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POITRAS EAST COMMUNITY DEVELOPMENT DISTRICT 

 
BOARD OF SUPERVISORS 

OATH OF OFFICE 
 

 
I,____________________________, A CITIZEN OF THE STATE OF FLORIDA AND OF THE 
UNITED STATES OF AMERICA, AND BEING EMPLOYED BY OR AN OFFICER OF 
POITRAS EAST COMMUNITY DEVELOPMENT DISTRICT AND A RECIPIENT OF 
PUBLIC FUNDS AS SUCH EMPLOYEE OR OFFICER, DO HEREBY SOLEMNLY SWEAR 
OR AFFIRM THAT I WILL SUPPORT THE CONSTITUTION OF THE UNITED STATES 
AND OF THE STATE OF FLORIDA. 
 
 
_______________________________________ 
Board Supervisor  
 
          

ACKNOWLEDGMENT OF OATH BEING TAKEN 
 
 

STATE OF FLORIDA 
COUNTY OF ORANGE 
 
 The foregoing oath was administered before me this _____ day of _______________, 
2020, by _________________________________, who personally appeared before me, and is 
personally known to me or has produced _________________________ as identification, and is 
the person described in and who took the aforementioned oath as a Member of the Board of 
Supervisors of Poitras East Community Development District and acknowledged to and before me 
that he/she took said oath for the purposes therein expressed. 
 
 
 
(NOTARY SEAL) 
             

_________________________________________ 
Notary Public, State of Florida 

 
Print Name: _______________________________ 

 
Commission No.: ___________ Expires: ________ 

 
 



Poitras East 
Community Development District 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Minutes of the October 20, 2020 
Board of Supervisors’ Meeting 

 

 
 
 
 
 
 
 
 
 

 







































Poitras East 
Community Development District 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Minutes of the November 3, 2020  
Landowners’ Election Meeting 

 
 
 
 
 
 
 
 
 

 
 







Poitras East 
Community Development District 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Resolution 2021-01, 
Canvassing and Certifying the Results of the 

Landowners’ Election 

 
 
 
 
 
 
 
 
 











Poitras East 
Community Development District 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Resolution 2021-02, 
Election of Officers 

 
 

 













Poitras East 
Community Development District 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appraisal Report by  
The Appraisal Group of Central Florida, Inc. 

 
 
 
 
 
 
 
 
 







































Project: Poitras East CDD 
County:    Orange 

13 

 
 
PHOTOGRAPHS 
 

 

 

(5) Westerly view of subject from Narcoossee Road at Luminary Boulevard. 
Photograph taken on September 17, 2020 by Richard K. MacMillan, MAI 

 
 

 

(6) Northwesterly view of subject from Narcoossee Road. 
Photograph taken on September 17, 2020 by Richard K. MacMillan, MAI 
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PHOTOGRAPHS 
 

 

 

(7) Westerly view of Boggy Creek Road. 
Photograph taken on September 17, 2020 by Thomas A. Riddle, MAI 

 
 

 

(8) Westerly view across subject from just north of Boggy Creek Road. 
Photograph taken on September 17, 2020 by Thomas A. Riddle, MAI 
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PHOTOGRAPHS 
 

 

 

(9) Westerly view of Boggy Creek Road. 
Photograph taken on September 17, 2020 by Thomas A. Riddle, MAI 

 
 

 

(10) Westerly view across subject just north of Boggy Creek Road. 
Photograph taken on September 17, 2020 by Thomas A. Riddle, MAI 
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PHOTOGRAPHS 
 

 

 

(11) Easterly view of Boggy Creek Road. 
Photograph taken on September 17, 2020 by Thomas A. Riddle, MAI 

 
 

 

(12) Northerly view of subject from Boggy Creek Road. 
Photograph taken on September 17, 2020 by Thomas A. Riddle, MAI 
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National Wetland Inventory Map 
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USDA Natural Resources Conservation Service 

Soil Survey Map 
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Soil Map Legend 
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Flood Map 
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235 EXISTING TRANSPORTATION FACILITY DESCRIPTION 
 

Narcoossee Road is a six lane, divided road with turn lanes, a bike lane and sidewalks 
in area of the subject property.  Boggy Creek Road is a two lane road with a bike lane 
and sidewalks in area of the subject property and the Laureate Boulevard is a 2-4 lane 
road with a bike lane and sidewalks in the area of the subject property. 

 
240 ZONING & LAND USE PLAN  
 

Zoning  
 
As stated the majority of the subject is located in the City of Orlando. This portion 
within the City is zoned PD/AN, Planned Development with an Aircraft Noise 
overlay district, due to its proximity to the airport. The PD District is intended to 
provide a process for the evaluation of unique, individually planned developments 
which are not otherwise permitted in the zoning districts. The standards and 
procedures of this district are intended to promote flexibility of design and permit 
planned diversification and integration of uses and structures, while at the same time 
retaining in the City Council the absolute authority to establish such limitations and 
regulations as it deems necessary to protect the public health, safety and general 
welfare. A small portion of the subject containing 6.431 acres is located within 
Osceola County and is zoned AC, Agricultural Development and Conservation, by 
Osceola County.  

Future Land Use 
 

The future land use for the portion within Orange County is Urban Village and 
Conservation.  The future land use for the portion within Osceola County is Rural 
Enclave.  
 
The City of Orlando Council adopted Ordinance No. 2020-43 on September 8, 2020 
which regulates the subject parent tract, as well as the land to the west, thus 
comprising the entire Poitras property. The subject parent tract, exclusive of the small 
portion within Osceola County is approved for residential uses, commercial uses, a 
school, a community park, and a fire station. This complete ordinance has been 
included in the addenda of this report. A following table for the entire Poitras 
property (including East and West individually) and the overall proposed 
development plan is as follows: 
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310 ESTIMATE OF PARENT TRACT LAND VALUE: 
 

The Sales Comparison Approach is defined as the process of deriving a value 
indication for the subject property by comparing market information for similar 
properties with the property being appraised, identifying appropriate units of 
comparison and making qualitative comparisons with or quantitative adjustments to 
the sales prices (or unit prices, as appropriate) of the comparable properties based on 
relevant, market-derived elements of comparison.   
 
