Charter Ridge Homeowners Association
Annual Meeting Minutes
Thursday, September 12, 2024
3:00 PM 

Via Zoom Meeting 
I. Call to Order, Attendance, Quorum

Pursuant to timely notice of the meeting having been given, Danelle Miller (#42), president, called the Annual Meeting to order at 3:00 p.m., September 12, 2024. There were seven owners present via Zoom Meeting: Dan Butt (#62), Julieta and Arthur Knapp (#22), Jim Brody (#40), Alvaro Ancede (#60), Brian Woods (#50), Clint Rivet (#30), Jorge and Rosa Oria (#10), Paul Dodd (#32), Brad Berman (#42) and Paul Dugdale (#52) via proxy. A quorum being present, the Meeting proceeded. 
Also attending was Carol Cannon with Bliss Property Management (BPM). 
II. Approval of Minutes of Last Meeting 
Motion: Clint moved to approve the minutes of the September 7, 2023. Alvaro seconded the motion which passed unanimously. 

III. 2024 Financials and Proposed Budget  – Clint presented the 2024 Financials and Proposed 2025 Budget. 

Clint summarized the financials, and 2025 Proposed Budget as presented in the meeting packet. 

Members asked questions and discussed accrual reversals, P&L line items balances, balance sheet totals, increasing dues or not, and funding the reserve fund and the % it should be funded. Dan added that historically the Charter Reserve Fund had been funded 10% every year based on the 2017 Reserve Replacement Study. All agreed that the Reserve Replacement study needs to be updated. Danelle, Carol and Julieta stated it is important to potential Buyers’ lenders and underwriters that a healthy HOA fund the Reserves at least 10% every year. 
Danelle made a motion to add $10,000 to the 2025 Roof Repair line item in the 2025 Proposed Budget. The group said this requires more discussion and wanted to first hear from Tom Clark, with Turner Morris Roofing regarding Charter Ridge roof replacement. Danelle tabled this discussion to continue after Tom Clark’s roof replacement discussion. 

IV. Roof Replacement Discussion (Guest, Tom Clark, Turner Morris Roofing) 
Tom Clark joined the meeting at 4 pm via Zoom. He shared the most recent Turner Morris (TM ) 2024 Annual Maintenance Inspection Report. He explained Charter Ridge’s underlayment is deteriorating and the roof is on “borrowed time” because it is 31 years old. Julieta would like to see underlayment pictures to see its condition. Julieta and Arthur are roof contractors in FL and specialize in multi-family buildings and their HOA’s.  Julieta said that insurance companies will increase deductibles and quotes with older roofs. And the HOA should set aside the cost of the Roof Deductible in the Reserve Budget. Tom will send roofing repair pictures to Julieta. 
Danelle stated that Julieta is chairing the Charter Ridge Roof Committee. This committee will recommend when and if the roof will be replaced, the type of roof recommended, assemble at least two proposals/bids, , and bring those recommendations to the BOD. Anyone who would like to be on this committee should contact Danelle, Carol or Julieta. Jim Brody asked what the timeline would be if the roof were to be replaced in 2026. Tom said a contract would need to be signed in 2025 with a 20% deposit, 50% at project start, then expect progress payments as the project moves along.  Tom mentioned all their roofs have Class A Fire Rating and TM works with multiple venders and suppliers. 
Danelle asked if there were any other questions for Tom. There were none. Tom left the meeting at 4:30. 
Dan suggested that with the large amount of a roof assessment, the Board would want to do a phased replacement or one or two buildings at a time.  Danelle said the roofing committee can discuss this. Jim, Alvaro and Brad would like to be on the roof committee. Julieta stressed that the HOA does not want to lose their insurance. And, having an old roof could affect the insurance. Danelle added that the Charter Ridge insurance company did say that they do not usually insure roofs that are 31 years old. Arthur estimates the roof would cost about $2000/sf, dependent upon materials used Arthur said he will be talking to CO roofers and suppliers about the Charter Ridge roof. His company is licensed in CO and is not planning on contracting Charter roof, but will if it saves the HOA money. 
Members present thanked Julieta and Arthur for their willingness to assist with the roof replacement project. 

