
WESTCHESTER CONDOMINIUM ASSOCIATION, INC

BOARD OF DIRECTORS MEETING

August 14, 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 
May 15, 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 10:05 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, Steve McAuliff, and Toni Giliberti, 
Westchester Association Manager.  Three owners were also present. Absent: Bonnie 
Cocchiaraley.  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 July 30, 2014, a copy of which will be 
kept in the permanent file.  

Approval of Meeting Minutes for May 15, 2014

With a motion made by Tom Murphy and seconded by Mark Benjamin, the Minutes of the May 
15, 2014 Westchester Condominium Board of Directors Meeting were approved as submitted.

Results of Owners vote for the Patio and Barbecue area.

Toni Giliberti reported 59 owners submitted votes with 21 for and 38 against. **

Results of Owner vote/comments on the Putting Green. 

Toni Giliberti reported 54 owners submitted completed surveys with 11 for, 34 against and 9 
unsure.  

The history of these two projects was reviewed.  The outcome was a disappointment and surprise 
to several members.   

Document Review Committee Report

Prior to this meeting, each member of the Document Review Committee and each member of the 
Westchester Board received a full committee report by certified mail.  The report was fronted 
with a detailed cover letter and an additional enclosure.
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After referencing the Committee’s summary report of the May15, 2014 Board meeting, Lois 
Barson made a motion that Board authorize the Document Review Committee to submit the 
proposed updates of the Condominium’s Governing Documents to our attorney, Kevin Wells, to 
be vetted and formatted, with the necessary legal advice for the next steps, which include final 
Board approval to proceed to the owners for a vote. The motion was seconded by Tom Murphy.  

The following discussion included: 1. the probable legal costs to the Association, 2. whether the 
items presented for individual vote or as a six point package, and, 3. the fact that the issue of 
ownership and inheritance is not included.

1. There is no set figure on legal costs, but there is a wide estimate starting at approximately five 
thousand dollars.  2. How we will present the items to our owners will be discussed with our 
attorney.  Some factors that will be considered include best practice in condominium governance 
and cost of filing the entire package or separate items. 3. The non-inclusion of ownership and 
inheritance at this time was explained in part in the cover letter to the board.   Its complexity 
necessitates more time and detailed impact studies, some of which will require legal assistance.   
The Document Review Committee is a standing committee and this issue will be addressed on its 
own when our initial phase is completed. 

Following the discussion, the question was called.  The motion was passed 5:1.

Lois asked that the Board agenda for October include items from the second enclosure.  Two 
items, storage of small personal recreational items and smoking, emanate from the initial owners 
survey and need to be addressed as possible special Board Resolutions. The remaining two items, 
use of barbeques and service animals, have emerged from activity at our complex during the past 
season.  John will include all for our October meeting and Lois asked that we all review the 
information in the enclosure, do any additional research for the discussion, to prepare for the 
meeting in October.

Incorporation of the "4805" address on the main entry sign.

John Rhoder requested formal approval for incorporating signage for Building A, 4805 on the 
main entry sign.  All members had reviewed the costs and the spec pictures prior to the meeting.  
Lois Barson approved the motion. It was seconded by Tom Murphy and passed unanimously. 

Sand Dune Mitigation Report

John Rhoder presented an update on our continuing efforts to mitigate the dunes. Following our 
denial from Tallahassee, we requested permission via our consultant from the Town of Longboat 
to hire a front-end loader to dig a sand-catching trench in front of the retaining wall.  Our request 
was denied.  We are, for the time being left with the having our landscapers manually maintain 
the trench as part of their ongoing work.  Steve McAuliff offered that there are small backhoes 
that may not require permitting.  He will assist in investigating   whether there is such a small 
mechanical device that can be obtained to solve this problem.   

Report from Brown & Brown anticipating a credit to premiums due to re-mapping of 
Flood Zone.

Page 2 of 4



Toni Giliberti referred Board members to the email of August 12, 2014 with the report from 
Larry Robbins, Vice President of our insurers, Brown & Brown of Florida, Inc.  Our Elevation 
Certificates, Flood Zone Determinations and the revised Flood Map as of 7/14/2014 show no 
change in our rates at this time. 

Mr. Robbins has requested an in person meeting with our Board in either October or November 
to provide a full explanation, with visuals, on the code changes, new maps and our specific 
situation at Westchester.  This meeting will be arranged.

Discussion/Approval of Special Assessment for the maintenance of the driveway brick 
pavers (repair, re-sand, pressure wash and seal) at the approximate cost of $40,000).

Toni Giliberti reviewed the installation and upkeep data for our pavers, beginning with their 
installation in 2008.  She has secured three bids for the work currently needed to maintain our 
investment.  The recommended repair and restoration work is consistent with the G.A. Robbins 
report and the initial understanding we had when we installed the pavers.  Maintenance is 
required every 3-4 years.

The last expenditure for maintenance was included in the 2011 Special Assessment for the lanai 
reconstructions and our buildings’ painting.  The work at that time consisted of some 
replacement, due to the excessive abuse from the vehicles used for the lanai repair, and total 
resealing.  At this time, with going on 7 years from installation, we need to have those two 
processes repeated with the addition of leveling and sanding.  Over the last year, our pavers 
withstood a great number of heavy duty vehicles due to many owners’ personal construction 
projects. 

Mark Benjamin stated that he has another estimate for the work he secured through another 
owner.  Mark was asked to make that information available to Toni Giliberti who will follow up 
for us.  In light of this offering, we are  to be reminded that according to Florida Condominium 
Law and our own Westchester Governing Documents, no owner, not even a Board member, is 
authorized to act on behalf of the Association without expressly being given that authority by the 
Board.  Any potential provider of services is legally obligated to make an appointment with the 
Association, through our Manager and or President, who will work together to schedule a 
meeting or exchange of information that then becomes available to the Board for action. This is 
stated in the Florida Statutes 718.3025 (1)(f)

This project was tabled so that the additional provider can be contacted.  Toni was also asked to 
have the four separate processes itemized, if possible, by the three current applicant providers.  

As soon as the information is available, we have the option of calling special meeting in the 
immediate few weeks so that we can begin the process, avoiding further deterioration on our 
investment in the pavers if we wait until next summer.

Treasurer's Report.
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Warren Harding reported that as of June 30, 2014, all accounts are in order and up to date. We 
are $22,000.00 under budget.  The motion to approve the Treasurer’s report was made by Lois 
Barson, seconded by Steve McAuliff and unamously passed.   

Leases, Loans, Rentals and Sales

Manager Toni Giliberti read the current and upcoming leases, loans, and rentals, and confirmed 
that all documentation was in order.  Her report was accepted and approved.   

Old Business.
There was no old business at this time.

New business
Basketball Net
Tom Murphy asked if we could install a basketball net at the tennis court.  After some 

discussion, it was agreed that Tom would investigate costs and Toni would contact the company 
that maintains the court to ascertain warranty and wear and tear issues. 

Adjournment.
The meeting was adjourned at 11:10 a. m. following the acceptance of a motion by Tom Murphy 
and seconded by Steve McAuliff. 

Respectfully submitted,

_________________________________

Lois H. Barson, Secretary
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