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 Middleton Conservancy Condominium Association 

Minutes from the Board of Directors 

Hosted by Dave Riley, 3411   

June 16, 2022 

 

Present: Board Members:  Lloyd Eagan (Vice President), Dan King, Steve Martin (Treasurer), John 

Mason, Marcia Nelson (Secretary), Amy Plumb, Dave Riley (President).  

  

Absent: Property Manager: Stacy Bruner   

 

Call to Order:  5:31 pm by President Dave Riley; a quorum was present.  

 

Amend/Approve Agenda:  Approved by common consent.  

 

Review/Approve Minutes for Previous Meeting: Minutes of the June 16, 2022, board meeting were 

approved via email on June 19, 2022, posted to the website.  

 

Bruner Property Manager Report: See attached report. 

Report of the New Property Manager Search ad hoc committee: (Steve Martin) 

• The committee (Steve Martin, Anita Matcha, Dan King) have interviewed two companies and 

have one remaining.  Background checks, references and other recruitment details have been 

completed. A special meeting of the Board of Directors to discuss the candidates, 

qualifications and interviews is scheduled for Monday, July 25, 6:30 pm, Amy Plumb hosting 

(3315).  A Zoom invitation has been sent to BoD members. It’s expected that a decision on 

who to offer the contract to will be made.  

• Possible actions to improve the relationship with our Property Manager – There was 

discussion about the exit interview with Stacy and some of his suggestions to improve the 

relationship with the new Property Manager.  We decided that there needed to be 

conversations with all of the owners to understand and follow processes and procedures on 

making work requests and expectations of completion of work. Communications were often 

challenging. The discussion continues.  

Committee Reports 

Documents (Marcia):  The updated Rules and Regulations were sent to owners via email as a PDF  

on June 28, 2022, then posted to the website. Questions were to be directed to any board member.  

Thus far, no board members have had any questions or inquiries.  The Annual Calendar was 

reviewed.   

Finance & Treasurer’s Report (Steve):  

Treasurer’s report: Assessments collected, $23,560.00 (includes 1 seed money (new owner) payment 

and no delinquencies); spending, $21,224.95; YTD underspent by $49,297.27; estimate by year end 

we will overspend budget by $20-25k due to several rock wall rebuilds, changing color of decks and 

inflation; operating account, $97,617.87; reserves, $1,050,066.75. 
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• Variable Assessments Report:  ad hoc committee (Steve Martin, chair, Dan King, Ken 

Wiesner). The “Variable Assessments for our Condo Association” report written by Dave 

Riley and Steve Martin (research by Steve) was emailed to owners on July 8, 2022 and 

requested feedback. According to our founding documents, it is required that assessments for 

the Reserve Fund should differ based on objective needs of each unit (report attached and on 

the website). By the time of the BoD meeting feedback was received from 10 owners and 

shared at the meeting.  There were a number of questions for clarification of the report and 

why this topic was coming up now when previous boards had passed on it.  The variables that 

would be affected are those listed in the report. Examples of variables were given.  The Board 

shall have the right from time to time to adjust the formula. Decks, a large expense, were a 

special consideration in this document as the agenda indicated there was to be a separate 

discussion addressing them.   This was tabled until after the deck discussion.  Steve:  Motion:  

I make a motion to adopt the methodology and formula recommended in the ad hoc 

committee report on variable assessments as presented to the Board on June 16, 2022. The 

effective date of this adoption is the 2023 budget and annual assessment. This adoption fulfills 

the Board's obligation under the “Restated Declaration, As Amended by a First Amendment 

Dated November 18, 2004, Section 7(d)”. Seconded by Dan.  Passed unanimously.  

