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BEFORE THE CITY COUNCIL 
CITY OF CAPE CORAL, FLORIDA 

PETITION TO ESTABLISH 7 ISLANDS 
COMMUNITY DEVELOPMENT DISTRICT

Petitioner, Gulf Gateway Resort & Marina, LLC (hereafter “Petitioner”), hereby petitions 

the City Council of the City of Cape Coral pursuant to the “Uniform Community Development 

District Act of 1980,” Chapter 190, Florida Statutes, to establish a Community Development 

District with respect to the land described herein.  In support of this petition, Petitioner states: 

1. Location and Size.  The proposed District is located entirely within the City of 

Cape Coral, Florida.  Exhibit 1 depicts the general location of the proposed District.  The 

proposed District covers approximately 47.18 acres of land, generally located adjacent to the 

North Spreader Waterway, south of Tropicana Parkway W., west of Burnt Store Road, north of 

SW Pine Island Road, and east of the Matlacha Pass Aquatic Preserve.  The metes and bounds 

description of the external boundaries of the proposed District is set forth in Exhibit 2. 

2. Excluded Parcels.  There is no land within the external boundaries of the proposed 

District, which is to be excluded from the District. 

3. Landowner Consent.  Petitioner has obtained written consent to establish the 

proposed District from the owners of one hundred percent (100%) of the real property located 

within the proposed District in accordance with Section 190.005, Florida Statutes.  

Documentation of ownership and consent to the establishment of a community development 

district is contained in Exhibit 3. 

4. Initial Board Members.  The five persons designated to serve as initial members 

of the Board of Supervisors of the proposed District are as follows: 

Name:  Matthew Sinclair 
Address: 329 NE 3rd Avenue 
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Cape Coral, Florida 33909 

Name:  Jason Pawloski 
Address: 329 NE 3rd Avenue 

Cape Coral, Florida 33909 

Name:  Justin Morrow 
Address: 329 NE 3rd Avenue 

Cape Coral, Florida 33909 

Name:  Sam Timms 
Address: 220 Lake Shore Drive, Suite #333 

Lake Park, Florida 33403 

Name:  Julia Anderson 
Address: 220 Lake Shore Drive, Suite #333 

Lake Park, Florida 33403 

All of the above-listed persons are residents of the State of Florida and citizens of the 

United States of America. 

5. Name.  The proposed name of the District is 7 Islands Community Development 

District. 

6. Future Land Uses.  The future general distribution, location, and extent of the land 

uses proposed for the District by future land use plan element of the applicable Future Land Use 

Plan is identified on Exhibit 4.  The proposed land uses for lands contained within the proposed 

District are consistent with the City’s approved Future Land Use Plan.     

7. Major Water and Wastewater Facilities and Outfalls.  Exhibit 5 shows the 

existing and proposed major trunk water mains, sewer connections, and reclaimed water mains 

serving the lands within and around the proposed District.  

8. District Facilities and Services.  Exhibit 6 describes the type of facilities 

Petitioner presently expects the proposed District to finance, fund, construct, acquire and/or 

install, as well as the anticipated entity responsible for ownership and maintenance.  The 
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estimated costs of constructing the infrastructure serving land within the proposed District are 

identified in Exhibit 7.  At present, these improvements are estimated to be made, constructed 

and installed over the time period from 2026 through 2034.  Actual construction timetables and 

expenditures will likely vary, due in part to the effects of future changes in the economic 

conditions upon costs such as labor, services, materials, interest rates and market conditions. 

9. Statement of Estimated Regulatory Costs.  Exhibit 8 is the statement of estimated 

regulatory costs (“SERC”) prepared in accordance with the requirements of Section 120.541, 

Florida Statutes.  The SERC is based upon presently available data.  The data and methodology 

used in preparing the SERC accompany it. 

