




Bannon Lakes 
Community Development District 

Revised Agenda 
 
 
Wednesday Governmental Management Services 
August 21, 2019 475 West Town Place 
1:00 p.m. St. Augustine, Florida 32092 
 bannonlakescdd.com 
 Call In # 1-888-757-2790 Code 5097001 
 

Audit Committee 
 
 I. Roll Call 
 
 II. Review and Ranking of Audit Proposals 
 
 III. Other Business 
 
 IV. Adjournment  

 
Regular Meeting 

 
 I. Call Order 
  
 II. Public Comment 
 
 III. Affidavit of Publication 
 
 IV. Acceptance of Audit Committee Recommendations  
 
 V. Approval of Minutes of the June 5, 2019 Meeting 
 
 VI. Acceptance of Audit Committee Minutes of the June 5, 2019 Meeting 
 
 VII. Public Hearing to Adopt the Budget for Fiscal Year 2020 

A. Consideration of Resolution 2019-05, Relating to Annual Appropriations 
   and Adopting the Budget for Fiscal Year 2020 
 

B. Consideration of Resolution 2019-06, Imposing Special Assessments and 
   Certifying an Assessment Roll 
 

C. Consideration of Developer Funding Agreement for Fiscal Year 2019-2020 
 



 VIII. Presentation of Fiscal Year 2018 Financial Audit 
 
 IX. Consideration of Second Amendment  for Renewal of Lake Maintenance / Water 

Management Services with Lake Doctors, Inc.  
 
 X. Consideration of Update to Amenity Policies & Procedures 
 
 XI. Consideration of Proposals for Fence Installation for Playground Area 
 
 XII. Consideration of Proposals for Pest Control Services 
 
 XIII. Other Business 
 
 XIV. Staff Reports 

A. District Counsel  
  

B. District Engineer  
 

C. District Manager – Presentation of Annual Meeting Schedule for FY2020 
 

D. Field Services – Operations Memorandum 
 

E. Amenity Report -  Manager’s Report 
 
 XV. Supervisor’s Requests and Audience Comments 
 
 XVI. Financial Reports 

A. Balance Sheet as of July 31, 2019 and Statement of Revenues & 
 Expenditures 

  
B. Assessment Receipt Schedule 

 
C. Approval of Check Register 

 
D. Consideration of Construction Funding Request No. 20 

  
 XVII. Next Scheduled Meeting – September 18, 2019 at 1:00 p.m. at the offices of 

GMS 
 
 XVIII. Adjournment 
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BANNON LAKES COMMUNITY DEVELOPMENT DISTRICT 
FISCAL YEAR 2019/2020 FUNDING AGREEMENT  

 
 This Agreement (the “Agreement”) is effective as of the 1st day of October, 2019, by and 
between: 
 

Bannon Lakes Community Development District, a local unit of special-
purpose government established pursuant to Chapter 190, Florida Statutes, and 
located in St. Johns  County, Florida (hereinafter "District"), and 

 
RREF III-P-EP Bannon Lakes JV, LLC, a Delaware limited liability company, 
and the owner of a portion of the property located within the boundaries of the 
District (hereinafter "Developer").   

 
Recitals 

 
 WHEREAS, the District was established by ordinance of the Board of County 
Commissioners of St. Johns County, Florida for the purpose of planning, financing, constructing, 
operating and/or maintaining certain infrastructure; and 
 
 WHEREAS, the District, pursuant to Chapter 190, Florida Statutes, is authorized to levy 
such taxes, special assessments, fees and other charges as may be necessary in furtherance of the 
District's activities and services; and 
 
 WHEREAS, the Developer presently owns and/or is developing certain real property 
(the “Property”) within the District, which Property will benefit from the timely construction 
and acquisition of the District’s facilities, activities, and services, and from the continued 
operations of the District; and 
 
 WHEREAS, the District has adopted its general fund budget for the Fiscal Year 
2019/2020, which year commences on October 1, 2019 and concludes on September 30, 2020 
(the “General Fund Budget”); and  
 
 WHEREAS, the General Fund Budget, which both parties recognize may be amended 
from time to time in the sole discretion of the District, is attached hereto and incorporated herein 
by reference as Exhibit A; and 
 

WHEREAS, the Developer has requested that the District not levy operation and 
maintenance assessments in excess of $____________ for Fiscal Year 2019/2020; and 

 
WHEREAS, the Developer desires to fund any deficit of the District’s operation and 

maintenance expenses in excess of the $_____________ up to the total amount of the District’s 
General Fund Budget, adopted by the District’s Board of Supervisors on August 21, 2019, 
without any reimbursement by the District; and 
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WHEREAS, as the District and Developer anticipate that the District’s operations and 
maintenance expenses for Fiscal Year 2019/2020 will not exceed the budgeted amount of 
$___________ it is anticipated that the Developer’s Funding Obligation as defined herein will 
not exceed $_________.  
 
