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WINDJAMMER VILLAGE CONDOMINIUM ASSOCIATION INC. 
Applicable to Part I, II, & III 

RULES AND REGULATIONS 

AS REVISED - JUNE 1, 2026 

 

These are the Rules and Regulations governing the use of units, common elements 

and the Condominium property at Windjammer Village Part I, Part II, and Part III. 

Except as otherwise stated, all Rules and Regulations shall apply equally to Part I, 

II & III. All interested parties are placed on notice that the Association reserves 

the right to amend these Rules and Regulations without recording such 

amendments in the Public Records. These Rules and Regulations will be posted on 

“The Landings” Windjammer web page and on the Association’s Management 

Company site. Rules and Regulations are available on request. 

 
1. VEHICLES 

a. Automobiles may only be parked in the provided areas. Commercial vans and trucks, 
boats and trailers of any type shall not be parked in the parking area except for service 
calls. 

b. Skate boarding, roller blades, roller-skating, hover boards and the like are prohibited in 
Windjammer Village. 

c. Golf carts, unlicensed motorized vehicles and other “low speed vehicles” are not permitted 
on Village property. The only exception is the maintenance carts and mobility scooters / 
electric wheelchair. 

d. Vehicles that are in excess of 18’ in length must not only fit in the owner’s assigned parking 
space, it can only be parked there. 

e. Vehicle signs or other indication of commercial use are not permitted. 
f. Trailer hitch devices must be removed while on Windjammer property, or the vehicle 

must be backed into the parking space. 
g. Vehicles without current vehicle registration may not be parked on Village property. 
h. Vehicles that cannot operate by their own power may not be parked on Village property 

for more than 48 hours. 
i. Unit owners who are not in residence and wish to leave a car on premises shall only 

use their assigned parking space, carport or garage. 
j. A resident who owns an RV may bring it on Windjammer property for twenty-four 

(24) hours to load the vehicle and twenty-four (24) hours to unload the vehicle. 
The RV can, at no time, block another’s access or egress. Visitors and renters are 
not permitted to have an RV on Windjammer property. 

k. A maximum of two registered vehicles are allowed per living unit with 
the exception of single-family homeowners. 

l. Any owner whose current vehicle who does meet the above is granted an 
exception however may not replace said vehicle with a vehicle not in compliance 
with the above rules. 

m. VEHICLES IN VIOLATION MAY BE REMOVED AT OWNER’S EXPENSE. 

2. RECREATIONAL FACILITIES 

a. Use of the recreational facilities and the common elements shall be in such a manner as 
to respect the rights of other unit owners. Use of particular recreational facilities will be 
controlled by regulations issued from time to time, but in general, such use will be 
prohibited from 10:00 PM to 8:00 AM. 
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3. ANTENNAS 
a. No television, radio, satellite, or other antenna or satellite system may be installed on 

the Village property without prior written permission from the Association. 

4. SIGNS 
a. No sign, advertisement, notice or other lettering shall be exhibited, inscribed, painted or 

affixed by any unit owner outside their unit, nor shall they be visible from outside their unit 
without prior written consent of the Association. 

5. COMMON PASSAGES & AREAS 
a. All common areas shall be used for their intended purposes and no articles belonging to 

unit owners shall be kept therein or thereon and such areas shall at all times kept free of 
obstructions. 

b. The sidewalks, entrances, passages, vestibules, stairways, corridors or halls must not be 
encumbered or used for any purpose other than ingress or egress. 

6. UNIT USE 
a. All units shall be used for residential purposes only. 

7. FLOORING 
a. All units within Windjammer Village shall always have their floors covered with either wall- 

to-wall carpeting or hard surface flooring (tile, marble, laminate, wood, etc.) as provided 
further below. (Balconies and lanais are exempt from these requirements.) 
i. First floor units do not require a sound deadening underlayment beneath their hard 

surface flooring. 
ii. Units above the first floor shall have a sound deadening underlayment installed under 

their carpet or hard surface flooring to keep noise constrained (except on balconies or 
lanais). 

1. If wall-to-wall carpeting is installed, it must have padding installed beneath it and 
meet the requirements of the Windjammer Rules and Regulations found in (b) 
below. 

iii. Units above the first floor that currently have no sound deadening underlayment in 
entry hallways, kitchens, bathrooms, utility or laundry rooms will be required to add a 
sound deadening underlayment whenever the hard surface flooring is changed in each 
(any one) of these areas that meet the requirements specified below. 
1. Hard surface flooring areas that have not been changed in entry hallways, kitchens, 

bathrooms, utility or laundry rooms will be Grandfathered (as is). 
iv. Units above the first floor that wish to install hard surface flooring in any location must 

obtain written approval of the Board of Directors or their duly authorized 
representative(s) prior to installation. 
1. Such approval shall be conditioned solely on the Unit Owner’s proof of the proper 

installation of a Board approved sound deadening underlayment. 
2. The installed sound proofing may be inspected and approved by the Board, or 

another professional flooring consultant approved by the Board, prior to the 
installation of hard surface flooring. 

3. Installed hard surface flooring shall, in all cases, be rated to achieve an IIC and STC 
dB level of 60 or above. 

4. The Board shall have the authority to adopt additional specifications for hard 
surface flooring installation as specified in the Windjammer Rules and Regulations 
and in the current hard surface flooring Guidelines posted on the Windjammer page 
of “The Landings” website. 

5. These specifications and Guidelines will be updated by the Board as new products 
become available that will meet higher standards. 

v. Newly installed sound proofing, not meeting the current standard, as specified here and 
in the Board Approved Guidelines, shall not be approved for use. The Board shall use all 
remedies available to enforce the use of the correct sound abatement material and 
installation. 
1. Sound proofing that was installed under previous Board Approved Guidelines will be 

“Grandfathered”, as long as the previous Architectural Review Committee 
Modification approval is available for verification. 

2. If hard surface flooring is present in the living room, dining room, or bedroom 
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without the proper soundproofing abatement material (or approved Grandfathered 
abatement), it must be updated to the current standards. 

b. All carpets shall be a medium heavy carpet with at least sixteen (16) ounces of yarn per 
square yard of carpet with fifty (50) ounces of rubber padding per square yard underneath. 

c. If hard surface flooring is present in the living room, the use of a rug in that area is highly 
encouraged. The use of felt pads, Teflon sliders, or other sound mitigation devices is highly 
encouraged on dining room chairs in units with hard surface flooring. 

8. GARBAGE 
a. Disposition of garbage and trash shall be only by use of garbage disposal units or by the use 

of receptacles approved by the Association. 
b. All perishable garbage must be placed in a plastic bag with the opening tied securely shut 

before it is placed in a refuse container used by more than one person. 

9. FEEDING OF ANIMALS 
a. The feeding of birds, squirrels, or other wildlife is prohibited anywhere on the Village 

property. No owner, tenant, or guest may place, install, or maintain bird feeders, food, seed, 
or other wildlife attractants on Limited Common Elements, Common Elements, or within 
Units in a manner that attracts wildlife. 

10. PETS 
a. PERMITTED PETS: Unit owners, owners’ guests, and tenants will be permitted to have pets 

on the premises. Unit owners may keep dogs, cats, caged household pet birds and tropical 
fish. No other type of pet or animal is permitted. "AGGRESSIVE” breeds of dogs, as 
determined by the Board of Directors (including but not limited to Pit Bulls, Rottweilers, 
Doberman Pinschers and German Shepherds) shall not be permitted. With the consent of 
the unit owner, tenants may also have pets as long as the following rules are followed: 
i. Written consent from the owner is provided to management along with the application. 

ii. The dog does not exceed 40 pounds and the tenant application must include a small 
photo of the animal and copy of the pet records indicating that the dog is current on 
vaccinations. 

iii. Signature of the tenant stating they have read, understood and will comply with the rules 
and regulations regarding pets 

b. CONTROL OF PETS: All unit owners are responsible to ensure that their pets do not create a 
public or private nuisance by barking, whining or otherwise making noise which disturbs other 
residents; exhibiting aggressive behaviors toward individuals on the condominium or 
Association property. All pets, which are outside, must be kept under direct control on a 
leash with a maximum length of 6 feet. Unit owners must immediately clean up any pets' 
excrement and dispose of properly in the community garbage containers. 

c. REGISTRATION of PETS: With the exception of tropical fish, all pets kept by unit owners 
must be registered with the Board of Directors on such forms as the Board may promulgate. 
Where applicable, proof of proper governmental registration and vaccination of a pet is a 
required condition of keeping a pet on the condominium or Association property. 

d. ENFORCEMENT: Should any violation of the covenants and restrictions pertaining to pets 
occur, the Board of Directors shall have all remedies afforded by law. The Board may, after 
notice and opportunity for hearing, declare a pet to be a nuisance and require its permanent 
removal from the condominium and Association property. The Board may also levy fines for 
violations of the covenants and restrictions applicable to pets and, may seek injunctive 
and/or monetary relief through arbitration or court proceedings, as provided by law. 

e. ADDITIONAL REGULATIONS: The Board of Directors may adopt such additional regulations, 
as it deems necessary or appropriate to further supplement or implement the covenants 
and restrictions pertaining to pets, if any restriction regarding the number of pets, which 
may be kept, or the size of pets shall require an amendment to the Declaration of 
Condominium. 

11. LANDSCAPING 
a. No unit Owner, tenant or guest, may plant, install, or remove any landscaping, trees, shrubs, 

flowers, or other vegetation on the Village Property without prior written approval from the 
Landscaping Committee. Unauthorized plantings may be removed by the association at the 
Owners expense. 
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12. NOISE 
a. No owner may make or permit any disturbing noises whether made by them self, their 

family, tenants, friends or servants, nor to do or permit anything to be done by such 
persons that will interfere with the rights, comforts and connivances of others. 
Notwithstanding the foregoing, reasonable noise associated with construction, 
remodeling, repair, or maintenance activities within a Unit or on the Common Elements 
shall not be deemed a violation of this provision, provided such activities are conducted in 
compliance with Association rules, required approvals are obtained, and work is limited to 
the hours of 8 a.m. to 6 p.m., Monday through Saturday (or as otherwise established by 
the Board). Noisy work shall not be performed on Sundays or legal holidays unless 
specifically authorized by the Association. 

b. No one may play or allow to be played any musical instrument, phonograph, radio or 
television set in their unit that disturbs or annoys others. 

13. CHILDREN 
a. There shall be no restriction as to the minimum age of children who may live in or visit 

Windjammer Village Condominium Association. However, no children under the age of 12 
years of age shall be permitted on any of the Common Elements or association property 
unless accompanied by an adult. 

14. LEASE/RENT 
a. Leasing or renting of the unit shall be as permitted and subject to the provisions of Article 16 

of the Declarations. 

