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May 1, 2022

Enclosed is annual information that all members need to review and participate in.  Most documents 
herein are required to be sent to the HOA members as per our governing documents as well as 
Washington State Law. Educating yourself by reading this mailing, and reports on the website, will 
help you make the best decisions for our HOA.  You will find in this mailing:

• Presidents Letter; Drew Sawchuk
• Adopted Budget for 2022-2023 fiscal year
• Budget vs Actual Report – a comparison of budget to actual for fiscal year 2021-2022
• Reserve Study/Fund statement
• Balance Sheet (accrual)
• Profit & Loss statement (accrual)
• Notices
• Ballot Information
• Ballot and Ballot Return Envelope

Financial Information

To assist in understanding some of the reports in this mailing, please note that the HOA’s fiscal year is 
from June 1st through May 31st.

Given that this mailing is mailed on May 1st, a month prior to the year actually ending, the last month 
of the fiscal year is not included in the enclosed reports.  Please see complete year end statements on 
the HOA website as they will be posted ASAP when this fiscal year ends and is balanced.

You will see in the 2021/22 Budget vs Actual Report that the cost categories for snow plowing/sanding 
was over budgeted amount.  The explanation for this is that last winter brought a large amount of snow 
adding to the cost of more plowing than anticipated.  Keeping our members safe in the winter is 
important.  

Adopted Budget

State laws for HOAs are set up in a way that the Board adopted 2022/23 budget can be rejected at the 
Annual Meeting by the majority of the membership.  This is why you are receiving this adopted 
2022/23 budget prior to the annual meeting.

Please email us at bod@9mileranchhoa.org with any questions you have.

Please see reverse side
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Nine Mile Ranch Home Owners Association 

President’s Letter March 2022 

Dear Lot Owner, 

It is hard to believe that the Annual Membership Meeting is approaching quickly, Saturday June 

25th at 1pm pacific.  Though things may change in the next month or two, there is still 

uncertainty regarding Covid.  The board has decided to hold this year’s meeting virtually.  

Please keep an eye on the HOA website https://www.9mileranchhoa.org for recent items and any 

last minute updates. 

The new board officially formed in Sept 2021 after the rescheduled Annual Membership Meeting took 

place in Aug 2021.  This provided limited opportunity to attend to maintenance issues and prepare for 

winter.  In spite of the challenges and with the help from many committee members and volunteers, 

plans were quickly put in place and executed on.  This winter was harsher than expected.  It provided 

some key lessons that the board is looking to leverage in preparing for the year ahead. 

There are a great many items that were not put in place during the original development of the 

ranch, as outlined in the 2021 Voters Pamphlet https://www.9mileranchhoa.org/wp-

content/uploads/2021/10/2021ELECTIONPAMPHLETFinal.pdf (see the web site under reports).  

This has strained the budget over the years and this year is no exception.  The increase in 

assessments and special assessments will help though there is the risk of higher than expected 

inflation.  The board will be monitoring and adjusting plans as necessary. 

I would like to pass along a huge thank you to all the volunteers, committee members and 

board members who spent many hours of their personal time and donated the use of their 

personal equipment in dealing with the challenges that arise.  I encourage everyone to help 

yourself and your ranch neighbors by: 

1) Recognizing and appreciating those who have helped make a difference.  It is easy to be 

critical or take certain things for granted.  Without the many volunteers and personal 

donations it will be a lot worse. 

2) Looking for opportunities to participate.  It does not have to be a big or ongoing 

commitment.  There are a variety of maintenance and administrative needs. 

3) Attend the Annual Membership Meeting Saturday June 25th at 1pm.  There has never 

been a quorum.  Last year was very close.  It will make a difference. 

