
November 14, 2015 

Annual Owner’s Minutes 

Page | 1 

 

MINUTES 

 

ANNUAL OWNERS’ MEETING  
THE ISLANDER OWNER’S ASSOCIATION, INC 

 

HELD ON SATURDAY, NOVEMBER 14
TH

, 2015  

IN THE PALM ROOM AT THE ISLANDER CONDOMINIUM  

AT 502 GULF SHORE DRIVE, DESTIN, FL 32541 

 

THIS MEETING WAS AVAILABLE BY TELEPHONE AT    1-800-444-2801,  

CONFERENCE CODE 6921782 TO ATTEND THE MEETING.  

 
Board Members Present: Fisher (Axel) Feltenberger (#303), Rosemary Bubien (#411), Sharon Schlott (#413 & #603), 

Bob Whitley (#508), Ken Dixon (#704). 

 

Members Present: David & Nancy Bell (#201),  James & Margaret Saai (#202 & #406), Louise & Stan Squires (#213), 

Jimmye Hill (#218), David & Ann Grupczynski (#313), Dennis Schlott (#413 & #603), Thomas McIndoe (#417), 

Christine & Thomas Frichtel (#503), Mary & James Coston (#505), Arlene Whitley (#508), Mark & Dawn Hamilton 

(#510), Louis Mossotti (#511), Jim & Florence Carlton (#705) and Janet Jeffcoat (#709).  

 

Members Present via Telephone Conference: Michael & Victoria Waldie (#407) and Jimmy Stuart (#516). 

 

Management Present: Stephen Parish, General Manager, Megan Pollak, Assistant General Manager, Helene Korski, 

Transcription. 

1) Election of Chairman of Meeting 

Rosemary Bubien nominated Axel Feltenberger to be the Chairman of the meeting, 2
nd

 by Louise Squires.  

No other nomination. Mr. Feltenberger accepted the nomination and called the meeting to order at 9:15AM.  

 

2) Roll Call 

By way of roll call, the Chairman asked the members present via telephone conference to identify themselves and 

turned to the audience requesting the same. He then introduced the Board Members present at the meeting.  

 

3) Approval of Agenda 

Motion:     Louise Squires moved to approve the agenda as presented, 2
nd

 by James Saai. 

Discussion: None 

Vote:     Unanimous. Motion carried. 

 

4) Proof of Notice 

Megan Pollak confirmed that Notice of the 2015 Annual Meeting was properly posted in accordance with Florida 

Statute 718. 

 

5) Approval of 2014 Annual Meeting Minutes (Referenced  Pages 1 - 5 of the Annual Meeting Package)  

Motion:    To approve the 2014 Annual Meeting Minutes as presented moved by Ken Dixon, 2
nd

 by James Saai. 

Discussion: None 

Vote:     Unanimous. Motion carried. 

 

6) President’s Report 

Mr. Feltenberger opened with a statement about the tragic attack in Paris.  He then thanked Mr. Parish and Mrs. 

Pollak for organizing the Owners’ dinner. 

Mr. Feltenberger relayed the history of The Islander’s major renovation and reconstruction that took place five (5) 

years ago for the benefit of all owners.  Pre-renovation the Reserves were not fully funded resulting in high cost 
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owner assessments.  To spare owners additional expense, replacement of the front doors, the sliding glass doors and 

the front windows was deferred for future replacement.  As affirmed throughout the year, the Islander is proceeding 

with addressing each of these items.  The commissioned work for the Palm Room was completed early September. 

The special assessment for the new front doors is now complete. The Board will be discussing payment options for a 

new special assessment to replace the sliding glass doors in 2016 at the Board of Director’s Meeting immediately 

following this meeting.  Replacement of the front windows will take place in 2017.  

 

The Board will also vote on a onetime special assessment for the two required ADA compliant pool lifts.  The 

Islander was initially told we would be “Grand- Fathered”.  However, while waiting for additional information, the 

Florida court ruled on the Howard Cohan lawsuit.  The Islander, like other Florida condominiums, was sued by Cohan 

for not providing sufficient ADA facilities for handicapped guests. To settle, The Islander paid $2,500 and legal fees. 

