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Fishing Creek Farm

Annual Meeting 17 FEB 2026

“We envision Fishing Creek Farm to be a community of friendly, caring and respectful neighbors who work

together to achieve a higher quality of life, to increase property values and to grow friendships.

We envision a neighborhood that residents and non-residents consider to be a desirable place in which to live

and enjoy the benefits of family, friends and community.”
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Agenda

* Introduction (Dave Stadler)

* Governance and Administrative Accomplishments (Marco Adelfio)
e Architecture Review Committee (Jim Colimore)

* Financials (Deborah Brafford)

* CapEx (Eamonn McGeady)

* Land Use (Kirk Brafford)

* Marina (John Snedeker)
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New Members

* Nicole Mitchell 3434 Hidden River View Rd
e Chris Forrest Trish Derusso 3303 Hidden River View Rd
* Stephen and Christina Booth 3412 Hidden River View Rd

Richard Muller and Teresa Pailozzi 1307 Beachview Rd.
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“Committee Chairs

Architecture Review
Land Use

Marina

CapEx

Tennis and Pickleball
Pool

Clubhouse
Beautification

Social

Jim Colimore

Kirk Brafford

John Snedeker

Lark Marie

Gary Harkin/Rick Wheeler
Katie Schmitt

Ann Weins

Barbara Holch

Social Committee - Laura Steppe Chair of Children Events.

Adult social event chairs: Barbara Holch & Ann Weins, Sunset Thursdays & Fridays;
Cindee Smith, December Holiday Ladies Luncheon; Deborah Brafford & Sarah
Bernhardt - July 4th; December Holiday Party - Deborah Brafford, Wendy Gallo,
Rosemary Warwick, Ann Weins and Deborah Schmid

Joe Bruhin
Eamonn McGeady
Joe Bruhin
Eamonn McGeady
Marco Adelfio
Deborah Brafford
Deborah Brafford
Deborah Brafford
Deborah Brafford
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Thank youl!

 Megan Smith, Marshall Hunter and now Marieta Madrano (Maredith)
* Committee Leaders

* Volunteers
- Joan Pfinsgraff — Website administrator & Publications
- Facebook Administrator - Deborah Brafford
- Book Club - Wendy Gallo
- Deer Management/Coast Guard Liaison —John Snedeker
- Pet Station Patrol - Alicia and Andy Kadala
- Summer Tennis Maggie Elehwany
- Free Library - Chris Harkins
- SECD Funding — Marty Pfinsgraf and Chris Caine
- Nominating Committee — Rick Wheeler, Colleen Clark, Chris Harkins
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Governance and Administrative Accomplishments

e Adoption of Covenant Changes — first time in almost 40 years. Includes
modernization of language, short-term rental restrictions and guiding
principles of the Architectural Review Committee (formerly the Architectural
Control Committee)

* Switched to all virtual meetings and established electronic voting to make it
easier, less expensive and more fair to all to attend meetings and vote

» Establishment of a depository at the County courthouse to house key FCF
documents.

e Board approval of a process for approval of homeowner improvements to
common areas, which supplements the Architecture Committee review
process for projects on a homeowner’s own lot.
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Governance and Administrative Accomplishments

e Establishment of a new Budget and Finance Committee, include non-Board
members, to increase transparency around finances.

 Based on the Architectural Review Committee’s recommendation, the Board
approved a home to be built on the last remaining in FCF. Construction of the
very last house in the neighborhood (on TPC) is expected to begin this spring.

* Retrieval, culling and organization of many boxes of archival materials that
have been maintained in a storage unit. This allows us to stop paying storage
fees and keep information handy at the clubhouse.

* Developing a procedure for handling operational contingency funds

* Working on Charters for every Committee
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Governance and Administrative Accomplishments

* We continue our ongoing efforts to make materials more readily accessible
on the Maredith portal. Boosting accessibility and transparency remains a
high priority for the Board.

* Improved the timeliness and effort of communications by publishing the
monthly newsletter shortly after (rather than before) each Board meeting.
Many thanks to Joan Pfinsgraff for helping deliver on this Board initiative. The
monthly newsletter includes committee reports received shortly before each
meeting, and a brief summary of key actions taken by the Board. Board
minutes posted on the Maredith portal now include pre-read materials for
completeness.
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Architecture Review Committee (ARC) Report
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Architecture Review Committee (ARC)

Application Activity: There were multiple 'like kind”/ maintenance and repair
projects not requiring community review and one new house application on
Thomas Point Road, construction start pending permits.

