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All cellular phones and pagers must be turned off while in the meeting room
The meeting will begin at 4:00 p.m. Following the Call to Order, the public has the opportunity to comment on posted
agenda items during the second section called Audience Questions and Comments on Agenda Items. Each individual
is limited to three (3) minutes for such comment. The Board is not required to take action at this time, but will consider
the comments presented as the agenda progresses. Following public comment, the meeting will proceed with the third
section called Vendor and Staff Reports. This section will allow Vendors and District Engineer and Attorney to update
Board on work and to present proposals. The fourth section is called Business Items. This section contains items for
approval by the District Board of Supervisors that may require discussion, motions, and votes on an item-by-item basis.
The fifth section is called Consent Agenda. The Consent Agenda section contains items that require the review and
approval of the District Board of Supervisors as a normal course of business. The sixth section will be Management
Reports. This section allows the District Manager and Staff to update the Board of Supervisors on any pending issues
that are being researched for Board action. Occasionally, certain items for decision within this section are required by
Florida Statute to be held as a Public Hearing. In the event of a Public Hearing, each member of the public will be
permitted to provide one comment on the issue, prior to the Board of Supervisors’ discussion, motion, and vote.
The seventh section is called Supervisor Requests. This is the section in which the Supervisors may request Staff to
prepare certain items in an effort to meet the District’s needs. The final section is called Audience Questions,
Comments and Discussion Forum. This portion of the agenda is where individuals may comment on matters that
concern the District. The Board of Supervisors or Staff is not obligated to provide a response until sufficient time for
research or action is warranted.
Pursuant to provisions of the Americans with Disabilities Act, any person requiring special accommodations to
participate in this meeting is asked to advise the District Office at (813) 397-5120, at least 48 hours before the meeting. If
you are hearing or speech impaired, please contact the Florida Relay Service at 1 (800) 955-8770, who can aid you in
contacting the District Office.
Any person who decides to appeal any decision made by the Board with respect to any matter considered at the meeting
is advised that this same person will need a record of the proceedings and that accordingly, the person may need to
ensure that a verbatim record of the proceedings is made, including the testimony and evidence upon which the appeal is
to be based.
Agendas can be reviewed by contacting the Manager’s office at (813) 397-5120 at least seven days in advance of the
scheduled meeting. Requests to place items on the agenda must be submitted in writing with an explanation to the
District Manager at least fourteen (14) days prior to the date of the meeting.
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Cypress Shadows Community Development District
Dear Board Members:
The Special Meeting of the Board of Supervisors of Cypress Shadows Community Development District will be
held on Tuesday, February 5, 2019 at 4:00 p.m., at The Preserve at Corkscrew Clubhouse 20021 Cypress
Shadows Blvd., Estero, FL 33928. The agenda is included below.
SPECIAL MEETING OF THE BOARD OF SUPERVISORS
1. CALL TO ORDER/ROLL CALL
2. PUBLIC COMMENT ON AGENDA ITEMS
3. BUSINESS ITEMS
A. Discussion on CDD Assets & Maintenance ................................................................................. Tab 01
B. Discussion on HOA Agreement Between Cypress Shadows CDD and Preserve at Corkscrew .. Tab 02
C. Acceptance of Board Resignation
D. Discussion on Open Board Seat and Appointment to Board Seat
E. General Matters of the District
4. SUPERVISORS REQUESTS
5. AUDIENCE QUESTIONS, COMMENTS AND DISCUSSION FORUM
6. ADJORNMENT

We look forward to seeing you at the meeting. In the meantime, if you have any questions, please do not hesitate to
call us at (813) 397-5120.
Sincerely,

Brian Lamb
District Manager
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Mr. Gerry Benjamin
Preserve at Corkscrew Master Association, Inc.
Cypress Shadows Boulevard
Estero, FL 33928
(401) 528-9124
GBenjamin.Ret@gmail.com

June 11, 2015

Subject: Turnover Study Report
The Preserve at Corkscrew Master Association, Inc.
Cypress Shadows Boulevard
Estero, Lee County, Florida
Velocity Project Number: 15-046
Dear Mr. Benjamin:
Velocity Engineering Services, LLC (Velocity) is pleased to submit this Turnover Study Report for the Association
referenced above. It has been our pleasure to work with you on this project.

1.0 INTRODUCTION & METHODOLOGY
1.1 Project Description
Preserve at Corkscrew Master Association (the Association) is located on Cypress Shadows Boulevard, east of I75, and south of Corkscrew Road in Estero, Lee County, Florida. Velocity understands that the Association has
recently been turned over from the Developer (Cameratta Companies) to the residents. The Association consists
of approximately 441 single family homes and was constructed between approximately 2012 and 2015. Some
of the community components were turned over to the Preserve at Corkscrew Master Association (HOA) while
some of the components were turned over to the Cypress Shadows Community Development District (CDD).
It is understood that because this CDD only serves the one HOA, the residents of the HOA will be the sole funding
source for the CDD including for maintenance and repair of CDD owned components. Therefore, the HOA
requested that Velocity prepare this report which addresses the components that were turned over to the CDD.

