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MINUTES OF MEETING 
ARTISAN LAKES  

COMMUNITY DEVELOPMENT DISTRICT 
 
The Regular Meeting of the Board of Supervisors of the Artisan Lakes Community 
Development District was held on Thursday, August 6, 2026 at the Artisan Lakes Clubhouse, 
4725 Los Robles Court, Palmetto, Florida 34221. It began at 3:30 p.m. and was presided over 
by Mr. Peter Latessa, Chairperson, and James P. Ward as Secretary. 
 

Present and constituting a quorum: 
Peter Latessa     Chairperson 
Tom Carpenter   Vice Chairperson 
Deborah Reynolds    Assistant Secretary 
Jaynie Kristine Guillou  Assistant Secretary 
Matt Moore    Assistant Secretary 

 
Also present were: 
James P. Ward   District Manager 
Jere Earlywine   District Counsel 
Racheal Meade    District Manager w/PFM 
Vivian Carvalho    Senior District Manager w/PFM 
Susan Singer     Senior District Accountant w/PFM 

  
 Audience:  

John Simon 
  

All residents’ names were not included with the minutes. If a resident did not identify 
themselves or the audio file did not pick up the name, the name was not recorded in 
these minutes. Portions of these minutes may be transcribed in verbatim. 

  
  
FIRST ORDER OF BUSINESS  Call to Order/Roll Call 
 
Mr. Ward called the meeting to order at approximately 3:37 p.m. He conducted roll call; all 
Members of the Board were present, constituting a quorum.  
 
 
SECOND ORDER OF BUSINESS Consideration of Minutes 
 
July 13, 2026 – Regular Meeting Minutes 
 
Mr. Ward asked if there were any additions, corrections, or deletions to the Minutes. Hearing 
none, he called for a motion.  
 
Ms. Guillou commented the Artisan Lakes East minutes were unavailable.  
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On MOTION made by Tom Carpenter, seconded by Peter 
Latessa, and with all in favor, the July 13, 2026 Regular 
Meeting Minutes were approved as amended.  

 
 
THIRD ORDER OF BUSINESS Consideration of Merger Agreement 
 
Consideration of a Merger Agreement with the Artisan Lakes East Community 
Development District; Confirming Its Intent to Merge with the Artisan Lakes East 
Community Development District 
 
Mr. Ward: Item 3 and 4 are essentially companion agreements related to the merger of the 
two CDDs together. I’ll take it from a high level view and then ask Jere to go through the 
details. The plan is to merge Artisan Lakes East CDD into the Artisan Lakes CDD sometime 
after November of this year once we have the ability to transition the Artisan Lakes East Board 
to a full resident board. Essentially all of the assets and liabilities of Artisan Lakes East CDD will 
come under the umbrella of Artisan Lakes, and you will own all of the assets and facilities 
currently owned by Artisan Lakes East CDD. It's not any different than the way we operate 
now. All it is, is a name change from one CDD to the new CDD we are creating. One issue you 
will have to decide is the terms of the board members and the seat numbers that will be 
assigned. This is totally up to you with respect to how you do this. I would strongly urge you to 
add a couple of the Artisan Lakes East Board members into the merger agreement so Artisan 
Lakes East will be represented by at least two people on the new board and then three board 
members will stay with Artisan Lakes CDD.  
 
Ms. Guillou: What if no one decides from here that we want to leave? There’s an election that’s 
coming up and there are two people who we will be replacing from there. So, I'm trying to 
figure out the order of what’s going to happen. 
 
Mr. Ward: From a high level view, there are only five members that are permitted legally on a 
CDD Board. So, in a merger, essentially you have ten of you to deal with. Five of you have to 
go away and five of you have to stay. However, you decide you would like to do that, it’s fine. 
You are merging Artisan Lakes East into Artisan Lakes, so two of the board members from 
Artisan Lakes East would have to come over Artisan Lakes Board assuming the Artisan Lakes 
East Board approves the merger agreement and the merger itself. Then in November, as a 
part of the merger agreement, we would name the five board members in the merger 
agreement, so when we merge the two CDDs, and it goes to the County Commission, we have 
the five board members in there with their terms. Pursuant to the merger agreement and the 
documents we are approving today, we need to figure out a plan of action of what you want to 
do and how you want to do it. We will incorporate that into the agreement and the plan itself.  
 
Mr. Jere Earlywine: Did anyone qualify for those two seats? 
 
Mr. Ward: Yes. 
 
Mr. Earlywine: Are they opposed? 
 
Mr. Ward: No.  



Artisan Lakes Community Development District August 6, 2026 

3 | P a g e  
 

 
Mr. Earlywine: So, if there wasn’t a merger, we would have the same board we have now? 
 
Mr. Ward: Correct. 
 
Mr. Earlywine: We need the consent of whoever is going to drop off the board for Artisan 
Lakes in order to make this agreement work.  
 
Ms. Guillou: But if there are four people on the other board they have to concede which two 
are going to leave depending on when that happens. Okay. So, who’s leaving? 
 
The Board discussed who would leave; there were no volunteers. 
 
Mr. Ward: Essentially, you have to provide, just reasonably speaking, some representation 
within the Artisan Lakes East CDD on the new board. I think that’s reasonable. Otherwise, 
Artisan Lakes East is not going to want to approve the merger. That’s just fair. So, basically, two 
people have to drop off the Artisan Lakes Board, and we have to pick two people from Artisan 
Lakes East to fill in the two seats that are vacated.  
 
Mr. Earlywine: This came up at the Artisan Lakes East Board. That’s what they asked for. 
 
Mr. Latessa: Is there anything in state law --? 
 
Mr. Ward: There is nothing in state law. This is one of these items which you have to suck it up 
and deal with the problem.  
 
Mr. Carpenter: Do we pick who the two people from Artisan Lakes East are? 
 
Mr. Ward: I think it has to be a mutual decision. You have to pick two people who are going to 
leave, and we have to go to the Artisan Lakes East Board and pick the two seats who are going 
to move over to the new Artisan Lakes CDD. I think that’s the fair way to do it. Not everybody is 
going to be happy, but that’s fair.  
 
