
Westchester Condominium Association, Inc.
4825 Gulf of Mexico Drive
Longboat Key, FL 34228

WESTCHESTER CONDOMINIUM ASSOCIATION, INC

BOARD OF DIRECTORS MEETING

October 2, 2014

Upon notice duly given in accordance with Florida law and the Bylaws of the Westchester 
Condominium Association, Inc. (the Association), the Board of Directors convened a meeting on 
October 2, 2014.  The meeting was held in Club 72 at The Westchester Condominium, 4825 Gulf 
of Mexico Drive, Longboat Key, Florida.

Call to Order

The meeting was called to order by John Rhoder, President, at 10:02 a.m.  Participating in the 
meeting via conference phone in addition to John Rhoder were Lois Barson, Warren Harding, 
and Thomas Murphy.  Present at Club 72 were Mark Benjamin, Bonnie Cocchiaraley, Steve 
McAuliff and Toni Giliberti, Westchester Association Manager.  Two owners were also present.   
A quorum was confirmed.   

Proof of Notice

Toni Giliberti confirmed that appropriate notice of the meeting was sent to all Directors, and that 
a notice was posted on each condominium bulletin board September 17, 2014, a copy of which 
will be kept in the permanent file.  

Approval of Meeting Minutes for August 14, 2014

With a motion made by Tom Murphy and seconded by Bonnie Cocchiaraley, the Minutes of the 
August 14, 2014 regular meeting were reapproved with the requested additional information.   

Approval of Meeting Minutes for September 24, 2014

Tom Murphy moved that the minutes of the Special Board Meeting of September 24, 2014 be 
approved.  The motion was seconded by Steve McAuliff and passed.   

Update on the Sand Dunes

It appears we have exhausted all avenues to have the dunes mitigated with mechanical 
equipment.  We will continue to have our landscapers keep the trench between the dunes and the 
seawall from filling in with shovels.



Report from Brown & Brown - RE:  Re-mapping of Flood Zone and Effects on the 
Westchester.

Larry Robbins, our Agent from Brown and Brown, explained that four months prior to our 
annual renewal date of February the firm begins marketing  in order to find the best fit for our 
Condominium’s Flood Insurance and that he meets with the Board about three weeks prior to the 
actual date with the hard figures.

He then introduced Robert Wagner, a colleague, who proceeded to explain the system used to 
determine Flood Insurance rates and why our buildings have two different classifications.  The 
formula for our annual rates involves determining whether our buildings are above or below the 
mean sea level using elevation maps drawn by the US Army Corps of Engineers, first in 1929 
and then redrawn in 1988; the distance from the water and the existence of dunes, shrubbery, etc. 
between the water and the buildings, and the years in which our buildings were constructed.  Sea 
wall as are automatically coded as a failure to resist flooding, as they are too often breached in a 
serious storm.  Since the formulas may change each year, new calculations are made to 
determine the best fit for our needed coverage. In this way, Brown and Brown works to provide 
us with the best coverage possible.

Attachments to this report will show the mappings.

Board approval of a Special Assessment for the maintenance of the driveway brick pavers 
(repair, re-sand, pressure wash & seal) at the approximate cost of $40,000, i.e. $556 per 
unit.

Toni provided a review of the bids and an update on information from the three vendors in 
contention for the contract.  Mark, Bonnie and Dave Ambrose, who joined the meeting at this 
point, reported the details of a number of site visits they had conducted this past week. They 
viewed the installations and they spoke with owners and managers. Additionally, Mark had 
submitted a written report (electronically to all of us via the Office) that included his research on 
the financial and business integrity of all of the firms.

Additional and lengthy discussion considered the durability of the sealant each vendor used; the 
proximity to Westchester of each firm; vendor representatives’ responses to photographs Dave 
took immediately after heavy rain showing the drainage issues that necessitate repair to several 
areas; other information about the vendors’ visits to our site;  past and successful history with 
one of the vendors; the initial costly installation and our responsibility to the necessity of 
maintaining our investment well;  the fact that we still do not know the connection of one vendor 
to an unnamed owner. 

A motion was made by Steve McAuliff to proceed with the Special Assessment, for the 
maintenance and repair of the driveway brick pavers at the approximate cost of $40,000.   The 
motion was seconded by Tom Murphy and passed unanimously.
 
A second motion was then made by Tom Murphy to award the contract to Paver Mac.  The 
motion was seconded by Lois Barson and passed 5:2.
 

Update on Document Review Committee.



Westchester Condominium Association, Inc.
4825 Gulf of Mexico Drive
Longboat Key, FL 34228

A. Status of the recommendations following the review of Kevin Wells.

Lois reported that she received the Document material last week with a two page 
informational letter for us to consider as we move forward.   She requested a Special 
Working Session Board Meeting to do this.  The materials will be hard copied and sent to the 
Board the week of October 20th. The working session will be held at 10:00 a.m. in Club 72 on 
Tuesday, November 4, 2014.

B. DISCUSSION:  Recommendations for Special Board Rules

The items below have come to the attention of the Documents Committee either through the 
survey of 2013 and/or current observed activities within the complex.

Storage of personal small recreational items
We agreed to include this issue, which involves items such as paddle boards, surf boards, 
floatation devices, etc., in a general letter to owners at the start of the season.  If issues 
continue to arise, and we continue to see items left in the shrubbery, against the seawall, on 
top of shrubbery, etc., we can reconsider incorporating a rule.  It was generally agreed that 
most of the infractions come from renters and their guests.   

Smoking
The board agreed to address this issue, too, with a letter to our owners, requesting 
consideration by smokers for the rest of the complex population.  Handling outdoor smokers 
is often different that handling indoor smoke.  Here, too, we agreed, that there are few 
smokers among the actual owners; but it is more of an issue with renters and their guests.  
Mark has agreed to draft a letter, encouraging folks to be considerate and also to feel free to 
report issues to our Manager.  

Service Animals
Toni will assist us to develop a procedure that will comply with the law to allow service 
animals as well as to protect our complex from abuse by animal waste or unnecessary noise.  
Owners will be responsible for guests and/or family with service animals and will provide the 
Office with Advance notification so that the proper paper work can be completed in time for 
the visit.   

BBQ Use and Storage
The current Board Rule on use and storage of BBQs is sufficient.  Owners can be gently 
reminded.

   

Treasurer's Report

Warren reported that with three months yet to go in our fiscal year, we are on track with our 
budget, running a slight surplus for the moment.   



 

Leases/Loans/Sales/Rentals

Toni reported one rental in Building C.  All application material and background information has 
checked out.

Old Business

Tom requested that we revisit the compensation package in greater detail in Executive Session 
following our Working Board Meeting November 4.  It was agreed to do so.

New business

Lois shared information she received about a session being offered on the updates to Florida 
Condominium Law at the Hyatt in Sarasota on October 21.  She will be attending and will take 
anyone else wishing to join her.

Adjournment

Motion to adjourn was made by Tom Murphy and seconded by Steve McAuliff at 11:32a.m.

Respectfully Submitted,

_______________________________
Lois H. Barson, Secretary

 

 
 


