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MINUTES OF MEETING 
BELMONT LAKES 

COMMUNITY DEVELOPMENT DISTRICT 
 
The Regular Meeting of the Board of Supervisors of the Belmont Lakes Community 
Development District was held on Thursday, January 15, 2026 at the Shenandoah Park 
Community Room, 14452 Shenandoah Parkway, Davie, Florida 33325. It began at 6:30 p.m. 
and was presided over by Mr. Dominick Madeo, Chairperson, and James P. Ward as 
Secretary.  
 

Present: 
Dominic Madeo   Chairperson 
Thomas Pacchioli   Assistant Secretary 
Fabiola Bigio Elibrahim  Assistant Secretary 
 
Absent: 
Carlos Benhamu   Vice Chairperson 
Joseph Capuozzo   Assistant Secretary  
   
Also present were: 
James P. Ward   District Manager 
Jere Earlywine   District Counsel 
Ben Steets    Grau & Associates 

   
Audience: 
Amanda Pathon 
Jerome Pathon 
Alex Peysakhovich 
Jenn Peysakhovich 
Annette Buckley 
Frank Pupo 
Leonor Pupo 
Kim Pacchioli 
 

 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 
 
Mr. James Ward called the meeting to order at approximately 6:30 p.m. He conducted roll 
call; all Members of the Board were present, with the exception of Supervisor Capuozzo and 
Supervisor Benhamu, constituting a quorum.  
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SECOND ORDER OF BUSINESS Consideration of Minutes 
 
December 13, 2025 – Regular Meeting Minutes 
 
Mr. Ward asked if there were any additions, corrections, or deletions to the Minutes; there 
were none. He noted he would fill in the audience names as he was able. He called for a 
motion.  
 

On MOTION made by Dominick Madeo, seconded by 
Thomas Pacchioli, and with all in favor, the Regular Meeting 
Minutes of December 13, 2025 were approved.  

 
 
THIRD ORDER OF BUSINESS Consideration of Audited Financial Statements 
 
Consideration and Acceptance of the Audited Financial Statements for the Fiscal Year 
ended September 30, 2025 

 
Mr. Ward introduced Ben Steets with Grau and Associates who would discuss the audited 
financial statements for Fiscal Year 2025 ending September 30, 2025. 
 
Mr. Ben Steets with Grau and Associates declared the auditor’s opinion was clean, which 
meant Grau and Associates believed the financial statements were fairly presented in 
accordance with generally accepted accounting principles (GAP). He indicated the Opinion 
Letter was on pages 1 and 2. He stated pages 3-6 were the Management’s Discussion and 
Analysis providing a summary overview of the year’s financial activity. He reported pages 7-
12 were basic financial statements including government wide financial statements, fund 
level financial statements, the fund level balance sheet, and the fund level income statement. 
He stated pages 13-18 were the notes to the financial statements. He reported notes 1 
through 4 were standard for government entities in Florida; and note 5 was capital assets 
(infrastructure improvements). He indicated page 19 was the comparison of the general fund 
activity for the year to the budget; page 21 contained data elements required by the State of 
Florida; pages 22-23 contained the auditor’s report on internal controls; page 24 was the 
Florida Statute dealing with investments (the District did not have any investments); and 
pages 25-26 contained the Management Letter. He stated there were no instances of 
noncompliance with Florida Statutes and there were no findings. He concluded the District 
was in compliance and Grau issued a clean opinion. 
 
Mr. Alex Peysakhovich asked what the Audit was based upon. 
 
Mr. Ward explained the auditor was given access to all the District’s financial records for fiscal 
year 2025; this included the budget, all the revenue streams, bank accounts, checks, 
everything. 
 
Mr. Steets noted Mr. Ward was very thorough and provided login information to the server 
where everything was stored, so Grau & Associates pulled everything, all reports from 
QuickBooks, the trial balances, general ledger, check register, bank statements, invoices, 
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everything. He noted all was filed very neatly and it was easy to find everything needed for 
the audit. 
 
Mr. Peysakhovich asked what the general government expense line item was within the 
statement. 
 
