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Overview of CDDs



Over 2/3 of Florida’s 17 
communities in the U.S. Top 50 

are CDDs

43. On Top of 
the World

44. Mirada

48. Southshore 
Bay

18. Ave Maria

21. Westlake

34. Tradition

37. Lake Nona

41. Nocatee

1. The 
Villages

2. Lakewood 
Ranch

5. Babcock 
Ranch

10. Vierra

12. Epperson
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Developer / HOACDDADVANTAGE
NO - Infrastructure Costs 
More

YES – Infrastructure Costs Less 
Now

INFRASTRUCTURE COSTS 

NO - Infrastructure Costs 
More

YES – Infra. Costs Less to 
Refurbish

FUTURE COST SAVINGS

NOYES – Money in Bank Trust EstateDEFAULT PROTECTION
NO YES – CDD can collect on the tax 

roll
TAX ROLL COLLECTION

NOYES – Protected from frivolous 
suits

SOVEREIGN IMMUNITY

90%+ Build-OutRelatively Faster TurnoverTURNOVER TO RESIDENTS
Typically NOTypically YESFEMA FUNDING
LESS AccountableMORE AccountableACCOUNTABILITY
LESS AbilityGreater Ability to Maintain ValueLONG-TERM VALUE

CDD v. HOA



Allowed By F.S. 190:

What can a CDD do?

• Construct and maintain public 
infrastructure

• Issue long-term bonds

• Levy and collect non-ad 
valorem assessments for debt 
service

• Levy and collect operating and 
maintenance assessments

• Contract for services

• Issue building permits

• Regulate land use/zoning

• Issue development orders

• Provide police services

• Enforce code compliance

• Architectural review

Not Allowed By F.S. 190:



CDD O&M Items

 CDD owns and maintains:
 Stormwater System

 Ponds, structures, etc.

 Drainage Easements

 Retaining Walls

 Conservation Areas

 Street Lights

 PLUS Edgemont ONLY:

 Roads, Amenities, Hardscape, 
Landscape, Irrigation, Etc.



Board Meetings



Your Day-to-Day Administrative Team

District EngineerDistrict CounselDistrict Manager

Engineer of the CDD

Provides support 
services regarding 
planning, designing, 
permitting, 
construction, and 
operation and 
maintenance of the 
CDD’s infrastructure

Legal counsel to the 
CDD

Ensures that the CDD 
conducts its business 
in accordance with 
Florida law

Administrator of the 
CDD

Oversees the CDD’s 
operations

Prepares budget and 
administers 
accounting and 
finance functions

Greg Woodcock, P.E.
Stantec

Bennett Davenport
Kutak Rock

Heath Beckett, Kyle 
Darin & 
Shirley Conley
Vesta Property 
Services



CDD 
Operations: 

Governing 
Documents

 Florida Statutes- Chs. 112, 170, 189, 
190, 197, F.S.

 Establishment Ordinance 

 Adopted Resolutions

 Adopted Rules of Procedure



CDD 
Operations: 

Administration

 CDD Records- all physical records are 
kept at the District Office

 CDD Website- contains CDD agendas, 
minutes, financial documents, etc.

 CDD Emails- provided to each Supervisor 
for use in their official CDD business and 
to correspondence with staff and 
constituents



Board Meeting Agendas and Protocol
 District Business:

 Most policy is adopted by Resolution (versus by an “Ordinance” like 
the City or County)

 Some items require public hearings- i.e. rules, rates, assessments, 
etc.

