RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager (206) 407-3705 (business cell phone), robert@nashnw.com

Meeting started at 6:30pm January 8, 2024

Present: Board Members: Keith Gormezano (2304), Antonio Laracuente (8945), Cathy Lacefield (8911), Anne Torvik (8901), and Ali Lazcano (8941)


  Property Manager: Robert Carlson

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for November 6, 2023, approved.

Urgent Open Items:

1. Gutters!

a. Board voted to use Sound Cleaning to do the gutters, roof cleaning & moss treatment ASAP. Robert to schedule ASAP and request before and after pictures of the work.
b. Board discussed second cleaning of Building Two during the summer due to extra debris from the willow tree.  Robert to include on his ‘To do’ list.

2. Window Cleaning 

a. Board votes to use Sound Cleaning to wash the exterior windows, skylights and screens (if removable). Board also approves to clean the interior of the skylights and windows that do not require access to units, provided the total cost does not exceed $219 total. Robert will ask for approval if the cost exceeds that amount. Work to be scheduled ASAP pending clarification.
3. Peggy Longeway in Unit 2320 requested bushes along west side of creek east of Building 2 be trimmed back; Joeth emailed Jorge to ask him to do this. Robert needs to contact Pride ASAP and ask them to trim bushes along the creek. Three-foot level or whatever Pride determines is reasonable.

4. Roof leak unit 2306 Cornerstone Roofing is replacing the intake venting on Building Two on January 10-12 at no charge. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. Cornerstone Roofing recommended partial roof replacement on Building Two and will provide a proposal. Robert to request the proposal.
b. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020.

c. Robert will request a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Homeowner will request a proposal from Fischer for comparison.

5. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  

Open Items:
6. Miscellaneous work needed to be completed around the Property:

a. Waiting for a different vendor to repair shingles.

i. Waiting until later to repair

ii. Waiting till spring 2024 to stain the south wall of Building 1

b. Paint chimney stack of Unit 8915

i. Waiting for a later time to paint.

ii. Board agrees that the chimney sticks out and we should obtain a bid for doing the work to see what it would cost. 

1. Board agrees there is no rush on finding someone to do this work.

c. Re-staining some areas of exterior buildings where cedar siding is deteriorating.

i. Include staining for other portions of buildings when completing the staining on the south wall of Building 1 in the Spring 2022.

ii. A lot of areas need to be restained. Consider a walk-through to look for areas that need to be re-stained because of sun exposure. Focus on the original for now. 

iii. Manuel attempted to stain the south wall of building one. Stain would not adhere after he went through several gallons. He also power washed the siding before staining. 

iv. Teresa has reached out to a few professional painters/vendors to request bids and has asked about using a redwood nontransparent stain on the building. 

1. Coddington Construction stained buildings on October 10, 2011. Coddington is referring customers to MRK Exteriors, which is now out of business. 

2. Bid received from Certrapro Painters: $142,891, which doesn’t include siding repair or anything else. But bid includes three buildings and garages; $51,000 for walls and ceilings with stairwells to match, and doors). Also does powerwash, scraping, priming, masking, setup, cleanup, repairs to property (subcontracts?). Doesn’t do shingle repair.

3. Bid received from YGM $48,950, (doesn’t include tax?), powerwash and siding cleaner, allow to dry 5-7 days, take daily moisture reading, electric connection provided by homeowners, includes three buildings with garages. Referred by MRK.

4. All bids are labor only, no materials. Guarantees?

5. Robert will get bids that are comparable in February/March 2024 so we can more easily compare pros and cons. Request references from the last three comparable jobs. Get clarification on YGM and Five Star? Robert will forward bids (labor only, no materials). 

6. All second- and third-story units have paint peeling off railings. Robert will include patio railings in the painting quotes. 
v. Apply stain in a test area before we have them proceed with staining buildings. 

7. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Seventeen out of thirty-nine units have responded.

b. Teresa sent out request for homeowner information in mid-March. Board will decide on revising house rules. 

c. Teresa will send a note to the people who haven’t responded.

d. Homeowners will be asked if their information can be shared with other residents. 

e. Robert will check Dropbox and will get back to board as soon as possible with further responses. 

f. Robert will update homeowner/vehicle directory.

8. Asphalt resurfacing and restriping postponed until early to mid-2024. Look into installing physical markers to improve visibility after paint fades. Board approved proposal from Afforadable Asphalt. Robert is working on scheduling March or April.
a. Unit 2304 sent pictures on asphalt damage around Garage 3 where asphalt is being pushed up from a tree root (SE cottonwood tree). Unit 8945 also report roots pushing asphalt in garage 20. Unit 2304 report the same in Garage 6.

b. Affordable Asphalt has an overlay to put under asphalt that is durable and makes asphalt last longer. 

i. Bids from asphalt company need to redirect water and debris at the top of the driveway to Building 2.

c. When the time comes, discuss whether to make the area by dumpsters between buildings 1 and 3 a “no parking” or “loading zone.” 

d. Is it possible to restrict parking in driveways to residents and guests? Add a sign?

i. Add No Parking sign to Garage 19-20 driveway. 

ii. Paint stripes?

iii. Will address after resurfacing.

9. NYS said the catch basin in building 2 is collapsing and will need to be repaired. Robert will get a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental. This needs to happen before asphalt work. Catchall Environmental came out 10/30/23 for site visit and looked at all (12) catch basins and will be giving a comprehensive report. Robert to request a bid from Bodine Construction. 

a. If no response by January 15, the board voted to approve Catchall Environmental to perform the work.

10. Robert is advising regarding whether plumbing, electrical, and major renovations that need to be done by a bonded, insured, and licensed contractor. Add to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.).

11. Electric car charging stations. Discussions to evolve.

a. Keith has talked to two companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert to email to gauge interest. Will discuss further depending on interest. 

12. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 
13. Board approved Barlett bid to trim trees along the creek and willows. Robert will contact Sterling to schedule the work.
14. Replacement bushes along the west side of building 2 (outside of 2302). Homeowners in 2308 have ideas about removing railroad ties. Robert to identify resources for addressing this issue.
15. Repair wood structures surrounding both dumpster areas (at buildings 2 and 3).

a. Robert to obtain three bids. First bid was only for Building Three (dumpster enclosure). Bid needs to be revised to include Building Two

16. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring ladder as expected. Nest still a problem. American Pest Control will come back to treat the attic. Robert to confirm with homeowner if work was done and problem resolved. If not, he will follow up with APC again.
17. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

18. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address. 
19. Robert to call Precision Door to replace key opener for garage 13 (east garage closest to building 3) with a keypad. 

20. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Davis Door and Precision Door have provided bids. Ask Ravenna Locksmith or Bulger Locks for bids. Cressy Doors is coming out October 20 to inspect and provide a bid (less inclined to wait for this bid if we can find a suitable solution sooner as homeowners have been waiting for a month). H&J to provide a bid for replacements of outside storage doors at 2302, 2316, and 2318.
b. Based on the information Keith gathered from the Declarations as well as what we have communicated to the impacted homeowners, I think we need to stick with plan for HOA to cover the cost of new wooden doors, trim repairs, renumbering, painting doors/trim brown, and installing a basic deadbolt lock as needed. 

c. Homeowners will have the option of paying for their own upgrades including reinforced locks or break in guards as they see fit. 

d. Robert to coordinate with Ravenna Locksmith and homeowners in building 2 to upgrade or replace locks on outside storage doors. 

e. Three new doors are on order from Frank’s Lumber and should arrive by the end of January. Robert and Kelly Early will install. Howard from Ravenna Locksmith will handle door guards and deadbolts installations.

21. Damage to wood trim and siding on garage 5 may also need to be repaired. Marisa to take a look and report back to the board.

22. Collect the gravel and leaves in the driveway between Garages 1-3 and 4-6 at Building 2 to prevent flooding and large pond after rainfall. Gravel and leaves are washed in from the street.

23. Chimney sweep and vent cleaning in 2024 was completed on January 6. Awaiting completion report from Robert.

24. South outside light at the second-floor level to the left of Building 1 is out.

25. Explore adding additional lights to garages that don’t have them.

26. Repainting doors. Consider asking 8935 to help direct the project.

27. Fluorescent light in Garage 15 needs to be replaced.

28. Unit 8925 requested Board approval for home renovation and improvements as required by section 17, page 15 of the Declaration. Board will discuss by email. 

29. A Financial Audit was approved at the annual HOA meeting. To be scheduled.

30. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address. 

Completed Items:
1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

Meeting adjourned at 9:15 p.m.?

Next meeting Monday, February 5, 2024, at 6:30 p.m. 


RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager (206) 407-3705 (business cell phone), robert@nashnw.com

Meeting started at 6:30 pm February 5, 2024

Present: Board Members: Keith Gormezano (2304), Antonio Laracuente (8945), Greg Impert (8947), Anne Torvik (8901), and Ali Lazcano (8941)


  Property Manager: Robert Carlson

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for January 8, 2024, approved.

Urgent Open Items:

1. Gutters!

a. Board voted to use Sound Cleaning to do the gutters, roof cleaning & moss treatment ASAP. Robert to schedule ASAP and request before and after pictures of the work.
i. The bid has been approved and signed. Waiting for scheduling. 

1. Robert will obtain an update February 6th.

b. Board discussed second cleaning of Building Two during the summer due to extra debris from the willow tree.  Robert to include on his ‘To do’ list.

2. Window Cleaning 

a. Board votes to use Sound Cleaning to wash the exterior windows, skylights and screens (if removable). Board also approves to clean the interior of the skylights and windows that do not require access to units. Work to be scheduled ASAP after roof and gutter cleaning.
3. Roof leak unit 2306 Cornerstone Roofing is replacing the intake venting on Building Two on February 8th-9th at no charge weather permitting. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. Cornerstone Roofing recommended partial roof replacement on Building Two and provided a proposal on February 2nd. The Board approved this proposal ($5,900). Robert will notify Cornerstone February 6th. 
b. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020.

c. Robert will request a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Homeowner will request a proposal from Fischer for comparison after roof repair is completed.
Open Items:
4. Miscellaneous work needed to be completed around the Property:

a. Paint chimney stack of Unit 8915

i. Waiting for a later time to paint.

ii. Board agrees that the chimney sticks out and we should obtain a bid for doing the work to see what it would cost. 

1. Board agrees there is no rush on finding someone to do this work.

b. Re-stain all exterior buildings, paint deck railings, stairwells (floors and walls), dumpster enclosures and front doors.
i. Robert has reached out to a few professional painters/vendors to request bids. 

1. Coddington Construction stained buildings on October 10, 2011. 

2. Bid received from Certapro Painters: Robert to request updated bid which includes 39 front doors. 
3. Bid received from Tera Painting. Robert will attempt to obtain an additional bid. 

ii. Apply stain and paint colors in a test area before we have them proceed with staining and painting buildings, deck railings, stairwells (floors and walls), dumpster enclosures, and front doors. 
5. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Robert will update homeowner/vehicle directory.

b. A Google Sheets directory will be created to list all homeowner information and vehicles. 

6. Asphalt resurfacing and restriping postponed until early to mid-2024. Look into installing physical markers to improve visibility after paint fades. Board approved proposal from Affordable Asphalt. Robert scheduled work for March 25-26th (driveways) and April 29th for seal coating the garage floors. New notification to be sent with the correct subject line and defined deadline (February 28th) for removing items from garage floors. Failure to remove materials from garage floors by deadline will result in a violation letter followed by a fine.
a. Robert to check with Affordable Asphalt whether asphalt will redirect water and debris away from Building Two driveway.
b. When the time comes, discuss whether to make the area by dumpsters between buildings 1 and 3 a “no parking” or “loading zone.” 

c. Is it possible to restrict parking in driveways to residents and guests? Add a sign?

i. Add No Parking sign to Garage 19-20 driveway. 

ii. Paint stripes?

iii. Will address after resurfacing.

7. NYS said the catch basin in Building Two is collapsing and will need to be repaired. Robert will get a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental. This needs to happen before asphalt work. Catchall Environmental came out 10/30/23 for site visit and looked at all (12) catch basins and will be giving a comprehensive report. Robert to request a bid from Bodine Construction. 

a. If no response by January 15, the board voted to approve Catchall Environmental to perform the work.

b. Since there was no bid from Bodine Construction Robert will contact Catchall Environmental to proceed with the work starting with the catch basin in Building Two driveway. 

8. Robert is advising regarding whether plumbing, electrical, and major renovations that need to be done by a bonded, insured, and licensed contractor. Add to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.).

9. Electric car charging stations. Discussions to evolve.

a. Keith has talked to two companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert to email to gauge interest. Will discuss further depending on interest. 

10. Board approved Barlett bid to trim trees along the creek and willows. Barlett came on February 2nd 2024 but missed some areas. Robert contacted them to complete the missing areas. 
11. Replacement bushes along the west side of building 2 (outside of 2302). Pride planted three plants on February 5th and plans to come back to plant some roses and hydrangeas. Homeowners in 2308 have ideas about removing railroad ties. Robert to identify resources for addressing this issue.
12. Repair wood structures surrounding both dumpster areas (at buildings 2 and 3).

a. Robert to obtain three bids. First bid was only for Building Three (dumpster enclosure). Bid needs to be revised to include Building Two

13. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring ladder as expected. Nest still a problem. American Pest Control will come back to treat the attic. Robert will follow up with APC again and ask about 8941 in Building One. Homeowner has observed pest activity on back patio. 
14. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address. 
15. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Robert to coordinate with Ravenna Locksmith and homeowners in building 2 to upgrade or replace locks on outside storage doors. 

b. Three new doors from Frank’s Lumber and standard deadbolts locks were installed on January 24th. Kelly will return to paint the doors. Homeowner 2304 has the paint and sample.
16. Damage to wood trim and siding on garage 5 may also need to be repaired. Marisa to take a look and report back to the board.

17. Collect the gravel and leaves in the driveway between Garages 1-3 and 4-6 at Building 2 to prevent flooding and large pond after rainfall. Gravel and leaves are washed in from the street.

18. Chimney sweep and vent cleaning in 2024 was completed on January 6. Five units have not been completed. Robert will notify homeowners that the units need to be inspected and schedule The Chimney Specialist to return. A return visit charge will be included in their HOA fees. Additionally, two units were charged for chimney cleaning, one of which has disputed the charge (8901). The other unit (8903) accepted the chimney cleaning charge and requested they be billed. 
19. South outside light at the second-floor level to the left of Building 1 is out.

20. Explore adding additional lights to garages that don’t have them.

21. Unit 8925 requested Board approval for home renovation and improvements as required by section 17, page 15 of the Declaration. Board will discuss by email. Awaiting information to be received.
22. A Financial Audit was approved at the annual HOA meeting. To be scheduled. Robert to contact Newman CPAs. 
23. Unit 2312 wants to appeal parking garage violation (leaving garage door open). The board needs to reply by email in two weeks with an official response (February 19th, 2024).

Completed Items:
January 8th, 2024

1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

February 5th, 2024

7. Peggy Longeway in Unit 2320 requested bushes along the west side of creek east of Building 2 be trimmed back. Pride trimmed both sides of the creek and additional bushes around the complex February 5th 2024.
8. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  Keith and Antonio helped clear the leaves on the sidewalk. 

9. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 

10. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

11. Robert called Precision Door to reprogram the key opener for garage 13. 

12. Fluorescent light in Garage 15 needs to be replaced.

13. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address. 

Meeting adjourned at 8:51 p.m.

Next meeting Monday, March 4, 2024, at 6:30 p.m. (Board).

RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager (206) 407-3705 (business cell phone), robert@nashnw.com

Meeting started at 6:30 pm March 4, 2024

Present: Board Members: Keith Gormezano (2304), Cathy Lacefield (8911), Greg Impert (8947), Anne Torvik (8901)


  Property Manager: Robert Carlson

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for February 5, 2024, approved.

Open Items:

1. Gutters Cleaning and Roof Blowing: Board discussed second cleaning of Building Two during the summer due to extra debris from the willow tree.  Robert to include on his ‘To do’ list.

2. Roof leak unit 2306 Cornerstone Roofing is replacing the intake venting on Building Two on February 8th-9th at no charge weather permitting. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020. Robert contacted KSR who said he came out before when the tree fell on the roof. He will contact him again.

b. Robert requested a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Javier, their subcontractor provided an estimate for the restoration only for $3,748.50 including tax.

c. Marisa Chang of 2306 obtained a bid from Fischer for mold mitigation for $2,800. Board approves proceeding with this bid from Fischer for mold mitigation work after which they will provide an estimate for water damage restoration.

3. Miscellaneous work needed to be completed around the Property:

a. Paint chimney stack of Unit 8915

i. Waiting for a later time to paint.

ii. Board agrees that the chimney sticks out and we should obtain a bid for doing the work to see what it would cost. 

Iii         Board agrees there is no rush on finding someone to do this work.

4. Re-stain all exterior buildings, paint deck railings, stairwells (floors and walls), dumpster enclosures and front doors.
i. Robert has reached out to a few professional painters/vendors to request bids. 

1. Coddington Construction stained buildings on October 10, 2011. 

2. Bid received from Certapro Painters: Robert to request updated bid which includes 39 front doors. 
3. Bid received from Tera Painting. Robert will attempt to obtain an additional bid.

4. Robert obtained an interest from Masx Painting.

5. Phinney Ridge Painting declined to look at large projects.

ii. Apply stain and paint colors in a test area before we have them proceed with staining and painting buildings, deck railings, stairwells (floors and walls), dumpster enclosures, and front doors. 
5. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Robert will update the homeowner/vehicle directory. Keith sent a copy of the October 2, 2023 directory and the parking in garages directory.

b. A Google Sheets directory will be created to list all homeowner information and vehicles. 

6. Asphalt resurfacing and restriping postponed until early to mid-2024. Look into installing physical markers to improve visibility after paint fades. Board approved proposal from Affordable Asphalt. 

Robert scheduled work for March 25-26th (driveways) and April 29th for seal coating the garage floors. New notification sent with the correct subject line and defined deadline (February 28th) for removing items from garage floors. Failure to remove materials from garage floors by deadline will result in a violation letter followed by a fine. The fine is $50 for the first offense (next month), $100 for second, and $250 thereafter.

Robert to sent out e-mail reminders five days before (March 20th) and post flyer on doors and mailboxes that day that it will take three days to do the asphalt work and they will need to find parking space elsewhere.

Robert to check with Affordable Asphalt whether asphalt will redirect water and debris away from Building Two driveway. There has been a problem with gravel and leaves are washed in from the street. in the driveway between Garages 1-3 and 4-6 at Building 2 after flooding and large pond over the catch basin after heavy rainfall. 

a. When the time comes, discuss whether to make the area by dumpsters between buildings 1 and 3 a “no parking” or “loading zone.” 

b. Is it possible to restrict parking in driveways to residents and guests? Add a sign?

i. Add No Parking sign to Garage 19-20 driveway. 

ii. Paint stripes?

iii. Will address after resurfacing.

7. The catch basin in Building Two is collapsing and will need to be repaired. Robert got a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental for $19,900 as well as cleaning out the other 12 catch basins on the property. A second bid was received from Bodine Construction whom we have used in the past but the scope of work was less. Robert to schedule this work which needs to happen before asphalt work on or about March 25/26th. The board voted to approve Catchall Environmental on January 8th to perform the work and the contract was signed on February 29th.

8. Robert is advising if plumbing, electrical, and major renovations that need to be done by a bonded, insured, and licensed contractor. Add to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.)

9. Electric car charging stations. Discussions to evolve.

a. Keith has talked to four companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert to email to gauge interest. Will discuss further depending on interest. 

10. Replacement bushes along the west side of building 2 (outside of 2302). Pride planted three plants on February 5th and plans to come back to plant some roses and hydrangeas. Homeowners in 2308 have ideas about removing railroad ties. Robert to identify resources for addressing this issue. Robert to contact Pride about when these replacement bushes will be planted.
11. Repair wood structures surrounding both dumpster areas (at buildings 2 and 3).

a. Robert to obtain three bids. First bid was only for Building Three (dumpster enclosure). Bid needs to be revised to include Building Two. Board wants to wait until after the staining and painting has been done during which the paint company, who is also a general contractor can perform repairs to the structures.

12. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring ladder as expected. Nest still a problem. American Pest Control will come back to treat the attic. Robert will follow up with APC again and ask about 8941 in Building One. Homeowner has observed pest activity on the back patio. Robert to ask APC for regular progress report on the work they are doing for us (rodent control).
13. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address this issue when he asks about planting of replacement plants by SW corner of Building Two.. 
14. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Homeowners in building 2 who want to upgrade their locks or install door guards to coordinate with themselves and Ravenna Locksmith to upgrade or replace locks on current or replacement outside storage doors. 

b. Three new doors from Frank’s Lumber and standard deadbolts locks were installed on January 24th. Kelly will return to paint the doors when the temperature is over 50 degrees and not raining. Homeowner 2304 has the paint and sample.
15. Chimney sweep and vent cleaning for 39 vents in 2024 was completed on January 6. Four units have not been completed. 8913 has no chimney access. 8901 disputed charge of $65 for vacuuming out fireplace. Robert notified those homeowners that the units need to be inspected.The Chimney Specialist returned on March 2nd. The cost is to be paid by the homeowners. A return visit charge will be included in their HOA fees. The other unit (8903) accepted the chimney cleaning charge and requested they be billed. Robert to check with The Chimney Specialists about 8901 dispute 
16. South outside light at the second-floor level to the left of Building 1 is out. Kelly looked at it and Robert has asked Seatown Electric to come out.

17. Explore adding additional lights to garages that don’t have them.

18. A Financial Audit was approved at the annual HOA meeting. To be scheduled. Robert to contact Newman CPAs for 2023 taxes and audit.
Completed Items:
January 8th, 2024

1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

February 5th, 2024

7. Peggy Longeway in Unit 2320 requested bushes along the west side of creek east of Building 2 be trimmed back. Pride trimmed both sides of the creek and additional bushes around the complex February 5th 2024.
8. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  Keith and Antonio helped clear the leaves on the sidewalk. 

9. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 

10. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

11. Robert called Precision Door to reprogram the key opener for garage 13. 

12. Fluorescent light in Garage 15 needs to be replaced.

13. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address.

March 4th, 2024

14. Sound Cleaning came out to clean the gutters, roof cleaning & moss treatment as well as the window cleaning on Tuesday, February 13 with touch up of windows on February 24. Board will not use their services due to failure to disclose that they would be using Fabio, a subcontractor.
15. Cornerstone Roofing completed partial roof replacement and vent intakes on Building Two for $5,900 on February 8 and 9, 2024. 

16. Board approved Bartlett bid to trim trees along the creek and willows and one tree growing too close to Building Two. Bartlett came on February 2nd 2024 and came back to do a walk through with Keith.

17. Pride came out and trimmed all the bushes along the west and east side of the creek on February 6th.

18. Unit 8925 requested Board approval for doing subflooring work that requires a licensed contractor for home renovation and improvements as required by section 17, page 15 of the Declaration. Homeowner sent contractor estimate for subflooring work only.

19. Unit 2312 appealed parking garage violation (leaving garage door open) fine of $50. The Board declined to approve the appeal. The first violation was for parking an RV in the driveway without Board approval..

New Items:

1. Gutter repairs near the middle left half of Garage 3 (bent) and left half (bent and leaking) of Garage 7. Robert is to ask Kelly if this is something she can do.

2. Overhead garage lights in Garage 1 and 2 do not work. Keith has extra fluorescent tubes. Robert asked Keith about this.

3. Green garbage dumpster by Building Three the floor is collapsing and needs to be replaced. Robert to call SPU about getting replaced.
Meeting adjourned at 8:23 p.m.

Next meeting Monday, April 1, 2024, at 6:30 p.m. (Board).

RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager 

(206) 407-3705 (business cell phone), robert@nashnw.com
Meeting started at 6:30 pm April 1, 2024

Present: Board Members: Keith Gormezano (2304), Cathy Lacefield (8911), Greg Impert (8947), Anne Torvik (8901), Ali Lazcano (8941), Antonio Laracuente (8945)

   Property Manager: Robert Carlson (present)

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for March 4, 2024, approved.

Open Items:

1. Gutters Cleaning and Roof Blowing: Board discussed second cleaning of Building Two during the summer due to extra debris from the willow tree.  Robert to include on his ‘To do’ list.

2. Roof leak unit 2306 Cornerstone Roofing is replacing the intake venting on Building Two on February 8th-9th at no charge weather permitting. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020. Robert contacted KSR who said he came out before when the tree fell on the roof. He will contact him again.

b. Robert requested a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Javier, their subcontractor provided an estimate for the restoration only for $3,748.50 (not including insulation) including tax.

c. Marisa Chang of 2306 obtained a bid from Fischer for mold mitigation for $2,800. Board approves proceeding with this bid from Fischer for mold mitigation work. Work has been completed and a bid invoice was submitted for reimbursement.

d.  Fischer provided an estimate for water damage restoration: $11,114.83 (including insulation). Due to considerable difference between proposals, Board will request a third bid. Robert will ask Kelly Early to provide a bid. 
e. Piia Pretz (2318) reported stain on the ceiling. Same location as previous issue (by living room window). Ali across the creek observed that the long gutter is bending in the middle. Robert to ask Pia for picture of the stain and Ali to provide picture of the gutter. 

f. Other homeowners (8945) have experienced damage on balcony due to gutter not draining properly. Board to explore gutter replacement after other major projects are completed. 

3. Miscellaneous work needed to be completed around the Property:

a. Paint chimney stack of Unit 8915

i. Waiting for a later time to paint.

ii. Board agrees that the chimney sticks out and we should obtain a bid for doing the work to see what it would cost.

iii. Board agrees there is no rush on finding someone to do this work.

4. Re-stain all exterior buildings, paint deck railings, stairwells (floors and walls), dumpster enclosures and front doors.

i. Robert has reached out to a few professional painters/vendors to request bids. 

1. Coddington Construction stained buildings on October 10, 2011. 

2. Bid received from Certapro Painters: Robert to request updated bid which includes 39 front doors. 

3. Bid received from Tera Painting. Robert will attempt to obtain an additional bid.

4. Phinney Ridge Painting declined to look at large projects

5. Novo Painting declined to participate in the bidding process.

6. Awaiting bid from Queen Anne Painting. Keith emailed requesting an update. 

ii. Apply stain and paint colors in a test area before we have them proceed with staining and painting buildings, deck railings, stairwells (floors and walls), dumpster enclosures, and front doors. 

5. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Robert will update the homeowner/vehicle directory. Keith sent a copy of the October 2, 2023 directory and the parking in garages directory. Robert sent an email requesting info on March 28th. Updating list in-progress. 
b. A Google Sheets directory will be created to list all homeowner information and vehicles. 
6. Asphalt resurfacing and restriping postponed until early to mid-2024. Look into installing physical markers to improve visibility after paint fades. Board approved proposal from Affordable Asphalt. 

Robert scheduled work for March 25-26th (driveways) and April 29th for seal coating the garage floors. Update: March 25-26th work was postponed due to weather. Robert will confirm a new date for performing the work. New notification sent with the correct subject line and defined deadline (February 28th) for removing items from garage floors. Failure to remove materials from garage floors by deadline will result in a violation letter followed by a fine. The fine is $50 for the first offense (next month), $100 for second, and $250 thereafter.

Robert will send out e-mail reminders five days before and post flyer on doors and mailboxes that day that it will take three days to do the asphalt work and they will need to find parking space elsewhere.

Robert to check with Affordable Asphalt whether asphalt will redirect water and debris away from Building Two driveway. There has been a problem with gravel and leaves are washed in from the street. in the driveway between Garages 1-3 and 4-6 at Building 2 after flooding and large pond over the catch basin after heavy rainfall. 

a. Per Board decision, once seal coating is completed, request paint striping adjacent to Building 3 dumpster as “No Parking Zone”  in red paint. Make the area north of the dumpster a 15 minutes load zone in yellow paint and add signs accordingly. Check options for signs at myparkingsign.com.  

b. Add No Parking sign to Garage 19-20 driveway.

c. Is it possible to restrict parking in driveways to residents and guests? Yes.  

d. Overflow spots south of Building 2 and 3 will be marked for compact vehicles only. 

e. Curbs need to be repaired or replaced

7. Catchall Environmental checked additional catch basins to see if additional repairs are needed. Awaiting decision on whether additional work is needed in other basins. Awaiting response from account manager. 

8. Robert is advising if plumbing, electrical, and major renovations that need to be done by a bonded, insured, and licensed contractor. Add to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.)

9. Electric car charging stations. Discussions to evolve.

a. Keith has talked to four companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert to email to gauge interest. Will discuss further depending on interest. 
10. Replacement bushes along the west side of building 2 (outside of 2302). Pride planted three plants on February 5th and plans to come back to plant some roses and hydrangeas. Homeowners in 2308 have ideas about removing railroad ties. Robert to contact Pride about:
a. When these replacement rose bushes will be planted.

b. Is the current soil viable? (dying plants)

11. Repair wood structures surrounding both dumpster areas (at buildings 2 and 3).

a. Robert to obtain three bids. First bid was only for Building Three (dumpster enclosure). Bid needs to be revised to include Building Two. Board wants to wait until after the staining and painting has been done during which the paint company, who is also a general contractor can perform repairs to the structures.
12. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring ladder as expected. Nest still a problem. American Pest Control will come back to treat the attic. Robert will follow up with APC again and ask about 8941 in Building One. Homeowner has observed pest activity on the back patio. Robert to ask APC for regular progress report on the work they are doing for us (rodent control).
13. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address this issue when he asks about planting of replacement plants by SW corner of Building Two.. 
14. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Homeowners in building 2 who want to upgrade their locks or install door guards to coordinate with themselves and Ravenna Locksmith to upgrade or replace locks on current or replacement outside storage doors. 
b. Three new doors from Frank’s Lumber and standard deadbolts locks were installed on January 24th. 

c. Robert will replace the defective lock on one door.

15. Explore adding additional lights to garages that don’t have them.

16. A Financial Audit was approved at the annual HOA meeting. To be scheduled. Robert to contact Newman CPAs for 2023 taxes and audit.
Completed Items:
January 8th, 2024

1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

February 5th, 2024

7. Peggy Longeway in Unit 2320 requested bushes along the west side of creek east of Building 2 be trimmed back. Pride trimmed both sides of the creek and additional bushes around the complex February 5th 2024.
8. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  Keith and Antonio helped clear the leaves on the sidewalk. 

9. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 

10. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

11. Robert called Precision Door to reprogram the key opener for garage 13. 

12. Fluorescent light in Garage 15 needs to be replaced.

13. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address.

March 4th, 2024

14. Sound Cleaning came out to clean the gutters, roof cleaning & moss treatment as well as the window cleaning on Tuesday, February 13 with touch up of windows on February 24. Board will not use their services due to failure to disclose that they would be using Fabio, a subcontractor.
15. Cornerstone Roofing completed partial roof replacement and vent intakes on Building Two for $5,900 on February 8 and 9, 2024. 

16. Board approved Bartlett bid to trim trees along the creek and willows and one tree growing too close to Building Two. Bartlett came on February 2nd 2024 and came back to do a walk through with Keith.

17. Pride came out and trimmed all the bushes along the west and east side of the creek on February 6th.

18. Unit 8925 requested Board approval for doing subflooring work that requires a licensed contractor for home renovation and improvements as required by section 17, page 15 of the Declaration. Homeowner sent contractor estimate for subflooring work only.

19. Unit 2312 appealed parking garage violation (leaving garage door open) fine of $50. The Board declined to approve the appeal. The first violation was for parking an RV in the driveway without Board approval.

April 1st, 2024

20. The catch basin by Building Two is collapsing and will need to be repaired. Robert got a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental for $19,900 as well as cleaning out the other 12 catch basins on the property. The board voted to approve Catchall Environmental on January 8th to perform the work and the contract was signed on February 29th.
a. Work completed on March 20th. 

21. Kelly Early painted the three garage storage doors by Building Two.

22. Chimney sweep and vent cleaning for 39 vents in 2024 was completed on January 6. Four units have not been completed. 8913 has no chimney access. 8901 disputed charge of $65 for vacuuming out fireplace. Robert notified those homeowners that the units need to be inspected. The Chimney Specialist returned on March 2nd. The cost is to be paid by the homeowners. A return visit charge will be included in their HOA fees. The other unit (8903) accepted the chimney cleaning charge and requested they be billed. Company waived fee for unit 8901 at Robert’s urging. 

23. Seatown Electric installed flood lights on the south side of Building One.
24. All Homeowners (except one who will be emailed) in compliance with cleaning garage floors as required to perform the seal coating. 

25. Overhead garage lights in Garage 1 and 2 were not working. Kelly replaced the lights.

New Items:

1. Gutter repairs near the middle left half of Garage 3 (bent) and left half (bent and leaking) of Garage 7. Robert is to ask Kelly if this is something she can do.
2. Green garbage dumpster by Building Three the floor is collapsing and needs to be replaced. Robert called SPU about getting replaced.
3. Complaint against homeowner for leaving garage door open. The Board decided to fine the homeowner for $100 due to the third violation. 

4. Garage 11 is malfunctioning. Robert contacted Precision Door. Precision Door contacted the homeowner. Awaiting repair.

5. Building Three south stairwell light outside Unit 8903 needs to be replaced. Robert to contact Kelly.
Meeting adjourned at 8:35 p.m.

Next meeting Monday, May 6, 2024, at 6:30 p.m. (Board).

RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager 

(206) 407-3705 (business cell phone), robert@nashnw.com
Meeting started at 6:30 pm May 6, 2024

Present: Board Members: Keith Gormezano (2304), Cathy Lacefield (8911), Anne Torvik (8901), Marisa Honig (2310), Antonio Laracuente (8945)

   Property Manager: Robert Carlson (present)

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for April 1, 2024, approved.

Open Items:

1. Gutters Cleaning and Roof Blowing: Board discussed second cleaning of Building Two during the summer due to extra debris from the willow tree.  Robert to include on his ‘To do’ list.

2. Roof leak unit 2306 Cornerstone Roofing is replacing the intake venting on Building Two on February 8th-9th at no charge weather permitting. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020. Robert contacted KSR who said he came out before when the tree fell on the roof. He will contact him again.

b. Robert requested a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Javier, their subcontractor provided an estimate for the restoration only for $3,748.50 (not including insulation) including tax.

c. Unit 2306 obtained a bid from Fischer for mold mitigation for $2,800. Board approves proceeding with this bid from Fischer for mold mitigation work. Work has been completed and a bid invoice was submitted for reimbursement.

d.  Fischer provided an estimate for water damage restoration: $11,114.83 (including insulation). Due to considerable difference between proposals, Board will request a third bid. Robert asked Kelly Early to provide a bid. Kelly Early declined the job. Unit 2306 to request revised bid from Javier which includes insulation replacement in walls and ceilings. 
e. Unit (2318) reported stain on the ceiling. Same location as previous issue (by living room window). Ali across the creek observed that the long gutter is bending in the middle. Robert to ask Pia for picture of the stain and Ali to provide picture of the gutter. 

f. Other homeowners (8945) have experienced damage on balcony due to gutter not draining properly. Board to explore gutter replacement after other major projects are completed. 

3. Miscellaneous work needed to be completed around the Property:

a. Paint chimney stack of Unit 8915

i. Waiting for a later time to paint.

ii. Board agrees that the chimney sticks out and we should obtain a bid for doing the work to see what it would cost.

iii. Board agrees there is no rush on finding someone to do this work.

4. Re-stain all exterior buildings, paint deck railings, stairwells (floors and walls), dumpster enclosures and front doors.

i. Apply stain and paint colors in a test area before we have them proceed with staining and painting buildings, deck railings, stairwells (floors and walls), dumpster enclosures, and front doors. 

ii. Board accepted proposal and signed contract with Tera Painting. Deposit paid, awaiting scheduling during summer months. Robert will coordinate with Tera Painting to define a date for work. 

iii. Board plans to follow Benjamin Moore paint formulas recommended by Tera Painting including use of semi-solid stain. 

iv. Paint color consultation scheduled with Sara Eizen on Friday, May 24th at 10am in Unit (8901).

5. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Robert will update the homeowner/vehicle directory. Keith sent a copy of the October 2, 2023 directory and the parking in garages directory. Robert sent an email requesting info on March 28th. Updating list in-progress. 

b. Robert will send another reminder by email and letter.

c. A Google Sheets directory will be created to list all homeowner information and vehicles. 

6. Board approved proposal from Affordable Asphalt (now Guardian Asphalt owned by Robert Asher). Guardian Asphalt came on April 16th and 17th to perform partial asphalt repairs, resurfacing, and curb replacement (by Building Three). Company also installed additional asphalt by the drain common to the southwest street corner to channel water to the drain instead of the driveway. Robert Asher met with two Board members and property manager (Robert Carlson) on Tuesday, April 23rd to discuss issues with uncompleted work. Asher LLC submitted updated proposal to complete work which the Board approved. Asher LLC bid recommended removal of the southeast evergreen tree by garage four next to Building Two due to repairs impacting roots and tree stability. 
Robert will schedule work with Asher LLC. 

Robert will send out e-mail reminders three business days before and post flyer on doors and mailboxes that day that it will take two days to do the asphalt repair work and they will need to find parking elsewhere.

a. Asher LLC advised against seal coating driveways and garages due to shady areas not allowing the seal to cure properly. Property Manager in process of obtaining a second opinion from AAA on seal coating driveways only.

b. Request paint striping adjacent to Building 3 dumpster as “No Parking Zone” in red paint. Make the area north of the dumpster a 15 minutes load zone in yellow paint and add signs accordingly. Check options for signs at myparkingsign.com.  

c. Add No Parking sign to Garage 19-20 driveway.

d. Is it possible to restrict parking in driveways to residents and guests? Yes.  

e. Overflow spots south of Building 2 and 3 will be marked for compact vehicles only. 

7. Robert is advising if plumbing, electrical, and major renovations that need to be done by a bonded, insured, and licensed contractor. Add to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.)

8. Electric car charging stations. Discussions to evolve.

a. Keith has talked to four companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert to email to gauge interest. Will discuss further depending on interest. 
9. Replacement bushes along the west side of building 2 (outside of 2302). Pride planted three plants on February 5th and plans to come back to plant some roses and hydrangeas. Homeowners in 2308 have ideas about removing railroad ties. Robert to contact Pride about:
a. When these replacement rose bushes will be planted.

b. Is the current soil viable? (dying plants)

10. Repair wood structures surrounding both dumpster areas (at buildings 2 and 3).

a. Robert to obtain three bids. First bid was only for Building Three (dumpster enclosure). Bid needs to be revised to include Building Two. Board wants to wait until after the staining and painting has been done during which the paint company, who is also a general contractor can perform repairs to the structures.
11. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring ladder as expected. Nest still a problem. American Pest Control will come back to treat the attic. Robert will follow up with APC again and ask 8941 in Building One. Homeowner has observed pest activity on the back patio. Robert to ask APC for regular progress report on the work they are doing for us (rodent control).
12. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address this issue when he asks about planting of replacement plants by SW corner of Building Two. 
13. Explore adding additional lights to garages that don’t have them.

14. A Financial Audit was approved at the annual HOA meeting. To be scheduled. Robert to contact Newman CPAs regarding audit. 
15. Gutter repairs near the middle left half of Garage 3 (bent) and left half (bent and leaking) of 
Garage 7. Robert asked Sound Cleaning for an estimate including:
a. Building One above Unit 8947 back patio over the balcony.
b. Building Three above Unit 8929 back patio southwest corner curved section connecting the two roofs. 

16. Green garbage dumpster by Building Three the floor is collapsing and needs to be replaced. Robert called SPU about getting replaced.
17. Complaint against homeowner for leaving garage door open. The Board decided to fine the homeowner for $100 due to the third violation. Pending fine to be paid.
18. Garage 11 is malfunctioning. Robert contacted Precision Door. Precision Door contacted the homeowner. Awaiting invoice for repair. Robert to follow up.
New Items:

1. Board treasurer recommends the Board explore new investment strategies to reduce 30 percent tax penalties on earnings $500,000 in reserves. As an example we made $15,000 in 2023 but ended up paying $4,000 in federal income taxes.  

2. Power wash concrete walkways and concrete steps up to the mailbox landings on all buildings. Robert requested a bid from Pride.

3. Board approved a request from Unit 8925 for additional repairs including plumbing by a licensed bonded contractor. 

Completed Items:
January 8th, 2024

1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

February 5th, 2024

7. Peggy Longeway in Unit 2320 requested bushes along the west side of creek east of Building 2 be trimmed back. Pride trimmed both sides of the creek and additional bushes around the complex February 5th 2024.

8. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  Keith and Antonio helped clear the leaves on the sidewalk. 

9. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 

10. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

11. Robert called Precision Door to reprogram the key opener for garage 13. 

12. Fluorescent light in Garage 15 needs to be replaced.

13. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address.