V. Manager’s Report
Danelle asked Carol to present the Manager’s Report before returning to the Financials and 2025 Proposed Budget discussion. Carol summarized the Manager's Report as presented. 

1. Turner Morris Roofing – Performed annual maintenance – caulking, cleaning out gutters and other miscellaneous repairs and heat tape repairs. They will return to continue repairing and replacing broken tiles and other repairs as described in report.  
2. Repaint/stain the front and back deck flooring and railing tops 
3. Stucco repairs throughout complex
4. All weeds and small bushes cut back for fire mitigation in rear of complex
5. Trees trimmed and/or cutdown within 15 feet of building per insurance mandates 
6. Juniper bushes in the front removed – flammable according to fire dept. – to be replaced in the spring, as needed.
7. Irrigation repairs – repaired/ replaced sprinkler heads and installed moisture sensor
8. Trees sprayed for pests and fertilized the roots – had some mites in years past/extra tree root fertilizer
9. Turf fertilizer extra treatments 
10. Ext. stair railings installed between #10 and #20 – per insurance mandates
11. Back flow preventor – annual testing required 
12. Exterior of windows washed annually in the summer 
13. Continuous annual exterior stone replacement and repair, light bulbs changing, etc. 
Brad asked about changing the exterior lights to Dark Sky lights. Carol and Dan explained that there have been past Annual Meeting and Board discussions about this, but the members decided they did not want to change the lights to Dark Sky because they like the existing bright lights. A few years ago, the membership and the Board agreed that Unit #10 could change out their lights to match the entry lights at their expense.  (These were advertised as Dark Sky. However, they are not Dark Sky.)  If the membership had decided they would like #10 new lights and wanted the HOA to replace all the lights then the HOA would work out that Reserve expense and reimburse #10 owner Jorge and Rosa Oria. Dark Sky means all the fixture’s light points downwards so light cannot be seen from above. Clint indicated that some HOAs were being told to move to Dark Sky lights by their roofers.  Carol will ask Tom if Charter will need to change out the lights to Dark Sky during the permitting process for the new roof. Carol and Danelle also said that beginning January 2025, the Town of Breckenridge is mandating all homeowners need to change out their lights to be Dark Sky. The County has not yet followed suit but may require this in the future. [Carol checked with Tom and he is not sure what the County will require next year, because their rules are changing, and the HOA should research this separately.]
Danelle asked if there were any other questions for Carol. There were none. The Financial and Proposed Budget discussion continued. 
Financial and Budget Discussion continued…

Clint discussed reserve funding. Members present agreed that even though there may be a Roof Replacement assessment, the replacement reserve account should still be funded. After further discussion a motion was made. 


Motion: Dan moved to increase the 2025 Roof Repair Budget line item to $5000, increase the Legal and Professional line item to $5000, and fund the Reserve by at least 10%. The Board would then come back with the proposed dues amount and approve the 2025 Proposed Budget, Reserve Replacement Report and Expense Allocation Report. The members can then ratify the reports all via email. Brad seconded the motion which passed unanimously.  
V. Old Business 
Danelle asked if there was any other Old Business. There was none. 
VI. New Business
Danelle asked if there was any New Business. Brad, Dan and Clint offered to work on the financials and 2025 Proposed Budget together. 

Danelle asked if there was any other New Business. There was none. 
VII. Election of Board of Directors
Danelle asked for nominations for the Board of Directors and explained that the Bylaws indicate that 1/3 of the board should rotate each year.  Alvaro had agreed to step down for this year given his longevity on the board. Jim will step down next year. Danelle nominated Julieta to be on the Board, which was approved by all members. 
Everyone thanked Alvaro for his service on the Board.  

Upon motion duly made and seconded, Danelle, Jim, Clint and Julieta were elected Directors.
The newly elected Board will have a Board meeting immediately following this annual meeting to elect its officers. 
VIII. Adjournment

The meeting was adjourned at 5:30.

Respectfully Submitted by:  

Carol Cannon, Managing Agent 


Bliss Property Management, Inc. 

September 13, 2024.
The Board of Directors met immediately following the Annual Meeting and elected the following officers for the 2024 fiscal year:  Danelle Miller —President; Julieta Knapp – Vice President; Clint Rivet —Treasurer; Jim Brody – Secretary.  
###
