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Board of Supervisors 

DP1 Community Development District 

 

Dear Board Members: 

 

A Regular Meeting of the Board of Supervisors of the DP1 Community Development District 

will be held on Tuesday, February 27, 2018 at 11:00 a.m., at the Ponte Vedra Beach Branch 

Library, 101 Library Boulevard, Ponte Vedra Beach, Florida 32082. 

 

The agenda is as follows: 

 

1. Call to Order/Roll Call 

 

2. Public Comments 

 

3. Discussion: Public Infrastructure Fee (PIF) Revenue Projections 

 

4. Approval of Note and Related Documents 

 

5. Discussion: Reschedule April Meeting Date 

 

6. Approval of Unaudited Financial Statements as of January 31, 2018 

 

7. Consideration of November 28, 2017 Regular Meeting Minutes 

 

8. Staff Reports 

 A. District Counsel 

 B. District Engineer 

 C. District Manager 

  i. NEXT MEETING DATE: March 27, 2018 at 11:00 A.M., at the St. 

Augustine – St Johns County Airport Authority, 4796 US 1 N, St. 

Augustine, FL 32095 

 

9. Board Members’ Comments/Requests 

 

10. Public Comments 

ATTENDEES: 
Please identify yourself each 
time you speak to facilitate 
accurate transcription of 
meeting minutes. 
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11. Adjournment 

 

I look forward to seeing all of you at the upcoming meeting.  In the meantime, should you have 

any questions or concerns, please do not hesitate to contact me directly at (561) 719-8675. 

 

Sincerely, 

 

 

Craig Wrathell 

District Manager 

FOR BOARD MEMBERS AND STAFF TO ATTEND BY TELEPHONE 

Call-in number: 1-888-354-0094 

Conference ID: 2144145 



 

 

Prepared by: GAI Consultants, Inc. 

Orlando Office 

618 East South Street, Suite 700 

Orlando, Florida 32801 

 

Wrathell, Hunt & Associates, LLC 

2300 Glade Rd 

Suite 410W 

Boca Raton, FL 33431 
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1.0 EXECUTIVE SUMMARY 

1.1 Introduction and Overview 

GAI Consultants, Inc. (“GAI”) has been retained by the DP1 Community Development District (“DP1 

CDD” or “District”) through its management company Wrathell, Hunt & Associates, LLC (collectively, 

“Client”) to prepare estimates of potential Public Infrastructure Fee (“PIF”) revenue generated within the 

District. On July 18, 2017, the St. Johns County Board of County Commissioners enacted Ordinance No. 

2017-35 creating the DP1 CDD in an area generally located north of Russell Sampson Road, west of I-

95, east of St. Johns Parkway, and south of Racetrack Road. 

By rule, the DP1 CDD has the authority to fund the construction, operation, and maintenance of 

stormwater; water, reuse, and sewer facilities; street lighting and other applicable electrical facilities; 

entry monuments, common features, parking, landscaping, recreation; and roadways both on and off-

site.  On September 6, 2017, the DP1 CDD adopted the PIF rule governing and providing for the 

collection of a 0.5% fee on taxable sales within the District for the purpose of funding approved 

infrastructure to serve the Durbin Park planned development (“Project”). 

In total, the Project is a 1,700-acre mixed-used development. The property represents the largest 

contiguous area in St. Johns County currently planned for mixed-use development. The property is 

currently owned by Gate Petroleum. At final build-out, the Project plan includes an estimated 2.4 

million square feet of retail, 2.8 million square feet of office space, 999 multi-family units and 350 hotel 

rooms. The Project is located along Interstate 95 near the new State Road (“SR”) 9B-County Road (“CR”) 

2209 interchange. The first phase of the Project (“Phase 1”) is located on an 80-acre parcel west of the 

S.R. 9B-C.R. 2209 interchange, is entitled for 700,000 square feet of retail space. Currently, 

approximately 600,000 is planned to open in January 2019 anchored by a Walmart Supercenter and 

Home Depot. 

1.2 Objectives and Scope of Research or Investigation 

The study has been completed in accordance with our proposal to the Client dated December 6, 2017. 

The objective of the analysis is to evaluate the impact of the planned development program for Phase 1 

as represented to us by the DP1 CDD and the Project developer. The impact is measured specifically in 

terms of projected retail sales and subsequent PIF revenue authorized by the PIF rule. 

Our documentation is intended for your information, general planning, and other activities related to 

the funding of infrastructure to support the Phase 1 development activities within the DP1 CDD. This 

document may be used in its entirety for purposes of loans or other agreements or documents related 

to funding DP1 CDD infrastructure. Excerpts or references to the document in any form must 

acknowledge that these passages from the document are out of context and the entire report must be 

reviewed. Neither our documentation nor its contents, nor any reference to our firm may be included or 

quoted in any real estate offering or registration statement, or other agreement or document, except 

those referenced above, without our express prior permission. Permission will be granted upon meeting 

certain conditions. 

In the conduct of this analysis, it has been our role only to define assumptions about the origin, nature, 

and distribution of PIF revenue collections as they relate to Phase 1 and with Florida law. The content 

and emphasis of the anticipated operators as they have been represented to us as of December 2017 
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are incorporated within our analysis but it should not be construed that we have done market studies 

for individual users within Phase 1. 

To the degree that we believe certain assumptions made by Project representatives or others have a 

material effect on the projected taxes, these are indicated specifically. Current key assumptions include 

the following: 

 The key operating parameters associated with Phase 1 were identified through site visits, data 

supplied by the DP1 CDD and conversations with the Project developer. The operating and 

physical parameters for the operators within Phase 1 were discussed at some length to clarify 

their content and substance and compared with general or secondary operating data available 

for the target industry. 

 None of the operators proposed for Phase 1 have opened at this location so there is no 

historical operating history. Operating sales estimates were derived from selected SEC filings, 

industry studies or analyses, resources specific to the retail or entertainment industries, and 

other specialized data available to GAI and related to those operators in the Phase 1 or their 

peer groups. 

 In cases where no specific operator has been identified for the utilization of retail space in 

Phase 1, we have estimated sales as if occupied by the opening date using general retail sales 

metrics. 

 Potentially competing areas and properties were visited to evaluate and incorporate their 

potential impacts on Phase 1 after opening. 

 Future sales performance are based on the results of the specific operators at other locations or 

like operators where available, and/or industry standards for like concepts, adjusted for the 

specifics of this location. 

 Principal secondary resources include the Census of Retail Trade and County Business Patterns 

prepared by the U.S. Department of Commerce and selected forms prepared by specific 

industry operators and filed with the Securities and Exchange Commission (“SEC”). 

The nature of the analysis is such that the expected sales shown over the short term are substantially 

more reliable than those prepared for periods occurring at points in the future. Uncertainties associated 

with the specific manner in which the proposed Project may be implemented or managed influence the 

outcome to a material degree and are discussed in the next Section. 

1.3 Forward-looking Statements and Market Risk 

The forward-looking statements included within this report are not statements of historical facts, but 

instead express our estimates or expectations for economic performance or results for future periods or 

as of future dates, events or developments that may occur in the future, including, without limitation, 

store opening dates, square footage of retail locations, gross retail sales, long-term growth in retail 

sales, performance of certain categories of merchandise, shares of taxable sales, long-term occupancy 

and vacancy factors, and other financial measures or metrics. Our forward-looking statements also 

include statements of plans and objectives for the Project and the assumptions underlying any of the 

forward-looking statements we make. The forward-looking statements we make can typically be 

identified by the use therein of words and phrases such as "anticipate," "believe," "could occur," "could 



Public Infrastructure Fee Revenue Projections 

DP1 Community Development District 

Wrathell, Hunt & Associates, LLC 

GAI Project Number:  A171333.00 

Page 4 

 

A171333.00 / January 22, 2018  

result," "estimate," "expect," "expectation," "forecast," "intend," "plan," "to be," "will be," "will change," 

"will come in at," "will continue," "will decrease," "will grow," "will have," "will increase," and "will 

remain," variations of such words or phrases, other phrases commencing with the word "will" or similar 

words and phrases denoting anticipated or expected occurrences or results. 

In addition, the business operations analyzed within this report are generally subject to numerous risks, 

factors and uncertainties, domestically and internationally, outside of the control of individual 

operators. One, or a combination, of these risks, factors and uncertainties could materially affect any of 

those matters as to which we have made forward-looking statements and cause our actual results or an 

actual event or occurrence to differ materially from those results or an event or occurrence described in 

a forward-looking statement we have made. These factors, which may be global in their effect or affect 

only some of the markets operators, include, but are not limited to: 

 economic, geo-political, capital markets and business conditions, trends and events around the 

world; 

 currency exchange rate fluctuations; 

 changes in market rates of interest; 

 changes in market levels of wages; 

 changes in the size of various markets, including e-commerce markets; 

 National, regional, or local unemployment levels; 

 inflation or deflation, generally and in certain product categories; 

 regional and local transportation, energy and utility costs; 

 commodity prices, including the prices of oil and natural gas; 

 consumer confidence, disposable income, credit availability, spending levels, shopping patterns, 

debt levels, and demand for certain merchandise; 

 trends in consumer shopping habits; 

 new methods for delivery of merchandise purchased to customers: 

 consumer enrollment in health and drug insurance programs and such programs' 

reimbursement rates and drug formularies; 

 initiatives of competitors, competitors' entry into the general market area, and competitive 

pressures; 

 the financial performance of individual operators during various periods; 

 customer traffic and average ticket at individual locations; 

 the availability of goods from suppliers and the cost of goods acquired from suppliers; 

 the effectiveness of the implementation and operation of individual operating strategies, plans, 

programs and initiatives; 

 disruption of seasonal buying patterns in the regional and local market; 

 disruptions in regional or local  supply chain; 

 cybersecurity events affecting any disruption in business; 
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 retail labor costs, including healthcare and other benefit costs; 

 the size of and turnover in regional and local workforce; 

 delays in the opening of new, or expanded locations; 

 changes in existing tax, labor and other laws, including the enactment of laws and the adoption 

and interpretation of administrative rules and regulations; 

 governmental policies, programs, initiatives and actions; 

 the possibility of the imposition of new taxes on imports and new tariffs and trade restrictions 

and changes in tariff rates and trade restrictions; 

 the level of public assistance payments; 

 the timing of federal income tax refunds; and 

 natural disasters, public health emergencies, civil disturbances, and terrorist attacks. 

The report is based on estimates, assumptions and other information related to the above. Such 

estimates, assumptions or other information were developed from prior GAI research, knowledge of the 

area, the retail and entertainment industry and discussions with the Client and other involved parties, 

during which we were provided certain information. The sources of information and basis of estimates 

and assumptions are stated in the report. Since our documentation is based on estimates and 

assumptions which are inherently subject to uncertainty and variation depending upon evolving events, 

we do not represent the data as results which would actually be achieved. 

Our services did not include legal and regulatory counseling, comments on matters associated with 

zoning or other state and local government regulations, permits and licenses. Further, no effort was 

made to determine the possible effects on any specific projects as they may be influenced by present or 

future federal, state, or local legislation, including any bond restrictions, changes in tax structure or tax 

law, environmental or ecological matters, or interpretations thereof. 

The terms of this engagement are such that we have no obligation to revise the document to reflect 

events or conditions which occur subsequent to the date of the documentation. 

