
Special Board Meeting
August 18, 2025



Special Assessment Overview

• Why is this needed?

• How was it calculated?

• Why the short notice?
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Why the Special Assessment is Needed

• Fund operational shortfall for 2025

• Cover payments for renovation cost contracted and 
complete or near complete. 

• Restore capital reserves to $350K

• Pay for emergency repairs to sewer, stairs, pool, etc. and 
fund required repairs known for 2026

• Establish a fund for renovating the final 32 Villas

• Stabilize financial position
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Why is There an Operational Shortfall?

• A history of using current year's fees to pay last year's 
expenses

• A history of undercharging Annual Maintenance Fees 
(see chart)

• Growing number of ARR-owned intervals with No 
Maintenance Fees paid
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Maintenance Fees: Actual vs Projected

Projection uses Phoenix CPI where available, national CPI otherwise. Figures are estimates.
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Urgency Timeline

• October 26, 2024: 2025 budget approved showing positive net income

• November 26, 2024: Financial info presented – no major issues identified

• January 26, 2025: Loan attempted to replace renovation funds used for 
operational shortfall

• February 25, 2025: Former GM gave written retirement notice

• March 19, 2025: New GM starts; 

• June 25, 2025: Board decides to notify owners of need for emergency 
Special Assessment

• July 9, 2025: Special Assessment notice issued
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Calculation of Special Assessment

• Initial calculation by GM using best data 
available (some from prior GM)

• Urgency to advise owners of financial 
situation 

• Board has revisited the calculation
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Original Calculation of 2025 Special 
Assessment
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What are the changes?

• We updated the cash shortfall to keep the resort open 
through 2025

• There was no allowance for the Best Western to pay their 
share.  This has been added

• This assumes the final phase of renovation is paused and 
the money required is put in a reserve account to fund 
that phase.

• There was a payment made for the renovation that was 
not accounted for
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Updated Calculation of Special 
Assessment
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Accommodation for a payment plan

• To accommodate those owners that might 
struggle to fund this entire amount by the due 
date, the board will allow for the following 
payment plan.

– $300 by Sept 1, 2025.  

– $200 by the 1st of each month following for 6 
months.

– If payments are made on time, there will be no 
restrictions on reservations.
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How was shortfall calculated
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Status of Collections

• As of the morning of 8/18:

– Total dollars collected: $1,371,319.25

– Total number of intervals: 914 (34%)

– Number of owners: 528
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How was the remaining renovation 
costs calculated?
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How was the BW Share Calculated

• BW is paying their share (@49%) of everything 
except any costs that might be incurred by the 
pausing the renovation.

• Since renovation funds were diverted to pay  
operating expense, the operational shortfall 
would have been larger; thus, BW is also 
contributing toward the final payment of the 
renovation of the 29 villas
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What are the emergency repairs

• The sewer lift station was failing and repairs 
are underway now - $100K

• There are stairwells that are unsound and 
unsafe and need to be addressed immediately 
- $90K

• The $400K for 2026 is for known and critical 
repairs needs including the pool
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Explain the Capital Reserves

• The board established a starting reserve of 
$350K in the 2024 special assessment

• Those funds were also used to cover 
operational shortfall, so it needs to be 
replenished.
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What is the Renovation Reserve Fund 

• Since we have paused the final 32 Villas, we 
are setting aside funds that will be needed 
once this project moves forward
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Why is There a Renovation Shortfall?

• Scope added once model Villas completed (+$105K)

• Prior management used SA #1 funds for operations
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Can We Stop the Renovations?

• The current phase of 29 units needs to be completed as 
planned and that final payment is included in the 
calculations.  The renovations are not the primary 
financial issue

• The final phase can be paused or cancelled completely.  
The board is proposing a 60 day pause to determine the 
best way to move forward, but is reserving the funds to 
assure the work is completed in short order

• The pause is not without risk of increased cost and 
delays. 
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Board Proposal
For discussion and voting

• Allow for installment payment to ease the burden on 
owners with $300 due by 9/1; $200 by the first of 
October, November, December, January, February and 
March.

• If the majority of owners pay the 1st installment that will 
be an indication that ARR will have funds necessary to 
continue operations and cash needs.

• If special assessment funds are not received the resort 
may be unable to meet its financial obligations for an 
extended period of time.
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Board Proposal for 
Discussion and Voting (cont)

• Approve and execute 2.5-year management agreement 
with Vacatia to provide professional management 
support to operations which includes management of the 
proposed payment plan.

• Board will establish a committee inclusive of owner 
participation with details provided at the upcoming 
annual meeting.
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Why should you pay?

• This is a unique property that has bright future if it is properly 
funded and professionally managed by Vacatia

• With renovated units you will have an enhanced offering to 
stimulate the rental program as well, enhance interval sales 
and value, and improve the experience of owners today

• Vacatia will materially improve the marketing and sale of 
interval units

• Vacatia will offer another opportunity for exchange within 
their system

• The resort will be on firm financial footing with future 
reserves available as it ages.
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Questions from Owners

• Will take questions from raised hands in the order raised.

• Please limit your comments so that as many as possible 
may speak

• Try to avoid asking a question that has already been 
addressed

• Be respectful
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