
HIDDEN RIVER LODGE CONDOMINIUM ASSOCIATION, INC. 
ANNUAL HOMEOWNER MEETING 

November 11, 2017 
 
 
I. Call the Meeting to Order 
 

The Hidden River Condominium Association, Inc. Annual Homeowner Meeting was called to 
order by Mr. Lubben at 9:08 a.m. on Saturday, November 11, 2017 in the Suns Room of the 
Keystone Lodge. 
 
Board Members Present Were: 

Gunther Lubben, Communications Liaison, #5941/5943  
Kolette Miller, Vice President, #5989 
Harriet Bobo, Treasurer, #5972/59      
Dianne Brown, Secretary, #5984  

 
 Homeowners Present Were: 
  Mark Devos, #5940     Sally Nelson, #5947 
  Adam Machcinski, #5948   Marla & Joel Terwilliger, #5955 
  Judy Karlin, #5960    Les Caplan, #5969 
  Volgenau, #5973    Chris Mitchell, #5976 
  Janel & Ed Williams, #5981   Amir Mazoochi, #5985 
  Claudia & Siegbert Rottach, # 5990  Phil Von Hake & Shelli Marks, #5995 

Deb Evans, #5996    Dan Wullschleger, #5998 
Susan Spencer, #5993    Larry Pruss, #5968 
     

 Representing Keystone Property Management Were: 
Chuck Randles, General Manager, KRPM 
Brian Diebel, Community Association Manager 

  Nick Grontis, Assistant Community Association Manager 
   

John Pringle of ReMax, David Firman of Hindman and Sanchez and Mr. & Mrs. Kuhloie 
(future owners of Unit 5998) were guests at the meeting. Emma Spofford of Summit 
Management Resources was recording secretary. 

 
II. Approval of Previous Meeting Minutes 
 

Mr. Pruss stated that he had some changes and clarifications to last year’s minutes. Mr. Pruss 
was asked to provide a marked up copy of his comments and proposed changes so they can be 
attached to the minutes for future record. KRPM will have the edited pages attached and posted 
with the prior minutes. 
 
Mr. Mitchell made a motion to approve the minutes from the November 12, 2016 Annual 
Meeting with a copy of Mr. Pruss’s comments and proposed corrections attached. The motion 
was seconded and carried. 
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III. Real Estate Report 
 

This report was given by Mr. Pringle.  There is (1) three bedroom/three bath Hidden River unit 
listed for sale for $649,000 (Unit 5967) and one unit under contract (Unit 5998). Three units 
have sold during the last 12 months for approximately $434 per square foot. Deed restricted 
units have been selling for approximately $244 per square foot. 
 
Sales in Keystone Resort are up 16% compared to the same time last year. Summit County is 
up 5% over last year. There is only about one month of inventory compared to 2.5 years in 
2011 and 2012. Sales prices are starting to exceed what they were during the last real estate 
peak in 2008. 

New construction in Keystone mostly consists of townhome developments at the east end of the 
Resort in the Alders neighborhood and at River Run on the site formerly known as the Browns 
Cabin lot. These properties are listed for approximately $400 - $450 per square foot with a 
premium for the 32 River Run units, which have just recently sold out. A second phase of the 
Seasons for 40 units has been approved and the land for this development is currently for sale. 
 
There are two new developments planned along Highway 6 that will be known as Wintergreen 
and West Hills. Wintergreen will be Vail Resorts employee housing and will consist of both 
short and long term rental units. West Hills will consist of 50 deed-restricted properties that 
will be sold to Summit County employees. Prices will be determined by the median County 
income rate. Both developments will be built by the same contractor that is building the 
townhomes in the Alders and River Run area.   
 
It was noted that the County continues to work on a program to remove the restrictions of the 
deed restricted units in Hidden River Lodge. Owners of deed restricted units will be informed 
of the changes when they are available and will be able to decide if they want to participate in 
the program. 

