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June 2, 2026 

Board of Supervisors 
Twin Creeks North Community Development District 

Dear Board Members: 

The Board of Supervisors of the Twin Creeks North Community Development District will hold a 
Regular Meeting on June 9, 2026 at 5:30 p.m., at the Beachwalk Clubhouse, 100 Beachwalk Club 
Drive, St. Johns, Florida 32259. The agenda is as follows: 

1. Call to Order/Roll Call 

2. Chairman Open Remarks 

3. Public Comments 

4. Discussion/Consideration/Update: Due Diligence/Conveyance Club Assets 

• Club Board Conveyance Response/Action 

• Beachwalk Club Board and CDD Board Discussion 

• FY2027 Budget Consideration [Club Expenditures]  

5. Discussion/Consideration: The Lake Doctors, Inc.  

 A. Renewal Letter  

 B. Amendment to Water Management Agreement 

6. Consideration of Resolution 2026-04, Approving a Proposed Budget(s) for Fiscal Year 
2027; Declaring Special Assessments to Fund the Proposed Budgets Pursuant to Chapters 
190, 197, and 170, Florida Statutes; Setting Public Hearings; Addressing Publication; 
Addressing Severability; and Providing an Effective Date 

7. Consent Agenda Items 

A. Acceptance of Unaudited Financial Statements as of April 30, 2026 

B. Approval of May 18, 2026 Special Meeting Minutes 

ATTENDEES: 
Please identify yourself each 
time you speak to facilitate 
accurate transcription of 
meeting minutes. 

https://twincreeksnorthcdd.net/
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8. Staff Reports 

A. District Counsel: Kilinski | Van Wyk PLLC 

B. District Engineer: Prosser, Inc. 

 I. Update: Pond 14A and B Additional Pond Bank Work Scope 

• Correspondence Regarding Pond 14B Pond Slope Change Order 
Bids due to Collapse 

• Estimate No: 1010 

• Estimate No: 1011 

C. Field Operations: TPAM Liaison 

• Status of Irrigation Controller Project 

• Status of Fountain Project 

• Landscape Discussion [The Greenery Presentation] 

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

• Potential CDD/Club Conveyance Discussion Workshop 

• UPCOMING MEETINGS 

➢ June 23, 2026 at 5:30 PM 

➢ July 28, 2026 at 1:45 PM 

➢ August 25, 2026 at 1:45 PM 

➢ September 22, 2026 at 5:30 PM (Adoption of FY2027 Budget) 

o QUORUM CHECK 

SEAT 1 MICHAEL CHASE, JR.  IN PERSON  PHONE  NO 

SEAT 2 DAVID MULLINS  IN PERSON  PHONE  NO 

SEAT 3 NEAL SHACT  IN PERSON  PHONE  NO 

SEAT 4 BRYAN KINSEY  IN PERSON  PHONE  NO 

SEAT 5 MARK KUPER  IN PERSON  PHONE  NO  

• Performance Measures/Standards & Annual Reporting Form (for 
informational purposes) 

9. Board Members’ Comments/Requests 

10. Public Comments 
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11. Adjournment 

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

Sincerely, 

Kristen Thomas 
District Manager 

FOR BOARD MEMBERS AND STAFF TO ATTEND BY TELEPHONE 

CALL-IN NUMBER: 1-888-354-0094 
PARTICIPANT CODE: 866 4977 

 
TEAMS MEETING ID: 261 373 202 693 71 

PASSCODE: CY7ya2zm 

https://teams.microsoft.com/meet/26137320269371?p=oeb8yHvmNkwzlcyUxM   

Dial in by phone: +1 646-979-9737,,516752488#     

Phone conference ID: 516 752 488# 

https://teams.microsoft.com/meet/259587608195179?p=YvSG5cNRGUCxOP6PM4
tel:+16469799737,,516752488
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215 N. Howard Ave. 
Ste. 20 0. 

Tampa. FL 33606 

VIA EMAIL DELIVERY ONLY 
jennif er@cddlawyers .com 

Jennifer Kilinski, Esq. 
Kilinski I Van Wyk PLLC 
517 E. College Avenue 
Tallahassee, FL 32301 

Office: 813.542.8888 I appletonreiss.com 

May 7 , 2026 

Re: Kilinski Van Wyk Client: Twin Creeks North Community 
Development District 
Appleton Reiss Client: Beachwalk Club, Inc. 
Appleton Reiss File No. 2025-658.8 
Negotiations Regarding Conveyance of Club 

Dear Ms. Kilinski: 

I write on behalf of Beachwalk Club, Inc. (the "Club") a n d its Board of 
Directors regarding your client, Twin Creeks North Community Development 
District ("District" or "CDD"), a nd the parties' negotiations related to the District's 
potential acquisition of certain Club assets. As I advised you previously, due to 
the Club's claims against the developer of the Club, as well as certain concerns 
about the developer's management of the community association governing the 
lagoon, the Club has suspended due diligence with the District. Given 
communications in the community, though, the Club wants to address a 
potential path forward while we continu e efforts to address claims and issues 
with the developer. 

To be clear, the Club remains interested in discussing all options with the 
CDD. To that end, the Club's Board respectfully requests that the CDD prepare 
a written summary describing its vision of what the operation of th e Club would 
look like under CDD ownership or management. Including a draft PowerPoint 
for a future presentation to the Club's members is also requested. The requested 
materials sh ould address the following issues and questions, among others that 
the CDD's representatives believe will be beneficial for the Club's members to 
understand: 

1. What is the CDD's specific vision relative to the future 
management and operation of the Club's facilit ies? 

2 . What legal structure does the CDD believe is prudent in 
this case? 



ATTOANEYS AT lAW APPLETON AEISS COM 

3. Will the CDD manage the Club in-house, or will outside 
management be engaged for that purpose? 

4. Will the CDD retain existing staff? If not, how will the 
CDD staff the Club's operation? 

5. How will the proposed transaction save the Club and its 
members money, if at all? 

6. Has the CDD developed a proforma to outline projected 
costs and savings under CDD ownership or management? If so, 
what does that projection forecast? 

7. What benefits will Club members enJoy if this 
transaction proceeds? 

8. What potential downside exists from the CDD's 
perspective if this transaction proceeds? 

9. What is the projected timeline for the CDD to complete 
this transaction? 

10. Does the CDD plan on improvements to the Club 
facilities following the proposed transaction? If so, what are those 
plans? 

11. Is there anything else the Club and its members should 
know about the CDD's plans that will be important for the Club's 
Board and membership to know before proceeding? 

The Club's representatives genuinely believe that "re-setting'' these 
discussions is critical to them advancing. To do that, the Club's representatives 
require a general understanding of the CD D's vision, which includes a discussion 
about the issues outlined above. While the Club remains involved in discussions 
with the developer about various issues, the Club will engage the CDD in these 
discussions, and due diligence can resume once the CDD defines the proposed 
transaction in more detail. 

With that in mind, if the CDD requires more information or documents to 
address these general concepts and questions, please let us know what is 
needed. The Club believes ample documentation has been provided already, but 
the Club will revisit this issue one more time before hearing from the CDD about 
the issues outlined above, should that be necessary. 

- 2 -
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Upon receipt of the CDD's written proposal and PowerPoint, the Club Board will 
evaluate it promptly. If appropriate, the Club Board will request that the CDD 
Board vote at a future meeting to approve the written proposal and PowerPoint. 
Once that is done by the CDD, a representative of the CDD will be invited to a 
special meeting of the Club Board to present these materials to the Club's 
membership and answer questions from the Club's membership about the 
proposed transaction. 

We trust the CDD will engage in this process in good faith to move things 
forward, if that is the CDD's intent. I appreciate your attention to this request 
from the Club. Please let me know if you have any questions. 

Sincerely, 

~~ 
Eric Appleton, Esq. 

ENA 
cc: Chase Chenoweth, General Manager, Beachwalk Club, Inc. 

Board of Directors, Beachwalk Club, Inc. 

- 3 -
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08/2019           THE LAKE DOCTORS, 
INC. 

 
 
 
 
 
 

      May 29, 2026 
 

Twin Creeks North CDD 
Attn: Tom Rowand Jr. 
100 Beachwalk Club Drive  
St. Johns, Florida 32259 
 
Dear Tom: 
 

The anniversary date of your Lake Doctors, Inc., Water Management Program for  
Twin Creeks North CDD is October 1, 2026 at which time your program is due for renewal. Due 
to the rising costs of professionally managing your account, including aquatic products, vehicles, 
equipment, insurance, and supplies, we would like to ask for a modest adjustment to your 
monthly investment amount from $1,900.00 to $1,957.00 per month.   
 
 The stocking of the 350 sterile grass carp was accomplished on May 15, 2026. It is 
recommended that a booster stocking be planned for the winter of 2027. Please consider 
budgeting for $2,650.00.   
 
 We will look forward to receiving a new District agreement Amendment or approval to 
continue for October. 
 
 If you have any questions or concerns regarding your proposed adjustment or your Lake 
Doctors Water Management Program, please feel free to give me a call at (904)626-0287 or 
contact me by email at mark.seymour@lakedoctors.com.  
 
  As always, we will continue to focus upon fully satisfying your water management needs 
by providing excellent, quality service, quick response to questions or problems and deep 
concern for the health of your pond, lake or waterway. 
 
 We at The Lake Doctors very much appreciate your current business and look forward to 
continuing to work with you to keep your waterway(s) in excellent condition. 
       

Sincerely, 

      
      Mark A. Seymour 
      Sales Manager 
 MAS/732079 

The Lake Doctors, Inc  
Jacksonville Bran ch 

11621 Columbia Park Drive West  
Jacksonville, FL 32258  

904- 262- 5500  
jacksonville@lakedoctors.com   

 

The Lake Doctors, Inc. 
Aquatic M anagement Services "' 

The Lake Doctors, Inc 
Jacksonville Branch 

11621 Columbia Park Drive West 
Jacksonville, FL 32258 

904- 262- 5500 
jacksonville@lakedoctors com 

mailto:mark.seymour@lakedoctors.com
mailto:jacksonville@lakedoctors.com
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01/2024           THE LAKE DOCTORS, INC. 

 
 
 
 
 

Water Management Agreement 
Exhibit 

                                                                                                                                  MAS   
This Agreement, made this ______________________ day of _______________ 20___ is between The Lake Doctors, Inc., a Florida corporation 
(“the Company”) and the following “Customer” 
 
PROPERTY NAME (Community/Business/Individual)_____________________________________________________________ 
 
MANAGEMENT COMPANY___________________________________________________________________________________ 
 
INVOICING ADDRESS _______________________________________________________________________________________ 
 
CITY ________________________________ STATE _____________ ZIP _____________ PHONE (        ) ____________________ 
 
EMAIL ADDRESS ____________________________________________________________ 

 
The parties hereto agree to follows: 
 
A. The Company agrees to manage certain lakes and/or waterways for a period of twelve (12) months from the date of execution of this 

Agreement in accordance with the terms and conditions of this Agreement in the following location(s): 

 
Eleven (11) lakes associated with Twin Creeks North CDD, St. Augustine Florida. 
Includes a minimum of twelve (12) inspections and treatments, as necessary, for control and prevention of noxious aquatic 
weeds and algae. Contingent upon FWC Permit conditions, seasonal availability and customer approval. 

 
B. Customer agrees to pay the Company the following sum for specified aquatic management services: 

                                                                                          

1. Underwater and Floating Vegetation Control Program $ 1,957.00 Monthly 

2. Shoreline Grass and Brush Control Program $ INCLUDED 

3. Monthly Service Reporting $ INCLUDED 

4. Additional Treatments, if required $ INCLUDED 

5. Water Quality Testing and Analysis, as needed, for water management purposes $ INCLUDED 

6. Application of biological products to help improve water, as needed. $ INCLUDED 

7. Stocking of additional triploid grass carp for biological control of underwater weeds in 2027* $ 2,650.00 upon stocking 

 Total of Services Accepted $ 1,957.00 Monthly 

       
$0.00 of the above sum-total shall be due and payable upon execution of this Agreement; the balance shall be payable in advance in monthly 
installments of $1,957.00 plus any additional costs such as sales taxes, permitting fees, monitoring, reporting, water testing and related costs mandated 
by any governmental or regulatory body related to service under this Agreement. 

C. The Company uses products which, in its sole discretion, are intended to provide effective and safe results. 
 

D. The Company agrees to commence treatment within fifteen (15) days, weather permitting, from the date of receipt of this executed Agreement 
plus initial deposit and/or required government permits. 

 
E. The offer contained herein is withdrawn and this Agreement shall have no further force and effect unless executed and returned by Customer 

to the Company on or before October 31, 2026. 
 
