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OUTDOOR RESORTS AT HILTON HEAD 
 

BOARD OF DIRECTORS MEETING 
 

Tuesday, December 18, 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 minutes of the meeting. 
 
III. Roll Call:  In attendance were Board members Chuck Ellsworth, Bob Coon, and 
Jerry Kendall.  Joining the meeting by telephone conference call were Susan Safranek, 
Joel Katz, Jeff Titus and Cloyce Hutton.  In addition, Suzanne Bishop, Resort Manager, 
and Pam Hain were in attendance. 
 
IV. Approval of Prior Minutes:  No additions or changes were requested to the 
minutes of the meeting that was held on November, 10, 2007. 
 
 Motion:  To approve the November 10, 2007 minutes as submitted. 
 Motion By:  Cloyce Hutton. 
 Seconded By:  Bob Coon. 
 Resolution:  Passed unanimously. 
 
V. Committee Reports: 
 
 A.  Finance:  Mr. Coon reported that for the month of November the LLC had no 
material change in direction, and that we were within a few hundred dollars of making 
the budget.  He also stated that there will be two lot closings in December, and that we 
will therefore make the budget for the year, which will result in $37,000 to $38,000 of 
profit.  Similarly, the POA shows no great change in direction.  We are still considerably 
over budget in our expenses.  Mr. Coon reported that because of this we have slowed our 
maintenance, in order to minimize the amount (now about $22,000) by which we are over 
budget.  Fortunately, he stated, we have had about $25,000 more in miscellaneous in-
come than we expected.  However, the POA’s expenses have gone over budget by about 
$45,000, primarily because of water, maintenance, and legal and audit fees.  In order to 
take care of most of this deficit the usual transfer of about $13,000 from the POA’s oper-
ating account to its capital account will not be made.  Mr. Coon reported that we are do-
ing well in the POA’s Capital account.  As of the end of November the balance was about 
$45,000.  While some of that amount has been spent so far in December, we are still in 
very good shape. 
 
Jeff Titus asked why water is not being charged to the LLC on nights of heavy rentals 
and use of the laundry.  Ms. Bishop explained that it would be impossible to differentiate 
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the use of our laundry facilities by owners and renters.  In addition, we charge renters an 
additional $2.00 a day for use of the facilities, which comes back to the POA in order to 
defer these expenses. 
 
 B.  Legal:  Mr. Coon reported that he, Chuck Ellsworth, Jerry Kendall, Suzanne 
Bishop, and Rick Haight, our attorney, had met with the attorney for George and Brenda 
Smith (lot 329),  for the purpose of discussing possible settlement of their encroachment 
lawsuit.  Mr. Coon pointed out that this meeting was at the request of the Smiths’ attor-
ney, and that Mr. and Mrs. Smith were not present.  In addition, Mr. Coon said,  the 
Smiths have paved over most of their lot without a permit, and are well over the allow-
able square footage of impervious and pervious material. 
 
Mr. Coon also reported that Allan and Nancy Currie (lot 387) have brought a suit against 
the resort as a result of a fall by Mrs. Currie in front of the office building.  This suit is 
being defended by our insurance company.  The lawsuit is in the discovery phase.  The 
cost of the defense is covered by our insurance premium.  Mr. Coon cautioned all Board 
members not to discuss the merits of the case with Mr. or Mrs. Currie, since the Board 
has a duty to support the insurance company in the defense of this lawsuit. 
 
 C.  Building & Grounds: 
 
       1.  Paving:  Cloyce Hutton reported that there are two people, Bruce Smith 
and Jack Kzeski, on this committee who have great knowledge of paving,.  They are now 
working on the specifications needed to obtain bids.  Mr. Hutton stated that we are mov-
ing ahead, and hope to be on schedule for completion by March 15, 2008.  The project is 
scheduled to begin on February 20, 2008. 
 
In response to a question by Jeff Titus about milling of the pavement in front of pads, 
Suzanne Bishop replied that she and Dick Noggle have made a checklist of things that 
need to be done in preparation for paving.  A checklist will be made for every lot, includ-
ing leveling where needed and milling where needed.  This checklist will be included in 
the specifications.  She also stated that we are going to repave the front entrance and exit 
roads, which will be widened and straightened.  The paving project is to include phases 3, 
4 and 5, the front entrance roads, and the clubhouse parking lot. 
 
     2.  Renovation:  Cloyce Hutton reported that there are also excellent people 
serving on this committee, which has been broken down into subcommittees for the 
building, the kitchen, and the bathrooms.  The committee is working on the exterior of 
the building first, and then will proceed with recommendations for the interior.  Ms. 
Bishop gave an overview of the FEMA regulations, and explained acceptable ways to 
avoid very costly compliance. 
 
