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MEMORANDUM

TO: District Manager

FROM: Billing Cochran, P.A.
District Counsel

DATE: June 11, 2026

RE: 2026 Legislative Update

As District Counsel, throughout the year we continuously monitor pending legislation that
may be applicable to the governance and operation of our Community Development District and
other Special District clients. It is at this time of year that we summarize those legislative acts that
have become law during the most recent legislative session, as follows:

1. Chapter [TBD], Laws of Florida (HB 0145). This legislation amends the
sovereign-immunity statute to raise liability caps and change tort-claim procedures for government
entities. The bill revises Section 768.28, Florida Statutes, increasing the statutory limits on damages
recoverable against the state and its agencies/subdivisions (including special districts). For causes
of action accruing on or after October 1, 2026, the liability caps increase from $200,000 to $350,000
per person and from $300,000 to $500,000 per incident. The bill also authorizes state agencies and
subdivisions to settle claims or judgments in excess of those caps, up to available insurance limits,
without requiring a legislative claims bill.

The bill authorizes a state subdivision (e.g. counties, municipalities, special districts
including CDDs) to settle a claim or judgment in excess of the statutory cap without requiring a
separate legislative claim bill, so long as settlement is within insurance coverage limits. The bill
prohibits any insurance policy issued on or after October 1, 2026, from conditioning liability
coverage or payment on the later enactment of a legislative claim bill.

In addition, the bill shortens the pre-suit notice period by requiring claimants to present a
claim to the appropriate agency within 18 months after accrual of the claim, rather than the current
three-year period. It also revises the statute of limitations by requiring most negligence actions
against governmental entities to be filed within two (2) years, while maintaining existing limitations
periods for medical malpractice, wrongful death, and contribution claims. The bill also reduces the
time for an agency or the Department of Financial Services to make a final disposition of a claim
before it is deemed denied, from six (6) months to four (4) months.

This law applies directly to CDDs because CDDs are among the “subdivisions” of state
government covered by section 768.28, Florida Statutes. As such CDDs may now be subject to
higher damage awards for tort claims.

2. Chapter [TBD], Laws of Florida (HB 273). This legislation revises Florida law
governing state financial assistance and rural economic development programs to include certain



special districts and improve payment processing for eligible rural entities. The bill amends Section
215.971, Florida Statutes to allow state agencies, under certain conditions, to directly facilitate or
expedite payment of invoices for counties, municipalities, and qualifying special districts,
particularly those located in rural areas or designated rural areas of opportunity. It authorizes
agencies to structure agreements so that eligible rural governments and certain special districts,
especially those providing water and wastewater services, receive faster payment processing for
verified, completed work. The intent is to reduce financial strain and cash flow challenges that rural
entities often face when administering state-funded projects, while preserving existing legal and
regulatory requirements. The legislation also amends Section 288.0656, Florida Statutes to expand
the definition of “rural community” to explicitly include independent special districts that provide
water and wastewater services within rural areas of opportunity. This expansion makes those
districts eligible for rural economic development support programs and related state assistance. The
act takes effect July 1, 2026.

This legislation applies CDDs in a limited and conditional way, depending on the type of
CDD and the services it provides. CDDs that are involved in state-funded infrastructure projects,
such as water, wastewater, drainage, or utility improvements, may benefit from the amendment to
Section 215.971, Florida Statutes. If a CDD is acting as a recipient or sub recipient of state financial
assistance, the law allows state agencies to structure agreements so that invoices can be processed
and paid more quickly for verified work. This can improve cash flow for CDDs building
infrastructure, particularly smaller or rural CDDs that rely on this type of reimbursement funding.
Second, the bill’s expansion of the definition of “rural community” under Section 288.0656, Florida
Statutes generally does not directly include most CDDs, because eligibility is tied primarily to
counties, municipalities, and independent special districts providing water and wastewater services
in rural areas of opportunity. A typical CDD would only benefit if it meets those narrow conditions,
meaning it operates in a qualifying rural area and functions in a way that aligns with the statutory
definition (or is structured similarly to an independent utility-focused district).

