
ORDINANCE NO. 2026 - ____

AN ORDINANCE OF THE BOARD OF COUNTY COMMISSIONERS OF 
FLAGLER COUNTY, FLORIDA, AMENDING ORDINANCE NO. 2023-08; 
AS AMENDED BY ORDINANCE NO. 2024-01; AMENDING THE 
ORMOND STATION COMMUNITY DEVELOPMENT DISTRICT 
PURSUANT TO CHAPTER 190, FLORIDA STATUTES; AMENDING AND 
EXPANDING THE BOUNDARIES OF THE DISTRICT TO INCLUDE A 
21.24 ACRE PARCEL AND A 14.39 ACRE PARCEL; PROVIDING FOR 
FINDINGS; PROVIDING FOR SEVERABILITY; AND PROVIDING AN 
EFFECTIVE DATE. 

 
 WHEREAS, Ormond Station Community Development District, a unit of special-
purpose local government in the State of Florida (“District”), has petitioned the County 
Commission of Flagler County, Florida, a political subdivision of the State of Florida, 
(“Commission”) to amend the boundaries of the District; and 
 
 WHEREAS, the District was initially established on May 12, 2023 through the 
adoption of Ordinance No. 2023-08 and contained approximately 39.83 acres; and  
 
 WHEREAS, the District boundaries were amended to contain an additional 
approximately 27.894 acres on February 19, 2024 through the adoption of Ordinance No. 
2024-01; and  
 
 WHEREAS, the Commission, after proper published notice has conducted a public 
hearing on the petition and determined the following with respect to the factors to be 
considered in Section 190.005(1)(e) Florida Statutes, as required by Section 
190.046(1)(b), Florida Statutes: 
 

1. The petition is complete and meets the requirements of Section 190.005, Florida 
Statutes, and all statements contained within the petition are true and correct. 
 

2. Amendment of the District is not inconsistent with any applicable element or portion 
of the local comprehensive plan of Flagler County, Florida, or the State 
Comprehensive Plan. 

 
3. The area of land within the amended District is of sufficient size, is sufficiently 

compact, and is sufficiently contiguous to be developable as one functional 
interrelated community. 

 
4. The amended District is the best alternative available for delivering community 

development services and facilities to the area that will be serviced by the District. 
 

5. The community development services and facilities of the amended District will not 
be incompatible with the capacity and uses of existing local and regional 
community development services and facilities.   



6. The area that will be served by the amended District is amenable to separate 
special-district government.

WHEREAS, it is the policy of this State, as provided for in  Section  
190.002(2)(c), Florida Statutes, that the exercise by any independent district of its 
powers as set forth by uniform general law comply with all applicable governmental 
laws, rules, regulations, and policies governing planning and permitting of the 
development to be serviced by the district, to ensure that neither the establishment 
nor operation of such district is a development order under Chapter 380, Florida 
Statutes, and that the district so established does not have any zoning or permitting 
powers governing development; and 

 
WHEREAS, Section 190.004(3), Florida Statutes, provides that all 

governmental planning, environmental, and land development laws, regulations, and 
ordinances apply to all development of the land within a community development 
district. Community development districts do not have the power of a local 
government to adopt a comprehensive plan, building code, or land development 
code, as those terms are defined in the Local Government Comprehensive Planning 
and Land Development Regulation Act. A district shall take no action which is 
inconsistent with applicable comprehensive plans, ordinances, or regulations of the 
applicable general-purpose government. 

NOW, THEREFORE, BE IT ORDAINED BY THE COUNTY COMMISSION OF 
FLAGLER COUNTY, FLORIDA:

Section 1: RECITALS 

The above Recitals are incorporated herein as Findings of Fact. 
 
Section 2:  AUTHORITY FOR ORDINANCE 

This Ordinance is adopted pursuant to Sections 190.005(2) and 190.046(1)(b), 
Florida Statutes, and other applicable provisions of law governing county ordinances.

Section 3: ENLARGEMENT OF THE ORMOND STATION COMMUNITY 
DEVELOPMENT DISTRICT

The Ormond Station Community Development District is hereby enlarged and 
increased to encompass the boundaries of the real property described in Exhibit "A" 
attached hereto and incorporated by reference herein. 

Section 4: CONFLICT AND SEVERABILITY  
 
  In the event this Ordinance conflicts with any other ordinance of Flagler 
County, Florida or other applicable law, the more restrictive shall apply. If any phrase 
or portion of this Ordinance is held invalid or unconstitutional by any court of 



competent jurisdiction, such portion shall be deemed a separate, distinct, and 
independent provision and such holding shall not affect the validity of the remaining
portion.

