
HARBOR OAKS CONDOMINIUM ASSOCIATION, INC.          

MEMBER MEETING 

Wednesday, November 14, 2018 

Sunrise Bank, 5604 N. Atlantic Avenue, Cocoa Beach, FL 32931 
 

Call to Order 

President Bryan Ellsworth called the meeting to order at 7:10pm.  

 

Establish Quorum of Directors 

A quorum was established with the attendance of President Bryan Ellsworth and Vice President Robert Parlin. Secretary 

Jill Prince was unable to attend.  Michelle Davis, Jennifer Vo, and Ted Manna from Reconcilable Differences were 

present, and 52 residents attended the meeting. The Board welcomed new owners in Unit 114 Rex and Christine Wood, 

and Unit 635 Carlina Declark, to the Harbor Oaks community.   

 

Proof of Notice of Meeting 

Bryan stated that the meeting agenda was posted and sent out via certified mail more than 30 days before the meeting. 

There were 5-6 returned mailings, due to no forwarding address or an outdated mailing address. The required quorum of 

members was met with an attendance of 92 out of 110 members by proxy or personal attendance.  A special thank you 

went to Robert Parlin for personally contacting all owners about submitting the required proxies. 

 

Vote Results 

1. Renting Rooms:  There were 87 yes votes, and 5 no votes, to prohibit residents from renting individual room in 

any unit and clarifies that the minimum term of 3 months applies to both leases/rentals and licenses given 

possession. The vote passed. This wording is to help the Association uphold the leasing rules and not allow 

“AirBnB” type guest to rent for one or two nights or anything less than 3-month minimum required.  

2. Percentage Needed to Amend By-Laws:  There were 85 yes votes, and 7 no votes, to allow 75% of those who 

vote to pass new rules, versus requiring 75% of all Association owners.   The amendment passed.  In the future, 

those who take the time to vote, will be the residents with the power to make decisions.  

3. Percentage Needed to Change Amendments:  There were 89 yes votes, and 3 no votes to allow the amendment 

percentage to be the same as Bylaws and Declaration, and deletes the requirements to send notices to all owners 

by certifies mail. The amendment passed.  In the future, the Association will save hundreds of dollars by sending 

notices by standard mail.  

4. Certified Mailings:  There were 89 yes votes, and 3 no votes, to remove the certified mail requirement and 

sending email notices when owners have given consent to receive email.  The amendment passed.   

5. Email Notices:  There were 90 yes votes, and 2 no vote, to allow email notices for Board meeting where the 

Statute requires sending a mailed notice.  The amendment passed.  For the future the Association will send emails 

to all Residents except for those who contact the Office and request paper copies mailed of all notices.  Michelle 

advised that if Management has something that is important, it will be emailed for quick notification, but if 

something like a ballot needs to be submitted by the resident, it will also be mailed.  

6. CPA Audit vs. Review:  There were 90 yes votes, and 2 no votes, to waive the Financial Audit for 1 year.  The 

Association income is $521,400, which requires an audit by Statute, but the Statute also states that if the majority 

of owners vote for lesser reporting, the audit can be waived for one year and a review can be completed, saving 

the Association money.  The Association had a full audit last year.  

7. Budget Funding:  There were 90 yes votes and 2 no votes for partial funding of the Reserves to keep the 

Association fees lower. Partial funding passed. The fee will be $440 per unit per month.  

 

Adjournment 
Bryan motion to adjourn the members meeting at 7:15pm.  Rob seconded the motion, all were in favor. 

 

 

 

 

 

 

 

 



 

HARBOR OAKS CONDOMINIUM ASSOCIATION, INC.          

BOARD of DIRECTORS MEETING 

Wednesday, November 14, 2018 

Sunrise Bank, 5604 N. Atlantic Avenue, Cocoa Beach, FL 32931 

 

Call to Order 

President Bryan Ellsworth called the meeting to order at 7:16pm.  

 

Establish Quorum of Directors 

A quorum was established with the attendance of President Bryan Ellsworth and Vice President Robert Parlin. 

Secretary Jill Prince was unable to attend.  Michelle Davis, Jennifer Vo, and Ted Manna from Reconcilable 

Differences were present, and 52 residents attended the meeting. 

 

Approval of Minutes from Previous Meeting 
Bryan motioned to approve the minutes of the September 19

th
 Board meeting as posted.  Ron seconded, all were 

in favor.  

