
 

Beaver Creek Lodge 

Board of Directors of the Association 

Meeting December 12, 2023. 
 

 

Date: December 12, 2023 

Location: Board Room of the Beaver Creek Lodge 

Time 11:00 AM MST 

 

  Minutes of the Regular Board meeting held on December 12, 2023 

 

A regular meeting was held by the Beaver Creek Board of Directors on December 12, 2023, to discuss, 

consider and potentially act on the following matters: 

• Review of the 2023 Forecast to Budget  

• Review and Approve the 2024 Budget  

• Review CapX Projects Funded by Reserve 

• Special Assessment Loan Update   

• Set Beaver Creek Lodge Homeowners Association Annual Meeting Date  

• New Business  

• Owners Forum    

 

Board Members Attending via Zoom: 

Mark Kessler, President, Hotel Member 

Steven Broadbent, Vice President, Hotel Member 

Chrisy Rediehs, Hotel Member 

Jim Clancy, Commercial Member 

 

Other persons in attendance: 

Pete Wu, President Kessler Collection 

Paul Jeppson, General Manager Beaver Creek Lodge – in person 

Pernille Lake, Corporate Assistant Director of Finance 

Bob O’Rourke, Corporate Director of Internal Audit 

David Starr, Corporate Director of Engineering 

John Evans, Controller – in person 

 

Introduction and Roll Call:  The December 12, 2023, Board Meeting was called to order by Mark Kessler 

and roll call was taken by Mark Kessler. He established that there was proof of notice of meeting and 

confirmation of a quorum has been achieved with four of the Board Members in attendance. 

 



 

Current Year Financial Review 

 

Paul Jeppson reviewed the current year’s financials. 2023 has been a very robust year with the Beaver 

Creek Lodge proving it to be one of the best hotels in Beaver Creek and Eagle County. Even with a lot of 

outbound travel to Europe and slowing group demand in the mountains we were able to equal our 

record results from 2022 which is very exciting. 

2022 YTD Association Costs 

Overall costs for the Association are predicted to be $30k or 2% less than planned. We planned on 

having savings of $60k to offset the overage from the previous year so we ended up short $30k.  Still 

with the increased costs of Insurance and Utilities saving $30k was good. 

Insurance - $15k over budget due to drastic increases in insurance cost for Colorado Properties. Brian Py 

with the Kessler Corporate office contacted 80 insurance companies to be able to place the current 

insurance, which is more expensive than we wanted but substantially cheaper than some of our 

neighboring properties which saw a 100% increase. 

Waste Removal – 12k over budget. Cost for Waste removal has substantially increased this year 

including the cost for recycling.   

Electric – 12k over budget – Increased usage and cost per kilowatt-hour drove up our costs. 

Gas - $45k over budget – High prices remain in the gas market.  We contract about 60% of our gas with a 

fixed price contract and the remaining is in a coop with facilities on the Front Range. This portion is 

subject to fluctuations in the Spot Market on gas. 

 

Update on 2023 Capital Projects 

 

AC for Lobby - New Air Conditioning was installed for the Lobby. 

AC for Back of House – New Air Conditioning was installed for the Back of House offices. 

Sonifi Installation – The new streaming and movie service was installed. This was a Marriott 

requirement. 

Roof repairs – Another heavy snow year impacted the roof tiles. We spent 29k on roof tiles, 4k on 

gutters and 6k on heat trace. 

Pool Decking – 34k to strip, sandblast and resurface the pool deck. 

2nd Floor Balcony – 14k to resurface the 2nd Floor Balcony from 211 – Charlies T-shirt. 

Overall Capital Expense is expected to be about 196k vs a plan of $354k.  Several large projects had to be 

delayed due to timing. 

 

 



Review of 2024 Operating Budget 

 

The CPI this year is 6.035% based upon the Denver-Aurora-Lakewood CPI numbers. Our utilities and 

insurance were the main drivers for increased costs for the Association. The Budget 2024 numbers vs 

budget 2023 are below. 

