
BBVCC 

8055 Cowichan Road 

Blaine, WA 98230 

Phone (360) 371-7744 

Website: bbvcc.com 

NOTICE OF ANNUAL BUDGET MEETING  
OF THE BIRCH BAY VILLAGE COMMUNITY CLUB 

FRIDAY, NOVEMBER 7, 2025 @ 7:30 PM 
BBVCC CLUBHOUSE – 8181 COWICHAN ROAD, BLAINE WA 98230 

*If you plan on attending in person, please be aware that the doors close at 7:30pm 

 
 

OPEN FORUM 
7:30 PM  

RULES OF ORDER 

 
1. Any member who wishes to speak on 

an issue will be given the opportunity. 
2. Only one issue at a time will be 

considered. 
3. If you have more than one statement 

about an issue, consider writing them 
down before speaking. 

4. Wait to be recognized, then state your 
name, Division and Lot number. 

5. Comments will be limited to (3) 
minutes and one issue at a time. 

6. No one may speak a second time on 
the same topic as long as another 
member wants to speak a first time. 

7. Open forum is limited to the first 30 
minutes of the meeting. 

MEETING AGENDA 

 
 

 
1. Call to order 
2. Proof of Notice of Meeting 
3. Establish Quorum 
4. Approval of Agenda 
5. Open Forum 
6. Announcement of ballot measure 

outcomes 
7. Adjournment 

 
 
 

*** Electronic Voting will open to members Tuesday, September 30, 2025 @ 4:00pm *** 
 
Please review the back of this announcement for detailed information on the many options provided to 
members to cast their ballots and to receive information related to the budget election. 
 
If you would like more in-depth information about the 2026 budget before casting your vote, including the 
2026 Budget Pamphlet, please go to the Birch Bay Village website on our financial information webpage. 
There you will find townhall video recordings, PowerPoint presentations and detailed budget information. 
Visit Financial Information – Birch Bay Village Community Club (bbvcc.com). https://bbvcc.com/financial-
information/. 
 

https://bbvcc.com/financial-information/


How to View or Receive the 2026 Budget Information Pamphlet and Ballots for the November 7th Election 
 
Preferred Method: 
 
Electronic Voting: This method is the easiest of all to use, especially if you will not be attending the meeting 
in person or do not live in the Village. It was used for the first time June 2024 and voter participation 
exceeded 53%, which is the highest voter turnout in the past 25 years, and perhaps in the history of the 
Village. It only takes seconds; a few clicks and it is secure and confidential. 
 
BBVCC Online/Electronic voting is hosted by @electionrunner.com. If you have an email address on file with 
us, you will receive an email from noreply@electionrunner.com with a link to the election ballot and all of 
the election information. The link will only be sent to the primary owner’s email address in our system. If 
you own multiple lots, you will only receive one email, but your vote will be weighted to account for the 
number of properties that you own.  
 
If you do not receive the Election Runner email by 4:00pm Thursday, October 2, 2025, please check your 
spam folder and if it is there, add the domain @electionrunner.com to your safe list. Your online/electronic 
vote must be received no later than November 6, 2025, to be counted.  
 
Those who have not provided email addresses or have any difficulties or questions regarding electronic 
voting, please contact Justine Brooks at justine@bbvcc.com or 360-371-7744.  

 
Paper Ballots and Pamphlets: 
If you would like to vote by paper ballot and review printed information, your options are: 
 
Office Pick-up – Members can come to the BBVCC Office at 8055 Cowichan Rd and pick up their budget 
pamphlet, ballots, and secrecy envelopes Monday – Friday, 9:00am – 4:00pm starting Tuesday, September 
30, 2025 at 9:00am.    
 
Request by Mail: If you prefer to vote using paper, you may request a packet be sent to you by mail. The 
pamphlet, ballots, and secrecy envelopes are very expensive to mail ($7 or more each to Canada). Please 
contact the office at 360-371-7744 and we will make arrangements to send all materials to you.  
 
Submit Your Paper Ballot in One of Three Ways: 

1. Drop Off - Return your ballot in the secrecy envelope to the ballot box located in the BBVCC Office. 
2. Mail In - Mail your ballot in the secrecy envelope to BBVCC, 8055 Cowichan Road, Blaine, WA 98230. 
3. In-Person – Vote at the Budget Meeting on November 7th, between 6:30pm and 7:30pm at the 

BBVCC Clubhouse. 
 
To be valid and counted at this meeting your ballot must be received in the Office no later than 4pm on 
November 7, 2025, or no later than 7:30pm at the Annual Budget meeting at the BBVCC Clubhouse, 8181 
Cowichan Road, Blaine, WA 98230. 
 
Thank you for participating in an important part of the governance of your community. 
 
 
 
Bob Whale, BBVCC Secretary 

 

mailto:noreply@electionrunner.com
mailto:justine@bbvcc.com
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MEMORANDUM 
 
To: Birch Bay Village Community Club Board of Directors   
From: David Franklin, General Manager   
Date: September 13th, 2025   
Subject: 2026 Operating & Reserve Budgets - Assumptions and Risk Factors   

 
 
Purpose: 
This memo outlines key assumptions and risk factors driving the 2026 proposed budget for Birch Bay 
Village Community Club. It covers the primary drivers of income and expense in major cost center 
categories including Administration, Maintenance, Marina, Golf, Security, Pool, Recreation Center, and 
General Expense. For summary purposes, items highlighted for discussion have variances of $5,000 plus 
or minus from the prior year. In addition to the Operating Budget, this memo addresses considerations 
for funding the Marina, Roads and Drainage, and General Reserve Funds.  
 
 Key Assumptions for 2026 Operating Budget: 
 
 Administration: 
 

Account 2025 Budget 2025 
Projected 

Proposed 
2026 

Variance $$ Variance % 

Late Fees (Income) 12,000  21,260  5,000  -7,000 -58% 

Admin Staffing 624,682  630,655  661,832  37,150  6% 

Classes 3,000  4,036  15,000  12,000  400% 

HR Expenses   35,600  15,000  15,000   

Insurance 127,655  137,855  87,990  -39,665 -31% 

Legal 20,000  29,858  30,000  10,000  50% 

Legal - Lien 20,000  5,000  15,000  -5,000 -25% 

Outside Contracts 30,000  26,402  24,000  -6,000 -20% 

Computer Support 18,000  11,060  13,000  -5,000 -28% 

 
Income:  
- Late Fees: 64.90 retroactively caps late fees on all communities to 5% or $50 whichever is less starting 
January 1st, 2026. BBVCC will no longer be able to charge $250 February 1st. 
 
Expense: 
- Staffing: Brings FT Assistant GM. Split project management responsibilities with Director of 
Maintenance offsetting hire in Maintenance. Shifted 15% Admin payroll to Marina. Previously the 
Marina was the only cost center without labor expense. Continues adjustment to market for wage and 
benefits started in 2024. 
- Classes: We will need to institute Safety Training for all staff. Additional continuing education for 
administrative staff and maintenance staff. 
- HR Expenses: Previously unbudgeted expense. Recruiting and HR consulting to ensure HR compliance 
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- Insurance: Shift $54K in insurance expense directly related to Marina Operations. Overall increase in 
premiums less than 3%. 
 
- Legal: Additional legal expenses due to conversion to 64.90. 
- Legal – Lien: Lower than 2025 budget. Could not devote resources. Anticipate tighter A/R compliance 
and possible foreclosure costs to association.   
- Outside Contracts: Assumes insourcing most bookkeeping functions but requiring additional outside 
assistance for financial software conversion. 
- Computer Support: Increase to support new cameras on network less than anticipated. 
 
Maintenance 
 

Account 2025 
Budget 

2025 
Projected 

Proposed 
2026 

Variance $$ Variance % 

Maintenance Labor 500,598 345,018 466,592 -34,006 -7% 

Outside Contract 26,000 8,762 15,000 -11,000 -42% 

Janitorial 0 0 28,600 28,600  

Repairs-Roads & 
Drainage 

30,000 21,418 11,000 (19,000) -63% 

Repairs 26,000 3,520 4,000 (22,000) -85% 

Facilities 
Maintenance 

0 0 10,000 10,000  

Landscaping 40,000 33,959 35,000 (5,000) -13% 

Parks – Supplies 1,000 174 12,330 11,330  1133% 

Improvements – 
Buildings & Grounds 

10,000 7,047 52,000 42,000  420% 

Roads – Supplies 20,000 3,000 15,000 (5,000) -25% 

 
Expense: 
- Maintenance Labor: Continue incremental increase of staff wages and benefits to market per 2024 
plan. Reallocate Project Management to Admin to free up hours for field operations.  
- Outside Contracts: Shifting janitorial to separate line item, but not totally offset. With increased 
reserve projects, increased outside contracting is needed to supplement maintenance staff. 
- Janitorial: Existing GL account with no activity used to better define expense. (see note above).   
- Roads & Drainage-Repairs: Crack sealing double counted in Operating and Reserves. Moved to 
Reserves. Catch basin maintenance will be multiyear program. 
- Repairs: Much of the expense moved to Facilities Maintenance. GL should be used to capture repairs 
to maintenance equipment other than vehicles. Better defines expenses. 
 
