
 
 

Minutes of the 
Whitley Bay Condominium Board Meeting 

WEDNESDAY, August 12, 2020 

Call to Order 
Stan Bowers called the meeting to order at 10:03am via a Hybrid ZOOM Virtual 
Meeting Room and in person in the recreation room.    

Establish Quorum of Directors 
Board members in attendance: President Stan Bowers, Vice President Michael 
Hall, Treasurer Janet Cody attended in person. Secretary Frank Sullivan and 
Director Carolina Kripinski attended via Zoom. Michelle Davis from Reconcilable 
Differences, and 11 residents, wearing masks, attended in person. 15 residents 
attended via Zoom. 

Approval of Minutes from Previous Board Meeting 
Frank made a motion to approve the minutes of the May 29, 2020 meeting, as 
written and posted. Janet seconded; all were in favor. 

Financial Report 
Janet reported that through the end of April, the Association is largely on budget, 
apart from unbudgeted generator repairs and garage painting. Through the end 
of July, the Association is about $5,000 over budget, which does include the 
extra operating funds the board allowed the landscaping team. 
 
The 2019 CPA Review is available to view on the Reconcilable Differences 
website. Janet reported that she has personally gone through every single line 
item and is satisfied with the financials. 
 
It has been almost 36 months since the last insurance appraisal was completed 
and it is required before a new property policy can be written for 2021. We 
budgeted $240, but the cost is now $700, because the last one was done only 
one year after the initial so didn’t require an on-site visit. 
 
Michelle requested motions from the Board to use Reserves for 6 items: 

1. Janet made a motion to use $15,000 from Reserves for the elevator hoist 
cables. Stan seconded; all were in favor. 

2. Janet made a motion to use $900 from Reserves to cover a generator 
controller previously purchased. Mike seconded; all were in favor. 



 
 

3. Stan made a motion to pay ATP $6,932 from Reserves for alarm & fire 
pump repairs to date this year Janet seconded; all were in favor. 

4. Stan made a motion to use $18,915 from Reserves to complete the non-
skid walkway painting project, and $1,633 for the garage painting materials, 
since labor was donated by volunteers. Janet seconded; all were in favor. 

5. Janet made a motion to use Reserves to pay up to $5,200 for the final 
invoice for the Engineering Report. There is a meeting with the Engineer 
scheduled for August 24th to discuss the findings of the final report. Mike 
seconded; all were in favor.  

6. Janet made a motion to use Reserves to pay Noritz approximately $29,000 
when the final bill is received for the hot water system. The original boiler 
and tank system is running again; an installed 1-way valve will provide flow 
rate to keep the on-demand system operational. Mike seconded; all were in 
favor. 
 

Unfinished Business 

Amendment Vote Totals & Recorded Amendment to Owners:  Michelle 
reported that 61 residents voted on the Amendment changes. On the first item, 
51 voted yes and 10 voted no. On the second item, 50 voted yes and 11 voted 
no. On the third item, 50 voted yes and 11 voted no. 48 votes (75% of all 
Ownership) were required to make any changes, so all three amendments 
passed.  Future votes will require 51% of all owners to make changes, and 
notices are no longer required to be sent via Certified Mail. The Amendments 
have been sent to the attorney to be recorded. Once received, it will be 
distributed to all residents to include with their governing documents. It will also 
be posted on the website.  

Update on Hot Water System:  Frank provided this update during the Financial 
Report. 

Update on Front Entrance Landscaping:  Mike reported that the front entrance 
landscaping is nearly done. They have compiled a few really nice photos to share 
with residents who are currently out of the area and unable to see the finished 
product. 

Update / Approval for Elevator Cable Replacement & Use of Reserves:  The 
cost to replace the elevator hoist cables is $15,000 and the use of Reserves was 
approved in the Financial Report. The work will be done in the last week of 



 
 

August. Janet made a motion to approve this project that will be paid from 
Reserves. Mike seconded; all were in favor. 

Update on Engineer’s Building Inspection Report: The Engineer will be here 
later in the month to discuss the findings of their final report, to answer any 
questions, and to assist in planning the next steps. 

Update on Painting / Parking Lot / Restriping:  Stan explained that it has been 
raining so much that Anchor Painting has not been able to complete the non-skid 
painting of  walkways.  Mike asked if the painting of the front door is included in 
this project; Stan replied that it is not included, but he will ask them for a quote.  

