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Chinese Consolidated Benevolent Association of New England
Board Meeting Minutes of September 29th 2009

“ETAENATAHESEE R

Date: September 29™, 2009, Tuesday, 7:15pm

HE: —FFNFNRAHNIETFERTa
Place: CCBA Conference Room

Mgk HREELFTEREE

Chair: President Gilbert Ho

ERAL ENEER

Recorded by: Simon Chan & Wendy Eng

fosk: Sz, PREIEE

- Attendance: 38 Board Directors (Met Required Quorum)
HIFEAR: 38 UEERKBEGETSEEAR
I) Guest Presentations HRHIERE

1. President Gilbert Ho commenced the meeting by introducing Kye Liang of the Chinatown Gateway
Coalition to inform the board of an upcoming community meeting at the Metropolitan Building’s
Community Meeting Room on Wednesday, 9-30-2009. The topic was discussion of Chinatown Master Plan,
2010. Kye Leung invited community residents to attend the meeting to voice their opinions.
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2. Pres/Ho introduced Dr. Tzong Shi Lu of the Harvard Medical School to update the board on the Free
Health Screening Program. The debut monthly screening will start on Saturday, October 3™ 2009 at the
CCBA building. Dr. Lu urged local residents to take this free and beneficial medical screening. Participants
do not need to have medical insurance or proper I/D’s. It will be run on a first come, first serve basis. After
screening, each patient will receive an attending doctor’s diagnostic consultation. In the future, this program
will even provide free seasonal flu shots and HIN1 flu shots to participants.
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3. Rachel Tepperman and Melissa Davis of Girl Scouts of USA spoke on their plan to expand their program
to Boston Chinatown. The presenters explained that their goals were to develop the leadership skills,
self-confidence and capacity for organization for girl scout participants. They described their excellent
credentials in scout recruiting/training and their commitment to serve the girls of our community. Girl
Scouts/USA’s extension to Chinatown fulfills the program’s culture of diversity and inclusiveness. They
welcome all aspiring Asian girls to sign up to join them. In addition, they are also recruiting volunteers who
are interested to become their program facilitators or directors. The board applauded their presentation.
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4. Pres/Ho presented to the board copies of two press release documents of the United Commercial Bank
Holdings Inc. One pertains to UCBH’s corporate re-organization, the other pertains to its Financial
Consolidation. He informed that the UCBH has hired a new president in its restructuring. According to
UCBH, the bank has taken necessary steps to deal with its current financial challenges. United Commercial
Bank is a leading Chinatown business entity. He wished the bank great success in its efforts to meet the
challenges and continue to serve as a critical business partner of Chinatown.
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5. Pres/Ho reported that the fund raising party for Typhoon Morakat Victims (held on September 9% 2009 at
the Emperor Garden Restaurant) have netted $17,567.88 of donation. $4,500.00 of this sum was sent to the
Taiwan Red Cross; $7,857.00 was sent to the American Red Cross; $5210.88 was sent to Chi Zi
Organization. Donors have designated their respective sums to the above 3 charitable entities of their
choices. Pres/Ho thanked the donors for their compassion and generosity.
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IT) Approval of 7-28-2009 Meeting minutes BB " B2 4+ HH/\ H OBk

Director/Peter Chan brought up the following corrections: in paragraph-1 of Page 1: Bik Eng should be
spelled as Bik Ng; Para-1/Page3: Kim Tung Sid should be Kim Tung Sit; in the Chinese version of the same
Paragraph, Kwok Wah Chan needed to be added on; in the bottom Chinese paragraph of Page 4, Manager
Mrs Fong Cheong’s first name was omitted; Chinese Para-1/Page 5: “and the board” was omitted, D/Lili
Mei pointed out the misspelling of “architect”; Chinese Para-3/Page 5: Ken Bennett’s Chinese name was
misspelled, D/Nasi Wong’s Chinese name was misspelled too; Chinese Para-1/Page 6: Dr. Hsiao’s Chinese
name was misspelled; Chinese Para-3/Page 6: “Free Admission” was omitted; Chinese Para-1/Page7:
“D/Betty Wing emphasized this event as extremely entertaining and worth attending.” was omitted.

