2010 ANNUAL MEETING MINUTES

COLD SPRING PROPERTIES TOWNHOUSE ASSOCIATION
(CORRECTED COPY – see Addendum at end for revisions)

The 31st Annual Meeting of the CSPTA was called to order in the meeting room of the Administration-Recreation building at the Resort in Ashland, NH, on Saturday, November 6, 2010, at 11:02 a.m.  Moderator Nelson Goldin explained the rules of procedure for the meeting which is conducted under Robert’s Rules of Order.  He introduced the persons seated at the head table which included all members of the Board of Directors (Barry Thomas, Olga Packard, Ron Smith, George Reilly and himself), General Manager Corinne Peltier and Association Accountant Charles Katz.  Approximately 130 Association members in good standing representing approximately 185 interval units attended this 12th annual meeting held on site.  The meeting began with a moment of silence in honor of Veterans’ Day followed by the Pledge of Allegiance to the flag, led by Secretary Reilly.
*** The reading of the MINUTES OF THE 2009 ANNUAL MEETING was waived and the minutes were accepted as printed in a unanimous voice vote of the membership present.

(Note: Reports from the Social/Recreational Committee, Property Oversight, Maintenance, Housekeeping and General Manger’s activities which are included in all published newsletters.) 
The following reports were presented:  

1. LEGAL – Attorney Ed Ford, who was not present at the meeting, included his brief report to all owners with the Annual Meeting mailing sent out before the meeting.  Legal expenses have again been kept to a minimum this year with Ed conducting the annual foreclosure sale which substantially reduces the number of units which fall into delinquency. He is also available to advise the Board when needed and attends Board meetings only when requested to do so by the President, thereby further reducing the aggregated amount of attorney’s fees incurred by the Association.
2. ANNUAL OPERATING EXPENSES – The financial statements prepared by our accountant, Charles “Chuck” Katz, summarized the Association’s balance sheet, cash flows, revenues, expenses and changes in fund balance and included his anecdotal notes A - G on same.  The accountant’s compilation of the foregoing financial statements is prepared in accordance with the Standards for Accounting and Review Services issued by the American Institute of Certified Public Accountants.
Following a review of the printed FINANCIAL STATEMENTS report from our accountant for the period ending June 30, 2010, and the 2011 BUDGET of ordinary income and expenses from budgeted and actual figures for 2010 and the budgeted figures for 2011 prepared by the Board of Directors, several questions asked by Association members present at the meeting including the following.
A. Are the financial statements audited?  -  The owner asking the question said he was raising the issue based on his concern over the prior statement at the meeting by Tom Cargill, a member of the Finance Committee, that an audit should be considered. This question, which comes up frequently at annual meetings, was discussed at length, including an explanation of what our accountant does as a “compilation” (not an “audit”) of financial statements and that a full audit of all accounts would be expensive and is not currently budgeted. 
The possibility was raised of using our own Internal Audit Committee, as provided for in our current bylaws but never used. That committee would review the Association’s books, records, accounts, management procedures and reporting methods of the Association and propose to the Board of Directors alternatives which could improve accounting methods, management procedures or reporting processes, if needed.  A 90-day time frame for that analysis is included in the bylaws.
This matter could be addressed by the Finance Committee at a future committee meeting.  Later on in the meeting (and included here for continuity’s sake), Ray Belanger, the co-chair of the Finance Committee, indicated to the body that he thought the Internal Audit Committee should be activated as an adjunct to the Finance Committee in its current deliberations.
(Special note – the following took place later in the meeting after the Property Oversight Committee report but is included here as part of the natural flow of discussion regarding the Finance Committee and the Internal Audit Committee.)
**  Hearing a MOTION to activate the Internal Audit Committee from the floor, President Thomas immediately intervened and responded that since the Internal Audit Committee is already provided for in the current bylaws, he, as President, could activate same at any time.  President Thomas then asked Finance Committee co-chair Ray Belanger if the Finance Committee would take on the added responsibility of functioning also as the Internal Audit Committee, as provided in the current bylaws.  Mr. Belanger indicated that he would do so as long as it was not in conflict with his activities on the Finance Committee and that it was done as a good faith effort with the support of the Board of Directors.  Based on his positive response, President Thomas indicated he was officially appointing the Finance Committee to also act as the Internal Audit Committee and to initiate their activities as soon as possible.

