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Westchester Condominium Association, Inc. 

 Approved Meeting Minutes of the Board of Directors November 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 November meeting of the Board at 10:01 am on Friday, 

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

Jack Costello, Aldona Valicenti, Bruce Flory, Jerry Marsh, Greg Gebel, and Dave Ambrose attended on site and 

by teleconference.  Terry Borglund and Mark Benjamin were unable to attend.  A board quorum was determined 
to be present.   Others in attendance via teleconference and in the clubhouse 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 October 15, 2021 meeting of the Board of Directors. 

 

Manager’s Report 

Dave Ambrose presented the manager’s report: 

• Dave has moved forward on the plan to grow additional dune grass in front of B building to reduce sand 

blowing over our seawall and killing the lawn.  This plan was approved by the board at an earlier 

meeting.  He has flagged two areas in the sand in front of B building where dune grass will be grown and 
notified the sand raker not to rake in the flagged areas. 

•  Dave sent a note in “The Beacon” offering owners an opportunity to opt out of having a master code 

entered in their new digital locks that will allow access by maintenance without using a physical key.  

Owners may opt out by sending Dave an email.  He will send a second opt out notice in the next edition 

of “The Beacon”.  

• Chase Bank has converted reward points on the association’s credit card to cash ($860) and downloaded 
to the credit card.  Dave and Steve Snyder are moving forward converting the card’s guarantor from Steve 

to the Westchester Association and removing Steve’s name from the card.  Board asked that the new card 

have an upper limit on transaction amount. 

• The pool maintenance company cleaned green deposits from the gutters/ledges of Westchester’s two 
swimming pools.   

• Dave expects new slings for the pool chaise lounge chairs to be delivered by November 22.  Mike will use 

the new slings to replace old torn slings as soon as they arrive.   

• Maintenance completed the hibiscus plantings around the FPL transformer near the clubhouse. 
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• An owner pointed out that some of the new front door hinges do not match the shape of the hinges they 

replaced.  As a result, they do not match the hinge cutouts in the door or door frame.  For any owner that 
wishes, Dave will either use a wood filler to match the cutout to the new hinge shapes or offer new hinges 

that match the door and frame cutouts.      

 
 

Treasurer’s Report 

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

through October are $48.9K favorable to budget due to favorable payroll, insurance and maintenance spend. 
Reserve account for Project 21 continues to fund payments to RL James.  Westchester has not yet received a 

November invoice from RL James, so Greg cannot update a projection of total project costs.  Greg, Dave and the 

Finance Committee are finalizing the 2022 budget.  Largest increase will be to insurance.   
 

 

 

Committee Reports 

Capital Improvement and Maintenance Committee 

Steve McAuliff presented the CIM report.   

Project 21: 

• Concrete and stucco repair is complete, painting is nearly complete, and check list items are now being 

completed. With the exception of the canopies, work is expected to be finished soon.  The contract end 

date was originally December 15, but bad weather days have extended the end date into January 2022.   

• Condo unit numbers will be installed over the next two weeks.  Carport and storage unit numbers were 

delivered but quality was not acceptable.  The supplier will make them again. Front entrance letters were 

received but are the wrong size.  They will be replaced.   

• Stroop Design has reviewed Mullet’s canopy designs and is providing feedback for some minor tweaks. 

Canopies are now likely to be installed April/May 2022.   

• RL James will complete site preparation work for the canopies over the next few weeks based on the 

drawings that Mullet has provided.  This should speed up the eventual installation in 2022.   

• Based on conversations with Nick Dunning at Karins Engineering, Steve does not believe Westchester 

could collect any Project 21 penalty fees for late delivery of the canopies because owners will have full 

use of our facilities while waiting for canopy completion.  The delayed completion penalty clause only 

comes into play if owners cannot use their facilities due to work delay.    

• RL James has not corrected an inaccurate percent cost allocation for painting and sealing among buildings 

A, B, and C that was embedded in an early quote.  Dave Ambrose is calculating an allocation that can be 

used if James does not update their number.  Another alternative is to reallocate based on the square feet 

of each building that was used in the 2011 painting project.  

• The new clubhouse lock uses the same key as the laundry rooms.   
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• Westchester will withhold the project completion contingency fees and the cost of the canopies from RL 

James until after the canopies are installed.  The amount retained will be around $85k for the canopies 

and around $50k contingency retainage.   

• Dave will send a note to owners asking if they have anything to add to the final clean-up punch list that 

RL James is currently working on.  He expects project clean-up including paver repairs and re-

landscaping of ruts in the lawn to be complete by mid-January 2022. 

