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 January 13, 2025
Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Louise Cole (8913), Greg Impert (8947), Cathy Lacefield (8911), Antonio Laracuente (8945)
   Property Manager: Robert Carlson (present)
New meeting day and time: first Monday of the month, 6:30 p.m.
Minutes for November 4, 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.
a. Board proposes doing gutter and roof recurrent cleaning during Spring and Fall. 
2. Obtain a second proposal for the remainder of garage roofs to be done at a later time.
3. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain.
4. 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. 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. Four rentals (2322, 8915, 8903 and 8937) have replied. Waiting for 8905, 8921, and 8951. Board directs Robert to send violation notices to homeowners of all four rental units with 48 hours to respond and then fines begin. 
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. Per unit 8913 the ground has recessed due to water damage leading to standing water in the area.
6. The board approved Tera Painting’s proposal to install Blink Motion Detector lights to replace current motion-detection lights at all garages as well as new light on the west side of Garage 19. Blink Lights include a subscription plan for embedded cameras within installed lights.
7. A Financial Audit was approved at the 2023 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 conducted the audit. Robert to send out the new report including the Treasurer's objections. 
8. 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
9. 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. 
10. 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. 
11. 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.
a. Robert to create a spreadsheet comparing/contrasting Froula vs PSI for the alarms and fire extinguishers products/services.
b. Board approved wet sprinkler inspection by PSI for $1,508.19. Robert will schedule the work preferably February 8th. (That is the same day that the chimney/dry vents will occur.)
12. 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.
13. 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. Tera Painting gave a proposal to do a cutout in concrete to allow water to drain. They estimated the cost to be $500 and the Board approved.
New Items
1. Unit 2312 reported drainage problem with new gutter located on north side of south stairwell Building #2. The board assigned Keith to take pictures during rain to document impact.
2. Seattle Public Utilities will deliver a new garbage dumpster with a lighter lid. 
3. Board approved covering cost of unit 8935 loft window glass replacement. Glass company (AR City Glass) provided an estimate and ordered a new glass for replacement.
4. Unit 2320 requested the Board to override prior decision to not allow external mini-splits/heat pumps based on City of Seattle subsidy.
a. Robert will request prior research done by Unit 8923.
b. Board needs to understand what are the requirements to consider external mini-splits/heat pumps installments. 
5. Unit 2320 requested permission to install a submeter for an individual electric charging station. 
a. The interested homeowner will contact an electrician to evaluate the feasibility of performing the work and inform the Board of the results.
6. The asphalt in all driveways does not have a uniform appearance due to patching. Robert to explore the feasibility of evening the asphalt appearance. 
7. The Board agreed on scheduling an off-schedule meeting to discuss the pipe leaking issue impacting the Unit and evaluate potential risk of leak damage in other units/Buildings due to pipe damage. 
a. The board agreed to meet on Tuesday 21st, 2025 to address the leakage problem via Zoom. 
Completed Items:
January 13th, 2024
1. 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. 
b. It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting repaired these 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.

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. Smart vents were installed on Building #1 and Building #3.
2. Board to explore gutter replacement after other major projects are completed. Gutters Seattle did an inspection and gave an estimate of $20,627.73. 
a. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 
b. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposals and completed work.
c. Gutter Seattle to install new downspouts and gutters the week of November 4th. It was completed.
3. 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.)
4. 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.
5. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert asked Tera to advise the Board with photos of which units have insulation.
6. A new compost bin was delivered to Building #1/ Building #3 garbage enclosure.
Meeting adjourned at 8:54p.m.
Next meeting Monday, February 10, 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 6:40 pm February 10, 2025

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Louise Cole (8913), Greg Impert (8947), Cathy Lacefield (8911), Megan Lewis (8941)

   Property Manager: Robert Carlson (present)

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

Minutes for January 13, 2025 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.

a. Board proposes doing gutter and roof recurrent cleaning during Spring and Fall. 

2. Obtain a second proposal for the remainder of garage roofs to be done at a later time.

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

4. 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. 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. Five rentals (2322, 8915, 8903, 8937, 8905) have replied. Waiting for 8921 and 8951. Board directs Robert to send violation notices to homeowners of rental units with missing information with 48 hours to respond and then fines begin. 

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. Per unit 8913 the ground has recessed due to water damage leading to standing water in the area.

6. 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

7. 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. 

8. 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. 

9. 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.

a. Robert to create a spreadsheet comparing/contrasting Froula vs PSI for the alarms and fire extinguishers products/services.

b. Board approved wet sprinkler inspection by Performance Systems Integrated (PSI) for $1,508.19. Sprinkler inspections were completed February 7 2025. PSI recommended replacement of water flow switch in crawl space of building three. Work was supposed to occur on February 10, 2025 but parts were not available. In the meantime, PSI recommended firewatch be implemented that weekend, which was completed by combination of homeowners and Seattle Emergency Firewatch. 

c. Robert to contact PSI on February 11, 2025 to insist on repairs ASAP as a result of miscommunication from PSI as well as personal and financial hardship of firewatch.

10. 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.

11. Unit 2312 reported drainage problem with new gutter located on north side of south stairwell Building #2. 

12. Seattle Public Utilities (SPU) will deliver a new garbage dumpster with a lighter lid for building #2 garbage enclosure. Robert to follow up with SPU - still waiting.

13. Unit 2320 requested the Board to override prior decision to not allow external mini-splits/heat pumps based on City of Seattle subsidy.

a. Robert will request prior research done by Unit 8923.

b. Board needs to understand what are the requirements to consider external mini-splits/heat pumps installments. 

14. Unit 2320 requested permission to install a submeter for an individual electric charging station. 

a. The interested homeowner will contact an electrician to evaluate the feasibility of performing the work and inform the Board of the results.

15. The asphalt in all driveways does not have a uniform appearance due to patching. Robert to explore the feasibility of evening the asphalt appearance. 

16. The Board agreed to schedule a meeting to discuss the leaking pipe impacting Units 2322 and 2324 and evaluate potential risk of leak damage in other units/Buildings.

a. The board met via Zoom on Tuesday Jan 21st, 2025 to address the leak. 

b. The board hired attorney Gregory Cromwell to review our CCRs and timeline of leak to determine options for moving forward. 

c. Based on legal opinion, the board approved paying invoice to Roto Rooter for mold mitigation and water damage restoration in unit 2324. 

d. Robert to notify 2324 that Board will pay invoice from Roto Rooter out of the reserves and invite submission of any other invoices related to water damage and mold mitigation. 

e. Robert to contact Aaron at Farmers to request complete Ravenna Woods policy including highlighting where policy states that wear and tear is not covered. 

f. Robert to contact unit 2322 to request invoices she would like to submit to the board. We need a release from her and her insurance company. 

g. Unit 8945 to be asked his opinion regarding whether the leak in the pipe could be due to wear and tear versus other factors. This input will help board decide whether to pursue testing of pipe at Simon Forensic, LLC in Stanwood which will cost $2000 to $3000. Preliminary motion to do testing did not reach majority approval

New Items:  

1. Lights in north stairwell of Building 3 on ground and second floor as well as inside Garage 1 need to be replaced. Robert to address. 

2. Chimney Specialist Inc completed chimney inspections and cleaning as needed on Feb 8, 2025. They were not able to do dryer vent cleaning or roof inspection due to cold temperatures which will be rescheduled in coming weeks. Unit 8935 was in Mexico and did not receive the email notifications due to his junk email folder. Robert to contact unit 8935 to request proof of pellet stove cleaning upon return from Mexico.  

3. Squirrel activity in roof between units 8941 and 8935 due to broken mesh cover. Robert to contact pest control. 

4. A3 Acoustics Inc completed noise impact testing in Units 2322 and 2320 on 01/16/25. Per their report, LVP flooring with cork pad attached over Quietwalk 3mm or Regupoi Sonus XL 4mm acoustical underlayments met the HUD recommended criteria for condo dwelling of 55 Apparent Impact Insulation Class (AIIC) and Normalized Impact Sound Rating (NISR). This information will enable the board of directors to establish standards for soundproofing when homeowners on second and third floors install new flooring 

5. Leaky water valve on NE 89th Street near SW corner of Building Two driveway. This leak is causing water to pool in front of Garage 2 which is creating hazardous conditions when temperatures drop and the water freezes. It was determined this valve belongs to the City of Seattle not Ravenna Woods. Robert to contact SPU again to request they return to repair the valve asap

6. Missing and/or malfunctioning downspout drains around the property which are causing standing water and runoff around the perimeter of buildings especially the southwest side of Building Two. Robert to contact Jafco or different vendor to request proposal. 

7. New gutters are overflowing in places so water is running down the sides of buildings. Problems reported on west side of Building One and eastside of Building Two. Robert to contact Gutters Seattle to address 

Completed Items:

January 13th, 2024

1. 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. 

b. It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting repaired these 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.

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. Smart vents were installed on Building #1 and Building #3.

2. Board to explore gutter replacement after other major projects are completed. Gutters Seattle did an inspection and gave an estimate of $20,627.73. 

a. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

b. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposals and completed work.

c. Gutter Seattle to install new downspouts and gutters the week of November 4th. It was completed.

3. 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.)

4. 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.

5. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert asked Tera to advise the Board with photos of which units have insulation.

6. A new compost bin was delivered to Building #1/ Building #3 garbage enclosure.

Feb 10, 2025

1. The board approved Tera Painting’s proposal to install Blink Motion Detector smart lights to replace current motion-detection lights at all garages as well as new light on the west side of Garage 19. Blink Lights include embedded cameras within installed lights. Unfortunately, it was discovered that smart lights require both wifi connection as well as subscription plan for cloud storage. There were also concerns about privacy due to the smart lights recording conversations. Therefore, a decision was made to switch out all of the smart lights with LED motion detector light fixtures by Lithonia Lighting. (product in link)

2. A Financial Audit was approved at the 2023 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 conducted the audit. Robert to send out the new report including the Treasurer's objections. 

3. 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. Tera Painting gave a proposal to do a cutout in concrete to allow water to drain. They estimated the cost to be $500 and the Board approved. Terra returned on February 10 to meet with board member in 2304 and completed the work to our satisfaction. 

4. Board approved covering cost of unit 8935 loft window glass replacement. Glass company (AR City Glass) provided an estimate and ordered a new glass for replacement.

Meeting adjourned at 9:10p.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 6:40 pm March 10, 2025

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Louise Cole (8913), Greg Impert (8947), Cathy Lacefield (8911), Megan Lewis (8941)

   Property Manager: Robert Carlson (present) via Zoom

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

Minutes for February 10, 2025 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.
a. Board proposes doing gutter and roof recurrent cleaning during late Spring and late Fall. 

2. Obtain a second proposal for the remainder of garage roofs to be done at a later time.

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

4. 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. 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. Five rentals (2322, 8915, 8903, 8937, 8905) have replied. Waiting for 8951. Robert is sending a violation notice to 8951. Homeowners of rental units with missing information with 48 hours to respond and then fines begin. 

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. Per unit 8913 the ground has recessed due to water damage leading to standing water in the area.

6. 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

7. 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. 

8. 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. 

9. 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.
a. Robert to create a spreadsheet comparing/contrasting Froula vs PSI for the alarms and fire extinguishers products/services. Repairs were completed on February 11, 2025.

b. Board approved wet sprinkler inspection by Performance Systems Integrated (PSI) for $1,508.19. Sprinkler inspections were completed February 7 2025. PSI recommended replacement of water flow switch in crawl space of building three. Work was supposed to occur on February 10, 2025 but parts were not available. In the meantime, PSI recommended firewatch be implemented that weekend, which was completed by combination of homeowners and Seattle Emergency Firewatch. 

c. Robert to contact PSI on February 11, 2025 to insist on repairs ASAP as a result of miscommunication from PSI as well as personal and financial hardship of firewatch.

d. PSI recommended a five-year inspection which was approved and is scheduled to occur on April 1, 2025.

10. Unit 2312 reported drainage problem with new gutter located on north side of south stairwell Building #2. New gutters are overflowing in places so water is running down the sides of buildings. Problems reported on west side of Building One and westside/eastside of Building Two by 2320 and 2308 and 2312. Robert to contacted Gutters Seattle to address. They recommended cleaning the gutters which was completed on February 19th. Keith met with Paulo from Gutters Seattle on March 3 regarding missing downspouts on westside of Building Two north of the south stairwell.  Gutters Seattle added new downspouts on March 10. Board approved payment of gutter cleaning. Robert to arrange. Waiting on unit 2320 to report back on whether interventions were effective on northwest corner of Building One and northeast corner of Building Two.

11. Seattle Public Utilities (SPU) will deliver a new garbage dumpster with a lighter lid for building #2 garbage enclosure. Robert to follow up with SPU - still waiting.

12. Unit 2320 requested the Board to override prior decision to not allow external mini-splits/heat pumps based on City of Seattle subsidy.

a. Robert will request prior research done by Unit 8923.

b. Board needs to understand what are the requirements to consider external mini-splits/heat pumps installments. 

13. Unit 2320 requested permission to install a submeter for an individual electric charging station. 

a. The interested homeowner will contact an electrician to evaluate the feasibility of performing the work and inform the Board of the results.

14. The Board agreed to schedule a meeting to discuss the leaking pipe impacting Units 2322 and 2324 and evaluate potential risk of leak damage in other units/Buildings.

a. The board met via Zoom on Tuesday Jan 21st, 2025 to address the leak. 

b. The board hired attorney Gregory Cromwell to review our CCRs and timeline of leak to determine options for moving forward. 

c. Based on legal opinion, the board approved paying invoice to Roto Rooter for mold mitigation and water damage restoration in unit 2324. 

d. Robert to notify 2324 that Board will pay invoice from Roto Rooter out of the reserves and invite submission of any other invoices related to water damage and mold mitigation. 

e. Robert to contact Aaron at Farmers to request complete Ravenna Woods policy including highlighting where policy states that wear and tear is not covered. 

f. Robert contacted unit 2322 to request invoices she would like to submit to the board. The board also requested a release from her and her insurance company. Unit 2322 submitted all documents and requested reimbursement of $7,766.02. The board will request legal advice from Attorney Gregory Cromwell regarding status of release. 
g. Unit 8945 to be asked his opinion regarding whether the leak in the pipe could be due to wear and tear versus other factors. This input will help board decide whether to pursue testing of pipe at Simon Forensic, LLC in Stanwood which will cost $2000 to $3000. Preliminary motion to do testing did not reach majority approval. Board member emailed 8945 to request input. 

15. Chimney Specialist Inc completed chimney inspections and cleaning as needed on Feb 8, 2025. They were not able to do dryer vent cleaning or roof inspection due to cold temperatures. This work was completed on February 17 instead. Unit 8935 was in Mexico and did not receive the email notifications due to his junk email folder.  Robert to contact unit 8935 to request proof of pellet stove cleaning upon return from Mexico.  Chimney Specialist recommended repairs to some units. Jonathan from Rain State Roofing came on March 7 to inspect the duct work in units 8905 and 8947 and said all is well. Work is still required for units 8907, 8921, 8903, and another unit currently erroneously labeled as 8932. Robert to clarify which unit number. Board approves doing the work with Chimney Specialists.  

16. Squirrel activity in roof between units 8941 and 8935 due to broken mesh cover. Robert contacted Jonathan at Rain State Roofing. Unit 8941 will schedule a time for inspection. 
17. A3 Acoustics Inc completed noise impact testing in Units 2322 and 2320 on 01/16/25. Per their report, LVP flooring with cork pad attached over Quietwalk 3mm or Regupoi Sonus XL 4mm acoustical underlayments met the HUD recommended criteria for condo dwelling of 55 Apparent Impact Insulation Class (AIIC) and Normalized Impact Sound Rating (NISR). This information will enable the board of directors to establish standards for soundproofing when homeowners on second and third floors install new flooring. Of note, this will be added to revised house rules as well as stipulation that 75% of 2nd and 3rd floor units flooring will need to be covered with carpet if there are any complaints about excessive foot traffic noise.  

New Items:
18. Drainage concerns around Building Two and Building One now that Gutter Seattle added missing downspouts Robert will request proposals from Bodine and Jafco. See email from board President sent on February 20 for details. She met with Dakota from Jafco that same day. 
19. Water flowing up from ground in garage 2. Robert to ask Bodine to inspect and offer solutions vs. ask asphalt company to seal the cracks in pavement. This water has been creating hazardous conditions when weather is below freezing. 

20. Unit 8947 installed 2 new windows and will paint the trim to match as required by the CCRs. 

Completed Items:
January 13th, 2025

1. 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. 
b. It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting repaired these 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.

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. Smart vents were installed on Building #1 and Building #3.

2. Board to explore gutter replacement after other major projects are completed. Gutters Seattle did an inspection and gave an estimate of $20,627.73. 

a. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

b. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposals and completed work.

c. Gutter Seattle to install new downspouts and gutters the week of November 4th. It was completed.

3. 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.)

4. 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.

5. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert asked Tera to advise the Board with photos of which units have insulation.

6. A new compost bin was delivered to Building #1/ Building #3 garbage enclosure.

Feb 10, 2025

1. The board approved Tera Painting’s proposal to install Blink Motion Detector smart lights to replace current motion-detection lights at all garages as well as new light on the west side of Garage 19. Blink Lights include embedded cameras within installed lights. Unfortunately, it was discovered that smart lights require both wifi connection as well as subscription plan for cloud storage. There were also concerns about privacy due to the smart lights recording conversations. Therefore, a decision was made to switch out all of the smart lights with LED motion detector light fixtures by Lithonia Lighting. (product in link)

2. A Financial Audit was approved at the 2023 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 conducted the audit. Robert to send out the new report including the Treasurer's objections. 

3. 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. Tera Painting gave a proposal to do a cutout in concrete to allow water to drain. They estimated the cost to be $500 and the Board approved. Terra returned on February 10 to meet with board member in 2304 and completed the work to our satisfaction. 

4. Board approved covering cost of unit 8935 loft window glass replacement. Glass company (AR City Glass) provided an estimate and ordered a new glass for replacement.

Mar 10, 2025 

1. 2024-2025 Reserve Study. David Bach and Associates submitted an updated Reserve Study. Robert sent them our feedback and requested corrections. David Bach and Associates responded and the board is satisfied. 

2. Lights in north stairwell of Building 3 on ground and second floor as well as inside Garage 1 need to be replaced. Robert completed item. 

3. Leaky water valve on NE 89th Street near SW corner of Building Two driveway. This leak is causing water to pool in front of Garage 2 which is creating hazardous conditions when temperatures drop and the water freezes. It was determined this valve belongs to the City of Seattle not Ravenna Woods. Robert to contact SPU again to request they return to repair the valve asap. Valve was repaired in late February. 

Meeting adjourned at 8:40 p.m. Next meeting April 14, 2025 6:30pm in unit 8901. 

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 6:38 pm April 14, 2025

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Louise Cole (8913), Greg Impert (8947), Cathy Lacefield (8911), Megan Lewis (8941)

   Property Manager: Robert Carlson (present) via Zoom

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

Minutes for March 10, 2025 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. Robert will come by to take drone photos on April 15, 2025. 
a. Board proposes doing gutter and roof recurrent cleaning during late Spring and late Fall. To be scheduled with Chinook at a later time. 

2. Obtain a second proposal for the remainder of garage roofs to be done at a later time.

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. 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. Five rentals (2322, 8915, 8903, 8937, 8905) have replied. Waiting for 8951 (now vacant and new tenant search in progress). Homeowners of rental units with missing information with 48 hours to respond and then fines begin. 

4. 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. Per unit 8913 the ground has recessed due to water damage leading to standing water in the area. Keith spoke with Pride twice but Pride has not provided a quote. Robert to contact Jorge ASAP to request that all the work be completed in the next month. Keith texted Jorge who said he will schedule the work.
5. 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

6. 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. 

7. 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. Froula mailed and gave an invoice and were double paid. Refund provided for the duplicate payment from us to them. Robert asked higher ups at Froula about warranty which had elapsed.

