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Bridge City, property managers 




                                                  Kate Dormer, account manager
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August Minutes
Board of Directors’ Meeting 

Thurs, Aug 24, 2017 6:00 PM
ALL HOMEOWNERS ARE ENCOURAGED TO ATTEND

Thank you to Bob & Lori March

Victor Viets memorial plaque donated by the Marches.  Thank you!

Board Members Present:  Steve Alexander, Donna Hempstead (Landscape/Maintenance), Hazel Larpenteur (Insurance), Sean Penrith (Chair/Treasurer), Amy Welch (Secretary/Maintenance).
Homeowners Present:  Debra Alexander (Reserve Budget), Sally Anderson (Landscape), Sarah Warnick & Ian Ray (#405).
Amy Welch, recording secretary.
Call to Order:  Sean Penrith called the meeting to order at 6:04 PM.
Board Minutes – minutes posted on website www.hbcondos.org  

Steve Alexander moved and Sean Penrith seconded to approve the July minutes.  Meeting with Lillian Parker on Sunday, Aug 27, not Aug 22 as per July minutes.
YES  5   NO 0  
Treasurer’s Report for the month of July, 2017

August 24, 2017

Balance Sheet a.o. 7/31/17

1. Cash account closed out higher at $51,491 compared to $50,046 for the month before. 

2. Total Assets increased to $201,742 from $200,259 the previous month.

3. Owner prepayments closed at $16,890, slightly lower than the $17,451 figure for the previous month

4. General Reserve funds totaled $151,251 in line with the $150,213 the month before.

5. Total Capital stood slightly higher at $34,601 compared to $32,594 for the previous month.
Cash Flow Statement for the Month
1. Total Operating Income for the month came in at $9,341. Note that since Noah uses cash accounting instead of the accrual method, there can be variances due to timing of dues payment.

2. The Association’s Total Operating Expense for the month was $7,293 compared to $10,713 for the month before. 

3. Net Operating Income for the month came in at $2,020, higher than the -$286.07 the month before. 
Budget Comparison YTD (note actuals are compared against the approved 2017 budget figures)

1. Actual Total Income for Jan-July period was $90,303, higher than the budgeted figure of $72,681 due to the added $18,151 Reserve Contribution figure, but in line when considering the $72,634 dues income to budget.

2. 4000 – Landscaping expense came in lower than budget at $17,961 compared to forecast figure of $20,139.

3. 4200 – Maintenance expense came in higher at $13,400 compared to budget of $12,142. This was due $2,200 expense incurred in Property Maintenance (Terry Arnold, post, deck and fence repairs).

4. 5000 – Utilities came in lower than budget at $16,676 compared to budget estimate of $20,489.

5. 6000 – Administration fees came in lower at $9,894 compared to budget of $19,853 (second insurance payment due in second half of the year still).

6. Total Operating Expense totaled (excluding the Transfer to Reserve Account) came in at $57,887, lower than the forecasted figure of $72,663.

7. Net Operating Income (NOI) as per the financial statement for the period came in at $13,158 compared to budgeted amount of $18.35

RESERVE BUDGET posted on website, or request document from Welch.
August 24th 2017

Re: Reserve Budget Recommendation

Earlier in the month, Debra and I made a recommendation on how to move forward with planning for the upgrade of our Reserve elements. We pointed out that despite reserve contributions, we run into a deficit beginning in 2020. We moved the membrane decks expenditure to 2018 with the assumption that it is late in the season to complete this year and that we will work now on planning for the deck work for 2018. We will have to deal with any membrane leaks between now and then on an ad hoc basis.

You will also note a high tab in 2020 with multiple items originally planned for that year. In order to spread that $200,000 out, we proposed to shift items accordingly so that we avoid a deficit position. To update the reserve budget appropriately, Debra and I proposed the following:

1) We task David Nelson to review the reserve budget and plan with us so that he can scope and price out the reserve budget items that need attention in the next 5 years. We update the budget with those numbers accordingly. The thinking here is that he would be able to take the G/C role in overseeing these upgrades.

