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Market Square Condominium Association 

2022 Annual Meeting Minutes 

Thursday, February 3, 2022, 10:00AM MT 

Via Zoom.us 
 

 

MEMBERS PRESENT VIA VIDEO CONFERENCE CALL: Verplank (Unit 102), 

Wolfe (Unit 103), Savage (Unit 106), Levy (Unit 107), Benge (Unit 108), Brazil (Unit 

201), Gonzalez (Unit 202), Newton (Unit 204), Sommers (Unit 208), Hynes (Unit 209), 

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

 

COMMERCIAL BOARD MEMBERS PRESENT VIA VIDEO CONFERENCE CALL: 

Erin Jarvis, Donald Carlin and Dan Lipson 

 

MEMBERS REPRESENTED BY PROXY:  Wenzel (Unit 303) and Gordon (Unit 304) 

 

ALSO PRESENT VIA VIDEO CONFERENCE CALL: Dan McNeill, Managing Agent, 

Dave Zippie, CPA, Rocco Cancelli (PEI Colorado), Jim Harper (PSI) and Sara Thurston 

McNeill, Secretary to the Meeting 

 

 

I. Roll Call. With 14 of 26 residential units either present via Zoom or represented 

by proxy and all three of the Commercial Board Members present via Zoom, 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 2021 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 2021 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 2020-2021 fiscal year end (as of September 30, 2021) financial reports with 

the membership.  According to the Balance Sheet, the association ended the fiscal 
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year with $1,482,737 in total assets, liabilities and equity, including $43,924 cash 

in the checking account, $1,342,711 in the reserve account with USB Financial, 

$34,091 in accounts receivable (now fully paid) and $62,011 in prepaid expenses 

(including insurance and elevator maintenance).    

 

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

surplus of $5487 in the Operating Account, based upon total annual budgeted 

expenses of $800,155.  Dave reviewed each expense category with the 

membership.  The biggest savings were achieved in the line items of Repair & 

Maintenance Labor and Landscaping.  Overages were experienced in Legal Fees, 

Common Area Cleaning, Common Area Heat and Painting. 

 

The association began the 2020-2021 Fiscal Year with a balance of $1,205,468 in 

the Maintenance Reserve Capital Account.  $103,690 was added from the 2019-

20 fiscal year-end net operating surpluses from the various entities. Funding 

totaled $210,343, and $214 in interest was earned.  Capital Expenses totaled 

$141,430 and included the updating of the professional reserve study, replacement 

of residential corridor carpeting, snowmelt system upgrades, boiler work, 

continued replacement of cast iron waste pipes (and some related leak mitigation 

and repairs), elevator upgrades, exterior painting, and the replacement of some 

gutters and heat tape.  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 $1,378,825. 

 

Dave then reviewed the 2021-2022 fiscal year Residential Operating Budget with 

the membership, indicating that there is no dues increase for the current fiscal 

year. Total Annual Operating Assessments are $800,155 and total Annual Reserve 

Assessments are $210,348.   

 

Dave reviewed the current financials (November 30, 2021) with those present at 

the meeting, representing the first two months of the current fiscal year.  Assets, 

liabilities and equity totals $1,569,249. The Residential entity is currently running 

a net deficit of $5778 in the operating account.  The balance in the Maintenance 

Reserve Capital Account is $1,378,393 

 

Management compiled and distributed a Budget Explanation Sheet that details the 

components of each line item in the Operating Budget. 
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IV. Manager’s Report.  Dan re-capped the highlights of Dave Abney’s bi-weekly 

maintenance reports noting the following: 

 

• The annual inspection fire alarm / fire sprinkler system was conducted in 

November 2020.  Systems Group also inspected all backflow devices.   

• Failed cast iron pipe required replacement and interior repairs were made to 

Units 101, 104, 206 and 306. 

• The loading dock exhaust system had new carbon filters installed and the 

entire system was serviced. 

• AMS tested the residential snowmelt system just before ski season. 

• Vail Resorts repaired the bottom steps of the staircase from the garage to the 

street level and Avalanche touched up the paint when work was complete. 

• Elevator doors, lobbies and common corridors received touch up paint, as 

needed. 

• Xcel Energy installed new regulators, meters and replaced all old equipment 

with new in the main gas pad area. 

• A recirculation pump and motor had to be replaced after a “no hot water” 

report last December. 

• SteamMaster cleaned all residential carpeting at the beginning of the ski 

season. 

• The snowmelt actuator motor for the plaza (Zone 5) was replaced. 

• Otis rebuilt the door closer operator for Elevator #2. 

• After ski season, management conducted the preventative maintenance on all 

mechanical equipment, conducted required fire sprinkler repairs, touched up 

paint throughout the building, conducted roof and gutter inspections and 

followed up with required repairs, painted the upper-level fascia and trim, 

cleaned dryer vents and replaced all bulbs in exterior light fixtures with new 

LED bulbs 

• Remediation and restoration work occurred in Unit 105. 

• More cast iron pipe was removed and replaced between Units 104 and 204 

when a leak was detected in the common corridor in front of Unit 104. 

• We continue to work with Otis and PEI to keep all elevators operational. 

