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Chair: Chris Burke Minutes Submitted by:   Joe Geiger  

 
Board Members 
Present:  

Chris Burke, President, Pat Perna, VP, Karen Pontrelli, Treasurer/Director, Bill Cucchi, Director, Joe Geiger, 
Secretary/Director, and John Pacheco, Director 

 
Guests:  Paulette Carli, Sue Furmanski, Lynn Geiger, Joanne DeCarli, Greg Dexter, Chris Norman, Ron Sabatos  
 
Board Members 
Absent:  

 

 

TTOOPPIICCSS  DDIISSCCUUSSSSIIOONN  AACCTTIIOONN  

1) Call to Order CChhrriiss  ccaalllleedd  mmeeeettiinngg  ttoo  oorrddeerr  aatt  1100::0000  AAMM   

2) Additions to 
Agenda 

None  

3) Community 
Member Input 

NNoonnee  

  

  

  

  

 

4) Approval of 
Board Meeting 
Minutes  

  

DDeecc..  99,,  22002211  BBooaarrdd  MMeeeettiinngg  MMiinnuutteess  

JJoohhnn  mmaaddee  mmoottiioonn  ttoo  aapppprroovvee  mmiinnuutteess  

KKaarreenn  22nndd  mmoottiioonn  

NNoo  cchhaannggeess    

AAllll  aapppprroovveedd  
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5) Treasurer’s  
       Report 

KKaarreenn  PPoonnttrreellllii  pprreesseenntteedd  tthhee  ffiinnaanncciiaall  ssttaatteemmeenntt  ffoorr  tthhee  llaasstt  mmoonntthh,,  

DDeecceemmbbeerr  22002211..    TThhiiss  wwaass  tthhee  YYeeaarr--eenndd  22002211  ssttaatteemmeenntt..  

➢➢  TToottaall  IInnccoommee::    $$2222,,779988  

➢➢  TToottaall  EExxppeennsseess::    $$2200,,000066    

➢➢  DDiiffffeerreennccee  wwaass  ppoossiittiivvee  $$22,,779922    

➢➢  TThhee  YYTTDD  ddiiffffeerreennccee  ooff  iinnccoommee  vvss..  eexxppeennsseess  wwaass  aa  ppoossiittiivvee  ooff  

$$$$66,,888811  

➢➢  TToottaall  RReesseerrvveess  aatt  tthhee  eenndd  ooff  qquuaarrtteerr::  $$  116677,,660022  

  

JJooee  aasskkeedd  iiff,,  aatt  lleeaasstt,,  tthhee  YYeeaarr--EEnndd  FFiinnaanncciiaall  SShheeeett  ccoouulldd  bbee  rreevviisseedd  ttoo  

sshhooww  tthhee  ttoottaall  bbaallaannccee  ooff  ffuunnddss  hheelldd  tthhee  aaccccoouunntt..    TThhiiss  wwoouulldd  iinncclluuddee  tthhee  

ddiiffffeerreennccee  ooff  IInnccoommee  mmiinnuuss  eexxppeennsseess  ffoorr  yyeeaarr  pplluuss  rreemmaaiinniinngg  mmoonneeyy’’ss  

aavvaaiillaabbllee  ffrroomm  tthhee  yyeeaarr’’ss  TToottaall  BBuuddggeett  IInnccoommee,,  wwhhiicchh  wwoouulldd  iinncclluuddee  

rreemmaaiinniinngg  ffuunnddss  ffrroomm  tthhee  pprriioorr  yyeeaarr  rroolllloovveerr..  

  

KKaarreenn  ssaaiidd  sshhee  wwoouulldd  sshhooww  tthhiiss  bbaallaannccee  iinn  tthhee  FFiinnaanncciiaall  SSttaatteemmeenntt  ttoo  bbee  

pprreesseenntteedd  aatt  tthhee  JJaannuuaarryy  2200  CCoommmmuunniittyy  mmeeeettiinngg..  

  

KKaarreenn  pprreesseenntteedd  qquuoottaattiioonnss  ffrroomm  BBoouuvviieerr  ((VVeerrmmoonntt  MMuuttuuaall  IInnss))  aanndd  

GGeerraarrddii  ((AArrbbeellllaa  IInnss..))  ffoorr  rreenneewwiinngg  tthhee  MMaasstteerr  IInnssuurraannccee  PPoolliiccyy  22002222..  

RReeccoommmmeennddaattiioonn  wwaass  ttoo  aacccceepptt  BBoouuvviieerr  aatt  ccoosstt  ooff  $$3366,,775500..  

PPaatt  mmaaddee  mmoottiioonn  ttoo  aapppprroovvee  BBoouuvviieerr  IInnssuurraannccee  

BBiillll  22nndd  mmoottiioonn  

AAllll  aapppprroovveedd..  

  

 

6) Tele-Meeting 
with Chas on 
Waiver Vs 
Declaration 
Questions 

JJooee  ddiissccuusssseedd  tthhee  hhiigghhlliigghhttss  ooff  tthhee  tteellee--mmeeeettiinngg  mmiinnuutteess  wwhhiicchh  aarree  

aattttaacchheedd..    CChhaass  ddiidd  iinnddiiccaattee  tthhaatt  iinn  tthhee  bbaassee  ccaassee  tthhee  AAssssoocciiaattiioonn’’ss  

rreessppoonnssiibbiilliittyy  ffoorr  MMRR&&RR  ffoorr  tthhee  ffoouurr  lliimmiitteedd  ccoommmmoonn  eelleemmeennttss  ssttaatteedd  iinn  tthhee  

DDeeccllaarraattiioonn,,  ii..ee..,,  ddrriivveewwaayyss,,  wwaallkkwwaayyss,,  ddeecckkss  aanndd  ppaattiiooss,,  wwoouulldd  oovveerrrriiddee  aa  

wwaaiivveerr..    CChhaass  aallssoo  ooffffeerreedd  ssoommee  ooppttiioonnss  tthhaatt  tthhee  bbooaarrdd  ccoouulldd  ccoonnssiiddeerr  

ddeeppeennddiinngg  oonn  tthhee  ssppeecciiffiiccss  ooff  tthhee  rreeqquueesstt  aanndd  ttaakkiinngg  iinnttoo  aaccccoouunntt  tthhee  

hhuummaann  eelleemmeennttss  tthhaatt  ccoouulldd  ccoommee  iinnttoo  tthhee  ppllaayy..    TThhiiss  wwaass  tthhee  bbaassiicc  
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qquueessttiioonn  tthhee  BBooaarrdd  wwaass  aaddddrreessssiinngg  iinn  tthhee  TTeellee--mmeeeettiinngg..  

