
Board of Directors Meeting Minutes
Ranch of the Rockies Office

Date: September 11, 2021

Board Members Present: Clay Bandy, Gary Woirhaye, Suzan Gebow, Rob Cleve, Dennis Ann
Strong
Staff Present: Cedra Kuehn, Bookkeeper, Josh Ezell, Ranch Manager was on leave
Guests Present: Dan Kuehn, Sue Wall, Roy Wall, Phil Stice, Susanne Demaree, Harry Schmid,
Mike Tatum, Rick Houlette, Brandy Bukovsky, Gary Sherry, Sarah Saltzman, Gene Gebow, Skip
Penhall, Margaret Purnell

Call to Order: President Clay Bandy called the meeting to order at 9:00 a.m. Suzan moved
and Gary seconded a motion to postpone approval of the July 10, 2021 minutes to New
Business. Motion carried 5-0. Dennis Ann moved and Rob seconded a motion to approve
the agenda as amended. Motion carried 5-0.

Approval of Minutes:
● Approve 07-10-2021 Board Meeting minutes: Suzan. Postponed to New Business.
● Approve 08-14-2021 Annual Meeting minutes: Dennis Ann moved and Gary seconded

a motion to approve the annual meeting minutes. Motion carried 5-0
● Approve 08-14-2021 Special Meeting minutes as amended with the email motion: Gary

moved and Rob seconded a motion to approve the special meeting minutes.
Motion carried 5-0.

Members to address the Board:
- Dan Kuehn handed out Conflict of Interest information pulled from the IRS.gov site. He

stated that according to his understanding of IRS rules, a board member and or/family
member cannot have any remuneration from the organization. He then reported that a
board member and family member worked on the ranch house, and received payment.
Dan has seen the work, and based on his experience, it is substandard.

- Mike Tatum asked to see the contractors license, and insurance of the person who did
the work. He asked who approved a bid to a non- licensed contractor? He also asked
where did the money go? He stated that the work did not follow code. He asked whether
a permit was pulled? He asked that the board pay for another contractor to come and
correct the work.

- Sue Wall asked the board to consider more of a pay as you go alternative to raising the
dues. She recommended higher charges for the RV lot and charges for the trash cards
based on usage.

Hartsel Fire: Chief Chris Tingle did not attend

Committee Reports
● Water Committee: No committee members were present. Clay Bandy submitted the

following report. The inflow ditch continues to perform well. It was reported by the ranch
manager that a review from a top state engineer on dams and reservoirs of our liner led

1



Board of Directors Meeting Minutes
Ranch of the Rockies Office

Date: September 11, 2021

to his belief that we likely have another 20 years of life in our liner. There has been some
investigation into replacements and reconditioning of the existing liner. Those estimates
range from $200,000 for a company to coat the bottom of the reservoir with bentonite, a
type of clay. This can be done with the reservoir containing water and with no
interrruption of its use or availability. This method is widely used, and has a history of
successful use going back to 1940. The next cost level was a total replacement,
requiring the reservoir to be drained, sand brought in to cover the bottom, and then a
new liner installed. This was $500,000 for a 30 mil liner and $1,000,000 for a 60 mil liner.
The 60 mil has a warranty of 35 years. Unless the board requests further investigation,
comparisons, and analysis, the water committee will forgo any further action at this time.

● Architectural Review Committee: Roy Wall reported that during the past month
approval was given for:

- Lot #1323, 1999 Windmill Dr, a 1440 sq ft garage. Suzan asked what the process was
after sign off if a property already has a shed. Gene Gebow asked if Josh verifies
building permits.

● Rules Enforcement Committee: Phil Stice and Skip Penhall gave the report. Skip
reported that he and Dan Kuehn had walked through the RV storage lot on September 9,
2021. They recorded 21 vehicles with no plates, 23 with expired registrations, 4
obviously abandoned and derelict vehicles, and 2 spots with old construction material
stored. Skip said that he believed some plates had been removed by owners to avoid
having them stolen.

- Skip contacted Mountain Towing and Recovery, and was told by Crystal that they would
tow abandoned cars, trucks, and utility trailers. They will not tow travel trailers; but
Crystal volunteered to investigate the paperwork for towing and disposing of travel
trailers. She also volunteered to meet with Skip, clarify what they would tow, and
complete the legal paperwork.

- He recommended that the board adopt a policy that limits storage in the lot of currently
registered vehicles to include boats, travel trailers, 5th wheels, pop up trailers, and motor
homes. If the vehicle doesn’t fit these standards, the fee should be $75.00 per month.
Additionally, it was recommended that the board should adopt a policy for snowmobiles
and ATVs in the storage lot.

- He recommended that members using the RV lot be notified of the need to be current on
their registration in the lot or they are trespassing and subject to towing. Members should
also be told that if they remove their plates for security reasons, they must attach a sign
with owner contact information and provide the appropriate registration information to the
office.

