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FRANK HIBBITTS 

Against 

themself 

As a manager for a small, limited expense HOA it is not clear if the 

exception for new small cooperatives and small and limited expense 

HOA’s (see 38-33.3-116) would apply to this proposed HOA manager 

bill.  

If it does not, HB24-1078 would place undue hardship on small 

limited expense HOA’s that are by State law limited on how much 

they can charge HOA members. Many of these small HOA will NOT 

be able to afford the very high monthly minimum the most fully 

licensed HOA management companies charge. And it is not clear in 

this proposed manager law if they can hire out a bookkeeping service 

to do their billing and collections. So, they may have to try to be self-

managed or dissolve which could have an adverse effect on their 

property values, and neighborhood image.  

Michae Soby 

For 

themself 

I am in support of this bill. Our current HOA Property Manager has 

violated our governing documents so many times, I’ve lost count. 

This bill is an important move to raise the level of professionalism, 

hold Association Property Managers accountable, and to support 

HOA Homeowners Boards and individual homeowners within an 

HOA. I am currently in a dispute with our HOA Board. The HOA Board 

paid for an individual homeowners structural work that clearly was 

not to be paid for according to our current governing documents. 

The HOA Property Manager paid the bill that was over budget by 

$7,000.00 and did not have HOA Board approval to pay. The 

homeowner in question was the HOA Board President when budget 

was approved for the fiscal year. The budget line item in question was 

to pay for exterior water intrusion water proofing and not structural 

damage. One homeowner benefited not all that have been affected 

by the water intrusion problem. We have additional supporting 

documentation about the unprofessional behavior of our current 

HOA Property Manager. I would be happy to share if needed. Thank 

you for this opportunity to testify. 
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Beth Soby 

For 

themself 

I am in support of this bill. Our current HOA Property Manager has 

violated our governing documents so many times, I’ve lost count. 

This bill is an important move to raise the level of professionalism, 

hold Association Property Managers accountable, and to support 

HOA Homeowners Boards and individual homeowners within an 

HOA. I am currently in a dispute with our HOA Board. The HOA Board 

paid for an individual homeowners structural work that clearly was 

not to be paid for according to our current governing documents. 

The HOA Property Manager paid the bill that was over budget by 

$7,000.00 and did not have HOA Board approval to pay. The 

homeowner in question was the HOA Board President when budget 

was approved for the fiscal year. The budget line item in question was 

to pay for exterior water intrusion water proofing and not structural 

damage. One homeowner benefited not all that have been affected 

by the water intrusion problem. We have additional supporting 

documentation about the unprofessional behavior of our current 

HOA Property Manager. I would be happy to share if needed. Thank 

you for this opportunity to testify. 



GREENSTONE HOMEOWNER’S ASSOCIATION  

BOARD MEETING MINUTES – April 21st, 2021 

 

MEETING DATE & TIME: April 21st, 2021, 4PM  

Location – 7400 Blue Water Court 

 

HOA BOARD 2021  

Allen Green  

Terry Franci 

Karin Dahl  

Del Blehm 

Mark Campbell  

IN ATTENDANCE:  

Board Directors: All Directors present    

Faith Property Management – Todd King Community Manager   

ESTABLISHMENT OF QUORUM AND CALL TO ORDER:  

Board president Allen Green called the meeting to order called the meeting to order at 4:09 pm; a meeting 

quorum was established.   

ARB DISCUSSION  

Architectural Review Board member Gerry Bragg discussed items regarding the Architectural Review 

Application for the new home construction at 7412 Blue Water Court with the Board of Directors. General 

points of discussion included: 

• Drainage issues reviewed. 

• Owner was required to move AC unit in design plan.  

• Slope and City Code were reviewed. 

• Aspects of the plans were reviewed by the City of Fort Collins. 

• The owner may be required to change slope in design plan to comply with Architectural Review Board 

stipulations.  

• Management was directed to make certain the owner & builder received ARB correspondence.   

APPROVAL OF PREVIOUS MINUTES: 

The Board of Directors reviewed the 27 January 2021 Meeting Minutes. Mark motioned to approve, Terry 

seconded, unanimous. The 27 January 2021 Meeting Minutes were approved for the official record and posted 

at www.associationonline.com. The owner username and password are both Gca100.  

VOTES 4/21 – next scheduled meeting 

5/27/21 – Board authorizes content & Newsletter publication. 

6/11/21 – Board authorizes contract for Lawn Doctor’s Emerald Ash Borer basal treatment for Ash Trees.  

7/5/21 – Board authorizes review submitted by ARB decision pursuant to 7400 Greenstone Trail & distribution to owner.  

7/5/21 – Board authorizes Greening Up to purchase replacement 7 ft. Norway & Hoopsie Spruce and to schedule a project 

site meeting ahead of planting.  

7/5/21 – Board authorizes obtaining soil sample prior to planting Norway Maple west of West Entrance. (note – Board 

representatives (Karin & Terry) authorized planting Norway Maple at 7/6/21 project site meeting without reviewing soil 

sample).  

7/5/21 – Board authorizes requiring Greening Up to replace Kentucky Coffee behind 7509 Gold Hill Court along 

Carpenter. 

http://www.associationonline.com/


7/5/21 – Board authorizes requiring Greening Up to replace Chinkapin Oak behind 1513 Red Sky Court along 392.  

Management Report  

a). Financial statements – The Board reviewed the 4/21 Financial Statements. Points of discussion included: 

• ARB Review fees pursuant to Architectural review has an income line item. There has been $375 received to date.  

• HOA taxes have been filed as required as a non-profit corporation ($300).  

• The Associations insurance premium has been paid (Property, liability, D&O, & Fidelity).  

• Office Expense Supply Line Item includes the HOA clearing house website association online & the annual start-

up fee, corporate reports, and newsletter publication & distribution.  

• Landscape Maintenance & Repair includes fence repairs & pressure washing the vinyl fence.  

• Pest control line item includes expenditure for Prairie Dog treatment.  

• Snow Removal expenses were discussed. The Association is over the budgeted amount of $2K with $2200.55 

spent. Northern Colorado has seen increased snow events since 2019. The Board will continue to review the line 

item.  

• The Association deposited $1891 into reserves in March 2021.   

Mark motioned to approve the April income expense report, Karin seconded, the motion passed unanimously, and the 

April Financials are entered into the official record.  

All owners are encouraged to review the expense statement monthly at www.associationonline.com. The username and 

password are both Gca100. Owners are encouraged to review all documents on the website.  

b). Covenant Enforcement – The Board reviewed the Covenant Violation list. Covenant’s violations presented included: 

trash cans not put away after service (section 34 Rules & Regs), Storing/parking RV’S in the Association Declaration of 

Covenants (section 3.14, section 3.30), Excessive storage (section 3.19, section 34 Rules & Regs), Trailer stored in HOA 

(Declaration of Covenants section 3.14, section 3.30), & broken unused B-Ball Hoop (section 3.19). To maintain 

community standards, protect property values, and promote safety the Greenstone Homeowners Association enforces the 

Declaration of Covenants & Rules & Regulations in accordance with the Associations Covenant Enforcement Policy.  

 

UNFINISHED BUSINESS 

Governing Documents – The Board reviewed portions of the Declaration of Covenants, Rules & Regulations, 

and the legally required Governing Policies from the Colorado Common Interest Ownership Act (CCIOA).  

Terry motioned to formally adopt the governing CCIOA policies, Allen seconded, the motioned passed 

unanimously. Management will post them on the Association website at www.associationonline.com. The 

username & password are both Gca100.  

The Board reviewed section 3.14 in the Declaration of Covenants pursuant to RV’s, Recreational Vehicles, & 

trailers. The master Declaration of Covenants prohibits parking or storing in the HOA. The Association has a 

fiduciary responsibility to enforce the Declaration of Covenants.  

