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PARRAMORE SHORES PROPERTY OWNERS' ASSOCIATION, INC, 
Phone (850) 567-0143 Email: admn@pspoa.net 

Association Web site: www.pspoa.net 
 

2025 Annual Meeting 
March 20, 2025 at 6:30-8:30 PM at the 

Lake Talquin Baptist Church 
21335 Blountstown Highway, Tallahassee, FL   32310. 

 
Board Members Present 
Pamela Aveling, President 
Jack Bratcher, Vice President  
Steve Denmark, Treasurer 
Julie Graham-Pels, Secretary 
Jamie Freeman, Road Warrior 
Kathleen Smith, ACC 
John Desilet, ACC 
 

Pamela Aveling brought the meeting to order at 6:30 PM, March 20, 2025 

Of 92 lots, 44 lots were represented, which included 10 lots by proxy, meeting the requirements 
for a quorum.. 

Pamela asked if there were any questions on the 2024 Annual Meeting minutes.  No comments 
or questions.  A motion was made to approve the minutes, seconded, and the 2024 meeting 
Minutes were approved. 

President, Pamela Aveling, officially thanking the past board, 2024, members for all the work 
that they did and the current board who stepped in and all the work they did to bring the 
association up to date in filing required State required paperwork, pay outstanding bills, etc.   

Pamela Aveling turned the floor over to Steve Denmark, Treasurer, stating that the books are 
solid.  She asked attendees to refer to the packet they received for the 2024 and Proposed 2025 
budget  

Steve Denmark:  January 1 opened with a balance of $10,028.88.  Reflects the dues collected and 
a  credit to David Scott for one month’s road work plus $100.   

There were  2 new bills for that year of $500 each.  The expenditures were $15,000.10.  Leon 
County was paid extra for grading and road fill.  Then the administrative costs to arrive at the 
balance in the check book.  

The president opened the floor for any questions on the financials.  

Question if any dues were not paid for 2024 and 2025 
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A. For 2024, 2 did not pay.  One is in foreclosure, and one was lost in the board turnover. 

For 2025, there are 4 owners in arrears—1 owns 2 lots—for a total of 5 lots.  One is the 
foreclosure, one the owner passed away and the property is in probate—there is no way we can 
get those dues until it is settled, Pamela stated she reached out to the other 2 people, and she has 
not been able to reach them.  As both the first and second notices have gone out, the new board 
will put a lien on those properties in accordance with our by-laws. 

Any questions about the budget?  

Question from the floor:  Can we put those dues in arrears on the budget, so we know what 
we’ve got? 

Steve:  What is shown is what has been received.  

Income:  The 2025 proposed budget reflects dues from 92 lots at $250.  In 2024 there were 90 
lots.  One owner had 3 lots under unity of title.  The lots were reseparated, changing total lots to 
93 for 2025.  

2 estoppel fees and 1 construction fee collected to date.  

Expenses:   

Estimated monthly maintenance at 12 loads of fill the same as last year.   

The administrative costs may be a little under but approximately the same:  Insurance, web 
services, and SunBiz.  Misc costs not fixed are postage and office supplies.   

Everybody was encouraged to sign up for email to reduce mailing costs.  

Beginning cash balance for 2024 was $10,000.  The ending cash balance was $8,000. 

Based on the current budget reflecting cost increases, the ending cash balance for 2025 will be 
$7,200.  Trend is likely to continue as costs increase until there are not sufficient funds left. 

Comment from floor on reserves re: reserves required at other associations who had to do 
studies. 

Question if it was a condo?  

Response:  Was no, but thought is was state law.  

Response:  The state law does not require HOA’s to have reserves, but it is recommended.   

Response:  It was absolutely a requirement.  

Response:  It just depends on the ownership—if it is a condo or other ownership 

Comment from floor:  Using last year’s 12 loads of fill for this budget and historically used 15-
20 loads.  12 loads will not maintain the road. 
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Response from Jamie Freeman:  Over the years, loads used have varied from as low as 3 to as 
high as 25.  Depends on weather and other factor. 

Concern from floor that there are soft areas just the recent rain and it takes 15 loads 

Pamela stated that when Steve finishes, we’ll be doing a deep five into the roads. 

Pamela asked if there was a motion to approve the 2024 and the 2025 budget. 

The motion was made, seconded, and passed to approve the 2024 and the 2025 budgets. 

