
 
 

R-RANCH AT THE LAKE NAPA 
Ranch Owners Association 

Quarterly Board Meeting 
Minutes for April 17, 2021 

 
President Joe Meyer called the meeting to order at 12:03 pm via Zoom and opened meeting at R-Ranch 
 
Directors present- Joe Meyer, Sue Riley, Anthony Moscarelli, Ed Russell, and (on Zoom call) Mike Goodman  

 
1. Others present- Brad Miracle- Ranch Operations Manager, April Miracle, Office Manager. 
  
2. For owners list, see recorded Zoom session 

 
3.  Sue Riley led us in the Pledge of Allegiance 

 
4.  Approval of Minutes – – Quarterly Board Meeting on January 16, 2021. 

 
5.  Joe Meyer motioned for meeting minutes to be approved, 5 ayes, 0 nays 
 
6. Reports: 

 
Ranch Operations     Brad Miracle 

 
A. COVID, things are looking forward, people allowed to gather have gone up. At a campsite it is 

believed to be 25 people. But masks and social distancing must be followed. 
B.  We believe in June we will allow guests. 
C.  Occupant capacity at the pool this year with COVID, we are unsure at this time. We believe it is 

 at last years limit of 25% capacity. We will know more on May 1st.  
D. With COVID restrictions the Lodge, Teen Center, Youth Center will not allow gathering. We be-

lieve that we will be able to use them on June 15th. 
E.  Reservations are still required for Cabins, Campgrounds, and horseback rides. There are those 

 who have not followed those guidelines. For those who do not follow those guidelines, their 
 overnight stays will not count. We have had reservations for trail rides that people did not show 
 up. We are looking at creating penalties for those who do not show. I would like to see a 30-
 day suspension for the first violation for those who do not show and do not call in to cancel 
 and a 1-year suspension for the second time. 

F. Staffing: one Stable Supervisor, one Housekeeper, one Maintenance Supervisor, one Overnight 
Security, one Campground compliance personnel, two office staff, April and myself. Ten staff, 
that’s the least ever of staff we’ve had. We will have some Seasonal staff come in the next few 
weeks. Right now we are extremely short staffed. In the summer when the seasonal staff ar-
rives, we will still be extremely short staffed. We do not have the budget because of lack of 
store income, guest cabin income, delinquent owners, and owners who couldn’t pay because 
of the COVID pandemic. We did a huge adjustment in payroll to keep assessments down. 
Things are starting to open up, so we will be extremely short staff this summer. 

G.   In January and February is our normal seasonal hiring period and the State of California was  
 virtually closed for those months. So our opportunity for hiring was cut short with the fires 
 and pandemic and other nearby companies were offering better pay packages than us. That 
 required us to raise our wages shorting our budget. Pleasure Cove just down the road is offer-
 ing a dollar more an hour than we are paying with a RV hookup and all the boat toys offered. 



 
 

H.  Activities will be strange this year with lack of staff, and the cut of activity money from our 
 budget. So activities will be different this summer. We will need ideas and volunteers for activi
 ties this summer, so email or contact me with those ideas. 

I. Maintenance, this time of year we spend time weed eating, tree cutting, and weed spraying. 
J.  Electrical upgrades: Sites M1 through M10, sites 101-113, 400-406, 200-208, have received 

 new copper upgrades, boxes and breakers. Put in two electrical panels to up the amperage to 
 those sites. The electrical is in, but some cleanup needs to be done and will be finished in 
 about a week. 

K.  The sewer pond main line is broken. The whole top is broken off. It is on the short list to be 
 done, but it is not leaking. It will take about a 100 foot of sewer pipe. The sewer pump may 
 need to be replaced at minimum expense. The problem is that there has not been much sew
 age to pump. 

L.  Water system: we replaced some large valves. Unfortunately every time we unpressured the 
 water system and re-pressure it new leaks appear. 

M. Trees, what a year for trees! We have cleaned up more trees and trimmed more tree than ever 
 before. Then they keep falling! We are planning to remove a tree at the far end of the loop. It 
 will be an ongoing project with the short staff we got. 

N.  Cabin: A tree fell over and the roots lifted the cabin up. We hope to repair the cabin for  
 Memorial weekend. We are working on screens for the cabins. The screen material ordered 
 came in wrong so we had to reorder the material. We have 6 cabin screen curtains done. 

O.  Pool surface patching need is at the minimum because lack-of-use this past year. We are buy   
 ing some tables for the limited use of the pool, but we will need more as we open it up. 
 
Office Operations     April Miracle 

 
A. Our budget was based upon 900 shares, but at this time we have 828 paid shares. 351 people 

paid in full, 225 paid semi-annually, 205 paid quarterly, and 51 paid monthly. However we got 
three payments in the mail today. One was a $2000. Payment, and two quarterlies.  