- Facilities Maintenance: (see previous note for Repair line item)  
- Landscaping: Decrease plantings. Emphasis moves to labor for weeding, plantings, edging, mulch, and 
re-graveling as per landscape plan. 
- Parks - Supplies: $3k in dog poop bags alone $9,330 for replacement of kayak racks. Could be 
considered a reserve item and reallocated. 
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- Buildings & Grounds Improvements: Pickleball improvements. Lighting Upgrades Clubhouse area. ADA 
door openers for Office/Pro Shop. 
- Roads: Striping, gravel road edges, sign post replacements. Overestimated budget number prior year.  
 
 
Marina 
 

Account 2025 
Budget 

2025 
Projected 

Proposed 
2026 

Variance 
$$ 

Variance % 

Income      

Annual Moorage 428,881  390,485  400,000  -28,881 -7% 

Marina Fuel 99,750  79,480  108,300  8,550  9% 

Marina Dock Power  18,790  24,386  24,359  5,569  30%  

Marina Usage Fees 18,790  24,386  24,359  5,569  13% 

Expense      

Marina Labor 0 0 116,794 116,794  

Marina Fuel 69,825  69,476  85,500  15,675  22% 

Insurance 0 0 53,000 53,000  

 
- Annual Moorage: Proposed Annual Moorage Fees income is projected to be lower than 2025 budget 
due to higher vacancies than previously forecast likely due to the 30% increase in moorage fees. 
Allowing for a monthly payment option for annual moorage leasing should increase occupancy as well 
as a new pricing strategy that lowers the cost of inside slips which account for most vacancies. 
- Fuel Income: Fuel income is expected to increase back to 2022 levels due to a new dispenser that is 
delivering more fuel faster to customers. Newer boats with larger outboards require more fuel. 
- Marina Dock Power: Increased to 7 year average. Dependent on occupancy. 
- Marina Usage Fees: Increased to match 2025 actuals. 
- Marina Labor: The Marina was the only cost center that did not have labor as an operating expense 
component. 15% of Administration labor expense has been allocated to Marina for 2026. 
- Marina Fuel: Expected increased fuel sales will increase fuel expense. Offset by increase in fuel 
income. 
- Insurance: $53,000 in direct insurance cost for Marina liability and property premiums allocated to 
Marina cost center from Administration in effort to track true operating cost of Marina operations. 
Additional increase for 2nd half of 2026. Renewal in July. 
 
Golf Course 
 

Account 2025 Budget 2025 
Projected 

Proposed 
2026 

Variance 
$$ 

Variance % 

Income      

Sponsored Golf 
Passes 

         1,455           5,486  6,500  5,045  9% 

Golf- Other Rentals 25,100            1,544            10,000  (15,100) -60%  

Expense      

Golf - Labor 174,253  166,460   188,220  13,967  17% 
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Repairs  20,000   14,052   15,000  (5,000) -25% 

Water/Sewer   48,000   45,061  39,200  (8,800) -18% 

 
- Annual Greens Fees & Annual Passes: Golf Committee recommends increasing greens fees 5% for 
Members and 14% for Non-Members. Increases have minimal impact on budget.  
 
- Sponsored Golf Passes: Recognizing the tax liability for non-member generated income, the Golf 
Committee recommended increasing fees to be at least at par with member annual pass fees. 
- Golf Labor: Incremental increase wages and benefits to bring Superintendent and Greenskeeper in line 
with comparable compensation at other local courses. 
- Repairs- Anticipated decline in this expense category due to new equipment purchased this year. 
- Water/Sewer: Anticipated savings in irrigation with new sprinkler heads to be installed, closer 
monitoring of water consumption and potential to use water from Kwann Lake to supplement irrigation 
needs. 
  
 Pro Shop (formerly Recreation Center) 
 

Account 2025 
Budget 

2025 
Projected 

Proposed 
2026 

Variance 
$$ 

Variance % 

Rec Center Labor 
Expense 136,533  143,820  150,585  14,052  

10% 

Software & Online 
Services 

0  6,000  6,000  6,000   

 
 
- Pro Shop Labor: Continue incremental increase of staff wages and benefits to market per 2024 plan 
Also emphasis on improving the quality of the golf course, Pro Shop and level of service for both 
members and guests. 
- Software & Online Services: Moved tee-time reservation system expense from Golf to Pro Shop.  
 
Security 
 

Account 2025 
Budget 

2025 
Projected 

Proposed 
2026 

Variance 
$$ 

Variance % 

Security Supplies 1,300 7,204 8,000 6,700  515% 

Online Services 17,520 4,913 9,480 -8,040 -46% 

 
- Security Supplies: Consistently underbudgeted. Line items contain barcode expense. $5.50/ea. 
Anticipate 600+ issued in 2025. Also, additional signage.     
- Online Services (Gate & Camera Software): New security camera running cost much lower with 
current IT service provider as compared to bids from security camera contractors.  
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Pool 
 

Account 2025 
Budget 

2025 
Projected 

Proposed 
2026 

Variance 
$$ 

Variance % 

Pool Supplies 11,000  5,981  6,000  -5,000 -45% 

 
- Pool Supplies: This line item was budgeted from prior years that contained some repairs and reserve 
projects. Budgeted expense more accurately reflects proper GL coding.  
 
 
General Expenses 
 

Account 2025 
Budget 

2025 
Projected 

Proposed 
2026 

Variance 
$$ 

Variance 
% 

Income      

Interest Operating 25,000  39,613  40,000  15,000  60% 

Expense      

Property Tax 11,200  28,168  30,000  18,800  168%  

Real Estate Expense 0 0 40,000 40,000  

Bad Debt 5,000  15,000  15,000  10,000  200% 

 
 
- Interest Income: Operating Reserves are being invested in a more timely manner and cash flow 
monitored to increase return. 
- Property Tax Expense: Increases in BBWARM significantly increased property tax for BBVCC common 
areas otherwise tax exempt.  
- Real Estate Expense - Marketing: The Village is unknown in the regional real estate market and could 
have broad appeal to recent retirees or remote workers. Advertising the Village amenities and lifestyle 
should be an ongoing expense that would pay dividends to all members when they are ready to sell 
their home. Additionally, the more members paying fees into the Marina and Golf Course has a positive 
effect on Dues. 
- Bad Debt: With additional administrative assistance, we will be more aggressively pursuing delinquent 
accounts. Some of the debt will not be recoverable and will need to be written off as an operating 
expense.  
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Reserve Funds 
Birch Bay Village Community Club manages three separate reserve funds on behalf of the Club 
membership for the long-term repair and replacement of the assets the Club owns and is responsible 
for maintaining. The funds are categorized as follows: General Reserve Fund, Roads & Drainage Reserve 
Fund and Marina Reserve Fund. Each has its own funding mechanisms that are set by the Board of 
Directors during each budget season. Previously, General Reserves and Roads & Drainage Reserves were 
funded as part of the yearly dues collected from all members, with the Marina Reserve being strictly 
funded from Marina fees (ie, moorage, marina usage fees, fuel sales and trailer storage fees.) In 2025, 
each lot was assessed $25/yr to help fund the Marina Reserves in addition to the Marina’s own 
contribution of all net operating income. Each of the reserve fund’s financial conditions varies as 
outlined in the following paragraphs and tables. 
 
General Reserve Fund: 
As detailed in the 2026 General Reserve Study, and at a rate that would take until 2034 to achieve 50% 
funding. The full funding model provided by the reserve analysts takes one year longer. The Finance 
Committee is recommending increasing General Reserve funding by 15% each year for the next 5 
years with a goal of achieving 50% funding in 5 years and 70% in 7 years. This exceeds full funding 
levels set in the 2026 General Reserve Study. In general, reserve funding is considered in the 
“Sweetspot” at 70 - 80% of full funding. At this level, communities have a cushion to avoid special 
assessments, but do not over assess members. Even with the Finance Committee’s recommended 15% 
increase, BBVCC does not reach 50% funding by 2030 but gets there in 2031.   
 

