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1.0 Introduction 
 

1.1 The District  
 

The Stoneybrook West Community Development District is a local unit of special-
purpose government organized and existing under Chapter 190, Florida Statutes 
(the “District”), as amended. The District encompasses 936 acres in Orange 
County, Florida and was established by the City of Winter Garden in November 
1999 for the purpose of, among other things, to finance and manage the 
acquisition, construction, maintenance and operation of public infrastructure 
necessary for development to occur within a portion of the District (the 
“Community”). The Community contains 1,874 attached and detached residential 
units (the “Assessable Property”), as well as an 18-hole golf course; a lakefront 
recreational complex, and two clubhouses. The District is considering the adoption 
of an assessment methodology for the purposes of reallocating the Operation & 
Maintenance Assessments (“O&M Assessments”) to the Assessable Properties 
within the District.  This Assessment Methodology allocates the District’s O&M 
Assessments based on the benefit received from the District’s Operating Budget 
(herein the “O&M Budget”), which is determined annually through the annual 
budget process.  

 
1.2 Executive Summary 

 
This Operations & Maintenance Assessment Methodology Report is structured to 
allocate the various expenditures of the District to the development types. The 
general classifications of expenditures that are allocated in the O&M Budget 
include administrative, field, capital outlay/projects, and reserves. This report 
documents the benefits received by development types within each of the 
expenditure classifications. The development types in the District include 
townhomes, and single family – 40.5’, 40’, 50’, 60’, 75’, & 90’ lots. The 
administrative classification of expenditures in the O&M Budget have been 
determined to benefit all development types equally. However, the field, capital 
outlay/projects & reserves classification of expenditures have been determined to 
benefit the development types based on the proportion of impervious area per 
development type to the total impervious area of Assessable Properties utilizing 
lot size as the determination of the impervious area.  
 

1.3 Special Benefits and General Benefits 
 

The District’s O&M Budget creates special benefits specific to the Assessable 
Property within the District, different in kind and degree than general benefits, for 
properties within the District’s borders, as well as general benefits to the public at 
large. Special benefits include, but are not limited to, added use of the District’s 
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stormwater system, the added use of the property, added enjoyment of the 
property, and the probability of increased marketability and value of the property. 
Property values in the District are directly affected by the operations and 
maintenance of the District's infrastructure, unlike the more generalized impact to 
properties outside the District. Furthermore, the District's O&M Budget will 
increase the use and enjoyment of the Assessable Properties. 

 
There is no doubt that the general public and property owners outside the District 
will benefit from the O&M Budget. However, these benefits will be incidental to 
the District’s O&M Budget, which is designed solely to meet the needs of the 
Assessable Property within the District. Properties outside the District boundaries 
do not depend on the O&M Budget.  The property owners within the District are 
therefore receiving special benefits not received by those outside the District’s 
boundaries. 

 
1.4 Requirements of a Valid Assessment Methodology 

 
There are two main requirements for valid special assessments. First, special 
assessments can only be levied on those properties specially benefiting from the 
improvements. Second, the special assessments allocated to each benefited 
property cannot exceed the proportional benefit to each parcel. 

 
The determination has been made that the duty to pay the non-ad valorem special 
assessments is valid based on the special benefits imparted upon the Assessable 
Properties. The allocation of responsibility for payment of the O&M Assessments 
associated with the O&M Budget have been apportioned according to reasonable 
estimates of the special benefits provided consistent with each development type. 
Accordingly, no acre or parcel of property within the boundaries of the District 
will be assessed for the payment of O&M Assessments greater than the 
determined special benefit particular to that parcel of the District. 

 
2.0 The Operations & Maintenance Expenditures of the District 

 
2.1 Administrative 

 
The O&M Budget expenditures of the District consist of administrative expenditures 
such as management, engineering, legal counsel, advertising, insurance, and annual 
audit that are necessary for the ongoing operation of the District. The O&M Budget 
administrative expenditures benefit all development types equally, as such each lot is 
assessed an equal amount for these expenditures. 
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2.2 Field, Capital Outlay & Reserves 

The O&M Budget expenditures of the District consist of field, capital outlay/projects, 
and reserve expenditures. The field expenditures consist of field management, lake 
and wetland maintenance, fountain maintenance, landscape maintenance, pest 
control, storm drain maintenance, and electrical. The capital outlay/project consists of 
capital improvement expenses for the District, and the reserves consist of expenditures 
related to emergency maintenance or replacement expenditures that occur in the 
District. The general fund expenditure classifications of field, capital outlay/project, 
and reserve expenditures benefit the various development types based on the 
proportion of impervious area to the total impervious area of the Assessable Property. 

