
CHADWICK  SHORES HOME OWNERS ASSOCIATION 

COMMUNITY INFORMATION MEETING OF SEPTEMBER 11, 2016 

MEETING MINUTES 

 

The CSHOA Community Information Meeting was held at the Sneads Ferry Community Center on September 11, 2016 and was called 

to order at 3:05 pm by President Russ Keith. 

 

General Meeting:  Russ thanked everyone in attendance for coming and explained that this was not a formal meeting.  The formal 

meeting is to take place on November 20, 2016. He explained that   under the new HOA By Laws there is only one meeting and that 

will be to elect the new Board and vote on the 2017 Budget.  Russ explained that he did not want to make the transition from the 

usual two meeting to only one meeting without giving the property owners some information. 

 

Greetings, Salute and Pledge of Allegiance:  Russ asked all in attendance to please stand for the Pledge and Salute to the Flag, but 

he first asked for a moment of silence for the victims of September 11
th

 and the victims of terrorism around the world since that 

time. 

 

Roll Call of Officers -  Members present:    Russ Keith            -      President 

                                                                              Ray Baker            -      Treasurer 

                                                                              Janet Gargano    -      Secretary 

                  Rick DuFlocq       -      Director-at-Large  

                                        Absent:                       Bill Keller             -      Vice-President       

Also present was Chris Manning, our representative from Premier Management 

 

Summary of Activities:   Russ said he would forgo reading the entire Summary of activities; copies were made available to all those 

in attendance at the meeting.  Russ did review some of the highlights: 

       a. We made the transition this year from the Property Owners Association to the Home Owners Association.   He said it wasn’t 

an immediate change;  in January of this year we became an HOA, and we had to make property transfers and funds transfers to 

move all of them over from the POA to the HOA – took about six months for all of that to take place.  Next year – 2017 – will be a full 

year under the Chadwick Shores Home Owners  Association. 

 

       b.       The next item of note is the upgrade that is being done at the Tot Lot with all the new playground equipment that has 

been installed.  Also the work at the Waterfront Park – grass has been put down, new grills and picnic tables put in place as well as 

two new trash containers which are permanently secured to a base.  Things that are not completed as we had hoped, but will likely 

be transitioned to next year is a covered pavilion  area so we can put some of the picnic tables , if not all of them, under cover for 

the protection from sun or rain.  The shelters were in this year’s plan, but unfortunately CAMA and county regulations held them up. 

                 Russ noted that most, if not all, the playground equipment was purchased through an anonymous donation;  someone said 

here is $4,000 to buy the equipment for the Tot Lot with the caveat that it is completed this year. 

 

       c.      Russ stated the there are two new license plate cameras installed at the front entrance, and they can actually read the 

vehicle license plates, one going  in and one going out. 

 

Hal Corzine asked if the new HOA By Laws will be readily available?  Chris Manning answered that they are on the Premier 

Management website; he said he also had some copies available for anyone to review after the meeting. 

 

A side note made by Rick DuFlocq was that, “we think we have solved the dump truck issue”.   Russ said it was because we 

transitioned to an HOA that made it possible to solve that issue. 

 

Review and explanation of the 2016 Budget:  Copies of these were handed out to all those in attendance at the meeting.  Ray 

Baker, our Treasurer, explained them in detail: 

      The Balance Sheet of the Association at the end of August shows that we have $400,021.00 in the bank, and Ray noted this 

amount is up quite a bit from a year ago. 

      Profit and Loss Statement:  Total operations income shows $144,697.23;  the budget was $137,055 and that is after funding the 

General Reserves and the Road Reserves. 

      Ray explained that what is in the budget is basically everyone’s dues times the number of owners, and you can see that this year 

we collected more money in “collections” than the total amount for dues, and that is really a major credit to PMC in their very 

aggressive collection policies. 
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       Accounts Receivables came down this year, but I’m not sure we can do that in the future years, although Chris has been diligent 

in following up with liens and foreclosure notices, and collections have gone really well. 

