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December 2009 

To:  All property owners in the Big Sky Town Center 

Re:   More Information on the Big Sky Town Center 
 Big Sky Town Center Owners Association 

Welcome to the Town Center!  We hope that your business or project thrives in the 
new location. The purpose of this memo is to provide you with more detailed 
information on the Town Center Owners Association (TCOA), and to address some of 
the most common FAQ’s including annual assessments, signage, responsibility for 
improvements, lighting, etc. 

Who is the TCOA? 

The TCOA was incorporated in 2001 and encompasses the entire 165-acre Big Sky 
Town Center project.  Most property owners in the Town Center will be members of 
two owners associations; one will be the commercial building or residential owners 
association, and the second will be the TCOA.  As such, property owners in the Town 
Center will be responsible for the dues assessed by each owners association. 

The current directors of the TCOA are Bill, Tom, and Mitch Simkins.  The reason that 
the Master Developer, Simkins Holdings, LLC, is vitally interested in the functions of 
the TCOA is to ensure that every development in the Town Center is constructed 
according to the Master Plan and to implement the overarching vision for the project.

What services are provided by the TCOA? 

a) Snowplowing of all streets and sidewalks in the Town Center: The TCOA has 
contracted with Elliot Iszler (Lone Tree Builders) to do the snowplowing of all 
sidewalks along the roads, all sidewalks in the commercial district, and all streets in 
the Town Center, including Ousel Falls Road. On all commercial district sidewalks 
that the TCOA shovels, any specific ice accumulation issues are the responsibility of 
the building owner or property manager. Ousel Falls Road has previously been 
plowed by the Yellowstone Club and Spanish Peaks, but this winter (06/07) the 
TCOA is doing the plowing so that the on-street parking is maintained all winter. The 
TCOA is currently working to complete a shared maintenance agreement with the 
Yellowstone Club and others so that next winter the Town Center will pay its pro-
rata share of the snowplowing and maintenance costs of this road. Any questions 
or concerns about the snowplowing should be directed to the TCOA 406-586-9629.

b) Snowplowing of all parking lots in the Commercial District: In an effort to 
reduce costs and maintain consistency in the quality and timing of the snowplowing 
in the Town Center Commercial District, the TCOA will be plowing snow on the 
parking lots in the Commercial District. Both residential and commercial 
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assessments will fund this work, regardless of whether the property owned is in 
the Commercial District. Although most of the costs associated with these parking 
lots will be paid by the commercial building owners, some of these costs will be paid 
by all of the owners in the Town Center due to the great benefit that the 
Commercial District offers to all of the Town Center owners and residents.

c) Landscaping maintenance, water, and electricity costs for irrigation and 
lighting of common and/or public open space areas and amenities: The entire 
cost of the design and installation of these features is provided by the Master 
Developer, Simkins Holdings, LLC.  After construction of these amenities is 
complete, the TCOA is then responsible for the regular maintenance, irrigation, 
lighting and power costs, etc.  The entry monument at the corner of Ousel Falls 
Road and Lone Mountain Trail, and the Fire Pit in front of Big Sky Western Bank are 
examples of these amenities. Another example is the maintenance of the street 
trees and landscaped boulevard strips in the road right-of-ways in the Town Center. 
In an effort to maintain the quality and consistent landscaping maintenance in the 
Commercial District, all landscaping will be maintained (pruned, trimmed, mowed, 
and replaced - as needed) by the TCOA. 

d) Events & Activities: The TCOA holds many events and activities to benefit the 
community in general, and the members of the TCOA specifically. The goal is to give 
people reasons to come to the Town Center, and ultimately support the businesses. 
For residential members, the events are within walking distance of their home or 
condo. Events include a farmers market series, Big Air in Big Sky freestyle 
motorcycle event, Corvette Rally, Festival of the Arts, free outdoor concerts, 
Pancakes with Santa, Christmas Stroll, ice skating rink, and bonfire Friday and 
Saturday evenings throughout the winter, etc. 

