La Casa Del Sol Council of Co-Owners Inc.
ANNUAL OWNERS MEETING MINUTES
Saturday, February 28, 2026
1:00 P.M.
Agenda:

1. LCDS Interim President Derrick Richardson called the meeting to order at 1:00 pm. Board Member Jamison Drake introduced the board members present – Mary Baker, Reservation Office Manager, Secretary Bill Gunn, Interim Treasurer Holly Sparkman, and Resort Manager Jessica Johnson. Drake introduced the board members attending via ZOOM – Donna Kelly, Stuart Weiss, Derrick Richardson, Vice President in Charge of Resort Operations and interim president. Drake then welcomed the owners attending in person and those viewing via ZOOM.
2. Board member Jamison Drake congratulated Mary Baker on her years of service to LCDS. She was presented with a gift card and flowers. She will be missed.
3. Interim President Richardson asked attendees if there were any questions and/or comments concerning the 2025 Annual Owners Meeting Minutes.
a. There being no questions or discussion, Derrick Richardson moved to accept the minutes of the 2025 Annual Owners Meeting, with a second by Jennifer Douglas. The vote was unanimous.
4. Interim Treasurer Sparkman presented the financial report, the proposed 2026 budget, and potential scenarios for the future of LCDS.
a. Audio problems with a microphone limited ZOOM participants for hearing at large comments.
b. Summary of LCDS Financial Status is attached below.
c. Sparkman’s presentation is attached below.
d. LCDS is faced with only three (3) possible solutions:
i. Raise Dues
ii. Allow for 3rd party rentals of LCDS deeded units
iii. Prepare the property for sale over the next two years to prevent a distressed sale.
e. 
f. Jennifer Douglas moved to approve the financial report and budget for 2026, with a second by Jim. The vote was unanimous.
5. Report on management of the resort – Derrick Richardson, VP in charge of Resort Ops.
a. VP Richardson’s resort report is attached below.
b. There being no further discussion, Jamison Drake moved to accept the resort report with a second by Bill Gunn. The vote was unanimous.
6. New Business.
7. Nomination and election of board members. 
a. Richardson read the brief bios on the two candidates for board positions since they were not present. Open question time for owners to address the Board.
b. David Turner and Chris Gale were the only owners with expressed interest in being a board member.
c. The results of the board election were a unanimous acclamation. CONGRATULATIONS TO David and Chris.
8. Drawing for free IP week for non-attending proxy and attending owner by Jamison Drake.
9. Other business to come before the board.
a. Bill Neal moved to secure an insurance quote, but his proposed quote would have been from Higginbotham, whom we are already exploring.
b. Bill Neal moved to secure a property appraiser to determine the current value of LCDS.
c. Dave Fox asked for an amendment to seek two appraisals.
i. A no-cost appraisal
ii. A professional appraisal
d. This was seconded by Bill Gunn, and the vote was unanimous.
10. There being no further business to come before the owners, Interim President Richardson called for a motion to adjourn. 
a. Bill Gunn moved to adjourn and was seconded by Jamison Drake. The motion was unanimously approved, and the meeting adjourned at 2:52 pm.
11. At the conclusion of the meeting, an Executive Session was conducted by a quorum of board members to elect officers at 3:09 pm.
a. Sparkman nominated Derrick Richardson to be President with a second by Bill Gunn.
b. Richardson nominated Jamison Drake to be the Vice President of Resort Operations, with a second by Bill Gunn.
c. Drake nominated Holly Sparkman to be Treasurer/Secretary with a second by Jamison Drake.
d. All votes were unanimous, and the new officer slate was approved.
e. The Executive Session adjourned at 3:31.



