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Browning Creek Association, Inc. 

2017 Business Plan 

1. Executive Summary 

The Browning Creek Association, Inc. (the Association) is a Mississippi nonprofit and non-share 
corporation.  The Association’s mission is to maintain a safe, friendly and enjoyable 
environment for the Browning Creek community (Owners) and to preserve and enhance the 
value of their property. 

The purpose of the Business Plan is to: a) provide a Browning Creek overview, b) communicate 
the Association’s organizational structure c) record the 2017 Budget as approved by the Board 
of Directors (the Board) and d) communicate the Board’s 2017 Goals and Action Plans. 

The Attachments to the 2017 Business Plan (the Attachments) are essential reference 
documents used by the Board in managing the Association and are accessible to Owners. 

The Business Plan is a living document and is subject to revision throughout the year.  The 
Board envisions that annual updates to the Business Plan and Attachments will be made based 
on year to year lessons learned as to actions that have been successful and those that can be 
improved upon. 

Browning Creek Overview Summary 

The Browning Creek development is located off Oktoc Road, approximately 10 miles south of 
Starkville and comprises the following subdivisions/parts: 

• The Pointe 
• Lake Retreats (the Retreats) 
• East Lake 
• West Lake 
• Lake Villas 
• North Estates 

The attached aerial photograph, Browning Creek Aerial Photograph, provides a view of the 

Browning Creek development. 

Section 2 below provides an expanded overview discussion of Browning Creek. 

Association’s Organizational Structure Summary  

The attached block diagram, Browning Creek Organization, provides an overview of the 

organizational structure of the Association.  The diagram references the following: 
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• Association Board 

• Retreats Board 

• Association Committees 

• Managing Agent 

• Browning Creek Neighborhood Utility Services, Inc. 

Section 3 provides an expanded discussion of the Association’s Organizational Structure. 

2017 Budget Summary   

The Association’s 2017 Budget reflects projected revenue to approximately $166,000 with 

budgeted expenses to balance with the revenue.  In light of 2016 expenditures that were carried 

over and charged to the 2017 budget, the approved budget will require austerity measures with 

improved monitoring on a monthly basis in order to put the Association on a sound financial 

footing for 2018. 

Section 4 provides an expanded discussion of the 2017 Budget.  

2017 Goals and Action Plans Summary 

The Board’s 2017 Goals are intended to be meaningful, measureable and have a stated horizon 

for completion.  The Goals and Actions Plans address the following areas: 

• Establishment and use of the 2017 Business Plan. 

• Effective management of the 2017 Budget. 

• Consideration of a new Managing Agent Contract. 

• Communications with Owners. 

• Consideration of projects that are on hold. 

• Increased transparency of the sewerage system operating company (BCNUSI). 

Section 5 provides an expanded discussion of the 2017 Goals and Action Plan.  

2. Browning Creek Overview 

2.1 Distinctive Features.  Browning Creek Development has the following distinctive 
features.  
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• Three gated entrances, 2 of which are open during daylight hours each day.  Gates 

open during the day are to provide access for critical services such as mail delivery, 

garbage collection and construction activities. 

• A main entrance from Oktoc Road over a scenic road through approximately 70 

adjacent open acres maintained by hay harvest services, 44 of which are owned by 

the Association. 

• A Lake, approximately 160 acres, that is fed by a large drainage basin. 

• A dam, approximately a quarter mile in length. 

• Marina with a Pavilion and 10 boat slips. 

• Two boat launch areas, each with secure entrances. 

• A boat and trailer parking lot, with 34 rental slots. 
• A common area road system. 
• Access to fiber optic cable service for high speed internet, telephone and television. 

 

2.2 Assessed Lots and Homes.  The Association presently has 212 assessed lots and each 

Owner is entitled to one vote for each assessed lot.  Of the 212 lots, 64 are located in the 

Retreats.  There are currently a total of 134 Browning Creek Homes, 48 of which are Retreats.  

Also there are an additional 4 under construction.   

