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Westchester Condominium Association, Inc. 

 Meeting Minutes of Board of Directors Executive Session January 5, 2022 

 

Call to Order  

Following the January 5, 2022 Board of Directors meeting, the Board reconvened for an executive session.  Jack 
Costello, Aldona Valicenti, Bruce Flory, Jerry Marsh, and Greg Gebel attended on site and by teleconference.  
Mark Benjamin did not rejoin after the initial meeting, and Terry Borglund was unable to attend.  Sandy Marsh 
also attended representing the Compensation Committee.  A board quorum was determined to be present.    

Meeting Agenda 

The session was convened to address two topics: Consideration of Lighthouse Property Management Company to 
become Property Manager for The Westchester, and reconsideration of 2022 salary increases.  
 
Background  
 
During late summer and fall of 2021, Westchester’s Board asked the Compensation Committee to investigate 
potential costs and benefits of using a property management company at The Westchester.  The committee 
considered Argus Management Company, Campbell Property Management, Castle Management Group and 
Lighthouse Property Management Company, but found Argus and Campbell to be less suitable.  The committee 
then asked Lighthouse and Castle to submit proposals.  After reviewing the initial proposals from Lighthouse and 
Castle, Compensation Committee interviewed representatives from the companies and asked for additional detail 
in follow up proposals.  Lighthouse was determined to be the best fit because of better pricing, a wider range of 
services, flexibility of on-site staffing arrangements, uniform satisfied feedback from references, and a heavy 
focus on servicing LBK properties.  The Compensation Committee then asked Lighthouse for a final proposal 
which they shared with Westchester’s BOD.  This proposal was provided for review to the entire BOD prior to 
the January 5 meeting, and all members had a chance to review and consider the proposal.    
 
Board Approval to Use Lighthouse Property Management Company  
Board discussed features of the Lighthouse proposal and determined that hiring Lighthouse offered significant 
advantages over our current management process.  The initial incremental cost of using Lighthouse is between 
$10k and $15k per year, but BOD expects those premium costs will disappear as we use Lighthouse’s experience 
managing our vendors, managing scope of work, and use Lighthouse’s management experience.    
 
During the meeting, Board members asked the Compensation committee to obtain answers from Lighthouse to a 
list of questions.  Compensation committee presented those questions to Lighthouse, and questions and answers 
are listed in the email attachment below from the Comp committee.   
 
At the end of the meeting, the Board voted unanimously to approve hiring Lighthouse as our property manager 
effective as soon as the questions were answered satisfactorily.  The 5 attending members agreed on January 10 
that the responses are complete and satisfactory and that Westchester will move forward signing a contract with 
Lighthouse. 
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Adjournment 

The meeting adjourned at 6:18 pm after considering other compensation topics. 

 

 Respectfully Submitted, 

 

Jerry Marsh, Westchester Board Secretary 

 

Email from Compensation Committee to Board – Lighthouse Q&A 
 
Hi - Here are my notes from the meeting.  Please let me know if you have any updates / changes. 
 
In attendance -  
Lighthouse - Jeff McDuffie, President of Lighthouse; Rebecca Cioci, Director of Business Development 
Westchester - Jerry Marsh, Jack Costello, Sandy Marsh, Bruce Flory (9 - 10am), Aldona Valicenti (10am - 11am) 
 
Q: Contract terms - is there flexibility for 1 year contract term with 2 consecutive 1 year extensions 
 
   A: Yes.  Lighthouse is willing to do a one year contract term with 2 consecutive 1 year extensions 
  
Q: What, if any, are annual pricing escalations 
 
   A: Annual fee escalation is 3.75% 
 
Q:  Are ownership surveys done and what is the process and intervals 
 
   A: Lighthouse does semi-annual feedback surveys of the Board.  Owner surveys are done on an ad hoc basis and can be done through 
Lighthouse’s website or Mail Chimp. 
 
Q:  What is the approach regarding Board and Board committees in terms of impact and feedback 
 
   A: Lighthouse views the Board as the “boss” to set direction and provide feedback and Lighthouse is the “arms and legs” to implement 
the Board’s direction. 
 
Q: What owner support technology and practices are in place 
 
   A: Lighthouse will set up a website for the Westchester using the NeighborNet network.  With RealManage, Lighthouse will be 
converting to CiraNet next year.  One of the objectives of the network is to input and track status of service requests.  Lighthouse’s 
operating system (TOPS) is also integrated with the website for Association information / documentation, Board approvals, expense 
approvals, etc. 
  
Q: How are issues escalated 
 
   A: Initial service requests are typically raised on the website but can also be raised to the onsite CAM or portfolio manager. Issues can be 
escalated on the website or by calling Lighthouse’s 24 hour call center.   
 