3. Chapter [TBD], Laws of Florida (HB 0655). This legislation creates a new exemption
under Florida law (Section 70.90, Florida Statutes) that allows agencies to hold closed attorney-
client meetings during the 90-day notice period for claims brought under the Bert J. Harris, Jr.,
Private Property Rights Protection Act. These closed meetings are limited to discussions between
the agency and its attorney for purposes of settlement strategy or negotiation of private property
rights claims. While the meetings are exempt from Florida’s Sunshine Law, they must still be
recorded by a certified court reporter, fully transcribed, and later released as a public record once
the claim is resolved or the statute of limitations expires if no settlement or litigation occurs.

The law also creates a temporary public records exemption for the transcripts, recordings,
minutes, and related materials generated during these closed sessions, ensuring confidentiality
during active negotiations. However, this exemption is not permanent; it is subject to future
legislative review and sunsets in 2031 unless reenacted. The act takes effect July 1, 2026.

The law allows a CDD Board of Supervisors to hold closed attorney-client sessions when
the CDD is facing a pre-suit claim under the Bert J. Harris, Jr., Private Property Rights Protection
Act regarding topics such as land use impacts, infrastructure construction, easement disputes, and
development-related claims that can trigger property rights assertions under the Bert Harris Act.



During these closed sessions, the CDD can privately discuss settlement strategy with its attorney
without public disclosure of sensitive legal positions. However, the exemption is narrow and
procedural. The CDD must still provide public notice of the meeting, the session must begin and
end in an open meeting, and a certified court reporter must record everything discussed. Although
the discussion is confidential at the time, the transcript becomes a public record once the claim is
resolved or the statutory timeframe expires if no settlement or lawsuit is filed.

4. Chapter 2026-115, Laws of Florida (HB 1085). This legislation creates the Local
Government Cybersecurity Protection Program within the Florida Digital Service to assist local
governments in strengthening cybersecurity defenses, particularly against threats such as
ransomware. It establishes a statewide grant and procurement program that allows eligible local
governments to access cybersecurity-related information technology commodities and services
through contracts managed by the Florida Digital Service, with a preference for fiscally constrained
counties. The program also requires data-sharing agreements between the state and participating
local governments to support threat detection, prevention, and incident response.

Local governments may either apply for grants or independently purchase cybersecurity
services through state-negotiated contracts, though the local government remains responsible for
any associated costs. The law further requires annual reporting to the Governor and Legislature on
program participation, funding, and outcomes, ensuring oversight and transparency. The program
is set to operate through 2031 unless reenacted. The act takes effect July 1, 2026.

This law applies to CDDs because CDDs are local governments for many operational
purposes, including infrastructure, procurement, and administrative functions, and therefore fall
within the category of eligible participants under the Local Government Cybersecurity Protection
Program. CDDs would be able to access state-negotiated cybersecurity contracts and services
through the Florida Digital Service to improve protection of district systems. Even if a CDD does
not apply for a cybersecurity grant, it may still purchase cybersecurity commodities and services
through the state contracts, which could help reduce costs and improve security standards.
However, participation is optional rather than mandatory, and CDDs remain responsible for all
costs associated with any purchases or services obtained under the program.

5. Chapter [TBD], Laws of Florida (SB 1180). This legislation makes several targeted
but significant changes to the law governing CDDs under Chapter 190, Florida Statutes, with the
most important impact being the creation of a formal recall process for elected board members.
The bill’s primary feature is the creation of a new statutory section establishing a detailed procedure
that allows qualified electors within a CDD to remove elected members of the board of supervisors
through a recall process. The law limits recall to specific grounds such as malfeasance,
misfeasance, neglect of duty, incompetence, drunkenness, permanent inability to perform duties,
or conviction of certain felonies. It sets out a structured, multi-step process that begins with a
petition signed by at least 10 percent of eligible voters, followed by verification of signatures, the
preparation of a formal record of recall proceedings, and then a second petition requiring 15 percent
of electors to trigger a recall referendum. If the referendum proceeds, a majority vote determines
whether the board member is removed from office, and any resulting vacancy is filled according to
existing statutory procedures. The legislation also imposes campaign finance requirements on
recall efforts, establishes timelines, governs petition form and verification, allows limited



withdrawal of signatures, and creates penalties for fraud or misconduct in the petition process. In
addition to the recall framework, the bill clarifies that CDD board members elected by residents
are subject to recall, aligning CDD governance more closely with other forms of local government
accountability. It also provides that individuals removed by recall, or who resign after a recall
petition is filed, are ineligible for reappointment to the board for two years.

