
Solitaire Apartment 

Owners’ Association

SPECIAL GENERAL BODY MEETING

JANUARY 28, 2023

3:00 PM – 5:30 PM
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SGM Agenda
1 ROLL CALL 3 Minutes

2 Welcome Address by the President, Col. Jayachandran 5 Minutes

3 Solitaire Operations Update (6 Months) by the Secretary, Vijay Sashti 10 minutes

4 Various Pending Matters in Handover between Promoter and SAOA 30 minutes

5 Financial Update (6 months) by the Treasurer, Harish Shetty 30 minutes

6 Sinking Fund Proposal and Discussions 20 minutes

7 Any other business 10 minutes

8 Vote of thanks by Mridula Shetty 2 minutes

2



3

Office Bearers & MC Members



Address by the President
 Welcome Owners

 State of the Solitaire

 Expected initial operational challenges addressed

 Financial position is healthy (receivable, cashflow)

 Appropriate policies and procedures established and continue to 

evolve as required.

 MC team chemistry is great and team is confident (33 weekly 

meetings held-to-date)

 Promoting goodwill among owners/tenants/neighbors

 We are in much better state than where we were a year ago 

 Request continued members support
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Operations Update
VIJAY SASHTI, SECRETARY, SAOA
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First, introduction of New Owners 6

Flat # Owner Details

603 Shweta & Allen Sandeep based in Istanbul

703 Sneha Shetty based in Dubai

803 Richard Maxim D’Souza based in Singapore

906 Shilpa & Surya Rao – Resident

1001 Balakrishna S. Retired RTO, moving to Mangalore soon

1401 Surabhi and Girish Karthik, Resident

1704 Ahammed Rafi Kallatra, based in Dubai

1804 Reshma and Sriranga Hegde based in Mangalore, moving in soon

1806 Srikanth Rao, based in Bengaluru

2004 Mamatha and her son Prajwal Chandra - Resident



Some Important Statistics & Numbers 7

Number Description

143 Total Number of Units.  53 2-BHKs, 54 3-BHKs, 24 4-BHKs, 12 Duplexes

60-65 Approximate number of units occupied (owners and tenants residing).  

At peak, we have seen closer to 75

17 Number of Units held by the builder that is yet to be sold.  All of them are 

2 BHK Flats

7 Owners who have not yet registered their flats yet.  Either investors or will 

register at a future date.  From SAOA perspective, it is marked as unsold.

19 TOTAL Number of Flats Let Out (rented)

16 Units are rented by Owners

3 Rented by Promoter (unsold units)

7% Of Total Super Built Area not sold.  That is 22,695 Sq. Ft.

4.5% Of Total Super Built Area not yet registered.  That is 14,561 Sq. Ft.

321,772 Is the Total Sq. Ft.  Super Built Area – Maintenance Fee Attributable



Introducing Sudhakar Kotian (+91 6366 982 943)

MC Coordinator and Facility Manager in transition

 Commissioned Naval Officer and Served in Indian Navy for 7 years!

 As a Chief Engineer, he  was responsible for Operations & Maintenance of 
Engine Room, Propulsion System, DG Sets, Compressors, Pumps, Fire Systems, 
Associated Systems including Power Generation

 A seasoned Executive and a Project Manager for Engineering and 
Construction Company for many years in the Middle East (Qatar, UAE, Abu 
Dhabi, & Ajman) and Indonesia.

 Relevant Experience includes Managing, Coordinating Large Teams and 
‘getting things done’

 Last couple of years, he was the President and Manager for his society –
Adelphia Apartment

 Excellent Management, People, Customer Interfacing and Communication 
Skills  

 Languages: 

Spoken: Tulu, Kannada, Malayalam, Hindi and English

Written: Kannada, Hindi, English
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Operations Update

 MCs Meet Regularly on a Weekly Basis every 

Tuesday

 Financially, there are no significant dues from the 

Owners

 Entered Facilities Management Contracts with 

Aadheesh 

 Contracts effective July 1, 2022 – March 31, 2023
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Operations Update (cont’d)

 AMCs

 MITUSUBISHI LIFTS – 5% increase in AMC and locked for next 2 years

 Cummins – Diesel Generator through November 2023.