3.0 Assessment Allocation 

The O&M Budget consists of administrative, field, capital outlay/projects, and reserve 
expense classifications that provide varying benefit to the Assessable Properties 
within the District. The purpose of this Assessment Methodology is to revise the 
allocation of O&M Assessments based on the benefit each development type receives 
from each of the classifications of the O&M Budget. It has been determined that all 
development types benefit equally from the administrative section of the O&M Budget 
as there is not varying benefit based on lot size. Therefore, the portion of O&M 
Assessments related to the administrative section of the O&M budget will be divided 
equally among the Assessable Properties. However, the field, capital outlay/projects, 
and reserve sections provide varying benefit based on the proportion of impervious 
area per development type to the total impervious area of Assessable Properties. This 
benefit has been determined based on the proportion of impervious area per 
development type as it relates to the total field, capital outlay/projects, and reserves 
classification of expenditures in the O&M Budget. Therefore, the portion of the O&M 
Assessments related to field, capital outlay/projects, and reserves will be allocated to 
the various development types based on their proportion of impervious area to the 
total impervious area of the Assessable Properties. The maintenance of District 
Infrastructure benefits all Assessable Properties within the District proportionately to 
the benefit each development type receives. See Exhibit A for the Stoneybrook West 
CDD proposed O&M Budget Assessment Allocation per expenditure classification, 
proposed O&M Assessments per development type, and the proposed O&M 
Assessment Rate per unit. See Exhibit B O&M Assessment Rate Comparison Table 
illustrating the variance from the Current O&M Assessment Rates and the Proposed 
O&M Assessment Rates.  
 
 
 
 
 



Administrative Budget - Assessment Allocation (Equal Benefit)
Type Units ERUs % Allocation of Costs Per Unit (net) Per Unit (gross)**
TH 186 186 9.93% $11,257.17 $60.52 $64.39
40 350 350 18.68% $21,182.84 $60.52 $64.39

40.5 112 112 5.98% $6,778.51 $60.52 $64.39
50 589 589 31.43% $35,647.70 $60.52 $64.39
60 472 472 25.19% $28,566.58 $60.52 $64.39
75 138 138 7.36% $8,352.09 $60.52 $64.39
90 27 27 1.44% $1,634.11 $60.52 $64.39

Total 1874 1874 100.00% $113,419.00

Field, Capital Outlay & Reserve Budgets - Assessments Allocation (Impervious Area)
Type Units Impervious Area* % Allocation of Costs Per Unit (net) Per Unit (gross)**
TH 186 225351 6.09% $23,721.04 $127.53 $135.67
40 350 435631 11.77% $45,855.77 $131.02 $139.38

40.5 112 120963 3.27% $12,732.86 $113.69 $120.94
50 589 1245690 33.65% $131,124.91 $222.62 $236.83
60 472 1195276 32.29% $125,818.19 $266.56 $283.58
75 138 392935 10.61% $41,361.41 $299.72 $318.85
90 27 86306 2.33% $9,084.82 $336.47 $357.95

Total 1874 3702151 100.00% $389,699.00

Total Combined Administrative, Field, Capitlal Outlay & Reserve Budgets Assessment Allocation
Type Units Total Allocation % Total Allocation of Costs Total Per Unit (net) Total Per Unit (gross)**
TH 186 6.95% $34,978.21 $188.05 $200.06
40 350 13.32% $67,038.62 $191.54 $203.76

40.5 112 3.88% $19,511.37 $174.21 $185.33
50 589 33.15% $166,772.61 $283.15 $301.22
60 472 30.69% $154,384.76 $327.09 $347.96
75 138 9.88% $49,713.51 $360.24 $383.24
90 27 2.13% $10,718.92 $397.00 $422.34

Total 1874 100.00% $503,118.00

*Square feet
**Amount includes an additional 6% for the Orange County Tax Collector discount & collection costs
Total Fiscal Year 2024 administrative budget
Total Fiscal Year 2024 field, capital outlay/projects, and reserve bugets total

Prepared By: Governmental Management Services - Central Florida, LLC
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Exhibit A

 Proposed O&M Budget Assessment Allocation



O&M Assessment Rate Comparison Table

Type
Proposed - Gross 

O&M/Unit**
Current Gross 
O&M/Unit** Variance** Variance %

TH $200.06 308.12 -$108.06 -35.07%
40 $203.76 193.57 $10.19 5.27%

40.5 $185.33 193.57 -$8.24 -4.26%
50 $301.22 308.12 -$6.90 -2.24%
60 $347.96 308.12 $39.84 12.93%
75 $383.24 308.12 $75.12 24.38%
90 $422.34 308.12 $114.22 37.07%

**Amount includes an additional 6% for the Orange County Tax Collector discount & collection costs

Prepared By: Governmental Management Services - Central Florida, LLC

Exhibit B

Total Proposed O&M Budget Assessment Allocation & Variance
Stoneybrook West Community Development District




