
The Keystone Neighbourhood Company 
Annual Members’ Meeting 

November 17, 2023 
 
 
I. Open Meeting 

 
The meeting was opened at 2:00 p.m. 

 
II. Call the Meeting to Order 

 
The Keystone Neighbourhood Company (KNC) Annual Members’ Meeting was called to order by 
Mr. Sorensen at 2:00 p.m. in the Arapahoe Room at Keystone Lodge & Spa and via 
videoconference. 

 
Board Members Participating Were: 
Chris Sorensen, President, Resort Director David Stelzer, Ski Tip Residential Director 
Don McCoy, River Run Commercial Director  Gail Allaman, At Large Residential Director 
Clare Lehman, At Large Director  Andrea Walsh, Lodging Director 
Robin Tencick, At Large Commercial Thomas Courson, River Run Residential Director 

 
Homeowners Participating Were: 
Barb Schwarte & Jim Hutter Annette & Craig Bolt 
Doris Becker Don Nemmers 
Jeramy Rath Margaret Schaff 
Roger Lehman Steven Okuley 
Gordon Banks Bonnie Johnson 
Dan Linge Michael & Michelle Ledwich 
Mike Lueck Bart Snow 
Jessica Pope Kathryn Thomas 
Scott Kanemoto Jennine Stafford 
Lou Fox Sandra Lambert 
Penny Gibson Charles Sides 
Jann Engelstad Richard Fuhr 
Deon & Carin Van As George Daniel Sullivan 
Julie Metzger Chris Jungling/Bronwyn 
Gretchen Davis Ken Riley 
Linda & Chad Ellmes James & Rochelle Wagner 
Ryan Selchert Gordon & Cynthia Banks  

 
Representing the Keystone Neighbourhood Company Were: 
Mark Mathews, KNC Executive Director Mindy Bothel, Business Manager 
Maja Russer, Director of Events & Marketing Renee Burkart, Warren Station Coordinator 
Cadry Pink, Administrative Assistant Erin Bissette, Special Events Manager 
Edith Micu, Marketing & Events Coord. Ryane Botzon, Special Events Supervisor 

 
Erika Krainz of Summit Management Resources was recording secretary. 
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A. Approval of Previous Meeting Minutes 

Motion: Mr. Courson moved to approve the November 18, 2022; Members’ Meeting 
minutes as presented. The motion was seconded and carried. 

III. KNC Overview 

The KNC provides services to promote the neighborhoods at Keystone as a destination resort 
community, as well as to maintain and enhance property values for the owners, with goals of 
protecting the assets in the Association, enforcing design guidelines to provide a consistent level 
of quality development and create vitality throughout River Run and the neighborhoods. 

 
Services include general maintenance of common areas, roads and walkways, snow and litter 
removal, landscaping and beautification, enforcement of covenants, rules and regulations, security 
services, public and private event promotion, coordination and execution and management and 
upkeep of facilities and amenities including Warren Station and the KNC pool. 

 
The KNC funds and supports events and amenities, driving business for the River Run Village 
lodging and merchants. The events provide revenue to KNC and its constituents and animate the 
village. 

 
Highlights include strong budget controls and a clean audit, the Kindred development is out of the 
ground, the new Alcove development is in progress, revamping of the upper Gold Bug lot is 
complete, a successful summer festival and event season, continued partnerships with Toyota, 
Anheuser Busch and Republic National Distribution, the Neighbourhood News email newsletter, 
Homeowner Satisfaction Survey and launch of homeowner online maintenance log. 

 
Ms. Russer reported that the membership was asked to provide feedback on the amenities, 
maintenance, and events through a survey. The objective was to gain insights into who is 
responding to the survey, gauge overall owner satisfaction, determine which amenities were used 
and provide understanding for possible areas of capital spending. The survey was sent to 920 KNC 
owners. There was a 74% open rate and 21.5% participation. The results indicated that most 
respondents use their property primarily during the winter and summer months. The average 
owner stay is 67 days/year. The preferred method of communication is email. Festivals and bike 
paths get the most usage. About two-thirds use the KNC pool and over 50% agreed the KNC 
should make capital improvements to the spa/hot tub area a priority. The satisfaction scores ranged 
from 3.6 to 4.2 on a scale of five, with snow and litter removal scoring the highest and 
enforcement of covenants, rules, and regulations the lowest. 