Thanks for caring, 

 

Drew Sawchuk 

President - Nine Mile Ranch Home Owners Association 

https://www.9mileranchhoa.org/
https://www.9mileranchhoa.org/wp-content/uploads/2021/10/2021ELECTIONPAMPHLETFinal.pdf
https://www.9mileranchhoa.org/wp-content/uploads/2021/10/2021ELECTIONPAMPHLETFinal.pdf
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Adopted Budget for
June 1, 2022 through May 31, 2023

Adopted by the Board of Directors April 7, 2022

Balanced                 
Income: Annual Assessments ($270.68 X 310 Lots) $  83,911
Income: Road Maintenance Fund Item (2021 Voting Ballot Item #3)       4,960 
Less estimated uncollected  (4%)   -   3,555
Net Income $  85,316

Expenses

Bank fees  $     108         
Quick Books fee         357       
Website fees         526       
Office supplies/Postage          2,611   
Corporate license           10         
PO Box fee         156      
Liability insurance      1,351    
Lien fees         610     
Attorney fees/Legal Expense      6,211
Meeting expense         357    
Audit expense      2,749
Reserve Study fee         408
Income Taxes         189

Road Maintenance Fund Item (2021 Voting Ballot Item #3)      4,960   
General Road Maintenance    31,589 *  
Snow Plowing/Sanding                 20,735
Sanding Facility Rental Fees         800
Weed Spray                              13,127
Budgeted Costs             $  86,854

Net Income/Loss $  -1,538            

“Expenses” dollar amounts are based on adjusted historical averages plus adding average of 2% inflation rate equating to 
what was brought forward to the membership in the 2021 Voters Pamphlet.  Also, three additions were added:

• Lien Fees of $610.  As stated in the Voters Pamphlet, this figure is a “wash” because when a lien is filed against a 
Lot the cost of the lien is assessed on the Lot, thus there was not a dollar figure put in the figures given to the 
membership in the Voters Pamphlet.  The Lot owner paying for the lien assessment normally does not happen in 
the same year that the cost was incurred by the HOA.  An estimate of 3 liens may have to be filed in 2022/23 at 
$203.50 per filing.

• PO Box fee:  $100 was added to the proposed costs due to recent actual increased fee by the US Post Office.
Continues on reverse side



• Sanding facility rental fee which is based on $50 a month for site, and $50 a month for use of tractor (4 
months).Continues on back of page

* Below is the breakdown of General Road Maintenance Expense which is based on the adjusted historical yearly averages 
plus adding average of 2% inflation. 

Road Gravel: $    15,188
Gravel Machining:            542
Raking:         2,048
Ditch/Culvert Cleaning:         5,163
Other Road Material/Repairs:         3,131
Admin. Labor & Materials:           999
Capital Improvements:           572
Emergency Repairs:        2,721
Erosion Prevention/Control:        1,047
Road side/Easement Maintenance:           178
Total Road Maintenance: $   31,589

Notes for Management of Budget:
• A spreadsheet will be created showing actual cost as the year unfolds for each expense category in the budget.
• The spreadsheet will be updated on a monthly basis, submitted to the Board with the monthly Cash Flow Report.  

Report will be posted on the website for the membership, and will be available upon request.
• The spreadsheet will give the Board a tool to keep control over expenditures during the fiscal year.
• At fiscal year end the Board will use the spreadsheet as a tool to identify overage/underage of budgeted items as 

well as the overall picture of the HOA fiscal health.  The spreadsheet will show where the HOA will need to adjust 
income at future dates and changes to averages of expenses.

• At year end, the total overage (spending more than budgeted) will be taken from the Reserve/Savings Account.
• Underage (spending less than budgeted) will be placed in the Reserve/Savings Account.
• Budgeted expenses are based on average cost through the years of the HOA.  Factors like added road wear because

of increase in traffic on the roads and inflation were factored in.  It is believed that historical averages include that 
all needed tasks were taken care of for the HOA except replacement gravel/material.  

• In years past, the common management of the HOA funds was to perform all needed road maintenance 
(culvert/ditching/crowning/etc) and what was left was spent on gravel.  This often left very little for gravel.  Now, 
gravel/replacement material is a fixed costs; if $15,000 is budgeted for gravel then $15,000 will be placed on the 
roads.

• If the management of the budget here forward is to continue needed tasks, then the funds should always be 
available.  Examples:
◦ Winter maintenance budget is $20,735.  If winter maintenance ends up costing $25,735 the additional $5,000 

needed will come from the Reserve/Savings Account.  If winter maintenance was $15,735, then $5,000 will be
placed into the Reserve/Savings Account.  In other words, if the cost for winter maintenance is less than 
budgeted (say by $5,000) that does not mean that the HOA has $5,000 to spend in a different budget category. 
The money will be placed in reserve to pay for those years where more funds are needed for winter  
maintenance.

