
 

 

 

 

 

  

 

MINUTES OF MEETING 
TWIN CREEKS NORTH 

COMMUNITY DEVELOPMENT DISTRICT 

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

Public Hearing and Regular Meeting on August 26, 2025 at 1:45 p.m., at the Beachwalk Clubhouse, 

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

Present: 

Neal Shact Chair 
Geoff Gundlach Assistant Secretary 
Mark Kuper Assistant Secretary 
Bryan Kinsey (via telephone) Assistant Secretary  

Also present: 

Daniel Rom District Manager 
Kristen Thomas Wrathell, Hunt and Associates, LLC, 
Ray Passaro Wrathell, Hunt and Associates, LLC, 
Chris Loy District Counsel 
Neal Brockmeier (via telephone) District Engineer 
Art Minchew Field Ops Liaison 
Roy Grantham The Greenery, Inc. 
Allen Flannery The Greenery, Inc. 
Tom Rowand TPAM Manager 

Residents present: 

Cecilia Faraci Tina Hope Susan Clausen Laura Wertzberger 
Wes Benwick Claire Karp Stephen Palmer 

FIRST ORDER OF BUSINESS Call to Order/Roll Call 

Mr. Rom called the meeting to order at 1:45 p.m. 

Supervisors Shact, Gundlach and Kuper were present. Supervisor Kinsey joined via 

telephone after roll call. Supervisor Mullins was not present. 

SECOND ORDER OF BUSINESS Public Comments 
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TWIN CREEKS NORTH CDD August 26, 2025 

Mr. Rom stated general public comments are taken at the beginning and at the end of 

the meeting, and will also be taken during the Public Hearing to adopt the Fiscal Year 2026 

budget that begins on October 1, 2025 and ends on September 30, 2026 each year.  

Resident and Dorado HOA President Wes Benwick requested, on behalf of the HOA, a 

map outlining the CDD’s maintenance responsibilities. He asked if the Board will consider the 

HOA reimbursing the CDD to maintain the palm trees at the end of the retaining wall at the 

front entrance. Mr. Rom stated he will address this with Mr. Benwick outside of the meeting. 

Resident Claire Karp asked for a map outlining the CDD’s maintenance responsibilities in 

front of the Cove ponds. She is not happy with how the CDD is maintaining the ponds and 

thinks they are not cleaned properly. She believes most residents are complaining about the 

start time of the CDD meetings and asked the Board to consider alternating meeting times 

between the afternoon and evening.  

THIRD ORDER OF BUSINESS Public Hearing on Adoption of Fiscal Year 
2025/2026 Budget  

A. Proof/Affidavit of Publication 

B. Consideration of Resolution 2025-11, Relating to the Annual Appropriations and 

Adopting the Budget for the Fiscal Year Beginning October 1, 2025, and Ending 

September 30, 2026; Authorizing Budget Amendments; and Providing an Effective 

Date 

Mr. Rom reviewed the changes incorporated into the Fiscal Year 2026 budget that were 

discussed at the May meeting. Overall, the Operations and Maintenance (O&M) budget and 

assessments did not increase. He reviewed the Assessment Comparison Projected Fiscal Year 

2026 Assessment Tables on Pages 10 and 11, outlining on-roll and off-roll assessments. 

Discussion ensued regarding correcting certain titles under “Non-Residential, 

Parcel/Product” types in the On-Roll and Off-Roll Assessment Tables and proceeding with 

approving the budget, since the changes do not affect the Methodology formula used to 

calculate assessments and the on-roll and off-roll assessment collection process related to un-

platted versus platted lots.  
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TWIN CREEKS NORTH CDD August 26, 2025 

On MOTION by Mr. Shact and seconded by Mr. Kuper, with all in favor, the 
Public Hearing was opened. 

Resident Stephen Palmer stated he is happy to see positive changes to maintenance-

oriented budget items, such as landscaping and replacement items.  

No other affected property owners or members of the public spoke. 

On MOTION by Mr. Gundlach and seconded by Mr. Shact, with all in favor, the 
Public Hearing was closed. 

Mr. Gundlach stated, in theory, the Developer will end up paying for the multi-use path 

items, which is in negotiations with the County. 

