
Ocean Walk Place Homeowners Association 
Board of Directors Meeting Minutes 

                                                    November 16, 2017 

FSR Office 

6:00 PM 
 
Call to Order:  

HOA President, Kenny Morse called the meeting to order @ 6:01 pm.  In attendance were Directors 
Dave Cook, Ned Levine and Tim Ralph with Liz Holland by phone, which was a quorum of the Board.  Pamela 
Adams was present representing FirstService Residential (FSR) as Property Manager.  There was a large 
attendance of Residents present.   
 
Board of Directors Statement: 

Kenny Morse addressed the Members in attendance on behalf of the Board.  He acknowledged that 
there was dissention in the community and was aware of a petition that had been circulated to Owners which 
he explained was inaccurate in its details and further reflected a lack of proper action to bring matters to the 
Board.  Kenny offered that the Board positions are volunteer.  The Boards intentions are for the best interest 
of the Community.  The community website is there to help inform and communicate with Members.  

Kenny further discussed all the issues that are currently of concern to the Members and the Board.  
The road paving project was discussed and concerns raised of a special assessment were dispelled.  Further 
concerns of Owners were regarding the Areca Palms and the Ganoderma disease that is affecting them.  
Again, the information that was being shared was inaccurate and the Board has received 3 Arborist reviews 
and estimates to remove the 12 trees currently affected.   

Residents offered input and there was discussion on the roads, the need for improvements and how to 
proceed.  A Road Committee was suggested with Bob Franke, Charlie and Dave V. all offering to be involved. 

Further discussion ensued regarding the AAFOC Committee and how the Committee is structured.  
Further discussion included the need for civility by all Member of Committees and the Community as a whole.  
There were many comments and objections made on communication and actions by Members.  It was 
concluded that moving forward, all Members; Board, Committee and Owners, will act civilly in matters 
associated with the HOA.  
 
Approval of Meeting Minutes: 

Minutes of the October 19, 2017 were reviewed.  Ned Levine motioned to approve the minutes as 
amended and submitted, seconded by Liz Holland and approved unanimously.  The minutes will be posted. 

 
Financials:  
             Ned Levine presented the report on the October financials. There was a report also presented by the 
AAFOC.  Financials were found to be in satisfactory order.   
 
Ned Levine reported: 
Presentation of 2018 Budget to Membership 

 Budget Process 

o Budget process was a collaborative effort by a committee comprised of Kenny Morse 

(President), Ned Levine (Treasurer), Aavo Koiv (AAFOC), Pam Adams (FS Residential) and 

Linda Franke (Landscape). 

o Initial meeting reviewed each line item of budget with entire committee. 



o Four subsequent meetings with Kenny, Aavo and Ned finalized details of budget and reviewed 

comments of AAFOC committee until agreement was reached and draft budget was sent out to 

membership in accordance with covenants. 

 

 2017 YTD Results (thru Oct) 

o Currently more than $11K under budget despite significant unexpected expenses including 

nearly $10K in hurricane related cleanup expenses and the replacement of a gate controller due 

to an electrical strike. 

o We hope to end the year within budget despite these extraordinary expenses and the cracked 

conduit and pond erosion currently being repaired by the pond, as well as the fact that we will be 

absorbing two months of the new cable contract increase (about $4500). 

o Our receivables (members’ dues) are in very good shape with our over 90 day balance just over 

$5000, with about half of that comprised of two accounts. Additionally we have one account 

owing $1500 that is currently on a payment plan. 

o In sum we are pleased with the budget performance in 2017 especially in light of some of the 

significant unexpected expenses. 

