
 

The Keystone Neighbourhood Company 

Annual Members’ Meeting 

November 17, 2017 

 

 

 

I. Call the Meeting to Order and Introductions 

 

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

at 2:13 p.m. by Mr. Buchheister in Warren Station.  

 

Board Members Present Were: 

  Geoff Buchheister, President, Resort Director Gail Allaman, Residential Director 

  Robert Lepkowski, Secretary, Residential Director David Stelzer, Residential Director 

  Maria Fox, At Large Director    Clare Lehman, At Large Director 

  Donna Nolz, Commercial Director   Don McCoy, Commercial Director 

   

Homeowners Present Were: 

  G. & S. Duree, #8075     Leo Hattrup, #8456 

Suzanne Brannon, #8593    Craig & Annette Bolt, #6525 

  Judy & John Uban, Alders #66   Ann & Tom Matchell, #8510 

Linda & Judd Ellmers, #8702    Doug Sims, #6223 

Ginger Boult, #2241     Julie Imbler, #8515 

Brian Van Vechter, #2326    Marnie Stelzer, #6453 

Tom Courson, #8366     M. Dammell, #8603 

David Bacon, #8386     Tom Hutter, #8481 

Barb Schwarte, #8481     Penny Gibson, #8810 

Patty & Glen Murray, #8531 

      

Representing the Keystone Neighbourhood Company Were: 

  Mark Mathews, KNC Executive Director  Mindy Bothel, Business Manager 

Maya Russer, Director of Events & Marketing Chelsea Rybak, Spcl. Events Mgr. 

 Michelle Anderson, Warren Station Coord.  Brendan Lawrence, Office Sprvsr.  

 Chris Duncan, Warren Station Mgr.   Jewels Tortorello, Event Coord. 

 

Representing Keystone Property Management Was: 

  Josh McReynolds, Community Association Manager  

        

Others Present Were: 

Ralf Garrison, DestiMetric     

Erika Krainz, Summit Mgt. Resources, Recording Secretary  

 

II. Approval of Previous Meeting Minutes 

 

Mr. Sims motioned to approve the June 30, 2017 Special Members’ Meeting minutes as 

presented. Mr. Bacon seconded and the motion carried.  
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III. One Keystone Award Presentation 

 

Mr. Riley presented Mr. Lepkowski the One Keystone Award in recognition of his 

contributions to the Keystone community over the past 19 years.   

 

IV. Mountain Travel Market Update – Ralf Garrison 

 

Mr. Garrison presented his Mountain Resort Towns 2018 Situation Assessment, Indicators and 

Trends. He announced that DestiMetrics has been purchased by Entopia. Highlights were as 

follows: 

1. Breckenridge, Copper Mountain and Keystone are the Summit County destinations that 

have provided statistically relevant data.  

2. Since 2007, summer occupancy has increased 53.3%, ADR has increased 39.6% and 

revenue has increased 117.6%. For Summit County, summer 2017 occupancy was flat, 

ADR was up 1.3% and revenue was up 1.3%. The most significant growth has been in 

the shoulder seasons, especially during September and October.  

3. Skier visitation was 54.7 million in 2016/2017 ski season.  

4. Since 2007, western resorts winter occupancy has increased 3.6%, occupancy has 

increased 21.9% and revenue has increased 26.8%. For last winter, occupancy was 

down 4.7%, ADR was up 3% and revenue was down 1%.  

5. For the most recent period, summer occupancy is almost equal to winter but the ADR is 

only about half.  

6. The rent by owner market has been disruptive to the lodging industry. The number of 

rent by owner units varies dramatically by day, week and season. Each unit is usually 

listed on four different websites. Between 30 – 50% of the inventory comes from 

management companies. The average number of bookings for rent by owner units is 15 

– 20 nights per year.  

 

V. Resort Update 

 

Mr. Buchheister introduced himself and showed a Keystone promotional video focused on 

youthfulness and family. USA Today named Keystone one of the best US ski resorts for 

families, noting that “The ski resort has wrapped its brand around family ski trips with a gusto 

that is unmatched in the industry.” 

 

New developments for 2017/2018: 

1. Replaced the Montezuma Express quad with a six-seat high speed lift, increasing uphill 

capacity by more than 25%.  