Ms. Bishop also reported on the progress of the back gate project.  Trees have been re-
moved, and the back hoe is being delivered today.  We are moving forward with this pro-
ject. 
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 D.  Marketing:  Jerry Kendall reported that we will be attending two rallies, the 
Tampa rally from January 14-20, 2008, and the FMCA rally at Brooksville, Florida from 
February 4-10, 2008.  The committee has recruited an adequate number of owners to par-
ticipate in both rallies. 
 
Mr. Kendall stated that he was planning to propose a minor increase in our rental rates 
beginning on April 1, 2008, and to propose eliminating the differential between certain 
lots. However, because of the pending clubhouse renovation he has decided to put this 
item on hold until these renovations have been voted upon.  Discussion of this item was 
therefore tabled until after the annual meeting, when the decision on renovations is to be 
made. 
 
IV. Old Business: 
 
 A.  1,400 Square Feet:  Susan Safranek stated that she has not heard any infor-
mation as to the research into this matter.   Cloyce Hutton responded that he and Ms. 
Bishop have spoken with Tom Crews, who has not yet looked into this because he has 
not yet had the time.  Joel Katz said that he has spoken with Jim Cervi, who has some 
relevant information, and that he will meet with Mr. Cervi over the holidays, when he is 
in the resort.  In Mr. Katz’s opinion, the allowable paving should not be the same for each 
lot, but should be based on a mathematical calculation per lot.  It was agreed to table this 
discussion until additional information is received. 
 
VII. New Business: 
 
 A.  Paving Assessment:  Mr. Coon reported that we have approached two com-
panies, Rea Contracting LLC, which recently repaved a portion of Greenwood Drive for 
Sea Pines, and JS Construction Services, Inc., which recently repaved Office Park Road, 
and put in the bicycle paths on Pope Avenue, for the Town of Hilton Head.  As a result 
we have obtained estimates for the cost of the project ranging between $160,000 and 
$180,000.  Neither estimate included the cost of repaving the front entrance.  Mr. Coon 
pointed out that while we will not know the actual cost of the project until bids are re-
ceived in early February, the Board needs to send out the assessment billing now, with 
the bills for the first quarter maintenance In addition, we do not want to run short, and 
have to go back to the owners for more money. 
 
Mr. Coon said that an assessment of $600 per lot will raise $240,600.  He said that while 
some owners will wish to pay in a lump sum, for other owners this would be a hardship.  
He therefore proposed that each owner be given an alternative: to pay a total of $650, in 
four quarterly payments of $162.50 each.  The difference would approximate the cost of 
financing the loan that would be required for these owners. Mr. Coon said that Carolina 
First Bank has agreed to grant us a construction loan for this purpose, in the maximum 
amount of $240,000, with interest at prime less ¼%.  Interest on this loan would not be 



4 of 8 

payable until the money is drawn down, and would be payable only on the amount that is 
drawn down (which would be much less than $240,000). 
 
On the question as to whether this assessment requires a vote of the owners, Joel Katz 
reported that he has concluded that the Declaration takes precedence over the By-Laws 
because its provisions run with the land.  On page 5 of the Declaration it is stated that the 
Board has the power “to fix and determine… the sum or sums necessary to provide for 
the common expenses of the Association property, including…maintenance [and] re-
pairs…”  The Declaration further provides that “In addition to general assessments pro-
vided herein, the Association may levy special assessments for the purpose of defraying 
… the cost of any construction or reconstruction, unexpected repair or replacement for a 
described improvement…”  A special assessment requires the approval of 3/4 of the 
owners present and voting. Mr. Katz said that, since road paving is clearly a maintenance 
item, it is an appropriate subject for a general rather than a special assessment, and that 
the proposed assessment therefore does not require approval by the owners.  Bob Coon 
and Jerry Kendall said that they agreed with Mr. Katz’s conclusion. 
 
 
 Motion:  That the Board enact an assessment in the amount of $600 
    per owner in order to finance the repaving of phases 3, 4  
    and 5, the front entrance roads, and the clubhouse parking  
    lot.  Owners shall be given the option of paying either a  
    lump sum of $600, or else four quarterly installments of   
    $162.50 each.  The proceeds of this assessment shall be  
    placed in a segregated account, which shall be used solely  
    for the purpose of paying the  expenses of this project.  A  
    construction loan shall be taken out from Carolina First  
    Bank in order to finance this expense on behalf of those  
    owners who do not pay this assessment promptly in one  
    lump sum. Any funds remaining in the segregated account  
    after all assessments have been collected and all expenses  
    of this project have been paid shall be returned to the own- 
    ers. 
 
