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I. INTRODUCTION 

 

A. FIRST SUPPLMENTAL ENGINEER’S REPORT 

 

The Reunion East Community Development District (“Reunion East CDD”) Engineer’s 

Cost Report dated February 27, 2002 was adopted by the Reunion East CDD and has been 

revised multiple times to accommodate development and financing updates for the public 

infrastructure project components of the Reunion East CDD, as follows: February 27, 

2002, March 15, 2002, May 2002, July 2, 2002, July, 31, 2002, June 23, 2003, July 

10, 2003 and February 22, 2005 (collectively, and as modified, the “Engineer’s Report”). 

Prior Reports describe public infrastructure and costs associated with the 2001-2003 

Project – Phase 1 and the 2005 Project – Phase 2. Infrastructure Construction and platting 

of the 2001-2003 Project – Phase 1 and the 2005 Project – Phase 2 have been completed. 

Refer to prior Engineers Reports for additional information regarding these previously 

completed assessment areas. 

 

This First Supplemental Engineer’s Report describes public infrastructure and costs 

associated with the overall Project, referenced in this report as the “2021 Project”. 

 

2021 Project: 

 

Based on the current development plans of the Developer, the Reunion East CDD finds it 

necessary to construct and finance a portion of the public infrastructure necessary for the 

development within the lands covered by area collectively referred to as the 2021 Project: 

 

1. Reunion Village – 70.0 acres of partially developed land planned for 250 single 

family lots. This area is currently platted as Reunion Village Phase 3. Recorded in 

Plat Book 29 Page 53, a portion of which has been replatted as Reunion Village 

Phase 3 Replat at Plat Book 29, Page 171, Osceola County, Florida. 

 

2. Spectrum at Reunion – 27.6 acres of partially developed land planned for 296 

condominium units. This area is a portion of the lands currently platted as Spectrum 

at Reunion. Recorded in Plat Book 28 Page 138, Osceola County, Florida. 

 

For a complete description of the 2021 Project areas, refer to Section II and Table 2. 

 

The 2021 Project is undergoing a density change; for ease of reference, the land use 

summary for all property within the Reunion East CDD from the Engineer’s Report is 

reproduced, as amended, in Table 1. 

 

The reader of this First Supplemental Report is advised to review the complete Engineer’s 

Report of a full history of the Reunion East CDD’s infrastructure projects and 

modifications thereto, as well as related historical information concerning the financing of 

these infrastructure projects. 
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The Reunion East CDD has adopted a revised methodology report to reflect the changes in 

the development plan, densities and assessments for the affected properties. 

 

Exhibit 1 - Map H and Exhibit 2 are the approved DRI and PUD Zoning Master 

Development Plan. 

 

The following table illustrates the approved DRI issued to LRA Orlando, LLC and Reunion 

West Development Partners, LLLP (the “Developer”) per the Eighth Amended and 

Restated Development Order dated July 18, 2018 for the Reunion Resort and Club of 

Orlando Development of Regional Impact (DRI) as noted on Map H- Exhibit 1. 
 

Approved DRI 

Land Use Total 
 

Resort Residential 6,233 units 

Commercial 484,000 s.f. 

Office 140,000 s.f. 

Hotel 1,574 rms 

Golf Course 54 holes 
 

 

B. DESCRIPTION OF REUNION EAST DEVELOPMENT DISTRICT (the 

“DISTRICT”) 

 

The District consists of approximately 1,278 acres (after expansion in 2005). The 

proposed land use program within the District boundaries is summarized in Table 1. 
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TABLE 1 

LAND USE SUMMARY WITHIN THE DISTRICT BOUNDARIES 
 

Parcel Land Use # Units Total 

Area 

(ac.) 

Phase 1 Parcel 1 Resort Single Family 317 D.U. 80.49 

Phase 1 Parcel 2 Resort Multi-Family 94 D.U. 9.3 

Phase 1 Parcel 3B Resort Multi-Family 88 D.U. 13.7 

 Resort Multi-Family 82 D.U.  

Phase 1 Parcel 3A Convention / Meeting Space 20,000 GSF 11.25 

 Golf Clubhouse 8,000 GSF  

Phase 1 Parcel 4A Resort Multi-Family 126 D.U. 11.77 

Phase 1 Parcel 5A Resort Multi-Family 112 D.U. 9.77 

 Resort Multi-Family 56 D.U.  

