
WESTCHESTER CONDOMINIUM ASSOCIATION 

BOARD OF DIRECTORS MEETING 

HELD ON November 7, 2013 

Call to Order 

The meeting was called to order by Mr. John Rhoder, President, at 10 A.M.  Present at the 

meeting, in addition to Mr. Rhoder, were Mr. Richard Baribault Mr. Mark Benjamin and Mrs. 

Bonnie Cocchiaraley, and Mr. Warren Harding and Mr. Thomas Murphy. Mr. Michael Phenner 

attended via telephone conference.  A quorum was confirmed.  Also attending was Ms. Toni 

Giliberti, Westchester General Manager, seven owners, and Dr Lois Barson, Co-Chair of the 

Document Review Committee. Mr. Larry Robbins, Vice President of Brown and Brown 

Insurance, attended to inform the Board about insurance issues for the coming year. 

Proof of Notice 

Mr. Rhoder asked Ms. Toni Giliberti to confirm Proof of Notice for the Meeting.  Ms. Giliberti 

confirmed appropriate notice of the meeting was sent to the Directors, and that a notice was 

posted on each condominium bulletin board on November 5, 2013. 

Approval of the Minutes of the Last Board Meeting 

Upon motion duly made and seconded, the reading of the minutes was waived, and the 

Minutes of October 3, 2013 were approved as submitted. 

Update of the Document Review Committee 

Dr. Lois Barson,co-chair of the Document Review Committee, informed the Board that through 

efforts of Ms. Giliberti and members of the committee, we received responses from 64 of 72 

owners.  Responses were collated by Ms. Giliberti and have been sent to all owners.  Five 

meetings, in Club 72, are planned on November 11, December 5, January 10, January 20, and 

January 30, to gather additional input from owners who attend. Any additional information 

gathered in these meetings will be added to the current survey results.  The Document Review 

Committee will then summarize all of the findings and present a final recommendation to the 

Board, hopefully in February.  The Board will then develop a document to be put for a vote. The 

process to be followed to develop a final document is going to be considered next by the 

Committee. 



Financial Report 

The financial statement as of the end of August shows a positive balance of $13,000. Mr. 

Harding thanked Ms. Giliberti for diligent monitoring of expenses.  All payments are current and 

there are no bad debts.  

Review and Approval of Leases, Loans and Rentals 

Ms. Toni Giliberti read the current and upcoming leases, loans, rentals, and confirmed that all 

documentation was in order. Upon motion duly made and seconded, the leases, loans, and 

rentals were approved. 

Sand Dune Update 

Mr. Rhoder gave a summary of the project to date.  He noted that the first company we 

engaged provided an inaccurate total cost for the project of $11,500 which was brought to and 

approved by the Board.  In subsequent meetings and telephone calls the estimated project cost 

increased to approximately $30,000.  

After seeking a second contractor, Coastal Tech, and again explaining the nature and origin of 

the dune, Mr. Phenner and Mr. Rhoder felt their approach to the State would have a better 

chance of approval than that of the first company. The simplicity of their approach would limit 

the total cost of the project to approximately $10,000 as well.   Mr. Rhoder suggested that we 

continue the process with Coastal Tech. There were no objections from Board members. 

 Mr. Rhoder stated the Coastal Tech will present our request to modify the dune/s to the State 

and report back the results of the meeting.  

Discussion Regarding GAB Robbins and the Association Reserve Study 

Mr. Rhoder questioned the need to continue to engage GAB Robbins yearly to produce a long 

range reserve study.  He stated that the Board is required by statute to disclose full reserve 

requirements to the owners on a yearly basis.  The Board engages GAB Robbins to compile the 

report which is then given to the owners for a vote.  The reserve study will be presented this 

year by the Capital Committee based on the report we received last year from GAB Robbins.  

The expiring contract was for three years.  The first year report was written after a physical 

inspection and consideration of our maintenance history.  There is no inspection performed 

prior to the second and third year reports. Every report projects for a period of thirty years. The 

Westchester pays a yearly fee for all three years.  The Capital Committee suggested that we 



contract GAB Robbins every three years instead of yearly.  The Capital Committee will make a 

final recommendation at the December 2013 meeting. 

 

 

Presentation by Mr. Larry Robbins, Vice President, Brown and Brown Insurance 

Ms Giliberti introduced Mr. Larry Robbins from Brown and Brown who acts for the Association 

insurance broker. Mr. Brown was asked to present the upcoming issues that will affect our 

insurance exposure for the coming years.   

Mr. Robbins discussed the Biggert- Waters Flood Insurance Act of 2012.  This Act requires that 

premiums for flood insurance be based on site elevation. The original flood insurance acts of 

the late sixties/early seventies grandfathered those buildings already built at any elevation.  

The Westchester is in that grandfathered category.   

The impetus to create the law attempts to level the playing field, so that non-grandfathered 

properties not continue to pay for those grandfathered, which usually require greater cost of 

replacement.  Premiums are also based on “zone” location - the closer to the water the higher 

the premium. 

The Westchester faces two threats.  Biggert-Waters will eliminate grandfathering sometime in 

2014, which will require The Westchester to document its elevation.  Insurance rates will 

increase if we are below the required elevation.   

The second threat is specific to the A building.  The new zoning map will place the A building in 

the V Zone, the closest zone to the water incurring an additional estimated $13,000 increase 

yearly for coverage.   

Mr. Robbins then moved on to a discussion about wind insurance.  Citizens Insurance, the 

company currently insuring the Westchester for wind insurance, has developed a relationship 

with Westin Insurance.  Westin Insurance is targeting condominium associations, and offering 

similar coverage provided by Citizens for the next three years.  Most associations have not 

taken the coverage offered, feeling that Westin may not be able to fulfill its commitment.  

Mr. Robbins pointed out that Citizens insurance, once it is aware that coverage has been 

offered by Westin, will not continue to insure the association.  He also pointed out that the 

offers made by Westin were unsolicited by the associations. 



Mr. Robbins stated that Brown and Brown is planning to hold a seminar in the near future to 

give the associations they represent an opportunity to hear from both Citizens and Westin 

Insurance companies, and an update on the implications of Biggert-Waters Act. 

 

Adjournment 

Upon a motion duly made and seconded the Board adjourned at 11:12 A.M. 

 

Respectfully submitted, 

Thomas Murphy, Secretary 

 

 

 

  

 

  

 