Insurance paid $2,000. As part of the terms of the agreement to become compliant, we are required to install 2 pool 

lifts.    

 

Our monthly assessment is being increased to $605.05 due to an increase in flood insurance, fully funding the 

Reserve, and also due to items such as plant replacement due to the frost.  Plant replacement has now been added as a 

Reserve item.    

 

On a final note, revenues have been up these last 3 years and the place looks great. 

 

Mr. Feltenberger thanked Stephen Parish, Megan Pollak, Todd Robertson and staff.  

 

7) Management Report 

Grounds and Maintenance:  Stephen Parish 

 

Mr. Parish recounted the following: 

 A new larger sized hatch to the roof to accommodate the larger sized air conditioners has been installed. 

 Phase II Roof was re-surfaced with a new 15 year warranty so next time Phase I and Phase II can be completed 

together. The roof has been cleared of all debris and loose materials. The Phase I roof had repairs to keep the 

warranty in force. 

 Pool / Grounds lighting installed. 

 Palm Island lighting installed. The 2 oases look fantastic and are a great place for a photo shoot. 

 Many cracked pavers have been replaced; it’s always work in progress.  Over the course of the year, we had 

about 1,000 of our pavers returned. We currently have a good stock, but it will be a problem down the road.  

 Both pools have been resurfaced but not the spas. 

 Palm Room work commissioned has been completed. We have 3 bookings for Spring already!  

 New Water heaters have been installed where needed. 

 Waterproofing of the building has needed many repairs. The caulking is coming away is several areas. Units 

714, 614 and 514 had water intrusions during the recent storm.  The EIFS waterproofing is scheduled for 2017. 

 This is the second year in a row that the plantings have been replaced extensively after the Canadian 

temperatures destroyed many plants.  The plants look better than ever. 

 

Work in progress: 

 New doors:  51 doors have been installed.  The project is now on hold and awaiting engineers’ corrected 

paperwork.  We were approved for out swinging doors and ours swing inward. Sample doors will be sent off 

Sunday for testing. 

 Caulking and painting to the inside doors, and filling and caulking to the exterior doors continues and is being 

done by Islander staff. 

 ADA compliant Pool lifts: anticipate install in December. Aqua pools, the original contractor was unable to 

complete the install due to the lip around the pool. CRC Pool Services will now do the installation. 

 Phase II shuffleboard has been painted.  Phase I remains to be done. 

 Phase II spa has a leak which Todd will fix to save the $1,500 quoted for the repair. 

 All stairwells will be repainted once the door installation is finished. 
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 Toilet replacement supply lines are 50% completed. 

 Beach gate repaint has started. 

 Walkway railing plates will be replaced. 

  Tennis courts will be repaired and relined and 1 court will be available for pickle ball this month. 

 The BOD voted to proceed with the sliding glass door replacement in August.  Many doors are in terrible shape 

and need constant repair.  The planned install is late 2016.  An email was sent to advise the owner seeking to 

install a new SGD this winter of our approved specifications this morning. We hope this will result with having 

a door in place this winter.  

 IT:  We have had issues with the internet.  Each unit is supposed to be able to cope with 6 devices. When an 

individual has problems logging on we have been able to provide an alternative access, with great success. Our 

engineer comes in to service the routers on a regular basis; however it is not cost effective to come for one 

outage so we have to wait for multiple units to fail. More often than not, it is a case of a guest playing with or 

disconnecting the router. 

 BP update per our attorney James Carroll.  BP issued a public statement 3 weeks ago that it will no longer 

challenge any awards made by the Deepwater Horizon Claims Center.  If DHCC offers a payment that the 

Board accepts, it will not be challenged by BP.  Rumor has it that DHCC is pushing to have all claims decided 

by year’s end.  Our pending claim is for about $400,000.  

 

a) Marketing/Rental Report: Stephen Parish 

 

Mr. Parish recounted the following: 

 2015 Gross revenues have increased 2.4 % over 2014. This is the 3
rd

 year in a row there has been a nice steady 

increase.  Despite a very slow start to the year, the 2
nd

 half was stellar, with substantial increases. 