1.2 Purpose & Scope of Services
Velocity’s scope of services included evaluating all of the components that were turned over by the developer
to the HOA and CDD. However, due to the circumstances discussed above, this report addresses only the
components that were turned over to the CDD. The components turned over to the HOA are addressed in a
separate report.
The purpose of a Turnover Study is to identify any components that are not in compliance with applicable plans
and codes or require repair or significant maintenance prior to turnover. This is achieved through visual
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observations of the Common Elements of the Association. Velocity performed site visits on various dates in
March, April, and May of 2015. Items inspected included, but were not limited to, the following:
Structures, roofing, building envelopes, painting, and sealants of the clubhouse, guardhouse, restroom
pavilions, and other structures;
Mechanical, electrical, plumbing, HVAC, and fire protection systems and ADA compliance;
Swimming pool and spa shell, equipment, and decking;
Recreation areas;
Roadway surfaces, curbing, and sidewalks;
Access gate system;
Irrigation system, wells, pumps, and controls;
Storm management system, storm drains, and swales; and,
Lake slopes, erosion, and plantings
Each of these components is discussed in the applicable report.

1.3 Project Plans
Velocity was provided with the following documentation:
“Club House” (Clubhouse) Plans by Architectural Edge dated 3/6/12
“Guard House” (Gatehouse) Plans by Architectural Edge dated 12/7/11
“Pool Building” (Restroom Pavilion) Plans by Architectural Edge dated 3/7/12
Pool and Spa Plans by Pool and Spa Designs dated 7/17/12
Landscaping and Littoral Plans by Landscape Architecture dated 6/7/11
Site Construction Plans by Banks Engineering dated 6/3/11 (Complete set obtained from Lee County
website)
Phase 1 – Record Drawings by Banks Engineering dated 7/12/12 (Partial set)
Phase 2A – Record Drawings by Banks Engineering dated 8/10/12 (Partial set)
Phase 2B – Record Drawings by Banks Engineering dated 12/27/12 (Partial set)
Phase 2C – Record Drawings by Banks Engineering dated 8/26/13 (Partial set)
Phase 2D – Record Drawings by Banks Engineering dated 8/16/13 (Partial set)
Phase 3 – Record Drawings by Banks Engineering dated 10/24/13 (Partial set)
4
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Phase 4 – Record Drawings by Banks Engineering dated 1/22/14 (Partial set)
Multiple Certificates of Compliance for various buildings and phases of construction
The 2011 Site Construction Plans obtained from the Lee County website were a complete set of plans. The
“Phase Record Drawings” reportedly provided by the developer and dated 2012 through 2014 supersede the
2011 drawings but are not a complete set. Specifically, drainage plans, typical cross sections, and paving,
grading & drainage details are not included. It should be noted that additional issues may be identified once a
complete set of as-built drawings are provided. Velocity also requested but was not provided with plans
detailing the irrigation and well systems. The developer should provide all applicable plans to the Association
for Velocity’s review.

2.0 COMPONENTS
2.1 Perimeter Fencing
There is a 4 to 6 foot tall chain link fence at select locations (mostly adjacent to lakes) along the perimeter of
the community. The fence is in good condition with the exception of a few locations which appeared to be
damaged.

Photo 2.1-1: Damaged section of chain link fence near lake 4
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Photo 2.1-2: Damaged section of chain link fence near lake 9

2.2 Gatehouse

Photo 2.2-1: Gatehouse

2.2.1 Gatehouse Structure
The gatehouse was built in approximately 2012 and appeared to be in good condition at the time of
Velocity’s inspection. Neither the Association nor the security staff identified any problems or concerns
related to the gatehouse structure.

6
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2.2.2 Gatehouse Roofing
Velocity performed a visual inspection of the roof. The roofing of the gatehouse and entryway structures
appeared to be in good condition at the time of Velocity’s inspection. No cracked or damaged tiles were
observed. However, due to concerns about the adequacy of the adhesion of the roof tiles on the
clubhouse roof (as discussed in Section 2.3.2 of this report), the Association may wish to consider further
investigation into the adequacy of the roof tile attachment.
Velocity observed three small holes in the roof soffit. These holes appear to be intended for security
cameras.

Photo 2.2.2-1: Holes in the roof soffit that appear to be intended for secuirty cameras
2.2.3 Building Envelope
The gatehouse building envelope appeared to be in good condition at the time of Velocity’s inspection.
Windows and doors appeared to be properly caulked and no significant stucco cracking was observed.

2.2.4 Painting
It is understood that the exterior of the gatehouse was painted in approximately 2013. The paint is a two
coat textured system and is generally in good condition. There are two areas of the gatehouse covered
guest entry that appear to have been repaired and painted with a single color paint that does not match
the remainder of the structure.
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Photo 2.2.4-1: Apparent repair to gatehouse covered guest entry
2.2.5 MEP Systems
The gatehouse mechanical, electrical, and plumbing (MEP) systems are concealed within wall and ceiling
spaces. The attic was not accessible at the time of Velocity’s inspection.
No deficiencies in the MEP systems were observed during Velocity’s inspections. The Association staff did
not identify any problems or concerns related to the MEP systems.

2.2.6 HVAC Systems
The HVAC system in the gatehouse consists of a GE 10,000 BTU Wall Mounted Air Conditioning Unit. The
HVAC system appeared to be in poor physical condition at the time of Velocity’s site visit.

Photo 2.2.6-1: Wall mounted HVAC unit at gatehouse
8
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2.2.7 Access Systems
The gatehouse access system consist of LiftMaster barrier gates, BAI barcode reader, Digital Watchdog
security cameras, and NKS Doorking gate access control system. The Association indicated that the BAI
barcode reader was replaced in April 2015 under warranty. The gate access system appeared to be
functioning properly after the barcode reader was replaced.

