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Market Square Condominium Association 

2020 Annual Meeting Minutes 

Friday, January 24, 2020, 10:00AM MT 

Elkhorn Lodge and Via Conference Call 
 

 

MEMBERS PRESENT IN PERSON: Verplank (Unit 102), Benge (Unit 108), Hynes 

(Unit 209), Roditi (Unit 302), Richardson (Unit 401)  

 

MEMBERS PRESENT VIA CONFERENCE CALL: Sawyer (Unit 105), Sommers (Unit 

106 and 208), Brazil (Unit 201) and Haddock (Unit 308) 

 

COMMERCIAL BOARD MEMBERS PRESENT IN PERSON: Erin Jarvis, Brian 

Burgess and Mike Friery 

 

MEMBERS REPRESENTED BY PROXY:  Wolfe (Unit 103), Levy (Unit 107), 

Westbury (Unit 205), Wenzel (Unit 303) and Gordon (Unit 304)  

 

ALSO PRESENT IN PERSON: Dan McNeill, Managing Agent, Dave Zippie, CPA and 

Sara Thurston McNeill, Secretary to the Meeting 

 

ALSO PRESENT VIA CONFERENCE CALL: Haney Lancaster of Elevator Consulting 

and Design 

 

 

I. Roll Call. With 15 of 26 residential units represented in person, via conference 

call or by proxy and 100% of the Commercial Board Members present in 

person, a quorum was established (at least 25% of residential owners and 25% 

of commercial representatives must be present or represented by proxy to 

establish a quorum).   Dan McNeill called the meeting to order shortly after 

10:00AM and certified the proxies.  Each attendee took turns introducing 

themselves to the membership. 

 

 

II. Review and Approval of the Minutes of the 2019 Annual Meeting. These 

minutes were previously distributed to all owners and posted on the website 

(premier.mcneillproperties.com).  There being no further changes, there was a 

MOTION: TO APPROVE THE 2019 ANNUAL MEETING MINUTES OF 

THE MARKET SQUARE CONDOMINIUM ASSOCIATION AS 

PRESENTED.  The motion was seconded and carried unanimously. 

 

 

III. Financial Review.  Dave Zippie, CPA for the association prepared and 

reviewed the 2018-2019 fiscal year end (as of September 30, 2019) financial 

reports with the membership.  According to the Balance Sheet, the association 

ended the fiscal year with $1,172,673 in total assets, liabilities and equity, 
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including $155,574 cash in the checking account, $1,059,463 in the reserve 

account with USB Financial, <$85,360> in accounts receivable (representing 

prepaid dues) and $42,986 in prepaid expenses.    

 

The Income Statement reveals that the association ended the fiscal year with a 

net deficit of $29,876 in the Operating Account, based upon total annual 

budgeted expenses of $772,157.  Overages were experienced in the line items 

of Common Area Heat, Common Area Electric and Snow Removal.  The 

biggest savings were achieved in the line items of Water & Sewer, Repair & 

Maintenance, Repair & Maintenance Labor, Roof Repair and Ice Rink Chiller 

Equipment. 

 

The association began the 2018-2019 Fiscal Year with a balance of $846,750 

in the Maintenance Reserve Capital Account.  Funding totaled $210,343, and 

$14,413 in interest was earned.  Capital Expenses totaled $71,618 and 

included the updating of the professional reserve study, fire / life / safety 

system upgrades, the deductible on an insurance claim for Tuscanini 

(Restaurant-only expense), expenses related to a leak, replacement of some 

cast iron sewer pipe, new gutters, elevator work, exterior painting, two new 

drinking fountains (Commercial and Beaver Creek Resort Company), and 

boiler work.  Capital expenses are paid by each entity according to the 

General Common Element splits outlined in the Declaration.  The ending 

balance in the Maintenance Reserve Capital Account was $1,075,033. 

 

Dave then reviewed the 2019-2020 fiscal year Residential Operating Budget 

with the membership, indicating that there will be no dues increase. Total 

Annual Operating Assessments are $800,155 and total Annual Reserve 

Assessments are $210,348.   