Terry motioned to execute the Rules & Regulations in legal compliance with the Declaration, Allen seconded, 

the motion passed unanimously.   

NEW BUSINESS 

Irrigation installation HOA common space (adjacent to 1648 Greenstone Trail) – Owner wants the HOA to pay for 

change to irrigation heads on owner lot to irrigate HOA common element (currently not irrigated, subject to standard 

native dryland maintenance protocol per the landscape contract). Owner of 1648 greenstone agreed to mow the area if the 

HOA paid for change in irrigation heads on owner lot to increase coverage in the HOA parcel. The intent is to improve the 

appearance of the HOA area.  

Terry motioned to authorize the HOA to pay for irrigation heads, Allen seconded. The motion passed 4-1 with Del voting 

no.   

All owners are encouraged to review all HOA documents at www.associationonline.com (username & 

password are both Gca 100).    

Submitted by Todd King C/O of Eagle Ranch Homeowners Association    

http://www.associationonline.com/
http://www.associationonline.com/
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BYLAWS OF 

GREENSTONE 

 

COMMUNITY ASSOCIATION 



BYLAWS 

 

OF 

 

GREENSTONE COXMUNITY ASSOCIATION 

 

 

ARTICLE I 

 

Name and Location 

 

The name of this nonprofit Corporation is Greenstone 
Community Association, hereinafter referred to as the 
“Association”. The principal office of the Corporation shall be 
located at 605 South College Avenue, Fort Collins, Colorado 80524, 
but meetings of members and Directors may be held at such places 
within the State of Colorado, County of Larimer, as may be 
designated by the Board of Directors. 
 
 

ARTICLE II 

 

Definitions 

 

Section 1. “Association” shall mean and refer to Greenstone 
Community Association, its successors and assigns. 

 
Section 2. “Property” shall mean and refer to that certain 

real property described in the Declaration of Covenants, 
Conditions and Restrictions for GreenStone P.U.D. in Larimer 
County, Colorado. 
 

Section 3. “Common Area” shall mean all real property owned 
by the Association for the common use and enjoyment of the owners. 
 

Section 4. “Act” shall refer to the Colorado Common Interest 
Ownership Act (Colorado Revised Statute 38-33.3—101 et seq.), as 
amended from time to time. 
 

Section 5. “Owner” shall mean and refer to the record owner, 
whether one or more persons or entities, of the fee simple title 
to any lot within the Property, including contract sellers, but 
excluding those having such interest merely as security for the 
performance of an obligation. 
 

Section 6. “Declarant” shall mean and refer to Greenstone, 
Inc., a Colorado-Corporation, its successors and assigns. 

 
Section 7. “Declaration” shall mean and refer to the 

Declaration of Covenants, Conditions and Restrictions applicable 
to the Property recorded in the office of the Larimer County Clerk 
and Recorder, Colorado. 

 



Section 8. “Members” shall mean and refer to lot owners, who 
shall be entitled to membership as provided in the Declaration. 
 
 

ARTICLE III 

 

Membership 

 

Every person or entity who is a record owner of a fee, or 
undivided fee, interest in any lot within the Property including 
contract sellers, but not including contract purchasers, shall be 
a member of the Association. The foregoing is not intended to 
include persons or entities who hold an interest merely as 
security for the performance of an obligation. Membership shall be 
appurtenant to, and may not be separated from ownership of any 
lot. 
 

ARTICLE IV 

 

Voting Rights 

 

Declarant reserves the right to appoint and remove the 
officers and members of the executive board of the Association 
until the earlier to occur of the following: (a) sixty days after 
conveyance of seventy-five percent (75%) of the lots within the 
Property to owners other than Declarant; or (b) two years after 
the last conveyance of a lot by Declarant in the ordinary course 
of business. 
 

Not later than sixty days after conveyance of one—fourth 
(1/4th) of the lots within the Property to owners other than 
Declarant, at least one member and not less than twenty—five 
percent of the members of the Board of Directors must be elected 
by owners other than Declarant. Not later than sixty days after 
conveyance of fifty percent (50%) of the lots to owners other than 
Declarant, not less than thirty-three and one-third percent of the 
members of the Board of Directors must be elected by owners other 
than Declarant. 
 

Upon termination of the period of Declarant’s control, the 
owners shall elect a Board of Directors of at least three members, 
at least a majority of whom must be owners other than Declarant or 
designated representatives of owners other than Declarant. The 
Board of Directors shall elect the officers. The Board of 
Directors and officers shall take office upon termination of the 
period of Declarant control. 
 

Declarant reserves the right to voluntarily surrender 
Declarant’s right to appoint and remove officers and members of’ 
the executive board before termination of the period of Declarant’ 
control set forth above, in which event Declarant may require, for 
the duration of the period of Declarant control set forth above, 
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that specified actions of the Association or executive board, as 
described in a recorded instrument executed by Declarant, be 
approved by Declarant before they become effective. 
 
 

ARTICLE V 

 

Meeting of the Members 

 

Section 1. Annual Meetings. The first annual meeting of the 
members shall be held in November, 1993, and each subsequent 
regular annual meeting of the members shall be held in November of 
each year thereafter, at the hour of 7:00 o’clock p.m. If the day 
for the annual meeting of the members is a legal holiday, the 
meeting will be held at the same hour on the first day following 
which is not a legal holiday. 
 

Section 2. Special Meetings. Special meetings of the members 
may be called at any time by the president or by a majority of the 
Board, or upon written request of members who are entitled to cast 
at least twenty percent (20%) of the votes. 
 

Section 3. Notice of Meetings. Written notice of each 
meeting of the members shall be given by, or at the direction of, 
the secretary or person authorized to call the meeting, by mailing 

a copy of such notice, postage prepaid, not less than ten (10) nor 
more than fifty (50) days before such meeting to each member 
entitled to vote thereat, addressed to the mailing address of each 
lot or to any other mailing addressed designated in writing by 
each lot’s owner. Notices may also be hand-delivered. The notice 
of any meeting must state the time and place of the meeting and 
the items on the agenda, including the general nature of any 
proposed amendment to the Declaration or these Bylaws, any budget 
changes, and any proposal to remove an officer of a member of the 
Board. 
 

Section 4. Quorum. A quorum shall be deemed present 

throughout any meeting of the Association if persons entitled to 
cast at least twenty percent (20%) of the votes are present, in 
person or by proxy at the beginning of the meeting. If, however, 
such quorum shall not be present or represented at any meeting, 
the members entitled to vote thereat shall have power to adjourn 
the meeting from time to time, without notice other than 
announcement to those members present or represented. A majority 
of the votes entitled to be cast by the members present, or 
represented by proxy at a meeting at which a quorum is present, 
shall be necessary to transact business and to adopt decisions 
binding on all members. 
 

Section 5. Voting/Proxies. At all meetings of members, each 
member may vote in person or by proxy. All proxies shall be in 
writing and filed with the. secretary. Every proxy shall be 
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revocable and shall automatically cease upon conveyance by the 
member of his lot. Voting at meetings shall comply with Section 
38—33.3—310 of the Act. 
 

ARTICLE VI 

 

Board of Directors: Selection: Term of Office 

 

Section 1. Number. The affairs of this Association shall 
initially be managed by a Board of two (2) Directors. The number 
of Directors may be enlarged from time to time. The number and 
selection of Directors elected by persons other than the Declarant 
shall comply with the provisions of Section 38—33.3-303(6) of the 
Act. 
 

Section 2. Term of Office. The initial members of the Board 
shall serve for terms of one (1) year. 
 

