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A BOARD OF DIRECTORS MEETING was held on Saturday, December 28, 2019 at 9:00 A.M. 
at the St Boniface Church Library, 5616 Midnight Pass Rd., Sarasota FL 34242. 
  
The meeting was called to order by the President, Edward Krugman at 9:00 AM 
  
Ms. Brito stated that Notice of the meeting was posted on the property in accordance with the 
requirements of the Association Documents and Florida Statutes. 
  
Roll Call:  A Quorum was present as follows: 
  
Edward Krugman, Jennifer Martin and Kreg Hickman were present in person. 
Libby Sloan and Barb Parker were present by video-conference. Stephen Horgan and Jack 
Cherin were excused. 
                  
Arvilla Brito, CAM, represented Progressive Community Management  
  
Minutes of the Previous Meeting:    Jennifer Martin made a motion, seconded by Barb 
Parker to waive the reading of the minutes for November 16, 2019 Regular Board Meeting 
and approve as written.  The motion passed unanimously. 
  

Reports of Officers 
 
President’s Report:  Edward Krugman announced the passing of Eric Weber A-403 in late 
November after a short illness.  We send our sincere condolences to his wife Susie and family. 
  
A huge thank you to Andy and Jennifer Martin for the Christmas decorations again this year.  
They were helped by Carole Anne Pearson, Kathy Pearson and Scott McKenzie. Hot buttered 
rum and cider was served by Andy and Jennifer to inaugurate the decorations on December 15.  
A large crowd turned out for the holiday cheer.  Thank you to Sandra Johnston and Libby Sloan 
for decorating the trees in the breezeways. 
  
Finally, every holiday season BTC gives Walmart gift cards with thank you notes to the 
employees of our regular vendors to thank them for serving us so well during the year.  They 
seem to be very appreciative of the gift. 
  
Treasurer’s Report:  In the absence of the Treasurer, Stephen Horgan, Tod Sloan presented 
the financial report.  At 11/30/2019, Operating  and Replacement Reserve cash balances were 
very satisfactory at $110,000 and $298,000 respectively. The only significant nonrecurring 
payments in the month of November were the liability insurance premium of $16,372 and a roof 
engineer fee of $4,000.  
  
The cumulative operating profit for the eleven month period ended 11/30/2019 was  $19,500.  
This surplus will reduce somewhat in December as some operating costs, including payroll 
bonuses, are normally higher in this month.  However, the good news is that at this stage we 



expect to finish the year within our overall budget and with an operating profit/surplus for the 
year of some $12, 000, absent unforeseen matters.  The total Replacement Reserves will likely 
be approximately $310,000 at 12/31/2019. 
  
  
Manager’s Report:  Ms. Brito presented the Manager’s Report (see attachment).    She also 
mentioned the following issues: 
• The office does not distribute quarters for the washers and dryers.  Bank of America, 
Customer Service at Publix, and 7/11 on the island sell quarters.  Please tell your renters. 
• There has been a roof leakage problem in C building over the 5th floor walkway.  We have had 
two repairs done, but the leak has persisted. 
• Ms.  Brito closely monitors the accounts receivable.  One owner is 90 days in arrears.  In early 
January,  we anticipate the BTC attorney will place a lien on the unit and usage of common 
areas will be restricted for both the owner and any renters/guests. 
  

Committee Reports 
  
Buildings &  Cabanas:  Jennifer Martin reminded us that renovation work must cease from 
January 1 through April 30 per the BTC Rules Book.  Two units are currently being renovated.  
If owners hear renovation noise during this period, please notify the Office. 
One owner reported that the cabana roof near the cabana bathrooms seems to be leaking. 
  
Grounds:  No report. 
  
Communications:  No report. 
  
Docks:  Ms. Parker reported that the new LED lights are not lasting as long as they should.  A 
new brand will be tried.  Anyone noticing lights that are out should report them to the Office. 
  
Pools:  Mr. Hickman reported that the pools are still beautiful.  An owner reported that the 
buoys on the rope of one of the pools need replacing. 
  
Insurance:  Mr. Hickman reported that several companies are interested in quoting for BTC’s 
insurance.  Mr. Hickman’s term ends in January and the new Board member responsible for 
insurance should follow up.  The Board is considering moving BTC’s insurance but cannot do so 
until the subrogation lawsuits and the roof replacements are concluded.  The roof renovation 
should change the dynamics of our wind policy.  The Board is also looking to obtain a quote for 
individual homeowner’s insurance from a company that waives subrogation claims.  At least one 
insurance company used by many of our owners routinely files subrogation claims which both 
increases BTC’s costs for insurance and prevents us from shopping the insurance. 
  