March 4th, 2024

14. Sound Cleaning came out to clean the gutters, roof cleaning & moss treatment as well as the window cleaning on Tuesday, February 13 with touch up of windows on February 24. Board will not use their services due to failure to disclose that they would be using Fabio, a subcontractor.
15. Cornerstone Roofing completed partial roof replacement and vent intakes on Building Two for $5,900 on February 8 and 9, 2024. 

16. Board approved Bartlett bid to trim trees along the creek and willows and one tree growing too close to Building Two. Bartlett came on February 2nd 2024 and came back to do a walk through with Keith.

17. Pride came out and trimmed all the bushes along the west and east side of the creek on February 6th.

18. Unit 8925 requested Board approval for doing subflooring work that requires a licensed contractor for home renovation and improvements as required by section 17, page 15 of the Declaration. Homeowner sent contractor estimate for subflooring work only.

19. Unit 2312 appealed parking garage violation (leaving garage door open) fine of $50. The Board declined to approve the appeal. The first violation was for parking an RV in the driveway without Board approval.

April 1st, 2024

20. The catch basin by Building Two is collapsing and will need to be repaired. Robert got a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental for $19,900 as well as cleaning out the other 12 catch basins on the property. The board voted to approve Catchall Environmental on January 8th to perform the work and the contract was signed on February 29th.

a. Work completed on March 20th. 

21. Kelly Early painted the three garage storage doors by Building Two.

22. Chimney sweep and vent cleaning for 39 vents in 2024 was completed on January 6. Four units have not been completed. 8913 has no chimney access. 8901 disputed charge of $65 for vacuuming out fireplace. Robert notified those homeowners that the units need to be inspected. The Chimney Specialist returned on March 2nd. The cost is to be paid by the homeowners. A return visit charge will be included in their HOA fees. The other unit (8903) accepted the chimney cleaning charge and requested they be billed. Company waived fee for unit 8901 at Robert’s urging. 

23. Seatown Electric installed flood lights on the south side of Building One.

24. All Homeowners (except one who will be emailed) in compliance with cleaning garage floors as required to perform the seal coating. 

25. Overhead garage lights in Garage 1 and 2 were not working. Kelly replaced the lights.

May 6th, 2024

26. Catchall Environmental checked additional catch basins to see if additional repairs are needed. Property Manager to schedule annual inspection as recommended.
27. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Homeowners in building 2 who want to upgrade their locks or install door guards to coordinate with themselves and Ravenna Locksmith to upgrade or replace locks on current or replacement outside storage doors. 
b. Three new doors from Frank’s Lumber and standard deadbolts locks were installed on January 24th. 

c. Robert replaced the defective lock on one door.

28. 2023 Taxes have been filed. 

29. Building Three south stairwell light outside Unit 8903 was replaced by Kelly Early. 

Meeting adjourned at 8:35 p.m.

Next meeting Monday, June 3rd, 2024, at 6:30 p.m. (Board).


.RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager 

(206) 407-3705 (business cell phone), robert@nashnw.com
Meeting started at 6:30 pm June 3, 2024

Present: Board Members: Keith Gormezano (2304), Cathy Lacefield (8911), Anne Torvik (8901), Ali Lazcano (8941), Antonio Laracuente (8945), Greg Impert (8947)

   Property Manager: Robert Carlson (present)

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for May 6, 2024, approved.

Open Items:

1. Gutters Cleaning and Roof Blowing: Board discussed second cleaning of Building Two in September due to extra debris from the willow tree.  Robert to include on his ‘To do’ list.

2. Roof leak unit 2306 Cornerstone Roofing is replacing the intake venting on Building Two on February 8th-9th at no charge weather permitting. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020. Robert in process of scheduling with KSR. Coordinate with 2306 and 2318 to obtain roof access, as this is where leaks have been reported.
b. Robert requested a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Javier, their subcontractor provided an estimate for the restoration only for $3,748.50 (not including insulation) including tax.

c. Unit 2306 obtained a bid from Fischer for mold mitigation for $2,800. Board approves proceeding with this bid from Fischer for mold mitigation work. Work has been completed and a bid invoice was submitted for reimbursement.

d.  Fischer provided an estimate for water damage restoration: $11,114.83 (including insulation). Unit 2306 requested revised bid from Javier which includes insulation replacement in walls and ceilings. Work currently in process. Unit 2306 will submit request for reimbursement after completion.
e. Unit (2318) reported stain on the ceiling. Robert to ask Pia for picture of the stain.
f. Other homeowners (8945) have experienced damage on balcony due to the gutter not draining properly. 

3. Miscellaneous work needed to be completed around the Property:

a. Paint chimney stack of Unit 8915

i. Waiting for a later time to paint.

ii. Board agrees that the chimney sticks out and we should obtain a bid for doing the work to see what it would cost.

iii. Board agrees there is no rush on finding someone to do this work.

4. Re-stain all exterior buildings, paint deck railings, stairwells (floors and walls), dumpster enclosures and front doors.

i. Apply stain and paint colors in a test area before we have them proceed with staining and painting buildings, deck railings, stairwells (floors and walls), dumpster enclosures, and front doors. Matt from Tera Painting dropped off three semi-solid stain color samples and will complete test areas this week (June 3rd) on south wall, Building Three. 
ii. Board accepted proposal and signed contract with Tera Painting. Deposit paid, awaiting scheduling during summer months. Robert will coordinate with Tera Painting to define a date for work. 

iii. Board plans to follow Benjamin Moore paint formulas recommended by Tera Painting including use of semi-solid stain. 

iv. Paint color consultation occurred with Sara Eizen on Friday, May 24th at 10am in Unit (8901). Second consultation was scheduled for Friday, June 14th at 10am to finalize color choices. Board president Anne has submitted a receipt for reimbursement. 
v. Tera Painting will meet board members on-site on Friday, June 14th at 1pm. Property manager will try to attend.
vi. Board approved to clean prep and paint 2 coats on the wood elements of the bridge railing would be $2,997 before tax.

5. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Robert will update the homeowner/vehicle directory. Keith sent a copy of the October 2, 2023 directory and the parking in garages directory. Robert sent an email requesting info on March 28th. Updating list in-progress. 

b. Robert will send another reminder by email and letter.

c. A Google Sheets directory will be created to list all homeowner information and vehicles. 

6. Board approved proposal from Affordable Asphalt (now Guardian Asphalt owned by Robert Asher). 

a. Guardian Asphalt came on April 16th and 17th to perform partial asphalt repairs, resurfacing, and curb replacement (by Building Three). 

b. Company also installed additional asphalt by the drain common to the southwest street corner to channel water to the drain instead of the driveway. 

c. Robert Asher met with two Board members and property manager (Robert Carlson) on Tuesday, April 23rd to discuss issues with uncompleted work. 

d. Asher LLC submitted an updated proposal for $12,843.87 to complete work which the Board approved. 

e. Asher LLC bid recommended removal of the southeast evergreen tree by garage four next to Building Two due to repairs impacting roots and tree stability. Two companies, Bartlett and Washington Tree Experts, were consulted on tree removal work. More information is needed to determine if the tree needs to be removed and if a permit is required under the city tree ordinance. 
f. Manny from AAA Asphalt Paving 1 Inc. met with two board members on 5/24 to give a second opinion on seal coating. Also offered to bid on asphalt repair at a lower price. However, he never submitted a formal proposal despite two calls from the property manager. 

Robert will schedule work with Asher LLC ASAP.

Robert will send out e-mail reminders two business days before and post flyer on doors and mailboxes that day that it will take two days to do the asphalt work and they will need to find parking space elsewhere.

g. Asher LLC advised against seal coating driveways and garages due to shady areas not allowing the seal to cure properly. Property Manager in process of obtaining a second opinion from AAA on seal coating driveways only.

h. Request paint striping adjacent to Building 3 dumpster as “No Parking Zone” in red paint. Make the area north of the dumpster a 15 minutes load zone in yellow paint and add signs accordingly. Check options for signs at myparkingsign.com.  

i. Add No Parking sign to Garage 19-20 driveway.

j. Is it possible to restrict parking in driveways to residents and guests? Yes.  

k. Overflow spots south of Building 2 and 3 will be marked for compact vehicles only. 

l. Robert will obtain another proposal for seal coating the driveways.

7. Robert is advising if plumbing, electrical, and major renovations that need to be done by a bonded, insured, and licensed contractor. Add to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.)

8. Electric car charging stations. Discussions to evolve.

a. Keith has talked to four companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert sent an email to gauge interest. So far there are 9 votes against 4 votes in favor and 4 considering based on questions. Will discuss further depending on interest. 
9. Repair wood structures surrounding both dumpster areas (at buildings 2 and 3).

a. Robert to obtain three bids. First bid was only for Building Three (dumpster enclosure). Bid needs to be revised to include Building Two. Board wants to wait until after the staining and painting has been done during which the paint company, who is also a general contractor can perform repairs to the structures.
10. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring a ladder as expected. Is wasp nest still a problem? American Pest Control will come back to treat the attic. Robert will follow up with APC again and ask 8941 in Building One. Homeowner has observed pest activity on the back patio. 

11. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address this issue when he asks about planting of replacement plants by SW corner of Building Two.
12. Explore adding additional lights to garages that don’t have them.

13. A Financial Audit was approved at the annual HOA meeting. Robert contacted Newman CPAs regarding audit. Scheduling in progress. 
14. Green garbage dumpster by Building Three the floor is collapsing and needs to be replaced. Robert will call SPU again about getting a replacement dumpster.
15. Complaint against homeowner for leaving garage door open. The Board decided to fine the homeowner for $100 due to the third violation. Pending fine to be paid.

16. Garage 11 is malfunctioning. Robert contacted Precision Door. Precision Door contacted the homeowner. Awaiting invoice for repair. Robert to follow up.
17. Board treasurer recommends the Board explore new investment strategies to reduce 30 percent tax penalties on earnings $500,000 in reserves. As an example we made $15,000 in 2023 but ended up paying $4,000 in federal income taxes.

18. Power wash concrete walkways and concrete steps up to the mailbox landings on all buildings. Robert requested a bid from Pride. Instead, Board approved purchase of power washer/supplies and to allow homeowners to volunteer to complete the work.
New Items:

1. Board to explore gutter replacement after other major projects are completed. In November 2023, High Point Gutter gave an estimate of $28,000 for replacing all gutters on the three condo buildings and seven garage buildings. Robert will contact High Point Gutter to confirm the previous bid is still current and request an additional bid from another vendor. Work expected to be completed in September before leaves fall. 

2. Potential squirrel nest inside wall/roof (unit 8947). Unit owner to send email to property manager with details. Robert to follow up with American Pest Control.  

3. Board approved Unit 8913 installment of new windows. Homeowner will paint trim to match the exterior.

4. Mailbox break-ins need to be addressed. Board member Antonio will explore costs of installing more robust mail boxes Cluster Mailbox Unit (CBU). 

a. Are there requirements for installment of CBUs? 

i. Location

ii. Access

iii. Cost

iv. Installation

5. Overgrowth of vegetation in the creek area between Building One and Building Two. Robert to request Pride to trim back greenery along the creek as appropriate.
Completed Items:
January 8th, 2024

1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

February 5th, 2024

7. Peggy Longeway in Unit 2320 requested bushes along the west side of creek east of Building 2 be trimmed back. Pride trimmed both sides of the creek and additional bushes around the complex February 5th 2024.

8. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  Keith and Antonio helped clear the leaves on the sidewalk. 

9. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 

10. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

11. Robert called Precision Door to reprogram the key opener for garage 13. 

12. Fluorescent light in Garage 15 needs to be replaced.

13. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address.

March 4th, 2024

14. Sound Cleaning came out to clean the gutters, roof cleaning & moss treatment as well as the window cleaning on Tuesday, February 13 with touch up of windows on February 24. Board will not use their services due to failure to disclose that they would be using Fabio, a subcontractor.
15. Cornerstone Roofing completed partial roof replacement and vent intakes on Building Two for $5,900 on February 8 and 9, 2024. 

16. Board approved Bartlett bid to trim trees along the creek and willows and one tree growing too close to Building Two. Bartlett came on February 2nd 2024 and came back to do a walk through with Keith.

17. Pride came out and trimmed all the bushes along the west and east side of the creek on February 6th.

18. Unit 8925 requested Board approval for doing subflooring work that requires a licensed contractor for home renovation and improvements as required by section 17, page 15 of the Declaration. Homeowner sent contractor estimate for subflooring work only.

19. Unit 2312 appealed parking garage violation (leaving garage door open) fine of $50. The Board declined to approve the appeal. The first violation was for parking an RV in the driveway without Board approval.

April 1st, 2024

20. The catch basin by Building Two is collapsing and will need to be repaired. Robert got a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental for $19,900 as well as cleaning out the other 12 catch basins on the property. The board voted to approve Catchall Environmental on January 8th to perform the work and the contract was signed on February 29th.

a. Work completed on March 20th. 

21. Kelly Early painted the three garage storage doors by Building Two.

22. Chimney sweep and vent cleaning for 39 vents in 2024 was completed on January 6. Four units have not been completed. 8913 has no chimney access. 8901 disputed charge of $65 for vacuuming out fireplace. Robert notified those homeowners that the units need to be inspected. The Chimney Specialist returned on March 2nd. The cost is to be paid by the homeowners. A return visit charge will be included in their HOA fees. The other unit (8903) accepted the chimney cleaning charge and requested they be billed. Company waived fee for unit 8901 at Robert’s urging. 

23. Seatown Electric installed flood lights on the south side of Building One.

24. All Homeowners (except one who will be emailed) in compliance with cleaning garage floors as required to perform the seal coating. 

25. Overhead garage lights in Garage 1 and 2 were not working. Kelly replaced the lights.

May 6th, 2024

26. Catchall Environmental checked additional catch basins to see if additional repairs are needed. Property Manager to schedule annual inspection as recommended.

27. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Homeowners in building 2 who want to upgrade their locks or install door guards to coordinate with themselves and Ravenna Locksmith to upgrade or replace locks on current or replacement outside storage doors. 
b. Three new doors from Frank’s Lumber and standard deadbolts locks were installed on January 24th. 

c. Robert replaced the defective lock on one door.

28. 2023 Taxes have been filed. 

29. Building Three south stairwell light outside Unit 8903 was replaced by Kelly Early.

June 3rd, 2024
30. Nine replacement rose bushes were planted along the west side of building 2 (outside of 2302).

31. Robert asked APC for regular progress report on the work they are doing for us (rodent control). APC now has correct property manager contact information and will forward all future progress reports.

32. Board approved a request from Unit 8925 for additional repairs including plumbing by a licensed bonded contractor. 

33. Board treasurer Keith transferred $50,000.00 from reserves to operating account to cover staining deposit and asphalt repair costs. 

Meeting adjourned at 9:00 p.m.

Next meeting Monday, July 1st, 2024, at 6:30 p.m. (Board).

.RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager 

(206) 407-3705 (business cell phone), robert@nashnw.com
Meeting started at 6:30 pm July 1, 2024

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Ali Lazcano (8941), Antonio Laracuente (8945), Greg Impert (8947), Marisa Honig (2310)

   Property Manager: Robert Carlson (present)

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for June 3, 2024, approved.

Open Items:

1. Gutters Cleaning and Roof Blowing: Board discussed second cleaning of Building Two in September due to extra debris from the willow tree.  Robert to include on his ‘To do’ list.

a. Board wants the roof swept and treated for moss before the painting project starts on July 22nd. Window cleaning and gutter replacement will commence after these tasks are completed.

b. Board approves Chinook’s proposal for:

i. Basic roof cleaning ($827.63)and zinc sulfide moss treatment ($827.63).

c. Board requested Robert to contact Chinook to schedule work before July 19th. 
2. Roof leak unit 2306 Cornerstone Roofing replaced the intake venting on Building Two on February 8th-9th at no charge weather permitting. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020. KSR inspected the roof including looking inside units 2306 and 2318 (where leaks have been reported) but did not provide a report of photos. Board requested Robert to obtain an independent roof inspection from a different company. 
b. Robert requested a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Javier, their subcontractor provided an estimate for the restoration only for $3,748.50 (not including insulation) including tax.

c. Unit 2306 obtained a bid from Fischer for mold mitigation for $2,800. Board approves proceeding with this bid from Fischer for mold mitigation work. Work has been completed and a bid invoice was submitted for reimbursement.

d.  Fischer provided an estimate for water damage restoration: $11,114.83 (including insulation). Unit 2306 requested revised bid from Javier which includes insulation replacement in walls and ceilings. Work completed. Unit 2306 received reimbursement.
e. Unit (2318) reported a stain on the ceiling. Robert to ask Pia for a picture of the stain.

f. Other homeowners (8945) have experienced damage on their balcony due to the gutter not draining properly above unit (8947). 

3. Miscellaneous work needed to be completed around the Property:

a. Paint chimney stack of Unit 8915

i. Waiting for a later time to paint.

ii. Board agrees that the chimney sticks out and we should obtain a bid for doing the work to see what it would cost.

iii. Board agrees there is no rush on finding someone to do this work.

4. Re-stain all exterior buildings, paint deck railings, stairwells (floors and walls), dumpster enclosures and front doors.

i. Apply stain and paint colors in a test area before we have them proceed with staining and painting buildings, deck railings, stairwells (floors and walls), dumpster enclosures, and front doors. Matt from Tera Painting dropped off three semi-solid stain color samples and will complete test areas this week (June 3rd) on south wall, Building Three. Color selection was finalized. 
ii. Board accepted the proposal and signed a contract with Tera Painting. Deposit paid. Schedule provided by Tera Painting.  Robert sent email communication to homeowners on June 24, 2024 including the following information:
1. Scope of work to be performed
2. Dates when it will be performed
3. Deadline for each building  to clear entryways and patios of all personal items (72 hours prior to scheduled work date). Daily fines will be imposed for non-compliance.
4. Date for front door painting. Note: Homeowners need to leave keys of the unit with neighbors or board members if they are not present to allow Tera Painting to perform work. 
5. Tera Painting will send weekly progress updates to the Board and Robert in case dates need to be adjusted.
iii. Board plans to follow Benjamin Moore paint formulas recommended by Tera Painting including use of semi-solid stain. 

	Area 
	Brand 
	Product 
	Sheen 
	Color

	A. Shingles
	Benjamin  

Moore
	Woodluxe oil based exterior stain
	Semi solid 
	Mahogany ES-60

	B. Trim, Fascia, Gutters,  Downspouts, Garages Doors, Building 2 garage buildings, Storage doors, Wooden parts of bridge, Building 3 unit number signs, Back patio wood railings 
	Benjamin  

Moore
	Ultraspec EXT 
	Satin 
	Midsummer Night 2134-20

	C. Front Doors
	Benjamin  

Moore
	Command 
	Satin 
	North Sea Green 2053-30



	D. Primer
	Benjamin  

Moore
	Fresh Start Oil 
	N/A 
	Defer to Tera

	E. Metal Stair Railings
	Benjamin  

Moore
	Ultraspec HP DTM  

Acyrlic
	Low Lustre 
	Graphite 1603

	F. Concrete mailbox landings, concrete steps (top tread and riser), concrete patios and baseboard trim in entryways/stairwells
	Benjamin  

Moore
	Floor and Patio 
	Low Lustre 
	Graphite 1603

	G. Entryway and stairwell faux plaster walls/ceilings, underside of concrete stairs and support beam in stairwells, back patio ceilings
	Benjamin Moore
	Ultraspec EXT
	Low Lustre
	White Dove OC-17


5. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Robert will update the homeowner/vehicle directory. Keith sent a copy of the October 2, 2023 directory and the parking in garages directory. Robert sent an email requesting info on March 28th. Updating list in-progress. 

b. Robert sent another reminder by email.

c. A Google Sheets directory will be created to list all homeowner information and vehicles.

d. Robert to send the Board directory on Google Sheets. Board will follow up with homeowners to complete registration of parked vehicles. 

6. Board approved proposal from Affordable Asphalt (now Guardian Asphalt owned by Robert Asher). 

a. Guardian Asphalt came on April 16th and 17th to perform partial asphalt repairs, resurfacing, and curb replacement (by Building Three). 

b. Company also installed additional asphalt by the drain common to the southwest street corner to channel water to the drain instead of the driveway. 

c. Robert Asher met with two Board members and property manager (Robert Carlson) on Tuesday, April 23rd to discuss issues with uncompleted work. 

d. Asher LLC submitted an updated proposal for $12,843.87 to complete work which the Board approved. 

e. Asher LLC's bid recommended removal of the southeast evergreen tree by garage four next to Building Two due to repairs impacting roots and tree stability. Two companies, Bartlett and Washington Tree Experts, were consulted on tree removal work. More information is needed to determine if the tree needs to be removed and if a permit is required under the city tree ordinance. 

f. Guardian Asphalt completed asphalt repairs, resurfacing, paint striping and sealing of cracks on June 18th, 19th and 28th. A few areas were missed where asphalt meets pavement (near garage 7, and where the sidewalk meets the asphalt between garages 3 and 4). Robert left a message to Guardian Asphalt to address missed actions on July 1st.  

