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Westchester Condominium Association, Inc. 

Meeting of the Board of Directors 

February 21, 2020 

Call to Order 

Upon notice duly given in accordance with Florida law and the Bylaws of the 

Westchester Condominium Association, Inc, the Board of Directors convened the 

February meeting of the Board at 10am on Friday, February 21, 2020.  Meeting was 

called to order by President Aldona Valicenti. 

Mark Benjamin, Jerry Marsh, and Terry McGovern, were on site and Steve Snyder, 

Aldona Valicenti, David Harding, and Terry Borglund connected by telephone.   A board 

quorum was determined to be present.   Dave Ambrose and 8 owners were also present. 

Proof of Notice 

Dave Ambrose confirmed that notice of the meeting was sent to all Directors, and notice 

was posted on each condominium bulletin board.    

 

Approval of the Previous Meeting Minutes 

Members reviewed and approved the minutes of January 30, 2020 meeting of the Board 

of Directors. 

 

Manager’s Report 

Dave Ambrose presented the following points: 

1. Waste Management recycling truck hit the A carport causing damage on February 

18.  A Waste Management inspector has examined the damage and will submit a 

claim to their insurance company.   

2. A cast iron drainage pipe leaked from the ceiling into C403 guest bedroom.  

Westchester maintenance replaced the iron pipe in the ceiling with PVC pipe.  

3. To comply with Florida law, Mr. Ambrose has replaced the Westchester debit card 

which he had been issued with a Westchester credit card. 

4. Dave is investigating upgrading PC software to MS Office 365 with 1TByte cloud 

storage for $70/yr.  The system will include auto cloud backup for all our 

documents. 
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5. Bike barn has been organized is now orderly and nearly full. 

6. No grill problems this past month  

 

Treasurer’s Report 

Steve Snyder presented the treasurer’s report: 

1. Our 2019 year-end results are being revised due to an error in Pellegrino and 

McFarland’s (our outside accountant) spreadsheet.  Results changed from $32k 

gain to $7k loss.  These results are better than the 2019 budget forecast. 

2. February partial insurance payment of $195,000 was made from cash on hand. 

3. The association currently has fund balances for each building and the overall 

association representing approximately 4 months of HOA fees. ($45k for A 

building, $34k for B building, $54k for C building, $230k for the overall 

association).  We also hold reserves being collected for the 2021 painting project 

of $47k for building A, $47k for building B, and $72k for building C.  

4. In response to questions from members of the audience, Steve clarified that the full 

one-year cost for our insurance is approximately $250k and is budgeted at $266k. 

5. Terry Borglund asked Steve to in the future have the accounting firm provide a 

monthly accrual update for the prepaid insurance account so the board can confirm 

that no additional accounting errors are made in that account. 

6. Board asked if a deadline can be set for the accountants to provide the 

Westchester’s monthly financial report.  Aldona asked for a timetable of monthly 

financial tasks performed by the accountants and Dave Ambrose with due dates for 

each milestone up to and including providing monthly financial results.  Steve 

asked Jack Costello to make the request to Marian at Pellegrino.  Jack has since 

received a commitment from Pellegrino to provide the report by the 15
th

 of each 

month. 

7.  Steve clarified that the Board has previously approved a policy to maintain a fund 

balance of 4 months of HOA fees as a safety net for Association expenses. The 

cash on hand (4 months’ worth) is to be used to afford us the ability to pay 

expenses throughout the year without borrowing or running a deficit. The 

Associations funds are in excess of the 4 months, but we want to maintain that 

equity as we know the Association (not individual buildings) will need the excess 

funds for the paver sealing, waterproofing, painting, etc.  The Association is not 

building reserves for these items. 
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Federation Report 

Aldona Valicenti reported on the February 2020 Longboat Key Condo Federation 

meeting at Longboat Harbor Association.  The meeting covered several topics including 

an increase in aging condo owners that have problems with hoarding; potential changes 

to service/comfort animal certifications under FL law; and new developments in dealing 

with smokers in their own condominium when the smoke can be smelled in common 

areas or other condominiums.  Aldona will provide a written report of the meeting.  

