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April 1, 2020 
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Dear Board Members: 
 
The regular meeting of the Board of Supervisors of Live Oak Lake Community 
Development District is scheduled to be held Wednesday, April 8, 2020 at 10:30 AM on 
the steps of the West Osceola Branch Library, 305 Campus Street, Celebration, FL 34747. 
Due to the current circumstances surrounding COVID-19, the meeting will also be 
accessible to attend via Zoom Teleconference and Telephone.   
 

1. Roll Call 

2. Public Comment Period (1Speakers will fill out a card and submit it to the District 

Manager prior to the beginning of the meeting) 

3. Organizational Matters 

A. Appointment of Individual to Fulfill the Board Vacancy with a Term 

Ending November 2020 

B. Administration of Oath to Newly Appointed Supervisor 

4. Approval of Minutes of the March 4, 2020 Board of Supervisors Meeting and the 

March 9, 2020 Continued Meeting 

5. Matters Pertaining to the Master Assessments 

A. Public Hearing on the Imposition of Special Assessments 

i. Presentation of Adopted Master Engineer’s Report 

ii. Presentation of Amended and Restated Master Assessment Report 

iii. Public Comment 

iv. Consideration of Resolution 2020-08 Levying Special Assessments 

6. Staff Reports 

 
1 Comments will be limited to three (3) minutes 



A. Attorney 

B. Engineer 

C. District Manager’s Report 

7. Other Business 

8. Supervisors Requests and Audience Comments  

9. Adjournment 

 
The second order of business is the Public Comment Period where the public has an 
opportunity to be heard on propositions coming before the Board as reflected on the 
agenda, and any other items. Speakers must fill out a Request to Speak form and submit 
it to the District Manager prior to the beginning of the meeting.  
 
The third order of business is Organizational Matters. Section A is the Appointment of 
an Individual to Fulfill the Board Vacancy with a Term Ending November 2020. Section 
B is the Administration of Oath to the Newly Appointed Officer. 
 
The fourth order of business is the Approval of Minutes of the March 4, 2020 Board of 
Supervisors Meeting and the March 9, 2020 Continued Meeting. A copy of the minutes 
are enclosed for your review. 
 
The fifth order of business are the Matters Pertaining to the Master Assessments. Section 
A is the Public Hearing on the Imposition of Special Assessments. Sub-Section 1 is the 
Presentation of the Adopted Master Engineer’s Report. Sub-Section 2 is the Presentation 
of the Amended and Restated Master Assessment Report. Sub-Section 4 is the 
Consideration of Resolution 2020-08 Levying Special Assessments. A copy of the reports 
and resolution are enclosed for your review. 
 
The sixth order of business is Staff Reports. Any staff reports will be discussed during 
this time.  
 
The balance of the agenda will be discussed at the meeting.  In the meantime, if you 
should have any questions, please do not hesitate to contact me. 
 
 
Sincerely, 
 
Jill Burns 
District Manager 
 
CC: Sarah Sandy,  District Counsel   
  
Enclosures 





MINUTES OF MEETING 
LIVE OAK LAKE 

COMMUNITY DEVELOPMENT DISTRICT 
 

 The regular meeting of the Board of Supervisors of the Live Oak Lake Community 

Development District was held on Wednesday, March 4, 2020 at 12:05 p.m. at the West Osceola 

Branch Library, 305 Campus Street, Celebration, Florida.  

 

 Present and constituting a quorum: 
 
 Scott Stearns Chairman 
 Kimberly Locher Assistant Secretary 
 Lee Moore Assistant Secretary 
 
 
 Also present were: 
 
 
 Jill Burns District Manager/GMS 
 Sarah Sandy HGS 
 Emma Gregory HGS 
 Danielle Van de Loo Dewberry 
 Brett Sealy via phone MBS  
  
 
FIRST ORDER OF BUSINESS Call to Order 

 Ms. Burns called the meeting to order and called the roll. Three Supervisors were present, 

constituting a quorum. 

 

SECOND ORDER OF BUSINESS Public Comment Period 

 Ms. Burns stated there were no members of the public present. The next item followed. 

 

THIRD ORDER OF BUSINESS Approval of the Minutes of the February 5,  

   2020 Board of Supervisors Meeting 

 Ms. Burns asked if there were any questions, comments or corrections on the February 5, 

2020 meeting. The board had no changes. 
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On MOTION by Mr. Moore, seconded by Ms. Locher, with all in 
favor, the Minutes of the February 5, 2020 Board of Supervisors’ 
Meeting, were approved.  

 

FOURTH ORDER OF BUSINESS Master Special Assessment Matters 

A. Presentation of the Amended Master Assessment  

 Ms. Sandy stated the amended Master Assessment Report was in the agenda packages. She 

stated they were still working through a couple of items on that, mainly making sure they had the 

undeveloped acreage correct for the various undeveloped parcels which affects the assessment 

amount per acre for the undeveloped lands. She explained that originally when they levied the 

assessment lien they did it at $43,400,000 million and they actually validated $45,000,000. The 

costs have changed some, so they are looking at increasing that total assessment lien up to the 

$45,000,000 that they did validate. They will be using a lot of the construction proceeds that would 

be allocated to the various product types. The other piece is working out some of the benefit 

allocation to the apartments, because it is a slightly different product type than the other single 

family units. Just confirming that we are comfortable with the benefit allocation that we have in 

there. They will need a few more days to wrap that up. Ms. Sandy asked if they board would be 

amenable to continuing this meeting to later this week or early next week. It was decided the 

meeting would be continued to Monday, March 9, 2020 at 1:30 p.m. The same location will be 

used and they will confirm the room availability. It was asked that at least three members be present 

to have a quorum. The Public Hearing on the Rules was scheduled for April 1th at 10:00.  

 

B. Presentation of the Adopted Master Engineer’s Report  

This item was tabled to the continued meeting on March 9th. 

 

C. Consideration of Resolution 2020-05 Declaring Special Assessments 

This item was tabled to the continued meeting on March 9th. 

  

D. Consideration of Resolution 2020-06 Setting a Public Hearing on the Imposition of 

Special Assessments.  

Ms. Burns stated that the public hearing on the imposition of special assessments was set 

for April 8, 2020 at 10:30 a.m.  
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FIFTH ORDER OF BUSINESS Consideration of Requests for Proposals for 
Construction Services for the Spine Road 
Project 

Ms. Burns noted the package was in the agenda. She stated that a couple of dates need to 

be filled in to line those up with meetings. Ms. Burns reviewed the selection criteria was in the 

Package on Page 12. Ms. Burns reviewed the evaluation report and stated it reflected the changes 

that were talked about.  

Ms. Sandy reviewed the formulas for the geographic location and price. Ms. Burns noted 

it was set to be noticed on March 12th. Ms. Sandy stated the mandatory pre-proposal meeting would 

be at Dewberry’s Office on March 19, 2020 at a time to be determined later. There will be a special 

board meeting the last week of April for the board to review and rank the proposals. The bid 

opening will be the same day proposals are due. Ms. Sandy clarified that some dates could change 

if needed, but an addendum would need to be issued. Ms. Burns clarified they could extend the 

deadline an extra week if the board saw questions coming in from proposers. Ms. Burns asked if 

there were any questions about selection criteria or anything in the RFP and noted that they could 

approve subject to the times being confirmed by Dewberry and inserted into the ad.  

Ms. Sandy noted that in terms of legal compliance she would review, Danielle would 

review in terms of the pricing and schedule. There would be recommendations and they would 

assign evaluation points at the actual meeting. Ms. Sandy verified the pricing would be fixed. Ms. 

Sandy asked for a motion to approve the evaluation criteria and the notice schedule subject to 

finalization by staff.  

