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SUDDEN VALLEY COMMUNITY ASSOCIATION 1 

BOARD OF DIRECTORS WORK SESSION MEETING MINUTES 2 
APRIL 14, 2016 3 
DANCE BARN 4 

6:00 PM 5 
In Attendance:         6 

Leslie McRoberts, President 7 
Carol Bauman, Vice President     8 
Grace Shaffner, Secretary     9 

Carol Houlton, Treasurer – Telepresence  10 
Samantha Rorabaugh 11 
David Narsico 12 
Mike D’Angelo 13 
Gail Chiarello 14 

Mike Ashby 15 

Linda Bradley, N&E Chair 16 
Rich Bailey, ACC Chair 17 

 18 
 19 
Community Members:   11 20 

 21 
Sudden Valley Staff: Mitch Waterman, Managing Director 22 

   Jennifer Spidle, Accounting Manager 23 
   Lisa Letchworth, Administrative Services Manager 24 
   Sarah Pratt, Administrative Specialist 25 

    26 
    27 

I. CALL TO ORDER – 6:00 P.M. 28 
a. The meeting was called to order at 6:00 p.m. 29 

II. ROLL CALL 30 
a. All were present except Carol Houlton, who attended via telepresence.  31 

III. ADOPTION OF AGENDA 32 
a. Director D’Angelo requested the addition of discussion item for Barn 7.  This 33 

topic was added as Discussion Topic “E”. 34 
IV. CLOSED SESSION – PERSONNEL 35 

a. The Board entered closed session at 6:01 p.m.  They exited closed session and 36 
went into recess at 6:46 p.m. 37 

V. ANNOUNCEMENTS – 7:00 P.M. 38 

a. The Board entered open session at 7:00 p.m. 39 
b. Director D’Angelo announced that the Blood Drive is taking place on April 30th at 40 

the Fire Station.  If anyone would like to donate blood, they can call 41 
Administration to sign up; walk-ins will be accepted. 42 

c. Director Rorabaugh announced that the official Sudden Valley Facebook page is 43 
up.  As of yesterday, there were close to 130 members.  This is an excellent way 44 
to stay in the loop, all website announcements will be posted there.  Residents are 45 
already asking questions and getting answers.  Director Rorabaugh said that if 46 
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anyone is having difficulties accessing the page, they should contact her via email 47 

and she will make sure they are able to join the group.  48 
d. Director Rorabaugh also announced that the LRPC Governance meeting moved 49 

from Monday, April 18th to Wednesday, April 20th.  It will take place in the MPR 50 

at 6:30 p.m. 51 
e. Director Narsico announced that El Agave’s prime rib special takes place on the 52 

last Saturday of each month.   53 
f. Director Narsico also announced the First Responders event occurring on June 54 

11th from 4 to 6 p.m.  It will be potluck-style and feature fire truck tours.  They 55 

will be recognizing firefighters for their work.  He stated that they are accepting 56 
donations for the event. 57 

g. President McRoberts announced the Fishing Derby takes place on Saturday, April 58 
23rd. 59 

h. She also announced a Town Hall scheduled for April 30th from 2 p.m. to 4 p.m.  60 

This will provide a venue to talk about the current facilities and give members a 61 

chance to share what they would like to see happen with Sudden Valley’s 62 
amenities. 63 

VI. PROPERTY OWNER COMMENTS 64 
a. A member asked if there would be a veteran’s discount for the El Agave special 65 

on Memorial Day.  Director Narsico responded, saying there would be a $2.00 66 

discount. 67 
VII. BOARD COMMENTS 68 

a. President McRoberts said that Director Houlton had an excused absence but was 69 
attempting to attend via telepresence.  Discussion followed on whether it was 70 
allowable to use a different method than specified in the guidelines in the event of 71 

technical difficulties. 72 
VIII. MEMBER PRESENTATIONS 73 

a. Cheryl Taylor – Roadblocks to Communication 74 
i. Cheryl Taylor gave a presentation on roadblocks to effective 75 

