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OUTDOOR RESORTS AT HILTON HEAD 
 

BOARD OF DIRECTORS MEETING 
 

Wednesday, October 24, 2007 
 
 

I. Call to Order:  President Ellsworth called the meeting to order at 10:00 AM. 
 
II. Appointment of Secretary:  Pam Hain was appointed Acting Secretary for the 
purpose of recording the meeting minutes. 
 
III. Roll Call:  In attendance were Bob Coon, Susan Safranek, Jerry Kendall, Suz-
anne Bishop and Pam Hain.  Joining the meeting via telephone conference call were 
Chuck Ellsworth, Joel Katz, Cloyce Hutton and Jeff Titus. 
 
IV. Approval of Prior Minutes:  No additions or changes were requested to the min-
utes of the meeting that was held on September 20.2007. 
 
 Motion:  To approve the September 20, 2007 minutes 
    as submitted. 
 Motion By:  Joel Katz. 
 Seconded By:  Jerry Kendall. 
 Resolution:  Passed unanimously. 
 
V. Committee Reports: 
 
 A.  Finance: 
 
  1. September 2007 POA & LLC Financials:  Mr. Coon reported that the 
LLC’s receipts were almost exactly on budget.  The year to date total is $230,018.07; the 
budget is $230,975.00.  However, expenses to date are $203,149.16 versus a budgeted 
$197,975.00, so that our year to date profit is $26,868.91, or $6,131.09 less than our 
budget of $33,000.00. 
 
Mr. Coon reported that the POA is in a similar position.  He stated that we have pro-
ceeded with all scheduled maintenance projects this year, instead of slowing them down 
as we did last year.  The line items for Maintenance Personnel and Miscellaneous Repairs 
and Maintenance puts us about $16,800 over budget. Our water and sewer expense, 
which is budgeted at $65,000 for the year, is now at almost $60,000.  We will be signifi-
cantly over budget at year end for each of these items.  Mr. Coon explained that another 
factor is that out of the last fifteen lot sales ten of them have been For Sale By Owner 
(FSBO), which means that no commission has been paid to the LLC.  If commissions had 
been paid on these sales such commissions would have totaled $44,000, which would 
have been more than enough to cover the above overages.  Mr. Coon reported that we 
basically have three sources of income:  maintenance fees from owners, which account 
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for the vast majority of our receipts; rentals that produce income to the LLC; and sales 
commissions which produce commissions to the LLC.  There are a few other small items, 
including laundry receipts, transfer fees, and interest.  Susan Safranek suggested address-
ing the reason why lot listings have changed, and then correct the problem, so that in the 
future owners will feel that they are getting more bang for their buck by going through 
the resort to sell their lot.  She agreed that little can be done about the water situation.  
However, she suggested educating owners about the Town’s water usage restrictions, and 
Bob Coon concurred.  Jeff Titus stated that the Town requires every property owner to 
have a rain sensor.  Jerry Kendall said that the Town also restricts the days of the week 
that each property may use its irrigation system.  Cloyce Hutton suggested that the resort 
take over the responsibility for monitoring each owner’s irrigation system.  Suzanne 
Bishop stated that this would be an enormous liability issue if plantings died, etc.  Ms. 
Bishop said that she would obtain a quote from Second Nature to take care of regulating 
irrigation by owners, but that its fee is already going up about $1,000 a month, primarily  
because of the cost of garbage disposal.  Joel Katz stated that the Town’s rules apply to  
fee simple property owners, and that it is therefore the responsibility of each individual 
owner to comply with the Town’s ordinances.  He agreed that education would help, but 
said that it should not be the responsibility of the resort to see that owners comply.  Ms. 
Bishop stated that the resort has put a meter on each lot, and that the new maintenance 
person could read the meters and track usage on a quarterly basis.  This would give us an 
idea of where the greatest water usage is, and also disclose any leaks.  Susan Safranek 
stated her belief that there are already many jobs that are not being taken care of, and that 
she does not feel that another one should be added that also cannot be completed.  Joel 
Katz stated that as Resort Manager Suzanne Bishop should have the discretion to have 
the meters read for better control.  In Mr. Katz’s opinion this should not be a Board issue; 
it is a judgment call that should be made by the Resort Manager. 
 
 Motion:  That the Resort Manager will have the water 
    meters on owner’s property read at least 
    twice annually. 
 Motion By:  Joel Katz. 
 Seconded By:  Susan Safranek. 
 Resolution:  Passed unanimously. 
 