On MOTION by Mr. Stearns, seconded by Ms. Locher, with all in 
favor, the Request for Proposals for Construction Services for the 
Spine Road Project, were approved. 

 

SIXTH ORDER OF BUSINESS Consideration of Resolution 2020-07 
Adopting an Internal Controls Policy 

Ms. Burns stated that there had been a change in statute that required the board to adopt 

new policies to protect fraud, waste, and abuse. She stated that most of these policies were already 

in place by the district, but the requirement was to officially adopt these polices and these are 

consistent with Florida statue.  

A board member asked if this would constitute changes to the website. Ms. Burns stated 

they had contacted the website company and they have provided a log-in to her office and they 
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will transfer responsibilities for uploading. Ms. Sandy noted these policies are more in line in terms 

of the accounting and financing that the District Manager does with the district. Mr. Burns asked 

for any questions on the resolution. The board had no questions.  

On MOTION by Mr. Moore, seconded by Ms. Locher, with all in 
favor, Resolution 2020-07 Adopting an Internal Controls Policy, 
was approved.  

 

SEVENTH ORDER OF BUSINESS Staff Reports 

A. Attorney 

Ms. Sandy had nothing additional to report.  

 

B. Engineer  

Ms. Van de Loo had nothing further to report. 

 

C. District Manager’s Report  

i. Financial Statements & Check Register 

Ms. Burns stated the records were received from InfraMark and they expect a check in 

order to open that account any day.  

Ms. Sandy had a question on the credit account to offset the previously acquired 

improvements and wanted clarification on how funds were being used until they get the 2020 

issuance. Mr. Stearns stated he had not talked to the group about changing that, so he wasn’t sure 

how that would be. Ms. Sandy replied it would decrease what is being carried over. Mr. Stearns 

stated he felt it should stay the same.  

 

EIGHTH ORDER OF BUSINESS Other Business 

 There being none, the next item followed.  

 

NINTH ORDER OF BUSINESS Supervisors Requests and Audience  
  Comments 
 There being none, the next item followed. 
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TENTH ORDER OF BUSINESS Continuance of Meeting  

 The meeting was continued to Monday, March 9, 2020 at 1:30 p.m.  

On MOTION by Ms. Locher, seconded by Mr. Stearns, with all in 
favor, the meeting was continued to March 9, 2020 at 1:30 p.m.  

 
 
 
 
 
 
________________________________  ________________________________ 
Secretary / Assistant Secretary    Chairman / Vice Chairman 



MINUTES OF MEETING 
LIVE OAK LAKE 

COMMUNITY DEVELOPMENT DISTRICT 
 

 The Continued meeting of the Board of Supervisors of the Live Oak Lake Community 

Development District was held on Monday, March 9, 2020 at 2:00 p.m. at the West Osceola 

Branch Library, 305 Campus Street, Celebration, Florida.  

 

 Present and constituting a quorum: 
 
 Scott Stearns Chairman 
 José Rios Vice Chairman 
 Lee Moore Assistant Secretary 
 
 
 Also present were: 
 
 
 Jill Burns District Manager/GMS 
 Sarah Sandy via phone HGS 
 Danielle Van de Loo via phone Dewberry 
 Justin Rowan via phone MBS 
 Brett Sealy via phone MBS  
  
 
FIRST ORDER OF BUSINESS Roll Call 

 Ms. Burns called the meeting to order and called the roll. Three Supervisors were present 

constituting a quorum. 

 

SECOND ORDER OF BUSINESS Public Comment Period 

 Ms. Burns stated there were no members of the public present. The next item followed. 

 

THIRD ORDER OF BUSINESS Master Special Assessment Matters 

A. Presentation of an Amended Master Assessment Methodology 

 Ms. Burns stated the Amended Master Assessment Methodology was in the package, as 

well as some new updates to Tables 6 and 7. Ms. Burns gave a brief overview of the Master 

Assessment Report dated March 25, 2016. The report established an Assessment Methodology to 

allocate debt to properties within the District benefiting from the District’s Capital Improvement 
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Plan. Since the adoption of that report, there have been changes to the land use plans for some of 

the undeveloped parcels within the district, adding the following product types for multi-family 

condos, apartments, 40’ lots, and 60’ lots.  

 Table 1 is the development program and shows the new product types that were outlined, 

a total of 2,557. It shows an ERU per unit type with the single family 50’ being an ERU of 1. The 

multi-family is .3, duplexes .7, single family .8, single family 60’ is 1.2, and the single family 70’ 

is 1.4. Table 1A shows the development program by phase. The top one was the original from the 

Master done in 2016 and the bottom Table is the revised for the new Master Report. Table 2 shows 

the Capital Improvement Plan cost estimates at a total of $35,359,000 and that’s the amount from 

the March 25, 2016 Master Report. Table 3 shows the allocation of those improvement costs with 

the new development plan. Shown are the costs per product type and the costs per unit. Table 4 

shows the bond sizing of $45,000,000, which is the same as the validation amount that would be 

the maximum amount of bonds we could issue under this Master Assessment Report. Table 5 

shows the par debt and annual assessments for each of the product types. The maximum principal 

per unit for each of the six product types, and then the net and gross annual assessments per product 

type. The gross assessment shows a 6% collection cost for early payment discounts for the Osceola 

County tax bill. Table 6 was revised and was passed out separately. It shows the initial bond 

principal ceiling for the un-platted gross acreage. That’s been updated with the new amounts. The 

un-allocated amount is $29,475,023, which shows a total un-platted bond principal per acre of 

$67,907.84. Table 7 is the tax roll and shows the debt per parcel for all the platted lots seen listed. 

On the very last page, on the bottom, is the un-platted parcels that are allocated by acreage.  

 Ms. Sandy noted that in the Amended Master Assessment Report with the addition of the 

new product types, and the added ERUs because of that, overall, the assessment levels are actually 

dropping down a little versus the previously adopted Master Assessment Report for those product 

types that previously existed. That will adjust the 2016 Master Assessment down slightly, but 

because they are based on targeted assessment it’s not going to change what the users pay now. 

The reason we feel comfortable not going through any kind of noticing period for those previously 

plotted that had been sold to end users is that those are dropping down in terms of the Master 

Assessment liens. The only thing that is slightly increasing is the bond principal allocation to the 

un-platted gross acreage.  
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 Ms. Sandy stated if no one had any questions, for the record she asked the following legal 

questions of Ms. Burns. Ms. Sandy asked Ms. Burns in her professional opinion, does the land 

subject to the assessment receive a special benefit from the project based on the report. Ms. Burns 

answered yes. Ms. Sandy asked Ms. Burns if the assessments were reasonably and fairly 

apportioned. Ms. Burns answered yes. Ms. Sandy asked Ms. Burns if the special benefits that the 

lands receive are equal to or in excess of the assessment on the land. Ms. Burns answered yes. 

 

B. Presentation of the Adopted Master Engineer’s Report 

Ms. Burns stated this was the previous report that was adopted in 2016. Ms. Van de Loo 

summarized the Engineer’s Report for the board. The items that are included were storm water 

system, the electrical services, mitigation that was required of the development of the land, the 

roadway systems, palm trees, some of the off-site improvements that were required of the 

developments, and public roads. The cost overall for the development at that time was 

$35,259,000. Ms. Burns asked for any questions for Ms. Van de Loo. The board had no questions 

for Ms. Van de Loo.  

