
 

 

 
  

  
 

        

         

     

 
 

  
    

    
    
    

 
  

 
    
     
    
    

     
    

   
  

 
  

 
        
       

    
  

    
 

    

            

  

 

   
 
        

            

      

MINUTES OF MEETING 
TWIN CREEKS NORTH 

COMMUNITY DEVELOPMENT DISTRICT 

The Board of Supervisors of the Twin Creeks North Community Development District 

held a Regular Meeting on April 22, 2025 at 1:45 p.m., at the Beachwalk Clubhouse, 100 

Beachwalk Club Drive, St. Johns, Florida 32259. 

Present: 

Neal Shact Chair 
Christopher McKinney Vice Chair 
Geoff Gundlach Assistant Secretary 
Mark Kuper Assistant Secretary 
Bryan Kinsey Assistant Secretary 

Also present: 

Daniel Rom District Manager 
Kristen Thomas Wrathell, Hunt and Associates, LLC 
Jennifer Kilinski (via telephone) District Counsel 
Chris Loy Kilinski|Van Wyk PLLC 
Art Minchew Field Ops Liaison 
Howard “Mac” McGaffney FCS Management Group 
Steve Gardner (via telephone) 
Greg Spiro (via telephone) Protea Capital Partners, LLC 

Residents present: 

Mary Vastola Beth Corkran Pat Connor Jean Mostaccio Wes Benwick 
Vicki Berman Richard Wicker Claire Karp 

FIRST ORDER OF BUSINESS Call to Order/Roll Call 

Mr. Rom called the meeting to order at 1:45 p.m. Supervisors Shact, McKinney, 

Gundlach and Kuper were present. Supervisor Kinsey was not present at roll call but arrived a 

few minutes later. 

SECOND ORDER OF BUSINESS Public Comments 

Resident Mary Vastola asked why there were surveyors on CDD property yesterday and 

if there are plans to cut down the trees. Mr. Shact stated that the surveyors were surveying the 

Assisted Living boundaries. He advised the Managing Partner to avoid CDD grounds and to 
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TWIN CREEKS NORTH CDD April 22, 2025 

contact him regarding where to park. He also included a site plan, as the trees are in the 

wetlands and will not change. 

Mr. Rom discussed working with the Chair in preparing today’s agenda and of plans to 

allocate benchmark timeframes for each agenda item, to avoid lengthy meetings. Presentations 

titled “Reasons for a CDD” and “Responsibilities and Obligations” will be on a future agenda. 

THIRD ORDER OF BUSINESS Review of Proposal for Landscape and 
Irrigation Maintenance Services 

A. Respondents 

I. United Land Services 

II. The Greenery 

III. Ruppert Landscaping 

IV. Bland Landscaping 

V. Yellowstone 

VI. Verdego Landscaping 

The Board Members discussed their opinions on scoring and reasoning for the scores 

and possibly changing the scope, due to the variance on mulch materials. The ability to engage 

another vendor for this service and opportunity to save and relocate funds were also discussed. 

B. Board Discussion and Evaluation /Ranking 

The Evaluation Matrix was distributed. Ms. Thomas discussed her scoring for each 

respondent, in each category, and her reasoning for the scores. Mr. Rom stated that the 

Request for Proposals (RFP) response from Bland Landscape was not received on time, which is 

reflected in the score. 

In response to a request, Ms. Thomas listed the annual bid price for each respondent. 

Mr. Rom stated that the current annual expense to the CDD is approximately $727,900. The 

Board can accept Staff’s scores and ranking as its own or complete the Evaluation Matrix 

individually or as a group and waive any and/or all irregularities. 

Ms. Thomas and Mr. Rom responded to questions regarding the RFP process and 

instances where the original RFP was cancelled and re-advertised with an updated project 

scope. 
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TWIN CREEKS NORTH CDD April 22, 2025 

On MOTION by Mr. Shact and seconded by Mr. McKinney, with all in favor, 
waiving any and all irregularities for the six respondents to the Request for 
Proposals for Landscape and Irrigation Maintenance Services, was approved. 

On MOTION by Mr. Gundlach and seconded by Mr. Kuper, with all in favor, 
accepting Staff’s scores, ranking and recommendation, as the Board’s own 
scores and ranking, ranking The Greenery as the #1 ranked respondent, to the 
RFP for Landscape and Irrigation Services with 99 points; United Land Services 
as the #2 ranked respondent, with 92.20 points; Verdego Landscaping as the #3 
ranked respondent, with 90.74 points; Bland Landscaping as the #4 ranked 
respondent, with 90.70 points; Yellowstone as the #5 ranked respondent, with 
90.47 points and Ruppert Landscaping as the #6 ranked respondent, with 89.81 
points, was approved. 