 Concluded contracts with:

 Auditor – Shantaram Shetty, 

 AC with Blue Star, GYM equipment on an as needed basis

 Building Insurance with United Insurance

 Under Negotiations:

 Solar Water Heater Systems

 Fire Systems

 STP/WTP Pumps, Bladder Tanks

 Lightning Arrester (Earthing Protection)
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Operations Update (cont’d)
 Diagnostic Study conducted by Grundfos, supplier of Pumps for STP and 

WTP Systems

 Fine Tuned as per the recommendations of Grundfos Company

 Annual Water and STP Tank Cleaning Completed

 Communicate, Facilitate, and Promote Goodwill among Owners &  
Tenants

 Hosted and Celebrated Independence Day, Ayudha Pooja, Diwali, Christmas 
and New Year Eve Party

 Processes, Procedures and Guidelines Established

 Swimming Pool Usage to maintain hygiene and reduce maintenance of the 
pool

 Gym Dos and Don’t 

 Tightened the policies on interior work inside the units and basement and shared 
with owners 

 Other Common Areas Facilities
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Operations Update (cont’d)

 Annual MESCOM inspection conducted and remedial measures being 
implemented(WIP) based on feedback from MESCOM Engineer

 Costs Savings of Rs. 8,000 – Rs. 10,000 per month by load-balancing our 
electricity consumption to different meters as we well as optimize 
STP/WTP Water Pump Usage.

 Procured additional 8 gas cylinders. We have total of 24 cylinders

 Purchased 75 chairs, 6 large dining tables, 4 dinner serving tables, 
storage safe, white board, ice chests etc. 

 Name change was done for electricity meters. Name change for 
Water Meter is in progress.

 Temporary 2-wheeler charging station for scooters available with a sub-
meter in place

 Iron Man being identified to provide services in-house
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Various Pending Matters in 

Handover
BETWEEN  PROMOTER AND SAOA
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Various Pending Matters – Key Matters

1. Allotment of visitors car and 2-wheeler 

parking

2. Second DG set 

3. Handover of all original set of documents

 Title deed of land

 Original  receipts for refundable deposits 

4. Wet waste treatment plant

5. Building related operation issues
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Timelines of Communication 15

June 14, 2022

First 
communication 
regarding plans 
to return original 
documents per 
minutes of the 

meeting

July 2, 2022

Unsatisfactory 
response 
Received

Aug 31st, 2022

Formal written 
request for 

allocation of 
guest parking

Sep 10, 2022

Unsatisfactory 
response was 

sent not 
complying with 
the  approved 

plan and 
regulatory 

requirements

Oct 11, 2022   
Committee 
Decided to 

Consolidate all 
the pending 

matters with LT 
and send in one 

mail



Timelines of Communication 16

October 11, 2022

All Pending Issues with 
LT with a request for 

additional clarification 
on previous responses 

was sent with a 
deadline of Oct 22, 

2022

Oct 28th, 2022 

Friendly Reminder sent 
and No Response was 

received

Nov 5, 2022

Since we didn’t 
receive a response, 

Registered Letter with 
acknowledgment 

receipt sent and no 
response received 

again.

Nov 22, 2022

Final Reminder Sent



Handover of all original sets of documents

 At a meeting held on June 14, 2022 at Promoter’s 

Office, specifically requested a response regarding 

plans to return the original documents as noted in the 

minutes of the meeting.
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Allotment of visitors car and 2-wheeler parking 18
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Response to the final reminder on Nov 28th! 21



Where do we go from here?

 Option 1:

 Any member present here that has sphere of influence with the 

Promoter to come forward and help the Association resolve the 

pending matters for further discussions with the Promoter with a time limit 

to resolve these issues.

 Option 2:

 Approach the Competent Authorities (RERA), MCC and others as 

required and seeking their help resolve these issues

 Going legal is not an option at this point until we exhaust approaching 

Competent Authorities first.
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Financials Update
HARISH SHETTY, TREASURER, SAOA
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Financial update - Income and expenses (Per Square feet data)
24
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Financial update - Income and expenses (Per Square 

feet data)
25

• Total income Rs. 56.7 lacs, expenses Rs. 57.9 lacs, short fall 

in income Rs. 1.2 lacs. 

• Insurance collected Rs. 1 per square feet and utilized 29 

paisa. Balance available up-to October 23. Next renewal 

from regular maintenance charges.

• Expenses - shortfall in income initially and now settling 

around Rs. 3. Surplus was noted in recent months but that 

is likely to go away when new planned AMCs concluded.     



