
WALNUT BEACH CONDOMINIUM ASSOCIATION
General  Meeting of October 25, 2021
at 7:00 PM Zoom On-Line 


Attendance:  Board Members:  
Co-Presidents:  Clare Farley 109B and Margaret Meisenhelder 77B; Secretary, Lisa Greggos 101A; Treasurer, Don Sanchez 79C; Member at Large, Judith Ruskin 83D (5)

Felner Corporation: Matt Felner and Nick Bragano, Felner Property Managers; Jaime Polatsek, Executive Assistant;  Ella Hill, Felner Apprentice

Unit Owners/Attendees: Susan Kelly 73C; Isabella Clarkson 77A; Marty Lippman 77C and 75-B; Monica Slomski 79B; Jerry Faye and Blanche LaBarbera 81C; Charles Pape and Pat Adams 81D; Steve Berube 83C; John Delaney 85B; Martin Schwartz 85D; John Judge 87D; Roland and Hedi Minnow-Pike 101B; Benjamin Eisenhandler 103D; Manya Andreone and Stephanie Howard 105D; Adam Kuhr 107A; Sharon Alderman 109B; Arum (Bud) Stone 109A and109C (22)

Proxy Votes: Jerry Faye:  81-A Anne Grant;  81-B June Montagna/Bill Turbiville; 107-D Virginia Lombardi; 107-B Dorothy Schemehl (4)
Stephanie Howard:  105-B Megan Cammarota (1)

Call to Order: The meeting was called to order at 7:18 PM by Clare Farley, Co-President 

Robert’s Rules of Order: A motion to waive the formal use of Robert’s Rules of Order was made, seconded and approved.

Establishment of Quorum for the General Meeting: Matt Felner stated that given the number of owners present and the proxies, a quorum of unit owners was established.

Approval of Minutes from the Previous Budget Meeting:  A motion was made, seconded and approved  to waive the reading of and to accept the minutes of the October 25, 2020 Zoom Budget Meeting as presented. Note: This Meeting had been held in lieu of an Annual Meeting per state Covid mandates. Budget and elections of board members ballots had been mailed or hand delivered to Margaret Meisenhelder.

A Moment of Silence was held in memory of Kevin Beck and Lena (Lee) Graber, the mother of Manya Andreone


Presidents Report: The Presidents Report was presented by Co-Presidents Clare Farley and Margaret Meisenhelder.  See attached.

Manager’s Report: Matt commented further on the operating and capital budgets; and, the critical infrastructure and maintenance items as covered in the Presidents’ reports. The proposed budget is a large aggressive hardship budget.  Structural and maintenance items need to be addressed and put on a scheduled repair cycle.

Insurance costs could increase by 15%.  Funds are needed to keep up with increases. 

The Capital budget addresses large long term projects and structural issues.  There is no funding currently available in either the capital or maintenance budgets for emergencies.

This meeting is held to answer questions on the proposed budget for 2021-2022 that includes both a 14.7% increase in common charges and an assessment of $226,800.00.

Board Election:
Two board positions are open as terms of Margaret Meisenhelder and Judy Ruskin are expiring.  Margaret Meisenhelder was the only person nominated prior to the nomination cut-off date, and hers the only name that appears on the ballot. 

Therefore nominations were requested from the floor. Jerry Faye and Judy Ruskin were nominated by Marty Lippman and Martin Schwartz, respectively. Note:  Owners elect board members; and, the board determines positions.

Owners Comments/Questions Period and Responses:
Matt requested that owners listen to each other and not interrupt, as Zoom discussions can be difficult.

Bldg 4 basement has water leaks.  
Management will follow up .  Other issues in that basement had previously been investigated and addressed.

Monies need to be put in reserve fund.  
Matt:  $27K or more will be added to reserve by the end of the year.  The $11K discrepancy hopefully will not have to be taken from the capitol account.

Many parts of the sidewalk do not need repair. 
Board:  The most serious problems are sidewalks in front of Blogs 4 and 5.  Repairs or replacements can be done in phases.

Why monies were being assessed for sidewalks when they had been part of last year’s assessment for $95.
Board:  Incorrect.  Sidewalks had not been included in the last year’s assessment. Bids are in process. 

Matt reviewed account balances:  As of 9/30/21:  Operating Account - $87,233.00; Reserve Account - $37,853.00 for a Total of $125,087.00

Question on Surplus: 
Matt:  There is no surplus.  We are running at a $45K loss. Sewer line repairs and 105 basement emergency duct repairs and mold remediation were very expensive and will result in a deficit.  105 repairs have not yet been paid and are not reflected in account balances.  Because of this Bldg 77 Brick demolition and vinyl replacement, as well as some ceiling repairs due to truss work which were both in last year’s assessment have not yet been done.

Is 14.7% common charge annual?
Matt:  Explained how common charges work.

Why was assessment included in the annual budget?
Matt:  The two were combined for total clarity 

Common charge increase was largest in condo history
Matt:  Insurance is increasing as are recurring expenses.  Monthly expenses are not being covered because of rising costs and expensive emergency expenses.