Pamela stated that Jamie Freeman will do a presentation on the roads and the packets include an 
analysis of the road, infrastructure and maintenance, and pictures of culverts.  Two people are 
working on this report—the Treasure, Steve Denmark, and Jamie Freeman, road warrior, because 
the logistics and funding go together.  This is the meat of the meeting as there are some serious 
issues regarding the roads.   

Jamie:  At a high level.  

1. 12 loads of road base were used last year—not a hard and fast number but based on what 
was needed.  May need more in the future 

2. Put in one load of large rock at the intersection of Francis and Paramore where it is 
heavily used.  

3. 3 or 4 trees removed.  Note:  he did one and David probably did the rest of them.  Not in 
the proposed budget as unlikely will need to spend funds if owners are able to help cut 
and clear the road. 

4. Jamie brought attention to the fish line with hooks and reflectors and a screw at the sign 
table found in the trees along the road—that is the little sparkly that can be seen in the 
trees.  He found one falling out of a tree and one that had fallen out.  Asked if anyone 
knew who threw those in the trees.  They started showing up in the fall.  It’s problematic 
because it's a roofing screw.  When the fishing line breaks down dropping screws on the 
road, there is a screw putting holes in tires. 

Comment from floor:  Thank you for telling us what they are.  Theories re: the purpose of the 
lines with hooks, reflectors, and screws. 

Jamie continued:  

5. Culverts are the bigger issue with the roads.  David Scott continues to do a great job.  
(Applause showing appreciation for David’s work).  

The pictures of the culvers and the roadside edge show a 2 of them are in pretty rough shape.  In 
the picture of one of the culverts, it can be seen the whole bottom is rusted out.  
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These 2 could last 2 more years or to go tomorrow.  The culvert under the tarmac coming off the 
highway as a void starting to go up under the road and this needs to be fixed as well.  That side 
of the road will be monitored.  

These culverts are at least 42 years old.  The average lifetime for these types of corrugated pipe 
culverts is 30 to 50 years depending on the soil, traffic, etc.  

A both long-term and short-term plan is needed to address replacing all the culverts—2 sooner 
than later, but all, due to age, will need to be replaced.   

Steve Denmark: For the neighborhood, property values, and emergency vehicles, having a good 
road is important. 

1. Per a 10-year look back for road maintenance, since 2016, some years as many as 33 
loads and as few as 4 were needed with various participation, engraving and ditch work, 
and exposure for surrender, with current road maintenance for potholes and washboards.   

2. Estimated price for one culvert is $12,300. 

Jamie explained he does drainage for Tallahassee and reached out to one of their contractors to 
get an estimate for the budget and to present at the meeting.  Noted that when replacement gets 
closer, the cost may be more or less than the estimates. 

Question from floor:  Will you get 3 proposals?  

Jamie:  More than one will be solicited when it comes time.  

Question from floor:  Would the culverts be the same material?  Could reinforced concrete be 
used? 

Jamie:  Concrete would be ideal but would probably double the price. If concrete can be gotten at 
a good price, that could be the choice. 

Comment/Question from the floor:  What about vacuuming and putting in a liner? 

Jamie:  One type of pipe rehabilitation is to line the pipe—there are different versions.  A liner 
works if there is a small crack or similar.  Potentially it could be used to extend a head wall but 
do to the age of culverts, it makes for send to replace them. 

Comment from floor:  So, 2 need the most repair or replacement?  

Jamie:  Yes.  Need to replace the one with the rusted at bottom and the one where the head wall 
is failing.  The failing headwall could be extended, but that pipe is over 40 years old and it would 
be more expensive to do the work twice.  

Comment from floor:  So, basically what we're looking for here is an increase in dues of $50  or 
$100.   
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Jamie:  That's if 1 is replaced maybe every 3 years at the current prices.  Maybe there will be a 
bid that’s half the price but right now this estimate is used as the basis for a budget.  

Steve:   

1. These proposals for starting replacement in 2026 and the $12,000 would be in 2026.  If 
the dues are kept the same, the road fill suffers. 

2. At a dues increase of $50, fill may still be inadequate.  A surplus is needed.   
3. If the culvert failed today, to replace one culvert would wipe out covering other expenses 

and would leave  essentially it would leave nothing in the bank. 

Comment from floor:  Could fix the culvert but couldn’t maintain the road?  

