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AGENDA 







MINUTES 
  



MINUTES OF MEETING 

GRANDE PINES 

 COMMUNITY DEVELOPMENT DISTRICT 

 

 The regular meeting of the Board of Supervisors of the Grande Pines Community 

Development District was held Monday, April 20, 2026 at 10:00 a.m. at the Offices of GMS-CF, 

LLC at 219 East Livingston Street, Orlando, Florida 32801. 

 

 Present and constituting a quorum: 

 

 Linda Kepfer Vice Chairperson 

 Ashleigh Baksh Assistant Secretary 

 Ernestina Whitney Assistant Secretary 

  

    

 Also present were: 

 

 Jason Showe District Manager 

 Jan Carpenter District Counsel 

 Christina Baxter by phone District Engineer 

 Tim Bradwell Bond Counsel 

 Jarett Wright Field Manager 

 Rob Szozda  GMS Field Services 

 

 

FIRST ORDER OF BUSINESS  Roll Call 

 Mr. Showe called the meeting to order and called the roll. Three Board members were 

present constituting a quorum.  

 

SECOND ORDER OF BUSINESS  Public Comment Period 

 Mr. Showe stated that there were no members of the public present to provide any 

comments. 

 

THIRD ORDER OF BUSINESS

 Approval of Minutes of the 

February 16, 2026 Board of Supervisors 

Meeting 
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 Mr. Showe presented the minutes of the February 16, 2026 Board of Supervisors meeting 

to the Board and asked for any corrections or changes to the minutes. The Board had no corrections 

or changes. 

On MOTION by Ms. Kepfer seconded by Ms. Baksh, with all in 

favor, the Minutes of the February 16, 2026 Board of Supervisors 

Meeting, were approved. 

 

FOURTH ORDER OF BUSINESS Public Hearing on the Imposition of 

Special Assessments 

A. Open Public Hearing 

Mr. Showe asked for a motion to open the public hearing.  

 

On MOTION by Ms. Kepfer, seconded by Ms. Baksh, with all in 

favor, Opening the Public Hearing, was approved.  

 

B. Consideration of 2026 Engineer’s Report  

 Mr. Showe stated this was unchanged from the previous review. It has been approved by 

the Board. 

 

C. Consideration of Master Assessment Methodology for Retrofit Project  

 Mr. Showe stated this was unchanged since the previous review. It has been approved by 

the Board.  

 

D. Public Comment & Testimony  

 Mr. Showe noted that he received one inquiry from an owner who asked for the Engineer's 

Report as well as the Methodology and that was provided to him. The owner didn't provide any 

comments. 

 

E. Consideration of Resolution 2026-03 Levying Assessments  

 Ms. Carpenter stated the Board set a public hearing and adopted the assessment 

methodology. The selected section explains that the Board is now proceeding with the actual levy 

of assessments which are applied to the parcels involved. The maximum amount to be levied is 

based on the figure of $3,565. Once the bonds are priced, the final assessment levels will be 

adjusted to match the actual bond amount. The number in brackets is a placeholder and will be 
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removed from the signed version. Mr. Showe noted that both the Engineer's Report and the 

Methodology are exhibits to this resolution. Ms. Carpenter stated it provides the backup for the 

project that the bonds are being used to build, and then the Methodology of how the assessments 

were levied based on the cost of the Engineer's project and the cost of issuance of the bonds. 

 

On MOTION by Ms. Kepfer seconded by Ms. Baksh, with all in 

favor, Resolution 2026-03 Levying Assessments, was approved.  

 

F. Close Public Hearing 

Ms. Showe asked for a motion to close the public hearing.  

 

On MOTION by Ms. Kepfer, seconded by Ms. Whitney, with all in 

favor, Closing the Public Hearing, was approved.  

 

FIFTH ORDER OF BUSINESS Consideration of Resolution 2026-04 

Delegation Resolution  

A. Exhibit A: Form of Supplemental Indenture  
B. Exhibit B: Form of Bond Purchase Agreement  

C. Exhibit C: Form of Preliminary Limited Offering Memorandum  

D. Exhibit D: Form of Continuing Disclosure Agreement  

E. Exhibit E: Form of Acquisition Agreement, Completion Agreement, Collateral 

Assignment, True-Up Agreement, and Tri-Party Agreement 

Mr. Showe stated Mr. Bradwell is available by phone to explain item five.  

Mr. Bradwell provided a summary of the delegation resolution for the Board, explaining 

its background and main provisions. The Board previously authorized the issuance of special 

assessment revenue bonds up to $28 million, and since then, two prior bond issues totaling 

$12,525,000 were issued. Resolution 2026-04 authorizes a third series of bonds (Series 2026), not 

to exceed $5,500,000, to finance the Series 2026 project. 

Mr. Bradwell stated the resolution delegates authority to District officers to issue these 

bonds under specified conditions, using a third supplemental trust indenture. It also authorizes the 

Board to engage MBS Capital Markets as underwriter and allows MBS to market the bonds with 

a preliminary offering memorandum. District officers are empowered to finalize and execute 

relevant documents, provided MBS delivers an acceptable purchase offer. 



April 20, 2026  Grande Pines CDD 

4 

Key parameters include: a maximum aggregate principal of $5,500,000; an average interest 

rate not exceeding Florida law limits; an underwriter’s discount capped at 2%; bonds subject to 

optional redemption by May 1, 2038; and a final maturity no later than May 1, 2059. The resolution 

also approves forms for continuing disclosure, acquisition, completion, collateral assignment, and 

true-up agreements with the developer. Since the assessable lands are fully platted, the true-up 

agreement may ultimately not be required. 

Ms. Carpenter noted the importance of having a true-up agreement and a tri-party 

agreement in place while construction is ongoing and homes have not yet been built. She noted 

that maintaining these agreements is beneficial during this phase and mentioned having discussed 

the matter briefly with MBS. She explained that the delegation resolution contains forms that are 

nearly finalized. She also clarifies that "delegation" refers to authorizing the Chair or Vice Chair 

to sign the final documents, which may have minor adjustments related to pricing or other non-

material details. 

 

On MOTION by Ms. Kepfer seconded by Ms. Baksh, with all in 

favor, Resolution 2026-04 Delegation Resolution , was approved.  

 

SIXTH ORDER OF BUSINESS Consideration of Resolution 2026-05 

Approving the Proposed Fiscal Year 2027 

Budget and Setting a Public Hearing  

 Mr. Showe stated that Resolution 2026-05 initiates several actions for the Board. It 

formally approves Exhibit A, which outlines the proposed budget for Fiscal Year 2027, schedules 

a public hearing for July 20, 2026, to discuss the budget, and requires the posting of related 

documents on the District’s website. He noted that these materials are available on page 369 of the 

agenda. Staff invested significant effort into preparing the proposed budget, especially given 

anticipated increases in assessments for homeowners and property owners due to a recently issued 

bond. To mitigate these increases, efforts were made to keep assessments steady, including 

utilizing a portion of the fund balance carryforward. He also highlighted a cash flow challenge: 

although the developer paid their tax bill at the end of March, disbursements from the tax collector 

are delayed until August for payments made after January 15. This delay creates a tight cash flow 

situation for the District. The Board is working closely with the developer to ensure current bond 

obligations are met and plans to use the carryforward funds to bridge the gap. He expressed 
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confidence in the budget for the current year but acknowledged that ongoing cash flow issues could 

pose future challenges. 

 Ms. Carpenter explained that Orange County is the only county where the District faces a 

six-month delay in receiving funds after the tax collector collects them. This delay can create cash 

flow issues, especially when homeowners pay their taxes in March. To address the problem, the 

Board is actively following up with the county and has written, and will continue to write, letters 

to seek a resolution. She emphasized that GMS is monitoring the situation closely, as insufficient 

funds may require the use of the debt service reserve. If this reserve is tapped, a notice must be 

published on the securities website indicating a default has occurred. She aimed to keep the Board 

informed about these ongoing efforts and potential financial impacts. 

 Mr. Showe stated they are actively considering various options to manage this gap. For 

operations and maintenance, the District can work with certain vendors and adjust payment timing 

to avoid negatively impacting operations. Fortunately, current cash flow should be sufficient to 

bridge this period. He emphasized that they would continue to monitor the situation and aim to 

keep assessments level, especially since residents will see an increase due to new debt service. He 

also noted efforts to detail account lines and figures and clarified that no other increases are 

proposed except for the new debt service. 

 

On MOTION by Ms. Kepfer seconded by Ms. Baksh, with all in 

favor, Resolution 2026-05 Approving the Proposed Fiscal Year 

2027 Budget and Setting a Public Hearing, was approved.  

 

SEVENTH ORDER OF BUSINESS   Staff Reports 

A. Attorney 

Ms. Carpenter had nothing additional to report.  