[Appraisal Institute, The Dictionary of Real Estate Appraisal, 5th Edition (Chicago:  Appraisal 
Institute, 2010), Page 255] 
 
The Sales Comparison Approach utilizes the following methodology. 
 
1. Locate properties that are similar to the subject that have recently sold.   
2. Examine the conditions of the sale to include the bonafide nature, motivating forces, 

and terms of each transaction. 
3. Compare each sale property to the subject to judge for any dissimilarities and their 

effect on the transaction.   
4. Formulate a conclusion concerning the value of the subject property based upon the 

sales data. 
 
Not all property transactions investigated by the appraiser will be used to form a 
value conclusion.  A properly qualified, comparable sale need not be identical to the 
subject but should have the same highest and best use, should be physically similar to 
the subject in the factors affecting value, should be a recent transaction and should be 
a bonafide, arm's length transaction.  
 
In summary, the comparable sale properties should conform to the market value 
definition and should be in the same market as the subject property. The appraiser 
typically uses the Sales Comparison Approach to value vacant land.  The Sales 
Comparison Approach is considered to be the preferred method of valuing land when  
comparable sales are available, thus, allowing sales comparison to be directly applied 
to the land valuation.   
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310  ESTIMATE OF LAND VALUE BEFORE THE TAKING (Continued) 

 
The Sales Comparison Approach is based upon the economic Principle of 
Substitution; that a buyer will pay no more for a property than the cost of acquiring 
one of equal attractiveness or utility.  Because the value of a property tends to be 
established by the prices of similar properties, the market value of a property is 
estimated by observing the selling prices of other similar properties that have 
previously sold in the market place. 
 
The reliability of this technique is dependent upon the degree of comparability of 
each sale to the subject, market conditions at the time of sale, verification of pertinent 
data, and the absence of unusual conditions that influence the sale.  Based upon 
conversations with market participants, the size of the parent tract and its highest and 
best use, it was determined that the appropriate unit of measurement was the price per 
gross acre.  Therefore, the following land sales and valuation analysis follows market 
practice and will be viewed on a price per gross acre basis. 
 
As previously discussed, the subject parent tract contains ±1,005.11 acres of gross 
land area. A market search was conducted for sales of vacant sites similar to the 
subject property in highest and best use, physical characteristics and utilities.  The 
subject neighborhood and surrounding competing neighborhoods were researched for 
vacant land sales with similar characteristics. The appraiser was able to locate three 
sales and one listing sufficiently similar to the subject allowing for similar mixed use 
development. These sales will be used to estimate the land value of the parent tract. 
These sales will be discussed and compared with the subject on the following pages. 
The unadjusted range in values for the sales was from $55,710 to $79,309 per acre of 
gross land area. 
 
Sale 20190658393 is located on the east side of Boggy Creek Road, south of Lake 
Nona Boulevard at the Orange County/Osceola County line, in the City of Orlando, 
Orange County, Florida.   On October 18, 2019, Greater Orlando Aviation Authority 
and The City of Orlando sold this property to TDCP, LLC for a sale price of 
$49,354,400.  According to the deed of record, the property contains ±708.35 gross 
acres. According to the information from McIntosh & Associates, Inc., engineers 
working for the Grantee, the upland/wetland ratio is about 72% of the land is uplands 
or ±510 acres and the remaining 28% or 198.35 acres are wetlands. The property is 
flag shaped with 100 feet of frontage on the east side of Boggy Creek Road. All 
utilities were available in the area including public sewer, water, electric and 
telephone. 
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310 ESTIMATE OF PARENT TRACT LAND VALUE (continued) 
 
It is the appraiser’s understanding that this property was part of the original Poitras 
property that contained nearly ±1800 acres of land in total. In 2017, the seller of the 
entire Poitras property entered into an agreement with the buyer for this sale property 
and about ±1,146 acres of property to the east also known as Poitras East. The sale of 
the Poitras East property located east of this sale property occurred in May 2018.  
 
This 708-acre sale is the execution the option for the remaining Poitras property and 
is known as Poitras West. This property along with the Poitras East parcel is an 
extension of the Lake Nona Development. In 2020, this property was approved for 
Village Centers including retail, high intensity airport support and residential uses. 
However, at the time of the sale, this was the purchase of unentitled land. The sale 
price of $49,354,400 reflects a unit price of $69,675 per gross acre. 
 
Sale 20190133878 et. al. is located on the west side of Avalon Road, at its 
intersection with SR 429 (Western Beltway), in the Horizon’s West area of 
unincorporated Orange County, Florida.  On March 1, 2019, Alex B. Veech, III et. al. 
sold this property to Jen Florida 36, LLC.  This was an assemblage of eighteen tax 
parcels and recorded in six separate deed documents from multiple sellers to one 
buyer. According to the Orange County Property Appraiser, the assembled property 
contains ±528.03 gross acres and the total assembled sale price was $41,877,600. Per 
the Orange County Property Appraiser records ±85% of the land or ±448 acres are 
uplands and the remaining ±15% of the land or 80 acres are wetlands. The property is 
irregular in shape with frontage along the east and west sides of Avalon Road, the 
north side of Schofield Road and the west side of SR 429, a limited access road. 
 