15. BICYCLES (PEDAL AND ELECTRIC) 
a. Maximum speed limit is 10 MPH on walkways and any common element 
b. Bicycles must yield to pedestrians. 
c. Bicycles must be walked in hallways and on the bridges within the Village 
d. All bicycles not stored in the owner’s unit or house must be clearly labeled with both name 

and address and be in obvious working order. 
e. Any bicycle which is not labeled and is non-operable will be tagged and the owner will be 

given 45 days in which to comply. Failure to comply will result in the bicycle being disposed. 
f. Bicycles in four story units may be stored in the unit or in the bicycle racks provided. Please 

do NOT store them under the stairways. 
g. No charging of electric bicycles in common areas 
h. Bicycles in two story units may use the area under the stairs, as no other area has been 

provided. If they are stored under the stairs, they must be moveable for access to electric 
meters and cleaning. Bicycles stored under the stairs may not be chained to another bicycle 
or to the staircase. 

16. PEDESTRIANS 
a. Pedestrians always have the right of way on all walkways and sidewalks. 

17. COOKING 
a. No unit owner of a multi-story building unit shall permit any open fires, barbecue grills, fire 

pit or other similar type fire or smoke producing object on the premises of his unit. Facilities 
for outdoor cooking are provided at the pool area. 

18. KEYS 
a. Each unit owner shall provide a key to their unit to the Board. The Association has a 

statutory right of access in an emergency. 

19. WEAPONS 
a. No one shall shoot a gun, slingshot or other weapon on the condominium property. 
b. Open carry of a weapon is not permitted on common or limited-common Village property. 
c. No one shall throw rocks or other items at the buildings, birds, animals or persons. 

20. PROBLEMS & COMPLAINTS 
a. Any unit owner or renter with a non-emergency problem should contact the Association 

Manager or Board member. 
b. Complaints must be submitted in writing to the Association Manager. 
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21. SWIMMING POOL/GAZEBO 
a. The swimming pool/gazebo facilities are for the exclusive use of the residents of 

Windjammer Village and their guests between the hours of 8:00 AM and 10:00 PM. 
b. Users are to conduct themselves in such a manner as to recognize the rights of residents 

and guests to have availability and enjoyment of the facilities. 
c. Pets are not permitted within the boundaries of the swimming pool/gazebo. 
d. Grills are to be cleaned, gas turned off and trash disposed of immediately after use. 
e. Persons using the gazebo for parties must clean up and arrange the furniture immediately 

after use. 
f. The gazebo/pool area may be reserved by use of the sign-up sheet posted in the pool area, 

but with the understanding that use of this area by other unit owners and/or guests shall 
not be prohibited during such an event. 

22. FINES & FINING COMMITTEE 
a. Violations of these regulations are punishable by fines or other such actions, as the Board of 

Directors deems appropriate. Fines will be imposed on unit owners by a Fining Committee 
made up of three (3) non-Board unit owners. This procedure is conducted in accordance 
with Florida Statute Section 718.303. 

23. EMERGENCY PROCEDURE 

IN THE EVENT THAT THE GOVERNOR OR FEMA ISSUES AN ADVISORY THAT OUR 

VILLAGE IS IN THE CONE OF POSSIBILITY FOR A SERIOUS STORM THE FOLLOWING 

WILL BE ENFORCED TO PROTECT OWNERS AND PROPERTY. 

 
The Board of Directors has approved the following Rule, in order to protect personal and common property in 

the event of the threat of an impending serious storm. This Rule applies to all owners, seasonal and year-round. 

 
ALL WINDJAMMER OWNERS 

 
1. Bikes must be secured to a bike rack with a quality chain or stored in your home. 
2. All residents must discard or store potted plants, decorative items, outdoor furniture, garbage and recycle 

bins, etc., which have the potential to become airborne, prior to leaving for an extended period-of-time or 

when a hurricane warning is announced. 

3. If leaving for an extended period, the Board strongly recommends you hire a Home Watch person or firm 

to check your unit on a regular basis. Shut off your water main line and all unnecessary circuit breakers (hot 

water heater). Set the A.C. and de-humidifier, if applicable, to factory suggested setting. Have someone check 

your A.C. drain line periodically. 

5. When any Hurricane Watch or warning is announced, and you feel you may need personal help to prepare 

or even to evacuate please contact any Board Member or the Association Management Company. If you are 

an owner who realizes the need for assistance in any emergency, please notify the management as soon as 

possible. 

6. Anyone willing to volunteer to assist with the numerous common areas that need attention please submit 

your name to the Board. 

7. In the event a unit owner fails to comply with the above rules, the Board of Director may hire the help to 

complete the necessary work and charge back the cost to the unit owner. 
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January 8, 2025 

Board of Directors 
Windjammer Village Condominium 
   Association, Inc.  

Dear Board Members: 

In planning and performing our audit of the financial statements of Windjammer Village Condominium 
Association, Inc., as of and for the year ended December 31, 2023, in accordance with auditing standards 
generally accepted in the United States of America, we considered the Association’s internal control over 
financial reporting (internal control) as a basis for designing our auditing procedures for the purpose of 
expressing our opinion on the financial statements, but not for the purpose of expressing an opinion on the 
effectiveness of the Company’s internal control.  Accordingly, we do no express an opinion on the 
effectiveness of the Association’s internal control. 

Our consideration of internal control was for the limited purpose described in the preceding paragraph and was 
not designed to identify all deficiencies in internal control that might be material weaknesses or significant 
deficiencies and therefore, there can be no assurance that all deficiencies, material weaknesses, or significant 
deficiencies have been identified.  However, as discussed below, we identified certain deficiencies in internal 
control that we consider to be material weakness. 

A deficiency in internal control exists when the design or operation of a control does not allow management or 
employees, in the normal course of performing their assigned functions, to prevent, or detect and correct 
misstatements on a timely basis.  A material weakness is a deficiency, or a combination of deficiencies, in 
internal control, such that there is a reasonable possibility that a material misstatement of the Association’s 
financial statements will not be prevented, or detected and corrected on a timely basis.  We consider the 
following deficiencies in the Association’s internal control to be material weaknesses: 

There is a failure to perform reconciliations of certain balance sheet accounts.  The Association 
should reconcile all accounts prior to issuance of the financial statements (SBA Loan Payable, 
prepaid insurance and, insurance payable) 

We noted other matters not involving the internal control but affecting the Association’s operations as 
mentioned below: 

1. The Association has a deficit operating fund balance (combined).  We typically recommend that
Association’s maintain a fund balance of at least 10%, or 1-2 month of budgeted operating
maintenance fees.

2. The balance of the accounts Bank Accounts that exceed $250,000, which is the maximum deposit
amount that the FDIC will insure.  Moving some of these funds to other banks or to an insured cash
sweep account could be considered.

3. The Association should review its replacement fund line item balances.  Certain items are currently in 
deficit. The Association should consult legal advice regarding process to reallocate replacement funds 
to eliminate negative balances within the replacement fund line items.

4. The Association should obtain written competitive bids (more than one) for any contract that exceeds 
5% of total annual budget, including special assessment, and maintain proper documentation to
support that the Association has complied with the State requirements.
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Board of Directors 
Windjammer Village Condominium 
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Page 2 
 
 

5. The approved signed contract along with any change orders should be kept as part of the 
Associations records as defined under Florida Statute 718. 
 

6. The Association should maintain copies of paid invoices, settlement funds, loan statements, 
promissory note, bids and etc., as part of the Associations records.  

 
This communication is intended solely for the information and use of management and the Association’s Board 
of Directors and is not intended to be and should not be used by anyone other than these specified parties. 
 
Very truly yours,  
 

Gerstle, Rosen & Goldenberg, P.A. 

GERSTLE, ROSEN & GOLDENBERG, P.A. 
Certified Public Accountants 
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INDEPENDENT AUDITORS' REPORT 
 
Board of Directors and Unit Owners 
Windjammer Village Condominium 
   Association, Inc.  
 
Dear Members: 
 
 Qualified Opinion 
  
We have audited the accompanying financial statements of Windjammer Village Condominium Association, 
Inc., which comprise the balance sheet as of December 31, 2023, and the related statements of revenues, 
expenses, and changes in fund balance and cash flows for the year then ended, and the related notes to 
the financial statements. 
  
In our opinion, except for the items as discussed in the Basis for Qualified Opinion paragraph below, the 
financial statements referred to in the first paragraph present fairly, in all material respects, the financial 
position of Windjammer Village Condominium Association, Inc., which comprise the balance sheet as of 
December 31, 2023, and the results of its operations and its cash flows for the year then ended in accordance 
with accounting principles generally accepted in the United States of America. 
  
Basis for Qualified Opinion 
  
We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America. Our responsibilities under those standards are further described in the Auditor’s Responsibilities 
for the Audit of the Financial Statements section of our report. We are required to be independent of 
Windjammer Village Condominium Association, Inc., and to meet our other ethical responsibilities in 
accordance with the relevant ethical requirements relating to our audit. We believe that the audit evidence 
we have obtained is sufficient and appropriate to provide a basis for our audit opinion. 
 
As discussed in footnote 15, the Association did not maintain adequate accounting records/schedule for the 
prepaid insurance and insurance payable for the year ended December 31, 2023.  Additional, the 
Association did not record loan payable from Small Business Administration Loan on the financial statement.   
 
Emphasis of Matter 
 
As discussed in footnote 15, On February 16, 2023, subsequent to the fiscal year end, December 31, 2023, 
but prior to the issuance of these financial statements, the Association has received additional fund of 
$4,551,776 of insurance claims. In addition, the Association approved a special assessment in the amount 
of $2,678,040 for repayment of the Small Business Administration Loan for 30 years.   
 
Effect of Adopting New Accounting Standard  

As discussed in Note 3 to the financial statements, as of January 1, 2023, the Association adopted Financial 
Accounting Standards Board ASU No. 2016-13, Financial Instruments—Credit Losses (Topic 326): 
Measurement of Credit Losses on Financial Instruments, which supersedes accounting standards that 
currently exist under GAAP and provides a methodology for measuring credit losses that reflects expected 
credit losses and requires consideration of a broader range of reasonable and supportable information to 
inform credit loss estimates. The Association is required to apply the expected credit loss model for accounts 
receivable, loans, and other financial instruments.  Our opinion is not modified with respect to that matter. 
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Responsibilities of Management for the Financial Statements 
 
Management is responsible for the preparation and fair presentation of the financial statements in 
accordance with accounting principles generally accepted in the United States of America, and for the 
design, implementation, and maintenance of internal control relevant to the preparation and fair presentation 
of financial statements that are free from material misstatement, whether due to fraud or error.  
 
In preparing the financial statements, management is required to evaluate whether there are conditions or 
events, considered in the aggregate, that raise substantial doubt about Windjammer Village Condominium 
Association, Inc., ability to continue as a going concern within one year after the date that the financial 
statements are available to be issued. 
 