e) Merchant Support: In addition to the many events that the TCOA hosts, we also 
support the businesses and residential developments of the Town Center by 
maintaining an extensive website, publishing Town Center Lifestyles, and promoting 
the free Park-n-Ride program and discount card with Skyline bus service.

f) Street lighting: The TCOA has a lighting lease program with NorthWestern Energy 
which provides for the purchase, installation, maintenance, and daily electricity for 
the street lights in the entire Town Center project.  This lease costs the TCOA about 
$45/month/light. It does not provide for the concrete light bases (upon which the 
lights are mounted) or the electrical conduits linking the lights with the electrical 
transformers. These two items are provided by the project developer of the 
adjoining development.

g) Parking lot lighting in the Commercial District only: The TCOA has a lighting 
lease program with NorthWestern Energy which provides for the purchase, 
installation, maintenance, and daily electricity for the Commercial District parking lot 
lights in the Town Center project.  This lease costs the TCOA about $45/month/light. 
It does not provide for the concrete light bases (upon which the lights are mounted) 
or the electrical conduits linking the lights with the electrical transformers. These 
two items are provided by the project developer.

h) Covenant enforcement and TCOA administration: Currently, Simkins Holdings, 
LLC fully subsidizes the time that Town Center Project Manager Ryan Hamilton 
spends on TCOA administration, architectural review, fielding questions from 
members, working on assessments, etc.  Simkins Holdings is subsidizing his time in 
order to provide the TCOA membership with the best value in the early stages of 
the project. The TCOA is not currently paying rent at their office space in the 
Simkins-Hallin Showroom (RJS Tower Building). However, as the Town Center 
continues to develop, it is likely that part-time and then full-time staff will be needed 
to run the TCOA.  The number of staff people will be minimized to maintain an 
efficient operation and to make the most of the TCOA dues. Covenant enforcement 
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is very important to ensure that the Design Standards and restrictive covenants, 
signage plan, etc. are followed by the project developers and business owners.

i) Reserves: Reserves will be set aside for road, sidewalk, and Commercial District 
parking lot repair and landscape maintenance, street tree maintenance, etc. The 
TCOA is currently working with TD&H Engineering on an engineers estimate to 
determine the life expectancy and replacement costs of the infrastructure that the 
TCOA is responsible for. The TCOA will make every effort to keep the area looking 
beautiful and well-maintained over the years. The Town Center will have well-
maintained streets, landscaping, lighting, etc., which will help maintain and enhance 
property values and will help keep the Town Center from looking dated (a common 
problem in resort areas).

j) Trail maintenance: The TCOA will be responsible for maintaining trails as they are 
constructed in the Town Center.  

k) Weed control: The TCOA is responsible for weed control in the road right-of-ways 
and common/public open space areas. The TCOA sprays for weeds in May or June, 
with Master Developer Simkins Holdings paying for the majority of the bill for the 
undeveloped lands in the Town Center.

l) TCOA insurance: The TCOA has obtained the insurance coverage necessary to 
provide adequate protection and insurance for the corporation, its membership, 
directors, and officers.

m)Applicable office expenses such as printing and mailing costs, telephone, 
computers, etc.:  The TCOA currently splits Town Center printing costs with 
Simkins Holdings. Currently, all mailing costs, telephone/internet, computer 
expenses, etc are paid by Simkins Holdings, LLC. 

n) Annual accounting and legal expenses:  The TCOA’s accountant is Galusha, 
Higgins, and Galusha. GHG administers and handles all money for the TCOA. The 
TCOA periodically makes changes to the Bylaws, Covenants and other documents 
which require legal council. Unfortunately, the TCOA has incurred some legal 
expenses to enforce the Covenants and the Design Standards and Guidelines. 
These costs are managed effectively to provide the best value to the TCOA 
membership.

What services are NOT currently paid for by the TCOA? 