According to the verifying source, the land is entitled through the Horizon West 
Sector Plan for up to 1.5 million square feet of commercial use and about 2,300 
residential dwellings; however stated this would not fit on the site and will have to be 
reduced. The verifying source estimates that to get a planned development and a 
preliminary subdivision plan approved will take 12-14 months. The sale price of 
$41,877,600 reflects a unit price of $79,309 per gross acre. 
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310 ESTIMATE OF PARENT TRACT LAND VALUE (continued) 

 
 
Sale 20180293628 - is located on the west side of Narcoossee Road, the north side of 
Boggy Creek Road and the south side of Laureate Boulevard at the Orange 
County/Osceola County line, in the City of Orlando, Orange County, Florida. A small 
portion of the property containing 6.431 acres is located within Osceola County and 
the remaining property is located within Orange County.  This sale included what is 
the subject of this appraisal as well as additional land. 
 
On May 10, 2018, Greater Orlando Aviation Authority and The City of Orlando, sold 
this property to TDCP, LLC for a sale price of $63,885,900.  According to the deed of 
record, the property contains ±1,146.755 gross acres. Per the verifying source, 777.9 
acres or ±68% of the land are uplands and the remaining 368.855 acres or ±32% of 
the land are wetlands. The property is irregular in shape with frontage on the west 
side of Narcoossee Road, the north side of Boggy Creek Road and the south side of 
Laureate Boulevard.  
 
It is the appraiser’s understanding that this property was part of the original Poitras 
property that contained nearly ±1800 acres of land in total. In 2017, the seller of the 
entire Poitras property entered into an agreement with the buyer for this sale property 
and about ±708 acres of property to the west also known as Poitras West.  
 
This property along with the Poitras West parcel is an extension of the Lake Nona 
Development. In 2020 the property was approved for Village Center uses, 
Neighborhood Center uses, Residential uses, a school, a fire station, and a community 
park. However, at the time of the sale, this was the purchase of unentitled land. The 
sale price of $63,885,900 reflects a unit price of $55,710 per gross acre of land area.   
 
These three sales are summarized on the following market data grid.  
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Sale Number SUBJECT  Sale 20190658393 Sale 20190133878 et. al. Sale 20180293628 
 
Grantor/ 
Grantee 

 
N/A 

GOAA & Orlando 
/TDCP 

Ford/Jen FL 36 
GOAA & Orlando 
/TDCP 

Sale Price N/A $49,354,400 $41,877,600 $63,885,900 

Property Rights Fee Simple Fee Simple Fee Simple Fee Simple 

Financing Terms Cash to Seller Cash to Seller Cash to Seller Cash to Seller 

Adjustment  Similar Similar Similar 

Conditions of Sale Normal Market Normal Market Normal Market Normal Market 

Adjustment  Similar Similar Similar 

Date of Sale  October 18, 2019 March 1, 2019 May 10, 2018 

Adjustment 
 
 

Inferior Inferior Inferior 

Adj. Sale Price 
  Gross/Ac 
   

N/A 
$49,354,400 
$69,675 
 

$41,877,600 
$79,309 
 

$63,885,900 
$55,710 
 

Location 

NWQ of 
Narcoossee Rd. & 
Boggy Creek Rd., 
City of Orlando, 
Orange Co. & 
Osceola County 

E/S of Boggy 
Creek Rd., S of 
Lake Nona Blvd., 
in the City of 
Orlando 

W/S of Avalon Rd., at 
SR 429, Horizons West, 
in Orange Co. 

NWQ of Narcoossee 
Rd. & Boggy Creek 
Rd., City of Orlando, 
Orange Co. & 
Osceola County 

Adjustment  Similar Similar Similar 

Land Size ±1,005.11 AC ±708.35 AC ±528.03 AC ±1,146.755 AC 
Adjustment  Similar Superior Similar 
Uplands Percentage ± 663.14 AC (66%) ±510 AC (72%) ±448 AC (85%) ±777.9 AC (68%) 

Adjustment  Similar Superior Similar 

Zoning/FLU 
PD/Urban Village 
& AC/ Rural 
Enclave 

No zoning/Urban 
Village 

A-1/Village 
PD/Urban Village & 
AC/ Rural Enclave 

Adjustment  Similar Similar Similar 

Highest & Best Use  
Mixed Use  
Development 

Mixed Use  
Development 

Mixed Use  
Development 

Mixed Use  
Development 

Adjustment  Similar Similar Similar 

Utilities Available Utilities Available Utilities Available Utilities Available Utilities Available 

Adjustment   Similar Similar Similar 

Entitlements- 
Engineering/Land 
Planning/Permitting 

Partial None Partial None 

Adjustment  Inferior Similar Inferior 

Overall 
Comparability 

 Inferior Similar Inferior 
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310 ESTIMATE OF PARENT TRACT LAND VALUE (Continued)  
 

Adjustments - The elements of comparison for the three sales used to value the 
subject property will be discussed below.  Any adjustments for dissimilarities 
between the sales and the subject will be addressed accordingly.  All three vacant 
comparable land sales were transfers of the fee simple interest and were arms 
length transactions.  Thus, no adjustments for these elements of comparison are 
considered appropriate.   
 
Time (Market Conditions) – The sales relied upon occurred between May 2018 
and October 2019. Current market conditions have increased demand for housing 
in the area and values are showing some increase.  These sales are considered 
inferior to current market conditions.   
 
Financing Concessions - All of the sales were cash to seller transactions, 
therefore, no adjustment has been made between the sales and the subject for this 
characteristic.   
 
Location – Sale 20190658393 and Sale 20180293628 (which was part of the 
subject) are considered similar both being located within Lake Nona area.  Sale 
20190133878 et. al. is located within the fast growing area of Horizons West and 
is considered to be in an area with similar characteristics. 
 
Size – The subject parent tract contains ±1,005.11 acres.  Sale 20190658393 
containing ±708 acres and Sale 20180293628 containing ±1,146 acres are 
considered similar in land size. Sale 20190133878 et. al. containing ±528 or about 
one-half the size is considered superior to the subject. This is because, typically the 
larger the land, the lower price per unit value, since there are typically less market 
participants.  
 
