
INTERNATIONAL BEACH CLUB CONDOMINIUM ASSOCIATION, INC. 

d/b/a 

Fountain Beach Resort 

313 S. Atlantic Ave. 

Daytona Beach, FL 32118 

Board of Directors' Meeting Agenda 

Monday, July 13, 2026 

5:30 p.m. 

(First Floor Meeting Room) 
I. CALL TO ORDER

II. ROLL CALL - Establish Quorum and Verify Posting of Agenda

Ill. PRESIDENTS REMARKS

IV. MINUTES - Disposal of Minutes from June 8, 2026

V. CAM REPORT - Written report to be provided to the Board

VI. FINANCIAL REPORTS - Disposal of Financial Reporting

VII. LLC UPDATE

1. LLC Manager - Board Update

2. Oasis LLC Financial Reports

3. Rental Program Occupancy/Volume/Revenue

VIII. CONSULTANT UPDATE

1. Rick Durgin

IX. OLD BUSINESS/NEW BUSINESS

1. Update from CAM on collections of outstanding monies

2. Forensic Audit Update

3. FPL Doors

4. 16 stack Update

5. Balcony Inspection Update

6. Seawall Update

7. SIRS/Traditional

8. Fire Safety Update

9. Update on Replacement of First floor electrical panels

10. Consideration of LRG proposal for LLC

X. BOARD MEMBER REMARKS/OWNER COMMENTS

XI. ADJOURNMENT

Go to the zoom website at www.zoom.us 

Click on "join a meeting" 

Enter the meeting ID: 3862557491 

Call in phone number is (386) 347-5053 

***There will be a short organizational meeting of the Board of Directors immediately following this meeting*** 













4:30 PM International Beach Club COA, Inc. 
07/11/26 

Accrual Basis Profit & Loss Budget Performance 
May 2026 

May26 Budget Jan - May 26 YTD Budget Annual Budget 

Expense 

Bank Service Charges 0.00 24.00 

Administration 

Bank Service Charges 24.40 10.00 604.00 50.00 120.00 

Utilities 

Cable/Internet 4,558.52 4,730.83 26,930.21 23,654.19 56,770.00 

Electric 1,135.12 9,166.67 34,303.04 45,833.31 110,000.00 

Propane/Gas 2,499.73 2,083.33 15,917.40 10,416.69 25,000.00 

Telephone 502.02 416.67 2,332.68 2,083.31 5,000.00 

Water/Sewer/Garbage 14,031.01 13,750.00 86,499.71 68,750.00 165,000.00 

LLC Maint.-Reimbursement 0.00 0.00 0.00 0.00 0.00 

Total Utilities 22,726.40 30,147.50 165,983.04 150,737.50 361,770.00 

Insurance 0.00 23,596.05 117,669.50 117,980.25 283,152.60 

Other Administration Expenses 250.00 0.00 2,750.00 0.00 0.00 

Accounting Fees 0.00 1,166.67 0.00 5,833.31 14,000.00 

Legal and Professional Fees 1,400.00 2,083.33 6,285.00 10,416.69 25,000.00 

Management Fees 4,000.00 4,000.00 19,000.00 20,000.00 48,000.00 

Office Supplies and Expense 125.00 108.33 1,482.36 541.69 1,300.00 

Local Taxes & Licenses 0.00 125.00 375.00 625.00 1,500.00 

Postage and Delivery 0.00 125.00 212.41 625.00 1,500.00 

Property Taxes 0.00 316.67 0.00 1,583.31 3,800.00 

Sales & Use Tax 170.18 379.71 

Total Administration 28,695.98 61,678.55 314,741.02 308,392.75 740,142.60 

Building & Grounds Maintenance 

Shared Labor 16,000.00 17,500.00 80,000.00 87,500.00 210,000.00 

Unit Repairs 154.91 0.00 154.91 0.00 0.00 

Landscaping 0.00 166.67 138.25 833.31 2,000.00 

Building Maintenance & Repair 4,976.26 6,250.00 17,668.80 31,250.00 75,000.00 

Electrical Repairs 0.00 625.00 3,411.11 3,125.00 7,500.00 

Elevator Maintenance & Repair 0.00 833.33 0.00 4,166.69 10,000.00 
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MCDONALD PAINTING & QUALITY CONSTRUCTION, LLC 

Fountain Beach Resort 
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16 Stack Slab Replacement Project ,.,,�0�,11'1'.: 

Project Deliverable Schedule 

Project Start Date: July 20, 2026 

Contract Duration: 3 Months 

Project Superintendent: Alex Keehn 

Project Foreman: Cody Ryan 

Engineer: T.J. Snook, P.E. (UEC) 

