CANTRICE COURT CONDOMINIUM OWNERS’ ASSOCIATION

			Vote on Special Assessment of $2 million ($2,000,000)

					Why Roofs are Needed Now

												Sept 11, 2026
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1. Todays Financial Situation - How did we get here?

First things first, the Past.
We can't answer about past history, what motivated past Boards.  We can only state the facts of the past.

Seeing the facts of the past will help us to more quickly accept them - they are what they are - and move on to focus on what is most important - what we can do today and in the future.

The Past - A perfect storm of:
· Inadequate long-term financial planning by past Board of Directors to save for future major projects without sudden, expensive special assessments,
· Inattention by homeowners to question the Board about our long-term financial needs,
· Lack of understanding the importance of a fully-funded Reserve Account,
· Failure to fund Reserve Studies at 100% of needs,
· Overemphasis on keeping monthly assessments low,
· A huge increase in 2026 to the cost of Reserve Study major projects, partially because todays Board applied ACTUAL contractor costs for major projects (roofs, streets), and
· The cost of roof replacements - todays #1 major expense - increased by 30% in one year from 2025 to 2026 (typical annual increases are 5-7%).

Over 11 years from 2014 to 2025, owner Regular Assessments increased less than the rate of inflation.

For 5 years 2014 to 2018, owner Regular Assessments did not increase at all.

Over 6 years from 2019 thru 2025, there was little growth in Association Total Assets.

Since 2018, there have been large shortfalls in Reserve Account funding.

The 2026 Reserve shortfall is a huge $3,245,597.  Reserves are only 8.8% of the amount needed.
The 2026 Reserve Study applied ACTUAL contractor costs for major projects - provided by the Association.


1.1 Regular Assessments - History

Over 11 years from 2014 to 2025, owner Regular Assessments increased less than the rate of inflation.
			Increased from $330 to $435.
			Increase of only $105.
[bookmark: OLE_LINK1]			Average annual rate of increase of 2.54%
			(Average annual inflation rate was 2.88%)

	For 5 years 2014 to 2018, owner Regular Assessments did not increase at all.

Year	Regular	Annual
	Assessments	Increase (decrease)	
			
2013	$330		
2014	$330		
2015	$330		   $0
2016	$320		($10)
2017	$320		   $0	
2018	$315		  ($5)
2019	$325	 	 $10	
			
2020	$335		 $10	thru June
2020	$375		 $40	starting July
			
2021	$390		 $15	
2022	$400		 $10	
2023	$400		 $0	
2024	$420		 $20	
2025	$435		 $15
			
2026	$522 		 $87	


1.2 Account Balances - History

	Over 6 years from 2019 thru 2025, there was little growth in Association Total Assets.

	Year		Reserve	Operating	Total
			Account	Account	Assets

	1/31/2019	$371,965	$158,300	$532,178
	1/31/2020	$227,391	$214,667	$442,663
	1/31/2021	$378,350	  $33,581	$417,709
	1/31/2022	$432,109	  $54,979	$489,532
	1/31/2023	$477,499	  $78,129	$556,404
	1/31/2024	$523,870	  $47,637	$571,473
	1/31/2025	$215,777	$153,591	$434,107    <---- 2025 started roof replacements.

	7/31/2026	$310,712	$122,046	$487,735


1.3 Reserve Study - History

The primary purpose of a Reserve Study is to evaluate the physical condition of a community's shared property, determine the remaining life of the property and determine today's cost to repair and replace the property.  The HOA then creates a long-term financial plan to pay for major repairs and replacements, preventing sudden special assessments.

Since 2018, there have been large shortfalls in Reserve Account funding.
	
	The 2026 Reserve shortfall is a huge $3,245,597.  Reserves are only 8.8% of the amount needed.
The 2026 Study applied ACTUAL contractor costs for major projects - provided by the Association.


Year	Projected	Fully		Shortfall	Percent	Roof
	Balance	Funded			Funded	Replacement
									(203,700 sq ft)

2018	$729,362  	$1,377,356  	   $647,994	53%  		$1,019,000  (5.0 sq ft)
2021	$400,000  	   $635,680  	   $235,680	62%  		   $611,100  (3.0 sq ft)
2024	$490,482 	$1,047,388  	   $556,906	46% 		   $560,175  (2.75 sq ft)
2026	$313,600  	$3,559,197  	$3,245,597	  8.8%  		$1,757,000  (8.62 sq ft)


2. Focus on Today and the Future - Needs

Let's focus on today and the future.

For todays roof replacements:	$1,617,000 is needed today.

For upcoming annual projects:	$1,579,050 additional is needed within the next 6 years.

For years thereafter, we need to ensure the Reserves remain at a healthy level to avoid more sudden, large assessments.