Steve Denmark:  If one culvert is done, some road maintenance will suffer.  Web services, 
insurance, etc. are fixed expenses and still need to be covered regardless.  Noted that various 
members of the board have donated time and material.  As such not all true expenses are shown 
in the 2024 budget.  

Question:  Will funds last 2 years with the $50 increase?   

Answer:  Maybe.  With the $100 increase, maybe in 5 years all culverts could be replaced.  Still 
need to look what's required to maintain the road.  

Comment from floor:  Why not do a one-time assessment and not have the dues go up or down?   
Prefer to spend the money and fix the culvert then change the dues.   

Pamela:  An assessment is sometimes a harder way to go. Maybe it won't be.  

Comment from floor:  Right now, the proposal to increase the dues is based on a lot of unknown 
variables and not the actual price of what it's going to cost.  Need to know the actual cost before 
raising the dues forever based on the unknow variables.  

Reply:  It wouldn't have to be forever.  

Comment from floor:  But it always is—nice if in 5 years dues are back to $250. 

Comment from floor:  A capital cost is an anomaly; it's budget outside of the standard budget. 
For clarity, need to know exactly what it costs and to make sure that's what's spent on it 

Could set it up as an assessment for 2 years and do the 2 culverts.  If both are done together, then 
the next time something happens, there is a history of the costs.  

Discussion continued on what is better, raising the dues, doing a special assessment, or raising 
the dues a lesser amount and a special assessment. 

Jamie:  Taking the culverts out of the mix and assuming all other bills stay the same there will be 
approximately a $1,000 drop in the ending balance each year.  Even if a status quo is maintained, 
the association will go broke.  There is no funding to cover replacing a culvert that fails.  
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Reply from floor:  To that point, it has to be changed, but upping the dues is not necessarily the 
way to do it.  

Jamie:  Just normal road maintenance and administrative costs exceeds dues by about a $1,000.   

Reply/comment:  Then we should go up about $200 for the culverts and the additional road 
maintenance.  

Jamie:  The association has 92 lots and is losing $1,000, so what that would be per lot. 

Suggestions from the floor:  Up the dues to support the operating budget and then a special 
assessment .to take care of the culverts.   The dues for operating budget with an assessment for 
the culverts.  That way, if the dues and the annual cost go up, the two are not conflated. 

Jim Pittman:  The last 12 loads of fill is nowhere sufficient to keep the road up and should be 
doubled.  It’s about $800 per load with spreading it.  

Pamela:  Is there a motion to increase the dues $50 to take care of operating expenses? Just need 
a motion to increase the dues.  Note voting, yet. 

Question from the floor:  If the members approve it here tonight, it increases the dues for next 
year?  

Pamela:  Yes, and the dues changes go into effect in 2026, no changes for this year. 

Pamela:  To summarize: 

1. The operating budget is short and will run a deficit. To have sufficient funds in the 
operation budget, a motion is needed to increase the dues.  If dues are not increased, then 
the of loads of fill and the number of trips David makes will need to be reduced and the 
roads will not stay in the same condition they are now.  

2. The second part is the culvert issue.  Taking  it one at a time—road maintenance and 
culverts are two different issues. 

Discussion re: Increasing the dues $100 instead of the $50 so more funds are coming in.  

Right now, there are 2 culverts that need to be done now.  That’s approximately $24,000 divided 
by 92 homeowners. That’s $260 or per homeowner.  The funds are needed because the culverts 
are going to go, and they will go at the worst time.  

There is a lot of rain in the summer—what if anybody needs may ambulance or a fire truck or 
just to have family come in.  The budget needs to be raised just so the association can run this 
organization.  

If it will cost $250-$300 a family, make the special assessment and get the culverts done. 
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Question from floor:  Because it's a safety issue getting into and out of the properties, is there 
some sort of cost sharing with Leon County as they do have the road program to help cover the 
cost of this?  

Jamie:   The question was raised, and Leon County has not given a firm answer, so it was not 
presented as an option.  Leon County was supposed to provide the information, but each time it 
is a promise of tomorrow. The hope is the county will help and it would be much cheaper—a win 
for everybody as would need to raise the due next year.  

Question:  If the county takes over the roads, does this mean that David would not?  

Jamie:  The previous comment was about the county doing the culverts.  

There’s a program that the county has that says that if every single homeowner signs off on it, the 
county will take over the roads, culverts, everything.  It would now be the county’s dirt road.  

