LA CASA DEL SOL COUNCIL OF CO-OWNERS, INC.
Board Meeting Minutes
Wednesday, March 19, 1:00 P.M.
18757 S. Highway 377, Cresson, TX 76035

1. Call to order at 1:37 pm by President Jack Luna on Wednesday, March 19, 2025, with Jamison Drake, Secretary Bill Gunn, President Luna, Vice President Derrick Richardson, Treasurer Caren Lee, Stuart Weiss, Donna Kelly, and Mary Baker via ZOOM. 

2. Approval of minutes of Owner’s Meeting, Monday January 27, 2025 - Bill Gunn.
a. There being no discussion, Derrick Richardson moved to approve the minutes with a second by Jamison Drake. The approval vote was unanimous. 

3. Cresson Report – Mary Baker
a. Tax-exempt status
i. Still undetermined
ii. Texas recognizes LCDS as an unspecified non-profit corporation
iii. The IRS only recognizes LCDS as a corporation
b. Property and Income Tax 
i. 1120-H (Homeowner tax) reported to the IRS
1. A homeowners association files this form as its income tax return to take advantage of certain tax benefits. These benefits, in effect, allow the association to exclude exempt function income from its gross income. 
ii. Franchise Tax reported to the State of Texas
1. Each taxable entity formed in Texas or doing business in Texas must file and pay franchise tax, which is due by May 15 each year.
2. Franchise tax is based on a taxable entity’s margin.
3. Ours only lists LCDS officers. No fee.
4. Total revenue is determined from revenue amounts reported for federal income tax minus statutory exclusions.
c. Insurance [Luna to finalize by Friday, 03/21/2025]
d. Baker reported moving $100,000 from reserves to OPERATING ACCOUNTS for various anticipated needs:
i. $30,000+ increase in insurance costs
ii. Taxes
4. Presentation of financial report & reservation office – Caren Lee.
a. Lee reminded the board that all financial activities will be recorded on a cash basis as opposed to an accrual basis after Lee and Baker further identified and divided some accounts for better explanations.
b. All banks reconciled.
c. CD interest was earned and posted in February
d. NEEDS FORCLOSURE & ALLOWANCE have not changed. However, there are 23 owners reaching the 2-year limit on past-due status and need to be foreclosed.
e. AP TRADE is $3,060 paid to PIPOA and $501 to Home Depot.
f. Real Estate taxes of $49,342 were paid in January.
g. Lee noted TOTAL CASH IN BANKS – OPERATING ACCOUNTS on the BALANCE SHEET is down from $113,354 in February 2024 to $106,767 in February 2025.
h. Lee further noted TOTAL CASH IN BANKS – RESERVED is down from $124,696 in February 2024 to $106,769 in February 2025.
i. Lee also noted TOTAL CURRENT ASSETS of $681,334 in February 2024 is now $540,430 in February 2025.
j. Lee also noted TOTAL LIABILITIES & EQUITY of $933,184 in February 2024 is now $792,280 in February 2025.
k. Lee further noted TOTAL ACCOUNTS RECEIVABLE of $204,943 in February 2024 is now $135,519 in February 2025.
l. After no further discussion, Bill Gunn moved to accept the financial reports with a second by Derrick Richardson. The approval vote was unanimous.

5. Report on management of the resort – Derrick Richardson.
a. See Derrick’s report and Kevin’s report (attached below) concerning:
i. Unit upgrades.
ii. Staff updates.
iii. Maintenance updates.
iv. Other resort business
b. After no further discussion, Bill Gunn moved to accept the resort reports with a second by Caren Lee. The approval vote was unanimous.

6. Review of action items.
a. Advertising discussion
i. No response from AFVC, but Gunn will continue to pursue.
b. Status – taxes & insurance
i. Nueces County Appraisal District Business Personal Property Renditions forms MUST BE COMPLETED AND RETURNED BY APRIL 15.
a. The form states: “Business personal property, including inventories; furniture and fixtures; machinery and equipment; computers and vehicles; vessels; and aircraft is taxable in Texas if held or used for the production of income.”
i. LCDS does not produce income.
ii. Our lawyers need to guide us QUICKLY on this.
ii. Our tax attorney needs to be quizzed regarding H.O.T.

7. New Business
a. LCDS status as a non-profit must be clarified before many future plans can be activated.
b. Stuart suggested sub-committees need to be formed to:
i. Create QR code promo for new owners
ii. Create QR code for South Jetty advertising
iii. Create QR code for Island Moon advertising
iv. Create QR code for LCDS website
v. Create QR code for VRBO/Airbnb/RCI/AFVC advertising
vi. Specific program needed for VRBO/Airbnb/RCI
c. Stuart Weiss and Jamison Drake are each to prepare independent options on the new Owner Bonus Plan previously voted on and presented at the February Owners’ Meeting.

