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BHP Board August 2025 Meeting Minutes 

Board Attendance  
 Craig Lee, Board President 
 Joe D’Avanzo Board, Vice President 
 Phil Dennis, Board Treasurer 
 Sharon Garbarz, Board Secretary  
 Stacey Sherrille, Compass 
 Michael Taig, Compass 
 Mark Nelson Board, Member at Large 

 

Meeting called to order: 9:06 am and closed at 11:11 am. 
 

Sept Meeting: Sept 17, 2025, 9:00 at Compass Office 
 

Major Agenda Topics:  
Major Topic Discussion/Updates/Decisions Action Items 

Oct 8 Annual Meeting • Action items:  

• Communication to be sent to homeowners with invite and request to run for Board.  

• Agenda to be similar to 2024; draft to be discussed in Sept 17th board meeting 

• Include topic of forthcoming insurance bylaw change.   

• Compass will send out 
invite 30 days ahead of 
time.  Sharon will support. 

2024 and 2025 Financials  
 

                

• End of July, under budget by $97K, primarily due to timing of invoices.   

• As of Aug 12, 2025: Operating cash of $375.6K, Capital at $203K, Reserve at $317.4K 
with additional $107.5 in CD. 

• Accounting classification errors have been adjusted.  

• Phil has drafted Status of billing of homeowners for breaker fixes for Compass to send 
out.  

• $1900 (3 invoices) were mistakenly double charged to homeowner and Compass.  
Compass will facilitate credit for mistakes. 

• Closed: The $2900 Axios check was deposited by Homestead on 10/18/24. Compass 
found the check included in a larger deposit on that date. 

• Status of 2024 audit.  CPA has required information.  Pending closure. 

• Status of Delinquent Accounts based on Compass follow-up: 2 closed, 2 require support 
to make the extra payment.   2 additional are now outstanding. 

• 2nd assessment – 12 people have not yet paid.  Notice will be sent on 15th for non-
payment 

• Compass transition on schedule for Jan 1 new Vantica software.  Notice to homeowners 
in November.  ACH will be free.  View invoices, financials (live).  

• 2026 Budget (and beyond) 
o Trimming of bushes and trees around the wood bridge  
o Replacement of rotted or damaged wood at the wood bridge  
o Repair/replacement of asphalt walkway around the complex will be added to the 

road repair project.   Some minor repairs should be included in the 2026 budget 
o Repair seawall on west canal ($6K) in 2026 to improve flow through the canal.     
o Pursue contract this year for repair of damaged brick and missing mortar at front 

porches and between garage doors in 2026. 
o New well 
o Mulch 
o Irrigation 
o Continuous paint maintenance. 

• Phil analysis DTE usage on 
all 11 accounts 

•  Compass to pursue 
contract for 2026 Brick 
and Mortar repairs 

• Compass to request 
reimbursement of 
breakers based on Phil’s 
draft.  

• Compass to follow up on 
double charge for arbs. 

10-Year Capital Plan  
                 

• Nothing new   

BHW Water Damage  
March 2024 

               

• Update re: homeowner insurance damage and responsibilities for payment of 
deductible. 

• Board Decision: Board will seek a Bylaw change to clarify language, eliminating the 
potential of duplicate insurance coverage between homeowner and Association. .     

• Language will be modified by Attorney within next several weeks.  

• Recommended change will be introduced at upcoming Annual Meeting with a special 
meeting and vote to follow afterwards.  

• Board may pursue changes in insurance to reflect Bylaw change and potentially increase 

• Compass to pursue 
Article 5, section 3, 
reimbursement for 
deductible for current 
homeowner.   

• Jeff Vollmer(Attorney) to 
pursue Bylaw change for 
future incidents. 

2025 Annual Meeting: Wed, 
October 8th 6pm open, 6:30 – 8:30 
meeting (INVITE) 
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Major Topic Discussion/Updates/Decisions Action Items 

deductible which may decrease claims. 

• Benefits: Reduced Association premiums, risk of cancellation as a result of multiple 
claims, address escalating insurance company expectations. 

• Sharon and Stacey to 
pursue agenda item in 
Annual Meeting. 

