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Annual Meeting May 18, 2019 MINUTES 

 

The meeting of the Black Bear Lodge Condominium Owners’ Association was called to order at 10:05am 

by President Donna Hansel.  A quorum was established by those present and the proxies received as 

reported by Secretary Elyse Fila.   

Donna welcomed all to the meeting and gave a special welcome to seven new owners at Black Bear 

Lodge.  She also, with regret, noted the passing of Jeffery Smith one of the original owners at the lodge 

and longtime Board member.  He will be truly missed by those who knew him.  

Introduction of owners, Board members, and staff took place. 

 

President’s Report (Donna Hansel) 

Donna explained to the owners that the Board of Directors (BOD) is the governing body of the 

Association whose duty is overseeing the well being of the building and to work in the best interest of all 

owners.  She said it has been a privilege to work closely with Phil Wharton, Elyse Fila, Doug McDermod, 

and Marc Dupuis as well as former Director Ed Lyons who stepped down earlier this year after many 

years of service.  She thanked all for their commitment to the Board and their unwavering commitment 

to do what is best for the Association. 

Owners as a reminder please contact the Board NOT the GM for any approvals you may require or any 

questions regarding policy issues. 

 

Yearly Review (Donna Hansel) 

COA Declarations and By-laws 

1). No Pet Policy – only exception to this policy are service animals. There is a fine system in place 

starting with $150 for the 1st violation going up to $300 thereafter for animals not registered as service 

animals.  This will be enforced. 

2). No Hotel Style renting is permitted.  The LLC is the only rental agent on site.  If you are doing a full 

time or seasonal rental, tenants’ information MUST be supplied to the GM prior to the effective date of 

the rental.  Owners are responsible for any liability and their renters’ behavior.  Tenants’ questions and 

concerns are to be handled by you or their rental agent.  Owner, not the BBL LLC, will be responsible for 

any issues that need to be addressed such as, but not limited to plumbing leaks, clogs, etc..  If you wish 

to hire the services of the LLC Maintenance Dept. you may contact the GM or the Maintenance 

Department Manager for cost and schedule.   

3). Room Improvements - *Structural changes in the units are prohibited unless plans have been 

presented to the Board for review and written approval is given. Once approved the GM MUST be 

supplied with the Contractors name, a copy of his insurance certificate and copy of the building permit if 

required for the files. *No Hard surface Material Floors allowed on floors 2-6 due to noise factor. 

4). Town Permits required for work estimated over $1000.  Check the Town’s website for details.  A copy 

of the permit MUST be given to the GM prior to the commencement of work.  
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5). Easement – The BBL does not own the parking lot.  It is the property of the Waterville Company, but 

it is our responsibility to maintain it and carry liability insurance on it.  

Other reminders:  Bike storage room closes November 1st.  All bikes must be removed. Register your 

bike and put your unit number on it; Insure your property.  Fire and liability insurance are 

recommended; Maintenance Department can now remove furniture and mattresses for a fee; Hot water 

heater – If showing signs of failing you will be notified and it must be replaced immediately by either 

your contractor or the LLC Maintenance Dept. who can give you a quote. 

Major Maintenance Projects completed this year: Final phase of the roof; Outside Lighting; Pool 

Renovation; TV Service upgrade to interactive program through MovieBeam; Upgrade of internet 

service; Carpet replaced on 1st and 2nd floor stairs in lobbies and 3rd floor lobby area; Windows, doors, 

screens, and locks are ongoing projects; Emergency Lighting  work 

 

Secretary’s Report (Elyse Fila)  

Request made to accept the 2018 Annual Meeting Minutes as presented to the owners via US Postal 

Service and in packets prior to the meeting in accordance with the current NH Condominium Laws, 

noting 2 corrections. Motion by Donna Hansel unit #424 made to accept the minutes of the 2018 COA 

Annual Meeting as corrected.  Second by Ken Daigle unit #422. Vote passed.  

Quarterly Meeting Minutes out to All owners as well as posting on owners’ webpage. 

Insurance coverage for the building and individual units noted. 

 

Financial Report (Phil Wharton) 

The structure of the Budget was explained, and the two parts of the income statement, operating 

revenue and major maintenance expenses were reviewed in detail as well as the operating expenses. 

The major maintenance reserve account was also explained.  YTD (year to date) revenues were 

presented, and it was explained it showed we are in a good position for a zero based budget.  Motion by 

Judy DiCristofaro unit #411 was made to accept the budget as presented.  Second by Jim Bosco unit 

#505 who asked if previous year’s budget could be included with the new budget. Vote budget agreed 

to by all owners. 

Phil thanked all the owners for their timely payments of Association Fees as this is the COA’s primary 

source of income.  

 

Maintenance Report (Marc Dupuis) 

Current and future projects and the overall health of the building were reviewed.  Marc also mentioned  

the possible consideration of purchasing a generator for emergency backup. 

 

LLC President Doug McDermod spoke to owners explaining the specific roles and differences regarding 

the COA and LLC as separate entities.  He clarified that the COA and LLC are not the same, with the COA 

being solely responsible for the building and grounds, and the LLC being the management company that 

oversees the hotel operations and its’ employees.  The original business model of the Black Bear Lodge 

was that it was a Condo Style Hotel, thus the Rental Program. 
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Open Discussion was had with several questions from the floor being answered. Possibility of service 

fees for front desk and lobby amenities was talked about, but tabled. Also, streaming, guest use of 

internet and password use to sign on were discussed. 

 

Election of officers 

Doug McDermod ran unopposed and was re-elected to another term as Director. 

Marc Dupuis ran unopposed to complete the term of retired Director Ed Lyons and was voted in. 

 

Donna Hansel president of the COA was challenged by John Gramuglia for the position of president. 

After both candidates spoke and some supporters from the floor spoke a paper ballot vote was taken. 

Donna Hansel was re-elected to another term as president by an overwhelming vote. 

 

Motion to adjourn the meeting was made by Donna Hansel unit #424.  Second by Jim Bosco Unit #505. 

 

The meeting adjourned at 1:04pm 

 

Respectfully submitted by, 

 

Elyse Fila 

Secretary  

Black Bear Lodge COA 

 

 

 

 

 

 

 

 

 

 

 

 

 