Mr. Rom noted the acceptance of Staff’s scores and ranking recommendation of the 

respondents to the RFP for Landscape and Irrigation Services as their own. He recapped the 

Board’s overall group scores and ranking, as follows: 

#1 The Greenery 99.00 points 

#2 United Land Services 92.20 points 

#3 Verdego Landscaping 90.74 points 

#4 Bland Landscaping 90.70 points 

#5 Yellowstone 90.74 points 

#6 Ruppert Landscaping 89.81 points 

C. Authorization to Negotiate and Finalize Contract(s) 

On MOTION by Mr. Gundlach and seconded by Mr. Kinsey, with all in favor, 
authorizing Staff to negotiate and enter into a finalized contract with The 
Greenery, the #1 ranked respondent to the RFP for Landscape and Irrigation 
Services and, if unsuccessful, to proceed with the next ranking respondents, 
was approved. 

Mr. Rom stated that District Counsel prepared and provided a Resolution regarding the 

award of the Landscape and Irrigation Maintenance Services formalizing the point totals, 

ranking, etc. and award of the contract. The Resolution will be numbered with the next 

available Resolution number and the necessary points and other information will be inserted 

into the Resolution. 
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TWIN CREEKS NORTH CDD April 22, 2025 

On MOTION by Mr. Shact and seconded by Mr. Kinsey, with all in favor, 
Resolution 2025-___, Related to the RFP for Landscape and Irrigation 
Maintenance Services and Award of the Contract, was adopted. 

FOURTH ORDER OF BUSINESS Consideration of Proposals for Field 
Operations Services 

Mr. Rom recalled that, at the last meeting, the Board decided to temporarily enter into 

a Cost Share Agreement with the Beach Club for Field Operations Services until the CDD 

engages its own company. The current cost to the CDD is $35,000 and the annual cost is 

$60,000. He provided the firms with the same scope of services and deemed all respondents 

qualified. He expects the decision will come down to pricing. 

Mr. Rom presented the following and responded to questions: 

A. Atmos Living Management Group 

The bid is $1,500 a month for the remaining Fiscal Year 2025 and $18,000 per annum. 

He disclosed that Wrathell, Hunt and Associates, LLC, President and Vice President Mr. Craig 

Wrathell and Mr. Pfil Hunt are partners in Atmos Living Management Group (Atmos). 

B. FCS Management Group 

The bid is $16,000 for the remaining months of Fiscal Year 2025 and $48,000 per 

annum. Mr. Howard “Mac” McGaffney of FCS Management Group (FCS) is a former Wrathell, 

Hunt and Associates District Manager. 

C. Total Professional Association Management 

The bid is $28,800 per annum. Total Professional Association Management (TPAM) 

manages most of the HOA’s in this community. 

Mr. Gundlach voiced concerns about the range in prices and Management’s ties to 

Atmos. He is “happy” with the TPAM’s responsiveness as the HOA’s current service provider, 

the project scope, software tracking mechanism and is prepared to make a suggestion. 

The Board Members discussed the respondent and responses and suggested 

designating Mr. Gundlach as the Board liaison to specify the project scope with whoever they 

award the contract to. 

On MOTION by Mr. Gundlach and seconded by Mr. McKinney, with all in favor, 
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TWIN CREEKS NORTH CDD April 22, 2025 

the Total Professional Association Management Proposal for Field Operations 
Services and authorizing Staff to enter into an Agreement with Total 
Professional Association Management, was approved. 

On MOTION by Mr. Shact and seconded by Mr. Kuper, with all in favor, 
designating Mr. Gundlach to work with Staff to finalize the field operations 
scope of services, was approved. 

On MOTION by Mr. Gundlach and seconded by Mr. Kinsey, with all in favor, 
terminating the Cost Share Agreement with the Beachwalk Club, Inc. for Field 
Operations Liaison Services, based on the 60-day termination clause, was 
approved. 

