Chenoweth Annual Meeting April 4th, 2026. Called to order at 10:42 am. 
I. Call to Order
The annual meeting of the Chenoweth Homeowners Association was called to order by Dewayne Topping, Property Manager (RRS), who was asked to chair the meeting. Dewayne confirmed he is not a board member, but is serving as chair for purposes of this meeting.
Dewayne reviewed meeting procedures and rules of order, including:
· The chair will recognize a speaker. Speak one at a time and allow speakers to finish before others respond.
· Use motions and seconds for:
· Approval of minutes
· Resolutions
· Elections and formal actions
· After a motion and second, discussion is opened, followed by a vote.

II. Roll Call, Proxies, and Quorum
Dewayne reported that:
· A total of 8 proxies had been assigned.
· Including in‑person attendees and proxies, there were 12 represented interests present.
Historically, the Association has not met the quorum requirement for its annual meetings. Consistent with prior practice, the chair requested a motion from the floor to:
Suspend the quorum requirement and establish that the members present in person or by proxy constitute a quorum for the purpose of conducting the business of this annual meeting.
· Motion: Made from the floor to suspend the quorum requirement.
· Second: Seconded by Allie.
· Discussion: None substantial noted.
· Vote: Motion approved. The members present in person and by proxy were thereby established as the meeting quorum.

III. Approval of Prior Annual Meeting Minutes
Members present were given an opportunity to review the previous annual meeting minutes.
· Motion: To approve the prior annual meeting minutes as presented.
· Second: Seconded by Margaret.
· Discussion: None noted.
· Vote: Motion approved.
The prior annual meeting minutes were approved.

IV. Election of Board Members
Dewayne turned the floor over to Dudley Waddle for introduction and background prior to the election.
A. Introduction / Board History
Dudley Waddle introduced himself and provided history and context:
· He has lived in the Chenoweth community for approximately 21 years (since around April of the year he moved in).
· He previously served as President in 2008, which was the final year the Association operated without professional management.
· Since then, the Association has had approximately five management companies. According to Dudley, RRS is the first management company that has provided meaningful guidance and assistance beyond fee collection.
Dudley explained that:
· Significant foundation repairs were required as early as 2008, including jacking and supporting foundations and installing a French drain.
· Additional and more expensive repairs have continued over the years due to:
· Utility defects, and aging infrastructure.
· Maturing trees and storm damage.
He emphasized that:
· Earlier HOA dues were kept too low, resulting in no meaningful reserves being accumulated.
· The Association is now “playing catch‑up” on deferred maintenance and reserves.
· There have been recent water leaks that were costly to locate and repair, again tied to original installation issues.
· Increased dues are driven by:
· Correcting long‑standing construction and water infrastructure problems
· State Regulatory requirements for community associations
· Increased insurance costs and broader industry climate‑related loss experience
· Inflation and rising costs of goods and services
Dudley summarized the fundamental choice as:
Either pay more steadily now (through dues increases and proper reserve contributions), or face larger special assessments later, which could threaten property values if the Association cannot meet legal and lender requirements.
B. Election Process
Dewayne noted that Dudley’s current term was expiring and that he had agreed to run for re‑election.
· Nominations were then opened from the floor.
· No additional nominations were made.
Given that:
· There was a single confirmed nominated candidate (Dudley), and
· There were 9 proxy or ballots already received, 8 assigned to the Board. 
Dewayne proposed that the Association proceed with election by acclamation.
· Motion: To approve Dudley by acclamation to fill the upcoming board term.
· Second: Seconded by Allie and supported by Margaret.
· Discussion:
· One member noted they had voted for another candidate. Dewayne confirmed that vote was duly noted, but with no other nominations confirmed or from the floor, and the proxy ballots assigned to the Board outnumbering the persons present the acclamation process could proceed as a formality.
· Vote: Motion approved.
Result:
Dudley was elected to the Board for a 3 year term. 