 Motion By:  Bob Coon. 
 Seconded By:  Jerry Kendall. 
 In Favor:  Joel Katz, Bob Coon, Susan Safranek, Jerry Kendall and 
    Cloyce Hutton. 
 Opposed:  Jeff Titus. 
 Resolution:  Motion carried. 
 
 B.  Bidding Process:  Susan Safranek asked who will be involved in the bidding 
process for the paving project.  Jeff Titus responded that technically it is the Executive 
Committee, consisting of Chuck Ellsworth, Joel Katz, Bob Coon and Susan Safranek.  
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President Ellsworth said that the process will include full Board involvement, and that the 
entire Board will vote, quite possibly at a special meeting called for the purpose. 
 
 C.  $100 Architect Rendering Assessment:  Cloyce Hutton reported that this 
assessment was approved at the November 10, 2007 meeting, but that the renovation 
committee is not ready to request that this assessment be levied at this time. 
 
 D.  Workamper:  Susan Safranek complimented our workamper, Kim Halter, for 
his excellent work on the maps that he created to give to renters.  She also reported that 
she has a petition signed by 25 owners protesting cancellation of the Friday night dinners. 
 
 E.  Policy: 
 
       1.  Propane Tanks:  Mr. Coon reported that Federal guidelines state that the 
smallest tank that may be buried in the ground is a 120 gallon tank, and that such a tank 
would not be appropriate under our lots.  In addition, any buried tank must be at least 10 
feet from any property line.  He said that it would therefore be impossible for us to allow 
tanks to be buried. 
 
 Motion:  That only 20 gallon, portable propane tanks shall be  al- 
    lowed on our lots, and that such tanks may not be buried. 
 Motion By:  Jerry Kendall. 
 Seconded By:  Bob Coon. 
 Resolution:  Passed unanimously. 
 
      2.  PEC – Use of Treestock Enterprises:   Ms. Bishop reported that in two 
cases Woody Morris, of Treestock Enterprises, had approved the removal of trees in con-
troversial cases, when PEC approval had been denied.  She pointed out that the language 
used in Treestock’s letters in support of removal is very broad.  When asked about this, 
Woody Morris told Ms. Bishop that he would always err in favor of the property owner, 
for his own liability purposes. Board members indicated that this was not the policy they 
had in mind in choosing Mr. Morris to be an impartial arbiter in controversial cases, and 
that they were very concerned about maintaining the tree canopy throughout the resort. 
Mr. Coon pointed out that the recently created Grievance Committee had been very suc-
cessful in resolving several controversial cases involving appeals from rulings by the 
Property Enhancement Committee (“PEC”), and suggested that its jurisdiction be ex-
tended to tree removal cases.  
 
 Motion:  That the tree policy be revised, so that the initial decision 
    as to whether a tree shall be removed, and whether a  
    replacement is to be required, shall be made  by the PEC;  
    that an  owner may appeal an adverse decision of the PEC  
    to the Grievance Committee; and that an owner may appeal 
    an adverse decision of the Grievance Committee to the  
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    Board of Directors, which may or may not hear said appeal, 
    in its discretion. 
     
 Motion By:  Bob Coon. 
 Seconded By:  Jeff Titus. 
 Resolution:  Passed unanimously. 
 
       3.  PEC Property Lines and Disclosure:  Mr. Coon stated that the question 
has arisen as to what the Board can do, and should do, with regard to property line dis-
putes between owners.  He pointed out that the Board cannot make a decision in such a 
case, since the Board is not a court.  The most that the Board can do, therefore, is to me-
diate such a dispute.  (When the dispute is between an owner and the resort, then the 
Board, of course, is a party to the dispute.)  Mr. Coon therefore suggested adding the fol-
lowing language to the PEC application and permit:  “Issuance of a permit by the PEC 
does not imply that the permitted improvement will be within your property lines.” 
 
       4.  Amenities Fee:  This item was tabled. 
 
       5.  Daily Trailer Storage Fee:  Jerry Kendall stated that many resorts charge 
a daily fee for the storage of trailers, and asked whether we should consider doing so as 
well.  Ms. Bishop responded that we are working very hard to increase the number of 
rentals in the resort, and asked that this idea therefore be tabled for the time being.  Mr. 
Kendall agreed to do so. 
 
