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Willow Creek Townhomes Association 

ANNUAL OWNERS’ MEETING 

December 19, 2024, 4:00 PM (MT) 
and VIA Zoom 

 

https://us02web.zoom.us/j/82753857836?pwd=NDEbqHAfzVreO9gAWqODEEEfSjIVAL.1 

 
You are hereby notified that the Willow Creek Townhome Association Annual Owners’ 

Meeting will be held in person and via Zoom on December 19, 2024 at 4:00 pm MT.  If you are 

unable to attend, please fill out and return the attached proxy form below.  

 

I (we) as owners of Unit _____ and member of the Willow Creek Townhome Association, 

hereby appoint the said person as my (our) proxy for the Annual Meeting of the Membership of 

the Association.  Said meeting to be held December 19, 2024 at 4:00 PM via in person and via 

Zoom. 

 

Please designate a specific member of the Association or your legal representative to vote as 

your proxy.  That individual must be participating in the meeting for your designation to be 

valid.  This proxy will expire 30 days after the Annual Meeting of the Owners. 

 

I hereby designate the following person as my proxy: 

 (    ) John Routa   

 (    ) Randy Sackett   

 (    ) Greg Carver 

                                    OR 

 (    ) Property Owner or Authorized Representative, named here: 

 

______________________________________________________________________________ 

 

As Proxy, said person may vote and/or take any other action (we) would take, on our behalf, as 

if (we) were personally present.  

______________________________________________ ______________________________ 

Owner/Lot and Filing Number    Date 

______________________________________________ 

Email Address  

 

PLEASE RETURN YOUR PROXY BY NOON, DECEMBER 18, 2024 TO: 

erind@toadpropertymanagement.com 

mailto:erind@toadpropertymanagement.com
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ZOOM Meeting Information 
 

Willow Creek Townhome Association Annual Owners’ Meeting 
 December 19, 2024, 4:00 PM Mountain Time  

 
To join the Zoom Meeting copy/paste the link below into your browser:    

 
https://us02web.zoom.us/j/82753857836?pwd=NDEbqHAfzVreO9gAWqODEEEfSjIVAL.1 

 
Meeting ID: 827 5385 7836 

 
 

If you are unfamiliar with a Zoom meeting, please contact the office 
and we will assist you prior to the meeting date. 

 
erind@toadpropertymanagement.com  

Thank you!  
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AGENDA 

Willow Creek Townhome Association 

ANNUAL OWNER’S MEETING 

DECEMBER 19, 4:00 PM (MT) 

 

 
• Call to Order 

 

• Roll Call/Quorum/Proof of Notice – 12/9/24 

 

• Approval of Last Owner’s Meeting Minutes – September 27, 2023 

 

• FY25 Budget Ratification 

 

• Snow Removal 

 

• New/Old Business 

 

• Set 2025 Annual Meeting Date 

 

• Adjourn 

 

 

***Meeting of the Board of Director to Immediately Follow*** 



 

 

WILLOW CREEK TOWNHOMES ASSOCIATION 

ANNUAL HOMEOWNERS MEETING 

WEDNESDAY, SEPTEMBER 27, 2023 – 5:00 P.M. 

318 ELK AVENUE, SUITE 10, CRESTED BUTTE 

VIA ZOOM 

 

 Present via Zoom: John Routa, Unit 1 

    Allan Kroll, Units 2 and 4 

Greg Carver, Unit 3 

Randy Sackett, Unit 5 

 

Joe Robinson – Toad Property Management 

Jacob With – Law of the Rockies – legal counsel 

 

Joe called the meeting to order at 5:05 p.m., confirmed notice of meeting had been mailed 

on September 13, 2023 and said there was a quorum with all units represented at the 

meeting.   

 

Allan questioned who Jacob With as legal counsel was representing and why it was 

necessary to have legal counsel at the meeting.  Jacob explained he was participating in 

the meeting at the request of the Board and would provide guidance or legal advice on 

some topics during the meeting. 

 

Allan expressed concern that the August 7, 2022 minutes did not acknowledge the 

lengthy discussion regarding amending the Declaration and the other three owners paying 

for any legal advice provided regarding a potential amendment.  Other owners did not 

remember that discussion occurring at the August 7, 2022 meeting.  Greg made a motion 

to approve the August 7, 2022 minutes as presented.  Randy seconded the motion and it 

was approved by 3 votes in favor and 2 votes opposed.   

