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1. Reserves for Roofs.  The Board learned in 2019 that the roof reserves were underfunded.  

For years, the accepted means for determining proper funding levels for reserves was to 

hire someone to perform a Reserve Study.  However, a Reserve Study explains in the fine 

print that it does not include the cost for demolition, debris removal and re-building in 

compliance with the latest Building Code.  (Note that our current roofs do not comply 

with the latest Building Code because they are not anchored to the ground.) 

 

In addition, a Reserve Study provides the price per square foot for roof replacement and 

estimates the total square footage of a roof by multiplying the “length times width” of a 

building, i.e., the area for a flat roof.  This 2-dimensional estimate fails to consider the 3-

dimensional nature, i.e., the ups and downs, of the roofs.  Thus, the Reserve Study cost 

estimate based on this square footage has been less than it should be. 

 

Also, in providing the estimated remaining life of the roofs, a Reserve Study gives a 

range of years.  The Plaza de Flores buildings were constructed from 1998 to 2001.  The 

last Reserve Study, which was performed for 2017, estimated the useful life of tile roofs 

at 20 to 30 years and the remaining useful life of our tile roofs to be 13 to 17 years.  

These numbers suggest that, perhaps, some roofs should have been replaced already in 

2018 (1998+20=2018) or that some roofs could last another 14 years until 2034 

(2017+17=2034).  Being given a range that spans 16 years (2034-2018= 16) makes 

reserve planning difficult. 

 

Because of that, the Board abandoned the Reserve Study approach in 2019.  Instead, the 

Board solicited bids from contractors and hired Karins Engineering, an independent 

consultant, at a price of about $8,000.  When the data was collected, the Board found 

unanimous agreement in setting the replacement cost of the roofs at about $2 million 

(current roof reserves are about $400,000). 

 

As for the estimated remaining life of the roofs, they gave a range of 4 to 7 years 

(meaning that roof replacement may have to start in 2023 to 2026).  Since the buildings 

were constructed from 1998 to 2001, it seems that they used an estimated useful life for 

the roofs of 25 years (2019+4=2023, i.e., 25 years from 1998, and 2019+7=2026, i.e., 25 

years from 2001). 

 

Ultimately, the time frame and plan for replacing the roofs will be the decision of a future 

Board of Directors.  Now, the plan is to replace 3 roofs a year over a 5-year period.  

However, a future Board may consider and adopt other plans, including a plan to replace 

all of the roofs in the same year.  If there is a reserve funding shortfall, the future Board 

may decide to impose a special assessment on owners (if the shortfall were $1.5 million, 

the special assessment would be $7,500 per owner), or the future Board may decide to 

obtain a loan and increase the monthly assessment to repay the loan (if we were to 



borrow $1.5 million at 4% interest and repay it over 10 years, the monthly assessment 

could increase about $65 to cover the loan payments). 

 

Should the future Board impose a special assessment, owners are responsible for payment 

in the same way owners are responsible for payment of the monthly assessment, i.e., if an 

owner fails to pay the special assessment, Plaza de Flores has the right to file a lien 

against the owner’s unit and, if necessary, foreclose and take ownership of the unit.  

Owners who would not be able to pay the full amount of the special assessment could 

attempt to secure a home equity loan or another type of financing. 

 

2. Carport Reserves.  The Board conducted a similar analysis of our carport reserve funding 

and concluded that these reserves were also underfunded, but not to the extent of the 

roofs. 

 

3. 2020 Annual Budget.  Florida law requires full reserve funding unless the owners vote 

otherwise.  So, although the Board was not required to do so, the Board decided to let 

owners choose between full reserve funding and a lesser amount that represented about 

50% reserve funding for the roofs and carports.  In October 2019, at a Special Owners 

Meeting, the owners voted to underfund the roof and carport reserves in 2020. 

 

4. Property Management.  In November, the Board hired Sheila Connell, a retired Manager 

with 35 years of experience and a consulting business. Sheila has been working part-time 

for Plaza de Flores and has been advising us about our property management needs.  Note 

that this shift away from a full-time on-site Property Manager is expected to save owners 

money. 

 

5. Property Maintenance.  With aging property, the cost of maintenance rose in 2019 (actual 

expenses of $120,000 for 6 items far exceeded budget of $60,000).  Required 

maintenance included:  (1) repairs of the fire alarm system (some relating to a lightning 

strike); (2) a complete overhaul of our downspouts and gutters; (3) roof repairs; (4) pool 

and spa repairs; (5) sidewalk repairs; (6) fob reader repairs; (7) entry gate repairs; (8) 

trash compactor replacement; (9) installation of new rain sensors for our irrigation 

system; (10) other irrigation system repairs and upgrades; (11) emergency lighting and 

other lighting repairs and upgrades; (12) lake fountain repairs; (13) painting of the trash 

enclosure and maintenance building; (14) a sewer repair; and (15) replacement of the 

conference call equipment. 

 

In addition, we purchased a new computer for the office and hired new contractors to 

maintain the pool, the trash compactor, the landscaping and the trees.  Also, instead of 

hiring someone to pressure wash the carports and courtyards, we purchased our own 

pressure washer with the assistance of owner Bob Matheny, who has utilized it on the 

carports and other areas of the property. 

 

6. Rule Enforcement.  The Board found it necessary to fine owners for the first time, in one 

instance for failure to maintain the plumbing in his unit (note that, because water usage is 

a common expense, all owners pay for a unit’s excessive water usage).  The Board also 



began to require owners to submit proof that they have properly maintained their air 

conditioner system.  Owners have a duty in the Declaration of Condominium to maintain 

their units, and the Association can fine owners for failure to comply with the 

Declaration.  As the property ages, there will no doubt be more scrutiny of this duty. 

 

7. Finances.  Because of unanticipated expenses, Plaza de Flores ended the year over 

budget. 

 

8. Cable TV.  In 2019, the Association upgraded its Cable TV service to HD, receiving a 

$20,000 incentive payment to cover the first year’s additional cost. 

 

9. Communications.  Owners who have corresponded with Plaza de Flores via email in the 

past are now able to receive board meeting agendas and other items by email.  The 

website at plazadeflores.org had been updated, but keeping it updated is an ongoing 

process. 
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