GERMAN CREEK THE BLUFFS
HOMEOWNERS ASSOCIATION

ANNUAL OWNERS MEETING
SATURDAY, OCTOBER 24, 2015
AT 9:00AM
GERMAN CREEK CLUBHOUSE
AGENDA
CALL TO ORDER
INTRODUCTION OF THE BOARD OF DIRECTORS
Gregory Johnson - President
Jerome Haverland — Vice President
Inez Baldridge - Treasurer
Bob Leber — Secretary
Tony Bryant - Board Member at Large
DETERMINE THE PRESENT OF A QUORUM
APPROVAL OF THE AGENDA
APPROVAL OF THE 2014 ANNUAL MEETING MINUTES
REVIEW AND APPROVAL OF THE FINANCIAL REPORT
PRESIDENT’S REPORT
OLD BUSINESS
NEW BUSINESS INCLUDING DISCUSSION OF THE 2016 BUDGET
ELECTION OF THE BOARD OF DIRECTORS
GENERAL DISCUSSION

ADJOURNMENT



GERMAN CREEK CONDOMINIUMS - THE BLUFFS OWNERS' ASSOCIATION, INC.
Minutes For The Annual Owners Meeting
Saturday, November 8, 2014
German Creek Clubhouse

CALL TO ORDER

The German Creek Condominiums-The Bluffs Owners' Association, Inc. (Association) Annual
Owners Meeting was called to order by Greg Johnson on Saturday, November 8, 2014 at 3:07
PM at the German Creek Clubhouse.

INTRODUCTION OF 2013-15 BOARD OF DIRECTORS

Gregory Johnson - President

Jerome Haverland — Vice President

Inez Baldridge - Treasurer

Bob Leber — Reporting Secretary and Interim Financial Secretary
Tony Bryant - Board Member at Large

DETERMINE THE PRESENT OF A QUORUM

A quorum was established with 33 homeowners represented in person or by proxy.

AGENDA

Greg Jolmson requested a motion to approve the Meeting Agenda as submitted. The appropriate
motion was made and seconded, and unanimously approved.

APPROVAL OF THE 2013 ANNUAL MEETING MINUTES

A motion to dispense with the reading of the 2013 Annual Meeting minutes was approved, and a
motion was made by Tony Bryant to approve the 2013 Annual Meeting Minutes, seconded by
Inez Baldridge, and unanimously approved.

REVIEW AND APPROVAL OF THE FINANCIAL REPORT

Bob Leber reviewed the Association Profit and Loss Statement and Balance Sheet dated
November 6, 2014, hightlighting the following:

* Through October 2014, the Association had generated $184,713.03 in revenues from unit and
garage fees along miscellenous charges such boat storage fees. During this same time period,

the Association incurred $218,208.33 in expenses, which resulted in a deficient of
$31,495.30.



° The Balance Sheet dated October 31, 2014 displayed Total Assets of $23,923.47. This
amount compares with $56,134.07 for the same time period in 2013, which represents a
reduction of $32,210.60 during the intervening 12-month period.

* Bob noted that a significant portion of the $31,495.30 deficient was due to the serious
sewage problems experienced earlier in the year, which have been fixed but resulted in
approximately $28,000 in un-budgeted expenditures. It was noted that a claim has been filed
with our insurance company and we except the Association will recover a significant portion
of the expediture. Also contributing to the deficient was the 15% reduction in unit fees
implemented effective July 1, 2013.

* Following a very lively discussion, made a motion to accept the Financial Report based on
the Profit and Loss Statement and Balance Sheet dated November 6, 2014, which was duly
seconded by Tony Bryant and unanimously approved by the members,

PRESIDENT’S REPORT

Gregory Johnson presented the President’s Report, noting that 2014 have been a very busy year
for the Association, and proceed to discuss several major items.