Mr. Steets explained the general government expense line item was mostly administrative 
expenses. He discussed the breakdown of the line item: there were 10 accounts including 
management fees of $12,500 dollars, audit expense of $4,000 dollars, legal advertising of 
$3,584 dollars, property appraiser and tax collector fees of $400 dollars, meeting room rental 
of $172 dollars, insurance expense of $12,985 dollars, subscriptions and memberships of 
$175 dollars (annual filing fee with the State of Florida), printing and binding of $329 dollars, 
telephone/internet of $1,555 dollars, and bank service fees of $140 dollars; the total was 
$35,840 dollars.  
 
Mr. Peysakhovich asked (indecipherable). 
 
Mr. Steets: The beginning balance is $113,942 dollars, expenditures were greater than 
revenues by a total of $96,259 dollars, so $113,942 minus $96,259 leaves you with an ending 
fund balance of $17,683 dollars. It looks like the maintenance expenses went up quite a bit in 
2025. 
 
Mr. Peysakhovich: What is the difference between final and actual?  
 
Ms. Annette Buckley: You said the expenses were greater than revenue by $96,000 dollars. 
Can you explain what the total revenue ended up being? 
 
Mr. Steets: The total revenue was $216,168 dollars. To explain what this schedule is showing 
us, the original budget is in the far left column, and then the District amended the budget, so 
the amended budget, those figures are in the second column from the left. The amended 
budget shows total expenditures of $321,774 dollars, then the actual expenditures is 
$312,427 dollars. First it shows the original budget, then the amended budget, then the actual 
recorded activity, and the final column shows the difference between the amended budget 
amounts and the actual amounts.  
 
Mr. Peysakhovich: So, you're saying (indecipherable)? 
 
Mr. Steets: The actual amounts column is what really happened, but the final budgeted 
amounts, that’s what’s reflected on the amended budget. $17,000 dollars is your actual 
ending fund balance; that’s what’s available to the District as of September 30, 2025. If you go 
to your balance sheet on page 9, you see that $17,683 dollars is your entire fund balance. 
Because you have no liabilities at year end, that whole amount is cash, so your assets equal 
your fund balance at the end of the year.  
 
Mr. Peysakhovich: So, if that amount is there and we collect $332,000 dollars this year, we will 
have a fund balance of $350,000 dollars, is that correct? 
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Mr. Steets: I would have to look at the budget for fiscal year 2026. $332,640 dollars is what 
you are being assessed for this year, plus the $17,000 dollars. 
 
Mr. Peysakhovich: So, the budget should reflect $350,000 dollars in usable funds, correct? 
 
Mr. Steets: This is only as of September 30, 2025. 
 
Mr. Peysakhovich: Yes, and we have no liabilities as of September 30, 2025 for that year which 
means all that money is new. 
 
Ms. Buckley: The year ended with a balance of $17,000 dollars and change and then what you 
are collecting for fiscal year 2026, which started October 1, 2025, is going to be $332,000 
dollars, so when you add those numbers, rounding up, you have $350,000 dollars. 
 
Mr. Peysakhovich: I see everything in here listed under your actuals is under maintenance. 
There were no capital improvements for fiscal year 2025? 
 
Mr. Steets: There is an account labeled landscaping and hardscape services – repairs and 
maintenance – capital outlay – landscaping renovations. That account has an expense of 
$106,255 dollars. It's pretty common, if districts have a capital outlay account, but the amount 
is not truly a capitalizable expense, we sometimes classify it as maintenance and operations on 
this schedule. If the expenditure was to replace existing landscaping improvements you could 
expense it, that can be up to the Board’s discretion. I've seen these types of expenditures go 
either way.  
 
Mr. Peysakhovich: It’s $100,000 dollars in landscape renovations. That’s not true. There was 
also resurfacing of a tennis court for almost $27,000 dollars. That’s also maintenance? We 
rezoned it and completely changed the structure of it. 
 
Mr. Ward: Usually, capital infrastructure that you see in a CDD is larger major capital 
infrastructure like installing water and sewer lines, building new roadways, putting a new 
guardhouse, larger items. I know $100,000 dollars is a lot within the context of this budget, 
but in the context of audited financial statements, they are generally considered maintenance 
items.  
 
Ms. Buckley: $100,000 dollars is more than 50 percent of (indecipherable), so it is a large 
expenditure percentage wise. 
 
Mr. Ward: It is a large expenditure, but it does not have to be in the capital expenditure 
account. It can be an operation and maintenance item. 
 
