EDELWEISS HOMEOWNERS’ ASSOCIATION
Annual Meeting
October 6, 2017 - 3:00 pm MST

In Person

David Cushing - E102, E114

Karl & Michelle Paulsen - E115
DeRay Culley - representing Marcia Price E118
Chris Timothy - E219

Karen Hill - E220

Carolyn Young & Kip Hard - E224
Shane & Meg Kemp - E307
Hillary Williams - E308

Gemma Lenard — E409

Diane Harrell - EWH

Dorothy Lawyer - EWL

Daimon Bushi - EWM

On Telephone

Patricia Tehrani - E222

Richard and Ellen McBride - E305
Greg & Katie Wiest - E306
Carol Silverman - E410

Greg Hagerman - E411

Susan Norgren - EWE

Wayne Best - EWG

Jon Kirsch - EWJ

Curtis & Susan Lightner - EWK
Chris Faris - EWN

Brad Carpenter — EWO

Via Proxy
Lynn Butterfield & Bob Merrill - E116 - assigned to Dave Cushing

Steven & Jana Brownell - E204 - assigned to Hilary Williams
Jeff & Karen Shabel - EWA - assigned to Carolyn Young
Timothy & Kim Ward — EWC - assigned to Hilary Williams
Bill & Michelle Grant —- EWD — assigned to Hilary Williams
Patricia Harwood — EWF - assigned to Hilary Williams

Representing Park City Lodging
Rhonda Sideris - President

Jeanne Lehan - HOA Accounting

Brad Bowdle - Director of Maintenance
Jim Enochs — Maintenance




I Roll Call was taken and a quorum was established. 30 owners are represented
for a 66.67% representation.

I1. Meeting was called to order at 3:10 pm

III. REVIEW AND APPROVAL OF 2016 MINUTES

The 2016 annual meeting minutes were sent out last year and posted to the owner’s website:

www.parkeitylodging.com/mgmt/owners-area/hoa-blog. A call was made for any comments or
questions from the floor.

Hilary Williams made a motion to approve the 2016 annual meeting minutes. Diane Harrell

seconded the motion. All in favor. Motion carries.

IV.  OLD BUSINESS

a. Maintenance Recap - Brad Bowdle

An electronic lock was installed on the ski locker room to allow 24 hour
access. Each owner gets an individual code for tracking entries. The
owner’s code will be invalid when the property is sold.

There was a ground water leak in Building C/unit D. The leak came up
from the storage area between the foundation wall and the slab. Deck and
some interior were damaged. This was repaired and is now sealed.

The boiler pipes in Building C basement were insulated to mitigate the
heat issues reported by unit A and others. Boiler pipes in building B were
also insulated.

There were several boiler issues where control boards and circulating
pumps had to be replaced.

Almost $2,000 of repairs were done to the spa boiler. The control system
was old and needed replacement.

Six new chaise lounges for the pool were purchased.

The leaking main water line in Building C, running from unit D down
through C, B and into A has been replaced. Other units were inspected and
it was found that it was just this one section that failed.

Water leaks were found in the hallway ceiling of Building B first floor.
The pipes have been repaired.

The Building A culinary water circulation pump was repaired.

Boiler repairs and pump replacements cost approximately $6,000 to
$7.000.

There were two roof leaks in unit F. One leak was in the kitchen area,
which was the culinary water line. Another leak was in the master
bedroom which was repaired in the spring.

The common area restrooms were updated with new sinks, flooring and
paint.

New lights were installed in the conference room.



An attendee asked who pays for the roof repairs causing the leak into unit F.
Rhonda Sideris reported that the HOA pays for these types of repairs due to a
faulty roof jack.

. Capital Project Update - Brad Bowdle

The replacement of the concrete stairs in Building C is the big project for this fall.
All the stairs, including the mid-landings (the 4-foot x 6-foot sections) will be
replaced. The treads are pre-cast concrete and will bolt in the brackets, so if one is
damaged the stair tread can be taken out and replaced. The landing will be the
same material as the tread, but will be in longer pieces stacked together to make
the landings between the two stairwells. The contractor has started to put together
the scope of work and is expected to begin the middle of November, the project is
forecast to last about three weeks.

An attendee asked about replacing the railings. Brad Bowdle reported that the
existing railings will be re-used, with the addition of a couple of pieces.

An attendee asked if this the same contractor that repaired Building A. Brad
Bowdle reported that it is not the same contractor.

Jon Kirsch asked about a warranty on the wood stairway that was repaired several
years ago because the wood is starting to deteriorate. He wondered if a metal strap
could be placed in front to reduce wear and if stainless steel screws were used.
Brad stated the contractor used stainless screws on the repairs that they did but
that changes to the design of the stairs is not allowed by the City. The stairway is
too narrow to meet code and all that can be done is repairs with like-kind
materials. Brad noted that the structure underneath is in good shape and the wood
will be an ongoing maintenance issue.

