WALDEN WOODS CONSERVANCY
BOARD OF DIRECTORS MEETING MINUTES  

November 17, 2004 


Present:   Joseph Sikora, Deb Giampolo, Richard Ericson, Raju Barman, Warren Johnson, with Steve Woolbert and Mary Lou Morell representing Elite Management

President Sikora called the meeting to order at 7:30 p.m.  

The Minutes of the Board of Directors meeting of October 20, 2004 were approved.  

Home Owners Forum: 

1.  Skip Kroll, 20 Ivy Lane, inquired about the proposed 2005 Conservancy budget that was presented at the Budget Workshop on November 15, asking why fees particularly for the Village Homes were increasing when it appeared that expenditures in some major categories, specifically Landscaping, were reduced (by approximately $9,000).  He elaborated during the discussion by stating that the amounts allocated for Landscaping do not appear to include funding requests he submitted to the property manager, Elite.  These amounts would have increased the Landscaping budget.  There were multiple responses from the Board.  Mr. Barman stated that the 2005 budget was planned to be zero based, with the increase in fees primarily funding reserves that appeared to be currently underfunded.  He further stated that he obtained bids from the landscaper, Russo, and those were the numbers reflected in the budget.  

Mr. Kroll also asked whether or not it could be assumed that the $53,000 that the former property manager, Whitney, was supposed to set aside for the reserves was, in fact, paid in.  Mr. Barman explained that the recently published independant audit results reflect a reserve balance of $95,000.  And, while it is probably safe to assume that $53,000 was paid in, it is not totally clear what the net was at year end, since some capital expenditures (such as fence replacement) that year were paid from reserves.  Furthermore, he state,  the Board has not had the opportunity to confirm the auditor's report. 

Mr. Kroll pursued his line of questioning regarding the amounts budgeted for Landscaping and their source, stating he did not see a line-by-line comparison between the 2004 and proposed 2005 budget.  Mr. Johnson reminded Mr. Kroll that he attended the budget workshop, where is was made clear that due to the revised budget format, line-by-line comparisons could not be made.  Mr. Kroll requested another budget workshop prior to the annual meeting in order to review the Landscaping figures in more detail.  Mr. Sikora [initially] declined to agree to call another meeting.  

2.  Deborah L. Devizio, #3 On The Green inquired if the property manager was responsible for driveway repair.  Mr. Sikora replied that it is, however, funding of such repairs is normally from association reserves as opposed to operating funds, and that, at the moment, we are still investigating how the reserves are allocated (to include pavement repairs).  Mr. Ericson also responded to the effect that all driveways in need of repair eventually would be.  

3.  Paul Bobbitt, 145 Morning Glory, stated his desire that the Board revisit and answer some of the questions that remained unanswered in the recent budget workshop, this time, with Elite present.  Mr. Woolbert agreed provided the meeting could scheduled for a time when he could make himself available.  

4.  George Hill, 11 Aster Place, asked if there was a landscaping contract for 2005.  Mr. Woolbert stated that he could provide a copy of the contract, however, it is an extension of the existing contract for another year.  

5.  Mr. Johnson suggested that for the benefit of unit owners attending the Board meetings, we have a few copies of the agenda and financials available, and Mr. Woolbert agreed.  

6.  Bob Ellis, 144 Morning Glory Court, asked for clarification of the policy regarding early replacement of unit fencing, specifically: if a unit fence is in bad shape, can the unit owner request early replacement at his own expense and get reimbursement [from the Association] later?  Mr. Sikora responded:  Yes - the unit owner must make his request to the property manager.  Elite will obtain a cost from Hazen, the fence contractor.  If the unit owner wished to proceed, he must then arrange for replacement directly with Hazen.  

7.  Mr. Ellis followed with a question about snow removal, stating that he didn't see the contractor on the property following the recent snowfall.  Mr. Woolbert stated he didn't know what the problem was unless the amount of snowfall failed to meet the minimum threshold for removal.  He stated he would investigate.  

8.  Ruth Johnson, 22 Ivy Lane, asked if Elite was able to repair the tennis net  and cranking mechanism before the cold weather.  Mr. Woolbert responded that he has contacted a company for a quote, but hasn't received pricing, so repairs will be delayed until spring.  He acknowledged that he was also aware of the asphalt surface damage that required repair. 

9.  Ruth Casagrande, 539 Hawthorne, asked how costs were determined for snowfall that exceeded contract amounts.  Mr. Sikora and Mr. Woolbert responded that we pay the contractual amount in all cases except when additional heavy equipment must be used.  

10. Ms. Devizio asked for confirmation regarding on-the-street parking policy.  She stated that a neighbor appears to be in violation, resulting in damage to her mailbox on four occasions because vehicular traffic around the Green was restricted by parked cars.  Mr. Woolbert stated that she should call Elite or better, detail her complaint in writing, and they would start the process by sending the unit owner a warning letter. 

