
HAWKS NEST CONDO ASSOC., INC. 
ANNUAL MEETING & ELECTION 

MAY 18, 2014 1:00 P.M.  

PURPOSE OF MEETING:  Appointment of Inspectors of Election, Certification of Quorum, Reading & disposal of 

unapproved minutes, Officers Reports, Unfinished Business, New Business, Sealed Bids.   

CALL TO ORDER:  President Gary Tucker opened the meeting at 1:15 p.m. on date above noted in the Hawks 

Nest screen room the location, date and time specified in the notice of the meeting.   

DETERMINATION OF A QUORUM & ROLL CALL:  Board members present were Alden Corley, Kathy Clausen, 

Laura Nettleton West, Lew Werth, Rosemary Smith & Gary Tucker.  Mike Oostmeyer was excused.  Also 

present was our General Manager Kristen Herbst.  Owners present were Nell Sander, John & Sandy Grouten, 

Charles Weidner, Cheryl & Robert Conklin, Brenda Cahill, Tino Zanca, Judy Twyford and Janice Gennari.  

Secretary advised a quorum was present.   

ELECTION COMMITTEE:  Owners John Grouten, Sandy Grouten, Judy Twyford and Nell Sander. 

INTRODUCTIONS:  Gary opened stating he was proud to be the President, he requested introduction by board 

members.  Board members introduced themselves.     

UNAPPROVED MINUTES:  Secretary Smith requested a motion to forego reading of the minutes from last years’ 

annual meeting as they are lengthy.  Gary made motion to forego reading and approve them as submitted.  

Note:  Minutes are posted on the HN website however; any owner can request a copy.  Board voted 

unanimously to approve minutes as submitted.   

TREASURER’S REPORT:  Gary requested Rosemary read a report from Mike Oostmeyer our retiring Treasurer.  

Mike reported on our accomplishments: 

DEFICIENT SPENDING CORRECTED; DIFFICULTY BALANCING OUR BOOKS, NOW BALANCED MONTHLY 

LAST FOUR YEARS HN COMPLETED WITH A POSITIVE FUND BALANCE AND UNDER BUDGET 

FINANCIAL REPORTS ARE POSTED ON THE WEBSITE; ELIMINATED $80,000 IN EXPENSES FOR TELEPHONE, 

WATER & SEWER AND INSURANCE;  

DEVELOPED A FIVE (5) YEAR CAPITAL EXPENDITURE PLAN WHICH IS BEING FOLLOWED.  

RESERVES ARE AT THE LOW END BUT IN LIGHT OF FUNDED AND COMPLETED PROJECTS OVER THE LAST 18 

MONTHS THAT IS TO BE EXPECTED.  

Mike feels we are in a reasonable good financial position.  Hawks Nest building & grounds are in best shape 

they have been in years.  These accomplishments have been achieved without any excessive increase in 

maintenance fees or any special assessments.  Bearing any catastrophic event we are in a position to continue 

to upgrade and make improvements yet still maintain a reasonable on-going maintenance fee.   Having 

accomplished all the goals I had for the HN when I became Treasurer it is now time to turn the job over to 

someone with new ideas and enthusiasm.  Thanks for the support, Mike Oostmeyer 

Gary thanked Mike for stepping in when we needed his help.  Alden wanted to say a sincere thanks to Mike for 

all his hard work which board and owners applauded.   

Gary’s comments on the Reserves which are at the low end but fairly sound for now and especially with the 

next three years spending we will be in good shape as we will add $200,000 from this years’ maintenance fees 

bringing the Reserves up to $600,000.  We will again come in under budget for this year and that money will be 

added to the Reserves along with the money from our foreclosed units.  By the time this is all done our 



Reserves will be up around $700,000.  Gary advised with the upcoming projects we expect to spend about 

$80,000….404 needs the floor repaired for approximately $12,000, 201 needs new sliding doors currently 

under contract for about $11,000.  All upcoming projects will be posted on the website to let our owners know 

time span and how many projects are planned for this year.       