 

B. Engineer 

Ms. Baxter had nothing to report.  

 

District Manager’s Report  

i. Check Register  

 Mr. Showe stated that the check register starts on page 389 and includes checks numbered 

391 through 415, along with automatic payments and Supervisor payroll, totaling $332,753.38. 
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Staff are available to answer any questions regarding these items. He highlighted that 

approximately $200,000 of the total is a transfer to the debt service, which makes up a significant 

portion of the amount. The rest of the items are described as routine and procedural. 

 

On MOTION by Ms. Kepfer, seconded by Ms. Whitney, with all in 

favor, the Check Register, was approved. 

 

ii. Balance and Income Statement  

 Mr. Showe presented the balance and income statement to the Board and noted that it does 

not require any action from the Board. He noted that the general fund is performing approximately 

$48,000 better than budgeted actuals through February, indicating effective financial management. 

Additionally, the speaker noted that 38% of assessments have been collected so far, which is 

expected since only assessments up to November 27th have been received at this point. 

 

iii. Ratification of Series 2024 Requisitions #28 – 30 

 Mr. Showe stated that the requisitions being discussed are payments to professionals for 

work performed related to the Series 2024 bonds. These payments have already been made and 

approved.  

 

On MOTION by Ms. Kepfer, seconded by Ms. Baksh, with all in 

favor, the Series 2024 Requisitions #28 – 30, were ratified. 

 

D.  Field Manager’s Report 

 Mr. Wright provided an update on several maintenance and repair activities. The air 

conditioning unit at the guardhouse failed and couldn't be fixed, so a new unit was installed with 

a five-year warranty, covering full parts and labor for the first two years. The cost to repair the old 

unit was about $4,800, while replacement with warranty was $6,000, which was deemed the better 

option. The control board in the condenser had burned out. 

 Mr. Wright discussed repairs to the pedestrian gates at the front, which had fallen off their 

hinges and had broken latches. Both were fixed, and self-closing springs will be added soon to 

prevent the gates from slamming. The GMS staff picked up trash in the ponds—a task not covered 

by vendors and typically handled quarterly by their own crew. Landscape maintenance takes care 
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of trash on the pond banks, while there were pricing issues with aquatics vendors due to fluctuating 

workloads. 

 Mr. Wright noted to manage costs, pond trash pickup is done as needed, usually bi-monthly 

or quarterly, or when residents complain. Landscape maintenance has shifted to weekly service, 

so staff will be seen more often. The branch manager was consulted about plants that died during 

a freeze, and dead plants will be removed to improve appearance. He plans to redesign the front 

entrance median, using drought-tolerant plants and replacing blue daze with more robust species, 

while maintaining the wave-patterned hedge. Proposals will be gathered for these changes, but 

immediate focus is on removing dead plant material. 

 Additional updates included the rear gates, which were damaged and are now scheduled 

for repair after resolving invoicing issues with Guardian. Payments are now up to date. Pressure 

washing for monument signs is being scheduled, and potential enhancements for landscape 

lighting are being considered. Pricing details will be shared once available.  

  

EIGHTH ORDER OF BUSINESS    Other Business 

 Mr. Showe stated the Board will hold a meeting on April 20, 2026 to cover both the budget 

and the bond. They will monitor whether a March meeting is necessary or can be postponed until 

April. 

 

NINTH ORDER OF BUSINESS   Supervisors' Requests 

 Mr. Showe stated that there were no Supervisor requests.  

 

TENTH ORDER OF BUSINESS   Adjournment 

On MOTION by Ms. Kepfer, seconded by Ms. Baksh, with all in 

favor, the meeting was adjourned. 

 

 

 

    

Secretary/Assistant Secretary  Chairman/Vice Chairman 
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GRANDE PINES COMMUNITY DEVELOPMENT DISTRICT 
ORANGE COUNTY, FLORIDA 

STATEMENT OF REVENUES, EXPENDITURES, 
AND CHANGES IN FUND BALANCES  

GOVERNMENTAL FUNDS 
FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2025 

 
 

Debt
General Service

REVENUES
Assessments 638,796$      808,725$       -$             1,447,521$    
Developer contributions 6,319           -                -               6,319            
Miscellaneous income 13,272          -                -               13,272          
Interest earnings 2,145           41,890           96,178          140,213        

Total revenues 660,532        850,615         96,178          1,607,325     

EXPENDITURES
Current:

General government 97,819          -                -               97,819          
Maintenance and operations 333,745        -                -               333,745        

Debt service:
Principal -               230,000         -               230,000        
Interest -               554,398         -               554,398        

Capital outlay -               -                3,913,417 3,913,417     
Total expenditures 431,564        784,398         3,913,417     5,129,379     

Excess (deficiency) of revenues
over (under) expenditures 228,968        66,217           (3,817,239)    (3,522,054)    

OTHER FINANCING SOURCES (USES)
Transfers in (out) -               (35,925)          35,925 -               

Total other financing sources (uses) -               (35,925)          35,925          -               

Net change in fund balances 228,968        30,292           (3,781,314)    (3,522,054)    

Fund balances - beginning 16,644          1,115,232      4,964,333     6,096,209     

Fund balances - ending 245,612$      1,145,524$    1,183,019$   2,574,155$    

Major Funds Total 
Governmental 

Funds
Capital 

Projects

 
 
 
 
 
 

 
 
 
 

 
 
 

See notes to the financial statements
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GRANDE PINES COMMUNITY DEVELOPMENT DISTRICT 
ORANGE COUNTY, FLORIDA 

RECONCILIATION OF THE STATEMENT OF REVENUES, EXPENDITURES AND CHANGES IN 
FUND BALANCES OF GOVERNMENTAL FUNDS TO THE STATEMENT OF ACTIVITIES 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2025 
 
 

Net change in fund balances - total governmental funds  $  (3,522,054)
Amounts reported for governmental activities in the statement of activities

are different because:

       3,913,417 

         230,000 

             3,157 

 $       624,520 

Governmental funds report capital outlays as expenditures; however,
the cost of those assets is eliminated in the statement of activities and
capitalized in the statement of net position.
Repayment of long-term liabilities are reported as expenditures in the
governmental fund statements, but such repayments reduce liabilities
in the statement of net position and are eliminated in the statement of
activities.

The change in accrued interest on long-term liabilities between the
current and prior fiscal year is recorded in the statement of activities
but not in the governmental fund financial statements.

Change in net position of governmental activities 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

See notes to the financial statements  
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GRANDE PINES COMMUNITY DEVELOPMENT DISTRICT  
ORANGE COUNTY, FLORIDA 

NOTES TO FINANCIAL STATEMENTS 
 
 
NOTE 1 - NATURE OF ORGANIZATION AND REPORTING ENTITY 
 
Grande Pines Community Development District (the "District") was established by the Board of County 
Commissioners of Orange County’s approval of Ordinance No. 2019-17 effective on October 31, 2019 
pursuant to the Uniform Community Development District Act of 1980, otherwise known as Chapter 190, 
Florida Statutes. The Act provides among other things, the power to manage basic services for 
community development, power to borrow money and issue bonds, and to levy and assess non-ad 
valorem assessments for the financing and delivery of capital infrastructure.   
 
The District was established for the purposes of financing and managing the acquisition, construction, 
maintenance and operation of a portion of the infrastructure necessary for community development within 
the District.  
 
The District is governed by the Board of Supervisors ("Board"), which is composed of five members.  The 
Supervisors are elected on an at large basis by the owners of the property within the District. The Board 
exercises all powers granted to the District pursuant to Chapter 190, Florida Statutes. As of September 
30, 2025, all of the Board members are affiliated with Park Square Enterprises, LLC (“Developer”). 
 
The Board has the responsibility for: 
1.   Allocating and levying assessments. 
2. Approving budgets. 
3. Exercising control over facilities and properties. 
4. Controlling the use of funds generated by the District. 
5. Approving the hiring and firing of key personnel. 
6. Financing improvements. 
 
The financial statements were prepared in accordance with Governmental Accounting Standards Board 
(“GASB”) Statements.  Under the provisions of those standards, the financial reporting entity consists of 
the primary government, organizations for which the District is considered to be financially accountable 
and other organizations for which the nature and significance of their relationship with the District are 
such that, if excluded, the financial statements of the District would be considered incomplete or 
misleading.  There are no entities considered to be component units of the District; therefore, the financial 
statements include only the operations of the District.  
 
NOTE 2 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 
 
Government-Wide and Fund Financial Statements 
The basic financial statements include both government-wide and fund financial statements. 
 
