pasco County and its residents outside the 

District by increasing the ad valorem tax base of Pasco County and generating water and 

wastewater impact fees which will assist Pasco County to meet its obligations to repay certain 

bonded indebtedness and transportation and other impact fees as well. 

( d) The community development services and facilities of the amended 

District will be compatible with the capacity and use of existing local and regional community 

development services and facilities. In addition, the District is a perpetual entity capable of 

making reasonable provisions for the operation and maintenance of the District services and 

facilities. 

Respectfully submitted on the /3 ±A day of December, 2019.

Attest: 

Name:Gri 
Title: Ass-f. 

{00082830.DOC/} 

"Ar1c<:.­
Supe,riitS or 

I 

Epperson Ranch II Community 

Development District 

1

Michael S. Lawson 
Chair of the Board of Supervisors 
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EPPERSON RANCH II EXPANSION PARCEL 1

Section: 27 Twn. 25 S Rng. 20 E

12/03/19

JDL

MTP

METRO DEVELOPMENT

Sheet   No.   1   of   2   Sheets

DESCRIPTION AND SKETCH

Licensed Business Number LB 7768

555 Winderley Place, STE 120
Maitland, Florida 32751
www.geopointsurvey.com

Phone: (321) 270-0440
Fax:     (813) 248-2266

GeoPoint
Surveying, Inc.

James D. LeViner
LS6915

DESCRIPTION: A parcel of land lying in Section 27, Township 25 South, Range 20 East, Pasco County,

Florida, and being more particularly described as follows:

COMMENCE at the Southeast corner of said Section 27, run thence along the South boundary of the

Southeast 1/4 of said Section 27, run thence along said boundary S.89°55'36"W., a distance of 1092.19 feet;

thence N.00°04'24"W., a distance of 388.56 feet to the POINT OF BEGINNING; thence N.64°00'29"W., a

distance of 137.78 feet; thence S.64°10'42"W., a distance of 99.46 feet; thence N.27°39'51"E., a distance of

84.77 feet; thence Northeasterly, 15.69 feet along the arc of a tangent curve to the right having a radius of

25.00 feet and a central angle of 35°57'02" (chord bearing N.45°38'22"E., 15.43 feet); thence Northeasterly,

83.20 feet along the arc of a reverse curve to the left having a radius of 80.00 feet and a central angle of

59°35'17" (chord bearing N.33°49'15"E., 79.50 feet); thence Easterly, 191.99 feet along the arc of a

non-tangent curve to the right having a radius of 733.30 feet and a central angle of 15°00'02" (chord bearing

S.86°15'58"E., 191.44 feet); thence S.32°58'07"W., a distance of 121.58 feet; thence S.06°25'05"W., a

distance of 54.85 feet to the POINT OF BEGINNING.

Containing 0.602 acres, more or less.







2627

34 35







CURVE DATA TABLE
NO. RADIUS DELTA ARC CHORD BEARING

Section: 27 Twn. 25 S Rng. 20 E

12/03/19

JDL

MTP

METRO DEVELOPMENT

Sheet   No.   2   of   2   Sheets

DESCRIPTION AND SKETCH

Licensed Business Number LB 7768

555 Winderley Place, STE 120
Maitland, Florida 32751
www.geopointsurvey.com

Phone: (321) 270-0440
Fax:     (813) 248-2266

GeoPoint
Surveying, Inc.

James D. LeViner
LS6915
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EPPERSON RANCH ii EXPANSION PARCEL 1



Composite Exhibit C-2 



EPPERSON RANCH II EXPANSION PARCEL 2

Section: 27 Twn. 25 S Rng. 20 E

12/04/19

JDL

MTP

METRO DEVELOPMENT

Sheet   No.   1   of   2   Sheets

DESCRIPTION AND SKETCH

Licensed Business Number LB 7768

555 Winderley Place, STE 120
Maitland, Florida 32751
www.geopointsurvey.com

Phone: (321) 270-0440
Fax:     (813) 248-2266

GeoPoint
Surveying, Inc.

James D. LeViner
LS6915

DESCRIPTION: A parcel of land lying in Section 27, Township 25 South, Range 20 East, Pasco County,

Florida, and being more particularly described as follows:

COMMENCE at the Southeast corner of said Section 27, run thence along the South boundary of the

Southeast 1/4 of said Section 27, run thence along said boundary S.89°55'36"W., a distance of 1088.65 feet;

thence N.00°04'24"W., a distance of 298.35 feet to the POINT OF BEGINNING;  thence N.65°27'09"W., a

distance of 27.30 feet; thence N.24°32'57"E., a distance of 39.30 feet; thence S.06°25'05"W., a distance of

16.32 feet; thence S.18°30'25"E., a distance of 32.56 feet to the POINT OF BEGINNING.

Containing 0.010 acres, more or less.
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DESCRIPTION AND SKETCH

Licensed Business Number LB 7768

555 Winderley Place, STE 120
Maitland, Florida 32751
www.geopointsurvey.com

Phone: (321) 270-0440
Fax:     (813) 248-2266

GeoPoint
Surveying, Inc.

James D. LeViner
LS6915

DESCRIPTION: A parcel of land lying in Section 35, Township 25 South, Range 20 East, Pasco County,

Florida, and being more particularly described as follows:

COMMENCE at the Northwest corner of said Section 35, run thence along the North boundary of the

Northwest 1/4 of said Section 35, run thence along said boundary S.89°49'52"E., a distance of 256.34 feet;

thence S.00°10'08"W., a distance of 415.90 feet to the POINT OF BEGINNING;  thence S.38°47'56"W., a

distance of 111.18 feet; thence N.51°06'36"W., a distance of 19.84 feet; thence Northeasterly, 0.96 feet along

the arc of a non-tangent curve to the right having a radius of 25.00 feet and a central angle of 02°11'53" (chord

bearing N.37°42'00"E., 0.96 feet); thence N.38°47'56"E., a distance of 77.75 feet; thence Northeasterly, 17.69

feet along the arc of a tangent curve to the right having a radius of 25.00 feet and a central angle of 40°32'45"

(chord bearing N.59°04'19"E., 17.32 feet); thence N.79°20'42"E., a distance of 21.31 feet to the POINT OF

BEGINNING.

