MINUTES OF MEETING
GOVERNORS PARK SOUTH COMMUNITY DEVELOPMENT DISTRICT

The Board of Supervisors of the Governors Park South Community Development District

held Public Hearings, a Regular Meeting and an Audit Committee Meeting on September 12,

2024 at 1:00 p.m., at the Holiday Inn and Suites, 620 Wells Road, Orange Park, Florida 32073.

Present were:

Joshua Breakstone
Kevin Kramer
Justin Onorato

Also present:

Ernesto Torres

Jason Middleton

Kate John

Matthew Guilbeault

Samantha Breakstone

Dave D’Ambrosio (via telephone)
Nick Sartori (via telephone)

FIRST ORDER OF BUSINESS

Chair
Assistant Secretary
Assistant Secretary

District Manager

Wrathell, Hunt and Associates, LLC
District Counsel

District Engineer

BTI Partners

BTI Partners

Regional Development

Call to Order/Roll Call

Mr. Torres called the meeting to order at 1:49 p.m. Supervisors Joshua Breakstone,

Kramer and Onorato were present. Supervisor Noah Breakstone and Supervisor-Elect Mays

were not present.

SECOND ORDER OF BUSINESS

No members of the public spoke.

Ms. John asked to amend the agenda.

Public Comments

was approved.

On MOTION by Mr. Kramer and seconded by Mr. Onorato, with all in favor,
amending the agenda to add an agenda item related to the Request for
Proposals (RFP) Evaluation Criteria and authorizing Staff to advertise the RFP
for Green Cove Springs Bypass Collector Road Phase 1A and CR-15A Widening,
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THIRD ORDER OF BUSINESS

This item was deferred.

©o 0 @ »

Public Officers

FOURTH ORDER OF BUSINESS

Mr. Torres presented Resolution 2024-33.

September 12, 2024

Administration of Oath of Office to Kevin
Mays; Seat 2 (the following to be provided
in separate package)

Required Ethics Training and Disclosure Filing
Membership, Obligations and Responsibilities
Guide to Sunshine Amendment and Code of Ethics for Public Officers and Employees

Form 8B: Memorandum of Voting Conflict for County, Municipal and other Local

Ratification of Resolution 2024-33, Electing
Certain Officers of the District, and
Providing for an Effective Date

On MOTION by Mr. Onorato and seconded by Mr. Joshua Breakstone, with all
in favor, Resolution 2024-33, Electing Certain Officers of the District, and
Providing for an Effective Date, was ratified.

FIFTH ORDER OF BUSINESS

A. Affidavit/Proof of Publication

Public Hearing Confirming the Intent of the
District to Use the Uniform Method of
Levy, Collection and Enforcement of Non-
Ad Valorem Assessments as Authorized
and Permitted by Section 197.3632, Florida
Statutes; Expressing the Need for the Levy
of Non-Ad Valorem Assessments and
Setting Forth the Legal Description of the
Real Property Within the District’s
Jurisdictional Boundaries that May or Shall
Be Subject to the Levy of District Non-Ad
Valorem Assessments; Providing for
Severability; Providing for Conflict and
Providing for an Effective Date

Consideration of Resolution 2024-36, Expressing its Intent to Utilize the Uniform

Method of Levying, Collecting, and Enforcing Non-Ad Valorem Assessments Which

May Be Levied by the Governors Park South Community Development District in
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Accordance with Section 197.3632, Florida Statutes; Providing a Severability Clause;

and Providing an Effective Date

Mr. Torres presented Resolution 2024-36.

On MOTION by Mr. Kramer and seconded by Mr. Joshua Breakstone, with all in
favor, the Public Hearing was opened.

No affected property owners or members of the public spoke.

On MOTION by Mr. Kramer and seconded by Mr. Joshua Breakstone, with all in
favor, the Public Hearing was closed.

Ms. John stated that Resolution 2024-36 allows the assessments to be placed on the
property tax bill, along with the efficient enforcement and collection of the non-ad valorem

assessments.

On MOTION by Mr. Kramer and seconded by Mr. Joshua Breakstone, with all in
favor, Resolution 2024-36, Expressing its Intent to Utilize the Uniform Method
of Levying, Collecting, and Enforcing Non-Ad Valorem Assessments Which May
Be Levied by the Governors Park South Community Development District in
Accordance with Section 197.3632, Florida Statutes; Providing a Severability
Clause; and Providing an Effective Date, was adopted.

