
RITTENHOUSE SQUARE 
Board Meeting Minutes 

From January 20, 2015 
The meeting was called to 
order by Anne Battershell, 
President.  Anne noted that 
the condo Associations 
Annual Meeting will be held 
at 7:00 pm on Thursday, 
January 21.  Ballots for the 
Board member election 
need to be turned in 15 
minutes before the meeting 
begins.  Doris Ballog and 
Dick Henry were absent but 
Anne had their voting 
proxies. 
Anne reviewed the financial 
report noting that even after 
dipping into the reserves, 
we are $26,000 over budget 
all in the buildings category.  
Pest control is ongoing due 
to bats and mice in attics. 
This needs to be 
permanently repaired so the 
pests cannot return.  The 
cost to maintain this 
community is expensive and 
more than we had hoped.   
Nine citizens are tardy on 
their maintenance fees, 
three are 4-6 months behind 
and liens have been placed 
this month.  There is one 
delinquency that is almost 2 
years at $4,700.  We are 
working to collect this 
money.  No questions were 
asked.  The 2016 budget will 
be reviewed at the annual 
meeting.  Committee chairs 
will present their January 
monthly report along with 
their Annual reports at the 
Annual Meeting. 
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Visit our website: 
rittenhousesquarecolumbus.com 

 
NOTES:  
• Trash pickup is on Tuesday 
February 2nd and 9th, then on 
Wednesday February 17th and 24th 

• Recycling pickup is every other 
Thursday, February 11th and 25th 

The Strategic Planning 
committee met last week 
to discuss how to obtain a 
better reserve study, 
which is a crucial 
document for long-term 
planning of maintenance 
for the units and property.  
Linda Thompson will 
participate in an online 
course on 1/21 that 
educates Board members 
on how to prepare for and 
obtain a good reserve 
study. There is a package 
at a cost of $350 to assist 
the Board and Strategic 
Planning committee with 
the tools to prepare the 
necessary and detailed 
information to obtain a 
good reserve study.  
Preparing this information 
will take a good amount of 
time and research.  The 
motion to purchase this 
package was seconded and 
all approved.   
The next item of business 
was the selection of a 
management company.  
Anne reported that after 
thorough evaluation the 
Board members believe 
Case Bowen is the best 
firm to manage our 
Association.  Upon request, 
Anne relayed in detail the 
Board’s process of 
research and selection.  
The Strategic Planning 
committee started with 8 
firms, conducting phone 
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 units.  We have electronic 
data since 2013 and paper 
files prior to 2013. A 
spreadsheet is maintained 
to track which unit, what 
type of maintenance was 
requested, and how the 
issue was resolved.  
The subject of the 5% 
increase in maintenance 
fees vs. a one-time 
assessment of $500 was 
reviewed.  This was 
thoroughly discussed by 
the Board and the final 
decision was that the 
timing was not right for an 
assessment; however an 
assessment may be needed 
in the near future.  Lana 
Momani commented that 
Rittenhouse should do the 
assessment instead of fee 
increase because if we 
continue to increase the 
maintenance fee, it will be 
difficult to sell units.  Some 
of the feedback received 
from other Associations 
was that where 
maintenance fees were not 
high, homeowners were 
assessed frequently.   
Note from Realtor Phil 
Crawford:  Condo units are 
selling well and quickly at 
Rittenhouse Square, even 
units that have had no 
updates have sold.  There 
was an extremely well 
attended open house that 
resulted in a same-day 
purchase offer on a St 
James unit a couple of 
weeks ago. 
There was a vote, 
seconded and approved by 
the Board to move forward 
with Case Bowen.  The 
Board hopes to include 

