08/25/2026 Meeting: HOA Special Assessment meeting for pool
repairs, voting only

Date 08/25/2026

Locations Beaver Glen Club House

Participants:

Vice President and acting President John Tibbetts

Treasure Linda Curry

Secretary Erica Esser

Business Administrator Rhonda Carpenter

Board member Jon Parsons Hpoa and club house maintainance
Board member Janine Lehmiller social

Volunteer Donna Adams

Board member Sean Geserick pool

See sign in Roster for attendants

Meeting notes

A called special meeting held on this day for voting only on the pool repairs. Power point
presentation provided for those residents who chose to stay and proxy forms available for those
who would like to vote and not stay.

Power point presented by Erica Esser with the assistance Of Stephanie Tibbetts at the request of
John Tibbetts. The community was given a chance to ask questions though out the presentation
and one member became irate and out of control and asked to leave during which time a police
report was obtained.

For the purposes of these notes a copy of emails that were sent out prior to this meeting and
the power point presentation are attached to these minutes.

The community was notified through emails, phones calls, and the Community Facebook page

No other topics were discussed or voted on



Post meeting notes 08/26/2026

Votes counted at 81 members voted, 15 nehs and 66 yehs, {original numbers were reported by
Janine Lehmiller and Erica Esser as 88 reported votes after their resignation a more accurate
vote was counted as above) an over whelming support was noted for this project and a virtual
vote was held by board members and it was decided to move forward with the invoices while
also seeking legal council from Charles Bond for clarification of our covenants as they are
difficult to understand and interpret. Mr. Bond verbally told Linda Curry that he believed we
were following the covenant as he understood them at the time, but will schedule a meeting for
further interpretation. As a result of this virtual vote Erica Esser and Jannie Lehmiller resigned
effective immediately.

in an effort to stay on a time schedute the board will work in tandem with the community,
lawyer and contractor to accomplish this project as scheduled until further information is
gathered.

Post meeting notes 08/27/2026

An updated list of remaining officers and committee leaders provided to the community
through the Community Facebook page

John Tibbetts Vice President and acting President
Linda Curry Treasure

Sean Geserick, Pool

Jon Parsons Grounds, and LLPOA
Stephanie Tibbetts, LLPOA

Christy Self, IT/ security

Donna Adams, volunteer

Tim Ham, Facebook admin

Gloria Bocan, Welcoming committee
Erica West, Social committee

Steven Phillips, Green Space

Rhonda Carpenter, Business admin

ﬁ/- 7k f/fuf’waéd/ ey Posik

S/gnature President/Secretary
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Starred  Gontact

IPDATED VOTING INFO/PROXY FORM @ 3 inoox

Beaver Glen
Beco: me - Thu, Aug 20 at B54 AM -

Good Morning,

Please be advised, the previously sent proxy form is incorrect and attached here you will
find the correct form to use.

The vote at aur August 25t meeting will be strictly 1o vote YES or NO on a special
assessment for poof repairs - NOT a vote 10 repair OR dacommission.
The spacial assessment amount will stilt be set at $400.00 per lot. Ad removed.

The decommission estimate provided on the preseriation is to give voters an wea of the e
minimum costs 1o do so, 8s a compansan.
If the majonity voies no, we wilt then discuss snd vote on what's next. as a communiy.

1attachment D mend -

BGHOA Proxy f... .docx
DOCK - 206KE

@ &

Reply & Forward »



Starred Contact

INFORMATION FOR POOL. SPECIAL
ASSESSMENT @ 3 tnbox

Beaver Glen
Boo, me: Wed, Aug 19 at G52 PM -

Good Evening Beaver Glen,

Please see the first attachment for informalion regarang the special assessment we will
bit voting ©n at our mesting next Tuesday, August 25th,

The attachment includes information on both options being considered: repainng the poedl
and decommissicning the pool. Ad removed.

if you have any questions after reviewing the information, feel free to repiy 1o this eman LA
and | will answer what 1 can. Any remaining guestions can ba addrassed dudng the
meeting.

