
 

Rimfire Lodge Homeowners Association 
(Mailing address) PO Box 48, Elkins, WV  26241 

(Physical address) 6175 Snowshoe Drive, Snowshoe, WV 26209 
www.RimfirelodgeatSnowshoe.com 

February 16, 2023 
 
Dear Rimfire Lodge Homeowners, 

I hope all are getting the most out of ski season be it a good rental history or a lot of time on the slopes or all of it 
together!  We have had record low temperatures followed by warm and underdeveloped snow (commonly referred to 
as rain) which has made for mixed conditions.  I have to say that we continue to see the results of some of the best 
snowmakers in the world here at Snowshoe.  My wife and I skied the day after some rain and freezing rain and the 
slopes were amazing.  We were skeptical, but they managed to make for great runs for us!  On to Rimfire!  I am starting 
a series with this newsletter.  We will see how it goes and your feedback is going to be important.  I am going to start a 
description and break down on the budget, spending, and money in general.  Through the series I will try to unravel the 
mysteries behind the budget, HOA fees, Maintenance Reserve spending and saving, and how it all comes together to 
present our budget to you for approval at the annual meeting.  Hopefully this will answer some questions people have 
always wondered about. 

• Mark your calendar!  Our annual meeting is Saturday morning, August 5th, 2023 on the same day as Treasure on 
the Mountain.  We will hold our meeting in the Hearth Room at 9:30am.  Buy your tickets now for Treasure 
before they sell out and they will sell out! 

• We had some record low temperatures on the mountain this ski season already!  They are at least 30 or 40 year 
lows.  Now the good news, we are happy to report that Rimfire had absolutely NO sprinkler leaks, issues, or any 
other sprinkler system problem.  We had one very small frozen drain line from an ice machine.  That line had a 
warming system on it that just happened to fail during the cold temperatures.  It has been fixed and the water 
damage has already been repaired.  Several other buildings were not so lucky!  All of our work on the sprinkler 
systems have paid off, including the nitrogen system, the additional insulation in the attic, and the regular 
maintenance Jeff and Sherrie have been performing checking all of the low point drains. 

• The fireplace replacement project is complete.  We now have all electronic ignition units installed.  This will 
eliminate the problems of the past with pilot lights blowing out when it is windy.  If you have a brand new 
fireplace, one of the 56 just installed, and there is something not right about the install, we need to know 
immediately to ensure it is covered under warranty.  If a guest is responsible for doing damage, that is another 
issue all together.  These new fireplaces are electronic ignition and take a minute or so to come on.  Please be 
patient.  Just because it is not on within a minute of turning the timer, does not mean it is not working.  There 
are safety features and timers that the unit goes through to ensure there are not problems.  We have the 
manual for the fireplaces posted on the website, for those that are interested, at Solara-II-Manual.pdf 
(rimfirelodgeatsnowshoe.com).  As with anything that is gas fired, err on the side of safety, if you smell gas, get 
out of the room and then call 911.  If something is broken on the fireplace, contact your rental management 
company.  If your carbon monoxide (CO) detector is sounding, get everybody out of the condo and THEN call 
911.  I am going to be working on a policy for the fireplaces to ensure this appliance is properly handled. 

• Well, we said we were going to do some electrical preventative maintenance on the incoming distribution 
switchgear during the fall shutdown of 2022.  Like so many problems getting contractors to do something on the 
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mountain, it didn’t happen.  We are trying to set this up for the spring 2023 shutdown.  We will keep you 
updated! 

• As mentioned in the October 2022 newsletter, the weather station has been installed on the roof of Rimfire.  We 
are working on linking the station to our website.  In the interim, there are a couple of ways that you can see the 
weather information live.  One way is to copy the following url into your computer browser:  
https://www.weatherlink.com/embeddablePage/show/cd479706e4314ef6b28776fea2fea188/summary  
Another way is to signup for a free account with www.weatherlink.com.  Once you sign up, search for weather 
station “Rimfire Lodge”.  You should be able to see all of the live data.  The third way is to look for us on 
Weather Underground.  Look for Snowshoe, WV.  When you change stations and move the map to actually be 
on Snowshoe you will probably find two stations even though ours is not showing up until you zoom in to the 
Village.  Keep zooming in until you find Slatyfork (KWVSLATY6).  That is our station.  Click on that station.  The 
placement of our weather station on the Weather Underground map is currently not showing correctly on 
Rimfire (working on it!).  I believe it shows it on Expedition Station, trust me, it is actually on Rimfire!  A few 
homeowners have asked why a weather station on Rimfire.  The primary reason is to help with the roof 
warranty.  We are logging data on the weather station and if there is a wind event that causes damage, we can 
prove what the windspeed was at the nearly exact time and keep the warranty in force for covering the damage.  
The secondary reason is that we can link the station to our website and have accurate information on what the 
weather is like at our building! 