 Advance bookings for 2016 are up 19.2% over 2015 at this early stage which is very comforting; we anticipate 

a strong snowbird season despite the very weak Canadian Dollar.  We did poach many snowbirds from Inlet 

Reef that were unhappy with the switch in Rental Company to HIPS. 

 The damage waiver has been a massive success for the rental company.  It has introduced an additional income 

of some $90,000 which would have needed $400,000 in additional bookings to generate that level of revenue.   

The Islander will continue to explore other revenue streams in line with other Condo’s on the Panhandle. Mr. 

Parish expects over the next couple of years that we will secure payment in full 30 days prior to arrival of guest 

stays.  We anticipate prospective guests will take our insurance to protect this payment in the event of illness 

etc. The revenue stream for this type of insurance is around 6%. 

 The only real negative is that online bookings decreased about 16% this year,  which is attributed to dropping 

the $35 booking fee – although it was reposted  to the website. 

 A Platinum level is being introduced for 2016 to balance out the rates.    I expect most owners to not need to 

drop a grade next year.  It defeats the purpose of the rating system if 70% of the units drop to a lower rating. As 

always, we are trying to avoid any type of discounting.  At the end of May 2015, we realized that revenues were 

falling behind so we had to discount heavily in early June.  July, thank goodness was really strong and we had 

no need to discount during the 2
nd

 half of 2015. 

 

Discussion: In response to Mr. Saai’s questions about the homeowner monthly dues increasing yearly, Mr. 

Parish responded  by saying he hopes to keep decreasing commission and has a target to get it down to 20% and 

hopes all rental owners will return to the Islander Rental Program.  Mr. McIndoe referred to the additional hand-

out distributed and informed all that he had evaluated the difference between the monthly dues and decrease in 

commission and had found it balanced in the owners favor.   

 

 The Islander APP supplied by “Glad To Have You”, can be downloaded from iTunes. Currently, guests can 

receive check-in information such as vehicle gate code, internet password, local restaurants and events.  It has 

proved to be very popular with the guests with 42% having downloaded the app.  We plan to develop it further 

over the winter to make it more informative. 

 We have over 58,000 fans on Facebook. We post pictures daily throughout the peak season. 

I intend to post more video’s as I understand it benefits our on line footprint especially with GOOGLE. Indeed, 

my first 1 minute video taken on my iPhone reached 260,411 people.  It had 108,382 views of which 17,344 
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viewed it for over 30 seconds.  Beginners luck!  I haven’t managed to reach such heights since; however, I will 

keep trying.  Also these videos are getting posted to our YouTube page, so this is something I also need to 

expand in 2016. 

 We are starting to re-evaluate all the units and we will have the new ratings out shortly. 

  It is 5 years since we were the first on the market with virtual tours. After the young technician moved away we 

have searched long and hard to find a replacement without success.  Finally, we have found someone who has a 

product that knocks spots off the old VR Tours. The company is called “Virtualize IT”, and I have a demo I can 

show owners in my office. It sure has the “WOW” factor. The new tour will link to all our social media.  It is a 

huge step forwards and something our competitors will struggle to beat. We plan to get all the units 

photographed over the next 6 months.  The supplier will also provide 15 top quality HD pictures that we will 

also be able to use on our website. It takes one day to complete each unit, and at this time it is planned to pay 

for this valuable service out of this year’s profit provided by the rental company.  

 The Rental Company is paying for the 2015 deep clean for all our rental units. 

 The Kids Program with Giggles the clown, Nonie’s Ark, and Helena’s Kids Craft and other activities continue 

to be an outstanding success.  We are evaluating whether a nominal fee will be charged.   

 

Real Estate:  

 2014  

Mr. Parish had 8 Islander Sales totaling $1,688,621 and 1 off site sale totaling $119,500. 

Total sales were $1,808,121 

Outside Realtors’ sales were $195,000 resulting in a loss of $5,850 potential revenue to the Islander Brokerage 

(55% returned to the Homeowners Association).   

 

 2015  

Mr. Parish had 8 Islander Sales totaling $1,797,000 and 1 off site sale totaling $339,000. 