Respectfully submitted by Bill Gunn, LCDS Secretary







CURRENT FINANCIAL STATUS OF LA CASA DEL SOL

Overview
La Casa del Sol currently faces significant financial challenges. The organization has enough cash flow to maintain operations for approximately two more years without raising maintenance dues or imposing special assessments. However, the sustainability of the resort is at risk unless key changes are made.
Current Ownership and Financial Situation
Of the 1,196 potential owners, only 450 are currently participating. To continue operations, it is necessary to raise the maintenance dues for one-bedroom units and for two-bedroom units. Without this increase, La Casa del Sol will not be able to operate beyond the next two years. As more owners leave, the dues will have to be increased annually to cover ongoing operating costs.
Immediate Financial Needs
Outstanding Accounts Receivable
Unpaid Accounts
Currently, there are 77 owners who have not made any payments for the year, resulting in a total outstanding balance of $75,973.20. 
Delinquent Accounts Approaching Foreclosure
In addition, there are 17 accounts that are significantly overdue and are close to requiring foreclosure action, totaling $29,883.49. 
Total Amounts Due
The combined total owed by unpaid and delinquent accounts is $105,856.69. 
Overall Outstanding Receivables
When including all payment plans, the total outstanding accounts receivable is $184,319.15. 
Reasons for Financial Strain
· Insufficient number of owners: The organization loses about 12% of its owners each year for various reasons.
· Owner attrition due to dues increases: When dues are raised, approximately 20% of owners leave.
· Rising property taxes: Property tax has tripled since 2023.
· Increased insurance costs: Insurance premiums have also tripled since 2023.
Actions Required for Continued Operation
· Increase ownership: As a single resort not owned by a large company and without investors or shareholders, growing the owner base is essential for survival. Timeshares structured like LCDS are a thing of the past. We are not owned by a big company. We do not have investors and shareholders. We are a single resort in one location. This is the natural evolution of timeshares structured like ours.
· Allow non-deeded units to outside rentals: The organization needs to consider contracting a third-party property management company to rent units, particularly during the profitable summer months. Success depends on making units available during this period. 
· Raise dues as necessary: Dues must be increased when owners leave, or when insurance and property tax costs rise.
Changing Landscape and Strategic Options
How LCDS Has Changed
LCDS is not the same organization it once was. In the past, there were many owners, and revenue was strong. Today, vacationing habits have shifted, and people are choosing other destinations instead of spending all their vacation time at La Casa. Additionally, platforms like Airbnb and VRBO now offer rates comparable to what we charge, but without the long-term obligation. The way people work has also changed, with more remote, hybrid, and flexible work arrangements allowing for different travel styles.
Strategic Options for the Future
1. Recommit to LCDS: Members can choose to renew their commitment to LCDS, returning to the tradition of family and generational vacations. To support this, the resort has upgraded its Wi-Fi to better accommodate remote workers.
1. Third-Party Rentals: The organization has contacted two vacation rental companies on the island; however, they expressed no interest unless they could access the resort’s entire calendar.
1. In-House Vacation Rentals: Managing rentals internally is another possibility, but this would require additional effort from staff. It may become necessary to increase wages or hire more personnel to handle the rental site. This will not affect your deeded week but will affect availability of Interval Plus Week and Owner Bonus Time. 
1. Convert to HOA: If it is no longer feasible to operate in the traditional way, one option is to sell units to the owners and convert the organization into a Homeowners Association (HOA).
1. Sell the Property: As a final option, if continuing operations is not possible, the entire property could be sold to an outside buyer.
1. We will go over these five options in detail in the financial report. 

ADDED NOTES FROM LCDS RESERVATION OFFICE ON 02/4/2026

1. We have 77 folks that have not paid anything yet this year, totaling $75,973.20. 
1. We have 17 Lates that need foreclosure, totaling $29,883.49. 
1. For a total of $105,856.69
 
1. The total outstanding Accounts Receivables including payment plans is $184,319.15



[bookmark: Budget_Purpose,_Process,_and_Components]Budget Purpose, Process, and Components
· Budget purpose
· is not to spend the least amount of money possible
· is to spend an appropriate amount of money to:
· Prioritized safety and soundness
· Protect owner investments
· Position owner investments to flourish
· Budget process
· involves developing and presenting the information necessary for board members, in their fiduciary capacity representing owners, to make good decisions
· Budget components
· Resort operating
· Insurance
· Property taxes
· Capital spending budget (short and long term planning critical)
· Healthy cash position	2
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[bookmark: Major_Categories_of_Spending]Major Categories of Spending



· Insurance
· Property taxes
· General maintenance: staffing, utilities, operating repairs & maintenance (< $2k per expenditure), legal, dues & subscriptions, rent, supplies, etc.
· Capital needs: HVAC, flooring, cabinets/counter tops, appliances, furniture, windows, roof, interior & exterior painting, pool resurfacing & decking, parking lot resurfacing, railings, retaining wall, docks/decks, etc.
· Short-term (1-3 years)
· Mid-term (4-10 years)
· Long-term (10 to 30 years)
3
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[bookmark: La_Casa_del_Sol_Budget_Challenges]La Casa del Sol Budget Challenges


