
1 of 6 

OUTDOOR RESORTS AT HILTON HEAD 

 

BOARD OF DIRECTORS MEETING 

 

November 14, 2009 

 

 

Before calling the meeting to order President Katz requested a moment of silence in 

memory of Doug Saleski, Russ Adams and Allan Currie, who passed away during 2009. 

 

I. Call to Order:  President Katz called the meeting to order at 2:00 PM. 

 

II. Appointment of Secretary:  Pam Hain was appointed Acting Secretary for the 

purpose of recording the minutes of the meeting. 

 

III. Roll Call:  In attendance were President Joel Katz, Cloyce Hutton, Bob Coon, 

Jack Kzeski, Tom Crews, Jim Cervi and Michel Leclerc.  Also present were the Resort 

Manager, Suzanne Bishop, and Pam Hain. 

 

IV. Approval of Prior Meeting Minutes:  President Katz reported that the minutes 

of the October 16, 2009 Board of Directors meeting required approval. 

 

 Motion:  To approve the minutes of the Board of Directors meeting 

    of October 16, 2009, as submitted. 

 

 Motion By:  Cloyce Hutton. 

 Seconded By:  Tom Crews. 

 Resolution:  Passed unanimously. 

 

V. Committee Reports: 

 

 A.  Finance: 

        

      1.  October 2009 POA & LLC Financials:  Mr. Coon reported that LLC site 

rentals did well in October, and ended the month $7,114 over budget.  This was due in 

part to a Lazy Days rally.  Our year to date total is $15,700 over budget.  Lot sales also 

improved, and earned $7,875 in commissions for the month.  This brought the total 

commissions year to date to $31,545, which is $22,622 below budget.  Overall the LLC 

operating revenue is catching up to budget, and is just $3,133 below expectations.  Octo-

ber expenses kept pace with the budget, and were $2,229 under budget.  Year to date ex-

penses were $9,628 under budget. 

 

The LLC’s net income for October was $11,747 better than budget, due to the stronger 

lot sales and better than expected site rentals.  Year to date income was $6,495 better than 

expected.  At present we show a Year to date profit of $34,189.  Our budget projected a 
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net profit of $21,850.  With continued better than expected site rentals and some addi-

tional lot sales, we are on track to beat projections. 

 

The POA’s operating expenses for October exceeded its budget by $8,397.  This is due, 

in part, to an adjustment made to insurance expense to reflect additional coverage.  For 

the year to date, however, operating expenses were $5,130 better than budget.  Operating 

results for October were $4,514 worse than budget, but Year to date results were still 

$34,753 over the budget. 

 

    2.  2009 Capital Projects Overview:  Mr. Coon reported that capital expendi-

tures for the year 2009 included exercise equipment, furniture for the clubhouse, truck 

payments, renovation loan payments, kitchen equipment and, of course, unanticipated 

clubhouse renovation payments to the contractor.  We will carry forward a balance of 

$3,300 to the year 2010. 

 

    3.  2010 Proposed Capital Projects:  Mr. Coon outlined various projects 

planned for 2010, including replastering of the pool, spa and deck; pool heaters; furniture 

for the upstairs of the clubhouse; repaving the tennis court sidewalks; $25,000 toward a 

reserve fund to be used for the replacement of capital items, and $16,575 for contingen-

cies. 

 

 Motion:  To adopt the 2010 capital projects budget, as proposed. 

 

 Motion By:  Cloyce Hutton. 

 Seconded By:  Michel Leclerc. 

 

 Resolution:  Passed unanimously. 

 

Mr. Coon also proposed adoption of the POA and LLC budgets for the year 2010. 

 

 Motion:  To adopt the 2010 POA budget, as proposed 

 

 Motion By:  Cloyce Hutton. 

 Seconded By:  Michel Leclerc. 

 Resolution:  Passed unanimously. 

 

 Motion:  To adopt the 2010 LLC budget, as proposed. 

 

 Motion By:  Jack Kzeski. 

 Seconded By:  Cloyce Hutton. 

 Resolution:  Passed unanimously. 