Question:  We pay for it?  

Jamie:  No.  We sign-over essentially gives the right of way to the county—that would also 
include the gentleman who bought the property up front right.  If there is 100% participation, 
they will take the road over now.  How often do they choose to grade it?  And maybe their 
standards may be different than ours.  The homeowners no longer get a say.  

Comment:  Yeah, it becomes a public road where you have a right of way.  

Reply:  You're exactly right.  

Question from the floor:  What about paving it?  

Jamie: Typically, they don't only because, according to Mr. Pell, it's about a million dollars a 
mile, by the time stormwater ponds and everything else is built.   We have approximately 2 miles 
so about $2 million.  If they do that, they put a special assessment on all the homeowners.  $2 
million over 92 lots. 

Pamela:  If tonight we work on the operating budget and when the new board takes over,  spend 
more time on the analysis of the culverts and about doing an assessment because that would have 
to go up to all property owners.  

Comment:  You can get a assessment.  

Pamela:  Is that right? OK, that was the assumption that we had been working from.  

Comment from the floor:  I think it'd be a great idea to poll the homeowners for the county to 
take over the road, because then nobody had to really pay, except for maybe minimal for the 
homeowners. I think that's a great idea.  

Jamie:  That definitely requires 100% 
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Reply:  If you send a letter that said pay $300 or pay $50 as the county is taking over the roads. 

Response from the floor:  I think that’s a very bad idea.  You’re at the mercy of the of the county 
and if something goes wrong after you do that, hurricane, you've got trees down in the road, 
you're at the mercy of the county when they can show up, if they show up to take care of that.  

Comment from floor:  I would absolutely not be in favor of the county, taking it over.  

Comment from floor:  My past experience, small roads, the small little enclaves—you go last.   

Comment from floor:  On the assessment, if you're in a hurry to get the culverts done, then the 
assessment is a lot quicker than going through collecting the dues over the years.  

Pamela reminded everyone there are 2 issues that are being discussed.  Right now, need to focus 
on the operating budget deficiency and whether or not to raise the dues to cover operational 
funding, not any special project. 

Comment:   Nothing was going to go down—community insurance went from $775 to $950. 
Things like that are going to continue to happen.  

The cost dirt is going to go up, the cost of grading is going to go up.  It's inevitable to keep 
increasing the dues just to keep up with the  cost of living.  Then the Culverts, I think we should 
increase the dues just to maintain solvency, and it's not have a shortfall.  

Pamela:  Is there a motion?  

Jim Pittman:  Let me point out to you, though that David Scott's been maintaining the road for 2 
years.  Is that correct, David?  

The point I'm making is that is a base number now it's $14,400 a year. We never had that during 
the time that I'm talking about the 15 to 20 loads to maintain the roads that didn't exist.  

We just didn't have that base number $14,400, so that's a number that we have to pay.  And I'm 
not talking about the culverts at all. So indeed, the costs to maintain the roads have gone up.  

Pamela:  Is that a motion to increase the dues by $100? 

Motion was made and seconded to increase the dues by $100.   

Comment:  It has it has to be done by ballot.  

We need to have a ballot so what we have is a motion on the floor the motion has a second and 
but now we need to vote, that means the people who have proxies?  And so we need to hold by a 
raise of hand so we can count the ballots and get a total count so everybody in favor  

Okay, so we have a motion, we have a second.  

Any discussion?  
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Discussion:  If the vote for $100, if fails, then there is a second vote for $50—why 2 votes? 

Motion was made to vote either or at one time. 

Decision was made to use the duplicate sign-in sheet, add 2 columns—one for $50 option and 
one for $100 option.  This would account for the proxies and any person attending who leaves it 
blank, that would count as an abstention.  

Pamela decided in the interest of time to go forward with the other about insurance.  The packet 
contained a document that was a question and answer for our current insurance.  

Pamela reviewed why the board of directors has to have insurance--if anything happens on our 
property like on the road or something the board can sued.  

When the current took over in May, the insurance payment was delinquent.  The carrier refused 
to reinstate the policy.  Steve was able to secure insurance with an agent named Maureen O’Neil, 
as seen in the handout.  She notified us that the density of short-term rentals affects the insurance 
because your risk is higher.  So, I put together a list of questions and answers for her and it is in 
the packet.  Right now, there are 3 short-term rentals.  Everybody needs to understand that short-
term rentals can affect insurance.  