exit clause specifies 90 
days’ notice without cause, 
and 30 days with cause. 
Questions asked and 
answered:  Case Bowen 
will not manage the 
employees we are keeping 
on the Association’s 
payroll.  The Association’s 
Bookkeeper position will 
be eliminated after the 
transition.  We will retain 
the Clubhouse Manager 
and Chuck, our 
Maintenance Supervisor 
on the Association’s 
payroll.  Anne as President 
will continue to work in 
the Association office, but 
we plan to have much less 
office supplies expense.  
Case Bowen uses US Bank 
and we would move our 
checking/Operations 
account to that bank.  Case 
Bowen advised us that US 
Bank is more experienced 
with Condo Association 
accounts.  We may move 
the reserve account to US 
Bank but Case Bowen will 
not have access to the 
reserves account.  We 
would retain control over 
our accounts, and Case 
Bowen will assist with 
budgets and attend Board 
meetings.  Residents using 
our automatic withdrawal 
plan for maintenance fees 
will not need to change 
anything.   Anne will make 
Case Bowen Bowen’s 
answers to the selection 
criteria available via hard 
copies at the office and on 
the Association website. 
The Association keeps 
historical data on who is 
requesting service to their 

    
    

     
    
      

   

   
   

   
 

   
 
 

    
    

     
    
      

   

   
   

   
 

   
 
 

    
    

     
    
      

   

   
   

   
 

   
 
 

interviews and then 
requesting proposals.  
Anne reviewed the data 
collection sheet 
summarizing the 
questions and services 
needed by Rittenhouse.   
Dun & Bradstreet reports 
were done on the final 3 
firms.  The Board met in 
person with each of the 
final 3 firms, then met 
afterward to discuss each 
firm.  The Board was 
impressed that Case 
Bowen Bowen attended 
their presentation to the 
Board with one of their 
two partners who is also 
the Executive Vice 
President, the Vice 
President of Operations 
and the Property Manager 
who would be assigned to 
Rittenhouse.  The Property 
Manager, Kathi Horvath, 
has been with Case Bowen 
for 5 years and recently 
managed the transition 
from self-management for 
another local large Condo 
Association; the reference 
reported it went smoothly.  
Rittenhouse Board 
members individually 
reviewed the proposals 
and information gleaned 
from the presentations 
then ranked the finalists 
on a list of essential 
criteria.  The Board met as 
a group to review their 
individual 
recommendations.  Case 
Bowen was the first choice 
by each Board member.  
Reference checks have 
been done, and we have a 
sample contract including 
a cancellation clause.  The 
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information about new procedures at 
Rittenhouse needed to transition to the 
management company in the February 
newsletter, if this is not possible the 
information will be in March’s newsletter 
which may be issued early.   
It was noted that 5145 Schulykill is now in 
contract. 
The next Board meeting is scheduled for 
7:30 pm on February 17, 2016. 

Board Meeting Minutes cont. 

President’s Report 
We’ve seen that serving on the Board of a 
self-managed condo community is a job that 
holds a great deal of responsibility and a 
significant time commitment.  It is also a 
challenging role in that our community is 
43 years old, infrastructure is failing and 
211 owners will never agree on what the 
maintenance priorities are.  Our Board 
Members who are not trained in property 
management must obtain the best 
information they can on options, and 
necessarily put a lot of faith in contractors, 
which on occasion has been misplaced.  
Also, the citizens at Rittenhouse Square 
have not been shy about expressing 
disagreement with Board decisions, too 
often in a less than respectful and 
cooperative manner.  This places additional 
stress on Board Members who, for the most 
part, joined the Board with the best of 
intentions and the genuine wish to help 
keep Rittenhouse Square a great place to 
live.  The effects of the time, energy, and 
stress are evident in the many (ten) Board 
resignations we’ve experienced in the last 
three years, with most of these occurring in 
2015.  I am the third President for 2015.  
The Presidency is a very demanding role.  
I’ve discovered that with self-management, 
coupled with the absence of reliable and 
responsible volunteers, that I have needed 
to put in 25-30 hours per week - keeping 
the Board informed of activities, needed 