• The CityNet upgrade of our wifi system has been delayed until the spring shutdown.  Meredith just let me know 
that CityNet now has all of the Cisco equipment in to complete the upgrade.  We will keep you updated about 
confirming an install date. 

• The Blink EV (electric vehicle) chargers have been mounted on the wall.  Our contractor has not been able to get 
to us.  I have talked to him this week and he is intending to start next week.  I am not holding my breath, but we 
are optimistic.  We will post it as soon as they are active.  If you have an EV that you bring to the mountain, or 
you have guests that bring one up, you may want to let them know that they should get a Blink account if they 
do not already have one. 

• The garage walls are being painted as occupancy levels permit.  The white is really making it much brighter!  Jeff 
and Sherrie have only gotten to about a fifth of the walls so far, but it looks considerably better.  In any area that 
we add something or make changes, they are trying to get that area painted.  The bike storage area at the far 
end of the building is one example.  The section of the garage with the EV chargers has been painted too. 

• The first floor South Building renovation is complete.  We have received zero bids for the renovation of the 
upper three floors.  This is very disappointing.  We have sent the spec to multiple contractors with no response 
from any of them.  If you have somebody that is a reputable and reliable contractor, please forward their 
contact information.  We would love to talk with them.  At this point, we are probably going to try to do the 
second floor in house.  We are also still trying to get people hired to fill the two open positions that we have in 
the budget.  Also, if you have somebody that has a good background in the trades and takes pride in their work, 
we want to talk to them! 

• Meredith is working with a couple of contractors to obtain pricing for quotes for all of the different types of 
windows and sliders (sliding glass doors).  For those of you that have been reaching out for this information, 
hold tight!  As soon as she has the information, she will be making it available. 

• After I posted a request for volunteers to participate in a Governing Documents Committee to revise and update 
the legal documents for Rimfire in the October 2022 newsletter, we got exactly zero inquiries.  This is actually a 
huge undertaking that is overdue.  This will include revising how the budget allocates costs between differing 
expenses and ensuring each condo and commercial unit is covering their fair share.  In addition, it will also 
include possibly altering how board positions can be voted on.  There are a lot of other things that have to be 
reviewed line by line.  If just the board handles this, it could literally take years.  We need knowledgeable people 
with experience to help disperse the work to bring it down to an acceptable amount.  If there are any people 
with a legal background that would be willing to help, that would be tremendous.  If those people have 
experience in HOA documents, that would even make it easier for the group.  Please email Meredith if you are 
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even curious about participating.  This is a huge priority for the board and we need people to help us with this 
huge project.  Thank you for considering! 

• There was one small leak in the South Building on the first floor last month.  About 3:00 am, the expansion tank 
above the water heater in a unit ruptured.  This is on the domestic water lines.  The tank was original equipment 
installed in 1999.  The water heater was original as well.  Although it had not ruptured, the water heater was 
also leaking.  We need to have all units that have original water heaters and expansion tanks to replace these as 
soon as possible.  The Water Heater Policy is available on our website at the following location:  Microsoft Word 
- FR Hot Water Heater Policy FINAL 07.08.2019.docx (omnigeekmedia.com).  The policy says that once you have 
been notified, you have 90 days to correct the situation.  This is posing one of the single greatest threats to not 
only each individuals units, but also surrounding and lower units.  A major leak from a water heater or expansion 
tank could cost hundreds of thousands to your fellow home owners.  Please, get your water heaters and 
expansion tanks replaced if they are more than 12 years old.  If you have a lifetime warranty on a water heater 
tank, presenting that information to the HOA board will allow us to review the possibility of extending the 
allowable timespan. 

• The water company providing water and sewer service to our building has changed the way they bill us.  We 
used to pay a flat rate per unit.  Not any longer!  It is now based on usage.  This makes it so much more 
important to fix leaking toilets and faucets.  A small drip can cost hundreds of dollars each month.  During the 
semi-annual fireplace and HVAC inspections, Jeff and Sherrie will be looking for leaks as well now.  Please keep 
in mind, that keeping your equipment current and in good shape will help you get better reviews, happier 
guests, and more income.  We all have to do our part. 

• If you are still reading, I saved the budget discussion for last.  The next portion of this newsletter is going to be 
separated from the bullet section.   
 
Budget Discussion 
To start this discussion off about Rimfire’s budget, I have to admit that this is a very complicated budget that has 
multiple budgets within itself.  How all of the expenses are distributed and charged to each homeowner, via 
your monthly dues, is dictated by the original legal documents defining our building.  Our budget is actually 
divided into five separate budgets that together, make up the overall budget.  For this newsletter, I will give an 
overview of the five separate budgets in very simple terms, present two overall pie charts (one for income and 
one for expenses) for general categories of the entire budget, and finally go into what makes up Utilities, which 
is one of those expense categories.  Another thing to keep in mind is that a budget is an educated guess on what 
things will cost and need to have money spent on them.  We have no crystal ball to predict record inflation, 
soaring building material costs, and absolutely no way to guess that nobody local will want to do any work.  
There are just not enough contractors.  Many that we have to use are significant hours away. 
 
