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FROM THE  CHAIR  

OF THE  
BOARD OF TRUSTEES 
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Now that the Annual Meeting is over, 

it is time to look forward to 2012. We 

now have a first class property 

management team from The 

Dartmouth Group and a Board of 

Trustees ready to keep Quail Run in 

the forefront of area condominium 

associations.  

 

Residents attending the meeting heard 

that we achieved our third annual 

operating surplus while not only 

maintaining our property but also 

effecting a number of improvements 

and absorbing unexpected Halloween 

storm costs of at least $6,000. The 2% 

(Continued on page 2) 
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I would like to take this opportunity 

to thank all unit owners for their 

presence in person or via proxy at 

this yearôs annual meeting.  A total 

of 69.77 percent of beneficial 

interest was represented and I 

enjoyed meeting and speaking with 

a number of unit owners.  As your 

portfolio manager, I was 

encouraged to see the level of 

interest and participation at the 

meeting.   A lot of valuable 

information was presented, 

questions were addressed and ideas 

were exchanged.  Overall, I thought 

the meeting went very smoothly 

(Continued on page 3) 
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monthly charge increase for next year relates strictly 

to our continuing need to boost reserves. 

 

You will see the Trusteesô annual meeting 

presentation elsewhere in this issue so, rather than 

repeat the details, I will take this opportunity to 

share my thoughts regarding several issues raised by 

residents at the meeting. 

 

Seventy-six percent of residents now have online 

access to our web site, SenEarthco and broadcast     

e-mail. While we still post e-mails of general 

interest on the mailbox area bulletin board, residents 

without e-mail capability are missing out on the vast 

array of available current electronic information. At 

least 8 residents at the annual meeting volunteered 

to assist older residents both with getting on line or 

by printing out items of interest. 

 

The majority of attendees favored a change to our 

holiday lighting guidelines so that colored lights will 

be permitted. The Trustees must approve any 

common area lighting displays and that approval 

may be withdrawn if the installation becomes a 

concern. Dianne Shalkey made an excellent 

presentation of the rationale for this change and the 

subsequent sense of the meeting show of hands 

convinced the Trustees that there was strong 

community support for tasteful colored light 

displays. 

 

Several residents also argued for the return of the 

paper-recycling barrel at the mail box area which 

was removed several months ago as residents and 

visitors were disposing of household trash and other 

objectionable debris in significant quantities. This 

created unnecessary extra work for Fred and the 

removal eliminated a community nuisance. As one 

resident described his perceived ñhardshipò of 

having to bring his mail home for sorting and 

disposal, the vision in my own mind of our hard 

working Maintenance Supervisor dealing with this 

problem each week overshadowed the perceived 

ñhardshipò. Nevertheless, the Trustees will 

(Continued from page 1) 

 reconsider this issue if there is broad community 

support as was demonstrated regarding holiday 

lighting policies 

 

Another resident asked the Trustees to consider 

adding a speed bump at the crest of the main 

roadway hill near the entrance to Saw Mill brook. 

Given the long history of speed bump debate, it is 

doubtful that there would be significant 

community support here but the Trustees stand 

ready to respond to the will of. a broad cross 

section of residents on any issue affecting our 

constituents. In any event, please obey our speed 

limit and show respect for your neighbors and 

governing rules. 

 

Other residents expressed concern over our current 

policies regarding use of visitor spaces. The 

Trustees do believe that unrestricted use of these 

spaces will leave visitors and overnight guests 

without parking. To accommodate several 

residents who have to reposition cars early in the 

morning, we did offer to permit them unrestricted 

use for what we considered to be a modest 

monthly fee. So far there have been no takers. We 

are certainly willing to revisit this whole issue 

again if there is a reasonable display of broad 

based resident interest. 

 

While there were few resident comments at the 

meeting regarding wooden windows, I know this is 

a concern of those who have not yet installed vinyl 

replacements. 

 

There is no immediate need for residents to make 

the change unless there are developing safety or 

appearance issues but the Trust is no longer 

willing to paint the exterior sills due to 

deteriorated condition. Fortunately, these windows 

are already framed with weather resistant materials 

that do not require painting. Our Handbook 

provides guidance for the replacement process. 

 

As a final note, we will be revisiting our list of 

(Continued on page 3) 



Page 3 Volume 9, No. 4, December 2011 

 

water heaters which must be replaced every 10 

years. Past experience has confirmed the wisdom 

of this policy due to significant insurance claims 

for water damage in adjacent units. Old heaters 

also begin to smell as internal components 

deteriorate. 