       Expenses:   Building and Grounds - the one item which is way over budget is the Capital Improvements at $21,150.25, and that is 

basically the money spent on the playground equipment and the Waterfront Park (grass, picnic tables and the irrigation system).  

Everything else in Expenses is pretty much in line and so far this year we’ve had a net profit of $54,000.  Ray cautioned that this 

amount will go down as the year goes on because we still have September, October, November and December left, and fiscally there 

is no revenue coming in during the next four months other than what has already been collected.  Therefore, whatever expenses 

come along, which on average will be $8,000 per month times four months gives us $32,000, you will see there will be $32,000 to be 

deducted from the net profit.   In addition, we will be transferring $20,000 into reserves for the calendar fiscal year. 

         Ray stated that he had just received the August statements (although it shows Sept. 9
th

) so he hasn’t had an opportunity to 

compare them to last year, but he did compare the end of July for this year to July of 2015 and the Association is markedly better 

this year in our financial performance then we were a year ago:  much better in collections and expenses; the turnaround is 

approximately $13,000 this year.  

          Bill Gearon asked the question: “under expenses you show late fees to PMC of $1600, would you please explain”.  Ray 

answered that when PMC collects the late fees part of our contractual relationship with them is they keep one-half of the late fees. 

        Proposed HOA Operating and Reserve Budget for 2017 -  Ray asked everyone to look at the ‘year to day”  (YTD)  actual annual 

budget.  Total Operations Income   of $144,697.23  -  that is how much the assessment collections amounted to this year. Then we 

transition to the Budget for 2017 and when you look at the General Assessment Income and you will notice that it shows a General 

Assessment Income of only $127,050.00.  Russ stated that there is a reason for this:  the HOA ByLaws that we will be fully under in 

2017  (2016 being sort of a transition year) mandate that “NON BUILDABLE LOTS  (there isn’t a house already on the lot) only pay 

half of the normal assessment.  Therefore, if the assessment is $300 that lot pays only $150 and this causes a decrease in the 

amount of revenue we have coming into the HOA.   

        The $127,050 that is shown as General Assessment Income on the proposed budget included a 10% increase on every 

homeowner.  So, if you were paying $300 in the past, next year you will pay $330.  If you own an “unimproved lot” (no house) you 

will go from $150 to $165.00 in 2017. 

       Russ stated that this is not something the Board did lightly; we had some pretty intense discussion on what we needed to do and 

how we had to make up for that shortfall, and as you can see even with the 10% increase we are losing $18,000 of revenue to the 

HOA, but we feel we could not operate with a budget of $114,000 and meet all of our obligations and, therefore we felt that we 

needed to raise the assessment by 10% for the coming year.  Russ said that the good thing is that costs that were incurred in 2016 

are NOT going to go up;  the landscaping company said they were not going to raise their rates, and Premier Management has said 

they WILL NOT raise their fees.  The only increase we have programmed in is the increase in the electricity simply because we don’t 

know what the company is going to do.  So, the 10 percent in only to cover our shortfall and not because the Board just decided to 

do something. 

          Jan Hoffman asked if there was any consideration by the Board to changing that Bylaw as regards to the billing for unimproved 

lots which will only be charged on one-half of the assessment.  Russ  said these are a few of the items the Board is going to discuss 

after we get the feedback from this meeting, and one is can we change the bylaws.  The issue with changing them is the number of 

votes needed to come back from the owners in order to do this.  Chris Manning added that this provision is actually in the 

Declarations of the Covenants and there are a pretty high percentage of votes needed to change these with a pretty strict 

stipulation. 

         Becky asked if homeowners can be charged for the mowing of their unimproved lots?  Russ answered that this is one of the 

issues the Board will discuss in a future meeting.  He said we will need a legal opinion to make sure it can be done; we don’t want to 

put the HOA in a legal bind. 

         Hal Corzine asked if a house is built during the year will you prorate the difference in fees from a lot to an improved property 

with a house on it?  Russ answered yes.   

