
EastBluff #4 Town Hall: Special 
Assessment Ballot Recap

July 2, 2021



Agenda

I. Special Assessment Ballot  

➢ Program Recap

➢ Ballot Vote Highlights

➢ Expected Outcomes--Special Assessment vs. “No Vote”

II. Project Recap Discussion

III. Independent Special Assessment Oversight Committee

IV. Where to Find Detailed Information on the Special Assessment Program from 
Previous Town Halls and Board Meetings

V. Next steps
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Special Assessment Ballot
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Recap: Project Costs and Phasing--Estimated project costs amount to $5.0 
million over the next 5 years and $7.2 million over the next 10 years 

4

2022 2023 2024 2025 2026 2027 2028 2029 2027 2031 10 Yr TotalProjects

Initial 5 Year Total--$5.0 Million Final 5 Year Total--$2.2 million



Recap: With No Special Assessment or Regular Assessment Increases-- 
Projected funding deficit of $3.2 million over five years and $4.0 million overall 
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● Regular annual assessment revenue 
remains constant over 10 years

● Operating expenses increase by 2% per 
year due to inflation

● Reserve allocation decreases annually

● $3.2 million 5 year reserve deficit 
● $4.0 million 10 year reserve deficit 

Total Project Expenditures



Ballot Vote Highlights*

ACTION FOR VOTE: Whether to approve:

(a)  major rebuilding and repairs of several East Bluff Unit No. 4 Community Association 

(“Association”) Common Area components, some of which constitute capital 

improvements. The proposed scope of work is detailed in Exhibit “3” to the enclosed 

ballot (“Scope of Repairs”). Capital improvements are changes to the Common Area. For 

example, certain components might be repaired with different materials, and/or their 

design might be altered. The repairs which constitute capital improvements are 

identified by red dots in the left-hand side column of Exhibit “3”; and

(b)  a special assessment in the total amount of Two Million, Nine Hundred Fifty 

Thousand Dollars ($2,950,000.00) to fund the Scope of Repairs. 

 

 

6*Homeowners are strongly urged to read the entire Ballot and all provisions before voting



Ballot Vote Highlights* (cont’d)

Pursuant to Article III, Section 6 of the CC&Rs, special assessments “to raise funds for the rebuilding or major 

repair of the Common Area shall be based” on the ratio of each Living Unit’s square footage to the total square 

footage of all Living Units. The square footage of each Living Unit is set forth in Recital D of the CC&Rs.

Each owner will have the option of paying the special assessment in one lump sum approximately sixty (60) 
days after the special assessment is approved (“Due Date”) or in six (6) annual installment payments per Living 
Unit, commencing on the Due Date and then annually thereafter on the anniversary date of the Due Date. The 
lump sum and annual installment payment amounts for each Unit are listed in Exhibit “2” to this ballot.

If the below measure passes, the Due Date will be on October 1, 2021 (unless postponed at the discretion of the 
Board). Each subsequent payment (if the installment payment plan is chosen) will be due annually thereafter, for the 
next five years.

Excess funds collected, if any, will be allocated to the Association’s reserve account. The special assessment (or any 
portion thereof) will be considered delinquent thirty (30) days after the due date, and will be subject to collection 
pursuant to the Governing Documents and California law. (CC&Rs, Article III, Section 6.) 

*Homeowners are strongly urged to read the entire Ballot and all provisions before voting
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Ballot Vote Highlights* (cont’d)

With this information in mind, PLEASE CAST YOUR VOTE:

O   APPROVE THE SCOPE OF REPAIRS AND SPECIAL ASSESSMENT

O   DO NOT APPROVE THE SCOPE OF REPAIRS AND SPECIAL ASSESSMENT

Approval Requirement: A quorum of more than fifty percent (50%) of the membership (at least one hundred (100) Members) 
must cast ballots, and of the ballots cast, a majority must approve the special assessment. (Civ. Code § 5605(b).) However, a 
majority of the voting power of the Association’s Members (at least one hundred (100) Members) must approve the capital 
improvements by vote or written assent. (CC&Rs, Article IV, Section 8.) Therefore, the approval of at least one hundred (100) 
Members is necessary to approve this action.