Containing 0.045 acres, more or less.
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EPPERSON RANCH II CDD - CONTRACTION PARCEL 1
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Licensed Business Number LB 7768

555 Winderley Place, STE 120
Maitland, Florida 32751
www.geopointsurvey.com

Phone: (321) 270-0440
Fax:     (813) 248-2266

GeoPoint
Surveying, Inc.

James D. LeViner
LS6915

DESCRIPTION: A parcel of land lying in Section 27, Township 25 South, Range 20 East, Pasco County,

Florida, and being more particularly described as follows:

COMMENCE at the Southeast corner of said Section 27, run thence along the South boundary of the

Southeast 1/4 of said Section 27, run thence along said boundary S.89°55'36"W., a distance of 1535.30 feet;

thence N.00°04'24"W., a distance of 234.71 feet to the POINT OF BEGINNING; thence N.81°03'14"W., a

distance of 237.49 feet; thence N.77°12'32"W., a distance of 89.01 feet; thence N.44°48'56"E., a distance of

196.31 feet; thence S.45°07'13"E., a distance of 50.95 feet; thence S.45°36'07"E., a distance of 151.84 feet;

thence S.53°20'22"E., a distance of 33.86 feet; thence S.58°49'42"E., a distance of 27.23 feet; thence

Southwesterly, 22.83 feet along the arc of a non-tangent curve to the right having a radius of 1090.00 feet and

a central angle of 01°11'59" (chord bearing S.31°46'18"W., 22.82 feet) to the POINT OF BEGINNING.

Containing 0.661 acres, more or less.
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EPPERSON RANCH II CONTRACTION PARCEL 2
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DESCRIPTION AND SKETCH

Licensed Business Number LB 7768

555 Winderley Place, STE 120
Maitland, Florida 32751
www.geopointsurvey.com

Phone: (321) 270-0440
Fax:     (813) 248-2266

GeoPoint
Surveying, Inc.

James D. LeViner
LS6915

DESCRIPTION: A parcel of land lying in Sections 27 & 34, Township 25 South, Range 20 East, Pasco County, Florida, and being more

particularly described as follows:

COMMENCE at the Northeast corner of said Section 34, run thence along the North boundary of the Northeast 1/4 of said Section 34, run

thence along said boundary S.89°55'36"W., a distance of 968.41 feet to the POINT OF BEGINNING; thence S.35°09'44"E., a distance of

197.49 feet; thence S.83°36'53"E., a distance of 11.31 feet; thence N.54°41'16"E., a distance of 62.67 feet; thence S.34°20'17"E., a

distance of 139.49 feet; thence S.55°17'45"W., a distance of 25.92 feet; thence S.35°24'34"E., a distance of 17.58 feet; thence

S.54°06'17"W., a distance of 144.99 feet; thence S.36°03'29"E., a distance of 213.75 feet; thence N.54°38'02"E., a distance of 94.73 feet;

thence N.55°01'29"E., a distance of 49.02 feet; thence S.34°04'27"E., a distance of 21.66 feet; thence N.54°51'05"E., a distance of 122.41

feet; thence S.51°45'54"E., a distance of 132.50 feet; thence S.62°34'54"E., a distance of 39.68 feet; thence S.71°54'28"E., a distance of

98.38 feet; thence Westerly, 37.75 feet along the arc of a non-tangent curve to the left having a radius of 119.52 feet and a central angle

of 18°05'40" (chord bearing S.73°52'17"W., 37.59 feet); thence Westerly, 19.46 feet along the arc of a non-tangent curve to the right

having a radius of 85.50 feet and a central angle of 13°02'20" (chord bearing S.70°57'14"W., 19.42 feet); thence Westerly, 69.47 feet

along the arc of a compound curve to the right having a radius of 85.50 feet and a central angle of 46°33'10" (chord bearing

N.79°15'01"W., 67.57 feet); thence Northwesterly, 7.60 feet along the arc of a reverse curve to the left having a radius of 89.50 feet and a

central angle of 04°52'02" (chord bearing N.58°24'27"W., 7.60 feet); thence Northwesterly, 51.91 feet along the arc of a reverse curve to

the right having a radius of 94.00 feet and a central angle of 31°38'23" (chord bearing N.45°01'17"W., 51.25 feet); thence Westerly, 183.61

feet along the arc of a reverse curve to the left having a radius of 98.00 feet and a central angle of 107°20'54" (chord bearing

N.82°52'32"W., 157.91 feet); thence Southwesterly, 14.98 feet along the arc of a non-tangent curve to the left having a radius of 216.88

feet and a central angle of 03°57'28" (chord bearing S.39°04'03"W., 14.98 feet); thence Southwesterly, 36.56 feet along the arc of a

non-tangent curve to the right having a radius of 44.00 feet and a central angle of 47°36'46" (chord bearing S.58°29'28"W., 35.52 feet);

thence Westerly, 65.39 feet along the arc of a reverse curve to the left having a radius of 189.83 feet and a central angle of 19°44'06"

(chord bearing S.72°25'48"W., 65.06 feet); thence Westerly, 122.43 feet along the arc of a reverse curve to the right having a radius of

94.00 feet and a central angle of 74°37'19" (chord bearing N.80°07'36"W., 113.95 feet); thence Northwesterly, 18.46 feet along the arc of

a reverse curve to the left having a radius of 51.50 feet and a central angle of 20°32'25" (chord bearing N.53°05'09"W., 18.36 feet); thence

Northwesterly, 118.74 feet along the arc of a reverse curve to the right having a radius of 94.00 feet and a central angle of 72°22'34"

(chord bearing N.27°10'05"W., 111.00 feet); thence Northerly, 4.47 feet along the arc of a reverse curve to the left having a radius of

189.83 feet and a central angle of 01°21'01" (chord bearing N.08°20'42"E., 4.47 feet); thence Northerly, 4.40 feet along the arc of a

non-tangent curve to the right having a radius of 52.16 feet and a central angle of 04°50'20" (chord bearing N.07°00'19"E., 4.40 feet);

thence Northeasterly, 81.51 feet along the arc of a non-tangent curve to the right having a radius of 94.00 feet and a central angle of