Committe Reports
The following committees reported to the Board.  Their reports are appended, where available, to the notes for the record.  

Standards Committee - Rick Ericson reported: Report attached

Recreation and Social - Joyce Armstrong reported: The Committee is planning the following social events for the unit owners:  A Christmas Party a the Meeting House for adult residents, December 10 at 7:30 p.m.; an Easter egg hunt for children in the spring; a pool party on Memorial Day; and a Fourth of July Party.  Signup sheets will be availabe at the Christmas Party to encourage residents to join existing committees.  

Communications - Bob Ellis reported: The Committee published the monthly newsletter and a draft of the invitation for the Christmas party.  Additionally, Mr. Ellis spoke to the Website designer, and reports that the previously proposed cost for installation has been "locked in," and that we should therefore be able to move forward with the project.    

Finance -  Board Treasurer Raj Barman reported: The operating budget reflects $116, 553 cash on hand. The operating budget continues to reflect a deficit for legal and pool-related expenditures, but these have been offset by some lower outlays for services, including landscaping. The Committee will continue its effort to determine how reserve funding levels and how they have been allocated.  

Document Revision Committee - Warren Johnson reported: The Committee is still waiting for attorney reviews [of proposed ammendments to the Conservancy Documents] to be completed.

Environmental/Pond -  Warren Johnson reported: He received a letter from the state Department of Environmenta Protection (DEP), dated September 26, 2004 (copy of letter appended to minutes).  Summarizing, Mr. Johnson stated that the DEP recommends dredgeing the pond to improve water quality.  He also said that apparently the Association is doing a better job in reducing the amount of fertilizer leeching into the pond.  He repeated that the Town is working with those companies that have drainage easements that affect the pond [in an effort to get them to develop strategies for ensuring the quality of water run off from their properties].  Mr. Johnson was optimistic that we would see some improvements over time in the water quality in the main pond.  

Meeting House Committee - Bette Harner reported: The walkoff mats approved by the Board were purchased and installed.  She confirmed that a custodian has been hired until the end of the year for post-event cleanup. Ms. Harner reported that an anniversary party was held at the meeting house on November 1, and went really well, and expressed a desire to see more events like that.  On November 30, the committee will meet to review and finetune operations.  She then asked about the availability of funding for holidy decorative wreaths for the meeting house.  A motion to provide $100 for decorations was seconded, and it carried unanimously.  

Landscape Committee-  Skip Kroll reported: Weather permitting, the rest of the leaves will be picked up by December 1.  Otherwise, it will have to be done in the spring.  He revisited the snowplowing issue, stating that he did not recall the contract threshold for calling out heavy equipment, and would have to review the contract.  However, as he recalls, it is a property management decision if any such question arises.  

Welcoming Committee - Polly Ellis reported: All seven new unit owners were contacted, and handed information about the community, a Walden Woods newsletter, a Guidebook, committee member list, a current unit owner list, local maps, and a package from the Town of Windsor (Chamberof Commerce material). 

Property Manager's Report - Manager's Report appended.  Steve Woolbert reported: 
The roof repair project is moving forward.  The irrigation/sprinkler systems have been winterized.  All electrical meters resulting in charges to the Conservancy have been located.  The tennis court and net mechanism will be repaired in a timely manner in the spring.   
 
Old Business - none

New Business
1.  Warren Johnson presented a resolution regarding the developer-proposed amenties to be constructed in the set-aside recreation area know as Parcel 72 (copy of Resolution appended).  Based on a polling of existing unit owners, the resolution seeks to respond to the developer's request for unit owner guidance as to what amenities it should construct.  The resolution urges homeowners to vote in favor of accepting Culbro Homes II, Inc.'s offer to establish a lawn for use as a soccer/baseball field; build one tennis court in lieu of three; construct a backstop for the baseball field; and pay $41,000 to the Conservancy in lieu of constructing the two additional tennis courts.  It further resolves to direct legal council to prepare the documents necessary to obtain unit owner acceptance of the above offer. 

Mr. Johnson moved that the Board adopt the above resolution, which motion was seconded by President Sikora and voted affirmatively by entire Board.  

2.  Mr. Johnson reported that the Board received a request from unit owner Penny Hermann, 40 Sagewood Lane, to consider sending a written complaint on behalf of the residents of Walden Woods, regarding the odors from the Town's landfill to the west.  Following discussion and verification by other unit owners, Mr. Johnson motioned that the Board send such a letter to the mayor and town council.  It was seconded by Ms. Giampolo, and voted unanimously to do so.  Mr. Johnson is to draft the letter.  

Next Meeting 
December 15, 2004

The meeting was adjourned at 8:40 p.m.

Respectfully submitted, 

Richard Ericson
Secretary









