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Important Reminders:

¥ Stetson Hills Police Station 
can be reached at 444!3140

¥ It is the responsibility of the 
homeowner to have dryer 
vents cleaned regularly

¥ Please pay dues on time. 
Extra fees can be assessed if 
dues are not paid on time.  In 
extreme circumstance, a lien 
can also be placed on your 
mortgage.

¥ If you havenÕt signed up to 
have your dues paid via EFT 
and would like to please 
contact April Smith at Z & R

¥ If you are selling a condo 
please refer your realtor to 
the COA's web site for info 
about the community and 
rules

¥ Renters need to have the 
owner of the unit obtain 
permission prior to use of 
the clubhouse

¥ The board would like to 
remind all pet owners of 
their responsibility to pick 
up after their pets.

¥ Please do not store toys, 
bicycles and other objects 
below the stairs to the upper 
ßoor.

¥ No commercial automobile 
shall be parked within the 
complex of Hillsboro.

NEWSLETTER
Winter/Spring 2011

A Word from the Board
The HCOA Board is pleased to 
inform the residents of Hillsboro 
that April Smith has been 
appointed as 
Manager of 
Z&R 

Management 
for our community . April has 
been working in the Þeld of Home 
Owners Associations for several 
years. Last year she attended to 
the needs of the Association of 

Strawberry Fields which is located 
approximately 3 miles south of 
Colorado Springs at the foothills 
of Cheyenne Mountain. For the 

information of 
newcomers 
to Hillsboro, 
Strawberry 
Fields has 
been 
developed 
and built by 
the same 

people as our complex. As a 
matter of fact the buildings and 
the lay-out of the condos are 
identical to ours. 

More snow to come?...letÕs hope not!
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April can be reached at 
April@zandrmgmt.com or (719)
594-0506.

Darren Burns, Owner and 
General Manager of Z&R  
has committed to attend our 
board meetings during 2011. 
Darren has a Òton of knowledge 
on HOA managementÓ. For 
those owners who do not know 
him this is a great opportunity to 
meet him. 

Our Rules and Regulations  
are up for review and revision. 
Now is the time for all owners 
to make recommendations for 
changes, additions or deletions. 
Please send your suggestion to 
April by e-mail or to Z&R 
Management before March 31, 
2011.
We received a number of 
inquiries why we did a Reserve 
Study  last year. Please refer to 
the article in this newsletter 

about the study and its 
consequences.

We are proud of our 500+ 
trees at Hillsboro . Please see 
the report from Front Range 
Arborists.
WATER, WATER, WATER 
The Board is extremely 
concerned about the cost of 
water
at Hillsboro and so should be 
every resident. Last year the 
expenses for water were 
25% ($ 106,495) of our total 
expenses of $ 427,828. We had 
budgeted in 2010 $82,000.
The budget for 2010 was 
formulated in October 2009 and 
the Board had no idea of the 
tremendous increase 
implemented by Colorado 
Springs Utilities during the Þrst 
half of 2010. We are looking into 
several actions to control the 
expenses for water during this 
year and years to come. Please 
read ÒAbout Water at 
HillsboroÓ. We ask all residents 
to help saving water. 
Did you know that only 2 

persons 
(adult or 
infant) 
per 
bedroom  
are 
allowed at 
Hillsboro? 
Please 
send a 
note to 
April at 
Z&R if you 
know of an 
Òover 
occupiedÓ 

condo. 

Payments of dues  can be made 
easy by using Automated 
Payments . You will Þnd a form 
for your convenience in this 
newsletter which needs to be 
mailed to Z&R.

We hope Spring is near and wish 
you a great year at Hillsboro!

More Important 
Reminders:

¥ Please do not dispose of 
furniture or oversized 
items in the dumpsters or 
dumpster enclosures. Our 
trash company charges us 
extra which, long!term, 
costs all of us.

¥ Hardwood ßoors are not 
allowed on the upper level 
condos.  

¥ Each unit is allowed to 
have up to two pets 
"please see covenants for 
speciÞcs#.  Please contact 
April at Z&R with any 
questions about this rule 
or if you know of anyone 
who is violating this rule.