Ms. Guillou: But legally you can’t force anybody out. 
 
Mr. Ward: I have said that. You can’t force a board member to resign. So, if you choose not to 
resign or leave, then the merger is off. You have to be fair with what you do.  
 
Mr. Latessa: There are other things you can do. One of the things that was tossed on the table 
for discussion is to say if no one voluntarily leaves, is it possible to designate two people on 
the Artisan Lakes Board as representatives of the East? 
 
Mr. Ward: it doesn’t matter how you designate them.  That’s form over substance. You can’t 
change the number of voting members.  
 
Ms. Guillou: Jim, you said you’ve done one of these before. It did not sound like it was as clean 
as this one might be. We had a rudimentary discussion about how you would put some of the 
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East on the side and make sure they got meeting minutes, but we never really fully expanded 
that conversation. What did you do the first time you did something like this? What happened? 
 
Mr. Earlywine: There are all different types of scenarios whether you have developer 
controlled boards or a mix or resident boards, and a lot of times there is someone who wants 
to get off the board anyway and that’s pretty easy. If you are having a hard time, and I know 
you’re volunteers and excited to help your community, and that’s why you're on the board to 
begin with, you could ask – is there anyone who was planning on getting off the board pretty 
soon anyway or would like to resign in the near future?  
 
There were no volunteers to resign.  
 
Mr. Latessa: How about we keep the three senior people from this board and the two senior 
people from the other board? Do it by seniority. 
 
Discussion ensued regarding how to choose who would resign from the board based on 
seniority; there being no other ideas regarding how to choose if there were no volunteers. 
 
Mr. Earlywine: I don’t know why the Artisan Lakes East Board members want to hang on the 
board because they are developers right now and they are going to declare that project 
complete and basically kind of finish up. The other thing we could do is go back and tell them, 
the Artisan Lakes CDD Board is excited to continue on, perhaps they only take one seat 
instead of two, so you can keep one more person. I don’t know. That’s just an idea.  
 
Mr. Carpenter: Once the five board members are determined, don’t we go back into another 
cycle of elections? 
 
Mr. Ward: Your election cycle is on an even year basis. Obviously you have an election coming 
up this November and Artisan Lakes East has seats 4 and 5 that are unopposed. We already 
have two existing qualified electors on the Artisan Lakes East Board, so they fall into that 
seniority concept. Then there will be one seat left that will be a Taylor Morrison seat on Artisan 
Lakes East, but that board member has indicated that he will be happy to resign. Clearly he 
does not need to sit on the new board.  
 
Mr. Latessa: From a procedural standpoint, if there is a motion made to go one way or another 
and that motion is seconded and it passes with three votes or four votes or whatever, is that 
binding on us? 
 
Mr. Ward: No. The individual board members have to resign individually.  
 
Mr. Latessa: We cannot force anyone to accept the resignation.  
 
Mr. Ward: Correct.  
 
Mr. Latessa: In the United States Congress there are islands like Guam and Puerto Rico that 
have representatives. They can’t vote, but they have influence and represent their particular 
island or country. We could say, yes, you can have two people here, but you are going to have 
to wait until 2028 for an election because no one wants to resign on this end of the board. 
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Mr. Ward: Let’s take it from the end game. If you're going to essentially get rid of the Artisan 
Lakes East Board and merge it into the Artisan Lakes Board, if you do what you said, you would 
have to wait until 2028 to do the merger.  
 
Mr. Moore: So, we can’t have any special helpers? 
 
Mr. Ward: You can have all the special helpers you want, it’s just they are not official. They are 
not a voting authority, and at the end of the day you still only have five seats on the board.  
 
Ms. Guillou: If you have them special, can they participate in the conversation? 
 
Mr. Ward: They can always participate in the conversation. Of course.  
 
Mr. Latessa: The point is, they sit at the table, they participate, they just don’t vote. I own a 
company right now and that’s how -- the three owners are the board members, but we have 
other employees sit there, participate in the discussion, and they can sway the discussion. 
They just can’t vote on the discussion. And then when we get to 2028, we get to start this 
process all over again and see who’s going to run for reelection and who’s not. 
 
Mr. Ward: I don’t see a problem with that. 
 
Mr. Latessa: Now, the question is how do we present that if we agree upon it within our group, 
how do we present that to the East Board? 
 
Mr. Ward: I'm happy to present that to the East Board. You just have to pick the two from this 
Board who are going to be “the representatives.” So, you are back to the same thing. You still 
have to choose two people to be your side people.  
 
Ms. Guillou: So, they wouldn’t be out of the East. You need the East to have at least two official 
seats.  
 
Mr. Ward: Yes.  
 
Mr. Latessa: So, if nobody leaves the Board, the deal is off? 
 
Mr. Ward: Of course.  
 
Mr. Carpenter: So, Peter, what would you recommend? 
 
Mr. Peter Latessa: My solution and recommendation is that the Board consider a motion of last 
in, first out, for the two seats.  
 
Ms. Guillou: I don’t approve. 
 
Mr. Latessa: We haven’t even got that far yet.  
 
Ms. Guillou: I just don’t want it to get set in your mind. 
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Mr. Latessa: It may already be in my mind. But we are no longer in agreement.  
 
Mr. Moore: I think that’s fair just from the standpoint of time invested in the Board and the 
work that goes into it. The people who have been on the board less time, have less time 
invested. Unless you can come up with another equitable way to do this, that’s the standing 
best offer right now. Tom? 
 
Mr. Tom Carpenter: That’s my feeling. People that have been here and have been putting in 
the work deserve the opportunity to continue forward until such time as they are not reelected 
or they step down.  
 
Ms. Guillou: I've been here a short time, but I've invested a tremendous amount of time doing 
things. Hours and hours of research, so I'm – at one point I was fed up, and I thought I would 
leave and sometimes I don’t like the direction this is going, but I think I'm going to stick 
around. 
 
