
Minutes of the 
Whitley Bay Condominium Board Meeting 

WEDNESDAY, May 6, 2020 

Call to Order: Stan Bowers called the meeting to order at 5:30 pm via a ZOOM Virtual Meeting 
Room.    

Establish Quorum of Directors: Board members in attendance: President Stan Bowers, Vice 
President Michael Hall, Treasurer Janet Cody, Secretary Frank Sullivan, and Director Carolina 
Kripinski. Michelle Davis from Reconcilable Differences, and 14 residents attended. 

Approval of Minutes from Previous Board Meeting: Frank made a motion to approve the minutes 
of the March 3, 2020 meeting, as written and posted.  Carolina seconded; all were in favor. 

Financial Report:  Janet reported that the new maintenance personnel and procedures are resulting 
in significant cost structure changes:   
 -  Patrick is very engaged, with an eye for detail and a skill set that surpasses our expectations.  He 
shows up for work each day eager and ready to serve Whitley Bay and improve our facility.   
Hopefully owners have noticed some changes. 
  -  Maintenance personnel are no longer paid for lunch, resulting in an annual cost savings of $2,210 
(52 weeks x 5 days x ½ hr x $17) 
  -  $2,500 cost savings in terms of payroll processing. We have found an online method of 
processing payroll that costs $450 annually rather than paying a payroll company in excess of $3,000 
annually to process one check every two weeks. 
  -  Not only are there obvious cost savings, but there are many hidden savings we will realize due to 
a more organized environment and solid structure. 
  -  Michael Hall has done a great job ensuring Patrick has good structure and priorities with a detailed 
job description as well as very detailed daily, weekly and monthly tasks that must be accomplished.   
 
Janet also reported that $142,000 of reserve money was moved to a CD paying 1% to maximize 
earnings of idle money.  Old funds were paying .25%. That equates to an additional $10,650 
annually.  Janet stated that the Board approved using reserves for garage door repair and to replace 
kitchen appliances.  Through April 30, the Association is slightly under budget, despite some 
unexpected expenses relating to pool parts and spa pumps.  Other costs included pool heating costs 
that far exceeded those of last year, generator repairs, tool purchases for the maintenance work area, 
and painting the garage.  Janet thanked Stan for his hard work. 
 
Janet reported that as Whitley Bay’s new treasurer, she reviewed all the details of last year’s 
expenses, working very hard to uncover any cost savings potential.  Since pool expenses comprise a 
significant portion of the budget, she took a very detailed look at those costs.  Although she didn’t find 
any cost savings, with the help of the pool committee, she was able to analyze all expenses, including 
lease costs, Repair and Maintenance, electricity for the pool pump, and gas to heat it.  The pool is a 
significant expense each year, and last year the cost was in excess of $36,000, which equates to 
about $569 annually per unit.  Janet encouraged everyone to get out there and enjoy that amenity.  
Unfortunately, a major expense for us is a 99-year lease with Whitley Bay Marina for access, which 
will be discussed later. 
 
Unfinished Business: 

Declaration Revisions Project:  Frank would like, at this time, to make one change to the 
Covenants regarding the requirement of 75% of Ownership votes to pass new amendments.  Some 
residents suggested a percentage of active voters, but it was noted that if only 7 residents show up to 



vote, those 7 residents are making decisions for all 64 units.  As a result, Frank made a motion to 
amend the voting requirement to 50% of total Ownership to approve changes.  Janet Cody seconded 
the motion; all were in favor.  Carolina will work on the wording of future changes with Michelle and 
the Association’s attorney. 

Discussion of Non-Skid Painting of Common Walkways: Stan explained that Frank had been 
working on a list of projects going on around the property. One of them is the condition of the outdoor 
balcony walkways from the elevators to the front doors of the condos.  They all need to re-painted 
with anti-skid paint to make the walkways safer when they are wet.  Stan explained that it is a 2-part 
process.  A sealer goes down first, then the paint with the anti-skid additive goes down. Stan has 
received several bids, but they can’t really be compared because each company submitted different 
line items or proposals. One company bid $17,500 for the stairwells, another company bid $50,000 to 
do the stairwells and balconies, and another company bid $50,000 just to do the balconies.  Carolina 
stated that she believes this should be a priority for the safety of all residents.  Stan stated that the 
stairwells need it badly for aesthetic purposes, but the balconies are a priority for safety. Frank added 
that Ed’s report on the Reserve Analysis included having the work done in-house.  Stan believes that 
this project is too large-scale to put on the maintenance man. Each unit will be inaccessible – in or out 
– for approximately 4 hours when the walkway outside is being painted.  There’s also the added 
benefit of a warranty on the finished work by using an outside company.  Stan tabled this discussion 
until the next Board meeting, or until they have more comparable estimates. 

