Glenbrook Homeowners Association
Managers Residence, 239 Old Highway 50, Glenbrook, Nevada
Saturday, July 23, 2016
Special Meeting of the GHOA Board of Directors - 10:00 AM

Board Members Present: Dick Stuart, Nancy Nolan, Pete Jensen, Sonia Rupp and Tom Tornga.
Board Members Present by Phone: Jack Diepenbrock.
Board Members Unavailable: Jim Cunningham.

Call to Order, Roll Call of Board Members, and Announcements
With a quorum present, President Stuart called the meeting to order at 10:04 AM. Community
Manager Jenny Clark, Assistant Manager was present.

Members’ Comments
Nothing brought forth at this time.

Review and Adoption of the 2016/2017 Fiscal Year (FY17) Operating Budget and Updated
Reserve Study/ FY17 Reserve Budget — Referral to Members
Treasurer Nancy Nolan explained the proposed budget and gave a recommendation for approval.

The Board discussed the following to be added to the minutes:

The Reserve Fund Assessment will remain $1,128 for the year ($282 per quarter) pursuant to a
long term funding plan approved by the Board of Directors and the Members in FY 2007;

The Assessment for Operating Fund Expenses will remain at $3,356 ($839 per quarter) in
Fiscal Year 2017;

Operating Fund: Cost savings and discretionary cost avoidance measures were implemented in
recent years by Management that resulted in the surpluses realized by the Association. The Board
of Directors has used these surplus funds to strengthen our working capital balances, thereby
contributing to our Association’s positive financial position.

Reserve Fund: As required by Nevada law, the Reserve Fund is used to provide the financial
resources for the long term replacement of the Association’s physical assets. Major items include
the roadway systems and pathways located within the subdivision, the pier, the Manager’s house
and office building, the front gates and gatehouse, vehicles, park improvements, etc. Nevada law
requires that the amount in the Reserve Fund be based on known or reasonable estimates of future
capital replacement expenditures and their anticipated timing, and that provision be made to fund
such expenditures on an on-going basis. Accordingly, the Association has developed a reserve
funding plan to meet these requirements and the assessments for the Reserve Fund are based on
these projected expenses.

After the law regarding such obligations came into being in 2001, GHOA’s successive Boards of
Directors have diligently worked to develop the Association’s Reserve Plan and to provide for



adequate funding of the Plan. As of the start of Fiscal Year 2017, the Association will have
approximately $1,848,664 set aside in its Reserve Fund for future expenditures. The Reserve Plan
is reviewed and modified no less than every 5 years. The latest copy of the Association’s Reserve
Plan, as modified and accepted by the GHOA Board of Directors is available for review upon
request to the GHOA Office.

GHOA'’s Fiscal Year 2016 (October 1, 2015) beginning reserve fund balance was $1,626,422 as
compared to the fully funded target of $1,965,156 as specified in the Association’s October 1, 2015
reserve study compiled by Hughes Reserves and Asset Management. This equates to the current
reserve fund being at 82.7% of the ‘fully funded’ target. The term ‘fully funded’ is defined as
being that dollar amount currently in the reserve fund that, along with the projected annual
transfers to the reserve fund, will meet each annual expenditure event exactly as projected in the 30
year study of expenditures.

In quantitative terms, it is the product of the replacement cost of the component times the effective
age of that component divided by its useful life.

Associations in the 70% funding range are considered by association industry reserve experts to be
financially strong, with special assessments to be a rare event. The actual useful life of a
component as identified in the reserve study may be longer or shorter than stated in the reserve
study. If the useful life is longer, the fully funded percentage in reality is greater than the
theoretical calculation. If the useful life is shorter, the fully funded percentage is less than the
theoretical calculation. Consequently, the fully funded percentage is dynamic, and beholding to the
actual useful lives of the components identified in the study. But, as a general rule as held by the
experts, a percentage of fully funded that is in the 70% range, as is GHOA’s, is considered prudent.

Management Restructuring: Incline Property Management (IPM) was appointed the new
management company as of April 1, 2014 with Jenny Clark assigned as the new on-site
Community Manager. All accounting is handled through IPM’s office.

Fire Safety and Forest Fuels Reduction: The Reserve Fund Budget includes a recurring annual
expenditure of $50,000 for the selected maintenance of forested areas on GHOA owned properties
located within the community. The Board retains the services of a professional licensed Forester to
develop a plan for maintenance of the health of forested areas located within the Glenbrook
subdivision. Equally important, the shaded fire breaks that have been cleared around the
community will require ongoing, re-entry treatments in future years in order to mitigate the buildup

of forest fuels to an acceptable fire safe level. Tahoe Douglas Fire District has secured $300,000 in
funding.

