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NOTICE OF ANNUAL MEETING  

BIRCH BAY VILLAGE COMMUNITY CLUB 
Friday, June 5, 2026 

7:30PM 
Birch Bay Village Community Club Clubhouse 

8181 Cowichan Rd. Blaine, WA. 98230 
 

 
June 2026 Packet Contents 

 
 June 5, 2026, Meeting Agenda 
 Budget Meeting Minutes of November 7, 2025 
 Voting Directions: Mail-in voting and Electronic/Online  
 Proxy Directions 
 Statements of Candidacy – Scotty Diamond, Randy Ambuehl, and Caprice Pine. 
 Resolution 70-604 
 Ballot 
 Proxy for Annual Meeting 
 2026 Income Statement and Balance Sheet 
 2025 Income Statement and Balance Sheet 

 
 

 
The audit will not be enclosed so if you would like to receive a copy, please contact the BBVCC office. 

 
 
 

 
 
 
 

PER THE REVISED AND RESTATED BY-LAWS OF BIRCH BAY VILLAGE COMMUNITY CLUB, INC. 
4.7.2 June Meeting: An annual meeting of the Club shall be held on the first Friday in the month of June of 
each year, at the hour of seven thirty o’clock (7:30 PM). The annual meeting of the Club shall be held for the 
election of Directors and the conduct of such other business as may be properly brought before the 
meeting. 
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SUPPLEMENTAL MATERIAL 
 

June 5, 2026 Meeting Agenda  
1. Call to Order 
2. Open Forum – See Open Forum Rules of Order 
3. Establish Quorum 
4. Approval of Agenda 
5. Approval of Budget Meeting Minutes – 

 November 7, 2025 
6. Resolution 70-604 
7. Announcement of Board of Directors 
8. Adjournment 

 
Open Forum – 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 question about an issue, consider writing them down before going to the 

microphone. 
4. Go to the microphone, 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. 
 

BUDGET MEETING MINUTES – NOVEMBER 7, 2025 
Called to order at 7:31pm by David Wilbrecht and announced that the ballot box was closed.  

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. 
Confirmation of a Quorum: 
There was not a quorum in the room. There were approximately 35 lots 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 

HOMEOWNERS OPEN FORUM: 
Stephanie Rothman (11C-038) spoke regarding the marina and how few people use the marina, dues 
increase and the effect it has on retired members 
Bob Comley (009-038) stated that he is a retired banker, the cost of a home on Alabama Street years 
ago and the cost of that home now. With the rise in property taxes and now dues it is going to affect 
members.  
Larry Swchyn (001-066) spoke regarding the golf course and the deficit of the golf course, specifically in 
2024 and the 5-year plan within the budget. His question is if the golf course could be more revenue 
neutral or positive or repurposed.  
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Darryl Sharp (009-025) thanked the Board. Spoke regarding his concerns on the budget of salaries, and 
that we are running the Village like the City of Blaine. Has been here for about 50 years, living in 
Semiahmoo for 21 years and Semiahmoo’s gardens were well taken care of. You come here and the 
gardens are full of weeds everywhere. We have more people working here and it doesn’t look like 
anything gets done. Also, stores a boat here and the cost is more than golfing here.  
 