Photo 2.2.7-1: Barrier gate at gatehouse

Photo 2.2.7-2: BAI Barcode reader at gatehouse
9
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2.2.8 Gatehouse Pavers
Velocity observed some cracking and settling of the pavers at the gatehouse. Areas where cracking or
settlement/uplift is occurring should be corrected to prevent further deterioration of the paver system.

Photo 2.2.8-1: Minor settling and cracking of pavers at the gatehouse

2.3 Roadways, Sidewalks and Box Culvert
2.3.1 Roadways
There are approximately 4.4 miles of roadways and associated sidewalks and curbing throughout the
community. The roads were originally built in approximately 2013. The Association informed Velocity that
all roads received their second lift of asphalt in approximately 2014. The roads are in generally good
condition for their age with the exception of the items detailed below.
Black Tree Lane, Eagle Stone Drive, San Georgio Drive, Villa Di Preserve, and White Crane Place had some
asphalt damage due to construction equipment. Velocity also observed oil/gasoline and paint damage,
which appeared to be due to construction activities, in localized areas of the roads referenced above.
These chemicals will cause the pavement to deteriorate at an accelerated pace. Velocity recommends
that these areas be repaired and/or milled and resurfaced once construction is complete.
Frequent asphalt tearing is occurring, primarily in the cul-de-sacs and areas where construction is still
being performed. It should be noted that additional tearing occurred on Black Tree Lane between site
visits. Asphalt tearing is caused by vehicle traffic prior to the asphalt fully curing or an unstable asphalt
mix. Due to the age of the asphalt and the fact that tearing continues to occur, it is Velocity’s opinion that
this damage is most likely the result of deficiencies in the asphalt mix causing it to be unstable.
10
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Velocity requested that the Association obtain job mix formulas for the asphalt used along with any
available records of Quality Control testing performed on the asphalt by the plant that produced it. As of
the time of this report, the Association has reportedly not been able to obtain this information from the
Developer. Therefore, Velocity recommends that laboratory testing be performed to evaluate the quality
of the asphalt mix. However, it should be noted that a large quantity of asphalt will need to be removed
from the roadway(s) to obtain the minimum sample size required for comprehensive testing.
Select photographs showing the condition of the roads are presented below.

Photo 2.3.1-1: Black Tree Lane - Typical condition of the roads from initial construction

Photo 2.3.1-2: Brown Bear Run - Typical condition of the roads from initial construction
11
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Photo 2.3.1-3: Villa Di Preserve - Typical damage to road surface from construction activties

Photo 2.3.1-4: Black Tree Lane - Apparentl oil/gasoline damage to asphalt at the cul-de-sac
12
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Photo 2.3.1-5: Cypress Shadows Boulevard - Major oil/gasoline spill
with sand apparently placed in an attempt to absorb it.

Photo 2.3.1-6: Black Tree Lane - Asphalt damage due to spilled paint at the cul-de-sac
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Photo 2.3.1-7: Black Tree Lane - Asphalt tearing due to construction at the cul-de-sac

Photo 2.3.1-8: Eagle Stone Drive - Asphalt tearing due to construction at the cul-de-sac
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Velocity observed a depression in the concrete valley gutter at the cul-de-sac on Black Tree Lane. This area
should be removed, regraded, and replaced to restore proper drainage.

Photo 2.3.1-9: Black Tree Lane - Depression in valley gutter at the cul-de-sac
Velocity observed significant damage and cracking of the concrete valley gutters along with some asphalt
deterioration at two drainage grate locations on San Georgio Drive. These areas should be removed and
replaced to restore proper drainage.

Photo 2.3.1-10: San Georigio Drive - Valley gutter cracking,
asphalt deterioration, and settlement of drainage grate
Some minor raveling of the asphalt was observed near the gatehouse on Cypress Shadows Boulevard.
Raveling typically occurs due to erosion from vehicle traffic as the pavement ages. It is typically more
prevalent in areas where vehicles are turning, such as cul-de-sacs. The presence of raveling despite the
relatively young age of the asphalt raises further concern about the quality of the asphalt used.
15
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Photo 2.3.1-11: Gatehouse - Minor ravelling

Photo 2.3.1-12: Eagle Stone Drive - Minor raveling at the cul-de-sac
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2.3.2 Sidewalks
Sidewalks along the roads and throughout the recreational areas are approximately 4 to 5 feet wide and
in good condition for their age. Velocity observed minor cracking at various sections of sidewalk
throughout the community. The Americans with Disabilities Act Accessibility Guidelines (ADAAG) states
in Section 303.2 that a maximum allowable elevation change of ¼ inch shall be permitted. The cracked
sections of sidewalk observed were less than ¼ inch and are considered acceptable from an ADA
standpoint.

Photo 2.3.2-1: Minor cracking of concrete sidewalk on Villa Di Preserve

Velocity observed an irrigation cover for a control valve box that was not level with the surrounding
sidewalk along Cypress Shadows Boulevard. The elevation difference observed was greater than ¼ inch
and does not comply with Section 303.2 of ADAAG.

Photo 2.3.2-2: Uneven irrigation cover in sidewalk
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The sidewalks include “detectable warning” bumps at curbs/roadways as required by the Americans with
Disabilities Act Accessibility Guidelines (ADAAG). The detectable warnings appear to fully meet the
requirements of ADAAG. Detectable warning bumps (properly referred to as “truncated domes”) at
curbs/roadways observed during Velocity’s site visit also have the required height of 0.2 inch (5.1 mm) as
required by Section 705.1.1 of ADAAG. Furthermore, the detectable warnings meet the requirement of
Section 705.1.3 of ADAAG for the detectable warning surfaces to contrast visually with adjacent walking
surfaces (either light-on-dark or dark-on-light).