 

Dan forwarded the notice of the upcoming facelift project for the Village Hall 

building to the membership.  Construction is slated to begin when the ski lifts 

close and continue throughout the fall and summer months.  There will be some 

disruptions and noise associated with this large-scale project, located across the 

plaza from Market Square.  He noted that this project is needed as Village Hall is 

the oldest building in Beaver Creek at this point. 
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Management distributed an insurance information sheet to all the owners prior to 

the meeting.  The association’s policy is with Mountain West Insurance and 

coverage includes guaranteed building replacement and ordinance, general 

liability, director and officer liability and fidelity and crime.  Owners are 

responsible to insure the “walls in” of their including any upgrades to developer 

installed finishes, furnishings and personal possessions.  He recommended that 

every owner review their coverage with their personal insurance agent to ensure 

that there are no gaps in coverage.  Owners that rent on a short-term basis should 

have adequate liability insurance and all owners should also have a loss 

assessment rider in the event that they need to cover a deductible payment on a 

claim ($5000 per insurable event on the association’s policy) or suffer loss of use 

due to damages.   

 

Management also distributed the Risk Management Checklist to all owners.  It is 

sent out each fall and is posted 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 

interior unit checks two times per month.  Each owner is given a detailed written 

report of each inspection. 

 

Management distributed an updated Contact List to all owners.  The List contains 

the information for the management office staff, Dave Abney (Maintenance 

Manager), Dave Zippie (Accountant) as well as the website information: 

premier.mcneillproperties.com. 

 

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.  The next large-scale capital projects facing 

the association are elevator component upgrades (i.e., modernization) and the 

replacement or lining of the remaining of the cast iron piping. 

 

Dan introduced Rocco Cancelli of PEI Colorado (elevator consultant) to the 

membership.  Rocco oversees the maintenance work conducted by Otis per their 

contract.  He explained that there is currently a security issue with Elevator #3 
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due to a component failure.  The replacement part is on order and should be 

installed next week.  This elevator services only the two fourth floor residential 

units. 

 

The next phase of work targeted is the replacement of the door operator (with new 

equipment) on Elevator #2.  This will occur at the end of the ski season.  In the 

meantime, he has implemented a robust maintenance schedule with Otis to keep 

this elevator in operation.  That is the last major component of the current 

modernization schedule.  More work is targeted in three to five years. 

 

He reported that the contract with Otis expires on June 30, 2022.  He will work to 

renegotiate a favorable contract on behalf of the owners at Market Square.  It was 

duly noted that Otis has proprietary access to many of the parts required for the 

elevators, but Peak, Thyssen-Krupp and Irvin are some other options for 

maintenance providers. 

 

Rocco concluded his report and fielded a few questions and comments.  The 

membership thanked him for his presentation, and he excused himself from the 

meeting. 

 

Dan then introduced Jim Harper of PSI, the local plumbing contractor who has 

been working to replace the failing cast iron waste lines in the building.  He 

explained that the problems being experienced at Market Square are similar to 

those in many other buildings in Beaver Creek of a similar age.  Solutions include 

the replacement of the pipes with PVC (very intrusive to interior finishes), regular 

jetting of the lines and the spraying of a lining inside the pipes.  He explained that 

the last option will only work if the piping is in fairly good condition; cracks 

longer than one inch in length cannot be treated with the spray lining effectively. 

 

Dan commented that all of the horizontal cast iron waste lines above the 

commercial level of the building have been replaced with PVC; he estimated that 

about 30% of the lines in the building have been replaced so far. 

 

Jim fielded some questions and comments. The problems related to cast iron 

waste lines cannot be part of a construction defect claim at this point because the 

issue is beyond the statute of limitations (seven years after the date of certificate 

of occupancy in Colorado).  The membership thanked him for his presentation, 

and he excused himself from the meeting. 

 



 

6 

 

Dan concluded his report by explaining that management has been cyclically 

replacing the various elements of the roof to avoid complete roof replacement in 

one year.  The same approach is being taken with exterior painting.  Dan 

explained that if management needs to rent a lift to repair elements of the roof, the 

higher portions of siding and trim are painted at the same time to achieve some 

savings. 

 

 

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

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

and 3 commercial members (currently Erin Jarvis, Daniel Lipson and Donald 

Carlin).   

 

Mike, Albert and Robin all offered to serve another one-year term each. David is 

not seeking re-election.  Steve Savage has offered to serve.  Additional 

nominations were sought from the floor; none were forthcoming. There was a 

MOTION: TO RE-ELECT MIKE BENGE, ALBERT RODITI AND ROBIN 

SOMMERS AND TO ELECT STEVE SAVAGE TO THE BOARD.  The motion 

was duly seconded and carried unanimously. 

 

The membership and management extended their sincere thanks to David Levy 

for his many years of service on the Board. 

 

Erin Jarvis, Daniel Lipson and Donald Carlin will comprise the 2022 Commercial 

Board.  

 

 

VI. Other Business.  One owner asked whether the Vilar Center has any plans for an 

expansion into the parking area on the north side of their front entry.  Chris Hynes 

offered to do some research on the topic, but no one at the meeting had heard of 

any plans to do so. 

 

  

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

the Annual Meeting adjourned at approximately 11:10AM. 

 

 

Respectfully submitted, 

 

___________________ 

Secretary to the Meeting 


