
HARBOR OAKS CONDOMINIUM ASSOCIATION, INC. 
Board of Director Meeting – Attorney Workshop 

Held via telephone conference (Zoom) 
Held on Friday, December 10, 2021, at 2:30 P.M.  

 

AGENDA 
 

CALL TO ORDER: Manager Jennifer Vo called the meeting to order at 2:30PM  
 

ESTABLISH QUORUM: All board members were present - President Bryan Ellsworth, Treasurer 
William (Bill) Fish, Secretary Pat Thomas, and Board Directors William (Bill) Tuomela, Mary Gregory, 
and Robert (Rob) Parlin. Manager Jennifer Vo from Clover Key and Attorney Brannan Grogan were 
present, along with 18 owners.  
 

CERTIFIED POSTING OF NOTICE: Jennifer Vo posted the meeting 48-hours in advance and sent a 
courtesy e-mail to the residents with the first draft of amendment proposals.  
 

NEW BUSINESS: Attorney Brennan Grogan summarized his changes regarding the garage doors 
based on the recommendations from the board members. The first two amendments were from board 
and owners’ suggestions. Amendment 3 is a suggestion from Brennan.  
 

#1 Garage doors: The purpose of the proposed amendment is to have Building 6 & 7 owners paying 
for the repair and replacement of their own garage doors rather than splitting the cost with the entire 
association. As per our current documents, the garage doors are currently considered limited 
common elements and the association is currently responsible for them. The proposed amendment 
states that the garage doors will be maintained and replaced by only those who use the garages. The 
association will still maintain the painting and cleaning of the doors, but any repairs/replacements will 
be the owners’ responsibility. The garage doors would be classified as a “limited common element” 
and owners will need to get approval for any changes and must keep conformity. In all, the 
association wants to make it clear that repairs and maintenance are the owners responsibility. Bryan 
has a question about using the word immediately in “Any dents or damage to the garage door shall 
be immediately repaired.” The definition of “immediately” is open-ended. It still puts a timeline that is 
up for debate but is not a hard date. Bill T. believes the word “immediately” should be removed from 
the sentence to leave it open ended and to be addressed and negotiated at approval of the change. 
Mary brought up the time frame of material availability. Change currently in exists to “current scheme 
of development.” The board can determine what is in that current scheme. Bill F. brings up insurance 
liability. Brennan clarifies that the homeowner’s insurance may have the ability to not cover garage 
doors if they were not properly maintained, it will have to be on the association to ensure the owners 
are maintaining the doors properly. The association will have to give notices if the doors are not in 
good working condition or order, same as the process for unit front doors. Bryan brings up the fine 
that is mentioned in the amendment. In order to enforce this, a fining committee will have to be 
established. Pat Dandeneau asks what maintaining the garage door consists of to keep it in good, 
working order. Brennan mentions adding an assignment plan designating the garage doors to the 
appropriate unit.  

 

#2 Motorcycles and scooters: Brennan made an amendment to allow motorcycle or scooters on the 
property, but they must be parked on the concrete areas or on the asphalt with a pad to prevent 
asphalt damage. Any damage caused by a motorcycle or scooter must be repaired by the owner. Bill 
F. expresses his concern about enforcing the repairs and it being a problem of selective enforcement. 
A motorcycle will also be counted toward the 2-vehicle limit per unit. Bryan asks about guests visiting 
but leaving their vehicle while they go on a cruise. Brennan asks for members to send him in 
suggestions for changes. Utility vehicles are also mentioned in the documents and changes are 
desired regarding those as well. Brennan suggests we can try to work it into the motorcycle and 
scooter amendment or save that for a separate amendment at a later date.  

 



#3 Ownership and leasing screening: Brennan stated this portion of the proposed amendment was 
recommended solely by him to protect the association from the new laws that could be put in place 
relating to short term rentals and associations. Brennan thought it important to mention and change 
early. Leasing rules and short-term license, such as Airbnb visits, are different. Courts are ruling 
against associations because their documents only address a “lease”. Brennan’s suggested changes 
groups leases and licenses’ to be treated equally.  A 30-day in advance background check is 
proposed so the board can approve or deny an application.  If no action is made the application is 
deemed approved. Objective criteria are important to approve or deny an application, so suggestions 
have been included. Homeowner assessments must be current in order to lease. If there are tenants 
in consistent violation, the association will have power to step in. If there is something on an 
application that violates the association documents, it may be denied. Deception/lying on the 
application can also be criteria to deny. The changes to the amendment are currently just suggestions 
and can be altered before it goes to vote. Application/background check fees must not exceed $150 
per Florida law and will be paid by the owner of the unit, not the association.  Minimum lease term is 
3-months and maximum 1-year. When a lease renewal comes up, tenants must be rescreened and 
approved. It is also proposed that the screening process will be required for future homeowners. 
There is currently no limitation on ownership. The amendment can also be enforced to ownership 
transfers. Judicial court ordered sells do not have to follow association documents and cannot be 
enforced. There can also be a time limit set to past felony convictions to be up to 5 years,10 years, 
etc. It is up to the association to amend, there is a majority suggestion of 10 years with no new 
offenses.   

 

#4 Insurance updates: Pat mentioned this tried to be passed in 2019. Brennan summarizes a new 
law that is in place that overrides our documents.  Part of this amendment just updates our 
documents to insure what the current state statute requires. Brennan also suggested all homeowners 
have condominium insurance to be added to the amendment. This will allow for insurance claims to 
be made instead of going after homeowners personally. The amendment will include all future statute 
changes as they are amended from time to time.  
 

OPEN FORUM  
Jennifer closes out with Brennan, and everyone decides to absorb all the information and revisit after 
the beginning of the year. Members wanted families to enjoy the holidays for now.  
 
Pat agrees with the insurance amendment. It is important for everyone to be insured and follow state 
statutes. The changes can be voted on at the annual meeting or it can be readdressed after the 
annual with the new board.  
 
Jennifer is going to be sending out reminders for the new monthly dues and the first of the three 
special assessment payment in 2022, due on January 1, $2,833.  
 
The board asked Jennifer about running the potential background checks and she will send out 
details on those expenses that would occur and be passed on to owners.  
 
Homeowners must pay for coupon books if they do not use the AppFolio portal for payments. Coupon 
books are $7.00 for the year.  
 

NEXT MEETING - TBD 
ADJOURNMENT: Bryan made motion to adjourn the meeting. Meeting adjourned at 4:30PM.   
    
Respectfully Submitted,  
Jennifer Vo 
Jennifer Vo, CAM #50768 
Clover Key, Inc.  