The present 134 Browning Creek homes are located as follows: 
 

 
Subdivision 

 
Homes 

Homes 
Under Construction 

The Pointe 
The Retreats 
East Lake 
West Lake 
Lake Villas 
North Estates 

10 
48 
22 
39 
7 
8 

0 
0 
3 
1 
0 
0 

 

2.3 Rental Facilities and Registries.  Rental facilities available include the Pavilion, Marina boat 

slips, and a Boat and Trailer Lot.  Rental rates are included in the Attachments.  Also, in the 

Attachment are registries that record the Owners that have been issued Association keys, 

entrance gate fobs and remotes, boat slips, boat and trailer parking lot slots, and boat and trailer 

decals.  

 
3. The Association’s Organizational Structure 
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3.1 Association Board.  The Association’s Board of Directors (the Board) manages the 

affairs of the Association in accordance with its Governing Documents, i.e. its Covenants and 

By-Laws.  A copy of the Governing Documents is typically provided at the time Browning Creek 

property is purchased.  Owners may acquire a copy of the documents by accessing the 

Browning Creek web site or contacting the Managing Agent.  For quick reference purposes, a 

useful synopsis of the Governing Documents is included in the Attachments. 

The Association’s current annual assessment is $690 with half payment due on January 1 and 

the balance due on July 1.  The road fund assessment is $110 per year and payment is due on 

July 1. 

 

Roles and responsibilities of the Directors are set forth in the By-Laws, Article V, Section 6.  The 

Association’s Board members at the beginning of 2017 are as follows: 

 

Member 

Term 

Expiration 

 

Member 

Term 

Expiration 

Doug Minchew - President 

Eddie McNeal - Vice  President 

Charlyn Ogden - Secretary 

Paul McKinney 

Drew Anthony 

2018 

2018 

2019 

2017 

2017 

Clifton Fowler 

Perry McGaugh 

Mimmo Parisi 

Bob Wilson 

2017 

2019 

2019 

2018 

 

The Board appointed Nominating Committee has nominated for the Board the following 

nominees for a three year term ending at the 2020 Annual Membership Meeting, replacing the 

three Board Members whose term expire at the 2017 Annual Membership meeting:  Eddie 

Martin, Paul McKinney, and Milton Phillips. 

Additionally, the Nominating Committee has nominated the following to replace three current 

Board members who resigned for personal reasons:  Dick Hall to replace Bob Wilson, David 

Liffrig to replace Eddie McNeal, and Monica Short to replace Doug Minchew. 

3.2 Retreats Board.  Many of the homes of the Retreats are weekend homes although there 

are a number of full time resident Owners. Because of the nature of the number of absentee 

Owners the Retreat Owners have implemented its own organizational structure with its own 

Board of Directors and budgetary responsibilities (although still under the authority of the 

Association’s Board) and has internal assessments to provide for care and maintenance of the 
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Retreat property. The special provisions concerning the Retreats are set forth in Article XVI of 

the Covenants. 

The Retreats’ annual assessment, in addition to the Association’s annual assessment, is 

currently $196 quarterly for improved lots and $170 quarterly for unimproved lots.  The annual 

assessments are payable quarterly on January 1, April 1, July 1, and October 1.  

The members of the 2017 Retreats’ Board are as follows: 

 

Member 

Term 

Expiration 

 

Member 

Term 

Expiration 

Milton Phillips – President 

Bob Luke 

Dick Hall 

2019 

2019 

2020  

Tom Bryant 

Jim Martin 

  

 2019 

2020 

 

3.3 Association Committees.  The By-Laws, Section 16, provides for the Board to appoint 

committees (Committees) to perform such tasks and to serve for such periods as the Board may 

deem desirable.  Each Committee will operate in accordance with the terms of the resolution of 

the Board of Directors. 

An example of Board identified tasks that such Committees undertake include the drafting of 

rules (Rules) that are then recommended to the Board for consideration and approval.  Copies 

of such Rules previously approved by the Board are included in the Attachments.  

Formation of the Architectural Review Committee is required by the Covenants and members 

are appointed by the Board.  Additional Board appointed Committees are listed below. 

The intent is that the Committees, staffed at least by one Board member and Owner volunteers 

willing to share their special expertise, will provide timely reports with recommendations, as 

appropriate, to the Board.  This should facilitate efficient and streamlined Board meetings with 

focus on effective management of the Association's interests.  

