Meeting Minutes

For: Miller Meadows Ranch Board of Directors Meeting
Date: March 5, 2025, 5:30 pm
Location: 130 Shadow Lane #1, Fernley, NV
Chair: Steve Muzinich, Board President
Scribe: Sarah Dearing

1. Call to Order and Roll Call

Steve Muzinich called the meeting to order and initiated roll call. All Board Members were present: Steve Muzinich, Katie Ryan-Gillespie, David Knight, Sonny Javier, Sarah Dearing.

Other HOA members in attendance: Raquel Javier, Teresa Morros, Nancy King, Bill King, John Lutkenhouse, Maureen Troiano, Gino Troiano, Steve Gillespie.

2. Homeowners’ Comments

Steve invited comments to agenda items and said attendees would also be given time to speak on each agenda item.  Nancy commented that Diana Goodman’s oldest daughter has passed away. 
 
3. Previous Minutes
 
Sarah read the 12/4/25 Board of Directors Meeting Minutes in entirety. A motion to approve the Minutes was made, seconded and approved, with none opposed or in abstention.

4. Reports

4.1 Treasurer: David presented the attached Treasurer’s Report. February’s operating account balance is not yet reconciled pending receipt of the bank statement. 

a. The opening balance carried over from 2025 is $437.69.
b. David is investigating a $15.80 payment for which no supporting documentation has been found yet. [Subsequent to the meeting, David located a water bill from last year in this amount. The account is now balanced up to March.]
c. Dues collected to date equal $11,100. Two homeowner accounts are still unpaid as of 3/5/26.
d. A two-year insurance premium of $2,372 was paid. Coverage was increased to $2,000,000.
e. A $505.68 payment was made to the NV Real Estate Division to catch up on registration fees that were not paid since 1998. Next year the annual cost will be $1.25/household to maintain the registration. 
f. The electricity payment was $338.97 for the billing period of December 2025 through February 2026.  
g. Payment for take-down and storage of holiday decorations was $200.00.
h. A $150 payment was made for web hosting of Miller Meadows’ neighborhood website from 1/1/26 – 6/30/26.
i. Payment for the business entity filing was $50.00.
j. Payment for signage materials was $35.22.

5. Old Business

None.

6. New Business

5 
6 
6.1 Architectural Control Committee (ACC):  Steve noted that we don’t have a Committee in attendance for the purpose of providing a report, and invited comment from past ACC points of contact. Teresa Morros responded.

a. Update ACC guidelines and handbook: David expressed appreciation for the past Committee’s efforts and asked if the ACC report aligned with current CCRs. Re: the submission form used by homeowners, he suggested clarification on the question that asks if the homeowner has permission from neighbors for the proposed action or change (whether it should be “shall” or “may” obtain permission). Teresa stated that the Board has the current handbook and draft guidelines. The report is unchanged from November 2025 and has been awaiting review and feedback. The last Committee was looking for guidance and their submitted draft “never went anywhere”. The Committee’s goal was to have guidelines in order to apply consistency when dealing with residents’ requests. Teresa stated that the draft is in rough form currently. Especially with proposed changes in CCRs, she recommends revisiting the review.

b. Selection of new ACC members: Steve noted that the new ACC members are Linda Stock, Steve Gillespie, Raquel Javier, Teresa Morros and Gino Troiano.  David asked if the ACC will have officers or a chairperson. Steve asked for the ACC to have someone serve as single point of contact with the Board and receive emails from it. 

i. Nancy stated that in the past, one ACC member attended Board meetings and one Board member attended ACC meetings. Steve volunteered to attend ACC meetings and invited one of their members to attend Board meetings.  

ii. David stated it’s not the Board’s intention to overrule ACC decisions. The Board needs to know about complaints and what’s going on. Steve stated that the Board needs to see the flow of information. He congratulated new ACC members.
a. 
b. 


