
Hidden Lake Owners Association (HLOA) 
2026 Annual Meeting Minutes 

August 15, 2026 
Mumm Residence, 710 Pine Cone Cir. 

I. Call to Order 
President Erik Mumm called the annual meeting to order. Meeting packets prepared by Audrey Borski were 
available to attendees and included the prior-year meeting minutes and association financial information. 
Erik reviewed the basic meeting procedure under Robert's Rules of Order, including motions, seconds, 
discussion, and voting. Attendees were also advised that the meeting was being recorded to assist with 
preparation of the minutes. 

II. Present 
Attendees identified in the meeting transcript and sign in log included: Erik Mumm, President, Dave Barry, 
Vice President, Audrey Borski, Secretary Treasurer, Russell Borski, Alan Taylor, Beret Strong, Karl and 
Janet Hausmann and family, Oliver McBryan and wife Ann, Judd Choate, Stacy Barry, Craig Bristow, Bill 
Colman, Karen Luedtke, Nancy Ritter, Breighton Dawe, Kathleen Dawe, Carolyn Corogin, and Dylan 
Monahan (outside consultant). 

III. Association Business 

A. Prior-Year / General Association Updates 
• Road maintenance: Erik noted prior work on the upper hairpin/Y area of the road and recognized 

residents, including Bob and others, who have continued to contribute labor and assistance with road 
maintenance. 

• Slash mitigation: Bob organized an earlier slash event. Alan reported that a new community slash event 
had been approved for late September and that several households were already registered. 
Participants must register, follow the program's preparation requirements, and place eligible slash near 
the roadway for collection. 

• Board transition: Audrey assumed the Secretary/Treasurer responsibilities previously handled by Gerry. 
Erik thanked Gerry for her extensive historical records and Audrey for taking over the position. 

• Lake equipment: Erik recognized Dave and Bill for ongoing work on the lake pump and related 
maintenance. 

• Community contact list: A shared community email/contact list has been started. Residents who want to 
participate were encouraged to contact Erik and Audrey, with attention to privacy and use of blind-copy 
email where appropriate. 

• Volunteer support: The Board encouraged residents to bring forward ideas and volunteer to help 
organize projects involving the road, lake, and other community needs. 

B. Lake Update 
Dave Barry and Dylan Monahan led an extended discussion regarding the condition and future 
management of Hidden Lake. The lake is groundwater-fed and has no regular surface inlet. The 2026 water 
level was described as exceptionally low, with warm, shallow water contributing to fish loss, increased weed 
growth, and algae. 
• Dredging/sediment removal was discussed as a possible long-term option. Preliminary discussion 

placed targeted work at approximately $40,000 at the low end, with $60,000-$70,000 discussed as 
potentially more meaningful for limited work. A full-lake project could be far more expensive; estimates 
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discussed ranged into the hundreds of thousands of dollars, including approximately $500,000-
$750,000 for extensive work. Dave noted that some dredging contractors consider even $100,000 a 
small project. These figures were exploratory estimates only, and formal bids would be needed before 
any decision. 

• Grass carp were discussed as a biological method for reducing aquatic vegetation. Dylan estimated 
juvenile grass carp at approximately $13-$20 per fish and suggested roughly 10-15 young fish per acre 
as a general starting range, subject to permitting and further review. Dylan agreed to confirm permitting 
requirements, possible disadvantages, and an appropriate stocking level before a final decision is 
made. 

• Dylan offered to begin a lake management plan documenting current lake conditions, historical 
information, well/groundwater data, and possible management alternatives. He indicated he could 
prepare this with assistance from Dave and others. His target date of submittal to board is August 29. 

• The aeration system remains an important part of lake management. Dave noted the likely need for an 
additional diffuser and improved sinking lines. 

• Water IQ technology was discussed as a possible tool for remote water-quality monitoring and algae 
control. Dave reported that a system used at another pond cost approximately $4,000, while available 
systems can range upward to approximately $20,000 depending on lake size, depth, and configuration. 
A motion authorizing procurement within the budget parameters discussed at the meeting carried. If the 
eventual cost materially exceeds the authorized amount, the matter will be communicated to the 
community before proceeding. 

• High nutrient/nitrogen levels and their relationship to groundwater and septic systems were discussed. 
The group recognized that individual septic systems are regulated by Boulder County and that lake 
management will need to account for existing nutrient inputs. 

