
Board of Directors Meeting Minutes
Fire Station #1, Hartsel, Colorado

Date: December 11, 2021

Masks must be worn by all attendees. Due to space limitations, 32 guests will be allowed
to attend. Standing room is not permitted at the Fire Station.
Board Members: Rob Cleve, Gina Maddox, Dennis Ann Strong. Charles Holzheimer was on
Zoom. Phil Stice was absent due to illness.
Staff Members: Josh Ezell, Ranch Manager. Cedra Kuehn, Bookkeeper, was on Zoom.
Guests present: Suzan Gebow, Gene Gebow, Darla Kohring, Ken Bellinger, Harry Schmid, Skip
Penhall, Lance Richeal, Taylor Albrecht, and Susan Wall.

Call to Order: Rob Cleve
● Approve meeting agenda: Approved as written..
● Approve 11-13-2021 Board Meeting minutes: Approved as written.
● Motion to change officer positions: Rob moved and Gina seconded a motion to

change officer positions. Gina requested to move to Member At Large, and
Charles agreed to assume the Treasurer position. Motion carried 4-0.

● Ratification of email motion: The following motion was moved, seconded, and carried by
email vote on 11-30-2021 due to the legal action required to be answered by 12-6-2021.
Dennis Ann moved, and Rob seconded a motion to waive the past due dues and
fees of $447.38 on Lot 0994 incurred by the previous owners to avoid any further
legal costs which would exceed the amount owed. Motion carried 5-0.

Members to address the Board
- Ken Bellinger reported on the property easement for the Trout Creek Mailboxes that was

negotiated in 2006 by the previous owners and Ranch of the Rockies. The Bellinger’s
currently own the property and refer to it as a lease. In early summer 2021, Ken asked
Mark Wefler for an updated lease agreement. Ken said Mark reported that Dennis Ann
refused to proceed. Dennis Ann responded to Ken that she never refused to proceed,
and that the board had discussed the issue in both a public meeting and an executive
session. Ken said he had told Mark that he had three requirements: 1. That the area be
maintained in good repair by the Ranch, 2. That the Bellinger’s receive an updated copy
of liability coverage, and 3. That a new lease agreement be written with the Bellinger’s
name for a sum of $1.00. Rob responded that the agreement was not a lease, and that
the property was conveyed to the Ranch as an easement in 2006 and was recorded by
the county in 2006. The board voted after the executive session in September that the
easement would remain in place. The former president, Clay Bandy, was to have
communicated this to the Bellinger’s. After discussion, Gina recommended that the
document be provided to our attorney for review. Gina moved and Dennis Ann
seconded a motion to bring this concern to our attorney and ask for a written
solution that relieves the Bellinger’s of all three of their concerns. 1. Maintenance,
2. Liability. 3. Agreement is in Bellinger’s name plus $1.00 per year. Motion carried
4-0.
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- Gene Gebow requested that the current budget remain in place until the Investigation
Committee report is final. He was concerned that there may be additional repairs totaling
tens of thousands of dollars. In his opinion, the $30,000 projection was not based on a
budget line item. Funds came from other line items. He reported that hearsay says it was
much higher.  In his opinion, there should have been a list of contractor estimates, and
then a budget line item written. Also, he stated that money cannot be mixed from one
line item to others. Gene also recommended an oversight committee for the house.
Additionally, Gene requested to know why we had changed the capital project line item
in the 2020 budget. Rob explained that since work has not been defined or estimated, it
should not be reported as a budgeted 2022 expense but held in reserve.

- Darla Kohring raised concerns about trailers left on properties, particularly on the back
side of the ranch.  She doesn’t know whether the properties have been reported and
letters sent. She reported that one of the properties has a building permit, but no work
has been done for over two years. She was told that 0992 had a lien, but it was not
collected on. Darla also mentioned that we need to raise our fines. Additionally, Darla
asked why Gina resigned as Treasurer. Skip responded that most of her listed properties
were on the committee report. He stated that they missed 340 Hereford Drive, and it
needs to be added. Josh reported that the owner is a former employee of Park County,
and the county will not prosecute him.  The owner is in the process of building and now
works for Antero Reservoir.  Josh also reported that there is a new violation flow chart on
the county’s website. Cedra reported that warning letters were sent after the last
meeting.

- John Adams asked what the plan is for snow and wind since the county is short-handed.
He thinks we should look at providing more snow fencing. He said that with four out of
five board resignations, a fifth resignation is needed. John mentioned that the rules
violation letters need to let owners know we are serious. Josh responded that the county
no longer maintains snow fences. They have equipment to construct wind rows. Josh
also said that the Ranch Road fence was too close to the road to be effective, and that
the county would put up a snow fence if it is needed.