1.4 Financial Summary 

Initial stabilized year gross sales at full occupancy for Phase 1 of the Project are expected to total 

$241,148,580. Based on individual estimates for taxable sales by operator and a vacancy factor of 2.5% 

for all operators other than the committed anchors (Walmart and Home Depot), initial Phase 1 sales 

estimates subject to sales taxes are expected to total $199,590,000. Based on a PIF of 0.5% of taxable 

sales, initial PIF revenue is expected to be $996,000. Subtracting current DP1 CDD administrative costs, 

initial net PIF revenue available for DP1 CDD infrastructure is expected to be $878,848. Table 1-1 

provides future taxable sales, PIF revenue, DP1 CDD administrative expenses, and net PIF revenue based 

on a compound growth rate of 2.0% per year. 
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Additional sales detail by operator is provided in the Appendix.  

Sales Subject                                

to Taxes
PIF Collections 1

(less) CDD                      

Admin Fees
Net PIF Collections

2019 199,590,000$                     996,000$                            (117,152)$                           878,848$                            

2020 203,580,000                       1,015,000                           (119,000)                             896,000                              

2021 207,650,000                       1,036,000                           (121,000)                             915,000                              

2022 211,800,000                       1,056,000                           (123,000)                             933,000                              

2023 216,040,000                       1,078,000                           (125,000)                             953,000                              

2024 220,360,000                       1,099,000                           (128,000)                             971,000                              

2025 224,770,000                       1,121,000                           (131,000)                             990,000                              

2026 229,270,000                       1,144,000                           (134,000)                             1,010,000                           

2027 233,860,000                       1,166,000                           (137,000)                             1,029,000                           

2028 238,540,000                       1,190,000                           (140,000)                             1,050,000                           

2029 243,310,000                       1,214,000                           (143,000)                             1,071,000                           

2030 248,180,000                       1,238,000                           (146,000)                             1,092,000                           

2031 253,140,000                       1,263,000                           (149,000)                             1,114,000                           

2032 258,200,000                       1,288,000                           (152,000)                             1,136,000                           

2033 263,360,000                       1,314,000                           (155,000)                             1,159,000                           

2034 268,630,000                       1,340,000                           (158,000)                             1,182,000                           

2035 274,000,000                       1,367,000                           (161,000)                             1,206,000                           

2036 279,480,000                       1,394,000                           (164,000)                             1,230,000                           

2037 285,070,000                       1,422,000                           (167,000)                             1,255,000                           

2038 290,770,000                       1,450,000                           (170,000)                             1,280,000                           

2039 296,590,000                       1,479,000                           (173,000)                             1,306,000                           

2040 302,520,000                       1,509,000                           (176,000)                             1,333,000                           

2041 308,570,000                       1,539,000                           (180,000)                             1,359,000                           

2042 314,740,000                       1,570,000                           (184,000)                             1,386,000                           

2043 321,030,000                       1,601,000                           (188,000)                             1,413,000                           

2044 327,450,000                       1,633,000                           (192,000)                             1,441,000                           

2045 334,000,000                       1,666,000                           (196,000)                             1,470,000                           

2046 340,680,000                       1,699,000                           (200,000)                             1,499,000                           

2047 347,490,000                       1,733,000                           (204,000)                             1,529,000                           

2048 354,440,000                       1,768,000                           (208,000)                             1,560,000                           

2049 361,530,000                       1,803,000                           (212,000)                             1,591,000                           

2050 368,760,000                       1,839,000                           (216,000)                             1,623,000                           

2051 376,140,000                       1,876,000                           (220,000)                             1,656,000                           

2052 383,660,000                       1,914,000                           (224,000)                             1,690,000                           

2053 391,330,000                       1,952,000                           (228,000)                             1,724,000                           

2054 399,160,000                       1,991,000                           (233,000)                             1,758,000                           

2055 407,140,000                       2,031,000                           (238,000)                             1,793,000                           

2056 415,280,000                       2,071,000                           (243,000)                             1,828,000                           

2057 423,590,000                       2,113,000                           (248,000)                             1,865,000                           

2058 432,060,000                       2,155,000                           (253,000)                             1,902,000                           

Total 60,133,000$                    53,076,848$                    

Average 
2

1,503,325                        1,326,921                        

1. Based on calendar sales lagged one (1) month. Determined in accordance with information supplied by the CDD.

2. Includes only non-zero years.

Note: Totals may not add exactly due to rounding.

Year         

Ending      

12/31

PIF Revenues
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2.0 PROJECT LOCATION AND KEY OPERATORS 

2.1 Project Location 

The Project is located just outside of the City of Jacksonville to the south, less than 20 miles south of 

downtown Jacksonville, near the intersection of I-95 and Race Track Road. The site is roughly 30 miles 

from the Jacksonville International Airport following I-95. The following map illustrates the site’s 

location in proximity to the greater region. 
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While the area within a 5 mile radius of the Project has seen little new commercial development in the 

last 20 years. The existing interstate, highway network and new road improvements that will serve the 

Project will provide for superior access to a site that is somewhat constrained due to its lack of visibility 

from I-95. However, the new roadway network which will provide access to Phase 1 also provides 

connectivity to the 1,700 acre planned mixed use development that Phase 1 will be located within. 

2.2 Project Overview 

The Pavilion at Durbin Park encompasses roughly 261 acres of the Project’s 1,700 acres and currently 

contains vacant land with limited development activities on the site related to the new roadway 

network to connect the Project to I-95. The Project property represents the largest contiguous area in 

St. Johns County currently planned for mixed-use development. The Project property is currently owned 

by Gate Petroleum. At build-out, the Project plan includes an estimated 2.4 million square feet of retail, 

2.8 million square feet of office space, 999 multi-family units and 350 hotel rooms. The Project is 
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located along Interstate 95 near the new SR 9B-CR 2209 interchange. Phase 1 is located on an 80-acre 

parcel west of the S.R. 9B-C.R. 2209 interchange, and is entitled for 700,000 square feet of retail space. 

Currently, approximately 600,000 is planned to open in January 2019 anchored by a Walmart 

Supercenter and Home Depot. Tenant status of anticipated operators within Phase 1 can be seen in 

Appendix Table 2a, this tenant list reflects committed and partially committed operators as of 

December 2017.  

As part of the analysis, anticipated retail operators for Phase 1 were assigned to one of six (6) 

categories. 

 Major Anchor (Greater than 50,000 SF) 

 Jr. Anchor (20,000 - 50,000 SF) 

 Large Format Retail (10,000 – 20,000 SF) 

 Small Format Retail (Less than 10,000 SF) 

 Food and Beverage/Entertainment 

 Miscellaneous services 

The following table summarizes current committed operators by these categories.  

 

For purposes of this analysis, the anticipated anchor operators consist of Walmart, Home Depot and 

Ross, which make up nearly 80% of the program. Large format retail is the next largest category. The 

following information profiles the anticipated anchor operators within the Phase 1. 

The figure below outlines square footage of the entire Phase 1 by status of each space. As of December 

2017, just under 60% of the Phase 1 planned square footage has a fully committed tenant in the form 

of a signed lease, with just over 10% of the planned square footage being partially committed in the 

form of active negotiation of a lease or a signed letter of intent (LOI), and just under 30% of the 

planned square footage is available meaning that there is no tenant planned for the space at this time. 

Type of Tenant Total SF % of Total SF

Major Anchors 302,856       73.0%

Junior Anchor 22,000         5.3%

Large Format Retail (>10,000 SF) 18,000         4.3%

Small Format Retail (<=10,000 SF) 44,354         10.7%

F & B/Entertainment 27,600         6.7%

Total 414,810     100.0%
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However, on a sales basis, and therefore PIF revenues expected, the current list of committed and 

identified operators account for 79% of total revenues. 

2.3 Walmart 

Wal-Mart Stores, Inc. ("Walmart" or “Wal-Mart”) currently ranks as the largest U.S. retailer, serving over 

260 million customers through 11,695 stores and its digital or e-commerce platform. Walmart was 

officially incorporated in Delaware in October 1969, however, the businesses originated in 1945 under a 

franchised retail variety store in Newport, Arkansas. In 1962, the first Walmart brand, a Wal-Mart 

Discount City, opened in Rogers, Arkansas. After incorporating in 1969, the company opened additional 

brands and retail concepts including Sam’s Club (1983), Wal-Mart Supercenter (1988) and Wal-Mart 

Neighborhood Market (1988). By 1991, Wal-Mart began its first international initiative through a joint 

venture in Mexico and today Walmart’s international presence has expanded to 27 countries. In 2000, 

Walmart also began its first digital initiative through www.walmart.com. Digital transactions continue to 

grow significantly with Walmart e-commerce websites operated in 11 countries, providing access to 

Walmart and other various brands around the world. 

Walmart’s key business strategy continues to lead on price and provide a competitive assortment. As 

reported, focusing on price is designed to earn the trust of customers by providing a broad assortment 

of quality merchandise and services under the tagline “everyday low prices”. This price focus is intended 

to gain customer’s trust that prices will not change under frequent promotional activity, which is 

generally how other retailers target market share. Price leadership is therefore a core strategy for 

Walmart today and is expected to continue in the future. 

Walmart's operations are conducted in three reportable segments: 1) Walmart U.S., 2) Walmart 

International and 3) Sam's Club. Walmart U.S. represents the largest segment and operates retail stores 

in all 50 states in the U.S., Washington D.C. and Puerto Rico. Walmart U.S. generated approximately 

64% of net sales in Fiscal Year 2017 and has historically generated the highest gross profit as a 

percentage of net sales. The Walmart U.S. segment is a mass merchandiser of consumer products, 

operating under the "Walmart," "Wal-Mart" and "Walmart Neighborhood Market" brands, as well as 

walmart.com and other digital retail. The combined Walmart U.S. segment had sales of $307.8 billion in 

2017, $298.4 billion in 2016, and $288.0 billion in 2015. During the most recent fiscal year, no single unit 

accounted for as much as 1% of total consolidated net sales. 
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Within the US segment of operations, there are 4,672 Walmart stores which are categorized as Walmart 

Supercenter (3,522 stores), Walmart Discount Store (415 stores), and Neighborhood Market (735 

stores). Walmart Supercenters offer general merchandise and full grocery, these centers are a minimum 

of 69,000 square feet, a maximum of 260,000 square feet, and average 178,000 square feet. Walmart 

Discount Stores offer general merchandise and limited grocery, these stores are a minimum of 30,000 

square feet, a maximum of 206,000 square feet, and average 104,000 square feet. Neighborhood 

Markets offer full grocery, these stores are a minimum of 28,000 square feet, maximum of 66,000 

square feet, and average of 42,000 square feet.  

Walmart U.S. also provides its customers access to a broad assortment of merchandise, including 

products not found in their physical stores, and services online through their e-commerce websites, 

including walmart.com, jet.com, hayneedle.com and shoebuy.com, as well as mobile commerce 

applications. Walmart.com experiences on average 92 million unique visitors a month and offers access 

to over 38 million SKUs, including those carried on Marketplace, a feature of the website that permits 

third parties to sell merchandise on walmart.com. However, Walmart.com is highly integrated with 

physical stores through services like "Walmart Pickup," "Pickup Today" and "Online Grocery.” 

Across all Walmart formats, the Walmart U.S. Segments provides the following product-lines: 

 Grocery consists of a full line of grocery items, including meat, produce, natural & organics, deli 

& bakery, dairy, frozen foods, alcoholic and nonalcoholic beverages, floral and dry grocery, as 

well as consumables such as health and beauty aids, baby products, household chemicals, 

paper goods and pet supplies; 

 Health and wellness includes pharmacy, optical services, clinical services, and over-the-counter 

drugs and other medical products; 

 General merchandise includes: 

 Entertainment (e.g., electronics, cameras and supplies, photo processing services, cellular 

phones, cellular service plan contracts and prepaid service, movies, music, video games and 

books); 

 Hardlines (e.g., stationery, automotive, hardware and paint, sporting goods, outdoor living 

and horticulture); 

 Apparel (e.g., apparel for women, girls, men, boys and infants, as well as shoes, jewelry and 

accessories); and 

 Home/Seasonal (e.g., home furnishings, housewares and small appliances, bedding, home 

decor, toys, fabrics and crafts and seasonal merchandise). 