◦ The HOA road maintenance is affected by traffic use and weather, which is ever-changing.  Another example  
would be if this year the HOA did not require any culvert cleaning then the funds budgeted for that, and not 
used, would be placed in the Reserve/Savings account for future years when culvert cleaning will be required.

• Again, the budgeted figures are based on historical averages.  Based on this history the HOA is now able to project 
future costs in a realistic way.  The current budget rate does not allow for large capital improvements because 
another expense category would suffer.  If the Board decided to spend a large amount on a capital improvement 
then the funds would have to come from either a membership-voted special assessment or from a well-justified 
offset from some other expense category of savings in the Reserve Fund.

• Road Committee will present a report at least twice a year (spring and fall) of proposed road work.  Report will 
separate costs per budgeted categories, as well as state where (what roads) are receiving maintenance and what 
work is being performed.  Board will approve before work commences.  This report will fulfill transparency and 
management liability requirements for the Board, and this report will be posted on the website to keep the 
membership informed.  The Road Committee will inform the Board of any additional maintenance needed beyond 
agreed upon work.
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BUDGET COMPARISON TO ACTUAL FOR YEAR JUNE 1, 2021 THROUGH APRIL 30, 2022

Budget Actual/Cash Basis Sanding Facility Special Asessment

Total annual assessment income invoiced   $ 65,178 $ 64,427  (collected) $ 11,951  total invoiced
Less estimated unpaid assessments                         <  -2,607 >                     $ 10,870  total collected
Gross income $ 62,571 $ 64,427 $      782  total spent

Expenses:
Bank fees           35            2 CCR Enforcement Special Assessment
Quick books fee          350            350           
Website fee                607                107 $ 10,965  total invoiced   
Office supplies/postage/mailings       2,200      1,401 $   9,974  total collected
Meeting expense            00         475 $   3,314  total spent
Corporate license                                                            10           10
PO Box fee            56         156 *Other Income consists of:         
Liability insurance       1,328           1,346                $    482  interest collected on past due
Lien fees            532      1.017 $    360   late fees
Legal fees                       4,000      3,056 $    203  donations     
Audit                       2,700      2,700 $      14  interest earned on CD/savings
Reserve fund savings deposit       3,000      3,000 $    407  lien fees collected
Income taxes            00         00 $ 1,466

                          
Road maintenance     16,381      1,103 2019 Special Assess. History Totals
Snow plowing & sanding       20,372    28,756     .
Weed spray         11,000    10,444    $ 73,568 total invoiced
Reimbursable expense invoiced to member                        2,500        $ 71,872 total collected

                   $ 18,861 purchase of road rake
Less total estimate costs $ 62,571                             $ 56,423                      $53,539 total spent on gravel

Other income                                                              + $  1,466*

Net Income           00                $   9,470
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NOTICES

ANNUAL MEMBERSHIP MEETING

JUNE 25, 2022
Zoom Meeting begins at 1:00 p.m.

Counting of the Ballots begins at 10:00 a.m.

Annual Meeting will be held using Zoom.  Please go to the home page of the HOA website for invite details
and registration rules if you would like to attend.

Counting of the Ballots:  For those members who would like to witness the counting of the ballots, the counting
will take place at America’s Restaurant located at 1518 Main Street, Oroville WA.   Counting will begin at 10:00 
am.   

Agenda for the Annual Meeting:                                                       
Announcement of outcome of ballot counting
Introduction of new Board members
Members committee participation
Ratification of proposed 2022-2023 budget
Announcement of next Board Meeting
Open floor for Membership discussion

Important:

Notice:
Invoicing for fiscal year 2022-23 will be mailed June 1, 2022, due by July 1, 2022.  The amount invoiced is 
based on the passing of ballot measures in 2021.  The annual assessment will be $270.68. An additional 
assessment for $16.00 will also be invoiced.  Your total invoice will be $286.68.  

Notice:
Per Nine Mile Ranch CCRs, Article III, Section 1 a. and the Collection Policy adopted by the Board of 
Directors:  All past due Lot Owners, and/or those in breach of the CCRs, have their voting privileges 
suspended until paid in full, and/or in compliance. Make your vote count!  Pay your past due assessments!



PO Box 332, Oroville WA  98844
9mileranchhoa.org

BALLOT INFORMATION

Ballots must be returned no later than June 24, 2022

It is required that you place your completed ballot in provided return ballot envelope.
Ballot envelope MUST be signed and dated to be valid; completely filled out.