 

C. Consideration of Resolution 2020-05 Declaring Special Assessments 

 Ms. Burns noted this was in the agenda package. This resolution declares a re-allocation of 

Special Assessments as the Board previously approved Assessment Resolutions and a Master 

Assessment Report and Master Engineer’s Report. Due to the new Development plan the 

additional product types for apartments, the 40’ single family. and the 60’ single family need to 

have a designation for an ERU for the new product and new development plan. That is outlined in 

the package and this resolution says the District is determining that benefit and will be approved 

by the property that is being improved by the CIP and the amount of those benefits of the Special 

Assessments will be made in proportion to the benefits received, as outlined in the Amended 

Master Engineer’s Report. It outlines the total CIP of $35,359,000 in the report Ms. Van de Loo 

discussed, as well as the bond sizing of $45,000,000. Ms. Burns asked for any additional comments 

from Ms. Sandy. There were no additional comments from Ms. Sandy.  

On MOTION by Mr. Stearns, seconded by Mr. Moore, with all in 
favor, the Resolution 2020-05 Declaring Special Assessments, was 
approved.  
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D. Consideration of Resolution 2020-06 Setting a Public Hearing on the Imposition of 

Special Assessments 

Ms. Burns stated the date discussed previously was April 8, 2020 at 10:30 a.m. at the  

same location.  

On MOTION by Mr. Stearns, seconded by Mr. Moore, with all in 
favor, to set the Public Hearing for April 8th at 10:30 a.m. at the same 
location, was approved.  

  

FOURTH ORDER OF BUSINESS Staff Reports 

A. Attorney 

Ms. Sandy had nothing additional to report.  

 

B. Engineer  

Ms. Van de Loo had nothing additional to report.  

 

C. District Manager’s Report  

 There being none, the next item followed.  

 

FIFTH ORDER OF BUSINESS Other Business 

 There being none, the next item followed.  

 

SIXTH ORDER OF BUSINESS Supervisors Requests and Audience  
  Comments 
 It was clarified the timeline passed out earlier from Mr. Rowan was the same. Ms. Burns 

stated there would be a meeting for April 1, 2020 where they will have the Public Hearing on the 

Rules. There will be meetings on April 1st and April 8th.  
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SEVENTH ORDER OF BUSINESS Adjournment of Meeting  

 The meeting was adjourned.  

On MOTION by Mr. Stearns, seconded by Mr. Moore, with all in 
favor, the meeting was adjourned.  

 
 
 
 
 
________________________________  ________________________________ 
Secretary / Assistant Secretary    Chairman / Vice Chairman 
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Live Oak Lake 
Community 
Development District 
Master Engineer’s Report 

1. INTRODUCTION 

1.1 Description of the Live Oak Lake 
Community 

Live Oak Lake (also referred to as the “Development” or 

“Community”) is a 703.57 gross acres master planned, 

residential community located in Osceola County as shown 

on Exhibit A.  The Master Developer (“Developer”) is 

Narcoossee Land Ventures, LLC, based in Orlando, Florida.  

The Development is approved as a Planned Development 

(PD) for up to 2,060 Residential Units and is divided into 

two (2) Villages: Lakeside Groves NW and Twin Lakes.  A 

land use summary is presented in Table 1. 

The Live Oak Lake Community Development District 

(herein called the “District” for “CDD”) encompasses the 

entire 703.57 gross acres Development and will construct, 

acquire, operate and 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 acquire or construct infrastructure in 

phases as necessary.  Currently, the Twin Lakes Village has 

eight (8) phases and the Lakeside Groves NW Village has two 

(2) phases for which all or a portion of certain infrastructure 

improvements identified herein are expected to be financed 

from the proceeds of District special assessment revenue 

bonds (the “Master Project”).  Construction of the first and 

second phase of Lakeside Groves and Twin Lakes Villages, 

part of the roadway infrastructure for Twin Lakes Village, 

and the overall mass grading for Lakeside Groves NW Village 

has commenced.  An inventory of the phasing has been 

presented in Table 2 and Table 3 together 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 703.57 gross acres of the 

Community consisting of two (2) Villages:  Twin Lakes and 

Lakeside Groves NW; the capital improvements to be 

constructed, acquired and/or financed by the District; and 

apportionment of the costs of the capital improvements. 

 

 

TABLE 1 LAND USE SUMMARY AREA 

Master Stormwater/Ditches 128.85 
Residential Land 387.50 
Roadways Spine 16.92 
Lakes 29.32 
Amenity Center 17.87 
Open Space/Conservation Areas/Parks 123.46 
TOTAL 703.57 
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TABLE 2 PHASING SUMMARY 

AREA 

PHASE NO. UNITS AREA 

(AC.) Twin Lakes Village 1  223 59.12 
Twin Lakes Village 2 382 72.99 
Twin Lakes Village 3 141 30.60 
Twin Lakes Village 4 215 39.40 
Twin Lakes Village 5 137 24.13 
Twin Lakes Village 6 277 54.18 
Twin Lakes Village 7 177 35.89 
Twin Lakes Village 8 184 25.06 
Lakeside Groves NW Village Phase 1 166 23.81 
Lakeside Groves NW Village Phase 2 158 22.32 
Phase 1 - Amenity Tracts – Twin Lakes/Lakeside Groves NW  17.87 
Phase 2 - Spine Road  16.92 
Ponds/Lake/Stormwater Conservation/Open Space  281.63 
TOTAL – Live Oak Lake CDD 2060 703.57 

 
 

TABLE 3 LOT TYPES 

PHASE LOT TYPE UNITS AREA (AC.) 

Twin Lakes Village 1 35-ft Duplex 28 5.90 
 50-ft Lots 154 37.02 
 70-ft Lots 41 16.20 
Twin Lakes Village 2 35-ft Duplex 152 19.34 
 50-ft Lots 146 27.78 
 70-ft Lots 84 25.87 
Twin Lakes Village 3 50-ft Lots 111 21.70 
 70-ft Lots 30 8.90 
Twin Lakes Village 4 35-ft Duplex 154 27.4 
 50-ft Lots 37 6.20 
 70-ft Lots 24 5.80 
Twin Lakes Village 5 35-ft Duplex 84 11.44 
 50-ft Lots 34 6.86 
 70-ft Lots 19 5.83 
Twin Lakes Village 6 35-ft Duplex 138 20.93 
 50-ft Lots 95 19.93 
 70-ft Lots 44 13.32 
Twin Lakes Village 7 50-ft Lots 177 35.89 
Twin Lakes Village 8 35-ft Duplex 184 25.06 
TOTAL Units Twin Lakes Village  1736 341.37 

Lakeside Groves NW Village – 1 35-ft Duplex 166 23.81 

Lakeside Groves NW Village – 2 35-ft Duplex 158 22.32 

TOTAL Units Lakeside Groves Village  324 46.13 

TOTAL – Live Oak Lake CDD  2060 387.50 
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2. DISTRICT BOUNDARY AND 
PROPERTIES SERVED 

2.1 District Boundary 

The Live Oak Lake 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 

west and east side of Hickory Tree Road, and south of Live 

Oak Lake and west Sardine Lake in Osceola County.  

2.2 Description of Properties Served 

The Development is located within Sections 16, 17, 18 and 

20, Township 26 South, Range 31 East and all within Osceola 

County, Florida.  The existing property consists of forest land 

and planted pines and some 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 a parcel.  The terrain of the 

site is somewhat rolling with elevations ranging from 75 to 

64 NVGD. 

Osceola County Property Parcel ID numbers for the Live Oak 

Lake Community Development District are as follows: 

 202631495000010020 

 202631495000010180 

 202631000000310000 

 202631495000010470 

 202631495000010070 

 202631495000010310 

 172631000000400000 

 172631000000500000 

 172631000000600000 

 172631000000100000 

 162631000000400000 

 172631000000300000 

 172631000000200000 

 182631495000010010 

 202631000000100000 

 

3. PROPOSED MASTER 
PROJECT INFRASTRUCTURE 

3.1 Summary of the Proposed Project 
Infrastructure 

The project infrastructure will generally consist of the 

following systems to serve the Master Project: 

 
• On-Site Master Public Spine Roadway Improvements 

• Water Distribution and Sanitary Sewer Collection 

Systems and Reuse Water Distribution 

• Off-Site Master Public Roadway Improvement (Hickory 

Tree Road Intersection) 

• Master Stormwater Management System 

• Landscaping 

• Irrigation 

• Hardscape 

• Conservation Mitigation Areas 

• Electrical Service System (Underground) 

 

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 to time, 

the District will consider amendments or supplementals to 

this report at such time. 

