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MEETING MINUTES - DRAFT 
MEETING OF SVCA FINANCE COMMITTEE 

Wednesday, May 4th, 2016 

MULTI-PURPOSE ROOM 
 

I. CALL TO ORDER  

a. The meeting was called to order at 6:29 p.m. 

II. ROLL CALL 

Finance Committee Members:  Carol Houlton, Treasurer; Mike Ashby, Rick Gray, James 

Rorabaugh, Tony Louzao, and Jack Levine.  Pug Edmonds had an excused absence.  

Sudden Valley Staff:  Mitch Waterman, Managing Director; and Sarah Pratt; Administrative 

Specialist.  

 Community Members:  9 

III. ADOPTION OF AGENDA 

a. The agenda was adopted as submitted by acclamation. 

IV. MEMBER QUESTIONS AND COMMENTS 

a. A member handed out a list of local transfer fees, the highest being $300.00. 

b. A member referred to Chapter 64 of the RCW’s, which contains information about raising 

fees.  She expressed concern that if the transfer fee increase was approved and the monies 

went into a Capital Reserve account, the difference of the monies currently going to 

Operations wouldn’t be made up. 

c. A member felt the fee increase was excessive.  They were not against a fee increase in 

principle, but wanted information behind the level of the increase. 

d. A member stated that he was not against a fee increase if it was warranted, but voiced 

concern with successfully implementing that fee increase with the surrounding economic 

situation.  He also did not want to see a loss of money to the Operations account.   

e. A member felt that fronting $1,000 would not be unreasonable, especially considering 

SVCA’s dues being so low in comparison to other HOA’s.   

f. Larry Brown spoke from the audience, saying that he’d spoken to County Executive Jack 

Louws at the County Council meeting.  Their conversation revolved around whether or not 



SVCA Finance Meeting               5/12/2016  2 
 

the County would ever maintain Sudden Valley’s roads.  The short answer is that they will 

not, however there is more to the story.  It was suggested that Larry invite Jack Louws to 

Sudden Valley to speak to the Board regarding this. 

g. A member noted that homebuyers could ask sellers to pay the transfer fee as part of the 

closing costs. 

h. A member stated that homes in Sudden Valley are priced so low that it makes SVCA very 

attractive to outsiders.  They did not feel that the increased fee would push people away.  If 

we don’t use the funds to support infrastructure, that will push people away. 

i. A member felt this was another way to increase the dues without a membership vote. 

j. A member felt that lots meeting certain criteria should have a smaller transfer fee. 

V. NEW BUSINESS 

a. Discuss Transfer Fee 

- Director Houlton responded to the members concerned with where the transfer fee 

funds would be appropriated.  She stated that the money will be split between 

Operations and Capital.  She also affirmed that the Association will speak with 

the auditors about the appropriateness of the split. 

- Director Houlton advised the Finance Committee that the new Transfer Fee 

Policy recommendation was attached and asked the Committee for questions. 

- Managing Director Mitch Waterman noted that the topic was introduced by the 

Reserve Study consultant, David Schwindt, after he examined various aspects of 

SVCA.  The Mr. Schwindt felt that an appropriate transfer fee was ½ to 1 ½ 

percent of the sale price of a home, which makes SVCA’s fee far too lowreviewed 

5 comparable HOA’s with golf courses and discovered that their fixed transfer fee 

amounts ranged from $350.00 to $2,000.00 per sale and were paid by the property 

owner.  The MD read from an article provided by Schwindt that discussed how 

transfer fees affected sales.  With the numbers suggested by Schwindt, the MD 

approached the attorney for recommendations.   The attorney reviewed how 

transfer fees were established in Sudden Valley, subsequently producing a letter 

stating that fees enacted by the Board may be changed.  The Board may also 

determine the split between the Operations and Capital accounts.  MD Waterman 

used the template from the UDR policy to create the new policy and proposed 
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that, of the $1,000.00 fee, $125.00 be left in Operations and $875.00 be attributed 

to a Capital Holding account.  He will discuss budgetary assumptions.  One that 

was already discussed is the transfer back of the 5% that moved from Operations 

into Capital in 2014.  He proposed that if that 5% was returned, the $125.00 being 

attributed to Operations should be moved to the Capital Holding account as well.  

In the event this happens, the entire $1,000.00 fee would be used as a Capital 

investment.  Director Houlton asked if the Board had the authority to change the 

fee’s appropriation once more if the 5% dues proposal did indeed pass.  The MD 

affirmed that they have the authority to do so. 

