
COLD SPRING ESTATES HOMEOWNER’S ASSOCIATION 
Minutes of November 10, 2025 Annual Meeting 

The annual meeting was held at the Fairview Avenue School. 
Board members President Sean Bockstie, Vice President 
Terry DiMarco, Treasurer Lori Smith, Secretary Linda Umbrell, 
Ryan Fetterhoff, Janet Phebus and Emmert Warrenfeltz were 
present.  25 were in attendance.


The meeting was called to order by President Sean Bockstie 
at 6:32 p.m. She acknowledged the dedication and hard 
work of the Board members and committee volunteers. She 
asked residents to please consider serving on one of our 
committees: social, welcoming, nominating, architectural and 
grounds and maintenance.


Secretary’s Report 
Linda Umbrell read the minutes of the November 11, 2024 
annual meeting. The minutes were approved as read by Linda 
Hopkins. Wanda Carbaugh seconded and the motion carried.


Treasurer’s Report 
Lori Smith shared the proposed budget for 2026. There was 
discussion about the budget not including resale certificates 
and interest income as income for next year. It will still be 
reported, though our accountant suggested we don’t include 
as a line item in the budget because the amounts are 
variable. These amounts will be used toward our shortfall or 
added at the end of the year. Financial reports for this year 
are on file. If anyone would like to see exact amounts please 
contact Lori or Sean.




President’s Report 
The Board has taken several steps toward improving our 
overall operations and financial stability. One of our key 
accomplishments has been reducing expenses by 
reassessing the service providers we use. By transitioning to 
new companies for insurance and accounting services, we 
have been able to lower our premiums and fees, allowing us 
to allocate funds more effectively for the needs of our 
community.

We have also made meaningful progress in organizing and 
addressing maintenance throughout the common areas, 
including routine upkeep, to ensure our shared spaces 
remain clean, safe and welcoming.

Another significant focus has been strengthening our 
financial processes. Over the past months we have worked to 
clarify our budget, properly ledger and itemize expenses, and 
develop a more accurate picture of our actual operating 
costs. This effort has given us better insight into how funds 
are being used while helping us plan more effectively for 
future needs. 

Lori worked with Board members to put together a standard 
operating procedure (SOP) handbook. This will help new and 
existing Board members fulfill their routine duties effectively.

Sean extends her sincere appreciation to the officers,  
volunteers and committee members who have dedicated 
their time and effort to improve Cold Spring Estates. Their 
commitment has been instrumental in the progress we’ve 
made this year.

She also thanked the residents for their continued support, 
involvement and care of the neighborhood. She looks 
forward to building on this momentum and working together 



to make Cold Spring Estates a community we are proud to 
call home.


Audit Report 
Sean reported that the committee (Terry DiMarco, Janet 
Phebus and Linda Umbrell) met on October 28, 2025. The 
documents were in order and no significant deficiencies 
found.


Grounds Maintenance Report 
Ryan reported that we have stayed within budget on our 
mowing contract which included additional mowing on the 
hill (field) above Golden Spring, plus mowing was very 
consistent this year because of the weather.

A snow removal contract was signed for 2025-26 with AAA 
paving at the same rates as the last several years. 

Crack sealing on private streets is due in 2026.

We walked the grounds several times this year and noticed a 
lot of maintenance that will be needed, such as continued 
tree trimming and cluster mailbox maintenance. There are ten 
cluster boxes that would cost approximately $2200 each to 
replace, so we have accounted for regular maintenance of  
these items in the 2026 budget.

We had a major tree removal/trimming project in the last 30 
days or so. We are scheduled for one more day of work this 
year. Ryan was able to negotiate a lower price from $16,000 
to $11,500.

There are several trees along the private streets that 
homeowners need to trim back from the street. AAA has 
been informed to go around any overhanging trees, so that 
area of the street won’t be plowed. 




Welcoming Committee Report 
Bonita Pflieger explained that new residents are visited and 
given a welcoming packet. They leave the packet at their 
door after a second unsuccessful attempt. Approximately 14 
homes were visited so far this year.