In 2017, Walmart reported category sales of 56% grocery, 11% health/wellness, and 33% general 

merchandise. 

The Walmart U.S. segment also offers fuel and financial services and related products, including money 

orders, prepaid cards, wire transfers, money transfers, check-cashing and bill payment. These services 

generally total less than 1% of annual net sales. Many supercenters, discount stores and Neighborhood 

Markets are open 24 hours each day. The Walmart U.S. segment's business is seasonal due to calendar 
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events and national and religious holidays, as well as different weather patterns. Historically, its highest 

sales volume and segment operating income have occurred in the fiscal quarter ending January 31. 

The Walmart U.S. segment competes with a variety of local, national and global chains in the 

supermarket, discount, grocery, department, dollar, drug, variety and specialty stores, supercenter-type 

stores, hypermarkets, e-commerce and catalog businesses. They also compete with others for desirable 

sites for new or relocated retail units. The ability to develop, open and operate new locations is largely 

determined by its competitive position within the retail industry. Walmart reports a number of 

programs designed to minimize competitive pressures, to include the following: 

 pricing philosophy under which Walmart prices items at a low price every day so customers will 

trust that prices will not change under frequent promotional activity; 

 meet or to be below a competitor's advertised price; 

 controlling expenses to facilitate low prices; 

 continually passing cost savings to the customer by lowering prices on selected goods; 

 retrieving online sales at physical locations, including the ability to pick up within four hours; 

 online grocery sales for pick up or delivery; and 

 a 100 percent money-back guarantee.  

Together, these strategies are designed to, at minimum, maintain market share in a highly competitive 

industry. 

2.4 Home Depot 

The Home Depot, Inc. (Home Depot) is the world’s largest home improvement retailer and currently 

ranks as the fourth largest U.S. retail company. Home Depot sells an assortment of building materials, 

home improvement products, and lawn and garden products and provides a number of related 

services. Home Depot stores average approximately 104,000 square feet of enclosed space, with 

approximately 24,000 additional square feet of outside garden area. Currently, Home Depot operates 

2,274 stores located throughout the United States, including the Commonwealth of Puerto Rico and the 

territories of the U.S. Virgin Islands and Guam, Canada and Mexico. Home Depot is a Delaware 

corporation that was incorporated in 1978. Retail sales at The Home Depot have been steadily 

increasing over the last three years, $86.6 billion, $80.5 billion and $74.4 billion in 2016, 2015, and 2014, 

respectively. Online retail sales for The Home Depot grew 19% in 2016 over 2015. 

A key strategy of Home Depot is concentrating on customer types and interconnecting retail between 

physical locations and e-commerce. As reported, Home Depot serves three primary customer groups, 

to include: 

 Do-It-Yourself ("DIY") Customers. These customers are typically home owners who purchase 

products and complete their own projects and installations. Home Depot assists these 

customers with specific product and installation information in stores and online resources. 

Home Depot also offers a variety of clinics and workshops to provide specific knowledge and 

to create an emotional connection with DIY customers. 
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 Do-It-For-Me ("DIFM") Customers. These customers are typically home owners who purchase 

materials and hire third parties to complete the project or installation. Home Depot offers a 

variety of installation services targeted at DIFM customers who purchase products and 

installation of those products in stores, online or through in-home consultations. Installation 

programs include many categories, such as flooring, cabinets, countertops, water heaters and 

sheds. In addition, we provide third-party professional installation in a number of categories 

sold through in-home sales programs, such as roofing, siding, windows, cabinet refacing, 

furnaces and central air systems. 

 Professional Customers. These customers are primarily professional renovators/remodelers, 

general contractors, repairmen, installers, small business owners and tradesmen. Home Depot 

offers a variety of special programs to these customers, including delivery and will-call services, 

dedicated staff, expanded credit programs, designated parking spaces close to store entrances 

and bulk pricing programs for both online and in-store purchases.  

An average Home Depot store stocks approximately 30,000 to 40,000 products during the year, 

including both national brand name and proprietary items. Home Depot’s e-commerce product 

offerings complement physical stores by serving as an extended aisle generating increased online sales 

conversion rates, and a larger percentage of orders being picked up in store. In Fiscal Year 2015, Home 

Depot reported over 1.4 billion visits to its online site with sales increasing over 25% and over 40% of 

online orders picked up in store. 

The home improvement and home center industry is highly competitive. Most competition centers on 

customer service, price, store location and appearance, quality, availability and assortment of 

merchandise. There are a number of other home improvement stores, electrical, plumbing and building 

materials supply houses, and lumber yards that generally compete with Home Depot in each market. 

Efforts to minimize competitive pressure as reported by Home Depot are focused on the core strategies 

of customer type and integrating physical and e-commerce sales. 

2.5 Ross 

Ross Stores, Inc., (“Ross Stores”) operates two brands of off-price retail apparel and home fashion 

stores including Ross Dress for Less® (“Ross”) and dd’s DISCOUNTS®. Ross Stores is the largest off-

price apparel and home fashion chain in the United States, with 1,340 locations in 36 states, the District 

of Columbia and Guam. Ross stores target value-conscious women and men between the ages of 18 

and 54 with the goal of creating a competitive advantage by offering a wide assortment of product 

within each merchandise category. Ross offers in-season, name brand and designer apparel, 

accessories, footwear, and home fashions at savings of 20% to 60% off department and specialty store 

regular prices. dd's DISCOUNTS features more moderately-priced in-season, name brand apparel, 

accessories, footwear, and home fashions at savings of 20% to 70% off moderate department and 

discount store regular prices. The merchandise mix within Ross stores is made up of 28% Ladies, 25% 

Home Accents, Bed and Bath, 13% Accessories, Lingerie, Fine Jewelry and Fragrances, 13% Men’s, 13% 

Shoes and 8% Children’s. Retail sales for Ross were $12,866,757,000 in 2016, an increase of 7.76% over 

2015. 

The Ross mission is to offer competitive values to targeted customers by focusing on the following key 

strategic objectives: 
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 Maintain an appropriate level of recognizable brands, labels, and fashions at strong discounts 

throughout the store; 

 Meet customer needs on a local basis; 

 Deliver an in-store shopping experience that reflects the expectations of the off-price customer; 

and 

 Manage real estate growth to compete effectively across all our markets. 

The pricing strategy at Ross differs from that of a department or specialty store. They purchase their 

merchandise at lower prices and mark it up less than a department or specialty store. This strategy 

enables them to offer customers consistently low prices and compelling value. On a weekly basis their 

buyers review specified departments within their stores for possible markdowns based on the rate of 

sale as well as at the end of fashion seasons to promote faster turnover of merchandise inventory and 

to accelerate the flow of fresh product. A similar pricing strategy is in place at dd’s DISCOUNTS where 

prices are compared to those in moderate department and discount stores. 

Ross’s stores are located predominantly in community and neighborhood shopping centers in heavily 

populated urban and suburban areas. Where the size of the market and real estate opportunities 

permit, they cluster Ross stores to benefit from economies of scale in advertising, distribution, and field 

management. They do the same for dd’s DISCOUNTS stores. 

A key element of their success at both Ross and dd’s DISCOUNTS, is believed to be their organized, 

attractive, easy-to-shop, in-store environments which allow customers to shop at their own pace. While 

Ross stores promote a self-service, treasure hunt shopping experience, the layouts are designed to 

enhance customer convenience in their merchandise presentation, dressing rooms, checkout, and 

merchandise return areas. Each store’s sales area is based on a prototype single floor design with a 

racetrack aisle layout. A customer can locate desired departments by signs displayed just below the 

ceiling of each department. They enable customers to select among sizes and prices through prominent 

category and sizing markers. At most stores, shopping carts and / or baskets are available at the 

entrance for customer convenience. Cash registers are primarily located at store exits for customer ease 

and efficient staffing. 

2.6PetCo 

PetCo ranks as the largest (based on store count) chain pet retail store with more than 18,000,000 

square feet of retail space among nearly 1,400 stores. The market for retail pet products is highly 

fragmented with more than 63% of market share held by independent stores. The balance is controlled 

by PetCo and PetsMart, both privately held. PetsMart was taken private in later 2014. 

Among the two largest competing chains, PetCo tends to operate a smaller retail format with stores at 

13,000 to 14,000 square feet on average with PetsMart operating at 20,000 square feet on average. In 

2014, PetCo gross sales totaled nearly $4.0 billion, more than doubling since 2005. While PetsMart 

produces a more efficient sales volume per square feet, both chains have benefited from increasing 

household spending on pets, which persisted through the most recent recession. 
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2.7 Restaurants 

There are seven restaurants committed within Phase 1. Of the committed restaurants, five are quick 

service establishments. Within Phase 1 there are also six outparcels that are anticipated to be ground 

leases to casual dining restaurants, however there are no committed tenants at this time, there are also 

two inline retail spaces of 2,400 square feet and 3,100 square feet that are anticipated to become 

restaurants. 

2.8 Other Components or Features 

Development of subsequent phases of The Pavilion at Durbin Park will likely lead to increased traffic at 

the retail and food and beverage outlets within Phase 1. 
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3.0 GENERAL ECONOMIC CONDITIONS 

In the context of national economic trends, the state of Florida and the counties in Florida that 

comprise the Jacksonville Metropolitan Statistical Area (MSA) have shown notable steadiness and 

stability. There are no obvious concerns in the local market suggestive of conditions that would 

discourage the long term performance of Phase 1. 

3.1 Employment and Labor Force 

A review of St. Johns County’s historical unemployment rate has shown that it has typically been 

significantly lower when compared to the Jacksonville MSA, the State of Florida, and the nation. 

Appendix Table 3a details unemployment rates within each of the profiled geographies. The 

unemployment rate has improved considerably over a peak of 8.7% in 2010. St. Johns County’s 

unemployment rate declined to 3.7% in 2016. The increase of over 10,000 jobs between 2014 and 2016 

in St. Johns County is an indicator of job creation and positive sign of improvement. Current 

employment figures are 73% higher than those in 2000, and there has been positive employment 

growth since 2010.  

The figure below illustrates changes in the unemployment rate for St. Johns County and the U.S.  

Source: U.S. Bureau of Labor Statistics, http://data.bls.gov/; GAI 
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3.2 Growth and Distribution of Population 

The Jacksonville MSA encompasses five counties including Baker, Clay, Duval, Nassau and St. Johns 

County. The Project is located at the northernmost point of St. Johns County and just outside of the 

southernmost point of Duval County. There are just under 1,500,000 persons living in the MSA which 

accounts for roughly 7% of the population of the entire state. 

While the population within Duval County is larger than St. Johns County, St. Johns County is growing 

at a rate more than double that of the MSA and the entire state. Historical and projected population 

growth rates are the same for both the MSA and the entire state. Overall, population growth has been 

significant since 2000 and is projected to remain positive through 2022. 