10. Authorized Agent.  The Petitioner is authorized to do business in the State of 

Florida. The authorized agent for the Petitioner is Jonathan T. Johnson.  See Exhibit 9.  Copies 

of all correspondence and official notices should also be sent to: 

Jonathan T. Johnson 
Jonathan.johnson@kutakrock.com
Kutak Rock LLP 
107 West Collage Avenue 
Tallahassee, Florida 32301 

11. This petition to establish 7 Islands Community Development District should be 

granted for the following reasons: 

a. Establishment of the District and all land uses and services planned within the 

proposed District are not inconsistent with applicable elements or portions of the effective State 

Comprehensive Plan or the local Comprehensive Plan. 

b. The area of land within the proposed District is part of a planned community.  It is 

of a sufficient size and is sufficiently compact and contiguous to be developed as one functional 

and interrelated community. 
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c. The establishment of the District will prevent the general body of taxpayers in the 

City of Cape Coral from bearing the burden for installation of the infrastructure and the 

maintenance of the above-described facilities within the development encompassed by the 

District. The District is the best alternative for delivering community development services and 

facilities to the proposed community without imposing an additional burden on the general 

population of the local general-purpose government.  Establishment of the District in conjunction 

with a comprehensively planned community, as proposed, allows for a more efficient use of 

resources. 

d. The community development services and facilities of the District will not be 

incompatible with the capacity and use of existing local and regional community development 

services and facilities.  In addition, the establishment of the District will provide a perpetual 

entity capable of making reasonable provisions for the operation and maintenance of the District 

services and facilities. 

e. The area to be served by the proposed District is amenable to separate special-

district government. 

WHEREFORE, Petitioner respectfully requests the City Council of the City of Cape 

Coral to: 

a.  schedule a public hearing in accordance with the requirements of Section 

 190.005(2)(b), Florida Statutes; 

b. grant the petition and adopt an ordinance establishing the District pursuant to 

Chapter 190, Florida Statutes; 

c. consent to the District’s exercise of certain additional powers to finance, fund, 

plan, establish, acquire, construct, reconstruct, enlarge or extend, equip, operate, and 
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maintain systems and facilities for parks and facilities for indoor and outdoor 

recreational, cultural, and educational uses; security, including but not limited to, 

guardhouses, fences and gates, electronic intrusion-detection systems, and patrol cars; 

control and elimination of mosquitoes and other arthropods of public health importance; 

and waste collection and control, each as authorized and described by Sections 

190.012(2)(a)(d)(e) and (f), Florida Statutes, and 

c. grant such other relief as appropriate. 

[Remainder of page intentionally blank] 
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RESPECTFULLY SUBMITTED, this 8th day of May, 2026. 

KUTAK ROCK LLP 

____________________________ 
  Jonathan T. Johnson 

  Jonathan.johnson@kutakrock.com  
 Florida Bar No. 986460 

107 West College Avenue 
 Tallahassee, Florida 32301 
 (850) 692-7300 (telephone) 
 (850) 692-7319 (facsimile) 
 Attorney for Petitioner 
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   EXHIBIT 5 
Pages 35-38 are exempt per Section 119.071(3)(b)1., F.S.
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7 ISLANDS
COMMUNITY DEVELOPMENT DISTRICT

Statement of Estimated Regulatory Costs 

April 28, 2026 

Prepared by 

Special District Services, Inc. 
2501A Burns Road 

Palm Beach Gardens, Florida 33410 

(561) 630-4922 



STATEMENT OF ESTIMATED REGULATORY COSTS 

1.0 Introduction 

1.1 Purpose and Scope 

This Statement of Estimated Regulatory Costs (“SERC”) supports the petition to establish the 7 
Islands Community Development District (“District”).  The proposed District will be comprised of 
approximately 47.18 +/- acres of land located in the City of Cape Coral, Florida, which will make 
up the 7 Islands development (collectively referred to herein as the “Project”).  The limitations on 
the scope of this SERC are explicitly set out in Section 190.002(2) (d), F.S. (governing District 
establishment) as follows: 

"That the process of establishing such a district pursuant to uniform general law shall 
be fair and based only on factors material to managing and financing the service 
delivery function of the district, so that any matter concerning permitting or planning 
of the development is not material or relevant (emphasis added).” 

