10688 Old St. Augustine Road * Jacksonville, Florida 32257 * 904-391-6600

Wise Owl Properties
Board Meeting
Date: October 20, 2020
Time: 2:00 PM
Agenda

1. Call to Order

Fran Pepis

2. Approval of Minutes

Fran Pepis

3. Review of Budget and Financials

James Lee

4. Board Recruitment

Linda Levin

5. 2021 Slate of Officers

Fran Pepis

6. Building 10696 updates

Fran Pepis

7. Adjourn

Fran Pepis

Vision: Older adults and adults with disabilities are valued and have the resources they need to live with dignity and
security in an age- and ability-friendly community.
Mission: ElderSource empowers people to live and age with independence and dignity in their homes and their
communities.
Inclusion Statement: ElderSource values all people – including but not limited to all nationalities, socio-economic
backgrounds, abilities, races, genders, religious perspectives, sexual orientations and gender identities – in everything we
do. We welcome the unique insights and perspectives of all persons in our quest to fulfill our mission.

Wise Owl Properties, Inc.
Conference Call Board Meeting
Wednesday July 8, 2020
10:00 AM
Present
President, Fran Pepis
Bill Ternent
Vice President, Don Roberts
Treasurer, Brenda Ezell
Secretary, Melissa Gilreath

Absent
Veronica Catoe-Exc.

Staff
Linda Levin, Chief Executive Officer
JaLynne Santiago, Chief Financial Officer
Tameka G. Holly. Chief Operations Officer
Jessica Del Rio, Executive Administrative Assistant
Meeting Called to Order
Ms. Fran Pepis called the meeting to order at 10:03 AM. The purpose of the meeting was
to review.
Approval of Minutes
Ray Parkhurst moved approval of the meeting minutes of the Wise Owl Board of Directors
on March 25, 2020. Don Roberts seconded the motion. The motion carried without
opposition, and the minutes were approved as submitted.
Building Maintenance/Improvement Quotes
Ray Parkhurst presented and reviewed the building maintenance/improvement quotes
spreadsheets located in the July 8, 2020 meeting packet.
Ray reviewed the following updates on building quotes:
 Fencing Project
o 10688 fencing of the HVAC units will obstruct views on the back and side
windows of the building.
o Delayed this project due to activity at the site
 Parking Lot Repaving
o Due to the delay, there may be a price increase.
 The $1,000 included in the quote is to show a possible increase in
price.
o Total of $11,117.94 in paving repairs.
 The price includes corrective actions from the insurance and two
seal coats.

o Repairs to the pavement are to fix the drains and tree roots that lifted the
assault.
o The paving quote includes both buildings.





Painting Touch up
o Delayed due to activity at the site
o We will have to have a test paint to match the color on the building.
 CertaPro will test window seal colors at no cost
o Price on spreadsheet includes touch-ups and repainting building cost.
Tree Trimming
o Trimming project was completed at the cost of $5,000.
Mulching
o It was delayed due to activity at the site.
o The bids are pending.

Board agreed to add $9,413 to the request to Parent for repainting the building the same
color if the building is not sold to the tenants.
Ray stated that both HVAC units cover the common areas of each floor of the 10688
building and need to be replaced. Ray recommended to go with McGowan's bid of
$12,366; this price includes the installation of the Hail Guard on the HVAC unit at the
10696 building.
Ray stated that the insurance inspection identified additional repairs on the sidewalks,
and the repair quote we received is $900. There were leaks on the gutter, and exterior
lights were out at the 10696 building we are waiting for quotes.
Tameka mentioned that we had a fire inspection last week, and the Fire Extinguishers
are to be inspected next week.
Motion
Don Roberts moved to request the rounded amount of $50,000 from the Parent Board to
cover all building maintenance and improvements. The motion was approved by
Acclamation
Renter Interested in purchasing 10696 Property
JaLynne reviewed the 2020 Financial Analysis for building 10688 and 10696. JaLynne
stated that building 10688 remains and continues to be a self-sustaining building.
Building 10688 has a total program revenue of $135,000. She mentioned that the total
operating expenses related to building 10688 are $115,214. There is a net margin is
$50,227, which includes: $30,441 transferred in from the Parent and a net operating
margin of $19,786.

