
Pine Meadow Ranch
Annual PMR Owners Association 

Meeting
November 15, 2022

6:30 PM
In Person and
Zoom Meeting



Annual Meeting Agenda
v Introductions
v About the PMRHOA

a. Statistics of Interest

b. Lot Improvement Plan Approvals in 2022

v 2021 Minutes Approval

v 2022 Elections
a. Candidate Introductions and Statements

b. Voting will happen via mail to all owners

v Amendment to Bylaws allowing electronic voting 
for elections

v 2022 Projects 
a. Completed

b. Tollgate Fire Safety Committee

c. Priorities and Broadband Update

v 2022 Financials

v 2023 Budget Review

v Integration of Fire Mitigation Budget

v Open Forum

v Voting by Owners on Minutes, Budget and Special 
Assessment and Amendment to Rules and 
Regulations

a. Ballot voting for those present 

b. Ballot voting for those on Zoom– 24 hours 
after receiving ballot in email from PMROA

c. Email on results will be sent out to those who 
attended the meeting and posted on PMROA 
Web site



About the Ranch in 2021

Owner Type Number of Lots
Land Only Owners 353 

Part Time Residents 299 

Full Time Residents 154 

Total 806

§Statistics as of Nov. 2022
§Total Builds - 453
§24 New Builds in 2022
§Total Revenue from New 

Builds in 2022: $164,052



Data From Summit County – 2022

§ Total Lots 805 Taxable Value 2023 NFSD |Tax Assessment

§ Full time - 153 $57,309,545 .0014 $80,233.36

§ Part Time - 317 $182,057,259 .0014 $254,880.16

§ Land Only - 335 $40,667,152 .0014 $56,934.02



2021 Annual Meeting Minutes

§The Power Point presentation for last years meeting is on 
the website for review which included the approved 
Budget.

§The draft minutes for last years Annual Meeting are 
posted on the website for owner’s review. A limited 
number of copies of the minutes are available for review  
for those present. 



2022 Elections

§ Secretary (3 Year)

§ Christine Moore

§Treasurer (3 Year)

§ Andrew Pagel (incumbent)
§ Eric Leonard

§ Area 2 (3 Year)

§ Marty Hansen (incumbent)

§ Area 6 (3 Year)

§ John Kleba

§ Area 7 (3 Year)

§ Taissa Folden



2021 Ranch Projects 
Ø Yearly mag-water application in June.
Ø Gravel on the following roads:

Ø Forrest Meadow
Ø Bull Moose
Ø Forrest Circle
Ø Willow Way
Ø Willow Circle
Ø Crow Loop
Ø Canyon Loop
Ø Canyon Road
Ø Pine Meadow Road
Ø Iroquois Loop
Ø Navaho Road
Ø Valley Vista Drive
Ø Tollgate Canyon
Ø Arapaho Drive

Ø New Culverts on Unita View and intersection of Arapaho-Forest Meadow
Ø Culvert repairs and cleaning of ditches around the Ranch.
Ø Sign repairs around the ranch.
Ø Grading, watered and rolled roads through out the Ranch.
Ø Purchased a new Flail mower to mow the sides of roads.
Ø Purchased a new spreader for sanding roads in the winter.
Ø Snow equipment is prepared for snow plowing and sand is in the shed for winter.



2021 Ranch Projects (continued)

ØFire Mitigation efforts by the Fire Committee
ØTwo Tollgate Canyon cleanup projects
ØExpanding and maintaining burn piles
ØSupporting owners' efforts to clean up lots
ØFire Safety Event to educate owners on fire safety

ØIssues and Opportunities:
ØWater Company integration with Mountain Regional
ØCommunications with Owners 
ØBroadband Opportunities on the Ranch



Tollgate Fire Safety Committee

Mission: Encouraging and 
supporting fire safety of 
the Tollgate Community 
through mitigation and 

education. 



Why is fire safety important?

● Fire safety practices work! 
○ Increase chances of your home surviving a fire
○ Protect your families, friends and community
○ Protect your investment!