• Emerging water-supply technology: Breighton described highly efficient atmospheric condensers that 
extract water from the air, with units discussed as producing approximately 300-600 gallons per day. 
The group noted that costs have been declining and some units can be solar-powered, while Dylan 
cautioned that regulatory considerations may be evolving. The technology was presented as an option 
worth watching rather than an approved project. 

• Oliver requested that major lake decisions, especially significant chemical treatment or dredging, 
include input from non-HLOA owners as well as HLOA members. Erik stated that the concern would be 
reflected in the minutes and that major decisions would be communicated broadly to the community. 
The discussion also underscored that maintaining the lake and other shared community infrastructure 
can involve significant future costs, making voluntary participation and contributions from non-HLOA 
owners particularly valuable. 

C. Road Update 
HLOA road maintenance during the prior year: Earlier in the meeting, Erik reported that HLOA had 
completed some road work on the upper hairpin/Y area. Erik noted that additional road work remains to be 
considered. 

Erik then turned the road discussion over to Russell and Audrey Borski, who provided an update regarding 
the road work required by Boulder County in connection with their planned home at 1017 Pine Cone Circle 
(former Lot 46). Boulder County has required improvement of a section of Pine Cone Circle for first-
responder/fire access. 
• The current engineering concept would reduce the affected section to less than a 14% grade by 

lowering/blasting the higher portion and using fill in the lower area. The section discussed begins 
generally near 1100 Pine Cone Circle and extends toward the top of the hill before 1055 Pine Cone Cir. 

• Russell estimated the work at approximately $30,000 and stated that he and Audrey plan to bear the 
cost themselves; no HLOA funding was requested. 

Hidden Lake Owners Association - 2026 Annual Meeting Minutes



• Construction could require a short road closure, estimated at no more than a couple of days depending 
on the blasting schedule. Residents requested advance notice before blasting or closures, and Russell 
agreed. 

• The Borskis stated that they intend to work with affected homeowners regarding driveway/easement 
impacts and restoration and to minimize disruption. 

• The group also discussed broader Boulder County access requirements that could affect future 
homebuilding or major permitting in the neighborhood. Russell explained Colorado’s current fire-access 
requirements, followed by Boulder County effective January 2026, initially raised the possibility of much 
more extensive road work before another home could be permitted. During the discussion, Dave and 
Bill recalled the history of the road and the community's responsibility for its maintenance. Prior HLOA 
meeting records also reflect that Boulder County owns the road but does not maintain it, with road 
maintenance historically handled by HLOA and area residents. A prior effort to explore transferring 
ownership of the road from the County to the landowners was not pursued because of the level of 
owner approval that would have been required. 

• Potential future road requirement near 1402 Pine Cone Cir. residence: Russell reported that the County 
had also identified the Y/curve near Judd's residence as a major concern under the newer access 
standards. The concept discussed by the County would involve cutting down the hill and placing 
approximately four feet of fill at the intersection to reduce the curve grade. This work is not part of the 
Borski’s current limited road project, but was raised as an example of requirements that could arise with 
future permitting. 

D. Finance 
• Erik reported that the Association ended the prior fiscal year with an approximate $12,000 surplus, 

primarily because road and lake spending came in below budget. 
• Audrey reported approximately $51,000 in cash at the time of the discussion. 
• Erik noted approximately $19,000 in revenue for the prior year and said contributions had improved 

compared with some earlier years. 
• The Board discussed the importance of maintaining reserves because future lake and road work could 

require significant expenditures. The lake discussion alone included options ranging from relatively 
modest biological treatments to dredging projects potentially costing hundreds of thousands of dollars. 

E. Budget 
The proposed annual budget was reviewed as a planning framework. The Board emphasized that actual 
income and expenses may change during the year and that community volunteers are important to carrying 
out planned road, lake, and other projects. 

F. Other Business 
• HLOA membership/contributions: The group discussed the voluntary nature of HLOA membership for 

some property owners and the continued practice of asking non-members to contribute. Several 
participants noted that road and lake improvements benefit the broader community even though HLOA 
cannot require non-member owners to pay dues. In light of potentially significant upcoming lake and 
road expenditures, voluntary contributions from non-HLOA owners were encouraged. The Board also 
encouraged owners who are considering selling to explore bringing their property into HLOA before a 
transfer where possible. 

• Property buildability / future sales: Participants discussed that some vacant lots in the area may be 
difficult or potentially impractical to build on under current County requirements, and that road-access 
improvements or other permitting conditions can materially affect feasibility. Residents were 
encouraged to share known permitting or access issues candidly with prospective buyers. The 
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discussion was informational and did not make a determination regarding the buildability of any specific 
property. 