Phase 

Pre­

Construction 

Target Dates 

July 1 - July 18 

Phase 1 - July 20 -August 14 

Mobilization 

& Demolition 

Phase 2- August 17-

Structural September 11 

Reconstructi 

on 

Key Deliverables Milestone 

v Pre-Construction Project Ready for 

Meeting✓ Permit lssuedv Mobilization 

Notice of Commencement 

Recorded✓ Certificates of 

lnsurancev Material 

Submittalsv Project 

Schedulev Schedule of 

Values (AIA G703)✓ 

Warranty Letters 

v' Mobilizationv Site 

Protection & Hard Wall 

Barriersv Owner 

Notificationsv Temporary 

Shoring & Safety Setupv 

PTAC Removalv Guardrail 

Removal & Storagev 

Balcony Slab Demolition✓ 

Knee Wall & Guard Wall 

Demolitionv Reinforcing 

Steel Inspection✓ UEC 

Inspection & Approval 

v' Concrete Slab 

Replacementv Knee Wall 

Reconstruction✓ Guard 

Wall Reconstructionv 

Metal Framing 

Replacement✓ Concrete 

Repairs✓ Stucco Repairsv 

Rust Repairsv Route & 

Demolition 

Complete 

Structural 

Restoration 

Complete 







STONE BUILDING 
--- SOLUTIONS ---

Client Name: International Beach Club Condominium Association, Inc. 04 I 07 I 2026 

Services 

D 
CPTED 3 Year Certification (Includes Day and Night Inspection) $5,920 
Price with Balcony Inspection- Normal Price $6500 

Required for all apartment-style communites 

� SI RS Reserve Study $5,920 

� Add Traditional Study to SIRS- Get the full reserve Picture (TRS alone $4,995) $2,995 

� Bonus: Receive a 9% Pre-Loss Claim rate on any future claims in your property. FREE 

Reduced rate offered with the selection of the service above. 

Terms 

Additional inspections, return trips, or follow-up visits are billed at $350 per hour per person. 
Access Requirements 

The Client is responsible for providing access to all required units and common areas, including 

on-site staff escort if needed. 

Additional site visits caused by denied or unavailable access will be billed at $350 per hour per 

person. 

Payment: 

This service is billed at a flat fee: 

51% due within 14 days of signing 

49% due upon completion 

Invoices dues in 10 days 

Final signed deliverables will be released after final payment is received. 

Agreement 

Signature below confirms acceptance of all terms and conditions contained in this Agreement. 

Client: 



Signature: _______ _ Name: _______ _ 

Title: _______ _ Date: ________ _ 

Contractor: Date: ________ _ 
Tara Stone, Stone Building Solutions 





STONE BUILDING 
--- SOLUTIONS ---

TRADITIONAL RESERVE STRUCTURAL INTEGRl1Y 
STUDY (TRS) RESERVE STUDY (SIRS) 

All building types 3+ story residential condos only 

Structural and non structural items 8 specific structural items only 

Anyone can inspect Lifespan determined by engineer 

No funding requirements Funding required 

No state requirements- document Required every 10 years 
dependant 

Component or Pooled Funding Pooled Recommended 

Structural Integrity Reserve Study (SIRS); Stone will provide a FL Statute 718.112 and HB9l3 
(effective 7/1/2025) compliant SIRS report that indicates the estimated remaining useful life by 
a licensed engineer for the 8 following items: Roof, Load Bearing Walls or other primary 
structural members, Fireproofing/fire protection systems. Plumbing of Common Areas. 
Electrical Systems of Common Areas, Waterproofing and exterior painting, Windows /Doors of 
common areas, and other elements that have an impact on the structural integrity of the 
building that are in excess of $25,000. 

Traditional Reserve Study (TRS}: A traditional reserve study provides a current estimate of the 
costs of repairing and replacing all major common area components. This would include items 
like elevators, HVAC systems, security systems, furniture, common area flooring, parking lots, 
playgrounds, etc. 

Terms: 

The report is delivered electronically only. 

To allow Stone Building Solutions to prepare the most accurate report, the Client agrees 
to provide the requested association documents within one week of request. Once 
documents are received, Stone will schedule the site evaluation. Attendance by a Client 
representative is preferred, but not required. 

After delivery of the draft report, the Client will have 15 days to review and submit

comments, questions, or requested edits. One revision is included at no additional

charge and is typically completed within 2 weeks of receiving fin�I comments. ��ditional

revisions beyond the first round will be billed at $300 per hour with a 2-hour minimum, 

with prior Client notice. 

Payment: The service is billed as a flat fee, with 51% due within 10 days of sig_ning a�d the

remaining 49% due within 10 days of receipt of the electronic draft report. Final revised

deliverables will be released after final payment is received.



