
WOODEN CANOE 
BOARD OF DIRECTORS MEETING 

NOVEMBER 2, 2007 
 

MINUTES 
 
1. Call to Order.  The meeting was called to order by President Donna Leavitt at 3:05 p.m.  

 
2. Affirmation of Attendance and Quorum. 
 

A. Board members in attendance were Donna Leavitt, Pat Wallace, Charles 
Williams, and Jim Hafemeister.   

 
  A quorum was established. 
 
B. Representing Mountain Managers were Eric Gill, Susan Witkowski, and Judy 

Freese (via conference call). 
 
3. Minutes from the 8/31/07 Board Meeting were approved as written with one change.  

On page 4, paragraph B, the word “pond” should be changed to “dumpster”. 
 

It was also noted in the last Board meeting minutes that Mountain Managers would look 
into the weed whacking charge and report the findings to the Board via e-mail.  This was 
not done but will be done shortly. 

 
4. Repair and Maintenance Report was reviewed by Eric Gill with 4 work orders 

completed.  Eric explained that only items over $250 are reflected on the report.   
 

Seal coating of the apron in front of the dumpster has not yet been done.  The contractor 
was also to be asked to do the gap left between what the Town had seal coated and 
what Wooden Canoe had already done.  Eric noted that this was not on the original 
proposal and therefore not the contractor’s fault.  The contractor will be called to see 
when this can be scheduled. 

 
Pat presented another invoice received from Blue Bird Electric for work done on both 
ponds (connecting pump motors, replacing a couple of ground fault interrupters).   This 
is in addition to those noted on the report.  Pat had been out of town and just received 
the invoice.  Eric had also received a bill from Blue Bird Electric for lights.  This was 
approved for payment. 

 
5. Financial Report.  September financials were reviewed and Eric noted where the 

Association was either over or under budget.  The pond expenses were over budget and 
the question was raised as to whether the expenses were all for this year (yes). 

 
The balance in the checking account was $3,949.94 and the money market account 
balance was $29,161.57. 
 
Delinquencies were discussed.  525 WC has paid and is current.  4 units have been 
liened.  
 
The 2008 budget was reviewed.  Eric explained that the figures were based on 9 months 
of actuals and 3 months of estimates.   
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On the income side, if dues remain the same income is projected at $50,460.  Taking out 
the $7,920 allocated for reserves, income will actually be $41,376. 
 
On the expense side Eric went over several of the line items.   
 
Management fee:  There are 9 vacant lots paying $12 and 46 homes paying $24.   
 
Insurance:  This was re-negotiated last year with a 6 month payment made in May and 
renewal on 11/1.  From now on, premiums will be paid in full in one annual payment due 
11/1 of each year.  The budget will appear skewed this year but will be fine next year.   
 
Repair and Maintenance: bumped up slightly to cover contingencies (painting of the 
dumpster, etc.).  During this discussion, it was noted that the stop sign pole has been 
installed but it was not stained prior to being put into the ground.  It was also not set in 
cement/stone.  Eric explained that treated lumber is difficult to get and usually takes 
upwards of 3 months.  The post needs to be pulled up, stained below ground, and 
reinstalled properly.  It was also noted that chinking/caulking/sealant needs to be used to 
prevent water from getting in around the concrete. 
 
Trash:  This was based on the previous year’s actuals plus 5%.  The Board asked if 
damage is done by the trash company do they repair it?   Eric said if they are called, 
they are generally pretty good about taking care of repairs. 
 
Pond water:  Nothing was budgeted for 2007 and Eric put in $1,000 for each pond.  Pat 
thinks this should probably cover it and would anticipate approximately $500 for pond #1 
and $1,500 for pond 2 which still has a probable leak.  Pond water has been broken out 
into pond #1 and pond #2 – irrigation is not reflected.  Eric explained the only metering is 
for the Master Association and Wooden Canoe pays its pro rata share (minimal amount).  
Irrigation expenses will be put into pond #1. 
 
Ponds/Water Features:  budgeted at $7,400 – Pat suggested raising this to $9,000 
which he feels is a more realistic figure.   
 
Snow removal:  budgeted per contract.  Heavy equipment snow removal was not used 
last year and the budgeted amount was reduced by 50%.  This is a guessing game – no 
one can predict how much snow is going to fall. 
 
Landscaping: was kept the same, clerical and supplies were both reduced, and 
legal/accounting (for tax preparation and the annual report) remained the same. 
 
Bottom line:  There is a short fall of approximately $6,000.  This could change depending 
on the Board’s decision on an all-inclusive management agreement and dues increase. 