Section 5: EFFECTIVE DATE

This Ordinance shall become effective upon filing with the Florida Department
of State. 

PASSED AND ADOPTED BY THE BOARD OF COUNTY COMMISSIONERS OF 
FLAGLER COUNTY, FLORIDA THIS 13TH DAY OF JULY, 2026.

FLAGLER COUNTY BOARD OF 
COUNTY COMMISSIONERS

By:_____________________________
            Leann Pennington, Chair

       
ATTEST:     Approved as to Form:

By:__________________________ _____________________________
Tom Bexley, Clerk of the  Sarah Spector, Assistant 
Circuit Court and Comptroller  County Attorney



EXHIBIT “A”

[Legal description on following pages.] 



TOGETHER WITH THE LEGAL DESCRIPTION ON THE FOLLOWING PAGE: 





AMENDED























TOGETHER WITH THE LEGAL DESCRIPTION ON THE FOLLOWING PAGE: 



FOR A TOTAL ACREAGE OF 67.729 ACRES, MORE OR LESS. 











TOGETHER WITH THE LEGAL DESCRIPTION ON THE FOLLOWING PAGE: 



TOGETHER WITH THE LEGAL DESCRIPTION ON THE FOLLOWING PAGE: 



TOGETHER WITH THE LEGAL DESCRIPTION ON THE FOLLOWING PAGE: 



FOR A TOTAL ACREAGE OF 103.35 ACRES, MORE OR LESS. 



















RESOLUTION 2025-10
 
A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE ORMOND 
STATION COMMUNITY DEVELOPMENT DISTRICT DIRECTING THE 
CHAIRMAN AND DISTRICT STAFF TO REQUEST THE PASSAGE OF AN 
ORDINANCE BY THE BOARD OF COUNTY COMMISSIONERS OF FLAGLER 
COUNTY
AUTHORIZING SUCH OTHER ACTIONS AS ARE NECESSARY IN 
FURTHERANCE OF THAT PROCESS; AND PROVIDING AN EFFECTIVE 
DATE. 

 
WHEREAS, the Ormond Station Community District -

purpose government established pursuant to the Uniform Community Development District Act of 1980, 
as codified in Chapter 190, Florida Statutes Uniform Act  
 

WHEREAS, pursuant to the Uniform Act, the District is authorized to construct, acquire, and 
maintain infrastructure improvements and services; and 
 

WHEREAS, the District desires to amend its boundaries to be consistent with the legal description 
set forth in Exhibit A Boundary Amendment ; and 

 
WHEREAS, the Boundary Amendment is in the best interest of the District, and the area of land 

within the amended boundaries of the District will continue to be of sufficient size, sufficiently compact, 
and sufficiently contiguous to be developable as one functionally related community; and 

 
WHEREAS, 

continue to be the best alternative available for delivering community development services and facilities 
to the lands within the District, as amended; and 

 
WHEREAS, Boundary Amendment is not inconsistent with either the State or local comprehensive 

plan and will not be incompatible with the capacity and uses of existing local and regional community 
development services and facilities; and 

 
WHEREAS, the area of land that will lie in the amended boundaries of the District will continue to 

be amenable to separate special district government; and 
 

WHEREAS, in order to seek a Boundary Amendment ordinance pursuant to Chapter 190, Florida 
Statutes, the District desires to authorize District staff, including but not limited to legal, engineering, and 
managerial staff, to provide such services as are necessary throughout the pendency of the process; and
 

WHEREAS, the retention of any necessary consultants and the work to be performed by District 
staff may require the expenditure of certain fees, costs, and other expenses by the District as authorized 

Board  
 

WHEREAS, the Developer has agreed to provide sufficient funds to the District to reimburse the 
District for any expenditures including, but not limited to, legal, engineering and other consultant fees, 
filing fees, administrative, and other expenses, if any; and 
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WHEREAS, the District hereby desires to request a Boundary Amendment in accordance with 
Chapter 190, Florida Statutes, by taking such actions as are necessary in furtherance of the same.
 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF SUPERVISORS OF 
THE ORMOND STATION COMMUNITY DEVELOPMENT DISTRICT: 

 
1. RECITALS.  The recitals as stated above are true and correct and by this reference are 

incorporated into and form a material part of this Resolution. 
 
2. AUTHORIZATION FOR BOUNDARY AMENDMENT.  Pursuant to Chapter 190, Florida 

Statutes, the Board hereby authorizes the Chairman and District Staff to proceed in an expeditious manner 

boundaries as described in Exhibit A.  The Board further authorizes the prosecution of the procedural 
requirements detailed in Chapter 190, Florida Statutes, for the Boundary Amendment. 