Suzanne Bishop said that this procedure will be added to our Policy and Procedure Man-
ual.  Susan Safranek voiced her concern that we are instituting a policy that cannot be 
administered.  Mr. Coon stated his concern about this labor intensive activity, which 
might impact the budget.  Jeff Titus suggested that we obtain the Town’s regulations 
concerning water usage, and include this information at a seminar at the November meet-
ings.  All agreed.  In addition, Suzanne Bishop stated that these rules will be included in 
the New Owner Packets in the future, and that information on this subject will be mailed 
with the next quarterly billing. 
 
Joel Katz took a moment to compliment Bob Coon on the excellent job that he is per-
forming as Treasurer, and acknowledged the enormous amount of time that he has dedi-
cated to the task.   
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  2. 2008 POA And LLC Proposed Budgets:  Mr. Coon stated that the 
LLC’s budgeted revenue for 2008 is almost exactly the same as for 2007, and that the 
budget of $95,000 in revenue from commissions assumes approximately 35 sales.  He 
stated that both he and Suzanne Bishop believe that this is realistic.  Jeff Titus stated his 
belief that we should reduce both the sales and rental budgets because of the poor econ-
omy and the home sale crisis. 
 
Susan Safranek asked questions about certain line items in the budget, and discussion fol-
lowed. 
  
Mr. Coon proceeded with the LLC budget, which, on the expense side, is approximately 
$13,000 higher for 2008 than 2007 as a result of small increases in a number of line 
items.  Mr. Coon noted that a profit of only $24,000 is being projected for 2008.  Jeff Ti-
tus again stated his belief that the income from rentals and sales should be reduced, so 
that we do not go over the budget.  Joel Katz explained that a budget is a base line, and 
that it is the responsibility of the Board to monitor the budget, and adjust it if necessary.  
Mr. Coon agreed, and stated his belief that the proposed budget is a realistic estimate of 
projected income and expenses.  Chuck Ellsworth added that a budget is nothing more 
than a statement of expected expenses compared to expected income.  
 
  2008 POA Proposed Budget:  Joel Katz stated that our legal fees for the 
pending lawsuit with George and Brenda Smith, the owners of lot 329, may very well be 
as high as $40,000, and that the Board should be aware of this.  Mr. Coon reported that 
on the revenue side the POA is very stable.  The major item is maintenance fees of $450 
per lot per quarter, which totals $721,800 for the year, although some owners prepay and 
receive a 3% discount. This discount totaled $2,700 for 2007.  Additional items affecting 
revenue include workamper credits, late fees, laundry receipts, and interest, but these are 
minor items.  On the expense side, Mr. Coon reported that we have budgeted $80,000 for 
water and sewer instead of the $65,000 that was budgeted for this year, because our usage 
through September 30th of this year totals almost $60,000.  The cable budget has been 
increased because of the addition of the Golf Channel, and because we need additional 
receivers.  In 2007 our landscape contract totals $178,860, but it will be $188,000 for 
2008, because of the much larger than expected cost of debris removal, and because our 
multi-year contract will be increased upon its expiration in May 2008.  Mr. Coon pointed 
out that the maintenance line item is being increased from $40,000 to $60,000 for 2008.  
He stated that we will no longer have the luxury of Dick Noggle’s doing free work, and 
that we will now have to pay for this work.  Mr. Coon said that we will continue our ef-
forts to hire a maintenance person at $40,000, and an assistant (Fernando Perez) at 
$20,000.  The $3,000 budget for truck and golf cart expenses is a new line item.  There is 
now $2,400 in the budget for WiFi.  Miscellaneous repairs and improvements has been 
increased from $12,000 to $15,000 for 2008.  As a recap, Mr. Coon said that the total 
maintenance budget has been increased by about $28,000. 
 
Under administration expenses, the telephone line item has been reduced because we 
have created a Board of Directors expense category to be used for conference calling.  
Administration/Printing has been increased by $2,000, but office expense is down 
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$2,000.  General legal matters has been increased from $10,400 to $15,000, and, as Joel 
Katz stated, may well go over this amount.  Overall, the budget for general & administra-
tive expenses has been increased by $13,000.  Mr. Coon pointed out that an increase of 
only $3,000 has been budgeted for insurance expense, and that this figure may have to be 
adjusted upward.  The total proposed income and operating expenses would leave 
$98,100 for capital projects in 2008, compared to $155,718 in 2007. 
 
