
The Keystone Neighbourhood Co.                 
2024 Projections & 2025 Proposed Budget

2023 
Actual

2024 
Budget

2024 
Projected

2024 
Budget -vs- 
Projection 

(under 
budget)

2025 
Budget

1 40000 · Annual Real Estate Assessments 2,348,592 2,465,794 2,541,953 76,159 2,696,272
2 41000 · Real Estate Transfer Assessment 1,097,679 1,000,000 1,731,182 731,182 1,554,000
3 42000 · Sales Assessment (1/2%) 240,682 247,550 226,636 -20,914 236,053
4 43000 · Recreation Assessments (1/2%) 29,803 24,115 22,357 -1,758 24,115
5 45000 · Other Income 629,691 504,781 693,826 189,045 494,838
6 46000 · Keystone Design Review Board 21,200 20,285 14,850 -5,435 14,850
7 47000 · Community Events 679,815 751,689 756,507 4,818 788,337
8 48000 · Warren Station 208,064 258,849 198,946 -59,903 274,534

Income 5,255,527 5,273,063 6,186,257 913,194 6,082,999

Expense
9 51000 · Administrative Expenses 506,703 553,672 544,818 -8,854 589,873
9 52000 · Insurance 58,222 67,803 58,634 -9,169 67,803
9 53000 · Leasehold 82,277 88,597 82,816 -5,781 93,932

10 53020 · Security 122,727 144,388 152,429 8,041 162,673
10 53030 · Member Expenses 22,779 15,125 14,230 -895 27,125
10 53035 · Board Member Travel Expenses 0 2500 0 -2,500 2,500
10 54000 · Income Tax Expense 0 1500 0 -1,500 1,500
10 59999 · Depreciation Expense 30,239 51,137 37,092 -14,045 40,801

11 61000 · Event Dept. Expenses 488,870 510,172 551,160 40,988 577,450
11 69999 · Events & Festivals 455,613 511,336 474,089 -37,247 526,164

12 70000 - 79999 · Warren Station Operations 416,175 514,030 454,255 -59,775 509,257

13 81000 · Neighbourhood Operations 1,636,421 1,808,306 1,807,172 -1,134 2,157,128
14 83000 · Pool & Spa Maintenance 164,773 164,985 164,077 -908 178,072
15 84000 · Road Snow Removal & Maintenance 210,142 245,584 231,988 -13,596 309,520
16 85000 · Landscaping 144,802 154,928 142,461 -12,467 178,682

17 89000 · KNC Design Review Board 70,219 65,623 61,437 -4,186 67,321

Total  Revenue 5,255,527 5,273,063 6,186,257 913,194 6,082,999

Total Expense 4,409,963 4,899,686 4,776,658 -123,028 5,489,801

Operating Income Before Capital Allocations 845,564 373,377 1,409,599 593,197

18 Capital Expenditures 953,994 673,200 611,972 61,228 996,036



1 $2,696,272 

2 $1,554,000 

3 Sales Assessments (1/2%) $236,053 

4 $24,115 

5 Other Income $494,838 

6 Keystone Design Review Board $14,850 

7 Community Events $788,337 

8 Warren Station $274,534 

Notes to the Financials

REVENUE

AREA:  Annual Real Estate Assessments

RETA: Real Estate Transfer Assessment (2%)

2025  A.R.E.A. budgeted to 2024 projection + 6% considering increasing operating costs.

Budgeted consistently with previous 3 years as we see merchant and short term rental income 
increasing year over year.

Recreation Assessments (1/2%)
Budget flat to 2024 budget since we realized a decrease in assessment in 2024.

Interest Income:  Anticipate interest rates continue to drop in 2025 so we won't be able to 
reinvest at favorable rate upon maturities.

Commercial Trash: Assume overall increase due to labor and fuel costs 
increases.

Rent / PO Box:  Anticipate to continue to have post office boxes near rental capacity.

Finance Charges:  With the online payment system active many owners are 
paying on time reducing the number of accounts being assessed finance 
charges. Budget flat to 2024 budget.

Budget flat to 2024 projection  realizing the limited number of construction project being 
undertaken due to high financing and materials costs.

Assume similar event schedule to 2024 with event revenue growth predicted across all 
festivals. Slated for 2025 are Bacon & Bourbon Festival, Wine & Jazz Festival, River Run Art 
Festival, the Bluegrass & Beer Festival, Mountain Town Music Festival and Oktoberfest on 
Saturday of Labor Day Weekend.   We will see mini-golf in the summer of 2025 and ice rink 
revenue to show continued growth along with our beloved summer mini events such as Stars & 
Guitars, Align in the Pines and more.

Due to the Kindred construction in close proximity to Warren Station we are anticipating a 
continued decrease in wedding revenues in 2025. We will be expanding conference business, 
renewing our non-profit relationships, communicating with headliner musical entertainers and 
reoccurring specialty events such as Comedy Series, Winter Bluegrass, Winter Wine Weekend 
and other unique events.  We will continue with some of the exciting new events introduced in 
2024 such as the On the Patio events, an April  1st event , Eat, Drink, Rock etc. Plans are in 
the works for Warren Station to host festival Friday night kickoff dinners for Bacon & Bourbon, 
and Bluegrass and Beer.

