
BROADMOOR HUNTINGTON HARBOUR COMMUNITY ASSOCIATION 
SPECIAL ASSESSMENT BALLOT MEASURE 

 
The board of directors has determined that the most viable option to fund the immediate re-roofing 
of the complex is to impose a special assessment of up to $11,250 on each condominium unit (the 
actual assessment is currently projected at $11,125).  This action requires the approval of a majority of 
a quorum of condominium members of the association, a ballot for which is enclosed.  EACH AND 
EVERY HOMEOWNER NEEDS TO BE CONCERNED ABOUT PROTECTING YOUR HOME AND INVESTMENT 
BY VOTING ON THIS MEASURE.  Please return your ballot immediately (and no later than May 20, 
2015). 
 
Q:  Why do we need new roofs? 
A:  Last year the association retained two industry experts, AWS Consultants (an independent roofing 
consultant) and Steven Lang (president of Lang Roofing --the association's long-time roofing contractor, 
to prepare extensive analyses of Broadmoor's roofs.  On February 21, 2015, approximately 80 
homeowners attended the Town Hall meeting at which those two experts presented reports, photos 
and videos of the results of their studies.  Both experts' presentations and opinions, and the findings 
from the recent exploratory re-roofing of a building on Bordeaux, firmly conclude that our roofs have 
reached the end of their useful lives and must be replaced.  (All of the materials presented at that 
meeting are posted on the association's website www.broadmoorhh.com under the thumbnail "ROOF 
ISSUE.")  At the end of that Town Hall meeting, by a show of hands of homeowners, the overwhelming 
majority (almost unanimous) indicated their support for a special assessment. 
 
Q:  What did the tear-off of the Bordeaux building's roof reveal? 
A:  In December the board approved the tear-off and re-roofing of one eight-unit building on Bordeaux 
Lane to obtain specific forensic evidence of the condition of the roofs.  Most of the clay roofing tiles are 
intact and should last several more decades, but the other roof components are failing and pose the risk 
of roof leaks and the ensuing damage to homes.  The membrane beneath the tiles is old, worn, brittle, 
cracked, torn and otherwise compromised.  As a result, the wood frame beneath the membrane has 
significant water damage and dry-rot in many areas, and there is termite damage to both the plywood 
sheeting and structural roof beams.  During the Bordeaux re-roofing almost 25% of that building's 
plywood sheeting had to be replaced and 18 structural companion beams had to be bolted in alongside 
existing framework due to water, dry-rot and termite damage.  The original framing was severely 
compromised.  In addition, all metal flashing is severely rusted, with holes and fractures in many places.  
Vents and pipes are rusting and are not sealed properly, and the five-year old chimney shrouds are 
rusting, holes are developing, and the rivet fasteners are coming apart. 
 
Q:  How much will it cost to re-roof the complex? 
A:  The projected cost to re-roof all 34 residential buildings in Broadmoor is $3,300,000.  This project 
does not include the separate garage buildings. 
 
Q:  How is the special assessment calculated? 
A:  Here are the projected estimates: 

 Total complex re-roofing cost projection:     $3,300,000 
 Less: Reserve funds from monthly assessments -- Sept ‘14 to Aug ‘15 
  ($67/mo. x 12 mos. x 244 units)             - 196,176 
  Reserve funds from monthly assessments -- Sept ‘15 to Aug ‘16      - 196,176 
  Reserve funds from monthly assessments -- Sept ‘16 to Aug ‘17     - 196,176 
 Remaining funding required:       $2,711,472 
 Special assessment per unit:     $2,711,472/244 units  ≈  $      11,125 



Q:  How long will it take to re-roof the entire complex? 
A:  Best case scenario -- about two years; worst case -- 18 years.  (1)  If a special assessment is approved 
by members, the association will have the necessary funds to commit to a continuous re-roofing project.  
With the ability to schedule work crews dedicated solely to our project, Lang believes it can complete 
the entire project in about two years, which will help minimize our exposure to leaks and damages.  In 
addition, Lang will be able to achieve some economies of scale in labor efficiency  and material orders, 
which can result in discounts for our association.   (2)  If a special assessment is not approved, the re-
roofing project could take up to 18 years, depending on the ability of the association to reserve funds for 
roofing  in the absence of a special assessment. 
 
