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Royal Elk Villas  

2019 Annual Meeting Minutes 

Sunday, December 29, 2019, at 4:00PM MT 

Borders Lodge and Via Conference Call 

 
MEMBERS PRESENT IN PERSON: Anger (Unit #2), Heller (Unit #4), Gray (Unit #5), 

Tanna (Unit #6), King (Unit #7), Manes (Unit #9), Gyde (Unit #10) and Obut (Unit #12) 

 

MEMBERS PRESENT VIA CONFERENCE CALL: Demain (Unit #1), Lebowitz (Unit 

#13) and Hopkins (Unit #14) 

 

MEMBERS REPRESENTED BY PROXY: Mills (Unit #3), Hudson (#8), Bullen (Unit 

#11) and Beck (Unit #15) 

 

ALSO PRESENT IN PERSON: Dan McNeill, Managing Agent and Sara Thurston 

McNeill, Secretary to the Meeting 

 

 

I. Roll Call.  With all 15 owners either present in person, represented by proxy, 

or in attendance via conference call, a quorum was established (according to 

the By-Laws, 50% of the membership is required for a quorum).  Dan 

McNeill called the meeting to order shortly after 4:00, certified the proxies 

and thanked everyone for attending.  All present took turns introducing 

themselves to the other attendees. 

 

II. Review and Approval of the Minutes of the 2018 Annual Meeting. These 

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

(premier.mcneillproperties.com) for review.  There being no further 

comments or changes, there was a MOTION: TO APPROVE THE MINUTES 

OF THE 2018 ANNUAL MEETING OF THE ROYAL ELK VILLAS 

HOMEOWNERS ASSOCIATION AS PRESENTED.  The motion was 

seconded and carried unanimously. 

 

III. Financial Review and 2019 Budget Presentation.  Chad Benson prepared the 

year-to-date (as of November 30, 2019) financial reports and Dan McNeill 

presented them to the membership. According to the Balance Sheet, the 

association has $130,263.54 in total assets, liabilities and equity, including 

$118,788.70 cash in the bank, $1572 in assessments receivable and $9902.84 

in prepaid expenses. 

 

The Statement of Revenues, Expenses and Budget reveals that eleven months 

through the year, the association is running a net operating deficit of 

$7143.15.  This compares to a budgeted surplus of $2439.39 at this point in 

the year; therefore, the association is $9582.54 over budget.  Dan reviewed 

each category with the Board, noting that the biggest savings have been 

achieved in Building Repair & Maintenance.  Winter Grounds is about 
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$12,000 over budget due primarily to non-contract costs for snow removal 

(front end loader and snow shoveling / ice removal).  Holiday Decorations is 

also over budget since new lights were purchased and installed this year. 

 

The 2019 beginning balance in the Maintenance Reserve Capital Account was 

$126,476.75.  Year-to-date funding totals $62,443.61 and $9830.22 was added 

from the 2018 year-end net operating surplus.  Current year capital expenses 

total $83,912.69 and include $5330 for tree removal, $20,072.27 for the 

flagstone entry project, $15,410 to mitigate raccoon damage, $360 to update 

the professional reserve study (and put it in a more user-friendly spreadsheet 

format), $11,667.69 for structural repairs to decks and $31,072.72 for the 

smoke detector / carbon monoxide detector replacement project. The ending 

balance in the Maintenance Capital Reserve Account is $114,837.89.   

 

Dan then reviewed the approved 2020 Budget with the membership.  

Operating Assessments will total $200,130 and the Reserve Contribution will 

be $63,870.  No dues increase is planned for the coming year; dues will 

remain at $4400 per unit per quarter.   

 

Management prepared and distributed a Budget Explanation Sheet that details 

the components of each line item.  Management also updated and distributed 

the Dues Comparison that compares the assessments at Royal Elk Villas with 

other, similar homeowner associations in Beaver Creek. 

 

IV.       President’s Report.  Pam Gray then addressed the membership and expressed  

       her appreciation to McNeill Property Management and Avalanche Property       

       Maintenance and Services for their past year of dedicated work.  She also     

       thanked the fellow Board Members: Tanju Obut, Brian Demain, Leslie Manes 

       and Rachel Anger.  She encouraged all owners to participate in the decision-    

       making process for upcoming capital projects (such as painting and roof   

       replacement).  She ended her report by expressing her gratitude for a       

       successful past year. 

 

V.  Manager’s Report.  Dan reviewed the professional Reserve Study with the 

membership.  The Study identifies the 2019 beginning balance in the reserve 

fund, accounts for current year contributions and expenses and estimates future 

costs for capital projects.  In this manner, the Board can budget for capital 

projects accordingly.  Dan listed the elements that the association is 

responsible to maintain / replace, including siding, roofs, balconies, skylights, 

chimneys, crawlspaces, landscaping, monuments and the fire / life / safety 

system. 

