MEADOWS-FERNDALE HOA/BOARD MEETING
Minutes

DATE: Wednesday, 5™ November 2025
TIME: 4:30 PM
VENUE: Ferndale Library Main Meeting Room

1. Call to Order 4:31pm Cindy F. (president)

Board: Cindy F., Katherine M. (secretary) & Ann L. (VP/treasurer) present in person
° 11 other homeowner lots represented

Jill Robey from Windermere Property Management (WPM), is in attendance

Cindy explains the open forum is at the end of the reports and to please hold questions

2. Minutes for the August Meeting 4:32pm

a. Ask for corrections
None
b. Motion to approve
Ann motions to approve minutes as written. Katherine seconds. All in favor. Minutes are adopted as written.

3. Reports: Board and Committee Members 4:33pm

a. Treasurer (Ann)
Ann thanks Cindy and Katherine for personal support

(1) Financial Update
. AS OF 10/31/2025:
) Operating Cash $47,107.62
o Reserves Cash $71,121.37
o Receivables $ 340.00 at 30 days+
. $ 170.00 at 0-30 days
. $ 510.00 TOTAL
(2) Washington State Community Association Institute Conference (WSCAI) Report
. Ann attended conference in Seattle at a cost of $80 explaining the WUCIOA changes for 2026 and 2028
o 2026 take aways:
] Our lawyer would have charged $400/hr. Ann spent 4.5 hrs in attorney lead
seminars=$1800
[] She recommends someone from the board always attends the meeting as it’s such a good
value
n The biggest change is mandatory notice of delinquency, no later than 30 days from when it
becomes delinquent. 5% late fee cap or $50.
] Homeowners can request non-English notifications, meet and confer, process when
collections stop and counselors are brought in. We don’t collect legal fees, we pay our own.
Please pay on time. Contact Windermere immediately if you can't pay on time to arrange a
payment plan.
n Board and Committees meetings must be open meetings.
o 2028 has more changes- Ann’s take aways:
] We should get our procedures for collections changed, updated to meet law
] We should develop procedure for record requests
. Get form
. Set fee (we can select fee for this request)
(3) 2026 Contract approvals. ATSI, BAI, Forager
° ATSI
o Monitoring and reporting 2026 (year 7)- $9221.11
o Hourly rate increases from 2024
n Wetland Scientist $145/hr to 162.54/hr. (12.1% increase)
] Admin $65/hr to $104.23/hr. (60% increase)
n Environmental Technician $70/hr to $130/hr (85% increase)
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o Concerns ATSI took out “not to exceed” in the new contract. $9221.11 may be under estimated.
History of issues with invoices. Ann will discuss with incoming treasurer

° BAI

) Inspection and reporting for 2026- $4536.80

o BAI Vegetation Management Pond C3 -$198.75 this fall

o Storm Water System Summary

n Just received a quick review, the report just lists two known issues for next year budget
. Pond A, (Big Pond SW wetlands) dispersion trench is functioning but has
vegetation built up around perimeter
. Pond B1 (off Chloe need seeding) with grass at the slope in spring this area is
shaded area

° Forager

o Cutting maintenance for Canary Reed grass in areas 10 and 16 - $5123.00
Increased hours from 50 to 65
Increased hour rate from $65 to $70 (7.7% increase)
Hired 1 more person to assist, Connor
Planted more acorns
Discussed putting sleeves around oaks that sprouted if they survive winter, and filled a few gaps with
cuttings. Everything is looking good next season is 3rd year so we will see growth as it takes 3 years
for establishment

o O O O O

b. Secretary (Katherine)
(1) Blackberry bush removal quotes - BAI & Windwood
We have apples & oranges quotes that cannot be compared. We will be collecting a new quote from BAI for the
scope of work to match the level that Windwood included. Collecting at this time was for budgeting purposes.
But it could be a project for Winter.
(2) Windwood
Small difference in contract for 2025, but normal inflation increases. No changes asked for at this time.

c. President (Cindy)

(1) PCL will be plowing again this winter - whenever snows hit they’ll be out again

(2) Open Board Positions
° There are 2 open board positions. Self nominations are due on November 14th to WPM.
° Ann will not be applying and is stepping down. Cindy thanks her for her time.
° Cindy will be submitting a self-nomination form.

(3) Volunteer update
. In last month’s Town Hall, we spent some time talking about the need for volunteers to assist board members.
° 3 volunteer board positions is not enough - we will make some committee charters next year.

) Some volunteers will be helping with managing some of our contracts in our open space.

o WUCIOA laws going into effect on January 1, 2026 will require our HOA to update our CC&Rs. This is
an example of what we’ll need help with, as we’ll need to understand the updated code and what
makes sense to change in our governing documents.

(4) ARC Committee Update (Barrie)
. 3 members, separate email address for ARC established.
° Most people are submitting appropriately.
° A few projects have recently gone in without applications submitted. This is a good reminder that all
re-landscaping and exterior home projects need an ARC submittal form.

(5) Bullfrog Eradication Team Update (Linda)
° Report - Will be sent out with the minutes

4. Open Forum for Owners/Residents 4:50pm

Q - I'm not on the Board but want to help round up some volunteers. Can we use Facebook to ask for volunteers?

