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Island at Hidden Harbour Condominium Association 

Annual Owners Meeting Minutes 

October 2, 2021 

 Meeting Room at OC Recreation and Parks,  

200 125th Street, Ocean City MD 

 

President Mark Hannahs welcomed everyone and introduced board members Alan Dietrich, Charlie 

Zellers, Richard Foard, Tom Murrill and Carol Ann Bianco.  Mark then recognized Bob Moore and 

Arlene Cline from PKS & Company, our Financial Management firm, and John Jensen from Mana-Jit 

who were also present.  

 

The roll call of owner units was waived by a motion from Barb Landis (Maui 254) and seconded by 

David Bowers (Kauai 337)) after verification from John/Mana-Jit that we had a quorum with 88 owners 

attending or represented by proxy. John also confirmed all owners received their meeting announcement 

package so the notice of meeting requirement has been fulfilled.  

 

President Mark Hannahs then called the Annual Owner Meeting of The Island at Hidden Harbour 

Condominium Association to order at 9:05am 

 

Mark requested a motion to accept the 2020 Owner Meeting minutes. Loretta Knepp (128/227 Dominica) 

made the motion to accept the October 3, 2020 minutes, which was seconded by Marcia Charleston (325 

Dominica). The motion was unanimously approved. 

 

Financial Report: Arlene Cline, from PKS & Company, presented the following financial report.  

 

The association ended the 2020 year with revenues exceeding expenditures in the operating fund in the 

amount of $87,185 and in the reserve fund the expenditures exceeded revenue in the amount of  $12,880. 

The decrease in the reserve fund is due predominantly to incurring roof replacement costs of $47,140 and 

building repairs/components replacement costs of $22,948. The association did incur expenses for carpet 

replacement of $16,137 and pier expenses of $13,518. As of December 31, 2020, the balance in the 

reserve fund totaled $610,395. 

 

As of August 31, 2021, revenue exceeded expenditures in the operating fund in the amount of $95,430.22 

and in the reserve fund, expenditures exceeded revenues in the amount of $192,491.21. The balance in the 

reserve fund as of August 31, 2020 was $505,393.46. 

 

The two largest expenditures in the operating fund were insurance and painting for 2020. The insurance 

expense increased roughly $14,000 to a total of $230,522. The painting expense increased roughly $3,000 

to a total of $42,627.  

 

The most significant operating expenses of 2021 are insurance and building maintenance with amounts 

totaling $152,943.05 and $46,956.33, respectively. These expenses comprise a number of areas. 

 

The most significant reserve fund expenses of 2021 to date have been Wood replacement of $173,452.04 

and Roof replacement of $65,325.  

 

Arlene then moved to the proposed 2022 budgets which do not call for a change in the monthly condo 

dues this year.  The 2022 budgets are again developed with a $360 monthly condo dues fee.  A few 

owners then questioned why last year’s $30 condo dues increase was not reversed for 2022.  

 

During discussion, and as was stated last year, the costs to maintain the Island have changed. We are now 

totally replacing original pine wood pickets which have outlived their useful life with pressure treated 

wood that has a 20+ year life expectancy. Similarly, we are using an alternate building product (Azak) for 

the longer trim boards, again with a longer life expectancy.   
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In the past year, the price of lumber increased dramatically and while those costs now appear to be 

moving lower, they are still above prior years costs. These wood replacement projects are funded from the 

Reserve accounts as they are a replacement project, no longer a repair task.  Replacing each building’s 

roof will also be an ongoing effort for several more years which is another expensive project to fund.  

 

Carol Ann then reminded the owners present that, as stated in Arlene’s report, we began this year with a 

$610,395 balance in our Reserve funds but as of August 31 that balance has now decreased to $505,393.  

While all of last years $30/month condo dues increase went into the Reserve accounts, as anticipated the 

cost of this year’s Reserve projects exceeded that new income.  In 2021, and for the foreseeable future 

years, our Reserve funding needs will likely continue at this same expense level.  Thus it is not feasible to 

reduce the condo dues while we continue needing to spend as much, or more, than we add in each year.   