Section 3. Removal. Any Director may be removed from the 
Board, with or without cause, by a majority vote of the members of 
the Association. In the event of death, resignation, or removal of 
a Director, his successor shall be selected by the remaining 
members of the Board and shall serve for the unexpired term of his 
predecessor. 
 

Section 4. Compensation. No Director shall receive 
compensation for any service he or she may render to the 
Association. However, any Director may be reimbursed for his 
actual expenses incurred in the performance of his duties. 
 
 

ARTICLE VII 

 

Nomination and Election of Directors 

 

Section 1. Nomination. Until otherwise required by the Act, 
the Directors shall be appointed by the Declarant. Thereafter, 
arid to the extent that Directors are to be elected by persons 
other than the Declarant, nomination for election to the Board 
shall be made by a nominating committee. Nominations may also be 
made from the floor at the annual meeting. The nominating 
committee shall Consist of a Chairman who shall be a member of the 
Board, and two (2) or more members of the Board prior to each 
annual meeting of the members, to serve from the close of such 
annual meeting until the close of the next annual meeting and such 
appointment shall be announced at each annual meeting. The 
nominating committee shall make as many nominations for election 
to the Board as it shall in its discretion determine, but not less 
than the number of vacancies that are to be filed. Such 
nominations may be made from among members or nonmembers. 
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Section 2. Election. Election to the Board shall be by secret 
written ballot. At such election the members or their proxies may 
cast, in respect to each vacancy, as many votes as they are 
entitled to exercise under the provisions of the Declaration. The 
persons receiving the largest number of votes shall be elected. 
Cumulative voting is not permitted. 
 

ARTICLE VIII 

 

Meeting of Directors 

 

Section 1. Regular Meetings. Regular meetings of the Board 
may be held monthly without notice, at such place and hour as may 
be fixed from time to time by resolution of the Board. Should said 
meeting fall upon a legal holiday, then that meeting shall be held 
at the same time on the next day which is not a legal holiday. 
 

Section 2. Special Meetings. Special meetings of the Board 
shall be held when called by the president of the Association, or 
by any two Directors, after not less than three (3) days notice to 
each Director. 
 

Section 3. Quorum. A majority of the number of Directors 
shall constitute a quorum for the transaction of business. Every 
act or decision done or made by a majority of the Directors 
present at a duly held meeting at which a quorum is present shall 
be regarded as the act of the Board. 
 
 

ARTICLE IX 

 

Powers and Duties of the Board of Directors 

 

Section 1. Powers. The Board shall have power to: 
 

(a) Adopt and publish rules and regulations governing 
the use of the Common Areas and facilities, and the personal 
conduct of the members and their quests thereon, and to 
establish penalties for the infraction thereof; 

 
(b) Suspend the voting rights and right to use of the 

recreational facilities of a member during any period in 
which such member shall be in default in the payment of any 
assessment levied by the Association. Such rights may also be 
suspended prior to notice and hearing, for a period not to 
exceed sixty. (60) days for infraction of published rules and 
regulations; 

 
(c) Exercise for the Association all powers, duties and 

authority vested in or delegated to this Association and not 
reserved to the membership by other provisions of these 
Bylaws, the Articles of Incorporation, or the Declaration; 
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(d) Declare the office of a member of the Board to be 
vacant in the event such member shall be absent from three 
(3) consecutive regular meetings of the Board; and 

 
(e) Employ a manager as they deem necessary, and to 

prescribe his duties and delegate to such manager any and all 
powers and duties of the Association except as such are 
specifically required by the Declaration to have approval of 
the Board or the membership of the Association. 

 
(f) To designate and remove independent contractors and 

such other employees necessary for the operation, maintenance 
and replacement of the Common Area. 

 
(g) Exercise all powers granted associations by the 

Act. 

 

Section 2. Duties. It shall be the duty of the Board to: 

 

(a) Cause to be kept a complete record of all its acts 
and corporate affairs and to present a statement thereof to 
the members at the annual meeting of the members, or at any 
special meeting when such statement is requested in writing 
by one-fourth (1/4th) of the Class A members who are entitled 
to vote; 

 
(b) Supervise all officers, agents and employees of this 

Association, and to see that their duties are properly 
performed; 

 
(c) As more fully provided in the Declaration, to: 

 
(1) Fix the amount of the annual assessment 

against each Residential Unit at least thirty (30) days 
in advance of each annual assessment period; 

 
(2) Send written notice of each assessment to 

every owner subject thereto at least thirty (30) days in 
advance of each annual assessment period; and 

 
(3) Foreclose the lien against any property f or 

which assessments are not paid within thirty (30) days 
after due date or to bring an action at law against the 
owner personally obligated to pay the same. 

 
(d) Issue, or to cause an appropriate officer to issue, 

upon demand by any person, a certificate setting forth 
whether or not any assessment has been paid. A reasonable 
charge may be made by the Board for the issuance of these 
certificates. If a certificate states an assessment has been 
paid, such certificate shall be conclusive evidence of such 
payment; 
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Section 7. Multiple Offices. The offices of secretary and 
treasurer may be held by the same person. No person shall 
simultaneously hold more than one of any of the other offices 
except in the case of special offices created pursuant to Section 
4 of this Article. 
 

Section 8. Duties. The duties of the officers are as 
follows: 

President 

 

(a) The president shall preside at all meetings of the Board; 
shall see that orders and resolutions of the Board are carried 
out; shall sign all leases, mortgages, deeds and other written 
instruments and may co-sign all checks and promissory notes. 

 

Vice-President 

 

(b) The vice-president shall act in the place and stead of 
the president in the event of his absence, inability or refusal 
to act, and shall exercise and discharge such other duties as 
may be required of him by the Board. 

 

Secretary 

 

(c) The secretary shall record the votes and keep the minutes 
of all meetings and proceedings of the Board and of the members; 
keep the corporate seal of the Association and affix it on all 
documents requiring said seal; serve notice of meetings of the 
Board and of the members; keep appropriate current records 
showing the members of the Association together with their 
addresses, and shall perform such other duties as required by 
the Board. 

Treasurer 

 

(d) The treasurer shall receive and deposit in appropriate 
bank accounts all monies of the Association and shall disburse 
such funds as directed by resolution of the Board; may sign all 
checks and promissory notes of the Association; keep proper 
books of account; may cause an annual audit of the Association 
books to be made by a public accountant at the completion of 
each fiscal year; and shall prepare an annual budget and a 
statement of income and expenditures to be presented to the 
membership at its regular annual meeting, and deliver a copy of 
each to the members. 

 

ARTICLE XI 

 

Committees 

 

The Board may appoint such committees as deemed appropriate 
in carrying out its purposes. 
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ARTICLE XII 

 

Books and Records 

 

The books, records and documents of the Association shall at 
all times, during reasonable business hours, be subject to 
inspection by any member, or any mortgagee. Any lot owner shall be 
furnished with a statement of his account upon payment of a 
reasonable fee of Twenty-Five Dollars ($25) or as determined by 
the Board from time to time, and upon ten (10) days notice to the 
Board or managing agent. Such statement shall set forth the amount 
of any unpaid assessments or other charges due and owing from such 
owner. The Declaration, Articles of Incorporation, and Bylaws of 
the Association shall be available for inspection by any member at 
the principal office of the Association, where copies may be 
purchased at a reasonable cost. 
 

ARTICLE XIII 

 

Assessments 

 

As more fully provided in the Declaration, each member is 
obligated to pay to the Association annual and specific 
assessments which are secured by a continuing lien upon the 
property against which the assessment is made. The Association 
shall have all rights and authorities granted it by the 
Declaration and the Act, to levy and collect such assessments. 
 

ARTICLE XIV 

 

Corporate Seal 

 

The Association shall have a seal in circular form having 
within its circumference the words, “Greenstone Community 
Association, a Colorado Nonprofit Corporation”. 
 