Auditor’s Responsibilities for the Audit of the Financial Statements 
 
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are 
free from material misstatement, whether due to fraud or error, and to issue an auditor’s report that includes 
our opinion. Reasonable assurance is a high level of assurance but is not absolute assurance and therefore 
is not a guarantee that an audit conducted in accordance with generally accepted auditing standards will 
always detect a material misstatement when it exists. The risk of not detecting a material misstatement 
resulting from fraud is higher than for one resulting from error, as fraud may involve collusion, forgery, 
intentional omissions, misrepresentations, or the override of internal control. Misstatements are considered 
material if there is a substantial likelihood that, individually or in the aggregate, they would influence the 
judgment made by a reasonable user based on the financial statements.  
 
In performing an audit in accordance with generally accepted auditing standards, we: 
 

 Exercise professional judgment and maintain professional skepticism throughout the audit. 
 

 Identify and assess the risks of material misstatement of the financial statements, whether due to 
fraud or error, and design and perform audit procedures responsive to those risks. Such procedures 
include examining, on a test basis, evidence regarding the amounts and disclosures in the financial 
statements. 

 
 Obtain an understanding of internal control relevant to the audit in order to design audit procedures 

that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the 
effectiveness of Windjammer Village Condominium Association, Inc.,  internal control. Accordingly, 
no such opinion is expressed. 
 

 Evaluate the appropriateness of accounting policies used and the reasonableness of significant 
accounting estimates made by management, as well as evaluate the overall presentation of the 
financial statements. 

 
 Conclude whether, in our judgment, there are conditions or events, considered in the aggregate, 

that raise substantial doubt about Windjammer Village Condominium Association, Inc.,  ability to 
continue as a going concern for a reasonable period of time. 

 
We are required to communicate with those charged with governance regarding, among other matters, the 
planned scope and timing of the audit, significant audit findings, and certain internal control related matters 
that we identified during the audit. 
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Disclaimer of Opinion on Required Supplementary Information  
 
Accounting principles generally accepted in the United States of America require that the Supplementary 
Information on Future Major Repairs and Replacements be presented to supplement the basic financial 
statements. Such information is the responsibility of management and, although not a part of the basic 
financial statements, is required by the Financial Accounting Standards Board, which considers it to be an 
essential part of financial reporting for placing the basic financial statements in an appropriate operational, 
economic, or historical context. We have applied certain limited procedures to the required supplementary 
information in accordance with auditing standards generally accepted in the United States of America, which 
consisted of inquiries of management about the methods of preparing the information and comparing the 
information for consistency with management’s responses to our inquiries, the basic financial statements, 
and other knowledge we obtained during our audit of the basic financial statements. We do not express an 
opinion or provide any assurance on the information because the limited procedures do not provide us with 
sufficient evidence to express an opinion or provide any assurance. 
 
Report on Supplementary Information 
 
Our audit was performed for the purpose of forming an opinion on the financial statements as a whole. The 
Detailed Statement of Operating Revenues and Expenses Budget Comparison and per Divisions is 
presented for purposes of additional analysis and is not a required part of the financial statements. Such 
information is the responsibility of Association’s management and was derived from and relates directly to 
the underlying accounting and other records used to prepare the financial statements. The information has 
been subjected to the auditing procedures applied in the audit of the financial statements and certain 
additional procedures, including comparing and reconciling such information directly to the underlying 
accounting and other records used to prepare the financial statements or to the financial statements 
themselves, and other additional procedures in accordance with auditing standards generally accepted in 
the United States of America. In our opinion, the information is fairly stated in all material respects in relation 
to the financial statements as a whole. 
 
 

Gerstle, Rosen & Goldenberg, P.A. 

Certified Public Accountants 
Fort Myers, Florida 
January 8, 2025 
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OPERATING
FUND

REPLACEMENT
FUND

ROOF
PROJECT

FUND TOTAL

ASSETS

Cash and Cash Equivalents 166,369$ 294,424$ 175,170$ 635,963$

Cash - Special Assessment (2023) 571,248 571,248

Cash - Certificate of Deposit 147,050 147,050

Accounts Receivable 67,998 336,175 404,173

Other Receivable 2,145 2,145

Prepaid Insurance 63,259 63,259

Utility Deposits 714 714

Due To/From Funds (344,113) 301,236 42,877 0

TOTAL ASSETS 527,620$ 742,710$ 554,222$ 1,824,552$

LIABILITIES AND
FUND BALANCES

Accounts Payable 3,425$ $ 37,738$ 41,163$

Accrued Expense 41,254 41,254

Insurance Payable 371,995 371,995

Loan Payable 2,000,000 2,000,000

Prepaid Maintenance Fees 50,974 3,139 54,113

Deferred Reserves - Contract Liabilities 742,710 742,710

Deferred Maintenance Fees (2022) 12,922 12,922
Deferred Special Assessment (Ins Premium 
2023)

152,639 152,639

Deferred Special Assessment (Hurricane 
Ian 2023)

438,468 438,468

TOTAL LIABILITIES 1,071,677 742,710 2,040,877 3,855,264

Fund Balances (544,057) 0 (1,486,655) (2,030,712)

TOTAL LIABILITIES AND

FUND BALANCES 527,620$ 742,710$ 554,222$ 1,824,552$

WINDJAMMER VILLAGE CONDOMINIUM
ASSOCIATION, INC.

BALANCE SHEET

December 31, 2023

The Accompanying Notes Are An Integral Part Of This Financial Statement.
4

Order: WTFDFSLSS
Address: 4396 Bowsprit Ct Apt 4E
Order Date: 03-30-2026
Document not for resale
HomeWiseDocs



OPERATING
FUND

REPLACEMENT
FUND

ROOF PROJECT
FUND TOTAL

REVENUES

Maintenance Fees 1,348,914$ 49,256$ $ 1,398,170$
Common Area Maintenance Fees 12,833 12,833
Special Assessment Income (2023) 482,283 482,283
Special Assessment Income (Roof) 1,883,925 1,883,925
Insurance Claim Settlement (2023) 1,546,723 1,546,723
Interest Income 198 1,489 6,035 7,722
Carport Fees 240 240
Late Fee and Owners Interest 7,801 7,801

TOTAL REVENUES 1,852,269 50,745 3,436,683 5,339,697

EXPENSES

Payroll 51,392 51,392
Administrative 69,033 69,033
Utilities 448,738 448,738
Building 103,884 103,884
Grounds 125,621 125,621
Common Area Expense (Pool) 12,858 12,858
Insurance 1,175,957 1,175,957
Hurriance Expense 37,681 37,681
Special Assessment Expense (2023) 482,283 482,283
Reserve Expenses 10,697 10,697
Special Assessment Expense (Roof) 3,376,615 3,376,615
Insurance Settlement Expense 1,546,723 1,546,723

TOTAL EXPENSES 2,507,447 10,697 4,923,338 7,441,482

EXCESS REVENUES (EXPENSES) (655,178) 40,048 (1,486,655) (2,101,785)
FUND BALANCES - BEGINNING 71,073 0 0 71,073
INTERFUND TRANSFER 40,048 (40,048) 0

FUND BALANCES - ENDING (544,057)$ 0$ (1,486,655)$ (2,030,712)$

WINDJAMMER VILLAGE CONDOMINIUM
ASSOCIATION, INC.

STATEMENT OF REVENUES, EXPENSES AND
CHANGES IN FUND BALANCES

Year Ended December 31, 2023

The Accompanying Notes Are An Integral Part Of This Financial Statement.
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OPERATING
FUND

REPLACEMENT
FUND

ROOF PROJECT
FUND TOTAL

CASH FLOWS FROM OPERATING ACTIVITIES

EXCESS REVENUES (EXPENSES) (655,178)$ 40,048$ (1,486,655)$ (2,101,785)$

ADJUSTMENTS TO RECONCILE EXCESS REVENUES
(EXPENSES) TO NET CASH PROVIDED BY (USED IN)

OPERATING ACTIVITIES

DECREASE (INCREASE) IN ASSETS:

Accounts Receivable (55,183) 522,640 467,457

Other Receivable (2,145) (2,145)
Prepaid Expenses 780 780

Prepaid Insurance 1,008,258 1,008,258

Due To/From Funds 344,113 (301,236) (42,877) 0

INCREASE (DECREASE) IN LIABILITIES:

Accounts Payable 1,463 (748) 715
Accrued Expense (130,076) (130,076)
Insurance Payable (409,077) (409,077)
Loan Payable 2,000,000 2,000,000
Prepaid Maintenance Fees 650 (458) 192
Deferred Reserves - Contract Liabilities 196,727 196,727
Deferred Special Assessment (Roof) (1,883,903) (1,883,903)
Deferred Special Assessment (Ins Premium 2023) 152,639 152,639
Deferred Special Assessment (Hurricane Ian 2023) 438,468 438,468

NET CASH PROVIDED BY (USED IN)
OPERATING ACTIVITIES 694,712 (64,461) (892,001) (261,750)

CASH FLOWS FROM INVESTING ACTIVITIES:
Cash - Certificate of Deposit 245,513 245,513

NET CASH PROVIDED BY (USED IN)

INVESTING ACTIVITIES 0 245,513 0 245,513

CASH FLOWS FROM FINANCING ACTIVITIES:
Interfund Transfer 40,048 (40,048) 0

NET CASH PROVIDED BY (USED IN)

FINANCING ACTIVITIES 40,048 (40,048) 0 0

NET INCREASE (DECREASE) IN CASH 734,760 141,004 (892,001) (16,237)

CASH AND CASH EQUIVALENTS

AT BEGINNING OF PERIOD 2,857 153,420 1,067,171 1,223,448

CASH AND CASH EQUIVALENTS

AT END OF PERIOD 737,617$ 294,424$ 175,170$ 1,207,211$

WINDJAMMER VILLAGE CONDOMINIUM
ASSOCIATION, INC.

STATEMENT OF CASH FLOWS

Year Ended December 31, 2023

The Accompanying Notes Are An Integral Part Of This Financial Statement.
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
NOTES TO FINANCIAL STATEMENTS 

 
DECEMBER 31, 2023 

 
1. ORGANIZATION 
 
Windjammer Village Condominium Association, Inc is a statutory condominium association incorporated on 
October 25, 1973, in the State of Florida.  The Association is responsible for the operation and maintenance 
of the common property of Windjammer Village Condominium Association, Inc., consists of 195 units, which 
is comprised of two condominium, Windjammer Part I (Division #1 (Condo)) contains 70 units, Windjammer 
Part II (Division #2 (Condo)) contains 125 units located in Fort Myers, Florida. 
 
 
2.  DATE OF MANAGEMENT’S REVIEW 
 
In preparing the financial statements, the Association has evaluated events and transactions for potential 
recognition or disclosure through January 8, 2025, the date that the financial statements were available to 
be issued. 
 
 
3.  SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 
 
Basis of Presentation 
 
The Association uses the accrual method of accounting, i.e., revenues are recognized as earned and 
expenses are recorded in the period in which they are incurred. 
 
