
	M I N U T E S

WINFIELD ARMS CONDOMINIUM ASSOCIATION
ANNUAL MEETING MINUTES

Wednesday February 25th, 2026
4PM MT via ZOOM

Board Members:
Hayward Kaiser | Riley Warwick | Katherine Coleman


	Directors Present
	Hayward Kaiser
	President

	
	Riley Warwick
	Treasurer

	
	Katherine Coleman
	Secretary 

	
	
	

	Property Manager Present
	Diane Spicer
	Aspen Places

	Maintenance Present
	Tony Merkel
	Mtn Maint.


	Owners Present
	Stefania Lear
Victoria Flynn
David Baer
Mary Woulfe
Stefania Lear
Jennifer Bobsy
Merry Keefe
Mindy Handler & Sam Handler
Hayward Kaiser & Susan Harris
Riley Warwick
Tom Rees & CJ Broderick
Lea Novgrad
Scott Warwick
Elizabeth Goldreich
Katherine Coleman
JT Williams
	Unit 3
Unit 4
Unit 5
Unit 6
Unit 7
Unit 9
Unit 11
Unit 12
Unit 14
Unit 15
Unit 16
Unit 20
Unit 22
Unit 24
Unit 25
Unit 26

	
	
	

	Owners NOT Present:
	Pitkin County
Peter Cohn
Chad Molliconi
	Unit 1
Unit 2
Unit 10

	
	Ryan Freedman
	Unit 17

	
	Halston Rossi & Taylor Rossi
Angus Whelchel
Christian Messner
Joanna Stingray
Steve Kaufman/Virginia Harlow
Jaleh White

	Unit 18
Unit 19
Unit 21
Unit 27
Unit 28
Unit 30




	1. 
	CALL TO ORDER/ROLL CALL

Hayward Kaiser, President, called the Annual Meeting to order at 4:10 p.m. MT.

Diane Spicer, Association Manager, took roll as indicated above and determined that there was a quorum for the Annual Meeting. 


	2. 
	PROXY CERTIFICATION

Joanna Stingray – Unit 27 -  Gave her proxy to Katherine Coleman
Steve Kaufman/Virginia Harlow - Unit 28 – Owners gave their proxy to David Baer


	3. 
	PROOF OF NOTICE OF MEETING

A notice of the Annual Meeting was sent via email to all owners on February 5, 2026 .  


	4. 
	APPROVAL OF FEBRUARY 12, 2025 MINUTES OF 2024 ANNUAL MEETING 

Katherine moved and Mary Woulfe seconded a motion to approve the February 12, 2025 Minutes of the Fiscal 2024 Annual Meeting. The motion was approved without opposition.


