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Rivergreen Condominium Association

Annual Meeting Agenda AG’ENDA

November 9, 2019 - 9:00 AM

1. Callto Order

ooo‘

2. Certify Quorum
3. Welcome and Introduction
a. Welcome New Owners
b. Introduce Management Team
4. Read and Approve Minutes from 2018 Annual Meeting
5. Old Business
a. Review of accomplishments for Fiscal Year 2018/19
b. Updated Rivergreen Guidelines for new owners
c. No Smoking Regulations
6. Review of Financial Status
a. Review of Profit and Loss for Fiscal Year Ending August 31, 2019,
b. Review of Balance Sheets Ending August 31, 2018 and Oct 31st 2019
c. Review of Accounts Receivable as of August 31, 2018 and Oct 31st 2019
7. Presentation of 2019/2020 (September 1, 2019 — August 31, 2020) Operating Budget
a. Comparison of income and expenses for past 5 years.
8. New Business
a. Front Lobby Discussion — Vote on proposals
b. Front Desk Usage
c. Common Areas of building
d. Any other new business — Open forum for owners.
9. Building Maintenance
a. Review of Major Maintenance Project List for 2019/2020
b. Future Repairs and Review of 10 Year Plan
10. Votes / Election of Officers

11. Adjournment

After Condo association meeting
Rental Program Presentation — Nancy Ehlers Management Group


http://www.google.com/url?sa=i&source=imgres&cd=&cad=rja&uact=8&ved=0CAkQjRwwAGoVChMIsYP8gqHRyAIVC1Q-Ch0yYwVD&url=http://www.dentistryiq.com/articles/2014/07/tuesday-tip-from-pride-institute.html&psig=AFQjCNGthQddaxvNGl_0YSE5mUX6E2As_w&ust=1445437659185025

Unit 401

Unit 113

Unit 114

Unit 102

Unit 208

Unit 402

New Rivergreen Owners

Ayla Queiroga, Bethlehem, NH

Anne Horvath, Warwick RI

Jeanne Landry, Billerica Ma

Jeanne Landry, Billerica Ma

Vincenzo & Livia DelSignore, Lincoln RI

Nash and Suzanne Desent, N. Kingston, RI



Rivergreen Condo Association
Important Information

Website WWW.rivergreencondominium.com

Certain pages require log-in.
Log-in name : owner
Password : cooper48

Board of Directors:

Arthur Vogel 484 919-1663
Ron DeFlora 603 204-4505

Rich Stradzas 978 692-2057

Email board@rivergreencondominium.com

Mailing Address : Rivergreen Condo Association
PO Box 1056
Lincoln, NH 03251

Front Desk Telephone Number 603 745-2450

Quarterly payments due 4 times per year, March 1%, June 1%, September 1%, December 15t

Online payments accepted using credit card or paypal thru the website with 3% Fee added.


http://www.rivergreencondominium.com/
mailto:board@rivergreencondominium.com

Nancy Ehlers Management Group
On-Site Management Team
For Rivergreen Resort

Melissa Puga — Director of Hotel Operations:

Maintains current owner information, generates monthly owner statements, letters to
owners and spreadsheets; yearly unit condition reports and room ratings; RDP
maintenance and support contact; general marketing (writes and submits ads); creates
and markets lodging packages (with Kathy Campbell); orders and maintains attraction
ticket inventory; ensures that each unit receives share of rentals; staff hiring, scheduling
and payroll; Chamber of Commerce contact; generates monthly and yearly revenue and
booking reports; implements and maintains guest and owner internet reservation
systems; improves and maintains website and mobile site; general computer and
technical contact; reviews and approves billing; consults with Kathy & Macie on day-to-
day guest, owner, and staff issues; consults with Macie on groups.

Macie Martinez — On Site Manager & Group Sales:

Maintains online booking site availability; updates Rivergreen website content;
coordinates supply orders; updates Facebook; responds to TripAdvisor reviews;
summarizes and follows up on guest comment cards; generally oversees housekeeping
department; trains front desk staff. Group sales contact (including new groups,
contracts, deposits, preparation, greeting, and baggage); performs all front
desk/reservation duties as outlined below; takes on special projects as assigned. On site
owner contact. Macie also assists Nancy in our Campton office and with Association
files.