Phase 1 Parcel 5B* Resort Multi-Family 88 D.U. 36.48 
 Commercial 10,000 GSF  

Phase 1 Parcel 6 Resort Multi-Family 154 D.U. 11.9 

Phase 1 Parcel 7A* Resort Multi-Family 208 D.U. 36.79 

Phase 1 Parcel 7B Resort Multi-Family 112 D.U. 8.35 

Phase 1 Parcel 7C Resort Multi-Family 154 D.U. 18.99 

Phase 2 Parcel 1 Resort Single Family 94 D.U. 20.5 

Phase 2 Parcel 1A Resort Single Family 177 D.U. 33.59 

Phase 2 Parcel 2A Resort Multi-Family 176 D.U. 23 

Phase 2 Parcel 3 Resort Single Family 187 D.U. 41.65 

Phase 2 Parcel 4* Resort Single Family 81 D.U. 25.78 

Phase 2 Parcel 5* Resort Single Family 126 D.U. 28.31 

Phase 2 Parcel 6* Resort Single 43 D.U. 15 

Phase 2 Parcel 7* Open Space   7.9 

Phase 2 Parcel 8 Commercial 40,000 GSF 32.08 
 Hospital 500,000 GSF  

Phase 2 Parcel 9 Office 24,264 GSF 8.94 

 Fire Station 14,904 GSF  

Phase 2 Parcel 13 & 14 Resort Multi-Family 199 D.U. 18.9 

Phase 2 Parcel 15 Golf Maintenance   2.9 

 Golf Course 36 Holes 226.87 

 Upland Preservation   179 

 Wetland Preservation   219.328 

 District Right-of-Way   34.8 

 District Drainage Areas   110.45 

 Lift Station Tracts   0.75 

 TOTAL=   1278.54 

 

*Updated for the 2021 Project 
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II. 2021 Project  

 

The Reunion East CDD's master infrastructure has been and will continue to be constructed in 

phases as the remaining undeveloped land in the Reunion East CDD is developed. The categories 

of master infrastructure presented in the Engineer’s Report have not changed. This Supplemental 

Report provides specific cost and related information to describe the 2021 Project Areas. Budget 

estimates for the costs of on-site and off-site parcel infrastructure for the 2021 Project shown below 

in Table 2. Permits for construction were and continue to be required prior to the start of master 

infrastructure construction. The District Engineer hereby certifies that all permits necessary to 

complete the 2021 Project have either already been obtained, or will be obtained, following a 

customary and normal permitting process. 

 

Description of the 2021 Project Development Areas: 
 

1. PHASE 2, PARCELS 4, 5, 6 & 7 – This area is now known as “Reunion Village” and is 

70.0 acres of partially developed land planned for 250 single family lots. This area is 

currently platted as Reunion Village Phase 3 and consists of 43 platted single family lots 

and Tract FD-2 (which is planned for the remaining 207 single family lots). Recorded in 

Plat Book 29 Page 53, and partially replatted at Plat Book 29, page 171, Osceola County, 

Florida. In connection with this development, the recorded plat includes 9.6 acres 

designated as a CDD owned stormwater pond, right of way and open space. The future 

platting of Tract FD-2 (which will consist of 207 single family lots) will also include 

similar designated areas as a CDD owned stormwater pond, right of way and open space. 

 

2. PHASE 5B and 7A – This area is now known as “Spectrum at Reunion” and is 27.60 acres 

of partially developed land planned for 296 condominiums. This area is currently platted 

as Tracts Condo-1, Condo-2, PW-1, PW-2 and RW-1 Spectrum at Reunion. Recorded in 

Plat Book 28 Page 138, Osceola County, Florida. In connection with this development, the 

recorded plat includes 5.2 acres designated as a CDD owned stormwater pond, right of way 

and open space.  Additionally, there are 16.0 acres within the Spectrum at Reunion that are 

designated for private use only and are not subject to the 2021 Project. This land is planned 

for the development of private amenities, private parking and private open space to be 

owned and controlled by the Developer and/or its affiliates. The costs of these 

improvements are not included in this report. 

