
 

 

The Keystone Neighbourhood Company 

Annual Members’ Meeting 

November 22, 2019 

 

 

I. Call the Meeting to Order  

 

The Keystone Neighbourhood Company (KNC) Annual Members’ Meeting was called to order by 

Ms. Churich at 2:10 p.m. in Warren Station.  

 

Board Members Present Were: 

 Jody Churich, President, Resort Director  

Gail Allaman, Secretary, At Large Residential Director 

 David Stelzer, Ski Tip Residential Director   

Clare Lehman, At Large Director 

 Donna Nolz, At Large Commercial Director   

Don McCoy, River Run Commercial Director 

   

Homeowners Present Were: 

 Scott Silver, #2217     Ginger Boult, #2241 

Gunther Kerkhoff, #2316    Jim Hutter, #8481 

Barb Schwarte, #8481     Jason Pratt, #8490 

Linda & Judd Ellmers, #8702    John McDonald, #8767   

Michael Trask, #8802     Penny Gibson, #8810     

Terry Startzel, 780 Outpost    Jane Allaman, #8470 

Leo Hattrup, #8456     Judy Williams, #2219 

Charles Nusbaum, #2303    John Uban, Alders 

Diane & Andy Marek, #6450    Jim Webb, #67 Alders 

Melanie & Joe Woytash, 30 Alders   Michael Tonks, #3007 

 

Representing the Keystone Neighbourhood Company Were: 

 Mark Matthews, KNC Executive Director  Mindy Bothel, Business Manager 

Maya Russer, Director of Events & Marketing Chelsea Rybak, Special Events 

Brendan Lawrence, Office Coord.    Erin Bissette, Special Events Coord.  

Ryane Botzon, WS Venue Coordinator  Danielle Swann, WS Venue Mgr.  

    

Others present were Ralf Garrison and Erika Krainz, Summit Mgt. Resources, Recording 

Secretary  

 

 A. Approval of Previous Meeting Minutes 

Motion: Mr. Woytash moved to approve the July 3, 2019 Special Members’ Meeting 

minutes as presented. Ms. Williams seconded and the motion carried.  

 

 B. Ralf Garrison: Mountain Travel Market Update & Situational Assessment 

Mr. Garrison presented a Mountain Travel Market Update 2020. Three positive factors 

influencing the market are a high stock market and consumer confidence and low 

unemployment. The volatility index for past 90 days indicates that there is consistency and 
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settling, which is good for travel. Winter 2018/2019 mountain destination occupancy 

indicates that the weekdays are filling in and some weekends are reaching capacity.  

 

For 2018/2019, average winter occupancy was 51.3%, up 5.6% and average rate was $404, 

up 1%. Summer is getting busier but there is still capacity. Average summer occupancy 

was 47.1%, down 1.2% and average rate was $247, up 2.8%. Looking at advance 

reservations for 2019/2020, the early data tracks pretty closely with prior years. Average 

occupancy is 24.7%, down 0.6%. Average rate is $461, up 4.6%.  

 

For his Keystone SWOT (strengths, weaknesses, opportunities and threats), the 

methodology included DestiMetrics data, informal Keystone interviews, two anecdotal 

focus groups and his own fact base and experience. His conclusions are not statistically 

valid, are mostly qualitative and are “food for thought” only.  

 

Factors affecting Keystone include the climate/weather, consolidation of mountain resorts, 

the customer base, attractions and the bed base. Keystone is well positioned due to its high 

elevation, early season opening and collateral equity. The Ikon pass is now competition for 

the Epic pass. The impact of the Arapahoe Basin transition is not yet clear. Keystone 

guests are Baby Boomers, Millennials and Gen Z. Residents are part time, retirees and the 

work force. Keystone Resort focuses on family and provides good value with Kidtopia, 

kids ski free, military and group/conference business. Keystone is among the largest ski 

areas in the country, which can result in mountain crowding and parking issues on peak 

days. There is future development potential in Bergman and Erickson Bowls. Unique 

offerings are night skiing and more kids program activation. Group/conference is a major 

off-season attraction. The Keystone bed base is large, diverse and spread out. There will be 

new competition from Hyatt Place, One River Run, River Run Village and Clear Water 

Lofts. The effect of rent by owner is difficult to measure. Work force housing is a major 

initiative and Keystone significantly exceeds other similar destinations.  

 

 C. Resort Update 

Ms. Churich presented the Resort Update. There were strong 2018/2019 winter service 

metrics, improved by six points over the previous year. The Interstate Parking partnership 

has been successful. There was continued expansion of Kidtopia in summer 2019. There 

were significant snowmaking upgrades. Keystone opened on October 12th, a 20-year 

historic event. The electrical power on the mountain was re-aligned to separate the 

snowmaking and night skiing lights. Keystone Kickoff events included music, $5 pancake 

breakfast and a tournament at LaBonte’s Cabin. Fireworks will start tomorrow night. The 

Epic Day pass, Keystone Plus pass and Keystone/Crested Butte 4-pack are new products 

and tickets can now be purchased online. New workforce housing is expected to be 

occupied next week.  

 

In dining and retail, there is a new Lakeside Pizza opening in a few weeks. In River Run 

Village, the Gorsuch space has been divided into three spaces. One will be occupied by a 

casual Mexican eatery called Lime, the second by Lolë and the third by North Face. The 

old North Face location will be occupied by the One River Run developer. New carpet was 

installed in the Conference Center and a new Mountain Perk coffee bar was added.  
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New development includes additional phases of The Seasons with 36 units, Clearwater 

Lofts with 65 condominium units and the proposed One River Run.  