Annual Reports for 2015 

investigations and actions, along with 
answering inquiries from citizens, banks, 
mortgage companies, title companies, 
vendors and contractors.  Following up on 
more complex maintenance requests, 
working with Chuck to manage priorities, 
take care of needed work while keeping to 
our budget wherever possible.  Supervise 
the activities of our Bookkeeper and 
Clubhouse Manager.  Request bids from 
contractors, review bids, perform some 
oversight to the work of contractors.  
Review invoices and authorize payment.  
Work with our Rules Chair on complaints, 
issue rules violations, write letters and 
make phone calls attempting to resolve 
conflicts.  Organize meetings, prepare for 
meetings and more.   
I understand it is far from ideal to serve as 
both President and Treasurer, and even 
though our bylaws prohibit it, it has been 
necessary in the absence of a citizen willing 
and able to do that essential work and 
shoulder the substantial responsibility; 
likewise with the Operations Chair role.  
One individual carrying this amount of 
responsibility as a volunteer is not 
sustainable, reasonable, or good for the 
Association.  It’s very clear that it is no 
longer feasible for Rittenhouse Square to 
continue as a self-managed community. 
The Board, in concert with the Strategic 
Planning Committee, has put considerable 
time and effort into researching, evaluating, 
and selecting the Property Management 
Company we believe will do the best job 
and be the best fit for our community.  Last 
night, at the January Board Meeting, we 
voted to engage Case-Bowen.  The answers 
to the questions we asked this company 
prior to making the decision, along with 
their references, are available in the Office 
and on our website.  The Board will meet to 
review and insert specific expectations of 
performance into our contract with them.  
Our attorney is also reviewing the contract 
to insure our interests are protected.  The 
contract is for an initial year, to begin in 
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February 2016 when the contract is 
finalized and signed.  Charles “Chuck” 
Douglas will remain our Maintenance 
Supervisor until he retires.  Chuck will 
continue to handle day-to-day maintenance 
for Rittenhouse.  We will have our Property 
Manager assist with more complex tasks 
and major projects like replacing siding and 
fencing. 
Paying for professional management is an 
additional cost on top of our increasing 
costs for labor and materials to maintain 
our property.  We do believe that by 
utilizing the expertise of our new property 
manager we will be able to negotiate 
contracts for better service and possibly for 
less money.  The Board considered and 
discussed the Budget Committee’s 
recommendation of having an assessment 
of $500 per unit.  However, the Board 
instead decided to raise maintenance fees 
5% (adds income of $31,761). 
In order to keep our expenses in line with 
our income for 2016 it will likely be 
necessary to reduce landscaping services; 
for instance: one shrub trimming per year, 
no edging, and mulch application to fewer 
areas.  Also, I believe we can lower the 
amount we write-off for bad debt next year 
– e.g. maintenance fees we are unable to 
collect.  To do this we will have to be 
extremely vigilant, stay on top of delinquent 
accounts, place liens and move to 
foreclosure in a more aggressive way. 
The Board will keep a close watch on 
expenses in the first part of 2016; be 
advised that depending on expenditures 
required, it may still be necessary to have 
an assessment mid-year to replenish our 
reserves fund.  An assessment for the 
purpose of getting our reserves fund up to 
the level advised by our latest reserve study 
(add $92k per year and have $1.5 million by 
2033) does not require owner approval.  
The Board alone may authorize an 
assessment to fund our reserves. 

We will retain the services of our Clubhouse 
Manager, but unless additional volunteers 
come forward, Office open hours will be cut 
to 3 days per week.  Happily most functions 
once done at our office may now be done 
remotely through our web site.  Office 
expenses are very reduced as most 
administrative work will be performed at 
the Management Company Office.  I am 
sorry to report that there isn’t money to 
buy new equipment for the Exercise Room.  
We will survey the residents and owners 
this year to discover how important this 
facility is to us, and also ask for ideas on 
funding the purchase of new equipment, or 
the possibility of inviting cash or material 
donations. 
2016 promises big changes for Rittenhouse.  
The Board intends for them to be positive 
ones.  Living in close community, as we do, 
does require some individual compromise, 
yet we united in our mutual desire to create 
a beautiful well-maintained property.  We 
ask for your support and cooperation to 
that end.   
Anne Battershell 
 