● Insurance companies have been declining 
policies 

○ Community-wide fire risk reduction practices 
can impact ISO ratings for insurance 

○ Tollgate and North Summit ISO rating is 
currently 10/10 (bad)

● Forest Conservation: Fire used to clear forests, 
now we must do it to have healthy forests & 
happy wildlife

Changing climate trends, 100 years of fire suppression and new construction 
means there is a greater likelihood of wildfire near structures



2022  Accomplishments
Evacuation Plan
- Collaborated with Kathryn McMullin (County Emergency Manager) to create an Evacuation Plan specific to Tollgate. 
- Increased community knowledge of the stagecoach evacuation route, the Tollgate specific emergency alert system, and how to be prepared.
- Distributed to residents via a local HOA website, over social media, through emails 
- Distributed to county officials including the sheriff, county emergency manager, and Chief Ben Nielson.

CERT Team
- A team of Tollgate residents are in the process of becoming CERT (Community Emergency Response Team) certified
- Online trainings and hands-on training with the county Emergency Manager happen on a scheduled basis. 

Clean Up Days
- Three days (one each in June, July and August) were spent by volunteers removing flammable materials along roads and properties 
- Wildland Fire professionals were consulted with to selected strategic locations to increase successful firefighting efforts
- A total of 106 volunteers put in a total of 579 hours on these days
- Community members and local businesses donated raffle items and money for food 

Fire Safety and Awareness Day
- Presentations about Tollgate’s emergency evacuation procedures, creating defensible space around homes and other topics
- Distributed Tollgate specific evacuation plans, emergency phone numbers, and encouraged residents to become involved in fuel mitigation. 
- Residents heard from and connected with a variety of county officials and professionals.

Signage
- A group of volunteers started the process of developing an efficient sign strategy
- Future plans include purchasing and hanging emergency evacuation signs.



2022 Fuel Reduction Work

Professional Fire Mitigation Work

● After an RFP process, Alpine Forestry was hired 
and completed fuels reduction work along the 
major evacuation corridors,Tollgate Canyon Road 
and Forest Meadow Road, totaling 8 miles. 

● Safer evacuation out for Tollgate Canyon 
Community

● Safer egress/ingress for firefighters, emergency 
responders or utility workers.

What exactly was done?

● Fuel mitigation and tree work done 10ft on either 
side of the roads. 

● Recommended amount of space to be cleared 
along roadsides is 20ft on either side. 
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Summary

Mitigation - $56,400 
Burn Pile Management - $6,000

+ Stacking - Pending

Includes $6,000 in Donations

2022 Fire Budget and Projects

Funding Source Budget Cost

HOA Fire Budget 2022 $  15,000

2022 Special 
Assessment $  45,336

Donations $    6,000

$  66,336

Projects

Mitigation $    56,400

Burn Pile Management $      6,000

Burn Pile Stacking $      5,000 Estimated

$    67,400



2023 Budget Priorities

Budget Request
- Currently, Fire Safety Committee (FSC) receives $15,000 from general budget
- Approximately $70/lot increase for FSC: $56,000 budget

2023 Budget priorities
- Out of remaining 27 HOA miles of roads, 7 would receive shaded fuel break work. 

• Cost estimate $8,500/mile.   I.e. 7 miles= $60,000
- Burn pile management (re-stack & burning), 2022 estimate $10,000
- Signage, 2022 estimate $1,000
- Additional funds & donations will be used to work through future goals and continue the fire 

safety and education needs of the community

Total Proposed 2023 Budget:      $71,000



Multiply our Money with Federal Grants

With an annual budget for fire and safety we are able to apply and receive federal grants 
to increase our available funds by 300-500%

Grant Funding Matching?
- Recipients (HOA) must typically match 25% of funds approved

- Consist of general budget and volunteer hours ($28.50 per volunteer hour)

Applied For

- FEMA Grant-
- Applied in March 2022
- Potential for up to $240k 
- HOA to match $78k over 3 yrs

Opportunities

- Community Wildfire Defense Grant-
- Through US Forest Service
- Up to $10M per applicant(25% Match)
- Turn our $71,000 into $284,000 each year for 5 years

Many More opportunities available!

