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ZAPATA HOMEOWNERS ASSOCIATION 
ANNUAL MEETING 

AUGUST 3, 2019 
 

The Zapata Homeowners Association held its Annual Meeting at 10:00 AM on Saturday, August 
3, 2019, at 214 Big Bear Road.  Board members present were:  Chairman Jack Zeman, Co-
Chairman Erin Smith, Treasurer Wayne Ross, Secretary Anna Dvorak and Member Gary Poe.  
Member John Barnes was absent.  The following property owners attended:  Jaime and Dee 
Rudoff, Sam Hays, Chris Kopka, Matthew and Bobbie Reitz, Rusty Edmondson, Anna and Matt 
Ciezki, Paul Silzell and Nina Gillespie, Scott and Karla Stockley, Israel and Isabel Rodriguez and 
family, Nancy Starling Ross, Ken and Sharon McEachern, Matthew and Toni Leonard, Sharon 
Mercier, Andre Lagace, Jacqui Poe, Jan Burt and Tony Oswald, Mary Clement, Suzanne DeVore 
and Mark Seaton, Bob Schultz, Patti Carr, Colman deJong, Pam and Doug George, Bruce and Kelly 
Gunter, Kimberly and Len Jatkowski.  Member Tom Benner arrived later.  Those present 
constituted 196 votes.  25% or 185 votes is what is needed to have a quorum, so that number 
was met for the first time in a very long time if ever. 
 
WELCOME, INTRODUCTION OF CURRENT BOARD MEMBERS, AGENDA OVERVIEW 
 
Chairman Jack Zeman opened the meeting and acted as facilitator for the meeting.  Jack 
welcomed everyone in attendance and thanked them for coming.  Introductions of current board 
members and the committees they chair were made.  There were many new members in 
attendance at this meeting.  Jack thanked the Stockleys for providing music prior to and after 
today’s meeting.  It was a delightful change of pace. 
 
BALLOTING BOARD OF DIRECTORS: 
 
At this meeting, there were 4 board positions open.  Three 3-year terms and one 2-year term. 
Jack outlined what the duties of a board member were.  Those members on the ballot were:  Erin 
Smith, Wayne Ross, Gary Poe, Ken McEachern and Matthew Reitz.  Each introduced themselves 
and spoke as to why they would like to serve on the Board.  Votes were tabulated with the 
following results:  Wayne Ross, Gary Poe and Erin Smith will each serve a 3-year term; Ken 
McEachern will serve a 2-year term. 
 
COMMITTEE UPDATES AND REPORTS 
 
A new format was followed this year for the Annual Meeting.  Each committee chairman 
submitted a report of their committee’s activities over the past year with the meeting handouts.  
They will be inserted here so that those who were not able to attend will have the updates. 
 
Architecture:  Chairman John Barnes 
There has been a lot of building activity on the subdivision over the past year: 
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Applications: 
Rudoff final site visit complete will begin house soon 
Zeman Shed 
Barnes Carport 
Funk Barn 
DeLeon application process complete moving into construction 
Rodney Smith completed applications and then held up starting.  Rumor has it he will start soon 
Starts/In Process: 
David McGhee drilled well, is thinking about how to orient house before structure application 
Andre Lagace has started his home and is making great progress 
Completions: 
Jatkowski house and barn (nearly complete) 
Ottolini new roof 
 
Communications Committee:  Chairman Anna Dvorak 
The Communications Committee has primarily focused its energy over the past year in support 
of the Covenants rewrite, aligning with the Governance Committee for communications and 
outreach.  The committee has maintained and updated the website, produced newsletters for 
the membership and has met in order to stay on top of communication goals for keeping 
members apprised of goings-on in a timely manner. 
 
Fees and Budget Committee:  Chairman Wayne Ross 
 

Current Financial Information for the ZHA 
 
Balance Sheet As Of June 30, 2019 

Assets     Liabilities & Equity   

    Cash $135,120       Liabilities $0 

    Fixed Assets, Net      80,784       

    Other Assets         2,051        Equity 217,894 

Total Assets $217,894   Total Liabilities & Equity $217,894 

 
 
   
Income Statement   
         June 30, 2019       

 
Budget 2019 

Income $122,847 $120,475 
Expense:   
   Administration 28,089              57,020 
  Communications Committee                           12,352                                 12,300 



3 
 

  Fire Committee    2,500                   13,900     
  Physical Improvements Committee 18,606          52,950   
  Water Committee 2,028           3,000   
      Total Expense (63,574) 

 
 (139,170) 

Net Income (Loss) $59,273     (18,695) 
 
 

Year-to-Date Budget Highlights 

 To date total revenues are approximately $125,000 compared to the annual budget 
amount of $120,475, 104% of annual budgeted revenue. 
    With Cindy’s hard work, dues of $115,040 have been collected as well as back dues of 
$1210, collection, lien fees and late fees of $2,833 and dues written off of $5,241.  Dues 
written off as uncollectible over 3 years past due are recorded as Other Income when 
collected. 