 
3. AUTHORIZATION FOR AGENT. The Board hereby authorizes the District Chairman, District 

Manager and District Counsel to act as agents of the District with regard to any and all matters pertaining 
to the petition to amend the boundaries of the District.  District Staff, in consultation with the District 
Chairman, is further authorized to revise Exhibit A in order to address any further boundary adjustments 
as may be identified by the District Engineer.  The District Manager shall ensure that the final versions of 
Exhibit A as confirmed by the Chairman are attached hereto. 

 
4. EFFECTIVE DATE.  This Resolution shall become effective upon its passage. 
 

 
[CONTINUED ON NEXT PAGE] 
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Exhibit A:
Legal Description of District Boundaries, as Amended 

. 
 
 



TOGETHER WITH THE LEGAL DESCRIPTION ON THE FOLLOWING PAGE: 



TOGETHER WITH THE LEGAL DESCRIPTION ON THE FOLLOWING PAGE: 



TOGETHER WITH THE LEGAL DESCRIPTION ON THE FOLLOWING PAGE: 



FOR A TOTAL ACREAGE OF 103.35 ACRES, MORE OR LESS. 
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STATEMENT OF ESTIMATED REGULATORY COSTS

1.0 Introduction

1.1 Purpose and Scope

This Statement of Estimated Regulatory Costs ("SERC") supports the petition to amend the boundaries 
of the Ormond Station Community Development District ("District"). The District was established by 
Ordinance No. 2023-08, passed by the Board of County Commissioners of Flagler County, Florida on 
May 15, 2023, and previously amended by Ordinance No. 2024-01 to modify the boundaries of the 
District on February 19, 2024. The current size of the District is approximately 67.729 +/- acres and the 
District is located entirely within the Flagler County, Florida (the "County").  The petition to amend the 
boundaries of the District seeks to add approximately 35.621 +/- acres located in the County to the 
District ("Amendment Area"). After the amendment, the District will be projected to contain 
approximately 103.35 +/- acres and is planned to be developed with a total of 278 residential dwelling 
units.  The limitations on the scope of this SERC are explicitly set out in Section 190.002(2)(d), Florida 
Statutes ("F.S.") (governing District establishment) as follows: 

 
"That the process of establishing such a district pursuant to uniform general law be 
fair and based only on factors material to managing and financing the service delivery 
function of the district, so that any matter concerning permitting or planning of the 
development is not material or relevant (emphasis added)."

1.2 Overview of the Ormond Station Community Development District 

The District is designed to provide public infrastructure, services, and facilities along with operation and 
maintenance of the same to a master planned residential development currently anticipated to contain a 
total of approximately 278 residential dwelling units following the amendment of the District’s 
boundaries.

A community development district ("CDD") is an independent unit of special purpose local government 
authorized by the Act to plan, finance, construct, operate and maintain community-wide infrastructure in 
planned community developments. CDDs provide a "solution to the state's planning, management and 
financing needs for delivery of capital infrastructure in order to service projected growth without 
overburdening other governments and their taxpayers." Section 190.002(1)(a), F.S.

A CDD is not a substitute for the local, general purpose government unit, i.e., the City or County in which 
the CDD lies. A CDD does not have the permitting, zoning or policing powers possessed by general 
purpose governments. A CDD is an alternative means of financing, constructing, operating and 
maintaining public infrastructure for developments, such as Ormond Station. 

1.3 Requirements for Statement of Estimated Regulatory Costs 

Section 120.541(2), F.S., defines the elements a statement of estimated regulatory costs must contain: 

(a) An economic analysis showing whether the rule directly or indirectly: 
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1. Is likely to have an adverse impact on economic growth, private sector job creation or employment, 
or private sector investment in excess of $1 million in the aggregate within 5 years after the implementation 
of the rule;
2. Is likely to have an adverse impact on business competitiveness, including the ability of persons doing 
business in the state to compete with persons doing business in other states or domestic markets, 
productivity, or innovation in excess of $1 million in the aggregate within 5 years after the implementation 
of the rule; or 
3. Is likely to increase regulatory costs, including any Transactional Costs (as defined herein), in excess of 
$1 million in the aggregate within 5 years after the implementation of therule.

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

(c) A good faith estimate of the cost to the agency, and to any other state and local government entities, 
of implementing and enforcing the proposed rule, and any anticipated effect on state or local revenues.

