
William Mills, individually and as trustee 6 0 5  J u b i l e e  L a n e  U n i t  F  
S i m i  V a l l e y ,  C A  9 3 0 6 5  

t :  8 0 5 . 3 9 0 . 0 5 0 9     
e :  w m i l l s 9 9 @ p r o t o n m a i l . c o m  

June 3, 2026 

Subject: Formal Demand to Withdraw and Refund Improper 2026 Special 
Assessment; Budget Packet Did Not Authorize Assessment; Electronic 
Records Request 

Via Email 
Cantrice Court Condominium Owners’ Association 
c/o Community One Property Management 
Attn: Board of Directors / Management 
241 Frank West Circle, Suite 200 
Stockton, CA 95206 
jeffg@communityonepm.com 
CC: Cantrice Court Condominium Owners’ Association Board of 
Directors 
ctreynders@aol.com; queensubette@gmail.com; 
DWGOLDE@sbcglobal.net; davidarjones@gmail.com 
CC: Association Agent for Service of Process 
tawny@hoa-accounting.com 
CC: Association Counsel 
JDeleissegues@adamsstirling.com 

Re: Formal Demand to Withdraw 2026 Special Assessment, Refund 
Amounts Collected, Cease Collection Activity, Produce Electronic 
Records, Correct Ledgers, and Place Matter on Open-Session Agenda 

Dear Board of Directors, Management, Agent for Service of Process, and 
Counsel: 

I formally dispute the Association’s 2026 special assessment and demand 
immediate corrective action. 
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This letter is also a formal electronic records request under the Davis-
Stirling Act, including Civil Code §§ 5200, 5210, 5230, 5235, 5300, 5605, 
5615, 4930, and 4955. 
The issue is simple: 
The 2026 Budget Package may attempt to disclose a special 
assessment, but it does not authorize one. A budget packet is not a 
substitute for a properly noticed open-session Board vote, minutes, 
resolution, statutory calculation, and timely individual notice. 
Unless the Association can produce the specific records proving lawful 
approval and notice, the Association must immediately withdraw the 
disputed assessment, stop collecting it, refund amounts collected, correct 
owner ledgers, and place this issue on an open-session Board agenda. 
I. Exhibits Supporting This Demand 
Exhibit 1 — 2026 Budget Package 
The Association’s 2026 Budget Package states that the Board approved a 
2026 regular assessment and a “5% Special Assessment.” The 
Assessment and Reserve Funding Disclosure Summary also states that a 
2026 special assessment of $300.00 per unit was scheduled for 
“Special Assessment for Reserve Funding.” 
This creates the dispute. The Budget Package says owners are being 
charged, but it does not prove that the charge was lawfully approved. 
The Budget Package does not identify: 

1. the open-session meeting where the special assessment was 
approved; 

2. the agenda item that noticed the vote; 
3. the minutes showing the motion, second, and vote; 
4. a Board resolution approving the assessment; 
5. the exact due date; 
6. the duration of the assessment; 
7. the Civil Code § 5605 5% calculation; 
8. member approval, if required; or 
9. proof of Civil Code § 5615 individual notice. 