TThhee  tteellee--mmeeeettiinngg  ccoovveerreedd  ffoouurr  ootthheerr  qquueessttiioonnss  eeaacchh  oonn  aa  ddiiffffeerreenntt  ccaatteeggoorryy  

ooff  wwaaiivveerr  rreeqquueesstt  aanndd  hhooww  ttoo  ccoonnssiiddeerr  aanndd  ddeecciiddee  iitt..  

  

AAfftteerr  ssoommee  ddiissccuussssiioonn  CChhrriiss  ssuuggggeesstteedd  tthhaatt  wwee  iinncclluuddee  tthheessee  tteellee--mmeeeettiinngg  

mmiinnuutteess  iinn  tthhiiss  mmeeeettiinngg’’ss  mmiinnuutteess  aanndd  ggoonngg  ffoorrwwaarrdd  tthhee  BBooaarrdd  ccoouulldd  rreeffeerr  

ttoo  tthhee  llooggiicc  pprreesseenntteedd  tthheerree--iinn  ttoo  aasssseessss  bbeesstt  ddeecciissiioonn  ffoorr  ggrraannttiinngg  oorr  

ddeennyyiinngg  aa  wwaaiivveerr  rreeqquueesstt..  

JJooee  mmaaddee  tthhee  mmoottiioonn  ttoo  ddoo  aass  CChhrriiss  ssuuggggeesstteedd..  

PPaatt  22nndd  mmoottiioonn..  

VVoottee  --  aallll  aapppprroovveedd  

  

PPaatt  tthheenn  mmaaddee  aa  mmoottiioonn  tthhaatt  wwee  eessttaabblliisshh  aa  WWaaiivveerr  CCoommmmiitttteeee  wwiitthh  

rreessiiddeennttss  tthhaatt  wwoouulldd  rreevviieeww  uunnttyyppiiccaall  wwaaiivveerrss  aanndd  rreeccoommmmeenndd  aaccttiioonn  ttoo  tthhee  

BBooaarrdd..    AAnn  uunnttyyppiiccaall  wwaaiivveerr  iiss  oonnee  tthhaatt  rreeqquueessttss  ttoo  aadddd  aann  eelleemmeenntt  ttoo  tthhee  

uunniitt  ssttrruuccttuurree,,  ii..ee..,,  ssuunnrroooomm,,  cchhaalllleennggeess  tthhee  DDeeccllaarraattiioonn  oorr  oonnee  tthhaatt  tthhee  

BBooaarrdd  sseeeekkss  aaddvviiccee  oonn  bbeeffoorree  ttaakkiinngg  aaccttiioonn..    SSuucchh  CCoommmmiitttteeee  sshhoouulldd  hhaavvee  

aatt  lleeaasstt  oonnee  mmeemmbbeerr  wwhhoo  hhaass  ggoooodd  uunnddeerrssttaannddiinngg  ooff  tthhee  DDeeccllaarraattiioonn..  TThhee  

mmaajjoorriittyy  ooff  wwaaiivveerr  rreeqquueessttss  wwoouulldd  ccoonnttiinnuuee  ttoo  bbee  rreevviieewweedd  &&  aapppprroovveedd  bbyy  

tthhee  MMaaiinntteennaannccee  aanndd  LLaannddssccaappee  DDiirreeccttoorrss..  

BBiillll  22nndd  mmoottiioonn..  

VVoottee  ––  aallll  aapppprroovveedd  

  

JJooee  ooffffeerreedd  ttoo  bbee  BBooaarrdd  lliiaaiissoonn  ffoorr  tthhee  CCoommmmiitttteeee..  

  

WWee  wwiillll  ppuutt  tthhiiss  oonn  tthhee  aaggeennddaa  ffoorr  tthhee  CCoommmmuunniittyy  MMeeeettiinngg  aanndd  aasskk  ffoorr  

vvoolluunntteeeerrss  ttoo  bbee  oonn  tthhiiss  CCoommmmiitttteeee..  

  

7) Repairs and 
Maintenance 

 
 

BBiillll  pprroovviiddeedd  MM&&RR  TTrraacckkiinngg  RReeppoorrtt  ((aattttaacchheedd  ttoo  mmiinnuutteess))  wwiitthh  ccoommmmeennttss  

oonn  rreeppaaiirr  iissssuueess  ssiinnccee  DDeecceemmbbeerr  rreeppoorrtt..    TThhrreeee  33  uunniittss  hhaavvee  pprroobblleemm  wwiitthh  

SSllooccuumm  WWiinnddooww  uunniittss..    AA  SSllooccuumm  sseerrvviiccee  rreepp  iiss  ccoommiinngg  ttoo  ssiittee  ttoo  iinnssppeecctt  

tthhee  wwiinnddoowwss  aanndd  ddeetteerrmmiinnee  iiff  wwaarrrraannttyy  wwiillll  ccoovveerr  tthhee  rreeppaaiirr  oorr  rreeppllaacceemmeenntt..  
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MMaaiinntteennaannccee  eexxppeennsseess  ssiinnccee  llaasstt  rreeppoorrtt::  

••  LLaabboorr  ffoorr  mmiisscc..  rreeppaaiirrss  >>  $$222288..7755  

••  MMaatteerriiaallss  ffoorr  mmiisscc..  rreeppaaiirrss  >>  $$2211..2200  

••  MMaassoonn  CCoonnttrraaccttoorr  ffoorr  bbaasseemm’’tt  wwiinnddooww  sseeaall  uupp  1144  MMoocckkiinnggbbiirrdd  >>  

$$11552255  

  

