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Royal Elk Villas  

2022 Annual Meeting Minutes 

Monday, December 26, 2022, at 4:00PM MT 

Borders Lodge and Via Zoom.us 
 

 

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

Tanna (Unit 6), Conyers (Unit 7), Hudson (Unit 8), Manes (Unit 9), Gyde (Unit 10) and 

Beck (Unit 15) 

 

MEMBERS PRESENT VIA VIDEO CONFERENCE CALL: Mills (Unit 3), Conyers 

(Unit 7), Bullen (Unit 11), and Hopkins (Unit 14) 

 

MEMBERS REPRESENTED BY PROXY: Demain (Unit 1) and Lebowitz (Unit 13)  

 

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

Janaine Frew of Vail Financial Services and Sara Thurston McNeill, Secretary to the 

Meeting 

 

 

I. Roll Call.  With 14 of 15 owners either present via Zoom.us or represented by 

proxy, 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 4:00PM, 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 2021 Annual Meeting. These 

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

(mcneillproperties.com) for review.  There being no further comments or 

changes, there was a MOTION: TO APPROVE THE MINUTES OF THE 

2021 ANNUAL MEETING OF THE ROYAL ELK VILLAS 

HOMEOWNERS ASSOCIATION AS PRESENTED.  The motion was 

seconded and carried unanimously. 

 

 

III. Financial Review and 2022 Budget Presentation.  Janaine Frew prepared the 

year-to-date (as of November 30, 2022) financial reports and she and Dan 

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

the association has $192,726.67 in total assets, liabilities and equity, including 

http://www.mcneillproperties.com/
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$178,683.85 cash in the bank, $4698.48 in assessments receivable and 

$9344.34 in prepaid insurance premiums.  

 

 

The Profit and Loss Statement reveals that eleven months through the year, 

the association is running a net deficit of $9714.73 in the Operating Account.  

This compares to a budgeted deficit of $4637.48 at this point in the year; 

therefore, the association is $5077.25 over budget.  Janaine reviewed the 

variances associated with each line item in the Operating Budget.  Income is 

over budget due to late fees and interest.  Fire Alarm Maintenance, Flower 

Beds and Snow Removal are over budget.  Savings have been achieved in the 

Utilities categories (primarily due to a credit from the water department). 

 

The 2022 beginning balance in the Capital Reserve Fund was $154,262.06.  

$10,971.59 was added from 2021 year-end net income.  Current year-to-date 

funding totals $58,547.50.  2022 capital expenses total $52,725.88 and 

includes $712.50 to professionally update the Reserve Study, $14,270 for the 

roof replacement project (for the roof consultant), $2,541.75 for asphalt crack 

filling, $17,309.36 to install backflow prevention devices in the units 

(required by the water district), $9967.27 for deck repairs, sealing and 

staining, $2575 for wildfire mitigation work, $2350 for garden bed upgrades 

and $3000 in legal fees (for the roof consultant’s contract and three amended 

governance policies). The ending balance in the Maintenance Capital Reserve 

Account is $171,055.27. Another $5322.50 is slated to be contributed to 

reserves this year.   

 

Janaine then presented the approved 2023 Budget to the membership.  No 

dues increase is planned for the coming year (they will remain at $4556 per 

unit per quarter). Increases are anticipated for Insurance, Management Fee, 

Amenities Agreement with Borders Lodge, Building Maintenance, Snow 

Shoveling and Flowers.  In all, about $11,000 in increased operating expenses 

are expected next year.  The Board decided to keep dues flat in the coming 

year because it is anticipated that there will be a significant special assessment 

levied for the Roof Replacement Project.  Therefore, the annual reserve 

contribution was lowered by $11,000.   Income from regular dues will total 

$276,362, with $220,864.05 allocated for operating expenses and $52,497.95 

allocated for reserves. 

 

Janaine asked if any owners had questions about the financials and / or the 

budget.  There were none. 
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Management prepared and distributed a Budget Explanation Sheet that details 

the components of each line item and a Dues Comparison that compares the 

quarterly dues at Royal Elk Villas to other, similar associations in Beaver 

Creek. 

 

 

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

membership.  The Study identifies the 2022 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 2023 include dryer vent cleaning, 

continued wildfire mitigation work and the replacement of all roofs.   

 

This past year, the Board hired a roofing consultant (Steve Bunn of Ascent 

Building Consulting) who designed the bid specifications for the Roof 

Replacement Project, and then he undertook the request for proposal process.  

Three comparable proposals were garnered. The Board reviewed these 

proposals, met with the roofing consultant and then conducted some 

interviews.  Ultimately, the Board chose J&K Roofing (a Denver-based 

company) to undertake this large-scale capital project. The association’s legal 

advisor is currently reviewing the contract.  

 

The intent will be to begin this project in the late spring / early summer months 

of 2023; it will take about three months to complete. 

 

The J&K contract price is $1.145 million and includes the replacement of the 

original concrete tile roofs with a DaVinci composite shingle and a “cold roof” 

design, new gutters and downspouts.  The reserve study includes additional 

costs for snow clips, chimney cap work, fascia, trim and siding repair / 

replacement (as needed) and painting, skylights and continued consultant 

oversight. 