2. Renovated and expanded Labonte’s Smokehouse BBQ with a new 190-seat indoor 

dining facility.  

3. Kidtopia signature events include the Kidtopia Spectacular in December, Culinary 

Festival in February and Music Experience in March.  

4. There will be dedicated shuttles to transport skiers and riders to and from the Powerline 

Lot to the Hunki Dori Lot/River Run Gondola, and a north shuttle lot to Mountain 

House West. Keystone continues to encourage and reward carpooling with preferred 

parking for families and HOV’s.  
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5. There are two housing projects underway. The Wintergreen project is 196 units of 

workforce housing on Highway 6 in Keystone with a $6 million commitment from Vail 

Resorts. A Silverthorne workforce housing project has been approved by Silverthorne 

Town Council, with a $440,000 commitment from Vail Resorts.  

 

VI. Hospitality Update 

 

Ms. Lehman provided a hospitality update: 

1. A soft renovation of Ski Tip Lodge is underway including new carpet and a guest room 

refresh. 

2. The Alders Townhomes and River Run Townhomes are new developments.  

3. The Inn is being renovated and will reopen as a Hyatt Place, the first branded hotel in 

Keystone.  

 

VII. KNC Overview 

 

Mr. Mathews introduced the KNC staff, noting “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. “ 

 

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 and execution and management an 

upkeep of facilities and amenities including Warren Station and the pool behind Dakota Lodge. 

The KNC drives value through events and amenities.  

 

KNC highlights in 2017 included: 

1. It was another great year of growth for summer festivals and events.  

2. The Instructure conference group used Warren Station and River Run.  

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

4. There is new construction consisting of the River Run Townhomes, Estates at the 

Alders and Alders Townhomes.  

 

KNC summer projects included: 

1. Landscaping projects at Buffalo Lodge, east neighbourhoods, Arapahoe Lodge and 

Jackpine.  

2. The construction of the Arapahoe patio with a new fire table.  

 

A major upcoming project is replacement of the 20-year old asphalt with pavers and a 

snowmelt system. It will update the image of the Village, provide a better guest experience, 

eliminate snow removal machine noise, decrease potential liability from slips and falls and 

reduce conflicts between snow removal machinery and pedestrians. The cost to replace the 

asphalt would be around $800,000 and the estimated cost for the new snowmelt and pavers is 

$3.7 million. The project will be phased over one summer (in the spring and fall of 2018). The 

estimated annual operating costs of $60,000 will be partially offset by decreased labor costs 

($46,000 – $55,000). The system will cover the area from Ida Belle Drive to Ina’s Bridge. The 
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timeline is to break ground in April 2018 and to do garage work for the main line. The first 

phase will conclude in early June 2018. Garage work for the main line will be completed in 

August. The second phase will begin in September and be completed sometime in November.  

 

Mr. Mathews provided a Design Review Board Update: 

1. Starting the design review process for One River Run. The Hunki Dori lot is under 

contract for potential hotel development and the buyers are in the due diligence process.  

2. Preparing for the third phase of Alders Townhomes.  

3. The River Run Townhomes construction is almost complete.  

 

VIII. Executive Director’s Report 

 

A. 2017 Balance Sheet as of September 30, 2017 

1. Total Checking/Savings - $9,636,353 vs. $8,364,553 last year. 

2. Total Accounts Receivable - $73,297 vs. $59,721 last year. 

3. Total Assets - $10,095,405 vs. $8,715,230 last year.  

 

  2017 Projected Year-End Results: 

1. Total Revenue - $3,693,370 budget vs. $4,525,742 projected, 22% ahead of 

budget.  

2. Total Expenses – $2,985,853 budget vs. $2,985,141 projected, less than 1% 

under budget.  

3. Operating Income (before allocations) – $707,516 budget vs. $1,540,601 

projected, 217% ahead of budget.  

  4. Capital - $619,378 budget vs. $492,694 projected, 20% under budget.  

 

 B. 2018 Budget  

1. Total Income - $3,986,128, including a $200,000 credit to members for AREA.   

  2. Total Expenses - $3,284,517.    

3. Reserve Allocation (before expenditures) - $701,611. 

4. Capital Expenditures - $616,043. 

5. Capital Snowmelt - $4,500,000.   

 

The Finance Committee has determined that it will be financially beneficial to pay for 

the snowmelt system out of the Reserve Fund rather than financing the cost.  

