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Regular Meeting Minutes  
of the Banyan Tree of Key West Condominium & Time Share Owners 
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Board of Directors Teleconference 
January 26, 2016 

 

Mr. J. Cimini began by taking roll call. 

Mr. Joe Cimini, President; Mr. Bruce Lacy, Vice President; Mr. Jerry Myers, 

Treasurer, Mr. Richard-Kerr Oliver, Secretary; and, and Directors Ms. A. 

Lynch, Mr. Harry Vann and Mr. Jim Jackson were present. 

Ms. Mehgan Heaps, General Manager was present. 

 

Mr. J. Cimini noted a quorum was present and called the meeting to order at 

6:02 P.M. 

 

Mr. Cimini asked Ms.  M. Heaps if there were any owners present. 

Ms. Heaps noted that there were two owners present. 

The owners are: Robert & Belinda Bullard and Kent Schach.  

 

Mr. Cimini requested a motion to approve the notice and waive deficiencies 

in the notice. 

Ms. A. Lynch made a motion to approve the notice and waive deficiencies 

which was seconded by Mr. B. Lacy. 

The motion passed unanimously. 

 

Mr. Cimini requested a motion to approve the meeting agenda. 

Mr. R-K Oliver made a motion to approve the agenda. 

The motion was seconded by Ms. A. Lynch.  

The motion passed unanimously. 

 

Mr. Cimini requested a motion to approve the minutes of the October 22, 2015         

meeting. 

Mr. R-K Oliver made a motion to approve the minutes of the meeting. 

The motion was seconded by Mr. B. Lacy.  

The motion passed unanimously. 

 

Treasurer’s report 

Mr. Cimini gave the floor to Mr. J. Myers who provided an over view of the 

major portions for the treasurer’s report: 

 BRR sales contributing $105,000 

 Bike rental revenue down 

 Parking revenue down 

 

 

 

 



Maintenance costs are higher than expected possible due to House 

Keeping expenditures related to maintenance clean up 

Still have some units pending foreclosure and eventual sale 

 

Full report follows 

 

We had a good year.  The favorable cash flow looks to be $191 k for 2015. 

  This is subject to revision but is certainly a reasonable indicator for the 

Cash flow for year end.  

Analyzing this is important to understand how we got there.   

 

The biggest factors contributing to this favorable variance were the 

actions of BRR.   Amy contributed $68k from sold BTOA units, $35 k of cash 

from after tax profits from prior years, $18,000 in rent for the office, and 

half of the Annual Board meeting cost of $4.0 k.  This totals $115 k in 

unbudgeted Cash that BRR contributed to BTOA this year.  Thank you, 

Amy.   

 

When we remove the BRR favorable $115 K from the variance, we remain 

$76 K favorable to the budget.   We provided a $105 K contingency in the 

budget and without this we were $(29) K over budget less contingencies. . 

  

 

Prior year collections created a favorable revenue of $23.6 K and Rental 

commissions contributed $31.0 k over our budget.   Parking was $(11.9) K 

and Bicycle Rental Revenue was $21.4 K less than we planned.   

 

Collection of interest and penalties on past due maintenance fees 

produced a favorable variance of $15.4 K. 

 

One principal insurance variance is Property Damage which cost us the 

$44,897 shown on the statement compared to a budget of $26.0 k or 

a (72.7)% variance.  I know of no reason for this expense.  I was unable to 

reach Jim Jackson for an explanation of this increased but left him a 

message.  Total insurance was only over budget by $(3.0). 

 

Major favorable variances are the Budgeted $105 k contingency, Utilities 

$26 k, Legal and Foreclosure expenses $57.1 k, and $31.k in rental 

commissions.   

 

Major unfavorable variances include:  $(23.4) k over budget in 

Maintenance labor plus fringes, $(61.9) k over budget in housekeeping 

labor plus fringes, House Keeping supplies over budget by $(18.7) k, and 

the actual Fringe variance of $(31.7)k over budget.    

 

We know that there was some adverse affect on Housekeeping from the 

construction and clean up after remodeling which could be charged to 

reserves.  That cost has not been removed from the $(61.9)k nor the 

$(18.7)k as it is not identified.   Leaving it where it is simply has the affect 

of having less surplus at year end.   I do think that Management should 



obtain commitments from Housekeeping to operate within its budgets for 

the subsequent year.    