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. 

c. Both Fire Panels can be reset by pressing the silence button, then code 123456, then Enter, and then the reset button and waiting a few  minutes. You need a screwdriver to depress the center of Building Three and Building One fire panel doors before turning to open. 
8. 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.
a. Robert to create a spreadsheet comparing/contrasting Froula vs PSI for the alarms and fire extinguishers products/services. Repairs were completed on February 11, 2025.

b. Board approved wet sprinkler inspection by Performance Systems Integrated (PSI) for $1,508.19. Sprinkler inspections were completed February 7 2025. PSI recommended replacement of water flow switch in crawl space of building three. Work was supposed to occur on February 10, 2025 but parts were not available. In the meantime, PSI recommended firewatch be implemented that weekend, which was completed by combination of homeowners and Seattle Emergency Firewatch. 

c. Robert to contact PSI on February 11, 2025 to insist on repairs ASAP as a result of miscommunication from PSI as well as personal and financial hardship of firewatch.

d. PSI recommended a five-year inspection which was approved and completed on April 1, 2025. At board’s request, Robert emailed to inquire about sloppy handwritten notes on crawl space access panel. Awaiting response before making payment. 
9. Unit 2312 reported drainage problem with new gutter located on north side of south stairwell Building #2. New gutters are overflowing in places so water is running down the sides of buildings. Problems reported on west side of Building One and westside/eastside of Building Two by 2320 and 2308 and 2312. Robert to contacted Gutters Seattle to address. They recommended cleaning the gutters which was completed on February 19th. Keith met with Paulo from Gutters Seattle on March 3 regarding missing downspouts on westside of Building Two north of the south stairwell.  Gutters Seattle added new downspouts on March 10. Board approved payment of gutter cleaning. Waiting on unit 2320 and 2308 to report back on whether interventions were effective on northwest corner of Building One and northeast corner of Building Two. 

10. Seattle Public Utilities (SPU) will deliver a new garbage dumpster with a lighter lid for building #2 garbage enclosure. Robert to follow up with SPU - still waiting. Two blue recycle bins have broken lids and need to be replaced. 

11. Unit 2320 requested the Board to override prior decision to not allow external mini-splits/heat pumps based on City of Seattle subsidy.

a. Robert requested prior research done by Unit 8923 which was emailed to the board by homeowner.

b. Board needs to understand what are the requirements to consider external mini-splits/heat pumps installments. 

12. Unit 2320 requested permission to install a submeter for an individual electric charging station. 

a. The interested homeowner will contact an electrician to evaluate the feasibility of performing the work and inform the Board of the results.

13. Chimney Specialist Inc completed chimney inspections and cleaning as needed on Feb 8, 2025. They were not able to do dryer vent cleaning or roof inspection due to cold temperatures. This work was completed on February 17 instead. Unit 8935 was in Mexico and did not receive the email notifications due to his junk email folder.  Board President contacted unit 8935 who reports his pellet stove does not communicate with the chimney and produce creosote. He was taught how to clean the stove by Chimney Specialists, which he completes regularly. Chimney Specialist recommended repairs to some units. Jonathan from Rain State Roofing came on March 7 to inspect the duct work in units 8905 and 8947 and said all is well. Work is still required for units 8907, 8921, 8903, and z8937. Robert emailed the homeowners and will schedule the work to occur on the same day. Repairs will be covered by HOA.
14. Squirrel activity in roof between units 8941 and 8935 due to broken mesh cover. Robert contacted Jonathan at Rain State Roofing who gave a proposal that was approved by the board. Awaiting scheduling. 
15. A3 Acoustics Inc completed noise impact testing in Units 2322 and 2320 on 01/16/25. Per their report, LVP flooring with cork pad attached over Quietwalk 3mm or Regupoi Sonus XL 4mm acoustical underlayments met the HUD recommended criteria for condo dwelling of 55 Apparent Impact Insulation Class (AIIC) and Normalized Impact Sound Rating (NISR). This information will enable the board of directors to establish standards for soundproofing when homeowners on second and third floors install new flooring. Of note, this will be added to revised house rules as well as stipulation that 75% of 2nd and 3rd floor units flooring will need to be covered with carpet if there are any complaints about excessive foot traffic noise.  

16. Drainage concerns around Building Two and Building One now that Gutter Seattle added missing downspouts Robert will request proposals from Bodine and Jafco. See email from board President sent on February 20 for details. She met with Dakota from Jafco that same day. 
17. Water flowing up from ground in garage 2. Robert to ask Bodine to inspect and offer solutions vs. ask asphalt company to seal the cracks in pavement. This water has been creating hazardous conditions when weather is below freezing. 

18. Unit 8947 installed 2 new windows and will paint the trim to match as required by the CCRs. 

New Items:
19. Evidence of water leak in 8939. Homeowner has been asked to bring in plumber to investigate the source. Homeowner states that she first noticed the problem in 2023. She wants the HOA or unit 8941 to act as she believes the leak is coming from the upstairs bathroom. Due to standstill, the board decided to hire a plumber from Craftsman. Robert to coordinate so that access to both units is available. He will visit 8939 next time he is on site to survey the damage and will also notify 8939 that she will be responsible for costs if source of leak is not coming from common area or 8941.

20. Resale certificates to be sent to President and Treasurer when sent to the seller after Robert fills out when a unit is put on the market. 

21. Robert and/or board President to ask attorney Gregory Cromwell if the HOA can require that individual homeowners be required to have homeowners insurance. 

22. Board to shop insurance to determine if cost savings can be achieved while maintaining similar coverage. Also want to explore whether HOA can raise individual homeowners’ deductible from $10K to $30K. 

23. Board Treasurer to directly ask accounting department at Nash NW to set up a reserve checking account at 1st Citizen Bank that the treasurer will have account access to. (3rd request) Management reports will reflect reserve expenditures below the line so that they are not counted as operational expenditures. 

Completed Items:
January 13th, 2025

1. 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. 
b. It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting repaired these 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.

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. Smart vents were installed on Building #1 and Building #3.

2. Board to explore gutter replacement after other major projects are completed. Gutters Seattle did an inspection and gave an estimate of $20,627.73. 

a. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

b. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposals and completed work.

c. Gutter Seattle to install new downspouts and gutters the week of November 4th. It was completed.

3. 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.)

4. 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.

5. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert asked Tera to advise the Board with photos of which units have insulation.

6. A new compost bin was delivered to Building #1/ Building #3 garbage enclosure.

Feb 10, 2025

1. The board approved Tera Painting’s proposal to install Blink Motion Detector smart lights to replace current motion-detection lights at all garages as well as new light on the west side of Garage 19. Blink Lights include embedded cameras within installed lights. Unfortunately, it was discovered that smart lights require both wifi connection as well as subscription plan for cloud storage. There were also concerns about privacy due to the smart lights recording conversations. Therefore, a decision was made to switch out all of the smart lights with LED motion detector light fixtures by Lithonia Lighting. (product in link)

2. A Financial Audit was approved at the 2023 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 conducted the audit. Robert to send out the new report including the Treasurer's objections. 

3. 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. Tera Painting gave a proposal to do a cutout in concrete to allow water to drain. They estimated the cost to be $500 and the Board approved. Terra returned on February 10 to meet with board member in 2304 and completed the work to our satisfaction. 

4. Board approved covering cost of unit 8935 loft window glass replacement. Glass company (AR City Glass) provided an estimate and ordered a new glass for replacement.

Mar 10, 2025 

1. 2024-2025 Reserve Study. David Bach and Associates submitted an updated Reserve Study. Robert sent them our feedback and requested corrections. David Bach and Associates responded and the board is satisfied. 

2. Lights in north stairwell of Building 3 on ground and second floor as well as inside Garage 1 need to be replaced. Robert completed item. 

3. Leaky water valve on NE 89th Street near SW corner of Building Two driveway. This leak is causing water to pool in front of Garage 2 which is creating hazardous conditions when temperatures drop and the water freezes. It was determined this valve belongs to the City of Seattle not Ravenna Woods. Robert to contact SPU again to request they return to repair the valve asap. Valve was repaired in late February. 

April 14, 2025

1. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain. No response for last several months. Will consider a closed item. 

2. The Board agreed to schedule a meeting to discuss the leaking pipe impacting Units 2322 and 2324 and evaluate potential risk of leak damage in other units/Buildings.

a. The board met via Zoom on Tuesday Jan 21st, 2025 to address the leak. 

b. The board hired attorney Gregory Cromwell to review our CCRs and timeline of leak to determine options for moving forward. 

c. Based on legal opinion, the board approved paying invoice to Roto Rooter for mold mitigation and water damage restoration in unit 2324. 

d. Robert to notify 2324 that Board will pay invoice from Roto Rooter out of the reserves and invite submission of any other invoices related to water damage and mold mitigation. 

e. Robert to contact Aaron at Farmers to request complete Ravenna Woods policy including highlighting where policy states that wear and tear is not covered. 

f. Robert contacted unit 2322 to request invoices she would like to submit to the board. The board also requested a release from her and her insurance company. Unit 2322 submitted all documents and requested reimbursement of $7,766.02. The board requested legal advice from Attorney Gregory Cromwell regarding status of release. He reported it was not a good idea. 

g. Unit 8945 to be asked his opinion regarding whether the leak in the pipe could be due to wear and tear versus other factors. This input will help board decide whether to pursue testing of pipe at Simon Forensic, LLC in Stanwood which will cost $2000 to $3000. Preliminary motion to do testing did not reach majority approval. Board member emailed 8945 to request input. He responded that his assessment is that the leak was flowing through corrosion and pitting in the marked area. Therefore, the board has voted by number 5 to 1 not to pursue testing. 

h. The board approved payment to unit 2322 in the amount of $7,766.02 to reimburse for water damage repairs for leak that originated behind the wall in 2324. A letter was sent with the check as advised by attorney Gregory Cromwell. 

Meeting adjourned at 9:10 p.m.

Next meeting May 12 at 6:30 p.m. to be hosted by Keith 2304.


.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 6:39 pm May 12, 2025

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Louise Cole (8913), Cathy Lacefield (8911), Megan Lewis (8941), Antonio Laracuente (8935)

Absent: Greg Impert (8947)

   Property Manager: Robert Carlson (present) via Zoom

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

Minutes for April 14, 2025 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.  Contractor to provide before and after pictures. Robert took drone photos on April 15. Most debris was found on the south end of Building 2. Robert to get quote from Chinook for roof gutter cleaning at Building 2 and Building 2 garages to be completed in mid to late June. All other buildings and garages will be completed in the fall. 
a. Board proposes doing gutter and roof recurrent cleaning during late Spring and late Fall. To be scheduled with Chinook at a later time. 

2. Obtain a second proposal for the remainder of garage roofs to be done at a later time.

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. Robert will 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. Five rentals (2322, 8915, 8903, 8937, 8905) have replied. Waiting for 8951 (now vacant and new tenant search in progress). Homeowners of rental units with missing information with 48 hours to respond and then fines begin. 

4. 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. Per unit 8913 the ground has recessed due to water damage leading to standing water in the area. Keith spoke with Pride twice but Pride has not provided a quote. Robert to contact Jorge ASAP to request that all the work be completed in the next month. Keith texted Jorge in March who said he will schedule the work. Robert to follow up since ground cover installation has not yet occurred. Plant suggestions were emailed to Jorge and unit 8901 donated two plants from Sky Nursery - spurges. 
5. 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

6. 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. 

7. Malfunctioning fire panel on all three buildings. Robert to contact Froula to request they inspect the fire panels and also to install normal handles for buildings 1 and 3 so that screwdriver is not required to open and correct the time on Building 2 fire panel. Question why error message 008 Radio Supervisory Trouble appeared on all three fire panels on May 12, 2025.
a. 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. 

b. Both Fire Panels can be reset by pressing the silence button, then code 123456, then Enter, and then the reset button and waiting a few  minutes. You need a screwdriver to depress the center of Building Three and Building One fire panel doors before turning to open. 

8. Unit 2312 reported drainage problem with new gutter located on north side of south stairwell Building #2. New gutters are overflowing in places so water is running down the sides of buildings. Problems reported on west side of Building One and westside/eastside of Building Two by 2320 and 2308 and 2312. Robert to contacted Gutters Seattle to address. They recommended cleaning the gutters which was completed on February 19th. Keith met with Paulo from Gutters Seattle on March 3 regarding missing downspouts on westside of Building Two north of the south stairwell.  Gutters Seattle added new downspouts on March 10. Board approved payment of gutter cleaning. Unit 2320 and 2308 reported back on whether interventions were effective. 2308 reports ongoing issues with drainage on southeast corner of Building Two between 2302 and 2308 and on the northwest corner of 2320.

a. Keith contacted Bodine and Jafco to request proposals to address drainage issues. Awaiting Keith to forward proposal Bodine sent on May 12. Anne also asked for information on maintenance to drainage system around Building 3 that Bodine installed in 2022 as some homeowners have reported standing water after heavy rain. 

b. See email from board President sent on February 20 for details on consultation with Jafco.

9. Seattle Public Utilities (SPU) will deliver a new garbage dumpster with a lighter lid for building #2 garbage enclosure. Two blue recycle bins have broken lids and need to be replaced. Keith sent another email to SPU on May 12.

10. Unit 2320 requested the Board to override prior decision to not allow external mini-splits/heat pumps based on City of Seattle subsidy.

a. Robert requested prior research done by Unit 8923 which was emailed to the board by homeowner.

b. Board needs to understand what are the requirements to consider external mini-splits/heat pumps installments. 

11. Unit 2320 requested permission to install a submeter for an individual electric charging station. 

a. The interested homeowner will contact an electrician to evaluate the feasibility of performing the work and inform the Board of the results.

12. Chimney Specialist Inc completed chimney inspections and cleaning as needed on Feb 8, 2025. They were not able to do dryer vent cleaning or roof inspection due to cold temperatures. This work was completed on February 17 instead. Unit 8935 was in Mexico and did not receive the email notifications due to his junk email folder.  Board President contacted unit 8935 who reports his pellet stove does not communicate with the chimney and produce creosote. He was taught how to clean the stove by Chimney Specialists, which he completes regularly. Chimney Specialist recommended repairs to some units. Jonathan from Rain State Roofing came on March 7 to inspect the duct work in units 8905 and 8947 and said all is well. Work completed and/or not warranted for units 8907, 8921, and 8937. Hunts service is coming to address dryer vent in unit 8903 on May 14, 2025. Repairs will be covered by HOA.

13. A3 Acoustics Inc completed noise impact testing in Units 2322 and 2320 on 01/16/25. Per their report, LVP flooring with cork pad attached over Quietwalk 3mm or Regupoi Sonus XL 4mm acoustical underlayments met the HUD recommended criteria for condo dwelling of 55 Apparent Impact Insulation Class (AIIC) and Normalized Impact Sound Rating (NISR). This information will enable the board of directors to establish standards for soundproofing when homeowners on second and third floors install new flooring. Of note, this will be added to revised house rules as well as stipulation that 75% of 2nd and 3rd floor units flooring will need to be covered with carpet if there are any complaints about excessive foot traffic noise.  

14. Water flowing up from ground in garage 2. Robert to ask Bodine to inspect and offer solutions vs. ask asphalt company to seal the cracks in pavement if problem continues to present itself in wet weather in autumn. This water has been creating hazardous conditions when weather is below freezing. 

15. When a unit is put on the market, after Robert fills out resale certificate, certificate to be sent to board President who will forward to the rest of the board for review.

16. Board President to ask attorney Gregory Cromwell if the HOA can require that individual homeowners be required to have homeowners insurance. 

17. Board member Megan to shop insurance to determine if cost savings can be achieved while maintaining similar coverage. Also want to explore whether HOA can raise individual homeowners’ deductible from $10K to $30K. 

18. Board Treasurer to directly ask accounting department at Nash NW to set up a reserve checking account at 1st Citizen Bank that the treasurer will have account access to. (3rd request) Management reports will reflect reserve expenditures below the line so that they are not counted as operational expenditures. Robert to talk with Lawam to determine if expenditures can be coded differently and back coded. 

New Items:

1. Water leak between units 8905 and 8903. Broken tub drain in unit 8905 caused water damage to bathroom ceiling in 8903. Plumber came to repair drain in April. Homeowner of unit 8903 working with property management company of 8905 to arrange for drywall repairs, which are the responsibility of the homeowner based on prior precedent. Robert will facilitate as needed.
2. Formal complaint regarding personal plant pots in common area landscaping on the fronts of buildings. Pride is in the process of horticultural improvements, new plantings, mulching, and maintenance. Board to request removal of individual plant pots to enable this project to proceed. Robert to notify via email and USPS all homeowners and tenants requesting these items be removed by May 23, 2025 or items will be disposed of. Individual homeowners may contact Robert to request current potted plants to be incorporated into permanent professional landscaping. Otherwise, homeowners and tenants are welcome to relocate their pots to their back patio/balcony.

3. Board has reviewed suggestions from Pride and is potentially interested in hydrangea, camelias, pacific ninebark, tulip trees, azaleas, rhododendrons, or other flowering evergreen plants. Budget: $2,000 including labor and plants. 

4. Mole activity has been detected in grassy area south of Building 1. Robert to contact Mole Masters to address. Robert to confirm whether they use poison, which is strongly not preferred. 

5. Unit 2308 reports animal waste odor behind garage 4, near storage locker. Robert sent out notification to all homeowners and tenants on May 12 to properly dispose of animal waste or fines may ensue. 

6. Unit 2320 reported small area of presumed mold outside front door. Robert to come treat the area with Kilz and will touch up the paint in both the ground floor and middle floor entryways where there are water stains. Paint: Benjamin Moore Ultraspec EXT Low Lustre White Dove OC-17. He will also check dumpster enclosures for abandoned items and do dump run. Timing TBD. 

7. Unit 2308 reported leaking irrigation valve by southeast corner of garage 6 by Building 2. Pride came out and said that they fixed it and requested HOA communicate with Pride when sprinklers need to be turned back on. 

Completed Items:
January 13th, 2025

1. 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. 
b. It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting repaired these 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.

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. Smart vents were installed on Building #1 and Building #3.

2. Board to explore gutter replacement after other major projects are completed. Gutters Seattle did an inspection and gave an estimate of $20,627.73. 

a. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

b. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposals and completed work.

c. Gutter Seattle to install new downspouts and gutters the week of November 4th. It was completed.

3. 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.)

4. 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.

5. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert asked Tera to advise the Board with photos of which units have insulation.

6. A new compost bin was delivered to Building #1/ Building #3 garbage enclosure.

Feb 10, 2025

1. The board approved Tera Painting’s proposal to install Blink Motion Detector smart lights to replace current motion-detection lights at all garages as well as new light on the west side of Garage 19. Blink Lights include embedded cameras within installed lights. Unfortunately, it was discovered that smart lights require both wifi connection as well as subscription plan for cloud storage. There were also concerns about privacy due to the smart lights recording conversations. Therefore, a decision was made to switch out all of the smart lights with LED motion detector light fixtures by Lithonia Lighting. (product in link)

2. A Financial Audit was approved at the 2023 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 conducted the audit. Robert to send out the new report including the Treasurer's objections. 

3. 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. Tera Painting gave a proposal to do a cutout in concrete to allow water to drain. They estimated the cost to be $500 and the Board approved. Terra returned on February 10 to meet with board member in 2304 and completed the work to our satisfaction. 

4. Board approved covering cost of unit 8935 loft window glass replacement. Glass company (AR City Glass) provided an estimate and ordered a new glass for replacement.

Mar 10, 2025 

1. 2024-2025 Reserve Study. David Bach and Associates submitted an updated Reserve Study. Robert sent them our feedback and requested corrections. David Bach and Associates responded and the board is satisfied. 

2. Lights in north stairwell of Building 3 on ground and second floor as well as inside Garage 1 need to be replaced. Robert completed item. 

3. Leaky water valve on NE 89th Street near SW corner of Building Two driveway. This leak is causing water to pool in front of Garage 2 which is creating hazardous conditions when temperatures drop and the water freezes. It was determined this valve belongs to the City of Seattle not Ravenna Woods. Robert to contact SPU again to request they return to repair the valve asap. Valve was repaired in late February. 

April 14, 2025

1. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain. No response for last several months. Will consider a closed item. 