Simkins Holdings, LLC, the master developer of the Town Center project, is currently 
subsidizing the payroll and administrative costs to the TCOA for the following work 
items:

Office space, computer and internet costs, telephone costs
All of the payroll costs associated with administering the TCOA, such as:

o enforcing covenants by the Town Center project manager 
o bidding snowplowing and landscape maintenance contracts 
o detailed architectural review and approval (the TCOA pays for 

professional review of plans and elevations) 
o inquiries from TCOA members 
o time involved in mailing notices and holding special meetings 
o working with NorthWestern Energy to manage the lighting 

installation
o administering dues assessments 
o etc.

The TCOA Directors believe that the dues assessments are fair and equitable. As 
mentioned above, the TCOA is currently working on an engineers estimate for the 
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maintenance and long-term replacement of roads, commercial district parking lots, 
curb and gutter, etc. Currently, the reserves that the TCOA is setting aside for these 
future maintenance is inadequate, so the cost estimate will help us determine how 
much the dues will need to increase to cover these future expenses. Additionally, 
other future expenses will be incurred when the TCOA grows to such a size that 
requires part-time and then full-time staff. When this happens, the annual expenses 
will increase.  Until that time, however, Simkins Holdings, LLC will continue to 
subsidize the TCOA by providing the services listed above. 

How are assessments calculated? 

The TCOA has two levels of assessment rates in the Town Center; improved and 
unimproved property. The improved property assessment is triggered upon TCOA 
approval of a Big Sky Town Center Occupancy Permit.  The unimproved property 
assessment begins following the closing date of the property, and the assessment 
rate is 20% of the improved property assessment rate, and is based on the number of 
units scheduled or approved to be constructed on the property. The assessments are 
due annually on October 1, and are assessed proactively.  

All residential property (single-family and multi-family) is assessed on a ‘per unit’ 
basis. The current assessment rate for residential property is $815 per unit per year. 

The commercial property is assessed based on the unit area. In the case of 
condominium commercial buildings, each unit owner (including the owner of any 
common building space – typically the building association) will receive a dues 
assessment. The current assessment rate for commercial property is $1.80/sf per 
unit per year, plus a per-unit/lot$25 annual fee for Big Sky area trails maintenance 
(payment will be made to the Big Sky Community Corporation (BSCC)). 

The TCOA is committed to maintaining affordable annual assessments. The operating 
budget and assessment rate will be reviewed annually, and adjusted as necessary to 
meet the financial obligations of the Corporation.   

The TCOA accounting and assessments are administered by Bozeman accounting firm 
Galusha, Higgins, and Galusha.

What is the Membership Fee? 

The TCOA now has a $1,000 Membership and Initiation Fee to be paid at closing by 
the purchaser of a unit or lot in the Town Center. This additional revenue source was 
selected in an effort to keep the annual dues as stable and affordable as possible. We 
expect that this membership fee will help offset the rising costs of maintaining the 
new infrastructure, landscaping, snowplowing, and other direct services and 
expenses.

What are the timelines for building in the Town Center? 

A commercial or residential project must be completed (i.e. obtain an Occupancy 
Permit) no later than two years after purchasing, or closing on the lot. This timeline 
for building will help establish the Town Center as a town, and not just a speculative 
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investment opportunity.  More details on this requirement are located in the Design 
Standards and Guidelines. 

How is signage handled and permitted? 

As you may know, the Town Center has its own Master Signage Plan which has been 
approved by the County. The Town Center Owners Association (TCOA) is responsible 
for the administration and enforcement of these signage regulations. These signage 
regulations outline the design standards and size requirements for all signage in the 
Town Center. The TCOA submits to the County Planning Department a summary of 
the approved sign permits twice per year.

Each building has a maximum signage area which is determined based on the location 
and configuration of the building.  The formula for this calculation can be found in the 
Master Signage Plan document. After the maximum signage area is calculated, each 
building owner/manager should create a signage plan that meets the tenant’s needs 
and fits within the signage regulations.  All signage in the Town Center needs approval 
by the TCOA prior to sign construction and installation. This includes all window, wall, 
hanging, freestanding, projecting, or other sign types.  The TCOA will expeditiously 
review the application to ensure that the design, colors, content, and size of the 
proposed signage meets the regulations.  The total signage area, and the approved 
signage is tracked by the TCOA and the County to ensure that all buildings have 
signage that meets the regulations. 