2.1  2026 Reserve Study

	
	2025 Dollars
	Remaining Life
	Notes

	 
	 
	 
	 

	Roof - Underlayment - REPLACE
	$1,617,000 
	  0 years left
	 

	 
	 
	 
	 

	Streets - Asphalt - Reconstruction/REPLACE
	$448,550 
	  0 years left
	90,000 sq ft / $5-7 sq ft
($450,000 to $630,000)

	Streets - Stamped Concrete - Entry - REPLACE
	$367,000 
	  0 years left
	30,000 sq ft (est) / $15 sq ft
($450,000)

	Driveways & Aprons - Concrete (poured) - Repair
	$57,800 
	  0 years left
	Repair every 5 years

	 
	 
	 
	 

	Buildings - Wood Surfaces - Repaint
	$96,000 
	  0 years left
	Every 6 years

	Buildings - Stucco Surfaces - Repaint
	$490,000 
	  6 years left
	 

	 
	 
	 
	 

	Iron Fence/Rails/Gates - Repaint
	$37,200 
	  0 years left
	Every 5 years

	Metal Fence/Railings - Partial REPLACE
	$30,000 
	  0 years left
	Every 5 years

	Vehicle Gates - REPLACE
	$120,000 
	14 years left
	 

	 
	 
	 
	 

	Pole Light Fixtures - REPLACE
	$52,500 
	  5 years left
	 

	Wood Trellis - Trash - REPLACE
	$104,000 
	10 years left
	 

	 
	 
	
	 

	Total:
	$3,420,050 
	 
	 




2.2  2026 Budget

	SUMMARY OF OPERATING & RESERVE EXPENSES
	 

	 
	ANNUAL
	 

	GENERAL & ADMINISTRATIVE
	$37,050
	5.8%

	INSURANCE
	$128,467
	20.0%

	UTILITIES               
	$98,316
	15.3%

	REPAIRS & MAINTENANCE       
	$36,462
	5.7%

	POOL EXPENSES           
	$10,713
	1.7%

	LANDSCAPE               
	$105,600
	16.4%

	ACCESS SYSTEMS/PATROL     
	$4,400
	0.7%

	RESERVE EXPENSES        
	$222,264
	34.6%

	TOTAL OPERATING & RESERVE EXPENSES
	$643,272
	100.0%




3. Today - What do we do?

No matter what path we take, the Association is projected to pay between $4.1 and $4.8 million for major projects over the next 10 years.

Paying quickly with large cash assessments now, the total cost will be near the lower end of this range.

Paying minimum cash assessments, stretching out costs over several years, the total cost will be near the higher end.

Board Decision:

Since the 2026 Reserve Study was completed in Fall 2025, the Board has been discussing how to fund our long-term major projects.

This discussion has included numerous emails, working meetings and townhalls starting over two months ago to zero in on what is the best course for the Association.  The Board has listened to owners.

Owners have had numerous opportunities his summer to discuss what they want to do.  Over 50 owners have attended several Board Meetings and Town Hall poolside meetings.  Those that have contributed have made it clear.  They want:
· Roofs replaced immediately,
· Minimal cost increases in monthly assessments,
· Minimal negative impact on home values, and a quick recovery in home values,
· Minimal risk of increased cost of insurance,
· Maintain qualifying for financing by agencies like Fannie Mae & Freddie Mac, and
· Do not want the Association to borrow loan money without immediately using it.

To best satisfy these, the best path today is:

1. An Association Loan to obtain all of the funds needed to replace roofs immediately,
2. A Special Assessment to cover the cost of the roof replacements, and
3. The Association offering a payment plan to owners for their special assessment.

Roof replacements are an absolute and immediate need.

All other major projects can wait a few years (eg. asphalt and concrete streets, building painting, etc.).  These costs do not disappear.  Regular Assessments will still need to increase over the coming years even when the roof replacement work is completed.

4. Why Roof Replacements are Needed Now

Our roofs likely NO LONGER PREVENTING WATER INTRUSION.
They no longer fully protect our buildings and interiors.

Last Winter, seven (7) units leaked, despite receiving all necessary maintenance in Fall 2025.

The roof underlayment is the barrier that prevents water intrusion.
This barrier is from 5 to 15 years OVERDUE for replacement.   Simply put, it no longer works.
The water barrier underlayment is no longer working as it should.

84 of our 98 units need partial or total new roof replacements NOW.

The 2026 Reserve Study was prepared by Sean Kargari, a credentialed Reserve Specialist for Association Reserves.  In July 2026, Sean told the Board:

The tile roof replacements have already started and the remaining older roofs should also be replaced to avoid interior damage to the units and extra remediation costs, as well as insurance issues.

I would stress that the tile roofs are an absolute must.  You'll spend more money on water intrusion remediation than on simply replacing the overdue roofs.  You'll save the community money.  El Nino is on the way and annual "atmospheric rivers" are the new normal.

Yes, a $20K per unit Special Assessment is a hard pill to swallow, but the cost of lowered property values will be much more:
            -   5% Loss = Approx $37K loss to each owner  [Sean checked current prices on Zillow]
            - 10% Loss = Approx $74K loss to each owner



Respectfully and Sincerely,
Cantrice Court COA Board of Directors