2. The Board agreed to schedule a meeting to discuss the leaking pipe impacting Units 2322 and 2324 and evaluate potential risk of leak damage in other units/Buildings.

a. The board met via Zoom on Tuesday Jan 21st, 2025 to address the leak. 

b. The board hired attorney Gregory Cromwell to review our CCRs and timeline of leak to determine options for moving forward. 

c. Based on legal opinion, the board approved paying invoice to Roto Rooter for mold mitigation and water damage restoration in unit 2324. 

d. Robert to notify 2324 that Board will pay invoice from Roto Rooter out of the reserves and invite submission of any other invoices related to water damage and mold mitigation. 

e. Robert to contact Aaron at Farmers to request complete Ravenna Woods policy including highlighting where policy states that wear and tear is not covered. 

f. Robert contacted unit 2322 to request invoices she would like to submit to the board. The board also requested a release from her and her insurance company. Unit 2322 submitted all documents and requested reimbursement of $7,766.02. The board requested legal advice from Attorney Gregory Cromwell regarding status of release. He reported it was not a good idea. 

g. Unit 8945 to be asked his opinion regarding whether the leak in the pipe could be due to wear and tear versus other factors. This input will help board decide whether to pursue testing of pipe at Simon Forensic, LLC in Stanwood which will cost $2000 to $3000. Preliminary motion to do testing did not reach majority approval. Board member emailed 8945 to request input. He responded that his assessment is that the leak was flowing through corrosion and pitting in the marked area. Therefore, the board has voted by number 5 to 1 not to pursue testing. 

h. The board approved payment to unit 2322 in the amount of $7,766.02 to reimburse for water damage repairs for leak that originated behind the wall in 2324. A letter was sent with the check as advised by attorney Gregory Cromwell. 

May 12
1.  Froula came out and reset the cellular link box to address the issue. If the problem persists, the part might need to be replaced. Froula mailed and gave an invoice and were double paid. Refund provided for the duplicate payment from us to them. Robert asked higher ups at Froula about warranty which had elapsed.  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. 

2. 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.
a. Robert to create a spreadsheet comparing/contrasting Froula vs PSI for the alarms and fire extinguishers products/services. Repairs were completed on February 11, 2025.

b. Board approved wet sprinkler inspection by Performance Systems Integrated (PSI) for $1,508.19. Sprinkler inspections were completed February 7 2025. PSI recommended replacement of water flow switch in crawl space of building three. Work was supposed to occur on February 10, 2025 but parts were not available. In the meantime, PSI recommended firewatch be implemented that weekend, which was completed by combination of homeowners and Seattle Emergency Firewatch. 

c. Robert to contact PSI on February 11, 2025 to insist on repairs ASAP as a result of miscommunication from PSI as well as personal and financial hardship of firewatch.

d. PSI recommended a five-year inspection which was approved and completed on April 1, 2025. At board’s request, Robert emailed to inquire about sloppy handwritten notes on crawl space access panel. PSI came out and fixed problem. Payment was approved and sent.

3. Squirrel activity in roof between units 8941 and 8935 due to broken mesh cover. Robert contacted Jonathan at Rain State Roofing who gave a proposal that was approved by the board. Work completed on April 30. 

4. Unit 8947 installed 2 new windows and painted the trim to match as required by the CCRs. 

5. Evidence of water leak in 8939. Homeowner has been asked to bring in plumber to investigate the source. Homeowner states that she first noticed the problem in 2023. She wants the HOA or unit 8941 to act as she believes the leak is coming from the upstairs bathroom. Due to standstill, the board asked Robert to come to Ravenna Woods to visit 8939. Robert came on April 15 to survey the damage. He found that there was no water leak and that the stains were dirt and dust. No further action is required. 

6. Unit 8935 requested creek maintenance so it no longer resembles a marsh. Pride took care of the problem and homeowner was pleased and grateful. 

Meeting adjourned at 9:10 p.m.

Next meeting June 9 at 6:30 p.m. to be hosted by 8901 (with help from Cathy)


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 June 9, 2025

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901), Cathy Lacefield (8911), 
Megan Lewis (8941), Greg Impert (8947)

Absent: Louise Cole (8913), Antonio Laracuente (8935)

 Property Manager: Robert Carlson (present) via Zoom

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

Minutes for May 12, 2025 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.  Contractor to provide before and after pictures. Robert took drone photos on April 15. Most debris was found on the south end of Building 2. Robert to get quote from Chinook for roof gutter cleaning at Building 2 and Building 2 garages to be completed in mid to late June. All other buildings and garages will be completed in the fall. 
a. Board proposes doing gutter and roof recurrent cleaning during late Spring and late Fall. To be scheduled with Chinook at a later time. 

2. Obtain a second proposal from Rain State Roofing for replacement of the remaining garage roofs to be done at a later time - all garages except building 2 (door 1-3 and 4-6).

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. Robert will 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. Five rentals (2322, 8915, 8903, 8937, 8905) have replied. Waiting for 8951 (now vacant and new tenant search in progress). Robert to contact the homeowner of 8951 for update on occupancy of unit. Homeowners of rental units with missing information with 48 hours to respond and then fines begin. 
4. Pride Landscaping: Unit 8907 in Building 3 requested grass outside his back patio be replaced (it was removed during drainage project). Robert asked Pride to address this issue when he asked about planting of replacement plants by SW corner of Building Two. Per unit 8913 the ground has recessed due to water damage leading to standing water in the area. Pride has been planting new plants throughout the property and sent an update that they had exhausted the budget of $2,000.00 for plants and labor. Board also approved Jorge adding irrigation to areas not currently providing water for new plants. Budget of $500.00 approved. Pride will also plant Japanese maple donated by board President. 

5. 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

6. 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. 

7. Malfunctioning fire panel on all three buildings. Robert contacted Froula to request they inspect the fire panels. Board also requests installing normal handles for buildings 1 and 3 so that screwdriver is not required to open. Also want time corrected on Building 2 fire panel. Question why error message 008 Radio Supervisory Trouble appeared on all three fire panels on May 12, 2025. Board approved Froula’s proposal for $1,325 to install extenders on antennae to improve signal strength. Also asked PSI for a second opinion however, the cost for inspection was prohibitive. It appears PSI came and did the inspection without board approval and submitted invoice. Robert has disputed the charge. Awaiting response. Robert to contact Froula about scheduling the work to add extenders on the antennas.  
a. 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. 

b. Both Fire Panels can be reset by pressing the silence button, then code 123456, then Enter, and then the reset button and waiting a few  minutes. You need a screwdriver to depress the center of Building Three and Building One fire panel doors before turning to open. 

8. Unit 2312 reported drainage problem with new gutter located on north side of south stairwell Building #2. New gutters are overflowing in places so water is running down the sides of buildings. Problems reported on west side of Building One and westside/eastside of Building Two by 2320 (NW corner of Building Two) and between 2308 and 2302 (on eastside). Drain has been getting covered by dirt. Bodine needs to be made aware when they come to address drainage systems.Unit 2320 and 2308 reported back on whether interventions were effective. 2308 reports ongoing issues with drainage on southeast corner of Building Two between 2302 and 2308 and on the northwest corner of 2320.

a. Keith forwarded proposal Bodine sent on May 12, which the board approved. Work has been scheduled for June 25. They also planned to inspect the drainage system around building 3 that they installed in 2022.  

9. Seattle Public Utilities (SPU) will deliver a new garbage dumpster with a lighter lid for building #2 garbage enclosure. Two blue recycle bins have broken lids and need to be replaced. Keith sent another email to SPU on May 12.

10. Unit 2320 requested the Board to override prior decision to not allow external mini-splits/heat pumps based on City of Seattle subsidy.

a. Robert requested prior research done by Unit 8923 which was emailed to the board by homeowner.

b. Board needs to understand what are the requirements to consider external mini-splits/heat pumps installments, as well as weigh issues such as appearance, noise, and maintenance. 

11. Unit 2320 requested permission to install a submeter for an individual electric charging station. 

a. The interested homeowner will contact an electrician to evaluate the feasibility of performing the work and inform the Board of the results.

12. Chimney Specialist Inc completed chimney inspections and cleaning as needed on Feb 8, 2025. They were not able to do dryer vent cleaning or roof inspection due to cold temperatures. This work was completed on February 17 instead. Unit 8935 was in Mexico and did not receive the email notifications due to his junk email folder.  Board President contacted unit 8935 who reports his pellet stove does not communicate with the chimney and produce creosote. He was taught how to clean the stove by Chimney Specialists, which he completes regularly. Chimney Specialist recommended repairs to some units. Jonathan from Rain State Roofing came on March 7 to inspect the duct work in units 8905 and 8947 and said all is well. Work completed and/or not warranted for units 8907, and 8937. Hunts service is in the process of addressing disconnected dryer vent hose in the wall for units 8903 and 8921, after which a different vendor will repair the holes in drywall. Repairs will be covered by HOA. Robert will arrange. 
13. A3 Acoustics Inc completed noise impact testing in Units 2322 and 2320 on 01/16/25. Per their report, LVP flooring with cork pad attached over Quietwalk 3mm or Regupoi Sonus XL 4mm acoustical underlayments met the HUD recommended criteria for condo dwelling of 55 Apparent Impact Insulation Class (AIIC) and Normalized Impact Sound Rating (NISR). This information will enable the board of directors to establish standards for soundproofing when homeowners on second and third floors install new flooring. Of note, this will be added to revised house rules as well as stipulation that 75% of 2nd and 3rd floor units flooring will need to be covered with carpet if there are any complaints about excessive foot traffic noise.  

14. Water flowing up from ground in garage 2. Robert to ask Bodine to inspect and offer solutions vs. ask asphalt company to seal the cracks in pavement if problem continues to present itself in wet weather in autumn. This water has been creating hazardous conditions when weather is below freezing. 

15. When a unit is put on the market, Robert will email board treasurer to get most up-to-date reserve account balance when filling out resale certificate. Copy will be sent to board President who will forward to the rest of the board for review.
16. Board President to ask attorney Gregory Cromwell if the HOA can require that individual homeowners be required to have homeowners insurance. Email sent on June 9. Awaiting response.

17. Explore whether HOA can raise individual homeowners’ deductible from $10K to $30K. 

18. Board Treasurer to directly ask the accounting department at Nash NW to set up a reserve checking account at 1st Citizen Bank that the treasurer will have account access to. (3rd request) Management reports will reflect reserve expenditures below the line so that they are not counted as operational expenditures. Robert to talk with Lwam to determine if expenditures can be coded differently and back coded. 

19. Water leak between units 8905 and 8903. Broken tub drain in unit 8905 caused water damage to bathroom ceiling in 8903. Plumber came to repair drain in April. Homeowner of unit 8903 working with property management company of 8905 to arrange for drywall repairs, which are the responsibility of the homeowner based on prior precedent. Robert will facilitate as needed.
20. Formal complaint regarding personal plant pots in common area landscaping on the fronts of buildings. Pride is in the process of horticultural improvements, new plantings, mulching, and maintenance. Board to request removal of individual plant pots to enable this project to proceed. Robert notified via email and USPS all homeowners and tenants requesting these items be removed by May 23, 2025 or items will be disposed of. Board members did walk through with Jorge from Pride on May 29 to discuss location of new plantings and removal of unsanctioned plant clutter. Keith to contact Pride regarding removal of dying evergreen plant and invasive ground cover (violet) on the west side of building two. Board reviewed suggestions from Pride and approved planting of hydrangeas, pacific ninebark, azaleas, rhododendrons, and other evergreen plants. 

21. Mole activity has been detected in grassy area south of Building one as well as the SW corner of building two by the sidewalk. Robert contacted Mole Masters to address. Robert to confirm whether they use poison, which is strongly not preferred. Work scheduled for June 10. 
22. Unit 2320 reported small area of presumed mold outside front door. Robert to come treat the area with Kilz and will touch up the paint in both the ground floor and middle floor entryways where there are water stains. Paint: Benjamin Moore Ultraspec EXT Low Lustre White Dove OC-17. He will also check dumpster enclosures for abandoned items and do dump run. Timing TBD. 

New Items: 

1. Light fixture needs to be replaced in entryway outside of unit 8909/8915. Robert to address next time he is on site. 

2. Delinquencies: Board should review delinquent HOA payments at each monthly meeting, which will be prepared by Robert. Robert should notify homeowners that have received a late fee. Robert will also send letters to homeowners more than 30 days behind. 

3. Unit 8919 now owns 8921. Robert to contact homeowners regarding closing documents so that portal and financials can be updated. 

4. Need vehicle information and homeowner policy for new homeowners of 8915 and 8925. Robert  to contact both units. 

5. Unit 8917 is concerned about Knot Oak tree north of large dumpster enclosure growing into the electrical vs. phone wires. Robert will inspect next time he is on site to determine what action may be required. 

6. Maintenance of new stain and paint: Anne will contact Tera to request proposal for recommended power washing of cedar shingles as well as cleaning stairwells and entryways. Work to be scheduled in late summer/early fall pending bid review and approval. 

7. Robert to ask Pride to dispose of large fallen limb behind building 2 west garage.

8. Robert to schedule reserve study in Oct 2025 with David Bach and Associates. 

Completed Items:
January 13th, 2025

1. 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. 
b. It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting repaired these 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.

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. Smart vents were installed on Building #1 and Building #3.

2. Board to explore gutter replacement after other major projects are completed. Gutters Seattle did an inspection and gave an estimate of $20,627.73. 

a. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

b. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposals and completed work.

c. Gutter Seattle to install new downspouts and gutters the week of November 4th. It was completed.

3. 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.)

4. 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.

5. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert asked Tera to advise the Board with photos of which units have insulation.

6. A new compost bin was delivered to Building #1/ Building #3 garbage enclosure.

Feb 10, 2025

1. The board approved Tera Painting’s proposal to install Blink Motion Detector smart lights to replace current motion-detection lights at all garages as well as new light on the west side of Garage 19. Blink Lights include embedded cameras within installed lights. Unfortunately, it was discovered that smart lights require both wifi connection as well as subscription plan for cloud storage. There were also concerns about privacy due to the smart lights recording conversations. Therefore, a decision was made to switch out all of the smart lights with LED motion detector light fixtures by Lithonia Lighting. (product in link)

2. A Financial Audit was approved at the 2023 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 conducted the audit. Robert to send out the new report including the Treasurer's objections. 

3. 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. Tera Painting gave a proposal to do a cutout in concrete to allow water to drain. They estimated the cost to be $500 and the Board approved. Terra returned on February 10 to meet with board member in 2304 and completed the work to our satisfaction. 

4. Board approved covering cost of unit 8935 loft window glass replacement. Glass company (AR City Glass) provided an estimate and ordered a new glass for replacement.

Mar 10, 2025 

1. 2024-2025 Reserve Study. David Bach and Associates submitted an updated Reserve Study. Robert sent them our feedback and requested corrections. David Bach and Associates responded and the board is satisfied. 

2. Lights in north stairwell of Building 3 on ground and second floor as well as inside Garage 1 need to be replaced. Robert completed item. 

3. Leaky water valve on NE 89th Street near SW corner of Building Two driveway. This leak is causing water to pool in front of Garage 2 which is creating hazardous conditions when temperatures drop and the water freezes. It was determined this valve belongs to the City of Seattle not Ravenna Woods. Robert to contact SPU again to request they return to repair the valve asap. Valve was repaired in late February. 

April 14, 2025

1. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain. No response for last several months. Will consider a closed item. 

2. The Board agreed to schedule a meeting to discuss the leaking pipe impacting Units 2322 and 2324 and evaluate potential risk of leak damage in other units/Buildings.

a. The board met via Zoom on Tuesday Jan 21st, 2025 to address the leak. 

b. The board hired attorney Gregory Cromwell to review our CCRs and timeline of leak to determine options for moving forward. 

c. Based on legal opinion, the board approved paying invoice to Roto Rooter for mold mitigation and water damage restoration in unit 2324. 

d. Robert to notify 2324 that Board will pay invoice from Roto Rooter out of the reserves and invite submission of any other invoices related to water damage and mold mitigation. 

e. Robert to contact Aaron at Farmers to request complete Ravenna Woods policy including highlighting where policy states that wear and tear is not covered. 

f. Robert contacted unit 2322 to request invoices she would like to submit to the board. The board also requested a release from her and her insurance company. Unit 2322 submitted all documents and requested reimbursement of $7,766.02. The board requested legal advice from Attorney Gregory Cromwell regarding status of release. He reported it was not a good idea. 

g. Unit 8945 to be asked his opinion regarding whether the leak in the pipe could be due to wear and tear versus other factors. This input will help board decide whether to pursue testing of pipe at Simon Forensic, LLC in Stanwood which will cost $2000 to $3000. Preliminary motion to do testing did not reach majority approval. Board member emailed 8945 to request input. He responded that his assessment is that the leak was flowing through corrosion and pitting in the marked area. Therefore, the board has voted by number 5 to 1 not to pursue testing. 

h. The board approved payment to unit 2322 in the amount of $7,766.02 to reimburse for water damage repairs for leak that originated behind the wall in 2324. A letter was sent with the check as advised by attorney Gregory Cromwell. 

May 12
1.  Froula came out and reset the cellular link box to address the issue. If the problem persists, the part might need to be replaced. Froula mailed and gave an invoice and were double paid. Refund provided for the duplicate payment from us to them. Robert asked higher ups at Froula about warranty which had elapsed.  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. 

2. 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.
a. Robert to create a spreadsheet comparing/contrasting Froula vs PSI for the alarms and fire extinguishers products/services. Repairs were completed on February 11, 2025.

b. Board approved wet sprinkler inspection by Performance Systems Integrated (PSI) for $1,508.19. Sprinkler inspections were completed February 7 2025. PSI recommended replacement of water flow switch in crawl space of building three. Work was supposed to occur on February 10, 2025 but parts were not available. In the meantime, PSI recommended firewatch be implemented that weekend, which was completed by combination of homeowners and Seattle Emergency Firewatch. 

c. Robert to contact PSI on February 11, 2025 to insist on repairs ASAP as a result of miscommunication from PSI as well as personal and financial hardship of firewatch.

d. PSI recommended a five-year inspection which was approved and completed on April 1, 2025. At board’s request, Robert emailed to inquire about sloppy handwritten notes on crawl space access panel. PSI came out and fixed problem. Payment was approved and sent.

3. Squirrel activity in roof between units 8941 and 8935 due to broken mesh cover. Robert contacted Jonathan at Rain State Roofing who gave a proposal that was approved by the board. Work completed on April 30. 

4. Unit 8947 installed 2 new windows and painted the trim to match as required by the CCRs. 

5. Evidence of water leak in 8939. Homeowner has been asked to bring in plumber to investigate the source. Homeowner states that she first noticed the problem in 2023. She wants the HOA or unit 8941 to act as she believes the leak is coming from the upstairs bathroom. Due to standstill, the board asked Robert to come to Ravenna Woods to visit 8939. Robert came on April 15 to survey the damage. He found that there was no water leak and that the stains were dirt and dust. No further action is required. 

6. Unit 8935 requested creek maintenance so it no longer resembles a marsh. Pride took care of the problem and homeowner was pleased and grateful. 

June 9
1.  Robert contacted Gutters Seattle to address missing downspouts. They recommended cleaning the gutters which was completed on February 19th. Keith met with Paulo from Gutters Seattle on March 3 regarding missing downspouts on westside of Building Two north of the south stairwell.  Gutters Seattle added new downspouts on March 10. Board approved payment of gutter cleaning. 

2. Board member Megan shopped insurance to determine if cost savings can be achieved while maintaining similar coverage. Broker from FirstMark insurance confirmed that current policy is the best deal given the age of our building. 

3. Unit 2308 reports animal waste odor behind garage 4, near storage locker. Robert sent out notification to all homeowners and tenants on May 12 to properly dispose of animal waste or fines may ensue. 

4. Unit 8953 requested large item pick up (bed frame). Robert contacted SPU to arrange. Homeowner to be charged $30. 

5. Unit 2308 reported leaking irrigation valve by southeast corner of garage 6 by Building 2. Pride came out and said that they fixed it and requested HOA communicate with Pride when sprinklers need to be turned back on. Pride turned on the sprinklers on June 9 at Board’s request.

Meeting adjourned at 9:10 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.comJuly

Meeting started at 6:30 pm July, 14 2025

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901),

Louise Cole (8913) , Greg Impert (8947)

Absent: Antonio Laracuente (8935), Cathy Lacefield (8911)

 Property Manager: Robert Carlson (present) via Zoom

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

Minutes for June 09, 2025 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.  Contractor to provide before and after pictures. Robert took drone photos on April 15. Most debris was found on the south end of Building 2. Robert obtained quote from Chinook for roof gutter cleaning at Building 2 and Building 2 garages which board approved. Cleaning was completed on July 3 2025. All other buildings and garages will be completed in the fall. Robert to request proposal from Chinook. 
a. b.Board proposes doing gutter and roof recurrent cleaning during late Spring and late Fall. To be scheduled with Chinook at a later time. 

