
WATSON RUN HOA
APRIL 28, 2021, OPEN HOMEOWNER MEETING MINUTES



Community Welcome 

Good evening.  As president of the Watson Run HOA, I hereby call to order the 

2021 Annual Community Meeting.  As a PA Non-Profit Corporation, Watson Run 

HOA is required to hold an annual meeting to present updates on the financial 

condition and operation of the association, hold an election for new board members 

to replace those whose terms are expiring, and vote on any proposed changes to the 

governing documents of the association or other important matters affecting the 

community.  I am happy to report that we have achieved the quorum of 25% of 

eligible property owners participating required to conduct an official meeting and 

election. 

The Watson Run annual meeting was called to order at 6:30pm by President 

Fran Cannon.  A quorum was established, and President Cannon welcomed the 

community. 



OPENING REMARKS:

• Good evening, everyone and thank you for coming. In 

honor of our veterans here in our community and all 

over the world, please stand for the Pledge of 

Allegiance followed by a moment of silence to 

remember all the soldiers we have lost. 

• We would like to welcome all our new residents. 

• We would like to thank and recognize all our 

committee chair residents and those who volunteer 

to make Watson Run a special place to live!



AGENDA:
1. President's Opening Remarks, Executive Board Introductions, 

and Committee Report(s)

2. 2020 Final Financial Report & 2021 Budget Standing Updates & 

Financial Report

3.   Proposed Amendments Discussion

4.   Executive Board Election

5.   Homeowner Questions 

If you have an individual question, comment, or concern, 

regarding your home, please email WCPAM at 

Support@WooCatManagement.com



Executive Board Members:

• Fran Cannon, President

• Rob Peters, Vice President

• Dan Sweeney, Treasurer

• Vicki Michuck, Members at Large

• Bill Watkins, Members at Large 



President’s Report 

Welcome to the 2021 annual Watson Run HOA meeting.  For those of you who don’t know me, 

my name is Fran Cannon and I am currently the president of the Executive Board of the HOA.  

Also present this evening are the rest of the current Executive Board members – Rob Peters, 

secretary, Dan Sweeney, treasurer, and Vicki Michuck and Bill Watkins, both members at large.  

I was originally appointed by the board in September 2019 to fill the remaining term of a 

resigning board member according to the procedures outlined in our governing documents.  Due 

to the pandemic, last year’s community meeting and elections originally scheduled for April had 

to be postponed.  The meeting was finally held virtually via Zoom on July 15, 2020 when I was 

elected to serve on the board for a two-year term.  Since July, the board has continued to hold 

virtual monthly meetings, as required; we also held one emergency meeting to finalize the plans 

for meeting the required fire alarm mandate and held a community Zoom meeting to explain that 

plan on December 14, 2020 along with other important information regarding issues on the 

western boundary of Watson Run.  In between monthly meetings, board members exchanged and 

responded to hundreds of emails as well as phone calls, working many hours behind the scenes 

to resolve ongoing concerns with Berks Homes and vendors on behalf of residents. I would like 

to thank my fellow board members for all their hard work and support during these past 9 

months.  I would also like to thank the many residents who have emailed or spoken to me when I 

was out and about in the community and expressed their support, encouragement and 

appreciation for the board’s efforts. In addition, I’d like to publicly thank Amber Martin and the 

staff at Woo Cat Property Management who go above and beyond on a daily basis to assist the 

board and residents at Watson Run. 

 

 

Now I would like to take the opportunity to offer some highlights of what has occurred and 

things that have been accomplished by the executive board since the last annual meeting.  As you 

are all aware, the pandemic has impacted the day-to-day decisions of the board, our management 

company, vendors, Berks Homes and their contractors, Leacock Township, and our state and 

federal government agencies.  Despite numerous obstacles, there have still been some major 

accomplishments during these difficult times.   



1. The board established one brand new committee (Clubhouse Committee) and re-

established or re-purposed two others (Helping Hands Committee and New Resident 

Welcome Team), increasing resident participation in our community and saving money. 

2. With the help of Woo Cat, the board brought the community into compliance with the 

township mandate for community-wide fire alarm monitoring as required in the original 

approval for the building of Watson Run.   

3. A special subcommittee was formed to look into long-standing issues of encroachment on 

the western boundary of Watson Run and make recommendations to the board on how to 

resolve the current issues and prevent problems in the future once those areas are deeded 

over the community by Berks and the developer.  We are working with Leacock 

Township on the current situation and will update the community when we know more. 