communication.  She cited professional experience, referring to her 76 
business called Taylor’s Technical Triage.  She has attended a variety of 77 

committee meetings over the last month.  In doing so, she observed 78 
consistent, negative blocks to effective communication.  The purpose of 79 

this presentation is to share these observations, along with suggested 80 
solutions.  81 

ii. She asked that each person in the room look at her and describe what it 82 
was that was most apparent about her; in their opinion.  Various answers 83 
were given.  She pointed out that no one was wrong, but it shows that 84 

everyone has different perception of the same information.  She said that 85 
effective listening involves attentive body language, visibly engaging, and 86 

eye contact with the speaker.  It takes effort to appear engaged and not 87 
distracted. 88 

iii. She gave a statistic, stating that only 25% of what a person hears is 89 
actually retained.  If listeners do not engage, they will miss this 90 
information.  She asked if, as listeners, we understand what is being said 91 
as it is being presented, or if it is being run through a personal filter first. 92 
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iv. Active listening involves an engaged approach and providing feedback to 93 

the people you’re listening to.  It also involves deferring judgement and 94 
abstaining from kneejerk reactions. 95 

v. Director Bauman responded to the presentation, referring to her past 96 

attendance at a city Council meeting where council members blatantly 97 
ignored attendees.  Their body language communicated a message that 98 
participation was pointless; she did not attend another meeting as a result. 99 

vi. Director Chiarello asked for examples of the roadblocks Cheryl observed 100 
at the meetings she attended.  She referred to her earlier comments, 101 

reasserting that there is a consistent listening deficit.   Open conversation 102 
and dialogue with the community is necessary if they want it to work. 103 

vii. Discussion with the audience produced the point that effective 104 
communication is an understanding between both parties about their 105 
individual perspectives, not necessarily for the purpose of convincing the 106 

other party. 107 

viii. Discussion followed. 108 
ix. An audience member suggested bringing in a skilled facilitator to assist 109 

with effective communication.  Budget restrictions do not allow for this. 110 
x. She recapped all her main points and encouraged open communication and 111 

effective listening skills. 112 

IX. DISCUSSION TOPICS 113 
a. Dog Areas in Sudden Valley 114 

i. Director Bauman handed out a map as an addition to the attachment 115 
included in the packet.  116 

ii. She explained that in the Rules & Regulations under section 6, Sudden 117 

Valley is a “dog control zone”.  This means that dogs are kept under 118 
control at all times.  “Under control” is defined as being kept in the house 119 

or an approved kennel, restrained by a fence, or on a leash not longer than 120 
15 feet and appropriate for the dog’s size and weight. 121 

iii. There are areas in Sudden Valley where pets are not allowed, yet people 122 
walk dogs in these places all the time.  Directors Bauman and D’Angelo 123 

have proposed some places where pets should be allowed – in the 124 
recreation area (leashed), and in the Marina (leashed, except for 125 

designated off-leash areas). 126 
iv. Director D’Angelo reviewed the map that showed the proposed areas. 127 
v. The suggested location guidelines are as follows: 128 

1. Airport – leashed and unleashed dogs allowed. 129 
2. Playgrounds – leashed dogs allowed.   130 

3. Golf course – dogs prohibited. 131 
4. Campground – off-leash dogs allowed. 132 

5. Spit – leashed dogs allowed. 133 
6. AM/PM Beach – leashed dogs allowed except during June-134 

September, at which point no dogs will be allowed.   135 
7. Recreation Corridor – leashed dogs allowed. 136 
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vi. Due to financial restraints, pet waste bags will not be made available at all 137 

locations.  However, pet owners are required to pick up after their pets.  138 
Failure to do so will result in a $40.00 citation. 139 

vii. Director Bauman suggested a change be made to the Rules & Regulations 140 

to reflect these things.  President McRoberts directed her to write a 141 
proposal to bring back to the next meeting for a vote. 142 

viii. Discussion followed on how this change would be made. 143 
ix. AM/PM Beach, the recreation area, and the spit currently prohibit dogs.  144 

