GENERAL MEETING OF THE WALNUT BEACH CONDOMINIUM ASSOCIATION
Held on December 4, 2012
At St. Gabriel’s Church Hall, Milford, Connecticut
At 7:02 PM Richard Gaudette, Acting President, called the meeting to order.  Other Board members present were Clare Farley, Acting Vice President; Hedi Minow-Pike, Secretary; and Virginia Lombardi, Acting Member at Large.  (Our Treasurer, Gerard Fay resigned due to sale of his unit)
 Also present were John Hufcut, of Evergreen Management, and owners of 28 units:  73-A, 73-B, 73-D, 75-B, 77-A, 77-B, 77-C, 77-D, 81-D, 83-A, 83-D, 85-B, 85-C, 87-A, 87-C, 87-D, 89-C, 89-D, 101-B, 101-D, 105-B, 105-D, 107-A, 107-C, 107-D, 109-A, 109-B, and 109-C
 All unit owners had been notified of the time and place of this General Meeting.
 Since the minutes of last year’s General Meeting had been mailed to all unit owners, Jean McBride motioned that we waive reading of the minutes.  The motion carried.
 John Hufcut advised the unit owners that efforts to repair our seawall began last year after storm Irene.  The Board obtained the services of an engineer approved by the City.  Bids were requested from six contractors, but only three contractors responded. The following three bids were received:  $90,000; $75,000; and $60,000.  The Board then reviewed the qualifications of these contractors and interviewed them.  The EPA approved the work to be done.  
John indicated that he looked into getting assistance from FEMA to offset our repair costs related to these storms, but found that there was no program for condominiums as condominiums are not considered private property.  He said that our attorney informed us that we could challenge this, but it would be an upward climb.  FEMA suggested that we look into the Small Business Association (SBA) if we think that a loan would be necessary.  After looking into what SBA had to offer, John, said that our own bank was providing us with better options.  
Before we had an opportunity to proceed with the repairs after storm Irene, storm Sandy arrived. Since we already had an approved Certificate of Permission from the DEEP to do repair work on our seawall DEEP advised us that we could proceed with any additional needed repairs as a result of storm Sandy and would not be subject to obtaining any additional approvals.
We sustained considerable flooding in the basement of Building No. 4. There was seven feet of water and our hot water boiler was destroyed.  A huge hole opened between Building No. 5 and 6.  Only a small amount of water was found in the basement of building No. 5 and building No. 6 sustained no water damage in the basement. 
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John indicated that this is the first Flood insurance claim that he has been involved with.  He said that he engaged Rich Chaffee, contractor from RM for assistance as he has had some prior experience dealing in flood claims. 
Rich Chaffee, who was one of the bidders, after storm Irene, re-evaluated the work which needed to be done now after storm Sandy and advised us that he could do the job for $80,000 including the installation of the energy dissipator. He also volunteered to install poured concrete steps to replace the wooden ones that were destroyed.  We were originally planning on using contractor Trademark who had provided us the lowest bid, but Trademark’s new price after storm Sandy was the highest in the amount of  $94,800.  
The original plan was not to include the energy dissipator, but after storm Sandy, it was decided to include it as part of the repairs.  Our engineer is recommending it and we are told that FEMA may make this a requirement in the future. This energy dissipator is composed of stone and fabric and will work to prevent erosion. 