The government-wide financial statements (i.e., the statement of net position and the statement of 
activities) report information on all of the non-fiduciary activities of the primary government.  For the most 
part, the effect of interfund activity has been removed from these statements.   
 
The statement of activities demonstrates the degree to which the direct expenses of a given function or 
segment is offset by program revenues.  Direct expenses are those that are clearly identifiable with a 
specific function or segment.  Program revenues include: 1) charges to customers who purchase, use, or 
directly benefit from goods, services, or privileges provided by a given function or segment; operating-
type special assessments for maintenance and debt service are treated as charges for services and 2) 
grants and contributions that are restricted to meeting the operational or capital requirements of a 
particular function or segment. Other items not included among program revenues are reported instead 
as general revenues. 
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NOTE 2 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 

Measurement Focus, Basis of Accounting and Financial Statement Presentation 
The government-wide financial statements are reported using the economic resources measurement 
focus and the accrual basis of accounting.  Revenues are recorded when earned and expenses are 
recorded when a liability is incurred, regardless of the timing of related cash flows.  Assessments are 
recognized as revenues in the year for which they are levied.  Grants and similar items are to be 
recognized as revenue as soon as all eligibility requirements imposed by the provider have been met. 
 
Governmental fund financial statements are reported using the current financial resources measurement 
focus and the modified accrual basis of accounting.  Revenues are recognized as soon as they are both 
measurable and available.  Revenues are considered to be available when they are collectible within the 
current period or soon enough thereafter to pay liabilities of the current period.  For this purpose, the 
government considers revenues to be available if they are collected within 60 days of the end of the 
current fiscal period.  Expenditures are recorded when a liability is incurred, as under accrual accounting.  
However, debt service expenditures are recorded only when payment is due. 
 
Assessments 
Assessments are non-ad valorem assessments on benefited property within the District. Operating and 
maintenance assessments are based upon the adopted budget and levied annually at a public hearing of 
the District.  Debt service assessments are levied when Bonds are issued and assessed and collected on 
an annual basis.  The District may collect assessments directly or utilize the uniform method of collection 
under Florida Statutes.  Direct collected assessments are due as determined by annual assessment 
resolution adopted by the Board of Supervisors.  Assessments collected under the uniform method are 
mailed by the County Tax Collector on November 1 and due on or before March 31 of each 
year.  Property owners may prepay a portion or all of the debt service assessments on their property 
subject to various provisions in the Bond documents. 
 
Assessments and interest associated with the current fiscal period are considered to be susceptible to 
accrual and so have been recognized as revenues of the current fiscal period.  The portion of 
assessments receivable due within the current fiscal period is considered to be susceptible to accrual as 
revenue of the current period.  
 
The District reports the following major governmental funds: 
 
General Fund 
The general fund is the general operating fund of the District.  It is used to account for all financial 
resources except those required to be accounted for in another fund. 
 
Debt Service Fund 
The debt service fund is used to account for the accumulation of resources for the annual payment of 
principal and interest on long-term debt. 
 
Capital Projects Fund    
This fund accounts for the financial resources to be used for the acquisition or construction of major 
infrastructure within the District. 
 
As a general rule, the effect of interfund activity has been eliminated from the government-wide financial 
statements.      
 
When both restricted and unrestricted resources are available for use, it is the government’s policy to use 
restricted resources first for qualifying expenditures, then unrestricted resources as they are needed. 
 



 

 
                                                                                                                     15 

NOTE 2 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Assets, Liabilities and Net Position or Equity 
 
Restricted Assets 
These assets represent cash and investments set aside pursuant to Bond covenants or other contractual 
restrictions.   
 
Deposits and Investments 
The District’s cash and cash equivalents are considered to be cash on hand and demand deposits 
(interest and non-interest bearing). 
 
The District has elected to proceed under the Alternative Investment Guidelines set forth in Section 
218.415 (17) Florida Statutes.  The District may invest any surplus public funds in the following: 
 

a) The Local Government Surplus Trust Funds, or any intergovernmental investment pool 
authorized pursuant to the Florida Interlocal Cooperation Act; 

b) Securities and Exchange Commission registered money market funds with the highest credit 
quality rating from a nationally recognized rating agency; 

c) Interest bearing time deposits or savings accounts in qualified public depositories; 
d) Direct obligations of the U.S. Treasury. 

 
The State Board of Administration’s (“SBA”) Local Government Surplus Funds Trust Fund (“Florida 
PRIME”) is a “2a-7 like” pool.  A “2a-7 like” pool is an external investment pool that is not registered with 
the Securities and Exchange Commission (“SEC”) as an investment company, but nevertheless has a 
policy that it will, and does, operate in a manner consistent with the SEC’s Rule 2a-7 of the Investment 
Company Act of 1940, which comprises the rules governing money market funds. Thus, the pool operates 
essentially as a money market fund.  The District has reported its investment in Florida PRIME at 
amortized cost for financial reporting purposes.    
 
Securities listed in paragraph c and d shall be invested to provide sufficient liquidity to pay obligations as 
they come due.  In addition, surplus funds may be deposited into certificates of deposit which are insured 
and any unspent Bond proceeds are required to be held in investments as specified in the Bond 
Indenture.  
 
The District records all interest revenue related to investment activities in the respective funds.  
Investments are measured at amortized cost or reported at fair value as required by generally accepted 
accounting principles.     
 
Prepaid Items 
Certain payments to vendors reflect costs applicable to future accounting periods and are recorded as 
prepaid items in both government-wide and fund financial statements. 
 
Capital Assets 
Capital assets which include property, plant and equipment, and infrastructure assets (e.g., roads, 
sidewalks and similar items) are reported in the government activities columns in the government-wide 
financial statements.  Capital assets are defined by the government as assets with an initial, individual 
cost of more than $5,000 and an estimated useful life in excess of two years.  Such assets are recorded 
at historical cost or estimated historical cost if purchased or constructed.  Donated capital assets are 
recorded at acquisition value at the date of donation. 
 
The costs of normal maintenance and repairs that do not add to the value of the asset or materially 
extend assets’ lives are not capitalized. Major outlays for capital assets and improvements are capitalized 
as projects are constructed. 
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NOTE 2 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Assets, Liabilities and Net Position or Equity (Continued) 
 
Capital Assets (Continued) 
In the governmental fund financial statements, amounts incurred for the acquisition of capital assets are 
reported as fund expenditures.  Depreciation expense is not reported in the governmental fund financial 
statements.  
 
Unearned Revenue 
Governmental funds report unearned revenue in connection with resources that have been received, but 
not yet earned. 
 
Long-Term Obligations 
In the government-wide financial statements long-term debt and other long-term obligations are reported 
as liabilities in the statement of net position.  Bond premiums and discounts are deferred and amortized 
over the life of the Bonds.  Bonds payable are reported net of applicable premiums or discounts.  Bond 
issuance costs are expensed when incurred.   
 
In the fund financial statements, governmental fund types recognize premiums and discounts, as well as 
issuance costs, during the current period.  The face amount of debt issued is reported as other financing 
sources.  Premiums received on debt issuances are reported as other financing sources while discounts 
on debt issuances are reported as other financing uses.  Issuance costs, whether or not withheld from the 
actual debt proceeds received, are reported as debt service expenditures. 
 
Deferred Outflows/Inflows of Resources   
In addition to assets, the statement of financial position will sometimes report a separate section for 
deferred outflows of resources. This separate financial statement element, deferred outflows of 
resources, represents a consumption of net position that applies to a future period(s) and so will not be 
recognized as an outflow of resources (expense/expenditure) until then. 
 
In addition to liabilities, the statement of financial position will sometimes report a separate section for 
deferred inflows of resources. This separate financial statement element, deferred inflows of resources, 
represents an acquisition of net position that applies to a future period(s) and so will not be recognized as 
an inflow of resources (revenue) until that time.   
 
Fund Equity/Net Position 
In the fund financial statements, governmental funds report nonspendable and restricted fund balance for 
amounts that are not available for appropriation or are legally restricted by outside parties for use for a 
specific purpose.  Assignments of fund balance represent tentative management plans that are subject to 
change. 
 
The District can establish limitations on the use of fund balance as follows:  
 

Committed fund balance – Amounts that can be used only for the specific purposes determined by a 
formal action (resolution) of the Board of Supervisors. Commitments may be changed or lifted only by 
the Board of Supervisors taking the same formal action (resolution) that imposed the constraint 
originally.  Resources accumulated pursuant to stabilization arrangements sometimes are reported in 
this category.   

