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OF
PINE CREEK RANCH PROPERTY OWNERS ASSOCIATION,
INC.

Sanpete County

THESE BYLAWS OF PINE CREEK RANC!I PROPERTY OWNERS ASSOCTATION, INC. (“Bylaws™)
are made as of the datc of the recording in the Sanpete County Recorder's Office by the PINE CREEK
RANCH PROPER1Y OWNERS ASSOCIATION, INC. {(“Association”) pursuant to the Utah Community
Association Act and the Utah Revised Nonprofit Corporation Act.

CITALS

1. The capitalized terms used in these Bylaws bear the same meaning as used in the Amended and
Restated Declaration of Protective Covenants, Conditions, and Restrictions for and respecting the
Pine Creck Actes, Pine Creek Meadows, Pine Creek QOak Crest, and Pine Creek Vista Subdivisions
(“Declaration™).

o

‘These Bylaws shall amend and completely replace all bylaws, and any amendments thereto, recorded
prior to the date of these Bylaws.

3. ‘Lhese Bylaws are adopted in order to complement the Declaration and to eliminate ambiguity, to
further define the rights of the Association and the Lot Owners, to provide for the ability to more
casily govern and operate the Association, and to further the Association's cfforts to safcly,
cfficiently, and economically provide the high quality living cnvironment desired at the Project.

4. All present and future Lot Owners, tenants, guests, or any other persons who enter the Project are
subject to these Bylaws. ‘The mere acquisition or rental of any of the Lots or parts thereof, or the
mere act of occupancy or use of any said Lots or part thercof or the Common Areas will signify that
these Bylaws are accepted, ratified, and will be complied with by said persons.

ARTICLET
DEFINITIONS

1.1 Definitions. Except as otherwisc provided herein or as may be required by the context, all terms defined
in the Declaration shall havc the same meanings when used in these Bylaws.

ARTICLES 11
MEMBERS

2.1 Annual Meetings. The annual mecting of the members shall be held each year during the month of June
on a day and at a time established by the Board of Directors. The purpose of the annual meeting shall be
electing Board Members and transacting such other busincss as may comc before the meeting. If the election
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of Board Members cannot be held on the day designated herein for the annual meeting of the Members, or at
any adjournment thereof, the Board of Directors may cause the election to be held at a special mecting of the
members to be convened as soon thercafter as may be convenient. The Board of Directors may from time to
time by resolution change the date and time for the annual meeting of the members.

2.2 Special Meetings. Special mcctings of the members may be called by a majority of the Board of
Dircctors, the President, or upon the written request of members holding not less than twenty-five percent
(25%) of the Association’s voting interests. Any written request for a special meeting presented by the
members shall be delivered to the President and shall include the original signature of each member
affirmatively supporting such request along with a complete statement of the purpose of the meeting on cach
page containing signatures. The President shall then call, provide notice of, and conduct the special meeting
within sixty (60} days of receipt of the request.

2.3 Place of Meetings. The Board of Directors may designate any place in the Salt Lake, Sanpete, or Utah,
County limits reasonably convenient for the members of the Association as the place of meeting for any
annual ot special meeting.

2.4 Notice of Meetings. The Board of Directors shall causc written or printed notice of the date, time, and
place (and in the case of a special meeting, the purpose or purposcs) for all meetings of the members. Such
written or printed notice shall be delivered to each member of record entitled to vote at such meeting not
morc than sixty (60) nor less than ten (10) days prior to the meeting. Such notice may be hand-delivered,
mailed, or emailed. T mailed, such notice shall be deemed to be delivered when deposited in the U.S. mail
addresscd to the member at the member's address registered with the Association, with first-class postage
thereon prepaid. Fach member shall register with the Association such member's cuerent mailing address for
putposcs of notice hereunder. Such registcred address may be changed from time to time by notice in writing
to the Association. Tf no address is registered with the Association, a member's registercd county tax address
shall be decmed to be the member's registered address. If emailed, such notice shall be deemed to be
delivered when scnt to the member at the member’s email address registered with the Association. An
Owner may opt out of email notification by sending a written request to the President or Secretary stating
that the Owner will not accept notice from the Association through email.

2.5 Qualified Votets. A mcmbcr shall be deemed to be in “good standing” and “entitled to vote” at any
mceting of the Association if he or she is in full compliance with all of the terms, covenants, conditions of the
Declaration, or these Bylaws, and shall have fully paid his or her share of any asscssments (together with any
interest and/ or late fees) prior to the commencement of the meeting.

ecord Date for i ses. The Board of Directors may dcsignate a record date, which shall
not be more than sixty (60) nor less than ten (10) days prior to the mecting, for the purpose of determining
members cntitled to notice of any meeting of the members. If no record date is designated, the last date on
which a notice of the meeting is mailed or delivered shall be deemed to be the record date for determining
members entitled to notice. The persons or entities appearing in the records of the Association on such
tecord date as the Owner(s) of Lots in the Property shall be deemed to be the members of record entitled to
noticc of the meeting of the members.

