
Meeting of the Board of Directors 
July 19th, 2022 

Plaza De Flores Clubhouse 
4202 Central Sarasota Parkway, Sarasota FL 34238 

 
Meeting Call to Order: President Tammy Horner called the meeting to order at 7:00PM. The 
meeting was conducted in the Clubhouse, and via Zoom. 
 
Determination of a Quorum: 3 Board members were in attendance in the clubhouse: Tammy 
Horner, Karolyn Vaughn, Polina Goldenberg. 2 members were in attendance via Zoom: Gerald 
Ratzer & Scott Kasler 
 
Proof of Notice: Notice was posted per Florida statutes and Association bylaws. This month was 
sent out with a 14 day notice due to a discussion on a budget amendment.  
 
Adoption of Agenda: Agenda was adopted as previously circulated to the Board. 
Motion by Tammy and seconded by Karolyn; all were in favor. 
 
Approval of Minutes: Tammy Horner made a motion to waive the reading of the June 21st  
minutes as previously circulated to the board via email. Seconded by Karolyn and unanimously 
approved by the board.   
 
President’s Report 
Painting Update: Painting is going well Tammy has heard very positive feedback from both 
owners and renters. The power washing has been completed for buildings 13, 14, 15 & the 
clubhouse. 
 
Budget:  We are approaching budget season and will be working on a new budget from mid-
August through mid-September. We are looking to have a budget plan to put in front of the 
board by the September meeting for comment and approval and sent out to the owners in 
October for comment and approval. 
 
Reminder:  Tammy is asking everyone not to feed the wildlife in and around the Plaza de Flores 
area. 
 
Treasurer’s Report: Financial statements were prepared by Progressive Community 
Management. Monthly financial statements will be made available on the PDF Web 
Site. 
 
Operations Summary for June: 

• Total Bank funds, end of month $132,433 

• Operating Expense Budget $64,333 

• Operating Expense Actual $79,512 

• Actual Expenses (Over) Budget $(15,179) 



June YTD: 

• Total Operating Expense Budget $386,000 

• Total Operating Expense Actual $386,306 

• Total Expenses (Over) Budget ($306) 
 
June YTD, areas of concern: Operating Expenses   

• Water & Sewer Expenses- (over) Budget $(8,970) 

• Electric Expenses – (over) Budget $(2,634) 

• Insurance Expenses – (over) Budget $(10,530) 
 
Total Year 2022 vs. 2021 - Expense Comparison: 

• 2022 Operating Expense Budget $772,000 + 3.4% FPY 

• 2021 Operating Expense Actual $746,540 

• Note: 2022 Operating Expense Budget will increase $ + 48,000 for Insurance expense 
August – December. 

 
Reserve Summary: 

• Total of 11 CD’s, MM & Cash $ 1,362,337 

• 1 CD $62,000 Matured on 5/20/22 – Purchased $ 62,000 CD in June for 18 Months @ 
3.0 % 

• The next CD will Mature on 9/28/22 for $63,000 
 
Submitted by Karolyn Vaughn, Treasurer/Secretary 7/19/2022 

Summer Employee Salary:  An email was previously sent and approved by the Board to pay 

Caleb, our summer employee, $15.00 per hours.  Tammy recused herself from this topic as 

Caleb is her son.  Karolyn moved to ratify the hourly wage and it was unanimously approved by 

the remaining four Board members. 

Owner Comments:  A couple questions came up as to why we were putting down dirt because 

every time it rains it washes out. Steve will be addressing this issue by putting extensions on 

some of the downspouts that are the troublesome ones, as well as the correct placement of the 

splash diverters. 

Manager’s Report: 
Building painting update – Painting will be finished with building 5 by end of day Thursday.  The 
painting slowed down for a bit but then a new sprayer was purchased, and the buildings should 
be painted in 2 days now.  
Compactor door is still on order with shipping delays; checking on it often. 
Dryer Vents: Tammy and Steve have been trying to get estimates from Owen’s electric. 
Sold Units: 1 sold and 1 pending 
Leases: 2 new and 2 renewals 
Old Business: 
 



• Crown Roofing: The board approved to pay Crown roofing for remedial repairs in the amount 
of $6,855 in June. Tammy clarified that $875 of that was for items that we were not having 
them do so the corrected amount approved and paid to them should be $5,980. The Board 
was made aware of this after the meeting. Tammy moved to ratify $5,980 to Crown that was 
previously approved by the Board via email and it was unanimously approved. 
 