- Taylor Albrecht stated that all indications are that Dennis Ann will not resign. In his
opinion, her presence is toxic to the board. One anonymous member is worried about
retribution from Dennis Ann. Taylor claimed that Dennis Ann is remaining on the board
for personal reasons, and not in the best interest of the ranch. Dennis Ann answered
that she will respond in her report.

- Patty Bellinger stated that putting something under expenditure does not mean we have
to spend it. She disagreed with Rob’s statement. She asked for the plan for the next
meetings since we can no longer handle the numbers in the office. According to our By
Laws, we all have a right to attend the meetings. She stated that we may need to rent a
facility to host a board meeting. She asked if there was a requirement from the summons
that required response prior to the board meeting. Rob stated that we had to respond by
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Dec. 6. The summons was delivered to Mark Wefler on November 15. Rob also reported
that there are not many options on where to have our meetings. The board can explore
renting a space. There are currently 13-14 people in attendance today. The rest are on
Zoom. Gina asked if the Pavilion is an option in the summer. Rob replied that there is no
internet.

- Susanne Demaree reported that she was going to come but was afraid it would be full.
- Margaret Purnell stated that Board members have a fiduciary duty to act on behalf of the

members. She enumerated concerns with the board following Title 7 and 38. She holds
all members responsible for negligence of their fiduciary duty. She claimed that one
candidate was bullied by Dennis Ann at the June meeting. Margaret then called on
Dennis Ann to resign. She stated that in her opinion she has been retaliated against for
signing the letter requesting the resignation of the board member. Dennis Ann asked
how that retaliation occurred and by whom? Margaret refused to answer and said she
would refer it to her attorney.

- Dan Kuehn stated that a small group of members believe our current board is not
transparent. In his opinion, this is not true.  Dan stated that a board member in 2015
committed a conflict of interest. He said that this board member received a payment of
$250.00 for time and labor associated with office remodel efforts while neither were
licensed or bonded as contractors. In his opinion, this family should be disqualified from
running for the board again. In his opinion, we need a board to look forward not
backward. He added that it is time to stop the vitriolic comments on social media.

- The former board member responded to Dan that the receipts were for items purchased.
Cedra showed (via zoom) a receipt that the board member was paid $250 for labor and
time for the office remodel.

Hartsel Fire: Chief Chris Tingle addressed the board encouraging members to take safety
precautions such as ensuring chimneys are cleaned for the winter season. Dennis Ann asked if
he could clarify the criteria necessary before the burn pit could be burned. Chief Tingle replied
that there had to be at least a foot of snow. Additionally, low winds and higher humidity would
help and were factors. Skip asked about wood chipping previously provided by the fire district.
Chief Tingle replied that they did not have enough volunteers to do chipping this year. He hopes
more will volunteer to provide that service.
Committee Reports

● Water Committee: Lance Richeal asked Josh to read his report.
- The mission of the Water Committee is to manage our reservoir, protect our water rights,

and continue the great work Tom Wells and past committee members have done to build
a strong working relationship with our State Water Engineer Manager, Garver Brown.
The main responsibility of the Water Committee and the Homeowners Association is to
manage our reservoir and protect our water rights. Over the past few years, for different
reasons, our reservoir has fallen out of compliance with state mandates and resolving
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these concerns is the priority of the new Water Committee. We have until the spring thaw
to develop a plan and have it approved by our state water manager and be prepared to
implement it. The water committee has been working directly with Garvin Brown for
some time now, exploring different methods and equipment to gain compliance with the
state. Although Garver Brown is sympathetic to our unique situation, he will not minimize
what the state mandates require but will consider all methods to accomplish this goal.
Currently, the reservoir is in good condition. The silt traps have been cleaned for the
winter. (Thank you, Josh.) The stream repair that was so costly earlier this year is
holding up and is in good condition as well. Next spring’s runoff will be a true test as to
how well it’s going to stand up. We are still waiting on direction from our state water
manager as to what he will accept regarding the equipment we use to address mandates
and we are exploring equipment options and pricing. There are three things to be aware
of:

- 1.     The reservoir must be re-surveyed.
- 2.     A staff gauge to monitor the level of the reservoir must be installed.
- 3.     The incoming stream must be monitored.
- These are all stated mandates that we do not currently have in place. We will provide

updates as progress is completed. Please be patient as this is a complex process and
we want this fix to last for years while also considering budget concerns. If, in the future,
board members feel the need for more information we respectfully request that before
contacting the state water engineer directly again that board members talk with the
Water Committee first. This will avoid needless duplicate calls to the State Water
Manager and avoid miscommunication about timeframes for completion and the actual
work that must be done. The Water Committee has worked hard to build a good working
relationship with Garver Brown and would like to continue that good relationship.