 Legal fees and other costs associated with the ZHA Covenants Revision are $6,028 over 
budget as more changes than originally anticipated were required; total costs to date of 
$17,028 compared to a budget amount of $11,000.  Additional costs for another mailing 
as well as compiling the ballots by an accounting firm will be incurred. 

 Since we had a heavier than average snow year, snow removal costs are $2,890 over 
budget; actual cost of $6,890 compared to the budget of $4,000.  However, we are 
thankful to have the moisture to help reduce fire danger this summer. 

 To date, $71,229 of expenditures have been incurred vs. a total budgeted amount of 
$139,170.  In addition, we have an operating reserve account of $15,000 and a 
replacement reserve of $25,000, primarily for culverts.  The cash balance net of the 
reserves of $89,617. 

 
Other Expenditures to be incurred in 2019: 

 Another grading and rolling of the roads as well as adding road base to certain designated 
roads as allowed in the 2019 budget. 

 Fire mitigation work will be completed this summer/fall with grant proceeds as 
recommended in the forest management plan.  In addition, dead and dying cottonwood 
trees along Lake of the Falls between the entrance and Hampton Run will be removed 
before they fall across the road.  Again, these costs were anticipated in the 2019 budget. 

 
Fire Committee:  Chairman John Barnes 
 
2019 Activity 
The late night freezing lasted late into the spring in 2019.  I was unable to fill the pumper until 
June 9th. I also filled the tank in the tool trailer with 40 gallons of water, providing the ability to 
fill the backpack sprayers twice. 
Tool trailer status.  
Tires held air all winter 
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Filled 40 gallon tank to appropriate level 
All tools stored on tool shelf 
Door lock code. 911 
4 backpack sprayers filled and hanging on wall. 
Backpack pumps and hoses left off to avoid damage, they are stored in plastic tub at front of 
trailer. Along with first aid kit. 
Trailer is parked in my barn driveway. There is a receiver hitch with 1 7/8” ball on tongue. 
Use a pickup or SUV to pull the tool trailer it’s far too heavy to pull with an ATV. 
 
Due to the late cold weather and some personal issues this is the only activity so far in 2019 
 
2018 Activity 
2018-05-05 Preparedness meeting  
 Equipment familiarity 
  Nearly everyone got to hose down some trees 
 Volunteer Sign Up (21 individuals in various roles) 
  Some are fire fighters, some medics, some other roles 
Fire escape routes 
 The North route is awaiting Federal Antiquities Act approval 
 The South route  
  The road bed was rough but drivable, then the rain bomb came. 
  The signs are scheduled to be tested in October. 
 
Fire trailer preparation 
 Tool Trailer 
  Fire hand tools purchased and stored there 
  45 gallon tank with 2 inch valve installed 
  Wall of trailer reinforced to hold 5 Gallon backpack sprayers 
  Backpack sprayers hanging on wall inside trailer. 
  Trailer hitch replaced with Big R hitch (modern, familiar) 
 Pumper Trailers 
  #1 complete, stored at Wayne's lower barn 
  #2 complete, and functional, has pinhole leaks, will be replaced after fire season 
 
Membership Fire escape training.   
 Members of the fire committee have offered to provide pointers and coaching. 
First responder training 
 Fire escape direction Training 
 First aid training 
  To be arranged - searching for instructors 
 Fire training 
  Equipment familiarization 
  Advanced equipment training 
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  Firefighting tactics and exercises - Colorado forestry folks (Adam and Sam) 
offered to help. 
 
Additional assistance working on the equipment  
 So far John has been a one person team.  It would be best if several others were 
familiar. 
 