ARTICLE XV 

 

Amendments 

 

Section 1. These Bylaws may be amended, at any regular or 
special meeting of the members at which a quorum is present, by a 
vote of a majority of those votes present in person or by proxy. 
Members must be given notice of -such proposed amendment, as 
required by the Act. 
 

Section 2. In the case of any conflict between the Articles 

of Incorporation and these Bylaws, the Articles shall control; and 
in the case of any conflict between the Declaration and these 
Bylaws, the Declaration shall control. 
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ARTICLE XVI 

 

Miscellaneous 

 

The fiscal year of the Association shall begin on the first 
day of January and end on the thirty-first day of December of 
every year, except that the first fisc~1 year shall begin on the 
date of incorporation. 
 

IN WITNESS WHEREOF, we, being all of the Directors of the 
Greenstone Community Association, have hereunto set our hands this 

13th day of July , 1993. 

 

 Signature of Jay Stoner 

 

 

 

Signature of Roberta G. 

Greeno 

 

 

STATE OF COLORADO ) 

                  ) ss. 

COUNTY OF LARIMER ) 

 

The foregoing instrument was acknowledged before me this 

__13th_ day of July_________, 1993, by Jay D. Stoner and Roberta 

G. Greeno, the Directors of the Greenstone Community Association.  

 

Witness my hand and official seal. 

 

My commission expires: 

 Notary Public 

 

 

CERTIFICATION 

 

I, the undersigned, do hereby certify: 
 

THAT I am the duly elected and acting secretary of the 
Greenstone Community Association, a Colorado Nonprofit 
Corporation, and, 
 

THAT the foregoing Bylaws constitute the original Bylaws of 
said Association, as duly adopted at a meeting of the Board 

thereof, held on the ______ day of __________________ 1993. 
 
 

Roberta G. Greeno, Secretary 
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February 8, 2023 
 
RE: HB24-1078 Regulation of Community Association Managers 
 
Dear Members of the House Transportation, Housing & Local Government Committee: 
 
I am testifying in support of HB24-1078, on behalf of the League of Women Voters of Colorado 
 
The League of Women Voters of Colorado (LWVCO) has been a nonpartisan organization for  104 years, 
encourages informed and active participation in government, and influences public policy through 
education and advocacy.  Our membership spans the state of Colorado with 19 local leagues operating in 
many regions around the state. 
 
The LWVCO supports policies to provide a decent home and a suitable living environment for everyone.  
Our Justice, Equity, Diversity, and Inclusion (JEDI) values are served when local communities and their 
governmental authorities can adopt regulations that benefit and protect their communities. 
 
The goal of this bill is to provide public safety for homeowners in communities managed by businesses 
that perform certain functions for home owners’ associations, which the bill defines as Community 
Association Managers (CAMs).   
 
The Department of Regulatory Agencies  (DORA) licensed and regulated CAMs from 2013 until 2019. 
The former program underwent a sunset review in 2018 and was not renewed even though DORA 
recommended continuation based on its studies and surveys.  The following year, the legislature passed 
House Bill 19-1212, which would have recreated the program for one year before it expired at the end of 
FY 2018-19.  However, the Governor vetoed the bill and the regulatory program ended.  
 
The process as outlined by HB24-1078 provides that applicants for licensure must pay a fee and comply 
with other requirements, including having adequate insurance coverage and having no past, adverse 
credentialing actions. A controlling manager and any employees performing community association 
management must submit to a fingerprint-based background check.   These licenses are valid for up to 
two years, with the fee amount and expiration schedule established by Division of Real Estate (“DRE).  
DORA must also publish a list of licensed community association managers on its website, along with an 
assessment of disciplinary actions. DORA may create  rules to enforce license requirements, conduct 
audits or investigations, and seek a court order to remedy violations.  Violations are subject to penalties 
which may include a fine, censure, probation, or revocation of a license.  A CAM who operates without  a 
license commits a class 2 misdemeanor. 
 
The licensure program will be repealed September 1, 2029, following a sunset review by DORA.  
 
From the bill’s Fiscal Note - Comparable Crime Analysis 
 
“Prior conviction data and assumptions. This bill creates the new offense of practicing as a CAM without a 
license, a class 2 misdemeanor. To form an estimate on the prevalence of this new crime, the fiscal note 
analyzed the existing offense of practicing as an appraisal management company without a license as a 
comparable crime. From FY 2020-21 to FY 2022-23, zero offenders have been sentenced and convicted 
for this existing offense; therefore, the fiscal note assumes that there will be minimal or no additional case 
filings or convictions for the new offense under the bill. Because the bill is not expected to have a tangible 
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impact on criminal justice-related expenditures or revenue at the state or local levels, these potential 
impacts are not discussed further in this fiscal note.” 
 
We urge the committee members to vote YES on HB24-1078.  Thank you for your consideration of this 
important bill. 
 
Respectfully, 
Kate van Houten, Volunteer Lobbyist - Housing 
League of Women Voters of Colorado 
1410 Grant Street, Suite B-204 
Denver, CO 80203 
303-863-0437 
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TO: Committee Hearing on HB 24-1078, Licensing of HOA Property 

Managers (CAMs) 

TO: Colorado HOA Forum 

To whom it may concern in the mediation, litigation process 

Karl and Daniela King homeowners vs Greenstone HOA, Fort Collins, 

Colorado 

Re: Violations, Facts, Damages and Evidence 11/06/2023 with additions prepared on 

11/09/2023, 11/16/2023, 11/21/2023 01/19/2024, 01/21/2024, 01/22/2024, 

01/24/2024. 

 

From: Karl and Daniela King - Greenstone HOA Homeowners  
1666 Streamside Dr  
Fort Collins, CO. 80525  
970-225-8026 
Karl.dani@comcast.net 
 
 

Parties involved 
 
Greenstone Community Association (HOA) – Board of Directors 
Dean Gebhardt – President dwgeb@aol.com 
Terry Francl – Vice President terry56francl@gmail.com 
Del Blehm – Treasurer longboats36@gmail.com 

Karin Dahl – Secretary km_dahl@hotmail.com 
Bill Ault – Board Member baault718@gmail.com 
Allen Green: former President of Greenstone HOA who resigned from his position on 
January 2023. Alleng76@comcast.net   
He resigned at the end of 2022 – Conflict of interest (Friend with our neighbor who 
refuses to maintain his landscaping). 
 
 
Mr. William Short: Current Partner-Litigation with Altitude Community Law and State Farm Insurance 
Company retained attorney for Greenstone HOA ongoing dispute. File No.5502.0109 
Phone: 303-991-2030 bshort@altitude.law 
 

mailto:Karl.dani@comcast.net
mailto:dwgeb@aol.com
mailto:terry56francl@gmail.com
mailto:longboats36@gmail.com
mailto:km_dahl@hotmail.com
mailto:baault718@gmail.com
mailto:Alleng76@comcast.net
mailto:bshort@altitude.law
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Erin LeVan: State Farm Insurance Company Agent for Greenstone HOA  
Phone: 970-372-2919 erin.levan.eu07@statefarm.com  
 
Mr. Peter J Dauster: Former Greenstone HOA attorney with Johnson Muffly & Dauster PC 
Phone: 970-482-3038 pdauster@nocolawgroup.com  
 
 
All Homeowners of Greenstone HOA have a legal right to be informed ASAP about the legal flaws and 
violations involving invalid CC&Rs and wrongdoings we have discovered. As of today, 01-19-2024 these 
matters have not been corrected. There is a potential that some other homeowners might have been 
affected by these violations of law.  
 