CUSTOMER PREFERENCES 

INVOICE FREQUENCY: ___ MONTHLY ___ EVERY OTHER MONTH ___ QUARTERLY ___ SEMI-ANNUAL ___ ANNUAL  

INVOICE TIMING: ___ BEGINNING OF THE MONTH. Or ___ WITH SERVICE COMPLETION 

EMAIL INVOICE:  ___YES ___ NO | If yes, provide invoice email: _________________________________________________________ 

EMAIL WORK ORDER: ___YES ___ NO | If yes, provide work order email: _________________________________________________ 

THIRD PARTY COMPLIANCE/REGISTRATION: ___ YES ___ NO  

THIRD PARTY INVOICING PORTAL**: ___ YES ___ NO                                                                                                                             

**If a Third Party Compliance/Registration or an Invoice Portal is required; it is the Customer’s responsibility to provide the information.  

 REQUESTED START MONTH:   ______________________ | PURCHASE ORDER #: ____________________________ 

 THE LAKE DOCTORS, INC.    CUSTOMER: 

    Signed _______________________________________, Dated ________________ 

 Mark A. Seymour, Sales Manager   Name ___________________________________, Title_______________________ 

The Lake Doctors, Inc 
Jacksonville Branch 

11621 Columbia Park Drive West 
Jacksonville, FL 32258 

904-262-5500 
jacksonville@lakedoctors.com  

 

The Lake Doctors, Inc. 
Aquatic Management Services 11 

mailto:jacksonville@lakedoctors.com
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RESOLUTION 2026-04 

 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE TWIN 

CREEKS NORTH COMMUNITY DEVELOPMENT DISTRICT 

APPROVING A PROPOSED BUDGET(S) FOR FISCAL YEAR 2027; 

DECLARING SPECIAL ASSESSMENTS TO FUND THE PROPOSED 

BUDGETS PURSUANT TO CHAPTERS 190, 197, AND 170, FLORIDA 

STATUTES; SETTING PUBLIC HEARINGS; ADDRESSING 

PUBLICATION; ADDRESSING SEVERABILITY; AND PROVIDING AN 

EFFECTIVE DATE.  

 

 WHEREAS, the District Manager has, prior to June 15, 2026, prepared and submitted to 

the Board of Supervisors (“Board”) of the Twin Creeks North Community Development District 

(“District”) proposed budgets (“Proposed Budget”) for the Fiscal Year beginning October 1, 

2026, and ending September 30, 2027 (“Fiscal Year 2027”); and  

 

 WHEREAS, it is in the best interest of the District to fund the administrative and 

operations services (together, “Services”) set forth in the Proposed Budget by levy of special 

assessments pursuant to Chapters 190, 197, and/or 170, Florida Statutes (“Assessments”), as set 

forth in the preliminary assessment roll included within the Proposed Budget; and 

 

  WHEREAS, the District hereby determines that benefits would accrue to the properties 

within the District, as outlined within the Proposed Budget, in an amount equal to or in excess of 

the Assessments, and that such Assessments would be fairly and reasonably allocated as set forth 

in the Proposed Budget; and 

 

 WHEREAS, the Board has considered the Proposed Budget, including the Assessments, 

and desires to set the required public hearings thereon. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF 

SUPERVISORS OF THE TWIN CREEKS NORTH COMMUNITY 

DEVELOPMENT DISTRICT:  

 

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

District Manager for Fiscal Year 2027 attached hereto as Exhibit A is hereby approved as the basis 

for conducting a public hearing to adopt said Proposed Budget.  

 

2. DECLARING ASSESSMENTS.  Pursuant to Chapters 190, 197, and 170, Florida 

Statutes, the Assessments shall defray the cost of the Services in the total estimated amounts set 

forth in the Proposed Budget.  The nature of, and plans and specifications for, the Services to be 

funded by the Assessments are described in the Proposed Budget, all of which are on file and 

available for public inspection at the “District’s Office”, Wrathell, Hunt & Associates, LLC, 2300 

Glades Road, Suite 410W, Boca Raton, FL 33431.  The Assessments shall be levied within the 

District on all benefitted lots and lands, and shall be apportioned among such lots and lands, all as 

described in the Proposed Budget and the preliminary assessment roll included therein.  The 

preliminary assessment roll is also on file and available for public inspection at the District’s 



 

Office.  The Assessments shall be paid in one or more installments pursuant to a bill issued by the 

District in November of 2026, and pursuant to Chapter 170, Florida Statutes, or, alternatively, 

pursuant to the Uniform Method as set forth in Chapter 197, Florida Statutes.   

 

3. SETTING PUBLIC HEARINGS.  Pursuant to Chapters 190, 197, and/or 170, 

Florida Statutes, public hearings on the approved Proposed Budget and the Assessments are 

hereby declared and set for the following date, hour and location:  

 

  DATE:   ____________________________ 

   

HOUR:   5:30 p.m. 

   

LOCATION:   Beachwalk Clubhouse 

100 Beachwalk Club Drive  

St. Johns, Florida 32259 

 

4. 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 sixty (60) days prior to the hearing set above.  

 

5. 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 (2) days before the budget hearing date as set forth in Section 

3 and shall remain on the website for at least forty-five (45) days.  

 

6. PUBLICATION OF NOTICE.  Notice of the public hearings shall be published 

in the manner prescribed by Florida law. 

 

7. 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. 

 

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

adoption.  

 

 

 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 

 

 

 

 

 

 

 

 



 

PASSED AND ADOPTED this 9th day of June, 2026. 
 

ATTEST:      TWIN CREEKS NORTH  

COMMUNITY DEVELOPMENT 

DISTRICT 

 

 

 

_____________________________   By: ___________________________ 

Secretary/Assistant Secretary    Its: ____________________________ 

 

 

Exhibit A: Proposed Budget for Fiscal Year 2027 
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Adopted
Budget

FY 2026

Actual
through

4/30/2026

Projected 
through 

9/30/2026

Total
Actual &
Projected

Proposed
Budget

FY 2027
REVENUES
Assessment levy: gross 1,631,904$ 2,348,162$ 
Allowable discounts (4%) (65,276)       (93,926)       

Assessment levy: net 1,566,628   1,604,837$      -$               1,604,837$ 2,254,236   
Assessments off-roll 168,106      -                       168,106     168,106      -                  
Interest and miscellaneous -                  10,050             -                 -                  -                  
Total Club revenue -                  -                       -                 -                  -                  
Total F&B revenue -                  -                       -                 -                  -                  
Banquest revenue -                  -                       -                 -                  -                  
Market revenue -                  -                       -                 -                  -                  
Other revenue -                  -                       -                 -                  -                  
Activities revenue -                  -                       -                 -                  -                  
Club discounts and refunds -                  -                       -                 -                  -                  

Total revenues 1,734,734   1,614,887        168,106     1,772,943   2,254,236   

EXPENDITURES
Professional & administration
Supervisors 8,000          5,000               5,000         10,000        8,000          
FICA 612             383                  383            766             612             
District engineer 10,000        4,563               5,437         10,000        10,000        
General counsel 50,000        71,684             37,500       109,184      50,000        
District manager 53,581        31,255             22,326       53,581        63,939        
Debt service fund accounting: 2016 master bonds 5,238          3,056               2,182         5,238          5,155          
Debt service fund accounting: 2016 sub bonds 2,262          1,319               943            2,262          2,345          
Debt service fund accounting: Lennar bonds 3,500          2,042               1,458         3,500          3,500          
Arbitrage rebate calculation 1,000          1,000               -                 1,000          1,000          
Dissemination agent 2,000          1,167               833            2,000          2,000          
Trustee 10,500        12,000             -                 12,000        12,000        
Audit 6,450          -                       6,450         6,450          6,550          
Postage 750             425                  325            750             750             
Insurance - GL, POL 16,105        15,553             15,553        16,174        
Legal advertising 1,200          133                  1,067         1,200          1,200          
Mailed notices 1,600          -                       1,600         1,600          1,600          
Miscellaneous- bank charges 1,250          -                       1,250         1,250          1,250          
Website

Hosting 705             -                       705            705             705             
ADA compliance 210             -                       145            145             145             

Annual district filing fee 175             175                  -                 175             175             
Contingencies 500             28                    125            153             500             

Total professional & admin 175,638      149,783           87,729       237,512      $187,600

TWIN CREEKS NORTH

Fiscal Year 2026

COMMUNITY DEVELOPMENT DISTRICT
GENERAL FUND BUDGET

FISCAL YEAR 2027
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Adopted
Budget

FY 2026

Actual
through

4/30/2026

Projected 
through 

9/30/2026

Total
Actual &
Projected

Proposed
Budget

FY 2027

TWIN CREEKS NORTH

Fiscal Year 2026

COMMUNITY DEVELOPMENT DISTRICT
GENERAL FUND BUDGET

FISCAL YEAR 2027

Field operations
Accounting 7,500          4,375               3,125         7,500          12,500        
Property insurance 74,125        66,954             -                 66,954        63,606        
Field operations manager 28,800        18,000             20,016       38,016        43,200        
Landscape and irrigation maintenance 511,826      293,063           218,763     511,826      511,826      
Tree/plant/irrigation replacement -                  -                       35,000       35,000        -                  
Tree care 35,000        -                       35,000       35,000        85,000        
Tree replacement 30,000        22,161             7,839         30,000        30,000        
Sod replacement 30,000        837                  29,163       30,000        85,000        
Annuals rotation 25,127        16,901             8,702         25,603        35,000        
Landscape enhancement 71,000        75,880             106,000     181,880      85,000        
Mulch 79,670        -                       79,670       79,670        159,341      
Irrigation control system project -                  67,671             160,560     228,231      -                  
Irrigation repairs 15,500        6,461               6,500         12,961        15,500        
Irrigation water 195,000      166,195           28,805       195,000      195,000      
Albany Bay irrigation cost share 18,000        11,563             6,437         18,000        -                  
Back flow prevention 1,000          -                       1,000         1,000          1,000          
Animal nuisance control 2,500          89                    1,250         1,339          2,500          
Lake maintenance 22,200        13,250             8,950         22,200        23,000        
Fountain service 105,000      52,875             42,125       95,000        105,000      
Fountain maintenance 7,500          -                       7,500         7,500          7,500          
Monument maintenance 2,500          -                       -                 -                  -                  
Monument lighting maintenance-fountains -                  -                       -                 -                  3,000          
Beachwalk channel letters -                  -                       -                 -                  2,500          
Median lighting maintenance -                  -                       -                 -                  -                  
Road maintenance 3,500          -                       -                 -                  3,500          
Sidewalk repairs 5,000          -                       -                 -                  5,000          
Holiday lighting 22,000        8,800               13,200       22,000        22,000        
Porter services 2,704          1,612               1,092         2,704          2,704          
Consulting services -                  16,600             -                 16,600        -                  
Contingencies 16,000        -                       16,000       16,000        16,000        

Fountain repairs-project 78,500        323,217           -                 323,217      -                  
Sidewalk & cart path striping project 115,000      -                       146,125     146,125      25,000        
Landscape lighting - median project -                  -                       -                 -                  205,000      
Monument lighting project -                  -                       -                 -                  80,000        

  Atlantic Isles cost share -                  1,673               1,673          -                  
  Security patrol -                  14,128             35,000       49,128        15,000        

Total field operations 1,504,952   1,182,305        982,822     2,149,326   1,839,677   
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FY 2026

Actual
through

4/30/2026

Projected 
through 

9/30/2026

Total
Actual &
Projected

Proposed
Budget

FY 2027

TWIN CREEKS NORTH

Fiscal Year 2026

COMMUNITY DEVELOPMENT DISTRICT
GENERAL FUND BUDGET

FISCAL YEAR 2027

Clubhouse
F&B expenses -                  -                       -                 -                  -                  
Banquet expenses -                  -                       -                 -                  -                  
Market expenses -                  -                       -                 -                  -                  
Activities expenses -                  -                       -                 -                  -                  
Payroll -                  -                       -                 -                  -                  
Payroll expenses -                  -                       -                 -                  -                  
Alarm monitoring -                  -                       -                 -                  -                  
Operational expenses -                  -                       -                 -                  -                  
Outside services -                  -                       -                 -                  -                  
Repair and maintenance -                  -                       -                 -                  -                  
Marketing and advertising -                  -                       -                 -                  -                  
Utilities -                  -                       -                 -                  -                  
General including administrative,credit card, IT -                  -                       -                 -                  -                  
Other expenses -                    -                       -                 -                  -                  

Total clubhouse -                  -                       -                 -                  -                  

Other fees and charges
Tax collector 32,638        30,560             2,078         32,638        46,963        

Total other fees & charges 32,638        30,560             2,078         32,638        46,963        
Total expenditures 1,713,228   1,362,648        1,072,629  2,419,476   $2,074,240

Net increase/(decrease) of fund balance (63,494)       252,239           (904,523)    (646,533)     179,996      
Fund balance - beginning (unaudited) 909,936      981,164           1,233,403  981,164      334,631      
Fund balance - ending (projected):

Assigned:
3 months working capital 406,224      406,224           406,224     406,224      406,224      
Fountain repair project contingency 100,000      -                       -                 -                  -                  

Unassigned 340,218      827,179           (77,344)      (71,593)       108,403      
Fund balance - ending (projected) 846,442$    1,233,403$      328,880$   334,631$    514,627$    
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EXPENDITURES
Professional & administration

Supervisors 8,000$        

FICA 612             

District engineer 10,000        

General counsel 50,000        

District manager 63,939        

Debt service fund accounting: 2016 master bonds 5,155          

Debt service fund accounting: 2016 sub bonds 2,345          
Debt service fund accounting: Lennar bonds 3,500          
Arbitrage rebate calculation 1,000          

Dissemination agent 2,000          
Trustee 12,000        

Audit 6,550          

Postage 750             

Insurance - GL, POL 16,174        

Legal advertising 1,200          

Mailed notices 1,600          
Miscellaneous- bank charges 1,250          

Website
Hosting 705             
ADA compliance 145             

Annual district filing fee 175             

Contingencies 500             

TWIN CREEKS NORTH

DEFINITIONS OF GENERAL FUND EXPENDITURES
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.