Fund Accounting   
 
The Association’s governing documents provide certain guidelines for governing its financial activities.  To 
ensure observance of limitations and restrictions on the use of financial resources, the Association maintains 
its accounts using fund accounting.  Financial resources are classified for accounting and reporting purposes 
in the following funds established according to their nature and purpose: 
 

Operating Fund - This fund is used to account for financial resources available for the general 
operations of the Association. 

 
Replacement Fund - This fund is used to accumulate financial resources designated for future major 
repairs and replacements. 
 
Roof Project Fund - This fund is used to accumulate financial resources designated for special 
projects.  
 

Member Assessments/Maintenance Fees and Allowance for Credit Losses 

Association members are subject to monthly assessments to provide funds for the Association’s operating 
expenses and major repairs and replacements. Assessment revenue is recognized as the related 
performance obligations are satisfied at transaction amounts expected to be collected. The Association’s 
performance obligations related to its operating assessments are satisfied over time on a daily pro-rata basis 
using the input method.  The performance obligations related to the replacement fund assessments are 
satisfied when these funds are expended for their designated purpose.  
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
NOTES TO FINANCIAL STATEMENTS 

Continued 
 

DECEMBER 31, 2023 
 
 
3.  SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued)  
 
Member Assessments/Maintenance Fees and Allowance for Credit Losses 

Assessments receivable at the balance sheet date are stated at the amounts expected to be collected from 
outstanding assessments plus late fees and other charges, if applicable, from association members. The 
Association’s policy is to retain legal counsel and place liens on the properties of owners whose assessments 
are delinquent according to its collection policy. The balances of assessments receivable as of the beginning 
and end of the year are (net AR) $871,630 and $404,173, respectively. 

The Association treats uncollectible assessments and other charges as credit losses. Methods, inputs, and 
assumptions used to evaluate when assessments are considered uncollectible include closely monitoring of 
outstanding assessment balances by management, member payment history of outstanding assessment 
balances, and susceptibility to factors outside the Association's control.  

Adoption of FASB ASU 2016-13 and Related Standards 
  
Effective January 1, 2023, the Association adopted FASB ASU 2016-13, Financial Instruments - Credit 
Losses (Topic 326): Measurement of Credit Losses on Financial Instruments, as amended, which modifies 
the measurement of expected credit losses on certain financial instruments. The Association adopted this 
new guidance utilizing the modified retrospective transition method. The adoption of this Standard did not 
have a material impact on the Association’s financial statements but did change how the allowance for credit 
losses is determine 
 
Contract Liability (Assessments received in advance - Replacement Fund) 
 
The Association recognizes revenue from members as the related performance obligations are satisfied.  A 
contract liability (assessments received in advance – Replacement Fund) is recorded when the Association 
has the right to receive payment in advance of the satisfaction of performance obligations related to 
replacement reserve assessments.  The balances of contract liabilities (assessments received in advance – 
Replacement Fund) as of the beginning and end of the year are $545,983 and $742,710, respectively. 
 
Cash and Cash Equivalents 
 
For presentation purposes, cash and cash equivalents consists of checking, money market, certificates of 
deposit, and treasury bills with an original maturity of 90 days or less. 
 
Certificates of Deposit   
 
Certificates of Deposit totaling $170,050 consist of highly liquid interest earning investments and have 
original maturities of greater than 90 days, with penalties for early withdrawal. Any penalties for early 
withdrawal would not have a material effect on the financial statements 
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
NOTES TO FINANCIAL STATEMENTS 

Continued 
 

DECEMBER 31, 2023 
 
 
3.  SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued)  
 
Property and Equipment 
              
Real property not directly associated with units are recognized as assets by the Association when the 
Association has title to the property and either the asset can be disposed of by the Board of Directors or 
generates significant cash flows from members on the basis of usage or from nonmembers.  Common 
personal property purchased with Association funds, with a useful life of more than one year, is capitalized 
on the Association's financial statements.  Capitalized assets are depreciated over their estimated useful 
lives using the straight-line method of depreciation.  
 
Use of Estimates 
 
The Association uses estimates and assumptions in preparing financial statements in accordance with 
generally accepted accounting principles.  Those estimates and assumptions may affect the reported 
amounts of assets and liabilities, the disclosure of contingent assets and liabilities, and the reported 
revenues and expenses.  Actual results could vary from the estimates that were used. 
 
Fair Value Measurement 
 
Under FASB ASC 820, Fair Value Measurements and Disclosures, fair value is defined as the exchange 
price that would be received for an asset or paid to transfer a liability (an exit price) in the principal or most 
advantageous market for the asset or liability in an orderly transaction between market participants on the 
measurement date. 
 
The Association has determined that there was no material difference between the carrying value and the 
fair value of its financial assets and liabilities at December 31, 2023 and therefore, no adjustment for the 
effect of FASB ASC 820 was made to the Associations’ financial statements at December 31, 2023. 
 
 
4.  DEFERRED RESERVES – CONTRACT LIABILITIES - FUTURE MAJOR REPAIRS AND 
REPLACEMENTS  
 
Florida Statutes provide that each proposed budget include provisions for reserves for capital improvements 
and deferred maintenance.  These accounts, if adopted, are restricted to their intended purpose unless 
modified by a qualified unit owner vote.  In addition, any special assessments adopted are also restricted to 
their specific purpose. 
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
NOTES TO FINANCIAL STATEMENTS 

Continued 
 

DECEMBER 31, 2023 
 
4.  DEFERRED RESERVES – CONTRACT LIABILITIES - FUTURE MAJOR REPAIRS AND 
REPLACEMENTS (Continued)  
 
The Association is funding the future major repairs and replacements based on a study an independent 
reserve study specialist in 2020 to estimate the remaining useful lives and the replacement costs of the 
common property components, as disclosed in the Supplementary information.  Actual expenditures, 
however, may vary from the estimated amounts, and the variations may be material.  Therefore, amounts 
accumulated in the replacement fund may not be adequate to meet future needs.  If additional funds are 
needed, the Association has the right to increase regular assessments levy special assessments, or delay 
major repairs and replacements until funds are available. 

 
The balance of the Contract Liability / replacement Fund at December 31, 2023, consists of the following: 
 

DEFERRED DEFERRED
RESERVE ASSESSMENTS/ RESERVE
12/31/2022 INTEREST TRANSFER EXPENDITURES 12/31/2023

Division #1 (Condo) 
Roof $12,577 $0 $0 $0 $12,577
Deferred Maintenance (9,741) 115,215 (40,048) (3,685) 61,741
Paving (4,830) 0 0 0 (4,830)
Painting 41,069 0 0 0 41,069
Termite 2,348 0 0 0 2,348
Pool Heater 198 0 0 0 198
Pool 32,186 0 0 (181) 32,005
Pool Furniture 202 0 0 0 202
Gazebo Roof 585 0 0 0 585
Gazebo Bridge 1,797 0 0 0 1,797
Unallocated Interest 973 767 0 0 1,740

Subtotal 77,364 115,982 (40,048) (3,866) 149,432

Division #2 (Condo) 
Roof $144,929 $0 $0 $0 $144,929
Deferred Maintenance 57,773 125,364 0 (6,551) 176,586
Paving 36,181 0 0 0 36,181
Painting 91,531 0 0 0 91,531
Termite 20,575 0 0 0 20,575
Pool Heater 939 0 0 0 939
Pool 32,521 0 0 0 32,521
Pool Furniture (803) 0 0 0 (803)
Gazebo Bridge 6,222 0 0 0 6,222
Gazebo Roof 5,714 0 0 0 5,714
Fire Alarm Sprinkler 7,815 0 0 0 7,815
Elevator 63,493 0 0 (280) 63,213
Unallocated Interest 1,729 6,126 0 0 7,855

Subtotal $468,619 $131,490 $0 ($6,831) $593,278

TOTAL $545,983 $247,472 ($40,048) ($10,697) $742,710
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
NOTES TO FINANCIAL STATEMENTS 

 Continued 
 

DECEMBER 31, 2023 
 
4.  DEFERRED RESERVES – CONTRACT LIABILITIES - FUTURE MAJOR REPAIRS AND 
REPLACEMENTS (Continued)  
 
Expenditures  
 
In 2023, the Association had expenditures with Everyday Maintenance and other vendors for approximately 
of $10,697.  
 
Transfers 
 
In 2023, the Association allocated $40,048 from Replacement Fund to the Operating Fund for insurance.  
 
Due to/ From 
  
The Due to/From accounts, as presented in the association’s balance sheet, reflects an amount of $301,236. 
 
 
5.  INCOME TAXES 
 
The Association is subject to federal and state taxation and has essentially two methods to determine the 
amount of tax, if any, it must pay.  Under one method, the excess of revenues from members over related 
expenditures is subject to taxation unless such excess is returned to the unit owners or applied to the 
following year's assessments.  The other method enables the Association to elect to exclude from taxation 
"exempt function income," which generally consists of revenue from unit owner assessments.  Under either 
method, the Association may be subject to tax on investment income and other non-exempt income, but at 
different rates. 

 
The Association will file its 2023 federal income tax return on Form 1120H under Section 528 of the Internal 
Revenue Code. 
 
There is no current year provision for income taxes. 
 
The Association has evaluated its tax positions and concluded that it has taken no uncertain tax positions 
that require adjustment to the financial statements to comply with the provisions of the Income Taxes Topic 
of the Financial Accounting Standards Board Accounting Standards Codification (“FASB ASC”).    
  
The Association has no income tax returns under examination by the Internal Revenue Service. The 
Association believes it is no longer subject to income tax examinations for years prior to 2020. 
 
 
6.  COMMITMENTS  
 
The Association has various contract services to maintain the common property including management 
services, cable television service, common area landscaping, pool service, elevator services, trash service 
and pest control.  These contracts have different expiration dates and renewal terms. 
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
NOTES TO FINANCIAL STATEMENTS 

Continued 
 

DECEMBER 31, 2023 
 
6.  COMMITMENTS (Continued)  
 
Master Assessments 
 
Unit owners are members of The Landings Yacht, Golf and Tennis Club, Inc. (the "Master") and pay a portion 
of expenses related to operating certain common areas (water) and facilities owned by the Master. 
 
 
7.  ROOF PROJECT FUND -  DEFERRED SPECIAL ASSESSMENT (2021) ROOF – INSURANCE CLAIM 
SETTLEMENT – CONTINGENCY  
 
Special Assessment (2021)  
 
On April 30, 2021, the Board of Directors approved a Special Assessment in amount of $2,050,000 for a 
Roof Project to replacement of forty-five (45) roofs over the next three (3) years.  
 
The Special Assessment had three (3) options available:  
 

 Option 1, is first payment commencing January 1, 2022 in full or   
 Option 2 is three (3) payments due January 1st, 2022, January 1st, 2023, and January 1st, 

2024,  
 Option 3, is six (6) payments due January 1st, 2022 & July 1st 2022, January 1st, 2023 & July 

1st 2023, and January 1st, 2023 & July 1st 2024.    

