
 

 

The Keystone Neighbourhood Company 
Annual Members’ Meeting 

November 22, 2024 
 
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 Ms. Buhler at 2:02 p.m. in Warren Station.  

 
Board Members Participating Were: 

 Shannon Buhler, 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  
Sara Lococo, At Large Director 
Andrea Walsh, Lodging Director   
Robin Tencick, Commercial Director 
Thomas Courson, River Run Residential Director 

 
 Homeowners Participating Were: 
 Don & HK Odom, Buffalo Dakota   Dan Smathers, Expedition Station 
 Diane & Steve Conley, Red Hawk Townhomes Carol & Steve Shevenock, Arapahoe 
 Amy Kemp, Kindred     Don Dohner, Kindred 
 Sandy & Barron Lambert, Alders   Juli Rathke, Kindred 
 Tim & Kathy Townsley, 764 Independence Stacia Sanvik, Ski Tip  

Dan Nemmers, Red Hawk Townhomes  Greg Hand, Alders 
Jim Hutter, Dakota 8481    Barbara Schwarte, Dakota 8481 
Jane Allaman, Dakota 8470    Linda & Judson Ellmers, Ski Tip 8702 
Dan & Carol Sullivan, Alders Estates  Julie Metzger & Sam Bufford, SCE 
Craig & Annette Bolt, Settlers Creek TH.  Tim & Kathy Townsley, Alders TH. 
Dan Dugan, Arapahoe 8139 

   
Representing the Keystone Neighbourhood Company Were: 

 Mark Mathews, KNC Executive Director  Mindy Bothel, Business Manager 
Maja Russer, Director of Events & Marketing Cadry Pink, Administrative Assistant 
Renee Burkart, Warren Station Coordinator Erin Bissette, Senior Events Manager 
Ryan Botzon, Event Supervisor 
 
Keystone Mayor Ken Riley was a guest at the meeting. Erika Krainz of Summit 
Management Resources transcribed the minutes.  
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 A. Approval of Previous Meeting Minutes 
June 28, 2024, Members’ Meeting minutes were posted online and were approved 
as presented with 109 in favor and three opposed.  

 
III. KNC Overview 
 
 A. KNC Mission Statement & Operations 

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, execution,  management, and upkeep of facilities and amenities 
including Warren Station and the pool adjacent to Dakota Lodge. 

 
The KNC funds and supports events and amenities that drive business and funding 
to  the lodging and merchants. The events provide revenue to KNC constituents 
and animate the village. 

 
Highlights of 2024 include strong budget controls a clean audit and the new 
development of Kindred and Alcove Townhomes. There was a great summer 
festival and event season.  There is a new partnership with Climax Molybdenum 
and  continued partnerships with Toyota, Anheuser Busch, and Republic National 
Distribution. Communication is provided by the website,  the Neighbourhood 
News email newsletter and various email blasts throughout the year. 

 
B. Year-to-Date Financial Report as of August 30, 2024 

Mr. Mathews reviewed the 2024 year-end projections: 
1. Total Revenue - $5.273 million budget vs. $6.186 million projected.  
2. Total Expenses – $4.899 million budget vs. $4.776 million projected. 
3. Operating Income (before allocations) – $373,377 budget vs. $1.409 million 

projected.  
  4. Capital - $673,200 budget vs. $611,972 projected.   
 

The Operating surplus will be transferred to Reserves. The primary drivers for the 
Revenue surplus were Real Estate Transfer Assessment (RETA) and interest 
income.  
 
A new Reserve Study was commissioned this year. There will be work on Trailhead 
Drive including boiler replacement.  
 
Mr. Mathews reviewed the financial projections created by Mr. Erickson of 
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Marchetti & Weaver. The large upcoming expenses are replacement of Warren 
Station, pool repairs and road work.  

 
 C. Executive Director’s 2024 Assumptions & 2025 Budget Report 

The 2025 Budget as drafted included Total Revenue of $6,082,999, Total Expenses 
of $5,489,801 million, Net Operating Income of $593,197 and Capital Expenditures 
of $996,036.  
 
The largest sources of revenue are the Annual Real Estate Assessment (AREA) 
(45%) and RETA (25%). The largest expenses are Operations (40%), Community 
Events (20%). Other expenses include General and Administrative (14%) and 
Landscaping, Maintenance, Security, Depreciation and Road Snow Removal (6%).  