 
The average guest spending at Keystone during the two-day festivals is as follows: Bacon & 
Bourbon $1.3 million, Wine and Jazz $1.8 million and Bluegrass and Beer $1.4 million, with 42% 
paying for lodging and 49% staying in River Run. 

 
There will be two new wine events this winter. The Palate Passport Wine Pairing Dinner will be 
January 20th and Winter Wine Weekend will be February 16th and 17th. 
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IV. Executive Director’s Report 

A. 2023 Year-End Projections 
1. Total Revenue - $4,963,682 budget vs. $4,918,430 projected, 1% under budget. 
2. Total Expenses – $4,559,353 budget vs. $4,428,362 projected, 3% under budget. 
3. Operating Income (before allocations) – $404,329 budget vs. $490,068 projected, 

18% ahead of budget. 
4. Capital - $953,994 budget vs. $646,679 projected, 32% under budget. 

B. 2024 Budget 
The 2024 Budget as drafted included Total Revenue of $5,273,063 (6% increase), Total 
Expenses of $4,899,687 (7% increase), Net Operating Income of $373,377 (8% decrease) 
and Capital Expenditures of $673,200 (41% decrease). 

 
The largest sources of revenue are the Annual Real Estate Assessment (AREA) (47%) and 
Real Estate Transfer Assessment (RETA) (19%). The largest expenses are Operations 
(37%), Community Events (21%) and General and Administrative (15%). 

 
V. Vote 

 
A. Determination of Quorum 

Mr. Mathews confirmed a quorum. 
 

B. Ratification Vote on 2024 Budget 
The ballots, which were cast online, will be tallied and the results will be announced next 
week. 

 
VI. General Discussion 

 
Owner comments and questions addressed the following: 
1. Vail Resorts Contribution – There was a request to break out the Vail Resorts dues 

payments in the budget. Mr. Mathews said Vail Resorts pays a significant amount based on 
the County assessed value of the Vail Resorts-owned property. 

2. Warren Station – There was a question regarding the long-term plans for Warren Station. 
Mr. Mathews said the County granted an extension for the building until 2029. It was 
designed as a multi-use facility, and many of the functions will be offered at Kindred. 

3. Town of Keystone – This topic will be discussed during the presentations. 
4. Land Between Trappers Crossing and Snake River – An owner expressed concern about 

dead trees and asked who is responsible for thinning. Mr. Mathews said there is mixed 
ownership. This issue should be addressed with the Trappers Crossing Board. 

5. Kindred – There was a question regarding the plans for a pass through in Kindred for 
access to the gondola. Mr. Mathews said there will be defined walkways around the 
Kindred property. 

6. State Short-Term Rental Tax Proposal – The KNC Board has not taken a position on the 
proposed House Bill. 

7. Warren Station – It was noted that Warren Station was not meant to generate revenue. It is 
a facility that is a benefit to all members and guests. 
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8. Skier Drop-Off – The Kindred construction could cause problems with skier drop off. Mr. 
Mathews said extra security has been budgeted to control traffic. KNC will continue to 
partner with the Sheriff to ensure there is no parking on Montezuma Road or Hunki Dori. 

9. Kindred Parking – An owner heard that the building was designed with an inadequate 
number of parking spaces. Mr. Mathews said the design met County code. Kindred will 
have valet parking. 

VII. Set Next Meeting Date 

The next KNC Members Meetings were scheduled for Friday, June 28, 2024, and Friday, 
November 22, 2024, at 2:00 p.m. 

 
VIII. Adjournment 

 
Motion: Mr. Mathews moved to adjourn the meeting at 2:53 p.m. 
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PRESENTATIONS 

Resort Update 

Mr. Sorenson reported that it was a great summer. The trail crew has changed some of the technical bike 
trails to smooth flow trails and will continue this work next summer. The new Berman Express lift has 
been tested and licensed and is ready to start operating once snow conditions permit. There is 
snowmaking up to tree line and all-natural snow above tree line. There will be 555 new acres of lift 
serviced terrain, 1,000 vertical for the chair and sixteen new trails. The average slope is 25% and 200 
acres will be groomed. It will offer one of the only green trails above tree line in the country. There is a 
new patrol hut, constructed with a focus on sustainability. It is 100% powered by solar panels, heated by a 
pellet stove, and has beetle kill siding. 