- Lance was asked how long have we been out of compliance? He reported that a letter
was sent in 2009 requiring compliance and that attempts were made to get it into
compliance and accepted by the engineer. Lance said that Garver Brown, the district
engineer, wants to move forward not backward. Garver was at the reservoir on Friday
and said that he will accept different ways to satisfy those mandates. He assured Lance
that he would work with us and wants something in place by the spring thaw with several
different options. Lance reported that Martin Wood, a firm out of Golden, is familiar with
this area and has worked with Garver. Josh will try to get a minimum and maximum
estimate of the needed updates. Lance also mentioned that while installing a staff
gauge, we must avoid damage to the liner. Garver will allow a gauge that measures
down to 1/10 of an inch. Lance also stated that committee member, Don Kidd, is a
professional in the water area.
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● Architectural Review Committee: Roy Wall,
- One approval was given this month for a house on 741 Concho Trail. 1241 sq. Ft.

House.

● Rules Enforcement Committee: Skip Penhall
- Skip reported that the RV sign and RV lot maintenance materials were approved, but

now need to be funded. Hartsel Towing will do the legal work on cars. We need to notify
the owners of abandoned cars, trucks, or motor homes that they have until August, or we
will have Hartsel Towing remove them.

- Regarding the removal of RV trailers, it is a 4-step process to remove the trailers
according to Park County. 1. Over 2000 lbs. or under 2000 lbs. require two different
bonds. 2. A certified VIN inspection and State Police will come and charge $50 per
vehicle for VIN certification. 3. Complete a record search with the DMV. 4. Send a
certified letter to the owner. Then we have to find a way to tow them

- Skip reported that the numbering on the storage sites needs a complete overhaul, and
the map of the property needs to be redrawn. The committee will explore ideas and has
asked for suggestions.

- Rob moved and Gina seconded a motion that a sign be purchased for up to $100,
notifying members of the rules and possible towing penalty. This will be posted at
the RV lot. Motion carried 4-0.

- The committee spent November trying to match plates with RV registrations. They plan
to send out a letter to request current registration from owners.

- Regarding 83 Sulky Court, Skip reported that no further work on the lot has been done,
and the neighbor reports that there is an ongoing problem with the owners yelling racial
slurs. The neighbor has filed a police report. Skip reported that the trailer in violation has
been moved, and that there are no permits on the property. Skip asked that a letter be
sent to the owner of 83 Sulky Court stating that they are out of compliance by living in a
shed. It was suggested that Dennis Ann construct a letter addressing all concerns for
approval by the board by email. Then, Dan Kuehn reported that the committee will send
another letter about living in the shed.

- Skip reported that they believe they need an additional member on the committee.

Treasurer’s Report: Charles Holzheimer
● November Treasurer’s Report: Charles thanked Cedra for her help in putting together

this report.
● Discussion and possible changes in the proposed budget. Rob mentioned that

postponing approval of the budget would preclude our ability to send out the invoices.
Gina moved and Rob seconded a motion to restrict the Water Augmentation
Reserve funds only for the repair or replacement of the reservoir liner. Funds can
only be spent with a majority vote of board members. This requires the budget line
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item to be named Reservoir Liner Repair/Replace Reserve. Motion carried 4-0.
There was discussion about liner replacement costs estimated between $500,000 and
$1,000,000 including installation. Gina stated that we would need a special assessment
if replacement was required. She remarked that in order to have a special assessment,
we would have to have more than half of our property owners vote on the assessment.
She added a second remedy is to call a board meeting, announced thirty days in
advance, and have more than half of the members attending vote yes on the
assessment. She stated that if these don’t pass, we risk losing our water rights. Gina
expressed that this could be an excessive burden on members. Rob suggested that the
amount could be less than her estimate, but still significant.

● Vote on the 2022 budget. Gina moved and Rob seconded a motion to approve the
proposed 2022 budget, with consideration of amendments by February to
accommodate recommendations of the Investigation Committee. The amendments
to the budget would be approved by the March 2022 meeting. Motion carried 4-0.
This action increases the dues to $155.00 per year and the RV lot storage fees to $5.00
per month.

Secretary’s Report: Dennis Ann Strong
● To the members who signed Taylor Albrecht’s letter asking for my resignation:
- First, I want to thank you for caring enough about your HOA to become involved and

interested in how the board works. I strongly encourage you to continue to use the
resources provided such as agendas, minutes, treasurer’s reports, and other ranch
documents.