CCoommmmuunniittyy  CCeenntteerr  FFiirree  EExxttiinngguuiisshheerrss  ––  JJooee  ddiissccuusssseedd  ppllaann  ttoo  mmoonniittoorr  

aanndd  iinnssppeecctt  tthhee  22  ffiirree  eexxttiinngguuiisshheerrss  iinn  tthhee  CCoommmmuunniittyy  CCeenntteerr..    PPeerr  NNFFPPAA  

1100  CCooddee  ffoorr  tthhee  ttyyppee  eexxttiinngguuiisshheerrss  wwee  hhaavvee,,  tthhee  eexxttiinngguuiisshheerrss  sshhoouulldd  bbee  

iinnssppeecctteedd::  

••  OOnnccee  ppeerr  MMoonntthh  ––  EExxtteerrnnaall  ccoonnddiittiioonn  IInnssppeeccttiioonn    

••  66  YYeeaarrss  ––  EEmmppttiieedd//IInnssppeecctteedd//RReeffiilllleedd//RReecchhaarrggeedd  bbyy  cceerrttiiffiieedd  aaggeenntt  oorr  

rreeppllaacceedd..  

  

JJooee  rreeccoommmmeennddeedd  tthhaatt  tthhee  BBooaarrdd  sshhoouulldd  aassssiiggnn  oonnee  DDiirreeccttoorr  ttoo  bbee  FFiirree  

EExxttiinngguuiisshheerr  MMoonniittoorr  wwhhoo  wwoouulldd  bbee  rreessppoonnssiibbllee  ttoo  vviissuuaallllyy  iinnssppeecctt  tthhee  ttwwoo  

eexxttiinngguuiisshheerr  eeaacchh  mmoonntthh  aanndd  ssiiggnn  iinnssppeeccttiioonn  ttaagg..    TThhiiss  wwoouulldd  aassssuurree  tthhaatt  

tthhee  oovveerraallll  ccoonnddiittiioonn  ooff  tthhee  eexxttiinngguuiisshheerrss  aarree  ggoooodd  aanndd  pprreessssuurree  iiss  ggoooodd  iiff  iitt  

iinnddiiccaatteess  ssoo  iinn  ggrreeeenn  zzoonnee  oonn  ggaauuggee  oorr,,  iiff  nnoott,,  aaccttiioonn  wwoouulldd  bbee  ttaakkeenn  ttoo  

ccoorrrreecctt  pprroobblleemm  oorr  rreeppllaaccee  tthhee  eexxttiinngguuiisshheerr..  

  

JJooee  vvoolluunntteeeerreedd  ttoo  bbee  BBooaarrdd  FFiirree  EExxttiinngguuiisshheerr  MMoonniittoorr  ffoorr  hhiiss  tteerrmm  iinn  ooffffiiccee..  

  

BBaasseedd  oonn  aann  aasssseessssmmeenntt  ooff  ccoossttss  ttoo  ddoo  tthhee  66--yyeeaarr  iinnssppeeccttiioonn  aanndd  

rreeffuurrbbiisshhmmeenntt  bbyy  cceerrttiiffiieedd  aaggeenntt,,  iitt  wwiillll  bbee  lloowweerr  ccoosstt  ttoo  rreeppllaaccee  tthhee  ttwwoo  

eexxttiinngguuiisshheerrss  iinn  JJuunnee  22002244  wwiitthh  nneeww  oonneess  aanndd  rreeccyyccllee  tthhee  oolldd  oonneess  aatt  

FFiirreehhoouussee..  

  

AA  FFiirree  EExxttiinngguuiisshheerr  ffoollddeerr  hhaass  bbeeeenn  aaddddeedd  ttoo  oouurr  SSttoorreerroooomm  FFiillee  CCaabbiinneett..    

IItt  ccoonnttaaiinnss  iinnffoorrmmaattiioonn  aabboouutt  tthhee  ttyyppee  ooff  eexxttiinngguuiisshheerrss,,  tthhee  NNFFPPAA  1100  
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iinnssppeeccttiioonn  aanndd  sseerrvviiccee  rreeqquuiirreemmeennttss  aanndd  eexxttrraa  iinnssppeeccttiioonn  ttaaggss..  

  

 
8) Waivers 

AAdddd  DDeecckk  22  OOwwllss  NNeesstt  ––  88’’  XX  1111’’  ttrreeaatteedd  ppiinnee  ddeecckk  

BBooaarrdd  ccaalllleedd  ffoorr  vvoottee  ttoo  aacccceepptt  >>  AApppprroovveedd  

  

33  SStteerrlliinngg  CCoouurrtt  ––  11))  aatt  SSuunnrroooomm,,  rreemmoovvee  ttwwoo  ddeetteerriioorraatteedd  wwooooddeenn  sstteeppss  

aanndd  rreeppllaaccee  wwiitthh  pprree--ccaasstt  ccoonnccrreettee  sstteeppss..    22))  aadddd  hhaannddrraaiillss  ttoo  ffrroonntt  sstteeppss..  

BBooaarrdd  ccaalllleedd  ffoorr  vvoottee  ttoo  aacccceepptt  >>  AApppprroovveedd  

  

 

9) Committee 
Reports 

LLaannddssccaappiinngg  CCoommmmiitttteeee  --  JJoohhnn  PPaacchheeccoo  

NNootthhiinngg  ttoo  rreeppoorrtt..    AAllll  ggooiinngg  wweellll  wwiitthh  ssnnooww  rreemmoovvaall  

  

SSoocciiaall  AAccttiivviittiieess  CCoommmmiitttteeee  ––  PPaatt  PPeerrnnaa  

CChhrriissttmmaass  PPaarrttyy  wwaass  aa  ggrraanndd  ttiimmee  ffoorr  aallll  aatttteennddeeeess  

VVaalleennttiinnee  eevveenntt  ssttiillll  bbeeiinngg  ddiissccuusssseedd..  

