
Harbor Oaks Condominium Association, Inc  
201 International Drive, Cape Canaveral, FL 

Board of Directors/Special Assessment Meeting 
Held Wednesday, May 29th at 10:00 AM 

 the West Pool Clubhouse 
 

Special Assessment Minutes 
 

Call to order: Bryan Ellsworth called the meeting to order at 10:03 AM.  
 
Established a Quorum of Directors: A quorum was established with attendance by President Bryan 
Ellsworth, Vice President Bill Tuomela, and Secretary/Treasurer Robert Parlin. Jennifer Vo and 
Michelle Davis from Reconcilable Differences and 13 owners were present.  
 
Proof of Notices: Bryan certified that the agendas were posted in 14 days in advanced before the 
meeting, and Reconcilable Differences had mailed and e-mailed to the owners.  
 
Special Assessment Discussion: Bryan stated that painting buildings 6 & 7 with repairs to the 
vertical walls was specified and brought to three painters by Keystone Engineering. Two sent bids 
and the recommended painter was Tech Systems at a cost of $160,000. Bryan reported the repairs to 
the balcony porch of 321/311 will be expensive. Keystone Engineering bid $1,200 to write specs and 
obtain bids. The whole project will be in the thousands to repair correctly. There are many front doors 
that still need to be replaced, at $1,200 each with installation and permits, and the fire marshal has 
already noted that the garbage chute needs to be repaired; these three issues are estimated at 
$50,000. Bryan advised that the removal of the trees on the property was a success but now the City 
of Cape Canaveral requires the Association to replant four trees, therefore the replacement of trees is 
expensive with the tree cost, delivery, and tree install. Bryan stated the large Oak Trees on the 
property are also being evaluated as well for their health and the total for all tree maintenance is 
$11,800. Bryan stated a reserve study is needed to help the Board and members understand the 
lifespan, cost, and financial status of the Association. The reserve study will show detailed costs over 
the next 30 years for all building components. The reserve study cost is $2,600.  
 
Residents asked why are they being special assessed again and why the fees aren’t high enough to 
cover expenses. Another resident answered by stating the community voted to partially fund the 
reserves, voted to keep the fees lows for resale of the condos or else the fees would be over $600 a 
month. Another resident stated it is not this Board’s fault. They took over with little maintenance 
having been done in many years.   
 
A resident asked why the Association takes on the responsibly of replacing front doors, laundry doors 
and windows; that it should be on the owners. Bill responded that according to the documents it is the 
responsibility of the association. There is the option of asking owners to vote to take on those 
responsibilities themselves, but would take a large majority in favor of such an amendment.  
 
A resident asked why can’t we split the community. Bryan advised we have consulted with the lawyer 
who said to do so, the community will need to receive 100% owner agreement, which is unlikely to 
happen. Bryan also advised even with an owner vote, the mortgage companies will need to be 
involved and vote, and most likely the vote will be turned down because without the mid-rise buildings 
holding water front value, the two-story building values would decrease.   
 
Residents thanked the Board for all they do at Harbor Oaks. Residents thanked Reconcilable 
Differences for their responsiveness as well.  
 



Bill motioned to use $52,000 from painting reserves to partially fund the painting project. The motion 
was seconded by Rob and passed unanimously. Bryan made a motion to approve a special 
assessment with the approved painting reserves used totaling $172,700 divided by 110 units, 
equaling $1,570 per unit due. The motion was seconded by Bill and passed unanimously. A resident 
requested the payment due date of the special assessment to be no later than September 10th, 2019.  
 
Payment Details: Bryan made a motion to set the payment date as no later than September 10th, 
2019. Bill seconded the motion and the motion passed unanimously.  
 
Adjournment: Bryan motion to adjourn the meeting at 10:42 pm. Bill seconded and meeting was 
adjourned.  
 
Respectfully submitted,  
 
 
Jennifer Vo 
CAM #50768 
Reconcilable Differences, Inc.  
 

 
 
 


