
OUTDOOR RESORT AT HILTON HEAD ISLAND 
 

OWNER’S ANNUAL MEETING 
 

Saturday, March 31, 2007 
 
 

I. Call to Order:  President Decker called the meeting to order at 2:00 pm. 
 
II. Appointment of Secretary:  Pam Hain was appointed as Acting Secretary for the 
 purpose of recording the meeting minutes. 
 
III. Roll Call:  Members present at the meeting included Larry Decker, Dick Noggle, 

Chuck Ellsworth, Bob Coon, Jeff Titus and Suzanne Bishop, Resort Manager.  
Gene Stewart and John Carter were absent. 

 
 Chuck Ellsworth, Chairman Election Committee, reported that 268 owners 

participated in the election, in person or by proxy, representing 67% of ownership 
and therefore a quorum was satisfied. 

 
IV. Introduction of New Owners:  New owners were welcomed to the meeting by 

President Decker and given a round of applause by the membership. 
 
V. Recognition of Past Presidents:  Past Presidents in attendance were:  Merwyn 

Chase, lot 016, 2002-03; Fran VanPelt, lot 291, 2005-06; Jim Fitzgerald, lot 390, 
2004-05; and, John MacCallum, lot 073, 1998-99. 

 
VI. Proof of Meeting Notice:  Suzanne Bishop stated that the Covenants require that 

the meeting notice be mailed not less than 15 and not greater than 40 days prior to 
the meeting.  The notice was mailed in a timely manner on February 20, 2007. 

 
VII. Reading and Disposal of Any Unapproved Minutes:  President Decker reported 

that there were no unapproved minutes with the exception of those of Tuesday, 
March 27, 2007 that had not yet been prepared.  

 
VIII. Appointment of Inspectors of Election:  Chuck Ellsworth, Chair of the Election 

Committee acknowledged and thanked committee members Scott & Win Hull, 
Cherile Kzeski and Suzanne Bishop.  He thanked Win Hull for her hard work 
revamping the election process.  She worked with Beaufort County Records to 
update our computer system and the voting book.  She rewrote the policies and 
procedures.  She did an outstanding job and the voting went very smoothly. 

 
IX. Report of Officers:  The State of the Resort was give by President Larry Decker 

at the Owner’s Forum held Wednesday, March 28, 2007. 
 
 Update on Owner’s Forum Issues:   



 Last summer mosquitos were horrendous for owners, renters and guests.  What 
are we planning to do to control this nuisance and health issue?  Suzanne Bishop 
answered by stating that mosquito spraying is part of Second Nature’s 
landscaping contract.  It costs approximately $175 every time they spray and the 
contract calls for spraying one time per week from May through September.  In 
April and October spraying is done every two weeks.  We also put tablets in the 
drainage ditch and pond.  In addition, Beaufort County does aerial spraying and 
DHEC has put some bait boxes out in the trees.  She also suggested that one could 
purchase a “Mosquito Deletto” which operates on propane, from Lowe’s or Home 
Depot. 

 
 Dick Noggle addressed the concern about the open hole at the back of Lot 97.  

We have purchased a length of 8” pipe to repair the pipe and the hole will be 
filled in.  Drainage is still an issue but we continue to work on it though it is 
difficult when you have a diluging rain, not only here but on the entire island.  
Raking leaves off grates is helpful.  Drains that are in the tubes now add to the 
aesthetics of the park as a whole and they certainly enhance the adjoining 
property values. 

 
 Rezoning or redesignating the types of lots in the resort.  Suzanne Bishop 

responed that we did a minor rezoning two years ago but most of it was from 
information received from the developer and what they had designated as lots.  
The new Board can look into it again the next time we are ready to order maps.  
Also, the Board has approved the hiring of a campground consultant to come into 
the resort at a cost of $2500 to evaluate our rental program.  We will ask him at 
that time to consider lot designations. 

 
 We seldom see the resort manager in the resort checking things out.  Shouldn’t 

the manager be more visible to the occupants of this resort? Suzanne responded 
that “I do try to be out there”.  It is a very important part of my job, but this time 
of year I am in the office more with administrative work.  Very shortly, I will be 
walking each lot and sending you all letters as to recommendations of what can be 
done to improve your lot, etc. 

