EDELWEISS HAUS ANNUAL HOMEOWNERS' MEETING
Friday, October 5, 2018
Edelweiss Conference Room, 3:00 pm

In Attendance

David Cushing - E102, E114

Mike Washburn — proxy for E118 Marcia Price
Chris Timothy - E219

Carolyn Young & Kip Hard - E224
Hilary Williams - E308

Gemma Lenard - E409

Susan Norgren - EWE

Diane Harrell - EWH

Curtis & Susan Lightner - EWK
Dorothy Lawyer - EWL

Chris Faris - EWN

Telepho dees

John Fisher - E10]

Karl Paulsen - E115

Manny Tehrani - E222

Richard & Ellen McBride - E305

Greg & Katic Wiest - E306

Carol Silverman - E410 - Assigned her vote to Ellen McBride upon leaving the meeting
Giregory Hagerman - E411

Jeff Shabel - EWA

Allison Clark — proxy for EWB Nathan & Amy Moon
Wayne Best - EWG

Jon & Randy Kirsch - EWJ

Daimon Bushi - EWM

Brad Carpenter - EWQ

By Proxy
Lynn Butterfield & Bob Merrill - E116 - Assigned 1o Dave Cushing

Karen Hill - E220 - Assigned to Carolyn Young

Shane & Meg Kemp - E307 - Assigned 1o Carolyn Young
Laurie Baker - E412 - Assigned to Gemma Lenard

Bill & Michelle Grant - EWD - Assigned to Hilary Williams
Patricia Harwood - EWF - Assigned 1o Hilary Williams
Theresa Gage - EWP - Assigned to Jeanne Lehan

Hepresenting Park City Lodging
Rhonda Sidens - President

Jeanne Lehan - HOA Accounting
Greg Parks - Director of Maintenance



L. Roll call was taken, and a quorum of 71% of ownership was established.
Il.  The meeting was called to order at 3:10 pm.

1. REVIEW AND APPROVAL OF 2017 MINUTES.

Dave Cushing made a motion to approve the 2017 annual meeting minutes. Carolyn
Young seconded the motion, All in favor, Motion carries.

1V, OLD BUSINESS

1. Maintenance Update - Greg Parks

* A boiler circulation pump was replaced in Building C in January.

* The conference room ceiling water leak was repaired. The leak was from the ski
storage room above,

* The pool/spa control panel will be replaced in November.

2. Capital Projects Update - Greg Parks
Greg reported scheduled HOA projects are as follows:
*  The C building north stairwell replacement project was completed in May.,

» South-facing entryway stairwell window tint will be installed in the A and B
buildings to reduce heat in the hallways,

* Top coat and striping on the Woodside side of the parking lot will be done this fall
if weather allows.

* Electronic locks will be installed on the A and B entry doors, pool gates and garage
doors before ski season. This will eliminate the need for a key. The front gate code
will be used for all locks and can be changed if needed for security purposes.
Owners will be notified in advance of any code changes.

The electronic lock code for the lobby, restrooms, sauna and ski storage will remain
owner-independent so that entries can be tracked if needed. Lock boxes that are
being used by owners/'managers should all be removed. Rhonda asked owners to
report security issues so that the lock code can be changed if needed. She advised
owners to let their managers know to not send the codes too far in advance because
the codes may change.



3. Board Update - Hilary Williams

Hilary stated the Board considers the age of the building and the potential for big-ticket
repairs in their planning. The Board is investigating solutions that will solve some of the
problems. She thanked all the Board members for their hard work over the last vear.

4. Smoking/CCR revision: There are reports of problems with smoking inside of
condominiums affecting adjacent units. Rhonda contacted the HOA attorney about this
issue and was advised that CC&Rs must be amended to enforce no smoking in private
condominiums. An attendee asked about the estimated cost to amend the CC&Rs
regarding this issue and Rhonda estimated less than $3,000. Rhonda explained that the
current CC&Rs are quite old and should be updated to reflect current practice. The cost
to rewrite and update the CC&Rs would have to be researched since this process requires
a majority vote of the owners and individual certification from each owner of receipt of
the changes. The Board worked with an attomey to revise the CCRs several years ago
and a draft of this document exists but has not been finalized. An attendee asked about
penalties for rule infractions. Rhonda stated the penalty would be the decision of the
association. State Law requires a 24-hour notice must be given 1o cure the infraction
before a penalty can be posted.

