Brown Homestead Owners Association
c/o Full Circle HOA Management

560 Mountain Village Blvd., Suite 102B

Mountain Village, CO 81435

Dear Brown Homestead Owners:

This letter is being sent to you on behalf of your Board of Directors.  As many of you are already aware, the Brown Homestead is facing having to do some major repairs, including new roofs, structural repairs, siding and trim.  There are many reasons why these repairs are needed, which we will try to explain below.

Some work, like new roofs, is necessary because if the work is deferred, the buildings will sustain expensive damage.  For example, the roofs are starting to leak and are presently damaging interiors.  The roofs have far exceeded their lifespan and the association has been spending about $2,500 a year for the last 5 years trying to maintain them.   The sheathing underneath has been rotting, and each year, we take out the stripped screws and put in bigger screws.  But it has reached the point where it is not possible to put in screws that are any bigger, and the sheathing has rotted to the point there is nothing to screw into.  This year, the association has had to pay for damage to a unit interior.  

With a new roof design, we can get a drainage plan to address the ice buildup in front of the breezeways.  A drainage plan would also address the damage from runoff to the buildings along the perimeter.  One proposal is to add a metal skirt around the bottom perimeter of each building.

Other work, like new trim, is necessary because the trim on the buildings is so old it simply will not hold paint.  So any money spent painting is wasted because within 6 months it is peeling again.  Unless the trim is replaced, it will always look shabby.

Other work, like new siding, will eliminate the very expensive ongoing cost of painting.    There is a new siding and trim product that was used at Lulu City.  It is pre-painted at the factory, and in theory, will never need to be painted.  This will save the association about $50 to $75 thousand in painting costs every few years.

There is also a lot of framing that is necessary from a structural and safety point of view.  For example, we have had to rebuild deck walls that were failing and rotted, to the point that people could have fallen through the deck wall.  We are expecting to find this is the case with all the decks, and other structural areas of the buildings.

Many doors and windows are no longer weatherproof, will not even open and close, and have lost their insulation value.  If replaced, they will look good, be functional, and reduce energy use.  

In the last year, outgoing board president Lou Kissling sent the owners a letter sharing the need for this work, and asking for feedback.  Based on that feedback, and the recent well-attended owners meeting, there seems to be strong support for a major project in 2010.  So your new board of directors has made the decision to pursue a remodel plan, which it hopes to put to the owners for a vote in about February of 2010.  The purpose of this letter is to give everyone an idea of the scope, the costs, how the process will work, and the schedule.

Currently, the proposed project scope is:

· New roofs

· Comprehensive drainage plan / eliminate chimneys

· Cover upper decks and add dormers

· Siding replacement with new material and color

· New trim with new paint color

· New windows and doors 

· Window to smaller bedroom in all ground floor units

· Add metal skirt around bottom of building perimeter

· Address snow and ice problems in breezeways and breezeway concrete

· Possible solar 

The board has authorized use of reserve funds for pre-project planning.  This will mostly cover the costs of Michael McAllister Architect to prepare plans and make recommendations.  From these, the BH will be able to prepare a cost estimate and then present a complete proposal to the owners.  The board plans to present its project proposal at a couple or informational owners meetings in January 2010.  At these meeting, the owners will have an opportunity to ask questions and weigh in on the project scope and cost.  Assuming there will some changes based on those meetings, the goal is to ask the owners to vote on the final project scope and cost in February 2010.   The association will issue an RFP and select a contractor through a formal bid process in March.   Work would start in April 2010.

At this time, the project budget we are working with is $1.2 million.  You will have about $150,000 in reserves and painting savings available.  The association is exploring funding the remaining $1,050,000 with a bank loan to the association.  Loan payments (interest and principal), would be a common expense.  The terms of that loan will most likely be:  5-year term, prime plus 3.5%, 1-2 points plus costs, 20 year amortization.  So there would NOT be a big special assessment.  Rather, each unit’s dues would go up next Spring when work starts in order to cover the HOA’s loan repayment.  Once the full $1m loan is in place, the estimated increase in your assessments would be approximately:

Lower Units      $462/mo         $1,386/qtr      $5,544/yr

Upper Units      $622/mo         $1,866/qtr      $7,464/yr

Please feel free to email us or your board with your questions, feedback and input.  We an to keep all of the owners posted via email with relevant information and dates, but please also check your website www.BrownHomestead.com. 

Regards,
Diane Wolfson
 

Full Circle HOA Management
560 Mountain Village Blvd., 102B
Mountain Village, CO 81435
Telephone: (970) 369-1428 x5
Facsimile: (970) 369-1429
Email: Mail@FullCircleHOA.com 