General Reserve Fund 2026 2027 2028 2029 2030 

Ending balances Current Funding 
per Study ($275/lot) 5% Increase/yr 625,510 158,598 240,631 66,664 257,483 

Ending Balance at Full Funding 5% 
increase/yr 625,510 154,932 229,352 43,529 217,937 

Ending Balance Finance Com 15% 
Increase/yr 625,510 195,796 284,404 428,682 637,757 

Full Funding Assessment/Lot/yr 275 280 285 290 296 

Finance Committee 
Assessment/Lot/yr 

275 316 364 418 481 

 
Roads and Drainage Fund 
Roads and drainage projects are becoming more urgent due to aging infrastructure.  The current 
reserve balance and funding are sufficient to cover short and long-term repair and replacement, but 
as with General Reserves, only marginally and at the current rate of funding would take until 2034 to 
achieve 50% funding. The full funding model provided by the reserve analysts takes one year longer. The 
Finance Committee is recommending increasing General Reserve funding by 15% each year for the 
next 5 years with a goal of achieving 50% funding in 5 years and 70% in 7 years. This exceeds full 
funding levels set in the 2026 General Reserve Study.  
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Roads & Drainage Fund 2026 2027 2028 2029 2030 

Ending Balances Current Funding 
per Study ($275/lot) 5% Increase/yr 221,365 585,333 195,673 325,804 321,821 

Ending Balance at Full Funding 5% 
Increase/yr 221,365 574,458 162,415 257,991 206,589 

Ending Balance Finance Com 15% 
Increase/yr 221,365 628,070 277,681 444,160 474,295 

Full Funding Assessment/Lot/yr 317 317 317 317 317 

Finance Committee 
Assessment/Lot/yr 317 364 419 481 554 

 
Marina Fund 
Of all the funds, the Marina Fund will require the most additional funding consideration. Although there 
will be sizable expenses for pilings, permitting, dredging, fuel tank and dock replacement, a previously 
unrecognized project was identified in this recent reserve study that has a very large impact on the 
reserve percentage of funding. Bank armoring or stabilization is the process of placing rock, concrete or 
metal sheet piling to prevent waterside banks from sloughing into the water from erosion or wave 
action. This would seem to be a relatively simple process, but it has become increasingly difficult and 
almost prohibited in the current regulatory environment. To be fair, portions of the estimated $2.4 
million dollar project to armor the bank at Lighthouse Park and the Fuel Dock could belong in General 
Reserves or even Roads Drainage, as Tract C (the Marina Basin) is a community common area as well 
as the terminus to BBVCC’s drainage system. For now, the total cost estimate has been placed in the 
Marina Reserve study. Even with careful prioritization of projects and increased contributions from 
members with marina privileges, the fund will struggle to meet its commitments by 2029. We are 
hoping that with the help of our permitting consultants we can significantly reduce the cost of our 
dredging and find a most cost-effective alternative for bank stabilization to do the same, but current 
estimates are what is being used as a basis for reserve fund expense. 
 

Marina Reserve Fund 2026 2027 2028 2029 2030 

Ending Balances Current Funding 
per Study ($275/lot) 5% Increase/yr 978,771 1,152,791 1,426,472 -1,820,940 -1,337,288 

Ending Balance at Full Funding 
Increase/yr 1,505,277 2,209,213 298,705 195,191 885,999 

Ending Balance Finance Com 20% 
Increase/yr 977,068 

          
1,287,507 

        
1,849,194 

     
-876,878 

      
312,458 

Full Funding Assessment/yr 1,151,436 1,146,398 1,112,569 1,062,503 850,002 

Finance Committee Assessment/yr 
(Includes Marina Net Income) 643,855 

         
772,626         927,151      1,112,582  

     
1,335,098  

Full Funding Assessment/Lot/yr 745 697 622 527 281 

Finance Committee Assessment 
Estimate/Lot/yr 

285 366 458 571 711 

 
Marina Funding: Significant increases in moorage, marina usage fees, and trailer storage will not 
increase the revenues required to adequately fund permitting, maintenance dredging, piling 
replacement, fuel dock and tank replacement, launch ramp refurbishment and most of all bank 
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armoring, all within the next five years. BBVCC may need to consider other financing options that 
include increased assessments to lots, special assessments, loans, or some combination of all three.  
 
Longer Term Reserve Picture: Looking out past 2034, the reserve contributions for Marina and Roads 
& Drainage actually decrease and General Reserves only rises at the rate of inflation. This reflects: 

• The “Catch Up “ period of funding depreciation from prior years has ended and we are now 
properly funding future depreciation. 

• The replacement of these long-lived assets does not recur for many years into the future 
allowing smaller contributions over long periods to fund future replacement. THIS IS WHAT 
SHOULD HAVE HAPPENED IN THE PAST.     

 
5 Year Budget Projections 
 

 2025 
Budget 

2026 
Proposed 

Budget 

2027 2028 2029 2030 

Annual 
Dues 

2,923,116  3,431,067     3,805,905      4,172,320     4,608,448      5,112,837  

Total Cost 
Center 

Income 

1,008,800  1,010,194     1,068,197      1,127,936     1,176,590      1,227,444  

Total 
Income 

4,031,436  4,441,261     4,874,102      5,300,256     5,785,038      6,340,281  

% Change  10.2% 9.7% 8.7% 9.1% 9.6% 

Total Cost 
Center 

Expense 

2,828,139  3,129,577 3,333,474  3,489,902  3,656,773  3,837,148  

% Change  10.7% 6.5% 4.7% 4.8% 4.9% 

Total 
Reserves 

1,158,297  1,311,683     1,540,628      1,810,354     2,128,265      2,503,133  

% Change  13.2% 17.5% 17.5% 17.6% 17.6% 

       

HOA Fees 
Projected 
Annually 

           2,589            3,039              3,371              3,696             4,082              4,529  

HOA Fees 
Projected 
Monthly 

               216                253                 281                 308                 340                377  

% Change  17.4% 10.9% 9.6% 10.5% 10.9% 

 
 
The 5-year budget uses the following assumptions to forecast the projected income, expenses and dues: 
 

• General Cost Center Income & Expense – Increase 5% in 2027, 3% every year thereafter 
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• Marina Income - Increase 7% in 2027 & 2028, 5% in 2029 & 2030 

• Payroll Expense – Increase 8.5% in 2027 and 5% each year thru 2030 

• General Reserve – Increase 15% year over year 2027-2030 

• Road & Drainage Reserve - Increase 15% year over year 2027-2030 

• Marina Reserve – Increase 20% year over year from 2027-2030 
 
Summary 

• 2026 has a steep increase to cover additional administration and reserve funding deficits 

• 2027 cost center expenses begin to level off and grow just at the rate of inflation to reflect 
steady state. 

• Reserve increases continue being the main driver of dues increases until the early 2030s where 
all income and expense categories flatten out to reflect full funding of operations and 
depreciation through reserves. 

 
Risk Factors: 
Looking into the future and trying to predict expenses 12 to 18 months in advance is an exercise that 
requires the use of assumptions, which by definition, are not definitive. Some assumptions have more 
risk or margin for error than others. The following are noted for consideration.  
 
Income: 
Assessment Delinquencies 

• Rising delinquencies from members not paying dues on time (especially if the economy softens, 
or fixed-income households struggle with inflation). 

• Carrying higher receivables means less cash flow for operations and reserves. 
• Any economic downturn or disruption in membership collections may impact on the operating 

budget’s revenue assumptions. Diligent monitoring of member dues and fee collection will be 
necessary to ensure cash flow stability, especially as dues increase. The board may want to 
consider a hardship policy for members who find themselves in a temporary position where 
they are unable to meet their financial commitments to the Village and fellow members. 

 
Expense: 
Insurance Costs: 

o Health Insurance - 13% increase in employee health care costs in 2026. The loss of federal 
support for health insurance could have double digit impact in 2026-2027. Alternative 
strategies like HSA plans and company funded co-insurance may be needed. 

o Package Policy, D&O and Umbrella – All insurance is increasing greater than the general 
rate of inflation. BBVCCs loss history points to likely increases in the future. A risk 
management plan would be advisable to possibly mitigate future claims. 

 
Regulatory Environment: 

o Mitigation Costs for Shoreline and Sensitive Areas -Changing regulations in 
environmental compliance, particularly for the marina and stormwater, continue to 
drive additional costs in both operations and capital expenditures. Estimating these 
costs have been increasingly difficult. One project had a cost of $55,000 with estimated 
mitigation cost of $2.4 million! We believe we have found an alternative project design 
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to avoid the vast majority of the estimated mitigation for this project, but with others 
we will likely not be so lucky. This is the biggest risk factor facing the Village today.  
 

Final Thoughts: 
The 2026 budget is built upon conservative assumptions with required increases in cost centers and 
reserve funds where necessary to achieve the goals that the BBVCC Board of Directors set in the fall of 
2024 and the Finance Committee is recommending the Board set as a goal for reserves by 2030. The 
Board has been aware that their goals would not be immediately achieved but that incremental efforts  
 
 
would be made in each successive year and reflected in the budget they proposed.  The following 
paragraphs were included in last year’s budget memo that bear repeating: 
 
The Goals of the Birch Bay Board of Directors are: 
 

- Birch Bay Village Community Club assets will be maintained to the standard of the average 
home in the Village 

o Grounds will be maintained to a higher standard 
 

o Buildings and parking lots will be repaired, painted and upgraded to meet the needs of 
the community 

- Staff will be compensated in line with market peers in wages and benefits 
 

- Accurate reserve studies will be constructed, funded and acted upon 
- Recreational and social activities will be supported and improved 
- Increase priority on improved safety and security infrastructure 
- Emphasize correcting drainage issues and repairing roads 
- Improve levels of member services 
- Improve communications with members and other stakeholders 
- Build a comprehensive community plan 

 
These are not the ambitions of an unrealistic, out of control, out of touch board of directors. This is a list 
of responsibilities directly out of the Birch Bay Village Articles of Incorporation and Covenants that 
describes the purpose for which the Community Club was formed, and each board member serves. 
 
It is easy for members in an HOA to blame those who have the unfortunate responsibility of raising the 
dues on their fellow members for their own personal financial hardship, but I will remind those who take 
this simplistic view that had assessments been raised in the past as they should have been, this board 
would not have to be raising the dues to the extent that is needed now. The lack of realistic financial 
management and the perpetual deferring of maintenance to later years are major factors for the current 
dues increases. Below is a 10 year dues history from the recent past to illustrate this point: 
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Year Due/Yr % 
2008 1,200 0.0% 
2009 1,200 0.0% 
2010 1,200 0.0% 
2011 1,200 0.0% 
2012 1,200 5.0% 
2013 1,260 2.9% 
2014 1,296 1.9% 
2015 1,320 1.8% 
2016 1,344 1.8% 
2017 1,368 1.8% 
2018 1,392 1.8% 

 
These were years when the docks were at the end of their useful lives and marina net income could have 
been directed to reserves for their eventual replacement but instead were used to offset dues.   
 