A discussion ensued regarding creating just an addendum or rewriting the CC&Rs.
Carolyn Young asked for pricing to add the Smoking Policy and for an entire CC&R
update. Rhonda stated Park City Lodging would inguire about the costs of each and
forward the information 10 the Board.

5. Lobby Space Alternatives: The Board is interested in looking at uses for the vacant
lobby space in Building A. Options for this space include: selling the space and having
the buyer develop another condominium; a special event or reading space; expanding
Unit 200; rent as an office space. An owner expressed concern that changing the space
may pose a problem for owners/guests who have a late checkout and are waiting for
transportation. [t would also eliminate computer availability. Chris Faris volunteered to
head a commitiee o explore options for use of the lobby space. The committee will
explore the options and report the findings next vear. Any changes in use should
positively affect the property value. Manny Tehrani volunteered to join the committee,

&, Other

Water Meters. The Board asked PCL for information on pricing to install separate water
meters for each unit. Greg reported there are two waler lines into each unit since the
property’s hot water is heated by central boilers rather than separate water heaters. Each
condo would require two $1000 usage meters, total $2,000 per condo. The HOA would
still receive one water bill and would need to pay to have someone read the 90 usage
meters, break down costs per unit and create 45 individual bills based on usage. There
would be a separate common area meter for the pool, spa, laundry room, bathrooms and
landscaping.



Electrie Meters. Greg stated the cost is $2,600 per meter for the part and installation, not
including any setup fees imposed by Rocky Mountain Power. An attendee asked if
Building C has separate unit meters and if they could be used or would they need to be
changed. Greg stated the existing meters could possibly be used,

Discussion on Meters: Carolyn Young explained that billing utilities based on use was
discussed in the past and continues to be an issue given the trend toward more full-time
residents at the property, compared to a majority of nightly rentals in the past. In addition,
washers, dryers and air conditioning have been added 1o a number of units. Greg
Hagerman suggested billing full-time residents a higher rate for electric and water
without a severe penalty. He felt installing the meters is a large investment, Rhonda
reported the HOA attorneys previously gave the opinion that this policy would establish
prejudice against full and part-time occupants and was not recommended. Carolyn stated
the Board may explore this further with an attorney.

Trees. Manny Tehrani stated there is a problem with trees branches encroaching on his
unit and asked for the trees to be trimmed. Greg stated that several trees that need to be
trimmed or removed were identified by the Board and he will ensure this is done. Carolyn
stated the Board would like to trim some trees but needs to ensure this cost is within
budget. She commented some people enjoy the trees because they provide privacy and
she would be interested to hear opinions from other owners.

NEW BUSINESS

. 2018 Financials and 2019 Budget - Jeanne Lehan

2018 Forecast: Jeanne reviewed the major variances from budget on the 2018 forecast
profit and loss statement. Landscaping is over budget because the bill for the 2017
exterior tree lights was received and paid in January 2018. Meeting Room Expense is
over budget due to repairs from a water leak. The forecast is for a $9361 operating loss,
compared to a $725 profit. Funds from the savings account will be used to offset the
loss.

The HOA will contribute $60.349 to the Reserve Fund in 2018. These funds will offset
the forecast $77,014 reserve expenses this vear.

2019 Reserve Study Fund Analysis: Park City Lodging reviews the Reserve Study
Analysis report yearly to determine a remaining life for each asset for long term expense
planning and develop a budget for reserve spending. The projects are reviewed by the
Board to identify funding for 2019,

The projects in the 2019 reserve budget are $1,500 for Asphalt Seal Coat and Re-stripe;
$2.400 for a replacement pool pump; and $5,000 to replace the Sauna Heaters. Jeanne
pointed out other projects with 1-2 year remaining life and noted there are quite a few
large assets (boilers/roof) that will be aging out soon and require replacement. Greg



stated there were some roof repairs underway that may help extend the time before roof
replacement is required.