  

DDeeccllaarraattiioonn  CCoommmmiitttteeee  --  JJooee  GGeeiiggeerr  

CCoommmmiitttteeee  ssuubbmmiitttteedd  ffiinnaall  AAmmeennddeedd  DDeeccllaarraattiioonn  ttoo  tthhee  BBooaarrdd  bbeeffoorree  tthhiiss  

mmeeeettiinngg  aanndd  aasskkeedd  tthhaatt  BBooaarrdd  aacccceepptt  aanndd  ddiissttrriibbuuttee  iitt  ttoo  ccoommmmuunniittyy  pprriioorr  

ttoo  JJaannuuaarryy  2200  CCoommmmuunniittyy  MMeeeettiinngg  aanndd  sseett  ddaattee  ooff  FFeebbrruuaarryy  1100  ttoo  

ccoommpplleettee  vvoottiinngg..  

  

CCoommmmiitttteeee  wwiillll  sscchheedduullee  oonnee  oorr  mmoorree  DDeeccllaarraattiioonn  PPrreesseennttaattiioonnss  ttoo  tthhee  

CCoommmmuunniittyy  pprriioorr  ttoo  tthhee  vvoottee  wwiitthh  ffiirrsstt  pprreesseennttaattiioonn  oonn  SSaattuurrddaayy  FFeebb..  2222..  

  

CChhrriiss  aasskkeedd  tthhee  CCoommmmiitttteeee  ttoo  sseenndd  oouutt  AAmmeennddeedd  DDeeccllaarraattiioonn  wwiitthh  tthhee  

FFeebbrruuaarryy  1100  ddaattee  sseett  ttoo  ccoommpplleettee  tthhee  vvoottee..    CCoommmmiitttteeee  wwiillll  iinncclluuddee  ccoovveerr  

lleetttteerr  wwiitthh  AAmmeennddeedd  DDeeccllaarraattiioonn  wwiitthh  iinnffoorrmmaattiioonn  ttoo  hheellpp  gguuiiddee  tthheemm  

tthhrroouugghh  tthhee  ddooccuummeenntt  aanndd  iiddeennttiiffyy  tthhoossee  sseeccttiioonnss  tthhaatt  wwoouulldd  lliikkeellyy  bbee  mmoorree  

ssiiggnniiffiiccaanntt  ffoorr  tthheeiirr  aatttteennttiioonn..  
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10)  Authorization 
Costs to move 
Pool Table 

BBiillll  mmaaddee  aa  mmoottiioonn  ttoo  aauutthhoorriizzee  ccoosstt  ttoo  mmoovvee  ddoonnaatteedd  PPooooll  TTaabbllee  ttoo  oouurr  

CCoommmmuunniittyy  CCeenntteerr..    JJooee  22nndd  mmoottiioonn  ffoorr  ddiissccuussssiioonn..  

AA  rreessiiddeenntt  hhaass  aa  ffrriieenndd  tthhaatt  wwiillll  ddoonnaattee  aa  cciirrccaa  11991188  pprrooffeessssiioonnaall  ggrraaddee  aanndd  

ssiizzee  ppooooll  ttaabbllee  wwiitthh  ffeelltt  ccoovveerreedd  ssllaattee  ttoopp  ttoo  oouurr  CCoommmmuunniittyy  CCeenntteerr..    CChhrriiss  

aanndd  BBiillll  hhaavvee  iinnssppeecctteedd  iitt  aanndd  ffoouunndd  tthhaatt  tthhee  ttaabbllee  aanndd  rreellaatteedd  eeqquuiippmmeenntt  

aarree  iinn  rreeaallllyy  ggoooodd  ccoonnddiittiioonn..    HHoowweevveerr,,  iitt  aa  llaarrggee,,  hheeaavvyy  ttaabbllee  aanndd  ttoo  mmoovvee  

iitt  ffrroomm  aa  bbaasseemmeenntt  llooccaattiioonn  ttoo  oouurr  CCCC  aanndd  pprrooppeerrllyy  sseett  iitt  uupp  rreeqquuiirreess  uussiinngg  

aann  eexxppeerriieenncceedd  mmoovviinngg  ccoonnttrraaccttoorr..    CCoosstt  ttoo  tthhee  AAssssoocciiaattiioonn  wwoouulldd  bbee  $$880000  

--  $$11000000..  

  

IInn  tthhee  ddiissccuussssiioonn  iitt  wwaass  mmeennttiioonneedd  tthhaatt  tthhee  ttaabbllee  wwoouulldd  ttaakkee  uupp  aa  

ccoonnssiiddeerraabbllee  aammoouunntt  ooff  rroooomm  iinn  oouurr  CCCC..    AAllssoo,,  ddooeess  tthhee  ccoommmmuunniittyy  wwaanntt  ttoo  

hhaavvee  tthhiiss  aanndd  wwiillll  iitt  ggeett  ssuuffffiicciieenntt  uussee  ttoo  jjuussttiiffyy  tthhee  ccoossttss  ttoo  ggeett  iitt  hheerree??    WWee  

aallrreeaaddyy  hhaavvee  aa  vveerryy  nniiccee  SShhuuffffllee  BBooaarrdd  wwhhiicchh  iiss  nnoott  uusseedd  oofftteenn,,  bbuutt  iitt  iiss  

ttuucckkeedd  nneexxtt  ttoo  aa  wwaallll..  AA  pprrooppoossaall  wwaass  mmaaddee  ttoo  pprreesseenntt  tthhiiss  ooppppoorrttuunniittyy  ttoo  

tthhee  CCoommmmuunniittyy  aatt  tthhee  JJaann..  2200  mmeeeettiinngg  aanndd  sseeee  iiff  tthheerree  iiss  ssuuppppoorrtt  ttoo  mmoovvee  

oonn  iitt..  

