
HARBOR OAKS CONDOMINIUM ASSOCIATION, INC. 
Board of Director Meeting to be held via Zoom 

Thursday, July 30th, 2020 at 11:00 AM 
 

Minutes 
 

Call to Order: Manager, Jennifer Vo, called the meeting to order.  
 
Board Quorum: President Bryan Ellsworth, Vice President Rick Houston, Treasurer William (Bill) Fish, and 
Secretary Pat Thomas were in attendance. Directors Cheryl Falletti, Mary Gregory, and Robert Parlin were also 
present. Manager Jennifer was present along with 21 owners on the teleconference call. 
 
Proof of Notice: Jennifer certified the meeting agenda was posted 48 hours in advance, and courtesy e-mails were 
sent out to all owners. 
 
Approval of Prior Meeting Minutes: Bryan motioned to approve the June 4 minutes, and Rick seconded. All 
voted in favor, and the motion carried. 
 

Old Business 
 
Lerch Bates: Bill presented elevator consultant Robert Dotson from Lerch Bates to review his findings. The 
elevator report has been posted online for owners to review. Robert recommended the rust remediation in Building 
7 to be done in 2-3 years. Robert discussed the immediate actions that need to be done: the liquid in the pit area 
of Building 6 is comprised of water and hydraulic fluid which is considered a health hazard which needs to be 
removed, the elevator doors to Building 6 & 7 needs to be replaced as they do not meet code. Jennifer to follow 
up on elevator pit cleaning to Building 6 and cleaning elevator pit to Building 7 date with Sutton Site Solutions. 
Robert reviewed the proactive recommendations and probable cost on page 6 of the report to protect and maintain 
the elevator components. Rick asked if one day if the elevator broke, how long will the elevator be down? Robert 
said that due to permitting, ordering controller and elevator parts, wiring schedule, and inspections, the challenges 
could result in 3 months without elevator service. Rick reported a full elevator door replacement on building 6 
with a matching door closure mechanism for Building 6 and 7. Bill confirmed Thyssen Krupp (TK) Elevator 
contract expires on April 1, 2022, and the contract termination requires 90-120 days advance formal notice or else 
the contract automatically renews. Bill reported doing all the work at contract renewal time, coupled with a new 
maintenance contract, assures the Association with the "best possible price" scenario. Robert suggests that the 
most prudent approach is to plan accordingly. The Board decided to continue using Lerch Bates to oversee the 
bid proposal for elevator modernization and new service contracts. Jennifer to get a proposal from Lerch Bates 
for the project. 
 
Reserve Study/Budget 2021: Bill would like to have a board workshop on August 20 once all the information is 
received. Bill reported that the tennis courts resurfacing will cost $12,000, the fence maintained cost, and possibly 
have the membership vote remove the tennis court. Jennifer will reach out to the attorney to review options.  
 
Association Directory: Pat reported she had received 35 returned directory forms with all positive remarks. Pat 
encourages all residents to be a part of the community directory list. Jennifer to add the reminder in the newsletter 
and send out e-mail reminders.  
 
Tree Trim: Rick discussed on July 31 Leland Tree Services will be onsite to trim the trees, and all owners need 
to move vehicles away from the trees.  
 
Gutters: Pat motioned to use All Florida Gutters to replace front gutters to Building 2 and Building 4, and Rick 
seconded. All voted in favor, and the motion passed.  



 
New Business 

 
Split HOA Fee Discussion: Pat discussed to split the HOA fee, we would need 100% of the owners to agree and 
their mortgage lenders to agree, which is a challenging task to achieve. Rick agrees with Pat that it is challenging 
to reach 100% and discussed if someone were to sue the Association, they would essentially be suing themselves 
and their neighbors. Rick reported that an Association had an owner sue, which the legal fees amounted to 
$110,000, and the Association won, but they still had to special assess the owners to pay the legal fees. Cheryl 
suggested dividing the Association into two separate condominiums under one management company. Cheryl 
reported the documents are dated, and they need to be changed. Pat agrees, but the changes will require a 100% 
vote. Pat discussed different possible an equitable percentage of the fee. Rick advised an owner in his building 
recalls at one point in time for many years building 1-5 had all the work done. Rick reported buildings 1-5 the 
walkways and stairwells would soon need to be done within the next few years. The Board tabled the discussion 
for walkways and staircases until Keystone gives the report.  
 
Trespassing/Fence Discussion: Rick reported the trespassers within the last 30 days are from Canaveral Bay and 
new residents at Harbor Oaks. Pat appreciates unit 735 efforts and research for the fence project, but at this time, 
she suggested to wait until after the major projects to be completed before funding a new fence. Pat, Rick, Cheryl, 
and Bill agree not to move forward with the fencing proposal due to the extent of maintenance repairs required 
on the property. 
 
Rules & Policy  
Committee Needed: Pat discussed the need for a Rules & Regulation policy committee, and the committee will 
be seeking resident volunteers. Rick and Mary volunteered to be an apart of the committee. Bryan suggested, 
ideally, it would be nice to have a representative from each building.  