Treasurer’s Report 
Rittenhouse is ending the fiscal year 
February 1, 2015 to January 31, 2016 over 
budget at very close to $30,000. 
Operating Expenses can be seen in detail on 
the January Financial Statement.  Most of 
the unplanned for expense was in the 
Buildings category:  water damage and 
mold accounted for $15,400, plumbing for 
$3,500, Staining for $3,000, Brick repair and 
pointing for $2,500, electrical for $600 and 
pest control for $5,200.  That we are not 
over budget by more is because we were 
under budget in a few of the other 
categories.  Grounds expenses were over 
budget by about $6,500.  The additional 
expense was mostly due to tree trimming 
and removal.  Pool expenses were over 
budget by approximately $4,000. We were 
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required by law to install an expensive 
monitoring device at the back pool.  Street 
and Sidewalk expenses were more than 
originally budgeted but on target with the 
revised planned expenditure covered by 
reserves funds.  Equipment expenses are 
$500 over plan due to replacing the tires on 
the Bobcat.  Administrative expenses 
appear to be over budget only because we 
chose to separate out sales tax expense and 
list it within this category.  Payroll is $3,000 
under due to utilizing less seasonal labor.  
Information Technology is $350 under what 
we budgeted.  Professional Fees are under 
budget by $2,000 because we’ve needed 
less legal and accounting assistance than we 
thought we would.  Utilities are slightly over 
budget by $2,000 because of the expense of 
heating an empty unit; we should recoup 
this money when the unit is sold in 
February through our lien.  The amount of 
bad debt to write off could be lower than 
planned; we will adjust the statement 
accordingly if we are able to be paid these 
delinquent maintenance fees from the 
proceeds after the Sheriff’s Sale.  We needed 
to put $1,330 more than planned into our 
reserves savings account to meet the 10% 
legal requirement.  The over budget amount 
is also offset by funds categorized as 
Miscellaneous Income from Time Warner 
subsidies and a Bureau of Workman’s Comp 
refund. 
Our financial records for 2014 were 
audited; our financial records are in proper 
order.  The audit report is available for 
viewing in the Office.   
Budget for 2016 
Changes from the last budget draft include 
the reduced amounts for Landscaping as 
mentioned in the President’s report.  Also 
revised is the cost for Staining upward to 
reflect the bids coming in and the amount 
for water damage and mold downward to 
reflect available funds. 
Anne Battershell 
 

Operations Report 
At the midpoint of the year this Committee 
consisted of Laura Watkins-Chair, Linda 
Thompson, Chuck Douglas (Maintenance 
Supervisor), Anne Battershell, Louise 
Parsley, and Tisha Smith.  The Committee 
met the second Wednesday of each month. 
The duties of the Operations Committee are 
to oversee the maintenance of the property 
and to advise the Board on major projects 
such as staining, siding replacement, street 
repairs and replacement, and landscaping.  
The Committee reviews all the submitted 
maintenance requests for whether they are 
the Association’s responsibility, priority, 
cost vs budget and whether it will need to 
be done by an outside contractor.  They also 
address issues and concerns about 
performance of contractors and advise the 
Board regarding same.  
51 units were stained a new lighter color 
this year:  5099-5125 Sansom, 1672-1696 
Van Pelt, 1673-1691 St Albans, 5131-5145 
Schuylkill, 5171-5185 Rittenhouse in 
addition to the front of the Clubhouse.  St 
James Ct was completely resurfaced.  
Several drain collars and pot holes were 
also repaired.  Rittenhouse North and St 
Albans were seal coated.   
A larger than typical number of trees were 
removed and trimmed due to storm damage 
Due to ill health Laura Watkins has been 
unable to continue to serve on this 
committee. 
448 total Maintenance Requests 
206 Building 
95 Landscape 
56 Building and Water 
56 Lights/Lampposts 
14 Concrete/asphalt/black top 
10 Animals/Insects 
7 Water 
4 Paint 
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Annual Reports for 2015 continued 