    
IV. Vote 
 

A. Determination of Quorum 
Mr. Mathews confirmed a quorum.  

 
B. 2025 Budget Ratification  

The ballots were tallied and the 2025 Budget was ratified with 1,563 votes in favor 
and 10 opposed.   

 
V. Events & Warren Station Update 

 
Ms. Russer reported that there were five major festivals this summer, free concerts on 
Friday afternoons, yoga, comedy shows in Warren Station, craft,  jewelry making and 
painting events. The events drove almost $6 million in economic impact for Keystone 
through lodging, retail, and dining. There were over 30,000 festival attendees, with 24.5% 
from out of state, 62.5% from Colorado outside of Summit County and 45% paying for 
their lodging. Over 50% of attendees indicated they planned to return next summer. 
There were numerous private events hosted in Warren Station. This summer, she worked 
with “I-70 Things” on marketing cross promotion and to drive Sunday festival visitation.  

 
For this winter, there will be events in Warren Station for both families and adults. Ms. 
Russer is working with the Keystone Childcare Center to provide late night childcare. 
There is a comedy show on Saturday night, Winter Carnival and Lighting of River Run 
after Thanksgiving, movie nights, Goods in the Woods winter market, a New Year’s Eve 
celebration and Winter Wine Weekend. The schedule of events is available online at 
www.warrenstation.com.  

 
Weddings at Warren Station have been on hold due to the Kindred construction next door 
but are proposed to resume next summer.  

 
VI. General Discussion 
 

A. Q&A Session 

http://www.warrenstation.com/
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Owner questions and comments addressed the following: 
1. There should be more transparency regarding the expense details. It was 

noted that Warren Station and festivals operate at an annual loss.  
2. There was a question regarding the specific financial results for Warren 

Station and the festivals. Mr. Mathews said the investment by the 
membership this year was $525,000. There is a significant overall economic 
value associated with the festivals and events.  

3. There was a question regarding the projected increase in expenses. Mr. 
Mathews said much of the increase is related to the additional maintenance 
and snow removal for the Kindred and Alcove projects.  

4. There was a suggestion to reduce the loss from festivals by charging more 
for tickets, a question regarding the 30% increase to snow removal costs 
and a question regarding the Town of Keystone responsibility for plowing. 
Mr. Mathews said the Town is looking at taking over some additional 
responsibilities starting next year and this may reduce some of the costs. 
The snow removal expense has increased due to the loss of snow storage 
areas resulting from the new development and the need to haul snow out of 
River Run and the East neighbourhoods. He pointed out that there is 
additional revenue from the new developments. 

5. There was a comment that Warren Station is an important amenity and 
asset. It helps to draw guests to the area and it is worth the investment. Mr. 
Mathews noted that Warren Station was constructed under a temporary 
permit for 14 years. The permit expired this year and the County granted an 
extension until 2029. There will be discussions with the Town of Keystone 
regarding potential partnership for the future of the structure.  

6. There was a comment that Vail Resorts has about 1,000 votes and the rest 
of the membership has about 1,200 votes, which seems disproportionate. In 
addition, five of the nine KNC Board members are somehow related to Vail 
Resorts. It was felt that there should be more representation from the 
neighborhoods. The owners of properties on the east side of Keystone do 
not receive much benefit from the KNC. Mr. Mathews pointed out that there 
are four non-Vail representatives on the Board. The elections are held every 
two years for the Residential seats. The number of Vail Resorts 
representatives is specified in the Declarations.  

7. There was a suggestion to encourage more owner attendance at the 
meeting and to serve refreshments.   

8. There was a suggestion to add a third lane to Gondola Road to ease 
congestion.  

 
VII. Adjournment 
 

Motion: Ms. Buhler moved to adjourn the meeting at 3:05 p.m.  
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VIII. Keystone Resort Presentation 
 

Ms. Buhler reviewed summer operations. Efforts continue to increase bike park 
activation. There was additional trail maintenance this summer and building an 
additional trail next summer is being considered. Vail Resorts partnered with KNC to offer 
half price gondola ride tickets. Summer operations are being analyzed. The new Bergman 
Bowl terrain opened last year. Solar panels and wind turbines have been added to 
support energy efficiency and the environment. It has been a great start to the winter 
season. Opening day was November 2nd, the same day as Arapahoe Basin. There will be 
about 200 acres of terrain open this weekend, which is above the five-year average for 
this time of year. The focus is to get Mozart and North Peak open around Thanksgiving.  
 