2.7 Quotum. At any mccting of the members, the presence of members and holders of proxies entitled to
cast more than twenty-five percent (25%) of the voting intcrests of the Association shall constitute a quorum
for the transaction of business. If however, such quorum shall not be present or represented at any meeting,
the Board of Directors shall have power to adjourn the meeting and reschedule for a time no earlier than two
(2) hours, nor later than thirty (30) days aftcr the set time for the original mceting. Notice of such
rescheduled meeting shall not be required except an oral announcement at the meeting to be tescheduled.
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The presence of members and holders of proxies entitled to cast more than ten percent (10%) of the voting
interests of thc Association shall constitute a quorum for the transaction of business at the rescheduled
meeting,

2.8 Proxies. At each meeting of thc members, each member entitled to vote shall be entitled to vote in
person or by proxy provided, however, that the right to vote by proxy shall exist only where the instrument
authorizing such proxy to act shall have been exccuted by the member or by the member's attorney when
duly authotized in writing. If a Lot is jointly owned, the instrument authorizing a proxy to act may be
executed by any one (1) owner of such Lot or the members' attorney when duly authorized in writing. Such
instrument authorizing a proxy to act shall be dated, set forth the specific matters or issues upon which the
proxy is authorized to act, and may allow the proxy to vote on any issue arising at any particular meeting or
mecetings. Only members or the legal representative of 2 member may be proxies. Such instrument shall be
delivered at the beginning of the meeting to the Sccretary of the Association or to such other officer or
person who may be acting as secretary of the mecting. The secretary of the meeting shall enter a record of all
such proxies in the minutes of the meeting,

2.9 Yotes. With respect to each matter submitted to a vote of the members, each member entitled to vote at
the meeting shall have the right to cast, in person or by proxy, one (1) vote per Lot owned by the Owner, as
shown in the Declaration. The affirmative votc of a majotity of the votes entitled to be cast by the members
present ot represented by proxy at a meeting at which a quorum was initially present shall be necessary for
the adoption of any mattet voted on by the members, unless a greater proportion is required by the Articles,
these Bylaws, the Dedlaration, or the Utah Community Association Act. The election of Board Members
may be by secret ballot. When more than onc (1) Person owns an interest in a Lot, any Person who is the
owner may cxercise the vote for such I.ot on behalf of all Co-Owners of the Lot. In the event of two (2)
conflicting votcs by Co-Owners of one (1) Lot, no vote shall be counted for that Lot. In no event shall
fractional votes be exercised in respect to any Lot.

2.10 Waiver of Irregularities. All inaccuracies and irregularities in calls or notices of meetings and in the
manncr of voting, in the form of proxies and the method of ascertaining members present, and in the
decision and votes of the Board of Dircctors or of the Owners shall be deemed waived if no objection is
madc cither at the meeting or within thirty (30) days of the date of the meeting, or within 30 days of notice of
any decision by the Board of Directors.

ARTICLE III
BOARD OF DIRECTORS
3.1 Genetral Powers. The propetty, affairs and business of the Association shall be managed by the Board of

Directors. The Board of Directors may exercise all of the powers of the Association, whether derived from
the Utah Community Association Act, the Declaration or these Bylaws, except such powers that the Articles,
these Bylaws, the Declaration, ot the Utah Community Association Act vest solely in the members.

3.2 Numbert, Tenure, and Qualifications. The property, business, and affairs of the Association shall be
governed by a Board of Dircctors composed of five (3) persons, all of whom must be an Owner or the co-
Owner of a Lot; provided howcver, that only one (1) owner of any Lot may be present on the Board at any one
time. An officer or employec of a corporation, or the trustee of a trust, or personal representative of an estate, or
an employee of the trust or estate, may serve on the Board of Directors, if the corporation, trust, or estate owns
a Lot. At each annual mecting, the Members shall elect for terms of three (3) years each the appropriate
number of Board Members to fill vacancies by expiting tcrms of Board Members. The terms of Board
Members shall be staggered so that Board Members are clected in successive years according to the following
sequence: 2, 1, 2.
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3.3, Regular Meetings. The Board of Directors shall hold regular meetings at Jeast quarterly. The Board of
Directors may designate any place in Salt Lake, Sanpete, and Utah Counties as the place of meeting for any
regular mecting called by the Board of Directors. Meetings may also be held with Board Members appearing
telephonically so long as any Board Member appearing tclephonically consents to such appearance. If no
designation is made, the place of the meeting shall be at the principal office of the Association.

