                Walnut Beach Condominium Association

Minutes of Board of Directors Meeting September 13, 2011, held                                                                                        at the Margaret Egan Center, Milford, Connecticut 

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

Also present were Marty Lippman, Unit 77-C; Isobel Clarkson, 77-A; and Margaret Meisenhelder, 77-B

Comments from Unit Owners 

Margaret Meisenhelder said the gutter over the front doorways 77/79 was down and there is leaking over the rear of doorway 77.  Isobel Clarkson said that when she inspected the 77 basement,  she saw what appeared to be ductwork and wanted to know what it was and who maintains it.  John said this was a heating duct and belonged to the unit owner.  Isobel also wants the beach stairs replaced, commenting that we are a beach community and need stairs to get there.  It’s her opinion that lack of beach stairs would have an effect on the property values.  She further said that without stairs people will climb the rocks and could get hurt. It was mentioned to her that there is another access to the beach from the condo complex.  This is by gate entrance in area of Building #6. 

Marty Lippman thanked the Board for approving his stair lift.  He will get the paperwork requested.  He noted that there is beach property in Woodmont area of Milford that has a concrete ramp that withstood the ravages of storm Irene. This ramp sustains absolutely no damage. He thought the Board should look at it.

Bea Ball reported that her prior requests to the Board have not been addressed. She states that she had put very much effort over the years in making our grounds attractive and that a year and a half ago she had requested much-needed lawn replacement, new doorbells, and a clean door, none of which happened. She is now concerned given the additional expenses as a result of Storm Irene, that it isn’t likely to happen.

President Richard Gaudette called the meeting to order at 7:02 P.M.  All unit owners had been notified of the time and date of this meeting.  The minutes of the August 9 meeting were approved.

Financial Report

Budget is tracking well. There is $25,647.41 in the checking account, $33,359.27 in the savings account, and  $6,400.50 and $6,489.18 in CD’s for a total of $71,896.36.  John is working on a draft of next fiscal year’s budget.

Administrative
John supplied the Board with suggested information for the website concerning the Board Members. Board members reviewed the information to verify accuracy of their phone numbers and email addresses. 
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Overlay is now completed, but changes to our documents still need to be addressed. Given that we have many additional issues to deal with as a result of storm Irene, Jerry suggested that the Board table this for six months.  All Board members agreed to postpone this until March of 2012. 

John showed the Board the letter he sent to A. Stone regarding his deck and letter sent to Marty Lippman approving his installation of stair lift. The board previously approved these letters. 

John said he had not heard from UI regarding a date for the transformer replacement. This transformer is located in the area of Building #4 and is the main feed for all of our three buildings.

Landscaping

In response to Blanche LaBarbera’s letter regarding establishing a gardening committee, John proposed that a landscape committee be responsible for setting guidelines. There are certain things that just may not be appropriate to plant such as tomatoes or grape vines. 

Jerry suggested allocating $10.00 a unit during each fiscal year for the purpose of necessary purchases for landscaping.  The Board agreed to allocating $540.00 per fiscal year for this purpose. Since we are close to the end of this fiscal period, it was agreed that 50% or $270.00 would be allocated for this fiscal year. 

Clare mentioned that she was thinking of also having a volunteer group to be involved in design of landscaping and mentioned Bea Ball as a potential candidate for this group. 

Seawall 

John, Dick and Marty met with the DEP, the city engineer, the city assistant planner and two other Milford City reps at the site. Inspection of the seawall damage was made and additional photographs were taken by DEP.  They indicated that any wall that we put up could not be any higher than level of grass and would need to be maintained on an “on going basis”.

Outcome of this meeting reveals that we will need to get a coastal engineering firm to provide us with design ideas for the seawall. The DEP provided us an extensive list of approved coastal engineering firms. We will need to pick two to three engineer firms and talk to those that we pick to see what recommendations they have in building an appropriate seawall.  John indicated that he would check his resources to see what information he may have about some of these firms. Once we obtain the design information, we would be able to proceed to hire the necessary contractors to do the work.  We would also need to obtain Certificate of Permission from the City of Milford before starting any work on this project.