Mr. Rom presented Resolution 2025-11. 

On MOTION by Mr. Gundlach and seconded by Mr. Shact, with all in favor, 
Resolution 2025-11, Relating to the Annual Appropriations and Adopting the 
Budget for the Fiscal Year Beginning October 1, 2025, and Ending September 
30, 2026; Authorizing Budget Amendments; and Providing an Effective Date, 
was adopted. 

FOURTH ORDER OF BUSINESS Consideration of Resolution 2025-12, 
Making a Determination of Benefit and 
Imposing Special Assessments for Fiscal 
Year 2025/2026; Providing for the 
Collection and Enforcement of Special 
Assessments, Certifying an Assessment 
Roll; Providing for Amendments to the 
Assessment Roll; Providing a Severability 
Clause; and Providing an Effective Date 

Mr. Rom presented Resolution 2025-12. 

Since the Assessment Roll from the County, Exhibit B to Resolution 2025-12, was not in 

the agenda, Mr. Rom asked anyone who wants it to email him. 

On MOTION for by Mr. Kuper and seconded by Mr. Gundlach, with all in favor, 
Resolution 2025-12, Making a Determination of Benefit and Imposing Special 
Assessments for Fiscal Year 2025/2026; Providing for the Collection and 
Enforcement of Special Assessments, Certifying an Assessment Roll; Providing 
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TWIN CREEKS NORTH CDD August 26, 2025 

for Amendments to the Assessment Roll; Providing a Severability Clause; and 
Providing an Effective Date, was adopted. 

FIFTH ORDER OF BUSINESS Discussion/Consideration 

A. Discussion/Consideration: Holiday Lights 

Mr. Minchew’s Summary of Bid Responses was included for informational purposes. 

I. Blingle of Jacksonville 

II. Humbug Holiday Lighting 

III. NiteLites 

IV. Twinkle Nights 

Mr. Rowand stated there were significant lighting challenges with Blingle of Jacksonville, 

the CDD’s prior vendor, which was under different ownership at the time. Humbug Holiday 

Lighting is the same vendor for Beacon Lakes, which the CDD’s lighting is being compared 

against. Based on the bids, he recommended awarding the contract to Humbug Holiday 

Lighting. 

Discussion ensued regarding the holiday lighting respondents, proposals, certain 

vendors that offer discounts for multi-year contracts and early installation and differences in 

the bid amounts listed in the summary compared to the actual bids. 

On MOTION for by Mr. Gundlach and seconded by Mr. Shact, with all in favor, 
the Humbug Holiday Lighting Proposal for holiday lighting with both a 10% 
Early Installation discount and 3-Year 5% Discount, in the amount of 
$17,146.97 per year for three years, as specified in the proposal, was approved.   

B. Discussion/Consideration: Beachwalk Fountain 

 Pump Motor Repair 

Mr. Rowand presented the Florida East Cost Construction Co. Estimate 25255. 

On MOTION by Mr. Gundlach and seconded by Mr. Shact, with all in favor, the 
Florida East Cost Construction Co. Estimate 25255 to remove and replace 
Beachwalk Fountain Pump Motor, in a not-to-exceed amount of $6,200, 
subject to obtaining warranty information within two weeks and, if not, 
authorizing Field Operations Management to obtain a proposal from another 
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TWIN CREEKS NORTH CDD August 26, 2025 

vendor that includes a warranty, and for District Counsel to review, if needed, 
in a not-to-exceed amount of $7,200, was approved.  

 Multi-Port Valve Repair 

Mr. Rowand presented the Florida East Cost Construction Co. Estimate 25057. 

Discussion ensued regarding the discrepancy in the number of valves in the Florida East 

Cost Construction Co. estimate and the following agenda item. 

C. Discussion/Consideration: Beachwalk Fountains Complete Repair [$64,128 per 

Fountain] 

Mr. Rom stated that the costs for fencing Fountains 3 and 4 needs to be removed as the 

Board already approved this; the overall cost to replace all four fountains is $64,128 each.  

Mr. Rowand discussed obtaining proposals from multiple vendors and suggested 

obtaining further information from contractors that handle this professionally rather than using 

a general contractor subcontracting the work.  

