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Home Watch Required Rule 
 
Folks, in Florida, we all have to maintain our air conditioning units. We all have to 
watch for water intrusion or leaks and quickly report any leak or water intrusion. If 
we all were to notify Ole Administration within a few days of a leak, then Olé 
Association will save thousands in drywall repair every year. If we all have broken 
air conditioning units repaired within a few days of it quitting, then Olé 
Association and owners would save thousands more each year. Owners would 
save tens of thousands! Olé Initial Rules & Regulations Rule 3.B already require a 
“capable caretaker” designated for each unit. In order to protect our Common 
elements, this rule expands the role of the capable caretaker and will promote peace 
of mind of Olé members.  
 
Saving money is what the Home Watch Required Rule is about. “Thrifty” Olé 
owners with no home watch have an average cost of $44,000 to repair and re-
furnish their moldy Ole units, when a problem comes up. We are talking total loss 
of the condo interior – all furniture, drywall, cabinets and clothing. We see it 
happen every year or two and it’s a shame. A giant mess of mold grown over every 
organic surface because the air conditioner quit months before, or a sprinkler pipe 
leaked, or a water line to the toilet blew out. The horror stories are legendary – just 
Google “mold damage in Florida homes.” In those cases, Olé Association may have 
to pay thousands for drywall replacement.  
 
Interestingly, people that have Home Watch Service report low or only modest 
expenses due to mold or water intrusion. Hmmm – perhaps spending $500 a year 
to inspect our valuable homes would actually save money? Spending 0.1% of the 
asset value to inspect and protect our Naples investment pays a large dividend in 
peace of mind and limiting repair costs. Conversely, not having home watch seems 
a dumb risk. Incidents of “owner too thrifty to pay home watch" periodically cost 
Olé $8,000 in drywall repair. Those owners spend tens of thousands of their own.   
 
Those days are over. Regular inspection of all Olé homes by a home watch person 
or service will eliminate cases of massive drywall loss and loss of all home contents. 
The goal of having a home watch service is to see a problem developing and get it 
repaired before the home interior is a total loss. If there is a case of massive interior 
replacement, the Olé Association will not pay for drywall repair unless owners 
prove they have home watch service. The object is to save money for all Olé 
owners.  
 
A second goal of the Home Watch Required Rule is to define negligence. Ole 
Declaration Section 11.7 states that in cases of owner negligence, the unit owner 
will have to pay ALL COSTS of repair to their own unit and damage to adjacent 
units. The rule about every unit must have home watch is about doing what is 
prudent for an owner absent for months at a time. Owner Negligence is defined as 
not having regular home watch service, at least once a month, and immediately 
reporting any issue of water intrusion or other problem. (Although twice a month is 
recommended and preferred.)  
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 Owners that suffer massive interior damage are now required to show evidence of 
having home watch service on an established, regular basis. Demonstrating that we 
have home watch can easily be done by a copy of the service’s invoice or, a sworn 
affidavit from the home watch person. If owners have proven home watch and the 
bad luck to somehow suffer the need for drywall replacement, the Association will 
pay for drywall repair. If owners have massive drywall loss and cannot prove they 
have home watch, then owner negligence is established.  
A negligent owner will have to pay all costs of drywall repair in their unit. If their 
leak or A/C unit/mold problem crept next door, owners of the neglected unit will 
pay for repair of the adjacent unit. Ole owners might still make the bet they can 
save a couple bucks on home watch. Now, those owners with no home watch will 
pay for all repairs, not the Association and their neighbors.  
 
Mary and I have owned in Olé for nine years. In that time our A/C unit has quit 
three times while we were gone from Olé. Our home watch person discovered the 
problem and helped us get repairs within days. Problem solved - no big deal. Most 
Olé owners have Home Watch already. We sincerely hope people will honor the 
Home Watch rule and believe having the service saves money in the long run.  
Alternatively, leaving an Olé unit alone, unattended and uninspected for a month 
or more is foolish and negligent. That point is well established by Olé Declaration, 
by Rule and by legal precedent.   
 
One point of clarification: The Olé rule does not require a commercial home watch 
service be hired. If an owner has a responsible relative or neighbor to be a capable 
caretaker, regularly come into the unit and inspect for proper A/C function, water 
leaks or other problems that covers the requirement. Having a trail of regular 
monthly or bi-weekly emails would seem to verify the inspections are made.   
 
Yours for a great Olé Day, 
Denny Means 
Vice President  
Olé at Lely Resort Condominium Association, Inc.  11/16/2016 - Updated 5/7/2019 
 
 
Appendix – Olé Condo Association Home Watch Required Rule: 
Owners or a capable caretaker shall inspect unoccupied units at minimum 30-
day intervals. Home inspection shall include looking for water leaks or 
evidence of water intrusion, mold growth, air conditioner problems or other 
potential problems inside the unit. Failure to inspect inside the unit at 
minimum 30-day intervals is evidence of negligence by the unit owner. 
Failure to report elements requiring repair to Olé Association Administration 
within 30-days may be interpreted as negligence by unit owner.  

 
Negligence in Olé – Partly paraphrased excerpts from Olé Declaration Section 11.7 
– Negligence – Damage Caused by Condition in Unit. 
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“Each owner shall be liable for expenses to repair their unit, other units or Common 
elements made necessary by his act of negligence.” 
“Each owner has a duty to maintain their unit and personal property therein in a 
manner to prevent foreseeable and preventable damage to other units, the 
Common elements and Association property.” (A/C Unit, drain pan etc. is owner’s 
personal property.) If an owner fails to “maintain their unit and personal property, 
that owner shall be responsible for all costs of repair or replacement.”  
Further, each owner has a duty to “prevent foreseeable & preventable damage to 
other units, the Common Elements,” & the property of others. Leaving a 
condominium uninspected months at a time is negligent operation of the condo by 
the owners. 
Negligence may result from an act by a tenant, a guest or a family member, but the 
unit owner is still responsible to pay all costs resulting from negligent failure to 
maintain or operate the condominium unit. 
 
Declaration Sect. 11.3 (G.) Duty to Report. “Each unit owner shall report to the 
Association or is agent any defect or need for repairs to the Condominium property 
or Association property, the remedying of which is the responsibility of the 
Association.” Having a water leak and the owner failing to report it for months is a 
breach of the owner’s duty to immediately report items needing repair. Having the 
air conditioner quit, then growing mold over all carpet, furniture and your 
neighbor’s unit, too – that is negligent operation, failure to maintain and failure to 
notify the Association in a timely manner. That will cost the negligent owner, or 
their insurance company, tens of thousands of dollars. Sad and painful – and so 
avoidable.  Save money: Get Home Watch – (and HO-6 Insurance!) 
Olé Initial Rules & Regulations Rule 3.B already requires a “capable caretaker” for 
each unit. Collier County requires rental “Owners shall designate an individual or 
entity as the “Local Agent” for the registered rental property if owners live outside 
of Collier County.” Thus, units offered for rent without a designated local agent 
registered with Collier county appear negligent under the law. 

- - - 

Summaries provided herein are a best effort to interpret documents referenced. This is not a 
replacement for legal advice or your own detailed reading of documents. Summaries herein are 
not legal advice or opinion. Should owners have questions about these provisions, we recommend 
consultation with your attorney. Use of this material is confirmation of an agreement to hold 
harmless the authors, Olé at Lely Resort Condominium Association, Inc. and Access Residential 

Management, LLC for any liability, claims or expenses that may occur due to reference or reliance 

on this summary information. Have a Great Olé Day! 

- - - End - - -  
 