One vote is allowed per Lot

Election of Board Members

There are 2 positions open for our Board of Directors.  There were no candidate submissions for this years election.  
Please contact the Board if you are interested in being on the Board and helping our HOA.

Audit of Association Financials

Per HOA RCW 64.38.045 (3) “….The financial statements of associations with annual assessments of fifty thousand 
dollars or more shall be audited at least annually by an independent certified public accountant, but the audit may be
waived if sixty-seven percent of the votes casts by owners….at which a quorum is present, vote each year to waive 
the audit.” (bold added)

In other words, Washington State Law is written to give HOA members the right to choose whether to spend funds on 
a yearly audit of their HOA financials.  This vote will take place every year.  Although the majority of the audit will be
looking at our accounting books and practices, it also reviews Board actions including proper disclosure of funds 
spent, proper meeting minutes, and internal controls.  This audit would be regarding one (1) fiscal year: June 1, 2021 
through May 31, 2022.  The cost of this audit is $2,700.00 which includes preparation of the HOA tax return.  

Last year the membership voted to have the audit performed. It was determined by the auditors the HOA’s standards 
of accounting practices are “in conformity with accounting principles generally accepted in the United States.” The 
auditors found no irregularities or issues.  (Audit report is available on the HOA website) 

Advisory Vote to Update and Amend HOA Governing Documents

Our HOA’s Bylaws and CCRs (governing documents) are our ‘constitution and bill of rights’ for Nine
Mile Ranch. They are what govern the HOA’s purpose, powers (members and Board members),
responsibilities, parameters and compliance with state law. In other words, these documents are VERY
important.

There are some members of the HOA that feel our HOA’s governing documents need to be updated and
potentially revised, as they were written over 25 years ago by attorneys for the developer of Nine Mile

Continues on reverse side



Ranch. The current HOA corporate attorney has suggested that updating the bylaws to bring them in
compliance with applicable Washington state HOA laws would be a good idea while also updating to
bring better legal clarity. This process could be a substantial legal project and would require raising
additional funds through a one-time special assessment of anywhere between $8 and $25 per Lot,
depending on how extensive the scope of attorney work becomes.

The Board decided to include an “advisory vote” in this annual ballot seeking membership input about
whether members would like the HOA to spend the time and HOA funds to update and amend our
governing documents, suggesting focusing particularly on our bylaws. The outcome of this advisory
vote will inform the Board whether to proceed with this project; if approved it will cause the Board to
confirm a plan and steps to move forward while also communicating with the corporate attorney for
estimated legal fees involved. The membership would then be asked to vote on an assessment to pay
for this project. If that vote passes, a committee will study and create suggested potential changes;
there would also be a place on the HOA website for members to input during this part of the process.
From there HOA attorneys would be involved for their advice and final approval/rewrite. Once
changes are finalized through this process these changes would be sent in a ballot to the membership
for a final approval vote.

The Board is in the process of developing a space on the HOA website to allow members to 
deliver/share information regarding voting items.  Please keep checking the website for completion as 
this is a work in process at this time.

It cannot be overly expressed the importance that you participate in the HOA voting process.  We 
need a quorum (20% = 62 members voting) of votes to make the voting process valid.  

Any questions please contact the Board at bod@9mileranchhoa.org.
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BALLOT 2022

Ballots must be returned no later than June 24, 2022.  It is required that you place 
your completed ballot in provided return ballot envelope.  Ballot envelope MUST 
be signed and dated to be valid; completely filled out.

Election of Board of Directors

There were no candidate submissions for this years elections.

Voting Item #1:  To Waive, or not, the CPA Audit of Fiscal Year 2021/22

___  Yes, I vote to waive (to not have) this year’s audit.

___  No, I vote to not waive (to have) this year’s audit performed.

Voting Item #2:  Update and Amend HOA Governing Documents Advisory Vote

___  Yes, I advise the Board to begin the process of updating/amending HOA Bylaws.

___   No, I do not advise the Board to begin the process of updating/amending HOA Bylaws.

___  Yes, I advise the Board to begin the process of updating/amending HOA CCRs.

___   No, I do not advise the Board to begin the process of updating/amending HOA CCRs.


