
Powder Ridge “A” Condominium Association

PO Box 904

Breckenridge, CO
ANNUAL MEETING MINUTES

SATURDAY, May 16, 2009
10 a.m.

BRECKENRIDGE RESORT CHAMBER CONFERENCE ROOM
I, II Call to order, Attendance, Quorum – 

Greg Gutzki, Association President, called the meeting to order at 10:00 a.m. on Saturday, May 16, 2009. A Quorum, according to the Association by-laws, consists of simple majority representation of current members as determined by actual attendance or proxy.  Seventeen members were present in attendance or by proxy. 

Proxies 



In Attendance

Kenneth Radtke #211


Ed and Joan Schooley # 206 (by conference call)

Roger Hanson #207 


Matt Kear #106

Pat McShane #209


Jim and Janet Condit #201
Emai Ho #111



Greg Gutzki, #204
Kathy Allison # 208


Jim Pearson #205

Janna Benkelman # 103

Jim Zendejas and Joanne Wheeler # 203
Scott Schepps #110


Sondra Dillon #107

Blair Thorpe #104


Bill Pisinski #101
Paul Veersteeg #109







Carol Cannon from Bliss Property Management (BPM) was also present.  

III 
Approval of Minutes
Motion:  Sondra Dillon moved to approve the minutes of the April 12, 2008  homeowners annual meeting. Jim Pearson seconded the motion, which passed unanimously.
IV
Board of Directors/President’s  Report 
Greg Gutzki, Association President presented this report.  See minutes of the April 11, 2009 Board of Directors meeting.    
V Management Firm’s Report :  
a. General Major Repairs Made in 08-09:

· Repair multiple leaks in garage and unit leaks
$ 2013

· Garage door replacement and repairs
$ 4432 

· Replace concrete skirts

 

$ 4656  

· Repair and replace heat tape 


$ 2147

· Hot tub repairs 
- repairs leaks, replace

manifold




$ 7881 

· Seal driveway and paint lines 


$ 1600

· Remove “snowboard park” and extra

$ 1500

Snow removal on deck 


======






Total 
       $   24,229

b. Recommended Future Repairs : 

· Repair shed roof south east side of building – Greg G to take care of this 
· Exterior trim/siding needs replacement/paint/repair

· Decking membrane – consider replace in near future – bubbles, scrapes and voids  
· Re-tread stairs in indoor stairwells

· Conformity of deck furniture 

· Prior to garage remodel, plaza level and plumbing need major repair so leaks do not occur in garage

c. Financials 

2008-2009: 

Checking account value is currently 
$   5247

· Money Market savings account 
$   28,025
· $50/mth/per unit Reserve Acct
$   19,552
Accounts Receivables : $ 14,829 unit #G-2 is past due by  $11,337. The Board of Directors hired Jim Pearson, Board member and lawyer, (firm in Denver) to attain past due funds from #G-2 unit. Unit #102 is behind by $3231 and has said verbally on May 5, they will be paid in full “by end of the month”. 

Jim Pearson noted that unit #G-2 has paid his firm approximately $ 11,000 and his firm deducted his fees and mailed the check to BPM (BPM had not received check as of 5/16/09).  
All in attendance agreed that a more strict collection process should be followed and all agreed to the following: 

- 2 months behind, begin billing for late fees and finance charges

- 4 months behind, place a lien on property and attorney (Jim Pearson) sends collection letter

- 6 months behind, begin legal action

d. 2009-2010 Proposed Budget: 

 See attached budget and assumption worksheet

Bill Pisinski would like to see an expense line item for the $50/mth reserve fund.  

Jim Zendejas would like to see a detailed report of the maintenance items (attached in minutes).  

Motion: Jim P. made a motion to accept the 2009-2010 budget with the addition of a separate budget expense line item (it is currently just in the Balance Sheet) of $50 per unit per month paid to the reserve account.  And any shortages of operating expenses will be replenished by this reserve account. Owners should be aware that they will be assessed for any reserve shortages. Jim Zendejas seconded the motion, which passed unanimously. 
e. Management Contract Renewal – After a closed session discussion with BPM absent, the management contract was renewed. Jim P. requested BPM’s input on updating the Management contract since it is 10 years old.  It was agreed that BPM would meet with Jim and the Board at a later date for this discussion. 

Presentation and Discussion Regarding Calculation of Dues and Assessments – 
(note Section X, b. from Agenda) 

Janet Condit presented research regarding dues and assessment calculations and notes that the Board is not recommending any changes right now.  
Janet noted that there are two ways to formulate the dues structure – by square footage (larger units pay higher dues) vs. equally responsible (each member pays equal amounts of common expenses).  Currently Powder Ridge larger units do pay slightly more ($34 per month) than the lower units.  Through Janet’s research she found that there is no standard among Associations and that Powder Ridge has a little of both techniques. 
Janet also noted that besides collecting dues to cover our operating expenses, we also collect money to cover replacement of “short-lived” items – these are items that will last less than the building itself, such as painting, shingles, pavement, etc.  In addition, we may collect money for capital improvements – which would change the life of the building – such as a major remodel. It was pointed out that although we have a reserve fund, we have not conducted a formal reserve study. A reserve study would include projected years and estimated costs for the replacement of the “short-lived” items.

