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                       OWNER’S ASSOCIATION, INC 
 

                   ________________________________________________________________________ 

 

Meeting on October 2, 2014 at 6:30 

Registration starting at 6:00  

Broadmoor Community Church 

  
 

 

To:  Woodbridge Owners  

 

 

1.  Proposed Special Assessment of $6,500 per unit: 

The Insurance Carrier and various roofing companies have determined that Woodbridge’s 

roofs were damaged in the May hail storm and need to be replaced.  They also determined 

that extensive painting and some repairs are needed where the hail hit.  The insurance 

carrier has provided a detailed list of what needs to be done, but the scope of the work will 

be subject to negotiation between the contractor and the assessor.   The ultimate cost of 

the project may run over $700,000, but Woodbridge’s responsibility is the 2% wind and 

hail deductible under the insurance policy.  

 

The replacement cost of all of the buildings is determined by the insurance company to be 

$18,800,000, thus 2% is $376,000.  Divided by 64 units, the deductible is $5,875/unit.  

The proposed assessment amount is higher to allow some repairs that the insurance carrier 

may not pay for, such as from the latest hail storm and for some siding replacement along 

the chimneys and roof lines that hasn’t been done yet.   

 

If the assessment is approved, the property manager will send a bill to each owner.  That 

bill can be submitted to the owner’s individual homeowner insurance carrier for coverage 

under an HO6 provision, if included in the policy. If the owner has no HO6 insurance, 

then the homeowner is responsible for the entire assessment.  

 

Since any water leakage from the roofs before replacement is not covered by insurance, it 

would be prudent to replace the roofs before the winter snows.  Therefore, in order to 

replace the roofs this fall, the assessment needs to be collected by November 1.  It is thus 

important to submit your individual claim as soon as possible. 

 

We understand special assessments are a hardship, and the owners have the right to reject 

the proposal.  However, in most cases, the majority of the assessment should be paid by 

your insurance company.  If the assessment is rejected, the consequences would be no new 

roofs, and no future insurance coverage for the roofs or for any resulting damages from 

the failed roofs.  It would also mean foregoing at least $324,000 in insurance claim 

proceeds plus individual homeowner insurance proceeds.  

 

 

 

 

  MANAGED BY   

Courtney & Courtney 
4740 Flintridge Drive – Suite 201 

Colorado Springs, CO  80918 

Phone:  (719) 260-8216 FAX:  (719) 494-1219 
e-mail:  steve.kouri@courtneyandcourtney.com 



 

 

 

2.  Contractor: 

Woodbridge received bids from seven contractors.   Five of the firms were interviewed.  

Some final checking of references and reviewing of work is being done before selection.  

We should have a contractor selected by the special/annual meeting.  The General 

Contractor will be in frequent contact with the Board to insure sub-contractors are doing 

what is expected. 

 

 

3.  Roofs: 

The Contractor we anticipate selecting is recommending a thicker shingle than we have 

currently, that is “impact resistant” with a higher rating.  He is also recommending 

replacing the 4” and 5” gutters with 6” gutters and the 2”X3” downspouts with 3”X4” 

downspouts, since the gutters and downspouts have to be removed anyway.  This should 

significantly reduce our problems with clogged gutters and downspouts.  The contractor 

we are considering is confident the insurance company will pay for this type of roof as a 

part of the claim with no additional cost to us. 

 

4.  Warranty:  

Our damaged roofs have a 40 year limited warranty that covers the shingles if they blow 

off, come apart, the layers delaminate, the granules come off or they discolor i.e. don’t 

hold up under normal wear and sun.  The warranty does not cover fire, hail, and tornadoes.   

 

The new impact resistant shingles, that were not available nine years ago when the roofs 

were put on, carry a Class 4 rating that should stand up to ¾” hail.  However, even these 

shingles would not have been warrantied for the 1.5” – 2” hail that hit during the first hail 

storm in May. The impact resistant should have held up under the second hail storm we 

experienced in late June. 

 

5.  Reserves: 

Woodbridge has approximately $70,000 in reserves.  This is not enough for an emergency 

fund, let alone provide funds for the insurance deductible and additional siding repairs.  

Even if there were reserve funds to pay for the insurance deductible, doing so would 

negate the benefit of having individual homeowner insurance policies pay for some or all 

of the HOA deductible.  The current amount of reserves also provides virtually nothing for 

the ultimate replacement of siding, roofs, asphalt, decks, lights, pond, etc.   New roofs 

though will help the reserve situation by restarting the lifespan clock of the roofs. 

 

6.  Annual General Meeting: 

Since we hope to have a good turnout at the meeting on October 2nd, we will also hold the 

Annual General Meeting immediately following the special assessment meeting to make 

best use of the owners’ time and before some of our homeowners leave for the winter. 

 

 

 

 

 

 

 



 

 

 

 

7.  Other issues to be discussed at the Annual General Meeting: 

The Board needs your help in making some decisions on proposals, since they involve 

your money.   

 

There are four tall cottonwood trees behind units 15 & 17 and 99.  It has been proposed by 

some homeowners that these trees be removed to avoid the danger of the trees falling on 

units and because the trees are declining.  It has also been proposed that they instead be 

pruned.  Since the trees belong to all, as does the responsibility to pay for any damages 

caused by falling trees, please look at the trees before the meeting so we can decide as a 

group.  The arborist used by the HOA suggested that the two trees behind #99 probably 

have less than 10 years, and will need to be removed at some point, but does not think 

they are of immediate concern.  She thinks the other two trees appear healthy.  If the 

decision is to remove the trees, $5 per month will be added to the 2015 dues (one year 

only).  If the decision is to prune the trees, $2 per month (one year only) will be added. It 

is unlikely that the costs would qualify for matching Fire Department funds because the 

trees are not dead and the branches are not touching buildings. 

 

 

Another proposal by some homeowners is to replace some siding on the south side of the 

building containing unit #’s 15 -21.  The boards on the wall that were replaced in 2013 do 

not match the texture of some smoother boards used in the restoration project of 

2007/2008.  This end wall is one of the first things people see when they drive into the 

complex.  Please look at the wall to see if you think it is noticeable or if the older boards 

are rotten and need replacing.  Replacing the boards on the wall that did not get replaced 

in 2013 will add $5 per month (one year only) for the 2015 dues. 

 

The pond costs the association an average of approximately $13,500 per year for 

maintenance repairs, electrical to run the pumps and water.  This is about $17.50 per 

homeowner per month. The Board wants your assessment of whether the pond should be 

shut down and have some sort of landscaping planted in that area, as was done with the 

upper area of the pond area several years ago. 

 

Finally, since there is going to be some repairs and painting done, should there be more 

siding replaced?  The contractor doing the painting could make another pass through the 

complex replacing more of the boards.  This would require another special assessment in 

the amount of say $2,000 per unit.    

 

Please come to the October 2nd meeting or give your proxy to a Board member or other 

homeowner.  Remember, this will be a meeting for the special assessment and also be our 

annual meeting in lieu of a November meeting. 

 

 

Woodbridge Homeowners Association 
 