 

I trust that residents will perform their 

obligations willingly so that we do not have to 

levy fines and spend the time that was necessary 

several years ago. It is possible, however, if you 

have a water heater in a basement location where 

water outflow will only affect your unit, to 

request a waiver from The Dartmouth Group for 

the replacement requirement. 

 

Submitted by Richard Clarke, Chair 

 

(Continued from page 2) 

and for those Patriot fans, like me, we were home in 

time to watch the second half trouncing of the 

Kansas City Chiefs. 

 

As we near the end of the fall season, exterior work 

to common to areas will be completed with a fall 

clean up and gutters being cleaned out.  In 

preparation of the winter season Vanaria and Sonôs 

is prepared for snow removal if and when necessary.  

At this time, I ask for all residentsô patience, 

understanding and cooperation as we work through 

the 2011/2012 winter season.  Hopefully, Mother 

Nature will have more compassion this year for the 

Woburn area than last year. 

 

With this season come the holidays beginning with 

Thanksgiving Day and ending with New Yearôs 

Day.   I wish you, your family and friends a very 

happy, joyous and safe holiday season.           

 

 

Submitted by Steve Marx, Quail Run Portfolio 

Manager, The Dartmouth Group 

(Continued from page 1) 

Comment  from Jim Stento,   

Vice President, Controller,  

The Dartmouth Group, who   

presented the TDG report   

at our Annual Meeting: 

 

Dick - congratulations to you and 

the Board on an excellent annual 

meeting. The unit owners need to go 

to some other annual meetings we 

have to see how lucky they are to 

have such a hard working Board.  

The Board continues to amaze me as 

to the level of details (and amount of 

details) you are involved in, aware 

of and knowledgeable about.  As 

you  said, there is a very good team 

in place at QRC and it shows. 
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THE QUAIL RUN ANNUAL MEETING  
 

The Quail Run Annual Meeting was held at the First 

Congregational Church at 322 Main Street in 

Woburn on November 21, 2011. The meeting began  

at 7 p.m.  

 

Trustee Walt Howe introduced the board members 

and members of the Dartmouth Group.  He 

acknowledged that Trustee Joe Fitzsimmons  was 

unable to be present  but was with us in spirit..   

 

Agenda 

1. Welcome & Roll Call & Trustee Elections 

2. Proof of Notice of Meeting (mailings, emails, 

mailbox notice, phone calls) 

3. Approval of the Minutes of Nov. 2010 Meeting  

4. Trustee Election 

5. Reports of the Chair and Board of Trustees 

ǒ 2011 Accomplishments & 2012 Goals 

ǒ Window Replacements 

ǒ Decks & Railings 

ǒ Holiday Decorations 

ǒ Unit Owner Responsibilities 

5. Reports of Special Committees 

ǒ Landscape Committee 

ǒ Finance Committee 

ǒ Communications Committee 

6. Report of The Dartmouth Group 

7. Friends of Mary Cummings Park Update 

8. Unfinished Business from Prior Meetings (none 

identified) 

9. New Business / Open Discussion 

10. Adjournment 

 

Minutes of the 2010 Annual Meeting were approved 

as published in the  December 2010 Quail Runner. 

 

Richard Clarke and Walt Howe were both re-elected 

by acclamation.  

 

20101Accomplishments included: 

ǒ Refurbished front entrance 

ǒ Water heater replacement program 

ǒ Expanded termite control systems 

ǒ Drilled new VBW well 

ǒ Repaired 9 KM and 9DG water damage 

ǒ Investigated potential for future water 

damage 

ǒ Purchased maintenance vehicle 

ǒ Further web site upgrades 

ǒ Added 6 residences to e-mail distribution 

ǒ Completed repainting SMB, MG, KM,DG 

railings 

ǒ Completed front entrance painting at all 

clusters except SMB, KM 

ǒ Finalized specifications for weather 

resistant decking and railings 

ǒ Implemented monthly financial spread 

sheets 

ǒ Completed landscaping JG drainage project 

ǒ Repaired 2 trash structures 

ǒ Power washed JG and part of SMB using 

own equipment 

ǒ Upgraded property management, legal and 

accounting resources 

ǒ Expect modest 2010 operating surplus 

against budget even after accelerating 2011 

items 

 

2011 Goals Amended or Deferred 

ǒ MG and mailbox area drainage still work 

in progress 

ǒ Additional car port doors 

ǒ Replaced SMB, KM, JG and DG deck top 

rails 

ǒ Market conditions not favorable for 

increased returns on investments 

ǒ Revisions to condominium documents, as 

required 

 

2012 Goals  

ǒ Finalize specs for weather resistant railing 

materials 

ǒ Complete MG and mailbox area drainage 

work 

ǒ Complete 2012 repaving planning (added 

granite curbing) 
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ǒ Install further termite systems 