V. Reports and Discussion Items
A. Association Financial Context, Dues, and Reserves
1. Reserve Funding and History (Dudley)
Dudley further elaborated on the need for increasing dues and funding reserves:
· Early years of the Association featured very low dues and no reserves, which was not sustainable.
· Continued discovery of underlying construction issues (e.g., waterlines, foundations, storm damage) has driven large unplanned expenses.
· The community must now:
· Catch up on deferred maintenance, and
· Build and maintain reserves to comply with state law and lender guidelines.
He framed it as a “lesser of two evils” situation:
· Pay more now, in a controlled, planned way,
· Or face significantly higher costs later, possibly including large special assessments and loss of marketability for units.
2. Fannie Mae / Freddie Mac Regulations & Reserve Study (Dewayne)
Dewayne reviewed recent and upcoming lender and regulatory changes:
· Fannie Mae and Freddie Mac, which back many condominium loans, are tightening requirements for condominium associations.
· Historically, to qualify for certain loan products, associations needed to show at least 10% of gross annual income going to reserves.
· New guidance is moving toward 15% of gross annual income being contributed to reserves.
· Lenders also now expect:
· A third‑party reserve study, and
· Reserve contributions that meet or closely track the reserve study’s recommendations.
If the Association cannot demonstrate:
· Adequate reserve contributions (percentage of income), and
· That it is on track with the reserve study’s funding goals,
then:
· Buyers may not qualify for preferred lending products backed by Fannie Mae/Freddie Mac.
· This can negatively impact unit marketability and property values.
Dewayne noted:
· Some of these restrictions begin rolling out in August of this year, with additional provisions effective January 2027.
· The Association’s current reserve contributions do not fully meet the original reserve study’s recommendations, though efforts are being made to move closer.
He explained that the reserve study is:
· A professional, engineering‑based projection of:
· Remaining useful life of major components, and
· Estimated replacement/repair costs.
The Board’s working philosophy, as Dudley summarized, is:
Use the professional reserve study as the best available projection, then determine how close the Association can reasonably get to the recommended funding level while keeping dues as manageable as possible for owners.
3. Budgeting Cadence and Dues Increases
Dewayne outlined the annual budgeting schedule:
· August Board Meeting – Budget Forecast:
· Review anticipated projects and expenses for the coming year.
· Discuss major items likely to affect the budget (maintenance, insurance, reserves).
· September Board Meeting – Budget Worksheet:
· Develop a detailed draft budget.
· Refine expenses and revenue assumptions (including any dues increase).
· October Board Meeting – Final Budget & Dues Vote:
· Finalize the budget.
· Board votes on the dues amount for the following year.
Because the governing documents require at least 30 days’ notice of any dues increase before the start of the new fiscal year:
· The dues increase notice (including explanation and budget summary) is normally approved in October and mailed so all owners receive at least 30 days’ notice before January 1.
A member asked whether:
· The future projected dues amount shown in the reserve study for a given year (e.g., 2027) could be exceeded.
Dewayne confirmed that:
· Yes, actual dues may be higher than what is shown in the reserve study, particularly because:
· The Association has not historically met the full reserve funding recommendations, and
· Actual material and labor costs may be higher than what was assumed in the original study.
Dudley added that:
· The Board is attempting to strike a “happy medium”:
· Moving closer to the reserve funding recommendations,
· While still keeping dues as feasible as possible for owners.

B. Water Lines, KUB, and Infrastructure Issues
A member (Kevin referenced, via another owner) asked about the possibility of KUB (Knoxville Utilities Board) taking over responsibility for certain water lines.
Dewayne explained:
· When the neighborhood was built, the developer installed Phase 1 water and sewer lines with minimal linear footage, to serve all units as cheaply as possible.
· When Phase 2 was developed, additional water and sewer work was done and tied into Phase 1. The local building codes inspector approved them as meeting building code.
· As a result:
· KUB accepted responsibility only up to the main valve,
· But not for the supply lines from the main valve to individual meters. Those remain an Association responsibility.
To upgrade the system so KUB might accept full responsibility, the Association would likely need:
· A major rip‑out and replacement project, installing new lines from the mains to all meters.
· Dewayne informally estimated this could be in the vicinity of $200,000.
Dudley and Dewayne agreed:
· While theoretically possible, such a project would be very expensive, and
· There is no guarantee that KUB would take over responsibility even after upgrades, nor that any substantial grants would offset the cost.
The current strategy is:
· Continue to identify and repair leaks as they occur (“chasing leaks”), rather than undertaking a full system replacement at this time.