· Rising costs of insurance and property taxes
· Rising costs of staffing and general inflation on goods and services
· Aging infrastructure causing maintenance costs and capital improvement needs to rise
· Obsolete technology stack
· Quickbooks Desktop will no longer be supported by Intuit. The board has approved the move to QuickBooks Online (QBO) and automating payroll through Intuit, integrated with QBO. Minimal incremental software costs. Will allow for remote access by staff and board which would allow for closure of Cresson office when the lease is up in one year with savings of over $12,000 annually.
· Manual telephone only reservation system and staffing management. Board has identified InnRoad which is a cloud-subscription based property management system (PMS) which would allow online reservations, online check in and check out, automate gate and door codes by email/text, platform management of housekeeping and maintenance work orders, automated billing and payment of maintenance dues and IP fees, etc. Estimated cost $6,000 annually.
· Declining number of owners –
· Causing costs per owner to rise
· Inability to market to new owners due to Texas timeshare industry facing significant, long-term decline driven by oversupply of unwanted units, high maintenance fees, and the rise of flexible vacation rentals like Airbnb and Vrbo. Source: https://mytimesharehelp.com/f/how-airbnb-vrbo-google-crashed-the-timeshare-resale-market
4
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[bookmark: Historical_Financials_and__2026_Budget_O]Historical Financials and 2026 Budget Overview

	
	
		Actual	
	Budget 
	

	
	
	  2021 
	  2022 
	  2023	
	  2024	
	  2025	
	  2026 
	

	
	TOTAL OPERATING REVENUE
	565,545
	539,973
	540,626
	598,764
	562,775
	572,094
	

	
	TOTAL OPERATING EXPENSES
	482,376
	551,292
	519,918
	639,105
	641,569
	646,357
	

	
	NET OPERATING INCOME
	83,169
	(11,320)
	20,709
	(40,341)
	(78,794)
	(74,263)
	

	
	ASSESSMENT & OTHER ACTIVITY
	85,500
	13,850
	109,997
	(126,267)
	(6,364)
	-
	

	
	Normalize 2022 Assessment
	(80,116)
	51,114
	29,002
	
	
	
	

	
	Normalize 2023 Assessment
		-	
		-	
	 (132,631)
	 126,267
		6,364
		-	
	

	
	Normalized Net Income
	88,554
	53,645
	27,076
	(40,341)
	(78,794)
	(74,263)
	

	
	Accrual to Cash Adjustments
	 (65,373)
	 (31,904)
	  54,231
	 (41,874)
	  26,058
	  74,263
	

	
	Net Cash Flow
	23,180
	21,741
	81,308
	(82,215)
	(60,264)
	(52,736)
	

	
	Beginning Cash
	 230,868
	 254,048
	 275,790
	 357,098
	 274,883
	 214,619
	

	
	Ending Cash
	254,048
	275,790
	357,098
	274,883
	214,619
	161,883
	



	
	* Mainenance fees restated for proper period. Bad debt for 2025 and 2026 restated for anticipated
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	write offs
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[bookmark: Dues_History]Dues History

		Actual	
	Budget 
	 Modeled*

	
	  2021 
	  2022 
	  2023	
	  2024	
	  2025	
	
	  2026 
		2027	

	Maintenance Fees
	453,032
	398,180
	386,307
	449,559
	410,840
	
	434,359
	501,930

	# Owners Billed
	560
	547
	539
	515
	483
	
	449
	429

	1 Bedroom Dues
	625
	625
	675
	800
	800
	
	950
	1,150

	2 Bedroom Dues
	750
	750
	800
	950
	950
	
	1,150
	1,170

	Actual Expenses per Owner
	
	
	
	
	
	
	
	

	Insurance
	94
	103
	111
	124
	197
	
	226
	246

	Net Maintenace
	505
	581
	492
	728
	675
	
	759
	762

	Taxes-Property
		61
		64
		75
		99
		141
	
		148
		155

	Total Actual Exp per Owner
	660
	749
	678
	951
	1,014
	
	1,133
	1,163

	Normalized Net Income
	88,554
	53,645
	27,076
	(40,341)
	(78,794)
	
	(74,263)
	3,084

	* 2027 modeled for total net expenses similar to prior year, fewer owners, to break even net income
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[bookmark: Possible_Solutions]Possible Solutions


· Raise Dues
· Allow for 3rd party rentals of LCDS deeded units
· Prepare the property for sale over next two years to prevent distressed sale.
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[bookmark: Dues_Only_Approach]Dues Only Approach


· Dues from 2026 to 2027 would have to increase as follows just to maintain existing spending to get to cash flow break even:

	
	1 Bedroom
	2 Bedroom

	2025
	$950
	$1150

	2026
	$1150
	$1170


· Above does not include special assessment schedule for short, mid and long-term capital improvements
· A owners only, dues only approach likely not sustainable as likely to drive more owners to exit exacerbating the problem.8
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[bookmark: Third_Party_Rentals_Approach]Third Party Rentals Approach