Water Update 

Many residents have questions about the status of water billing following the connection to the 

township water system.  Although Watson Run’s connection occurred in December 2019, our 

year of free water was not scheduled to begin until the last home or business in the township was 

connected.  This process was delayed significantly due to the pandemic.  They have also 

reassured us that they will give us plenty of notice before they begin billing us and that they plan 

to run a mock billing once they set up the system.  It is our understanding that the township will 

complete a reading of the main meter for the community and individual residents will be billed a 

set amount based on overall usage using the state formula for usage known as an “EDU” or 

Equivalent Dwelling Unit.  The EDU stipulates a standard amount of water usage for each 

household.  If an individual homeowner uses more than that allotment, they will be billed for 

overages.  This is actually like what was in place before with the Community Water System at 

Watson Run – there was a flat rate charged for a certain number of gallons and any overages 

were billed to the original homeowner.  Previously, our cost for water was around $25 dollars a 

month and was paid as part of the HOA dues. Since the water portion of the dues did not 

increase, the Association was not able to meet our water invoice obligations to operate the water 

tower. Money was consistently borrowed from the Association’s general operating fund to cover 

water costs. When WCPAM took over the community, they discovered that over $40,000 in back 

water invoices had not been paid since 2016. In addition, the water tower was projected to need 

between $150,000 to $200,000 in capitol repairs that the Association would not be able to cover. 

There are still a lot of details that need to be worked out by the township.  Once we know the 

details of how they will be handling the billing for Watson Run, we will share that information 

with the community.   



Transition Update 

On October 30, 2020, the board and transition team met with representatives from Berks Homes 

and Abel Construction to discuss concerns about the unfinished items from the original 

construction plan as well as remediation of defects identified by the Phase I & II engineering 

study completed by KipCon.  A detailed report as well as pictures were posted on the website for 

the community to review.  To date, three items from that list have been completed; one of those 

three (the stop sign at Boxwood and Pleasant) is only a temporary fix since Berks has not been 

able to locate a permanent signpost that matches the others in the community.  Some items are 

weather dependent and could not be completed over the winter.  Now that the warmer weather 

has arrived, Woo Cat, at the board’s direction, is insisting that Berks return to complete these 

items as soon as possible so that we can move forward towards transition. Some of the delays 

seem to be due to availability of materials and staffing issues with subcontractors.   



Watson Run HOA - 2020 Watson Run Budget 
 

 1/1/2020 - 12/31/2020  

Account Actual Budget Over Budget 

Income   

Association Fee Income $461102.22 $445356.00 $15746.22 

Convenience Fee $227.91 $0.00 $227.91 

Interest Income $74.77 $750.00 -$675.23 

Reimbursement $1804.00 $0.00 $1804.00 

Watson Run Water Income $2660.05 $0.00 $2660.05 

WR - CAP Reserve Income $1000.00 $0.00 $1000.00 

Total for Income $466868.95 $446106.00 $20762.95 

 



Expenses   

Association Fees $625.50 $0.00 $625.50 

Bank Fees $703.40 $0.00 $703.40 

Legal and Professional Fees $10263.73 $10000.00 $263.73 

SWM $0.00 $10500.00 -$10500.00 

WR - Admin & Postage $1168.76 $1200.00 -$31.24 

WR - CH Cable $3229.27 $2500.00 $729.27 

WR - CH Carpet Clean $0.00 $1000.00 -$1000.00 

WR - CH Cleaning $8358.40 $5400.00 $2958.40 

WR - CH Maint Supplies $1200.10 $2000.00 -$799.90 

WR - CH Propane $4144.88 $7000.00 -$2855.12 

WR - CH Water & Sewer $3840.00 $1200.00 $2640.00 

WR - General Maintenance $6484.90 $8000.00 -$1515.10 

WR - Grounds & Maintenance $143188.00 $189808.00 -$46620.00 

WR - Liability & Casualty 
Insurance 

$10515.98 $7000.00 $3515.98 

WR - Management Fees $38448.00 $38448.00 $0.00 

WR - Replacement Reserve $45500.00 $45000.00 $500.00 

WR - Security Alarm Monitoring $56257.44 $24000.00 $32257.44 

WR - Snow Removal $1485.00 $40000.00 -$38515.00 

WR - Tax Return $300.00 $550.00 -$250.00 

WR - Trash Removal $34573.33 $32000.00 $2573.33 

WR - Water Association Fees $6.55 $0.00 $6.55 

WR- CH Electric $2405.24 $5000.00 -$2594.76 

WR- Electric Street Lights $3002.59 $7500.00 -$4497.41 

WR Pool $15316.47 $8000.00 $7316.47 

Total for Expenses $391017.54 $446106.00 -$55088.46 

Net Operating Income $75851.41 $0.00 $75851.41 

 

Since 2020 income exceeded 

revenue by $75,851.41 in 2020, 

each homeowner received a 

$426.13 credit on their 2021 

homeowner dues account. 

Why did homeowners receive a 

CREDIT on their accounts and 

NOT a REIMBURSEMENT?