Photo 2.3.2-3: ADA compliant detectable warning bumps at curbs/roadways
Based upon the Site Construction Plans by Banks Engineering, crosswalks & curb ramps are missing in
several locations as follows:
Across Black Tree Lane from lot 95 to 166
Across Black Tree Lane from lot 127 to 143
Across Cypress Shadows Boulevard from lot 347 to 350

Photo 2.3.2-4: Missing crosswalk on Black Tree Lane from lot 95 to 166
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Velocity’s inspections of the roadways, curbs, and sidewalks were performed from a vehicle/bicycle and it
is possible that non-compliant sections of sidewalk exist elsewhere but were not identified.
2.4.3 Box Culvert
The box culvert described below falls within the constraints of 3 separate parcels, one owned by the CDD
and two owned by the HOA. Specifically, the portion underneath Cypress Shadows Boulevard and the
associated sidewalk is within CDD property and the headwalls on either side are on property owned by
the HOA. Therefore, the box culvert has been included in the HOA components report.

2.4 Storm Water Management System
2.4.1 Storm Water Runoff
The storm water runoff system consists of concrete valley gutters flowing into typical steel grated storm
drains. Storm drains are also located in select backyards close to the perimeter berm surrounding the
community. Storm drains flow into the nearby lakes. The storm water runoff system appears to be
functioning and in good condition with the exception of one backyard storm drain located at 20417
Cypress Shadows Boulevard which still had remnants of a silt fence in place. The silt fence should be
removed from the storm drain. The storm drain system appears to be installed as per the plans and
working properly.

Photo 2.4.1-1: Typical valley gutter with storm drain
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Photo 2.4.1-2: Silt fence should be removed from backyard storm drain at 20417 Cypress Shadows Boulevard

2.4.2 Lake Bank Erosion & Slopes
The majority of the lakes throughout the community have localized areas of erosion occurring at the water
line. Many of the eroded areas are located where the swale between homes discharges into the lake. The
lake banks should be restored and stabilized to prevent future erosion.

Photo 2.4.2-1: Localized erosion where the swale between homes discharges into the lake.
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Photo 2.4.2-2: Localized erosion where the swale between homes discharges into the lake.
The slopes of all lake banks were visually observed. Several areas around each lake were measured using
a smart level. The maximum slope allowed per the project plans is 6/1. All of the lake slopes complied
with this requirement with the exception of Lake 8 which had bank slopes as steep as 4.5/1. The bank
slopes around Lake 8 should be regraded to comply with the plans.

Photo 2.4.2-3: Typical lake bank
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Photo 2.4.2-4: Lake 8 should be regraded to comply with the plans
2.4.3 Lake Fountains
There is one fountain in the reclaimed water lake at the entrance to the community along with one
fountain in the lake adjacent to the clubhouse. The two fountains are powered by 30 HP pumps and
associated pump control panels. Velocity was informed by the Association that the fountain located at
the entrance to the community was removed in April 2015 and will be replaced under warranty. The
clubhouse fountain appeared to be functioning properly at the time of Velocity’s site visit.

Photo 2.4.2-1: Typical lake fountain
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The aeration system for the community lakes consists of aeration compressors running to diffuser heads
below the water line in the coinciding lakes. The systems are Vertex Water Features Lake Aeration
Systems. Velocity was informed that 3 of the aeration lines are damaged and not providing air to the
diffuser heads. The Association is in the process of replacing/repairing the broken aeration lines through
existing funding and is planning on being reimbursed by Cameratta Companies upon completion.

Photo 2.4.3-2: Typical lake aeration systems
2.5 Irrigation System
Irrigation water is supplied by a pumping station located at the entrance of the community between lakes 1 and
3. The pump station consists of 2, 30 HP pumps and 1 Hoover Pumping Systems controller with associated flow
sensors. The irrigation controller associated with the pump station is a Hunter ACC-99D irrigation controller.
The pump station and irrigation controller appeared to be functioning properly at the time of Velocity’s site
visit.

Photo 2.5-1: Irrigation pumping station with associated Hunter ACC-99D irrigation controller
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Irrigation for the clubhouse landscaping is controlled by a Hunter ACC-99D irrigation controller located on the
south side of the clubhouse building. The irrigation controller appeared to be functioning properly at the time
of Velocity’s site visit.
There are three irrigation wells with associated Rain Bird ESP-Me irrigation controllers located by the gatehouse.
Velocity was not provided with plans detailing the well systems that service the community and therefore
cannot verify the design intent of these systems. These plans should be provided to the Association for Velocity
to review.

Photo 2.5-2: Irrigation wells with associated Rain Bird ESP-Me irrigation controllers
Velocity was informed that the Association has a 2 year renewable contract with Hoover Pumping Systems to
make biyearly maintenance visits. The Association indicated that 3 pumps have been replaced since the unit
was installed in approximately 2012.
2.6 Landscaping
Velocity observed the landscaping throughout the community. The plantings in completed areas appeared to
meet or exceed the minimum landscaping requirements per the project plans.
However, Velocity was informed by the Association that some exotic/invasive species, such as Melaleuca, were
observed along the landscape buffer between the lakes and conservation areas. The Site Construction Plans by
Banks Engineering dated 6/3/2011 show this area as Cross Section D-D on Sheet 34 and require that it be planted
with native wetland vegetation. The presence of exotic/invasive species in this area is not in compliance with
the plans and the exotic/invasive plants should be removed.