¥ Please be considerate of 
others when getting your 
mail. If you are parking 
please use a parking spot 
as there are several nearby

¥ Do not install TV Satellite 
dishes on patio rails. For 
antenna installations Þrst 
consult with Z&R.
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RULES AND REGULATIONS

In the event new owners did not receive the yellow 
booklet with the RULES & REGULATIONS for 
the Hillsboro COA, Inc. from their Real Estate 
Agent, previous Owner or Title Company please 
contact Z&R Management Company / April Smith 
Bissey by e-mail (April Smith @zandrmgt.com"
or tel. 594-0506 and it is free. The same is valid 
for any new renter. KNOWING ABOUT OUR 
R&RÕS SAVES A LOT OF HEADACHE! 

About Water at Hillsboro

Water and sewer are included in the HOA dues. 
We receive the invoice for this service from 
Colorado Springs Utilities per building. We have 
started to look at graphs showing the water 
consumption per building / month and divided by 
groups of 2 and 3 bedroom condos. We 
established an average consumption to Þnd 
excessive usage. Believe it or 
not there are several buildings using twice as 
much water than the average in their category.
Unfortunately the construction of the buildings 
and the water lines are designed 
in a way not allowing us to install individual 
meters; therefore we have to ask everybody to 
save water as much as possible.

A word to renters in Hillsboro : You do not 
get charged for water and sewer separately since 

it is included in your rent. If the water usage / 
expenses increase your rent may well increase 
because home owner dues may be raised. So, you 
too can assist us in controlling the water 
expenditure.

The Board is working with Z&R on a project to 
replace grass in some areas of Hillsboro to 
decrease irrigation. We also will talk to Greener 
Grass, our landscaping company, to Þnd ways to 
save water. 

Do you have any suggestion to save water? Please 
let us know and send an      e-mail to April Smith 
at Z&R.

We are still trying to get 
enough residents interested in 
forming a neighborhood watch 

for Hillsboro.  We truly need to 
watch out for our neighbors. If 
you would like to join in this 
important program, please 
contact April Smith at Z&R 
Management. She will need 
your name and email address or 
phone number. 

We have a Colorado Springs 
Police O# cer dedicated to 
neighborhood watch for our 

area which provides 
information and assistance to 
this program all over the city.

As a reminder, please be 
mindful of your neighbors 
concerning noise. We live in 
close quarters and sound travels 
easily.

NOTES AND NOTICES
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RESERVES ! HOW MUCH IS ENOUGH?

By Robert M. Nordlund, P.E. R.S.

Mr. Nordlund is president of Association Reserves Inc in 
Calabassas, California

Every association desires-or should desire 
adequate reserves. But does adequate mean? How 
much savings does it take to provide an adequate 
level of protection?
ItÕs impossible to set a standard for all 
associations; there are too many variables, such as 
size, age, 
amenities and common areas. Instead of 
comparing one association to another, board 
members should 
Compare the actual reserves on hand to the 
associationÕs current reserve requirements. This 
relative measuring scale, called percent funded, is 
part of National Reserve Study Standards and 
measures how well the reserve fund Þts the 
association needs. 

Large associations with many common area 
amenities that need replacing have high reserve 
requirements. The opposite is also true; newly 
constructed, small associations with only a few 
common areas amenities have small reserve 
requirements. You can calculate percent funded by 
multiplying the current cost of each component 
by its fraction of Òused upÓ life. The sum of all 
reserve components is called the fully-funded 
balance (FFB).

In an associationÕs reserve study shows it needs $ 
100,000 in reserves, and it has slightly less than $ 
25,000 in reserve, itÕs less than 25% funded. There 
is a good chance that association wonÕt have 
enough cash to perform its scheduled reserve 
project; and, itÕs likely it will have to levy a special 
assessment or borrow funds. Reserve funds below 
30% are considered weak. Those in the 30 Ð 70 
percent range are considered fair, while those 
greater than 70% are strong. A reserve balance 
does not need to be 100% funded to eliminate 

risk; reserves seem to be adequate at or above 
the 50% level, where the associationÕs exposure 
has been effectively minimized. That doesnÕt mean 
a 50% funded association should neglect its 
reserves. 