Kathleen Campbell — Front Desk Supervisor:

Knows and performs all front desk duties as outlined below; monitors reservations in
RDP to ensure accuracy and maximize yield management; billing for wholesalers; enters
rates and packages in RDP; maintains and updates room master information, sources of
business, market codes, housekeeping zones, etc; maintains all front desk documents
and literature; writes and updates front desk procedures and checklists; trains front
desk staff; maintains guest information binders; reconciles petty cash; decorates lobby
seasonally.



Gloria Cooper - Front Desk Agent:

Check ins and check outs; answer phones; reservations; process deposits and payments;
confirmations; answer email; perform concierge services; house person activities when
needed (cleaning and simple maintenance); prepare daily housekeeping reports and
update status; process lost and found items; night audit closing and balancing; close the
pool and secure building at night; communicate guest, owner, housekeeping, or
maintenance issues to the proper person(s). Take on special projects as assigned.

Troy Scammon:

Troy oversees the maintenance staff in Lincoln, including Bruce and Scott at Rivergreen.
He is responsible for the building equipment and oversees the alarms, pool, boilers,
elevator, plowing, etc. Troy is on call 24/7 and responds to all emergency situations.

Scott Moll:

Scott works 3 days per week. He is a certified pool operator and is has a great deal of
knowledge in all maintenance areas including plumbing and carpentry. Scott takes care
of most of the interior building equipment, maintains the grounds, building, and rental
units, and is trained to run all equipment.

Bruce Fairbrother:

Bruce is our full time head of maintenance and is responsible for daily operations of the
pool area, grounds, and building maintenance. He shares room inspection &
maintenance responsibilities with Scott and has extensive electrical experience. Bruce is
on call 24/7.

Liz Rannacher:

Liz leads our in-house cleaning team. She organizes the daily cleaning schedule, co-
ordinates with the front desk, oversees the cleaning staff, inspects the rooms, and
cleans the common areas.

Tommy Taylor:

Tommy is our evening houseman on Fridays and Saturdays. He assists the front desk as
needed, cleans the common areas, provides building security, and completes special
projects as assigned.

Cheryl Mitchell:

Cheryl works out of the Campton office. She is Nancy’s office administrator/assistant
and is in charge of the Association’s files. She also assists with the marketing program,
rental operations, and supply orders.



High Country Real Estate Division:

e David Robins:
Principal Broker at High Country Real Estate. Handles all aspects of sales, listings, and
seasonal or yearly rentals. davidrobinsbroker@gmail.com 603-236-2556



mailto:davidrobinsbroker@gmail.com

Rivergreen Condominium Association
Annual Owners Meeting
November 3, 2018 — 9:00am
Attendees:

Board of Directors:
Arthur Vogel, President
Ron DeFlora, Treasurer
Rich Strazdas, Secretary
Nancy Ehlers Mgt. Group, LLC
Nancy Ehlers
Place: Rivergreen Resort Great Room

Nancy Ehlers provided coffee, baked goods, cookies, a fruit bowl and an assortment of soda, water, etc.
Arthur called the meeting to order at 9:07.
» Welcome: Arthur
= Arthur thanked everybody for attending. He introduced the board and Nancy.
= Nancy announced a quorum of 44 units, including proxies and sign-ins.
= Five new owners were welcomed, but the ones new to Rivergreen were not in attendance.
= Arthur reviewed the contact information for the board and the front desk.
= He explained the separation of the Association and the Rental Program. Members own their unit from
the drywall in, and we all own the rest of the building and the associated costs. The association has no
employees. We contract that to Nancy Ehlers’ property management company. Nancy’s rental company
manages the front desk on behalf of the 35-38 subscribing units. A renter for an owner who rents
privately needs to contact the owner for any issues. If that renter smokes on the balcony, the owner
would be responsible for any fine.
= Nancy introduced her team that staffs the front desk, and monitors and maintains the building.
e Minutes: Rich
= Last year’s minutes were emailed with the meeting notice and included in the meeting packet. Rich
allowed a few minutes for owners to review them. Ron reminded owners that all meeting minutes are on
the website, rivergreencondominium.com. Rick Bsharah (410) motioned to approve the minutes as
written. Karen Strazdas (409) seconded. The minutes were approved unanimously.
« Old Business: No one brought up any issue from previous meetings.
o Accomplishments: Rich
= In the last fiscal year, the association achieved the following accomplishments

o Repaired the parking lot drain.