Garage Door Controller Update:  The East incoming garage door is new and has all new wiring. 
With installation, and extra springs, the total cost was $3,200, taken from reserves. 

Pool Lease Agreement: Janet stated that the Association paid the Marina about $8,700 for the lease 
agreement last year.  This agreement was written in 2004, before the Marina was developed, and 
includes language that indicates we should be charged the lower of actual costs or a base cost 
arrived at years ago with a 6% annual increase.  Janet sent a letter to the President of the Marina 
asking for details on actual expenses, such as property insurance, real estate and property taxes, 
elevator maintenance, and building repairs.  Janet stated that after some discussion, it quickly 
became apparent that the Association is probably being charged much less than our portion of the 
actual costs. The Marina’s property taxes are about $28,000 annually, which were verified online.  
Since Whitley Bay would be responsible for a pro-rata share of all costs, and the other charges on the 
invoice seemed reasonable, if not lower than what was expected, Janet chose not to pursue invoice 
details.  Janet stated she will reserve the right to request invoices in the future if necessary, and she 
will continue to work with the Pool Committee to monitor pool operating costs. 

New Business: 

Hot Water Tanks – Use of Reserves:  Mike Hall reported that there are two hot water tanks that he’s 
been working with recently. Tank #2 has a leak in the top, so the Association is operating solely on 
Tank #1.  Both tanks are original and hold 500 gallons of water.  Tank #2 could still be used, but if the 
water level rises above the location of the leak, the Utility Room will be flooded.  Mike explained that 
one of the issues with replacing one or both of the tanks, is that the room was built around the tanks. 
The tanks are approximately 10-12 feet high and maybe 5 feet wide.  They will have to be cut down 
into small pieces to be removed from the room.  Plumbers seemed a little overwhelmed by the 
project, but Mike was able to find a company that works with commercial grade systems, and they are 
working to put together a few options for the Board to review.  It was recommended that both tanks 
be replaced at the same time. They build up a lot of rust over time.  The Board is reviewing several 
companies, products, and planning the logistics for replacement. A resident asked if there would be 
an issue getting the new tanks back into the room.  The Board is looking at smaller tanks and seeing 



if they will fit. There are a lot of possibilities to research and review.  The Board is going to table this 
discussion until they have more information. 

Lobby Renovations – use of Reserves:  Frank asked the Board to consider creating a budget of 
sorts for the Lobby Renovation Project.  Stan stated that he believes it’s premature to put a dollar 
amount on the project, because no estimates have been received yet and the Board has no concept 
of how much the project may cost.  Ed stated that the original analysis projected the Lobby 
Renovations for 3-4 years from now, but because there was so much interest in the project now, he 
made $14,500 available for Lobby Renovations in 2020 and another $14,500 available for 2021 
renovations.  Stan added that the Water Heaters and the Walkway Painting projects will take priority 
over any cosmetic projects.  Stan explained that a projected amount of money for all major projects is 
placed into Reserves each year to prevent future assessments on the Owners.  The priority projects 
need to be completed first, before the Reserves can be adjusted and re-evaluated for additional 
projects.  Janet made a motion to approach Owners who are interested in fixing up the landscaping to 
pitch in together to pay for it themselves.  Frank stated he was against this idea, because the money 
is there, it just needs to be budgeted properly for each project.  Mike stated he believes that all the 
projects can continue moving forward.  Frank, Carolina, and Janet agreed. Frank made a motion to 
accept estimates for the Lobby Renovation and plan to have the work completed in 2020.  Janet 
seconded; all were in favor. 

Additional Funds for Front Entrance Landscaping:  Ed stated that there weren’t any additional 
funds assigned to the Front Entrance Landscaping for this year or next year, but that doesn’t mean 
the Board can’t choose to use Reserve funds for it.  Frank added that Jayne and Sheila put together a 
presentation that depicts the visual concept of what they want the entranceway to look like.  Frank 
stated that at least 3 quotes have been received in the $10,000 range.  Bob Bird is removing the rock 
from the front and placing it in the drainage area in the back, and some of the tree placement in the 
design isn’t going to work, and those together will save more than $1,500.  The project is going to 
need an additional $5,000 that isn’t in the Landscaping Fund for this year.  Michelle stated that there 
is not a line item in the Reserves for Landscaping, so the money cannot be used for that purpose.  
Janet, Mike, and Carolina believe that the additional $5,000 needs creative solutions, even if it means 
collecting contributions from residents who feel strongly about the front entrance.  Michelle added that 
the Association is currently $2,700 under budget for the year, but she cannot recommend using 
money from Reserves without a line item for landscaping.  Frank stated that there is $4,254 
remaining in the landscaping budget, and the additional $5,000 will give them everything they need to 
complete the project. Frank made a motion to allocate an additional $5,000 for the upgrade of the 
front entrance and the monument area.  Carolina seconded; all were in favor. 