Jerry Kendall pointed out that, looking at the overall figures budget to budget, income has 
gone up slightly less than 1% while expenses have gone up considerably.  Utilities are 
going up almost 15%; total maintenance cost is going up almost 10%; general and admin-
istrative expense is going up almost 11%.  Overall, expenses average an 11% increase 
when compared budget to budget. 
 
Mr. Coon proposed that, because the POA’s operating expenses will exceed its budget for 
2007, we not make the next two scheduled monthly transfers, of about $13,000 each, 
from the operating account to the capital account (for October and November), and that 
we review the transfer of this amount that is scheduled for December before it is made. 
 
Jerry Kendall asked Joel Katz whether he agrees with continuing a deficit such as this.  
Mr. Katz responded that he believe that there are areas that need to be corrected to bring 
in more revenue, but that expenses will continue to go up.  Mr. Katz said that if we do not 
increase revenue, we have the option of either making assessments or raising our monthly 
maintenance fees.  Mr. Katz stated his awareness that these are sore subjects for every-
one.  He also stated his understanding that maintenance fees have remained static for 
some time, and this is a topic that the Board will have to look into in the near future.  Mr. 
Katz stated his belief that big rallies would increase revenues, and that this is why he has 
been pushing for major renovations to the clubhouse and front office.  He reminded the 
Board that sometimes you have to spend money to make money, and that we should not 
allow the resort to deteriorate.  Jerry Kendall stated that a maintenance fee increase of 
about 10% ($45.00) per quarter is probably warranted.  Joel Katz agreed.  Bob Coon 
stated that the problem with approving the proposed budgets as presented is that the capi-
tal budget will decrease from $155,718 to $98,100 in 2008.  Joel Katz agreed with Jerry 
Kendall’s observation of the necessity to raise maintenance fees. Mr. Coon stated that the 
income from rallies will probably not increase very substantially immediately, even after 
renovation of the clubhouse is completed.   
 
 Motion:  To adopt both the LLC and POA Proposed Budgets 
    as presented. 
 Motion By:  Joel Katz. 
 Seconded By:  Bob Coon. 
 In Favor:  Bob Coon, Joel Katz, Cloyce Hutton. 
 Opposed:  Jerry Kendall, Susan Safranek, Jeff Titus, 
    Chuck Ellsworth. 
 Resolution:  Motion defeated. 
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 Motion:  To increase the quarterly maintenance fee by $45.00  
    (10%), and otherwise to approve the income and expense  
    items as presented, resulting in additional funds for capital  
    projects, all to become effective as of January 1, 2008. 
 Motion By:  Jerry Kendall. 
 Seconded By:  Joel Katz. 
 
Jeff Titus suggested that we wait to vote on this motion until the November 10 meeting, 
so that the reasons for the proposed increase may be fully explained to the owners who 
are present at that meeting.  Mr. Coon and Susan Safranek agreed. 
 
Jerry Kendall thereupon withdrew the motion. 
 
 Motion:  To suspend the transfer of $13,143.75 in October 
    and November from the POA operating account 
    to the POA capital account, in view of the budgetary 
    situation for 2007. 
 Motion By:  Bob Coon. 
 
Jeff Titus requested that we also wait to vote on this motion until the November 10 meet-
ing, so that the reasons for this action may also be fully explained to the owners present at 
that meeting. 
 
Bob Coon withdrew the motion. 
 
Chuck Ellsworth proposed a break for lunch at 12:20 PM. The meeting was adjourned by 
unanimous consent, and reconvened at 12:45 PM. 
 
  3.  2008 Proposed Capital Projects:  Suzanne Bishop reported that, with 
the proposed 10% increase in maintenance fees, the following capital projects could be 
completed in 2008: a  stucco wall that would shield the maintenance area from the rest of 
the resort, at a cost of $10,000; replacement of the existing gate with a new system, at a  
cost of $15,000, including entry cards; resurfacing and refurbishing the tennis courts, at a 
cost of $34,000; replacing water valves, at a cost of $5,000; and, redoing the pool and 
spa, at a cost of $50,000.  This would leave $50,000 to be used toward repaving the 
roads, for a total 2008 capital budget of $164,000.  The proposed back gate project, cost-
ing $25,000, would be completed under the 2007 budget. 
 