2. Obtain a second proposal from Rain State Roofing for replacement of the remaining garage roofs to be done at a later time - all garages except building 2 (door 1-3 and 4-6).

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 another email requesting info on June 20th. Updating list in-progress. 

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

4. Pride Landscaping: Unit 8907 in Building 3 requested grass outside his back patio be replaced (it was removed during drainage project). Robert asked Pride to address this issue when he asked about planting of replacement plants by SW corner of Building Two. Per unit 8913 the ground has recessed due to water damage leading to standing water in the area. Pride has been planting new plants throughout the property and sent an update that they had exhausted the budget of $2,000.00 for plants and labor. Board also approved Jorge adding irrigation to areas not currently providing water for new plants (North End of Building 3 and South End of Building 2). Budget of $500.00 approved for half the work. Jorge to send another proposal. Pride will also plant Japanese maple donated by board President in the fall. 

5. 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

6. 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. 

7. Malfunctioning fire panel on all three buildings. Robert contacted Froula to request they inspect the fire panels. Board also requests installing normal handles for buildings 1 and 3 so that screwdriver is not required to open. Also want time corrected on Building 2 fire panel. Question why error message 008 Radio Supervisory Trouble appeared on all three fire panels on May 12, 2025. Board approved Froula’s proposal for $1,325 to install extenders on antennae to improve signal strength. Also asked PSI for a second opinion however, the cost for inspection was prohibitive. It appears PSI came and did the inspection without board approval and submitted invoice. Robert disputed the charge and PSI responded that the charges have been dropped. Robert to contact Froula regarding whether the work was completed July 1st?  
a. 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. 

b. Both Fire Panels can be reset by pressing the silence button, then code 123456, then Enter, and then the reset button and waiting a few  minutes. You need a screwdriver to depress the center of Building Three and Building One fire panel doors before turning to open. 

8. Unit 2312 reported drainage problem with new gutter located on north side of south stairwell Building #2. New gutters are overflowing in places so water is running down the sides of buildings. Problems reported on west side of Building One and westside/eastside of Building Two by 2320 (NW corner of Building Two) and between 2308 and 2302 (on eastside). Drain has been getting covered by dirt. Bodine needs to be made aware when they come to address drainage systems.Unit 2320 and 2308 reported back on whether interventions were effective. 2308 reports ongoing issues with drainage on southeast corner of Building Two between 2302 and 2308 and on the northwest corner of 2320.

a. Keith forwarded proposal Bodine sent on May 12, which the board approved. Bodine came to inspect the drainage system on June 27th, 2025 at Buildings One and Two . They also inspected the drainage system around Building Three that they installed in 2022. Awaiting proposal for repairs needed to drainage system. 

9. Seattle Public Utilities (SPU) will deliver a new garbage dumpster with a lighter lid for Building Two garbage enclosure. Two blue recycle bins with broken lids have been replaced. Robert contacted SPU on July 14, 2025 to request new green  garbage dumpster (gray one is rusty and in poor condition) and removal of recycling bin with missing lid in Building Three dumpster enclosure 

10. Unit 2320 requested the Board to override prior decision to not allow external mini-splits/heat pumps based on City of Seattle subsidy.

a. Robert requested prior research done by Unit 8923 which was emailed to the board by homeowner.

b. Board needs to understand what are the requirements to consider external mini-splits/heat pumps installments, as well as weigh issues such as appearance, noise, and maintenance
     11 . Unit 2320 requested permission to install a submeter for an individual electric            

        charging station. 

a. Robert to follow up with Peggy for updates on her research.

b. The interested homeowner will contact an electrician to evaluate the feasibility of performing the work and inform the Board of the results

     
    12.   A3 Acoustics Inc completed noise impact testing in Units 2322 and 2320 on      

                        01/16/25. Per their report, LVP flooring with cork pad attached 

Quietwalk 3mm or Regupoi Sonus XL 4mm acoustical underlayments met the HUD recommended criteria for condo dwelling of 55 Apparent Impact Insulation Class (AIIC) and Normalized Impact Sound Rating (NISR). This information will enable the board of directors to establish standards for soundproofing when homeowners on second and third floors install new flooring. Of note, this will be added to revised house rules as well as stipulation that 75% of 2nd and 3rd floor units flooring will need to be covered with carpet if there are any complaints about excessive foot traffic noise. 

     13. Water flowing up from ground in garage 2. Robert to ask Bodine to inspect and offer                  

                     solutions vs. ask asphalt company to seal the cracks in pavement if problem continues  

                      to present itself in wet weather in autumn. This water has been creating hazardous     

                      conditions when weather is below freezing. 

                 14. When a unit is put on the market, Robert will email board treasurer to get most   

                        up-to-date reserve account balance when filling out resale certificate. Copy will be 

                      sent to board President who will forward to the rest of the board for review.

15. Board President to ask attorney Gregory Cromwell if the HOA can require that 

      individual homeowners be required to have homeowners insurance. Email sent on 

      June 9. Legal Opinion was the answer is no and that amendment to the By Laws would       require 51% approval of all homeowners. The HOA can not impose higher deductible on Homeowners individual policies.

             16. Board Treasurer to directly ask the accounting department at Nash NW to set up a 

                  reserve checking account at 1st Citizen Bank that the treasurer will have account access  

                 to. (3rd request) Management reports will reflect reserve expenditures below the line so 

                  that they are not counted as operational expenditures. Robert to talk with Lwam to 

                  determine if expenditures can be coded differently and back coded. 
               17.. Keith to contact Pride regarding removal of dying evergreen plant and 

                      invasive ground cover (violet) on the west side of building two. 

               18.  Unit 8919 now owns 8921. Robert to contact homeowners regarding closing 

                      documents so that portal and financials can be updated. 

   19. Need vehicle information and homeowner policy for new homeowners of 8915 and 

         8925. Robert  to contact both units. 

    20.  Unit 8917 is concerned about Knot Oak tree north of large dumpster enclosure 

           growing into the electrical vs. phone wires. Robert will contact  Seattle City Light    and Century Link to  inspect the issue and address as needed. 

    21. Maintenance of new stain and paint: Anne contacted Matt at Tera to request proposal 

          for  recommended power washing of cedar shingles as well as cleaning stairwells and 

          entryways, and windows. Matt or Evan will come take a look to determine what is      

           needed. Work to be scheduled in late summer/early fall pending bid review and   

           approval. 

     22. Robert to schedule reserve study in Oct 2025 with David Bach and Associates. Keith 

           sent an email on 07/13/2025.

New Items

1. South West Bush by the West entrance to Building 2 Garages needs to be trimmed to enhance parking space and visibility when existing driveway.. Keith contacted Pride to have work done .

2. Unit 2314 requested a dead tree be removed from the East side of their unit. Keith contacted Pride to perform work.

3. Robert to request itemized bid from Chinook for cleaning all exterior windows and skylights, cleaning all entry ways and stair wells. Anne has requested bid from Tera Paining for the stairwell and entry way cleaning as well as exterior window cleaning. 

4. Memo from department of construction and land use regarding storm water code changes. Anne will check with Tera painting regarding potential impacts. Should be ok as our buildings were constructed after 1980.

5. Robert to send a memo regarding recent car theft of a Ravenna Woods resident who was parked on the street rather than inside garage.

Completed Items:
January 13th, 2025

1. 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. 
b. It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting repaired these 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.

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. Smart vents were installed on Building #1 and Building #3.

2. Board to explore gutter replacement after other major projects are completed. Gutters Seattle did an inspection and gave an estimate of $20,627.73. 

a. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

b. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposals and completed work.

c. Gutter Seattle to install new downspouts and gutters the week of November 4th. It was completed.

3. 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.)

4. 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.

5. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert asked Tera to advise the Board with photos of which units have insulation.

6. A new compost bin was delivered to Building #1/ Building #3 garbage enclosure.

Feb 10, 2025

1. The board approved Tera Painting’s proposal to install Blink Motion Detector smart lights to replace current motion-detection lights at all garages as well as new light on the west side of Garage 19. Blink Lights include embedded cameras within installed lights. Unfortunately, it was discovered that smart lights require both wifi connection as well as subscription plan for cloud storage. There were also concerns about privacy due to the smart lights recording conversations. Therefore, a decision was made to switch out all of the smart lights with LED motion detector light fixtures by Lithonia Lighting. (product in link)

2. A Financial Audit was approved at the 2023 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 conducted the audit. Robert to send out the new report including the Treasurer's objections. 

3. 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. Tera Painting gave a proposal to do a cutout in concrete to allow water to drain. They estimated the cost to be $500 and the Board approved. Terra returned on February 10 to meet with board member in 2304 and completed the work to our satisfaction. 

4. Board approved covering cost of unit 8935 loft window glass replacement. Glass company (AR City Glass) provided an estimate and ordered a new glass for replacement.

Mar 10, 2025 

1. 2024-2025 Reserve Study. David Bach and Associates submitted an updated Reserve Study. Robert sent them our feedback and requested corrections. David Bach and Associates responded and the board is satisfied. 

2. Lights in north stairwell of Building 3 on ground and second floor as well as inside Garage 1 need to be replaced. Robert completed item. 

3. Leaky water valve on NE 89th Street near SW corner of Building Two driveway. This leak is causing water to pool in front of Garage 2 which is creating hazardous conditions when temperatures drop and the water freezes. It was determined this valve belongs to the City of Seattle not Ravenna Woods. Robert to contact SPU again to request they return to repair the valve asap. Valve was repaired in late February. 

April 14, 2025

1. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain. No response for last several months. Will consider a closed item. 

2. The Board agreed to schedule a meeting to discuss the leaking pipe impacting Units 2322 and 2324 and evaluate potential risk of leak damage in other units/Buildings.

a. The board met via Zoom on Tuesday Jan 21st, 2025 to address the leak. 

b. The board hired attorney Gregory Cromwell to review our CCRs and timeline of leak to determine options for moving forward. 

c. Based on legal opinion, the board approved paying invoice to Roto Rooter for mold mitigation and water damage restoration in unit 2324. 

d. Robert to notify 2324 that Board will pay invoice from Roto Rooter out of the reserves and invite submission of any other invoices related to water damage and mold mitigation. 

e. Robert to contact Aaron at Farmers to request complete Ravenna Woods policy including highlighting where policy states that wear and tear is not covered. 

f. Robert contacted unit 2322 to request invoices she would like to submit to the board. The board also requested a release from her and her insurance company. Unit 2322 submitted all documents and requested reimbursement of $7,766.02. The board requested legal advice from Attorney Gregory Cromwell regarding status of release. He reported it was not a good idea. 

g. Unit 8945 to be asked his opinion regarding whether the leak in the pipe could be due to wear and tear versus other factors. This input will help board decide whether to pursue testing of pipe at Simon Forensic, LLC in Stanwood which will cost $2000 to $3000. Preliminary motion to do testing did not reach majority approval. Board member emailed 8945 to request input. He responded that his assessment is that the leak was flowing through corrosion and pitting in the marked area. Therefore, the board has voted by number 5 to 1 not to pursue testing. 

h. The board approved payment to unit 2322 in the amount of $7,766.02 to reimburse for water damage repairs for leak that originated behind the wall in 2324. A letter was sent with the check as advised by attorney Gregory Cromwell. 

May 12, 2025
1.  Froula came out and reset the cellular link box to address the issue. If the problem persists, the part might need to be replaced. Froula mailed and gave an invoice and were double paid. Refund provided for the duplicate payment from us to them. Robert asked higher ups at Froula about warranty which had elapsed.  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. 

2. 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.
a. Robert to create a spreadsheet comparing/contrasting Froula vs PSI for the alarms and fire extinguishers products/services. Repairs were completed on February 11, 2025.

b. Board approved wet sprinkler inspection by Performance Systems Integrated (PSI) for $1,508.19. Sprinkler inspections were completed February 7 2025. PSI recommended replacement of water flow switch in crawl space of building three. Work was supposed to occur on February 10, 2025 but parts were not available. In the meantime, PSI recommended firewatch be implemented that weekend, which was completed by combination of homeowners and Seattle Emergency Firewatch. 

c. Robert to contact PSI on February 11, 2025 to insist on repairs ASAP as a result of miscommunication from PSI as well as personal and financial hardship of firewatch.

d. PSI recommended a five-year inspection which was approved and completed on April 1, 2025. At board’s request, Robert emailed to inquire about sloppy handwritten notes on crawl space access panel. PSI came out and fixed problem. Payment was approved and sent.

3. Squirrel activity in roof between units 8941 and 8935 due to broken mesh cover. Robert contacted Jonathan at Rain State Roofing who gave a proposal that was approved by the board. Work completed on April 30. 

4. Unit 8947 installed 2 new windows and painted the trim to match as required by the CCRs. 

5. Evidence of water leak in 8939. Homeowner has been asked to bring in plumber to investigate the source. Homeowner states that she first noticed the problem in 2023. She wants the HOA or unit 8941 to act as she believes the leak is coming from the upstairs bathroom. Due to standstill, the board asked Robert to come to Ravenna Woods to visit 8939. Robert came on April 15 to survey the damage. He found that there was no water leak and that the stains were dirt and dust. No further action is required. 

6. Unit 8935 requested creek maintenance so it no longer resembles a marsh. Pride took care of the problem and homeowner was pleased and grateful. 

June 9, 2025
1.  Robert contacted Gutters Seattle to address missing downspouts. They recommended cleaning the gutters which was completed on February 19th. Keith met with Paulo from Gutters Seattle on March 3 regarding missing downspouts on westside of Building Two north of the south stairwell.  Gutters Seattle added new downspouts on March 10. Board approved payment of gutter cleaning. 

2. Board member Megan shopped insurance to determine if cost savings can be achieved while maintaining similar coverage. Broker from FirstMark insurance confirmed that current policy is the best deal given the age of our building. 

3. Unit 2308 reports animal waste odor behind garage 4, near storage locker. Robert sent out notification to all homeowners and tenants on May 12 to properly dispose of animal waste or fines may ensue. 

4. Unit 8953 requested large item pick up (bed frame). Robert contacted SPU to arrange. Homeowner to be charged $30. 

5. Unit 2308 reported leaking irrigation valve by southeast corner of garage 6 by Building 2. Pride came out and said that they fixed it and requested HOA communicate with Pride when sprinklers need to be turned back on. Pride turned on the sprinklers on June 9 at Board’s request.

July 14, 2025      

1. Robert will 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. Five rentals (2322, 8915, 8903, 8937, 8905, and 8951) have replied. Homeowners of rental units with missing information with 48 hours to respond and then fines begin. 

2. Chimney Specialist Inc completed chimney inspections and cleaning as needed on Feb 8, 2025. They were not able to do dryer vent cleaning or roof inspection due to cold temperatures. This work was completed on February 17 instead. Unit 8935 was in Mexico and did not receive the email notifications due to his junk email folder.  Board President contacted unit 8935 who reports his pellet stove does not communicate with the chimney and produce creosote. He was taught how to clean the stove by Chimney Specialists, which he completes regularly. Chimney Specialist recommended repairs to some units. Jonathan from Rain State Roofing came on March 7 to inspect the duct work in units 8905 and 8947 and said all is well. Work completed and/or not warranted for units 8907, and 8937. Hunts service addressed disconnected dryer vent hoses in the wall for units 8903 and 8921 on June 18th after which Honest One Construction repaired the holes in drywall on July 11th. Repairs will be covered by HOA. 
3. Water leak between units 8905 and 8903. Broken tub drain in unit 8905 caused water damage to bathroom ceiling in 8903. Plumber came to repair drain in April. Homeowner of unit 8903 working with property management company of 8905 to arrange for drywall repairs, which are the responsibility of the homeowner based on prior precedent. Home owner of 8905 confirms that all work has been completed to 8903 satisfaction. 
4. Formal complaint regarding personal plant pots in common area landscaping on the 

fronts of buildings. Pride is in the process of horticultural improvements, new 

                       plantings, mulching, and maintenance. Board to request removal of individual plant 

                      pots to enable this project to proceed. Robert notified via email and USPS all 

                       homeowners and tenants requesting these items be removed by May 23, 2025 or 

                        items will be disposed of. Board members did walk through with Jorge from Pride                   

                       on May 29 to discuss location of new plantings and removal of unsanctioned plant 

                       clutter. Board reviewed suggestions from Pride and approved planting of 

                       hydrangeas,  pacific ninebark, azaleas, rhododendrons, and other evergreen plants. 

5. Mole activity has been detected in grassy area south of Building one as well as the SW corner of building two by the sidewalk. Robert contacted Mole Masters to address. Robert to confirm whether they use poison, which is strongly not preferred. Work completed for June 10. Three moles were caught between Building 2 and 3.

6. Unit 2320 reported small area of presumed mold outside the front door. Rober came to treat the area with Kilz and touched up the paint in both the ground floor and middle floor entryways where there are water stains. He also hung new fire panels and 2 tow away signs.
7. Light bulb replaced in entryway outside of unit 8909/8915 by Robert. 
8.  Delinquencies: Board should review delinquent HOA payments at each monthly \                   meeting, which  Robert will also send letters to homeowners more than 30 days behind. 

9. Robert to ask Pride to dispose of large fallen limb behind building 2 west garage.

Meeting adjourned at 8:50 p.m.

Next meeting September 15 at 6:30 p.m. to be hosted by 8913


                           

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 15, 2025

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901),

Louise Cole (8913), Greg Impert (8947),

 Antonio Laracuente via ZOOM (8935), & Cathy Lacefield (8911)

 Property Manager: Robert Carlson (present) via Zoom

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

Minutes for July 14, 2025 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.  Contractor to provide before and after pictures. Robert took drone photos on April 15. Most debris was found on the south end of Building 2. Robert obtained quote from Chinook for roof gutter cleaning at Building 2 and Building 2 garages which board approved. Cleaning was completed on July 3 2025. All other buildings and garages will be completed in the fall. Robert to request proposal from Chinook for gutter and roof cleaning plus moss treatment (separate from other proposal for window and entry way cleaning). 
a. b.Board proposes doing gutter and roof recurrent cleaning during late Spring and late Fall. To be scheduled with Chinook at a later time. 

2. Obtain a second proposal from Rain State Roofing for replacement of the remaining garage roofs to be done at a later time - all garages except building 2 (door 1-3 and 4-6).

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 another email requesting info on June 20th. Updating list in-progress. 

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

c. Robert to send another request for this information from all homeowners and tenants with a 14 day deadline to respond. He will also ask them to submit their home owner insurance info

4. Pride Landscaping: Unit 8907 in Building 3 requested grass outside his back patio be replaced (it was removed during drainage project). Robert asked Pride to address this issue when he asked about planting of replacement plants by SW corner of Building Two. Per unit 8913 the ground has recessed due to water damage leading to standing water in the area. Pride has been planting new plants throughout the property and sent an update that they had exhausted the budget of $2,000.00 for plants and labor. Board also approved Jorge adding irrigation to areas not currently providing water for new plants (North End of Building 3 and South End of Building 2). Budget of $500.00 approved for half the work. Jorge to send another proposal. Pride will also plant Japanese maple donated by board President in the fall. Board also told Jorge to go ahead with mulching in Sept.
5. 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

6. 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. 

7. Malfunctioning fire panel on all three buildings. Robert contacted Froula to request they inspect the fire panels. Board also requests installing normal handles for buildings 1 and 3 so that screwdriver is not required to open. Also want time corrected on Building 2 fire panel. Question why error message 008 Radio Supervisory Trouble appeared on all three fire panels on May 12, 2025. Board approved Froula’s proposal for $1,325 to install extenders on antennae to improve signal strength. Also asked PSI for a second opinion however, the cost for inspection was prohibitive. It appears PSI came and did the inspection without board approval and submitted invoice. Robert disputed the charge and PSI responded that the charges have been dropped. Robert to contact Froula regarding whether the work was completed July 1st?  
a. 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. 

b. Both Fire Panels can be reset by pressing the silence button, then code 123456, then Enter, and then the reset button and waiting a few  minutes. You need a screwdriver to depress the center of Building Three and Building One fire panel doors before turning to open. 

c. THere was a false alarm on the Building 3 Fire Panel on Wed Sep 10TH 2025. Our monitoring service called the fire dept. Who recommended Frula come out and inspect the panel. Robert contacted them and is awaiting more information on their visit. 
8. Unit 2312 reported drainage problem with new gutter located on north side of south stairwell Building #2. New gutters are overflowing in places so water is running down the sides of buildings. Problems reported on west side of Building One and westside/eastside of Building Two by 2320 (NW corner of Building Two) and between 2308 and 2302 (on eastside). Drain has been getting covered by dirt. Bodine needs to be made aware when they come to address drainage systems.Unit 2320 and 2308 reported back on whether interventions were effective. 2308 reports ongoing issues with drainage on southeast corner of Building Two between 2302 and 2308 and on the northwest corner of 2320.

a. Keith forwarded proposal Bodine sent on May 12, which the board approved. Bodine came to inspect the drainage system on June 27th, 2025 at Buildings One and Two . They also inspected the drainage system around Building Three that they installed in 2022. Received proposal for repairs needed to drainage system in the amount of $41,000. Board has not approved this yet as this is not an urgent matter. 