The legislation further revises the definition of “compact, urban, mixed-use district” under
Section 190.003, Florida Statutes. The revised definition applies to districts consisting of a
maximum of 75 acres located within a municipality and within either a qualified opportunity zone
or a community redevelopment area. The amendment clarifies qualifying development thresholds
by providing that such districts must include either at least 400,000 square feet of retail
development and 500 residential units, or at least 250,000 square feet of commercial development
and 500 affordable residential rental units for very-low-income, low-income, or moderate-income
persons. This revision is significant for developers because it affects eligibility and structuring
considerations for the creation of certain community development districts.

The legislation clarifies that restrictions on local regulation of synthetic turf do not prevent
a CDD from enforcing private deed restrictions, preserving a CDD’s ability to uphold community
standards through covenants. The act takes effect July 1, 2026.

This law applies directly to CDDs because it creates, for the first time, a formal statutory
process that allows residents to recall elected members of a CDD board of supervisors. It introduces
clear procedures, thresholds, and legal standards for removal, thereby increasing accountability of
board members to district electors. The law also clarifies that CDDs may continue enforcing deed
restrictions despite broader limits on local regulation of synthetic turf and updates certain statutory
definitions affecting district formation and development. Overall, the most significant impact is the
shift toward greater resident oversight and governance accountability within CDDs.

5. Chapter 2026-3, Laws of Florida (SB 290). This legislation revises multiple areas of
state law, with a primary focus on agriculture, public safety, contractor regulation, and consumer
protection. A significant component of the legislation strengthens contractor and vendor
accountability by requiring contractors to pay subcontractors and suppliers within 45 days of
receiving payment, or in accordance with contractual terms, and authorizing disciplinary action for
noncompliance. Additionally, vendors that default on contracts, fail to pay subcontractors, or
demonstrate repeated poor performance may be suspended or barred from public contracting for
up to five years.

The bill further clarifies and reinforces how public entities may lawfully spend funds and
administer contracts for public purposes. The legislation affirms that public funds may be used for
core governmental infrastructure and improvements, such as public buildings, emergency shelters,
affordable housing, and energy efficiency projects, thereby helping to define the scope of
permissible capital projects and expenditures. At the same time, it places limitations on the use of
public funds for certain privately owned facilities, reinforcing the principle that expenditures must
primarily serve a valid public purpose rather than confer a disproportionate private benefit. The act
takes effect July 1, 2026.



This law applies directly to CDDs because CDDs function as local units of special-purpose
government that procure services, manage infrastructure, and enter into public contracts. Since a
CDD regularly contracts for construction, maintenance, and infrastructure improvements, the new
requirement that contractors timely pay subcontractors and suppliers directly affects how a CDD
administers its contracts. In addition, the provisions allowing suspension or disqualification of
nonperforming vendors from public contracting are relevant to CDD procurement practices,
especially where the district adopts or mirrors state purchasing standards. CDDs routinely finance
and construct infrastructure such as roadways, utilities, stormwater systems, and public facilities.
Clarifications regarding allowable public expenditures, such as for government buildings,
emergency shelters, and infrastructure, help define the scope of permissible CDD projects and may
influence how CDDs’ structure future capital plans and bond-funded improvements.

Portions of the bill related to consumer protection and fraud prevention, including
prohibitions on misrepresentation (such as impersonating officials), have indirect relevance. CDDs
and District Management interact with residents, property owners, and contractors, so these
provisions reinforce broader legal standards around transparency, proper representation, and
avoidance of deceptive practices in district operations.