Forecasting is difÞcult. Every reserve plan is 
destined to be inaccurate; future events are out of 
our control and never occur exactly as planned. 
Associations that maintain a low, but positive 
balance often Þnd their reserves inadequate in 
spite of good intentions. Designing for a relative 
strong reserve fund provides a margin of 
protection when reserve expenses are higher or 
spent earlier than expected.

By using this relative unit of measure, associations 
can more accurately identify the strength of their 
reserve fund, their level of risk and plan more 
responsibly for the future. Associations can set 
meaningful percent-funded goals that ensure their 
risk of a special assessment isnÕt greater than their 
needs.

Even though the amount of cash reserves thatÕs 
adequate is different for each association each 
year, relative reserve fund size and strength can be 
reliably measured. Because there are reliable 
consequences of reserve fund strength, percent 
funded information can be used to communicate 
accurate expectations to the members. However, 
percent funded is a simple measuring tool, not a 
plan for funding reserves.

Miscellaneous items

¥ Garage building numbers have been ordered 
and probably will be installed by the time this 
newsletter reaches you.

¥ Please visit our COAÕs web site when you get a 
chance at www.hillsborocoa.com
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RESERVE STUDY OCTOBER 2010

We probably could write a long article about the 
subject of the Reserve Study the Board 
commissioned last October. The Board wants to 
provide some facts to explain why a study was 
necessary and the timing when it was done. 
Nobody who bought a unit at Hillsboro during the 
early years of the development  had any idea 
about the deÞcient performance of the builder. A 
lawsuit was initiated and took several years to 
come to a settlement. 
The initial home owner dues were kept 
intentionally very low by the DeveloperÕs 
marketing team to enhance the sales effort. This 
did not permit to fund reserves adequately.  The 
community is built and sells out over 3-4 years 
and when the builder is gone the Association 
Board of volunteers is left behind with the 
daunting task of raising assessments to meet the 
actual needs of the Association.  During the 
proceedings of the law suit the Board was not 
able to anticipate the outcome. Finally in August 
2006, after the settlement, the Board was able to 
program major repairs in the area of concrete, 

asphalt, drainage, stucco etc. Seasonable aspects 
had to be taken into account and not all the work 
necessary could have been done in a few months. 
At this point it was not advisable to look into a 
reserve study. Once most of major repairs were 
completed it was the right moment to assess the 
long term maintenance / replacement needs of its 
assets such as clubhouse, pool, roofs, gutters, 
gates, fencing, streets etc.
The Board considered to do a reserve study in 
2009 but voted against it due the severe economic 
crisis.
The dues increase suggested by the reserve study 
professionals was much higher than the amount 
the Board approved. The Board is making every 
effort to balance the future needs of the 
Association against present needs of the Owners 
and did not make the decision to raise the dues 
lightly. For full information on the reserve study 
log on to http://www.reservestudy.com , Log in 
hillsborocoa and use Password 21419-0

Please remember that all Directors are 
volunteering their time to manage the destiny of 
Hillsboro. Besides board meetings we spend time 
in Òwalk-throughsÓ of the property, executive 
meetings, e-mails amongst board members and 
Z&R, purchasing material for the club house and 
many more activities you do not see or notice. 
We do not need board meetings which last hours 
because of interruptions. The SB89 tells the board 
to allow 15 minutes at the beginning of each 

board meeting for the owners to address the 
board. It is welcome to keep the question or any 
matter short to give many owners the same 
opportunity. If the subject is more complex we 
recommend sending an e-mail or letter to April 
Smith at least one week before the board meeting 
to give time to answer at the meeting in the 
informative fashion.

BOARD MEETINGS

LOOKING FOR VOLUNTEERS TO FORM A GARDEN COMMITTEE

The board is searching for a small group to have 
fun planting some flowers at the pool area and in 
front of our clubhouse. Please contact April Smith 
at Z&R. This committee also could keep an eye on 
trees and other landscaping areas in our 

community to make sure Hillsboro stays beautiful. 
All what is needed for those activities are good 
eyes and walking shoes. 
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6015 Lehman Drive, Suite 205    Colorado Springs, CO  80918
Tel: (719) 594-0506    Fax: (719) 594-0473

books@zandrmgmt.com

Dear Homeowner:

Please complete and return to Z&R the agreement below to initiate direct payment of your Homeowners 
Association dues.  Please attach a voided check to this form to validate the ABA and Account 
number.  Dues changes will automatically be adjusted and you will be notified in writing of such an 
occurrence.  Your signature will activate automatic withdrawal of dues from the account indicated in the 
amount of $_________ on the 2nd day of each month effective the month after receipt of this form:

AUTHORIZATION AGREEMENT FOR AUTOMATED PAYMENTS
_________________________________________________________________

(To Be Completed By Company)

Company:   FORMTEXT Hillsboro COA   Tax ID: _______________________                       
(To Be Completed By Owner)

I (we) hereby authorize  FORMTEXT Hillsboro COA, hereinafter called COMPANY, to initiate debit entries 
to my (our) ! Checking  ! Savings account (select one) indicated below and the depository or bank named below, 
hereinafter called DEPOSITORY, to debit same to such 
account.

Depository:  ____________________ Branch:  _________________________

City:  _________________________ State:  __________________________

Transit/ABA No:  _______________________ Account No:  ______________________

This authority is to remain in full force and effect until COMPANY and DEPOSITORY has received written notification 
from me (or either of us) of its termination in such time and in such manner as to 
afford COMPANY and DEPOSITORY a reasonable opportunity to act on it.

Name(s): _____________________________     ______________________________________  

Phone #(s): ______________________                     ________________________

Signature(s): __________________________     ______________________________________

Date: ________________ For Unit: ________________ Start Month: ______________

EFT Form
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Calendar

BOARD MEETINGS 2011

Board meets every 4th Monday 
at 6 PM except in December. 

The annual meeting takes place 
at the police station Tutt Blvd 
at 6 pm on Monday November 
28, 2011

All Board Meetings with the 
exception of the annual 
meeting will take place at the 
club house 

Your HCOA Board:
Ulrich Schwartz - President
Nancy Machetta  Vice Pres
Larry Groggel - Treasurer
Jeff Zimmer - Secretary
Gary Aschbacher -Dir At 
Large

Your board is here to serve 
you.  Please feel free to 
contact April at Z & R 
Property Management with 
any concerns or issues that 
you would like the board to 
address. We will respond at 
our earliest convenience and 
work hard to resolve your 
request. You may contact 
April at:719!594!0506, 
april@zandrmgmt.com or 
6015 Lehman Drive #205 
Colorado Springs, CO 80918

Board Meetings
Board meetings take place every 
4th Monday at 6 PM except the 
meeting in December. The annual 
meeting will be held at the police 
station  
on Tutt 
Blvd at 
6 pm on 
Monday 

November 28, 2011

There will be no meeting in 
December.
If there are changes they will be 
posted on the bulletin board 

at the mail station or in the 
clubhouse.  These meetings are 
great opportunities to meet your 
neighbors and to hear 
the latest news from the board. 

There is 
always a 
time for 

residents 
to participate in suggestions or 
general comments for the good 
and  future of our community.

Th
al
ti

Warning! Warning!
This warning is for all owners of B 
Units (larger 2 bedroom unit) who 
have one of this type of condo on 
the ground ßoor . Two of these 
units had pipe breaks during this and 
last winter causing thousands of 
dollars of damage. This repair will be 
the owner's cost. It will 
probably cost around $200 but can 
save several thousand dollars and a 
terrible ßooding of the condo.
What is wrong? The copper water 
pipes feeding the faucet of the 
kitchen sink are laid on concrete. 
They are coming from the wall 
dividing kitchen and dining area, 
continuing under the dishwasher and 
then going behind plywood (not 

visible) to the faucet. Freezing 
temperatures make the 
concrete blocks of ice and burst 
these copper lines. Now is the time 
to prevent it by calling a licensed 
plumber to correct the problem.
Pull out the dishwasher! Let the 
plumber cut the water pipes at the 
wall and make a hole in the plywood 
on the left side of the dishwasher so 
the plywood underneath  the 
sink / at the back of the cabinet 
(when you open the 2 doors 
underneath the kitchen sink) does 
not get destroyed. Replace the 
copper with "pbc" type pipes and a 
special insulation. That should save 
you a lot of money and headache. 
Good luck!


