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Westchester Condominium Association, Inc. 

Draft Meeting Notes for Special Members Meeting and Meeting of the Board of Directors  

February 19, 2021 

Call to Order- Special Members Meeting 

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

Association, Inc, a Special Meeting of the Members of the Association was called to order at 10:00 am on Friday 

February 19, 2021.  The meeting was held in person at the Westchester Club 72 and via Zoom teleconference.  
President Aldona Valicenti called the meeting to order.  The meeting was called to conduct an owner vote to 

change bylaws to allow overnight parking of motorcycles and motor scooters. 

Proof of Notice 

Dave Ambrose confirmed that proper notice of the meeting and proxy ballots were sent to all members, and notice 
was posted on each condominium bulletin board.   

 

Certification of Proxies 

Dave Ambrose certified that he had received 44 valid member proxies for a vote to amend article 12.9 of the 

Restated Declaration of Condominium to allow overnight parking of motorcycles and motor scooters on 

Westchester property.  

Vote Results 

Approval of the bylaw change required receipt of a vote quorum (at least 50% of owners) and favorable vote by 

2/3 of votes cast.  The bylaw change was approved by vote of: 

36 votes to allow motorcycle parking 

8 votes against allowing motorcycle parking 

Adjournment 

The meeting was adjourned at 10:03 am 

 

Call to Order – Westchester February Board of Directors Meeting 

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 10:03 am on Friday, 

February 19, 2021.  President Aldona Valicenti called the meeting to order. 

Mark Benjamin Greg Gebel, Jack Costello, Aldona Valicenti, Bruce Flory, Jerry Marsh, Terry Borglund, and 

Dave Ambrose attended on site and remotely by teleconference.  A board quorum was determined to be present.   
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Others in attendance via telecom included Steve McAuliff, Sandy Marsh, Freddie Baribault, and Lois Barson and 

several owners.  

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 

 

Board members approved the minutes of the January 28, 2021 meeting of the Board of Directors. 
 

Manager’s Report 

Dave Ambrose presented the manager’s report: 

• The insurance settlement for damage to A building carport by a Waste Management truck in February 
2020 has been approved by the insurance carrier.  Dave expects to receive a check for $5,000 within a 

week.   

• New inspections have shown no additional termite activity at the site of an earlier termite irruption in 

A303.  However, Dave reported evidence of new termite activity in a lanai of unit B303.  An exterminator 
has treated the area.   

• Westchester’s water backflow device on the main water line was replaced after it was found to be leaking.   

• The landscaping company used by the Westchester removed sand which had blown onto our seawall and 

re-established a 17” trench between the wall and the adjacent beach sand.  

 

Treasurer’s Report 

Greg Gebel presented the treasurer’s report.  A copy of his report is attached.  Greg reported that he has developed 

a new template for the monthly treasurer’s report that will provide regular updates of cash on hand, performance 

vs. budget, reserve balances for buildings and projects, and monthly operating results.  The February report shows 
performance is within our budget.   

 

 

Committee Reports 

Capital Committee 

Steve McAuliff presented the capital committee report.   

• He asked that board members share with him any questions or feedback they receive from owners 

regarding Project 21 so he may address owner concerns in his project update newsletters.   

• The committee will hold their first pre-construction meeting with RL James in early March.   

• In response to board questions, Steve reiterated that owners may request to have their front door replaced 

at their expense as part of the coating project.  He will 1) clarify whether door replacement includes 

replacement of the door frame, and 2) ask RL James to develop a quote to remove the 2nd kitchen door for 

any condos that still have that door and would like it removed.  
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Document Committee 

Discussion of changes to Rules of Living for motorcycle parking are covered in New Business.  

Federation Report 

Lois Barson reported that the February LBK Federation meeting will be held February 20 at 9:30 am and ongoing 

meetings will be held on the 3rd Saturday of each month via Zoom teleconference.  The February topic will be 

insurance.  All owners may attend but must pre-register to receive the Zoom link and password.   You may 

contact Lois or Aldona to receive the link.   

Finance Report 

Sandy Marsh presented the Finance Committee update: 

• Westchester received the annual insurance bill from Brown & Brown on Monday February 15.  Payment 

is due February 21.  The bill included an unexpected 30% increase which is significantly greater than the 

expected 20% increase.  The Finance committee solicited two alternate brokers to quote on our 

requirements and has decided to move the insurance away from Brown & Brown to a different broker, 

Gulfshore Insurance. This broker insures several other condo associations on LBK and Lido key 

including Players Club, Orchid Beach Club, and Longboat Key Towers. The move will save over 10% 

($30,800) vs. the Brown & Brown proposal.   

• Committee met with our accountant, Pellegrino and agreed to move our accounting method from accrual 

to a modified cash-based accounting.  This change will allow easier month to month comparisons of 

financial performance.   

Fines   

No fines were assessed.  One February 1 special assessment payment is delinquent.   

Landscape 

Freddie Baribault presented the landscape committee report and submitted a written report which is attached.  