Discussion ensued regarding whether to do a trial and repair of one fountain or repair 

two fountains in Fiscal Year 2025 and two in Fiscal Year 2026.  

The Florida East Cost Construction Co. Estimate for Beachwalk Fountains Complete 

Repair replaces Estimate 25057 for multi-port valve repair, behind Item 5B. 

On MOTION by Mr. Gundlach and seconded by Mr. Kuper, with all in favor, 
Florida East Cost Construction Co. Estimate for Beachwalk Fountains Complete 
Repair of Fountains 3 and 4, less the cost of fencing, and then Fountains 1 and 
2, in the amount of $64,128 per fountain, was approved.  

D. Discussion/Consideration: New Sewer Cave In – Parcel 4, Seaside Estates 

Mr. Brockmeier presented the proposal to repair the new sewer cave in within Parcel 14 

from the only responsive bid submitted. The location is near 168 Kapalua Place. Mr. Gundlach 

asked if the failure was due to a construction defect. Mr. Brockmeier stated there is no way to 

determine the cause, just that the stormwater system caused the cave in. 

5 



 

 

 

 

 

 

 
 

 

  

 

 
 

 

 
 

 
 

 

TWIN CREEKS NORTH CDD August 26, 2025 

Discussion ensued regarding project scope, delaying the repair possibly causing further 

damage to the roadway, warranty terms of the prior project earlier in the year and evaluating 

the entire stormwater system to determine if failures are due to a construction defect, which 

would be done in unison with the repair project. 

On MOTION by Mr. Gundlach and seconded by Mr. Shact, with all in favor, to 
Repair New Sewer Cave In – Parcel 14, Seaside Estates, in a not-to-exceed 
amount of $28,120, subject to Staff obtaining the warranty terms, was 
approved. 

On MOTION by Mr. Gundlach and seconded by Mr. Kuper, with all in favor, 
authorizing Staff to obtain proposals to evaluate the storm drain infrastructure 
within Seaside Estates, via camera, in an amount up to the spending authority 
of the Chair specified in a previous Resolution, was approved. 

E. Discussion/Consideration: Proposal for Fish Stocking in Ponds 

Mr. Gundlach stated the CDD will also be receiving fish from St. Johns County monthly 

to thwart an infestation of mosquitos, at no cost to the CDD. 

On MOTION by Mr. Shact and seconded by Mr. Gundlach, with all in favor, the 
Lake Doctors, Inc. Proposal for Fish Stocking Triploid Grass Carp within the 11 
Lakes of the CDD, in the amount of $4,450, was approved. 

F. Consideration of Special Districts Performance Measures and Standards Reporting 

FY2026 

Mr. Rom presented the Goals and Objectives Reporting Fiscal Year 2026 Performance 

Measures and Standards. 

On MOTION by Mr. Gundlach and seconded by Mr. Kuper, with all in favor, the 
Goals and Objectives Reporting Fiscal Year 2026 Performance Measures and 
Standards, was approved. 

 Authorization of Chair to Approve Findings Related to 2025 Special Districts 

Performance Measures and Standards Reporting 
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TWIN CREEKS NORTH CDD August 26, 2025 

Mr. Rom noted that it will be necessary to authorize the Chair to approve the findings 

related to the 2025 Goals and Objectives. The Final Report will be presented for ratification at 

the meeting following the reporting deadline. 

On MOTION by Mr. Gundlach and seconded by Mr. Kuper, with all in favor, 
authorizing the Chair to approve the findings related to the 2025 Goals and 
Objectives Reporting, subject to final review by the District Manager and 
District Counsel’s office and subject to there being no substantial changes to 
the Report, was approved. 

SIXTH ORDER OF BUSINESS Consent Agenda Items 

A. Acceptance of Unaudited Financial Statements as of July 31, 2025 

B. Approval of July 22, 2025 Regular Meeting Minutes 

On MOTION by Mr. Gundlach and seconded by Mr. Kuper, with all in favor, the 
Unaudited Financial Statements as of July 31, 2025, were accepted, and the 
July 22, 2025 Regular Meeting Minutes, as presented, were approved. 