Jill (WPM) - The Board cannot use Facebook to distribute HOA communication, as it's a social media site. But, people outside the
board can use it for whatever they wish. If folks want to be on the Board, they’ll need to email a self nomination form to apply for
board positions. If folks want to volunteer, they can notify the Board directly via their email (meadowsferndalehoa@gmail.com).
Based on this discussion, it sounded like a homeowner was going to post a call for volunteers on Facebook.

Q - Questions about lot costs, alternative wetland inspectors, and how are delinquencies?
Ann - 2 years ago delinquencies were higher, since joining the BOD we have changed how we notify and explain fine schedules so
the delinquencies are reduced. Contractors - we're stuck with who we have for the monitoring and the regulatory aspect for the
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wetlands mitigation project. We have at least 2 more years of monitoring. When we are released, that money can go into the strom
pond monitoring etc. We did interview more options for inspecting, maintaining, and dredging the stormwater ponds, but there are
very few vendors who will come up to Whatcom County. A previous board member did a very large scope to find the landscapers,
and we do try to get competitive bids.

Q - Has BOD looked into grants to maintain the ponds and wetlands, such as grants from the Whatcom County Conservation District
or the Washington State Dept of Ecology? There is the potential to look into grant and tax subsidies - as taxes are inherited from a
developer.

Ann - believes the developers and the city pulled a fast one, we're being taxed for stormwater system management, although 100%
of our stormwater runoff goes into our stormwater pond.

Q - Procedural clarification about how changes can happen to the budget
Ann - explains how it is adopted, and then ratified in December at our AGM
Cindy - today we're voting on the figure for the budget.

Jill (WPM) - says the simple majority votes to ratify

Q - About being taxed for stormwater when all our storm water goes into our private ponds.
Cindy - There is infrastructure that the city maintains under the streets that takes the stormwater runoff from most of our lots to
our stormwater ponds, so the City of Ferndale does maintain part of our system.

Q - Asked about timeline for stormwater pond dredging

Ann - interval is every 15-20 years. Unfortunately because the original developer went bankrupt, they might be filling up faster.
They are dredging to pump out the sediment. This is for clean water. Sediment would be hauled off. Potential money savings if
debris is dumped into the mitigation site but could be a fire hazard. We need to know how much there is to understand the scope.
Dredging 2 ponds together would save some money for our HOA. We need to know for purposes of budgeting and getting our
reserve study accurate. But the next dredging is anticipated to be in approximately 4 years.

Comment - Reminder that the timeline for our ponds started in 2014 when the stormwater pond and infrastructure construction was
mostly completed.

Close open forum 5:05pm (15 minutes)

5. Old Business
a. None

6. New Business (Actionable items - Board motion or resolution required) 5:05pm
a. Review/discussion of the 2026 Proposed Budget and contracts (Ann)

° Reserve study came on Monday night, their estimate is very close to what we're proposing for our coverage. They're
adding some special assessments to help get that money built up quickly. We are asking if the items in the reserve study
are needs or wants that they’re suggesting. For example, we cannot change the legal fees for updating our governing
documents. But we could scale back the landscaping etc.

° Our estimate is close but the reserve study vendor is recommending adding some special assessments to pay for the high
expenses penciled out over the next 5 years.

. We need to evaluate what is needed versus what is wanted in the next 5 years - why HOA must be working on the
budgets all the time looking 1-5 years ahead

o Legal fees will be needed to update our CCR’s to meet new government requirements

o Landscape refurbish of $38,588 need to scale back

o Major tree trimming not needed every two years

o Storm pond dredging is the big unknown. BAI has some suggestions about maintenance that can delay. We still
don’t have sediment measurements

° Ann is personally concerned with reserve study specialists. We have a living landscape and are not in the condo
association. The important thing is that if we do the study update every year for budgeting. But we may find that we do

not need to do what's in the schedule every year as it says.

° Example, special projects for the bench - could be a project taken up by the landscape committee & she suggests getting
wasp traps. Everytime HOA gets estimates, we have to vote on them to pull them out of reserves.

. Ann motions to adopt the budget - with any surplus cash to carry over into next year
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° Cindy seconds the motion. All in favor. The motion passed and the budget adopted.

7. All Other Board Business (Comments, Announcements, etc.) 5:15pm
a. Ice Cream Social follow up (Katherine)
. Approximately 75 individuals came. This was a great social gathering for our community.

B. Reminder that self-nomination forms for the open BOD positions need to be in to WPM by November 14th.

Q - Is there a point in time when the reserve needs to be fully funded?

Ann - Over 30 years, but it gets readjusted every year based on expenses

Cindy - The reserve specialist said that the funding will never be at 100% because of projects constantly being completed in any
given year. A fully funded reserve will usually be between 60%-80% of fully funded at any given time.what you’ll see is that the
funding will never be at 100% what the reserve study specialist said 60-80% funded at any given time.

Ann - We are currently at 16.7% funded according to reserve study

Comment - Happy with the meeting time of 4:30pm

Q - Asking about the math of the reserve study
Ann - There are some errors we will be working with the vendor on. Last year's reserve study was listed as unfunded.

8. Next Meeting
Date & Time: Tuesday, December 9, 2025 6:30 pm (Annual General Meeting)
Venue: Ferndale Public Library (Large Meeting Room)

9. Adjourn (or Transition to Executive Session, if needed)

Katherine motions to adjourn. Ann seconds. All in favor. Meeting adjourns 5:24pm.



