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Gore Creek Meadows Homeowners Association 

2021 Annual Meeting Minutes 

Saturday, June 12, 2021, at 10:00AM  

Via Zoom.us 

 
MEMBERS PRESENT VIA ZOOM: Bowen (E-1), Davis (A-28), Diven (C-14), Hurley 

(B-19), Jewell (A-25), Martini (C-15), McClure (B-21), Meserve (C-13), Morgan (A-30), 

Morgan (E-6), Murray (D-10), Palmquist (B-23), Palmquist (B-24), Schapiro (C-17), 

Sutter (D-7), Trinidad (E-3), Vail Storage Solutions, LLC (D-8), Noufer (C-16), Walter 

(D-11), Wollenhaupt (D-9), Adler (F-2), Deitrich (L-1), Entin (J-1), Isaacson (N-3), 

Jonassen-Zuch (N-2), Kavanaugh (I-1), Lestikow (M-4), Palmquist (N-4), Saks (H-1) and 

Stewart (G-2) 

 

MEMBERS REPRESENTED BY PROXY: Vail Associates (C-18), Brookwood Investors 

(K-1), Cochran (F-1), Keating (J-2), Kobach (G-1) and McGowan (N-1) 

 

ALSO PRESENT VIA ZOOM: Dan McNeill, Managing Agent, Janaine Frew of Vail 

Financial Services, Jack Hunn of Hunn Consulting Group and Sara Thurston McNeill 

Secretary to the Meeting 

 

 

I. Roll call.  With 30 of 52 (57.69%) owners either present via video conference call 

or represented by proxy, a quorum was established (according to the Bylaws, a 

quorum for the Annual Meeting consists of at least 20% of all owners).  Proof of 

Notice was waived.  All proxies were certified.  Dan McNeill welcomed all to the 

Annual Meeting and called the meeting to order.  Each owner introduced 

him/herself to the membership and identified which unit they own. 

 

 

II. Review and Approval of 2020 Annual Meeting Minutes.  These minutes were 

previously distributed to all owners and posted to the website: 

premier.mcneillproperties.com.  There were four suggested corrections, and once 

incorporated there was a MOTION: TO APPROVE THE MINUTES OF THE 2020 

ANNUAL MEETING OF THE GORE CREEK MEADOWS HOMEONWERS 

ASSOCIATION AS DISCUSSED.  The motion was duly seconded and carried 

unanimously. 

 

 

III.  President’s Address.  Mark Walter, President, greeted all attendees and thanked 

everyone for attending the meeting.  He noted that when Matt Nockels resigned 
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prior to the end of his term, the Board appoint Bob Meserve to fill out the remainder 

of that term. He extended his thanks to the Board of Directors for their considerable 

time and effort this past year.  There have been many meetings to both finalize the 

hiring of the new management company, to get the Exterior Restoration Project 

going and to approve the financing through Alpine Bank. 

 

 Mark extended his sincere thanks to the Exterior Restoration Project Committee 

and its co-chairs, Dave Stewart and Mark Lestikow.  The Project has broken 

ground, there has been lots of recent activity and the contractor is making progress.  

Jack Hunn (Owners’ Representative) will give a complete update to the 

membership at the end of the meeting. 

 

 He welcomed both Dan McNeill and his staff at McNeill Property Management 

and Avalanche Property Maintenance and Services and Janaine Frew of Vail 

Financial Services. 

 

   

IV. Financial Review.  Janaine Frew of Vail Financial Services prepared and 

 presented the 2020-21 fiscal year end (as of April 30, 2021) financial reports to 

 the membership.  According to the Townhomes Balance Sheet, this entity ended 

 the fiscal year with total assets, liabilities and equity of $554,030.82 including 

 $494,483.12 cash in the banks and $62,768.91 in assessments receivable (now 

 fully paid). 

 

 The Townhomes Profit and Loss Statement reveals that the association ended the 

 fiscal year with a net surplus of $24,178.08 in the Operating Account.  Overruns 

 were experienced in the line items of Legal & Accounting, Irrigation Water, and 

 Pool & Spa Maintenance. Savings were achieved in Roof Shoveling.   

 

 The 2020-21 fiscal year beginning balance in the Townhomes Capital Reserve 

 Fund was $252,086.19.  Funding through regular dues totaled $60,400.08, 

 funding through special assessments for the Exterior Restoration Project totaled 

 $418,171.10 and $254.46 in interest was earned.  2020-21 fiscal year capital 

 expenses totaled $240,575.65 and included $203,370.78 for the Exterior 

 Restoration Project, $10,135,37 for asphalt resurfacing and $21,239.50 for stream  

 bank erosion control.  The ending balance in the Capital Reserve Fund is 

 $490,336.18.   

 

According to the Condos Balance Sheet, this entity ended the fiscal year with 

$618,976.32 in total assets, liabilities and equity, including $528,369.52 cash in the 
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bank, $10,981 in assessments receivable (now fully paid) and $33,483.08 in prepaid 

expenses. 

