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Westchester Condominium Association, Inc. 

 Meeting of the Board of Directors March 19, 2021 

 

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 March meeting of the Board at 10:00 am on Friday, March 

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

Mark Benjamin, Jack Costello, Aldona Valicenti, Bruce Flory, Jerry Marsh, Terry Borglund, and Dave Ambrose 

attended on site and remotely by teleconference.  Greg Gebel was traveling.  A board quorum was determined to 
be present.   Others in attendance via teleconference included Steve McAuliff, Sandy Marsh, Freddie Baribault, 

Joan Yurman, 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 February 19, 2021 special meeting of owners and the February 19 

meeting of the Board of Directors. 

 
Manager’s Report 

Dave Ambrose presented the manager’s report: 

• LBK fire marshal visited in response to a complaint that Westchester had changed condo numbers.  Dave 

pointed out that sample numbers had been posted on only three condos to demonstrate the font to be used 
in Project 21.  He removed the sample numbers and re-hung the original numbers.   

• Payment has been received to repair roof damage to A building carport by a Waste Management truck.  

Repairs will be completed as soon as roofing parts are received.  

• Changes to Westchester’s Rules of Living allowing overnight motorcycle and motor scooter parking are 

complete and posted on the website.  Changes to the bylaws are also complete but awaiting a legal 

recommendation on how to file the change with the county.  Dave established that filing cost will be $10 
for page 1, and $8 for each additional page in addition to any attorney and notary fees. Steve McAuliff 

will provide our most recent filing from 2015 as a template for a new filing.  Dave Ambrose will ask our 

attorney what their cost would be to file.  

• Westchester maintenance has started building a new bike rack behind C Building carports.  It will be 
completed within a few weeks pending delivery of panels for the roof and sides.  

• Florida Power and Light (FPL) came on site to install underground conduit from our transformer to B 

building.  They left a large hole surrounded by “Warning” tape around the transformers.  They need an 

additional permit from DOT to complete their work.  Dave will follow up to insist the work is completed 
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and the site is made safe for Westchester owners and visitors.  If FPL does not provide timely response, 
he will file a complaint with Manatee County.  

 

Treasurer’s Report 

Sandy Marsh presented the February treasurer’s report.  A copy of the report is attached.  The report reflects 

February payment of our annual property and casualty insurance and monthly performance shows a modest 

surplus to budget. Equity balances and reserve balances are on target.    

 
 

Committee Reports 

Capital Committee 

Steve McAuliff presented the capital committee report.   

Project 21: 

• Committee will hold a Project 21 pre-construction meeting with RL James and Karins Engineering on 

Wednesday March 24.  Meeting will establish the preliminary work schedule including the sequence that 

buildings will be worked on.  

• Meeting will also detail which lanais will require floor and/or ceiling repair.  Following the meeting, 

committee will send a note to owners outlining each condo’s options for having lanai shutters removed, or 

alternately having contractors access lanais by entering through the condo.  The note will also detail 

options for having front doors replaced and for having any remaining kitchen doors removed and closed 

in.   

• In addition to sending notes to owners, project communications will be placed on the Westchester website 

so owners may find updates as needed.  In response to an owner request, Steve will also provide details of 

new light fixtures so owners may purchase similar lights for their lanais if they’d like.  

• In response to board questions, Steve will research insurance coverage in the event of worker damage to 

condominium contents when they enter condos to work on the lanais.  Board asked whether liability 

would accrue to the builder, their insurance carrier, to Westchester Association insurance, or to individual 

condo owners’ insurance policies.  Steve recommended that owners take extensive pictures in their condo 

to document pre-construction condition, and that owners secure their units and consider removing some 

of their valuables.  Steve also confirmed that RL James will use only their own employees and will not 

use contract employees.   

• Sandy Marsh confirmed that our new prop/casualty insurance includes “Builder’s Risk Insurance”.  Our 

insurance representative has asked that Dave Ambrose complete a form detailing the scope of Project 21. 

Steve will review the form with RL James’ to be sure they comply with the terms of the insurance.   Dave 

Ambrose will then complete and submit Gulfshore’s required documentation to implement Westchester 

coverage.   

• Jack Costello asked for clarification on whether the inside of each stairwell stack will be painted as part of 

the coating project.  He pointed out that many stair treads are currently rusting and should be recoated 
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promptly to avoid the need for a more extensive rust removal and coating project later. Steve confirmed 

that stairwell painting is not included in Project 21.  Steve also confirmed that the insides of the stairwell 

doors will not be painted.  He will investigate cost of stairwell coating with RL James, and board will 

decide at a future meeting whether to have Westchester Maintenance or RL James perform the stairwell 

work.   

