WALNUT BEACH CONDOMINIUM ASSOCIATION

MINUTES OF BOARD OF DIRECTORS MEETING ON JULY 12, 2011

AT THE MARGARET EGAN CENTER, MILFORD, CT.

Present: Clare Farley, Vice President; Jerry Fay, Treasurer; Hedi Minow-Pike, Secretary;
Virginia Lombardi, Member at Large; John Hufcut, Evergreen Management; and Beatrice Ball, Assistant Secretary.

Absent: Richard Gaudette, President.

Also present were Marty Lippman, Unit 77-C and Blanche Fay, Unit 109-C.

Vice President Clare Farley called the meeting to order at 7:00 PM. All unit owners had been notified of the time and date of this meeting.

Comments from Unit Owners
Marty Lippman has not heard from the Fire Marshal regarding his proposed stair lift. He states that the State of Connecticut says that if there is a second stairway it satisfies the code for his installation. As to the insurance aspect, Marty states that he called the Walnut Beach Condominium Association’s insurance agent but he has not heard back from him. His own insurance carrier, the Hartford, advised him that they would not get involved in providing additional insurance status to Walnut Beach Condominium Association on his policy.

Marty also commented on the weeds coming up through cracks in the driveway in areas of Building number 4 and 5.

Blanche Fay asked when the driveway would be swept. John will contact the landscaper. Blanche also asked when the barren areas of the lawn would be reseeded. John said this would be done in the fall.

Blanche suggested that a small amount of money be set aside for plantings for each building. John asked Blanche to present her ideas on paper on how this can be accomplished. Jerry Fay proposed that a set amount be allocated per building and this cash amount would either be used during the fiscal year or be lost. Any unused allocated cash for this project would then go to the general fund.

Bea Ball read an article from the July 3, 2011 issue of the “Connecticut Post” regarding the use of giant tube socks filled with sand and rocks to control beach erosion in Stratford. The EPA has decreed that no new walls or jetties or hard structures may be built except in emergency situations. Clare volunteered to do follow-up investigation regarding the use of this giant tube sock.

Virginia Lombardi has a small balsam tree that she would like to have transplanted from the back of her unit to somewhere on the property where it can be properly displayed.

The Board minutes of the June 14, 2011, meeting which had been previously distributed were approved.

Financial Report
The full financial report was previously mailed to the Board. John noted we had $20,520.26 in checking and $30,525.93 in our savings account and $6,393.38 and $6,486.25 in CD’s for a total of $63,925.82.

John has received the overlay for our documents. He indicates that this overlay would not require owner’s approval. Marty will be placing this on the Association website. In addition to this overlay, it was suggested by our attorney that title searches for each unit should be done, as we will need approval from the unit owners on the other amendments that we are seeking. The attorney that would be doing the title searches we are advised will be charging us $75.00 per unit. Hedi suggested that this is something that perhaps each unit owner can do by going to the Milford City Clerk’s office. There a unit owner can obtain an official document from the clerk that would verify ownership. Any owner that would not be able to do this, this owner would then be charged $75.00 so that it would be done on their behalf. If every unit owner were able to obtain the necessary documents on their own, the Association would be saving over $4,000. These additional amendments must be approved by 50% of the unit owners and 51% of the mortgage holders. This is something we would need to present during the general meeting. To ensure passage, we probably have to go door to door to solicit proxies.

Insurance
John discussed the issue of reducing some of the Associations expenses by passing some of the Associations costs back to the unit owners in matters involving repairs that are done due to a unit owner’s negligence. John proposed that unit owners could get a special endorsement on their condo HO-06 policy that would cover the Association’s deductible of $2,500. The unit owner would need to pay a small extra premium for this coverage, but it would benefit all unit owners as the Association would then have fewer expenses resulting in keeping condo fees from going up as frequently.

The example John gave is if a unit owner was smoking and caused a fire. Unit owner would be responsible for the damage to the building. If the unit owner had his policy endorsed to cover the $2,500 Association’s deductible, the Association would not have use it’s funds. If there were a loss larger than $2,500, the Association’s insurance company would subrogate to recover what the insurance company paid as well as the deductible amount. The problem arises when the damages are under $2,500 and the Association cannot submit a claim to the insurer. In this situation, the Association does repairs and then seeks recovery from the responsible unit owner. If the unit owner does not voluntarily agree to reimburse the Association, the Association then needs to have this matter brought to arbitration or litigation both of which come at a cost to the Association and Association never recoups 100% of the moneys.) For additional information on this type of insurance, John indicated that a meeting could be scheduled with the agent. Virginia thought a letter expressing the pros and cons of the insurance changes should be sent to unit owners. Jerry thought we should prepare a proposal to the unit owners.

