MEADOWS-FERNDALE HOA/BOARD MEETING
Minutes

DATE: Tuesday, 5" August 2025
TIME: 5:30 PM
VENUE: Ferndale Library Meeting Room

1. Call to Order 5:30pm - Cindy F. (president)
Board: Cindy F. & Katherine M. (secretary) present in person. Ann L. (VP/treasurer) present via phone.
8 other lots represented

2. Open Forum for Owners/Residents

Jim C. provided an update of sidewalks buckling on Jenjar by Monument. The City of Ferndale (COF) has been in
communication and comes out to take care but it's not fixed yet.

Charlot H. asked for an update on a recent email she sent the board.

3. Welcome to new Windermere Association Manager 5:34pm
Cindy introduces Jill Robey from Windermere Property Management (WPM), who is in attendance .

4. Minutes for the May Meeting 5:35pm

a. Ask for corrections

Ann is requesting a correction for the meeting minutes.

Cindy. - On behalf of Ann, moves to approve minutes corrected the wetlands inspection with “all regulators to
evaluate the progress at 5 years of the 10-year permit.”

Katherine - asks for correct for minutes for tonight’s “5:30 meeting”

b. Motion to approve

Cindy motions to approve. Katherine seconds. All in favor. Minutes are adopted with corrections.

5. Reports: Board and Committee Members
a. Treasurer (Ann) 5:35pm
Cindy is reading the Treasurer’s Report on behalf of Ann
(1) Financial Update
e  For our new homeowners and as a reminder for all homeowners, our financial reports are in your AppFolio
portal for your review. Windermere loads them on the 20" of each month. All of us board members have
access to live data in AppFolio. Ann monitors our AppFolio account to stay current because of the lag time
with the published reports.
e Financials as of 7/30/2025:
o Operating cash balance: $82,404.06
o Reserves cash balance: $69,025.61
o Receivables (late dues) $500. On behalf of the board
e  Cindy thanked Ann for diligently working with WPM and us to get these numbers down by almost 90% since
January of 2024 when Cindy & Ann joined HOA BOD.

(2) Tax Returns / Audits Status
e We are still working on backlogged audits and tax returns for 2018-2020 with the auditor and Windermere.
These are in final draft form now.
e We will be working with a new vendor to work on the backlogged audits and tax returns for 2021-2024.

(3) ATSI Update (summary of May inspection with regulators)
e The May inspection with ATSI, US Army Corps of Engineers, WA Dept of Ecology, and City of Ferndale went
very well, and Ann learned a lot.
e Karla with ATSI stated she felt our permit should close early as the vegetation is filling in and the continued
monitoring is a financial burden to our HOA. To close out early, we must meet the 10-year goals of the
permit for two consecutive years.
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Karla just completed on-site monitoring last week (7/29 and 7/30). She will analyze this data, write a report
and then we will learn if we have reached the 10-year goals. Bottom line is we continue to budget monitoring
expenses for a minimum of 2 more years.

We are meeting the maintenance percentage for invasive weeds. They are primarily canary reed grass and
blackberry. This will be a maintenance expense we will need to continue to budget yearly going forward.
Ann is very pleased with Walker Smith’s monthly maintenance work with our problem area of canary reed
grass in Wetlands 10. Walker used to work for ATSI before he went out iin to business on his own. The
cuttings he planted are taking root, growing as intended and eventually will shade out the canary reed grass.
Walker found oak tree seedlings from his acorn planting last fall. We’re very excited about this news. Oaks
are considered a keystone tree, meaning a host plant that supports many beneficial insects and supports
our birds, strengthening the overall health of our wetlands.

Ann also learned during the May inspection that the split rail fencing required to define the boundary to the
native growth protected area is very important and was being carefully inspected by each regulator. We
must continue to maintain these fences and not disturb the protected land beyond the fence.

It's important to note that the regulators can come and inspect the wetlands, including the split rail fences, at
any time, so we don’t want to be caught with evidence of disturbance.

Question: Are we in year 6? The answer is yes.

(4) BAI Update (Maintenance work and stormwater pond dredging estimates to add to the reserve study)

Cindy stated BAl is out this week with their quad runners. These estimates are needed to complete reserve

We want to collect additional dues to fund the reserve rather than doing a special assessment. Jill (WPM) & Ann will
have an idea of what an increase will look like later on. They're still working through the process. We will schedule a
Q&A before we vote on the budget.

BAI is working on stormwater pond inspection and maintenance this week per the email notification that was
sent out on Friday. It's dry enough out there now for them to finish their initial inspections and do more
vegetation removal and maintenance.

