
January 16, 2020 

Dear Shadow Ridge Homeowners, 

The Association Board of Trustees has received a few questions and comments regarding the 

proposed special assessment that we would like to address them to help better inform the unit 

owners regarding plans for improving our common assets. 

What is driving the special assessment and what can we expect? 

A Shadow Ridge owner survey was completed that helped prioritize many projects.  This work 

by your Board addresses those projects.  The money raised has been earmarked for:  a.) 

renovating the front entry to not only enhance first impressions when arriving at the property, but 

also functionally addressing the cold wind and water issues in the lobby that have been 

problematic for many years.  b.) common hallway carpet replacement. c.) common hallway paint 

and lighting improvements and other lobby and shared space enhancements. 

Does my unit compete with Vail Resorts development plans at the Park City base? 

Absolutely!  As new lodging and condominium properties are developed in the adjacent parcels 

Shadow Ridge will undeniably be impacted in various ways.  Some view corridors will be 

potentially altered; resort parking will continue be restricted and soon require fees. Resale prices 

will be impacted by real estate comps that will now feature brand new real estate.  Unit owners 

and guests will have access to new retail, commercial and resort amenities added in the 

development.   Lodging guests will have new opportunities to be slightly closer to the resort in 

brand new properties.  Understanding those impacts and mitigating where possible is an 

important part of our association’s leadership over the next 10 years. 

Why are Shadow Ridge dues so high? 

The dues level can be debated for sure.  A recent review of dues shared with homeowners for the 

Park City area finds that Shadow Ridge’s dues are in the mid to high range compared to other 

condominium projects.  There are some that pay less and some that pay much more.  

 Jim Simmons with All Seasons HOA Management provided this historical assessment 

based on direct knowledge of the property – “I was approached by Shadow Ridge 

homeowners as early as 2008 (prior to our management takeover) regarding the dues 

amounts being high and looking for ideas to reduce them.    The fact is that Shadow 

Ridge had suffered from a series of critical failures over several years with 2 failed 

management companies, considerable deferred maintenance and a period of self-

management that unfortunately resulted in lawsuits.  Those issues had enormous 

implications to the financial stability of the association.  The dues were perhaps 

artificially increased to help make up some of those deficiencies and financial 

drains.  After All Seasons took over in 2011, new financial planning was established to 

identify long term capital projects and the addition of a sinking fund for the eventual roof 

replacement.   Considerable strides were made to improve the capital fund for several 



years to the point that I hoped that a dues reduction could take place.  Then in 2016, the 

City Building Department stepped up code enforcement for older properties in Old Town 

and generated a building safety deficiency report that identified numerous safety 

concerns that dated back to original building construction.  The resulting work to address 

those mandated modifications to the building were approximately $200,000 that was not 

budgeted and was paid by the HOA without a special assessment.  Absorbing those 

considerable fees was another big jump backwards.  Moving to today, we have several 

projects that have been considered and discussed for many years that I believe most 

owners want to have completed to improve the property.  Most notably, the front entry 

remodel.” 

As the appointed Board of Trustees, we believe it is time to take action and address the projects 

and building improvements as noted by homeowners.  We would look to continue to balance the 

financial needs of operating the building and keeping Shadow Ridge looking great.    We ask that 

you support the special assessment and happy to answer questions you have. Over the next 10 

days the Board will be reaching out to all owners to address individual concerns and answer 

further questions.  You can also send questions to Gina Covino at gcovino@allseasonshoa.com 

and she will forward to the Board for review and response. 

Kind regards, 

Shadow Ridge Condominiums Board of Trustees 

Gordan Kimpel, Tony Melargno, Teresa Deak, Chuck Semple, Kathleen Reiss 
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