Sidewalks
The Board asked John if the responsibility for sidewalk repairs had been determined. Yes, John obtained documents from the City of Milford. City Ordinance places the responsibility of repairs of the sidewalks on the abutting property owners as such the Association would be responsible to do the repairs to the sidewalks in front of our buildings. He said the work on Naugatuck Ave. was covered by a grant and liens were placed on the individual properties that will be paid when the properties are sold. John will obtain prices on repairing the bad panels of the sidewalks in front of our buildings as well as price to do the whole sidewalk. Clare indicates that three competitive bids would be desirable. She also mentioned that she knew of someone that does sidewalk repairs.

Website
John has edited notice (regarding access to Association website) to unit owners to indicate that password and user ID are both to be in lower case and will be sending out this notice out to all unit owners.

Miscellaneous
Vito Sesto, owner of Unit 87-D has advised John via letter that his tenant in 87-D, who owns a dog, feel “singled out” and requested documentation regarding bylaws concerning pets in rental condo units. On June 18, 2011, John sent a letter to Vito, which provided copy of document section wherein it indicates that tenants are not permitted to have pets.

The deck of 109-A looks bad, but there are no spongy areas. If deck was rotted, the Association would have the responsibility to replace the planking, otherwise, the unit owner needs to put carpeting there. If this unit owner wants to put quarry tile, he would need to submit his request to the board for approval.

The dead plant in hallway 107-A will be removed.

John has written the residents of hallways 81 and 105 regarding personal items in the hall and in the closet.

John will check the ripped screen reported by 87-C and the deck carpeting of 83-B.

The United Illuminating Company – The big transformer that is the main feed for both the Walnut Beach Condo Association and Milford Beach Condo Association will be changed and power will be cut off for a few hours. John will ask UI for date and time when this will be done so that unit owners can be notified.

John asked Winter Bros. to change Bldg. 4 dumpster doors to vinyl/plastic but this has not yet been done.

Marty Lippman reported he had examined Parker’s front windows, Delaney’s sloping floor (due to structural fault), the cracks in Meisenhelder’s bedroom and living room, but has been unable to inspect the Geanuracos unit as they are too busy. Marty needs to get into the basements, which he believes, will require additional lally columns or laminated beams. He needs a key for Bldg. 5 and someone to help him after which he will draw up specifications for correcting these problems. John will send the specifications out for bid to contractors.

John has not heard from the DEP regarding what we are allowed to do with our seawall as they are on vacation.

Maintenance
The 107 main entry door lock was repaired and the 107-D mailbox lock was fixed. Virginia states that her lock is now working great. John indicates that since these mailboxes are old, most parts to repair them are no longer available.

There is a small problem with the Unit 103-C deck replacement. The new 87-A furnace door was painted and the unit owner was pleased with the outcome. Jean wants the deck stained so John will ask a contractor to call her.

The leak in 81-C has been determined to be a plumbing leak and repairs will now be at the owner’s expense.

The gas line painting has been done.

Bldg. 5 boiler cage has one section up and the second hinged section will be ready shortly.

The 109-stair railing was repaired but needs to be painted.

The exterior vinyl ceiling tiles for 101-C and 81-D were replaced.

The 85 main entry door closer was replaced.

Bulk pick-up was completed.

Unit 85-D requested a new furnace room door with top and bottom tracks.

Unit 79-D toilet has overflowed three or four times due to blockages, causing ceiling stains to 79-B. Connie called her own plumber. It was determined that there was a blockage in her line. It appears that some material is being thrown in the toilet that should not be. For repair work Association will need to do in 79-B, Association will be seeking reimbursement from Unit owner in 79-D.

Unit 79-A has old leak stains that John will have Wizard paint.

Windows: There are problems with windows in Units 107-D, 77-A, 101-B, and hallway windows 73 and 89. Chris (from Homa) will meet with management this week.

Unit 107-D interior leak stain, wall crack and ceiling/wall separation: Chris (from Homa) wants to go into the attic, possibly 109 too, to see if he can track it down.

105-A deck railing repair: John will contact the owner.

The anchor at the sign is rusting. We are still attempting to see if this anchor can be repaired.

Pending Projects
Driveway repairs, doorbells, basement sensor lights, gutter sealing and splash pad placement, sidewalks, front and rear porches, willow sills and pointing. John will be obtaining estimates for these repairs and then would like to have the Board prioritize the list of pending projects. In order to avoid any future assessments, jobs have to be spread over a period of time.

The meeting was adjourned at 8:35 PM. The next meeting will be held August 9, 2011, at the Egan Center.

Respectfully submitted,

Hedi Minow-Pike, Secretary

cc: Board of Directors; John Hufcut