SEVENTH ORDER OF BUSINESS Staff Reports 

A. District Counsel: Kilinski | Van Wyk PLLC  

 Update: Golfcart Multiuse Path Speed Limit Signs 

Mr. Loy asked for direction with regards to the District Engineer submitting an 

application and drawings to the County for approval to install speed limit signs on the multi-use 

path and District Counsel amending the ILA to design the signage instead of using standard 

signage. The consensus was to proceed with the process. 

B. District Engineer: Prosser, Inc. 

There was nothing further to report. 

Mr. Shact asked District Counsel to draft a Small Project Agreement regarding the 

approved proposal to camera inspect the storm drains within Seaside Estates, in conjunction 

with the repair project. 

C. Field Operations Liaison: TPAM 

 Enhancement Proposal (provided under separate cover) 

7 



 

 

 

 

 
 

 

 

 

 

 

 

 
 

 

  

  

  

  

TWIN CREEKS NORTH CDD August 26, 2025 

Mr. Rowand provided landscaping updates and noted the pet waste stations are 

installed. He distributed and presented proposals to address landscaping deficiencies; he wants 

to negotiate the prices and irrigation proposals.  

Mr. Gundlach asked for the dead palm tree in front of the Clubhouse to be removed, 

regardless of when replacement is planned. He suggested dividing The Greenery invoices 

between the Fiscal Year 2025 and 2026 budgets. 

Mr. Kinsey left the meeting at 3:29 p.m., prior to this motion. 

On MOTION by Mr. Gundlach and seconded by Mr. Shact, with all in favor, 
approving The Greenery, Inc. Enhancement proposals, specific to projects from 
210 as far Beachwalk Boulevard on both the east and west sides, in a not-to-
exceed amount of $70,000, and deferring proceeding with the remaining 
invoices until Fiscal Year 2026, was approved. 

D. Landscape Maintenance: The Greenery, Inc. 

 Maintenance Schedule 

Mr. Flannery provided updates on landscaping projects and irrigation and fence repairs.  

 Controller Update 

Mr. Grantham stated the CDD has $15,000 in credits. He discussed the irrigation 

controller system and how it functions. 

Discussion ensued regarding project scope, the CDD irrigation design showing the CDD 

and HOA irrigation lines crossing, and maintenance. 

On MOTION by Mr. Gundlach and seconded by Mr. Shact, with all in favor, 
approving The Greenery, Inc. proposal for irrigation controller, in a not-to-
exceed amount of $164,000, subject to splitting costs between the Fiscal Years 
2025 and 2026 budgets, was approved. 

E. District Manager: Wrathell, Hunt and Associates, LLC 

 UPCOMING MEETINGS 

 October 7, 2025 at 5:30 PM 

 October 28, 2025 at 1:45 PM 

o QUORUM CHECK 
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TWIN CREEKS NORTH CDD August 26, 2025 

The next meeting will be on October 14, 2025 instead of October 7, 2025. The 

September 23, 2025 and October 28, 2025 meetings will be canceled.  

EIGHTH ORDER OF BUSINESS Board Members’ Comments/Requests 

In the future, Mr. Gundlach would like to discuss amending the CDD policy on filling 

vacant Board Seats; he thinks the Julington Creek CDD policy is more comprehensive. 

Mr. Shact asked for the CDD and Developer parcel issues with the County on ownership 

fixed. He wants to know what is developable.  

NINTH ORDER OF BUSINESS Public Comments 

A resident asked the Board to consider stocking the ponds with blue gill and shell 

cracker in addition to the carp, in lieu of the gambusia fish that TPAM was using based on 

information she has received and reviewed. 

A resident asked if the CDD is protected by allowing fishing in the lakes. She suggested 

only replacing one or two fountains until construction is complete, to avoid future damages. It 

was noted that signage is posted in the CDD ponds. 

TENTH ORDER OF BUSINESS Adjournment 

On MOTION by Mr. Gundlach and seconded by Mr. Shact, with all in favor, the 
meeting adjourned at 3:54 p.m. 

[SIGNATURES APPEAR ON THE FOLLOWING PAGE] 
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