Kellison Corporation: current Greenstone HOA management company represented by:  Luke 
McFetridge luke@kellisoncorp.net  
Connor DeHart connor@kellisoncorp.net 
Carrie Lanning carrie@kellisoncorp.net 
Phone: 970-236-1279, 970-494-0609 www.kellisoncorp.com 
 
Faith Property Management: former Greenstone HOA management company 
Managers: Mike Adams mike@FaithProperty.com  
Jennifer Adams  Jennifer@FaithProperty.com 
 
 
Concerns regarding the “Reply Letter” received on October 26, 2023 – File No. 5502.0109” signed by 

Mr. William H. Shorts with Altitude Community Law P.C. the State Farm retained attorney, to address 

Claim No. 06-47N2-51P. 

This is our Updated Follow-up Letter regarding our ongoing pursuit of addressing the above matters 
through effective communication, conflict resolution, transparency and with the ultimate goal of 
preventing additional litigation expenses that can financially affect every single Greenstone 
Homeowner.  
 
The “Reply Letter” we received from Altitude Community Law P.C. on October 26, 2023 to address 

Claim No. 06-47N2-51P was clearly a sign to us of trying to dismiss our case by ignoring the 

preponderance of the evidence we have provided for the last couple of years to all parties involved in 

this long-running dispute. In addition, please note that conducting “reasonable research” to assure that 

the client has provided all available responsive information and documents is required by law.  

Furthermore, the Greenstone HOA will have to ensure disclosures to all buyers of the possible financial 

obligation, which in turn might scare some of the buyers away. 

 

mailto:erin.levan.eu07@statefarm.com
mailto:pdauster@nocolawgroup.com
mailto:luke@kellisoncorp.net
mailto:connor@kellisoncorp.net
mailto:carrie@kellisoncorp.net
http://www.kellisoncorp.com/
mailto:mike@FaithProperty.com
mailto:Jennifer@FaithProperty.com
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Attached to this email and listed below are the whole seven (7) HOA governing documents (files) that 

we used so far as evidence in our comunications with all the parties involved in this dispute, allowing 

for easy access and reference in this Mediation and/or Litigation Process. 

1) Declaration of Covenants 12-08-1993 
2) ByLaws  07-13-1993 
3) Articles of Incorporation 04-19-1993 
4) File called: “04-2021” – HOA Board Meeting Minutes 04-2021 
5) Governing Policies 04-21-2021 
6) Rules & Regulations 04-21-2021 
7) Greenstone Community Association, Meeting and Enforcement Policies signed 08-09-2022 

 
Again, upon request we can provide USB sticks to all interested parties including these files listed here, 

and any other previous emails, photos, PDF files and Word documents related to this dispute.  

This is a very long document. Maybe the upfront conclusions will motivate people to read it all. 

It appears that we are not the only ones who figured out the “designed” (knowingly and 

willfully done) HOA cover up violations process at the expense of homeowners. The HOA board 

of directors denied and covered up the violations we brought up to their attention in April 

2022. We did not accept their decision and we did provide plenty of evidence. Then the two 

management companies Faith Property Management and Kellison Corp. came along with the 

same decision and a threat. We did not accept their decision; we did not get intimidated and 

again we provided plenty of evidence. Then the attorneys hired by the HOA and State Farm 

came along with the same decision and different threats; lien on our property, take us to court, 

pay for the legal expenses. We did not get intimidated. We did our homework, over 500 hours 

of research and we sought legal advice. As a matter of fact, recently we watched multiple 

videos from the HOA Task Force, and a lady was giving her testimony. It was about violations 

similar to the ones that we discovered: invalid, improper amended governing documents with 

added verbiage to facilitate a premeditated cover up violations process. The lady went to court 

and won, but a lot of money, stress and time were involved. In our opinion, this is not a recipe 

for success, this is a recipe for disaster and all the Greenstone homeowners are being 

negatively affected instead of being protected. A class action lawsuit might be the ultimate 

answer.  

On 01-25-2024 we sent out a Fourth Updated Follow-up Letter to the Greenstone 

Homeowners. There are around 106 homeowners in our subdivision.   

 

 

Sincerely, 
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Karl and Daniela King 

 

To whom it may concern in the Mediation Process and/or Litigation  

Violations, Facts, Damages and Evidence 11/06/2023 with additions 

prepared on 11/09/2023 and 11/16/2023 

 

From the Declaration of Covenants, Conditions and Restrictions for Greenstone P.U.D. of 
12/08/1993, below there are some articles inserted as evidence that support our claims. 

 

 Article I – Preamble: 
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Below is inserted an article from the “Articles of Incorporation of Greenstone 
Community Association 04-19-1993”  

 

 

 
From the ByLaws of Greenstone Community Association dated July 12, 1993, Article 
XV, Section 1 and Section 2 are inserted below: 

Section 1. These Bylaws may be amended, at any regular or special 
meeting of the members at which a quorum is present, by a vote of a 
majority of those votes present in person or by proxy. Members must be 
given notice of -such proposed amendment, as required by the Act. 

 

Section 2. In the case of any conflict between the Articles of 
Incorporation and these Bylaws, the Articles shall control; and in the 
case of any conflict between the Declaration and these Bylaws, the 
Declaration shall control. 

 

Facts and evidence 

The improperly amended and adopted doc. called “Governing Policies” PDF file 
twenty-eight (28) page document effective April 21, 2021 involves eight (8) policies:  

1. Greenstone Community Association Amended and Restated Policy for Conducting Association 
Meetings. 
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2. Greenstone Community Association Amended and Restated Policy for Handling Conflicts of Interest 
of Directors. 

3. Greenstone Community Association Amended and Restated Policy for Collection of Unpaid 
Assessments. 

4. Greenstone Community Association Amended and Restated Policy Regarding Inspection and 
Copying of Association Records -Including the Request Form for Inspection and Copying of Association 
Records that we were asked to sign basically giving away our rights.  

This document including the “Request Form” do not provide clear guidance 
according to Colo. Rev. Stat. Section § 38-33.3-317. For more evidence and specifics, 
please see our “Official Letter of Demand April 21, 2023 – 36 pages.” The PDF file 
with the evidence was already provided multiple times to all the parties involved in 
this dispute.  

5. Greenstone Community Association Amended and Restated Reserve Policy. 

6. Greenstone Community Association Amended Policy for Enforcement of Covenants and Rules – 
Including Notice and Hearing Procedures and Schedule of Fines. 

7. Greenstone Community Association Amended and Restated Procedures for the Adoption and 
Amendment of Policies, Procedures and Rules. 

8. Greenstone Community Association Amended and Restated Policy and Procedures for Addressing 
Disputes with Owners. 

Additional examples of improperly amended and adopted documents used by the 
Greenstone HOA:  

9. The “Rules and Regulations” eighteen (18) page PDF document involves the Greenstone 
Community Association Architectural Guidelines Effective: April 21, 2021 

10. The “Greenstone Community Association Updated    Collection, Meeting and Enforcement 
Policies” Effective: August 9, 2022 

By implementing the above documents, the HOA board of directors expressly contradict 
the Greenstone Community governing documents via a simple board vote, without a 
given notice, and without the requisite approval of at least seventy-five percent (75%) 
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of the homeowners in the subdivision and one hundred percent (100%) of the holders 
of recorded first mortgage of deeds of trust. These are invalid documents thus un-
enforceable. 

When the above documents were improperly “amended and adopted”, the former Faith 
Property Community Manager Todd King was present in the meeting as well.  

For evidence, please see the Word doc. called: “04-2021” which includes the Board 
Minutes of April 21, 2021, the PDF file called “Governing Policies”, and the “Greenstone 
Community Association Updated Collection, Meeting and Enforcement Policies”. These 
files with the evidence were already provided multiple times to all the parties involved 
in this dispute. 