Standardized Signage:  Frank stated he can have all 160 door signs in the building replaced for 
$275 plus tax.  The elevator signs were professionally made for approximately $300, and he and Mike 
installed them.  The door signs can be produced in 2 weeks, so the project should be completed by 
the end of May.  Michelle stated the money will come from Miscellaneous Supplies under 
Maintenance. 

Garage Painting:  Stan reported that the painting of G-1 is almost completed.  It still needs some trim 
and the guards around the PVC piping need to be painted, and G-1 will be done.  They have spent 
well over $1,000 on paint.  Frank thanked Stan for his many hours of detailed work painting the 
garage. The Association saved thousands of dollars by not hiring a professional company. 

Painting Update – Stairwells:  The Board doesn’t have enough bids yet to discuss this. 

Lighting Review:  Janet is concerned by the lack of lighting in the garages. It’s dark, difficult to see 
inside the cars and trunks, walkways and locks are difficult to see.  Patrick has put an LED light in the 



G-1 garage at the lobby entrance. She would like to see Patrick replace all the garage lights with LED 
lighting, either over time or all at once.  LED lights cost more upfront, but they are brighter, more 
energy-efficient, and have a longer lifespan.  Mike added that Patrick has started dating new 
lightbulbs to monitor their lifespan.  There are several outdoor bulbs that need to be replaced, as well.  
Janet suggested that the motion-sensor lights remain on a timer but increase the time from a few 
seconds to a few minutes. The Board agreed to increase the duration and see what happens. 

Elevator Cable Replacement:  Stan has not received an estimate yet for the elevator cable 
replacement. This discussion will be tabled until estimates have been received.   

Resident Input / Priorities 

 Mike Mervis thanked the Board for the garbage can in the lobby. It seems to be well-placed 
and well-used.  He expressed some concern with some of the things discussed.  Mike asked if 
the Association’s Budget includes a Contingency Fund for unforeseen expenses.  Janet replied 
that there is not, but it will be added next year.  He stated again that the Board has broad 
power to make any changes they need to the Budget to make financial decision for the best 
interest of the Association.  He suggested that the Board create a “wish-list” of items they want 
for the Lobby Renovation and the Front Entrance Landscaping and allow residents to 
contribute as they will.  Mike also recommended that at least once a year, the resident 
Realtors should do a comparative analysis of Whitley Bay’s units with nearby comparable 
condos. 

 Frank clarified that he welcomes contributions from residents who want to contribute to the 
landscaping and lobby renovations, but he suggested that the Board be cautious with the 
image they put forward asking for help with these projects.  He feels the “Renovation Wish-
List” is a good idea. 

 Jayne Lusk pointed out that the week prior, the balconies were pressure-washed, and a couple 
days later, another crew came to blow off the balconies. It seemed like a wasted effort.  
Coordinating work crews may help save nickels and dimes.  Stan stated that they could have 
been blowing off any standing water that was left over from the pressure washing.  He added 
that the crew is on a contract, so no matter how times they come back to work, it isn’t costing 
the Association more money. 

 Ed Mango asked why Landscaping can’t be covered with Reserve money, when the 
Association voted last year to move to a Pool Reserves, rather than Component.  Shouldn’t the 
Board be able to use the funds as they see fit?  Michelle explained that the Pooled Reserves 
Overview was accompanied by a long list of line items that those funds are made up of. 
Landscaping was not on that list, so reserves cannot be used for that purpose. The Board isn’t 
bound to an allotted amount each year, the pooled money can be used as needed, but it can 
only be used for the approved list of component line items. 

 
Confirm Next Meeting Date:  The next Board meeting will be determined by the receipt of estimates 
for the emergent repairs.  Notice will be posted 48 hours in advance of the meeting. 
Adjournment There being no further business to discuss, Frank made a motion to adjourn the 
meeting at 7:56 pm.  Mike seconded; all were in favor. 
 
Respectfully Submitted, 

Michelle Davis 
Michelle Davis, CMCA, AMS, LCAM #17226, Community Association Manager 
Reconcilable Differences, Inc.   


