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11. Public Comments 

12. Adjournment 

Should you have any questions, please do not hesitate to contact me directly at (561) 909-7930 
or Kristen Thomas at (561) 517-5111. 

Sincerely, 

Daniel Rom 
District Manager 

FOR BOARD AND STAFF TO ATTEND BY TELEPHONE 

CALL-IN NUMBER: 1-888-354-0094 
PARTICIPANT CODE: 8664977 

 



   
 

 

TWIN CREEKS NORTH 
COMMUNITY DEVELOPMENT DISTRICT 

3 



To: 

From: 

Date: 

NOTICE OF TENDER OF RESIGNATION 

Board of Supervisors 
Twin Creeks North Community Development District 
Attn: Daniel Rom, District Manager 
2300 Glades Road, Suite 410W 
Boca Raton, FL 33431 

Gobel Christopher McKinney 

May 13, 2025 

I hereby tender my resignation as a member of the Board of Supervisors of the Twin 
Creeks North Community Development District. My tendered resignation will be 
deemed to be effective as of the time a quorum of the remaining members of the 
Board of Supervisors accepts it at a duly noticed meeting of the Board of Supervisors. 

I certify that this Notice of Tender of Resignation has been executed by me and [_J_ 
personally presented at a duly noticed meeting of the Board of Supervisors, LJ 
scanned and electronically transmitted to gillyardd@whhassociates.com or faxed to 
561-571-0013 and agree that the executed original shall be binding and enforceable 
and the email or fax copy shall be binding and enforceable as an original. 
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TWIN CREEKS NORTH COMMUNITY DEVELOPMENT DISTRICT 
BOARD OF SUPERVISORS 

OATH OF OFFICE 
 

 I, ____________________, A CITIZEN OF THE STATE OF FLORIDA AND OF THE 

UNITED STATES OF AMERICA, AND BEING AN OFFICER OF THE  TWIN CREEKS 

NORTH COMMUNITY DEVELOPMENT DISTRICT AND A RECIPIENT OF PUBLIC 

FUNDS AS SUCH OFFICER, DO HEREBY SOLEMNLY SWEAR OR AFFIRM THAT I 

WILL SUPPORT THE CONSTITUTION OF THE UNITED STATES AND OF THE STATE 

OF FLORIDA. 

   
 Signature 
 Printed Name:  
 

STATE OF FLORIDA 

COUNTY OF   

 

Sworn to (or affirmed) before me by means of  physical presence or  online notarization, this 

_____ day of ____________________, 20___, by  _______________________________ whose 

signature appears hereinabove, who is personally known to me or has produced 

_______________________, as identification, and is described in and who took the 

aforementioned oath as a Member of the Board of Supervisors of Twin Creeks North 

Community Development District and acknowledged to and before me that he/she took said 

oath for purposes therein expressed. 

 
(NOTARY SEAL)    
 NOTARY PUBLIC,  STATE OF FLORIDA 
 

 Print Name:  

 Commission No.:   Expires:  

 
--------------------------------------------------------------------------------------------------------------------- 
MAILING ADDRESS:  Home  Office County of Residence _______________ 
    
____________________________________   ______________________   _________________ 
Street   Phone  Fax 
 
____________________________________ ________________________________________  
City, State, Zip   Email Address 
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RESOLUTION 2025-08 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE TWIN 
CREEKS NORTH COMMUNITY DEVELOPMENT DISTRICT ELECTING 
AND REMOVING OFFICERS OF THE DISTRICT AND PROVIDING FOR 
AN EFFECTIVE DATE. 

 
 WHEREAS, the Twin Creeks North Community Development District (the “District”) is a 
local unit of special-purpose government created and existing pursuant to Chapter 190, Florida 
Statutes; and  
 
 WHEREAS, the District’s Board of Supervisors desires to elect and remove Officers of the 
District. 

 
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF 
SUPERVISORS OF TWIN CREEKS NORTH COMMUNITY 
DEVELOPMENT DISTRICT THAT: 

 

 SECTION 1. The following is/are elected as Officer(s) of the District effective May 20, 
2025: 

 is elected Chair 

 is elected Vice Chair 

 is elected Assistant Secretary 

 is elected Assistant Secretary 

 is elected Assistant Secretary 

 SECTION 2. The following Officer(s) shall be removed as Officer(s) as of May 20, 2025: 

Christopher McKinney  Vice Chair 
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SECTION 3.  The following prior appointments by the Board remain unaffected by this 
Resolution: 

 

Craig Wrathell is Secretary 

Daniel Rom is Assistant Secretary 

Kristen Thomas is Assistant Secretary 

Craig Wrathell is Treasurer 

Jeff Pinder is Assistant Treasurer 

PASSED AND ADOPTED THIS 20TH DAY OF MAY, 2025. 
 
ATTEST:  TWIN CREEKS NORTH COMMUNITY 

DEVELOPMENT DISTRICT 
 
 
 
________________________________  ________________________________ 
Secretary/Assistant Secretary    Chair/Vice Chair, Board of Supervisors 
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Jacksonville Office 
13901 Sutton Park Drive S., Suite 200, Jacksonville, FL 32224 

P: 1.833.723.4768 

April 21, 2025 
 
Mr. Daniel Rom 
District Manager 
Wrathell, Hunt and Associates, LLC 
2300 Glades Road, Suite 410W 
Boca Raton, FL 33431 
 
RE: Twin Creeks North Community Development District 

Proposal for Engineering Services 
 Landscape Tracts adjacent to Parcel 7, BJ’s Site  
 
Dear Mr. Rom: 
 

Thank you very much for this opportunity to submit a proposal for professional services for the 
preparation of a supplementary landscape screening design for the landscape tracts adjacent to the 
new BJs parking area from Beachwalk Boulevard in accordance with the St Johns County 
development code. The necessary scope and fee are described below: 
 
Task 1 – Coordination, Meetings and Exhibits 
 

Prosser will meet with District Staff and consultants as necessary for the development of landscape 
screening design. Prosser will utilize approved landscape design information available for Beachwalk 
Boulevard and BJs to develop the necessary supplemental support exhibits. These concept exhibits 
will be provided to District Staff and consultant team for comments, Prosser will modify the 
conceptual exhibits one time to finalize. 
 
Because of the uncertain nature of this task, we propose it be on a time & materials basis utilizing 
Prosser’s current hourly rates. 
 
Task 2 – Landscape Design Services 

 
2.1 PROJECT AREA 

Prime AE will provide landscape architectural design services (design development and final 
construction plans as described below) for the following areas within the project: 
CDD landscape tract parcels along Beachwalk Boulevard directly adjacent to the new BJs 
site. 
 

2.2 DESIGN SERVICES 
The scope of work includes providing landscape architectural design services for the above-
described areas as follows: 
Planting Coordination with appointed District staff and Project Engineer. 

 

  

https://nam02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.bing.com%2Fmaps%2F%3Fv%3D2%26where1%3D2300%2520Glades%2520Rd%252C%2520Boca%2520Raton%252C%2520FL%252033431&data=04%7C01%7CNBrockmeier%40prosserinc.com%7Ca2e88c674f2741671abb08d9db730522%7Ce1f499c405e54be18d75eb6060d15db3%7C1%7C1%7C637782109338604671%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C2000&sdata=0zbfLZ6SC4Z0L%2B6y8S1yREuP8Zh7bLK4woJrh7bZJUI%3D&reserved=0
https://nam02.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.bing.com%2Fmaps%2F%3Fv%3D2%26where1%3D2300%2520Glades%2520Rd%252C%2520Boca%2520Raton%252C%2520FL%252033431&data=04%7C01%7CNBrockmeier%40prosserinc.com%7Ca2e88c674f2741671abb08d9db730522%7Ce1f499c405e54be18d75eb6060d15db3%7C1%7C1%7C637782109338604671%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C2000&sdata=0zbfLZ6SC4Z0L%2B6y8S1yREuP8Zh7bLK4woJrh7bZJUI%3D&reserved=0
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2.3 LANDSCAPE ARCHITECTURE 
The following outlines our general understanding of the focus areas requiring Landscape 
Design: 

• Design of supplementary landscape with the goal of screening the new BJs parking 
area from Beachwalk Boulevard in accordance with the St Johns County development 
code. 

2.4 CONCEPTUAL DESIGN REFINEMENT 
After Owner/Engineer review of the preliminary planting plan, the drawings shall be revised to 
address any comments. 

 
2.5 DESIGN DEVELOPMENT 

Our Landscape Architect will develop design development level documents (CAD based) for 
review and coordination for the project. 

• Preliminary landscape plan 
• Owner/Engineer review 
• Revisions as required from Owner/Engineer review 

 
2.6 CONSTRUCTION DRAWINGS 

The construction drawings will include the final documents for permit, bidding and 
construction. Detailed information related to construction elements, materials, layout and 
coordination will be provided. The following will be provided in the final form: 

• Landscape Planting Plans 
• Landscape Planting Details 
• Landscape Installation Specifications 

 
ITEMS FURNISHED BY OTHERS 

• Others shall furnish cad drawings of the previously designed and installed landscape planting 
in the project area. Cad files have been made available to Prime AE. 

• It is assumed the irrigation system presently installed will accommodate the additional 
plantings, if irrigation redesign is required the additional design services will be billed on an 
hourly basis. 

• It is assumed that all mitigation and code requirements were addressed in the previously 
designed landscape plantings, thus no mitigation calculations or landscape code calculations 
are included in this proposal. 
 

FEES 
 

TASK DESCRIPTION FEE 

Task 1 Coordination, Meetings and Exhibits (T&M, estimate budget) $1,200.00 

Task 2 Landscape Design Services (Lump Sum) $6,210.00 

 
ADDITIONAL SERVICES 
 

Any services requested outside of the scope of work above will be charged hourly according to the 
rate schedule attached.  Prosser, Inc. will obtain proposals for other subconsultant services including 
surveying, geotechnical investigation, etc., as necessary to complete the proposed work as 
necessary.  We will assist with coordinating the work of all subconsultants by providing them with 
site information and data, as and when requested.  These subconsultants will contract with you for 
their services.  
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Our scope of work for this project does not include the following: 
 

• CLOMR/LOMR Application Process 

• Regulatory Planning Work 

• Traffic Study/Signal Warrant 
Analysis 

• Civil Engineering Design  

• Permitting Services 

• Wetland/Wildlife Identification, 
Studies, Flagging or Permitting  

• Land or Easement Acquisition 
Elements 

• Surveys 

• Geotechnical Engineering 
/Investigations 

• Environmental studies/analysis 

• NPDES Stormwater permitting 

• Engineer’s Estimate of Probable 
Costs 

• Bid Administration/Coordination 

• Coordination of any dry utilities 

• Permit Fees 

• Three-dimensional graphics 

• Structural, electrical and mechanical 
design 

• PUD/Zoning Modifications 

• Construction Services 

• Site observation(s) 

• Conduct end of guarantee period 
review 

• project closeout and certifications

 

OUT-OF-POCKET EXPENSES 

All job-related travel, reprographic, printing and plotting costs and supplies, telefax and long-
distance telephone charges, mail and courier delivery services will be billed at cost plus 15%. 

It is our pleasure to provide this professional services proposal to you.  If you wish to authorize 
us to proceed, we ask that you sign and return one copy of the signed proposal to our office.  If 
you have any questions regarding our proposal, we remain available to discuss it with you at your 
convenience.  Our Standard General Conditions and Rate Schedule are attached to this proposal 
for your information. 
 

 

Sincerely, 

 

 
Neal Brockmeier, PE 
VP, Civil Engineering 

Accepted By: 
 

Signature 
 
 

Typed Name and Title 
 

Date 
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PRIME AE GROUP, INC. 