7. Robert advised the board that all plumbing, electrical, and major renovations need to be done by a bonded, insured, and licensed contractor. Consider adding to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.)

8. Electric car charging stations. Discussions to evolve.

a. Keith has talked to four companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert sent an email to gauge interest. So far there are 9 votes against 4 votes in favor and 4 considering based on questions. Will discuss further depending on interest. Robert will send a follow-up email requesting feedback. 
9. Repair wood structures surrounding both dumpster areas (at buildings 2 and 3).

a. Robert to obtain three bids. First bid was only for Building Three (dumpster enclosure). Bid needs to be revised to include Building Two. Board wants to wait until after the staining and painting has been done during which the paint company, who is also a general contractor can perform repairs to the structures.

10. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address this issue when he asks about planting of replacement plants by SW corner of Building Two.
11. Explore adding additional lights to garages that don’t have them.

12. A Financial Audit was approved at the annual HOA meeting. Robert contacted Newman CPAs regarding audit. Scheduling in progress. 

13. Green garbage dumpster by Building Three the floor is collapsing and needs to be replaced. Robert called SPU on July 1st about getting a 2 yard replacement dumpster. SPU will do the work within the next 7 days. 
14. Complaint against homeowner for leaving garage door open. The Board decided to fine the homeowner for $100 due to the third violation. Pending fine to be paid. Robert will address.
15. Garage 11 is malfunctioning. Robert contacted Precision Door. Precision Door contacted the homeowner. Awaiting invoice for repair. Robert to follow up.
16. Board treasurer recommends the Board explore new investment strategies to reduce 30 percent tax penalties on earnings $500,000 in reserves. As an example we made $15,000 in 2023 but ended up paying $4,000 in federal income taxes.

17. Power wash concrete walkways and concrete steps up to the mailbox landings on all buildings. Robert requested a bid from Pride. Instead, the Board approved purchase of power washer/supplies and to allow homeowners to volunteer to complete the work. Antonio will complete the work before July 22nd, in preparation for the paint project.
18. Board to explore gutter replacement after other major projects are completed. In November 2023, High Point Gutter gave an estimate of $28,000 for replacing all gutters on the three condo buildings and seven garage buildings. Robert will contact High Point Gutter to confirm the previous bid is still current and request an additional bid from another vendor. Work expected to be completed in September before leaves fall. Seattle Gutters will come to do an inspection to support an estimate on July 5th. 
19. Potential squirrel nest inside wall/roof (unit 8947). American Pest Control removed the nest. Awaiting drywall repair inside storage closet. HOA to reimburse the homeowner once completed. 
20. Mailbox break-ins need to be addressed. Board member Antonio will explore costs of installing more robust mail boxes Cluster Mailbox Unit (CBU). 

a. Are there requirements for installment of CBUs? 

i. Location - 

1. Check with the post office if boxes need to be located in a specific location.
2. Can you have different arrangements for different buildings? 
ii. Access

iii. Cost

iv. Installation

21. Overgrowth of vegetation in the creek area between Building One and Building Two. Robert will request Pride to trim back greenery along the creek to 3 feet in height.
New Items:

1. Email from unit (2320) requesting Board to address damage on concrete steps between landing and side-walk on second north stairwell of Building Two. Damage caused by unit (2324) during move out.

a. A Board member will inspect the damage, take pictures and share the information with the Board and Robert. 

2. Pride Landscaping to trim foliage two feet off buildings prior to the painting project.

3. Robert will request Pride to turn off the sprinklers the week of July 15th.

4. Request by unit (2304) to address unsanctioned and messy planter pots along the landscaping causing visual distress.

a. Board will install signs requesting removal of pots prior to the painting project.

5. Light outside unit (8903) needs an electrician to address. Robert will contact the electrician recommended by Kelly Early. 

6. Original Ravenna Woods Condominium blueprints show that a parked RV in the gravel lot west of 2302-2324 driveway is located within the property limits. Request homeowner (unit 2312) to move vehicle 3 feet west to allow another vehicle to park on Ravenna Woods Condominium property. Robert will contact unit 2312 requesting to move the vehicle. 

Completed Items:
January 8th, 2024

1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

February 5th, 2024

7. Peggy Longeway in Unit 2320 requested bushes along the west side of creek east of Building 2 be trimmed back. Pride trimmed both sides of the creek and additional bushes around the complex February 5th 2024.

8. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  Keith and Antonio helped clear the leaves on the sidewalk. 

9. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 

10. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

11. Robert called Precision Door to reprogram the key opener for garage 13. 

12. Fluorescent light in Garage 15 needs to be replaced.

13. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address.

March 4th, 2024

14. Sound Cleaning came out to clean the gutters, roof cleaning & moss treatment as well as the window cleaning on Tuesday, February 13 with touch up of windows on February 24. Board will not use their services due to failure to disclose that they would be using Fabio, a subcontractor.
15. Cornerstone Roofing completed partial roof replacement and vent intakes on Building Two for $5,900 on February 8 and 9, 2024. 

16. Board approved Bartlett bid to trim trees along the creek and willows and one tree growing too close to Building Two. Bartlett came on February 2nd 2024 and came back to do a walk through with Keith.

17. Pride came out and trimmed all the bushes along the west and east side of the creek on February 6th.

18. Unit 8925 requested Board approval for doing subflooring work that requires a licensed contractor for home renovation and improvements as required by section 17, page 15 of the Declaration. Homeowner sent contractor estimate for subflooring work only.

19. Unit 2312 appealed parking garage violation (leaving garage door open) fine of $50. The Board declined to approve the appeal. The first violation was for parking an RV in the driveway without Board approval.

April 1st, 2024

20. The catch basin by Building Two is collapsing and will need to be repaired. Robert got a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental for $19,900 as well as cleaning out the other 12 catch basins on the property. The board voted to approve Catchall Environmental on January 8th to perform the work and the contract was signed on February 29th.

a. Work completed on March 20th. 

21. Kelly Early painted the three garage storage doors by Building Two.

22. Chimney sweep and vent cleaning for 39 vents in 2024 was completed on January 6. Four units have not been completed. 8913 has no chimney access. 8901 disputed charge of $65 for vacuuming out fireplace. Robert notified those homeowners that the units need to be inspected. The Chimney Specialist returned on March 2nd. The cost is to be paid by the homeowners. A return visit charge will be included in their HOA fees. The other unit (8903) accepted the chimney cleaning charge and requested they be billed. Company waived fee for unit 8901 at Robert’s urging. 

23. Seatown Electric installed flood lights on the south side of Building One.

24. All Homeowners (except one who will be emailed) in compliance with cleaning garage floors as required to perform the seal coating. 

25. Overhead garage lights in Garage 1 and 2 were not working. Kelly replaced the lights.

May 6th, 2024

26. Catchall Environmental checked additional catch basins to see if additional repairs are needed. Property Manager to schedule annual inspection as recommended.

27. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Homeowners in building 2 who want to upgrade their locks or install door guards to coordinate with themselves and Ravenna Locksmith to upgrade or replace locks on current or replacement outside storage doors. 

b. Three new doors from Frank’s Lumber and standard deadbolts locks were installed on January 24th. 

c. Robert replaced the defective lock on one door.

28. 2023 Taxes have been filed. 

29. Building Three south stairwell light outside Unit 8903 was replaced by Kelly Early.

June 3rd, 2024
30. Nine replacement rose bushes were planted along the west side of building 2 (outside of 2302).

31. Robert asked APC for regular progress report on the work they are doing for us (rodent control). APC now has correct property manager contact information and will forward all future progress reports.

32. Board approved a request from Unit 8925 for additional repairs including plumbing by a licensed bonded contractor. 

33. Board treasurer Keith transferred $50,000.00 from reserves to operating account to cover staining deposit and asphalt repair costs. 

July 1st, 2024

34. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring a ladder as expected. Is wasp nest still a problem? American Pest Control will come back to treat the attic. Robert will follow up with APC again and ask 8941 in Building One. Homeowner has observed pest activity on the back patio. Issue was resolved.

35. Board approved Unit 8913 installment of new windows. Homeowner painted trim to match the exterior.

Meeting adjourned at 8:30 p.m.

Next meeting Monday, August 5th, 2024, at 6:30 p.m. (Board).

.RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager 

(206) 407-3705 (business cell phone), robert@nashnw.com
Meeting started at 6:30 pm August 5, 2024

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Antonio Laracuente (8945), Marisa Honig (2310), Cathy Lacefield (8911), Ali Lazcano (8941)

   Property Manager: Robert Carlson (present)

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for July 1, 2024, approved.

Open Items:

1. Gutters Cleaning and Roof Blowing: Board discussed second cleaning of Building Two in September due to extra debris from the willow tree.  Robert to include on his ‘To do’ list.

a. Board wants the roof swept and treated for moss before the painting project starts on July 22nd. Window cleaning and gutter replacement will commence after these tasks are completed.

b. Board approves Chinook’s proposal for:

i. Basic roof cleaning ($827.63) and zinc sulfide moss treatment ($827.63).

c. Board requested Robert to contact Chinook to schedule work before July 19th. 
i. Work was done Tuesday, July 16th. Chinook missed:

· Building Two Garage Roofs

· Zinc Sulfide Moss Treatment was applied as one horizontal band in the middle of each roof instead of every 10 to 15 ft. as specified in the contract.

d. Robert has contacted Chinook to request they return ASAP to complete the work. Invoice will not be paid until then.

2. Roof leak unit 2306 Cornerstone Roofing replaced the intake venting on Building Two on February 8th-9th at no charge weather permitting. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020. KSR inspected the roof including looking inside units 2306 and 2318 (where leaks have been reported) but did not provide a report of photos. Board requested Robert to obtain an independent roof inspection from a different company. 
b. Robert requested a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Javier, their subcontractor provided an estimate for the restoration only for $3,748.50 (not including insulation) including tax.

c. Unit 2306 obtained a bid from Fischer for mold mitigation for $2,800. Board approves proceeding with this bid from Fischer for mold mitigation work. Work has been completed and a bid invoice was submitted for reimbursement.

d.  Fischer provided an estimate for water damage restoration: $11,114.83 (including insulation). Unit 2306 requested revised bid from Javier which includes insulation replacement in walls and ceilings. Work completed. Unit 2306 received reimbursement.

e. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain.
f. Other homeowners (8945) have experienced damage on their balcony due to the gutter not draining properly above unit (8947). 

3. Miscellaneous work needed to be completed around the Property:

a. Paint chimney stack of Unit 8915

i. Waiting for a later time to paint.

ii. Board agrees that the chimney sticks out and we should obtain a bid for doing the work to see what it would cost.

iii. Board agrees there is no rush on finding someone to do this work.

4. Re-stain all exterior buildings, paint deck railings, stairwells (floors and walls), dumpster enclosures and front doors.

i. Apply stain and paint colors in a test area before we have them proceed with staining and painting buildings, deck railings, stairwells (floors and walls), dumpster enclosures, and front doors. Matt from Tera Painting dropped off three semi-solid stain color samples and will complete test areas this week (June 3rd) on south wall, Building Three. Color selection was finalized. 

ii. Board accepted the proposal and signed a contract with Tera Painting. Deposit paid. Schedule provided by Tera Painting.  Robert sent email communication to homeowners on June 24, 2024 including the following information:

1. Scope of work to be performed

2. Dates when it will be performed

3. Deadline for each building  to clear entryways and patios of all personal items (72 hours prior to scheduled work date). Daily fines will be imposed for non-compliance.

4. Date for front door painting. Note: Homeowners need to leave keys of the unit with neighbors or board members if they are not present to allow Tera Painting to perform work. 

5. Tera Painting will send weekly progress updates to the Board and Robert in case dates need to be adjusted.

6. Tera Painting found out some shingles were painted instead of stained. Painted shingles will need to be replaced to avoid using harsh chemicals to remove paint. Project manager (Evan) gave an estimate of $5,000 plus tax to replace painted and damaged shingles.

a. Board voted and approved the change order.

7. Unit (2304) noticed a hole in the overhang between roof and gutter of Garage #4 northeast corner. Tera Painting will provide a proposal for repair. 

8. Additional repairs may be needed including interior and exterior of the dumpster enclosures. Tera Painting plans to address later in the project and will provide an estimate. 

iii. Board plans to follow Benjamin Moore paint formulas recommended by Tera Painting including use of semi-solid stain. 

	Area
	Brand
	Product
	Sheen
	Color

	A. Shingles
	Benjamin Moore
	Woodluxe oil based exterior stain
	Semi solid 
	Mahogany ES-60

	B. Trim, Fascia, Gutters,  Downspouts, Garages Doors, Building 2 garage buildings, Storage doors, Wooden parts of bridge, Building 3 unit number signs, Back patio wood railings 
	Benjamin Moore
	Ultraspec EXT 
	Satin 
	Midsummer Night 2134-20

	C. Front Doors
	Benjamin Moore
	Command 
	Satin 
	North Sea Green 2053-30

	D. Primer
	Benjamin Moore
	Fresh Start Oil 
	N/A 
	Defer to Tera

	E. Metal Stair Railings
	Benjamin Moore
	Ultraspec HP DTM  

Acrylic
	Low Lustre 
	Graphite 1603

	F. Concrete mailbox landings, concrete steps (top tread and riser), concrete patios and baseboard trim in entryways/stairwells
	Benjamin  

Moore
	Floor and Patio 
	Low Lustre 
	Graphite 1603

	G. Entryway and stairwell faux plaster walls/ceilings, underside of concrete stairs and support beam in stairwells, back patio ceilings
	Benjamin Moore
	Ultraspec EXT
	Low Lustre
	White Dove OC-17


5. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Robert will update the homeowner/vehicle directory. Keith sent a copy of the October 2, 2023 directory and the parking in garages directory. Robert sent an email requesting info on March 28th. Updating list in-progress. 

b. Robert sent another reminder by email.

c. A Google Sheets directory will be created to list all homeowner information and vehicles.

d. Robert to send the Board directory on Google Sheets. Board will follow up with homeowners to complete registration of parked vehicles. 

6. Robert advised the board that all plumbing, electrical, and major renovations need to be done by a bonded, insured, and licensed contractor. Consider adding to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.)

7. Repair wood structures surrounding both dumpster areas (at buildings 2 and 3).

a. Robert to obtain three bids. First bid was only for Building Three (dumpster enclosure). Bid needs to be revised to include Building Two. Board wants to wait until after the staining and painting has been done during which the paint company, who is also a general contractor can perform repairs to the structures.

8. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address this issue when he asks about planting of replacement plants by SW corner of Building Two. To be scheduled after the painting project is completed.
9. Explore adding additional exterior lights to garages that don’t have them.

10. A Financial Audit was approved at the annual HOA meeting. Robert contacted Newman CPAs regarding the audit. Scheduling in progress. 

a. Robert has approached Newman CPAs regarding the audit. A response has not been received yet. 

11. Board treasurer recommends the Board explore new investment strategies to reduce 30 percent tax penalties on earnings $500,000 in reserves. As an example we made $15,000 in 2023 but ended up paying $4,000 in federal income taxes.

12. Power wash concrete walkways and concrete steps up to the mailbox landings on all buildings. Robert requested a bid from Pride. Instead, the Board approved purchase of power washer/supplies and to allow homeowners to volunteer to complete the work. Antonio power washed walkway and trex landings for Building One. Remaining work to be completed after the painting project. TBD if that will be done by volunteer(s) or a paid vendor. 
a. Once the painting project is completed the power washer will be stored in the shed by Building #2 area. 

13. Board to explore gutter replacement after other major projects are completed. In November 2023, High Point Gutter gave an estimate of $28,000 for replacing all gutters on the three condo buildings and seven garage buildings. Robert will contact High Point Gutter to confirm the previous bid is still current and request an additional bid from another vendor. Work expected to be completed in September before leaves fall. Gutters Seattle did an inspection and gave an estimate of $19,696.37 including tax. The estimate missed 1 garage building. Robert to request an updated proposal including missing Garage building. 
a. Board voted to approve using Gutter Seattle for the statement of work, pending an updated proposal for additional Garage Building and clarification on whether they use sub-contractors. Robert will contact Gutters Seattle.
b. Work to be scheduled soon after the painting project is completed.

14. Potential squirrel nest inside wall/roof (unit 8947). American Pest Control removed the nest. Awaiting drywall repair inside storage closet. HOA to reimburse the homeowner once completed. 

15. Mailbox break-ins need to be addressed. Board member Antonio will explore costs of installing more robust mail boxes Cluster Mailbox Unit (CBU). 

a. Are there requirements for installment of CBUs? 

i. Location - 

1. Check with the post office if boxes need to be located in a specific location.

2. Can you have different arrangements for different buildings? 

ii. Access

iii. Cost

iv. Installation

16. Overgrowth of vegetation in the creek area between Building One and Building Two. Robert will request Pride to trim back greenery along the creek to 3 feet in height.
17. Email from unit (2320) requesting Board to address damage on concrete steps between landing and side-walk on second north stairwell of Building Two. Damage caused by unit (2324) during move out.

a. A Board member will inspect the damage, take pictures and share the information with the Board and Robert. 

18. Original Ravenna Woods Condominium blueprints show that a parked RV in the gravel lot west of 2302-2324 driveway is located within the property limits. Request homeowner (unit 2312) to move vehicle 3 feet west to allow another vehicle to park on Ravenna Woods Condominium property. Robert contacted unit 2312 requesting to move the vehicle. Homeowner requested an additional two weeks for moving vs selling the RV. 
a. Board member requested update and no response was given. Robert to contact homeowner and request moving the vehicle or be towed in 24 hrs. 
New Items:

1. Unit 8945 has informed the Board that the balcony floor is damaged. Our CC&R states homeowners are responsible for balconies and patio maintenance/repairs. 

a. Homeowner will request a contractor to assess damage and identify the root cause. 

b. Next steps to be determined. 

2. Management contract requires the property manager to fill out a resale certificate when a homeowner sells their unit. Nash NW has started using a third-party website to perform this task, adding additional cost without approval of the Board. 

a. The Board directs Nash NW to stop using third-party websites to perform resale certificates.

i. Robert to discuss with the company president (Kerri).

3. Malfunctioning fire panel on Building Two. Froula came out and reset the cellular link box to address the issue. If the problem persists, the part might need to be replaced. Robert will ask Froula if the work/replacement is covered by warranty. 
a. It is imperative to understand the functionality of the fire panel, and if it communicates to proper authorities in the event of a fire-related emergency. 

4. Request maintenance inspection of sprinklers for all Buildings. Robert to:
a. Contact Fire Safety Pros. 
b. Check when the last inspection of fire extinguishers and sprinklers is? 

i. Fire extinguishers - September 2023 by Ben’s Ever Ready.

ii. Sprinklers - TBD

Completed Items:
January 8th, 2024

1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

February 5th, 2024

7. Peggy Longeway in Unit 2320 requested bushes along the west side of creek east of Building 2 be trimmed back. Pride trimmed both sides of the creek and additional bushes around the complex February 5th 2024.

8. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  Keith and Antonio helped clear the leaves on the sidewalk. 

9. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 

10. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

11. Robert called Precision Door to reprogram the key opener for garage 13. 

12. Fluorescent light in Garage 15 needs to be replaced.

13. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address.

March 4th, 2024

14. Sound Cleaning came out to clean the gutters, roof cleaning & moss treatment as well as the window cleaning on Tuesday, February 13 with touch up of windows on February 24. Board will not use their services due to failure to disclose that they would be using Fabio, a subcontractor.
15. Cornerstone Roofing completed partial roof replacement and vent intakes on Building Two for $5,900 on February 8 and 9, 2024. 

16. Board approved Bartlett bid to trim trees along the creek and willows and one tree growing too close to Building Two. Bartlett came on February 2nd 2024 and came back to do a walk through with Keith.

17. Pride came out and trimmed all the bushes along the west and east side of the creek on February 6th.

18. Unit 8925 requested Board approval for doing subflooring work that requires a licensed contractor for home renovation and improvements as required by section 17, page 15 of the Declaration. Homeowner sent contractor estimate for subflooring work only.

19. Unit 2312 appealed parking garage violation (leaving garage door open) fine of $50. The Board declined to approve the appeal. The first violation was for parking an RV in the driveway without Board approval.

