Timber Ridge of Clermont County Homeowner’s Association
Annual Meeting of the Members
Saturday, October 3, 2026, at 10:00 a.m.
Epiphany United Methodist Church

Call to Order
The meeting was called to order by Board President, Laura Kuntz, at the location noted above. Board members in attendance were Laura Kuntz, Susan Hunt, Erin Amundson, and Larry Herald. Laura introduced Cassandra Edwards, the association legal counsel.

Proof of Notice and Quorum 
Cassandra confirmed quorum was met and that residents received proper notice of the meeting.

Cassandra covered the following Agenda Items:
 
Community Survey and Declaration of Covenants
The first thing we're going to cover is the survey. You were issued survey forms. There are additional copies at the front. If you lose yours, there are also copies available on the website.
This survey is important because your Declaration of Covenants is in serious need of amendment.
If you've attended the last several meetings, you know that your governing documents created a number of problems. We fixed one of those governing documents—your bylaws. Now I would like to fix your Declaration of Covenants. The survey will help guide me in drafting an amendment that is most likely to pass. My goal is to make your declaration fit your community: how you actually live and what you actually want.
The survey results are extremely valuable to me and to your board. I don't want to draft an amendment that fails because people don't like it. Then you've wasted your money, I've wasted my time, and we're no better off. If only 20 people submit surveys, that isn't enough. We need responses that accurately represent the people who live here. The board is asking that surveys be returned by November 1, so you have almost a month.

Retention Basin Maintenance
The main topic of business today, aside from the normal annual meeting financials and election, is your retention basin. As you know, you have a pond/retention basin. What you might not know is how expensive these can be to maintain properly.
Unfortunately, I'm very familiar with stormwater retention basins. I've litigated cases involving them, I'm currently an expert witness in a case regarding one, and I'm dealing with another basin that flooded and took out a road during the heavy rains we had two weeks ago.
I won't get into all the technical details of how retention basins work. What looks like a pretty pond is actually a repository for your stormwater. When a developer builds a community, the lots are graded and stormwater, including water from creeks in some cases, is directed toward the basin. Structures and pipes feed water into the basin and sometimes drain it. Those structures and pipes can cost hundreds of thousands of dollars.
Erosion can also occur. That's why you sometimes see riprap, the large rocks placed around shorelines or pipe openings. The rocks help break up the force of the water and reduce erosion. Dredging a basin can also cost tens of thousands of dollars because specialized equipment is needed to remove material from the bottom.
Your basin is currently in need of major work. There is a basic maintenance contract in place to keep it from becoming overgrown and to provide routine cleaning. But periodically, major maintenance such as dredging becomes necessary. The association is looking into obtaining grants from the county to assist with the cost. 
I don't want to give you false hope, but there is also a possibility that the county could eventually take over responsibility for the basin. I accomplished this for another community nearby. We brought all of its basins up to code, got them into good condition, and then turned them over to the county. If Timber Ridge is going to spend the money necessary to bring this basin up to standard, that may be an opportunity to approach the county about taking it over. I can talk with the county and explore the same process I used for my other client.
In the meantime, however, you need to bring the basin up to the condition necessary for it to function properly. The bids the association currently has range from approximately $45,000 to $125,000, depending on whether the project involves minor dredging or a complete dredging.
The exact work will depend on what the experts determine is necessary and potentially what the county would require before considering taking over the basin. If the work proceeds, we're probably looking at next spring or summer, when conditions are drier. Obviously, you don't want to work on a basin during heavy fall or spring rains.
When the work occurs, the green space surrounding the basin will be disturbed. If you have a lot adjacent to that area, please be aware that the green space will be affected by the equipment and work. Unfortunately, that is unavoidable as part of the required maintenance.
The grant information should become clearer around January or February. Both the board and I are monitoring the situation, and the community will receive additional communication once the timing and scope of the project are established.

2027 HOA Assessment
The retention basin project ties directly into your assessments for 2027. As I've mentioned in prior meetings, Timber Ridge has one of the lowest assessments of any association I represent. I personally advise approximately 150 associations in this area, and my firm's practice group collectively advises around 1,000 associations. We've rarely, if ever, seen an association with a yearly fee as low as yours.
Legally, we call these fees assessments, although you may think of them as HOA fees or dues. The board has reviewed the upcoming basin maintenance and other projects and has determined that the annual assessment will need to increase to $200 per year. That is still very low compared with most associations.
You also need to remember that retention basin work requires heavy equipment that runs on diesel fuel, and those costs have increased considerably. HOA communities are particularly vulnerable to inflation because maintenance and contractor costs rise with it.