Delancey - 25 total. 
16 building; 2 bldg & water; 3 landscape; 2 
lamps; 1 animal; 1 random 
Moravian - 55 total 
26 building; 4 bldg & water; 10 landscape; 8 
lamps; 2 bats; 1 bees; 2 paint; 1 water; 1 
concrete. 
Ranstead - 66 total 
32 bldg; 7 bldg & water; 13 landscape; 6 
lamp; 2 bees/animals; 1 water; 3 concrete; 
1 paint curb; 1 paint trim. 
Rittenhouse - 13 total 
4 bldg; 1 bldg & water; 7 landscape; 1 lamp 
Sansom - 57 total 
23 bldg; 8 bldg & water; 1 water; 8 
landscape; 16 lamp; 1 concrete 
Schuylkill - 118 total 
48 bldg; 15 bldg & water; 1 water; 3 
animals/critters; 42 landscape; 8 lamps; 1 
concrete. 
St. Albans - 40 total 
13 bldg; 8 bldg & water; 2 water; 1 
concrete; 9 landscape; 6 lamps; 1 bats 
St. James - 45 total 
23 bldg; 8 bldg & water; 1 water; 3 
landscape; 5 lamps; 5 concrete. 
Van Pelt - 30 total 
21 bldg; 3 bldg & water; 2 concrete; 4 lamps 
Maintenance Requests by category  
Mold - 13 
Water in basement - 20 
Gutters cleaned, fixed, attached: 78 
Siding replaced 16 
Sump pump 12 
Shrubs/bushes 28 
Trees/branches/stumps 26 
Foundation 3 
Fence/boards 13 
Roof 6 
Carport 1 
Anne Battershell 

Social Committee Report 

Social activities in 2015 were a St. Patrick’s 
Day dinner, a dog get-together, summer 
cookout, patio tour, and the annual Christmas 
party.  Members are needed to join the Social 
Committee so that there are enough 
volunteers to host successful events.  Becky 
will hold a meeting at the Clubhouse on 
February 24 at 7:00 p.m.  All residents are 
invited to come and join the Social Committee.  
Spring is only weeks away!  Let’s meet to 
discuss and plan some fun activities for 
Rittenhouse Square residents in 2016!  Becky 
can be reached at 614.216.4326 or 
beckyhblackstone@gmail.com 
Becky Blackstone 

Landscape Committee Report 
During the past year with a tremendous 
amount of help from Lana Momani we have 
started an “adopt an area” program having 
residents care for an area of their choosing. 
They weed and care for that area to keep it 
neat and tidy. We want to continue this 
program for the coming year and hopefully 
get more volunteers to help out to get more 
areas covered. Others have helped out but we 
need more people to assist to accomplish that 
objective. Some trees have had to be removed 
and new ones planted to replace them. Tree 
replacement will continue to need to be 
addressed in the future. As well as adding new 
trees or fencing in certain areas can 
potentially help with security.  We want to 
keep our expenses as low as possible yet keep 
our visual appearances up. The Landscape 
Committee also will communicate ideas to our 
landscape care company about improving the 
appearance of other areas that need help to 
keep our grounds looking colorful and cared 
for – attractive to potential buyers and 
ourselves.  We also want to plant more 
annuals and perennials within the complex.  
When the city adds sidewalks along Reed Rd. 
we will probably have to completely re work 
the plants at that entrance.  If we all work 
together we can accomplish great things. 
Steve “Harry” Donnell 
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which may have been perpetrated by 
teenagers from Centennial High School.  
There was an additional report of this on 
12/27 when a Rittenhouse citizen observed 
a few young men lurking in a carport at 
Village Green.    The police were called 
Please stay vigilant and keep your porch 
lights on at night.   We had a police & fire 
safety session in 2015 and can do this again 
in 2016 if desired. 
Tisha Smith 
Clubhouse Report  
Tisha relayed that there are four clubhouse 
rentals currently scheduled in 2016 – 2 in 
May, one in June, and in September.  The 
Clubhouse was rented 24 times in 2015 
with total rental income of $1,800. During 
2015 the carpet and flooring were replaced, 
the kitchen was de-wallpapered and 
painted.  New sofas and ottomans were 
purchased.  This year’s renters were very 
pleased with the updates. 
We will have the new carpet cleaned 
professionally the first few times to make 
sure we get the stains out properly.   
Tisha Smith 
Website Report 
We have 137 users out of 211 units.  Please 
put your pets on the pet directory.  
Clubhouse rental form, complaint forms, 
maintenance request forms, units for sale, 
trash & recycling dates, and block watch are 
located on the site.  If you have not done so 
already, please register on the RSCA 
website. If you have any questions or 
suggestions for the website, please contact 
Tisha.  
2016 Budget 
The 2016 budget was voted on and 
approved.  Lana Momani asked where 
carpet cleaning was listed in the budget.  
It is under Administration and Clubhouse 
within Clubhouse supplies.  
Michelle Keiter asked if the Board would 
please consider moving the dog waste 
station at the end of Delancey St – it is too 
far back into the trees for easy access. 