 

Another question posed was what is the board’s Reserve funding target?  Bob Moore stated the 2016 

Reserve Study cost factors do not reflect the current material costs we are incurring; thus the Reserve 

Study numbers are not representative now.  The board’s goal is not to achieve a specific Reserve number 

target but rather to fund our Operating and Reserve accounts to be prepared to handle the “normal” yearly 

expenses (Operating fund) and the larger replacement projects (Reserve fund) without burdening the 

owners with a special assessment.  Bob then shared an example of another OC condo association where 

special assessments have been imposed as the costs incurred could not be supported by the current 

Reserve funds available. In the case he cited, the special assessment was $60,000 to each owner.    

 

At the end of the discussion, Barb Landis (254 Maui) made a motion to accept the proposed 2022 

budgets.  David Bowers (337 Kauai) seconded the motion and the owners present agreed.  

 

Carol Ann then asked for a motion to move any excess Operating Funds to the Reserve Fund at the end of 

this calendar year.  Jim Knepp (128 / 227 Dominica) made a motion to accept this option and Marcia 

Charleston (325 Dominica) seconded the motion.  All owners agreed.   

 

Completed Projects: 

Mark then began a review of the significant projects completed thus far this year. These include replacing 

the storm damaged awnings on Lanai, Oahu and Bermuda as well as the canopy on 401-A. He noted 

our insurance covered a portion of those costs.  

 

Other completed projects include installing new hallway and deck carpet on Aruba which will likely be 

the last carpet project on the Island for a while. We also replaced the roof on Dominica in the Spring. 

 

A total replacement of the wood on the rear of the Lanai building was completed over this past Winter.  

In the Spring, identified railing sections on the front and rear of Maui were also replaced.  As noted 

earlier, we are now replacing the old pine pickets and railings with pressured treated wood to minimize 

future costs. Finally, all 4 closet doors were replaced on the 2 entrance guardhouses.  

 

Last year, a clogged common condensate line in Cayman impacted an owner’s unit causing $35,000 in 

damages.  In this case, our insurance covered most of that cost; the association was only liable for the 

$5,000 water deductible from the insurance claim. However, to avoid similar future events, the board 

developed and executed a plan to prevent, or at least minimize, future common condensate problems.  

 

Rich then reviewed the new protocol we have in place. First, the common condensate lines located under 

each 1st, 2nd and 3rd floor unit stacks were inspected and cleared of any existing clogs. Then the lateral exit 

pipe flow was modified to allow for a boil over point as well as future visual inspections. We plan to 

check that these lines remain clear in the future, although the time cycle for this effort is yet to be decided.  

 

John then noted this board effort does not prevent the individual owner’s unit’s condensate lines from 

clogs in their unit’s HVAC air handler. Each owner is responsible to maintain their own condensate lines, 

especially the 3rd floor units where the air handler is in the attic.   
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John / the board strongly recommends each owner have an HVAC maintenance policy.  During the 

HVAC tech’s inspection, they will clear the unit’s condensate lines. We also strongly recommended to 

have a float switch installed on the owner’s unit indoor air handler; this switch will shut down their 

HVAC system in the event of a blockage in the line and thus prevent water damage in their condo unit. 

The 2021 Maintenance Suggestions memo, that was sent to all owners with the Spring Newsletter, 

includes more information on this topic; this document is also stored on the Island’s website.  

 

Mark then shared the South Pool was replastered earlier in the Spring. We know of a skimmer issue that 

will be addressed now that the pool is closed and the water level can be reduced. He also noted all the 

picnic tables were replaced in the Spring with a non-wood material, again for longevity. Finally, Mark 

noted an extensive power washing project was undertaken in the Spring which included the sidewalks, 

curbs, entrance stairways and dumpster pads.  