  

 2018 Operating Budget 

o  Proposes increasing quarterly dues $50 from $575 to $625. 

o Largest contributor to the increase is the new cable/internet contract which accounts for $38 of 

the $50 increase. 

o Most households are experiencing personal savings between $500 - $1500 annually on their 

personal Comcast bills. When put in light of a $200 dues increase, this is more than offset by the 

personal savings received in the new cable contract. 

o Second largest line item in the budget is landscaping which encompasses: (1) the landscape 

maintenance contract (currently S&S), (2) fertilization, (3) landscape replacement, (4) tree 

trimming and (5) sod, mulch and toppings. This in total increases from $96K in 2017 to $101.5K 

in 2018. After the home itself, landscaping is the community’s most important common element 

and this is properly reflected in the budget. At $101,500 this translates to an annual cost of 

approximately $550 per household. 

o The only other notable increase to the budget is for our gate repairs. This has been an ongoing 

problem in the community. It may just be a fact of life for machinery with moving parts so close 

to the sea, though we plan to look into alternative gate repair vendors as well as different 

maintenance contracts to help alleviate future expenditures. 

o Every other line item in our Expense account remains the same or decreases in 2018. 

 

 2018 Reserve Budget 

o Road reserves will end the year at $200,000. In the view of the Board the road reserves have 

been underfunded for years. Reserves will be increased to $16,700 in 2018. We will explore 

strategies to move reserves from other categories without underfunding those categories. The 

Board will also determine the timing of the road paving project. 

o This year we completed installation of the new security camera system. The project came in 

under budget at $13K. Our projected reserve balance in this category at the end of the year will 

be more than $13K. Cameras are inexpensive to replace so if we leave $5k in the account we will 

have the opportunity to transfer about $8K into a different reserve account (such as the roads) in 

order to mitigate that cost to our homeowners. 

o Reserves for wall painting are projected to end the year at $37K. Walls were last painted in 2013 

and are typically on a 6 year cycle meaning they would be due to be re-painted in 2019. We paid 

$52K in 2013. We are assuming a modest increase in cost so if we re-paint in mid-2019 we will 

need about $60K to complete the project. Therefore we have budgeted $15K in 2018 and will 

plan to budget the same in 2019. However, I recently reviewed the 2013 painting contract and 



noticed that there is an 8 year warranty which may afford us a possible area of savings. We will 

contact the painting vendor and meet with him to see if we can have him do some touch up 

painting under the warranty, thereby extending the life cycle of the painting beyond the 6 years 

and allowing us to lower the reserve contribution to the wall painting. Savings would be put 

towards other projects (such as roads). 

o The restoration of the pond and canals are another key reserve. The pond and north canal were 

last restored in 2001 at a cost of $20K. The south canal has not been restored and will likely need 

work in the next 2-3 years. We will have $10K in the reserve account at the end of the year and 

are budgeting $5K next year.  

The 2018 Budget was reviewed as presented to the Community.  Liz Holland motioned to accept the 

2018 Budget as presented resulting in an increase from $575.00 per quarter to $625.  Tim Ralph 

seconded the motion.  The motioned passed unanimously.   
 
COMMITTEE REPORTS 
AAFOC Committee: 
             Aavo provided a report by the AAFOC which met on November 13, 2017.  Dave Veneri offered his 
service on the Committee and the Board Members voted.  With a 4-0-1 vote to approve, Dave Veneri will join 
the AAFOC.  The Committee is:  Bob Franke, Aavo Koiv, Larry Handler and Dave Veneri.  Financials were found 
to be in satisfactory order.  The delinquency report reflects a higher percentage of Owners who are late, 
however, this may be due to recent changes in the collection procedures of the Management Company.   
 The next meeting is scheduled for December 18. 
 
Architectural Review Committee: 

Liz Holland reported on recent approvals and submissions of applications.   

 105 Bluefish Cir. – Gate – Recommended for Approval to Board 

 102 Rainbowfish – Paint – Recommended for Approval to Board 

 132 Bonefish – Solar Panels – Recommended for Approval to Board 
 

Security Committee: 
 Instructions were provided to the Members to assist with camera retrieval when needed.  
 
