Charter Ridge Homeowners Association

ANNUAL MEETING

MINUTES

September 4, 2009
4 p.m.
Charter Ridge Unit # 62

I. Call to Order, Attendance, Quorum

Dan Butt, vice-president, called the meeting to order at 4 p.m. (Bob Anderson, president, was not present), September 4, 2009, in Charter Ridge Unit #62. A Quorum, according to the Association by-laws, consists of 25% representation of current owners as determined by actual attendance or proxy.  Kevin Fitzgerald (via conference call), Gayle and John Burrill, Dan Butt and Gary Arnold were present and Shannon Wilson, Jan McDavid, Reid and Mary Lee Paterson, and Robert Shaw (represented by Wayne Brown) were represented by proxy. Thus a quorum was determined. 

Also attending were Carol Cannon with Bliss Property Management (BPM) and Murray Bain with Bain Consulting, Inc. 
II. Approval of Minutes of Last Meeting

Motion: Dan Butt made a motion to approve the minutes of the Sept 2, 2008 annual meeting. Gail Burrill seconded the motion which passed unanimously. 

III. Retaining Wall Discussion 
Dan Butt 
presented the retaining wall discussion and said that after 4 years, it is finally complete and looks great and hopes it lasts 100 years. The HOA is still waiting for final invoice from Devigne Developing, Inc., but estimates the total bill will be $100,000. There were two change-orders for the project once it began, 1) the dirt that was extracted was not suitable to be reused so it had to be hauled off and replaced with new dirt, and 2) numerous repairs to the adjoining timber retaining wall had to be done.  This extra cost added approximately $12,000. 
All who were present thanked Dan profusely for his hard work on this project. 
Wayne Brown asked if the research had been done regarding crack in the bottom level wall in the #22 Anderson unit and is it related to the failing retaining wall. Dan Butt said that an engineer, and two contractors felt this was not related to the retaining wall, but the HOA will repair the drywall crack and paint it so it looks acceptable.  Those who looked at the wall said it was not framed correctly initially and it is not a load-baring wall. 

Wayne Brown agreed that the retaining wall repairs “look great”. 



IV. Manager’s Report 2008-09
 08-09 Maintenance and Repair Items -  

1. Sewage pump repair and replacements = $8,141

2. Heat tape work and roof replacement on #20 and leak repairs #32, 40, 42  = $5,070

3. Varnish entry doors = $3,413

4. Drywall repairs due to roof leaks in units #20, 32, 40 = $4,780

5. Buy extra boiler igniters to have in stock $877 

6. Retaining wall completed $57,410 invoices so far. 

 Recommended Repair Items 
1. Stucco repairs – still waiting for further estimates – current estimate $3500 

2.  Reserve study planning per Dan Butt – future projects for painting, major stucco repair, etc. 

 Current Financials 

1. Financials as of August 31, 2009 (not reconciled) (Fiscal year = October – September) 

-  
Operating Account  = $ 2246

- 
Reserve Fund Money Market = $ 50,157

3. No unit is past due by more than one month. Two units # 32, #42 still owe ½ of assessment and both have verbally said it is coming soon. 

V. Proposed 2009-2010 Budget (October-September Fiscal Year) 

- Cable, trash, water, sewer rates all increased this year.
- Insurance increased to estimated $18,000 for year

Wayne Brown asked if the reserve budget had been established this year. Dan Butt said that that is why Murray Bain is attending the meeting – to discuss the reserve budget for Charter Ridge. 

Wayne Brown suggested having a line item for legal and professional expenses in the HOA budget since the State legislatures are making changes every year to the HOA laws.  It is impossible for the Board to stay in compliance without counsel.  Members present agreed to add this line item to the budget.  
It was decided to wait to approve the budget until the expenses were in for the year and the reserve budget was discussed.  Murray recommends not showing the budget to have a net income.  With the new laws, the IRS does not like to see an HOA “making money”.  
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VI. Discuss Proposed Resolutions to comply with Colorado Law
Dan Butt has been working with Seth Murphy of Richmond, Sprouse and Murphy, L.L.C to have the Charter Ridge HOA governing documents comply with Colorado Common Interest Ownership Act (“CIOA”).  (A copy of each House or Senate Bill is available on their website at www.friscolawyers.com). The resolution was mailed with the meeting announcement. 
Murray Bain suggested the following for “blank” lines or the Responsible Governance Resolutions of the resolution. Policy III, K (page 10) – 2nd violation - $50, 3rd violation - $100 … these amounts are common in other associations. It is important the amounts are a deterrent to violators, but not financially devastating in light of a violation.

Policy III, L (page 11) – I would keep this small, such as $10 or $20 per day. If it adds up over, say 30 days, a court would likely dismiss, or reduce, this aggregated amount, as excessive.

Policy VI, 5ii(a) - $25 to $50 late fee. Again, this should be considered a deterrent to late payers (not an association revenue source).

