
HARBOR OAKS CONDOMINIUM ASSOCIATION, INC. 
Board of Director Meeting held via telephone conference on 

Thursday, November 19, 2020 at 11:00 AM to 12:30 PM 
 

Draft Minutes 
 

Call to Order: Jennifer Vo called the meeting to order.  
Board Quorum: A quorum was established with President Bryan Ellsworth, Treasurer William (Bill) Fish, and Secretary Pat 
Thomas. Directors Mary Gregory and Robert Parlin were present. Manager Jennifer Vo was present along with 8 owners on 
the teleconference call. Vice President Rick Houston was absent. 
Proof of Notice: Jennifer certified posting of the agenda 48-hours prior to the meeting and sent out a courtesy e-mail. 
Approval of Prior Meeting Minutes: Bill motioned to approve the September 24, 2020 draft minutes as posted on the 
website, and Bryan seconded the motion. All present voted in favor, and the motion carried.  
Financial Report: Jennifer reported as of September 30, 2020, $395,909 in operating, in reserves $512,845, for a total of 
$908,954. In Age Receivable there is $20,771 in delinquency, mainly due to one unit in probate and another unit in 
bankruptcy.  
Old Business 
• Elevator – Jennifer stated the VDA proposal is $10,800 and Lerch Bates is $10,500. Bryan motioned to use Lerch Bates 

for maintenance and modernization, and Bill seconded. All present voted in favor and the motion carried. Bill would like 
to include Sapphire Elevator into the bidding process since the company is local in Cape Canaveral.  

New Business 
• 2021 Budget Discussion – Bill discussed that the Reserve Study was created by a hired license professional (Custom 

Reserve) and consists of all component information for all items at Harbor Oaks for capital planning. Bill explained the 
numbers provided in the Reserve Study report contribute directly to the 2021 budget reserves for $174,000. Bill stated all 
board members have received the Reserve Analysis binder which he has created by reviewing all component items 
including life expectancy, date last replaced/repair, warranty details, and summary. Bill stated all items will be made 
available to the owners on the Harbor Oaks webpage and owners may ask Management for the electronic file.  

o CPA Review or Audit : Jennifer stated the bids for an audit from Cole & Associates is $4,400, Taylor & Lockard 
is $6,500, and KEGA is $3,450. Bryan motioned to use KEGA for the 2020 Financial Audit, and Bill seconded. 
All present voted in favor and the motion carried.  

o Approve 2021 Draft Budget to be sent out to the owners: Bill motioned that the 2021 draft budget is to 
be sent out to the owners, and Rob seconded. All present voted in favor and the motion carried.  

• Tennis Court Discussion: Bill stated along with the budget there will be a straw (poll) of what the owners would like to 
do with the tennis courts. Pat explained the attorney advised if Association wants to change one amenity to a similar 
amenity such as shuffleboard, it would take 75% of the voting interest, but if we were to change the tennis courts to 
garages that would require 100% vote.   

Announce/Appoint New Board of Director – Jennifer stated two owners offered to serve, and the board thanks both 
owners. Jennifer announced the majority board vote was for Sarah Bouvier from Unit 214. The board welcomed and thanked 
Sarah for her interest in joining the board.  

 

Owner Forum 
 

Noel Collins stated he is a tennis player and uses the courts 20 times a year along with his wife. He noted the tennis courts 
were why he purchased in Harbor Oaks; therefore, he feels removing the tennis courts would be a disservice. He stated the 
tennis courts need to be resurfaced, and he is fine leaving the courts in the current state as the courts are still usable for 
practicing serves.  
 
Laurie Allen stated her position on the two board candidates and inquired about the board’s decision of the new board of 
directors. Jennifer advised the board is allowed to fill the vacant seat, and in December, the Association will solicit for new 
board members. If there are more than seven volunteers, an election will be held. The board discussed looking for a new 
owner with no preconceived notion, a fresh outlook on Harbor Oaks community, and new ideas. Pat added her decision was 
to see what Sarah can bring to the community for 110 owners in the next three months and the elections are right around the 
corner. 
 