SIXTH ORDER OF BUSINESS Public Hearing to Consider the Adoption of
an Assessment Roll and the Imposition of
Special Assessments Relating to the
Financing and Securing of Certain Public
Improvements

A. Affidavit/Proof of Publication
Mailed Notice to Property Owner(s)

These items were included for informational purposes.

On MOTION by Mr. Kramer and seconded by Mr. Joshua Breakstone, with all in
favor, the Public Hearing was opened.
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C. Engineer’s Report (for informational purposes)

Mr. Guilbeault stated that there had been no changes to the Report since it was last
presented to the Board.

Mr. Torres pointed out the Tables in the Engineer’s Report Capital Improvement Plan
(CIP) and stated the following:
> Table 1 has the Unit Count, with a total of 2,714 units.
> Table 2 shows the Acreage Breakdown.
> Table 5 shows the Master Off-site Summary of Costs, Master On-site Infrastructure
Summary of Costs and Neighborhood Infrastructure Summary of Costs.
> Exhibit A contains the map and legal description.
D. Master Special Assessment Methodology Report (for informational purposes)

Mr. Torres presented the Master Special Assessment Methodology Report. He noted the
following:
> The improvements undertaken and funded by the District as part of the CIP create
special and peculiar benefits.
> There is no doubt that the general public and property owners of property outside the
District will benefit from the provision of the CIP.
> The land within the District presently consists of approximately 2,045.00 +/- acres. The
District is in the process of amending its boundaries to remove approximately 185.00 +/- acres
from its boundaries, and after the successful conclusion of such boundary amendment, the
boundaries of the District are expected to consist of approximately 1,860.00 +/- acres.
> The current development plan envisions a total of 114 Townhomes, 1,776 Single-family
50’ units, 824 Single-family 60’ units for a total of 2,714 residential units.
> The total cost of the CIP is estimated to total approximately $348,390,246.
> The proposed financing plan for the District provides for the issuance of the Bonds in
the approximate principal amount of $483,785,000 to finance approximately $348,390,246 in
CIP costs.

Mr. Torres stated the Methodology Report discusses the True-Up Mechanism,
Lienability Tests, etc. He presented the Tables which detail the product types, on and off-site

infrastructure improvements, neighborhood infrastructure, Primary Sources and Uses of Funds,


https://1,860.00
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Equivalent Residential Unit (ERU) weightings, Bond Assessment Apportionment for the Master
Infrastructure, Bond Assessment Apportionment for the Neighborhood Infrastructure.

Discussion ensued regarding the process to supplement the Engineer’s Report and
subsequently the Methodology Report, if changes are desired during the development process.

Ms. John noted that the upcoming bond validation hearing is seeking validation of
$483,785,000. Regarding whether line items can be increased as long as the total cap validation
amount does not increase, Ms. John stated she thinks the answer is yes, as long as there is a
Supplemental Engineer’s Report; however, she will confirm and get back to the Board.

Ms. John stated that the purpose of the Public Hearing is to hear testimony from any
interested or affected persons regarding the assessments to be imposed in relation to the
Governors Park South CDD. The issuance of bonds provides the CDD with funds necessary to
construct the infrastructure improvements which are part of the CIP as outlined in the
Engineer’s Report. These improvements lead to special benefits that accrue to the assessable
properties within the boundaries of the District. The debt incurred in financing the
infrastructure is secured by assessing properties that derive special and peculiar benefits from
the CIP. Each property within the CDD is assessed based on the specific benefit it receives from
the public improvements or services and not its property value.

Ms. John posed and Mr. Guilbeault responded regarding the Engineer’s Report:

Ms. John: You had said that there were no modifications since the Board last saw it. Is
that correct?

Mr. Guilbeault: Yes.

Ms. John: Based on your experience, are the cost estimates in your Engineer’s Report
reasonable and proper?

Mr. Guilbeault: Yes.

Ms. John: Do you have any reason to believe the project cannot be carried out by the
District?

Mr. Guilbeault: No.

Ms. John posed and Mr. Torres responded, as follows, regarding the Master Special
Assessment Methodology Report:

Ms. John: In your professional opinion, do the lands subject to the assessments receive
special benefits from the District’s CIP?

Mr. Torres: Yes.
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Ms. John: In your professional opinion, are the special assessments reasonably
apportioned among the land subject to the special assessments?

Mr. Torres: Yes.

Ms. John: In your professional opinion, is it reasonable, proper and just to assess the
costs of the project against the lands in the District in accordance with your Methodology,
which results in the special assessments set forth on the final assessment roll?

