The Grove at Beekman Place Board Meeting Minutes October 28, 2025


Call To Order/ Quorum Determination
Dan called the Board of Directors meeting of October 28, 2025 to order at 6:00pm.  Dan stated that quorum was met. Dan reminded everyone that questions and comments for Owners and renters is set on the agenda after ‘New Business.’  Dan introduced Mr. Trevor Bliss, who has volunteered to join the Board of Directors. Dan made a motion to nominate Trevor to be a member of the Board, and Suzanne seconded, the motion passed unanimously.

Review and Approval of September 16, 2025 Minutes
Dan inquired whether the Board had reviewed the minutes from the September 16, 2025 meeting. Tim moved to approve the minutes, with Anna seconding; the motion passed unanimously. Following this, Dan requested the September Financial Report as of September 30th.
a.) September Financial Report –Tim
· South State Operating account balance: $25,017.96
· Operating expenses paid: $4,016.24
· South State Reserve Checking Account: $6,097.99
· Fifth Third Bank six CD’s totaling: $. 188,516.83
· Total of the Reserve and CD’s: $ 194,614.82
b.) Total all accounts: $219,632.78
c.) Aging Report: We have three outstanding properties that owe a total of: $4,493.28. Most of that amount is due from the foreclosed property at 4565.
Tim requested a motion to approve the September Financial Report. Anna moved to approve the report, and Suzanne seconded the motion. The motion was unanimously approved.

IV. Old Business
ARB Committee, 2026 Proposed Budget, Maintenance Committee Report, Separating from BPA, Management Company Report.

a) ARB Committee – Brenda
Since the last HOA meeting the ARB received two requests:  Today we approved a roof replacement. The second request was returned to the resident requesting additional information. (We have not heard back from them at this point)
1. Parking Rules Update-Anna
At the last meeting, the Board voted to impose a $25 fine without prior notice for noncompliance with our Parking rules and regulations, specifically section 9 and c.
a.) No car may remain parked on the street overnight when there is space available on the driveway or garage.
c.) No parking on any lawn
In the last month, we issued 3 parking violations with fines to owners that had vehicles parked on the grass.

2. Update on Edging and Preserving Hamlets Grove Drive-Anna
 Anna let residents know that they inspected homes for edging compliance on a regular basis and notified owners when there was an issue. She informed owners the following:
· It is important that a minimum gap of 1 inch to the maximum of 2.5 inches between the lawn and the pavement.   Edging protects the foundation of the pavement and helps extend its lifespan.   Vegetation growing on the payment can cause it to become compromised. 
· We issued 19 notices to homeowners regarding noncompliance.
· Also, we issued 1 violation with fine for noncompliance.

3. Violation and Fining- Anna
Anna indicated that, in addition to previous actions, four violations with fines were issued to owners who received notices and did not comply, and one extension was granted to the owner. She further stated that it is the Board’s responsibility to ensure all homeowners adhere to established rules and regulations. Owners are encouraged to contact the Board if they receive a notice they believe is unwarranted or require additional time to comply, so that any concerns may be addressed appropriately. 

b) 2026 Proposed Budget- Dan and Tim
 Dan asked Tim to please report on the Finance Committee 2026 Budget review.
Tim reported that after going through the proposed 2026 budget for the Grove, the finance team felt that a few line items needed to be reworked and changed.
The line item for electricity should be lowered to $6,000. FPL is looking for a $2.50 increase per household for FY 2026. That will be an increase of $7.50 per month total for the Grove.
Water should be increased from $900 to $1,200 as we are over budget already for 2025.
Also lake maintenance should be changed from $6,000 to $3,600 to reflect the new contract with Tigris that eliminated the fountain maintenance.
Dan’s Report:
Since the Proposed Budget was turned over to the Finance Committee there have been recent developments, which have impacted the budget and the Reserve funds. Recently, we renegotiated our contract with Tigris (our pond maintenance provider) reducing our monthly maintenance fee from $500 to $300 for a total of $3,600.  This was due to removing fountain maintenance from our monthly service.  This will be discussed further in the agenda during ‘Pond Maintenance.’  Also, we will be discontinuing our personal Website since this service is being provided by Pinnacle with their new Engage Website program. 
On the Income Side: Resident assessment dues will be raised $60 per household which was the raise that was imposed last fiscal year by the BPA, which was assumed this fiscal year through our operating budget for a total of $5,880.00.  New Assessment dues for 2026 will be $1,060 annually for our 98 Residents at a total of $ 103,880.  This will help fund the Reserves, which was reduced last year, and with the pending expense for the Road Sealant process that will occur in 2026.  We believe that continuing to take operating funds to pay for the BPA assessments raise from 2025 should not deter the operating costs for The Grove.  This will also be discussed later in the agenda during ‘Separating from the BPA.’ Violation Fines began in 2025 and will continue in 2026, and the budget proposes that $500 will possibly be fined in this year. Unit 4565 has been issued 11 violations being fined daily until each violation is resolved, but these fines are not assumed in the budget since we have yet to collect overdue assessment fees.  And if there is any surplus at the end of the year, this income will be moved to the Reserve fund.
Dan reported that the association will be sending out the proposed 2026 Budget to the membership for review and depending on any other important edits or additions the 2026 Budget will be approved at the November Board Meeting.  