 

 

 

  

TABLE 4 PROPOSED FACILITIES 

Facilities/Systems 

Proposed 

Ownership and 

Maintenance Entity 

Sanitary Sewer Collection City of St. Cloud 
Water Distribution City of St. Cloud 
Reuse Water City of St. Cloud 
Master Stormwater 
Management System 

Live Oak Lake CDD 

Electrical Service System Orlando Utilities 
Commission 

Conservation Mitigation Live Oak Lake CDD 
On-Site Master Public Spine 
Roadway Improvements Osceola County 

Off-Site Master Public 
Roadway Improvements 

Osceola County and 
City of St. Cloud 

Landscaping/Irrigation/ 
Hardscape Master Public 
Roads 

Live Oak Lake CDD 
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3.2 Master Stormwater Management 
System 

The Master Stormwater Management System provides for 

the water runoff treatment and will attenuate and provide for 

the runoff that will be carried out through the use of man-

made retention and detention systems as collected in pipes, 

curbs and surfaces to convey this runoff.  These systems 

discharge to the ponds or to natural lakes adjacent in the 

Development.  Osceola County and the South Florida Water 

Management District (SFWMD) regulate the design criteria 

for the District’s stormwater management facilities.  The 

Master Stormwater Management System will discharge 

through interconnected ponds and canals to existing lakes 

within the Development.  The Master Stormwater 

Management System will adhere to the design criteria of 

these agencies, which require that drainage systems be 

designed to attenuate a 10-year, 24-hour rainfall event to 

pre-development discharges.  This criterion is typical for 

similar developments with positive outfalls. 

The Master Stormwater Management System will also 

adhere to the requirements of SFWMD and the County, 

which requires that all building finished floor elevations be 

constructed above the anticipated flood elevation for the 

100-year, 24-hour storm event.  The treatment of 

stormwater runoff will be provided in accordance with the 

design guidelines for dry and wet retention/detention 

systems as mandated by the SFWMD and the County.  

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, Exhibit C.  The 

Master Stormwater Management System consists of various 

ponds that collect runoff from the developed property.  The 

District may finance the cost of stormwater collection and 

treatment systems, as well as the construction, acquisition 

and/or maintenance of said retention areas.  All of these 

improvements may be owned and maintained by the District. 

 

TABLE 5 STORMWATER MASTER SYSTEM 

PONDS ACREAGE 

(AC.) 

Phase 1 – Twin Lakes Village 28.53 
Phase 2 – Twin Lakes Village 28.11 
Phase 3 – Twin Lakes Village 3.27 
Phase 4 – Twin Lakes Village 9.98 
Phase 5 – Twin Lakes Village 8.59 
Phase 6 – Twin Lakes Village 17.27 
Phase 7 – Twin Lakes Village 12.79 
Phase 8 – Twin Lakes Village 8.27 
Phase 1 – Lakeside Groves NW 7.88 
Phase 2 – Lakeside Groves NW 4.16 
TOTAL – Live Oak CDD 128.85 

 

3.3 Master Public Roadway Systems On 
and Off-Site 

The On-Site Master Public Spine Roadway Improvement 

(“Master Spine Roadway”) associated within the 

Development of Twin Lakes Village and the Lakeside Groves 

NW Village will be developed by the District and will be 

funded by the District and later turned over to Osceola 

County for ownership and operation. The Master Spine 

Roadways consist of two (2) major roads that traverse the 

Twin Lakes Village both East-West and one that traverses 

the Twin Lakes Village North-South. These will consist of 

two (2)-lane roads with a minimum of 24-foot pavement 

sections with curbs. The internal roadways will be private 

and will not 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, lighting and landscaped hardscape features.   

The Master Project will provide for off-site roadway 

improvements at the intersection of the Master Spine 

Roadway with Hickory Tree Road.  These intersection 

improvements will include turn lane expansion and a new 

traffic signal with mast arms.  These improvements will serve 

both villages within the District. 

The Master Spine Roadways and Off-Site Master Public 

Roadway Improvements will be designed and constructed in 

accordance with the applicable Osceola County and Florida 

Department of Transportation (FDOT) standards.  Please 
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refer to Exhibit B for depiction of the roadway systems 

within and adjacent to the Development. 

 The roadway improvements will include utilities that 

will run within the road right-of-way, as described in 3.4.  

The utilities within these roadways (described in 3.5) and 

any landscaping/hardscaping related to these roadways 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 improvements and convey them to the County upon 

completion.   

 

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

The utilities are provided by the City of St. Cloud – Reuse 

Water, Sanitary Sewer Service and Water Distribution.  The 

Master Project includes utilities within the right-of-way of 

the proposed community infrastructure and internal streets.  

The City of St Cloud will provide reuse water, potable water 

and wastewater services for the District.  The major trunk 

lines, collection systems and transmission mains to serve the 

District’s first and second phases of Twin Lakes Village and 

the first phase of Lakeside Groves NW Village are to 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, 

Exhibit D.  

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 will be funded by the District.   

The wastewater facilities will include gravity collection 

sewer lines and mains.  The seven (7) new lift stations will be 

located within the District and will service the Development.  

These new lift stations will tie into the existing forcemain 

located on Hickory Tree Road and through the Master Spine 

roads within the Development.  It is currently estimated that 

these gravity collection systems and forcemain will be 

constructed, acquired or financed by the District.   

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 Osceola County, and the Florida Department of 

Environmental Protection (FDEP).  Utility extension within 

Hickory Tree Road will also be included as part of the 

infrastructure improvements for the Development.  All of 

these improvements will be financed by the CDD and 

maintained by the City of St. Cloud Utilities.  

3.5 Landscaping, Irrigation and Entry 
Features  

Landscaping, irrigation, entry features and walls at the 

entrances and along the outside boundary of the 

Development will be provided by the District.  The irrigation 

system will use reuse water as provided by the City of St. 

Cloud.  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 

of St Cloud.  Landscaping for the roadways will consist of 

sod, annual flowers, shrubs, ground cover and trees for the 

off-site intersection improvements for Hickory Tree Road 

and the Master Spine Roadways.  Perimeter walls will be 

provided at the site entrances and perimeters.  These items 

may be funded, owned and maintained by the CDD.  

3.6 Electrical Service Systems 
(Underground) 

Orlando Utilities Commission (OUC) will provide the 

underground electrical service to the Community.  The 

service will include the primary and secondary systems to 

serve the various land uses and street lighting.  The balance 

of the costs of providing electricity is expected to be at the 

expense of the Developer. 

3.7 Conservation Areas 

The proposed Development of both communities 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 will 

be done through Regional Mitigation Banks.  The District 

will fund the mitigation. 
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4. OPINION OF PROBABLE 
CONSTRUCTION COSTS 
Exhibit F presents a summary of the costs for the Master 

Project infrastructure including drainage, water and sewer, 

landscaping, entry feature, and undergrounding of electrical 

service. 