• Pool Furniture (Main Area): After last month’s pool furniture presentation by the 
refurbishing team, the Board reviewed the bids and authorized an amount of $17,300 for the 
main area.  The actual amount came to $17,143.94, so Tammy moved to ratify this payment, 
and it was unanimously approved by the Board.  
Owner comments: 

o Scott Kasler asked about the cleaning regimen to which the Team responded there is 
a monthly cleaning schedule recommended that will be implemented.  

o Sara questioned why spend money on furniture when there are so many other things, 
we need money for and was reminded that this was approved by the prior Board. 

o Steve Daurio stated that the cost of the Pool Furniture for the North Patio is 
approximately $6,000. Karolyn will send the break down to the finance committee. 

o Polina Goldenberg asked when the Main area pool furniture expected delivery to 
which the Team responded with a November/December time-frame.  
 

• Karin’s Study Part 1: At our last meeting, the Board voted unanimously to use Karins 
Engineering again to update the roof and carport studies from 2019 and do a new paving 
study. Since then, Karins submitted their proposal to us in the amount of $3,000 for the 
roofing manual update and $2,900 for obtaining bids, total amount of $5,900. This amount 
was authorized and unanimously approved by the Board via email previously; Tammy made 
a motion to ratify, and all approved in the meeting. 

• Karin’s Study Part 2:  The additional manuals and proposals quoted by Karins were $4,900 to 
update the project manual and to get bids for the carports, and $7,700 to create a project 
manual and get bids for the paving, for an additional total amount of $12,600.  Tammy made 
a motion to approve moving these projects forward for $12,600. Discussion followed.  Since 
this is closely tied to the roof discussion, the Q & A was presented by Frank Whitsura and 
further discussion followed.   
 

• Roof Q & A Presentation: Frank Whitsura and the Capital Projects subcommittee created this 
presentation to answer many of the questions that either he was asked, or that were sent 
into the office from homeowners from the presentation last month.  Frank started off with 
why now:  
Our situation has changed, based upon current data that we have today.   

o Changes between 2019 and 2022 are: 
▪ Insurance premium has almost doubled. In 2019 insurance cost was  

roughly $96,000 and in 2022 is $195,000 
▪ Our roofs are not covered at full replacement cost value.  They are covered at  

Actual value only (what the insurance company deems to be the value at the 
time of loss) 



▪ Cost to replace the roofs in 2019 was roughly $2 million. Reserve studies 
suggest the cost in 2022 is $2.6 million (or a $600,000 increase) 

▪ Cost to replace the paving in 2019 roughly $189,000. Reserve studies suggest it 
is up to $267,000 ($78,000 increase) 

▪ Crown says the roofs should last another 5 to 7 years. Crown has been saying 5 
to 7 years since 2017.  

▪ The economic drivers to replace the roofs are: 
o Inflation – up $564,000 
o Insurance – up $98,000 
o Maintenance & Repairs--cumulatively $140,000 

 

• We have spent in the last 3 years an incremental amount of roughly $800,000 
or $4,000 per owner. That’s an average of $267,000 per year. Frank has 
pointed out that this money is gone, and we still have the same roofs, carports, 
and driveway. With a cost of $2.6 million to replace the roofs, that is a cost of 
$100,000 per year. We are spending $267,000 to keep an asset with a 
depreciation value of $100,000. 

• Simple analogy – If you were told that your car will last another 5 years, then 
that’s great, but at what cost if you are going to have to replace a lot or most 
of parts? Your insurance is increased because you don’t have the newest 
safety features. You need to ask yourself if it’s worth keeping over replacing.  
The finance committee along with the capital projects subcommittee simply 
looked at those economic drivers.  For each year that we wait we are costing 
each homeowner more and more money.  These recommendations are based 
on facts.  