There are two different ways to collect money from members – on a monthly basis or by assessments. Right now we are collecting $50 per month per unit for reserves; however our projected remodeling expenses will require additional funds.  So the shortages will be assessed to the members later.  This method keeps our dues lower, which is better for resale potential.  Janet noted that potential buyers look at the monthly dues amount first when buying condominiums. Greg G. also noted that Powder Ridge dues are right on track compared to other Associations in Summit County, considering the HOA pays for heat, cable, electric, water, sewer, etc. Jim P. noted that the Board is not recommending changing the dues structure at this time. 

Motion: Jim P. made a motion that the Board authorizes a fact-finding committee to study reserve expenditures for capital improvements and replacements and how dues and assessments can be formulated. Greg G. seconded the motion which passed unanimously. 
Sondra Dillon, Bill Pisinski, Janet and Jim Condit have volunteered to be on this committee and invite other members to be involved.  
VI Proposed Changes to By-Laws and Declarations
Jim P summarized proposed changes as presented in the meeting packet. 
Motion: After a lengthy discussion, Sondra D made a motion to accept bylaw changes with the following changes:

1. Article IV, paragraph  5 – communications regarding bylaw changes should be via US mail and not email. 

2. Article XI, regarding Enforcement - revise second sentence to include “..to be approved by Members with respect to…”.  Sondra noted this is so the members can have a voice in how rules and regulations are enforced. 

Jim C. seconded the motion which passed unanimously. 

VII Building Committee Report
Greg G. presented the Building Committee report which is also included in the Board Minutes from April 11, 2009 attached.  

At this time the Board recommends replacing the ceiling of the garage and the stair treads into garage with Greg G. as the general contractor.  The cost to redo the entire garage is approximately $95,000.  The cost to replace the ceiling and re-tread stairs (drywall, paint, dropped drywall tiles in ceiling so when plumbing needs to be repaired, the entire section does not need to be drywalled – just a tile would need to be replaced, light fixtures, electrical) is approximately $62,000.  With the cost of the plumbing repair in ceiling as an unknown operating expense prior to the install of the new ceiling. 
The Board feels this will benefit Powder Ridge HOA the most due to negate the increasing drywall expenses incurred each year and for safety and aesthetic reasons (drywall debris falls from ceiling due to constant leaks). 

The Board recommends funding this project with an assessment of $ 1250 per member and use $30,000 of the Reserve Funds. 

Motion: After a lengthy discussion, Jim Zendejas moved to accept this project as presented, the Board should enter into a contract with Greg G. to be the general contractor and fund it by a $1500 per unit assessment (to cover plumbing repair and possible project overruns) and $30,000 from the reserve fund.  Bill P. seconded the motion which was approved by the majority present with two opposed by proxy (Blair Thorpe and Paul Versteeg). Note- Greg G. abstained from voting. 
Hot Tub Discussion – Greg G. discussed the problems with the hot tub.  He supervised its installation in 2004 and has taken it to Parker Spas, who built the tub, originally. Parker said it is the peroxide in the tub that is causing the deterioration of the fittings and jets, and therefore causing the leaks.  The Board is still researching other options but right now is looking at replacing the tub with a simpler tub design and adding a different cleansing system such as a chlorine/bromine system.  Powder Ridge HOA has put in a claim to the insurance company for “Mechanical Breakdown” insurance.  

VIII Election of Board Members 

Motion: Jim Z. made the motion for the current Board of Directors to remain another year.  Jim C. seconded the motion which passed unanimously. The Board is Greg Gutzki, Jim Pearson, Matt Kear, Pat McShane and Janet Condit.  
IX New Business

1. Parking – the current system appears to be working
2. Parking Exchange website – see attached information sheet if interested. 

X New Business 

1. Thermostat Reset Controls – See handout.  Blair Thorpe did a extensive research on the heat and boiler system to lower the HOA gas/heat expenses and presented his ideas to the Board meeting on April 11, 2009.  The Board truly appreciates all the work Blaire did and recommends to all members to install a digital thermostat as presented (attached).  They do not want to add the heat sensor system to the boiler at this time because the boiler is very old, but works well, and they do not want to add or change anything about the boiler without more research.  They do not want to experiment with a new system on an old boiler.   

 XI Work Day – June 13, 2009, 9 am to noon is Work Day (with pizza and drinks on the plaza level) with a Board of Directors meeting following lunch at 1:00 pm in unit #205. 
XII Adjournment – 
The meeting was adjourned at 1:00. 

Respectfully Submitted on May 22, 2009,  

Carol Cannon, Managing Agent

Powder Ridge Condominium Association
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