GENERAL CONDITIONS 

1. Invoicing for services will be on a monthly basis and in proportion to the amount of work performed. Payment for work 
completed is not contingent upon receipt of governmental or other approvals. Payment is required within 30 days from 
date of invoice. Past due invoice amounts will be subject to interest charges at a rate of one percent (1%) per month.  
Should any invoice be 15 or more days past due, PRIME AE Group, Inc. shall have the right to suspend work on the 
project 10 days after written notice to our Client.  PRIME AE Group, Inc. reserves the right to withhold sealing of drawings 

until all invoices due and payable have been paid in full. 

2. Default: If the said Client fails to perform the covenants herein contained or fails to make payment as herein specified, PRIME 
AE Group, Inc. shall have the right to bring suit against Client for the sums due hereunder. In connection with any litigation 

arising herein, the prevailing party shall be entitled to recover all costs incurred, including reasonable attorney's fees. 

3. Lien Provisions: The Client acknowledges that it has secured legal rights to the property upon which the contemplated project 
will be built. Client further agrees that PRIME AE Group, Inc. may file its "Notice to Owner" to secure its right to payment.  

4. Regulatory Changes: The lump sum fees and corresponding scope of work has been formulated based upon existing 
regulatory codes, ordinances and procedures known to PRIME AE Group, Inc. on the date of proposal preparation.  
In the event subsequent regulatory changes require revisions to work completed or an increased level of effort, 

compensation for this additional work shall be in accordance with Paragraph 5 herein. 

5. Additional Work: If the scope of our Agreement is modified, additional work may be undertaken at PRIME AE Group, Inc.'s 

discretion,  under a lump sum fee or a time and material basis in accordance with our hourly rate schedule attached hereto. 

6. Excluded Items From Lump Sum Fees: The lump sum fees do not include the cost of surveying, preparation of 
easements, soil tests or hydrogeologic work. PRIME AE Group, Inc.'s scope of work includes coordination with 

subconsultants, however, we request that their invoicing be made directly to you. 

7. Reimbursable Expenses: Client requested expedited data delivery such as courier, fax, Federal Express, etc., shall be 
invoiced as a reimbursable expense in accordance with the attached hourly rate schedule. Costs of reproduction for 
transmittals & submittals beyond those specifically referenced in the proposal shall also be invoiced as a reimbursable 
expense in accordance with the attached hourly rate schedule. 

8. Indemnification: PRIME AE Group, Inc. agrees, to the fullest extent permitted by law, to indemnify and hold the Client 
harmless from any damage, liability or cost (including reasonable attorneys' fees and costs of defense) to the extent 
caused by PRIME AE Group, Inc.'s negligent acts, errors or omissions in the performance of professional services under 
this Agreement and those of our subconsultants or anyone for whom PRIME AE Group, Inc. is legally liable. 

 The Client agrees, to the fullest extent permitted by law, to indemnify and hold PRIME AE Group, Inc. harmless from any 
damage, liability or cost, including reasonable attorney's fees and costs, caused by the negligent acts, errors or omissions 
by the Client and those of its contractors, subcontractors or consultants or anyone who acts on behalf of Client, and 

arising from the project that is the subject of this Agreement. 

9. Limitations of Liability: In performing its professional services hereunder, PRIME AE Group, Inc. will use that degree of 
care and skill ordinarily exercised, under similar circumstances, by reputable members of its profession practicing in the 
same or similar locality. NO OTHER WARRANTY, EXPRESS OR IMPLIED, IS MADE OR INTENDED BY PRIME AE 
GROUP, INC.'S UNDERTAKING  HEREIN OR ITS PERFORMANCE OF SERVICES HEREUNDER. IT IS AGREED 
THAT BY EXECUTION OF THE ATTACHED PROPOSAL, THE CLIENT ACKNOWLEDGES THAT PRIME AE 
GROUP, INC.'S LIABILITY FOR ANY DAMAGE, LIABILITY OR COST ON ACCOUNT OF ANY ERROR, OMISSION, 
OR OTHER PROFESSIONAL NEGLIGENCE WILL BE LIMITED TO A SUM NOT TO EXCEED $15,000 OR PRIME 
AE GROUP, INC.'S FEE, WHICHEVER IS GREATER. 

10. Preliminary and detailed estimates of Construction Cost, if any, prepared by PRIME AE Group, Inc., represent our 
judgment as a design professional familiar with the construction industry. It is recognized, however, that neither PRIME 
AE Group, Inc. nor the Owner has control over the cost of labor, materials or equipment, over the Contractor's methods 
of determining bid prices, or over competitive bidding, market or negotiating conditions. Accordingly, PRIME AE Group, 
Inc. cannot and does not warrant or represent that bids or negotiated prices will not vary from the Owner's Project budget 

or from any estimate of Construction Cost or evaluation prepared or agreed to by PRIME AE Group, Inc. 

11. Regulatory Permitting: This Agreement does not include application fees required by any regulatory agency.  We ask that 
the Client furnish the appropriate fee at the time applications are submitted. Permits may contain a requirement for public 
noticing. Any publishing and associated fees shall be the responsibility of the permittee (Client). Permits may be 
conditioned upon Engineer of Record inspection and certification of construction. In the event such a condition is imposed, 
progress and final inspections must be provided by PRIME AE Group, Inc. Compensation for this additional work shall 
be in accordance with Paragraph 5 herein. 

12.  Term of Agreement: This Agreement shall commence on the effective date of the attached proposal and upon execution 
by the Client. If the Client does not execute this Agreement within thirty days of the date noted on the Proposal, it is no 
longer valid unless otherwise mutually agreed upon by Client and PRIME AE Group, Inc..  

 01/24/2025 
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Hourly Rate Schedule 

Effective May 2023 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Planning & Engineering  

Senior Vice President $300 

Vice President $250 

Project Director/Chief $235 

Senior Project Manager $200 

Project Manager $190 

Senior Engineer $185 

Engineer $150 

Senior Planner & Senior Landscape Architect $180 

Planner & Landscape Architect $150 

Senior Graphic Arts Director $170 

Graphic Art Designer $130 

Senior Designer $150 

Designer $120 

CADD Technician $105 

Clerical $  95 

Administrative Support $  95 

Project & Business Services  

Project Administrator $160 

Sr. Project Researcher $150 

Project Researcher $145 

Sr. Public Relations Liaison $160 

Technical Writer $115 

Information Services  

Programmer $150 

Information Systems $150 

GIS Programmer $165 

GIS Analyst $140 

GIS Technician $125 

CEI/Construction Management Services 

Resident Engineer $175 

Construction Project Manager $190 

Sr. Construction Inspector $125 

Construction Inspector $105 

All Reimbursable Expenses Shall Be Cost Times A Factor Of 1.15 
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RESOLUTION 2025-09 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF TWIN CREEKS NORTH 
COMMUNITY DEVELOPMENT DISTRICT APPROVING A PROPOSED BUDGET FOR 
FISCAL YEAR 2026 AND SETTING A PUBLIC HEARING THEREON PURSUANT TO 
FLORIDA LAW; ADDRESSING TRANSMITTAL, POSTING AND PUBLICATION 
REQUIREMENTS; ADDRESSING SEVERABILITY; AND PROVIDING AN EFFECTIVE 
DATE.  

 
 WHEREAS, the District Manager has heretofore prepared and submitted to the Board of 
Supervisors (“Board”) of Twin Creeks North Community Development District (“District”) prior 
to June 15, 2025, a proposed budget (“Proposed Budget”) for the fiscal year beginning October 
1, 2025, and ending September 30, 2026 (“Fiscal Year 2026”); and  
 
 WHEREAS, the Board has considered the Proposed Budget and desires to set the required 
public hearing thereon.  
 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF SUPERVISORS OF TWIN 
CREEKS NORTH COMMUNITY DEVELOPMENT DISTRICT:  

 
1. PROPOSED BUDGET APPROVED.  The Proposed Budget prepared by the 

District Manager for Fiscal Year 2026 attached hereto as Exhibit A is hereby approved 
as the basis for conducting a public hearing to adopt said Proposed Budget.  

 
2. SETTING A PUBLIC HEARING.  A public hearing on said approved Proposed 

Budget is hereby declared and set for the following date, hour and location:  
 
  DATE:   _________________________, 2025 
 
  HOUR:   1:45 PM 
 
  LOCATION:  Beachwalk Clubhouse 

100 Beachwalk Club Drive 
St. Johns, Florida 32259 

 
3. TRANSMITTAL OF PROPOSED BUDGET TO LOCAL GENERAL PURPOSE 

GOVERNMENT.  The District Manager is hereby directed to submit a copy of the 
Proposed Budget to St. Johns County, Florida at least 60 days prior to the hearing set 
above.  

 
4. POSTING OF PROPOSED BUDGET.  In accordance with Section 189.016, 

Florida Statutes, the District’s Secretary is further directed to post the approved 
Proposed Budget on the District’s website at least two days before the budget hearing 
date as set forth in Section 2, and shall remain on the website for at least 45 days.  



5. PUBLICATION OF NOTICE.  Notice of this public hearing shall be published 
in the manner prescribed in Florida law.  

 
6. SEVERABILITY.  The invalidity or unenforceability of any one or more 

provisions of this Resolution shall not affect the validity or enforceability of the 
remaining portions of this Resolution, or any part thereof. 

 
7. EFFECTIVE DATE.  This Resolution shall take effect immediately upon 

adoption.  
 

PASSED AND ADOPTED THIS 20TH DAY OF MAY, 2025.  
 

 
 
ATTEST:      TWIN CREEKS NORTH COMMUNITY 

DEVELOPMENT DISTRICT 
 
 
 
_____________________________   ________________________________ 
Secretary/Assistant Secretary    Chair/Vice Chair, Board of Supervisors 

   
 
 
 
Exhibit A: Proposed Budget for Fiscal Year 2026 
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Adopted
Budget

FY 2025

Actual
through

3/31/2025

Projected 
through 

9/30/2025

Total
Actual &
Projected

Proposed
Budget

FY 2026
REVENUES
Assessment levy: gross 1,632,033$      1,631,867$ 
Allowable discounts (4%) (65,281)            (65,275)       

Assessment levy: net 1,566,752        1,507,662$  59,090$     1,566,752$    1,566,592   
Assessments off-roll 168,112           153,296       14,816       168,112         168,103      
Interest and miscellaneous -                       1,500           -                 1,500             -                  

Total revenues 1,734,864        1,662,458    73,906       1,736,364      1,734,695   

EXPENDITURES
Professional & administration
Supervisors 6,000               2,800           3,200         6,000             8,000          
FICA 459                  214              245            459                612             
District engineer 10,000             6,443           8,410         14,853           10,000        
General counsel 24,000             13,695         10,305       24,000           24,000        
District manager 52,530             26,265         26,265       52,530           53,581        
Debt service fund accounting: 2016 master bonds 5,163               2,581           2,582         5,163             5,238          
Debt service fund accounting: 2016 sub bonds 2,337               1,169           1,168         2,337             2,262          
Debt service fund accounting: Lennar bonds 3,500               1,750           1,750         3,500             3,500          
Arbitrage rebate calculation 1,000               1,000           -                 1,000             1,000          
Dissemination agent 2,000               1,000           1,000         2,000             2,000          
Trustee 10,500             7,000           3,500         10,500           10,500        
Audit 6,450               -                   6,450         6,450             6,450          
Postage 750                  467              283            750                750             
Insurance - GL, POL 14,672             15,236         -                 15,236           16,105        
Legal advertising 1,200               157              1,043         1,200             1,200          
Mailed notices 1,600               -                   1,600         1,600             1,600          
Miscellaneous- bank charges 750                  -                   750            750                1,250          
Website