 Public Notice of Meetings- at least 7 days prior to meeting

 Newspaper advertisement

 Agenda package is distributed by email to distribution list 

 Agenda package is placed on CDD website 
(www.avalongrovescdd.com) 

 Meetings are open to the public

 Members of the public are able to provide comments on agenda items

 During “Audience Comments” portion of agenda only

 3-minute limit

 Not a Q&A session



Budgets & Assessments



Annual Budget 
Process

 By June 15th – the District Manager 
presents the proposed budget at a CDD 
Board meeting 

 If assessments increase above the 
previously noticed amount, the CDD mails 
a notice to residents

 By October 1st – the District Manager 
presents updates to proposed budget (if 
any) at the Board meeting

 The Board receives comments and/or 
objections to the budget during budget 
hearing

 The Board may adjust and/or decrease 
budget based on comments received, but 
may not increase the assessments higher 
than the noticed amount

 The CDD will hold its budget hearing 
no sooner than 60 days after 
approving the proposed budget



CDD Assessments
 There are 2 components of Special Assessments:

1.  Debt Service Assessments (“Debt Assessments”)

2.  Operations & Maintenance Assessments (“O&M Assessments”)

 Special Assessments
 Annual assessments on platted lots placed on the property tax bill

 Liens are co-equal with taxes

 Different from quarterly or “one-time” special assessments imposed by 
the HOA



CDD Assessments

O&M Assessments

• Based on the operating budget 
approved at the annual public 
hearing

• May change from year to year

• Directly tied to the operating 
expenses of the CDD

• Includes administrative costs and 
field maintenance expenses

• Cannot be paid off

Debt Assessments

• Established at bond issuance

• Does not change from year to 
year

• Repays the debt service on 
the bonds used to pay for 
public infrastructure

• Can be paid off



CDD Budget & Assessments
• Visit:  avalongrovescdd.org/documents



CDD Budget & Assessments
• Visit:  avalongrovescdd.org/documents



Avalon Groves CDD Debt Issuances

• Project broken into 4 
assessment areas:

• Assessment Area 1 
(Forestar/Kolter)

• Assessment Area 2 (Kolter)

• Assessment Area 3 (Pulte)

• Edgemont (DR Horton)



Avalon Groves CDD Debt Issuances

• Special Assessment Bonds, Series 2017 (Assessment Area One Project)

• Special Assessment Area Bonds, Series 2017A-1 (Assessment Area Two Project)

• Special Assessment Area Bonds, Series 2017A-2 (Assessment Area Two Project)

• Special Assessment Area Bonds, Series 2019 (Phases 1 and 2 Sub-Assessment 
Area One Project)

• Special Assessment Area Bonds, Series 2021 (Assessment Area Three Project)

• Special Assessment Area Bonds, Series 2021 (Phases 3 and 4 Sub-Assessment 
Area One Project)

• Special Assessment Area Bonds, Series 2022 (Assessment Area Four Project) 



CDD Governance



Board of Supervisors 

• The Board of Supervisors consists of five (5) 
members called Supervisors

• Serves as the governing body of the District 

• Receive input from constituents

• Makes material business decisions for the District

• Sets public policies implemented by staff

• Action taken shall be by majority vote of the board

• Authority of Chairperson/Vice-Chairperson set by 
Rules of Procedure



General Elections

• Held after CDD has been established for six 
years and has ≥ 250 qualified electors

• Conducted by the County Supervisor of 
Elections

• One vote per qualified elector

• Open to qualified electors – citizens of the 
United States, residents of the CDD, and 
registered to vote (including renters)



Sunshine Laws



Sunshine Law
 Chapter 286, Florida Statutes – “The Government in the Sunshine Law”

 Broad right of public access to governmental proceedings.

 Applies to any board or commission of any state agency or authority, or any agency or
authority of any county, municipal corporation or political subdivision.

 Three Basic Requirements:

 Formal and informal meetings where public business is discussed must be open to the 
public.

 Meetings must be reasonably noticed.

 Minutes must be taken.

 Applies to all forms of communication (e.g., phones, emails, conduits, social media, text 
messages, etc.)

 Exceptions for security AND active litigation

 There are a number of ways to maximize Board efficiency & comply

 Advance Memos

 Workshops

 Etc.



Questions?