Kilinsky I Van Wyk 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. 

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

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. 

Annual fee paid to the Florida Department of Economic Opportunity.

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.

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

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. 

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 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.

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.

Bank charges, automated AP routing and other miscellaneous expenses 
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TWIN CREEKS NORTH

DEFINITIONS OF GENERAL FUND EXPENDITURES
COMMUNITY DEVELOPMENT DISTRICT

EXPENDITURES (continued)
Field operations

Accounting 12,500        
Property insurance 63,606        

Landscape maintenance
Field operations manager 43,200        

Agreement with TPAM for field operations support 
Landscape and irrigation maintenance 511,826      

Tree care 85,000        
Tree pruning of palms in excess of 10 feet

Tree replacement 30,000        
Replacement of trees around CDD property

Sod replacement 85,000        
Annuals rotation 35,000        

Four rotations per year
Landscape enhancement 85,000        

Misc. landscape improvement projects 
Mulch 159,341      

One annual rotation
Irrigation repairs 15,500        
Irrigation water 195,000      
Back flow prevention 1,000          
Animal nuisance control 2,500          
Lake maintenance 23,000        

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
Fountain maintenance 7,500          

Misc. fountain repairs outside of weekly maintenance agreement
Monument lighting maintenance-fountains 3,000          

2x per year maintenance program with NiteLites for all four entrance monuments lighting 
Beachwalk channel letters 2,500          
Road maintenance 3,500          

Potholes and roadway striping
Sidewalk repairs 5,000          

ADA mats and tripping hazards
Holiday lighting 22,000        
Porter services 2,704          

Four dog stations
Contingencies 16,000        
Sidewalk & cart path striping project 25,000        
Landscape lighting - median project 205,000      

Electrical project for landscape median landscape lighting
Monument lighting project 80,000        

Electrical project for all four monuments
  Security patrol 15,000        

Other fees and charges
Tax collector 46,963        

The tax collector's fee is 2% of assessments collected.
Total expenditures 2,074,240$ 

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

FY 2026

Actual
through

4/30/2026

Projected 
through 

9/30/2026

Total
Actual &
Projected

Proposed
Budget

FY 2027
REVENUES
Assessment levy: gross 1,675,832$ 1,743,418$  
Allowable discounts (4%) (67,033)       (69,737)        

Assessment levy: net 1,608,799   1,495,677$ 113,122$    1,608,799$  1,673,681    
Assessments off-roll 2016A-1 88,446        -                  88,446        88,446         -                   
Assessments prepayment -                  290,153      -                  290,153       -                   
Interest 2016A-1 -                  40,349        -                  40,349         -                   
Interest 2016A-2 -                  21,911        -                  21,911         -                   

Total revenues 1,697,245   1,848,090   201,568      2,049,658    1,673,681    

EXPENDITURES
Debt service
Principal 2016A-1 280,000      280,000      -                  280,000       295,000       
Principal 2016A-2 120,000      120,000      -                  120,000       120,000       
Principal prepayment 2016A-1 -                  360,000      -                  360,000       -                   
Principal prepayment 2016A-2 -                  50,000        -                  50,000         -                   
Interest 2016A-1 857,638      426,819      430,819      857,638       797,113       
Interest 2016A-2 369,675      176,709      192,966      369,675       369,675       

Total debt service 1,627,313   1,413,528   623,785      2,037,313    1,581,788    

Other fees and charges
Tax collector 33,517        28,482        5,035          33,517         34,868         

Total other fees & charges 33,517        28,482        5,035          33,517         34,868         
Total expenditures 1,660,830   1,442,010   628,820      2,070,830    1,616,656    

OTHER FINANCING SOURCES/(USES)
Transfers in 2016A-1 -                  1,071          -                  1,071           -                   

Total other financing sources -                  1,071          -                  1,071           -                   

Net increase/(decrease) of fund balance 36,415        407,151      (427,252)     (20,101)        57,025         
Fund balance - beginning (unaudited) 3,278,265   3,278,576   3,685,727   3,278,576    3,258,475    
Fund balance - ending (projected) 3,314,680$ 3,685,727$ 3,258,475$ 3,258,475$  3,315,500    

Use of fund balance:
Debt service reserve account balance (required) (1,416,526)   
Principal and Interest expense 2016 A-1 - November 1, 2027 (689,316)      
Principal and Interest expense 2016 A-2 - November 1, 2027 (314,138)      
Projected fund balance surplus/(deficit) as of September 30, 2027 895,520$     

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

DEBT SERVICE FUND SERIES 2016 BANS & 2016 BONDS BUDGET

Fiscal Year 2026

FISCAL YEAR 2027
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 Principal  Coupon Rate  Interest  Debt Service 
 Bond

Balance 
11/01/25 280,000.00        5.750% 422,228.13        702,228.13        18,220,000.00      
05/01/26 402,796.88        402,796.88        12,725,000.00      
11/01/26 295,000.00        5.750% 402,796.88        697,796.88        12,430,000.00      
05/01/27 -                         394,315.63        394,315.63        12,430,000.00      
11/01/27 295,000.00        5.750% 394,315.63        689,315.63        12,135,000.00      
05/01/28 -                         385,834.38        385,834.38        12,135,000.00      
11/01/28 310,000.00        5.750% 385,834.38        695,834.38        11,825,000.00      
05/01/29 -                         376,921.88        376,921.88        11,825,000.00      
11/01/29 335,000.00        6.375% 376,921.88        711,921.88        11,490,000.00      
05/01/30 -                         366,243.75        366,243.75        11,490,000.00      
11/01/30 360,000.00        6.375% 366,243.75        726,243.75        11,130,000.00      
05/01/31 -                         354,768.75        354,768.75        11,130,000.00      
11/01/31 380,000.00        6.375% 354,768.75        734,768.75        10,750,000.00      
05/01/32 -                         342,656.25        342,656.25        10,750,000.00      
11/01/32 405,000.00        6.375% 342,656.25        747,656.25        10,345,000.00      
05/01/33 -                         329,746.88        329,746.88        10,345,000.00      
11/01/33 430,000.00        6.375% 329,746.88        759,746.88        9,915,000.00        
05/01/34 -                         316,040.63        316,040.63        9,915,000.00        
11/01/34 460,000.00        6.375% 316,040.63        776,040.63        9,455,000.00        
05/01/35 -                         301,378.13        301,378.13        9,455,000.00        
11/01/35 490,000.00        6.375% 301,378.13        791,378.13        8,965,000.00        
05/01/36 -                         285,759.38        285,759.38        8,965,000.00        
11/01/36 520,000.00        6.375% 285,759.38        805,759.38        8,445,000.00        
05/01/37 -                         269,184.38        269,184.38        8,445,000.00        
11/01/37 555,000.00        6.375% 269,184.38        824,184.38        7,890,000.00        
05/01/38 -                         251,493.75        251,493.75        7,890,000.00        
11/01/38 590,000.00        6.375% 251,493.75        841,493.75        7,300,000.00        
05/01/39 -                         232,687.50        232,687.50        7,300,000.00        
11/01/39 625,000.00        6.375% 232,687.50        857,687.50        6,675,000.00        
05/01/40 -                         212,765.63        212,765.63        6,675,000.00        
11/01/40 665,000.00        6.375% 212,765.63        877,765.63        6,010,000.00        
05/01/41 -                         191,568.75        191,568.75        6,010,000.00        
11/01/41 710,000.00        6.375% 191,568.75        901,568.75        5,300,000.00        
05/01/42 -                         168,937.50        168,937.50        5,300,000.00        
11/01/42 755,000.00        6.375% 168,937.50        923,937.50        4,545,000.00        
05/01/43 -                         144,871.88        144,871.88        4,545,000.00        
11/01/43 800,000.00        6.375% 144,871.88        944,871.88        3,745,000.00        
05/01/44 -                         119,371.88        119,371.88        3,745,000.00        
11/01/44 850,000.00        6.375% 119,371.88        969,371.88        2,895,000.00        
05/01/45 -                         92,278.13          92,278.13          2,895,000.00        
11/01/45 905,000.00        6.375% 92,278.13          997,278.13        1,990,000.00        
05/01/46 -                         63,431.25          63,431.25          1,990,000.00        
11/01/46 965,000.00        6.375% 63,431.25          1,028,431.25     1,025,000.00        
05/01/47 -                         32,671.88          32,671.88          1,025,000.00        
11/01/47 1,025,000.00     6.375% 32,671.88          1,057,671.88     -                            

Total 13,005,000.00   11,693,678.27   24,698,678.27   

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        5,795,000.00       
05/01/26 -                        183,037.50        183,037.50        5,795,000.00       
11/01/26 130,000.00       6.000% 183,037.50        313,037.50        5,665,000.00       
05/01/27 -                        179,137.50        179,137.50        5,665,000.00       
11/01/27 135,000.00       6.000% 179,137.50        314,137.50        5,530,000.00       
05/01/28 -                        175,087.50        175,087.50        5,530,000.00       
11/01/28 145,000.00       6.000% 175,087.50        320,087.50        5,385,000.00       
05/01/29 -                        170,737.50        170,737.50        5,385,000.00       
11/01/29 155,000.00       6.000% 170,737.50        325,737.50        5,230,000.00       
05/01/30 -                        166,087.50        166,087.50        5,230,000.00       
11/01/30 160,000.00       6.000% 166,087.50        326,087.50        5,070,000.00       
05/01/31 -                        161,287.50        161,287.50        5,070,000.00       
11/01/31 170,000.00       6.000% 161,287.50        331,287.50        4,900,000.00       
05/01/32 -                        156,187.50        156,187.50        4,900,000.00       
11/01/32 185,000.00       6.375% 156,187.50        341,187.50        4,715,000.00       
05/01/33 -                        150,290.63        150,290.63        4,715,000.00       
11/01/33 195,000.00       6.375% 150,290.63        345,290.63        4,520,000.00       
05/01/34 -                        144,075.00        144,075.00        4,520,000.00       
11/01/34 210,000.00       6.375% 144,075.00        354,075.00        4,310,000.00       
05/01/35 -                        137,381.25        137,381.25        4,310,000.00       
11/01/35 225,000.00       6.375% 137,381.25        362,381.25        4,085,000.00       
05/01/36 -                        130,209.38        130,209.38        4,085,000.00       
11/01/36 235,000.00       6.375% 130,209.38        365,209.38        3,850,000.00       
05/01/37 -                        122,718.75        122,718.75        3,850,000.00       
11/01/37 250,000.00       6.375% 122,718.75        372,718.75        3,600,000.00       
05/01/38 -                        114,750.00        114,750.00        3,600,000.00       
11/01/38 270,000.00       6.375% 114,750.00        384,750.00        3,330,000.00       
05/01/39 -                        106,143.75        106,143.75        3,330,000.00       
11/01/39 285,000.00       6.375% 106,143.75        391,143.75        3,045,000.00       
05/01/40 -                        97,059.38          97,059.38          3,045,000.00       
11/01/40 300,000.00       6.375% 97,059.38          397,059.38        2,745,000.00       
05/01/41 -                        87,496.88          87,496.88          2,745,000.00       
11/01/41 320,000.00       6.375% 87,496.88          407,496.88        2,425,000.00       
05/01/42 -                        77,296.88          77,296.88          2,425,000.00       
11/01/42 345,000.00       6.375% 77,296.88          422,296.88        2,080,000.00       
05/01/43 -                        66,300.00          66,300.00          2,080,000.00       
11/01/43 365,000.00       6.375% 66,300.00          431,300.00        1,715,000.00       
05/01/44 -                        54,665.63          54,665.63          1,715,000.00       
11/01/44 390,000.00       6.375% 54,665.63          444,665.63        1,325,000.00       
05/01/45 -                        42,234.38          42,234.38          1,325,000.00       
11/01/45 415,000.00       6.375% 42,234.38          457,234.38        910,000.00          
05/01/46 -                        29,006.25          29,006.25          910,000.00          
11/01/46 440,000.00       6.375% 29,006.25          469,006.25        470,000.00          
05/01/47 -                        14,981.25          14,981.25          470,000.00          
11/01/47 470,000.00       6.375% 14,981.25          484,981.25        -                           