Hosting 705                  -                   705            705                705             
ADA compliance 210                  -                   210            210                210             

Annual district filing fee 175                  175              -                 175                175             
Contingencies 500                  415              85              500                500             

Total professional & admin 144,501           80,367         69,551       149,918         $149,638

TWIN CREEKS NORTH

Fiscal Year 2025

COMMUNITY DEVELOPMENT DISTRICT
GENERAL FUND BUDGET

FISCAL YEAR 2026
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Adopted
Budget

FY 2025

Actual
through

3/31/2025

Projected 
through 

9/30/2025

Total
Actual &
Projected

Proposed
Budget

FY 2026

TWIN CREEKS NORTH

Fiscal Year 2025

COMMUNITY DEVELOPMENT DISTRICT
GENERAL FUND BUDGET

FISCAL YEAR 2026

Field Operations
Accounting 7,500               3,750           3,750         7,500             7,500          
Property insurance -                       67,833         -                 67,833           74,125        
Field operations manager 9,600               10,833         20,016       30,849           28,800        

Landscape and irrigation maintenance 727,886           242,628       288,778     531,406         502,394      
Tree/plant/irrigation replacement 111,265           33,036         35,000       68,036           
Tree care -                       -                   -                 -                     35,000        
Tree replacement -                       -                   -                 -                     30,000        
Sod replacement 30,000             -                   -                 -                     30,000        
Annuals rotation 42,000             11,132         16,766       27,898           22,535        
Mulch 84,000             82,955         -                 82,955           79,670        

Landscape enhancement 30,000             25,587         4,413         30,000           30,000        
Irrigation repairs -                       6,662           63,000       69,662           15,500        
Irrigation water 375,000           98,536         98,536       197,072         195,000      
Albany Bay irrigation cost share 18,000             -                   18,000       18,000           18,000        
Back flow prevention 1,000               -                   1,000         1,000             1,000          
Lake maintenance 22,200             9,250           12,950       22,200           22,200        
Fountain service 105,000           42,915         62,085       105,000         105,000      
Fountain maintenance 5,000               -                   5,000         5,000             -                  
Monument maintenance 17,000             -                   22,000       22,000           2,500          
Monument lighting maintenance 8,670               -                   8,670         8,670             -                  
Beachwalk channel letters -                       1,716           -                 1,716             -                  
Median lighting maintenance 7,600               -                   7,600         7,600             -                  
Road maintenance 15,000             -                   15,000       15,000           3,500          
Sidewalk repairs 10,000             -                   54,803       54,803           5,000          
Holiday lighting 15,000             9,973           -                 9,973             15,000        
Porter services -                       -                   -                 -                     4,200          
Consulting services -                       -                   19,600       19,600           -                  
Contingencies 16,000             13,700         4,000         17,700           16,000        
Capital outlay 121,000           -                   -                 -                     -                  

Fountain repairs 75,000             14,890         22,500       37,390           100,000      
Monument lighting repairs -                       -                   -                 -                     85,000        
Sidewalk & cart path striping 54,000             -                   54,000       54,000           115,000      
Total field operations 1,907,721        675,396       837,467     1,512,863      1,542,924   

Other fees and charges
Tax collector 32,641             30,087         2,554         32,641           32,637        

Total other fees & charges 32,641             30,087         2,554         32,641           32,637        
Total expenditures 2,084,863        785,850       909,572     1,695,422      $1,725,199

Net increase/(decrease) of fund balance (349,999)          876,608       (835,666)    40,942           9,496          
Fund balance - beginning (unaudited) 896,011           808,302       1,684,910  808,302         849,244      
Fund balance - ending (projected):

Assigned:
3 months working capital 406,224           406,224       406,224     406,224         406,224      
Fountain repairs -                       -                   -                 -                     100,000      

Unassigned 139,788           1,278,686    443,020     443,020         352,516      
Fund balance - ending (projected) 546,012$         1,684,910$  849,244$   849,244$       858,740$    
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EXPENDITURES
Professional & administration

Supervisors 8,000$        

FICA 612             

District engineer 10,000        

General counsel 24,000        

District manager 53,581        

Debt service fund accounting: 2016 master bonds 5,238          

Debt service fund accounting: 2016 sub bonds 2,262          
Debt service fund accounting: Lennar bonds 3,500          
Arbitrage rebate calculation 1,000          

Dissemination agent 2,000          
Trustee 10,500        

Audit 6,450          

Postage 750             

Insurance - GL, POL 16,105        

Legal advertising 1,200          

TWIN CREEKS NORTH

DEFINITIONS OF GENERAL FUND EXPENDITURES

Statutorily set at $200 per Supervisor for each meeting of the Board of
Supervisors not to exceed $4,800, per Supervisor, for each fiscal year. 

COMMUNITY DEVELOPMENT DISTRICT

Wrathell, Hunt and Associates, LLC specializes in managing special
districts in the State of Florida by combining the knowledge, skills and
experience of a team of professionals to ensure compliance with all
governmental requirements of the District, develops financing programs,
administers the issuance of tax exempt bond financings and operates and
maintains the assets of the District.

Billing, Cochran, Lyles, Mauro & Ramsey, PA will provide legal representation
for issues relating to public finance, public bidding, rulemaking, open
meetings, public records, real property dedications, conveyances and
contracts.

The District engineer will provide engineering, consulting and construction
services to the District while crafting solutions with sustainability for the long-
term interests of the community while recognizing the needs of government,
the environment and maintenance of the District's facilities. 

The District is required to undertake an independent examination of its books,
records and accounting procedures each year. This audit is conducted
pursuant to Florida State Law and the Rules of the Auditor General.

As per federal law, this expenditure is currently 7.65% of gross  wages.

The District carries general liability and public officials liability insurance. The
limit of liability is set at $5,000,000 for general liability and $5,000,000 for
public officials liability.

The District advertises for monthly meetings, special meetings, public
hearings, public bids, etc. After bonds are issued, many of the required public
hearings will be completed. For future years, legal advertising could be
reduced to $1,500 to $2,000 range. 

Mailing agenda packages, overnight deliveries, correspondence, etc. 

To ensure the District's compliance with all tax regulations, annual
computations are necessary to calculate the arbitrage rebate liability.

Wrathell, Hunt and Associates, LLC, will administer the District’s lien book
and the assessment process pursuant to the requirements of Chapter 170, FS
and the assessment methodology.

Annual fees paid for services provided as trustee, paying agent and registrar.
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TWIN CREEKS NORTH

DEFINITIONS OF GENERAL FUND EXPENDITURES
COMMUNITY DEVELOPMENT DISTRICT

EXPENDITURES (continued)
Mailed notices 1,600          
Miscellaneous- bank charges 1,250          

Website
Hosting 705             
ADA compliance 210             

Annual district filing fee 175             

Contingencies 500             
Field Operations
Accounting 7,500          
Property insurance 74,125        
Landscape maintenance
Field operations manager 28,800        

Agreement with TPAM for field operations support 
Landscape and irrigation maintenance 502,394      

Tree care 35,000        
Tree pruning of palms in excess of 10 feet

Tree replacement 30,000        
Replacement of trees around CDD property

Sod replacement 30,000        
Annuals rotation 22,535        

Four rotations per year
Mulch 79,670        

One annual rotation
Landscape enhancement 30,000        

Misc. landscape improvement projects 
Irrigation repairs 15,500        
Irrigation water 195,000      
Albany Bay irrigation cost share 18,000        

Back flow prevention 1,000          
Lake maintenance 22,200        

Lake Doctors Agreement for water treatment services of CDD-owned lakes
Fountain service 105,000      

FECC #1, LLC agreement for weekly servicing of chemicals and repair of fountains
Monument maintenance 2,500          

Beachwalk channel letters, basin lighting, tile repair, tile cleaning
Road maintenance 3,500          

Potholes and roadway striping
Sidewalk repairs 5,000          

ADA mats and tripping hazards
Holiday lighting 15,000        
Porter services 4,200          

Four dog stations
Contingencies 16,000        

Capital outlay
Fountain repairs 100,000      
Monument lighting repairs 85,000        
Sidewalk & cart path striping 115,000      

Other fees and charges
Tax collector 32,637        

The tax collector's fee is 2% of assessments collected.
Total expenditures 1,725,199$ 

Water cost-share for CDD zones within Albany Bay/The Reef water meter

Landscape and irrigation maintenance along Beachwalk Blvd, CR-210, Albany Bay Blvd and pond 
banks 

Annual fee paid to the Florida Department of Economic Opportunity.

Bank charges, automated AP routing and other miscellaneous expenses 

4



Adopted
Budget

FY 2025

Actual
through

3/31/2025

Projected 
through 

9/30/2025

Total
Actual &
Projected

Proposed
Budget

FY 2026
REVENUES
Assessment levy: gross 1,675,832$ 1,675,832$  
Allowable discounts (4%) (67,033)       (67,033)        

Assessment levy: net 1,608,799   1,546,573$ 62,226$      1,608,799$  1,608,799    
Assessments off-roll 2016A-1 88,446        -                  88,446        88,446         88,446         
Assessments prepayment -                  258,995      -                  258,995       -                   
Interest 2016A-1 -                  38,116        -                  38,116         -                   
Interest 2016A-2 -                  22,990        -                  22,990         -                   

Total revenues 1,697,245   1,866,674   150,672      2,017,346    1,697,245    

EXPENDITURES
Debt service
Principal 2016A-1 275,000      265,000      -                  265,000       280,000       
Principal 2016A-2 125,000      115,000      -                  115,000       120,000       
Principal prepayment 2016A-1 -                  195,000      -                  195,000       -                   
Principal prepayment 2016A-2 -                  170,000      -                  170,000       -                   
Interest 2016A-1 900,438      441,491      458,947      900,438       857,638       
Interest 2016A-2 407,325      191,113      216,212      407,325       369,675       

Total debt service 1,707,763   1,377,604   675,159      2,052,763    1,627,313    

Other fees and charges
Tax collector 33,517        30,863        2,654          33,517         33,517         

Total other fees & charges 33,517        30,863        2,654          33,517         33,517         
Total expenditures 1,741,280   1,408,467   677,813      2,086,280    1,660,830    

Net increase/(decrease) of fund balance (44,035)       458,207      (527,141)     (68,934)        36,415         
Fund balance - beginning (unaudited) 3,424,711   3,347,199   3,805,406   3,347,199    3,278,265    
Fund balance - ending (projected) 3,380,676$ 3,805,406$ 3,278,265$ 3,278,265$  3,314,680    

Use of fund balance:
Debt service reserve account balance (required) (1,416,526)   
Principal and Interest expense 2016 A-1 - November 1, 2026 (724,794)      
Principal and Interest expense 2016 A-2 - November 1, 2026 (313,038)      
Projected fund balance surplus/(deficit) as of September 30, 2026 860,322$     

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

DEBT SERVICE FUND SERIES 2016 BANS & 2016 BONDS BUDGET

Fiscal Year 2025

FISCAL YEAR 2026
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 Principal  Coupon Rate  Interest  Debt Service 
 Bond