2) We then decide whether we should shift items around so they are appropriately grouped. For example, we have asphalt overlay in 2020. But, existing concrete curbs must be removed before the new asphalt overlay is added and then new curbs added on top of the new overlay.  This means the overlay and the curbs must be added in the same year. So perhaps we should group that with sidewalk repair too.
We may also want to group fence renewal, fence painting, and garage siding & painting in the same year.
3) With figures and grouping revisited and reflected in an updated Reserve Budget, we can better make a recommendation to the board on how best to manage our Reserve Plan activities for the next 5 years.
A concern was raised over costs to have Nelson do this for us. It was suggested that we consider reviewing costs for just two years instead of five due to the variability of pricing. The intent of obtaining pricing was to narrow in on the current guestimates used in many place in the Reserve budget to allow for prioritizing of the needed work. It is not meant to be the securing of binding bid estimates. Given Nelson’s experiences in the construction trades, I believed he would be well suited to help us map out markers for pricing.
My concern over addressing simply the next two years would have us determine (~$89,400) costs for:

a) Sidewalk repair
b) Balcony Membrane Decks
c) Wood Decks (only 4 units have original decks, all downstairs 4-plex units)
This approach would leave us somewhat in the dark in terms of how to prioritize and budget for these items that have an impact on Reserves.
a) Siding Detached Garages
b) Flat Membrane Roof & Drainage Repair
c) Flat Torch-Down Roof
d) Asphalt Overlay
e) Concrete Curbs
f) Landscaping – Replacement Trees & Sprinkler System 
g) Siding & Fence Painting
h) River Pump
i) Fence Renewal
I recommend to the board we review all items that span the 5 years and engage Nelson for his help.
After discussion:

Steve Alexander, Donna Hempstead and Kari Dapp to work with David Nelson to gather basic cost estimates to help with the Reserve budget.
MAINTENANCE Donna Hempstead & Amy Welch
David Nelson, hired 2 days each month for maintenance repairs at $400 per month
TO DO

1.  Caulk and paint all cap rails
2.  #419 – repair fence interior patio

3.  Pressure wash curbs & sidewalks 

4.  #407 – Stupak bayside deck – replace small rotten boards

5.  #419-421 street side address sign – repair

Welch to contact Brumbaugh regarding:  cover gas line under stairs.  Brumbaugh exterior entry lights – Karen asked to check with her contractor to see if there is electricity to the lights
LANDSCAPE – Sally Anderson & Donna Hempstead
General trimming; applied for tree permit to remove tree outside #419.  

Steve to prune dogwood away from 4-plex, east end.
INSURANCE – Hazel Larpenteur
No claims.  Hazel will request a packet of insurance info from Serena Ma at State Farm, Jay Puppo agency.
Red Zone –Sean Penrith & Amy Welch
Contract reviewed by Stoel, Rives.  Enstrom now reviewing, and will add timeline and costs.
OLD BUSINESS
Property management

Noah-Bridge City:  is $5,400/per year ($450/mo).
Meeting with Lillian Parker on Sunday, Aug 27
Assign address for HBCondos mailbox on Tomahawk Is Dr – no word to date from Kenton station
Amy to follow-up

Sean Penrith moved and Amy Welch seconded to move accounting for Hayden Bay Condos from Bridge City Community Management (formerly Noah & Associates) to Lillian Parker.  Kate Dormer at Bridge City has been notified; Sean Pickel agreed to the move, effective October 1, 2017.  The decision is to remain with Columbia Bank; Sean, Amy and Lillian to be signers on the account.  Removed will be Victor Viets (deceased) and Sean Pickel.
YES  5   NO 0     
NEW BUSINESS

None noted
Meeting adjourned at 6:47 PM
YES  5     NO  0  

August 6th 2017
Re: Reserve Budget Recommendation

Good morning members of the board,

Debra and I met today to discuss the reserve budget planning. As you can see from the excerpt below (p.2), despite reserve contributions, we run into a deficit beginning in 2020. You will note that in this reserve budget scenario we have moved the membrane decks expenditure to 2018 with the assumption that it is late in the season to complete this year and that we will work now on planning for the deck work for 2018. We will have to deal with any membrane leaks between now and then on an ad hoc basis.

You will also note a high tab in 2020 with multiple items originally planned for that year. In order to spread that $200,000 out, we propose to shift items accordingly so that we avoid a deficit position. To update the reserve budget appropriately, Debra and I propose the following:

1) We task David Nelson to review the reserve budget and plan with us so that he can scope and price out the reserve budget items that need attention in the next 5 years. We update the budget with those numbers accordingly. The thinking here is that he would be able to take the G/C role in overseeing these upgrades.

2) We then decide whether we should shift items around so they are appropriately grouped. For example, we have asphalt overlay in 2020. But, existing concrete curbs must be removed before the new asphalt overlay is added and then new curbs added on top of the new overlay.  This means the overlay and the curbs must be added in the same year. So perhaps we should group that with sidewalk repair too.

We may also want to group fence renewal, fence painting, and garage siding & painting in the same year.
3) With figures and grouping revisited and reflected in an updated Reserve Budget, we can better make a recommendation to the board on how best to manage our Reserve Plan activities for the next 5 years.
If the board is in favor, we can engage Nelson to help us collect this data with a view of discussing as a board at the September or October board meeting.

Please let Debra and I know your thoughts on this approach.

Sean Penrith
HBC, Chair & Treasurer
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