Ms. Reynolds: I agree with Peter and Tom. The three of us stepped up to the plate quite a 
while ago and we put a lot of time and effort into this, and I know we spent a long time trying 
to find people who would step up and do it, and that was a chore, no one wanted to do it. I 
think we have invested a lot of time. We work well with each other and with the rest of the 
Board. I vote for seniority, the senior people staying on the Board. I'm happy with the other 
two individuals sitting as advisors. I think that’s a great idea, to do it that way, until 2028.  
 
Ms. Guillou: Would you be one of those people? 
 
Ms. Reynolds: No. I have been here for quite a while and as I said, me, Tom and Peter have 
invested a lot of time, and I think that says something. I was letting us continue doing what 
we've done moving forward, especially at time when things are merging and you want to have 
some people who know the lay of the land. I'm not saying you don’t, Kris, I know you do a lot 
of research, but that’s something you do on your own. It wasn’t necessarily on the agenda or 
one of the tasks of the committee.  
 
Ms. Guillou: Well, if you're going to take on a task you need to know the depth and breadth of 
what you're talking about, such as understanding your properties, etc. I think it's a part of what 
everyone should do.  
 
Ms. Reynolds: That’s my answer. I think it should be the senior members who stay. 
 
Mr. Ward: Okay, well, the senior members are Peter, Debbie and Tom. Then Matt, you and Kris 
are the low ones on the totem pole for seniority. 
 
Ms. Guillou: I'm still not leaving. 
 
Mr. Ward: Well, if you're not leaving, then you're sinking the entire merger agreement.  
 
Ms. Guillou: It's funny you should mention that. I've got something to say about that. Today, 
I'm not leaving. 
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Mr. Carpenter: Then we can’t go forward.  
 
Mr. Latessa: Then we will have to suffer through what we've been suffering through since they 
created the East Board.  
 
Mr. Earlywine: I was just on the phone with Matt. He’s on the Artisan Lakes East Board. He 
wants to make certain going forward that there is a member who lives in Artisan Lakes East 
who shows up on the Board, so everyone has representation. His intention though – do we 
have any residents on the Artisan Lakes East Board right now? 
 
Mr. Ward: We have two Jere on Artisan Lakes East and will be adding two more this 
November.  
 
Mr. Earlywine: Okay. I've got it.  
 
Mr. Ward: Okay, so the entire project is off the table. 
 
Mr. Morre: How much have we invested in doing this so far? 
 
Mr. Ward: Just the document preparation with Jere’s firm, so we probably don’t have $1,000 
dollars invested at this point. 
 
Mr. Earlywine: The merger is in your best interest and will save you a bunch of money going 
forward. I’d hate for the election issue to stall it out. I do think if you're going to merge it makes 
sense to have some representation from East. There are residents on that board who want to 
participate. It sounds like we are at a standstill. 
 
Mr. Ward: From a higher point of view, the intent always was to merge the two CDDs. They 
created them for logical reasons many years ago, but I think for the overall stability of this 
community and being able to operate and maintain your facilities, merging these two CDDs is 
a good idea. 
 
Ms. Guillou: Actually, I wasn’t going to vote for it because when you really dig deep, I think it's 
not a good option. 
 
Mr. Latessa: Can you give us one or two reasons why you think it's not a good deal? 
 
Ms. Guillou: Well, can I read this? 
 
Mr. Carpenter: you don’t think merging the CDD’s is a good Idea?  Can you give us your 
reason. 
 
Ms. Guillou: It's more complicated than that. 
 
Mr. Latessa: If you cant give us your reason – we are giving you the opportunity to tell us. 
 
Ms. Guillou: I’d like to read this white paper. 
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Mr. Latessa: Ride it out for three or four minutes. Go ahead. 
 
Ms. Guillou: So, with the merger we would be looking at using CDD money, not the Master 
money to pay for improvements and maintenance of ponds, wetlands and storm drains. Or 
maybe not. Currently, the maintenance bill is divided by subdivision and it's the same vendor, 
so you are getting economic scale pricing. Heritage Park  
 
Mr. Earlywine: I think you are conflating two issues. One issue is who is doing the maintenance 
out there, and the other is the merger. The use of the HOA versus the CDD is actually not 
relevant to what we are talking about. What we are talking about is merging the two CDDs 
together and whether you have that merger or not, you still have the question of whether the 
HOA or the CDDs do the maintenance.  
 
Mr. Carpenter: The merger is going to happen if one of us steps down. If someone wants to 
fall on their sword for you, the merger is going to happen. You're not stopping the merger. If 
you're staying on to stop the merger, that’s not going to happen.  
 
Mr. Latessa: And if you're staying on to give anything to the HOA, that will not pass on this 
board. 
 
Ms. Guillou: Well, I just think that the way we look at each other – I think of it as, the irrigation 
water system, the money is going here, the money is going there.  
 
Mr. Latessa: That’s not within this scope. Where do you think that is in the scope? I'm going to 
try and understand your position. Where is it in the scope because if you look at the CDD, the 
CDD owns that and is responsible for the maintenance of it. The CDD was run by Taylor 
Morrison, so Taylor Morrison said I’ll take it off my table and just hire out the HOA to do it. 
That’s exactly what Taylor Morrison did.  
 
Mr. Earlywine: That’s right. That’s the issue being raised, but again, it doesn't have anything to 
do with the merger.  
 
Mr. Carpenter: Even if someone falls on their sword so you can stay, the merger is going to 
happen, so I don’t understand your obstinance. 
 
Ms. Guillou: Here’re a couple things: it’s going to cost $50,000 dollars plus, nobody knows 
how long until we start getting the payback on it, and –  
 
Mr. Earlywine: You get the benefit immediately. As soon as one of the administrative budgets 
are gone it saves you $100,000 dollars a year.  
 
Mr. Ward: You will get a benefit immediately out of the merger. Just the synergy of having one 
CDD with only five board members on it, to maintain all of your assets, which was the intention 
from the beginning, and which is the intent of every CDD in the state. In order to maintain 
facilities and assets that you have constructed owned an operate. I agree with Peter, for 
whatever reason, this got subbed out to the HOA/Taylor Morrison and now is the time and 
opportunity you need to take in order to merge these two CDDs together. This is the most 
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opportune time to do that. It gives you the best benefit for the buck so to speak, long term for 
this community.  
 
