
 

Harbor Oaks Condominium Association 

Minutes of the Annual Members’ Meeting held Monday, March 25
th

, 2019 held at  

Sunrise Bank 5604 N. Atlantic Ave, Cocoa Beach, FL 32931 at 6 PM. 

 

CALL MEETING TO ORDER: Bryan Ellsworth called the meeting to order at Sunrise Bank at 6:10 PM.  

 

PROOF OF NOTICE OF MEETING: Bryan advised proof of notice went out via mail, postings, and emails. 

Michelle provided affidavit of mailing.  

 

PRESIDENTS MESSAGE: Bryan thanked all who took the time to attend this meeting. He thanked the board 

members for all their hard work this year. He announced Jill Prince is present and will be leaving the board. He 

thanked her for her time on the board.  

 

SPEAKER: Jim Emory is the owner of Keystone Engineering and has over 25+ years of experience. He’s a 

licensed engineer and contractor. He’s local and has reviewed many of the condominium complexes in the area. 

Jim’s presentation was about his evaluation of the midrise buildings 6 & 7, and suggestions of repairs. The 

Board has allowed for Keystone’s Engineering report to be posted on the Reconcilable Differences website for 

members to review.  

 

CERTIFICATION OF PROXIES & ESTABLISHMENT OF A QUORUM OF MEMBERS FOR ANNUAL 

MEETING: Michelle confirmed there are 70 units represented at the meeting today, 28 by proxy and 42 

members present for the annual meeting. Quorum has been met to allow for the annual meeting.  

 

APPROVAL OF MINUTES FROM PREVIOUS ANNUAL MEETING: Michelle announced there will not be 

an approval of minutes from the previous annual meeting because we were not able to locate the minutes. 

Residents confirmed there were no official minutes recorded with Showcase Management at the last annual 

meeting, only a summary was available. A resident will forward the summary to RDI to post to the website for 

membership to review.  

 

FINANCIAL REPORT: Michelle reported the association is doing well. Harbor Oaks has $132,241.00 in 

operating accounts, $292,113.00 in reserves, equaling a total of $424,354. There are two units in collections, so 

there is an account receivable balance of $4,708.00.  One owner is a slow payer and the other owner is 

contesting their balance at turn over from Showcase. The majority of owners pay on time. Year-to-date, Harbor 

Oaks is $5,700 under budget. Michelle explained we are trying hard to stick to the budget.  

 

REPORT OF OFFICERS/BOARD MEMBERS: None 

 

OPEN FORUM FOR OWNER QUESTIONS:  

 

Michelle stated there are residents who are upset that we aren’t fixing items as quickly as they would like, but 

we are trying to get better pricing and do it properly the first time around. We are ordering doors, getting 

permits and unfortunately that takes some time and we ask for your patience.  

 

Michelle advised vote # 1 regarding limited common element responsibility will be withdrawn tonight because 

the lawyer misunderstood what the Board was requesting. Bryan explained that the process behind amendment 

1 was due to the air conditioning units. A/C units are the owner’s responsibility, but because they are on the 

roof the lines go through common elements. This needs clarification in the documents. A common element is 

the clubhouse. A limited common element is an individual’s balcony. The sliding glass doors were also 

misinterpreted by the lawyer because the documents specify “except patio doors” and the lawyer took it as 

sliding glass doors. Therefore, due to misinterpretation of the amendment, this vote will be stricken.  

 



In the mail out, a resident asked about the air-conditioning lines in the chase being the responsibility of the 

owners. The owner said the by-laws state that it’s a common element. Bryan stated this is why we are trying to 

get the by-laws and declaration documents to match up for clarification.  

 

A resident asked about the maintenance man. Bryan advised our current maintenance man leaves at the end of 

this month and the board is discussing options.   

 

Bryan stated amendment #4 has to do with how the insurance is set up in the documents. Right now, in the 

documents, if we have a catastrophic incident, the documents read that we cannot do anything at all, until we 

receive insurance money. We may have to do quite a bit of work to prevent damages from getting worse. For 

example, if a storm blows out owners windows, the documents state that we must wait for the insurance money 

before repairing. We are sure the owners don’t want to wait many months to a year until we get insurance 

money. We should have access to all the money needed for repairs. The documents currently say the 

Association cannot do anything until they receive funds from insurance. Section 718 covers this but we want 

our documents to align with 718 as well so we don’t have to reference two materials. 