1.2 Overview of 7 Islands Community Development District 

The District is designed to provide public district infrastructure, services, and facilities along with 
their operations and maintenance to a development as approved by the City of Cape Coral, within 
the boundaries of the District. 

1.3 Requirements for Statement of Estimated Regulatory Costs 

Section 120.541(2), F.S., defines the elements a statement of estimated regulatory costs must 
contain: 

(a) An economic analysis showing whether the rule directly or indirectly: (1) is likely to have an 
adverse impact on economic growth, private sector job creation or employment, or private sector 
investment in excess of $1 million in the aggregate within 5 years after the implementation of the 
rule; (2) is likely to have an adverse impact on business competitiveness, including the ability of 
persons doing business in the state to compete with persons doing business in other states or 
domestic markets, productivity, or innovation in excess of $1 million in the aggregate within 5 years 
after implementation of the rule; or (3) is likely to increase regulatory costs, including any 
transactional costs, in excess of $1 million in the aggregate within 5 years after the implementation 
of the rule.   

(b) A good faith estimate of the number of individuals and entities likely to be required to comply 
with the rule, together with a general description of the types of individuals likely to be affected by 
the rule. 

(c) A good faith estimate of the cost to the agency, and to any other state and local government 
entities, of implementing and enforcing the proposed rule, and any anticipated effect on state and 
local revenues. 



(d) A good faith estimate of the transactional costs likely to be incurred by individuals and entities, 
including local governmental entities, required to comply with the requirements of the rule.  As used 
in this section, “transactional costs” are direct costs that are readily ascertainable by the agency 
based upon standard business practices, as defined in Section 120.541(2), F.S. 

(e) An analysis of the impact on small businesses as defined by Section 288.703, F.S., and an 
analysis of the impact on small counties and small cities as defined by Section 120.52, F.S.   

(f) In evaluating the impacts described in paragraphs (a) and (e), an agency must include, if 
applicable, the market impacts likely to result from compliance with the proposed rule, including: 

1. Changes to customer charges for goods or services.  
2. Changes to the market value of goods or services produced, provided, or sold.  
3. Changes to costs resulting from the purchase of substitute or alternative goods or 

services.  
4. The reasonable value of time to be spent by owners, officers, operators, and managers 

to understand and comply with the proposed rule, including, but not limited to, time 
to be spent completing requiring education, training, or testing. 

(g) Any additional information that the agency determines may be useful. 

“Note: the references to “rule” in the statutory requirements for the Statement of Estimated 
Regulatory Costs also apply to an “ordinance” under section 190.005(2) (a), Florida Statutes.”

2.0 An economic analysis of potential impacts on growth, business competitiveness or increased 
regulatory costs, in excess of $1 million within the next 5 years. 

It is unlikely the establishment of the District will meet any of the adverse triggers referenced in 
Section 120.541(2)(a).  The basis for this determination is that this Petition to establish the District 
is for the sole purpose of providing public infrastructure for the development of the development 
project, which was vetted by the City during the review process.  Additional support of this 
determination is provided in the discussions in Section 3.0 through Section 6.0 herein.

3.0  A good faith estimate of the number of individuals and entities likely to be required to comply 
with the ordinance, together with a general description of the types of individuals likely to be 
affected by the ordinance. 

The 7 Islands Community Development District serves land that comprises an approximately 47.18 
+/- acre mixed use development to be made up of an estimated 992 residential dwelling units, a 240-
room Hotel, Event Space, Retail, Community Center, and Marina..  The estimated population of the 
District is 2,480 (2.5 per household), within the District.  The property owners in the District will 
be individuals that may operate industrial, manufacturing and other retail and non-retail related 
businesses outside the boundaries of the District. 

4.0 A good faith estimate of the cost to the agency, and to any other state and local government 
entities, of implementing and enforcing the proposed rule, and any anticipated effect on state 
or local revenues. 