• Additional meeting: A motion to hold a second, less-formal virtual community meeting in the spring 
carried. The purpose will be to share updates and discuss developing issues; any formal decision 
requiring a vote will still be handled through the appropriate voting process. 

• U.S. Postal Service package module: Breighton and Kathleen proposed installing a four-compartment 
package module near the existing mailboxes, at an estimated cost of up to $3,500, because some 
USPS now requires pickup in Jamestown. Federal Express and UPS have local drivers and deliver to 
Hidden Lake. The motion to use HOA funds for the module failed by a vote of 3-6. The matter may be 
revisited if there is broader resident support or pursued privately by interested residents. 

• Solar/battery systems: Judd shared information about his household's recent solar and battery 
installation and offered to provide information to interested residents. 

• Lake shoreline cleanup: Residents were encouraged to take advantage of the low water level to remove 
accessible dead branches and debris from shoreline areas where appropriate. 

G. Motions / Approvals 
1. Grass carp / lake management: The group supported allowing the Board, informed by Dylan's additional 
research, to make a considered decision regarding grass carp. Erik stated that he observed no nays and 
treated the vote as passed. The final decision is to be communicated to the community. 
2. Water IQ system: Motion authorizing procurement within the budget parameters discussed at the 
meeting carried. 
3. Spring virtual meeting: Motion to hold a second, less-formal virtual meeting in the spring carried. 
4. USPS package module: Motion to spend up to $3,500 of HLOA funds for a four-compartment package 
module failed, 3-6. 
5. Board appointment: Audrey was formally approved to replace Gerry on the Board of Directors; no 
opposition was heard. 
6. Annual budget: The proposed budget was approved; no nays were heard. Erik stated that any significant 
expenditure outside the approved framework would be communicated to the community. 

IV. Adjournment 
Erik concluded the meeting after approval of the annual budget, stating that significant matters outside the 
approved framework would be communicated to the community. The meeting was then adjourned. 

Minutes submitted by: Audrey Borski, Secretary/Treasurer 

Approved by: Erik Mumm, President; Dave Barry, Vice-President
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Hidden Lake Owners Association, Inc
Profit and Loss

June 1, 2025-May 31, 2026

Cash Basis  Wednesday, June 03, 2026 07:09 PM GMTZ   1/1

TOTAL

Income
Non-Member Donations 5,550.00
Owners Assoc Member Dues 13,500.00
Unapplied Cash Payment Income 0.00

Total for Income $19,050.00

Gross Profit $19,050.00

Expenses
Insurance 1,253.00
Lake Maintenance Expense
Electricity for Pumps 466.08
Pump, diffuser, hose repairs 18.78

Total for Lake Maintenance Expense $484.86

Miscellaneous Expense
Depreciation expense 718.65

Total for Miscellaneous Expense $718.65

Office Expenses
Computer/Software 810.00
Stamps and Mailing Expense 161.00

Total for Office Expenses $971.00

Road Maintenance Expense 2,509.78
Website expenses 347.89

Total for Expenses $6,285.18

Net Operating Income $12,764.82

Net Income $12,764.82



Hidden Lake Owners Association, Inc
Balance Sheet
As of Jun 3, 2026

Cash Basis  Wednesday, June 03, 2026 07:07 PM GMTZ   1/1

TOTAL

Assets
Current Assets
Bank Accounts
Clearing account 0.00
Vectra Bank HLOA 9731 51,737.97

Total for Bank Accounts $51,737.97

Other Current Assets
Undeposited Funds 0.00

Total for Other Current Assets $0.00

Total for Current Assets $51,737.97

Fixed Assets
Lake aeration system, less depreciation 2,621.76

Total for Fixed Assets $2,621.76

Total for Assets $54,359.73

Liabilities and Equity
Liabilities
Total for Liabilities

Equity
Retained Earnings 54,359.73
Net Income

Total for Equity $54,359.73

Total for Liabilities and Equity $54,359.73

























































































































































































































































 

 

Hidden Lake Owners Association (HLOA) 
Meeting Minutes 

Held at the Mumm residence, 710 Pine Cone Cr. 
June 28, 2025 

I. Call to order 

Erik Mumm (HLOA President) called the annual meeting of the HLOA to order at 
approximately 10:00 AM  

