THE HISTORY OF THE INSURANCE POLICIES OF THE BELLA
VISTA HOMES HOMEOWNERS ASSOCIATION (“BVHHOA”)
FROM 2023 TO 2026

1. On 3/5/2024, The Declarant handed over control to BVHHOA,
together with three effective “American Family” (“AMFAM”)
insurance policies: (i) General Liability, (ii) Directors and Officers
Liability and (iii) Property Coverage.

Each AMFAM policy was effective up to 4/15/2024.

Note that AMFAM’s Directors and Officers policy includes the
following statements (emphasis added):

RETROACTIVE DATE

THIS INSURANCE DOES NOT APPLY TO A "CLAIM" ARISING OUT OF A "WRONGFUL ACT"
WHICH OCCURS BEFORE THE

RETROACTIVE DATE, IF ANY, SHOWN BELOW.

RETROACTIVE DATE (Coverages A and B): 04-15-2013

RETROACTIVE DATE (Coverages C): 04-15-2013

PENDING OR PRIOR LITIGATION DATE

PENDING OR PRIOR DATE (Coverages A and B): 04-15-2015

PENDING OR PRIOR DATE (Coverages C): 04-15-2015

AMFAM’s Total Premium for 2023-2024: $1762

2. After Turnover on 3/5/2024, the new BVHHOA board had
forty-one (41) days to reinstate these AMFAM policies, or
purchase new insurance policies effective from 12:01 am on
4/16/2024.

Up to 3/5/2024, QPM had been BVHHOA’s management
company from August 2020: a period exceeding three and a half
years. After Turnover on 3/5/2024, QPM continued as BVHHOA'’s
management company until September 26, 2024: a period of
another six months. At Turnover on 3/5/2024, the Declarant left
BVHHOA management with QPM, who had been selected by the
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TAC, and monitored continuously by the TAC, during the four
years from January 2020 to 3/5/2024. The statements by board
members about there not being an effective HOA at Turnover,
were untruths, like the following statement a board member
made at the 1/29/2925 meeting (emphasis added):

“l am going to make a statement. | stated earlier we didn't take over an HOA. It
didn't exist. We took over Declarant who was telling you what to do using HOA money.
It was not an HOA. It was not run by homeowners. And we're getting that going and
it's taking a bit. And | just hope people come home. People are going to have to be

patient. And we are working very, very fast.”

Then again, at the 5/12/2025 meeting, the board made the
following (redacted) and (emphasized) statement:

“Okay, then for everybody else that's on the zoom. I'm going to answer you, not
(redacted). First off, | said before we took over, there was no HOA. We have been
building this. We had no. Idea what that was. (redacted) / didn't interrupt you for the
five minutes. And | apologize for time pass, for | did. So please let me finish. Um, so
there was no HOA. It was a network coming up. What to do using HOA dues. The
board homeowners had no input. All the stuff that happened before our new HOA. And
yes, as we're moving along, there's lots of things we're learning. But the term | used
earlier is we are building the process for an HOA, and that's what we're doing. And
looking back and many of your comments, (redacted), they were saying that we failed,
but | don't like the word failure We didn't know we were doing our best. And we are
gradually pulling us together. And | will say that | want to thank the board and the
committee for all their efforts, because the rest of the community did not raise their
hand. You guys did everything else, which is armchair quarterback, but you guys are
attempting to build the HOA. So | succeed. Getting back to the board members,
everything we did was legal with them and I've given everybody copy”

The following objective facts describe BVHHOA's situation when
the new board was installed at Turnover on 3/5/2024:

1. QPM had been the management company since 2020 and
continued in thus role until 2024.

2. CLCM created a Transitional Advisory Committee (“TAC”) in
2020, four years earlier. This TAC selected QPM. A TAC is
answerable to nobody other than the State of Oregon (ORS
94.604) and a TAC must “provide for the transition from
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administrative responsibility by the declarant of the planned
community under ORS 94.600 to administrative responsibility by
the association”. The TAC failed to do this. This was not the
Declarant’s problem.

3. The Declarant left behind a working buttress on the lots that
Southridge bought on 12/7/2023. See the Carlson Geotechnical
report of 7/24/2023. The entire report and its pictures should be
read.