The TCOA is available for any questions concerning the signage or any other inquiry. 
The Master Signage Plan can be downloaded from the web at the following address, 
www.bigskytowncenter.com/downloads.html or you may contact the TCOA at 
406.586.9629 to request a copy. 

Does the Town Center have any sewer hook-up rights (SFE’s)?  

Yes, the Town Center is in the Big Sky Water and Sewer District and has 1,400 sewer 
SFE’s to sell to project developers in the Town Center. Additionally, because of a 
Montana Supreme Court decision back in the 1980’s, all development in the Town 
Center is exempt from future sewer system improvement assessments (i.e. the 
recent sewer plant and Yellowstone Club force main improvements). Town Center 
property is also exempt from the sewer impact fee imposed by the Big Sky Water and 
Sewer District (current impact fee is $3,500, or $7,000 in some cases).  This exempt 
status helps make the Town Center a good value and a sound long-term investment. 
All water and sewer in the Town Center will be served by the Big Sky Water and 
Sewer District. Simkins Holdings, LLC (the Master Developer) currently sells sewer 
SFE’s for $5,000 each to project developers in the Town Center. For reference, a 3-
bedroom, 2.5-bath residential unit uses about 1.6 SFE’s; commercial projects use 
SFE’s at a rate of 0.5 SFE’s / 1,000 sf of retail space, and 0.75 SFE’s / 1,000 sf of 
office space. 
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The Big Sky Water and Sewer District’s table explaining the calculations for sewer 
SFEs is included under Tab #8 of the Development Reference Manual. 

How is lighting handled in the Town Center? 

The TCOA has established a lighting lease program with NorthWestern Energy (NWE).
This lease provides for the purchase, installation (including wire and labor to pull the 
wire from the power transformers to the light bases), long-term maintenance, and 
daily electrical power for the road right-of-way street lights and the Commercial 
District parking lot lights. This lease does not provide for the lighting design, concrete 
light bases, or the buried electrical conduit linking the power transformers with the 
concrete light bases; these items are the responsibility of the Project Developer (or in 
some cases, the Master Developer). NWE bills the TCOA on a monthly basis, the 
amount of which is determined by the number of lights served by the lease at the 
time of billing. The benefit of this lighting lease program is that it decreases the cost 
of construction for Project Developers (and ultimately, end users) by eliminating the 
initial cost of high-ticket items like street and parking lot lights.  

Because the Town Center is a pedestrian-oriented town, adequate commercial 
parking lot and right-of-way street lighting is needed to help ensure vehicular and 
pedestrian safety. The TCOA has chosen a standard right-of-way street light and a 
standard Commercial District parking lot light for the entire Town Center project. 
These standard lights include the following: light manufacturer and model, color, lens 
height, lens type, bulb wattage and type, shade type, arm type, base type, etc.  The 
Project Developer (or in some cases, the Master Developer) will need to design the 
lighting layout (including optics type, number of arms per pole, etc.) for the needs of 
their particular parking lot and project. 

This lighting lease, coupled with the standard light fixtures for the entire project, will 
help ensure lighting and aesthetic consistency and predictability in the Town Center. 

Specific information on the lighting lease program and the responsibility for 
improvements can be found in the Street and Parking Lot Lighting Protocol located 
under Tab #10 in the Development Reference Manual. 

How is the distribution of building entitlements handled?

We have secured a significant number of commercial building square footage 
(entitlements) for this project. Our goal is to assign enough commercial building 
square footage to each project so that all entitlements have been assigned by the end 
of the project.  We need to avoid the situations where we either don’t have enough 
entitlements to supply a project, and the situation where the project is at full buildout 
and there are a number of entitlements remaining. We have developed an entitlement 
and SFE tracking system that we submit to the County planning department with 
each Design and Land Use Permit. 