 

Capital projects under consideration for 2020 include exterior painting, seal 

coating of the asphalt and flower bed upgrades.  The Board will look at the 

need to undertake a comprehensive painting project next spring.  The roof 

replacement project is currently slated for 2023.  In advance of this large-scale 
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capital project, the Board will hire a consultant or project manager. This person 

will be tasked with designing the specifications of the replacement roof and all 

of its related components, including gutters, downspouts, heat tape and 

insulation systems.  Once the specifications have been finalized, requests for 

proposal will be made and the Board will review the comparable bids.  The 

project manager will make recommendations to the Board and oversee the 

roofing contractor once one is chosen and the work begins.  It was duly noted 

that funding for this large-scale capital project will require a special 

assessment.  Beaver Creek Design Review Board will mandate the type of 

shingle to be used (currently only a composite DaVinci shingle is approved). 

 

The Insurance Claims Procedure sheet also was distributed to all present.  It 

was duly noted that the Declarations were revised several years ago to shift 

more of the burden for insurance coverage to individual owners.  Each owner 

must purchase a “bare walls” policy and insure their structure from the drywall 

in, including all flooring, fixtures, paint, contents, personal possessions and 

furnishings.  Management recommends that owners have their insurance agents 

contact the association carrier, Assured Partners at 970-945-5539 to ensure that 

there are no gaps in coverage.  Owners are also encouraged to add a Loss 

Assessment Rider to their HO-6 coverage in the event that they must pay for 

the association’s deductible ($5000 per event) or undergo loss of use due to 

damage. 

 

Management updated and distributed the Contact List which includes the 

phone numbers and email addresses for the management office, snow removal 

and maintenance staff, the association accountant, Chad Benson, CPA and the 

website information.   All owners that rent their home at Royal Elk Villas were 

reminded Supplemental Rules for Renters at Royal Elk was adopted in 2017.  

All owners that rent their home or allow guests to use it must fill out the form 

and return it management prior to each occupancy.  It was duly noted that 

tenants are not permitted to have pets at Royal Elk Villas, but that family 

members have been allowed to bring pets when they visit.  All dogs must be 

walked on a leash and waste must be picked up immediately after it is 

deposited. 

 

The 2019 Projects List was updated and distributed to all.  It is now 

substantially complete.  The List is compiled during the Spring Walk Through 

and the items on the List are completed by management during the spring, 

summer and fall months. 

 

Dan opened discussion about the Rules & Regulations at Royal Elk Villas.  He 

noted that it is a quiet community and there have not been many rules 

infractions in the past year.  Owners, their guests and short term renters are 

reminded to keep garage doors closed (to protect pipes from freezing and 

wildlife from causing damage), and to park in a manner that does not impede 
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access to another home.  Cars must move regularly during snow cycles to aid 

in snow removal efforts.  

 

The Risk Management Checklist was also included in everyone’s packet.  It is 

updated annually, posted to the website and is emailed to everyone in the fall.  

All owners to follow the guidelines contained therein to minimize damage and 

costly insurance claims.  The management fee at Royal Elk Villas includes 

weekly interior inspections by Alex Thrasher.  A written log is kept in each 

unit.  All owners are reminded to have their mechanical equipment inspected 

annually.  Management can assist with access. 

 

VI.  Board of Director Elections.  The current Board consists of Brian Demain (two 

years left in term), Leslie Manes (term expiring), Rachel Anger (term expiring) 

Tanju Obut (two years left in term) Pam Gray (one year left in term).   Both 

Leslie and Rachel offered to serve another three-year term each.  Dawn 

Lebowitz also offered to serve. Additional nominations were sought from the 

floor; none were forthcoming.  Management distributed secret ballots to all 

owners, and once the ballots were tallied, it was determined that Rachel and 

Leslie were re-elected.  Dan expressed his thanks to all three candidates. 

 

VII.  Old / New Business.  The membership discussed the current dissatisfaction of 

several owners with the front desk staff at Borders Lodge.  It was duly noted 

that the association pays Borders Lodge over $21,000 annually to use their 

amenities of the pool, hot tub, fitness room, access the ski slopes and utilize 

concierge services provided by the front desk staff, including package delivery.  

After discussion, Dan was directed to write a letter to the general manager and 

schedule a follow up meeting, if necessary.   

 

The snow storage area adjacent to Unit #1 is often filled with snow that is 

deposited there either by Beaver Creek Resort or Borders Lodge.  Dan will 

speak with Jerry Hensel about not allowing this to happen and will include this 

item in his letter to the Borders Lodge general manager (and follow up 

discussion). 

 

There was a request to post signage in every garage letting owners and guests 

know how and what materials may be recycled. 

 

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

membership, the meeting adjourned at approximately 5:10PM.   

 

 

Respectfully submitted,  

 

__________________ 

Secretary to the Meeting 