3.3 Residential Construction 

Residential construction within St. Johns County has been experiencing positive growth since 2014 in 

both single-family and multi-family units, as detailed in Appendix Table 3b. Since 2000, the combined 

residential construction in Duval and St. Johns County has represented roughly 80% of the total 

residential construction activity within the Jacksonville MSA. The Jacksonville MSA has also been 

experiencing steady growth in residential construction activity since 2012 with a notable increase in 

multi-family construction. Beginning in 2006, when the housing crisis hit this region, the next four years 

reflected a significant decline in permits issued in all of the geographies profiled. During the 17-year 

period (2000 – 2016), the extreme low for St. Johns County came in 2009, when less than 1,200 

residential permits were issued. In 2014 through 2016, multi-family permits boosted the number of 

permits back to the levels seen in the early 2000s, but not yet reaching the activity level seen in the two 

years prior to the recession.

2000 2010 2017 (E) 2022 (P) 2000-10 2010-17 2017-22

St. Johns County 123,135 190,039 238,439 278,883 4.4% 3.3% 3.2%
Duval County 778,879 864,263 932,755 985,614 1.0% 1.1% 1.1%
Jacksonville MSA 1,122,750 1,345,596 1,489,388 1,606,224 1.8% 1.5% 1.5%
State of Florida (000) 15,982 18,801 20,619 22,062 1.6% 1.3% 1.4%

Census

*Note: (E) Estimate; (P) Projection.

Source: US Census Bureau; ESRI; GAI

% Annual Change
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Both, the MSA and the State of Florida are showing improvement in residential construction as the 

number of annual permits issued continues to increase. In particular, there were over 3,100 multi-family 

permits issued within the MSA in 2016, which is similar to numbers seen in the early 2000s before the 

recession. When comparing the county to the MSA it is evident that the majority of the multi-family 

construction has happened outside of St. Johns County, however neighboring Duval County 

represented nearly 50% of the multi-family construction within the MSA.  

3.4 Area Income 

As shown in the table on the following page, St. Johns County has an estimated average household 

income of $99,604 for 2017. The Jacksonville MSA average and median household incomes are notably 

lower than that seen in St. Johns County, but higher than the entire state. Further, there is no significant 

difference between the counties, MSA or state in average household income projected average annual 

growth rate from 2017-2022. However, projected average annual growth rates from 2017-2022 for 

median household income are notably higher in St. Johns County that the other areas analyzed. 
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The table below shows per capita income from 2010 to 2022 and reflects income data from the U.S. 

Bureau of Economic Analysis (BEA) and ESRI. Of the areas listed, per capita income in the St. Johns 

County is the highest; however, the projected average annual rate of increase through 2022 is higher in 

the State of Florida, Jacksonville MSA, and Duval County than St. Johns County. 

Per capita income figures allow the user to examine and compare wealth across areas that differ in 

growth rate, size, and composition. For making regional comparisons over a period of time, per capita 

income is an extremely useful tool. Per capita income does not attempt to reflect an accurate measure 

of a typical household’s income, but is helpful in assessing trends over various time periods. Per capita 

income is calculated by dividing the total personal income of an area by its population. Personal 

income is derived from net earnings, dividends, interest, rents and transfer payments (such as money 

from social security and aid to families, but excluding income from private-payer retirement/pension 

programs). This is a good indicator that income has been relatively stable and is steadily improving. 

3.5 Implications 

St. Johns County is experiencing rapid growth, and has been since the early 2000s. While residential 

construction activity declined during the recessionary years, it has rebounded and St. Johns County 

continues to experience population growth at rates roughly twice that seen in the Jacksonville MSA and 

the State of Florida as a whole. St Johns County has experienced steady job growth over recent years, 

and their declining unemployment rate has been and currently remains lower than the MSA, the State 

of Florida, and the nation for the entire 17 year time period profiled. 
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4.0 INDUSTRY CONTEXT AFFECTING THE ANALYSIS 

This section includes a discussion of pertinent industry trends impacting current or committed 

components of Phase 1. 

The following figure provides a historical trend analysis, on a national level, estimating the annual 

revenue for the entire retail industry. These figures are compiled annually by the U.S. Census Bureau in 

an effort to benchmark sales. Annual revenue growth in every year, profiled in Appendix Table 4a, 

exceeds the annual growth of the CPI, except for 2008 to 2009 which were recessionary years. In 2010 

through 2016, the growth percentage is once again beyond that of inflation.  

 

Over the last several years, annualized changes in retail sales appear to have been largely a function of 

both inflation and new store openings. Although not all stores survived the most recent recession, 

industry growth has continued following the downturn. Indeed, sales figures are ahead of inflation even 

as many retailers have closed stores. What remains speculative is the rate of future growth and the 

speed at which spending mounts as the economy continues to expand. Based on the most recent data 

available so far, sales are increasing between 1% and 4% annually based on the type of sales being 

measured and appear to have generally gone back to a more normal growth pattern seen in the pre-

recession years.  
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As the industry has sought to develop new retailing approaches, total per capita sales have generally 

increased above the rate of inflation according to Appendix Table 4b. Not surprisingly, 2009 year-end 

retail sales figures showed a decline in per capita sales. Despite the recession not officially ending until 

June 2009, annual growth occurred in the following year. Further, growth in 2011 through 2014 is a 

good indicator that retail activity is stabilizing. While retail sales per capita saw a slight decline from 

2014 to 2015, restaurant sales per capita experienced an increase higher than any achieved in the last 

16 years. Except during the recession, total estimated per capita retail sales have historically shown 

steady growth during the last 16 years, with 2014 having the highest dollar amount of retail sales and 

2015 having the highest dollar amount of restaurant sales compared to any other year. 

 

As shown in the table on the following page, within the broad retail sector are several giants identified 

by the National Retail Federation that dominate the whole of the industry. In 2016, the most recent year 

for which comparable information is available, the top 25 retailers generated more than $1.47 trillion in 

annual sales. Among the top 25 largest retailers are a variety of home improvement, department, 

discount, and grocery stores that have come to define the face and focus of retail trade throughout the 

world.  
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Included in the companies on this list is Walmart, which is seen as an icon in the retailing industry. This 

group is relatively diverse, representing hard goods (appliance, furniture, building materials) and soft 

goods (primarily fashion and other non-durables). 

Walmart is clearly the industry leader. Walmart is among the largest companies in the U.S., having 

eclipsed General Motors several years ago as the single largest corporation. Solidly in the number one 

spot, Walmart has three to four times the sales as Kroger, the company that ranks number two. 

Potentially atypical in its size, Walmart does indicate the power of America’s retailing industry. Unlike 

Sears Holdings which has a 100-year operating history, Walmart dates only to 1962. Target, Kohl’s, Best 

Buy, and others are relatively new players among the group of giants. Target, for example, opened its 

first store in 1962 and its first superstore in 1999. 
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4.1 E-Commerce and Online Retail 

E-commerce has been on the rise in the last several years, thanks in large part to industry leaders such 

as Amazon and Alibaba. E-commerce is likely to be a key component of future retail, as a substantial 

portion of the growth in the retail sector now takes place in the online space. However, we also 

continue to see annual growth in traditional retail sales year after year. The figure below indicates that 

sales from e-commerce and online retail are growing at year over year rates that far exceed what is 

being experienced in the retail industry as a whole. As shown in Appendix Table 4c, the National Retail 

Federation expects online sales to grow between 8% and 12% in 2017, which could be as much as four 

times the expected 2.8% growth for the brick-and-mortar retailers in 2017. Growth in online retail is 

strong, and in 2016 accounted for more than 10% of all retail sales, which is the highest it has ever 

been.  

 

Implications. Retail sales have grown annually between about 1.6% and 7.4% since 2010. Following 

the period of sales decline from 2008 through 2009, sales started rising again in 2010. Retail sales have 

continued to remain positive from 2010 through 2016. This signals that consumer demand has 

generally recovered from the declines that occurred in the most recent recession. However, e-

commerce and online retail sales being at an all-time high highlights the importance of digital and 

omni-channel offerings for traditional retailers. Online retail is likely to continue to be the major driver 

of growth for retail moving forward. While in-person sales are still important, finding ways to capitalize 

on rising e-commerce, like through the addition of new channels or hybrid omni-channel functionality, 

will be increasingly important for traditional retailers. 
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4.2 Trends in the National Restaurant Industry  

On the restaurant front, the patterns of business activity are similar to those experienced by the nation’s 

leading retail chains. That is, a handful of giant operators set the tone for the balance of the food 

service industry. As presented in the following table, there were fourteen food services corporations 

represented in the National Retail Federation 2017 ranking of America’s 100 largest retailers 

corporations, which is based on audited 2016 sales information. 

As with the major retailers, a single name stands well above the rest in terms of universal name 

recognition, scale, and production. McDonald’s revenues are four times those of Yum Brands, which 

includes three recognizable chain names: KFC, Taco Bell, and Pizza Hut. Although there are some full 

service casual restaurants, the list of giants is dominated by fast food outlets such as Taco Bell which 

provide a narrow range of menu options and virtually no alcohol. 

Restaurants have become an important and essential ingredient of the American lifestyle. According to 

the National Restaurant Association, the restaurant industry’s share of the U.S. food dollar has grown 

from 25.0% in 1955 to 47.0% in 2015. The National Restaurant Association has forecasted in its 2017 
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report that 2017 sales would increase 4.3% over 2016 levels, which would be the eighth consecutive 

year of real growth in sales. 

The following figure provides a historical trend analysis, on a national level, estimating the annual 

revenue for the restaurant industry. These figures are compiled annually by the U.S. Census Bureau in 

an effort to benchmark sales. Annual revenue growth, detailed in Appendix Table 4d, in every year 

profiled exceeds the annual growth of the CPI, except for 2008 to 2009 which were recessionary years. 

In 2010 through 2016, the growth percentage is once again beyond that of inflation. 

There is a high degree of competition in the food and beverage industry which historically has seen low 

profit margins. The industry is dependent on discretionary spending, and many participants in the 

industry have pursued growth through acquisition in lieu of building new units. This provides a larger 

revenue base over which to spread costs and leverage to keep supplier costs down. 

Implications. Restaurant sales have generally recovered from the declines suffered during the most 

recent recession. Average annual growth has ranged from about 3.0% to 8.0% since 2010. Phase 1 is 

planned to include a variety of food and beverage offerings and appears to be well situated to respond 

to the lack of retail and restaurant options within the 5 mile vicinity of the Property. 
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5.0 METROPOLITAN JACKSONVILLE RETAIL CONDITIONS 

Sections 3.0 and 4.0 discussed the national economic environment and national retail industry trends. 

This section focuses on that information in the context of the local and regional areas providing market 

support to the retail and entertainment functions within Phase 1. 

5.1 Structure of the Local Retail Marketplace  

The retail inventory of space in the Jacksonville MSA totaled approximately 93,970,000 SF and was 

about 95.6% occupied. The concentration and distribution of that inventory are shown in the following 

table. 

The figure on the following page shows the location within the MSA of the submarkets noted in the 

above table. 
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Source: CoStar; GAI 
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From 2016 to 2017, the Jacksonville MSA saw the metropolitan retail inventory increase by about 

529,000 square feet, resulting in a 0.57% increase of retail space in the regional area. During the same 

time period, the St Johns County submarket increased slightly less at 0.45%. 

Comprising approximately 10.5% of the total retail space located within the Jacksonville MSA, the St. 

Johns County submarket is one of the largest submarkets in terms of total area. The Project is located in 

the northern most portion of the St. Johns County submarket.  

The map below and the table on the following page profiles major retail concentrations that are within 

proximity of the Project. 

Source: ShoppingCenters.com; GAI 
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The shopping centers shown in the table and map above do not necessarily reflect all of the retail space 

in close proximity to the Project, but is meant to represent the larger centers located near the Project. 