Bill Tuomela expressed his thanks to the members of the board for giving up their time for free in order to make Harbor Oaks 
a better place. He also thanked the manager. He understands the difficulty of being part of the board and hopes the owners 
understand it’s a daily task the board members go through.  
 

Christine Wood asked if the other candidate could be made known. Bryan stated the Board’s intentions were not to drive any 
preconceived notion, especially if the candidate decides to run for the Board in December. Bryan stated according to the 
documents, every year Harbor Oaks solicits for board candidates. If there are seven candidates, no election is needed. If 
there are over seven candidates, there will be an election where the owners can vote for the seven owner available director 
seats.  Christine stated that in regards to the tennis courts, that is the reason why she purchased at Harbor Oaks; therefore, 
she does not want to see the tennis court amenity replaced. Pat advised this is only a straw vote, and no change will be made. 
According to the attorney, Pat stated the courts could be converted to another similar amenity; it only takes 75% of the voting 
interest. If the courts are converted into parking garages, then that would need a 100% vote. Christine stated she wanted to 
see the prioritization of the anticipated projects and funding. Bill stated all projects are there in the Reserve Study and even 
labeled out by year. He said the Reserve Study and Reserve Analysis have been posted, and Jennifer can send the electronic 
file. Christine expressed her frustration with projects and continued special assessments. Bill stated prior Boards and 
members voted down extensive maintenance, for example, in 2007 and 2009. He stated the Reserve Study and Reserve 
Analysis have projected real numbers that owners cannot deny. Bill repeated all our records reflect the history; it is a matter 
of what they do going forward as part of the Board to protect the property with their fiduciary responsibility. Bill mentioned in 
2019 the membership agreed to waive fully funding, which left a deficit of $47,000 to keep the monthly fees low. He explained 
if a project needed that $47,000 the money wouldn't be there. Pat understands Christine's frustrations and she will do what 
she can to cut cost, but for now special assessments will continue for the next few years. Christine expressed her debate 
about selling due to affordability. Christine truly appreciates the Board and thanks the Board. Bill explained if you eliminate 
special assessments for a project, that money still has to be accounted for; therefore, the funds will be needed in the reserves, 
which will drive up monthly dues. Bill stated the budget is driven on maintenance/replacement intervals created by professional 
engineers, standard regulations and codes, component life expectancy, and insurance acceptance criteria to be covered. 
Christine requested for small focus groups to review the budget and ask questions. Mary stated that's a great idea and she 
will work with management. Pat agreed that it is a great idea, but owners must be willing to participate.  
 

Julie King stated she had provided documents to Showcase designating her mother, Gail King, as the designated voter to 
make decisions on her behalf. After reviewing her unit file, Jennifer stated there were no documents from Showcase, power 
of attorney document, or letter indicating that Gail is the designated voter for the unit. Jennifer said if Julie can produce the 
paperwork to Clover Key, she will update the file immediately. 
 

Cheryl Prince suggested that the Board and management create an institutional document that can be passed from one board 
member to another to reflect why the Board made individual decisions. She stated the minutes reflect some of that, but she 
would like to see something in more detail put in place.  
 

Doyle Taylor stated that putting forth another special assessment before the work has started for Building 7 may not be in the 
membership's best interest. Bryan said Chematics plans to begin in January 2021. Doyle asked how do we pay the contractor 
for Building 7 restoration. Jennifer stated they are to be paid by a percentage of completion; for example, if they complete 
20%, they get paid for the 20% completed. Doyle asked how long the restoration projects will take. Jennifer stated the contract 
says they project 120 days for Building 7 balcony and 120 days for Building 6 walkways. Doyle stated he would like to see 
the tennis courts changed to garages. Bill Tuemola requested to add to the straw poll garages to see how the owners feel. 
Doyle stated Building 3 has a patched walkway; when will their walkway project be prioritized. Bryan stated, building 1-5 was 
sent out to bid in November, and proposals should return in December, and it will be addressed in 2021 with the special 
assessment discussion. 
 

Set Next Meeting 
Budget Meeting – December 21, 2020 at 11:00 AM 
 

Adjournment  
Respectfully submitted,  

Jennifer Vo, CAM Manager 
 