 
Eric presented a budget prepared showing a $24 increase per unit in dues and a $1,000 
increase in management fee.  He explained that the increased management fee would 
cover the duties that are currently done on a time/material basis.  This will be discussed 
in more detail later in the meeting. 
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MCR:  Nothing is scheduled for the next 2 years.  Discussion took place on several 
items. 
 
Staining of the dumpster:  The inside needs to be done as well as the outside.  Exterior 
staining should be on a 3-year cycle and interior staining every 6 years. 
 
Staining of the signposts:  to be changed to 3 years.  When posts for lights and stop 
signs are replaced they must be stained before installation and set in concrete.  It was 
also mentioned that 6 x 6 square posts would last much longer but would result in some 
posts being round and some square until all are replaced.  Changing to steel posts was 
also mentioned – less maintenance but would be expensive to replace if damaged.  This 
will be discussed again at a later date but all agreed costs would need to be obtained 
before deciding on whether any change is feasible.  Pat will talk to Betsy Burton on this. 
 
Discussion took place on the proposed new management agreement.  Mountain 
Managers had prepared a list of property management duties that included Pat’s list of 
required pond/water feature maintenance.  Eric explained that under the current 
agreement with Wooden Canoe, Mountain Managers takes care of the business and 
financial aspects of the Association but all property management duties are billed 
separately.  He also explained that Water Dance had recently elected to change from an 
all-inclusive contract to one similar to Wooden Canoe’s current agreement and that the 
Water Dance Board is doing a lot themselves including light checks and replacement. 
 
Eric pointed out that if the Board voted to continue with the “a-la-carte” contract, they 
were still getting a very good deal.  If the decision was made to go to the all-inclusive 
agreement, the $1,000 increase in management fees would be more than offset by 
decreases to the budgeted amounts for such items as repair and maintenance, ponds, 
landscaping, etc.  In either case, a dues increase would be necessary to either cover the 
shortfall in the current proposed budget or to cover the management fee increase.  
Donna reminded everyone that the Board had previously discussed having an automatic 
dues increase of 3% to cover normal cost of living increases.  To date, this has not been 
done.  The question was brought up as to whether or not this needed to be brought to a 
vote of the membership.  It does not.  The Board has the authority to approve the budget 
including any necessary dues increases.  Pat noted that pond chemicals need to be 
included in the budget, and Eric said these would be added to the operations budget. 
 
Discussion continued and it was explained that with a $24 dues increase the Association 
would have a little left over after expenses but would essentially be running on a 0-based 
budget.  While excess funds would be minimal, contributions to the reserve fund would 
continue at the original budgeted amount of $7,900. 
 
The amount of the proposed dues increase was discussed in more detail.  It was 
decided that anything less than a $24 increase might not be enough to cover deficits. 
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Pat presented a letter to homeowners regarding the ponds and water features outlining 
what has been done and what is anticipated for the future including estimates of cost.  
This letter is to go out prior to the annual meeting along with the dues increase notice.  It 
was also decided to prepare a letter explaining the budget increases (specifically the 
management fee) and noting how the new management agreement will decrease some 
costs and allow for a more balanced budget.  All information will go to owners with the 
annual meeting notice. 

 
Motions were made, seconded, and unanimously passed to: 
• Approve the 2008 budget with changes as noted in these minutes. 
• Approve a $24 dues increase effective 1/1/08 
• Proceed with the new all-inclusive management agreement. 

 
The new management agreement and letter to homeowners will be e-mailed to the 
Board for review and approval as soon as they are prepared.  Pat noted that he will be 
out of town and requested that the information be faxed to him.  Donna will make sure 
he gets all information that is e-mailed to the Board. 

 
Pat also reiterated that supervised training on pond and water feature maintenance is 
essential for Managers’ employees.  If there are questions, they are to call him for 
clarification so no mistakes are made. 

 
Also to be included in the annual meeting mailing to owners is the dumpster door code 
change.  The code will change to 2-0-0-8 on 1/7/08.  It was mentioned that the key pads 
on the dumpsters are bad and difficult to work.  New key pads will be obtained that are 
easier to operate. 

 
6. Old Business 
 

The new management agreement was discussed under financials due to the impact the 
new agreement would have on the proposed 2008 budget. 

 
7. New Business. 
 

It was noted for the record that long term parking issues are being addressed by the 
Board and they are working on parking regulations that will be strictly enforced. 

 
8. The Next Board Meeting will be on 12/27/07 at 3:00 p.m. (one hour prior to annual 

meeting).   
 
9. Adjournment.  There being no further business, the meeting was adjourned at 4:45 

p.m. 
 
Signed: 
Revised and approved via e-mail     11/11/07 
___________________________________________________________________________ 
Donna Leavitt, President      Date 
________________________________________________________________________ 
Judy Freese, Recording Secretary     Date 
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