  

BBiillll  mmaaddee  aa  mmoottiioonn  ttoo  aadddd  tthhiiss  ttoo  AAggeennddaa  ffoorr  JJaann..  2200  mmeeeettiinngg  

JJoohhnn  22nndd  mmoottiioonn  

BBooaarrdd  vvoottee  ––  aallll  aapppprroovveedd    

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Add to agenda for Jan. 20 
Community meeting 

11)  Omicron 
Variant vis-vis 
Community 
Center 

CChhrriiss  aasskkeedd  iiff  wwee  sshhoouulldd  ccoonnssiiddeerr  cclloossiinngg  aaggaaiinn  tthhee  CCoommmmuunniittyy  cceenntteerr  uunnttiill  

tthhee  sspprreeaadd  ooff  OOmmiiccrroonn  vvaarriiaanntt  hhaass  ddiimmiinniisshheedd..  

  

BBiillll  mmaaddee  mmoottiioonn  ttoo  kkeeeepp  tthhee  CCoommmmuunniittyy  CCeenntteerr  ooppeenn  

KKaarreenn  22nndd  mmoottiioonn  

BBooaarrdd  VVoottee  ––  aallll  aapppprroovveedd  ttoo  kkeeeepp  CCeenntteerr  ooppeenn  

  

 



Briarwood Falls Condo Association 

Executive Board Meeting Minutes 
 January 13, 2022 at 10:00 AM  

(Approved 02/10/2022) 
 

  Page 7 of 16 

12)  Proposed 
Maintenance 
Request Policy 

JJooee  pprreesseenntteedd  ddrraafftt  55  ooff  tthhee  pprrooppoosseedd  MMaaiinntteennaannccee  RReeqquueesstt  PPoolliiccyy  aanndd  

aasskkeedd  ffoorr  ccoommmmeennttss..  

BBiillll  ssaaiidd  tthhaatt  wwee  sshhoouulldd  sshhooww  UUttiilliittyy  CCoommppaanniieess  pphhoonnee  nnuummbbeerrss  aass  ffiirrsstt  

rreessppoonnssee  ffoorr  aann  eemmeerrggeennccyy  eevveenntt  rreellaatteedd  ttoo  uuttiilliittiieess..  

PPaatt  ssuuggggeesstteedd  tthhaatt  wwee  aadddd  wwoorrddiinngg  ttoo  cclleeaarrllyy  sshhooww  tthhaatt  ccuurrrreenntt  rreessiiddeenntt  iiss  

rreessppoonnssiibbllee  ttoo  sseeee  tthhaatt  tthheeiirr  uunniitt  iiss  pprrooppeerrllyy  mmaaiinnttaaiinneedd,,  eevveenn  ffoorr  tthhee  

AAssssoocciiaattiioonn  rreellaatteedd  rreessppoonnssiibbiilliittiieess,,  iinn  oorrddeerr  ttoo  mmiinniimmiizzee  rriisskk  ffoorr  ppoossssiibbllee  

rreessaallee  iinnssppeeccttiioonn  iissssuueess  ttoo  tthhee  AAssssoocciiaattiioonn..  

  

TThheessee  ccoommmmeennttss  wwiillll  bbee  aaddddeedd  ttoo  ddooccuummeenntt..  

  

JJooee  pprrooppoosseedd  tthhaatt  tthhee  rreeqquuiirreemmeennttss  bbee  iinncclluuddeedd  iinn  tthhee  RRuulleess  aanndd  

RReegguullaattiioonnss  rraatthheerr  tthhaann  aa  nneeww  PPoolliiccyy..    RRuulleess  aanndd  RReegguullaattiioonnss  aarree  iinncclluuddeedd  

iinn  tthhee  CCoonnddoo  AAssssoocciiaattiioonn  bbooookk//ppaacckkaaggee  tthhaatt  DDeeccllaarraanntt  //  RReeaallttoorrss  aarree  

rreeqquuiirreedd  ttoo  ggiivvee  ttoo  aa  pprroossppeeccttiivvee  bbuuyyeerr  vvss  wwhheerree  aa  ppoolliiccyy  lliikkeellyy  wwoouulldd  nnoott  

bbee  sseeeenn  uunnttiill  aafftteerr  bbuuyyeerr  wwaass  nneeww  oowwnneerr..  

  

CChhrriiss  ssaaiidd  wwee  wwoouulldd  ttaabbllee  ddooccuummeenntt  ffoorr  nnooww  aanndd  llooookk  aatt  iitt  aaggaaiinn  aass  ppaarrtt  ooff  

tthhee  RRuulleess  aanndd  RReegguullaattiioonnss..  

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Joe to incorporate 
Maintenance Request 
requirements in Rules and 
Regulations and present it to 
the Board at Feb. 10 Meeting 
 

13)  Agenda for 
Jan. 20 
Community 
Mtg 

PPaatt  mmaaddee  mmoottiioonn  ttoo  ccoonnssiiddeerr  CCaarrooll  PPaacchheeccoo’’ss  pprrooppoossaall  ffoorr  tthhee  AAssssoocciiaattiioonn  

ttoo  rreenntt  dduummppsstteerr  ffoorr  oouurr  ccoommmmuunniittyy  ttoo  uussee  aafftteerr  ggaarraaggee  ssaallee  ttoo  ccoommpplleettee  

cclleeaann  oouutt  ooff  uunnwwaanntteedd  ssttuuffff..  

KKaarreenn  22nndd  mmoottiioonn..  

