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TRAPPERS RIDGE HOMEOWNERS ASSOCIATION ANNUAL MEETING 

Meeting Minutes 

 

Meeting Date: Friday, February 16, 2018 

Meeting Time:  4:00 p.m. 

Meeting Place: Trappers Ridge Clubhouse 

Board Members Present:  Don Stefanik, Russ Watts, Betsy Jennings 

Golden Aspen LLC Management Team Present:  Don Stefanik, Diane Stefanik 

37 Homeowners were present. 

Guests:  Joe Stanzyck from Wolf Creek; Shanelle Russell from the Watts Group 

______________________________________________________________________________ 

The meeting was called to order at 4:00 p.m. by Russ Watts.   

Developers’ Reviews and Real Estate Market Updates 

Joe Stanzyck from Wolf Creek presented an update on the plans for the new Golf Clubhouse 

being constructed at Wolf Creek.  The 7000 s.f. building will have a golf shop and offices, an 

outdoor grill/casual bistro and patio, an events room which can open on to the 18th green, and 

a members’ lounge and deck.  The opening is scheduled for June 15, 2018.  When the golf 

course opens for play, the golf shop will temporarily operate out of the Cart Barn.  Plans for 

beginning Phase One of the Commercial Core have been postponed until 2019.  In other Wolf 

Creek news, construction has begun on The Bridges just north of The Fairways.   

Shanelle Russell, of The Watts Group, presented a market update for Trappers Ridge.  Since 

2015, the average sales price in Trappers has steadily increased.  At present, the homes on the 

market are the larger Bighorn models.   

The new home on Lot 110 in Phase Six of our community has been completed and will be 

leased back for seven months to be used as a model home while the new model on Lot 111 is 

built.  Please feel free to drop by and check it out.  The 2442 s.f. Explorer model has 3 bedrooms 

and 3 baths on the main level and a bonus room and bath upstairs.   It sold for $535,000. 

Russ Watts reported that there are 14 lots in Phases 5 and 6 which are still unsold.   He hopes 

the improved market and the new model will generate sales of these lots.  Phase 7 which will 

connect Bighorn Parkway between Phases 3 and 6 will contain 20 lots.  Plans for proceeding 

with Phase 7 will be market driven.   
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Russ briefly discussed future plans for the area west of the 15th fairway of the golf course and 

The Fairways community.  Rather than becoming part of the Fairways HOA, this land will be 

developed as the Eden Escapes community, with its own amenities, HOA, and with higher end, 

more customized homes.  Closer to Trappers, Russ is tentatively looking at a similar concept for 

the land he owns north of Big Piney Dr. and south of Elkhorn Drive.  The community developed 

on this northern property will have a separate HOA.  All road connections must be approved by 

Weber County since they are public roads.  Once again, future plans are market driven.  He will 

keep TRHOA fully informed as things move forward. 

A question was asked about changes planned for irrigation and landscaping in new 

construction. Russ stated that Blue Collar Landscaping has done a good job getting our 

secondary water consumption under control.  New construction will incorporate drip systems 

close to the homes to support our water management efforts. 

Russ gave an update on the Wolf Creek Master Homeowners Association which ensures the 

architectural integrity of member developments in Wolf Creek and oversees the maintenance 

of open space and the trail system.  The Master Association currently has about $50,000 in its 

bank account and does not anticipate charging dues.  

A homeowner asked if the Master Association had made any progress on plans to beautify the 

median on Elkhorn Drive, just east of the junction with Wolf Creek Drive. Don and Russ stated 

that unfortunately no progress has been made.  Work started last fall on the trail from Wolf 

Creek to Valley Market, which is slated to be completed in Spring 2018.  It is a joint effort of 

Wolf Creek, Weber Pathways, and Weber County.   

Welcome and Introductions 

Everyone in attendance introduced themselves.  Marion Horna, Co-President of the Community 

Foundation of Ogden Valley, gave a brief report on the Foundations’ 2017 fundraising efforts to 

support 17 Ogden Valley-based nonprofits.   

Approval of Past Meeting Minutes 

The motion was made, seconded and approved to accept the Minutes of the 2017 Annual 

Meeting. 

Reserve Analysis and Reserve Funding Projections 

Betsy Jennings explained that the budgeting process proceeded in three steps:  completing the 

reserve analysis and funding plan; writing the operating budget which also includes the annual 

reserve line item contribution, and determining the annual assessment based on the budget. 

The Reserve Analysis was explained.  Based on the Reserve Analysis figures, the board had 

projected anticipated replacement costs with a 2% inflation factor for the years 2018-2041.   



 

3 
 

In 2017, the board established a Reserve Fund line item in the budget of $10,000.  At the end of 

2017, our Reserve Fund had a balance of $41,000.  Based on the projected expenses for 

expenditures from our Reserve Fund: 

• If we increase the Reserve Fund contribution to $20,000 annually, we would deplete 

our Reserve Fund in 2021. 

