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CURRENT SITUATION

Living on a Fixed Income While Costs Continue to Increase

Annual Assessment has been capped at $300 + Insurance for 30 Years



ASSESSMENTS FUND:

ANNUAL OPERATING BUDGET ASSET RESERVES

Administrative Costs, Annual 

Maintenance, Utilities

Asset Values for major 

refurbishments/renovations

ASSET TYPE VALUE

Playground 178,050$   

Trails 165,000     

Monuments 131,000     

Other 112,830     

Pond 35,000       

Grand Total 621,880$   



INFLATION

▪ Denver Area CPI increased 121% from 1994 to 2022  – a 2.8% Annual Increase

▪ July 2024 Annual Denver Area CPI was only 1.9%

▪ The $300 Assessment adjusted for Denver area CPI inflation = $662 (as of December 2022)



2024 RESERVE STUDY

▪ The Board engaged Association Reserves 

(AR) to complete the 2024 Reserve Study, the 

same organization that completed the 2022 

Reserve Study

▪ AR completed an on- site inspection and 

independent assessment of community assets

▪ AR determined that our annual reserve 

contribution should be $45,000



RESERVE CONTRIBUTIONS INCREASE 56%  

▪ Inflation driving the significant cost increase to refurbish/replace assets such 

as our trails, monuments, and playground area

▪ Prior Shortfalls.  We also were short $$$ and did not make sufficient 

contributions in 2023 and 2024 – making up the shortfall is also included in 

the above



Proposed Assessment Changes
▪ Board of Directors propose an amendment to the Covenants to:

✓ Increase the annual assessment from $300 to $450 per year

✓ Add annual adjustment factor capped by the annual change in 
the Denver Area CPI 

▪ The proposal addresses projected shortfalls that began in 2023 and 
will continue to build over time unless action is taken

▪ The amendment will maintain the existing Limited Expense 
Community status

Note:  Above excludes the current annual separate insurance charge



NOT APPROVING THE ASSESSMENT CHANGE 
CONTINUES FUNDING SHORTFALL

Assessment Increase Need to Fully Fund Operating Budget 

and fund Asset Reserves



PROPOSAL PROVIDES SOME INFLATION PROTECTION

Annual Expenses Rise 1% Faster Than CPI5% Reserve Inflation

We are ok if asset cost replacement is 5% vs. 

the 3% assumed in the AR Reserve Study

Annual expense inflation needs to be in line 

with Denver CPI inflation or budget issues 

occur in the future



BENEFITS
Your Property Value is enhanced 

by high quality amenities

Our Trails, Entrances, Recreational 

Areas, and Lighting will be kept in 

great shape for your enjoyment



WHAT HAPPENS IF THE ASSESSMENT CHANGES DON’T PASS?

SPECIAL ASSESSMENT

▪ Requires covenant change the same as the 

proposed assessment change

▪ Questionable if a Special Assessment would 

pass if this proposal does not

TRAILS/MONUMENTS/LIGHTS DETERIORIATE 

AND HOA MGT AND MAINTENANCE CUTS

▪ Operating budget cuts reducing or eliminating 

administrative and/or annual maintenance

▪ AND existing Reserve funds will be spent until = 

$0 when no community assets will be 

refurbished or replaced

MOST LIKELY OUTCOME



WHAT ARE ASSESSMENTS FOR OTHER COMMUNITIES* ?

*  Assessments not directly comparable due to variations in services 

provided and other fees charged by the various associations
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FAQ AND ANSWERS

QUESTION ANSWER

Why are we using the Denver-Boulder CPI Index?
It is representative of our region and is specified in Colorado 

statutes for Limited Expense Communities

What is the current Limited Expense Community 

annual assessment threshold?
The 2023 limit adjusted for CPI inflation = $799.90.

What happens if only one of either Highlands or 

Classic passes the initiative?

The changes will only be implemented if both Highlands and 

Classic pass the changes

Will we have a special assessment if the changes 

do not pass?

A special assessment will require a covenant change which 

is not likely to pass if the proposed changes to not pass

What is the approval threshold for Classic and 

Highlands?

Classic requires 2/3 and Highlands 50% or more of all 

members to approve before covenant changes are effective 

Why not have a separate vote for the $150/year 

increase and the annual CPI Adjustment?

We need both the $300 to $450 increase as well as the 

ability to adjust assessments for inflation to be financially 

viable for the long term

Will there be a CPI adjustment every year?
The Board will determine any assessment increase annually, 

if needed.  There could be years with no increase.



FAQ AND ANSWERS (Continued)

QUESTION ANSWER

Can we eliminate some of the assets to 

reduce maintenance expenses?

This is an option, although the majority of the maintenance costs are 

for the trails.

What is a Limited Expense Community 

and why is it important?

A community with member assessments below currently $800/Year.  

Important because:

❑ Limits annual assessments

❑ Reduces bureaucracy and administrative costs

Why is an increase necessary now?
All revenue is now consumed by operating costs with no $ available 

to set aside for reserves given flat revenues and inflation.

What increase is being proposed and how 

will it work going forward?

Increase annual assessment from $300 to $450 per year with the 

ability to increase limited to Denver Area CPI annual increase

Are there payment options other than 1X 

annually?

Payments are typically made annually but there are options for 2 or 4 

equal installments for an additional administrative fee

What happens if the change is rejected?
Assets could be removed or left to disrepair.  Operating budget cuts 

will also occur reducing maintenance or admin services

Is the playground equipment really 

costing us $178,000?

The cost to replace all of the playground equipment is $178,000.  The 

annual cost to maintain the equipment is minimal.



Any Additional Questions?



WHAT HAPPENS NEXT?
QUESTION ANSWER

What items are we voting on?

There are two ballots:

▪ Board of Directors voting (as in previous years)

▪ Proposed Covenant Change

When is the Election?
Start Date:    Friday September 6th

End Date:     Thursday October 31st

How are we voting?

▪ Electronic Voting using Vote HOA Now software

▪ Email will be sent on 9/6 with link to HOA NOW site

▪ Paper ballots will be mailed as well

▪ Vote HOA Now electronic ballot is the official book of record

When will results be final and how 

will the results be communicated?

▪ Results will be final on Tuesday November 5th

▪ Results will be communicated to all members by November 12th



Please support the covenant change 

to keep our community in sound 

financial condition for years to come.



PROPOSED COVENANT LANGUAGE



DETAILED FINANCIAL PROJECTIONS WITH CHANGE



▪ Currently sufficient Reserves per Association Reserves 2024 Reserve Study but shortfalls coming soon

▪ Moved Funds into CDs in Q1 2023 resulting in an additional $18,000/Year of Interest Income 
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