Hidden Lake Association annual meeting of May 17, 2026. 

The meeting was called to order at 3:04 PM.

Board of Governors members in attendance: Cynthia Porriello, Brian Polak, Sheri Berger, Carolyn Chalifoux, Mary-Beth Russo, Bob Kiehm, Frank Nunes, Jay Cassella, and Heather Edison participating by Zoom.

A motion to waive the reading of the Prior meetings Minutes was made by Victoria Nicholson and seconded by Mary Shea. Motion passed unanimously with the exception of one abstention by Jean Cassella. 
Jean Cassella also noted that Prior meeting Minutes do not make any mention of Old business, she is particularly looking for information about the financial audits. Sheri Berger noted that there are also no reports from the various committees. She noted that on the second page of the April meeting Minutes where it states that Sandra Sobey read the report it should say instead that the report was read by Mary Shea. Jay Cassella noted that all reports are titled with the exception of a report presented by Karin Bullock, who announced the audit committee, the title is missing and should be corrected.

A motion was made by Karin Bullock to accept the minutes of the April meeting as amended, the motion was seconded by Mary Shea. The motion passed unanimously with one abstention by Kate Lancraft. 

The floor was open to general discussion: Jean Cassella raised concerns regarding the budget for Lake preservation having been zeroed out, and the funds placed under beach preservation instead. She takes issue that the BoG voted that funds for Lake preservation cannot be relocated. Keha Esposito raised concerns about the proposed by law section 49B regarding composting. She also indicated that the Aquatic and Wildlife Committee will be doing some research on proper containment for composting processes if that bylaw is voted into adoption. Member Sandy Kiehm raised concerns regarding the HLA Charter is from 1937 and referenced today’s environment of DEI and inclusion. Her question is How is it that in this day and age only one household member can be allowed to vote? She also raised questions about the benefits of potentially switching to Home Rule for our association as she thinks it would be best, though she understands, it will be quite a challenge to pass. 

Tax collector report by Sheri Berger. She read through the full year report for fiscal year 2024/2025 ending on June 30, 2025. She also reviewed the current report and submitted the same for inclusion in our meeting Minutes and for posting on the association website. She noted that there are currently five properties with delinquent taxes, which will be up for issuing of liens in July 2026.

Treasurer’s report presented by Bob Kiehm. He reviewed the budget and banking accounts and provided written reports for the meeting Minutes and for publication on the association website. He went over several line items which were overdrafted, particularly snow removal, which went over by nearly $15,000. Also, property maintenance went over nearly $4,000 due to multiple damage to trees from storms. However, the total budget is still $6,000 under budget overall for the year. We will need a motion later on in this meeting to authorize balancing of the various line items in the budget by reallocating funds.

Bob Kiehm called for a motion that the Hidden Lake Association membership authorize the Treasurer to relocate the available budgeted funds, once spent expenditures in general reserve budget from the fiscal year 2025/2026, as necessary, to complete the closing of the fiscal year and books, and to ensure that all financial obligations and adjustments are properly recorded and to finalize accounting activities in accordance with applicable financial policies, procedures, and generally accepted accounting principles. Jay Cassella issued the motion and Richard Gardner seconded the motion; the motion passed unanimously.

Lake and Dam committee report made by Amber Trembley, she indicated that New and additional committee members are needed and asked for volunteers. The committee continues to review the lake health and conduct water testing. All measurements recently taken were within normal limits. Buoys were installed and erosion blankets have been removed. They will continue with regular water testing. They are also working on beach renovations at the three Association beaches.

Road and drainage committee, Rene Norkin, who was on zoom, was unable to present due to sound issues. Mary-Beth Russo gave the report. There are several members on the committee. They have been out cleaning the culverts and filling potholes. They have sought quotes for chip sealing, the process is ongoing. A dam inspection is needed this Fall, the existing engineer that conducts the dam inspections has not been responding to emails, they will explore finding a new provider if necessary.

Audit committee report presented by Alan Howell, he indicated that there are pending proposed changes to the Audit committee bylaws which he feels is crucial that they be passed. The current process is nearly impossible to comply with due to limited time available to process as the financial records are often incomplete by the time the deadline arrives. The proposed changes would make for the audit to be conducted after the books close. He feels that the existing process is pretty good and it includes appropriate controls, checks and balances, etc. The report presented by Alan Howell for the prior fiscal year was initially introduced as a preliminary report, but it was noted that because the bylaws do not delineate any specific criteria for the report it could just as well be considered the completed report. Alan noted that the current year [2025] audit report is complete and things looked very good. Sheri Berger indicated that she provided the complete tax record books through July 2025 to Alan Howell for auditing as those books have been closed. Karin Bullock inquired as to who exactly is currently on the audit committee, Alan Howell responded that it is currently just himself and Vladimir Dolynuk. Mr. Howell noted that if the proposed amendment passes, the final audit [for 2026] will be presented in October. Mary-Beth Russo indicated that our association attorney has reviewed our bylaws and Charter to make sure that everything is in alignment between the two. The attorney noted that both documents are currently in alignment, and it was also noted that the timelines for the financial audit are only enshrined in the bylaws, not in the Charter.

