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Westchester Condominium Association, Inc. 

 Approved Meeting Minutes of the Board of Directors December 17, 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 December meeting of the Board at 5:09 pm on Friday, 

December 17, 2021.  President Aldona Valicenti called the meeting to order. 

Jack Costello, Aldona Valicenti, Bruce Flory, Jerry Marsh, Greg Gebel, Mark Benjamin and Dave Ambrose 

attended on site and by teleconference.  Terry Borglund was 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,  

Lois Barson, Steve Snyder 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 November 19, 2021 meeting of the Board of Directors. 

 

Manager’s Report 

Dave Ambrose presented the manager’s update: 

• Dave presented a handwritten version of a proposed maintenance activity log that he will maintain and 

share with the board in the future.  He will convert from handwritten to typed for next month.  The board 

liked the log, and noted that Mike’s recent activities include repairing irrigation leaks, cleaning up the 
maintenance work area, and cleaning out electrical rooms.  

• RL James arranged to roll tire ruts out of our lawn between the pool and B and C buildings that were 

caused by their boom lift trucks driving on the lawn after a heavy rain.  The rolling appears to have 

improved the appearance.   

• Maintenance is working on additional irrigation system repairs in the area where the boom trucks drove. 

• Board discussed owners’ usage of the electrical rooms for storage.  Board agreed temporary usage is 

appropriate, but asked Dave to monitor the rooms to ensure they’re not used for permanent storage.   

• As part of our plan to grow additional dune grass in front of B building, the sand raker has made one pass 
to lower the height of sand between the dunes, and will perform a second raking week of December 19.  

After the second raking, Dave will place markers in the sand to delineate the areas where grass should be 

allowed to grow.   The dune grass re-growth will limit sand blowing over our seawall onto our lawn. 

• Dave talked to representatives from Comcast and Frontier about setting up wi-fi at the pool and received 
tentative quotes, but they cannot give a firm quote until they make a service call to determine exactly how 

to set up the line(s) and equipment.  Dave will set up a service call with Frontier during the first week of 
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January while Aldona is at her condo, and Aldona will meet with the Frontier technician to settle upon the 
best solution.     

     

 
 

Budget for 2022 

Board reviewed the 2022 budget.  Budget was approved with following change:  Increase landscaping budget 

from $6500 to $7000, and reduce the insurance budget by $500.   
Quarterly Maintenance Fees 

Board voted to approve the 2022 quarterly maintenance fees as listed in the budget.  

 
 

 

Committee Reports 

Capital Improvement and Maintenance Committee 

Steve McAuliff updated the CIM report.   

Project 21 is nearly complete except for the canopies. Other pending activities include: 

• Doorbells have arrived, will be installed over the next several days.  

• Canopies will be completed April/May and installed late spring 2022.  RL James had considered 

performing footer and tile work for the canopies before year end but has now decided to delay that work 

until late spring when the canopies arrive.   

• Carport and storage unit numbers are not yet complete, but will be very easy to install when they arrive.   

• James is nearly finished installing the last few doors.   

Additional design work on the Fitness Center is on hold until Project 21 is complete.  

Document Committee:  Nothing to report  

Finance Committee 

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

• Committee expects to receive additional information to finalize Project 21 cost allocation by building in 

January.      

• Finance committee requested that CIM present the process used to update the reserve study at the next 

board meeting.    

• Dave Ambrose is working with a representative of Chase Bank to obtain a new credit card for the 

Westchester to replace the current credit card which is in Steve Snyder’s name.  The new card should be 

in use by next board meeting.    
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• The committee has engaged National Flood Experts, a Tampa company, to perform an elevation study of 

the Westchester to investigate whether that information can be used to reduce our insurance rates.  

Under the fee arrangement with the company, they will receive any savings in year one, and the 

Westchester will receive 100% of all subsequent savings.   

• The excess flood insurance task force recommended that the Westchester discontinue the excess flood 

insurance that we currently carry.  The task force has found it is very unlikely that any storm event 

would trigger a payout from the excess flood insurance policy in addition to coverage from our FEMA 

administered flood insurance and our property insurance.  Additional rationale is listed in the attached 

Finance Committee report. Annual savings will be approximately $28,000.  

• The board voted to adopt the committee recommendation, and will not renew the excess flood insurance 

in 2022.  Board agree to leave the excess flood insurance funding in the budget, and account for any 

savings as a favorable variance during the year.       

Fines: No fines were assessed   

Landscape :   Palm tree trimming and ground mulching were completed in November/December.   

Federation Update 

Subject of the November meeting was LBK township initiatives presented by LBK’s mayor.  Federation’s 

December 18 meeting topic will be structural integrity, and will be held at Windward Bay   

Leases, Loans, Rentals and Sales:  Following were approved by board   

• C-502 Smith to Hass  closing  1-5-2022 

• B-304 Baribault to Heidrich closing  2-28-2022 

Rentals 

• A-304 Gill to Merry    1-30-2022 to 2-27-2022 

• C-201 Rees to White    4-15-2022 to 4-14-2023 

• C-204 Wiggs to Perry    1-1-2022 to 1-31-2022 

• C-602 Percival to Thomas   1-9-2022 to 4-9-2022 

• C-101 Brackett to Kurzawa   1-24-2022 to 4-8-2022 

 

Social:  No update 

 

 

New and Old Business 

 

The Board of Directors will have four openings when current terms expire in January 2022, and four candidates 

have indicated they will run for the board.  Since the number of candidates matches the number of openings, no 
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election is needed.  The new members of the BOD will be David Feygin (C401), Mike Maida (B102), Joe 

Barrutia (B103), and Jerry Marsh (C601) currently on the board.   