 NOW, THEREFORE, based upon good and valuable consideration and the mutual 
covenants of the parties, the receipt of which and sufficiency of which are hereby acknowledged, 
the parties agree as follows: 
 
 1. Funding Obligation.  Subject to the provisions of Paragraph 2 of this Agreement, 
the Developer agrees to pay the District’s actual operation and maintenance expenses for Fiscal 
Year 2019/2020 to the extent such expenses exceed the special assessments for operations and 
maintenance levied and collected by the District, within fifteen (15) days of written request by 
the District (the “Developer’s Funding Obligation”).  The funds shall be placed in the District's 
general checking account.  The Developer’s Funding Obligation for Fiscal Year 2019/2020 shall 
not exceed $________________. The Developer’s payment of funds pursuant to this Agreement 
in no way affects the Developer’s obligation to pay assessments on land it owns within the 
District.   
 
 2. Continuing Lien.  The District shall have the right to file a continuing lien upon 
the certain property as identified in Exhibit B (the “Parcel”) for all payments due and owing 
under the terms of this Agreement and for interest thereon.  In addition, the District shall have 
the right to file a continuing lien upon the Parcel for reasonable attorneys’ fees, paralegals’ fees, 
expenses and court costs incurred by the District incident to the collection of funds under this 
Agreement or for enforcement of this lien, and all sums advanced and paid by the District for 
taxes and payment on account of superior interests, liens and encumbrances in order to preserve 
and protect the District’s lien.  The lien shall be effective as of the date and time of the recording 
of a “Notice of Lien for Fiscal Year 2019/2020 Budget” (the “Notice”) in the public records of 
St. Johns County, Florida, stating among other things, the description of the Parcel and the 
amount due as of the recording of the Notice, and the existence of this Agreement.  The District 
Manager, in its sole discretion, is hereby authorized by the District to file the Notice on behalf of 
the District, without the need of further Board action authorizing or directing such filing.  At the 
District Manager’s direction, the District may also bring such other enforcement action against 
the Parcel in any manner authorized by law.  The District shall partially release any filed lien for 
portions of the Parcel subject to a plat if and when the Developer has demonstrated, in the 
District’s reasonable discretion, that such release will not materially impair the ability of the 
District to enforce the collection of funds hereunder.  In the event the Developer sells any portion 
of the Parcel after the execution of this Agreement, the Developer’s rights and obligations under 
this Agreement shall remain the same, provided however that the District shall only have the 
right to file a lien upon the remaining Parcel owned by the Developer. 
 
 3.  Alternative Methods of Collection. 
 
  a. In the alternative or in addition to the collection method set forth in Paragraph 2 
above, the District may enforce the collection of funds due under this Agreement by action 
against the Developer in the appropriate judicial forum in and for St. Johns County, Florida.  The 



 3 

enforcement of the collection of funds in this manner shall be in the sole discretion of the District 
Manager on behalf of the District.  In the event that either party is required to enforce this 
Agreement by court proceedings or otherwise, then the parties agree that the substantially 
prevailing party shall be entitled to recover from the other all costs incurred, including 
reasonable attorneys' fees and costs for trial, alternative dispute resolution, or appellate 
proceedings. 
 
  b. The District hereby finds that the activities, operations, and services set out in 
Exhibit A provide a special and peculiar benefit to the Property.  The Developer agrees that the 
activities, operations and services set forth in Exhibit A provide a special and peculiar benefit to 
the Property equal to or in excess of the costs set out in Exhibit A.  Therefore, in the alternative 
or in addition to the other methods of collection set forth in this Agreement, the District, in its 
sole discretion, may choose to certify amounts due hereunder as a non-ad valorem assessment on 
all or any part of the Property for collection, either through the Uniform Method of Collection set 
forth in Chapter 197 or under any method of direct bill and collection authorized by Florida law.  
Such assessment, if imposed, may be certified on the next available tax roll of the St. Johns 
County property appraiser. 
 
 4. Agreement; Amendment.  This instrument shall constitute the final and 
complete expression of the agreement between the parties relating to the subject matter of this 
Agreement.  Amendments to and waivers of the provisions contained in this Agreement may be 
made only by an instrument in writing which is executed by both of the parties hereto. 
 
 5. Authority.  The execution of this Agreement has been duly authorized by the 
appropriate body or official of all parties hereto, each party has complied with all the 
requirements of law, and each party has full power and authority to comply with the terms and 
provisions of this instrument. 
 