B. In 2018 we hired an attorney to help with collections on 3.2 million dollars in assessments. We 
are trying to collect both deeds back and settlements. We have collected $70,000 from four 
shares of $13,000 to $20,000 in default judgments. We have settled two accounts in the 
amount of $15,000 and $5,000. Because of COVID we are seeing some delayed responses on 
collection. We are about $40,000 collected this year. We feel that those numbers will improve. 

C. The numbers of the Easter turnout were great and I hope you had fun. 
D. Please make sure your trailer registration and car information is current. We would like to not 

 have to contact you about it or issue a citation for it. 
E. Please make your reservation at least by 5 pm the day before. Make sure you give the right 

amount of people coming in your party so we can have the right amount of wristbands waiting. 
F. We have six paint nights with Torri scheduled some on the same night as the Quarterly meet-

ings and you can find that on the Calendar on the Ranch’s website. 
 

Stables       Brad filling in for Khloe Meitz 
  
 Stable report: as of April 3, 2021 we have zero Wranglers with 2 wranglers expected by April 24th. 

R-Ranch herd consists of 23 horses, 22 are working and 1 retired, China. Two horses are semi re-
tired and will be retired after this season. Two are coming up lame last couple weeks. Khloe sug-
gests we add 3 more horses this upcoming season to replace the retired horses. Panel fences have 
been placed between pasture D and B to replace the wire fences. Panel fences are safer than wire 
fences. 3. Fire damaged posts in paddock A & B have been removed for horse safety. They will be 
replaced in the Fall. Post in paddock C have been removed and have been extended toward pad-
dock B. 4. Perimeter fences have been checked and patched where necessary. 5. All major hiking 
and trail riding on the Barn trail maps have been reopened and in some cases improved. 6. The 



 
 

area behind the west barn has been cleared of debris and junk. 7. Began to start renovations to 
paddock E to extend grazing area for Ranch herd. Thanks to maintenance department the East 
fence to school barn has been sided and power washed the Wrangler’s and the school barn. The 
herd has been vaccinated with Core shots that includes Rabies. That was last week.  
Upcoming projects: 1. Panel fence must be erected between pastures A & B to replace the wire 
fence. 2. Fire damaged fence surrounding paddock D to be replaced. 3. The West and the School 
Barn are due to be repainted. 4. Forgotten trails need to be reopened and mapped. 5. Improvement 
to compost piles. 
Stable hosted events : 1. Paint a pony, Easter Egg hunt. 2. Saddle demo days, in March how to 
tack a horse and encouraged to tackle it themselves. Three Daily guided trail rides and volunteer 
opportunities. 
 

Presidents Report    Joe Meyer 
 

None 
 

Treasurers Report-    Ed Russell 
 
 
Treasurer notes that there are 10 pages of the Treasurer’s Financial Statement at the Ranch’s Of-
fice for viewing. 
As of today the total amount of funds there is $1,874,327.97. In the Operating account there is 
$647,055.86. We used to have several accounts which the IRS stated that we are not allowed to 
have as a Not for Profit. We used to have money for individual groups in different accounts. The 
IRS stated that those accounts were individual and not group as for a Not for Profit. Those ac-
counts were combined into one (the Reserve) with bookkeeping keeping the amounts for the 
groups. The current Reserve account is $1,227,272.08. In that account there are earmarked funds 
for GGG in the amount of $27,670.50. There are earmarked funds for Cabins in the amount of 
$33,655.22. There is a Boat account of $19,762.12.  For the Site-to-Site account there is 
$31,211.40. In that Reserve Account there is also $250,000 set aside for our insurance deductible. 
This deductible is a constant that must be maintained.  
Insurance balances, remaining…available for the Snack Shack $42,996.16. Atlas Fire insurance 
$274,363.72 and that insurance claim is closed. In the Reserve we have $220,000 Reserve As-
sessment. The $220,000 reserve assessment was supposed to be near $300,000. To date we have 
783 shares that have paid that adding up to $234,900, expense against that $132,112.83 with re-
maining balance $102,787.17. The remaining balance is unspoken money. It is there for unseen or 
unexpected directed projects. The Snack Shack is a directed project. That money is sitting there 
and we have been building the funds to help with that expense. There is $444,825 in that account 
of unspoken money in that reserve. It is my idea and the Board of Directors’ idea to have that di-
rected towards the Snack Shack. That money will be there in case of any other emergency ex-
penses come up.  
In 2020 we had to project a budget for 2021. A year with COVID showed us a lack of use and a 
lack of income. (Stores, Guests, Cabins,) With no end of COVID in sight, we used 2020 as a model 
for the budget. Last year we had a loss of $485,000. It means that we did not lose it per say, but 
we did not received it as we expected. 
Last year I applied for the PPP (Paycheck Protection Program) loan for the Ranch for the amount of 
$118,000. It was for saving employees by putting into payroll. I have just filled out the loan forgive-
ness paperwork for the Ranch for that loan to be forgiven. It looks like it is going through. I have 
spent the last 3 weeks working 4 hours a day on paperwork for a second PPP loan for the amount 
of $285,000. So far it looks promising, but we do not have a check yet. Last year when we pro-
jected this year budget, we cut out about $400,000 out of the payroll budget. We hope to use the 