 B.  Legal:  Mr. Coon reported that there is nothing new on the Adelphia claim, 
and said that he believes it to be a dead issue. Joel Katz said that he believes that the stat-
ute of limitations has run.  Mr. Coon also reported that we have been successful in pur-
chasing from Property Research Holdings, Inc., for $1,200, the right of the resort to go 
onto an owner’s property, do necessary repairs and/or maintenance, and bill the owner.  
Susan Safranek thanked Mr. Coon for his work in getting this accomplished. 
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Mr. Coon also said that George and Brenda Smith, owners of lot 329, have sued the re-
sort, alleging that we have waived and acquiesced in their encroachments on the common 
property adjoining their lot.  The matter is now in litigation, and we have filed our an-
swer. 
 
Mr. Coon also reported that David and Sharon Lester, owners of lot 60, agreed to plant 
trees on their lot but have failed to do so.  Our attorney, Mr. Haight, has written a letter to 
them demanding that they comply with their agreement.  Mr. Coon requested that the 
Board authorize a lawsuit if Mr. Lester fails to comply, and the Board agreed to do so.  
Mr. Coon agreed that he would speak to Mr. Lester personally. 
 
 C.  Technology and WiFi:  Suzanne Bishop read an update from Rick Hubbard 
on the WiFi System, which states in part: 
  
 Progress is being made, slowly but surely, toward a stable and dependable WiFi 
 system.  New WiFi radios have been installed at sites 038, 164, 255, 33, and 377.  
 These radios are more powerful, and less costly, than the Valuepoint radios.  The 
 Valuepoint radios have been failing throughout the resort.  The failures have 
 always related to the Power Over Ethernet (POE) power supply board in the radio.  
 So far there is no definite explanation as to why these radios are failing. 
 
 The original installer DID NOT wire the outdoor power supply/cable modem 
 boxes to code.  There is no way to consolidate the grounds of the various pieces 
 of equipment.   It would be in our interest to re-wire the boxes with proper outlets, 
 grounds and surge protection.  This will not be a big expense.  
 
 Once the original installations are all working, the plan is to add two more WiFi 
 points; one at the maintenance shed, the other near lot 359.  These will be smaller 
 radios with directional antennas, and will fill in areas that have very weak signals. 
 
 The heat related problems with the cable system that arose this summer seem to 
 have been stabilized.  Adjustments were made in the upstream signal path  pad-
 ding to balance the signal.   
 
 I have been advising some of our long term owners to purchase their own cable 
 modems to hook up directly to the system, thereby avoiding using  WiFi.  One 
 cable modem is so being used, and is working fine.  I expect some  others to be 
 added. 
 
 D.  Building and Grounds: 
 
  1.  Fire Hydrant Contract:  Suzanne Bishop reported that we had diffi-
culty locating the 6” water main near lot 309, but that it was found, although not where 
we thought it was.  Thanks to Dick Noggle and his supervision, the project was com-
pleted successfully.  The fire hydrants are in, and have been painted yellow.  The fire in-
spector will be here any day to make his final inspection.  
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  2.  Rear Gate and Storage Area Progress:  Suzanne Bishop reported to 
Jeff Titus that she has not sent a letter about the need for this gate to owners because the 
project has not yet been approved by the Town, but that she will do so as soon as it has 
been approved.  Basically, the proposal is to make the rear gate into only an evacuation 
exit for motorcoaches, which would require changing the grade and the removal of sev-
eral trees, so that coaches can turn right onto the Wexford Connector and proceed down 
to Dunnagan’s Alley.  Jeff Titus questioned the need for the project.  Chuck Ellsworth 
explained that we are now dependent upon the single exit at our main entrance, and that if 
this exit were to be blocked for any reason motorcoaches would have no way to exit the 
resort. 
 
  3.  Maintenance Personnel:  It was agreed that it might not be possible to 
hire a well qualified maintenance supervisor for the proposed $40,000, and that if it 
proved necessary to offer more than that amount to such a person Ms. Bishop might then 
come to the Board for approval. 
 