 
In 2023, the Association began the year $1,883,903, of previously deferred income, received bank interest 
of $6,035, other income of $22, and incurred $3,3,76,615 in expenditures, leaving a deferred special 
assessment expense (fund balance negative) balance of $1,486,655, which will be deferred and recognized 
when future related income is assessed. 
 
Insurance Claim Settlement Funds 
 
In 2023, the Association received insurance settlement funds in the amount of $1,546,723 for roof damage 
and had $1,546,723 in expenditures related to the roof project.  
 
Commitment – Cambridge Wilson & Co LLC 
 
In 2023, the Association has contracted with Cambridge Wilson & Co LLC, for $6,023,792, which includes 
change orders.  As of December 31, 2023, the Association has paid $4,873,748 toward the contract, leaving 
$1,150,044 remaining to be paid on this contract.   
 
Due to/ From 
  
The Due to/from accounts, as presented in the association’s balance sheet, reflects an amount of $42,877. 
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
NOTES TO FINANCIAL STATEMENTS 

Continued 
 

DECEMBER 31, 2023 
 
 
7.  ROOF PROJECT FUND -  DEFERRED SPECIAL ASSESSMENT (2021) ROOF – INSURANCE CLAIM 
SETTLEMENT – CONTINGENCY (Continued)  
 
Expenditures  
 
As of December 31, 2023, the Association had expenditures with following vendors for approximately 
$4,923,338. 

Insurance Claim Special Assessment Total

Approximately Approximately Approximately

Vendor List Cost Cost Cost

Cambridge Wilson & Co, LLC $1,500,000 $3,373,748 $4,873,748

Liberty Aluminum, Co. 46,723 0 46,723

Various other vendor 0 2,867 2,867
Total $1,546,723 $3,376,615 $4,923,338  

 
Contingency 
 
The Association were unable to obtain a copies of the Insurance Claim proceeds support. We were unable 
to apply alternative procedures to accounting records provided to estimate and allocate expenditures.  Had 
we been provided with the copies of the insurance claim support, there may have been adjustments that 
might have been determined to be necessary.     
 
 
8. SMALL BUSINESS ADMINISTRATION (SBA) LOAN PAYABLE-CONTINGENCY  
 
In 2023, the Association obtained a loan with Small Business Administration U.S. Small Business 
Administration (“SBA”) approved the Association’s application for a disaster loan in the amount of $2,000,000 
to provide funds to pay for certain losses from Hurricane Ian.   The loan is to be repaid in monthly installments 
not to exceed $7,439 per month, which includes interest at a rate of 1.875% for thirty (30) years starting in 
October 2024.  
 
In 2023, the Association has advanced $2,000,000 in loan proceeds, paid $0 in principal, and $0 in loan 
interest.  As of December 31, 2023, the loan payable balance was $2,000,000.  
 
Contingency 
 
The Association did not provide copies of the promissory note detailing the terms such as interest rate, 
original amount, and payment terms. However, we were unable to apply alternative procedures to accounting 
records provided to estimate and allocate expenditures.  Had we been provided with the copies of the 
promissory note and loan history, there may have been adjustments that might have been determined to be 
necessary.     
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
NOTES TO FINANCIAL STATEMENTS 

Continued 
 

DECEMBER 31, 2023 
 
 
9.  DEFERRED SPECIAL ASSESSMENT (2023 – PREMIUM INCREASE)  
 
On February 9, 2023, the Board of Directors approved a Special Assessment in amount of $562,700 for 
insurance premium increase.  The Special Assessment was payable on March 1, 2023 or billed in nine (9) 
payments starting on March 1, 2023. 
 
The Association recognizes income equal to expense when special assessment income is deferred.   In 
2023, the Association billed $562,700, late fees of $650, bank interest of $40 and incurred $410,751 of 
related expenses, leaving a remaining Deferred Special Assessment Income (2023) of $152,639. 
 
Expenditures  
 
In 2023, the Association had expenditures with Brown & Brown Insurance, IPFS Insurance Company and 
other vendors for approximately of $410,751.  (see footnote 15)  
 

 
10.  DEFERRED SPECIAL ASSESSMENT (2023- HURRICANE IAN)  
 
On July 14, 2023 the Board of Directors approved a Special Assessment in amount of $510,000 for Hurricane 
Ian damage.  The Special Assessment was payable on September 1, 2023.  
 
The Association recognizes income equal to expense when special assessment income is deferred.   In 
2023, the Association billed $510,000, and incurred $71,532 of related expenses, leaving a remaining 
Deferred Special Assessment Income Hurricane Ian (2023) of $438,468. 
 
Expenditures  
 
In 2023, the Association had expenditures with Everyday Maintenance, Inc., Liberty Aluminum, and other 
vendors for approximately of $71,532. 
 
 
11. DEFERRED MAINTENANCE FEES (2022) 
 
In 2022, the Association collected/charged over approved budget amount of $12,922 of Maintenance Fees. 
As of December 31, 2023, deferred maintenance fees on the balance sheet of $12,922.  
 
 
12. CONCENTRATION OF CREDIT RISK  
 
As of December 31, 2023, the Association maintained cash and cash equivalent balances which exceed the 
Federal Deposit Insurance Corporation (FDIC) limit of $250,000. The Association has not experienced any 
losses related to these cash balances and believes it is not exposed to any significant risk on these accounts.   
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
NOTES TO FINANCIAL STATEMENTS 

Continued 
 

DECEMBER 31, 2023 
 
 
13.  CONTINGENCIES 
 
Insurance Deductible 
 
The current property insurance policy contains a deductible for hurricane damage.  Should the Association 
incur an uninsured loss, the Association has the right to increase maintenance fees, pass a special 
assessment or delay repairs until funds are available. 
 
Legal 
 
The Association is from time-to-time subject to complaints and claims, including litigation, arising in the 
ordinary course of business.  Management believes that none of the claims and complaints of which it is 
currently aware will materially affect its business, financial position, or future operating results with the 
exception to increase in legal costs which may or may not be covered by the Association’s director and 
officer’s insurance, although no assurance can be given with respect to the ultimate outcome of any such 
claims or with respect to the occurrence of any future claims. 
 
Basis for Quailed Opinion -  Prepaid Insurance/Insurance Payable/Loan Payable  
 
The Association did not maintain adequate accounting records/schedule for the prepaid insurance and 
insurance payable for the year ended December 31, 2023. As a result, we were not able to apply alternative 
procedures to accounting records provided to estimate and allocate expenditures.  Had we been provided 
with the copies of insurance finance contract, and insurance summary, there may have been adjustments 
that might have been determined to be necessary.     
 
The Association did not maintain adequate accounting records/schedule for the prepaid insurance and 
insurance payable for the year ended December 31, 2023.  Additional, the Association did not record loan 
payable from Small Business Administration Loan on the financial statement has a liability.  
 
Basis for Qualified Opinion – Contracts/Invoices  
 
The Association was not able to provide requested copies of accounting records for the year ended 
December 31, 2023. As a result, the Association was not able to provide us with copies of certain 
contracts/invoices. Had we been provided with the copies of certain contracts, there may have been 
adjustments, and/or disclosures that may have been determined to be necessary.     
 
 
14. SUBSEQUENT EVENTS - CONTINGENCY 
 
Insurance Claim Proceeds    
 
Subsequent to the end of the fiscal year, December 31, 2023, but prior to the issuance of the financial 
statements, the Association received $4,551,776 from insurance claim funds.  
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
NOTES TO FINANCIAL STATEMENTS 

Continued 
 

DECEMBER 31, 2023 
 
14. SUBSEQUENT EVENTS – CONTINGENCY (Continued) 
 
Special Assessment (2024)   
 
Subsequent to the end of the fiscal year, December 31, 2023, but prior to the issuance of the financial 
statements, the Association passed a special assessment for repayment for the SBA Loan $2,678,040 for 
30 years beginning on January 1, 2024.   
 
Contingency 
 
The Association did not provide copies of the promissory note detailing the terms such as interest rate, 
original amount, and payment terms. However, we were unable to apply alternative procedures to accounting 
records provided to estimate and allocate expenditures.  Had we been provided with the copies of the 
promissory note and loan history, there may have been adjustments that might have been determined to be 
necessary.     
 
 
15. OPERATING FUND BALANCE  
 
The Association has a combined accumulated operating fund deficit of $554,057.  Condominium Building 
#1 (Division #1) has an accumulated operating fund deficit of $200,667.  Condominium Building #2 (Division 
#2) has an accumulated operating fund deficit of $334,390. The Association may need to increase 
assessments, pass a special assessment or delay expenditures if possible in order to rectify this situation.  
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WINDJAMMER VILLAGE CONDOMINIUM 
   ASSOCIATION, INC. 

 
SUPPLEMENTARY INFORMATION ON 

FUTURE MAJOR REPAIRS AND REPLACEMENTS 
 

December 31, 2023 
(Unaudited) 

 
 
The Association has conducted an independent study in 2022 to estimate the remaining useful lives and the 
replacement costs of the components of common property.  Replacement costs were based on estimates 
from historical experience.  Actual expenditures may vary from these estimated amounts and the variance 
may be material.  Therefore, amounts accumulated in the replacement fund may not be adequate to meet 
all future needs.  If additional funds are needed, the Association has the right to increase regular 
assessments, pass special assessments, or delay major repairs and replacements until funds are available. 
 