Costs in Exhibit F are derived from expected quantities 

of the infrastructure multiplied by unit costs typical of the 

industry in Central Florida.  Included within these costs are 

technical services consisting of planning, land surveying, 

engineering, environmental permitting, soils and material 

testing related to such infrastructure.  These services are 

necessary f0r the design, permitting and construction 

contract management for the Master Project infrastructure.  

The costs are exclusive of certain legal, administrative, 

financing, operations or maintenance services necessary to 

finance, construct, acquire and/or operate the Master Project 

infrastructure. 

5. PERMITTING STATUS 
The District is in the Osceola County and City of St. Cloud 

utility service area and has been approved as a LDR by 

Osceola County.  A permit to provide overall grading and 

drainage for Phases 1 and 2 of the Twin Lakes portion and 

also for Lakeside Groves NW Phases 1 and 2, infrastructure 

roadways and the Amenity Center have been approved by the 

SFWMD and the County for these phases, as well as Phases 1 

and 2 of both Communities currently to begin construction.  

The Developer has obtained approvals and permits for 

Phases from the City of St. Cloud, SFWMD, ACOE and 

FDEP.  A Master Stormwater Permit for both Twin Lakes 

and Lakeside Groves NW has been approved by SFWMD for 

this project Phase that addressed the stormwater and 

environmental issues. 

Permits are required prior to the start of any 

infrastructure construction in the future phases.  Those 

permits, which have been approved for mass grading and 

construction of Phases, in general, include the following: 

• The Osceola County Construction Approval; 

• SFWMD ERP Permit; 

• FDEP Water and Wastewater Permits; and 

• Environmental Protection Agency (EPA) National 

Pollutant Discharge Elimination System (NPDES).  

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. ENGINEER’S CERTIFICATION 
It is our opinion that the costs of the Master Project 

improvements proposed 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.  We have no reason 

to believe that the Master Project cannot be constructed at 

the cost described in this report.  We expect the 

improvements to be constructed or acquired by the District 

with bond proceeds, as indicated within this report.  Phases 1 

and 2 of Twin Lakes Village and the first phase of Lakeside 

Groves NW Village are under construction.  We believe that 

the District will be well served by the improvements 

discussed in this report. 

I hereby certify that the foregoing is a true and correct 

copy of the Engineer’s Report for Live Oak Lake Community 

Development District. 

 

 

 

 

 

 

 

_________________________ 

 

 

 

Reinardo Malavé, P.E. 

Florida License No. 31588 
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SECTION 4



RESOLUTION 2020-08 
 

A RESOLUTION OF THE LIVE OAK LAKE COMMUNITY 
DEVELOPMENT DISTRICT ADOPTING AN AMENDED AND 
RESTATED MASTER ASSESSMENT REPORT; REALLOCATING 
SPECIAL ASSESSMENTS AND DESIGNATING ERUs FOR THE NEW 
UNITS; EQUALIZING, APPROVING, CONFIRMING, AND LEVYING 
SPECIAL ASSESSMENTS; REAFFIRMING THE PROVISIONS OF 
RESOLUTIONS 2016-31, 2016-32, AND 2016-34 AND PROVIDING FOR 
CONFLICTS; PROVIDING FOR THE RECORDING OF AN 
ASSESSMENT NOTICE; PROVIDING FOR SEVERABILITY AND AN 
EFFECTIVE DATE. 

 
RECITALS 

 WHEREAS, the Live Oak Lake Community Development District (“District”) previously 
indicated its intention to construct certain types of infrastructure improvements described in the 
Master Engineer’s Report dated March 25, 2016, attached hereto as Exhibit A (“Improvement 
Plan”) and to finance such infrastructure improvements through the issuance of bonds, which 
bonds would be repaid by the imposition of special assessments on benefited property within the 
District; and 
 
 WHEREAS, the District’s Board of Supervisors (“Board”) noticed and conducted a public 
hearing on April 29, 2016, pursuant to Chapters 170, 190 and 197, Florida Statutes, relating to the 
imposition, levy, collection and enforcement of such assessments (“Assessments”); and 
 
 WHEREAS, the Assessments were described in the Master Assessment Report dated March 
25, 2016 (“Master Assessment Report”), which was incorporated by reference into Resolution 
2016-34; and 
 
 WHEREAS, the developer of lands within the District advised the District that it intends to 
modify the development plan for the District to include new product types not previously 
contemplated in the Maser Assessment Report, consisting of multi-family 
condominium/apartments units, 40’ single-family units, and 60’ single-family units (together, the 
“New Units”); and 
 
 WHEREAS, pursuant to Resolutions 2020-05 and 2020-06, the District Board noticed and 
conducted a public hearing pursuant to Chapters 170, 190, and 197, Florida Statutes, for the 
limited purpose of receiving comments and objections on the addition of the New Units and the 
corresponding reallocation of the Assessments, all as further described in the Amended and 
Restated Master Assessment Report dated March 9, 2020 (“Amended Master Assessment 
Report”), which is attached hereto as Exhibit B.  
 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD 
OF SUPERVISORS OF THE LIVE OAK LAKE 
COMMUNITY DEVELOPMENT DISTRICT AS FOLLOWS: 



 
 SECTION 1.  AUTHORITY FOR THIS RESOLUTION.  This Resolution is adopted pursuant to 
Chapters 170, 190, and 197, Florida Statutes, including without limitation, Section 170.08, Florida 
Statutes. To the extent required by law to render effective the intent of this Resolution, the 
provisions of Resolutions 2016-31, 2016-32, and 2016-34, as amended and supplemented, are 
expressly incorporated herein.  
 
 SECTION 2.  FINDINGS.  The Board hereby finds and determines as follows: 
 
 (a)  The District is a local unit of special-purpose government organized and existing under 
and pursuant to Chapter 190, Florida Statutes, as amended. 
 
 (b)  The District is authorized under Chapter 190, Florida Statutes, to finance, fund, plan, 
establish, acquire, install, equip, operate, extend construct, or reconstruct roadways, water 
facilities, sewer facilities, reclaimed water facilities, stormwater management and control 
facilities, electrical facilities, landscaping, irrigation and hardscaping, and other infrastructure 
projects and services necessitated by the development of, and serving lands within, the District, as 
further described in the Improvement Plan (together the “Improvements”). 
 
 (c)  The District is authorized by Chapter 190, Florida Statutes, to levy and impose special 
assessments to pay all, or any part of, the cost of such infrastructure projects and services and to 
issue capital improvement revenue bonds payable from such special assessments as provided in 
Chapters 170 and 190, Florida Statutes. 
 
 (d)  It is necessary to the public health, safety and welfare and in the best interests of the 
District that (i) the District continue to provide the Improvement Plan, the nature and location of 
which was initially described in Resolution 2016-34 and is shown in the Improvement Plan 
attached thereto and hereto and the plans and specifications on file in the offices of the District 
Manager at 219 E. Livingston Street, Orlando, Florida 32801 (“District Records Offices”); (ii) the 
costs of such Improvement Plan continue to be defrayed by the Assessments; and (iii) the District 
has and will continue to issue bonds payable from such Assessments to provide funds for such 
purposes. 
 
 (e) The provision of said Improvement Plan, the levying of such Assessments, and the sale 
and issuance of such bonds continues to serve a proper, essential, and valid public purpose and is 
in the best interests of the District, its landowners and residents. 
 
 (f) In order to provide funds with which to pay a portion of the costs of the Improvement 
Plan which currently are and continue to be assessed against the benefitted properties, it is 
necessary for the District from time to time to sell and issue its Capital Improvement Revenue 
Bonds, in one or more series (“Bonds”). 
 