• Board also asked Dave to put a note in the Beacon with timing update for the true up assessment (now 

projected to be first quarter 2022) and timing for installation of the canopies.  

Reserve Study:  Dave Ambrose has updated and forwarded to the Board the Westchester Reserve Study that 

estimates cost and timing of all capital projects to maintain Westchester’s major assets.  The report updates 

funding required to support reserves for each project 

Fitness Center: 

• Steve presented costs and several renderings of a fitness center that would be built in a building that 

currently houses 4 owner storage units and the maintenance storage area (app 300 sq ft).  He also 

presented costs to construct a larger new building for a fitness center adjacent to the Westchester 

clubhouse.  He asked the board to present the renderings with associated costs to all owners to gauge 

owner interest before CIM moves forward obtaining detailed drawings and construction bids.  

• The board discussion focused on potential cost and location of the replacement maintenance storage 

area, aesthetics of the appearance of a new storage shed, messiness in and around the current 

maintenance area, and whether we should wait until costs of Project 21 are finalized before presenting 

a new capital project to owners.  Steve and Dave Ambrose expect that a storage shed from Home 

Depot or Lowe’s would fulfill maintenance’s need, but did not have specific costs or a location.  

• The board asked for a map showing a bird’s eye view of the new storage units, relocated maintenance 

area including the fence and the new shed, a picture of the shed that would be purchased, and the 

installed cost of the shed so they have a full price of the project.  Steve hopes to send the additional 

information to the board week of November 21.   

Additional capital projects for 2022: CIM is considering a project to replace the current paver walkways to the 

pool with stamped concrete walkways or new pavers with an improved base layer under the paver stones. 

This reconstruction would reduce current repair costs to the pavers of around $2500/year.   The committee 

will also finalize a proposal to repair and reseal the pavers in the driveway and parking areas for completion 

in 2022. 

Document Committee:  Nothing to report  

Finance Committee 

Sandy Marsh presented the Finance Committee report (copy attached). Points covered include: 
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• Recommendation for Project 21 true-up assessment will be delayed until Q1 2022.  Pending an updated 

cost allocation among buildings from RL James, committee will allocate project 21 costs using 2011 

painting and sealing allocation numbers of 23.9% A bldg, 23.9% B bldg, 52.2% C bldg.      

• Westchester’s insurance agent confirmed that our property, flood and excess flood insurance total 

coverage is $26.9 million. FEMA will update their risk rating methodology for setting NFIP insurance 

rates to version 2.0 on 4-1-22.  This reset will reduce rate subsidization of coastal properties including 

the Westchester, and permit up to an 18% premium increase for flood insurance in 2023.   

• The excess flood insurance task force is considering whether the Westchester should continue to 

purchase excess flood insurance and will make a recommendation at the December board meeting.  

Insurance renewal date is February 2022. 

     

Fines: No fines were assessed   

Landscape  

Freddie Baribault is selling her Westchester condo, and will leave the landscape committee at year end.  She has 

donated her horticulture books and notes from 14 years at the Westchester to the community, and they will be 

available in the clubhouse.  Over the past week, landscapers have mulched and planted geraniums at the pool and 

around the community entrance. 

Federation Update 

Federation’s October meeting topic was insurance.  Dave has forwarded the PowerPoint presentation to the board.  

November 20 meeting will present an update on the status of Longboat Key by township management.  

Leases, Loans, Rentals and Sales:  None 

 

Social:  No update 
 

 

New and Old Business 

 

None 

Owner Comments 

• Dave Heidrich, potential new owner of B304 introduced himself.  

Adjournment 

The meeting adjourned at 11:24 am and was followed by an executive session. 
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NEXT MEETING:  December 17, 2021, 10am 

Actions Prior To Next Meeting 

Dave Ambrose: 

1. Obtain replacement slings for chaise lounge chairs, have Mike install the slings 

2. With Steve McAuliff and in support of the fitness center proposal, propose new location for 

maintenance shed, get picture of the proposed structure, and cost to install the new structure   

3. Continue action on the new dune grass plan that was approved by the board.  

4. Send second note to owners asking if they’d like to opt out of having a master digital access code 

installed on their new locks. 

5. Change responsible party on the Westchester credit card from Steve Snyder to Westchester 

Association 

6. Oversee RL James project clean up  

 

Steve McAuliff --Ongoing Project 21 meetings and reporting, send board a map with overhead view of 

proposed fitness center, new storage units, maintenance area with new storage building, and picture of 

proposed new storage building.  