What can we use grant funds for?
- Education
- Mitigation
- Equipment
- Professional work

- Long term plans & physical labor
- Administrative costs
- Much More!



Working Towards a Safer Community
Continued Road Fuel Mitigation Work (Volunteered and Paid)

• Provide safety corroders for evacuation & fuel breaks to slow fires. 

Emergency Exit & Safety Zone Signage
• Reduce confusion and increase safety during an evacuation or emergency

Burn Pile Management
• Provide an easy & inexpensive avenue for home owners to remove fuel material

Pond Dredging
• Reduce refill time for helicopters & fire fighting equipment

Safety Zone Improvements
• Improve safe spaces during emergency and improve helicopter evacuation capabilities

Local Official Partnerships & Education
• Continued volunteer days and education events to help prepare our community



WHY VOTE YES?
Fire Safety Committee is dedicated to encouraging and supporting fire safety of the Tollgate 
Community through mitigation and education with: 

Guidance from Professional Organizations and Experts
● National Firewise Fire Mitigation Framework
● County Emergency Manager Kathryn McMullin
● County Fire Warden Bryce Boyer 
● Regional Wildland Urban Interface Specialist Travis Wright 
● Wildland Fire, Emergency Response, Resource Management Professionals at Alpine Forestry

Proven Track Record of Accomplishment and Fiscal Responsibility
● A consistent budget provides year over year improvement opportunity
● Money spent on direct fire mitigation and community safety

Thank you to everyone who has worked hard to help make Tollgate a safer community!



2022 Updates to Architectural Guidelines
GUIDELINE 4.1 SIDING - Broadened List of Acceptable Materials

a. Includes Engineered stone
b. Molded or stamped concrete resembling logs and

milled logs
c. Woodgrain & textured metal panels

i. up to 80% on primary structures
ii. up to 100% on secondary structures

d. Formed and finished poured foundations resembling 
woodgrain siding

GUIDELINE 4.2 ROOF - Relaxed 4:12 Roof Slope Restrictions 

a. Lowered the minimum roof pitch to 2.5:12 from 4:12 on primary structures
b. Introduced a 1:12 minimum pitch for dormers, breezeways, porches, decks, and other small 

areas (not to exceed 20% of the entire roof area)



2022 Updates to Architectural Guidelines cont…
GUIDELINE 4.4 SIZE
Established Size Limits on New Construction 

a. Set clear, definable size limits from 3,000 SF 
to 8,500 SF for cumulative structure square 
footage depending on lot size

b. Addresses property divisions by scaling up 
and down with changes in lot size

c. Owners as of July 19, 2022, are exempt for 
seven years or until they transfer title for 
value, whichever comes first

d. What counts as SF? The Architect's calculations for the Main Level + Upper 
Level(s) + Lower Level(s) + Garage + Shed (if over 120 SF) + Barn + ADU



First Quarter 2023 - Rental Properties
EXPECT THE HOA TO INTRODUCE LONG TERM (LT) AND SHORT TERM (ST) 
RENTAL RULES

1. Summit County is currently evaluating the financial benefits of ST rentals to the 
local economy and to their owners, versus the impact that ST rentals have on 
neighborhood stability, housing prices, affordability, and safety.

2. These same issues are relevant to our community and to our mountain 
environment.

3. The HOA will use the County’s policy making decisions as guidance.

4. Our goal is to find a balance between owner needs and the unique qualities of 
Tollgate that should be protected.  



Roads and Maintenance



Roads and Maintenance
HOW CAN WE …

1. Better protect the investment in our mountain roads?
2. Stabilize our road base to reduce runoffs that fill our 

culverts with gravel and dirt?
3. Strengthen & Solidify our road base to reduce 

washboarding and dust?

