The Estates Homeowners





March 28, 2014

Crystal Ridge Subdivision 

Puyallup, WA  98372

Re: Roofing Material in The Estates
Dear Homeowner,
The letter is to inform you of important decisions recently made by the Architectural Control Committee (the ”ACC”) of the Crystal Rider Homeowners’ Association that impact the types of roof material that may be installed on homes in The Estates.

The Declaration of Covenants Codes and Restrictions of the Crystal Ridge Homeowners’ Association of Puyallup, Washington as amended (the “CCRs”) permit only installation of tile, Woodruff and cedar shake roofing on homes in The Estates.  While composition roofing is permitted in some portions of the properties covered by the CCRs, the CCRs prohibit composition roofing in the Estates.  See CCRs, Article XIII, Section 1 (as amended in Section 26 of the First Amendment) (“In ‘The Estates,[’] composition style roofing is still not allowed.”).
The ACC and Board of Directors (the “Board”) has received requests from homeowners in The Estates to allow installation of alternative roofing material specifically composition style.
Subsequent to such requests, the Board notified homeowners in The Estates in the December 2013 newsletter (see http://crystalridgehoa.org/01-Minutes.htm) that it would take this matter under consideration and in fact include to allow installation of composition roofing on homes in The Estates.  This topic was further discussed during the annual meeting.  Comments by homeowners in The Estates were favorable to such change. 

Several homeowners circulated a petition in February and March of 2014 among the homeowners in The Estates that sought the concurrence to allow installation composition roofing in The Estates.  The result of the survey was that more than 90% of the homeowners approved of allowing installation of composition roofing as an alternative to cedar shake and tile.  
The Board began to research methods to reconcile the requirements of the CCRs to the desire of the homeowners based in the results of the survey/petition.

The CCRs permit an amendment process that requires 75% approval of all 300 lot owners in Crystal Ridge.  There is no provision that allows such vote to be limited to just lot owners in The Estates.  The Board did not pursue an amendment process to resolve the homeowner’s petition because of low participation rate experienced in a previous attempt at amendment on a separate issue.  The Board pursued a “variation” process described below to resolve the current petition while continuing to discuss the feasibility of amending the CCR.    
The Board reviewed another option for approving composition roofing—which has been used in the past— and is the “variation” process described in Article XV of the CCRs.  Under this section, the community’s Architectural Control Committee (the “Committee”) has the authority to approve “plans and specifications which do not conform” to the CCRs’ restrictions so long as the following factors are present:

1. The CCRs’ stated purpose for the Committee’s allowance of “variations” is to “(1) overcome practical difficulties or (2) prevent undue hardship from being imposed on an Owner as a result of applying these restrictions.”  See Article XV (emphasis provided). 

2. The Committee may approve a variation “only . . . in the event that the variation will not (1) detrimentally impact on the overall appearance of the development, (2) impair the attractive development of the subdivision or (3) adversely affect the character of nearby Lots.”  See id.  
3. A variation may only be granted “if the Committee determines that the variation would further the purposes and intent of these restrictions [the CCRs].” See id.  
4. Finally, the CCRs provide that “variations shall only be granted in extraordinary circumstances.”  See id.  
Based on review of this alternative the Board directed the ACC to accept Mod requests from homeowners in The Estates and to the extent such requests met the criteria outlined above and the homeowners were otherwise in compliance with the CCRs the ACC could approve installation of composition roofing in The Estates.  
The Board provided additional guidance to the ACC that the composition roof material was to meet the highest quality standards and provide “street appeal” and aesthetic qualities that are consistent with the surrounding neighborhood and is protective of the value of other properties in The Estates.

Furthermore, while the ACC has the authority to review each variation request on its own merits, it is incumbent on each homeowner to demonstrate why their proposed variation should be approved consistent with the above factors. 
The Board and ACC believe that this process will protect the quality of the homes in The Estates and address the needs of the homeowners when it becomes necessary to replace their cedar shake roofing.
Sincerely, 

Mark Crawford
President






Crystal Ridge Homeowners’ Association

P.O. Box 36

Puyallup, WA 98371-0004