o Replaced the propane tank in front of Rivergreen, eliminated the berm, and reseeded the lawn.
Removing the propane from the old tank netted us $6445.

o Replaced the pool air exchanger after its failure.

o The board, particularly Ron, installed a new wireless internet access system, with three access points
per hallway. Reception is better, with fewer dropouts.

o Spectrum cable went completely digital. Cable boxes were installed at no cost in all units in September.
The association owns them, which is a convenience to the unit owners. However, the association will be
charged when Nancy’s team has to troubleshoot or replace equipment.

o The Reserve Fund has grown to $74,000, the healthiest we’ve been in a very long time. This does not
include the self-insured flood account, which is now $15,000.

« Rivergreen Guidelines Document: Rich reminded owners to periodically review this document on the web
site’s owners’ page. It covers association policies and owner responsibilities.
» Smoking: Complaints are less common, but they persist. Escalating fines are: warning, $50, $100, $250,
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lawyers. Balconies cannot be used. Nancy mentioned that bathroom smoking is an issue. Smoke through the
chases infiltrates other units. Rich clarified that the smoking area is by the loading dock.
e Treasurer’s Review of Financial Status: Ron

O

o

o

o

Profit and Loss — last fiscal year, August through September
Ron reviewed the Profit and Loss statement, which details what was collected and where the money
was spent. Total income was $392K. Ordinary expenses were $364K. After other expenses, the $28K
profit was reduced to $15K, which was added to reserves. Bob Masse (110) asked if the Great Room
could be rented more often. Nancy noted that it is kept available to owners during popular weekends,
and it is offered to other homeowner associations. A seven-year Profit and Loss was also presented. Our
expenses are higher than typical condominiums because we are open to the public. The elevator must be
serviced, fire alarms must be tested, the pool must be tested three times per day. All bills and invoices
are available for viewing.
Ron reviewed the Balance Sheet as of Aug 31, 2018, the end of the last fiscal year. We continue to self-
fund for flood insurance at $5000 per year. The reserve fund is $78,573. Accounts Receivable is
negative, as owners have paid ahead of the September 1 due date.
The Aging Summary shows dues owed (positive) and paid ahead (negative) as of August.
Accounts Payable shows bills that have not been paid.
Ron then reviewed the current fiscal year, Sept 1 through Oct 24. One quarter’s worth of dues were
collected. The list of payments is short due to the short time frame.
The current Profit and Loss as of October 24 shows activity for two months. Brent Narkawicz (115)
asked about the large fee for elevator maintenance. Nancy pointed out that we get a discount for paying
for the entire year up front. The current balance sheet shows more money in our operating account. The
current aging summary is still slightly negative, which is good.
Ron presented this year’s budget proposal. Per the new NH condominium law, the proposed budget is
sent before the meeting. The owners can approve it or reject it, in which case the previous year’s budget
remains in force.
Propane cost reflects Irving’s $.30 per gallon increase. [pause to watch kayakers on the Pemi taking
advantage of the recent rain] The television budget increased. Spectrum fees are the same, but there is
increased maintenance due to unfamiliarity with the digital system. The utilities budget increased 12%
overall, from $67K to $75K. Someone asked about the $18K for telephones. Ron explained that our
telephone system is in the last year of a 5-year lease, with a $1 buy-back. Because we are a rental
operation, there must be land lines, and they include E-911 capability.
A special assessment of $25K will cover special projects:
Shed for equipment - awaiting RiverWalk back yard improvements and expected siting permission
Pool patio fence — allow open doors in summer. Owner Mark Nilan has offered an attractive price.
Janet (307) asked about the type of fence. Mark explained that it is 52 steel, green, is easily seen
through, encloses the existing patio area. The board will look into key access from the patio to the
Great Room. On the subject of doors, Brent (115) reminded us that the end doors are still closing
with a bang. Troy (maintenance) explained that key card entry has been added, and the closing
hardware is on order. Rob Masse (110) asked if the Great Room door can be kept open during the
day. Jeff Richard (201) asked about signage for the patio doors once the fence in installed. The
board will examine this.
New computers for reservation system (current system is slow, software upgrades are incompatible)
New security camera system (current DVR is not working properly, more cameras are needed) Deb
Miller-Miner (116) asked who has access to the video. The staff and the board do. For example,
Nancy can look when an alarm sounds, and either send staff or call the police. Deb has expertise in
security cameras, and offered to look at the proposal.
Architect for lobby proposals — drawings for what is feasible
The board often discusses assessments versus raised dues, and has opted for assessments to keep dues
low. With the assessment, the final surplus will be $14723, which would add to our reserves. Other
associations have a line item for reserves or major maintenance.
Greg Miner (116) moved to approve the budget. Rick Bsharah (410) seconded. The budget was
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approved unanimously.
Ron discussed common utilities. Digital cable boxes have been installed in all units. Internet bandwidth
is 100Mb. The board will examine the cost of increasing that. As owners, please remember that you can
register your MAC addresses by emailing the board, and avoid the login screen. We leased our current
phone system in 5/2014. In 5/2019 we will buy the equipment for $1. Our phone expense will decrease,
but the lifetime of the system cannot be predicted.