(d) A good faith estimate of the Transactional Costs likely to be incurred by individuals and entities, 
including local government entities, required to comply with the requirements of the rule. As used in this 
SERC, "Transactional Costs" are direct costs that are readily ascertainable by the County based upon 
standard business practices, and may include: 
1. Filing fees. 
2. Expenses to obtain a license. 
3. Necessary equipment. 
4. Installation, utilities for, and maintenance of necessary equipment. 
5. Necessary operations or procedures. 
6. Accounting, financial, information management, and other administrative processes. 
7. Labor, based on relevant wages, salaries, and benefits. 
8. Materials and supplies. 
9. Capital expenditures, including financing costs. 
10. Professional and technical services, including contracted services necessary to implement and maintain 
compliance. 
11. Monitoring and reporting. 
12. Qualifying and recurring education, training, and testing. 
13. Travel. 
14. Insurance and surety requirements. 
15. A fair and reasonable allocation of administrative costs and other overhead. 
16. Reduced sales or other revenue. 
17. Other items suggested by the rules ombudsman in the Executive Office of the Governor or by any interested 
person, business organization, or business representative 
 
(e) An analysis of the impact on small businesses as defined by s. 288.703, and an analysis of the impact 
on small counties and small cities as defined in s. 120.52. The impact analysis for small businesses must 
include the basis for the agency’s decision not to implement alternatives that would reduce adverse 
impacts on small businesses. (Flagler County, according to the Census 2020, has a population of 115,378; 
therefore, it is not defined as a small County for the purposes of this requirement.) 
 
(f) In evaluating the impacts described in paragraphs (a) and (e), the County must include, if applicable, 

the market impacts likely to result from compliance with the proposed rule, including: 
            1. Changes to customer charges for goods or services. 

2. Changes to the market value of goods or services produced, provided, or sold. 
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3. Changes to costs resulting from the purchase of substitute or alternative goods or services. 
4. The reasonable value of time to be spent by owners, officers, operators, and managers to understand 
and comply with the proposed rule, including, but not limited to, time to be spent completing requiring 
education, training, or testing. 

 
(g) Any additional information that the agency determines may be useful. 

(h) In the statement or revised statement, whichever applies, a description of any regulatory alternatives 
submitted under paragraph (1)(a) and a statement adopting the alternative or a statement of the reasons 
for rejecting the alternative in favor of the proposed rule.

Note: the references to "rule" in the statutory requirements for the Statement of Estimated Regulatory 
Costs also apply to an "ordinance" under section 190.005(2)(a), F.S.
 
 

2.0 An economic analysis showing whether the ordinance directly or indirectly: 
1. Is likely to have an adverse impact on economic growth, private sector job creation or 
employment, or private sector investment in excess of $1 million in the aggregate within 
5 years after the implementation of the ordinance; 
2. Is likely to have an adverse impact on business competitiveness, including the ability 
of persons doing business in the state to compete with persons doing business in other
states or domestic markets, productivity, or innovation in excess of $1 million in the 
aggregate within 5 years after the implementation of the ordinance; or 
3. Is likely to increase regulatory costs, including any Transactional Costs, in excess of $1 
million in the aggregate within 5 years after the implementation of the ordinance. 

The ordinance amending the boundaries of the District is not anticipated to have any direct or indirect 
adverse impact on economic growth, private sector job creation or employment, private sector 
investment, business competitiveness, ability of persons doing business in the state to compete with 
persons doing business in other states or domestic markets, productivity, or innovation. Any increases in 
regulatory costs, principally the anticipated increases in Transactional Costs as a result of imposition of 
special assessments by the District on the Amended Area will be the direct result of facilities and services 
provided by the District to the landowners within the Amendment Area. However, as property ownership 
in the District is voluntary and all additional costs will be disclosed to prospective buyers prior to sale, 
such increases should be considered voluntary, self-imposed and offset by benefits received from the 
infrastructure and services provided by the District. 
 
Further, the ordinance amending the boundaries of the District is not likely to result in market impacts 
such as customer charges, changes to the market value of goods or services produced, provided or sold, 
changes to costs resulting from the purchase of substitute or alternative goods or services or incur 
additional time be spent by State of Florida or Flagler County governments staff to understand and comply 
with the proposed ordinance, including, but not limited to, time to be spent completing requiring 
education, training, or testing, as the proposed District will be one of many already existing CDDs in 
Florida and Flagler County and the marginal impact of one more CDD will be negligible if any. 

2.1 Impact on economic growth, private sector job creation or employment, or private sector 
investment in excess of $1 million in the aggregate within 5 years after the implementation of the
ordinance.
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The sole reason for the amending of the District’s boundaries is to provide public facilities and services 
to support the development of a new, master planned residential development. The development of the 
larger, approximately 103.35 +/- acres, parcel will promote local economic activity, create local value, lead 
to local private sector investment and is likely, at least in the short term, to support local private sector 
employment and/or lead to local new job creation to a degree likely similar to that of a smaller, pre-
amendment, approximately 67.729 +/- acre, parcel contained within the existing District boundaries.
 