 
 

new PPP loan to hire more people to help us have fun and operate the Ranch. Then we can afford 
to put Reserve money into investing in the store. We still will be low funded this summer with the 
loan. 
In 2019 our budget was based on 1000 owners, and last year we based our budget on 900 owners 
because we knew that there would be owners affected by the Pandemic. This year, as April said, 
we have 831 paid up owners. Our estimates were almost right on. We paid $1800 assessment be-
cause we have not had income from the store, cabin, and rides. 
We have to remember that the rest of the year that we have a slim budget to operate and we do 
not see us getting back to normal until 2022. We are all victims of this COVID pandemic. 
The rumor of the Ranch going bankrupt is so far from the truth. We are not even close to that. This 
Ranch is fine and this Board and Management is on keeping it that way. 
 

7. Committee Reports: 
 

• Equine- Larry Jenkins (#0666)- We are waiting for the Ranch to open to spend about $3,000 dol-
lars on some new panels to replace along the horses paddock with new forks and brooms to use at 
the barn. 

• Horseman’s- Sheri Thomas- Geotsch (#1060) – Discussed name changing of the Committee either on 
social media in a poll or other methods and wanted to know if that was for the BOD to decide if it was 
okay or not. Also fund raising ideas like T-shirts projects, trading cards with pictures of the horses, 
and stories about the horses on them. Volunteering at the stables would be appreciated. Discussed 
possible horse riding events for fund raising with a 50-50 split. They would like to do this the middle of 
June, possibly Memorial Day, and 4th of July so we do not conflict with other events we have. Raffles 
and other fund raising ideas were brought up. We still have Mask sales. Thanks to those who donate. 

• Campground- Colleen Silva (#0354)– Brad to put in more gravel and rocks to divide the Reservation 
area. Issues with messy campsites and asking for a Blast to remind Owners of the Ranch’s Cleanli-
ness Policy. Owners have asked about removing trees next to the loop road that hinder large trailers 
going by them. County ordinances restrict removing tree unless they are dead or diseased. If not Brad 
would have to replace them with 3 trees. Owner requested if it is possible to add to the website to 
map with the dimensions of sites so when calling in owners have a better idea if their RV will fit before 
coming up to the R-Ranch. Brad suggested that campground committee members could take on this 
project of taking measurements (length & width). That way the measurements can be taken to the of-
fice and put on the map. Owner can then ask the size of the available campsites to see if their RV can 
fit. A question about getting in their night stays dates. Brad states from May 15th to September 15th 
starts the 2-night stay a month and from September 16th to May 14th has a 1-night stay requirement a 
month. Brad will be putting in signs in the Meadow that state ‘Back in Only’. The Meadow will be a 
back in site only. Also brought up was the problem of the scheduling of this Campground Zoom Meet-
ing times for the Committee. She would like the confusion corrected. 

• Cabin – Christina Leard (#1289) Cindy Lembkey, Cabin Chair, has stepped down and we would like to 
thank her for all she has done on the Cabin Committee. Wendy Madeja (#734) has also joined our 
committee. We would like to invite owners to join also. Contact me or contact the Office/April if you 
are interested. We have $33,000 and change in our Cabin fund to go towards the cabins and want to 
spend it wisely. 

• Reserve Committee – No report 
• Boat Committee – No report 

 
8. Old Business:  

 
• Use Permit Status Determination update. Joe Meyer we got a response from the County that pretty 

much gives us the right to replace the Cabins we lost with Park Model Trailers. They are much nicer 
than the wooden cabins because they come with sink and toilets. Also according to past permits we 



 
 

are entitled to more RV sites. The County’s response was very loose and ambiguous and we are going 
through our counsel for a much more clearer reading before we move forward with the Park Models. 
This is really good news and it has been a long time coming. Ed Russell adds since the cabins burnt 
down we went forward with the County to replace the cabins. We found out it would be extremely ex-
pensive about $50,000 to $70,000 each because of the infrastructure requirements. We know that 
owners wanted more A type cabins and we wanted to get more for our money with toilets and sinks, 
and etc. We found that we could put in the Park Models had all that and a kitchen. A Park Model 
trailer or sometimes called a tiny house can be put any site on the Ranch. So if a cabin is falling apart 
then we have an option to replace it in the future with a Park Model. That is what we have been fight-
ing for and we are getting it. We have not gotten the final Status Determination and when the County 
and attorney clears the way we will start the replacement process. Sue Riley adds that we also got 
clarity on our food service so we can start serving food from the lodge. Ed Russell added that the 
County had told us that in the past that our food license did not cover the Lodge kitchen. That no 
longer applies to us according to the Napa County attorney. We can serve food again and charge like 
the old days. 