One owner has been unable to get theirs to work. Bruce has become an expert, and will assist. We don’t
know why the boxes are so large.

One owner who experiences internet connection problems looked into internet via Spectrum. He was
told that the main connection prevents this, but Ron assured him that this was not the case.

Someone asked whether DVD players are still a desired feature in units. Consensus was that it is.

Ron detailed the dues schedule by unit type. It is broken down by utilities, condo fees, and assessment.
Dues increased by 1.8% to cover the increased utility costs. The next bill only will have double this
increase, because the first quarter bill already went out with last year’s rate. The assessment will be
billed in three quarters, with the first being 20% and each of the other two 40%.

Someone questioned why the telephone is not specific to the rental program. Ron explained that, as a
condominium hotel, it is part of who we are. The phone service also pays for the 1-800 number, E-911,
and the phones for the rental program, which is sponsored by the association.

Lou Finelli (111) asked for clarification of the upcoming bill. Nancy noted that it will include double
the dues increase (see above), and the first installment of the assessment.

The information packet has four pages of cost breakdown as percentages of total expenses.

Someone asked about the back lawn. There are washouts and sprinkler heads are exposed. Nancy’s
team will look at that.

Ron presented the pump house budget. The pump house brings our sewage and that of the residences on
Bunker Lane up to Main Street, where it is then gravity fed.

New Business: Arthur

Arthur gave the lobby presentation reproduced at the end of these minutes. Brent Narcawicz and David
Lineham had pursued a design-build approach, which netted one proposal. It was a lot of money for a
facelift. Today, the board is not asking for money, but reviewing our options with an architect to get
plans for a meaningful lobby update. We examined other lobbies in the Lincoln area, and we are
looking for specific non-fancy changes. These plans can then be sent out for construction quotes.
Finally, all owners will decide whether and how to move forward.

Edwina Evans (309) commented that there is barely room for two staff members at the desk

Ron noted that holiday periods can have a very crowded lobby

Nancy asked owners to check out the embarrassing bathroom and the small office

Nancy Suyo (314) commented that the comparison lobbies were for hotels. Ron pointed out that we
operate as a hotel.

Iris DeFlora (305) mentioned the need for a sliding door and speculated on expanding the desk into the
office.

Someone was against a 10-15K assessment. Ron noted that the addition 13 years ago, which cost $1M,
had an average assessment of $15K.

Someone else offered that a real estate expert can provide an estimate of the “lift” in property values
that an enhanced lobby would provide. This would make an assessment an easier pill to swallow.

Loe Finelli (111) reminded the group that the front walkway is falling apart. This is one of the items
that prompted the original lobby discussion; it will be addressed as part of the overall upgrade.

Ayla Queiroga (411) asked about the timeline of the process. Arthur offered a few months for the
design, and a spring/summer owner meeting to suggest changes and possibly authorize phase 2
(construction documents).