Allowing pets in these specific areas is the proposed change to the Rules 145 

& Regulations. 146 
x. Director Rorabaugh inquired if AM/PM Beach could adopt a similar tactic 147 

as Bloedel Donovan; which specifies particular times that dogs are 148 
allowed at the park. 149 

xi. Director Bradley pointed out that enforcement could be an issue.  Director 150 

Bauman acknowledged this, pointing out that if the rules are consistently 151 

not followed then they can be tightened up.  Director Rorabaugh added on 152 
that Sudden Valley residents tend to police themselves.   153 

xii. Signs will need to be updated once the change is effective. 154 
xiii. Director Bauman will put this together as a change to the Rules & 155 

Regulations and bring it back for a vote. 156 

b. Board Selection of ACC Members for Vacancies 157 
i. The Bylaws state that ACC vacancies are filled by the Board.  However, 158 

the Board has no guidelines on how to do this.   159 
ii. President McRoberts proposed that it be up to the ACC to decide if the 160 

applying member is qualified for the Committee.  They have a better 161 

understanding of what skills they are looking for.  After approval at the 162 
ACC level, the committee would bring the individual to the Board for 163 

ratification using the attached request form. 164 
iii. Director Bradley asked if it would still go through official N&E channels.    165 

iv. Director Narsico expressed concern about the ACC selecting an 166 
appropriate candidate, referencing past abuse of power by the ACC.  167 

President McRoberts asserted that the ACC knows what it needs. 168 
v. Director Bauman felt that the proposed guidelines were good and that it 169 

makes sense for the ACC to vet potential committee members. 170 
vi. Director Rorabaugh suggested “…possess the required skill sets…” be 171 

changed to “…was found to be a suitable candidate for the ACC”.  The 172 
Board agreed this was appropriate and the change will be made. 173 

vii. President McRoberts will make the suggested change and bring it back for 174 

a vote at the next meeting. 175 
c. Late Fees and New Dues Payment Coupons 176 

i. President McRoberts referred to the packet attachment.  She explained that 177 
the announcement on the website provides clarification on late fees.  The 178 
new two-coupon system will not generate a late fee for each late coupon, 179 
but one late fee on the account as a whole per month. 180 

ii. Director Bradley asked about bill pay arranged through homeowners’ 181 
banks – homeowners using this will need to notify their bank of the 182 
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change.  ACH customers will be automatically adjusted per the letter that 183 

went out last week. 184 
d. Discussion of 2016 Updated Spending Plan – SGM member-approved increases, 185 

MD contractual requirements. 186 

i. Managing Director Mitch Waterman updated the Board on the preliminary 187 
2016 spending plan based on changes resulting from the SGM, along with 188 
the MD’s salary being restored to the full amount.  The plan will go before 189 
the Finance Committee on Monday night. 190 

ii. The spending plan developed in November was based on assumptions that 191 

are no longer correct. 192 
iii. Director Bradley felt that a new spending plan was generated at the time 193 

of the SGM.  The MD stated that a budget was developed at that time, not 194 
a spending plan.  Director Bradley pointed out the document title, which 195 
called it a spending plan.  The MD said that was an error and the 196 

document will be updated. 197 

iv. The MD presented the draft 2016 Updated Spending Plan.  He explained 198 
that various, unplanned-for expenses have been absorbed since November, 199 

including vandalism, storm response efforts, and the SGM.  He has 200 
determined where they are going to move their funds around in order to 201 
operate the Association according to the approved guidelines.  202 

v. Discussion was as follows: 203 
1. Due to the current ACC staff-person’s resignation, they must 204 

outsource the ACC role to Express Professionals, which is more 205 
expensive.   206 