 
The ski area opened November 1st. It is now open with ninety-six acres of terrain and top to bottom skiing 
to both River Run and Mountain House bases. More trails are scheduled to open next week. 

 
Kindred is under construction. There was a topping off ceremony about three weeks ago when the west 
tower was completed. It will house the Ski and Ride School and several restaurants. The 9280 Tap House 
has been rebranded as 9280 Sake House with an Asian fusion menu. Efforts continue to reduce traffic on 
highway. The high occupancy vehicle family parking has been expanded. 

 
Keystone Incorporation Update 

 
Mr. Riley said there are 3,600 single family homes, townhomes, condominiums, and businesses in 
Keystone and about 2,500 deed-restricted and seasonal employee housing beds. The full-time population 
is around 1,298. The winter population is over 3,100, summer is over 1,300 and the peak winter 
population with visitors is 25,000. The full-time residents are employed in Summit County or neighboring 
counties, seasonal employees, remote workers, and retirees. Most Keystone business owners do not reside 
in Keystone. There are 1,024 registered voters in Keystone but over one hundred ballots were 
undeliverable for the last election. 

 
The vote to incorporate Keystone passed in March. A Home Rule Charter Commission was formed, and 
nine Home Rule Charter Commission members were elected. In April, the Home Rule Charter 
Commission drafted a proposed Town Charter addressing how the town will be governed and received 
final approval on June 27, 2023. The vote on the Home Rule Charter passed on September 26, 
2023. There are eight candidates running for Town Council and one for Mayor. 

 
During the transition, the County services will initially continue at no cost for 90-days, with the option for 
the Town to extend up to one year at no cost. The goal is to transition with no County service 
interruptions or community impacts. At the first Town Council Meeting, all County ordinances impacting 
Keystone will be adopted, the County will be asked to continue existing services and the 
Intergovernmental Agreement (IGA) for County to continue services will be submitted. 

 
Upcoming tasks include hiring a Town Manager, staff and financial management, submitting a $300,000 
grant request to the Colorado Department of Local Affairs to fund the Town Manager salary, writing an 
IGA with the County for continuation of services, identifying banking and bridge loan options, 
identifying Town Hall options, developing an agenda and plan for the first four Town Council meetings, 
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identifying the decisions needed, preparing drafts for Town Council consideration, setting up initial 
training for the Mayor/Council to occur after election and before first Town Council meeting and 
establishing basic IT capabilities for the Town. 

 
Key transition dates include: Town Council Election - January 30, 2024, final results - February 7, 2024, 
and swearing in of the Mayor and Town Council thereafter. 

 
Actions at the first Town Council meeting will include: hiring an interim Town Manager (who is expected 
to be Gary Martinez), appointing the Town Attorney, appointing the Town Manager, Clerk and Treasurer, 
selecting an option for Finance Director of contract services, adopting basic Town Council Bylaws, 
adopting policies for meetings and meeting postings, approving the IGA with Summit County and 
ordinances for continuance of services, requesting payment of the Summit County 2% sales tax, 
approving options for a bridge loan, authorizing banking relationships and signatories, selecting an option 
for an interim Town Hall (most likely leased space in Keystone Center), evaluating of the initial Town 
Manager candidates, initiating the selection process and electing a Mayor Pro Tem. 

 
Transfers in the first year will include Planning and Zoning, followed by short-term rental licenses, roads 
and bridges and police. 

 
The transition approach is to prepare the Town Council to make key decisions quickly. A Transition 
Steering Group has been established and Committees have been established to handle specific transition 
tasks. Gary Martinez will be hired as a consultant to support the efforts at the first Town Council Meeting. 
He will be selected to be interim Town Manager for 60 – 90 days during the hiring process for the Town 
Manager. 

 
Volunteers are needed for the election. Information is available on the website 
www.incorporatekeystone.com. 

http://www.incorporatekeystone.com/