Fitness Center:   

• Steve McAuliff and Joan Yurman presented tentative drawings and costing for a fitness center that were 

developed by a working group within the capital committee.  The center would be located in what are 

currently four A building storage units and the Westchester maintenance area, and would require building 

four new storage units.  Tentative cost is $80,000. 

• Board discussed the concept at length including:  

o Need for additional insurance  

o Requirements for submission to LBK building and zoning commission 

o Alternate site and designs for fitness center to be attractive addition to the community 

o Optimal size of fitness center to serve Westchester community 

o Potential costs for construction and ongoing maintenance 

o Whether a fitness center would add value to Westchester ownership  

• Board is interested in further defining a fitness center proposal to present to owners and gauge ownership 

interest.  

• As next steps, the working group and Dave Ambrose via the CAM will investigate usage of fitness 

centers at other LBK condo associations to benchmark appropriate size and fitness equipment. They will 

then consult with an engineer or architect to update their proposal to include a firmer cost estimate and 

LBK township approval requirements.   

 

Document Committee 

Nothing to report  

Finance Committee 

Sandy Marsh presented the Finance Committee update (copy attached): 

• Westchester’s property and casualty insurance has been moved from Brown & Brown to Gulfshore 

Insurance with annual savings of $33,600.  A representative of the new carrier will perform a property 

walk through over the next few weeks with Dave Ambrose to highlight any risk reduction opportunities.  

• Following up on the recent insurance cost review, the finance committee will perform a cost benefit 

analysis of the level of excess flood insurance that Westchester carries.  Gulfshore has pointed out that 

70% of LBK Condominium Associations carry no excess flood insurance vs. the full excess flood 
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insurance that Westchester currently carries.  The committee will make recommendations when the 

review is completed.    

• The committee is beginning a cost and effectiveness review of the accounting services that Westchester 

currently purchases from Pellegrino.  They have asked Lois Barson for help obtaining benchmarking 

information from the LBK Condo Federation and Dave Ambrose has asked for similar benchmark 

information from the Community Association Manager’s (CAM) group of which he is a member. 

• Finance Committee will also begin performing a review of Westchester vendors to ensure that we have a 

consistent level of contract terms and conditions, and competitive pricing.  Dave Ambrose will provide a 

list of current vendors and contract end dates to the committee. The review will continue for several 

months.  

Fines   

No fines were assessed.  One February 1 assessment remains delinquent.   

Landscape (copy attached) 

Freddie Baribault presented the landscape committee report and submitted a written report.  The committee met 

several times during the month to plan and implement landscape changes to south side of A Building.  Additional 

plantings will be installed over the next month.  Committee recommends removal of the coconut palm tree which 

stands between A building and Westchester’s seawall.  The tree has several large coconuts which pose a hazard if 

they fall on a person.  Dave Ambrose has not been able to find a tree service that can safely remove the coconuts, 

but has obtained a quote of $450 to cut it down.  Before cutting, he will obtain a quote to also grind the stump.  

Also, Freddie reported that lighting at the Gulf of Mexico entrance has been updated to LEDs by our Maintenance 

group, and is brighter and more attractive than the old lights.  

Social Committee 

Nothing will be planned until post Covid.    

Leases, Loans, Rentals and Sales 

Nothing to report   

 

 
Old Business 

 

• An outside consultant from Earth Balance was brought in to suggest how to re-establish dune grass in 

front of B building.  He will make a recommendation for future consideration.  

• Maintenance has begun filling in spaces between our paver sidewalks and adjacent grass with soil.  Work 

should be completed by next meeting.  
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Adjournment 

The meeting adjourned at 11:28 am and was followed by an executive session. 

 

NEXT MEETING:  March 19, 2021, 10am 

Actions Prior To Next Meeting 

1. Dave Ambrose 

a. Finish filling in gaps between paver sidewalks and adjacent grass  

b. Price to stump grind coconut palm, follow up with LBK zoning on permit to remove the tree 

c. Next steps on delinquent payment of Project 21 assessment 

d. Investigate options to file bylaw change for motorcycle parking  

e. Follow up with FPL to complete re-grading around in-ground transformers  

f. Vendor listing and contract end dates to finance committee 

2. Steve McAuliff 

a. Next steps for Project 21 

b. Owners update following March 24 pre-construction meeting  

c. Investigate insurance coverage for condominium contents during construction, and work with 

Dave Ambrose to complete Builder’s Risk Insurance form required by Gulfshore Insurance. 