Carport appearance and parking issues are the 
most common violations at Rittenhouse 
Square.  It is up to all of us to respect our 
neighbors and keep Rittenhouse Square an 
attractive and safe place to live.  By following 
the rules ourselves and also making sure our 
visitors and tenants comply; we set an 
example that encourages our neighbors to also 
be good citizens. 
Summary of Rules Infractions 
Appearance 26 
Maintenance   6 
Parking 11 
   cars towed   3 
Speed complaints   4 
Pet complaints   5 
Trash & Recycling   3 
Unsupervised Children   2 
Disturbance complaints   3 
Steve Burt 
 
Strategic Planning Report 
Creating good records of the components of 
our units, as well as information on our streets 
and common elements has been the focus for 
the committee this year.  In the coming year 
we will start compiling the necessary 
information for our next reserve study to 
ensure it will be accurate and a useful tool for 
projecting what we need to have in our 
reserves fund.  
Linda Thompson attended a webinar on how 
to prepare for a reserve study.  The Board will 
also view this presentation.  Martha Shaw has 
agreed to join the committee. 
Anne Battershell 

Block Watch  
The date and time for our next Block Watch 
meeting will appear in the newsletter for 
March or April.  Residents are asked to keep 
an eye out for your neighbors this winter, and 
if you notice someone has not been seen for a 
while, please check on them.  There were a 
number of car invasion incidents in the Fall 
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Anne noted that the Northwest Civic 
Association will be reviewing their 
recommendations for community 
development standards on January 25 at 
Centennial High School.   There is a survey on 
their website at 
http://northwestcivic.org/what-we-do/ 
where citizens may participate in the plan. 
Board Election Results 
Steve Donnell, Andy Thissen and Louise 
Parsley were elected to the Board for the new 
term. There were a few write-in votes:  Pam 
Kilgus got 5 votes and Lana Momani got 2.  
Pam reminded the assembly that the Board 
still needs to appoint an additional Board 
member to replace Howard Millman.   

Annual Meeting  continued Executive Session  
The purpose of the Executive Session after 
the Annual Meeting is to elect Board officers 
for 2016. 
Anne moved and it was seconded and 
approved to retain the current President, Vice 
President, and Secretary for 2016.  New 
Board member, Andy Thissen, accepted the 
Treasurer position effective 2/1/16.  
Louise Parsley recommended we eliminate 
the choice of write-in votes for Board 
member elections in our bylaws.  This will be 
considered in the next bylaw revision. 
Andy had a suggestion for the ninth Board 
member; he will ask his neighbor and get 
back to us.   
All Board members will review our Directory 
in search of potential Board candidates. 
The Board will meet on Wednesday 1/27 at 
6:30 pm at the Clubhouse to discuss the Case 
Bowen contract. 
 

Maintenance Fees  
Maintenance Fee payment amounts changed as 
of February 1st.  Be sure to pay the new correct 
amount.  The new payment amounts for 2016 
have dollars and cents.  In the past Rittenhouse 
Square chose to keep the maintenance fee 
amounts in whole dollar amounts.  Since RSCA 
bylaws allow for a maximum increase of 5% 
the maintenance fee amounts were rounded 
down so as not to go over 5%.  The Board 
chose to utilize partial dollar amounts to 
collect the full 5%. 
Rittenhouse Square citizens utilizing the 
automatic payment plan (ACH) will have their 
maintenance fee amounts updated for 2016 
by our Bookkeeper.  There is nothing 
individuals need to do to stay current on their 
maintenance fee when they are on the 
automatic payment plan.  To sign up for the 
automatic payment plan simply fill out the 
short form available in the rack by the 
Clubhouse front door, or download the form 
from our website. 

Dog Waste Stations 
The Dog Waste Stations are intended for dog 
waste only.  The containers are not large 
enough to also be used as a general trash 
container.   
It is much appreciated when our citizens pick 
up trash while out walking, but kindly use the 
dumpster on Rittenhouse.  Thank you. 
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