Uplands – The subject property contains ±1,005.11 acres, of which 663.14 AC or 
66% are uplands. Sale 20190658393 and Sale 20180293628 have fairly similar 
percentage of uplands to the subject and no adjustment is needed. Sale 
20190133878 et. al. contains about 85% uplands which is considered superior to 
the subject.  
 
Zoning/FLU- The subject and sales were considered to have similar zoning and 
land use characteristics for mixed use development. 
 
Highest and Best Use – All of the sales were purchased for mixed use 
development and for this analysis were considered similar to the subject.  
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310 ESTIMATE OF PARENT TRACT LAND VALUE (Continued) 
 
 
 
Utilities – The subject and the sales had all utilities available in their vicinity and 
no adjustment is necessary.  
 
Entitlements - The subject is approved for mixed use development. Although 
some engineering and land planning has occurred additional engineering, land 
planning and permitting would be required prior to development. Sale 
20190658393 and Sale 20180293628 are considered inferior to the subject in this 
characteristic. Sale 20190133878 et. al. is considered similar and no adjustment 
was necessary.  
   
Conclusion – The three sales range in value from a low of $55,710 per gross acre 
to a high of $79,309 per gross acre. An active listing was also considered in this 
analysis. This listing is located south of the subject on the west side of Old 
Hickory Tree Road, south of US 192 in a fast growing area of St. Cloud. This 268 
acre tract of land, of which 88% is uplands is approved for single family 
residential, multifamily, retail and office uses. The property has all utilities 
available. The asking price is $22,500,000 or $83,955 per gross acre. 
 
Based upon the sales data available and the analysis and overall comparison of the 
subject and the sales, the market value opinion for the subject is $79,000 per gross 
acre.   
 
The value of the subject is indicated below. 
 
1,005.11 acres @ $79,000/AC =   $79,404,000 (R) 
 
 

355 INDICATED VALUE BY SALES COMPARISON APPROACH 
 

It is the appraiser’s opinion that the value of the subject by the Sales Comparison 
Approach is $79,404,000. 
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390 RECONCILIATION OF VALUE INDICATIONS AND FINAL VALUE 
ESTIMATE 
 

Reconciliation is the final step in the valuation process in which alternate value 
indications are evaluated and the most meaningful, defensible conclusion is 
selected as a final value estimate.  The approaches are examined for 
appropriateness, accuracy, and quantity of evidence. Any differences or 
inconsistencies in the analysis and conclusions are explained. The following value 
conclusions were indicated in the approaches to value.   

 
Cost Approach           N/A 
Sales Comparison Approach    $79,404,000 
Income Approach        N/A 

 
The only method utilized in the valuation of the subject was a Sales Comparison 
Approach.  This approach is the most valid since it is the most understood and 
utilized by buyers and sellers of vacant land.  Thus, the appraiser has formed an 
opinion that the market value of the subject as of September 17, 2020, was: 

 
SEVENTY NINE MILLION FOUR HUNDRED  
FOUR THOUSAND AND NO/100 DOLLARS 

($79,404,000) 
 

 
 
Allocation: 
  
At the request of the client for decision making purposes, the market value of $79,404,000 
has been allocated on a price per acre between the uplands and wetlands. As noted, the 
property contains ±1,005.11 acres of gross land area, of which 663.14 acres are uplands 
(developable land) and 341.97 acres are wetlands. Based upon sales data contained in the 
appraiser’s file, the wetlands contribute $2,100 per acre or $718,150, rounded. The 
remaining $78,685,850 is attributable to the 663.14 acres of uplands or $118,656 per acre. 
 
Market Value of Total Property:  1,005.11 acres @ $79,000/AC = $79,404,000 (R) 
Less Wetlands:    341.97 acres @ $2,100/AC =        $718,150 (R) 
Total Value of Uplands (developable land)     $78,685,850 
Upland Acres     663.14 AC 
 
Value of Uplands (developable land) per Acre  $118,656 
Value of Wetlands per Acre   $2,100
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ADDENDA 

Subject Zoning Ordinance 
Area Map 
Area Map and Analysis 
Land Sale Location Map 
Land Sales Data Sheets 
Appraiser Qualifications

The addenda are on file with the District Manager and can be provided upon request.
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September 24, 2020 
 
Poitras East Community Development District 
c/o PFM Group Consulting, LLC 
12051 Corporate Blvd. 
Orlando, FL, 32817 
 
We  are  pleased  to  confirm  our  understanding  of  the  services  we  are  to  provide  Poitras  East 
Community Development District for the year ended September 30, 2020. We will audit the financial 
statements  of  the  governmental  activities,  each  major  fund,  and  the  aggregate  remaining  fund 
information, including the related notes to the financial statements, which collectively comprise the 
basic  financial  statements of Poitras East Community Development District as of and for  the year 
ended September 30, 2020. Accounting standards generally accepted in the United States of America 
provide for certain required supplementary information (RSI), such as management’s discussion and 
analysis  (MD&A),  to  supplement  Poitras  East  Community  Development  District’s  basic  financial 
statements. Such information, although not a part of the basic financial statements, is required by 
the Governmental Accounting Standards Board who considers it to be an essential part of financial 
reporting  for  placing  the  basic  financial  statements  in  an  appropriate  operational,  economic,  or 
historical context. As part of our engagement, we will apply certain limited procedures to Poitras East 
Community Development District’s RSI in accordance with auditing standards generally accepted in 
the  United  States  of  America.  These  limited  procedures  will  consist  of  inquiries  of  management 
regarding the methods of preparing the information and comparing the information for consistency 
with management’s responses to our inquiries, the basic financial statements, and other knowledge 
we obtained during our audit of the basic financial statements. We will not express an opinion or 
provide any assurance on the  information because the  limited procedures do not provide us with 
sufficient evidence to express an opinion or provide any assurance. The following RSI is required by 
U.S. generally accepted accounting principles and will be subjected to certain limited procedures, but 
will not be audited:  
 
1) Management’s Discussion and Analysis. 
2) Budgetary Comparison Schedule. 
 