C. Roofing Costs and Reserve Study Assumptions
A unit owner raised concerns that:
· The roof replacement cost estimate used in the reserve study (approximately $400,000 for about 840 squares of roofing) may understate current market pricing.
The owner noted:
· They had solicited informal pricing from multiple roofing companies familiar to them, citing:
· Approximate cost per unit in the range of $15,000–$18,000,
· Which, if extrapolated, could lead to a total nearer $800,000 under some scenarios.
Dewayne walked through the reserve study methodology:
· The reserve study relied on average cost per “square” (100 sq ft) of asphalt shingle roofing.
· Public and industry information suggests a range of about $400–$600 per square.
· For 840 squares, a midpoint estimate of approx. $475 per square produces an estimated total of around $400,000, which matches the reserve study baseline.
Dewayne and Dudley welcomed more precise, written estimates:
· If the owner can obtain formal, written proposals from qualified roofing vendors (with:
· Defined scope,
· Stated number of squares,
· Pricing, and
· Vendor credentials vetted
then:
· Those proposals can be submitted to the reserve study provider for a “tune‑up” of the reserve study assumptions.
· The reserve study provider typically charges:
· A reduced fee (approximately $300–$600) for a numbers‑only “tune‑up”, and
· A higher fee (around $1,000+) if a new on‑site engineering inspection is required.
The owner expressed skepticism about the accuracy of the current reserve study numbers. Dudley and Dewayne clarified:
· The existing reserve study is a legally required, professionally certified document (engineer‑signed and filed as required by state law).
· Any alternative or competing data must:
· Be documented and certified, and
· Be provided in writing to be considered in official planning or potential legal review.
Dewayne reiterated:
· If the owner can provide written proposals from verified contractors for 840 squares:
· Management will forward them to the reserve advisor,
· And request an updated or tuned‑up reserve study.

VI. Owner Forum / New Business
Under New Business / Owner Forum, the following items were raised:
1. Request for 2008 Foundation Repair Records
· A unit owner requested copies of any invoices or records related to foundation repairs performed around 2008.
· Dudley stated:
· He did not personally retain records from that time,
· The Association had no professional management then, and
· He is not sure what archival records exist, if any.
· Dewayne committed to:
· Searching Association records for any available documentation regarding the 2008 foundation repairs, and
· Forwarding any such records to the requesting owner.
2. Aesthetic / Compliance Concern – Unit 1603
· A unit owner raised concern about the appearance and condition of Unit 1603, describing the garden/yard and various boxes or items stored outside as “awful” and expressing anxiety about:
· Potential safety, aesthetic, or compliance issues.
3. Additional Reserve Study / Roofing Discussion
· Further discussion occurred regarding:
· The gap between reserve study estimates and current market prices,
· The feasibility of ever fully funding all projected capital items at the current dues level, and
· The risk that long‑term underfunding could leave the Association unable to execute major projects without special assessments.
Dudley concluded that:
· These issues have been discussed extensively by the Board,
· They remain complex and difficult, and
· The Board’s responsibility is to make the best decisions possible with:
· Available information,
· Legal requirements, and
· Owners’ financial realities in mind.

VII. Action Items
The following action items emerged from the meeting:
1. Foundation Repair Records (2008)
· Task: Search Association files for any records/invoices related to 2008 foundation repairs and forward copies if available.
· Assignee: Dewayne Topping / Management
2. Owner Document Requests
· Task: Provide upon request, copies of reserve studies, projections, and other official documents previously distributed to owners.
· Assignee: Dewayne Topping / Management
3. Unit 1603 Aesthetic / Compliance Issue
· Task: Inspect Unit 1603 for aesthetic/compliance concerns and, if appropriate, issue a formal letter requiring corrective action.
· Assignee: Dewayne Topping / Management
4. Roofing Cost Verification & Reserve Study Update
· Task 1: Obtain written roofing estimates from qualified vendors for replacement of approximately 840 squares of roofing (with clear scope, pricing).
· Task 2: Once collected, send these estimates to the reserve study provider and request a reserve study tune‑up to incorporate the updated cost data.
· Assignee:
· Owners willing to solicit bids (to obtain and share proposals), and
· Dewayne Topping / Management (to compile and forward to reserve advisor).

VIII. Adjournment
With no further new business brought from the floor, a motion to adjourn was made and seconded.
· Motion: To adjourn the annual meeting.
· Vote: Motion approved.
The meeting was adjourned at approximately 11:18 a.m. 