 
 Why is more effort placed on clean-up the week before the owner’s meeting than 

the rest of the year.  I want to make you aware of Second Nature’s schedule, 
Suzanne said.  In mowing in season, when the grass is not dormant, a crew is 
brought in and they blitz the resort.  They do mow throughout the week but not 
nearly as much as with a crew.  Edging is done every other week.  The turf is 
treated three times a year with a fungicide, pesticide and herbicide.  They do 
mowing and blowing twice weekly, but this time of year happens to be the time of 
year when the trees are defoliating so they have been blowing every day.  I have 
asked them to step up their efforts – come in a little earlier, stay a little later.  Our 
contract calls for 800 bales of pine straw; 400 put down in the spring and 400 in 
the fall.  Annuals are done the same time, spring and fall.  Pressure washing of the 
pool and deck is also done in the spring and the fall. 



 
What is your position on assessments?  What would they be used for?  How much 
would be assessed before owner approval is required?  What capital 
improvements do you believe are necessary to complete within the next year?  2 
years?  How do you propose funding any such projects; reserve fund or 
assessment?  Would you consider a board member rotation for factually and in a 
timely manner responding to owner concerns and questions?  I believe this may 
help to minimize rumors and misconceptions.  Mr. Coon responded that in his 
opinion, an assessment would only be considered for purposes of a large capital 
expenditure.  The By-Laws provide that if we  have a substantial addition or 
alteration to the common elements approval of owners is required.  There is no 
dollar amount specified by the By-Laws that must be reached before owner 
approval is required.  The current year’s Board adopted a rule that they would 
regard as substantial any expenditure in excess of $50,000.  Two large capital 
improvements that we face are clearly repaving of the roads and doing something 
about the first floor of the club house.  The new Board will have to determine the 
order in which these are done and how to finance them.  With regard to board 
member rotation, I’m not sure how that might work.  Every bard member isn’t 
familiar with every subject.  If you have a question or concern, first go to the 
office.  If it is not resolved there, ask a board member to find the answer. 
 
I feel when time is of essence and no access to Internet or fax machines, an owner 
should be able to call in to inform of two guests arrival and send the completed 
form in with the guest.  As a last resort follow up with the mail-in form.  Chuck 
Ellsworth answered “definitely”.  The new form is a policy and procedure to 
correct something.  We do not under any circumstances want to embarrass any 
owner.  If you do run into this situation please call the office and speak with either 
Suzanne or Nancy and I know that it will be handled properly.  We will be 
posting that form under the Owner’s section on our website. 
 
When the Board prepares a budget, items for future consideration and budget 
should be reserved and held for that item only.  Spending money for other 
priorities should not be transferred from those accounts.  Bob Coon answered 
that we try to do that, but sometimes something comes up for which we do need 
money and it hasn’t been anticipated.  In those instances we  try to find money 
within the particular appropriate account.  Bear in mind that budgets are tools  
They should never be regarded as set in stone. 
 
At the last two or three owner’s forums, the desire to have security camera 
installed at the entrance of the resort was discussed?  What is the status of this 
request?  Suzanne stated that she doesn’t feel we have a security issue within the 
resort.  The discussion was about “dummy” cameras.  Instead of spending money 
on that I have made a recommendation for perhaps a new gate entrance system.  It 
would be a card similar to one that you get at a hotel which could also give you 
access to the facilities. 
 



Why does our resort’s cable TV lineup exclude the Golf Channel?  Dick Noggle 
stated that we can do that by a number of methods.  The new Board and the 
Technology committee will be looking into it. 
 
I would like to see screening of the storage area.  Suzanne responded that it is a 
good idea.  We will look into getting some shrubbery to screen that area. 
 
Why are golf carts allowed for guests and not owners?  This is in reference to a 
rally we had recently.  There were three golf carts; one was for a handicapped 
person and the other two were for mobile mechanics that went along with the 
rally. 
 
The phone bill is very high in the office.  Suzanne stated that the $15,000 applies 
to the LLC.  The POA has a $7,000 annual budget that includes the phones in the 
office, conference calls for the board, etc.  The $15,000 equates to about $1500 a 
month, which is not a lot for a business that has an 800 number.  The increased 
cost is a direct result of our increased site rentals. 
 
I would like to see a rental spread sheet for both paid and guest.  Suzanne 
commented that this would have to be taken up with the new Board. 
 
I suggest that we need a trained employee or reliable local contract service to be 
available at all times for our WiFi problems.  Dick Noggle agreed and stated that 
the initial intent was to have a professional on the island, rather than a staff 
member, who can correct problems. 
 