Question from floor:  Can the short-term rentals make up the difference in the insurance costs?  

Question from floor:  Is there a maximum number of short-term rentals in this policy?    

Pamela:  That up to the insurance agent.  She said the density for her is 3. 

Follow up question:  If we go over 3? 

Pamela:  She said she would not cover us. 

Our insurance goes through until August, is that correct?  Jamie has looked into finding another 
insurance company for us.  We cannot operate as an association without insurance.  Pamela 
requested that if anyone knew of an insurance company/agent, please let the new board know so 
they can look into it. 

Pamela state this not about being for or against short-term rentals but it is about the effect of 
having short-term rentals has on insurance because of the liability.  

Jamie said talked to his insurance guy who said that it’s a provider-to-provider issue.  He felt the 
current agent capped it at three because that's what is here when got the policy.  If it increases, 
we could get a new policy with different terms or not get insurance at all.    

Pamela: We were not able to find any insurance other than this.  The new price was $944. 

Pamela:  Here is another issue we to address.  There are young children riding go carts. The carts 
are down low to the ground. If they go around the curve, you can't see them.  Has anybody 
experienced this?   
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Question from floor: Are you talking an ATV? 

Reply:  No.  A go-cart that is low to the ground, and you can't see it.  If anybody sees anybody, 
you'll stop get out, tell the child it’s dangerous and find out who the parents are. 

New business brought up from the floor:  The moratorium on short-term rental on the website 
expires tomorrow. Do we want to extend that or let it lapse?  

Pamela:  It looks like there is a motion from the floor.  She stated that she understands a 
moratorium doesn't have any teeth, it's on our website to let people know that this neighborhood 
doesn't support short-term rentals. So how do you all feel it? 

Comment from floor:  Shouldn’t it have been on the agenda? 

Reply: We hadn’t planned on bringing it up. It was brought up by a member. 

Motion to extend the moratorium was made and seconded.  The result of vote is to extend the 
moratorium. 

Question from floor:  What determines a short-term rental/ 

Reply:   Under Florida law, rented out 6 months or less, if rented out 3 times a year it is and is 
advertised for rental, it is a business. 

Pamela:  The last piece of business that we have is a nominating committee. Okay, so I'm going 
to turn that over to our nominating committee.   

Can people stand up who were nominated?  

We have 3 people stepping down from the board this year, which is it's done and payment that at 
least at least 5 of the board members from this year was approved.  

Jack Bratcher, Jamie Freeman, Kathleen Smith, Jim Pittman, Joe Viera, and Teresa Bailey.  We 
have 7, so there is a aboard for the next year.  

Pamela welcomed the new board members and assured them the previous board members will be 
on hand to help.   

Question:  What is happening to the property at the entrance? 

Pamela:  The person who brought the property is Lynn Hagen and he is a veterinarian, his son 
and he look for a property that's depressed you like going up for foreclosure, they've been buying 
them flipping it and doing things like that they were shocked that they actually their bid for that 
property went through.  

Because we're concerned about putting a trailer park in, I called Lynn.  His son is in forestry, and 
they were looking to see if the land was they could plant pines.  He reassured is not going to put 
a trailer park in because of the zoning.  
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The other issue is the infrastructure that would have to be put in to put a trail upon and could be 
astronomical in cost. And so as far as he is the owner now, he's not going to do that.  

Result of vote on dues increase: 

Pamela:  The vote with proxies resulted in a 50-50 split.  It was agreed that that means all agreed 
to the lower $50 increase and the motion is passed. 

Steve Denmark gave special thanks Pamela.  We wouldn't be here today about her. So, you make 
sure we got a lot done, and in a very short period of time, though it's kind of a baton sitting on 
the ground, and she picked it up and took off and recognized what we what needed to be done.  

Round of applause for Pamela. 

Question from floor re: building and HOA requirement. 

Pameal:  That's going to be with the new architectural committee and so the 7 members will get 
together now and then they'll decide who officers are going to be and who the architectural 
committee will be. 

Jamie:  Just for clarification, are you just looking for the requirements? Or are you looking for 
approval of a specific plan?   The PSPOA website has all our bylaws and restricted covenants 
there and they should answer those questions. If not, send an email into the admn@POPSA.net 
email. 

Newly elected board members were asked to stay to schedule a board meeting to determine roles 
and assign tasks. 

 

Meeting was adjourned at 7:56PM  