Q: Are there various levels of support offered and how is that included in the current proposal 
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   A: Lighthouse offers 2 kinds of support - 1) full service property management or 2) stand-alone financial accounting services 
 
Q: Describe the process to transition financial accounting to Lighthouse 
 
   A: Lighthouse would collect our financial data by contacting Pellegrino for a download of the current YTD information and previous 2 
years.  Lighthouse uploads the data to their Quickbooks system.  They operate on an accrual basis.  They are fine with keeping the books 
for the 3 buildings and association along with the monthly consolidation of the financials.  Each month Lighthouse prepares a summary 
monthly variance report, available and committed cash report, balance sheet and income statement.  Financial statements are prepared by 
the 20th of the following month. 
 
Expenses to be paid are routed to the onsite CAM first for review and coding. Expenses are then uploaded to “Strongroom” which is a 
cloud based payment system.  Westchester Board then establishes the protocol and threshold levels for expense approval.  Approvers will 
be notified via text or email of expenses requiring approval. Approvals can then be completed on the website. 
 
Q: Describe the process and timing to implement Lighthouse service overall 
 
   A: Jeff suggested a March 1 implementation date. The Westchester would need to notify our accounting and payroll vendors which have 
a 30 day notice period.  During the notice period Lighthouse would install their software (TOPS) on our office computer and would train 
Dave on how to use it.  They would collect the financial information from Pellegrino.  They would collect our owner roster and contact 
information.  (Lighthouse will confirm our owner roster with the county property tax office to confirm no surprises).  They will set up a 
new website for the Westchester and assist as needed to transfer owner ACH instructions to their bank (Enterprise Bank).  The 
Westchester's banking relationship would change to Enterprise Bank. Owners will still be able to pay by check if desired.  
 
Lighthouse will also review our governing documents to ensure compliance with current regulations and suggest changes as needed. 
 
Lighthouse will also review our major project reserve documentation.  They said that likely Florida regulations will be implemented 
requiring full reserves over time.  This could also come with some subsidies (grants and loans) from the state to assist association funding 
needs.  Their initial thought was it could be a 20% reserve requirement and scale up from that over time.  For upcoming major projects, 
Lighthouse coordinates the bidding process and project oversight.  Specifics depend on the type of project.   
 
Q: What kinds of vendor cost savings and service quality improvements may we expect with Lighthouse 
 
A: Jeff said many of the properties on LBK have similar issues since they were built around the same time (1970 - 1990).  He said the 
vendors they recommend (not required) have demonstrated experience dealing with the similar issues.  I didn’t get the sense we would 
necessarily see cost savings but we would likely see service quality improve. 
 
Q: What is the evaluation process and timing to assess current personnel 
 
   A: During the transition period Lighthouse has a formal personnel review process at 30, 60, 90 days that involves the portfolio manager, 
Board and Lighthouse’s head of HR.  During this time the objective is to set written expectations and have a written maintenance plan 
(daily, weekly, monthly, quarterly, annual).  They do not want to lose “institutional knowledge” but they want the expectations to be clearly 
stated and evaluated.  They will identify activities best accomplished onsite, by the portfolio manager or offsite. Lighthouse said it takes 
about 6 months to really know and understand the needs of an association. They would expect to come back to the Board in 90 - 180 days 
with their staff evaluation, recommendations and overall findings / suggestions. 
 
Q: Would current staff be exclusive to the Westchester 
 
   A: Yes 
 
Q:  What are thoughts on staff compensation approach in light of current market compensation environment 
 
   A: Salary information, removed from this note.  
 
Q:  What is the process for owners to escalate issues if they feel their initial request has not been addressed 
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   A: Issues can be escalated via the Lighthouse website, a call to the 24 hour call center, portfolio manager or onsite CAM 
 
Q: How / who does Lighthouse circle back to once an issue has been addressed 
 
   A: Issue tracking is done on the website 
 
Q: Is any type of log kept that keeps track of maintenance issues, owner issues,etc? Initiation date, completion date, etc 
 
   A: Issues are tracked on the website currently using an excel spreadsheet posted there.  With the new RealManage technology, tracking 
will be automated,and not require excel. 
 
Q: What is the process for coverage of maintenance personnel while on vacation 
 
   A:Typically maintenance backup is done by other Lighthouse maintenance staff already working on LBK,  For more immediate needs the 
portfolio manager or onsite CAM get involved. 
 
Q: Who / how are priorities established 
 
   A:  The board sets overall priorities.  More immediate maintenance priority issues are determined by the onsite CAM and / or portfolio 
manager. 

 