In closing, it is the mission of the board of directors of any community association to ensure that reserve 
funds are adequately maintained to ensure long-term financial health for the community and that 
services required by the governing documents are delivered timely and as efficiently as possible to the 
membership. The proposed budget is designed to achieve these goals and those set in 2024 and 2026 
board strategic planning meetings.  
 
Respectfully submitted, 
   
David Franklin, GM   
Birch Bay Village Community Club   



Appendix 4: 2026 BBVCC Budget in Detail
2025 2025 2026

Budget Projection Proposed Budget Variance

Income

Annual Dues 2,923,116$         2,923,116$           3,431,067$             507,951$               17.4%

Dock Assessment -$                        

Carry over from prior year 99,520$               (99,520)$                

Cost Center Income

Administration 109,450$             139,349$              103,900$                 (5,550)$                  -5.1%

Maintenance 750$                    60$                        -$                          (750)$                      -100.0%

Golf 156,842$             137,096$              152,500$                 (4,342)$                  -2.8%

Recreation Center 44,600$               37,827$                43,100$                   (1,500)$                  -3.4%

Pool 16,000$               14,870$                19,760$                   3,760$                    23.5%

Marina 652,658$             602,350$              647,034$                 (5,624)$                  -0.9%

Security -$                     -$                        

Clubhouse 3,000$                 2,750$                   3,000$                     -$                        

General 25,500$               60,723$                40,900$                   15,400$                 60.4%

Total Cost Center Income 1,008,800$         995,025$              1,010,194$             1,394$                    0.1%

-$                        

Total Income 4,031,436$         3,918,141$           4,441,261$             409,825$               10.2%

Cost Center Expenses

Administration 933,221$             978,322$              962,572$                 29,351$                 3.1%

Maintenance 768,254$             567,914$              771,442$                 3,188$                    0.4%

Golf 319,528$             293,404$              318,670$                 (858)$                      -0.3%

Pro Shop 169,083$             182,108$              194,735$                 25,652$                 15.2%

Pool 47,289$               39,266$                43,065$                   (4,224)$                  -8.9%

Marina 132,658$             181,404$              324,944$                 192,286$               144.9%

Security 364,956$             337,167$              355,049$                 (9,907)$                  -2.7%

Clubhouse 11,450$               14,101$                8,600$                     (2,850)$                  -24.9%

General 81,700$               85,590$                150,500$                 68,800$                 84.2%

Total Cost Center Expense 2,828,139$         2,679,275$           3,129,577$             301,438$               10.7%

-$                        

Community Plan 45,000$               45,000$                (45,000)$                

-$                        

Reserve Contributions -$                        

General 331,913$             331,913$              310,413$                 (21,500)$                -6.5%

Roads 278,184$             278,184$              357,415$                 79,231$                 28.5%

Marina (net revenue) 548,200$             548,200$              643,855$                 95,655$                 17.4%

Total Reserves 1,158,297$         1,158,297$           1,311,683$             153,386$               13.2%

-$                        

Total Expenses 4,031,436$         3,837,572$           4,441,261$             409,825$               10.2%

-$                        

NET(transfer to rsrv 12/31/2025) -$                     80,569$                -$                          -$                        
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2026 Allocation of Annual Assessment Per lot Per month

Administration 858,672$                   761$               63$               

Maintenance 771,442$                   683$               57$               

Golf 166,170$                   147$               12$               

Pro Shop 151,635$                   134$               11$               

Pool 23,305$                     21$                 2$                 

Clubhouse 5,600$                       5$                   0$                 

Marina -Reserves 321,765$                   285$               24$               

Security 355,049$                   314$               26$               

General 109,600$                   97$                 8$                 

Reserves (non-Marina) 667,828$                   592$               49$               

3,431,067$               3,039$           253$             

Operating Assessment 2,441,474$               

2026 Dues 2025 Dues Increase %

Total Due January 31 $3,039.03 $2,589 $450.03 17.4%

Month $253.25 $216 $37.50 17.4%

Administration, 
$761 , 25%

Maintenance, 
$683 , 23%

Golf, $147 , 5%Pro Shop, $134 
, 4%

Pool, $21 , 1%

Clubhouse, $5 , 
0%

Marina -
Reserves, $285 

, 9%

Security, $314 , 
10%

General, 
$97 , 3%

Reserves (non-
Marina), $592 , 

20%

2026 Annual Dues by Property per Year
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BBVCC 5 Year Budget Forecast

2025 Budget

2026 

Proposed 

Budget 2027 2028 2029 2030

Income

Annual Dues 2,923,116 3,431,067 3,805,905      4,172,320    4,608,448   5,112,837    

Carry over from prior year

Cost Center Income

Administration 109,450 103,900 107537 110,763       114,085       117,508        

Maintenance 750 -                  -                -               -                

Golf 156,842 152,500 157,838         162,573       167,450       172,473        

Recreation Center 44,600 43,100 44,609           45,947         47,325         48,745          

Pool 16,000 19,760 20,452           21,065         21,697         22,348          

Marina 652,658 647,034 692,326         740,789       777,829       816,720        

Security -                  -                -               -                

Clubhouse 3,000 3,000 3,105              3,198            3,294           3,393            

General 25,500 40,900 42,332           43,601         44,909         46,257          

Total Cost Center Income 1,008,800 1,010,194 1,068,197      1,127,936    1,176,590   1,227,444    

Total Income 4,031,436 4,441,261 4,874,102      5,300,256    5,785,038   6,340,281    

10.2% 9.7% 8.7% 9.1% 9.6%

Cost Center Expenses

Administration 933,221 962,572 1,114,629 1,164,445 1,216,575 1,271,129

Maintenance 768,254 771,442 916,272 955,776 997,065 1,040,223

Golf 319,528 318,670 339,234 349,411 359,894 370,690

Recreation Center 169,083 194,735 201,551 207,598 213,825 220,240

Pool 47,289 43,065 45,718 47,587 49,536 51,571

Marina 132,658 324,944 174,300 205,948 244,716 291,628

Security 364,956 355,049 372,802 385,850 397,425 409,348

Clubhouse 11,450 8,600 8,901 9,168 9,443 9,726

General 81,700 150,500 160,068 164,120 168,293 172,592

Total Cost Center Expense 2,828,139 3,129,577 3,333,474 3,489,902 3,656,773 3,837,148

10.7% 6.5% 4.7% 4.8% 4.9%

Community Plan 45,000

Reserve Contributions

General 331,913 310,413 356,975 410,521 472,099 542,914 15% incr 2027-2030

Roads 278,184 357,415 411,027 472,681 543,584 625,121 15% incr 2027-2030

Marina (net revenue) 548,200 643,855 772,626         927,151       1,112,582   1,335,098    20% incr 2027-2030

Total Reserves 1,158,297 1,311,683 1,540,628      1,810,354    2,128,265   2,503,133    

13.2% 17.5% 17.5% 17.6% 17.6%

Total Expenses 4,031,436 4,441,261 4,874,102      5,300,256    5,785,038   6,340,281    

(3,805,905)    (4,172,320)  (4,608,448)  (5,112,837)   

NET -$             -$            -                  -                -               -                

# of lots 1129 (3,371)            (3,696)          (4,082)          (4,529)           

HOA Fees Projected Annually 2,589           3,039          3,371             3,696           4,082           4,529            

HOA Fees Projected Monthly 216              253             281                 308               340              377               

% Increase form Prior Year 17.4% 10.9% 9.6% 10.5% 10.9%
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Appendix 4: 2026

 BBVCC Budget in Detail

Administration 2024 2025 2025

 2026 

Proposed Budget

Income Actual Budget Projected Budget Variance Notes

4100-010 Partial Payment Fee 9,225$            10,000 12,194 12,000 2,000 More sign up for Autopay

4110-010 NSF checks and charges 840$               500 1,080 500

4120-010 Interest Charges 5,466$            4,000 7,940 5,000 1,000

4121-010 Late Fees 15,245$         12,000 21,260 5,000 (7,000) 64.90 limits start 1/2026

4130-010 Lien Fees (607)$              2,000 (2,000) Fee to cover expense GL below (5146)

4131-010 Legal/Collections Fees 11,250 7,398 8,000 (3,250) Past due collections

4140-010 Vehicle Registration Bar codes are $6/ea. 50/mo. Should we charge?