The Committees serve in an advisory capacity to the Board and include the following: 

Architectural Review Committee.  The Architectural Review Committee is established by 

the Covenants, Article VIII, Section 8.  The Committee’s goal, through the utilization of 

sound architectural principles, is to maintain, preserve, enhance and protect the property 
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values and assets of the Browning Creek community, yet with respect and caring for the 

individuals and the community which it serves.   In executing its duties, the Committee 

reviews all construction plans prior to start of construction to assure the plans comply with 

Covenant requirements.  If violations are discovered, the Committee passes its findings and 

recommendations to the Board for final resolution. 

Lake and Fishing Review Committee.  The Lake and Fishing Committee monitors the 

condition of the lake, the fish population, lake use, and makes recommendations to the 

board.  The recommendations include fishing limits, boating operations and safety, 

selection of lake and fishing consultants, lake maintenance requirements, and policing of 

the lake. 

Communications and Social Review Committee.  The Communications and Social 

Committee leads the communications and social event efforts to keep Browning Creek 

Community informed and involved.  This includes 1) evaluation of content to be presented 

to the community via website, newsletter, email or other means as deemed beneficial to 

Browning Creek Community, 2) coordination of social functions, special events and annual 

meetings, and 3)    coordinating the movement of owners in and out of Browning Creek to 

insure an updated registry is maintained.  This committee will provide feedback and 

recommendations as necessary to the Board. 

Infrastructural Review Committee.  The Infrastructure Committee will provide support to the 

Board with regard to projects related to maintenance of the roads, dams, retaining walls, 

marina and pavilion, sewer system, and grounds.  This will include routine inspection of all 

common area facilities.  Also, this Committee may recommend the construction or 

installation of new infrastructure facilities. 

Financial Planning Review Committee.  The Financial Planning Review Committee provides 

assistance in the financial planning and financial solvency of the community and makes 

recommendations to the Board.  This includes budgeting, contributing to annual business 

plans, monitoring financial progress monthly, management and establishing procedures 

and controls necessary to smoothly and predictably manage the financial and budgetary 

obligations of the community.  For example, one role of this Committee, subject to the 

discretion of the Board, is to lead the evaluation of the Managing Agent’s recommended 

Annual Budget and make appropriate recommendations to the Board. 



April 5, 2017, Rev 1.1  Page 9 
 

Legal and Insurance Review Committee.  The Legal and Insurance Review Committee 

assists the Board in the reviewing and responding to legal issues that may arise and 

supports the Board in reviewing financial risks and insurance coverages. 

3.4 Managing Agent.  The Association currently has a Managing Agent who provides 

administrative services and manages the maintenance and operations of Browning Creek (the 

Property).  The Managing Agent employs a Site Manager who supervises a one to two man site 

staff who provides landscaping and maintenance services (utilizing Association owned 

equipment) for the Retreats and provides supplementary services for the balance of the 

Property. 

During early March, the Board initiated a process to test the market for new Managing Agent 

services.  [Note:  The intent is that this paragraph will be expanded by the end of March.] 

3.5 Browning Creek Neighborhood Utility Services, Inc. (BCNUSI).  BCNUSI is a stand-

alone company and its sole shareholder is the Association.  The company’s Board is comprised 

of Doug Minchew (President), Floyd Patterson (Vice-President) and Bob Thomasson 

(Treasurer).  The contracted sewerage system Operator is Jeff Foster. 

The current quarterly sewerage charge per residence is $90.  This charge rate reflects the 

company by-laws, approved by DEQ and PSC who are state regulators, which obligate the 

company to stay solvent and maintain the sewerage system to state standards.  Further details 

are provided in the Browning Creek Neighborhood Utility Service System Users Agreement and 

Easement Document, a copy of which is included in the Attachments.  

4. 2017 Budget 

4.1 2016 Budget versus Actual Reconciliation.  The 2016 budget estimated expenses of 

$184,164 plus estimated principal payments of $14,892 on the Browning Creek mortgage and 

vehicle. An analysis of the 2016 results shows that actual expenses charged to the budget 

totaled $202,224 and the reduction in liabilities for the two loan payments was $14,892.  The 

budget estimated income (excluding road fund assessments) was $143,374 versus actual 

income of $145,980. 