Compass Updates  
           

• Compass has added notification in Arch Request form that homeowners must be 
responsible for lawn and sprinkler damage, and requests must include a $500 
refundable deposit for damages (CLOSED) 

o Homeowners that were notified that deck simple fixes must be complete and 
extensive changes require a plan by 9/15 and must be fixed by 6/1/26.  $100 fines 
will be required for non-compliance.   As of 8/5: 5 repairs were completed, 27 are 
untouched.  

• Homeowners will be notified of the need to fix rotted windows with a plan by 9/15 and 
completion by 6/1/ 2026.     

• Status of Homeowner maintenance activity: July: 46 work orders, 18 cancelled, 9 
completed, 2 new, 17 are assigned.  No aging. (June: 35 work orders.  11 cancelled. 8 
complete, 6 pending, 10 assigned) 

• Compass to send 
homeowners the 
required window repair 
dates.  

 

Special Projects /Normal Operations by Vendor:   

Vendor Discussion/Updates/Decisions Action Items 

PPM 
(Landscape Maintenance) 
 

• Second round of landscape refresh completed  

• Status of major beach and lawn cleanup in process.   Rocks being added to handle 
drainage. 

• South entrance and “Gould” island refreshes will be complete by Sept. 

• Fall maintenance chart by PPM is being created for 2026 maintenance 

 

J&B  
(Painting) 

• Wood repair for buildings 1-9 are in process. 2 buildings remain. 

• West painting complete. 

• Open budget concern: Cost impact if paint does not match for bldgs. 1-9 

• Add small maintenance for paint peeling in future years. 

• Timing for painting mail fronts is TBD this summer and may be further delayed into 
Spring 2026.  

 

Emergency water meter 
access/water shutoff 

• REASON FOR ACTION: Association needs a way to access end units that have the water 
shutoff for other connected units in an emergency (typically winter) Compass will 
contract and develop a communication plan.  Continues to be in process.  

• Compass to complete 
contracting and a plan for 
gaining access. 

Breaker Replace/Repair 
Building #19/BHP wide 
safety check 

• Status?   
o REASON FOR ACTION: These breakers allow the Fire Dept to safely turn off 

electricity in an emergency.   There is one breaker per unit. 
o May newsletter reminded homeowners that the breakers will be tested and may 

need to be repaired at owner expense. 
o Compass has planned for all breakers to be tested in September (August notice). 

Broken ones will be repaired and assess owners (costs reduced from standard 
charges).  

• Compass to seek 
reimbursement for broken 
breakers. 

• Compass to send 
notification next week.  
Testing to start after Labor 
Day.  Schedule to be 
provided. 

Miscellaneous Maintenance • Joe Zimmer is looking at replacing the solar lights on the Pavilion.  

• All the boxes for sprinkler and utility boxes were fixed/replaced. 

 

 
Homeowner Specific Issues:  

Topic Discussion/Updates/Decisions Action Items 

18301 BHP Dog Incident • Legal fees have been finalized.  

• Reimbursement of legal fees planned for August. 

• Mark to provide language  
to Compass. 

• Compass to send notice of 
payment for Holly 

 

Allam Request for Small 
Fountain 

• Fountain in cove between BH South and BH West has been installed.  

• Invoice to be sent to Dr. Allam.  

 

White Decks • Letters went out for 2 homeowners that stained decks white, without Board approval.  

Zolna Insurance Damage 
ownership 

• Closed: Response to additional questions sent to homeowner with request for pictures if 
issues existed with joists.  No response was received.   

 

Multiple Residents • Concerns over non-residents trespassing (fishing, swimming and walking) 

• Suggest police drive through between six and seven PM.  Preserve, pavilion and fishing 
on East are specific areas of concern.  

Sharon to contact Township 
Police over options for 
support. 

 
 
 
 
Committee Updates (As available): 
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Topic Discussion/Updates/Decisions Action Items 

Welcome  • Nothing pending  

Social • Scheduled Food Trucks and ABC nights.  

Beautification • South entrance landscape plan in process.    . 

Compliance  • Nothing pending.  

Lake • Lake is good. No overtreatment.  Added pellets that should break down the 
weeds/growth this month.  

• May have some issues with the marsh extending.  Keep an eye on phragmites. 

• Compass to negotiate 2026 
contract by fall, ‘25. 

 