d. Determine cost of RL James painting stairwell interiors 

e. Next Steps Fitness Center 

 

 Respectfully Submitted, 

 

 

Jerry Marsh, Westchester Board Secretary 
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March 19, 2021 Treasurer’s Report to Board of Directors 

>February 2021 Operating Results 

- Surplus of $6,891 versus a budgeted surplus of $250 

- Primary reasons for favorable variance 

o $5,000 insurance proceeds 

o $2,600 HOA maintenance fee late posting 

>Balance Sheet 

>> Cash 

- Cash equivalent balances, 2/28/21      $600,992 

- Cash equivalent balances, 1/31/21      $741,592 

- Cash balance decrease due to annual insurance premium payments of $239,000 and on-going condo 

expenses partially offset by Project 21 quarterly assessment of $140,000  

>> Contract Liability and Net Pooled Reserves for Project 21 

- Building A 

o 2/28/21        $117,635 

o 1/31/21        $82,401 

- Building B 

o 2/28/21        $117,635 

o 1/31/21        $82,401 

- Building C 

o 2/28/21        $193,035 

o 1/31/21        $124,566 

- Reserve increase due to quarterly assessment payments partially offset by project expenses 

>> Equity 

- Building A - 2/28/21 (no change from 1/31/21)     $49,857 

- Building B - 2/28/21 (no change from 1/31/21)     $41,816 

- Building C - 2/28/21 (no change from 1/31/21)     $54,893 

- Association - 2/28/21 (no change from 1/31/21)     $187,237 

- Fund Balance for accrual to cash change – 2/28/21 (no change from 1/31/21) $5,744 

 

Submitted 3/18/21 Sandra Marsh for Greg Gebel 
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March 19, 2021 Finance Committee Report to Board of Directors 

 

Finance Committee met 3/18/21 

Condominium Insurance Update 

- New property insurance policy in place with Gulfshore Insurance Agency.  $33,600 savings achieved over 

Brown & Brown’s proposal. 

- Gulfshore representatives will be walking through the Westchester Property with Dave over the next 

several weeks. 

- After walkthrough, Gulfshore will schedule a call to discuss any feedback from their visit. 

- After meeting with Gulfshore, Finance Committee will determine next steps to explore cost / benefit 

analysis of excess flood insurance we currently carry at a cost of $26,004.  Gulfshore suggested this type 

of analysis along with an engineering analysis to quantify potential damage costs for various flood 

scenarios vs cost of excess flood insurance. Gulfshore mentioned that about 70% of the condominiums 

on Longboat Key do not maintain excess flood insurance. 

Accounting Services Update 

- Pellegrino reissued January financials to reflect change to a modified cash-based accounting approach. 

- Lois Barson assisted in a request to the Longboat Key Condominium Federation to benchmark our 

accounting services.  We would like to better understand how the cost and effectiveness of our vendor 

compares with other condos on the island.  The Federation advised that they will be able to 

accommodate our request once in person meetings are resumed. In the meantime, Lois will forward our 

request writeup to Dave Ambrose who will pose the request to the Community Association Managers 

group for their feedback. 

Vendor Review 

- The Finance Committee will conduct a review of vendors engaged by the Westchester Condominium 

Association.  Cost and effectiveness will be reviewed. Alternatives will be suggested as appropriate.  

Dave Ambrose will forward a current listing of vendors and contract end dates to the committee. 

Submitted by Sandra Marsh 3/19/21 
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Landscape Report          March 19, 2021 

 

 
 

The landscape committee met several times this past month to 

plan renovations to the south side of  A Building.   

 

Last week Mike was able to remove two huge cardboard plants that 

have overgrown their space.  Yesterday, the committee and several 

owners from A building met to plan the new plantings.  After much 

discussion, they decided on what they wanted planted.  David will be 

ordering the plants from Mariposa Nursery next week. Hopefully by the 

next board meeting we will have that area planted and know  the 
actual cost of the project,   

 

It was also decided to remove the coconut palm which has become a 

hazard to the A Building patio over the last many years with dropping 

coconuts. After several estimates to remove the Palm, our best offer 

was for  $450.00. 

 

In case you haven't already noticed, the Hong Kong Orchid tree that 

was planted on the north lawn behind Club 72, is in full bloom this 
week.  The entire tree burst into pink blossoms.  It  was planted 3 

years ago. 

 

As there is no further business,  I would like to thank my committee 

and owners in A building, for all their input, ideas and support to make 

my job easier.   

 

Freddie Baribault, Landscape chairman 
 


