
 

ELK RIDGE TOWNHOME ASSOCIATION 

ANNUAL HOMEOWNERS MEETING 

September 17, 2022 

 

 

I. CALL TO ORDER 

The meeting was called to order at 10:00 a.m. via videoconference. 

 

Board members participating were:   

 Chad Trease, President, #406    Paul Orban, Treasurer, #436  

 Lisa Rogers, Director, #434    Larry Lilly, Director, #416 

 Garren Riechel, Director, #428 

 

Owners participating were:  

 Talia Assi, #418     Dan Nordlander, #430 

 Julie & Phil Kazimier, #432    Ty Rogers, #434 

 

Representing Blue River Property Management was Rich Holcroft. Erika Krainz of Summit 

Management Resources transcribed the minutes from recording. 

 

II. PROOF OF NOTICE & DETERMINATION OF QUORUM 

Notice of the meeting was sent and posted in accordance with the Bylaws. With owners 

represented in person or by proxy a quorum was confirmed. 

 

III. REVIEW/APPROVE PREVIOUS MEETING MINUTES 

Motion: Larry Lilly moved to approve the minutes of the September 18, 2021 Annual Meeting 

as presented. Chad Trease seconded and the motion carried. 

 

IV. MANAGER REPORT 

 Rich Holcroft reviewed completed projects: 

1. The heat tape is all on HOA panels and is turned on in the fall and turned off in the 

spring.  

2. The gutters are new but will need to be cleaned in the fall to remove leaves.  

3. Window washing was completed August 15th – 17th.  

4. The east unit fire sprinkler system was inspected on August 29th.  

5. The monitored fire alarm system was inspected yesterday.  

 

Reminders: 

1. Owners are asked to have their gas fireplaces inspected periodically. 

2. Dryer vents should be cleaned periodically.  

3. Smoke and carbon monoxide detectors should be changed annually.  

4. Replacement keycards for the pool can be obtained from Woodwinds.  

5. The costs for internet, trash, common area electric for heat tape, pool and insurance are 

included in the dues.  

6. All governing documents are posted on the website.   
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V. FINANCIAL REVIEW 

 

A. Year-to-Date Financials 

As of August 31, 2022, there was $21,124 in Operating and $69,605 in the Alpine 

money market Reserve. Total Checking and Savings was $90,729. Accounts Receivable 

was $72,570 for the Special Assessment.  

 

Total Expenses were $12,628 (11%) favorable to budget. There were savings in Roof 

Snow Removal ($5,412), Fire System Maintenance ($3,730) and Repairs and 

Maintenance ($4,402). Electricity was $1,743 unfavorable to budget. Most of the 

electricity usage is for the roof heat tape.  

 

The only Reserve expense this year was roof replacement ($429,008), but there is 

another $67,000 remaining to be paid. The roof replacement expense will end up about 

$65,000 - $70,000 over budget.  

 

Action Item: Rich Holcroft will forward the Neils Lunceford landscaping contract to 

the Board.  

 

 B. 2022/2023 Budget Ratification/Vote 

The budget as drafted included no change to Operating dues and a $2,000 increase to 

the Reserve contribution. There were increases to the line items for Electricity ($2,000), 

Trash ($850), Landscaping and Grounds ($500) and Insurance ($1,300) and a decrease 

to Roof & Equipment Snow Removal ($7,000) due to the new roof.  

 

The Reserve balance is projected to be $91,026 at the end of the current year with the 

current roofing project total being $67,224. Expenses for the coming year are projected 

to be $12,000 for siding repairs, $4,020 for the fire sprinkler five-year testing and 

$92,000 for exterior staining. The 2022/2023 projected year-end balance is $21,000. 

There are potential Special Assessments in four and nine years.  

  

Owner comments addressed the following: 

1. Given the large upcoming Reserve expenses for the driveway and decks, it 

might be prudent to start increasing assessments now to build the Reserve 

balance rather than waiting. Rich Holcroft noted that the membership decision in 

previous years was to keep the dues the same and to pay for large expenses 

through Special Assessment.  

2. There was a suggestion to levy a $5,000/owner Special Assessment every year 

for the foreseeable future rather than raising dues. If the decision is made to fund 

future projects in this way, owners should be given advance notice of the 

upcoming assessments.  

3. There was a suggestion to consider eliminating cable/internet as an Association 

expense and having owners do some of the landscaping as cost saving measures. 

Chad Trease said assigning responsibilities for maintenance of the complex to 

owners would likely require an amendment to the Declarations.  

4. It was noted that window replacement should be done at the same time as the 

siding. Windows are an individual owner responsibility and expense.  
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5. The Reserve Study is about ten years old and the Board has budgeted for an 

update.  

 

Motion: Paul Orban moved to approve the 2022/2023 Budget as presented. Chad 

Trease seconded and the motion carried. 

 

VI. OLD BUSINESS 

 

 A. Roof Replacement 

The project is taking longer than expected and there have been some unforeseen 

challenges. There is a new inspector for the Town who came on mid-project and has 

implemented about ten additional requirements. Change orders included snow guard for 

two units that was not in place previously (required by the Town) and matching cedar 

fascia around the flat roof. The heat tape is taking longer than projected and is costing 

more. There is also a $14,000 additional expense for upgrading the breakers to 240V 

and to expand a house panel. The Association will be responsible for about $10,000 of 

that expense due to a $4,000 credit. The estimated total cost is $496,531 but there are 

still some outstanding invoices. The electricians need to finish 406 – 412 and 414 - 418. 

Once the heat tape is connected, the inspection can be done.  

 

VII. NEW BUSINESS 

 

 A. Building Re-Stain 

  The building is scheduled for re-staining next year.  

 

 B. Deck Maintenance Responsibilities 

There are some issues with the front side deck posts rotting, heaving of the east side 

walkways and the driveway. Since they are all connected, they will need to be done at 

the same time in the next four to six years. The Board has budgeted $15,000 next year 

to hire a designer to provide options to update the decks. It would make sense to address 

the back decks at the same time, which are an individual owner responsibility and 

expense. 

 

C. Other 

1. Heat Tape – There have been issues with ice dams, which should be resolved by 

the heat tape. Rich Holcroft said the roofer provided the design for installation 

so it is covered under the roofing project and their warranty. New water shield 

was added as part of the roofing project, which should help significantly to 

reduce leaks. It is likely, however, that ice dams will continue to form because 

no additional insulation was added under the roof.  

2. Property Management – Blue River Property Management has given 90-day 

notice of termination of the contract, mainly due to challenges with hiring staff.  

 

VIII. OPEN DISCUSSION 

 Phil Kazimier thanked Rich and Trish Holcroft for their services and the Board for their work.  
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IX. ELECTION OF BOARD OF DIRECTORS 

The term of Paul Orban expired and he was willing to run for re-election. Chad Trease was 

resigning with a term expiring in 2024. Talia Assi self-nominated from the floor. Dan 

Norlander indicated he would be willing to serve if needed.  

 

Motion: Garren Riechel moved to elect Talia Assi and Dan Nordlander to the Board. Lisa 

Rogers seconded and the motion carried.  

 

X. NEXT ANNUAL MEETING DATE 

Motion: Lisa Rogers moved to schedule the next Annual Meeting for September 16, 2023 at 

10:00 a.m. The motion was seconded and carried.  

 

XI. ADJOURNMENT 

 Motion: Chad Trease moved to adjourn at 11:34 a.m. 

 

 

 


