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MINUTES OF THE SPECIAL GENERAL MEETING

HELD AT THE SPORTS COMPLEX (AT 04:00 P.M) ON THE 21st JAN 2007 

Mr.R.Srinivasan, Hony. President, called the meeting to order after ascertaining that the requisite quorum was present. 

The Hony. President announced the induction of Mr T.S. Ramesh (E 201) and welcomed him into the Committee. Mr. Ramesh will be taking the place of Mr. Jagdish Maheshwari who has been very busy lately and has been unable to spend time on Association activities. Mr. Ramesh will be holding the Security Portfolio.

The Hony. President briefed the members about the agenda for the Special General Meeting, – details of which were circulated to all the members in the notice for SGM, and the presentations that would be made covering the Appointment of Facility Manager, Monthly Maintenance Budget, Capital Budget and basis for increase in monthly maintenance charges. 

Facility Manager

Mr. R. Balasubramanian, Hony. Secretary, gave a presentation on the status of maintenance at the complex by the Lancor Group in the past 18 months. The main concern was the below average level of the Security which falls within the scope of Lancor’s facility management. This was also supported by the Feedback Survey taken to ascertain views of the residents. 

Based on review of the various FM proposals, the MC recommended M/s Envirotech Services as Facility Manager, highlights of which were presented by the Hony. Secretary for members’ review. The committee then requested Ms. Kavitha, the proprietor of M/s Envirotech Services, to the SGM to meet the Members of the Association and address their questions and concerns.  The members Mr. Suresh Srinivasan (K 101), Mr. N.S. Parthasarathy (J 102), Mr. R.Manivannan (B 203), Mr. Gopi Santhanam (L 202) and Mr.S.Rangarajan (G 302) among others sought clarification from Ms. Kavitha on her commitment to the contract, the techniques that would be used for better house keeping, the metrics that would be implemented for monitoring day to day activities and other issues relating to maintenance. 

The Resolution (#5), authorizing the association to appoint M/s Envirotech Services as FM was passed unanimously with show of hands.

Maintenance budget

The Hony. Treasurer, Ms. Radhika Srinivasan, presented the Annual Maintenance budget that was attached as Annexure -2 in the SGM notice. 

Maintenance charges

The MC recommended that the maintenance charges be raised to Rs. 1.40 / sq. ft of apartment area as per TAOA records (Resolution #3). Several members including Mr. Kiran Rao (L403), Mr. Vijay Sambrani (F 302), and others raised a point that as significant expense may have to be incurred on repairs and maintenance   keeping in mind the age of the complex, it may be prudent to raise the maintenance charges to Rs. 1.75 per sq. ft so that the association generates enough surplus to handle any exigencies. Also Mr.N.S. Parthasarathy wanted to know if the MC could assure the members that there would be no increase in maintenance charges for the next 2 years if it is fixed at Rs. 1.40 per sq. ft now. Mr.C.R.Chandrasekar, Hony. Vice President, clarified that with Rs. 1.40 per sq. ft., the association would have reasonable surplus and the maintenance charges should only cover   routine maintenance expenses. For any extraordinary maintenance or capital expense, the MC would approach the residents for the specific expenditure as and when it became necessary. He further stated that there may not be reason for this committee or a future committee to increase maintenance charges beyond 1.40/sq.ft for the next 2 years.  The objective of any committee should be to run the association in as economical a manner as possible, seek out areas involving cost reduction opportunities, and maintain adequate surplus.

The Hony. President then clarified that the budget presented had a 10% contingency only for non FM related expenses for one year and not for the FM charges.  If there is an escalation by the FM for the second and subsequent years, we may have to increase the maintenance charges;   this can only be ascertained after we negotiate the contract and know the extent of increase in FM costs.. Till then, the committee may not be in a position to commit to this rate beyond the first year.

Resolution #2 (Maintenance Budget for Feb 2007 – Jan 2008), and Resolution #3 (Increase in Maintenance Charges from Rs 1.10/sq. ft to Rs. 1.40/sq.ft) was passed with show of hands.