 

The 2021 Project described in this Supplemental Report is intended to provide special benefit to 

the assessable real property within the boundaries of 2021 Project within the District in accordance 

with Florida law. The District may construct, acquire, own and operate all or any portion of the 

proposed 2021 Project improvements as allowed under Florida law. The District may dedicate 

certain public improvements to other governmental entities as required or permitted by law or 

approvals for the development. The Developer intends to construct the 2021 Project in phases and 

to convey them as completed to the District in exchange for payment in the lesser amount of actual 

cost or reasonable cost as set forth in the Agreement by and between the District and the Developer 

Regarding an Acquisition of Certain Work Product and Infrastructure (the “Acquisition 

Agreement”) to be entered into in conjunction with closing on the Series 2021 Bonds. The District 

will pay for only those portions of the 2021 Project for which proceeds from the Series 2021 

Bonds are available. The Developer is obligated to complete at its own cost the 2021 Project under 
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a Completion Agreement between the District and the Developer Regarding the Completion and 

Conveyance of Certain Improvements (the “Completion Agreement”) to be entered into in 

conjunction with closing on the Series 2021 Bonds. 

 

 

TABLE 2 

SUMMARY OF 2021 INFRASTRUCTURE CATEGORIES  

AND PROJECTED COSTS 

 
 

 

 

 
Cost Category 

Spectrum 

at Reunion 

Phase 1 

208 

Condo Units 

Spectrum 

at Reunion 

Phase 2 

88 

Condo Units 

Reunion 

Village 

Master 

Infrastructure 

Reunion 

Village 

Phase 3 

43 

SF Units 

Reunion 

Village 

Phases 4 & 5 

207 

SF Units 

 

 

 

 
Totals 

Mass Grading & 

Stormwater Facilities (1,4) 

 

 
$1,491,853 

 

 
$757,673 

 

 
$673,164 

 

 
$721,957 

 

 
$1,931,648 

 

 
$5,576,295 

Public Roadways (1)  
$0 

 
$0 

 
$349,915 

 
$606,186 

 
$1,229,078 

 
$2,185,179 

Potable Water, 

Wastewater & Effluent 

Reuse (1) 

 

 
$2,199,748 

 

 
$710,669 

 

 
$222,778 

 

 
$596,179 

 

 
$1,895,333 

 

 
$5,624,707 

Electrical, 

Communication & 

Lighting (1, 5) 

 

 
$250,000 

 

 
$50,000 

 

 
$423,416 

 

 
$86,000 

 

 
$166,000 

 

 
$975,416 

Landscape, Hardscape & 

Irrigation (1) 

 

 
$1,463,372 

 

 
$390,000 

 

 
$594,487 

 

 
$355,324 

 

 
$1,523,815 

 

 
$4,326,998 

Western Connector 

Offsite Obligation (3) 

 

 
$1,500,000 

 

 
$500,000 

 

 
$0 

 

 
$400,000 

 

 
$1,600,000 

 

 
$4,000,000 

Parks, Recreation and 

Entrance Security 

Gatehouse(2,6)    

 

 
$0 

 

 
$0 

 

 
$25,000 

 

 
$15,000 

 

 
$75,000 

 

 
$115,000 

Professional Design, 

County, Legal & Bond 

Fees (2) 

 

 
$312,000 

 

 
$132,000 

 

 
$50,000 

 

 
$87,500 

 

 
$350,000 

 

 
$931,500 

TOTALS $7,216,973 $2,540,342 $2,338,760 $2,868,146 $8,770,874 $23,735,095 
 

Notes for Table 2: 
 

Note (1): Construction budgets obtained from estimates prepared by Dave Schmitt Engineering and Madden, 

Moorhead & Stokes submitted to and reviewed by District Engineer (Boyd Civil Engineering). 

 

Note (2): Construction budget obtained from estimates prepared by District Engineer (Boyd Civil Engineering). 

 

Note (3): Allowance a for a portion of the Western Connector construction costs, as such costs provided by the 

Developer.  The Developer or affiliates will fund $2 million as part of the Interim Settlement Agreement 

(see page 7 herein); that cost is not included in this table. 
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Note (4): Excludes grading of each lot both for initial pad construction and in conjunction with home construction, 

which will be provided by developer or homebuilder. 

 

Note (5): Only undergrounding of wire in public right-of-way and on District Land is included. 

Note (6): The parks / recreation will be accessed by public roadways and sidewalks. Parks and recreation will be 

made available to the general publics use. 

