Chenoweth HOA Open Forum 3/7/2026
Minutes
Purpose: Review Reserve Study, maintenance governance, and options for funding future capital projects (roof replacements etc.); discuss possible bylaws amendments and operational changes.

Board Attendees:
- Dudley Waddle 
- Jennifer Hensley 
- Ali Orr 

Other Attendees:
- Miglena Popov 
- Kevin Flamini
- David Gambino
- Jacqueline McClellan 
- Dewayne Topping (Realty Resource Systems)
1) Opening
- Meeting called to order at 10:35am ; purpose stated: review reserve study, attorney opinion, governance items, and streamlining April Annual Meeting Election.
2) Materials Reviewed
- Reserve study (engineer’s report), attorney’s opinion for mtc obligations, current budget and financials, and proposed reserve funding scenarios.
3) Key Points Discussed
- Legal requirement: Tennessee law requires a reserve study for associations with > $10,000 in community assets and updates every 5 years. Must be disclosed to all owners. 
- Reserve study summary: long‑term component list, useful life of asset, cost estimates, and recommended funding plan. Study estimates roof replacement at ~ around $300,000 total (engineer estimate); per‑unit range discussed (Miglena noted that alternate per‑unit cost ranges $10,000–$15,000).
- Current finances: operating balance and recent reserve transfers discussed (reserve account cd’s nearing ~$90k), and concerns that projected reserve funding levels recommended by the study are unaffordable under current dues.
- Funding approaches debated:
- Incremental dues increases vs. special assessments (mix recommended).
- Phased roof replacement (prioritize worst roofs) and vendor/engineering review to identify phases.
- Forming a vendor/roofing finance committee of volunteers to manage vendor selection and prioritization when replacement is imminent.
- Governance alternatives:
- Proposed amendment to governing documents to shift roof responsibility from HOA to individual owners. Requirements, costs (~$3k–$5k legal + mailing/meeting/notary costs), and practical difficulties (need supermajority of all owners, 75%) were explained in detail.
- Dissolution / “nuclear” options referenced as very costly and more complex than a roof exclusion. 
- Operations / cost‑saving proposals:
- Proposal to hire an in‑house landscaping employee vs. continuing contractor. Cost estimates provided for both models (employee payroll + taxes/insurance vs. current contract). Board noted limited savings and drastically increased HOA liability/administration for an employee; smaller association scale drastically reduces benefits of in‑house model.
- Need to continue professional management/contractors for specialized work (leak detection, engineering, accounting, administration, grounds, etc).
- Risk of underfunding:
- “Catastrophe hockey stick” illustrated: delaying capital replacement can create large spike in repair costs (interior damage from roof leaks, etc.).
- Impact on resale and lender condo‑certificate requirements: underfunded reserves can limit buyers’ access to preferred mortgage products and reduce marketability/value.
- Budget exercise:
- Participants ran example budget scenarios by each expense line item of the entire chart of accounts (example figure of $160/month per unit examined in detail and found insufficient to cover basic obligations and basic operating expenses). Operating expense line items (insurance, landscaping, unit repairs, utilities, storm damage tree removal, reserves) and other realistic cost drivers were reviewed. 
- Participation and implementation issues:
- Low turnout and owner engagement noted as obstacle for major governance changes and volunteer committees.
- Action items require further board/manager follow‑up and homeowner outreach.

4) Decisions 
- No formal motions recorded or votes taken during this meeting.
- Consensus items:
- The board and participants agreed the reserve study recommendations are a useful planning tool but the recommended aggressive funding path is not affordable; a more balanced approach (modest dues increases + future special assessments + phased roof replacements) will be needed.
- Amending governing documents to remove HOA roof obligations is possible but judged unlikely to pass given the 75% signature/vote thresholds and the majority of owner preferences for the fundamental benefit of collective bargaining. All but one participant agreed this option is statistically impossible and pursuit would not be a wise use of HOA funds or anyone’s effort.
- Amending governing documents to dissolve components of the Board’s authority and executive function is possible but would require 100% of all owners and a majority of all mortgage holders to sign in approval, all but one participant agreed this option is statistically impossible and pursuit would not be a wise use of HOA funds or anyone’s effort. 
-Reducing monthly dues would require volunteers to manage a part time grounds employee, perform all the Association’s bookkeeping and accounting tasks, assume all of the liabilities associated with the increased tasks. All but 1 participant agreed that the current method of outsourcing of vendors is the best value for the mutual benefit of the Association. Alternate budget scenarios for in-house employees/volunteers did not provide significant savings. 

-It was noted that all buyers should read and understand the Condominium’s Master Deed prior to purchase and becoming a member of a mutual benefit corporation. 


5) Action Items / Next Steps 
- Obtain/refresh vendor and engineering estimates as recommended (reserve study refresh/update options, 1–2 year updates).
- Review updated budget scenarios and discuss at next Board Business Meeting.
- Prepare homeowner communication summarizing meeting outcomes, reserve status, and the need for broader participation/feedback.
- Consider recruiting volunteers for a vendor/roofing finance committee to be activated when replacement planning advances.
- Homeowners:
- Owners to review reserve study packet and budget materials provided; encouraged to attend follow‑up meetings and volunteer as needed.
-Miglena and all participants were invited to provide proposals from alternate better value vendors, realistic budget proposals, volunteer for a proposed Roof Finance Committee when replacements become imminent. 

6) Follow‑up Meeting
- Items discussed at this meeting will not be tendered again at the April Annual Meeting. 


7) Adjournment
- Meeting concluded after extended discussion at 12:32 pm
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