Highlights include new plantings between the pool and the seawall, and planning for some plant removals and 

replacement near A and C buildings.   

Social Committee 

Nothing will be planned until post Covid.  Mark Benjamin is investigating social events via zoom,   

Leases, Loans, Rentals and Sales 
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Nothing to report   
 

 

New Business 

 

• Board approved two changes to Article V of Westchester’s Rules for Living to comply with the newly 

approved bylaw change allowing overnight parking of motorcycles and motor scooters.  Change will be 

posted to our website and is effective immediately. Specifically, part B will now state “Extra vehicles, 

motorcycles and motor scooters are to be assigned…”, and the word “motorcycles,” will be removed from 

part J.  

• A large coconut palm tree adjacent to A building has several large coconuts that potentially pose a hazard 

if/when they fall from the tree. Dave Ambrose will attempt to find a tree service that can regularly harvest 

the coconuts.  Failing that, he will obtain quotes to remove the tree.   

• Steve McAuliff, Joan Yurman, and Dave Ambrose met with an architect to develop a design proposal for 

a fitness center at the Westchester.  Next step is for the architect to submit a quote to develop a design 

proposal for the center.  No commitment will be made unless the board approves the forthcoming quote 

for the design work.   

• As actions to protect our paver covered sidewalks, Dave Ambrose has instructed Mike (Westchester 

maintenance) and the landscaping company to limit where they drive across the sidewalks to one area 

adjacent to the pool.  There is no gap between the sidewalk and the adjacent grass in that area, and 

crossing the path in only that area should protect the sidewalk.  Dave will use sod to cover the gap 

between the sidewalk and the grass in all other areas with a large gap.  

• Board approved adding outdoor bike storage racks for 10 bikes behind the unit storage areas near the 

shuffle board court.  Westchester maintenance will build a frame to hold the racks, and build a roof and 

sides for the storage area.  Dave Ambrose will obtain design approval from Bruce Flory or other board 

members before finalizing the design.   

Owner Comments 

• An owner asked whether any action can be taken to prevent recurrences of sand blowing onto the seawall 

and grass near B building.  Another owner pointed out that when Westchester reduced the height of the 

sand dunes between the seawall and the gulf 4 years ago, some dune grass was removed.  The permit 

which allowed removal of the dune grass also specified that the grass must be allowed to regrow in the 

area that was cleared.  This has not been done.  Dave Ambrose will:  

o Instruct the service that rakes our beach to adjust their raking pattern so the area that formerly had 

dune grass will be left undisturbed, 

o Investigate how to replant or regrow dune grass adjacent to the seawall in front of B building. 

• In response to an owner question, Dave said that the parking lot pavers will be repaired and resealed upon 

completion of Project 21. 
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• An owner asked if Brown & Brown had been given a chance to explain why their insurance quote was 

uncompetitively high.  Jack Costello reported that he had spoken to B&B and they did not offer an 

explanation.     

 

 

Adjournment 

The meeting adjourned at 11:03 am.   

 

NEXT MEETING:  March 19, 2021, 10am 

Actions Prior To Next Meeting 

1. Dave Ambrose 

a. Update Declarations of Condominium and Rules for Living on our website reflecting new 

motorcycle policy 

b. Try to find a tree company that can remove coconuts.  If none found, obtain quote to remove tree 

c. Fill in gaps between paver sidewalks and adjacent grass  

d. Begin to re-establish dune grass in front of building B 

e. Build bike storage rack 

f. Next steps on delinquent payment of Project 21 assessment 

g. Receive insurance settlement check for carport damage 

2. Steve McAuliff 

a. Next steps for Project 21 

b. Ongoing Project 21 owners update  

 

 Respectfully Submitted, 

 

 

Jerry Marsh, Westchester Board Secretary 
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   WESTCHESTER CONDOMINIUM ASSOCIATION 

    TREASURER'S REPORT  

    FEBRUARY 19,2021  

   

            (Preliminary January 
Results)  

January, 2021  Balance Sheet    

 Cash Equivalent Balances, 1/31/2021  $741,592  

 Cash Equivalent Balances, 12/31/2020  $605,132  

  Quarterly Fees Collected   

 

Quarterly Assessment 
Receivable   $2,604  

   Collected Shortly after month end  
1/31/2021 Reserves for Project 21 Bldg A  $82,401  

 Reserves for Project 21 Bldg B  $82,401  

 Reserves for Project 21 Bldg C  $124,566  

1/31/21 Equity    Bldg A  $49,857  

 Equity    Bldg B  $41,816  

 Equity    Bldg C  $54,893  

 Equity    Association $187,237  

       

January, 2021 
Operating 
Results    

 Surplus of $8,913 versus a budgeted surplus of $240  

 Maintenance Expenses were down $2,700 vs budget  

 Insurance Costs were down $4,470 vs budget   

    (This is favorable due to straight line budgeting and timing  

      increased insurance costs beginning in Feb, 2021  

 

Other expenses slightly 
favorable    

     (Will vary month-to-month based on timing)  

      Significant variances will be reported as they occur.  
 