ROAD BASE EROSION: Every spring thaw and heavy summer rain, loosens portions of our 
road base and an unrecoverable amount flows downhill.  We then spend more money to 
replace it.

CAN WE BREAK THIS CYCLE? We asked Derrick Radke, outgoing Director of Summit 
County’s Public Works Division for his insight into our dilemma.  

HERE’S WHAT HE SAID …



Comments from the County on Our Unpaved Roads
1. UDOT ROAD BASE: Most communities use Utah Dept. of Transportation road base on 

unpaved roads.  It’s readily available and it works very well under asphalt. 
2. MARBLES on MOUNTAINS: Unfortunately, on unpaved mountain roads the loose sand 

particles act like marbles and create aggressive washboarding.    
3. WILL MOVE a CAR: Anyone notice their car move across the washboarded roads on our 

steep slopes?  Too much sand and fines.  Not enough sticky, binding material.
4. NEEDS CLAY: Our road base needs more clay to hold & bind the material together.  
5. SOURCES of CLAY: The County has found two suppliers with a high clay road base:

a. Crandall Crushing in Peoa
b. Wardell’s in Coalville

6. CONSIDER ALTERNATIVES: Like Tollgate, Summit County is looking for steep slope road 
solutions that provide more useful life, require less maintenance, and cost less.

7. CONDUCT TRIALS: The County’s incoming Public Works Director - John Angell - is testing 
an enzyme application that makes high-clay-content roads hard as concrete for 8-years. 
You can re-till it and grade it if needed.  Go take a look.   SO, WE DID … 



WHAT IS IT? An enzyme-based soil stabilizer that structurally bonds road base with clays or 
limestone, creating a concrete-like surface through the metabolic process of enzymes 
reacting with the organic matter.  It reduces DUST, SPRING HEAVING & WASHBOARDING.
WHAT ENZYMES? Protease & Lipase (digestive enzymes) and Chitinase (found in foods). 

Perma-Zyme applied to N. Democrat Alley 
in Kamas as a proof-of-concept product.
Hard as a rock.
https://www.substrata.us

Summit County 3-Mile Trial

https://www.substrata.us/home?hsLang=en


Will Perma-Zyme work on Tollgate’s Roads?

11% = Tollgate’s Average Clay Content from Nine Samples

15% plus = Ideal Clay content for Perma-Zyme to Work

21% to 100% = Crandall’s available Clay Aggregate

100% - Pond Clay

21% - Crandall’s White Clay



1. CLAY plus PERMA-ZYME Cost = $16,100 to $24,950
2. $1,700 for 3.75 Gallons of Perma-Zyme at a 6” depth
3. $2,550 for 5.625 Gallons at 9” depth
4. Add $8,000 if we mix 3” of high-clay-content into road base
5. Add $16,000 if we mix 6” of high-clay-content into road base
6. Add $3,700 if a 1” top layer of gravel is needed
7. Add $2,700/wk for equipment rental: 

- Sheepsfoot Compactor & Smooth Wheel Roller
8. We have the water truck and the grader with rippers

Crushed Limestone - Cost per ¼ Mile for a 16 ft wide road?
1. LIMESTONE plus PERMA-ZYME Cost = $16,348 to $25,164
2. Add $11,948 if we add 3” crushed limestone and treat (no mixing with existing base)
3. Add $19,914 if we add 5” crushed limestone and treat (no mixing with existing base)

Adding Clay - Cost per ¼ Mile for a 16 ft wide road?



1. AMOUNT TOLLGATE SPENDS ON ROAD BASE = $10,223 to $19,247
2. $9,023 for 3” layer of UDOT road base
3. $18,047 for 6” layer of UDOT road base
4. Add $1,200/wk for equipment rental:  Smooth Wheel Roller
5. We have the water truck and the grader

How does this compare with what we already spend each year
on UDOT road base per ¼ mile - 16 ft wide?

$16,100 to $25,164 
once every eight 

years using 
Perma-Zyme?

Keep doing 
the same 

thing? 



