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WESTCHESTER CONDOMINIUM ASSOCIATION, INC 

SPECIAL MEETING OF THE BOARD OF DIRECTORS  

July 31, 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 

July 31, 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 

Toni Giliberti, Westchester Association Manager and three owners. Present via Speaker Phone were 

all seven Board members: Lois Barson, Jack Costello, David Harding, William Kuchar, Steve 

McAuliff, Tom Murphy and Steve Snyder.  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 May 31, 2017 were approved following the motion of Steve Snyder and second by 

David Harding.  

IV. Discussion and Approval of a Special Assessment for “A” Building owners. A 

Building support columns, the window above A201 and minor repairs – Project 

under the direction of Mast Drafting and Design - cost not to exceed $20,000.    

 

Following the review of the final proposals, notice that during the Building A reroofing three small 

areas needing stucco repair were discovered and will be included, and additional Q & A about the 

process, it was unanimously agreed to approve the two contracts as submitted.  The motion was 

made by Steve McAuliff and seconded by Lois Barson. Both contracts are attached. 

 

The exact cost for this project will be determined when it is discovered whether we need to repair or 

replace the columns and the extent of the wall repair.  Treasurer Jack Costello recommended the 

temporary use of money from the Equity Fund Balance to allow the contractors to begin.  The final 

cost will be assessed to the owners of Building A and the Equity Balance will be restored.  A 

motion to this effect was made by Jack Costello, seconded by Steve McAuliff and passed 6:1. 

 

V. Discussion and Approval of a Special Assessment for Sand Dune Project as Per 

Florida DEP Field Permit – Cost not to exceed $15,000. 
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Manager Toni Giliberti once again reviewed the history of this project, the necessity of following to 

the letter the specs set by the FL DEP, and the results of her continued negotiations for lower costs 

to complete the work.  This project was recommended by the Planning and Maintenance Committee 

in prior years and approved by the Board as a Maintenance issue.  A discussion ensued with several 

Board members questioning the need for this work, believing this is a matter of aesthetics.  Others 

countered that the rising dunes have presented additional maintenance costs for unscheduled pool 

cleaning, replacement of plantings and grass.  A motion to proceed was made by David Harding, 

seconded by Steve Snyder and passed with both Jack Costello and Steve McAuliff  dissenting.  

As several years have passed since this permit was pursued, another dune has risen. David Harding 

proposed that we authorize our Manager to pursue a second permit after this work is completed.  

The motion was seconded by Jack Costello and passed  with Steve McAuliff  dissenting. 

VI. Leases, Loans and Rentals 

   

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

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

verified.  The motion to accept the report was made by Lois Barson, seconded by Jack Costello 

and passed.  

 

VII. New Business 

 

A. Colonial Roofing  

Prior to the meeting members were sent a proposal from Colonial roofing for the Maintenance and 

Repair of the existing ER Systems (coating) for B and C Buildings (total of $3,525).  To keep the   

Manufacturer's Warranty in place, it is necessary to have them maintained and repaired, if 

needed. Also, we had received the Proposal for the B building storage unit roof repair, which has 

been compromised by weather conditions, and leaking inside the unit.   This proposal totals $2,522.  

Toni has requested that Colonial inspect and assess all other storage lockers and provide us with a 

proposal for maintenance and repair. Jack suggested we place this project in our 2018 budget and 

Lois requested that the discussion be tabled until the September Board Meeting.    It was agreed. 

B.  Interior Pipes: Camera Study 

Following the Board’s request from the May 23rd meeting, we engaged (SPT) Specialized Pipe 

Technologies to inspect all stacks and underground sanitary systems in each building to identify 

problem areas and submit a detail report.  The task was performed, all Board members received a 

detailed report, and a company representative presented the report to our Manager and the Chair of 

the Planning and Maintenance Committee.  Additional presentations will be made in the coming 

weeks to other Board members in residence prior to the September meeting when we will continue 

the discussion.   
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C. Owner Use Violation  

One of our owners has relatives using the unit who are not in the allowed listing of the Association 

Bylaws.  To date, the owner has refused to comply with requests to file an application and submit 

the $100 fee required.   It was agreed that our Manager would make one more request, after which 

the Board will submit the issue to the Fines Committee.   An update will be part of the September 

meeting. 

D. Ownership Dispute Issue 

In an ongoing dispute with an Owner over the Single Family Rule and voting rights as per that 

regulation , the Board agreed to turn the matter over to our Attorney.  The original Trustee is no 

longer in that position and two family members are claiming ownership via the Trust.  This is not in 

accordance with the Single Family Rule and has resulted in confusion over who has access to the 

unit. 

This issues will be updated at the September 13th meeting.  

 

E. Background Check Issues 

As a result of an owner challenging the currently required criminal and financial checks for new 

owners and renters, the members engaged in a discussion of the necessity for each.  We currently 

use the services of United Screenings.  There have not been problems with this procedure and it 

protects the Association.  Further discussion will be held at the September meeting. 

 

F. Estopple Certificate 

Manager Toni Giliberti referred the Board members to an earlier email alerting the Association to 

changes in the FL Statutes for the issuance of the Estopple Certificate.  She requested authorization 

to have our Attorney prepare said Document and a resolution for the Association to maintain 

compliance.  The requested approval to move forward was given by the Board.  The new 

Document and accompanying material will be forwarded to all Board members when received and 

will be put forth for formal adoption at the September 13th  Board Meeting.   

 

G. Owner Damage Claim 

An owner presented the Board with an insurance claim beyond the restoration work usually 

performed by the association following pipe leakage.  After a detailed explanation as to why our 

staff was not able to perform the repair, the Board agreed to pay a one-time additional $1000.00 

for drywall replacement. 

 

Follow-up to this issue will be on the September agenda.  Toni has 7 years of data for all pipe 

related repairs.  Jack will see that the 2018 Budget contains a line item specifically for pipe repairs.  

Lois requested that all Board members research the Bylaws and FL Statutes, as well as  meeting 

minutes in which this issue has been on the agenda for the past decade , in preparation for the 

upcoming discussion of Association liabilities.   

 

VIII. Old Business 

A. FDIC Compliance 
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Toni and Jack Costello discussed the status of our funds and the need to open another account 

ensures that all monies are properly insured.  Jack agreed to take care of this. 

 

Adjournment 

The meeting adjourned at 12:05 p.m. following a motion by Jack Costello, seconded by Lois 

Barson. 

Respectfully Submitted, 

 

___________________ 

Lois H. Barson, Secretary 