Total sales are $2,136,000 (To date) 

Outside Realtor Sales were $1,221,000 resulting in Potential Commission loss of $36,630 to the 

Islander Brokerage (55% returned to the Homeowners Association).  

 

Mr. Parish average sale price for 2015 - $224,000 and Outside Realtor Sales average sale price $203,000. 

 

Mr. Parish’s review of sales amounts indicates the Islander Brokerage secured a higher amount for units than 

outside agents. So although we do not want to lose owners, we hope they sell through the Islander Brokerage. 

 

b) Financial Report – Megan Pollak 

 

Mrs. Pollak provided an overview of the Islander Owner’s Association, Inc. Year to Date September 2014 vs. 2015 (Page 

8). The following detailed reports were available as well: The Association Profit & Loss Budget vs. Actual September 

2015 (Page 9), January through September 2015 (Page 10), The Islander Owners Rental Management Profit and Loss 

Budget vs. Actual September 2015 (Page 11) and for January through September 2015 (Pages 12-13). 

 

Mrs. Pollak reported that a lot has happened at The Islander over the course of the past year. Many events, some 

anticipated, some unanticipated, both positive and negative, have occurred impacting the annual financial report for the 

Association, its Reserve accounts, and the Islander Rental company.   

 

Mrs. Pollak indicated that rather than the typical report, she would provide an overview similar to what the treasurer of the 

Association has done historically to place the year into perspective.  The details have been captured in the quarterly BOD 

minutes and are posted on the website.   

 

Association 

Mrs. Pollak relayed that she and Mr. Parish have worked closely with the Board throughout the year to contain essential 

expenses, avoid special assessment to the extent possible, streamline operations, and identify potential opportunities for 

the Association and the Rental Company to turn a profit. Mrs. Pollak indicated that she originally prepared 8 budgets.  She 

was able to work out the contract details with Cox in August to provide HD cable boxes for $5 a month enabling its 
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incorporation into the budget which put all the monthly assessment options over $600 a month. The budget the Board 

opted to adopt was the least burdensome budget to the homeowners which pays off the line of credit over 4 years. 

Currently, the line of credit is primarily being used to cover the costs of the Palm Room renovation which was postponed 

and not included in the major 2010 renovation due to the high owner assessment. It is anticipated that the Palm Room 

Renovation will be a source of revenue to the Association.  Since renovation completion early September, the Association 

has earned $600.  Management projects an increase in future bookings based on the positive feedback received from the 

wedding/event coordinators reception held November 4
th
. Excess Palm Room revenue can be used to pay off the line of 

credit.    

  

Mrs. Pollak anticipates that the monthly assessment will continue to increase annually primarily due to insurance, as line 

items are added to the reserve accounts,  and as funding is adjusted to stay up to date and hopefully prevent special 

assessments.   

 

Mrs. Pollak stated that at the owners meeting in 2014 Mr. Rolfes, the Treasurer, stated the same and reported that 

insurance was under-budgeted in 2014.  Despite adjusting the budget upwards an additional $13,702 in addition to the 

2014 increase for 2015, this proved inadequate for 2016.  We have had to allocate an additional $16,571 for insurance. 

Most of the increase is due to the change in flood insurance premiums.   

 

The below table illustrates the changes to the assessment amount, insurance funding and how our reserves have steadily 

increased.  Overall we have a healthy balance sheet.  

 

 Year Assessment Amount Insurance Budget Reserve Budget 

2016 $605.05 $156,116 $272,338 

2015 $588.05 $139,545 $272,338 

2014 $520.21 $125,843 $189,423 

2013 $520.21 $120,605 $187,668 

 

Mrs. Pollak recounted the following: 

a) Association Income line items are up on 2014 numbers including $600 in Palm Room Revenue. 

b) Salaries are down almost $10,000 from 2014 largely due to our having unfilled positions.   

c) Office / Legal is down $6,000 primarily due to Carr, Riggs, & Ingram (our CPA firm) having a handle on our 

books as they preformed an extensive audit for the 2013 tax year which decreased the amount of time spent on 

the audit for the 2014 tax year. 

d) Interest Expense is down $5,000 as the LOC was paid in full in 2014. 

e) Real Estate Expenses up $3,500 due to associated costs from multiple sales and is offset by the income.  

f) Maintenance Expenses are up $5,500 

(This account includes the following unanticipated expenses: we paid $1,000 for return of some of the Islander 

Pavers from the person to whom the previous General Manager had given the pavers, we were billed in 2015 

for the 2014 Reserve Study, Property Trash Cans $3,100, Pool Umbrella replacement $3,000). 

g) Palm Room Expense is $55,491.82. 

