Charon Pines Homeowners Association
Annual Meeting
Tuesday, April 21, 2026
5:00 PM Zoom Meeting  
Minutes


I.Call to Order; Confirm Quorum – Pursuant to timely notice of the meeting having been given, Kiki Zaist,  President, deferred to Carol Cannon, Managing Agent, Bliss Property Management, Inc., to run the meeting. Carol called the meeting to order at 5:05 PM.  Quorum is a majority. Ten unit owners were in attendance via Zoom, so a quorum was met. In attendance were Patty Grady #58, Andrew Carpenter #50, Kiki Zaist #56, Abbie Cobb #62, Lynnette Will #46, Shawn and Ginger Ebbinghaus #44, Mark Rask, Anne and Dick Rask #60, Brent Vaughan #48, Heather Chluda #52, Andrew Delgatti #54.
II. Discussion and Presentation by Red White and Blue Fire Dept – Fire Danger, Fire Mitigation, and Evacuation – Due to the eminent risk of high fire danger this summer with the lack of snowfall, the Charon Pines Board requested the RWB Fire Dept present the mitigation and evacuation plans for Charon Pines, and the Baldy areas at the Annual Meeting. Firefighter Chris Turturici presented these plans to the group. His Powerpoint Slides are attached. The information includes mitigation – fuel reduction zones, evacuation – “go downhill”, structure hardening – keep leaves and pine needles out of gutters, no flammables on or under or around the structure, no grills on decks, etc.,. The Power Point slides further illustrate fire-wise details. Carol explained to Chris that Charon Pines actively performs fire mitigation including no grills or flammables on or under the decks, cut down dead and diseased trees, thin the trees, and weed whack nearby grasses. 
Chris will research if the Sallie Barber trail/road could be an evacuation route if the gates are opened. Carol will confirm with the water department that the nearby fire hydrants were tested (they were damaged and repaired last summer). Chris T recommended that rock/gravel be installed for the first 3-5 feet surrounding the complex. Members asked if short grass surrounding the structure would be sufficient. Chris said 4” max grass would be best. This would be cheaper and cause fewer critters nesting in the rocks. The group discussed more tree mitigation and agreed to have Beetle Kill Guys return to cutdown dead or diseased trees and any trees close to CP or could fall on CP. Members asked if there are insurance discounts for fire mitigation. Chris said they do not, but they are less likely to cancel an HOA actively performing fire mitigation. Everyone thanked Chris for his presentation. 
Carol asked if there were any other questions for Chris. There were none. Chris said members can email mitigation@RWB.org or Chris Turturici cturturici@rwbfire.org with any other questions. 
III. Approve Minutes of the last Annual Meeting – Carol asked if there were any changes to the 2025 Annual Meeting Minutes. There were none. 
Motion made to approve the 2025 CP Annual Meeting minutes. M/S/P Abbie/Andrew C.. Passed
IV.Manager’s Report and Current Financials as of Dec 31, 2025 – Carol presented the 2025 Repairs and Maintenance and the Financials as of December 31, 2025. 
Financials as of 12/31/2025
Operating Account = 	$ 9063
Reserve Account = $45,737
No Units more than one month Past Due