John spoke to FEMA representatives and they will do no nothing for us. This is not a covered risk. If we had building damage, then FEMA would respond.  FEMA referred John to SBA for obtaining a potential loan given the anticipated high expense in repair of our seawall.  Loans given by SBA cannot be any longer than three years and we would need 100% of the unit owners to approve this loan.  SBA’s interest rate is 4% per year.  Using conventional banks, interest rate is 6% for condo association loans and loan can be as long as fifteen (15) years. With a bank loan only 51% of unit owners need to approve the loan.  Milford Bank with whom we do business with works with condo associations on these types of loans.  Whether to apply to SBA or a conventional bank for a loan will be determined after we have an idea as to the cost involved to reconstruct our damaged seawall.  
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Maintenance relating to Tropical Storm

John presented the Board with a list of the damages from the recent storm Irene and reviewed the various items.  

Unit owner of 79-B, who has new windows, has reported leakage (water dripping inside condo). Testing needs to be done here to determine the cause. Perhaps water is coming from the window above.  Unit 109-C picture window had leakage that was repaired. Flashing was needed to correct this problem.  

In Building #6, ridge vent went and it was necessary to nail it down.

Some window wells were torn loose and need to be reattached

No shingles were lost from our roofs but leakage occurred through the ridge vents.  Gutters and leaders at Bldg. 4 were affected and will be cleaned.

In Building #6, crawl spaces are moist. Crystal Restoration will inspect crawl spaces. They will check for any potential mold and remedy any dampness. 

Interior water remediation and leak repairs were done in Unit 79-C, 79-B, 109-A, and 109-C and 107 D.

Two large trees in the back of Bldg. 4 fell onto the fence and property of Beachside Condominiums.  John said we are responsible only for the clean up on our property and are not responsible for the broken fence or for the part of the tree on their property.  (A stump grinder is necessary to remove the stumps.)  The Bldg. 4/5 dumpster has two trees leaning on it.  These will be removed before the next trash pick-up.  The cyclone fence between Bldg. 6 and the public beach was damaged. In this area there has been significant soil erosion. We do not know at this time what the city of Milford intends to do about it.  John will talk to the City about this. 

Also our split rail fence has been damaged and John recommends putting in a “Breakaway Fence”.

All damages are under our insurance deductible; as such no money will be coming from the insurance company to pay for any of our damages. Philadelphia insurance did not waive their insurance deductible for damages from storm Irene as some other did. 

John reviewed maintenance items that included the following.  The replacement window ordered for Unit 73-C has been received and will be installed.  Leakage from Unit 79-D is creating problems for 79-B.

Significant cleaning was necessary for lots and lawn debris.

Other Maintenance

Door lock problem was noted in units 79, 107 and 109. Locks have cylinder issues. Because of the close proximity of the buildings to the water, the salt air contributes to the erosion of locks. We need 

Locks that can better tolerate this type of exposure.  John indicates he is looking into locks of this nature and will obtain prices for them.
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As to hallway 79-entry door, John is checking the Geldwyn warranty since this door was replaced only a few years ago. 
Structural issues were noted in the following units: 79-D interior, 77-B Interior from crawlspace issue, 87-B interior from crawlspace issue, 107 –D walls/ceilings (nails popping and wall separation) and crawlspaces in 77 and 85 issues. 

Maintenance completed

Building #4 gutter/leader cleaning was completed. Also Gutter sealing of the I seam at 85-87 was completed

An interior leak in 77-A was repaired.

The anchor on our front lawn was repaired and painted.

Unit 103-C had new shingles stained where the decking was repaired.

Unit 83-D has wasps in the rear deck ceiling that are proving difficult to remove.

The hinges must be removed from the door of 73’s electric meter box in order to remove the doors in order to accommodate the new, larger electric meters.

Miscellaneous

John asked the Board to let him know the extent of detail that the Board thinks is necessary to publish on the condominium website regarding maintenance issues. Board will review the maintenance documents and will advise John accordingly. 

As to insurance companies, John indicates that we will stay with Philadelphia Insurance, as there are no other companies that offer any better rates. 

Unit 105-C window air conditioner is still in the window.  John wrote the owners on August 25 but he has not heard from them. He also wrote to West Shore, their management company and also has received no response. Our next step is to request a hearing. John will send letter out to owner requesting owners to show up for meeting to discuss this issue. 

The meeting was adjourned at 8:33 PM.  The next meeting will be held Tuesday October 11, 3011 at the Margaret Egan Center

 Respectfully submitted,

Hedi Minow-Pike,

Secretary

Cc: Board of Directors and John Hufcut