6. Chapter 2026-7, Laws of Florida (HB 399). This legislation is a comprehensive land
use and development reform measure that primarily limits local government discretion in
permitting, zoning, and development regulation while promoting consistency, affordability, and
predictability in the development process. A central component of the legislation requires that
application fees for development permits and orders imposed by counties and municipalities must
be directly tied to the actual costs of reviewing and processing applications, must be publicly listed,
and may not be based on construction value or project cost, thereby preventing fee structures that
scale with development size rather than administrative expense. The act takes effect upon becoming
law.

Even though CDDs do not exercise zoning or land use regulatory authority, the law applies
to CDDs as infrastructure and service providers within the framework established by counties and
municipalities. As a result, the bill’s restrictions on local governments, particularly those related to
development permitting, zoning, and land development regulations, will shape the regulatory
environment in which CDDs plan, finance, and construct infrastructure.

The provisions limiting development application fees to actual administrative costs may
reduce overall project costs for developments within CDD boundaries, which can influence the
scope and timing of infrastructure financed by the CDD, including roads, utilities, and stormwater
systems. Similarly, the requirement for more objective and clearly defined compatibility standards,
along with limits on discretionary denials, may create a more predictable entitlement process,
allowing CDDs to better coordinate infrastructure planning with approved development timelines
and reduce delays that can affect bond issuances or capital improvement programs.

Although Chapter 2026-7 does not directly regulate CDD powers or governance, it
significantly affects the local government land use framework that CDDs rely on, thereby affecting
development timing, infrastructure planning, financing, and overall project feasibility within
district boundaries.



7. Chapter [TBD], Laws of Florida (HB 967). This legislation establishes a clear
legislative intent that local governments must accept electronic forms of payment, including credit
cards, debit cards, charge cards, and electronic funds transfers, and specifically requires units of
local government to offer online payment options. This applies broadly to counties, municipalities,
special districts, and other local government entities, as well as constitutional officers such as clerks
of court and tax collectors, unless another form of payment is required by law.

The legislation also preserves existing authority allowing local governments to pass along
processing fees to users who choose electronic payment methods and confirms that governments
are not liable for verifying card validity or available funds when processing such transactions.
Importantly, it mandates that if a local government accepts electronic payments, it must also
maintain an online system for doing so, reinforcing a statewide push toward digital accessibility
and standardized payment options.

This legislation requires CDDs that collect any type of payment, such as fees, user charges,
amenity payments, permit-related charges, or other CDD revenues, to offer electronic payment
options, including credit cards, debit cards, and electronic funds transfers. It also specifically
requires that if a CDD accepts electronic payments at all, it must maintain a system for accepting
those payments online, which may require updates to CDD websites, billing platforms, or third-
party payment processors. The legislation also allows CDDs to continue passing through
processing fees associated with electronic payments (such as credit card convenience fees), and it
preserves their ability to require verification of payment validity and sufficient funds. However, it
removes discretion in practice by making online payment capability a mandatory feature for any
CDD that accepts electronic payments in any form.

For convenience, we have included copies of the legislation referenced in this
memorandum. We request that you include this memorandum as part of the agenda packages for
upcoming meetings of the governing boards of those special districts in which you serve as the
District Manager and this firm serves as District Counsel. For purposes of the agenda package, it
is not necessary to include the attached legislation, as we can provide copies to anyone requesting
the same. Copies of the referenced legislation are also accessible by visiting this link:
http://laws.flrules.org/.



http://laws.flrules.org/

SECTION B



SECTION 1









AI\EI\r/]agri%ze ers Waterford Estates CDD 2026 Report

June 16, 2026

(iii) The District carries general liability, hired non-owned auto, employment practices liability, and
public officials liability insurance under Agreement No. 100125189 with Florida Insurance Alliance,
and has budgeted sufficient funds for the $7,895 policy renewal.