- Second, I do not agree with the assumption in the letter that since I was serving as
President during the time the letter concerns, that I am unable to carry out my current
duties on the board. Careful reading of the By Laws requires the President to call
meetings and set the agendas for those meetings. During those meetings, I called on
comments from board members and guests attending. Ironically, during the September
2020 meeting when emergency measures were taken to expediently get the ranch
house up to livable standards for our new ranch manager, there were three former board
members present, Suzan Gebow, Tom Wells, and Jeff Deardorff. They did not raise a
concern when the board faced a lack of subcontractors and offers to complete the work
and then settled on Clay Bandy’s help with the work.  During those meetings, I
represented one of five votes on motions. To suggest that I held some level of influence
over the other board members demonstrates a lack of understanding of how our board
works and the good people who serve the HOA as board members.

- To that end, I feel that I continue to represent the members of this community. We may
not always agree on every issue, but my desire to serve both you and those who elected
me and have not signed the letter, still remains. Therefore, I will not submit my
resignation.
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● Request for another investigation: To respect the privacy of a member on the 2015
Board of Directors concerning a possible conflict of interest, I request an executive
session after the January 8, 2022 board meeting to determine if another investigation
should commence. A member asked if the member spoken of can attend. Rob stated
that he will ask the attorney.

Vice President’s Report: Phil Stice, absent.

Member At Large Report: Gina Maddox
● Gina moved and Rob seconded a motion that requires two signatures on every

check until we can review the documents in March and decide on a permanent
policy. The two signatures cannot include a board member who is the payee.
Motion carried 4-0

● Gina moved and Rob seconded a motion to hold a Zoom Holiday Party on
December 19, 2021, from 4:00-5:30 p.m. The motion includes the allocation of $250
for prizes from line item 14 Annual Meeting/Party. Motion carried 4-0. The $250
would be used for prizes.

● Gina was asked why she resigned as Treasurer. She stated that she was uncomfortable
with her abilities to fulfill these duties unless she included her trusted accounting
advisors while meeting with Cedra. Without this support, she was uncomfortable signing
documents. Patty asked why Gina was not allowed to meet with Cedra? Rob explained
that the meeting needed to occur in the office, a neutral setting. Cedra replied that she
was advised by a board member to meet in the office.

President’s Report: Rob Cleve
● Retainer of Attorney and recent summons: On November 15, Mark Wefler received a

summons from Park County regarding a prior lien. We had to respond by Dec. 6. Cedra
reported that she does not have a record of the lien and added that this was a tax lien
sale. Rather than contact the office about the lien, the purchasing company simply filed
in court. The attorney is filing a letter of stipulation that we waive the dues.

● Letter from Taylor Albrecht: Rob reported that he responded to Taylor Albrecht’s email
the day it was sent and it coincided with the board meeting on November 13. He also
told Taylor that the letter topic would be put on the December agenda. Rob asked Taylor
on two occasions to discuss the letter. Taylor had previously stated that immediate action
was not taken by the board.

● Zoom equipment: Sue Wall reported that a Zoom account that allows recording would
cost about $150 per year. A Chrome book along with an external microphone and
external video camera is necessary. Approximate costs are $300 for a Chrome book, a
microphone for $100, and a camera for $100. Ron Rose has offered to donate a monitor
for ease of viewing by the membership. Rob moved and Gina seconded a motion to
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spend up to $750 total from the picnic/party line item of the budget for Zoom
equipment. Motion carried 4-0.

● Ranch House Investigation Report: Due to the lateness of the hour and need to vacate
the fire station, the Investigation Committee report was postponed until a Special
Meeting, Friday, December 17, from 6-7 in the office. Gina will handle the zoom setup for
the meeting.

Ranch Manager’s Report: Josh Ezell
● Bulletin Boards. Josh reported that this item should be postponed until the new budget is

in effect.
● Josh added that the railing on deck is now braced.
● The burn pit has been pushed in.
● Josh is working on a sustainability plan about what it would take to acquire the

necessary tools and equipment to keep the Ranch and reservoir in good repair. He will
send it electronically to the board.

● Josh mentioned that Orkin will recommend a subcontractor for bat removal in the office
in late spring.

● Josh mentioned that the estimate to repair the sink hole at the backside of the main
entrance mailboxes will be $600. Action postponed.

● Josh needs approval from the board to throw away old files that he and Cedra have
been sorting. No action taken.

● Josh also reported that Lot 1191 is no longer in a trailer violation.

Unfinished Business: None considered

New Business: None considered

Rob moved and Gina seconded a motion to adjourn at 12:29 pm. Motion carried 4-0.

Respectfully submitted
Dennis Ann Strong, Secretary
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