
Harbor Oaks Condominium Association, Inc. 
201 International Drive, Cape Canaveral, FL via “Zoom” telephone Conference 

Board of Directors/Special Assessment Meeting 
May 1, 2020  

 
Minutes 

 
Call the meeting to order : Manager Jennifer Vo called the meeting to order at 5:30 PM. Jennifer discussed a 
new format, telephone/video conferencing, will be used to conduct of May 1st Special Assessment meeting. 
Owners permitted to listen in to the meeting and offer comments. Format eliminates any possibility of 
exposure to the Covid-19, keeping all safe. During the majority of the meeting the owners will be muted (the 
residents can hear the Board, but the Board cannot hear the residents) for the board to go through the 
agenda. At the end of the Board discussion, the bridge will be open to all owner comments.  
 
Establish a Quorum of Directors: A quorum was established with the attendance by President Bryan 
Ellsworth, Secretary Rick Houston, Treasurer Bill Fish, and Director at Large Robert Parlin.  Jennifer Vo from 
Clover Key and 23 owners were present via telephone and web conference.  
 
Proof of Notices: Jennifer certified the agenda was posted 14 days in advance and mailed/e-mailed to owners. 
 
Board Message: Jennifer thanked all who took the time to attend this meeting and their efforts of practicing 
social distancing to keep Harbor Oaks community safe. Jennifer announced that Bill Tuomela has submitted his 
resignation to the board. Rob motioned to accept Bill’s resignation and Bryan seconded. All voted in favor.  
Jennifer advised if anyone is interested in serving the rest of Bill’s term, they should put it in writing with a 
short bio as to why they want to serve. At the next meeting the Board will appoint the new board member.  
 
Financials: Bill F. reported operating account has $122,563 and reserves $488,223.35 for a total of $610,787. 
Bill reported the delinquency from December 2019 is $17,384 and in March it was $15,888. Bill reported the 
Tech Systems payment has been paid out through operating therefore the reserves will be moved to cover 
funds. Bill stated Harbor Oaks voted to pool funding last year. He explained the reserves are based off the 
Reserve Analysis that was created by an independent contractor who provided the estimate repair cost and 
date of repairs. Bill explained today’s vote will allow all the past component reserve line items to be 
condensed into one line item for accounting purposes.  
 
Votes: Jennifer reported 72 owners voted in favor to move all past component reserve line items to pooling 
fund 2 owners not in favor. A majority has been reached and the vote passed.  
 
Special Assessment Discussion: 
Jennifer clarified that the Board has removed the elevator from the current special assessment. Jennifer 
advised that Thyssen Krupp had highly recommended rust remediation on building 7’s elevator. For now, the 
Board wants to contract with an elevator consultant to review their recommendation. Jennifer stated the 
special assessment has been reduced to the restoration of building 7’s balconies only and Keystone 
Engineering. 
Jennifer reported the restoration of building 7’s balconies will be $ 431,880.00 plus Keystone Engineering 
services and oversight of $9,000.00 for the total cost of $440,880.00. Jennifer stated the special assessment 
divided by 110 owners will be a total of $4,008 per unit, split into two payments over the next 6 months. The 
first due date will be August 1, 2020 and the second date will be November 1, 2020. Bill F. made the motion to 
accept the special assessment and payment schedule. Rob seconded the motion, and all voted in favor. The 
motion carried. 



 
 
 
Comments from owners: 
Bryan explained the pool area will reopen with restrictions and owners may use the pool area at their own 
risk. Bryan and Bill stated the lawyers and insurance agents are advising against opening the pool due to 
liability to the Association. An owner stated the complex next door has not shut down their pool. Another 
owner stated they are all adults who can be responsible at the pool. Rick stated chlorine and UV light kills the 
virus and not everyone has to use the pool. Bill advised there is not a cure for Covid-19 and we are all one 
community at risk. Rick stated all attorneys will say to keep the pool closed to protect the Association interest.  
 
An owner asked what the attorney said about implementing a special assessment during a time of a 
depression? Rick advised the special assessment has been in the works for the past two years. The owner 
stated since the post tension cord broke in building 7 several months ago, does it have to be addressed now 
during a depression and her opinion is no. Her and another owner expressed concerns that if the repair is not 
critical, to not place the financial burden on the owners. Bill stated that on October 24, 2007, NACS sent a 
proposal to fix Building 6 & 7 and that it is now twice the cost to fix it today. The same owner stated if that 
was a repair that needed to be made 13 years ago why is it critical to make the repairs now during a 
pandemic. Both owners expressed that they understand the repairs need to be made, but why now? They 
would like to table the special assessment to the third quarter of the year. Rick explained he only wanted to fix 
the balconies with broken post tension cord. Bryan advised we have already made the motions and the 
payment will come due on those dates. 
  