 (g) By Resolution 2016-31, the Board initially determined to provide the Improvements 
and to defray the costs thereof by making the Assessments on benefitted property and expressed 
an intention to issue Bonds to provide a portion of the funds needed for the Improvements prior to 
the collection of such Assessments.  By Resolution 2020-05, the District also declared its intention 



to reallocate a portion of the Assessments.  Resolution 2020-05 was adopted in compliance with 
the requirements of Section 170.03, Florida Statutes, and prior to the time it was adopted, the 
requirements of Section 170.04, Florida Statutes, had been met. 
 
 (h)  As directed by Resolution 2020-05, said Resolution 2020-05 was published as required 
by Section 170.05, Florida Statutes, and a copy of the publisher's affidavit of publication is on file 
with the Secretary of the Board. 
 
 (i)  As directed by Resolution 2020-05, a preliminary assessment roll was adopted and filed 
with the Board as required by Section 170.06, Florida Statutes. 
 
 (j)  As required by Section 170.07, Florida Statutes, upon completion of the preliminary 
assessment roll, the Board adopted Resolution 2020-06 fixing the time and place of a public 
hearing at which owners of the property to be assessed and other persons interested therein may 
appear before the Board and be heard as to: (1) the propriety and advisability of reallocating the 
Assessments, and (2) and the amount thereof to be assessed against each specially benefitted 
property or parcel; and provided for publication of notice of such public hearing and individual 
mailed notice in accordance with Chapters 170, 190 and 197, Florida Statutes. 
 
 (k)  Notice of such public hearing was given by publication and also by mail as required 
by Section 170.07, Florida Statutes. Affidavits as to such publications and mailings are on file in 
the office of the Secretary of the Board. 
 
 (l)  On April 8, 2020, a public hearing and meeting of the Board (“Public Hearing and 
Meeting”) was held in compliance with all legal requirements including, but not limited to, the 
requirements of Section 286.011, Florida Statutes, as supplemented and/or amended by Executive 
Orders 20-52 and 20-69, as may be amended, supplemented, or extended from time to time 
(“Executive Order”), issued by the Governor of Florida in connection with the state of emergency 
declared as a result of COVID-19.  The Public Hearing and Meeting was held for the necessary 
public purpose of considering matters related to the levy and reallocation of the Assessments.  Due 
to the COVID-19 public health emergency, the District Manager attended the Public Hearing and 
Meeting in-person at the time and place specified in the resolution and notice referred to in 
paragraphs (i) and (j) above, with Board Supervisors and remaining District staff attending  
remotely utilizing telephonic or video conferencing communications media technology in 
compliance with the Executive Order.  The public was invited to participate in the Public Hearing 
and Meeting through in-person attendance, remote telephonic or video conferencing 
communications media technology, and/or by submission of questions and comments to the 
District Manager in advance of the Public Hearing and Meeting. 
 
 (m)  At the Public Hearing and Meeting on April 8, 2020, at the time and place specified 
in paragraph (l) above, the Board met as an Equalization Board, opened such public hearing and 
heard and considered all complaints and testimony as to the matters described in paragraph (j) 
above and concluded the public hearing. The Board has made such modifications in the 
preliminary assessment roll as it deems necessary, just and right in the making of the final 
assessment roll. 
 



 (n)  Having considered the estimated costs of the master infrastructure, financing costs, the 
benefits the lands affected by this reallocation will receive from the master infrastructure, the 
findings set forth herein, the Amended Master Assessment Report, and all complaints and evidence 
presented at such public hearing, the Board further finds and determines: 
 

(i) The District has previously adopted, in accordance with Florida law, 
Resolutions 2016-31, 2016-32, and 2016-41 relating to the imposition of 
Assessments and the pledge of Assessments for the District’s Bonds. 
 

(ii) Each New Unit, as set forth in the Amended Master Assessment Report, 
specially benefits from the estimated costs of the Improvement Plan as 
adopted in Resolution 2016-34. 
 

(iii) The benefit to each New Unit equals or exceeds the amount of the 
Assessments assigned to each New Unit, as set forth in the Amended Master 
Assessment Report. 

 
(iv) The Amended Master Assessment Report, attached hereto as Exhibit B, is 

hereby accepted and approved.  The District approves its use in conneciton 
with the issuance of the Bonds. 

 
(v) It is reasonable, proper, just and right to reallocate the Assessments and to 

equalize, approve, confirm and levy the Assessments as provided in the 
Amended Master Assessment Report (the “Reallocated Assessments”).  
The resulting reallocation will not increase the Assessments on any 
currently existing platted lots within the District.   

 
(vi) It is in the best interests of the District that such Assessments be collected 

as provided in Resolutions 2016-31, 2016-32, and 2016-34. 
 
 SECTION 3.  ADOPTION OF AMENDED MASTER ASSESSMENT REPORT; REALLOCATION, 
EQUALIZATION, APPROVAL, CONFIRMATION AND LEVY OF SPECIAL ASSESSMENTS.  The 
District hereby adopts the Amended Master Assessment Report attached hereto as Exhibit B and 
incorporates the same into Resolution 2016-34 such that, among other things, all of the provisions 
of Resolution 2016-34 apply equally on the New Units.  The Reallocated Assessments are hereby 
equalized, approved, confirmed and levied consistent.  Immediately following the adoption of this 
resolution the Reallocated Assessments as reflected in Exhibit B shall be recorded by the Secretary 
of the Board of the District in the District’s “Improvement Lien Book.”  The Reallocated 
Assessments against each respective parcel shown on the supplemental roll and interest, costs and 
penalties thereon, as hereafter provided, shall be and shall remain a legal, valid and binding first 
lien on such parcel until paid and such lien shall be coequal with the lien of all state, county, 
district, municipal or other governmental taxes and superior in dignity to all other liens, titles, and 
claims.   
 
 SECTION 4.  INTERPRETATION; CONFLICTS. In relation to the reallocation of the 
Assessments, this Resolution is intended to supplement Resolutions 2016-31, 2016-32, 2016-34, 



and 2016-41, which, except to the extent modified by this Resolution, shall continue in full force 
and effect.  This Resolution and Resolutions 2016-31, 2016-32, 2016-34, and 2016-41 shall be 
construed to the maximum extent possible to give full force and effect to the provisions of each 
resolution.  All District resolutions or parts thereof in actual conflict with this Resolution are, to 
the extent of such conflict, superseded and repealed. 
 
 SECTION 5.  ASSESSMENT NOTICE. The District’s Secretary is hereby directed to record a 
general Notice of Reallocated Assessments over the lands in the District affected by this 
reallocation in the Official Records of Osceola County, Florida, which shall be updated from time 
to time in a manner consistent with changes in the boundaries of the District. 
 
 SECTION 6.  SEVERABILITY.  If any section or part of a section of this Resolution be 
declared invalid or unconstitutional, the validity, force and effect of any other section or part of a 
section of this Resolution shall not thereby be affected or impaired unless it clearly appears that 
such other section or part of a section of this Resolution is wholly or necessarily dependent upon 
the section or part of a section so held to be invalid or unconstitutional. 
 
 SECTION 7.  EFFECTIVE DATE.  This Resolution shall become effective upon its adoption.
  
 APPROVED AND ADOPTED THIS 8TH DAY OF APRIL, 2020. 
 
 

LIVE OAK LAKE COMMUNITY DEVELOPMENT 
DISTRICT 

 
 
 
__________________________    ____________________________________ 
Secretary  Chairperson      
 
            
  
Exhibit A: Master Engineer’s Report dated March 25, 2016 
 
Exhibit B:       Amended and Restated Master Assessment Report, dated March 9, 2020 
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Live Oak Lake 
Community 
Development District 
Master Engineer’s Report 

1. INTRODUCTION 

1.1 Description of the Live Oak Lake 
Community 

Live Oak Lake (also referred to as the “Development” or 

“Community”) is a 703.57 gross acres master planned, 

residential community located in Osceola County as shown 

on Exhibit A.  The Master Developer (“Developer”) is 

Narcoossee Land Ventures, LLC, based in Orlando, Florida.  

