
Broadway Commons HOA Board Meeting  

Minutes of Annual Meeting, 04/28/21 
 

Meeting Minutes for Broadway Commons Townhomes Association, Inc.  
 

Meeting Type  Annual Homeowners 

Meeting Date  April 28, 2021 

Location   Teleconference 

Called to Order  7:00 PM 

 

 

Roll call and certifying proxies 
Shannon McCarthy read the roll and displayed certified proxies: 

 

PRESENT:   

Kevin Wagley – 557 Cherokee 

Janice Thielman – 561 Cherokee 

Rita Simas – 556 Delaware 

Kathleen Stone – 560 Delaware 

Katie Heideman – 572 Delaware 

Adam Barlow – 582 Delaware 

Shannon McCarthy of Capitol Hill HOA Management Company 

 

PROXY:  

Philip Mundt – 567 Cherokee (PROXY: Kevin) 

Jill Kaufman – 569 Cherokee (PROXY: Kevin) 

Mandi Shepard – 578 Delaware (PROXY: Kathleen) 

 

Proof of notice of meeting or waiver of notice 

Shannon displayed a proof of timely notice of this meeting. 

 

Reading and disposal of unapproved minutes 
Rita moved and Kathy seconded the motion that the reading of the minutes for the annual 

Homeowners meeting of 3/30/20 be waived and the minutes approved.  The motion was passed 

by the Board in a voice vote. 

 

Reports of officers 
There were no reports by the officers: 

President – Kevin Wagley 

Vice President – Adam Barlow 

Secretary – Kathy Stone 

Treasurer – Rita Simas 

Member-at-Large – OPEN  
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Reports of committees 

 

Declarations and Bylaws Committee 

Refer to Bylaws Change Proposals section of New Business below. 

 

Election of directors 

Kevin informed Homeowners that the President, Secretary, and Treasurer positions expire in 

March 2022.  The Vice President and Member-at-Large expire March 2023.  Currently, because 

Philip is selling his unit, the Member-at-Large position is open. 

 

Kevin asked if anyone present was interested in the Member-at-Large position. No one was able 

to commit. Shannon suggested that the Board fill vacated positions through appointments until 

the end of the term. Board members agreed to discuss the open position with Homeowners not 

present to see if anyone is interested.  

 

Unfinished Business 

None 

 

New Business 

 

Capitol Hill HOA Management 

Kevin explained that Zeato hadn’t worked out because of too many unexpected administrative 

expenses that added considerably to the Association’s costs. Kevin welcomed Shannon from 

Capitol Hill as our new Property Manager. 

 

Monthly Dues Address:  Kevin reminded owners that the Capitol Hill monthly dues address is: 

Broadway Commons HOA 

P.O. Box 460867 

Denver, CO 80246 

 

The physical street address is: 

 Capitol Hill HOA Management 

 4101 East Louisiana Avenue #105 

 Denver, CO 80246 

 

Shannon requested that Homeowners call first if they are planning on coming to the street 

address. 

 

Fire Extinguishers/Safety 
Kevin stated that he has communicated with all Homeowners regarding the need to update fire 

extinguishers and smoke/carbon monoxide alarms and fill out the Homeowners form.  He has 

received some but not all of the Homeowners forms. Kathy reported that she was most impressed 

with Pye-Barker at 1294 South Inca, 303-294-0708. This company sells, services, and recycles 

fire extinguishers. 
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Financials 

In the Notice of Meeting, virtual copies of the documents referenced in this section were sent to 

Homeowners. 

 

Rita explained a PowerPoint summary of the 2020 and 2021 Financials. 

 

2020 Expenses Summary:  Rita stated that expenses were higher than planned mostly because of 

added Zeato administrative charges and early termination expenses. She had hoped to bookmark 

about $12,000 into reserves but was only able to add about $7,400.  She also explained that 

because of the coronavirus in 2020 and early 2021, the management companies were instructed 

to not charge for late fees and overages for the time being. 

 

2021 Budget Recap:  Rita showed the 2021 Budget approved in November of 2020. The income 

is projected to be $36,000 from dues. Fortunately, an insurance broker found the Association a 

less expensive policy with a higher deductible this year, giving us a savings of about $5,000 from 

projected costs.  

 

Referring to the Maintenance section, Rita let Homeowners know that the trees will be trimmed 

this spring/summer. Snow removal may be more than projected, given the heavy snowfalls this 

spring.  

 

Based on the estimated reserves balance, we should have a working budget of about $18,000. 

 

2021 Reserve Spending:  Rita presented a slide showing the section of her Reserve Study 

Projections that includes in red those maintenance projects that are high priorities. These include: 

 

Replace Cherokee Architectural Trim 

Match Delaware Architectural Trim 

Porch Re-Roofing 

Exterior Painting (particularly repair and repainting of rotten window sills) 

 

Shannon asked for clarification on whether the roof had been replaced or resealed last year. Rita 

replied that it had been resealed. Shannon mentioned that there had been some confusion with 

one of the Homeowners who had referred to past minutes. Kathy will go over the minutes for this 

year and see if there are any minor corrections that need to be made to clarify this. 

 

Janice asked if fences and tuck pointing were included in the priorities.  She stated that her back 

and side fence and brickwork were in bad shape and needed attention soon.  Katie mentioned 

that she would like to see a cosmetic facelift for the outside areas. Rita suggested that a power 

wash might help. Highest priority this year will be critical repair, such as gaping holes in the 

trim, rotten window sills, porches with flashing issues and deteriorating shingles, fences, and 

possibly tuck pointing of the most damaged areas. 