4. The Declarant turned over the AMFM insurance policies that still
had 41 days effectiveness remaining on them.

5. QPM continued operating as the BVHHOA management
company, and the custodian of the BVHHOA documents and
records, and did so until 2024 when CPM took over.

The preceding objective facts dispel the repeated falsehoods the
board preached from its bully pulpit on 3/5/2024 that the
Declarant handed over something that “was not an HOA”.

Long before the 3/6/2024 Turnover, QPM and the Transitional
Advisory Committee had ample time to prepare insurance for
BVHHOA effective from 4/16/2024, but they did not!

On May 1, 2024, for $2,354, QPM bought a Farmers Insurance
(“FARMERS”) policy effective from 4/30/2024 to 4/30/2025.
Why? What was wrong with AMFAM’s policy? Did AMFAM refuse
to continue their coverage with BVHHOA?

From 4/16/2024 to 4/30/2024, BVHHOA had no insurance
coverage!

FARMERS Total Premium effective to 4/30/2025: $2353

3. On 4/5/2025, For $2,353, QPM renewed the FARMERS
policies that QPM had purchased on May 1, 2024. They were: (i)
Condominium Owners Policy (ii) Preferred Community

Page 3 of 17



Association Management (iii) Cyber Liability and Data Breach.
(Coverage for Acts of Terrorism was included at no cost.)

On 1/1/2025 an expected landslide occurred on Lots 70, 72 and
73 because Southridge had removed the Declarant’s buttress
that supported Carino Lane; and so Carino Lane immediately
collapsed. On May 1, 2025, BVHHOA was very fortunate that
FARMERS reinstated BVHHOA'’s coverage up to 4/30/2026
despite the 100% avoidable damage losses on Carino Lane.

FARMERS Total Premium effective to 4/30/2026: $2353

4. On 3/26/2026, the BVHHOA board held a Special Meeting to
discuss insurance because FARMERS had refused to renew
BVHHOA’s 2025-2026 policy.

Only one insurer was willing to insure BVHHOA. The board
president stated (emphasis added): “The one thing is and the board's seen
this. Our total outlay for one year may have gone may go from twenty three hundred and
fifty dollars to eighteen thousand dollars. It's an eight hundred percent increase. So
where do we get the money? We only budget for five thousand. “ The president
was, presumably, referring to the total of expected premiums for
not only BVHHOA’s General Liability, but also for the coverage of
BVHHOA Common Property, and for the coverage of BVHHOA’s
Board Officers and BVHHOA’s established committees.

Then the president stated (emphasis added): “So the board of directors,
there's a fifteen thousand dollar deductible, and I'm gonna talk about deductibles after
this discussion, is the yearly premium is eleven thousand three hundred and seventy five

dollars”

The 3/26/2025 board meeting’s minutes state (emphasis added):
“The_General Liability policy being offered is for 1 million and a deductible of
$1000.00. This will cost us $4,934 a year. *

and:
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“Board and Officer Liability has been quoted at $11,375 per year for a 31
million dollar with a $15,000 deductible.”

POTENTIAL Total Premium 2026-2027: $11,375 + $4,934 = $16,309
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Conclusions:

The following objective facts are relevant to BVHHOA'’s history:

BVHHOA's Declarants from 2004: Shown in the sales history of
BVH 2004 that is on the Jackson County Property Online: https://

pdo.jacksoncountyor.gov/pdo/

pre 2004: Arthur R Dubs

2004: Pacific International Enterprises

Jan 2006: Excelsior Development Company

Apr 2006: Bella Vista Heights LLC

Apr 2009: Bank of the Cascades

Jul 2012: BVH USA LLC

Mar 2013: Bella Vista Homes Homeowners Association was formed and
was under the control of BVH USA LLC, the last Declarant.

NogakrwN

BVH in Medford’s Aerial Photos. The development of Bella
Vista Heights (“BVH”) can be viewed on the City of Medford’s

Aerial Photos: nttps://experience.arcgis.com/experience/abf5afe2a6904899ab16ca0014b04869

These aerial photos show the year-by-year grading of BVH, the
installation of the roads, the creation of the Utility Easements,
and the 2012, 2017 and 2025 landslides and their repairs. These
aerial photos are unquestionably objective facts.