Unfinished Business – Action Items: 
  
A) Approval of roof project and desired schedule 
Based on recommendations of our project manager, Delta Engineering, and the Roof 
Renovation Committee, the Board recommends moving forward with the replacement of the 
roofs of all three buildings.  The work is scheduled to begin on April 13, 2020 and completed 
within 120 days, weather permitting. 
 
One owner questioned whether it is necessary to do all three roofs at once.  Mr. Krugman and 
Mr. Vross  responded that the longer we wait, the more costly the work will become because of 



the moisture accumulating in the lightweight concrete.  Another owner suggested that we first 
needed to know the cost before approving the project.  
 
MOTION 19.78:  Ms. Martin moved to authorize the Association to proceed with the 
replacement of the roofs on all three buildings, with construction to begin on April 13, 
2020 with a targeted completion date 120 days later.  Ms. Martin seconded the motion.  
All voted in favor and the motion passed. 
  
B) Selection of contractor for roof project 
Delta Engineering prepared a project manual which laid out in detail exactly what needs to be 
done for the roof replacement.  Four roofing companies submitted bids, although one did not 
fully complete the bid form.  The bids we received were all on the high end or above the 
estimates.  Delta and the Roof Renovation Committee concluded that the Board should seek to 
negotiate terms with the low bidder, Sutter Roofing, as they have done a number of similar roofs 
on the west coast of Florida. Those negotiations resulted in a reduction of $116,000 by Sutter.  
Delta and the Committee have recommended that the Board accept the Sutter bid.   
  
Questions from owners: 
• What is the warranty period?   Mr. Vross stated that the warranty is 20 years for labor and 
materials. 
• What is the guarantee concerning the moving of the condensers?   Mr. Vross replied that there 
is a specific procedure to be followed for removal and replacement of the condensers to make 
sure they are operational once reinstalled. The A/C for a unit will likely not function for probably 
2-3 days, but this has to be verified with the A/C subcontractor.   
• Will owners be able to replace their condensers using the A/C sub-contractor?  Mr. Krugman 
replied that once we have signed a contract, we can determine what manufacturer the 
contractor works with and negotiate a price to present to interested owners. 
• The Board was asked how long they have known the roofs needed to be replaced. 
Mr. Krugman responded that we were made aware of the need to replace the roofs in 2016 and 
hired the engineering firm, Delta, to bid the project in 2017.  The bids were extremely high, and 
the Board, working with Delta, tried to value engineer the price down, but was not successful.  
At the time there had been few leaks and the Board decided to proceed with other more urgent 
projects, such as replacing the stacks, upgrading the elevator hydraulics, and replacing 
walkways.   
  
MOTION 19.79:  Ms. Martin moved to accept the bid of Sutter Roofing, to authorize the 
Board to have Bay Tree’s attorney review the draft agreement from Sutter, and to 
authorize the President of Bay Tree to execute the agreement on behalf of the 
Association.   Ms. Parker seconded the motion.  All voted in favor, and the motion 
passed.  
 
C) Approval of roof assessment amount and dates of payments 
The Board addressed the cost of the project and  how to pay it.  The Board considered three 
different proposals, but ultimately decided on a total assessment of $2,000,000.  The total cost 
of the project is set out below: 
  
Base contract price:   $1,690,681 
Upgrade of Membrane to .050:  $     17,442 
Recommended contingency:  $   126,000 
Contingency for replacement of 
lightweight concrete and deck: $     35,937 



Engineering supervision fees: $    102,367 
  
TOTAL:     $1,972,427 
  
   
The $2,000,000 assessment will have two payment options for owners: 
  
Option 1:   five monthly payments commencing on March 15, 2020, and ending on July 15, 

2020:   

 
 
Option 2: a lump sum payment of the full assessment amount on March 15, 2020, with a $500 
reduction in the total assessment:   

 
 

 
 
Under the contract, Bay Tree will be required to pay Sutter a deposit of 30% ($507,204) of the 
base contract price when work begins in April.  We anticipate that a sufficient number of owners 
will elect the lump sum payment option to provide the funds needed for the deposit.  Without 
those funds, it would be necessary to begin monthly payments by February 15, if not earlier. 
  



Owners should expect to receive an email in early January asking them to select one of 
the two payment options.  Payments will be due monthly, with no reduction, unless the owner 
elects the lump sum option and pays the full amount by March 15.  It will be important for 
owners electing the lump sum option to respond in January so we can be prepared to address 
cash flow requirements for the project and to make the initial deposit in April. 
  