  

IInn  ddiissccuussssiioonn,,  JJooee  ssttaatteedd  tthhiiss  wwaass  aa  ggoooodd  iiddeeaa  bbuutt  hhee  hhaadd  ffoouunndd  tthhaatt  tthhee  

bbeesstt  ddeeaall  wwaass  LLOOWWEE’’ss  WWaassttee  1155  ccuu..  fftt..  dduummppsstteerr  ((aabboouutt  ¾¾  ssiizzee  ooff  

dduummppsstteerrss  EErrnniiee  hhaadd  oonn  ssiittee  dduurriinngg  bbuuiillddiinngg  pphhaassee))..    BBeesstt  ccoosstt  iiss  

““WWeeeekkeenndd  WWaarrrriioorr””  rreennttaall  ooff  $$440000  tthhaatt  iinncclluuddeess  uupp  ttoo  22--ttoonn  llooaaddiinngg  ++  $$3322  

ffoorr  eeaacchh  aaddddiittiioonnaall  550000  llbbss..    TThheerree’’ss  aa  ssppeecciiffiicc  lliisstt  ooff  wwhhaatt  ccaann--ccaannnnoott  bbee  

dduummppeedd  aanndd,,  tthhiinnggss  lliikkee  aapppplliiaanncceess,,  eelleeccttrroonniicc  eeqquuiippmmeenntt,,  mmaattttrreesssseess  wwiillll  

hhaavvee  aann  aaddddiittiioonnaall  cchhaarrggee  bbaacckk  ttoo  CCoommmmuunniittyy  wwhheenn  dduummppsstteerr  llooaadd  iiss  

 
 
Add agenda item for 
Community Meeting: 
- Waiver Committee 
- Pool Table 
- Community Dumpster Day 
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iinnssppeecctteedd  aatt  rreeccyyccllee  cceenntteerr..    TThhiiss  ccoosstt  iiss  lliikkeellyy  ttoo  bbee  ttoooo  hhiigghh  ffoorr  tthhee  

AAssssoocciiaattiioonn  ttoo  ddoo..  

KKaarreenn  ssuuggggeesstteedd  llooookkiinngg  aatt  WWiilllliimmaannttiicc  WWaassttee’’ss  SSppeecciiaall  PPiicckk--UUpp  ooppttiioonn  

wwhheerree  aannyyoonnee  ccaann  sscchheedduullee  ffoorr  aa  ppiicckkuupp  ooff  ssttuuffff  tthheeyy  wwaanntteedd  ttaakkeenn  aawwaayy..    

WWee  ccoouulldd  ppoossssiibbllyy  sscchheedduullee  aa  ssaammee--ddaayy  ppiicckkuupp  ffoorr  tthhee  CCoommmmuunniittyy  aanndd  ggeett  

aa  bbeetttteerr  pprriiccee..  

KKaarreenn  wwiillll  ggeett  mmoorree  iinnffoorrmmaattiioonn  ffrroomm  WWiilllliimmaannttiicc  WWaassttee..    WWee’’llll  ppuutt  iitt  oonn  tthhee  

AAggeennddaa  ffoorr  tthhee  CCoommmmuunniittyy  MMeeeettiinngg  ttoo  ggeett  oouurr  ccoommmmuunniittyy’’ss  ffeeeeddbbaacckk..  

14)  Old Business NNoonnee   

15)  New Business NNoonnee  

  
 

16)  Next Board & 
Community 
Meeting 

  

CCoommmmuunniittyy  MMeeeettiinngg  JJaannuuaarryy  2200,,  22002222  aatt  66::0000  PPMM  

  

BBooaarrdd  MMeeeettiinngg  FFeebbrruuaarryy1100,,  22002222  aatt  1100::0000  AAMM  

  

 

17)  Community 
Member Input 

  

RRoonn  SSaabbaattooss  ddiissccuusssseedd  pprrooggrreessss  oonn  hhiiss  pprroojjeecctt  pprrooppoossaall  ttoo  cchhaannggee  

mmoonntthhllyy  aasssseessssmmeenntt  ttoo  aa  ffiixxeedd  ffeeee  vvss  ffeeee  bbaasseedd  oonn  UUnniitt  ssqq..  fftt..    HHee  iiss  nnooww  

uuppddaattiinngg  hhiiss  pprrooppoossaall  wwiitthh  oouurr  22002222  bbuuddggeett  iinnffoorrmmaattiioonn  aanndd  iinn  nneeaarr  tteerrmm  

wwiillll  aasskk  BBooaarrdd  ffoorr  ooppppoorrttuunniittyy  ttoo  mmaakkee  aa  pprreesseennttaattiioonn  aabboouutt  iitt  ttoo  oouurr  

ccoommmmuunniittyy..  

  

CChhrriiss  NNoorrmmaann  eexxpprreesssseedd  hhiiss  ddiissaappppooiinnttmmeenntt  wwiitthh  tthhee  BBooaarrdd  iinn  tthhaatt  tthheeyy  

hhaavvee  nnoott  ttaakkeenn  aa  mmoorree  aaccttiioonn  ppoossiittiioonn  oonn  tthhee  DDeeccllaarraattiioonn  iissssuuee..    SSppeeaakkiinngg  

ffoorr  tthhee  CCoommmmiitttteeee,,  iitt  wwoouulldd  hhaavvee  bbeeeenn  pprreeffeerrrreedd  tthhaatt  BBooaarrdd  hhaadd  vvootteedd  ttoo  

aacccceepptt  tthhee  AAmmeennddeedd  DDeeccllaarraattiioonn,,  aass  tthheeyy  wwaanntteedd  aassssuurraannccee  tthhaatt  aallll  BBooaarrdd  

mmeemmbbeerrss  aacccceepptteedd  tthhee  ddooccuummeenntt  aass  ddrraafftteedd  aanndd  aaggrreeeedd  iitt  ttoo  bbee  sseenntt  oouutt  ttoo  

oouurr  ccoommmmuunniittyy  ffoorr  tthhee  vvoottee..  
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18)  Adjourn CChhrriiss  ccaalllleedd  ffoorr  tthhee  mmeeeettiinngg  ttoo  bbee  aaddjjoouurrnneedd..  

KKaarreenn  mmaaddee  tthhee  mmoottiioonn  ttoo  aaddjjoouurrnn..  

