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Westchester Condominium Association, Inc. 

 Meeting of the Board of Directors May 21, 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 May meeting of the Board at 10:00 am on Friday, May 21, 

2021.  President Aldona Valicenti called the meeting to order. 

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

Dave Ambrose attended on site and by teleconference.    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 April 16, 2021 meeting of the Board of Directors. 

 

Manager’s Report 

Dave Ambrose presented the manager’s report: 

• Florida Power and Light plans to regrade and fill in the trench around the transformers near the clubhouse 

during the week of May 24.  

• The irrigation control system was recently modified to allow remote control via wi-fi. The new system 

had a clock malfunction, so the control system has been to returned to a manual system. 

• Dave was notified by LBK code enforcement that the Westchester must have a permit to maintain the 
sand screen that was placed on the beach in front of B building to mitigate sand blowing over the seawall 

and killing the lawn between B building and the pool.  Dave believes the permanent solution to sand 

killing the grass is to reduce the height of the dune.  The board asked Dave to write up a plan of work 

outlining the dune adjustment project and the hoped-for final result.  Dave will present the plan to the 
board and committee chairs for approval week of May 24 before beginning the project.  

• As recommended by our accountant Pellegrino, Dave has added the Quickbooks’ add-on “Q-Box” to the 

Westchester computer.  This feature will automatically synchronize Pellegrino’s updates to Westchester’s 

financials rather than require manual updates as is currently done.   

• Aero Exterminators has issued Westchester a $470 credit for an overcharge from several years ago 
 

 

Treasurer’s Report 
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Greg Gebel presented the treasurer’s report.  A copy of the report is attached.  April results show that YTD 
performance is slightly favorable to budget, and equity balances and reserve balances are on target.    

 

 

Committee Reports 

Capital Committee 

Steve McAuliff presented the capital committee report.   

Project 21: 

• RL James began work on building A on May 3.  Westchester and Karins have held 2 project meetings 

with James.  Communication lines to Westchester management and owners are still being established. 

• Dave Ambrose will meet with RL James’ site supervisor Josh every Friday to develop an outline of the 

work schedule for the following week which will be shared with owners and the BOD.  This will allow 

owners to prepare before work is done on their unit.  

• Steve asked that owners notify Dave when they plan on being at their condos so he can minimize work 

being done in their lanais while they visit.   

• James is finding that more concrete work is required than they planned, especially for units A 101, 201, 

and 301.  They have submitted a change order requesting $2600 for the extra work required.  Karins 

agrees with the change order, and Dave Ambrose confirmed the extra work has been performed.  All 

change orders require approval by Karins, Dave Ambrose, and Steve McAuliff.  

• Karins will include a tally of linear feet of concrete and stucco used by James each week in their weekly 

reports.  This will allow ongoing tracking of usage vs. budget.  

• Dave and Mike are regularly monitoring quality of work performed by James, and requiring corrective 

work when warranted.   

• Steve will conduct monthly Project 21 update meetings during the summer on the third Friday of each 

month at 10am via Zoom open to all owners and board members.  (June 18, July 16, August 20) 

   

Fitness Center:   

• Joan Yurman of the Fitness Center task force proposed using a Miami firm, Tropico, to make a rendering 

of the proposed fitness center at a cost of $500.  Board approved the spend.  Price includes one reworking 

of the rendering to incorporate any changes desired after viewing the completed rendering.  The first 

rendering should be completed within 2 weeks.  

Document Committee 

Nothing to report  
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Finance Committee 

Sandy Marsh presented the Finance Committee report (copy attached). Points covered include: 

• Committee has developed a tracking spreadsheet for Project 21 in which they will record all spend for 

the project by category and by building. 

• Committee is awaiting a recommendation from Gulfshore Insurance of an engineering firm to help 

evaluate the value of excess flood insurance.  Based on this evaluation, the committee may recommend 

modifying how much excess flood insurance Westchester maintains.   

• Comcast is unwilling to consider modifying Westchester’s cable contract until the current contract 

expires in December 2023.  Committee will reconsider closer to the expiration date  

• Sandy will ask Comcast and Frontier for quotes to provide internet service to all Westchester owners.   

• Committee has developed a list of vendors that have performed work at the Westchester and are 

recommended by our owners.  Dave will post the list on the Westchester website.   

• Committee is continuing their investigation of current and potential providers of payroll services.   

• After issuing insurance to the Westchester in February, Gulfshore Insurance performed an on-site risk 

profile of potential insurance issues.  Board discussed the list of recommendations and asked Dave to 

acknowledge that we are taking action as appropriate.   

Fines   

No fines were assessed.   

Landscape (copy attached) 

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

Highlights include the seasonal removal of decorative annuals, pruning of shrubs, and completion of landscaping 

behind A building.  Palms will be lightly pruned this year.  All efforts will be made to minimize damage to 

plantings as a result of the painting project.  Many plants will be tied back away from the buildings to prevent 

interference with the painting. Spending ytd is $3,135 vs budget of $7,000. Balance will be used for palm pruning 

and replacing of hawthorn plants.     

Federation Update 

April meeting provided a legislative update, and was the last meeting of the spring season.     

Leases, Loans, Rentals and Sales 

None 

 

Social 

 
Pending additional relaxation of covid guidelines 
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Old Business 

 

• Steve will ask RL James to inspect C Building stairwells to assure we don’t have areas with sub-surface 

rust.   