Mr. Peysakhovich: How do you value your assets then? You put in two palm trees that were 
$15,000 dollars, so that’s a capital investment in those two palm trees, right? It's not a bush for 
$20 dollars. A stormwater drain is not expensive, but you have it in capital outlay in your 
budget.   
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Mr. Ward: What Ben and I are trying to say is, it can go either way. You do not have to put it as 
a capital depreciable asset for purposes of the audit in the CDD world. It's not needed. It 
doesn’t rise to the level of being that kind of capital asset.  
 
Mr. Peysakhovich continued to discuss why he felt certain items were capital outlay. He stated 
the CDD spent $286,000 dollars plus $35,000 dollars which was $321,000 dollars, minus 
$130,000 dollars was $190,000 dollars.  
 
Mr. Ward: All I am telling you, for purposes of an audit, it does not have to be in a capital 
account that is depreciable. That’s all I'm saying to you. You can put it in as a depreciable asset 
if you want, or you can leave it in this way. 
 
Ms. Buckley: If you look at the numbers on the CapEx, and we did, and you put it under 
maintenance. The bottom line is the money that we actually spent on maintenance is $190,000 
dollars, so (indecipherable)? So, now we have $132,000 dollars which should be put into 
reserves, so that when we do have to do major projects, whether it's maintenance or CapEx, 
we have the funds. I really worry about a comment you made last meeting about 
(indecipherable). If we can continue to run our community, the maintenance part, at $190,000 
dollars, and the remaining we keep for capital or reserves, it would be good. Based on the 
numbers just mentioned it provides us with the money we need to have reserves. She stated it 
was better to keep the money out of maintenance and in CapEx so when vendors looked at 
the CDD’s budget it would not think the CDD had a $300,000 dollar maintenance budget.  
 
Mr. Ward indicated he understood her point. He stated he could do this in the fiscal year 
2027 budget for the CDD.  
 

On MOTION made by Dominick Madeo, seconded by 
Fabiola Bigio Elibrahim, and with all in favor, the Audited 
Financial Statements for Fiscal Year ending September 30, 
2025 were accepted.  

 
 
FOURTH ORDER OF BUSINESS  Staff Reports 
 
I. District Attorney 

 
Mr. Jere Earlywine stated he was working on some property due diligence but otherwise 
had no report.  

 
II. District Manager 

a) Financial Statement for period ending December 31, 2025 (unaudited) 
 
Mr. Ward stated he did a budget realignment for the fiscal year 2026 budget (Resolution 
2026-2). This is the first year I did your full budget, so I am realigning things based upon 
where our spend is today and where I think our spend will be through September 30. In 
all likelihood, I will do another one for you once we get further along. All this does is 
realign your budget through the end of December basically. I do this periodically 
throughout the year, especially in a District that is changing a lot so we can keep track of 
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where we are on a budget to spend basis. He asked if there were any questions; hearing 
none, he called for a motion.  
 
Mr. _____ asked a question which was (indecipherable). 
 
Mr. Ward: We had a couple of pipes that were broken in the system, so that had to be 
repaired more than what we would normally do when going in, cleaning them out and 
recertifying them. Plus, we had to recertify them this year with Central Broward Drainage 
District, which I did not know about when I did the budget that it was time for that, so 
between those two things it was over budget. They have to be recertified every five years. 
In all my districts I have them inspected annually, and generally if they are over 20% to 
25% full, we go ahead and clean them. If they are under that threshold, then we leave it 
until the following year.  
 
Discussion ensued regarding the drainage system, the last time the drainage system 
pipes were certified, the cost of recertification, the cost of cleaning the pipes, the cost to 
repair the broken pipe, whether or not the drainage system was inspected and cleaned 
in prior years, when the pipes were last cleaned, how often pipes needed to be cleaned, 
and inspecting the pipes annually. 
 
Mr. Ward: I'm going to put inspection of the drainage system pipes in the fiscal year 2027 
budget. It should be done annually. You have 23,000 linear feet of drainage pipe in this 
community and something like 28 weir structures which the pipes were draining into, plus 
a few other things. It's a pretty decent size drainage system for a community this small. 
They should be inspected once a year to see what they look like, and as I said, if they get 
to the 20 to 25 percent mark we will go ahead and clean them.  

 
On MOTION made by Dominick Madeo, seconded by 
Fabiola Bigio Elibrahim, and with all in favor, Resolution 
2026-2 was adopted, and the Chair was authorized to sign.  

