
Plymouth Corners Condominium Association 
Annual Meeting Presentation 

May 11, 2022 
 
Call to Order & Welcome 
 
Introductions - Plymouth Corners Board Members:   
President – Nancy Lawrance/Unit 15, Vice-president – Linda Kowal/Unit 47, Treasurer – Debbie 
Hoffman/Unit 57, Director – Rick Talbot/ Unit 58, Director – Ernie Wallace/Unit 34 

 
Introductions - Herriman & Associates:  Helene Haratsaris, Community Assn Manager & staff 
 
Determination of Quorum- Confirm representation of 35% of eligible co-owners 
 
Meeting Notice Mailings - Mailings on:  April 14, 2022 and April 27, 2022 
 
Approve August 26, 2022 Annual Meeting Minutes- Request motions/call for vote 

 
President’s Report – Non-project Work - The Board before you today commenced in September 

2021.  Here is a review of our work during the last 8 months.   
October 2021 Co-owner Survey – Co-owner response was a success!   Sixty-nine percent of co-

owners completed the survey (50 surveys were returned out of a possible 72 surveys).  The Board plans to 
prepare a survey annually.  If there is something you wish to add to the survey, please advise.     
Herriman & Associates Website – In 2021, Herriman & Associates launched a new website.  The new 

website suffered cyber attacks last year and this year.  In February 2022, you all should have received an 
Email from owner, Dan Herriman, assuring you that your personal information used for monthly 
assessments was not compromised.  However, many website services used by both Board members and all 
co-owners were compromised.  Some co-owner Email addresses were hacked, and Board meeting minutes 
were at various times not available, sometimes for several months.  The Board roster was not current and 
Board only information was not accessible to all Board members.  After this year’s cyber attack, time 
consuming efforts to rebuild information have resulted in financial report delays.  Three weeks ago, the 
Board requested financial consideration towards our monthly administrative fee.   Mr.Herriman’s reply is 
pending. 

Road Maintenance – The road condition of Mill Race Circle is a safety concern.  On-going hot patching 

will be applied, as needed, until Phase II of the Asphalt Road Project can be completed.  Hot patching the 
outer circle is scheduled to commence, weather permitting, this week.   

Lawn Maintenance – Shakespeare Services is our current contractor.  In October 2021, Board members 

conducted a walking tour of the community with Shakespeare Services’ owner to discuss problem areas 
and ways to improve future services.  As a result, Shakespeare Services cleared small dead trees/branches 
in the northwest corner of the complex and straw matted two lawns for no additional fee.  Our 3year lawn 
maintenance contract with Shakespeare Services expires this Fall.  The Board will seek contractor bids for a 
new agreement to begin Spring 2023. 

Tree Maintenance – Wagenshutz is our current contractor for lawn and tree fertilization.   In October 

2021, Board members conducted a walking tour of the community with a Wagenshutz arborist.  Several 
diseased trees were identified, and several trees were noted as having been planted improperly and too 



close to buildings; many trees have girdling roots.  In the months of October and November, six diseased 
trees were removed.  The Board also arranged to have trees and branches cleared along the entire 
westside perimeter fence and the entire south-court perimeter fence to provide needed sunlight for lawn 
growth and to aid in the integrity of the perimeter fence.  In April 2022, the Board took a walking tour with 
two tree trimming contractors, one of which was represented by an arborist who concurred with the 
Wagenshutz arborist’s recommendations.  Bids are pending to remove a few more diseased trees, prune 
some healthy trees for continued health and longevity, and clear branches along the entire southside 
perimeter fence.    

Pond Maintenance – There are several contractors involved in maintaining our pond.  Our sprinkler 

system uses the pond water which saves our Association the expense of using metered water.  In 2020, two 
ground water overflow pumps were damaged by muskrats and repairs were approximately $20K.  If you 
see muskrats in/around the pond, please notify Herriman & Associates.   

Masonry Maintenance – Every Spring, masonry contractors inspect for necessary brick, tuck point, 

sidewalk, porch and step repair.   

Street Light Maintenance – Non-working street lights are a safety concern.  Past, as well as, on-going 

lighting failures will be addressed as needed until a permanent project solution can be obtained.   
Snow Removal Maintenance – Our 3year snow removal contract with Shakespeare Services 

terminated this year.  The Board will seek contractor bids for a new agreement to begin this winter.  

 
President’s Report – Major Projects 
Roof Project – The Board considers our roofs to be of the highest maintenance priority.  The existing 

roofs were replaced in phases, beginning in 2004.  In September 2021, engineers from Roofing Technology 
Associates (RTA) inspected our roofs.  Their report recommended replacing our roofs much sooner than 
anticipated, recommending that our roofs be replaced over the next few years in ranking order of most 
needed.   The project will also include alternates, such as gutter replacement and soffit vent replacement.  
RTA estimated roof replacement to be approximately $45K per building which does not include the 
aforementioned alternates.   
Asphalt Road Project – In 2018, Nowak & Fraus engineers were contracted to provide specifications for 

an asphalt road project for the entire complex.  Phase I of this project was for the inner circle; work began 
in 2019 and was completed in 2020.   In March 2022, Nowak & Fraus estimated the cost to complete Phase 
II (the outer circle), if performed this year, to be $600K. 
Lighting Project – Non-working street lights are a safety concern.  The Board had been optimistically 

looking forward to a project solution from DTE Energy.  Unfortunately, the terms DTE Energy submitted 
were rejected by the Board because the new lighting system would have been a rental agreement.  Bids for 
a new lighting system from other contractors remain outstanding largely due to complex underground 
wiring.  The Board plans to trial solar lighting at the entrance and mailbox areas.  