 

• Decks:  Steve emailed his proposed motion to the BoD to facilitate the discussion.  As noted 

in the current project to repair or replace decks resulting from the Sieber’s report of 2019 or 

2020 decks will be brought up to code.  Because the decks on the ranches will be brought up 

to standards this summer and the decks and balconies of the townhouses will be addressed in 

2023 the board felt it was a good time to ask owners, as required by the Declaration about 

transferring ownership and full responsibility of decks including replacement to Owners 

rather than continue with Association responsibility for them. This would remove a large 

financial responsibility from the Association which has several other big ticket 

responsibilities.  Steve made the motion: Motion: I make a motion to ask the Owners to 

amend the Declarations by moving the ownership, maintenance, repair, and replacement of all 

decks (including steps) and balconies from the Association to the Owners. The effective date 

is when all currently required repairs are made to all decks (including steps) and balconies. 

The Association would continue to exercise architectural control and require minimum 

maintenance standards after turnover. Seconded by Dave.  Passed unanimously. After this 

discussion, the board went back to the tabled discussion of the Variable Assessments.   

 

• Budget development for 2023:  Committee chairs expressed concern about getting accurate 

information from our vendors due to unknown factors for the coming year like inflation and 

worker availability.  Steve said he would develop the draft budgets and include language 

contingencies that reflect that. The draft budget will be discussed and reviewed at the 

September meeting and expected to be finalized for preparation of the Annual Owners 

meeting materials that are distributed in October before the meeting on November 2, 2022. 
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ARMC (Pat Eagan): See attached report.  The new deck color matches the trim and balcony colors.  

Clarification that the new approved style cable deck posts should be light grey or a similar color to 

match the rest of the decks.  Pat informed the board that he will be resigning from the committee after 

the November Owner’s Annual meeting. 

Landscaping (Amy): the committee reviewed recent requests.  One is about landscaping around the 

circle on the South side and the area leading to the units adjacent. Another relates to the steps leading 

to Pheasant Branch Road.  Bassett has started work on the backlog of landscaping odd jobs.  There 

are two big ticket repairs to rock walls that have become urgent as they are damaging decks or there 

are issues with run off.  Amy: Motion: I move to accept the bids from ALTS Operations 

Landscaping for both rock wall projects as written at 3327 (King appx $10,800) and 3405 (Belt appx. 

$9200).  Since Dan is a board member it was also approved that the work was necessary and needed 

to be completed. Lloyd seconded; passed; Dan King abstained.  Amy:  Motion: I move to 

recommend the alternate material,  Rochester Classic 6 beveled modular retaining wall block or 

similar product for the rock wall repair. This is a variance from the condo docs requirement to have 

boulders for material for all walls but is more durable and appropriate for this use and is not seen 

from the path. The contractor recommends this. Seconded by Lloyd; passed; Dan King abstained. 

Insurance (Joanne):  No report.   Steve Martin questioned a number of provisions of our current 

insurance policy with American Family Insurance.  Dave will track down the answers. He also 

reminded us that owners should be reviewing their policies to be sure they have proper coverage for 

personal property from the studs in. Consult with your insurance agent.  

Government Affairs (John): Nothing to report concerning the Association. 

Sunshine (Lynn): No report 

Smoke & Temperature Monitoring Ad Hoc Committee (Dave, Marcia)  

The final report was sent to Owners on July 20, 2022. Owners were asked to make a hardcopy and 

add to their Owner’s Handbook.  There is information and instructions for conducting an annual test 

of the smoke detectors that are hardwired to the monitoring system.  There are forms in the report that 

need to be completed and submitted including a list of those to contact in case of an emergency.  This 

should be updated annually. Be aware that the telephone number for Central Monitoring has changed 

and is in the report.  

Old Business - None 

New Business – Steve asked to reschedule the September meeting.  The new time is Tuesday, 

September 20 at 6:00.  

Confirm Next scheduled BOD Meeting: Thursday, August 18, 5:30 p.m. When the agenda comes 

out note the location.  

Adjourn: 7:34 pm by common consent 

Owners have access to meeting minutes and further condominium documents via the website at: 

www.brunerrealtyinc.com/pages/mcca-owner-portal    Owners have the password.  