Maredith Covenant Photo Survey: Completed in October followed by notices

ARC procedures and select documents: Have been forwarded to Meredith to
archive for future reference

Plans for 2026: ARC continuing to review and refine the Architectural Change
Guidelines

Reminder: Before starting your projects this year, please review the Architectural
Change Guidelines to determine if an application is necessary

10
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Financial Report
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Newly established Budget/Finance Committee

* The budget committee was established in August to support the
Board Treasurer and Maredith Management development of the
annual budget

* Thank you to committee members Jennifer Dengler, Bernie Dorr, and
Tammy Snedeker

 Committee charter has been expanded beyond budget preparation
and is now referred to as the Finance Committee

* Budget committee members have agreed to continue on the Finance
Committee

e Added members to the Finance Committee are members of the
CapEx and Marina committees

12
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2025 HOA Operating Year-End Financial Snapshot

* Expect to end the year with positive net income of about $7K
prior to review by auditor

* Assessment and other income lower than budget of $334.6K by
S4K, mostly from lower social event income of $4.7K (offset by
lower social event expenses)

* Operating expenses about $10.7K lower than budget — this is after
expenditures of S20K from operating contingency account —
transfer to reserve fund, purchase of picnic table and expenditure
for parking lot survey

* Year-end estimate $S40K in operating contingency account, again
prior to audit review

13
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> Operating Contingency

* What is it? A separate checking account where excess cash from
previous years has been established.

e What has it been used for?

- Funds needed to cover operating budget shortfalls

- Purchase of items not planned for in the operating budget —i.e. pool
furniture, surveys, painting project

- Transfer to reserve fund

 All operating contingency expenditures have been approved by the
Board

 Official policy is being refined and approved by the Board

14
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2026 HOA Operating Budget

* Annual dues assessment increased 9.8%, or S264
per resident, from $2684 to $S2948

* Operating expenses represent 70% of annual
assessment in 2026 vs 75% in 2025

* Operating expenses increased 3%
e Reserve contribution increased 30%

* Contribution to reserve fund represents 30% of
annual assessment in 2026 vs 25% in 2025

15
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HOA Reserve Fund

P The FCF covenants require that a reserve fund be maintained by an
amount designated from time to time by the Board of Directors.

P These contributions have primarily been made as a portion of the
annual assessment with the amount determined as part of the budget
process.

P The maximum the Board is allowed to raise the annual assessment
without a community vote is 10%; there is no restriction on the amount
of that assessment that must go to reserve fund.

P The Board ensures CapEx and Land Use Committees remain active
committees of the Board and work with the HOA Board as the Board
prepares the capital budget in conjunction with the HOA operating
budget and expenditures throughout the year.

16
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Beginning 2025 balance S414.6K

- Spent $62.4K in 2025 — pool furniture, baby pool cover replacement, repairs to gazebo at pool
entrance, CTL lighting, signs, permitting work and permit for SSB, door replacement (pool
restrooms and balcony)

e SAdded $118.6K
Contributed $81,360 from 2025 annual assessment, or $678 per household
CD Interest income of $10.5K
$13.2K with transfer from operating contingency

Ending 2025 balance $470.8K (projected: will be finalized once audit complete)

2026 Budget - Annual contribution from annual assessment $104,908, or $874 per household, taking
balance before expenditures to $575.7K

17
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. HOA Reserve Fund Investments

* The reserve fund is comprised of a liquid money market account and
tiered CDs

* Current balance in MM is $S187.6K

- Once $104,908 is transferred from operating account which represents the
reserve fund annual assessment, decision will be made how much of $292.5K
will be invested in CDs

e CDs maturing in 2026 (prior to additional investment from MM) are:
- §53.9K in February
- §235.6K in May

18
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B~ Marina Operating

2025 Approved 2025 Year End 2026 Approved
Budget Actuals budget .
ARNATIEONE 2025 & 2026 Marina

Side Tie S5,665 $5,665 $6,345 .
Jet Ski $3,273 $2,114 $2,094 O p e r‘at IN g S Na pS h Ot
Slip Rental $72,095 $71,419 $80,746
Overnight Slip Rental $1,200 $340 S$500
Interest $25 $354 $290

Total Marina Income $82,258 $79,892 $89,975 . .

VIRRINA EXPENSES Slip fees increased 12%

Office Expense $500 $739 $525
Bank Charges S0 S0 S0
Management Fee $3,000 $3,000 $3,150
Insurance $3,000 $2,773 $3,450
Electric $8,500 $7,520 $9,000
Water treatment S0 SO $1,200
Repairs & Maintenance $32,000 524,865 $33,600 O 1
Miscellaneous S0 S0 $2,000 pe ratl ng expe nses
Misc Pier Expense $5,000 $237 $3,000 . o)
Other professional services S0 $2,503 S0 I n C re a S e d 9 N 4 /O
Federal income Tax $3,200 $3,200 $4,480
State Income Tax $1,400 $1,400 $1,960
Reserve Fund Contribution $25,658 $25,658 $27,610

Total Marina Expenses 582,258 $71,895 $89,975

Net Marina S0 $7,997 S0
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2025 Marina Operating Year-End Financial
Snapshot

* Expect to end the year with positive net of about S8K prior to
review by auditor

* Income less than budget by $2.3K of $82.3K, mostly from lower
jet ski and overnight rental income

* Operating expenses about $10.7K less than budget due to less
than expected repair & maintenance