- Director Ashby was concerned about the perceived equity of the situation.  He 

would prefer it to be a percentage based on the sale price of the home or lot versus 

a fixed number.  Jack Levine suggested establishing low and high end for the fee. 

- Tony Louzao asked if the fee would be decided on the value of the lot or the value 

of the home that will go there?  Director Ashby pointed that there is no way to 

know when they will build.  He suggested two transfer fees – one on the lot and 

one on the house. 

- James Rorabaugh asked if the Association has done homework on the costs for 

Whatcom/Island/Skagit counties for comparison purposes.  The MD responded, 

saying that data from Sudden Valley was considered, keeping in mind the age of 

the infrastructure.  This data was then compared to the fees of other local HOA’s, 

which are much higher in some cases (and they’re often much newer than SVCA).  

SVCA is unique in that it is a half-life cycle, large association which requires 

recapitalization.  We cannot compare apples to oranges. 

- James Rorabaugh spoke in support of the percentage-based fee idea.  He would 

like to consider the demographic that is most likely to purchase in Sudden Valley. 

Young families attracted to the low home prices might find the $1,000 fee an 

undue burden; he would like to examine surrounding communities to make sure 

we are in alignment.  He also discussed where the funds would go initially and 

spoke in support of being proactive when it comes to Operations funding.  The 

transfer fee monies could initially be put aside to promote demolition of buildings 

to reduce the Association’s liability.  
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POINT OF INFORMATION:  The MD noted that we are waiting for a letter from auditors confirming 

that we can use CRRRF funds for demolition.  It is almost guaranteed to go through. 

- Rick Gray expressed disappointment that people do not know about the asset that 

Sudden Valley is.  This community has struggled repeatedly on how to bring 

people together and how to invest in SVCA’s future.  He echoed support for a 

percentage-based transfer fee, wanting to make sure that we cover the cost and 

impact on staff time while getting new owners in the community to recognize 

their stake in the Association. 

- Tony Louzao asked how the policy would reflect the re-appropriation of the 

$125.00 to Capital, should the 5% transfer be successful.  The MD suggested 

adding a caveat statement that for the remainder of 2016, the $125.00 will remain 

in Operations and if the 5% transfer is instituted per the vote at the November 

2016 AGM, the $125.00 will be re-allocated to Capital. 

- Director Houlton felt compelled to mention a conversation she had with a real 

estate agent this afternoon.  She spoke to a RE/MAX real estate agent who felt 

that this transfer fee increase would not only be onerous, but that it will impact 

real estate business and be problematic with the Board of Realtors.  She felt it 

important to remember that there is another point of view on this topic.  It will be 

a challenge to make sure we work with real estate companies and help them feel 

comfortable with it.   

- Jack Levine asked if the entire charge had to be a transfer fee.  Could it be a 

Capital contribution or categorized differently?  The MD explained that some 

things are taxable and some are not.  This suggestion should be taken to the 

attorney.  MD Waterman also pointed out that the Board indeed has the right to 

implement a fee change. 

POINT OF INFORMATION:  Larry Brown spoke from the audience, saying that the County 

Council approved language for the Comprehensive Plan yesterday.  The language allows the 

Council to take any vacant, buildable property in the Lake Whatcom Watershed, remove the ability 

to build on it, and then sell it for whatever remaining value might exist.   It would be like imposing 

the density reduction program in Sudden Valley without SVCA’s participation. 
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- James Rorabaugh addressed the transfer fee, saying he was concerned about its 

impact on the Realtors.  He felt the percentage-based fee was a smart way to go.  

This could also address the income bracket issues he was concerned about.  He 

suggested implementing a progressive gain over a three to five-year window and 

seeing what the market bears.  In year one, the fee might double or triple.  If at 

some point we run against a drop in sales, then that may be the stop line.  

MOTION:  Rick Gray moved that SVCA continue to assess a $125 transfer fee to go into 

Operations in order to cover the transfer costs of all property titles within Sudden Valley.  In 

addition, that SVCA shall establish a Capital Reserve holding account that will be funded by a fee 

that is ¼ of 1% of the sale price of a property.  Director Ashby seconded the motion and the 

motion to recommend the rewritten policy to the Board of Directors for approval passed 

unanimously.   