FINANCE 
David Wilbrecht introduced Dan Nedved the Treasurer and Finance Committee Chair. The operating 
funds went up approximately 7 to 8% for the year. The salaries that we have are the same as last year 
and putting adequate staff in areas to get projects accomplished. Operating funds are something that 
we have to have, we have to have salaries, upkeep, and maintenance. The bulk of our increases and 
problems are the reserve funds as we didn’t plan, years ago, to have things taken care of that are now 
antiquated and falling apart. This is common for communities like ours that are old, that have buildings 
and brand-new things where we didn’t plan to repair, replace, or do maintenance. We recently had a 3-
million-dollar special assessment for the docks, which was needed for the condition that the docks were 
in. We are now looking at another project for shoreline restoration, where banks are falling in and we 
are going to have to rebuild those. The rebuild cost is approximately half a million dollars but the red 
tape on the project could be up to or beyond six million dollars. It is difficult for us to plan a budget 
because we can’t get solid numbers for this. Staff is working with the different agencies to get relief on 
the mitigation costs.  
We are trying to build funds for reserves which will be an increase of fees and there will be increases for 
a few more years. We are hoping to keep those increases minimal with when these future large projects 
come up that we borrow money for them.  
The Golf Course does run upside down. The Finance Committee sat down with every committee and 
asked what the needs of each of the committees were, then asked certain committees to reduce their 
needs or find other options to increasing the income. Both Marina and Golf have raised the fee for the 
2026 budget to help keep the increase of assessments minimal. Any excess of funds at the end of 2025 
will go towards the HOA reserves.  
The Finance Committee meets monthly to go over the finances to ensure that the monies are properly 
appropriated and allocated to where it should be.  
David Wilbrecht, Board President, commented that we have a very diverse community and the main 
things that we hear about are the golf course, marina and safety. Our user group compared to other golf 
courses and marinas is that the user group for others are public while ours are private. The Board 
President explained what has happened with the increase to the marina fees and how we now have 
more open spaces in the marina and boat storage. The Board has discussed and understands that the 
community would be upset if the marina and golf course was open to the public, even with a payment 
option on file and proper documentation.  
To be able to get to a place where our members are happy and a better understanding of how members 
would like us move forward with governing the Village, the General Manager is working on a community 
plan. A Community plan survey has been sent out and we will be compiling those results and start 
building a plan for the community. We are hoping that in this next year we can come up with a path 
forward.  
Larry Sawchyn (001-066) with the reserve study that was done by Pacific Reserves, is that a requirement 
a must have as it states that the deficit per member is $1,336.  
The GM responded, stating that it is not in Washington State. Reserve study is required by law, but 
unlike California, we do not have to be funded, it is a disclosure document for the current Members and 
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those who are purchasing. There have been members who have stated that if they knew that the dues 
were going to be going up they wouldn’t have bought in here. Just like the Treasurer stated there are a 
lot of communities that are older and are in the same situation as the Village that have assets that are 
deteriorating and everything is wearing out at the same time. Reserves in the past have been rated to 
pay for operating and Boards are reluctant to raise dues because people don’t like it. We now have to 
separate the reserve funds and operating funds to abide by the laws. Net surplus from operating will be 
transferred in reserves and will be reflected in next years to show that we have an extra amount than 
we did in the year before, which makes for a lower increase to reserve assessments. In past years in the 
reserve study there were things that were missed, this is common in many HOAs and if they are missing 
and they suddenly appear that you have to replace and find the funding for. This is for all HOAs, Sudden 
Valley and Semiahmoo. Semiahmoo where both the General Manager and Executive Secretary came 
from had a lot of missing things in their reserve study which they were responsible for replacing and 
they had to fund in a short period of time.  
We do not want to raise the dues and not only are we having to but we are also in a fiscal squeeze, we 
have many projects that need to be replaced and are all wearing out at the same time. The problem is 
not recognizing that these projects were going to need to happen 20 years ago to be able to fund. We 
have major projects like converting to 64.90, the community plan, replacement of culverts, the marina… 
when you look at the marina in the reserves, it is an investment not an expense. If you look at the 
marina in 2035 it will start paying some of the assessments, it will produce more income than it is going 
to consume and it will be able to pay for its depreciation at the same time. It will not be like it was in the 
past, we are going to put money away to be able to replace the marina in 20 or 30 years. Also, with all 
these projects they are long lived projects where they aren’t going to have to be done again in 10-20 
years, you replace it with an HDP pipe and you won’t have to replace it for a 100 years, but you have to 
replace them now. In the future when assessments going down we will still be funding these projects. 
Right now we are just in a bad spot and we have to get through it. Like the treasurer stated we may be 
able to get some financing or even open the gates in certain situations to help fund some of these 
projects, there could be options but for now we have to get through the increases until we can level out. 

Larry - Did the study take into consideration the two foot increase in flood elevation? 
GM responded that we didn’t know but that the drainage that we are putting in is taking that into 
account. When we replace the piles, we plan on making them higher so that we don’t have docks 
floating off them. We are going to have to protect the banks and we are working on that now, if you 
look at light house park you can see the sluffing. Birch Bay is going to have to take on more water in the 
future and that we are taking in consideration like that.  
The Board President talked about the history of the Village and comparing it to an old Cadillac, if you 
take care of it the more return you will get. This next year we are going to be working on core planning, 
workforce loads to be able to focus on more deliverables to be able to report to the members. It is not 
going to take away the cost of living here.  
Rob Simons (Elections Committee) took a few minutes before presenting the results to thank the 
Elections Committee for the work that they have put in. A special thanks to  Sandra Bogen who has put 
in 25 years working on the Election Committee as the Chair, she is resigning/retiring this year. She has 
been doing everything that we do on elections, the way we run these elections and everything, she is 
absolutely fantastic.  
 