STONE CLAIMS 
---GROUP---

Granite Guardians: Turning Claims Into Triumphs 

Stone Claims Group isn't just a name; it's a legacy of recovery. As multi-year DIAMOND AWARD 

winners for Best Public Adjusters from the Florida Association of Community Journal, we know 

how to turn disasters into triumphs. We've recovered almost $7 billion for associations 

nationwide, proving that no one understands your building's history and needs better than we 

do. We ensure that every crack and crevice is accounted for and that your asset is made whole. 

Public Adjusting Services: 

When your building faces an insurance loss, don't just wait and hope for the best. Be prepared 

with Stone Claims Group-your pre-disaster stone saviors. Here's what we bring to the table: 

Free Inspections: We'll document your property's condition before a loss, so there's no 

stone left unturned. 

Free Storage: We keep detailed pre-loss photos of your community safe and sound. 

Free Access: Top-notch remediation contractors and board-up services at your fingertips. 

Free Inspection and Policy Review: Before you file any claim, we'll review everything to 

ensure you're not left in the rubble. 

Discounted Services: New losses get our public adjusting services at a 9% contingency 

fee-normally 70% to 20%. 

PAYMENT TERMS AND CONTRACT: 

Our services won't cost you a penny unless a loss occurs and our public adjusting services are 

needed. 

Stone Claims Group, LLC; 260 1st Ave South #225, St. Petersburg, FL 33707. Call us at 800-892-

1116. 











TRADITIONAL AND STRUCTURAL INTEGRITY RESERVE STUDY 
P a g e  13 

We will provide a draft of the SIRS and TRS for your review, comments, and revision. One round of 
revisions is included within our proposed scope of work. Additional SIRS and TRS revisions can be 
accommodated at the below-established unit rates. 

Task II - Traditional Reserve Study 

UES Milestone subcontractor Reserve Experts Inc. will prepare a traditional reserve study based on 
parameters established by the Association of Professional Reserve Analysts (APRA) for the above-referenced 
building(s). The reserve study will include typical components as they pertain to industry guidelines. 

SCOPE EXCLUSIONS 

This scope of services will include observations of accessible areas only. UES Milestone assumes that the 
building(s) will be accessible to make our observations. These observations will be limited to the current 
characteristics of the building structure. It will not include laboratory analysis, geotechnical investigation, nor 
invasive investigations of the site, building, or concrete components. Additionally, this scope does not include an 
environmental assessment such as air quality (mold survey) or evaluation of asbestos. 

SCHEDULE 

UES Milestone will perform the site inspection within 30 business days from receipt of the attached Work 
Authorization/Proposal Acceptance Form. UES Milestone will provide the final report(s) within 60 business 
days from our site inspection. 

FEE 

UES Milestone will conduct this Traditional and Structural Integrity Reserve Studies (TRS and SIRS) in 
accordance with our General Conditions (attached) for the lump sum fee as shown within the below table. 

Structural Integrity Traditional Total 
Reserve Study Reserve Study 

Individual $4,500.00 $2,000.00 6,500.00 

Additional site visits, re-evaluations after repairs, consultations or meetings will be based on the hourly rate 
schedule herein. 

UES Milestone will provide detailed invoices for services rendered. UES Milestone's terms are 50% deposit 
to start work and 50% due upon completion. All UES Milestone's invoices must be paid in full prior to delivery 
of the final report. The pricing contained herein is subject to change if this proposal is not authorized within 30 
days from the date of this proposal. If more than 30 days have passed since the date of this proposal, please 
contact us for an updated proposal. Additional items not listed in this proposal will be quoted upon request. 

HOURLY RATE SCHEDULE 

UES Milestone proposes to provide additional services beyond those listed within this proposal at the following 
rates. The hourly rates are portal to portal where applicable, for work completed Monday through Friday, 8 
a.m. to 5 p.m. Holidays, Weekends, Non-Standard and Overtime hours will be charged at 1.5 times the hourly
rates herein with a minimum of 3-hours.

Professional Engineer or Architect (Trade), per hour ............................................................................. $250.00 
Authorized Structural Representative, per hour ...................................................................................... $135.00 
Finance/Accounting Professional ............................................................................................................ $200.00 
Administrative, per hour ................................................................................................................................. $65 
Mileage, portal to portal, per mile ................................................................................................................ $0.75 
Reimbursable Expenses such as supplies, printing, etc ............................................................... Cost plus 15% 





TRADITIONAL AND STRUCTURAL INTEGRITY RESERVE STUDY 
Page 15 

LIES MILESTONE INSPECTIONS, LLC 

Work Authorization/ Proposal Acceptance Form 

IF PROPOSAL IS ACCEPTED, RETURN SIGNED FORM TO UES MILESTONE AT THE EMAIL ADDRESS BELOW. 

UES Milestone is pleased to provide the services described below. The purpose of this document is to describe the terms 
under which the services will be provided and to obtain formal authorization. 