 
IV. Resort Update 
 

This report was given by Mr. Randles. USA Today voted Keystone the best family ski area.  
Family branding remains the focus for the resort. Mr. Schanfarber is the new Vice President of 
Hospitality and Mr. Buchheister is the new General Manager for Keystone Mountain. The new 
Montezuma Express lift is open and has increased uphill capacity by 25%. LaBonte’s Cabin 
has been expanded by 150 seats. There are three Kidtopia signature events scheduled for this 
year, including the Keystone Spectacular, Culinary Event and Music Experience Event. The 
Inn at Keystone is in the process of renovation and will be rebranded and as a Hyatt opening 
December 15th. Express shuttles that will avoid traveling on Highway 6 will be in operation 
from the remote parking lots to the base areas this ski season. 

 
V. Manager’s Report 
 
 A. Projects 

1. Repairs have been made to the wooden boardwalk that leads to the Mountain 
House. 
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2. Routine roof repairs have been completed. 
3. The glycol was replaced in the heating system. This work was last completed in 

2007. The system was flushed and 1,200 gallons of glycol/water mix was 
replaced. 

4. The decks were inspected in the spring and summer for safety and condition. 
Repairs and staining were completed as necessary. 

 
 B. Unit Modifications 

Owners were reminded that they must complete a form for review and approval by the 
Unit Modification Committee before any work or changes are made to unit interiors. 
This helps to ensure Property Management is aware of upcoming projects so measures 
can be taken to protect the property during the work, be aware of what contractors are 
on site and to assure unit owners are in compliance with association declarations 

 
C. Screen Replacement 

It was noted that many window screens are missing or in poor condition. Mr. Lubben 
stated that the screens will be inventoried next year and replaced and/or repaired by the 
Association as necessary. Discussion followed regarding the necessity of screens and 
areas where they are required to be in place for safety reasons. Mr. Firmin 
recommended tabling the discussion until a uniform application of the screen rules has 
been determined. 

 
D. Pest Control 

Steps will be taken to bat-proof the building to discourage bats from returning next 
year. This work will include sealing and caulking as many areas in the roof and siding 
as possible. It was also noted there are problems with squirrels making a mess on the 
decks. Mr. Grontis will obtain a price for squirrel mitigation from the pest control 
service. 

 
E. Security Cameras 

The Board is considering increasing the number of cameras from 8 to 16 to improve 
security and control illegal parking and dumpster use. Mr. Pruss suggested installing 
camera surveillance warning signs as an additional preventive measure. 

 
F. Dumpster 

It was noted that the dumpster door is noisy and difficult to operate. Mr. Grontis is 
working on this issue with Waste Management. Two additional recycling containers 
have been added and glass should not be put in the containers. Glass must be recycled 
separately and glass recycling stations are available in various areas in the County with 
the closest being outside Dillon Town Hall. 

 
G. New Keys 

The building will be re-keyed in the near future and new keys distributed to all the 
owners. Owners who do not have a Saflok key system were reminded to ensure that 
Property Management is kept up to date with key codes, etc. so that unit access is 
possible in the event of an emergency. Owners who do not provide a means of entry 
will be asked to sign a form accepting liability for damage that may be caused to a door 
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that is damaged during emergency entry. Concerns were expressed regarding unit 
access and that Property Management needs to do a better job controlling who keeps 
and gives out this information. Owners reported several requests from different entities 
for their key codes. It was noted that the Property Manager should hold and control this 
information and this system will be improved. 

 
H. Smoking on Decks 

There were complaints regarding unit occupants smoking on the decks and 
inappropriately discarding cigarettes butts. Mr. Randles explained that guests renting 
through Keystone Vacation Rentals are informed of the no-smoking rules upon check-in 
but there are several other rental companies who have their own check-in and 
communication process. Owners were encouraged to report violations to Property 
Management or Guest Services. It was also suggested that owners put signs in their 
units reminding guests of the smoking rules. 

 
VI. General Discussion 
 

A. Unit Foreclosure Filings 
Unit 5964 is severely delinquent and the issue is still being worked through the court 
system. There have been difficulties determining and negotiating lien priorities.  Mr. 
Firmin believes the outcome will be favorable for the Association and all the money 
owed to the Association (approximately $20,000) will be repaid sometime next year. 
There is another delinquent unit that is currently being rented by the Association.   