Ballot Measure Results 
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The total number of BBVCC Members eligible to vote is 1,092 lots. The state requirement is 50% +1 no 
votes are required in order to reject the proposed budget. That means we need 546 no votes to reject 
the budget. We had a total of 648 members vote with 602 members voting online with Election Runner.  
 
Budget for 2026 has been ratified with 323 Yes votes and 359 No votes.  
 
Meeting minutes for the June Annual General Meeting 2025 Passed with 434 Yes votes and 137 No 
votes.  
 
Meeting minutes for the November Annual Budget Meeting 2024 Passed with 420 Yes votes and 143 
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 the monthly bulletin.  
A member questioned 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 Board President encouraged members to get involved and join the BBV clubs and committees.  
 
Adjourned at 8:17 pm 
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MAIL-IN VOTING INSTRUCTIONS 

The purpose of this meeting is the introduction of the three new Board of Directors of 
Birch Bay Village Community Club. 
 
Enclosed you will find a ballot (Green), verbatim biographies of the three (3) members who are 
running unopposed and therefore the new Board members (no vote required), November 7, 
2025 Annual Budget Meeting minutes explanation of resolution 70-604, as well as the 
appropriate envelopes for returning your ballot. 
  . 
PLEASE FOLLOW THE INSTRUCTIONS LISTED BELOW: 
BALLOT (Green) – 

 VOTE to ACCEPT OR REJECT the November 2025 Annual Budget Meeting 
Minutes.  

 VOTE to ACCEPT OR REJECT Resolution 70-604 
 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 envelope. 
 Place the “SECRECY ENVELOPE” in the “RETURN MAILING ENVELOPE” and 

complete the Mail-in Voter Affidavit with your printed name, signature, Division 
and Lot number on the back of the envelope.  If the Affidavit is not completed 
your ballot will not be counted. 

 
 

 
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 per 
property.  
Note: if you have multiple properties, you will only receive one email and are only required to vote 
once, your vote will count for the number of properties that you own.  
If you have not received the Election Runner email by Thursday, May 7, 2026, please contact Justine 
Brooks at justine@bbvcc.com or Amy Ashby at amy@bbvcc.com . 
 
Your electronic vote must be received no later than Thursday, June 4, 2026, to be counted.  
 
Those who have not provided email addresses and would like to do so, please contact Justine Brooks at 
justine@bbvcc.com or Amy Ashby at amy@bbvcc.com .  
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RESOLUTION 70-604 – Explained 

 
Association Resolution for Revenue Ruling 70-604 Election 
 
WHEREAS, the Birch Bay Village Community Club is a nonprofit, mutual benefit 
corporation duly organized and existing under the laws of the State of Washington; 
and 
 
WHEREAS, the members desire that the corporation shall act in full accordance with 
the rulings and regulations of the Internal Revenue Service 
 
NOW, THEREFORE, the members hereby adopt the following resolution by and on 
behalf of the BBVCC: 
 
RESOLVED, that any excess of membership income over membership expenses for 
the year ended 2026 shall be applied against the subsequent tax year member 
assessments as provided by IRS Revenue Ruling 70-604. 
 
Explanation: 
A “Yes” vote approves the election under Revenue Ruling 70-604 to “roll over” any excess 
“member income” (as defined by the IRS) from the current tax year to the next tax year. This is 
an important tax planning tool for the Association that requires approval by the membership in 
order to avoid possible dispute with the IRS in the event of a tax audit. Approval of this election 
by the members provides the Association with protection from negative tax results, and possibly 
saves the Association money that would otherwise be paid in taxes. At the advice of our CPA, 
there are no negative consequences to approving this election, but there is the possibility of 
negative consequences if it is not approved. (www.revenueruling70-604.com) 
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STATEMENTS OF CANDIDACY - Please review the statements of candidacy for the Board 
of Directors. As there were only three candidates, they will be your three new Board 
members. 

Candidate Statement – Scotty Diamond 
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Candidate Statement – Caprice Pine
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Candidate Statement – Randy Ambuehl
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2026 Financial Statements – (Unaudited) DRAFT 
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Operating and Reserve 
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Operating 



 

P a g e  23  
 

8055 Cowichan Rd 
Blaine, WA 98230 

(360)371-7744 
contactus@bbvcc.com 

bbvcc.com 

2025 Financial Statements - DRAFT 
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