Nocatee Town Center is the closest shopping center, focused on lifestyle and specialty shopping, 

Nocatee Town Center includes a Publix Grocery Store, four distinct fitness centers, a dozen restaurants 

ranging from coffee shops to fast food to casual dining, mixture of medical and professional office uses, 

two banks, and a variety of boutique retail shops. The next closest retail center is Old St. Augustine 

Plaza, located about 8.7 miles from the Project, featuring Publix Grocery Store, Hobby Lobby, Burlington 

Coat Factory, LA Fitness, Holiday Inn, Taco Bell, and McDonalds. The Avenues is located roughly 9.4 

miles from the Project, it is a Regional Shopping Center with anchor tenants Belk, Dillard’s, JCPenney, 

and Sears. Southside Square Shopping Center is located adjacent to The Avenue and includes a Target, 

Academy Sports + Outdoors, The Home Depot, Home Goods, Michaels, and Aldi. Most of the other 

centers are located further to the north of the Project closer to Jacksonville.  

5.2 Implications 

The patterns and retail concentrations identified have not changed materially over the last 10 years, 

with the exception of Nocatee Town Center which opened in 2010. Occupancy rates in the St. John 

County submarket have been higher than the other Jacksonville submarkets, and the area has seen the 

addition of little new inventory in recent years. The anchor operators within Phase 1 are not replicated 

in the vicinity of the site, with the exception of The Home Depot which is located 10 miles away within 

the Southside Square Shopping Center. 
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6.0 PUBLIC INFRASTRUCTURE FEE (PIF) SALES TAX PROJECTIONS 

In the course of estimating sales tax revenue, we considered data provided by the Florida Department 

of Revenue, U.S. Department of Commerce, SEC filings, ULI and other sources as well as a number of 

industry publications oriented toward special classes of retail activity. GAI has also completed a number 

of similar analyses in other metropolitan areas, which was useful in analyzing regional trends and how 

Phase 1 may compete within the community and regional retail marketplace. 

A reasonable and diligent effort has been made to confirm all assumptions as explained here. Still, 

there could be small errors of fact based on data and methods of reporting or accounting for that data. 

Such errors, to the degree they exist, should be considered immaterial in the context of assumptions 

and projections about operational matters and their impacts on retail estimates. These assumptions and 

projections reflect our best judgment at this time given the planned future uses as described by the 

developer. 

The analysis reflects the projected level of sales taxes and the manner in which these are taxed and 

reported. Distinctions among classes of merchandise are always subject to evaluation and discussion. 

To the extent that merchandise or services are reclassified for any reason, the projections provided here 

will also change.  

Within this analysis, the projected revenue stream is PIF revenue. Specifically, the relevant plan allows 

for the collection of a fee imposed against all taxable sales initiated, conducted, transacted, made, 

rendered or otherwise occurring from or within the PIF Property in the amount of one-half percent 

(0.5%) of each PIF Sale for the period commencing on the PIF Commencement Date through and until 

the PIF Termination Date. 

The nature of the analysis is such that the expected revenue collections shown over the short term are 

more reliable than those prepared for periods occurring at points in the future. There may be 

uncertainties associated with the specific manner in which potential operators might be implemented 

or managed that could influence the outcome to a material degree. Our projections reflect levels of 

sales performance that could be achieved in Phase 1 based on the expected future additions of new 

facilities or new activities. GAI has assumed the Phase 1 will be completed as planned by the developer, 

with all identified tenants included in the program and open as represented. As noted earlier, the 

developer has provided tenant names to GAI that are in some form of negotiations. If the program 

does not come to fruition as represented or there are significant delays in opening, the estimates 

presented within this document would be impacted.  

6.1 Major Assumptions for PIF Projections 

The analysis reflects the level of retail sales and the manner in which these are taxed and reported. 

Distinctions among classes of merchandise are always subject to evaluation and discussion. To the 

extent that merchandise or services are reclassified for any reason, the projections here will also change. 

The analysis reflects a variety of considerations including: 

 Perceptions about the concept itself  

 Its vulnerability to competing concepts 

 State and regional patterns of retail activity 
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 The attributes of the specific industry represented by Project tenants. 

 The attributes of specific types of tenants. 

 The general expectations about population growth and the region’s economic health.   

Our process for projecting sales and their related PIF revenues occurs in the following general 

sequence: 

 Review information on potential retail and restaurant tenants provided by the development 

team. 

 Validate sales achieved by these users and similar users (where available) in comparable and 

nearby venues. In some cases sales were estimated based on other secondary sources such as 

annual reports and SEC filings. 

 Evaluate longer term occupancy position of the concept. 

 Evaluate gross and taxable retail sales activity. 

 Apply tax levies appropriate to the PIF. 

The following general assumptions apply broadly across uses and activities at Phase 1: 

 As noted earlier, we have assumed that Phase 1 will be developed as planned by the developer, 

with all identified tenants included in the program as represented. If the program does not 

come to fruition as represented, our estimates could be materially impacted. 

 Gross sales were reduced from 2% to 40% depending upon the type of operator (e.g. 

restaurant, retailer, etc.). This adjustment accounts for sales that are not taxable. These 

observations are based on in-house information for various categories of retail operations.  

Even when certain categories of goods might otherwise be fully taxable, there may be non-

taxable items sold, out of state deliveries, various exemptions, returns, and occasional 

wholesale transactions. 

 Gross sales were also reduce by 2.5% for all operators, identified or not, with the exception of 

Walmart and Home Depot. This adjustment accounts for a potential impact of vacancy at Phase 

1 over the long-term. 

 Effectively, future sales are a derivative of consumer expenditures expressed in typical sales per 

square foot at the tenant level where possible. Using actual sales data where available and 

historical industry data to project retail sales for the appropriate categories of retail 

merchandise, we are able to compare gross sales against reasonable industry norms. The sums 

ultimately realized are largely a function of understanding the operations of the users and 

evaluating their prospective sales performance over some longer term. This analysis is, in effect, 

a tenant by tenant reconciliation for the identified operators. The future obviously becomes 

more speculative, and our assessment of prospective conditions is based largely on industry 

trends and reasonable expectations about the future.  

 The overall average gross sales per square foot for Phase 1 in current year dollars is estimated 

at $491. 
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 Projecting amounts into the future obviously becomes more speculative the further out the 

projection is made. Based on historical trends and projected economic activity, the analysis 

assumes a long term stabilized 2.0% average annual increase in sales. 

 PIF distributions lag by approximately 30 days behind the period in which they are actually 

generated. We have incorporated this 30-day lag between into our analysis. 

 The PIF imposes a 0.5% fee for taxable sales generated within the PIF Property. 

6.2 Summary of PIF Sales Tax Projections 

Initial stabilized year gross sales at full occupancy for Phase 1 are expected to total $241,148,580. Table 

6a in the appendix provides estimated sales for each operator. Based on individual estimates for taxable 

sales by operator and a vacancy factor of 2.5% for all operators other than the committed anchors 

(Walmart and Home Depot), initial Phase 1 sales estimates subject to sales taxes are expected to total 

$199,590,000. Table 6-1 provides a summary of estimated gross and taxable sales by operator type. 

DP1 CDD Phase 1 Gross and Taxable Sales Summary 

 

Based on a PIF of 0.5% of taxable sales, initial PIF revenue is expected to be $996,000. Subtracting 

current DP1 CDD administrative costs, initial net PIF revenue available for DP1 CDD infrastructure is 

expected to be $878,848. Table 6-2 provides future taxable sales, PIF revenue, DP1 CDD administrative 

expenses, and net PIF revenue based on a compound growth rate of 2.0% per year. 

Total Taxable

Type GLA Average Average Taxable % Occupancy % Sales

Anchor 1 302,856           147,895,950$   488                74.5% 100.0% 110,180,000$     

Jr Anchor - Committed/Identified 40,000             13,100,000       328                98.0% 100.0% 12,840,000         

Jr Anchor/Large Format - Available 78,000             25,350,000       325                98.0% 97.5% 24,220,000         

Small Format - Committed/Identified 32,254             7,758,230         241                98.0% 97.5% 7,410,000           

Small Formant - Available 35,190             9,149,400         260                98.0% 97.5% 8,740,000           

Services - Committed/Identified 21,500             4,695,000         218                98.0% 97.5% 4,490,000           

In-line Resturant - Committed/Identified 18,200             6,995,000         384                98.0% 97.5% 6,680,000           

In-Line Resturaunt - Available 2,400               1,080,000         450                98.0% 97.5% 1,030,000           

F&B Outparcel - Committed/Identified 30,000             16,875,000       563                98.0% 97.5% 16,120,000         

F&B Outparcel - Available 15,000             8,250,000         550                98.0% 97.5% 7,880,000           

Total 575,400           241,148,580$   419                199,590,000$     

1. Walmart and Home Deport reported together in summary. Taxable percentage of gross sales calculated individual; Walmart at 60% and Home Depot at 98%.

Gross Sales Gross Sales/SF
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The Appendix provides more detailed sales per square foot estimates by individual operator.

Sales Subject                                

to Taxes
PIF Collections 1

(less) CDD                      

Admin Fees
Net PIF Collections

2019 199,590,000$                     996,000$                            (117,152)$                           878,848$                            

2020 203,580,000                       1,015,000                           (119,000)                             896,000                              

2021 207,650,000                       1,036,000                           (121,000)                             915,000                              

2022 211,800,000                       1,056,000                           (123,000)                             933,000                              

2023 216,040,000                       1,078,000                           (125,000)                             953,000                              

2024 220,360,000                       1,099,000                           (128,000)                             971,000                              

2025 224,770,000                       1,121,000                           (131,000)                             990,000                              

2026 229,270,000                       1,144,000                           (134,000)                             1,010,000                           

2027 233,860,000                       1,166,000                           (137,000)                             1,029,000                           

2028 238,540,000                       1,190,000                           (140,000)                             1,050,000                           

2029 243,310,000                       1,214,000                           (143,000)                             1,071,000                           

2030 248,180,000                       1,238,000                           (146,000)                             1,092,000                           

2031 253,140,000                       1,263,000                           (149,000)                             1,114,000                           

2032 258,200,000                       1,288,000                           (152,000)                             1,136,000                           

2033 263,360,000                       1,314,000                           (155,000)                             1,159,000                           

2034 268,630,000                       1,340,000                           (158,000)                             1,182,000                           

2035 274,000,000                       1,367,000                           (161,000)                             1,206,000                           

2036 279,480,000                       1,394,000                           (164,000)                             1,230,000                           

2037 285,070,000                       1,422,000                           (167,000)                             1,255,000                           

2038 290,770,000                       1,450,000                           (170,000)                             1,280,000                           

2039 296,590,000                       1,479,000                           (173,000)                             1,306,000                           

2040 302,520,000                       1,509,000                           (176,000)                             1,333,000                           

2041 308,570,000                       1,539,000                           (180,000)                             1,359,000                           

2042 314,740,000                       1,570,000                           (184,000)                             1,386,000                           

2043 321,030,000                       1,601,000                           (188,000)                             1,413,000                           

2044 327,450,000                       1,633,000                           (192,000)                             1,441,000                           

2045 334,000,000                       1,666,000                           (196,000)                             1,470,000                           

2046 340,680,000                       1,699,000                           (200,000)                             1,499,000                           

2047 347,490,000                       1,733,000                           (204,000)                             1,529,000                           

2048 354,440,000                       1,768,000                           (208,000)                             1,560,000                           

2049 361,530,000                       1,803,000                           (212,000)                             1,591,000                           

2050 368,760,000                       1,839,000                           (216,000)                             1,623,000                           

2051 376,140,000                       1,876,000                           (220,000)                             1,656,000                           

2052 383,660,000                       1,914,000                           (224,000)                             1,690,000                           

2053 391,330,000                       1,952,000                           (228,000)                             1,724,000                           

2054 399,160,000                       1,991,000                           (233,000)                             1,758,000                           

2055 407,140,000                       2,031,000                           (238,000)                             1,793,000                           

2056 415,280,000                       2,071,000                           (243,000)                             1,828,000                           

2057 423,590,000                       2,113,000                           (248,000)                             1,865,000                           

2058 432,060,000                       2,155,000                           (253,000)                             1,902,000                           

Total 60,133,000$                    53,076,848$                    

Average 
2

1,503,325                        1,326,921                        

1. Based on calendar sales lagged one (1) month. Determined in accordance with information supplied by the CDD.

2. Includes only non-zero years.

Note: Totals may not add exactly due to rounding.