 
Assigned fund balance – Includes spendable fund balance amounts established by the Board of         
Supervisors that are intended to be used for specific purposes that are neither considered restricted 
nor committed.  The Board may also assign fund balance as it does when appropriating fund balance 
to cover differences in estimated revenue and appropriations in the subsequent year’s appropriated 
budget.  Assignments are generally temporary and normally the same formal action need not be taken 
to remove the assignment.   
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NOTE 2 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Assets, Liabilities and Net Position or Equity (Continued) 
 
Fund Equity/Net Position (Continued) 
The District first uses committed fund balance, followed by assigned fund balance and then unassigned 
fund balance when expenditures are incurred for purposes for which amounts in any of the unrestricted 
fund balance classifications could be used. 
 
Net position is the difference between assets and deferred outflows of resources less liabilities and 
deferred inflows of resources. Net position in the government-wide financial statements is categorized as 
net investment in capital assets, restricted or unrestricted.  Net investment in capital assets represents net 
position related to infrastructure and property, plant and equipment.  Restricted net position represents 
the assets restricted by the District’s Bond covenants or other contractual restrictions. Unrestricted net 
position consists of the net position not meeting the definition of either of the other two components. 
 
Other Disclosures 
 
Use of Estimates 
The preparation of financial statements in conformity with generally accepted accounting principles 
requires management to make estimates and assumptions that affect the reported amounts of assets and 
liabilities, and disclosure of contingent assets and liabilities at the date of the financial statements, and the 
reported amounts of revenues and expenditures during the reporting period.  Actual results could differ 
from those estimates.  
 
NOTE 3 - BUDGETARY INFORMATION 
 
The District is required to establish a budgetary system and an approved Annual Budget.  Annual 
Budgets are adopted on a basis consistent with generally accepted accounting principles for the general 
fund.  All annual appropriations lapse at fiscal year-end. 
 
The District follows these procedures in establishing the budgetary data reflected in the financial 
statements. 
 
a) Each year the District Manager submits to the District Board a proposed operating budget for the 

fiscal year commencing the following October 1.  
b) Public hearings are conducted to obtain comments. 
c) Prior to October 1, the budget is legally adopted by the District Board. 
d) All budget changes must be approved by the District Board. 
e) The budgets are adopted on a basis consistent with generally accepted accounting principles. 
f) Unused appropriations for annually budgeted funds lapse at the end of the year. 
 
NOTE 4 – DEPOSITS AND INVESTMENTS 
 
Deposits 
The District’s cash balances were entirely covered by federal depository insurance or by a collateral pool 
pledged to the State Treasurer.  Florida Statutes Chapter 280, "Florida Security for Public Deposits Act", 
requires all qualified depositories to deposit with the Treasurer or another banking institution eligible 
collateral equal to various percentages of the average daily balance for each month of all public deposits 
in excess of any applicable deposit insurance held.  The percentage of eligible collateral (generally, U.S. 
Governmental and agency securities, state or local government debt, or corporate bonds) to public 
deposits is dependent upon the depository's financial history and its compliance with Chapter 280.  In the 
event of a failure of a qualified public depository, the remaining public depositories would be responsible 
for covering any resulting losses. 
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NOTE 4 – DEPOSITS AND INVESTMENTS (Continued) 
 
Investments 
The District’s investments were held as follows at September 30, 2025:  
 

Amortized Cost Credit Risk Maturities
Florida Prime 152,146$          S&P AAAm Weighted average of the fund 

portfolio: 47 days
2,327,974         S&P AAAm

2,480,120$        

Weighted average of the fund 
portfolio: 45 days

First American Government Obligation 
Fd Cl D

 
Credit risk – For investments, credit risk is generally the risk that an issuer of an investment will not fulfill 
its obligation to the holder of the investment.  This is measured by the assignment of a rating by a 
nationally recognized statistical rating organization.  Investment ratings by investment type are included in 
the preceding summary of investments. 
 
Concentration risk – The District places no limit on the amount the District may invest in any one issuer.   
 
Interest rate risk – The District does not have a formal policy that limits investment maturities as a means 
of managing exposure to fair value losses arising from increasing interest rates.  The District has adopted 
by Resolution 2020-08, the alternative investment guidelines prescribed by Section 218.415, Florida 
Statutes.   
 
However, the Bond Indenture limits the type of investments held using unspent proceeds. 
 
Fair Value Measurement – When applicable, the District measures and records its investments using fair 
value measurement guidelines established in accordance with GASB Statements.  The framework for 
measuring fair value provides a fair value hierarchy that prioritizes the inputs to valuation techniques.  
 
These guidelines recognize a three-tiered fair value hierarchy, in order of highest priority, as follows: 

• Level 1: Investments whose values are based on unadjusted quoted prices for identical 
investments in active markets that the District has the ability to access; 

• Level 2: Investments whose inputs - other than quoted market prices - are observable either 
directly or indirectly; and, 

• Level 3: Investments whose inputs are unobservable. 
 
The fair value measurement level within the fair value hierarchy is based on the lowest level of any input 
that is significant to the entire fair value measurement. Valuation techniques used should maximize the 
use of observable inputs and minimize the use of unobservable inputs. 
 
Money market investments that have a maturity at the time of purchase of one year or less and are held 
by governments other than external investment pools should be measured at amortized cost. For external 
investment pools that qualify to be measured at amortized cost, the pool’s participants should also 
measure their investments in that external investment pool at amortized cost for financial reporting 
purposes. Accordingly, the District’s investments have been reported at amortized cost above.    
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NOTE 4 – DEPOSITS AND INVESTMENTS (Continued) 
 
Investments (Continued) 
External Investment Pool – With regard to redemption gates, Chapter 218.409(8)(a), Florida Statutes, 
states that “The principal, and any part thereof, of each account constituting the trust fund is subject to 
payment at any time from the moneys in the trust fund. However, the Executive Director may, in good 
faith, on the occurrence of an event that has a material impact on liquidity or operations of the trust fund, 
for 48 hours limit contributions to or withdrawals from the trust fund to ensure that the Board can invest 
moneys entrusted to it in exercising its fiduciary responsibility. Such action must be immediately disclosed 
to all participants, the Trustees, the Joint Legislative Auditing Committee, the Investment Advisory 
Council, and the Participant Local Government Advisory Council. The Trustees shall convene an 
emergency meeting as soon as practicable from the time the Executive Director has instituted such 
measures and review the necessity of those measures. If the Trustees are unable to convene an 
emergency meeting before the expiration of the 48-hour moratorium on contributions and withdrawals, the 
moratorium may be extended by the Executive Director until the Trustees are able to meet to review the 
necessity for the moratorium. If the Trustees agree with such measures, the Trustees shall vote to 
continue the measures for up to an additional 15 days. The Trustees must convene and vote to continue 
any such measures before the expiration of the time limit set, but in no case may the time limit set by the 
Trustees exceed 15 days.” With regard to liquidity fees, Florida Statute 218.409(4) provides authority for 
the SBA to impose penalties for early withdrawal, subject to disclosure in the enrollment materials of the 
amount and purpose of such fees. At present, no such disclosure has been made. 
 
As of September 30, 2025, there were no redemption fees or maximum transaction amounts, or any other 
requirements that serve to limit a participant’s daily access to 100% of their account value. 
 
NOTE 5 – INTERFUND TRANSFERS        
 
Interfund transfers for the fiscal year ended September 30, 2025, were as follows: 
 

Fund Transfer in  Transfer out
Debt service -$                 35,925$           
Capital projects 35,925              -                  

Total 35,925$            35,925$           
 

 

Transfers are used to move revenues from the fund where collection occurs to the fund where funds have 
been reallocated for use.  In the case of the District, transfers from the debt service fund to the capital 
projects fund were made in accordance with the Bond Indentures.   
 
NOTE 6 – CAPITAL ASSETS 
 
Capital asset activity for the fiscal year ended September 30, 2025, was as follows:  
 

Additions Reductions
Governmental activities
Capital assets, not being depreciated

Infrastructure under construction 6,025,989$        3,913,417$        -$                 9,939,406$        
Total capital assets, not being depreciated 6,025,989         3,913,417         -                   9,939,406         

Governmental activities capital assets, net 6,025,989$        3,913,417$        -$                 9,939,406$        

Beginning 
Balance

Ending              
Balance

 
The infrastructure intended to serve the District has been estimated at a total cost of approximately 
$17,495,000.  The infrastructure will include stormwater management systems, sanitary sewer, potable 
water and reclaimed water mains, roadways, landscaping and irrigation.  A portion of the project costs 
was expected to be financed with the proceeds from the issuance of Bonds with the remainder to be 
funded by the Developer or by the issuance of additional bonds. Upon completion, certain improvements 
are to be conveyed to others for ownership and maintenance responsibilities. The District acquired 
improvements from the Developer at a total cost of $3,903,619 during the current year. 
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NOTE 7 – LONG-TERM LIABILITIES 
 
Series 2021 
On March 17, 2021, the District issued $6,760,000 of Special Assessment Revenue Bonds, Series 2021 
consisting of Term Bonds with due dates from May 1, 2026, to May 1, 2051 and fixed interest rates 
ranging from 2.5% to 4.0%. The Bonds were issued to finance the acquisition and construction of certain 
improvements for the benefit of the District.  Interest is to be paid semiannually on each May 1 and 
November 1.  Principal on the Bonds is to be paid serially commencing May 1, 2022, through May 1, 
2051.   
 
