Cole Mill Townes Homeowners Association
Minutes of Annual Meeting
November 26, 2024 — Conducted Via Zoom

Homeowners in Attendance
Bruce Lewis, HOA President and Treasurer
Angie Padget, HOA Board Member
Sharon Terry, HOA Board Member
Valinda Hicks
Chris McLeod
Daryl Teddy
Michelle Pellichero
Jai Bradford & Linda Maynard
Patrick Kelly
Jeannette Porter
Proxies held by Bruce: Bianca Lupan and Phyllis Dalton
Proxies held by Valinda: Mike Mims

Welcome — Bruce Lewis

Quorum
Bruce noted that it takes 7 for a quorum. We had a quorum with 13 homeowners, including 3 proxies.

Budgets: Bruce Presented the Following (see below for the complete 2024 & 2025 budgets)
e 2024 budget with expenditures through 9/31/2023 was sent out in early October

o Operating expenses
- Major tree trimming
— Postponed pressure washing until next year (funds needed for tree trimming)

o Capital maintenance
— Installed leaf guards on all gutters
- Renovated downspout drains — moved above ground
- Postponed new awnings until next year — 2025 (funds needed for leaf guards w/ new vendor)



e 2025 budget & dues — will finish all major deferred maintenance projects by the end of 2025
o Operating expenses
- Repair siding and trim in preparation for painting
— Power wash painted surfaces on buildings and concrete & porches
- Grind stumps and remove bushes between 802/803 parking pads
— Commission a reserve study for summer of 2025 for use in determining the 2026 budget and beyond
o Capital maintenance
— Painting throughout CMT
- New Awnings
— Other, lower priority
= Repair concrete & brick surfaces
= Renovate landscaping
o Dues
- Dues for 2025 will remain the same ($375/mo) as 2024

The Strategic Plan Through 2026 Has Been Revised to Reflect the Information Conveyed in the Budget Presentation (see below)

Discussion

e Bruce made the following points
o Atthe end of 2025 we will have the CMT buildings and grounds in good shape
Will base capital budgets from 2026 forward on the recommendations of the reserve study

o  Will commission an update to the reserve study every 4-5 years; cost to be included in reserve allocations
o To establish our operating budgets, we will continue to utilize incremental budgeting
o Asin the past, annual dues will be determined by our estimated yearly operating and capital costs

e Question by Linda Maynard: will the crepe myrtle tree behind the mail boxes be trimmed this year?
o Answer by Bruce: yes, | will contact our landscape maintenance contractor (Chris Sherron)

CMT Landscape Advisory Committee to Advise on the Landscape Renovation Project Has Been Appointed
e Daryl Teddy
e Janette Porter



Election of Board for 2025
e Covenants require 3-7 members on the board
e Angie & Bruce willing to continue to serve
e Sharon resigning after this year
e Valinda has agreed to join the Board to replace Sharon

® Bruce, Angie and Valinda were elected

Other Business

e None

Meeting Adjourned



Cole Mill Townes
2024 2025 & Budgets

2024 2024 2025
Actual Budget | Budget
INCOME Mo Dues: $375 $375
HOA Dues 103,500 | 103,500
Other Income 0 0
TOTAL INCOME 103,500 | 103,500
Expenditures
OPERATING EXPENSE To 9/30/2024
Maintenance (incl siding/trim repair) 5,328 6,500 12,200
Exterminating 1,100 1,100 1,100
Tree Trimming (incl stump grinding) 6,965 1,375 3,000
Lawn Maintenance 15,295 24,000 24,000
Pine Straw/Mulch 5,535 5,400 5,800
Pressure Washing (concrete/porches) 0 5,771 2,200
Insurance 822 800 875
Management 3,500 4,800 4,800
Water/Storm Water 654 875 965
Electricity 1,099 1,225 1,500
Snow Removal 0 800 800
Legal/Accounting 580 550 625
Reserve Study 3,630
TOTAL OPERATING EXPENSE 40,878 | 53,196 61,495
CAPTIAL MAINTENANCE
Awings 0 9,156 10,080
Gutter Leaf Guards 21,000 16,360 0
Bldg Painting & Pressure Washing 3,200
Reserve 20,000 24,788 28,725
TOTAL CAPTIAL MAINTENANCE 41,000 50,304 42,005
TOTAL ANNUAL BUDGET | 103,500 | 103,500
Dues Components in 2025
Operating Expense $222.81 59.42%
Capital Maintenance $152.19 40.58%
Monthly Dues: $375.00




Cole Mill Townes

Strategic Plan 2021-2026
11/18/2024

Overview

For years the CMT HOA was underfunded due to insufficient dues, the only source of HOA revenue. Consequently, the HOA was
unprepared to meet its obligation to replace the original roofs as they neared the end of their life spans, as well as to undertake
other capital maintenance tasks. In 2019, under the leadership of a new Board, the HOA began to annually increase the dues to fund
this need. In 2021, the HOA Board adopted an aggressive three year plan to complete the roof replacements in a timelier fashion.
The HOA dues were “surged” in 2021, 2022, and 2023 to complete the replacement of all roofs by the end of 2023. During this time
monies were scarce for other needed projects, but replacing the roofs was the top priority. This entire situation highlighted the
need, going forward, for creditable attention to capital maintenance needs and, correspondingly, more realistic budgeting. These
are the primary purposes of this strategic plan.