49°41'09" (chord bearing N.31°11'01"E., 78.98 feet); thence Northerly, 211.46 feet along the arc of a reverse curve to the left having a

radius of 81.00 feet and a central angle of 149°34'33" (chord bearing N.18°45'42"W., 156.32 feet); thence Northwesterly, 55.05 feet along

the arc of a reverse curve to the right having a radius of 44.00 feet and a central angle of 71°41'03" (chord bearing N.57°42'27"W., 51.53

feet); thence Northwesterly, 89.68 feet along the arc of a reverse curve to the left having a radius of 144.83 feet and a central angle of

35°28'42" (chord bearing N.39°36'17"W., 88.26 feet); thence Northerly, 95.47 feet along the arc of a reverse curve to the right having a

radius of 65.17 feet and a central angle of 83°56'19" (chord bearing N.15°22'29"W., 87.16 feet); thence Northeasterly, 11.29 feet along the

arc of a reverse curve to the left having a radius of 114.83 feet and a central angle of 05°37'54" (chord bearing N.23°46'44"E., 11.28 feet);

thence Northeasterly, 83.81 feet along the arc of a reverse curve to the right having a radius of 94.00 feet and a central angle of 51°05'16"

(chord bearing N.46°30'25"E., 81.07 feet); thence Northerly, 160.69 feet along the arc of a reverse curve to the left having a radius of

76.00 feet and a central angle of 121°08'47" (chord bearing N.11°28'39"E., 132.39 feet); thence Westerly, 130.10 feet along the arc of a

compound curve to the left having a radius of 160.21 feet and a central angle of 46°31'32" (chord bearing N.72°21'30"W., 126.55 feet);

thence S.85°20'40"W., a distance of 67.89 feet; thence N.04°46'34"W., a distance of 49.61 feet; thence S.70°12'41"E., a distance of

194.61 feet; thence S.37°32'22"E., a distance of 108.76 feet; thence S.54°19'44"W., a distance of 41.59 feet; thence S.02°42'33"W., a

distance of 18.57 feet; thence S.48°03'55"W., a distance of 135.86 feet; thence S.35°09'44"E., a distance of 9.25 feet to the POINT OF

BEGINNING.

Containing 1.033 acres, more or less.
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EPPERSON RANCH II CONTRACTION PARCEL 3
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DESCRIPTION AND SKETCH

Licensed Business Number LB 7768

555 Winderley Place, STE 120
Maitland, Florida 32751
www.geopointsurvey.com

Phone: (321) 270-0440
Fax:     (813) 248-2266

GeoPoint
Surveying, Inc.

James D. LeViner
LS6915

DESCRIPTION: A parcel of land lying in Sections 34 & 35, Township 25 South, Range 20 East, Pasco County,

Florida, and being more particularly described as follows:

COMMENCE at the Northeast corner of said Section 34, run thence along the East boundary of the Northeast

1/4 of said Section 34, run thence along said boundary S.00°32'28"E., a distance of 540.86 feet to the POINT

OF BEGINNING; thence S.87°19'45"E., a distance of 19.87 feet; thence Southeasterly, 12.16 feet along the

arc of a non-tangent curve to the left having a radius of 67.00 feet and a central angle of 10°23'46" (chord

bearing S.21°56'53"E., 12.14 feet); thence S.28°42'34"E., a distance of 53.09 feet; thence Southerly, 25.23

feet along the arc of a tangent curve to the right having a radius of 50.00 feet and a central angle of 28°55'00"

(chord bearing S.14°15'04"E., 24.97 feet); thence S.00°12'26"W., a distance of 62.54 feet; thence

N.89°59'06"W., a distance of 188.14 feet; thence Northerly, 64.52 feet along the arc of a non-tangent curve to

the left having a radius of 130.53 feet and a central angle of 28°19'17" (chord bearing N.02°52'30"E., 63.87

feet); thence Northwesterly, 82.60 feet along the arc of a non-tangent curve to the left having a radius of

129.23 feet and a central angle of 36°37'26" (chord bearing N.29°27'58"W., 81.20 feet); thence Northwesterly,

39.03 feet along the arc of a compound curve to the left having a radius of 106.00 feet and a central angle of

21°05'41" (chord bearing N.58°19'32"W., 38.81 feet); thence S.87°19'45"E., a distance of 202.31 feet to the

POINT OF BEGINNING.

Containing 0.641 acres, more or less.
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EPPERSON RANCH II CONTRACTION PARCEL 4
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DESCRIPTION AND SKETCH

Licensed Business Number LB 7768

555 Winderley Place, STE 120
Maitland, Florida 32751
www.geopointsurvey.com

Phone: (321) 270-0440
Fax:     (813) 248-2266

GeoPoint
Surveying, Inc.

James D. LeViner
LS6915

DESCRIPTION: A parcel of land lying in Section 35, Township 25 South, Range 20 East, Pasco County,

Florida, and being more particularly described as follows:

COMMENCE at the Northwest corner of said Section 35, run thence along the North boundary of the

Northwest 1/4 of said Section 35, run thence along said boundary S.89°49'52"E., a distance of 167.53 feet;

thence S.00°10'08"W., a distance of 498.32 feet to the POINT OF BEGINNING;  thence S.16°07'29"W., a

distance of 156.41 feet; thence Southerly, 18.12 feet along the arc of a tangent curve to the left having a

radius of 25.00 feet and a central angle of 41°31'33" (chord bearing S.04°38'18"E., 17.73 feet); thence

S.25°24'04"E., a distance of 21.93 feet; thence N.89°49'25"W., a distance of 22.54 feet; thence N.00°12'26"E.,

a distance of 67.15 feet; thence Northerly, 21.92 feet along the arc of a tangent curve to the right having a

radius of 83.00 feet and a central angle of 15°07'49" (chord bearing N.07°46'20"E., 21.85 feet); thence

N.15°20'15"E., a distance of 25.43 feet; thence Northerly, 37.29 feet along the arc of a tangent curve to the left

having a radius of 85.00 feet and a central angle of 25°08'03" (chord bearing N.02°46'13"E., 36.99 feet);

thence N.09°47'49"W., a distance of 43.16 feet; thence S.84°12'46"E., a distance of 51.03 feet to the POINT

OF BEGINNING.