The Annual Owners meeting is Wednesday, November 2, 2022.  

 

http://www.brunerrealtyinc.com/pages/mcca-owner-portal
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ARMC has standing meetings each month. Contact the chair for details. Requests should be 

submitted well in advance of the meetings. Use AppFolio under Architecture Review for your 

request.  

 

LC has a standing meeting each month. Contact the chair, Amy Plumb, for details. Requests should 

be submitted well in advance of the meetings. Use AppFolio under Maintenance for your request.  

 

***continue to committee report*** 

 

Bruner Property Manager Report:  I won't be attending tonight's meeting for personal reasons, 

however, I would like to offer you this info: 

1. Property Manager's report: Calls and emails are way up over the last month. In the last two 

weeks, I've received on average more than double what's normal. You'll see what most of that 

communication has been about below. 

2. Current "open" items I've been dealing with: 

a. Scheduling and plan for resealing the entire drive 

b. Getting the driveway at the south side patched (Done) 

c. Working with Badgerland on deck repairs on the ranch side 

d. Working with TL Home Finishing on the painting of the decks on the ranch side 

e. Woodchuck issues (working with AAAC Wildlife) 

f. Farnsworth repairs that are currently under fire (3330) 

g. Repairs done for Amy Plumb (3315) 

h. Rock wall repairs for the LC  (3327, King and 3405, Belt) 

i. Slikfa's screen porch ceiling collapse (3221) 

j. Other Badgerland repairs 

i. Soffit issues 

k. Other property repairs 

i. Soffit at Buckmaster’s (3318) 

ii. Woodpecker damage 

l. Erica Lund's deck replacement (3224) 

m. Budget creation questions 

n. Approval for Paul Berge paver patio (3201) 

o. Answering emails regarding why we are canceling our management contract 

 

*********Continue to next report ********* 
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July ARMC meeting minutes 9:30 AM July 15, 2022 

Agenda 

 

Review of role and responsibility of ARMC/comment on future property manager 

 

• Erica Lund situation with the deck  

• Post cable choice for decks and color 

• Budget process 

The current chair, Pat Eagan, is not going to continue next year on ARMC. I don’t 

have the time and I am not on site enough to continue. I will be available as a 

resource but not as committee member. 

 

Role and Responsibility 

ARMC has not had the opportunity to input to the selection of the new property manager. We have 

four perspectives to share. 

 

1) It is the view of the ARMC that as a committee of volunteers, we are spending 

too much time dealing with individual maintenance projects on the property. 

2) MCCA is 50 million dollar property with an aging population and some original 

construction flaws. 

3) Using a car analogy, the physical assets are like a car that has passed its 

extended warranty and is now requiring significant time and project 

management/repair. We are entering an unpredictable repair phase that can 

have significant costs due to inflation and labor shortages. 

4) What is the vision of the MCCA? ...... to be a well-run, well-maintained 

organization that can deal with the aging infrastructure and work in a community 

fashion or one that is waiting for the next ceiling to fall in or waits months for 

simple repairs. 

 

The ARMC committee is made of mostly retired volunteers that are on not site 

during the whole year. ARMC’s main job is to review proposed changes that are 

considered architectural or structural in nature. 

 

ARMC has made recommendations and decisions on deck replacement based on 

engineering report, and a change in paint color in the backs of the condos and 

referred numerous requests for maintenance. 

 

When the new property manager is hired, we suggest that the association also 

hire a company to deal with “maintenance/construction” issues. The Landscape 

committee has Basset to use as a model, 

 

Deck Cable color. We have noted that the posts for the cable option does not 

have a specified color. It should be white or similar to the new light gray color. 

Erica Lund has apparently entered into a contract with Badgerland Exteriors to 

replace her deck railing with the new cable option. There are a number of questions 

about the process and financial responsibility.  Perhaps Stacy can follow up with her? 