Upon accepting all the above corrections, D/Peter Chan motioned, D/Alan Chow seconded, the board
approved the minutes.
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IIT) Election Committee Report & Resolutions of Membership Admission B8/ NEFRE R A G EHR

Before taking the vote to decide the admission of the Sam Yick Family Association and the Gin’s Family
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Association, Pres/Ho deferred to Chinese Secretary Wendy Eng to update the board on the Election
Committee’s recommendations. Sec/Eng informed the board that she had held committee meetings on
August 15% 2009 and September 24% 2009. After both meetings, the committee decided to set the Election
Day on December 1% 2009 and voting hours are from 9:00am to 6:30pm. Then it recommended to amend
Rule 6 ofthe CCBA Election Nomination Form’s Limiting 2 Officers to assume offices clause to apply to
community organizations as well. This amendment also proposed elimination draw to veto officer elects
when a member organization have more than 2 oﬁ'icers getting elected. Furthermore, it proposed a
Candidates Forum to be held in the November 24™ 2009 board meeting. All candidates are given
opportunities to speak to the board. Each candidate will be given 5 minutes time slot to present his/her
campaign vision. Finally, after diligent inquiries and examinations of the Sam Yick and Gin’s family
associations’ status and membership records, the committee certified their qualifications and recommended
them to be admitted as members of the CCBA. Since a committee recommendation is equivalent to an
approved motion, Pres/Ho then moved to administer the vote on the admission of both associations. Prior to
the vote, D/Peter Chan clarified that 30 yea votes should be required to establish the 2/3 majority of the 44
sitting board members. D/Kai Lau suggested Pres/Ho to abstain from voting on the Sam Yick’s admission
because Pres/Ho is a member of Sam Yick. After that, the board voted 34 to zero objection (Pres/Ho
abstained) to admit Sam Yick Family Association to the CCBA. Then the board also voted 34 to zero
objection to admit Gin’s Family Association to the CCBA. A round of applause was ensued to congratulate
these two new members’ admission. Upon acceptance by the CCBA, Tin Yuen Kong of Sam Yick Assn
compared the occasion to a dream come true. Paul Yan of Gin’s Assn pledged the pursuit of unity, harmony
and prosperity for CCBA as the future mission of Gin’s Assn. D/Kai Lau then questioned whether newly
admitted CCBA members could immediately nominate candidates in officers elections. D/Peter Chan and
Pres/Ho stated to the board that new members can immediately nominate candidates, but in the first two
years, they cannot vote in any election nor board motions/resolutions.
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In response to the Election Committee’s recommendation to amend Rule 6 of the Election Nomination
Form, board members made elaborate discussion and close examination of its legitimacy. D/Robert Leung
and Peter Chan explained that the amendment is an expanded interpretation of Article 20 of the CCBA
by-laws (it restricts a family association organization to have more than 2 members to serve as executive