 

Financial Report 

Michelle stated through October, the Operating Account has $116,470.  There is $287,211 in the Reserves. 

There is $8,400 in Accounts Receivable, and the largest of those have been to sent to collections.  The two 

delinquent owners can no longer can speak to the Board or Management regarding their accounts, and there are 

additional fees involved that they will have to pay to the collections company.  Until the accounts are in good 

standing again, the delinquent owners will lose all community amenity privileges, including access to the 

clubhouse and pool.  Michelle reported that year-to-date, the Association is $754 under budget, which is 

excellent news. 

 

2019 Budget Discussion 

Bryan thanked Michelle for her work on the budget and thanked those who took the time to talk to the Board 

about previous issues. The 2019 budget is a more comprehensive budget then what the Association has had in 

years past.  Bryan explained that the Association had not previously been given the proper budget to repair and 

maintain such a large complex therefore that is why for the increase in the monthly Association fee is needed.  

 

 Grounds:  Bryan explained the expenses for grounds includes shoreline repairs, landscaping, pest 

control, lawn service, fertilization, irrigation, and termite renewal. Pest control can spray inside of your 

unit at no cost, if the residents calls them for service.  The resident must be present for them to enter the 

unit.  

 

 Irrigation:  Irrigation repairs are still underway. 

 

 Garages:  Bryan explained that one garage door did not work, and had to be replaced.  The Association 

is responsible for doors, windows, garage doors, in the garages, clubhouse, and pool areas.  Due to cost, 

the garage doors will be fixed on an as-needed basis.  

  

 Roof:  Bryan stated that the roof should be completed by the end of the week.  Chillemi had drilled 

holes into the ceilings of 5 units  and will return on Friday to make the necessary repairs at no cost.  The 

Association is responsible for the sheetrock but is not responsible for painting and texturing.  Michelle 

explained that by Florida Statute, owners will need to file with their individual insurance to get items 

fixed that are not covered by the Association, even if the damage was not caused by fault of their own.  

Bryan is working with Chillemi regarding the repairs and is currently withholding the final payment of 

$28,000.  



 

 Doors & Windows:  The front doors are the Association’s responsibility.  There are 3 doors being 

replaced the first of December, which will be a test run with the contracted door contractors.  Door 

replacement is expensive because it must be storm grade.  

 

 Painting:  Bryan explained there is spalling in the cement, and the primary concern of next year’s 

cement restoration project is to seal the building from water entering before restoration can begin. 

 

 USA Cleaning:  A resident inquired about the duties of the cleaning crew.  Bryan explained they are 

supposed to visit monthly to blow out the stairwells and walkways, and quarterly to wash the walkway.  

A cleaner comes 3 times a week to clean the elevators, both pool house bathrooms, and vacuums, sweep, 

and wet mop the clubhouses.  Sidewalks are to be pressure washed twice a year.  

 

 Special Assessment:  Bryan explained that it is important to maintain the upkeep of the buildings, the 

grounds, and the property throughout the year.  Since the owners voted for a partially-funded budget, 

which means that if there is not enough money to cover an unexpected project, there will be a Special 

Assessment.  A resident stated that that it is better to keep maintenance fees lower to keep the complex 

more appealing to Buyers and risk the possibility of a Special Assessment. 

 

Budget Approval 

Bryan motioned to approve the 2019 Budget.  Robert seconded. All were in favor.  

 

Ratify Member Votes to Approve Amendments to the Declaration of Condominium, Articles of 

Incorporation and By-laws as enclosed 

Bryan motioned to ratify the votes based on the voting results that Michelle provided and to amend the 

documents.  Robert seconded. All were in favor. 

 

Maintenance Update / Open Forum 

A resident reported acorns clogging up the drains.  The Board will speak to the lawn service company.  

 

A resident asked about the potholes on International Drive.  Bryan explained that any plans to repair potholes 

are unknown, as that is a decision that must be made by the owner of that driveway.  

 

The new Association fee will go into effect on January 1, 2019.  Owners registered through Paylease will not 

have to make any changes and the new amount will be automatically drafted. 

 

Bryan commented that the A/C’s on buildings were raised up on stands to comply with to the state code for 

hurricane.   

 

Adjournment 

With no further business to discuss, Bryan motioned to adjourn the meeting at 8:00pm.  Robert seconded, all 

were in favor.   

 

Respectfully submitted,  

 
Jennifer Vo, CAM #53002 

Reconcilable Difference, Inc.  


