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Westchester Condominium Association, Inc. 

 Approved Meeting Minutes of the Board of Directors October 15, 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 October meeting of the Board at 10:00 am on Friday, 

October 15, 2021.  President Aldona Valicenti called the meeting to order. 

Jack Costello, Aldona Valicenti, Bruce Flory, Jerry Marsh, Terry Borglund and Dave Ambrose attended on site 

and by teleconference.  Greg Gebel and Mark Benjamin were unable to attend.  A board quorum was determined 
to be present.   Others in attendance via teleconference included Steve McAuliff, Sandy Marsh, Freddie Baribault, 

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 September 17, 2021 meeting of the Board of Directors. 

 

Manager’s Report 

Dave Ambrose presented the manager’s report: 

• Irrigation system had two malfunctions this month that were repaired by our staff 

• LBK fire department performed their annual on-site inspection of the Westchester and issued a notice of 

violations for several issues including:  

o Malfunctioning exit light 
o Trash chute door that did not properly close 

o Uncovered electrical junction boxes 

o Temporary unit numbers that are smaller than regulation 

o They will require remediation by Oct 23 

• Dave has begun work on the 2022 Westchester budget 

• Dave will also update the capital reserve study himself rather than paying Karins to update the work they 
performed last year. 

• 38 sets of new slings for the pool chaise lounge chairs were ordered at a cost of $3600.  Dave did not have 

a delivery date.  Mike will install the new slings when they arrive.   

• Dave and Mike planted some shrubs and will also plant hibiscus this month to hide the view of the FPL 

on-site transformers from the clubhouse patio.  
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Treasurer’s Report 

Sandy Marsh presented the treasurer’s report.  A copy of the report is attached.  Highlights: operating results 

through September are $43.8K favorable to budget with the largest piece a $16K favorable maintenance spend. 

Reserve account for Project 21 continues to fund payments to RL James.   
 

 

 

Committee Reports 

Capital Committee 

Steve McAuliff presented the capital committee report.   

Project 21: 

• Progress on painting and concrete repair is proceeding well and is likely to be complete before the 

contract end date of December 10, potentially as early as mid-November.  

• However, Mullet Fabrication, the canopy supplier, attended the October 13 bi-weekly project update 

meeting with Karins and RL James to discuss their shop drawings for the entrance canopies which they 

completed two weeks ago. They reported that assuming no additional delays, their estimated complete 

installation date for the canopies is 24-25 weeks from now, or around April 1 2022.  This is well beyond 

the contract end date of December 10.  Gary Wasser from RLJ had previously stated their costs from 

Mullets had gone up since they submitted their bid, and they are now losing money on the canopies. Steve 

reported that Karins (and Steve) was surprised by the timing delay, and that this is the first news of a 

Mullet delay since they were approved as the canopy supplier on June 19.  Mullet offered no explanation 

of reasons for the delay.   

• Steve reported that Karins is in the process of talking to Mullet and RL James to improve delivery timing. 

He will report back to the board as soon as he gets an update from Karins, hopefully within the next week.   

• Board discussed whether Karins and Westchester have other supplier options.  At this time, there is no 

Plan B and we’re waiting to hear the update from Karins. Once the update is received, the Board will 

determine next steps. At this time, Mullet has offered no reasons for the delay, and Project 21 team is 

unsure how to improve the timing.    

• Aside from the canopies, only doorbells are on back-order and may be late.  

• Sandy Marsh asked Steve what total spend is likely to be for the project so Finance can decide whether to 

proceed with a true up assessment to owners that was scheduled for November 1.  Steve believes the 

project is currently on budget and on time and will likely spend only a small part of the $70k contingency. 

So far, less concrete work has been required than projected in the original bid.  

• Sandy also pointed out that the original painting bid had an inaccurate percent cost allocation among 

buildings A, B, and C.  Sandy and Steve discussed reallocating based on the square feet of each building 

that was used in the 2011 painting project, but did not finalize a reallocation.   
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Document Committee 

Nothing to report  

Finance Committee 

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

• Recommendation for Project 21 true-up assessment will be delayed until November.      

• The excess flood insurance task force met and established four storm damage scenarios to be considered 

in determining whether the Westchester should continue to purchase excess flood insurance.  Their next 

meeting will be October 21.   

