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Dated: 13/02/2008

MINUTES OF SGM HELD ON 27TH JAN, 2008
Committee members present:

Rangarajan Sriraman, M.Srivas, Vijay Sambrani, S.Ramachandra, Pooja Jain, Divya Gopi, Shrividya Sudhakaran, Jayashree Mahesh, Sabari Jayanthan, Shobha Krishnan.

Agenda:

1.  Installation of a new FM organization

2. Authorization to increase maintenance fee to accommodate new FM 


3. Funds for capital expenditure to upgrade infrastructure


4. Increase in the Atrium corpus fund


5. Any other pressing items

Proceedings:

While awaiting the required quorum for the SGM President TAOA proposed a 1 min silence in memory of Mrs. Ranganathan – J 402 who had just passed away.
Due note was made of the following:

· Suggestion by member to notify residents of bereavements in the Atrium.

· Suggestion that deliberations could be started while waiting for the quorum in order to save time, or, alternatively the SGM could be postponed to a date in the following week as provided in the bye-laws of the association.

· Concern expressed by some members at the extremely short time given to go through the contents of the notice circulated the same morning giving details of items on the agenda.   

· Need to elect a President for TAOA.

· Need to circulate minutes of the last AGM.

· (Mr.R. Balasubramanian, K-401 of the previous MC explained that the delay was due to misplacing of the CD recording the proceedings and that they would be circulated within a few days.)

· Need to tackle the serious water seepage problem in the basement.

· In response S.Ram of the MC explained that the reason for the flooding was a rise in the water table which caused the water to spring in through the floor. Pumping out the water was not feasible on account of the sheer volume. Pushing the water into a drain and mopping it up was a short term solution that gave only temporary relief and required a lot of manpower. A long term solution was creating drainage, the feasibility of which was being examined. The Secretary of the MC pointed out that water was also seeping in through the joints between the wall and the floor. Mr.Jeevakumar, an expert, was being consulted regarding the feasibility of digging behind the basement wall and concreting up to a certain height, something which should have been done at the construction stage by the builder. In any case a long term solution needed to be examined.
· Suggestion by a member to turn this rise in water table into an asset by digging a couple of bore wells to collect it.
Upon the quorum being reached, Rangarajan Sriraman – V.P TAOA called the meeting to order. He apologized for the delay in circulating the details of matters to be discussed. He explained that the MC had been forced to act in a hurry, that a lot of effort had gone into preparing the material and that the delay was not intentional.

Handing over the floor to the Secretary TAOA he said that the MC would make a short presentation and requested the members to wait for the end of the presentation before raising questions. 
Agenda Item – Installation of new FM  Organization
The Secretary TAOA explained the situation with respect to the current service provider, Envirotech (EVT). EVT’s contract expired on 31st January, 2008 and they were not willing to continue. In the last year there had been a lot of performance issues with EVT namely shortage of staff due to a high attrition rate, total lack of professionalism and poor quality of supervisory personnel. All this resulted in their inability to handle crises and required MC members to devote a lot of their personal time.

 The Secretary went through the selection process used by the MC to short list new service providers, an outline of which is below:
· A detailed proposal document (RFP) was designed setting down various criteria to be met relating to size of outfit, turnover, experience as FMs in residential complexes, number of employees, expertise in equipment handling, statutory requirements, minimum qualifications of supervisory and technical staff.
· Bids were invited from various vendors including EVT.

· The MC met with each vendor for discussions.

· The vendors were evaluated on the basis of their response to the bid document.

· The result of the evaluation was circulated to the members.
After going through the pros and cons of each of the vendors in the shortlist (namely Hicare, Greenwich, Lancor, UDS and CBRE) as listed in Annexure 1 and emphasizing that the MC did not want to project any of them as their choice of SP.  Upon request from the some of the members of the General Body if the MC had a preference of vendor, the secretary explained how the MC felt CBRE to be the one that measured up in terms of both requirements and price. The floor was then opened for discussion. Due note was taken of the following opinions/concerns/suggestions.
· CBRE were facility managers to some well known names and would live up to expectations.