Perimeter Fence Project –Several trees in our neighbors’ yards have grown into our perimeter fence.  

Broken or missing fence planks are repaired, as needed, by Herriman & Associates.  Branches along the 
westside perimeter fence and the south-court perimeter fence were trimmed in November 2021.  The 
Board plans to also have branches trimmed along the south perimeter fence later this year.    

 
Treasurer’s Report 
Expenses 
The February Financial report was enclosed in your meeting notice package.  Expenses are organized in four 
categories:  Administrative & Insurance, Buildings & Infrastructure, Grounds and Utilities.  The following 
expenses, many of which are contractual, account for 60% of our YTD operating budget:   $19K – Herriman 



& Associates admin fee, $25.5K – Insurance, $20K - Masonry, $33.5K – Snow Removal, $13K – Waste 
Removal, $27.4K Lawn/Grounds, $18.5K – Trees, $16.5 – Pond & Sprinklers, $28K – Water & Sewer  
The remaining 40% of our YTD operating budget accounts for many of the on-going services necessary to 
maintain our community such as audits, legal, DTE, postage, exterminators, building repairs, etc.  Herriman 
and Associates’ workers respond to many co-owner Maintenance Requests; their T&M fee is $55/hour.   

Income 
Our monthly assessments have been raised by 3% every year for the past 8 years.  Approximately 78% of 
our monthly assessments are used for operating expenses and 22% of our monthly assessments 
(approximately $6,225.00/month) are reserved for projects.      
As of February 2022 (note: March & April reports not available due to cyber attack recovery efforts), Total 
Operating Equity is $195,742.60 and Total Reserves Equity is $223,753.44.  By law, a minimum of $100,000 
of reserve funds must be retained in the event of an emergency.   

Funding Projects 
Funding for major projects such as roofs, road and lighting are imminent.  The Board cannot neglect to 
maintain our community; in fact, Management has advised that mortgage lenders are choosing not to 
invest in properties who have neglected maintenance, particularly building maintenance.   
When there are more projects on the horizon than there are reserve funds to pay for those projects, the 
Board must raise monthly assessments and/or issue an Additional assessment.  
In 2021, the Board ordered a Reserve Study; the final report, issued in March 2022, recommends an 
additional assessment of $2,500.00 per unit each year for the next four years.  The results of the October 
2021 co-owner survey indicated that a majority of co-owners were in favor of paying an additional 
assessment at the time that a project is scheduled.   Co-owners will be advised of funding/assessment 
decisions regarding the Roof Project which is proposed to commence this year, with phased completions in 
subsequent years.                                
 

President’s Report - Reminders: 
Parking – Co-owners have minimum of 2 parking spaces:  one in the garage and one in the driveway.  

Some co-owners are fortunate to have a driveway that will accommodate more than one vehicle.  There 
are very limited guest parking spaces in our complex.  There are times when co-owners need to use guest 
parking in order to provide a contractor with entrance to their units through their garages.  Please be 
considerate of your neighbors and your neighbors’ guests by limiting your personal use of guest parking.  
Also, when possible, please avoid street parking which oftentimes damages the lawn and could obstruct 
emergency vehicle passage.      
Courtyards – Please maintain the appearance of your courtyard.  Cement patios and decks should be 

periodically cleaned, power washed and/or stained as needed.  Vegetation inside your courtyard should not 
be overgrown. 
Courtyard Fences – Please maintain the appearance of your courtyard fence.  It should be periodically 

cleaned or power washed to remove grass stains and mold.  Any vegetation surrounding the exterior of 
your fence should not be overgrown. 

Water Usage – Water bills contribute to Association expenses.  Please be vigilant in checking for leaks, 

dripping faucets and running toilets which can add hundreds, even thousands of dollars to our water bills.    

Pets – When taking pets outdoors, they should be leashed and accompanied by an adult.  Always be 

prepared to perform necessary clean-up. 

Modifications (MOD) – Home improvements are welcome!  But . . .                     modifications require 

approval from your Board of Directors.  PLEASE submit a Request for Modification form prior to 
commencing any work.  You can download the form from the Herriman & Associates website, or you can 
call to request and pick-up the form from Herriman & Associates’ office.  Failure to acquire approval for 
your MOD may result in fines and/or removal of part or all of the modification.   



Serving the Association – We encourage all co-owners to take an active interest in our community.  

Every co-owner should consider serving for at least one term on the Board of Directors.   While experience 
in property management-type issues is a plus, the only requirement to serve is that you are a co-owner.   
Our property manager, Helene, has extensive experience and knowledge.  The Board relies on Helene’s 
advice, as well as, other subject matter experts such as legal counsel, engineering firms and various 
contractors prior to authorizing work.  If you have a talent or background that would be of aid to the Board, 
please consider serving on a committee.  If you have a suggestion that would benefit our Association, you 
are welcome to come to a Board meeting; just contact Helene or a Board member to make arrangements.  
Lastly, please stay informed!  Please read the monthly Board of Directors’ meeting minutes; they are 
posted on the Herriman & Associates website.   

 
Recognition of Directors whose terms expire 
 
Election: 
Appointment of two Co-owners as Election Inspectors 
Motion to open/close nominations.   
Nominees will come forward to speak.   
Herriman & Associates’ staff will collect ballots. 

 
Open discussion 
 
Election Results & Welcome New Directors 
 
Adjournment 