4150-010 Propery Sales Transfers 29,200$         30,000 31,600 30,000

4151-010 Property Rental Transfers 10,500$         8,000 8,100 8,000

4215-010 ACC Fees 22,900$         20,000 18,700 20,000

4220-010 ACC Retained Deposits 8,400$            

4255-010 Fines - All 8,300$            9,000 25,415 10,000 1,000 Speed enforcement

4750-010 Bulletin Ad 1,119$            1,800 3,200 3,000 1,200

4751-010 Miscellaneous Income 1,052$            116 200 200

4752-010 Notary Fees 180$               100 180 100

4753-010 Rebates & Discounts 979$               800 662 600 (200)

4799-010 Reimbursed Expenses 6,706$            1,505 1,500 1,500

Total 119,504$       109,450 139,349 103,900 (5,550)

Expense

2024 2025 2025

2026 

Proposed Budget

Account Actual Budget Projected Budget Variance  Notes 

TOTAL LABOR EXPENSE (incl contract labor HR) 457,552$       624,682 630,655 661,832 37,150 15% Admin transferred to Marina

5030-010 Classes 1,595$            3,000 4,036 15,000 12,000 CAI Credits, Classes, Safety Manual

5035-010 HR Expenses 35,600 15,000 15,000 Recruitment & HR Manual Update

5110-010 Audit Expense 21,700$         22,660 23,520 24,500 1,840

5111-010 Payroll Processing 6,558$            6,814 6,783 7,000 186

$220/pay period x 26, time & attendence 

$100/mon, Year End docs $500

5118-000  Misc Expense & 5100-010 admin 178$               1,506 1,500 1,500

5116-010 & 090 Bank Service Charges 190$               180 413 400 220 Charges for returned payments/stop payments 

5120-010 & 000 Vehicle License 180$               180 335 350 170 Office vehicle (maintenance moved to -020)

5121-010 & 000 Permits 290$               150 509 500 350 Notary plus annual report

5122-010 Dues & Memberships $1,346 2,500 1,795 2,500 CAI, PCC Harbormasters, CMIA, WALPA, PCMA

5130-010 Insurance 136,310$       127,655 137,855 87,990 (39,665) inc 3%. Shift 54k to marina

5140-010 Legal 8,765$            20,000 29,858 30,000 10,000 Begin conversion to 64.90 WUCIOA

5145-010 Legal - Collections 20,000 5,000 15,000 (5,000)

Expenses related to collections, assume file 

against larger liens in 2026

5146-010 Lien Expenses 2,000 3,917 3,000 1,000 Lien filing/lien release expense = $500

5150-010 Outside Contracts 18,982$         30,000 26,402 24,000 (6,000) Help with software conversion

5151-010 Computer Support - Contract 12,245$         18,000 11,060 13,000 (5,000) NW Tech $1250/mo

5152-010 Computer Support - Services 552$               3,000 2,500 3,000 Included in 5151

5153-010 Software Subscriptions 21,635$         20,000 20,638 21,000 1,000

Office 365,Graphic Design, TOPS, Avid exchange, 

Foxit, firewall

5160-010 Meetings 1,779$            2,500 1,703 2,500

Meeting expenses - Annual, Volunteer, New 

Owner, Staff, Zoom, Community Plan, 64.90

5170-010 Supplies - Admin 9,027$            8,000 10,781 10,000 2,000 Paper, envelopes

5179-010 Copier Lease 2,940$            3,200 5,762 5,800 2,600

Lease of $266.57/mon - Lease term 5/6/20-

5/6/25

5178-010 Inhouse Printing 1,867$            3,200 3,238 3,200

Copier usage costs - average 

$200/mon+ComPlan

5180-010 Outside Printing 1,241$            1,000 884 1,000 Mailers

5181-010 Postage 2,765$            5,000 5,040 5,000

Postage Meter ($94.48/qtr) Community Plan 

64.90

5184-010 Web Site Expense 596$               1,500 959 1,200 (300) Website hosting, e-newsletters, calendars, etc 

5191-010 Telephone 2,807$            2,900 3,135 3,200 300 $137/mon Ring Central, $38.75/mon Verizon

5192-010 Power & Electric 1,254$            1,200 1,230 1,300 100 Office/restrooms

5193-010 Water & Sewer 426$               600 136 500 (100)

This is also C&D dock, the office has no water. 

Just the restroom, have been an even split, 

should only be $35/ month for the office

5194-010 Internet 3,307$            3,300 3,074 3,300 287.04*12

5211-010 Fuel - Admin 2$                    fuel for ford escape in Security

Total 716,087$       933,221 978,322 962,572 29,351

Net Income (596,583)$     (823,771) (838,972) (858,672) (34,901)
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Maintenance

Income

2024 2025 2025 2026 Proposed Budget

Account Actual Budget Projected Budget Variance Notes

4710-020 Lot Maintenance 1,373 No longer providing this service

4720-020 Mailbox Program 367 250 -250

4730-020 Work Order Income 720 500 60 -500

4740-020 Maintenance Labor / materials

No available time to contribute to reserve 

maintenance

Income Total 2,460 750 60 -750

Expense

2024 2025 2025 2026 Proposed

Account Actual Budget Projected Budget Variance  Notes 

TOTAL LABOR EXPENSE (& 5030-020) 323,631 500,598 345,018 466,592 (34,006) Separated contract labor below

5025-020 Contract Labor 37,600 moved to outsourse janitorial

5255-020 Maintenance - Outside Contracts 3,503 26,000 8,762 15,000 (11,000) 2nd-call snow removal & other outsourcing

5680-020 Offleash Area 186 No Charge

5291-020 Telephone 2,474 1,920 1,214 1,920

Comcast cancelled., 108.75/mon Verizon, 

36.78/mon ring central , 

5250-020 Janitoral 28,600 28,600 Previuosly Outside Contracts

5860-020 Repairs - Roads & Drainage 19,909 30,000 21,418 11,000 (19,000)

15K Crack seal dbled in  Rsrv, cleanout catch 

basins (1/2 each)

5280-020 Tools 4,141 3,500 1,429 2,000 (1,500) 2024 - budget 3,500 per bobby

6020-020 Lakes Management 13,386 49,000 36,637 47,000 (2,000)

$40k for chemicals (algaecide), $2k for testing, 

$1k Aeration maint., $5k misc mgmt

5120-020 Vehicle License - maintenance 364 800 976 1,000 200

5121-020 Permits - Maintenance 211 250 (250) no longer needDOT permit

5210-020 Gasoline & 5211-020 Fuel Other 8,534 6,500 8,002 8,000 1,500 Based on current pricing

5260-020 Repairs 3,797 26,000 3,520 4,000 (22,000) Bldg Maint moved to Facilities Maint

5263-020 Repairs - Vehicles 11,071 3,500 2,752 2,500 (1,000) New dump and in Dodge 2024. Less repair

5265-020 Facilities Maintenance 7,171 10,000 10,000 Maint & repair of buildings

5270-020 Supplies 17,318 16,285 19,912 20,000 3,715

5292-020 Power / Electric 6,995 6,000 7,994 8,000 2,000 incr cost of electricity

5293-020 Water/Sewer 1,527 1,400 1,304 1,500 100

5295-020 Garbage 15,807 16,000 19,983 20,000 4,000

5620-020 Landscaping 24,404 40,000 33,959 35,000 (5,000) 40K B&G request

5670-020 Parks Supplies 3,315 1,000 174 12,330 11,330

Dog Poop Bags?? $3K alone. Kayak storage 

replacement $9330 Rsrv

5699-020 Improvements - Buildings & Grounds 2,231 10,000 7,047 52,000 42,000

Pickleball improvements / 

Windscreens/Lighting Upgrades O/S and I/S 

clubhouse area, ADA door openers for 

Office/Pro Shop

5810-020 Ditching & Spraying Weed wacking instead

5861-020 Culvert Repair 1,951 None in operating. All in reserve

5870-020 Supplies - Roads 8,220 20,000 3,000 15,000 (5,000)

Graveling road edges after new pavement. 

Paint for striping. Gravel, posts, etc  

6010-020 Wildlife Control - Lakes 3,000 3,000 Nutria??Geese

6060-020 Lakes Repairs & 6000-02 Lk Maint 5 1,000 1,244 1,000

6092-020 Power/Electric - Lakes 9,642 8,501 5,783 6,000 (2,501)

Department Request Moved to Outside Contract 

Total 489,606 768,254 567,914 771,442 3,188
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Marina

Income

2024 2025 2025

 2026 

Proposed Budget

Account Actual Budget Projected Budget Variance  Notes 

4302-050 Marina - Annual Moorage 341,019 428,881 390,485 400,000 (28,881)

135 2025 annuals, 150 for 2026, $62/ft., $55/ft 

inside. Per Finance Committee

4303-050 Marina - Monthly Moorage 13,092 12,154 11,520 16,500 4,346 higher than 2024 due to higher annual rate.