Photo 2.6-1: Exotic/Invasive species within the landscape buffer
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Littoral zones appear to be in place and have met the minimum size requirements per the Littoral Planting Plans.
Some aquatic-plant varieties, such as grasses or weeds, which were planted below the water line could not be
observed at the time of Velocity’s inspection.

Photo 2.6-2: Typical littoral zone
Mulch requirements were met or exceeded and appeared to be maintained around trees, shrubs, and
ground cover plantings.

2.7 Other Concerns
Other concerns that were brought to Velocity’s attention by the Association are itemized below:
There are lengths of barbed wire stretched between trees in the preserve between San Georgio Drive and
Black Tree Lane. This barbed wire should be removed and all of the preserves should be checked for similar
conditions.
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3.0 LIMITATIONS
3.1 Excluded Items
Certain items within the community are considered to not be within the scope of this turnover study. Such
items include but are not limited to:
Street lights (maintained by FP&L)
Sanitary sewer lift stations (maintained by Lee County Utilities)
Property belonging to individual lots

3.2 Standard of Care
Any information obtained from the Association’s vendors or other 3rd parties was assumed to be true and
correct. However, Velocity cannot assume responsibility for the accuracy of such information.
These services have been conducted in a manner consistent with the level of care and skill ordinarily exercised
by members of the profession currently practicing under similar conditions in the location where the Work was
performed. No other warranty, expressed or implied, is made including, without limitation, any warranty of
fitness for a particular purpose other than those expressly stated herein.
4.0 CLOSING & CERTIFICATION
We appreciate the opportunity to be of service to you on this project. Please do not hesitate to contact us if
you have any questions or if we may further assist you.
Sincerely,
Velocity Engineering Services, LLC
FBPE CA# 30362

Anthony DePonto, E.I.
Staff Engineer
Christopher J. Pacitto, P.E.
President/Principal Engineer
Florida Registration #: 59445
Shane Kelley, E.I.
Staff Engineer
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Mr. Gerry Benjamin
Preserve at Corkscrew Master Association, Inc.
Cypress Shadows Boulevard
Estero, FL 33928
(401) 528-9124
GBenjamin.Ret@gmail.com

June 11, 2015

Subject: Turnover Study Report
The Preserve at Corkscrew Master Association, Inc.
Cypress Shadows Boulevard
Estero, Lee County, Florida
Velocity Project Number: 15-046
Dear Mr. Benjamin:
Velocity Engineering Services, LLC (Velocity) is pleased to submit this Turnover Study Report for the Association
referenced above. It has been our pleasure to work with you on this project.

1.0 INTRODUCTION & METHODOLOGY
1.1 Project Description
Preserve at Corkscrew Master Association (the Association) is located on Cypress Shadows Boulevard, east of I75, and south of Corkscrew Road in Estero, Lee County, Florida. Velocity understand that the Association has
recently been turned over from the Developer (Cameratta Companies) to the residents. The Association consists
of approximately 441 single family homes and was constructed between approximately 2012 and 2015. Some
of the community components were turned over to the Preserve at Corkscrew Master Association (HOA) while
some of the components were turned over to the Cypress Shadows Community Development District (CDD).
1.2 Purpose & Scope of Services
Velocity’s scope of services included evaluating all of the components that were turned over by the developer
to the HOA and CDD. However, due to the circumstances discussed above, this report addresses only the
components that were turned over to the HOA. The components turned over to the CDD are addressed in a
separate report.
The purpose of a Turnover Study is to identify any components of the Common Elements of the Association that
are not in compliance with applicable plans and codes or require repair or significant maintenance prior to
turnover. This is achieved through visual observations of the Common Elements of the Association. Velocity
performed site visits on various dates in March, April, and May of 2015. Items inspected included, but were not
limited to, the following:
Structures, roofing, building envelopes, painting, and sealants of the clubhouse, guardhouse, restroom
pavilions, and other structures;
Geotechnical
Environmental

Facilities Consulting
Building Sciences
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Mechanical, electrical, plumbing, HVAC, and fire protection systems and ADA compliance;
Swimming pool and spa shell, equipment, and decking;
Recreation areas;
Roadway surfaces, curbing, and sidewalks;
Access gate system;
Irrigation system, wells, pumps, and controls;
Storm management system, storm drains, and swales; and,
Lake slopes, erosion, and plantings
Each of these components is discussed in the applicable report.