Balance 
11/01/25 280,000.00        5.750% 432,843.75        712,843.75        18,220,000.00      
05/01/26 424,793.75        424,793.75        18,220,000.00      
11/01/26 300,000.00        5.750% 424,793.75        724,793.75        17,920,000.00      
05/01/27 416,168.75        416,168.75        17,920,000.00      
11/01/27 315,000.00        5.750% 416,168.75        731,168.75        17,605,000.00      
05/01/28 407,112.50        407,112.50        17,605,000.00      
11/01/28 335,000.00        5.750% 407,112.50        742,112.50        17,270,000.00      
05/01/29 397,481.25        397,481.25        17,270,000.00      
11/01/29 355,000.00        6.375% 397,481.25        752,481.25        16,915,000.00      
05/01/30 386,165.63        386,165.63        16,915,000.00      
11/01/30 380,000.00        6.375% 386,165.63        766,165.63        16,535,000.00      
05/01/31 374,053.13        374,053.13        16,535,000.00      
11/01/31 400,000.00        6.375% 374,053.13        774,053.13        16,135,000.00      
05/01/32 361,303.13        361,303.13        16,135,000.00      
11/01/32 430,000.00        6.375% 361,303.13        791,303.13        15,705,000.00      
05/01/33 347,596.88        347,596.88        15,705,000.00      
11/01/33 455,000.00        6.375% 347,596.88        802,596.88        15,250,000.00      
05/01/34 333,093.75        333,093.75        15,250,000.00      
11/01/34 485,000.00        6.375% 333,093.75        818,093.75        14,765,000.00      
05/01/35 317,634.38        317,634.38        14,765,000.00      
11/01/35 515,000.00        6.375% 317,634.38        832,634.38        14,250,000.00      
05/01/36 301,218.75        301,218.75        14,250,000.00      
11/01/36 550,000.00        6.375% 301,218.75        851,218.75        13,700,000.00      
05/01/37 283,687.50        283,687.50        13,700,000.00      
11/01/37 585,000.00        6.375% 283,687.50        868,687.50        13,115,000.00      
05/01/38 265,040.63        265,040.63        13,115,000.00      
11/01/38 620,000.00        6.375% 265,040.63        885,040.63        12,495,000.00      
05/01/39 245,278.13        245,278.13        12,495,000.00      
11/01/39 660,000.00        6.375% 245,278.13        905,278.13        11,835,000.00      
05/01/40 224,240.63        224,240.63        11,835,000.00      
11/01/40 700,000.00        6.375% 224,240.63        924,240.63        11,135,000.00      
05/01/41 201,928.13        201,928.13        11,135,000.00      
11/01/41 745,000.00        6.375% 201,928.13        946,928.13        10,390,000.00      
05/01/42 178,181.25        178,181.25        10,390,000.00      
11/01/42 795,000.00        6.375% 178,181.25        973,181.25        9,595,000.00        
05/01/43 152,840.63        152,840.63        9,595,000.00        
11/01/43 845,000.00        6.375% 152,840.63        997,840.63        8,750,000.00        
05/01/44 125,906.25        125,906.25        8,750,000.00        
11/01/44 900,000.00        6.375% 125,906.25        1,025,906.25     7,850,000.00        
05/01/45 97,218.75          97,218.75          7,850,000.00        
11/01/45 955,000.00        6.375% 97,218.75          1,052,218.75     6,895,000.00        
05/01/46 66,778.13          66,778.13          6,895,000.00        
11/01/46 1,015,000.00     6.375% 66,778.13          1,081,778.13     5,880,000.00        
05/01/47 34,425.00          34,425.00          5,880,000.00        
11/01/47 1,080,000.00     6.375% 34,425.00          1,114,425.00     4,800,000.00        

Total 13,700,000.00   12,317,137.61   26,017,137.61   

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

SERIES 2016A-1 AMORTIZATION SCHEDULE
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 Principal  Coupon Rate  Interest  Debt Service 
 Bond

Balance 
11/01/25 120,000.00       6.000% 186,637.50        306,637.50        8,505,000.00       
05/01/26 -                        183,037.50        183,037.50        8,505,000.00       
11/01/26 130,000.00       6.000% 183,037.50        313,037.50        8,375,000.00       
05/01/27 -                        179,137.50        179,137.50        8,375,000.00       
11/01/27 135,000.00       6.000% 179,137.50        314,137.50        8,240,000.00       
05/01/28 -                        175,087.50        175,087.50        8,240,000.00       
11/01/28 145,000.00       6.000% 175,087.50        320,087.50        8,095,000.00       
05/01/29 -                        170,737.50        170,737.50        8,095,000.00       
11/01/29 155,000.00       6.000% 170,737.50        325,737.50        7,940,000.00       
05/01/30 -                        166,087.50        166,087.50        7,940,000.00       
11/01/30 160,000.00       6.000% 166,087.50        326,087.50        7,780,000.00       
05/01/31 -                        161,287.50        161,287.50        7,780,000.00       
11/01/31 170,000.00       6.000% 161,287.50        331,287.50        7,610,000.00       
05/01/32 -                        156,187.50        156,187.50        7,610,000.00       
11/01/32 185,000.00       6.375% 156,187.50        341,187.50        7,425,000.00       
05/01/33 -                        150,290.63        150,290.63        7,425,000.00       
11/01/33 195,000.00       6.375% 150,290.63        345,290.63        7,230,000.00       
05/01/34 -                        144,075.00        144,075.00        7,230,000.00       
11/01/34 210,000.00       6.375% 144,075.00        354,075.00        7,020,000.00       
05/01/35 -                        137,381.25        137,381.25        7,020,000.00       
11/01/35 225,000.00       6.375% 137,381.25        362,381.25        6,795,000.00       
05/01/36 -                        130,209.38        130,209.38        6,795,000.00       
11/01/36 235,000.00       6.375% 130,209.38        365,209.38        6,560,000.00       
05/01/37 -                        122,718.75        122,718.75        6,560,000.00       
11/01/37 250,000.00       6.375% 122,718.75        372,718.75        6,310,000.00       
05/01/38 -                        114,750.00        114,750.00        6,310,000.00       
11/01/38 270,000.00       6.375% 114,750.00        384,750.00        6,040,000.00       
05/01/39 -                        106,143.75        106,143.75        6,040,000.00       
11/01/39 285,000.00       6.375% 106,143.75        391,143.75        5,755,000.00       
05/01/40 -                        97,059.38          97,059.38          5,755,000.00       
11/01/40 300,000.00       6.375% 97,059.38          397,059.38        5,455,000.00       
05/01/41 -                        87,496.88          87,496.88          5,455,000.00       
11/01/41 320,000.00       6.375% 87,496.88          407,496.88        5,135,000.00       
05/01/42 -                        77,296.88          77,296.88          5,135,000.00       
11/01/42 345,000.00       6.375% 77,296.88          422,296.88        4,790,000.00       
05/01/43 -                        66,300.00          66,300.00          4,790,000.00       
11/01/43 365,000.00       6.375% 66,300.00          431,300.00        4,425,000.00       
05/01/44 -                        54,665.63          54,665.63          4,425,000.00       
11/01/44 390,000.00       6.375% 54,665.63          444,665.63        4,035,000.00       
05/01/45 -                        42,234.38          42,234.38          4,035,000.00       
11/01/45 415,000.00       6.375% 42,234.38          457,234.38        3,620,000.00       
05/01/46 -                        29,006.25          29,006.25          3,620,000.00       
11/01/46 440,000.00       6.375% 29,006.25          469,006.25        3,180,000.00       
05/01/47 -                        14,981.25          14,981.25          3,180,000.00       
11/01/47 470,000.00       6.375% 14,981.25          484,981.25        2,710,000.00       

Total 5,915,000.00    5,318,981.32     11,233,981.32   

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

SERIES 2016A-2 AMORTIZATION SCHEDULE
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Adopted
Budget

FY 2025

Actual
through

3/31/2025

Projected 
through 

9/30/2025

Total
Actual &
Projected

Proposed
Budget

FY 2026
REVENUES
Assessment levy: gross 209,688$ 209,688$  
Allowable discounts (4%) (8,388)      (8,388)       

Assessment levy: net 201,300   193,709$ 7,591$     201,300$     201,300    
Interest -               5,604       -               5,604           -                

Total revenues 201,300   199,313   7,591       206,904       201,300    

EXPENDITURES
Debt service
Principal 65,000     -               65,000     65,000         65,000      
Interest 135,444   67,722     67,722     135,444       132,519    

Total debt service 200,444   67,722     132,722   200,444       197,519    

Other fees and charges
Tax collector 4,194       3,866       328          4,194           4,194        

Total other fees & charges 4,194       3,866       328          4,194           4,194        
Total expenditures 204,638   71,588     133,050   204,638       201,713    

Net increase/(decrease) of fund balance (3,338)      127,725   (125,459)  2,266           (413)          
Fund balance - beginning (unaudited) 241,429   253,155   380,880   253,155       255,421    
Fund balance - ending (projected) 238,091$ 380,880$ 255,421$ 255,421$     255,008    

Use of fund balance:
Debt service reserve account balance (required) (101,507)   
Interest expense - December 15, 2026 (64,797)     
Projected fund balance surplus/(deficit) as of September 30, 2026 88,704$    

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

DEBT SERVICE FUND SERIES 2018

Fiscal Year 2025
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 Principal  Coupon Rate  Interest  Debt Service 
 Bond

Balance 
12/15/25 66,259.38          66,259.38          2,730,000.00        
06/15/26 65,000.00          4.500% 66,259.38          131,259.38        2,665,000.00        
12/15/26 64,796.88          64,796.88          2,665,000.00        
06/15/27 70,000.00          4.500% 64,796.88          134,796.88        2,595,000.00        
12/15/27 63,221.88          63,221.88          2,595,000.00        
06/15/28 70,000.00          4.500% 63,221.88          133,221.88        2,525,000.00        
12/15/28 61,646.88          61,646.88          2,525,000.00        
06/15/29 75,000.00          4.500% 61,646.88          136,646.88        2,450,000.00        
12/15/29 59,959.38          59,959.38          2,450,000.00        
06/15/30 80,000.00          4.875% 59,959.38          139,959.38        2,370,000.00        
12/15/30 58,009.38          58,009.38          2,370,000.00        
06/15/31 85,000.00          4.875% 58,009.38          143,009.38        2,285,000.00        
12/15/31 55,937.50          55,937.50          2,285,000.00        
06/15/32 85,000.00          4.875% 55,937.50          140,937.50        2,200,000.00        
12/15/32 53,865.63          53,865.63          2,200,000.00        
06/15/33 90,000.00          4.875% 53,865.63          143,865.63        2,110,000.00        
12/15/33 51,671.88          51,671.88          2,110,000.00        
06/15/34 95,000.00          4.875% 51,671.88          146,671.88        2,015,000.00        
12/15/34 49,356.25          49,356.25          2,015,000.00        
06/15/35 100,000.00        4.875% 49,356.25          149,356.25        1,915,000.00        
12/15/35 46,918.75          46,918.75          1,915,000.00        
06/15/36 105,000.00        4.875% 46,918.75          151,918.75        1,810,000.00        
12/15/36 44,359.38          44,359.38          1,810,000.00        
06/15/37 110,000.00        4.875% 44,359.38          154,359.38        1,700,000.00        
12/15/37 41,678.13          41,678.13          1,700,000.00        
06/15/38 115,000.00        4.875% 41,678.13          156,678.13        1,585,000.00        
12/15/38 38,875.00          38,875.00          1,585,000.00        
06/15/39 120,000.00        5.000% 38,875.00          158,875.00        1,465,000.00        
12/15/39 35,875.00          35,875.00          1,465,000.00        
06/15/40 130,000.00        5.000% 35,875.00          165,875.00        1,335,000.00        
12/15/40 32,625.00          32,625.00          1,335,000.00        
06/15/41 135,000.00        5.000% 32,625.00          167,625.00        1,200,000.00        
12/15/41 29,250.00          29,250.00          1,200,000.00        
06/15/42 140,000.00        5.000% 29,250.00          169,250.00        1,060,000.00        
12/15/42 25,750.00          25,750.00          1,060,000.00        
06/15/43 150,000.00        5.000% 25,750.00          175,750.00        910,000.00           
12/15/43 22,000.00          22,000.00          910,000.00           
06/15/44 160,000.00        5.000% 22,000.00          182,000.00        750,000.00           
12/15/44 18,000.00          18,000.00          750,000.00           
06/15/45 165,000.00        5.000% 18,000.00          183,000.00        585,000.00           
12/15/45 13,875.00          13,875.00          585,000.00           
06/15/46 175,000.00        5.000% 13,875.00          188,875.00        410,000.00           
12/15/46 9,500.00            9,500.00            410,000.00           
06/15/47 185,000.00        5.000% 9,500.00            194,500.00        225,000.00           
12/15/47 4,875.00            4,875.00            225,000.00           
06/15/48 195,000.00        5.000% 4,875.00            199,875.00        30,000.00             

Total 2,700,000.00     1,896,612.60     4,596,612.60     

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

SERIES 2018 AMORTIZATION SCHEDULE
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Parcel Community 
Name Product Sq. Ft. /Units

FY 2026 O&M 
Assessment
per 1,000 Sq. 