JaLynne stated that the estimated program revenue for building 10696 is $28,807,
which includes rental income and tenant reimbursement. Total operating expenses
related to building 10696 are $123,817 leaving us with a negative net operating margin
of $95,010. The total transfer in amount will be $111,632, that total includes the request
we previously made for $66,343 at the beginning of the year. The total estimated
revenue for building 10696 in 2021 is $152,098. The $152,098 in total program revenue
includes differed revenue from 2020 of $25,000. That would leave us in 2021 with a
$69,559 total net margin.
Fran stated that the tenant had spent over $200,000 in improvements to the building
since the project start. They recently added a 66-ton chiller, copper shielding to walls,
an MRI machine. Based on the money spent, they thought it is a good idea to purchase
the building. Fran reviewed the buildings that were sold in our area; she mentioned that
our building 10696 was sold to us at $195.71 per square foot. That rate is higher than all
the other buildings sold in our area due to the building initially being a bank building.
Linda stated when we first started talking about renting the building, we had staff
growth, and having that building after the tenant's lease was up supported our vision
and our strategic plans. Since this pandemic has started, all staff has been fully
functioning working remotely. We decided to have staff work remotely until 2021 and
maybe even after the pandemic. Leadership staff is working on a return to the building
plan, which may include certain staff members working from home permanently post
COVID-19.
Motion
Veronica Catoe moved that we offer the existing tenant for the potential sale of the
building for about 1.1 Million with the ability to negotiate. Don seconded the motion. The
motion passed without opposition.
Meeting Adjourned at 11:11 AM.
Minutes prepared by Jessica Del Rio, Administrative Assistant

Wise Owl Properties, Inc.
Conference Call Board Meeting
Thursday July 23, 2020
10:00 AM
Present
President, Fran Pepis
Bill Ternent
Vice President, Don Roberts
Treasurer, Brenda Ezell
Secretary, Melissa Gilreath
Veronica Catoe
Ray Parkhurst
Staff
Linda Levin, Chief Executive Officer
JaLynne Santiago, Chief Financial Officer
Tameka G. Holly. Chief Operations Officer
Jessica Del Rio, Executive Administrative Assistant
Meeting Called to Order
Ms. Fran Pepis called the meeting to order at 10:03 AM. The purpose of the meeting was
to review.
Letter of Intent (LOI) Sellers Response on Property 10696
Fran Pepis reviewed the LOI that she drafted to send to Innovative Imaging of
Jacksonville, LLC. She stated that the letter of intent was drafted in regards to the
10696 Old St. Augustine Road. It consists of 1.25 acres and a gross building area of
6,727 Sqft. Fran referenced the Building Survey and Areal Image exhibits, which were
provided to the Board before the meeting via email.
The LOI is a non-binding document that outlines our intent to sell the Property and their
intent to buy the Property under specific terms and conditions. Once we send LOI to the
Buyer, he may make changes or accept the offer. If he agrees with the agreement as is,
he signs, and then we will draft a business agreement with terms and the terms of the
legal language of selling the Property.
Fran stated that the zoning of the Property is Commercial, Residential, Office (CRO),
and it is up to the Buyer to be certain that the intent to use of the Property meets the
code. The purchase price we agreed with is $1,050,000. The binder deposit of $10,000
is to be funded within three days of the effective date of the agreement. It will then be