Edwina (309) was concerned about the architect’s design criteria. Ron and Arthur noted that Ward
D’Elia has a list of the features we want, as presented in this meeting, and has already explained
consequences of certain changes. She would like this list sent to all owners.

Playground
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Lynn Leveille (310) was concerned about liability and thinks we should wait for the completion of the
community walkway. Ron noted that playgrounds at Jack O’Lantern and Lincoln Station are not
liabilities. Nancy has asked our insurer about liability, and there is no issue. Arthur noted that the
playground is tabled anyway until RiverWalk completes their back yard.

Security: new cameras and much better DVR and internet access will significantly enhance our security.
Common area windows: Their cleanliness is a perennial concern. Outside cleaning costs 6-8K because a
lift is needed.

Someone mentioned that many of the outside windows can be reached from the inside. Bruce reported
that these are cleaned, but we have had spider issues for a few years. Nancy said we used to have a pest
control service. Brent knows a homeowner who kept spiders at bay for four years with a professional
spraying. Nancy will get a quote.

Cable TV

Someone asked how an owner is notified when staff enters their unit, as for cable installation. Bruce
said non-rental units are entered for special cases like replacing smoke detector batteries or shoveling
decks. This was such a case. They are always locked afterwards. Beth Buvarsky (110) would also like
to be notified. Nancy suggested that in these cases, an email be blasted to all owners.

Telephone was covered earlier.

Smoking — consensus was to add No Smoking signs to the Great Room, pool patio, and entrances. We
should be quicker to issue fines. If in the rental program, fines go to the renter. If not, fines go to the
owner.

Susan Nilan (302) believes there is still an issue on the pool patio.

Diane Narcawicz (115) finds butts in front of her patio.

Mark Nilan (107) also finds butts in front of his unit.

Arthur consistently sees people smoking on balconies. Brent as well, with ashtrays.

Lou (111) suggested evicting renters who flaunt the rule. Nancy acknowledged that is easier said than
done.

Someone suggested more smoking areas.

Dogs — we reminded owners of the dog policy. No issues were noted.

Security was covered earlier.

Other

Landscaping the back lawn was mentioned. Nancy suggested new loam and seed.

Jeff Richard (201) asked about background music in the lobby, especially for the holidays. When we
had music on our phone system, we had to license it through BMI. Brent (115) then suggested installing
a TV in the lobby and keeping it on a music channel. Ron pointed out that Spectrum charges more for
TVs in public spaces. Because we already pay for the Great Room TV, it may be just another cable box.
Nancy was concerned about having one more thing to lock up.

Brent (115) asked if the Loon channel was dropped. Bruce said it may be channel 1000+. Nancy will
inquire at an upcoming meeting at Loon. Ron noted that any owner can call Spectrum with our bulk
account number and order additional packages.

Someone asked if the hard key works on the side doors. Bruce confirmed this.

Karen Strazdas (409) asked for email notifications of the meeting minutes or the actual minutes. The
board agreed to do this. It is important to have all owner addresses up to date.

Major Maintenance: Nancy covered the items that have to be replaced eventually, their useful life and
estimated cost. She recommends all her boards put away 10-20% of their operating budget in a
maintenance reserve. Prospective buyers look at dues, but they also scrutinize the reserve account.

Ron asked for owner experience with other associations. Ayla (411) is treasurer at one that is building
up its reserve, and an owner at another that has a line item for reserve, which she finds works well. Lou
(111) said most of his associations have little in reserve, and live hand to mouth. Ron noted that Lincoln
Station sets aside 40K every year, but also spends it.

Brent (115) noted that 10% of 300K is about $500 additional per unit.
Ayla noted that, technically, we could assign the $15K surplus as a line item for reserves.