The following presents significant information about the components of common property: 
 

ESTIMATED REMAINING ESTIMATED CURRENT 2024 FUNDING

COMPONENTS USEFUL LIVES (YEARS) REPLACEMENT COSTS REQUIREMENT
Division #1 (Condo) 

Roof 30 $1,620,000 $54,000
Painting 6 99,000 9,497
Paving 14 83,520 5,568
Deferred Maintenance 0 0 0
Elevator 9 90,000 10,000
Pool 11 42,696 (895)
Gazebo Bridge 6 14,400 2,051

Subtotal Division #1 (Condo) 1,949,616 80,221

Division #2 (Condo) 
Roof 30 $2,880,000 $96,000
Painting 6 176,000 13,870
Paving 14 148,480 7,964
Deferred Maintenance 3 0 0
Elevator 9 160,000 10,427
Pool 11 75,904 3,610
Gazebo Bridge 6 25,600 3,153
Fire Equipment 10 10,000 219

Subtotal Division #2 (Condo) 3,475,984 135,243

Total $5,425,600 $215,464

 
 
*2024, Estimates are based on board estimated cost and remaining useful lives. 
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SUPPLEMENTARY INFORMATION 

Detailed Statement of Operating Revenues and Expenses Budget Comparison 
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BUDGET

Division  #1 Division #2 Total (Unaudited) VARIANCE
REVENUES

Maintenance Fees $550,078 $789,486 $1,339,564 $1,339,564 $0
Common Area Maintenance Fees 4,620 8,213 12,833 0 12,833
Special Assessment Income (2023) 173,622 308,661 482,283 0 482,283
Interest Income - Operating 76 122 198 840 (642)
Carport Fees 86 154 240 115 125
Late Fees 2,809 4,992 7,801 3,994 3,807
Lease, Sales and Application Fees 3,330 6,020 9,350 8,134 1,216
Miscellaneous Income 0 0 0 204 (204)

TOTAL REVENUES 734,621 1,117,648 1,852,269 1,352,851 499,418

EXPENSES

PAYROLL
Maintenance Payroll 14,230 25,301 39,531 40,839 1,308
Payroll Taxes 4,270 7,591 11,861 14,856 2,995

TOTAL PAYROLL 18,500 32,892 51,392 55,695 4,303

ADMINISTRATIVE
CPA Fees 2,520 4,480 7,000 8,667 1,667
Corporate Annual Reports 22 39 61 0 (61)
Division Fees 280 500 780 1,155 375
Rental Application 0 0 0 133 133
Legal and Professional Fees 3,609 6,419 10,028 8,500 (1,528)
Legal (Special) 0 0 0 1,296 1,296
Miscellaneous Administrative 211 375 586 50,000 49,414
Office and Administrative 4,152 6,466 10,618 9,788 (830)
Property Management 14,386 25,574 39,960 39,960 0

TOTAL ADMINISTRATIVE 25,180 43,853 69,033 119,499 50,466

UTILITIES
Cable 67,843 120,618 188,461 200,532 12,071
Electricity 10,003 15,668 25,671 24,536 (1,135)
Trash Rebate 4,123 1,500 5,623 3,559 (2,064)
Water and Sewer 63,700 117,930 181,630 134,616 (47,014)
Trash and Waste Removal 19,292 28,061 47,353 35,747 (11,606)

TOTAL UTILITIES 164,961 283,777 448,738 398,990 (49,748)

BUILDING
Building Maintenance 14,074 29,775 43,849 24,554 (19,295)
Elevator Telephone 0 7,828 7,828 2,465 (5,363)
Elevator Maintenance 0 17,383 17,383 10,608 (6,775)
Termite Control (816) 7,930 7,114 1,652 (5,462)
Building Pest and Rodent 1,078 8,794 9,872 6,832 (3,040)
Janitorial Cleaning 10,662 7,176 17,838 16,650 (1,188)

TOTAL BUILDING 24,998 78,886 103,884 62,761 (41,123)

GROUNDS
Landscaping and Ground 70,074 35,316 105,390 120,688 15,298
Landscape Replacement 6,439 15,158 21,597 22,842 1,245
Irrigation Maintenance 728 (2,477) (1,749) 14,786 16,535
Tree Trimming 137 246 383 34,083 33,700

TOTAL GROUNDS 77,378 48,243 125,621 192,399 66,778

CHANGES IN FUND BALANCES BY DIVISION BUDGET COMPARISON
BUDGET COMPARISON

Year Ended December 31, 2023

WINDJAMMER CONDOMINIUM 
 ASSOCIATION, INC. 

SUPPLEMENTARY SCHEDULE

CONSOLIDATED STATEMENT OF REVENUES, EXPENSES  AND
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BUDGET

Division  #1 Division #2 Total (Unaudited) VARIANCE

CHANGES IN FUND BALANCES BY DIVISION BUDGET COMPARISON
BUDGET COMPARISON

Year Ended December 31, 2023

WINDJAMMER CONDOMINIUM 
 ASSOCIATION, INC. 

SUPPLEMENTARY SCHEDULE

CONSOLIDATED STATEMENT OF REVENUES, EXPENSES  AND

EXPENSES (Continued)

COMMON AREA EXPENSE (POOL)
Pool Service 3,114 5,536 8,650 9,794 1,144
Pool Permits 143 207 350 233 (117)
Pool Equipment Repairs 1,211 2,647 3,858 8,480 4,622

TOTAL COMMON AREA EXPENSE (POOL) 4,468 8,390 12,858 18,507 5,649

INSURANCE 
Insurance Expense 426,233 735,590 1,161,823 505,000 (656,823)
Flood 5,088 9,046 14,134 0 (14,134)

TOTAL INSURANCE 431,321 744,636 1,175,957 505,000 (670,957)

HURRICANE EXPENSE
Hurricane Ian Expenses (487) 38,168 37,681 0 (37,681)

TOTAL HURRICANE EXPENSE (487) 38,168 37,681 0 (37,681)

SPECIAL ASSESSMENT (2023) EXPENSE
Special Assessment Expense (2023) 173,622 308,661 482,283 0 (482,283)

TOTAL SPECIAL ASSESSMENT (2023) EXPENSE 173,622 308,661 482,283 0 (482,283)

TOTAL EXPENSES 919,941 1,587,506 2,507,447 1,352,851 (672,313)

EXCESS REVENUES / EXPENSES (185,320) (469,858) (655,178) $0 ($172,895)

FUND BALANCE - BEGINNING* (38,764) 109,837 71,073

INTERFUND TRANSFER 14,417 25,631 40,048

FUND BALANCE - ENDING ($209,667) ($334,390) ($544,057)

* Restated Beginning Balance by % for the Common Area Fund Balance
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CLIENT

ACCOUNT ACCOUNT

TITLE NUMBERS DEBIT CREDIT DEBIT CREDIT DEBIT CREDIT

BALANCE SHEET

ASSETS

Cash - Operating - Popular 1010 51,298           -           - 51,298

Cash - Operating  - ICS - Popular 1026 217,667           -           - 217,667

Cash - Reserves - Popular 1856 50,014           -           - 50,014

Cash - Reserves - Popular  ICS 1857 244,410           -           - 244,410

Cash - Reserves - Congressiona/Forfbright 1890 141,646 5,404             2           - 147,050

          -           -

Cash - Operating  - Insurance Settlement 1015 4,731           -           - 4,731

Cash -INS - Popular 1010- INS 566,517           -           - 566,517

Cash -SA ROOF - Popular 1010- SA ROOF 99,969           -           - 99,969

Cash -SA ROOF - Popular 1012-SA ROOF 75,201           -           - 75,201

          -           -

Accounts Receivable 1205 25,336           -           - 25,336

Accounts Receivable - SA (ROOF) 1205-SA ROOF 336,175           -           - 336,175

Accounts Receivable - INS 1205-INS 42,662           -           - 42,662

Other Receivable-INS 1210 - INS 2,145           -           - 2,145

Utility Deposits 1305 714           -           - 714

Prepaid Expense 1310 0           -           - 0

Prepaid Insurance 1320 63,259           -           - 63,259

          -           -

Maintenance Building - Common 1415-00 60,154 60,154           1           - 0

Maintenance Building - Condo Bldg #1 1415-01 26,565           - 1 26,565           0

Maintenance Building - Condo Bldg  #2 1415-02 50,042           - 1 50,042           0

LIABILITIES AND FUND BALANCE

Accounts Payable 2000 1,520           -           - 1,520

Accrued Expense - CPA NEW           - 7 7,000             7,000

Accrued Expense 2010 51,970 17,716           4           - 34,254

Collection Cost Payable 2222 670           -           - 670

Gazebo Party Funds 2005 290           -           - 290

Insurance Payable 2146 371,995           -           - 371,995

Prepaid Owner Assessments 2020 31,702           -           - 31,702

Deferred Revenue (Maint Fees from 2022) 2035 12,922           -           - 12,922

Deferrd Roof Project 2147 -REG 42,878 42,878           5           - 0

Accounts Payable - SA 2000-SA ROOF 40,896           -           - 40,896

Prepaid Owner Assessments - SA 2020-SA ROOF 3,139           -           - 3,139

Collection Cost Payable -SA 2222-SA ROOF 3,158           -           - 3,158

Loan Payable SBA Loan NEW -SA ROOF 0           - 5 2,000,000      2,000,000

Deferred Special Assessment (Roof) 3005-SA ROOF 470,467 1,957,122      5           - 1,486,655

Collection Cost Payable -INS 2222-INS 945           -           - 945

Insurance Payable- INS 2146-INS 356,794           - x 356,794         0

Prepaid Owner Assessments - INS 2020-INS 19,272           -           - 19,272

Deferred Special Assessment (Insurance Premium) 30-3090- INS 947,902 795,263         x,6           - 152,639

Deferred Special Assessment (2023- Wind) 30-NEW- INS           - 6 438,468         438,468

          -           -

WINDJAMMER CONDOMINIUM 

 ASSOCIATION, INC. 

POST CLOSING TRIAL BALANCE

December 31, 2023

CLIENT T/B ADJUSTMENTS CPA F/S
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CLIENT

ACCOUNT ACCOUNT

TITLE NUMBERS DEBIT CREDIT DEBIT CREDIT DEBIT CREDIT

WINDJAMMER CONDOMINIUM 

 ASSOCIATION, INC. 

POST CLOSING TRIAL BALANCE

December 31, 2023

CLIENT T/B ADJUSTMENTS CPA F/S

RESERVES:           -           -

RESERVES CONDO/DIVISON #1:           -           -

Roof 2554-01 12,578           -           - 12,578

Gazebo Roof 2580-01 585           -           - 585

Paint 2600-01 41,070           -           - 41,070

Paving 2601-01 4,830           -           - 4,830

Elevator 2650-01 36           -           - 36

Def Maint/Conting 2651-01 61,741           -           - 61,741

Termite 2676-01 2,348           -           - 2,348

Pool Heater 2680-01 198           -           - 198

Pool 2750-01 32,005           -           - 32,005

Pool Furniture 2751-01 202           -           - 202

Gazebo Bridge 2753-01 1,797           -           - 1,797

Unallocated Interest 2585-01 972           - 2 767                1,739

          -           -

RESERVES CONDO/DIVISON #2:           -           -

Roof 2554-02 144,930           -           - 144,930

Gazebo Roof 2580-02 5,714           -           - 5,714

Paint 2600-02 91,531           -           - 91,531

Paving 2601-02 36,181           -           - 36,181

Elevator 2650-02 63,568           -           - 63,568

Def Maint/Conting 2651-02 176,586           -           - 176,586

Termite 2676-02 20,575           -           - 20,575

Pool Heater 2680-02 939           -           - 939

Pool 2750-02 32,201           -           - 32,201

Pool Furniture 2751-02 803           -           - 803

Fire Alarm Sprinkler 2752-02 7,815           -           - 7,815

Gazebo Bridge 2753-02 6,222           -           - 6,222

Unallocated Interest 2585-02 3,217           - 2 4,637             7,854

          -           -

Elevator - Condo#3 2650-03 320           - 3 320                0

Fund Balance - COMBINED 3005-00 148,742           - 1 148,742         

Common - Net Income Gain / Loss - Common 3005-03           -           -

Common - Fund Balance - Common- Beginning 3005-03 20,499 20,499           1           - 0

Condo Bldg 1 - Fund Balance - Beginning  -#1 3005-01 2,121 36,643           1           - 38,764

Condo Bldg 1 - Net Income Gain / Loss - #1 3005-01 171,972 13,348                     - 185,320