If you have any questions, or require additional information, please do not hesitate to contact me at 305-
640-1345 or at Alvarez@Alvarezeng.com.
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Cc Michael Pawelczyk, District Counsel mjp@bclmr.com
Austin Hackney, Ahackney(@gmstnn.com
Patrick Burgess. pburgess@gmssf.com

Alvarez Engineers, Inc.
FL Certificate of Authorization No. 7538
8935 NW 35 Lane, Suite 101, Doral, Florida 33172
Telephone (305) 640-1345. E-Mail: Alvarez@AlvarezEng.com
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TRACT “C18”(PB 20 PG 1A-Z9)
PARCEL ID: 412308203003
QCD: ORB 4296 PG 1079
CATEGORY: OPEN TRACT

TRACT “C7”(PB 20 PG 1A-Z9)
PARCEL ID: 412308227001
QCD: ORB 4296 PG 1076
CATEGORY: OPEN TRACT

TRACT “C1”(PB 20 PG 1A-Z9)
PARCEL ID: 412308251001
SWD: ORB 3045 PG 1747
CATEGORY: DITCH TRACT

TRACT “L8”(PB 20 PG 1A-Z9)
PARCEL ID: 412308252013
SWD: ORB 3045 PG 1747
CATEGORY: LAKE

TRACT “C2”(PB 20 PG 1A-Z9)
PARCEL ID: 412308252014
SWD: ORB 3045 PG 1747
CATEGORY: DITCH TRACT

TRACT “L9”(PB 20 PG 1A-Z9)
PARCEL ID: 412308252015
SWD: ORB 3045 PG 1747
CATEGORY: LAKE

TRACT “C3”(PB 20 PG 1A-Z9)
PARCEL ID: 412308254017
SWD: ORB 3045 PG 1747
CATEGORY: DITCH TRACT

TRACT “L7”(PB 20 PG 1A-Z9)
PARCEL ID: 412308276001
SWD: ORB 3045 PG 1747
CATEGORY: LAKE

TRACT “L6”(PB 20 PG 1A-Z9)
PARCEL ID: 412308281001
SWD: ORB 3045 PG 1747
CATEGORY: LAKE

TRACT “F1”(PB 20 PG 1A-79)
PARCEL ID: 412308283001
QCD: ORB 4296 PG 1076
CATEGORY: OPEN TRACT

TRACT “L5”(PB 20 PG 1A-Z9)
PARCEL ID: 412308283002
SWD: ORB 3045 PG 1747
CATEGORY: LAKE

PART OF TRACT “C13”(PB 20 PG 1A-Z9)
PARCEL ID: 412308402001

QCD: ORB 4296 PG 1079

CATEGORY: OPEN TRACT

PART OF TRACT “F3”(PB 20 PG 1A-Z9)
PARCEL ID: 412308402002

QCD: ORB 4296 PG 1079

CATEGORY: OPEN TRACT

PART OF TRACT “C13”(PB 20 PG 1A-29)
PARCEL ID: 412308402003

SWD: ORB 3045 PG 1747

CATEGORY: DITCH TRACT

PART OF TRACT “F3”(PB 20 PG 1A-Z9)
PARCEL ID: 412308402004

SWD: ORB 3045 PG 1747

CATEGORY: DITCH TRACT

PART OF TRACT “F3”(PB 20 PG 1A-Z9)
PARCEL ID: 412308402005

QCD: ORB 4296 PG 1079

CATEGORY: OPEN TRACT

PART OF TRACT “C13”(PB 20 PG 1A-29)
PARCEL ID: 412308402006

QCD: ORB 4296 PG 1079

CATEGORY: OPEN TRACT

TRACT “C12”(PB 20 PG 1A-Z9)
PARCEL ID: 412308403005
SWD: ORB 3045 PG 1747
CATEGORY: DITCH TRACT

TRACT “C5”(PB 20 PG 1A-Z9)
PARCEL ID: 412308427004
QCD: ORB 4296 PG 1079
CATEGORY: OPEN TRACT
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TRACT “F2”(PB 20 PG 1A-Z9)
PARCEL ID: 412308428001
QCD: ORB 4296 PG 1079
CATEGORY: OPEN TRACT