BVH Geotechnical Documents: https://www.bvhaccess.com/landslide

The Carlson Geotechnical report of 7/24/2023 paragraph 5.2
references other authoritative geotechnical reports of Amrhein
Associates 6/8/2011 report and Shannon & Wilson of 6/11/2012.
These two reports were withheld when they were requested.
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BVHHOA’s management companies from 2015 were:

CLPM: 2015 - 12/23/2015
CLCM: 12/23/2015 - 9/1/2020
QPM: 9/2/2020 - 9/29/2024
CPM: 9/30/2024 - 9/14/2-25
AMS: 9/15/2025 - Present

BVHHOA'’s insurance premiums went from:

A.

« 2023-2024: $1,762
« 2024-2025: $2,354
« 2025-2026: $2,353
« 2026-2027: Estimate: $16,309

“Litigation in progress”. The board president stated in the
3/26/2025 meeting’s minutes (emphasis added): “BVHOA is now
identified as a high-risk organization as it relates to the Insurance industry. This is a
result of the Camino Road issue and the litigation in progress.” Regarding
litigation, ORS 94.662 states (emphasis added): “94.662 Notice to
owners of intent to commence legal proceedings; owner right to opt out;
meeting required prior to construction defect claim; meeting notices. .... (1) At
least 10 days prior to instituting any litigation or administrative proceeding to
recover damages under ORS 94.630 (1)(e)(E), the homeowners association
shall provide written notice to each affected owner of the association’s intent
to seek damages on behalf of the owner.” The board has not mailed
out a written notice to each owner, nor given any appropriate
explanation to all BVHHOA members of the nature of the
litigation, if any, involving the board: who are the litigants,
what is the nature of the case(s), etc... ?

From 3/5/2024 to 12/31/2024 the board failed to comply with
City Ordnance 10.931(6) to protect Carino Lane that
subsequently collapsed immediately after the 1/1/2025
landslide on Lots 70, 72, and 73. As Carino Lane is Common
Property land, it is an exclusion in the FARMERS insurance
policy (see: “Condominium Property” A.2.e).
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C. Barring extreme weather conditions, like those that caused
the 2012 and 2017 landslides on Lots 70, 72 and 73, the
1/1/2025 landslide in these three lots would have been
prevented if the board and the ACC, pursuant to Declaration
Articles Il and VIII, had enforced their powers and expedited
standard erosion control and slope protection methods on
Lots 70, 72 and 73. But, from 3/5/2024, the board did not
comply with several authoritative documents that define the
State, ODOT, County, and City of Medford rules that cover
steep slopes of disturbed soil; nor did the board and its
committees even comply with their fiduciary duties of
diligence, loyalty and obedience, in that, briefly:

» Obedience. The board did not obey the Oregon
Statutes and BVHHOA’s Governing Documents.
Declaration Articles Il and VIl contain mandatory rules
for landscaping in private lots. The board habitually
ignored BVHHOA’s Governing Documents, and even
discarded some Bylaws by replacing them with policies
that were illegitimately created by the board simply
voting unanimously on motions that violated Oregon
Statutes, the Declaration or the Bylaws.

« Loyalty. The sole loyalty of the BVHHOA board and its
established committees must be to BVHHOA, not to
Southridge nor to any other lot owner. In the transcript
of the 1/29/2025 meeting (timestamp 27:15), the board
demonstrated that it gave preferential treatment to
Southridge Builders; this is an act of disloyalty and a
conflict of interest. Appendix A has more evidence.

« Diligence. In April 2024, the ACC, the BVHHOA board
and QPM failed to protect BVHHOA’'s Common Property
because the board and the ACC mind-bogglingly failed
to stop Southridge from destroying the Declarant’s 2017
buttress that gave essential support to Carino Lane.
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D. Today, Carino Lane cannot be repaired until it gets essential
lateral support like the support that Carino got from the
buttress that the Declarant installed in Summer 2017 that
protected Carino Lane from collapse for the next six
winters. Southridge Builders removed this buttress in April
2024. Then from May 2024 onwards, Lots 70, 72 and 73 were
steep slopes of unprotected disturbed soil. Despite the fact
that QPM’s HOA Portal contained information in the form of
geotechnical reports with references to erosion protection
methods, the board and its Carino Committee remained
obdurately impervious to this information, and all other,
authoritative documentation that was delivered to them on
April 27, 2024. All this information described erosion
protection methods whose costs would have been
considerably less than the aggregate of all the inevitable
future costs related to the Carino Lane collapse that include
insurance, litigation, road repairs, legal fees, etc.