Board Update - Hilary Williams

HOA President, Hilary Williams noted that the Board and owner Karen Hill were
heavily involved in sourcing materials and meeting with contractors for the
restroom remodel. The original estimate was $36,000. The Board budgeted
$13,000 based on taking a role in hiring contractors and buying some materials
directly. The actual amount spent was $10,000.

Security cameras were installed in the pool and courtyard. Recordings are
triggered by motion sensors and there was one occasion that the tapes had to be
reviewed last winter. Brad Bowdle stated that installation of a security camera in
the office area is under consideration by the Board.

Chris Timothy inquired if there were any disturbances at the property during the
July 4™ holiday. Hilary reported there were no incidents. Additional signage
about rules was posted around the pool and a notice was sent to owners before the
holiday. Rhonda reported that the long term tenants that caused problems in the



past are no longer at the property. She reminded owners that illegal activities
should be reported to the police.

Hilary Williams reported that several new wi-fi access points were installed to
improve service. Carol Silverton thanked the board for this effort and stated that
their wi-fi is much improved.

The property has received three notices from Comcast that someone is illegally
downloading movies through the Edelweiss IP address and if this continues they
will shut down service. Brad has been working with Blue Rim to identify the port
being used. Blue Rim can monitor the access points to see where the most data is
being drawn and they hope that it can be narrowed down.

Katie Wiest suggested changing the wi-fi password. Hilary Williams stated she
thought changing the password on November 1 would be a good preventive
measure. PCL will send a notice to owners when the password is changed.

Brad Carpenter asked if there is currently a restriction on other streaming
services, like Netflix. Rhonda stated that there is no restriction on streaming but
that there is a set amount of bandwidth shared at the property that slow down
during times of peak occupancy. A discussion followed about increasing the
bandwidth and Brad Bowdle stated that the limitation is the hardware.

. Front Desk

Rhonda Sideris reported that since the beginning of the relationship with
Edelweiss Haus, Park City Lodging has staffed the front desk at no cost to the
HOA. PCL gave notice to the HOA Board last year that front desk staffing would
be reduced to the 2016-17 winter season only. The number of nightly rentals
managed by Park City Lodging has dropped to a point that paying for front desk
staff no longer makes sense financially for the company.

Carolyn Young stated the board discussed staffing the front desk and found it
would not be effective since it is rarely used. She noted that an electronic keypad
could be installed to allow access for luggage storage and to use the computer. A
security camera could also be installed.

Ellen McBride commented that the room to store luggage while waiting for
transportation is a good idea and that a coin machine and soap machine could be
added to the laundry room. She suggested that parking passes could be sent to
owners for distribution to renters. She does feel that an on-site person is a good
idea for at least a few hours each day.

Greg Hagerman asked about the cost to staff the front desk from Christmas
through mid-March for 8 hours per day. Rhonda reported that it cost Park City
Lodging approximately $15,000 for staffing last winter season. Greg commented
that if the HOA absorbs front desk staffing expense it would cost each owner



approximately $30 per month. An attendee asked if staffing the front desk
benefits Park City Lodging and Rhonda Sideris reported that they only manage
seven nightly rentals and when they first took over they managed over half the
project. When the economy changed, owners started renting themselves through
VRBO or changed to long term rentals for guaranteed income.

Carolyn Young stated that she has been an owner for many years and in the past
almost everyone used the property manager to rent until companies like AirBnB
and VRBO became popular.

Gemma Lenard stated that she has owned an Edelweiss unit for 30+ years and her
unit was in the rental pool but is now occupied long term. She wondered who
will police the pool for glass if there is no on-site desk. An attendee stated that all
owners must bear responsibility for keeping Edelweiss safe. Carolyn Young asked
owners to provide plastic or paper cups in their condo for use at the pool.

Ellen McBride proposed that the HOA contract with Park City Lodging to provide
front desk services for ski season, hours to be determined. The cost is
approximately $15,000 and Park City Lodging would staff the front desk until
5:00 or 6:00 pm.

A motion was made to contract Park City Lodging to staff the front desk for 90
days during ski season. Motion was seconded.

An attendee asked how many units are in rental. Jeanne reported that there are 10
long-term rentals and approximately five owners live at Edelweiss so that leaves
about 30 units doing nightly rentals. Rhonda reported that staffing the front desk
during the daytime is important to facilitate questions that arise during the check
in/out process.

Chris Faris asked about the responsibilities of the front desk staff, Rhonda stated
that the desk employee patrols the property at a different time than maintenance
does, they distribute parking passes, and act as a concierge. An attendee added
other responsibilities such as: providing change for the laundry, assistance with
the lobby computer/printer and reporting maintenance issues to PCL. She asked if
the staff assists renters of units that Park City Lodging does not manage. Rhonda
clarified that they answer questions and provide concierge service for anyone who
stops in.

The motion was tabled until after the financials are reviewed.

V. NEW BUSINESS
a. 2017 Financials/2018 Budget - Jeanne Lehan

As 0f 8/31/17 the HOA has $99,000 cash in bank. The HOA will owe $51,000 for
the concrete stairway final payment, leaving $20,000 in reserves at year end.