JJooee  22nndd  tthhee  mmoottiioonn  

MMeeeettiinngg  aaddjjoouurrnneedd  aatt  1111::2233  AAMM  

 

Attachments:  Minutes of December 21, 2021 Tele-meeting with Chas Ryan re Declaration vs Waiver Issues. 
    Maintenance Tracking Record December 9 – January 13, 2022  
 

 Minutes of December 21, 2021 Tele-Meeting with Chas Ryan re Declaration vs Waiver 
Rev. 01/07/2022 - The 5 category questions in the strategy were addressed and the discussion each is below each 
question.  Minutes corrections were made as per feedback from Bill and Karen on initial draft and further review of tele-
meeting notes. 
Joe Geiger – Director/Secretary 
 
 Strategy for Addressing Questions to Chas Ryan 12/21/2021 Meeting Waiver vs Declaration 
Recall the Board’s and Chas’s negotiations when the Waiver was being drafted Specifically, the waiver was to provide a “legal” 
basis to eliminate future expenses for Maintenance, Repair and Replacement (MR&R) to the Association for amenities or 
features a Unit Owner adds that were not included in the original build of a Unit or in the Declaration.   
 
The current Declaration, Section 5 (1) allocates four Limited Common Elements Walkways, Driveways, Decks and Patios as 
Common Elements.  Section 6.1 of our Declaration designates these four LCE to be Common Elements that the Association is 
responsible for MR&R. 
 
Under our Waiver Policy, a policy you helped us draft, if an owner adds an addition, such as flower bed, generator, deck, patio, 
sprinkler system, etc., at his unit the owner becomes responsible for future MR&R of that. 
 
The general question is, does our Waver Policy override the Declaration statement of responsibility for a Limited Common 
Element (LCE) if it is stated to be a common element in the Declaration and, in some cases, if it is not in the Declaration? 
  
More specifically, we will ask Chas to describe the correct interpretation of a waiver vs the Declaration for five categories where a 
waiver would be required.  
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Category 1 - Add/modify explicit Limited Common Element 
 
A Unit Owner only having a one car stall garage is granted a Waiver to widen his driveway to add a paved parking area along 
side of the existing driveway; it becomes part of the driveway.  Once the paved parking area is built and starts to wear out or 
deteriorate, is the Unit Owner now responsible under the Waiver for any future MR&R of that added portion of the driveway, or, is 
the Association still responsible for MR&R of the added driveway portion as per our Declaration’s allocating the Association to be 
responsible for MR&R of driveways? 
 
I don’t recall everything Chas said on this question but this is what I took from my notes on Chas’s opine.  From Chas’s 
comments I concluded that in the responsibility for MR&R as stated in the Declaration would override the waiver.  However, there 
could be cases where an alternative solution could be considered.  He addressed this category giving three options: 

1. Under the waiver make the owner fully responsible for the parking area as a new added element. 
2. Under the waiver make the owner responsible for the added parking pad and original driveway.   
3. The Owner installs/pays for the parking pad under waiver but the association remains responsible for the original driveway 

and new parking pad as per the Declaration for future MR&R. 
 
Consider these options relative to the following cases: 
 

A. Today there are only three of the Phase 1 units that have 1-car wide driveways and do not have a parking area along side 
of driveway: these are 5, 6 & 7 Mockingbird.  All other Phase 1 units either had the parking pad installed during building of 
Unit or it was added later without a waiver, as the waiver policy was not in place at time parking pad was installed. The 
Association is now responsible for these Phase 1 Units driveways and parking pads  
 
Unit owner 7 MB has submitted a waiver to add parking area. I know that Ron White was considering doing this at 5 MB.  
As Chas said, for some cases we need to consider the human element. In the case for these 3 Units, if owner submitted 
waiver to add parking pad, I would propose applying Option 3.   
 

B. For the Phase 2 Units that have 2-car wide driveways and 2-car garages, it they were to submit a waiver to add a parking 
pad, I would propose applying Option 1.  
 

C. The same logic could be used for the other three LCE allocated as common elements in Section 6.1 of Declaration; 
walkways, decks and patios: 
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• If a waiver to add walkway is requested in an area where there should have been one at the time of original build but 
was never installed and it is to be similar with other Unit’s walkways, then apply Option 3.  If the walkway is to be 
located in a new area, then apply Option 1. 

• If a waiver to add a deck was submitted, and since to date none of the existing 81 decks had been added with a waiver, 
apply Option 3.  If a 2nd deck was to be added, then apply option 1. 

• If a waiver to add a patio was submitted to a unit that now does not have a patio, apply Option 3.  If the patio is to be 
added/extended to existing patio or to be a 2nd patio in a new area at the Unit, then apply Option 1. 

 
Category 2 – add/modify a Common Element 
 
A Unit Owner is granted a Waiver to add a mulched flower bed along the side of his unit in compliance with the Association’s 
Landscaping Rules.  The Declaration requires the Association to maintain only the builder’s installed small front garden bed as 
part of Common Element landscape.  Once the mulched flower bed is installed is Unit Owner now responsible for maintaining all 
aspects of the side bed, including future mulch renewal, or, is the Association still responsible for the added flower bed as part of 
common element landscape as stated in our Declaration? 
 
My understanding of Chas’s opine for this category question is that the Association with the waiver can make the unit owner 
responsible for flower beds, shrubs, trees, etc. or similar elements the Unit owner adds to the common elements at the Unit.  Only 
the landscape elements and other elements installed by the Association or Declarant/Builder would be the responsibility of the 
Association.   

 
Category 3 – Owner adds/modifies a NEW type of element 
 
A Unit owner is granted a Waiver to add a sprinkler system in lawn area around his Unit. This is a new kind of element not 
addressed in our Declaration but it gets installed in common grounds which are stated in our Declaration to be Association’s 
responsibility. Once this sprinkler system is installed, if a problem occurs, such as a spray head failure or underground piping 
rupture that releases quantities of water that damages the common grounds or causes water damage to an adjacent Unit, is the 
Unit Owner under the Waiver now responsible for the damage or is the Association responsible for the damage to the Common 
grounds as per our Declaration? 
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Or, if a component of the sprinkler system fails or the system stops working, independent of whether any damage is incurred, is 
the Unit Owner responsible for repairing the system under the waiver or is the Association responsible under the Declaration’s 
statements for common grounds? 
 