Containing 0.109 acres, more or less.
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EPPERSON RANCH II CDD

PARCEL 1

DESCRIPTION: A parcel of land lying in Sections 26, 27, 34 and 35, Township 25 South, Range 20 East, Pasco County, Florida, and

being more particularly described as follows:

COMMENCE at the Northeast corner of said Section 34, run thence along the East boundary of the Northeast 1/4 of said Section 34,

S.00°32'28"E., a distance of 540.86 feet to the POINT OF BEGINNING; thence N.87°19'45"W., a distance of 202.31 feet; thence

Westerly, 40.22 feet along the arc of a non-tangent curve to the left having a radius of 106.00 feet and a central angle of 21°44'18" (chord

bearing N.79°44'31"W., 39.98 feet); thence Westerly, 17.63 feet along the arc of a non-tangent curve to the left having a radius of 119.52

feet and a central angle of 08°27'06" (chord bearing S.87°08'40"W., 17.61 feet); thence N.71°54'28"W., a distance of 98.38 feet; thence

N.62°34'54"W., a distance of 39.68 feet; thence N.51°45'54"W., a distance of 132.50 feet; thence S.54°51'05"W., a distance of 122.41

feet; thence N.34°04'27"W., a distance of 21.66 feet; thence S.55°01'29"W., a distance of 49.02 feet; thence S.54°38'00"W., a distance of

94.73 feet; thence N.36°03'27"W., a distance of 213.75 feet; thence N.54°06'17"E., a distance of 144.99 feet; thence N.35°24'34"W., a

distance of 17.58 feet; thence N.55°17'45"E., a distance of 25.92 feet; thence N.34°20'17"W., a distance of 139.49 feet; thence

S.54°41'16"W., a distance of 62.67 feet; thence N.83°36'53"W., a distance of 11.31 feet; thence N.35°09'44"W., a distance of 206.75 feet;

thence N.48°03'55"E., a distance of 135.86 feet; thence N.02°42'33"E., a distance of 18.57 feet; thence N.54°19'44"E., a distance of

41.59 feet; thence N.37°32'22"W., a distance of 108.76 feet; thence N.70°12'41"W., a distance of 194.61 feet; thence N.18°30'25"W., a

distance of 5.18 feet; thence N.65°27'09"W., a distance of 27.30 feet; thence N.24°32'57"E., a distance of 39.30 feet; thence

N.06°25'05"E., a distance of 43.39 feet; thence N.64°00'29"W., a distance of 137.78 feet; thence S.64°10'42"W., a distance of 99.46 feet;

thence S.27°39'51"W., a distance of 168.99 feet; thence Southwesterly, 57.35 feet along the arc of a tangent curve to the right having a

radius of 1210.00 feet and a central angle of 02°42'57" (chord bearing S.29°01'20"W., 57.35 feet); thence N.37°12'43"W., a distance of

12.75 feet; thence N.81°03'14"W., a distance of 116.96 feet; thence Southwesterly, 22.83 feet along the arc of a non-tangent curve to the

right having a radius of 1090.00 feet and a central angle of 01°11'59" (chord bearing N.31°46'18"E., 22.82 feet); thence N.58°49'42"W., a

distance of 27.23 feet; thence N.53°20'22"W., a distance of 33.86 feet; thence N.45°36'07"W., a distance of 151.84 feet; thence

N.45°07'13"W., a distance of 50.95 feet; thence S.44°48'56"W., a distance of 193.31 feet thence N.77°12'32"W., a distance of 87.70 feet;

thence N.00°00'00"E., a distance of 2273.58 feet; thence N.86°30'43"E., a distance of 225.21 feet; thence N.86°55'22"E., a distance of

401.50 feet; thence N.88°35'59"E., a distance of 442.78 feet; thence Easterly, 94.10 feet along the arc of a tangent curve to the right

having a radius of 9950.00 feet and a central angle of 00°32'31" (chord bearing N.88°52'15"E., 94.10 feet); thence N.89°08'30"E., a

distance of 156.93 feet; thence S.89°55'58"E., a distance of 680.30 feet; thence S.89°49'45"E., a distance of 771.09 feet; thence

S.00°54'21"W., a distance of 1101.70 feet; thence N.90°00'00"E., a distance of 524.07 feet; thence N.00°54'21"E., a distance of 1100.14

feet; thence S.89°49'45"E., a distance of 1359.82 feet; thence Southerly, 210.98 feet along the arc of a non-tangent curve to the right

having a radius of 2831.79 feet and a central angle of 04°16'08" (chord bearing S.13°11'55"W., 210.93 feet); thence S.15°19'59"W., a

distance of 1958.20 feet; thence Southwesterly, 431.82 feet along the arc of a tangent curve to the right having a radius of 1112.92 feet

and a central angle of 22°13'52" (chord bearing S.26°26'55"W., 429.11 feet); thence S.37°33'50"W., a distance of 192.75 feet; thence

N.89°40'12"W., a distance of 242.59 feet; thence S.84°24'20"W., a distance of 1432.55 feet; thence S.88°20'19"E., a distance of 64.53

feet; thence Southeasterly, 26.89 feet along the arc of a tangent curve to the right having a radius of 25.00 feet and a central angle of

61°37'52" (chord bearing S.57°31'23"E., 25.61 feet); thence S.26°42'27"E., a distance of 284.77 feet; thence N.75°44'56"W., a distance of

47.27 feet; thence Westerly, 10.87 feet along the arc of a non-tangent curve to the left having a radius of 25.07 feet and a central angle of

24°49'55" (chord bearing N.88°12'07"W., 10.78 feet); thence S.79°20'42"W., a distance of 72.81 feet; thence S.38°47'56"W., a distance of

111.18 feet; thence N.51°06'36"W., a distance of 19.84 feet; thence Southwesterly, 8.93 feet along the arc of a non-tangent curve to the

left having a radius of 25.00 feet and a central angle of 20°28'35" (chord bearing S.26°21'46"W., 8.89 feet); thence N.84°12'46"W., a

distance of 51.03 feet; thence S.80°12'11"W., a distance of 75.93 feet; thence S.79°52'53"W., a distance of 17.53 feet; thence

S.07°18'21"W., a distance of 4.30 feet; thence Southerly, 28.13 feet along the arc of a tangent curve to the left having a radius of 67.00

feet and a central angle of 24°03'20" (chord bearing S.04°43'19"E., 27.92 feet); thence N.87°19'45"W., a distance of 19.87 feet to the

POINT OF BEGINNING.