Ms. Guillou: Maybe I overthought the whole thing. Go ahead and talk while I get my thoughts 
together. 
 
Mr. Moore: There is nothing left to talk about. We are at a standstill. The merger stops today if 
we can’t come up with a decision. 
 
Ms. Guillou: I guess I was thinking people have talked about if we have two people from each 
of the boards, they are going to always be jockeying for three members versus two members. 
There is going to be competition all the time with everybody. 
 
Mr. Ward: That’s not going to happen. There are CDDs across the state that have multiple 
small communities within them which have one CDD. The big example is the Lakewood Ranch 
Stewardship District. They have 10 different developers in those communities that ultimately 
built there, but there is one CDD over top of that entire community. You just have two areas; 
Eaves Bend and Esplanade. You have one community here and it would benefit you greatly to 
make that one CDD.  
 
Mr. Carpenter: Once you do the merger, as people come up for election in an election year, 
you either run opposed or you run unopposed. If there is someone from Eaves Bend who 
wants to run for my seat when it comes up, I can either not run, or they can run against me. At 
that point it won’t be a competition. And right now, it’s just a selection process. We are trying 
to come up with the fairest way to select –  
 
Ms. Guillou: I guess it does lead to the fact that we would end up merging dollars and then 
you go to the next step of having the maintenance of the storm drains done by an outside firm.  
 
Mr. Ward: The maintenance of the storm drains is not the same issue. All you are talking about 
today is merging the CDDs together. The maintenance is wholistically a whole different 
subject.  
 
Mr. Earlywine: We could continue to do the maintenance through the HOAs after the merger. 
It could happen that way.  
 
Ms. Reynolds: Did something occur during the last meeting and today to change your mind? It 
seemed like you were on board with the merger at the last meeting. We all were. What has 
changed? 
 
Ms. Guillou: I just had an epiphany about the way the – but I guess that just feeds into the 
management of the whole thing. I have talked to a lot of people, and they really don’t like it. 
 
Mr. Latessa: I agree there are people who don’t like it, but some of those people who don’t 
like it don’t understand what the CDD is because all they’ve lived by since they’ve moved here 
is the HOA and Taylor Morrison. That’s the bottom line there. But the HOA sat right here at this 
meeting last month and we made a point to them that this merger means we will take over 
because it is the CDDs responsibility to maintain the ponds, the conservation area, and sewer 
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systems. They looked us in the eye and said, so you guys are going to pay for it, and we said 
yes. 
 
Ms. Guillou: Well, it's all our money so it doesn't matter where it comes from. 
 
Mr. Latessa: Well, it does matter to the HOA because now the HOA can reduce some of the 
dollars they are charging. There is a tradeoff. And the other side of this is, if we don’t merge 
this, and there is a catastrophe, and we still have two CDDs, and for some reason the 
stormwater system collapses, the HOA cannot raise one cent. The only authority which can 
raise money is the CDD. So, is it possible for Artisan Lakes CDD to raise money and raise 
bonds, and the other CDD says, nope, that’s all on your side, we don’t have to worry about it.  
 
Mr. Carpenter: If it's in the back section of Esplanade, and we have a major washout of one of 
those lakes for some reason, the whole bank collapses, which we've seen happen before. 
 
Mr. Latessa: The important thing to remember here is the CDD can go out and get money. 
They can get bond money and spread that bond money across all the residents in these two 
communities, where the HOA cannot raise one cent to pay for a scenario like that. 
 
Mr. Earlywine: That’s 100 percent right. I get phone calls from existing residential projects 
which are HOA run and they are trying to figure out how to convert their communities to CDDs 
because all of a sudden they’ve found themselves in a flood zone that wasn’t originally 
designated that way, and their roads are underwater. Or because they need to switch out of 
their septic tank and go to utilities and they can’t raise money with the HOA. They don’t get 
sovereign immunity protection. They don’t get FEMA funding. All those reasons. So, the CDD 
is really much better for the stormwater system.  
 
Ms. Guillou: I think I'm back on track in my head, but I can see there is so much resistance that 
I don’t want to bring it to your attention.  
 
Mr. Carpenter: So, you're still not going to go with the seniority and are digging your heels in 
and saying you're not going to step down? 
 
Ms. Guillou: This all came on pretty fast. I wish I had some more time to think about it. All of a 
sudden we've got the contracts and we don’t have the time to do a deep process. 
 
Mr. Ward: I think you’ve got to realize you are elected public officials of a government agency. 
Your job is not to go out and do the work. Your job is to set the policy of the district itself. The 
actual day to day operations and management is handled by the staff, which are Jere, myself, 
and the engineer. I know you do a lot of work and I appreciate that, I see a lot of that come 
through and that’s very helpful, but at the end of the day you have seasoned professionals 
here working on projects across the state for, between Jere and I alone, for more than 60 or 70 
years’ worth of knowledge in Community Development Districts. Now with Vivial joining me, 
there is another 20 years of experience. We are way up there in terms of our base knowledge 
of how to operate, maintain, run, manage and help you through all of these processes. Your 
roles are a little different than what you would see on an HOA which takes on a different 
format when you talk about the operations and management of that kind of community.  
 



Artisan Lakes Community Development District August 6, 2026 

11 | P a g e  
 

Ms. Guillou: Would you let me read about taking over right now. Can we put this aside right 
now, the merger? 
 
Mr. Ward: No. This is the item on the agenda. We need to continue with this issue until it's 
decided one way or another. If you want to talk about operations we can do that under 
supervisor’s requests, but we need to deal with the merger. They are separate issues.  
 
Ms. Guillou: I don’t know what to say. I can’t gather my thoughts now. 
 
Mr. Latessa: What is the drop dead date for the merger? 
 
Mr. Ward: The process to go through the merger is probably six months’ worth of work. 
 