BN A

Chinese Consolidated Benevolent Association of New England

officers in the same term) to apply to community organizations as well. Despite its good intention to prevent
abuses, D/Tommy Gee, Roman Chan, David Moy, Paul Chan and Sec/Simon Chan found it hard to enforce
because Article 20 never include any community organization as subject of restriction. As a former By-law
Committee Chair, D/Tommy Gee didn’t think the amendment comply with Article 20. D/David Moy and
Paul Chan noticed that this amendment would cause chaos because some candidates do have overlapping
membership with community organizations and if it is adopted, it will immediately disqualify certain
candidates of this current election to assume offices together. Sec/Chan felt that the amendment’s
implementation should be suspended for he couldn’t find sufficient by-law language to support it. D/Roman
Chan concluded that if the board want to change Rule 6 to include community organizations, it must first
change the by-laws. After the deliberation, Pres/Ho suggested the board to abandon the first part of the
amendment of equating family associations with community organizations in its limit to seat 2 CCBA
offices in each election, but retain the proposed part of adopting elimination draws when more than 2
members of the same family association are elected. The board unanimously accepted the compromise
measure and decided to use the last election’s nomination form but with the addition of the drawing clause.
B ERE MEHEEEUCERR R RS NERS], KRG EBFHREAG wm GRS & FERE,
RAC PRI E BB T BRI A AR RS (- KEREAER A, T
B A ERPITESR) SRS PTG ER, S EUEEEARNAL N A R
B, EAMEE. BbH, BEE, BrESHERELERENERREENT, HRE T REER
A AR ELERERARESR, ORERER/MIAEANREERRESIELN &R
BRHD, MBI B R EEER TR KRR, REEREREAN, ENAZPEREGE, 1R
WRAIEE, KrE RS GRS \NEER —IE HTRIER - BRINE R B RN TR,
RSMAEERET AR SRR, BRI, AR RS EBUCR NIRRT
fEitEEEIEE, WRBEEWARER KRR, MEIEEBERNGHERGEE REEmAER
BITESRIMEUE D - BRI E R R E R A 2 KA E R BRI B - KE—EL
BEMEITH IS, MR EIGREBE RN, BEn s -

IV) Motion to Approve Tremont Village Budget X jilgf FAELI KB

On the finance of the Tremont Village, WinResidential had a proposed budget that needed to be approved
by the CCBA board. With the board’s approval, WinResidential will be able to secure the necessary funds
from the state to support the operating expenses of the property. Therefore, Sec/Chan asked board members
to approve the budget. D/Ed Chiang then motioned, D/Alan Chow seconded, the board approved
WinResidential’s proposed budget for Tremont Village.
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V) President Report ¥ &35

1. Pres/Ho reported that during the September Asset Committee meeting, the committee had recommended
the board to retroactively approve the following 4 leases of the CCBA main building.
1. Que Shing Chinese Music & Opera Group: at Room BS, 5 years lease at $500.00 per month with an
option to renew 5 more years at $550.00 per month.
2. Asian Boston: at Room 14, 3 years lease with 2 step annual raises from $800.00 to $900.00 and
from $900.00 to $1,000.00 per month with an option to renew 3 more years at $1,060.00 per month.
3. Phoenix Massage School: at Room 31, | year lease at $550.00 per month with no option
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4. Restaurant Missionary: at Room 11 (Auditorium), 1 year lease at $450.00 per month with no option.
Due to the lack of sufficient attendance to the Asset Committee meetings in last June and July and lack of
quorum thereof, the committee could not issue any recommendation to the leases until September 15%2009.
Therefore, Pres/Ho could not update the executions of the Que Sing and the Asian Boston leases in the July
board meeting. He added that he did brief the Asset Committee in June and July meetings and emailed the
contents of the leases to all Asset members in early July.

ﬂiﬁﬁifia%¥$ﬁ@§¢ Y2/ MAHEEE B FUHLYE LU T DU hEE AR IRUREAT -

O fHEESatiass: £ BS 3=, SETAF, HTHSS500, Bk rIFInE, Bi7HTHSS50 -
@ TR TERREL: EHT 1498 E, BH=F, E—FHTH800, F 4 HTHS00, H=F
H7H81000, HfimfkrlRI=4F, #F¥IHHS1060

