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Westchester Condominium Association, Inc. 

Meeting of the Board of Directors Minutes  

September 18, 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 

September meeting of the Board at 10:06 am on Friday, September 18, 2020.  President 

Aldona Valicenti called the meeting to order. 

Mark Benjamin, Aldona Valicenti, and Dave Ambrose were on site and Steve Snyder, 

David Harding, Terry McGovern and Jerry Marsh connected by teleconference.  Terry 

Borglund did not attend.  A board quorum was determined to be present.   Others in 

attendance via telecom included Steve McAuliff, Jack Costello, Freddie Baribault, as 

well as a few owners in person and via teleconference. 

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 the May 15, 2020 meeting of the Board 

of Directors. 

 

Manager’s Report 

Dave Ambrose reported the following: 

1. The damage claim for carport, A which was damaged by a Waste Management 

truck, is moving forward. It has not yet received final approval.  

2. In response to owners’ requests, a new (additional) kayak storage rack has been set 

up behind the maintenance shed.   

3. A new grill has been installed in the tiki area of building A.  The grill was 

purchased by owners and will be maintained by owners.   

4. Westchester maintenance is in the process of repairing a wall in unit A102 which 

was damaged by A/C condensate leak from unit A202.  Drywall has been removed 
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and mold remediation is in the final stage.  Repair will be completed within a few 

weeks. 

5. Dry-wood termites have been found in the wood roof structure above unit A303.  

Nature’s Own pest control company has treated the wood that is obviously 

infested, but pointed out that termites may persist undetected for years in other 

beams.  They recommend tenting the unit for full extermination.  Dave Ambrose 

will monitor the situation weekly, will determine cost for tenting the building, and 

will provide updates at the next board meeting.   

6. After installing a new pump for our irrigation well, Westchester’s electrician noted 

an electric supply problem to the pump.  Florida Power was notified and has 

installed new transformers, but that has not fixed the problem.  The electrician that 

installed the pump is continuing to analyze the cause of the problem.  In the 

meantime, we have no irrigation water from the well for our lawn, trees, or 

plantings.   

 

Treasurer’s Report 

Steve Snyder presented the treasurer’s report: 

1. August financials show a monthly loss of $6991, vs. budgeted loss of $6336, YTD 

loss of $4600,vs. budget loss of $50,690. Reasons for favorable variance are 

$24,000 insurance payment for A building roof repair which we performed in-

house, and various other savings such as lower utility bills.  

2. Westchester’s insurance carrier has requested an updated replacement cost 

analysis.  Dave Ambrose will obtain a quote for the analysis from the company that 

last performed the analysis a few years ago.  

3. Westchester has favorable equity balances for buildings A, B, and C and the 

association totaling $363,000. We also hold reserve balances of $291,000 for the 

upcoming recoating project, Project 21.  

4. 18 owners have signed up to use the recently implemented ACH automatic 

payment system for their quarterly maintenance fees.  

 

 

Federation Report 

The Federation has canceled meetings for the foreseeable future as a result of the 

pandemic.  
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Reports from Committees 

 

Capital Improvement/Maintenance and Aesthetics  

Prior to the board meeting, Steve McAuliff shared the Project 21 project manual, which 

has been prepared by Karins Engineering.  Additional discussion topics included:  

1. Karins will send the bid package to potential contractors in October, award by 

December, and begin work in May 2021.  

2. Board would like to specify a project start date between May 1 and May 15 in the 

RFQ documents that considers when most owners will depart for summer.    

3. Board is concerned that many quality contractors are fully occupied with the 

construction surge in Sarasota area, and asked what could be done to ensure 

enough high quality bidders respond to the RFQ.  

4. Board considered whether all condo doors be removed for painting, and potential 

problems with removing condo doors and replacing hinges.  If individual doors 

need to be replaced will Project 21 or individual owners cover the costs? 

5. Will shutter removal be required to allow screen replacement and painting of 

lanais?   

6. The capital committee expects that many of the forementioned logistic and 

operational issues will be resolved as part of the detailed project planning in Q1 

2021.   

