
Hidden Springs Resort Owners 

 

As you know, your Board, staff and several volunteers and 

consultants have been heavily involved since the meeting on 

September 5
th

, with in-depth analysis of the resort’s finances, 

amenities, water and sewer system, and roads.  Much of that work 

has been completed, though more study will be required as we go 

forward. 

 

We just completed a work session with consultants, staff and 

volunteers this last Saturday, to finalize the budget and come up 

with a plan to pay for the work we need to do in order to get our 

systems functioning well for both the short and long terms. 

 

We went through the budget item by item, looking for cost savings 

or other items that needed to be added.  At the end of that 

exhaustive study, everyone (Board, staff, volunteers and 

consultant) concluded that we had done a good job of evaluating 

our needs the first time through.  A copy of the approved budget 

for 2012 is included with this mailing 

 

As we moved on into evaluation of the major jobs that need to be 

done, it became clear that we have three major items: 1.  The sewer 

system, 2.  The water system, and 3. The roads. 

 

1.  The sewer system.  At this point we are not going to spend any 

money on the sewer system since it is not owned by HSR.  

Tennessee Wastewater owns the system and has contracted with us 

to provide adequate sewer service to all cabins connected to their 

service.  Currently, we are overtaxing that system, sometimes 

using it as much as 170% of maximum capacity.  It is our belief, 

after consultation with engineers and staff,  that the State of 

Tennessee should be made aware of the condition of Tennessee 

Wastewater’s facility and service.  We believe the State will 

require Tennessee Wastewater to upgrade that facility in order to 



provide adequate service per their contract.  In the long term, 

however, we may have to provide additional land for another drip 

field, which would be a challenge for us.  If we do have to provide 

additional field space, we would have to build the field and then 

deed it to Tennessee Wastewater at our expense. 

 

2.  Roads.  Over the long term, it will be our job to pave the 

approximately 3 miles of gravel roads still left in our resort.  In the 

short term, we will have to maintain a good gravel base on that 

mileage.  Our staff is well able to handle that task and we have the 

equipment to do the job.  We are not currently planning to start the 

process of asphalt paving because of two factors:  1.  Many of the 

cabins served by those roads are still in foreclosure, and 2.  The 

cost of doing the entire job would approach one million dollars.  

We will, of course, have to make plans to attack that job in the 

future.  We will, however, plan to do some minor repairs and 

patching to maintain the surfaces we currently use. 

 

3.  The Water System.  We view this system as the most critical to 

the short and long term viability of the resort, and plan to spend the 

money necessary to upgrade our system in order to provide clean, 

clear water to all cabins and keep them rentable for all owners. 

 

A.  Our current storage capacity is 30,000 gallons.  That is 

insufficient for heavy use periods.  Our storage facility has, in 

addition to 30,000 gallons of storage, four filters, two salt 

softeners, and two chlorinators to clean and treat our water.  The 

filters are at the absolute end of their life and must be replaced. 

 

B.  We have, on the property, a 120,000 gallon tank that has never 

been brought online.  It would have to be cleaned, disinfected and 

flushed, then connected to piping that is already laid for the 

purpose, and connected to a booster pump which we already own. 

We currently believe that we would only be able to use 60,000 

gallons of that tank, but that would still triple our storage capacity. 



C.  Existing pipes, etc.  Before we could complete this upgrade to 

our system, we would have to flush the entire water distribution 

system to get rid of sediment, iron, etc.  This would require a 

couple of days with no rentals allowed.  Obviously, we would do 

this job during a low rental time. 

 

D.  New Well.  Engineers tell us that we need a new, higher 

capacity well in order to assure that we don’t run out of water.  We 

have nine wells on the property, but only three currently provide 

water.  Should one of those fail, we would be unable to rent many 

of our cabins.  We will have to do a geological survey in order to 

find the best location, then drill 1000-2000 feet deep to hit a big 

enough aquifer to supply our needs. 

 

Current estimates to do all this work, and some other more minor 

jobs, are around $150,000 - $200,000.  That does not include any 

money to build additional sewage treatment should that be forced 

on us in the short term.  Furthermore, it does not give us any 

reserve funds for other unexpected problems. 

If we are going to attack our water problem, we need to raise this 

money as soon as possible.  Therefore, the Board, with agreement 

from the owner/volunteer group and our consultants, is asking for 

an assessment of $1000 to be payable in January, 2012, followed 

by assessments of $500 in May and December.  The smaller 

portions of the assessment could be paid monthly or quarterly as 

you choose, but the first payment needs to be the full amount.  The 

Board and volunteers are trying to strike a fair balance for all our 

sakes between keeping the assessment so low, on the one hand, 

that we cannot assure the viability of our resort, and making it too 

high for people to realistically pay.  We feel we have hit the right 

balance by choosing these amounts.  It is our belief and our hope 

that no further assessments would be necessary for several years 

until we start to look at our roads issues.  It is possible, of course, 

that our reserve funds will start to grow because of this assessment, 



to the point that any future assessments could be much smaller or 

not necessary at all. 

 

Please be assured, as well, that we are pursuing collection of all 

past due accounts by all appropriate means.  We have already had 

some success on that front and are filing lawsuits against a couple 

of major offenders as we speak. 

 

Finally, we believe we are very fortunate to have Sally and her 

staff in the employ of the Resort.  Tony and Russ have an amazing 

amount of knowledge concering our property in general and of the 

water system in particular, that we could not do without.  Their 

skills and knowledge save us considerable money each year. 

 

 