The Development is approved as a Planned Development 

(PD) for up to 2,060 Residential Units and is divided into 

two (2) Villages: Lakeside Groves NW and Twin Lakes.  A 

land use summary is presented in Table 1. 

The Live Oak Lake Community Development District 

(herein called the “District” for “CDD”) encompasses the 

entire 703.57 gross acres Development and will construct, 

acquire, operate and 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 acquire or construct infrastructure in 

phases as necessary.  Currently, the Twin Lakes Village has 

eight (8) phases and the Lakeside Groves NW Village has two 

(2) phases for which all or a portion of certain infrastructure 

improvements identified herein are expected to be financed 

from the proceeds of District special assessment revenue 

bonds (the “Master Project”).  Construction of the first and 

second phase of Lakeside Groves and Twin Lakes Villages, 

part of the roadway infrastructure for Twin Lakes Village, 

and the overall mass grading for Lakeside Groves NW Village 

has commenced.  An inventory of the phasing has been 

presented in Table 2 and Table 3 together 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 703.57 gross acres of the 

Community consisting of two (2) Villages:  Twin Lakes and 

Lakeside Groves NW; the capital improvements to be 

constructed, acquired and/or financed by the District; and 

apportionment of the costs of the capital improvements. 

 

 

TABLE 1 LAND USE SUMMARY AREA 

Master Stormwater/Ditches 128.85 
Residential Land 387.50 
Roadways Spine 16.92 
Lakes 29.32 
Amenity Center 17.87 
Open Space/Conservation Areas/Parks 123.46 
TOTAL 703.57 
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TABLE 2 PHASING SUMMARY 

AREA 

PHASE NO. UNITS AREA 

(AC.) Twin Lakes Village 1  223 59.12 
Twin Lakes Village 2 382 72.99 
Twin Lakes Village 3 141 30.60 
Twin Lakes Village 4 215 39.40 
Twin Lakes Village 5 137 24.13 
Twin Lakes Village 6 277 54.18 
Twin Lakes Village 7 177 35.89 
Twin Lakes Village 8 184 25.06 
Lakeside Groves NW Village Phase 1 166 23.81 
Lakeside Groves NW Village Phase 2 158 22.32 
Phase 1 - Amenity Tracts – Twin Lakes/Lakeside Groves NW  17.87 
Phase 2 - Spine Road  16.92 
Ponds/Lake/Stormwater Conservation/Open Space  281.63 
TOTAL – Live Oak Lake CDD 2060 703.57 

 
 

TABLE 3 LOT TYPES 

PHASE LOT TYPE UNITS AREA (AC.) 

Twin Lakes Village 1 35-ft Duplex 28 5.90 
 50-ft Lots 154 37.02 
 70-ft Lots 41 16.20 
Twin Lakes Village 2 35-ft Duplex 152 19.34 
 50-ft Lots 146 27.78 
 70-ft Lots 84 25.87 
Twin Lakes Village 3 50-ft Lots 111 21.70 
 70-ft Lots 30 8.90 
Twin Lakes Village 4 35-ft Duplex 154 27.4 
 50-ft Lots 37 6.20 
 70-ft Lots 24 5.80 
Twin Lakes Village 5 35-ft Duplex 84 11.44 
 50-ft Lots 34 6.86 
 70-ft Lots 19 5.83 
Twin Lakes Village 6 35-ft Duplex 138 20.93 
 50-ft Lots 95 19.93 
 70-ft Lots 44 13.32 
Twin Lakes Village 7 50-ft Lots 177 35.89 
Twin Lakes Village 8 35-ft Duplex 184 25.06 
TOTAL Units Twin Lakes Village  1736 341.37 

Lakeside Groves NW Village – 1 35-ft Duplex 166 23.81 

Lakeside Groves NW Village – 2 35-ft Duplex 158 22.32 

TOTAL Units Lakeside Groves Village  324 46.13 

TOTAL – Live Oak Lake CDD  2060 387.50 
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2. DISTRICT BOUNDARY AND 
PROPERTIES SERVED 

2.1 District Boundary 

The Live Oak Lake 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 

west and east side of Hickory Tree Road, and south of Live 

Oak Lake and west Sardine Lake in Osceola County.  

2.2 Description of Properties Served 

The Development is located within Sections 16, 17, 18 and 

20, Township 26 South, Range 31 East and all within Osceola 

County, Florida.  The existing property consists of forest land 

and planted pines and some 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 a parcel.  The terrain of the 

site is somewhat rolling with elevations ranging from 75 to 

64 NVGD. 

Osceola County Property Parcel ID numbers for the Live Oak 

Lake Community Development District are as follows: 

 202631495000010020 

 202631495000010180 

 202631000000310000 

 202631495000010470 

 202631495000010070 

 202631495000010310 

 172631000000400000 

 172631000000500000 

 172631000000600000 

 172631000000100000 

 162631000000400000 

 172631000000300000 

 172631000000200000 

 182631495000010010 

 202631000000100000 

 

3. PROPOSED MASTER 
PROJECT INFRASTRUCTURE 

3.1 Summary of the Proposed Project 
Infrastructure 

The project infrastructure will generally consist of the 

following systems to serve the Master Project: 

 
• On-Site Master Public Spine Roadway Improvements 

• Water Distribution and Sanitary Sewer Collection 

Systems and Reuse Water Distribution 

• Off-Site Master Public Roadway Improvement (Hickory 

Tree Road Intersection) 

• Master Stormwater Management System 

• Landscaping 

• Irrigation 

• Hardscape 

• Conservation Mitigation Areas 

• Electrical Service System (Underground) 

 

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 to time, 

the District will consider amendments or supplementals to 

this report at such time. 

 

 

 

  

TABLE 4 PROPOSED FACILITIES 

Facilities/Systems 

Proposed 

Ownership and 

Maintenance Entity 

Sanitary Sewer Collection City of St. Cloud 
Water Distribution City of St. Cloud 
Reuse Water City of St. Cloud 
Master Stormwater 
Management System 

Live Oak Lake CDD 

Electrical Service System Orlando Utilities 
Commission 

Conservation Mitigation Live Oak Lake CDD 
On-Site Master Public Spine 
Roadway Improvements Osceola County 

Off-Site Master Public 
Roadway Improvements 

Osceola County and 
City of St. Cloud 

Landscaping/Irrigation/ 
Hardscape Master Public 
Roads 

Live Oak Lake CDD 
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3.2 Master Stormwater Management 
System 

The Master Stormwater Management System provides for 

the water runoff treatment and will attenuate and provide for 

the runoff that will be carried out through the use of man-

made retention and detention systems as collected in pipes, 

curbs and surfaces to convey this runoff.  These systems 

discharge to the ponds or to natural lakes adjacent in the 

Development.  Osceola County and the South Florida Water 

Management District (SFWMD) regulate the design criteria 

for the District’s stormwater management facilities.  The 

Master Stormwater Management System will discharge 

through interconnected ponds and canals to existing lakes 

within the Development.  The Master Stormwater 

Management System will adhere to the design criteria of 

these agencies, which require that drainage systems be 

designed to attenuate a 10-year, 24-hour rainfall event to 

pre-development discharges.  This criterion is typical for 

similar developments with positive outfalls. 