Containing 252.257 acres, more or less.

Together with:
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PARCEL 2

DESCRIPTION: A parcel of land lying in Section 26, Township 25 South, Range 20, Pasco County, Florida,

and being more particularly described as follows:

COMMENCE at the Southwest corner of Section 26, run thence along the South Boundary of the Southwest

1/4 of said section 26, S.89°49'52"E., a distance of 1996.81 feet; to the POINT OF BEGINNING; thence

N.37°32'28"E., a distance of 94.21 feet; thence Northeasterly, 481.28 feet along the arc of a tangent curve to

the left having a radius of 1240.38 feet and a central angle of 22°13'52" (chord bearing N.26°25'15"E., 478.26

feet); thence S.74°39'05"E., a distance of 37.98 feet; thence N.15°18'03"E., a distance of 1957.52 feet; thence

Northerly, 260.83 feet along the arc of a tangent curve to the left having a radius of 2996.82 feet and a central

angle of 04°59'12" (chord bearing N.12°48'24"E., 260.75 feet); thence S.89°55'24"E., a distance of 1161.40

feet; thence S.01°30'19"W., a distance of 2640.52 feet to a point on the South boundary of Section 26; thence

along said South boundary, N.89°49'52"W., a distance of 1973.24 feet to the POINT OF BEGINNING.

Containing 90.349 acres, more or less.
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Current Board of Supervisors 
Epperson Ranch II Community Development District 

 
 

Seat 1 Michael Lawson, Chairman 
 c/o Metro Development Group, LLC 

 2502 N. Rocky Point Drive, Suite 1050 
 Tampa, FL  33607 
 (Term: 11/2022) 

 
 
Seat 2 Doug Draper, Vice Chairman 
 c/o Metro Development Group, LLC 

 2502 N. Rocky Point Drive, Suite 1050 
 Tampa, FL  33607 
 (Term: 11/2022) 

 
 
Seat 3 Lori Price, Assistant Secretary 
 c/o Metro Development Group, LLC 

 2502 N. Rocky Point Drive, Suite 1050 
 Tampa, FL  33607 
 (Term: 11/2020) 

 
 
Seat 4 Christie Ray, Assistant Secretary 
 c/o Metro Development Group, LLC 

 2502 N. Rocky Point Drive, Suite 1050 
 Tampa, FL  33607 
 (Term: 11/2020) 

 
 
Seat 5 Vacant 

 (Term: 11/2020) 
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Epperson Ranch II Community Development District 
Boundary Amendment 

Estimated Costs 
 

 
There are no estimated costs for the parcels being added or removed from the Epperson Ranch II 
Community Development District (the “District”).  Construction on the Expansion Parcel is 
complete.  The Contraction Parcels have already completed construction and/or are graded areas 
of land that are being removed from the District will be completed at the cost of the Developer. 
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EPPERSON RANCH II 
COMMUNITY DEVELOPMENT DISTRICT 

     Proposed Infrastructure Plan 

  
Construction 

  
Operation and 

Facility Funded By Ownership Maintenance 
 
Earthwork 

 
CDD 

 
-- 

 
-- 

Subdivision Roadways and Alleys² CDD CDD CDD 

Collector and Arterial Roadways³ CDD County County 

Offsite Road & Utilities¹ CDD County County 

Potable Water CDD County County 

Sanitary Sewer CDD County County 

Drainage Storm CDD CDD CDD 

Security/Landscaping/Hardscape CDD CDD CDD 

Recreational Facilities CDD CDD CDD 

Dry Utilities Trenching CDD -- -- 

¹Pasco County Utilities will only maintain lines in public rights-of-way or County owned easements. 
The County shall not own or maintain on-site utilities within the boundaries of the CDD. 

²Roadways, entrances or similar improvements that are not constructed to county standards 
including use of materials, such as wood, will be owned and maintained by the CDD or other 
community associations with a recorded public easement over such portion. 

²Subdivision roadways and Alleys will be owned and maintained by the CDD or other community 
associations. 

³Collector and Arterial roadways will be owned and maintained by County. 

* The CDD or other community associations will be responsible for maintenance of sidewalks, 
multipurpose paths and trails and drainage facilities within the County right-of-way and non-County 
right-of-way pursuant to Pasco County requirements within the boundaries of the CDD. 
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Statement of Estimated Regulatory Costs 
For The Boundary Amendment of the 

Epperson Ranch II Community Development District 

 
 

January 27, 2020 
 

Prepared by 
DPFG Management & Consulting LLC 

250 International Parkway | Suite 280 
Lake Mary, FL 32746 
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A. EXECUTIVE SUMMARY

The Petitioner, Epperson Ranch II Community Development District (the “CDD”, or “District”), 
seeks to petition the Board of County Commissioners of Pasco County, Florida, (the “County”) to 
adopt an amendment to County Ordinance No. 18-01, as amended by County Ordinance No. 19-02 
to amend its boundaries by removing approximately 2.444 acres of land from the District, as 
described in Composite Exhibit D (collectively, the “Contraction Parcels”) and expanding 
approximately 0.657 acres, as described in Composite Exhibit C (the “Expansion Parcels”), which 
cleans up the boundary lines for the Epperson Lagoon, removes the Epperson Lagoon parking lot, 
and adds in a portion of a roadway. After the boundary has been amended, the District will 
encompass approximately 342.606 acres. This Statement of Estimated Regulatory Costs (the

“SERC”) is a component of the petition filed with the County to amend the boundary of the 
District and designate the property for which the District would manage and finance the 
delivery of basic public services.