9. Seattle Public Utilities (SPU) will deliver a new garbage dumpster with a lighter lid for Building Two garbage enclosure. Two blue recycle bins with broken lids have been replaced. Robert contacted SPU on July 14, 2025 to request new green  garbage dumpster (gray one is rusty and in poor condition). Robert will call again and  Louise will mark the dumpster with an X in duct tape and send a photo to Robert and or the board. Recycling bin with missing lid in Building Three dumpster enclosure has been removed.  

10. Unit 2320 requested the Board to override prior decision to not allow external mini-splits/heat pumps based on City of Seattle subsidy.

a. Robert requested prior research done by Unit 8923 which was emailed to the board by homeowner.

b. Board needs to understand what are the requirements to consider external mini-splits/heat pumps installments, as well as weigh issues such as appearance, noise, and maintenance
     11 . Unit 2320 requested permission to install a submeter for an individual electric            

        charging station. 

a. Robert to follow up with Peggy for updates on her research.

b. The interested homeowner will contact an electrician to evaluate the feasibility of performing the work and inform the Board of the results

     
    12.   A3 Acoustics Inc completed noise impact testing in Units 2322 and 2320 on      

                        01/16/25. Per their report, LVP flooring with cork pad attached 

Quietwalk 3mm or Regupoi Sonus XL 4mm acoustical underlayments met the HUD recommended criteria for condo dwelling of 55 Apparent Impact Insulation Class (AIIC) and Normalized Impact Sound Rating (NISR). This information will enable the board of directors to establish standards for soundproofing when homeowners on second and third floors install new flooring. Of note, this will be added to revised house rules as well as stipulation that 75% of 2nd and 3rd floor units flooring will need to be covered with carpet if there are any complaints about excessive foot traffic noise. 

     13. Water flowing up from ground in garage 2. Robert to ask Bodine to inspect and         

         offer                  

                     solutions vs. ask asphalt company to seal the cracks in pavement if problem 

                       continues  

                      to present itself in wet weather in autumn. This water has been creating hazardous     

                      conditions when weather is below freezing. 

                 14. When a unit is put on the market, Robert will email board treasurer to get most   

                        up-to-date reserve account balance when filling out resale certificate. Copy will 

                       be 

                       sent to board President who will forward to the rest of the board for review.

a. Keith to contact Condo Certs regarding what is accurate in their records.

             15. Board Treasurer to directly ask the accounting department at Nash NW to set up a 

                  reserve checking account at 1st Citizen Bank that the treasurer will have account 

                 access   to. (3rd request) Management reports will reflect reserve expenditures below  

                 the line so  that they are not counted as operational expenditures. Robert to talk with  

                 Lwam to determine if expenditures can be coded differently and back coded. 
   16. Need vehicle information and room mate contact information for new homeowners   

           of 8915 and 8925. Robert to contact both units. 

    17.  Unit 8917 is concerned about Knot Oak tree north of large dumpster enclosure 

           growing into the electrical vs. phone wires. Robert will examine next time he is on site. Then contact  Seattle City Light and or Century Link to  inspect the issue and address as needed. 

    18. Maintenance of new stain and paint: Anne contacted Matt at Tera to request 

          proposal for  recommended maintenance of cedar shingles as well as cleaning   

          stairwells and 

          entryways, and windows. Matt or Evan will come take a look to determine what is      

           needed. Work to be scheduled in late summer/early fall pending bid review and   

           approval. 


    19.  South West Bush by the West entrance to Building 2 Garages needs to be trimmed     to enhance parking space and visibility when existing driveway.. Keith contacted Pride 

                    to have work done .Unit 2314 requested a dead tree be removed from the East side   

                    Of  their unit. Keith contacted Pride to perform work.

20.    Robert to request itemized bid from Chinook for cleaning all exterior windows                     and  skylights, entry ways and stair wells. Anne has requested bid from Tera Painting for the stairwell and entry way cleaning as well as exterior window cleaning. 

 21.  Memo from department of construction and land use regarding storm water code 

                        changes. Anne will check with Tera painting regarding potential impacts. Should 

                         be ok as our buildings were constructed after 1980.

 New Items:

1. Fallen Willow branch caused a hole in the East Garage Building 2 Roof. It also bent the gutter on back side of garage. Jonathan from Rain State Roofing came to repair the hole. He will return later to see if he can fix the gutter VS Robert contacting Gutter Seattle.

2. Unit 8941 received Board approval for renovations in their unit. They were modernizing stairs and railing to the loft. Work has been completed but the entryway and stairs still needs to be cleaned. Robert sent email on 09/15/2025.

3. New dumpster enclosure by Building Three. Needs improved scuff protection and sanding/paint touch ups due to repeated damage by Waste Management. Robert to address.  
4. Smashed gutter on southeast side of Building Two driveway. Anne asked Jonathen at Rain State Roofing to reshape gutter vs contact Gutter Seattle.
5. Openings on HOA board. Board president Anne Torvik announced intention to leave the board at the end of her second term meaning there will be at least 2 officer vacancies. Robert will send out letter encouraging other homeowners to get involved by nominating themselves for board position at annual meeting

6. Need to make a plan for annual meeting and consider how much the 2026 budget will be and if we will raise dues. Robert will provide comparative budgets

7. Member at large Greg Impert agreed to serve as interim secretary until annual meeting. 

Completed Items:
January 13th, 2025

1. 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. 
b. It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting repaired these 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.

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. Smart vents were installed on Building #1 and Building #3.

2. Board to explore gutter replacement after other major projects are completed. Gutters Seattle did an inspection and gave an estimate of $20,627.73. 

a. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

b. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposals and completed work.

c. Gutter Seattle to install new downspouts and gutters the week of November 4th. It was completed.

3. 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.)

4. 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.

5. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert asked Tera to advise the Board with photos of which units have insulation.

6. A new compost bin was delivered to Building #1/ Building #3 garbage enclosure.

Feb 10, 2025

1. The board approved Tera Painting’s proposal to install Blink Motion Detector smart lights to replace current motion-detection lights at all garages as well as new light on the west side of Garage 19. Blink Lights include embedded cameras within installed lights. Unfortunately, it was discovered that smart lights require both wifi connection as well as subscription plan for cloud storage. There were also concerns about privacy due to the smart lights recording conversations. Therefore, a decision was made to switch out all of the smart lights with LED motion detector light fixtures by Lithonia Lighting. (product in link)

2. A Financial Audit was approved at the 2023 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 conducted the audit. Robert to send out the new report including the Treasurer's objections. 

3. 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. Tera Painting gave a proposal to do a cutout in concrete to allow water to drain. They estimated the cost to be $500 and the Board approved. Terra returned on February 10 to meet with board member in 2304 and completed the work to our satisfaction. 

4. Board approved covering cost of unit 8935 loft window glass replacement. Glass company (AR City Glass) provided an estimate and ordered a new glass for replacement.

Mar 10, 2025 

1. 2024-2025 Reserve Study. David Bach and Associates submitted an updated Reserve Study. Robert sent them our feedback and requested corrections. David Bach and Associates responded and the board is satisfied. 

2. Lights in north stairwell of Building 3 on ground and second floor as well as inside Garage 1 need to be replaced. Robert completed item. 

3. Leaky water valve on NE 89th Street near SW corner of Building Two driveway. This leak is causing water to pool in front of Garage 2 which is creating hazardous conditions when temperatures drop and the water freezes. It was determined this valve belongs to the City of Seattle not Ravenna Woods. Robert to contact SPU again to request they return to repair the valve asap. Valve was repaired in late February. 

April 14, 2025

1. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain. No response for last several months. Will consider a closed item. 

2. The Board agreed to schedule a meeting to discuss the leaking pipe impacting Units 2322 and 2324 and evaluate potential risk of leak damage in other units/Buildings.

a. The board met via Zoom on Tuesday Jan 21st, 2025 to address the leak. 

b. The board hired attorney Gregory Cromwell to review our CCRs and timeline of leak to determine options for moving forward. 

c. Based on legal opinion, the board approved paying invoice to Roto Rooter for mold mitigation and water damage restoration in unit 2324. 

d. Robert to notify 2324 that Board will pay invoice from Roto Rooter out of the reserves and invite submission of any other invoices related to water damage and mold mitigation. 

e. Robert to contact Aaron at Farmers to request complete Ravenna Woods policy including highlighting where policy states that wear and tear is not covered. 

f. Robert contacted unit 2322 to request invoices she would like to submit to the board. The board also requested a release from her and her insurance company. Unit 2322 submitted all documents and requested reimbursement of $7,766.02. The board requested legal advice from Attorney Gregory Cromwell regarding status of release. He reported it was not a good idea. 

g. Unit 8945 to be asked his opinion regarding whether the leak in the pipe could be due to wear and tear versus other factors. This input will help board decide whether to pursue testing of pipe at Simon Forensic, LLC in Stanwood which will cost $2000 to $3000. Preliminary motion to do testing did not reach majority approval. Board member emailed 8945 to request input. He responded that his assessment is that the leak was flowing through corrosion and pitting in the marked area. Therefore, the board has voted by number 5 to 1 not to pursue testing. 

h. The board approved payment to unit 2322 in the amount of $7,766.02 to reimburse for water damage repairs for leak that originated behind the wall in 2324. A letter was sent with the check as advised by attorney Gregory Cromwell. 

May 12, 2025
1.  Froula came out and reset the cellular link box to address the issue. If the problem persists, the part might need to be replaced. Froula mailed and gave an invoice and were double paid. Refund provided for the duplicate payment from us to them. Robert asked higher ups at Froula about warranty which had elapsed.  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. 

2. 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.
a. Robert to create a spreadsheet comparing/contrasting Froula vs PSI for the alarms and fire extinguishers products/services. Repairs were completed on February 11, 2025.

b. Board approved wet sprinkler inspection by Performance Systems Integrated (PSI) for $1,508.19. Sprinkler inspections were completed February 7 2025. PSI recommended replacement of water flow switch in crawl space of building three. Work was supposed to occur on February 10, 2025 but parts were not available. In the meantime, PSI recommended firewatch be implemented that weekend, which was completed by combination of homeowners and Seattle Emergency Firewatch. 

c. Robert to contact PSI on February 11, 2025 to insist on repairs ASAP as a result of miscommunication from PSI as well as personal and financial hardship of firewatch.

d. PSI recommended a five-year inspection which was approved and completed on April 1, 2025. At board’s request, Robert emailed to inquire about sloppy handwritten notes on crawl space access panel. PSI came out and fixed problem. Payment was approved and sent.

3. Squirrel activity in roof between units 8941 and 8935 due to broken mesh cover. Robert contacted Jonathan at Rain State Roofing who gave a proposal that was approved by the board. Work completed on April 30. 

4. Unit 8947 installed 2 new windows and painted the trim to match as required by the CCRs. 

5. Evidence of water leak in 8939. Homeowner has been asked to bring in plumber to investigate the source. Homeowner states that she first noticed the problem in 2023. She wants the HOA or unit 8941 to act as she believes the leak is coming from the upstairs bathroom. Due to standstill, the board asked Robert to come to Ravenna Woods to visit 8939. Robert came on April 15 to survey the damage. He found that there was no water leak and that the stains were dirt and dust. No further action is required. 

6. Unit 8935 requested creek maintenance so it no longer resembles a marsh. Pride took care of the problem and homeowner was pleased and grateful. 

June 9, 2025
1.  Robert contacted Gutters Seattle to address missing downspouts. They recommended cleaning the gutters which was completed on February 19th. Keith met with Paulo from Gutters Seattle on March 3 regarding missing downspouts on westside of Building Two north of the south stairwell.  Gutters Seattle added new downspouts on March 10. Board approved payment of gutter cleaning. 

2. Board member Megan shopped insurance to determine if cost savings can be achieved while maintaining similar coverage. Broker from FirstMark insurance confirmed that current policy is the best deal given the age of our building. 

3. Unit 2308 reports animal waste odor behind garage 4, near storage locker. Robert sent out notification to all homeowners and tenants on May 12 to properly dispose of animal waste or fines may ensue. 

4. Unit 8953 requested large item pick up (bed frame). Robert contacted SPU to arrange. Homeowner to be charged $30. 

5. Unit 2308 reported leaking irrigation valve by southeast corner of garage 6 by Building 2. Pride came out and said that they fixed it and requested HOA communicate with Pride when sprinklers need to be turned back on. Pride turned on the sprinklers on June 9 at Board’s request.

July 14, 2025      

1. Robert will 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. Five rentals (2322, 8915, 8903, 8937, 8905, and 8951) have replied. Homeowners of rental units with missing information with 48 hours to respond and then fines begin. 

2. Chimney Specialist Inc completed chimney inspections and cleaning as needed on Feb 8, 2025. They were not able to do dryer vent cleaning or roof inspection due to cold temperatures. This work was completed on February 17 instead. Unit 8935 was in Mexico and did not receive the email notifications due to his junk email folder.  Board President contacted unit 8935 who reports his pellet stove does not communicate with the chimney and produce creosote. He was taught how to clean the stove by Chimney Specialists, which he completes regularly. Chimney Specialist recommended repairs to some units. Jonathan from Rain State Roofing came on March 7 to inspect the duct work in units 8905 and 8947 and said all is well. Work completed and/or not warranted for units 8907, and 8937. Hunts service addressed disconnected dryer vent hoses in the wall for units 8903 and 8921 on June 18th after which Honest One Construction repaired the holes in drywall on July 11th. Repairs will be covered by HOA. 
3. Water leak between units 8905 and 8903. Broken tub drain in unit 8905 caused water damage to bathroom ceiling in 8903. Plumber came to repair drain in April. Homeowner of unit 8903 working with property management company of 8905 to arrange for drywall repairs, which are the responsibility of the homeowner based on prior precedent. Home owner of 8905 confirms that all work has been completed to 8903 satisfaction. 
4. Formal complaint regarding personal plant pots in common area landscaping on the fronts of buildings. Pride is in the process of horticultural improvements, new 

                       plantings, mulching, and maintenance. Board request removal of individual plants 

                      pots to enable this project to proceed. Robert notified via email and USPS all 

                       homeowners and tenants requesting these items be removed by May 23, 2025 or 

                        items will be disposed of. Board members did walk through with Jorge from Pride                   

                       on May 29 to discuss location of new plantings and removal of unsanctioned plant 

                       clutter. Board reviewed suggestions from Pride and approved planting of 

                       hydrangeas,  pacific ninebark, azaleas, rhododendrons, and other evergreen plants. 

5. Mole activity has been detected in grassy area south of Building one as well as the SW corner of building two by the sidewalk. Robert contacted Mole Masters to address. Robert to confirm whether they use poison, which is strongly not preferred. Work completed for June 10. Three moles were caught between Building 2 and 3.

6. Unit 2320 reported small area of presumed mold outside the front door. Rober came to treat the area with Kilz and touched up the paint in both the ground floor and middle floor entryways where there are water stains. He also hung new fire panels and 2 tow away signs.
7. Light bulb replaced in entryway outside of unit 8909/8915 by Robert. 

8.  Delinquencies: Board should review delinquent HOA payments at each monthly \                   meeting, which  Robert will also send letters to homeowners more than 30 days behind. 

9. Robert to ask Pride to dispose of large fallen limb behind building 2 west garage.

September 15, 2025

              1. Board President to ask attorney Gregory Cromwell if the HOA can require that 

      individual homeowners be required to have homeowners insurance. Email sent on 

      June 9. Legal Opinion was the answer is no and that amendment to the By Laws would       require 51% approval of all homeowners. The HOA can not impose higher deductible on Homeowners individual policies.

               2.. Keith to contact Pride regarding removal of dying evergreen plant and 

                      invasive ground cover (violet) on the west side of building two. 

               3.  Unit 8919 now owns 8921. Robert to contact homeowners regarding closing 

                      documents so that portal and financials can be updated. 

4. Robert to schedule reserve study in Oct 2025 with David Bach and Associates. Keith 

           sent an email on 07/13/2025.

          5        South West Bush by the West entrance to Building 2 Garages needs to be trimmed to  

                  enhance parking space and visibility when existing driveway.. Keith contacted Pride 

                  to have work done .Unit 2314 requested a dead tree be removed from the East side of 

                  their unit. Keith contacted Pride to perform work.

.       6.        Robert to send a memo regarding recent car theft of a Ravenna Woods resident who    

                  was parked on the street rather than inside garage.

        7.       8939  Requested better lighting on entryway stairs due to safety and visibility. 

                   concerns. Our Trusty handy man Robert installed a brighter light on  08/31/2025.   

                   Homeowner confirmed she is happy with the result. Robert also fixed loose stair at 

                   Building 3 during visit. 

8.    2322 Complained about barking dog belonging to 8945. He talked to her and    

       apologized. He will not leave windows open while he is gone. 

9.   Unit 8931 expressed concerns about late night TV noise and vibrations coming from   

      Unit 8933 above. Homeowner spoke diplomatically with the other home owner and 

      the issue has been resolved for now. 

10.  Fallen fascia board and gutter damage near Garage 7 was repaired on 09/11/2025 by Rain State Roofing. 

Meeting adjourned at 8:35 p.m.

Next meeting October 13, 2025 at 6:30 p.m. to be hosted by Anne Torvik in unit 8901.


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 October 13, 2025

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901),

Louise Cole (8913), Greg Impert (8947), & Cathy Lacefield (8911) via Zoom

Absent: Antonio Laracuente (8945)

 Property Manager: Robert Carlson (present) via Zoom

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

Minutes for September 15, 2025 Approved

Open Items:

1. Board proposes doing gutter and roof recurrent cleaning during late Spring and late Fall. To be scheduled with Chinook at a later time. 

2. Obtain a second proposal from Rain State Roofing for replacement of the remaining garage roofs to be done at a later time - all garages except building 2 (door 1-3 and 4-6).

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 another email requesting info on June 20th. Updating list in-progress. 

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

c. Robert sent another request for this information from all homeowners and tenants with a 14 day deadline to respond. He will also ask them to submit their home owner insurance info

4. Pride Landscaping: Unit 8907 in Building 3 requested grass outside his back patio be replaced (it was removed during drainage project). Robert asked Pride to address this issue when he asked about planting of replacement plants by SW corner of Building Two. Per unit 8913 the ground has recessed due to water damage leading to standing water in the area.

5. Malfunctioning fire panel on all three buildings. Robert contacted Froula to request they inspect the fire panels. Board also requests installing normal handles for buildings 1 and 3 so that screwdriver is not required to open. Also want time corrected on Building 2 fire panel. Question why error message 008 Radio Supervisory Trouble appeared on all three fire panels on May 12, 2025. Board approved Froula’s proposal for $1,325 to install extenders on antennae to improve signal strength. Also asked PSI for a second opinion however, the cost for inspection was prohibitive. It appears PSI came and did the inspection without board approval and submitted invoice. Robert disputed the charge and PSI responded that the charges have been dropped. Robert to contact Froula regarding whether the work was completed July 1st?  
a. 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. 

b. Both Fire Panels can be reset by pressing the silence button, then code 123456, then Enter, and then the reset button and waiting a few  minutes. You need a screwdriver to depress the center of Building Three and Building One fire panel doors before turning to open. 

c. THere was a false alarm on the Building 3 Fire Panel on Wed Sep 10TH 2025. Our monitoring service called the fire dept. Who recommended Frula come out and inspect the panel. Robert contacted them and is awaiting more information on their visit. 
6. Unit 2312 reported drainage problem with new gutter located on north side of south stairwell Building #2. New gutters are overflowing in places so water is running down the sides of buildings. Problems reported on west side of Building One and westside/eastside of Building Two by 2320 (NW corner of Building Two) and between 2308 and 2302 (on eastside). Drain has been getting covered by dirt. Bodine needs to be made aware when they come to address drainage systems.Unit 2320 and 2308 reported back on whether interventions were effective. 2308 reports ongoing issues with drainage on southeast corner of Building Two between 2302 and 2308 and on the northwest corner of 2320.

a. Keith forwarded proposal Bodine sent on May 12, which the board approved. Bodine came to inspect the drainage system on June 27th, 2025 at Buildings One and Two . They also inspected the drainage system around Building Three that they installed in 2022. Received proposal for repairs needed to drainage system in the amount of $41,000. Board has not approved this yet as this is not an urgent matter. 