 

A resident would like to know why garages don’t fall into limited common element. Bryan explained the roof is 

a common element and the lawyer didn’t say we can combine it into amendment 1.  

 

A resident stated that they had concerns over an insurance trustee and the board appointing a trustee. The 

resident suggested that we should have in clear language, a bonded and insured individual or company. They 

suggested that a national bank should be appointed for the responsibility of distributing the funds. Another 

resident pointed out that an appointed trustee usually receives a fee and the fees should be clearly stated. Bryan 

stated we can table this item as well for better language.  

 

A resident asked about the foliage trimming. Bryan advised this trimming is in the works.  

 

A resident asked for more mulch. Bryan advised the leaves and acorns from the trees covered up the mulch, so 

they are looking at alternatives to mulch such as planting sod, low growing plants, and ground covers.  

 

A resident questioned if there are any updates to the city for re-zoning the buildings 1-5. Currently, they are 

zoned commercial and if something were to happen, building laws would not allow for rebuilding condos. 

Bryan advised that he asked this question at the city meeting and the representative stated that if something 

happens, the city will back the residents and they are working to fix that.  

 

A resident asked about Wells Fargo building update. Bryan stated the building is currently for lease but we 

aren’t sure what will be next.  

 

A resident requested that a reminder go out to residents with pets to pick up their dog droppings. 

 

A resident requested that work orders be put on the website. Bryan said unfortunately there isn’t a way to track 

work orders online, but if he feels something is taking too long, to please submit another work order.  

 

A resident asked about the tennis court. Bryan advised Tony is planning to seal up all the cracks before he 

leaves.  

 

A resident wanted to let everyone know there was theft at the west pool and the clock. Bryan said the clock had 

actually fallen and broken. Another resident advised owners not to put anything of personal significance in the 

common elements area. 

 

Due to time constraints and the bank personnel needing to close at 8 PM, Bryan suggested to adjourn today’s 

meeting for further discussion for another day. A resident motioned to table all the voting for the next owners 



meeting, and another resident seconded. Michelle stated the next meeting will be about 3 weeks away because 

we legally we must give 14 day’s notice of the next meeting, and it will take some time to confirm a meeting 

place and re-write and mail the second meeting notice. She stated management can set up a call-in line so all the 

members who can’t be present are able to sit-in on the meeting. Bryan advised everyone’s proxy and vote is on 

hold for further review.  

 

PAINTING CONTRACT- Building 6 & 7: Tabled discussion for next membership meeting.  

 

DISCUSSION ABOUT SPECIAL ASSESSMENT FOR PAINTING OF HIGH RISES: Tabled discussion for 

next membership meeting. 

 

RESULTS OF AMENDMENT VOTES: Due to time constraints, the membership elected to table votes until 

the next membership meeting. Michelle advised legally we must post 14 days in advance to hold a meeting, and 

we will try to get the next meeting set up as soon as possible for the residents.  

 

ANY BUSINESS NOT KNOWN AT THE TIME OF MAILING: None 

 

PRESENTATION OF BOARD MEMBERS OF 2019-20: Bryan announced that William Tuomela will serve as 

a Board member, along with himself and Rob Parlin.  

  

ADJOURNMENT: Owner in audience motioned to adjourn the meeting, another owner seconded. Meeting was 

adjourned at 8:00 pm.  

============================================================================= 

ORGANIZATIONAL BOARD MEETING: 

 

The meeting commenced at 8:05 pm. All agreed to the following: 

Bryan Ellsworth as President 

Bill Tuomela as Vice President 

Rob Parlin as Secretary / Treasurer 

 

Jennifer will contact the library tomorrow for open dates. 

 

There being no further business to conduct, the meeting adjourned at 8:10 pm. 

 

Respectfully submitted, 

 

 

Jennifer Vo, CAM, Reconcilable Differences, Inc. 

 

  