OWNERS’ LETTER:  Vice President Lew Werth read letter from former board member Scott Jacobs.   Scott’s 

letter outlined several items which he felt the board did not handle properly: 

PAVERS VS ASPHALT 

PROPOSAL FOR WESTERN CORNER OF BEACH FRONT PROPERTY (BOARD NOT ACKNOWLEDGING RECEIPT & 

RESPONDING TO WRITTEN SUGGESTIONS FOR THIS IMPROVEMENT) 

RECENT CONSTRUCTION ACTIVITIES, COMPETITIVE BID FOR WINDOWS 

ADDITIONAL EXPENSE FOR CONCRETE AND STUCCO AROUND WINDOWS 

BOARD NOT ADHERING TO BY-LAW REQUIREMENT FOR THREE (3) COMPETITIVE BIDS 

RESPONSE FROM PRESIDENT TUCKER:   Gary commented on the issues and items Scott brought to the board.  

Gary stated some of the context in Scott’s letter were not correct and he was very disappointed Scott, having 

been a previous board member and worked closely with him, knew Gary was the one who started making sure 

we got competitive bids from all contractors doing work.  Other issues discussed such as using pavers at the 

entrance wasn’t brought up by Scott or anyone until they were actually standing on site and the paving was 

going on.  Scott never mentioned anything until we were paving and it was not feasible at that time to stop the 

project.  The paving foreman and I did look at what Scott had asked but we were not able to consider it at that 

time.  Gary’s biggest concern was the flooding at the east side of our lot approximately 2-1/2 feet each time 

we had a rain storm which was a maintenance nightmare pumping out the water in order to help owners get 

into their cars.  Gary got rid of the water and we gained several additional guest parking spaces.  

Marty Shapiro & Scott Jacobs asked about using the area where the sewer plant was removed to make a beach 

area.  The Board discussed it and decided it would create too many problems in trying to do it.   

Scott finally asked if we were open to comments and suggestions, which again amazes Gary because I have my 

name and phone number all over the HN website, Presidents’ messages and blog asking owners to contact me.  

Scott and I didn’t always see eye to eye but we did work toward some of the same goals. 

Nell Sander commended Gary on his decision because pavers are more expensive with higher maintenance i.e., 

cleaning, spraying or pulling weeds monthly which cost labor and chemicals.  Also, if we have high water the 

pavers will be floating.  In the long run pavers would result in higher unnecessary expense for the HN. 

Charles Weidner mentioned it would be very difficult to strip a parking lot with pavers.       

OWNERS’ LETTERS:  Gary reviewed two letters from owners with regard to having gate in front of the building 

to prevent strangers from entering the HN property…one letter contained a petition signed by owners.  Board 

is currently looking into putting up a fence across the property at the end of the blacktop where the old sewer 

plant was….board agreed to get quotes.  Rosemary suggested we keep the front door locked after the office is 

closed and on weekends and have our owners/renters and guest use the combination for entry.  Laura made a 

suggestion after the installation of the fence we soften the area with landscaping.  We are looking into security 

gates/fencing and will review these issues and get back to the owners who have these concerns….OWNERS WE 

ARE LISTENING.    Gary encouraged all owners to use the survey reports. 

Gary opened the meeting to reports and updates from board members on numerous issues they have been 

working on.   



LAURA NETTLETON WEST reported on the fence board is considering to keep visitors from accessing our gravel 

area plus planting vegetation in front of it.  The fence would been similar to the one around the pool with a 

keypad combo lock on the gate for owners access to our fishing dock.  Board is open for suggestions for the 

development of that area however, we are not interested in having a beach because we realize it is a very 

valuable piece of real estate and we want to think about a way to use it with a Tiki Hut, furniture, etc.  Laura 

spoke about other potential projects….we have many deferred items which need replacement however, the 

question is trying to balance the budget and not raise fees exorbitantly.  The first thing we are going to do this 

year is looking into replacing all bathroom vanities plus update our bathrooms and freshen them up a bit.   

The board would like to move on to larger projects such as replacement of kitchens, furniture upgrades.  Laura 

will be working on a tentative schedule, project budget for those however, we do not see how we can get 

away with not having a special assessment or increase in maintenance fees.  We will be reaching out to our 

owners to ascertain which method is the most preferable.  The board is divided on this issue, therefore we will 

look to the owners to see which approach they would prefer in order to raise the capital for these larger 

projects.   