 

There is an electrical infrastructure upgrade component of this project that still 

needs to be finalized.  Heat tapes and “hot edge” panels will be incorporated, 

and these elements will run off association-provided electricity (as opposed to 

having each individual owner pay for it).  An electrical engineer needs to be 
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engaged to design the specifications and an electrical contractor will need to 

install the new electrical lines and meters.  Another $200,000 is estimated for 

this portion of the work. 

 

In all, $1.5 million is allocated for the Roof Replacement Project and all of its 

related components.  This will require funding via special assessment 

(approximately $100,000 per unit). The final amount and payment schedule 

will be finalized by the Board in the coming weeks. 

 

The floor was then opened to all attendees for comments and questions.  One 

owner asked why the Project needed to be done in 2023.  Dan responded that 

the Board has been targeting replacement for about five years now, due to 

several leaks and to address the problem of water infiltration behind the gutters 

(that causes the front stone entries to deteriorate and requires annual 

maintenance to repair).   

 

Another owner questioned whether it would be advisable to table roof 

replacement due to the current inflationary costs for labor and materials and 

whether the Project could be delayed until costs stabilized.  Dan responded that 

future economic conditions cannot be determined; however, the existing roofs 

are at the end of their useful life. 

 

One owner asked whether a solar energy component has been considered as 

part of the Project.  Pam reported her conversation with Holy Cross Energy in 

which she learned that not all the units have appropriate sun angles and/or area 

to benefit from solar panels. The back sides of Units 9-15 have the best 

potential solar aspect. Holy Cross also indicated that solar panels for each unit 

would need to be linked to individual owner’s electric meters. However, if the 

association installs a new meter to run the entire roof ice melt system, then it 

might be worth renewing the discussion with Holy Cross. 

 

The owners in Units 1 through 8 would like to see their boiler vents moved 

from the sides of the homes (where they create moisture build-up on the siding 

of the adjacent unit) to the roofs.  Dan will work to get this incorporated into 

the design; however, he believes it will likely be a charge-back to the affected 

owners (legal counsel will confirm). 

 

It was duly noted that according to the association’s Declarations (Section 5.4) 

a minimum of 51% of the membership must approve the special assessment to 

proceed with the Roof Replacement Project.  There was a MOTION: TO 
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APPROVE THE SPECIAL ASSESSMENT IN THE ESTIMATED AMOUNT 

OF $1.5 MILLION.  The motion was seconded, and discussion continued. 

 

There was consensus that any vote taken should be via written ballot, sent to 

every homeowner.  The motion on the table was amended to take an advisory 

vote to give the Board direction (i.e.: a straw poll). 

 

13 owners voted to proceed with the Special Assessment for the roofing project 

(including the two owners represented by proxy).  One owner voted against the 

motion. 

 

Dan will work with legal counsel to get a ballot out for the approval of the 

special assessment for the roofing project in a timely manner. 

 

Amar Tanna reported that the Board investigated the feasibility of an HOA 

loan to fund the Project.  In the current banking climate, interest rates for these 

types of loans are not favorable (over 7%). He recommended that any owner 

seeking to finance their special assessment do so individually and consider a 

home equity line of credit. 

 

Management compiled and distributed the Insurance Information Sheet 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, RE Harris at 714-619-4480 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) and a Loss of Use rider to cover 

rent if your unit is uninhabitable for a period of time due to damage.  

 

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 a member of the management team (currently 

David Ketterer).  A written log is kept in each unit.  All owners are reminded 

to have their mechanical equipment inspected annually.  Management can 

assist with access. 
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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, Janaine Frew 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 maximum number of occupants is two adults per bedroom plus 

two more adults, per Eagle County codes. 

 

 

V.  Board of Director Elections.  The current Board consists of Randy Beck (term 

expires in 2025), Leslie Manes (term expiring and seeking re-election to a 3-

year term), Rachel Anger (term expiring and seeking re-election to a 1-year 

term) Amar Tanna (term expires in 2025) and Pam Gray (term expires in 

2023).   Dan asked if there were any nominations from the floor; none were 

forthcoming.  There was a MOTION: TO RE-ELECT LESLIE MANES TO A 

3-YEAR TERM AND RACHEL ANGER TO A 1-YEAR TERM.  The motion 

was duly seconded and carried unanimously. 

 

 

VI.  Old / New Business.  Pam Gray indicated that the DaVinci roof tile samples 

were lined up on one of the walls of the meeting room.  Management will be 

moving the samples to an outside location near Unit 10, and she asked all 

owners to take a few moments to look at the samples at various times of day, in 

different light, to determine their first two or three top choices.  Each owner 

can email their choices to graypam@comcast.net.  The Board will take the 

owners’ feedback into consideration when making a final choice on the roof 

tile color.  Owners should keep in mind that the paint colors on the buildings 

could change in the future and choose a tile that is neutral and adaptable to 

color change. 

 

One owner wanted to confirm the delivery address for his unit.  Dan responded 

that the physical address for Royal Elk Villas is 1120 Village Road, Unit #  

____, Beaver Creek, CO 81620. 

 

 

mailto:graypam@comcast.net
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VII.     Adjournment. There being no further business to come before the membership, 

the meeting adjourned at approximately 5:30PM.   

 

 

Respectfully submitted,  

 

__________________ 

Secretary to the Meeting 