HOW TO VOTE:

The meeting will open at 6:3¢ p.m. for early voting. if yau have already made your
decision and do not need 1o stay for the presentation or G8A. you are welcome o cast
your vote at that time and lsave.

The presentation. COVering the information inchuded in the first attachmend. wil begin at
8:45 p.m.. followed by 2 Q8A Session.

voting whi then reopsn following (he Q&A and will remain open unti T:3¢ p.m., with the
voting period exienced if neaded.

|F YOLI CANNOT MAKE IT TO VOTE ON AUGUST 25TH, you can vote by proxy:

Yhe second attachment is a proxy form for homeownars who are unabla to attend the
meeling in person. To designate a proxy, please zomplate the form with your information
and your proxy's information, then either emat the completed form back to this addrass or
provide it directly 1o 2 BGHOA officer, (Respond to this email o coordinate that).

Your designated proxy muat attend the meeting in parson in order to cast your vote on
your behalf. ¥ you do not rave another homeowner you would fika to designate as your
proxy, you may designale any BGHOA officer 10 serve as your proxy. {Aiso respond to this
email to coondinata that}.

Sincarely.

Beaver Glen Homeowners Asseciation Board of Directors.

2 attachments ATEREIE S
Pool Asgsessment ....pdf BGHOA Proxy f... .docx
POF-87 M8 DOCK -205KB
® o < &

Reply Forward



PROXY FORM
BEAVER GLEN HOMEOWNERS ASSOCIATION
SPECIAL ASSESSMENT PROXY FORM
Meeting Date: August 25, 2026
Each lot is entitled to one vote on Association business.

If you are unable to attend the Special Assessment Meeting in person, you may designate
another homeowner who will attend the meeting, or a current BGHOA Board Member, to
cast your vote on your behalf.

Completed proxy forms must be emailed to BeaverGlenCommunity@gmail.com or
delivered to a current BGHOA Board Member prior to or at the Special Assessment Meeting
on August 25, 2026.

Homeowner Name:

Property Address:

| hereby designate:

Proxy Name:

Proxy Address:

to act as my proxy and cast the vote assigned to my lot at the Beaver Glen Homeowners
Association Special Assessment Meeting on August 25, 2026.

| DIRECT MY PROXY TO VOTE:

D YES - | approve the special assessment of $400.00 per lot for pool repairs

D NO -1 do not approve the special assessment of $400.00 per lot for pool repairs
Please select only one option.

This proxy is limited to the Special Assessment vote identified above and expires upon
conclusion of the August 25, 2026 Special Assessment Meeting.

Homeowner Signature:

Proxy Signature:

Date:
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Objective:
Provide homeowners with the information needed to make
an informed decision regarding the future of the community
pool and any associated special assessment.

e Review the current condition of the community pool.
e Present available options.
e Discuss financial impacts.




CURRENT POOL CONDITIONS:
POOL DECK

e Large areas of the deck coating peeled away

e Numerous cracks
e Areas of concrete are chipped leaving uneven, broken surfaces
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CURRENT POOL CONDITIONS:
POOL EDGE AND COPING

Long cracks and separation

Sections of concrete around perimeter are broken off
Concrete edge separated from tile in some areas, Coping is the concrete protective
which can allow water intrusion behind coping & tile cap around the perimeter of the pool




CURRENT POOL CONDITIONS:
WATERLINE TILE/STAIRS

Sections cracked, missing, partially detached
Grout & bonding material behind tile deteriorated
Gaps along top of tile line where deck/coping
has separated

Corrosion around rail mounts



CURRENT POOL CONDITIONS:
POOL INTERIOR

Although it is not clearly visible in photos, the pool’s interior finish is very worn. The structural gunite shell is

normally covered by a smoother protective finish such as plaster, marcite, quartz, or another cement-based

coating. Over many years, that finish gradually erodes from chemical exposure, water movement, brushing,
cleaning, and normal use. These finishes typically last about 7-15 years.