Laura’s concern is the value of HN versus other timeshares in the Keys yet we have an excellent location but 

we have the lowest values per week and she feels it is because of the condition of the building.  We hope to 

improve our asset by making needed improvements i.e., get microwaves off the counters to get more counter 

space, dining room for six (6) person unit should have six chairs.  

Your board has a big call for mattress replacement and sleeper sofas in the living room which might be taken 

care of this year.  Owners at meeting complained about our current microwaves as they would like digital 

units. Laura suggested Kristen should buy a better grade microwave.  Gary stated how important the surveys 

are because we have had numerous complaints with regard to the sofa sleepers.  Laura is going to speak with 

the vendor about the upgraded sofa sleeper with a mattress similar to a bed mattress.    

Gary wanted to be sure the owners are aware of his thoughts on raising maintenance fees and special 

assessments.  Gary is against increasing maintenance fees, as you can see, we have held the fees the same for 

the last couple of years.  This board just came in $113,000 under budget so how could we ask for an increase 

when we did not spend what was collected last year.  Gary wants to be open and transparent to all the owners 

on what we are doing with their money. 

Owners commended Kristen on the job she did this last year as it was the hardest year for her dealing with 

contractors and owners.  KUDOS TO KRISTEN! 

LEW WERTH spoke about the surveys and how important they are to the day-to-day operation of the HN.  He 

requested owners check the room upon arrival to see what is broken or missing and fill out the maintenance 

request. We know everyone is on vacation but the survey helps the office, housekeeping and maintenance. 

We have put into place project list for maintenance and we have been critized for micro managing our staff but 

we did it for direction.  We also have a check list for housekeeping so that on check-out day Carmen can check 

out the room and notify the office the room is ready for occupancy. 

ICE MACHINE LOCK:    As a request from owners we put a lock on the ice machine and made 28 keys for it. 

Unfortunately the lock was thrown away by one of our owners because they felt it was an inconvenience.  

NOTE: The lock was not to inconvenience our owners it was placed there to keep non owners from stealing our 

ice and leaving the machine empty.  SHOULD WE REPLACE IT???…MAYBE NOT AS WE CANNOT KEEP MAKING 

28 KEYS….WE WILL SEE HOW IT GOES.  Also kids have a tendency to throw ice around and use their hands in 

the machine which is so unsanitary.  We had no idea we would have to weld a lock to the machine.   



KATHY CLAUSEN advised she will be working with the staff very closely.  Carmen has been given a new 

assignment as Facilities Manager, working with Kristen.  Carmen will do the outside and Kristen will be inside.  

Carmen will be overseeing maintenance staff and housekeeping.  Carmen has a lot of energy and good ideas.  

Kathy encouraged the owners to complete the surveys.    

OWNERS:  Gary opened the floor to owners: 

Judy Twyford was concerned about the sliding glass doors in her unit.  Kristen will look into it as she will 

contact the vendor who did all the work on the sliders. 

Janice Gennari requested if the board would look into installing grab bars in all bathrooms for the safety of 

both young and older owners.   

Several owners were concerned about all the notices posted in the rooms.  Board assured them the notices 

have been removed.  The owners were somewhat insulted with regard to stripping of the bed linens…Lew 

advised it was not meant to be insulting and if an owner has a problem they just need to advise housekeeping.  

The procedure was put in place in order to assist HN in getting 28 rooms ready for our next guest in a timely 

manner and not have our owners waiting hours for their units.    

DELINQUENT MAINTENANCE FEES:  Gary spoke about all the delinquent maintenance fees we have been 

carrying here at HN.  Gary thanked Kristen, Pete Stade and Marty Shapiro….we finally put a policy in place and 

went after those owners because we were tired of carry them and having to write off bad debts each year.   

Gary can proudly say that this year we have 1,428 weeks and 1,422 have been collected, we are only missing 

six weeks of unpaid fees and those six units we will have them back to the HN.  Thanks to Board policy and 

Kristen’s hard work.  