E. The inevitable losses, and their costs, resulting from the
January 2025 Landslide on Lots 70, 72 and 73 that triggered
the collapse of Carino Lane, and the effects of the collapse
on the property owners of 1610 and 1611 Carino Lane, were
accomplished by a group of “accomplices” who, in 2024,
either were already responsible for, or who volunteered to
direct, the oversight and governance of Lots 70, 72 and 73
and Carino Lane. The BVHHOA board minutes of the eight
board meetings that took place from 4/4/2024 to
11/20/2024 contain the names of these accomplices, None of
these minutes give any indication that, in 2024, these
accomplices ever did anything useful to protect Lots 70, 72
and 73 and Carino Lane. Instead, the 4/4/2024 minutes’
“8:05 Open discussion” is a word salad of evasive verbiage
from the accomplices. This was a foretaste of more
publications of unctuous, self-serving, half-true, stream-of-
consciousness narratives in the form of minutes, notices and
newsletters that followed in 2024, and persisted into 2025
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with a plethora of documents that attempted to cover up the
accomplices’ culpability for the epic failure of Carino Lane.
One egregious example was an attempt to blame the
Declarant [Minutes 5/30/2024 paragraph 4) m.ii ] and the
board’s claims that they followed legal and geological advice
that exonerates them from blame. [ Board’s Transcript of the
1/29/2025 Meeting]

The costs that resulted from 2024’s nine month performance
of the ineffectiveness by the accomplices will ultimately be
borne by the rank-and-file members of BVHHOA. For
example: the BVH owners in Palermo Street already
contribute to the upkeep of a fountain and an Ag Buffer that,
like Carino Lane, are away on the other side of McAndrews;
Palermo owners will soon also have to contribute even more,
and BVHHOA offers few, if any, “mutual benefits” to them.
The rest of the long-suffering BVH owners, who were better
off under the Declarant, will soon also get their own share of
these upcoming costs, in return for what?

. Extended Reporting Option. The Minutes of the 3/26/2026
meeting stated this (emphasis added): “Current Farmers
Insurance as stated will not be renewed so no claims made against
the HOA in the future that occurred during the last year of
coverage will be honored. This would have been standard if
Farmers had not refused to reinsure us. To gain this coverage, we
can purchase what is called an Extended Reporting option. This
would cost 75%(81,765) of our current policy for one year or 140%
(83294) for two years or 200% (34706). This will also be presented
and discussed at our April meeting.” The 3/26/2026 minutes do
not explain what time period the $4706 covers; maybe it is for
the last three years: i.e. all the way back to March 20237

. The Minutes of the 3/26/2026 meeting do not adequately
summarize the 3/26/2026 meeting’s extensive discussions
about acquiring more insurance coverage for the board, its
committees, and volunteers. These discussions indicated a
deep concern amongst past board members, and the
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accomplices, who were active in the governance of BVHHOA
from 3/5/2024 onwards, that they could become defendants
in litigation related to their BVHHOA activities. At the
3/36/2026 meeting, the board president stated (emphasis
added): “somebody in the association could just decide, you know
what? [ think that's unfair. I will sue the HOA and guess who goes
after us and if we're not covered .... does anybody want [ mean,
that's the word we're here to talk about....”, or words to this
effect. Who do the words “guess who goes after us” refer to?
The board and the accomplices now want Extended
Reporting Coverage (“ERC”) for any claims made and
reported against them and BVHHOA after the time the
FARMERS insurance expires on 4/30/2026 and if these
claims arise from acts or omissions occurring during the time
the FARMERS policies were effective and before the ERC is
effective. The costs for this ERC will inevitably be borne by
BVHHOA members who were never complicit in causing the
collapse of Carino Lane.

. HOA boards are notorious for their absence of accountability
to any governing authority. This situation is worsened by an
unspoken policy in some states’ weaponized legal systems
that an HOA board is presumed to act with “best business
judgement”, which means that a board director is not liable
for its decisions: https:/findhoalaw.com/palm-springs-villas-ii-hoa-v-parth/ .