• Dryer Vent/Condensation Line: The Board discussed having the rule to have the owner clean their dryer 
vent, AC condensation line, and report to management. Mary explained that Kabran had offered group 
rates, fees, and options to provide to the residents. Cheryl discussed group rates and fees for residents for 
dryer vents.  

• Insurance Policy: Mary reviewed the need for all homeowners to carry insurance policy. Pat advised that 
renters should have renters insurance as well.  

• Architectural Control: Bill reported that the Association would need to regulate architectural control.  
 
Slider/Shutter – Building 7 Balcony Project: Jennifer reported that All Guard Shutters would like to set a 
specific date to gain access to all the units in building 7 to review the shutters and provide each owner estimated 
cost for removal and reinstallation of the shutters. Jennifer reported that the owners are responsible for the cost 
of their shutters during the restoration project. Bill stated he contacted Best Shutters to take a look at his accordion 
shutters, who provided him an estimated cost of $200 for the base and tied it off for restoration work. Rick advised 
we need to make sure all owners shutters should be shimmed to allow water to drain. Bill informed the only 
reason for new glass sliders is that the tracks are corroded, and the companies that manufacture the tracks are out 
of business, but if they can get the track, then the sliders don't need to be replaced. Jennifer will contact owners 
on the Chematics list of owners for slider replacement.  
 
Fire Inspection/Walkways : Jennifer reported many owners had removed items on the walkways as per Fire 
Rescue request. Jennifer advised the fining committee cannot be anyone on the Board, or their spouse must be 
three volunteer residents. Pat asked if Harbor Oaks needs to start a fining committee. Bryan stated that owners 
are following rules, and there are only minor issues; therefore, a committee is not required at this time. Bryan 
advised per Florida Statute; a fining committee is needed if the Board were to impose fines to owners, and the 
committee oversees fairness imposing fines. At this time, the Board will not be creating a fining committee.  
 

Management Report 



 
Current Maintenance Issues: Rick stated there had been a few leaks recently, and those have been addressed. 
Rick said Harbor Oaks has a system in place with a thermal imaging and moisture reader to detect leaks; Rick 
stated if you or your guest/tenant see a wet spot on the ceiling (no matter how small), please report it right away 
by opening a work order on our website. 
 
Tropical Storm: Jennifer discussed a Tropical Storm Isaias approaching Florida, and the hurricane plan may 
need to be initiated. Bryan stated due to COVID, many owners did not return, but in general, those owners who 
leave for several months prep their unit for storms. Bill advised many neighbors check on each other groups.   
 
Chlorinator Feeder: Rick stated a chlorinator feeder is to assist in managing the pool chemistry, which prevents 
corrosion of the pool surface, minimize algae growth, and maintain pool PH. Rick motioned to go with Beach 
Pool proposal for $3,001.68 (approximately $1,500 a feeder for each pool), and Bill seconded. Bill stated that 
protecting the investment in the pool is vital since we just resurfaced the pools. All voted in favor, and the motion 
passed.  
 

Owner Forum 
 
An owner asked if she will get a new door since her work order was placed in 2019 after the attorney notice of 
March 2020, which established that the entry doors were the owner's responsibility. Jennifer will follow up with 
the attorney. Another owner, stating there are many other owners in the same position with the entry doors and 
the glass sliders are the owner's responsibility according to the documents.  
 
An owner stated the owners in building 7 put down tiles without Board approval, therefore, causing the balcony 
issues which all 110 owners are currently paying. The owner also included Buildings 1 through 5 due to 
unapproved flooring, and that is considered owner neolignane. An owner stated that rules and enforcement 
committees would be great. Mary said any unit modification would be submitted for Board Approval.  
 
An owner stated that the contributing factor to the damages to Building 7 is due to owners putting down the wrong 
flooring against the rules, and they need to pay for the costs. Cheryl asked if an owner purchase a unit with tile, 
then who pays for the tile? An owner answered the new owner is responsible for doing their due diligence, and 
the previous owner should disclose that the flooring is not approved per the documents.  
 
An owner stated it is not right to collect the special assessment in full before completing the restoration work. 
Mary noted that the special assessment was reduced from $15,000 to $4,008 for the needed restoration work, that 
the integrity of the building is compromised; therefore, the work will proceed. The owner stated the structure had 
been compromised since 2007. Mary agreed that is why the Board has moved forward with the project and 
collecting funds. 
 
Set Next Meeting: Board workshop August 20, for reserve and budgeting. The Board Meeting August 27 
both meetings at 11:00 AMSet Next Meeting: Board workshop August 20th, for reserve and budgeting. The 
Board Meeting August 27th both meetings at 11:00 AM.  
 
Adjournment: Jennifer adjourned the meeting.  

 
Respectfully submitted,  
Jennifer Vo 
CAM 50768 
Clover Key Inc.  