 
Mr. Peysakhovich asked if the CDD paid the attorney.  
 
Mr. Ward: I put a line item for the budget amendment. They haven’t billed anything yet. 
We didn’t pay anything at this point in time. It's not a retainer. 
 
Ms. Buckley: But he spent two hours with us last week, and that was one of the things I 
wanted to discuss. Are we always going to have an attorney at our meetings now? Are we 
paying him to spend two hours at our meetings?  
 
Mr. Earlywine: CDDs are special purpose units of government and virtually every CDD in 
Florida has an engineer and a lawyer and a manager attend the meetings. That said, I'm 
pretty reasonable with my fees. If you have any trouble with bills or anything like that just 
pick up the phone and call me. We will definitely add some value. I can already tell there 
are a few items that we need to track down and address including real property issues.  
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FIFTH ORDER OF BUSINESS  Supervisor’s Requests  
 
Mr. Ward asked if there were any Supervisor’s requests; there were none. 
 
 
SIXTH ORDER OF BUSINESS  Public Comments 
 
Mr. Ward asked if there were any public comments. 
 
Ms. Annette Buckley discussed the sidewalks and asked why the CDD was cleaning and 
repairing sidewalks which were not the CDDs responsibility.  
 
Mr. Ward: You have a very old CDD and a very old HOA, so when you read the documents, 
every common element was originally given to this HOA. After that, there were two 
amendments done; between those two amendments/declarations they transferred all of what 
was defined as the common elements to the CDD. One of the common elements includes the 
inside sidewalks. That’s why that was done. We did pay to pressure clean the outside 
sidewalks and the exterior fences, but then we agreed to include the cleaning in our existing 
monthly fee for what he does inside the community, which was basically the guardhouse and 
the cabana, etc. No, sorry, he does not clean monthly. He cleans quarterly. I think it's $1,290 
dollars a quarter for cleaning the guardhouse, if I ask him he will clean the signs for us, the 
gazebo, the exterior sidewalks, the exterior fence and the inside sidewalks.  
 
Ms. Buckley stated she did not want the CDD to become responsible for outside sidewalk 
repair if the city noticed the CDD was cleaning them regularly. 
 
Mr. Ward stated the outside sidewalks belonged to the CDD.  
 
Discussion ensued regarding the white picket fence which was pressure cleaned, the 
damaged area of the fence from golf carts, getting the fence fixed, the golf carts damaging 
the fence weekly, fixing the fence versus taking the fence down, whether the development 
order required the fence and whether the fence could be removed. 
 
Ms. _____ 40:20: I want to get on the record, for as long as I have lived in the community it has 
been brought up in multiple CDD meetings, when neighbors have complained about falling 
on the sidewalk and who has to repair them, you have said openly to everyone, the sidewalks 
do not belong to us, they belong to the homeowners. There was a homeowner, Mr. Rhodes, 
who was at one meeting, who’s sidewalk was the most elevated, that my husband fell on once, 
and we asked him, and he was part of the CDD, he also asked can you (the CDD) fix my 
sidewalks, and he was told the CDD cannot fix the sidewalks because the sidewalks belong to 
you (the homeowner). So, are we publicly saying today the sidewalks are part of the CDD? 
 
Mr. Ward: I will tell you – I have asked Jere to look at what I've read. The documents I pulled 
when I started say the sidewalk is on private property. It's on your lot. That’s true in the entire 
community. That’s the way the plat is done. Behind the plat are your HOA docs which are from 
a long time ago. Those docs define the sidewalk as a common facility, common area. And in 
those docs it then transfers from the HOA to the CDD the common facilities, which the 
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sidewalk was then defined as a common element. I have asked Jere to verify my reading of all 
those documents.  
 
Mr. Earlywine: We are taking a look at it. We will have an answer for you in a couple of days. 
Preliminarily what Jim is saying is spot on. The HOA has documents where they were 
authorized to dedicate property, including the common facilities, to the CDD, and we are just 
trying to make sure there is nothing else we are missing.  
 
Mr. Peysakhovich discussed the sidewalks and what belonged to residents versus the CDD. 
 
Mr. Earlywine noted the sidewalks could have been granted to the CDD through an 
easement.  
 