Thus, in summary, the actual expenses and loan principal payments were $71,136 greater than 

the income for 2016.  The difference was made up by using funds in the operating account that 
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was carried forward from 2015 to 2016.  Funds were also borrowed from the road fund during 

2016 to help cover the increased expenses.  

4.2 2017 Budget.  The methodology used to build the 2017 budget was based on the actual 

income and expenses that were pulled from the general ledger for the five-year period from 

2012 through 2016.  More specifically, consideration was given to projected income with respect 

to the increase in the annual assessment and historical collection rates.  Consideration was also 

given to expenses with respect to projects requested for 2017. 

The budget reflects an estimated income (excluding road fund assessments) of $149,640. The 

estimated expenses and loan principal payments for 2017 are $149,637. The net effect on the 

association’s cash position at the end of 2017 will essentially be at the same level as it was at 

the beginning of 2017.  

The Attachment, Budgetary Graphical Presentations, provides a graphical representation of the 

2017 Budget vs. Forecast Monthly Expenses and 2017 Month End Cash Positons.   

4.3 Reserves.  Over the past five years ending in 2016, the general reserves and the road 

fund reserves have decreased from $28,480 to $12,395 and $64,329 to $33,754, 

respectively.  Primary reasons for the decreases are attributed to the engineering and legal 

costs in transferring ownership of the sewerage facilities, the legal fees in preparing the 

amended Covenants and By-Laws, building of the long-term boat and trailer parking lot, erosion 

control measures to re-enforce the dam. The purchase of the 44 acres located adjacent to the 

main entrance road did not require direct the usage of our reserves. However, the pressure of 

serving the debt was indirectly related to borrowing from reserves.  

The critical need to re-build these reserves is recognized.   However, as a first priority, the 

Board is committed to ensuring that proper budgetary procedures and controls are implemented 

by the Managing Agent.  This includes the recording of budgetary commitments approved by 

the Board with monthly monitoring of expenditures against the individual commitments by the 

Board with assistance of its Finance Committee.  Consideration can then be given to a path to 

build reserves in the future.   

The Attachment, Budgetary Graphical Presentations, provide a graphical representation of the 

Annual Cash Reserves Summary, 2012 - 2016.  
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5. 2017 Goals and Action Plans 

The Board’s 2017 Goals and Action Plans are summarized as follows: 

• Utilize the Business Plan to communicate roles and responsibilities of the Board, to 

provide a tool for orienting new Board members, and to serve as an information source 

to the Owners as a whole. 

• Monitor monthly the commitments and expenditures versus the budget to more closely 

manage the financial interests of the Owners. 

• Test the market during second quarter for a new Managing Agent contract which 

features: a) requirement for more effective management of the Association’s financial 

risks, b) better tracking of direct and associated indirect costs, c) an improved invoice 

tracking and approval process, and d) reduced management and maintenance costs. 

• Take steps during second quarter to enhance communications with Owners by updating 

the Owners directory, providing periodic Board updates to Owners via email, 

implementing an improved web site, and publishing a monthly newsletter. 

• During second half of 2017 develop a plan to address projects that are on hold because 

of current budgetary constraints.  These projects include: 

o Drainage issues at the Marina and reinstatement of the beach. 

o Drainage issues at the boat and trailer park. 

o Improve the condition of the pond located adjacent to the Browning Creek main 

entrance. 

o Repairing critical sections of the common area roads. 

• Require, and assist, BCNUSI to increase its transparency by developing a 2017 

Business Plan that includes:  1) description of the company’s facilities, system 

capacities, and physical interfaces with Owner properties, 2) organizational structure 

with description of the roles and responsibilities of the management and Sewer 

Operator, and 3) 2017 budget and current financial condition (including cash reserves, 

outstanding loans and line of credit limits) and 3) communications plan.  
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Attachment A
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Attachment C 

Budgetary Graphical Presentations 
 

2017 Budget vs. Forecast Monthly Expenses 

2017 Month End Cash Positions 

Annual Cash Reserves Summary, 2012 – 2016 
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Attachments D – O are being developed and will be posted 
on the web site when completed. 