The above-mentioned documents were available only on the former HOA management 
company Faith Property’s website: www.faithproperty.com  

The current HOA management company Kellison’s website: www.kellisoncorp.com  has 
much fewer documents available, and has no Board Meeting Minutes documents from 
2020, 2021, 2022 and 2023. 

There might be more invalid documents, we do not know due to Greenstone HOA Board 
lack of transparency.   

Abuse of Process, Power 

As far as future amendments to these improperly amended and adopted polices, each 
“amended and adopted” policy above states: 

 

 

These 2 above statements cannot be found in the original CC&R’s from 1993. We do not know when 
these new changes have been introduced. We do not know how many times the CC&R’s have been 

http://www.faithproperty.com/
http://www.kellisoncorp.com/
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modified between 1993 and 2021. There are no records. Larimar County has only one record of the 
Greenstone CC&R’s, from 1993. That is it.  

 

Legal responsibility for these HOA improperly amended, adopted and improperly 
authenticated (certified) documents.  

The name of Johnson Muffly & Dauster PC law firm is typed on the “Governing Policies” document 
only, but not on the “Rules, Regulations” document. These documents do not have a written legal 
signature and they are not notarized nor recorded with the Larimer County in order to authenticate 
their legality. Nonetheless these “amended” documents are not fully written in accordance with the 
Colorado Rev. Stat. For example, the documents use ambiguous language, they miss specific details 
which leaves room for interpretations in the favor of the HOA board of directors.  

Failing to enforce the valid governing documents, CC&Rs, (December 12, 1993) and 
breach of fiduciary duty of the board of directors.  

HOA Documents in Colorado - The association’s Declaration of Covenants, Conditions, and 

Restrictions (CC&Rs), Amendments to CC&Rs, Bylaws, Lien Notices, HOA Notices, Plats, Maps, 

and other community documents can be found by visiting the county recorder’s office website 

in which the association is located. The association’s CC&Rs must be recorded with the county 

land records to be enforceable.    

Findings, Violations: 

1) The invalid and unenforceable Greenstone Community Association Amended and 

Restated Policy (multiple items) (28 Pages) Effective: 21 April, 2021, and Greenstone 

Community Association, Meeting and Enforcement Policies signed 08-09-2022 have not 

been recorded with the Larimar County, CO. to this date.  The document is attached to 

this email. 

 

All the existing records are provided below along with the associated link from the  
www.sos.state.co.us . 

Click https://www.coloradosos.gov/biz/BusinessEntityCriteriaExt.do and enter Greenstone 

Community Association. Next, click on the ID Number: 19931041158. Next, click on Filing 

history and documents. You will not find any of the “Amended” policies after 12/08/1993.  

http://www.sos.state.co.us/
https://www.coloradosos.gov/biz/BusinessEntityCriteriaExt.do
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From: Nicole Dowd <nicole@faithproperty.com>  
Sent: Monday, May 9, 2022 2:01 PM 
To: karl.dani@comcast.net 
Subject: RE: Follow-up: Issues that need to be addressed - Letter from your neighbor Karl King - Attached are 
three additional pictures of the trees and bushes - More questions - Please confirm receipt of the email below 
 

Hi Daniela and Karl,  

I, as the property manager do not make any decisions, the Board of Directors do. I have 

forwarded this onto them. Thank you! 

 

Nicole Dowd  

Faith Property Management 
300 E. Boardwalk # 6B 
Fort Collins, CO. 80525 
P- 970.377.1626  F- 970.377.1628 
Emergency After Hours 970.488.1390 
Office Hours: Monday- Thursday 9-5, Friday 9-1. 

www.faithproperty.com 

HOA Information www.associationonline.com  
 
 

From: Nicole Dowd <nicole@faithproperty.com>  

Sent: Friday, May 6, 2022 11:22 AM 
To: karl.dani@comcast.net; 'Allen Green' <alleng76@comcast.net>; 'Del Blehm' <longboats36@gmail.com>; 
Terry Francl <terry56francl@gmail.com>; Bill Ault <baault718@gmail.com>; Karin Dahl <km_dahl@hotmail.com> 
Subject: RE: Follow-up: Issues that need to be addressed - Letter from your neighbor Karl King - Attached are 
three additional pictures of the trees and bushes - More questions 
 

Hi Daniela and Karl,  

After reviewing the covenants, it has been determined that there is no violation of the covenants. Therefore, 

the HOA considers this matter closed. If you have any questions, please feel free to reach out. Thank you.  

Nicole Dowd  

Faith Property Management 

http://www.faithproperty.com/
http://www.associationonline.com/
mailto:nicole@faithproperty.com
mailto:karl.dani@comcast.net
mailto:alleng76@comcast.net
mailto:longboats36@gmail.com
mailto:terry56francl@gmail.com
mailto:baault718@gmail.com
mailto:km_dahl@hotmail.com
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300 E. Boardwalk # 6B 
Fort Collins, CO. 80525 
P- 970.377.1626  F- 970.377.1628 
Emergency After Hours 970.488.1390 
Office Hours: Monday- Thursday 9-5, Friday 9-1. 

www.faithproperty.com 

HOA Information www.associationonline.com  

 

From: Connor DeHart <connor@kellisoncorp.net> Sent: Friday, April 21, 2023 9:00 AM 
To: karl.dani@comcast.net Subject: Re: 06-47N2-51P Excerpt from the email sent to us. 
 
“Mr. & Mrs. King,  
There is no violation pertaining to the landscaping on your neighbors property. If you have an issue 
with their trees overhanging your property line, you will need to resolve that with them. This is not an 
HOA issue.  
As for the records request, you have chosen not to complete the required form specifying the records 

you request to inspect. You have made claims that the document is legally flawed, and you have refused 

to sign the request. Our attorneys who specialize in community association law have reiterated that there 

is nothing legally flawed with this document, and I can attest to you that this document is widely 

adopted amongst associations, and it adheres to the requirements set forth in Colorado Law.” 

From: Pete Dauster <pdauster@nocolawgroup.com>  
Sent: Tuesday, April 18, 2023 1:53 PM 
To: karl.dani@comcast.net; dwgeb@aol.com; 'HOME CLMS-FIRECLAIMS' 
<statefarmfireclaims@statefarm.com>; luke@kellisoncorp.net; ERIN@ERINLEVAN.COM; sf-
ceo@statefarm.com; carrie@kellisoncorp.com; 'Kellison Corp.' <mgthoa@kellisoncorp.net>; 'Terry 
Francl' <terry56francl@gmail.com>; 'Del Blehm' <longboats36@gmail.com>; 'Karin Dahl' 
<km_dahl@hotmail.com>; 'Bill Ault' <baault718@gmail.com> 
Cc: hoafightclub@gmail.com 
Subject: RE: 06-47N2-51P 

 

The policy does not need to be amended and it is now “flawed.”  It is fully compliant 

with the law. I am done discussing this issue with you.  Have a nice afternoon.  

  
 
 
 
  

Peter J. Dauster 
Johnson Muffly & 
Dauster PC 
323 South College Avenue, Suite 1 
Fort Collins, Colorado 80524 
Office (970) 482-4846 
Facsimile (970) 482-3038 
E-Mail: 
pdauster@nocolawgroup.com 
 

 
 
  

    

http://www.faithproperty.com/
http://www.associationonline.com/
mailto:pdauster@nocolawgroup.com
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The above denial responses received via emails from the former HOA management company Faith 
Property Company, from the current HOA management company Kellison Corp, from the attorney 
Peter Dauster with Johnson Muffly & Dauster, and from the current attorney William Shorts with State 
Farm Insurance Company are based on a deter, delay and deny approach.  