· Proximity to Tidel Park where CBRE operated in many offices was a plus.
· The flip side to CBRE’s brand name was that they outsourced manpower from smaller contractors.

· Residential complexes were different from commercial ones in terms of management and CBRE had not managed any residential complex in the last 6-7 years.

· Whether CBRE had the technical capability to handle the serious leak problems Atrium was facing.
· Whether Atrium was too small a client to CBRE in which case it would not receive enough attention.

· Would the property manager be outsourced or would he be in the employ of CBRE.

· Whether CBRE would take over the existing AMCs or insist on their own thereby raising costs.

· Why the MC did not project a particular FM as their choice.

· Whether the MC could guarantee that CBRE was the right choice.

· Since Atrium had tried so many FMs each of whom had not been satisfactory why not try a new model of management, i.e, self management by employing a high level manager who would manage teams recruited for various tasks. Till such a model could be made operational why not continue with EVT.

· Why not look inward among the Atrium community for such a person.

· Whether CBRE could help with a build-operate-transfer model for Atrium.

· Whether is was not better to sign a longer contract rather than change FMs each year as each service provider had a certain entry and exit cost.

The MCs response to the members concerns was as below:

· CBRE were looking to re enter the market to manage residential complexes and a good job in Atrium would be a feather in their cap. Hence they would give Atrium the same level of service as any other client.
· Though they outsourced manpower, the higher level management and the on-site Property Manager would be on its payroll. CBRE claimed to have in their employ skilled technical personnel whose expertise would be drawn upon as and when required either as part of the contract or on separate payment as the case may be.
· Although the last time CBRE had managed a residential complex in Chennai was in 2001, CBRE regularly managed residential complexes in other major cities of India.

· The MC is of the opinion that CBRE is the best option in terms of costs and professionalism but is not in a position and is under no obligation to give any guarantees. 
· The MC had debated at length on a self management model. Such a model was being tried in Greyshot with mixed results, but it was still very new, and so needed to be observed. Finding the right kind of manager for such a task was not easy and would take time, which was a constraint as EVT was not keen on continuing in Atrium even though the MC had requested them for a quote. Hence the urgency to employ a new FM for a year at least and simultaneously examine the feasibility of self management.
· The service providers do not necessarily prefer a longer term contract as there were cost, legal and tax considerations.
· Since CBRE was coming in during the middle of the AMC contracts they would take them over. But whether the same AMCs would be renewed was not known as CBRE would want to do their own evaluation before deciding.

· CBRE could be requested to do a build-operate-transfer model, but it was unlikely that they would agree to it.
A show of hands was called for and the following resolution was taken.

Resolution 1: New FM Vendor Selection

· It is resolved that by majority vote of SGM the following is selected as the new FM: Richard Ellis (CBRE)
Resolution Passed by Majority Vote
A sub-committee consisting of the following voluntary members was appointed to study the self management model and make their recommendations in 3 months.



Mr.P.J.Thobias (P 202)



Mr.Ramasubramanian (M 203)



Mr.Suresh Srinivasan (K 101)



Mr.Venkatesh (K 103)



Mrs.Renu Maheswari (P 101)



Mr.K.V.Menon (D 301)

Agenda item – Increase in maintenance charges
Regarding CBREs quote the following concerns were voiced by members.

· The information was circulated too late and hence members were not able to scrutinize in detail.

· The numbers circulated by the MC did not add up.

· Why the quote was so much higher than last year.
· Whether any capital items had wrongly been included in revenue costs to arrive at these figures.

· Could the MC guarantee that higher maintenance charges would result in better service.
· Would not the penalty amount withheld from EVT’s  payment each month go towards reducing the maintenance charges.
The response of the MC was as below.

· The MC apologized for the discrepancy in the circulated figures and assured the members that their calculations were based on the correct ones. 
· The Treasurer explained how the proposed maintenance had been arrived at. The running expenses of last year (purely revenue in nature) of Rs.0.74 per square foot approx. had been added to the per square amount of each quote to arrive at the new maintenance charges for each vendor. 