The Series 2021 Bonds are subject to redemption at the option of the District prior to their maturity, in 
whole or in part, on any date on or after May 1, 2031. The Bonds are subject to extraordinary mandatory 
redemption prior to their selected maturity in the manner determined by the Bond Registrar if certain 
events occurred as outlined in the Bond Indenture.   
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the 
reserve requirements. The District was in compliance with the requirements at September 30, 2025. 
 
Series 2024 
On March 22, 2024, the District issued $5,765,000 of Special Assessment Revenue Bonds, Series 2024 
consisting of Term Bonds with due dates from May 1, 2034, to May 1, 2054 and fixed interest rates 
ranging from 4.65% to 5.8%. The Bonds were issued to finance the acquisition and construction of certain 
improvements for the benefit of the District.  Interest is to be paid semiannually on each May 1 and 
November 1.  Principal on the Bonds is to be paid serially commencing May 1, 2025, through May 1, 
2054.   
 
The Series 2024 Bonds are subject to optional redemption, mandatory sinking fund and extraordinary 
mandatory redemption at the times, in the amounts, and at the redemption prices more fully described in 
the Redemption Provisions as outlined in the Bond Indenture. 
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the 
reserve requirements. Upon satisfaction of certain conditions, a portion of the original reserve 
requirements will be released to the Developer for construction costs paid on behalf of the District; this did 
not occur during the current fiscal year. The District was in compliance with the requirements at 
September 30, 2025. 
 
Long-term Debt Activity 
Changes in long-term liability activity for the fiscal year ended September 30, 2025, were as follows:  

Additions Reductions
Governmental activities

Series 2021 6,350,000$        -$                  (145,000)$       6,205,000$       150,000$        
Series 2024 5,765,000          -                    (85,000)           5,680,000         85,000           

Total 12,115,000$       -$                  (230,000)$       11,885,000$     235,000$        

Beginning 
Balance

Ending              
Balance

Due Within 
One Year
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NOTE 7 – LONG-TERM LIABILITIES (Continued) 
 
Long-term Debt Activity (Continued) 
At September 30, 2025, the scheduled debt service requirements on the long-term debt were as follows: 
 

Principal Interest Total
2026 235,000$          546,820$          781,820$          
2027 240,000            539,118            779,118            
2028 250,000            530,133            780,133            
2029 260,000            520,755            780,755            
2030 270,000            510,985            780,985            

2031-2035 1,525,000         2,387,628         3,912,628         
2036-2040 1,900,000         2,029,280         3,929,280         
2041-2045 2,385,000         1,559,900         3,944,900         
2046-2050 3,025,000         938,370            3,963,370         
2051-2054 1,795,000         226,700            2,021,700         

11,885,000$      9,789,689$       21,674,689$      

Governmental ActivitiesYear ending 
September 30:

 
 
NOTE 8 - DEVELOPER TRANSACTIONS AND CONCENTRATIONS 
 
The Developer has agreed to fund a portion of the general operations of the District.  In connection with 
that agreement, Developer contributions to the general fund were $6,319.  
 
The Developer owns a portion of land within the District; therefore, assessment revenues in the general 
and debt service funds include the assessments levied on those lots owned by the Developer. 
 
The District’s activity is dependent upon the continued involvement of the Developer, the loss of which 
could have a material adverse effect on the District’s operations.   
 
NOTE 9 - MANAGEMENT COMPANY 
 
The District has contracted with a management company to perform services which include financial and 
accounting advisory services. Certain employees of the management company also serve as officers of 
the District. Under the agreement, the District compensates the management company for management, 
accounting, financial reporting, computer and other administrative costs. 
 
NOTE 10 - RISK MANAGEMENT 
 
The District is exposed to various risks of loss related to torts; theft of, damage to, and destruction of 
assets; errors and omissions; and natural disasters. The District has obtained commercial insurance from 
independent third parties to mitigate the costs of these risks; coverage may not extend to all situations. 
There were no settled claims since inception of the District. 
 
NOTE 11 – SUBSEQUENT EVENTS 
 
The District was informed in April 2026 of a delay in the transmission of special assessment collections by 
the Orange County Tax Collector (the “Tax Collector”) to the District. To fund the District’s annual debt 
service payments which are due on May 1 of each year, the District’s debt service assessments were 
levied on District lands and are collected by the Tax Collector as a part of each landowner’s annual ad 
valorem property tax bill.  Although the assessments were paid and collected from property owners on a 
timely basis, the Tax Collector notified the District that it would not remit those funds to the District until 
August 2026, which would not provide the District with necessary funds to meet the scheduled debt 
service payment due on May 1, 2026.  The District has been informed by staff at the Tax Collector’s office 
that this is likely to occur in future years as well.   
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NOTE 11 – SUBSEQUENT EVENTS (Continued) 
 
To ensure the timely payment of debt service and to avoid a payment default on the Bonds, the District 
transferred available funds from its operating account to the applicable debt service fund in an amount 
partially sufficient to cover the debt service payment due.  The District’s primary developer provided a 
short-term loan of funds needed to allow the District to make the debt service payment on May 1, 2026, 
without utilizing debt service reserve funds.  When the District receives the delayed assessment revenues 
from the Tax Collector, it will repay the primary developer for the short-term loan. 
 
In the past weeks, the Orange county Tax Collector did make a payment to the District of additional 
amounts of the collected assessments (which is sooner than the District was told to expect), but the 
amount is still short of the total debt service that was due on May 1.  The District is working with the 
County to seek a remedy to this potential future issue. 
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GRANDE PINES COMMUNITY DEVELOPMENT DISTRICT 
ORANGE COUNTY, FLORIDA 

SCHEDULE OF REVENUES, EXPENDITURES AND CHANGES IN 
FUND BALANCE - BUDGET AND ACTUAL – GENERAL FUND 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2025 
 

 

Original & Final

REVENUES
Assessments 618,635$       638,796$       20,161$          
Developer contributions -                6,319            6,319              
Miscellaneous 6,242             13,272          7,030              
Interest earnings -                2,145            2,145              

Total revenues 624,877         660,532         35,655            

EXPENDITURES
Current:

General government 137,139         97,819          39,320            
Maintenance and operations 487,738         333,745         153,993          

Total expenditures 624,877         431,564         193,313          

Excess (deficiency) of revenues
over (under) expenditures -$              228,968         228,968$        

Fund balance - beginning 16,644          

Fund balance - ending 245,612$       

Variance with 
Final Budget - 

Positive 
(Negative)

Actual 
Amounts

Budgeted 
Amounts

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 

 
 

 
 
 

See notes to required supplementary information 
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GRANDE PINES COMMUNITY DEVELOPMENT DISTRICT 
ORANGE COUNTY, FLORIDA 

NOTES TO REQUIRED SUPPLEMENTARY INFORMATION 
 
 
The District is required to establish a budgetary system and an approved Annual Budget for the general 
fund. The District’s budgeting process is based on estimates of cash receipts and cash expenditures 
which are approved by the Board.  The budget approximates a basis consistent with accounting principles 
generally accepted in the United States of America (generally accepted accounting principles). 
 