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

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

SERIES 2016A-2 AMORTIZATION SCHEDULE

8



Adopted
Budget

FY 2026

Actual
through

4/30/2026

Projected 
through 

9/30/2026

Total
Actual &
Projected

Proposed
Budget

FY 2027
REVENUES
Assessment levy: gross 209,688$ 209,688$  
Allowable discounts (4%) (8,388)      (8,388)       

Assessment levy: net 201,300   185,844$ 15,456$   201,300$     201,300    
Interest -               5,785       -               5,785           -                

Total revenues 201,300   191,629   15,456     207,085       201,300    

EXPENDITURES
Debt service
Principal 65,000     -               65,000     65,000         70,000      
Interest 132,519   66,259     66,260     132,519       129,594    

Total debt service 197,519   66,259     131,260   197,519       199,594    

Other fees and charges
Tax collector 4,194       3,539       655          4,194           4,194        

Total other fees & charges 4,194       3,539       655          4,194           4,194        
Total expenditures 201,713   69,798     131,915   201,713       203,788    

Net increase/(decrease) of fund balance (413)         121,831   (116,459)  5,372           (2,488)       
Fund balance - beginning (unaudited) 255,421   265,879   387,710   265,879       271,251    
Fund balance - ending (projected) 255,008$ 387,710$ 271,251$ 271,251$     268,763    

Use of fund balance:
Debt service reserve account balance (required) (101,507)   
Interest expense - December 15, 2027 (63,222)     
Projected fund balance surplus/(deficit) as of September 30, 2027 104,034$  

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

DEBT SERVICE FUND SERIES 2018

Fiscal Year 2026
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 Principal  Coupon Rate  Interest  Debt Service 
 Bond

Balance 
12/15/25 66,259.38          66,259.38          2,700,000.00        
06/15/26 65,000.00          4.500% 66,259.38          131,259.38        2,635,000.00        
12/15/26 64,796.88          64,796.88          2,635,000.00        
06/15/27 70,000.00          4.500% 64,796.88          134,796.88        2,565,000.00        
12/15/27 63,221.88          63,221.88          2,565,000.00        
06/15/28 70,000.00          4.500% 63,221.88          133,221.88        2,495,000.00        
12/15/28 61,646.88          61,646.88          2,495,000.00        
06/15/29 75,000.00          4.500% 61,646.88          136,646.88        2,420,000.00        
12/15/29 59,959.38          59,959.38          2,420,000.00        
06/15/30 80,000.00          4.875% 59,959.38          139,959.38        2,340,000.00        
12/15/30 58,009.38          58,009.38          2,340,000.00        
06/15/31 85,000.00          4.875% 58,009.38          143,009.38        2,255,000.00        
12/15/31 55,937.50          55,937.50          2,255,000.00        
06/15/32 85,000.00          4.875% 55,937.50          140,937.50        2,170,000.00        
12/15/32 53,865.63          53,865.63          2,170,000.00        
06/15/33 90,000.00          4.875% 53,865.63          143,865.63        2,080,000.00        
12/15/33 51,671.88          51,671.88          2,080,000.00        
06/15/34 95,000.00          4.875% 51,671.88          146,671.88        1,985,000.00        
12/15/34 49,356.25          49,356.25          1,985,000.00        
06/15/35 100,000.00        4.875% 49,356.25          149,356.25        1,885,000.00        
12/15/35 46,918.75          46,918.75          1,885,000.00        
06/15/36 105,000.00        4.875% 46,918.75          151,918.75        1,780,000.00        
12/15/36 44,359.38          44,359.38          1,780,000.00        
06/15/37 110,000.00        4.875% 44,359.38          154,359.38        1,670,000.00        
12/15/37 41,678.13          41,678.13          1,670,000.00        
06/15/38 115,000.00        4.875% 41,678.13          156,678.13        1,555,000.00        
12/15/38 38,875.00          38,875.00          1,555,000.00        
06/15/39 120,000.00        5.000% 38,875.00          158,875.00        1,435,000.00        
12/15/39 35,875.00          35,875.00          1,435,000.00        
06/15/40 130,000.00        5.000% 35,875.00          165,875.00        1,305,000.00        
12/15/40 32,625.00          32,625.00          1,305,000.00        
06/15/41 135,000.00        5.000% 32,625.00          167,625.00        1,170,000.00        
12/15/41 29,250.00          29,250.00          1,170,000.00        
06/15/42 140,000.00        5.000% 29,250.00          169,250.00        1,030,000.00        
12/15/42 25,750.00          25,750.00          1,030,000.00        
06/15/43 150,000.00        5.000% 25,750.00          175,750.00        880,000.00           
12/15/43 22,000.00          22,000.00          880,000.00           
06/15/44 160,000.00        5.000% 22,000.00          182,000.00        720,000.00           
12/15/44 18,000.00          18,000.00          720,000.00           
06/15/45 165,000.00        5.000% 18,000.00          183,000.00        555,000.00           
12/15/45 13,875.00          13,875.00          555,000.00           
06/15/46 175,000.00        5.000% 13,875.00          188,875.00        380,000.00           
12/15/46 9,500.00            9,500.00            380,000.00           
06/15/47 185,000.00        5.000% 9,500.00            194,500.00        195,000.00           
12/15/47 4,875.00            4,875.00            195,000.00           
06/15/48 195,000.00        5.000% 4,875.00            199,875.00        -                            

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 2027 O&M 
Assessment
per 1,000 Sq. 

Ft./Unit

FY 2027 DS 
Assessment
per 1,000 Sq. 

Ft./Unit

FY 2027 Total 
Assessment
per  1,000 Sq. 

Ft./Unit

FY 2026 
Total 

Assessment
per 1,000 

Sq. Ft./Unit

FY 2027 vs. 
FY 2026 

Total 
Assessment 
Change/Unit

Non-Residential
Commercial Parcel 5 Retail 105,070             843.95            -                 843.95            650.32         193.63        
Commercial Parcel 5 Hotel 100                    506.37            -                 506.37            390.19         116.18        
Commercial Parcel 6 Retail 73,310               843.95            -                 843.95            650.32         193.63        
Commercial Parcel 7 BJ's Retail 100,000             843.95            386.21           1,230.16         1,036.53      193.63        
Commercial Parcel 8 Lowe's Retail 175,000             843.95            386.21           1,230.16         1,036.53      193.63        
Office Parcel 9 Senior Living Office 100,000             843.95            -                 843.95            650.32         193.63        
Total 553,480             

Residential
Residential Parcel 1 Grand Isles TH 22.5' 206                    1,687.90         1,088.02        2,775.92         2,388.65      387.27        
Residential Parcel 2/3 The Reef SF 40' 183                    1,707.81         2,690.15        4,397.96         4,010.69      387.27        
Residential Parcel 2/3- Prepaid The Reef SF 40' 4                        1,707.81         -                 1,707.81         1,320.54      387.27        
Residential Parcel 4 Elysian MF 348                    506.37            -                 506.37            390.19         116.18        
Residential Parcel 5 Sentosa MF 298                    506.37            -                 506.37            390.19         116.18        
Residential Parcel 10/11 The Cove SF 63' 46                      1,692.95         3,104.13        4,797.08         4,409.63      387.45        
Residential Parcel 10/11 - Reduced The Cove SF 63' 13                      1,692.95         2,604.21        4,297.16         3,909.71      387.45        
Residential Parcel 10/11 - Prepaid The Cove SF 63' 3                        1,692.95         -                 1,692.95         1,305.50      387.45        
Residential Parcel 10/11 The Cove Villa 37.5' 23                      1,692.95         3,114.80        4,807.75         4,420.30      387.45        
Residential Parcel 10/11- Reduced The Cove Villa 37.5' 2                        1,692.95         2,719.05        4,412.00         4,024.55      387.45        
Residential Parcel 10/11- Prepaid The Cove Villa 37.5' 7                        1,692.95         -                 1,692.95         1,305.50      387.45        
Residential Parcel 12 Atlantica Isles Villa 37.5' 24                      1,692.95         3,114.80        4,807.75         4,420.30      387.45        
Residential Parcel 12 - Reduced Atlantica Isles Villa 37.5' 16                      1,692.95         2,719.05        4,412.00         4,024.55      387.45        
Residential Parcel 12 - Prepaid Atlantica Isles Villa 37.5' 94                      1,692.95         -                 1,692.95         1,305.50      387.45        
Residential Parcel 13 Dorado SF 53' 83                      1,692.95         3,227.14        4,920.09         4,532.64      387.45        
Residential Parcel 13 - Reduced Dorado SF 53' 46                      1,692.95         2,816.73        4,509.68         4,122.23      387.45        
Residential Parcel 13 - Prepaid Dorado SF 53' 18                      1,692.95         -                 1,692.95         1,305.50      387.45        
Residential Parcel 14 Seaside Estates SF 73' 100                    1,692.95         3,575.24        5,268.19         4,880.74      387.45        
Residential Parcel 14 - Prepaid A-2 Seaside Estates SF 73' 2                        1,692.95         1,770.17        3,463.12         3,075.67      387.45        
Residential Parcel 14 - Prepaid Seaside Estates SF 73' 17                      1,692.95         -                 1,692.95         1,305.50      387.45        
Total 1,533                 

On-Roll Assessments

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

ASSESSMENT COMPARISON
PROJECTED FISCAL YEAR 2027 ASSESSMENTS
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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 415,553$     -$                  -$                  -$              -$              415,553$      
Bank United #6476 99,924         -                    -                    -                -                99,924          
Bank United ICS 800,000       -                    -                    -                -                800,000        
Investments

Revenue 2016A-1 -                  949,226        -                    -                -                949,226        
Revenue 2016A-2 -                  650,617        -                    -                -                650,617        
Revenue 2018 -                  -                    256,472        -                -                256,472        
Reserve 2016 A-1 -                  1,012,325     -                    -                -                1,012,325     
Reserve 2016 A-2 -                  421,415        -                    -                -                421,415        
Reserve 2018 -                  -                    119,590        -                -                119,590        
Prepayment 2016A-1 -                  4,942            -                    -                -                4,942            
Prepayment 2016A-2 -                  1,789            -                    -                -                1,789            
Prepayment 2018 -                  -                    2,892            -                -                2,892            
Construction 2016 A-1 -                  -                    -                    5,545         -                5,545            
Construction 2016 A-2 -                  -                    -                    97              -                97                 
Construction 2018 -                  -                    -                    -                359           359               
Cost of issuance 2016 A-1 -                  1,013            -                    -                -                1,013            
Cost of issuance 2016 A-2 -                  2,526            -                    -                -                2,526            
Interest 2016A-1 -                  402,805        -                    -                -                402,805        
Interest 2016A-2 -                  169,659        -                    -                -                169,659        
Interest 2018 -                  -                    188               -                -                188               
Sinking 2018 -                  -                    74                 -                -                74                 
Sinking 2016A-1 -                  144               -                    -                -                144               
Sinking 2016A-2 -                  62                 -                    -                -                62                 
Principal 2016A-1 -                  212               -                    -                -                212               
Principal 2016A-2 -                  104               -                    -                -                104               
Principal 2018 -                  -                    31                 -                -                31                 
Redemption 2016 A-1 -                  736               -                    -                -                736               

Undeposited funds -                  40                 -                    -                -                40                 
Interest receivable -                  10,185          1,090            16              1               11,292          
Due from general fund -                  68,112          8,463            -                -                76,575          

Total assets 1,315,477$  3,695,912$    388,800$      5,658$       360$         5,406,207$   

APRIL 30, 2026

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

BALANCE SHEET
GOVERNMENTAL FUNDS

1



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, 2026

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

BALANCE SHEET
GOVERNMENTAL FUNDS

LIABILITIES AND FUND BALANCES
Liabilities:

Due to Developer 2,999$         -$                  -$                  -$              -$              2,999$          
Due to debt service fund A1 47,441         -                    -                    -                -                47,441          
Due to debt service fund A2 20,671         -                    -                    -                -                20,671          
Due to debt service fund 2018 8,463           -                    -                    -                -                8,463            
Developer advance 2,500           -                    -                    -                -                2,500            

Total liabilities 82,074         -                    -                    -                -                82,074          

DEFERRED INFLOWS OF RESOURCES
Deferred receipts -                  10,185          1,090            16              1               11,292          

Total deferred inflows of resources -                  10,185          1,090            16              1               11,292          

Fund balances:
Restricted for:

Debt service -                  3,685,727     387,710        -                -                4,073,437     
Capital projects -                  -                    -                    5,642         359           6,001            

Unassigned 1,233,403    -                    -                    -                -                1,233,403     
Total fund balances 1,233,403    3,685,727     387,710        5,642         359           5,312,841     

2



Current
Month

Year to
Date Budget

% of
Budget

REVENUES
Assessment levy: on-roll 73,083$      1,604,837$   1,566,628$   102%
Assessment levy: off-roll -                  -                   168,106        0%
Interest and miscellaneous -                  10,050          -                    N/A