ǒ Consider Noblin reserve study update 

ǒ Finish repainting entrances at SMB and KM 

ǒ Get more residents on email distribution 

ǒ Refurbish additional SMB trash area 

ǒ Initiate installation of protective housing for 

electrical boxes 

ǒ Install more visible unit numbers 

ǒ Trustee inspections as part of the 6D process 

ǒ Install additional carport garage doors 

ǒ Additional revisions to condominium documents 

ǒ More hands-on volunteers needed 

ǒ Improve return on invested funds 

 

Window Replacements 

ǒ Two decks replaced with weather resistant 

materials 

ǒ VBW mahogany decking remains a burden on 

both owners and the Trust 

ǒ Weather resistant railings now approved for 

VBW 

ǒ Rebate program reaffirmed 

 

Decks and Railings 

ǒ Two decks replaced with weather resistant 

materials 

ǒ VBW mahogany decking remains a burden on 

both owners and the Trust 

ǒ Weather resistant railings now approved for 

VBW 

ǒ Rebate program reaffirmed 

 

Holiday Decorations 

ǒ Trustees must approve any plans for visible 

larger trees being lighted which are not 

foundation plantings and are a significant 

distance from the sponsors unit.  

ǒ Current policy is to keep foundation plantings 

that are lighted within reasonable bounds with 

white or clear lights. Lighted trees to the rear of 

any unit and less visible from our roadways are 

of less concern but still require Trustee approval. 

Window lights: white or clear bulbs approved.  

Typical entryway and window decorations 

approved. All year end holiday common area 

decorations must be removed no later than 

January 10, 2011. 

ǒ See New Business for discussion of changes 

requested at Meeting    

 

Unit Owner Responsibilities 

ǒ Unit Maintenance Responsibilities include: Hot 

water heater monitoring and replacement, Dryer 

vent and HVAC duct cleaning, Replace washing 

machine hoses with metal mesh covered hoses, 

and Deck repair replacement, and maintenance 

(discussed earlier). 

ǒ Unit Owner Vigilance: Please report suspicious 

activity and conservation area violations to police. 

Report plow and other damage promptly to TDG 

ǒ Unit Owner Common Area Maintenance 

Responsibilities: Get prior approval from Trustees 

for changes to common area (patios, landscaping), 

pets. Keep common area clean, Follow trash and 

recycling rules.  Follow noise guidelines.  Follow 

parking rules. Refer to Handbook for any 

questions. 

 

Who to Ask for What 
ǒ Work Requests go to The Dartmouth Group (ñTDGò), not 

maintenance personnel or Trustees 

ǒ When you will be away for a prolonged period, give keys to 

trusted neighbor and inform TDG who has keys for 

emergency access 

ǒ Please be courteous to TDG and its representatives. Refer 

complaints, comments & suggestions to Trustees 

 

Why cold weather preparation is so important: 
ǒ You can cause damage to neighborsô homes as well as your 

own! 

ǒ We had flooding in past years due to frozen pipes. That 

caused increased insurance premium. We must be pro-

active to prevent recurrence. 

 

Preparations when leaving during Winter 

ǒ Turn off water at meter  

ǒ Open water spigots to drain pipes 

ǒ Close valves outdoor faucets, but leave faucets 

open 

ǒ Turn off power to electric water heater; reduce 

temperature on gas water heater to vacation 

setting  

ǒ Turn off washing machine valves 

ǒ Turn off built-in humidifier 

ǒ Leave thermostat set no lower than 58o 
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ǒ Consider installing temperature signaling 

device to indicate low temperature  

ǒ Consider hiring plumber if you are not 

comfortable doing these steps 

 

What to do When Going Away 

ǒ Ask a neighbor or relative to check your unit 

weekly 

ǒ Notify TDG with contact information for 

yourself and for the person checking your 

unit 

ǒ As a general suggestion it is a good idea to 

shut off unit water whenever you are away 

overnight or longer, regardless of the season.  

 

Committee reports were given for the 

Landscaping Committee, Finance Committee, 

and Communications Committee 

 

 

Landscaping Committee  

Chair: Dick Clarke (Interim) 

Committee Members: Florence Fitzsimmons, 

Bonnie Holmes, Eleanor Maskell, Vin Murphy, 

Margo Valega 

 

Landscaping Committee 2011Achievements 
ǒ Refurbished front entrance plantings 

ǒ Extensive tree and brush work 

ǒ Removed DG planter box 

ǒ Replanted JG banking with carpet juniper 

ǒ Implemented tree and perennial farm concept 

ǒ Bush replacement program and stump removal 

 

Landscaping Goals 2012 

ǒ Continue front entrance improvements 

ǒ Replant barren flower beds and banks* 

 Roadway to KM/MG a priority 

ǒ Expand irrigation systems* 

ǒ Begin removal of large overhanging trees at 

DG & SMB 

ǒ Plant October Glory red maples in selected 

areas 

ǒ Remove excess overgrowth along grass 

borders* 

ǒ Carried over from 2010 goals 

 
Finance Committee 

As in past years, the committee reviewed 2010 

expenditures, reviewed & modified 2011 

budget, reviewed Reserve adequacy, &  

recommended 2011 final budget and 

assessment approval. Financial details are 

available to unit owners. 