4304-050 Marina - Guest Moorage 1,188 600 1,153 1,000 400 approx. 2024 actual

4310-050 Marina - Trailer Storage Fee 26,040 32,734 29,090 30,000 (2,734)

4320-050 Marina - Marina Fuel 64,840 99,750 79,480 108,300 8,550 historical avg. 19,000 gls. @$5.70

4325-050 Marina Fuel Access 2,680 3,250 3,300 3,300 50

4326-050 Fuel Card Setup 520 550 409 500 (50)

4330-050 Marina - Dock Power & Electric 17,735 18,790 24,386 24,359 5,569 7 year avg. cost to billings 75%, used cost/.78

4331-050 Marina - Dry Dock Storage 3,600 4,200 3,300 4,000 (200) $220 flat charge per hook-up

4340-050 Marina - Marina Usage Fee 44,933 51,549 58,450 58,000 6,451 $8 per foot, same as Q1-25 actual, 204 billed

4350-050 Marina - Guest Launch 777 500 800 800

4365-050 Marina Misc Income

4360-050 Kayak Storage Fee 250 200 277 275 75

Private Dock Owner Contribution to Tract C

Total 516,673 652,658 602,350 647,034 (5,624)

Expense

2024 2025 2025

2026 

Proposed Budget

Account Actual Budget Projected Budget Variance  Notes 

TOTAL LABOR EXPENSE & 5030-050 classes 17 116,794 (116,794)  15% of Admin Payroll 

5710-050 Fuel 50,532 69,825 69,476 85,500 (15,675) 19,000 gls @$4.50 ($5.70-$1.20 mark-up)

5121-050 Fuel Tank Permit/Test 3,000 3,000 1,500 1,500 Annual testing/permits.  No cleaning 2026

5130-050 Insurance 53,000 58,800 (58,800) 55K renewal plus 7% increase

5721-050 Aquatic Lease 250 (250) Aquatic lease

5756-050 Access Control & Surveillance 1,494 1,200 971 1,500 (300) Brivo / Camera/Wi-Fi

5760-050 Repairs 19,015 15,000 11,111 15,000 $15K 7 yr av

5770-050 Supplies 18,925 5,000 5,381 6,500 (1,500) $6.5K 7yr av

5791-050 Telephone 1,195 1,100 1,388 1,100 $85/mon emergency phones

5792-050 Power / Electric 6,301 6,000 6,493 7,000 (1,000) 3 yr. avg. $6,400 actual

5793-050 Water/Sewer 3,815 4,000 3,956 4,000

5795-050 Outside Contracts 1,853 1,500 1,164 1,000 500 engineering, power washing

5797-050 Power & Electric - Docks 17,591 20,033 19,965 20,000 33

5796-050 Remote metering 1,500 6,000 5,500 6,000 Annual cost for remote metering

5799-050 Improvements

Total Expense 122,237 132,658 181,404 324,944 (192,286) Document Revision for 2023 did not happen

Net Income 394,436 520,000 420,946 322,090 (197,910)
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Golf

Income

2024 2025 2025 2026 Proposed Budget

Account Actual Budget Projected Budget Variance  Notes 

4405-040 Golf - Greens Fees & 4407-040 9 hole golf pass punch 50,002$           58,109$              56,124$                   60,000$                1,891  5% incr for residents. 14% incr for non 

4420-040 Golf - Annual Passes (4421-4423) 51,321$           53,887$              54,806$                   55,500$                1,613  1% incr 

4425-040 Golf - Sponsored Golf Pass 1,386$             1,455$                 5,486$                     6,500$                  5,045  9% incr 

4430-040 Golf - Cart Fees 8,897$             9,514$                 10,216$                   10,000$                486  1% incr 

4431-040 Golf - Cart Rentals 6,056$             6,402$                 6,721$                     8,000$                  1,598  7% incr 

4433-040 Golf Camp/Golf Lessons 2,175$             2,375$                 2,200$                     2,500$                  125

4432-040 Golf - Other Rentals & 4436 Club contribution 806$                 25,100$              1,544$                     10,000$                (15,100)

 Add new HOA membership at $980 

Total 120,643$        156,842$            137,096$                152,500$             (4,342)  $                                                     15,404.31 

 $                                                               0.11 

Expense

2024 2025 2025 2026 Proposed Budget

Account Actual Budget Projected Budget Variance  Notes 

TOTAL LABOR EXPENSE 159,438$         174,253$            166,460$                 188,220$             13,967

5516-040 Tax Related Expenses 1,032$             750$                    538$                         2,000$                  1,250  Increase for merch sales 

5115 - 040 Credit Card Fees 1,695$             1,500$                 1,001$                     2,500$                  1,000  Increase for merch sales 

5550-040 Outside Contract & 5030-04 classes 182$                 10,200$              10,240$                   10,400$                200

 Backflow Test, $10K Kwann Irrigation 

study 

5555-040 Portable Restroom 656$                 700$                    650$                         800$                     100

5556-040 Access Control & Surveillance 255$                 275$                    140$                         200$                     (75)  Brivo Hosting  

5560-040 Repairs 10,903$           20,000$              14,052$                   15,000$                (5,000)  New mowers in service 

5560-045 Cart Repairs -$                  500$                    2,277$                     600$                     100  new carts in 2025 

5570-040 Supplies 33,525$           31,000$              26,252$                   33,000$                2,000

5580-040 Golf - fuel 6,349$             7,000$                 5,414$                     5,500$                  (1,500)

5591-040 Telephone 1,117$             1,250$                 686$                         1,250$                   97.68 / month (ring central & verizon) 

5593-040 Water/Sewer 35,563$           48,000$              45,061$                   39,200$                (8,800)

5577-040 Tee System 4,119$             4,100$                 4,968$                     -$                      (4,100)  325.80/month 

5599-040 Improvements 398$                 20,000$              15,666$                   20,000$                

 Shed for golf carts $15k, improvements 

to Tee boxes 

Total 255,231$        319,528$            293,404$                318,670$             (858)

Net Income (134,588)$       (162,686)$          (156,309)$               (166,170)$            (3,484)
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Rec Center/Pro Shop

Income 2026
2024 2025 Proposed Budget 

Account Actual Budget Projected Budget Variance Notes

4451-045 Snack Income (non-tax) 6,976 7,250 7,822 8,000 750 projections based on 2024 actuals

4452-045 Food Income 18,191 25,000 19,592 23,500 (1,500)

4453-045 Beer/Wine Income 8,423 8,250 8,782 9,000 750

4454-045 Merchandise 1,950 4,000 1,631 2,500 (1,500)

4455-045 Other Income & 4457-045 (147) 100 0 100

4456-045 Sale of Equipment

Total Food/Beverage/Merchandise 

Income 35,393 44,600 37,827 43,100 (1,500)

Expense 2024 2025 Proposed

Account Actual Budget Projected Budget

LABOR 131,933 136,533 143,820 150,585 14,052

 Incr level of customer/food service 

expectations 

5115-045 Credit Card Service Fees 1,147 1,100 2,154 1,100 .02 of sales (golf split out)

6121-045 Permits/Licenses 1,319 1,200 1,371 1,400 200

Beer/Wine/Health Department 

(Liquor license $305 in August last 

year, Kitchen HD $871 in May plus 

Food worker cards)

6160-045 Repairs 49 500 1,555 1,200 700

6170-045 Supplies 347 3,500 2,056 3,500 $2K Golf Com SWAG

5577-045 Software & Online 

Services 6,000 6,000 6,000 Chronogolf 462x12

5591-045 Telephone & 6191-045 5,608 6,000 6,946 7,000 1,000

388.37/mon - Includes cable and 

internet for clubhouse

5592-040 Power / Electric & 61921-045 3,680 3,500 3,312 3,500

 Increase for winter months (building 

not insulated) 

5593-045 Water/Sewer & 6193-045 629 800 683 700 (100)

5594-040 Garbage

6110-045 Cost of Goods Sold 12,564 14,000 13,074 14,000

6111-045 Disposable Goods 627 1,200 369 500 (700)

6150-045 Outside Contracts 199 500

6175-045 Small Equipment 135 750 300 500 (250)

6180-045 Activity Expense & 5030-045 classes 92 32 250 250

6175-045 Improvements & 6199-045 2,559 435 4,000 4,000 Per Golf Committee

Total 160,887 169,083 182,108 194,735 25,652

Net Income (125,494) (124,483) (144,281) (151,635) (27,152)



Appendix 4: 2026

 BBVCC Budget in Detail

Security

Expense

2024 2025 2025

 2026 

Proposed Budget
Account Actual Budget Projected Budget Variance Notes

5950-060 Outside Contract/Total Labor 305,340 329,136 318,493 328,047 (1,089)

 Prime Contact increase CPI UW 

Seattle.  Assume 3% 

5960-060 Repairs 2,717 7,000 1,049 2,500 (4,500)

 $5K(14k) Lower gate modification 

moved to reserves 

59850-060 Security Vehicle Expense 1,595 3,500 1,670 2,000 (1,500)

5970-060 Supplies 2,803 1,300 7,204 8,000 6,700  Signage and barcodes 

5980-060 Security - fuel 457 1,200 462 750 (450)  Compliance 

5991-060 Telephone & WiFi 1,890 3,000 1,078 1,872 (1,128)  switch to cable 120/mo 

5992-060 Power / Electric 2,214 2,100 2,126 2,200 100

5994-060 Online Services (Gate & Camera 

Software) 6,776 17,520 4,913 9,480 (8,040)

 Expected incr SOS cost for cameras. 

gatekey $390/mo, speed signs 

$350/mo, speed camera $220/mo, 

cameras $100/mo 

5993-060 Water/Sewer 139 200 171 200

Total 323,930 364,956 337,167 355,049 (9,907)

Net Income (323,930) (364,956) (337,167) (355,049) 9,907



Appendix 4: 2026

 BBVCC Budget in Detail

Pool

Income
2024 2025 2025 2026 Budget 

Account Actual Budget Projected Budget Variance Notes

4510-030 Pool - Annual Pass 17,417 16,000 17,935 19,560 3,560 Incr pass from $55 to $60.