 

 B.  Long Range Planning:  Michel Leclerc thanked Cloyce Hutton, Phil Bald-

win, Skip Courville, Bill Lynn, and Suzanne Bishop, members of the Long Range Plan-

ning Committee, for their work.  He reported that the Committee has been working on a 

six year Long Range Plan, and that the Committee has a draft or progress report.  He said 
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that in the Committee’s opinion we need to hire a firm with expertise in order to evaluate 

the useful lives of the various capital items.  The result will be a report containing a sche-

dule of proposed asset replacements.  The firm selected would also advise on how best to 

fund the reserve account.  Mr. Leclerc stated that the amount of $4,000 has been allocated 

in the 2010 capital budget for this work, and that the proposed  report will be presented at 

the owners’ annual meeting in April. 

 

 C.  Legal:  President Katz reported that we have resolved the problem of boun-

dary issues by means of an Encroachment Agreement that owners may sign, at a cost to 

the resort of of $1,000.  He also reported that we have resolved the dispute with 

Highsmith Construction concerning the cost of the clubhouse renovation by splitting the 

difference between its bill of about $403,000 and the $369,000 that we believed to be 

due.  The resulting settlement of $386,000 will save both sides the costs of an expensive 

lawsuit. President Katz also reported that the lawsuit with George Smith, Lot 329, has 

been settled at a cost to the resort of $12,000 in legal fees. and that no further litigation is 

anticipated at this time.  He said that we will continue to try to buy from Frank Guscio 

miscellaneous rights that he owns under the declaration made by the Hilton Head Com-

pany.. 

 

 D.  By-Laws:  Mr. Coon reported that the owners of 210 lots had voted to ap-

prove the proposed revision of the By-Laws, and that the owners of 61 lots had voted 

against them. Since 205 affirmative votes were required for approval, the revision had 

been adopted.  Mr. Coon also said that the Board and management had made many phone 

calls in order to get this many owners to participate in the decision.  Copies of the revised 

By-Laws are now available in the office. 

 

 E.  Buildings & Grounds:  Cloyce Hutton stated that Bob Foreman is a wonder-

ful asset to the resort, and as a result he had little to report.  Mr. Hutton said that we will 

be doing some clean up work that will improve the appearance of the resort.  Jack Kzeski 

reminded the owners present of the need to conserve water, and that South Island Public 

Service has informed us that irrigation is not required from November through March.  

He also said that he plans to meet with South Island in the spring in an effort to revise its 

billing for our water and sewer usage. 

 

 F.  Marketing:  Bob Stoneking reported that members of this Committee include 

Michel Leclerc, Bob Hess, Chuck Copley and Ron Strawhacker.  The mission statement 

of the Committee is “to advance the common interest of our resort, and to enhance the 

life style of the owners and guests.”  The first goal of the marketing plan is advertising, 

particularly in print media.  The publications included in the 2009-2010 campaign are 

Woodall’s, Big Rigs, the South Carolina State Directory, Hargray, FMCA, and ARVC. 

We also plan to have our literature distributed at all of the South Carolina Welcome Cen-

ters.  He also said that in August we sent to 152 officers of FMCA chapters certificates 

for a two free night stay at our resort, and that the officers chosen represent the Great 

Lakes, Eastern and Southeast chapters of FMCA.  Mr. Stoneking also reported that we 

had a booth at the Perry, Georgia rally of FMCA, and that 20 or more coaches had come 

directly from the rally to our resort.  We also had a booth at the Concours d’Elegance at 
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Honey Horn in conjunction with Ridgeland Motor Homes.  He said that the Committee is 

also working on an incentive plan to encourage repeat guests at the resort, since we be-

lieve that the majority of our lot sales come as a result of repeat guests. 

 

Mr. Stoneking then brought up the question whether or not we should continue our affili-

ation with Outdoor Resorts of America. He said that this is a controversial question.  He 

reported that the office gives guests a survey to fill out about their stay, and tracks the 

responses.  15% of guests say that they come here because of our affiliation with ORA; 

34% report coming here because of advertising or our web site.  The Committee polled 

87 guests in the park in person. 21% said they came because of ORA, and 40% said that 

they came as a result of advertising or our web site.  18% of the LLC’s rental income is 

currently going to ORA.  Do we get sufficient bang for our buck?  From the surveys it 

does not appear so.  President Katz stated that this is such an important decision that it 

should be voted on by the owners at the Annual Meeting in April, and that more complete 

statistics will be available at that time, so that an informed decision may be reached. 

 

Tom Crews reported on the Town’s Capital Improvements Program.  He said that a 

pathway system down New Orleans Road and Dunnegan’s Alley will be completed by 

the spring of 2010, and that the Town plans to construct, at Dunnegan’s Alley and Arrow 

Road, a roundabout of the same approximate size as the roundabout that exists at the en-

trance to Wexford Plantation.. 