Greg Gebel  2-18-21 
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February 19, 2021 Finance Committee Report to Board of Directors 

Insurance policy renewal  

- Most insurance policies are due for renewal on / around 2/21/21. 

- We received the insurance proposal from Brown & Brown (B&B) Monday 2/15/21 – this included a 20% 

increase over 2020 premiums.  This increase was included in the 2021 Westchester budget. 

- Subsequently we received a revised proposal from B&B which included an additional 10% increase due 

to a 10% increase in appraised replacement cost value. 

- Greg Gebel, Jack Costello, Sandy Marsh and Dave Ambrose met with Larry Robbins from B&B on 2/16/21 

to discuss the proposal details.  B&B’s proposed property insurance premium is $1/$100 replacement 

value.  Market information indicates this is extremely high for Longboat Key.  

- We contacted Gulfshore Insurance and PCS Insurance for competitive proposals.   

- Previously we contacted PCS to provide a proposal which they sent 2/17/21. Upon review of the 

proposal we determined the property insurance carrier was unrated and therefore not suitable for 

further consideration. 

- Upon review of Gulfshore Insurance references and indications of premium, we made the decision to 

switch our broker relationship to Gulfshore which will result in $30,800 savings over the B&B bid.  Due 

to the short 2 days notice, Gulfshore is only able to quote on property coverage (which is the largest 

premium of the insurance policies). 

- The Finance Committee expects to receive the final policy proposal from Gulfshore 2/19/21 (afternoon). 

- Once the current renewal process is complete, the Finance Committee will work with Gulfshore to 

explore other opportunities for reductions in next year’s premiums. 

Phone Meeting with Tom Pellegrino from Pellegrino and McFarland, CPA 2/18/21) 

- Finance Committee including Greg Gebel, Jack Costello, Mike Shaw, Sandy Marsh and Dave Ambrose 

met with Tom Pellegrino. We discussed a variety of accounting practices applied to maintaining 

Westchester’s accounting records and changes that can be made to provide more clear and concise 

financial information. 

- Of note among the various accounting practices discussed, Pellegrino will be changing from accrual 

accounting to a modified cash-based accounting.  This change will enable meaningful comparisons of 

month-to-month expenses without the need to adjust for accruals (with the exception of insurance 

premiums which will continue to be booked on an accrual basis). 

Key Changes that will be made: 

1. Other than our big insurance payments (which will be amortized from a prepaid each month), we will go 

to a cash basis for expenses. NO MORE MONTHLY ACCRUALS/PAYABLES. 

2. Quarterly assessments will continue to be recognized in thirds each quarter as they are all recorded the 

first month of the quarter. 
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3. Dave Ambrose will make sure that all bills received by the 27th or 28th of the month will be forwarded to 

Pellegrino for payment. 

4. Any journal entries made during the month by Pellegrino will be forwarded to us with the monthly 

financial packet. 

5. The breakout of Credit Card expense allocation will be included with the packet. 

6. Expenses that need to be allocated will continue to be allocated to the appropriate buildings on a 

monthly basis. HOWEVER, building Operating Statements will only be sent to us QUARTERLY. 

7. If a significant, specific building expense is incurred during the month, it will be reported in the Monthly 

Treasurer’s Report. 

8. Accruals and Accounts Payable WILL be made in DECEMBER for year-end, thus December expenses will 

be higher than normal. 

 

Benefits to The Westchester: 

Monthly reporting to us will be met by the 15th of the month. 

Lagging expenses and reconciliation will no longer have to be done. 

Monthly review and reconciliation of the bank account will be easier. 

Non-quarter end reports from Pellegrino will just be balance sheet and income statement. 

 

We have the ability to review financials anytime on Quick Books on Dave Ambrose’s computer. (We have always 

had this option). 

Sandra Marsh 2-20-21 
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Landscape Committee               February 19, 2021 
 

New plantings have been planted on the west side of the pool by the sea wall 

with a dwarf “Clusia Nana.” It is more salt and wind tolerant than the Indian 

Hawthorn that was planted there 8 years ago. 

 
The dead branches were removed from a ficus tree over the east driveway 

entrance. 

 

We are still waiting on a 15 gal. Sea Grape plant to replace a dead Viburnum 
along the south driveway. 

 

Total expense for these projects was $1,515.00 

 
Our next project is the south side of A Bldg. where several overgrown 

cardboard plants and cacti will be removed.  The committee requested we 

add 5 crotons, 2 pitch apple, 2 silver buttonwoods. 

       This work has not yet been scheduled.    
         

       Also in this price, at A building, we will be removing 3  Travelers fronds at 

35'-40'  in preparation for painting this      summer.       '         

               

         
       Total expense for this project is $1,490.00 

          

       ( All quotes include delivery, soil preparation and planting.) 

 
        A special thank you to Mike who built a triangular trellis for a Mandella plant 

which is planted in the new garden behind A Building. He painted it in the new 

color of our buildings.    

 
          Freddie Baribault, Chairman 
 