My understanding of Chas’s opine for this category question is that the unit owner would be responsible for any maintenance or 
repair of the sprinkler system as well as damages to the common elements under Waiver statements 2 and 9.  An exception 
could be, if the damage warranted making an insurance claim because the Association’s Master Policy were to cover the 
damage, then the Association could be responsible to make the repairs to the damaged common elements. The Unit Owner 
under the waiver would be responsible to pay for the deductible portion of the repair costs.   
 
Category 4 – Declarant/Builder adds a NEW type of element during Unit build 

 
The Declarant-Builder installs a sprinkler system in lawn area around a new Unit as part of the unit sale negotiations. We assume 
installation of sprinkler system would be the Declarant’s rights and the Unit buyer would not have gotten a waiver.  Again, this 
new kind of element gets installed in common grounds which are stated in our Declaration to be Association’s responsibility. 
Once this sprinkler system is installed, if a problem occurs such as a spray head failure or underground piping rupture that 
releases quantities of water that damages the common grounds or causes water damage to an adjacent Unit, since there was 
no waiver, who is responsible for the damage to the common grounds, the Unit Owner or the Association? 
 
Or, if a component of the sprinkler system fails or the system stops working, independent of whether any damage is incurred, 
since there was no waiver, who is responsible to repair the sprinkler system, the Unit Owner or the Association? 
 
Chas opined here that this category addition could be a case-by-case situation.  The base case is, if the Declarant/builder adds 
an element to a common element as part of Unit sale agreement the association would be responsible for it as allocated in the 
Declaration and, if it is not designated otherwise in other documents, such as the Public Offering Statement. 
 
The issue for skylights installed by the builder on two of the Phase 1 units was addressed.  Chas pointed out that these would be 
the Association’s responsibility under Declaration Article 4 – Boundaries; skylights are part of the roof and stud structure, which 
the Association is responsible for.   
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To move forward on this issue, we should consider keeping Skylights as Unit Owner responsibility in the Proposed Amended 
Declaration but put in the caveat “Skylights installed post 2016” Unit builds. This would then grandfather the two early Units built 
with skylights to be Association responsibility (13 Oriole & 17 Mockingbird). 
 
Learnings from this category discussion is for the Association to get agreement from the Declarant, for the Phase 3 & 4 Units, for 
a list of options offered or other features negotiated as part of the Unit sale contract that are not already allocated as 
Association’s responsibility in the Declaration, that these would be designated to be the Unit owner’s responsibility for MR&R.  
This list would be included in the Declarant’s Public Offering Statement (POS). For example, this was done in Derek Santini’s 
2016 POS for decks and storm doors, but this didn’t stand for decks because these were clearly allocated as Association 
responsibility in the Declaration. 
 
Category 5 - Conduct maintenance of LCE or CE 

 
A Unit Owner gets a Waiver to pressure wash and stain his Deck which is a Limited Common Element as per our Declaration and 
the work is completed.  If later damage or discoloring occurs to the stained deck surfaces is the Unit Owner responsible to fix it 
under the waiver or is the Association responsible to fix it as per our Declaration that Decks are a Limited Common Element? 

 
In the same case, does the waiver make the Unit owner responsible for all future cleaning and staining if in the future the 
Association adopts a maintenance practice for decks that includes periodic cleaning and staining, or would then the Association 
be responsible for this maintenance under the Declaration?  
In other words, can the waiver exclude the Association from ever having to do cleaning and staining maintenance on this Unit’s 
deck? 
 
My understanding of Chas’s opine on this question category is, if the Association had no specific practice/policy for maintaining 
the element, under the waiver the Unit owner would be responsible for that specific maintenance practice forevermore.  If on the 
other hand, the Association were to later implement such maintenance practice/policy then the Association would be responsible 
for the maintenance from that time forward.  The association would still have responsibility for repair and replacement of the 
element as stated so in the Declaration. 
 
Also, Chas suggested for all of the categories addressed, the Board could add additional language to the Waiver request form to 
further clarify the Unit owners’ responsibilities. 
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He further stated thar he could draft/add another statement to the waiver that would help clarify the responsibilities for the 
Association and Unit owner with the approval of the waiver. He said he could make this addition to the waiver draft in 3 minutes 
and send it to us.  It was my opinion, that we should have asked him to do so then as it would be fresh on his mind. We can still 
do this.  If we put off asking Chas for this additional statement until after our next board meeting or later, I am sure he will spend 
more time to recall the details and draft the statement. 
 
New Category - Added Living Space 
 
We had a few minutes left in the hour after addressing the 5-category question.  Chris asked, if an existing Unit Owner 
submits a waiver to add a sunroom to his unit which would increase his living space, what options does the Association 
have to change his allocation of interest/Schedule A-2 or otherwise recover costs for future MR&R of the added common 
elements. 
Chas suggested 2 options: 
 

1. Petition the Unit Owners to approve/vote for a change in the Schedule A-2 for the added living space and issue 
new related amendment.  As Chas pointed out, there shouldn’t be an objection to this as the other Unit owners 
would be getting a slight reduction in their allocation of interest while the owner adding the living space would 
see an increase.  This will be reflected in having a slightly lower $ / sq. ft. base used to calculate the Condo fees. 

 
2. If the vote failed, add wording to the waiver that declares, any new living area added to an existing Unit after 

initial Unit construction is a Limited Common Element and the owner is fully responsible for all MR&R, i.e., 
structure, roof, siding, windows and doors of that addition.  The association would commission and do the 
needed repairs or replacements and bill the Unit owner for portions associated with the added living space.  (A 
similar statement is in the Declaration, Section 13.1 (a).)  

 
Chas also recommended that a record of the waiver for added living space should be filed with Land Records and that the 
waiver should identify the legal first name of Unit owner and the address. 

 
The tele-session with Chas started at 10 AM and was finished at about 10:59 AM.  

 
JTG – Rev. 5, 01/07/2022 
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