II. Present: 

 President: Erik Mumm  
 Vice-President: Dave Barry 
 Secretary/Treasurer: Gerry Bristow 
 Craig Bristow 
 Karen Luedtke representing the Hidden Lake LLC 
 Bill Colman and friend Carol 
 Tom & Barbara Miller 
 Stacy Barry 
 Alan Taylor 
 Susan Osborne & grand-daughter Shawn 
 Carolyn Corogin 
 Breighton and Kathleen Dawe, and their daughter 
 Hyunjoo Park 
 Matthew Brown 
 Russell & Audrey Borski 
 Meaghan Booker 
 SPECIAL GUEST: Meg Halford, from Boulder County Wildfire Partners 

 

III. Association business  

Special guest Presentation 

 Meg Halford form Wildfire Partners attended and gave the group a presentation 
on the risks surrounding wildfire, mitigation techniques and resources available from 
Boulder County to assist homeowners and communities in their efforts to prevent 
wildfires. She brought many informational brochures with her to inform the group of 
various programs available to them.  



 

 

 Meg described  how any homeowner could contact Wildfire Partners 
www.wildfirepartners.org to receive a free risk assessment of their property, outlining 
steps they can take to make their property safer. Also, communities can work as a whole 
to create community resiliency. See details at https://wildfirepartners.org/community-
mitigation/  To do this, a liaison is necessary to work with the county and communicate 
with the neighborhood. If you are interested in becoming the liaison for Hidden Lake, 
please do let us know at admin@hlowners.org, or just contact the County directly. This is 
an opportunity for you to step up and serve your community.  

 

Lake   

Dave updated the group on the status of the lake.  

 The water level is lower than last year, and warm water conditions 
have contributed to algae growth. A contractor is scheduled to 
come this week to treat the lake with algaecide.  

 The aeration pumps were not functional for a while. Dave & Craig 
& Bill worked on repairing the system, and as of now, the bubblers 
are working.  

 Fish have not been stocked yet this summer, pending the 
restoration of a favorable oxygen level.  

 Considering that this is a spring-fed lake with a mud bottom, it will 
never be completely clear. Weeds and algae are a natural 
occurrence that vary each year depending on rainfall and 
temperature. 

Road 

Thanks to the labor of volunteers, the road is overall in pretty good shape.  

 Individual families who reside year-round have been plowing the 
road when it snows (the Barry family, Bob Luedtke and Mitch 
Barnes).  This is not a service that the HLOA covers, however 
HLOA does provide reimbursement as able for some expenses 
incurred.  

 Bob Luedtke routinely fills potholes and smooths the road. 

 Individual homeowners are encouraged to maintain the road in front 
of their property.  



 

 

Finance 

Gerry Bristow provided copies of the most recent Financial Statements. 
Erik reviewed the financial statements for the group. The statements will  
also be available on the HLOA website. 

The fiscal year from June 2024 to May 2025 showed a profit of appx. 
$9,900. Major factors contributing to the surplus were:  

 There was no major road work needed (dump truck loads of gravel 
fill) 

 The fish have not been restocked yet this summer. 

 Because of the high water level and clarity of the water, there was 
no chemical treatment of the lake needed early this spring. 
Treatment is planned for this summer. 

 There was not a catastrophic snow storm requiring the services of 
heavy equipment to open the road. 

Budget 

The budget for fiscal 2026 (June 2025 through May 2026) is consistent with 
typical activity. It is assumed that we will need to incur expenses this year 
in areas that we did not last year. Dues remain at $750.  

Other Business 

Breighton Dawe suggested that we get a community mailbox, because of 
the post office’s inability to reliably deliver packages. A secure metal box 
with several drawers would cost approximately $2200. Breighton 
volunteered to research the logistics and funding for this project. 

Approvals:  

The budget for Fiscal 2026 was approved by a unanimous vote.  

 

IV. Adjournment   Pres. Mumm adjourned the meeting at noon. 

 

Minutes submitted by:  Gerry Bristow, Secretary/Treasurer 
Approved by: Erik Mumm, President 



FY 2025 Profit and Loss
Hidden Lake Owners Association

June 1, 2024-May 31, 2025

Cash Basis  Monday, July 14, 2025 10:30 PM GMTZ   1/1

DISTRIBUTION ACCOUNT TOTAL

JUN 1 2024 - MAY 31 2025 JUN 1 2023 - MAY 31 2024 (PY)

Income
Non-Member Donations 7,550.00 6,950.00
Owners Assoc Member Dues 10,500.00 12,002.75
Road Maintenance Contributions 200.00
Unapplied Cash Payment Income