B. A technical question on how we choose to file our income tax returns was answered by Accountant Katz who indicated there is latitude for how this is done and can change from year to year as well as a question directed to him on how the figures for the actual number of units offered for resale are arrived at which he explained.

C. President Thomas responded to a query on “sweep accounts” and whether we have them for our bank accounts held on deposit.  These funds do gain interest on overnight deposits for short-term investment purposes and we have been doing this for some time now.


D. A question on what constitutes “bad debt” yielded the response that our attorney determined that definition several years ago as “any accounts past due beyond 180 days not affected by foreclosure proceedings which are written off the books,” a commonly accepted accounting procedure.

** In his comments related to the foregoing, President Thomas spoke about the difficulty of selling CSPTA-owned inventory for those interval unit weeks which do not attract great sales interest due to the time of year they occur (such as swing weeks, the winter/spring transition weeks and during mud and black fly season).  He indicated that the Board will be asking the membership soon for creative ideas for interval unit sales or other uses of those “low weeks.”

E. An extended discussion and sharing of observations by owners present occurred on the current conditions of some of the interval units as not being up to the usual high quality of care standards.  Mattresses and box springs and rugs came under harsh criticism.  Replacement of those particularly well-used and worn-out items was suggested on an accelerated basis, as funding permits.  The Property Oversight Committee, which normally visits the Resort twice a year during maintenance week periods to check on the condition of all interval units and perform upkeep and repairs as needed and within their expertise with the assistance of our Maintenance Department crew members, will consider these complaints as part of their inspection visit this coming week.
3. PROPERTY OVERSIGHT COMMITTEE – Committee chairperson Paul Tousignant reported that the Committee has inspected and checked all 77 units in great detail, as usual, during the two semi-annual maintenance weeks in November, 2009, and April, 2010, and thanked the volunteer members of his committee for all their good work on behalf of all owners.  A comprehensive written analysis of their activities and findings was prepared by the committee for the Board of Directors and the General Manager. 

Owners now directed their comments and queries as stated in Section 2.E above about the current conditions of certain units, particularly the mattresses and rugs in those units.  President Thomas and General Manager Peltier explained the difficulty in conducting comprehensive maintenance, deep cleaning and unit upgrading while most units are occupied for the popular use months of May to September.  
President Thomas indicated that the Board of Directors is currently discussing the possibility of a “more serious updating” with the addition of some “bling” for the units.  This, of course, will take time and money which must be budgeted or allotted in some other manner if done on a more accelerated basis than is typically done for normal painting, carpet, furniture and appliance upgrading/replacement cycles.  The Board of Directors should have more specific information on this important topic to all owners soon since they have been discussing the problem as well.
An owner’s question on whether there is a housekeeping supervisor was answered in the affirmative as well as the fact that there is a schedule for rug cleaning which is usually twice a year during maintenance week periods or on an as-needed basis if problems arise.  
Moderator/Treasurer Goldin reminded the audience to report any complaints of any unit’s condition which is not up to normal quality standards right away as soon as it is detected and to keep on it until it is resolved to your satisfaction.  

In response to a Reach 1 owner’s complaint about needed maintenance and upgrades to his building, Treasurer Golden indicated that all of the maintenance and upgrade requests made today require a financial commitment by all owners to cure the aging problem that is a reality with a timeshare resort now 25 to 30+ years old.  To that end, he revealed that the Finance Committee, of which he is a member, has agreed to take on the responsibility of how to raise appropriate capital to complete the necessary unit upgrades, inside and out, which owners are addressing in their comments at the meeting today.  He said the Committee hopes to have a report on same completed by the spring.  He said today’s discussion and exchange of viewpoints was a positive sign that our owners want interval unit upgrades and appear willing to support an assessment for same.