1.3 Project Plans
Velocity was provided with the following documentation:
“Club House” (Clubhouse) Plans by Architectural Edge dated 3/6/12
“Guard House” (Gatehouse) Plans by Architectural Edge dated 12/7/11
“Pool Building” (Restroom Pavilion) Plans by Architectural Edge dated 3/7/12
Pool and Spa Plans by Pool and Spa Designs dated 7/17/12
Landscaping and Littoral Plans by Landscape Architecture dated 6/7/11
Site Construction Plans by Banks Engineering dated 6/3/11 (Complete set obtained from Lee County
website)
Phase 1 – Record Drawings by Banks Engineering dated 7/12/12 (Partial set)
Phase 2A – Record Drawings by Banks Engineering dated 8/10/12 (Partial set)
Phase 2B – Record Drawings by Banks Engineering dated 12/27/12 (Partial set)
Phase 2C – Record Drawings by Banks Engineering dated 8/26/13 (Partial set)
Phase 2D – Record Drawings by Banks Engineering dated 8/16/13 (Partial set)
Phase 3 – Record Drawings by Banks Engineering dated 10/24/13 (Partial set)
Phase 4 – Record Drawings by Banks Engineering dated 1/22/14 (Partial set)
Multiple Certificates of Compliance for various buildings and phases of construction
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The 2011 Site Construction Plans obtained from the Lee County website were a complete set of plans. The
“Phase Record Drawings” reportedly provided by the developer and dated 2012 through 2014 supersede the
2011 drawings but are not a complete set. Specifically, drainage plans, typical cross sections, and paving,
grading & drainage details are not included. It should be noted that additional issues may be identified once a
complete set of as-built drawings are provided. Velocity also requested but was not provided with plans
detailing the irrigation and well systems. The developer should provide all applicable plans to the Association
for Velocity’s review.
2.0 COMPONENTS
2.1 Entry Monuments
There are two entry monument signs on Cypress Shadows Boulevard. The monument located on the east side
of Cypress Shadows Boulevard is on a parcel of property that is owned by RCS-Corkscrew Land, LLC according to
the Lee County Property Appraiser’s website. The client has indicated that an easement exists which allows this
sign to be located on the property.
The monuments appear to be properly constructed and in good condition.

Photo 2.1-1: Entry monument on Cypress Shadows Boulevard
2.2 Clubhouse

Photo 2.2-1: Clubhouse
5
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2.2.1 Structure
Soils have eroded underneath the concrete slab on the south side of the building where the AC units reside.
The undermining of this slab should be further investigated to determine the cause of erosion, the extent
of the void, and if it has affected the foundation of the structure. Furthermore, there does not appear to
be adequate drainage to convey rainwater away from the building in this area.

Photo 2.2.1-1: Erosion under slab

Photo 2.2.1-2: Closeup of erosion under slab

The remainder of the structure appeared to be in good condition at the time of Velocity’s inspection. The
Association did not identify any problems or concerns related to the structure.
6
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2.2.2 Roofing
The Clubhouse roof consists of concrete tile over felt underlayment with a slope of approximately 7/12.
Velocity performed a visual inspection of accessible areas of the roof. Attic ventilation does not comply
with Section 1203.2 of the 2007 Florida Building Code. There are no ventilators located in the upper
portion of the attic space. Off ridge roof vents should be installed to meet the applicable building code
requirements.

Photo 2.2.2-1: Typical clubhouse roof section

Photo 2.2.2-2: Clubhouse entryway roof section

7
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Cracked tiles were observed near the clubhouse cupola. These tiles should be replaced.

Photo 2.2.2-3: Clubhouse entryway roof section

Proper flashing was observed beneath the roof tiles in areas of the clubhouse roof with open valley joints.

Photo 2.2.2-4: Clubhouse valley joint section

Photo 2.2.2-5: Clubhouse valley joint flashing

8
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The top row of roof tiles on the south and west sides of the clubhouse cupola were not properly fastened
to the roof sheathing. These tiles were not mechanically fastened to the roof (as they were on the north
and east sides). Furthermore, the foam adhesive was not applied in sufficient quantity and did not have
adequate adhesion to the tiles to secure them in place. These tiles, and any tiles within the roofing system
that are not properly fastened, should be addressed. Destructive roof testing was beyond the scope of
this turnover investigation, however the Association should consider further investigation into the
adequacy of the application of the adhesive foam.

Photo 2.2.2-6: Mechanically fastened tiles

Photo 2.2.2-7: Non-Mechanically fastened tiles

Photo 2.2.2-8: Insufficient foam application/adhesion
9
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2.2.3 Building Envelopes
Windows and doors at the clubhouse appeared to be adequately caulked with the exception of the
entryway cupola. Areas around the cupola windows were not adequately sealed following installation.
Window fasteners were missing around the top portion of all cupola windows. One window located on
the south side of the cupola received little to no sealant or caulking and is separated from the structure’s
trim by an opening measuring approximately ½ an inch.

Photo 2.2.3-1: Improperly sealed window
and missing window fastener

Photo 2.2.3-2: Missing window fastener

Photo 2.2.3-3: Little to no caulk around window
10

39

Turnover Study Report – HOA Components
The Preserve at Corkscrew Master Association

Velocity Project Number 15-046
June 11, 2015

Photo 2.2.3-4: Gap between window and trim

Photo 2.2.3-5: Gap between window and trim
and missing window fastener

No significant stucco cracking was observed at the time of Velocity’s inspection.

2.2.4 Painting
The exterior of the clubhouse was reportedly painted in 2013. The paint is a 2 coat textured system and
appeared to be in good condition at the time of Velocity’s inspection.

2.2.5 MEP Systems
The clubhouse mechanical, electrical, and plumbing (MEP) systems are concealed within wall and ceiling
spaces. The MEP systems appear to be functioning properly at the time of Velocity’s inspection.
The kitchen island was not constructed in accordance with the plans provided. Based upon the asconstructed configuration and intended use of the island, it should have a minimum of one electrical outlet
installed. There are currently no outlets in this island.