Bylaw committee report presented by Brian Polak, he indicated that they completed a lot of work in order to update the language in the bylaws and to align said bylaws with various state directives and best practice. They have six bylaws being presented today for a vote by the membership. He listed the committee members. The proposed language changes for the six bylaws was provided to the membership previously and has posted online on the association website.

Aquatic and wildlife committee report presented by Keha Esposito. She noted that there are currently six members on the committee, but they are open to additional members and all are welcome to attend the meetings. She noted that their work is not strictly limited to aquatic wildlife. Their goal is to improve the quality of the lake and its surroundings through education, advocacy, and community building. They have reconstituted three gardens around the lake and have native Seed packets at today’s meeting to distribute for free to association members who want to expand local plantings in the surrounding areas. These seeds will provide plants that foster butterfly, bee and beneficial insect communities around the lake. They are still working to mitigate the Japanese Knotweed in various areas of the lake. It was also noted that we have an association member who is raising nearly 100 Lunar Moths from eggs. They are conducting mapping of our gardens with native pollinator specie’s location. Mary spoke about the efforts with the Bluebird population, she noted that 20 boxes went out to members, and that members need to monitor those for Bluebirds to be successful as other species may try to take over the bird boxes and in the process kill Bluebirds or evict them.  Mary Shea asked that members contact her if they need education or assistance in inspecting these nesting boxes. Phil Porriello spoke up about some concerns he has with the chemicals being used and/or approved by the state for treatment of various weeds in the lakes, he is concerned about the possibility of neurological impacts from these chemicals. Mary-Beth Russo indicated that the Pond and Lake Connection is not using this particular new product. Notices are posted on the website as to which chemicals are being used in areas of the lake and time periods around application times to avoid contact. The chemical in question is used for Hydrilla treatment and we have not needed such treatment and chemical use at our Hidden Lake Association.

Webb and social media committee report provided by Mary Shea. She indicated that there is a new discussion group on our website and asked that members please join. There is also a section specifically for discussions regarding proposed Bylaw amendments as well as other topics of discussion. They have also been logging the meeting minutes and votes taken. She is looking for old pictures of the lake and activities on the lake and requested members submit such to her to create an archive of our history, she will scan those and return the originals to the members. Regarding Facebook, there have been many comments on the goings on at the Lake, comments are checked daily. There is lots of general interest information in this Facebook group as well. 

Septic committee report provided by Charlene Baulski. Our new provider, Vincent Madore of Septic Systems Solutions has been doing a great job cleaning up accumulated sludge and back flushing our septic systems. 25 units were pumped during this fiscal year and 26 units are scheduled for this upcoming fiscal year to start July 1 of 2026. She will be setting up a database on our association website where members can track the schedule and see when they are next due. Anthony Grandazzo, who is the prior chairperson of the septic committee, indicated that he was very pleasantly surprised with the quality of this new provider and feels they are much better than the prior provider. They show great professionalism and are very engaged and hands-on. He has been getting great feedback from the members. He also noted that it is great that this company is local to our community and that they are making efforts to keep prices stable.

President's report was presented by Mary-Beth Russo. She indicated that she feels very supported by the Board of Governors as well as the Association members. She read her letter out loud to all in attendance. She feels her mandate is to strengthen the community and increase engagement, she highlighted several committees and volunteer groups. She encouraged all to engage with social media, the website, and the mobile apps. She reviewed many of our accomplishments and encouraged greater member participation, even if just for planning a social event. She thanked the Board of Governors and everyone who’s contributed so far and continues to contribute.