Total revenues 73,083        1,614,887     1,734,734     93%

EXPENDITURES
Professional & administrative
Supervisors -                  5,000            8,000            63%
FICA -                  383               612               63%
District engineer -                  4,563            10,000          46%
General counsel 21,737        71,684          50,000          143%
District manager 4,465          31,255          53,581          58%
Debt service fund accounting: 2016 master bonds 437             3,056            5,238            58%
Debt service fund accounting: 2016 sub bonds 188             1,319            2,262            58%
Debt service fund accounting: Lennar bonds 292             2,042            3,500            58%
Arbitrage rebate calculation -                  1,000            1,000            100%
Dissemination agent 167             1,167            2,000            58%
Trustee -                  12,000          10,500          114%
Audit -                  -                   6,450            0%
Postage 56               425               750               57%
Insurance - GL, PL -                  15,553          16,105          97%
Legal advertising -                  133               1,200            11%
Mailed notices -                  -                   1,600            0%
Miscellaneous - bank charges -                  -                   1,250            0%
Website -                  -                   705               0%
ADA website compliance -                  -                   210               0%
Annual distict filing fee -                  175               175               100%
Contingencies -                  28                 500               6%

Total professional & administrative 27,342        149,783        175,638        85%

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,

FOR THE PERIOD ENDED APRIL 30, 2026
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, 2026
AND CHANGES IN FUND BALANCES

GENERAL FUND

Field operations
Accounting 625             4,375            7,500            58%
Property insurance -                  66,954          74,125          90%
Field operations manager 2,400          18,000          28,800          63%

Landscape and irrigation maintenance 41,866        293,063        511,826        57%
Tree care -                  -                   35,000          0%
Tree replacement -                  22,161          30,000          74%
Sod replacement 837             837               30,000          3%
Annuals rotation 5,634          16,901          25,127          67%

Landscape enhancement -                  75,880          71,000          107%
Mulch -                  -                   79,670          0%

Irrigation control system project -                  67,671          -                    N/A
Irrigation repairs 1,659          6,461            15,500          42%
Irrigation water 23,188        166,195        195,000        85%
Albany Bay irrigation cost share -                  11,563          18,000          64%
Back flow prevention -                  -                   1,000            0%
Animal nuisance control -                  89                 2,500            4%
Lake maintenance 1,900          13,250          22,200          60%
Fountain service 14,805        52,875          105,000        50%
Fountain maintenance -                  -                   7,500            0%
Monument maintenance -                  -                   2,500            0%
Road maintenance -                  -                   3,500            0%
Sidewalk repairs -                  -                   5,000            0%
Holiday lighting -                  8,800            22,000          40%
Porter services 260             1,612            2,704            60%
Consulting services -                  16,600          -                    N/A
Contingencies -                  -                   16,000          0%
Fountain repairs -                  323,217        78,500          412%
Monument lighting maintenance -                  -                   85,000          0%
Sidewalk & cart path striping -                  -                   115,000        0%
Atlantic Isles cost share -                  1,673            -                    N/A
Security patrol 3,071          14,128          -                    N/A

Total field operations 96,245        1,182,305     1,589,952     74%

Other fees & charges
Tax collector -                  30,560          32,638          94%

Total other fees & charges -                  30,560          32,638          94%
Total expenditures 123,587      1,362,648     1,798,228     76%

Excess/(deficiency) of revenues
over/(under) expenditures (50,504)       252,239        (63,494)         

Fund balances - beginning 1,283,907   981,164        909,936        
Fund balance - ending (projected):

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

Unassigned 727,179      727,179        340,218        
Fund balances - ending 1,233,403$ 1,233,403$   846,442$      

4



Current
Month

Year To
Date Budget

% of
Budget

REVENUES
Special assessment: on roll 68,111$            1,495,677$      1,608,799$ 93%
Assessment levy: off-roll 2016A-1 -                        -                       88,446        0%
Assessment prepayments -                        290,153           -                  N/A
Interest 2016 A-1 6,951                40,349             -                  N/A
Interest 2016 A-2 3,666                21,911             -                  N/A

Total revenues 78,728              1,848,090        1,697,245   109%

EXPENDITURES
Principal 2016A-1 -                        280,000           280,000      100%
Principal 2016A-2 -                        120,000           120,000      100%
Principal prepayment 2016A-1 -                        360,000           -                  N/A
Principal prepayment 2016A-2 -                        50,000             -                  N/A
Interest 2016A-1 -                        426,819           857,638      50%
Interest 2016A-2 -                        176,709           369,675      48%

Total debt service -                        1,413,528        1,627,313   87%

Other fees & charges
Tax collector -                        28,482             33,517        85%
Total other fees and charges -                        28,482             33,517        85%

Total expenditures -                        1,442,010        1,660,830   87%

Excess/(deficiency) of revenues
over/(under) expenditures 78,728              406,080           36,415        

OTHER FINANCING SOURCES/(USES)
Transfers in 2016A-1 -                        1,071               -                  N/A

Total other financing sources -                        1,071               -                  N/A

Fund balances - beginning 3,606,999         3,278,576        3,278,265   
Fund balances - ending 3,685,727$       3,685,727$      3,314,680$ 

FOR THE PERIOD ENDED APRIL 30, 2026

TWIN CREEKS NORTH
COMMUNITY DEVELOPMENT DISTRICT

STATEMENT OF REVENUES, EXPENDITURES,
STATEMENT OF REVENUES, EXPENDITURES,

DEBT SERVICE FUND SERIES 2016 A-1 & A-2 BONDS
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Current
Month

Year To
Date Budget

% of
Budget

REVENUES
Assessment levy: on-roll 8,463$          185,844$      201,300$    92%
Interest 1,109            5,785            -                  N/A

Total revenues 9,572            191,629        201,300      95%

EXPENDITURES
Principal -                    -                    65,000        0%
Interest -                    66,259          132,519      50%

Total debt service -                    66,259          197,519      34%

Other fees & charges
Tax collector -                    3,539            4,194          84%
Total other fees and charges -                    3,539            4,194          84%

Total expenditures -                    69,798          201,713      35%

Excess/(deficiency) of revenues
over/(under) expenditures 9,572            121,831        (413)            

Fund balances - beginning 378,138        265,879        255,421      
Fund balances - ending 387,710$      387,710$      255,008$    

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, 2026
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Current
Month

Year To
Date

REVENUES
Interest 2016 A-1 16$               5,545$          
Interest 2016 A-2 1                   2                   

Total revenues 17                 5,547            

EXPENDITURES -                    -                    
Total expenditures -                    -                    

Excess/(deficiency) of revenues
over/(under) expenditures 17                 5,547            

Fund balances - beginning 5,625            95                 
Fund balances - ending 5,642$          5,642$          

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, 2026

7



Current
Month

Year To
Date

REVENUES
Interest 1$                 8$                 

Total revenues 1                   8                   

EXPENDITURES -                    -                    
Total expenditures -                    -                    

Excess/(deficiency) of revenues
over/(under) expenditures 1                   8                   

Fund balances - beginning 358               351               
Fund balances - ending 359$             359$             

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, 2026
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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 Special Meeting on May 18, 2026 at 2:00 p.m., at the Beachwalk Clubhouse, 100 6 

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

Present: 8 
Neal Shact Chair 9 
David Mullins Vice Chair 10 
Mark Kuper Assistant Secretary 11 
Michael Chase Jr. Assistant Secretary  12 
 13 
Also present: 14 
Kristen Thomas District Manager 15 
Roy VanWyk District Counsel 16 
Mitchell Zwang (via telephone) Kilinski | Van Wyk PLLC 17 
Tom Rowland, Jr. TPAM Manager 18 
Jay King Vesta 19 
Roy Grantham  The Greenery, Inc. 20 
Eric Wyk  The Greenery, Inc. 21 
Allen Flannery The Greenery, Inc. 22 
 23 
Residents/Members of the Public present: 24 
Brett Daly Susan Payne Kim Mullins  Cindy Thomas Laura Wertzberger 25 
Scott Allen Bob Clausen  Sue Clausen Mitchell Zwang Kristena Roughsedge 26 
Tina Hope Lisa Ingram  Travis Ingram Wes Benwick Todd Roughsedge 27 
Claire Karp  Lynne Kuper Melissa Cobb Jay Freedman Michael Mader  28 
Nicole K. Fred Amato Keith Holland Nicole B. Drake Jean Mostaccio   29 
Jocelyn  Jon Cargill Thomas Vars Damien Bonner  Other Residents 30 

 31 
The names of all attendees, residents and/or members of the public might not appear in 32 

the meeting minutes. If the person did not identify themselves, their name was inaudible or did 33 

not appear in full in the meeting notes or on a sign in sheet, the name was not listed. 34 

DUE TO TECHNICAL DIFFICULTIES, AUDIO WAS NOT AVAILABLE AT THE START OF THE 35 

MEETING AND PORTIONS OF THE MINUTES WERE TRANSCRIBED FROM MEETING NOTES. 36 

FIRST ORDER OF BUSINESS Call to Order/Roll Call 37 
 38 

Ms. Thomas called the meeting to order at 2:06 p.m. Supervisors Shact, Mullins, Chase 39 

and Kuper were present. Supervisor Kinsey was absent. 40 

 41 

SECOND ORDER OF BUSINESS Chairman Open Remarks 42 
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 43 
Mr. Shact stated the CDD Board, like the Club Board, wants to make Beachwalk better. 44 

He thinks the current situation is divisive and discussed the following: 45 

➢ Trapped by the financial constraints put on the Club from the Declarations. 46 

➢ Unable to address hundreds of thousands of dollars of deferred maintenance. 47 

➢ Fee fatigue. 48 

➢ Unable to invest in the kinds of facilities that will bring in external revenue to offset the 49 

financial pressures on the homeowners. 50 

Mr. Shact noted the following possibilities with conveyance: 51 

➢ Significant cost savings and operation efficiencies by eliminating sales taxes on dues, 52 

property taxes and lower insurance costs. 53 

➢ Increases the protection of homeowners through sovereign immunity. 54 

➢ Ability to borrow, and at much lower rates. 55 

➢ Opportunity for transformational opportunities like the USTA and potentially millions of 56 

dollars of new revenue, which could positively impact property values. 57 

Mr. Shact noted the following possibilities regarding “lost sight”: 58 

➢ Is the CDD or The Club the better structure for long-term operations, maintenance and 59 

the homeowner? 60 

➢ The goal of improving the resident experience. 61 

➢ The goal of enhancing and improving property values. 62 

➢ The question of whether we are going to take a chance on making Beachwalk a fantastic 63 

destination that people will want to visit from near and far, or do we want the status quo? 64 

Mr. Shact stated the following goals for today’s meeting: 65 

➢ Discuss the CDD’s answers to The Club’s attorney’s questions, many of which were 66 

previously answered.  67 

➢ A management company that works with Kristen with a similar scope came to consult 68 

and deliver a brief oral presentation about what they see and what they think they can do. They 69 

additionally will help answer some club questions regarding amenity procedures. 70 

➢ The Club Board Members will have an opportunity to ask questions. 71 

 72 

THIRD ORDER OF BUSINESS Public Comments 73 
 74 
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Ms. Thomas explained the public comments process. Speakers are limited to three 75 

minutes and, in the interest of time, attendees discussing the same topic are encouraged to 76 

voice their agreement with previous speakers rather than repeat previous sentiments. 77 

Resident Laura Wertzberger asked about the current state of the landscaping and future 78 

plantings. It was noted that this will be discussed later in the meeting. 79 

Resident Tina Hope asked about goals and objectives. It was noted that the process is 80 

governed by Statute. 81 

Resident Claire Karp asked about landscaping. It was reiterated that that this will be 82 

discussed later in the meeting. 83 

Resident Thomas Vars asked about water waste due to ongoing irrigation during 84 

daylight hours, evaporation, and watering before and during rainstorms. 85 

 86 

FOURTH ORDER OF BUSINESS Discussion/ Consideration/Update: Due 87 
Diligence/Conveyance Club Assets 88 

 89 
AUDIO COMMENCED WHILE THE FOLLOWING ITEM WAS UNDERWAY  90 

• Club Board Conveyance Response/Action 91 

Discussion ensued regarding the email response from The Club’s Counsel Eric Appleton, 92 

which included and contained a letter and a list of questions submitted by The Club’s Board, 93 

which is included in the agenda. 94 

Jay King, of Vesta, stated the size of the contract necessitates the Request for Proposals 95 

(RFP) process. Vesta and several other companies are expected to bid. Some savings might be 96 

achieved related to taxes, decreasing insurance costs due to the insurance pool, and limits to 97 

liability given the CDD’s sovereign immunity caps. He strongly recommended the CDD, as a 98 

governmental entity, not have employees due to the cost and the administrative burden. 99 

Ms. Thomas stated the Board received copies of Staff’s answers to The Club Board’s 100 

questions. Mr. Shact stated the questions will be addressed and summarized. Ms. Thomas can 101 

be emailed to clarify answers. The priority today is to ensure everybody understands where the 102 

