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IMPORTANT NEWS AND NOTICES FOR 
ALL 9 MILE RANCH LAND OWNERS

This is a newsletter from the board of the 9 Mile Ranch HOA, created to inform you of important notices and 
issues, and we ask that you take the time to read it thoroughly.

Nine Mile Ranch Homeowners Association / P.O. Box 332 / Oroville, WA 98844
9mileranchhoa.org / email: bod@9mileranchhoa.org

You can also use a digital version of this newsletter, to easily access links, under “News & Letters” 
on the HOA website
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Instructions for HOA Members Regarding Plowing on RANCH ROADS 
(see further below for instructions for plowing private driveways)

Contact our volunteer Plowing Coordinator – Bill Burman – at 476-2996 with all plowing questions and 
reporting.   DO NOT CONTACT THE PLOWING COMPANY.

● Plowing on Ranch roads will happen at accumulations of 4” or greater.
● In general, plowing will happen the next morning after it is ordered by the Plowing Coordinator, or it may happen same 

day if order was by 6:00AM. 
● Contact the Coordinator with any questions, concerns or feedback... DO NOT CONTACT THE PLOWING COMPANY.

If you are a part-time occupant and want your driveway entry left void of a plow berm when Ranch roads are plowed:
● please contact the Plowing Coordinator before the ground freezes to arrange for your driveway to be marked.
● this DOES NOT APPLY to driveways serving regular occupancy homes.
● this DOES NOT APPLY to driveways signed up for the Ranch plower to privately plow for you. 

----------------------------------------------------------------------------------------------------------------------

Instructions for HOA Members Wanting Private Plowing

Individual owners can hire the Ranch plowing company to plow your driveway for you at a direct charge to you.  Conditions are as 
follows:

● Plowing of your driveway will happen ONLY when the Ranch roads in your area are already ordered for plowing by the 
9MR Plowing Coordinator; NO EXCEPTIONS.

● Once you sign up, plowing of your driveway will happen EVERY TIME the Ranch roads in your area are plowed, and you 
will be billed directly from the plowing company for every plowing; NO EXCEPTIONS.

IF YOU WANT TO SIGN UP FOR PRIVATE DRIVEWAY PLOWING please follow these instructions:
● Contact Mike Martin, the plower for our plowing company, via email only at martinantwyne@msn.com.
● Provide your name, plowing address, mailing address, and phone number.
● Mike will call you directly to arrange your plowing details with you, which will include pricing, placement location of 

snow, billing arrangements with you, etc. 

mailto:bod@9mileranchhoa.org
mailto:martinantwyne@msn.com


  

NEW BOARD MEMBERS
In June of this year our HOA had elections for Board members, 
and in July the appointment of officers.  We now have a full Board 
of 9 volunteer members:

● Dan McLelland (President), Leo Culloo (Vice President), 
Sonya Bachmann (Secretary), Stacey Johnson 
(Treasurer), Akshay Bhat, Cole Markusen, Noah Brown, 
Rick Lewis, and Andy Hill.

You can contact the Board through email at 
bod@9mileranchhoa.org.  On the HOA website, 
9mileranchhoa.org, you will find:

● Board meetings schedule through September 2025
● To attended a Board meeting via Zoom:  Home page has 

zoom link posted prior to meeting.  
● Board meeting minutes:  These are posted as soon as 

possible after the meeting.

The collections of this year’s annual assessments stands at 
92% at this moment.  The adopted Collection Policy creates 
the steps that are being used to collect all past due accounts; 
monthly statements, late fees and interest assessed, and filing 
liens.  There are 5 Lots that have now become two assessment 
billings past due.  They will have liens filed against their Lots 
in November unless they pay in full or arrange to make 
payments.

Lot owners paying their assessments on time helps the HOA; 
it costs the HOA to send out statements as well as volunteer 
time.  It also makes available the funds needed for road 
maintenance and running of the HOA.  Thank you for those 
members who pay their assessments, and on time.

TREASURER’S REPORT

There has been an amendment to the adopted Committee 
Guidelines Policy.  The amendment deletes the requirement 
that committees “cc” the Board all committee email 
communications, as the excess volume of unnecessary email 
review is overwhelming.  Board members can request to see 
the emails.  

You can find all policies on the HOA website, 
9mileranchhoa.org, under “Policies”.  