• Snack Bar -Joe Meyer states that we have gotten bids to construct the Snack Bar. We have had bids 
up to $1,500,000. A lot of cost is the cost of materials that have gone up extensively since the fires 
and COVID. Our question is how do we fund it. Ed Russell adds we have the Permit that was very 
costly with all the County’s changes and Code upgrades that took more costly time from the Architect 
to get it through. We have found that 80% of the bids costs are the infrastructure Code updates re-
quired by the County. No matter what size building we put in, the infrastructure has to be used. The 
bids were $800,000 to $1,500,000. No matter what the cost or size of the building the infrastructure is 
going to cost us $500,000. I feel we need to move forward and not throw away the money we have al-
ready spent. As an owner myself, I feel we need the Snack Bar for the Ranch. We are looking to the 
owners to come back to us with what they want. We will come back to the owners with a poll or an-
other way to get their input. One item is that the insurance claim from the Snack Bar Burning down is 
not closed. We can still go back with the Code upgrades to get more money. We will not get a million 
dollars, but can get more money after it is spent on the Code upgrades. 

• COVID restrictions- No changes. 
 

9. New Business 
 
• Environmental mishap- Ed Russell-As some of you probably heard that we have had an environmental 

 mishap at the Ranch. We are working with the County and the State to correct this. We have a year or 
 so to correct the accidental circumstances that we have been made aware of. As long as we keep 
 working diligently correcting this problem we do not see any problem with them. We should be able to 
 solve this problem in a year or so. Joe Meyer states there could be fines on this. Ed Russell States that 
 this is a minor issue. 
 
10. Open Forum 
 

• Rita Nicolas (#0114) asked for the Honey Wagon fee information- Brad’s answer is the current fee is 
 $10.00 and with a credit card it is $11.00. June 1st it will go back to the $20.00 it used to be.  

• Lisa Batto (#599) Two questions, are the Park Model trailer going to be self-contained? -Yes! 
 Lisa makes a statement about the width of the roads and the ADA standards that will be costly and 
 necessary for the Ranch. Ed Russell agrees and states that the Snack Bar costs include that. 

• Lon Geotsch (#1060) States the BOD needs to consider what we need to do versus what we want to 
 do. What we want to do may not be the best move right now. We have had great updates from the 
 County Use Permit and being able to replace the Cabins with more valuable and useful items is great. 
 We should consider that when making the decision on the Snack Bar. I feel it is not in the need to do 
 category right now. Joe Meyer states we are weighing all the options and Ed Russell concurs. 



 
 

• Carol Roszkowski (#1679) Wants to know how much the Park Models cost. Answer is: We do not 
 know how much they will cost. The price range is $15,000 to $100,000. Carol states that she is against 
 kitchens being in them. 

• Suzanne Hanrahan (#0154) Makes a comment about the Snack Bar stating that the new owner 
 doesn’t know how the old Snack Bar was an attribute for the Ranch and especially for Cabin users 
 who can’t bring enough food to the Ranch in coolers. 

• Cindy Lembkey (#752) Asked about the Ranch’s financial statement. Ed Russell states it is available 
 by email or in the Office. Cindy asked if it can be posted on the Ranch’s website. The answer is yes. 
 Cindy asked with COVID guest are still not available? The answer is No guests! We do not think it will 
 happen until June, but we do not know for sure. Cindy asked about the Park Models replacing all the 
 burnt down cabins. The answer is that we have not received a final draft of the Status Determination 
 and we are waiting for that. We would like to see the 16 burnt cabins replaced first.   

• Kathy Palmerton (#1418) First she would like to thank all the staff for keeping everything going through 
 all this. Secondly on the staffing issue she would like to see volunteers especially the young families 
 helping out.  

 
 

Motion to adjourn at 2:00 p.m. by Ed Russell, Sue Riley seconded, 5 ayes, 0 nays   
 
 
Next Quarterly Board Meeting scheduled for 12 noon on July 17, 2021 – Zoom meeting at the Ranch 
 
I certify that on June 11, 2021 a copy of these minutes was posted in public view at the Office of R Ranch at 
the Lake at 1962 Capell Valley Road, Napa CA, on the R Ranch Website and by Email BLAST. 
 
 
Anthony Moscarelli 
Secretary 
Board of Directors 
R Ranch at the Lake Owners’ Association 
 