 

 

 

III. OPERATION AND MAINTENANCE RESPONSIBILITY 

 

The ownership, operation and/or maintenance responsibilities of the proposed infrastructure 

improvements will be as identified in the Engineer’s Report or as identified below: 

 
 

DISTRICT IMPROVEMENTS RESPONSIBLE PARTY 

Stormwater Facilities CDD 

Public Roadways CDD 

Potable Water, Wastewater & Effluent Reuse TOHO Water Authority 

Electrical, Communication & Lighting Duke Energy (Electric & Lighting) 

Landscape, Hardscape, & Irrigation CDD 

Parks Recreation and Entrance Security Gatehouse CDD 

Western Connector Osceola County 
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IV. SUMMARY AND CONCLUSIONS 

 

The 2021 Project described in this Supplemental Report is necessary for the development of the 

2021 Project, and,  other than the “Western Connector”, all infrastructure described in this report 

is located within the boundary of the District. The Western Connector is a necessary infrastructure 

element that Osceola County has determined is required as part of the Eight Amended and Restated 

Reunion Resort & Club of Orlando DRI Development Order dated August 20, 2018, (the  

“8th ARDO”) and it will be located out side the boundary of the Reunion East CDD..   

 

A dispute has arisen with the County regarding Section 4.13.10(a) of the 8th ARDO (the "Dispute") 

and, more particularly, the parties' respective rights and obligations, if any, with respect to 

construction of the Western Connector. Pursuant to an Interim Settlement Agreement dated June 

7, 2021 (the “Interim Settlement Agreement”), entered into by the County and Reunion West 

Development Partners LLLP (“RWDP”), as successor master developer of Reunion West, the 

County agreed to rescind the suspension on the processing and issuance of development orders 

and permits placed upon the Developers and any other owner, builder and developer within the 

Reunion DRI which were imposed pursuant to the letter dated May 11, 2020 from the County to 

RWDP, but contemplates that the rescission will terminate upon the later of: (a) completion of a 

Planning, Development and Environmental Study; and (b) the date the County has processed and 

awarded all mobility fee credits to RWDP.  Developers expect that prior to the termination of the 

Interim Settlement Agreement,  RWDP and the County will resolve the Dispute and the rescission 

by the County of its suspension of processing of development orders and permits will become 

permanent.   

 

The planning and design of the public infrastructure improvements is in accordance with current 

governmental regulatory requirements. The 2021 Project will provide the intended functions so 

long as the construction is in substantial compliance with the design and permits and the facilities 

are property maintained. 

 

The costs of constructing and/or acquiring the 2021 Project described in this report are based on 

current plans or estimated quantities for the 2021 Project infrastructure as shown on the approved 

plans, drawings, specifications and development requirements, latest revision. To the best of our 

professional opinion, knowledge and belief, the costs of the 2021 Project provided herein are 

reasonable to complete the construction of the 2021 Project described herein. 

 

All infrastructure costs of the 2021 Project are public improvements or community facilities as set 

forth in Section 190.012(1) and (2) of the Florida Statutes. The benefits to the assessable parcels 

within 2021 Project to be derived from the 2021 Project will be not less than the costs of such 

Improvements comprising the 2021 Project. 
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The opinion of the probable construction cost is only an estimate and not a guaranteed maximum 

price. The estimated cost of the 2021 Project is based on historical unit prices or current prices 

being experienced for on-going and similar types of work in the region. The labor market, future 

costs of equipment and materials, and the actual construction process are all beyond our control. 

Due to this inherent opportunity for fluctuation in cost, the total final cost of the Series 2021 Project 

may be more or less than this estimate. 

Steve Boyd, P.E. Dated: July 5, 2021 

Boyd Civil Engineering, Inc. 