  4.  Roads and Paving:  Mr. Coon reported that he has approached a num-
ber of owners about the possibility of financing the road repaving project by the resort’s 
issuance of  5% notes to such owners  as wished to participate in the project, and that he 
has received favorable responses from a number of them.  Bruce Smith, who did the pre-
liminary preparation work last winter, indicated then that $204,600 might be a reasonable 
cost to repave all of the resort except phases 1, 2 and 6 (which were repaved five to seven 
years ago).  In addition, phases 1, 2 and 6 would be resealed, in order to provide a fin-
ished appearance.  If  $50,000 were set aside in the capital budget for next year toward 
this project, somewhat more than $200,000 would need to be financed in some form.  Mr. 
Coon said that the Board must approve this project before it can move forward, and sug-
gested that we have a forum on this subject at the time of the November meetings.  Suz-
anne Bishop added that because of the slow economy, we might save some money if we 
move forward quickly, since contractors are looking for work. 
 
Joel Katz stated his position, that the owners should be presented with the opportunity to 
remodel the clubhouse first, before repaving the roads.  He requested that he be allowed 
to present his arguments at the November meetings.  Mr. Coon reminded the Board that 
the owners will have to vote to approve renovation of the clubhouse, since this would 
constitute a substantial addition or alteration of a common facility under our bylaws.  He 
said that repaving the roads, on the other hand, would not require owner approval, since 
this would constitute maintenance.  It was agreed to continue this discussion at the No-
vember meetings. 
 
  5.  Tennis Courts:  Ms. Bishop said that, as stated above, refurbishing of 
the tennis courts is included in the capital budget for 2008. 
 
  6.  Renovation:  Ms. Bishop said that there will be a presentation on club-
house renovation at the November meetings. 
 



8 of 9 

 E.  Marketing:  Ms. Bishop reported that Time Magazine has been here, and will 
be publishing an article on the resort.  We do not know when the article will appear, but 
she will advise everyone when the date is known.   
 
Chuck Ellsworth stated that he has appointed Jerry Kendall as Chairman of the Marketing 
Committee and the Social Committee. 
 
VI. Old Business: 
 
 Joel Katz discussed the problem of the number of For Sales By Owners that are 
occurring in the resort.  He requested that Suzanne Bishop look into the feasibility and 
cost involved in advertising lots for sale in Family Motor Coach, etc., and noted that such 
advertising might be an incentive to owners to list their lots with the office instead of at-
tempting to sell them themselves. 
 
VII. New Business: 
 
 Joel Katz reported that we have added a new protocol about the maintenance of 
pagoda lights to our Policy and Procedures Manual, which is available for all owners to 
review in the front office. 
 
Susan Safranek said that a bench was removed without authorization from lot 114, and 
that another bench was moved, causing the lawn to mildew.  She suggested that we check 
lots after renters leave.  Suzanne Bishop stated that this is done on a daily basis.  She said 
that a contractor working on a nearby lot might have done this, and that she would check 
with the contractor.  It was agreed that when a workamper checks a lot he will sign and 
date the report. 
 
Susan Safranek asked again about the 1400 sq.ft. rule.  Cloyce Hutton said that he has 
been working with Tom Crews on this, and requested any Board member who is asked a 
question about this to ask the owner in question to call Cloyce. 
 
Suzanne Bishop reported that we have new workampers, Susan and Leon Hananel, who 
previously owned a restaurant in North Carolina.  She said that they will be preparing two 
breakfasts a week, lunch at the Snack Shack on Thursday, Friday and Saturday, and a 
dinner buffet two nights a week. 
 
Ms. Bishop reported that the November meeting schedule will include a Wine Tasting, a 
Cajun Celebration, a Meat & Greet Night, a Potluck Supper, and a Bull Roast.  Susan Sa-
franek questioned the legality of our having a wine tasting.  Joel Katz and Chuck Ells-
worth requested documentation from the wine distributor who is hosting the tasting, as 
well as a copy of the state regulations concerning the serving of liquor.  Ms. Bishop and 
Ms. Hain agreed to provide this information. 
 
Ms. Bishop said that the schedule of events for the November meetings will include a 
WiFi Forum, an Owners’ Forum, and a Repaving and Renovation forum. 
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VIII. Open Discussion:  The meeting was opened to discussion by owners. However, 
no owner present had any questions or comments for the Board. 
 
IX. Adjournment:  President Ellsworth adjourned the meeting at 3:25 PM. 
 
 
 RESPECTFULLY SUBMITTED BY: 
 
 
 ______________________________ 
 Susan Safranek, Secretary 
 
 
 
 
   
 
   
 
 
 
 
   