The legal level of budgetary control, the level at which expenditures may not exceed budget, is in the 
aggregate.  Any budget amendments that increase the aggregate budgeted appropriations must be 
approved by the Board of Supervisors.  Actual general fund expenditures did not exceed appropriations 
for the fiscal year ended September 30, 2025. 
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GRANDE PINES COMMUNITY DEVELOPMENT DISTRICT 
ORANGE COUNTY, FLORIDA 

OTHER INFORMATION – DATA ELEMENTS  
REQUIRED BY FLORIDA STATUTE 218.39(3)(C) 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2025 
UNAUDITED 

 
 

Element Comments
Number of District employees compensated in the last pay period of 
the District’s fiscal year being reported. 2

Number of independent contractors compensated to whom 
nonemployee compensation was paid in the last month of the 
District’s fiscal year being reported. 7
Employee compensation $3,600 
Independent contractor compensation $427,308 
Construction projects to begin on or after October 1; ($65K) Not applicable

Budget variance report
See the Schedule of Revenues, Expenditures and 

Changes in Fund Balance - Budget and Actual - General 
Fund

Ad Valorem taxes; Not applicable

Non ad valorem special assessments;
Special assessment rate Operations and maintenance - $1,342.92 - 2,506.79

Debt Service Series 2021- $1,700.68 - $3,174.59
Debt service Series 2024 - $1,699.66 - $3,172.69

Special assessments collected $1,447,521 
Outstanding Bonds:
Series 2021 due May 1, 2051 $6,205,000 
Series 2024 due May 1, 2054 $5,680,000  
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INDEPENDENT AUDITOR’S REPORT ON INTERNAL CONTROL OVER FINANCIAL 
REPORTING AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT  

OF FINANCIAL STATEMENTS PERFORMED IN ACCORDANCE WITH  
GOVERNMENT AUDITING STANDARDS 

 
To the Board of Supervisors  
Grande Pines Community Development District 
Orange County, Florida  
 
We have audited, in accordance with the auditing standards generally accepted in the United States of 
America and the standards applicable to financial audits contained in Government Auditing Standards 
issued by the Comptroller General of the United States, the financial statements of the governmental 
activities and each major fund of Grande Pines Community Development District, Orange County, Florida 
(“District”) as of and for the fiscal year ended September 30, 2025, and the related notes to the financial 
statements, which collectively comprise the District’s basic financial statements, and have issued our 
opinion thereon dated May 27, 2026. 
 

Report on Internal Control Over Financial Reporting  
In planning and performing our audit of the financial statements, we considered the District’s internal 
control over financial reporting (internal control) to determine the audit procedures that are appropriate in 
the circumstances for the purpose of expressing our opinions on the financial statements, but not for the 
purpose of expressing an opinion on the effectiveness of the District’s internal control. Accordingly, we do 
not express an opinion on the effectiveness of the District’s internal control.   

A deficiency in internal control exists when the design or operation of a control does not allow 
management or employees, in the normal course of performing their assigned functions, to prevent, or 
detect and correct misstatements on a timely basis. A material weakness is a deficiency, or a combination 
of deficiencies, in internal control, such that there is a reasonable possibility that a material misstatement 
of the entity’s financial statements will not be prevented or detected and corrected on a timely basis. A 
significant deficiency is a deficiency, or a combination of deficiencies, in internal control that is less severe 
than a material weakness, yet important enough to merit attention by those charged with governance.   
Our consideration of internal control was for the limited purpose described in the first paragraph of this 
section and was not designed to identify all deficiencies in internal control that might be material 
weaknesses or significant deficiencies. Given these limitations, during our audit we did not identify any 
deficiencies in internal control that we consider to be material weaknesses. However, material 
weaknesses or significant deficiencies may exist that were not identified.   

Report on Compliance and Other Matters  
As part of obtaining reasonable assurance about whether the District’s financial statements are free from 
material misstatement, we performed tests of its compliance with certain provisions of laws, regulations, 
contracts, and agreements, noncompliance with which could have a direct and material effect on the 
determination of financial statement amounts. However, providing an opinion on compliance with those 
provisions was not an objective of our audit, and accordingly, we do not express such an opinion.  The 
results of our tests disclosed no instances of noncompliance or other matters that are required to be 
reported under Government Auditing Standards.  
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Purpose of this Report  
The purpose of this report is solely to describe the scope of our testing of internal control and compliance 
and the results of that testing, and not to provide an opinion on the effectiveness of the entity’s internal 
control or on compliance. This report is an integral part of an audit performed in accordance with 
Government Auditing Standards in considering the entity’s internal control and compliance. Accordingly, 
this communication is not suitable for any other purpose.   

 

May 27, 2026 



 

1001 W. Yamato Road ▪ Suite 301 
   Boca Raton, Florida 33431 
   (561) 994-9299 ▪ (800) 299-4728 
   Fax (561) 994-5823 
   www.graucpa.com 
 

 

 
                                                                                                                     28 

INDEPENDENT AUDITOR’S REPORT ON COMPLIANCE WITH THE  
REQUIREMENTS OF SECTION 218.415, FLORIDA STATUTES, REQUIRED BY  
RULE 10.556(10) OF THE AUDITOR GENERAL OF THE STATE OF FLORIDA 

 
To the Board of Supervisors  
Grande Pines Community Development District 
Orange County, Florida 
 
We have examined Grande Pines Community Development District, Orange County, Florida’s (“District”) 
compliance with the requirements of Section 218.415, Florida Statutes, in accordance with Rule 
10.556(10) of the Auditor General of the State of Florida during the fiscal year ended September 30, 
2025. Management is responsible for the District’s compliance with those requirements. Our responsibility 
is to express an opinion on the District’s compliance based on our examination. 
 
Our examination was conducted in accordance with attestation standards established by the American 
Institute of Certified Public Accountants. Those standards require that we plan and perform the 
examination to obtain reasonable assurance about whether the District complied, in all material respects, 
with the specified requirements referenced in Section 218.415, Florida Statutes. An examination involves 
performing procedures to obtain evidence about whether the District complied with the specified 
requirements. The nature, timing, and extent of the procedures selected depend on our judgment, 
including an assessment of the risks of material noncompliance, whether due to fraud or error. We 
believe that the evidence we obtained is sufficient and appropriate to provide a reasonable basis for our 
opinion. Our examination does not provide a legal determination on the District’s compliance with 
specified requirements. 
 
We are required to be independent and to meet our other ethical responsibilities in accordance with 
relevant ethical requirements relating to the examination engagement. 
 
In our opinion, the District complied, in all material respects, with the aforementioned requirements for the 
fiscal year ended September 30, 2025. 
 
This report is intended solely for the information and use of the Legislative Auditing Committee, members 
of the Florida Senate and the Florida House of Representatives, the Florida Auditor General, 
management, and the Board of Supervisors of Grande Pines Community Development District, Orange 
County, Florida and is not intended to be and should not be used by anyone other than these specified 
parties.    
 
 
May 27, 2026 
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MANAGEMENT LETTER PURSUANT TO THE RULES OF 
THE AUDITOR GENERAL FOR THE STATE OF FLORIDA 

 
To the Board of Supervisors 
Grande Pines Community Development District 
Orange County, Florida 
 
Report on the Financial Statements 
 
We have audited the accompanying basic financial statements of Grande Pines Community Development 
District, Orange County, Florida ("District") as of and for the fiscal year ended September 30, 2025 and 
have issued our report thereon dated May 27, 2026. 
 
Auditor’s Responsibility 
 
We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America; the standards applicable to financial audits contained in Government Auditing Standards, issued 
by the Comptroller General of the United States; and Chapter 10.550, Rules of the Florida Auditor 
General. 
 
Other Reporting Requirements  
 
We have issued our Independent Auditor’s Report on Internal Control over Financial Reporting and on 
Compliance and Other Matters Based on an Audit of the Financial Statements Performed in Accordance 
with Government Auditing Standards; and Independent Auditor’s Report on an examination conducted in 
accordance with AICPA Professional Standards, AT-C Section 315, regarding compliance requirements 
in accordance with Chapter 10.550, Rules of the Auditor General. Disclosures in those reports, which are 
dated May 27, 2026, should be considered in conjunction with this management letter.   
 
Purpose of this Letter 
 
The purpose of this letter is to comment on those matters required by Chapter 10.550 of the Rules of the 
Auditor General for the State of Florida.  Accordingly, in connection with our audit of the financial 
statements of the District, as described in the first paragraph, we report the following: 
 
I. Current year findings and recommendations. 
II. Status of prior year findings and recommendations. 
III. Compliance with the Provisions of the Auditor General of the State of Florida. 
 
Our management letter is intended solely for the information and use of the Legislative Auditing 
Committee, members of the Florida Senate and the Florida House of Representatives, the Florida Auditor 
General, Federal and other granting agencies, as applicable, management, and the Board of Supervisors 
of Grande Pines Community Development District, Orange County, Florida and is not intended to be and 
should not be used by anyone other than these specified parties.    
  
We wish to thank Grande Pines Community Development District, Orange County, Florida and the 
personnel associated with it, for the opportunity to be of service to them in this endeavor as well as future 
engagements, and the courtesies extended to us. 

 
 
May 27, 2026
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REPORT TO MANAGEMENT 
 
 
I. CURRENT YEAR FINDINGS AND RECOMMENDATIONS  
 

None 
 
II. PRIOR YEAR FINDINGS AND RECOMMENDATIONS  
  

None 
 

III. COMPLIANCE WITH THE PROVISIONS OF THE AUDITOR GENERAL OF THE STATE OF 
FLORIDA 

 
Unless otherwise required to be reported in the auditor’s report on compliance and internal controls, 
the management letter shall include, but not be limited to the following: 
 
1. A statement as to whether or not corrective actions have been taken to address findings 

and recommendations made in the preceding annual financial audit report.   