2019 Budget. The proposed draft 2019 budget was developed with the Board after
consideration of the operating and reserve expenses for 2019. The proposed budget
includes a dues increase of $50 per month, an £.5% increase.

A discussion followed regarding the reasons for the proposed dues increase. Dave
Cushing reported that the Board considered the aging building and need 1o build up the
reserve fund for upcoming expenses. He stated there could be significant expense in the
next few yvears for replacement of the 12 boilers that are aged out and must be replaced if
they fail. He explained if the dues increase and a $600 assessment is approved, the
Reserve Account balance would increase from $73,000 in 2018 to $138,000 in 2019. Jon
Kirsch asked why it is necessary to increase the Reserve Account balance. Rhonda stated
that in addition to avoiding an emergency special assessment, Utah State Law reguires
HOAs fund their reserve account and that lending institutions consider the “health™ of the
reserve account when determining a property’s suitability for a loan.

Dave Cushing asked the question, *Should there be money available when large items
need replaced, or do the owners prefer big assessments when the need arises.”™ Manny
inquired what portion of the due increase is for the assessment. Dave explained there is a
$600 assessment proposed, in addition to the dues increase, He summarized the increase
15 $100 per month, per unit; $50 for dues and 350 for the assessment. Manny inquired if
the $50 per month for the assessment will be eliminated once the total assessment is
reached. This was confirmed.

Carolyn Young commented she would like to see regular dues increases and that the
Reserve Fund is too low for comfort right now. She pointed out the high cost of the boiler
and roof replacements and stated the philosophy of the Board is to maintain the property
and not replace assets as they break.

Daimon Bushi asked when the last rent increase on Condominium 200 was. Rhonda
reported the rent increases yearly upon renewal in April and the current rent is $1,250 per
month. Daimon Bushi commented rent for Condominium 200 is undervalued since he
realizes up to $3,000 per month for nightly rentals on his two-bedroom. Rhonda stated it
15 not likely the HOA would receive $2,000 per month for a two-bedroom, one-bath,
unfurnished condominium.

Rhonda stated there are expenses such as internet and cable TV which could be removed
from the HOA budget and transferred to individual owner responsibility. Owners pay
around $14 for Internet and $31 for cable per month, based on the bulk accounts. It is
likely that owner expenses for these would increase if paid individually,

Manny suggested investigating a possible income source from the renting garage spaces
from May to December. A discussion ensued regarding who would monitor the parking,



Rhonda stated the Rules and Regulations stipulate no long-term parking and only one car
per unit in the garage.

Carolyn Young made a motion to approve the 20019 hudget as presented, Susan Norgren
seconded the motion. Five opposed. Majority in favor. Motion carries.

Discussion on Motion. A discussion ensued regarding boiler replacement cost on the
reserve study. There are 14 boilers at the property, approximately 518,000 each to
replace. but these are only replaced when they fail. Two boilers were replaced in 2013,
That leaves 12 boilers with a one vear remaining life. The useful life was determined by
the engineer who evaluated the property assets during the original reserve study, The
remaining life at that time was based on industry standards. An attendee asked il boilers
can be repaired. Rhonda reported that annual boiler repair expense since 2014 ranged
from $10,000 to $23,000 per year.

Door Locks. Carol Silverman questioned if replacing the keyed door locks with
electronic locks has been discussed because a uniform look would enhance the property.
Rhonda explained that using only one lock style would prove difficult because a variety
of e-locks are preferred by owners/managers and have already been installed at the
property. Rhonda suggested if an owner is interested in changing their lock, Park City
Lock can provide a bid.

Structure of Board Meetings. An owner stated that in the past, owners were sent notices
of Board meetings and owners were allowed 1o attend as non-voling participants. Rhonda
stated that these days 99% of Board communication is via email. The state law
requirement for meeting notices applies to formal meetings but not to email
communications. Hilary confirmed that Board members are in regular and frequent
contact via email. Rhonda sugpgested that owners reach out the Board members when they
have guestions about the HOA.

