WILLOWBROOK
ANNUAL MEETING MINUTES
NOVEMBER 1, 2011

Present: 3, 4, 5, 7, 8, 9, 10, 13, 14, 16, 18, 19, 21, 22, 25, 27, 28, 30, 33, 34, 36, 38, 39, 42, 44  represented by Proxy: 23, 37, 40.   Diane White represented CB Property Management.

It was verified a quorum (14) was present.

Jim Day welcomed all to the Willowbrook Annual Meeting.  

Rick Waldo, Insurance Agent for Clark –Mortenson Agency, gave a brief presentation regarding the history of flood insurance at Willowbrook.  Willowbrook has never insured for flood damage.

There were comments/questions regarding the cost versus the responsibility to insure the buildings, which units are in the flood zone and the fact that the flood zone may have changed after the 2005 flood.   

Jean Kalb stated that if the brook does flood, the water will go over toward the field before flooding Willowbrook.  

Unit 19 stated they have flood coverage, but they are not in a flood zone.  Unit 27 also has flood insurance, and currently is in a flood zone.  

Mike explained the work on flood insurance, zones and a survey is just preliminary work the Board felt was necessary to assist in making a decision if Willowbrook should obtain flood insurance.  The options include having flood coverage or self-insuring - if a flood should occur, each owner would be responsible, by special assessment, to raise the necessary funds to rebuild any buildings damaged by floods.   

Jim Day explained that later in the meeting survey and floods would be discussed in more detail.

There was a motion to accept the 2010 Annual Meeting Minutes as presented.  Seconded.   Approved.


President’s report, the Legal opinion concerning the handling of meetings and the bylaws and the 2011management report were reviewed as presented to owners in the annual meeting packet.

Dan gave a social committee report handout for all to review.  The Holiday Social will be held on December 16, 2011, 5 – 7 pm at Unit 30.  The event is BYOB and all who attend are asked to bring a snack to share.   

Mike Rafferty made a motion to approve the 2012 Operating budget as presented.  Seconded.  Discussion:  It was requested the annual meeting packet should be printed on both sides of paper to save paper and printing costs.  Approved.

A motion was made to approve the monthly assessments to fund the 2012 budget.  Seconded.  Approved.

A motion was made to levy a special assessment of $17,240.00 with $391.82 per owner due by May 1, 2012 for the purpose of work to be done at Willowbrook:  including new court yard areas for units 7, 11, 15, 19, 23 and 27, thinning of tree branches throughout the complex to prevent building damage and allow more light into units, the crack filling of road, driveways and sidewalks.  Seconded.   Jim Day then made an amendment to the proposed motion, to include an additional $600 to the total assessment so the area between the garage door and driveway in some units can be repaired when the crack fill work is being done this fall or next spring.  The revised special assessment to each owner would be $405.45 due by May 1, 2012.    Seconded.    Discussion:  It was asked if seal coating was going to be done on the other roadways at Willowbrook.   This is not part of the 2012 budget.     Approved.  

There was a review/presentation of the new courtyard brick areas.  The bricks in the courtyard area of Unit 3 were removed and a concrete pad installed.  The Association will pay for the replacement of the bricks by concrete, however the decorative touches (staining of the concrete or making it look like stone work) is at the cost of the unit owner.   Unit 43 had concerns as she has concrete already and there is a large crack in the middle of the patio area.  She was concerned as her patio is not included in this list of ones to be replaced.   The Board and Management will look at the area and see if repairs can be made in the spring.  The Association paid $1740 for Unit 3’s replacement patio, the largest one in Willowbrook.  All were reminded this cost only covers the concrete slab. The coloring or stamping of the patio will be done at the owners’ expense.

All were informed of the tree limbing throughout the complex.  Mimi had walked the grounds with Dave Ganio and decided on the limbs that should be removed to allow for more light to shine on the buildings.   Unit 10 confirmed that her unit was on the list for limbing.

The motion was approved.

Jim Day reviewed the By-Law review that was done by Attorney Rand Burnett, which was included with the meeting packet.  The review concluded that contracts with vendors could be authorized by the Board, and approved by owners as part of the proposed budget.   Rand suggested that the Management contract be approved at the annual meeting.

A motion was made to renew CB Property Management contract until December 2012.  Seconded.  Approved.  One opposed.

A motion was made to approve the Nominating Report as presented.  Seconded.  Approved.    Mimi Barber, Jim Day and Scott Chase were elected to the Board for 3 year terms.

Dan Harris made a motion that Willowbrook Association expend a total of $2000 to have the balance of Willowbrook surveyed with respect to the possible need for flood insurance for all, some or none of the buildings.  Such funds would come from Capital Reserves.   Seconded.  Discussion:

Bruno Jobin wanted to know if the survey would be accepted by all banks.  It was explained that currently the map that is used by banks is not a completed FEMA map.  In order to determine what buildings at Willowbrook are in (or not in) a flood zone, the survey and FEMA application need to be completed.  When the survey is completed, but before the application is actually submitted, the Board was instructed to schedule another meeting with unit owners  (hopefully, Wendy Ganio can attend that meeting and answer questions of the owners.  Wendy is the person that submitted a LOMA application for Unit #27 and will be the person contacted to do the new elevations for all of Willowbrook  The understanding was that we would then decide on whether or not to actually submit the applications based upon input at this special meeting with the owners.

Later and only after the results of new LOMA applications that might be filed, the
Association will need to determine if flood insurance should be purchased, if it’s needed and for all owners to review the “risk vs. the reward” of having (or not) flood coverage.  Should a flood occur and there is no coverage, all owners would be responsible to restore any damaged property back to original condition.  This would be a special assessment to each owner.  Another meeting of the Association will be needed to make this determination.  The motion was only offered to pay for the survey.    It was then amended to include what is stated in this paragraph.  We voted on the amendment.  It passes.  The amended motion was then approved as well.

Sue Cook questioned if the fee for the survey was less if the paperwork is not sent to FEMA.  The cost would be the same; the submitting of the paperwork is included in the survey price.  

Motion Approved.  Amended Motion Approved.

New Business:  

Mimi thanked Scott Chase for refinishing the Bill Dennison bench.  

Pat Faria was thanked for planting the flowers around the flag pole.

Marjorie Lane thanked Mimi for all her work.

There was no further business and the meeting was adjourned at 8:20.

Respectfully Submitted,

Mimi Barber, Secretary



Owners might be interested to know that Jim Day/Ann Eaton’s unit # 27 has since been taken OFF the flood plain.
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