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Westchester Condominium Association, Inc. 

Meeting Notes of the Board of Directors  

November 20, 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 

November meeting of the Board at 10:02 am on Friday, November 20, 2020.  President 

Aldona Valicenti called the meeting to order. 

Mark Benjamin Terry McGovern, and Dave Ambrose were on site and Aldona Valicenti, 

Steve Snyder, David Harding, Terry Borglund and Jerry Marsh connected by 

teleconference.  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 October 16, 2020 meeting of the 

Board of Directors. 

 

Manager’s Report 

Dave Ambrose reported the following: 

1. Dave sent all owners a survey requesting opinions on allowing overnight parking 

of motorcycles and motor scooters.  He received 67 responses with 56 in favor and 

11 opposed.  Several owners that voted no cited concerns about excessive noise 

from motorcycles.   

2. A new heater was installed in the small swimming pool at a cost of $3,100.  Heater 

was 7 years old.   

3. Maintenance replaced cast iron drain lines in A202 and A302 because of leaks 

reported at the October meeting.   
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4. The damage claim for carport A, which was damaged by a Waste Management 

truck in February 2020, is still awaiting insurance review.  

5. Last month, Dave reported that dry-wood termites had been found in the wood roof 

structure above unit A303.  Week of Nov 11, a “termite kick-out” was found from 

the guest bathroom vanity in that same unit.  Our termite control company does not 

believe this kick-out is related to the ceiling termite infestation, but was probably 

active in the cabinet when it was originally installed 5 years ago.  No additional 

development with the ceiling extermination effort.  

6. Hurricane Eta caused minor damage to vegetation and a single downspout at the 

Westchester November 13/14.  No long lasting damage occurred.   

7. The well pump for our irrigation system has been repaired.  It will be placed in full 

service after testing confirms it is fully functional.  FPL still plans to reposition the 

transformers so they are above grade and protected from flooding, but has not yet 

given us a date for the work to be done.  

8. Bike barn and kayak racks have sufficient space for additional storage as owners 

begin returning for the season.   

9. Dave received an estimate of $950 for an updated repair cost analysis that our 

insurance carrier requested.  Analysis will be performed early in 2021.  

 

Treasurer’s Report 

Steve Snyder presented the treasurer’s report: 

1. We have not yet received the October financials from the accountant.  Through 

September, we are favorable to budget.  Dave Ambrose will ask our accountant to 

be sure to submit November financials by the December 15 due date. 

2. As of September 30, equity balances are approximately $45K for building A, $34K 

for building B, $55K for building C, and $230K for the association.  Reserves for 

Project 21 have a balance of $292K.  

3. Finance Committee will meet November 23 to develop a recommendation to assess 

for the balance of requirements for Project 21.  The project will need an additional 

$500K.  

4. First draft of the 2021 budget has been completed and includes a projected increase 

for insurance of $54K or 20%.   

5. We’ve closed Westchester’s bank account at Northern Trust, and that balance of 

approximately $200K will be deposited to Westchester’s Centennial Bank 

checking account.  
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Federation Report 

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

pandemic.  

 

Reports from Committees 

 

Capital Improvement/Maintenance and Aesthetics  

Project 21: Steve McAuliff reported that our engineering firm Karins received bids from 

three companies for Westchester’s Project 21.  Nick from Karins and the committee 

interviewed the two low bidders.  Based on the interview, references, and Karins’ 

previous work with both companies, the committee feels that both bidders are reliable 

and capable of doing a good job on our project.  At this point, the committee favors the 

low bidder but believes either contractor would be a good choice.  The board discussed 

the following points: 

1. Cost of the project is likely to be around $800K vs. preliminary (2019) estimates of 

$700K.  

2. All three contractors obtained canopy pricing from a local fabricator (Mullet).  

They will attempt to find competitive bids to try to reduce that price.  

3. Board members who were owners during the previous coating project 10 years ago 

reminded the board that some aspects of the work were inconvenient and 

disruptive for owners.  Dave Harding asked the committee to ensure that the 

selected contractor presents references showing they are flexible and listen to 

individual owner concerns. 