Because HOA boards possess this Papal Infallibility, it would be
financial suicide for an HOA member of limited means to sue
their HOA’s board, except in the rare case where an HOA
member has a vast fund of FU money to waste on lawyers. Also,
the courts and the legal profession, by their own admission,
operate within an Omerta-like code-of-silence culture and usually
defer to HOA boards, otherwise the USA would soon be
swamped by a tidal wave of lawsuits from disgruntled rank-and-
file HOA members.
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The last thing that BVHHOA needs right now is more expensive
litigation, either from a disgruntled member, or by the board suing
the now long-gone Canadian Declarant (i.e. BVH USA LLC).

The activities of the board and its committees are documented in
the 2024 board meetings’ minutes. These meeting minutes
display a distressing pattern of nuanced behaviors that include:

Blaming the “Declarant” (which one?) for the loss of Carino Lane.
Avoiding detailed examination of authoritative geotechnical evidence
A preference for talking garrulously instead of examining evidence
Rejecting standard methods of erosion control on soil slopes
Displaying cringeworthy self-congratulatory and groupthink behavior
Rejecting advice from authoritative sources

Treating dialogue and alternative viewpoints as “negative behavior”.
Suppressing dialog by dictatorial interruption

These are not appropriate to the governance of a “mutual
benefit” corporation.

It is obvious from the board’s recent statements that BVHHOA
has now engaged in litigation relating to the collapse of Carino
Lane, even though the BVHHOA board has not complied with
ORS 94.662’s requirement to provide written notice to each
BVHHOA owner. This notice, among other statutory
requirements, includes the following warning:

WARNING:

If the board decides to proceed with the proposed litigation or administrative proceeding, your ability to sell your
lot in this planned community may be limited while the litigation or proceeding is pending.

If you have opinions or information that you wish the board to consider in making its decision, you are advised
to contact the board promptly.

Historical records show that US courts are biased in favor of an
HOA’s’ board when an HOA member seeks a legal remedy for a
perceived wrong.

The BVHHOA board now plans to double-down and strengthen
its insurance protection for board members, committees and
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volunteers by spreading the additional exorbitant insurance costs
over the entire BVHHOA membership.

Then BVHHOA’s board members, committees and volunteers will
possess iron-clad defenses that will allow them to continue
mismanaging BVHHOA with impunity, in perpetuity, secure in
their knowledge that they and the board are generously insured
by policies paid from owners’ increased assessments.
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EPILOGUE

Once upon a time, HOAs were described as “self governing”
communities. Today this is a ludicrous concept.

Nowadays, the only parties who profit from an HOA are the HOA
Managers, the HOA Lawyers, the HOA Insurance companies, the
HOA Accountants, the fake HOA “Reserve Study Specialists”,
and legions of HOA Industry affiliated vendors.

From 10,000 HOAs in 1970, to 370,000 HOAs today with 77
million residents (23% of US Population) it is fair to question why
this skyrocketing increase has occured.

This increase was a well-managed, deliberately social-
engineering scheme, that was cunningly promoted by a political
class and fulfilled by the CAl.

In the 1950’s and 1960’s in the USA, records show that it was
possible for a working man and woman to buy a house and raise
a family unencumbered by an HOA. For many young couples
today the “American Dream” is unattainable: the US president
and vice-president admit this.

HOAs have contributed to the erosion of the “American Dream”.

When 57% of HOA residents are “dissatisfied” it’s time to rethink

HOAS: https://www.rocketmortgage.com/learn/assessing-the-association

https://www.wsj.com/economy/housing/housing-affordability-hoa-fees-d02902af

But the CAl and the HOA Industry will fight to keep the status quo,
even though a recent news article suggested that homes that are not
in an HOA are now worth more than new HOA homes. Ask yourself
this: would your home be worth more, and sell quicker, if it was
notin BVHHOA, and not tangled up in litigation?
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APPENDIX A - “LOYALTY”?

A preponderance of verbal evidence shows that, from 3/5/2024
and beyond, the BVHHOA board showed allegiance to
Southridge and ignored, or denied, the unmistakably clear
evidence of the subsidence within Southridge’s property that,
after Southridge’s unauthorized destruction of the Declarant’s
buttress in April 2024, posed a predictably imminent threat to
Carino Lane; then, in January 2025, the unprotected Lots 70, 72
and 73 had a landslide that triggered the collapse of Carino Lane.