- He recommended that signage be placed at the lot, noting the rules. Violators will
subject their vehicles to towing at the owner’s expense.
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- After investigating the property on Windmill apparently being used as an Airbnb location,
the committee recommended that the Board notify Park County Code Enforcement as it
is a violation of county regulations. The property appears to have no approved septic or
sewer system.

- Finally, Phil mentioned that the committee would like to try to engage with new and
current members through possible distance meetings or videos to highlight rules and
regulations.  Several affirmative comments were made in response to this suggestion.
Dennis Ann asked if they could consider making a short video offering training on how to
operate the trash compactor. Suzan noted all members get the governing documents
when their property is purchased.

- Gary moved and Rob seconded a motion that the Rules Enforcement Committee
plan a training session on policies and procedures for members of ROTR. Motion
passed 5-0.

Treasurer’s Report:  Suzan Gebow
● Status of budget development process: Suzan reported that on Tuesday, September 7,

2021, she met with four homeowners. Rob Cleve, Harry Schmid, Patty Bellinger, and
Sharon Stitch. Cedra Kuehn, Bookkeeper, was also present. Suzan explained the
budget approval process. The group plans to meet again to further discuss the budget.
However, they recommended that the board be prudent and thrifty through the year and
abide by the documents.

- Action Item: Suzan will call another meeting of this group and offer recommendations.
● Directory print cost: Suzan moved and Gary seconded a motion that the Board allow

members to purchase printed directories at cost. She has checked with Business
Connections in Fairplay, and they will print the directories. Gary recommended that
members pre-order so we do not have directories to discard later. Motion passed 5-0.

- Action Item: Suzan will follow up with the printing and distribution of the directory
Secretary’s Report: Dennis Ann Strong

● Lot 1420 request and discussion:  Dennis Ann reported that the owner of Lot 1420 asked
the Board for relief from fines accrued this past year for not removing the family trailer.
The owner stated in an email that “years ago that our trailer was in violation,” and she
resolved the situation. She also stated, “This year I received nothing about our trailer.
Just got a violation bill. With co-vid, going up to our property was our only get away. I
assumed that the ranch was more understanding. I was not notified nor was I emailed
that I had to move our trailer.” According to Ranch records, the owner was sent a letter
dated November 18, 2020 from the Rules Enforcement Committee. The letter detailed
the rule requiring the removal of campers between November 1 and April 1 each year,
and explained the fine consequences if the camper is not removed by December 15,
2020. Violation letters were also sent in previous years. The owner has been fined
$125.00. Dennis Ann moved and Gary seconded a motion that we notify the owner
that the $125 violation fine is not forgiven and is still due. Suzan asked if we try to
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work with the members for help to move the trailers. The letter noted that the owner
should contact the office for assistance and that storage is available in the RV lot for
$1.00 per month. Motion passed 5-0.

- Action Item: Dennis Ann will notify the member of the board’s decision.
● Update on Attorney: Dennis Ann contacted our attorney, Dennis Kist of Fairplay. He

reported that he has retired from practice. The Board needs to investigate possible
choices and secure another attorney for legal counsel. It was suggested that we publish
a notice to Ranch members to seek recommendations for an attorney for the HOA.

● Document cleanup:  According to prior Board practice for the past three years, we have
met in a special meeting in March to consider changes to documents. This allows
process time for consideration, recommendation for adoption, and public comment prior
to the Annual Meeting in August.

● Dennis Ann brought and explained the calendar for website article assignments for the
20th of each month and the newsletters.  She is scheduled to write the website article for
September 20.

Vice President’s Report: Gary Woirhaye
● Firewise update: Gary reported that he has tried to contact Chief Tingle and Niki Griffin

regarding Firewise. Neither has responded.
- Action Item: Gary will contact David Root, our national Firewise consultant.
● Investigation of additional revenue streams: Gary presented numerous ideas concerning

budget development including pay as you go suggestions. He also suggested that three
draft budgets be presented to the board including pay as you go revenue, raising the
dues a modest amount, and a possible special assessment to increase reservoir reserve
funds. Sarah Saltzman expressed  concern that pay as you go would add tremendous
administrative costs.  Skip Penhall suggested asking members, “How do we meet the
budget?”  Harry Schmid asked if this was changing the class of membership. Gary
replied no, because members are paying for specific services that they use such as
trash and fishing. Currently, we pay $585 a pull for trash disposal plus fees for the ram
device. It generally comes to just under $700 per pull, per week for trash service.

Member At Large Report: Rob Cleve
● Picnic recap Rob announced that the annual picnic was a great success this year, with a

total of 158 attendees signed in which is an increase from 2020. The total reported cost
was $1085.26 which was a decrease from the previous year. Skip Penhall, Dan Kuehn
and Rob Cleve cooked burgers and hot dogs for the group and members brought their
own side dishes. Plasticware, napkins, plates and condiments were provided. Rob
presented a cost comparison for the board going back four years.