FIFTH ORDER OF BUSINESS Discussion/Consideration 

A. Consideration of Estimates for Fencing 

Mr. Rom stated that he obtained proposals to install fencing to prevent access to all the 

fountains. This was requested because of someone entering and turning on the water He 

presented the following: 

I. Florida East Cost Fencing Estimate 25056, $6,301.70 

II. LV Fences and Gates, LLC Estimate No. 1897, $4,000 

On MOTION by Mr. Gundlach and seconded by Mr. Kinsey, with all in favor, LV 
Fences and Gates, LLC Estimate No. 1897 to install chain link fence and gate 
around the fountains, in a not-to-exceed amount of $4,000, to was approved. 

B. Discussion: Fiscal Year 2026 Proposed Budget 

Mr. Rom stated that the purpose of this item is to discuss the proposed Fiscal Year 2026 

budget and set the assessment ceiling. The Fiscal Year 2026 proposed budget will be formally 

presented for approval at the May 20, 2025 meeting and can be changed up to adoption of the 

budget following the budget public hearing. 

Board Members discussed adding a separate line item for the capital projects deferred 

from the prior fiscal year, expanding the landscaping budget, building reserves, assessment 

goals, allocating funds for monument lighting, median landscape lighting and irrigation, etc. 
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TWIN CREEKS NORTH CDD April 22, 2025 

In response to a question regarding fountain repairs, Ms. Thomas stated the vendor 

suggested repairing Fountain 3 first; she discussed the warranty for temporary repairs. She will 

request a quote for full and short-term repairs for Fountain 3. 

The Board consensus was for Staff to transfer savings to capital outlay projects, while 

keeping the assessment levels the same as the Fiscal Year 2025 assessments and to add a 

separate line item of capital projects for consideration. 

C. Discussion: Rules and Procedures for Signage on District Property 

Mr. Rom stated that District Counsel is drafting policies for the following: 

I. Golf Cart Speed Limit 

II. No Motorized Vehicles 

III. Consideration of Proposals for CDD Signage 

The Board gave their points of view about the above potential policies, based on Mr. 

Loy’s outlining of the St. Johns County and City ordinances. 

The consensus was for Staff to provide specific recommendations for Rules of Procedure 

for signage for the Board to consider at the next meeting. 

Mr. Gundlach stated that the new landscape at the Atlanta Isles at Beachwalk retention 

pond was damaged. He suggested installing a landscape feature to prevent carts and bikes from 

damaging the sod. 

On MOTION by Mr. Gundlach and seconded by Mr. Kuper, with all in favor, 
installing a landscape feature to block access to the Atlanta Isles at Beachwalk 
retention pond, in a not-to-exceed amount of $5,000, was approved. 

D. Consideration of Resolution 2025-06, Approving the Florida Statewide Mutual Aid 

Agreement; Providing for Severability; and Providing for an Effective Date 

On MOTION by Mr. Kinsey and seconded by Mr. Gundlach, with all in favor, 
Resolution 2025-06, Approving the Florida Statewide Mutual Aid Agreement; 
Providing for Severability; and Providing for an Effective Date, was adopted. 

SIXTH ORDER OF BUSINESS Update: Off-Duty Patrol Reporting 

Mr. Rom stated that St. Johns County posted the schedule to conduct off-duty patrols 

on CDD property a few weeks ago; the Sheriff’s Office is understaffed so the CDD is waiting for 
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TWIN CREEKS NORTH CDD April 22, 2025 

a patrol officer to pick up a schedule. In response to a request, Mr. Rom will change the 

schedule parameters for summer. 

The Board agreed with the suggestion that Staff take The Greenery’s $20,000 landscape 

enhancement credit towards the Atlanta Isles at Beachwalk retention pond improvements. 

SEVENTH ORDER OF BUSINESS Discussion: Parcel 7 Senior Assisted Living 

Mr. Rom acknowledged the Developers of the Senior Assisted Living, Mr. Steve Gardner 

and Mr. Greg Spiro, who were attending via telephone. Mr. Gardner and Mr. Spiro are 

requesting a change in the Methodology to reduce assessments for the Assisted Living facility, 

based on the supporting materials distributed in the meeting. 

A Board Member stated he emailed Ms. Kilinski and spoke to Mr. Rom about the 

request. In addition to the road usage aspect, he thinks there are so many other reasons for 

why he strongly opposes giving them a reduced rate. He thinks it is not the same as residential 

usage or apartments, since the Assisted Living Facility has commercial kitchens. 

Ms. Kikinsky opined that the CDD should look into this a little deeper to understand the 

impact to the community. 

Board Members commented about the Equivalent Residential Unit (ERU) ratings, 

difficulty explaining why homeowner assessments are increasing while the Assisted Living 

Facility assessments would be decreasing and the lateness of the request. 

