
Highland Greens Townhomes 
 

2025 Annual Homeowner Meeting Minutes 

Saturday, August 2, 2025 – 9:00 AM MST 
Virtual via GoToMeeting 

 

HGT Board of Directors 

• Stu Read  

• Lauren Greene  

• Bob Miller  

• Steve Fisher  

• Jason Euler  

 

 

I. Welcome 

• Roll Call; Determine Quorum 

▪ Meeting called to order at 9:05 AM. 

▪ Quorum established with 26 proxies (requirement: 25). 

• Introduction of Board and Management 

• Review and Approval of 2024 Annual Meeting Minutes 

▪ A motion was made to approve the 2024 Annual Meeting Minutes, which was 

seconded and passed. 

 

II. Financial Review 

• Review FY2025 Financials 

▪ Accounts: 

a) Checking: $61,000 

b) Money Market: $9,000 

c) Vanguard Reserves: $1.3 million (earning interest) 

▪ Expenditures & Planning: 

a) 2025–2027: Painting projects ~$100K–$150K annually. 

b) Years 3–6: Major roof repairs (~$2M) and painting ($200K). 

c) Annual dues revenue: ~$200K → ~$1.2M in 6 years. 

▪ Budget Variances: 

a) Roof/repairs: 144% over budget (+$22K) due to severe winter. 

b) Landscaping: 36% over mid-year, but projected $500 under by year-end. 

c) Snow removal costs increased. 

d) Backflow preventer repair: $4,000, moved to reserves. 

e) Trash costs slightly up due to recycling contamination. 

f) Insurance under budget by $5,500 (expected increase later). 

g) Overall: Expenses 3.4% over budget ($532K). 

• FY26 Budget Ratification 

▪ Operating dues projected to increase 6%. 

▪ Key adjustments: 
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a) Repairs/maintenance set at $9K (increased work on heat tape). 

b) Cable: +4% annually → $9,100. 

c) Insurance: Expected +15% (down from initial +28%). 

d) Reserves: +5% → $200K annually (goal: $2.5M over 6 years). 

▪ Dues increase: 5.7% ($724 per unit). 

▪ Budget ratified automatically unless a 51% veto; no vetoes received. 

 

III. Management Report 

• AppFolio Owner Portal 

▪ Contains meeting minutes, governing documents, and payment setup tools. 

▪ Owners directed to contact Jessica Martin (Director of Communications) at 

HOA@aepropertymanagement.com for questions. 

• Shuttle Service 

▪ Contract secured for another year. 

▪ Labor costs typically rise $1/hour annually. 

▪ Shuttle contribution included in administrative expenses. 

• Owner Resources / Communication 

▪ Management reminded owners of proper recycling and trash use to avoid 

contamination fees. 

▪ Noted specific complaint about painting crews leaving trash, which management said 

would be addressed with the contractor. 

 

IV. New/Old Business  

• Insurance Review  

▪ Two years ago, some insurance responsibility shifted from the HOA to owners, 

lowering HOA costs. 

▪ Owners are advised to check their individual policies to ensure they: 

a) Have added the coverage needed after this change. 

b) Include deductible coverage (sometimes called loss assessment 

coverage). 

▪ The board emphasized that proactive owner maintenance (supply lines, shut-offs, 

water sensors) reduces the risk of claims that could increase HOA premiums and 

dues. 

▪ For losses: 

a) Negligence-based (e.g., old supply lines failing): owner’s liability 

insurance covers. 

b) Non-negligent (e.g., manufacturer defect): covered by owner’s standard 

insurance. 

c) If losses exceed the $50K HOA deductible, it can impact HOA 

costs/fees. 

▪ HOA now only covers unfinished drywall after water losses. Owners are responsible 

for flooring, insulation, paint, finishes, etc. 

• Freeze Alarm & Water Shut-Off Policies 

▪ Required in each unit. 



▪ Must have a responsive contact within 30–60 minutes if the alarm triggers. 

▪ Water Shut-Off Policy (newly being refined): 

a) If leaving the unit for 48 hours, water must be shut off. 

b) Many owners already have a manual copper line with a ball valve 

installed. 

▪ Rationale: 

a) Recent water leaks (not from freezing) highlighted risks. 

b) Example: leaks from aging toilet/sink joints caused damage above the 

$50K deductible. 

c) Proactive measures (freeze alarms, water sensors, shut-off valves) are 

meant to reduce insurance claims and save owners money long-term. 

• Roof Ice and Heat Tape - HOAs Approach 

▪ HOA installs in dangerous/common areas; owners are responsible for other areas 

▪ Owners permitted to install additional heat tape privately (recommended contractor: 

Ked Martin Roofing). 

• Landscaping 

▪ Irrigation delayed due to a backflow issue. 

▪ Fire prevention trimming with Alpine Tree this fall. 

▪ Dead tree removal planned. 

• Dark Ski Compliance  

▪ The Town of Breckenridge requires downcast lighting compliance. 

▪ HOA purchased 700 retrofit fixtures. Owners need not act. 

• General Reminders 

▪ Aging Components – Supply Lines, Hot Water Tanks, etc. 

a) Old supply lines (10–12 yrs) and hot water tanks noted as risk. 

b) Owners encouraged to replace aging components. 

▪ Recycling and Trash 

a) Contamination in recycling bins increases costs. 

b) Owners urged to: 

a. Empty recyclables out of bags. 

b. Inform renters and housekeeping staff of rules. 

c) Owner comment: Trash overflow from painting crews noted. HOA 

management will follow up with the painting contractor. 

 

V. Open Forum 

• Short-Term Rental (STR) Complaints 

▪ Owners raised noise concerns related to short-term rentals. 

▪ Management reminded everyone they can: 

▪ Call the Town’s STR hotline. 

▪ Call the police if necessary. 

▪ Contact information is available online by searching the county STR hotline. 

• Breckenridge Water Meter Change-Out Project 

▪ Town is replacing meters with smart meters (track unusual water use). 

▪ Access required to crawl spaces (under stair closets). 



▪ Owners must schedule a 4-hour appointment window; an adult must be present. 

▪ Coordination available with Alpine Edge if owners cannot attend. 

▪ Some owners requested group/block scheduling for convenience—management said 

they would look into it. 

 

VI. Election (Two seats; 3-year Terms) 

• No new nominees. 

• Steve Fisher and Jason Euler re-elected by acclamation to 3-year terms. 

 

VII. Adjournment 

• Meeting adjourned at 10:16 AM. 