 

- Increased bandwidth was not needed to support the new streaming service   (5k) 

- Insurance is increasing at a rapid rate due to forest fire risk                                     40k 

- Maintenance Wages increased         10k 

- New Elevator Contract with Otis will save money     (6k) 

- Waste Removal          15k 

- Water              9k 

- Gas           49k 

- Electric           12k  

   

 

Overall Operating expenses are $1,498,463 which is an increase of 9.9% in 2024 budget over 2023 

budget. This translates to increases of: 

 

Commercial   13.76% 

Residential         3.93% 

Hotel      5.75% 

 

These will vary unit by unit a little based upon several factors. 

 

Capital Reserve Budget 

 

The Capital Reserve Budget for 2024 is $316,703. 

 

The following projects make up the majority of our 2023 items. 

 

Tile Roof System - Budget to maintain the integrity of our roof system. This project will go hand in hand 

with other projects listed in the Capex plan such as Gutter/Downspout and Snow fence.  

New Bell Carts – Need 3 new bell carts. 

Loading Dock Door Replacement – Last of the three garage doors to replace. 

Loading Dock Lift Replacement – 20-year-old lift gate that is leaking now. 

Front Beam Replacement in Porte Cochere 

The Beams rotted out in several places.  We are looking to have these Beams replaced. 

Interior Furniture 

Replace Worn Common Area Benches inside Lobby, Gallery and on 2nd floor. 



Meeting Room Upgrade 

Larkspur and Juniper need to be upgraded to modern meeting spaces with new linen-less tables and 

technology packages for Hybrid meetings.  New Board Room chairs 

Building Light Exterior 

Working with Beaver Creek Resort Company on exterior lighting package where they will absorb some of 

the cost.  We will be replacing the missing two lights at the entrance to Alpine and Antlers. 

Cable installations for Server Room 

Install the cabling from the phone room closet in Condo Garage to Front Desk.  This will allow the new 

servers to be in a secure location, which is not the case currently. 

 

Approvals 

 

2024 Budget - Steve Broadbent motioned to approve the proposed 2024 Budget as presented. Jim 

Clancy seconded. It was unanimously approved. 

 

2024 Reserve Expenditures – Steve Broadbent motioned to approve the proposed 2024 Budget as 

presented. Jim Clancy seconded. It was unanimously approved. 

 

 

Replacement for David Rivard Board Seat – David Rivard wished the Board well and had previously 

recommended as his replacement, Mike Barry in 212.  Steve Broadbent motioned to approve Mike Barry 

to serve for the remainder of the term ending April 2024. Jim Clancy seconded.  The Board unanimously 

approved having Mike Barry serve out the remainder of David’s term which will be up at the annual 

meeting. 

 

 

Review of Old Business and New Business. 

2024 Annual Meeting – The Board discussed Annual Meeting dates and agreed to holding the Annual 

Meeting on Saturday April 6th at 1pm Mountain Time. 

 

Window Assessment -The Board was presented with the Window Assessment by TimeKey Glazing. They 

did a thorough review of the buildings’ windows and developed a comprehensive report. The report 

noted that they are coming to the end of life and that the estimated replacement cost is between $2.1 

million and $2.6 million.  This is more than we had anticipated in the Reserve Study. The Report 

mentioned that they have about 5 years of useful life still in the windows.  The Board directed the 

Management Company to get additional estimates to validate the actual cost necessary to budget. 

David Starr will find some companies that can give us estimates to compare. 



Reserve Study – The current Reserve Study is from 2019. The numbers in the report are all out of date, 

especially when considering the increased inflationary pressure on construction.  The Board discussed 

this and requested we update the Reserve Study. 

Lighting Project – Jim Clancy reviewed the Beaver Creek Resort Company Lighting Project with the 

Board.  The project is a partnership with the Resort Company and participating Lodges to improve the 

lighting in Beaver Creek and create a visionary sense of place with light and interactive areas. 

Adjournment 

With no further discussion, Mark thanked all for participating in the Board of Directors Meeting and the 

meeting was adjourned. 

  

 