Quorum: The law requires us to note the quorum requirement for a valid action by the membership. This requirement is a 
majority of the voting power of the membership of the Association. (CC&Rs, Article III, Section 5.) Since the quorum requirement 
is the same as the approval requirement for the vote itself, it is somewhat irrelevant here.

ALL VOTES ARE FINAL; WHEN YOU SPECIFY A CHOICE ON THIS BALLOT, YOUR VOTE WILL BE CAST IN 
ACCORDANCE WITH THAT CHOICE 

*Homeowners are strongly urged to read the entire Ballot and all provisions before voting
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Expected Outcomes:  How Does the Special Assessment 
Program Compare to the “No Vote” Scenario?
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Overall Cost Increase: 
10 Year Average Total 

Assessments/Unit*

Saleability: 2027 
Average Monthly 

Regular Assessment
Comments

Special Assessment 
Program--Recommended $24,775 $571/mo.

● Least expensive plan
● Lowest Regular Assessment by 2027
● Solid/balanced reserves
● Reduces financial uncertainty

“No Vote” Scenario $48,275 $1,032/mo.

● Most expensive plan
● Insufficient Reserves to fund projects
● Regular Assessment more than doubles 

by 2027
● High financial uncertainty for residents

Note: the “No Vote” Scenario does not reflect the likelihood future Boards would 
need to impose additional special assessments to fund emergency repairs

* Includes any special assessments and increases to the current regular assessment



Why the Board has Approved the Special Assessment 
Program Option

❖ Has the lowest overall cost to homeowners;

❖ Has the least impact on estimated future Regular Assessments (monthly 

dues);

❖ Addresses critical deferred maintenance projects by Year 5; and

❖ Returns the Association to financial stability (sufficiently funds our 

Reserve by Year 10)
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A “No Vote” Would Likely Necessitate the Board to Take 
the Following Steps with No Homeowner Vote Required

❖ Immediately levy a special assessment of 5% of our annual operating budget 
($820,808), with no homeowner vote required;

❖ Levy one or more additional special assessments to fund pending emergency 
health and safety repairs, with no homeowner vote required; 

❖ Increase the regular (monthly) assessment by 20%, budgeted in the new fiscal year 
(beginning February 1, 2022), with no homeowner vote required;

❖ Continue to increase these regular assessments by 20%, annually, until our repair 
and maintenance projects are fully funded, with no homeowner vote required;

❖ Enhance our year-end Association disclosures to more clearly state the severity of 
our deferred repairs and maintenance and our Reserve deficiency, which could 
lower the market value of your home
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Project Recap Discussion
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Independent Special Assessment 
Oversight Committee 
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Why Form an Independent Oversight Committee?

❖ Special Assessment Program requires five to ten years to address deferred maintenance and 

return the Association to financial stability

❖ Sound governance and oversight are needed to ensure the Program is managed effectively

❖ Lessons Learned from the Past

➢ CC&Rs require updating to ensure continued discipline in managing operating expenses 

and Reserve funds

➢ Effective project management is critical

■ Project Bidding

■ Vendor/Contractor Selection

■ Contract Requirements and Negotiation

■ Inspections, acceptance, and payment controls

➢ Homeowners need (and deserve) regular reporting and transparency
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Independent Committee Formation and Charter
❖ Primary purpose--provide oversight and transparency with respect Special Assessment funds 

raised and the Project Plan outlined in the Special Assessment Program (“Program”)
❖ Independent body comprised of six or seven homeowners.  Through its members, the Committee 

will provide the following experience:
➢ Legal
➢ Finance
➢ Engineering
➢ Project management
➢ Contract management