We have received estimates for the future mucking out/dredging of each pond. Ann, and the Board, want to
emphasize this is an estimate for future costs at today’s prices/rates. Do not interpret this as an actual work
quote. We're not telling you we need this work done today. This estimate was needed to complete our
reserve study as we found this asset missing in our study when we did a detailed review last year. Without
this in our study, we wouldn’t be able to plan to build up funds for this and instead, would have to request a
special assessment. We would prefer to do a dues increase to build the funds over time, if we can, instead
of levying a special assessment. The estimates are what Ann, and the Board, expected.

BAl is a professional team that worked on this estimate. It's detailed and almost complete. One thing we'll
need before we can finish up the reserve study update is more information on timing and priority of dredging
from BAI. We should get that information after they finish the remaining inspections they need to do, which
should be by mid-September. This will help us with further refining the reserve study requirements.

Upon completion of the reserve study update, Jill and Ann will have a 2026 draft budget that will detail out a
dues increase. We're not prepared to estimate what the increase will be at this time. The Board prefers to
have the update completed and have recommendations from the reserve study specialist and Windermere.
Ann states she is confident that we have uncovered all the unaccounted-for assets (the Board is confident
as well) and our reserve study will finally be complete. Our goal is to be done with a dues increase for
anything other than inflation.

We will schedule a Q&A before we vote on the adopted budget so you can bring questions to the Board, just
as we did last year.

Pond mucking quotes vary based on cubic feet.
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The estimates for mucking out/dredging of each pond are:
o Pond C3:$73,613,42
Pond C2. $73, 613.42
Pond B2: $139, 813.42
Pond A: $139, 813.42
Pond B1: $106,603.96
Pond C1: $106,603.96
Total cost to budget for the reserve study: $640,061.60

OO0Oo0Oo0OO0oOo

The BOD needs to know the timing of when these ponds have to be cleaned out. Working with BAI on what
are the highest properties. We would like to do it over time. BAI suggested we can work on multiple ponds at
once so it would not cost as much rather than bring back all the equipment for one at a time. Ann is
confident BAI are the right people for this work. BAI is working with us to reduce costs. Jason from BAI says
it appears these have never been dredged.

Question - What is the normal maintenance interval?

Cindy explained that it's about 15-20 years so we're close due to the age of these being older than the rest
of the neighborhood. The City of Ferndale has been doing inspections, and we should be able to prioritize
the worst ponds first.

There was some discussion among the homeowners present, and the board, about how the original
developer went bankrupt after the stormwater ponds were built, so they’ve been there awhile.

Ann explained that this is why we do a yearly update with the reserve study, so we can make adjustments
There was also some discussion among the homeowners about a rough estimate of the total costs. Cindy
and Ann talked about a potential scenario where we could update the reserve study and shift some
budgeted reserve funds we don’t have immediate needs for that were planned in the reserve study. An
example of this is maybe we hold off on a relandscaping project for a few years.

Question — Is the BOD concerned about raising dues based on previous reactions to increase?

Homeowners discussed not wanting to get hit with a huge assessment and another mentioned keeping the
reserve study up to do this.

Cindy explained that if we ignore the stormwater ponds, the City of Ferndale can send us a notice of
violation with a limited number of days to fix the issue. If the HOA doesn’t fix the issue then COF will fix and
send us the bill, which will most likely require a special assessment. So, it's important the HOA gets the
ponds into shape before we receive a notice of violation.

Question — Would the City of Ferndale give us leeway since they did not share reports in years prior when our
community was unaware these were stormwater ponds we needed to maintain

Cindy indicated that the City of Ferndale is not required to share the reports. The city is required to provide
the reports on our written request.

In closing this topic out, Katherine mentioned that it's important for us to be funding the reserve. Cindy and Ann said
that we’'ll continue to work on the math with WPM to figure out what makes sense for our community.

b. Secretary (Katherine) 6:01
(1) Landscaping update

Windwood has caught up to their contracted summer timeline. They will do some of the one-off maintenance
like split rail with a different crew next year instead of using the same weekly maintenance crew to
accomplish these once in a while big landscaping tasks. The split rail trimming has become a bigger project
this summer with much of our landscaping becoming mature and needing to trim vertically (over adult
standing height) to maintain the boundary with split rail fence and homeowners’ properties. Overall, the
homeowners I've spoken to appear to be happy with Windwood’s maintenance.
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(2) Split rail fence inspection findings

We need to maintain split rail per regulations. Per conversation earlier. It's important to make sure this
boundary is maintained to protect the wetlands and stormwater ponds. There were not a ton of issues with
the spilit rail inspection. Typical wear and tear with fallen rails. Windwood took care of the repairs to split rail
fencing in January at the beginning of their contract, and we anticipate the repairs will happen this winter as
well. Unless we need to fix the split rail sooner per regulator requirements. Some concerns that arose during
inspections. Fences were affixed to split rail, stapled or nailed. This is not allowed. A few homeowners have
allowed plants to grow over the split rail. This is also not allowed not only because we cannot inspect and fix
the spilit rail, but because we cannot have these plants entering our native growth wetlands. There was also
evidence behind multiple lots of grass lawn trimmings and kitchen food waste dumped over split rail fences.
This evidence could get us fined by regulators.