         Bill Gearon asked if we could increase the construction fees to offset the increase, and Russ answered that this was already 

increased from $1,000 to $1,500 – but that is another option the Board can look at as well as retaining a larger share to the HOA. 

         Rick DuFlocq asked the members in attendance if, “this seems a reasonable fee adjustment ?  Basically, $2.50 per month when 

taken into account other associations and what they charge although, granted that they have pools and clubhouses and coming 

from some of those communities in the past it was almost a burden because maybe only five percent of the people used the 

clubhouse and or pool and everyone else paid for them but never used them”.   

         Hal Corzine state it was 55 percent over the entire life of the community. 

         Russ asked those in the audience to let their neighbors know that Premier Management will be sending out a packet of ballots 

and information for the November meeting, and to let their neighbors know about the increase and why it is proposed – he added 

everyone here can be the army to explain the increase. 
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Proposed Activities for 2017 – 

       Russ stated that there are several projects the Board has looked at and discussed.  One is widening of the roads with a part just 

for vehicles, and the other being for the safety of runners, walkers, bike riders and baby strollers.    

       Rick mentioned that we are trying to be more aggressive with vehicles parking on the right of way overnight and consistent 

parking.  We’ve adopted a three step implementation plan;   the first is a warning which is placed on the vehicle, the second is a 

letter to the owner by mail and the third is towing of the vehicle. 

       DRAINAGE WORK:   Russ noted that those residents at the meeting who have lived here a while will know the area that we have 

affection ally come to call the “punch bowl” which is in the 1500 area of Chadwick Shores Drive and where it totally floods out. That 

is an area of concern for us because, although it never happened before, this past year it flooded twice on two separate occasions.  

The Board had an engineering firm, Parker and Associates, come in and  do a survey for us and offer recommendations for that area 

and also a goodly portion of the Fulcher’s Creek area where there is always standing water on the side of the road.  This is not good 

for the roadbed; you won’t ever see it on the surface until the road starts to get all the ‘alligator cracks’ in it and it begins to fall 

apart.  Once it begins to fall apart then it is really expensive to put that back in place. 

       We had the engineering company come in and do a survey of those areas in order to identify the problems and they came up 

with several recommendations they felt we needed to do.  Russ noted that copies of the survey and the recommendations are 

available after the meeting to anyone who would like to read them. 

        Russ said that as part of the budget you will notice that there is a transfer from reserves of $104,000 and the reason we pulled it 

from the reserves is because we did not want to do a “one-time assessment”, and take the $104,000 and divide it by the number of 

property owners to pay for the drainage problem.  Russ also noted that, “why have the reserves if you are not going to use them for 

major work? And we considered this to be major work.” 

         In conclusion, Russ said this is what was proposed, but that’s not to say that every targeted area gets done.  One of the areas 

was the ‘punch bowl’ and it involves getting Mr. Jenkins, who owns all the land back behind there, involved in the process because 

he has to grant us an easement to that area.  Jonathan McDaniel, who is our point of contact with Parker Associates, has spoken 

with Mr. Jenkins, and he (Mr. Jenkins) is willing to do that but what Mr. Jenkins has done is to transfer over all of his rights to the 

property of his children.  It is still his property but they own it at this time so what we are trying to do now is have both Jonathan and 

Mr. Jenkins make contact with the children and see if we can work through that same process with them.   

       All the area on the Creek side belongs to the Association so we can go ahead and make repairs and relieve the flooding and the 

standing water once this budget is approved.   

      Rick said Parker and Associated identified six groupings of mediation as to the flow of water; this $104,000 supports four of those 

six.  Two areas of repair are extremely expensive due to the extensive work which involves sinking a lot of stuff lower than it already 

is, and removing the existing drainage boxes.    The $104,000 is very adequate to getting the project started, and will take care of 

four of the affected area.  Rick said we do have quotes for the other two areas but for right now in 2017 we will do only those four 

areas with a caveat on the one area involving the Jenkins property. 

       Russ said the cost of other two areas scheduled for future years amounts to the same - approximately $100,000.  Russ said we 

will push these two back another year or two, and we can do four projects for almost the same amount of money and which will 

cover a wider degree of area. 