6.2 Covenants, Conditions and Restrictions Updates: Steve noted that the Board is reviewing CCR updates and planning to file them by the middle of April with the Lyon County Recorder’s Office. They must be notarized and will become part of our official record.

a. CCR references to Aldo Urrutia, the original contractor, need to be amended. The Board will discuss that with the new attorney, determine how to make those changes (are they subject to community vote or can the Board amend them) and take appropriate action.

b. David discussed the draft CCR revision. Text in black font is original and new edits are visible as a different font color. He offered to share the edited draft with attendees for review. He mentioned having a CCR workshop again this year, at which the group can talk about and reach agreement to remove obsolete references from the CCRs. 

c. Steve and David discussed why the HOA’s lapsed registration status wasn’t flagged earlier. This was partly due to a lack of integration/communication between computer systems used by the Nevada Real Estate Division and the Nevada Secretary of State’s office. When prior Board members filed required documents with the Secretary of State, that agency didn’t notify the Real Estate Division as they do now. Because the state agencies’ disconnect appears to have had a role in why we weren’t notified of obligations to register and pay fees to the Real Estate Division, we were not charged the full penalty allowable by law.

d. Sarah asked if the Real Estate Division considers the HOA’s formation date to take effect retroactively to 1998, when the documents should have been filed, or is the formation date legally effective as of the date of the 2026 filing. Steve confirmed that the formation status occurred when we paid the $505.68 fine, and the certificate they issued shows the 2026 effective date. Sarah confirmed this response addressed her question. 

6.3 Requirements for Serving on the Board: This was a discussion item and the final suggestions will be brought back to the Association. David discussed questions and suggestions the Board received. In order to be eligible to serve, the following conditions apply to candidates as well as elected Board Members:

a. Are they required to live in the subdivision? No. All owners of a property who are listed on the deed are eligible to run for office and serve even if they don’t live in the residence. This is per state statute which can’t be superseded by a restriction in CCRs.

b. Members must be in good standing, meaning they are current on all dues, assessments and fines, and have no ongoing violation. In order to be either a candidate or an elected Board member, they can’t have a pending legal or administrative action against the Association or its members.

c. Candidates and Board members must not have any financial, business, professional or personal interest that could create a conflict of interest.

d. David interpreted the applicable statute and supplementary guidance to mean that two persons from the same household may not run for the Board on the same ballot. If there are not as many candidates as there are positions, a person can serve in more than one role and no election is required. 

e. Steve noted that the Bylaws are different than the CCRs; they may not require a vote of all HOA members. Some Bylaws require only a Board vote. Items (a) and (d), above, came up at the last meeting, so the Board members brought them up at this meeting for group discussion and preliminary feedback. The Board will consult with the new attorney on these and other items, revise the Bylaws and provide them to members for comment before the Board votes on a final document.
 
6.4 Discussion Item:  Consult Attorney

Steve noted the Board’s intention to consult an attorney to obtain guidance on certain issues. We have a $2,500 budget. All Board members agreed to help Steve select an attorney and prepare a list of questions. The Board will report at the next meeting on the status of hiring an attorney.

6.5 Homeowners’ Comments:

a. Nancy asked whose address is listed as the Association’s address of record, for contact purposes, on the CCRs and registration documents filed with the State. Nancy requested that the HOA’s address of record is changed going forward, from her home address to another address such as the HOA’s PO Box. Steve set up the Nevada Real Estate registration to reference the PO Box; for changing it in the CCRs, he will consult the attorney re: process for amending CCRs.

b. Sarah asked for clarification re: whether two persons in the same household are prohibited from running on the same ballot (neither is in office yet, just candidates), or does the law only prohibit them from serving if they both get elected. David and Steve reiterated their position that the law prevents both. [Subsequent to this meeting, Board members agreed that the attorney will review this question.]

c. Teresa asked to review CCRs changes as they develop so the ACC Board can take them into consideration and align the ACC Handbook accordingly.

d. Teresa raised the issue of incomplete and defective street repair within the subdivision and described her email communication with Barry Williams with the City of Fernley. He could not at that time provide an update on when repairs would resume. Teresa noted the ongoing safety issue with large unrepaired cracks. Nancy asked if we should have the Board President contact our Ward representative to ask for his support in obtaining action. Steve responded that homeowners could pursue that action if they choose. Teresa discussed the status of her petition as well as attending a City meeting to ask for action. David suggested contacting NDOT also. Nancy, Steve and others discussed the history of the paving issues with Miller Rd. 

e. Gino discussed guidance released by the City in December 2025 regarding “nuisances” and suggested that everyone read it.


6.6 President and Board Member Comments:

a. David requested that a letter received from a member be placed in the Association’s records. The member alleged the Board failed to comply with certain laws regarding the use of email addresses in distributing HOA documents to members, which David disagrees with. The letter was not read at this meeting.
b. Steve thanked ACC members for their help in coming months and congratulated them.
c. Sonny and Katie expressed gratitude to meeting attendees for participating and providing input.
d. Sarah had no further comment.
	 
6.7 Adjournment:

Steve adjourned the meeting at 6:40 p.m.
 