 

Joe explained Greg Carver and Randy Sackett were both willing to continue on the Board 

for an additional term and John Routa had one more year on the Board.  Allan said he 

would be willing to join the Board and Joe explained there would be a secret ballot 

utilizing the private chat feature via Zoom.  All owners agreed to having an open vote 

instead of a secret ballot.  After voting it was confirmed Greg and Randy had been 

elected to the Board for an additional term.  Allan questioned the decision as, in his 

opinion as the owner of two units, he had four votes in favor of him joining the Board. 

 

Joe said soffit vent replacement would occur the week of October 9th and Joe would 

attempt to find a contractor to paint the upper trim areas of the buildings.  Joe said the 

dumpster enclosure would be stained.  Allan questioned why individual owners were not 

paying for the painting of the trim areas and said his units did not need to be stained or 

painted.   Greg explained prior painting projects had been funded by a combination of 

reserve funds and individual owner payments.  Once estimates for the trim work had been 

received the matter would be discussed further.  John said some areas on all five 

buildings required some attention. 



 

 

 

Allan expressed concern about the damage to his deck, stairway and rock which in his 

opinion was caused by snow being pushed and stored in the wrong location.  Allan asked 

when those repairs were going to be made as an Association expense.   Joe said, in his 

opinion, it was not clear how the damage had occurred.  Joe agreed to discuss with Rob 

Harper of Toad.  Greg explained Whiteout Snow Removal had been contracted to 

perform snow removal as they used equipment which was less likely to cause damage. 

 

Prior to the meeting a draft 2024 Budget had been approved by the Board and distributed 

to all owners.  Joe explained the 2024 Budget increased dues back to the level the dues 

had been in 2022.  Joe said the increase was necessary due to increased insurance 

expenses.  Joe explained there was approximately $15,000 in the Checking Account and 

$6,000 in the Reserve Account at the time the financial report was sent out.  Joe said the 

Board approved the Budget and then the Budget was presented to owners who could vote 

to veto if the Budget was not acceptable to them. 

 

Allan expressed concern about legal fees when, in his opinion, legal counsel was not 

representing the Association but representing three owners.   

 

Greg made a motion to ratify the 2024 Budget.  Randy seconded the motion and there 

were two votes opposing the ratification of the 2024 Budget.  Allan made a motion and 

provided the second of the motion to veto the 2024 Budget and three owners voted 

against the veto.  The 2024 Budget as presented was ratified. 

 

Joe explained a proposed Covenant Amendment had been circulated prior to the meeting 

and Jacob would provide information, answer questions and conduct the voting.   Allan 

said he opposed the amendment and it would not be possible for the Association to obtain 

two-thirds support.   

 

Jacob explained the insurance agent had expressed concern about claims, unit vacancies, 

or repairs not being made to Units 2 and 4 and the insurance agent had indicated coverage 

might be dropped in the future.  In an attempt to resolve the matter the Board had 

discussed amending the Covenants so that individual owners would be responsible for the 

insurance of their own unit.  Maintenance of the exterior of all units would be an 

individual owner responsibility.  Jacob confirmed Colorado Statute required 67% 

approval of owners and explained Willow Creek was covered by the Colorado Common 

Interest Ownership Act (“CCIOA”) due to the section of the Covenants regarding the 

Reservation of Development Rights.  Allan said there was no additional land which could 

be developed and the original attorney should not have included that clause in the 

Covenants as paragraph 3.11.  Allan suggested the Association give an agreed upon 

amount of money to each owner so that each owner would buy their own insurance and 

the Association would still meet the requirement to put insurance in place.  Jacob said 

paragraph 4.3 of the Covenants addressed exterior repair and maintenance and it was 

necessary that both insurance and exterior repairs and maintenance be addressed in the 

same manner.   

 



 

 

Joe confirmed there was currently an insurance policy in place with Central Insurance 

and the 2024 Budget was based on actual expenses of that policy.  Allan objected to the 

amendment and the method of adopting the amendment and said there was insurance in 

place.  Allan said he would be willing to consider the Covenant amendment if the other 

three owners would pay for the legal advice from Jacob With and Allan said he would 

research the conflict of Jacob, in Allan’s opinion, representing the personal opinions of 

three owners.  Allan said he would be willing to draft an amendment for owner signature 

if the other three owners paid the legal expenses for Jacob With and Jacob or Law of the 

Rockies never represented the Association again.  John stressed the Board was attempting 

to act in the best interests of the Association.   