As the finish wears down, the smoother outer layer becomes thin or disappears, exposing the coarse
aggregate and underlying cementitious material. This creates a rough, abrasive interior surface that may:

Scrape swimmers’ feet, hands, knees, or swimsuits.

Make the pool uncomfortable or unsafe for normal use.

Collect dirt, algae, and mineral deposits in pits and porous areas.
Become increasingly difficult to brush and sanitize.

Develop discoloration, staining, pitting, etching, and small areas of
material loss.

e Continue deteriorating as water penetrates weakened or porous sections




CURRENT POOL CONDITIONS:
SKIMMERS AND DRAINS

ONLY 1 OF 3 SKIMMERS and 1 OF 4 DRAINS WORKING
ADEQUATELY - ISSUES THIS CAN CAUSE:

Poor surface cleaning: Leaves, bugs, pollen, oils, and other debris remain on the water longer and may sink to the bottom.
Dead circulation areas: Sections of the pool farther from the working skimmer may receive little surface movement, allowing
debris and contaminants to collect.

Uneven chemical distribution: Chiorine and other treatment chemicals may not circulate evenly throughout the pool.
Greater algae risk: Areas with weak circulation are more likely to develop algae, staining, and biofilm.

Cloudy or less sanitary water: Reduced circulation and filtration can make it harder to maintain clear, properly sanitized
water.

Extra strain on the working skimmer/drain: The remaining skimmer basket and plumbing must collect more debris and
may clog more frequently. The working drain may carry a larger share of the suction load.

Possible pump-flow problems: If the failed skimmers are blocked, leaking, or allowing air into the system, the pump may
lose efficiency, cavitate, or struggle to maintain proper water flow.

All of the above leading to -> Higher maintenance demands: Staff (paid hourly) may need to skim the pool manually,
empty baskets more often, brush problem areas, and use more chemicals to maintain acceptable conditions = additional $$$

Potential causes of failed skimmers: clogged or Potential causes of failed drains: sediment-filled
collapsed plumbing, damaged skimmer bodies, closed lines, blocked plumbing, closed or damaged valves,
or broken valves, leaks, improper water level, or broken drain fittings, deteriorated underground piping,
previous repairs that disabled the lines or drains that were intentionally abandoned during

previous repairs
*Causes will be determined/repairs will be made when renovation for deck/surface begins vs. additional funds spent on separate inspection*



Cost Comparisons

REPAIR: $49,495.55 DECOMMISSION: $37,985.00
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OTHER ESTIMATES RECEIVED:

( Georgia Pools $62,500.00 J Mid State Pools & Spas $76,733.00
~ Estimate e s

*No other estimates for decommission - either no response or they do not work with HOA’s*



What about the excess funds?

e Current estimates do not include costs for repairing the
drains/skimmers/plumbing underneath pool, once those issues
are diagnosed. We have included a buffer to cover costs for any
unknown expenses for those repairs.

e Aside from any additional pool repair costs, the excess funds will
go into our reserve fund to put toward other future repairs to our
amenities, which is mandated in the Beaver Glen By-Laws.
(Section 9.3 & 9.6.6 - see on next slide)




BGHOA By-Laws

Section 9.3. The BoD shall establish, and levy assessments approved by the members to pay
for the services provided by the Association. The BoD will set up reserves for future and major
repairs or replacements of facilities and establish collection procedures for said assessments.

Section 9.4 The BoD shall adopt Architectural Guidelines to provide to Members with the
criteria and information necessary to comply with Covenant restrictions and objectives for
architectural control.

Section 9.5. The Bod Shall adopt Rules and Regulations to govern the use of Common
Property and the conduct of all who reside, visit or work at Beaver Glen while using the Common
Property.