 

Owner questions and comments included: 

1. Ms. Brannon asked if there were plans to add snowmelt in front of Dakota 

Lodge so the sidewalk is accessible during the winter. Mr. Mathews said 

extending the snowmelt system in that area was considered but had to be 

removed from the plan based on budgetary constraints. Options are being 

explored to minimize disturbance and noise stemming from snow removal 

operations.  

2. Mr. Murray commented that some of the parking issues could be alleviated by 

installing signage warning that unauthorized vehicles may be towed. He 

suggested raising the gates at the Dakota pool to deter unauthorized access.  
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3. Ms. Matchett said the pool and hot tub at Dakota should be covered more 

consistently at night.  

4. Mr. Courson commented that the snowmelt system will be a great improvement. 

He did not think a 6% financing rate was a good option. Mr. Mathews agreed.   

 

IX. General Discussion 

 

 A. Events and Warren Station Update 

Ms. Russert provided a summary of the summer activities:  

1. There were record festival numbers with 2 – 18% revenue growth.  

2. Third party and private events included the Instructure group, a fine arts festival, 

Kidtopia, Kidfests, Discovery Days and Strider Cups.  

3. There were 22 weddings in Warren Station.  

4. New Warren Station public events include BLAM, a comedy show and festival 

activation.  

5. There were 75 million public relations impressions throughout the summer.  

6. The “pillars” of Warren Station are “Enrich Educate Entertain”. 

 

B. 2017/2018 Winter Event Calendar 

Winter events include the Winter Comedy Series, Winter BLAM on December 9th, the 

Pinkalicious musical in January, Rocky Mountain Country Festival in March and 

Reggae Concerts on closing weekend.  

 

2018 Events will include tie-ins to Keystone Resort large winter events such as lighting 

of River Run, Mardi Gras Kids Choice Gumbo Competition, Kidtopia Culinary Festival 

and Kidtopia Music Experience. The Art Festival will be back and Wine & Jazz has 

renewed. Instructure will be returning in July.  

  

X. Voting Results 

 

A. Determination of Quorum 

Mr. Mathews confirmed a quorum.  

 

B. Ratification Vote on 2018 Budgets 

The 2018 Budget was ratified with 1,732 voting in favor and 5 opposed. There were  

1,721 voting in favor of Other Matters and 13 opposed.   

 

XI. Owner Comments  

 

1. Mr. Hattrup said the pool gate is often left open. He asked if the insurance premium 

would be reduced based on the reduction of machinery in the Village after the snowmelt 

system is installed. Mr. Mathews was not sure of the impact. He confirmed that the 

River Run Townhome owners would have access to the Dakota pool.  

2. Ms. Murray asked if the pavers were heated around Dakota pool. Mr. Mathews said 

three feet from coping stones is heated but the rest is not. This area is included in future 

year capital plans. She said the gate by the garage allows for unauthorized access and 

the landscaping around the Dakota pool needed improvement.  
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3. Mr. Courson suggested installing a bubble over the pool.  

4. Ms. Brannon asked if Keystone was looking at expanding the conference space. Ms. 

Lehman said this was not under consideration. Instructure will outgrow the conference 

space before the bed space. If One River Run moves forward, there will be some 

additional meeting space.  

5. Mr. Hutter said there should be better signage at the Dakota pool reminding guests to 

leave their pool towels after use.  

6. Ms. Schwarte asked if One River Run will have an area for putting on ski boots and 

lockers. Mr. Mathews said there would be some skier services but there will not be a 

day lodge.  

7. Ms. Uban thanked Mr. Mathews for installation of the dog waste stations. She said the 

construction crews should be encouraged to pick up trash from the work site. She 

requested spraying of noxious weeds. Mr. Mathews confirmed that there is a program 

for spraying weeds.   

 

XII. Set Next Meeting Date  

 

The next KNC Members Meeting was scheduled for Friday, June 29, 2018 at 2:00 p.m.  

 

XIII. Adjournment 

 

Mr. Hutter made a motion to adjourn at 4:32 p.m. Mr. Sims seconded and the motion carried.  

 

 

 

Approved By: ________________________________________ Date: ______________________ 

   Board Member Signature 