 

Further, we need to examine insurance costs again so that we know what 

costs should be and why.  There may be some significant savings 

achievable by assuming more deductibles.   

 

The yearend surplus of $191k is available to fund the ADA Renovations for 

the estimated at $139k.   I suggest that the remainder be transferred to the 

Emergency Fund.  

 

 

General Manager’s report  

Mr. Cimini gave the floor to Ms. Mehgan Heaps for the General Manager’s 

Report. 

Ms. M. Heaps offered additional insight to her written report addressing the 

following issues:  
Owners occupancy is up about 10% 

Foreclosure process is continuing 

All departments are fully staffed 

Kathy and Ashley have kept the Tiki Bar operational 

 

   

Mr. Cimini gave the floor to Mr. Lacy for the Owners Liaison’s Report 

Mr. Lacy said that he had been contacted by two to three owners concerning 

the status of the Tiki Bar. The owners accepted the response.  

 

Old Business 

 

 ADA Bathroom and Kitchen remodel project 

There was detailed discussion of several aspects of the project 

including but not limited to the following. 

Permits required by HARC will cause costs to rise but not exceed 

$120,00 

The project will be a state of the art facility when completed 

Bar area will increase  

Important to focus on new furniture around the bar area but to 

keep costs separate from the project 

 

Ms. Heaps provided additional information specific to the project 

 The $120,000 project cost is a worst case scenario 

The bar will be torn down and enlarged with granite counter  

tops 

The plans will be submitted to HARC for approval and there will 

be a site inspection before approval 

Plans may have to be amended if there are objections raised 

during the HARC review 

There needs to be a proper location found for the garbage cans 

 

 



There was a discussion of the measurements on the plans and the 

architect and engineer will review 

The Tree Commission will be involved with siting of the 

vegetation 

The tables and chairs will be maintained in number and location 

There was a request to see the projected plans overlaid on the 

current site to have a better visualization of the changes. 

 

Tiki Bar and Pool furniture 

After some discussion it was agreed to replace the bar furniture and 

consider the pool furniture at a later date. The purchase of bar furniture 

will not include new umbrellas 

 

Mr. B. Lacy made a motion to approve $7,000 for the purchase of bar furniture. 

The motion was seconded by Mr. R-K Oliver.  

The motion passed unanimously. 

 

 

Ms. Heaps did say that the projected costs have risen from $120,000 to 

$129,000 including the cost of the plans and kitchen equipment. 

 

Mr. J. Myers made a motion to approve $129,000 for the ADA Bathroom and 

Kitchen remodel project. 

The motion was seconded by Mr. R-K Oliver.  

The motion passed unanimously. 

 

 

New Business 

 Funding for the ADA Bathroom and Kitchen remodel project 

 There was discussion as to how to allocate the funds   

Mr. J. Myers made a motion to move $136,000 from the Surplus to the 

following accounts: $35,000 to the Emergency Fund; and the remainder to the 

ADA Bathroom and Kitchen project 

The motion was seconded by Mr. R-K Oliver.  

The motion passed unanimously. 

 

 

Committee Reports 

Risk Assessment  

Mr. Jackson stated that there was no report. 

 

By Laws 

Mr. Vann will follow up with changes sent to Nancy for review and 

approval. 

 

 

Adjourn 

Mr. Cimini requested a motion to adjourn the meeting and reconvene in 

Executive Session. 

Ms. A. Lynch made a motion to adjourn to Executive Session 



The motion was seconded by Mr. R-K Oliver. 

The motion passed unanimously. 

 

 

The BTOA meeting was reconvened from the Executive Session and returned 

to New Business. 

 

Mr. J. Myers made a motion to reconsider his motion made previously in New 

Business. The change to the motion is as follows; move $136,000 from Surplus 

to the following accounts: $35,000 to the Emergency Fund; $15,000 for legal 

expenses and the remainder to the ADA Bathroom and Kitchen project 

The motion was seconded by Ms. A. Lynch.  

The motion passed unanimously. 

 

 

Mr. Cimini requested a motion to adjourn the meeting. 

Ms. A. Lynch made a motion to adjourn to Executive Session 

The motion was seconded by Mr. R-K Oliver. 

The motion passed unanimously. 

The meeting was adjourned at 7:25 PM 

 

The next scheduled meeting will be a teleconference on Tuesday; February 

16th at 6:00 PM.    