Amending the boundaries of the District will allow it to plan, fund, implement, operate and maintain, for 
the benefit of the landowners within the amended and larger District, various public facilities and services 
for a larger-sized development. Such facilities and services, as further described in Section 5, will allow for 
the development of the land within the amended District. The provision of District's infrastructure and 
the subsequent development of land will generate private economic activity, economic growth, investment 
and employment, and job creation. The District intends to use proceeds of indebtedness to fund 
construction of public infrastructure, which will be constructed by private firms, and once constructed, is 
likely to use private firms to operate and maintain such infrastructure and provide services to the 
landowners and residents of the amended and larger District.  The private developer of the land in the 
amended and larger District will use its private funds to conduct the private land development and 
construction of an anticipated approximately 278 residential dwelling units the construction, sale, and 
continued use/maintenance of which will involve private firms.  While similar economic growth, private 
sector job creation or employment,  or private sector investment could be achieved without amending the 
District’s boundaries by the private sector alone, the fact that the amendment of the District’s boundaries 
is initiated by the private developer means that the private developer considers the amendment of the 
District’s boundaries and continued operation of the District as beneficial to the process of land 
development and the future economic activity taking place within the amended and larger District, which 
in turn will lead directly or indirectly to economic growth, likely private sector job growth and/or support 
private sector employment, and private sector  investments. 

2.2 Impact on business competitiveness, including the ability of persons doing business in 
the state to compete with persons doing business in other states or domestic markets, 
productivity, or innovation in excess of $1 million in the aggregate within 5 years after the 
implementation of the ordinance. 

When assessing the question of whether the amending of the boundaries of the District is likely to directly 
or indirectly have an adverse impact on business competitiveness, including the ability of persons doing 
business in the state to compete with persons doing business in other states or domestic markets, 
productivity, or innovation, one has to compare these factors in the presence and in the absence of the 
amended District boundaries in the development. When the question is phrased in this manner, it can be 
surmised that the amendment of the District’s boundaries is likely to not have a direct or indirect adverse 
impact on business competitiveness, productivity, or innovation versus that same development without 
the amended and larger District.  Similar to a purely private solution, District contracts will be bid 
competitively as to achieve the lowest cost/best value for the particular infrastructure or services desired 
by the landowners, which will insure that contractors wishing to bid for such contracts will have to 
demonstrate to the District the most optimal mix of cost, productivity and innovation. Additionally, the 
amendment of the District’s boundaries for the development is not likely to cause the award of the 
contracts to favor non-local providers any more than if there was a larger District. The amended and larger 
District, in its purchasing decisions, will not vary from the same principles of cost, productivity and 
innovation that guide private enterprise. 
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2.3 Likelihood of an increase in regulatory costs, including any Transactional Costs, in excess 
of $1 million in the aggregate within 5 years after the implementation of the ordinance.

The amendment of the District’s boundaries will not increase any regulatory costs of the State or the 
County by virtue that the District has already been established and amending its size does not change the 
regulatory requirements that the District will be subject to after the initial review of the petition to amend 
its boundaries by the County and approval of such petition by the County.  As described in more detail in 
Section 4, the District will pay a one-time filing fee to the County to offset any expenses that the County
may incur in the processing of this petition to amend the District’s boundaries. 

 
The amending of the District’s boundaries will, however, directly increase regulatory costs to the 
landowners within the Amendment Area. Such increases in regulatory costs, principally the anticipated 
increases in Transactional Costs as a result of likely imposition of special assessments and use fees by the 
District, will be the direct result of facilities and services provided by the District to the landowners within 
the Amendment Area. However, as property ownership in the District is completely voluntary, all current 
property owners within the Amendment Area must consent to the amendment of the District’s boundaries
and the likelihood of additional transaction costs, and all initial prospective buyers will have such additional 
transaction costs disclosed to them prior to sale, as required by State law. Such costs, however, should be 
considered voluntary, self-imposed, and as a tradeoff for theservice and facilities provided by the District. 
As to the anticipated amount of the Transactional Costs in the aggregate within 5 years, they are anticipated 
to not exceed $5,000,000. 
 
3.0     A good faith estimate of the number of individuals and entities likely to be required to 
comply with the ordinance, together with a general description of the types of individuals likely 
to be affected by the ordinance. 