Condo Bldg 1 - Interfund Transfer - #1 3005-01 0           - 14,417           0 14,417

Condo Bldg 1 - Prior Period Adjustments  -  #1 3005-01 0           - 1           - 0

Condo Bldg 2 - Fund Balance - Beginning -  #2 3005-02 206,939 97,102           1           - 109,837

Condo Bldg 2 - Net Income Gain / Loss - #2 3005-02 442,604 27,254                     - 469,858

Condo Bldg 2 - Interfund Transfer - #12 3005-01 0           - 25,631           25,631

Condo Bldg 2  - Prior Period Adjustments  -  #2 3005-02 0           - 1           - 0

$3,078,433 $3,078,433 $3,073,383 $3,073,383 $4,065,274 $4,065,274

(209,667)$  
(334,390)$  
(544,057)$  

$0 $0 $0

ENDING FUND BALANCE PER CPA F/S SHOULD BE AT 12/31/2023- Condo Bldg #1
ENDING FUND BALANCE PER CPA F/S SHOULD BE AT 12/31/2023- Condo Bldg #2

ENDING OPERATING FUND BALANCE PER CPA F/S SHOULD EQUAL:
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CLIENT

ACCOUNT

NUMBER DEBIT CREDIT

1

Fund Balance - Maintenance Building - Condo Bldg. #1 3005-01 4,656

Fund Balance -  Maintenance Building - Condo Bldg. #2 3005-02 11,797

Maintenance Building 1415-00 60,154

    Maintenance Building - Condo Bldg. #1 1415-01 26,565

    Maintenance Building - Condo Bldg. #2 1415-02 50,042

(to clear out the prior year Maintenance Building and Current Year)

2

Cash - Reserves - Congressional/Forfbright 1890 5,404

   Unallocated Interest - Condo Bldg. #1 - (.142%) 2585-01 767

   Unallocated Interest - Condo Bldg. #2 - (.858%) 2585-02 4,637

(to record the interest for 2023)

3

Fund Balance -Electricity - Condo Bldg. #1 3005-01 115

Fund Balance -  Electricity - Condo Bldg. #2 3005-02 205

    Elevator - Condo Bldg. #3 2650-03 320

(to coded correctly)

4

Accrued Expense 2010 6,378

    Fund Balance - Cable - Condo Bldg. #1 3005-01 6,378

(per mgmt. PPA as of 03/2024, please close to each buildings fund balance)

Accrued Expense 2010 11,338

     Fund Balance -  Cable - Condo Bldg. #2 3005-02 11,338

(per mgmt. PPA as of 03/2024, please close to each buildings fund balance)

WINDJAMMER CONDOMINIUM 

ADJUSTING JOURNAL ENTRIES

Year Ended December 31, 2023

 ASSOCIATION, INC. 
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CLIENT

ACCOUNT

NUMBER DEBIT CREDIT

WINDJAMMER CONDOMINIUM 

ADJUSTING JOURNAL ENTRIES

Year Ended December 31, 2023

 ASSOCIATION, INC. 

5

Deferred Roof Project 2147 - OP 42,878

Deferred Special Assessment (Roof) 3005- SA Roof 1,957,122

       Loan Payable - SBA Loan NEW - SA Roof 2,000,000

(to setup the SBA Loan Payable, to reclass the expense to the Roof Project

6

Deferred Special Assessment (Insurance Premium) 30-3090- INS 438,468

    Deferred Special Assessment (2023- Wind) 30-NEW - INS 438,468

(to separate the Special Assessments)

7

Accounting - Condo Bldg. #1 3005-01 2,520

Accounting - Condo Bldg. #2 3005-02 4,480

  Accrued Expense - CPA Fee NEW 7,000

(to accrue for the CPA Fee for 2023)

2,545,515$          2,545,515$               
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WINDJAMMER VILLAGE CONDOMINIUM ASSOCIATION, INC. 
APPLICATION FOR PROPOSED PURCHASE 

Please read this application carefully and fill in all the blanks. 
Additional items to be included with this application: 

(1) Application Fee - $100 – checks or money orders made payable to Windjammer Village Condominium Association, to be
included with application paperwork and sent to Precedent Management

(2) Executed sales contract
(3) Copy of ID (Drivers License, Passport, etc)
(4) Pet registration, if applicable

Send application documents to:  Precedent Hospitality- 6216 Whiskey Creek Dr. Ste A, Ft Myers, FL 33919

Application Date: ______________________________   Closing Date: ________________________________ 

Owner/Seller Name: ________________________________________________________________________ 

Property Address: __________________________________________________________________________ 

Homeowner Email: _________________________________________________________________________ 

Buyer #1 Name: ___________________________________________________________________________ 

Buyer #2 Name: ___________________________________________________________________________ 

Email: ______________________________________   Phone: _____________________________________ 

We/I plan to use the premises for:   
(   ) Permanent Residence  (   ) Part-time Residence / Rental   (   ) Part-time Residence  (   ) Principal Rental 

Do you have any pets? 
(   ) Yes   (   ) No  
**If yes, please reference the Pet Registration Form. 

Two Personal References – Names and Phone Numbers 

(1) _____________________________________________________________
(2) _____________________________________________________________

Vehicle Information – Make / Model and License Plate Information 

(1) _____________________________________________________________
(2) _____________________________________________________________

Emergency Contact  
Name: _____________________________________________  Phone: __________________________________ 

We / I have received and read the Rules and Regulations, or the Condominium Documents, for Windjammer Village. 
We / I agreed to abide by all of its provisions and all of the Rules and Regulations made pursuant thereto. 

Buyer Signature #1: ___________________________________________ Date: ___________________________ 

Buyer Signature #2: ___________________________________________ Date: ___________________________ 

  Precedent Hospitality
6216 Whiskey Creek Dr. Ste A, Ft Myers, FL 33919

Info@precedentmgt.com  



6216 Whiskey Creek Dr. Ste A, Ft Myers, FL 33919 P 239.344.8733     F    727.573.8549

www.precedentmgt.com

WINDJAMMER VILLAGE CONDOMINIUM ASSOCIATION INC. 

PET REGISTRATION FORM 

Windjammer Village Pet Policy 
Section 9 – Rules and Regulations 

(a) PERMITTED PETS: Unit owners and Owners Guests will be permitted to keep pets. Unit owners, Tenants and Guests are

permitted to bring animals onto Windjammer Village Condominium property or Association property. Unit owners may keep dogs,

cats, birds and tropical fish. No other type of pet or animal is permitted to be kept. “AGRESSIVE” breeds of dogs, as determined by

the Board of Directors (including but not limited to Pit Bulls, Rottweilers, Doberman Pinschers and German Shepherd) shall not be

permitted. With the consent of the unit owner, tenants may also have pets as long as the following rules are adhered to.  Written

consent from the owner is provided to management along with the application.  The pet does not exceed 40 pounds and the tenant

application must include a small photo of the animal and copy of the pet records indicating that the dog is current on vaccinations

and in good health. Signature of the tenant stating they have read, understand and will comply with the rules and regulation regarding

pets.

(b) CONTROL OF PETS: All unit owners are responsible to ensure that their pets do not create a public or private nuisance by barking,

whining or otherwise making noise which disturbs other residents; exhibiting aggressive behaviors toward individuals on the

condominium or Association property. All pets, which are outside, must be kept on a leash. Unit owners must immediately clean up

any pets’ excrement.

(c) REGISTRATION of PETS: With the exception of tropical fish, all pets kept by unit owners must be registered with the Board of

Directors on such forms as the Board may promulgate. Where applicable, proof of proper governmental registration and vaccination

of a pet is a required condition of keeping a pet on the condominium or Association property.

(d) ENFORCEMENT: Should any violation of the covenants and restrictions pertaining to pets occur, the Board of Directors shall have all

remedies afforded by law. The Board may, after notice and opportunity for hearing, declare a pet to be a nuisance and require its
permanent removal from the condominium and Association property. The Board may also levy fines for violations of the covenants and

restrictions applicable to pets, and may seek injunctive and/or monetary relief through arbitration or court proceedings, as provided 

by law.

(e) ADDITIONAL REGULATIONS: The Board of Directors may adopt such additional regulations, as it deems necessary or appropriate

to further supplement or implement the covenants and restrictions pertaining to pets, if any restriction regarding the number of pets,

which may be kept, or the size of pets shall require an amendment to the Declaration of Condominium.

Process for Registration: 

(1) Complete the pet registration form
(2) $100 pet registration fee, per pet – checks or money orders made payable to: Windjammer Village

Condominium Association, and sent with the completed form to Precedent Hospitality, 3001 Executive Dr.,
Ste. 260, Clearwater, FL 33762

(3) Include a photo of the pet(s)
(4) Provide current veterinary records



6216 Whiskey Creek Dr. Ste A, Ft Myers, FL 33919 P 239.344.8733     F    727.573.8549
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WINDJAMMER VILLAGE CONDOMINIUM ASSOCIATION INC. 

PET REGISTRATION FORM 

DOG CAT BIRD TROPICAL FISH 

PET(S) 

DESCRIPTION: 

Type Of Pet:     

Breed: 

Name: 

Weight:  

FOR HOMEOWNERS’ USE: 

Homeowner Name(s): ____________________________________________________________________ 

Windjammer Address: ____________________________________________________________________ 

Telephone: __________________________      Email Address: ____________________________________ 

FOR TENANTS’ USE: 

Tenant Name(s): _________________________________________________________________________ 

Windjammer Address: ____________________________________________________________________ 

Telephone: __________________________      Email Address: ____________________________________ 

We / I ___________________________________________ have read and understand Section 9 of the Rules and 

Regulations or the Condominium Documents for Windjammer Village.  We / I agree to abide by all of its provisions, all 

the Rules and Regulations made pursuant thereto.   

Signature: ________________________________________   Date: _________________________ 

Signature: ________________________________________   Date: _________________________ 

**Signature(s) authorizes the Association to secure credit and other information, upon request of the Board of Directors. 

APPROVAL BY THE BOARD OF DIRECTORS: ___________________________________ 

     DATE: ______________________________ 



WINDJAMMER VILLAGE CONDOMINIUM 
ASSOCIATION, INC. 

Precedent Hospitality, 6216 Whiskey Creek Dr. Ste A, Ft Myers, FL 
33919 727.573.9300 • Fax: 727.573.8549 

info@precedentmgt.com  

EMERGENCY CONTACT INFORMATION 
Please complete the form below by PRINTING the requested information, sign & date and mail, 
fax or email to the address above. 