Questions from owners: 
• Will the renovation of the roof reduce our insurance?  Our current broker said that we would 
not have a significant savings, although another broker we consulted said we should be able to 
negotiate a better rate.  There should also be a modest savings for owner’s home policies. 
• How will owners be billed for the assessment?  For those opting for the 5 month payment plan, 
coupon books will be issued with the amounts and dates due on each coupon.  For those 
making a lump sum payment, they may receive a bill or use the coupon book, but that has not 
been decided.  Owners opting for one payment must inform the Office in advance by responding 
to the email to be sent out in January. 
• What will happen if the actual costs exceed the budget?  Significant due diligence, including 
testing, hopefully will prevent that from happening.  However, there are $250,000 in the 
Reserves which could be allocated to the project in the event we exceed budget. 
• Will owners be reimbursed if the amounts allocated to contingency are not all used?  The 
Board will decide what to do if there is a surplus when the project is finished.  Depending on the 
amount, it could be reimbursed or transferred to Reserves, which could reduce an owner’s 
individual contributions to Reserves in 2021. 
• Anthony Vross has been a big help in this project.  Will he be checking in from time to time on 
the advancement of the project?  Anthony responded that he would be there as much as he 
could.  However, we are contracting with Delta Engineering to have someone on site to oversee 
and inspect the project for 8 hours a day for the first 8 weeks, and then 4 hours a day for 3 days 
a week for the next 9 weeks.   
 
MOTION 19.80:   Ms. Martin moved to approve a $2,000,000 assessment to finance the 
roof project, with owners having two payment options:  1)  5 equal monthly payments 
beginning March 15, 2020 and ending July 15, 2020, or 2) a lump sum payment of the 
total amount, less a reduction of $500 if paid by March 15, 2020.  Ms. Parker seconded 
the motion.  All voted in favor, and the motion passed. 
 
Floor Open to Owners: 
 
Cabana roofs:  A discussion took place about the cabana roofs. As noted earlier, there appear 
to be some leaks.  Mr. Krugman noted that there is money for the cabana roofs in the Reserves 
and they should be addressed in 2020-21.  Mr. Vross suggested that his roofing company could 
perform an infrared scan of the roofs to determine their condition.  As it is an unconditioned 
space (meaning that it is a space which is not heated or cooled), code requirements are less 
stringent.  According to Mr. Vross, pitching the roofs would not be cost effective.  At present we 
have random ponding, and he recommends using a color other than white which results in the 
ponded water remaining on the roof longer.  A darker color such as green would help evaporate 
the water more quickly. 
  
Rental rules:  One owner asked about mitigating the impact of the assessment on owners by 
loosening rental rules for a year or to allow owners to rent more during the season to help them 
pay the assessment.  The owner provided January as an example, when owners have a difficult 
time renting for the entire month but could possibly rent for shorter periods.  Mr. Krugman 
replied that this issue has been discussed before and ended up polarizing owners.  Some 



owners prefer restricting rentals and others prefer more rentals to allow for increased income.  
Changing this rule would require an all-owner vote under the BTC Declaration.  The consensus 
is that a majority of owners would not vote to change this rule. 
  
An owner mentioned that another large condo association on south Siesta Key will be having 
work done on their roofs and perhaps we should contact them to discuss coordinating the two 
projects.  Ms. Sloan responded that she had contacted the other Association and reported that 
they are not as far along as BTC and will not be completely redoing their roofs.  We also do not 
want to divert labor from our project to the other Association.  
                            
  
Adjournment:  There being no further business to be brought before the Board, the meeting 
was adjourned at 10:20 A.M. 
  
Respectfully submitted, 
 
 
____________________________________________ 
Arvilla Brito, LCAM 
      

Manager’s Report November 15, 2019 through December 27, 2019: 
 
Office: 
• Sent approved budget to PCM 
• Updated addresses for PCM re coupon books 
• Forwarded returned coupon books 
• Entering info for Owners Directory and follow up 
• Emailed and Posted 1st and 2nd Annual Meeting Notices 
• Updated Voter Certificates and entered into spreadsheet 
• Agenda for December Board Meeting and Posted 
• Created Guest & Rental Application Packets to Include Golden Rules 
• Roof Project Follow up 
• Web site posting of updated documents and minutes 
• Order trash chute signs on what can be put in the chutes (no pizza boxes) 
• Emailed Reminder to Owners on 1st Quarter dues 
• Delinquency follow up to include phone calls and emails 
• Remodel follow up on closed permits and issuance of deposits 
• Created Pet Registration Spreadsheet 
• Process 2020 Rental Applications and issuance of parking passes 
• Obtained estimate for office desks 
 
Buildings and Grounds: 
• A&C Elevators repacked 
• Double wide gate ordered and installed for the Maintenance Area 
• Floor in Elevator A needs to be replaced – obtaining estimates 
• Mulch 
• Parking lines painted 
• C Building Roof leak issues repaired 
 