 

Sincerely, 

Karl and Daniela King 

 

To whom it may concern in the Mediation Process and/or Litigation  

Violations, Facts and Damages 11/06/2023 with additions prepared on 11/09/2023 

 

The statement below made by Mr. Shorts in his Reply Letter of October 26, 2023 

regarding our request for specific HOA records, is based on assumptions indicating that 

he is not familiar with all the relevant facts associated with this case. For instance:   

“Your clients were directed to the Association’s website where many of the documents 

can be located. Your clients apparently failed or refused to access the documents from 

the website, because they kept asking for documents that were available on the 

website.” 

Please see the PDF file dated December 14, 2022 called “Certified Letter sent to 

Greenstone HOA and Peter Dauster”. This file contains twenty (20) very specific types of 

HOA records for the last three years: 2020, 2021, 2022. FYI. this letter was already 

provided more than 15 times to all parties involved in this dispute.  

Another example of a statement made by Mr. Shorts based on assumption, instead of 

facts is this:  

“Your clients were directed to the Association’s website where many of the documents 

can be located. Your clients apparently failed or refused to access the documents from 
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the website, because they kept asking for documents that were available on the 

website.” 

FYI. Mr. Shorts, the documents that were once uploaded on  www.faithproperty.com , 

the former HOA management company were just CC&Rs, Bylaws, State Farm Insurance 

Certificates, some Financial Statements generated by the management companies, 

Board Meeting Minutes, and Budget files. 

The available documents for 2020:  

Three Word Files called: 01-202, 05-202, 09-202 – Draft Minutes  

Three PDF files called: January 2020 Financials, November 2020 Financials and 

December 2020 Financials  

The available documents for 2021: 

Four identical Xcel Files. Each one of them labeled differently. 

2021 Budget (1). xlsx, 2021 Budget (2).xlsx, 2021 Budget (3). Xlsx, 2021 Budget (4). Xlsx 

2021-Insurance Certificate Only 

2021 Board Meeting Minutes: 01-2021,04-2021,08-2021,10-2021 

2021 July Income / Expense: 07-2021 

2021 Financial Statements generated by the HOA management company: 01-2021, 02-

2021, 03-2021, 04-2021, 05-2021, 06-2021, 09-2021,10-2021,11-2021, 12-2021 Notice 

that the 07-2021 and 08-2021 files are missing.  

 

The available documents for 2022: 

2022 Board Meeting Minutes: 02-2022, 05-2022 

2022 Financial Statements generated by the HOA management company: 01-2022, 02-

2022, 03-2022, 04-2022, 05-2022, 06-2022, 07-2022, 08-2022, 09-2022, 11-2022. Notice 

that the 10-2022 and 12-2022 files are missing.  

For your convenience, upon request we can provide all these files stored on a USB stick. 

http://www.faithproperty.com/
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The above documents don’t even come close to being enough in order to 

initiate and conduct a comprehensive review, much less a forensic audit. 

There are zero available invoices, receipts, bank statements, past audits, 

agreements, list of HOA assets and written agreements on assets for personal 

usage by the members of HOA, contracts, records of deposit slips, canceled 

checks. Unwinding transactions and paper trails without specific records, and 

documentation is impossible.  

Additional Objectives to be pursued: 

5) We ask the Greenstone HOA legal advisors to remove immediately all reference to the invalid, 

unenforceable “amended” CC&Rs; Rules & Regulations, Governing Policies, and their associated Forms 

dated April 21, 2021 and thereafter. To present the only valid and enforceable HOA CC&Rs are the 

original documents dated 12/08/1993.  

6) We ask the Greenstone HOA legal advisors to officially notify in writing all Greenstone HOA members 

of these ongoing violations providing all the details. There may be other homeowners affected by these 

facts. A number of properties have been sold since April 21, 2021. At present there are two new 

properties up for sale. 

In his Reply Letter of October 26, 2023, Mr. Shorts did not take into consideration all the photos that we 

provided along the way to all parties involved in this dispute that prove our allegations of violations, 

hazard and damages.  

 

Below we are providing the photos again: 
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When a new lot is to be landscaped at our subdivision, the Architectural Review Board 

reviews the landscape plan before work begins to install the landscaping.  When that 

was done for our yard, I reviewed the plants we wanted, and their mature size so that 

we would not install plants that would be a problem later in life.  Our plan was 

approved, and we should never have plants that interfere with the neighbor’s lot line. 

When the Gallegos lot was landscaped, many years ago, whoever approved the layout 

did not consider the large, mature size of many of the trees and bushes planted next to 
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the King’s lot. Those trees and bushes grew to their expected size and trespass on the 

King’s lot.  This was the fundamental cause of the problems that now arise that affect 

the Kings and the Gallegos lots.  The root cause of the problem was the failure of the 

approval people to address the serious problems with the selections of the 

landscaping.  Now there is a legal matter to address. 

For the Board to say there is no problem is just a continuation of original problem that 

was created long ago. 

 

To whom it may concern in the Mediation Process and/or Litigation  

11/06/2023 

Thank you for taking the time to explain the process of mediation, and litigation. The 

Reply Letter received from Mr. William Shorts, State Farm Insurance attorney on behalf 

of Greenstone HOA was clearly a sign to us of trying to dismiss our case by ignoring the 

preponderance of the evidence we have provided for the last  one year and seven 

months to all parties involved in this long-running dispute. Thus, we need to seek a 

resolution through the mediation process or litigation.  

We will try to keep our comments short as much as we can. 

As previously mentioned to all parties involved in this dispute the wellbeing of the 

encroaching trees (25-30 years old tall wide trees), and bushes is already compromised 

(photos available). Keeping up with the legal procedures to ensure any future legal 

implications is imperative to protecting ourselves, our property and to mitigate risks 

effectively. In addition, no tree company that we contacted will perform any procedures 

on our neighbor’s trees and bushes without a written legal decision in order to avoid 

liability.  

In the event that the mediation process through court will not be able to resolve the 

dispute between us and the Greenstone HOA, we will have to prepare for litigation. Due 

to the fact that the “amended CC&Rs” dated April 21, 2021 were not properly adopted 

and registered according to the Colorado State Law, now this has become an issue that 

all homeowners in Greenstone subdivision need to be aware of, especially if somebody 

has been affected by this violation. In addition, according to the Board Meeting 
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Minutes Word document called “04-2021”, ONLY the members of the HOA Board, five 

members voted on these “amended CC&Rs”. Thus they are unenforceable.  

As homeowners, it is our responsibility to make known all the findings discovered along 

the way including the evidence.  

 In the past, on various ocasions we challenged in writing the validity of the “amended 

CC&Rs” including the Form for Records Request. To present, the HOA legal counsels are 

aware of the violation, but enforcing it anyway. Legally speaking, the HOA legal counsels  

should be the first in line to inform the Greenstone HOA homeowners about these 

facts, appologize and correct them ASAP. 

If the responsible opposite party is not willing to initiate the process of informing the 

HOA homeowners about this violation, we can certanily do it. We can write, and mail 

letters with updates. There may be other homeowners affected by these facts. 

1) Violations, Facts, Damages and recent discoveries. Evidence can be provided again to 

all parties upon request. Over 40 files including emails, photos, Demand Letters, twenty-

six Certified Letters, Records for out-of-pockets expenses, records for time tracking doing 

research on HOA Colorado State Law and Federal Law, legal advice, writing emails, 

letters, and phone calls. FYI, this evidence was already provided to all the parties 

involved in this dispute.  