Exhibit 2 — September 30, 2025 Agenda 
The September 30, 2025 agenda lists “Committee - Reserve Study / 
Budget / Funding Major Projects.” 
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That wording does not tell owners that the Board intended to impose a 
2026 special assessment. It does not say “special assessment,” “$300 
per unit,” “5% special assessment,” “assessment increase,” “levy,” 
“vote,” “due date,” or “duration.” 
A vague budget/funding topic is not the same as a noticed action item to 
impose a new owner charge. 
Exhibit 3 — November 25, 2025 Agenda 
The November 25, 2025 agenda lists bank statements, financial 
production, owner account balances, completed projects, roof work, asphalt 
seal coat, roof leaks, and a possible December meeting. 
It does not list adoption of the 2026 budget. It does not list approval of a 
2026 special assessment. It does not list any vote to impose a $300 per 
unit charge or a “5% Special Assessment.” 
Exhibit 4 — December 16, 2025 Agenda 
The December 16, 2025 agenda lists financial items including bank 
account balances, financial production, owner balances, portal update, 
reserve account balances, 2025 accounting, and major project cash flow. It 
also lists State Farm Insurance for 2026, “Pay in Full? Finance?”, and 
property lighting. 
It does not list approval of a 2026 special assessment. It does not list 
adoption of a $300 per unit charge. It does not list a vote to impose a “5% 
Special Assessment.” It does not identify the amount, due date, duration, or 
legal authority for a special assessment. 
II. Why the 2026 Budget Package Did Not Authorize the Special 
Assessment 
1. Civil Code § 5300 Requires Disclosure, Not Automatic Authorization 
Civil Code § 5300 requires the annual budget report to include certain 
disclosures. If the Board anticipates special assessments, the annual 
budget report must state the estimated amount, commencement date, and 
duration of the assessment. 
In plain English: The budget packet is a disclosure document. It tells 
owners financial information. It does not, by itself, prove the Board 
lawfully voted to impose a special assessment. 
The 2026 Budget Package fails to function as lawful support for the 
assessment because it is incomplete and confusing. It refers to a “5% 
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Special Assessment” in one place and a $300.00 per unit special 
assessment in another. It does not clearly identify the actual approval date, 
agenda item, open-session vote, due date, commencement date, duration, 
or statutory calculation. 
Even if the Budget Package attempted to disclose the assessment, 
disclosure is not the same as authorization. 
2. Civil Code § 4930 Requires a Properly Noticed Open-Session 
Agenda Item 
Civil Code § 4930 generally prohibits the Board from discussing or taking 
action on a non-emergency item unless that item was placed on the 
agenda included with the meeting notice. 
In plain English: If the Board wanted to impose a special assessment, 
the agenda needed to clearly say that the Board would consider or 
approve a special assessment. 
The 2025 agendas do not do that. They reference finances, reserves, 
budget, funding, project cash flow, and financing. Those are not clear 
notices that the Board would vote to impose a new special assessment on 
owners. 
A special assessment is a direct charge. It cannot be hidden inside vague 
phrases like: 

• “Financial” 
• “Budget” 
• “Reserve Study” 
• “Funding Major Projects” 
• “Major Project Cash Flow” 
• “Pay in Full? Finance?” 
• “Project Updates” 

Those phrases do not give owners fair notice that the Board intends to 
impose a special assessment. 
3. Civil Code § 5605 Requires Authority and the 5% Calculation 
Civil Code § 5605 limits the Board’s ability to impose special assessments. 
The Board may not impose aggregate special assessments exceeding 5% 
of the Association’s budgeted gross expenses for the fiscal year without 
member approval. 
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In plain English: The Board must show the math. If the assessment was 
over the 5% limit, owners had to approve it. 
The Budget Package does not prove the 2026 special assessment was 
within the 5% statutory limit. It does not show: 

1. the Association’s budgeted gross expenses; 
2. the 5% threshold; 
3. the total aggregate special assessments imposed for 2026; 
4. the calculation showing the assessment was within the Board’s 

authority; or 
5. member approval, if required. 

Calling something a “5% Special Assessment” is not enough. The 
Association must produce the calculation. 
4. Civil Code § 5615 Requires Separate Individual Notice Before the 
Assessment Becomes Due 
Civil Code § 5615 requires individual notice of any increase in regular or 
special assessments not less than 30 days and not more than 60 days 
before the increased assessment becomes due. 
In plain English: Owners must receive individual notice in the required 
30-to-60-day window before the assessment is due. 
The Budget Package does not prove Civil Code § 5615 compliance. It does 
not show the exact date of delivery, method of delivery, recipient list, 
mailing records, email records, portal logs, or proof that notice was sent 
within the 30-to-60-day window. 
If the assessment became due January 1, 2026, the Association must 
prove timely individual notice before that due date. The Budget Package 
alone does not prove that. 
III. Summary of Defects 
Based on the documents produced, the Association has not shown: 