❖ Five members have been selected. Will add one or two members if Program approved
❖ Committee will develop an oversight and compliance framework, including requirements and 

procedures, around critical risk areas in the Program
❖ Members will recommend changes to EB#4’s current CC&Rs to require prudent management of 

the Association’s operating funds and Reserves
❖ Committee will report progress, compliance, metrics, and material changes to the Program at 

least quarterly
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Special Assessment and Reserve Fund Oversight

❖ Member expertise and qualifications--Mark Abumeri and David Roth

❖ State code limits use of Special Assessment funds and protects homeowners

❖ Committee will oversee collection and use of Special Assessment funds to ensure 

compliance

❖ Regular Assessment funds (monthly dues) allocated to the Reserve Account will 

also be tracked
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State Civil Code: Special Assessment Restrictions
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Operating Expense Governance--CC&R Changes

❖ Member expertise and qualifications--Mark Abumeri and David Roth

❖ Will recommend CC&R changes to the Board regarding the following:

➢ Return financial responsibility of select repairs to homeowners (e.g., water 

heater replacement and remediation)

➢ Operating Expense management requirements

➢ Reserves oversight requirements
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Project Management Oversight

❖ Member expertise and qualifications--Cynthia Jensen and James Lasswell

❖ Project Management Oversight

➢ Project bidding process

➢ Vendor/Contractor qualifications and selection

➢ Material changes to project budgets and phasing

➢ Contract Guidelines

■ Specifications

■ Warranty requirements

■ Insurance requirements

■ Inspection and payment requirements

➢ Will monitor project inspection results, acceptance, and payment
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Transparency and Reporting

❖ Will develop compliance monitoring reporting to homeowners which will 

include:

➢ Project updates, including material changes to scope, budget and/or phasing

➢ Contract bidding and awards

➢ Special Assessment Installment Plan collections, including past due balances

➢ Reserve “Roll-Forward”

❖ Quarterly updates to homeowners
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Where to Find Detailed Information on the Special Assessment 
Program from Previous Town Halls and Board Meetings
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● Go to EastBluff4.com
● Click on “DOCS”
● Review “Special Assessment Presentations”



Where to Find Additional Special Assessment Presentations & Information
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● Go to 
EastBluff4.com

● Click on “DOCS”
● Review “Special 

Assessment 
Presentations”



Next Steps
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Next Steps

❖ Ballots were mailed to homeowners on June 25, 2021

❖ Homeowners vote and return ballots on or before 5:00 pm on July 28, 2021

❖ Ballot results tabulated and reported during special meeting to be held at 2:00 pm on 

July 29, 2021

❖ If Special Assessment is approved, homeowners will be polled regarding payment 

preference--Upfront payments vs. six annual installments

❖ If approved, Special Assessment Due Date on October 1, 2021

❖ If Special Assessment Program is not approved, Board will develop and implement a 

plan to address deferred repairs and maintenance using actions not requiring 

homeowner vote 24



Long Term Goals For Our Community

Attractive Community Aesthetic

Sound Infrastructure

Stable Financial Position

Predictable Assessments

Improved Property Values

Better Disclosure for Owners/Buyers



Appendix
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Special Assessment Program--$2.95 million Special Assessment (with payment plan), 
Nominal Annual Regular Assessment Increases, & No Financing.
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Overall Cost 
Increase: 10 Year 

Average Total 
Assessments/Unit

Cost Spread: 
Total Annual Avg. 

Assessments/Unit-
Over 6 Years

Cost Spread: 
Total Annual Avg. 
Assessments/Unit
-Over 10 Years

Saleability: 
Year 6 Average 
Monthly Regular 

Assessment

Financial Stability: 
Year 10 Reserve 

Balance 

Current Cost $59,700 $5,970 $5,970 $498/mo $100,000
Option #1 $24,775 $9,012 $8,447 $571/mo $1.14 million
% Increase 42% 51% 42% 15% N/A

Total Project Expenditures



“Do Nothing” Scenario-- Assumes Future Boards Would Need to Increase Regular Assessments by the 20% Annual 
Maximum and Impose Sporadic 5% Special Assessments to Address Repairs, as needed
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Insufficient 
Reserves to 

Fund Projects

Overall Cost 
Increase: 10 Year 

Average Total 
Assessments/Unit

Cost Spread: 
Total Annual Avg. 