® BERE MR E=M 31 5=, RE—5F, HTH$550 - -

@ BESTHEETE: £ 11 5=, BH—F, HiHS450 B -
REA. ARG/ MEERPLEAEBRNE, THEBEGEERIAR, UL/ MEZARF 2009 4
9 B 15 HWE#RPFReR I HEEHAGAHERE - S TR EEE L R EEGHiREEE KN E
FEATT BB R - ARRMEIEN. NG/ M GRS EHEAaRE, gt
RUIBABEERESYIEMALE -
D/Alan Chow, Robert Leung, Roman Chan, Chung Chi Che, Kai Lau, David Moy, Paul Chan and Bill Moy
were upset about the lease executions prior to any knowledge and approval of the board. They strongly felt
that proper operational procedures of handling leases were overlooked. Robert Leung called the Asian
Boston office location a prime location of the CCBA main building and asserted that it has been undersold
to current tenant. Alan Chow protested against the deprivation of his and other directors’ opportunity to bid
for the same office space and insisted the board should have the highest authority to decide lease matters
and granting executions. Roman Chan noticed that even though the lease signings were reported to the
committee in June, but the Que Shing lease was signed in April. Therefore, the late reporting of a fait
accompli would make it difficult for the committee to change course of action or make proper lease
recommendation. David Moy and Paul Chan thought that long term leases of 10 years’ length ought to be
thoroughly discussed, examined and approved before any document execution. Kai Lau did not think any

bad intent have been involved in the lease handling, but he cautioned that indiscreet lease handling could
invite the return of “1992 Lease” incident and similar practice.
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D/Albert Li and Tony Yee defended Pres/Ho’s timely executions of the aforementioned leases as necessary
and justifiable. They invoked their realty business experience to suggest that property management’s first
priority is to solicit tenants and collect rental revenues. Sometimes, especially in a depressed realty market
like last April, this priority couldn’t be put on hold. Albert Li had witnessed the decrepit condition of

basement Room BS5 prior to Que Shing spending $8,000.00 to renovate it to a fully habitable place and was
impressed with the upgrade of the unit. Tony Yee said Pres/Ho have acted appropriately because he was
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charged with the responsibility to fill out rental spaces in a timely fashion. He should be credited for turning
those empty units into active rental income accounts during last April’s depressed realty market. So they
both were satisfied with Pres/Ho’s lease handling in most ways. D/Michael Wong explained to Robert
Leung that the Room 14 was not undersold to Asian Boston because the former tenant actually was paying
for 2 office spaces including Room BS5. It took Michael making multiple persuasion efforts to keep the
former tenant from moving out but to stay in CCBA building for 3 more years. Pres/Ho defended that rental
amount granted to Que Shing has taken into consideration of its 501-C3 non-profit organization and its
CCBA membership status. It was a downward departure from the average monthly rate of $800.00 per
classroom and that average was set up by preceding English Secretary, Kai Lau. Ho took responsibility for
committing the procedural error of executing Que Shing lease prior to board approval, but he added that he
had made every possible effort to report to the committee after the signing. D/Betty Wing stated that if
directors broke down the $8,000.00 cost that Que Shing had already spent in the CCBA rental unit into 60
monthly payments. That means Que Shing is actually paying $983.00 monthly rent to CCBA in the next 5
years. So it didn’t sound like a sweetheart deal.
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As the lease debate was going on, one of Que Shing’s founder as well as CCBA Honorable Advisor, Arthur
Wong stepped into the board room and asked to speak to the board. He appealed to the board for support to
Que Shing’s lease and not to forget Que Shing’s 70 years history and its significant contributions to
Chinatown community. The board gave him a warm welcome and strong applause to his moving
presentation. All directors who criticized the Que Shing lease’s handling affirmed their support, respect and
admiration to Que Shing. They assured Que Shing that the above intense debate was not against Que Shing,
it only pertained to CCBA’s operational procedures on asset matters and insuring integrity. D/Bill Moy
stated that in the past, while he was acting in other charitable capacities, he himself had approved
substantial charity grants to support Que Shing on two separate occasions.
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After the debate, the board moved on to vote on Asset Committee’s recommendation and ratified the Que
Shing & Asian Boston leases. D/Paul Chan reminded the board that the Asset Committee had recommended
to approve the above two leases only, not including Phoenix Massage School & Restaurant Missionary.
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However, due to their simplicity, D/Felix Lui suggested the board should also take the opportunity to
approve the Phoenix Massage School & Restaurant Missionary leases as well. Then Paul Chan motioned,
Betty Wing seconded, the board also approved the latter two leases.
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2. Pres/Ho reported the interior painting job of the CCBA main building has been completed on time and
under budget (paid $23,050.00 Vs approved budget of $25,000).
AFEFEEMPERRE R LR ST T (B AR$23,050.00 (KHRKFHERT$25,000) -

