           GENERAL MEETING OF THE WALNUT BEACH CONDOMINIUM ASSOCIATION
                      


                                       Held on October 26, 2010

                             AT ST. GABRIEL ’S CHURCH HALL, MILFORD, CT.

  

  

At 7:06 PM. Richard Gaudette, WBCA Board President, called the meeting to order.  Directors Jerry Fay, Hedi Minow-Pike, Adam Kuhr, Clare Farley, and John Hufcut of Evergreen Management, were also present.

  

Present were owners of 30 units:  73-B, 73-D, 75-B, 77-A, 77-C, 77-D, 79-D, 81-B, 81-D, 83-A, 83-D, 85-B, 85-C, 85-D, 87-A, 87-C, 87-D, 89-C, 89-D, 101-B, 101-D, 103-C, 105-B, 105-D, 107-A, 107-B, 107-D, 109-B, 109-C, and 109-D.  Eleven unit owners submitted proxies and thirteen owners were not heard from.

  

President Gaudette announced that all conditions for holding the meeting have been met.

  

Since last year’s minutes had been distributed prior to the meeting, Jean McBride motioned that we waive reading of the minutes.  The motion was approved.

  

Old Business:  Bea Ball said last year’s minutes referred to establishing separate air conditioning condensate lines for first and second floor units.   When will this work be done?  John said it is on the schedule for this coming fiscal year. Isobel Clarkson asked about the foreclosed unit.  John said we have received $9,947.86 and Vito Sesto, who owns two other units, has purchased the unit.

  

Election of Officers:  The terms of three directors have expired.  Nominees for the Board are Richard Gaudette, Clare Farley, Virginia Lombardi, Judy Ruskin, Arum Stone, Adam Kuhr, and Gayle Kuhr.  Prior to the election Gayle Kuhr withdrew her nomination.  All nominees were introduced except for Arum Stone who was not present.  Marty Lippman and Ed Steinerts tallied the ballots and Hedi Minow-Pike ran a second tally for verification purposes. The results of the election were as follows:

  

            Richard Gaudette           23.03867%

            Clare Farley                   22.10263%

            Virginia Lombardi         11.46957%

            Judy Ruskin                   10.39433%

            Adam Kuhr                      4.2612%

            Arum Stone                      5.4957%

            Owners unheard from    23.2379%

  

Twenty-eight of the unit owners voted to increase the common charges by 10 % (rather than 15%) beginning November 1, 2010. Three unit owners voted to increase the common charges by 15%.  Isobel Clarkson motioned that we postpone imposition of the increased common charges until January since the assessment is due by December of this year.  Dick indicated that our Fiscal year 2011 starts in November 2010 that is why common charges need to start this November. 

  

Budget: Manager John Hufcut distributed the new budget to those present and reviewed the various budget items noting that common charges received through October of this year were approximately $156,000 and that the money received from foreclosed unit 89-D included attorney’s fees.

  

The cost of replacement stairs leading to the beach, which includes the concrete pad, was $3,100 as noted in the budget report under “Beach Maintenance Cost”. 

   

Two-thirds of the assessment will go into the savings account.  The common charge increase will provide extra money for projects. Also, we did not get to put full amount of moneys into reserves this year and need to do so this fiscal year. 
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Marty Lippman noted that  $633 item in the budget for engineering services and said he was a retired engineer, licensed P.E. in Connecticut and New York and would be happy to serve as a consultant and would not charge the Association.

We need to budget for future projects such as driveway replacement, corrections of structural problems, installation of aluminum over triple windows to prevent buckling because of the drooping headers and plan for future when roof replacement will be necessary even though our current roof is only a few years old. Consideration needs to be given to using materials that will cut down on future repairs such as using the material Azec instead of wood where possible, as it does not rot. Projects also need to be prioritized.

Overlay of our Documents: A meeting will be held for Unit Owners regarding the proposed overlay of our documents that include amendments having to do with maintenance and insurance, some new items, and the removal of some non-applicable items.  These documents must be examined and voted upon.  Attorney Scott Sandler will be present at this meeting.  There are still further changes being made to the new state laws as such we are waiting until all is resolved in the legislature on this matter before going foreword. Cost for this legal service will be approximately $7,500. John says that this appears to be the “magic” number after talking to three different law firms. 

  

Windows and structural changes:  In past years many owners replaced their windows and some of these were not quality replacements nor best workmanship.   Many of the headers over the triple windows are wooden and have no steel plates. Lack of these plates has caused destruction to the existing windows making it now necessary that these windows must be replaced.  Some of these second-floor windows are leaking into first-floor units causing additional problems.  Work to remedy this situation will be done by the Association.  To avoid future similar problems, we need to have a better window policy. The Board has drafted a proposed policy on this windows issue and this is being reviewed by our attorney prior to presenting it to all unit owners. 

  

Contractors: R&M is the company who has been doing our repairs and they have been accepting payments as our money comes in.  R&M is a quality company with a good knowledge of carpentry and material sources and works well with our engineers.  To make sure we that we continue to have quality workmanship at competitive rates, we will in the future obtain bids from other structural firms when feasible. 

  

Termites were found in the basement of one of the buildings and the exterminator was called to address this problem. 

  

 

Comments from Unit Owners: 

Marty Lippman asked if notices couldn’t be e-mailed rather than mailed.  John said,  ‘no ’ as we are only legally protected by sending notices by regular mail.  Sending out a schedule covering six months of the year maybe the solution to monthly mailings. 

Ed Steinerts asked if the increase in common charges will be tracked so that it goes into our reserves and does not get eaten up by other expenses.   John said the money would go into savings where it is possible.

  

Mrs. Adams questioned the 40% increase in maintenance.  John said storm damage to buildings, drainage line repairs, flooding experienced in the basements, maintenance of sewer line and other cyclical things are what is driving the increase. Mr. Adams then said it appears many of these repairs are necessary due to the fact that the buildings are aging especially the window repairs.  Mrs. Adams then added that she understood owners paid for windows but felt the Association should pay for windows.  John indicated that the Association took responsibility for repairing windows when it was a situation that windows were leaking and it was related to some structural problem in the building.  If an owner was wanted to replace windows because he wanted to have a better windows or windows that were more airtight,
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then it was the unit owner responsibility to make that replacement. Nonetheless, John said that we need a more solid policy in place for window repair/replacement and the Board has drafted a proposed amendment on this window issue. This proposed amendment has been given to our attorneys for review. 

  

John said that any structural changes to the interiors of the units to include window replacements made by owners must be recorded in the Land Records. This will then permit future unit owners to be charged for any repairs that are needed as a result of the work that was done by prior owner. 

Mrs. Adams asked when would our budget be finalized.  John said at the end of this October as this is when our fiscal year ends. This finalized budget will then be send out to all unit owners. All unit owners that were present approved the budget that was presented today with the exception of three who opposed it. Bea Ball motioned that we accept the budget as presented. The motion carried.

  

The meeting adjourned at 8:40 PM.

                                                                                             

Respectfully submitted,

  

  

                                                                                                

Hedi Minow-Pike, 

Secretary

  

  

  

 

  

  

  

  

  

  

  
