
ANNUAL MEETING OF 
ELK TRAIL HOMEOWNERS ASSOCIATION 

DECEMBER 4, 2020 12:00 PM MDT 
ZOOM MEETING (DUE TO COVID-19 RESTRICTIONS) 

MEETING MINUTES 
APPROVED 

 
CALL MEETING TO ORDER 
The meeting was called to order at 12:02 PM. 
 
ROLL CALL AND CERTIFICATION OF PROXIES 
Present: The following units were present in person—Units 760, 762, 764, 780, 782, and 784. 
There was 1 proxy for a total of 7 units represented. A quorum was achieved. 
Also present from Mountain Chalet property management were Chad Griffith, Janet Meinen, 
and Eric Mowrey. 
 
VERIFY PROOF OF NOTICE OF MEETING 
Mountain Chalet stated that all required notices were sent in accordance with state law of 
Colorado and as evidenced by 100% participation. 
 
REVIEW AND APPROVE MINUTES FROM DECEMBER 6, 2019 ANNUAL MEETING 
A motion was made and seconded to approve the meeting minutes from the December 6, 
2019 annual meeting as presented. The motion passed unanimously. 
 
PROPERTY MANAGEMENT ANNUAL REPORT 
Chad Griffith presented the property management report. The following maintenance 
categories were reviewed. 
 
Building Maintenance 

• Weekly property inspections are completed on site. Includes picking up trash, inspecting 
buildings and grounds, inspecting boiler and utility rooms 

• Turning heat tape on and off at the appropriate times 

• Turning utility room heaters on and off at the appropriate times 

• Annual fire extinguisher inspections with Cintas 

• Annual backflow inspections 

• Gutter cleaning 
 
Grounds Maintenance  

• New garage seals installed 

• Hoses were placed by sides of building near spigots during the fire outbreaks 

• Several dead trees removed, and others identified to be removed 
 



Major Maintenance 

• Gutter hanger repairs 

• Unanticipated and non-recurring repairs 

• Leak repairs 

• Stonework repairs 

• Assisted with dryer vent cleaning 
 
It was noted that Mountain Chalet does not enter units without first obtaining approval from 
owners unless it is an emergency. Mountain Chalet does rely on owner feedback to be informed 
of leaks, damage, etc. Mountain Chalet will investigate the situation with leak damage in unit 
762 and report back.  
 
The boiler is inspected annually, and this was done recently. 
 
FINANCIAL REPORT 
Janet Meinen presented the financial report. 
 
Year End 2019 Financials—The balance sheet dated December 31, 2019 was reviewed. It was 
noted that there was $31,183.77 in the checking and savings account combined.  
 
The profit and loss budget versus actual for the period of January through December 2019 was 
reviewed. It was noted that the association finished the year with an operating deficit of 
approximately $1,200.00. 
 
 The capital replacement fund balance as of December 31, 2019 reflected an ending fund 
balance of $36,194.66. 
 
2020 Financials—The balance sheet dated October 31, 2020 reflected a balance of $31,029.49 
in the checking and savings accounts combined. It was noted there is no account receivables 
problem. 
 
The projected profit and loss budget versus actual for the period of January through December 
2020 was reviewed. It was noted that the association is projected to incur an operating loss of 
approximately $6950.00. The loss was primarily due to legal expenses for the governing 
document revision project which was not budgeted for in 2020 and due to the overrun in the 
major maintenance category due to leak repairs. All other line items in the budget were within 
range or under budget. 
 
The projected capital replacement fund for December 31, 2020 was reviewed. It was noted that 
the projected ending fund balance will be $39,944.66. 
 
2021 Budget Ratification and Review of Capital Replacement Spreadsheet—Janet Meinen 
reviewed the approved 2021 budget line by line. It was noted that the approved budget 
reflected an approximate 7% dues increase for the 2021 fiscal year. The dues were increased to 



offset the increase in insurance premium, expected to be in the 12% range, and to better 
budget for the major maintenance category based on previous years’ experience. 
 
The capital replacement analysis spreadsheet was reviewed. Truman Bradley and Michael 
O’Shaughnessy both commented on the need to increase dues so that the association can put 
away the full amount of designated CRF contributions. Both Truman and Michael discussed the 
upcoming projects for the association. These are staining of both buildings, parking lot repair 
and ultimate replacement, and roof repairs and roof replacement.  
 
A motion was made and seconded to ratify the approved 2021 budget as presented. The 
motion passed unanimously. 
 
OLD BUSINESS 
Governing Documents Revision Project---This project was completed in 2020. The new 
declarations have been recorded at the county courthouse. 
 
Concrete Work—The concrete work for the problem areas in front of units 780, 782, and 784 
was completed in the summer of 2020. 
 
NEW BUSINESS 
Roof/Gutter Repairs—Roof related water leaks continue to be a problem. Some repairs were 
completed in 2020 but a more comprehensive solution is still be discussed and sought. 
Mountain Chalet state that getting qualified roofers out to the location to provide a 
comprehensive solution and bid has been extremely challenging. Mountain Chalet has had two 
roofing companies out this summer and fall to look at the roofs and is still waiting to receive a 
formal bid from the one. The potential solution for the ice damming, icicle formation, and leaks 
will most likely include some new gutters, new heat tape, and possible inclusion of Hot Edge for 
icicle forming problem areas. Chad Griffith also discussed the benefits of super insulation for 
when the time comes for roof replacement. This insulation could be done then and would 
significantly help with heat loss and ice dam formation.  
 
Election of Board of Directors—The terms for the two active board directors, Truman Bradley 
and Michael O’Shaughnessy, were expiring and up for election. Nancy Broner was no longer on 
the board as she had sold her unit earlier in the year. Both Truman Bradley and Michael 
O’Shaughnessy agreed to run again. Nominations were solicited from the group. Karen 
Henderson volunteered to run. There were no other nominations received. 
A motion was made and seconded to elect all three nominees to the board by acclamation. 
The motion passed unanimously. 
 
Open Forum—A question was asked if the association had budgeted for window cleaning in the 
coming year. The answer was no. Mountain Chalet will reach out to a window cleaner to get a 
bid for having the windows cleaned. Owners will be contacted to see if they would like to opt in 
on this service. This will be an owner’s expense. The cleaning would occur in late August or 
September. 



 
The suggestion was made to schedule a spring walk around of the property. This will be 
scheduled for the spring of 2021. Mountain Chalet will send an invitation with a date to all 
owners. The request was also made that chimney caps be inspected at this time for any 
damage. 
 
A comment was made that the boiler room and utility room are often extremely hot in the 
winter months. It was noted that these rooms do need to kept warm but seem to be 
excessively hot. Mountain Chalet will investigate and look into turning down thermostats in 
those rooms as well as exploring adding some insulation to the areas. 
 
ESTABLISH DATE FOR NEXT ANNUAL MEETING 
December 3, 2021 at Noon mountain time 
 
RATIFY ACTIONS OF THE BOARD OF DIRECTORS FOR PRECEDING YEAR 
A motion was made and seconded to ratify the actions of the board of directors for the 
previous year. The motion passed unanimously. 
 
ADJOURNMENT 
There being no further business to discuss, a motion was made and seconded to adjourn the 
meeting. The motion passed unanimously. The meeting ended at 1:24 PM. 
 
 
 
 
 