Audit Objectives 
 
The objective of our audit is the expression of opinions as to whether your financial statements are 
fairly  presented,  in  all  material  respects,  in  conformity  with  U.S.  generally  accepted  accounting 
principles and to report on the fairness of the supplementary information referred to in the second 
paragraph when  considered  in  relation  to  the  financial  statements  as  a whole. Our  audit will  be 
conducted in accordance with auditing standards generally accepted in the United States of America 
and the standards for financial audits contained  in Government Auditing Standards,  issued by the 
Comptroller General of the United States, and will include tests of the accounting records of Poitras 
East Community Development District and other procedures we consider necessary to enable us to 
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express such opinions. We will issue a written report upon completion of our audit of Poitras East 
Community Development District’s financial statements. Our report will be addressed to the Board 
of Supervisors of Poitras East Community Development District. We cannot provide assurance that 
unmodified opinions will be expressed. Circumstances may arise  in which  it  is necessary for us to 
modify our opinions or add emphasis‐of‐matter or other‐matter paragraphs. If our opinions are other 
than unmodified, we will discuss the reasons with you in advance. If, for any reason, we are unable 
to complete the audit or are unable to form or have not formed opinions, we may decline to express 
opinions or issue reports, or may withdraw from this engagement. 
 
 We will also provide a report (that does not include an opinion) on internal control related to the 
financial statements and compliance with the provisions of  laws, regulations, contracts, and grant 
agreements, noncompliance with which could have a material effect on the financial statements as 
required by Government Auditing Standards. The report on internal control and on compliance and 
other matters will  include  a  paragraph  that  states  (1)  that  the purpose of  the  report  is  solely  to 
describe the scope of testing of internal control and compliance, and the results of that testing, and 
not to provide an opinion on the effectiveness of the entity’s internal control on compliance, and (2) 
that the report  is an integral part of an audit performed in accordance with Government Auditing 
Standards in considering the entity’s internal control and compliance. The paragraph will also state 
that the report is not suitable for any other purpose. If during our audit we become aware that Poitras 
East Community Development District is subject to an audit requirement that is not encompassed in 
the  terms  of  this  engagement,  we  will  communicate  to  management  and  those  charged  with 
governance  that  an  audit  in  accordance with U.S.  generally  accepted  auditing  standards  and  the 
standards  for  financial  audits  contained  in  Government  Auditing  Standards  may  not  satisfy  the 
relevant legal, regulatory, or contractual requirements. 
 
Audit Procedures—General 
  
An audit includes examining, on a test basis, evidence supporting the amounts and disclosures in the 
financial statements; therefore, our audit will involve judgment about the number of transactions to 
be examined and the areas to be tested. An audit also includes evaluating the appropriateness of 
accounting  policies  used  and  the  reasonableness  of  significant  accounting  estimates  made  by 
management, as well as evaluating the overall presentation of the financial statements. We will plan 
and perform the audit to obtain reasonable assurance about whether the financial statements are 
free  of  material  misstatement,  whether  from  (1)  errors,  (2)  fraudulent  financial  reporting,  (3) 
misappropriation of assets, or (4) violations of laws or governmental regulations that are attributable 
to  the government or  to acts by management or employees acting on behalf of  the government. 
Because the determination of waste and abuse is subjective, Government Auditing Standards do not 
expect auditors to perform specific procedures to detect waste or abuse in financial audits nor do 
they expect auditors to provide reasonable assurance of detecting waste and abuse. 
 
Because of the inherent limitations of an audit, combined with the inherent limitations of internal 
control, and because we will not perform a detailed examination of all transactions, an unavoidable 
risk exists that some material misstatements may exist and not be detected by us, even though the 
audit  is  properly  planned  and  performed  in  accordance  with  U.S.  generally  accepted  auditing 
standards  and  Government  Auditing  Standards.  In  addition,  an  audit  is  not  designed  to  detect 
immaterial misstatements or violations of laws or governmental regulations that do not have a direct 
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and material effect on the financial statements. However, we will  inform the appropriate  level of 
management of any material errors, fraudulent financial reporting, or misappropriation of assets that 
comes to our attention. We will also inform the appropriate level of management of any violations 
of laws or governmental regulations that come to our attention, unless clearly inconsequential, and 
of any material abuse that comes to our attention. Our responsibility as auditors  is  limited to the 
period covered by our audit and does not extend to later periods for which we are not engaged as 
auditors.  
 
Our procedures will include tests of documentary evidence supporting the transactions recorded in 
the accounts, and may include tests of the physical existence of inventories, and direct confirmation 
of receivables and certain other assets and liabilities by correspondence with selected individuals, 
funding sources, creditors, and financial institutions. We will request written representations from 
your attorneys as part of the engagement, and they may bill you for responding to this inquiry. At the 
conclusion  of  our  audit,  we  will  require  certain  written  representations  from  you  about  your 
responsibilities for the financial statements; compliance with laws, regulations, contracts, and grant 
agreements; and other responsibilities required by generally accepted auditing standards. 
 
Audit Procedures—Internal Control 
  
Our audit will include obtaining an understanding of the government and its environment, including 
internal control, sufficient to assess the risks of material misstatement of the financial statements 
and to design the nature, timing, and extent of further audit procedures.  Tests of controls may be 
performed to test the effectiveness of certain controls that we consider relevant to preventing and 
detecting  errors  and  fraud  that  are  material  to  the  financial  statements  and  to  preventing  and 
detecting misstatements  resulting  from  illegal acts and other noncompliance matters  that have a 
direct and material effect on the financial statements. Our tests, if performed, will be less in scope 
than would be necessary to render an opinion on internal control and, accordingly, no opinion will be 
expressed in our report on internal control issued pursuant to Government Auditing Standards. 
 