 

The Special Assessment amount for 2015 for the front doors and locks is currently $291,605.97.  This item too was not 

included in the 2010 renovation assessment due to owner cost.   

 

Rental 

The Islander Rental company has decreased the commission each year as illustrated in the table below.   

 

Year Commission Amount 

2016 22% 

2015 23% 

2014 25% 

2013 28% 
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Income 

 Damage Waiver Income started this year and generated $93,898 for the first 3 quarters.  

 Beach Income is up $3,500 due to increased occupancy. 

 Housekeeping / Maintenance is up $32,000 due to increased occupancy but the expense has also increased. 

 Booking Fee down $7,500. The charge for using Islander rental services instead of booking on line was stopped 

this year.   

 

Expenses 

 Salaries are up $5,500 due mainly to keeping maintenance staff on because of increased occupancy and delayed 

yearly projects. 

 Office / Legal were down $8,000 as the same as the Association. 

 Damage Waiver Expenses paid for replacement items such as glasses and kitchenware $5,800. 

 Advertising Expense was up $6,000 primarily due to advertising in May and June due to low bookings and paid 

for updated unit re-evaluations ($3,500). 

 Housekeeping Expense up $29,000 as mentioned due to higher occupancy and expenses. 

 Contingencies account has not needed to be used.  

 

Discussion: 

Mrs. Frichtel asked the total amount spent on the Palm Room. Mrs. Pollak stated roughly $68,000 was spent updating the 

Palm Room.  

 

Some items for 2016 such as mattress protectors for sleep sofas have been ordered at no costs to owners.  

 

Reserves 
The Balance at the end of September 2014 was $554,148. 

 

The Balance at the end of September 2015 is $695,998.  

 

Expenses funded from Reserves this year include: 

 $22,892 for Pool re-plasters and heaters   

 $12,621 for the Palm Room Remodel  

 $50,341 for resurfacing the Phase II roof and installation of the larger size roof hatch. 

Expansion of the size of the roof hatch was necessary to allow for replacement air conditioners, which are larger 

than old models 

 

We discussed paver replacement at the working group meeting Friday.  The reserve study projects life expectancy of the 

current pavers is 10 years with $70,000 in replacement cost.  This account currently has $8,500 at year end.  (*Note, this 

why the Board and Management have pursued interim replacement strategies) 

 

 Discussion: 

Ms. Bubien asked Mrs. Pollak to explain the Contingency account expenditures as the Association is over budget.  

Mrs. Pollak clarified that the contingency fund allows us to cover unexpected expenses.  Expenditures exceeded the 

budgeted amount.   

 For the second consecutive year we sustained about $12,000 in damages to plants from winter freezes. We have 

now added plant replacement to the reserve. 

 We settled a lawsuit related to someone tripping on the lawn storm drains out of court ($2,232 in November 

2014).  As a preventative action, an oasis area was placed on each side over the storm drains. Plant cost was 

$1,500 total.   

 A major pipe broke on the second floor costing $8,075 to repair. 

 Additional funds were expended to settle a law suit related to the Islander not providing pool lifts for handicapped 

persons.  Cost $2500 + legal fees. 

 The cost to add lighting around the grounds particularly the pool areas was $6,400.  

 Main drain for the phase I pool house backed up – the cost to unclog was $2,000. 
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 GulfTech (Our Fire Service Company) rebuilt our Fire pump $2,650. 

 

Ms. Bubien thanked Ms. Pollak for the clarification and commented that funds expended for unforeseen events far 

exceeded the budgeted $10,000 (Note: $5,000 budgeted for 2015, $10,000 budgeted for contingencies in 2016).   

 

Discussion: 

Mr. Mossotti asked about the costs associated with renting the Palm Room. Mrs. Pollak explained that the rate schedule is 

available upon request. It starts at $750 and goes down in $50 increments depending on the amount of rooms rented.   