Budgeted increase to 2024 budget and decrease to 2024 projections considering the increase 
from the remaining Alcove Townhome  sales in 2025 and limited Kindred property sales 
finalizing next year.   Also considering the reduction in inventory on the market and other 
current trends be realized in the Summit County real estate markets. 



EXPENSES

9 General & Administrative $780,232 

Administrative General Expenses 518,171
Audit / Tax Prep 18,500
Legal 40,000
Office Equipment & Expenses 14,701
Leasehold 93,932
Insurance 67,803
Member Expenses 27,125

10 $205,974 

Security 162,673
Depreciation 40,801
Board Member Travel Expenses 2,500

11 Community Events $1,103,614 

Event Dept. General Expenses 577,450
Events & Festivals Expenses 500,564
Other Events - Summer & Winter 25,600

12 $509,257 

Warren Station General Expenses 325,105
Entertainment Expenses 184,152

13 $2,157,128 

Operations Dept. General Expenses 1,603,515
Tools / Supplies / Uniforms / Signage 27,006
Snowmelt Utilities 235,243
Commercial Trash 112,725
Fuel / Vehicle Maintenance 11,777
Plaza Maintenance / Lighting / Utilities 9,991
Restroom Cleaning / Temporary Labor 156,872

Anticipate slight increase in network/computer expenses with all other general operating 
expenses remaining close to 2024 projections . Members' expense will increase in 2025 as we 
add two more First Tracks events.  Anticipated rental lease increase in 2025. We are still 
experiencing high costs of Special Events GL and Umbrella insurance coverage. 

Security, Depreciation and Board Member Travel Expenses 

We will experience an increase in security costs in 2025 related to hiring independent security 
staff to manage parking and high traffic areas.

We are looking forward to another fast paced summer festival season which will kick off with 
our signature Bacon & Bourbon Festival in late June and continue with our long time favorites 
of Wine & Jazz Festival and the Bluegrass & Beer Festival.  As we move thorugh July we will 
once again host the River Run Art Festival for 3 days.  We will close out the summer season 
with the rapidly growing and loved by all Oktoberfest.  Sprinkled through out the summer will be 
Align in the Pines yoga sessions and other amazing entertainment offerings.

Warren Station - Center for the Performing Arts

The Warren Station budget assumes a decrease in wedding rentals in 2025 due to Kindred 
construction activities continuing.  Expanding conference and non-profit business will be a 
focus as well as growth in the Warren Station well-loved events such as the Comedy series, 
Distilled series, Winter Wine and Bluegrass events and fun public programming.  We will be 
producing some larger concerts as we move through 2025 in Warren Station. 

Neighbourhood Operations & Common Area Maintenance

Operating expenses will experience an increase to 2024 projections and budget. Utilities, 
temporary labor, common area restroom cleaning/maintenance and employee housing are 
experiencing increases due to soaring costs and availability of natural gas, labor and housing. 
Beginning in mid to late  2025 the KNC will begin managing the common areas of the Kindred 
Resort. The 2025 budget reflects the additional snowmelt utilities that we will experience for 
winter 2025/2026.  All other accounts will remain flat to 2024 projections as we work to mitigate 
the escalating cost of supplies and contract labor.



14 Pool Maintenance $178,072 

Chemicals 16,281
Maint/Repair/Equip 36,367
Pool Utilities 51,771
Restroom Cleaning 60,116
Pool Towels 13,538

15 $309,520 

Snow Plowing/Salting 96,300
Snow Hauling 62,908
Road Maintenance 1,400
Trail Head Drive Expenditures 148,912

16 Landscaping $178,682

Landscaping General Expenses 76,285
Fertilizer 13,335
Irrigation 36,848
Plants/Flowers/Maintenance 47,214
Tree Spraying/Removal 5,000

17 Keystone Design Review Board $67,321 

18 $996,036 

Common Element Maintenance & Upgrades 550,003
Roadways/Walkways/Boardwalks, etc. 144,283
Community Pool 231,750
Events/Warren Station 65,000
Administration 5,000

Community Investment

Year

Events, 
Festivals, 

Warren 
Station

FY 2024 Budget 525,000
FY 2024 Projected 524,051
FY 2025 Proposed 550,000

The pool and spa area are an in-demand amenity in River Run as such we are budgeting a 
slight increase to 2024 projections for all expenses as we endeavor to keep pace with the rising 
costs of supplies and labor.

Road Snow Removal & Maintenance

We are budgeting an increase to snow plowing/salting and hauling in 2025.  Considering the 
very linited snow storage areas reamining in our managed areas we are planning on additional 
loader work and hauling to be essential to keep the neighbourhoods in tip top shape.   Utilities 
for the Trail Head Drive snowmelt system are trending as anticipated due to a consistent 
maintenance program of the system and the renewed natural gas contract pricing.

We will budget for 3 full time landscaping staff in summr 2025 due to the addition of the 
Kindred Resort common areas. Our long time irrigation contractor is retiring at the end of 2024 
and we are interviewing new contractors.  We have increased the irrigation budget in 
consideration of this change. We will also increase the plant material budget  in 2025 to cover 
the common areas of the Kindred Resort and our transitioning to a new commercial 
landscaping company.  

We are experiencing a minor uptick in professional fees and overall operating expenses 
moving into 2025.

Total Capital & Improvements Expenditures   
Annual capital budget expenditures per the most recent reserve fund study and anticipated 
expenses.

$550,000
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