An audit is not designed to provide assurance on internal control or to identify significant deficiencies 
or material weaknesses. Accordingly, we will express no such opinion. However, during the audit, we 
will  communicate  to  management  and  those  charged  with  governance  internal  control  related 
matters that are required to be communicated under AICPA professional standards and Government 
Auditing Standards. 
  
Audit Procedures—Compliance 
  
As part of obtaining reasonable assurance about whether the financial statements are free of material 
misstatement, we will perform tests of Poitras East Community Development District’s compliance 
with the provisions of applicable laws, regulations, contracts, agreements, and grants. However, the 
objective of our audit will not be to provide an opinion on overall compliance and we will not express 
such an opinion in our report on compliance issued pursuant to Government Auditing Standards. 
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Other Services 
  
We will also assist in preparing the financial statements and related notes of Poitras East Community 
Development  District  in  conformity  with  U.S.  generally  accepted  accounting  principles  based  on 
information provided by you. These nonaudit services do not constitute an audit under Government 
Auditing Standards and such services will not be conducted in accordance with Government Auditing 
Standards. We will perform the services in accordance with applicable professional standards. The 
other  services  are  limited  to  the  financial  statement  services  previously  defined. We,  in  our  sole 
professional judgment, reserve the right to refuse to perform any procedure or take any action that 
could be construed as assuming management responsibilities. 
 
We will also examine  the District’s  compliance with  the  requirements of Section 218.415, Florida 
Statutes, Local Government Investment Policies, as of September 30, 2020. Our examination will be 
conducted in accordance with attestation standards established by the American Institute of Certified 
Public Accountants. Accordingly,  it will  include examining, on a test basis, your records and other 
procedures  to obtain evidence necessary  to enable us  to express our opinion. Our  report will  be 
addressed  to  the  Board  of  Supervisors  of  the  District.  We  cannot  provide  assurance  that  an 
unmodified opinion will  be expressed. Circumstances may arise  in which  it  is necessary  for us  to 
modify our opinion. If our opinion is other than unmodified, we will discuss the reasons with you in 
advance. If, for any reason, we are unable to complete the examination or are unable to form or have 
not formed an opinion, we may decline to express an opinion or may withdraw from this engagement. 
 
Management Responsibilities 
 
Management  is  responsible  for  designing,  implementing,  establishing,  and  maintaining  effective 
internal controls relevant to the preparation and fair presentation of financial statements that are 
free from material misstatement, whether due to fraud or error, including evaluating and monitoring 
ongoing activities to help ensure that appropriate goals and objectives are met; following laws and 
regulations;  and  ensuring  that  management  and  financial  information  is  reliable  and  properly 
reported. Management is also responsible for implementing systems designed to achieve compliance 
with applicable laws, regulations, contracts, and grant agreements. You are also responsible for the 
selection and application of accounting principles, for the preparation and fair presentation of the 
financial statements and all accompanying  information in conformity with U.S. generally accepted 
accounting principles, and for compliance with applicable laws and regulations and the provisions of 
contracts and grant agreements. 
  
Management is also responsible for making all financial records and related information available to 
us and for the accuracy and completeness of that information. You are also responsible for providing 
us with (1) access to all information of which you are aware that is relevant to the preparation and 
fair presentation of the financial statements, (2) additional information that we may request for the 
purpose of the audit, and (3) unrestricted access to persons within the government from whom we 
determine it necessary to obtain audit evidence. 
  
Your responsibilities include adjusting the financial statements to correct material misstatements and 
for  confirming  to  us  in  the  written  representation  letter  that  the  effects  of  any  uncorrected 
misstatements aggregated by us during the current engagement and pertaining to the latest period 
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presented are immaterial, both individually and in the aggregate, to the financial statements taken 
as a whole. 
 
You are  responsible  for  the design and  implementation of programs and controls  to prevent and 
detect  fraud,  and  for  informing us  about  all  known or  suspected  fraud affecting  the government 
involving (1) management, (2) employees who have significant roles in internal control, and (3) others 
where the fraud could have a material effect on the financial statements. Your responsibilities include 
informing  us  of  your  knowledge  of  any  allegations  of  fraud  or  suspected  fraud  affecting  the 
government received in communications from employees, former employees, grantors, regulators, 
or others. In addition, you are responsible for identifying and ensuring that the government complies 
with  applicable  laws,  regulations,  contracts,  agreements,  and  grants  and  for  taking  timely  and 
appropriate steps to remedy fraud and noncompliance with provisions of laws, regulations, contracts 
or grant agreements that we report. 
  
You  are  responsible  for  the  preparation  of  the  supplementary  information, which we  have  been 
engaged to report on, in conformity with U.S. generally accepted accounting principles.  You agree to 
include our report on the supplementary information in any document that contains and indicates 
that we have  reported on  the  supplementary  information.  You also agree  to  include  the audited 
financial statements with any presentation of the supplementary information that includes our report 
thereon. Your responsibilities include acknowledging to us in the written representation letter that 
(1) you are responsible for presentation of the supplementary information in accordance with GAAP; 
(2) you believe the supplementary information, including its form and content, is fairly presented in 
accordance with GAAP;  (3)  the methods of measurement or presentation have not changed from 
those used in the prior period (or, if they have changed, the reasons for such changes); and (4) you 
have disclosed to us any significant assumptions or interpretations underlying the measurement or 
presentation of the supplementary information. 
  