Mr. Torres: Yes.

Ms. John: Is it your opinion that the special benefits the lands will receive, as set forth in
the final assessment roll will be equal to or in excess of the special assessments thereon, when
allocated as set forth in the Methodology?

Mr. Torres: Yes.

Ms. John: Is it your opinion that it is in the best interests of the District that the special
assessments be paid and collected in accordance with the Methodology and the District’s
Assessment Resolutions?

Mr. Torres: Yes.

° Hear testimony from the affected property owners as to the propriety and advisability
of making the improvements and funding them with special assessments on the
property.

No affected property owners or members of the public spoke.

Ms. John stated that there are no members of the public in attendance.

The Board Members had no questions.

Ms. John asked if any letters were received by the District. Mr. Torres stated that none
were received.

o Having heard the testimony of staff and reviewed the Engineer’s Report and
Assessment Methodology, the board met as an equalization board to consider any
adjustments to the proposed assessments as proposed in the Master Methodology.
The Board, sitting as the Equalization Board, made no changes to the assessment levels.

E. Consideration of Resolution 2024-37, Authorizing District Projects for Construction
and/or Acquisition of Infrastructure Improvements; Equalizing, Approving, Confirming,
and Levying Special Assessments on Property Specially Benefited by Such Projects to
Pay the Cost Thereof; Providing for the Payment and the Collection of Such Special
Assessments by the Methods Provided for by Chapters 170, 190, and 197, Florida
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Statutes; Confirming the District’s Intention to Issue Special Assessment Bonds;

Making Provisions for Transfers of Real Property to Governmental Bodies; Providing
for the Recording of an Assessment Notice; Providing for Severability, Conflicts and an
Effective Date
Ms. John presented Resolution 2024-37 and read the title, which accomplishes the
following:
> Authorizes the Board to adopt the Resolution.
> Makes certain findings based on the steps taken today as well as the evidence

presented at today’s Public Hearing.

> Authorizes the District project as set forth in the Engineer’s Report as supplemented.

> Approves the cost of the project and the costs to be paid by the special assessments.

> Equalizes, approves, confirms and levies the special assessments.

> Provides for the finalization of the special assessments in the future, when the project is
complete.

> Provides for the payment of the special assessments and the manners of collection of

such special assessments.

> Provides for the true-up obligations and for the application of true-up payments.

> Provides that certain property owned by HOAs, POAs and governments are exempt from
assessments.

> Provides for the recording of an assessment notice in the property records.

Ms. John stated that the remainder of the Resolution sections are self-explanatory and

are administrative in nature.

On MOTION by Mr. Kramer and seconded by Mr. Joshua Breakstone, with all in
favor, the Public Hearing was closed.

On MOTION by Mr. Joshua Breakstone and seconded by Mr. Kramer, with all in
favor, Resolution 2024-37, Authorizing District Projects for Construction and/or
Acquisition of Infrastructure Improvements; Equalizing, Approving, Confirming,
and Levying Special Assessments on Property Specially Benefited by Such
Projects to Pay the Cost Thereof; Providing for the Payment and the Collection
of Such Special Assessments by the Methods Provided for by Chapters 170,
190, and 197, Florida Statutes; Confirming the District’s Intention to Issue
Special Assessment Bonds; Making Provisions for Transfers of Real Property to
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Governmental Bodies; Providing for the Recording of an Assessment Notice;
Providing for Severability, Conflicts and an Effective Date, was adopted.

SEVENTH ORDER OF BUSINESS Public Hearing to Hear Public Comments
and Objections to the Adoption of the
Rules of Procedure, Pursuant to Sections
120.54 and 190.035, Florida Statutes
A. Affidavits of Publication
Consideration of Resolution 2024-38, Adopting Rules of Procedure; Providing a

Severability Clause; and Providing an Effective Date

Mr. Torres presented Resolution 2024-38.

On MOTION by Mr. Joshua Breakstone and seconded by Mr. Onorato, with all
in favor, the Public Hearing was opened.

No affected property owners or members of the public spoke.

On MOTION by Mr. Kramer and seconded by Mr. Joshua Breakstone, with all in
favor, the Public Hearing was closed.

On MOTION by Mr. Kramer and seconded by Mr. Joshua Breakstone, with all in
favor, Resolution 2024-38, Adopting Rules of Procedure; Providing a
Severability Clause; and Providing an Effective Date, was adopted.