Social Committee Report 
Veryll Bakner reported that 31 residents attended the April 8 
luncheon at the Velvet and $75 was used for prizes and table 
arrangements. The yard sale was held Saturday of Memorial 
Day weekend. The Fall luncheon was held at the Velvet, 21 
people attended and $78 was used for prizes and favors.


Architectural Committee Report 
Emmert reported that in 2025 the Board completed a set of 
Guidelines for the Architectural changes to the exterior of owners’ 
residences.  With the members of the Board changing over time, 
we felt it was necessary to create a set of guidelines to get more 
conformity or commonality to the decisions made by the 
Architectural Control Committee.  Those new Guidelines are 
posted on the CSEHOA.US website under the “more” tab of the 
menu and then with the Architectural Control Committee Request.  
Please review them for information on acceptable changes 
permitted to the exterior of your residence. 

The Guidelines are not all inclusive and I am sure some resident 
will find a request we did not think of, but the guidelines are based 
on many of the common requests seen at this time. 



Most of the time, I can approve or deny a request without having 
the remainder of the The Board review it.  That is where these 
guidelines come into play and make it easier to determine the 
outcome of the request. On other requests, The Board is involved 
in the decision making of the request.  Remember to think of your 
neighbors or adjoining property owners as you plan your projects.  
Do not infringe on their properties or have your changes infringe 
on their property or the characteristics of their property or the 
development.   

Remember to verify with the Borough of Waynesboro Code 
Enforcement Office in Borough Hall to determine whether your 
project may require a Borough permit as well as approval from the 
CSEHOA Architectural Control Committee.  I spoke with Matt 
Schmidt, the current Code Enforcement officer, earlier this year 
and he was not able to give specifics of when a permit is needed.  
Roof replacements typically do not need a permit but if there is 
some structural damage discovered when roof covering is 
removed, that may determine that a permit is needed.  His 
suggestion was to contact the Borough Office first to discuss your 
project.  We do not want your project to violate a Borough 
Regulation or Ordinance and have to be modified or removed 
after completion.  

The total of 27 typical projects reviewed and approved so far in 
2025 include: many plantings and removal of trees, shrubs and 
flower gardens; privacy fencing; shutter and door painting 
(remember these colors should match unless painting the door 
white with any approved color shutters allowed); roof 
replacements; front porch extensions; storage sheds; and window 
replacements.  As you can see from some of these projects, many 



of the homes are aging and typical replacements of the original 
‘as-built’ need maintenance.   

Architectural Control Committee Request forms are available on 
the CSEHOA.US website under the “More” tab, or can be 
requested directly from me. The forms can be returned via US 
Mail to the 165 Douglas Spring Court address, or stuck in my front 
door.   

Nominating Committee 
Linda Umbrell reported that there were no new nominations 
from residents prior to the annual meeting, despite notices in 
the newsletter, minutes and solicitation of residents. There 
were no nominations from the floor. The three members 
whose term is up are willing to serve another 3 year term. 
Those residents are Lori Smith, Janet Phebus and Emmert 
Warrenfeltz. Sean declared the nominees (the current three 
Board members) elected by acclamation.


Questions/Comments 
A resident asked why the cluster boxes haven’t been 
maintained? Ryan explained we are starting to include 
maintenance of the boxes. She also asked if you are 
permitted to cover the electric meters on the house. The 
screen she and her neighbor share is rotting and she would 
like to take it higher to cover the meter. Emmert reminded her 
to submit an architectural form and Denny Carbaugh told her 
not to put something permanent over the meter.

Another resident asked if she is permitted to put a sign in her 
yard if she sells her house privately. Sean said yes. She also 
asked for clarification of the resale certificate.




The last question asked was if we can apply for grants. Sean 
explained we are an LLC, not a non-profit but our accountant 
is looking into it.


Duane Fraver motioned and Linda Hopkins seconded that 
the meeting be adjourned at 7:23 p.m.


Respectfully submitted,

Linda Umbrell, Secretary


Attachments: 

Sign in sheets

Proposed 2026 Budget 

 