There were no significant findings and recommendations made in the preceding annual financial 
audit report for the fiscal year ended September 30, 2024. 

2. Any recommendations to improve the local governmental entity's financial management. 

There were no such matters discovered by, or that came to the attention of, the auditor, to be 
reported for the fiscal year ended September 30, 2025. 

3. Noncompliance with provisions of contracts or grant agreements, or abuse, that have 
occurred, or are likely to have occurred, that have an effect on the financial statements that 
is less than material, but which warrants the attention of those charged with governance.    

There were no such matters discovered by, or that came to the attention of, the auditor, to be 
reported, for the fiscal year ended September 30, 2025. 

4. The name or official title and legal authority of the District are disclosed in the notes to the 
financial statements. 

5. The District has not met one or more of the financial emergency conditions described in Section 
218.503(1), Florida Statutes.  

 
6. We applied financial condition assessment procedures, and no deteriorating financial conditions 

were noted as of September 30, 2025. It is management’s responsibility to monitor financial 
condition, and our financial condition assessment was based in part on representations made by 
management and the review of financial information provided by same. 
 

7. Management has provided the specific information required by Section 218.39(3)(c) in the Other 
Information section of the financial statements on page 25. 
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Grande Pines Community Development District 
 Performance Measures/Standards & 

Annual Reporting Form 
 

October 1, 2026 – September 30, 2027 
 

1. Community Communication and Engagement 
Goal 1.1: Public Meetings Compliance 

Objective: Hold at least three regular Board of Supervisor meetings per year to 
conduct CDD related business and discuss community needs. 
Measurement: Number of public board meetings held annually as evidenced by 
meeting minutes and legal advertisements. 
Standard: A minimum of three board meetings were held during the Fiscal Year. 
Achieved: Yes ☐ No ☐ 

 
 
Goal 1.2: Notice of Meetings Compliance 

Objective: Provide public notice of each meeting at least seven days in advance, as 
specified in Section 190.007(1), using at least two communication methods. 
Measurement: Timeliness and method of meeting notices as evidenced by posting 
to CDD website, publishing in local newspaper and via electronic communication. 
Standard: 100% of meetings were advertised with 7 days notice per statute on at 
least two mediums (i.e., newspaper, CDD website, electronic communications). 
Achieved: Yes ☐ No ☐ 
 
 

Goal 1.3: Access to Records Compliance 
Objective: Ensure that meeting minutes and other public records are readily 
available and easily accessible to the public by completing monthly CDD website 
checks. 
Measurement: Monthly website reviews will be completed to ensure meeting 
minutes and other public records are up to date as evidenced by District 
Management’s records. 
Standard: 100% of monthly website checks were completed by District 
Management. 
Achieved: Yes ☐ No ☐ 

 
 
 
 
 
 



 

 

2. Infrastructure and Facilities Maintenance 
Goal 2.1: Field Management and/or District Management Site Inspections 

Objective: Field manager and/or district manager will conduct inspections per 
District Management services agreement to ensure safety and proper functioning of 
the District’s infrastructure. 
Measurement: Field manager and/or district manager visits were successfully 
completed per management agreement as evidenced by field manager and/or 
district manager’s reports, notes or other record keeping method. 
Standard: 100% of site visits were successfully completed as described within 
district management services agreement 
Achieved: Yes ☐ No ☐ 

 
 
Goal 2.2: District Infrastructure and Facilities Inspections 

Objective: District Engineer will conduct an annual inspection of the District’s 
infrastructure and related systems. 
Measurement: A minimum of one inspection completed per year as evidenced by 
district engineer’s report related to district’s infrastructure and related systems.  
Standard: Minimum of one inspection was completed in the Fiscal Year by the 
district’s engineer. 
Achieved: Yes ☐ No ☐ 

 
3. Financial Transparency and Accountability 
Goal 3.1: Annual Budget Preparation 

Objective: Prepare and approve the annual proposed budget by June 15 and final 
budget was adopted by September 30 each year. 
Measurement: Proposed budget was approved by the Board before June 15 and final 
budget was adopted by September 30 as evidenced by meeting minutes and budget 
documents listed on CDD website and/or within district records.  
Standard: 100% of budget approval & adoption were completed by the statutory 
deadlines and posted to the CDD website. 
Achieved: Yes ☐ No ☐ 

 
Goal 3.2: Financial Reports 

Objective: Publish to the CDD website the most recent versions of the following 
documents: Annual audit, current fiscal year budget with any amendments, and most 
recent financials within the latest agenda package.    
Measurement: Annual audit, previous years’ budgets, and financials are accessible 
to the public as evidenced by corresponding documents on the CDD’s website. 
Standard: CDD website contains 100% of the following information: Most recent 
annual audit, most recent adopted/amended fiscal year budget, and most recent 
agenda package with updated financials. 
Achieved: Yes ☐ No ☐ 



 

 

Goal 3.3: Annual Financial Audit 
Objective: Conduct an annual independent financial audit per statutory 
requirements and publish the results to the CDD website for public inspection, and 
transmit to the State of Florida. 
Measurement: Timeliness of audit completion and publication as evidenced by 
meeting minutes showing board approval and annual audit is available on the CDD’s 
website and transmitted to the State of Florida. 
Standard: Audit was completed by an independent auditing firm per statutory 
requirements and results were posted to the CDD website and transmitted to the 
State of Florida. 
Achieved: Yes ☐ No ☐ 

 
 

 
 

Chair/Vice Chair:____________________________   Date:________________ 
Print Name:_________________________________ 
Grande Pines Community Development District 
 

 
 

District Manager:____________________________   Date:________________ 
Print Name:_________________________________ 
Grande Pines Community Development District 
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Grande Pines Community Development District 
 Performance Measures/Standards & 

Annual Reporting Form 
 

October 1, 2025 – September 30, 2026 
 

1. Community Communication and Engagement 
Goal 1.1: Public Meetings Compliance 

Objective: Hold at least three regular Board of Supervisor meetings per year to 
conduct CDD related business and discuss community needs. 
Measurement: Number of public board meetings held annually as evidenced by 
meeting minutes and legal advertisements. 
Standard: A minimum of three board meetings were held during the Fiscal Year. 
Achieved: Yes ☐ No ☐ 

 
 
Goal 1.2: Notice of Meetings Compliance 

Objective: Provide public notice of each meeting at least seven days in advance, as 
specified in Section 190.007(1), using at least two communication methods. 
Measurement: Timeliness and method of meeting notices as evidenced by posting 
to CDD website, publishing in local newspaper and via electronic communication. 
Standard: 100% of meetings were advertised with 7 days notice per statute on at 
least two mediums (i.e., newspaper, CDD website, electronic communications). 
Achieved: Yes ☐ No ☐ 
 
 

Goal 1.3: Access to Records Compliance 
Objective: Ensure that meeting minutes and other public records are readily 
available and easily accessible to the public by completing monthly CDD website 
checks. 
Measurement: Monthly website reviews will be completed to ensure meeting 
minutes and other public records are up to date as evidenced by District 
Management’s records. 
Standard: 100% of monthly website checks were completed by District 
Management. 
Achieved: Yes ☐ No ☐ 

 
 
 
 
 
 



 

 

2. Infrastructure and Facilities Maintenance 
Goal 2.1: Field Management and/or District Management Site Inspections 

Objective: Field manager and/or district manager will conduct inspections per 
District Management services agreement to ensure safety and proper functioning of 
the District’s infrastructure. 
Measurement: Field manager and/or district manager visits were successfully 
completed per management agreement as evidenced by field manager and/or 
district manager’s reports, notes or other record keeping method. 
Standard: 100% of site visits were successfully completed as described within 
district management services agreement 
Achieved: Yes ☐ No ☐ 

 
 
Goal 2.2: District Infrastructure and Facilities Inspections 

Objective: District Engineer will conduct an annual inspection of the District’s 
infrastructure and related systems. 
Measurement: A minimum of one inspection completed per year as evidenced by 
district engineer’s report related to district’s infrastructure and related systems.  
Standard: Minimum of one inspection was completed in the Fiscal Year by the 
district’s engineer. 
Achieved: Yes ☐ No ☐ 

 
3. Financial Transparency and Accountability 
Goal 3.1: Annual Budget Preparation 

Objective: Prepare and approve the annual proposed budget by June 15 and final 
budget was adopted by September 30 each year. 
Measurement: Proposed budget was approved by the Board before June 15 and final 
budget was adopted by September 30 as evidenced by meeting minutes and budget 
documents listed on CDD website and/or within district records.  
Standard: 100% of budget approval & adoption were completed by the statutory 
deadlines and posted to the CDD website. 
Achieved: Yes ☐ No ☐ 