The proposed amended District will serve land that comprises an approximately 103.35 +/- acre master 
planned residential development currently anticipated to contain a total of approximately 278 residential 
dwelling units, although the development plan can change.  Assuming an average density of 3.5 persons per 
residential dwelling unit, the estimated residential population of the proposed amended District at build out 
would be approximately 973 +/- and all of these residents as well as the landowners within the District will 
be affected by the ordinance.  The County and certain state agencies will not be affected by or required to 
comply with the ordinance as more fully discussed hereafter. 

4.0 A good faith estimate of the cost to the agency, and to any other state and local government 
entities, of implementing and enforcing the proposed ordinance, and any anticipated effect on 
state or local revenues.

There is no state agency promulgating any rule relating to this project and there is no anticipated effect of 
the ordinance amending the District’s boundaries on state or local revenues. 
 
 
4.1 Costs to Governmental Agencies of Implementing and Enforcing Ordinance 

Because the result of adopting the ordinance is the amendment of the boundaries of an existing 
independent local special purpose government, there will be no additional enforcing responsibilities of 
any other government entity, but there will be various implementing responsibilities which are identified 
with their costs herein. 
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State Governmental Entities

Amending the boundaries of an already existing independent local special purpose government will result 
in no costs to any State governmental entities to implement and enforce the proposed amended and 
enlarged District.

Flagler County, Florida

The existing District as well as the Amendment Area are both located within the Flagler County, Florida. 
The County and its staff may process, analyze, conduct a public hearing, and vote upon the petition to 
amend the boundaries of the District. These activities will absorb some resources; however, these costs 
incurred by the County will be modest for a number of reasons. First, the County approved ordinance 
establishing the District in 2023 and that petition possessed much information about the District and 
County staff should be generally familiar with the District. Second, review of the petition to amend the 
boundaries of the District does not include analysis of the project itself.  Third, the petition itself provides 
much of the information needed for a staff review. Fourth, the County already possesses the staff needed 
to conduct the review without the need for new staff.  Fifth, there is no capital required to review the 
petition.  Sixth, the potential costs are offset by a filing fee included with the petition to offset any expenses 
the County may incur in the processing of this petition.  Finally, the County already processes similar 
petitions, though for entirely different subjects, for land uses and zoning changes that are far more 
complex than the petition to amend the boundaries of a community development district. 

Further, there will be no increase in the very small annual costs to County, because of the amendment of 
the District’s boundaries.  The District is an independent unit of local government. The only annual costs 
the County faces, which will not change with the amendment of the District’s boundaries, are the minimal 
costs of receiving and reviewing the various reports that the District is required to provide to the County, 
or any monitoring expenses the County may incur if it maintains a monitoring program for this District. 

4.2 Impact on State and Local Revenues

Adoption of the proposed ordinance will have no negative impact on state or local revenues. The District 
is an independent unit of local government. It is designed to provide infrastructure facilities and services 
to serve the development project and it has its own sources of revenue. No state or local subsidies are 
required or expected.

Any non-ad valorem assessments levied by the District will not count against any millage caps imposed on 
other taxing authorities providing services to the lands within the District.  It is also important to note that 
any debt obligations the District may incur are not debts of the State of Florida or any other unit of local 
government.  By Florida law, debts of the District are strictly its own responsibility.

5.0 A good faith estimate of the Transactional Costs likely to be incurred by individuals and 
entities, including local government entities, required to comply with the requirements of the 
ordinance. 
 
The review of the petition to amend the boundaries of the District will be funded by a payment of an 
application fee to the County.  This payment will be made voluntarily by the Petitioner, who is the same 
as/affiliated with the owners of land proposed to be included within the boundaries of the District and 
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subject to the ordinance amending the boundaries of the District.  Once the filing fee is paid, an annual 
Special District fee of $175 will also be paid by the District to the State per provisions of Section 189.018, 
Florida Statutes.  With regard to capital equipment necessary for the provision of public infrastructure 
and services, Table 1 below outlines the good faith estimates of same, while Table 2 below outlines the 
entities responsible for the ownership and maintenance of different categories of public infrastructure and 
services.  Please note that while the Transactional Costs of the public infrastructure and services are not 
readily identifiable at this time, they are reasonably expected to be similar to those that would be needed 
under an alternative public infrastructure and services (such as those discussed in Section 7.0) or should 
the infrastructure and services be provided under a fully private alternative delivery mechanism in absence 
of a public option. 

Table 1 provides an outline of the various facilities and services the proposed District may provide. 
Financing for these facilities is projected to be provided by the District. 