Homeowner Name(s) __________________________________________________________________________ 

Property Address __________________________________________Unit# _______________________ 

Mailing Address if Different______________________________________________________________ 

Cell Phone Number_____________________________________________________________________ 

Home Phone Number___________________________________________________________________ 

Work Phone Number ___________________________________________________________________ 

E-mail________________________________________________________________________________

Emergency Contact Information 1 

Name________________________________________________Phone____________________________ 

E-mail ________________________________________________________________________________

Do they have a key to your unit? ___________ 

Emergency Contact Information 2 

Name_______________________________________________Phone_____________________________ 

E-mail ________________________________________________________________________________

             Do they have a key to your unit? ___________ 

Vehicle(s)  Make/Yr  Model   Color   TAG Number 

  ____________________________________________________________________________________ 

  ____________________________________________________________________________________ 

PLEASE SIGN AND DATE BELOW:  

Owner Signature Date: Spouse/Co-Owner Signature Date: 
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AMENDED AND RESTATED 

ARTICLES OF INCORPORATION 

OF 

WINDJAMMER VILLAGE CONDOMINIUM ASSOCIATION, INC. 

SUBSTANTIAL REWORDING OF ARTICLES OF INCORPORATION -
SEE CURRENT ARTICLES OF INCORPORATION FOR CURRENT TEXT 

These are the Second Amended and Restated Articles of Incorporation for the Windjammer 
Village Condominium Association, Inc. originally filed with the Florida Department of State the 
25th day of October, 1973, under Charter Number 727867. Matters of only historical interest 
have been omitted. Amendments included have been added pursuant to Chapter 617, Florida 
Statutes (2007). 

1. NAME. The name of the corporation shall be WINDJAMMER VILLAGE 
CONDOMINIUM ASSOCIATION, INC. For convenience, the corporation shall be referred to 
in this instrument as the "Association," the Declaration of Condominium as "Declaration," these 
Articles ofIncorporation as the "Articles," and the Bylaws of the Association as the "Bylaws." 

2. PURPOSE. The purpose for which the Association is organized is to manage, operate 
and maintain two condominiums known as Windjammer Village, Part I, of the Landings, a 
Condominium Community and Windjammer Village, Part II, of the Landings, a Condominium 
Community and certain Association Property, including recreational facilities. Said 
Condominiums shall be operated on a not-for-profit basis for the mutual use, benefit, enjoyment 
and advantage of the individual residents of said Condominiums; to make improvements, 
additions and alterations to said Condominiums as may be necessary or desirable from time to 
time, as authorized by the respective Declaration of Condominium and the Bylaws of the 
Association; to purchase and own real or personal property; and to conduct and transact all 
business necessary and proper in the management, operation and maintenance of said 
Condominiums, all as agents of the Owners of the Condominium Parcels of said Condominiums. 

3. DEFINITIONS. The terms used in these Articles shall have the same definitions and 
meaning as those set forth in the Declaration of the Condominium recorded in the Public 
Records of Lee County, Florida, unless herein provided to the contrary, or unless the context 
otherwise requires. 
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4. POWERS. The powers of the Association shall include and be governed by the 
following powers: 

4.1 General. The Association shall have all of the common-law and statutory powers 
of a corporation not for profit under the Laws of Florida that are not in conflict with the 
provisions of these Articles or of the Act. 

4.2 Enumeration. The Association shall have all the powers and duties set forth in 
the Act except as limited by these Articles (as they may be amended from time to time), the 
Bylaws (as they may be amended from time to time), and all of the powers and duties reasonably 
necessary to operate the Condominium pursuant to the Declaration and as it may be amended 
from time to time including but not limited to the following: 

4.2.1 To make and collect Assessments and other Charges against members as 
Unit Owners, and to use the proceeds thereof in the exercise of its powers and duties. 

4.2.2 To buy, own, operate, lease, sell, and trade both real and personal property 
as may be necessary or convenient in the administration of the Condominiums or Association 
Property. 

4.2.3 To maintain, repair, replace, reconstruct, add to, and operate the 
Condominium Property, Association Property or any other property acquired or leased by the 
Association for use by Unit Owners. 

4.2.4 To purchase insurance upon the Condominium Property and Association 
Property insurance for the protection of the Association, its officers, Directors, and members as 
Unit Owners, and for the administration for the Association. 

4.2.5 To make and amend reasonable rules and regulations for the maintenance, 
conservation and use of the Condominium Property and for the health, comfort, safety, and 
welfare of the Unit Owners. 

4.2.6 To approve or disapprove the leasing, transfer, mortgaging, ownership, 
and possession of Units as may be provided by the Declaration. 

4.2.7 To enforce by legal means the provisions of the Act, the Declaration, these 
Articles, the Bylaws, and the Rules and Regulations for the use of the Condominium Property 
and Association Property. 

4.2.8 To contract for the management of the Condominiums and Association 
Property and any facilities used by the Unit Owners, and to delegate to the party with whom such 
contract has been entered into all of the powers and duties of the Association except those which 
require specific approval of the Board of Directors or the membership of the Association. 
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4.2.9 To employ personnel to perform the services required for proper operation 
of the Condominiums and Association. 

4.2.10 Make contracts and incur liabilities, borrow money at such rates of interest 
as the corporation may determine, issue its notes, bonds, and other obligations, and secure any of 
its obligations by mortgage and pledge of all or any of its property, franchises, or income. 

4.3 Condominium Property. All funds and the titles of all properties acquired by 
the Association and their proceeds shall be held for the benefit and use of the members in 
accordance with the provisions of the Declaration, these Articles and the Bylaws. 

4.4 Distribution of income. The Association shall make no distribution of income to 
its members, Directors or officers. 

4.5 Limitation. The powers of the Association shall be subject to and shall be 
exercised in accordance with the provisions of the Declaration and the Bylaws. 

5. MEMBERS. The members of the Association shall consist of all of the record Owners 
of Units in the Condominiums, and after termination of the Condominium or Condominiums 
shall consist of those who were members at the time of the termination and their successors and 
assIgns. 

5.1 Assignment. The share of a member in the funds and assets of the Association 
cannot be assigned, hypothecated or transferred in any manner except as an appurtenance to the 
Unit for which that share is held. 

5.2 Voting. On all matters upon which the membership shall be entitled to vote, there 
shall be only one vote for each Unit, which vote shall be exercised or cast in the manner 
provided by the Declaration and Bylaws. Any person or entity owning more than one Unit shall 
be entitled to one vote for each Unit owned. 

5.3 Meetings. The Bylaws shall provide for an annual meeting of members, and may 
make provision for regular and special meetings of members other than the annual meeting. 

6. TERM OF EXISTENCE. The Association shall have perpetual existence. 

7. OFFICERS. The affairs of the Association shall be administered by the officers 
designated in the Bylaws. The officers shall be elected by the Board of Directors of the 
Association at its first meeting following the annual meeting of the members of the Association 
and shall serve at the pleasure of the Board of Directors. The Bylaws may provide for the 
removal from office of officers, for filling vacancies, and for the duties of the officers. 
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8. DIRECTORS. 

8.1 Number and Qualification. The property, business and affairs of the 
Association shall be managed by a Board consisting of the number of Directors determined by 
the Bylaws, but which shall consist of not less than three (3) Directors. Directors must be 
members or the spouse of a member of the Association. 

8.2 Duties and powers. All of the duties and powers of the Association existing 
under the Act, the Declaration, these Articles, and the Bylaws shall be exercised exclusively by 
the Board of Directors, its agents, contractors, or employees, subject only to approval by Unit 
Owners when such approval is specifically required. 

8.3 Election; removal. Directors of the Association shall be elected at the annual 
meeting of the members in the manner determined by the Bylaws. Directors may be removed 
and vacancies on the Board of Directors shall be filled in the manner provided by the Bylaws. 

9. BYLAWS. The Bylaws of this Corporation may be altered, amended, or repealed in the 
manner provided in the Bylaws. 

10. AMENDMENTS. These Articles may be amended in the following manner: 

10.1 Proposal of Amendments. An amendment may be proposed by the President of 
the Association, a majority of the Directors, or by twenty-five percent (25%) of the entire voting 
interests. 

10.2 Proposed Amendment Format. Proposals to amend existing Articles of 
Incorporation shall contain the full text of the Article to be amended. New words shall be 
underlined and words to be deleted shall be lined through with hyphens. If the proposed change 
is so extensive that this procedure would hinder rather than assist understanding, a notation must 
be inserted immediately preceding the proposed amendment saying, "SUBSTANTIAL 
REWORDING OF ARTICLE. SEE ARTICLE NUMBER FOR PRESENT TEXT." 

10.3 Notice. Copies of proposed amendments shall be included in the notice of any 
meeting at which a proposed amendment is to be considered or in connection with 
documentation for action without a meeting. 

10.4 Adoption of Amendments. A resolution for the adoption of a proposed 
amendment may be adopted by a vote of a majority of the voting interests of the Association 
present (in person or by proxy) and voting at a duly noticed meeting at which a quorum is 
present, or by the written agreement of a majority of the entire voting interests. Amendments 
correcting errors, omissions or scrivener's errors may be executed by the officers of the 
Association, upon Board approval, without need for Association membership vote. 

Exhibit "B" to the Second Amended and Restated Declaration of Condominium 
(Amended and Restated Articles of Incorporation) 

Page 4 of 5 

LAW OFFICES 
BECKER & POLIAKOFF, P.A.-14241 METROPOLIS AVENUE, SUITE 100-FT. MYERS, FLORIDA 33912 

TELEPHONE (239) 433-7707 
WWW.BECKER-POLIAKOFF.COM 

Order: WTFDFSLSS
Address: 4396 Bowsprit Ct Apt 4E
Order Date: 03-30-2026
Document not for resale
HomeWiseDocs



INSTR # 2007000377057 Page Number: 70 of 96 

10.5 Effective Date. An amendment when adopted shall become effective after being 
recorded in the Lee County Public Records according to law and filed with the Secretary of State 
according to law. 

10.6 Automatic Amendment. These Articles shall be deemed amended, if necessary, 
so as to make the same consistent with the provisions of the Declaration of Condominium. 
Whenever Chapter 718, Florida Statutes (2007) Chapter 617, Florida Statutes (2007) or other 
applicable statutes or administrative regulations, as amended from time to time, are amended to 
impose procedural requirements less stringent than set forth in these Articles, the Board may 
operate the Association pursuant to the less stringent requirements. The Board of Directors 
without a vote of the Owners, may adopt by majority vote, amendments to these Articles of 
Incorporation as the Board deems necessary to comply with such operational changes as may be 
enacted by future amendments to Chapters 607, 617, and 718 of the Florida Statutes (2007), or 
such other statutes or administrative regulations as required for the operation of the Association, 
all as amended from time to time. 

10.7 Proviso. Provided, however, that no amendment shall change the configuration 
of any Unit or the share in the Common Elements appurtenant to it, or increase the Owner's 
share of the Common Expenses, unless the record Owner of the Unit concerned and all record 
Owners of the mortgages on such apartment shall join in the execution of the amendment, and all 
other Unit Owners approve the amendment. 

11. REGISTERED OFFICE ADDRESS AND NAME OF REGISTERED AGENT. The 
registered office address and the name of the registered agent of the corporation shall be as 
determined by the Board of Directors from time to time. 
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