PROJECT NAME: International Beach Club Condo Assn.- SIRS & TRS 
PROJECT LOCATION: 313 s. Atlantic Ave, Daytona Beach, FL 32118 
CLIENT NAME: International Beach Club Condo Assn./ Attn: Ms. Becky Lewis 
CLIENT ADDRESS: 313 S. Atlantic Ave, Daytona Beach, FL 32118 

EMAIL: manager@pmdmgt.com 

I. Scope of Services and Understanding of Project (See attached Proposal or as indicated below)

UES MILESTONE OPPORTUNITY NO. A26150.01275.000 

Structural Integrity Reserve Study (SIRS)--------------$4,500.00 LUMP SUM Y ( ) N ( ) 

Traditional Reserve Study (TRS)--------------------------------$2,000.00 LUMP SUM Y ( ) N ( ) 
TRS & SIRS-------------------------------------------------------------$6,500.00 LUMP SUM Y ( ) N ( )

II. Contract Documents. The following documents form part of this Proposal and are incorporated herein by referral:

A. UES Milestone Proposal Dated: July 8
1 

2026

B. UES Milestone General Conditions

C. Other exhibits marked and described as follows:

D. Should the terms of this Proposal be inconsistent with, or conflict or contravene with the UES Milestone General
Conditions, the terms of the UES Milestone General Conditions shall control.

Ill. Authority to proceed and for payment. (To be completed by Client) 

If the invoice is to be mailed for approval to someone other than the account charged, please indicate where below: 

Firm: 

Address: 

Attention: 

Social Security Number or 
Federal Identification No.: 

Title: 
----------------------

IN WITNESS WHEREOF, the parties have caused this Proposal to be executed by their duly authorized representatives. 

CLIENT 

BY (Signature) 

TYPED NAME 

TITLE 

DATE 

LIES MILESTONE INSPECTIONS, LLC 

BY (Signature) 

TYPED NAME 

TITLE 

DATE 

RETURN SIGNED COPY TO: 
condo@uesmilestone.com 

















Frequently Asked Questions 

Proposed LLC Governance and Oversight Structure 

Q. Can the Association directly own the LLC, Tiki Bar, or Rental Program?

A. No. Based on guidance received from Association legal counsel, the Association cannot

directly own the LLC or its business operations.

However, the proposed structure will provide the Association with contractual governance and 

oversight authority, including the ability to participate in selecting, approving, retaining, or 
replacing the party responsible for the LLC's oversight and operation. 

The Association Board would provide governance, strategic direction, accountability, and 
oversight while maintaining the appropriate legal separation between the Association and the 
LLC. The specific authority and responsibilities of each party will be established through the 
LLC Operating Agreement and related contractual agreements. 

Q. Does the Association Board become the legal Board of Directors of the LLC?

A. Not necessarily. An LLC generally operates through its members, managers, authorized
representatives, and other positions established by its Operating Agreement rather than through a
traditional corporate Board of Directors.

Under the proposed structure, the Association Board may function in an oversight and 
governance capacity by establishing expectations, reviewing performance, providing strategic 
direction, and participating in the appointment or replacement of the Responsible Party. 
However, the Association Board would not automatically become the legal owner or governing 
board of the LLC. 

The final structure and terminology will be established through the revised Operating Agreement 
and related agreements following review and approval by legal counsel. 

Q. Who legally owns the LLC?

A. The LLC's legal ownership will be established through its operating agreement, membership
records, state filings, and the final structure approved by legal counsel.





















Q. What is the overall purpose of the proposed structure?

A. The purpose is to establish a legally appropriate, financially transparent, professionally
managed, and sustainable governance structure that:

• Preserves the legal separation between the Association and LLC;
• Provides the Association with appropriate governance and oversight;
• Establishes clear responsibility and accountability;
• Provides continuity as Association Board membership changes;
• Protects the LLC' s assets, records, systems, and business operations;
• Strengthens financial controls and transparency;
• Improves legal, tax, insurance, and regulatory compliance;
• Allows onsite management to efficiently operate the businesses;
• Provides experienced oversight and strategic guidance;
• Protects the long-term interests of the Association, LLC, unit owners, employees, and

resort operations; and
• Supports the long-term financial and operational success of Fountain Beach Resort.



Flowchart for Association 

INTERNATIONAL BEACH CLUB CONDOMINIUM ASSOCIATION 

BOARD OF DIRECTORS 

• Governs the association

• Sets overall strategic direction and policy

• Hires and evaluates property managers' performance

• Provides oversight and directives to property manager

PROPERTY ASSOCIATION MANAGER 

Becky Lewis 

• Overall oversight of association affairs

• Financial administration

• Books and records

• Association statutory compliance

• Association business administration

• Board support and reporting

ONSITE PROPERTY GENERAL MANAGER 

Richard Musgrove 

• Day-to-day property operations

• Association staff supervision

• Maintenance and facilities operations

• Works with and under directives of the property manager via board governance