1. a properly noticed open-session agenda item to approve the 2026 
special assessment; 

2. open-session minutes showing the motion, second, vote, amount, 
purpose, due date, commencement date, and duration; 

3. a Board resolution approving the 2026 special assessment; 
4. complete and clear Civil Code § 5300 disclosure of the amount, 

commencement date, and duration; 
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5. the Civil Code § 5605 calculation proving the Board had authority to 
impose the charge without member approval; 

6. member approval, if required; 
7. Civil Code § 5615 individual notice sent 30–60 days before the 

assessment became due; or 
8. lawful authority to continue billing, collecting, or enforcing the 

disputed assessment. 
IV. Formal Demand for Corrective Action 
I demand that the Association immediately take the following actions. 
Demand 1 — Withdraw and Suspend the 2026 Special Assessment 
Legal basis: Civil Code §§ 4930, 5300, 5605, and 5615. 
Because the Budget Package did not authorize the special assessment 
and the 2025 agendas do not show proper open-session approval, the 
Association must withdraw and suspend the disputed 2026 special 
assessment. 
Demand 2 — Cease All Collection Activity 
Legal basis: Civil Code §§ 4930, 5300, 5605, 5615, and 5650. 
The Association must immediately stop all collection activity related to the 
disputed 2026 special assessment, including billing, payment demands, 
late fees, interest, collection charges, attorney collection activity, lien 
notices, lien recording, account restrictions, suspension of rights, negative 
ledger notations, or any claim that an owner is delinquent based on this 
disputed charge. 
Demand 3 — Refund Amounts Collected 
Legal basis: Civil Code §§ 4930, 4955, 5300, 5605, and 5615. 
If the Association cannot prove the special assessment was lawfully 
noticed, approved, disclosed, and imposed, then the charge was not 
lawfully collectible. 
The Association must refund all amounts collected from me for the disputed 
2026 special assessment and should refund all amounts collected from any 
owner unless the Association can prove lawful compliance. 
Demand 4 — Correct Owner Ledgers 
Legal basis: Civil Code §§ 5200, 5210, 5605, 5615, and 5650. 
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The Association must correct all affected owner ledgers to remove the 
disputed 2026 special assessment and any related late fees, interest, 
collection costs, attorney fees, lien fees, or negative balances. 
Demand 5 — Place the Matter on an Open-Session Agenda 
Legal basis: Civil Code §§ 4930 and 4955. 
The Board must place this dispute on the next open-session agenda as a 
specific action item. 
The issue must not be hidden under vague wording such as “financials,” 
“budget,” “old business,” “project updates,” “reserve study,” 
“management report,” “major project cash flow,” or “financing.” 
The agenda item should state: 
“Review and Possible Action Regarding Disputed 2026 Special 
Assessment, Including Withdrawal, Refunds, Collection Suspension, 
Electronic Records Production, Ledger Corrections, and Corrective 
Action.” 
V. Specific Electronic Records Requested 
Please produce the following records electronically by email, PDF, Excel, 
native file format, secure download link, or secure portal access. I am 
requesting electronic production. I am not requesting paper copies unless 
no electronic version exists. 
A. Budget Packet and Annual Budget Disclosure Records 
Legal basis: Civil Code §§ 5300, 5320, 5200, 5210, 5230, and 5235. 
Produce: 

1. The complete 2026 Annual Budget Report exactly as delivered to 
owners. 

2. Every attachment, insert, notice, cover letter, enclosure, and 
disclosure included with it. 

3. The special-assessment disclosure showing estimated amount, 
commencement date, and duration. 

4. The proof of when and how the 2026 Budget Package was delivered 
to owners. 

5. The recipient list for the 2026 Budget Package. 
6. Any portal logs, email logs, mailing certificates, or delivery records for 

the 2026 Budget Package. 
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7. Any draft or revised version of the 2026 Budget Package or special 
assessment disclosure. 