Concerns: Impact on owners with both common charge and assessment.  Consideration of different approach/work phase-in; reinforce Bldg 77 brick with rods; bid process; slower approach. 

Jaime:  We don’t plan to do everything right away.  However, some things are urgent safety and liability concerns.  If one more person falls, our insurance will sky rocket.  These are not cosmetic issues.  You can’t hold up a building facade with a metal rod.  It will not work on 77.  It has to be addressed now.


Comments: Only need to address targeted specific emergency issues.  Phase in $200K and collect it in a longer time.
Jaime:  The association actually needs $600K; the $200K is just a portion of what is needed.
Matt: When the board put together a list for a possible ten year loan it would be $700K for capital expenses including items which would probably come up in two to three years. This Assessment is scaled back to include the most critical needs.

Board is driven by management’s desire to do everything at once.
Clare:  It is the board which is pushing our new property management to address things that Evergreen/John Hufcut our former property manager had not addressed. 
Peg:  These are not cosmetic repairs.  We are talking about things John Hufcut should have gotten done when identified and have been going on for two or three years now without competitive bids or a biddable statement of work.

Martin Schwartz Comment:  Not repairing things is way more expensive than repairing.  The argument for upcoming emergencies should be a strong argument why things should be handled now and not delayed until later.
It is possible to get a letter of credit for emergencies?
Matt:  Explained both the loan and/or letter of credit  process which takes work and time, attorney costs and paperwork, bids in place,etc. Given the complex and lengthy process, the board determined an assessment is more appropriate for this year.  A loan may be considered in the future.

Voting:
Matt:  We will not have the results tonight.  The unit owners will submit their ballots for for two positions from the three nominees and the budget vote.  Ballots/responses are due back in 48 hours to management which will count them and issue a letter to the Association notifying them who the new board of directors will be as well as the budget results.  In order for the budget not to be passed it needs 51% rejection by all the unit owners including percentage of ownership.  If it is not passed, the board would have to go back and come up with another budget.

Voting protocol was questioned: 48 hour change; percentage of voting and budget ratification.
Matt:  Re-iterated that  votes  could be emailed, faxed, or dropped off at Felner’s office.

Matt had contacted the attorney prior to the meeting to confirm that the budget is ratified unless 51% of all owners reject the budget.  He stated he will again contact the attorney to verify, but the most important thing was to get votes in.

***********************************
Presidents Report 
Clare:  We would like to briefly address our structural, mechanical and safety issues which require an assessment at this time.

Our structural problems which are of immediate and on-going concern are:
Crawlspace beams failures and dehumidification (2 needed this year)
Frontage Brick separation and movement (vinyl replacement)
Lintel problems corrosion of steel lintels above windows

These are all documented in Tim Wentzell’s engineering reports and explained at his presentation at our general meeting in October 2019. 

In the last three years, structural repairs have been completed in four crawlspaces. Two were paid for from our operating budget; and two were paid for by the last $93K assessment. This assessment will cover the last two remaining crawlspaces with significant problems.  The remaining crawlspaces need to be re-inspected.  Also, the truss work was completed and paid for by  the assessment, and most of the resulting interior ceiling repairs.

However,  brick remediation was not done because of major emergency repairs of sewer lines in buildings 5 and 6 and condensation/mold remediation and ductwork replacement amounting to $40K.  Extensive sewer line upgrades are still needed across all buildings.

Gas line repair is mandatory.  Two years ago the the gas company had informed us our gas entry lines need to be replaced (the section from the meter through the brick wall). The gas company  no longer does any work beyond the gas meters.

All of the above mentioned are structural liabilities or mechanical liabilities and must be addressed.
Peg:  Because of increasing costs in general expenses and high maintenance repair costs which have impeded our ability to build up a reserve fund, our yearly operating budget is inadequate eg. Insurance costs are over $86,000 per year.  ($72,974 package policy and flood $11,509).  We’ve had to put off any additional landscaping (such as removal of large bushes, dead trees and planned replanting), patio and railing repairs, etc.; basically anything that is cosmetic.

Another main concern are our sidewalks, and the safety and liability issues. Last year our insurance company identified our interior sidewalks as a risk liability.  And, unfortunately, we’ve had two falls this year.  We need to make some immediate repairs and phase in sidewalk replacement in the spring if we have the needed money. A few entry doors and basement doors need to be replaced. 

These last three years have been difficult as these major failures have been accompanied with new emergencies.  Our buildings are aging, were built at a time where building codes were lenient, and we live in close proximity to the water.

This assessment was needed prior to John Hufcut’s retirement.  You may recall the minutes of our annual meeting of October 2019 stated that we needed $300,000 for structural and mechanical repairs.  John did not get required bids in time to request the needed assessment monies.

The Board hired Felner Property Management in November of last year. It’s been a learning experience for them and us in a condo that has many problems.

This is a beautiful location in which to live,  but living on the water in very old buildings is a challenge.  This is your home, and it needs to be taken care of.

		****************************************************
Meeting was adjourned at 8:40 PM

Respectively submitted,

Lisa Greggos
Secretary

