
RORA Annual Members Meeting Minutes,

August 14, 2021

Board members: Dennis Ann Strong, Clay Bandy, Mark Wefler, Gary Woirhaye, Niki Griffin

Ranch Manager: Josh Ezell

Bookkeeper: Cedra Kuehn

The Annual Meeting was called to order at 9:30 am by Board President Dennis Ann Strong.

Welcome and introduction of candidates:

Dennis Ann opened the meeting by welcoming members to the annual meeting and introduced the four

candidates that were running for the Board: Rob Cleve, Suzan Gebow, Tom Grommet, and Andy Nickel.

She then reviewed the process for the four candidates to address the members, and how members may

pose questions to the candidates. Each candidate was allowed 5 minutes to speak.  The four candidates

reviewed their background in terms of experience, their association with the Ranch such as how long

they have owned property, and why they want to serve on the Ranch Board.  There were a few questions

afterwards that all of the candidates addressed.

Members to address the Board:

Ken Bellinger was the only member who signed up to speak at the meeting. Ken commented on several

things that currently and in the future will be issues that he believes the RORA Board will need to

address. He expressed his opinion that money should be set aside in advance for big ticket expenses,

that the board should give some consideration to installing an additional trash compactor, that the cost

to members who use the RV storage lot should be  increased, that members who use the pasture lands

do in fact pay their fair share for maintaining and using them, that a printed directory should still be

made available to members even if they need to pay for it, and that additional money should be set

aside over time for the eventual replacement of the reservoir liner so that when the time comes a huge

special assessment will not be needed. He expressed his opinion that he felt dues should be increased

appropriately to meet the necessary operating and capital expenses.   He also thanked the Board and

Josh for the much needed maintenance on the Ranch house and office and the snow plowing around the

mailbox clusters,

Architectural Review Committee: Roy Wall

Roy started by introducing the other members of the committee which includes Margaret Purnell, Dan

Kuehn, and Richard Webb. He reviewed the number and type of approvals that were given over the last

year by the ARC.  These included 11 houses, 8 garages, 2 sheds, 1 carport, 1 pole barn, 2 greenhouses, 1

Radio tower, and 2 solar panel installations for a total of 28 approvals.  Roy was questioned by a member

if the committee ever rejects an application for approval. He indicated that there have been times when
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they went back to the applicant and explained what elements of their plan were not allowed and the lot

owner adjusted the plans accordingly to come into compliance with the HOA rules.

Water Committee: Clay Bandy, liaison to the Water Committee

Clay introduced the new members of the water committee which includes Jim Pardikes, Joe Gifford and

Lance Richeal. He also thanked Tom Wells for his many years of serving on the committee.  He then

reviewed the three main elements that the water augmentation plan must address each year.  The first

two are a Spring water release and a Fall water release which is done in accordance with the State

engineer’s direction.  The third element is an annual report in the fall.

Clay then reviewed the various emergency repairs and maintenance that has been done at the reservoir

over the last year. In particular, an issue with ice damming caused mainly by the weir box and culverts

has consistently been an issue. This year there was agreement and approval to address those issues by

either by-passing or removing them and adding stabilizing rock to the ditch banks. The result is that

breaching of the creek bank has either been eliminated or reduced significantly during flooding rain.

Water is and has been flowing freely into the reservoir since these changes were made. Additionally the

creek is cutting a deeper channel which will further help contain the creek within its banks.

Rule Enforcement Committee:  Phil Stice

Phil reported that since the beginning of the year a new committee was formed when the previous

members moved away from the Ranch. The new committee currently consists of himself and Skip

Penhall.  This past year the committee started out with 28 violations which were about the same as prior

years. By July the violations were down to 18. He pointed out that the Ranch is a residential zoned

community and things that are allowed on larger agricultural parcels are not the same as residential.

The most prominent violation is related to campers being left on lots from November through March

which is against both RORA HOA rules and county rules. He pointed out that with the old fine structure

members found it easier to simply leave their campers on their lot and pay the $25 or $50 fine rather

than remove them. The new fine amount of $100 per month after the initial warning letter will accrue

from December through March and is intended to gain a higher percentage of compliance with the rules.

He pointed out that members who have outstanding fines of more than $300 may have a lien applied on

their property and they will be considered a member “not in good standing” which will result in loss of

HOA amenities.

Another area of concern the committee intends to focus on this year is lot appearance along with health

and safety issues. This includes unregistered vehicles and trash on lots.  Phil encouraged members to file

written complaints on the ranch complaint form found on the Ranch web site rather than via email or

voicemail notice.

A major objective the committee intends to focus on over the next year is to look at ways to eliminate or

significantly reduce violations. Future meetings of the committee will seek to come up with an education

strategy for owners as well as re-introduce a proposal to address concerns on the RV lot that may lead to

less camper violations.
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Secretary’s Report: Mark Wefler

Mark reported on this year’s document changes approved by the board at the July meeting.  Mark

indicated that an annual documents review meeting is required to be called by the secretary each year in

March to review the various legal documents. This year there was one change to the “Policies,

Procedures and Rules'' document and one addition to the By-Laws.  In the PPR document under

Enforcement Policy and Procedures, item  12. Fine Schedule;  fines for violations of rules was changed

from a two tier system of $25 after the first warning letter and $50 for each month thereafter to a $100

fine per month after an initial warning letter until the violation is corrected. The By-Laws had the

following statement added to Bylaw Five – Board of Directors (b) Number, Tenure and Qualifications,

“and only a single owner per property may serve on the Board at a time.”  Mark reported that the

proposed changes were posted on the web site in June and no comments had been received from

members regarding the proposed changes. The changes were then approved 4-0 by the board (Niki

Griffin was not in attendance).