 

X. Reports of the Committees: 
 

Treasurer’s Report.  Bob Coon stated that copies of the Audit for 2006, 
Financial Statements for 2006 as well as Financials for the first two months of 
2007 have been made available to all owners.  Where we are financially:  1) our 
books are reliable; and 2) we are doing quite well financially.  We have 
completed our Audit.  We have a new auditor this year, Cherry, Bekaert & 
Holland, the 26th largest accounting firm in the United States.  They found no 
material weaknesses in our internal controls and they made no suggestions for 
changes.  This is a very clean Audit.  In addition, the Audit was completed by 
March 15, and the income tax returns for the two corporations, which were due on 
March 15th, were filed on that day without any extensions.  This year we did have 
an assessment to repay the front office loan.  The balance of that loan is now bout 
$44,650.  If our assessments are received in April, we will be able to pay off this 
loan sometime in early May, which will result in adding $19,200 annually to our 
budget.  The POA has a budget of $779,000 in income of which approximately 
$720,000 comes the property owners and the balance comes from various things 
including laundry receipts, rec fees, etc.  The budget for operating expenses is 
approximately $621,000 annually.  If we stay within that budget, and if we make 



our revenue projections, we will have about $158,000 available for capital 
expenses and for additions to reserves.  This amount is being transferred at the 
rate of about $13,000 a month from the operating account to the capital account 
which is now a separate checking account.  We also have budgeted an LLC profit 
of $37,500.  This is somewhat less than last year’s of $51,000 because we have 
taken two steps to try to reduce the income taxes in the LLC.  We have raised the 
rent that the LLC pays to the POA from $12,000 to $18,000; and we are having 
the LLC reimburse the POA $15,000 for Suzanne Bishop’s time in overseeing the 
LLC.  This will create tax deductions for the LLC.  There will be taxable income 
in the POA. 
 
Legal Committee:  With regard to the pending lawsuit with Adelphia Cable, we 
have not heard from their attorney or the collection agency for four to five 
months.  We are prospective defendants in this and the longer it is delayed the 
better. 
 
We would like to acquire all of the rights, except the right of first refusal, which 
we already have, from the person that purchased the rights as a result of 
bankruptcy under the covenant document from the Hilton Head Company, Inc.  
He thought we were only seeking one which is the right to go in if the owner does 
not properly maintain his lot, do the maintenance and bill the owner.  There are a 
couple of minor things that are available that are of no benefit to anyone but us.  
We are trying to get this resolved, but it is a relatively minor matter that should be 
straightened out soon. 
 
We also have been doing some things in house this year; revising the guest of 
owner authorization form is one.  In addition, all of the items in your owner’s 
packet were reviewed and revised.  
 
Buildings and Grounds:  Dick Noggle confirmed that communications have 
improved greatly.  We now have weekly reports from the office, monthly updates, 
the Coach newsletter and our official website.  Over the last three years we have 
upgraded our water system, and our sewer system is in good shape.  It was 
inspected this year.  We own these amenities, unseen, but a big asset to us all.  
Cable TV, electrical system and telephone system were strung out throughout the 
part starting in 2005 to present.  We are now involved in the drainage and the road 
has been patched thanks to one of our owners for his great donations and 
professional ability.  
 
I would like to thank all of the Board members that I have had the honor of 
serving with over the last three years.  I also want to thank Fred Curt who was my 
predecessor on the Buildings & Grounds Committee.  He got many owners, 
including myself, started on the renovations in this resort that were badly needed 
about five years ago and they have been ongoing ever since.  Thanks to Jim 
Fitzgerald or his expertise in the negotiations with Adelphia.  Thanks to Fran 
VanPelt for serving as President and for all of her Social Committee functions, 



and even the power pedestal in the front which, I opposed, but now we are 
collecting $10 a night for late arrivals.  Thanks to Larry Decker for serving as 
President this last year and for his extensive work on the Property Enhancement 
Committee to create and establish our PEA Guidelines.  It was a very long and 
extensive job.  Thanks to many of the current and past Board members:  Nancy 
Scott for launching our first Marketing and Sales program, Jim for his many 
carpentry and electrical projects.  Jack Scott for his engineering and expertise 
establishing our website, Emily Scott for her artwork, logo creation, pictures and 
advertising advise.  Thanks to Bob and Vera Rogers for their advise on safety and 
security; Chuck Ellsworth for his service with various committees, especially 
elections; Lindy for chairing the Marketing Committee and coming up with our 
mission statement; and also for their help in painting the office.  Gene Stewart for 
his work on our WiFi system.  Boob Coon, our Treasurer, for his extensive 
accounting expertise and also for his communication skills dealing with many 
owners’ concerns on our “unofficial” website.  Jeff Titus for his constant 
commentary and 3 am emails – communications have improved.  John Carter for 
his work on the Long Range Planning Committee and expertise on paving.  Many 
thanks to Suzanne Bishop our manager, Nancy Noggle our rental manager and all 
the office staff. 
 