 

Tom advised most of our landscape efforts continue to focus on removing more dead, dying trees and old 

growth.  A major new planting project was completed on the South end of Lanai as well as the rear of 

Dominica.  How winter weather impacts the existing plants will somewhat guide our future plans.  

 

At this time, owners noted when the lawn cutting team blows off the sidewalk, they push the lawn 

clippings into parking lot.  We know this year’s lawn cutting personnel are a different team from prior 

years; Tom will work with them to re-establish our expectations, especially when blowing the grass.  

Further, several owners noted the accumulation of leaves in the parking lot, especially in the corners. Tom 

said we’ll engage the landscaping firm’s “vacuum truck” to clean this, and the storm drain areas, once all 

the leaves are down. 

 

Owners also expressed concern for the timing and amount of bush trimming that is done on the property. 

While we appreciate owners desire to help out, the proper time to trim various shrubs and hedges varies.  

Owners cutting phragmites was also mentioned; this is an invasive plant and there are regulations for 

what can be done with them. There is a right and a wrong time / way for trimming, thus we need to leave 

these tasks to the landscape company. Tom will discuss these concerns with them to improve their efforts. 

 

Tom then thanked Paul Kolanowski, 320-Dominica, for his help with photo rendering and diagrams to aid 

in our future landscape planning efforts.  

 

Mark next introduced Dick and Donna Reid (265-Oahu) who voluntarily coordinate the annual Owner 

Island Clean-Up effort. Due to Covid, no event took place in 2019.  The volunteer owners did complete a 

successful clean-up day this past June. With these ongoing efforts, we are now mostly in a maintenance 

mode.  Donna circulated  a sign-up sheet for interested owners. Donna noted while no specific clean up 

date in 2022 has been set, she and Dick have personal conflicts and will not be available to lead the Clean 

Up Team next year; she asked for another owner to lead this in June 2022.  Mark shared the association 

supports this effort by providing funds to supply the volunteers with trash bags and disposable gloves 

along with coffee and donuts.  Mark thanked the Reid’s and all the volunteers.  

 

 

Major Projects Proposed for 2021-2022 

Mark then reviewed the planned projects for the remainder of this year as well as those identified for 

2022.  These include work underway to paint the rear of Lanai and all of Maui. Weather permitting, 

we hope to also paint some miscellaneous projects, including the gatehouse along with the new closet 

doors and the bridge this year.  Hawaii is the next building to have a new roof installed in the Spring, 

2022. We expect to start replacing the identified wood railing sections needing attention on Dominica in 

November and anticipate doing this same effort on Aruba early in 2022.  Painting Dominica and Aruba 

will be scheduled once the new pressure treated wood is ready to accept paint.  We’re planning a similar 

effort on Islamorada but the timeframe for that work has not been decided at this time.  

 

 



 4 

 

Election of Officers: 

Mark advised 6 current board members, Mark, Tom, Carol Ann, Alan, Richard and Charlie, submitted 

nomination forms to continue on the board.  Due to personal commitments, Caroline Pisano resigned as 

she is no longer available to continue on the Island board. An owner, Martha Behrend, then volunteered to 

serve on the board. After Martha shared her background, and with no other nominations from the floor, 

the owners present unanimously agreed to accept these 7 nominees as the new board members.  

 

Thus, the following owners (in alphabetical order) were elected to the Board of Directors for 2021-2022:  

 Martha Behrend, 346, Lanai  Mark Hannahs, 349-Maui  

Carol Ann Bianco, 208-Bermuda  Tom Murrill, 226-Dominica 

Alan Dietrich, 354-Maui  Charlie Zellers, 224-Dominica     

Richard Foard, 339-Kauai    

  

 

Owner Comments: 

Mark then opened the floor to comments and concerns from the owners present.  A discussion of many 

topics that were mentioned followed.  A brief recap of those items is listed below.  The board will review 

all of these concerns in future board meetings.  