Assessments/Unit-
Over 6 Years

Cost Spread: 
Total Annual Avg. 

Assessments/Unit-
Over 10 Years

Saleability: 
2027 Average 

Monthly Regular 
Assessment

Financial Stability: 
Year 10 Reserve 

Balance 

Current Cost $59,700 $5,970 $5,970 $498/mo $100,000
Option #4 $48,275 $9,743 $10,797 $1,032/mo $5.72 million
% Increase 81% 63% 81% 107% N/A

Total Project Expenditures



How Do the Four Options Compare?
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Overall Cost 
Increase: 10 Year 

Average Total 
Assessments/Unit

Cost Spread: 
Total Annual Avg. 
Assessments/Unit

Over 6 Years

Cost Spread: 
Total Annual Avg. 
Assessments/Unit

Over 10 Years

Saleability: 
2027 Average 

Monthly Regular 
Assessment

Financial 
Stability: Year 

10 Reserve 
Balance 

Comments

Option #1: 
Special 
Assessment $24,775 $9,012 $8,447 $571/mo. $1.14 

million

● Least expensive plan
● Lowest Regular Assessment in 

2027
● Solid/balanced reserves

Option #2: 
Financing

$30,833 $8,457 $9,053 $829/mo. $1.55 
million

● More Expensive plan
● Regular Assessment increases in 

67% by 2027
● Total Financing cost of $646,172 

Option #3: 
Special 
Assessment/ 
Financing 
Combination

$28,839 $8,347 $8,854 $801/mo. $988,374
● Low cost during initial 6 yrs
● Regular Assessment increases by 

61% by 2027
● Low Reserves in 2026-27

Option #4: 
“Do Nothing”

$48,275 $9,743 $10,797 $1,032/mo. $5.72 
million

● Most expensive plan
● Insufficient to fund projects
● Regular Assessment more than 

doubles by 2027
● High uncertainty for residents



Option #2:  Financing Option-- No Special Assessment, Maximum Loan of $2.5 million, with a 12 
Month Draw Period.  High Regular Assessment Increases During Years 1-4 to Accommodate Debt Payments.
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Includes 
Total Interest 

& Costs of 
$646,172

Overall Cost 
Increase: 10 Year 

Average Total 
Assessments/Unit

Cost Spread: 
Total Annual Avg. 

Assessments/Unit-
Over 6 Years

Cost Spread: 
Total Annual Avg. 
Assessments/Unit
-Over 10 Years

Saleability: 
2027 Average 

Monthly Regular 
Assessment

Financial Stability: 
Year 10 Reserve 

Balance 

Current Cost $59,700 $5,970 $5,970 $498/mo $100,000
Option #2 $30,833 $8,457 $9,053 $829/mo $1.55 million
% Increase 52% 42% 52% 67% N/A

Total Project Expenditures



Option #3:  Combination-- $2.0 million Loan, $800,000 Special Assessment & Modestly 
High Regular Assessment Increases in Years 1-4 to Accommodate Debt Payments  
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Includes 
Total Interest 

& Costs of 
$519,312

Overall Cost 
Increase: 10 Year 

Average Total 
Assessments/Unit

Cost Spread: 
Total Annual Avg. 

Assessments/Unit-
Over 6 Years

Cost Spread: 
Total Annual Avg. 
Assessments/Unit
-Over 10 Years

Saleability: 
2027 Average 

Monthly Regular 
Assessment

Financial Stability: 
Year 10 Reserve 

Balance 

Current Cost $59,700 $5,970 $5,970 $498/mo $100,000
Option #3 $28,839 $8,347 $8,854 $801/mo $988,374
% Increase 48% 40% 48% 61% N/A

Total Project Expenditures