Mr. Earlywine: The time clock is driven by the County. You can see how quickly we were able 
to put together budgets and put together documents. The next step is to get this approved by 
Artisan Lakes East as well and then file the paperwork with the County. The County will take six 
to nine months to get it through their system for whatever reason. They just take a long time. 
My guess is next year sometime late first quarter or early second quarter is when you’d actually 
get it approved. You never have to do it, so there is no time frame there. But the time clock 
doesn’t start until you start it. 
 
Mr. Ward: Go ahead Peter. 
 
Mr. Peter Latessa: If we have to wait for the County to approve the merger, do we have to 
make the decision right now who comes off the Board and who goes on the Board, prior to the 
County making the decision. 
 
Mr. Ward: As part of this submission of the petition itself, you have to make the decision of 
who’s on the Board. You have to name the individuals. That is a key element of the petition 
process. We have to show the County what both Boards have done and who the new Board 
will be, because they will want comfort levels about that’s what we are doing.  
 
Ms. Guillou: Let me just finish. I think this second part makes more sense. Right now, the CDDs 
only pay for super emergencies when things break down. The money we are collecting would 
only be if there was a hurricane or something. 
 
Mr. Ward: You are getting into operations again. So, unless the Board wants to open that item 
up, I think you all just decided you don’t want to do that, it's not germane to the merger. 
 
Mr. Carpenter: It has nothing to do with the merger and who will stay on the Board. Everyone 
is in agreement except for you.  
 
Ms. Guillou: I had this all figured out last night. 
 
Mr. Carpenter: It has nothing to do with what we are talking about.  
 
Ms. Guillou: It has to do with the money and how it is spent. 
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Mr. Carpenter: We have a fiduciary responsibility as elected officials to do what’s best for the 
CDD and what’s best for the CDD is to merge the two because we know we are going to have 
an immediate savings and over the course of the coming years there will be a savings every 
year. 
 
Ms. Guillou: You have to pay the $50,000 dollars back first. 
 
Mr. Carpenter: They said we will recover that almost immediately with the management fee 
savings. 
 
Mr. Ward: You operate two separate CDDs, so as a result of the combination of that, you will 
do one audit, you will need one website, you need – you’re losing sight of the issue. The issue 
is what is best for the community long term in order to operate and maintain that community. 
Whether it’s $25,000 dollars or $50,000 dollars, Jere’s number, he always shoots high, so I 
know it's going to be less than that.  
 
Mr. Earlywine: It's going to be less. It's like a filing fee with the County and some advertising 
costs, and then our time, and we already have the documents sitting in front of you, so we 
won’t hit $50,000 dollars. It will be less than that.  
 
Mr. Ward: It will be less than that, but at the end of the day the key question here is whether or 
not it's a good idea to merge the two CDDs together and I think – and Peter and I have talked 
about this for years – at the end of the day, the best time to do this is when these two boards 
are beginning to transition and we can operate this community as one community which is 
how it's supposed to be operated. The merger is the signature process of making this one 
community.  
 
Ms. Guillou: Okay. I’ll leave. But I’d like to give my opinion before I do.  
 
Mr. Carpenter: Sure. And your feedback, and the work that you do on your own time is 
invaluable and would be a great asset to the board as we go forward. So, even if you are not a 
voting member, to be able to provide information – and you know where the agendas are and 
if you have things you want to bring up that you’ve researched and someone else may not see, 
you still would be welcome to share with us.  
 
Mr. Latessa: I triple back up what Tom just said. You can come to every meeting and make 
comments because every meeting is a public meeting. We are in a public meeting, and we 
have been open this entire time. I've been on the Board since 2020 and we've had maybe five 
people show up the whole time, except the last meeting. So, it's not like you don’t have a 
voice. I want you to understand, everything we do is public record. What that means is, you 
can terrorize the public record if you want to. So, go ahead.  
 
Ms. Guillou: Alright, so, this is maintenance of wetlands, ponds and storm drains. Some 
advantages of Artisan Lakes Master continuing to manage the assets and not an outside 
vendor. There are many agencies that have input on building ponds, wetlands and storm 
drains, but fewer agencies when maintaining them. We are going to look at two areas of 
authority, SFWMD and Manatee County. Remember maintenance, not build. I was told by the 
County Environmental Planning Section they do not rule on pond maintenance, but they do 
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make guidelines; however, the County does have more involvement regarding wetlands. 
Some documents I have been reviewing are the land development code, Florida Department 
of Environmental Protection and the declaration of governments given to the HOA. It seems 
SFWMD contains some of the information we need in the permits themselves. To sum up, 
SFWMD’s focus is water flow. That would include cleaning pipes, storm drains and moving 
debris to name a few. As we discovered, many items fall out of SFWMD as evidenced by the 
recent turning over of SFWMD original construction permits to the CDDs. We know the wake 
of the destruction left behind. Going on to the pond guide which we are coming to know was 
a collaboration of the University of Florida Institute of Food and Agricultural Sciences and 
numerous environmental agencies staffed by highly educated volunteers. The book 
recommendations are not required but encouraged. Plants and ponds have been proven to 
sequester nitrogen and reduce bank erosion and minimize silt into the ponds, giving us extra 
years before we dredge ponds, but there can be a high maintenance cost. With that said we 
need to proceed with caution, starting with one pond, unlike what’s in the finance. They have 
lake bank maintenance, littoral shelf plantings, water quality testing, midge fly control, mulch, 
drainage, all sorts of stuff. It could be said with the myriad documents and data available 
vendors could overreach by adding items that may not be necessary. Having worked for two 
OEMs in the auto manufacturers, engineers and managers knew as much or more about the 
parts than the suppliers that manufactured them. It needs to be understood that we as citizens 
can access enough free knowledge through the County to know how well our suppliers are 
performing. The classes we take at the County are the same classes our vendors attend to get 
certified. Just a note: CDD supervisors are not allowed to speak to vendors. Manatee County is 
lucky to have the region’s highly acclaimed pond expert Michelle Atkinson. Michelle and 
others in the extension office can guide and provide planning for our first pond at no charge. 
There is grant money available for plants through an organization called Start, but we do need 
to have a pond committee before they will get involved with us. The cost of the Master 
assisted pond will be a fraction of the cost with an outside management company. The pond 
committee would have the authority to interact and learn with County and any experts we may 
decide to hire, which we will need to hire. As we know, the CDD supervisors are not allowed to 
interact with the suppliers, so who from Artisan Lakes would be the overseer of the outside 
company that our District Manager has selected? The revised maintenance budget for the 
combined CDD fiscal year 2027 is $422,000 dollars. Our current budget for all the ponds 
including Edgestone currently paid out of the Master budget is approximately $137,000 
dollars. Obviously, Edgestone would be removed from the calculation. It will be more than 
$285,000 dollars increase, plus we have an assessment for the CDDs to merge. No matter 
CDD or Master, the money is the homeowners. The data listed in the CDD revised budget is 
quite broad. I realize these are just broad strokes, but I fear this is how all the documentation 
will be presented to the CDD supervisors. Will we be privileged to the detailed supplier 
information hired by the Asset Manager who works for Calvin Giordano and Associates? Is the 
Asset Manager full time and how much will he cost? 
 