 

Insurance Update:  Rita explained that because of the dramatic increase in insurance premiums 

from Farmers last year, we worked with a broker to find a reasonable policy with a reduced 

premium.  Although we do have a higher general deductible, the basic insurance and bundled 
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insurance gives us high catastrophic coverage and a savings of about $5,000 from the Farmers 

projections.  This is detailed in one of the Financials slides included as an attachment to the 

Homeowners Notice of Meeting email. 

 

Bylaws Change Proposals and House Rules Document Draft Release 

In the Notice of Meeting, virtual copies of the documents referenced in this section were sent to 

Homeowners. 

 

Rita reported that this year the Declarations and Bylaws Committee reviewed the Declarations 

and Bylaws, which were written in the 1980s. She explained that some of the language is now 

outdated or inconsistent with current operating practices but that a total overhaul of these two 

founding documents would require revising the full documents and submitting them to the Court, 

thereby incurring expensive legal fees. However, Article VIII, Section 1 of the Bylaws allows 

the Association to amend the Bylaws if approved by the majority of Homeowners, and Article 

IV, Sections 3.a and 3.b of the Bylaws gives the Board of Directors the authority to create 

supplements to the Founding Documents. 

 

Template for Amendments to Bylaws:  The Property Management Company has advised that 

amendments be limited to individual Bylaws sections which clearly state the reasons for the 

change and include WAS and IS wording, to be presented to the Homeowners at an authorized 

meeting for approval with a majority vote.  

 

Rita presented a template which she crafted that allows for amendments to the Bylaws and which 

includes Purpose, WAS and IS wording, Vote Results, and Disposition of the proposed change.  

 

Rita stated that she will try to meet with a pro-bono lawyer to double check that this approach is 

okay. 

 

Explanation of House Rules Supplement:  Rita also presented a House Rules document which 

organizes, summarizes, and clarifies the Founding Documents for the convenience of the 

Homeowners. This includes two sections:  1) a compilation of all letters to Homeowners already 

approved and released, and 2) Changes to the Bylaws, which would be updated annually by the 

Association with Homeowner approval, using the aforementioned template.  

 

The House Rules supplement would be a living document that not only puts all the documents in 

one place but also allows the Board to clarify details about rules while providing Homeowners a 

way to review and approve proposed changes to the Bylaws. 

 

Bylaw Change Proposals for this Annual Meeting:  Rita presented two proposed changes to the 

Homeowners for approval at this annual meeting:   

 

1) DAY OF ANNUAL MEETING:  Article III, Section 3 of the Bylaws currently states that 

“the annual meeting of the Association shall be held on the fourth Monday of March…”   

 

Rita proposed that the wording be changed to “the annual meeting of the Association 

shall be held on any Monday of the month of March…” 
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Discussion:  Shannon suggested that the meeting time could be even more flexible to 

include any day in the month of March.   

 

Disposition:  Adam moved and Kathy seconded the motion that the following proposed 

change to Article III, Section 3 of the Bylaws be approved by the homeowners: 

 

“the annual meeting of the Association shall be held on any day of the month of 

March…” 

 

The motion was approved by a unanimous vote of the homeowners present and proxied. 

 

2) HOUSE RULE SUPPLEMENT REGARDING COMMON AREAS:  The Bylaws and 

Declarations refer to Common Area inclusions and exclusions, but over time, the need for 

further clarification and updating of Common Areas has evolved since the 1980s when 

the Founding Documents were written.  

 

Currently, Article IV, Section 3(c) of the Bylaws states: “To keep in good order, 

condition and repair all of the common property within the Project, all items of common 

personal property used by the Owners for the enjoyment and maintenance of the Project 

and exterior maintenance of each Townhouse as is provide in the Declaration.” 

 

Rita proposed that the following wording be added to allow a living House Rules 

supplement to provide further definition of the Common Area inclusions and exclusions 

of the Project (the Project being the BCTA): 

 

 “and supplemented by the House Rules further defining the Common Area 

inclusions and exclusions of the Project.” 
 

Discussion:  Katie asked if the House Rules additions and clarifications would be 

decided by the Board.  Rita stated that the Board would decide on the details of routine 

matters but would solicit comments from homeowners before deciding on significant 

changes to interpretations of the Bylaws and Declarations. 

 

Disposition:  Kathy moved and Adam seconded the motion that the following proposed 

addition to Article IV, Section 3(c) of the Bylaws be approved by the homeowners so that 

the Board can periodically update inclusions and exclusions to the Common Areas:  

 

“and supplemented by the House Rules further defining the Common Area 

inclusions and exclusions of the Project.” 
 

The motion was approved by a unanimous vote of the Homeowners present and proxied. 

 

Window, Fence, and Trim Inspection 

Rita reported that Shawn Smith of Black Lotus, who did a good job on the recent interior repairs, 

is scheduled to come over Friday and do assessments of the critical repair items, which will help 
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the Board develop a plan. The Board had approved paying Shawn for this service at the last 

Board meeting. 

 

Adjournment 

Rita moved and Adam seconded the motion that the meeting be adjourned. The attendees voted 

to adjourn the meeting at 8:00 p.m. 

 

 