COMMITTEE POLICY CHANGE

---------------------------------------------------------------------------------------------------------------------------------------------------

NOTICE – FINES POLICY CHANGES

Please note that the HOA’s official Enforcement Rules & Fines Schedule has been revised to include the following adjusted 
language:
III.  Penalties/Fine Schedule

1) Except as enumerated in subsection III.2 and III.3 below, any violation of the CCRs, Bylaws, or Rules of the Association 
carries a fine of $25.00 per day.  Fines may be levied via the ACC or BOD.  This schedule may be extended or modified by 
BOD approval at any time, however, modifications will not be applied retroactively.  Fines may be waved or reduced by the 
BOD or ACC in appropriate circumstances.

2) It is understood that per CCRs Article IV Protective Covenants, Lot Owners shall not commence with modifications to their 
Lot, construction, timber removal or fencing prior to obtaining ACC approval.  In the event prior approval was not 
obtained the accountable Lot Owner will be subject to a one-time fine of $150 per item initiated without approval at the 
discretion of the Board of Directors.

3) It is understood that per CCRs and the Watershed Rule, Lot Owners do not have a right to modify, work on or damage HOA 
roads without prior permission of the Board of Directors/ACC.  In the event that such violation occurs the accountable Lot 
Owner will be subject to the following schedule of fines at the discretion of the Board of Directors:
a. $250.00 per day if the action leaves any road section untraversable or unusable for any regularly expected road 
use by any Lot Owner.
b. $100.00 per day if the action impedes the conduction of road maintenance by the Board of Directors.
c. $25.00 per day if the action results unusual road wear or noticeable reduction in road quality or structure.
d. $10.00 per day for any other damage or consequence resulting from an action that is less in severity than in 
subsections III.3a-c above.
e. These fines do not apply to the regular use of any road, including wear from reasonable auto and truck traffic 
during the course of normal residential construction on any Lot.  These fines do apply to damage that may result from Lot 
Owners having private utilities installed in or across roadways.
The fines enumerated above would be in addition to the responsibility of any Lot Owner to pay for repairing the road 
damage itself.
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You can choose to have HOA communications sent to you via 
email instead of US mail, which will also help to reduce HOA 
mailing costs.  Communications sent via email include the annual 
mailing and required notices and newsletters (voting ballots will 
always be sent via US mail).  You can sign up to receive email 
notices by downloading the permission form from the HOA 
website (home page, “Electronic Notice Form”) and fill it out and 
mail it back to P.O. Box 332, Oroville, WA 98844.  

RECEIVE NOTICES ELECTRONICALLY!

mailto:bod@9mileranchhoa.org
https://9mileranchhoa.org/wp-content/uploads/2024/09/Enforcement-Rules-and-Fines-Schedule-revised-9.8.23.pdf
https://9mileranchhoa.org/wp-content/uploads/2024/08/email-permission-form.pdf


  

HOA vs NAYSNERSKI

In 2021 the membership voted in favor for special assessment funds to be used to legally enforce several CCR violations against a 
member, Wayne Naysnerski.   Our HOA won the suit; the court awarded our HOA all past due assessments and fines as well as all of 
the HOA’s legal costs to be paid to the HOA by Mr. Naysnerski.  The amount totaled approximately $60,000.  A court-ordered lien 
was filed against Mr. Naysnerski and his Lot.   Mr. Naysnerski then abandoned his Lot, home and mortgage and purchased a home 
in New Mexico.  The bank foreclosed on his HOA property at Nine Mile Ranch. 

In June of this year the HOA legally transferred the court-ordered lien to Mr. Naysnerski and his property in New Mexico.  This cost 
the HOA an additional $1,178.  The legal journey of this process confirmed, in court, the strength of our CCRs.  The court judge 
stated that the HOA’s CCRs were robust and that the HOA Fine Policy was reasonable.  

2024 ROAD MAINTENANCE SUMMARY

Please see the HOA website under “Reports” and “Meeting Minutes” for more details and additional maintenance items.  You can email 
questions/inquiries to roadmanager@9mileranchhoa.org.  