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  11/19/2021  

      

      

Cash Equivalent Balances at10/31/2021  $733,733  

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

       

 Reserved for Project 21 $298,241   
Total Cash Collected for Project 21  $744,968  

 

Payments to 
Date   $446,727  

    net of retainer     

 No November Invoice Received as of 11/17  

      

Operating Surplus for October, 2021  $7,223  

Favorable Variances Pretty Much the same as Last Month  
Operating Surplus Year to Date through 10/31/2021 $48,853  

Favorable Payroll Expenses  $8,500   
Favorable Insurance Costs   $8,000   
Favorable Maintenance 
Costs  $18,200   

      

Net Income through 9/30 by Building   

 Building A  $3,972    

 Building B  $3,942    

  Building C  $4,705    

 Association $31,262    

      

General Reserves/Equity of Association Approx $390,000  

       

2022 BUDGET being finalized    

 Approximate $45,000 Insurance Increase  

 Approximate $115-$125/quarter increase in assessment 
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November 19, 2021 Finance Committee Report to Board of Directors 

Finance Committee met 11/17/2021 

Project 21 – Expense and Reserve Tracking 

- No additional billing information from the last board meeting – at that meeting we spent 59% of budget including 

retainage. 

- During past 2 board meetings we talked about making the final true up calculation for the project by year end.  We 

are not going to be able to do that since billing is not complete and project will likely extend to 2nd quarter 2022.   

- Finance Committee’s recommendation is that a communication be sent to all owners advising that the true up 

payment calculation delayed until early 2022 so owners are not expecting a project assessment bill in 2021. 

- As discussed in the previous board meeting, we need to do a expense reallocation between buildings A, B, C for the 

error in the painting and sealing portion of the RL James contract.  The reallocation should be made after the 

billing is complete for the painting and sealing portion of the work.  The options for making the reallocation -  

o Recommendation from RL James for calculation to correct 

o Use allocation from the 2011 painting and sealing project which was 23.9% A, 23.9% B and 52.2% C 

Excess flood insurance review 

- The insurance taskforce met with Joe Thompson from Gulfshore on October 21,2021 

- Joe reconfirmed that our total insurance coverage for property, flood and excess flood combined is $26.9mm 

based on replacement cost (not rebuilding to code).  Total insurance payout from property, flood and excess 

flood cannot exceed the $26.9mm limit 

- Joe talked about the new FEMA risk rating 2.0 regulation which will go into effect 4/1/22.  The intent of the 

new regulations is to reduce insurance subsidization for coastal properties like ours.  The impact will increase 

NFIP flood insurance costs up to an 18% cap per year until the government determines insurance premiums 

align with property damage risk.  It is very likely the annual 18% capped increases will extend over multiple 

years.  Private flood insurance costs will increase as well – not clear what the rate increases will be. 

- Joe also mentioned that he has not had a loss situation that triggered excess flood insurance in his insurance 

career. Further only 30% of the condos on LBK carry excess flood insurance – those are mostly properties like 

ours that have 1st floor condo units. 

- We discussed 4 scenarios with varying levels of storm surge, wave action and foundation and structural 

damage for Joe’s opinion on potential insurance coverage.   

o Scenario 1 – 10 ft storm surge with flood water infiltration up to 2 feet in 1st floor condos of buildings 

A & B. No structural damage 

o Likely potential outcome -  partial drywall removal and replacement. Would likely be covered by NFIP, 

unlikely to trigger excess flood. 

o  Scenario 2 – 10 ft strong windforce storm surge with significant wave action. Flooding all first floor 

condos in buildings A & B with some foundation / structural damage that is repairable. 

o The likely potential damage would be from wind and flood. This would likely require NFIP and 

property insurance to cover damage. To be determined whether current building code requirements 

would be required. (Note – rebuilding to code is not covered by insurance). 

o Scenarios 3 & 4 were discussed together – a 20 ft storm surge with and without strong wave action 
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o These 2 scenarios were considered catastrophic.  Likely property insurance and NFIP would provide 

coverage and possibly excess flood would be triggered. Coverage under the 3 policies would be 

determined by the various insurance adjustors. Critical next steps would be determined by LBK 

building codes and enforcement, Westchester Declaration of Condominium and bylaws 

- The insurance taskforce will be meeting over the next 2 weeks to make recommendations on approach to 

excess flood insurance coverage. This will be presented at the next board meeting. Upcoming annual 

insurance renewals will occur 1st quarter 2022. 

 

Westchester Credit Card 

- The objective of this project is to get the cashback award from the points on the credit card and remove the 

credit card guarantor responsibility from an individual condo owner 

- Steve Snyder was able to get the cash back award on the Westchester credit card which was about $860 

- Dave to provide status update on the purchasing card or other options.  

Submitted by Sandra Marsh 11/19/21 

 