B. Agenda and Meeting Notice Records 
Legal basis: Civil Code §§ 4930, 4920, 5200, 5210, 5230, and 5235. 
Produce: 

1. The specific open-session agenda where the Board noticed approval, 
adoption, imposition, or levy of the 2026 special assessment. 

2. The meeting notice sent with that agenda. 
3. Proof of when and how the agenda and meeting notice were 

distributed to owners. 
4. Portal posting logs, website logs, email transmission logs, or mailing 

records showing distribution. 
5. Draft agendas, revised agendas, and final agendas from September 

2025 through December 2025 relating to the 2026 budget, reserve 
funding, major projects, financing, assessment increases, or special 
assessments. 

C. Minutes and Approval Records 
Legal basis: Civil Code §§ 4930, 4950, 5200, 5210, 5230, and 5235. 
Produce: 

1. Open-session minutes showing approval of the 2026 special 
assessment. 

2. The motion, second, vote, amount, purpose, due date, 
commencement date, and duration. 

3. Any Board resolution approving the 2026 special assessment. 
4. Any written consent, Board action record, or ratification record 

concerning the 2026 special assessment. 
5. All approved and draft minutes from September 2025 through 

December 2025 referencing the 2026 budget, reserve funding, 
financing, major projects, regular assessment increases, or special 
assessments. 

D. Individual Notice Records 
Legal basis: Civil Code §§ 4040, 5615, 5200, 5210, 5230, and 5235. 
Produce: 

1. The exact Civil Code § 5615 individual notice sent to owners. 
2. The date the notice was sent. 
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3. The method of delivery. 
4. The recipient list. 
5. Mailing records. 
6. Email transmission records. 
7. Portal notification records. 
8. Certificates or declarations of mailing. 
9. Returned mail records. 
10. Proof showing the notice was sent not less than 30 days and 

not more than 60 days before the assessment became due. 
E. Civil Code § 5605 Calculation and Member Approval Records 
Legal basis: Civil Code §§ 5605, 4070, 5100 et seq., 5200, 5210, 5230, 
and 5235. 
Produce: 

1. The Association’s 2026 budgeted gross expenses. 
2. The calculation showing 5% of the Association’s 2026 budgeted 

gross expenses. 
3. The total aggregate 2026 special assessments imposed on owners. 
4. The calculation showing whether the 2026 special assessment 

exceeded the Civil Code § 5605 threshold. 
5. If member approval was required, produce the notice of vote, ballots, 

inspector of elections records, quorum records, tally sheets, 
tabulation records, certification of results, and minutes. 

F. Billing, Ledger, Collection, and Refund Records 
Legal basis: Civil Code §§ 5200, 5210, 5230, 5235, 5650, 5660, 5675, 
5605, and 5615. 
Produce: 

1. My owner ledger showing every 2026 special assessment charge, 
payment, credit, refund, late fee, interest charge, collection fee, 
attorney fee, lien fee, or balance. 

2. All invoices, statements, coupons, payment demands, notices, or 
account communications sent to me regarding the 2026 special 
assessment. 

3. Ledger entries showing the 2026 special assessment was charged to 
owners. 
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4. A summary showing the total amount billed to all owners for the 2026 
special assessment. 

5. A summary showing the total amount collected from owners for the 
2026 special assessment. 

6. A summary showing any late fees, interest, collection fees, attorney 
fees, lien charges, or restrictions imposed because of the disputed 
assessment. 

7. All refund, credit, reversal, adjustment, or write-off records related to 
the 2026 special assessment. 

G. Board Packet, Management, Reserve, Financial, and Vendor 
Records 
Legal basis: Civil Code §§ 5200, 5210, 5230, 5235, 5300, 5500, 5550, 
5560, 5605, and 5615. 
Produce: 

1. Board packets for all meetings from September 2025 through 
December 2025 where the 2026 budget, reserve funding, major 
projects, financing, or special assessment was discussed. 