With respect to such boundary amendment, this document determines that there are no adverse 
impacts on state and local revenues, and on small businesses. Also, there are no additional 
administrative costs and transactional costs associated with the boundary amendment. Any one-

time transactional or administrative expenses associated with this action will be covered by one-

time fees paid by the Petitioner.

The amendment of the District’s boundaries will not create any significant economic costs overall 
for the State of Florida, nor for the County. The proposed action of the District may facilitate private 
development and may result in positive fiscal impacts in the long run.

Collectively, the Contraction Parcels do not have assessments (Operations & Maintenance or Debt 
Service) levied by the District being removed or redirected.

B. PURPOSE AND SCOPE

This SERC has been prepared as a component of the petition filed with the County to amend the

boundaries of the District. Specifically, Section 190.046(1), Florida Statutes requires, as part of the

petition, a SERC being prepared pursuant to Section 120.541 Florida Statutes. On January 9, 2018,

the County adopted Ordinance No. 18-01, establishing the District, and on January 8, 2019, the

County adopted Ordinance No. 19-02 expanding the boundaries of the District (collectively, the

“Ordinance”). The District currently consists of approximately 344.39 acres of land as identified in

the Ordinance. The District is a local unit of special-purpose government that is limited to the

performance of the planning, financing, constructing and maintaining of certain public

infrastructure improvements and community development services. As an independent special

district, the CDD's governing body establishes its own budget and, within the scope of its authorized
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powers, operates independently of the local general-purpose governmental entity (i.e., a county or 

city) whose boundaries include the CDD. 

A CDD cannot regulate land use or issue development orders as such powers remain with the local 

general-purpose government. According to Section 190.004(3), Florida Statutes, "The establishment 

of an independent community development district as provided in this act is not a development order 

within the meaning of chapter 380. All governmental planning, environmental, and land 

development laws, regulations, and ordinances apply to all development of the land within a 

community development district. Community development districts do not have the power of a local 

government to adopt a comprehensive plan, building code, or land development code, as those 

terms are defined in the Community Planning Act. A district shall take no action which is inconsistent 

with applicable comprehensive plans, ordinances, or regulations of the applicable local general-

purpose government."  

The purpose of Chapter 190, Florida Statutes, is to provide another tool to government and private 

landowners in their efforts to comply with comprehensive plans, which require adequate public 

facilities and services as a pre-condition for future development.1 Therefore, the scope of this SERC 

is limited to an evaluation of only those factors that are material to managing and financing the 

service-delivery function of the District as outlined in Section 120.541(2), Florida Statutes related to 

the amendment of the District’s boundary.  

The District has been structured to be financially independent as intended by the Legislature. The 

cost of any additional public improvements to be constructed or any additional services to be 

provided by the County as a result of this development will be incurred whether the infrastructure 

is financed through a District or any other alternative funding method. These costs have already 

been evaluated by all appropriate agencies during the approval process for the development. 

Annual operations, maintenance, and administrative costs will be borne entirely by the District and 

will not require any subsidy from the State of Florida or the County. 

C. THE DISTRICT’S PROPOSED BOUNDARY AMENDMENT 

The development within the District contemplates the construction of single family detached or 

attached residential units. Refer to Exhibit C for the conceptual land use plan for the development.  

If approved, the District will be authorized to fund certain types of public infrastructure 

improvements and on-going operation and maintenance services through special, or non-ad 

valorem, assessments levied against all benefited properties within the District’s boundary, 

                                                           

1 Refer to Section 163.3180, Florida Statutes (the "Concurrency Requirement”) for details. 
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including the Expansion Parcels. Refer to Exhibit D for an overview of proposed public facilities and 

services related to the development of land within the District. 

D. STATUTORY ELEMENTS 

Section 120.541(2), Florida Statutes, provides that the SERC must contain the following: 

(a) An economic analysis showing whether the rule directly or indirectly: 
 

1. Is likely to have an adverse impact on economic growth, private sector job creation or 

employment, or private sector investment in excess of $1 million in the aggregate within 5 

years after the implementation of the rule; 

 

2. Is likely to have an adverse impact on business competitiveness, including the ability of 

persons doing business in the state to compete with persons doing business in other 

states or domestic markets, productivity, or innovation in excess of $1 million in the 

aggregate within 5 years after the implementation of the rule; or 

 

3. Is likely to increase regulatory costs, including any transactional costs, in excess of $1 

million in the aggregate within 5 years after the implementation of the rule. 

 

(b) A good faith estimate of the number of individuals and entities likely to be required to comply 
with the rule, together with a general description of the types of individuals likely to be affected 
by the rule; 

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

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

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

including local government entities, required to comply with the requirements of the rule2; 
 
(e) An analysis of the impact on small businesses as defined by s. 288.703, and an analysis of the 

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

 

                                                           

2 As used in this section, “transactional costs” are direct costs that are readily ascertainable based upon standard 
business practices, and include filing fees, the cost of obtaining a license, the cost of equipment required to be 
installed or used or procedures required to be employed in complying with the rule, additional operating costs 
incurred, the cost of monitoring and reporting, and any other costs necessary to comply with the rule. 
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(f) Any additional information that the agency determines may be useful. 

 

The following paragraphs summarize the estimated regulatory impacts of the boundary 

amendment by each of the above listed statutory elements. 

(1) Impact on economic growth, job creation, business competitiveness, and regulatory 

costs 

The boundary amendment is not likely to have an adverse impact on the items described in D (a) 1., 

D (a) 2., and D (a) 3. above. 

Economic Growth 

Since the property to be added to the District is currently vacant and in raw land condition, favorable 

changes in public costs and revenues associated with the development will likely take place. The 

boundary amendment will likely have no adverse impact in excess of $1 million. On the contrary, 

the District will likely induce economic growth over the next 5 years and rising costs of providing 

public infrastructure and services to the development will be matched by an essentially comparable 

increase in revenues – the relative relationship of costs and revenues will change little over time. 

The District is proposed to be structured on a “pay for itself” basis and has positive direct impact on 

economic growth. 

In addition, the district provides a financing mechanism to (i) fund public infrastructure at a low cost 

of capital, and (ii) on a timely, “pay for itself” type basis. The District is being used to finance basic 

public infrastructure and services. Owners of the property within the District agree to a lien on their 

property prior to purchase, which is paid off over time through a special assessment. The 

assessment is used to pay debt service on bonds or annual infrastructure maintenance and district 

operating expenditure, which are secured further by the assessed property as collateral. 