 6. Assignment.  This Agreement may not be assigned, in whole or in part, by either 
party except upon the written consent of the other which consent shall not be unreasonably 
conditioned, withheld, or delayed; provided, however, the Developer may assign its rights and 
obligation under this Agreement to an affiliated entity or subsidiary of Developer or to any other 
entity in which Developer has retained any ownership interest or collaterally assign to any 
institutional lender or equity investor providing financing to Developer.  Any purported 
assignment without such consent shall be void. 
 
 7. Default.  A default by either party under this Agreement shall entitle the other to 
all remedies available at law or in equity, which shall include, but not be limited to, the right of 
damages, injunctive relief and specific performance and specifically including the ability of the 
District to enforce any and all payment obligations under this Agreement through the imposition 
and enforcement of a contractual or other lien on property owned by the Developer. 
 
 8. Third Party Rights; Transfer of Property.  This Agreement is solely for the 
benefit of the formal parties herein and no right or cause of action shall accrue upon or by reason 
hereof, to or for the benefit of any third party not a formal party hereto.  Nothing in this 
Agreement expressed or implied is intended or shall be construed to confer upon any person or 
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corporation other than the parties hereto any right, remedy or claim under or by reason of this 
Agreement or any provisions or conditions hereof; and all of the provisions, representations, 
covenants and conditions herein contained shall inure to the sole benefit of and shall be binding 
upon the parties hereto and their respective representatives, successors and assigns.  In the event 
the Developer sells or otherwise disposes of its business or of all or substantially all of its assets 
relating to improvements, work product, or lands within the District, the Developer shall 
continue to be bound by the terms of this Agreement and additionally shall expressly require that 
the purchaser agree to be bound by the terms of this Agreement.  The Developer shall give 90 
days prior written notice to the District under this Agreement of any such sale or disposition. 
 
 9. Applicable Law.  This Agreement and the provisions contained herein shall be 
construed, interpreted and controlled according to the laws of the State of Florida. 
 
 10. Negotiation at Arm’s Length.  This Agreement has been negotiated fully 
between the parties as an arm's length transaction.  The parties participated fully in the 
preparation of this Agreement with the assistance of their respective counsel.  In the case of a 
dispute concerning the interpretation of any provision of this Agreement, the parties are each 
deemed to have drafted, chosen and selected the language, and the doubtful language will not be 
interpreted or construed against any party. 
       
 11. Notice. All notices, requests, consents and other communications hereunder 
("Notices") shall be in writing and shall be delivered, mailed by First Class Mail, postage 
prepaid, by overnight delivery service, or telecopied or hand delivered to the parties, as follows: 

 
A. If to the District:  Bannon Lakes Community  

       Development District 
475 West Town Place, Suite 114 
St. Augustine, Florida 32092 
Attn: District Manager 

 
   With a copy to:  Hopping Green & Sams, P.A. 

119 South Monroe Street, Suite 300 (32301) 
Post Office Box 6526 
Tallahassee, Florida  32314 
Attn:  Wesley S. Haber 

 
B. If to the Developer: RREF III-P-EP Bannon Lakes JV, LLC 

790 NW 107th Avenue, Fourth Floor 
Miami, Florida 33172 
Attn:  Anthony Seijas 

 
With a copy to:  Carlton Fields 

4221 W. Boy Scout Blvd., Suite 1000 
Tampa, Florida 33607 
Attn: Joel B. Giles 
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and 
 
Eastland Partners, LLC 
700 Ponte Vedra Lakes Blvd. 
Ponte Vedra Beach, Florida 32082 
Attn: Arthur Lancaster 

 
 Except as otherwise provided herein, any Notice shall be deemed received only upon 
actual delivery at the address or telecopy number set forth herein.  If mailed as provided above, 
Notices shall be deemed delivered on the third business day unless actually received earlier.  
Notices hand delivered after 5:00 p.m. (at the place of delivery) or on a non-business day, shall 
be deemed received on the next business day.  If any time for giving Notice contained in this 
Agreement would otherwise expire on a non-business day, the Notice period shall be extended to 
the next succeeding business day.  Saturdays, Sundays and legal holidays recognized by the 
United States government shall not be regarded as business days.  Counsel for the parties may 
deliver Notice on behalf of the parties.  Any party or other person to whom Notices are to be sent 
or copied may notify the other parties and addressees of any change in name, address or telecopy 
number to which Notices shall be sent by providing the same on five (5) days written notice to 
the parties and addressees set forth herein. 
 

12. Effective Date.  The Agreement shall take effect as of October 1, 2019.  The 
enforcement provisions of this Agreement shall survive its termination, until all payments due 
under this Agreement are paid in full. 