Basement space:  All commercial space in the Town Center is subtracted from the 
total commercial building entitlements approved for the Town Center. If you are 
considering having some portion of your business located in a basement space, it is 
very important that the TCOA, the County planning department, and the building 
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association is notified when designing your space. If your basement space is being 
used for any type of commercial purpose (i.e. not storage only), it may be counted 
against the Town Center’s allocation of entitlements, which are purchased from the 
Simkins. You should  also check your building association’s Declaration of 
Condominium and the Town Center Declaration of Covenants, Conditions, and 
Restrictions (p. 16) for any further restriction on the use of basement space.

How is the commercial tenant mix managed by the TCOA? 

The TCOA recognizes that the tenant mix in the commercial district is vitally important 
to the success of the Town Center. The TCOA will study the proposed business and 
location prior to granting approval for a Tenant and Business Pre-Approval Permit. For 
building or commercial unit owners with potential tenants, we strongly recommend 
getting the Tenant and Business Pre-Approval Permit from the TCOA prior to signing a 
buy/sell or lease agreement.

After the Tenant and Business Pre-Approval Permit is granted, the commercial tenant 
will apply for an Occupancy Permit. Following this initial Occupancy Permit in a new 
commercial building, a subsequent Occupancy Permit must also be issued for any and 
all commercial and office tenant changes within the commercial district. The TCOA will 
review the Occupancy Permit application based upon a number of factors, including, 
but not limited to:  the tenant, type of business, location, and/or proximity to similar 
tenants and/or businesses. 

Currently, the TCOA requires that at least 60% of the ground floor of any Commercial 
Core building is retail or food & beverage.  Over time, the TCOA anticipates that this 
percentage will increase.

We are available to help answer any questions that you may have. Please feel free to 
contact Ryan Hamilton, Project Manager, or me at the numbers below. 

Best Regards, 

William Simkins 

William Simkins, President 
Town Center Owners Association 
Ph. 406.586.9629 



2011-2012 Assessment
Billing Date 9/1/2011

Invoice # 163

Invoice #

163

Bill To

Keith Danks
2004 Dermers Avenue
Grand Forks, ND  58201

Keith Danks
2004 Dermers Avenue
Grand Forks, ND  58201

c/o Galusha Higgins & Galusha PC
PO Box 340
Bozeman, MT 59771

Due Date

LOT

3A

BLOCK

17

UNIT(S)

6a,6b

Payment through PayPal is available. Please call or e-mail to request.

Notice of Annual Meeting:
Thursday, October 13, 2011 at

2:00 pm
Simkins-Hallin Showroom

11 Lone Peak Dr
RJS Tower Building
Big Sky Town Center

406-586-2386 406-586-5486

stacy@ghg-cpa.comwww.bigskytowncenter.com

Total

Return this stub with your payment
made payable to TCOA

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

Payment Due

2011-2012 Assessment Remittance

Ph. Fax

c/o Galusha Higgins & Galusha, PC
PO Box 340

Bozeman, MT  59771

Please direct questions to Stacy at
 Galusha, Higgins & Galusha, P.C.

stacy@ghg-cpa.com

Assessment rates
Commercial Units:  $1.98 x square feet

Residential Units:  $869/unit

10/1/11

Item Description Rate Amount

Operations, Insurance, Events Accounting, insurance, legal, events, etc. 52.765 105.53
Site Services Snowplowing/shoveling, trash removal, landscape

maintenance, mowing, & general maintenance
88.95 177.90

Utilities Parking lot and street light lease, water, sewer 27.32 54.64
Property Taxes County taxes on TCOA-owned property 4.765 9.53
Golden Stone Park Utilities and maintenance 11.00 22.00
Big Sky Trails Contribution Donation to BSCC for trail maintenance and mowing 25.00 25.00

$394.60

$394.60
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