Another owner asked if a questionnaire could be sent out to all owners asking them to indicate what they believe might be a problem with their unit(s).  The Moderator and President indicated that there is no capital improvement fund in place for a general upgrade project for the resort, but a special assessment can be considered for same.  The latter received applause from the members present, although some owners did later express their reservations on same and said, by comparison to other equivalent timeshare resorts they had visited that they were satisfied with Cold Spring Resort.  Others indicated the degree of upgrading had to be carefully considered within proper fiduciary restraints so as not to lose any of our present owners in the process.

Another owner’s question on this general topic wanted to know if owners will be allowed to vote on which specific projects they want and are willing to pay for through a special assessment.  President Thomas said that building contractors will have to be brought in for cost estimates on various upgrade projects in the differently-sized units throughout the resort and, as always, the owners will have the final say through their vote on the project.  
One owner summed it up well when he stated that our goal should be to have all of our units clean, comfortable and functional.  Other owners commented that any special assessment considered for the resort upgrade effort must be kept reasonable in order to avoid losing owners unwilling to participate in it and that it should be a one-time special assessment and that safety guidelines rather than aesthetics should be a primary concern.  Another owner indicated he did not have any higher expectations for the resort than he did for his own home.
President Barry Thomas thanked the Property Oversight Committee and Chairman Tousignant for their excellent ongoing efforts on behalf of all owners and encouraged everyone present to consider volunteering their time in the future to assist this committee as well as to lend their expertise in resolving the maintenance and upgrade topics explored at the meeting today.  Those with expertise in the building and construction trades would be especially helpful in that effort.  He assured all present that the Finance Committee, Board of Directors and management will work on the tasks at hand and will ultimately bring everything back to the owners for their approval, as always.
*** Moderator Goldin thanked all committees for their reports and entertained a MOTION to accept them, which was SECONDED and passed UNANIMOUSLY by the membership on a voice vote, while the Board of Directors also CAST ALL PROXY VOTES to approve same.

OLD BUSINESS – None remain from the previous meeting which has not been addressed and/or resolved.  Association members are encouraged to read the latest Resort Release (available on our web site at www.coldspringresort.net) which explains fully the actions taken as a result of the New Business requests from last year’s annual meeting regarding the Reach 4 screened-in porches, a 401(k) plan for employees, a Christmas bonus for employees and a new handrail in front of the recreation/administration building.
NEW BUSINESS 

1. NOMINATING COMMITTEE report – Director Olga Packard, acting on behalf of the Nominating Committee, moved adoption of its report, item #2 on the annual meeting proxy ballot, to re-elect incumbent Directors George W. Reilly and Barry C. Thomas, each to a three-year term of office.

*** Hearing no other nominations from the floor, a MOTION was made, SECONDED, and approved UNANIMOUSLY to close nominations and instruct the Association Secretary to cast one ballot for the nominees presented in the proxy ballot for the two open Board positions.  Directors George W. Reilly and Barry C. Thomas were declared re-elected and each will serve a new three-year term. 
2. BALLOT COMMITTEE report - The Committee headed by owner Robert Frey met in accordance with Association bylaws, and Secretary Reilly officially received and read the following Committee report which duly notarized these proxy ballot results:

A. To accept all reports presented at the Annual Meeting

B. To elect two (2) Directors, each for a 3-year term of office
  >>>>   GEORGE W. REILLY     

  >>>>   BARRY C. THOMAS     

C. To approve the following changes to the Association Bylaws:

     Article 5.2.b.1 – Nominating Committee (new language) – affirms present procedure being used
     Article 5.4.a  and  Article 9.1  – Bylaw Committee (revised language) – changes mandatory review 

     of the bylaws to an “as needed basis” or at least every 10 years (previously every 5 years)
D. To vote as the Board of Directors thinks appropriate on any other business which 
     may be properly brought before the Annual Meeting
*** Moderator Goldin then entertained a MOTION to accept the report of the Ballot Committee (see above tallies) which was SECONDED and passed UNANIMOUSLY by the membership on a voice vote, while the Board of Directors also cast all proxy votes to approve same.