TRACT “C6”(PB 20 PG 1A-Z9)
PARCEL ID: 412308428002
QCD: ORB 4296 PG 1079
CATEGORY: OPEN TRACT

TRACT “L3”(PB 20 PG 1A-Z9)
PARCEL ID: 412308430017
SWD: ORB 3045 PG 1747
CATEGORY: LAKE

TRACT “C14”(PB 20 PG 1A-29)
PARCEL ID: 412308430018
QCD: ORB 4296 PG 1079
CATEGORY: OPEN TRACT

TRACT “L4”(PB 20 PG 1A-Z9)
PARCEL ID: 412308432005
SWD: ORB 3045 PG 1747
CATEGORY: LAKE

TRACT “C8”(PB 20 PG 1A-Z9)
PARCEL ID: 412308434022
QCD: ORB 4296 PG 1079
CATEGORY: OPEN TRACT

TRACT “C17”(PB 20 PG 1A-29)
PARCEL ID: 412308451001
QCD: ORB 4296 PG 1079
CATEGORY: OPEN TRACT

TRACT “F4”(PB 20 PG 1A-Z9)
PARCEL ID: 412308451002
QCD: ORB 4296 PG 1079
CATEGORY: OPEN TRACT

TRACT “C16”(PB 20 PG 1A-Z9)
PARCEL ID: 412308452026
SWD: ORB 3045 PG 1747
CATEGORY: OPEN TRACT

PART OF TRACT “C11”(PB 20 PG 1A-29)
PARCEL ID: 412308453004

QCD: ORB 4296 PG 1079

CATEGORY: OPEN TRACT

PART OF TRACT “C11”(PB 20 PG 1A-Z9)
PARCEL ID: 412308453005

SWD: ORB 3045 PG 1747

CATEGORY: DITCH TRACT

TRACT “L1”(PB 20 PG 1A-Z9)
PARCEL ID: 412308455010
SWD: ORB 3045 PG 1747
CATEGORY: LAKE

TRACT “L2”(PB 20 PG 1A-Z9)
PARCEL ID: 412308456001
SWD: ORB 3045 PG 1747
CATEGORY: LAKE

TRACT “R2”(PB 20 PG 1A-79)
PARCEL ID: 412308456002
SWD: ORB 3045 PG 1747
CATEGORY: DITCH TRACT

TRACT “C15”(PB 20 PG 1A-29)
PARCEL ID: 412308456017
SWD: ORB 3045 PG 1747
CATEGORY: OPEN TRACT

TRACT “C10”(PB 20 PG 1A-29)
PARCEL ID: 412308477001
SWD: ORB 3045 PG 1747
CATEGORY: DITCH TRACT

TRACT “C9”(PB 20 PG 1A-Z9)
PARCEL ID: 412308479001
QCD: ORB 4296 PG 1079
CATEGORY: OPEN TRACT

ALVAREZ ENGINEERS, INC.

WATERFORD ESTATES CDD
CDD LAND OWNERSHIP
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Waterford Estates Community Association, Inc.
7200 Waterford Parkway, Punta Gorda, Florida 33950
PH: (727) 387-6852 | EMAIL: ashapiro@precedentmgt.com

May 26, 2026

Dave Bailey
CDD Board
Jason Greenwood

On Sunday, May 24, 2026, | met up with Frank Rice along Waterford Pkwy on the entrance
side from Airport Rd. Frank was out early grinding down some of the sidewalks as they are
being lifted by the root systems of the Oak trees. Frank informed me that the Facilities
committee has also been expressing their concern regarding this situation with the trees
and the walkways along Waterford Pky.

Let me remind you that the trees in question were slated for removal on the County
approved tree Plan for Waterford Estates for this very reason. These walkways are heavily
trafficked by homeowners and every section that gets lifted, regardless of how slight or
extensive becomes a safety issue and a tripping hazard. This issue has been brought up to
the CDD Board several times with the same response, wait and see or why remove trees
that are healthy? This lack of action on the part of the CDD is no longer acceptable. Atthis
time, on behalf of myself and the WECA Board, | would like to advise the CDD that the CDD
will be held accountable and responsible for any damage caused to the walkways along
Waterford Pkwy and will be expected to bear the cost of any repairs going forward.

Thank you
Kathy Jacobsen
President WECA HOA

On behalf of the Board of Directors

See attached photos.
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