A motion was made by Amber Trembley to add old business, including final audit reports to today’s agenda. The motion was seconded by Karin Bullock and passed unanimously. 
Jean Cassella questioned why the 2024/2025 audit was not completed by October 2025 as required. It was noted that the audit committee submitted a report, but it was not labeled as a complete and final report but rather a preliminary report due to some missing information. Jay Cassella clarified that the 2023/2024 audit has also not been done and that would mean that there are three years of audits pending, including the 2025/2026 report which needs to be done upon the closing of this fiscal year. Mary-Beth Russo indicated that indeed the audit reports are in for the 2023/2024 fiscal year. She indicated that she will look to put all of that information on the website as soon as possible. She clarified that she was not the president at the time of those audits. Mary-Beth Russo says that the 2023/2024 audit report was indeed presented to the membership. Jay Cassella said that he believes it was not done and that while he was the president it was beyond his ability to force the responsible person to complete the necessary work. He noted that for unknown reasons, the report was not finalized. Mary Shea indicated that she will work on getting all of that information posted on the website. Linda Lamitola made a point that the audit and Budget are information that is of the utmost importance to the membership and she suggested it be followed up with an actual meeting rather than just being posted. Alan Stokke, who was at one point on the Audit committee indicated that he presented the report at the prior annual meeting for the 2023/2024 audit. Alan Howell indicated that the 2024/2025 audit found that one part of the report was fine, but a second part was not able to complete the analysis of the whole thing. He found that the process surrounding contracts was an “absolute fail”, and he feels that some things need changes, he denies that “nothing was done” as was indicated by others, but rather that work needs to be made to wrap things up. Mary-Beth Russo said that at the March 2026 meeting she did read that report and as such that should be included in the minutes of that meeting. Jay Cassella questioned whether or not the minutes of that meeting should be amended to reflect that what was reviewed was the 2023/2024 preliminary audit rather than the final audit. The 2024/2025 audit is in his opinion only preliminary. Mary-Beth Russo noted that the bylaws do not specify exactly what is required to be included in the audit and that is the source of this confusion. Therefore, the audit that was completed for the 2024/2025 fiscal year does indeed meet the requirement as it is currently spelled out. Jay Cassella proposed that we clarify today’s Minutes to indicate that at the 2025 annual meeting, the Minutes of the audit characterization are not clear, but that in reality what was presented did meet the criteria for the requirement. There is no need to vote on these reports/audits. It should also be noted that they were indeed presented for both the 2023/2024 fiscal year as well as the 2024/2025 fiscal years. Mary-Beth Russo has these reports and will post both of them to the website. 

New business: Bob Kiehm proposed the new budget for the 2026/2027 fiscal year. He noted there was a one mill tax increase asked for at last year‘s meeting. This year we can probably decrease the mill rate, however, the Assessment by the Town on the property values is up and so the actual tax amount will not be going down despite this. The proposed budget he is presenting reflects a $16,900 increase from last year‘s budget. He then went over in detail for each line item and the changes to each as well as the reserves on hand. He noted that Lake preservation line item was renamed to Lake Maintenance, and that the Lake Preservation line item had been zeroed out last year.

The floor was open to general discussion and Karin Bullock inquired as to how much money the association has set aside for dam projects in total, she was advised that at this point there is only $5,000 allocated in the budget for the inspection but that any repair work would need to come from reserves. Jean Cassella inquired about Beach Maintenance versus Lake, Preservation fund allocation and again pointed out that historically the Lake preservation fund was never to be changed/eliminated. She feels that the Board of Governors cannot simply change the allocation of those funds without a vote by the membership. Mary-Beth Russo said that it is up to the Board of Governors to present the budget that they are proposing and then it is up to the members to vote on it. Bob Kiehm explained that it was decided a couple years ago to not buy an expensive machine that would be used to cut down weeds, and that once that decision was made last year, that line item was zeroed out. Philip Poriello went over our long history with the dam and it’s maintenance and repairs as well as the geography of the surrounding area which minimize upstream risks he raised the possibility of combining the needs of, and thus the line items, for the various interconnected issues of the damn, the beach, the lake and it’s reserves into one more unified Budget. Anthony Randazzo raised some additional issues regarding the budget and noted that it is his opinion that $8,691 should be added to this year‘s budget from unexpected funds from last year‘s allocation. He questioned why would we increase our upcoming budget if we didn’t spend all the funds allocated for this current year. Bob Kiehm indicated that there are still outstanding bills to come in and be paid before closing out the year and this surplus will significantly decrease as a result. Mr. Grandazo also questioned why are we spending so much money on the beaches? He noted that he is also concerned with the line item change from lake preservation to beach preservation. He noted that after this proposed budget we would only have approximately $30,000 in reserves which are not allocated and he does not feel that is enough for much. Mary-Beth Russo spoke and clarified in greater detail what the beach needs are, she highlighted big ruts and a significantly increased risk of liability due to injuries by members and guests on these beaches. The Lake committee obtain proposals for a three-year plan and she feels that if these issues are not fixed, it will become a recurring problem. Victoria Nicholson expressed significant concern about Hydrilla risks for our lake and noted that certain other lakes in the area are becoming unnavigable due to Hydrilla. Linda Lamitola questioned why we are allocating so much money for office supplies and questioned whether or not there are ways to save money on that particular line item. She also wondered why we budget for items and then we end up not using half of it but then increase the allocation the following year. As it pertains to the beach preservation and maintenance budget she does not feel that there is enough data regarding the total costs involved to allow us to move ahead with that. She feels that the dam maintenance budget was a good decision, she noted that as it pertains to the Snow Removal Budget it is always difficult to predict, how can we know if this year will be as bad as this past winter she feels the only option at this point is to reject the budget as it is presented. Alan Stokke noted that this Budget is requesting a bottom line increase of approximately 38% more over last year. He also thinks we should consider making significant reserves drawdowns, he went over the historical tax basis of the association and how it has increased over the years. He noted very big increases year-over-year and feels that is untenable. Katie Lankraft spoke regarding the beaches, she is a civil engineer and wants to explore other options for the beaches that are more affordable, she knows of many other options off the top of her head that would go beyond reclaiming the sand and creating a retaining barrier. Jim Nicholson also spoke and noted that he doesn’t get why we are focusing so much money on the beaches, he feels that we should eliminate sand altogether and the beach areas should be turned into Lawn instead, he noted that we can have a small sandbox further up for kids to play in.  He feels that trying to maintain sandy beaches with our erosion problems is a losing battle that this erosion has endured for many years without any significant results despite the significant effort involved. Keha Esposito agrees with the idea of turning the beaches into a grassy area and questions what would happen if today’s proposed budget is not approved at this meeting. Bob Kiehm indicated that we would need to then call a special meeting to be scheduled for next month and if the budget is not eventually passed by July 1 of 2026, then the association would not be able to pay any of its bills going forward until the budget is passed. Amber Trembley wanted to clarify that there are currently proposals in place and though they are for approximately $10,000 they cover much more than just a retaining wall and repositioning the sand. Karin Bullock indicated that she would love to have a nice beach and that the erosion at the Shore Dr beach is horrible, one of her guests twisted their ankle there. She feels our taxes are meant to support improvements and she thinks that we need to spend money in order to make the necessary improvements.  Ultimately that is the job of the association. Ron Trembley also spoke and reiterated that the scope of the quotes on hand cover many areas which also include the picnic area.