 

The Condos Profit and Loss Statement reveals that this entity ended the fiscal year 

with a net surplus of $2506.50.  Overages were experienced in the line items of 

Insurance, Legal & Accounting, General Maintenance, Irrigation Water and Water 

& Sewer (for domestic use by the condos).  This last line item was over budget by 

$8678.29.  Dan noted that many of the associations that he manages have exceed 

their water budgets since many residents were sheltering at home during the 

pandemic.  Savings were achieved in the line items of Shared Maintenance and 

Roof Shoveling. 

 

The 2020-21 fiscal year beginning balance in the Condos Capital Reserve Fund was 

$182,023.68.  Funding through regular dues totaled $41,273.20, funding through 

special assessments for the Exterior Restoration Project totaled $365,353.70 and 

$359.77 in interest was earned.  2020-21 fiscal year capital expenses totaled 

$179,199.72 and included $154,103.03 for the Exterior Restoration Project and 

$7543.33 for asphalt resurfacing. The ending balance in the Capital Reserve Fund 

is $409.810.63. 

 

Janaine then presented the approved 2021-22 operating budgets to the membership.  

No dues increase is planned for the coming fiscal year.  Total Townhome income 

is planned to be $165,011.59 with $60,400.08 going to Reserves.  Townhome 

special assessments for the Exterior Restoration Project will be $3,041,180.10.  

Total Condo income is planned to be $147,916.50 with $41,273.20 going to 

Reserves.  Condo special assessments for the Exterior Restoration Project will be 

$2,750,543.10. 

 

 Management prepared and distributed a Budget Explanation Sheet that details the 

components of each line item in the Operating Budget.  Dan explained that future 

capital projects will be identified in a Reserve Study he plans to prepare for the 

Board’s review.  All of the common elements that the association is responsible to 

repair and / or replace will be identified, along with a useful remaining life for each 

and an estimated cost for its repair / replacement.  In this manner, the Board can 

plan and budget for future capital projects and hopefully avoid the need for more 

special assessments. 

 

 

V. Management Report on the Status of the Association.  Dan McNeill, then reported 

on recent maintenance work.  The pool is now up and running, and the irrigation 

system has been turned on.  RA Nelson is using a fair amount of common area for 
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staging of materials, and irrigation has been reduced because of the staging, some 

cuts in the lines as a result of the Project and the current extreme drought conditions.   

 

 Dan distributed the Insurance Claims Protocol Sheet.  All insurance claims must go 

through management.  The association’s carrier is Mountain West Insurance, and 

each owner should have their condo owner’s insurance agent contact the 

association’s carrier to ensure that there are no gaps in coverage.  Gore Creek 

Meadows insures every structure from the unfinished drywall out.  The association 

covers guaranteed building replacement and ordinance, general liability, umbrella 

liability, Director & Officer liability and fidelity & crime.  

 

 Every owner needs to insure their own contents, possessions and fixtures.  Dan also 

recommends adding Loss Assessment coverage to each owner’s policy in the event 

that an owner must cover the association’s deductible or for loss of use (or rental 

income).  The association’s deductible is currently $25,000 per insurable event.  He 

further explained that the association has fallen into a “high risk” category for 

insurance due to its claim history.  If GCM can stay claim free for four or five years, 

then presumably the premium will be greatly reduced, and the high deductible can 

be rolled back to a more reasonable $5000 or $10,000 per insurable event.   

 

The Risk Management Checklist was compiled and distributed to all owners prior 

to the meeting (it is also updated every fall and posted to the website).   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.  The single 

most important thing an owner can do to reduce water damage risk is to install a 

water shut off valve where the main water line comes into their unit and shut it off 

every time the property is vacant for an extended period of time.  Please contact 

management for assistance in getting a water shut off valve installed or for 

assistance with implementation of any of the other risk management 

recommendations. 

 

Management prepared and distributed a Contact List.  The List contains the office 

contact information, Jon Brenden’s (maintenance manager) email address and cell 

phone number, Janaine Frew’s (accountant) email address and telephone number, 

along with the website for the association: hoa.mcneillproperties.com.  

 

Dan noted that MPM has a full time Code Enforcement Officer, Jennie Lewis, and 

owners can contact her on her direct line at 970-904-0519 or via email at 

jennie@mcneillinc.com.  Photos are very useful when reporting infractions and all 

reports are kept confidential.  All owners are reminded that neither short-term nor 

mailto:jennie@mcneillinc.com
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long-term tenants are permitted to have pets at Gore Creek Meadows.  Owners 

with dogs are reminded to pick up waste as soon as it is deposited.  Dogs should 

not be left indoors unattended if they bark; no dogs can be left of decks or tethered 

in common areas. 

 

  

VI. Board Member Elections:  The current Board of Directors consists of Mark Walter 

(term expiring), Mark Lestikow (term expires in 2022), Annette Jewell (term 

expiring), Dave Stewart (term expires in 2022) and Bob Meserve (term expires in 

2023).  The Bylaws permit between three and seven Directors; terms are 3 years 

each. 