	5. 
	PRESIDENT’S REPORT BY HAYWARD KAISER

· Electrical Upgrade.  The Board sent a letter to all owners on January 23, 2026 regarding the electrical panel equipment replacement and upgrade from a 200 amp electrical service to a 400 amp electrical service, which letter speaks for itself.  Hayward indicated that, since no competing bids had been obtained, the Board was prepared to proceed with the Mtricity bid, although there were some issues with it that had both pros and cons.  A discussion ensued about how to proceed with the project.  Scott again offered to obtain competitive bids for both the electrical work and the excavation work.  There was further discussion whether a general contractor was needed and whether an electrical engineer was needed to oversee the project.  The consensus was to have Scott obtain competitive bids and then for the Board to evaluate whether or not to engage a general contractor or an electrical engineer. As stated in the letter, further reports from the Board will occur as appropriate. 
· Amended CCRs.  Molly Foley-Healy, the association’s attorney, sent to the Board a first draft of the Amended and Restated CCRs.  The Board will comment on the draft, Molly will put it in final, and, when the Board approves the final form, it will be presented to the Owners for discussion and a vote. 
· Website.  The Website has been cleaned up and is up-to-date. Owners should let Diane or the Board know if anything needs updating or correction.  It was suggested that the Board and Diane post on the website behind the firewall draft minutes of annual owners’ meetings when the draft is prepared and approved by the Board even though the minutes will not be approved until the next annual owners meeting, and Hayward indicated that the Board and Diane would try to do that.
· Dogs and Tenants.  Hayward reminded Owners of the need to register dogs and tenants using the forms provided on the website.  In 2025, at the Board’s request, Diane tried to do a survey of Owners to see who had pets or tenants, and who had submitted the required forms, but the response to the survey was spotty and took a long time.  At the meeting, Hayward suggested that Diane do another survey and requested that the Owners cooperate with it.  However, after discussion, the consensus was that no new survey was needed because most Owners are complying with the rules for registering pets and tenants.  It was noted that there is a discrepancy between the Animal Rules which say Tenant’s service dogs must be on leashes when on the premises, and the Rules and Regulations which just say the dog owner, whether an Owner or a Tenant, must keep the dog under the owner’s control. The Board will discuss the discrepancy.  After the meeting, the Board discussed the discrepancy and decided to make the Animal Rules conform to the Rules and Regulations on the leash issue.    
· FAR Restrictions.  Hayward reported that the Floor Area Ratio restrictions prevent certain types of improvements.  When the bike shed was installed in about 1995, a variance to the FAR had to be obtained from the City.
· Damage to Items In Garage Spaces.  Hayward reported that, under the parking spot leases, the lessee assumes the risk of damage to lessee’s property, and waives claims for such damage against the HOA, but probably not against a third party who causes the damage.  Thus, leasees should make sure their insurance policies cover their property in their garage spaces. 
· Unit 20 Storage Closet.  Hayward reported that, before Phil and Lisa Popkin sold Unit 20, he had reviewed the old documents about the storage closet outside Unit 20 that the Popkins had leased.  Those documents gave the Popkins’ buyer a right of first refusal to lease the storage closet for a fee paid to the HOA.  The buyers exercised the right of first refusal and paid the $1,600 fee.  
· 2026 Budget.  Hayward reported that the 2026 Budget had been approved by the Board.  A discussion ensued.  The issue of a reserve study arose.  Diane reported that the last capital reserve study was done in 2019.  Hayward requested Diane to advise on best practices for how often a reserve study should be done, and to arrange a new study if timely.


	6. 
	MAINTENANCE REPORT BY TONY MERKEL

Tony did not give a maintenance report but was on hand to answer questions, and participated in the discussion about the electrical upgrade project.
 


	7. 
	MANAGER’S REPORT BY DIANE SPICER

· 2025 Variances and 2026 Budget.  Diane reported on the financials, explained variances between budgeted and actual expenses in 2025, and summarized the Board’s approved 2026 budget. 
· Income -- The total income collected during 2025 was $265,642.69, which included a $100,000 special assessment for the water main fix and for the anticipated electrical upgrade. 
· Expenses -- Total operating expenses for 2025 were $235,773.96, which is $29,868.73 under budget. The surplus will be used as needed for the electrical upgrade.
· Capital Reserves –The HOA budgeted $30,000 for Capital Reserves.  $30,000 for Capital Reserves was collected and transferred to the Capital Reserve account. 
· Balance Sheet as of 2025-12-31
Operating Account    $19,934.63
Capital Reserve Account   $52,028.06


	8. 
	OLD BUSINESS

· Hayward covered old business in his President’s report


	9. 
	NEW BUSINESS

· CJ Broderick requested that Invoices for Assessments be sent 30 days prior to due date.  Hayward asked Diane to accommodate this request, and Diane said she would do so.
· CJ Broderick requested drafts of the annual meeting minutes be posted within 30 days of the annual meeting.  Hayward explained that the annual owners meeting minutes do not become final until they are approved at the next year’s annual owners meeting, but that Daine and the Board would endeavor to post the draft minutes on the website when prepared. 


	10. 
	MEMBER APPROVAL OF BOARD ACTIONS DURING 2024

Katherine moved to approve the Board’s actions during the 2025 fiscal year. 
Riley seconded the motion. After a vote, the motion passed without objection. 


	11. 
	election of board members

Mary Woulfe moved to affirm Hayward, Riley and Katherine as directors for another term (one year). Jenny Bobsy seconded. After vote, the motion passed without objection. 


	12. 
	ADJOURNEMENT

The meeting was adjourned at 5:34 PM MT.

	
	



20823635.2
20823635.3
20823635.2
20823635.3

Page 1 of 2
20823635.2
20823635.3