Mr. Carpenter: There are a lot of good questions in there, but it's a maintenance issue that we 
will have to pour through. But like we said, our job is not to manage day to day operations. It's 
to oversee the general plan. 
 
Ms. Guillou: But the general plan, unfortunately, cuts out our Master as the go to place. 
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Mr. Carpenter: But what is the Master? The Master is another board, so basically we are taking 
the middleman out of the system. That’s all we are doing. 
 
Ms. Guillou: No, we are adding a middleman to the system. We don’t have to pay any costs for 
him. We have to pay for costs for the Asset Manager. 
 
Mr. Latessa: I understand. But this is not where we are at. You're back to operations. You read 
it, and that’s good, and I even took notes on it, okay? When it comes time for us to start 
deciding who is going to do what, what contractor is going to do what, we will put together an 
RFP, put that RFP out, Jim will manage it, and when it comes back, he’s going to come back, 
and say, “we have two candidates that I would like the Board to review their details based 
upon the RFP that we put out.” 
 
Ms. Guillou: So, you are going to be allowed to look at the suppliers they are going to hire? 
 
Mr. Ward: Of course.  
 
Ms. Guillou: Do we have any input? We didn’t have any input in picking this company. You just 
picked it. I know you have the no bid up. 
 
Mr. Ward: In the larger scale of thing, you can get into the details as much as you would like to 
with respect to operations. I think Peter said it eloquently and correctly, we will do RFPs, 
maybe not a formal bid, but we will get quotes. We will do all of these processes, pick 
appropriate vendors, bring them back to the Board for consideration and review as needed. 
We will have to come up with guidelines on how to do that, what the threshold is that the 
board wants to make. All of those things need to be done, but you're a little early for that 
stage.  
 
Mr. Carpenter: Kris, my recommendation would be for you, if you're not on the Board, is if you 
want to look at this great experiment with the lakes, which is outside of a traditional 
maintenance program. The plan is to bring it to the Board and say, here’s what it would look 
like.  
 
Ms. Guillou: But they already have all this stuff listed on the budget. 
 
Mr. Carpenter: Don’t worry about it. It doesn't matter. If we decide as a board, and the 
community is in agreement, because it would be something we would have to take to the 
HOA, and say, hey, we want to try a green approach to your lakes. You're going to have plants 
and stuff growing in here and some people may go, you know what, I just want water back 
there. And what happens when we have a drought and there’s no water in the lake and all the 
plants die or they don’t have enough oxygen, and when that happens, then you have to pay a 
ton of money to have all of that stuff removed because it rots.  
 
Ms. Guillou: It's funny you mention that because our current maintenance person doesn’t like 
the idea of these ponds and that’s why I would stay start with one pond and see where you go. 
And his problem was is that the –  
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Mr. Carpenter: Well, these are not ponds. These are water retention areas only. There is no 
guarantee when you buy a house that they will have water. My recommendation would be, 
when we get to that point, and we are certainly not there and won't be there for a year, but a 
year from now you could come back with a recommendation to us and then we could then 
present it. I think it would look amazing to have plants in the lakes.  
 
Ms. Guillou: It's not about the looks. There is data out there that says that the plants will 
sequester some nitrogen, they will keep silt from going into it and it helps keep erosion from 
the side which in theory would mean we could put off digging them out for maybe five to ten 
years. I was told that to do these bank fixes it could cost $100 dollars for every foot. I’d like to 
see the calculations. And if there is a higher maintenance cost for cleaning out the plants, 
does it really add up? 
 
Mr. Latessa: You are bringing up good points on the operations side of this, and when it 
comes time to pick a vendor and go with a maintenance program, these are things we would 
urge you to bring back to the table.  
 
Mr. Carpenter: My question is, after we have one Board, will that Board be able to set up 
committees and have residential committees? 
 
Mr. Ward: I will give you two answers. The good answer is yes, but the bad part of that is when 
you set up a committee you subject it to the Sunshine Law, so they are subjected to the same 
rules you are as a board and all their meetings have to be advertised, they have to be done in 
public, we have to take minutes. All that good stuff.  
 
Ms. Guillou: That’s why I always thought that a pond committee should be under the Master 
because the Master up to now has been managing the contracts.  
 
Mr. Ward: I don’t agree with that process. This is a public agency and a public body, and our 
job is to provide facilities and maintenance and capital resources for facilities that are owned 
by a governmental agency. I think when you are out there in the public and you give them all 
of this information, whether a subcommittee has to operate under the Sunshine Law, so be it. I 
think they should operate in the Sunshine. The HOAs don’t have to do it, so be it, that’s the law 
for HOAs, but I think for you all –  
 
Ms. Guillou: I can’t see a working group, like a pond committee, you can’t do that in a vacuum. 
You have to back and forth and send emails. That’s why I would put it under the Master. 
 
Mr. Carpenter: The Master is not going to own these. They are not responsible for the lakes. 
 