Section 9.6 The BoD shall have the authority to:

1. Suspend the rights and privileges of members who are delinquent in payment of annual or
special assessments. Also, may suspend the voting rights or election privileges of a member
during any period in which such member is in default of payment of assessment, or infraction
of the rules.

2. File a lien against the property of members who are delinquent in the payment of annual or
special assessments.

3. Take legal action against members who are delinquent in the payment of assessments or how
are in violation of the Covenants, Architectural Guidelines or Rules and Regulations.

4. To appoint or remove officers and committees and approve the appointment of any agents,
commercial business, or consultants on behalf of the Association.

5. To set the dollar amount of the annual assessment against each lot thirty (30) days in advance
of each assessment period. The annual assessment may be raised by up to 10% from the
previous year without a vote of the membership/homeowner.

6. Set the required reserve funds based on 75% of the annual budget.

7. The BoD shall have the right on its discretion to foreclose the lien against any property thirty

(30) days after the due date if not paid within that period. The homeowner shall be

responsible for the past due assessments, late fees, lien fees and any court costs or expenses.

If assessments continue to be delinquent, the BoD may:

File a small claims suit against the deed holder/homeowner.

Seek legal counsel for collection of assessments and legal fees.

o o

While The Georgia Property
Owners' Association Act used to be
an optional statute, come January
2027 it will be mandatory for all
Georgia HOA's to register with the
GA Secretary of State. The GPOAA
establishes the legal framework for
HOAs but leaves many operational
decisions to each association's
governing documents. While the
POAA does not require HOAs to
maintain reserve funds, Beaver
Glen's Bylaws do. Therefore,
reserve funding is not simply a best
practice—it is a responsibility
established by our own governing
documents, which the Board is
expected to administer.



(When you purchase a home in a covenanted community, you voluntarily become a member of the
homeowners association (HOA). As part of the purchase, you agree to abide by the community's recorded
governing documents, including the Declaration of Covenants, Conditions, and Restrictions (CC&Rs), Articles
of Incorporation, and Bylaws. These are legally binding documents.

As a homeowner, you accept certain obligations, including:

. Paying annual assessments (HOA dues).

. Complying with community rules and architectural standards.

. Sharing responsibility for maintaining common property and community amenities.

. Contributing financially when major repairs or unexpected expenses require a special assessment, if
authorized under the governing documents.

While you own your individual home, you also have a shared financial interest in the neighborhood's common
assets, such as:

. Community pool

. Entrance signs and landscaping
. Common green spaces

. Recreational areas)