Question — How do we request access to maintain our dispersion trenches, that are located in the wetlands, behind
our homes.

Cindy said the BOD will need to work on a process for folks to access dispersion trenches to maintain them,
but there needs to be training on how to properly do upkeep?

Question — Are these dispersion trenches on a map?

The general locations are in attachments in the CC&Rs. Lot numbers that have dispersion trenches are also
listed in the stormwater operations manual and the plat maps. You can also see the approximate area
they’re located on the COF’s ARC GIS website.

Ann expressed that she would like to have HOA host the training during stormwater awareness week
(October)

Cindy mentioned if the trenches are not cleaned and people are having issues with water on property,
there’s a high likelihood the dispersion trench is clogged. Also, these could back up in the stormwater ponds.
Ann mentioned all 157 homes roofs’, neighborhood streets, and sidewalk water runoff is collected into storm
ponds. This is for clean water, filtering our storm water to protect our aquifer. The Meadows seems to be the
only community in Ferndale, and maybe Whatcom County, where 100% of the stormwater pond runoff runs
into HOA stormwater ponds.

One homeowner thinks developers might use a similar stormwater pond design to the north of us in the new
Thornton Rd development.

Question — Are the BOD the only 3 people who decide on the budget?

Homeowners get a chance to ratify the budget the BOD adopts once a year at the Annual Budget Meeting in
December.

Homeowner feedback during the discussion included the need to chip in more money to cover the expenses
as special assessments would be a surprise to homeowners.

Board of Directors doesn't like surprise assessments or dues increases. The BOD has been discussing the
HOA will need a dues increase to fund the reserve for the last year. The BOD has held special meetings on
this topic.

Ann mentioned that the potential dues increases are not only in regard to stormwater ponds maintenance.
Our assets are 28 acres (1/3 of our total subdivision acreage), which is a huge landscaping cost.

In summary for this split rail fence discussion, we have to make sure we take care of the wetlands, and that
includes the split rail fence.

c. President (Cindy) 6:17pm
(1) ARC update
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Rick - ordinarily folks are doing spring and summer summer updates. This summer has been quiet. One application
for a home extension that has now been completed.

6. Old Business

a. Trail work and bids

Katherine - We had got one estimate from Windwood. We will be getting more bids in the future from other
companies. Cindy mentioned we need to do something about this, but it's currently not the biggest priority.

7. New Business (Actionable items — Board motion or resolution required) 6:19pm
a. WSCAI convention attendance in Oct. (Cindy)

e The Washington State Chapter of the Community Association Institute’s trade show is Saturday October 18
at the Seattle Convention Center. This is a great opportunity for us as a Board to learn more about all the
changes coming from Senate Bill 5686. SB 5686 streamlines HOA business throughout WA. In addition, it
covers new requirements, including compliance relating to the collection of delinquent assessments (dues)
and how boards need to conduct business under the new WUCIOA requirements.

e  Other seminars being held that day include how to deal with difficult people, roles and responsibilities within
the association, and zen and the art of democracy maintenance-balancing the benefits and burdens of
association living.

e |t's also a networking opportunity

e Costis $80 to attend, plus reimbursement of mileage

Cindy motions to spend $80 for Ann to go to the convention plus mileage costs. Katherine seconds the motion.
Motion passes with all in favor.

8. All Other Board Business (Comments, Announcements, etc.) 6:22pm
a. Bullfrog Eradication Committee being formed (Cindy)
e We are formalizing a committee. Linda B. will head it up.
e Linda B estimates they’ve caught and euthanized around 36 American Bullfrogs. Whatcom County and WA
state have identified the American Bullfrog as an invasive species. One of their food sources is the Tree
Frogs, which are native and reside in the area.
b. Ice Cream Social Update (Katherine)
e  Still working on contracts. Will announce a date/time soon
c. ARC (Cindy)
e Rick has been chairing the committee for many years. He will be stepping down. She thanked Rick for his
years of service.

9. Next Meeting (6:26 pm)
Date & Time: Wednesday, November 5, 2025, 4:30 PM (2026 Budget Adoption by HOA Board)
Venue: Ferndale Public Library (Large Meeting Room)

We may schedule a Zoom meeting prior to the November 5th meeting about the draft budget to give homeowners the
opportunity to provide feedback and ask questions regarding the 2026 budget.

10. Meeting Adjourned at 6:28 pm.
e Cindy motions to adjourn the meeting. Katherine seconds. All say ‘aye’.