  

Finance –  

Jack Costello gave the Finance report.  He began by noting that the quarterly owner 

payments to fund the reserve for the coating project ended with the July 2020 

maintenance fee payment.  In order to prepare the 2021 budget, he asked for Board 

direction on 1) Will additional assessments be needed to pay for the coating project, 2) 

Will any additional capital projects require funding in 2021, and/or 3) Will the current 

equity balances of $363,000 be allocated to the coating project?  The discussion that 

followed covered the following points: 

1. As noted in the coating project discussion, preliminary cost projections cannot be 

made until after contractors submit bids in November.  
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2. The owners have approved the coating project at a special meeting in March 2020, 

and consequently have agreed to be assessed for funds to cover the project.  No 

additional ownership vote is required to collect any remaining funds required for 

the project.   

3. The board agreed to forego collecting additional owner assessments for the coating 

project for the rest of 2020.  Through the July 1 2020 payment, over $300,000 was 

collected for the reserve.  Final project costs will not be known until contractor 

bids are finalized in late 2020/early 2021.  In addition to the reserve funds, the 

Westchester Association has equity balances for each building and for the 

association.  Once project costs are finalized, the board will determine how to use 

the equity balances, and what additional owner payments will be required to pay 

for the coating project.  

 

Document Review – Nothing to report.  Follow up on single-family ownership review in 

October. 

 

Fines – Nothing to report. 

 

Social – Mark Benjamin will prepare a proposal for an end of year 2020 party and submit 

a funding request to the board for the October meeting.   

 

Landscape – Freddie provided a written report, which will be attached.  Summary as 

follows:  A section of plantings at the north end of C building has been replaced.  Palm 

trees will be trimmed in late October.  Topsoil in planting areas will be refreshed, 

fertilized, and mulched in mid October.  Geranium planting is scheduled in November. 

Spending ytd is favorable to budget.  

Leases, Loans, rentals and Sales 

Board approved two sales, B104 Kuchar to Barton (July), and C106 Goodman to Eckert  

(October) 
 

Old Business 
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Following up on a board request from the May meeting, Dave Ambrose drafted an email 

to poll Westchester ownership on overnight parking of motorcycles and motor scooters.  

He held the survey pending board review.  Board discussed current societal trends to 

make transportation less expensive and less polluting, and whether Westchester owners 

are likely to endorse this trend by considering scooter and motorcycle parking.  Board 

suggested that we send out a cover letter with the owner survey that points out the 

growing American popularity of Vespa type scooters among the younger demographic 

and among potential buyers of Westchester condominiums.  Several board members feel 

that allowing parking of motorcycles and scooters is an important part of marketing the 

Westchester to an important segment of potential condo buyers.  Aldona agreed to write a 

cover note to accompany the mailing of the survey to owners.   

 

 

New Business 

 

Board discussed potential future regulation of smoking on lanais in response to an owner 

complaint about smoke blowing to their lanai from other lanais.  Current regulations 

allow smoking in all common areas except inside the clubhouse.  Dave pointed out that 

lanais are “limited common areas”.  Board asked Dave Ambrose to poll other 

condominiums on the island to find whether others have limited smoking in outdoor 

common areas.  

 

 

Adjournment 

The May Board Meeting adjourned at 11:49 am.  Board then conducted an executive 

session meeting. 

 

NEXT MEETING:  October 16, 10am 

 

Actions Prior to Next Meeting: 
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1. Dave Ambrose  

a. Obtain quote to update Westchester replacement cost analysis 

b. Prepare follow-up report on termites in A building  

c. Coordinate irrigation pump repair 

d. Investigate how widely other LBK condominiums limit smoking   

2. Aldona – Develop letters to owners regarding allowing overnight parking of 

motorcycles and scooters, and an update on additional assessment to pay for the 

coating project (Project 21)  

3. Steve McAuliff – next steps on Project 21 

 

Respectfully submitted 

 

Jerry Marsh, Secretary  