4511-030 Pool - Weekly Pool Pass 70 115 200 200

4520-030 Pool - Swimming Lessons (68)

Total 17,419 16,000 14,870 19,760 3,760

Expense

2024 2025 2025

2026 

Proposed Budget

Account Actual Budget Projected Budget Variance Notes

TOTAL LABOR EXPENSE 25,551 23,539 19,222 22,915 (624)

 Required staffing to avoid a health 

dept code violation. 

5121-030 Permits 850 900 910 900

5460-030 Routine Repairs 2,940 1,300 3,194 3,000 1,700

5470-030 Supplies 5,970 11,000 5,981 6,000 (5,000) Chemicals
5491-030 Telephone 403 450 400 450

5492-030 Power / Electric 4,580 4,800 3,892 4,000 (800)

5493-030 Water/Sewer 1,153 1,100 1,470 1,500 400

5496-030 Natural Gas 3,026 3,900 3,998 4,000 100

5456-030 Access Control 302 300 200 300 just fobs
5499-030 Improvements $10k for Pool entrance floor update
Total 44,775 47,289 39,266 43,065 (4,224)

Net Income (27,356) (31,289) (24,396) (23,305) (7,984)



Appendix 4: 2026

 BBVCC Budget in Detail

Clubhouse

Income

2022 2024 2025 2025 2025 2025 Proposed Budget

Account Actual Actual Budget thru 6/30 Est 7-12 Projected Budget Variance  Notes 

4610-000 Clubhouse - Rental Income 3,000 4,850 3,000 2,250 500 2,750 3,000

Total 3,000 4,850 3,000 2,250 500 2,750 3,000

Expense

2022 2024 2024 2024 2024 2024 Proposed Budget

Account Actual Actual Budget thru 6/30/24 Est 7-12 Projected Budget Variance  Notes 

5121-000 Permits (Clubhouse) -$                

5350-000 Clubhouse - Outside Contract 682 1,118 500 163 350 513 500 Pest control @ $165/4x

5356-000 Access Control & Surveillance 174 279 300 130 130 300 brivo 20.48/mo

5370-000 Clubhouse Supplies 1,192 2,901 3,000 1,583 1,300 2,883 3,000

5391-000 Clubhouse Telephone & 

Internet 2,288 500 36 250 286 500

5392-000 Power / Electric 1,935 2,411 2,500 1,086 2,000 3,086 3,000 500

3% increase from prior year 

budget

5393-000 Water/Sewer 632 1,239 1,500 568 700 1,268 1,300 (200) includes irrigation

5399-000 Clubhouse Improvements 8,973 3,150 5,935 5,935 (3,150)

Total 6,903 16,921 11,450 9,371 4,730 14,101 8,600 (2,850)

Net Income (3,903) (12,071) (8,450) (7,121) (4,230) (11,351) (5,600) 2,850



 
 

 

 

 
 

  

  

  

 

 

 

 

 

 

 

 

 

  

  

 

 

 

  

 

 

     

    

 

 

  

 

  

  

    

 

  ANNUAL GENERAL MEETING MINUTES

BIRCH BAY VILLAGE COMMUNITY CLUB

  November 1, 2024 at 7:30 pm

  Birch Bay Village Community Club Clubhouse

Called to order at 7:31pm by  David Wilbrecht

Proof of Notice of Meeting  and Quorum:

The notice of the meeting was provided to the Board.  It was explained to the members what the state 
requirement for a  quorum is for a budget meeting.

Homeowners Open Forum:

Valery Anderson  (4-24)  –  spoke regarding  the rise in dues and what the money is being used for, $16,000

for  security camera and at the September Board meeting the Golf Club would like to redecorate the 
Recreation Center at a cost of $15,000  there is a difference between want vs need vs what we can afford.

She also spoke regarding using the lakes to irrigate the golf course which is something that has already 
been investigated and we can’t due to the salt in the water.

Valery noted that the Budget should be put out in  front of the membership  with what each line item is for 
and the reasoning for the spend. There is  water being run while it is raining.

David Wilbrecht  replied letting the membership know about the new Finance Committee and how they 
will be reviewing the Reserves and the full Budget to know where  the money is being spent.

Chris McCullough  –  Niska  -  Golf committee approved memberships to 50 outside people  from 
Semiahmoo and Horizon.  She  did not know that Committees could make those decisions. Golf has been 
stressful  on the weekends with how busy it is. There are already security issues and now we are inviting 
outside people in.

David Wilbrecht  replied,  letting  the membership know that the Committee did not recommend this, that 
the Board recommended to the committee to find ways to increase  revenue,  and this is what the 
Committee brought back to the Board.  Last year Membership stated that they felt they spent too much 
money on the golf  course,  and they shouldn’t as they should be  able to increase their revenue. There have 
been many Town Hall meetings that have discussed this matter.  David also addressed the potential

security issue  and the process that the outside golf membership is going to have to go through to be able

to  come into the Village.

Dave Owen  replied regarding the security system, roaming security,  security policy  and speed cameras.

Dixi Rimer  –  lighting outside the Clubhouse  is an issue.

David Franklin  –  Thanked the many volunteers especially the Election Committee for the work that they

put in  for the Budget  Meeting. The work that the Election Committee put in a lot of work behind the 
scenes including putting together an election manual, electronic voting, and so much more.

Confirmation of a Quorum:

There was not a quorum in the room. There were approximately  35  people in attendance  and 
approximately  25  people were in attendance via Zoom.  Due to not having  a  Quorum  the agenda could not

get approved  and  no matters could be voted upon  due to not having a quorum.

Ballot Measure Results



 
The total number of BBVCC Members eligible to vote is 1,099 lots. The state requirement is 50% +1 no 

votes are required in order to reject the proposed budget. That means we need 551 no votes to reject the 

budget.  

For online voting we had 50% turnout, for paper ballots we had 6 – 7% village vote and handful come in 

this evening with at total of 57% of the Village voting. As compared to last year where we only had 33%. 

Voting turnout this year is fantastic, majority of that is due the online voting. Compared to last year for a 

33% turnout vote it cost the Village approximately $9,000 by paper ballot. We did this year 57% turnout 

we did it for approximately $500 or less. Please try out the online voting it cost the  

 

Meeting minutes for June 2023 Passed 

Meeting minutes for November 2023 Passed 

Meeting minutes for June 2024 Passed 

 

Budget for 2025 has been ratified with 323 Yes votes and 277 No votes.  

 

The voting results are subject to certification by the Board of Directors and the Board of Directors will be 

certifying these results in an upcoming meeting. All of the voting results will be given to David Franklin 

to be published in an upcoming Village email and possibly the monthly bulletin.  

A member questioned the online voting as they have two lots and only voted one time. It was explained 

that with online voting member who have multiple lots only have to vote one time and it counts for all 

their lots.  

Another member asked why the amount of total voters allowed was not the same as the number of lots. It 

was explained that some of the members are not in good standing and those members don’t have the right 

to vote.  

Missing votes or members that didn’t vote were discussed. It was also discussed what it means when a 

member doesn’t vote, as it has been insinuated that a no vote is a yes vote. A no vote is a not a yes vote or 

a no vote. The only votes that count are the votes that are submitted. There were approximately 500 lots 

that did not vote that were eligible to vote.  

The best solution would be to talk to our neighbors and get them to vote, Rob issued a challenge to the 

membership to have a 100% turnout. Dave Owen wanted to point out to the membership of all the 

meetings that happened prior to the Budget meeting and each of those meetings had approximately 12 

people in attendance. If our members want to be informed, they should attend the meetings. 

  

Adjourned at 8:05pm 



 
ANNUAL GENERAL MEETING MINUTES 

BIRCH BAY VILLAGE COMMUNITY CLUB 
June 6, 2024 at 7:30Pm 

BBVCC Clubhouse 
 
Called to order at 7:30pm. 
David Franklin gave a brief overview of the rules for the meeting and introduced the Board of 
Directors, the Election Committee and Executive Secretary / ACC Administrator to the 
membership.  
Homeowners Open Forum: 
No members wished to speak during the open forum portion of the meeting.  
Proof of Notice of Meeting: 
Rob Simonds, Election Committee Co-Chair, electronic voting closed on Thursday the 5th at 
4pm, mail in voting closed at 4pm this afternoon and in person voting closed at 7:30pm. All 
voting now has been closed. Due to technical difficulties the November 2024 Budget Meeting 
Minutes were not uploaded to election runner and on the paper ballots they had the wrong dates 
on them. Due to those inconsistencies those that voted on them were invalidated and the 2024 
Budget meeting minutes will be put on the November ballot.  
The official notification of the meeting was presented to Bob Whale. This notice will be held on 
file for 3 years as per our Bylaws.  
Meeting officially called to order at 7:44pm. 
Confirmation of a Quorum: 
There was not a quorum for in the room. There were approximately 66 lots in attendance and 
approximately 22 people were in attendance via Zoom. Due to not having a room Quorum the 
agenda could not get approved. During this meeting no matters could be voted upon due to not 
having a quorum.  
Presidents Message was given by David Wilbrecht. David W thanked the elections committee 
for all the work they do during the election process. David W gave an overview of what the 
Board of Directors does which is to protect the best interests of the community as a whole. The 
Governing documents were briefly discussed and went over the update needed to all of them 
with the RCW’s changing in the near future. The Board of Directors has been pushing for the 
maintenance of the assets to help with the value of the membership’s homes.  
The committee are the cornerstone of the Village and all the work in the Village would not run 
the way it is with out them. David W went through all of the Committees and thanked all of them 
for the work that they have put forth. The BBV Services and Social Club was also discussed and 
all the work that they do is not funded by BBVCC but by donations and volunteers. The Services 
and Social Club puts on the monthly breakfast.  
David Wilbrecht thanked all the Board member and the previous Board member for the time that 
they have put in. Thanked Bev Franklin, Terry Sullivan, and David Owen for the time that they 
have served on the Board, their terms are up this year.  