· Limits availability for owners during summer season – critical to success of third party rental program
· Significant increase in insurance costs ($10k-$20k estimated)
· Investment in keyless entry door locks ($20k estimated)
· Investment in online property management system (PMS) critical to making this work ($6k estimated)
· Dated units finishes, furniture and appliances may not be competitive to local market rental inventory, may require investment to update units made available for rental (unknown cost)
· No guarantee we can self market / manage to achieve budget shortfall (risky)9
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[bookmark: Real_Property_Sale_Approach]Real Property Sale Approach



· Buyer goals will determine purchase price based on market cap rates (7.5% currently)Proforma Sale Analysis



Distressed

Medium

High

2025 NCAD
Value
Value
Value

	Value	
 Estimate 
  Estimate	
 Estimate 
1 Bedroom
117,125



2 Bedroom
171,366



Total Value
2,802,357
1,500,000
2,250,000
3,000,000
Commission

(90,000)
(135,000)
(180,000)
Closing Costs

  (30,000)
	(30,000)
  (30,000)
Net Sales Proceeds

1,380,000
2,085,000
2,790,000
Wind down costs

 (100,000)
	(100,000)
 (100,000)
Net Sales Proceeds

1,280,000
1,985,000
2,690,000
# owners

450
450
450
Distribution per owner

2,844
4,411
5,978


· Explore non-realtor sale options
· Explore realtors willing to list (6% commission)
· May require improvements or repairs that are not modeled in the proforma sale analysis
· Housing market is flat due to high interest rates and economic uncertainty, could take years to find buyer10
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[bookmark: Next_Steps]Next Steps



· LCDS Board will continue to evaluate all combinations of the three proposed solutions and provide updates to Owners.

· We encourage owners to continue to provide input and volunteer professional services if you have the expertise to support these LCDS Board initiatives.

· Be patient and kind to staff and volunteer Board members regarding maintenance, staffing, and dues issues.

· Contact the LCDS Board President or Treasurer with feedback and suggestions.


From the VP Desk
Welcoming New Team Members
We are excited to introduce our newest staff members at the resort. Jessica, our new Resort Manager, has joined the team and is already making a positive impact. In addition, our two Resort Specialists play a crucial role in keeping the resort running smoothly. Their dedication ensures that operations remain functional, clean, and up to the standards we all expect.
Current Revenue and Ownership Status
Despite these positive developments, we are currently facing a decline in revenue. Out of the 1,196 available units, we have only 450 owners. Increasing the number of owners is essential. In previous years, the organization relied primarily on word-of-mouth referrals to attract new owners. However, this approach has become less effective recently. As a result, the board is actively exploring alternative strategies to boost ownership and revenue.
Fee Adjustments and Maintenance Dues
To ensure that our current level of service is maintained, the board has made the difficult decision to increase several fees to cover operating expenses. These adjustments are necessary in light of rising costs and the need to keep our operations running smoothly.

Owner-Sponsored Time
· The cost for owner-sponsored time has been updated. A one-bedroom unit will now incur a fee of $500 year-round. Two-bedroom units remain exclusively available to owners and are not accessible to non-owners.
IP Units
· The fee for IP one-bedroom units has increased to $400 per week. For two-bedroom units, the new rate is $500 per week.

Owner Bonus Time
· Owner bonus time fees have also been adjusted. The cost for a one-bedroom unit is now $100 per night, while two-bedroom units are priced at $130 per night.

Winter Texan Fee
· For owners participating in the Winter Texan program, the fee has increased to $400 per week or $1,600 per month.

Maintenance Dues
Although fee increases have been implemented in several areas, the board is actively exploring additional options to avoid increasing maintenance dues. Over the next few months, the board will dedicate time to aggressively pursue alternative solutions that may help maintain dues at their current levels.
Managing Rising Costs
The rising cost of goods and services continues to affect everyone, both personally and professionally. LCDS is not immune to these increases. Nevertheless, we have taken steps to reduce expenses while maintaining—and even improving—our level of service.
Service Improvements and Cost Savings
One significant enhancement is the upgraded Wi-Fi system. The resort has transitioned to WIFI 6, which offers better performance, especially in high-traffic environments with many connected devices. This upgrade improves network reliability and speed for our owners. Furthermore, by eliminating the previous cable service, LCDS is saving thousands of dollars annually, delivering substantial financial benefits to the organization.
Island Growth and Development
The island continues to flourish, maintaining its natural beauty while welcoming new developments. Recent additions include new restaurants, bars, homes, and discussions about a future beachfront hotel, all contributing to the island's vibrant growth.

Sincerely, 
Derrick D. Richardson
Vice President, LCDS Board
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