Board stands with regard to these questions and the answers so that Counsel can respond. 103 

The Board and Staff responded to the following questions from The Club’s Counsel and 104 

some responses were read from District Counsel’s letter response to The Club’s Counsel: 105 

Question 1: “What is the CDD’s specific vision relative to the future management and 106 

operation of the Club’s facilities?” 107 
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The consensus was to follow District Counsel’s recommendation and engage a company 108 

to manage The Club. 109 

Response: “The CDD is a government entity; any continuation of existing Club 110 

management and Staff must be structured in compliance with applicable employment and 111 

procurement law. A management company is to be retained as opposed to direct employment; 112 

the management services contract must comply with CDD procurement policies, including 113 

competitive selection requirements, where applicable. Special policy direction on this issue has 114 

not been discussed by the Board.” 115 

Ms. Thomas discussed the RFP process and process to retain a management company. 116 

Question 2: “What legal structure does the CDD believe is prudent in this case?” 117 

Response: Ms. Thomas stated Chapter 190 relates to CDDs.  118 

Question 3: “Will the CDD manage the Club in-house, or will outside management be 119 

engaged for that purpose?”  120 

Response: This question was addressed.  121 

Question 4: “Will the CDD retain existing staff? If not, how will the CDD staff the Club’s 122 

operation?” 123 

Response: Mr. Shact stated existing staff can be referred to the management company 124 

for employment.  125 

Mr. Chase noted the importance of preserving institutional knowledge and suggested 126 

keeping the General Manager position during the transition and for a specified time. Mr. Shact 127 

believes that can be incorporated into the RFP. It was noted that any employees retained would 128 

be through the management company and not be CDD employees if the CDD chose to use a 129 

management company versus direct employees.  130 

Question 5: “How will the proposed transaction save the Club and its members money, 131 

if at all?”  132 

Response: Mr. Shact stated this has been answered numerous times. He recalled Mr. 133 

Christovich’s study that estimated property tax savings of $75,000, insurance savings of 134 

$300,000, and sales tax savings on dues of $245,000. Additional savings would be via sales tax 135 

exemptions for items purchased related to construction. Ms. Thomas stated Mr. Christovich 136 

distributed the final report to the distribution list from The Club, via email, once the Board 137 

approved it. Additionally, the CDD has attempted to use the Eblast from the Club, as it is 138 

normally used for CDD updates to the residents, and there has been no response. 139 
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Question 6: “Has the CDD developed a pro forma to outline projected costs and savings 140 

under CDD ownership or management? If so, what does that projection forecast?” 141 

Response: Ms. Thomas stated a pro forma has not been developed yet; once the 142 

conveyance comes through, the Board will vote on the next steps. She thinks the assumption is 143 

that a transition team could work to retain existing staff as employees. The transition team 144 

could possibly include The Club Board and work with vendors following the RFP process. 145 

Discussion ensued regarding Question 5 and how the proposed transition might save 146 

The Club and its members money. It was noted that the CDD funds expenses via assessments 147 

and the original Deed will be examined. Ms. Thomas stated the CDD has still not received the 148 

original Deed from The Club. Staff ordered the Deed.  149 

Discussion ensued regarding homeowner concerns, assessments, determining what the 150 

Deed requires, the need for the full asset schedule to calculate savings, potential revenue 151 

losses, initiation fee, Equivalent Residential Units (ERU), budget planning, having greater payroll 152 

expenses detail, physical condition of the assets, depreciation, reinvestment into Beachwalk 153 

amenities, and the opinion that the CDD is the best reinvestment mechanism. 154 

Mr. Shact discussed the origin of The Club’s legal issues, the study to examine Developer 155 

deficiencies, the possibility of significant deferred maintenance needs, the need to prioritize 156 

repairs over additional amenities, and savings that can be achieved. 157 

Question 8: “What potential downside exists from the CDD’s perspective if this 158 

transaction proceeds?” 159 

Response: Mr. Shact voiced his opinion that there seems to be no downside. He 160 

discussed the reasons previously noted. He voiced agreement with Mr. Chase’s suggestion of a 161 

Transition Committee and supports expediting the conveyance. He is willing to step down from 162 

the CDD Board so the Board can appoint someone from The Club to the CDD Board. 163 

Additionally, Mr. Mullins stated the same. 164 

Discussion ensued regarding the homeowner input and transparency, working with 165 

Committees, Sunshine Law considerations, public comment periods, workshops, and meetings. 166 

Question 9: “What is the projected timeline for the CDD to complete this transaction?” 167 

Response: Ms. Thomas does not believe she or the Board can answer that question 168 

given that the typical timeframe is 90 days, and the CDD began this process in November.  169 

Discussion ensued about due diligence; Developer-controlled Lagoon Association; a 170 

structure with a management company where the CDD takes on The Club, but The Lagoon 171 
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Operations & Maintenance (O&M) is by separate Agreement between the Developer and 172 

management company; discussions with The Club’s Counsel about mediation; if the CDD can be 173 

a party to mediation; and Developer interest in discussions with the USTA and hotel project. 174 

It was noted that it is unclear who has the license for the bar. Ms. Thomas stated Ms. 175 

Kilinski advised Mr. Appleton of the CDD’s need for information regarding ownership of assets 176 

and the assignability of the Licensing Agreement, in order to complete the Department of 177 

Business and Professional Regulation process for permits for the bar. 178 

Mr. Kuper stated many homeowners inquire about public access and the meaning of 179 

“from the fences forward to the waterline.” He noted that apartments, a hotel and an assisted 180 

living facility will be within the CDD boundaries; a private club is currently owned by the 181 

homeowners of the Grand Isles, The Reef, Atlantic Isles, Dorado, The Cove and Seaside 182 

communities. With 600 apartments and nearly 200 assisted living units inside the CDD, he 183 

asked if assessments would continue to be assessed based upon doors or by another criteria, 184 

whether that can be limited, and what the CDD’s legal responsibilities are.  185 

Mr. Van Wyk stated the CDD would own the asset. He discussed how to ensure that the 186 

people paying for the asset have access to it, whether it be by memberships or by assessments 187 

that assign a proportionate share of the benefit to each residential unit. The cost can be spread 188 

out among a greater number, which can be limited as determined by the Methodology, by 189 

excluding specified units. 190 

Ms. Thomas stated the last paragraphs reads, “The Club's representatives genuinely 191 

believe that "re-setting'' these discussions is critical to them advancing. To do that, the Club's 192 

representatives require a general understanding of the CDD’s vision, which includes a 193 

discussion about the issues outlined above. While the Club remains involved in discussions with 194 

the developer about various issues, the Club will engage the CDD in these discussions, and due 195 

diligence can resume once the CDD defines the proposed transaction in more detail. With that 196 

in mind, if the CDD requires more information or documents to address these general concepts 197 

and questions, please let us know what is needed. The Club believes ample documentation has 198 

been provided already, but the Club will revisit this issue one more time before hearing from 199 

the CDD about the issues outlined above, should that be necessary.”  200 

Ms. Thomas stated the CDD requested several documents, including the Deed, which 201 

was not received. Staff was directed to perform a title search to be able to proceed. 202 
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Ms. Thomas continued reading, “Upon receipt of the CDD's written proposal and 203 

PowerPoint, the Club Board will evaluate it promptly. If appropriate, the Club Board will request 204 

that the CDD Board vote at a future meeting to approve the written proposal and PowerPoint. 205 

Once that is done by the CDD, a representative of the CDD will be invited to a special meeting 206 

of the Club Board to present these materials to the Club's membership and answer questions 207 

from the Club's membership about the proposed transaction. We trust the CDD will engage in 208 

this process in good faith to move things forward, if that is the CDD's intent. I appreciate your 209 

attention to this request from the Club.” 210 

Ms. Thomas discussed recent correspondence about why the CDD cannot prepare a 211 

PowerPoint, the need for a schedule of assets, and why the assumptions cannot be answered. 212 

• Beachwalk Club Board and CDD Board Discussion 213 

Ms. Thomas stated The Club’s Board was invited to attend an advertised workshop at 214 

which no motions or official actions can be taken; it would be a Q&A discussion to allow the 215 

answers to be discussed. In addition, the parties were invited to attend today’s meeting.  216 

Ms. Thomas paraphrased Mr. Appleton’s response in which he stated he spoke with Ms. 217 

Kilinski regarding the letter and due diligence and acknowledged that The Club’s Board 218 

Members received the CDD meeting agenda but they and will not be in attendance to answer 219 

any questions of the CDD Board, although some might attend to observe and listen. Mr. 220 

Appleton’s response stated further that The Club’s leadership is eager to hear from the CDD 221 

about the questions The Club Board asked, even if the CDD does not have all the answers. All 222 

they want is to try to narrow issues and focus on development of a plan of action. Mr. 223 

Appleton’s further stated he believes sharing what the CDD Board collectively knows or 224 

believes is a prudent approach, at this point, will help to move things forward. Regarding 225 

records requests, inquires and conversations between the parties, Ms. Thomas stated that she 226 

sent an email and received an extensive amount of public records requests, more than all 31 227 

other CDDs combined, which were repetitive, including some questions that were answered 228 

within the due diligence the CDD sent to The Club. Regarding those requests, Mr. Appleton 229 

stated he concurs that inquiries should go through CDD and Club’s Counsel only to streamline 230 

communication and avoid miscommunications or confusion; he will advise The Club’s Board 231 

accordingly and suggested the CDD Board be advised of the same. 232 

Ms. Thomas read District Counsel’s response, in which it was noted that an update will 233 

be provided after today’s meeting and the request for information regarding ownership of 234 
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assets and the assignability of the Licensing Agreement was reiterated, and the list of 235 

outstanding items was included. 236 

Ms. Thomas asked the Board how they would like Staff to proceed. If a proposal with a 237 

PowerPoint is requested, that would be out of the scope, and additional direction is needed. 238 

Staff recommends that one Board Member not go in as a liaison because, while it is permissible 239 

to vote and appoint a liaison, a liaison cannot answer direction, make motions or promise 240 

anything. Ms. Thomas stated that an additional meeting can be advertised. 241 

Discussion ensued about the response to The Club Board, understanding the financial 242 

matters before adoption of the Fiscal Year 2027 budget, Board direction to Staff to respond to 243 

the questions rather than preparing a PowerPoint, disappointment that The Club Board 244 

declined to participate in a meeting, and additional questions for The Club Board to address. 245 

Ms. Thomas stated a workshop can be advertised before or after the June 9, 2026 246 

meeting, which would not affect the proposed Fiscal Year 2027 budget being presented on June 247 

9, 2026. Conveyance can happen at any time. The proposed budget must be approved by June 248 

15, 2026 and adopted by September 30, 2026. The budget could be revised after adoption, but 249 

additional expense would be incurred for reproposing and readopting the Fiscal Year 2027 250 

budget. Conveyance of new assets would necessitate an updated Methodology at a cost of up 251 

to $26,000, or more, and Engineers would study the needs for CDD property based on new 252 

information and account for mixed use property. To be fiscally responsible, Ms. Thomas 253 

suggested waiting until the conveyance is complete to begin a new Methodology. 254 

Mr. Shact reminded attendees that homeowners own both The Club and the CDD.  255 

Mr. Chase expressed support for responding to the questions via letter. In his opinion, 256 

adding a Club Board Member and a presentation to residents would be of value. 257 

• FY2027 Budget Consideration [Club Expenditures] 258 

Ms. Thomas suggested adding a line holder to the proposed Fiscal Year 2027 budget to 259 

include the maximum amount of anticipated Club expenditures, with the understanding that 260 

such expenditures can be reduced but not increased before the budget is adopted; if the 261 

conveyance does not occur, the expenditures can be removed from the budget. 262 

A Board Member expressed support for adding a line holder and including contingency. 263 

Ms. Thomas stated, if the additional amount causes a potential assessment increase, Mailed 264 

Notices will be sent.  265 
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On MOTION by Mr. Kuper and seconded by Mr. Shact, with all in favor, 266 
designating Mr. Kuper as liaison to work with Staff regarding the proposed 267 
Fiscal Year 2027 budget, was approved. 268 

 269 
 270 
FIFTH ORDER OF BUSINESS Discussion: Senior Living 271 
 272 

Ms. Thomas stated Senior Living asked the CDD to reconsider and decrease their ERU 273 

figure. She suggested postponing this until an answer is received regarding conveyance as it 274 

would necessitate an Engineer’s Report, Traffic Study, Master Plan Study and a Methodology. 275 

 276 

SIXTH ORDER OF BUSINESS Consideration of The Greenery, Inc. 277 
Proposal Work Order # 90475 to Remove 278 
Frost Damaged Trees [$105,925.63] 279 

 280 
Ms. Thomas recalled previous discussions about frost-damaged trees and Board 281 

direction for all work to be included on one proposal. 282 

The scope of work was discussed. All dead plant material will be removed, cut back 283 

and/or replaced. The proposal represents the maximum amount and will be adjusted 284 

accordingly. A phased approach will be developed and communicated to homeowners. Work 285 

can begin the second week in June and be completed within three weeks, weather permitting.  286 