c) Maintenance Committee Report
1. Irrigation Problem at 49th Street -Zanne
In July, the irrigation valves broke at the 49th street entrance and we solicited a quote from Bettancourt Irrigation to resolve the issue.  This action was postponed due to the Budget Freeze.  At this time, due to the lack of rain the vegetation at the 49th street entrance is suffering.  We feel that it is important to handle this immediately and since the expense is $371.69 and we have not had storm factors that we thought we may experience, Suzanne made a motion to accept the quote from Bettancourt Irrigation and proceed immediately to resolve the issue Anna seconded, and the motion passed unanimously.

2. Pond Maintenance – Dan
As you know we reported at the September meeting that all fountains in our ponds were not operating and that the fountains in the central pond are no longer manufactured and their parts are not available.  After meeting with Tigris Lake and Pond Maintenance and reviewing our options for the health of the ponds we solicited quotes for Aeration Bubblers for both ponds.  The large pond aeration quote from Tigris is: $16,828 and the small pond aeration quote $5,658 for a total of $22,486.  The aeration equipment has Compressor & Electrical Components - 3 Years warranty, Airline & Diffusers - 5 Years warranty and Cabinet - 10 Years warranty.  Maintenance for the Aeration bubblers is not quoted at this time, but we believe that the first year will not require maintenance.  We have not done comparative quotes but believe that we should look at a 3-year plan to install aeration bubblers in our pond and utilize our Reserve fund to subsidize this plan.  Our Reserve fund is Non‑Statutory allowing us the license to use our funds for operational emergencies. Non‑statutory reserves can be created by the board without a membership vote, but they do not have the same legal protections and can be spent more flexibly. We will be researching other Pond Maintenance companies for quotes and will report on this further at the next board meeting.  A three-year plan to install the Aeration Bubblers from the quotes we received from Tigris would cost approximately $7,500 annually and would be a worthwhile addition and protection to our retention ponds. This plan will be researched and presented at the November meeting with an initiating start in 2026.

d) Separating from BPA – Dan
I want to briefly review what was communicated to all Members in a recent email or letter that was sent out. We are pursuing an exploration of possibly separating from the BPA and privatizing our HOA, closing the entrance off from Hamlets Boulevard and utilizing our 49th entrance exclusively, which would provide the protection we require as well as preserve our environment.  The actual use of our entrance and roadway has recently increased since additional speed bumps were added on Hamlets Boulevard.  Also, by not paying $28,224.00 to the BPA annually we would have these funds available to us to protect, improve, and provide resources to The Grove exclusively.  And, if this separation is possible and completed in 2026 there will be no additional increase in dues in 2026.

The exploration is occurring due to many concerned members’ objections to raises in BPA Dues, complaints of expenditures of the BPA and traffic from all other associations of the BPA as well as the history of questioning the lack of foresight on the behalf of the original chartered documents to protect and maintain the 49th Street entrance/exit.  Our goal in this exploration is to seek consideration for the use of our entrance/exit and benefit from the dues that we provide to the BPA.  It is not fair to prioritize Lockwood Ridge Road Entrance and not consider the other entrance/exit that is shared by all HOA’s.  By separating from the BPA, we already have our own entrance/exit on 49th street deeded to us originally when we were founded, we will have the additional funds that were funding the BPA to provide The Grove with security gates, support general maintenance, improve our overall safety, build our Reserve and for emergencies.

