
Minutes of 10-05-20 Board Meeting - APPROVED 

BERGAMONT SENIOR TOWNHOMES CONDOMINIUM ASSOCIATION 
Board of Directors Meeting  

10/05/2020 at 1:00 p.m. at 280 Eagle Drive 
Minutes 

 
Call To Order 
The meeting was called to order at 1:00 pm. 
 
Proof of meeting notice 
The meeting was held at Unit 280 on Monday, October 5, 2020. In attendance were Mike Krembs, 
Veronica Dushek, Jill Ellis, Tyler Heinzmann, Loretta Himmelsbach, Marcie Worzala, Richard Murray 
and Bob Battista. 
 
Reading & disposal of unapproved minutes 
Minutes from the meeting of 9/22/20 were approved. Jill will email them to all unit owners and 
Tyler. 
 
Reports of officers 

President 
The Lakestone Cookout will start at 5:00 pm this Thursday, with Ziggy’s catering it. Beer, 
wine and water will be provided. Our unit owners don’t need to bring anything unless they 
want something different to eat or drink. 
 
Vice President/Treasurer 
Veronica asked if there has been any feedback on the Oregon Bank sign by our entry. Mike 
said he has not gotten any feedback on that yet. 
 
Secretary 
Nothing new to report. 
 

Unfinished business 
Note that the Board of Directors took action on 09/29/2020 under Article 4.17 of the 
Association Bylaws (Unanimous Consent Without Meeting) to authorize manager to enter 
into contracts for snow removal and lawn maintenance for 2021/2022. 
 
Deck staining schedule 
• Tyler said he has received one bid on deck staining, from New Image Painting. It came in 

quite a bit higher than Brett’s bid, at $760 per deck. This bid includes materials. New 
Image charges by the hour, and say that the $760 figure is a maximum; if they spend less 
time than anticipated, they would charge less. Tyler has used them for years. They are 
very detail oriented. They roll the stain on, rather than spraying. They stain the rim 
boards, posts, stairs, and sides, but not the bottoms of the decks.  

• All of the deck staining companies’ schedules are very tight, and most may not be able to 
get any of our decks done this fall. New Image could do it if the weather holds up.  
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• Tyler also requested a bid from a company that he hasn’t used in 5 years. He hopes to get 
that bid back in the next few days.  

• Brett’s bid quoted $300 per deck plus materials (only using one stain color). Brett had put 
$400 per deck in the budget, so the extra $100 is probably for materials.  

• The first 4 buildings are the main concern, since their decks are a year old already. Tyler 
was asked if Brett’s guy can even get it in the schedule for this year, and what his name is.  

• Bob suggested asking if Brett’s guy was going to spray, rather than roll on the stain 
(spraying is inferior to rolling). 

• Tyler brought stain sample swatches. The Board settled on three color options to give 
owners to choose from: a white one, a medium brown one, and a gray one. 

 
Review of proposed changes to Association Rules & Regulations as presented by 
Architectural/Standards Committee and discussed at previous Board of Directors meeting. 

• Loretta had sent emails to the Board requesting that we consider allowing bird feeders 
on decks (this is currently prohibited in Section 2.06 of the Rules & Regulations). Her 
email included research that Larry had sent her (see link below) giving ways to reduce 
rodent problems around feeders.  

• The Committee was unanimous in recommending that the second sentence of Section 
2.06 Plants, Bird Feeders and Yard Ornaments be amended to say:  

 “Bird feeders are allowed with the following requirements:  squirrel baffle on 
poles, covered bird feeders (or weather guard) and seed trays on all feeders   
Seed and suet bird feeders near trees or on the property line (so as to not 
interfere with grass mowing) are permitted.  Reference 
https://www.everythingbirds.com/articles/how-to-keep-mice-and-rats-awa-
from-birdfeeders. Extra feed needs to be stored in a sealed metal container.” 

• Board members felt that we can be flexible with rules & regulations, trying ideas such as 
this, since we can easily change the rules & regulations if ideas don’t work out.  

• Regarding Section 2.04 Limited Common Elements: it was agreed that there should be no 
charcoal or wood-burning grills on wooden decks. 

• Regarding Section 2.06 Private Enforcement: The Committee had recommended that 
owners would need Board approval for trellises. It was agreed that fixed trellises that go 
in the ground or are attached should indeed be approved – but that trellises in pots 
(unattached to buildings or decks) are acceptable without Board approval.  

• Regarding Section 3.11 Recreational Vehicles: the original Rules & Regulations restricted 
the parking of “boats, trailers, campers, vans equipped for overnight use, RV motor 
homes, vehicles with boats on top and other RVs” to no more than 48 hours without 
Board approval. The Committee proposed extending that time limit to seven days, in case 
owners needed the time to ready their camper for a trip, or work on their boat.  

• Mike expressed concern about extending the time to be as long as seven days. Loretta 
said that the Committee wouldn’t object to shortening the time to four days. Tyler 
suggested 72 hours (which would allow for long weekends), but adding that owners 
could request Board approval for longer periods.  
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• Mike suggested adding that “such vehicles shall not obstruct or impede the ability of 
vehicles to ingress or egress from adjoining units. Vehicles will be moved immediately 
upon request of adjoining unit owner.” 

• It was agreed that extending the time that visitor cars can be in driveways is good. Two 
vehicles can be in driveways at any time (in addition to two cars in the garage). 

• Sections 3.12 Obstructions and 3.13 Parking Rules are tied together. Mike recommended 
deleting Section 3.12, since it would become redundant once we add info about ingress 
and egress to Section 3.11 -- and since we’ve violated Section 3.12 every week by holding 
happy hours on driveways. 