Ms. Thomas noted that CDD vendors do not talk directly with the HOAs; HOAs are 287 

required to go through the Field Operations Liaison, who will compose letters regarding work to 288 

be done. Daily updates about work locations and schedule changes will be provided.  289 

Discussion ensued about the benefits of the new irrigation system and opportunities for 290 

watering without violating watering restrictions. Emails will be sent to inform residents. 291 

The status of landscaping will be discussed during Staff Reports. 292 

On MOTION by Mr. Chase and seconded by Mr. Mullins, with all in favor, 293 
tabling and deferring consideration of The Greenery, Inc. Work Order Proposal 294 
#90475 to Remove Frost Damaged Trees, was approved. 295 

 296 
▪ Staff Reports: Field Operations: TPAM Liaison 297 

Landscape Discussion [The Greenery Presentation] 298 

This item, part of Item 10C, was presented out of order. 299 

Representatives of The Greenery, the Board and Staff discussed removal of rye grass, 300 

fertilization, weed treatments to improve turf, watering restrictions, and 50% cutback of 301 
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oleander. Ms. Thomas stated she expressed concern about several areas where grass needs to 302 

be replaced; efforts will be made to replace and beautify these areas. 303 

Mr. Rowland stated the Bahia sod was completed, and the monuments were cleaned. 304 

Discussion ensued regarding palm maintenance; landscape maintenance goals; and 305 

arboricola, oleander and other plantings being cut back.  306 

Ms. Thomas stated a weekly landscaping meeting will be held to give the Board 307 

answers. Mr. Rowland will email information to the Board to use in responding to inquiries.  308 

The Greenery will provide landscaping updates at the June and July meetings.  309 

▪ Staff Reports: Field Operations: TPAM Liaison 310 

Status of Irrigation Controller Project 311 

This item, part of Item 10C, was presented out of order. 312 

Mr. Grantham stated Albany Bay installation is mostly complete. The Reef is complete. 313 

Seaside Estates will be completed today. The Cove and Atlantic Isles were converted. The only 314 

thing outstanding with the system is a section of 210 wire; the remainder of the project is 315 

expected to be complete once parts arrive next week. Ms. Thomas asked if that includes the 316 

driveway that needs work underneath. The Memorandum of Understanding related to the 317 

driveway was recently executed. Mr. Grantham thinks repairs can be done quickly. 318 

A Board Member believes the CDD was asked to take over The Cove’s irrigation system 319 

meter. Mr. Grantham stated all zones on CDD property were moved and all zones on CDD and 320 

CDD-maintained property were completed. Dorado has the only old traditional system. 321 

Ms. Thomas asked for the dates of when Atlantic Isles was completed and Albany Bay 322 

will be completed so the final cost share invoice can be emailed and true-up calculated. The 323 

plans for the tops of the monuments include specific plants; the current plantings look nothing 324 

like the plans. District Counsel reviewed the plans and found nothing about hardscaping in 325 

relation to what the County requires. A Master Plan Requirement applies. The District 326 

Engineer’s response is pending. 327 

▪ Discussion resumed: Consideration of The Greenery, Inc. Proposal Work Order # 90475 328 

to Remove Frost Damaged Trees [$105,925.63] 329 

On MOTION by Mr. Chase and seconded by Mr. Kuper, with all in favor, The 330 
Greenery, Inc. Work Order Proposal #90475 to Remove Frost Damaged Trees, 331 
in the not-to-exceed amount of $105,925.63, and directing Staff to adjust the 332 
proposal, and subject to completion of a Small Project Agreement, including a 333 
warranty, was approved. 334 
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 335 
▪ Ratification of The Greenery, Inc. Proposal Work Order #90923 for Dedicated Power 336 

for Albany Bay [Irrigation Controller Project] 337 

Status of Irrigation Controller Project 338 

This item, previously the Ninth Order of Business, was presented out of order. 339 

On MOTION by Mr. Shact and seconded by Mr. Kuper, with all in favor, The 340 
Greenery, Inc. Proposal Work Order #90923 for Dedicated Power for the 341 
Albany Bay Irrigation Controller Project, in the amount of $6,608.25, was 342 
ratified. 343 

 344 
 345 
SEVENTH ORDER OF BUSINESS Discussion/Consideration: Cart Path 346 

Striping [Clarifications, Proposal] 347 
 348 

Mr. Rowland presented the Cart Path Striping Proposal; it was the only one received.  349 

On MOTION by Mr. Chase and seconded by Mr. Mullins, with Mr. Shact, Mr. 350 
Mullins and Mr. Chase in favor and Mr. Kuper dissenting, the Cart Path Striping 351 
Proposal, in the amount of $146,125.00, and directing Staff to prepare a Small 352 
Project Agreement and to work with the Engineer, was approved. [Motion 353 
passed 3-1] 354 

 355 
 356 

EIGHTH ORDER OF BUSINESS Consent Agenda Items 357 
 358 
A. Acceptance of Unaudited Financial Statements as of March 31, 2026 359 

B. Approval of March 24, 2026 Regular Meeting Minutes 360 

On MOTION by Mr. Shact and seconded by Mr. Kuper, with all in favor, the 361 
Unaudited Financial Statements as of March 31, 2026, were accepted; and the 362 
March 24, 2026 Regular Meeting Minutes, as presented, were approved.  363 

 364 
 365 
NINTH ORDER OF BUSINESS Ratification of The Greenery, Inc. Proposal 366 

Work Order # 90923 for Dedicated Power 367 
for Albany Bay [Irrigation Controller 368 
Project] 369 

 370 
This item was presented following the Sixth Order of Business. 371 

 372 

TENTH ORDER OF BUSINESS Staff Reports 373 
 374 
A. District Counsel: Kilinski | Van Wyk PLLC  375 
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Mr. Van Wyk discussed the current legislative session related to increased sovereign 376 

immunity limits and a process enabling residents to recall resident Board Members.  377 

Ms. Thomas reminded the Board Members to file Form 1 by July 1, 2026. 378 

B. District Engineer:  Prosser, Inc. 379 

• Update ADA Mats and Crosswalk Paths 380 

There was no report. 381 

• Update to 14a and b 382 

Ms. Thomas recalled the Board approved repairs to Lakes 14A and 14B. After the 383 

repairs, heavy rains caused the side of Lake 14A to slide into the lake. Additional pockets of 384 

erosion were identified. For safety, the work area is fenced. Further updates will be provided. 385 

• Other Engineering Updates 386 

• E-Bike and Golf Cart Signage Application Status 387 

C. Field Operations: TPAM Liaison 388 

• Status of Irrigation Controller Project 389 

This item was presented following the Fourth Order of Business. 390 

• Status of Fountain Project  391 

• Landscape Discussion [The Greenery Presentation] 392 

This item was presented following the Fourth Order of Business. 393 

▪ FECC Proposal for rebuilding Column 1 394 

This item was an addition to the agenda. 395 

On MOTION by Mr. Shact and seconded by Mr. Chase with all in favor, the 396 
FECC proposal for replacement of lights, in the amount of $9,473.16, was 397 
approved.  398 

 399 
Mr. Rowland stated the waterfall feature on Fountain 4 was rectified. A recent light 400 

audit revealed that six lights were out; a work order was submitted to JEA. 401 

D. District Manager: Wrathell, Hunt and Associates, LLC 402 

• Continued Discussion: FY2027 Budget 403 

Ms. Thomas stated she will present proposals for the electrical projects. Mr. Rowland 404 

will assist with requesting submissions from previous bidders. 405 

Discussion ensued regarding median lighting, phasing landscape lighting, fountain 406 

repairs, gauging resident support for patrols, school traffic, and the upcoming summer holiday.  407 
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On MOTION by Mr. Kuper and seconded by Mr. Shact, with all in favor, 408 
budgeting $15,000 for patrol cars, was approved.  409 

 410 

• Social Media Discussion Document (for informational purposes only) 411 

Ms. Thomas noted rampant misinformation on social media. She presented a fact sheet 412 

that was published. Direction is not needed when CDD Staff shares factual information. 413 

• 1,850 Registered Voters in District as of April 15, 2026 414 

• NEXT MEETING DATE: June 9, 2026 at 5:30 PM [Presentation of FY2027 415 

Proposed Budget] 416 

o QUORUM CHECK 417 

• Performance Measures/Standards & Annual Reporting Form (for informational 418 

purposes) 419 

 420 

ELEVENTH ORDER OF BUSINESS Board Members’ Comments/Requests 421 
 422 

There were no Board Members’ comments or requests. 423 

 424 

TWELFTH ORDER OF BUSINESS Public Comments 425 
 426 

Resident Lynne Kuper thanked Mr. Shact and Mr. Chase for offering to step down from 427 

the CDD Board so The Club Board can integrate into the CDD Board. Ms. Thomas stated those 428 

Board seats are up for Election in November; interested candidates can apply. 429 

Ms. Hope echoed Ms. Kuper’s sentiment and asked who the Board would appoint. She 430 

believes pending bill HR 1583 would allow Social Clubs to issue bonds. She asked if the 431 

apartments are assessed a residential rate per unit and how the CDD can restrict access to 432 

residents if it acquires The Club. A Board Member stated, in general, homeowners not assessed 433 

for use of the amenity would not be eligible to use it. Ms. Hope expressed concern about 434 

discussions with The Lagoon, sales tax considerations, and access to The Club and amenities. 435 

Resident Claire Karp stated she wants to make a public records request. Ms. Thomas 436 

stated public records requests must be submitted in writing.  437 

 438 

THIRTEENTH ORDER OF BUSINESS Adjournment 439 
 440 

On MOTION by Mr. Mullins and seconded by Mr. Kuper with all in favor, the 441 
meeting adjourned at 5:15 p.m. 442 
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 444 
 445 
 446 
___________________________ ____________________________ 447 
Secretary/Assistant Secretary Chair/Vice Chair 448 
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From: Kristen Thomas <thomask@whhassociates.com>  
Sent: Wednesday, June 3, 2026 3:12 PM 
To: Kristen Thomas <thomask@whhassociates.com>; Ruta Viola <violar@whhassociates.com> 
Subject: FW: Twin Creeks North CDD Pond 14B - Pond Slope Change Order Bids due to collapse 

 
 
Kristen, 
I’ve attached two repair options for the Twin Creeks North CDD Pond 14B slope that experienced 
erosion following the placement of the new sod. 
 
Option 1 consists of installing a geotextile fabric reinforcement fabric on the pond slope with sod 
placed over the top. This option is intended to stabilize the slope surface, improve erosion 
resistance, and provide additional reinforcement to help prevent future washout of the newly 
established sod. The repair can generally be completed with minimal disturbance to the existing 
pond system and would maintain the current pond configuration and drainage patterns. 
 
Option 2 consists of installing a drainage inlet structure with a storm pipe connection discharging 
into the pond below the normal water elevation. This alternative would redirect runoff through a 
controlled drainage system rather than allowing overland flow across the pond slope. While this 
option may provide localized erosion relief, it would require additional underground infrastructure, 
long-term maintenance of the inlet and pipe system, and periodic inspection to ensure proper 
operation and to prevent clogging or structural deterioration over time. 
 
Based on the anticipated performance, constructability, and long-term maintenance 
considerations, my recommendation would be to proceed with Option 1, consisting of the 
geotextile fabric and sod stabilization system. This approach provides a more straightforward and 
cost-effective repair while minimizing future maintenance obligations. In comparison, the drainage 
inlet and storm pipe alternative may introduce additional long-term maintenance and operational 
costs associated with the underground drainage infrastructure. 
 
Neal Brockmeier, PE 
Vice President, Civil Engineering 
 

 
We Make Everything  
Around Us Better 

 
904.477.0488 (Mobile) 
904.739.3655 (Office)  
neal.brockmeier@primeeng.com 

 
 

~ 

PRIME~ 

mailto:neal.brockmeier@primeeng.com


ESTIMATE
PAUL KRUPP, INC
9867 Leahy Rd
Jacksonville, FL 32246-3449

pki9044440110@gmail.com
+1 (904) 444-0110

Bill to

Twin Creek North CDD Development District
2300 Gllades Rd Suite 410W
Boca Raton, FL 33431
United States

Ship to

Twin Creek North CDD Development District
2300 Gllades Rd Suite 410W
Boca Raton, FL 33431
United States

Estimate details

Estimate no.: 1010
Estimate date: 05/27/2026

# Product or service Description Qty Rate Amount

1. Catch Basin and Drainage Pipe
Installation Time and Material

1 $12,500.00 $12,500.00

2. Time and Material for previous effort/
repair

1 $4,500.00 $4,500.00

Note to customer
Pond 14B Bank (471 Tortola Way)

Total $17,000.00

Accepted date Accepted by
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ESTIMATE
PAUL KRUPP, INC
9867 Leahy Rd
Jacksonville, FL 32246-3449

pki9044440110@gmail.com
+1 (904) 444-0110

Bill to

Twin Creek North CDD Development District
2300 Gllades Rd Suite 410W
Boca Raton, FL 33431
United States

Ship to

Twin Creek North CDD Development District
2300 Gllades Rd Suite 410W
Boca Raton, FL 33431
United States

Estimate details

Estimate no.: 1011
Estimate date: 05/27/2026
Expiration date: 06/03/2026

# Product or service Description Qty Rate Amount

1. Textile Erosion Control Matt Installation
Time and Material

1 $7,500.00 $7,500.00

2. Time and Material for previous effort/
repair

1 $4,500.00 $4,500.00

Note to customer
Pond 14B Bank Repairs (471 Tortola Way)
Deposit of 50% due before start of repairs.