Total for Income $18,050.00 $19,152.75

Cost of Goods Sold
Gross Profit $18,050.00 $19,152.75

Expenses
Corporate Filing Fees 25.00
Insurance 1,232.00 1,230.00
Lake Maintenance Expense 0 0
Electricity for Pumps 845.67 1,013.60
Pump, diffuser, hose repairs 577.88
Chemicals, etc 5,807.03
Lake Mgmt fee & Testing 160.00
Restocking of fish 1,800.00

Total for Lake Maintenance Expense $1,423.55 $8,780.63

Miscellaneous Expense 0 0
Depreciation expense 718.65 465.85

Total for Miscellaneous Expense $718.65 $465.85

Office Expenses 0 $18.81
Computer/Software 1,150.99 710.00
Stamps and Mailing Expense 169.32 157.85

Total for Office Expenses $1,320.31 $886.66

Road Maintenance Expense $3,050.00 $2,725.38
Snow Plow 2,250.00

Total for Road Maintenance Expense $3,050.00 $4,975.38

Website expenses 326.31 310.93
Total for Expenses $8,095.82 $16,649.45

Net Operating Income $9,954.18 $2,503.30

Other Income
Other Expenses
Net Other Income 0 0

Net Income $9,954.18 $2,503.30



Balance Sheet
Hidden Lake Owners Association

As of May 31, 2025

Cash Basis  Monday, July 14, 2025 10:25 PM GMTZ   1/1

DISTRIBUTION ACCOUNT TOTAL

AS OF MAY 31, 2025 AS OF MAY 31, 2024 (PY)

Assets
Current Assets
Bank Accounts
Clearing account
Vectra Bank HLOA 9731 38,254.50 28,845.67

Total for Bank Accounts $38,254.50 $28,845.67

Accounts Receivable
Other Current Assets
Undeposited Funds

Total for Other Current Assets 0 0

Total for Current Assets $38,254.50 $28,845.67

Fixed Assets
Lake aeration system, less depreciation 3,340.41 2,795.06

Total for Fixed Assets $3,340.41 $2,795.06

Other Assets
Total for Assets $41,594.91 $31,640.73

Liabilities and Equity
Liabilities
Current Liabilities
Accounts Payable
Credit Cards
Other Current Liabilities

Total for Current Liabilities 0 0

Long-term Liabilities
Total for Liabilities 0 0

Equity
Retained Earnings 31,640.73 29,137.43
Net Income 9,954.18 2,503.30

Total for Equity $41,594.91 $31,640.73

Total for Liabilities and Equity $41,594.91 $31,640.73



Let’s Keep ‘em Alive! 
Catch & Release Fishing at Hidden Lake 

 
 
 
 

Do you LIKE the smell of dead fish? Neither do I! Here are some tips on how to keep the fish you catch 
alive, so you can release them unharmed. 

 
 DO clip or crimp the barbs on your hook. This makes it much easier to remove the hook without 

injuring the fish. 
 DO NOT use live bait. Flies and lures only. Fish tend to swallow the bait making it very hard to 

remove the hook without killing the fish. Flies are usually just stuck in their lip and can be easily 
removed. 

 Use a knot-less net that does not scrape the fish’s outer layer. 
 Do not handle the fish if at all possible. If you must touch the fish, wet your hands first. Handling 

removes the slimy outer protective layer of the fish, which is essential in disease prevention. 
 Keep the fish in the water. Try to remove the hook while the fish is still in the lake. Needle-nose 

pliers or special devices you can buy at fishing supply outlets do the trick. 
 If you DO kill the fish, please take it with you. Dead fish floating in the lake is not a welcome 

sight or smell for anyone! 
 
 

Rules of the Lake 
 
 

 No motors on boats. 
 Private Lake - No Trespassing by non-landowners 
 You must own a lot in Hidden Lakes and have a fishing card in your possession to fish at this 

lake. Guests must have permission & carry a fishing card.  
 Fishing is with flies and lures only. NO LIVE BAIT (like worms, leeches, etc). 
 Catch and release only.  
 Bend barbs or use barbless hooks, to keep the fish alive.  
 Please keep this area clean. Suggestion: If you flip your boat over in the boat yard, it will keep 

water and dirt/debris from collecting inside. It also makes it a LOT easier to launch.  
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water and dirt/debris from collecting inside. It also makes it a LOT easier to launch.  
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