The board minutes of the 4/4/2024 at the 7:25 timestamp state
(emphasis added): “1) Carino lane was discussed. Too much information
to add to minutes and a special committee needed to be formed. Motion
made, seconded, and passed unanimously to form committee. a. Dana
Henderson & Bruce Nelson volunteered to be on the committee. Craig

Hansen will represent the board.”

The board proceeded to “represent” Southridge, not BVHHOA.

Extract from the 1/29/2025 Board Meeting transcript produced
by the board and CPM (now not published on any portal), after

the 1/1/2025 landslide on Southridge’s lots (emphasis added):

“Okay. So the library know Michael and Rebecca Southridge had
contacted us three, four weeks ago, and I did sit down with Michael, and
they were starting to try and come up with ideas for their property.

Okay, everybody needs to realize this is their property. It's not our
profit. All right, there's lots of things we can't do. As an HOA, we can

tell you what color to paint your fence. There's a lot of the things we
can't do. So they they approached a geotech firm out of Tigard, and the

company came down, they made some recommendations at moving their
hillside and changing the slope. All right, our geologist, Robin Warren,
okay, differs on what is being done, but it's their property, and so they
have started trying to mitigate from their their perspective and that of
Their geotech companies, SFA designs out of Tiger. So that's what's
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going on right at the moment,_ and that's something they're doing that is
not anything the HOA

<INTERRUPTION>

So we've had an attorney involved for quite a while, Paul, Laura and 1
have been working on this for months, trying to lay the ground. And
our attorney has sent them a letter and has and if somebody wants, I will
read the letter, but they set it up that the HOA is not liable for anything
they are doing.”

BVHHOA's Declaration’s Article Il and Article VIII give the
BVHHOA board the power to intervene and stop a homeowner
from performing activities in the homeowner’s private property
that will endanger a neighboring lot or the Common Property.

The BVHHOA board, the ACC, the “Carino Lane Committee”,
and several “volunteers” individually and collectively failed to
enforce their responsibilities and stop Southridge from removing
the Declarant-installed buttress in April 2024; and then they failed
to make Southridge protect Lots 70, 72 and 73 from land-sliding.

Extracts from the 6/26/2025 Board Meeting for which no minutes
were published:

Extract 1: The board stated something to this effect (emphasis
added):

“Engineering fees, I'm guessing 20 to $30,000 for engineering, um, uh,
their permit fees. Okay. Um, we, uh, and I'll talk about a mr. here in a
second. And along with the Vista, I have torn down a number of
$200,000. I wasn't that far off with a Vista engineering permit and what
they think per carino. I think that's about what that amount would be. It
has nothing to do with Southridge, which is private property. So the $3
million for people that are panicked. That was just Chris's number that
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he threw up. We see no indication. And the HOA is trying not to pay
anything. I just want I think people need to know that that purpose
statement. Okay.”

and then:

Extract 2: The board later stated something to this effect
(emphasis added):

“I mentioned that, uh, because of, uh, steep majors and another
company, they actually put together an estimate, which we needed. Um,

what? People remember that Southridge property is private property.
Okay. People are not to go walking on it. But guess what? Solve this

problem. We can't walk on it. And Dave Matthews, their contention is the
HOA has to take care of it. It's the way I'm reading it. And then we have
to go and get the money back from Southbridge.”

Before the January 2025 landslides on Lots 70, 72 and 73 that
triggered the collapse of Carino Lane, Avista’s gas lines were
buried in the Public Utility Easement (“PUE”) in the horizontal
bench that is within the eastern boundaries of Lots 75, 74, 73 and
part of 72; then the Avista gas lines veered left out of the PUE and
went under Carino Lane before finally going into Lots 71 and 85.

The section of the PUE in Lots 70, 72 and 73 displayed
considerable subsidence and tension cracking long before
January 2025 when the PUE collapsed, after the landslide within
the slopes of Lots 70, 72 and 73. This broke the Avista gas lines
in the PUE and then took Carino Lane down. Southridge failed to
protect the Avista gas line in the PUE within Southridge’s property.
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