8. Who’s at the resort when?
a. No one soon

9. Set date/time for next Board meeting.
a. Wednesday, April 16, 2025 @ 1:30 pm via ZOOM

10. Adjournment.
a. Bill Gunn moved to adjourn the meeting and Stuart Weiss seconded it. The vote was unanimous. 
b. President Luna declared the meeting adjourned at 2:24 p.m. and called for an Executive Session
11. An Executive Session of the Board of Directors was called so President Luna could discuss LCDS's current insurance policy changes.


Respectfully submitted,

Bill Gunn, LCDS Secretary




Resort Reports
		
Derrick March Report 2025
I reminded Kevin of the following:
· Please make sure there is lighting in front of unit 211, even if it is soft lighting. 
· Put a lock box on the spare units to allow owners to relocate, if necessary.
· Effective today, send all Customer Surveys to the Reservation Office. 
· Send all the most recent backflow certificates to the Reservation Office, please. 

Cresson Office Visit March 12, 2025
Today, I had the pleasure of visiting the Cresson Office. It was quite an eye-opening of the hands-on work that goes on there. I observed a number of files, file cabinets, and storage boxes with documents.
The staff is happy with each employee working 3 days a week.
The staff reported that reservations are not coming in like they used to. We need to work on our marketing to bring in owners and revenue.
We have a lot of owners from San Antonio using the Owner Bonus Time. We should consider marketing in San Antonio. We should also consider marketing in the Island Moon and South Jetty. 
We need to consider raising the cost of IP weeks and the Owner Bonus Time from $85 to $100 for one bedroom and from $100 to $125 for the two bedrooms. Jamison can give you the numbers on this.  [Stuart Weiss and Jamison Drake are each to prepare independent options on the new Owner Bonus Plan previously voted on and presented at the February Owners’ Meeting.]
We need to understand our tax status before we allow non-owners to book with us. Revenue from non-owners needs to be recorded differently and pay a different tax on that revenue. I got that right; Mary can elaborate more. 
Priority concerns:
1. Tax-exempt status
2. Property and Income Tax 
3. Insurance [Luna to cover in Executive Session]
If some of the duties need to be delegated, please inform the board. Some board members are available to help. 

LCDS visit March 1-7, 2025
The place looks great. The staff is happy and working together. 
Stuart suggested for the fishing dock
· Dish soap 
· Scrub brush for counter 
· Replace the ruler for measuring fish. The current one is coming off. 
Stuart trimmed the palm tree in front of the office. Please trim both palm trees in front of Unit 113.
Stuart laid new dirt in front of Unit 102 where people walked over the greenery. Add some type of barrier to keep people from cutting through to allow the greenery to grow.  Maybe some lawn trim or something. 
Stuart planted more plants and trees. Please water them so they continue to grow. 
Please trim the other greenery and continue to water. 
Social Media
Maddy is going to take over the YouTube channel and post a 30-second video on the days she works. She had an idea to show the units on video
Maddy is going to set up a TikTok page using the same login and password for the YouTube Channel. 
Other
Four units (104, 105, 204, and 205) need new windows. We have already discussed this. 
Unit 102 is being completed.
Unit 111 new flooring installations 3/21.
We keep at least one spare room for unexpected issues. 
New paint for pool deck 3/21.
Approved a crane to move ACs from Building B to Building A. 
We discussed and finalized the Board’s Service and Emergency Call-Out position. 

Kevin March 2025 Report
*2-20-25:  began preparing 110 for new flooring, moving all furniture out, removing carpet, padding, tack strip, and tile by the entrance way—hauling to dumpster 
*2-21-25: finished demo on living room and dining room, put flooring down in living room 
*2-22-25: worked on flooring 
*2-25-25:  unit 102 had cabinets being installed; pool heater out—diagnosed a bad thermocouple, tested sensors and replaced thermocouple—pool heater working again, unit 210 toilet seat came off—replaced both bolts and good; worked on flooring in 110 
*2-26 & 2-27-25: cleaned pool heater; replaced thermal fuse again; worked on flooring in 110 
*3-3 / 3-7-25: finished unit 102, installed 2 new faucets and new plumbing underneath both sinks; replaced garbage disposal; repainted entire kitchen and patched & painted other areas where damaged and cleaned up 
*3-10-25:  tore pool heater completely apart and cleaned heat exchanger; removed all burners and gas lines and cleaned—now venting like new; unclogged bathroom sink in unit 210; no a/c in unit 205—traced to blown fuse—replaced and tested both heat and cool and everything worked, will keep an eye on this system 
*3-12-25:  unit 110 had bad valve in shower and handle came off—replaced valve and grinded old handle to fit newer style valve—tested and no leaks 
*3-14-25:  no a/c in unit 108 2nd floor—found blown fuse again, tested circuits and found shorted wire in air handler, repaired wire and replaced fuse and system cooling again 
*3-15-25:  leak in ceiling of unit 110 in living room ceiling—checked all plumbing in unit above, unit 210 and found nothing leaking, cut ceiling open in several places and found water but could not determine source, could be condensation on a cold water line in the ceiling, will insulate pipe and patch holes and texture and paint to match; refrigerator in 108 not cooling—temperature was turned up the whole way and evaporator iced over—had Ryley thaw with a hair dryer and turned down temp to factory setting—cooling now as it should 
*3-17-25: did further investigating on ceiling leak in unit 110 and still could not determine source. Will insulate and patch tomorrow as well as begin flooring in unit 111.