SEALED BIDS:  Hawks Nest put out four (4) weeks for bid and received twelve bids from our owners: 

Week 39, Unit 302 sold for $5,500 

Week 48 & 49, Unit 203 sold for $4,900 each  

(same owner purchased both weeks) 

Week 26, unit 304 sold for $6,301 

Total Sales $21,601 

ALDEN CORLEY gave an update on his involvement in the construction….however, Gary covered most of it. 

Alden is at HN 4 different times of the year and was very instrumental in assisting Gary with the paving 

contractors, concrete restoration and window installation.  Alden was in constant contact with Gary. Alden 

worked very closely with Gary, Kristen and the contractors.  Alden was present when the 501 balcony was 

installed.  Alden commended Kristen on a great job. 

OWNER INVOLVEMENT:  Gary likes involving the owners, i.e., committees.  Gary found when he was at HN 

several owners were willing to help out and stepped up in helping with the installation of the room safes.  Gary 

hopes the owners will keep working with the Board as it helps keep cost down.   

GENERAL MANAGER’S REPORT:  Kristen feels the magic of HN is the owners as she never worked hospitality 

and when she was on board three weeks, with no experience, it was the owners who taught her the job.  

Kristen knows the owners love the HN and have been coming for a long time and willing to deal with broken 

this and broken that but….we came a long way baby, it has been a hard year.  Kristen feels HN staff is growing 

and she has a great team.  Carmen is going to be her right hand.  Kristen has told her staff if you don’t love the 

HN you need to find another job.  We have pages & pages of projects and things have been done you cannot 

see but every day is a journey.  Kristen has pictures of everything on three cameras and four phones and plans 

on putting together a slide show in the lobby for owners to see the work which has been accomplished.  



Kristen feels she is only as good & effective as the information from the owners.  Kristen’s cell phone number is 

on every card and please be sure to advise the office of any problems.  Kristen and her staff are very proud to 

work at the Hawks Nest.   

BOARD HANDBOOKS:  Gary spoke about the handbooks Lew put together so that when a board member 

leaves office the handbook will be handed down so the new member will have some continuity.  New Board 

members will be able to come on the board and know what has been going on. 

BOARD ELECTIONS:  Nell Sander suggested next year we start opening the ballots around 9:00 a.m. as more 

time is needed for this project and she will gladly volunteer.  She also wanted to give thanks and appreciation 

to the board and staff because it has been an exceptional year in putting together communication and 

achievements.   

DONATION:  Janice Gennari wanted to know if the board had any plans for upgrading the kids play area.  Janice 

would like, at her expense, to renovate the area paint the boat, buy a few toys and purchase a bench in her 

husband’s memory and work with Kristen to accomplish this task.  Also, Janice agreed in the future if it needs 

repair/replacement she will pay for it.   

 

RECESS:  Board took a recess while the election committee continues their work counting all the ballots 

 

RECONVENE:  Gary brought up an issue which had been suggested by some owners.  NOTE:  TERM LIMITS FOR 

BOARD MEMBERS.  Board kicked it around a little and Gary feels it is a non-paying job and if you can find 

someone willing to give up their time for 5 or 6 years….God love them if they want to do it.  Some people feel 

the Board needs new blood and if you force people off then some people will step up and run.  Gary along with 

other owners, are not sure this would happen because previously we had a year where no one ran.   Gary 

stated he is smart enough that he is willing to give HN two more years and he is gone.  He wants to enjoy his 

vacation at the Hawks Nest.  Board is still looking into it.   

PROPOSED BUDGET:  Rosemary read the final figures for 2013-2014 budget.  It was also announced the 

maintenance fee will remain the same $650 per week.  No increase for this year.  Lew made motion to accept 

the budget as presented, seconded by Rosemary.  Board unanimously approved.   

ELECTION RESULTS:   

GARY TUCKER  613 

CHARLES WEIDNER 439 

ALDEN CORLEY 357 

JAMES DOBBS  264 

MARTY SHAPIRO 203 

MARY SMITH    67 

 

ADJOURNMENT:  Gary made motion to adjourn, seconded by Alden.  Board unanimously agreed.  Meeting 

adjourned.   

 

Respectfully Submitted, 

 

Rosemary C. Smith 

Secretary 