2019 Meeting Daie

The 2019 annual HOA meeting will be held on October 4, 2019,

HOA Rules and Regulations Changes

Carolyn Young stated there are two procedural items about pool dates and parking pass
pick-up on the Rules which have been updated. Revised rules will be sent to owners.
Owners are encouraged to provide this information to their management companies and
guests. (REVISED RULES ATTACHED)

Other Business

Air Conditioning: The Board is investigating the specifications and rules for installation

of air conditioning units at the property. Policies and rules will be forwarded to owners
when they are developed.



Concrete on Balconies: An attendee reported Unit 219 has flaking concrete on the
balconies. An attendee via the telephone reported Unit G has this problem. Greg will
review these issues with the owners.

Hallway Maintenanee: Wayne Best, unit G, noted the exterior hallways are not being
cleaned frequently enough. Rhonda stated this is a reduced service during the non-peak
season and she will follow up with the housekeeping and maintenance departments,

Storage Space: Daimon Bushi, Unit M, commented that during the stair replacement in
Building C his storage space was ¢liminated. Greg confirmed that the space had 1o be
removed for construction of the stairway. An attendee asked if the storage space will be
replaced in some manner. He commented there are outside storage spaces for other units.
A discussion ensued regarding storage space on the decks. Rhonda stated they would
look at the site plans to determine what was originally provided. She stated there are three
storage lockers for rent in Building C for $30 per month.

Gutters: Gemma Lenard commented that gutters should be cleaned prior to the winter

season 10 eliminate water accumulation in the winter. Greg Parks indicated they were
cleaned.

Snow Accumulation: An attendee asked about clearing stair landings in Building C
when it snows, Rhonda stated this should already be on mainienance snow removal
schedule. Several homeowners indicated snow was removed from these areas last year.

. Board Elections

Jeanne Lehan reported the results of the election for Board members. David Cushing,
Chris Faris, Susan Norgren, Hilary Williams and Carolyn Young were elecied for a one-
vear term to the HOA Board.

15 Faris made a Motion to adjourn the

All in faw i ies,

The meeting was adjourned at 5:05 pm.



EDELWEISS HAUS HOMEQOWNERS ASSOCIATION
RULES AND REGULATIONS
1482 EMPIRE AVE. (P.0. BOX 495)
PARK CITY UTAH 84060

SWIMMING POOL AND HOT TUB

1.

The pool and spa are for the exclusive use of owners, guests and tenants who are staying at the
property. Group pool parties are not allowed.

2. Children 12 and under must be accompanied by an adult.
3. Glassis not allowed in or around the pool and spa area at any time.

Pool Hours:
4. Summer - 10 am to 10 pm daily. Open from Memaorial Day to September 30,
b. Winter - 4 pm to 10 pm daily, weather conditions permitting. Pool may not open if
temperature is below O degrees Fahrenheit. Pool will cpen on opening day to the
closing day of Park City Mt. Resart.

PARKING, BIKES, SKAT

1.

1.

Parking is by permit only. Permits may be obtained at the Park City Ledging, Inc. office located
at 1897 Prospector Avenue. Permits must be hung from the rearview mirror with the
information clearly visible from the vehicle exterior. Valid permits include the unit # and
expiration date. Permits may not be altered in any way. Altered permits will be considered
invalid. Vehicles without a valid parmit will be towed at the owner's expense.

Each unit is allowed to park up to 2 vehicles at the property. Only one (1} vehicle per/property
can be parked in the garage on a first come/first served basis. The second vehicle must be
parked in the exterior parking lots on Empire or Woodside Avenue. All vehicles parked at the
property, whether in the garage or in the outside lots, must display a valid parking permit with
the unit # and an expiration date clearly visible on the permit,

Parking at Edelweiss Haus is for owners, guests and tenants to use while they are staying at the
property. Owners are not allowed 1o store a vehicle at the property.

Mo repair or maintenance of vehicles is allowed in the parking areas at any time.

Wehicles parked on the outside lots during the winter months should be moved periadically to
help facilitate snow removal.