Mr. Earlywine: To be fair, the Master wasn’t doing it anyway. That’s part of the disconnect. The 
Master had an agreement with us to do the work, and they weren’t even doing it. It was the 
subHOAs doing it. That’s what happens when you delegate. That information gets lost and 
you have disconnect. 
 
Ms. Guillou: That’s not true Jere. 
 
Mr. Earlywine: It is true. 
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Mr. Latessa: Okay, we need to stop and move forward at this point. We've listened to 
everything. We had a great discussion going back and forth. Before a motion is made, so 
documentation can be created correctly, are you officially saying you are willing to step down 
from the CDD Board at the appropriate time? 
 
Ms. Guillou: I think so. Yes.  
 
Mr. Matt Moore: Yes. 
 
Mr. Ward: I'm going to ask for a motion to adopt Resolution 2026-10 which approves the 
merger agreement with the Artisan Lakes East Community Development District and the 
Artisan Lakes Community Development District confirming the intent to merge Artisan Lakes 
East into the Artisan Lakes CDD. The Board members who will be in the merger agreement 
will be Deborah Reynolds, Peter Latessa and Tom Carpenter on behalf of the Artisan Lakes 
Board. I will ask you to approve this subject to the selection by the Artisan Lakes East Board of 
the final two members to serve on the Board.  
 

On MOTION made by Peter Latessa, seconded by Tom 
Carpenter, and with all in favor, Resolution 2026-10 was 
approved subject to the selection by the Artisan Lakes East 
Board of the final two members to serve on the Board. 

 
 
FOURTH ORDER OF BUSINESS   Consideration of Resolution 2026-10 
 
Consideration of Resolution 2026-10, a Resolution of the Artisan Lakes Community 
Development District Approving a Merger Agreement with the Artisan Lakes East 
Community Development District; Confirming Its Intent to Merge with the Artisan Lakes 
East Community Development District; and Providing for Severability and an Effective 
Date 
 
See discussion and motion above. 
 
 
FIFTH ORDER OF BUSINESS  Consideration of Agreement 
 
Consideration of an agreement for Asset Management services between the Artisan 
Lakes Community Development District and Calvin, Giordano & Associates, Inc. to 
provide for an hourly rate basis for services 
 
Mr. Ward: The only other item I have for you is the agreement with Calvin, Giordano & 
Associates related to the asset management services. As we get into operations we need 
someone to manage these operations. I generally use this firm who does all of my CDDs. They 
work on an hourly rate basis. We budget this in your fiscal year 2027 budget. The provide you 
with a scope of services and a rate structure associated with their services. As a part of their 
services, generally the office of the manager manages this contract. So, they do work at the 
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behest of the office of the manager. We authorize the work as appropriate on a regular basis. 
If you have any questions about the agreement I would be happy to answer them. 
 
Ms. Guillou: On number three, you have to take irrigation system out.  
 
Mr. Ward: Okay. We will do that. 
 
Ms. Guillou: Here is another thing that bothers me, for example, I know that you think that 
fountains are okay in ponds, and Manatee County says they are not, so who wins? 
 
Mr. Ward: You win. I don’t care. I have communities all of the state. Some residents love them; 
some residents hate them for whatever reason. You all decide. It's not my decision. I 
personally like the, but that’s a personal opinion, not a professional opinion. Whatever you 
want.  
 
Ms. Guillou: Here you have them managing the lakes. That bothers me, having them do the 
lakes, ponds and aerators. You have to really know if you need an aerator. If you guys aren’t 
allowed to talk to the suppliers, how are you ever going to check on what they are doing? 
 
Mr. Latessa: Who says we can’t bring the supplier in here?  
 
Ms. Guillou: Going out in the field really helps you.  
 
Mr. Latessa: I understand that, but there is nothing that says we can’t have a meeting, a 
supplier in, and we have a day trip to the pond as a group. 
 
Mr. Ward: It will complicate things, but the answer is yes you can do that.  
 
Mr. Latessa: So, we get to talk to them, but we talk to them as a Board.  
 
Ms. Guillou: That’s why I said, put the pond committee under the Master. My thought was that 
the Master would keep doing what they’ve been doing, maybe enhancing what they’ve been 
doing, instead of firing this other company.  
 
Mr. Moore: But they haven’t been doing their job, that’s the issue. And they don’t want to do 
their job anymore. They don’t want that responsibility.  
 
Mr. _____: You’ve been making statements about what the Master is willing to do, but you 
haven’t talked to them.  
 
Ms. Guillou: Jim sits right there, and all you guys walk in and out and pass him and never talk 
to him. I'm over here once a week, learning what I can learn, and when I asked you guys if you 
wanted him to come to a meeting, and we had to wait a month because he had a class, I asked 
if you’d like to talk to James and you said no. 
 
Mr. Latessa: That’s not true. I have opened up to him several times, not to him personally, I 
have made the statement in this group that this is a public meeting, and he’s sitting right 
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there, he can come up and say something. He chose not to come out here, so, I'm shutting it 
down at that point. 
 
Ms. Guillou: The truth of the matter is because the contractor was around, he really didn’t 
know he was supposed to. And he felt as though, if he’s not a resident, that he’s not allowed to 
say something. Erroneous or not, that’s what he felt. The guy is so proactive and so involved –  
 
Mr. Latessa: That’s great. Why didn’t Diane Green tell him that then? Why didn’t Diane Green, 
who is on both boards, --  
 
Ms. Guillou: I don’t even think they knew that contract existed. 
 
Mr. Latessa: Okay then. So, don’t sit here and blame us because we didn’t go in there and 
personally ask him to come out.  
 
Ms. Guillou: Could he come out and have a meeting for half an hour? 
 
Mr. Latessa: He absolutely could come out and say I got something I would like to bring up to 
the Board. This is a public meeting. 
 
Ms. Guillou: I'm telling you he could manage this thing. 
 
Mr. Latessa: I'm saying he didn’t know we had a contract, that’s the HOAs problem. Moving 
on.  
 