In River Run Village, the Kindred construction is progressing. There is a new Build a Bear 
shop in the village that features Keystone logo items. There are extended childcare 
offerings partnering with the KNC for nighttime events. There are 600 spaces dedicated to 
carpool and family parking. Last year, the guest carpooling increased by over 30%, 
lowering local traffic congestion and reducing the use of the shuttle lots.  
 
The My Epic Gear membership program will be offered again at Keystone. The 
membership fee is $50 and rental equipment averages $45 - $55 per day. Lift passes and 
tickets have transitioned from plastic passes to a cell phone app. There is some better 
technology this year for tracking stats and connecting with friends on the hill. My Epic 
Assistant will be launched on the Epic app to answer questions about the resort. Season 
passes can be purchased until the beginning of December. She stressed the importance of 
fostering a festive and inclusive atmosphere. The National Brotherhood of Snow Sports 
will be hosting their annual summit at Keystone in late February. Night skiing starts next 
week Thursdays through Saturdays. There will be fireworks on New Year's Eve. The snow 
fort will have a new design this year that includes a tubing area for small children.  

 
IX. Town of Keystone Presentation 
 

Mr. Riley reported that the Town is fully staffed and operational. Planning and zoning is 
being handled in house. The Town took over responsibility for law enforcement in the 
first part of May. There is a contract with the Sheriff  to provide the same level of support 
as prior to incorporation. Negotiations are underway to form a joint Police Department 
with the Town of Dillon. Once finalized, there will a very significant increase in traffic 
control on Highway 6 and more foot patrols. The Town took over trails and open space. 
Workforce Housing oversight for all employee housing in Keystone is being managed by 
the Town. The Town is a member of the Summit County Housing Authority and will 
receive about $1.2 million annually in housing funds. The Town took over responsibility 
for county roads and bridges and the service is being contracted out. Short term rentals 
(STR) were taken over by the Town October 1st with no major changes to the program. 
There will be a new STR complaint hotline. The Town will be responding and enforcing 
the STR requirements fairly strictly. Revenue is higher than expected and expenses are 
lower.  
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A couple of advisory committees were just approved, including a Business Advisory 
Committee and a Trails and Open Space Advisory Committee. The Town will be picking up 
maintenance of all the roads that were maintained by the County. The first phase will 
start in January, and it will include the major arteries and bus routes.  

A sidewalk or pathway will be constructed in the spring between Keystone Lodge and the 
West Keystone Road traffic light by the developer of Brightwood Lofts. The Town will pick 
up the maintenance responsibility and will keep it cleared in the winter. There will be 
repairs on the east of Keystone Road bridge, major repaving of Keystone Road toward the 
Mountain House, Soda Ridge Road, and Keystone Ranch Road. A major electrical feed to 
Keystone was replaced this year by Xcel Energy and they will be repaving the entire road 
next spring. A project to improve pedestrian safety will be planned in the next year, 
implemented in 2026 and CDOT will pick up 80% of the cost. Several projects have been 
placed on the CDOT regional priority list including improving merges at the intersections 
of Rasor Drive, West Keystone Road, Montezuma Road and Gondola Road with US 6. He 
anticipated the Town Council will approve a contractor for the first comprehensive plan 
at the meeting on Tuesday, with some of the funding being provided through grants. A 
Short-Term Rental Advisory Committee will be established with representation from 
stakeholders in Keystone, including Associations, individual rental hosts and rental 
management companies to give the council recommendations for potential changes to 
better tailor the program to the community. There will be a couple of major studies next 
year including road and bridge maintenance to identify when major upgrades are 
anticipated and to help plan for funding. There will be a Trails and Open Space Master 
Plan to look at the trail connectivity throughout the entire community and to identify 
changes to improve of the walkability of the entire area. A major activity next year will be 
the Strategic Plan looking out 10 – 20 years. Owner input will be crucial.  

Both ballot initiatives were approved by the voters. The 2% lodging tax replaces the 
County lodging tax and will bring about $2 million of revenue to the Town to fund 
infrastructure. The TABOR revenue retention initiative will allow the Town to receive 
State and Federal grants along with revenue increases. 

X. Set Next Meeting Dates

The next KNC Meetings will be held on Thursday, July 3, 2025, at 2:00 p.m. and Friday, 
November 21, 2025, at 2:00 p.m.  

  

MindyBothel
Cross-Out


