
BROADMOOR HUNTINGTON HARBOUR COMMUNITY ASSOCIATION 
 

TOWN HALL MEETING – BROADMOOR’S ROOFING ISSUE 
 

SATURDAY, FEBRUARY 21, 2015 AT 11:00 A.M. AT DON THE BEACHCOMBER RESTAURANT 
 
 
This is an important notice to all homeowners to attend a town hall meeting to discuss the 
condition of Broadmoor’s roofs and consider various options available to the association.  All 
homeowners are strongly encouraged to attend this meeting to consider the various aspects of 
this issue and provide their input.  Future decisions regarding the roofing issue will have a 
significant financial impact on the association’s monthly assessments and reserves. 
 
This complex was built between 1978 and 1980.  During those 37 years, the association has 
addressed all reported roof leaks by spot repairing the cause of each leak.  The cost of each 
such repair has varied from a few hundred dollars to more recently several thousand dollars.  
And now we are seeing that some repairs are not sufficient and the same problems are 
reoccurring.   
 
Due to concern about the effectiveness and increasing costs of repairs, in early 2014 the 
association conducted an in-depth unit-by-unit roof inspection and analysis by Broadmoor’s 
long-term roofing contractor, Lang Roofing, Inc.  That comprehensive analysis estimated the 
remaining useful life of the various buildings’ roofs to be 0-3 years.  While the estimated useful 
life does not mean the roofs will totally fail in that time period, it means that in Lang’s 
estimation the roof components (except the tiles) have reached the end of their original 
products’ designed useful lives and are at a stage where they need to be replaced.  
 
At the same time last year, the board appointed a reserve study committee to vet and select a  
new licensed reserve study company to prepare a comprehensive reserve study from scratch 
without access to previously prepared studies or numbers.  Rather than the 90% funding the 
previous company had reported, the new company concluded that Broadmoor was only 17% 
funded for its needed reserves.  That is a significant conflict in reports. 
 
Based on the roofing report and the new reserve study, in September 2014 the board 
reluctantly approved a 20% increase in monthly assessments with the express condition that 
100% of the increase in monthly dues (approximately $196,176 per year) go into the roofing 
reserves to be used to re-roof the complex.  About that same time, a few homeowners 
challenged the board’s conclusion that the complex needs to be re-roofed, suggesting an 
alternate proposal that the association undertake preventive maintenance roof repairs in the 
amount of approximately $500,000.  The hope was that such repairs would extend the useful 
life of the roofs although no assurances or guarantees could be made. 
 
In order to fully determine the true condition of the roofs, in December the board approved the 
complete re-roofing of one eight-unit building on Bordeaux Lane.  This “test” job is intended to 



provide a valid determination of the entire roof’s condition and the total costs of re-roofing a 
building.  That job is almost complete and has provided substantial data that can be used to 
evaluate whether the complex needs to be re-roofed and the projected cost of doing so.   
 
Concurrently with the Bordeaux roofing project, the board retained an independent roof 
consulting company which has inspected and evaluated hundreds of homeowners associations.  
That company inspected three randomly selected buildings AND most importantly observed the 
roof tear-down of the Bordeaux building, allowing full access by the consultant to that 
building’s total roofing surface and components for evaluation. 
 
Both the independent roof consultant and the owner of Lang Roofing will present their findings 
and conclusions at the town hall meeting.  Costs and projections for the rest of the complex will 
also be presented.  There are many facets to a re-roofing job beyond simply removing the tiles, 
laying a new membrane and replacing the tiles.  Videos of the re-roofing project will be shown 
displaying the condition of the various components of a roof – the roof tiles, underlying 
membrane, plywood roof-structure, roof supporting beams, flashing, vent pipes, flues, chimney 
shrouds and more.   
 
Over the past three decades, no significant reserves have been funded to replace the roofs.  
The association is now faced with the issue of how to fund the replacement of all the roofs, if 
that is what the board determines is the course to follow, and the various options available to 
the association to do so. 
 
In order to share all information currently available to the board with all homeowners, we 
strongly urge you to attend this meeting.  Each member of the board wants to be sure all  
homeowners are equally informed of all the facts which the board is considering in the 
discharge of its responsibilities in making the tough decisions to do what is best for the 
association in the long run. 