Trespassing of our property, encroaching trees posing a serious threat to our property, 

safety risk, and damages that came along with it. Initially there were 4 trees and 10 

bushes encroaching our property. Only one tree has been addressed. It was removed 

because of excessive lean. There are still three HAZARDOUS trees with different leaning 

degrees (safety risk) and 10 bushes all of which are not properly maintained at all times 

by our neighbors Amy and Donald Gallegos. Not only do these trees pose a serious 

safety risk in their potential collapse towards our property, but also act as a nuisance to 

us. The debris on our property left by the foliage and pine needles creates an undue 

burden on us, as we are forced to continually maintain our property to remain in 

compliance with the HOA policies at no fault of our own. For instance, we frequently 

clear our gutters as well as window wells of leaves and debris from the encroaching 

trees, and the shade caused by these trees is interfering with the growth of plant life on 

their property. Debris from the Austrian Pines has also acidified the lawn on our 

property, requiring additional maintenance and expenditures to correct an issue that we 
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should never have had to experience. Aside from the present harm, this foliage acts as a 

present trespass onto our property. 

CC&Rs 1993 page 4  

 

 

  

As far as the property line boundaries go, according to Colorado Section 38-

33.3-217 Amendment of declaration: 

(3) Every amendment to the declaration must be recorded in every county in which any portion of the common 

interest community is located and is effective only upon recordation. An amendment must be indexed in the 

grantee's index in the name of the common interest community and the association and in the grantor's index in 

the name of each person executing the amendment.(4)(a) Except to the extent expressly permitted or required 

by other provisions of this article, no amendment may create or increase special declarant rights, increase the 

number of units, or change the boundaries of any unit or the allocated interests of a unit in the absence of a vote 

or agreement of unit owners of units to which at least sixty-seven percent of the votes in the association, 

including sixty-seven percent of the votes allocated to units not owned by a declarant, are allocated or any larger 

percentage the declaration specifies. The declaration may specify a smaller percentage only if all of the units are 

restricted exclusively to nonresidential use. 

In our case we did not agree or give up to our rights at any time to have our 

boundaries changed due to encroaching trees and bushes. Why should HOA facilitate 

special rights for our neighbor Gallegos? 
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2) The Austrian Pine tree that has been removed posed a serious threat to people 

walking on the walkway including children going to the bus stop. We had to spend 

money on legal advice, letters written by attorney Craig Flinders in order for this 

hazardous tree to be addressed.  

3) Precedent - On July 21, 2021 we brought to the attention of the HOA board and the 

management company a similar problem. Multiple trees and bushes owned by HOA 

were encroaching our property on the South East side interfering with the wellbeing of 

our peach trees, one of which died, and we had to replace it. At first the HOA board was 

not willing to address the dispute. It took some time and communication to make them 

understand that it is the HOA responsibility to maintain that area and fix the problem 

which they did.  

4) Failure of the HOA to comply with Colorado State Law. The “amended CC&Rs” dated 

April 21, 2021 have not been properly adopted, authenticated, and registered according 

to the Colorado State Law, thus they are unenforceble. Moreover they were voted only 

by the Board members (5 members). The Bylaws are not signed, dated and notarized 

either. Not properly authenticated. 

 

From the original CC&Rs dated 12/08/1993. 

 

5) Breach of the fiduciary duties of the HOA to its members and abuse of power.  

6) Conflict of interests – Former HOA President Allen Green who resigned from his 

position at the beginning of the year is a very good friend with our neighbors Donald 

and Amy Gallegos who are in violation of the CC&Rs. 
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7) False statements on our behalf without our consent released by HOA board of 

directors and recorded in the Board meeting minutes Word doc. May 12, 2022.  

8) Intentional infliction of emotional distress and intimidation against us. We were 

threatened in writing by Mr. Peter Dauster, former HOA’s attorney with a Lien on our 

property and taken to court. 

9) Emotional distress affecting the wellbeing of both of us. I, Karl King (79 years old) have 

had two heart attacks, one heart surgery, one brain surgery and skin cancer. Limiting the 

amount of time of being exposed to direct sunshine in my everyday routine is a must. I, 

Daniela King have a spine condition called kyphoscoliosis. Recently, I had to undergo a 

six weeks intense therapy program to help manage the excruciating pain. Both of us 

working outside in the yard all year round due to unnecessary extra maintenance, has 

extremely increased our daily level of pain and suffering. Also, spending unnecessary 

over 468 hours in front of the computer trying to solve this dispute increased our daily 

level of pain and suffering including Anxiety. Upon request, we can provide, X-rays, 

doctor records, Physical Therapy Records, Chiropractor records, Invoices. 

10) Unnecessary time (over 500 hours as of 11/06/2023) and a considerable amount of 

money spent on legal resources researching these nuisances, and hiring legal counsels. 

11) Unnecessary extra time, effort, work, money spent on maintaining our property 

(North - East side) all year round due to the damages that came with the trees and 

bushes encroaching our property. (Photos available as well). 

12) Discrimination against us – HOA did not enforce the CC&Rs in our case. Also, the 

HOA had a Form listed on the Faith Property Management website called: “Request for 

Alternative Dispute Resolution” available for homeowners. HOA did not pursue this 

option in our case. Please see 1) as well, 

Objectives to be pursued: 

1) Stop the ongoing violations, restore our property boundaries, enforce the covenants 

using the original CC&Rs of December 08, 1993. These are the only HOA CC&Rs filed 

with the Larimer County since 1993, thus in effect and valid. Any enforcement of the 

unfiled CC&Rs is nullified. 

2) Compensatory Damages: Actual and General 



34 
 

Actual Compensatory Damages: 

a) We seek refund for our reasonable expenses related to this ongoing matter including 

mediation fees, but not limited to until the case is resolved. 

As of today November 06, 2023 the total actual legal fees in connection with this dispute 

that we incurred is: $16,679.50. 

As of today November 06, 2023 the total expenses related to Certified Letters and letters 

mailed via USPS is: $389.27. 

According to Colorado Revised Statues 2022 Title 38 below, as of November 3, 2023 the 
HOA is liable for penalties more than $15,600.00. The original Request for specific HOA 
Records for the last three years was sent to all responsible parties on December 14, 
2022. As of today November 6 ,2023 this request has not been fulfilled. It has been 328 
days since the request was made. Update: as of today 02-09-2024 it has been 454 days -
$22,700.00. 

Colo. Rev. Stat. § 38-33.3-317 

(4.5) If the association fails to allow inspection or copying of records in accordance with this section 

within thirty calendar days after receipt of a written request submitted by certified mail, return receipt 

requested, and payment of any fees required pursuant to subsection (4) of this section, the association 

is liable for penalties in the amount of fifty dollars per day, commencing on the eleventh business day 

after the association received the written request, up to a maximum of five hundred dollars or the unit 

owner's actual damages sustained as a result of the refusal, whichever is greater. 

 

Below is the Request for the Records for the past three years. 
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General Compensatory Damages: 

b) Compensatory damages for over 500 hours (recorded in an Xcel file) of unnecessary 

time (still ongoing) spent since April 4, 2022 to present November 06, 2023 on writing 

emails, letters, mailing letters, driving to USPS, waiting in line, filling out paperwork for 

twenty-six Certified Letters, doing research on legal cases, researching Colorado State 

Laws in an effort to understand the laws and prepare ourselves for solving this case.  

Compensatory damages for emotional distress, pain and suffering, harm to our 

reputation (ref. to the incidents during the last HOA association meeting) all of which 

affected our wellbeing due to unnecessary time spent outside working on dealing with 

the damages to our property caused by our neighbor’s encroaching trees and bushes. 

Please see the above description for items 1), 7), 8),9) 10) and 11). 
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3) Amend and Adopt the CC&Rs properly, in accordance with the Colorado Revised 

Statues 2022 including but not limited to, the Form for Records Request and provide to us 

the specific requested records. 

     4) Provide a Case ID. for our Complaint initially filed on April 4, 2022 with Greenstone 

HOA and Faith Property Management company, the former HOA management company. 

Even though we made this request more than twenty times, as of today November 06, 

2023 this request has not been fulfilled.  

 

Sincerely, 

Karl and Daniela King 

 

 

 

 