· With CBRE this figure worked out to Rs.1.82 per square foot and the MC was proposing to collect Rs.1.90 to provide a small buffer for rising costs. But the actual amount charged would depend on the final quote agreed to with CBRE. 

· Prices in general were higher as compared to last year because of competition posed by high salaries offered at the IT parks. 
· Another reason for the higher quotes was the minimum requirements stipulated by the MC in terms of qualifications of key personnel, amount of manpower, level of service, etc.

· The MC was a purely voluntary body that acted in good faith and was under no obligation to give guarantees.  Members’ grievances could be noted in the complaints register at the front desk as there was a procedure in place to examine and act upon them.
· The penalty clause with EVT was worded such that EVT could not be penalized for failure to provide the stipulated number of manpower. Moreover there was also a task wise cap on the penalty amount for performance related violations. Hence the amount that could be withheld was not substantial enough to make a difference. In future the MC would try and ensure that the SLAs and penalty clauses were watertight.
A show of hands was called for and the following resolution was taken.

Resolution 2: New FM Fee Structure

· It is resolved that the new maintenance fee effective March 1, 2008 shall be Rs.1.75 up to a maximum of Rs.1.90 per sq. ft. per month.

· MC will try and negotiate the rates with CBRE to achieve an improvement on the maintenance fee.  Based on this final negotiated rate, the maintenance fee will be advised to all members.

Resolution Passed by Majority Vote
Agenda Item: Induction of Mr. Rakesh Malhotra (M 403)as a member of MC
At this point some of the members of the MC pointed out that the MV was short-handed by a member and could use additional help.  Some of the members in attendance proposed that Mr. Rakesh Malhotra be nominated as a new member.  A spontaneous resolution was tabled to induct Mr Malhotra as a new member and a show of hands was called for.

Resolution 3: Induction of Mr. Malhotra as a new member of MC
· It is resolved that Mr. Rakesh Malhotra will be inducted into current MC as a new member.

Resolutions Passed by Majority Vote
Agenda item - Capex
The Secretary went through the detailed capital expenditure list and explained the rationale behind categorizing it into vital (Must-Do) and desirable. There were broadly four reasons for failure/poor performance of assets.
1. Normal wear and tear. A lot of Atrium’s assets were reaching the end of their

       lives.

2. Defects in design

3. Improper application.


4. Sequential failure.

Items 1 and 4 were the major contributors. The only item not of a vital nature but needed for automation for efficient control and monitoring was the computer for front office.
Regarding the two other items, i.e., leakage fixes and driveway fixes the MC requested in-principle approval from the members to go ahead after a studying the problem instead of having to call for another SGM.

Following queries/concerns were raised by members and duly noted.

· Members were entitled to receive a status report on capital expenditure. (e.g., lift CapEx collected).

· Small items like valves etc should be absorbed within the normal revenue spending.

The MC assured the members that while minor expenses would be covered within the regular revenue expenses major ones had to be planned for. The fact that there was no back up in case of failure of vital assets increased the urgency to act without delay.

The Secretary called for a round of applause for S.Ramachandra for his hard work in tabulating Atrium’s water related assets.

A show of hands led to the following resolution.

Resolution 4: CapEx Collection
· It is resolved that the MC is authorized to collect CapEx amounting to no more than Rs. 5, 63,000  for the items listed only under Must-Do Category (Reference Annexure 3, CapEx Summary in the SGM material provided).
Resolution Passed by Majority Vote
Agenda item – Increasing corpus
This item could not be discussed due to lack of time 

Other walk in items

Service Tax offset 
Regarding the above issue raised by a member, the Treasurer explained that service tax had to be collected if the maintenance fees were in excess of Rs.3000. 
TAOA was entitled to a rebate on 20% on Service Tax paid under the Cenvat rules. Hence members were entitled to a proportionate refund. A decision could be taken regarding a refund since all members would be liable to pay service tax with the new maintenance fee, but the quantum of refund was negligible.
Regarding collecting maintenance fees net of refund for service tax, the Treasurer pointed out that the TAOA was bound to collect the entire amount under the regulations. 
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