As noted, this plan calls for all roofs to be replaced by the end of 2023. After that year, the monies in the budget that were
previously allocated to roof replacement will be redirected to address other long neglected capital maintenance and preventive
maintenance needs which were deferred until the roofs were replaced. These include painting, replacing awnings, installing gutter
leaf guards, and renovating the underground drains, among other things. This will occur for two years, 2024 and 2025. By 2026 we
expect to be caught up on all capital maintenance. In 2026 a new approach for CMT reserve budgeting will be implemented, which
will rationally address future long-term capital maintenance needs and costs.

2021
Actions

v' Replace roofs on the 200 and 300 buildings

v" Remove the five Bradford Pear trees on Culpepper & the tree on Blackberry and trim the Bradford Pears at the entrance
v Create a homeowner committee to propose a plan for the replacement of the Bradford Pear trees on Culpepper

v Trim the trees and bushes behind the 800 and 400 buildings

v Repair/replace siding on the dormers with the most need: 1001, 1003 & 801

v Perform basic repairs on decks



v' Clarify policies on decks & privacy fences, and exterior doors to drop HOA responsibility for these items, thus reducing
future demand on dues

v Develop a strategic plan

v Restructure the web pages and populate with all relevant documents (w/o passwords)

Funding and Budget

v Increase dues by $49 per month to pay for new roofs on two buildings
v Increase dues by $29 per month to create an $8,000 deferred maintenance line in the 2021 Operating Budget
2022
Actions
v Replace roofs on the 1000 and 1100 buildings
v' Pressure wash buildings and exterior concrete
v Trim trees hanging over roofs in the worst cases

v Implement the plan proposed by the homeowner committee for the replacement of the Culpepper Bradford Pear trees

Funding and Budget

v Increase dues by $30/month (to $330/mo), to pay for new roofs on two buildings
v' Budget $6,000 for deferred maintenance in the 2022 Operating Budget
2023
Actions
v Replace roofs on two buildings: 400 & 800

v" Trim trees and bushes, as affordable



Funding and Budget

v Increase dues by $35 (to $365/mo), to pay for new roofs on the last two buildings

v Increase the Operating Budget to provide funds in lines that have fallen behind (i.e., pine straw, insurance, water/sewer, tax
preparation, etc.)

v Include a new line in the annual Operating Budget for trimming trees and bushes yearly

v Drop the deferred maintenance line from the Operating Budget

2024
Actions
v’ Undertake extensive tree trimming and removal of problematic trees inside the CMT perimeter
v" Install gutter leaf guards on all structures
v Renovate underground downspout drains

Funding and Budget

v" Increase dues by $10 (to $375/mo), to pay for inflationary increases in the Operating Budget
v Include a new line in the annual Operating Budget for pressure washing every two years

v To fund the actions to start catching up on deferred maintenance this year: use the funds that would have been budgeted
for roof replacement in the reserve account for these expenditures

2025
Actions
e Repair/replace siding and trim, as needed (repairs to doors are homeowner’s responsibility)
e Pressure wash siding and trim
e Paint siding, trim, front porch railings, and doors

e Pressure wash exterior concrete



o Replace awnings

e Commission a reserve study to assess long-term capital maintenance needs, implementation schedules, costs, and the
associated reserve funds required over a multiple year time period

Note: A reserve study is a tool for an HOA to adequately fund their capital reserve account through annual reserve
contributions. A professional engineering firm with expertise in this area will conduct the study. It is important for the
accuracy of the recommendations in the study that the data upon which it is based be as up to date as possible. For this
reason, we will have the study conducted in late summer of 2025 in order to use the results in creating the budget for the
2026 year.

e Consider a project to renovate the CMT landscaping, inside the perimeter & on the berms

e Consider a project to repair concrete & brick horizontal surfaces

e Appoint a CMT Landscape Advisory Committee

Funding and Budget

e To fund the actions to finish catching up on deferred maintenance this year:

o Use the funds that would have been budgeted for roof replacement in the reserve account this year for these
expenditures

o Use the remaining funds left in the reserve account from 2024
2026
Actions
e Complete any deferred maintenance projects left unfinished from 2024 & 2025

Funding and Budget

¢ Implement a new annual budgeting model for operating and capital maintenance expenses

o Operating Budget allocations to be based on the incremental budgeting approach we have been using, to
accommodate annual inflation

o Capital Maintenance / Reserve allocations to be based on the recommendations from the reserve study