Year         

Ending      

12/31

PIF Revenues
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Source: Developer Representatives; GAI 
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Store Size Units Status

Open or 
Projected 

Opening Date

Major Anchors
Walmart 195,140      SF Signed Lease Jan-19
Home Depot 107,716      SF Signed Lease Jan-19

Subtotal 302,856      SF

Junior Anchor
Ross 22,000        SF Negotiating Lease Jan-19

Subtotal 22,000        SF

Large Format Retail
Petco 18,000        SF Negotiatiing Lease Jan-19

Subtotal 18,000        SF

Small Format Retail
Five Below 8,204          SF Negotiating Lease Jan-19
Famous Footwear 6,000          SF LOI Jan-19
Lee Nails 2,800          SF Signed Lease Jan-19
Great Clips 1,050          SF Signed Lease Jan-19
Sprint 1,500          SF Signed Lease Jan-19
Korial Cleaner 1,200          SF Signed Lease Jan-19
Care Spot 3,400          SF Negotiating Lease Jan-19
Matress Firm 3,600          SF LOI Jan-19
Vision Works 3,000          SF LOI Jan-19
Verizon 3,000          SF Signed Lease Jan-19
Baptist Health 5,000          SF Signed Lease Jan-19
AT&T 1,800          SF Negotiating Lease Jan-19
JP Morgan Chase Bank 3,800          SF Signed Lease Jan-19

Subtotal 44,354        SF

F&B / Entertainment
Tropical Smoothie Café 1,700          SF Signed Lease Jan-19
Salsa's Mexican Restaurant 3,500          SF Signed Lease Jan-19
Your Pie Pizza 2,400          SF Signed Lease Jan-19
One Third Asian Steakhouse 5,000          SF Signed Lease Jan-19
KeKe' Breakfast Café 4,400          SF Signed Lease Jan-19
Smoothie King 1,400          SF Signed Lease Jan-19
Kazu Sushi 2,000          SF Signed Lease Jan-19
Starbucks 2,500          SF Negotiating Lease Jan-19
Firehouse 1,600          SF Signed Lease Jan-19
Bojangles 3,100          SF Negotiating Lease Jan-19

Subtotal 27,600        SF

Total Committed Space 414,810      SF
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Single-Family Multi-Family Total Units Single-Family Multi-Family Total Units Single-Family Multi-Family Total Units Single-Family Multi-Family Total Units
2000 2,086 398 2,484 3,631 2,170 5,801 7,966 2,716 10,682 106,447 48,822 155,269
2001 2,134 337 2,471 4,947 1,820 6,767 9,722 3,028 12,750 118,702 48,333 167,035
2002 2,424 594 3,018 5,537 2,724 8,261 10,989 3,372 14,361 128,719 56,712 185,431
2003 3,371 550 3,921 5,942 2,457 8,399 12,784 3,037 15,821 156,852 56,715 213,567
2004 4,119 905 5,024 6,193 3,468 9,661 14,683 4,643 19,326 187,463 68,430 255,893
2005 4,754 964 5,718 8,328 5,179 13,507 18,610 6,478 25,088 209,162 78,088 287,250
2006 2,502 508 3,010 6,450 3,633 10,083 11,500 5,467 16,967 146,236 57,002 203,238
2007 2,139 323 2,462 3,498 2,832 6,330 7,348 3,580 10,928 70,030 32,521 102,551
2008 1,281 89 1,370 2,643 1,628 4,271 5,149 1,814 6,963 38,709 22,333 61,042
2009 1,082 60 1,142 1,484 1,210 2,694 3,323 1,343 4,666 26,636 8,693 35,329
2010 1,144 124 1,268 1,429 72 1,501 3,387 219 3,606 30,040 8,639 38,679
2011 1,412 79 1,491 1,027 562 1,589 3,245 666 3,911 31,874 10,486 42,360
2012 2,154 36 2,190 1,422 2,517 3,939 4,579 2,587 7,166 42,178 22,632 64,810
2013 2,793 8 2,801 2,002 994 2,996 6,281 1,077 7,358 55,385 31,367 86,752
2014 2,658 128 2,786 2,242 1,204 3,446 6,299 1,482 7,781 56,248 27,825 84,073
2015 2,908 118 3,026 2,606 1,908 4,514 7,253 2,418 9,671 67,669 42,254 109,923
2016 3,568 164 3,732 2,908 2,843 5,751 8,597 3,171 11,768 75,146 41,092 116,238

Source: HUD SOCDS Building Permits Database (U.S. Census Bureau data); GAI

St. Johns County Duval County Jacksonville MSA State of Florida
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Retailer SF Type Average Low High Average Low High

Wal-Mart 195,140  Anchor 475.00$       425.00$       525.00$       92,691,500$       82,934,500$       102,448,500$    

Home Depot
 1

107,716  Anchor 512.50          450.00          575.00          55,204,450         48,472,200         61,936,700         

Ross 22,000    Jr Anchor 395.00          340.00          450.00          8,690,000           7,480,000           9,900,000           

Petco 18,000    Jr Anchor 245.00          190.00          300.00          4,410,000           3,420,000           5,400,000           

Retail 40,000    Jr Anchor/Large Format 325.00          250.00          400.00          13,000,000         10,000,000         16,000,000         

Retail 38,000    Jr Anchor/Large Format 325.00          250.00          400.00          12,350,000         9,500,000           15,200,000         

Five Below 8,204      Small Format 245.00          190.00          300.00          2,009,980           1,558,760           2,461,200           

Famous Footwear 6,000      Small Format 175.00          150.00          200.00          1,050,000           900,000              1,200,000           

One Third 5,000      Small Format 245.00          190.00          300.00          1,225,000           950,000              1,500,000           

KeKe 4,400      Small Format 245.00          190.00          300.00          1,078,000           836,000              1,320,000           

Matress Firm 3,600      Small Format 450.00          300.00          600.00          1,620,000           1,080,000           2,160,000           

Care Spot 3,400      Services -                -                -                -                           -                           -                           

Lee Nails 2,800      Small Format 125.00          100.00          150.00          350,000              280,000              420,000              

Korial Cleaner 1,200      Small Format 245.00          190.00          300.00          294,000              228,000              360,000              

Great Clips 1,050      Small Format 125.00          100.00          150.00          131,250              105,000              157,500              

Retail 3,750      Small Format 260.00          195.00          325.00          975,000              731,250              1,218,750           

Outparcel 3,000      Small Format 260.00          195.00          325.00          780,000              585,000              975,000              

Retail 2,800      Small Format 260.00          195.00          325.00          728,000              546,000              910,000              

Retail 2,700      Small Format 260.00          195.00          325.00          702,000              526,500              877,500              

Retail 2,620      Small Format 260.00          195.00          325.00          681,200              510,900              851,500              

Retail 2,620      Small Format 260.00          195.00          325.00          681,200              510,900              851,500              

Retail 2,400      Small Format 260.00          195.00          325.00          624,000              468,000              780,000              

Retail 2,100      Small Format 260.00          195.00          325.00          546,000              409,500              682,500              

Retail 1,800      Small Format 260.00          195.00          325.00          468,000              351,000              585,000              

Retail 1,500      Small Format 260.00          195.00          325.00          390,000              292,500              487,500              

Retail 1,500      Small Format 260.00          195.00          325.00          390,000              292,500              487,500              

Retail 1,200      Small Format 260.00          195.00          325.00          312,000              234,000              390,000              

Retail 1,200      Small Format 260.00          195.00          325.00          312,000              234,000              390,000              

Retail 1,200      Small Format 260.00          195.00          325.00          312,000              234,000              390,000              

Retail 1,200      Small Format 260.00          195.00          325.00          312,000              234,000              390,000              

Retail 1,200      Small Format 260.00          195.00          325.00          312,000              234,000              390,000              

Retail 1,200      Small Format 260.00          195.00          325.00          312,000              234,000              390,000              

Retail 1,200      Small Format 260.00          195.00          325.00          312,000              234,000              390,000              

Baptist Health 5,000      Services -                -                -                -                           -                           -                           

Chase Bank 3,800      Services -                -                -                -                           -                           -                           

Vision Works 3,000      Services 200.00          150.00          250.00          600,000              450,000              750,000              

Verizon 3,000      Services 650.00          500.00          800.00          1,950,000           1,500,000           2,400,000           

AT&T 1,800      Services 650.00          500.00          800.00          1,170,000           900,000              1,440,000           

Sprint 1,500      Services 650.00          500.00          800.00          975,000              750,000              1,200,000           

Salsa's 3,500      F&B - Fast Casual 350.00          300.00          400.00          1,225,000           1,050,000           1,400,000           

Starbucks 2,500      F&B - Quick Service 450.00          400.00          500.00          1,125,000           1,000,000           1,250,000           

Your Pie 2,400      F&B - Fast Casual 350.00          300.00          400.00          840,000              720,000              960,000              

Kazu Sushi 2,000      F&B - Fast Casual 350.00          300.00          400.00          700,000              600,000              800,000              

Tropical Smoothie 1,700      F&B - Quick Service 350.00          300.00          400.00          595,000              510,000              680,000              

Firehouse 1,600      F&B - Fast Casual 412.50          350.00          475.00          660,000              560,000              760,000              

Smoothie King 1,400      F&B - Quick Service 325.00          275.00          375.00          455,000              385,000              525,000              

BoJangles 3,100      F&B - Fast Casual 450.00          400.00          500.00          1,395,000           1,240,000           1,550,000           

Restaurant 2,400      F&B - Fast Casual 450.00          400.00          500.00          1,080,000           960,000              1,200,000           

Cheddar's 7,500      F&B - Casual Dining 725.00          675.00          775.00          5,437,500           5,062,500           5,812,500           

Long Horn 7,500      F&B - Casual Dining 575.00          500.00          650.00          4,312,500           3,750,000           4,875,000           

Chewy's 7,500      F&B - Casual Dining 575.00          500.00          650.00          4,312,500           3,750,000           4,875,000           

Red Robin 7,500      F&B - Casual Dining 375.00          300.00          450.00          2,812,500           2,250,000           3,375,000           

Casual Dining 7,500      F&B - Casual Dining 550.00          500.00          600.00          4,125,000           3,750,000           4,500,000           

Casual Dining 7,500      F&B - Casual Dining 550.00          500.00          600.00          4,125,000           3,750,000           4,500,000           
1. Reported square feet does not include Garden Center. Sales per square foot estiamte is adjusted from $395 to account for Garden Center sales.