held in escrow by the Seller’s escrow agent. That money becomes non-refundable
during the inspection period and becomeshHard once we pass the inspection period.
This means that the money no longer transfers back to the Buyer, but to the Seller, at
closing or to the Seller if Buyer is in default of the contract. Fran mentioned that the
terms of the purchase are cash at closing.
Fran reviewed the following contingencies on the LOI:
1. Buyer and Seller shall use its best efforts to agree on acceptable terms and
conditions by signing the Purchase Agreement no later than August 31, 2020
2. Buyer’s obligations under the Purchase Agreement are contingent upon Buyer
obtaining a favorable appraisal for the Purchase Price and a binding commitment
letter from the Buyer’s lender for financing the purchase of the Property no later
than September 30, 2020.
Fran stated that the inspection period is effective from the date of the agreement and
expires in thirty days before the closing date. This period is for the Buyer to conduct all
due diligence studies the Buyer deems necessary. During the "inspection period," the
security deposit shall be fully refundable. We have a hard date of November 30, 2020,
for the closing at their request; by October 31, 2020, buyer must have finances in
place, inspections completed, and be ready to close.
Fran stated that Seller will give possession of the Property free and clear of all liens, to
the Buyer, at the time of the closing. This letter of intent expires on July 31, 2020, at
5:00 PM.
Fran stated that under the section Disclosures and Commissions, it indicates that the
Buyer and Seller acknowledge they have not dealt with any other sales agent or broker
in connection with the subject property except for Fran Pepis, Colliers International
Florida, LLC who represents the Seller. Also, the Seller shall be responsible for real
estate commissions at closing pursuant to a separate Listing Agreement.
Fran reviewed the Closing Cost section; she stated that the Seller is responsible for
paying for Deed Stamps, Title Search, Title Exam, Title Insurance, Seller's Attorney,
and Broker fees. Seller shall provide an existing survey. The Buyer is responsible for
paying, for Mortgage Note Stamps, any lender fees associated with the mortgage, Title
Endorsements, Environmental Phase 1, if needed, new survey, and all due diligence
items that Buyer deems necessary for their inspection, and Buyer's Attorney. Both
parties shall be responsible for their share of any expense prorations up to the day of
closing.

Fran explained that the Tenant verified what the anticipated property taxes would be on
the Property; they gave him an anticipated property tax of $22,000. On the Tenant's
lease agreement, they are paying us back for the real estate taxes, and we assessed
them at $20,620. When the tax bill comes through at closing, we will do a proration of
expenses up to that $22,000.
We have agreed to not offer the Property for sale to anyone other than Buyer or enter
into or continue any discussion with any third party to acquire the Property until such
time as this Letter of Intent has terminated. The Letter of Intent shall automatically
terminate upon the earlier of (a) the mutual execution of the Purchase Agreement by
both parties or (b) the date of the written notice given by either Buyer or Seller
terminating this Letter of Intent
Fran reviewed the Special Provisions with the Board. She stated that the Buyer
acknowledges that there is a Tenant in place, and the sale of the Property shall
terminate the Lease between the Tenant and the Landlord as follows:
(i)

(ii)
(iii)
(iv)

(v)
(vi)
(vii)

Tenant shall acknowledge to the termination of the Lease Agreement dated
January 3, 2020, by and between Wise Owl Properties, Inc ("Landlord") and
San Jose Imaging Center, LLC ("Tenant") and on the day of closing and
Tenant shall agree to
Forfeit the Security Deposit in the amount of $11,760.52
Forfeit the Advanced Rent of $11,248.19
Repay the Deferred Rent as described in the First Amendment to Lease
Agreement dated April 16, 2020, in the amount of $25,713.45 on the day of
closing
Continue to pay base rent and expenses in the amount of $11,248.19 starting
on October 1, 2020, up to the date of closing.
Buyer acknowledges that the Landlord has spent $14,000 +/- dollars to
accommodate the Tenants move-in requirements.
Buyer shall reimburse the Seller in the actual amounts of these
improvements, at closing to include: fencing around HVAC unit; seal coat
parking lot; painting exterior window sills; panting outside columns; limb up
trees; sidewalk repairs, gutter repairs and replace exterior lighting.