2. $750 of the $3,500 new construction fee will be kept.  They are 207 

conservatively estimating about 15-25 new construction starts this 208 
year.  The number of new constructions cannot be firmly predicted, 209 

but the Stormwater approval at the County level will likely 210 
increase this number. 211 

3. New equipment will cut down on maintenance and fuel costs.  The 212 
tools are more efficient and will reduce the number of summer 213 

laborers required for golf maintenance.  214 
4. The MD has cut off all work that is not funded.  He gave an 215 

example where a resident posted on Facebook asking Maintenance 216 
to repair a broken swing.  They fixed the swing as a matter of 217 
course, but where does the money come from if Parks were not 218 
funded?  The Association said “no” to Parks, so funds had to come 219 
from Maintenance. 220 

a. He asked the Board if they wanted him to “turn on” the 221 
beach by putting out the floaters required by regulations.  222 

This is also funding that would have to come from 223 
Maintenance. 224 

5. The Adult Pool will not open this year. 225 
6. The MD informed the Board of a recent vandalism incident that 226 

escalated into a potential robbery.  The car involved in the robbery 227 
was found in Gate 5, the suspect may live there. 228 
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7. Since Sudden Valley now only has one Security guard on shift, the 229 

Association has encouraged them to make heavy use of the 230 
cameras.  Unfortunately, vandalism continues to happen with 231 
increasing frequency, and the cameras cannot catch everything.  232 

Are we going to repair damage caused by vandalism, which would 233 
have to be charged to Maintenance instead of Parks?   234 

8. Seven of the nine condo associations met with Mitch and President 235 
McRoberts.  The MD & President proposed several areas where 236 
SVCA and the condo associations should collaborate.   237 

9. Sudden Valley is working to eliminating several decommissioned 238 
vehicles.  These vehicles have been replaced, costs will drop due to 239 
warranty coverage versus additional maintenance work. 240 

10. With vandalism, expenses from the SGM, and storm responses, 241 
SVCA is $14,000 over budget.  They have not factored in an 242 

undetermined drop in expenses from reduced maintenance, 243 

reduced fuel consumption, and new construction starts.  244 
11. They will continue to watch and moderate this spending plan, and 245 

look for ways to cut costs. 246 
12. The changes made will affect Golf positively.  The MD has given 247 

Golf very strict directions on marketing campaigns and 248 

expectations.  He projects Golf to be profitable by $24,380. 249 
13. MD Waterman reminded the Board that this is purely projection 250 

and that there are a lot of variables.  The budget is based on dues, 251 
Marina income, Area Z, rentals, fees, and Golf. 252 

14. He affirmed that they will be able to achieve and perform the work 253 

that was clearly specified at SGM.  They will continue to pursue 254 
emerging issues for the Association, including a successful alliance 255 

with the condo associations.   256 
15. The topic of the Managing Director’s salary being increased to full 257 

time was mentioned.  The MD explained that he had decided to cut 258 
his own salary to ensure staff support.  Once staff support was 259 

solidified, he brought his salary back up with permission. 260 
16. The MD explained that the rules do not allow them to close the 261 

year negatively without the Board’s permission. 262 
17. The budget is not fixed in stone, per President McRoberts.  There 263 

are two things she wants to be sure are addressed: 264 
a. All mandates from the SGM are included in the 265 

spending plan. 266 

b. Concerns about SVCA’s responsibility to pay the 267 
Managing Director what he is contracted to receive.  268 

That money is included in this spending plan.  She 269 
reminded everyone that the MD was only paid 1/3 270 
but was working full time.   271 