Gross Sales per Square Foot Gross Sales
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General
Fund

Capital
Projects

Fund

Total
Governmental

Funds
ASSETS
Cash 985$         -$                 985$             
Due from Landowners 39,316      39,316          

Total assets 40,301$    -$                 40,301$        

LIABILITIES AND FUND BALANCES
Liabilities:

Accounts payable 36,497$    -$                 36,497$        
Accrued wages payable 1,077        -                   1,077            
Landowner advance 2,500        -                   2,500            

Total liabilities 40,074      -                   40,074          

DEFERRED INFLOWS OF RESOURCES
Deferred receipts 39,316      39,316          

Total deferred inflows of resources 39,316      39,316          

Fund balances:
Unassigned (39,089)     -                   (39,089)         
Total fund balances (39,089)     -                   (39,089)         

Total liabilities, deferred inflows of resources 
and fund balances 40,301$    -$                 40,301$        

JANUARY 31, 2018

DP1
COMMUNITY DEVELOPMENT DISTRICT

BALANCE SHEET
GOVERNMENTAL FUNDS
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Current
Month

Year to
Date Budget

% of
Budget

REVENUES
Landowner contribution -$             5,861$     117,752$     5%

Total revenues -               5,861       117,752       5%

EXPENDITURES
Professional & administrative
Supervisors -               1,937       8,612           22%
Management/accounting/recording 3,333       13,333     40,000         33%
Debt service fund accounting -               -               5,000           0%
Legal 2,935       5,003       35,000         14%
Project construction 4,125       4,125       -                   N/A
Engineering -               -               6,000           0%
Audit -               -               5,500           0%
Arbitrage rebate calculation -               -               750              0%
Dissemination agent -               -               1,000           0%
Trustee -               -               6,500           0%
Postage -               720          500              144%
Printing & binding 50            200          600              33%
Legal advertising (227)         702          1,500           47%
Annual special district fee -               175          175              100%
Insurance -               5,000       5,500           91%
Contingencies/bank charges 29            330          500              66%
Website maintenance -               1,287       615              209%

Total professional & administrative 10,245     32,812     117,752       28%

Excess/(deficiency) of revenues
over/(under) expenditures (10,245)    (26,951)    -                   

Fund balances - beginning (28,844)    (12,138)    -                   
Fund balances - ending (39,089)$  (39,089)$  -$                 

DP1
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STATEMENT OF REVENUES, EXPENDITURES,

FOR THE PERIOD ENDED JANUARY 31, 2018
AND CHANGES IN FUND BALANCES

GENERAL FUND
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Current
Month

Year To
Date

REVENUES
Developer contribution 650,000$  650,000$    

Total revenues 650,000    650,000      

EXPENDITURES
Construction costs - Developer 650,000    650,000      

Total expenditures 650,000    650,000      

Excess/(deficiency) of revenues
over/(under) expenditures -                -                  

Fund balances - beginning -                -                  
Fund balances - ending -$              -$                

DP1
COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,
AND CHANGES IN FUND BALANCES

CAPITAL PROJECTS FUND SERIES 2018
FOR THE PERIOD ENDED JANUARY 31, 2018



 

MINUTES OF MEETING 1 

DP1 2 

COMMUNITY DEVELOPMENT DISTRICT 3 

 4 

 A Regular Meeting of the Board of Supervisors of the DP1 Community Development 5 

District was held on Tuesday, November 28, 2017, at 11:00 a.m., at the Ponte Vedra Library, 6 

101 Library Boulevard, Ponte Vedra Beach, Florida 32082. 7 

 8 

 Present were: 9 

 10 

Bobby Bennett Chair 11 

Lucas Hildebrand Vice Chair 12 

Melissa Yuhas Assistant Secretary 13 

Lou Paquet assistant Secretary 14 

L. Kelly Webb Assistant Secretary 15 

 16 

 Also present were: 17 

 18 

Craig Wrathell District Manager 19 

Cindy Cerbone Wrathell, Hunt & Associates, LLC 20 

Howard McGaffney Wrathell, Hunt & Associates, LLC 21 

Katie Buchanan District Counsel 22 

Brad Davis District Engineer 23 

Park McMillan (via telephone) Gatlin Development Co., Inc. 24 

Brett Sealy  MBS 25 

 26 

 27 

FIRST ORDER OF BUSINESS Call to Order/Roll Call 28 

 29 
 Mr. Wrathell called the meeting to order at 11:01 a.m.  All Supervisors were present, in 30 

person.   31 

 32 

SECOND ORDER OF BUSINESS Public Comments 33 

 34 
 There being no public comments, the next item followed. 35 

 36 

THIRD ORDER OF BUSINESS ANNOUNCE AUDIT SELECTION 37 

COMMITTEE MEETING/REGULAR 38 

MEETING RECESS 39 

 40 
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 Mr. Wrathell recalled that, at a previous meeting, the Board authorized Management to 41 

advertise for an auditor to perform an independent audit of the District, as it is a requirement of 42 

Chapter 190 Florida Statutes and the Bond Trust Indenture.  Both Berger, Toombs, Elam, Gaines 43 

& Frank (BTEGF) and Carr, Riggs & Ingram, LLC (CRI) were equally qualified; however, 44 

BTEGF provided the same product at a lesser fee.    45 

 46 

On MOTION by Mr. Bennett and seconded by Ms. Yuhas, 47 

with all in favor, proceeding with the Audit Selection 48 

Committee component of the meeting and recessing the 49 

Regular Board Meeting, were approved. 50 

 51 

 52 

FOURTH ORDER OF BUSINESS COMMENCEMENT OF AUDIT 53 

SELECTION COMMITTEE MEETING 54 

 55 

The Audit Selection Committee Meeting commenced. 56 

Mr. Wrathell circulated a ranking sheet and instructed the Audit Committee Members to 57 

rank both firms and reiterated that the only difference between the two was price.   58 

  59 

FIFTH ORDER OF BUSINESS Review/Discussion/Ranking of 60 

Response(s) to RFP for Annual Audit 61 

Services  62 
 63 

A. Affidavit of Publication 64 

This item was included for informational purposes. 65 

B. RFP Package 66 

This item was included for informational purposes. 67 

C. Respondent(s) 68 

i. Berger, Toombs, Elam, Gaines & Frank 69 

ii. Carr, Riggs & Ingram LLC 70 

The Audit Committee completed their ranking forms.   71 

D. Ranking 72 

BTEGF received a total of 500 points and CRI received a total of 455 points. 73 

E. Recommendation 74 

The Audit Selection Committee ranked BTEGF the number one ranked firm. 75 
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On MOTION by Ms. Yuhas and seconded by Mr. Paquet, with 76 

all in favor, ranking Berger, Toombs, Elam, Gaines & Frank, 77 

as the Number One ranked firm, and recommending the 78 

ranking to the CDD Board, were approved. 79 

 80 

 81 

SIXTH ORDER OF BUSINESS ADJOURNMENT OF AUDIT 82 

SELECTION COMMITTEE 83 

MEETING/RECONVENE REGULAR 84 

MEETING 85 

 86 

  87 

On MOTION by Mr. Bennett and seconded by Mr. Paquet, 88 

with all in favor, adjourning the Audit Selection Committee 89 

process and reconvening the Regular Board Meeting, were 90 

approved. 91 

 92 

 93 

SEVENTH ORDER OF BUSINESS Consideration of Audit Selection 94 

Committee Recommendation for Annual 95 

Audit Services  96 

 97 

 The Regular Meeting reconvened.  98 

Mr. Wrathell summarized that the Audit Selection Committee ranked BTEGF, as the 99 

number one ranked firm, and recommended engaging BTEGF, in a not-to-exceed $4,500 100 

contract amount. 101 

 102 

On MOTION by Mr. Bennett and seconded by Ms. Yuhas, 103 

with all in favor, accepting the Audit Selection Committee’s 104 

recommendation to engage Berger, Toombs, Elam, Gaines & 105 

Frank, the number one ranked firm, in a not-to-exceed amount 106 

of $4,500, was approved. 107 

 108 

 109 

On MOTION by Mr. Bennett and seconded by Ms. Yuhas, 110 

with all in favor, authorizing District Counsel to prepare the 111 

Form of Agreement and the Chair and Vice Chair to execute 112 

the Agreement, were approved. 113 

 114 

 115 

 116 

 117 
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EIGHTH ORDER OF BUSINESS Consideration of Resolution 2018-03, 118 

Designating the Location of the Local 119 

District Records Office and Providing an 120 

Effective Date  121 

 122 
 Mr. Wrathell presented Resolution 2018-03. 123 

 124 

On MOTION by Ms. Webb and seconded by Mr. Paquet, with 125 

all in favor, Resolution 2018-03, Designating 200 Ponte Vedra 126 

Boulevard, Ponte Vedra Beach, Florida 32082, as the Local 127 

District Records Office and Providing an Effective Date, was 128 

adopted. 129 

 130 

 131 

NINTH ORDER OF BUSINESS Consideration of Project Administrator 132 

Agreement with Gatlin Development Co., 133 

Inc.  134 

 135 
 Mr. Wrathell stated that it was common practice for CDDs to designate a Construction 136 

Project Manager to oversee construction when there was ongoing construction and recommended 137 

Mr. Park McMillan, of Gatlin Development Co., Inc. (Gatlin), to carry out that function. The 138 

Project Administrator would be paid $200 per month and compensation would flow from the 139 

General Fund Budget.  Ms. Buchanan pointed out that the Project Administrator was not 140 

responsible for cash disbursements above $25,000, as outlined in Section 2.6 of the Project 141 

Administrator Agreement.   142 

 Mr. McMillan stated that he already managed construction-related matters for the CDD, 143 

since its inception, and welcomed the opportunity to serve as the liaison between the Developer 144 

and the CDD from a logistics standpoint. 145 

 146 

On MOTION by Mr. Bennett and seconded by Mr. 147 

Hildebrand, with all in favor, the Project Administrator 148 

Agreement with Gatlin Development Co., Inc., as described, 149 

was approved. 150 

 151 

 152 

TENTH ORDER OF BUSINESS Consideration of Interim Engineer’s 153 

Report (for informational purposes)  154 

 155 



DP1 CDD                                                         November 28, 2017 

 5 

 Mr. Wrathell referenced the Interim Engineer’s Report, dated October 17, 2017, in the 156 

agenda packet and circulated an updated version, dated November 27, 2017.  The Report detailed 157 

the District’s Capital Improvement Plan (CIP), outlining improvements which would be funded 158 

by the District.  The Engineer’s Report is an important component in that the CDD does not have 159 

non-ad valorem assessments, like most CDDs; rather, the District would utilize a Public 160 

Infrastructure Fee (PIF), which facilitates the acquisition of improvements.  161 

 Mr. Davis stated that, except for a few minor edits, very little changed since the Report 162 

was previously presented.  The most substantial change was under “General Infrastructure.”  163 

Item 1D, previously labeled “Stormwater and Utilities”, was changed to “West Peyton 164 

Parkway”, and all items related to stormwater were under Item 1C, “Stormwater Management 165 

Facilities”.  In other words, District Counsel thought it would be much cleaner to have 166 

everything under the same category. 167 

 In response to Mr. Wrathell’s request for an overview of the cost estimate, Mr. Davis 168 

stated, with the project description, the boundary and the work set forth remaining unchanged 169 

within, the construction items estimated would be appropriate for the CDD to fund.  He reviewed 170 

the construction line items and stated that the cost of the project totaled $18,707,655, which, with 171 

a 20% contingency, the total construction amounted to $22,199,517 and, with professional fees 172 

the grand total amounted to $24,761,000.  Ms. Buchanan questioned the word “parking” on the 173 