3. The cubic box light inscribed with the CCBA logo and installed at the front entrance was a donation from
our electrical contractor, Kevin Dao.
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4. Recently, 4 more CCBA ex-presidents’ photographs have been added to the Presidential Photo-Portraits
Exhibits as follows: 1. Pres/Denny Moy (Deceased husband of our director, Ruth Moy), serving 1960 to
1962; 2. Pres/Shih Hing Lee, serving 1973 to 1974; 3. Pres/Bob Lee, serving 1975 to 1976 and Pres/Henry
T Chin, serving 1977 to 1978. Pres/Ho asked our member organizations to continue to assist in collecting
the photographs of other ex-presidents like, Yu Woo Chin, Pun Chet Goon, Gee Wai Wong, Kwok Chi Lee,
etc.. Pres/Billy Chin’s serving years has been amended as serving from 1957 to 1959 & 1981 to 1983.
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5. D/Che had requested a set of CCBA finance documents by email. Such documents have been retrieved
and produced for D/Che’s review. Pres/Ho handed the copies to D/Che on the spot.
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6. Pres/Ho consulted the board if CCBA should consider disqualify election candidates who have past
history of dishonest business or financial dealings in the community. He raised this issue because a director
had asked him in private the same question. D/Paul Chan suggested the board not to get involved into
deciding who have good records or bad records because it was very difficult to prove personal wrongdoings
(whether be criminal or civil findings). Let directors use their conscience and judgment to vote for the fittest
candidates. D/Roman Chan suggested the Election Committee should just follow the By-laws. If the
By-laws have not touched this domain, then the committee should not overstep its boundary.
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V1) Finance Committee Report Bf B/ MBS

Based on the financial reports submitted to the board, Treasurer Wing Kay Leung made a verbal summary
of the financial details to the board. D/Roman Chan pointed out that the annual tax reports of the Form 990
need to be approved by the board before filing. He also noticed unbalanced figures of Asset Vs liabilities on
the Balance sheets of the current and preceding reports. Treasurer explained that this may just be a technical
error caused by our CPA’s adjusting entries. He would correct them with the CPA. He credited Roman for
picking up the discrepancy. Finally, Roman observed some confusions on the listing of CCBA tenants’
deposit funds. Pres/Gil replied that CCBA used to have separate bank accounts to hold separate tenants’
deposits. But our financial office has been consolidating all new tenant deposits into a UCB/CCBA
Combined Escrow Account. However, due to some binding lease terms, some old accounts still exist. But in
the future, all deposits, new or old, will be combined into one single escrow account. Then the confusion
would disappear. In regard to D/Che’s request for copy of next year’s financial budget, Treasurer answered
that he has already prepared a proposed budget for next year, but before submitting to the board, he needs to
submit it to the financial committee for review and recommendation. After the Q & A, D/Reggie Wong
motioned, D/Peter Chan second, the board approved the Financial Reports.
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VII) Asset Committee Report #J3/ MBS

Sec/Chan reported the smooth completion of the Tai Tung Village capital improvement projects on the
heating and ventilation system. TTV’s corner commercial space was ready for tenant occupancy. Financial
figures of Tai Tung Village, Waterford development and Tremont Village were all satisfactory. Finally, he
stated that the state agency, DHCD(owner of the Tremont Village) had issued a Request for Proposal to
realty developers to re-develop the Tremont Village. ACDC seemed to have shown some interest to submit a
proposal. He told the board that no matter what happened next to Tremont Village, CCBA’s Asset
Committee would monitor the situation and make sure that the state would sustain the affordable housing
rights of the current Chinese tenants in the housing complex. At the conclusion of the Asset Report,
D/Michael Wong motioned, D/Lili Mei seconded, Pres/Ho adjourned the board meeting at 10:20PM.
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