Request to Change the Pet Policy

In early 2014, a group of homeowners approached the Board of Directors with a request to
change the language in the Condominium Master Deed in Article 14 "Use Restrictions," Section
14.6 "Animals and Pets," Page 24, to allow certain types of pets to be kept in the Condos.

The group making the request referred the language in the Condominium Master Deed in Article
23 "General Provisions," Section 23.3 "Amendment," Paragraph (c) "By Members," Page 37,
which states the Condominium Master Deed can be amended by "the affirmative vote or written
consent, or any combination thereof, of Members representing sixty-seven percent (67%) of the
Total Eligible Association Vote."

The request for the change was submitted by a group of homeowners in good standing in the
Association, and the Board working with that group to clarify and reduce to writing the exact
changes the group was requesting. In addition, the Board worked with the Association’s attorney
to establish a procedure that would set the precedence for handling similar change requests.

On October 14, 2014, a ballot was mailed from the office of Association’s attorney to the
Homeowners using the mailing addresses on record at the Association’s office. The ballot listed
the changes being requested, and requested the Homeowners return their completed ballot, after
being witnessed by a Notary Public, using a stamped self-addressed envelope accompanying the
ballot post marked no later October 31, 2014.

As documented and reporteci by the Association’s CPA, the request to amend the language
obtained only 22 “YES” votes, and thereby failed to obtain the necessary "sixty-seven percent
(67%) of the Total Eligible Association Vote." On November 6, 2014, Homeowners were



notified of the results of the vote, and also that the Condo’s “No Pet” policy remains unchanged
and in effect, and will be enforced.

The Board appreciated the time and effort put fore by all parties involved in the processing of
this issue, and also the opportunity to develop an administrative process for handling future
amendment requests in a responsive, open and impartial manner.

Several lessons learned during the process included a better appreciation of the time and money
it cost the Association to process the change request and voting process. Also, the extreme
challenge involved in obtaining sixty-seven percent of the “Total Eligible Association Vote™ to
bring about a change on the Condominium Master Deed.

Greg noted that the Board was reviewing whether individual or groups of Homeowners
requesting future changes to the Condominium Master Deed should be required to share some or
all of the financial cost involved in the voting process.

German Creek Marina

Greg noted that in March 2014, the owner of the German Creek Marina approached the
Association (via the Board) as to whether the Association would be interested in purchasing the
Marina and an associated piece of property next to the Clubhouse. The Board responded by
submitting a list of questions to the owner (Jim Fiquerado), which he has answered. The basic
price to the Association was $1.3 million dollars, which the owner was willing to finance based
on a down payment of $150,000.

Greg noted that after several months of reviewing the legal, financial and liability issues
involved in such a purchase, on June 9, 2014, the Board sent a message to the Homeowners
requesting their feedback concerning the potential purchase. The Board noted in its message that
after reviewing Marina’s previous three years’ financials, it appeared to afford positive cash
flow. However, the Board’s message also noted that there are many potential risks to owning and
operating the Marina, many of which could be mitigated through prudent corporate structuring to
limit the risk to the Association and its homeowners. There are also significant positives
resulting from the Association’s being more closely associated with the Marina including
eliminating of the ambiguity of the future of the boat and trailer parking lot next to the
Clubhouse. However, the purchase would most likely result a one-time assessment of several
thousand dollars per Condo. Therefore, before the Board precedes any further, it wanted
feedback from the Homeowners as to whether it should continue to investigate this possibility.

The Board received considerable feedback, most of which was opposed to such as purchase. As a
result, the Board notified the owner of the German Creek Marina that the Association
appreciated the opportunity to review the possibility of purchasing the Marina but was not
interested in pursuing that opportunity.

Finally, Greg noted that the feedback from the Homeowners brought up two additional issues.
The first was opposition to pursuing the construction of a walkway under the German Creek
Bridge connecting the Condos to the Marina parking lot. The board had been pursuing this



possibility with the state of Tennessee and the TVA has a way for Condo residents to get to and
from the Association Clubhouse and Pool without actually having to cross the highly traveled
Lake Shore Drive (Highway 375). As a result of the negative feedback, the board has placed the
project on hold. It will still appear on the Association’s Capital Improvement Plan as a potential
project for future consideration, but will not be acted upon without more robust support from the
Homeowners.