Ft./Unit

FY 2026 DS 
Assessment
per 1,000 Sq. 

Ft./Unit

FY 2026 Total 
Assessment
per  1,000 Sq. 

Ft./Unit

FY 2025 
Total 

Assessment
per 1,000 

Sq. Ft./Unit

FY 2026 vs. 
FY 2025 

Total 
Assessment 
Change/Unit

Non-Residential
Commercial Parcel 5 Lowe's Retail 105,070             650.31            -                 650.31            650.34         (0.03)           
Commercial Parcel 5 Hotel 100                    390.18            -                 390.18            390.20         (0.02)           
Commercial Parcel 6 BJ's Retail 73,310               650.31            -                 650.31            650.34         (0.03)           
Commercial Parcel 7 Senior Living Retail 100,000             650.31            386.21           1,036.52         1,036.55      (0.03)           
Total 278,480             

Residential
Residential Parcel 1 Grand Isles TH 22.5' 206                    1,300.60         1,088.02        2,388.62         2,388.69      (0.07)           
Residential Parcel 2/3 The Reef SF 40' 183                    1,320.51         2,690.15        4,010.66         4,010.73      (0.07)           
Residential Parcel 2/3- Prepaid The Reef SF 40' 4                        1,320.51         -                 1,320.51         1,320.58      (0.07)           
Residential Parcel 4 Elysian MF 348                    390.18            -                 390.18            390.20         (0.02)           
Residential Parcel 5 Sentosa MF 298                    390.18            -                 390.18            390.20         (0.02)           
Residential Parcel 10/11 The Cove SF 63' 46                      1,305.47         3,104.13        4,409.60         4,409.83      (0.23)           
Residential Parcel 10/11 - Reduced The Cove SF 63' 13                      1,305.47         2,604.21        3,909.68         3,909.91      (0.23)           
Residential Parcel 10/11 - Prepaid The Cove SF 63' 3                        1,305.47         -                 1,305.47         1,305.70      (0.23)           
Residential Parcel 10/11 The Cove Villa 37.5' 23                      1,305.47         3,114.80        4,420.27         4,420.50      (0.23)           
Residential Parcel 10/11- Reduced The Cove Villa 37.5' 2                        1,305.47         2,719.05        4,024.52         4,024.75      (0.23)           
Residential Parcel 10/11- Prepaid The Cove Villa 37.5' 7                        1,305.47         -                 1,305.47         1,305.70      (0.23)           
Residential Parcel 12 Atlantica Isles Villa 37.5' 24                      1,305.47         3,114.80        4,420.27         4,420.50      (0.23)           
Residential Parcel 12 - Reduced Atlantica Isles Villa 37.5' 16                      1,305.47         2,719.05        4,024.52         4,024.75      (0.23)           
Residential Parcel 12 - Prepaid Atlantica Isles Villa 37.5' 94                      1,305.47         -                 1,305.47         1,305.70      (0.23)           
Residential Parcel 13 Dorado SF 53' 83                      1,305.47         3,227.14        4,532.61         4,532.84      (0.23)           
Residential Parcel 13 - Reduced Dorado SF 53' 46                      1,305.47         2,816.73        4,122.20         4,122.43      (0.23)           
Residential Parcel 13 - Prepaid Dorado SF 53' 18                      1,305.47         -                 1,305.47         1,305.70      (0.23)           
Residential Parcel 14 Seaside Estates SF 73' 100                    1,305.47         3,575.24        4,880.71         4,880.94      (0.23)           
Residential Parcel 14 - Prepaid A-2 Seaside Estates SF 73' 2                        1,305.47         1,770.17        3,075.64         3,075.87      (0.23)           
Residential Parcel 14 - Prepaid Seaside Estates SF 73' 17                      1,305.47         -                 1,305.47         1,305.70      (0.23)           
Total 1,533                 

 

On-Roll Assessments

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

ASSESSMENT COMPARISON
PROJECTED FISCAL YEAR 2026 ASSESSMENTS
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TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

ASSESSMENT COMPARISON
PROJECTED FISCAL YEAR 2026 ASSESSMENTS

Product/Parcel Product Sq. Ft. /Units

FY 2026 O&M 
Assessment
per 1,000 Sq. 

Ft./Unit

FY 2026 DS 
Assessment
per 1,000 Sq. 

Ft./Unit

FY 2026 Total 
Assessment
per  1,000 Sq. 

Ft./Unit

FY 2025 
Total 

Assessment
per 1,000 

Sq. Ft./Unit
Non-Residential
Commercial Parcel 8 Retail 175,000             611.29            363.34           974.63            974.66         (0.03)           
Office Parcel 9 Office 100,000             611.29            248.61           859.90            859.93         (0.03)           
Total 275,000             

Note: The exact number of units that will be assessed on-roll and off-roll will be updated after June 2024 based on information received from the St.
Johns County Property Appraiser's Office

Off-Roll Assessments
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RESOLUTION 2025-10 

A RESOLUTION OF THE TWIN CREEKS NORTH COMMUNITY 
DEVELOPMENT DISTRICT DESIGNATING DATES, TIMES AND 
LOCATIONS FOR REGULAR MEETINGS OF THE BOARD OF 
SUPERVISORS OF THE DISTRICT FOR FISCAL YEAR 2025/2026 AND 
PROVIDING FOR AN EFFECTIVE DATE 

WHEREAS, the Twin Creeks North Community Development District(“District”) is a local 
unit of special-purpose government created by, and existing pursuant to Chapter 190, Florida 
Statutes, being situated entirely within St. Johns County, Florida; and  

WHEREAS, the Board of Supervisors of the District (“Board”) is statutorily authorized to 
exercise the powers granted to the District; and  

WHEREAS, all meetings of the Board shall be open to the public and governed by the 
provisions of Chapter 286, Florida Statutes; and  

WHEREAS, the Board is statutorily required to file annually, with the local governing 
authority and the Florida Department of Economic Opportunity, a schedule of its regular 
meetings. 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF 
SUPERVISORS OF THE TWIN CREEKS NORTH COMMUNITY 
DEVELOPMENT DISTRICT: 

SECTION 1.  ADOPTING REGULAR MEETING SCHEDULE.  Regular meetings of the District’s 
Board shall be held during Fiscal Year 2025/2026 as provided on the schedule attached hereto as 
Exhibit A. 

SECTION 2.  FILING REQUIREMENT.  In accordance with Section 189.015(1), Florida 
Statutes, the District’s Secretary is hereby directed to file a schedule of the District’s regular 
meetings annually with St. Johns County and the Florida Department of Economic Opportunity. 

SECTION 3.  EFFECTIVE DATE.  This Resolution shall take effect immediately upon 
adoption. 

PASSED AND ADOPTED this 20th day of May, 2025. 

Attest: TWIN CREEKS NORTH COMMUNITY 
DEVELOPMENT DISTRICT 

________________________________ ________________________________ 
Secretary/Assistant Secretary Chair/Vice Chair, Board of Supervisors 



Exhibit A  

TWIN CREEKS NORTH COMMUNITY DEVELOPMENT DISTRICT 
 

BOARD OF SUPERVISORS FISCAL YEAR 2025/2026 MEETING SCHEDULE 
 

LOCATION 
Beachwalk Clubhouse, 100 Beachwalk Club Dr, St Johns, FL, 32259 

 

DATE POTENTIAL DISCUSSION/FOCUS TIME 

   

October 28, 2025 Regular Meeting 1:15 PM* 

   

November 25, 2025 Regular Meeting 1:15 PM* 

   

December 23, 2025 Regular Meeting 1:15 PM* 

   

January 27, 2026 Regular Meeting 1:15 PM* 

   

February 24, 2026 Regular Meeting 1:15 PM* 

   

March 24, 2026 Regular Meeting 1:15 PM* 

   

April 28, 2026 Regular Meeting 1:15 PM* 

   

May 26, 2026 Regular Meeting 1:15 PM* 

   

June 23, 2026 Regular Meeting 1:15 PM* 

   

July 28, 2026 Regular Meeting 1:15 PM* 

   

August 25, 2026 Regular Meeting 1:15 PM* 

   

September 22, 2026 Regular Meeting 1:15 PM* 

   

*Meetings will convene immediately following adjournment of the Creekside at Twin Creeks 
CDD Meetings, scheduled to commence at 12:15 PM. 
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Daniel Rom 

From: Chase Chenoweth <chase.chenoweth@clubbeachwalk.com> 
Sent: Tuesday, May 13, 2025 10:06 AM 
To: Kristen Thomas 
Cc: Daniel Rom 
Subject: RE: TCN - Field Ops Termination 

Hey Kristen/Daniel, 

The Club is currently experiencing some negative variances relative to budgeted revenue targets this year and that 
trend seems somewhat likely to continue throughout 2025 with all of the economic uncertainty the country is 
currently experiencing.   Additionally, with the CDD transitioning landscaping, the Club is working on an RFP to 
potentially do the same.   There will be quite a bit of work through that transition to get the Greenery up to speed 
with all the infrastructure throughout Beachwalk. 

All that said, would it be possible for us to extend the current agreements for CDD maintenance reporting through 
the end of August and transition that responsibility to TPAM starting September 1st?   That would be immensely 
helpful for the Club in the near term. 

Best Regards, 

Chase Chenoweth 
General Manager/COO 
100 Beachwalk Club Drive 
St. Johns, FL   32259 
904-506-4900 Ext. 208 

From: Chase Chenoweth   
Sent: Thursday, May 1, 2025 1:07 PM 
To: Daniel Rom <romd@whhassociates.com> 
Cc: Kristen Thomas <thomask@whhassociates.com> 
Subject: RE: TCN - Field Ops Termination 

Hey Daniel, 

Just to make it clean, could we take it through the end of June and have TPAM take over July 1st? 

Best Regards, 

Chase Chenoweth 
General Manager/COO 
100 Beachwalk Club Drive 
St. Johns, FL   32259 
904-506-4900 Ext. 208 

mailto:thomask@whhassociates.com
mailto:romd@whhassociates.com
mailto:chase.chenoweth@clubbeachwalk.com
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From: Daniel Rom <romd@whhassociates.com>   
Sent: Tuesday, April 29, 2025 11:27 AM 
To: Chase Chenoweth <chase.chenoweth@clubbeachwalk.com> 
Cc: Kristen Thomas <thomask@whhassociates.com> 
Subject: TCN - Field Ops Termination 

Hi Chase, 

Let me know The Club’s request for termina�on date for the Field Ops Liaison agreement.   The Board is fairly amenable 
so The Club can be prepared financially.   