18. They would like to bring the spending plan back to the Board at 272 
the next meeting to vote on it with the MD’s full-time salary 273 
included. 274 
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a. Director Ashby asked if the MD’s salary would increase 275 

upon approval of the plan.  The MD stated that it had 276 
already increased as of March 1st. 277 

b. Director Bradley said that the Board had not voted on 278 

increasing the MD’s salary from 1/3 time to full time.  279 
President McRoberts clarified that the Board had voted on 280 
the spending plan, which included the MD’s salary, just not 281 
his salary as an individual item.  She felt that voting on the 282 
spending plan qualified as voting on the MD’s salary.  She 283 

also felt the Board had been in violation of a contractual 284 
salary obligation to its employee for several months.   285 

c. Director Bradley felt that the MD going back to full time 286 
needed to be represented in the spending plan.  It’s a 287 
$60,000 difference.  She requested a copy of the MD’s 288 

employment agreement, stating that his return to full time 289 

required a discussion at the Board level and a vote. 290 
a. President McRoberts noted that the spending plan 291 

shows all expected expenditures.  The Finance 292 
Committee will see any potential issues when it is 293 
presented to them and will address those issues, if 294 

there are any.  295 
d. Discussion followed between the MD and Director Bradley 296 

on the General Manager’s contract through EMB and how 297 
the salary was determined. 298 

19. Director Rorabaugh brought up a suggestion from community 299 

members regarding the Adult Pool.  If enough members pledged to 300 
pay for passes, could we open it?  The MD explained that that 301 

option was discussed.  In recent history, we had about 40 members 302 
with passes at about $40 each, which generated less than $1,600 303 

(some members were on a sliding scale).  It costs ten times that 304 
amount to run the pool in maintenance costs, utilities, and 305 

chemicals.  The MD had asked one of the condo associations if 306 
they would be willing to share their pool in exchange for co-307 

funding operating expenses.  This could be an option.  He 308 
suggested she talk to these people and ask if sharing with the 309 
condo association would be appealing to them. 310 

20. Director Rorabaugh asked where funds from the sale of equipment 311 
go.  The MD answered, saying it goes to the account it was funded 312 

by.   313 
21. The MD felt that the Marina project would not happen until the 314 

end of the year.  It is too late into the season to begin now. 315 
22. Director Narsico spoke regarding the MD’s salary, noting that his 316 

hours were cut but the demand increased.  Part of the argument or 317 
discussion needs to be the fact that there is an ethical necessity for 318 
the Association to be paying him for what he is doing.   319 
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23. Director Ashby stated that the MD’s reduction to 1/3 time was 320 

negotiated at the same time as his contract.  He felt that members 321 
of the Board approved the plan with the MD at 1/3 time and 1/3 322 
pay, not commensurate with hours worked as was stated. 323 

24. Discussion continued on the subject of the MD’s salary. 324 
25. Director Houlton reinforced the fact that there had been significant 325 

discussion on Mitch’s salary.  She stated that a few members of the 326 
Finance Committee had approached her, concerned with having 327 
seen MD Waterman working full time while being paid part-time.  328 

She noted that it was in the MD’s discretion to manage the 329 
spending plan based on what the Board approves.  It is 330 
irresponsible for SVCA not to fund a full time General Manager; 331 
the demand is too great.  She noted that his salary is just one 332 
component of the spending plan, and asked the Board to keep in 333 

mind that he has the discretion to use the spending plan as he sees 334 

fit.   335 
26. Director Rorabaugh had concerns about how the plan was 336 

presented.  She felt that the Board had approved a spending plan 337 
under the impression that the time and salary of the MD was to be 338 
reduced.  When Director Houlton went ahead and authorized the 339 

increase, it was unsettling.  She acknowledged that that was not the 340 
intent, but the timing was poor.  She also felt it prudent to have 341 

there be some form of oversight with the MD’s control of the 342 
spending plan.   343 

27. Director Ashby said that this is the first he’s hearing of the salary 344 

increase and he’s the Co-Chair of the Finance Committee.  He 345 
asked the MD about the success of Clean Green.  346 

a. The MD said that there were 17 sales on the first day, 347 
which is halfway to making the venture revenue neutral 348 