Ron presented the worksheet of actual major maintenance expenses since 2011. It includes assessments,
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loan payments, and the effect on the reserve account.

o Vin DelSignore (401) asked about the useful life calculation. Ron noted that these numbers are industry
standards.

o Lou (111) suggested a line item for reserves, as well as special assessments as needed. This is pretty
much what we do now.

o Judge Daher (203) noted that the reserve fund has doubled in the last few years. He prefers assessments,
rather than “gathering money to gather money”. He congratulated the board for a terrific job.
[spontaneous applause]

e Elections:

= Arthur asked for nominations for Ron’s treasurer position. Viveiros (408) nominated Ron. Daher (203)
seconded. Ron was reelected unanimously, except for Iris. He thanked the owners and offered that he
works very well with the board and with Nancy. He asked for appreciation of Nancy, and all
applauded.

= Ron reminded all owners to update the contact form at the end of the meeting packet.

= Beth Buvarsky (110) asked about having a ski rack outside. Arthur noted this has come up before, and a
simple rack could be constructed.

= Chris Barry (304) moved to adjourn the meeting, and Lou (111) seconded. The meeting adjourned at
11:41. The rental meeting followed, after a short recess.

Respectfully submitted,
Rich Strazdas
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Rivergreen Condominium Association

Accomplishments Fiscal Year September 2018
to August 2019

New Shed

New Security cameras

Upgraded Computer Severs for Office

Replaced Dectron Compresser for Pool Air Handling System
Erected fence around pool patio allowing sliding doors to be opened
Received a reduction on propane Costs

Paid off Phone System Lease

Repaired Backyard Grills

Increased Reserve Fund to $78,000
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12:51 PM

09/25/19
Accrual Basis

Rivergreen C ondo minium A ssociation

Profit & Los s
September 2018 throu gh August 2019

Ordin ary Income/Expense
Income
bank account in terest
Condom inium Assessments
Links Pool Fees
Special Assessment
spectrum refund
vending income- games/sod a/snac
vending income-laundry

Total Income

Expens e
Buil ding Maintenance & Repairs

common area cleaning
elevator m aintenance
fire alarm system/prote ction
groun ds maintenance
pool/spa maintenance & repairs
pool/spa supplies
pum p station maintenance/repair
snow removal- ro of
snow removal-plo wing/sanding
snow removal-shoveling
snow removal - loader work/move
trash removal

Buil ding Maintenance & Repairs - Other

Total Build ing Maintenance & Repairs

Buil din g Utili ties
cable tv expense
electric- ho use meter
electric-pool buil ding
electric-s ign
internet services & equip ment
propane gas-house
propane gas pool
telepho ne line charges

Total Build ing Utili ties

common area cleaning supp lies
common area coffe e service
Compu ter and Internet Expenses
insurance-D & O
Insurance-Commercial
Insurance-Umbrella

laundry-pool towels
management fee

misc

Office Supplies

posta ge

Professional Fees- Tax return
security/answerin g service
shuttle bus

tele/co mpu ter/softw are/equi pmen

Total Expense

Net Ordin ary Income

14

Sep 18 - Aug 19

26.28
383,188.00
4,650.00
24,999.70
222.65
1,863.45
2,006.64

416,956.72

19,173.00
6,672.62
7,319.75

13,758.30

21,345.62
3,599.23

11,310.00
7,000.00

12,000.00
8,996.33

450.00

26,112.31

32,066.89

169,804.05

28,983.74
23,033.01
20,452.68

0.00
10,973.51
20,867.44
20,909.15
16,655.25

141,874.78

683.50
7,396.19
2,874.99
2,704.00

18,875.00
2,052.00
4,103.88

22,000.00

0.00

385.68

841.00

825.00
1,470.34
6,046.06
3,682.00

385,618.47

31,338.25

Page 1



12:51 PM Rivergreen C ondo minium A ssociat ion

09/25/19 Profit & Los s
Accrual Basis September 2018 throu gh August 2019

Sep 18 - Aug 19

Other Income/Expense

Other Expense
11x21 Lifetim e Shed 3,299.99
2 Computer servers 5,000.00
Annual meeting 1,132.03
archite ct- cost e stim ator,engin 3,677.00
archite ct lobby planning 8,411.25
Hallway Heaters 1,800.00
lobby heat exhaust blower repla 1,260.38
pool fence 3,500.00
Pool/Dectron- Compre ssor replac 5,204.00
security 9 camera sysytem 5,959.00
Total Other Expense 39,243.65
Net Other Income -39,243.65
Net Income -7,905.40

Page 2
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