The Master Stormwater Management System will also 

adhere to the requirements of SFWMD and the County, 

which requires that all building finished floor elevations be 

constructed above the anticipated flood elevation for the 

100-year, 24-hour storm event.  The treatment of 

stormwater runoff will be provided in accordance with the 

design guidelines for dry and wet retention/detention 

systems as mandated by the SFWMD and the County.  

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, Exhibit C.  The 

Master Stormwater Management System consists of various 

ponds that collect runoff from the developed property.  The 

District may finance the cost of stormwater collection and 

treatment systems, as well as the construction, acquisition 

and/or maintenance of said retention areas.  All of these 

improvements may be owned and maintained by the District. 

 

TABLE 5 STORMWATER MASTER SYSTEM 

PONDS ACREAGE 

(AC.) 

Phase 1 – Twin Lakes Village 28.53 
Phase 2 – Twin Lakes Village 28.11 
Phase 3 – Twin Lakes Village 3.27 
Phase 4 – Twin Lakes Village 9.98 
Phase 5 – Twin Lakes Village 8.59 
Phase 6 – Twin Lakes Village 17.27 
Phase 7 – Twin Lakes Village 12.79 
Phase 8 – Twin Lakes Village 8.27 
Phase 1 – Lakeside Groves NW 7.88 
Phase 2 – Lakeside Groves NW 4.16 
TOTAL – Live Oak CDD 128.85 

 

3.3 Master Public Roadway Systems On 
and Off-Site 

The On-Site Master Public Spine Roadway Improvement 

(“Master Spine Roadway”) associated within the 

Development of Twin Lakes Village and the Lakeside Groves 

NW Village will be developed by the District and will be 

funded by the District and later turned over to Osceola 

County for ownership and operation. The Master Spine 

Roadways consist of two (2) major roads that traverse the 

Twin Lakes Village both East-West and one that traverses 

the Twin Lakes Village North-South. These will consist of 

two (2)-lane roads with a minimum of 24-foot pavement 

sections with curbs. The internal roadways will be private 

and will not 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, lighting and landscaped hardscape features.   

The Master Project will provide for off-site roadway 

improvements at the intersection of the Master Spine 

Roadway with Hickory Tree Road.  These intersection 

improvements will include turn lane expansion and a new 

traffic signal with mast arms.  These improvements will serve 

both villages within the District. 

The Master Spine Roadways and Off-Site Master Public 

Roadway Improvements will be designed and constructed in 

accordance with the applicable Osceola County and Florida 

Department of Transportation (FDOT) standards.  Please 
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refer to Exhibit B for depiction of the roadway systems 

within and adjacent to the Development. 

 The roadway improvements will include utilities that 

will run within the road right-of-way, as described in 3.4.  

The utilities within these roadways (described in 3.5) and 

any landscaping/hardscaping related to these roadways 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 improvements and convey them to the County upon 

completion.   

 

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

The utilities are provided by the City of St. Cloud – Reuse 

Water, Sanitary Sewer Service and Water Distribution.  The 

Master Project includes utilities within the right-of-way of 

the proposed community infrastructure and internal streets.  

The City of St Cloud will provide reuse water, potable water 

and wastewater services for the District.  The major trunk 

lines, collection systems and transmission mains to serve the 

District’s first and second phases of Twin Lakes Village and 

the first phase of Lakeside Groves NW Village are to 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, 

Exhibit D.  

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 will be funded by the District.   

The wastewater facilities will include gravity collection 

sewer lines and mains.  The seven (7) new lift stations will be 

located within the District and will service the Development.  

These new lift stations will tie into the existing forcemain 

located on Hickory Tree Road and through the Master Spine 

roads within the Development.  It is currently estimated that 

these gravity collection systems and forcemain will be 

constructed, acquired or financed by the District.   

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 Osceola County, and the Florida Department of 

Environmental Protection (FDEP).  Utility extension within 

Hickory Tree Road will also be included as part of the 

infrastructure improvements for the Development.  All of 

these improvements will be financed by the CDD and 

maintained by the City of St. Cloud Utilities.  

3.5 Landscaping, Irrigation and Entry 
Features  

Landscaping, irrigation, entry features and walls at the 

entrances and along the outside boundary of the 

Development will be provided by the District.  The irrigation 

system will use reuse water as provided by the City of St. 

Cloud.  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 

of St Cloud.  Landscaping for the roadways will consist of 

sod, annual flowers, shrubs, ground cover and trees for the 

off-site intersection improvements for Hickory Tree Road 

and the Master Spine Roadways.  Perimeter walls will be 

provided at the site entrances and perimeters.  These items 

may be funded, owned and maintained by the CDD.  

3.6 Electrical Service Systems 
(Underground) 

Orlando Utilities Commission (OUC) will provide the 

underground electrical service to the Community.  The 

service will include the primary and secondary systems to 

serve the various land uses and street lighting.  The balance 

of the costs of providing electricity is expected to be at the 

expense of the Developer. 

3.7 Conservation Areas 

The proposed Development of both communities 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 will 

be done through Regional Mitigation Banks.  The District 

will fund the mitigation. 
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4. OPINION OF PROBABLE 
CONSTRUCTION COSTS 
Exhibit F presents a summary of the costs for the Master 

Project infrastructure including drainage, water and sewer, 

landscaping, entry feature, and undergrounding of electrical 

service. 

Costs in Exhibit F are derived from expected quantities 

of the infrastructure multiplied by unit costs typical of the 

industry in Central Florida.  Included within these costs are 

technical services consisting of planning, land surveying, 

engineering, environmental permitting, soils and material 

testing related to such infrastructure.  These services are 

necessary f0r the design, permitting and construction 

contract management for the Master Project infrastructure.  

The costs are exclusive of certain legal, administrative, 

financing, operations or maintenance services necessary to 

finance, construct, acquire and/or operate the Master Project 

infrastructure. 

5. PERMITTING STATUS 
The District is in the Osceola County and City of St. Cloud 

utility service area and has been approved as a LDR by 

Osceola County.  A permit to provide overall grading and 

drainage for Phases 1 and 2 of the Twin Lakes portion and 

also for Lakeside Groves NW Phases 1 and 2, infrastructure 

roadways and the Amenity Center have been approved by the 

SFWMD and the County for these phases, as well as Phases 1 

and 2 of both Communities currently to begin construction.  

The Developer has obtained approvals and permits for 

Phases from the City of St. Cloud, SFWMD, ACOE and 

FDEP.  A Master Stormwater Permit for both Twin Lakes 

and Lakeside Groves NW has been approved by SFWMD for 

this project Phase that addressed the stormwater and 

environmental issues. 

Permits are required prior to the start of any 

infrastructure construction in the future phases.  Those 

permits, which have been approved for mass grading and 

construction of Phases, in general, include the following: 

• The Osceola County Construction Approval; 

• SFWMD ERP Permit; 

• FDEP Water and Wastewater Permits; and 

• Environmental Protection Agency (EPA) National 

Pollutant Discharge Elimination System (NPDES).  

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. ENGINEER’S CERTIFICATION 
It is our opinion that the costs of the Master Project 

improvements proposed 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.  We have no reason 

to believe that the Master Project cannot be constructed at 

the cost described in this report.  We expect the 

improvements to be constructed or acquired by the District 

with bond proceeds, as indicated within this report.  Phases 1 

and 2 of Twin Lakes Village and the first phase of Lakeside 

Groves NW Village are under construction.  We believe that 

the District will be well served by the improvements 

discussed in this report. 

I hereby certify that the foregoing is a true and correct 

copy of the Engineer’s Report for Live Oak Lake Community 

Development District. 

 

 

 

 

 

 

 

_________________________ 

 

 

 

Reinardo Malavé, P.E. 

Florida License No. 31588 
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