April 1st, 2024

20. The catch basin by Building Two is collapsing and will need to be repaired. Robert got a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental for $19,900 as well as cleaning out the other 12 catch basins on the property. The board voted to approve Catchall Environmental on January 8th to perform the work and the contract was signed on February 29th.

a. Work completed on March 20th. 

21. Kelly Early painted the three garage storage doors by Building Two.

22. Chimney sweep and vent cleaning for 39 vents in 2024 was completed on January 6. Four units have not been completed. 8913 has no chimney access. 8901 disputed charge of $65 for vacuuming out fireplace. Robert notified those homeowners that the units need to be inspected. The Chimney Specialist returned on March 2nd. The cost is to be paid by the homeowners. A return visit charge will be included in their HOA fees. The other unit (8903) accepted the chimney cleaning charge and requested they be billed. Company waived fee for unit 8901 at Robert’s urging. 

23. Seatown Electric installed flood lights on the south side of Building One.

24. All Homeowners (except one who will be emailed) in compliance with cleaning garage floors as required to perform the seal coating. 

25. Overhead garage lights in Garage 1 and 2 were not working. Kelly replaced the lights.

May 6th, 2024

26. Catchall Environmental checked additional catch basins to see if additional repairs are needed. Property Manager to schedule annual inspection as recommended.

27. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Homeowners in building 2 who want to upgrade their locks or install door guards to coordinate with themselves and Ravenna Locksmith to upgrade or replace locks on current or replacement outside storage doors. 

b. Three new doors from Frank’s Lumber and standard deadbolts locks were installed on January 24th. 

c. Robert replaced the defective lock on one door.

28. 2023 Taxes have been filed. 

29. Building Three south stairwell light outside Unit 8903 was replaced by Kelly Early.

June 3rd, 2024
30. Nine replacement rose bushes were planted along the west side of building 2 (outside of 2302).

31. Robert asked APC for regular progress report on the work they are doing for us (rodent control). APC now has correct property manager contact information and will forward all future progress reports.

32. Board approved a request from Unit 8925 for additional repairs including plumbing by a licensed bonded contractor. 

33. Board treasurer Keith transferred $50,000.00 from reserves to operating account to cover staining deposit and asphalt repair costs. 

July 1st, 2024

34. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring a ladder as expected. Is wasp nest still a problem? American Pest Control will come back to treat the attic. Robert will follow up with APC again and ask 8941 in Building One. Homeowner has observed pest activity on the back patio. Issue was resolved.

35. Board approved Unit 8913 installment of new windows. Homeowner painted trim to match the exterior.

August 5th 2024

36. Board approved proposal from Affordable Asphalt (now Guardian Asphalt owned by Robert Asher). 

a. Guardian Asphalt came on April 16th and 17th to perform partial asphalt repairs, resurfacing, and curb replacement (by Building Three). 

b. Company also installed additional asphalt by the drain common to the southwest street corner to channel water to the drain instead of the driveway. 

c. Robert Asher met with two Board members and property manager (Robert Carlson) on Tuesday, April 23rd to discuss issues with uncompleted work. 

d. Asher LLC submitted an updated proposal for $12,843.87 to complete work which the Board approved. 

e. Asher LLC's bid recommended removal of the southeast evergreen tree by garage four next to Building Two due to repairs impacting roots and tree stability. Two companies, Bartlett and Washington Tree Experts, were consulted on tree removal work. More information is needed to determine if the tree needs to be removed and if a permit is required under the city tree ordinance. 

f. Guardian Asphalt completed asphalt repairs, resurfacing, paint striping and sealing of cracks on June 18th, 19th and 28th. A few areas were missed where asphalt meets pavement (near garage 7, and where the sidewalk meets the asphalt between garages 3 and 4). Robert left a message to Guardian Asphalt to address missed actions on July 1st.  

g. Guardian Asphalt returned to do touch ups on July 25th and Board approved payment. 

37. Electric car charging stations. Discussions to evolve.

a. Keith has talked to four companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert sent an email to gauge interest. So far there are 9 votes against 4 votes in favor and 4 considering based on questions. Will discuss further depending on interest. Robert sent a follow-up email requesting feedback. 
f. Based on lack of homeowner interest, as well as expense, the Board elected not to proceed at this time. 

38. Green garbage dumpster by Building Three the floor is collapsing and needs to be replaced. Robert called SPU on July 1st about getting a 2 yard replacement dumpster. SPU replaced the dumpster.

39. Complaint against homeowner for leaving garage door open. The Board decided to fine the homeowner for $100 due to the third violation. Fine was paid. 

40. Garage 11 is malfunctioning. Robert contacted Precision Door. Precision Door contacted the homeowner. Repair completed and invoice paid. 

41. Pride Landscaping to trim foliage two feet off buildings prior to the painting project.

42. Robert will request Pride to turn off the sprinklers the week of July 15th.

43. Request by unit (2304) to address unsanctioned and messy planter pots along the landscaping causing visual distress.

a. Board will install signs requesting removal of pots prior to the painting project. Pots were removed.
44. Light outside unit (8903) needs an electrician to address. H&J Handyman replaced the light fixture.
Meeting adjourned at 9:00 p.m.

Next meeting Monday, September 2nd, 2024, at 6:30 p.m. (Board).



.RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager 

(206) 407-3705 (business cell phone), robert@nashnw.com
Meeting started at 6:30 pm September 2, 2024

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Antonio Laracuente (8945), Marisa Honig (2310), Cathy Lacefield (8911), Ali Lazcano (8941)

   Property Manager: Robert Carlson (present)

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for August 5th, 2024, approved.

Open Items:

1. Gutters Cleaning and Roof Blowing: Board discussed second cleaning of Building Two in September due to extra debris from the willow tree.  Robert to include on his ‘To do’ list.

a. Board wants the roof swept and treated for moss before the painting project starts on July 22nd. Window cleaning and gutter replacement will commence after these tasks are completed.

b. Board approves Chinook’s proposal for:

i. Basic roof cleaning ($827.63) and zinc sulfide moss treatment ($827.63).

c. Board requested Robert to contact Chinook to schedule work before July 19th. 

i. Work was done Tuesday, July 16th. Chinook missed:

· Building Two Garage Roofs

· Zinc Sulfide Moss Treatment was applied as one horizontal band in the middle of each roof instead of every 10 to 15 ft. as specified in the contract.

d. Robert contacted Chinook to request their return on September 12 or 13th before gutter replacement to complete the work. Invoice will not be paid until then. No response as of September 2nd. Robert to follow up ASAP. 
2. Roof leak unit 2306 Cornerstone Roofing replaced the intake venting on Building Two on February 8th-9th at no charge weather permitting. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020. KSR inspected the roof including looking inside units 2306 and 2318 (where leaks have been reported) but did not provide a report of photos. Board requested Robert to obtain an independent roof inspection from a different company. Jonathan from Rain State Roofing was scheduled to come on August 29th. No report has been submitted. Robert to follow up and request a report. The Board president gave detailed account of Building Two roof issues that Robert forwarded to Jonathan ahead of inspection. 
b. Robert requested a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Javier, their subcontractor provided an estimate for the restoration only for $3,748.50 (not including insulation) including tax.

c. Unit 2306 obtained a bid from Fischer for mold mitigation for $2,800. Board approves proceeding with this bid from Fischer for mold mitigation work. Work has been completed and a bid invoice was submitted for reimbursement.

d.  Fischer provided an estimate for water damage restoration: $11,114.83 (including insulation). Unit 2306 requested revised bid from Javier which includes insulation replacement in walls and ceilings. Work completed. Unit 2306 received reimbursement.

e. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain.

f. Other homeowners (8945) have experienced damage on their balcony due to the gutter not draining properly above unit (8947). 

3. Miscellaneous work needed to be completed around the Property:

a. Paint chimney stack of Unit 8915

i. Waiting for a later time to paint.

ii. Board agrees that the chimney sticks out and we should obtain a bid for doing the work to see what it would cost.

iii. Board agrees there is no rush on finding someone to do this work.

iv. The Board President will ask Tera Painting if they are willing to do a change order to add work to paint all chimney stacks the same color as trim (Midsummer Night). 

4. Re-stain all exterior buildings, paint deck railings, stairwells (floors and walls), dumpster enclosures and front doors.

i. Apply stain and paint colors in a test area before we have them proceed with staining and painting buildings, deck railings, stairwells (floors and walls), dumpster enclosures, and front doors. Matt from Tera Painting dropped off three semi-solid stain color samples and will complete test areas this week (June 3rd) on south wall, Building Three. Color selection was finalized. 

ii. Board accepted the proposal and signed a contract with Tera Painting. Deposit paid. Schedule provided by Tera Painting.  Robert sent email communication to homeowners on June 24, 2024 including the following information:

1. Scope of work to be performed

2. Dates when it will be performed

3. Deadline for each building  to clear entryways and patios of all personal items (72 hours prior to scheduled work date). Daily fines will be imposed for non-compliance.

4. Date for front door painting. Note: Homeowners need to leave keys of the unit with neighbors or board members if they are not present to allow Tera Painting to perform work. 

5. Tera Painting will send weekly progress updates to the Board and Robert in case dates need to be adjusted.

6. Tera Painting found out some shingles were painted instead of stained. Painted shingles will need to be replaced to avoid using harsh chemicals to remove paint. Project manager (Evan) gave an estimate of $5,000 plus tax to replace painted and damaged shingles.

a. Board voted and approved the change order. 

7. Additional repairs may be needed including interior and exterior of the dumpster enclosures. Tera Painting plans to address later in the project and will provide an estimate. 

8. The Board will request all unit numbers and stair entryway wooden signs to be painted the same color as trim (Midsummer Night) with white lettering/numbering.

iii. Board plans to follow Benjamin Moore paint formulas recommended by Tera Painting including use of semi-solid stain. 

	Area
	Brand
	Product
	Sheen
	Color

	A. Shingles
	Benjamin Moore
	Woodluxe oil based exterior stain
	Semi solid 
	Mahogany ES-60

	B. Trim, Fascia, Gutters,  Downspouts, Garages Doors, Building 2 garage buildings, Storage doors, Wooden parts of bridge, Building 3 unit number signs, Back patio wood railings 
	Benjamin Moore
	Ultraspec EXT 
	Satin 
	Midsummer Night 2134-20

	C. Front Doors
	Benjamin Moore
	Command 
	Satin 
	North Sea Green 2053-30

	D. Primer
	Benjamin Moore
	Fresh Start Oil 
	N/A 
	Defer to Tera

	E. Metal Stair Railings
	Benjamin Moore
	Ultraspec HP DTM  

Acrylic
	Low Lustre 
	Graphite 1603

	F. Concrete mailbox landings, concrete steps (top tread and riser), concrete patios and baseboard trim in entryways/stairwells
	Benjamin  

Moore
	Floor and Patio 
	Low Lustre 
	Graphite 1603

	G. Entryway and stairwell faux plaster walls/ceilings, underside of concrete stairs and support beam in stairwells, back patio ceilings
	Benjamin Moore
	Ultraspec EXT
	Low Lustre
	White Dove OC-17


5. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Robert will update the homeowner/vehicle directory. Keith sent a copy of the October 2, 2023 directory and the parking in garages directory. Robert sent an email requesting info on March 28th. Updating list in-progress. 

b. Robert sent another reminder by email.

c. A Google Sheets directory will be created to list all homeowner information and vehicles.

d. Marisa will create a sharepoint site that will include a folder directory for Homeowners, Renters and Vehicles in Ravenna Woods Condominiums. 

e. Robert to contact all homeowners who rent their units by email/mail to request updates of tenant lease, contact and vehicle information. Deadline will be two weeks after which fines will be implemented. 

6. Robert advised the board that all plumbing, electrical, and major renovations need to be done by a bonded, insured, and licensed contractor. Consider adding to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.)

7. Repair wood structures surrounding both dumpster areas (at buildings 2 and 3).

a. Robert to obtain three bids. First bid was only for Building Three (dumpster enclosure). Bid needs to be revised to include Building Two. Board wants to wait until after the staining and painting has been done during which the paint company, who is also a general contractor can perform repairs to the structures.

8. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address this issue when he asks about planting of replacement plants by SW corner of Building Two. To be scheduled after the painting project is completed.

9. Explore adding additional exterior lights to garages that don’t have them.

10. A Financial Audit was approved at the annual HOA meeting. Robert contacted Newman CPAs regarding the audit. Scheduling in progress. 

a. Robert has approached Newman CPAs regarding the audit. Robert signed an engagement letter on behalf of the Board. The fee is $2,600 for the year ending in 2024. 
11. Board treasurer recommends the Board explore new investment strategies to reduce 30 percent tax penalties on earnings $500,000 in reserves. As an example we made $15,000 in 2023 but ended up paying $4,000 in federal income taxes.

12. Power wash concrete walkways and concrete steps up to the mailbox landings on all buildings. Robert requested a bid from Pride. Instead, the Board approved purchase of power washer/supplies and to allow homeowners to volunteer to complete the work. Antonio power washed walkway and trex landings for Building One. Remaining work to be completed after the painting project. TBD if that will be done by volunteer(s) or a paid vendor. 

a. Once the painting project is completed the power washer will be stored in the shed by Building #2 area. 

b. Tera Painting has been asked to complete power washing of all concrete pathways and stairwells steps at the end of the painting project. Quote pending. 

c. Tera Painting has also been asked to clean all windows, sliding doors, and window screens at the end of the painting project. Quote pending. 

13. Board to explore gutter replacement after other major projects are completed. In November 2023, High Point Gutter gave an estimate of $28,000 for replacing all gutters on the three condo buildings and seven garage buildings. Robert will contact High Point Gutter to confirm the previous bid is still current and request an additional bid from another vendor. Work expected to be completed in September before leaves fall. Gutters Seattle did an inspection and gave an estimate of $19,696.37 including tax. The estimate missed 1 garage building. Robert to request an updated proposal including missing Garage building which came to $20,627.73. 

a. Board voted to approve using Gutter Seattle for the statement of work, pending an updated proposal for additional Garage Building and clarification on whether they use sub-contractors. Robert will contact Gutters Seattle.

b. Work to be scheduled soon after the painting project is completed. Robert asked Gutters Seattle to complete replacement of gutters and downspouts the week of September 16. They will haul away old downspouts removed by Tera Painting. 
c. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

14. Potential squirrel nest inside wall/roof (unit 8947). American Pest Control removed the nest. Awaiting drywall repair inside storage closet. HOA to reimburse the homeowner once completed. 

15. Mailbox break-ins need to be addressed. Board member Antonio will explore costs of installing more robust mail boxes Cluster Mailbox Unit (CBU). 

a. Are there requirements for installment of CBUs? 

i. Location - 

1. Check with the post office if boxes need to be located in a specific location.

2. Can you have different arrangements for different buildings? 

ii. Access

iii. Cost

iv. Installation

16. Email from unit (2320) requesting Board to address damage on concrete steps between landing and side-walk on second north stairwell of Building Two. Damage caused by unit (2324) during move out.

a. A Board member will inspect the damage, take pictures and share the information with the Board and Robert. 

17. Unit 8945 has informed the Board that the balcony floor is damaged. Our CC&R states homeowners are responsible for balconies and patio maintenance/repairs. 

a. Homeowner will request a contractor to assess damage and identify the root cause. 

b. Next steps to be determined. 

18. Management contract requires the property manager to fill out a resale certificate when a homeowner sells their unit. Nash NW has started using a third-party website to perform this task, adding additional cost without approval of the Board. 

a. The Board directs Nash NW to stop using third-party websites to perform resale certificates.

i. Robert to discuss with the company president (Kerri). Second Round, missing items below.

ii. Discrepancies from service provided by third party Condo Certs and Nash NW. There is a cost increase as well from $150.00 to $295.00.

1. Our legal name isn't Ravenna Woods HOA but Ravenna Woods Condominium Association according to the Washington Secretary of State website.
2. No copy of our master certificate and the one for earthquake insurance.

3. Fails to disclose our proposed restaining project which will eat up the reserves.

4. Fails to disclose the asphalt work.

5. Doesn't include the exhibits mentioned.

6. I would also expect a copy of the reserve study.

7. The Reserve amount is out of date. Should be 03-31-24 as that information has been received by you.

8. No copy of house rules. Some buyers might have a problem with our ban on charcoal grills.

9. More importantly, I don't recall our entering into an agreement to use them.

10. I don't have a problem with using them but the fees need to be reasonable since so much of the information is publicly available.

11. To me, this is something the management company should provide as part of their contract as all you have to do is fill in the form.

19. Malfunctioning fire panel on Building Two. Froula came out and reset the cellular link box to address the issue. If the problem persists, the part might need to be replaced. Robert asked Froula if the work/replacement is covered by warranty. Robert did not receive a response on the warranty question. 
a. It is imperative to understand the functionality of the fire panel, and if it communicates to proper authorities in the event of a fire-related emergency. 

b. Froula is the monitoring company. In the event an alert is received by Froula, they will contact the designated members (Property Manager, President and Treasurer of the association). In the event of a real fire Froula will contact the Fire Department. Residents should also pull fire alarms, knock on doors and call 911. 

20. Request maintenance inspection of sprinklers for all Buildings. Robert to:
a. Contact Fire Safety Pros. 
b. Check when the last inspection of fire extinguishers and sprinklers is? 

i. Fire extinguishers - Will occur September 24, 2024 by Ben’s Ever Ready again.

ii. Sprinklers - TBD

New Items:
1. Formal complaint: two dogs barking and howling in unit 8921 were received and addressed. Homeowner was fined $50.00 (second violation) and was asked to address the issue with his tenant. 

2. Large piece of willow tree broke off on southwest side of Building Three. Pride cleaned the debris and left wood. Sterling from Bartlett is coming to inspect trees on Thursday September 5th at 9:00am. Board member Cathy is the contact person. 

3. Mole Masters set traps and are checking them for captured moles. 

a. Robert to ask Mole Masters how many moles have been captured. 

Completed Items:
January 8th, 2024

1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

February 5th, 2024

7. Peggy Longeway in Unit 2320 requested bushes along the west side of creek east of Building 2 be trimmed back. Pride trimmed both sides of the creek and additional bushes around the complex February 5th 2024.

8. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  Keith and Antonio helped clear the leaves on the sidewalk. 

9. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 

10. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

11. Robert called Precision Door to reprogram the key opener for garage 13. 

12. Fluorescent light in Garage 15 needs to be replaced.

13. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address.

March 4th, 2024

14. Sound Cleaning came out to clean the gutters, roof cleaning & moss treatment as well as the window cleaning on Tuesday, February 13 with touch up of windows on February 24. Board will not use their services due to failure to disclose that they would be using Fabio, a subcontractor.
15. Cornerstone Roofing completed partial roof replacement and vent intakes on Building Two for $5,900 on February 8 and 9, 2024. 

16. Board approved Bartlett bid to trim trees along the creek and willows and one tree growing too close to Building Two. Bartlett came on February 2nd 2024 and came back to do a walk through with Keith.

17. Pride came out and trimmed all the bushes along the west and east side of the creek on February 6th.

18. Unit 8925 requested Board approval for doing subflooring work that requires a licensed contractor for home renovation and improvements as required by section 17, page 15 of the Declaration. Homeowner sent contractor estimate for subflooring work only.

19. Unit 2312 appealed parking garage violation (leaving garage door open) fine of $50. The Board declined to approve the appeal. The first violation was for parking an RV in the driveway without Board approval.

April 1st, 2024

20. The catch basin by Building Two is collapsing and will need to be repaired. Robert got a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental for $19,900 as well as cleaning out the other 12 catch basins on the property. The board voted to approve Catchall Environmental on January 8th to perform the work and the contract was signed on February 29th.

a. Work completed on March 20th. 

21. Kelly Early painted the three garage storage doors by Building Two.

22. Chimney sweep and vent cleaning for 39 vents in 2024 was completed on January 6. Four units have not been completed. 8913 has no chimney access. 8901 disputed charge of $65 for vacuuming out fireplace. Robert notified those homeowners that the units need to be inspected. The Chimney Specialist returned on March 2nd. The cost is to be paid by the homeowners. A return visit charge will be included in their HOA fees. The other unit (8903) accepted the chimney cleaning charge and requested they be billed. Company waived fee for unit 8901 at Robert’s urging. 

23. Seatown Electric installed flood lights on the south side of Building One.

24. All Homeowners (except one who will be emailed) in compliance with cleaning garage floors as required to perform the seal coating. 

25. Overhead garage lights in Garage 1 and 2 were not working. Kelly replaced the lights.

May 6th, 2024

26. Catchall Environmental checked additional catch basins to see if additional repairs are needed. Property Manager to schedule annual inspection as recommended.

27. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Homeowners in building 2 who want to upgrade their locks or install door guards to coordinate with themselves and Ravenna Locksmith to upgrade or replace locks on current or replacement outside storage doors. 

b. Three new doors from Frank’s Lumber and standard deadbolts locks were installed on January 24th. 

c. Robert replaced the defective lock on one door.

28. 2023 Taxes have been filed. 

29. Building Three south stairwell light outside Unit 8903 was replaced by Kelly Early.

June 3rd, 2024
30. Nine replacement rose bushes were planted along the west side of building 2 (outside of 2302).

31. Robert asked APC for regular progress report on the work they are doing for us (rodent control). APC now has correct property manager contact information and will forward all future progress reports.

32. Board approved a request from Unit 8925 for additional repairs including plumbing by a licensed bonded contractor. 

33. Board treasurer Keith transferred $50,000.00 from reserves to operating account to cover staining deposit and asphalt repair costs. 

July 1st, 2024

34. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring a ladder as expected. Is wasp nest still a problem? American Pest Control will come back to treat the attic. Robert will follow up with APC again and ask 8941 in Building One. Homeowner has observed pest activity on the back patio. Issue was resolved.

35. Board approved Unit 8913 installment of new windows. Homeowner painted trim to match the exterior.

August 5th 2024

36. Board approved proposal from Affordable Asphalt (now Guardian Asphalt owned by Robert Asher). 

a. Guardian Asphalt came on April 16th and 17th to perform partial asphalt repairs, resurfacing, and curb replacement (by Building Three). 

b. Company also installed additional asphalt by the drain common to the southwest street corner to channel water to the drain instead of the driveway. 

c. Robert Asher met with two Board members and property manager (Robert Carlson) on Tuesday, April 23rd to discuss issues with uncompleted work. 

d. Asher LLC submitted an updated proposal for $12,843.87 to complete work which the Board approved. 

e. Asher LLC's bid recommended removal of the southeast evergreen tree by garage four next to Building Two due to repairs impacting roots and tree stability. Two companies, Bartlett and Washington Tree Experts, were consulted on tree removal work. More information is needed to determine if the tree needs to be removed and if a permit is required under the city tree ordinance. 

f. Guardian Asphalt completed asphalt repairs, resurfacing, paint striping and sealing of cracks on June 18th, 19th and 28th. A few areas were missed where asphalt meets pavement (near garage 7, and where the sidewalk meets the asphalt between garages 3 and 4). Robert left a message to Guardian Asphalt to address missed actions on July 1st.  

g. Guardian Asphalt returned to do touch ups on July 25th and Board approved payment. 

37. Electric car charging stations. Discussions to evolve.

a. Keith has talked to four companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert sent an email to gauge interest. So far there are 9 votes against 4 votes in favor and 4 considering based on questions. Will discuss further depending on interest. Robert sent a follow-up email requesting feedback. 
f. Based on lack of homeowner interest, as well as expense, the Board elected not to proceed at this time. 

38. Green garbage dumpster by Building Three the floor is collapsing and needs to be replaced. Robert called SPU on July 1st about getting a 2 yard replacement dumpster. SPU replaced the dumpster.

39. Complaint against homeowner for leaving garage door open. The Board decided to fine the homeowner for $100 due to the third violation. Fine was paid. 

40. Garage 11 is malfunctioning. Robert contacted Precision Door. Precision Door contacted the homeowner. Repair completed and invoice paid. 

41. Pride Landscaping to trim foliage two feet off buildings prior to the painting project.

42. Robert will request Pride to turn off the sprinklers the week of July 15th.

43. Request by unit (2304) to address unsanctioned and messy planter pots along the landscaping causing visual distress.

a. Board will install signs requesting removal of pots prior to the painting project. Pots were removed.

44. Light outside unit (8903) needs an electrician to address. H&J Handyman replaced the light fixture.

September 2nd 2024

45. Unit (2304) noticed a hole in the overhang between roof and gutter of Garage #4 northeast corner. Tera Painting repaired it. 
46. Overgrowth of vegetation in the creek area between Building One and Building Two. Robert will request Pride to trim back greenery along the creek to 3 feet in height.

47. Original Ravenna Woods Condominium blueprints show that a parked RV in the gravel lot west of 2302-2324 driveway is located within the property limits. Request homeowner (unit 2312) to move vehicle 3 feet west to allow another vehicle to park on Ravenna Woods Condominium property. Robert contacted unit 2312 requesting to move the vehicle. Homeowner requested an additional two weeks for moving vs selling the RV. 

a. Board member requested update and no response was given. Robert to contact homeowner and request moving the vehicle or be towed in 24 hrs. 

b. RV was removed from the property. 

48. Two wasp nests were removed by American Pest Control.

Meeting adjourned at 8:51 p.m.

Next meeting Monday, October 7, 2024, at 6:30 p.m. (Board).

.RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager 

(206) 407-3705 (business cell phone), robert@nashnw.com
Meeting started at 6:35 pm October 7, 2024

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Marisa Honig (2310), Greg Impert (8947), Ali Lazcano (8941)

   Property Manager: Robert Carlson (present)

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for September 2, 2024, approved.

Open Items:

1. Gutters Cleaning and Roof Blowing: Board discussed second cleaning of Building Two in September due to extra debris from the willow tree.  Robert to include on his ‘To do’ list.
a. Board wants the roof swept and treated for moss before the painting project starts on July 22nd. Window cleaning and gutter replacement will commence after these tasks are completed.

b. Board approves Chinook’s proposal for:

i. Basic roof cleaning ($827.63) and zinc sulfide moss treatment ($827.63).

c. Board requested Robert to contact Chinook to schedule work before July 19th. 

i. Work was done Tuesday, July 16th. Chinook missed:

· Building Two Garage Roofs but it was later determined that the application met the requirements of the contract as the roof length is less than 15 feet.

· Zinc Sulfide Moss Treatment is to be applied as one horizontal band in the middle of each building roof instead of every 10 to 15 ft. as specified in the contract.

d. Robert contacted Chinook and they agreed to return on October 7th to complete the work. Invoice will not be paid until then. Did not show up. Robert to follow up ASAP. 
2. Roof leak unit 2306 Cornerstone Roofing replaced the intake venting on Building Two on February 8th-9th at no charge weather permitting. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020. KSR inspected the roof including looking inside units 2306 and 2318 (where leaks have been reported) but did not provide a report of photos. Board requested Robert to obtain an independent roof inspection from a different company. Jonathan from Rain State Roofing came to do a in depth inspection on September 23. A detailed report and photos have been submitted to the Board. Robert to follow up with clarifying questions.  
b. Robert requested a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Javier, their subcontractor provided an estimate for the restoration only for $3,748.50 (not including insulation) including tax.

c. Unit 2306 obtained a bid from Fischer for mold mitigation for $2,800. Board approves proceeding with this bid from Fischer for mold mitigation work. Work has been completed and a bid invoice was submitted for reimbursement.

d.  Fischer provided an estimate for water damage restoration: $11,114.83 (including insulation). Unit 2306 requested revised bid from Javier which includes insulation replacement in walls and ceilings. Work completed. Unit 2306 received reimbursement.

e. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain.

f. Other homeowners (8945) have experienced damage on their balcony due to the gutter not draining properly above unit (8947). 

3. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Robert will update the homeowner/vehicle directory. Keith sent a copy of the October 2, 2023 directory and the parking in garages directory. Robert sent an email requesting info on March 28th. Updating list in-progress. 

b. Robert sent another reminder by email. Received 21 responses 

c. A Google Sheets directory will be created to list all homeowner information and vehicles.

d. Marisa will create a sharepoint site that will include a folder directory for Homeowners, Renters and Vehicles in Ravenna Woods Condominiums. 

e. Robert to contact all homeowners who rent their units by email/mail to request updates of tenant lease, contact and vehicle information. Deadline will be two weeks after which fines will be implemented. Three rentals (2322, 8915, and 8937) have replied. Waiting for 8903, 8905, 8921, 8951
4. Robert advised the board that all plumbing, electrical, and major renovations need to be done by a bonded, insured, and licensed contractor. Consider adding to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.)

5. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address this issue when he asks about planting of replacement plants by SW corner of Building Two. To be scheduled after the painting project is completed.

6. Explore adding additional exterior motion detector lights to garages that don’t have them such as Garage 2, 4 and 5 and others but garages next to them do have lighting. Board members to do an audit of Garages 7-20 and report to Robert.

7. A Financial Audit was approved at the annual HOA meeting. Robert contacted Newman CPAs regarding the audit. Scheduling in progress. 

a. Robert has approached Newman CPAs regarding the audit. Robert signed an engagement letter on behalf of the Board. The fee is $2,600 for the year ending in 2024.
b. Newman CPA will conduct the audit in early 2025 as we are still in 2024. 
8. Power wash concrete walkways and concrete steps up to the mailbox landings on all buildings. Robert requested a bid from Pride. Instead, the Board approved purchase of power washer/supplies and to allow homeowners to volunteer to complete the work. Antonio power washed walkway and trex landings for Building One. Remaining work to be completed after the painting project. TBD if that will be done by volunteer(s) or a paid vendor. 

a. Once the painting project is completed the power washer will be stored in the shed by Building #2 area. 

b. Tera Painting has been asked to complete power washing of all concrete pathways and stairwells steps at the end of the painting project. Quote pending. 

c. Tera Painting has also been asked to clean all windows, sliding doors, and window screens at the end of the painting project. Quote pending. 

9. Board to explore gutter replacement after other major projects are completed. In November 2023, High Point Gutter gave an estimate of $28,000 for replacing all gutters on the three condo buildings and seven garage buildings. Robert will contact High Point Gutter to confirm the previous bid is still current and request an additional bid from another vendor. Work expected to be completed in September before leaves fall. Gutters Seattle did an inspection and gave an estimate of $19,696.37 including tax. The estimate missed 1 garage building. Robert to request an updated proposal including missing Garage building which came to $20,627.73. 

a. Board voted to approve using Gutter Seattle for the statement of work, pending an updated proposal for additional Garage Building and clarification on whether they use sub-contractors. Robert contacted Gutters Seattle.

b. Work to be scheduled soon after the painting project is completed. Robert asked Paul of Gutters Seattle to complete replacement of gutters and downspouts the week of September 16. They have hauled away old garage downspouts removed by Tera Painting. 
c. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

d. It was determined that many of the other fascia attached were rotten. Robert to contact Jonathan of Rain State Roofing for proposal and to schedule repair. Anne to contact Tera Painting.
10. Potential squirrel nest inside wall and roof (unit 8947) is gone. American Pest Control removed the nest. Awaiting drywall repair inside storage closet. HOA to reimburse the homeowner once completed. 

11. Mailbox break-ins need to be addressed. Board member Antonio will explore costs of installing more robust mail boxes Cluster Mailbox Unit (CBU). 

a. Are there requirements for installment of CBUs? 

i. Location - 

1. Check with the post office if boxes need to be located in a specific location.

2. Can you have different arrangements for different buildings? 

ii. Access

iii. Cost

iv. Installation

12. Unit 8945 has informed the Board that the balcony floor is damaged. Our CC&R states homeowners are responsible for balconies and patio maintenance/repairs. 

a. Homeowner will request a contractor to assess damage and identify the root cause. 

b. Next steps to be determined. 

13. Malfunctioning fire panel on Building Two. Froula came out and reset the cellular link box to address the issue. If the problem persists, the part might need to be replaced. Robert asked Froula if the work/replacement is covered by warranty. Robert did not receive a response on the warranty question. Froula mailed and gave an invoice and were double paid. Refund pending for the duplicate payment from us to them. Robert to ask higher ups at Froula about warranty issue due to no response..
a. It is imperative to understand the functionality of the fire panel, and if it communicates to proper authorities in the event of a fire-related emergency. 

b. Froula is the monitoring company. In the event an alert is received by Froula, they will contact the designated members (Property Manager, President and Treasurer of the association). In the event of a real fire Froula will contact the Fire Department. Residents should also pull fire alarms, knock on doors and call 911. 

14. Request maintenance inspection of sprinklers for all Buildings. Robert to:
a. Contact Fire Safety Pros. 
b. Check when the last inspection of sprinklers is? 

i. Sprinklers - TBD

15. Mole Masters set traps and are checking them for captured moles. 

a. Robert to ask Mole Masters how many moles have been captured. 

New Items:

1. Preparation for annual meeting on December 16th. Budget needs to be prepared a month ahead of time. 3-5-7 or no percent increase with appropriate formulas. Robert to send out a save the date notice.
2. Tera Painting to replace composite decking material with TimberTech “Dark Roast” instead of Trex for landing decking the week of October 7-11.

3. 2024-2025 reserve study. Robert to ask David Bach and Associates who did the last Reserve Study how soon the study could be completed as this is a revisit and in time for the annual meeting.

4. The 24-26 (8-9 per building) window wells or crawl space vents at the base of each building (two under each stairwell, one at each end of the building, and two each by the creekside of each building) need to be cleaned out and inspected to make sure that the screening is secure to keep animals out. Robert to check with Jack.
Completed Items:
January 8th, 2024

1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

February 5th, 2024

7. Peggy Longeway in Unit 2320 requested bushes along the west side of creek east of Building 2 be trimmed back. Pride trimmed both sides of the creek and additional bushes around the complex February 5th 2024.

8. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  Keith and Antonio helped clear the leaves on the sidewalk. 

9. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 

10. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

11. Robert called Precision Door to reprogram the key opener for garage 13. 

12. Fluorescent light in Garage 15 needs to be replaced.

13. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address.

March 4th, 2024

14. Sound Cleaning came out to clean the gutters, roof cleaning & moss treatment as well as the window cleaning on Tuesday, February 13 with touch up of windows on February 24. Board will not use their services due to failure to disclose that they would be using Fabio, a subcontractor.
15. Cornerstone Roofing completed partial roof replacement and vent intakes on Building Two for $5,900 on February 8 and 9, 2024. 

16. Board approved Bartlett bid to trim trees along the creek and willows and one tree growing too close to Building Two. Bartlett came on February 2nd 2024 and came back to do a walk through with Keith.

17. Pride came out and trimmed all the bushes along the west and east side of the creek on February 6th.

18. Unit 8925 requested Board approval for doing subflooring work that requires a licensed contractor for home renovation and improvements as required by section 17, page 15 of the Declaration. Homeowner sent contractor estimate for subflooring work only.

19. Unit 2312 appealed parking garage violation (leaving garage door open) fine of $50. The Board declined to approve the appeal. The first violation was for parking an RV in the driveway without Board approval.

April 1st, 2024

20. The catch basin by Building Two is collapsing and will need to be repaired. Robert got a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental for $19,900 as well as cleaning out the other 12 catch basins on the property. The board voted to approve Catchall Environmental on January 8th to perform the work and the contract was signed on February 29th.

a. Work completed on March 20th. 

21. Kelly Early painted the three garage storage doors by Building Two.

22. Chimney sweep and vent cleaning for 39 vents in 2024 was completed on January 6. Four units have not been completed. 8913 has no chimney access. 8901 disputed charge of $65 for vacuuming out fireplace. Robert notified those homeowners that the units need to be inspected. The Chimney Specialist returned on March 2nd. The cost is to be paid by the homeowners. A return visit charge will be included in their HOA fees. The other unit (8903) accepted the chimney cleaning charge and requested they be billed. Company waived fee for unit 8901 at Robert’s urging. 

23. Seatown Electric installed flood lights on the south side of Building One.

24. All Homeowners (except one who will be emailed) in compliance with cleaning garage floors as required to perform the seal coating. 

25. Overhead garage lights in Garage 1 and 2 were not working. Kelly replaced the lights.

May 6th, 2024

26. Catchall Environmental checked additional catch basins to see if additional repairs are needed. Property Manager to schedule annual inspection as recommended.

27. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Homeowners in building 2 who want to upgrade their locks or install door guards to coordinate with themselves and Ravenna Locksmith to upgrade or replace locks on current or replacement outside storage doors. 

b. Three new doors from Frank’s Lumber and standard deadbolts locks were installed on January 24th. 

c. Robert replaced the defective lock on one door.

28. 2023 Taxes have been filed. 

29. Building Three south stairwell light outside Unit 8903 was replaced by Kelly Early.

June 3rd, 2024
30. Nine replacement rose bushes were planted along the west side of building 2 (outside of 2302).

31. Robert asked APC for regular progress report on the work they are doing for us (rodent control). APC now has correct property manager contact information and will forward all future progress reports.

32. Board approved a request from Unit 8925 for additional repairs including plumbing by a licensed bonded contractor. 

33. Board treasurer Keith transferred $50,000.00 from reserves to operating account to cover staining deposit and asphalt repair costs. 

July 1st, 2024

34. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring a ladder as expected. Is wasp nest still a problem? American Pest Control will come back to treat the attic. Robert will follow up with APC again and ask 8941 in Building One. Homeowner has observed pest activity on the back patio. Issue was resolved.

35. Board approved Unit 8913 installment of new windows. Homeowner painted trim to match the exterior.

August 5th 2024

36. Board approved proposal from Affordable Asphalt (now Guardian Asphalt owned by Robert Asher). 

a. Guardian Asphalt came on April 16th and 17th to perform partial asphalt repairs, resurfacing, and curb replacement (by Building Three). 

b. Company also installed additional asphalt by the drain common to the southwest street corner to channel water to the drain instead of the driveway. 

c. Robert Asher met with two Board members and property manager (Robert Carlson) on Tuesday, April 23rd to discuss issues with uncompleted work. 

d. Asher LLC submitted an updated proposal for $12,843.87 to complete work which the Board approved. 

e. Asher LLC's bid recommended removal of the southeast evergreen tree by garage four next to Building Two due to repairs impacting roots and tree stability. Two companies, Bartlett and Washington Tree Experts, were consulted on tree removal work. More information is needed to determine if the tree needs to be removed and if a permit is required under the city tree ordinance. 

f. Guardian Asphalt completed asphalt repairs, resurfacing, paint striping and sealing of cracks on June 18th, 19th and 28th. A few areas were missed where asphalt meets pavement (near garage 7, and where the sidewalk meets the asphalt between garages 3 and 4). Robert left a message to Guardian Asphalt to address missed actions on July 1st.  

g. Guardian Asphalt returned to do touch ups on July 25th and Board approved payment. 

37. Electric car charging stations. Discussions to evolve.

a. Keith has talked to four companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert sent an email to gauge interest. So far there are 9 votes against 4 votes in favor and 4 considering based on questions. Will discuss further depending on interest. Robert sent a follow-up email requesting feedback. 
f. Based on lack of homeowner interest, as well as expense, the Board elected not to proceed at this time. 

38. Green garbage dumpster by Building Three the floor is collapsing and needs to be replaced. Robert called SPU on July 1st about getting a 2 yard replacement dumpster. SPU replaced the dumpster.

39. Complaint against homeowner for leaving garage door open. The Board decided to fine the homeowner for $100 due to the third violation. Fine was paid. 

40. Garage 11 is malfunctioning. Robert contacted Precision Door. Precision Door contacted the homeowner. Repair completed and invoice paid. 

41. Pride Landscaping to trim foliage two feet off buildings prior to the painting project.

42. Robert will request Pride to turn off the sprinklers the week of July 15th.

43. Request by unit (2304) to address unsanctioned and messy planter pots along the landscaping causing visual distress.

a. Board will install signs requesting removal of pots prior to the painting project. Pots were removed.

44. Light outside unit (8903) needs an electrician to address. H&J Handyman replaced the light fixture.

September 2nd 2024

45. Unit (2304) noticed a hole in the overhang between roof and gutter of Garage #4 northeast corner. Tera Painting repaired it. 
46. Overgrowth of vegetation in the creek area between Building One and Building Two. Robert will request Pride to trim back greenery along the creek to 3 feet in height.

47. Original Ravenna Woods Condominium blueprints show that a parked RV in the gravel lot west of 2302-2324 driveway is located within the property limits. Request homeowner (unit 2312) to move vehicle 3 feet west to allow another vehicle to park on Ravenna Woods Condominium property. Robert contacted unit 2312 requesting to move the vehicle. Homeowner requested an additional two weeks for moving vs selling the RV. 

a. Board member requested update and no response was given. Robert to contact homeowner and request moving the vehicle or be towed in 24 hrs. 

b. RV was removed from the property. 