4.1 Costs to Governmental Agencies of Implementing and Enforcing Ordinance 

State Governmental Entities 

There will be only modest costs to various State governmental entities to implement and enforce the 
proposed establishment of the District.  The District as established on the proposed land, will 
encompass under 2,500 acres, therefore, the City of Cape Coral is the establishing entity under 
190.005(2), F.S.  The modest costs to various State entities to implement and enforce the proposed 
ordinance relate strictly to the receipt and processing of various reports that the District is required 
to file with the State and its various entities.  Appendix A lists the reporting requirements.  The costs 
to those State agencies that will receive and process the District’s reports are very small, because 
the District is only one of many governmental units that are required to submit the various reports.  
Therefore, the marginal cost of processing one additional set of reports is inconsequential.  
Additionally, the District must pay an annual fee to the State of Florida Department of Economic 
Development, which offsets such costs. 

City of Cape Coral 

There will be only modest costs to the City for a number of reasons.  First, review of the petition to 
establish the District does not include analysis of the project itself.  Second, the petition itself 
provides much of the information needed for a staff review.  Third, the City already possesses the 
staff needed to conduct the review without the need for new staff.  Fourth, there is no capital required 
to review the petition.  Finally, the City routinely processes similar petitions though for entirely 
different subjects, for land uses and zoning changes that are far more complex than is the petition to 
establish a community development district. 

The annual costs to the City of Cape Coral, because of the establishment of the District, are also 
very small.  The District is an independent unit of local government.  The only annual costs the City 
faces are the minimal costs of receiving and reviewing the various reports that the District is required 
to provide to the City, or any monitoring expenses the City may incur if it establishes a monitoring 
program for this District.  However, consistent with section 190.005(1)(b)1, F.S., the Petitioner has 
included a one-time payment of $15,000 to offset any expenses the City may incur in the processing 
of this Petition, or in the monitoring of this District. 

4.2 Impact on State and Local Revenues 

Adoption of the proposed ordinance will have no negative impact on state or local revenues.  The 
District is an independent unit of local government.  It is designed to provide infrastructure facilities 
and services to serve the development project and it has its own sources of revenue.  No state or 
local subsidies are required or expected. 

In this regard it is important to note that any debt obligations incurred by the District to construct its 
infrastructure, or for any other reason, are not debts of the State of Florida or any other units of local 
government.  In accordance with State law, debts of the District are strictly its own responsibility. 

5.0 A good faith estimate of the transactional costs likely to be incurred by individuals and entities 
required to comply with the requirements of the ordinance. 



The Petitioner has estimated the costs for providing the capital facilities to be approximately 
$71,504,778.04.  The District may issue special assessment bonds to fund all or a portion of the 
costs of these facilities.  These bonds would be repaid through the levy of non-ad valorem special 
assessments.  Prospective future landowners in the District may be required to pay non-ad valorem 
assessments levied by the District to secure the debt incurred through bond issuance.  In addition to 
the levy of non-ad valorem special assessments for debt service, the District may also impose a non-
ad valorem assessment to fund the operations and maintenance of the District and its facilities and 
services.  

Locating in the District by new property owners is completely voluntary.  So, ultimately, all owners 
and users of the affected property choose to accept the non-ad valorem special assessments by 
various names and user fees as a tradeoff for the benefits and facilities that the District provides.  

A Community Development District (“CDD”) provides property owners with the option of having 
higher levels of facilities and services financed through self-imposed assessments.  The District is 
an alternative means to manage necessary development services with related financing powers.  
District management, including transactional costs associated with infrastructure maintenance, 
monitoring and reporting, is no more expensive, and often less expensive, than the alternatives of a 
municipal service taxing unit (MSTU), a property association, County or City provision, or through 
developer equity and/or bank loans.  

In considering these transactional costs, it shall be noted that owners of the lands to be included 
within the District will receive three major classes of benefits. First, landowners in the District will 
receive a higher long-term sustained level of public services and amenities sooner than would 
otherwise be the case.  

Second, a CDD is a mechanism for assuring that the community services and amenities will be 
completed concurrently with development of lands within the District.  This satisfies the revised 
growth management legislation, and it assures that growth pays for itself without undue burden on 
other taxpayers.  Establishment of the District will ensure that these landowners pay for the 
provision of facilities, services and improvements to these lands. 