Management is responsible for establishing and maintaining a process for tracking the status of audit 
findings and recommendations. Management is also responsible for identifying and providing report 
copies of previous  financial audits, attestation engagements, performance audits or other studies 
related to the objectives discussed in the Audit Objectives section of this letter. This responsibility 
includes relaying to us corrective actions taken to address significant findings and recommendations 
resulting from those audits, attestation engagements, performance audits, or other studies. You are 
also  responsible  for  providing  management’s  views  on  our  current  findings,  conclusions,  and 
recommendations, as well as your planned corrective actions, for the report, and for the timing and 
format for providing that information. 
  
You agree to assume all management responsibilities relating to the financial statements and related 
notes  and  any  other  nonaudit  services  we  provide.  You  will  be  required  to  acknowledge  in  the 
management representation letter our assistance with preparation of the financial statements and 
related notes and that you have reviewed and approved the financial statements and related notes 
prior to their issuance and have accepted responsibility for them. Further, you agree to oversee the 
nonaudit services by designating an  individual, preferably  from senior management, with suitable 
skill,  knowledge,  or  experience;  evaluate  the  adequacy  and  results  of  those  services;  and  accept 
responsibility for them. 
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Engagement Administration, Fees, and Other  
 
We understand that your employees will prepare all cash, accounts receivable, or other confirmations 
we request and will locate any documents selected by us for testing. 
  
We  will  provide  copies  of  our  reports  to  the  District;  however,  management  is  responsible  for 
distribution of the reports and the financial statements. Unless restricted by  law or regulation, or 
containing privileged and confidential information, copies of our reports are to be made available for 
public inspection. 
 
The  audit  documentation  for  this  engagement  is  the  property  of  Carr,  Riggs  &  Ingram,  LLC  and 
constitutes  confidential  information.  However,  subject  to  applicable  laws  and  regulations,  audit 
documentation  and  appropriate  individuals  will  be  made  available  upon  request  and  in  a  timely 
manner to the Florida Auditor General or its designee, a federal agency providing direct or indirect 
funding, or the U.S. Government Accountability Office for purposes of a quality review of the audit, 
to resolve audit  findings, or  to carry out oversight responsibilities. We will notify you of any such 
request. If requested, access to such audit documentation will be provided under the supervision of 
CRI personnel. Furthermore, upon request, we may provide copies of selected audit documentation 
to  the  aforementioned  parties.  These  parties  may  intend,  or  decide,  to  distribute  the  copies  or 
information contained therein to others, including other governmental agencies. 
 
Public Records.  Auditor shall, pursuant to and in accordance with Section 119.0701, Florida Statutes, 
comply with the public records laws of the State of Florida, and specifically shall: 

 
a.  Keep and maintain public records required by the District to perform the services or 

work set forth in this Agreement; and 
 
b.  Upon the request of the District’s custodian of public records, provide the District with 

a copy of the requested records or allow the records to be inspected or copied within a 
reasonable time at a cost that does not exceed the cost provided in Chapter 119, Florida 
Statutes, or as otherwise provided by law; and 

 
c.  Ensure  that  public  records  that  are  exempt  or  confidential  and  exempt  from public 

records disclosure requirements are not disclosed except as authorized by law for the 
duration of the contract term and following completion of the Agreement if the Auditor 
does not transfer the records to the District; and 

 
d.  Upon completion of the Agreement, transfer, at no cost to the District, all public records 

in possession of the Auditor or keep and maintain public records required by the District 
to perform the service or work provided for in this Agreement.  If the Auditor transfers 
all public records to the District upon completion of the Agreement, the Auditor shall 
destroy  (except as  required by  regulation or professional  standard  to maintain  such 
records) any duplicate public records that are exempt or confidential and exempt from 
public disclosure requirements. If the Auditor keeps and maintains public records upon 
completion of the Agreement, the Auditor shall meet all applicable requirements for 
retaining  public  records.    All  records  stored  electronically  must  be  provided  to  the 
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District, upon request from the District’s custodian of public records, in a format that is 
compatible with the information technology systems of the District. 

 
Auditor acknowledges that any requests to inspect or copy public records relating to this Agreement 
must be made directly to the District pursuant to Section 119.0701(3), Florida Statutes.  If notified by 
the  District  of  a  public  records  request  for  records  not  in  the  possession  of  the  District  but  in 
possession of the Auditor, the Auditor shall provide such records to the District or allow the records 
to be inspected or copied within a reasonable time.  Auditor acknowledges that should Auditor fail 
to provide  the public  records  to  the District within a  reasonable  time, Auditor may be  subject  to 
penalties pursuant to Section 119.10, Florida Statutes.   
 
IF  THE  AUDITOR  HAS  QUESTIONS  REGARDING  THE  APPLICATION  OF  CHAPTER  119,  FLORIDA 
STATUTES,  TO  THE  AUDITOR’S  DUTY  TO  PROVIDE  PUBLIC  RECORDS  RELATING  TO  THIS 
AGREEMENT/CONTRACT, THE AUDITOR MAY CONTACT THE CUSTODIAN OF PUBLIC RECORDS FOR 
THE DISTRICT AT: 
 

PFM Group Consulting, LLC 
12051 Corporate Blvd. 
Orlando, FL, 32817 
TELEPHONE: (407)723‐5900 
EMAIL: mullinsl@pfm.com 

  
The audit documentation for this engagement will be retained for a minimum of five years after the 
report release date or for any additional period requested by the Florida Auditor General. If we are 
aware that a federal awarding agency or auditee is contesting an audit finding, we will contact the 
party(ies) contesting the audit finding for guidance prior to destroying the audit documentation. 
 
We expect to begin our audit on approximately January 1, 2021 and will issue our reports no later 
than April 30, 2021. Alan Jowers is the engagement partner and is responsible for supervising the 
engagement and signing the reports or authorizing another individual to sign them. 
  