  

III. KNC Overview 

 

Mr. Matthews introduced the KNC staff and reviewed the KNC Mission Statement: “Our mission 

is to make the Neighbourhoods at Keystone a premier mountain community by maintaining a 

high-quality environment and investing in amenities, facilities, events and services that will attract 

residents and visitors to create a vibrant resort community.” 

 

The KNC provides a number of 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 

neighbourhoods.  

 

Services provided by the KNC include general maintenance of common areas, snow and trash 

removal, landscaping and beautification, enforcement of covenants, rules and regulations, security, 

public and private event promotion, coordination, execution, management and upkeep of facilities 

and amenities including Warren Station and the pool and spas behind Dakota Lodge. The KNC 

drives value through events and amenities.  

 

KNC highlights in 2019 included: 

1. It was another great year of growth with strong real estate sales.  

2. There were continued strong budget controls and a clean audit.  

3. There is new construction consisting of the Alders and Alders Townhomes.  

4. It was a successful summer of festivals, events and Warren Station weddings.  

 

KNC summer projects included: 

1. Landscaping at Buffalo Lodge, East neighborhoods, Arapahoe Lodge and Jackpine Lodge.  

2. New mini golf turf.  

3. Buffalo Lodge bathroom upgrade.  

4. Boardwalk board replacements as needed.  

 

Mr. Matthews provided a Design Review Board Update: 

1. One River Run – Continuing with the design review process.  

2. Alders Townhomes – Fourth phase has been completed.  

3. Single Family Construction – New homes are being built.  

 

The Warren Station permit expires in 2024. Work has started to identify how it will be replaced, 

along with the Bear Pit. The building orientation will be shifted to provide more of an entry 

experience. The site work and review of the flood plain have started and architectural design will 

be undertaken in the next year.  
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IV. Executive Director’s Report 

 

A. 2019 Year-End Projections  

The Balance Sheet as of September 30, 2019 reflected Total Checking/Savings of 

$8,940,564 vs. $9,014,803 last year and Total Accounts Receivable of $77,974 vs. 

$122,422 last year.  

 

  2019 projected Year-End Results: 

1. Total Revenue - $4,380,817 budget vs. $5,003,779 projected, 4% ahead of budget.  

2. Total Expenses – $3,485,041 budget vs. $3,463,273 projected, less than 1% under 

budget.  

3. Operating Income (before allocations) – $895,775 budget vs. $1,540,056 projected, 

72% ahead of budget.  

  4. Capital - $683,500 budget vs. $580,981 projected, 15% under budget.  

 

 B. 2020 Budget  

The 2020 Budget as drafted included Total Revenue of $4,839,441, Total Expenses of 

$3,751,636, a Reserve Allocation of $1,087,805 and Capital Expenditures of $742,778. 

V. Vote 

 

A. Determination of Quorum 

Mr. Mathews confirmed a quorum.  

 

B. Ratification Vote on 2020 Budget 

Ballots were collected and tallied and the 2020 Budget was ratified with 1,710 votes in 

favor and two opposed.  

 

VI. General Discussion 

 

A. Events and Warren Station Update 

Ms. Russert provided a summary of the summer activities:  

1. There were record festival numbers with 3.4% - 33% revenue growth for Bacon 

and Bourbon, despite 5” of snow. Makers Wanted activation was very successful. 

Camp Bacon was added for kids. Wine and Jazz grew 33% over the prior year. 

Bluegrass and Beer continues to be the biggest summer festival. Kinderfest was 

added during Oktoberfest and the satisfaction score increased from 3.4 to 3.7 out of 

5.0.   

2. Summer 2020 Festival dates are available online.  

3. Warren Station public events continued with music concerts, a comedy series, wine 

tastings and art events. BLAM will be hosted at Warren Station tomorrow. There 

will be events for the Welcome Winter Carnival including ornament painting and 

The Nutcracker.  

4. The Distilled Spirits and Speaker Series with Jim Beam will be January 11, 2020.   

5. There were 21 weddings in Warren Station this summer. The venue is already fully 

booked for 2020.  
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B. 2019/2020 Winter Event Calendar 

The calendar is available online at www.warrenstation.com.  

 

VII. Set Next Meeting Date 

 

The next KNC Members Meeting was scheduled for Thursday, July 2, 2020 at 2:00 p.m.  

 

VIII. Open Discussion 

 

Ms. Gibson requested more detailed information on the One River Run proposed development be 

provided at future meetings. Mr. Mathews explained that the project is in the design review 

process. The developer was scheduled to meet with the Snake River Planning Commission last 

night and the next meeting will be on December 19th.   

 

An owner commented that Mountain House needs to be painted.  

 

Mr. Hutter asked about future plans for Warren Station, including if it could be moved and if the 

Bear Pit could in another location to preserve the beauty of the property. Mr. Mathews said there 

will be more information available at the July meeting.  

 

An owner asked if Keystone had any authority to encourage rebuilding of the burned Enclave unit. 

Mr. Mathews responded that The Enclave is not part of the KNC.  

 

VIII. Adjournment 

 

Motion: Ms. Churich moved to adjourn at 4:05 p.m.  

 

 

 

 

Approved By: ________________________________________ Date: ______________________ 

   Board Member Signature 

http://www.warrenstation.com/