Long Range Planning:  Dick Noggle spoke in John Carter’s absence.  Basically, 
long range planning this year included some paving.  We have commenced on 
that with the patching program; the drainage work is ongoing.  There are several 
sections of the long range plan that have been completed, including the pedestal 
project, water and sewers. 
 
Marketing Committee:  Susan Safranek said that we have a new brochure and 
new directions to go in.  We are taking stock of where our advertising money is 
coming from, where it is going and what is the best method for getting results. 
 
Property Enhancement:  We continue receiving and approving property 
enhancement applications.  The committee proffered two motions to the Board 
which were both approved; one concerning the definition of the word “structure” 
to be defined similarly to what the Town of Hilton Head does and that is: a 
structure is something that is habitable; we put a height that it has to be in excess 
of 56” to be defined as a structure.  Therefore the prohibition of having structures 
on our lots will make it easier for us to have what we are going to have in the next 
motion and that is:  the recommended concept of having an entertainment center 
(outdoor kitchen) that other resorts have.  We have not worked out all of the 
details but at least the concept of having some type of outdoor entertainment 
center to be allowed on our lots.  Those are the two main items of Larry Decker’s 
report. 
 
Social and Recreation:  Last fall we began our plan of having all six phases of 
the resort involved in our social functions.  The Wednesday night Pot Luck 
Suppers are continuing and the Saturday morning Breakfast has really taken off.  



Fantastic breakfasts are being served, but if we do not step forward to help the 
men and women that are preparing and serving the breakfast, we are going to burn 
them out.  Regardless of when you are here, even if it is not your phase’s turn to 
help, please make a contribution while you are here.  This year I have asked Bob 
and Vera Rogers to be in charge of Thanksgiving.  They will let me know this 
summer.  As in the past, we will have designated seating and prepaid reservations.  
Susan Safranek is my co-chair and without her I would have a much more 
difficult job.  We are very happy with our new water heater in the kitchen and the 
new spigots.  These improvements make a fantastic difference.  With the $2 
donations for Saturday breakfast (you may give more) we have purchased two 
waffle irons and a new toaster.  Left over foods are for sale and we made $70 
from the Pig Roast alone. 
 
Technology: Dick Noggle spoke in Gene Stewart’s absence. There are a few 
remaining items to upgrade theWiFi system.  We are adding a tower at lot 
357/358.  We will add another flat panel on the maintenance building and the lot 
102/103 tower will be changed to an omnirange.  These changes will make the 
radio reception better.  DSL with Hargray is ongoing.  We are looking into other 
connections to the Internet.  If you have trouble please call the office and they will 
direct you to someone for help.  The new Board will have three options to receive 
the TV signal.  Right now we have 43 channels plus our own in house channel.  A 
Quam system is a possibility, but the POA would have to invest money upfront.  
You then, would have to pay for the extra channels, but only when you are here. 

 
XI. New Board Members:  The following people have been elected to the Board of     
 Directors:  Joel Katz, Susan Safranek, Cloyce Hutton. 

 
XII. Unfinished Business:  There was no unfinished business to be discussed. 
 
XIII. New Business:  There was no new business for discussion at this time. 
 
XIV. Announcements:  Director Gene Stewart is absent and moving to Florida.  John 
 Carter has a business and job in North Carolina and was unable to be here today.  
 Jim Taylor, a long time owner, has sold his coach and has his lot for sale. 
 
XV. Motion to Adjourn:  A motion to adjourn was made and seconded from the 
 floor.  The annual meeting was adjourned at 3:30 pm. 
   

   
 RESPECTFULLY SUBMITTED BY: 
 
 
_______________________________ 
D. Richard Noggle, Secretary 
 
 



 
  

  
 

 
 

  
                                 
 
 
 
   


