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Island at Hidden Harbour Condominium Association 
Annual Owners Meeting Minutes 

September 26, 2015 
 Meeting Room at OC Recreation and Parks,  

200 125th Street, Ocean City MD 
 
President Lou Engle opened the meeting at 9:10 am and asked Craig Boone, Mana-Jit, Inc. Property 
Management, to take a roll call of owners present. With 41 unit owners attending in person and 57 
additional units represented via proxy, we had a quorum. Craig confirmed all owners received their 
meeting announcement package so the notice of meeting requirement has been fulfilled.  
 
Having satisfied the above requirements, President Lou Engle called the Annual Owner Meeting of The 
Island at Hidden Harbour Condominium Association to order. He then introduced Craig Boone, President 
and John Jensen, Property Manager for The Island from Mana-Jit, Inc. Property Management.  
 
Lou requested a motion to accept the 2014 Owner Meeting minutes. Howard Weinblatt (231 Hawaii) 
made the motion to accept the September 20, 2014 minutes, which was seconded by Jim Knepp (128 
Dominica). The motion was unanimously approved. 
 
Financial Report: 
Bob Moore, CPA from our accounting firm Moore & Company, then presented the financial report. 
 
The association ended the 2014 year with revenues exceeding expenditures in the operating fund in the 
amount of $ 53,907 and in the reserve fund the expenditures exceeded revenue in the amount of $12,869. 
This was due predominately building repairs of $69,576. As of December 31, 2014 the balance in the 
reserve fund was $394,070. 
 
As of August 31, 2015, expenditures exceeded revenues in the operating fund in the amount of $44,602 
and in the reserve fund expenditures exceeded revenue in the amount of $10,692.The balance in the 
reserve fund as of August 31, 2015 is $492,970. 
 
The most significant operating expenses of 2015 were building repairs and painting expense. The building 
repair and maintenance expenditures totaled $96,087 and the painting expense totaled $54,666.  
 
The most significant reserve fund expenses of 2015 to date have been building component replacements 
totaling $18,563 and parking lot maintenance of $27,050. The building component replacements 
consisted mainly of carpet in the common areas of $14,763. 
 
Mark Hannahs next updated the owners on several insurance issues as they impacted the proposed budget.  
He shared our master policy insurance package premium increased by $20k this year due to 3 large claims 
in 2015.  The first and largest claim occurred in early January in Aruba; while not yet closed, this claim is 
in excess of $300k.  Mark stressed the need for all owners to maintain their heat at 55 degrees or higher in 
the winter and to turn the main water line off. Had the heat not been on in the unit were the water damage 
occurred, our claim would not have been covered making the association liable and thus all owners would 
have faced a special assessment to recover those funds.  But while the heat was on, the main water line in 
this unit was not shut off and when the pipe broke, water damage impacted multiple units in that building. 
In mid-February, we then experienced sprinkler head failures in Maui and Kauai.  In both cases, multiple 
units were impacted. The Maui claim was in the $40-45k range; the Kauai claim is in the $75-80k range.  
 
Mark shared our insurance renewal was denied by 5 companies before he secured our current coverage. 
With this new master policy, the Association’s insurance deductibles increased.  The general deductible 
increased from $2500 to $5000; this is the amount an owner responsible for an insurance loss will now be 
liable for under the MD Condo Act.  A new water insurance deductible of $25,000 is now in effect; if we 
have future water claims, the Association will be liable for the first $25,000 damage assessment.  
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Mark updated the owners on the flood policies we maintain for each building. Depending on each 
buildings physical location, the flood classification varies thus affecting the premium increases we’ve 
experienced.  In general the flood insurance program, managed by the Federal government, changed last 
year so that all ocean side properties are no longer considered a flood risk and thus do not need to carry 
flood coverage. The bay side of town is broken into sections of varying risk and must have coverage.   
 
Owner discussion followed concerning reasons for and ways to prevent future water damage incidents. 
Key takeaways and action items from this discussion include: 
--The new board will work closely with Mana-Jit to carefully plan when to do the unit heat checks 
--Working keys to each owner units is essential to be able to inspect / verify each owner unit has the heat 
set to 55 degrees or higher and the main water line is shut off 
--Mana-Jit will soon begin testing all keys and notify owners if their key is not working or available 
--The Mana-Jit contract includes more frequent property inspections in the winter months  
 
Unit owners are strongly advised to have homeowner (H06) insurance coverage for their condo. The 
policy should include coverage for personal property, including coverage for improvements and 
betterments, as well as liability and loss assessment coverage 
 
Bob then reviewed the proposed 2016 budget that was provided in the owner’s mail-out package, which 
included a $30/month increase in the condo dues. The primary need for the dues increase is to compensate 
for the increased insurance cost and to increase reserve funding anticipating future roof replacement needs 
given the age of the buildings. Based on semi-annual inspections, the roofs are good now but the oldest 
building is 22 years old.  We hope to have several years of increased funding built up before undertaking 
roof replacement projects.  
 
