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ZAPATA HOMEOWNERS ASSOCIATION 
ANNUAL MEETING 

AUGUST 6, 2022 
 

The Zapata Homeowners Association held its Annual Meeting at 10:00 AM on Saturday, August 6, 2022, 
at 214 Big Bear Road.  Board members present were Chairman Wayne Ross, Vice Chairman Jack Zeman, 
and Secretary Erin Smith.  The following property owners attended: Larry and Taw Walker, Nancy Starling 
Ross, Betty Jo Westbrook, Garry Warren, Gary and Jacqui Poe, Ryan Sutherland, Tony Oswald, Sharon 
Mercier, Suzanne DeVore and Mark Seaton, Colman and Jody DeJong, Dee Rudoff, Rusty Edmondson, 
Tom Benner, Jennifer Nellinger and Adam Bill, Kimberly and Len Jatkowski, Andre Lagace, Joyce, Jim and 
Bob Ausberger, Stephen and Sandra Cyphers, Mary Clement, Forrest Ketchin, Bob Schultz, Mona and Ed 
Fronda.  Administrator Anna Ciezki was also present. Those present constituted 187 votes.  25% or 180 
votes is what was needed to have a quorum, so quorum was met and business was held. 
 
WELCOME, INTRODUCTION OF CURRENT BOARD MEMBERS, AGENDA OVERVIEW 
 
Chairman Wayne Ross opened the meeting and acted as facilitator for the meeting.  Wayne welcomed 
everyone in attendance and thanked them for coming.  Introductions of current board members and the 
committees they chair were made.  There were a few new members in attendance at this meeting.   
 
BALLOTING BOARD OF DIRECTORS: 
 
At this meeting, there were 3 board positions open for 3-year terms. Wayne outlined what the duties of 
a board member were.  Those members on the ballot were Erin Smith, Jennifer Nellinger and Ken 
McEachern.  Erin Smith and Jennifer Nellinger introduced themselves and spoke as to why they would 
like to serve on the Board.  Ken McEachern was absent due to illness. Since there were only three 
nominees for the three open positions, Chairman Wayne Ross held a voice vote to elect the three 
nominees. The yeas were unanimous and the motion to elect the three nominees carried.   
 
COMMITTEE UPDATES AND REPORTS 
 
Architecture:  Chairman Jack Zeman 
 
The committee has been busy with ten new builds happening in the subdivision; the committee has also 
received new applications just in the past few days for various projects throughout the subdivision 
including some new builds. The Dark Skies Initiative has been in touch with the subdivision requesting 
that we adjust our architectural guidelines to align with its Dark Sky standards moving forward. Short 
term rentals were discussed as well as the effect they are having on the subdivision. An option for the 
subdivision is for the governance committee to create policy surrounding short term rentals and how to 
limit them as well as keep record of those using their home for these purposes. It was clarified at the 
Annual Meeting that it is the policy of the association that any roads that have not been completed by 
the developer before the roads and common properties were transferred over to the association, the 
association does not have the responsibility to finish that road.  
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Communications Committee:  Chairman Leeza Kuznetsova 
 
The Communications Committee has continued to maintain communications for the HOA, maintaining 
digital access via the website, in print via the newsletter and with neighbors on the private Facebook 
page. The Communications Committee assists as needed with other committee outreach.  The new 
website created by Tony Oswald is up and running and a great resource for homeowners. The 
community forum is a great way to ask questions and become involved.  
 
Fees and Budget Committee:  
 

Current Financial Information for the ZHA 

Balance Sheet As Of  August 5, 2022 

Assets     Liabilities & Equity   

    Cash $107,072       Liabilities $0 

    Fixed Assets, Net     73,763       

    Other Assets        2,483        Equity $183,318 

Total Assets $183,318   Total Liabilities & Equity $183,318 

 

   

Income Statement   

     August 3, 2022 

 

Budget 2022 

Income $128,645 $119,775 

Expense:   

   Administration 32,867     68,600 

  Communications Committee                              0      3,500 

  Fire Committee 1,768       7,200 

  Physical Improvements Committee 20,172 44,200 

  Water Committee 8,601      5,750 

      Total Expense 63,408 

 

129,250 
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Net Income (Loss) $65,237 (9,475) 

   

 
Chairman Wayne Ross reported that there likely will be more charges for legal fees due to the plat 
research and historic water rights research. Currently, legal fees are $6,651 over the budgeted amount 
of $6,500. Physical Improvements is under budget overall because the items budgeted for the rest of 
the year have not occurred. Only the Spring grading and rolling have been completed. It will need to be 
reviewed again after the summer grading and rolling is completed and the road repairs for the South 
Zapata Creek flooding due to the pipeline at Zapata Falls being plugged from heavy rains in the 
mountains above Zapata Falls. Wayne also suggested that the Fees & Budget Committee consider 
raising annual dues. One idea is for lots with homes to pay three or four dues since those residents use 
the roads and trash service the most. This would also mean that those lots with homes would also 
receive additional votes per the additional assessments paid. The dues have remained the same for 
quite some time, and moving forward, the Fees and Budget committee will have to consider 
alternative dues policies to compensate for costs that are rising every year with additional 
development.  

