
Park East Square Homeowners Association Meeting Minutes:  November 8, 2022 
 
Call to order   7:00 p.m. via Zoom 
 
In Attendance 

• Board (a quorum was present) 
Lois Bennett, Mark Liebendorfer, Kevin Bush, Therese Spears.  Proxy from Karen Fassler provided to Lois 
Bennett. 

• Staff 
Jon Ray Gardner, HOA Manager  Bonnie Skilton, Bookkeeper 

• Owners/Others 
Dave Longenecker, Christiane Audi-Sammoury, Mark Hageman, Martin Walter, Glori Gessell, Arika 
Virapongse & Mario Estabelini, Michael Slaughter, Bill Gibson & Chris Manuel 

 
Actions taken without a meeting for inclusion in meeting minutes 
• 4340A Fence completion – Approved 11/1/22 with 3 votes in favor, 2 abstentions. 
 
Member Issues & Questions 
• Christiane: Asked to keep question until later in the meeting. 
• Mark Hageman: Concerns about hiring management team. In his experience they take a lot of money, but 

BOD can usually do things at a far lower cost. Hasn’t seen anything about monthly dues. If the increase is 
over 5% BOD will need approval from a quorum of the community. Happy with Jon Ray’s work. PESHA has 
gone 40 years without a management company.   

• Jon Ray noted people will be able to ask questions or express concerns before a vote.   

Maintenance Report 
• Sewer issues (4160C as an example) & water leak issues (4202C as an example).  Owners should check their 

crawl spaces! 
o Had an issue with a sewer line that corroded in a line from a C-unit that feeds into a B-unit. Note the 

HOA is only responsible for lines serving more than one unit.  B-unit and C-unit had to resolve repair 
between themselves.  

o Had water leak on HOA main line that is the HOA’s responsibility.  Had to shut off water to whole cluster 
to repair. 

o Recommend everyone check their crawlspaces on a regular basis. 
• Working on leaves and lower gutters. Higher gutter cleaning delayed due to Jon Ray injury.  
• 4232D: Deck options (may set a precedent for other D-units going forward).  D unit decks were nailed 

through the waterproof membrane which could cause leaks.  Jon Ray has been looking at other options and 
will discuss those later in the meeting.  

• Lois noted a weather pattern where Thursdays have bad weather. CoCal hasn’t started the fall grounds 
cleanup yet.  They are apparently delayed at another property.  Jon Ray expects them to start soon.  

• Bill Gibson asked what is involved in fall cleanup. Jon Ray answered it mainly involves leaves. Maintenance 
and/or CoCal will blow out leaves from garden areas and some carports and mulch the leaves into the grass. 
They will also cut back the HOA Common Area gardens, pruning along sidewalks to ease winter snow 
removal, cut back the junipers and clean gutters and plunge all downspouts.   

• Lois asked about pine needles on lawns.  Jon Ray said they will attempt to move them with the blowers and 
rake up others.  Two grounds cleanups planned before winter. Note owners are responsible for cleanup in 
their own porch or fenced areas.    

 
 



Financial Report 
• Discussion and voting on 2023 budget 

o The budget was displayed on the screen so everyone on the call could see.  
o Expenses have been going up along with inflation as expected. The administrative management 

(property management) company will cost about $10/mon/unit.  That is offset somewhat by the 
$4/mon/unit bookkeeping expenses that we have paid in the past, netting an increase of $6/mon/unit.   

o The insurance budget numbers have not been adjusted downward to match the actual renewal quote, 
which increased by 13% over last year.  The BOD has requested quotes from the insurance company to 
increase our shell coverage from $111 per-square-foot to something higher, based on the high 
replacement cost data coming out of the Marshall Fire. 

o The $10,000 additional building charge line item is for the insurance deductible for 4232. 
o Increasing the tree budget because many trees are in decline.  Removing a large cottonwood can cost as 

much as $4000.   
o All contractor expenses (mowing, snow removal, etc.) have gone up dramatically. 
o Payroll is holding fairly steady.  
o Pool expenses have been going down now that Clay can do a lot of the maintenance avoiding outside 

service expenses.  
o Switched garbage companies because of poor service by prior vendor.  
o Reserve expenses for D-unit stairs and railings have gone up due to higher contractor and material costs.  
o Gutter replacement has increased a little.  We’re getting close to completing the major gutter 

replacement effort, but there is ongoing maintenance and repair costs.  
o Painting prices have gone up dramatically because of material cost increases. PESHA is still planning on 

painting six units per year.  The new paint contractor is doing excellent work.  
o Siding has gone up.  The new contractor is fairly predictable.  
o We have $10,000 earmarked in the budget for structural repairs (currently unknown).   
o Asphalt prices have increased dramatically due to the increase in the price of oil.  Replacing all of the 

asphalt in the cul-de-sacs and access roads was originally estimated at $1,000,000.  Because of cost 
increases during the project, we have already spent 60% of that budget on just 43% of the properties.  
We’re expecting the remaining cul-de-sac building will likely consume another $1,000,000, effectively 
doubling the original estimate.  The net cost is approximately $26,000 per building, or $6500 per unit. 