- Action Item: Rob will explore ideas for holding our annual Christmas party. The Board
will evaluate the pros and cons in relation to the current Covid situation which resulted in
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the cancellation of our party in 2020. Venues will be explored if we decide to move
forward.

President’s Report: Clay Bandy
● Member liability insurance for use of the Pavilion: Clay asked if we require members to

provide us with a copy of their homeowners liability insurance to use the pavilion? Suzan
recommended that we write strong verbiage that says ROTR members and guests use
these facilities at their own risk. This signage should be posted at the Pavilion and stated
on the rental agreement form. It was suggested that we require proof for use by
nonmembers. Gary asked if we can use similar wording from the pasture agreements.
Dan Kuehn stated that Ranch property should be available to members. Dennis Ann
mentioned that State Farm’s recommendation in 2017 was that we ask that members to
show liability insurance that extends off their home policy. A member suggested a liability
waiver. Another member stated that regardless of the signage, people still have a right to
sue.

- Action Item: Suzan agreed to contact Justin Storms office, our insurance carrier, for
further assistance and a review of all our policies.

● Cash box custodian policy:  Clay presented a draft which will be considered later as an
addition to our documents.

● Reopening restrooms, vandalism and misuse of public property: Clay also mentioned
that he is currently working on a vandalism of property draft. He had suggested in his
written report to purchase up to 4-5 bluetooth trail cameras to provide security at the
pavilion, RV dump station, and RV storage lot.

● Ranch house walkthrough: Clay mentioned that this needs to be scheduled taking into
consideration Josh’s family. All five board members should be there.

- Action Item: Clay will get with Josh to schedule the walkthrough.
● Investigation of bidding website: Clay opened a brief discussion about using a bidding

website for large jobs that require multiple bids. He asked that the board review ten
websites for suitability.  Several members commented that it is so hard to get bids in
Park County. It was suggested to contact Park County to see which bids site they use.
Gary mentioned that he is very familiar with Bid Net and has used them multiple times in
his career.

- Action Item: Clay will contact Bid Net to see if an HOA qualifies for their service.

Ranch Manager’s Report: Josh Ezell Reported by Clay Bandy
● Report on pasture restoration: Josh has begun the process of speaking with Marissa at

Teller- Park Conservation group to analyze our pasture conditions.
● Investigation of possible CRP designation: Josh is also looking into this.
● Security for pavilion, restrooms, and dump station: This report was given under Clay’s

report above.
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● Update on possible roof insurance claim and status of structure repair bids, Suzan and
Josh: Suzan and Clay reported that the claims adjuster came on Saturday, September 4.
They looked at weather damage to both roofs. There were missing shingles and some
hail damage on the metal parts. They reported that a roofer is coming on Tuesday,
September 14, between 3-4 p.m.

Unfinished Business
● The board recognized the following concerns that were brought up at the annual

meeting:  additional trash compactor, increase the fee for pastures and RV storage,
printed directory for a fee, mass email system for important notices, consideration of
special assessment for capital improvements including reservoir liner. These issues will
be addressed as the year and the budget progresses.

● Suzan mentioned that she needs copies of the water documents to load on the website.
Cedra mentioned that she would send Suzan a copy of the new “Did you know
document.”

- Action Item: Clay will send the electronic documents for posting on the website.

New Business
None to report

Postponed Business: Approval of the July 10, 2021 minutes.
● Suzan referred to the section on the first page ratifying Board email actions. Gary

moved and Dennis Ann seconded a motion to remove the last portion of the
statement recording the board’s vote to add her bio. Motion passed 5-0.

● Suzan asked under her paragraph on the second page be amended. Gary moved and
Dennis Ann seconded a motion to remove the last sentence of that paragraph.
Motion passed 5-0.

● Suzan asked for clarifying language on Josh’s report regarding the increase in cost for
“pushing” in the burn pit. The board reached a consensus on the language.

Board Executive Session called by the President
The Board took the following actions after the executive session. Gary Woirhaye left during the
last half of the session.

- Trout Creek Mailbox Discussion: Dennis Ann moved and Gary seconded a motion to
authorize Clay Bandy to inform the owners of the property where the Trout Creek
Mailboxes are constructed that it is Board’s decision to continue the easement
agreement as written.  Motion passed 5-0.

- Investigation into possible or actual criminal activity:  An investigation was made and
dismissed. No action taken

- Discussion of Employee Goals and Objectives:
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- Action Item: The Board President will construct goals and objectives for the Ranch
Manager with the input of the Board and the Ranch Manager.  No action taken.

- Concern was raised regarding the renovation of the ranch house during 2020. The
Board will secure the services of an independent building contractor to inspect the
Ranch House for past and current improvements. The inspection should be completed
by a non-member of the Ranch. No action taken.

Meeting Adjourn: The meeting adjourned at 2:45 p.m.

Respectfully submitted,
Dennis Ann Strong, Secretary
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