Rich Chaffee was present at our meeting and Marty Lippman asked him how this dissipator would keep the rocks in place.  Rich stated that using different types of rocks combined with the geotextile fabric would prevent movement. Marty inquired whether the filling of the stones should be with concrete. Rich stated that water would not pass through the dissipator with the use of concrete and concrete could then get displaced.  John also read a more detailed description of the construction of the energy dissipator for the unit owners. Adam Kuhr wanted to know if the dissipator can be walked on and how wide it would be.  Rich indicated that, yes, it can be walked on as long as one is not walking with high heels.  It will be 15 feet wide. Isobel Clarkson wanted to know how many loads of rock would be needed.  Rich said it would take many truck loads and he also would utilize some of the stones on the beach.  Bud Stone asked if this was a negotiated price or a bid price. He was advised that it was a negotiated price with Rich Chaffee who was one of the three bidders after storm Irene.  Marty Lippman asked how close the energy dissipator would be to the buildings. He was referred to view the map that we have for reference regarding this project.   Marty also asked if there were any energy dissipators in the area to view.  Rich Chaffee was not aware of any but John indicated that contractor Trademark installed an energy dissapator at the Pine Orchard section in Brandford.  This area is private property as such questionable whether or not we would have access for inspection. When would the project be started was asked. Response was in about two weeks from the time the contractor gets the go ahead from us to proceed.  
The Rich Chaffee of RM would be receptive to starting the project with a $5,000 down-payment and is amendable to receiving the balance as the money comes in from the assessment.  Richard motioned that we accept the negotiated price of RM contractors. The motion carried with twenty (20) unit owners in favor.  
Richard reviewed the $60,000 assessment for the seawall project. Each unit owner’s share is set according to the percentage of their ownership. Twenty thousand ($20,000) is being taken out from our savings to cover the balance. A written copy outlining this assessment was provided to 
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all unit owners. The first payment is due in January 2013.   All money must be received within three months. Late fees will be assessed to any unit owner who after four months still has not paid the assessment. Adam Kuhr asked how much money would be left in savings after removal of the $20,000.  John said there would be $21,563 left in the Reserve Fund. 
We needed to take $22,000 to pay for the boiler and heater in building No. 4. We expect that we will get $17,000 back from the insurance company after applying our $5,000 deductible.  Also, since have replaced our boiler with a high efficiency boiler, we qualify for a $2,500 rebate
John and Rich Chaffee met with insurance adjuster from Selective Insurance (this is the insurance company that the National Flood Insurance program assigned to work on their behalf) to show him the damages which resulted from storm Sandy.  Our insurance policy will cover removal and replacement of the sheet rock in the basement of building No. 4, the replacement of boiler and cleanup costs. The contents of the storage units are not covered by the Association’s policy and owners need to address storage unit losses with their own insurance company. Ed Martin mentioned that all the flooded areas would benefit to be disinfected to prevent mold issue.  The Board agreed and will do this
Adam Kuhrs motioned that when we replace the basement cages that we build extra cages which to be available for rental.  (When he was living here, he found that having only one cage inadequate and would have liked to have rented another one.)  This will be taken under consideration in our next Board meeting. 
 Election of officers took place with the following results:  Claire Farley       -          66.66
                                                                                               Richard Gaudette     -    48.39  
                                                                                               Vito Sesto         -            42.71
                                                                                                Judy Ruskin       -          40.08
                                                                                                Virginia Lombardi -     37.39
                                                                                                 Aurum Stone       -        31.60
 Based on the results the following were elected to the Board:  Claire Farley, Richard Gaudette, Vito Sesto, and Judy Ruskin.
 John advised us that Philadelphia Insurance is looking to increase our insurance premium by 30% .We are negotiating to see if we can get a reduction.  John mentioned that he and Hedi met with the insurance agent earlier in the year and determined that Philadelphia insurance had our buildings undervalued. This was subsequently corrected. 
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We now have changed agents and expect that our insurance matters going forward will be better managed. Our Flood insurance is also not rated properly but we will not know what our new premium cost will be until renewal time. 
Adam Kuhr asked whether the issue regarding who is responsible for window repairs has been resolved. John responded by giving an example to Adam. He said that if a window is leaking and it is the original window then the Association will replace it or repair it, otherwise, it is dealt case by case with matter going to the Board for final decision.
Unit owners were provided with a written copy of the operating budget which was reviewed in detail during this meeting and was approved by the unit owners at completion of this review. 
The meeting adjourned at 8:40 PM.
                                                                                                            Respectfully submitted,
 
 
                                                                                                            Hedi Minow-Pike, Secretary
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