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Elk Track Townhouse Association 

Annual Meeting Minutes 

Saturday, February 5, 2022, at 3:00PM MT 

The Osprey and Via Conference Call 

 

MEMBERS PRESENT IN PERSON: Zeschin (Unit #2), Irvin (Unit #3), Aronow (Unit #4) and 

Dolphin (Unit #6) 

 

MEMBERS PRESENT VIA CONFERENCE CALL: Reuter (Unit #1), Hansen (Unit #12) and 

Blakeslee (Unit #13) 

 

MEMBERS REPRESENTED BY PROXY: Rowe (Unit #7), Hauck (Unit #8), Page (Unit #9) and 

Halpern (Unit #10) 

  

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

Wallace, Legal Counsel and Sara Thurston McNeill, Secretary to the Meeting 

 

 

I. Roll Call.  With 11 of 13 units (or 84.6% of the membership) either present in person or 

by telephone or represented by proxy, a quorum was established.  According to the Bylaws, 

at least 30% of owners must be present or represented by proxy in order to establish a 

quorum.  Dan called the meeting to order shortly after 3:00PM and certified the proxies. 

All present at the meeting took turns introducing themselves to the membership, indicating 

the number of their unit and when they purchased their home. 

 

II. Review and Approval of 2021 Annual Meeting Minutes.  These minutes were previously 

distributed to all owners for review and posted to the website: 

premier.mcneillproperties.com.  There being no proposed changes, there was a MOTION: 

TO APPROVE THE MINUTES OF THE 2021 ELK TRACK TOWNHOUSE 

CONDOMINIUM ASSOCIATION ANNUAL MEETING AS PRESENTED. The motion 

was duly seconded and passed unanimously. 

 

III. Financial Review.  Dave Zippie prepared the 2021 year-end (as of December 31, 2021) 

financial reports and presented them to the membership.  According to the Balance Sheet, 

the association currently has $27,022 in total assets, liabilities and equity, including 

$11,602 in prepaid insurance premiums and $11,720 cash in the bank. Accounts receivable 

was $3700 (now fully paid). 

 

The Income Statement reveals that last year, the association collected $270,402 in total 

revenue, including $192,401 in regular dues and $78,000 in special assessments. 2021 
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operating expenses totaled $194,243. This compares to budgeted expenses of $192,401. 

Therefore, the association ended the year with a net deficit of $1,842. Savings were 

achieved in the line items Building Maintenance, Fire Alarm System, Snow Loader, Snow 

Roof and Recreation Fee.  Overages were experienced in the line items of Holiday Lights, 

Irrigation Water, Snow Shoveling, Legal Fees and Insurance. 

 

The year beginning balance in the Capital Reserve Fund was $6713. $13,061 was added 

from the 2020 year-end net operating surplus and $78,000 was added from the special 

assessment. 2021 Capital Expenses totaled $112,011 and included $32,666 for the sealant 

/ staining project, $13,303 for a tree removal project, $6670 for new plantings, $3000 for a 

sewer line repair, $2200 to increase low pressure to the fire sprinkler system, $1560 to 

clean dryer vents, $3792 for a backflow prevention valve on the irrigation system, $7625 

for a new curb-stop valve, $2971 for the window trim project, $35,965 for a comprehensive 

alarm system project (including new combination smoke / CO detectors in all of the units 

and a new alarm panel for the complex), $263 to professionally update the Reserve Study 

and $1996 for new LED holiday lights.  The 2021 year-ending balance in the Capital 

Reserve Fund was <$14,236.>  

 

Dave then presented the Board-approved 2022 Budget. Dues will remain the same in the 

coming year (at $3700 per unit per quarter) and Dave noted that no regular reserve 

contribution is budgeted, as has been the history of this association.   

 

The Board and management discussed the cash flow issues that the association is facing.  

It was duly noted that for 2022 $199,000 in operating expenses are budgeted, but only 

$192,401 in income is planned.  Since the association is beginning the year with a negative 

balance in reserves, there was consensus to pursue the following options: 

 

 1. Increase the regular dues by $500 per quarter per unit to cover operating expenses  

  (whereby increasing the dues from $3700 to $4200 per quarter); 

 2. Create a working capital fund that every owner contributes to (amount to be decided) in 

  order to ensure a “cushion” in reserves; presumably this deposit would be refunded 

  to each owner upon sale of their home and another deposit would be collected from 

  their buyer; Kerry Wallace confirmed that the Declarations allow for this type of  

  fund.  

 3. Levy a special assessment in the amount of $15,000 per unit in 2022 ($195,000) to fund 

  upcoming capital projects. 

 

 The Board will meet in the coming weeks to discuss and approve these funding 

 mechanisms and also to elect officers. 
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Management distributed a Budget Explanation Sheet that details the components of each 

line item.  