Fran mentioned that since the Board approved we sell the Property; if Innovative
Imaging of Jacksonville, LLC decides they do not want to be the successful buyers, we
will put the Building for sale as an investment property. Since we have a tenant in place,
we will cap the income at 7% and put it out to market for sale. It protects us from having

to spend a lot of time putting the Property out to market, and it motivates the potential
Buyer to meet the deadlines.
Brenda Ezell stated that she reviewed the letter of intent and she feels comfortable with
the letter
Estimated Closing Cost:
Fran reviewed the estimated closing cost spreadsheet with the Board. The spreadsheet
was provided to the Board via email and Board Portal. Fran stated that the Buyer's
current offer to purchase the Building is $1,050,000. As the Seller, we agree to pay the
following estimated closing fees:
 $5,625 in Title and search fees
 $7,350 in Recording fees
 $36,747 in Broker fees
Fran stated that our estimated cash at closing to the Seller is $ 1,000,278, and we will
have an estimated total of $49,722 in closing fees for Wise Owl. She explained that the
following line items on the spreadsheet would be up for discussion with the Buyer:
 $25,713 in Plus Deferred Rent payback
 $11,761 in Forfeit Security Deposit
 $11,248 in Forfeit Advanced Rent
 $14,000 in reimburse expenses
The total amount of additional fees would be $62,722. If the Buyer agrees with all the
fees, this will be added to our additional cash at closing. Our total estimated cash
proceeds will be $1,063,000.
Fran stated we have a debt on the Property of $794,000. If we can get our full estimated
cash return of $1,063,000 on the Building, subtracting our debt, we will a positive cash
return of $270,000, which is a 25% return on the acquisition.
Motion
Bill Ternant moved that we present the LOI to Innovative Imaging of Jacksonville, LLC
as presented to the Board. Don Roberts seconded the motion. The motion passed
without opposition.
Meeting Adjourned at 11:11 AM.
Minutes prepared by Jessica Del Rio, Administrative Assistant

Wise Owl Properties, Inc.
Conference Call Board Meeting
Thursday August 6, 2020
3:00 PM
Present
President, Fran Pepis
Bill Ternent
Secretary, Melissa Gilreath
Veronica Catoe
Ray Parkhurst

Absent
Vice President, Don Robert-(Exc.)
Treasurer, Brenda Ezell-(Exc.)

Staff
Linda Levin, Chief Executive Officer
JaLynne Santiago, Chief Financial Officer
Tameka G. Holly. Chief Operations Officer
Jessica Del Rio, Executive Administrative Assistant
Meeting Called to Order
Ms. Fran Pepis called the meeting to order at 10:03 AM. The purpose of the meeting was
to review the buyer’s response to the LOI.
Buyers Response to Sellers Letter of Intent (LOI) on Property 10696
Fran Pepis reviewed the Buyer's response to the LOI that was sent to Innovative Imaging
of Jacksonville, LLC, for Property 10696. She stated that under the binder deposit section
of the LOI, the Buyer is requesting we use the existing lease security deposit, already
paid to the seller by Buyer in the amount of $11,760.52 to pay the Binder Deposit. Fran
stated that the Buyer is Innovative Imaging of Jacksonville and the Tenants are San Jose
Imaging. We need to keep them separate during the whole process. As a landlord, it is
not wise that we accept that counteroffer on the binder deposit section because we have
a Tenant in place up to the date of closing. If something were to happen on the Property
during that period, we would not have any monetary recourse to do anything if we are to
forgo the security deposit. Fran recommends that we keep the binder deposit at $10,000
and not transfer the security deposit to the Buyer.
Fran stated that the Buyer requested a revised LOI expiration date of 8/14/2020. This
request is achievable, and the Board agreed to accept the request.
Fran stated that the Buyer requested the following edits to special provisions:
 Security deposit applies to Binder Deposit
 The advanced rent be applied to October 1st, 2020 rent
 Not to be charged for property improvements such as fencing around HVAC unit;
seal coat parking lot; painting exterior window sills; panting outside columns; limb
up trees; sidewalk repairs, gutter repairs, and replace exterior lighting.