4. Screen and shutter removal: All three bids are based on workers accessing and 

painting lanais by removing lanai screens rather than walking through each condo 

to the lanais.  If a lanai has wind shutters (60% of units have shutters), the shutters 

will need to be removed and re-installed to access the screens.  The shutter work 

will be at the expense of the individual owners.   

a. The board asked Steve to consider alternatives to removing screens and 

shutters and to obtain quotes to access the lanais by walking through 

individual condos. This option could be used in units that have wind shutters 

and would allow owners to save the cost of having their shutters and screens 

removed and replaced.  However, Steve pointed out this option would create 



Westchester Condominium Association, Inc 

4825 Gulf of Mexico Drive 

Longboat Key, FL 34228 

 

Page 4 of 6 

 

a potentially unattractive mix of old weathered screens in units with shutters 

and new screens in units without shutters.   

b. Steve suggested that the contractor and the committee develop a list of 

positives and negatives of entering lanais by removing screens vs. walking 

through each condo.  He agreed that the committee will a) obtain bids for 

removing and re-installing shutters from two local shutter companies and b) 

have Karins ask the contractors for an additional quote entering the lanais 

through the condos rather than by removing screens.  This will allow a cost 

comparison for the two options. 

5. Karins will oversee the contractor’s work.  They will conduct weekly status update 

meetings with the contractor and will ensure the contractor meets quality and 

timing targets.  

6. Board asked that the contract include a list of project completion milestones and 

corresponding work progress payment schedules.  

7. Prior to starting the project, board would like to have the contractor agree to a 

format for a regular (weekly? monthly?) progress report.  Report should include 

progress vs. milestones for significant parts of the project and the overall project, 

highlight any issues that arise during the report period, and regularly update 

expected completion date.  

8. The capital committee will review the above list of board suggestions and return 

recommendations by the next board meeting.  

9. Board thanked Steve and the capital committee for their exceptional work on this 

project.    

 

Finance –  

Jack Costello gave the Finance report.  Points covered:  

1. Finance committee will meet November 23 to finalize a recommendation for 

additional owner assessments to pay for Project 21. 

2.  Assessment recommendation will consider how much if any of the current equity 

funds should be used to pay for Project 21 while still retaining sufficient cash on 

hand to pay for budgeted ongoing bills such as insurance payments.  
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Document Review – As Dave Ambrose reported, Westchester owners overwhelmingly 

support revising our bylaws to allow overnight parking of motorcycles and motor 

scooters.  The Document committee will draft a bylaw change to present to the board at 

the December meeting. 

 

Fines – Nothing to report. 

 

Social – Dave Ambrose will send a note to owners soliciting new members for the social 

committee to replace members who have sold their condo.  He will also ask how many 

owners are planning to attend the annual meeting.  Mark Benjamin will plan an outdoor 

party. 

 

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

follows:  The recent hurricane caused no damage to grounds or vegetation.  Our 

landscaper had recently pruned the palm trees, shrubs and bushes at a cost of $3,435.  

Geraniums have arrived and will be planted December 1.  Landscape committee will set 

up the Christmas tree in Club 72 on November 30.  Our new landscaper, Westcoast, has 

implemented a turf treatment plan that has reduced weeds and crabgrass in our lawns.  

Leases, Loans, rentals and Sales 

Board approved one sale and four rentals as follows:   

• C401 sale from Crawford to Fagan,  

• C602 rental Percival to Thomas Jan 4 to April 1,  

• C605 rental Ippolito to Washington Jan 1 to March 31 

• C202 rental Rees to Wittenberg Nov 15 to Dec 31  

• C205 rental Borglund to Lena Jan 16 to March 16 

 
 

New Business 

 

A Westchester owner, Scott Franklin has been elected to the US House of 

Representatives representing the 15th congressional district (Lakeland).  Congratulations 

from the board!  Aldona asked Dave Ambrose to email the news to our owners.  
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Owners Comments 

Jack Costello asked that the contractor for Project 21 protect sliders and windows from 

debris that may fall as a result of concrete repair work performed on lanais on higher 

floors.  One of his sliders was scratched by falling debris during the most recent recoating 

/ concrete repair project 10 years ago.  Steve McAuliff will add window protection from 

debris to the list of requirements for the project.  

 

Adjournment 

The meeting adjourned at 11:21 am.  Board then conducted an executive session meeting. 

 

NEXT MEETING:  December 18 2020, 5pm 

 

Actions Prior to Next Meeting: 

1. Dave Ambrose  

a. Ask accountant to provide November financials by December 15 

b. Update on termites in A building  

c. Follow-up on insurance payment for A carport damage 

d. Repair cost analysis to be completed Jan/Feb 2021 

e. Obtain timing for FPL transformer re-positioning 

2. Steve McAuliff – next steps on Project 21 

3. Jerry Marsh – Propose bylaw change for motorcycle and scooter parking 

 

Respectfully submitted 

 

Jerry Marsh, Secretary  