A vote was held for the approval of the proposed 2026/2027 fiscal year Budget. The results of the vote are as follows. There were 15 votes for the budget and 15 votes against the budget because a 2/3 majority is required, the motion failed. We will need to call a special meeting to vote on the budget in the future.

Discussion was opened on the bylaw amendment, Alan Stokke spoke about the pros and cons and his thoughts regarding section 2, he prefers to receive notice through United States Postal Service, section 5 as well, he feels that paper notices are important. Karin Bullock had comments regarding the composting proposal, she feels that this is not an HOA and she does not want increased oversight by the Board of Governors. The board should focus on its mandate as by the original Charter.  Jean Cassella spoke out regarding section 49. She also does not need increased oversight by the Board of Governors. Linda Lamitola spoke regarding section 2 and indicated that she would like notices to be mailed and posted and feels that section 30 doesn’t say that it will be mailed, she doesn’t understand why that would be because it is important to have.

Votes were held on the six different bylaw amendment proposals. The results are as follows:
A proposal requires a 2/3 majority to pass

Section 2 - 16 for and 11 against- failed
Section 5 - 17 for and 11 against - failed
Section 16C - 23 for and 4 against - passed
Section 30 - 15 for and 13 against - failed 
Section 46 - 23 for and 4 against - passed
Section 49 - 9 for and 18 against - failed

We moved on to Board of Governors nominations and election. For all positions running unopposed, nominees were voted on by a single vote by the recording Secretary

President- Mary-Beth Russo - nominated by Mary Shea and by Linda Lamitola
Vice President - Brian Polak - nominated by Sheri Berger and Bob Keihm
Treasurer - Bob Kiehm - nominated by Jay Cassella and Linda Lamitola
Financial Secretary / tax collector - Sheri Berger nominated by Amber Trembley and Karin Bullock

Recording Secretary - Mary Shea and Linda Lamitola were both nominated by the membership and both declined the nomination.  No viable candidate: the position was left unfilled

3 year board member - 
Karin Bullock was nominated by Amber Trembley 
Nick Gardner was nominated by Brian Polak

A vote was held for the position of 3-year board member, the vote results were:
18 votes for Nick Gardner - elected - 
9 votes for Karin Bullock

Mary-Beth Russo requested that association members email her with any suggestions to improve the budget proposal as soon as possible so that changes can be made in such a way that it is likely to pass at next month's special meeting.  

Amber Trembley made a motion calling for a special meeting for 2026/2027 budget vote to be held on June 14 at a place to be named. The motion was seconded by Mary Shea and passed.

A motion to adjourn was made at 6:04 PM. 