Our budget is comprised of five different budgets as I mentioned earlier.  All of these are in the expense portion 
of the budget. 
The first category is Common Expenses.  This basically covers areas that are all encompassing of the entire 
building like fire protection, the building envelope, and fire alarms.  Just for clarification, the building envelope is 
the roof, siding, attic space and everything that prevents the elements from getting into the interior of the 
building.  This is just a general list and not everything.  The point is that you get an idea what is involved. 
The second category is “LCE-R & CU-3” Expenses.  It stands for limited common element residential and 
commercial unit #3.  Limited common element (LCE) is a very common legal term for things that essentially have 
financial responsibility by an owner, but are controlled by another entity such as our HOA.  One example would 
be your front door.  The door is pretty much owned and controlled by the HOA, but is the financial responsibility 
of the homeowner.  The HOA can determine what color, material, and style the door is, but if it needs to be 
replaced, it is the financial burden of the homeowner for that unit.  All of the decks are actually limited common 
elements as well as the windows and sliders (sliding glass doors).  In addition to the above, LCE items include 
things that are used by non-commercial like the hallways, lobbies, Hearth Room, and garage.  The CU-3 portion 
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includes areas only owned by Snowshoe such as the maid closets, housekeeping office and storage, and several 
storage closets in the garage.  Snowshoe owns about 3,000 sqft in Rimfire.  Expenses in the “LCE-R & CU-3” part 
of the budget include maintenance, housekeeping, elevator costs and maintenance, and emergency light 
inspections.  Granted, this is a percentage of maintenance as there are other areas that have maintenance 
expenses well. 
The third budget within the overall budget is “Residential Only by Percentage” Expenses.  This part of the 
budget includes hot tub expenses, water and sewer, preventative maintenance programs, health club 
maintenance, garage repairs and maintenance, and some more of the maintenance personnel expense. 
The fourth budget within the overall budget is “Residential Only Split Equally” Expenses.  There are a lot of 
utilities in this section.  It includes propane, internet, TV, and trash removal. 
The fifth budget within the overall budget is aptly called “Other Expenses” and largely covers Maintenance 
Reserve Expenditures such as renovations, fireplace replacements, and deck construction. 
The examples above in no way are the full list, but merely an overall to give you an idea what goes into each part 
of the five budgets that are mixed into one large budget.  The next thing I want to do is just give you two pie 
charts with one showing all of the income categories and how they work out by percentage and the second 
chart showing how all of the expenses combined together look on a pie chart by percentage and amount.  
Please also keep in mind that all of this pertains to the budget (which is an estimation) and not actual 
expenditures.  We are constantly looking at P&L statements, as well as organizing what the priorities and 
necessities are for Rimfire.  Estimates are constantly being obtained and compared to ensure every dollar is 
spent in the most efficient way possible.  In future newsletters, I will break down how each of the five budgets 
look in pie charts.  These charts are for the overall budget.  I think this is enough information for one newsletter!  
 

 

HOA Fees, 
$1,346,111.41, 

89.5%

Garage Parking Fees, 
$75,000.00, 5.0%

Amenity Fees, 
$60,000.00, 4.0%

Lease income, 
$15,000.00, 1.0%

Late fee revenue, 
$5,000.00, 0.3%

New owner one time 
fee, $2,000.00, 0.1%

Vending, $1,000.00, 
0.1%

INCOME - BUDGET FY 2022-23
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Thank you for taking the time to read all of this newsletter.  There are a lot of other things going on and we are 
constantly trying to make Rimfire the very best building on the mountain.  We know that a lot of other HOA’s are trying 
to mimic what we are doing.  I hope you have a tremendous ski season and look forward to seeing many of you 
Memorial Day weekend, which is typically “Homeowners’ Weekend” as well as for our HOA Annual Meeting on Saturday 
morning, August 5th, 2023.  Don’t forget to buy your Treasure on the Mountain tickets, they will be gone before our 
meeting like they always are! 

Sincerely, 

Kevin Elvin 

CC: Kevin Elvin –President – Rimfire Lodge Executive Board- SUZandKEV@aol.com 
Abdallah Malouf – Vice President - Rimfire Lodge Executive Board – amalouf.rf@gmail.com  
Caroline Dollard –Rimfire Lodge Executive Board – cdollard@bigv.com  
Meredith McNeely – Rimfire Association Manager-Mountain Life (850) 797-9058 – Meredith@mountainlife.net 
Jeff Moss – Maintenance Supervisor, jeff.rimfiremaintenance@gmail.com  

Utilities, 
$423,880.86, 28.2%

Management, 
$117,817.00, 7.8%

Building Insurance, 
$40,374.82, 2.7%

Maintenance 
Personnel, 

$316,210.76, 21.0%

Maintenance, 
$93,105.71, 6.2%

Maintenance 
Reserve & Loan 

(Roof), 
$512,722.26, 34.1%

Expenses - BUDGET FY 2022-23