Financial Overview
Looking at the financial information, the largest portion of your budget is spent on grounds maintenance. That amount is going to increase because the retention basin now requires more than routine maintenance.
Your legal expenses were also somewhat higher, but that's because there were significant legal issues last year. The community has been much quieter during approximately the last nine months, so hopefully legal expenses will remain lower. Once we get your amended declaration under control, an association like yours shouldn't require extensive legal services.
Your total income is a little over $32,000. In my opinion, that is relatively low for an association of your size, particularly one responsible for maintaining a retention or detention basin. Your total expenses are approximately $24,000, so the board is doing a good job keeping expenses below income. However, the difference between income and expenses is essentially what goes into reserves. Putting only approximately $8,000 to $10,000 per year into reserves is probably not sufficient over the long term when you have significant infrastructure such as a retention basin.
That's why your assessments need to increase. You will probably need additional increases in future years—not necessarily dramatic increases, but gradual increases to keep pace with inflation and anticipated expenses. 
I currently represent another community that kept its assessments very low for approximately 15 years because many residents were on fixed incomes. They were doing fine with ordinary expenses, but they weren't adequately funding long-term maintenance and capital projects. Then they experienced an emergency that nearly wiped out their reserve account. We had to amend the budget and drastically increase assessments, and they're still struggling. They're now looking at obtaining a loan, and if they can't obtain financing they can afford, bankruptcy may become an issue. Nobody wants that.
My goal is to keep Timber Ridge from ever reaching that point. Hopefully, once this major basin cleaning and maintenance project is completed, you'll be finished with major expenses for a long time. Then the association can consistently place money into reserves for the next time major basin work is required.
A significant stormwater structure failure can be extraordinarily expensive. I currently have a client dealing with a single manhole structure costing approximately $250,000, and that doesn't include the geotechnical engineering fees associated with reconstructing it. The goal is to keep Timber Ridge out of that kind of financial situation.

Management Company Discussion
Some residents have expressed interest in hiring a professional management company. I'm in a good position to explain the pros and cons because I work with many of the management companies in this area and have negotiated their contracts. The primary advantage is that a management company can streamline the operation of the association and take significant responsibility off the board.
Your board members are volunteers. They aren't paid. They have jobs, families, children, and other responsibilities just like everyone else. Managing violations, collecting assessments, calculating late fees, maintaining records, and handling resident issues can be difficult and time-consuming. A management company can handle much of that.
Management companies also tend to identify violations more quickly. Many contracts require managers to inspect the community once or twice each month specifically looking for violations. Whether residents consider that a positive or negative depends on the character of the community.
Management companies can also make financial operations more formal. Residents may receive coupon books or have access to an online portal where they can see their account ledger and make payments. However, those systems can come with additional fees.
Another important difference is that the management company becomes a buffer between residents and the board. Residents typically contact management first regarding most issues.
The major disadvantage is cost. There is one company I know that offers financial management only, leaving violations and other community issues to the board. That arrangement can be attractive, although that particular company is busy and selective about the associations it accepts.
Full-service management can be expensive, and there are often additional charges for extra meetings or major capital projects. For example, if you undertake a retention basin dredging project, a management company may charge a percentage of the project cost for overseeing it. There can be advantages because management companies have established relationships with contractors and may receive better pricing or faster service. However, those contractor relationships can also create concerns if the contractor doesn't perform well.
A management contract is ultimately a board decision. Your association is a corporation under Ohio law. The members belong to that corporation, and the board is the governing body that controls the corporation. If the board ever decides to pursue professional management, I would help them evaluate and negotiate the contract.
At this point, though, based on your financial condition, I don't believe professional management is worth the cost. For an association of your size, I would estimate a management contract could cost approximately $20,000 per year. If you want to remain self-managed, I strongly encourage residents to stay involved, volunteer for committees, serve on the board, and help with association responsibilities.

Survey and Future Covenant Changes
The survey is intended to determine what residents want going forward, not simply document what currently exists. For example, if the survey shows that residents don't want metal roofs, I could prohibit metal roofs in the new covenant. 
If we don't receive clear survey information on a particular subject, some matters can be left to architectural review so the community has flexibility in the future. My goal is to draft a document that remains useful for many years before you need another major overhaul.

Streets, Drainage and Insurance
A resident asked about responsibility for streets and drainage. When developers build communities, streets generally have to meet specific standards before the government will accept responsibility for them. Your streets have been dedicated.

Regarding insurance, the association generally has three types of coverage:
· Liability insurance
· Directors and Officers (D&O) insurance
· Property insurance

Property insurance can potentially apply if a major storm damages association-owned stormwater structures. Responsibility for drainage structures depends on the recorded plat. Generally, open channels such as creeks, streams, ditches and swales may be the property owner's responsibility.
Underground drainage pipes, often called storm sewers, may be the association's responsibility, particularly when they're connected to a basin. However, in some situations they're the government's responsibility. The plat for each section of the community determines responsibility, and those responsibilities can sometimes vary from section to section.