 

 

Reports from Committees 

 

Capital Improvement/Maintenance and Aesthetics – Following up on the town hall 

meeting held in January to present options for the 2021 painting and new hardware 

project, Steve McAuliff requested the board schedule a special owners’ meeting for a 

vote in March 2020.  Results of the vote will allow the committee to finalize a bid 

package and obtain potential supplier bids to complete the project.  After discussion, the 

board set a special owners’ meeting date of Wednesday March 18 at 9:30am. Steve also 

presented a Draft Vote Proxy for owners who will not attend the meeting and a letter to 

owners including background of work done by the committee.  The board made 

suggestions to edit the draft and will suggest other potential edits to Steve directly.  A 

specific request was made to remove references to Stroop Design from the proxy. Steve 

will incorporate the changes and submit a revised Proxy to the Board incorporating the 

suggestions.  Steve and Dave Ambrose will prepare notice of the special owner’s meeting 

in accordance with Florida condominium law.  All owners will receive notice of the 

meeting, background letter, and vote proxy.  The board thanked Steve for his excellent 

work moving the project forward.   

  

Document Review – Jerry Marsh provided an owner survey to the board requesting 

owner feedback on multiple ownership for condominiums, and final approval for on-site 

truck parking.  Board will review and suggest any changes directly to Jerry and discuss at 

the March meeting.  

 

Finance – Jack Costello reported no meeting was held in February. 



Westchester Condominium Association, Inc 

4825 Gulf of Mexico Drive 

Longboat Key, FL 34228 

 

Page 4 of 5 

 

 

Fines – Nothing to report. 

 

Landscape – Freddie Baribault had nothing new to report.  

Social – Mark Benjamin reported that final preparations are being made for the 50
th

 

Anniversary Party on March 23 for the Westchester.  Caterers have been asked to submit 

bids.  

Leases, Loans, rentals and Sales 

Dave Ambrose read the requests for Leases/Loans/Sales/Rentals. Sales of unit C-503 and 

A-204 were approved. 
 

Old Business 

Terry McGovern reminded the board that he is progressing a survey of ownership 

seeking support for a hot tub and fitness center. 

 

New Business 

 

Our accountants noted that the Westchester budget includes a social fund.  They 

confirmed with our lawyers that Westchester’s Declaration of Condominium does not 

specifically authorize funding social events.  FL law now requires condo documentation 

to specifically authorize a social fund before one can be established.  Westchester’s first 

social fund was established 2016.  Dave Ambrose confirmed that changing our 

documents to allow the Association to maintain a social fund would cost approximately 

$3,000 in legal fees.  Board discussed and believes that events held in association with 

official board meetings may be funded on an ad hoc basis with small amounts of money.  

Board raised and passed a motion to fund social activities held in conjunction with 

official activities of the association.   

 

Next Board meeting date was changed to Wednesday March 18 at 10am, immediately 

following the special owners’ meeting for the painting/hardware project.   

 

Owner Comments 
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An owner raised her concern that animal waste from owners walking their service 

animals may affect our plantings.  She asked if we have any restrictions on where dogs 

may be walked on Westchester property?   Answer: yes.  Dave Ambrose will send to the 

Board the pet guidelines that are provided to owners that bring service/comfort animals to 

the property.  Westchester currently has 4 comfort animals. 

Owner pointed out that leaves and debris regularly accumulate beside our beach chairs on 

the sand near building B tiki hut.  She asked that our maintenance team take on regularly 

cleaning the debris.  Dave Ambrose will have maintenance or the cleaning contractor add 

it to their routine.                                

Adjournment 

The February Board Meeting was adjourned at 11:10 am. 

 

Respectfully submitted 

 

Jerry Marsh, Secretary  