A representative of the Assisted Living Facility noted that Parcel 7 is within the Activity 

Center of Beachwalk and was submitted to the County for approval and allows for different 

types of developed density. The property was purchased with the intent to develop it for Senior 

Living, for which Truth In Millage (TRIM) Notices are not as high as for a multi-family 

development apartment complex. He asked the Board to look at the original O&M assessments 

based on the original allocation versus what is currently being proposed and how the proper 

use is going to be set moving forward. 

Mr. Rom stated he will present the Board’s position to the Developer. 

Mr. Greg Spiro, of Protea Capital Partners, LLC, asked to continue discussions. 

EIGHTH ORDER OF BUSINESS Consent Agenda Items 

A. Acceptance of Unaudited Financial Statements as of March 31, 2025 
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TWIN CREEKS NORTH CDD April 22, 2025 

B. Approval of March 25, 2025 Regular Meeting Minutes 

On MOTION by Mr. Gundlach and seconded by Mr. Kinsey, with all in favor, the 
Unaudited Financial Statements as of March 31, 2025 and the March 25, 2025 
Regular Meeting Minutes, as presented, were accepted and approved. 

NINTH ORDER OF BUSINESS Staff Reports 

A. District Counsel: Kilinski | Van Wyk PLLC 

Mr. Loy stated there are no updates on legislative bills that might impact CDDs. 

B. District Engineer: Prosser, Inc. 

There was no report. 

C. Field Operations Liaison: Beachwalk Club 

• Monthly Report 

The Monthly Report was included for informational purposes. 

• Dog Station 

Mr. Minchew suggested having one dog station for each HOA. The consensus was to 

install a total of four dog stations, with one on each side of Beachwalk Boulevard. Mr. Gundlach 

was designated as the CDD liaison to collaborate with Staff to identify locations. 

On MOTION by Mr. Gundlach and seconded by Mr. Kinsey, with all in favor, 
installing four dog waste stations on Beachwalk Boulevard, in a not-to-exceed 
amount of $4,000, was approved. 

• Discussion: Additional Golf Cart Parking Around Barracuda Way/School 

Partnership 

Mr. Gundlach stated he needs to speak to the High School Principal about providing 

space for additional golf cart parking. He heard they are considering expanding the high school 

parking lot for its own purposes and wants to discuss parking in the CDD for its fall function and 

to establish a closer relationship with the community. 

• MaintainX, Inc., Sales Quote $3,528.00 [$588.00 per admin user] 

This item will be removed from future agendas. 

D. District Manager: Wrathell, Hunt and Associates, LLC 
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TWIN CREEKS NORTH CDD April 22, 2025 

• NEXT MEETING DATE: May 20, 2025 at 1:45 PM [Presentation of FY2026 

Proposed Budget] 

o QUORUM CHECK 

Supervisors Gundlach, McKinney, Shact and Kuper confirmed their attendance at the 

May 20, 2025 meeting. Supervisor Kinsey will attend via telephone. 

TENTH ORDER OF BUSINESS Board Members’ Comments/Requests 

A Board Member asked for the start time of the next three meetings to be changed to 

6:00 p.m., to accommodate working residents. Mr. Rom will present new Fiscal Year 2025 and 

Fiscal Year 2026 Meeting Schedules to hold quarterly meetings at 6:00 p.m. 

A Board Member asked when the Landscape Contract with The Greenery will 

commence. Mr. Rom stated probably June 1, 2025, based on the 30-day termination notice. 

ELEVENTH ORDER OF BUSINESS Public Comments 

Ms. Vastola asked if any of the landscapers serve communities in St Johns. Ms. Thomas 

replied affirmatively. 

Resident Vicki Berman asked where e-bikes are allowed. Mr. Loy gave an overview of 

areas and types of transportation that is allowed. Ms. Berman asked who she should contact to 

request installation of a golf cart path to The Fountains. She was directed to contact the 

Developer of The Fountains. 

Resident Claire Karp asked the Board to consider spanning projects over multiple years. 

She is not in favor of reducing the assessments for the Senior Living Facility. She asked about 

the tennis amenity. It was noted that the CDD is executing a contract to conduct a study. 

A resident asked about rumble strips. A Board Member stated it was decided that the 

strips are not necessary since the CDD is engaging off-duty patrols. 

TWELFTH ORDER OF BUSINESS Adjournment 

On MOTION by Mr. Kinsey and seconded by Mr. Gundlach, with all in favor, the 
meeting adjourned at 4:18 p.m. 
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