• Regarding Section 3.13 Parking Rules: it was discussed that we should add to the end of 
the section that “vehicles parked on Eagle Drive shall allow sufficient room for ingress 
and egress of any other vehicle including emergency vehicles, snow removal and 
maintenance vehicles, and garbage collection vehicles.” 

• It was also suggested that we could add that on snowfall or trash collection days, no on-
street parking would be allowed at all.  

• Regarding Section 6.02 Private Enforcement: The Committee had recommended that 
“national” flags be noted as acceptable. The Board had discussed concerns that 
“national” was too open to interpretation, and therefore recommended specifying that 
only American flags are acceptable. Loretta expressed concern that people of other 
nationalities might find this too restrictive, and that they should be allowed to fly flags 
representing a country. It was agreed that we can keep it to just “American” flags, but 
leave room to request exceptions. 

• Veronica made a motion that we accept the Rules & Regulations as amended today. All 
members were in favor. We will send out the amended document to everyone once it 
has been retyped. It will be one of 3 documents we take to the attorney for review. 

 
New business 

Update on insurance policy for Association property 
• Tyler said that the current policy is a builder’s policy, and it keeps costs as low as 

possible. Its limits are very low. The insurance broker he’s working with has sent some 
quotes in, and will send the rest by the end of this week. Premiums will be about $1000 
per building, which is close to $9,000 per year total. We will need to bump up the 
amount for insurance in the budget.  

• We will change to a policy that has appropriately higher coverages on November 1st. 
Deductibles will be the same, but premiums will go up. The new policy will cover things 
that owners may have covered under their private policies – so owners may be able to 
reduce their private policies.  

• Tyler was asked to find out how much coverage his broker recommends for each 
owner’s coverage.  

• Any work that owners do after closing is their own responsibility. They should keep their 
paperwork showing what upgrades the builder did prior to closing.  

• Flood insurance is NOT in this policy. Bob expressed concern that his back corner will 
flood because the grade is not adequate. Veronica said that other units have flooding 
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potential too. It may be prudent to get an engineer to review if the grade is correct. 
Members were unsure if this should be an Association expense.  

• Loretta said that in the back of our binders, there’s a guarantee of 30 dry years. Bob said 
that is true for walls and foundations, but he is concerned about water through his 
lower level window. Tyler will check with the broker and developer.  

• Bob has talked to Brett about slicing down the hill on the south side of the development 
with a deeper swale to get the pitch to go down to the road. The view of Brett’s 
engineer was to “let nature do its thing.” We may need better answers.  

• It was asked why there is no storm water pipe on the south side of our development. 
Brett claimed it would take forever to get approval for that from the Village.  

• Tyler has a contact who can look at our property and advise if drainage will be OK.  
• Jill noted that the concrete on her unit’s driveway is quite pitted, and may need repair. 

 
Update on Association finances 

Discuss appropriate amount of monthly fees to dedicate to Reserves for future expenses 
• Tyler provided a new budget. Dues are now $225 per unit. We would have a deficit next 

year if dues stay the same.  
• Legal fees will probably be about $2500, but are not now included in the budget. Legal 

fees will probably be much lower in future years, once we get initial items settled. 
• Note in record: dues are probably going to change, starting on January 1st. The Board 

can make this change without a special meeting.  
• We plan on a total contribution of $15,000 per year for the reserve fund. If funds are left 

over at the end of the year, we should put them into reserves.  
• By locking in snow removal and lawn care for two years, got a good start. It also helps 

that Brett won’t charge us for management fees in 2020. 
• Bruner has received ACHs for dues from all owners.  
• Tyler suggests a $50 increase on condo fees. We should vote on this increase at the next 

meeting. 
• Want to avoid special assessments if at all possible.  

 
Discuss proposed changes to Association Bylaws 

• Must be approved by seventy-five percent (75%) of owners 
• Possibility of invoking Section 3.16 of current Bylaws to get written consent without meeting 

• Regarding Section 1.2 Registered Agent. The agent is currently listed as Brett, and needs 
to be changed. Tyler recommended saying that the agent can be found on the Wisconsin 
DFI website. Loretta said that didn’t work when she tried it with a previous group. Tyler 
will check further. May be best to simply delete this section. 

• Regarding Section 3.8 Place of Annual Meeting: the Bylaws currently give the date of the 
annual meeting as being in March. It was agreed to change it to the Second Sunday of 
October, effective Year 2021. This allows plenty of time to set the next year’s budget. 

• Regarding Section 4.9 Annual Meeting: it was agreed to delete “Until the expiration of 
Declarant control” since the Declarant has already turned over the Association to us, and 
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strike the word “Thereafter” and start out the Section with its second sentence. We 
should bring this change to owners too. 

• Regarding Section 3.16 Action Without Meeting by Written Consent Without Meeting – it 
was agreed that we should send out a form listing proposed bylaw changes, asking for 
the owners’ approval of them by checking yes or no, and requiring that the form be 
returned to the Board by a given date. We should include a cover letter showing the 
reasoning for the proposed changes.  

• Tyler will create the form and cover letter, hopefully getting it out next week.  
• May need to send follow-up emails. Can we assume owner consent unless they are on 

record as opposing? 
• We need to ask the lawyer if we need Mortgagee approval too.  
• Mike made a motion to proceed with this written ballot system. Agreed to by all. 

 
 

Future business 
Prepare short-term and long-term schedules for maintenance of Association property. 
• We will work on short- and long-term maintenance plans after the 1st of the year. 
 
 

Adjournment 
The meeting was adjourned at approximately 3:00 pm. 

 
 
 
 
 