Grants and Financing for Basin Work
A resident asked about qualifying for grants. I don't yet know exactly what will be required. Government grants typically involve bureaucracy, paperwork, and meeting specific requirements. If the association can meet those requirements, hopefully grant funding will be available. If a grant doesn't come through, there are other options.
The increased annual assessment will provide additional funding. Temporary work may also be possible until enough money is available. Worst-case options could include an association loan or a special assessment. The board is not currently proposing a special assessment, and I'm hoping to avoid that. My goal is to keep you from having that conversation six or twelve months from now.

Flooding and Stormwater Capacity
A resident asked whether the basin could cause flooding. The answer depends on many factors. Even a well-maintained basin can flood during an extreme storm. One of my clients recently experienced flooding despite maintaining its basin extremely well. The basin is fed by a large creek and is located in an area experiencing substantial development. Development changes grading, runoff and the amount of water entering creeks and streams.
Your community was originally designed to accommodate a particular amount of stormwater. Additional development surrounding the community can potentially increase that volume. Stormwater systems are generally designed around what's called a 100-year flood event.
Unfortunately, according to local stormwater engineers I've spoken with, our region has experienced several events in recent years that meet or approach those historical standards. Even if your basin is perfectly maintained—with no debris or vegetation blocking anything—an extraordinary rainfall event can still cause it to swell or flood. The goal is to maintain the system as well as possible so it functions properly during ordinary and severe storms.
There is also another, typically drier basin in the community known as an ephemeral basin. It may remain dry most of the time, but it's designed to fill with water during significant storms. Residents should review their plats and understand where stormwater drainage areas exist before installing improvements such as fire pits or other structures.

Board Election
The election was straightforward because there were two candidates for two open seats.
Therefore, the candidates were elected by acclamation. The new board members are:

John "Doc" Walker 
John introduced himself as a resident who moved into the community in November 2021. He discussed his professional background in software and said he loves the neighborhood and looks forward to helping the community.

Sherilynn McElvy
Sherilynn introduced herself and said she and her family have lived in the community for just over two years and have enjoyed being part of it. She said is excited to have the opportunity to serve on your board. She works full-time as a paralegal in a law firm.

Covenant Rewrite Q & A
Residents asked about the proposed rewrite of the community's Declaration of Covenants.
              Cassandra:
             I would very much like to do a complete rewrite because I don't see much in the existing covenants—even from a formatting standpoint—that makes sense. There are contradictions and confusing provisions. By the time I fixed everything and added everything necessary, it would make more sense simply to rewrite the document.
The new declaration would be divided into clear sections. For example, there would be a definitions section so important terms are clearly defined.

There would be sections addressing:
· Covenants and use restrictions
· Architectural review
· Stormwater systems and structures
· Rentals
· Other community restrictions and responsibilities

My goal is to make the document as organized, readable and user-friendly as possible. This is a document residents need to understand. There's no benefit in filling it with unnecessary legal language that people can't understand.

Registered Sex Offender Restrictions
A resident asked how a proposed restriction involving registered sex offenders could be enforced.

Cassandra:
             I cannot legally prevent a registered sex offender from owning property in the community simply because of that status. That's a property-rights issue. However, a covenant may potentially restrict residency. The concept being discussed is to prohibit certain registered sex offenders from residing in the community and prohibit landlords from renting homes in violation of the covenant. Enforcement would occur when the association becomes aware of a violation.
The declaration is recorded and appears in the chain of title, meaning purchasers are legally presumed to know the restrictions even if they don't personally read the document.

Rental Restrictions
The community currently has a rental amendment, but Cassandra explained that in her legal opinion it was not validly adopted and therefore should not presently be relied upon for enforcement.
The new survey asks residents what type of rental restrictions they want. Options being considered include prohibiting rentals generally, with exceptions for or establishing a percentage cap on rentals. Cassandra explained that hardship exceptions are important because circumstances can arise in which an owner temporarily needs to rent a home.

Examples might include:
· Temporarily moving into a nursing or rehabilitation facility
· Receiving a temporary overseas work assignment
· Experiencing another legitimate short-term hardship

The purpose is to protect individual homeowners while discouraging institutional investors from purchasing homes solely as rental assets. Cassandra said institutional investors and hedge funds have become increasingly active.

Adjournment
There being no further business to be brought before the Board, the meeting was adjourned. Motion to adjourn was seconded.

Respectfully Submitted by:

Sherilynn McElvy, Secretary TRCCHOA