(28-30 sales per day is the minimum to achieve this).  If it 349 
doesn’t pay for itself it will be discontinued.   350 

28. Director Ashby agreed with Director Rorabaugh, saying that a 351 
unilateral decision from one Board member sends the wrong 352 

message.  Discussion of the MD’s vacation followed. 353 
vi. President McRoberts addressed multiple concerns she has heard regarding 354 

the MD’s salary amount.  People have been citing various amounts.  She 355 
went to a few HOA managers to find out what they pay according to the 356 
market today.  A large community with a golf course will pay up to 357 

$175,000 because they can’t find qualified help.   358 
1. Mr. Clark Champion, a prior President of the SVCA Board of 359 

Directors and former head of many large communities was present 360 
in the audience.  President McRoberts asked for his input on the 361 
matter. 362 

2. In his experience in the last 3-5 years, salaries for a General 363 
Manager in these kinds of communities have been rapidly 364 
increasing.  He researched several recruitment firms and found that 365 
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similar communities’ average MD salary was between $160,000 366 

and $175,000 as a starting price.  It increases from there.  The 367 
lowest suggestion was $135,000, and that was without the 368 
challenges that are unique to Sudden Valley. 369 

a. Director Ashby asked Mr. Champion if he knew the dues 370 
fees that were being charged to support that kind of a 371 
salary.  Mr. Champion did not know; Director Ashby said 372 
that balance sheets were necessary to be accurate.  Mr. 373 
Champion acknowledged that it was very likely these 374 

communities charged more in dues. 375 
vii. Director Chiarello felt this discussion should have already happened.  The 376 

timing was poor.  She also felt that the position should have been posted.  377 
viii. The MD stated that the position was indeed posted.  Someone was 378 

interviewed but he declined the job, even at a significant salary.  It’s a 379 

difficult environment here and known to be hostile.   380 

ix. Discussion continued. 381 
x. Director Bradley asked about laying off seasonal golf workers. The MD 382 

clarified that he was not laying employees off; rather, their employment 383 
time would be shorter. 384 

xi. Director D’Angelo suggested asking the condo associations if they would 385 

close their pools in favor of everyone using SVCA’s Adult Pool.  The MD 386 
stated he would pose the question to them.  387 

xii. President McRoberts said that the plan is to send this draft Spending Plan 388 
to the Finance Committee.  They will look it over, approve and/or modify 389 
it, and bring it back to the Board at the next BOD meeting. 390 

e. Barn 7 391 
i. Director D’Angelo was concerned with the potential scenario should Barn 392 

7 collapse.  He questioned Sudden Valley’s liability if the Association 393 
knew the extent of the damage, did a tabletop discussion, and 394 

subsequently did nothing about it. 395 
ii. The Emergency Preparedness Committee was reluctant to take any action.  396 

He stated that the Committee would prefer to have nothing to do with it. 397 
iii. Director Rorabaugh explained that she did not feel that running a tabletop 398 

scenario incurs liability – it is just preparation, you’re simply 399 
acknowledging a possible scenario. 400 

iv. Director D’Angelo asked if something could be put up around the Barn to 401 
prohibit entry.  402 

v. Director Shaffner referred to the upcoming Cascadia Rising event, noting 403 

that emergency preparedness as a whole was far better than just focusing 404 
on potential Barn dangers. 405 

vi. Discussion followed on fencing off the Barn for safety reasons. 406 
X. PROPERTY OWNER COMMENTS 407 

a. A property owner spoke to the potential liability of a Barn 7 collapse, stating that 408 
it is too late.  The Board and the community have known for well over a year 409 
about the hazards of Barn 7.  We cannot avoid an allegation that something 410 
should have been done if a collapse does occur. 411 
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XI. ADJOURNMENT 412 

MOTION:  Director Rorabaugh moved to adjourn the meeting.  Director Bauman seconded 413 
the motion and the meeting was adjourned at 9:18 p.m. 414 