Capital Budget
Mr.R.Balasubramanian, Hony. Secretary, explained that as per the amendment made to Bye-Laws of the association at the last AGM, Capital Expenses were to be charged on a per-flat basis, and the original Notice of SGM had proposed collection of Capital Expenses on this basis. Subsequently, several members had raised concerns on the validity of this bye-law amendment given that Tamil Nadu Apartment Owners Law clearly    states that the common expenses are to be charged according to the percentage of the undivided interest of the apartment owners in the common areas and facilities. The MC therefore decided to get opinions from 2 legal experts on this subject. Both of them were unanimous in their opinion that though the law has been passed, it has not been implemented in the state, and hence, there are no compelling reasons to comply with the same. However, one of the opinions made the case that it may be prudent to align the Association’s bye-laws to the Government’s regulations so as to avoid any future issues. In keeping with this legal opinion, the MC is recommending collection of capital expense on sq. ft basis.   The Association’s Bye-laws would also be amended to reflect this revision at the next available opportunity.

Mr Thobias (P 202) stated that the Tamil Nadu Apartment act is not in force as of now. Mr. Ravi Viswanathan (J 103) raised the point on behalf of his wife Poornima Viswanathan who is a lawyer, that there is no legal requirement to change the bye-law given that the law is yet to be implemented in the state. Several other members felt that though the law may not have been implemented, it has been passed by the state and has been approved by the President of India and thus, it may be better for us to align with the law of the land. Some members also felt that it is natural to expect a person owning a larger apartment to pay higher for the services. Mrs Meera Karthick commented that it is better to look at it on a long-term basis and follow the spirit of law which recommends cost sharing on sq. ft basis.

The Hony. President put to vote the issue of charging the capital expenses on a per flat basis as against sq. ft basis. The members agreed to the basis of collection of capital expenses on a sq. ft basis by way of show of hands and proposed an amendment to the bye-laws. The President stated that this would be taken up with required advance notice during the next AGM.

Ms. Radhika Srinivasan, Hony. Treasurer, then presented the Capital Budget for the year and sought member’s approval.

· Mr. R.Balasubramanian, Hony. Secretary, first touched upon the expenditure on redistribution of Electrical Cables. These cables are seven years old and cause frequent tripping of incoming TNEB power supply due to uneven load distribution, resulting in frequent operation of   Diesel Generators to supply power. To address this issue, TNEB has recommended replacement/relaying of these cables. TNEB will be the nodal authority assisting us with this upgrade. At this point, one of the residents pointed out that there are many Apartments that run the A/C’s on Generators, and that the committee should take it upon themselves to resolve this issue in the process of relaying cables. Mr Thobias then pointed out that there is no need for a debate as the Committee has full authority to disconnect power to an apartment, if it is found that the A/C in that apartment is running on Generator, as the Association is the provider of this service. 

The Hony. Secretary then stated that the committee would take this up on the agenda in its next meeting and discuss the issue to ensure a common basis of DG power supply to all residents.
· The second item on the capital expenditure was the leakage and seepage between blocks that occurs during the rainy season. The Hony Secretary stated that Lancor’s stand on this is that the warranty period for the complex is over and that they would not carry out   free repairs anymore. Hence independent agencies have been approached for help with the repairs along with estimates of cost involved. 

· The third item on the capital expenditure is the relaying of the Tennis Court.

Mr. Kiran Rao (L 402) said that having a cement tennis court and badminton court is very injurious to the knee and the MC should explore options of using a more suitable surface such as wood, clay, synthetic rubber etc. 

The Secretary requested that though this is a good suggestion, and the MC would explore possible options, it would have been better if such suggestions are sent to any of the committee member in advance so that the MC has time to research and come with proposals  to the SGM for getting members’ approval. The Hony President also said that in case after detailed review it was determined that a wooden/sand/clay Court is possible, the MC would revert to the members with details of the proposals/associated cost. . He further stated that the current amount as specified would be passed in case no other solution is feasible.

· The fourth item on the capital expenditure was the replacement of the old A/C’s in the Sport Centre. These A/C’s are more than 7 years old and compressors of these A/C’s have downgraded and hence their power consumption has increased by nearly 15%.

Mr. Thobias  made an observation  that capital expenditure worked out by the  previous committees have generally been overlooked and successive committees have taken up issues on their own ignoring the effort put in by the earlier committees.  His call was that there is no need to change the priority on capital expenditure. The Hony. Vice President Mr. C.R. Chandrasekar explained that to a large extent the earlier committee’s proposal is what has been taken up. The priorities certainly would change depending on the urgency of the task taken and also the capital available.