Mark also mentioned that a new document called “Did you know” had been developed. It is intended to

provide information for new lot owners and for those who may not be familiar with various things

associated with the Ranch and Park County. The document is anticipated to be posted to the web site

once it is approved by the new board and printed copies will be available in the office.

Treasurer’s Report: Gary Woirhaye

Gary reported on the current financial status of the ranch.  Beginning balance for July was $493,555.53,

Deposits were $1684.97 and withdrawals were $13,599.94 leaving an ending balance of $481,640.56. He

indicated that an emergency repair on the reservoir this year of nearly $84,000 was not planned for and

will result in the Ranch being over the budget by the end of the year.  There was also discussion

regarding potential costs for the reservoir liner replacement and how we would acquire the funds to

replace it when the time comes? The cost for replacing the liner is not exactly known but it is estimated

that it could cost over $1M.  If the ranch has $500K in the bank, it is thought that it would be relatively

easy to get a bank loan for the remainder of the cost. Depending on the length of the loan a special

assessment may have to be voted on by the members to pay the loan or an increase in dues may be

necessary to help pay for it.

Gary also mentioned other means of increasing revenues such as a Conservation Reserve Program (CRP)

contract with the government on pasture land that we own and that is not used which could bring in

$1500/acre per year on a 5 year contract. A member questioned if the Board had looked at Federal

Assistance for water conservation. Dennis Ann responded that the Board had inquired after the Weston

Pass Fire but we were turned down. Gary indicated that increasing dues is something the new board will

consider based on the proposed 2022 budget that will be developed after the new Board takes over.
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Vice President Report: Niki Griffin

Niki thanked the members and the Board for the opportunity to serve on the Board the last 3 years. She

reported on the FireWise program that the Ranch had completed all the requirements to become a

certified FireWise Community. She encouraged members to continue with their fire mitigation and keep

track of the time that is spent doing it.  That allows us to remain a certified community.  Niki reported

that as of the morning of the meeting 410 trailers/truckloads had been accepted at the burn pit with an

average of 3 hours per trip for a total of 1230 hours of mitigation on the Ranch so far this year.

Presidents Report: Dennis Ann Strong

Dennis Ann began by thanking all the members who came to the meeting today resulting in a great turn

out. Dennis Ann reported that since January 1 of this year there have been 71 property changes and over

the last 4 years there have been 53 new homes built on the Ranch. These numbers show how much and

how quickly the ranch is changing.

She also pointed out that the dues have not increased over the last 11 years despite annual inflation

increases. Looking at the annual inflation rate over that time period, it ranged from 2% to 3% per year.

However this year the inflation rate is already at 5.4%.  If the dues had been raised 2% per year over the

last 11 years the dues would now be $140/year.  If they had been raised 3% over the same time frame

they would now be $157/year.

Dennis Ann reminded the members that our Declaration and By-Laws stipulate that the Ranch has one

class of membership, regardless if you have a developed or undeveloped lot.  Because of that we cannot

stipulate various classes of membership, such as vacant lot owners, part time residents, and full time

residents. All lot owners have the same responsibility in terms of financial obligations to the Ranch.

Ranch Managers Report: Josh Ezell

Josh thanked the Board and all members for the great support he has gotten over the last year when he

started the position. Josh reported he is currently in the process of staining the Ranch Office and Ranch

Managers house. This will continue for many weeks as he is doing it in between his other duties as time

permits. He also reported that the State Water Engineer, Garver Brown, stated to him that the reservoir

liner appears to be in good shape and should last for many more years.

Unfinished Business:

Dennis Ann asked if there was any unfinished business. There was none.

New Business:

Dennis Ann asked if there was any new business. There was none.

Mark then moved and Gary 2nd a motion to recess the meeting so that the votes could be counted. The

motion passed 5-0.  The meeting was recessed at 11:30am.

4



During the meeting recess, several speakers addressed the members. They included Sheriff Tom McGraw,

County Commissioner Ray Douglass, Paul Mattson with South Park Ambulance District, and Tyler

Stoltzfus with the Colorado DOW. Additionally members were able to enjoy the picnic food consisting of

Hamburgers and Hot Dogs.

The meeting was called back into session at 12:25 pm by Board President Dennis Ann Strong.

Secretary Mark Wefler reported that Rob Cleve and Suzan Gebow had been elected as the two new

Board members.

The vote count totals were not announced during the meeting but were certified by the secretary as

follows:

Rob Cleve   179

Suzan Gebow  148

Tom Grommet   141

Andy Nickel   82

Write in votes were received for the following individuals:

Tim Bundrick   3

Sharon Johnson   3

Jim Bechtle   1

Mike Bansek   2

After reporting the election results, Gary moved and Mark 2nd a motion to adjourn the meeting. Motion

passed 5-0.

The meeting was adjourned at 12:26pm.

Minutes respectfully submitted by Mark Wefler, secretary.
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