● In late May our contractor placed the last of the (57) truck loads of topcoat replenishment gravel for the 23/24 fiscal year.  
Those placements in general can be viewed at this link.  At the July 13, 2024 board meeting the Board approved the 
release of $26,666.00 to the Road Committee to start placing the (51) truck loads of replenishment gravel for fiscal year 
24/25. These loads recently started being placed and will continue as the gravel becomes available from our supplier and 
as our contractor(s) get time.  It is typical that supplier and contractor limitations cause us to use the full fiscal year of time 
to accomplish all scheduled placements.  Members can click HERE A little more crowning is scheduled to be performed 
before winter arrives. 

● Weed control spraying was completed in (4) sessions throughout summer.  An unusual late bloom of Russian thistle 
occurred in Division 8 and on Sunset Ridge Road, and is stubborn to eliminate due to lack of rains needed to activate the 
spray.  Other areas of excess road growth vegetation were noted to be sprayed with sterilant next spring.

● In August many roads roads experienced moderate damage from significant cloudburst rainfall.  All Ranch road culverts, 
inlets and outlets were inspected; an above-average amount of culverts were burdened or plugged from this rainfall.  
Several areas of road ditches were found to be eroded or filled, and several road sections will need re-crowning.  You can 
view a list of ordered repairs for these items at this link.  Many of the ordered repairs will involve needing to use a 
backhoe, so while the backhoe is in any given repair area we’ll spend a little time popping some of the worst boulderheads 
protruding from the road surface; this greatly reduces damage to snow plow equipment, allows better grading of roads, 
and reduces damage/wear to autos.  This is a very efficient opportunity to improve the roads at low cost because we’re 
already paying for a backhoe to be located to the area to do the other repairs.  

● At the July 13, 2024 BOD meeting the Board approved the release of $9026.00 from the HOA Capital Improvements reserve 
fund to repair the 2200’ long ‘no-plow’ road section at the end of Mallard Drive in Division 5 such that the road can 
thereafter be snow plowed just like other Ranch roads.  Earlier this year the Board resolved to raise the per-Lot assessment 
rate by 10% in order to start funding the several specific road improvements needed throughout the Ranch that are for 
short road sections that have been too steep, rough or narrow to allow winter snow plowing, thus denying about 15 lots 
their CCR-guaranteed access during winter at times.  

● Members may recall that we crown and grade Ranch roads primarily using a commercial road rake that the HOA purchased 
in 2019 via a member-approved one-time special assessment.  The intended benefits of the purchase were:

● to allow us to be able to rake/grade roads at the precise moments when road moisture conditions are appropriate, 
such advantage which we were not getting prior to the rake purchase when we were reliant upon renting a rake in 
competition with other users in the region, and 

● to save HOA funds once the original rake purchase price was paid for from the savings from not having to rent a 
rake any longer.

To date a total of 58% of the original rake purchase cost has been paid for with the savings we've experienced by owning 
the rake.

---------------------------------------------------------------------------------------------------------------------------------------------------
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http://9mileranchhoa.org/wp-content/uploads/2023/07/Gravel-Replenishment-Report-7.18.23.pdf
https://9mileranchhoa.org/wp-content/uploads/2024/07/Gravel-Replenishment-Report-July.14.2024.pdf
https://9mileranchhoa.org/wp-content/uploads/2024/09/September-1-2024-Road-Report.pdf


  

NOTICE – regarding OCCUPANCY of LOTSNOTICE – regarding OCCUPANCY of LOTSNOTICE – regarding OCCUPANCY of LOTS

Owners may know that our CCRs express limitations (CCRs, Article IX, Sections 1-3) regarding for how much time various types 
and sizes of structures and recreational dwellings/RVs can be occupied.  Because there has been some controversy or confusion 
over the years as to how to interpret the CCRs about this, earlier this year the Board and a committee comprehensively researched 
the subject and consulted with 9MR HOA legal counsel in order to clarify the subject.  The actual HOA attorney documents about 
this can be viewed on the HOA website under “CCRs & Legal”, “Legal Documents” on the website.  

As a result of the legal counsel, at the July 13, 2024 Board meeting during executive session the Board resolved to formally 
interpret that less-than-900 square foot cabins/structures are prohibited for dwelling use beyond a total (3) months lifetime use, 
as per CCRs Article IX/ Sections 1-3.   This does not prohibit the construction of such structures on Lots or using those structures 
for other CCR-allowed uses; it just limits them being used as dwellings as stated above.  The meaning  of “dwelling”, as the HOA 
attorney cited per RCW59.18.030(10) is “...a structure or that part of a structure which is used as a home, residence, or sleeping 
place…”.   If Owners closely review the attorney documents in chronological order as they appear in the PDF one can see the 
evolution of arriving at the final conclusions stated here in this letter.