• Dave Ambrose reported that Steve Snyder needs to talk to Chase to use $855 worth of reward points on 

Westchester’s credit card.  Dave and Sandy will follow up with Steve to submit a request to the bank to 

apply the reward points as a credit to Westchester’s account.  Board discussed whether the type of credit 

card we currently use satisfies our requirements.  Aldona asked Dave to investigate getting a 

Procurement card from Chase Bank.  Dave will report back at the next board meeting.    

• Sandy also mentioned that allocation of Project 21 costs to Buildings A, B, and C is still pending.  She’s 

awaiting information from RL James.      

Fines   

No fines were assessed.   

Landscape (copy attached) 

Freddie Baribault has decided to sell her Westchester condo, and as a result, submitted her resignation letter from 

the landscape committee effective year end.  Aldona and the Board wished Freddie well and thanked her for her 

years of dedication and the beautiful work she has done with Westchester’s landscaping.  Separately, Freddie 

mentioned that WSJ had an article on Oct 13 about Florida legislative action to mandate condominium reserve 

funding in response to the tragic Surfside condo collapse.  She recommended the board read the article.   

Federation Update 

Federation monthly zoom meeting topic on October 16 will be insurance.  

Leases, Loans, Rentals and Sales 

C504 Loan Pandy to Troneau 11-1-21 to 11-30-21 
C504 Rental Pandy to Stefan 1-1-22 to 3-15-22 

 

 
 

Social 
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Mark Benjamin will poll owners when they arrive in LBK, and set up social events based on interest in attending.  

 

 
Old Business 

 

Sand Dunes 

• Dave presented a new plan to control sand blowing onto the Westchester’s lawn in front of Building B.  

The plan is to lower the sand by one foot between the two dunes in front of B building by raking, and then 

grow dune grass in parts of the area between the two existing dunes.  Dave sketched a map showing the 

newly planted area which is attached.  In summary, it shows extending the south dune further north, and 

extending the north dune further south while retaining some sandy area between the dunes.  

• Board voted to approve the new dune grass plan as outlined by Dave.   

 

Owner Comments 

• In response to an owner question, Dave reported that an exterminator sprays the outside of our buildings 

once per month, and sprays the inside of each condo once per year.  Next spray inside the condos will be 

October 29.   

• Dave also reported that Mike pressure washes our garbage dumpsters twice per year, before and after the 

season.  

Adjournment 

The meeting adjourned at 11:20 am and was followed by an executive session. 

NEXT MEETING:  November 19, 2021, 10am 

Actions Prior To Next Meeting 

Dave Ambrose: 

1. Respond to fire department inspection findings. 

2. Complete plantings around FPL transformer.   

3. Obtain replacement slings for chaise lounge chairs, have Mike install the slings, and remove broken 

chairs from pool   

4. Request pool maintenance company to clean deposits on ledges of pools 

5. In support of the fitness center proposal, propose new location for maintenance area and cost to build 

the new structure   

6. Finalize payout of reward points for Westchester’s credit card and investigate new Procurement card  

7. Work with Joan Yurman to develop a new rendering of the proposed Fitness Center  
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8. Dave will determine how to offer owners a choice of opting out of allowing master code access to 

their condos once all the new digital locks are installed.  

9. Move forward on the new dune grass plan that was approved by the board.   

 

Steve McAuliff --Ongoing Project 21 meetings and reporting, report result of Karins discussion with RL 

James and Mullet on canopy completion timing.   

Sandy Marsh – and Insurance Task Force, take next steps in excess flood insurance review leading to 

recommendations for Westchester excess flood insurance requirements 

 

 

 

 Respectfully Submitted, 

 

Jerry Marsh, Westchester Board Secretary 
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 WESTCHESTER CONDOMINIUM ASSOCIATION    

  TREASURER'S REPORT  10/15/2021   

        

Cash Equivalent Balances at 9/30/2021   $629,672    

Cash Equivalent Balances at 8/31/2021   $744,182    

         

 Reserved for Project 21  $345,871     

        

Total Cash Collected for Project 21   $744,968    

 

Expenditures through 
9/30   ($399,097)   

     $345,871    

 Payment 5 pending   ($45,304)   

Remaining Reserves after Payment 5   $300,567    

        

Amount Owed if Entire Contract Spent  Approx  $432,000    

 

To Date Contingency 
Spent  $11,000   $70,000 Budgeted 

 