Q:  What if members approve a special assessment? 
A:  If a special assessment is approved, the board will set the date by which the assessment must be paid 
in full by all homeowners.  That date will be not sooner than September 1, 2015 nor later than March 1, 
2016. 
 
Q:  What are the advantages of paying the special assessment in one lump-sum? 
A:  (1)  Homeowners who can afford to pay the assessment in one lump-sum avoid any finance cost and 
loan fees.  (2)  Those homeowners who have home equity lines of credit can borrow from such a line to 
pay the assessment and, depending on their individual tax situation, take a mortgage interest tax 
deduction.  (Homeowners who finance their assessment through the association's bank loan cannot take 
a tax deduction for the interest paid on the association's loan.)  
 
Q:  What if I can't afford to pay the assessment in one lump sum? 
A:  The board recognizes that not every homeowner can afford or will want to pay a $11,125 special 
assessment in one lump sum.  Those that cannot could be at risk of losing their unit or might be forced 
to sell, neither of which the board wants to see occur.  (1)  Once a special assessment is approved by 
homeowners, the board will immediately negotiate terms with bank lenders and conduct another ballot 
vote of owners for approval of an association bank loan to finance the assessments of those owners who 
elect to finance their assessment.  (2)  Alternately, homeowners independently can obtain their own 
bank financing to finance their special assessment.  Those that do may be able to negotiate better terms 
than the association bank loan.  Also, interest paid on the homeowner's loan would be tax deductible if 
the homeowner itemizes deductions for tax purposes. 
 
Q:  What member approval is required to enter into an association bank loan? 
A:  ***IMPORTANT***  In order for the association to enter into a bank loan, two-thirds (2/3rds) of all 
homeowners must approve a loan ballot measure -- that means 163 of the 244 association members 
must vote in favor of a bank loan.  This is a very high threshold to achieve.  It is in every homeowner's  
interest to vote in favor of a bank loan, even if you don't intend to finance your assessment, to assure 
that all homeowners are able to pay their assessment. 
 
Q:  What are the terms of a bank loan? 
A:  The board believes a seven-year fixed interest rate loan is the best option for homeowners who elect 
to finance their assessment.  Preliminary loan numbers from banks project the monthly payment at 
$159 per month for seven years.  This includes interest at 5.25% per annum and a .5% loan origination 
fee.  Total cost of the assessment, loan, and fees over seven years will be approximately $13,350, which 
means the cost of financing would be about $2,225 ($13,350 - $11,125).  (These loan numbers are 
projections based on current bank terms and fees.  The final loan figures and monthly payments may 
change depending on the bank's rate of interest at closing.)  Remember, homeowners who pay in one 
lump sum avoid any financing costs.   
 



Q:  What if the members don't approve the special assessment? 
A:  (1)  At our current rate of reserve funding for roof replacement, it will take approximately 18 years to 
re-roof the complex, assuming labor rates and material costs do not increase during that time.  During 
those 18 years, the association will have to bear the increasing costs of roof leaks, the resulting damage  
to the interiors of units, and inflation -- all which could add hundreds of thousands of dollars to the cost  
of re-roofing.  It simply makes no sense to the board and to most homeowners to prolong the risk of  
leaks and damage.  (2)  Alternately, future boards could continue to increase monthly assessments 20%  
each September until the roofs are redone.  Under this scenario, it would take another four years to 
complete the roofing by which time monthly assessments will have increased to $841 per month. High 
monthly assessments will degrade our property values and hinder re-sales of our units.  And the  
association would be exposed to leaks and damage during those four years. 

Q:  What if the special assessment is approved, but members don't approve a bank loan? 

A:  There are a couple options:  (1)  The board could require all homeowners to pay the special 
assessment in one lump sum; those that do not have the money to do so would have to obtain their  
own financing.  (2)  The board could spread the special assessment payments over an extended period 
of time -- the current thinking is 36 months to avoid extending the re-roofing project out too far.  Option 
2 would add $309 per month to every homeowner's monthly assessment, bringing the total to $715 per  
month ($406 regular assessment and $309 special assessment) during that 36 month period.  The  
roofing project will have to be extended out over those three years as funding permits. 