Beaver Glen Association, inc

4 Year Expanses for Buggeting 10% intr
Expanses 2022-24 2022 2023 2024 2025 | 4yriotal | Average | 2026 Ewum | Addttonal Neads for 2028-2030
Cox-Clubhouse Internat 760,28 51884 | 00416 | 98148 | $0.45476 | 887380 | $924.46 2022_2025 Ex ense Re ort
Cox-Rec Center intametyP 1177.40 1342.07 149088 | $538622 ]| $1,34656 | §148171 p p
Furt Elec-Rec Cntr 1§32.00 1073 80 1313100 | $534100 | $1.33548 | $1.46002 e}
(Flint Elec-Clubhouse 1784 00 1637 00 193300 | 9662900 | $165735 | 3182298
|Waler-Sgrinkier 910 64 826 58 15333 | $2,03366 | $508.42 $559 26
\Water-General 1974 03 2838.00 135586 | 114587 | $7.31376 | $182844 | $2 A ]
Lawn Care 1667500 | 1826938 | 1891500 | 1740000 | §71.255.38 | 81781485 ] $19,596.3
Internabional Biva Rep & Man 100.00 903.84 | 200000 500 $500384 | $1.25006 | $1,37606 | Fencing $16,000 Fine st | 4 year average 5r $74’660 " 03
International Blve Supplies 9108 72.08 2178 12.18 §197.10 $43 28 $54.20 Flowers, plants & weed willer
Sprinkler Syst Rep & Mant 250.59 0.0 4511 65 0.00 $4,7622¢ | $1.19056 | $35000
g‘mnoelt Maintenance 1026657 | 895000 | 680000 | 400000 | $28.016.57 | $7.004 14 | 36.500.00 Tree Removal & Timming
curity- Cameras, Keys. Locks 640 B4 634327 436 78 $1.713.89 $428 47 225 00 H
Pool Supplies & Chemicals 2737 35 358750 | 488000 | $13.2m717 | $3.32178 55:1.653 97 2026’2 027 ESt‘r'I‘a.ted BUdget =
Poo! Repairs & Maint 1550 00 431 60 30010 $321079 | $80270 $42500 Pool Hesurt $30,000
Pool County Health Dept Fee 150.00 00. 150.00 150.00 4650.00 $162.50 $150.00 $77 984 83
Park Repairs & Maint 350.00 388 BS 445000 200.00 $538985 | $1,34746 | $15000 Walis/Resurd Courts 15,000 ’ i
Park Supplies & Mater 0.00 0.00 538 26 30 33 4569 55 $142 30 $17500 | Raitings and Ramps fot nandicap
|Rec Cent Supplies 130 43 0.00 7927 58.06 4267 76 $66 54 $75.00
Rec Cent Rapars & Maint 50.93 484 03 7055 &4 0.00 §7.50040 | $1.87510 | %8800 Replate AC new door $10.500 0
Ciubheuse Repaws & Maint 0.00 3745.00 750 04 43279 | $4627.83 | $1.231.96 | $625.00 Roof 17,500 AC $5500 75 /o Of $77,984_83 — $58,488
Clubhouse Supplies & Mater 0.00 0.00 248 51 184 42 $407 93 §101.68 $150 00
Lake Association 800.00 280000 | 2ze50.00 | 2800.00 | $9,20000 | $2,300.00 | $8,135.00 Large Intrease in Dues
Welcome Commitiee 4647 B4 38 63 50 755.68 4970 04 $242 51 $266 76 Welcome Lags
Special Events 705 24 21837 557.29 109380 | $2.664 70 $666 18 $732.79 1
Office Supplies-General 3868 38 86 72 46 34 102.20 s04585 | 823641 | $20000 Beaver Gle n HOA reserve
Printing Matenais & Supp 593 42 428 08 5183 33557 | $1,90991 | $47748 | $525.00 Paper & ink
\Wix Beaver Glen Domain Fee Teeoc | 1ee6s | z0eui | 40000 | 892284 | $23071 | $26378 | 86003 yrDowereedwebsie? f d t b ' ] $2 5 000
Fnl‘llge 366 00 827.05 103563 231.57 $2,266 25 $566 56 $623 22 Stamps un cu rren a ance ) ]
QuickBooks Mnthly Fee 1284 .00 1141.00 124€.00 550110 | $9,17210 | $2,20303 | $2,522.33
Wages-Pool 1240241 | 337520 | 213867 | 298250 | $22.90208 | §5.72552 | $3,60000
\-“-’lnas-aus Agmin 5812 42 581803 6486 87 5501 10 { $23,61842 | $5504 61 | 9648000
Taxes State & Unempl 3566 | 6066 | Sie1 | 27056 | 8123371 | $30843 | $33927 = $33 488 needed to meet
Taxes-FICANH 940841 1627.49 B84 56 128341 | 185517 | 8546063 | $1,365.16 | $1.50167 ’
Tares-Propart 1357.16 143725 | 165621 | 184641 | $6.39903 | $1,57476 | $1,73223
Insuranr.:p. . 781600 §761 .00 7624 11 775200 | $2895311 | $7.,238 28 | §7.40000 Expect increase reserve fund
Lians 100.00 400 00 75.00 452 50 $1.027.50 $256 88 $500.00
Consulting Fees 300.00 0.00 52500 600.00 | $142500 | $35626 $450 00 Filing Taxes and Review Acct
Leases & Rentals 16.00 176 00 182 00 19200 $866 00 $21650 | $30000
Sgfware Monthly Fees 16595 0.00 250.36 21884 §635.24 $158.81 $120.00
Otner Dues & Fees Tax Ext 400.00 230.00 555 00 35.00 $1,22000 | 830500 | $400.00
[Banking Fees 165,08 0.00 170 85 4826 £384.90 $96 02 $40 00
lr’ma: Maonthly Expenses $40,648 72 |$65.850.17 |$85,246 24 |967,894.00 1$209.440 13 $74,860,03 |§77.984 82