Fran stated that we should not reduce expense costs any further than taking off HVAC
fencing. She recommended we increase the purchase price of the building to
$1,061,200 to cover property improvements and that we honor the advance rent to be
applied to October 1st rent.
Motion
Veronica Catoe moved that we counteroffer and increase the purchase price of the
Property to $1,086,914, and the $25,713 in deferred rent will be due at closing; all
other terms and conditions will remain the same except for removing the forfeiture of
the security deposit and advance rents. Bill Ternant seconded the motion. The
motion passed without opposition.
Meeting Adjourned at 3:35 PM.
Minutes prepared by Jessica Del Rio, Administrative Assistant

Wise Owl
2021 Draft Budget
Wise Owl
2021
Budget

Wise Owl
2020
Budget

135,000.00
135,000.00

170,010.00
170,010.00

(35,010.00)
(35,010.00)

-21% Sold 10696 building
-21%

Payroll Fees
Building Maintenance
Utilities & Security
Telephone & Internet
Printing & Supplies
Postage & Shipping
Audit Fees
Interest Expense
Property & Liability
Taxes & Licenses
Total Operating Expenses

9,661.83
300.00
22,080.00
25,395.00
1,450.00
200.00
50.00
500.00
17,347.64
11,650.68
945.12
89,580.27

7,156.91
300.00
42,890.00
25,395.00
1,450.00
200.00
50.00
500.00
53,652.00
18,392.97
1,500.00
151,486.88

2,504.92
0.00
(20,810.00)
0.00
0.00
0.00
0.00
0.00
(36,304.36)
(6,742.29)
(554.88)
(61,906.61)

Annual salary increase + anticipated increase in health
35% premiums
0%
-49%
0%
0%
0%
0%
0%
-68%
-37%
-37%
-41%

Net Operating Margin

45,419.73

18,523.12

26,896.61

0.00

45,000.00

(45,000.00)

45,419.73

63,523.12

(18,103.39)

Less: Depreciation & Amortization

(66,610.00)

(64,565.52)

(2,044.48)

Total Net Margin

(21,190.27)

(1,042.40)

(16,058.91)

Revenue
Rental Income
Total Program Revenues

Change
$$

Change
%

NOTES

Operating Expenses
Personnel Expenses

Plus: Transfer In

Net Margin

Page 1 of 2

Vendor

10696 Old St. Augustine Rd. (bank)

10688 Old St. Augustine Rd.

$2,800.00
6ft high Black vinly coated chainlink
42' of fencing = $61.90/lf

$2,750.00
6ft high Black vinly coated chainlink
( only quoted 48ft of fence and did not iclude HVAC on side of building

$1,869.22
6ft high black vinyl coated chainlink = 38ft of fencing = $49.19 / lf

$4,777.66
72ft of fence with 3 gates
6ft high black vinyl coated chainlink =$ 66.35/ lf

South Building work‐ $4,232.60

North Building work‐ $6,204.34

Recommendation

Actual 10696

Actual 10688

Fencing Project
Armstrong Fence Co.
904‐562‐0827 Zack Miller

Superior Fencing
904‐683‐6349

$2,800.00

$2,650.00

$5,420.00

$10,117.94
Potential increase due to delay Add $1000
$11,117.94

$4,232.60

$6,204.34

Parking lot repaving
All Pro Asphalt
Ken Purcell ‐ 904‐545‐1776

Total if you complete them at separate times‐ $10,436.94
Total if completed at the same time with 2 seal coat $10,117.94
Total if complete them at the same time with 1 seal coat $9,117.94
Painting touch up
Magnum Painting Services
(904) 642‐1533

To be scheduled.
Consider having Certa Pro paint 1 window as sample to determine aestic acceptablity

CertaPro painters
904‐813‐4895
Brad Davis

$2148 .00 Touch up windows , columns , pressure wash. Note will be hard to match
$9413.00
Repaint building same color
$ 2276.00
extra cost to paint top if change of color

Much previous experience with this vendor and suggest we single source based on previous low bids

$2,498.00

Work completed off hours

50 year old established Jax vendor.