New Business 

Reserve Committee Update: Jim O’Leary and Ed Mango spoke on behalf of the 
Reserve Analysis Committee. Jim reported that in May 2019, a comprehensive 
Reserves Analysis Study indicated that the Whitley Bay Reserves were well 
below where they needed to be, in anticipation of large future projects. Frank 
took the initiative to form a Reserve Analysis Committee consisting of Frank 
Sullivan, Mike Hall, Mike Mervis, Ed Mango, and Jim O’Leary. That team did a 
preliminary review of how the Reserves are being funded, gave a presentation to 
Owners in the fall, and the Owners voted to increase funding by $39/month per 
unit.  The Owners also voted to “pool” all Reserve items so that the money would 
be immediately available to each project that arose. Through the winter, the 
Committee worked to collect estimates on repairs and replacements of all major 
systems in the building. In the spring, the Committee developed a 10-year cash 
flow analysis to make sure the Association would be in a positive financial state 
for imminent projects. The Reserve Analysis Study provided an excellent 30-year 
plan for funding the Reserves, but the Committee wanted to be sure that the 
Association would be in good shape while recovering from the Reserve 
deficiency. In the summer, the Committee fine-tuned the 10-year and 30-year 
plans and delivered a final report to the Board last night.   

Some of the major points of the final report: 

● Funding was increased by 60% to $102,456 per year.  This is 
approximately 20% of the monthly fees, which is aligned with how other 
condo associations fund their Reserves. 

● There were 47 items included in the Reserve Analysis Study. On each 
system, the Committee considered repair costs versus replacement costs, 
and asked Vendors for input on safely extending the life expectancy of 



 
 

major systems and equipment. Upon reviewing all 47 items, the Committee 
was able to reduce the overall replacement cost of $2.94 million, to $1.68 
million, a 42% reduction. 

Ed Mango explained his leadership in the 10-year Cash Flow Analysis. He 
explained that after speaking to many vendors, the Committee re-evaluated 
some of the items that were listed in the next 10 years and developed a new 
timeline. The Committee decided to create a “$400K Floor” in the Reserves 
because any single item covered by the Reserves is less than $400K.  By doing 
this for every item in the 30-year plan, they were able to significantly reduce the 
chance of an Assessment on the Owners. The 30-year plan provided by the 
Reserve Analysis Study showed medium to high risk through the year 2039, but 
by switching to a cash-flow perspective with a $400K perspective, the risk of 
special assessment decreases to low risk by 2022. 

Jim outlined the Reserve Committee’s Recommendations: 

● The Board should use the Committee’s costs and schedules to guide 
upgrades, updates, and replacement of equipment and systems. 

● The Board should document and make available to the Committee, details 
of contracts and agreements pertaining to and affecting all Reserve items. 

● The Committee should annually review Reserves costs and schedules, and 
update the Reserve Analysis workbook with actual costs as available. 

● The Board should let the Committee know any time there is a significant 
departure in costs (greater than $100,000) or schedule (3 -5 years) from 
plan. 

● The Board should characterize the Reserves as “fully funded” so long as at 
least $400K remains as the “Starting Reserve Balance” each year, and the 
“Percentage of Fully-Funded Balance” continues to grow. 

● The Board should engage a professional reserves study service every 3-5 
years. 

Mike Hall and Stan Bowers thanked each member of the Reserve Committee for 
the hours of research and excellent work they did on building this living 
representation of the Association’s Reserve funds. 

Lobby Remodel Planning: Carolina stated that she has been working on 
obtaining bids and remodel plans from different designers for the remodel of the 
lobby. The Board will look at the different options and choose a design. Carolina 
wants to leave this job to a professional to avoid a war of mixed personal 
opinions on the best way to decorate. Carolina stated she has received 2 design 



 
 

plans so far, and she is pursuing the designer of Whitley Bay West and a Whitley 
Bay resident designer. Jayne Lusk asked what the project budget is; Carolina 
replied that the budget is $15,000. Jayne suggested getting several concepts and 
letting people review. Carolina stated that her overall objective is to update the 
look of the lobby to be modern, elegant, and classy. She will present 4-5 designs 
to the Board, and the Board will make the decision. Frank stated there is no set 
completion date for the project. Carolina added that some designers have 
claimed they are struggling with product inventory due to COVID-19. Jim O’Leary 
mentioned that the top two elements should be palette and style, and that 
perhaps residents should be given some input on the overall style.  

Landscaping Services:  Now that the landscaping has been redesigned, a lot of 
residents have volunteered to help with maintenance, but Mike Hall is working 
towards having a plan for full-time maintenance, and exploring whether it can be 
added to the existing lawn care contract. This will be tabled until Sheila is present 
for further discussion.  