Financial update - Expenses -Top 8 (84%) line items 26

Electricity, 0.71

Lift, 0.43

Security, 0.4Housekeeping, 0.4

STP/WTP, 0.23

AIS service 

charges, 0.13

FM, 0.12

Gardening, 0.1

Others, 0.48

Expense per square feet - Rs 3 per month



Financial update - Expenses -Top 8 (84%) line items 27

July 22 Aug-22 Sep-22 Oct-22 Nov-22 Dec-22
Total YTD 
2022-23

Avg per 
month/sq ft

Electricity 225 265 225 230 215 218 1378 0.71

Lift maintenance 184 122 128 128 124 141 827 0.43

Security expenses 134 134 122 130 130 130 780 0.40

House keeping 128 137 116 128 127 127 763 0.40
STP/WTP 79 72 44 42 132 77 446 0.23
Service charges to FMC 42 42 38 41 41 41 245 0.13
Facility manager expenses 41 41 37 40 40 40 239 0.12
Gardening 34 34 31 34 34 33 200 0.10
Other expenses 151 157 159 163 112 168 910 0.48
Total 1018 1004 900 936 955 975 5788 3.00
Per Square feet (Rs) 3.16 3.12 2.80 2.91 2.97 3.03 17.99



Financial Update & Commentary
1. Legacy cost was Rs 3.01/sq ft. based on April – June 22 AIS 

statement. Savings on service charges paid to AIS Rs. 0.14 Psf (0.13 
vs 0.27). New price of AIS is expensive by Rs. 0.17 Psf (1.31 vs 1.14). 
Inherited cost base Rs. 3.04 Psf.

2. Major unscheduled/unplanned expenses incurred during 6 months 

• Rs. 76K lift maintenance (May 22 to June 22)

• Rs. 16K water bill (June 22)

• Rs. 38K electrical inspection for past 2 years

• Rs. 185K unscheduled maintenance of STP/WTP/Solar etc.

28



Financial Update & Commentary (cont’d)

3. An amount of Rs. 78K was spent on various community events

4. Lift AMC was renewed at additional cost of Rs. 77K

5. Water bill increased by 79%

6. New Employee Cost Rs. 25,000 per month

7. Legacy AMCs – Lift, DG and Pest control (part of cost base on 1 July 
2022)

8. New AMCs/contracts – Insurance (267K), audit (106K) and 
ApnaComplex (21k)

9. Proposed new AMCs – STP/WTP (79K), solar (72K), Fire system (35K), 
lightning arrester and Fire system inspection
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Financial Update & Commentary (cont’d)

11.Cashflow position is comfortable. Thanks to all the 

owners who have promptly paying one quarter in 

advance. 34 owners paid thru March 23.
▪ Excess cash was placed on term deposits. To-date generated approx. 

Rs. 95 K as interest. Owners paid thru 31 march 2023 was incentivized by 

Rs. 72K

12.Building insurance was purchased at Rs.2.7 lacs, which 

was fully funded through one time contribution

13.Mini sinking fund of Rs. 4.83 lacs was collected for 

certain capital expenditure. Spent Rs 1.28 lacs
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Sinking Fund proposal (for discussion)

WHY SINKING FUND REQUIRED?

➢ To meet all future CAPEX requirements (CAPEX is defined as 
any asset procured which has useful life of more than ONE 
year). All other expenses are treated as OPEX and are 
incurred from Regular Maintenance charges.

➢ We have 100 plus items of Plant, Machinery and Equipment 
and these needs to be replaced at the end of their useful 
lives (5 to 25 years)

➢ Structural changes or modifications/major periodical repairs 
to building and facilities

➢ Building repainting once in 5 years

. 

31



Sinking Fund proposal (for discussion)
PROPOSED CHARGES AND HOW WE PLAN TO COLLECT

➢ Similar luxury buildings in Mangalore appear to have collected substantial 

amounts ( Rs. 5 to 10 crores)

➢ We have completed 3 years from date of occupation and already behind

➢ LUMPSUM amount - Builder was planning to collect Rs.100 per square feet 

and this was included in the term sheets of several Owners. We plan to use 

this as a basis to collect LUMPSUM amount in 4 instalments over a period of 2 

years, effective July 2023 (to be approved in forthcoming AGM in June 

2023)

➢ Quarterly charges - Effective July 2025 quarter, a quarterly sinking fund 

charges will be included along with Regular Maintenance Charges invoice. 

➢ Amount collected will be invested in appropriate financial instruments 

and/or invested in projects which will reduce our Regular Maintenance 

charges and offers better IRR vis-à-vis financial instruments. 
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33Sinking Fund proposal (for discussion)



Other Business
VIJAY SASHTI, SECRETARY, SAOA
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Thank you

Next Annual General Body Meeting Tentatively 

scheduled on June 18, 2023, from Noon – 3 PM.
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