“Internal Roadway/Parking” line item.  Mr. Davis would amend the line item.  He noted that the 174 

POA would have a contract with the CDD, who would hire the POA to carry out the 175 

maintenance, as the aesthetics were critical.  176 

 177 

On MOTION by Mr. Bennett and seconded by Ms. Yuhas, 178 

with all in favor, the updated Interim Engineer’s Report, dated 179 

November 27, 2017, as amended, was approved. 180 

 181 

 182 

ELEVENTH ORDER OF BUSINESS Consideration of Agreement with Durbin 183 

Park Pavilion, LLC, Regarding the 184 

Acquisition of Certain Work Product, 185 

Infrastructure and Real Property  186 

 187 
 Mr. Wrathell presented the Agreement with Durbin Park Pavilion, LLC.  The following 188 

changes were made: 189 

Page 1, Third Paragraph: Change “July 14, 2017” to “November 27, 2017.”   190 
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First Paragraph: Delete “parking.” 191 

 Ms. Buchanan stated that District’s generally completed three types of acquisitions; the 192 

first would be design work or work product, the second would be improvements, including 193 

roads, stormwater and sewer systems and the third would be real property.  In this District, the 194 

focus was only on conveying the improvements.  The Developer and the Association would own 195 

the underlying property for the improvements and the District would have a perpetual easement 196 

to make sure it had the ability to maintain and control all improvement systems.  Currently, none 197 

of the design work funded by the Developer was conveyed.  Section 4, on Page 4, described the 198 

acquisition process and the method of payment for the improvements.  Because bonds would not 199 

be issued, the improvements would be completed with the understanding that the District 200 

promises to pay the Developer when it had the funds.   201 

Ms. Buchanan suggested approving the Acquisition Agreement in substantial form.  She 202 

would check with the Developer for any questions or comments but, in the interim, wanted to 203 

make sure that everybody concurred.  The Agreement would incorporate the Engineer’s Report, 204 

as Exhibit A.  205 

 206 

On MOTION by Mr. Bennett and seconded by Mr. Paquet, 207 

with all in favor, the Agreement with Durbin Park Pavilion, 208 

LLC, Regarding the Acquisition of Certain Work Product, 209 

Infrastructure and Real Property, in substantial form, was 210 

approved. 211 

 212 

 213 

TWELFTH ORDER OF BUSINESS Consideration of Public Infrastructure 214 

Fee (PIF) Feasibility Analysis Proposal(s) 215 

 216 

 Mr. Wrathell presented the PIF Feasibility Analysis proposal submitted by GAI 217 

Consultants Inc. (GAI).  Previously approved by Mr. Sealy, GAI possessed ample experience 218 

conducting feasibility studies and economic analyses.  Mr. Wrathell pointed out that the fee 219 

amount of $27,950, on Page 14, included out-of-pocket expenses; the fee was reasonable. 220 

 221 

On MOTION by Mr. Bennett and seconded by Mr. 222 

Hildebrand, with all in favor, the GAI Consultants Inc., 223 

proposal to perform the Public Infrastructure Fee (PIF) 224 

Feasibility Analysis, was approved. 225 

 226 
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THIRTEENTH ORDER OF BUSINESS Review/Discussion/Ranking of 227 

Response(s) to Request for Qualifications 228 

for Engineering Services 229 

  230 

Mr. Wrathell recalled that the Board previously authorized Management to publicize a 231 

Request for Qualifications (RFQ) for District Engineering Services. 232 

A. Affidavit/Proof of Publication 233 

This item was included for informational purposes. 234 

B. RFQ Package 235 

This item was included for informational purposes. 236 

C. Respondent(s) 237 

i. Prosser, Inc. 238 

Prosser, Inc. (Prosser) was the sole respondent to the RFQ.  Mr. Wrathell pointed out that 239 

Mr. Davis had done a great job as the interim District Engineer.  Although it would have been 240 

better to receive more than one submission, Prosser was experienced and already familiar with 241 

the project.  242 

D. Ranking 243 

 244 

On MOTION by Ms. Yuhas and seconded by Mr. Paquet, with 245 

all in favor, ranking Prosser, Inc., the Number One ranked 246 

firm for District Engineering Services, was approved. 247 

 248 

 249 

E. Engagement of District Engineer 250 

 251 

On MOTION by Ms. Yuhas and seconded by Mr. Bennett, 252 

with all in favor, authorizing District Counsel to prepare a 253 

form of Continuing Services Agreement and granting the 254 

Chair and Vice Chair authorization to execute the Agreement 255 

with Prosser, Inc., pending acceptability of the fee schedule by 256 

the Chair and Vice Chair, were approved. 257 

 258 

 259 

FOURTEENTH ORDER OF BUSINESS Consideration of Assignment of Contract 260 

for Phase 1A-1 Improvements (to be 261 

provided under separate cover)  262 

 263 
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 Ms. Buchanan presented the Assignment of Contract for Phase 1A-1 Improvements.  In 264 

response Ms. Buchanan’s inquiry, Mr. McMillan confirmed that there was no work left for the 265 

District to complete and that the contract was just a release of retainage.  Ms. Buchanan reviewed 266 

the summary page.  The next page identified the improvements, followed by an affidavit from 267 

the Developer, which included certifications that the costs were appropriate, there were no 268 

outstanding liens and they must agree to indemnify the District from claims relating to the 269 

assignment of the contract.  The Developer would review the document and forward comments 270 

to District Counsel. There was an acknowledgment from the contractor that they were 271 

comfortable with the assignment; they paid all of their subcontractors and agreed that all rights 272 

and warranties under the contract would transfer to the District.  The District Engineer should 273 

review all of the paperwork, examine the improvements on the ground, make sure that the 274 

improvements are within the CIP and they were installed according to specifications and then 275 

certify the value of the improvements.  The execution of the Bill of Sale would convey the 276 

contract from Durbin Park Pavilion to the CDD, including all of the warranties, rights and 277 

obligations.  Ms. Buchanan read the following clause from Section 5 of the assignment into the 278 

record: 279 

“The Grantor agrees to pay the sums set within Exhibit A to the 280 

extent proceeds are available and eligible from future sale of the 281 

District’s bonds, pursuant to that acquisition agreement.”   282 

The District paid almost everything except the retainage; therefore, the Developer will 283 

pay the District the retainage amounts and then the District will pay the contractor that amount to 284 

release it.  Since there were ownership issues between the CDD and the Developer, it was 285 

important to make sure the title flowed through the District, at all times; all improvements were 286 

viewed as assignments, which was why the retainage was all that was left.  The Perpetual Non-287 

inclusive Easement was the last item mentioned in the package.  In response to Mr. Wrathell’s 288 

question regarding when the assignments would be completed, Ms. Buchanan estimated by 289 

year’s end.  In response to Mr. Wrathell’s question regarding when the retainage would be paid, 290 

Mr. McMillan replied within 30 days of the contract being fully executed.  Mr. Wrathell asked to 291 

be kept informed of when the improvements were finalized, as it would be best to treat the 292 

transaction like a bond requisition.  A Board Member asked if the Perpetual Non-inclusive 293 

Easement would refer back to the District boundary, so that no new survey would be required.  294 
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Ms. Buchanan stated that there were only several common element tracts necessary to support 295 

the system; the District probably had a preliminary plat and this was being worked out on the 296 

back end.   297 

 298 

On MOTION by Mr. Bennett and seconded by Ms. Yuhas, 299 

with all in favor, the acquisition of Phase1A-1 Improvements in 300 

a not-to-exceed amount of $6.5 million, authorizing the 301 

Acquisition Package, in substantial form, and delegating the 302 

authority to the Chair to execute and finalize, were approved. 303 

 304 

 305 

FIFTEENTH ORDER OF BUSINESS Approval of Unaudited Financial 306 

Statements as of October 31, 2017 307 

 308 
 Mr. Wrathell presented the Unaudited Financial Statements as of October 31, 2017.   309 

 310 

On MOTION by Ms. Yuhas and seconded by Mr. Paquet, with 311 

all in favor, the Unaudited Financial Statements as of October 312 

31, 2017, were approved. 313 

 314 

 315 

SIXTEENTH ORDER OF BUSINESS Consideration of October 5, 2017 Public 316 

Hearings and Regular Meeting Minutes 317 

 318 
 Mr. Wrathell presented the October 5, 2017 Public Hearings and Regular Meeting 319 

Minutes and asked for any additions, deletions or corrections. 320 

  321 

On MOTION by Mr. Bennett and seconded by Mr. 322 

Hildebrand, with all in favor, the October 5, 2017 Public 323 

Hearings and Regular Meeting Minutes, as presented, were 324 

approved. 325 

 326 

 327 

SEVENTEENTH ORDER OF BUSINESS Staff Reports 328 

 329 

A. District Counsel 330 

Ms. Buchanan reported that there were issues with Greenberg Traurig, the appointed 331 

Bond Counsel, with regard to the CDD’s structure and taxes, in the event of a potential sale of a 332 

note to a third party.  A fair amount of time was spent trying to convince them to be comfortable 333 
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with the deal.  Despite amendments to the original deal, Bond Counsel had difficulty with some 334 

of the ownership issues that were in place, namely the number of landowners in the District, as 335 

well as who might own the improvements down the line.  Ms. Buchanan suggested parting ways 336 

with Greenberg Traurig and engaging Bryant Miller Olive P.A., as Bond Counsel.  They were a 337 

small, reputable law firm that previously worked on smaller deals throughout Florida, were 338 

comfortable with the CDD’s improvement and ownership plans and understood that the JEA 339 

owned almost all of the properties within the District and it could potentially remain that way for 340 

years.  They also had an opportunity to review the Engineer’s Report.  In response to Mr. 341 

Wrathell’s question, Ms. Buchanan confirmed that a motion would be required to terminate the 342 

Bond Counsel Agreement with Greenberg Traurig. 343 

 344 

On MOTION by Mr. Bennett and seconded by Mr. Paquet, 345 

with all in favor, providing a Notice of Termination to 346 

Greenberg Traurig, of the Bond Counsel Agreement, was 347 

approved. 348 

 349 

 350 

On MOTION by Mr. Bennett and seconded by Mr. Paquet, 351 

with all in favor, engaging Bryant Miller Olive P.A., to serve as 352 

Bond Counsel, with the fee schedule to be presented to the 353 

Board, at a future date, was approved. 354 

 355 

 356 

B. District Engineer  357 

There being no report, the next item followed. 358 

C. District Manager 359 

i. NEXT MEETING DATE: December 19, 2017 at 11:00 A.M. 360 

The next meeting will be held on December 19, 2017 at 11:00 a.m., at this location.  361 

 362 

EIGHTEENTH ORDER OF BUSINESS Board Members’ Comments/Requests 363 

 364 

There being no Board Members’ comments or requests, the next item followed. 365 

 366 

NINTEENTH ORDER OF BUSINESS Public Comments 367 

 368 

 There being no public comments, the next item followed.   369 
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TWENTIETH ORDER OF BUSINESS Adjournment 370 

 371 

 There being no further business to discuss, the meeting adjourned. 372 

  373 

On MOTION by Mr. Bennett and seconded by Ms. Yuhas, 374 

with all in favor, the meeting adjourned at 12:01 p.m. 375 

 376 

 377 

 378 

 379 
 380 

 381 

 382 

 383 

 384 

 385 

 386 

SIGNATURES APPEAR ON THE FOLLOWING PAGE] 387 
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 388 

 389 

 390 

 391 

 392 

 393 

 394 

_______________________________  _______________________________ 395 

Secretary/Assistant Secretary    Chair/Vice Chair 396 
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