The second issue identified in the feedback from the Homeowners concerned the status of the
Association’s investment in the gate and camera installed on the parcel of land above the
Clubhouse where the boats and trailers are parked. The questions focused on if the land was sold
to an entity other than the Association, would the Association receive a refund covering its
investment in that land. The answer to that question is no. The Marina and the Association
agreed to use the lot in question for parking and storage of boats and trailers to alleviate
those vehicles being parked in the parking lots behind the Condo buildings or the Marina
parking area. In exchange for the Association installing the gate and camera, the Marina
agreed to allow the Association to use the land at no charge. The thinking was that the
Association would recover its cost for the gate and camera through the monthly rental fees paid
by those individuals storing their boats and trailers in the lot. It was suggested at the Annual
Meeting that the Board request a “first right of refusal” for the parcel of land in that of the
Marina owner’s interest in selling the Marina Complex.

Capital Improvement Projects

Greg noted that the Board plans to continue improving the appearance of the condos and
Clubhouse/Pool area in 2015 including:

* Fill and prepare flower bed in Jacuzzi

* Beautification of fountain front of the Clubhouse/Pool area.

* Enclose openings in Condo basements going to sprinklers (freeze protection).

* Institute a preventive maintenance program for heat/air units

* Take out tree on the right side of Building #1.

* Monitor trees in front all Buildings.

In additional, the Board plans to investigate creating a picnic area with grills and benches within
the Condo complex to help address the restriction on gas-fired grills on unit balconies. Grills are
not allowed on unit balconies because of their inherent fire hazard.

Review and Discussion of the Proposed 2015 Budget

Greg noted that the Board had developed a draft budget for 2015 that incorporated additional
reductions in Association expenditures, and aligned those expenditures with the Association’s
anticipated income for 2015 so that the projected 2015 year-end results maintained the current
Homeowners Equity at approximately $37,000. Greg noted that based on the Association’s
improved financial position, the Board of Directors had reduced the monthly fees charged to
homeowners by an average of 15% per unit effective July 1, 2013. Greg noted that the Board has



continued to closely monitor the Association’s financial position to ensure it continues to have
enough income to properly maintain the Condos and Clubhouse, plus maintain a reserve in
anticipation of out-year maintenance requirements. Greg noted that the Board and the Condo
management company will continue to identify ways to reduce the Association’s monthly
expenditures, and that all Homeowners are encouraged to pay the monthly unit fees in a timely
manner. The Board will continue to closely monitor monthly results to determine if and when an
increase in monthly fees made be required.

OLD BUSINESS

Greg reviewed the need for all homeowners to follow the Rules & Regulations for the Condos as
authorized by the Condominium Master Deed dated December 29, 2006, and documented in
Association’s Residents and Owners Manual. Greg noted the following common violations that
need to be resolved:

1. Failure to keep current copies of proof of adequate liability insurance on file in the
Association’s Office at 120 Muskogee Lane, Bean Station, TN 37708. Typically this type of
insurance is referred to as an HO-6 Policy. Additionally, those owners who rent their Units
must have a Business Policy with loss of rents coverage.

2. Failure to kept a key or lock combinations for each Unit and Garage on file in the
Association’s Office, so that personnel can access Units in case of emergency such as leaky
pipes or fire.

3. Having gas grills, open flames (oil torches), towels, and bikes on the balconies.

4. Failure of those who rent or lease to submit contact information of their tenant to the
Association Office. The Association’s Office hours are Monday 8:00 am until 5:00 pm and
Thursday 8:00 am until 12:00 pm. Darlene Buell is in the Office at these times and can be
reached at 865-767-3490.