7. Unit 2320 requested the Board to override prior decision to not allow external mini-splits/heat pumps based on City of Seattle subsidy.

a. Robert requested prior research done by Unit 8923 which was emailed to the board by homeowner.

b. Board needs to understand what are the requirements to consider external mini-splits/heat pumps installments, as well as weigh issues such as appearance, noise, and maintenance
     8. Unit 2320 requested permission to install a submeter for an individual electric            

        charging station. 

a. Robert to follow up with 2320 for updates on her research for both items (Mini Split and charging stations) If no response by EOY, we will close out the items.

b. The interested homeowner will contact an electrician to evaluate the feasibility of performing the work and inform the Board of the results

     
    9.   A3 Acoustics Inc completed noise impact testing in Units 2322 and 2320 on      

                        01/16/25. Per their report, LVP flooring with cork pad attached 

Quietwalk 3mm or Regupoi Sonus XL 4mm acoustical underlayments met the HUD recommended criteria for condo dwelling of 55 Apparent Impact Insulation Class (AIIC) and Normalized Impact Sound Rating (NISR). This information will enable the board of directors to establish standards for soundproofing when homeowners on second and third floors install new flooring. Of note, this will be added to revised house rules as well as stipulation that 75% of 2nd and 3rd floor units flooring will need to be covered with carpet if there are any complaints about excessive foot traffic noise. 

                 10. When a unit is put on the market, Robert will email board treasurer to get most   

                        up-to-date reserve account balance when filling out resale certificate. Copy will 

                       be sent to Board President who will forward to the rest of the board for review.

a. Keith to contact Condo Certs regarding what is accurate in their records.

             11. Board Treasurer to directly ask the accounting department at Nash NW to set up a 

                  reserve checking account at 1st Citizen Bank that the treasurer will have account 

                 access   to. (3rd request) Management reports will reflect reserve expenditures below  

                 the line so  that they are not counted as operational expenditures. Robert to talk with  

                 Lwam to determine if expenditures can be coded differently and back coded. 
    12..  Unit 8917 is concerned about Knot Oak tree north of large dumpster enclosure 

           growing into the electrical vs. phone wires. Robert will examine next time he is on site. Then contact  Seattle City Light and or Century Link to  inspect the issue and address as needed. 

    13. Maintenance of new stain and paint: Anne contacted Matt at Tera to request 

          proposal for  recommended maintenance of cedar shingles as well as cleaning   

          stairwells and 

          entryways, and windows. Matt sent a proposal for all items. The board approved soft washing of siding and cleaning of entry ways.  Work is scheduled Monday November 3, 2025. Robert to email all homeowners and tenants the week of October 13, 2025 notifying them to clear all personal items form entry ways and patios with the exception of covered barbeques. The board declined Tera’s proposal for window cleaning and will schedule with Chinook instead.     


    14.  South West Bush by the West entrance to Building 2 Garages needs to be trimmed     to enhance parking space and visibility when existing driveway.. Keith contacted Pride 

                    to have work done .Unit 2314 requested a dead tree be removed from the East side   

                    Of  their unit. Keith contacted Pride to perform work.

15..    Robert to request itemized bid from Chinook for cleaning all exterior windows                     and  skylights. Board approved proposal and work will be scheduled after Tera Paining completes siding maintenance and entry way cleaning.  

 16.  Memo from department of construction and land use regarding storm water code 

                        changes. Anne will check with Tera painting regarding potential impacts. Should 

                         be ok as our buildings were constructed after 1980.

     17.    Fallen Willow branch caused a hole in the East Garage Building 2 Roof. It also bent the gutter on back side of garage. Jonathan from Rain State Roofing came to repair the hole. He will return later to see if he can fix the gutter VS Robert contacting Gutter Seattle.

18.    New dumpster enclosure by Building Three. Needs improved scuff protection and sanding/paint touch ups due to repeated damage by Waste Management. Robert to address.  
19.  Openings on HOA board. Board president Anne Torvik announced intention to leave the board at the end of her second term meaning there will be at least 2 officer vacancies. Robert will send out letter encouraging other homeowners to get involved by nominating themselves for board position at annual meeting

20.  Need to make a plan for annual meeting and consider how much the 2026 budget will be and if we will raise dues. Robert will provide comparative budgets

a. Member at large Greg Impert agreed to serve as interim secretary until annual meeting. 

b. Anne will follow up with 2320 regarding interest in hosting annual meeting in her unit. If she says no, unit 8913 has agreed to be back up location. 

c. Date chosen is Monday December 8, 2025 with notices to go out at least 3 weeks before.

New Items:

1.  Robert will email the board proposed budgets for 2026 before October 17, 2025.

2. Sale of 8905 closed in  early October. Robert received closing documents but has not heard back from new home owner regarding full contact or vehicle information as well as setting up in portal for paying dues. He has emailed twice. Will now attempt to call. 

3. Complaint from 2304 regarding on going humming noise inside unit which appears to be related to sump pump in crawl space malfunctioning. Keith contacted Jorge at Pride who said they will come take a look the week of October 13, 2025. 

4. Garage 5 attempted break in caused damage to entry key and panel where barrel lock is located. Precision door came out and gave an estimate which the board approved. Robert will follow up to schedule the work asap. After panel is replaced, Tera will paint it to match other garages when they are here in early November. 

5. Board Treasurer wants to consult with attorney Greg Cromwel regarding amendment to CC and Rs requiring home owners to carry enough insurance coverage or cash to cover deductible of Master policy. 

6. Board to meet prior to annual meeting on Monday December 8, 2025  to update house rules. 

7. Board and Robert met via Zoom October 6, 2025 to discuss reimbursement request from unit 2324 for water damage from broken sprinkler pipe. Board approved payment. Robert to compose letter to 2324 prior to releasing funds.
8. Robert and board are in the process of composing letter to the entire association regarding the outcome of the sprinkler pipe leak as well as mitigation strategies to avoid future problems. A second letter regarding low reserves and the need for loss assessment insurance coverage for special assessments through individual home owners policies will be composed and sent in the future. Board member Cathy will do more research on what letter will say to educate homeowners with emphasis every policy is different. Not all scenarios may be covered especially in the event of wear and tear.

9. Robert to reach out to delinquent homeowners with their intentions for full and immediate payment.

Completed Items:
January 13th, 2025

1. 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. 
b. It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting repaired these 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.

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. Smart vents were installed on Building #1 and Building #3.

2. Board to explore gutter replacement after other major projects are completed. Gutters Seattle did an inspection and gave an estimate of $20,627.73. 

a. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

b. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposals and completed work.

c. Gutter Seattle to install new downspouts and gutters the week of November 4th. It was completed.

3. 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.)

4. 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.

5. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert asked Tera to advise the Board with photos of which units have insulation.

6. A new compost bin was delivered to Building #1/ Building #3 garbage enclosure.

Feb 10, 2025

1. The board approved Tera Painting’s proposal to install Blink Motion Detector smart lights to replace current motion-detection lights at all garages as well as new light on the west side of Garage 19. Blink Lights include embedded cameras within installed lights. Unfortunately, it was discovered that smart lights require both wifi connection as well as subscription plan for cloud storage. There were also concerns about privacy due to the smart lights recording conversations. Therefore, a decision was made to switch out all of the smart lights with LED motion detector light fixtures by Lithonia Lighting. (product in link)

2. A Financial Audit was approved at the 2023 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 conducted the audit. Robert to send out the new report including the Treasurer's objections. 

3. 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. Tera Painting gave a proposal to do a cutout in concrete to allow water to drain. They estimated the cost to be $500 and the Board approved. Terra returned on February 10 to meet with board member in 2304 and completed the work to our satisfaction. 

4. Board approved covering cost of unit 8935 loft window glass replacement. Glass company (AR City Glass) provided an estimate and ordered a new glass for replacement.

Mar 10, 2025 

1. 2024-2025 Reserve Study. David Bach and Associates submitted an updated Reserve Study. Robert sent them our feedback and requested corrections. David Bach and Associates responded and the board is satisfied. 

2. Lights in north stairwell of Building 3 on ground and second floor as well as inside Garage 1 need to be replaced. Robert completed item. 

3. Leaky water valve on NE 89th Street near SW corner of Building Two driveway. This leak is causing water to pool in front of Garage 2 which is creating hazardous conditions when temperatures drop and the water freezes. It was determined this valve belongs to the City of Seattle not Ravenna Woods. Robert to contact SPU again to request they return to repair the valve asap. Valve was repaired in late February. 

April 14, 2025

1. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain. No response for last several months. Will consider a closed item. 

2. The Board agreed to schedule a meeting to discuss the leaking pipe impacting Units 2322 and 2324 and evaluate potential risk of leak damage in other units/Buildings.

a. The board met via Zoom on Tuesday Jan 21st, 2025 to address the leak. 

b. The board hired attorney Gregory Cromwell to review our CCRs and timeline of leak to determine options for moving forward. 

c. Based on legal opinion, the board approved paying invoice to Roto Rooter for mold mitigation and water damage restoration in unit 2324. 

d. Robert to notify 2324 that Board will pay invoice from Roto Rooter out of the reserves and invite submission of any other invoices related to water damage and mold mitigation. 

e. Robert to contact Aaron at Farmers to request complete Ravenna Woods policy including highlighting where policy states that wear and tear is not covered. 

f. Robert contacted unit 2322 to request invoices she would like to submit to the board. The board also requested a release from her and her insurance company. Unit 2322 submitted all documents and requested reimbursement of $7,766.02. The board requested legal advice from Attorney Gregory Cromwell regarding status of release. He reported it was not a good idea. 

g. Unit 8945 to be asked his opinion regarding whether the leak in the pipe could be due to wear and tear versus other factors. This input will help board decide whether to pursue testing of pipe at Simon Forensic, LLC in Stanwood which will cost $2000 to $3000. Preliminary motion to do testing did not reach majority approval. Board member emailed 8945 to request input. He responded that his assessment is that the leak was flowing through corrosion and pitting in the marked area. Therefore, the board has voted by number 5 to 1 not to pursue testing. 

h. The board approved payment to unit 2322 in the amount of $7,766.02 to reimburse for water damage repairs for leak that originated behind the wall in 2324. A letter was sent with the check as advised by attorney Gregory Cromwell. 

May 12, 2025
1.  Froula came out and reset the cellular link box to address the issue. If the problem persists, the part might need to be replaced. Froula mailed and gave an invoice and were double paid. Refund provided for the duplicate payment from us to them. Robert asked higher ups at Froula about warranty which had elapsed.  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. 

2. 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.
a. Robert to create a spreadsheet comparing/contrasting Froula vs PSI for the alarms and fire extinguishers products/services. Repairs were completed on February 11, 2025.

b. Board approved wet sprinkler inspection by Performance Systems Integrated (PSI) for $1,508.19. Sprinkler inspections were completed February 7 2025. PSI recommended replacement of water flow switch in crawl space of building three. Work was supposed to occur on February 10, 2025 but parts were not available. In the meantime, PSI recommended firewatch be implemented that weekend, which was completed by combination of homeowners and Seattle Emergency Firewatch. 

c. Robert to contact PSI on February 11, 2025 to insist on repairs ASAP as a result of miscommunication from PSI as well as personal and financial hardship of firewatch.

d. PSI recommended a five-year inspection which was approved and completed on April 1, 2025. At board’s request, Robert emailed to inquire about sloppy handwritten notes on crawl space access panel. PSI came out and fixed problem. Payment was approved and sent.

3. Squirrel activity in roof between units 8941 and 8935 due to broken mesh cover. Robert contacted Jonathan at Rain State Roofing who gave a proposal that was approved by the board. Work completed on April 30. 

4. Unit 8947 installed 2 new windows and painted the trim to match as required by the CCRs. 

5. Evidence of water leak in 8939. Homeowner has been asked to bring in plumber to investigate the source. Homeowner states that she first noticed the problem in 2023. She wants the HOA or unit 8941 to act as she believes the leak is coming from the upstairs bathroom. Due to standstill, the board asked Robert to come to Ravenna Woods to visit 8939. Robert came on April 15 to survey the damage. He found that there was no water leak and that the stains were dirt and dust. No further action is required. 

6. Unit 8935 requested creek maintenance so it no longer resembles a marsh. Pride took care of the problem and homeowner was pleased and grateful. 

June 9, 2025
1.  Robert contacted Gutters Seattle to address missing downspouts. They recommended cleaning the gutters which was completed on February 19th. Keith met with Paulo from Gutters Seattle on March 3 regarding missing downspouts on westside of Building Two north of the south stairwell.  Gutters Seattle added new downspouts on March 10. Board approved payment of gutter cleaning. 

2. Board member Megan shopped insurance to determine if cost savings can be achieved while maintaining similar coverage. Broker from FirstMark insurance confirmed that current policy is the best deal given the age of our building. 

3. Unit 2308 reports animal waste odor behind garage 4, near storage locker. Robert sent out notification to all homeowners and tenants on May 12 to properly dispose of animal waste or fines may ensue. 

4. Unit 8953 requested large item pick up (bed frame). Robert contacted SPU to arrange. Homeowner to be charged $30. 

5. Unit 2308 reported leaking irrigation valve by southeast corner of garage 6 by Building 2. Pride came out and said that they fixed it and requested HOA communicate with Pride when sprinklers need to be turned back on. Pride turned on the sprinklers on June 9 at Board’s request.

July 14, 2025      

1. Robert will 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. Five rentals (2322, 8915, 8903, 8937, 8905, and 8951) have replied. Homeowners of rental units with missing information with 48 hours to respond and then fines begin. 

2. Chimney Specialist Inc completed chimney inspections and cleaning as needed on Feb 8, 2025. They were not able to do dryer vent cleaning or roof inspection due to cold temperatures. This work was completed on February 17 instead. Unit 8935 was in Mexico and did not receive the email notifications due to his junk email folder.  Board President contacted unit 8935 who reports his pellet stove does not communicate with the chimney and produce creosote. He was taught how to clean the stove by Chimney Specialists, which he completes regularly. Chimney Specialist recommended repairs to some units. Jonathan from Rain State Roofing came on March 7 to inspect the duct work in units 8905 and 8947 and said all is well. Work completed and/or not warranted for units 8907, and 8937. Hunts service addressed disconnected dryer vent hoses in the wall for units 8903 and 8921 on June 18th after which Honest One Construction repaired the holes in drywall on July 11th. Repairs will be covered by HOA. 
3. Water leak between units 8905 and 8903. Broken tub drain in unit 8905 caused water damage to bathroom ceiling in 8903. Plumber came to repair drain in April. Homeowner of unit 8903 working with property management company of 8905 to arrange for drywall repairs, which are the responsibility of the homeowner based on prior precedent. Home owner of 8905 confirms that all work has been completed to 8903 satisfaction. 
4. Formal complaint regarding personal plant pots in common area landscaping on the fronts of buildings. Pride is in the process of horticultural improvements, new 

                       plantings, mulching, and maintenance. Board request removal of individual plants 

                      pots to enable this project to proceed. Robert notified via email and USPS all 

                       homeowners and tenants requesting these items be removed by May 23, 2025 or 

                        items will be disposed of. Board members did walk through with Jorge from Pride                   

                       on May 29 to discuss location of new plantings and removal of unsanctioned plant 

                       clutter. Board reviewed suggestions from Pride and approved planting of 

                       hydrangeas,  pacific ninebark, azaleas, rhododendrons, and other evergreen plants. 

5. Mole activity has been detected in grassy area south of Building one as well as the SW corner of building two by the sidewalk. Robert contacted Mole Masters to address. Robert to confirm whether they use poison, which is strongly not preferred. Work completed for June 10. Three moles were caught between Building 2 and 3.

6. Unit 2320 reported small area of presumed mold outside the front door. Rober came to treat the area with Kilz and touched up the paint in both the ground floor and middle floor entryways where there are water stains. He also hung new fire panels and 2 tow away signs.
7. Light bulb replaced in entryway outside of unit 8909/8915 by Robert. 

8.  Delinquencies: Board should review delinquent HOA payments at each monthly \                   meeting, which  Robert will also send letters to homeowners more than 30 days behind. 

9. Robert to ask Pride to dispose of large fallen limb behind building 2 west garage.

September 15, 2025

              1. Board President to ask attorney Gregory Cromwell if the HOA can require that 

      individual homeowners be required to have homeowners insurance. Email sent on 

      June 9. Legal Opinion was the answer is no and that amendment to the By Laws would       require 51% approval of all homeowners. The HOA can not impose higher deductible on Homeowners individual policies.

               2.. Keith to contact Pride regarding removal of dying evergreen plant and 

                      invasive ground cover (violet) on the west side of building two. 

               3.  Unit 8919 now owns 8921. Robert to contact homeowners regarding closing 

                      documents so that portal and financials can be updated. 

4. Robert to schedule reserve study in Oct 2025 with David Bach and Associates. Keith 

           sent an email on 07/13/2025.

          5        South West Bush by the West entrance to Building 2 Garages needs to be trimmed to  

                  enhance parking space and visibility when existing driveway.. Keith contacted Pride 

                  to have work done .Unit 2314 requested a dead tree be removed from the East side of 

                  their unit. Keith contacted Pride to perform work.

.       6.        Robert to send a memo regarding recent car theft of a Ravenna Woods resident who    

                  was parked on the street rather than inside garage.

        7.       8939  Requested better lighting on entryway stairs due to safety and visibility. 

                   concerns. Our Trusty handy man Robert installed a brighter light on  08/31/2025.   

                   Homeowner confirmed she is happy with the result. Robert also fixed loose stair at 

                   Building 3 during visit. 

8.    2322 Complained about barking dog belonging to 8945. He talked to her and    

       apologized. He will not leave windows open while he is gone. 

9.   Unit 8931 expressed concerns about late night TV noise and vibrations coming from   

      Unit 8933 above. Homeowner spoke diplomatically with the other home owner and 

      the issue has been resolved for now. 

10.  Fallen fascia board and gutter damage near Garage 7 was repaired on 09/11/2025 by Rain State Roofing. 


October 13, 2025

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.  Contractor to provide before and after pictures. Robert took drone photos on April 15. Most debris was found on the south end of Building 2. Robert obtained quote from Chinook for roof gutter cleaning at Building 2 and Building 2 garages which board approved. Cleaning was completed on July 3 2025. All other buildings and garages will be completed in the fall. Board approved proposal from Chinook for gutter and roof cleaning plus moss treatment. Window Cleaning will be a separate proposal. Work completed on Wed Oct 1, 2025.

2. Pride has been planting new plants throughout the property and sent an update that they had exhausted the budget of $2,000.00 for plants and labor. Board also approved Jorge adding irrigation to areas not currently providing water for new plants (North End of Building 3 and South End of Building 2). Budget of $500.00 approved for half the work. Jorge to send another proposal. Pride will also plant Japanese maple donated by board President in the fall. Board also told Jorge to go ahead with mulching in Sept. which has been completed.

3. 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 

v. Item closed due to lack of follow up and interest.

4.  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. 

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

f. Next steps to be determined. 

g. Item closed due to lack of follow through and this is not a responsibility of the board.

   5  .Seattle Public Utilities (SPU) will deliver a new garbage dumpster with a lighter lid for Building Two garbage enclosure. Two blue recycle bins with broken lids have been replaced. Robert contacted SPU on July 14, 2025 to request new green  garbage dumpster (gray one is rusty and in poor condition). Robert will call again and  Louise will mark the dumpster with an X in duct tape and send a photo to Robert and or the board. Recycling bin with missing lid in Building Three dumpster enclosure has been removed. SPU delivered a newer dumpster in Mid September. 