 
Treasurer’s Report was given by Bev Franklin. Bev gave a brief overview of the Finance 
Committee and asked for volunteers to assist the Board with putting together the budget and a 
review of account reconciliation and other things that are ongoing. This is to give a second look 
beyond that Board and Administrative staff.  
Ralf Faulk from Division 9 lot 10 asked regarding the budget and putting together a 5-year plan 
and whether we are doing anything in retrospect. Bev replied, stating that that was put together 
last year and we are planning on keeping the extended budget plan updated.  
Bev reviewed the 2024 budget balance sheet showing that the numbers are consistent and 
discussed the 174k under marina that is the retainage to ensure that the company doing the work 
is completed correctly. That work is almost fully completed. Bev then discussed the Operating 
Statement and how it is calculated. Bev discussed that the end goal for the budget is to get to a 
net zero. If there is a surplus that money is moved to fund reserves, which is good as there has 
been an increase in costs.  
Bev reviewed the 2025 first quarter balance sheet and operating income statement. On the 
income statement the only under budget portion that there was the Marina. In past years we have 
had a fairly full marina but due to the budget process and the increase of the marina rates we hit a 
hard stop on those wanting to pay. The Board is looking at ways to increase that and allow those 
to pay monthly moorage. On the expense side of things there has been a short fall with hiring for 
some positions and that is why we are where we are but believe that we are close to hiring for 
those positions. Bev also discussed the community plan and what it entails on getting community 
input on putting together what the community wants for the future of Birch Bay Village 
Community Club.  
Bob Merz (013-003) – Likes what is happening here and wondering about the potential of Birch 
Bay becoming a municipality. This community will probably have the most votes than anybody 
else. If we become a city, then a lot of the services that we provide, like roads and other things, 
would have to be offset by the taxes paying. The question is, is that 5-year plan or are you 
thinking of envisioning how does a municipality impact the people that reside in this 
community?  
There was a brief discussion on the Birch Bay Incorporation Association and the presentation 
that they are planning on having at the Clubhouse at 7pm on June 10th. This will provide 
members with the status update on the process for incorporation. David Wilbrecht stated that 
based upon what is known about this community, not very many people would be willing to take 
the gate away, which means that we would be publicize, meaning having our resources become 
public resources, the marina, play area, golf course, which are private property within the 
association, and it’s the city corporation process is distinct from that. If we were to take a vote by 
hands that the community would be one unwilling to open up the gates to let everybody outside 
into Birch Bay Village. Incorporation is going to have a different affect on the village than if it 
were to occur that for somebody that lives outside the gates of Birch Bay Village.  
General Manager’s Report was provided by David Franklin and shared what we have 
accomplished since the last AGM. David will have the slides available on the website for 
members to view. The list includes introducing online voting, improved landscaping, A/V system 



 
and chairs in Clubhouse, hiring employees, implemented the speed camera and Lidar gun, new 
and improved signage, lighting assessment, marina dock replacement and started permitting for 
the next 10 year dredge permit. We have paved 5.75 miles of roads and took the grindings and 
placed that in the parking areas, culvert repair on Salish Lane, purchased new equipment for the 
golf course greens keepers, refurbished the interior of the Pro Shop, installed new shade 
structures at sports courts and dog park, refined the reserve studies, formed finance committee, 
and selected a legal team for the conversion process to 64.90. 
The things that we should see in the near future are getting new accounting, banking and HOA 
software with integrations, security cameras installation and deployment, lighting upgrades, 
developing operating manuals for key positions, Update human resources policies, employee 
handbook and safety manual. Projects include culvert replacement, harbor permitting, refurbish 
of Pro Shop bathrooms, office and boat ramp replacement. Develop a community plan, 
comprehensive policies, procedures, protocols for staff, draft, adopt and conform to new HOA 
law 64.90.   
Ballot Measure Results 
David Franklin discussed the Resolution 70-604 and what it actually is. The IRS requires that the 
membership vote to allow the Board to determine whether we use an 1120 tax form or a 1120H 
tax form. There are benefits one way or the other and we have filed with both depending on 
which one provides the least amount of taxable expense to us. We get to choose, if you elect to 
do this, which one is more beneficial.  
Rob Simonds announced that the voting results.  
 
Resolution 70-604 for 2025 – Passed, Yes – 524 No - 23 
 
The November 2024 meeting minutes were void and will be voted on at the next meeting.  
 
Total Number of votes cast for each of the six candidates: 
Bob Edwardsen - 193 
Dan Nedved - 307 
David Owen - 287 
Don Hubert - 198 
Patrick Ryan - 216 
Scotty Diamond – 170 
 
The New Board members are: 
Patrick Ryan, Dan Nedved and Dave Owen. 
 
David Franklin congratulated the new directors and those that decided to throw their hat in the 
ring. This was probably the best slate of candidates that he has ever seen in 25 years, and the 
Village has some really good people wanting to volunteer to represent the community. We would 
like to see all of those that did put their names in to try again next year.  



 
We also wanted to thank the people for their service. Bev Franklin, treasurer, for the time and 
energy that she has put in for the community. Don’t know why she does it, and even though she 
is not on the Board any more we will continue to see her all the time as she likes to do stuff. She 
will be staying on the finance committee, but she has done so much work as the treasurer and as 
the secretary of the Board.  
Dave Owen has served for three years and will be serving for another three years. He is tireless 
as well, he is a worker and rolls up his sleeves and just gets it done, you don’t even have to ask 
him, he just does stuff for us. Thank you for the last three years and thank you for the next three 
years.  
Terry Sullivan, who has apparently served many years 9, 12, no 15 years and it has been an 
absolute pleasure serving with Terry. He is leaving the Board, but we know we will see him 
every Tuesday and Thursday morning after coffee because that’s when he comes down to the 
office to let David know what is really going on in the Village. Thank you for your many years of 
service.  
 
David Franklin thanked all the members for showing up at the meeting and asked members to 
show up to the budget meetings so they can put their input in.  
 
Adjourned at 8:46pm 



MEMBERS OF BIRCH BAY VILLAGE COMMUNITY CLUB 

 

RE: Budget Meeting, November 7, 2025, at 7:30pm, at the Birch Bay Village Community 
Club Clubhouse, 8181 Cowichan Road, Blaine, WA 98230.  Registration will begin at 6:30pm. 

The purpose of this meeting is for members to ratify or reject the 2026 Board Approved 
Budget. Enclosed you will find the Agenda for the Budget Meeting (white), a ballot (green), a 
proxy (yellow), and the 2026 Budget. 

ONLINE/ELECTRONIC VOTING INSTRUCTIONS – 
Online/electronic voting is hosted by @electionrunner.com. You will receive an email from 

noreply@electionrunner.com with a link to the ballot. Open the email and vote as soon as 

possible. Please check your spam folder and add the domain @electionrunner.com to your 

safe sender list.  Click on the link in your email and it will get you to the ballot. You are only 

allowed to vote once. Note if you have multiple properties, you will only receive one email 

and are only required to vote once.  

If you have not received the Election Runner email by Thursday, October 2, 2025, please 

contact Justine Brooks at justine@bbvcc.com. 

Your electronic vote must be received no later than Thursday, November 6, 2025, to be 

counted.  

Those who have not provided email addresses and would like to do so, please contact Justine 

Brooks at justine@bbvcc.com.  

PLEASE FOLLOW THE INSTRUCTIONS LISTED BELOW: 
MAIL-IN BALLOT (green) –  

• VOTE ‘Approve’ or ‘Reject’ for confirmation of the Annual Minutes. 

• VOTE ‘Approve’ or ‘Reject’ for confirmation of the 2026 Budget. 

• Do not make any other marks or notes on the ballot. 

• Place the green ballot ONLY in the envelope marked “SECRECY 
ENVELOPE”  

• Do not make any marks on this envelope. 

• Place only ONE ballot per ballot envelope 

• Place the “SECRECY ENVELOPE” in the “RETURN MAILING 
ENVELOPE” and complete the Mail-in Voter Affidavit with your name, signature, 
Division and Lot number on the back of the envelope. If the Affidavit is not 
completed your ballot will NOT be counted. 

Please deposit the enclosed ballot in the ballot box located in the BBVCC office or mail to 
BBVCC, 8055 Cowichan Road, Blaine, WA 98230.  To be valid and counted at this meeting, 
your ballot must be received in the BBVCC office, no later than 4:00pm on November 7, 
2025, or no later than 7:30pm on November 7, 2025 at the Budget Meeting at the Clubhouse. 

mailto:noreply@electionrunner.com
mailto:justine@bbvcc.com
mailto:justine@bbvcc.com
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