 

Next year’s budget uncertainty 

ARMC relied on Stacy to budget in previous years. These were based on last year’s 

expenses and future contracts. As we know, inflation and work shortages caused 
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over runs. We will seek Stacy’s input again this year. In lieu of Stacy’s budget 

input, we will be going to the Reserve Fund report to estimate budgets for next 

year. We don’t know the details of the contracts that have been signed for next 

year. The projected budgets will be in broader categories and undoubtedly will 

be higher than last year’s given the uncertainty. 

 

 

***********Continue to next report************ 
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Variable Assessments  

for our Condo Association 

A report and request for feedback from your MCCA Board- July 2022 

 

 

Introduction 

 The founding documents of MCCA required that assessments for the Reserve Fund (to pay 

for the replacement of roofs, windows, etc.) should differ based on the objective needs of each unit.  

For example, if your roof has more square footage, then replacing it will cost more, and you should 

therefore pay slightly more in your annual assessment (or “monthly fee”).  Early in its history our 

Association tried to assign variable fees, but it was complex and controversial, and the attempt was 

abandoned.  (See the legal requirement for variable fees in the 2004 amended Declaration of our 

Association, Section 7(d).) 

 

 This year’s MCCA Board has taken up the task again, assigning the job to an ad hoc 

committee chaired by our Board Treasurer Steve Martin, with help from committee members Dan 

King and Ken Wiesner.  Our aim has been to do this in a precise way, with objective numbers and 

clear logic that everyone can agree on.  This document shows you what we’ve discovered, and what 

we propose to do.  We think you will find the news mostly reassuring, in that it would make a 

tangible and objectively fair change, but not a huge change in our assessments.  Of course, we want 

to hear your views after you have read our report. 

 

 

Our Method 

Sources of Data 

 We have two sources of data available that have made our job a lot easier.  First, we have the 

Reserve Fund Analysis of 2016 (available on our website).  This document was produced by an 

engineering firm, and details each part of our condos that will eventually need repair or replacement, 

such as our roofs, siding, chimneys, mail boxes, and so forth.  The eventual costs of these items will 

change over time (with inflation, etc.), but their approximate sizes relative to each other will remain 

fairly constant, so we can estimate the percent of our eventual costs that will be due to each item 

(road repair, window replacement, etc.).   

 

The second key document is a 2006 report written by the MCCA Board, specifically by two 

engineers on the Board.  It documents the elements of each of our 61 condos, such as the square 

footage of each unit’s roof, it’s number of windows, etc.  Yes, that was a lot of work to pull together! 

 

Distinguishing our Shared vs. Variable Expenses 
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Our annual budget has typically been divided into 2 basic parts:  our annual operating 

expenses, and our savings toward our Reserve Fund.  We build up the Reserve Fund to eventually 

pay for new roofs, windows, siding, road repair, etc.   But now we are going to further divide the 

Reserve Fund into 2 subparts:  future expenses we share equally, and those that vary for different 

units.  That gives us these 3 parts of the annual budget: 

 

(1) our operating expenses for the year;  

 

(2) our savings (to the Reserve Fund) for future expenses we all share equally, such as  

fixing our road, replacing garage doors, or fixing chimneys;  and  

 

(3) our savings for future expenses that will vary from one condo to the next.   

 

Our 2006 report makes clear which future expenses vary significantly from one condo to 

another.  They are:  

 1.  Roofs 

 2.  Siding 

 3.  Exterior windows 

 4.  Doors 

 5.  Decks 

 

 How much of our Reserve Fund do those variable costs make up?  And how much of our 

annual expenses?  Using future cost estimates from the 2016 Study, the Reserve Fund can be 

summarized like this: 

 

 Common or non-varying elements (roads, chimneys, etc.)   38.51% 

 

 Elements that vary by condo       61.49%  

  Roofs    11.86% 

  Siding    11.33% 

  Exterior windows  20.78% 

  Doors      5.65% 

  Decks    11.87% 

      61.49% 

 

 

Which Condo Units Differ Significantly? 