 
Goal 3.2: Financial Reports 

Objective: Publish to the CDD website the most recent versions of the following 
documents: Annual audit, current fiscal year budget with any amendments, and most 
recent financials within the latest agenda package.    
Measurement: Annual audit, previous years’ budgets, and financials are accessible 
to the public as evidenced by corresponding documents on the CDD’s website. 
Standard: CDD website contains 100% of the following information: Most recent 
annual audit, most recent adopted/amended fiscal year budget, and most recent 
agenda package with updated financials. 
Achieved: Yes ☐ No ☐ 



 

 

Goal 3.3: Annual Financial Audit 
Objective: Conduct an annual independent financial audit per statutory 
requirements and publish the results to the CDD website for public inspection, and 
transmit to the State of Florida. 
Measurement: Timeliness of audit completion and publication as evidenced by 
meeting minutes showing board approval and annual audit is available on the CDD’s 
website and transmitted to the State of Florida. 
Standard: Audit was completed by an independent auditing firm per statutory 
requirements and results were posted to the CDD website and transmitted to the 
State of Florida. 
Achieved: Yes ☐ No ☐ 

 
 

 
 

Chair/Vice Chair:____________________________   Date:________________ 
Print Name:_________________________________ 
Grande Pines Community Development District 
 

 
 

District Manager:____________________________   Date:________________ 
Print Name:_________________________________ 
Grande Pines Community Development District 
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Land Ownership Map

Grande Pines 

(6.50 AC)

(55.55 AC)

Park Square
Grande Pines LLC

(6.50 AC)

(14.41 AC)

Park Square
Grande Pines
Phase 2 LLC

(30.32 AC)

Park Square
Grande Pines
Phase 2 LLC

(12.01 AC)

Grand Pines
Community
Development
District

Grande Pines
Community
Development
District
(12.01 AC)
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Proposed Public and Private Uses Within CDD

Grande Pines

CDD Boundary

LEGEND

Lots 

Stormwater Tracts 

Open Space Tracts (Public/CDD)

Park Tracts (Private/HOA)

Parking Tracts (Public/CDD)

Roads (Public/CDD)

(Public/CDD)

Conservation Area (Private/CDD)

Utility Tract 
(Public/Orange County Utilities)

Tract Type (Public or Private Designation 

NOTES:

1. Water, wastewater and reclaimed water utilities will be
owned and maintained by Orange County Utilities.

/Ownership & Maintenance Entity)

(Private/Individual Lot Owners)
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Tract D-3
Stormwater

Tract D-4
Stormwater

Tract D-6
Stormwater

Tract D-5
Stormwater
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Stormwater

Tract C-1
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Tract D-8
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Tract OS-2
Open Space

Tract OS-3
Open Space

Tract OS-5
Open Space
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EXHIBIT B 
 
The table below is a list of the deficiencies observed during a site inspection of CDD owned infrastructure. 
Recommended repairs are provided. 
 

DEFICIENCY #1 
(Map ID: Def-A) 
  
View of cracked 
sidewalk panel across 
from 6337 Sand Skipper 
Rd. 
 
Remove and replace 5' 
x 4' sidewalk panel. 

 
 

DEFICIENCY #2 
(Map ID: Def-B) 
 
View of cracked 
concrete gutter in front 
of 5960 High Seas Dr. 
 
Sawcut, remove and 
replace 6 LF of cracked 
gutter. 
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DEFICIENCY #3 
(Map ID: Def-C) 
 
View of cracked 
concrete pad around 
fire hydrant adjacent to 
Tract D-1. 
 
This repair is the 
responsibility of Orange 
County Utilities. They 
should be contacted for 
the maintenance of this 
item. 

 
 

DEFICIENCY #4 
(Map ID: Def-D) 
 
 
View of erosion 
adjacent to Tract D-1.  
 
Repair 6" deep, 10' x 2' 
area of erosion. 
 

 
 

DEFICIENCY #5 
(Map ID: Def-E) 
 
 
View of cracked 

sidewalk panel in front 

of 5818 High Seas Dr. 

Remove & replace 5' x 

4' sidewalk panel. 
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DEFICIENCY #6 
(Map ID: Def-F) 
 
 
View of curb inlet 
protection in front of 
5803 High Seas Dr. 
 
Can be removed 
following the 
completion of 
construction. No 
deficiency.   

 
 

DEFICIENCY #7 
(Map ID: Def-G) 
 
 
View of spalled 
concrete gutter in front 
of 6164 High Seas Dr. 
driveway. 
 
Sawcut, remove and 
replace 2' x 3" portion 
of spalled gutter. 

 
 

DEFICIENCY #8 
(Map ID: Def-H) 
 
 
View of spalled 
concrete gutter in front 
of 6157 High Seas Dr. 
driveway. 
 
Sawcut, remove and 
replace 6" x 3" portion 
of spalled gutter. 
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DEFICIENCY #9 
(Map ID: Def-I) 
 
 
View of spalled 
sidewalk in front of 
6104 High Seas Dr. 
 
Sawcut, remove and 
replace 8" x 3" portion 
of spalled sidewalk. 

 
 

DEFICIENCY #10 
(Map ID: Def-J) 
 
 
View of missing tree 
between Tract OS-1 
and Tract D-2.  
 
Replace missing tree.  

 
 

DEFICIENCY #11 
(Map ID: Def-K) 
 
 
View of fallen tree 
between Canal C-1 and 
Tract D-2.  
 
Replace tree. 
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DEFICIENCY #12 
(Map ID: Def-L) 
 
 
View of 2" x 4" plank 
adjacent to skimmer at 
Tract D-2. 
 
Remove 2" x 4" plank. 

 
 

DEFICIENCY #13 
(Map ID: Def-M) 
 
 
View of metal rod 
adjacent to skimmer at 
Tract D-2. 
 
Remove metal rod. 

 
 

DEFICIENCY #14 
(Map ID: Def-N) 
 
 
View of metal rod 
between Tract D-1 and 
Paradiso Grande Blvd. 
 
Remove metal rod. 
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Karen Castor Dentel —  

Mapping Department 
soemapping@ocfelections.gov

119 West Kaley Street, Orlando, Florida 32806 
P.O. Box 562001, Orlando, Florida 32856        407.836.2070    407.254.6598    ocfelections.gov 

April 15, 2026

Syanne Hall, Recording Secretary
Grande Pines CDD
Governmental Management Services  
219 East Livingston Street  
Orlando, FL 32801

2026

2026 1
Grande Pines CDD.
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NOTICE OF MEETING DATES 

GRANDE PINES 

COMMUNITY DEVELOPMENT DISTRICT 

 

 The Board of Supervisors of the Grande Pines Community Development District will 

hold their regularly scheduled public meetings for Fiscal Year 2027 at 10:00 am at the Offices 

of GMS-CF, LLC, 219 E. Livingston Street, Orlando, Florida 32801, on the third Monday of 

each month, unless otherwise indicated, as follows:  

 

October 19, 2026 

November 16, 2026 

December 21, 2026 

*Exception: January 25, 2027 (Original date falls on National Holiday) 

February 15, 2027 

March 15, 2027 

April 19, 2027 

May 17, 2027 

June 21, 2027 

July 19, 2027 

August 16, 2027 

September 20, 2027 

 

 The meetings are open to the public and will be conducted in accordance with the 

provisions of Florida Law for Community Development Districts. A copy of the meeting agenda 

may be obtained from the District Manager at 219 E. Livingston Street, Orlando, FL 32801; by 

calling (407) 841-5524, during normal business hours, or by visiting the District’s website at 

https://grandepinescdd.com/.  

 

A meetings may be continued to a date, time, and place to be specified on the record at 

that meeting. There may be occasions when one or more Supervisors, staff or other individuals 

will participate by telephone.  

 

 Any person requiring special accommodation to participate at the meetings because of a 

disability or physical impairment should contact the District Office at (407) 841-5524 at least 

forty-eight (48) hours prior to the meeting. If you are hearing or speech impaired, please contact 

the Florida Relay Service 1-800-955-8770, for aid in contacting the District Office.  

 

 Each person who decides to appeal any action taken at these meetings is advised that 

person will need a record of the proceedings and that accordingly, the person may need to ensure 

that a verbatim record of the proceedings is made, including the testimony and evidence upon 

which such appeal is to be based. 

 

Jason Showe 

Governmental Management Services – Central Florida, LLC 

District Manager 

https://grandepinescdd.com/
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