Table 2 illustrates the estimated costs of construction of the capital facilities, outlined in Table 1. Total 
costs of construction for those facilities in the amendment area that may be provided are estimated to be 
approximately $5,130,026. The District may levy non-ad valorem special assessments (by a variety of 
names) and may issue special assessment bonds to fund the costs of these facilities. These bonds would 
be repaid through non-ad valorem special assessments levied on all developable properties in the District 
that may benefit from the District’s infrastructure program as outlined in Table 2. 
 

Prospective future landowners in the proposed District may be required to pay non-ad valorem special 
assessments levied by the District to provide for facilities and secure any debt incurred through bond 
issuance.  In addition to the levy of non-ad valorem special assessments which may be used for debt 
service, the District may also levy a non-ad valorem assessment to fund the operations and maintenance 
of the District and its facilities and services.  However, purchasing a property within the District or 
locating in the District by new residents is completely voluntary, so, ultimately, all landowners and 
residents of the affected property choose to accept the non-ad valorem assessments as a tradeoff for the 
services and facilities that the District will provide. In addition, state law requires all assessments levied 
by the District to be disclosed by the initial seller to all prospective purchasers of property within the
District. 
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Table 1 
ORMOND STATION

COMMUNITY DEVELOPMENT DISTRICT
Proposed Facilities and Services

FACILITY
FUNDED 

BY
OWNED 

BY 
MAINTAINED 

BY 
Earthwork, Stormwater Management 
Ponds & Erosion Control 

CDD CDD CDD 

Roads CDD County County

Storm Drainage CDD County County

Potable Water CDD City of 
Ormond Beach 

City of Ormond 
Beach 

Sanitary Sewer CDD City of 
Ormond Beach 

City of Ormond 
Beach 

Landscaping & Irrigation CDD CDD CDD 

Hardscape Features CDD CDD CDD 

Offsite Roadway and Utility 
Improvements

CDD CDD CDD 

A CDD provides the property owners with an alternative mechanism of providing public services; 
however, special assessments and other impositions levied by the District and collected by law represent 
the Transactional Costs incurred by landowners as a result of the establishment of the District. Such 
Transactional Costs should be considered in terms of costs likely to be incurred under alternative public 
and private mechanisms of service provision, such as other independent special districts, County or its 
dependent districts, or County management but financing with municipal service benefit units and 
municipal service taxing units, or private entities, all of which can be grouped into three major categories: 
public district, public other, and private.

 

With regard to the public services delivery, dependent and other independent special districts can be used 
to manage the provision of infrastructure and services, however, they are limited in the types of services 
they can provide, and likely it would be necessary to employ more than one district to provide all services 
needed by the development.
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Table 2 

ORMOND STATION COMMUNITY DEVELOPMENT 
DISTRICT

Estimated Costs of Construction

CATEGORY COST
Earthwork, Stormwater Management Ponds & Erosion Control $1,075,000
Roads $566,500
Storm Drainage $463,500
Potable Water $260,960
Sanitary Sewer $500,200
Reclaimed Water $206,000
Landscaping & Irrigation $206,000
Hardscape Features $400,000
Offsite Roadway and Utility Improvements $708,000
Professional Fees $277,500
Contingency $466,366
Total  $5,130,026

Other public entities, such as cities, are also capable of providing services, however, their costs in 
connection with the new services and infrastructure required by the new development and, transaction 
costs, would be borne by all taxpayers, unduly burdening existing taxpayers. Additionally, other public 
entities providing services would also be inconsistent with the State’s policy of "growth paying for 
growth". 

Lastly, services and improvements could be provided by private entities.  However, their interests are 
primarily to earn short-term profits and there is no public accountability. The marginal benefits of tax-
exempt financing utilizing CDDs would cause the CDD to utilize its lower Transactional Costs to enhance 
the quality of infrastructure and services. 

In considering Transactional Costs of CDDs, it shall be noted that occupants of the lands to be included 
within the District will receive three major classes of benefits.

First, those residents in the District will receive a higher level of public services which in most instances 
will be sustained over longer periods of time than would otherwise be the case.

Second, a CDD is a mechanism for assuring that the public services will be completed concurrently with 
development of lands within the development. This satisfies the revised growth management legislation, 
and it assures that growth pays for itself without undue burden on other consumers. Establishment of the 
District will ensure that these landowners pay for the provision of facilities, services and improvements 
to these lands. 

Third, a CDD is the sole form of local governance which is specifically established to provide District 
landowners with planning, construction, implementation and short and long-term maintenance of public 
infrastructure at sustained levels of service.

The cost impact on the ultimate landowners in the development is not the total cost for the District to 
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provide infrastructure services and facilities. Instead, it is the incremental costs above, if applicable, what 
the landowners would have paid to install infrastructure via an alternative financing mechanism.