Owner Comments 

An owner asked if the board had considered rebuilding our paver walkways so they are not as likely to crack.  

Steve McAuliff said that the Capital committee has considered a few options, and will be making a 

recommendation in 2022 to redesign and replace the sub-surface layers or to remake the paths with pressed 

concrete.  More to come.     

Adjournment 

The meeting adjourned at 6:07 pm and was followed by an executive session. 

 

NEXT MEETING:  January 27, 2022, 5pm, Board and General Membership Meeting 

Actions Prior To Next Meeting 

Dave Ambrose: 

1. Reissue 2022 budget with changes to accounts for Landscaping and Excess Flood Insurance.   

 

 

 Respectfully Submitted, 

 

Jerry Marsh, Westchester Board Secretary 

 

 

 

 

December 17, 2021 Finance Committee Report to Board of Directors 

Finance Committee met 12/15/2021 

Project 21 – Expense and Reserve Tracking 
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- Total project expenses paid and pending are $508,169 plus additional $50,625 in retainage due – this is 

67% of project budget. 

- As discussed in the previous board meeting, we need to do an expense reallocation between buildings 

A, B and 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 Determine our own allocation methodology 

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

52.2% C 

o All project line items will be reviewed to ensure any additional allocation tweaks are completed 

as well 

- Final project true up delayed to Spring 2022 due to installation delays for building canopies. 

Excess flood insurance review 

- Elevation study is underway with National Flood Experts to determine if any opportunities surface 

for flood insurance premium savings.  Study is free of charge.  Study should be completed in several 

weeks.  If potential savings are identified, National Flood Experts will provide a proposal for next 

steps. 

- The insurance taskforce met with December 2, 2021 to review information and develop 

recommendation. (Taskforce members: Jack Costello, Greg Gebel, Jerry Marsh, Cheryl Evans, Dave 

Ambrose, Sandy Marsh) 

- The recommendation is to discontinue excess floor insurance coverage. 

Background: 

- With new FEMA risk rating 2.0 regulation going effect 4/1/22 flood insurance costs will increase up 

to an 18% cap per year.  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. 

-  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. 

- Upcoming annual insurance renewals will occur 1st quarter 2022.  Excess flood premium 2020-2021 

was $26K, estimated to increase to $28.6K.  

- The team collected available history on storm intensity (1871 – 2010) within 150 nautical miles of 

LBK and 100 nautical miles of Egmont Key including wind intensity and closest point of approach – 

wind intensity ranged 20 – 110 kts.  No information on storm surge level history was found for LBK. 

- While the team made several attempts to obtain recommendations and opinions from engineering 

and insurance experts, we were not able to get confirmed recommendations.  We understand that 

due to liability issues these experts are becoming less inclined to provide confirmed advise. 
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Rationale for Recommendation: 

- Consensus of team was that it is very unlikely that excess flood insurance would be triggered. Our 

appraised value per condo is $373K ($26.9mm/72) is close to the NFIP cap of $250K which reduces 

the possible benefit that excess flood insurance can provide.  Further, conditions to trigger excess 

flood coverage would require both  

o NFIP coverage to exceed $18mm ($4.5mm building A, $4.5mm building B, $9.0mm building 

C) AND  

o Property damage coverage LESS than $8.9mm ($2.1mm building A, $2.1mm building B, 

$4.7mm building C) 

- In the event of a major storm, it is very likely that damage would result from both wind and flood.  

We’ve had several conversations with Joe Thompson about how the split is determined in coverage.  

Joe said that FEMA hires an independent engineer to assess the cause of the damage.  The property 

insurer is likely to do the same. 

- We learned that damage from Katrina resulted in a lot of law suits where property owners sued the 

insurance companies over the wind vs. flood coverage split 

- We learned that collecting damage coverage from a building collapse that results from either wind 

damage, flood damage or both is becoming more difficult because insurance companies will point to 

exclusions due to pre-existing conditions to limit damage coverage.  This is particularly true with 

flood insurance claims. 

- For additional details – see Chart 1 attached below. 

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 Ambrose has a contact at Chase Bank to change the credit card guarantor name to The 

Westchester Condominium Association.  He has provided 2 years of association tax returns to Chase 

and expects a new card to be issued shortly (with a new card number).  

Westchester Reserve Study 

- Request that Capital Improvements Committee provide a presentation at the next board meeting on 

the recent Westchester Reserve Study so we can understand the rationale and process underlying 

the most recent study.  

Submitted by Sandra Marsh 12/17/21 
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WESTCHESTER CONDOMINIUM ASSOCIATION

TREASURER'S REPORT

          12/17/2021

Cash Equivalent Blances at 11/30/2021 $698,117

Reserved for Project 21 $295,387

Cash Equivalent Blances at 10/31/2021 $733,733

Reserve for Project 21 at 11/30 $295,387

Payment 6 Bill Received ($38,526)

Payment 7 Bill Received ($20,061)

Retainage ($50,624)

Remaining Reserves after these payments $186,176

Remaining Costs - Canopies/Door Bells/Signage $100,000 Estimate

Allocation by Building Being  Finalized

Operating Surplus for November, 2021 $4,246

Favorable Variances Pretty Much the same as Last Month

    Except Maintenance Higher for pool chair repairs

Operating Surplus Year to Date through 11/30/2021 $53,100

Surplus Will Decline some in December Due to:

Bonus Payments

Higher Maintenance Costs

Year End Accruals

General Reserves/Equity of Association Approx $395,000  