There was a special meeting proposed by the BPA, which would include all HOA’s, which is understandable since our action would affect them, but there was no indication or suggestion of compromise in the agenda for the meeting.  There was a suggestion stated in their email that this would be a healthy collaborative effort to address our concerns, but no assurance that this meeting would produce a positive outcome.  The Board chose to not meet and continue with the exploration with a goal to resolve the issue by the end of 2025 or at the latest February of 2026.

Article XX DISSOLUTION OF THE ASSOCIATION in our Corporate documents provides details for a dissolution. This option would be utilized to separate us from the BPA and then reinstate our privatized Corporate structure. The separation will be costly due to the legal fees that will be needed to make this dissolution and that is why the Board disclosed to the BPA this exploration now and not in 2026, because then we would be waiting an additional year to take action if the Membership decided to move forward with the dissolution.  In order to be transparent and expedite this exploration we provided the BPA with ample notice prior to their approval of their 2026 budget and consequently our 2026 budget.  We will reserve paying our dues to the BPA beginning in January 2026 if this exploration is not resolved in 2025.  The funds provided annually to the BPA from The Grove would be used for the legal fees if the Dissolution is approved.  If we arrive at an agreement to remain within the BPA structure, then the raise in the assessments will occur in 2026.  And if we decide to pursue separation the raise in the assessments will be postponed or canceled once we know our outcome. The next step of the exploration would be to seek counsel on the steps and likelihood of a dissolution and what would be required.  Research has commenced with the County and will continue with State requirements as well.

Remember this is an exploration that we hope to have specific details on the process, approximate costs, and the positive and negative facts on what this will do to for or against The Grove at the November meeting.  With this in mind I recommend considering now a postponement of approval of the 2026 Budget to the December meeting.

e) Management Company Report – Colleen
Colleen encouraged all owners to register for the Engage website, which serves as the community portal.  She let owners know that through this platform, you may pay your assessment, submit ARC forms to the committee, access association documents, view previous board meeting minutes and vendor contracts.

V. New Business
Standing Committees Dan
We presently have 3 Standing Committees: ARB Architecture Review Board which is appointed by the Board with duties and functions described in the Declaration of Restrictions for The Grove with committee members, Brenda Stokes, Connie Trottier and Anna.  The Maintenance Committee that advises the Board on all matters pertaining to maintenance, repair, or improvements in The Grove with Tim and I as members.  And finally, the Nominating Committee described and defined in Article VI ELECTIONS OF DIRECTORS, NOMINATING AND ELECTION COMMITTEES with Zanne and I as members.  We have two ad hoc Committees at present, and they are the Finance Committee that has just reviewed the 2026 Budget with members Katherine Asbury and Tim and the Fining Committee that has yet to begin, but fining has begun and they will need to meet soon to review the fines issued with committee members: Milton Bruce Asbury, George Segal, and Zanne.  The Nominating Committee has not been meeting regularly. The maintenance committee has been consulting through emails and phone conversations with intermittent onsite work with vendors. The ARB committee has been functioning regularly and has found a rhythm but could use more members. All Committees could use more members.  As to not having Board members doubling on Committees, but one Board member per committee is the goal. We hope that participation in the Committee Structure can lead to Board membership and continue to provide leadership to support the Corporation.  Without this participation, dependency will turn to our Pinnacle Community Association Management and assessments will need to be raised to subsidize their workload.  We will be campaigning strongly in the next several months leading to our Annual Meeting recruiting new members for all Committees and candidates for Board Directors.

4565 Notice to Lien and Final Violation Letter Dan
We are currently pursuing placing a lien on 4565 with legal counsel.  It is a lengthy process that could take another 3 to 4 months of time, but we will keep you posted.  I spoke personally today with our lawyer, Rick Weller, our representative from Najimy Thompson and Partners Firm, who provided me with some additional information that will be helpful to make our case solid.

Resident Comments and Questions- All owner were given the opportunity to ask questions and make comments.

VII. Adjournment- The meeting was adjourned at 7:32 pm
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