• If we increase the Reserve Fund contribution to $25,000 annually, the fund would be 

gone by 2028. 

• By increasing the Reserve Fund contribution to $30,000 annually, the Reserve Fund 

would potentially last until 2040.  Not coincidentally, this is when the roof needs to be 

replaced (a $54,000 job with inflation). 

The Board determined that the Reserve Fund Line Item had to be set at $30,000 in 2018 in 

order to be able to keep our common area amenities in great shape.   

Financial Review of 2017 Income and Expense and the 2018 Budget 

A comparison was made of the 2017 Budget and the 2017 Actual Expenses.  Betsy Jennings 

explained the major variances by expense category: 

• Clubhouse Furnishings was $742 over budget.  This was to purchase a spin bike for the 

exercise room.   

• The landscaping contract budget for routine care came in $2669 under budget due to a 

discount offered for prompt payment of invoices. 

• Landscaping Extras came in $8966 over budget in 2017.   

o Extensive work was done to check the thousands of sprinkler heads in the 

community.  They were adjusted or replaced as needed.    

o In addition, replacement of deer damaged shrubs included removal and stump 

grinding and planting of new nursery stock. 

o Water features were cleaned and repaired.  Significant Phase 5 water feature 

repairs were begun. 

o Sod replacement was necessary to repair the damage done by snowplows last 

winter. 

o The endless task of tree pruning and shrub rejuvenation continued. 

• Management Fees came in $2000 over budget.  Golden Aspen LLC, our management 

company, received a $200 per month contract increase when their contract was 

renewed.  Betsy Jennings shared a copy of the 2007 budget she found in her records.  

Management fees in 2007 were the same as they were in 2016, yet the management 

teams’ contracted responsibilities have increased dramatically over the years. 

• Professional fees were $10,004 over budget.  Professional fees include tax preparation 

fees as well as legal fees.  Most, but not all of the legal fees were spent on the 

revision/rewriting of the proposed CC&R and Bylaw Amendment.   
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• The Reserve Contribution was $7000 over budget.  In the 4th quarter of 2016, $12,000 

was withdrawn from the reserve fund account.  $5,000 was replaced in December of 

2016.  The remaining $7,000 was replaced in January 2017.  (Note that in 2016, about 

$25,000 was used out of the operating budget for replacing items which should have 

come out of the reserve fund.) In the future, capital expenditures for items on the 

Reserve Fund component list will be categorized separately from the operating budget. 

• Utilities/Water: Blue Collar Landscaping established a successful water management 

plan.  Their efforts in combination with seasonal rain helped us come in at $3334 under 

budget. 

One owner asked if we had been able to do a cost analysis for the maintenance of the water 

features separate from landscaping extras.  We do not have a history of those expenses but will 

try to start keeping track of them.  

The budget for 2018 was presented to the membership.   

Annual Assessments:   

The Annual Assessment increase was presented to the membership. 

Betsy Jennings explained that the Utah Community Association Act mandates a process for 

disapproval which is different from the way we have approved budgets in the past.  However, 

Russ Watts asked for a straw vote on the budget and assessments from the homeowners who 

were present.  All approved the board’s proposals. 

Update on the CC&R and Bylaw Amendments: 

Betsy Jennings shared the totals for the vote taken last fall.  In order for the proposed 

amendments to be accepted, 67% of all 129 eligible voters (87 votes) had to approve the 

proposal.   56 voted yes.  23 voted no.  40 (about 31% of the total) did not vote at all.   

Over the past two months, the board has tried to contact those who voted no or those who did 

not vote at all for more input.  Based on that input, the new five-member board will be 

revisiting a couple of sections of the CC&Rs and making changes as deemed necessary before 

putting the amendments back out for a vote.  A brief discussion ensued about why it is 

necessary for the association to have these amended documents.  Many of the provisions in the 

2002 document are obsolete, non-compliant with state laws governing community 

associations, or conflicting with other portions of the document. Owners agreed that it is 

necessary to get out the vote in the next attempt to pass the amended CC&Rs and Bylaws and 

made suggestions on how that may be accomplished. 

Summer Social and New Business:   

Homeowners who were present thought it was a great idea to hold a summer potluck social.  

The board will work on this and report back. 



 

5 
 

Betsy Jennings shared a homeowner’s request for help finding the owner of a pointer (without 

a collar) which is continually running loose in the neighborhood.  Please remember that all dogs 

must either be under the direct control of the owner or on a leash at all times.  Another owner 

stated that dog owners are not cleaning up after their pets, especially in the clubhouse area.  

Please be a responsible pet owner and clean up after your dog.   It is also important for owners 

to make their renters aware of all community rules, including those pertaining to pets. 

Collection of Board of Director Ballots: 

The meeting was adjourned at 5:30 p.m. 

BJ/ 02/19/2018 