3.4 Special Meetings. Special meetings of the Board of Directors may be called by the President, Vice
President, or a majority of the Board Members on at least five (5) days prior noticc to cach Board Member.
The person or persons authorized to call special mectings of the Board of Directors shall fix any placc, within
Salt T.ake, Sanpete, or Utah County, as the place for holding the meeting. Notice shall be given personally, by
telephone, or by email. Any Board Member may waive notice of a mccting. A Board Member may opt out
of email notification by sending a written request to the President or Sccretary stating that the Board Member
will not accept notice for Special Meetings of the Board of Directors through email. Special Meetings may
also be held with Board Members appearing tclephonically so long as any Board Member appcaring
telephonically consents to such appearance. If no designation is made, the place of the meeting shall be at the
principal office of the Association, even if such office is outside of Salt Lake, Sanpete, or Utah Counties.

3.5 Quorum and Manner of Action. A majority of the then authotized number of Board Members shall
constitute a quorum for the transaction of business at any meeting of the Board of Dircctors. The act of 2
majority of the Board Members present at any mecting at which a quorum is present and for which proper
notice was provided to the Board Members shall be the act of the Board of Directors. The Board Members
shall act only as the Board of Directors, and individual Board Members shall have no powers as such.

3.6 Compensation. No Board Member shall reccive compensation for any services that such member may
render to the Association as a Board Member; provided, however, that a Board Member may be reimbursed
for expenses incurred in performance of such duties as a Board Member to the extent such expenses are
approved by a majority of the other Board Members. By unanimous vote of the Board, the Board may
approve the waiver of the annual asscssment of one (1) lot owned by cach Board Member so long as he/she
has served as a Board Member for at Icast one (1) year. Notwithstanding the foregoing, a majority of the
voting interests of the Association may veto a Board decision to waive the annual assessment for Board
Members.

esignation and Removal. A Board Member may resign at any time by delivering a writren resignation
to any Board Member. Unless otherwise specified therein, such resignation shall take effect upon delivery. A
Board Member may be removed at any time, with or without cause, at a special mecting of the Members duly
called for such purpose upon the affirmative vote of at least a majority of the entire voting interests of the
Association. A Board Member may also be removed by the affirmative vote of a majority of the other Board
Members if he or she, in any twelve (12) month period, misses either three (3) consccutive or scventy-five
percent (75%) of the regularly scheduled Board of Directors meetings.

jes and reated Board ershi If vacancics shall occur in the Board of
Directors by reason of the death, resignation, disqualification, or Board of Directors removal as provided in
Scction 3.7 of a Board Member, the Board Members then in office shall continue to act, and such vacancies
shall be filled by 2 majority vote of the Board Mcmbers then in office, though less than a quorum. Any
vacancy in the Board of Directors occurring by reason of removal of a Board Member by the members may
be filled by clection by the members at thc meeting at which such Board Member is removed. Any Board
Member elected or appointed hercunder to fill a vacancy shall serve for the unexpired term of his
predecessor.
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nfor i Board Members. Any action that is required or permitted to be taken at a meeting
of the Board of Ditectors may be taken without a meeting if consent in writing, setting forth the action so
taken, shall be signed by all of the Board Members.

3.10 Powess and Duties. The Board of Dircctors shall have all of the powers and duties necessary for the
administration of the affairs of the Association, except such powers and duties as by law or by thesc Bylaws
arc given to the members. The powers and duties to be exercised by the Board of Directors shall include, but
shall not be limited to, the following;

@ Operation, care, upkeep, maintenance, rcpair and replaccement of the Common
Areas in the Property and Association personal property, if any, including without limitation as
specified in the Declaration.

(b) Determination of the amounts required for operation, maintenance, and other
affairs of the Association, and the making of such expenditures.

(© Adoption of a budget for the Association, and assessment and collection of the
Common Expenses through the Association.

d Employment and dismissal of such personnel as nccessary for the cfficient
maintenance, upkeep and repair of the Common Areas of the Property and Association personal

property.

(©) Employment of legal, accounting or other petsonnel for reasonable compcensation
to perform such services as may be required for the proper administration of the Association.

® Opening of bank accounts on behalf of the Association and designating the
signatories required therefore.

Preparing or causing to be preparcd and filed any required income tax returns or
forms for the Association.

(h) Obtaining insurance ot bonds pursuant to the provisions of these Bylaws or the
Declaration.

) Making additions and improvements to, or alterations of, the Common Areas in
the Property.

()] Designating and/or appointing committees.

® Enforcement by legal means of the provisions of the Declaration, these Bylaws,
and any Rules and Regulations adopted by the Board of Directors.

O The filing of an annual report and any amendment in accordance with Utah law.

(m) The filing of any water rclated reports with regard to water and related distribution
systems serving the Property.

(n) Entering into contracts, deeds, leases and/or other written instruments or
documents and to authorize the execution and delivery thereof by the appropriate officers.
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