 

                Bill Gearon asked if widening the roads won’t just increase speeding and is the proposed walkway planned to be separate 

from the widening of the roadway.  Russ said no, it is included and compared it to the model of the dedicated walking area on the 

Topsail portion of the road going into Surf City. 

               Rick noted that since he’s been on the Board the speed hump proposal still appears - it comes and goes, but he still feels the 

portable speed humps are the best way to go for the safety of the community. 

               Russ also noted that we all know that speeding is a big issue, but it’s just “what do you do to solve the problem”.  He said 

the sheriff’s department can come in here to patrol but they cannot stop someone for speeding because these are private roads. 

Also the department only has three officers certified in traffic enforcement, and they can only stop someone in here if they are 

“driving recklessly” and they pretty much don’t consider speeding reckless.  Russ said the Board will gladly take any suggestions as to 

how to resolve this problem. 

              Jan Hoffman suggested putting stops signs at every intersection. 

              Bill Gearon suggested putting islands in the straight –a-ways which would force the vehicles to slow down to go around 

them. 

              Someone also mentioned that at trash pickup time quite a few trash cans are put partially into the road which make vehicles 

have to move toward the middle of the road.  Russ noted that when the trash cans are emptied they are thrown and left in part of 

the road. 
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          Marc Hasting asked if Parker and Associated gave us a probability of another ‘punch bowl’ incident happening, again.  Russ 

answered that Jonathan did not give him a probability but did say that, yes, with more houses being built the possibility will become 

more likely.  There is less land to absorb the run off and because of the fact that there is a low spot coming from all four directions, 

from the top of Chadwick Shores Drive to the bottom of Chadwick Shores Drive, from Shore Court and from the houses that border 

the Jenkins property, and since that is a low spot for all of those areas, he said it probably is going to become more probable rather 

than less probable.   

          Russ noted that one of the things that impacted us last year was that the water table was at 95% and there was nowhere for 

the water to be absorbed.  This year, Russ said, the water table was down, and we didn’t have much rain so that the water was able 

to be absorbed into the ground.  Jonathan‘s opinion was that it will become more likely rather than less likely. 

          

Board of Directors:   

         Russ stated there will be two members coming off the Board at the end of this year – himself and Bill Keller.  We will be looking 

for nomination to th3e Board.  He stated that two residents have volunteered to run for the Board of Directors;  Zack Snively and 

Amanda Massey.  Russ said we are open to any other volunteers who wish to come forward.  He also said to ‘pass the word’ along 

that there are openings for Board members. 

 

Good and Welfare:   

        Hal Corzine noted there are two ceiling fans on the front lawn of 1339 Chadwick Shores Drive which have been there for a while.  

He suggested calling the realtor who is managing the property and have them remove the fans. 

       Becky brought up the number of overgrown lawns she sees when going through the neighborhood; she said they are really an 

eyesore and wondered what was being done about this problem.  Russ agreed and noted that Chris drives through the 

neighborhood on a regular basis and notes the properties in violation;  he then send me an email and once I okay the property Chris 

mails the appropriate notice to the owners.  Then we get to the second stage which entails a fine for each day the violation stands 

after we have a hearing with the property owner. 

        Hal Corzine asked why we can’t just go to the realtors who manage the property, but Chris answered that under North Carolina 

law a letter must be mailed to the property owner from the Association.  He said he has had cases where the property owner, after 

receiving the letter, contacts the realtor or property manager and reprimands them for letting this condition escalate. 

        Russ noted that Chris is pretty well always on top of the situation, and the Board is very pleased with our working relationship. 

 

Adjournment:    

        Russ asked for a motion to adjourn the meeting.  Jan Hoffman made a motion to adjourn the CSHOA Community meeting; 

motion was 2
nd

 by Bill Gearon.   All Approved. 

 

The meeting was adjourned at 3:05 pm. 

 

 

 

 

Respectfully submitted by, 

 

Janet Gargano, Secretary 

 

11/20/2017 
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