EIGHTH ORDER OF BUSINESS Public Hearing on Adoption of Fiscal Year
2023/2024 Budget
A. Affidavit of Publication
Consideration of Resolution 2024-39 Relating to the Annual Appropriations and
Adopting the Budget(s) for the Fiscal Year Beginning October 1, 2023, and Ending
September 30, 2024; Authorizing Budget Amendments; and Providing an Effective

Date

On MOTION by Mr. Kramer and seconded by Mr. Onorato, with all in favor, the
Public Hearing was opened.
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No affected property owners or members of the public spoke.

On MOTION by Mr. Joshua Breakstone and seconded by Mr. Kramer, with all in
favor, the Public Hearing was closed.

Mr. Torres presented Resolution 2024-39. He reviewed the proposed Fiscal Year 2024

budget. This is a Landowner-funded budget, with expenses funded as they are incurred.

On MOTION by Mr. Kramer and seconded by Mr. Joshua Breakstone, with all in
favor, Resolution 2024-39 Relating to the Annual Appropriations and Adopting
the Budget(s) for the Fiscal Year Beginning October 1, 2023, and Ending
September 30, 2024; Authorizing Budget Amendments; and Providing an
Effective Date, was adopted.

NINTH ORDER OF BUSINESS Public Hearing on Adoption of Fiscal Year
2024/2025 Budget
A. Affidavit of Publication
Consideration of Resolution 2024-40, Relating to the Annual Appropriations and
Adopting the Budget(s) for the Fiscal Year Beginning October 1, 2024, and Ending
September 30, 2025; Authorizing Budget Amendments; and Providing an Effective

Date

On MOTION by Mr. Onorato and seconded by Mr. Kramer, with all in favor, the
Public Hearing was opened.

No affected property owners or members of the public spoke.

On MOTION by Mr. Joshua Breakstone and seconded by Mr. Kramer, with all in
favor, the Public Hearing was closed.

Mr. Torres presented Resolution 2024-40. He reviewed the proposed Fiscal Year 2025
budget, highlighting increases, decreases and adjustments, compared to the Fiscal Year 2024
budget, and explained the reasons for any changes. This is a Landowner-funded budget, with

expenses funded as they are incurred.
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On MOTION by Mr. Joshua Breakstone and seconded by Mr. Onorato, with all
in favor, Resolution 2024-40, Relating to the Annual Appropriations and
Adopting the Budget(s) for the Fiscal Year Beginning October 1, 2024, and
Ending September 30, 2025; Authorizing Budget Amendments; and Providing
an Effective Date, was adopted.

TENTH ORDER OF BUSINESS Authorization of Request for Qualifications
for Continuing Construction Engineering &
Inspection Services

Ms. John presented the Request for Qualifications (RFQ) for Continuing Construction

Engineering & Inspection Services. The RFQ is still being finalized.

On MOTION by Mr. Kramer and seconded by Mr. Joshua Breakstone, with all in
favor, the Request for Qualifications for Continuing Construction Engineering &
Inspection Services, in substantial form, the final Evaluation Criteria, and
authorizing Staff to advertise the RFQ, once finalized, was approved.

ELEVENTH ORDER OF BUSINESS Recess Regular Meeting/Commencement
of Audit Selection Committee Meeting

The Regular Meeting recessed and the Audit Selection Committee Meeting commenced.

TWELFTH ORDER OF BUSINESS Review of Responses to Request for
Proposals (RFP) for Annual Audit Services

A. Affidavit of Publication

RFP Package
C. Respondents

Mr. Torres stated that all three respondents are qualified to conduct the audit.

l. Berger, Toombs, Elam, Gaines & Frank

Bid $3,400 for Fiscal Year 2024. If a bond issuance occurs in the fiscal year ended
September 30, 2024, the fee will be $4,900.

Il. DiBartolomeo, McBee, Hartley & Barnes, P.A.

Bid $3,200 for Fiscal Year 2024, $3,500 for Fiscal Year 2025 and $3,650 for Fiscal Year
2026. In years of new debt issuance fees may be adjusted based on review with management

1. Grau & Associates
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Bid $3,200 for Fiscal Year 2024, with a $100 per year increase for subsequent years

through 2028. If bonds are issued the fee would increase by $1,500.
D. Auditor Evaluation Matrix/Ranking
The Audit Selection Committee collectively ranked Grau & Associates as the #1 ranked

respondent.