Governance Committee:  Chairman Erin Smith 
 
 The Governance Committee has spent many meetings over the past year fine-tuning a 
revised set of covenants. As part of the process, we have reviewed many comments from the 
membership. For instance, a number of members expressed concern about the possibility of 
building on greenbelts so we have made it clear that no construction can occur on greenbelts. 
            The ZHA Covenants and the ZHA Plats are both considered elements of the governing 
document called the Declaration. And when voting for Amended Covenants, the voting 
methodology that must be used is stated in the current 1975 and 1981 Covenants.  Since the 
ZHA Plats and Covenants are part of the “Declaration,” legally we must use the recorded Plats 
of the ZHA to determine the number of votes each member has.  Due to the most current 
recorded Plat of the Zapata and the voting methodology outlined in the 1975 and 1981 
Covenants, 1 lot = 1 vote. Again, due to the most current recorded Plats, most ZHA Tracts (a 
Tract is the name given by the county for Lot consolidations) would equal 1 vote per each Lot 
within the Tract instead of one vote per Tract; therefore, if your Tract was formed from three 
lots, you will get three votes. The numbers of the votes allowed on the Covenants is not the 
same as the votes you have for regular business at the annual meeting such as voting for board 
members.   
       Because it has been a process to determine the number of original votes, we have hired 
Allpine Title Co. of Alamosa to review our work and make sure the votes are accurate. And, to 
make sure there is no question about the actual voting, ballots will go to Wall, Smith, Bateman, 
an Alamosa accounting firm: WSB will count the secret ballots and give us the totals. 
       We also have been working with a new attorney, Sheena Moran of McClure and Eggleston 
of Monte Vista and Denver, who specializes in homeowners’ associations. She has been 
reviewing our work and providing guidance so that the Covenants are in compliance with law. 
       What the Governance Committee wants most of all is for members to cast their vote when 
they get their ballots. You already have received three mailings on the Amended Covenants. 
The draft discussion will be discussed at the annual meeting of the HOA on Aug. 3. Afterwards, 
members will receive their ballots. 
      Among the lengthy discussions held by Governance was one on changing the minimum 
square footage to a total of 950 square feet on not more than two floors. Although several 
committee members were sympathetic and favorable to a lower square footage, the 
committee voted unanimously to retain the current square footage requirement found in the 
1975 covenants. (Nothing as to square footage is in the 1981 covenants.) 
      Also, the committee agreed to return to the 1975 and 1981 covenants regarding common 
expenses. 
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      Discussion has been held on revising the policies, some of which are out of date and have 
discrepancies and Governance will start on the revisions later this year. 
 
Physical Improvements Committee:  Chairman Gary Poe 
 
The beginning of August 2018, we continued our efforts of grading and restoring ditches after 
the rainstorms in mid-July.  We have continued this on every major ditch on the subdivision as 
additional/larger culverts were purchased and installed in areas needing them.   
Gate Security Upgrade: Jack has been working with John Oberle investigating a new security 
system for the subdivision where residents would have their own code and other owners would 
be given a token that when used would open the gate. The problem remains as to how to 
handle vendors, repairmen and visitors. Emergency vehicles will also have to be addressed. Jack 
and John will continue their research and report back to the Board when their search is 
complete.  
 
We had quite a bit of snow fall this season that required plowing to maintain safe and 
accessible roads.  Thanks to all who helped with this. 
In April/May, road grading and packing were completed. 
The higher than normal snow pack began to melt and create runoff in late May through early 
June.  A group of board members and several residents with the guidance of Bob Shultz 
accessed where the potential damage might occur and cleared the appropriate areas.   The 
combination of cold nights and lower than normal highs helped the runoff remain at a 
manageable rate with very little damage in the subdivision. A big thanks to all who helped keep 
an eye on this and to clear debris as needed.   
We have been lucky so far this season as we haven’t had the major rainstorms that we had last 
year as mentioned in the first paragraph. 
 
 
Water Committee:  Chairman Jack Zeman 
 
This year was a very good year for the volume of water that passed through the Zapata. A cool 
spring meant we had a slow start to run off that built up gradually and did not overwhelm the 
infrastructure. 
The upper and lower lakes filled early and the Ranch was able to dump the lower lake two 
times. Water was running through the pipeline and the upper lake filled easily. Then the volume 
in the North Zapata channel began to run heavier than normal. 
We had to ask the Ranch to stop running water in the pipeline to reduce the volume in the 
north channels. Spider creek had to be opened to also disperse water. South Zapata creek 
began to run heavy about the same time so we had plenty of water throughout the subdivision. 
Because we stopped water in the pipeline the upper lake began to drain slowly. We also were 
not able to start Augmentation for the year. As North Channel began to slow we were able to 
get the pipeline running again, and we are able to start Augmentation and the upper lake is full. 
Thanks to the Water Committee, Pam George, Wayne Ross, Bob Kirkham, Tony Oswald and 
Rodney Smith, The Board, The Ranch and Water Division 3 for all the cooperation this year. 
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Welcome Committee:  Acting Chairman Anna Dvorak 
 
The Welcome Committee has recently revised and updated the New Member Welcome packet.  
The packet will now be mailed to new members along with a Z car magnet and window sticker 
so that we have a more successful connection with incoming members.  The committee hope is 
that by looping new members in with information and resources we will have fewer incidences 
of misunderstanding and policy infractions. 
 
Covenants Vote Discussion 
 
Jack outlined how the discussion would be handled at this meeting.  A few topics of discussion 
were addressed: lot consolidations and name designation of the new tract name from the 
county, lots versus tracts, assessments, water rights.  This was a short discussion and because 
there were so many new faces in the crowd, each member was asked to introduce themselves 
and where they live or plan to live on the subdivision. 
 
Recognition of New Board Members 
 
ADJOURNMENT:  There being no further business to come before the membership, the meeting 
was adjourned for members to enjoy a potluck luncheon and more music from Scott and Karla 
Stockley. 
 
 
 
________________________________________________ 
Anna Dvorak, Secretary 
 
 
 
 
 
 