 
Consequently, a CDD provides property owners with the option of having higher levels of facilities and 
services financed through self-imposed revenue. The District is an alternative means to manage necessary 
development of infrastructure and services with related financing powers. District management is no more 
expensive, and often less expensive, than the alternatives of various public and private sources.

6.0    An analysis of the impact on small businesses as defined by Section 288.703, F.S., and an 
analysis of the impact on small counties and small cities as defined by Section 120.52, F.S.

There will be little impact on small businesses because of the amendment of the District. If anything, the 
impact may be positive because the District must competitively bid all of its contracts and competitively 
negotiate all of its contracts with consultants over statutory thresholds. This affords small businesses the 
opportunity to bid on District work.
 
Further, the ordinance amending the boundaries of the District is not likely to result in market impacts 
such as customer charges, changes to the market value of goods or services produced, provided or sold, 
changes to costs resulting from the purchase of substitute or alternative goods or services or incur 
additional time be spent by owners, officers, operators, and managers of small businesses to understand 
and comply with the proposed ordinance, including, but not limited to, time to be spent completing 
requiring education, training, or testing, as the proposed District will be one of many already existing 
CDDs in Florida and Flagler County and small businesses will be able to bid on District work, not unlike 
bidding on work for communities which are not CDDs, thus making the marginal impact negligible if 
any. 

Flagler County has a population of 115,378 according to the Census 2020 conducted by the United States 
Census Bureau and is therefore not defined as a "small" County according to Section 120.52, F.S. 

7.0       Any additional useful information.

The analysis provided above is based on a straightforward application of economic theory, especially as it 
relates to tracking the incidence of regulatory costs and benefits. Inputs were received from the Petitioner's 
Engineer and other professionals associated with the Petitioner. 
 
In relation to the question of whether the Ormond Station Community Development District with 
amended boundaries is the best possible alternative to provide public facilities and services to the project, 
there are several additional factors which bear importance. As an alternative to an independent district, 
the County could establish a dependent Special District for the Amendment Area.  

There are a number of reasons why a dependent district is not the best alternative for providing public 
facilities and services to the Ormond Station. First, an existing District was established specifically to serve 
as the Ormond Station development.  It would be inefficient to have the existing Ormond Station
development provided with improvements and services by a dependent Special District. 

 

Second, unlike a CDD, this alternative would require the County to administer the project and its facilities 
and services.  As a result, the costs for these services and facilities would not be directly and wholly 
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attributed to the land directly benefiting from them, as the case would be with a CDD.  Administering a 
project of the size and complexity of the development program anticipated for the Ormond Station 
development is a significant and expensive undertaking. 

Third, a CDD is preferable from a government accountability perspective.  With a CDD, residents and 
landowners in the District would have a focused unit of government ultimately under their direct control.  
The CDD can then be more responsive to resident needs without disrupting other County responsibilities.  
By contrast, if the County were to establish and administer a dependent Special District for the 
Amendment Area, then the some of the residents and landowners of the Ormond Station development 
would take their grievances and desires to the County Commission meetings, and some others to the 
CDD Board, leading to confusion as to the which party is responsible for what area.

Fourth, any debt of an independent CDD is strictly that District's responsibility.  While it may be 
technically true that the debt of a County-established, dependent Special District is not strictly the 
County's responsibility, any financial problems that a dependent Special District may have may reflect on 
the County.  This will not be the case if a CDD is established. 

 

Another alternative to a CDD would be for a Property Owners' Association (POA) to provide the 
infrastructure as well as operations and maintenance of public facilities and services for that portion of 
the Ormond Station development that would not be within the CDD.  A CDD is superior to a POA for 
a variety of reasons.  First, unlike a POA, a CDD can obtain low cost funds from the municipal capital 
markets.  Second, as a government entity a CDD can impose and collect its assessments along with other 
property taxes on the County’s real estate tax bill.  Therefore, the District is far more assured of obtaining 
its needed funds than is a POA.  Third, the proposed District is a unit of local government.  This provides 
a higher level of transparency, oversight and accountability.  Finally, it would be inefficient to have the
Ormond Station development to change from getting the improvements and services by a CDD to a
POA.

8.0 A description of any regulatory alternatives submitted under section 120.541(1)(a), F.S., and 
a statement adopting the alternative or a statement of the reasons for rejecting the alternative in 
favor of the proposed ordinance.

No written proposal, statement adopting an alternative or statement of the reasons for rejecting an 
alternative have been submitted.

Based upon the information provided herein, this Statement of Estimated Regulatory Costs supports the 
petition to amend the boundaries of the Ormond Station Community Development  District.