Road Repairs, Drainage Improvements, Asphalt Replacement Projects: Since the completion
of the Roads, Drainage and BMPs Project, the Board of Directors has adopted a plan for ongoing
maintenance to preserve these road improvements through annual inspections to update the
schedule for crack sealing, patching and asphalt slurry coating.

Landscape and Irrigation: Signature Landscapers are working on getting the dated irrigation
system functioning properly. The Board has budgeted money from reserves for the upgrade.

Operating Costs and Reserve Accrual Sharing with our Glenbrook Neighbors: GHOA
continues to incur material, on-going, annual operating expenses and the 2001 State law mandated
Reserve accruals related to such activities as: removal of accumulated fuels from the community’s
forest lands; repair of, upkeep to and snow-plowing of common roadway systems; compliance with
TRPA mandates for community drainage and BMP requirements; and, restoration and maintenance



of the community’s meadows. Additionally, over the years, GHOA has incurred additional,
material costs to construct and/or maintain other commonly used assets that contribute to the fabric
of the community including the pier, buoy field and shuttle operations, the front entrance to the
community, the parks and trails, beaches, and other such commonly used or accessed assets. In
addition to the annual operating costs, each category of these common assets has an annual Reserve
accrual associated with it. Discussions regarding these matters continue and are ongoing in the
hope that all constituencies in the community will agree upon a sustainable reasonable, long-term
cost and Reserve Accrual sharing solution in the near future

In recent years, beginning in Fiscal Year 2010, GHOA has not received any material contributions
that were typically provided on a voluntary annual basis by some, but not all, non-GHOA property
owners. In years prior to Fiscal Year 2010, these voluntary amounts had been approximately
$32,000 per calendar year and typically were provided by 35 to 40 of the 69 non-GHOA residents
owning 82 property parcels in the community.

Summary: GHOA has adequate working capital based on its historical and planned spending
patterns: appropriate Reserve Fund balances based on benchmark data; assessments for the Fiscal
Year 2017 which appear to be reasonable based on prior years; and, of major importance, GHOA
remains debt free.

And, as a result of careful fiscal management of the Association’s expenses, costs to the Members
have been kept relatively level.

MOTION: Operating Fund and Reserve Fund Budgets are approved as presented with no
change in dues and are directed to be provided to the Members for their consideration

and review at the Annual Meeting of Members.

Motion passed unanimously.

Approve Governing documents Updates
Management explained that the governing document committee along with the HOA attorney
completed a final draft for consideration.

MOTION: To approve the Second Restated CC&R’s and Bylaws and the revised pages to be
mailed to membership for adoption.
Motion passed unanimously.

Approve Amended Design Review Committee Procedures and Rules

Management explained that the governing document committee along with the HOA attorney
completed a final draft for consideration.

MOTION: To approve the amended Design Review Procedures and Rules.

Motion passed Unanimously.

Manager’s Report — Update on Pending Items
Nothing to discuss at this time.

Accept Director Resignation



10.

11.

Jim Cunningham submitted his resignation due to work related issues. The board appreciates the
dedication and will accept his resignation with gratitude.

Appoint Officer

The board discussed appointing Roger LaVoie to the board of directors.

MOTION: To appoint roger LaVoie to the board of directors and fulfill Jim Cunningham’s
term.

Motion Passed Unanimously.

Members Comments
The Board allowed Justin Trimble from Signature Landscapes to give an update on landscape and
answer member questions.

Candy Levien asked Justin how often Dennis Thacker the landscape supervisor was at Glenbrook.
Justin explained that Dennis is present almost everyday during the week and that Tim and himself
(both owners) are present often during the week.

Candy explained that she has lived in Glenbrook for 27 years and the wildflowers seem to be
different each year; along with Management the seed was ordered directly through Evan from
Applewood Seed company and he mentioned tat with all the years of rototilling and using roundup
that the soil might be depleted of nutrients. How do we go about replenishing the soil. Justin gave
examples of how Signature can correct which will be addressed for next year. Candy further
discussed the weed issues. Justin explained procedures that can be used to help with adding
nutrients back into the soil.

Betty Baxter discussed organizing volunteers to help in weeding landscape beds around the
community similar to what was done years ago.

Jim Guzy discussed the board computerizing the community in using electronic communications
with real time versus paper and mailing for board members and the association to receive
correspondence more efficiently.

Marcia Guzy discussed the board revisiting her proposal from Resource Concepts for Meadow
Restoration submitted to the HOA office a few years ago.

Larry Tietig explained that the forest service is currently evaluating meadows in the entire

basin throughout the lake and assisting in restoring meadows back to the proper eco balance. The
next Meadows Committee meeting there are plans on inviting a forestry service person to

walk GHOA’s meadows and get an opinion.

Executive Session
Meseting closed pursuant to NRS 116.31085-3.

Adjournment
President Stuart adjourned the meeting at 11:36 AM.