At the same July 13, 2024 Board meeting the Board also resolved that several relevant committees collaborate to draft a proposed 
Policy for Board review that addresses all the legal clarifications that have been arrived at by those committees and legal counsel, 
including addressing clarifications regarding RV’s compared to “tiny homes”.  The committees will also make recommendations to 
the Board regarding potential changes to the existing Commercial Enterprises Rule/Policy which will address adding clarifying 
language regarding Air B&Bs and traditional bed and breakfasts.  

The Board will keep HOA members apprised of new Policy information as it comes out; feel free to watch the HOA website through 
this coming winter for more information or contact the BOD via email @ bod@9mileranchhoa.org. 

 

 

---------------------------------------------------------------------------------------------------------------------------------------------------

Many owners may not know but there is a very specific data-based evaluation and calculation Policy (
the Fiscal Management Policy) that the Board and its supportive committees follow in order to arrive at accurate annual Lot 
assessment rates and also by which all other HOA fiscal management is performed.  The following are a variety of highlights about 
how that is accomplished:

● Our HOA is uncommon in that most of our annual budget is dedicated to collecting funds capable of accurately maintaining 
many miles of dirt roads, very much like what a rural municipal organization deals with.  So the Board can’t just ‘invent’ a 
desired annual budget and Lot assessment rate like most other businesses types but rather must let two main unavoidable 
factors dictate most of our income and expenditures; how weather and traffic deteriorate our roads.

● Weather is of course unpredictable, and therefore requires that our HOA rely on well-documented historical expenditure 
data that - for more than 20 years - has all been based on maintaining roads on a ‘need basis’ as responding to how 
weather actually affects the roads each year.  Every three years that historical annual data is updated for inflation and 
adjusted for any real-world specific cost factor changes (like road contractor rates), and then all years are averaged 
together to come up with the best possible averaged ‘predictable’ maintenance expenditure amount. 

● As this average fluctuates up and down over the years the annual assessment rate automatically creates a reserve fund 
amount - in effect a buffer fund – that remains available to pay for above-average maintenance expenses when they 
happen.

● Arriving at the cost of replenishing worn gravel on our roads is quite different; it is based on how much auto traffic wears 
on roads.  So we combine best-available historical traffic statistics for our roads with state, national and international road 
wear tests and calculations to come up with a realistic value of how much gravel is being worn away each year.  We then 
add that final calculation amount into the overall annual income needed.   

● Most other annual expenses are not road-related and are fairly fixed.  But they all each individually fluctuate according to 
each year’s unique circumstances and normal market and inflation conditions.  Most of the time we can research and 
reasonably predict the amount expected for each for these categories, so each category is individually analyzed and 
adjusted as necessary. 

● So ALL of the above is combined each year to arrive at an accurate rate to charge all Owners, a rate that at once takes care 
of our HOA’s CCR-required needs but does not overcharge… because its data and fact based!  You can review the exact base 
annual calculation for fiscal year 24/25 (“Review of Annual Assessment Rate Projection”) on the website under 
“Reports” then “Other Reports”. 

The Fiscal Management Policy also includes requirements for accurate data keeping and for making sure that the entire Board of 
Directors is aware of and approves all budget expenditures.  

 

 

FYI - HOW ANNUAL LOT ASSESSMENT RATES ARE FORMULATED and
DISCIPLINED FISCAL MANAGEMENT 
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http://9mileranchhoa.org/CCRS/CCRs%20complete.pdf
https://9mileranchhoa.org/wp-content/uploads/2024/10/Lot-Occupancy-issue-legal.pdf
mailto:bod@9mileranchhoa.org
http://9mileranchhoa.org/wp-content/uploads/2023/04/Fiscal-Management-Policy-Version-6.1.pdf
https://9mileranchhoa.org/wp-content/uploads/2024/08/ReviewofAnnualAssessmentRateprojectionfor2024-2025version-4.pdf
http://9mileranchhoa.org/wp-content/uploads/2023/04/Fiscal-Management-Policy-Version-6.1.pdf
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