 
 
 
 
 
 
 
 
 

(SIGNATURES ON FOLLOWING PAGE) 
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In witness whereof, the parties execute this agreement the day and year first written 
above. 
 
 
Attest: BANNON LAKES COMMUNITY 

DEVELOPMENT DISTRICT 
 
 
              
Secretary/Assistant Secretary    By:       
       Its:       
 

 
 

RREF III-P-EP BANNON LAKES JV, LLC, 
a Delaware limited liability company 
 
BY: RREF III-P-EP BANNON LAKES JV MEMBER, LLC 

a Delaware limited liability company, its managing member 
 

BY: RIALTO REAL ESTATE FUND III-PROPERTY, LP, 
a Delaware limited partnership, its sole member 

 
BY: RIALTO PARTNERS GP, III-PROPERTY, LLC, 

a Delaware limited liability company, 
its general partner 

 
By: _______________________________________ 

Name: _____________________________________ 

Title: ______________________________________ 

 
       
 
WITNESSES: 
 
       
_______________________________  
       
_______________________________  
 
 
 
Exhibit A: Fiscal Year 2019/2020 General Fund Budget 
Exhibit B: Parcel



 7 

EXHIBIT A 
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Exhibit B 
 









































































































































Amenity Manager Report 

Club House Usage: 

Reservations for the Club House have grown. It continues to be reserved every weekend for 
parties and events, as well as during the week. We currently have 3 different club meetings 
every week on Mondays & Wednesdays for residents. Residents really enjoy using the kitchen 
and extra space for gatherings. We have received many compliments over the summer for the 
décor and the cleanliness of the clubhouse area.  

EVENTS UPDATE: 

Third of July Celebration and Movie Night on The Lawn 

This event was rescheduled to July 18th due to weather conditions July 3rd. The movie “The 
Sandlot” played on a large inflatable screen on the event lawn. Food trucks were set up for 
service during the movie. One truck in particular that residents enjoyed was “The Poppin Box” 
popcorn truck. We received many compliments from residents for the movie selection. Many 
Residents are excited for the next movie night. 

 

 

 

 



Food Truck Thursdays (Take Out Thursdays): 

We started having food trucks set up on Thursday from 5-8pm in front of the Amenity Center 
on June 20th. Residents are enjoying the different selections of food trucks every week.  

 

                                

 

Disney Princess Meet and Greet: 

On July 20th we had a “Disney Princess Meet and Greet” in the club house with the Disney’s 
Frozen sisters “Elsa & Anna”. This was a huge hit with the residents with the new movie coming 
out. Residents really enjoyed this event as well as their friends and families. All residents 
received a free family photo with “Elsa & Anna”. The characters performed some songs from 
the movie and there were stations set up for coloring, games, and autographed pages.  

     

 



National Ice Cream Day: 

On July 20th, we had Ice Busters Creamery visit Bannon Lakes amenity center for National Ice 
Cream Day. We received many compliments from residents about the ice cream truck. 
Residents enjoyed having plenty of flavor options including non-dairy and glutton free ice 
cream.  

       

Resident Email:   

They girls enjoyed their floats. So much fun for national ice cream day! 

-Heather Schnellbacher 

 

Bannon Lakes Trunk Sale: 

On August 3rd, all residents got together and we had a huge “TRUNK SALE” in the parking lot of 
the Amenity Center from 9am-12pm. With the growth in new families moving in recently, we 
decided this would be a great event to get the community together for a meet and greet as well 
as help residents purging items. All the residents and customers enjoyed this event. “Luvin 
Oven” food truck set up during our event to sell sandwiches and breakfast items for residents. 
Residents are already wanting to plan a fall event similar to it with cooler weather. There were 
around 5-10 children set up selling items as well such as lemonade, popsicles, cupcakes, toys, 
and more.  

      



  

 

UP COMING EVENTS: 

Bannon Lakes Community Outing with The Jacksonville Jaguars: 

On September 8th, all residents who purchased tickets will be going on a game day adventure 
to TIAA Bank Field for an afternoon full of food, drinks and football as the Jacksonville Jaguars 
face off against the Kansas City Chiefs. We have had a decent number of residents purchase 
tickets. Everyone is excited for game day! 

The Bannon Lakes Package Includes: 

- Roundtrip bus transportation 

- All-inclusive food, beer, wine, water, and soft drinks for three hours prior to kickoff under a 
covered pavilion inside the stadium with tables & chairs designated for Bannon Lakes residents 

- A ticket to the Jaguars vs Chiefs game. 

        

 

Other Upcoming Events: Food Truck Thursdays for August & September, Labor Day Weekend 
Event. 

 






















































