In response to questions about rental nights, Mrs. Pollak clarified that the minimum rental nights is 3 nights; however, a 

unit will be rented for 2 nights one (1) week in advance or in the event of a 2 night gap. Occupancy load for the Palm 

Room is 120 standing.  

 

8) Unfinished Business 

None 

 

9) New Business 

The Chairman opened the floor to provide a forum for owner discussion. 

  

New Doors:  Questions were posed to management about the locking mechanism, owner options for those who 

inadvertently locked themselves out of their unit after hours as there is no lobby phone, expected lock battery life and 

replacement.  Several questions were posed about the new doors spring adjustment and the plate for the deadbolt.  

Dave Grupczynski clarified the new doors did have a scrapper plate for the dead bolt.   

 

Management responded the expected battery life is 2-3 years and there is a low battery alert that blinks a different 

color.  

 

TO DO:  Management to verify locking mechanism and door closure details, install a lobby phone, and 

evaluate reported scratches.  

 

Sliding Glass Doors:  Questions were posed as to the extent of UV filtering and tinting available in the doors to be 

installed. 

 

Ms. Bubien and Mr. Dixon explained that the condo docs require a uniform exterior appearance and 13 owners 

replaced their sliding glass doors during the renovation.  Mr. Feltenberger and Mr. Dixon relayed passages of Mr. 

Koskey’s proposal letter (Pages 32-33) and explained that the glass also has to be “Turtle glass” to be in compliance 

with Florida codes.  In response to cost-related questions, Mr. Feltenberger informed owners that the subject would be 

covered in the board meeting.  

 

Mrs. Squires suggested Mr. Dixon look into door-related issues and that the meeting move forward.  

 

10) Proxy Results   
 

113 Proxies received - 4 invalid YES votes 

 

 Approval to amend Exhibit XI, Paragraph E, Section 1(c) of the Condominium Documents, regarding the 

installation of washers and dryers in units.  

Yes: 101  

No : 8 

Amendment Passed. Needed 66% (84 YES Votes) 
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 Approval to amend Exhibit XII, Section 6.1 of the Condominium Documents regarding allowing dogs, with 

limitations, to occupy owners own unit. 

Yes:  82  

No :  27 

Amendment Failed. Needed 66% (84 YES Votes) 

 

 Approval of all excess membership income over membership expenses for the year ending December 31
st
, 2015 

(if any) be applied against the subsequent tax year member assessments, as provided by IRS Revenue Ruling 70-

604 and in full accordance with Rulings and Regulations of the Internal Revenue Service. 

Yes:  107  

No :   1  & 1 Proxy Did Not Vote 

Approved. Needed majority 51% (65 Yes Votes) 

 

Mrs. Squires commented that the example ballet which had all answers marked as “yes” was biased indicating the 

desired response and thereby misleading to owners. She suggested that to be fair, if examples directions were 

required, that half should be marked yes and half should be marked no. Ms. Bubien acknowledged the validity of 

the point, suggesting an alternative might be to direct the owner to select a response. Mrs. Pollak responded that 

her intent was to receive completed proxies which could be counted for a vote.  Mrs. Squires clarified that her 

concern about misleading directional ballots was related specifically to the owner dog vote.   

 

Mr. Feltenberger informed  the owners who were proponents of  allowing owner dogs on the premises that as the 

ownership changed it would be possible to bring up for a vote in the future.   

 

Mrs. Squires countered that allowing dogs could have a negative impact for owners and potential buyers for those 

who did not wish to own a condo where dogs were allowed and the problems for people with allergies.  Last, she 

referenced the incident this summer when the pool had to be shut down after a child who had stepped in dog feces 

by Jetty East washed his foot off in the pool.  Mr. Whitley added that the cost of the chemical treatment to resolve 

the one incident was approximately $100.   

 

11)  Adjournment 

 

Motion: To adjourn the meeting moved by Ken Dixon, 2
nd

 by Rosemary Bubien. 

Discussion: None 

Vote:  Unanimous. Motion carried. Meeting adjourned at 10:25AM.     