Third, a CDD is a form of governance that allows District landowners, through landowner voting, 
and eventually qualified electors, through general elections, to determine the type, quality and 
expense of District services they receive.  

The cost impact on the ultimate landowners in the District is not the total cost for the District to 
provide infrastructure services and facilities.  Instead, it is the incremental costs above what the 
landowners would have paid to install infrastructure via an alternative management mechanism.  
Given the low cost of capital for a CDD, the cost impact to landowners is negligible.  This 
incremental cost of the high-quality infrastructure provided by the District is likely to be fairly low. 

6.0 An analysis of the impact on small businesses as defined by Section 288.703, F.S., and an 
analysis of the impact on small counties and small cities as defined by Section 120.52, F.S. 

Approval of the 7 Islands CDD will have positive impacts on small business as defined in Chapter 
288.703 (1), F. S. These positive impacts will result because the additional population in the District 



will require goods and services from small businesses.  These services can be provided by the small 
businesses that currently serve the general area.  Additional opportunities will also be created for 
new businesses to be formed or relocate to the area.  No negative impacts have been identified for 
small businesses as defined. 

The City has an estimated population in 2020 that is greater than 75,000; therefore the City is not 
defined as a “small” City according to Section 120.52, F.S, and there will accordingly be no impact 
on a small City because of the formation of the District. 

7.0  An evaluation of market impacts likely to result from compliance with the proposed rule. 

There are mimimal market impacts as the ordinance establishing the District is not likely to result 
in market impacts such as changes to or additional customer charges, changes to the market value 
of goods or services produced, provided or sold, changes to costs resulting from the purchase of 
substitute or alternative goods or services or incur additional time be spent by State of Florida or the 
City of Cape Coral governmental staff to understand and comply with the proposed ordinance, 
including, but not limited to, time to be spent completing requiring education, training, or testing, 
as the proposed District will be one of many already existing CDDs in Florida and all development 
within the CDD is subject to existing City requirements. 

8.0 Any additional useful information. 

The analysis provided above is based on a straightforward application of economic theory, 
especially as it relates to tracking the incidence of regulatory costs and benefits.  Inputs were 
received from the Petitioner’s Engineer and other professionals associated with the Petitioner. 

**************** 



APPENDIX A 
LIST OF REPORTING REQUIREMENTS 

        REPORT FL. STATUTE DUE DATE 
CITATION 

______________________________________________________________________________ 
Annual Financial Audit 190.008/218.32 within 45 days of audit completion, but no later than 9 

months after end of fiscal year 

Annual Financial Report 190.008/218.32 within 45 days of financial audit completion, but no later 
than 12 months after end of fiscal year; if no audit 
required, no later than 9 months after the end of the fiscal 
year 

TRIM Compliance Report 200.068 no later than 30 days following the adoption of the 
property tax levy ordinance/resolution (if levying 
property taxes) 

Form 1:  Statement of Financial 112.3145 within 30 days of accepting interest the appointment, 
then every year thereafter by 7/1 (by “local officers” 
appointed to special district’s board); during the 
qualifying period, then every year thereafter by 7/1 (by 
“local officers” elected to special district’s board) 

Public Facilities Report 189.08 within one year of special district’s creation; then annual 
notice of any changes; and updated report every 7 years, 
12 months prior to submission of local government’s 
evaluation and appraisal report 

Public Meetings Schedule 189.015 quarterly, semiannually, or annually 

Bond Report 218.38 within 120 days after the sale of bonds 

Registered Agent 189.014 within 30 days after first meeting of governing board 

Proposed Budget 190.008 annually by 6/15 

Adopted Budget 190.008 annually by 10/1 

Public Depositor Report 280.17 annually by 11/30 

Notice of Establishment 190.0485 within 30 days of the effective date of an ordinance 
establishing the CDD 

Notice/Disclosure of Public  
Financing 190.009 after the sale of bonds 
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