The 2017 forecast was presented. Fire Sprinkler maintenance is $3,400 over
budget due to $2,000 repairs and the cost for responding to alarms. Property tax
for the HOA owned apartment and office went up approximately 50% from 2016
to 2017. The increase is not a rate change but is based on increased property
valuations from a large number of recent sales at the property.

The forecast for 2017 Net Ordinary Income is a ($6,000) loss versus a budgeted
($2,600) loss.

Due to the acceleration of the Building C stairway replacement, 2017 reserve
expense is forecast to be $110,000 versus budget of $21.200. This project was on
the reserve study for completion in 2018 so was done a year early.

The 2018 reserve contribution budget is $33,439 which includes $8400 in
expenditures with the balance going into reserve savings. Budgeted expenditures
include: $1,000 to complete asphalt seal coat and restriping; $2,400 replacement
of one pool pump; $2,000 pool furniture (2 tables, 8 chairs); $3,000 replacement
two sauna heaters. Rhonda reported that Utah law requires an HOA reserve
update every five years, and Park City Lodging reviews all assets annually to
update the study.

Jeanne reported that with no dues increase or assessment the reserve balance will
increase by $25,000 during 2018. The goal is to have 20% of operating budget,
about $60,000, in the reserve account. The $25/month dues increase and $300
assessment options will increase reserves by $39,000. The $50/month and $600
assessment options will increase reserves by $52,000.

Carolyn stated that the board supports the $600 assessment option. The
assessment would be in two installments, $300 on 1/31/18 and $300 on 7/31/18.
An attendee asked if there will be another assessment next year. Carolyn
responded to this question stating that one of the reasons the board recommends
the $600 assessment is to bring the reserve account to a point where it is
comfortable. The next major project the HOA anticipates is replacing the entry
doors on the Buildings A and B and would eventually like to install keypads. The
windows on south side need better insulation or tinting,

Ellen Carpenter proposed increasing the assessment to $900 and allow owners to
pay in two $450 payments. A discussion followed about dues increase versus a
one-time assessment.

Daimon Bushi suggested examining ways to save energy to reduce expenses.
Rhonda reported that low flow shower heads and faucet aerators were purchased
by another HOA and made available to owners at HOA expense. A discussion
ensued about the placement and benefits of adding solar panels. Rhonda stated
that she can solicit solar bids from the company that she worked with on Park



City Lodging’s building. She is also not sure if the credits would apply to a
multi-unit dwelling.

Ellen McBride made a motion that budget be adopted as presented and that the
$900 assessment of two payments be adopted, which would include the front
desk. Carol Silverman seconded the motion.

Jeanne reported that there are 19 of 30 votes present in the room, including
proxies.

A vote by show of hands was called. Motion failed.

Daimon Bushi made a motion for a $50 per month dues increase. Shane Kemp
seconded the motion. A vote by show of hands was called and each person on the
phone provided their vote verbally. Motion failed.

Greg Hagerman made a motion to adopt a $600 assessment, made in two
payments. Carolyn Young seconded the motion. A vote by show of hands was
called and each person on the phone provided their vote verbally. Motion carries.

. Meeting Date
The 2018 meeting date will be held on Friday, October 5, 2018.

Board Election

All seats on the Board are for a one-year term. Chris Faris, Susan Norgren, David
Cushing, Hilary Williams and Carolyn Young are the current board members. No
applications for the Board were submitted.

Ellen Carpenter made a motion that the current board members be re-elected. The
motion was seconded. All in favor. Motion carries.

. Other

Ellen Carpenter made a motion that the front desk remain open during the ski

season, hired by Park City Lodging at the HOA expense, of which $15.000 is the

estimated expense for 8-hours per day. The expense is $333 per year. per owner.
Carol Silverman seconded the motion. Motion failed.

A discussion followed regarding installation of an electronic lock for the office to
allow guests use of this area while waiting for transportation and for luggage
storage after check-out. Rhonda suggested signage that states the HOA is not
responsible for lost or stolen items. It will be monitored by video camera.

Dorothy Lawyer expressed concerns about second hand smoke at the property and
inside her condo. Rhonda explained that the property is smoke free per Utah law
governing public buildings but a person can’t be restricted in their own home.
Rhonda Sideris reported that the last opinion they received from the HOA



attorney was that the HOA cannot dictate what happens inside a privately owned
condo. One owner can sue another owner for damages but the HOA is not
involved. Carolyn asked Rhonda to consult the attorney again to see if the law
has been revised.

Wayne Best suggested that the hot tub remain open year-round. The Board
approved extending the summer closing date from Labor Day to September 30
and based on cost to provide maintenance and open/close service during the slow
season it is not an expense that is budgeted at this time.

Carol Silverman motioned to adjourn the meeting. Diana Hagerman seconded the
motion. All in favor. Motion carries.

Meeting adjourned at 5:35 p.m.
Respectfully submitted,

Beth Kapp
435-640-7462
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