 

--Late night noise issues from renters, guests or owners was discussed as it was a serious concern earlier 

this year. Regardless of the prevailing sentiment that the OC Police will not respond to calls for noise 

violations, the Police are owners first line of contact for these problems. John shared the Town of OC now 

has a “Trespass Pre-authorization policy” which the Island is signed up for, to allow the Police to enter 

the property and respond to any violation they observe without first being called by an owner / citizen. In 

serious cases of noise violations, an after the fact report to Mana-Jit should be made with as many details 

as possible.  This will allow tracking of repeat offenders and will also allow the board to issue a violation 

notice to the owner of the unit involved, with the potential of fines imposed for repeat cases.  

 

--Communication concerns were also a topic raised by several owners.  John clarified he cannot receive 

a text message; the telephone number for Mana-Jit is a landline. The best method to alert John of a 

concern is via email, with photos attached, if appropriate.  During normal business hours (Monday – 

Friday, 9am to 4pm) John / Mana-Jit will respond to all calls as quickly as possible.  John now has an 

assistant, Sean Wilson, who works primarily in the office and can direct messages to John if he is out in 

the field, as necessary. Outside of normal business times, Mana-Jit’s telephone line is covered by an 

answering service for emergency issues, e.g. large water leaks, fires, weather generated problems, 

electrical and safety issues.  John shared their answering service is new and had some start up issues but 

he believes things are under control now. Finally, while not the preferred process, there is a Contact the 

Board button link at the bottom of our Island website for owners use for general topics. Mark stated the 

board will re-visit this topic in future discussions with John/Mana-Jit and in future board meetings.  

 

--As a few owners commented on timely handling of maintenance requests, John clarified to those 

owners present the Island does not have a dedicated, on-call maintenance person.  Priority will be given to 

any issues of a Safety concern.  Otherwise the owners requests will be prioritized for attention with the 

owner notified of the probable timeframe for their issue to be addressed.   

 

--An owner noted the joist hangers on Oahu are very rusted on the 3rd floor walkways. John shared he /  

the board is aware of this issue which has also been observed on Dominica. Weather exposure affects the 

Island buildings differently as they sit in their position in the circle of the Island. This topic is already on 

the board’s agenda to develop and address, likely in a phased approach based on the severity of the issue. 

 

--Cleaning of the common areas was also a concern. This year we had some poor results from our 

Cleaning service due to Covid and employee availability; over the past months we believe improvements 

have been made. Ongoing discussion will continue with both our Cleaning and Lawn Care providers.  
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--Common area amenity topics included the current condition of the tennis court and a desire to have a 

(portable) pickle ball net option. Where to store kayaks was also a concern as well as a need for more 

(spare) BBQ grills available on the Island. A question was raised to the possibility to have EV charging 

station on the property; Charlie noted this item is currently under investigation.  

 

Another item is that Bikes are not to be stored in the building entrance areas, especially in the off-season. 

The association now requires all bicycles to be identified (stickers are available in the mailbox at 401-A).  

A few outdoor bike racks are available. For safe, long-term bike storage, owners should store them in 

their condo units, closets or on their decks.  Bikes not properly identified will be removed.    

 

--The newly replastered South pool surface was cited as being rough; addressing this issue is on the 

schedule for the off season.   

 

--While the association just completed a significant power washing effort, a few other areas still need 

attention. It was suggested the siding on the buildings also be washed down as the walls look dirty.  

 

--The lattice skirt under the Lanai building was recently damaged. 

 

--The insulation under Oahu and Dominica was identified to need attention. The board shared that 

inspecting the insulation under all the buildings was done during the condensate line cleaning effort. 

Those results and an action plan will be developed in the coming months.  

 

--Finally, an owner shared his awareness of “community bundle” packages for Comcast service.  He 

offered to check out the details and feasibility for the owners.  

 

A few other owner specific issues were shared during the meeting.  The board will review all concerns 

from the Owner Meeting in future board meeting.   

 

With no further business, by unanimous consent, the owners adjourned this meeting at 11:15 am.  

 

 

Respectfully submitted,  

Carol Ann Bianco, Secretary 
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