Social Media / WB Facebook Page:  Kimberly Prosser and Frank Sullivan have 
volunteered to manage a private Whitley Bay Facebook group.  Kimberly 
explained that the group would be limited to residents of Whitley Bay and would 
allow communication regarding activities and concerns. The group would not 
allow politics, sales, gofundme’s, whining, or graphic content. Residents can ask 
questions, share information, and discuss issues. Those who are interested can 
opt into push notifications to stay updated on all activity in the group. This will be 
a supplement to Frank’s email updates, and will allow each topic to be discussed 
in its own thread. Kimberly clarified that a Facebook account will be required to 
access the group. She recommended that one of the entry questions ask for the 
resident’s unit number so that admins can verify residency. The group will be 
“private” which means that no one outside the group will be able to see any 
discussions, posts, members, or activity within the group.  

Frank requested the support of the Board to create such a group. Stan asked if 
anyone had questions.  Tom Jensen stated that he will never participate in 
Facebook and would like Frank to continue sending his email updates, 
regardless of the creation of a Facebook group.  Jim O’Leary recommended that 
the Board look into using a program called “NextDoor”.  Kimberly stated she’s 
already a NextDoor user, but there is no way to restrict posts about Whitley Bay 
to residents only. Frank stated he has no issue with continuing to send emails to 
those who refuse to use Facebook. All members of the Board indicated their 



 
 

support to Frank and Kimberly in the creation of a private Whitley Bay Facebook 
group.   

Storm Shutters:  Mike Hall explained that he has been trying to establish a 
relationship with a storm shutter company. 5 or 6 companies are used throughout 
the building, and all of them have their quirks and issues. Most companies want 
to use a lift to access higher floors, which is a big ticket item. Some companies 
will use a device called “Angels Wings” which is accessed from inside the unit, 
but is a high liability for the company. Mike is currently trying to negotiate a deal 
with All Guard in Cocoa for a price on regular preventative maintenance, in 
exchange for using the Angels Wings mechanism. Atlantic Storm Protection had 
initially expressed interest in an agreement, but stopped responding to contact. 

Dryer Vent Maintenance: Jim O’Leary expressed interest in looking for bulk 
prices for service on dryer vents. Stan thinks it would be a good idea to look into, 
and mentioned that the contractors will discount service if more units are added 
to the list for service. Stan volunteered to get estimates and solicit residents for a 
bulk service list. Jim added that the Whitley Bay fire systems are excellent, but 
everyone in the building will be affected by a fire. Dryer vent fires are one of the 
top causes of residential fires. Tom Jensen added that its been a long time since 
the fire lines have been cleaned out.  Frank stated that the last time this was 
done, he was told it should be done again in 5 years. Stan agreed to contact the 
fire marshal to see if they want to use Whitley Bay for training purposes in fire 
line inspections. 

Resident Input 

● Christine, Unit 303 asked what filters are currently being used on the water 
tanks, and what is intended for the future. Stan stated there are no filters 
being used, and one is being installed on the hot water system. The tank 
will no longer be used, but it is being kept in the event that there is ever a 
problem with the new system. Mike explained that the water going into the 
hot water system will be pre-filtered. 

● Tom Jensen commended the Board for their endless hard work as 
volunteers to the community. He added that the Board might have better 
resident attendance if the meeting is held in the evening. Stan agreed, but 
stated this was the only time the Board and Management were available 
this week. 

● Mike Mervis urged everyone to be flexible and reasonable regarding interior 
redesigns. There will always be something that someone doesn’t like.  He 
also urged the Board to review each item on the Engineering Report and 



 
 

Reserve Report to ensure accuracy of final reports.  He asked that the 
Board be more proactive about doing mic-checks and fixing audio issues 
early in future Zoom meetings. 

● Jayne Lusk asked that the Board decide a budget for the Community 
Room. She also thinks that Sheila Bonvaillat, Ed Mango and Jim O’Leary 
and the rest of the Reserve Committee deserve a Volunteer Reward of 
some kind for all of their efforts. She is planning to send an email to all 
residents asking for donations for the landscaping overages.  
 

Confirm Next Meeting Date 
The next Board meeting will be Wednesday, September 23rd, at 7pm.  

Adjournment 
There being no further business to discuss, Mike made a motion to adjourn the 
meeting at 11:36 pm. Janet seconded; all were in favor. 

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