 

 

IV. Manager’s Report. Dan noted that Dave Abney sends bi-weekly maintenance updates to 

the Board.  Dan recapped his most recent report: 

 

• All roofs were completely shoveled free of ice and snow on Thursday January 20th and 

finished on Friday the 21st. All decks were shoveled again, and gas meters cleared of 

snow. Eric with Snowbusters was on site helping move the snow with skid steer and 

having off in trucks. There was a lot of snow removed from the roofs. 

 

• The lower lot still needs to have a few more loads removed from the two entries and 

island area. They are completely full, and these areas are the only snow storage for 

plowing. I have Eric scheduled to clear these areas in the lower lot out later this week, 

probably after tomorrow’s and Wednesday’s expected storm. The upper lot is in good 

shape with plenty of storage since he cleared that. 

 

• We continue to monitor and remove icicles and ice buildup as needed as well as 

graveling the lots. 

 

• The entry signs and hydrant are shoveled. 

 

• The fire alarm panel reads normal. 

 

• All common lighting is operable. 

 

• All heat tape runs and panels are melting properly. 

 

• The gravel container is stocked. 

 

• Alex continues with weekly unit inspections. 

. 

In addition to all the regular O&M recommendations from RA Nelson the general 

contractor for the Facelift Project in 2008), a large-scale tree removal project was 

undertaken, a serious water flow issue was addressed, and a comprehensive alarm system 

upgrade project was done. 

 

Dan then reviewed the Reserve Spending Plan with the membership. The Plan identifies 

each element that the association is responsible to repair and replace and estimates its 
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remaining life expectancy.  The Board and management use it as a planning tool to ensure 

that all capital projects are considered and budgeted for accordingly.  Capital projects under 

consideration for 2022 include continued water system work and planning work related to 

the replacement of the exterior staircase to The Osprey.   

 

Management distributed the Insurance Information Sheet to all. All insurance claims must 

go through management. Each owner should have their condo owner’s insurance agent 

contact the association’s carrier to ensure that there are no gaps in coverage.  When the 

association revised their Declarations several years ago, more of the burden for insurance 

was shifted to individual owners.  Each owner needs to purchase an HO-6 policy for “bare 

walls” coverage for the interior surfaces of walls, floors and ceilings insured, along with 

fixtures, cabinets, appliances and equipment. Management recommends that every owner 

add loss assessment coverage to their policy in conjunction with the project in the event 

that they are required to pay the insurance deductible for the association.  If the home is 

rented, the owner should consider adding more liability insurance to their policy, as well. 

 

Management prepared and distributed an updated Risk Management Checklist. This is 

emailed to all owners every fall and is posted on the website: 

premier.mcneillproperties.com. Owners are asked to follow the guidelines in the Checklist 

in order to avoid costly damage and insurance claims. It also includes suggestions for water 

and energy conservation, and information about the carbon monoxide detector laws in 

Colorado.  Weekly interior unit checks are included in the management fee at Elk Track; 

Alex Thrasher provides detailed written reports to each owner.  There was a suggestion to 

add information about water detection devices (such as FloLogic or Water Cop) to the Risk 

Management Checklist. 

 

Dan distributed the Contact List. The List includes the address and phone number of the 

office, phone numbers and email addresses for the Maintenance Manager, Accountant, 

Code Enforcement Officer and the website information for the homeowners association.  

Parking violations should be reported to Beaver Creek Security at 970-949-4911. 

 

 

V. Board Member Elections. The current Board consists of John Dyke, Kyle Hansen, Palmer 

Page, Ken Irvin, Travis Blakeslee and Renate Dolphin. All terms are one year each and 

expire at the annual meeting. The Bylaws permit up to seven Directors.  Nominations were 

sought from the floor; Bruce Aronow offered to serve.  There was a MOTION: TO RE-

ELECT JOHN DYKE, KEN IRVIN, KYLE HANSEN, PALMER PAGE, TRAVIS 

BLAKESLEE AND RENATE DOLPHIN AND TO ELECT BRUCE ARONOW. The 

motion was seconded and carried unanimously. Officers will be elected at the next regular 

meeting of the Board of Directors.  
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VI. Old / New Business.  Kerry Wallace led the discussion about the proposed Supplement to 

the Rules & Regulations Addressing Air Conditioning Units.  The Board met last fall in 

response to two applications for split air conditioning systems and directed Kerry to 

compile the document.  It was distributed to all owners prior to the Annual Meeting for 

review.  Several concerns were discussed including the placement of the exterior 

condensers and their visual impact on the owners, exterior piping associated with the 

systems, the decibel level of the exterior mechanical equipment, and whether or not the 

condensers could also be used for heating. 

 

 After detailed discussion, the membership gave Kerry directed Kerry to modify the 

 document accordingly.  Once complete, management will forward it to the 2022 Board of 

 Directors for review and approval. 

 

 

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

meeting adjourned at 4:45PM. 

 

 

Respectfully submitted, 

 

___________________ 

Secretary to the Meeting 