Our fee for these services will be at our standard hourly rates except that we agree that our fee will 
not exceed $3,000. This agreement provides for a contract period of one (1) year with the option for 
one (1) one‐year extension. Our standard hourly rates vary according to the degree of responsibility 
involved and the experience level of the personnel assigned to your audit. This fee quote is based in 
part on the fact that the District has not yet issued bonds or other debt instruments to finance capital 
asset acquisition and construction. In the event the District issues such debt instruments, the audit 
fee will  increase by an amount not to exceed $3,000. Our invoices for these fees will be rendered 
each  month  as  work  progresses  and  are  payable  on  presentation.  Invoices  will  be  provided  in 
sufficient detail to demonstrate compliance with the terms discussed herein. In accordance with our 
firm policies, work may be suspended if your account becomes 30 days or more overdue and may not 
be resumed until your account is paid in full. If we elect to terminate our services for nonpayment, 
our engagement will be deemed to have been completed upon written notification of termination, 
even if we have not completed our report. This agreement may be terminated at‐will by either party 
with 30 days’ written notice. The District will pay all invoices for services rendered prior to the date 
of the notice of termination. The above fee is based on anticipated cooperation from your personnel 
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and  the  assumption  that  unexpected  circumstances  will  not  be  encountered  during  the  audit.  If 
significant additional time is necessary, we will discuss it with you and arrive at a new fee estimate 
before we incur the additional costs. 
 
Governing Law; Venue 
 
This agreement and performance hereunder shall be governed by the laws of the State of Florida, 
without reference to any conflict of laws rules or principles. Any action or proceeding arising from or 
relating to this agreement must be brought in a state or federal court having jurisdiction in Orange 
County, Florida, and each party irrevocably submits to the jurisdiction and venue of any such court in 
any such action or proceeding and agrees to waive any defenses to venue and jurisdiction including 
forum non conveniens. 
 
Electronic Data Communication and Storage and Use of Third Party Service Provider 
 
In  the  interest of  facilitating our  services  to  your  company, we may  send data over  the  Internet, 
securely store electronic data via computer software applications hosted remotely on the Internet, 
or allow access to data through third‐party vendors’ secured portals or clouds. Electronic data that is 
confidential to your company may be transmitted or stored using these methods. We may use third‐
party service providers to store or transmit this data, such as, but not  limited to, providers of tax 
return  preparation  software.  In  using  these  data  communication  and  storage  methods,  our  firm 
employs  measures  designed  to  maintain  data  security.  We  use  reasonable  efforts  to  keep  such 
communications and data access secure in accordance with our obligations under applicable laws and 
professional standards. We also require our third‐party vendors to do the same. 
 
To enhance our services to you, we will use a combination of remote access, secure  file  transfer, 
virtual  private  network  or  other  collaborative,  virtual  workspace  or  other  online  tools  or 
environments. Access through any combination of these tools allows for on‐demand and/or real‐time 
collaboration across geographic boundaries and time zones and allows CRI and you to share data, 
engagement information, knowledge, and deliverables in a protected environment. In order to use 
certain of these tools and in addition to execution of this acknowledgement and engagement letter, 
you may be required to execute a separate client acknowledgement or agreement and agree to be 
bound by the terms, conditions and limitations of such agreement. While we may back up your files 
to facilitate our services, you are solely responsible for the backup of your files and records; therefore, 
we recommend that you also maintain your own backup files of these records. In the event you suffer 
a loss of any files or records due to accident, inadvertent mistake, or Act of God, copies of which you 
have provided to us pursuant to this agreement, we shall not be responsible or obligated to provide 
you a copy of any such file or record which we may retain in our possession. 
 
We appreciate the opportunity to be of service to Poitras East Community Development District and 
believe this letter accurately summarizes the terms of our engagement. This letter constitutes the 
complete and exclusive statement of the agreement between CRI and the District. If you have any 
questions, please let us know. If you agree with the terms of our engagement as described in this 
letter, please sign the enclosed copy and return it to us. 
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Very truly yours, 
 

 
CARR, RIGGS & INGRAM, LLC 
Certified Public Accountants 
 
RESPONSE: 
 
This letter correctly sets forth the understanding of Poitras East Community Development District. 
 
 
 
 
Management Signature:   _____________________       
  
 
Title:    _________________________________________ 
 
 
Governance Signature:   _____________________       
  
 
Title:    _________________________________________ 
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Poitras East Community Development District

Payment Authorization #084
10/23/2020

Item Payee Invoice General Fiscal
No. Number Fund Year

1 Donald W McIntosh Associates
Engineering Services Through 09/30/2020 40317 250.00$ FY 2020

Engineering Services 10/01/2020 Through 10/09/2020 40317 187.50$ FY 2021

2 Orlando Sentinel
Legal Advertising: FY 2021 Meeting Schedule OSC26492888 327.50$ FY 2021

3 PFM Group Consulting
DM Fee: October 2020 DM-10-2020-0032 2,916.67$ FY 2021

4 Supervisor Fees - 10/20/2020 Meeting
Richard Levey -- 200.00$ FY 2021

TOTAL

250.00 FY 2020

3,631.67 FY 2021

Chairperson

$3,881.67

Poitras East Community Development District
c/o Fishkind & Associates, Inc.
12051 Corporate Boulevard
Orlando, FL 32817



Poitras East Community Development District

Payment Authorization #085
10/30/2020

Item Payee Invoice General Fiscal
No. Number Fund Year

1 Orlando Sentinel
Legal Advertising: Landowner's Meeting OSC26787521 875.02$       FY 2021

TOTAL

- FY 2020

875.02 FY 2021

Chairperson

$875.02

Poitras East Community Development District
c/o Fishkind & Associates, Inc.
12051 Corporate Boulevard
Orlando, FL 32817
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Work Authorization/Proposed Services 

(if applicable) 
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