Q:  Why the rush? The roof above my unit isn't leaking.  Why not just continue to repair leaks and wait 
another 10 years to replace the roofs? 
A:  First, no one should wait until a roof actually begins to leak and causes water damage to a unit  
before addressing the roof's replacement.  That is like waiting until a fire occurs before installing fire 
sprinklers.  During the last two years of historic drought (about 2" of rain last year), the association 
received over 47 reported leaks and the cost of repairs exceeded $50,000.  Imagine the damage that will 
occur during several normal seasons of 13" of rainfall!  The damage caused from a roof leak to a unit 
from the November 2, 2014 rain (.35 inches) was over $10,000, the cost of which each of us shares.  
Second, our roofs are over 35 years old, and the roofs' condition will only worsen over the next 10 years 
as their age  reaches 45 years old. Third, felt membrane is designed to last 20 to 25 years, after which it 
becomes brittle, cracks and deteriorates -- we are well beyond that point (as evidenced by the videos 
posted on the website taken during recent roof repairs).  Fourth, we know now conclusively that our 
buildings' roof  structures have significant dry-rot, termite and water damage in many areas and those 
"hidden"  damages should not be ignored even though they are not readily apparent.  As the 
independent  consultant's report concluded:  " Repairs to existing observed deficiencies including 
correcting previously improperly replaced tiles will become more expensive and less effective.  . . .  
Although these  leaks may not be seen from inside the units, water seepage can cause damage to 
plywood sheeting and wooden support members along with an avenue for pest infiltration." 

IT IS EVERY BROADMOOR HOMEOWNER'S RESPONSIBILITY TO VOTE ON THIS ISSUE. 

PLEASE RETURN YOUR BALLOT IMMEDIATELY. 

EVERY VOTE IS IMPORTANT!!! 



RE-CAP OF THE PROJECTED COSTS AND FINANCING OPTIONS 
TO RE-ROOF ALL BROADMOOR RESIDENTIAL BUILDINGS 
(all figures are estimates based on current information) 

 
 
I. REMAINING FUNDING REQUIRED TO RE-ROOF COMPLEX:   $2,711,472 
 
    
II. SPECIAL ASSESSMENT PER UNIT:   $2,711,472/244 units  ≈  $      11,125 
 (Requires majority approval by quorum of members) 
 
 
III. FUNDING OPTIONS: 
 
 1. Lump-sum assessment payment      $      11,125 
 
 2. Seven-year 5.25 % loan:*   (total cost about $13,350)   $           159/mo 
  (Requires approval of 2/3rds of all homeowners) 
 
 3. Special assessment spread over 36 months**    $           309/mo 
  (in addition to regular monthly assessment) 
 
 
IV. MONTHLY ASSESSMENT INCREASES OVER NEXT FOUR YEARS:***     Up to = $           841/mo 
 (If special assessment is not approved by members) 
 
 
    
 
 
 
 
 
 
___________ 
 
* Loan requires approval of 2/3rds of homeowners, or 163 affirmative votes, which is a high hurdle to 

obtain. Principal amount of each unit loan is currently projected at $11,180, which includes $55 loan 
origination fees and costs for each unit financed.  Total cost is projected at about $13,350; including total 
financing interest and costs of about $2,225. Homeowners who pay in one lump sum avoid any interest 
and financing costs.   

 
** If a loan is not approved by homeowners, the board may consider spreading special assessment payments 

over 36 months.  If so, the combined monthly assessment will be $715 per month ($406 regular 
assessment plus $309 special assessment). 

 
*** If homeowners do not approve the special assessment, the only way to finance the re-roofing will be to 

continue to increase monthly assessments by 20% each year in September 2015, September 2016, 
September 2017 and September 2018, at which point assessments would reach $841 per month.  This 
flow of funds would permit the roofing project to be completed by mid-2019, weather permitting. 