 F.  Manager’s Health Insurance: 
 
President Ellsworth pointed out that Ms. Bishop had requested, in connection with her 
recently completed annual review for the year ended March 31, 2007, that instead of any 
increase in her salary the Board agree to pay the entire cost of health insurance for her 
and her two sons. 
 
 Motion:  To approve the payment of the entire cost of health insur- 
    ance coverage for Suzanne Bishop and her two sons for the  
    period from April 1, 2007 through March 31, 2008. 
 Motion By:  Chuck Ellsworth. 
 Seconded By:  Jerry Kendall. 
 Resolution:  Passed unanimously. 
 
 G.  Pool Cover:  Ms. Bishop presented information and rough estimates for vari-
ous kinds of pool enclosures.  The prices ranged from $300,000 to $1,000,000.  Because 
of the prohibitive cost of a full enclosure the suggestion was tabled. The alternative of a 
lap pool, for exercise purposes, was also mentioned, and was referred for consideration 
by the renovation committee.   
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 H.  Hargray:  Suzanne Bishop reported that she had received a quote from Har-
gray to supply cable television in place of our existing system.  She said that what we 
now have costs a little less, and is working fine.  It was decided not to change vendors at 
this time. 
 
 I.  Congratulations:  The Board extended congratulations to Joel Katz upon his 
selection as one of the Top 100 Trial Lawyers in the State of Maryland! 
 
VIII. Open Discussion:  Jim Cervi, Lot 290, asked whether the improvements on Mar-
shall Coleman’s lot (no. 288), which greatly exceeded 1,600 sq. ft. in impervious and 
pervious coverage, had been properly approved.  Mr. Coon responded that the Grievance 
Committee recently granted Mr. and Mrs. Coleman’s appeal involving these improve-
ments, because at the time that their application was approved by the PEC in September 
2005, and at the time that the work was performed in the following month, no limitation 
as to impervious and pervious coverage was in effect.  As reflected in the Board’s min-
utes, that limitation was not adopted until November 2005, one month later.  Mr. Cervi 
stated his displeasure that the Board changes the rules every year.  Mr. Coon disagreed 
with this statement. 
 
Mr. Cervi also  stated his concern that broken concrete was being dumped on Lot B, be-
hind his lot. Ms. Bishop explained that this concrete was going to be used for fill in pav-
ing the back gate area.  Kate Cervi questioned the legality of this.  Ms. Bishop agreed to 
look into the matter, and to correct it if necessary. 
 
Kate Cervi, Lot 290, read a letter that she had written to the Board about the trapping of 
feral cats, and asked the Board to reconsider management’s actions in ordering their re-
moval.  Nancy Schroeder, Lot 306, spoke in support of Mrs. Cervi, and said that we 
should keep the feral cats.  Mrs. Schroeder said that she had trapped three feral cats and 
taken them to the Humane Society, but that she will no longer do this.  Robin Heileman, 
Lot 237, also voiced her displeasure over the removal of these cats.  President Ellsworth 
stated that we need a cooling off period in which to gather additional information.  Jean 
Hanzl, Lot 190, suggested that Ms. Bishop gather statements from people who do not 
want the cats around, so that we may hear the arguments of both sides. 
 
Zeke Hanzl, Lot 190, stated that he believes that an open meeting should not be a forum 
for degrading the Resort Manager, and suggested that President Ellsworth control the 
meetings with a firmer hand.  Mr. Hanzl also questioned where the Board’s jurisdiction 
ends and that of the Manager begins.  Mr. Coon replied that the Board’s function is to set 
policy, and that  the Manager’s responsibility is to carry out those policies. 
 
Rich Murawski, Lot 247, questioned who originally dumped the concrete in question on 
Lot B.  He suggested that we need a policy requiring prior approval, so that owners may 
not just dump things back in that area.  President Ellsworth concurred. 
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Stephanie O’Rourke, Lot 89, asked whether the Dunnegan’s Alley project would affect 
what improvements we make to the front entrance roads.  Ms. Bishop explained that she 
has spoken with the Town, and that it seems that the Town is not going to proceed with 
its original plans for Espy and Dunnegan’s Alley.  She stated that the new plan that she 
has seen will not impact the resort. 
 
Jim Cervi, Lot 190, requested an audience with the Board, off the record, after the meet-
ing adjourned, and the Board agreed to his request. 
 
IX. Adjournment:  The meeting was adjourned at 2:40 PM. 
 
 
RESPECTFULLY SUBMITTED BY: 
 
 
______________________________ 
Susan Safranek, Secretary 
  
  
 
   
     
 
 
  