Total $12,000.00

Expiry
date

06/03/2026

Accepted date Accepted by
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TWIN CREEKS NORTH COMMUNITY DEVELOPMENT DISTRICT 
 

BOARD OF SUPERVISORS FISCAL YEAR 2025/2026 MEETING SCHEDULE 
 

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

1Beachwalk Clubhouse Restaurant, 100 Beachwalk Club Dr, St Johns, Florida, 32259 
 

DATE POTENTIAL DISCUSSION/FOCUS TIME 

   

October 7, 2025  
rescheduled to October 14, 2025 

Regular Meeting 5:30 PM 

   

October 14, 20251 Regular Meeting 5:30 PM 

   

October 28, 2025 
rescheduled to October 7, 2025 

Regular Meeting 1:45 PM 

   

November 18, 2025* CANCELED Regular Meeting 1:45 PM 

   

December 16, 2025** CANCELED Regular Meeting 5:30 PM 

   

January 26, 2026 Regular Meeting 5:00 PM 

   

January 26, 2026 Public Workshop 
Amenity Study Presentation 

6:00 PM 

https://teams.microsoft.com/meet/21875970627073?p=d0a0EonIDjAL0s5wpG 
Meeting ID: 218 759 706 270 73 Passcode: 3gU7Fh3W 

Dial in by phone: +1 646-979-9737,,336871432# Phone conference ID: 336 871 432# 

   

January 27, 2026 
rescheduled to January 26, 2025 

Regular Meeting 1:45 PM 

   

January 27, 2026 Public Workshop 
Amenity Study Presentation 

6:00 PM 

https://teams.microsoft.com/meet/21875970627073?p=d0a0EonIDjAL0s5wpG 
Meeting ID: 218 759 706 270 73 Passcode: 3gU7Fh3W 

Dial in by phone: +1 646-979-9737,,336871432#   Phone conference ID: 336 871 432# 

   

February 24, 2026 Regular Meeting 1:45 PM 

   

March 24, 2026 Regular Meeting 5:30 PM 

   
  

https://teams.microsoft.com/meet/21875970627073?p=d0a0EonIDjAL0s5wpG
tel:+16469799737,,336871432
https://teams.microsoft.com/meet/21875970627073?p=d0a0EonIDjAL0s5wpG
tel:+16469799737,,336871432


DATE POTENTIAL DISCUSSION/FOCUS TIME 

   

April 28, 2026 CANCELED Regular Meeting 1:45 PM 
https://teams.microsoft.com/meet/27364074699624?p=Hycsq2r6F8TxlFlZKu  

Meeting ID: 273 640 746 996 24 Passcode: jH3H2RY9 
Dial in by phone: +1 646-979-9737,,558202625# Phone conference ID: 558 202 625# 

   

May 18, 2026 Special Meeting 2:00 PM 
https://teams.microsoft.com/meet/259587608195179?p=YvSG5cNRGUCxOP6PM4     

Meeting ID: 259 587 608 195 179 Passcode: gQ6Sw2vD 
Dial in by phone: +1 646-979-9737,,947347225# Phone conference ID: 947 347 225# 

   

May 19, 2026*** 
rescheduled to June 9, 2026 

Regular Meeting 1:45 PM 

   

June 9, 2026 Regular Meeting 
Presentation of FY2027 Proposed Budget 

5:30 PM 

https://teams.microsoft.com/meet/26137320269371?p=oeb8yHvmNkwzlcyUxM  
Meeting ID: 261 373 202 693 71    Passcode: CY7ya2zm 

Dial in by phone: +1 646-979-9737,,459877190#     Phone conference ID: 459 877 190# 

   

June 23, 2026 Regular Meeting 5:30 PM 
https://teams.microsoft.com/meet/25307190527541?p=Ya3LZvJHOKCr1s1uo8  

Meeting ID: 253 071 905 275 41  Passcode: Cu2D4eL7 

Dial in by phone: +1 646-979-9737,,516752488#     Phone conference ID: 516 752 488# 

   

July 28, 2026 Regular Meeting 1:45 PM 
https://teams.microsoft.com/meet/29663887358530?p=ZXOUAS2Bn7jevWK5hQ  

Meeting ID: 296 638 873 585 30 Passcode: u8gB7iz3 
Dial in by phone: +1 646-979-9737,,30263522#      Phone conference ID: 302 635 22# 

   

August 25, 2026 Regular Meeting 1:45 PM 
https://teams.microsoft.com/meet/29663887358530?p=ZXOUAS2Bn7jevWK5hQ   

Meeting ID: 296 638 873 585 30    Passcode: u8gB7iz3 
Dial in by phone: +1 646-979-9737,,30263522# Phone conference ID: 302 635 22# 

   

September 22, 2026 Public Hearing and Regular Meeting 
Adoption of FY2027 Budget 

5:30 PM 

https://teams.microsoft.com/meet/26055193275145?p=LbRtSPWlKIwHnudnu2  
Meeting ID: 260 551 932 751 45 Passcode: ys7qz7Gq 

Dial in by phone: +1 646-979-9737,,715439627#     Phone conference ID: 715 439 627# 

   

Exceptions 
*The November meeting date is one (1) week earlier to accommodate the Thanksgiving 
holiday 
**The December meeting date is one (1) week earlier to accommodate the holidays 
***The May meeting date is one (1) week earlier to accommodate the Memorial Day holiday 

https://teams.microsoft.com/meet/27364074699624?p=Hycsq2r6F8TxlFlZKu
https://teams.microsoft.com/meet/259587608195179?p=YvSG5cNRGUCxOP6PM4
https://teams.microsoft.com/meet/26137320269371?p=oeb8yHvmNkwzlcyUxM
tel:+16469799737,,459877190
https://teams.microsoft.com/meet/25307190527541?p=Ya3LZvJHOKCr1s1uo8
tel:+16469799737,,516752488
https://teams.microsoft.com/meet/29663887358530?p=ZXOUAS2Bn7jevWK5hQ
tel:+16469799737,,30263522
https://teams.microsoft.com/meet/29663887358530?p=ZXOUAS2Bn7jevWK5hQ
tel:+16469799737,,30263522
https://teams.microsoft.com/meet/26055193275145?p=LbRtSPWlKIwHnudnu2
tel:+16469799737,,715439627


Twin Creeks North Community Development District 

Performance Measures/Standards & Annual Reporting Form  

October 1, 2025 – September 30, 2026 

 

 

1. Community Communication and Engagement 

Goal 1.1: Public Meetings Compliance 

Objective: Hold regular Board of Supervisor meetings to conduct CDD-related business 

and discuss community needs. 

Measurement: Number of public board meetings held annually as evidenced by meeting 

minutes and legal advertisements. 

Standard: A minimum of two board meetings were held during the Fiscal Year or more 

as may be necessary or required by local ordinance and establishment requirements. 

Achieved: Yes ☐ No ☐ 

Goal 1.2: Notice of Meetings Compliance 

Objective: Provide public notice of each meeting at least seven days in advance, as 

specified in Section 190.007(1), Florida Statues, using at least two communication 

methods. 

Measurement: Timeliness and method of meeting notices as evidenced by posting to CDD 

website, publishing in local newspaper and via electronic communication. 

Standard: 100% of meetings were advertised with 7 days’ notice per statute by at least 

two methods (i.e., newspaper, CDD website, electronic communications, annual meeting 

schedule). 

Achieved: Yes ☐ No ☐ 

Goal 1.3: Access to Records Compliance 

Objective: Ensure that meeting minutes and other public records are readily available and 

easily accessible to the public by completing monthly CDD website checks. 

Measurement: Monthly website reviews will be completed to ensure meeting minutes and 

other public records are up to date as evidenced by District Management’s records. 

Standard: 100% of monthly website checks were completed by District Management. 

Achieved: Yes ☐ No ☐  

 

  



2. Infrastructure and Facilities Maintenance 

Goal 2.1: Engineer or Field Management Site Inspections 

Objective: Engineer or Field Manager will conduct inspections to ensure safety and proper 

functioning of the District’s infrastructure.  

Measurement: Field Manager and/or District Engineer visits were successfully completed 

per agreement as evidenced by Field Manager and/or District Engineer’s reports, notes or 

other record keeping method. 

Standard: 100% of site visits were successfully completed as described within the 

applicable services agreement 

Achieved: Yes ☐ No ☐  

 

Goal 2.2: District Infrastructure and Facilities Inspections 

Objective: District Engineer will conduct an annual inspection of the District’s 

infrastructure and related systems. 

Measurement: A minimum of one inspection completed per year as evidenced by District 

Engineer’s report related to district’s infrastructure and related systems.  

Standard: Minimum of one inspection was completed in the Fiscal Year by the District’s 

Engineer. 

Achieved: Yes ☐ No ☐  

 

3. Financial Transparency and Accountability 

Goal 3.1: Annual Budget Preparation 

Objective: Prepare and approve the annual proposed budget by June 15 and adopt the final 

budget by September 30 each year. 

Measurement: Proposed budget was approved by the Board before June 15 and final 

budget was adopted by September 30 as evidenced by meeting minutes and budget 

documents listed on CDD website and/or within district records.  

Standard: 100% of budget approval & adoption were completed by the statutory deadlines 

and posted to the CDD website. 

Achieved: Yes ☐ No ☐  

 

 

 

 



Goal 3.2: Financial Reports 

Objective: Publish to the CDD website the most recent versions of the following 

documents: Current fiscal year budget with any amendments and most recent financials 

within the latest agenda package and annual audit via link to Florida Auditor General 

website.   

Measurement: Annual audit, previous years’ budgets, and financials are accessible to the 

public as evidenced by corresponding documents  and link on the CDD’s website. 

Standard: CDD website contains 100% of the following information: Most recent link to 

annual audit, most recently adopted/amended fiscal year budget, and most recent agenda 

package with updated financials. 

Achieved: Yes ☐ No ☐  

 

Goal 3.3: Annual Financial Audit 

Objective: Conduct an annual independent financial audit per statutory requirements and 

transmit to the State of Florida and publish corresponding link to Florida Auditor General 

Website on the CDD website for public inspection. 

Measurement: Timeliness of audit completion and publication as evidenced by meeting 

minutes showing board approval and annual audit is transmitted to the State of Florida and 

available on the Florida Auditor General Website, for which a corresponding link is 

published on the CDD website. 

Standard: Audit was completed by an independent auditing firm per statutory 

requirements and results were transmitted to the State of Florida and corresponding link to 

Florida Auditor General Website is published on CDD website. 

Achieved: Yes ☐ No ☐  

  


	AGENDA LETTER: June 9, 2026 Meeting Agenda
	TAB 4: Discussion/Consideration/Update: Due Diligence/Conveyance Club Assets
	•	FY2027 Budget Consideration [Club Expenditures] 

	TAB 5: Discussion/Consideration: The Lake Doctors, Inc. 
	TAB 5A: Renewal Letter 
	TAB 5B: Amendment to Water Management Agreement

	TAB 6: Consideration of Resolution 2026-04, Approving a Proposed Budget(s) for Fiscal Year 2027; Declaring Special Assessments to Fund the Proposed Budgets Pursuant to Chapters 190, 197, and 170, Florida Statutes; Setting Public Hearings; Addressing Publication; Addressing Severability; and Providing an Effective Date
	TAB 7 Consent Agenda: Consent Agenda Items
	TAB 7A Consent Agenda: Acceptance of Unaudited Financial Statements as of April 30, 2026
	TAB 7B: Approval of May 18, 2026 Special Meeting Minutes

	STAFF REPORTS
	STAFF 
REPORTS 
B: District Engineer: Prosser, Inc.
	STAFF REPORTS BI: Update: Pond 14A and B Additional Pond Bank Work Scope
	•	Correspondence Regarding Pond 14B Pond Slope Change Order Bids due to Collapse
	•	Estimate No: 1010
	•	Estimate No: 1011


	STAFF REPORTS D: District Manager: Wrathell, Hunt and Associates, LLC
	• UPCOMING MEETINGS 
June 23, 2026 at 5:30 PM 
July 28, 2026 at 1:45 PM 
August 25, 2026 at 1:45 PM 
September 22, 2026 at 5:30 PM 

	•	Performance Measures/Standards & Annual Reporting Form (for informational purposes)