Vehicles parked at the property must have a current registration, be operational and legally
licensed.

No skateboarding, rollerblades, roller skating or riding bikes is allowed on the property.

BALCONIES AND COM

1.
2.

Mo barbecues of any type are allowed on the balconies including gas or charcoal grills.
All balconies are to be kept free of any obstruction that might interfere with normal movement
up and down the stairs.



3. Mothing shall be displayed, hung or placed on windows, balconies or on the outside walls or
doors of units that detracts from the general character of the Property and no signage,
[including but not limited to, “for sale™ or “for lease” signs) lock boxes, awning, canopy, shutter,
AC unit, radio or television antenna or satellite dish shall be affixed or placed upon the exteriar
windows, walls or doors, roofs or any part of a unit.

4. Mo awnings or enclosures shall be permitted on unit decks.

5. Mo personal property shall be permitted on the unit decks, including towels, with the exception
of patio furniture.

Mo Pets are allowed at Edelweiss Haus. It is the responsibility of the owner to notify their guests
and tenants that pets are not allowed. All visitors must be advised of this rule.

A fine will be imposed for violation of this rule and will increase each time this rule is violated,
Service animals that comply with ADA requirements are allowed as long as the owner and/or
their guest submit a written request and provide approved documentation prior to arrival.
Forms may be obtained from the property management company. Service Animals are required
to be an a leash at all times.

1. Al trash is to be placed in the dumpster located on Woaodside Avenue,

2. Mo trash is to be left outside on the walkways, balconies, porches, decks, or in the hallways.

3. Common area trash receptacles (e.g., in the pool or barbecue areas) are not to be used for
regular household garbage.

QUIET HOURS

1. Quiet howrs are enforced from 10 pm to B am each day. Please be considerate of your
neighbors and be advised that unruly behavior will not be tolerated at any time,

2, Residents and managers are authorized to contact the Park City police to address any violation
of the quiet hours rule,

FINES

1. Awarning to the property owner will be issued for the first offense w24 howrs to cure,

2. Afine of 5100 will be issued for the second offense and a fine of 5200 for the third offense and
each offense thereafter. Fines will be assessed to the property owner on their next HOA
statement.

COMNFEREMCE ROOM REMTAL

1. Owner rental rates are 550 per day plus a 5200 cleaning fee that is refundable after inspection
by housekeeping,



2. Nightly rental guests will pay $100 per day plus a 5200 cleaning fee that may be refundable after
inspection by housekeeping.
3. Fee does not include setup or rental of AV Equipment or tables and chairs.

1 NCY

1. Occupancy of any unit is limited to two (2) individuals per bedroom. The Management
Committee will consider a Conditional Occupancy Variance upon written request from the unit
owner. The maximum occupancy that may be requested under a Conditional Occupancy
Variance is as follows:

a. 5ix (6) individuals in a two bedroom unit
b. Four (4) individuals in a one bedroom unit
€. Two (2] individuals in 2 hotelflock-off type unit

ARCHITECTURAL CHAMNGES

1. The Board of Directors must approve any proposed modification of any part of the exterior of
any unit. This includes any changes to exterior walls, windows or patios.

2. An "Architectural Change” request must be submitted by the owner to the Board of Directors
prior to getting a Park City bullding permit and before the change is made. Submission of the
“Architectural Change” request by the owner does not guarantee that the change will be
approved.

3. Any unit undergoing any construction work must do so within the interior confines of that unit.
Mo construction machinery or materials may be stored, nor construction labor performed on the
unit's balcony, in the common area hallways or on the commeon area ground. Construction
work may not begin before 8:00 am and must be finished by 5:00 pm and construction is not
allowed during the ski season, i.e. opening to closing day at Park City Mountain Resort,

4. To ensure a uniform attractive external appearance to the property, all window treatments
must show an exterior (i.e. the side facing outward) color that is either white or off-white. (If
other colors are used, they must be backed with a white or off-white lining so that it shows to
the outside rather than the colored or decorative side).

5. Window treatments must be maintained in good condition.

SMOEING
1. Edelweiss Haus is a NO SMOKING property.

Revited October 2018
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