Policy VI, 5ii(b) – this should be 21%. Your Declarations state that interest “shall” be charged “from the due date at the highest rate allowed by the Act, as may further be amended from time to time.” CCIOA currently sets an upper limit at 21% (§38-33.3-315(2)).

Policy VI, 5iii(a) – at least $50.

Policy VI, 5iv – at least twice the amount of the monthly Dues (perhaps + $100 – this would allow for Dues increases over a few years without having to amend this Policy).

Policy VI, 8 – perhaps $50 to offset the administration time involved.
Motion – Gary Arnold motioned to adapt these Governing Resolutions.  Gail Burrill seconded the motion. There was no discussion and the Resolution was unanimously approved. 
VII. Discuss Reserve Study – handout
Murray Bain with Bain Consultants, Inc. began a discussion regarding the requirements for HOA’s to have a reserve fund set up to comply with the CIOA Act. Charter Ridge has had a money market “reserve” fund set up since 2003, but has never formally set up a reserve study to ensure future repairs and maintenance items will be funded.  HOA’s have been able to do this in the past with assessments, but now the law is exacting for a portion of the dues set up strictly for future repairs. This is due to a history of state-wide large HOA’s not “saving” enough for major repairs, and some owners not paying their assessments.  Fortunately, Charter Ridge has never had a funding problem and members have always paid their dues and assessments and it has had an established money market or “savings” account set up for major repairs. 

Attached is Murray’s spreadsheet which can be used to help guide the HOA on future spending and funding requirements. It can help the HOA anticipate future needs, is a working-plan and should be updated every year. For simplicity, it does not include inflation or interest. The monthly dues and reserve funding are based on square footage (as the membership voted upon in 2002 and the recently approved First Amended Declaration of Covenants states). 

Murray explained that it is usually unacceptable to the membership to increase dues so the reserve budget is “fully-funded”. This usually requires dues to be too high to keep the property marketable. He recommends funding the reserve 40% to 70% depending on the Board of Directors’ comfort level.  According to Murray’s spreadsheet, for the HOA to be fully funded each member would contribute an initial assessment of approximately $2400 and a reserve contribution amount $ 76 to $124 per unit per month (paid in addition to the operating expenses).  Amounts vary depending on the unit. 
Dan Butt opened this up for discussion to ask members about their comfort levels for funding. Gary Arnold and John and Gail Burrill agree that funding the reserves is necessary, but the HOA has just finished a large project which required multiple assessments and feel uncomfortable raising the dues too much. They suggest approximately $50 per month per unit dues contribution and then arrange an assessment later in the 2009-2010 fiscal year – since we just had another assessment. 

Dan Butt said the Board can decide on the budget, but would like to have the opinion of the entire membership. 

VII. New Business
1. Discussion on First Amendment to the Declaration of Covenants, Conditions and Restrictions of Charter Ridge Townhomes – Dan Butt began a discussion regarding the amendment.  Exhibit A that was mailed with the Amendment had the incorrect square footages.   The Board will work with Seth and correct the square footages and resend the Approval and Consent forms to the membership. 
Wayne Brown discussed the amendment which would set up the dues based on the square footage of units and which expenses relate to these. Some expenses are “pass-through” or the same per unit no matter what the size, i.e., cable, trash removal, alarm.  He discussed that the water and sewer should be based on a per unit basis.  (Even though the single-family home is larger, its sewer rates are lower than the duplexes since the Summit County Sanitation District believes duplexes are more likely to be short term rentals than single-family homes).  Recently, two Charter Ridge units had extremely high water usage and expenses due to their toilet flappers drying out and then the toilets were running for weeks even though no one was in the units.  All present agreed that the HOA will pay for a base amount of water and then anything above would be charged to the owner. Dan will work with Seth Murphy on the language.  
2. Pine Beetle Discussion – Wayne Brown began a discussion regarding the HOA’s plans for the Pine Beetle problem.  He said the trees surrounding Charter Ridge will most likely be infected by the beetle, die and there will be a fire.  The members present agreed that they are doing everything possible – spraying, fire mitigation, insurance, etc. The trees that are downhill from Charter Ridge are not on Charter Ridge’s property, but that is most likely where the fire will start. 

IX Election of Board of Directors 




and Offices
The new Board Members are: 

Kevin Fitzgerald, President 
Dan Butt, Vice-President 
Gary Arnold, Secretary Treasurer

Jan McDavid, At-Large
Reid Patterson, At-Large
IV. Adjournment
The meeting was adjourned at 5:45p.m.
Respectfully Submitted by:  

Carol Cannon, Managing Agent 


Bliss Property Management, Inc. 

Enclosed with 2009 Minutes : 

2009 Agenda 
2008 Minutes
2009-2010 Budget/Expense Allocation 
2009 Financials
Murray Bain spreadsheet
First Amendment to Declarations 
August 21, 2009 memo from Richmond, Sprouse and Murphy, LLC
August 2, 2009 memo from Neil-Garing Insurance summarizing HOA insurance policy
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