Mr. Ward: We are back to the agreement. The agreement is in order. I would recommend it. 
We need an asset manager in order to go into operations in the fall. We have to do this at this 
point, so I will ask for a motion to adopt the agreement with the one change noted by Kris. 
 

On MOTION made by Deborah Reynolds, seconded by Matt 
Moore, and with four in favor and one opposed, the 
Agreement for Asset Management services between the 
Artisan Lakes Community Development District and Calvin, 
Giordano & Associates, Inc. to provide for an hourly rate 
basis for services was adopted as amended. 

 
Four in favor: Deborah Reynolds, Matt Moore, Peter Latessa, and Tom Carpenter. 
One opposed: Jaynie Kristine Guillou. 
 
Ms. Guillou: I'm opposed. This is going to jack up prices. It's really going to hurt people. 
 
Mr. Latessa: Who is it going to hurt? Who, if they are paying their taxes, will it hurt? 
 
Ms. Guillou: We are going to be raising them by hiring these extra people. 
 
Mr. Latessa: What happens when the CDD takes over everything? We are going to end up 
saving money.  
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SIXTH ORDER OF BUSINESS  Staff Reports 
 
I. District Attorney 

 
Mr. Jere Earlywine: As soon as we have approval from Artisan Lakes East we will move 
forward and I will keep you guys posted. 

 
II. District Engineer 
 

No report. 
 

III. District Manager 
 

a) Goals and Objectives Requirements for CDDs for 2026 
b) Important Meeting Dates for Fiscal Year 2026: 

− NEXT MEETING: Friday, September 11, 2026, Fiscal Year 2027 Budget Public 
Hearing 

c) Commission on Ethics Required Annual Ethics Training Memorandum 
d) Financial Statement for period ending July 31, 2026 (unaudited) 

 
Mr. Ward: Your goals and objectives for fiscal year 2026, I have included in your Agenda 
package. As you recall we adopt these on a yearly basis. At the beginning of year, we set 
them, which you have done. We are essentially at the end of the year at this point and 
since we've met all of the requirements of the goals and objectives, I’ll ask for a motion to 
adopt your goals and objectives for fiscal year 2026, and then in the fall we will redo this 
whole process again with new objectives for fiscal year 2027, and then in August or 
September next year we will adopt that we've met the criteria. They are really very easy: 
Do we have public meetings? Did we do the notice compliant pursuant to 190? Do we 
provide access to public records? Did we do the budget? Did we do the audited 
financial statements? Do we publish them on the website? These are all simple items that 
are all required by statute anyway. He asked if there were any questions; hearing none, 
he called for a motion.  

 

On MOTION made by Matt Moore, seconded by Jaynie 
Kristine Guillou, and with all in favor, the goals and 
objectives were adopted. 

 
Mr. Ward: Remember, your public hearing is September 11. That is your budget public 
hearing. It is at the Esplanade facility. We've set that all up for you. I understand they 
have a gate out front, so my team has a code for the gate. We are going to put a sign at 
the front entrance with the code thing there so people can come in and out. My assistant 
will be with me and will help me through that process because I need to be in the room 
with you. Mailed notice has gone out for the new assessment rates. What the mailed 
notice tells the public the date, time and location of the public hearing, what the new 
assessment rate is going to be for operations only for fiscal year 2027, and it tells them 
what you will have on the agenda as a cap rate. The cap rate is the rate we cannot 
exceed without going through the mailed notice process again. It gives you some leeway 
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year over year, as long as you don’t hit the cap rate, you don’t have to do the mailed 
notice to residents. Mailed notice costs a couple of grand to send out to residents. Then 
it provides some detailed information on the requirements of statute and then 
information on the budget itself. You will get mailed notice also. If you get questions on 
the mailed notice from residents, please have the residents call me directly. This is a very 
legal process we are in, so I am going to ask you to please abide by that request and 
make sure any questions come directly to me.  
 
Mr. Carpenter: Is there a number that can go to the office when you can’t answer 
questions? 
 
Mr. Ward: I always answer, but that is the 954-658-4900 number. Call me directly. I will 
answer the phone, and I will take all of those calls. As we transition into next year it will 
be a different process, but she will walk you through that next year. But I'm sitting here 
now and those phone calls need to come to me. I need to answer them. 
 
Ms. Guillou: How much is the Asset Manager going to --   
 
Mr. Ward: I don’t have the budget with me, but whatever is in the 2027 budget I can get 
you that information. Remember you have to do your ethics training this year. This will be 
on every agenda from now until the end of the calendar year. My team will constantly 
send out the ethics training requirements. You have to do your ethics training 
requirements this year for your Form 1 filing in 2027. 
 
Ms. Guillou: But we’re leaving so we don’t have to do it. 
 
Mr. Ward: Yes you do. You are going to continue to be on the Board for another 6 
months to a year. You guys aren’t going to do your Form 1 F’s. That will be sometime in 
the later part of next year when we merge the two CDDs and have the new CDD in place.  

 
 
SEVENTH ORDER OF BUSINESS  Supervisor’s Requests 
 
Mr. Ward asked if there were any Supervisor’s requests; there were none. 
 
 
EIGHTH ORDER OF BUSINESS   Public Comments  
 
Mr. Ward asked if there were any public comments. 
 
Mr. Carpenter asked (indecipherable). 
 
Mr. Ward: Oh, this is the new budget. Professional management, right there. I think it's 
important to note it's a budget number. It's not the billing number. They bill on an hourly rate.  
 
Ms. Guillou: How much time on site will they actually spend? 
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Mr. Ward: As I indicated earlier, they work at my request. I tell them what to do, send them out, 
they do their jobs, and then they bill for that. They report to me directly. I control the hours.  
 
Ms. Guillou: You give them the responsibility to make sure the suppliers do what they are 
supposed to do. So, who checks on the asset manager? 
 
Mr. Ward: They report to me. 
 
 
NINTH ORDER OF BUSINESS  Adjournment 
 
Mr. Ward adjourned the meeting at approximately 5:02 p.m.  
 

On MOTION made by Peter Latessa, seconded by Deborah 
Reynolds, and with all in favor, the meeting was adjourned. 
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