Bryan explained this special assessment has been going on for months and the repairs should have been done 
in 2007.  Bryan advised, we had an owner question “who is responsible for the sliding glass doors, window 
screens, and front doors, because the repairs for those items were going to be in the special assessment”. 
After seeking legal opinion, the attorney reached out to the original drawing engineering firm which caused an 
additional delay of the special assessment meeting. The attorney altered his stance and opinioned the sliding 
glass doors and front doors are located within the unit boundaries which makes the maintenance, repairs and 
replacement fall within the responsibility of the unit owner. The windows and window screens are located 
within the common element subject to the responsibility of the Association. Due to change in responsibility of 
glass sliders and front door, the proposals had to be modified, which caused further delay. The original special 
assessment meeting was scheduled for March 30 at the library and special assessment would have been for 
$15,000 per unit. Due to covid-19 the library notified us that they must comply with the CDC guidelines. Next, 
the governor lockdown proceeded along with the slowdown of the economy. Due to this the Board has 
elected to split the repairs into 4 phases in order to reduce the financial burden, which would cost the 
Association more in the long run.  The first phase will be building 7 balconies due to the post tension cord that 
is broken and the higher chance of other cords breaking. Bryan advised building 6 has different construction 
and they do not have post tension cable. Bryan stated he is sorry to those who are affected by Covid-19 but 
the repairs need to be made therefore they are moving forward. Bryan advised they elected to lower the 
assessment by making partial repairs and in the future will continue to assess until all the repairs are made. 
Bryan stated this Board cannot be held responsible for the lack of planning for the past 30 years of the 
Association. They didn’t save money like they should have and the repairs will be done properly. Rick 
explained the owners must understand that for the past 36 years with other management, the constant 
turnover of the Boards, and that this is truly a stressful job. Rick said he joined in January and now he 
constantly thinking about rust in elevators at night, the floors of the two story need to be painted walkways, 
landscaping, and the financials. He explained this is truly a stressful job, that is why we loss Bill Tuemola, who 
is someone who truly cares about the property. Rick stated we have people on the Board right now who truly 
care about the property and that we are really trying to do the right thing for everybody.  



 
An owner thanked the board and said if anyone of the owners has choose to serve on the board now they will 
be faced with the same situation. She agree that covid has affected everyone and stated we cannot continue 
looking in the past and must move forward. She suggested that she would like the board to be more 
transparent with information. Bryan explain as Rick stated, the pool is safe but if someone were to attempt to 
sue the Association, even if it is a meritless case, the Association will still have to defend and the cost for 
defense will not be covered by the property insurance carrier.  
 
An owner stated his line of work is in construction and recently he has lost a large job due to covid. He 
suggested that the board, within a few months, rebid the contract in order to see if the prices will fall. Bryan 
stated new construction projects may be halted but restoration should still be consistent. Jennifer stated the 
restoration companies are booked a year in advance, therefore she is not sure if there will be a break in price. 
The owner requested the board to consider rebidding in a few months when the industry is hit harder due to 
covid. Rick replied yes, the board will consider.  
 
An owner expressed that he understands we are a suit happy society and he suggested posting or signing a 
waiver. Rick asked Jennifer if she can put together a waiver. Jennifer advised it would be best for an attorney 
to draft the waiver to ensure all the correct language is in the letter to protect the association, if that is the 
direction the board would like to go.  
 
An owner reiterated her thoughts on putting off repairs until after the pandemic and she agrees the other 
owner on rebidding. She said in the past 13 years no other cords have snapped and no one has been injured, 
therefore in her option why continue with repairs or assessments when it makes it more difficult for owners to 
sell their units. Her opinion was while trying to fix the property it will hurt the owners by causing owners to be 
delinquent and suffer foreclose.  
 
An owner thanked the board for the efforts in handling what has been dealt to them. He reminded the owners 
at the last several financial meetings, the membership choose to vote down full funding and not to raise the 
HOA enough, which in turn caused a deficit which results in special assessments. He commended the board on 
their leadership and asked not to postpone the repairs any longer.  
 
An owner said the special assessment is not due until August, therefore they suggest doing the phase 2 
rebidding now. She said her son is in construction therefore negotiation for phase 2 would be the best.  
 
Adjournment: Bryan motion to adjourn, Bill seconded the motion.   
 
 