11
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Photo 2.2.5-1: Kitchen island/bar does not have any electrical outlets

2.2.6 HVAC Systems
The HVAC system in the clubhouse consists of 6 separate air conditioning units as follows:
3 Trane 5 Ton Air Conditioning units
2 Trane 4 Ton Air Conditioning units
1 Trane 2 Ton Air Conditioning unit (a 2.5 ton unit is required as discussed below)
The HVAC system appeared to be in good condition and was functioning properly at the time of Velocity’s
inspection.
The HVAC equipment in the Clubhouse and Pool Restrooms appear to meet the requirements set forth in
the “HVAC Schedules, Notes, & Details” with the exception of one HVAC unit. A 2 ton air conditioning unit
was installed for the yoga/pilates room while the plans require the use of a 2.5 ton air conditioning unit.
This unit should be replaced to comply with the plans.

Photo 2.2.6-1: Air conditioning condensors at clubhouse

12
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2.2.7 Fire Protection
The fire protection systems consists of a Silent Knight 5104B Fire Control Communicator and an AES
IntelliNet 7788F RF Subscriber Unit with associated smoke detection system, alarms, and pull stations. The
fire protection system appeared to be functioning properly at the time of Velocity’s site visit. Wayne
Automatic Fire Sprinklers, the service contractor for the fire protection system, performs annual
inspections and maintenance for the system

Photo 2.2.7-1: Clubhouse fire protection system
2.2.8 Fireplace
The clubhouse fireplace should have a safety barrier to keep children and/or other individuals away from
hot surfaces.

Photo 2.2.8-1: A safety barrier should be added around the fireplace
13
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2.2.9 ADA Compliance
Velocity inspected the clubhouse for ADA compliance. No items that were not in compliance with ADA
requirements were identified.
2.2.10 Pavers
There are pavers at the entrance to the clubhouse that are in good condition. However, the joints between
the pavers do not contain an adequate amount of sand. As a result, proper interlocking will not be
developed between the pavers which will allow shifting and rotating of the paver units to occur. These
joints should be properly filled with compacted sand in accordance with the recommended installation
procedures of the Interlocking Concrete Pavement Institute (ICPI).

Photo 2.2.10-1: Pavers at the clubhouse entrance

Photo 2.2.10-2: Inadequate amount of sand between joints
14
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2.3 Restroom Pavilion and Cabanas

Photo 2.3-1: Restroom pavillion and cabanas
2.3.1 Structure
The restroom pavilion and cabana structures appeared to be in overall good condition at the time of
Velocity’s inspection. The Association did not identify any problems or concerns related to the structures.

2.3.2 Roofing
The restroom pavilion and cabana roofing consists of concrete tile over felt underlayment with a slope of
approximately 7/12. Velocity performed visual inspections of the roofs. No damaged tiles were observed.
The roof systems appeared to be in good overall condition at the time of Velocity’s inspection. However,
due to concerns about the adequacy of the adhesion of the roof tiles on the clubhouse roof (as discussed
in Section 2.3.2 of this report), the Association may wish to consider further investigation into the
adequacy of the roof tile attachment.

Photo 2.3.2-1: Restroom pavilion and cabana roofs
15
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2.3.3 Building Envelopes
The building envelopes appeared to be in good condition at the time of Velocity’s inspection. Doors at the
restroom pavilion appeared to be properly installed and no significant stucco cracking was observed.

2.3.4 Painting and Sealing
The exterior of the restroom pavilion was reportedly painted in 2013. The paint is a two coat textured
system and is generally in good condition.
The decorative columns and planked wood ceilings in the cabana appeared to be in good condition at the
time of Velocity’s inspection.

2.3.5 MEP Systems
The restroom pavilion mechanical, electrical, and the majority of the plumbing (MEP) systems are
concealed within wall and ceiling spaces, however the fixtures and water heater components were
observed.
The cabanas do not utilize MEP systems.
No deficiencies in the MEP systems were observed during Velocity’s inspections. The Association did not
identify any problems or concerns related to the MEP systems.

2.3.6 HVAC Systems
The HVAC system in the restroom pavilion consists of a typical central air conditioning system as follows:
1 Trane 2 Ton Air Conditioning unit
The HVAC system appeared to be in good condition and was functioning properly at the time of Velocity’s
inspection. The HVAC equipment for the restroom pavilion appears to meet the requirements set forth in
the “HVAC Schedules, Notes, & Details.”
The cabanas do not utilize an HVAC system.
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Photo 2.3.6-1: Air conditioning condensors at restroom pavilion

2.3.7 ADA Compliance
Velocity inspected the restroom pavilion for ADA compliance. No items that were not in compliance with
ADA requirements were identified.
2.4 Swimming Pool, Spa, and Pool Deck
The swimming pool area consists of a resort style pool and spa.

Photo 2.4-1: Resort pool

17
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Photo 2.4-2: Spa
The pool decking consists of concrete pavers and appeared to be in good condition. However, the joints
between the pavers do not contain an adequate amount of sand. As a result, proper interlocking will not be
developed between the pavers which will allow shifting and rotating of the paver units to occur. These joints
should be properly filled with compacted sand in accordance with the recommended installation procedures of
the Interlocking Concrete Pavement Institute (ICPI).

Photo 2.4-3: Inadequate amount of sand between joints
18
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The pool and spa equipment appeared to be in good working order at the time of Velocity’s inspection. Velocity
spoke with the maintenance staff from Vista Pools, Inc., on March 30, 2015. The maintenance staff indicated
that the pool equipment is functioning properly and in good condition for its age.