2. Management recommendations concerning the 2026 special 
assessment. 

3. Reserve-study materials relied upon to justify the 2026 special 
assessment. 

4. Funding analyses for reserve projects or major repairs. 
5. Cash-flow analyses. 
6. Financing analyses, loan options, or “pay in full versus finance” 

materials. 
7. Accounting records used to calculate the 2026 special assessment. 
8. Communications with the reserve study provider about the 2026 

special assessment. 
9. Communications with management about the 2026 special 

assessment. 
10. Communications with any accountant, bookkeeper, CPA, 

attorney, vendor, or consultant regarding the 2026 special 
assessment. 

H. Portal, Email, Posting, and Metadata Records 
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Legal basis: Civil Code §§ 4040, 4930, 5200, 5210, 5230, 5235, 5300, and 
5615. 
Produce: 

1. Portal logs showing upload dates for the 2026 Budget Package and 
any special assessment notice. 

2. Portal logs showing owner notifications relating to the 2026 special 
assessment. 

3. Portal logs showing when agendas, notices, minutes, budget 
documents, and special assessment documents were uploaded, 
modified, deleted, or replaced. 

4. Email transmission records for the 2026 Budget Package and any 
special assessment notice. 

5. Website posting records. 
6. Metadata or document history showing creation, modification, upload, 

replacement, or deletion dates for documents concerning the 2026 
special assessment. 

I. Privilege Log for Any Withheld Records 
If the Association withholds any responsive record based on attorney-client 
privilege, attorney work product, executive-session confidentiality, privacy, 
or any other objection, produce a privilege log identifying: 

1. date; 
2. author; 
3. recipients; 
4. general subject matter; 
5. document type; 
6. specific basis for withholding; and 
7. whether any non-privileged portion can be produced with redactions. 

A blanket refusal is not acceptable. 
VI. Statutory Consequences, Penalties, and Remedies for Refusal 
Please treat this section as notice of the consequences if the Association 
refuses, delays, withholds, or produces incomplete records. 
1. Records Refusal — Civil Code § 5235 
Civil Code § 5235 allows a member to bring an action to enforce inspection 
and copying rights. 
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If a court finds the Association unreasonably withheld access to 
Association records, the court shall award the member reasonable costs 
and expenses, including reasonable attorney’s fees, and may assess a civil 
penalty of up to $500 for the denial of each separate written request. 
In plain English: If you unreasonably refuse or delay these records, I 
may seek attorney’s fees, costs, expenses, and up to $500 per 
separate written records-request denial. 
2. Open Meeting Act Violation — Civil Code § 4955 
Civil Code § 4955 allows a member to bring a civil action for declaratory or 
equitable relief for violations of the Open Meeting Act, including injunctive 
relief, restitution, or both. 
A prevailing member may recover reasonable attorney’s fees and court 
costs, and the court may impose a civil penalty of up to $500 for each 
violation, subject to applicable statutory limitations. 
In plain English: If the Board imposed the assessment without proper 
agenda notice or open-session action, I may seek an injunction, 
restitution/refund, attorney’s fees, costs, and statutory penalties. 
3. Assessment Authority / Notice Violations — Civil Code §§ 5605 and 
5615 
Civil Code § 5605 limits the Board’s authority to impose special 
assessments without member approval. Civil Code § 5615 requires timely 
individual notice before an assessment increase or special assessment 
becomes due. 
In plain English: If the Association cannot prove authority, approval, 
and timely individual notice, the Association should not collect the 
assessment and should refund amounts collected. 
If the Association continues collecting without proof of compliance, I 
reserve the right to seek declaratory relief, injunctive relief, 
restitution/refund, ledger correction, costs, and attorney’s fees where 
authorized by law. 
4. Collection Risk 
If the Association continues billing, collecting, charging late fees, 
threatening liens, recording liens, or referring the disputed assessment to 
collections without first proving compliance, the Association risks additional 
claims for improper collection activity, inaccurate account statements, 
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improper ledger charges, and failure to maintain accurate Association 
financial records. 
VII. What the Board Must Do at the Open Meeting 
At the open-session meeting, the Board must clearly state: 

1. the date the 2026 special assessment was allegedly approved; 
2. the agenda item under which it was allegedly approved; 
3. the minutes showing the vote; 
4. the amount charged to each owner; 
5. the due date; 
6. the start date; 
7. the duration; 
8. the purpose of the charge; 
9. the individual notice sent under Civil Code § 5615; 
10. the annual budget disclosure made under Civil Code § 5300; 
11. the Civil Code § 5605 calculation; and 
12. the corrective action the Board will take. 