48. Two wasp nests were removed by American Pest Control.


October 7, 2024

49. Chimney Stacks were painted by Tera Painting as a change order.

16. Tera Painting re-stained all exterior buildings, paint deck railings, stairwells (floors and walls), dumpster enclosures and front doors.

i. Apply stain and paint colors in a test area before we have them proceed with staining and painting buildings, deck railings, stairwells (floors and walls), dumpster enclosures, and front doors. Matt from Tera Painting dropped off three semi-solid stain color samples and will complete test areas this week (June 3rd) on south wall, Building Three. Color selection was finalized. 

ii. Board accepted the proposal and signed a contract with Tera Painting. Deposit paid. Schedule provided by Tera Painting.  Robert sent email communication to homeowners on June 24, 2024 including the following information:

1. Scope of work to be performed

2. Dates when it will be performed

3. Deadline for each building  to clear entryways and patios of all personal items (72 hours prior to scheduled work date). Daily fines will be imposed for non-compliance.

4. Date for front door painting. Note: Homeowners need to leave keys of the unit with neighbors or board members if they are not present to allow Tera Painting to perform work. 

5. Tera Painting will send weekly progress updates to the Board and Robert in case dates need to be adjusted.

6. Tera Painting found out some shingles were painted instead of stained. Painted shingles will need to be replaced to avoid using harsh chemicals to remove paint. Project manager (Evan) gave an estimate of $5,000 plus tax to replace painted and damaged shingles.

a. Board voted and approved the change order. 

7. Additional repairs may be needed including interior and exterior of the dumpster enclosures. Tera Painting plans to address later in the project and will provide an estimate. 

8. The Board will request all unit numbers and stair entryway wooden signs to be painted the same color as trim (Midsummer Night) with white lettering/numbering.

iii. Board plans to follow Benjamin Moore paint formulas recommended by Tera Painting including use of semi-solid stain. 

	Area
	Brand
	Product
	Sheen
	Color

	A. Shingles
	Benjamin Moore
	Woodluxe oil based exterior stain
	Semi solid 
	Mahogany ES-60

	B. Trim, Fascia, Gutters,  Downspouts, Garages Doors, Building 2 garage buildings, Storage doors, Wooden parts of bridge, Building 3 unit number signs, Back patio wood railings 
	Benjamin Moore
	Ultraspec EXT 
	Satin 
	Midsummer Night 2134-20

	C. Front Doors
	Benjamin Moore
	Command 
	Satin 
	North Sea Green 2053-30

	D. Primer
	Benjamin Moore
	Fresh Start Oil 
	N/A 
	Defer to Tera

	E. Metal Stair Railings
	Benjamin Moore
	Ultraspec HP DTM  

Acrylic
	Low Lustre 
	Graphite 1603

	F. Concrete mailbox landings, concrete steps (top tread and riser), concrete patios and baseboard trim in entryways/stairwells
	Benjamin  

Moore
	Floor and Patio 
	Low Lustre 
	Graphite 1603

	G. Entryway and stairwell faux plaster walls/ceilings, underside of concrete stairs and support beam in stairwells, back patio ceilings
	Benjamin Moore
	Ultraspec EXT
	Low Lustre
	White Dove OC-17


17. Tera Painting rebuilt one and repaired the wood structures surrounding both dumpster areas (at buildings 2 and 3) and restained the areas.

18. Board treasurer recommended the Board explore new investment strategies to reduce 30 percent tax penalties on earnings $500,000 in reserves. As an example we made $15,000 in 2023 but ended up paying $4,000 in federal income taxes. No longer an issue as most of it was spent on the above items and add-ons.

19. Email from unit (2320) requesting Board to address damage on concrete steps between landing and side-walk on second north stairwell of Building Two. Damage caused by unit (2324) during move out. A Board member Keith inspected the damage, took pictures and shared the information with the Board and Robert but could not see any damage. 

20. Management contract requires the property manager to fill out a resale certificate when a homeowner sells their unit. Nash NW has started using a third-party website to perform this task, adding additional cost without approval of the Board. 

a. The Board asked Nash NW to stop using third-party websites to perform resale certificates. Robert discussed with the company president (Kerri) who declined to budge due to the specifics of each resale certificate requiring additional work. 

21. Fire extinguishers inspection occurred September 24, 2024 by Ben’s Ever Ready again.

22. Formal complaint: two dogs barking and howling in unit 8921 were received and addressed. Homeowner was fined $50.00 (second violation) and was asked to address the issue with his tenant. No further complaints received.

23. A large piece of willow tree broke off on the southwest side of Building Three. Pride cleaned the debris and left wood which homeowners are welcome to take but Sterling said that willow wood is not good for burning and needs to dry for two years. Sterling from Bartlett with Board member Cathy inspected the trees on Thursday September 5th. No further action advised where the break happened.

Meeting adjourned at 8:45 p.m.

Next meeting Monday, November 4, 2024, at 6:30 p.m. (Board).

.RAVENNA WOODS CONDOMINIUM ASSOCIATION

BOARD OF DIRECTORS MONTHLY MEETING

Website: https://ravennawoodscondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager 

(206) 407-3705 (business cell phone), robert@nashnw.com
Meeting started at 6:37 pm November 4, 2024

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Marisa Honig (2310), Greg Impert (8947), Cathy Lacefield (8911)

   Property Manager: Robert Carlson (present)

New meeting day and time: first Monday of the month, 6:30 p.m.

Minutes for October 7, 2024, approved.

Open Items:

1. Gutters Cleaning and Roof Blowing: Board discussed second cleaning of Building Two and garages in Mid-December with Chinook due to extra debris from the willow tree.  Robert to include on his ‘To do’ list. Contractor to provide before and after pictures.
2. Roof leak unit 2306 Cornerstone Roofing replaced the intake venting on Building Two on February 8th-9th at no charge weather permitting. Cornerstone Roofing declined to cover the costs for water damage restoration and mold mitigation inside unit 2306.

a. The Board requests Robert to obtain an independent assessment of Building Two roof given multiple leaks since new roof replacement in 2020. KSR inspected the roof including looking inside units 2306 and 2318 (where leaks have been reported) but did not provide a report of photos. Board requested Robert to obtain an independent roof inspection from a different company. Jonathan from Rain State Roofing came to do an in depth inspection on September 23. A detailed report and photos have been submitted to the Board. Robert to follow up with clarifying questions.  

It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting will repair these at no cost as they were missed during the painting project. Rain State Roofing gave a four part proposal with photos for fascia replacement, flappers, smart vents, and new garage roofs. Chinook had a problem with standing on Garages 1-3 and 4-6.

Tera Painting addressed the fascia replacement so we could have the gutters replaced as they need to be done before. Board approved hiring Rain State Roofing for the flapper replacements for $7,650 and approved replacement of Garages 1-3 for $9,775 and 4-6 for $10,160. Robert will ask for follow-up on the smart vent proposal, and will also let Jonathan know that the damaged shingles were repaired by Tera Painting. Obtain a second proposal for the remainder of garage roofs to be done at a later time.
b. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain.

c. Other homeowners (8945) have experienced damage on their balcony due to the gutter not draining properly above unit (8947). 

3. Revise house rules requiring all vehicles to be currently registered if parked anywhere on property, emergency contact information and who has keys to the unit, email address and/or phone number, and homeowner’s insurance coverage.

a. Robert will update the homeowner/vehicle directory. Keith sent a copy of the October 2, 2023 directory and the parking in garages directory. Robert sent an email requesting info on March 28th. Updating list in-progress. 

b. Robert sent another reminder by email. Received 21 responses 

c. A Google Sheets directory will be created to list all homeowner information and vehicles.

d. Marisa will create a sharepoint site that will include a folder directory for Homeowners, Renters and Vehicles in Ravenna Woods Condominiums. 

e. Robert to contact all homeowners who rent their units by email/mail to request updates of tenant lease, contact and vehicle information as required by House Rules. Deadline will be two weeks after which fines will be implemented. Three rentals (2322, 8915, and 8937) have replied. Waiting for 8903, 8905, 8921, 8951. Board directs Robert to send violation notices to homeowners of all four rental units with 48 hours to respond and then fines begin. 
4. Robert advised the board that all plumbing, electrical, and major renovations need to be done by a bonded, insured, and licensed contractor. Consider adding to our house rules or CC&R. 

a. Review house rules this year to include that the homeowner is responsible for ill-fated DIY repairs and damage. Major repairs to the unit (plumbing, electrical, water heater replacement, anything in the walls) need to be done by a bonded, insured, and licensed contractor.

b. Review rules on running a business from home (in regard to traffic, parking, noise, etc.)

5. Unit 8907 in Building 3 requested ground cover outside his back patio be replaced (it was removed during drainage project). Robert will ask Pride to address this issue when he asks about planting of replacement plants by SW corner of Building Two. To be scheduled after the painting project is completed.

6. Explore adding additional exterior motion detector lights to garages that don’t have them such as Garage 2, 4, 5, in between 8 and 9, and others but garages next to them do have lighting. Also, the west side of Garage 19 and 20 above the storage doors. Board members to do an audit of Garages 7-20 and report to Robert. Kelly Early, our handyperson has offered to install these battery operated devices. Marisa will do the research and report back to the Board about using rechargeable battery devices.
7. A Financial Audit was approved at the annual HOA meeting. Robert contacted Newman CPAs regarding the audit. Scheduling in progress. 

a. Robert has approached Newman CPAs regarding the audit. Robert signed an engagement letter on behalf of the Board. The fee is $2,600 for the year ending in 2024.
b. Newman CPA will conduct the audit in early 2025 as we are still in 2024. 
8. Board to explore gutter replacement after other major projects are completed. In November 2023, High Point Gutter gave an estimate of $28,000 for replacing all gutters on the three condo buildings and seven garage buildings. Robert will contact High Point Gutter to confirm the previous bid is still current and request an additional bid from another vendor. Work expected to be completed in September before leaves fall. Gutters Seattle did an inspection and gave an estimate of $19,696.37 including tax. The estimate missed 1 garage building. Robert to request an updated proposal including missing Garage building which came to $20,627.73. 

a. Board voted to approve using Gutter Seattle for the statement of work, pending an updated proposal for additional Garage Building and clarification on whether they use sub-contractors. Robert contacted Gutters Seattle.

b. Work to be scheduled soon after the painting project is completed. Robert asked Paulo of Gutters Seattle to haul away some of old garage downspouts and building gutters and brackets removed. Robert to ask Paulo to haul away the leftovers including fallen brackets and to clean mud from mailbox landings that occurred to not having gutters for two weeks.
c. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

d. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposal and completed work.
e. Gutter Seattle to install new downspouts and gutters the week of November 4th.

9. Potential squirrel nest inside wall and roof (unit 8947) is gone. American Pest Control removed the nest. Awaiting drywall repair inside storage closet. HOA to reimburse the homeowner once completed. 8947 has found a contractor who will do the drywall repair on November 22. They will pay the contractor and get reimbursed by the Association or use the Association Credit Card.

10. Mailbox break-ins need to be addressed. Board member Antonio will explore costs of installing more robust mail boxes Cluster Mailbox Unit (CBU). 

a. Are there requirements for installment of CBUs? 

i. Location - 

1. Check with the post office if boxes need to be located in a specific location.

2. Can you have different arrangements for different buildings? 

ii. Access

iii. Cost

iv. Installation

11. Unit 8945 has informed the Board that the balcony floor is damaged. Our CC&R states homeowners are responsible for balconies and patio maintenance/repairs. 

a. Homeowner will request a contractor to assess damage and identify the root cause. 

b. Next steps to be determined. 

12. Malfunctioning fire panel on Building Two. Froula came out and reset the cellular link box to address the issue. If the problem persists, the part might need to be replaced. Robert asked Froula if the work/replacement is covered by warranty. Robert did not receive a response on the warranty question. Froula mailed and gave an invoice and were double paid. Refund pending for the duplicate payment from us to them. Robert to ask higher ups at Froula about warranty issue due to no response..
a. It is imperative to understand the functionality of the fire panel, and if it communicates to proper authorities in the event of a fire-related emergency. 

b. Froula is the monitoring company. In the event an alert is received by Froula, they will contact the designated members (Property Manager, President and Treasurer of the association). In the event of a real fire Froula will contact the Fire Department. Residents should also pull fire alarms, knock on doors and call 911. 

13. Request maintenance inspection of sprinklers for all Buildings. Robert contacted Fire Safety Pros. who merged with Performance Systems Integration. They came out 11/4 and will propose work.  According to that estimator, the last inspection of sprinklers was 2022
14. Preparation for annual meeting on December 16th at 7 p.m. with the Board meeting at 6:30 p.m. Budget needs to be prepared a month ahead of time per CCRs. Board approved a three (3) percent increase with appropriate formulas. Robert to send out a save the date notice and a meeting notice packet.
15. 2024-2025 reserve study. David Bach and Associates submitted an updated Reserve Study. Robert sent them our feedback and requested corrections. We are awaiting David Bach and Associates' response.

New Items:

1. Building Two garbage and recycling area gets flooded due to no way for the water to flow out. Check after gutters are installed to see if this is an ongoing issue. Marisa has offered to look at installing a fiberglass roof over the area and possibly paying for it.

2. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert to ask Tera to advise the Board with photos of which units have insulation.

3. Cat in crawl space for Building Three. Discovered by American Pest Control. Board member got a cat trap from Seattle Animal Shelter and another Board member will place the trap.

4. When Jonathan from Rain State Roofing comes out to do the flapper work Robert to ask him to check the amount of insulation in the attics and roofs to see if we should add more insulation to keep the upper floors and floors below warmer in winter and not overheated in summer.

5. American Pest Control said a few vents from the window wells in Building Three need some more work. Pictures were to be sent to Robert so Tera can follow up. None received. Robert to follow up.
Completed Items:
January 8th, 2024

1. Replace remaining smoke/CO2 detectors? Remind homeowners at the annual meeting that HOA replaces smoke detectors/CO2 monitors. 

a. Link to smoke dectors/CO2 monitor: https://www.homedepot.com/p/Gentex-Hardwired-Interconnected-Photoelectric-Smoke-and-CO-Alarm-with-Dualink-Battery-Backup-and-Relay-Contacts-GN-503F/202934249.

2. Robert to ask Pride to check bush near trash at building 2; needs to be checked out as it is not looking healthy. Also near south stairwell of building 2 is a pine that needs to be removed or helped; it’s not a hazard though. Robert to ask Pride to check bush and pine near building 2.

3. Motion detector light above garage 11 was replaced by H&J on 11/4/23. Light above garage 20 is on all the time. Robert to ask H&J to inspect and give a bid to adjust distance on garages 1, 6, 7, 11, 12, 16, and to fix 20. Distance at a minimum of ten feet and duration of five minutes minimum. Robert to ask lighting person for optimal distance. 

4. Cornerstone Roofing installed safety anchors on the roof of building 2 early December. 

5. Jack’s installed an electrical line so light at Garage 5 has power.

6. Unit 8903's remote garage door opener stopped working.  It was determined to be the responsibility of the homeowner.

February 5th, 2024

7. Peggy Longeway in Unit 2320 requested bushes along the west side of creek east of Building 2 be trimmed back. Pride trimmed both sides of the creek and additional bushes around the complex February 5th 2024.

8. Robert to contact Pride ASAP to request wet leaves be cleared from the sidewalk in front of Building One and other paths around Ravenna Woods as needed due to slippery walking conditions. Will require raking for removal instead of leaf blower.  Keith and Antonio helped clear the leaves on the sidewalk. 

9. Property manager notified the Board about a homeowner who is delinquent on HOA dues. Robert to talk to the one homeowner who is currently behind and recommend autopay. 

10. Reminder that homeowners should not tell Pride how to do a job. It is HOA decision regarding what gets pruned and planted.

11. Robert called Precision Door to reprogram the key opener for garage 13. 

12. Fluorescent light in Garage 15 needs to be replaced.

13. Fire panels sending water sensor alarm for all three buildings. Froula was contacted by Robert to come address.

March 4th, 2024

14. Sound Cleaning came out to clean the gutters, roof cleaning & moss treatment as well as the window cleaning on Tuesday, February 13 with touch up of windows on February 24. Board will not use their services due to failure to disclose that they would be using Fabio, a subcontractor.
15. Cornerstone Roofing completed partial roof replacement and vent intakes on Building Two for $5,900 on February 8 and 9, 2024. 

16. Board approved Bartlett bid to trim trees along the creek and willows and one tree growing too close to Building Two. Bartlett came on February 2nd 2024 and came back to do a walk through with Keith.

17. Pride came out and trimmed all the bushes along the west and east side of the creek on February 6th.

18. Unit 8925 requested Board approval for doing subflooring work that requires a licensed contractor for home renovation and improvements as required by section 17, page 15 of the Declaration. Homeowner sent contractor estimate for subflooring work only.

19. Unit 2312 appealed parking garage violation (leaving garage door open) fine of $50. The Board declined to approve the appeal. The first violation was for parking an RV in the driveway without Board approval.

April 1st, 2024

20. The catch basin by Building Two is collapsing and will need to be repaired. Robert got a bid for the catch basin between the two garages (in the middle of the driveway) south of building 2 from Catchall Environmental for $19,900 as well as cleaning out the other 12 catch basins on the property. The board voted to approve Catchall Environmental on January 8th to perform the work and the contract was signed on February 29th.

a. Work completed on March 20th. 

21. Kelly Early painted the three garage storage doors by Building Two.

22. Chimney sweep and vent cleaning for 39 vents in 2024 was completed on January 6. Four units have not been completed. 8913 has no chimney access. 8901 disputed charge of $65 for vacuuming out fireplace. Robert notified those homeowners that the units need to be inspected. The Chimney Specialist returned on March 2nd. The cost is to be paid by the homeowners. A return visit charge will be included in their HOA fees. The other unit (8903) accepted the chimney cleaning charge and requested they be billed. Company waived fee for unit 8901 at Robert’s urging. 

23. Seatown Electric installed flood lights on the south side of Building One.

24. All Homeowners (except one who will be emailed) in compliance with cleaning garage floors as required to perform the seal coating. 

25. Overhead garage lights in Garage 1 and 2 were not working. Kelly replaced the lights.

May 6th, 2024

26. Catchall Environmental checked additional catch basins to see if additional repairs are needed. Property Manager to schedule annual inspection as recommended.

27. There was a break-in of storage units for building 2 on August 30, 2023. 

a. Homeowners in building 2 who want to upgrade their locks or install door guards to coordinate with themselves and Ravenna Locksmith to upgrade or replace locks on current or replacement outside storage doors. 

b. Three new doors from Frank’s Lumber and standard deadbolts locks were installed on January 24th. 

c. Robert replaced the defective lock on one door.

28. 2023 Taxes have been filed. 

29. Building Three south stairwell light outside Unit 8903 was replaced by Kelly Early.

June 3rd, 2024
30. Nine replacement rose bushes were planted along the west side of building 2 (outside of 2302).

31. Robert asked APC for regular progress report on the work they are doing for us (rodent control). APC now has correct property manager contact information and will forward all future progress reports.

32. Board approved a request from Unit 8925 for additional repairs including plumbing by a licensed bonded contractor. 

33. Board treasurer Keith transferred $50,000.00 from reserves to operating account to cover staining deposit and asphalt repair costs. 

July 1st, 2024

34. Wasp nest near Unit 8923 in Building 3 was not removed by American Pest Control. Tech did not bring a ladder as expected. Is wasp nest still a problem? American Pest Control will come back to treat the attic. Robert will follow up with APC again and ask 8941 in Building One. Homeowner has observed pest activity on the back patio. Issue was resolved.

35. Board approved Unit 8913 installment of new windows. Homeowner painted trim to match the exterior.

August 5th 2024

36. Board approved proposal from Affordable Asphalt (now Guardian Asphalt owned by Robert Asher). 

a. Guardian Asphalt came on April 16th and 17th to perform partial asphalt repairs, resurfacing, and curb replacement (by Building Three). 

b. Company also installed additional asphalt by the drain common to the southwest street corner to channel water to the drain instead of the driveway. 

c. Robert Asher met with two Board members and property manager (Robert Carlson) on Tuesday, April 23rd to discuss issues with uncompleted work. 

d. Asher LLC submitted an updated proposal for $12,843.87 to complete work which the Board approved. 

e. Asher LLC's bid recommended removal of the southeast evergreen tree by garage four next to Building Two due to repairs impacting roots and tree stability. Two companies, Bartlett and Washington Tree Experts, were consulted on tree removal work. More information is needed to determine if the tree needs to be removed and if a permit is required under the city tree ordinance. 

f. Guardian Asphalt completed asphalt repairs, resurfacing, paint striping and sealing of cracks on June 18th, 19th and 28th. A few areas were missed where asphalt meets pavement (near garage 7, and where the sidewalk meets the asphalt between garages 3 and 4). Robert left a message to Guardian Asphalt to address missed actions on July 1st.  

g. Guardian Asphalt returned to do touch ups on July 25th and Board approved payment. 