Carol reviewed the recent 2024 Repairs and Replacements and Future Repairs 

Major Repair and Maintenance Items 2023-2025 and Future Repairs

	Year
	Project Description
	Cost
	Project Status

	2023
	Front Deck Waterproofing remaining units
	$ 3120 (#62 still needs to be done)
	Completed 

	2023
	Fire Mitigation – weed whacking
	$ 900
	Completed

	2023
	Fireplace inspections
	$ 2,000
	Completed

	2023
	Roof Replacement
	$89,000 
	Completed

	2023
	Repair back porches, siding, and steps 
	Will get new estimate 
	2025

	2023
	Paint remaining front and back of both buildings, garage doors and all windowsills and trim
	$28,500 
	Completed

	2023
	Driveway sealcoat and crack sealing
	$ 3900
	 Completed

	2024
	Fire Mitigation – weed whacking
	$ 800
	Completed

	2024 
	Heat tape repairs – replace old heat tape #44-#52
	$8840 incl some gutter and downspouts repairs
	Completed 2024

	2024
	Fireplace inspections
	$ 1000
	Completed 2024

	2024
	Cut down trees – fire mitigation
	$4600
	Completed 2024

	2024
	Stain front decks (annually)
	$3200
	Completed 2024 

	2025
	Heat tape repairs – replace old heat tape
	$2000 #56
	2025 Completed

	2025
	Fireplace inspections – 4 gas fireplaces replaced 
	$ 793
	 2025
Completed

	2025
	Fire Mitigation – weed whacking
	$ 800
	2025 Completed 

	2025 
	Repair and repaint back porches, siding, and steps and siding repairs
	$5700
	2025
Completed 

	2025
	Stain front decks (annually)
	Skipping 2025 as a test
	----

	2025 
	Seal coat driveway
	$4540
	2025 complete

	2026 
	Tree blew over by #44 Shawn (owner) cut it up – some roof damage 
	Finish cleaning up tree and roof repair by roof installers $1000
	2026

	2026 
	Stain front decks? 
	$4000
	2026 



Carol and Kiki have been working on signing a lower cost trash and recycle contract with Timberline Trash replacing Waste Management. The County is also mandating that all properties have a recycling receptacle that is half the size of the trash receptacle by October 2026 with a hard deadline of October 2027. Kiki and Carol are working through these details and will keep the membership informed. 

Carol will check fireplace inspection figures in the budget. Overflow costs were due to the WM truck having to return when the driveway was being sealcoated and when there was CP stairs and siding construction happening. Kiki explained that to prevent overage costs, the dumpster lid must be completely closed.

IV. Proposed Operating Budget 2024 Discussion and Vote to Ratify – Carol presented the 2026 Budget and financials as of December 31, 2025 in detail and reminded everyone that the Board has approved the 2026 Budget and financials as presented. The Membership needs to vote to ratify the budget.

Motion to approve the Proposed 2026 Budget and 2024 Financials as presented.   M/S/P / Lynette /Brent. Passed

V.Old Business New Business – Many of the agenda items were already discussed. The following are further discussions of New and Old Business items. 
- New fireplaces - Lynette asked for an update from members who replaced their fireplaces last fall. Brent had to install an electric fireplace due to his chimney not properly venting for a gas fireplace. He likes it “enough” and it does produce good heat. Abbie said all works well now that the 2-week automatic shut off was cancelled and the wall thermostat works better than the remote thermostat. Heather may have to replace her fireplace because it does not seem to be working. It is 5 years old. 
 - Recycling – We will continue to stay up to date on whether trash/recycling companies will pick up glass as part of recycling pick up.
- Recycling dumpster location – The Board will research if the area to the left of the current trash dumpster will be enough space. Carol said both WM and Timberline felt there is enough space. Shawn wants to confirm that the recycling bin will not be to the right or closer to the building. This will hinder his parking. 
- Fire mitigation – Member further discussed trees that need to be cut down, grass needs to stay short, and 3-5 feet fuel reduction surrounding all of Charon Pines. Concrete was suggested. Group agreed that keeping grass short is the most cost effective. 
- Carol will work on having the area along Clubhouse Road cleaned up while maintaining the ditch. Shawn says water does run in the ditch and prevents water and dirt from flowing onto Clubhouse Rd. Perhaps a culvert could be installed. Carol will check with the County since this is their property or their right-of-way. 
- Shawn feels the south facing exterior wall needs to be painted more often than the rest of the building since it is damaged by the sun. 
Carol asked if there was any other New or Old Business. There was none. 
VII.Election of Board of Directors and Officers –Carol asked if anyone would like to be on the Board of Directors. The current 2025 Board is Abbie Cobb, Kiki Zaist, and Andrew Deligatti. Andrew C. also offered to be on the Board if there is a Board member who is not interested. Carol asked again if any other members would like to serve on the Board. All current Board members agreed to serve another 1-year term.   The 2026 Board of Directors is Abbie Cobb, Kiki Zaist and Andrew Delligatti. All thanked the Board for their hard work.   

Motion to have current Board members serve another 1-year term. M/S/P Lynette/Bretr. Passed.

VII.Adjourn -  Adjourn at 6:30 PM 

Respectfully Submitted by:  
Carol Cannon, Managing Agent 	
Bliss Property Management, Inc. 
April 22, 2026
 