 

Dave reviewed the current financials with those present at the meeting, 

representing the first quarter of the current fiscal year.  Assets, liabilities and 

equity totals $1,237,785.  The Residential entity is currently running a net 

deficit of $17,003 in the operating account.  This compares to a budgeted 

deficit three months into the fiscal year; therefore, the association is $13,481 

ahead of budgeted operating expenses.  The balance in the Maintenance 

Reserve Capital Account is $1,124,860. 

 

Management compiled and distributed a Budget Explanation Sheet that details 

the components of each line item in the Operating Budget, and a Dues 

Comparison that compares the residential assessments at Market Square with 

other, similar associations in Beaver Creek. 

 

 

IV. Manager’s Report.  Dan re-capped the highlights of Dave Abney’s bi-weekly 

maintenance reports noting the following: 
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• AMS addressed some boiler repairs in March that included a new motor, 

blower fan and “squirrel cage” 

• Comcast completed some repairs to the cable TV service in the building in 

March 

• In April, the residential corridor heat system was shut down so that all filters 

could be changed, ducts and motors cleaned and serviced 

• During the first week of April preventative maintenance on all the pumps and 

motors in the boiler room was completed.  This included checking and 

replacing couplings, articulating all valves, tightening electrical connections, 

greasing all zerks and cleaning dust from the motors. 

• All common cabinet heaters have had filters changed, motors cleaned and 

were powered off at the end of ski season 

• Preventative maintenance was completed on the loading dock at the end of 

April 

• The elevator doors and lobby walls were painted at the end of April 

• All residential common corridor carpets were cleaned by Workforce Solutions 

in May, along with the cleaning of all stone in elevators and lobbies 

• The residential and common corridor walls, doors and stair railings received 

touch-up paint in May 

• Power washing of the mall level of the building and all exterior stone and 

concrete was done at the beginning of June 

• Roof inspections (and any needed repairs) were done in May, and gutter 

repairs were completed on the part of the building over Avondale Lane in 

June 

• There was a leak into the bathroom of Unit #106 from a section of 

compromised cast iron pipe.  PSI removed the pipe and replaced it with PVC.  

Drywall and paint repairs followed. 

• About 200 gallons of glycol were added to the Vilar chiller system loop.  We 

continue to monitor this system for proper operation. 

• New drinking fountains and electrical outlets were installed on the mall level 

in July 

• The raw water filters in the chiller room were cleaned in July 

• A light fixture and stone column damaged by a bus near the entry to the Vilar 

Center was repaired.  A Beaver Creek bus subsequently damaged another light 

fixture in the same area, and it too has been replaced. 

• All roof repairs, gutter pan clean-outs, and the cleaning of downspouts and 

roof drains were completed in August 

• All heat tape runs have been checked and secured 

• We completed some touch up painting on the exterior wood areas accessible 

from the roof while conducting roof repairs in August 

• We recently conducted a “smoke test” of the plumbing lines in Unit #401 and 

determined that some sewer gases were leaking out through the base of the 

toilets.   
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• A possible solution to the continuing deterioration of the cast iron sewer lines 

would be to line the pipes.  It is expensive, however, at a cost of $22 per linear 

foot. 

• We had to shovel the roofs three times last winter.  We are trying to be very 

proactive with snow removal and ice mitigation. 

 

Dan then reviewed the Reserve Study with the membership.  The Study 

identifies all of the common elements of the association, estimates a useful 

remaining life for each element and its cost for replacement.  The Board and 

management use the Reserve Study as a tool to budget and plan for capital 

projects.  A separate spreadsheet has been compiled for all of the different 11 

entities and then ties into the Master Association spreadsheet.  Capital projects 

under consideration for 2019-2020 include residential hallway carpet 

replacement and elevator work. 

 

Management has been cyclically replacing the various elements of the roof to 

avoid complete roof replacement in one year.  Balcony railings are currently 

slated to be replaced in 2020-21 and a comprehensive painting project 

(including replacement of any damaged wood siding and trim) is planned for 

the 2022-23 fiscal year. 

 

Dan gave those present a brief history regarding cost sharing at Market Square 

for the various general common element expenses.  Dan is meeting with an 

insurance appraiser next week to ensure that the association is adequately 

covered for building replacement costs.  The appraiser will review the cost 

sharing agreement in place to determine that each entity is contribution 

according to this legal document.  There may need to be some reconciliation 

between the entities for how insurance premium costs have been allocated. 