Assessment liens are superior to private liens, such as construction or mortgage loans. This structure 

results in a lower cost of capital as otherwise is available to fund public infrastructure, and supports 

community development. 

Although new development results in increased land value, a larger tax base, and more tax revenue 

for the community at large, it also creates immediate demand for new streets, water and sewer 

capacity, and other infrastructure. Consequently, a cash-flow mismatch exists between the upfront 

costs of public facilities and generation of tax revenue to pay for same. To fill this gap, the District 

was established to fund infrastructure directly, and developers can fund the public-use components 

of new neighborhoods before improvements are conveyed to the general purpose government or 

municipality. The result is that new growth can “pay for itself” instead of burdening an entire 

community with its costs.  
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Job Creation 

Compared to the property’s existing land use, boundary amendment of the District and subsequent 

residential development would spur private job creation. In general, changes in the pace of home-

building can have major ramifications for many other local industries. Residential housing 

contributes in two basic ways: through private/public residential investment and consumption 

spending on housing services. A jump in residential construction drives up demand for steel, wood, 

electricity, glass, plastic, wiring, piping and concrete. The need for skilled construction workers such 

as bricklayers, carpenters, and electricians soars as well. By one estimate, some 1,500 fulltime jobs 

are created for every 500 single-family homes under construction. In 2014, the National Association 

of Home Builders (NAHB) estimated that building an average single family home creates 2.97 jobs 

and approximately $26,000 in state and local taxes (including permit, hook-up, impact, and other 

fees, sales taxes, other business taxes & license fees).3 

Competitiveness 

The boundary amendment is not likely to have an adverse impact on business competitiveness, 

including the ability of persons doing business in the state to compete with persons doing business 

in other states or domestic markets, productivity, or innovation in excess of $1 million in the 

aggregate within 5 years. Home building increases the property tax base which generates revenue 

that supports local schools and community infrastructure, which leads to the creation of a more 

competitive County. 

Transactional Costs4 

It is not likely that transactional costs in excess of $1 million in the aggregate within 5 years after 

the boundary amendment occurs. Any transaction costs are covered with one-time fees as 

described above.  

(2) General description of the types of individuals affected 

The individuals and entities likely to be affected by the proposed adoption of the boundary 

amendment are:  

                                                           

3 NAHB (2014) “The Impact of Homebuilding and Remodeling on the U.S. Economy”, Special Studies, May 1, 2014. 
Retrieved from https://www.nahb.org/en/research/housing-economics/housings-economic-impact/impact-of-
home-building-and-remodeling-on-the-u-s--economy.aspx 

4 As used in this section, “transactional costs” are direct costs that are readily ascertainable based upon standard 
business practices, and include filing fees, the cost of obtaining a license, the cost of equipment required to be 
installed or used or procedures required to be employed in complying with the rule, additional operating costs 
incurred, the cost of monitoring and reporting, and any other costs necessary to comply with the rule. 
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a) THE STATE OF FLORIDA - The State of Florida and its residents and general population will not 
incur any compliance costs related to the boundary amendment and on-going administration of 
the District. They will only be affected to the extent that the State incurs those nominal 
administrative costs outlined in Section (c) below.  
 

b) COUNTY AND ITS RESIDENTS - The County and its residents not residing within the boundaries of 
the District will not incur any compliance costs, or ongoing administrative costs related to the 
boundary amendment, other than any one-time administrative costs outlined in Section (3) 
below. 
 

c) CURRENT PROPERTY OWNERS - The current property owners of the lands subject to the boundary 
amendment will be affected to the extent that the District allocates assessments and bonded 
indebtedness for the construction of public infrastructure and undertakes operation and 
maintenance responsibility for District infrastructure. Any assessments and bonded indebtedness 
will be based on special benefit and will be fairly and reasonably apportioned among the 
properties that receive the special benefit. The boundary amendment requires consent from the 
owners of land subject to the District. The Petitioner anticipates providing full landowner consent 
to be included as an exhibit to the petition to amend the boundaries of the District.  
 

d) FUTURE PROPERTY OWNERS – The District is a form of governance which allows landowners, 
through landowner voting and ultimately electoral voting for resident elected boards, to 
determine the type, quality and expense of the District services they receive, provided they meet 
the County’s overall requirements. For the imposition of special assessments to be valid, any 
assessments will be based on special benefit and will be fairly and reasonably apportioned among 
the properties that receive the special benefit from the public improvements and services 
provided by the District. 

(3) Estimated cost to the public entities and anticipated effect on state or local revenues 

a) THE COUNTY - The County will not incur any quantifiable on-going costs without offsetting local 
revenues. The District is not transferring any capital expenditures to the local government. As 
previously stated, the District operates independently from the County and all administrative and 
operating costs incurred by the District relating to the financing and construction of infrastructure 
are borne entirely by the District. The District will submit, for informational purposes, its annual 
budget, financial report, audit and public financing disclosures to the County. Since there are no 
legislative requirements for review or action, the County should not incur any costs. The County 
may, however, choose to review these documents. To offset these one-time administrative costs, 
the petitioner will submit a petition filing fee of $7,500 to the County. 
 

b) STATE - The State of Florida will not incur any additional administrative costs as a result of the 
boundary amendment to review the periodic reports required pursuant to Chapters 190 and 189, 
Florida Statutes. These reports include the annual financial report, annual audit and public 
financing disclosures. To offset these costs, the Legislature has established a maximum fee of $175 
per District per year to pay the costs incurred by the Special Districts Information Program to 
administer the reporting requirements of Chapter 189, Florida Statutes. 
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Because the District, as defined in Chapter 190, Florida Statutes, is designed to function as a self-
sufficient special-purpose governmental entity, it is responsible for its own administration. 
Therefore, except for the reporting requirements outlined above, or later established by law, no 
additional burden is placed on the State once the District has been amended.  
 

c) DISTRICT - The District will incur costs for operations and maintenance of its facilities and for its 
administration. These costs will be completely paid for from annual assessments levied against all 
properties within the District that benefit from its facilities and services.  
 

d) IMPACT ON STATE AND LOCAL REVENUES - It is anticipated that approval of this petition will not 
have any adverse impact on state and local revenues. There is potential for an increase in state 
sales tax revenue resulting from the boundary amendment and subsequent development of the 
subject land. It is not possible to estimate this increase with unconditional certainty. In addition, 
local ad valorem tax revenues may be increased due to long-lasting increases in property values 
resulting from the District's construction of infrastructure and on-going maintenance services. 
Similarly, private development within the District, which will be facilitated by the District's 
activities, should have a positive impact on property values and therefore ad valorem taxes. In 
addition, impact fee and development permit revenue is expected to be generated by private 
development within the District and, accordingly, should also increase local municipal revenues.  
 