5. Parking of boats and boat trailers and other recreational and commercials vehicles in the
condo parking lots.

NEW BUSINESS

* Greg noted the web site for accessing on-line the Association security cameras around the
condos and Clubhouse. Several Homeowners requested instructions on how to use that web
site. Greg said those instructions would be sent to all Homeowners.

* The traffic on Lakeshore Drive by the Condo entrance was discussed and several suggestions
were put forward including:

* Installing a set of mirrors to give better visibility to car drivers and pedestrians attending
to enter onto Lakeshore Drive or cross over to the Marina or Clubhouse.



* Petition the State to install speed cameras similar to those on Highway 25 outside of the
Condo entrance.

* Petition the State to install blinking lights warning traffic on Lakeshore Drive about the
Condo entrance and pedestrian traffic.

* A request was made to define how to gain access to the exercise equipment in the Clubhouse.
* Finally it was requested that the Board consider notifying Homeowners about the date and

time of its periodic meetings so individuals can attend those meeting to listen. to the
proceedings.

ADJOURNMENT

Jerome Haverland made the motion to adjourn the Annual Meeting. Jan Leber seconded the
motion. The motion passed unanimously and meeting ajourned at 5:35 PM.

Submitted by:

Robert P Leber

Dr. Robert P. Leber
Association Secretary
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German Creek Condominiums-The Bluffs Owners'
Association, Inc.

The Association’s Board of Directors’ Vision and Mission Statements, and its Goals
And Responsibilities

DEFINITIONS:

The German Creek Condominiums-The Bluffs Owners’ Association, Inc. (Association) is
a Tennessee nonprofit corporation empowered to manage and operate the German Creek

Condominiums (Condominiums) and other facilities for the use and benefit of the owners
of the condominiums.

The Board of Directors (Board) is the elected body responsible for the management and
operation of the Association.

BOARD VISION STATEMENT:

The Vision of the Board is a condominium community where owners and residents enjoy
a consistent high quality of life in a safe, financially sound, trusting, socially interactive, .
and peaceful environment.

BOARD MISSION STATEMENT:

The Mission of the Board is to build a strong condominium community as envisioned
above by: ;

* Effectively managing and operating the assets of the Association in accordance with
the Master Deed, Charter, By-laws and other Condominium documents; ,

* Ensuring that Board decisions are made in the best interest of all owners;
* Keeping residents informed on major Board decisions, projects and events;

* Encouraging all owners to meet their responsibilities to each other and to the
community that surrounds us; and

* Preserving and enhancing owners’ property values.



BOARD GOALS AND RESPONSIBILITIES:

The Board believes that it has an obligation to the condominium community to ensure the
Association has enough funding to operate without debt; that every owner is current with
their financial obligations; that the Board can fulfill the Associations' financial

obligations; and that there is enough funding in reserve to maintain, repair and replace the

Association's assets when necessary. Therefore, the Board’s Goals And Responsibilities
include:

L

Managing assets:

Create and maintain an annual budget;

Levy and collect monthly condo fees and other related assessments;

Establish and secure reserve funds;

Perform monthly review of Association’s bank statements and quarterly review of
Association’s bills and receipts;

Supervise the selection and approval of contracts for service providers; and,

Select an auditor, attorney, insurance agent, management company and other
professionals for the Association.

Ensuring compliance with the Master Deed, Charter, By-laws and other
Condomininum documents:

Arbitrate disputes;

Hold hearings and when necessary, authorize legal action against owners who
don’t comply;

Schedule periodic meetings to hear homeowners’ comments, dispatch old
business, consider new business; and,

Hold annual elections.

Preserving and enhancing property values of owners:

Monitor staff performance and provide feedback

Facilitate issues of building maintenance, grounds management, upkeep and
repair of common property areas

Provide for the operations, care, up-keep, and maintenance of the common
elements, and authorize common area improvements; and,

Provide adequate coverage for insurance through the condominium’s master
policy.

Reviewed and approved at the Board Meeting on Saturday, September 5, 2015.