- Discussion followed. 

b. Discuss 2017 Budget Assumptions 

- The MD provided a handout from Jennifer in her absence, explaining that these 

budget assumptions are the first look at what will be required to accomplish all we 

need to for the AGM.   

- MD Waterman announced that a CPA and former auditor has been hired to 

temporarily replace Jennifer during her maternity leave, starting next week.  She 

feels very confident that he will pick up where she left off.  She is also set up very 

well for offsite work. 

- Director Houlton gave background on the budget assumptions.  Director 

D’Angelo had a budget request from the EPC that he asked the Finance 

Committee to consider. 

1. Director D’Angelo explained that the EPC is working hard to bring forward 

a rewritten plan to start getting the public educated as to Sudden Valley’s 

needs in the event of an emergency.  They are requesting a total of $7,000 

(roughly $1 per resident).  This will be comprised of $2,000 for community 

education, $2,000 for practice exercises, $250 for the annual Safety Fair, 

$1,550 for a single emergency BECoN (9 would be needed), and $1,200 for 

fireworks (for July 2017).  He explained that the emergency beacons would 
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be placed at certain locations and would serve as contact location(s) in the 

event of an emergency.  The MD stated that he would like to put him in 

contact with the Condo Associations to see if they’d like BECoNs at their 

mailbox clusters. 

2. Discussion followed on the appearance of the BECoNs, their maintenance, 

and what exactly they accomplish in the event of an emergency. 

3. Director D’Angelo said that the EPC will likely request funding yearly if 

this request is approved. 

- MD Waterman said the question revolves around whether we keep the dues the 

same, vote for a change in the allocation of the dues, or if they decide to offset by 

transferring sime fees to Capital. 

- Assumptions include the rise of utility costs, insurance costs increasing, payroll 

increases, cost of living analysis, and reevaluation of the Pacific Security contract.  

Rates at the Marina and Area Z will also be increasing. 

- The pool is currently funded by the YMCA.  SVCA has to decide if they wish to 

fund the Adult Pool next year. 

- From 2009 forward, it appears that emergency cash from UDR was made 

available for parks maintenance and mowing.  There does not ever appear to be 

money allocated specifically for Parks and Trails.  Therefore, when the 

community pushed for Parks maintenance, it always came out of UDR.  It’s not 

that SVCA suddenly “found money”, but rather that it was made available from 

emergency funds in order to satisfy the demands of the community.  SVCA must 

decide if they want to do Parks, and if so, how this will be accomplished.   

- Other assumptions that must be included are acts of nature and vandalism.  There 

have been several recent events of vandalism.  The most recent, severe incident 

has a video posted online with a $500 reward in an attempt to apprehend the 

suspects.  Due to the increase in vandalism, we may want to consider more 

cameras. 

- Discussion followed. 

1. Rick Gray asked what the goal was for this meeting with this information in 

mind.  The MD stated that the purpose is to provide Jennifer with things 
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they want her to consider when the budget is assembled.  These include 

changes, wishes and desires, and increased expenses; even the possibility of 

a dues increase.  This is simply the first run-through.  In two weeks, we will 

solidify the assumptions.  From that point, Jennifer will go forward and 

create the budget.  

2. Jack Levine felt that we should ask for a small dues increase.  Discussion 

followed on the need for a dues increase every year and the likelihood of 

that actually happening. 

3. The MD announced that insurance costs will rise by 5-7%.  He requested 

that the insurance company come to the Board meeting to discuss this. 

4. James Rorabaugh pointed out that the LRPC Parks subcommittee is looking 

at park usage.  He suggested determining parks maintenance based on the 

level of usage for a particular park.  Discussion followed on Parks 

Maintenance. 

5. James also asked if the deficit will roll over into next year.  The MD said 

that the deficit is a largely fluctuating number and this is hard to determine.  

However, even if there is a deficit, there will be prepaid dues that will likely 

allow them to straighten out the budget by next year.  

6. The MD requested the Finance Committee have specific ideas ready for the 

next meeting.  By that time, the Board will have had a preliminary 

discussion on budget assumptions and he will pass that information down to 

the Finance Committee at the next meeting. 

7. Discussion followed on the need for a dues increase and establishing a 

culture of understanding within Sudden Valley as to why increases are 

necessary. 

VI.       CLOSE 

MOTION:  James Rorabaugh moved to adjourn the meeting.  Jack Levine seconded the motion 

and the meeting was adjourned at 8:00 p.m. 