Thanks, 

Daniel Rom 
District Manager 
Wrathell, Hunt and Associates, LLC 
Phone: 561.571.0010 
Toll Free: 877.276.0889 
Fax: 561.571.0013 
Cell: 561.909.7930 
E-Mail: romd@whhassociates.com 

Mailing Address (for all payments sent via US Mail): 
P.O. Box 810036 
Boca Raton, FL 33481 

Physical Address (for all payments sent via express services): 
2300 Glades Road, Suite 410W 
Boca Raton, FL 33431 

mailto:romd@whhassociates.com
mailto:thomask@whhassociates.com
mailto:chase.chenoweth@clubbeachwalk.com
mailto:romd@whhassociates.com
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TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

FINANCIAL STATEMENTS

APRIL 30, 2025
UNAUDITED



General
Fund

Debt
Service

Fund Series 
2016

Debt
Service

Fund Series 
2018

Capital
Projects

Fund Series 
2016

Capital
Projects

Fund Series 
2018

Total
Governmental

Funds
ASSETS
Cash 1,841,863$  -$                  -$                  -$                  -$                  1,841,863$   
Investments

Revenue 2016A-1 -                   1,326,140      -                    -                    -                    1,326,140     
Revenue 2016A-2 -                   818,452         -                    -                    -                    818,452        
Revenue 2018 -                   -                    264,070         -                    -                    264,070        
Reserve 2016 A-1 -                   992,970         -                    -                    -                    992,970        
Reserve 2016 A-2 -                   460,207         -                    -                    -                    460,207        
Reserve 2018 -                   -                    114,964         -                    -                    114,964        
Prepayment 2016A-1 -                   112,185         -                    -                    -                    112,185        
Prepayment 2016A-2 -                   116,965         -                    -                    -                    116,965        
Prepayment 2018 -                   -                    2,780             -                    -                    2,780            
Construction 2016 A-2 -                   -                    -                    93                  -                    93                 
Construction 2018 -                   -                    -                    -                    346                346               
Cost of issuance 2016 A-1 -                   5,823             -                    -                    -                    5,823            
Cost of issuance 2016 A-2 -                   5,823             -                    -                    -                    5,823            
Interest 2016A-1 -                   2                    -                    -                    -                    2                   
Interest 2016A-2 -                   2                    -                    -                    -                    2                   
Interest 2018 -                   -                    161                -                    -                    161               
Sinking 2018 -                   -                    71                  -                    -                    71                 
Sinking 2016A-1 -                   139                -                    -                    -                    139               
Sinking 2016A-2 -                   60                  -                    -                    -                    60                 
Principal 2016A-1 -                   204                -                    -                    -                    204               
Principal 2016A-2 -                   100                -                    -                    -                    100               
Principal 2018 -                   -                    106                -                    -                    106               
Redemption 2016 A-1 -                   401                -                    -                    -                    401               

Undeposited funds -                   40                  -                    -                    -                    40                 
Interest receivable -                   12,874           1,283             -                    1                    14,158          
Due from Twin Creeks Spe LL 279,381       66,334           -                    -                    -                    345,715        
Due from general fund -                   40,496           5,072             -                    -                    45,568          

Total assets 2,121,244$  3,959,217$    388,507$       93$                347$              6,469,408$   

APRIL 30, 2025

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

BALANCE SHEET
GOVERNMENTAL FUNDS
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General
Fund

Debt
Service

Fund Series 
2016

Debt
Service

Fund Series 
2018

Capital
Projects

Fund Series 
2016

Capital
Projects

Fund Series 
2018

Total
Governmental

Funds

APRIL 30, 2025

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

BALANCE SHEET
GOVERNMENTAL FUNDS

LIABILITIES AND FUND BALANCES
Liabilities:

Accounts payable on-site 101,843$     -$                  -$                  -$                  -$                  101,843$      
Accounts payable off-site 36,336         -                    -                    -                    -                    36,336          
Due to Developer 17,107         -                    -                    -                    -                    17,107          
Due to debt service fund A1 27,459         -                    -                    -                    -                    27,459          
Due to debt service fund A2 13,037         -                    -                    -                    -                    13,037          
Due to debt service fund 2018 5,072           -                    -                    -                    -                    5,072            
Accrued taxes payable 153              -                    -                    -                    -                    153               
Developer advance 2,500           -                    -                    -                    -                    2,500            

Total liabilities 203,507       -                    -                    -                    -                    203,507        

DEFERRED INFLOWS OF RESOURCES
Deferred receipts 279,381       79,208           1,283             -                    1                    359,873        

Total deferred inflows of resources 279,381       79,208           1,283             -                    1                    359,873        

Fund balances:
Restricted for:

Debt service -                   3,880,009      387,224         -                    -                    4,267,233     
Capital projects -                   -                    -                    93                  346                439               

Unassigned 1,638,356    -                    -                    -                    -                    1,638,356     
Total fund balances 1,638,356    3,880,009      387,224         93                  346                5,906,028     

Total liabilities, deferred inflows of resources 
and fund balances 2,121,244$  3,959,217$    388,507$       93$                347$              6,469,408$   

2



Current
Month

Year to
Date Budget

% of
Budget

REVENUES
Assessment levy: on-roll 40,255$      1,547,917$ 1,566,752$   99%
Assessment levy: off-roll -                  153,296      168,112        91%
Interest and miscellaneous -                  1,500          -                    N/A

Total revenues 40,255        1,702,713   1,734,864     98%

EXPENDITURES
Professional & administrative
Supervisors 1,000          3,800          6,000            63%
FICA 77               291             459               63%
District engineer -                  6,443          10,000          64%
General counsel 10,305        24,000        24,000          100%
District manager 4,378          30,643        52,530          58%
Debt service fund accounting: 2016 master bonds 430             3,012          5,163            58%
Debt service fund accounting: 2016 sub bonds 195             1,363          2,337            58%
Debt service fund accounting: Lennar bonds 292             2,042          3,500            58%
Arbitrage rebate calculation -                  1,000          1,000            100%
Audit 3,190          3,190          6,450            49%
Postage -                  467             750               62%
Insurance - GL, PL -                  15,236        14,672          104%
Legal advertising -                  157             1,200            13%
Mailed notices -                  -                  1,600            0%
Miscellaneous - bank charges -                  -                  750               0%
Website -                  -                  705               0%
ADA website compliance -                  -                  210               0%
Dissemination agent 167             1,167          2,000            58%
Annual distict filing fee -                  175             175               100%
Trustee 3,500          10,500        10,500          100%
Contingencies -                  414             500               83%

Total professional & administrative 23,534        103,900      144,501        72%

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,

FOR THE PERIOD ENDED APRIL 30, 2025
AND CHANGES IN FUND BALANCES

GENERAL FUND
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Current
Month

Year to
Date Budget

% of
Budget

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,

FOR THE PERIOD ENDED APRIL 30, 2025
AND CHANGES IN FUND BALANCES

GENERAL FUND

Field Operations
Accounting 625             4,375          7,500            58%
Property insurance -                  67,833        -                    N/A
Field operations manager -                  10,833        9,600            113%
Landscape maintenance

Landscape and irrigation maintenance 4,301          246,929      727,886        34%
Tree/plant/irrigation replacement -                  33,036        111,265        30%
Sod replacement -                  -                  30,000          0%
Annuals rotation -                  11,132        42,000          27%
Mulch -                  82,955        84,000          99%

Irrigation repairs -                  6,662          -                    N/A
Irrigation water 18,695        117,232      375,000        31%
Albany Bay irrigation cost share -                  -                  18,000          0%
Back flow prevention -                  -                  1,000            0%
Lake maintenance 1,850          11,100        22,200          50%
Fountain service 16,920        59,835        105,000        57%
Fountain maintenance -                  -                  5,000            0%
Monument maintenance -                  -                  17,000          0%
Monument lighting maintenance -                  -                  8,670            0%
Median lighting maintenance -                  -                  7,600            0%
Road maintenance -                  -                  15,000          0%
Beachwalk channel letters -                  1,716          -                    N/A
Landscape enhancement -                  25,587        30,000          85%
Holiday lighting -                  9,973          15,000          66%
Sidewalk repairs -                  -                  10,000          0%
Reef irrigation cost share 10,000        10,000        -                    N/A
Capital outlay 9,510          9,510          121,000        8%
Fountain repairs -                  14,890        75,000          20%
Sidewalk & cart path striping -                  -                  54,000          0%
Contingencies 600             14,300        16,000          89%

Total field operations 62,501        737,898      1,900,221     39%

Other fees & charges
Tax collector 774             30,861        32,641          95%

Total other fees & charges 774             30,861        32,641          95%
Total expenditures 86,809        872,659      2,077,363     42%

Excess/(deficiency) of revenues
over/(under) expenditures (46,554)       830,054      (342,499)       

Fund balances - beginning 1,684,910   808,302      896,011        
Fund balance - ending (projected):

Assigned:
3 months working capital 406,224      406,224      406,224        

Unassigned 1,232,132   1,232,132   147,288        
Fund balances - ending 1,638,356$ 1,638,356$ 553,512$      

4



Current
Month

Year To
Date Budget

% of
Budget

REVENUES
Special assessment: on roll 41,260$            1,587,833$      1,608,799$ 99%
Assessment levy: off-roll 2016A-1 -                        -                       88,446        0%
Assessment prepayments 32,369              291,364           -                  N/A
Interest 2016 A-1 8,147                46,263             -                  N/A
Interest 2016 A-2 4,707                27,697             -                  N/A

Total revenues 86,483              1,953,157        1,697,245   115%

EXPENDITURES
Principal 2016A-1 -                        287,000           275,000      104%
Principal 2016A-2 -                        115,000           125,000      92%
Principal prepayment 2016A-1 -                        173,000           -                  N/A
Principal prepayment 2016A-2 -                        181,114           -                  N/A
Interest 2016A-1 -                        441,491           900,438      49%
Interest 2016A-2 -                        191,113           407,325      47%

Total debt service -                        1,388,718        1,707,763   81%

Other fees & charges
Tax collector 765                   31,629             33,517        94%
Total other fees and charges 765                   31,629             33,517        94%

Total expenditures 765                   1,420,347        1,741,280   82%

Excess/(deficiency) of revenues
over/(under) expenditures 85,718              532,810           (44,035)       

Fund balances - beginning 3,794,291         3,347,199        3,424,711   
Fund balances - ending 3,880,009$       3,880,009$      3,380,676$ 

AND CHANGES IN FUND BALANCES
DEBT SERVICE FUND SERIES 2016 A-1 & A-2 BONDS

FOR THE PERIOD ENDED APRIL 30, 2025

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,
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Current
Month

Year To
Date Budget

% of
Budget

REVENUES
Assessment levy: on-roll 5,172$          198,881$      201,300$    99%
Interest 1,271            6,876            -                  N/A

Total revenues 6,443            205,757        201,300      102%

EXPENDITURES
Principal -                    -                    65,000        0%
Interest -                    67,722          135,444      50%

Total debt service -                    67,722          200,444      34%

Other fees & charges
Tax collector 99                 3,966            4,194          95%
Total other fees and charges 99                 3,966            4,194          95%

Total expenditures 99                 71,688          204,638      35%

Excess/(deficiency) of revenues
over/(under) expenditures 6,344            134,069        (3,338)         