 

VI. Old Business: 

 

 A.  Policy Reminders: 

 

      1.  Owner Sign-In and 7-Day Notice:  Suzanne Bishop reminded owners to 

please sign in and out when they take their coaches in and out of  the resort, as this is the 

only way the office can track coach movement.  She also requested that owners who rent 

their lots give the office at least 7 days notice of the intended arrival of their coaches, so 

that we may avoid moving renters once they have chosen a site. 

 

      2.  Guest of Owner Policy:  Ms. Bishop stated that each owner is allowed to 

have six weeks, or a total of 42 days, of guests annually.  The policy states that any one 

guest may stay on a site for a maximum of three consecutive weeks, after which the guest 

is required to pay $20 a night.  This money goes to the POA. 

 

President Katz asked owners not to open the front gate after dark for guest coaches, 

which must stay in the holding area overnight., since it is too dark after hours to navigate 

large vehicles in the resort.  He also requested that owners not open the gate for contrac-

tors to come in after hours.  

  

Mr. Coon then brought up the IRS requirement of a resolution that would permit monies 

collected by the resort from owners for maintenance in 2009 but not expended in that 

year to be used for the resort’s expenses in 2010. 
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 Motion:  That any assessments of owners for maintenance for the 

    calendar year 2009 that were not actually used 

    in that year for the purposes of managing, operating, 

    maintaining and replacing the common elements 

    of the resort’s property shall be applied against such 

    expenses for the calendar year 2010. 

 

 Motion By:  Bob Coon. 

 Seconded By:  Cloyce Hutton. 

 Resolution:  Passed unanimously. 

 

VII. New Business: 

 

 A.  Lakeview Rental Rates:  Suzanne Bishop reported that there are currently 

three tiers of rental rates:  forest lots at $55.00 per night; clubhouse lots at $60.00 per 

night; and, lake view and lake front lots at $65.00.  She stated her desire to increase the 

rate for lake front lots, and to reduce the rate for lake view lots, in order to increase ren-

tals of the lake view lots. 

 

 Motion:  To revise the site rental rates as follows:  forest 

    lots at $55.00 per night; clubhouse and lake view 

    lots at $60.00 per night; and, lake front lots at $75.00 

    per night, to be effective January 1, 2010. 

 

 Motion By:  Michel Leclerc. 

 Seconded By:  Bob Coon. 

 Resolution:  Passed unanimously. 

 

 C.  Security System:  Jim Fitzgerald gave an overview of the proposed security 

system, which would include the following: fencing from Arrow Road to the front gates; 

entrance and exit gates with a stucco wall between them; a card reader to control entrance 

and exit; and cameras at strategic locations, i.e, at the front gates, both at and in the office 

and the clubhouse, and overlooking the pool.  The system would be installed and moni-

tored by ADT.  President Katz then opened the discussion to owner participation. 

 

A large majority of the owners present agreed that the proposed system was badly 

needed, and that the proposed assessment of $300 per lot was minimal in view of the 

safety and security that the system would provide. However, some owners felt that the 

fence and gate alone would be adequate, and that the proposed card access system and 

cameras would be overkill. One owner felt that the camera system would be an invasion 

of privacy. Several owners stated their belief that the proposed system constituted a sub-

stantial alteration or improvement of the common property, and that owner approval is 

therefore required under our By-Laws. In response, Mr. Katz and Mr. Coon pointed out 

that the Board has a fiduciary responsibility to make the resort reasonably safe for every-

one who is authorized to be here, that the proposed system is a reasonable means to  

achieve that end, and that owner approval of the proposal is therefore not required. 
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 Motion:  That the Board approves installation of the security 

    system as proposed; that it be financed by a one-time 

    assessment of $300 per lot, payable with the maintenance 

    for the first quarter of 2010; that owners have the option 

    of paying this assessment in installments of $100 each for  

    the first three quarters of the year; that owners who 

    choose the latter option pay an additional amount to offset 

    the interest that will be incurred; and that any additional 

    costs of the project be paid out of the capital budget. 

 

 Motion By:  Bob Coon. 

 Seconded By:  Jack Kzeski. 

 Resolution:  Passed unanimously. 

 

IX. Adjournment:  President Katz adjourned the meeting at 4:35 PM. 

 

RESPECTFULLY SUBMITTED, 

 

 

___________________________ 

Jack D. Kzeski, Secretary  

 

 