• Bob Ostling provided a quote of $950 to close in any remaining external kitchen doors vs. $1900 quote 

from RL James.   

Adjournment 

The meeting adjourned at 11:43 am and was followed by an executive session. 

NEXT MEETING:  September 17, 2021, 10am 

Actions Prior To Next Meeting 

Dave Ambrose: 

1. Ensure FPL completes transformer re-grading and landscaping.   

2. Provide sand dune and sea grass modification work plan to BOD week of May 24.   

3. Dave will ask owners via “The Beacon” and web site to notify him when they will be at the 

Westchester so workers can schedule work when lanais are empty. 

4. Dave to provide week in advance updates to owners of what to expect from contractors in the coming 

week. 

5. Dave to continue to work with Mike to make his storage area, and more importantly his golf cart, less 

of an eyesore. 

 

Steve McAuliff 

1. Obtain Fitness center rendering 

2. Ongoing Project 21 meetings and reporting  

 

 

 Respectfully Submitted, 

 

Jerry Marsh, Westchester Board Secretary 
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   WESTCHESTER CONDOMINIUM ASSOCIATION  

    TREASURER'S REPORT   

        MAY 21,2021    

         

April 30, 2021 Balance Sheet      

         

 Cash Equivalent Balances, 4/30/2021  $711,091    

 Cash Equivalent Balances, 3/31/2021  $571,250    

 

    Cash Reserved for Project 
21  $447,018     

         

4/30/2021 Reserves for Project 21 Bldg A  $118,960    

 Reserves for Project 21 Bldg B  $120,961    

 Reserves for Project 21 Bldg C  $207,097    

         

         

April, 2021 
Operating 
Results      

         

 Deficit of $3,200 versus a budgeted surplus of $250    

 Year to date surplus of $15,574 versus a budgeted surplus of $1,000  

          

In April: Two cable bills paid in April      

 Insurance repairs were paid for while claim income was received eariler in the year 

 Favorable general maintenance expenses    

         

First Quarter Results by Building (3 Months ending 3/31/2021) 
Will Update at 
6/30  

          

 Surplus   Bldg A  $1,544    

 Surplus   Bldg B  $1,378    

 Surplus   Bldg C  $2,104    

 Surplus   Association $13,748    
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Landscape Report         May 21, 2021 
 

Now that the season has come to a close and most people have     returned to 

there homes up north, summer pruning of shrubs and bushes has begun.  All the 

annuals have been pulled as they can not take the hot summer weather.   

 
The landscape behind Bldg. A has been completed with the planting of croutons, 

buttonwood,and Pitch Apple.  Mike will be adding more mulch around the agave. 

 

There have been a number of Indian Hawthorn bushes that have died, due to age, 
around the gulf side of the buildings.  We will be replacing them over the summer. 

 

  Only selected Palm trees will be pruned in early fall. As we had pruned  all the 

palms last year. 
 

With project 21 going on all summer, we have no projects planned, 

However, Mike and Dave will be responsible for covering any plants 

or Palms that are in the way of the painters.  Hopefully we will not have to remove 
any plantings. 

 

The committee have been very frugal  not to spend much money this past year.  

Our budget for the year was $7,000.00 of which we have spent to date 

$3,135.56 .  The Balance will be reserved for Palm pruning  and replacement of 
Indian Hawthorn. 

 

Thank you to my committee members for your continual help. We will be in touch 

as necessary.  See you in the fall. 
 

Freddie Baribault, chairman 
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May 21, 2021 Finance Committee Report to Board of Directors 

Finance Committee met 5/19/21 

Finance Committee Support to Project 21 

- Tracking spreadsheets developed and populated with project expenses to date - 

o Tracks monthly project costs by contract bid line item and budgeted amount 

o Tracks actual expense allocation and reserve position by building to - 

▪ calculate the 4Q 2021 owner assessment true up upon project completion 

▪ ensure adequate cash on hand to meet contractual expenditure requirements 

Condominium Insurance Update 

- Gulfshore representatives completed risk survey report based on their tour of the Westchester property 

on 4/15/21. Report provided to the WCA Board. Gulfshore confirmed that suggested recommendations 

are based on “best practices” and any improvements are at the Board’s discretion.  

- Gulfshore will provide recommendations on engineering firms to assist Finance Committee on next 

steps to explore cost / benefit analysis of excess flood insurance 

Comcast Contract 

- Contacted Comcast service representative who advised that 

o Contract is not able to be changed through the end of the contract term (no additions or 

deletions) 

o Comcast will not renegotiation the contract until closer to contract end date.  

o If we want to add Comcast internet service, a separate contract will be required through 

Comcast Business Services 

o Potentially if we terminate the contract we could be required to go to arbitration (contract 

based on good faith effort) and Comcast could remove wiring from the buildings 

o Recommendation: Hold further evaluation until early 2023 and begin talks with Frontier and any 

other providers or technology options (5G?) 

Vendor Management Review 

- Initial service provider list for condo owners completed.  Request that Dave post on the Westchester 

website and include periodic reminder in The Beacon for vendor recommendations.  

- Currently evaluating potential cost savings for payroll services.  In discussions with vendor 

recommended by Pellegrino to determine costs. 

Submitted by Sandra Marsh 5/21/21 

 