To Date Variable Repairs May be 
Favorable     

 Again, "So far, so good"      

        

Operating Surplus for September, 2021   $7,956    

        

Favorable Variances Pretty Much the same as Last Month    

        

Operating Surplus Year to Date through 9/30/2021  $43,880    

        

Favorable Maintenance Costs  $16,000     
Favorable Payroll 
Expenses   $10,000     
Favorable Insurance 
Costs    $7,500     

        

General Reserves/Equity of Association  Approx $380,000    

        

 $200,000+ Insurance Payment in Feb 22     
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Landscape Report       October 15, 2021 
 
 
Starting October 22,  approximately 80 palm trees will be pruned this year.  It should take 
 

             about 3 days.  The cost around $2,000.00. 
 
 
Our Landscape company will be responsible for planting our geraniums again this 
 
 year.  A planting date is still to be determined as it depends on growers and the  availability        
 
of the plants.  We have a contract with the landscape company to purchase, deliver, and   
 
plant geraniums for a cost of $3,000.00.  ( Note: this cost is included in our 2021 
 
contract with WestCoast Landscape Company.) 
 
 
Fresh mulch will be added to all garden beds around Nov. 1st. 
 
 
From our budget of $7,000.00, 
                                      $3963.00  spent 
                                      $3037.00  Balance 
 
I believe we will still be under budget come the end of the year. 
 
 
I will be back on the grounds next week , October 23rd. 
 
Sincerely,     Freddie Baribault 
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October 15, 2021 Finance Committee Report to Board of Directors 

Finance Committee met 10/13/2021 

Excess flood insurance review 

- Taskforce has developed 4 scenarios with varying levels of storm surge and foundation and structural damage 

- In process of setting up a meeting with Joe Thompson of Gulfshore  to discuss the scenarios and get a better 

understanding for how our current flood insurance policies would cover repair and rebuilding costs  

Westchester Credit Card 

- Current credit card statement shows 85,452 outstanding reward points representing $855 cash back 

- Dave to provide status update 

Project 21 – Expense and Reserve Tracking 

Summary as of 9/30/21

 

 

- At the September Board Meeting, Finance Committee agreed to revisit the final Project 21 true up calculation 

at the October Board Meeting 

 Budget (A) 

  Expenses Paid 

to Date (B)  

  Invoices 

Pending Review 

& Payment (C)  

  Total Invoices 

Paid and Pending 

(D) = (B)+(C)  

  % of 

Budget 

(E) = (D) / 

(A)  

Project Budget - Includes 

* RL James fixed & unit 

price work 

* engineering 

* design 

* misc

758,387.47$   392,113.41$   41,173.97$        433,287.38$       57%

Contingency 70,000.00$     6,983.70$       4,130.53$          11,114.23$         16%

Total 828,387.47$   399,097.11$   45,304.50$        444,401.61$       * 54%

*Additional retainage due - to be billed 44,114.09$     % of Budget adjusted for retainage due 59%
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- We would like guidance to estimate for the final project expenses.  Does it appear the project will come in 

favorable to budget? 

- In the meantime we have come up with 3 alternatives 

o Hold off the calculation until next month then reevaluate 

▪ Appears adequate cash balances in place at least through end of November 

▪ If project expenses are ultimately favorable to budget we may not need an additional 

assessment however, our cash balances run very low in the first quarter due to large 

insurance premium payments 

o Assume the project comes in on budget with no further contingency spent (beyond $11,114) 

▪ Budget $758,387 + $11,114 = $769,501 

▪ Expense paid and pending through September = $444,402 

▪ Net remaining project expenses = $325,099 

▪ Net reserves collected less pending expense $345,871 - $45,305 = $300,566 

▪ Deficit $24,533 ($340/condo) 

o Assume the project comes in on budget with full contingency spent 

▪ Budget $758,387 + 70,000 = $828,387 

▪ Expense paid and pending through September = $444,402 

▪ Net remaining project expenses = $383,985 

▪ Net reserves collected less pending expense $345,871 - $45,305 = $300,566 

▪ Deficit $83,419 ($1,159/condo) 

- It should be noted that a final true up will be needed to adjust building reserve balances.  This is the result of a 

math error in the contract that misallocated painting costs between the buildings.  Seeking guidance from RL 

James and Karins on correct allocation amounts. 

Submitted by Sandra Marsh 10/15/21 
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