 

Finance Committee Members:  

Bob Waehler; Dick Clarke (Liaison with 

Trustees), Ray Kenney, Tom Kent, Hope 

Tillman 

 

Budget Highlights 

ǒ Expect to be under 2010 budget overall 

ǒ Expanded termite control stations 

ǒ Offset by 2010 contingency reserve of 

$10,000 

ǒ Achieved savings by moving projects in-

house 

ǒ Other savings in administrative expense, tree 

work, and other areas 

 

Budget For 2012:  

ǒ 2% increase in fees for additional reserve 

contribution  

ǒ Contingency Reserve maintained at $10,000 

ǒ Expect significant savings if additional 

residents get online for both communications 

and payments 

 

Reserve Adequacy 

Major foreseeable projects for next 10 years 

include :  

Repaving and Tennis court resurfacing. Since 

2010 reserve charges are now expected to 

exceed the amount allocated, the 2% increase 

to reserves is needed. Continued operating 

savings have helped us in not increasing the 

2011 operating budget.  

 

Communications Committee 
There are a variety of communications vehicles 

for residents to stay up to date:  SenEarthCoôs 

website, the Quail Run website (with its 

calendar, members only section, etc.) and the 

quarterly Quail Runner.  Of most importance is 



Volume 9, No. 4, December  2011  
Page 7 

the Handbook which is a living document.  The most 

current version is always available on the website. 

See the date on the front page.  

 

Residents who wish a joint email for the SenEarthCo 

site are encouraged to contact 

webmaster@quailruncondo.org to have a 

quailruncondo.org email address set up so that  they 

can give a single email to SenEarthCo and receive 

broadcast emails to multiple family email addresses. 

  

Please sign up for email; contribute news, articles, 

pictures, ideas to  The Quail Runner; suggest content 

for the website; and add your contact information to 

the website directory. 

 

Thank you to the volunteers 

Without their support we would not be able to do all 

that we do 

Joel Alpert 

Richard Clarke 

Lydia DôAndrea 

Jack Deasy 

Bob Dever 

Arthur Downing 

Joe Fitzsimmons 

Walt Howe 

Peter Kelleher 

Ray Kenney 

Susan Zeller-Kent 

 

Report of The Dartmouth Group 

Jim Stento gave the report.  He described the 

financial performance for 2011 and compared the 

approved budget for 2012 to the  projected budget 

for 2011.  He showed pie charts reflecting the 

allocation of the current yearôs budget and  projected 

allocation for 2012. Finally he showed a chart 

showing the common area fee increases since 2000.  

(See on this page and in the meeting minutes.) 

 

Friends of Mary Cummings Park Update 

Steven Keleti updated the group on the activities of 

the Friends of Mary Cummings Park and encouraged 

residents to contribute and participate.  

New Business / Open Discussion 

 

Diana Shalkey made an impassioned 

presentation to allow resident to use tasteful 

colored lights to decorate for the holidays and 

the majority of the audience agreed. [The Board 

will take this request under advisement and 

issued revised holiday decoration guidelines 

allowing tasteful colored lights.]  

 

Susan Zeller-Kent requested the return of the 

speed bump at the top of the hill to prevent 

residents and visitors from speeding.  

 

A resident requested the return of the recycling 

barrel at the mailbox.   

 

A resident raised the issue of access to 

communications by residents who do not have 

email.  Residents were encouraged to  get email 

addresses.  A number of residents signed up to 

help out fellow residents who do not have email  

by sharing communications. For those who wish 

this support, please contact Hope Tillman  for 

this list.  

 

Adjournment  

 

The meeting adjourned at 9:00 p.m. Board 

members remained to be available to residents to 

discuss any  concerns.  

 

The meeting minutes as a separate document are 

available on the website in the Residents-Only 

section.  

Tom Kent 

Eleanor Maskell 

Vin Murphy 

Dave Roberts 

Gerard Ross 

Joel Seidman 

Dan Serieka 

Hope Tillman 

Margo Valega 

Bob Waehler 

Common Area Fees 
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OCTOBER SNOW DAMAGE  