Account Actual Budget Over Budget Actual Budget Over Budget

Income

Association Fee Income $109545.06 $111339.00 -$1793.94 $112037.93 $445356.00 -$333318.07

BANK INTEREST $20.74 $0.00 $20.74 $20.74 $0.00 $20.74

Convenience Fee $18.45 $0.00 $18.45 $18.45 $0.00 $18.45

Interest Income $0.00 $90.00 -$90.00 $0.00 $360.00 -$360.00

Other Income $2784.76 $0.00 $2784.76 $2784.76 $0.00 $2784.76

Watson Run Water Income $10.95 $0.00 $10.95 $10.95 $0.00 $10.95

Total for Income $112379.96 $111429.00 $950.96 $114872.83 $445716.00 -$330843.17

Watson Run HOA - 2021 Watson Run HOA 0% Increase - $208.50
1/1/2021 - 3/31/2021 1/1/2021 - 12/31/2021



Expenses

Association Fees $3352.26 $0.00 $3352.26 $3352.26 $0.00 $3352.26

Bank Fees $81.35 $0.00 $81.35 $81.35 $0.00 $81.35

Legal and Professional Fees $3745.00 $3000.00 $745.00 $3745.00 $12000.00 -$8255.00

SWM $0.00 $2625.00 -$2625.00 $0.00 $10500.00 -$10500.00

WR - Admin & Postage $521.57 $300.00 $221.57 $521.57 $1200.00 -$678.43

WR - CH Cable $935.34 $700.00 $235.34 $935.34 $2800.00 -$1864.66

WR - CH Cleaning $1139.50 $2000.00 -$860.50 $1139.50 $8000.00 -$6860.50

WR - CH Maint Supplies $34.97 $0.00 $34.97 $34.97 $0.00 $34.97

WR - CH Propane $1091.10 $875.00 $216.10 $1091.10 $3500.00 -$2408.90

WR - CH Sprinkler System $177.66 $0.00 $177.66 $177.66 $0.00 $177.66

WR - CH Water & Sewer $0.00 $375.00 -$375.00 $0.00 $1500.00 -$1500.00

WR - General Maintenance $885.98 $3942.00 -$3056.02 $885.98 $15768.00 -$14882.02

WR - Grounds & Maintenance $19138.00 $47250.00 -$28112.00 $19138.00 $189000.00 -$169862.00

WR - Liability & Casualty Insurance $5574.00 $2500.00 $3074.00 $5574.00 $10000.00 -$4426.00

WR - Management Fees $9612.00 $9612.00 $0.00 $9612.00 $38448.00 -$28836.00

WR - Replacement Reserve $0.00 $11250.00 -$11250.00 $0.00 $45000.00 -$45000.00

WR - Security Alarm Monitoring $5906.00 $6250.00 -$344.00 $5906.00 $25000.00 -$19094.00

WR - Snow Removal $35735.50 $8750.00 $26985.50 $35735.50 $35000.00 $735.50

WR - Tax Return $0.00 $0.00 $0.00 $0.00 $500.00 -$500.00

WR - Trash Removal $8640.00 $7500.00 $1140.00 $8640.00 $30000.00 -$21360.00

WR- CH Electric $487.40 $750.00 -$262.60 $487.40 $3000.00 -$2512.60

WR- Electric Street Lights $604.37 $1125.00 -$520.63 $604.37 $4500.00 -$3895.63

WR Pool $0.00 $2500.00 -$2500.00 $0.00 $10000.00 -$10000.00

Total for Expenses $97662.00 $111304.00 -$13642.00 $97662.00 $445716.00 -$348054.00

Net Operating Income $14717.96 $125.00 $14592.96 $17210.83 $0.00 $17210.83



March 31, 2021, Ending Balances

CHECKING - $166,814.56 

SAVINGS $226,709.18

TOTAL - $393,523.74



Capital Reserve 

As you know, the board has proposed two amendments to the governing documents which will 

impact the Capital Reserve Fund.  I think it’s important for all residents to understand the reasons 

behind these amendments and the purpose of the Capital Reserve Fund. HOA board members are 

responsible for the upkeep and maintenance of any community. In addition to budgeting for the 

day-to-day operations of the HOA, they also have to anticipate financial obligations that may arise 

in the future.  This could include major expenses like the repair or replacement of the clubhouse 

roof, the HVAC system or more minor expenses such as repair or replacement of broken fitness 

equipment.  HOA reserve funds are not only used as a means to pay for replacement and repair 

costs, but can also be used to renovate or upgrade a common area for the benefit of the entire 

community. These large-scale projects are significantly more expensive than the regular operating 

costs of the community. Having a reserve fund allows the board to fund these expenses without 

having to raise association dues or implement special assessments.  When Kip Con Engineering was 