 Several owners questioned if the Reserve Fund is adequately funded. Bob recapped that we budget $56k 
into the Reserve Funds each year from the association dues. The goal is for the Operating Budget to end 
each year with a surplus amount of money that will also be added to the Reserve accounts. While we’ve 
successfully had excess funds to move into the reserve in past years, it is unlikely we’ll meet that goal this 
year due to higher than anticipated costs for building repairs, mostly rotten wood.  
 
From this discussion, the new board was tasked to consider the need to update the Reserve Fund study. 
Several owners suggested a standard, automatic annual dues increase at a smaller amount of money to be 
considered in future budget planning.  
 
With no further questions, Al Dietrich (354 Maui) made a motion to accept the 2016 proposed budget; 
James MacGregor (361 Oahu) seconded the motion. The motion was approved by voice / proxy votes 
with 2 owners present voting nay.  
 
Lastly, a motion was requested to move any excess 2015 Operating Fund monies to the Reserve Fund at 
the end of this calendar year. This motion was made by Jim Knepp (128 Dominica) and seconded by 
Howard Weinblatt (231 Hawaii). This motion was also unanimously approved.  
 
Bob then reminded owners who make online condo dues payments to reset the amount to $300 / month in 
December for their January payment.  Anyone making payments via the ACH process will be reminded 
by his office to submit a new ACH authorization form later in the year.  
 
Completed Projects: 
Lou recapped the 2015 projects completed. This included re-flashing and re-siding the rear wall of Kauai 
due to rot from missing flashing around the vents. Both the Maui and Lanai building were power washed, 
the rotten wood replaced and then painted. New carpet was installed on the Maui building.  The parking 
lot was re-coated and re-striped along with new speed bumps and crosswalks installed.  
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Proposed Projects: 
Lou shared the proposed project schedule was recently adjusted.  The Dominica building has been power-
washed; wood repairs and painting are actively underway now. Thus the next board will determine which 
buildings will be painted in 2016 based on need, not a pre-set sequence schedule. The Bermuda building 
will be re-carpeted in the Spring 2016 
 
Election of Officers: 
Lou introduced each candidate for the next board to the owners; candidates Kim Dockman and Sandy 
Angello were not present in this meeting.  
 
The owners present then submitted their ballots, which were combined with the proxy forms returned by 
mail. Lou appointed 3 owners (Laura Newell, Kathy Hass and Al Dietrich) to oversee the ballot count 
completed by Craig Boone, Mana-Jit.  
 
The following 7 owners (in alphabetical order) were elected to the Board of Directors for 2015-2016:  
 Carol Ann Bianco, 208-Bermuda  Wayne Keeler, 326-Dominica 
 Jennifer Cavanaugh, 305-Aruba   Tom Murrill, 226-Dominica 
 Mark Hannahs, 349-Maui   Charlie Zellers, 224-Dominica 
 Marie Henderson, 101-Aruba 
  
Owner Comments: 
Owners shared the following comments regarding the physical property.  
--Owners were assured we do have a 1-year warranty on the parking lot re-surfacing project. The liquid 
coating application will typically last for 3-5 years. Crosswalks were felt to be a positive step.  
--An owner expressed a concern for rotten wood on Aruba and asked that the new board also consider re-
carpeting Aruba.  
--Carpet concerns regarding the planned Bermuda carpeting were that there be no seams and bad 
plywood causing leaking from the decks above be addressed during this project.  
--An owner suggested a unit owner be allowed to replace his deck carpeting on his own timeline and 
installed by a personal (family member/friend) carpet installer. It was pointed out the By-Laws require 
building uniformity. Having private installers work on a building raised concerns for structural damage 
and liability; this method is not allowed. 
--Craig asked that any owner working with the Town of OC on floating boat docks keep him updated. 
 
Several owners shared communication concerns focused primarily on unanswered requests to the 
previous management company as well late / not sharing messages via management to the board.  John 
Jensen, Property Manager / Mana-Jit, shared he / his company pride themselves on good communication. 
Owner should reach out directly to John via email or telephone.  He will then work with the board liaison 
on issues requiring board attention or decisions. Mana-Jit will be conducting regular onsite inspections of 
the property per the contract.  
 
A suggestion was made for the new board to consider restarting the old building reps process that was 
used in the earlier years.  The possibility of a general email box was also suggested for the new board to 
investigate. Craig then advised he hopes to use electronic communication more in the future.  While not 
required, owners who sign an email authorization form, copy included, will receive notices in a more 
timely fashion. If an owner does not authorize the use of email, notices will be mailed to them.  
 
With there being no further business, a motion was made by Al Dietrich (354 Maui), seconded by Phyllis 
Gilbert (362 Oahu) and unanimously approved, to adjourn the meeting at 11:25 am.  
 
 
Respectfully submitted,  
Carol Ann Bianco, Secretary 