Mr R.R.Balakrishnan had asked a question on why the capital expense on Fire Fighting header system has been shelved. The Hony. President stated that this committee is not taking it up right now due to high investment; however, the MC will review implementation in a phased manner later on 
The Resolution #6 (Approval of Capital Budget of Rs 7.4 lakhs and approval to collect the same at Rs.2.10/sq.ft of apartment area) was passed through show of hands.

Audited Balance sheet for 6 months of Financial year

The MC had presented the audited Balance Sheet for the period of 1-Apr-2006 to 30-Sep-2006 in SGM notice. It was explained that though this is unusual, this is being done as by the time the current committee had taken over, 6 months had passed. The audited balance sheet would help the members get a clear state of finances at the time of take over by the present Managing Committee.

Resolution #1 Audited Balance Sheet for first 6 months of current financial year was passed by show of hands.

Option of Independent security

The Hony. President  explained that, taking into account the feedback on security and current service level of security, the committee has decided to review the security services offered by the Facility Manager for a period of 90 days beginning Feb 1st 2007. If the service proves to be unsatisfactory, the committee is recommending an independent security agency.

The general opinion to independent Security was the concern on the additional responsibility that the committee members would have in overseeing the Security Services. Mr. P.J.Thobias suggested that in case we go for an independent security and appoint an administrative manager to oversee the security then we could look at the possibility of a change in the current model by appointing independent agencies for the various FM services supervised by the TAOA appointed administrative manager.

To this the Hony. Vice President Mr. C.R.Chandrasekar replied that having to oversee/manage 3-4 independent agencies with just one administrative manager (who would be our employee), would result in confusion as it is difficult for the committee members who are doing honorary work to oversee day to day activities. Another member suggested that if a clear cut procedure is set out and all the security personnel are aware of their duties at any point of time, the service level would automatically improve. The members were assured that this suggestion has already been taken up for consideration by the MC. In addition, the MC had impressed upon the incoming FM  the need  for well trained security personnel.  

The Resolution #4 to increase the monthly maintenance charges to a maximum of Rs 1.60 sq. ft. to cover option of independent security was passed with a show of hands.

2nd Metro Water Connection
The Hony. President stated that the committee has initiated the process for a second Metro Water line connection. As the exact estimate on the expenses involved is not available, the committee should be empowered to make the payment from the funds raised from the proposed capital budget.  

He further stated that to prevent dilution of the capital budget, this amount   will be recovered subsequently from the members on sq. ft basis.

Resolution #7 and #8 on Metro water Second line connection was passed through show of hands.

HONY. PRESIDENT

TAOA.

12/03/2006

Note:  This does not purport to be a full record of the entire proceedings of 

            the SGM.    

ANNNEXURE

Resolution #1

Resolved that the audited balance sheet for 1st half of current financial year be passed.

Approved by the members unanimously by show of hands.

Resolution #2
Resolved that the maintenance budget for the period Feb 1st 2007 to Jan 31st 2008 is approved.

Approved by the members by majority by show of hands.

Resolution #3

Resolved that the monthly maintenance charges be increased from existing Rs. 1.10/sq.ft to Rs. 1.40/sq.ft effective Feb 1st 2007.

Approved by the members unanimously by show of hands.

Resolution #4

Further resolved herewith that the Managing Committee be empowered to increase the monthly maintenance charges to a maximum of Rs.1.60/sq.ft to cover the option of Independent Security. 

Approved by members unanimously by show of hands.

Resolution #5  

Resolved that the MC is authorized to negotiate and appoint M/S Envirotech Services as FM for a period of one Year.

Approved by the members unanimously by show of hands.

Resolution #6

Resolved that the Capital Budget of Rs.7.4 lakhs (Seven Lakhs and Forty Thousand ) is approved and the MC is authorized to collect Rs. 2.10 /sq.ft basis of the built up area (as per the associations records) in a single installment as a separate payment on or before March 7th 2007.

Approved by the members unanimously by show of hands.

Resolution #7

Resolved that the Managing Committee is authorized to pay Metro Water charges towards second line connection from the proposed capital expense funds.

Approved by the members unanimously by show of hands.

Resolution #8

Further resolved that the committee is authorized to collect the monies paid to Metro Water for a second line connection from the residents on a square feet basis in the month following such payment.

Approved by the members unanimously by show of hands.
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