Spring 2023 - Forest Meadow Road
Possible Test Locations



Broadband Revisited - All West - Fiber Optic Grant
THIS SUMMER ALL WEST INDICATED IT WAS VERY INTERESTED IN HELPING 
TOLLGATE SECURE A FIBER OPTIC GRANT THROUGH THE USDA’s RECONNECT 
PROGRAM 

Details at usda.gov/reconnect

1. 100% funding possible through All West and the USDA.  
2. Also, possible that we would need to ask Summit County for funding support.
3. All West’s focus is on Fiber to the Home.
4. HOA would provide All West with access to the network for 15 to 30 years.
5. All West would not exclude other service providers from entering the community.
6. Every owner decides whether or not they want service.
7. Owners would not be required to sign a contract.
8. Could offer 1 Gbs (1000 Mbps) symmetrical internet service for $90 per month.



All West - Timber Lakes visit to see Fiber Optic Installations
In September, Board members were given a tour of the Timber Lakes Community 
through sections where All West has buried Fiber Optic lines during the past 1 ½ years. 

Primary Fiber 
Network and Power 
Node with Backup.

There is typically a 30”W x 48”L x 24”D  
vault that serves 2-to-4 homes. The 
orange tube is for a 1” line with pull tape.



All West - Timber Lakes Visit to see Fiber Optic Installations

Occasionally, there 
were small 

connector boxes in 
the neighborhood.

The black fiber line is 
buried from the vault 

to the home.

WE SAW NO DAMAGE TO ROADS. All West has 
worked with the community to install fiber at the 
same time they do road repairs.



Broadband Revisited - All West

WHY ALL WEST?

1. ACCESS: All West has an empty conduit reserved on the eastbound side of I-80 
that runs between Wanship and Silver Creek.  The conduit can be extended under 
the highway at Exit 150 or attached to the bridge in order to run fiber from their 
Network in Promontory to Tollgate. 

2. PRESENCE: All West serves Promontory, Victory Ranch, Empire Pass, Summit 
County government, and Timber Lakes.  It is expanding into Morgan County and 
Weber.

3. WILLING TO WORK ON OUR TERMS: The Company is willing to work with us.  
The Community will weigh in before decisions are made.



2022 YTD Budget vs Actual - Income



2022 YTD Budget vs Actual – Fixed Expenses 



2022 YTD Budget vs Actual – Variable Expenses



2022 YTD Budget vs Actual – Variable Expense (cont)



2022 YTD Budget vs Actual – Net Income



2023 Budget and 3 Year Planning

ØThe Board is proposing a $40 increase this year along with integration of 
the fire mitigation special assessment from 2022 of $60 for a total of $100 
increase bringing the total to $600 for 2023 Assessment.

ØThe Board is also proposing a $50 per year increase in each of the next two 
years.

ØThere continues to be a need to create a budget that is not dependent on 
Construction Assessments which is variable income.

ØBy establishing Annual HOA assessment that cover the annual budget basic 
services will be maintained regardless of the number of Construction 
Assessments that occur.

ØConstruction Assessments can then be used to bolster the HOA reserve 
balances and allow for unexpected expenses or the need to increase a 
specific budget area, i.e. road base.



2023 Budget – Income



2023 Budget – Fixed Expense 1



2023 Budget – Fixed Expense 2



2023 Budget – Variable Expenses 1



2023 Budget – Variable Expense 2



Reserve Budget 2022



Proposed Fee Schedule for 2023



Owners Open Forum



Ballot Voting Process 
§ There are five items up for approval

§ Approve 2021 Minutes as presented/corrected
§ Approve Minutes as presented/corrected
§ Approve 2023 Budget as presented
§ Approve 2023 Fee Assessment Schedule

§ Ballot Voting for owners present will be handed out and collected
§ Ballot Voting for owners on Zoom:

§ Owners on Zoom will receive a ballot via email
§ Owners will have 24 hours to return their ballot

§ Owners attending the annual meeting will receive an email announcing the 
results of the voting

§ Results of voting on the noted items will be posted on the website
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