o Last year, we had a few mailbox clusters damaged by vandalism and break-ins requiring a full 
replacement.  We had to increase the budget in anticipation of replacing two more clusters in 2023.  

o We have a small budget assigned to improving the parkway strips. 
o The sidewalk/stoop budget line item is to replace or repair damaged patio stoops, damaged carport 

concrete, etc.  
o The pool building cement slab floor is sinking and is putting plumbing at risk. We will eventually need to 

deal with it.  We don’t know the best solution yet.  We will need to engage an engineer or contractor to 
provide options.  The final solution will likely be much more expensive than the currently allocated 
$4000.     

o Based on all of these expenses, the Board is planning a significant dues increase to cover the additional 
expenses.  We did a large increase a few years ago to cover the asphalt work, but have only made 
modest changes since.  Please note that most of the increase is to cover increases in materials and 
contracting services. Only a small amount is associated with the addition of an HOA management 
company.   

o Lois suggested increasing the dues by $60 per unit per month.  The PESHA declarations specifically state 
that dues can only be raised by 5% per year.  Our legal team states that even if dues are not raised in a 
year, the cap increases by the 5% anyway.  If the dues had been increased by 5% per year since the 
1970s, they would be at $491 per unit per month for 2023.   The BOD is proposing $420 instead.  

o Five years ago, when the asphalt program was started, there was a full discussion among the Board and 
owners at the annual meeting about the possibility of a $5000 special assessment.  The clear consensus 



was to increase the dues instead.  The alternative of a special assessment still exists, but the Board 
would prefer not to exercise it and fund the additional asphalt costs with increased dues instead.  

o A proposal was made to provide a $100 yearly discount for owners who choose to pay the entire year’s 
assessment by January 31st.  

o Discussion: 
§ Christine Gibson:  Does Bonnie want to stop doing bookkeeping?  Bonnie answered yes, she is 

retiring. Christine also asked if there is anyone else in the units that would want to do the work on a 
paid basis.  The Board does not know of anyone.  

§ Christiane Sammoury:  Would like more information on the D-unit deck repair options. Lois said two 
solutions were proposed by the contractors. One is not acceptable at all.  We will likely do other 
solution as a prototype for other decks.  We will monitor the solution and decide whether to repeat 
it on other decks.  Christiane said she put a lot of thought into possible solutions and would like to 
see them considered too.  

§ Mark Hageman:  Said this is a townhouse community, not a condo community.  Each unit owns the 
ground under the unit.  The insurance costs are ridiculous.  Mark wonders if he or the HOA is over-
insured.  He does not want to see another web portal to deal with as the new HOA company comes 
on.  Based on his experience with other HOAs, he doesn’t agree that cap continues to increase 
yearly and doesn’t think the PESHA bylaws mention cumulative increases. He believes we must have 
a community vote to increase by more than 5% in any single year. Jon Ray notes that we are a pre-
CCIOA community and different rules apply. Lois repeated we have a legal opinion on that.  In 
answering Mark’s insurance question, Lois said that last year, under legal advice, the HOA developed 
a maintenance and insurance chart.  The HOA must insure anything that it maintains.  The HOA 
maintains the roof and siding so it must insure it.  The HOA decided to go with “Shell” insurance. The 
HOA will replace the shell of the structure.  The individual owners are responsible for everything 
inside of the shell including insulation, individual unit plumbing and electrical, etc.  

§ Christiane:  Glad that the HOA has been replacing the bad trees, but we have been replacing them 
with more trees than we used to have.  She suggested replacing fewer trees while dealing with 
repairing the buildings.  The amount of work that the HOA is doing can be minimized.  If go with the 
management company, we should have them take over legal.  Lois answered that we can look at the 
tree replacements again. We were doing one for one replacement, but have backed off somewhat, 
and are replacing fewer trees.  The tree replacement comes from a different budget line item.  

§ Lois delayed vote on the budget until after the presentation of the HOA management company.  
After a motion was passed to retain Cherry Creek as a property management company, the 
discussion returned to the budget. 

§ We are still renovating buildings.  When the siding replacement work is completed, we need to start 
saving money for roof replacement.  The 2015 roof replacement effort was approximately 
$1,000,000 but was luckily paid for by insurance.  We have to assume we’ll have to pay for the next 
replacement though.   

§ A motion was made by Lois and seconded by Kevin to increase to $420/unit/month with a $100 
yearly discount for owners who chose to pay the full year by January 31st.   