THIRTEENTH ORDER OF BUSINESS Termination of Audit Selection Committee
Meeting/Reconvene Regular Meeting

On MOTION by Mr. Kramer and seconded by Mr. Joshua Breakstone, with all in
favor, the Audit Selection Committee Meeting terminated and the Regular
Meeting reconvened.

FOURTEENTH ORDER OF BUSINESS Consider Recommendation of Audit
Selection Committee
o Award of Contract
Mr. Torres presented the Audit Selection Committee’s scores, ranking and

recommendation, as follows:

#1 Grau & Associates 100 points
#2 DiBartolomeo, McBee, Hartley & Barnes, P.A. 90 points
#3 Berger, Toombs, Elam, Gaines & Frank 85 points
FIFTEENTH ORDER OF BUSINESS Consideration of Resolution 2024-08,

Designating the Location of the Local
District Records Office and Providing an
Effective Date

This item was deferred.

SIXTEENTH ORDER OF BUSINESS Consideration of Resolution 2024-15,
Designating Dates, Times and Locations for
Regular Meetings of the Board of
Supervisors of the District for Fiscal Year
2024/2025 and Providing for an Effective
Date

This item was deferred.
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SEVENTEENTH ORDER OF BUSINESS Acceptance of Unaudited Financial

Statements as of July 31, 2024

On MOTION by Mr. Kramer and seconded by Mr. Onorato, with all in favor,
Acceptance of Unaudited Financial Statements as of July 31, 2024, were
accepted.

EIGHTEENTH ORDER OF BUSINESS Approval of Minutes

A.

August 8, 2024 Landowners’ Meeting
August 8, 2024 Special Meeting
Ms. John noted the following necessary change to both sets of Minutes:

Where necessary: Change “Mayo” to “Mays”

On MOTION by Mr. Joshua Breakstone and seconded by Mr. Kramer, with all in
favor, the August 8, 2024 Landowners’ Meeting and August 8, 2024 Special
Meeting Minutes, both as amended, were approved.

NINETEENTH ORDER OF BUSINESS Staff Reports

A.

District Counsel: Kutak Rock LLP

Ms. John stated that the Boundary Amendment hearing to remove the Industrial portion

is on September 24, 2024. The bond validation hearing will be on October 3, 2024. The soonest

that bonds can be issued will be November 3, 2024, as there is a 30-day waiting period from the

date of the bond validation hearing.

District Engineer (Interim): England-Thims & Miller

There was no report.

District Manager: Wrathell, Hunt and Associates, LLC

° NEXT MEETING DATE: TBD

The next meeting will be held on October 10, 2024 at 1:30 p.m.

Consideration of Request for Proposals (RFP) Evaluation Criteria for Green Cove
Springs Bypass Collector Road Phase 1A and CR-15A Widening

This item was an addition to the agenda.

Ms. John presented the RFP Evaluation Criteria and point values for each category.

Discussion ensued regarding adjusting point values.
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Ms. John noted the new point values, as follows:

1. PRELIMINARY REQUIREMENTS Pass / Fail

2. PRICE 60 Points Possible, with 45 points
awarded to the Proposer submitting the lowest cost proposal for completing the work (all other
Proposers will receive a percentage of this amount based upon the difference between the
Proposer’s bid and the low bid), and 15 points allocated for the reasonableness of unit prices

and balance bid.

3. PERSONNEL & EQUIPMENT 10 Points Possible
4. EXPERIENCE 10 Points Possible
5. SCHEDULE 20 Points Possible, with 10 points

awarded to the Proposer submitting the proposal with the most expedited construction
schedule for completing the work (and all other proposals receiving a percentage of this
amount based on the difference between the Proposer’s time proposal and the most expedited
construction schedule), and 10 points allocated for the Proposer’s ability to credibly complete

the project within the Proposer’s schedule and demonstrate on-time performance.

MOTION by Mr. Kramer and seconded by Mr. Onorato, with all in favor, the
Request for Proposals (RFP) Evaluation Criteria for Green Cove Springs Bypass
Collector Road Phase 1A and CR-15A Widening, and authorizing Staff to
advertise the RFP, was approved.

TWENTIETH ORDER OF BUSINESS Board Members’ Comments/Requests

There were no Board Members’ comments or requests.

TWENTY-FIRST ORDER OF BUSINESS Public Comments

No members of the public spoke.

TWENTY-SECOND ORDER OF BUSINESS Adjournment

On MOTION by Mr. Onorato and seconded by Mr. Kramer with all in favor, the
meeting adjourned at 2:15 p.m.
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ée'cretary/As%{stant Secretary Ehair/Vice Chair
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