  6. Water flowing up from ground in garage 2. Robert to ask Bodine to inspect and         

         offer                  

                     solutions vs. ask asphalt company to seal the cracks in pavement if problem 

                       continues  

                      to present itself in wet weather in autumn. This water has been creating hazardous     

                      conditions when weather is below freezing. Of note, the CIty of Seattle repaired a leaky valve this year near the SW Entrance to Building Two Driveway.

7.   Need vehicle information and room mate contact information for new homeowners   

        of 8915 and 8925. Robert to contact both units. 

8. Unit 8941 received Board approval for renovations in their unit. They were modernizing stairs and railing to the loft. Work has been completed but the entryway and stairs still needs to be cleaned. Robert sent email on 09/15/2025.  8941 Confirmed that all cleaning was completed.

9.  Smashed gutter on southeast side of Building Two driveway. Bent gutter from fallen willow tree. Gutter Seattle came on October 2nd, 2025 to repair the smashed gutter as well as bent gutter on back side of garages 4-6.

Meeting adjourned at 8:40 p.m.

Next meeting November 10, 2025 at 6:30 p.m. to be hosted by Unit 2304


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 November 10, 2025

Present: Board Members: Keith Gormezano (2304), Anne Torvik (8901),

Louise Cole (8913), Greg Impert (8947), & Cathy Lacefield (8911) 

Absent: Antonio Laracuente (8945)

 Property Manager: Michael DeArmas (present) via Zoom

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

Minutes for October 13, 2025 Approved

Open Items:

1. Board proposes doing gutter and roof recurrent cleaning during late Spring and late Fall. To be scheduled with Chinook at a later time. 

2. Obtain a second proposal from Rain State Roofing for replacement of the remaining garage roofs to be done at a later time - all garages except building 2 (door 1-3 and 4-6).

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 another email requesting info on June 20th. Updating list in-progress. 

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

c. Robert sent another request for this information from all homeowners and tenants with a 14 day deadline to respond. He will also ask them to submit their home owner insurance info. Michael in process in going through Robert’s emails and updating directory before annual meeting.

4. Pride Landscaping: Unit 8907 in Building 3 requested grass outside his back patio be replaced (it was removed during drainage project). Robert asked Pride to address this issue when he asked about planting of replacement plants by SW corner of Building Two. Per unit 8913 the ground has recessed due to water damage leading to standing water in the area. Michael to email unit 8907 and ask if recent changes are sufficient?
5. Malfunctioning fire panel on all three buildings. Robert contacted Froula to request they inspect the fire panels. Board also requests installing normal handles for buildings 1 and 3 so that screwdriver is not required to open. Also want time corrected on Building 2 fire panel. Question why error message 008 Radio Supervisory Trouble appeared on all three fire panels on May 12, 2025. Board approved Froula’s proposal for $1,325 to install extenders on antennae to improve signal strength. Also asked PSI for a second opinion however, the cost for inspection was prohibitive. It appears PSI came and did the inspection without board approval and submitted invoice. Robert disputed the charge and PSI responded that the charges have been dropped. Robert to contact Froula regarding whether the work was completed July 1st?  Kerri  confirmed with Froula the antennas were installed. 
a. 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. 

b. Both Fire Panels can be reset by pressing the silence button, then code 123456, then Enter, and then the reset button and waiting a few  minutes. You need a screwdriver to depress the center of Building Three and Building One fire panel doors before turning to open. 

c. THere was a false alarm on the Building 3 Fire Panel on Wed Sep 10TH 2025. Our monitoring service called the fire dept. Who recommended Frula come out and inspect the panel. Robert contacted them and is awaiting more information on their visit. Michael will contact Froula and confirm if they have inspected the panel. 
d. Kerri obtained bid from Froula for fire alarm and sprinkler inspections. Board approved bid. Work is scheduled for December 3, 2025. Homeowners must provide access or leave key. Notifications sent out on Nov 10, 2025. Micheal or Kerri to send reminders one week before date.

6. Unit 2312 reported drainage problem with new gutter located on north side of south stairwell Building #2. New gutters are overflowing in places so water is running down the sides of buildings. Problems reported on west side of Building One and westside/eastside of Building Two by 2320 (NW corner of Building Two) and between 2308 and 2302 (on eastside). Drain has been getting covered by dirt. Bodine needs to be made aware when they come to address drainage systems.Unit 2320 and 2308 reported back on whether interventions were effective. 2308 reports ongoing issues with drainage on southeast corner of Building Two between 2302 and 2308 and on the northwest corner of 2320.

a. Keith forwarded proposal Bodine sent on May 12, which the board approved. Bodine came to inspect the drainage system on June 27th, 2025 at Buildings One and Two . They also inspected the drainage system around Building Three that they installed in 2022. Received proposal for repairs needed to drainage system in the amount of $41,000. Board has not approved this yet as this is not an urgent matter. 

7. Unit 2320 requested the Board to override prior decision to not allow external mini-splits/heat pumps based on City of Seattle subsidy.

a. Robert requested prior research done by Unit 8923 which was emailed to the board by homeowner.

b. Board needs to understand what are the requirements to consider external mini-splits/heat pumps installments, as well as weigh issues such as appearance, noise, and maintenance
     8. Unit 2320 requested permission to install a submeter for an individual electric            

        charging station. 

a. Michael to follow up with 2320 for updates on her research for both items (Mini Split and charging stations) If no response by EOY, we will close out the items.

b. The interested homeowner will contact an electrician to evaluate the feasibility of performing the work and inform the Board of the results

                 9. When a unit is put on the market, Michael or Kerri  will email board treasurer to get    

                        most up-to-date reserve account balance when filling out resale certificate. Copy  

                        will be sent to Board President who will forward to the rest of the board for                   

                        review.

a.   Keith contacted Condo Certs regarding what is accurate in their records. He was granted access to make corrections. 

             10. Board Treasurer to directly ask the accounting department at Nash NW to set up a 

                  reserve checking account at 1st Citizen Bank that the treasurer will have account 

                 access   to. (3rd request) Management reports will reflect reserve expenditures below  

                 the line so  that they are not counted as operational expenditures. Robert to talk with  

                 Lwam to determine if expenditures can be coded differently and back coded. 
    11.  Unit 8917 is concerned about Knot Oak tree north of large dumpster enclosure 

           growing into the electrical vs. phone wires. Robert will examine next time he is on site. Then contact  Seattle City Light and or Century Link to  inspect the issue and address as needed. Michael will contact Seattle City Light at 206 386 1663. If trees are near street lights or wiring, the city will determine if this needs to be pruned.  There is another tree at the South East end of Building Three Driveway that also needs to be looked at (behind garage 15). Board Member will send photos of both trees to Micheal.

12.    New dumpster enclosure by Building Three. Needs improved scuff protection and sanding/paint touch ups due to repeated damage by Waste Management. Item tabled until further notice due to Robert’s unfortunate passing.   
13.  Openings on HOA board. Board president Anne Torvik announced intention to leave the board at the end of her second term meaning there will be at least 2 officer vacancies. Robert will send out letter encouraging other homeowners to get involved by nominating themselves for board position at annual meeting

14.  Need to make a plan for annual meeting and consider how much the 2026 budget will be and if we will raise dues. Robert will provide comparative budgets

a. Member at large Greg Impert agreed to serve as interim secretary until annual meeting. 

b. 2320 agreed to host annual meeting.

c. Date chosen is Monday December 8, 2025 with notices to go out at least 3 weeks before.

d. Board is proposing 9% dues increase for 2026.

15.  Sale of 8905 closed in  early October. Robert received closing documents but has not heard back from the new home owner regarding full contact or vehicle information as well as setting up in portal for paying dues. He has emailed twice. Michael will follow up with Lwam and homeowner to ensure homeowner is paid up.

16.  Complaint from 2304 regarding on going humming noise inside unit which appears to be related to sump pump in crawl space malfunctioning. Keith contacted Jorge at Pride who inspected inside the crawl space and said the humming is not related. 

17.  Board Treasurer wants to consult with attorney Greg Cromwel regarding amendment to CC and Rs requiring home owners to carry enough insurance coverage or cash to cover deductible of Master policy. Board President to contact.  

18.  Board to meet prior to annual meeting on Monday December 8, 2025  to update house rules. Draft in process. Final proposal to be emailed to all home owners before the annual meeting.

19. Board and Robert met via Zoom October 6, 2025 to discuss reimbursement request from unit 2324 for water damage from broken sprinkler pipe. Board approved payment. Kerri and Anne composed a letter to 2324 which was sent on November 06, 2025. Home owner must acknowledge the letter and respond back to Nash NW prior to funds being released vs credited to her account. Michael to follow up if no response by the end of November 2025.

20.  Robert and board are in the process of composing a letter to the entire association regarding the outcome of the sprinkler pipe leak as well as mitigation strategies to avoid future problems. A second letter regarding low reserves and the need for loss assessment insurance coverage for special assessments through individual home owners policies will be composed and sent in the future. Board member Cathy will do more research on what letter will say to educate homeowners with emphasis that every policy is different. Not all scenarios may be covered especially in the event of wear and tear. Cathy to work on the letter regarding loss assessment insurance coverage. 

21.  Michael to reach out to delinquent homeowners with their intentions for full and immediate payment.  Michael to follow up with three delinquencies, all less than 60 days.

            New Items

1.            Garage 20, homeowner in 8947 who parks on the right side requests new striping for more evenly distributed parking space. He will send a picture to Michael and also talk to the garage neighbor (8951) to kindly request the neighbor to leave more space for his car.
2. Robert Carlson passed away unexpectedly in late October. May he rest in peace. Kerri and Michael will be covering property management duties until a full replacement is found and transitioned.  
Completed Items:
January 13th, 2025

1. 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. 
b. It was determined that damaged shingles near loft windows and dormers were contributing to water intrusion. Tera Painting repaired these 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.

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. Smart vents were installed on Building #1 and Building #3.

2. Board to explore gutter replacement after other major projects are completed. Gutters Seattle did an inspection and gave an estimate of $20,627.73. 

a. At request of Gutters Seattle the fascia near garage 7 and garage 15 were repaired ahead of time. Tera Painting did the work. 

b. It was determined that many of the other fascia attached were rotten. Tera Painting provided proposals and completed work.

c. Gutter Seattle to install new downspouts and gutters the week of November 4th. It was completed.

3. 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.)

4. 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.

5. Crawl Space vapor barrier inspections and sump pumps in Building Three and Two. Tera Painting to replace vapor barriers in all three buildings. Robert asked Tera to advise the Board with photos of which units have insulation.

6. A new compost bin was delivered to Building #1/ Building #3 garbage enclosure.

Feb 10, 2025

1. The board approved Tera Painting’s proposal to install Blink Motion Detector smart lights to replace current motion-detection lights at all garages as well as new light on the west side of Garage 19. Blink Lights include embedded cameras within installed lights. Unfortunately, it was discovered that smart lights require both wifi connection as well as subscription plan for cloud storage. There were also concerns about privacy due to the smart lights recording conversations. Therefore, a decision was made to switch out all of the smart lights with LED motion detector light fixtures by Lithonia Lighting. (product in link)

2. A Financial Audit was approved at the 2023 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 conducted the audit. Robert to send out the new report including the Treasurer's objections. 

3. 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. Tera Painting gave a proposal to do a cutout in concrete to allow water to drain. They estimated the cost to be $500 and the Board approved. Terra returned on February 10 to meet with board member in 2304 and completed the work to our satisfaction. 

4. Board approved covering cost of unit 8935 loft window glass replacement. Glass company (AR City Glass) provided an estimate and ordered a new glass for replacement.

Mar 10, 2025 

1. 2024-2025 Reserve Study. David Bach and Associates submitted an updated Reserve Study. Robert sent them our feedback and requested corrections. David Bach and Associates responded and the board is satisfied. 

2. Lights in north stairwell of Building 3 on ground and second floor as well as inside Garage 1 need to be replaced. Robert completed item. 

3. Leaky water valve on NE 89th Street near SW corner of Building Two driveway. This leak is causing water to pool in front of Garage 2 which is creating hazardous conditions when temperatures drop and the water freezes. It was determined this valve belongs to the City of Seattle not Ravenna Woods. Robert to contact SPU again to request they return to repair the valve asap. Valve was repaired in late February. 

April 14, 2025

1. Unit (2318) reported a stain on the ceiling. Robert asked unit (2318) for a picture of the stain. No response for last several months. Will consider a closed item. 

2. The Board agreed to schedule a meeting to discuss the leaking pipe impacting Units 2322 and 2324 and evaluate potential risk of leak damage in other units/Buildings.

a. The board met via Zoom on Tuesday Jan 21st, 2025 to address the leak. 

b. The board hired attorney Gregory Cromwell to review our CCRs and timeline of leak to determine options for moving forward. 

c. Based on legal opinion, the board approved paying invoice to Roto Rooter for mold mitigation and water damage restoration in unit 2324. 

d. Robert to notify 2324 that Board will pay invoice from Roto Rooter out of the reserves and invite submission of any other invoices related to water damage and mold mitigation. 

e. Robert to contact Aaron at Farmers to request complete Ravenna Woods policy including highlighting where policy states that wear and tear is not covered. 

f. Robert contacted unit 2322 to request invoices she would like to submit to the board. The board also requested a release from her and her insurance company. Unit 2322 submitted all documents and requested reimbursement of $7,766.02. The board requested legal advice from Attorney Gregory Cromwell regarding status of release. He reported it was not a good idea. 

g. Unit 8945 to be asked his opinion regarding whether the leak in the pipe could be due to wear and tear versus other factors. This input will help board decide whether to pursue testing of pipe at Simon Forensic, LLC in Stanwood which will cost $2000 to $3000. Preliminary motion to do testing did not reach majority approval. Board member emailed 8945 to request input. He responded that his assessment is that the leak was flowing through corrosion and pitting in the marked area. Therefore, the board has voted by number 5 to 1 not to pursue testing. 

h. The board approved payment to unit 2322 in the amount of $7,766.02 to reimburse for water damage repairs for leak that originated behind the wall in 2324. A letter was sent with the check as advised by attorney Gregory Cromwell. 

May 12, 2025
1.  Froula came out and reset the cellular link box to address the issue. If the problem persists, the part might need to be replaced. Froula mailed and gave an invoice and were double paid. Refund provided for the duplicate payment from us to them. Robert asked higher ups at Froula about warranty which had elapsed.  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. 

2. 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.
a. Robert to create a spreadsheet comparing/contrasting Froula vs PSI for the alarms and fire extinguishers products/services. Repairs were completed on February 11, 2025.

b. Board approved wet sprinkler inspection by Performance Systems Integrated (PSI) for $1,508.19. Sprinkler inspections were completed February 7 2025. PSI recommended replacement of water flow switch in crawl space of building three. Work was supposed to occur on February 10, 2025 but parts were not available. In the meantime, PSI recommended firewatch be implemented that weekend, which was completed by combination of homeowners and Seattle Emergency Firewatch. 

c. Robert to contact PSI on February 11, 2025 to insist on repairs ASAP as a result of miscommunication from PSI as well as personal and financial hardship of firewatch.

d. PSI recommended a five-year inspection which was approved and completed on April 1, 2025. At board’s request, Robert emailed to inquire about sloppy handwritten notes on crawl space access panel. PSI came out and fixed problem. Payment was approved and sent.

3. Squirrel activity in roof between units 8941 and 8935 due to broken mesh cover. Robert contacted Jonathan at Rain State Roofing who gave a proposal that was approved by the board. Work completed on April 30. 

4. Unit 8947 installed 2 new windows and painted the trim to match as required by the CCRs. 

5. Evidence of water leak in 8939. Homeowner has been asked to bring in plumber to investigate the source. Homeowner states that she first noticed the problem in 2023. She wants the HOA or unit 8941 to act as she believes the leak is coming from the upstairs bathroom. Due to standstill, the board asked Robert to come to Ravenna Woods to visit 8939. Robert came on April 15 to survey the damage. He found that there was no water leak and that the stains were dirt and dust. No further action is required. 

6. Unit 8935 requested creek maintenance so it no longer resembles a marsh. Pride took care of the problem and homeowner was pleased and grateful. 

June 9, 2025
1.  Robert contacted Gutters Seattle to address missing downspouts. They recommended cleaning the gutters which was completed on February 19th. Keith met with Paulo from Gutters Seattle on March 3 regarding missing downspouts on westside of Building Two north of the south stairwell.  Gutters Seattle added new downspouts on March 10. Board approved payment of gutter cleaning. 

2. Board member Megan shopped insurance to determine if cost savings can be achieved while maintaining similar coverage. Broker from FirstMark insurance confirmed that current policy is the best deal given the age of our building. 

3. Unit 2308 reports animal waste odor behind garage 4, near storage locker. Robert sent out notification to all homeowners and tenants on May 12 to properly dispose of animal waste or fines may ensue. 

4. Unit 8953 requested large item pick up (bed frame). Robert contacted SPU to arrange. Homeowner to be charged $30. 

5. Unit 2308 reported leaking irrigation valve by southeast corner of garage 6 by Building 2. Pride came out and said that they fixed it and requested HOA communicate with Pride when sprinklers need to be turned back on. Pride turned on the sprinklers on June 9 at Board’s request.

July 14, 2025      

1. Robert will 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. Five rentals (2322, 8915, 8903, 8937, 8905, and 8951) have replied. Homeowners of rental units with missing information with 48 hours to respond and then fines begin. 

2. Chimney Specialist Inc completed chimney inspections and cleaning as needed on Feb 8, 2025. They were not able to do dryer vent cleaning or roof inspection due to cold temperatures. This work was completed on February 17 instead. Unit 8935 was in Mexico and did not receive the email notifications due to his junk email folder.  Board President contacted unit 8935 who reports his pellet stove does not communicate with the chimney and produce creosote. He was taught how to clean the stove by Chimney Specialists, which he completes regularly. Chimney Specialist recommended repairs to some units. Jonathan from Rain State Roofing came on March 7 to inspect the duct work in units 8905 and 8947 and said all is well. Work completed and/or not warranted for units 8907, and 8937. Hunts service addressed disconnected dryer vent hoses in the wall for units 8903 and 8921 on June 18th after which Honest One Construction repaired the holes in drywall on July 11th. Repairs will be covered by HOA. 
3. Water leak between units 8905 and 8903. Broken tub drain in unit 8905 caused water damage to bathroom ceiling in 8903. Plumber came to repair drain in April. Homeowner of unit 8903 working with property management company of 8905 to arrange for drywall repairs, which are the responsibility of the homeowner based on prior precedent. Home owner of 8905 confirms that all work has been completed to 8903 satisfaction. 
4. Formal complaint regarding personal plant pots in common area landscaping on the fronts of buildings. Pride is in the process of horticultural improvements, new 

                       plantings, mulching, and maintenance. Board request removal of individual plants 

                      pots to enable this project to proceed. Robert notified via email and USPS all 

                       homeowners and tenants requesting these items be removed by May 23, 2025 or 

                        items will be disposed of. Board members did walk through with Jorge from Pride                   

                       on May 29 to discuss location of new plantings and removal of unsanctioned plant 

                       clutter. Board reviewed suggestions from Pride and approved planting of 

                       hydrangeas,  pacific ninebark, azaleas, rhododendrons, and other evergreen plants. 

5. Mole activity has been detected in grassy area south of Building one as well as the SW corner of building two by the sidewalk. Robert contacted Mole Masters to address. Robert to confirm whether they use poison, which is strongly not preferred. Work completed for June 10. Three moles were caught between Building 2 and 3.

6. Unit 2320 reported small area of presumed mold outside the front door. Rober came to treat the area with Kilz and touched up the paint in both the ground floor and middle floor entryways where there are water stains. He also hung new fire panels and 2 tow away signs.
7. Light bulb replaced in entryway outside of unit 8909/8915 by Robert. 

8.  Delinquencies: Board should review delinquent HOA payments at each monthly \                   meeting, which  Robert will also send letters to homeowners more than 30 days behind. 

9. Robert to ask Pride to dispose of large fallen limb behind building 2 west garage.

September 15, 2025

              1. Board President to ask attorney Gregory Cromwell if the HOA can require that 

      individual homeowners be required to have homeowners insurance. Email sent on 

      June 9. Legal Opinion was the answer is no and that amendment to the By Laws would       require 51% approval of all homeowners. The HOA can not impose higher deductible on Homeowners individual policies.