 

 Prior to the meeting, management sent out a request for volunteers to serve on the 

Board.  Mark Walter and Annette Jewel agreed to serve another three-year term 

each if re-elected.  Nominations were sought from the floor; none were 

forthcoming. 

 

 There was a MOTION: TO RE-ELECT MARK WALTER AND ANNETTE 

JEWELL.  The motion was duly seconded it passed with 28 owners voting FOR 

and two owners voting AGAINST. 

 

  

VII. Exterior Restoration Project.  Jack Hunn (Owners’ Representative) gave the 

following report to the membership: 

 

• Construction activity is progressing well, despite a few unforeseen conditions.  

For example, a significant amount of unsuitable ‘Celotex sheathing’ has to be 

replaced on each building. However, other aspects of the original construction 

are being found to be better than expected. 

 

• While it is still early in the project, it appears that we are trending well against 

our budget, despite these initial surprises. 

 

• Financing has been arranged through Alpine Bank. The construction loan will 

be in place by the end of June to cover project expenditures through the 

completion of the project. 

 

• Two crews are working simultaneously on Condo Buildings A and E and 

Duplexes F and L. Townhome Buildings M & N will be done last, as originally 

planned. Construction typically begins at 7:30 AM. 
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• Improvements to the Pool Building and fencing will occur after the Labor 

Day holiday, as will the construction of the new trash facilities. 

 

• The updated schedule for the project has been distributed via ‘Newsletter’ 

and was sent to all owners prior to the meeting. Completion is now predicted to 

occur in early November. Contracts will be closed out in the December / 

January time frame. 

 

• The duration of construction activity on any building that included window 

replacement was extended by several weeks. The cost of window replacement 

is being accounted for outside of the main project’s budget. 

 

• A ‘mockup’ wall of the new finishes has been constructed near the job trailer. 

A photograph of these finishes has been provided with this report. Finishes on 

each building will match the mockup wall. 

 

• One of the challenges yet to be resolved is the relocation of satellite dishes on 

the upgraded exterior of the buildings. A plan for the placement of satellite 

equipment (Dish and DirecTV) is being formulated and will be communicated 

in the near future. 

 

• Similarly, a detail is being added to the Condominium Buildings to 

accommodate and conceal new cable from the ground to each unit. In both cases 

the original cable which had been installed in an exposed fashion will remain 

in place until the new cable is installed. Ultimately, no exposed cable will 

remain on any of the buildings and there will be a prohibition of installing cable 

or other similar systems on the exterior of any of the buildings. 

 

• In the future, owners wishing to replace their windows, entry doors, decks or 

deck railings will first need to request Board approval before applying to the 

Town of Vail for Design Review Board approval. If approved, the Town will 

require a Building Permit. Contrary to popular belief, there will be no ‘blanket 

approvals’ in effect beyond the completion of this project. 

 

The floor was then opened up to homeowners for comments and questions.  Mark 

Walter explained that the loan with Alpine Bank will be in place by the end of June 

in order to fund pay applications in a timely manner.  The loan will convert to a 10-

year fixed loan upon completion of the project (and reconciliation of all expenses).  

The interest rate is 3.85% for the duration of the loan.  Owners can choose to pay 

off their portion of the loan in full without penalty at any time.   
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Jack Hunn will provide monthly updates of the forecast of final costs.  The cost for 

materials is one variable in the project, however, the prices of most materials 

became fixed when the contract was signed five months ago.  The change order for 

Celotex sheathing was an unexpected cost; this material is essentially half-inch 

plywood.  Owners can continue to use their units during construction but must 

know that construction begins every morning at 7:30AM and continues throughout 

the day.  Those owners who have chosen to replace their windows can expect that 

workers will need to access their interior space.  Balconies will not be usable at the 

condos.  Deck and patios at the townhomes will still be accessible.  Any owners 

that wish to replace their windows with another vendor must wait until AFTER the 

Exterior Restoration Project is complete.   

 

Any special requests or questions should be sent to Dan McNeill at 

dan@mcneillinc.com.  

 

 

VIII. Other Business.  Dan spoke about the need to undertake a comprehensive 

Governing Documents Revision Project at some point, presumably after the 

Exterior Restoration Project is completed early next year.  The purpose of revising 

the governing documents of the association is provide clarity for insurance and 

maintenance responsibilities and also to assess both the cost for common 

maintenance and the percentage votes according to the allocated interest of each 

unit (based upon its square footage).  Any revisions will be done according to the 

Colorado Common Interest Ownership Act (CCIOA) and 67% of the members will 

need to approve the proposed Amended & Restated Declaration prior to its 

adoption.  It will then be recorded to run with every deed in the association. 

 

 Matt Morgan expressed his thanks to the Board, management and Jack Hunn for 

their careful oversight and leadership. 

 

 

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

Annual Meeting adjourned at approximately 11:30AM. 

Respectfully submitted, 

 

___________________ 

Secretary to the Meeting 

mailto:dan@mcneillinc.com