• We also need to look at the risk. Each year we wait, you are risking that 
something will happen that we may not be prepared for.  

• Does the new insurance law protect us? The law states that an insurance 
company cannot deny you if the age of your roof is less then 15 years old.  If it 
is over 15 years old, you will need a certification from an authorized company 
that says they have at least 5 years of remaining life. Our roofs are between 
21 and 24 years old. The useful life on the underlayment is 20 years. This is 
based on the specification from Karins Engineering and Crown roofing 
company.  There is nothing in the new law that states that they must insure 
you after the useful life. It only speaks to non-renewal due to the age of the 
roofs. The insurance company can deny you coverage for other reasons such 
as too many repairs. The law only speaks to non-renewal because of the age. 
Another element to that law is that all condos must fully fund reserves for all 
structural components. Due to the age of our roofs, we are down to few 
companies that will bid on our roofs. The fewer companies you have bidding, 
the less competitive bids you can get.   

 

• How much is this going to cost? We will not know until we get bids and 
timelines 



• Why don’t we build up our reserves? In the 2022 budget the total number of 
assets under the reserves are $3,807,489. We are currently adding $110.00 
per owner per month or $264,000 a year. That is 6.9% of the assessed value. 
Current inflation, the June numbers were 9.1%. Based on these numbers we 
are not even keeping up with inflation much less adding to it.  When we went 
to pooling reserves, the current Florida statue says that inflation should be 
considered when pooling reserves. That was not done, and the problem today 
is we have a larger percent increase in inflation 9.1% and still only getting 1 or 
2% on our reserve interest 

• How much can we currently use from our current reserves? At the end of 2022 
will have approximately have $1.4 million in reserves.  The finance committee 
estimates that we should leave $750,000 in the reserves.  We are required to 
have 3% of our insured value of our assets for the deductible as well as other 
potential reserve items that will need attention  

• Can we use asphalt shingles to reduce the cost? No, you cannot downgrade 
from tile to shingles per code, and it is not consistent with the Mediterranean 
look at Plaza De Flores 

• Will a special assessment hurt our property values?  Although it may affect 
sales for a short time, it does not appear to hurt market prices in the long run, 
based on the current property values in nearby condos that have done a 
special assessment in the past.   

 
Owner Comments 

▪ Filippo asked if we can consider using concrete instead of asphalt 
under the carports, to which Mark replied that Karins can bid it out 
several different ways if we request. 

▪ Tammy Horner explained what the new legislation means to us, in 
answer to Lauri Gambino’s question about insurance legislation.  
There are 2 parts, condo safety and insurance, some of which does not 
apply to us, but we still need to follow our present rules and statutes, 
including pooled reserve requirements.  As the new legislation is 
currently written and being interpreted by attorneys, by the end of 
2024 all condo associations will need to have their reserves fully 
funded for their structural components.  The money will need to be in 
our account for these projects regardless of whether we replace the 
roofs or not. There are still a lot of ambiguities in the new legislation 
that need to be worked out, and pending litigation which could change 
it. 

▪ Mark Haberman wanted to ensure that everyone understands that our 
roofs are not insured for Replacement Cost Value.  

▪ Frank Whitsura restated that all the information that was presented 
either came from the reserve study, Karin’s Engineering or another 
expert. Everything in the presentation is fact based.  He also wanted to 
give his opinion and thoughts of Plaza de Flores as one of the better 



condominiums in the area.  He noted that we have cinderblock 
construction, the beauty in our roofs and courtyards where Bella Villino 
is made up of wood construction and fake stucco, and yet they have 
higher value then we do because they took care of their issues.  Frank 
also noted that it is very important to go out and get bids for all 3 
projects due the nature and size so we can come up with a reasonable 
cost and time-frame, and are prepared if Florida is hit with a major 
storm.   

▪ Scott Kasler questioned that if Crown roofing says we have 5 to 7 years 
life left to our roofs, why are we disregarding that?  