Fund balances - beginning 380,880        253,155        241,429      
Fund balances - ending 387,224$      387,224$      238,091$    

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,
AND CHANGES IN FUND BALANCES

DEBT SERVICE FUND SERIES 2018 BONDS
FOR THE PERIOD ENDED APRIL 30, 2025
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Current
Month

Year To
Date

REVENUES
Interest 2016 A-2 1$                 152$             

Total revenues 1                   152               

EXPENDITURES -                    -                    
Total expenditures -                    -                    

Excess/(deficiency) of revenues
over/(under) expenditures 1                   152               

Fund balances - beginning 92                 (59)                
Fund balances - ending 93$               93$               

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,
AND CHANGES IN FUND BALANCES

CAPITAL PROJECTS FUND SERIES 2016 BONDS
FOR THE PERIOD ENDED APRIL 30, 2025
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Current
Month

Year To
Date

REVENUES
Interest 2$                 9$                 

Total revenues 2                   9                   

EXPENDITURES -                    -                    
Total expenditures -                    -                    

Excess/(deficiency) of revenues
over/(under) expenditures 2                   9                   

Fund balances - beginning 344               337               
Fund balances - ending 346$             346$             

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,
AND CHANGES IN FUND BALANCES

CAPITAL PROJECTS FUND SERIES 2018 BONDS
FOR THE PERIOD ENDED APRIL 30, 2025
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MINUTES 



DRAFT 

1 

MINUTES OF MEETING 1 
TWIN CREEKS NORTH 2 

COMMUNITY DEVELOPMENT DISTRICT 3 
 4 

The Board of Supervisors of the Twin Creeks North Community Development District 5 

held a Regular Meeting on April 22, 2025 at 1:45 p.m., at the Beachwalk Clubhouse, 100 6 

Beachwalk Club Drive, St. Johns, Florida 32259. 7 

Present: 8 
 9 
Neal Shact Chair 10 
Christopher McKinney  Vice Chair 11 
Geoff Gundlach Assistant Secretary 12 
Mark Kuper Assistant Secretary 13 
Bryan Kinsey Assistant Secretary  14 
 15 
Also present: 16 
 17 
Daniel Rom District Manager 18 
Kristen Thomas Wrathell, Hunt and Associates, LLC 19 
Jennifer Kilinski (via telephone) District Counsel 20 
Chris Loy Kilinski|Van Wyk PLLC 21 
Art Minchew Field Ops Liaison 22 
Howard “Mac” McGaffney FCS Management Group 23 
Steve Gardner (via telephone)  24 
Greg Spiro (via telephone) Protea Capital Partners, LLC 25 
 26 
Residents present: 27 
 28 
Mary Vastola Beth Corkran Pat Connor Jean Mostaccio Wes Benwick 29 
Vicki Berman  Richard Wicker  Claire Karp 30 
    31 
  32 

FIRST ORDER OF BUSINESS Call to Order/Roll Call 33 
 34 

Mr. Rom called the meeting to order at 1:45 p.m. Supervisors Shact, McKinney, 35 

Gundlach and Kuper were present. Supervisor Kinsey was not present at roll call but arrived a 36 

few minutes later.  37 

 38 

SECOND ORDER OF BUSINESS Public Comments 39 
 40 
 Resident Mary Vastola asked why there were surveyors on CDD property yesterday and 41 

if there are plans to cut down the trees. Mr. Shact stated that the surveyors were surveying the 42 

Assisted Living boundaries. He advised the Managing Partner to avoid CDD grounds and to 43 
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contact him regarding where to park. He also included a site plan, as the trees are in the 44 

wetlands and will not change. 45 

 Mr. Rom discussed working with the Chair in preparing today’s agenda and of plans to 46 

allocate benchmark timeframes for each agenda item, to avoid lengthy meetings. Presentations 47 

titled “Reasons for a CDD” and “Responsibilities and Obligations” will be on a future agenda. 48 

 49 

THIRD ORDER OF BUSINESS Review of Proposal for Landscape and 50 
Irrigation Maintenance Services 51 

 52 
A. Respondents 53 

I. United Land Services  54 

II. The Greenery 55 

III. Ruppert Landscaping 56 

IV. Bland Landscaping 57 

V. Yellowstone 58 

VI. Verdego Landscaping 59 

The Board Members discussed their opinions on scoring and reasoning for the scores 60 

and possibly changing the scope, due to the variance on mulch materials. The ability to engage 61 

another vendor for this service and opportunity to save and relocate funds were also discussed. 62 

B. Board Discussion and Evaluation /Ranking 63 

The Evaluation Matrix was distributed. Ms. Thomas discussed her scoring for each 64 

respondent, in each category, and her reasoning for the scores. Mr. Rom stated that the 65 

Request for Proposals (RFP) response from Bland Landscape was not received on time, which is 66 

reflected in the score. 67 

In response to a request, Ms. Thomas listed the annual bid price for each respondent. 68 

Mr. Rom stated that the current annual expense to the CDD is approximately $727,900. The 69 

Board can accept Staff’s scores and ranking as its own or complete the Evaluation Matrix  70 

individually or as a group and waive any and/or all irregularities.  71 

Ms. Thomas and Mr. Rom responded to questions regarding the RFP process and 72 

instances where the original RFP was cancelled and re-advertised with an updated project 73 

scope. 74 

 75 
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On MOTION by Mr. Shact and seconded by Mr. McKinney, with all in favor, 76 
waiving any and all irregularities for the six respondents to the Request for 77 
Proposals for Landscape and Irrigation Maintenance Services, was approved.  78 

 79 

On MOTION by Mr. Gundlach and seconded by Mr. Kuper, with all in favor, 80 
accepting Staff’s scores, ranking and recommendation, as the Board’s own 81 
scores and ranking, ranking The Greenery as the #1 ranked respondent, to the 82 
RFP for Landscape and Irrigation Services with 99 points; United Land Services 83 
as the #2 ranked respondent, with 92.20 points; Verdego Landscaping as the #3 84 
ranked respondent, with 90.74 points; Bland Landscaping as the #4 ranked 85 
respondent, with 90.70 points; Yellowstone as the #5 ranked respondent, with 86 
90.47 points and Ruppert Landscaping as the #6 ranked respondent, with 89.81 87 
points, was approved.  88 

 89 
 90 

Mr. Rom noted the acceptance of Staff’s scores and ranking recommendation of the 91 

respondents to the RFP for Landscape and Irrigation Services as their own. He recapped the 92 

Board’s overall group scores and ranking, as follows: 93 

#1 The Greenery 99.00 points 94 

#2 United Land Services  92.20 points 95 

#3 Verdego Landscaping 90.74 points 96 

#4 Bland Landscaping 90.70 points 97 

#5 Yellowstone 90.74 points 98 

#6 Ruppert Landscaping 89.81 points 99 

C. Authorization to Negotiate and Finalize Contract(s) 100 

 101 

On MOTION by Mr. Gundlach and seconded by Mr. Kinsey, with all in favor, 102 
authorizing Staff to negotiate and enter into a finalized contract with The 103 
Greenery, the #1 ranked respondent to the RFP for Landscape and Irrigation 104 
Services and, if unsuccessful, to proceed with the next ranking respondents, 105 
was approved.  106 

 107 
 108 
 Mr. Rom stated that District Counsel prepared and provided a Resolution regarding the 109 

award of the Landscape and Irrigation Maintenance Services formalizing the point totals, 110 

ranking, etc. and award of the contract. The Resolution will be numbered with the next 111 

available Resolution number and the necessary points and other information will be inserted 112 

into the Resolution.  113 

  114 
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On MOTION by Mr. Shact and seconded by Mr. Kinsey, with all in favor,  115 
Resolution 2025-___, Related to the RFP for Landscape and Irrigation 116 
Maintenance Services and Award of the Contract, was adopted.  117 

 118 
 119 
FOURTH ORDER OF BUSINESS Consideration of Proposals for Field 120 

Operations Services  121 
 122 
 Mr. Rom recalled that, at the last meeting, the Board decided to temporarily enter into 123 

a Cost Share Agreement with the Beach Club for Field Operations Services until the CDD 124 

engages its own company. The current cost to the CDD is $35,000 and the annual cost is 125 

$60,000. He provided the firms with the same scope of services and deemed all respondents 126 

qualified. He expects the decision will come down to pricing.  127 

Mr. Rom presented the following and responded to questions:  128 

A. Atmos Living Management Group 129 

The bid is $1,500 a month for the remaining Fiscal Year 2025 and $18,000 per annum. 130 

He disclosed that Wrathell, Hunt and Associates, LLC, President and Vice President Mr. Craig 131 

Wrathell and Mr. Pfil Hunt are partners in Atmos Living Management Group (Atmos). 132 

B. FCS Management Group 133 

The bid is $16,000 for the remaining months of Fiscal Year 2025 and $48,000 per 134 

annum. Mr. Howard “Mac” McGaffney of FCS Management Group (FCS) is a former Wrathell, 135 

Hunt and Associates District Manager. 136 

C. Total Professional Association Management 137 

The bid is $28,800 per annum. Total Professional Association Management (TPAM) 138 

manages most of the HOA’s in this community. 139 

Mr. Gundlach voiced concerns about the range in prices and Management’s ties to 140 

Atmos. He is “happy” with the TPAM’s responsiveness as the HOA’s current service provider, 141 

the project scope, software tracking mechanism and is prepared to make a suggestion. 142 

The Board Members discussed the respondent and responses and suggested 143 

designating Mr. Gundlach as the Board liaison to specify the project scope with whoever they 144 

award the contract to. 145 

 146 

On MOTION by Mr. Gundlach and seconded by Mr. McKinney, with all in favor,  147 
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the Total Professional Association Management Proposal for Field Operations 148 
Services and authorizing Staff to enter into an Agreement with Total 149 
Professional Association Management, was approved.  150 

 151 

On MOTION by Mr. Shact and seconded by Mr. Kuper, with all in favor, 152 
designating Mr. Gundlach to work with Staff to finalize the field operations 153 
scope of services, was approved.  154 

 155 

On MOTION by Mr. Gundlach and seconded by Mr. Kinsey, with all in favor, 156 
terminating the Cost Share Agreement with the Beachwalk Club, Inc. for Field 157 
Operations Liaison Services, based on the 60-day termination clause, was 158 
approved.  159 

 160 
 161 
FIFTH ORDER OF BUSINESS Discussion/Consideration 162 
 163 
A. Consideration of Estimates for Fencing 164 

Mr. Rom stated that he obtained proposals to install fencing to prevent access to all the 165 

fountains. This was requested because of someone entering and turning on the water He 166 

presented the following:   167 

I. Florida East Cost Fencing Estimate 25056, $6,301.70 168 

II. LV Fences and Gates, LLC Estimate No. 1897, $4,000 169 

 170 

On MOTION by Mr. Gundlach and seconded by Mr. Kinsey, with all in favor, LV 171 
Fences and Gates, LLC Estimate No. 1897 to install chain link fence and gate 172 
around the fountains, in a not-to-exceed amount of $4,000, to was approved.  173 