 
 B. Pruss Lawsuit Review 

The lawsuit filed by Mr. Pruss against the Association involved technicalities with the 
adoption of the 2015 Operating Budget being mailed to owners 6-days late in 2014 by a 
prior board is mostly resolved. In June 2017, the Judge ruled in favor of the plaintiff. He 
ordered that the 2015 Budget increase of $22,000 be refunded to the 2015 owners and 
Mr. Pruss be reimbursed for his legal expenses and the interest that has accrued on his 
legal bill. 
 
It was explained that refunding the $22,000 will cause an Operating shortfall that will 
require a simultaneous Special Assessment to make up the amount or this amount will 
need to be funded out of the association reserve account. To try to avoid the Special 
Assessment, the Association filed a motion requesting that the court acknowledge the 
special association budget meeting called and completed last fall satisfied the refund 
order and therefore allow the Association to waive the administrative need to refund 
and re-assess the money. It was noted that if the money is refunded, it can only be 
returned to the owners who owned their units in 2015.  
 
The plaintiff cost for the lawsuit against the association was approximately $45,000 and 
was split between the Association, Keystone Resort and the Association’s insurance 
company. All plaintiff legal fees as required by the court order have been paid. The 
Association’s portion was $18,000. There are no outstanding attorney fees for 
defending this case as all defense legal costs was paid by Farmers Insurance on behalf 
of the association. 
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A lengthy discussion followed on the details and timeline of the lawsuit and lack of 
communication provided to the owners on this subject. This also included questions 
regarding why the Board had made the decision to extend the case and accrue additional 
interest charges by filing the current motion instead of complying with the ruling made 
in June. 
 
Mr. Lubben noted the board acted as soon as the judgement was received and started 
negotiations with all parties to satisfy the plaintiff legal cost order. Unfortunately, it 
took five months to complete this process with all parties. The board worked diligently 
to minimize any added interest costs.  
 
A motion was made to consult legal counsel, to withdraw the court motion and to pay 
all awards. The motion was seconded and carried with 28 in favor and 20 opposed. 

 
A motion was made to move up the voting items on the agenda due to the duration of the 
meeting. The motion was seconded and carried. 

 
VII. Board Election 
 

The terms of Mr. Lubben and Ms. Bobo have expired. Both incumbents indicated they would 
like to be considered for re-election. Mr. Pruss and Ms. Spencer were also on the ballot. The 
candidates provided biographical information and their reasons for wanting to serve on the 
Board. A secret ballot was conducted and ballots were collected and counted. The results were 
announced and Mr. Lubben and Ms. Bobo were reelected to serve additional two-year terms. 
 

VIII. Review 2018 Budget 
 

The 2018 Budget was reviewed. The Replacement Fund contribution will remain the same at 
$65,000. It was noted that the Reserve Study that was completed a three years ago recommends 
a contribution of $90,000 - $100,000 but the Board has decided not to increase it at this time to 
keep dues lower as such time Bad Debt Loss and Legal budgets can be reduced. Budget line 
items were reviewed. Significant items of note included: 
1. Mailbox rentals are currently $10/month. The Board is considering increasing this 

amount to market value, which is to be determined. There are still three boxes available 
to rent. 

2. The management contract has been re-structured to a new management format that will 
involve a dedicated Hidden River Property Manager. The new Manager will also have 
some maintenance and building upkeep duties as part of the job description. This has 
resulted in a slight cost decrease for this line item. The Board is in the process of 
interviewing candidates for this position. 

3. Labor for the building and the hot tub has been decreased due to some of these duties 
now being completed by the new Property Manager. 

4. The Snow Removal line item has been increased approximately $7,000 over last year. 
This item was significantly over budget this year due to the heavy January snow, which 
required hand removal of snow from the roof. 

5. The bank charges line item has been reduced. 
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6. There is $20,000 budgeted for Bad Debt (delinquent homeowner accounts). This line 
item is a contingency and may not need to be utilized. 

7. Insurance has been budgeted to increase by 10%.  
8. Legal expenses have been budgeted for $12,500, which includes a monthly retainer for 

Mr. Firman and money to pursue and process delinquent accounts. 
 
The overall increase to the budget is 2.9%. It was noted that since 2000, the average yearly 
increase has been 1.73% versus inflation of 2.05%. 
 