 Based on the data from the 2006 study, we have 3 types of units within MCCA that differ 

enough from each other to make a tangible difference in maintenance and replacement costs.  They 

are: 

 24 Townhouses (west side of the lane) 

   4  Small Ranches (west end of the lane) 

 33  Ranches (east side of the lane) 

 61 units total 

  

Our Findings 

 

How would costs be the same or different across those 3 types? 

 With our annual operating expenses, each unit shares equally.  With 61 units, that means each 

unit chips in 1/61  =  .0164 (or 1.64%) of the operating expenses. 
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 The same is true for our common (shared) reserve items, such as roads, streetlights, etc.  Each 

unit chips in .0164 of the Reserve Fund Savings. 

 

 But our 3rd budget category, variable reserve expenses, shows a different amount assessed to 

different condos, based on their physical characteristics: 

    24  4 Small  33   61 units 

    Townhouse Ranches Ranches Average   

Roofs (by sq ft)  .0136  .0158  .0185  .0164 

 

Siding (by sq ft)  .0170  .0125  .0164  .0164 

 

Windows (by 2006 cost est) .0107  .0156  .0206  .0164 

 

Doors (by no. of doors) .0168  .0112  .0168  .0164 

 

 Note on square footage measurement:  In our 2-unit and 3-unit buildings the total roof square 

footage and total siding square footage were divided equally among all units in each building, on the 

logic that the units are enclosed by a shared building and share its upkeep.   

 

What about decks? 

 Decks vary so much from one condo to another, even within condo type, that they need to be 

treated separately.  We have two ideas for how to treat them fairly. 

 

 First, we could assess them as a common (not variable) item, but MCCA would only fund the 

replacement or staining cost at the cost of a Townhouse deck/balcony.  Thus, Ranch units would pay 

the extra beyond that shared amount. 

 

 Second, we could bring all decks up to fully repaired and maintained status (at MCCA 

expense), and then give all future maintenance costs to the owners.  The Association would continue 

to uphold standards and require approval of changes to decks, as at present, but would bear no future 

costs. 

 

What would this do to my monthly condo fee? 

 Our current condo fee is $380 per month.  Let’s round that up to $400 (our fees do need to 

rise, but let’s save that discussion for another day).  In that case our Annual Budget and Monthly fees 

would look like this: 

 

     Example:  Monthly fee of $400 per unit, on average. 

 Yearly Budget:  $400  X  12 months  X  61 units  =   $292,800 

 Approximate allocation of budget: 

  Operating Expenses (about 50%)  =  146,400 

  Shared Reserve Fund (about 19.2%)  =   56,218 

  Variable Reserve Fund (about 30.8%)  =   90,182 

 

  

 

Each unit would pay fees equal to 1/61 of the operating expenses, and 1/61 of the shared Reserve 

Fund, but variable amounts for the Variable Reserve Fund.  Adding up those 3 parts, the monthly fees 

in our hypothetical example would be: 
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 24 Townhouses  $391.24 (97.81% of $400) 

 4   Small Ranches  $394.04 (98.51% of $400) 

 33 Ranches   $406.96 (101.74% of $400) 

 

Conclusion 

 

The MCCA Board’s Recommendation 

 Your MCCA Board currently intends to institute these changes to a variable assessment in our 

proposed budget for next year (2023).  The owners will vote on the size of that budget at our Annual 

Meeting in November.  We need no approval to do this, and in fact we are obligated by our MCCA 

founding documents to do so.  Beyond our legal obligation, we also believe the logic of fairness is 

clear and compelling.  We are glad that an objective and fair way to assign these costs was available.  

 

What do you say? 

 We are 61 owners.  That’s not a very big group.  Anything important we do can certainly be 

discussed ahead of time, and that is what we are doing here.  Having now seen the legal requirement 

that we institute variable assessments for variable reserve fund expenses, and the logic of our method 

of determining those variable expenses, please let us know what you think.  You may reply to 

dariley@wisc.edu. 

 

 

 