               2.. Keith to contact Pride regarding removal of dying evergreen plant and 

                      invasive ground cover (violet) on the west side of building two. 

               3.  Unit 8919 now owns 8921. Robert to contact homeowners regarding closing 

                      documents so that portal and financials can be updated. 

4. Robert to schedule reserve study in Oct 2025 with David Bach and Associates. Keith 

           sent an email on 07/13/2025.

          5        South West Bush by the West entrance to Building 2 Garages needs to be trimmed to  

                  enhance parking space and visibility when existing driveway.. Keith contacted Pride 

                  to have work done .Unit 2314 requested a dead tree be removed from the East side of 

                  their unit. Keith contacted Pride to perform work.

.       6.        Robert to send a memo regarding recent car theft of a Ravenna Woods resident who    

                  was parked on the street rather than inside garage.

        7.       8939  Requested better lighting on entryway stairs due to safety and visibility. 

                   concerns. Our Trusty handy man Robert installed a brighter light on  08/31/2025.   

                   Homeowner confirmed she is happy with the result. Robert also fixed loose stair at 

                   Building 3 during visit. 

8.    2322 Complained about barking dog belonging to 8945. He talked to her and    

       apologized. He will not leave windows open while he is gone. 

9.   Unit 8931 expressed concerns about late night TV noise and vibrations coming from   

      Unit 8933 above. Homeowner spoke diplomatically with the other home owner and 

      the issue has been resolved for now. 

10.  Fallen fascia board and gutter damage near Garage 7 was repaired on 09/11/2025 by Rain State Roofing. 

October 13, 2025

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.  Contractor to provide before and after pictures. Robert took drone photos on April 15. Most debris was found on the south end of Building 2. Robert obtained quote from Chinook for roof gutter cleaning at Building 2 and Building 2 garages which board approved. Cleaning was completed on July 3 2025. All other buildings and garages will be completed in the fall. Board approved proposal from Chinook for gutter and roof cleaning plus moss treatment. Window Cleaning will be a separate proposal. Work completed on Wed Oct 1, 2025.

2. Pride has been planting new plants throughout the property and sent an update that they had exhausted the budget of $2,000.00 for plants and labor. Board also approved Jorge adding irrigation to areas not currently providing water for new plants (North End of Building 3 and South End of Building 2). Budget of $500.00 approved for half the work. Jorge to send another proposal. Pride will also plant Japanese maple donated by board President in the fall. Board also told Jorge to go ahead with mulching in Sept. which has been completed.

3. 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 

v. Item closed due to lack of follow up and interest.

4.  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. 

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

f. Next steps to be determined. 

g. Item closed due to lack of follow through and this is not a responsibility of the board.

   5  .Seattle Public Utilities (SPU) will deliver a new garbage dumpster with a lighter lid for Building Two garbage enclosure. Two blue recycle bins with broken lids have been replaced. Robert contacted SPU on July 14, 2025 to request new green  garbage dumpster (gray one is rusty and in poor condition). Robert will call again and  Louise will mark the dumpster with an X in duct tape and send a photo to Robert and or the board. Recycling bin with missing lid in Building Three dumpster enclosure has been removed. SPU delivered a newer dumpster in Mid September. 

  6. Water flowing up from ground in garage 2. Robert to ask Bodine to inspect and         

         offer                  

                     solutions vs. ask asphalt company to seal the cracks in pavement if problem 

                       continues  

                      to present itself in wet weather in autumn. This water has been creating hazardous     

                      conditions when weather is below freezing. Of note, the CIty of Seattle repaired a leaky valve this year near the SW Entrance to Building Two Driveway.

7.   Need vehicle information and room mate contact information for new homeowners   

        of 8915 and 8925. Robert to contact both units. 

8. Unit 8941 received Board approval for renovations in their unit. They were modernizing stairs and railing to the loft. Work has been completed but the entryway and stairs still needs to be cleaned. Robert sent email on 09/15/2025.  8941 Confirmed that all cleaning was completed.

9.  Smashed gutter on southeast side of Building Two driveway. Bent gutter from fallen willow tree. Gutter Seattle came on October 2nd, 2025 to repair the smashed gutter as well as bent gutter on back side of garages 4-6.

November 2025

1.            A3 Acoustics Inc completed noise impact testing in Units 2322 and 2320 on01/16/25. Per their report, LVP flooring with cork pad attached 

Quietwalk 3mm or Regupoi Sonus XL 4mm acoustical underlayments met the HUD recommended criteria for condo dwelling of 55 Apparent Impact Insulation Class (AIIC) and Normalized Impact Sound Rating (NISR). This information will enable the board of directors to establish standards for soundproofing when homeowners on second and third floors install new flooring. Of note, this will be added to revised house rules as well as stipulation that 75% of 2nd and 3rd floor units flooring will need to be covered with carpet if there are any complaints about excessive foot traffic noise. 
2.       Maintenance of new stain and paint: Anne contacted Matt at Tera to request 
        proposal for  recommended maintenance of cedar shingles as well as cleaning   

          stairwells and entryways, and windows. Matt sent a proposal for all items. The board approved soft washing of siding and cleaning of entry ways.  Work is scheduled Monday November 3, 2025. 

 3 .    South West Bush by the West entrance to Building 2 Garages needs to be trimmed     to   

                   enhance parking space and visibility when existing driveway.. Keith contacted Pride 

                    to have work done .Unit 2314 requested a dead tree be removed from the East side   

                    Of  their unit. Keith contacted Pride to perform work.

  4.      Memo from department of construction and land use regarding storm water code 

                        changes. Anne will check with Tera painting regarding potential impacts. Should 

                         be ok as our buildings were constructed after 1980.

     5.   Fallen Willow branch caused a hole in the East Garage Building 2 Roof. It also bent the 

           gutter on back side of garage. Jonathan from Rain State Roofing came to repair the hole. 

           He will return later to see if he can fix the gutter VS Robert contacting Gutter Seattle. In the end, Gutter Seattle did the repair.

6.        Robert will email the board proposed budgets for 2026 before October 17, 2025.

7.       Garage 5 attempted break in caused damage to entry key and panel where barrel lock is 

           located. Precision door came out and gave an estimate which the board approved. Robert 

            will follow up to schedule the work asap. After panel is replaced, Tera will paint it to 

            match other garages when they are here in early November. 

Meeting adjourned at 8:51 p.m.

Next meeting, the Annual Meeting, December 8, 2025 at 6:30 p.m. to be hosted by 2320


Ravenna Woods Condominium Association
 Annual Meeting 
Website: https://ravennawoodscondos.org 
After-Hours Emergency: Kenneth Langley, Ravenna Woods Property Manager (206) 210-7428 (business cell phone), kenneth@nashnw.com

December 08, 2025: HOA Board Meeting

Meeting Details

Date: December 8, 2025

Time: Began 7:00 PM – Adjourned 9:15 PM

Location: Zoom and In-Person

In-Person Attendees: Michael DeArmas (Property Management Nash NW), Jeremy Dwyer (8903), Anne Trovik (8901), Luis Antonio Laracuente (8945), Keith Gormezano (2304), Greg Impert (8947), Cathy Lacefield (8911), Louise Cole (8913), Keith Freeman (8935), Piia Pretz (2318), Geoff and Randi Eseltine (2308), William Hodge (8917), Janelle Reimers (8953), Sonny Bui (8949), Joeth Zucco (2302), Victoria Scott (2312), Errol Milton (2314), James Nickerson (8933), Peggy Longway (2320)

Zoom Attendees: Katie Hasstleton (8919/8921), Caitlin Burns/Michael Messersmith (8941), Jennifer Seay (8931), Marisa Chang (2306), Janelle Reimers (8953), Marlena Oshan (8923), Linda Kurij (8939), Mari Kariya/Dillon Hirsch (8925), Ceanne Horon (2322), Kenneth Langley (Property Manager Nash NW)

Proxy: Kathryn Abbott (8915), Marnie Oshan (8923)

HOA Board Action Items

· Caitlin will receive the list of tenants and their unit numbers to ensure accurate records and facilitate in-person attendance in 2026.

· The board will discuss the introduction of new “House Rules.”

· CCR (Covenants, Conditions, and Restrictions) laws will be reviewed and updated as needed.

· The board will send out both old and new reserve numbers as requested by a tenant.

· A new reserve study is required to assess the HOA’s financial status for 2025. The next reserve study would be in 2028.

· From January to February, the board will update new rules and amendments based on legal team recommendations.

· For rain gutter issues, a rain barrel will be placed where significant water splashing and problems are occurring.

· Unit (8923) reports that the stairwell light is out and there is a hole where the light cover should be. In addition, the right-side railing (north side) needs replacement.

· EV chargers will not be installed next to garage seven, as they would eliminate valuable parking spaces.

· Caitlin will create laminated signs for all buildings to instruct delivery drivers to bring packages directly to homeowners’ doors.

· A 20% increase in dues was approved; board and property management will send the updated information to all homeowners and tenants.

· A review and risk assessment of the sprinkler system will be scheduled.

· An audit is due in 2026, following the previous audit in 2023.

· Anne Trovik stepped down as President of the HOA

· Rain State Roofing proposal for five buildings (garages 7-20) roof replacements; need to be reviewed and approved. 

· Boding inspected all three buildings: Drainage Systems need to have extensive repairs; Board will review and discuss best way to move forward with repairs. 

Discussion Topics

· The most recent audit took place in 2023.

· Tenants are individually responsible for paying special assessment fees.

· The HOA’s special assessment insurance does not cover “wear and tear.”

· Homeowners and tenants are advised to check with their own insurance providers regarding coverage for special assessments. If a special assessment occurs, all homeowners will share the cost.

· The board has set a goal to have $200,000 in reserves by 2028–2029.

· The HOA aims to keep dues increases reasonable, recognizing that rising expenses and reserve funding needs are ongoing.

· Homeowners and tenants must download the AppFolio application for future dues payments.

· Fire safety checks were completed. Individual and hardwired detectors need battery replacements or checks due to beeping. Kenneth will determine when the fire check team can return.

· The board typically gives at least one week’s notice if unit entry is required; however, a minimum of 42–48 hours’ notice is mandatory in cases where a key must be transferred to a proxy.

· Kenneth has the authority to approve repairs of up to $750.

· Revised “Homeowner Rules” now include fines for not breaking down boxes. Large, broken-down boxes should be placed next to the bins for garbage company collection, conserving bin space.

· Instructions for resetting the fire panel are available on the Ravenna Woods website.

· Recent updates at Ravenna Woods are intended to mitigate new expenditures.

· Reserve funds have been depleted due to unexpected issues, such as a sprinkler system water leak.

· The board will review all expenses to ensure the expense tracking file matches expectations.

· Nineteen attendees voted in favor of the 20% increase in HOA dues (15 on Zoom, including proxies).

· Past years’ lower dues have resulted in this higher increase for 2025 to address inflation and labor costs.

· An audit discussion is scheduled for 2026.

· Three new Board members were elected: Caitlin Burns, Katie Hasstleton and Jeremy Dwyer; official titles will be discussed and voted on within December 15th, 2025 meeting. 

Homeowner Inquiries and Responses

· A homeowner asked if special assessments would affect resale value.

· Questions arose regarding a potential oversight in legal expenses in the financial reports ($3,185 in the prior year versus $500 budgeted for 2026); the board will review and adjust the budget as needed.

· Regarding EV chargers, the board confirmed they will not be installed due to cost and parking constraints. The only possible location is by garage 7, which would provide a $25,000 tax credit, but this option is not being pursued.

· Suggestions were made to set up charging in garages using existing outlets. Caitlin volunteered, alongside Katie Haselton, to research the installation of individual meters and necessary equipment for charging and fair billing.

· If EV chargers are installed, a code would be used to ensure fair billing for all users; research will continue for suitable charging points.

· The board clarified that no special assessment is currently scheduled.

· There is ongoing concern about rainwater overflowing from the northwest gutter; a homeowner will provide a video for further review, and the need for another gutter cleaning will be evaluated.

· Pira, a homeowner, noted a persistent ceiling stain despite previous repairs; this has already been submitted to the board.

· Attendees agreed that all residents should participate in stairwell cleaning.

· A false fire alarm (reported by unit 8939) was discussed. The new monitoring company at Ravenna Woods will notify the fire department in case of an emergency.

· Questions about rising utility costs were addressed: increases are due to higher garbage rates, water leaks, and a 3% overall increase.

· Delinquencies need to be resolved before another HOA due increase in 2027 can be determined.

· The board explained that insurance costs dropped by $20,000 because policies were prepaid.

· There may be an additional increase in 2026, but it is not expected to be as large as in 2025.

· Questions were raised regarding how increases account for diversity, possible income restrictions, and the investigation of assistance programs. The possibility of community fundraisers was also mentioned.

· Concerns were expressed about dues rising faster than inflation and whether funds are being spent appropriately. Kenneth noted that rents and labor costs have tripled, influencing the budget for repairs.

Completed Projects in 2025

· Creek maintenance and leak irrigation was completed by Pride. 

· New motion detectors for LED flood lights were installed by Tera Painting.

· Flooding issues by dumpster were resolved by Tera Painting by completing concrete cutout for proper drainage.

· Tera Painting completed stain maintenance to all cedar shingles and cleaned all entryway/stairwells. 

· 2024 Audit was completed by Newman CPA; this was requested by homeowners in the 2023 Annual meeting.

· Level 3 2025 Reserve study was completed by David Bach.

· City of Seattle repaired leaking water valve near mouth of Building Two. The cross street was 89th and was at no cost to the HOA.

· Water damage in Building Two was from sprinkler piping within wall(s): After repair, HOA consulted Greg Cromwell (Attorney), to discuss liability.

· Pride Landscaping:

· Moved Japanese Maple

· Removed dead plants and trees

· Put down new mulch and planted new shrubbery/plants

· Rain State Roofing replaced roofs and added vents to garages 1-3 and continued the project in 2025 with garages 4-6 (completed).

· Chinook completed moss treatment and roof/ gutter cleaning.

· Jonathan at Rain State Roofing replaced broken mesh to keep pests out of building roofs.

· American Pest Control removed squirrel and wasps’ nests.

· Chimney Specialists completed chimneys and dryer vent inspections. 

· Wet sprinkler inspection and water flow switch was repaired by PSI.

· Froula installed antennae: This improved signal strength to prevent false system alarms.

· Froula completed fire alarm inspections and testing.

· Ravenna Woods Handyman replaced lights and hauled away junk.

· The garbage lid was replaced with the lightest model available by the company.

· Mole Masters provided mole mitigation services

· A3 completed noise impact acoustics testing within units 2322 and 2320 on 1/16/2025; this helped the HOA Board create a standard for soundproofing involving flooring materials. 

· Board revised “House Rules”; currently pending, waiting for approval.
2025 Ravenna Woods Condominiums HOA Recap of Accomplishments 

1. New LED motion detector lights installed on all garage buildings by Tera Painting

2. Flooding in Building Two dumpster enclosure resolved by Tera Painting doing concrete cutout across sidewalk for improved drainage

3. As requested by homeowners at 2024 annual meeting, the 2023 Financial audit was conducted by Newman CPA 

4.  David Bach and Associates submitted updated 2025 Reserve Study Level 3

5.  Leaky water valve on NE 89th near mouth of Building Two driveway was repaired by City of Seattle at no expense to HOA

6. Board consulted with attorney Gregory Cromwell regarding HOA liability over water damage to two units at Building Two caused by sprinkler pipe inside wall  

7. Pride Landscaping completed extensive cleanup/removal of dead plants/trees, installed many new shrubs/plants, spread new mulch, and transplanted Japanese Maple

8. Handyman replaced several lights and hauled away junk

9. Rain State Roofing replaced roofs and added vents to Garages 1-3 and Garages 4-6 in January 2025

10. American Pest Control removed squirrel and wasps nests

11. PSI completed wet sprinkler inspections and repaired water flow switch

12. Froula installed antenna extensions to fire panels at all three buildings to improve signal strength and reduce false alarms

13. Jonathan at Rain State Roofing replaced broken mesh along roofline to keep  pests out of attics

14. Pride repaired leaking irrigation valve and completed creek maintenance

15. Chimney Specialists completed chimney and dryer vent inspections.

16. Chinook completed roof and gutter cleaning as well as moss treatment

17. Mole Masters provided mole mitigation service

18. A3 Acoustics Inc completed noise impact testing in Units 2322 and 2320 on 01/16/25 to assist Board with establishing soundproofing standards for new flooring materials

19. Tera Painting completed recommended stain maintenance to all cedar shingles and cleaned entryways/stairwells

20. Froula completed annual fire alarm inspections/testing

21. Board revised house rules (pending approval by Association)

22. Bodine inspected drainage systems at all three buildings and gave a proposal for extensive repairs around Buildings One and Two. Not completed yet

23. Rain State Roofing gave a proposal for remaining garage roof replacements (total of 5 buildings garages 7-20). Not completed yet


Ravenna Woods Condominium Association

Special Board of Directors Meeting 

Website: https://ravennawoodscondos.org 

After-Hours Emergency: Kenneth Langley

 Ravenna Woods Property Manager 

(206) 210-7428 (business cell phone), Email: kenneth@nashnw.com

December 15, 2025: Board Meeting Minutes

Meeting Overview

The meeting commenced at 6:23 PM, with notes taken by Caitlin Burns. The recording of the session was approved by all board members present and the NashNW Team.

Attendees

· Keith Gormezano (President)

· Katie Hassleton (Vice President)

· Jeremy Dwyer (Treasurer, voted in by the board, absent)

· Caitlin Burns (Secretary)

· Louise Cole (Member at Large)

· Greg Impert (Member at Large)

· Cathy Lacefield (Member at Large)

· Antonio Laracuente (Member at Large, absent)

· Kenneth Langley (Property Manager, NashNW point of contact)

· Kerri DeArmas (NashNW Representative)

Official Meeting Time

The meeting was held from 6:30 PM to 7:02 PM.

Board Elections and Roles

The board voted on new and previous positions. Keith Gormenzano was elected as President, Katie Hassleton assumed the role of Vice President, and Jeremy Dwyer was affirmed to continue as Treasurer despite his absence. Caitlin Burns was elected Secretary. All other board members retained their roles as Members at Large.

NashNW Action Items

· Send out 2026 dues to tenants, including relevant percentage increase files.

· Confirm and update tenants’ unit and vehicle information.

· Kenneth will provide tenants with documentation on how AppFolio, the new payment system, operates.

· Kenneth will obtain bids for window cleaning services and submit all documentation to the board for voting and approval.

· Board meetings for 2026 are scheduled, with the first meeting set for January 12, 2026.

· Kenneth will contact the real estate agent for unit 8937 to resolve water pooling issues before the tenant’s move-in date in January 2026.

· Kenneth will reach out to Terra Painting regarding water pooling under unit 8937 in Building One.

· Kenneth will review bids and approve repairs for the fire alarm beeping; Shanook will be considered for the repair. Kenneth has board approval to make any repair decisions up to $750. Repairs exceeding this amount require documentation and board approval.

Board Action Items for NashNW

· Send crawl space information to NashNW; Robert did not have access to DropBox, but Keith will locate and provide the necessary information to Kenneth.

HOA Board Member Action Items

· Keith will send Kenneth crawl space information for unit 8937 ("Building One") to expedite repairs.

· Review Ravenna Woods rules and regulations; update statutory language and rules to comply with new 2026 laws.

· At the January 12, 2026 meeting, update Ravenna Woods "House Rules" to align with 2026 legal requirements.

· The board will revise by-laws amendments and declarations during 2026 meetings. By-laws are due in 2026, while declarations are due in 2028.

· Caitlin will set up a "Ravenna Woods Info" Gmail/Google Drive account for board member access, ensuring that information is no longer stored solely on personal devices.

· Caitlin will create and organize folders within Google Drive to store all recordings, documentation, meeting minutes, and other Ravenna Woods files. This process begins in January 2026 and must be completed, with at least seven years of records transferred, by 2028.

· Keith will locate and send Kenneth the proposal from Terra Painting.

· Keith will distribute an email to all board members containing conversations and files related to "House Rules," "By-Laws," and "Declarations" from Greg Cromwell (Ravenna Woods Legal), so new members are informed before the January 12, 2026 meeting.

· Caitlin is responsible for recording and documenting all meeting minutes, making them accessible to everyone via Google Drive, in compliance with new legal requirements for 2026.