§ Discussion: 
• Christine: Thinks it would be good idea to trim the budget a little to stretch things out that are 

not necessary like the parkway strip improvements.  She’s concerned that the HOA will continue 
to increase by $60/unit/month every year in the future.  Lois said the future increases will not 
necessarily be as large.  We did one large increase five years ago for the asphalt replacement 
with modest increases since.  Christine suggested that we replace asphalt on fewer cul-de-sacs 
per year. Lois mentioned that would only extend the project by one or two years. Mark said it 
would probably cost more in the end.    

• Lois: Our reserves are too low.  Not replacing them would be fiscally irresponsible. Kevin asked 
her to detail that.  Lois said the reserves are only at $300,000, so we would not be able to 



handle a large event.  We are currently using the reserves faster than we are replacing them.  A 
portion of the dues increase will be used to restore some of that decrease. 

• Bonnie: It’s pretty clear that the expenses are going up a lot faster than expected.  There isn’t 
much opportunity to cut money out of the operating budget.  The only alternative is to cut into 
the reserves budget, but that reflects poorly on the community and hurts property prices.  

• Lois:  We have a 45-year old property and old properties have higher expenses than newer 
properties.  Cast iron pipes are degrading.  Trees are dying.  The asphalt is collapsing.  Ground 
movement is affecting structural integrity of some of the buildings.  

§ With no more discussion, Lois called for a vote.  With Karen’s proxy, the motion passed 
unanimously.  

Old and New Business 
• Discussion and voting on administrative management company followed by legal review. 

o About 3-4 years ago the BOD started educating itself on management companies.   
o House Bill 1137 has dramatically changed the rules for HOAs making it very difficult for a volunteer 

Board to keep up with the changes. 
o The overall goals of engaging a management company are to lessen the load on the HOA Board and 

architectural control committee, transfer bookkeeping with Bonnie’s pending retirement, and lessen 
legal expense and risk.  

o Proposed HOA management company duties:  Bookkeeping, billing, communications, newsletter, 
website, 24-hour emergency response line, HB1137 administration, Architectural Committee surveys 
and enforcement, record management, monthly and yearly meeting management, possible parking tag 
programs.  Jon Ray’s maintenance team will remain employees or contractors of PESHA and will not be 
included in the management company responsibilities or fees.  

o Therese put in a lot of effort reaching out to as many as 20 or more different HOA management 
companies.  The HOA wrote a scope of work, and Therese received 10 responses.  The Board evaluated 
those responses and shortlisted them to four companies. One of the four removed itself from 
consideration.  The Board interviewed and ranked the three remaining companies.  All three of the 
companies are capable of doing the work, but the Board unanimously preferred Cherry Creek HOA 
Professionals who carefully considered our requirements and introduced their proposed agent/ 
manager.  Jon Ray displayed a chart comparing the top three companies.   

o Kevin said the amount of time required of Board members is completely unreasonable. He’s getting 10-
20 emails per day with multiple meetings.  Kevin thinks Lois and Karen are spending from 10-30 hours 
per week on HOA issues – unpaid.  If we paid the Board members for their time the cost would be 
greater than the proposed Cherry Creek cost.   Kevin also talked about his experience going from self-
management of his local fire district to a special district management company. Colorado election and 
accounting laws have changed dramatically for special tax districts and have made it extremely difficult 
for the volunteer management to keep up. The management company gets legal advice once and then 
leverages it across all of its clients reducing time, expense and risk for each.  He said the transition to 
professional management has been very beneficial for the district and has dramatically reduced its risk.  
He thinks that, in light of HB22-1137, PESHA will see similar benefits. 

o Mark Liebendorfer agreed with Kevin’s comments about the unreasonable load on the Board members.  
o Kevin suggested that switching to a management company will free up more of Jon Ray’s time allowing 

him to be out in the field more often.  He also suggested it will make architectural enforcement less 
contentious.  

o Lois made a motion and Therese seconded to retain Cherry Creek HOA Professionals as the 
administrative management company starting January 1, 2023 subject to contract negotiations and a 
legal review.  The Board will begin transitioning processes and documents as soon as the contract is 
signed.  

o Discussion: 



§ Bill Gibson: Would like to know more about how the administrative managers will handle 
enforcement.  He has heard that management companies will just put a lien on the property and 
then pass it to collections. Therese said the new HB1137 law eliminates most of that.  

o With no more discussion, Lois called for a vote and the motion passed unanimously with proxy from 
Karen.   
 

• Planning for annual meeting and board candidate search 
o Lois made a motion to put out a call for Board candidates in the same way as last year.  Therese 

seconded. Lois called for discussion, but there was none.  She then called for a vote.  The motion passed 
unanimously with Karen’s proxy.  
 

• Newsletter planning 
o Lois is working on a newsletter detailing the approved 2023 budget, 2023 dues increases and the new 

HOA administrative management company.  She hopes to get it out before Thanksgiving. 

Adjournment 
• Last call for discussion. No other comments.  
• Adjourned at 8:47 p.m.  Lois made a motion to adjourn. Kevin seconded.  The guests were thanked and 

excused, and the Board entered into a short executive session immediately afterward.  