37. Electric car charging stations. Discussions to evolve.

a. Keith has talked to four companies, and they want to do an on-site visit to see where they could be installed. Keith will arrange.

b. Two people have given bids on a two-car charging unit, near garage 7. $28,000 to $52,000. These involve either running a cable behind the garage or along building 3 or digging a trench; city would cover 50 percent of the costs with a rebate (for level 2 chargers). Costs of electricity will be billed to homeowner/user. 

c. Install two charging units on the south side of garage 7 (building 3). 

d. Keith is meeting another company on August 29, 2023, for a third bid.

e. Robert sent an email to gauge interest. So far there are 9 votes against 4 votes in favor and 4 considering based on questions. Will discuss further depending on interest. Robert sent a follow-up email requesting feedback. 
f. Based on lack of homeowner interest, as well as expense, the Board elected not to proceed at this time. 

38. Green garbage dumpster by Building Three the floor is collapsing and needs to be replaced. Robert called SPU on July 1st about getting a 2 yard replacement dumpster. SPU replaced the dumpster.

39. Complaint against homeowner for leaving garage door open. The Board decided to fine the homeowner for $100 due to the third violation. Fine was paid. 

40. Garage 11 is malfunctioning. Robert contacted Precision Door. Precision Door contacted the homeowner. Repair completed and invoice paid. 

41. Pride Landscaping to trim foliage two feet off buildings prior to the painting project.

42. Robert will request Pride to turn off the sprinklers the week of July 15th.

43. Request by unit (2304) to address unsanctioned and messy planter pots along the landscaping causing visual distress.

a. Board will install signs requesting removal of pots prior to the painting project. Pots were removed.

44. Light outside unit (8903) needs an electrician to address. H&J Handyman replaced the light fixture.

September 2nd 2024

45. Unit (2304) noticed a hole in the overhang between roof and gutter of Garage #4 northeast corner. Tera Painting repaired it. 
46. Overgrowth of vegetation in the creek area between Building One and Building Two. Robert will request Pride to trim back greenery along the creek to 3 feet in height.

47. Original Ravenna Woods Condominium blueprints show that a parked RV in the gravel lot west of 2302-2324 driveway is located within the property limits. Request homeowner (unit 2312) to move vehicle 3 feet west to allow another vehicle to park on Ravenna Woods Condominium property. Robert contacted unit 2312 requesting to move the vehicle. Homeowner requested an additional two weeks for moving vs selling the RV. 

a. Board member requested update and no response was given. Robert to contact homeowner and request moving the vehicle or be towed in 24 hrs. 

b. RV was removed from the property. 

48. Two wasp nests were removed by American Pest Control.


October 7, 2024

49. Chimney Stacks were painted by Tera Painting as a change order.

16. Tera Painting re-stained all exterior buildings, paint deck railings, stairwells (floors and walls), dumpster enclosures and front doors.

i. Apply stain and paint colors in a test area before we have them proceed with staining and painting buildings, deck railings, stairwells (floors and walls), dumpster enclosures, and front doors. Matt from Tera Painting dropped off three semi-solid stain color samples and will complete test areas this week (June 3rd) on south wall, Building Three. Color selection was finalized. 

ii. Board accepted the proposal and signed a contract with Tera Painting. Deposit paid. Schedule provided by Tera Painting.  Robert sent email communication to homeowners on June 24, 2024 including the following information:

1. Scope of work to be performed

2. Dates when it will be performed

3. Deadline for each building  to clear entryways and patios of all personal items (72 hours prior to scheduled work date). Daily fines will be imposed for non-compliance.

4. Date for front door painting. Note: Homeowners need to leave keys of the unit with neighbors or board members if they are not present to allow Tera Painting to perform work. 

5. Tera Painting will send weekly progress updates to the Board and Robert in case dates need to be adjusted.

6. Tera Painting found out some shingles were painted instead of stained. Painted shingles will need to be replaced to avoid using harsh chemicals to remove paint. Project manager (Evan) gave an estimate of $5,000 plus tax to replace painted and damaged shingles.

a. Board voted and approved the change order. 

7. Additional repairs may be needed including interior and exterior of the dumpster enclosures. Tera Painting plans to address later in the project and will provide an estimate. 

8. The Board will request all unit numbers and stair entryway wooden signs to be painted the same color as trim (Midsummer Night) with white lettering/numbering.

iii. Board plans to follow Benjamin Moore paint formulas recommended by Tera Painting including use of semi-solid stain. 

	Area
	Brand
	Product
	Sheen
	Color

	A. Shingles
	Benjamin Moore
	Woodluxe oil based exterior stain
	Semi solid 
	Mahogany ES-60

	B. Trim, Fascia, Gutters,  Downspouts, Garages Doors, Building 2 garage buildings, Storage doors, Wooden parts of bridge, Building 3 unit number signs, Back patio wood railings 
	Benjamin Moore
	Ultraspec EXT 
	Satin 
	Midsummer Night 2134-20

	C. Front Doors
	Benjamin Moore
	Command 
	Satin 
	North Sea Green 2053-30

	D. Primer
	Benjamin Moore
	Fresh Start Oil 
	N/A 
	Defer to Tera

	E. Metal Stair Railings
	Benjamin Moore
	Ultraspec HP DTM  

Acrylic
	Low Lustre 
	Graphite 1603

	F. Concrete mailbox landings, concrete steps (top tread and riser), concrete patios and baseboard trim in entryways/stairwells
	Benjamin  

Moore
	Floor and Patio 
	Low Lustre 
	Graphite 1603

	G. Entryway and stairwell faux plaster walls/ceilings, underside of concrete stairs and support beam in stairwells, back patio ceilings
	Benjamin Moore
	Ultraspec EXT
	Low Lustre
	White Dove OC-17


17. Tera Painting rebuilt one and repaired the wood structures surrounding both dumpster areas (at buildings 2 and 3) and restained the areas.

18. Board treasurer recommended the Board explore new investment strategies to reduce 30 percent tax penalties on earnings $500,000 in reserves. As an example we made $15,000 in 2023 but ended up paying $4,000 in federal income taxes. No longer an issue as most of it was spent on the above items and add-ons.

19. Email from unit (2320) requesting Board to address damage on concrete steps between landing and side-walk on second north stairwell of Building Two. Damage caused by unit (2324) during move out. A Board member Keith inspected the damage, took pictures and shared the information with the Board and Robert but could not see any damage. 

20. Management contract requires the property manager to fill out a resale certificate when a homeowner sells their unit. Nash NW has started using a third-party website to perform this task, adding additional cost without approval of the Board. 

a. The Board asked Nash NW to stop using third-party websites to perform resale certificates. Robert discussed with the company president (Kerri) who declined to budge due to the specifics of each resale certificate requiring additional work. 

21. Fire extinguishers inspection occurred September 24, 2024 by Ben’s Ever Ready again.

22. Formal complaint: two dogs barking and howling in unit 8921 were received and addressed. Homeowner was fined $50.00 (second violation) and was asked to address the issue with his tenant. No further complaints received.

23. A large piece of willow tree broke off on the southwest side of Building Three. Pride cleaned the debris and left wood which homeowners are welcome to take but Sterling said that willow wood is not good for burning and needs to dry for two years. Sterling from Bartlett with Board member Cathy inspected the trees on Thursday September 5th. No further action advised where the break happened.

November 4, 2024

24. Chinook came out and recleaned the roofs and recompleted the moss treatment and provided pictures in October.

25. Robert requested a proposal from Cornerstone for water damage restoration and mold mitigation in unit 2306. Javier, their subcontractor provided an estimate for the restoration only for $3,748.50 (not including insulation) including tax.

26. Unit 2306 obtained a bid from Fischer for mold mitigation for $2,800. Board approved proceeding with this bid from Fischer for mold mitigation work. Work has been completed and a bid invoice was submitted for reimbursement.

27.  Fischer provided an estimate for water damage restoration: $11,114.83 (including insulation). Unit 2306 requested revised bid from Javier which includes insulation replacement in walls and ceilings. Work completed. Unit 2306 received reimbursement.

28. Power wash concrete walkways and concrete steps up to the mailbox landings on all buildings. Robert requested a bid from Pride. Instead, the Board approved purchase of power washer/supplies and to allow homeowners to volunteer to complete the work. Antonio power washed walkway and trex landings for Building One. Once the painting project is completed the power washer will be stored in the shed by Building #2 area. 

a. Tera Painting completed power washing of all concrete pathways and stairwells steps at the end of the painting project in October. 

b. Tera Painting cleaned all windows, sliding doors, and window screens at the end of the painting project in October

29. Mole Masters set traps and checked them for captured moles. Robert said 2 or 3 moles were trapped.

30. Tera Painting replaced composite decking material with TimberTech “Dark Roast” instead of Trex for landing decking the week of October 7-11.

31. The 24-26 (8-9 per building) window wells or crawl space vents at the base of each building (two under each stairwell, one at each end of the building, and two each by the creekside of each building) were cleaned out and inspected to make sure that the screening is secure to keep animals out by Tera Painting in October. 


Meeting adjourned at 9:28 p.m.

Next meeting Monday, December 16, 2024, at 6:00 p.m. (Board) and 7:00 p.m for the Annual Meeting via Zoom.


UNAPPROVED
Ravenna Woods Condominium Association

Board of Directors Annual Meeting

Website:  https://RavennaWoodsCondos.org
After-Hours Emergency: Robert Carlson, Ravenna Woods Property Manager (206) 407-3705

December 16, 2024, 7pm, Zoom

Meeting started at 7:05pm 

Roll Call: 
Present Board members: Robert Carlson (Property Manager), Anne Torvik (8901), Keith Gormezano (2304), Greg Impert (8947), Cathy Lacefield (8911), Marisa Honig (2310), Antonio Laracuente (8945), Ali Lazcano Romano (8941)

Present Homeowners: Megan Lewis (8941), Marisa Chang (2306), Jenny Seay (8931), Louise Cole (8913), Keith Freeman (8935), Piia Pretz (2318), Geoff and Randi Eseltine (2308), William Hodge (8917), Ceanne Horon (2322); Janelle Reimers (8953), Sonny Bui (8949), Joeth Zucco (2302); Victoria Scott (2312); Errol Milton (2314); James Nickerson (8933); Marnie Oshan (8923 by proxy); Kathryn Abbott (8915 by proxy), Peggy Longaway (2320 by proxy)

Review/editing of minutes of preceding meeting: Minutes for Annual Meeting on December 4th, 2023 approved.

Reports of Officers: Board Member at Large, Greg Impert presented 2024 accomplishments: 
1. January: Chimney Specialists Inc inspected/cleaned chimneys and dryer vents
2. February. Pride Trimmed Bushes along creek
3. March Partial Roof replacement on Building Two by Cornerstone. Intake vents repair/inspection. Sound Cleaning cleaned gutters and did moss treatment
4. April Bartlett trimmed trees along the Creek. Guardian Asphalt did partial resurfacing and added new concrete curbs to driveways
5. May Catch basins were inspected and cleaned/repaired by Catchall Environmental
6. June Replacement of Rose Bushes  on West Side of Building Two. Guardian Asphalt restriped no parking and overflow parking spots. They also sealed asphalt where needed. Board members met with professional color consultant to pick paint and stain colors
7. July to October: Tera Painting completed large scale staining and painting projects of all buildings, garages, garage doors, entryways/stairs, railings, front doors, chimney stacks, and trim. See paint specs below. They also replaced many damaged shingles and repaired patio railings/ceilings 

	Area
	Brand
	Product
	Sheen
	Color

	A. Shingles
	Benjamin Moore
	Woodluxe oil based exterior stain
	Semi solid 
	Mahogany ES-60

	B. Trim, Fascia, Gutters,  Downspouts, Garages Doors, Building 2 garage buildings, Storage doors, Wooden parts of bridge, Building 3 unit number signs, Back patio wood railings 
	Benjamin Moore
	Ultraspec EXT 
	Satin 
	Midsummer Night 2134-20

	C. Front Doors
	Benjamin Moore
	Command 
	Satin 
	North Sea Green 2053-30

	D. Primer
	Benjamin Moore
	Fresh Start Oil 
	N/A 
	Defer to Tera

	E. Metal Stair Railings
	Benjamin Moore
	Ultraspec HP DTM  

Acrylic
	Low Lustre 
	Graphite 1603

	F. Concrete mailbox landings, concrete steps (top tread and riser), concrete patios and baseboard trim in entryways/stairwells
	Benjamin  

Moore
	Floor and Patio 
	Low Lustre 
	Graphite 1603

	G. Entryway and stairwell faux plaster walls/ceilings, underside of concrete stairs and support beam in stairwells, back patio ceilings
	Benjamin Moore
	Ultraspec EXT
	Low Lustre
	White Dove OC-17


8. July Pride trimmed back foliage two feet for painting in August
9. August: Tera Painting rebuilt east garbage enclosure  
10.  September: Jonathan from Rain State Roofing conducted comprehensive roof inspection. American Pest Control removed 2 wasp nests. Bens’s Ever Ready inspected fire extinguishers. Board member at large Cathy Lacefield met with Sterling from Bartlett regarding health of willow tree on west side of Building Three after another large branch broke off
11. October.- Tera replaced rotten fascia as needed in anticipation of gutter replacement. They also replaced composite decking on the 7 mailbox landings (material: Timber Tech Reserve Collection in color Dark Roast). They power washed concrete walkways and cleaned all exterior windows. 
12. November.-  Gutters Seattle replaced all gutters and downspouts. Tera Painting inspected crawl spaces and cleaned out window wells/vents. Sump Pumps were deemed working. Vapor barriers were also replaced in all crawl spaces
13. December: Tera replaced shingles near lofts/dormers. Jonathan from Rain State Roofing installed smart vents on roofs of Buildings One and Three. He also repaired flapper vents. Roofs for Garages 1 to 3 and Garages 4 to 6 will be completed in January
Treasuer Keith Gormezano listed the reserve income and expenses for 2024.

	2024 Ravenna Woods Reserve Income and Expenses through 12-16-24

	
	
	
	
	

	Category
	Date
	Description
	
	Notes

	
	
	Beginning Balance: 12/31/23:
	$450,617.40
	Beginning balance of Vanguard Reserve Account

	
	
	Income
	
	

	
	4/8/2024
	Contribution 04/08/24
	$28,129.00
	budgeted reserve for 2024 is $84,386.06

	
	12/9/2024
	Contribution 12/12/24
	$56,257.06
	total equals the budgeted reserve for 2024 which is $84,386.06

	
	2024
	Income from interest and dividends through 11-29-24:
	$16,522.04
	We pay 30% income tax on this as it is part of our normal operations.

	
	
	
	$551,525.50
	

	
	
	
	
	

	
	
	Expenses
	
	

	
	
	
	
	

	Asphalt Repair
	05/24/2024
	Guardian Asphalt _ LJ HILTON INSUSTRIES INC
	$22,920.41
	Remove and replace damaged curb + Asphalt repairs x8

	Asphalt Repair
	08/07/2024
	Guardian Asphalt _ LJ HILTON INSUSTRIES INC
	$16,167.80
	Additional work missed by Affordable Asphalt bid now owned by Guardiam

	
	
	
	$39,088.21
	

	
	
	
	
	

	Roof Repairs
	02/26/2024
	Cornerstone Roofing Company for Roof over 2306
	$6,504.75
	Damage believed caused by alleged incorrect installation of Building Two roof, south end.

	Roof Repairs
	04/01/2024
	2306 Homeowner
	$2,531.57
	Water Damage Mitigation - Reimbursement

	Roof Repairs
	09/04/2024
	2306 Homeowner
	$3,751.90
	Water Damage Mitigation - Reimbursement

	Roof Repairs
	11/13/2024
	Gutter Seattle LLC
	$20,936.71
	Gutters for all three buildings and seven carports

	Building Repairs
	11/25/2024
	Jafco
	$214.99
	Repair overflowing downspouts that Gutter Seattle wouldn't fix

	Roof Repairs
	11/06/2024
	Rain State Roofing
	$5,020.93
	Inspect 13 unit attics to confirm correct work by Cornerstone. Found missed flapper and missing Smart Vents

	Roof Repairs
	11/25/2024
	Rain State Roofing
	$2,780.82
	35% Down Payment for Flapper Repair in all three buildings

	Roof Repairs
	11/25/2024
	Rain State Roofing
	$2,568.40
	35% Down Payment for Smart Vent installation for Buildings One and Three. Building Two already has it.

	Roof Repairs
	11/25/2024
	Rain State Roofing
	$7,699.39
	35% Down Payment Per board for Garage 1-3 and 4-6 roof replacement

	
	
	
	$52,009.46
	

	
	
	
	
	

	Sewer Maintenance
	04/18/2024
	Catchall Environmental LLC
	$23,018.00
	Clean catch basins that hadn't been serviced for many years and repair several of them

	
	
	
	
	

	Painting Project
	04/10/2024
	Tera Painting
	$25,000.00
	Repaint All Buildings and Carports - Down Payment

	Painting Project
	08/19/2024
	Tera Painting
	$56,511.15
	Repaint All Buildings and Carports - 2nd payment - 25% complete

	Painting Project
	08/23/2024
	Tera Painting
	$64,732.90
	Repaint All Buildings and Carports - 3rd payment - 50% complete

	Painting Project
	10/01/2024
	Tera Painting
	$147,959.82
	Repaint All Buildings and Carports - Final payment - 50% complete

	
	
	
	$294,203.87
	Includes staining all buildings, painting trim, painting chimney stacks the same color to match building, painting stairwells, doors, railings, rebuilding garbage areas, window cleaning, power washing, and clean window wells

	
	
	
	
	

	
	
	Balance after work completed
	$143,205.96
	

	
	
	
	
	

	
	
	Future Expenses for work completed but not paid for
	
	

	
	
	
	
	

	Building Repairs
	
	Tera Painting
	$8,802.62
	Install vapor barriers under groud floor units of all three buildings

	Building Repairs
	
	Tera Painting
	$24,185.41
	Repair 600 square feet of damaged shingles near dormers and loft windows for all buildings that weren't flagged during initial walkthrough but would have needed to be replaced anyway.

	
	
	
	
	

	
	
	
	
	

	Roof Repairs
	
	Rain State Roofing
	$5,164.38
	Remaining balance for flapper vent repair and replacement

	Roof Repairs
	
	Rain State Roofing
	$4,769.89
	Remaining balance for Smart Vent installation in Buildings One and Three (Two aready had it)

	
	
	
	
	

	
	
	Approximate ending balance
	$100,283.66
	

	
	
	
	
	

	
	
	Work Not Started
	
	

	Roof Repairs
	
	Rain State Roofing
	$14,298.87
	65% Remainder of Garages 1-3 and 4-6 roof replacement

	
	
	
	
	


Review of 2025 Budget: APPROVED

1. Recommendation for 3% increase across the board for 2025. Voted in favor. 
1. Keith commented that there should be further breakdown of budget categories to improve visibility. Additionally, Keith proposed the need to follow best practices for selecting where funds are selected from 
Open/New Items:

1. Unit 8935 has a crack in one of his loft windows that appeared during summer projects. He wants to board to address. He also asked about adding locks to dumpster areas
2. Unit 2312 requested a new dumpster for Building Two garbage enclosure with a less heavy lid. Robert to contact Seattle Public Utilities

3. Unit 8917 requests new compost bin for east garbage enclosure as the lid is in poor condition

4. Unit 2312 reports the new gutter/downspout in north corner of Building Two south stairwell needs better drainage

5. Unit 2304 and 2312 reports standing water puddle in Building Two garbage enclosure. Recycling bins have been moved out temporarily. Tera Painting have been asked to find solution

6. Unit 2304 recommends all homeowners consider adding special assessment insurance to homeowners coverage

7. Unit 2316 needs new coupon book sent by Nash NW

8. Unit 8949 reports attempting to call Jim’s Towing to tow a vehicle blocking his garage and being turned down. Robert to make sure Ravenna Woods is in good standing with the tow company. Any vehicles towed from our property require board member to sign

9. Unit 2320 requests the board reconsider allowing installation of mini split heat pumps. Also wonders if individual charging stations for electric vehicles are possible. Would like board to have electrical contractor evaluate if there is sufficient capacity to support submeter
Election of Directors:

The following homeowners will continue as members-at-large for a one-year term: Antonio Laracuente, Greg Impert, and Cathy Lacefield. Megan Lewis (8941) will join the board as Secretary and Louise Cole as Member at Large. Marissa Honig (2310) and Ali Lazcano Romano (8941) resigned from the board.

The following homeowners will continue as officers: Anne Torvik is the President for one more year and Keith Gormezano is Treasurer for one more year.

Meeting adjourned at 8:55 p.m.

Minutes submitted by Antonio Laracuente