Reunion East CDD District Engineer 

State of Florida Registration No. 43225 

EXHIBIT A-1  – 2021 PROJECT GENERAL LOCATION  MAP 

EXHIBIT A-2  – GRAPHICAL DEPICTION OF ASSESSMENT AREA 

BOUNDARIES FOR THE 2021 PROJECT 

EXHIBIT A-3  – LEGAL DESCRIPTION FOR SPECTRUM PHASES 1 AND 2 

ASSESSMENT AREA 

EXHIBIT A-4 – LEGAL DESCRIPTION FOR REUNION VILLAGE 

PHASES 3, 4 AND 5 ASSESSMENT AREA 

EXHIBIT B – SITE PLAN – REUNION VILLAGE 

EXHIBIT C – SITE PLAN – SPECTRUM AT REUNION 



EXHIBIT A-1
REUNION EAST CDD
2021 PROJECT LOCATION MAP

SPECTRUM PHASE 1

SPECTRUM PHASE 2

REUNON VILLAGE
PHASE 5

REUNION VILLAGE
PHASE 4

REUNION VILLAGE
PHASE 3

PROJECT 2021 - GENERAL LOCATION
Refer to Exhibit A-2  for the Assessment Area Boundaries.
Refer to Exhibits A-3 and A-4 for Legal Descriptions.



Reunion Village 
Phases 3, 4 and 5

Spectrum  
Phases 1 and 2

EXHIBIT A-2
Graphical Depiction of the 
Assessment Area Boundaries 
for the 2021 Project. 
(See Exhibit A-3 for Legal Descriptions)(See Exhibits A-3 and A-4 for Legal Descriptions)
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EXHIBIT “A-3” 
 

LEGAL DESCRIPTION OF SERIES 2021 ASSESSMENT AREA 1 of 2 
 

(For Reunion Spectrum Phases 1 and 2) 

TRACT CONDO-1 AND TRACT CONDO-2, OF SPECTRUM AT REUNION, 
ACCORDING TO THE PLAT THEREOF, RECORDED IN PLAT BOOK 28, PAGES 138 
THROUGH 143, PUBLIC RECORDS OF OSCEOLA COUNTY, FLORIDA, INCLUDING 
BUT NOT LIMITED TO: 
 

Units 7740-100, 7740-102, 7740-103, 7740-105, 7740-106, 7740-107, 7740-108, 
7740-109, 7740-111, 7740-112, 7740-113, 7740-114, 7740-200, 7740-202, 
7740-203, 7740-205, 7740-206, 7740-207, 7740-208, 7740-209, 7740-211, 
7740-212, 7740-213, 7740-214, 7770-101, 7770-103, 7770-107, 7770-108, 
7770-109, 7770-110, 7770-112, 7770-113, 7770-114, 7770-115, 7770-201, 
7770-203, 7770-207, 7770-208, 7770-209, 7770-210, 7770-212, 7770-213, 7770-
214, and 7770-215, of Spectrum at Reunion, a Condominium, according to the 
Declaration of Condominium recorded in Official Record Book 5776, Page 1063, 
Public Records of Osceola County, Florida, as thereafter amended by that certain 
First Amendment to the Declaration of Condominium of Spectrum at Reunion, a 
Condominium, adding Phase 2, as recorded in Official Records Book 5776, Page 
2995, as thereafter amended by that certain Second Amendment to the 
Declaration of Condominium of Spectrum at Reunion, adding Phase 3, as 
recorded in Official Records Book 5878, Page 2413, such Second Amendment 
to the Declaration of Condominium of Spectrum at Reunion further amended by 
that certain Amendment to the Second Amendment to the Declaration of 
Condominium of Spectrum at Reunion recorded in Official Records Book 5890, 
Page 2209, all of the Public Records of Osceola County, Florida (collectively, 
the "Declaration"), together with the undivided shares in the common elements; 
together with all additional Units created in and pursuant to subsequent 
amendments to the Declaration, together with the undivided shares in the 
common elements. 
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EXHIBIT “A-4” 
 

LEGAL DESCRIPTION OF SERIES 2021 ASSESSMENT AREA 2 of 2 
 

(For Reunion Village Phases 3, 4 and 5 as shown on Exhibit A-1 and A-2) 
 
 

REUNION VILLAGE PHASE 3, ACCORDING TO THE PLAT THEREOF 
RECORDED IN PLAT BOOK 29, PAGES 53 THROUGH 61, AS 
PARTIALLY REPLATTED BY REUNION VILLAGE PHASE 3 REPLAT, 
ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT BOOK 29, 
PAGES 171 through 174, IN THE PUBLIC RECORDS OF OSCEOLA 
COUNTY, FLORIDA. 
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EXHIBIT B 

 

SITE PLAN FOR 2021 Project 

REUNION VILLAGE 
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EXHIBIT C 

 

SITE PLAN FOR 2021 Project 

SPECTRUM AT REUNION 
























































































































































