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WESTCHESTER CONDOMINIUM ASSOCIATION, INC 

BOARD OF DIRECTORS MEETING 

May 23, 2017 

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 

May 23, 2017.  The meeting was held in Club 72 at The Westchester Condominium, 4825 Gulf of 

Mexico Drive, Longboat Key, Florida. 

I. Call to Order 

The meeting was called to order by Tom Murphy, President, at 10:00 a.m.  Present in Club 72 were 

Board Members Lois Barson, and Steve Snyder, as well as Toni Giliberti, Westchester Association 

Manager. Additional Board participants were William Kuchar, David Harding, Steve McAuliff and 

Jack Costello via Speaker Phone. Eleven owners were present.  A quorum was confirmed.    

II. 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 Per Florida Statute Requirement.  A copy     

will be kept in the permanent file.   

III. Approval of Previous Meeting Minutes   

The Minutes of April 26, 2017 were approved following the motion of Steve Snyder and second by 

David Harding.  

IV. UPDATE:  Approval of the Special Assessment for Building "A" 

repair/replacement of the support columns and window above A201, engineered by 

Mast Draft - cost not to exceed $20,000.  Determination of how it will be paid for 

and if installments are necessary 

 

We are still waiting for two more bids for the work. The delay will not negatively impact on the 

ongoing roof work.   We can call a special meeting, with appropriate notice, when the bids arrive. 

 

V. Committee Reports 

 

A. Landscape Committee 

Bonnie Cocchiaraley read the Committee’s report from Chair, Freddie Baribault. The south side of 

Building A’s plantings will be completed when the roofers leave; pruning and mulching will be 

done in the early fall; and the winter annuals planted on the property in November for the start of 

the season.  Two committee members will be in-residence throughout the summer to assist Toni. 

 .  
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B. Capital Improvement and Maintenance Committee      

The selection of new outdoor lighting fixtures for our buildings is still being researched.  It was 

suggested that the selection process continue, but the installation be tabled until we are ready to 

repaint our buildings.  This is under the auspices of the Aesthetics Sub Committee, chaired by 

Bonnie Cocchiaraley.    Additional members of this subcommittee are Cheryl Evans, Helene 

Morgenstern, Patsy LaMonica, and Debra Shinbecker. 

   

C. Treasurer 

Jack Costello reported that our budget is still $40K in the black through the first quarter.  This is 

appropriate for the time of the year and necessary for the projects underway and pending during the 

coming months.  The Board will receive the April full financial report in the next few days.  

  

VI. Federation Report 

There was no report.  The LBKCF will resume monthly meetings in October 

 

VII. Leases, Loans and Rentals 

   

Toni Giliberti read the most recent requests for Leases/Loans/Sales/ Rentals.  There is one lease on 

request at this time. All application materials are in order and background information has been 

verified.  The motion to accept the repot was made by Lois Barson, seconded by Steve Snyder and 

accepted.  

 

VIII. Old Business 

 

A. Update on A Building Roof 

Manager Toni Giliberti reported on the status of the roof work, which is over half way complete.  

There have been 5 AC lines that needed attention, and three roof leaks. Colonial is handling these 

issues under the “Unforeseen issues” part of the contract.   Toni answered a variety of questions 

about the process from Board members and from several owners present.  Additionally, owners are 

reminded, as they are each year, that it is their responsibility to secure a service contract with an AC 

service provider.   

 

B. Other Project Updates 

 

1. Bike Barn Siding 

The barn has one small section still to be finished 

 

2. Game Court Lining 

The work will be scheduled in time to be fresh for the upcoming season. 

 

3. Beach Chairs 

The old chairs remain on the beach stacked by the dunes near the wall.  After the two big upcoming 

holidays, some will be stored, as previously agreed.  

 

4. Elevators 
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Toni is still negotiating prices for the blankets and grommets.  The work will be done this summer. 