3. BYLAW REVISION COMMITTEE report – Secretary George Reilly, who chaired the bylaw revision process again this year, briefly explained the minor changes to be considered today which had been mailed in advance to all owners with the annual meeting packet.  The Nominating Committee segment proposes language be added to clarify Art. 5.2 about how the Nominating Committee functions and will only affirm present practice and include nothing that is not already being done.  The provision to change Art. 5.4.a and Article 9.1 both clarify in those sections that a bylaw review will be done on an “as needed” basis or at least once every 10 years rather than the present 5 years. 

*** Moderator Goldin then entertained a MOTION to accept the report of the Bylaw Committee (see tally above) which was SECONDED and passed UNANIMOUSLY by the membership on a voice vote, while the Board of Directors also cast all proxy votes to approve same.

4. OTHER NEW BUSINESS – Motions from the floor 
* General Manger Corinne Peltier reported the results of a poll sent out with the annual meeting mail packet concerning whether owners wished to continue the Thanksgiving turkey dinner and train ride following the annual meeting as well as the other usual evening activities.  The turkey dinner/train ride was overwhelmingly favored and no other noteworthy suggestions were received.  This activity will continue for the immediate future.
* A floor request from an owner was made to install a wall clock in the locker room which can be seen from the sauna.  The General Manager indicated the clock will be installed.

NOTE: A special raffle drawing of three timeshare interval units (one red, one white, one blue) was awarded to three lucky owners preceding the call for adjournment.  They are:  

     * Red Week Unit (E3D-11) – Sue Lyon             * White Week Unit (E4B-41)U – Harry Ferrell-Locke 

     * Blue Week Unit (E4E-47) – Diane Smith                Congratulations to all the winners!

Moderator Goldin then asked if there was any further business to come before the 2010 Annual Meeting of the Association.  There being no further business at hand…
*** a MOTION was made, SECONDED, and approved UNANIMOUSLY to adjourn the 2010 meeting of the CSPTA at 12:33 p.m. and proceed to the Ashland train station for the turkey dinner/train ride immediately following the meeting.








Respectfully submitted,








George W. Reilly







George W. Reilly, Secretary



Addendum
Motion by Ray Belanger, seconded and approved at the CSPTA Annual Meeting on Nov. 12, 2011, to correct the following errors and omissions in the Nov. 6, 2010 Annual Meeting minutes:

(Errors)

* In the fourth paragraph under “Financial Statements,” strike “…should be activated as an adjunct to the Finance Committee in its current deliberations” and add “…in compliance with the Association By-Laws.”

* In the next paragraph under “Motion” strike “…if the Finance Committee would take on the added responsibility of functioning also as the Internal Audit Committee” and add “…if he and Tom Cargill would conduct an annual audit.”

* In the same paragraph strike “…as long as it was not in conflict with his activities on the Finance Committee and that it was done as a good faith effort with the support of the Board of Directors” and add “…as long as it was done in a spirit of cooperation with the Board of Directors.  Mr. Belanger asked President Thomas twice if it would be done in a spirit of cooperation and President Thomas replied ‘yes.’ “

* In the same paragraph strike “President Thomas indicated he was officially appointing the Finance Committee to also act as the Internal Audit Committee and it initiate their activities as soon as possible.”

* In the fifth paragraph under Property Oversight Committee, Treasurer Nelson Goldin’s name is misspelled.

* In the ninth paragraph under Property Oversight Committee, the statement “…one owner summed it up perfectly” was neither a motion, statement, nor consensus and should be stricken. It is certainly not a factual summation of the tone or content of the discussion that ensued and should be stricken.

(Omissions) In the fourth paragraph under Property Oversight Committee, insert “Robert Beaumont-Unit E8H-asked that his name and unit number be recorded in the minutes.  He asked a second time that his name and unit number be recorded in the minutes and was assured that they would be.”  In the same paragraph strike “…an owner’s” and add “…Robert Beaumont’s-unit E8H”.  Several other owners identified themselves by name and unit number and these were not recorded.

    Yes – 321      No – 2     Abstain – 2


























     Yes – 329      No – 2     Abstain - 4





     Yes – 322      No – 1     Abstain - 3





       Yes – 339     No – 2    Abstain - 2





       Yes – 334     No – 5    Abstain - 4





       Yes – 341     No – 5    Abstain - 4