Mr. Ward explained the property appraiser website would not show who was responsible for 
the sidewalks or who had easement rights for the sidewalks.  
 
Mr. Earlywine explained the property appraiser website would not show easements, only fee 
title. He said he was checking on this. 
 
Discussion continued regarding sidewalks, who was responsible for fixing sidewalks, whether 
the CDD had an easement over the sidewalks, waiting for the attorney to determine whether 
the CDD had an easement over the sidewalks, the homeowners’ need to know who was 
responsible for maintenance of what, the sidewalks and roads in Weston being fixed by the 
City, repairing the holes in the roads in the community and sealcoating, and taking pictures 
of the holes in the roads which needed attention to send to Mr. Ward.  
 
Mr. Ward noted the vendor was not done fixing the roads. 
 
Ms. Buckley discussed a quote she obtained for the roads. 
 
Mr. Ward stated the core samples were being taken tomorrow by a geotechnical firm. He 
stated he released the road vendor to make the repairs, not to do anything else; he was 
waiting to get the geotechnical firm report first. He said the sealcoating was on hold until the 
geotechnical report was in.  
 
Mr. Peysakhovich asked why the repairs would be done before the geotechnical samples 
were taken. 
 
Mr. Ward explained when the geotechnical firm came out it indicated the roads did not need 
to be redone. He said he made the decision to move ahead with the repairs on the word of 
the geotechnical firm.  
 
Mr. Peysakhovich asked if Boulder was the road vendor. 
 
Mr. Ward responded he was unsure.  
 
Mr. Peysakhovich asked if there was a permit for the work done thus far by the road vendor. 
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Mr. Ward responded in the affirmative.  
 
Mr. Peysakhovich: You have a record of pulling a permit before the work started the other day? 
 
Mr. Ward: The sidewalks? 
 
Mr. Peysakhovich: Both the sidewalks and the road. 
 
Mr. Ward: The sidewalks we pulled the day we started. The town called us to pull the permit, 
so we pulled the permit. We have permits.  
 
Discussion ensued regarding whether the road contractor was Boulder or another company 
or a subcontractor; the quote received in October for around $25,000 dollars was the 
amount for the road project.  
 
Mrs. Leonor Pupo asked if the minutes from the last meeting were approved. 
 
Mr. Ward responded in the affirmative.  
 
Mrs. Leonor Pupo stated the comments she had in the last meeting related to the elections 
and the seats were not included in the minutes, so she would like to contest the minutes.  
 
Mr. Ward: I want to correct the (indecipherable) because I forgot about it. I said something 
wrong last time. The seats that are up for election are Seat 1, Seat 2 and Seat 4. So, there are 
three seats up for election this year. Then when you do the election, the two individuals who 
receive the highest number of votes will get a four year term and the other individual will get a 
two year term. I made a mistake at the last meeting.  
 
Mrs. Leonor Pupo: Why are my comments not stated in the minutes? 
 
Mr. Ward: If they are not stated in the minutes it's because I am not picking you up on the 
audio. I mean this will pick up from here, but if you want, at the next meeting, I can move this 
over here and then you can come up to the podium if you want and your questions will be 
picked up.  
 
Mrs. Leonor Pupo: They were very short questions and they are not there. 
 
Mr. Ward: The only reason it's not there is we can’t hear you. 
 
Mr. Frank Pupo: Can we submit them to you? 
 
Mr. Ward: Yes.  
 
Mrs. Leonor Pupo: Are the transcripts of the meetings available somewhere? Can we read the 
transcript? 
 
Mr. Ward: Yes.  
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Mr. Peysakhovich asked about receiving a copy of the financials. (Indecipherable). 
 
Mr. Ward: We will do a USB drive and send them over to you. 
 
  
SEVENTH ORDER OF BUSINESS  Adjournment 

 
Mr. Ward adjourned the meeting at approximately 7:28 p.m. 
 

On MOTION made by Dominick Madeo, seconded by 
Thomas Pacchioli, and with all in favor, the Meeting was 
adjourned.  

 
Belmont Lakes Community Development District 

 
 

 
_____________________________  ________________________________ 
James P. Ward, Secretary   Dominick Madeo, Chairperson 
James P. Ward (Mar 13, 2026 15:25:42 EDT)
James P. Ward

Dominick Madeo (Mar 16, 2026 21:39:20 EDT)
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