Photo 2.4-4: Pool and spa equipment
2.5 Recreation Areas (Tennis Courts, Playground, and Tanning Deck)
2.5.1 Tennis Courts
The tennis courts appeared to be in overall good condition, consistent with their age. The tennis courts
consist of 3 all weather (asphalt) tennis courts, canopy structures, furniture, fencing, associated lighting,
and access systems.

Photo 2.5.1-1: Tennis courts

19

48

Turnover Study Report – HOA Components
The Preserve at Corkscrew Master Association

Velocity Project Number 15-046
June 11, 2015

2.5.2 Playground
The playground appeared to be in overall good condition. The playground consists of a one level play
structure, swing set, park bench, and associated fencing.

Photo 2.5.2-1: Playground

2.5.3 Tanning Deck
Based upon aerial photography from the Lee County Property Appraiser’s website, the tanning deck
appears to be located on a parcel owned by the CDD. However, because the tanning deck is clearly a part
of the community amenity center, the client has requested that it be included within this report.
The tanning deck is wood framed and supported on concrete strip foundations. Velocity was informed
that the deck was recently resurfaced. The tanning deck appears to be in overall good condition for its
age. However, the elevation difference at the transition from the walkways to the tanning deck exceeds
¼ inch. The Americans with Disabilities Act Accessibility Guidelines (ADAAG) states in Section 303.2 that a
maximum allowable elevation change of ¼ inch shall be permitted. Affected areas should be replaced or
repaired.

Photo 2.5.3-1: Tanning deck
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Photo 2.5.3-2: Uneven transition between walkway and tanning deck

Velocity observed that the aluminum fencing surrounding the tanning deck was insecure and “wobbly”
along the majority of its length. The top rail of fence would deflect over 2 inches when pushed horizontally
by hand.
The primary fence posts were originally attached by brackets bolted to the deck underneath the posts.
Additional L brackets had been installed at the base of some fence posts to add rigidity. The fence system
was more stable in areas where L brackets had been added, but large sections of fence remain unstable
and should be repaired.

Photo 2.5.3-3: Original post attachment

Photo 2.5.3-4: L bracket installed
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2.6 Emergency Access Road
There is an emergency access road that is approximately 800 feet east of the intersection of Corkscrew Road
and Cypress Shadows Boulevard. The access road runs from Corkscrew Road, around the east side of lake 2,
and heads south towards the Villa Di Preserve cul-de-sac. The Site Contruction Plans by Banks Engineering
indicate that the access road should connect to the cul-de-sac. Velocity noted that the emergency access road
terminates approximately 140 feet before the cul-de-sac and therefore is not in accordance with the plans.

Photo 2.6-1: Site Contruction Plans show the access road extends to the cul-de-sac

Photo 2.6-1: Missing section of emergency access road that should connect it to the cul-de-sac
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2.7 Box Culvert
The box culvert described below falls within the constraints of 3 separate parcels, one owned by the CDD and
two owned by the HOA. Specifically, the portion underneath Cypress Shadows Boulevard and the associated
sidewalk is within CDD property and the headwalls on either side are on property owned by the HOA. Therefore,
the box culvert has been included in this report.
There is a box culvert crossing underneath Cypress Shadows Boulevard approximately 0.65 miles from the
entrance to the community. The profile of the ground surface that slopes down towards the culvert is not in
accordance with the Site Construction Plans by Banks Engineering dated 6/3/11. The plans state that this section
should have a maximum allowable slope of 4/1 for a horizontal distance of 10 feet from the end of the culvert.
Velocity measured the slope in this area to be as steep as 2/1 in this area.

Photo 2.7-1: Section at box culvert not in accordance with plans

Photo 2.7-2: Section at box culvert not in accordance with plans
23
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The Florida Building Code states that a guard rail shall be located along open-sided walking surfaces where
the slope exceeds 30 inches vertically over 36 inches horizontally. The elevation difference between the
top and bottom of the box culvert is approximately 8 feet. An appropriate railing should be installed to
prevent pedestrian traffic from falling over the edge of the culvert.

Photo 2.7-3: A railing should be installed above the box culvert

2.8 Other Concerns
Other concerns that were brought to Velocity’s attention by the Association are itemized below:
Many of the electrical transformer pads throughout the community are settling and out of level. It is
believed that these transformers are the property of FP&L, however this has not yet been confirmed. Either
FP&L or the Developer should level out these pads.
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3.0 LIMITATIONS
3.1 Excluded Items
Certain items within the community are considered to not be within the scope of this turnover study. Such
items include but are not limited to:
Street lights (maintained by FP&L)
Sanitary sewer lift stations (maintained by Lee County Utilities)
Property belonging to individual lots

3.2 Standard of Care
Any information obtained from the Association’s vendors or other 3rd parties was assumed to be true and
correct. However, Velocity cannot assume responsibility for the accuracy of such information.
These services have been conducted in a manner consistent with the level of care and skill ordinarily exercised
by members of the profession currently practicing under similar conditions in the location where the Work was
performed. No other warranty, expressed or implied, is made including, without limitation, any warranty of
fitness for a particular purpose other than those expressly stated herein.
4.0 CLOSING & CERTIFICATION
We appreciate the opportunity to be of service to you on this project. Please do not hesitate to contact us if
you have any questions or if we may further assist you.
Sincerely,
Velocity Engineering Services, LLC
FBPE CA# 30362

Anthony DePonto, E.I.
Staff Engineer
Christopher J. Pacitto, P.E.
President/Principal Engineer
Florida Registration #: 59445
Shane Kelley, E.I.
Staff Engineer
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