A District obligation cannot be a burden, or transfer, to the State or County. Chapter 190, Florida 
Statutes, addresses this as follows: “It is further the purpose and intent of the Legislature that no 
debt or obligation of a district will constitute a burden on any local general-purpose government 
without its consent.” [Section 190.002(3), Florida Statutes]. Further, "A default on the bonds or 
obligations of a district shall not constitute a debt or obligation of a local general-purpose 
government or the state." [Section 190.016(15), Florida Statutes]. Therefore, District obligations 
have no direct fiscal impact on state or county revenues and funding. 

In summary, the granting of an ordinance amending the boundaries of the District will not create 

any significant economic costs for the State of Florida or the County. It provides potential revenue 

generation opportunities for local general government. The District is fiscally neutral for the State 

and the County. 

(4) Estimate of transactional costs 

The transactional costs associated with adoption of an ordinance to amend the boundaries of the 

District are primarily related to the funding of public infrastructure improvements. The District will 

determine what infrastructure it considers prudent to finance through the sale of bonds. Once the 

decision is made to issue bonds, it is expected that special assessments will be levied against 

benefited properties within the amended District. The revenue generated by payment of these 

assessments will be used to repay the bonds plus interest. The obligation to pay the assessments 

will "run with the land" and will be transferred to new property owners upon sale of any portions 

of the property. 
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To fund the cost of maintaining infrastructure that the District maintains, operation and 

maintenance assessments may be imposed on the District property owners. The property owner 

will be responsible for payment of these assessments on the basis of the amount of benefited 

property owned. All persons choosing to acquire property in the District will be responsible for such 

assessments in addition to the taxes or assessments imposed by County and other taxing 

authorities.  

In exchange for the payment of these special assessments, there are potential benefits to be derived 

by the future property owners. Specifically, these persons can expect to receive a focused level of 

services, because they will elect the members of the District’s Board of Supervisors. The District 

Board is limited in jurisdiction and responsibility to this single development. Therefore, the District 

Board should be extremely responsive to the needs of the property owners within the District. 

The cost impact on the ultimate landowners in the District is not the total cost for the District to 

provide infrastructure services and facilities. Instead, it is the incremental costs above what the 

landowners would have paid to install infrastructure via an alternative financing mechanism. Given 

the low cost of capital for a District as compared with viable alternatives, the cost impact to 

landowners is relatively small. This incremental cost of the high quality infrastructure provided by 

the District is likely to be fairly low. 

(5) Impact on small businesses and on small counties 

The boundary amendment should not have any negative impact on small businesses, as defined by 

Section 288.703, Florida Statutes, and the County, as defined according to Section 120.52(19), 

Florida Statutes. Current land use plans provide for residential development. The District must 

operate according to Florida’s Sunshine law and must follow certain competitive bidding 

requirements for certain goods and services it will purchase. As a result, small businesses should be 

better able to compete for District business serving the lands to be included within the District. A 

District does not discriminate in terms of the size of businesses that can be located within the 

boundaries or transact business with the District. 

The County has an estimated population that is greater than 75,000; therefore, it is not defined as 

a small County according to Section 120.52(19), Florida Statutes. 

(6) Additional information 

Certain data utilized in this report was provided by the Petitioner and represents the best 

information available at this time. Other data was provided by the District Manager and was based 

on observations, analysis and experience with private development and other CDD communities in 

various stages of existence. 
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E. CONCLUSION  

For the above stated reasons, the proposed amendment of the boundaries of the Epperson Ranch 

II Community Development District will be a beneficial land development in the County and it will 

not have any material negative impacts to the State or County. This SERC Report provides 

supporting justification for granting the petition to amend the boundaries of this community 

development district. 
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F. EXHIBIT A: SKETCH OF CONTRACTION PARCELS 
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G. EXHIBIT B: SKETCH OF EXPANSION PARCELS 
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H. EXHIBIT C: CONCEPTUAL LAND USE PLAN FOR THE DISTRICT 
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I. EXHIBIT D: PROPOSED INFRASTRUCTURE PLAN 

 
 

Construction  
 
Operation and 

Facility Funded By Ownership Maintenance 

 
Earthwork 

 
CDD 

 
-- 

 
-- 

Subdivision Roadways and Alleys² CDD CDD CDD 

Collector and Arterial Roadways³ CDD County County 

Offsite Road & Utilities¹ CDD County County 

Potable Water CDD County County 

Sanitary Sewer CDD County County 

Drainage Storm CDD CDD CDD 

Security/Landscaping/Hardscape CDD CDD CDD 

Recreational Facilities CDD CDD CDD 

Dry Utilities Trenching CDD -- -- 

¹Pasco County Utilities will only maintain lines in public rights-of-way or County owned easements. 

The County shall not own or maintain on-site utilities within the boundaries of the CDD. 

²Roadways, entrances or similar improvements that are not constructed to county standards 

including use of materials, such as wood, will be owned and maintained by the CDD or other 

community associations with a recorded public easement over such portion. 

²Subdivision roadways and Alleys will be maintained by the CDD or other community associations. 

³Collector and Arterial roadways will be maintained by County. 

* The CDD or other community associations will be responsible for maintenance of sidewalks, 

multipurpose paths and trails and drainage facilities within the County right-of-way and non-County 

right-of-way pursuant to Pasco County requirements within the boundaries of the CDD. 

 

Source: The Petitioner 
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