 

After a long discussion John, Randy and Greg agreed to review a redline version of the 

Covenant Amendment prepared by Allan and once that Amendment was signed by all 

parties John, Randy and Greg would pay the legal expenses invoiced by Law of the 

Rockies for the Covenant Amendment and any review of the redline version.  Jacob said 

he would not object to stepping back from the Association subject to a satisfactory 

amendment.  Allan said he would be able to provide a Covenant Amendment to John, 

Randy and Greg within 30 days.   Allan stressed the need to keep insurance in place until 

the end of the term unless the policy was cancelled by the insurance company. 

 

Joe agreed to speak with Rob Harper of Toad Property Management about the damage to 

the deck railings, stairway and rock at the back of one of Allan’s units. 

 

Allan said he did not like the estimate recently provided for the repair of the rock damage 

to the front of his unit caused by Federal Express.   The original estimate for the repair 

had not been acceptable to Federal Express. 

 

At 6:19 p.m. Greg made a motion to adjourn the meeting.  Randy seconded the motion. 

 

 

_____________________________________ 

Prepared by Rob Harper 

Toad Property Management, Manager 

of Willow Creek Townhomes Association 



Account Name 2024 Actual 2024 FY Budget 2025 FY Budget

Income

    Operating Dues 32,450.00 33,000.00 33,383.60 Account Name Balance

    Interest 46.75 0.00 0.00 ASSETS

Total Budgeted Operating Income 32,496.75 33,000.00 33,383.60 Cash

    Checking 9,964.54

Expense     Reserve - General 5,663.46

    Management fees 5,600.00 6,720.00 7,257.60 Total Cash 15,628.00

    Insurance 13,228.68 13,400.00 14,546.00 Accounts Receivable 7,550.00

    Legal - General 28.25 1,000.00 1,000.00 Prepaid insurance 790.32

    ADMIN/OFFICE TOTAL ASSETS 23,968.32

        Accountant 366.95 300.00 300.00

        General Admin: Filing Fees, Postage, Copies 90.58 100.00 100.00

    Total ADMIN/OFFICE 457.53 400.00 400.00 LIABILITIES & CAPITAL

    REPAIRS AND MAINTENANCE Liabilities

        Repairs and Maintenance - General 617.98 1,000.00 200.00 Total Liabilities 0.00

        Repairs and Maintenance - Toad 1,072.50 200.00 1,000.00 Capital

    Total REPAIRS AND MAINTENANCE 1,690.48 1,200.00 1,200.00     Appfolio Opening Balance Equity 10,335.49

    LANDSCAPING / GROUNDS MAINTENANCE     Unrestricted Fund Balance 13,592.74

        Landscaping/Grounds- general 876.29 3,500.00 2,500.00     Calculated Retained Earnings -21.13

    Total LANDSCAPING / GROUNDS MAINTENANCE 876.29 3,500.00 2,500.00     Calculated Prior Years Retained Earnings 61.22

    SNOW REMOVAL / SNOW PLOWING Total Capital 23,968.32

        Snow Removal - General 2,372.50 4,400.00 4,000.00 TOTAL LIABILITIES & CAPITAL 23,968.32

    Total SNOW REMOVAL / SNOW PLOWING 2,372.50 4,400.00 4,000.00

    UTILITIES

        Utilities - Trash/Recycle 2,264.15 2,100.00 2,200.00

    Total UTILITIES 2,264.15 2,100.00 2,200.00

    Reserve Fund 0.00 280.00 280.00

Total Budgeted Operating Expense 26,517.88 33,000.00 33,383.60

Total Budgeted Operating Income 32,496.75 33,000.00 33,383.60

Total Budgeted Operating Expense 26,517.88 33,000.00 33,383.60

NOI - Net Operating Income 5,978.87 0.00 0.00

Other Expense

    Capital Expenditures 6,000.00 0.00 0.00

Total Budgeted Other Expense 6,000.00 0.00 0.00

Net Other Income -6,000.00 0.00 0.00

Total Budgeted Income 32,496.75 33,000.00 33,383.60

Total Budgeted Expense 32,517.88 33,000.00 33,383.60

Net Income -21.13 0.00 0.00

Additional Account Types: Asset, Cash, Liability, Capital

Accounting Basis: Accrual

Level of Detail: Detail View

Budget Approval: Current Year & Draft Budget

Properties: Willow Creek Townhomes Association - PO Box 2776 Crested Butte, CO 81224

Period Range: Jan 2024 to Dec 2024

Balance SheetComparison Period Range: Jan 2025 to Dec 2025

Properties: Willow Creek Townhomes Association - PO Box 2776 Crested Butte, CO 

81224As of: 12/31/2024

Accounting Basis: Accrual

Include Zero Balance GL Accounts: No