Landscape Committee: 
 Linda Franke was present and provided a report on behalf of the Landscape Committee.   Due to 
factors presented, it was determined that Sable palm trees would be trimmed in the Spring in advance of 
storm season.  The Committee completed the Landscape Request for Proposal to be distributed to 5 landscape 
companies to provide proposals to complete the landscape maintenance for the Community.  Bids will be due 
December 8. 
 
Community Relations: 
 Beth Levine updated the status of the Facebook page for the community and reviewed the guidelines 
that are being developed for use.  A detailed email was sent out to all Members updating the Members on 
how to join.  All Members are encouraged to join the group.  A list of guidelines and codes of conduct are 
posted.   
  
Compliance Committee: 
 Due to recent concerns with Owners posting rentals to on-line sites offering short term rentals, below 
the allowed 3 month minimum per the documents.   
 A letter prepared by the HOA Attorney was approved and sent out. 
  



Cable TV Committee: 
Ned Levine noted that all is moving forward and Members are obtaining their new services.  Some 

challenges have been incurred, but are being resolved. 
 

Managers’ Report: 
New mailbox numbers were purchased and are being placed on all the boxes.  Damage to the maintenance 
shed door has been repaired with other minor repairs to the building.  Holiday lighting is installed and will be 
lit up for Thanksgiving.  FPL light poles have been reported for damages due to storm.  Terry will place wreaths 
that are stored on gates at same time. 
 
Old Business: 
Road Paving Project: 
After further review and discussion, the Board concurred to re-evaluate the road project and how to proceed.  
In order to determine the timing for repair/replacement, scope of work necessary to be performed and cost to 
provide the work, it was suggested to have and Engineer provide a feasibility study.  This would allow the 
Board to make informed decisions moving forward on funding and work.  Previous work in the community was 
directed under Tom McCarthy, P.E.  He met with Pam and Kenny on site to review the current conditions and 
made his recommendations to proceed.  Ned Levine motioned to have a feasibility study completed, seconded 
by Dave Cook and passed 5-0.  Mr. McCarthy will be notified to prepare his full proposal. 
 
Holiday Lighting: 
The HOA contracted for professional holiday lights again with Randy’s Holiday Lighting.  Lights will be set to be 
on from December 1 thru January 10. 
 
Areca Palm Tree Disease: 
 The areca trees have been affected by Ganoderma.  To date there are 12 that need to be removed.  
This unfortunately will continue to affect remaining trees over time.  The Board and Landscape Committee are 
looking into how to proceed and how to plan for future replacement. 
 
New Business: 
Lake Bank Erosion: 
 The lake bank had an erosion occur.  This brought forth the need to have the canals cleaned of silt to 
allow water flow.  Shenandoah provided a proposal to complete this work.  This is the same contractor that 
has been doing these repairs during the past years.  After discussion a motion was made by Ned Levine to 
have repairs made to the sinkhole and silt removal at a cost not to exceed $12,000, seconded by Liz Holland.  
The Board voted 3-1 in favor.   
 
Landscape Request for Bids: 
The Landscape Committee completed the new scope of work for the Landscape Specifications.  Management 
sent out 5 bid packages to Landscape Contractors.  Bids will be received by Management no later than 
December 8.  Pam will then prepare a spreadsheet to detail the prices proposed for each service for board 
review. 
 
2018 Budget for Vote: 
The draft budget for 2018 was mailed to all Owners in advance of the November Board meeting as required.  
As noted in the Treasurers Report, the quarterly maintenance charge will be increased from $575. to $625. Per 
quarter.   
 
 



Annual Meeting: 
 The 2018 Annual Meeting will be held on Thursday, February 1, 2018. 

 
Open Forum: 
 There was some open discussion on proper manners to be used by all Members of the Association and 
to be respectful of everyone while differences of opinion may occur.   
 
Next Duly Called Meeting:  Thursday December 14, 2017 – 6 p.m. @ FSR office. 
 
Adjournment:  Upon motion duly made and seconded, the board approved adjourning the meeting. 
 
Respectfully submitted, 
Pamela Adams, LCAM 
For and on Behalf of the Board of Directors 