Gunn Actions
Secretary Gunn has thoroughly researched LCDS status as a non-profit organization, Registered Agent status, and old LCDS Board suggestions. He investigated:
1. The original Certificate of Incorporation from the Texas Secretary of State
2. The Amended Declaration of Condominium for La Casa Del Sol Condominium
3. The Sixth Amended Bylaws of La Casa Del Sol Council of Co-Owners, Inc.
4. Current LCDS Rules and Regulations
5. Certificate of Filing, Resignation of Registered Agent, Texas Secretary of State
6. Nueces County Appraisal District Business Personal Property Renditions Forms 
7. 2015 LCDS Proposed Rental Program

Gunn spoke with a representative of the IRS about our 501c status and our tax exemption status. I got considerable clarification.
1. With considerable help from Mary Baker (THANK YOU!!), I have now registered as our Agent of Record since Jack Luna was prohibited by company policy to accept that responsibility.
2. With considerable help and multiple phone calls with Mary Baker (THANK YOU!!), I have now registered as our Agent of Record since Jack Luna was prohibited by company policy from accepting that responsibility.
3. Yes, LCDS was organized under the Texas Non-Profit Corporation Act. That we knew.
4. However, LCDS was NEVER recognized by the IRS as a non-profit organization because no paperwork was EVER submitted. This may be why we are not tax-exempt!
5. We are not a 501(c)(4).
6. We must complete an IRS Form 8976 (https://www.irs.gov/charities-non-profits/electronically-submit-your-form-8976-notice-of-intent-to-operate-under-section-501c4).
7. Then we must complete an IRS Form 1024 (https://www.irs.gov/forms-pubs/about-form-1024-a) and pay a $600 completion fee via pay.gov with our submission.
8. LCDS will receive a "Determination Letter" that identifies any additional forms to be completed by a specific date, including the annual form.
9. And that, boys and girls, is how we might become a 501(c)(4).
10. Nueces County Appraisal District Business Personal Property Renditions forms MUST BE COMPLETED AND RETURNED BY APRIL 15. 
1. The form refers to the legal description of LCDS as Personal Property!
2. And LCDS does not produce income.
3. Our lawyers need to guide us QUICKLY on this before April 15.
11.  In 2015, the LCDS Board proposed a very interesting rental program but never acted upon the concept. Mary, Derrick, and I played with it. I will send it out before the next board meeting for your scrutiny and possible input.
12.  Armed Forces Vacation Club (AFVC) does not have a Sales/Marketing Group. I sent a “CONTACT inquiry” to AFVC to ask what their process of booking units, charges, taxes, etc. would be with LCDS units.
1. The response came from Jonathan Mahan with RCI:
Hello

This email made it back to me as I am your RCI account rep for La Casa del Sol.  The AFVC is a small club offering in which RCI allows our service men and women to book into discounted exchange availability once it hits a certain date threshold.  These should be treated as any other RCI check-in as far as your processes.  They are not accessing your inventory in any other way.

Hope this makes sense.
Reach out with any further questions.
Jon

2. My response:
I am the Secretary for La Casa del Sol, Council of Co-Owners, Inc. on North Padre Island outside Corpus Christi, Texas. We are a small, intimate 23-unit resort one block from the Gulf of Mexico, and our fishing dock is on Laguna Madre.

You now have us listed as a possible vacation spot on AFVC, which is great! We have many active military calls from the NAS Corpus Christi. However, we have never been informed of your reservation process. Do they make the reservation through AFVC, or do they contact us? Who collects payment? How are we reimbursed? How do you know if we have space available if we are not contacted? Who pays state and local taxes including H.O.T.?

We must understand your process and how it will interact with ours so we can both serve past, present, and future heroes.

3. Jon’s Response:
So the easy answer (hopefully!) to all of the questions below, is that this is RCI member deposited inventory.  So, if an owner at La Casa del Sol banks their week with RCI, then it is verified by someone at your resort, then it goes into our system.  AFVC is a part of that inventory exchange, so pricing info is needed. That inventory becomes RCI’s and your owner is given another week somewhere else in exchange. You should be made aware of any transactions in the same way as any other RCI reservation. You can see all inbounds in your RCI partner portal. Any inventory you own or control, would not make its way into this program unless your owners have deposited it with us and you have verified it. 
 
Hope that helps but let me know if there is still something missing.

Thanks!
 
Jon
4. AFVC may not be a viable rental opportunity for LCDS. Let’s discuss this.