 

5. Pool Fence 

The deposit necessary is to begin is pending.  Work is scheduled for early June and will proceed as 

fast as possible, depending on weather conditions, so as to inconvenience residents as little as 

possible. 

 

6. Pavers 

The deposit necessary to begin is pending.  Work will begin in July and continue, if necessary, due 

to weather conditions, into early August. 

 

C. Cast Iron Pipe Issues and History 

A recent unit’s leak from old cast iron pipes prompted the necessity to revisit an ongoing problem, 

common to buildings of our age.  There is documented history from 2008 in Board minutes.   

Previous Boards had considered the options of relining the pipes or the total replacement of our old 

pipes, estimated, at those times to be from one to 1.5 million dollars for the Association, with   

additional costs to the unit owners depending on what each would need to replace.    At those past 

times, it was decided not to undergo total complex work, but to continue replacing pipes on an as-

needed basis.  

   

Manager Toni Giliberti, when asked, detailed the number of leaks requiring Association repair each 

year since 2010. There have been 35 in seven and a half years.   Costs for the repairs vary, tending 

to run several hundred dollars each, and are charged to the maintenance budget for each building.  

The repairs consist of replacing the cast iron with PVC pipe, drying the area and replacing the 

drywall.  Owners who have been renovating their units these past years have had their contractor 

replace the cast iron if they are exposing a ceiling or the walls behind the sinks. 

Following the discussion, President Tom Murphy expressed the need to intently revisit this issue.  

The Board is in agreement.    Specific research and steps for this will emerge in subsequent 

meetings of the Board. 

 

D. Sand Dune Mitigation 

Toni announced she had finally been able to secure permission from Tallahassee to have the dunes 

mitigated.  The permit is valid through the end of the calendar year.  The project will require 

manual labor and strict adherence to the process.  The next steps involve designing a plan to move 

the sand with the services of P&L Landscaping and our contracted sandraker service as well as 

determining the funding.  Due to the legal necessity of using manual labor, this project could cost 

up to ten thousand dollars. 

 

IX. New Business 

 

A. Table for Pool Area Tiki Hut 

The Board agreed to a request for the purchase of a table for the Tiki at the pool. The available 

space will determine its size. This decision follows the April 2017 meeting approval to allow food 

in that area.  Food is not allowed anywhere else in the pool enclosure, as per the longstanding rule 

and regulations. 
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B. Owner Concerns 

Owner Valerie Church, representing a number of owners unhappy with last month’s special 

Assessment, brought a multipage list of concerns to the Board.  She read several of her items, the 

most significant of which was asking why the Board was not communicating with owners about our 

work. She said a significant number of owners felt left out of the decision making process. She and 

several others explained to the Board that they did not believe the work to be necessary. 

 

The communication lines were explained.  The Board explained that it has the responsibility to 

maintain the property and detailed how that is accomplished and how the committee structure 

operates, allowing owners to be actively involved in the assessment of our needs and then 

recommending action to the Board. The Florida Condominium Statutes are clear on what decisions 

require owner vote and what decisions are the responsibility of the Board. 

      

The Board detailed the months, and sometimes years, of research behind each decision, the 

committee structures that advise the Board on said projects; the fact that all  Board meetings are 

noticed; the adherence of the Board to the legal guidelines from FL Statutes and the Associations’ 

Bylaws that precisely guide Condo Board operation; the posting of Board minutes on the  

Association Website and available to all ( Owners without computer access are  provided hard copy 

if they ask; this being a decision of a previous Board when we were able to go electronic). 

 

Valerie then requested that the Board vote to stop the currently approved work.  President Tom 

Murphy asked for a motion from the Board to that effect.  The Board declined to do so.   

  

Adjournment 

The meeting adjourned at 12:24 p.m. following a motion by Steve Snyder, seconded by Lois 

Barson. 

Respectfully Submitted, 

 

___________________ 

Lois H. Barson, Secretary 