If the Board cannot identify those items, then the Board should withdraw 
the assessment, stop collecting it, refund amounts collected, and correct 
the ledgers. 
VIII. Deadline and Method of Production 
Please respond in writing within 10 calendar days confirming that the 
Association will: 

1. stop collecting the disputed 2026 special assessment; 
2. stop all late fees, interest, liens, attorney collection activity, and 

enforcement activity related to it; 
3. refund amounts collected; 
4. correct affected owner ledgers; 
5. place this matter on the next open-session Board agenda; and 
6. produce the requested electronic records. 

Please produce the requested records electronically by email, PDF, 
Excel, native file format, secure download link, or secure portal access. 
If the Association contends the assessment is valid, it must produce the 
specific agenda, minutes, resolution, individual notice, annual budget 
disclosure, statutory calculation, and member-approval records, if 
applicable, proving that position. 
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Nothing in this letter waives any rights, claims, remedies, penalties, costs, 
attorney’s fees, or statutory enforcement rights available under the Davis-
Stirling Act, the governing documents, or California law. I expressly reserve 
all rights. 

Sincerely, 
William Mills 

 
 
Attachments: 
Exhibit 1 — 2026 Budget Package 
Exhibit 2 — September 30, 2025 Agenda 
Exhibit 3 — November 25, 2025 Agenda 
Exhibit 4 — December 16, 2025 Agenda 
 
 
 

 
 
 
 
 
  
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT 1 



















































































































 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT 2 



Cantrice Court Condominium Owners Association 
Board of Directors Meeting Agenda |September 30, 2025 

Executive Session: 6:00 PM | Open Session 6:30 PM | Zoom Meeting 
Zoom Weblink: https://us02web.zoom.us/j/83521893277  
Zoom Dial In: (669) 900-6833     Meeting ID: 8352 189 3277 

 
  
Executive Session - Agenda - PROPOSED 

  
1.  Financial Update 
2.  Contract - Landscaping    
3.  Contract - Streets                  
4.  Management Transition 
5.  Board Operation 
6.  Officers 
7.  Safety Issue 

  
Open Session - Agenda - PROPOSED 

  
1.  Review & Approve Prior Meeting Minutes 
2. Financial Update 
3.  Officers 
3.  Management Transition & 7/24/2025 Emergency Meeting 
4.  Contract - Roofing                
5.  Contract - Landscaping        
6.  Contract - Streets           
7. Contract – Janitorial         
8.  Committee - Reserve Study / Budget / Funding Major Projects 
9.  Fire Mitigation 
10.  Owners Open Forum 

  
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT 3 



Cantrice Court Condominium Owners’ Associa3on 
Board of Directors Mee/ng Agenda  

Tuesday, November 25, 2025 | Zoom 
Zoom Weblink: https://us02web.zoom.us/j/86982689201  
Zoom Dial In: (669) 900-6833.     Mee/ng ID: 869 8268 9201 

 
Execu've Session (Board Only)     6:00 PM 

1. Personnel  
2. Contract (Management Transition)  

 

Open Session       6:15 PM 

1. Call to Order 
 

2. Board Vacancy  
a. Appointment of David Jones  

 
3. Minutes   

a. Review & Approve Prior Meeting Minutes  
 

4. Financial 
a. Review Bank Statements  
b. Update on Financial Production  
c. Owner Account Balances  

 
5. Completed Projects  

a. Roof Work  
b. Asphalt Seal Coat   

 
6. Action Items/Project Updates 

a. Roof Leaks from Last Storm  
 

7. Next Meeting Date  
a. December?  

 
8. Adjourn  
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