 174 
 175 

B. Discussion: Fiscal Year 2026 Proposed Budget 176 

Mr. Rom stated that the purpose of this item is to discuss the proposed Fiscal Year 2026 177 

budget and set the assessment ceiling. The Fiscal Year 2026 proposed budget will be formally 178 

presented for approval at the May 20, 2025 meeting and can be changed up to adoption of the 179 

budget following the budget public hearing.  180 

Board Members discussed adding a separate line item for the capital projects deferred 181 

from the prior fiscal year, expanding the landscaping budget, building reserves, assessment 182 

goals, allocating funds for monument lighting, median landscape lighting and irrigation, etc.  183 
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In response to a question regarding fountain repairs, Ms. Thomas stated the vendor 184 

suggested repairing Fountain 3 first; she discussed the warranty for temporary repairs. She will 185 

request a quote for full and short-term repairs for Fountain 3.  186 

The Board consensus was for Staff to transfer savings to capital outlay projects, while 187 

keeping the assessment levels the same as the Fiscal Year 2025 assessments and to add a 188 

separate line item of capital projects for consideration.  189 

C. Discussion: Rules and Procedures for Signage on District Property 190 

Mr. Rom stated that District Counsel is drafting policies for the following: 191 

I. Golf Cart Speed Limit 192 

II. No Motorized Vehicles 193 

III. Consideration of Proposals for CDD Signage 194 

The Board gave their points of view about the above potential policies, based on Mr. 195 

Loy’s outlining of the St. Johns County and City ordinances.  196 

The consensus was for Staff to provide specific recommendations for Rules of Procedure 197 

for signage for the Board to consider at the next meeting. 198 

Mr. Gundlach stated that the new landscape at the Atlanta Isles at Beachwalk retention 199 

pond was damaged. He suggested installing a landscape feature to prevent carts and bikes from 200 

damaging the sod. 201 

 202 

On MOTION by Mr. Gundlach and seconded by Mr. Kuper, with all in favor, 203 
installing a landscape feature to block access to the Atlanta Isles at Beachwalk 204 
retention pond, in a not-to-exceed amount of $5,000, was approved.  205 

 206 
 207 

D. Consideration of Resolution 2025-06, Approving the Florida Statewide Mutual Aid 208 

Agreement; Providing for Severability; and Providing for an Effective Date  209 

On MOTION by Mr. Kinsey and seconded by Mr. Gundlach, with all in favor, 210 
Resolution 2025-06, Approving the Florida Statewide Mutual Aid Agreement; 211 
Providing for Severability; and Providing for an Effective Date, was adopted.  212 

 213 
 214 
SIXTH ORDER OF BUSINESS Update: Off-Duty Patrol Reporting 215 
 216 

Mr. Rom stated that St. Johns County posted the schedule to conduct off-duty patrols 217 

on CDD property a few weeks ago; the Sheriff’s Office is understaffed so the CDD is waiting for 218 



TWIN CREEKS NORTH CDD DRAFT April 22, 2025 

 7 

a patrol officer to pick up a schedule. In response to a request, Mr. Rom will change the 219 

schedule parameters for summer.  220 

The Board agreed with the suggestion that Staff take The Greenery’s $20,000 landscape 221 

enhancement credit towards the Atlanta Isles at Beachwalk retention pond improvements. 222 

 223 

SEVENTH ORDER OF BUSINESS Discussion: Parcel 7 Senior Assisted Living 224 
 225 

Mr. Rom acknowledged the Developers of the Senior Assisted Living, Mr. Steve Gardner 226 

and Mr. Greg Spiro, who were attending via telephone. Mr. Gardner and Mr. Spiro are 227 

requesting a change in the Methodology to reduce assessments for the Assisted Living facility, 228 

based on the supporting materials distributed in the meeting. 229 

A Board Member stated he emailed Ms. Kilinski and spoke to Mr. Rom about the 230 

request. In addition to the road usage aspect, he thinks there are so many other reasons for 231 

why he strongly opposes giving them a reduced rate. He thinks it is not the same as residential 232 

usage or apartments, since the Assisted Living Facility has commercial kitchens.  233 

Ms. Kikinsky opined that the CDD should look into this a little deeper to understand the 234 

impact to the community. 235 

Board Members commented about the Equivalent Residential Unit (ERU) ratings, 236 

difficulty explaining why homeowner assessments are increasing while the Assisted Living 237 

Facility assessments would be decreasing and the lateness of the request. 238 

A representative of the Assisted Living Facility noted that Parcel 7 is within the Activity 239 

Center of Beachwalk and was submitted to the County for approval and allows for different 240 

types of developed density. The property was purchased with the intent to develop it for Senior 241 

Living, for which Truth In Millage (TRIM) Notices are not as high as for a multi-family 242 

development apartment complex. He asked the Board to look at the original O&M assessments 243 

based on the original allocation versus what is currently being proposed and how the proper 244 

use is going to be set moving forward. 245 

Mr. Rom stated he will present the Board’s position to the Developer. 246 

Mr. Greg Spiro, of Protea Capital Partners, LLC, asked to continue discussions.  247 

 248 

EIGHTH ORDER OF BUSINESS Consent Agenda Items 249 
 250 
A. Acceptance of Unaudited Financial Statements as of March 31, 2025 251 
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B. Approval of March 25, 2025 Regular Meeting Minutes 252 

On MOTION by Mr. Gundlach and seconded by Mr. Kinsey, with all in favor, the 253 
Unaudited Financial Statements as of March 31, 2025 and the March 25, 2025 254 
Regular Meeting Minutes, as presented, were accepted and approved.  255 

 256 
 257 
NINTH ORDER OF BUSINESS Staff Reports 258 
 259 
A. District Counsel: Kilinski | Van Wyk PLLC  260 

Mr. Loy stated there are no updates on legislative bills that might impact CDDs. 261 

B. District Engineer:  Prosser, Inc. 262 

There was no report.  263 

C. Field Operations Liaison: Beachwalk Club 264 

• Monthly Report 265 

The Monthly Report was included for informational purposes. 266 

• Dog Station 267 

Mr. Minchew suggested having one dog station for each HOA. The consensus was to 268 

install a total of four dog stations, with one on each side of Beachwalk Boulevard. Mr. Gundlach 269 

was designated as the CDD liaison to collaborate with Staff to identify locations. 270 

 271 

On MOTION by Mr. Gundlach and seconded by Mr. Kinsey, with all in favor, 272 
installing four dog waste stations on Beachwalk Boulevard, in a not-to-exceed 273 
amount of $4,000, was approved.  274 

 275 
 276 

• Discussion: Additional Golf Cart Parking Around Barracuda Way/School 277 

Partnership 278 

Mr. Gundlach stated he needs to speak to the High School Principal about providing 279 

space for additional golf cart parking. He heard they are considering expanding the high school 280 

parking lot for its own purposes and wants to discuss parking in the CDD for its fall function and 281 

to establish a closer relationship with the community. 282 

• MaintainX, Inc., Sales Quote $3,528.00 [$588.00 per admin user] 283 

This item will be removed from future agendas. 284 

D. District Manager: Wrathell, Hunt and Associates, LLC 285 
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• NEXT MEETING DATE: May 20, 2025 at 1:45 PM [Presentation of FY2026 286 

Proposed Budget] 287 

o QUORUM CHECK 288 

Supervisors Gundlach, McKinney, Shact and Kuper confirmed their attendance at the 289 

May 20, 2025 meeting. Supervisor Kinsey will attend via telephone.  290 

 291 

TENTH ORDER OF BUSINESS Board Members’ Comments/Requests 292 
 293 

A Board Member asked for the start time of the next three meetings to be changed to 294 

6:00 p.m., to accommodate working residents. Mr. Rom will present new Fiscal Year 2025 and 295 

Fiscal Year 2026 Meeting Schedules to hold quarterly meetings at 6:00 p.m. 296 

A Board Member asked when the Landscape Contract with The Greenery will 297 

commence. Mr. Rom stated probably June 1, 2025, based on the 30-day termination notice. 298 

  299 

ELEVENTH ORDER OF BUSINESS Public Comments 300 
 301 

Ms. Vastola asked if any of the landscapers serve communities in St Johns. Ms. Thomas 302 

replied affirmatively.  303 

Resident Vicki Berman asked where e-bikes are allowed. Mr. Loy gave an overview of 304 

areas and types of transportation that is allowed. Ms. Berman asked who she should contact to 305 

request installation of a golf cart path to The Fountains. She was directed to contact the 306 

Developer of The Fountains. 307 

Resident Claire Karp asked the Board to consider spanning projects over multiple years. 308 

She is not in favor of reducing the assessments for the Senior Living Facility. She asked about 309 

the tennis amenity. It was noted that the CDD is executing a contract to conduct a study.  310 

A resident asked about rumble strips. A Board Member stated it was decided that the 311 

strips are not necessary since the CDD is engaging off-duty patrols.  312 

 313 

TWELFTH ORDER OF BUSINESS Adjournment 314 
 315 

On MOTION by Mr. Kinsey and seconded by Mr. Gundlach, with all in favor, the 316 
meeting adjourned at 4:18 p.m.  317 
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 318 
 319 
 320 
___________________________ ____________________________ 321 
Secretary/Assistant Secretary Chair/Vice Chair 322 



TWIN CREEKS NORTH 
COMMUNITY DEVELOPMENT DISTRICT 

STAFF 
REPORTS



TWIN CREEKS NORTH COMMUNITY DEVELOPMENT DISTRICT 
 

BOARD OF SUPERVISORS FISCAL YEAR 2024/2025 MEETING SCHEDULE 
 

LOCATION 
Beachwalk Clubhouse, 100 Beachwalk Club Drive, St. Johns, Florida 32259 

 

DATE POTENTIAL DISCUSSION/FOCUS TIME 

   

October 22, 2024 
rescheduled to October 29, 2024 

Regular Meeting 1:45 PM 

   

October 29, 2024 Regular Meeting 1:45 PM 

   

November 26, 2024 
rescheduled to December 4, 2024 

Regular Meeting 1:45 PM 

   

December 4, 2024 Regular Meeting 1:45 PM 

   

January 28, 2025 
rescheduled to February 4, 2025 

Regular Meeting 1:45 PM 

   

February 4, 2025  Regular Meeting 1:45 PM 

   

March 25, 2025 Regular Meeting 1:45 PM 

   

April 22, 2025 Regular Meeting 1:45 PM 

   

May 20, 2025* Regular Meeting  
Presentation of FY26 Proposed Budget 

1:45 PM 

   

July 22, 2025 Regular Meeting 1:45 PM 

   

August 26, 2025 Regular Meeting 1:45 PM 

   

September 23, 2025 Regular Meeting 1:45 PM 

   

Exception 
*May meeting date is one (1) week earlier to accommodate Memorial Day holiday 
 


	AGENDA LETTER: May 20, 2025 Meeting Agenda
	TAB 3: Acceptance of Resignation of Chris McKinney [Seat 2]
	TAB 5: Administration of Oath of Office to Appointed Supervisor 
	TAB 6: Consideration of Resolution 2025-08, Electing and Removing Officers of the District and Providing for an Effective Date
	TAB 7: Discussion/Consideration
	TAB 7B: Prime AE Group, Inc. Proposal for Engineering Services [Landscape Tracts Adjacent to Parcel 7, BJ’s Site]
	TAB 7C: Resolution 2025-09, Approving Proposed Budgets for Fiscal Year 2026 and Setting a Public Hearing Thereon Pursuant to Florida Law; Addressing Transmittal, Posting and Publication Requirements; Addressing Severability; and Providing an Effective Date [No O&M Assessment Increase]
	TAB 7D: Consideration of Resolution 2025-10, Designating Dates, Times and Locations for Regular Meetings of the Board of Supe
	TAB 7E: Discussion: Termination Date of Beachwalk Club Agreement

	CONSENT AGENDA: 
	UNAUDITED FINANCIAL STATEMENTS: Acceptance of Unaudited Financial Statements as of April 30, 2025
	MINUTES: Approval of April 22, 2025 Regular Meeting Minutes

	STAFF REPORTS: •	NEXT MEETING DATE: July 22, 2025 at 1:45 PM