 

Dan distributed an Insurance Claims Procedure Sheet to all present.  All 

insurance claims must go through management and owners must carry 

individual condo owners insurance to cover contents, personal possessions 

and UPGRADES to developer-installed finishes (including, but not limited to 

granite counters, wood floors, faux painting, etc.).  All owners should have 

their insurance carrier contact the association’s insurance carrier (Assured 

Partners) to ensure that there are no gaps in coverage.  Dan recommended that 

all owners inquire about adding a Loss Assessment Coverage (to pay for an 

insurance deductible or loss of use) to their policy. 

 

Management also prepared an updated Risk Management Checklist and 

posted it on the website).  Dan asked that everyone follow the suggestions in 

the Checklist in order to minimize potential damages.  There are also 

guidelines in the Checklist for energy and water conservation and information 

about the carbon monoxide detectors laws in Colorado.  All owners are 

encouraged to contact management for assistance in the implementation of the 

suggestions and safety points. The management fee at Market Square includes 
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interior unit checks two times per month.  Each owner is given a detailed 

written report of each inspection. 

 

At this point in the meeting Haney Lancaster joined via conference call to re-

cap recent issues with the proper functioning of Elevator #3.  Mr. Lancaster 

explained that he is a certified elevator inspector and consultant and was hired 

by management to identify deficiencies with the building’s elevators.  

Elevator #3 stopped working during the recent holiday period and it took the 

maintenance contractor (Otis) over two weeks to get it back up and running.  

Mr. Lancaster reported that Elevator #1 and #3 should be modernized within 

approximately one year.  Both of these are traction elevators that operate at 

high speed.  The members then asked several questions, including: 

 

Would proper maintenance of Elevator #3 have prevented its recent failure?  

Probably not, given that it is reaching the end of its expected useful life. 

 

Is there any proactive protocol that the association should take to make sure 

this problem doesn’t reoccur?  Otis could have stocked a replacement drive, 

but they typically don’t like to incur this type of expense. 

 

Finally, Mr. Lancaster indicated that the cost this repair should be covered by 

the regular maintenance contract with Otis.  The membership thanked him for 

his report, and he excused himself from the meeting. 

 

 

V. Board Member Elections:  The current Board consists of four Residential 

members (currently Mike Benge, David Levy, Albert Roditi and Robin 

Sommers) and 3 commercial members (currently Brian Burgess, Mike Friery 

and Erin Jarvis).   

 

The current members Residential Board of Directors all offered to serve 

another one-year term each.  Additional nominations were sought from the 

floor; none were forthcoming. The current Board was re-elected by 

acclimation.   

 

The current Commercial Board members of Brian Burgess, Erin Jarvis and 

Mike Friery all agreed to serve another one-year term each. 

 

Mike Benge thanked all of the owners present and on the phone for their 

attendance today, noting that it was a great to see such high participation.  He 

noted that there would be a short Board Meeting following the Annual 

Meeting to elect officers. 

 

 

VI. Other Business.  Alberto Roditi offered to investigate the cost of the natural 

gas “futures” to try and save the association money on the Common Area 
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Heat expense in the operating budget.  Dan will forward the contract with 

Centerpoint Energy to him for reference. 

 

Mr. Verplank suggested that the residential entity request that Comcast 

upgrade its equipment in each unit to current standards. 

 

Lenny Sawyer then reported to the Board on recent Villa Montane Parking 

Garage Association activities.  Lenny is the Market Square representative on 

the VMPG Board of Directors.  Lenny explained that this entity has hired both 

legal counsel (to advise the Board of Directors on who pays for repairs and 

maintenance) and a construction specialist (to identify the source of several 

leaks through the roof of the garage).   The source of the leaks seems to be 

coming from various planters around the garage and possibly from the pool 

and hot tubs located at the Hyatt Mountain Lodge.  He noted that the VMPG 

most likely has adequate reserves to deal with the leaking planter boxes. 

 

  

VII. Adjournment.  There being no further business to come before the 

membership, the Annual Meeting adjourned at approximately 12:00PM. 

 

 

 

Respectfully submitted, 

 

 

___________________ 

Secretary to the Meeting 