$2,500.00

$2,500.00

Tree Trimming

COMPLETED

Odom's Beaches Tree Service, Inc
(904)246-6366
TLC Total Lawn Care, Inc.
(904)699‐0517
Mulching

Weather Engineers

Corrective action on Insurance Inspection

Equipment
2 each 4 ton Condensor
2 each 4 ton Air Handler
Installation
Total

$12,366.00

2 each 4 ton Condensor
2 each 4 ton Air Handler
Installation
Total

Getting bids

$12,366.00

$12,366.52

$12,405.00
Cost
TBD

Fire extinguisher inspections

TBD

Exterior lights replace with LED
Additional work required to repair street lights

Getting bids

Follow up with existing landscape vendor TLC lawn care who has provided this in the past

Pricing

Sidewalk repairs

Parking lot repairs
Maintenance Projects at 10696
Gutter repair ‐ Seal leaks

$2,500.00

TBD
to be scheduled following parking lot project
Cost TBD

Follow on projects
Vendor
McGowan

$2,500.00

TLC used partner to bid on tree work and there evidently a handling fee built into quote

Notes
Vendor Clear & Simple ‐ Tony 904‐487‐8669
Follow up with JaLynne on vendor contact info and follow up with Insurance agent

TBD

$900.00

Add to annual operating expense.

?

Send Copy of quote from All Pro Asphalt to Insurance agent
TBD

TBD

TBD

$716.25

TBD

TBD

TBD

$3,544.50

Outstanding work…. 3 light poles have no power waiting on proposal
Mulching waiting on proposal

Estimated costs
Estimated costs

$17,041.35

$26,490.86

$2,000.00
$1,600.00

$1,600.00

$43,532.21

$2,000.00
$3,200.00

$48,732.21

2020 Wise Owl Properties Board of Directors

Fran Pepis, President
Executive Vice President
Colliers International Northeast Florida
76 South Laura Street, Suite 1500
Jacksonville, Florida 32202
904-861-1110 Office
904-613-1383 Cell
E-mail: Fran.pepis@colliers.com
Brenda B. Ezell, Esquire, Treasurer
Ezell Law Firm
3560 Cardinal Point Drive, Suite 202
Jacksonville, FL 32257
(904) 292-1495 Home
(904) 432-3200 Office
Email: Brenda@ezellfirmpa.com

Dr. William A. Ternent
6 Fernmeadow Lane
Ormond Beach, Florida 32174
(386) 615-4616 Home
E-mail: WATernent@aol.com

Ray Parkhurst
136 Avalon Drive
Ormond Beach, FL 32176
(386) 262-3332 Home
(386) 262-3332 Office
Email: : raypark@bellsouth.net

Melissa T. Gilreath, Secretary
101 Palmera Court
Ponte Vedra Beach, FL 32082
(904) 285-2610 Home
(904) 339-0262 Office
Email: mgilreath@ehmcorp.com
Veronica Catoe
Florida Assisted Living Association
3700 Capital Circle SE, #1320
Tallahassee, Florida 32311
(850) 383-1159 Office
(904) 476-4758 Cell
E-mail: vcatoe001@gmail.com
Work: veronicac@falamail.org

Edited on 10.07.2020 by Jessica Del Rio

Staff Contact Information
Linda Levin
(Office) 904-391-6610
(Cell) 904-545-3585
(Email) Linda.Levin@myeldersource.org
James Lee
(Office) 904-391-6627
(Email) James.lee@myeldersource.org
Tameka G. Holly
(Office) 904-391-6667
(Email) Tameka.G.Holly@myeldersource.org
Jessica DelRio
(Office) 904-391-6613
(Email) Jessica.delrio@myeldersource.org

Edited on 10.07.2020 by Jessica Del Rio