Questions were raised about the Association’s investments and Ms. Bobo was asked to look 
into providing owners with a copy of our association investment statement. Ms. Bobo agreed to 
follow up on these requests. There is currently approximately $268,000 of investments 
managed by Wells Fargo. The investment portfolio is comprised of several types of 
investments and accounts. 
 
Mr. Pruss handed out a document that he prepared comparing the Hidden River Lodge dues to 
the neighboring Tenderfoot Association. Mr. Pruss stated that he believes that the dues at 
Hidden River Lodge are 11% – 21% higher than they need to be and did not believe a dues 
increase was necessary. Ms. Spencer suggested forming a committee to review and address Mr. 
Pruss’s concerns and comparisons. Ms. Spencer also noted that dues comparison data presented 
at previous meetings was not in the minutes. Mr. Lubben stated he had presented a detailed 
analysis comparing the two properties last year and he thought the documents with this 
information was available on the association website. He will locate and resubmit this 
information for our owners. 
 
A motion was made to reject the 2018 Budget. The motion was seconded. Twenty-one owners 
were in favor of rejecting the budget. The 2018 Budget was approved since it was not rejected 
by 67% of homeowners.  
 

IX. Covenants/Rules & Regulations 
 

Mr. Firman has been engaged by the Board to review and update the Association Covenants 
and Rules and Regulations. The last review of these documents was in 2003 and there have 
been changes to Association laws since that time. A 67% vote of the homeowners will be 
required to change the Covenants. The proposed changes will be voted on by mail. Rules and 
Regulations are approved by the Board. The current version of these documents can be found 
on the Association website. 

 
It was noted that meeting materials and notifications sent to the owners had indicated that the 
changes would be voted upon at this meeting. Mr. Lubben replied that this was a mistake and a 
mail vote is necessary as a majority vote of 67% of the ownership is required to make the 
changes. A motion was made to change the agenda to allow owners to vote on the document 
changes by mail. The motion was seconded and carried. 
 
Mr. Firman gave a brief overview of the proposed updates:   
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1. There are several instances where the documents as written are contrary to State law, 
unenforceable or give the Board authority to take actions that are not permitted. Mr. 
Firmin has re-written these areas for compliance.   

2. Section 7.3 in the Declarations currently mandates that the next year’s budget is adopted 
by October 1 of the previous year. This is not required by State law and puts undue 
pressure on the Board to develop a budget early in the year without all the necessary 
data. It is proposed that this date stipulation be removed. 

3. It is proposed that Section 7.3B of the Declarations be modified to allow the Board to 
remove the requirement for the Association to provide cable and internet services to all 
units as a bulk offering. This will allow owners to make individual decisions regarding 
these services. A homeowner noted that this will also allow owners to install their own 
satellite dish due to FCC regulations. 

4. The International Fire Code, adopted by Summit County, allows gas grills with a 2.5 lb. 
or smaller canister on individual decks. Due to enforcement concerns, Mr. Firmin 
recommended implementing a full gas grill ban. It was noted that the common area 
grills would not be affected as the gas is hard piped. Electric grills are permitted on the 
decks. 

5. A change will be proposed to allow the Association to borrow money for emergency 
situations with a reasonable restriction against pledging future income. 

 
It was requested that owners be allowed to vote on each individual issue and that support 
documents and backup material be provided. The Board and Mr. Firmin agreed to these 
requests. 
 
It was requested that a change be made in the documents to clarify a prohibition of storage of 
non-operable vehicles in the garage and to allow non-utilized spaces to be used by other 
owners. 
 

X. Set Next Meeting Date 
 

The next Homeowner Meeting was proposed to be held on November 10, 2018. It was 
requested that the week before Keystone opening day be considered as an alternative. The 
board will finalize a date at their next board meeting. 
 
The next Board Meeting will be held on June 22, 2018.   
 
The next Homeowner Work Day will be on June 21, 2018 

 
XI. Adjournment 
 

The meeting was adjourned at 1:17 p.m. 
 
 
 
 
Approved By: ___________________________________  Date: ______________ 
   Board Member Signature 