$286,440 13




Current vs. Expected Annual Pool Costs

Expenses 2026 January| Feb March | April May June July YTD 2026
Pool Supplies& Chemicals 308.12 774.31 [1200.00 est|{ $1,082.43
Pool Repairs & Maint 36.38 | 1850.00 1497.99 | $3,384.37
Pool County Health Dept Fee 150.00 $150.00
Pool-Wages 132.00 | 2524.63 | 2146.40 | $4,803.03
_E‘oohCertificatiion 390.00 $390.00

Our certified pool operator (CPO) is now an hourly paid position, so wages will automatically be higher moving
forward compared to previous years. With that being said, and with the condition of the drains and skimmers, our
CPO estimates that he has had to work double the labor this season in order to keep up with the poor
circulation/filtration. He also states that we have easily doubled or tripled the cost of chemicals, especially to stay
ahead of/shock for algae blooms that we experienced multiple times this season.

$390.00 certification is good for 3 years

$1497.99 in July was for a replacement Dolphin, which should last at least 5-8 years and also has a 3-year
warranty

$1850.00 in May was the annual cleaning costs to open from Platinum Pools. Moving forward, we plan to keep
the pool cleaned year-round as it should be more cost efficient vs a large annual cleaning prior to opening

So once repairs are made, we should expect to see a decrease in pool expenses for supplies & chemicals,
repairs & maintenance, and wages.




2025 Homeowner Survey:

What neighborhood improvements are most important to you and your family?
43 responses

Repair/resurface pool 28 (65.1%)

Upgrade clubhouse
Get air/heat in rec center an...
Repair/upgrade basketball a...
Replace playground equipm...

Lake/dam repair

12 (27.9%)
15 (34.9%)

16 (37.2%)
21 (48.8%)
9 (20.9%)

Maintenance of greenways a... 1(2.3%)
Petitioning the city to install... 1(2.3%)
Being used to get other hom... 1(2.3%)
We love the idea of a close k... 1(2.3%)
Please give this more detail.... 1(2.3%)
PART OF THE PLAYGROU... 1(2.3%)
Regular/semi regular neighb... 1(2.3%)
| would love for repairs to be... 1(2.3%)
0 10 20 30

1. Repair the pool 2. Replace playground equipment 3. Repair basketball and tennis courts




Keep in mind:

e Only 22 out of 197 homeowners have a personal pool in our subdivision.

e There are not any comparable neighborhoods to ours that offer a community pool,
but here are a few that do and their annual dues amount:

Vinings Place: $400

Eagle Springs: $750

Huntington Grove: $450

- -l
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e Our community pool is one of the biggest selling factors of our neighborhood. It is now 52 years
old, and it has been over 20 years since any considerable repairs/resurfacing has been done to
it. Like any major structure, it has reached the point where significant repairs are necessary.
Repairing the pool now protects safety, preserves property values, fulfills our obligations under
the covenants, and helps prevent additional expenses now and in the future. While no one
welcomes a special assessment, maintaining our shared amenities is part of protecting the
long-term value and appeal of our neighborhood.