▪ Frank Whitsura restated that it is costing all of us $267,000 dollars a 
year to get the next 5 years out of the roofs. The recommendation to 
replace is an economic decision.  It is costing more to keep the existing 
roofs than the amortized cost of replacement.  Everyone must 
understand that the 5 to 7 years that Crown is saying is on the tile on 
the roof and not the underlayment, as concurred by David Herman. 

▪ Scott Kasler and Gerald Ratzer questioned how we can get accurate 
bids for work that is years from now, to which Mark Habermann 
replied that estimates must be received now, then factor in yearly 
increases/inflation, so that we can plan for how much money will be 
needed and reiterated that the carports and paving will not last to 
2029-2030. In addition, the paving will need replacement soon.  It 
makes sense to replace paving and carports at the same time, as 
carport replacement will destroy the paving. 

▪ Gerald Ratzer suggested that we should put metal reinforcing around 
some of the carport columns that have rusted out.   

▪ Bob Ingraham noted that the carports are not built to code; a major 
issue with them is the size of the overhang. This is a large liability due 
to the hurricane and storms that occur here in Florida as wind can lift 
the carports and cause more damage. Bob’s recommendation is to 
look at the carport sooner rather than later.  

▪ Steve Dwan, Manny and Waldo K spoke in favor of the capital 
projects and stated that PDF needs to look at the supporting data, 
stop talking about the projects and just get them done. 

End of questions and presentation 
 

▪ Tammy Horner again made a motion to approve the $4,900 that was quoted to update 
the project manual and to get bids for the carports, and the $7,700 to create a project 
manual and get bids for the paving, for a total amount of $12,600.  Karolyn Vaughn 
seconded the motion.  Tammy Horner, Karolyn Vaughn, and Polina Goldberg all voted in 
favor of passing the motion, while Gerald Ratzer and Scott Kasler voted against it. With 
the majority votes being in favor, the motion was passed.  Scott stated that he felt this 
was prematurely accelerating these projects, while Gerald stated that he felt this was a 
waste of the Association’s money.   



▪ Frank Whitsura addressed both Gerald and Scott with the statement that he has 
explained why the finance committee feels that we should move forward with these 
projects and would like an explanation as to why they are against it. Frank asked if they 
felt it is worth spending on average $267,000 per year where the cost of the roof to 
replace is an average of $100,000 to replace. 

▪ Scott Kasler answered that he questions the numbers, including inflation, that Frank 
shared in his presentation, and said that the numbers had many assumptions.  

▪ Frank’s response was that these numbers are all based on facts from experts and analysis, 
and no assumptions were made. 

 
Tammy Horner closed the discussion 
 
 New Business 
 

▪ Tammy Horner spoke on the amendment that was made to the budget that was 
circulated on July 5th to all owners that adds the $48,000 to the insurance premium line.  
She stated that this can be paid by a one-time payment of $240.00, or $48.00/month over 
the next 5 months August to December, 2022.  The Board previously authorized this 
amendment to the budget, so Tammy made a motion to ratify which was unanimously 
approved. Tammy stated that we did this so we could avoid any special assessment for 
the additional insurance premium and catch up our budget for 2022.  If making a one-
time payment, it can be made out to Plaza De Flores and dropped off to the office 
sometime in August and we will bring it to PCM.  

 
▪ Tammy Horner – Our audit was received and posted on the website, and a copy can be 

requested from the office or viewed online. 
 

▪ Tammy Horner stated that Menchinger & Tyack, the company that did our audit, sent a 
proposal to do our audit again for the year ending December 31, 2022.  Polina questioned 
about using them again, and Tammy clarified that we were happy with their service and 
price, this is not an area where we need to obtain 3 bids, and they already have our 
baseline numbers and documentation. Tammy made a motion to accept their proposal, 
Gerald Ratzer seconded it, and it was unanimously approved.   

 
Adjournment: The meeting was adjourned at 8:27 PM after a motion was made by Tammy and 
seconded by Gerald.  
 
Next Meeting: The next Board Meeting will be held on Tuesday, August 16th, at 7:00 PM. 
 
Respectfully submitted,  
Karolyn Vaughn, Board Secretary/Treasurer 