 
Fire Committee:   
 
Chairman Wayne Ross reported that the HOA has mapped and contracted for the initial forest 
management work for $424,000 in grant money to perform forest management work including fire 
mitigation throughout the subdivision in the green spaces.  The grants are through Natural Resources 
Conservation Service (NRCS) and the Colorado State Forest Service.  There is a required $68,000 that 
the HOA must contribute either in kind work or in cash. There was a form passed around at the annual 
meeting and another copy will be available on the website for homeowners to complete when they do 
mitigation on their lots as a contribution of in-kind work. Areas have begun to be mapped for 
mitigation and we are accepting bids for those locations; we have until 2025 to get the mitigation 
completed. The water trailer has been filled and is ready for use.  

 
Governance Committee:  Chairman Jack Zeman 
 
Most of the Governance Committee discussions have to do with the plats. An issue at hand is vacation 
of lot lines to consolidate lots and whether they need to be approved by the membership. Traditionally 
the ZHA Board of Directors has recommended to the county commissioners that, because of water 
issues, sub-acre and small lots should be consolidated. This was necessary up to a couple years ago 
because the county would not allow construction on lots of less than one acre because of setbacks for 
wells and septic systems. In recent years, the county said that it is okay for a septic system to be on 
one lot and the well on an adjacent lot to allow for setbacks and there wasn’t a need for 
consolidations. However, once that was done for a home, the lots had to be sold together. 
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The Board was informed by its legal counsel that Colorado Statutes and case law require that the 
whole Association membership needs to vote on changes to the Plats just like it is done with changes 
to the Covenants.  
 
Being proposed, to solve the plat problem, is to call for a vote of the membership affirming prior lot 
consolidations as currently recorded at the County Recorder and the County Assessor offices. Going 
forward we would have to develop a procedure to approve lot consolidations, however, until new 
covenants are approved with a new procedure for lot consolidations the entire membership will need 
to vote on consolidations. The membership can expect to hear from the Governance Committee 
throughout the next year regarding a vote on this issue.  
 
After questions by several members, it was confirmed that assessments and votes reflect the current 
status of property ownership and are not determined by the original number of lots before 
consolidations were required to obtain building permits.  
 
 
Physical Improvements Committee:  Chairman Joe Funk 
 
In the past three years, we have been using a road base that has binding agents for our annual road 
improvement program.  This has helped keep the road base on the roads as the previous gravel-based 
road base tends to get blown and washed away over time, we will continue to use that road base 
because it has held up well on the roads it has been applied on thus far.  The Summer grading will be 
happening in the next few weeks and there will be some required repairs of the roads after the last 
flooding. The gate entrance improvement was discussed and at this point the majority of people voted 
to improve the current gate’s security and use gabion walls at the front entrance. A cost analysis will 
need to be completed prior to any action.  

 
Water Committee:  Chairman Jack Zeman 
 
Chairman Jack Zeman gave an update on the South Zapata pipeline, and on why the lower lake and 
upper lake don’t have water again this year. The Nature Conservancy (TNC) is taking a more aggressive 
stance regarding The Zapata HOAs water rights by physically blocking our access to our decreed water. 
He reported that we had above normal historic rain amounts in the month of July and that this past 
Saturday night caused the pipeline to get plugged at Zapata Falls causing flooding into South Zapata 
Creek. Jack stated that he and Board Chairman Wayne Ross along with our Water Attorney went to the 
Water Division Three in the month of June to meet with the Assistant Division Engineer and the District 
35 water commissioner regarding The Nature Conservancy saying we do not have the right to put 
water in either lake and blocking our attempts to run water. Division confirmed that the HOA owns the 
right of first use of the Five (5) Priorities contained in the Three (3) South Zapata Creek water rights for 
the use by the subdivision. He explained that drought conditions have raised long standing 
disagreements about how water is administered. The assistant division engineer had suggested that 
we cooperate with TNC to come up with a drought-season water management plan. The division also 
supported the HOA contacting Alamosa County and the National Forest Service to declare that our 
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