hired to complete the Phase I and II study, they also completed a reserve study.  Based on the age of 

the community and the “life expectancy” of major items in the common areas, there were 

recommendations made about the level of funding needed to take care of repair and replacement 

costs without undue burden on residents.  It was determined in Kip-Con’s study that the capital 

reserves at Watson Run were underfunded.  Since that time, the board has worked diligently to 

create a budget that allows for the recommended allocation of funds to the capital reserve while 

ensuring there are adequate funds to handle the regular operating costs.  The board feels that the 

two proposed amendments – raising the capital reserve contribution at resale (a cost that is borne 

entirely by the buyer) and allowing for any excess monies at the end of the budget cycle after all 

bills are paid to put into the capital reserve account.  Our current governing documents allow for 

only a $500 capital reserve contribution and also stipulate that excess monies be returned to the 

residents. We cannot change those stipulations unless the documents are amended.  This year we 

were fortunate that our regular expenses came in under budget but that may not always be the case 

as some of those, such as snow removal costs, are out of our control.  Although it was nice to get 

some money back at the end of the year, a number of residents commented that they would rather 

see those monies be returned to the capital reserves rather than have their dues raised or face a 

special assessment. 

 

 

Although we are making slow progress with Berks Homes, we still face many challenges in this 

process.  We appreciate the continued support and patience of the community as we work towards 

the goal of a successful transition. 

 





Section 9.1.3

Capital Reserve Fund Proposed 

Change Explanation

Currently, the association is only 

authorized to charge new 

homeowners a capital reserve 

fee of $500.00. Unfortunately, 

the executive board feels this 

amount will not adequately help 

fund the capital reserve of the 

association. If section 9.1.3 of 

the documents is not updated 

to reflect current capital repair 

trends, the executive board feels 

the dues may have to be 

continuously raised to make up 

for the current long-term capital 

fund shortfalls

Section 9.1.3

Capital Reserve Fund

Amended language approved by EB on 3/22:

Commencing upon the first sale following the effective date of 

this amendment and thereafter at the closing on a Residential 

Unit, the Association shall collect an amount equal to a 

minimum of 6 months to a maximum of 12

months’ worth of regular Common Expense Assessments, 

which amount shall be

deposited and held in a separate account used for future capital 

reserve expenses. The Executive Board of the Association 

would be responsible for establishing the capital contribution 

fee for resales annually

in conjunction with the subsequent year’s fiscal operating 

budget as part of their normal yearly budget

cycle process. No amount paid hereunder shall be considered 

advance payment of regular Common Expense assessments. No 

Unit Owner is entitled to a refund of these monies from the 

Association upon subsequent conveyance of his or her Unit or 

otherwise.



Section 9.1.4

Surplus Funds Proposed Change 

Explanation

The executive board feels that 

section 9.1.4 of the governing 

documents should be updated to 

reflect the  proposed language 

below. If the association must give 

excess budgetary funds back each 

year to homeowners - that will 

also require the association to 

special-assess homeowners each 

year expenses exceed the budget. 

As the language is currently 

written, the association is unable 

to retain excess funds to fund the 

capital reserve. 

Section 9.1.4 - Surplus Funds

Amended language approved by EB on 3/22:

Any excess amounts accumulated from Common Expense 

assessments, Limited Common Expense assessments or 

reserves, together with any income related thereto, which 

exceeds the amounts required for each shall be applied to the 

capital reserve fund for future capital improvements and repairs. 





Two homeowner candidates submitted their 

names to serve on the Watson Run Executive 

Board:

• Eugene R. Kieffer 

• Rich Friel

There were no nominations from the floor.

*Voting commenced and both Eugene Kieffer 

and Rich Friel received enough votes to 

become executive board members.

**The board thanked Rob Peters and Bill 

Watkins for their service.



Homeowners submitted the following questions/topics for the annual meeting:

A. Capital Reserve Question

B. Amendment(s) Questions

C. Dooley Pyne Landscape Questions

D. Township Water Question 

E. Tree Trimming Questions

F. Operating & Reserve Balance Questions

G. Individual Homeowner Insurance Question

*Please note that answers to homeowner questions were answered throughout the annual 

meeting presentation or questions that only pertained to one homeowner will be answered 

after the meeting. 





The annual meeting concluded at 8:03pm.

The executive board met directly after the annual meeting at 8:06pm. The board 

unanimously accepted the resignation of Dan Sweeney from the executive board and 

unanimously appointed Rob Peters to fill out Mr. Sweeney’s term. The board also met 

to reorganize per the governing documents. The board unanimously voted on the 

below slate of officers:

• Fran Cannon, president

• Rob Peters, vice president

• Vicki Michuck, treasurer 

• Eugene R. Kieffer, member at large

• Rich Friel, member at large 

The meeting adjourned at 8:27pm