20



S

\ il

Marina Reserve Fund

* Beginning of 2025 $520.4K
- Added $45K from operating
- CD interest income $14.9K
- Less $4.9K expenses

* Beginning of 2026 $575.4K

* Reserve fund comprised of a money market account and tiered
CDs

- Current MM is $37.6K
- $501.6K two CDs mature in May
- $36.2K matures in February

21



Fishing Creek Farm
CapEx — Annual Meeting

February 2026
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Agenda

* CAPEX Committee — Overview

* What the Reserve Models Do

* What the Reserve Models Don’t Do

* 2025 Review

e 2026 Funding Forecast

e Capital Reserve Model Analysis

* 25 Year Timeline — Forecast of “Big Ticket” ltems

e 25 Year Timeline — Forecast of Pool

* SECD Impact to the Reserve Model

23
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CAPEX Committee — Overview

« Committee members: Colleen Clark, Chauncey Brooks, Chris Caine, Rick
Dengler, Lark Marie (chair), Eamonn McGeady (board liaison)

* Meet virtually monthly in a format open to all community members

* Mission — Advise the Board regarding Reserve Fund Expenditures IAW with
FCF by-laws

Make an annual recommendation to the Board regarding assets requiring
attention in next 1-2 years

Collaborate with the Board as the it prepares the capital budget in conjunction
with the HOA operating budget and expenditures throughout the year

Ensure our reserve fund is aligned to the 5-year reserve study (last performed
in 2022)

Maintain the financial model showing the impact to reserve funds of any
Board approved projects

Note - this is not inclusive of the marina

24
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. What the Reserve Models Do

* Focus on maintenance and replacement of existing assets — e.g., tennis court
resurfacing, pool in-kind replacement, bridge to sand spit replacement

* Provide a roughly 40-year timeline of asset replacements

Offers insight into where reserve funds won’t cover planned maintenance
and replacements

Allows CAPEX to add new assets, once acquired
 Allows CAPEX to input S constraints from the board
* Allows for “what if” analysis

* Informs CAPEX to make recommendation to the board on anticipated
expenses for maintenance and replacements

25
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What the Models Don’t Do

* Model “significant” changes or additions to assets — e.g., ripping
the tennis court up and redoing it, changing the pool design to
something more modern

* Account for variations of wear and early replacement — e.g.,
replacing all the pool furniture at once for aesthetic consistency

26
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ol 2025 Review

This past year was focused on reducing spend where possible
given 2026 outlook. Expenses included:

* Wetland permitting work

* Replacement of pool furniture

* Wetland studies and permitting for SBB

* Pool gazebo repair

* CTL entrance lighting

* Signs

* Baby pool cover

* Door replacements (pool restrooms and balcony)

27



2026 Funding Forecast

* |dentified potential capital improvements in 2026 - $448,280.09 (estimate only)

1.

o Uk WwN

8.
9.

Parking lot paving (working assumption 50% from reserves — 50% from marina) - $46,480.51
(Total S93K)

CTL Shoreline revetment (approx. 120 ft of gabion structures on CTL) - $165,468.45
CTL Bulkhead — replace cap board - $5.476.02

CTL Bulkhead — maintenance - $19,166.06

Entry monument — repointing - $5,000

Sandspit Bridge — redecking and access - $12,675.15 pending a recommended board assessment
of future maintenance and access to both the bridge and the sandspit

Boat ramp concrete - $37,110.19 (50% from reserves — 50% from marina)
Boat ramp, piers, decking maintenance - $336.03

Pool locker room men’s door - $6,567.69

10. SBB allowance - $150,000 pending board/neighborhood decision on path forward

* Note —items 2 and/or 10 could be paid for in part or entirely from other means (e.g.,
SECD loan)

28
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Capital Reserve Model Analysis

7

* Have several “big ticket
items upcoming

* Have an escalating floor
that we expect to fall
beneath in "26-'29

e Recommend 3.5% YoY
Increases in reserve

contributions leading up
to 2041

* Will evaluate surplus at
tail, but unexpected
expenses occur

Capital Reserves

$2,250,000.00
$2,000,000.00
$1,750,000.00
$1,500,000.00
$1,250,000.00
$1,000,000.00

$750,000.00
$500,000.00

$250,000.00 » = :A”q TAN A -
$-
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e ANNUAI SPENT  cmmmme CONtribution 10 Reserves e E0Y Balance Floor
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25 Year Timeline — Forecast of “Big Ticket” ltems

2028
HRV spur repaving - $91k

2029

Tennis courts - S83k

2035
CTL bulkhead(FH) - $83k
Shoreline (FH) — S44k

2038
Pool deck - S71k*
Jet ski dock - S30k

2039
Sandspit bridge - $250k
Crab pier - $118k

2040

Tennis courts - $35k

2041
Clubhouse paving - $62k
CTL bulkhead - S570k

2043
HRV spur repaving- $138k

2044
Clubhouse interior- $73k

2048
Pools- $321k*

$800,000.00
$700,000.00
$600,000.00
$500,000.00
$400,000.00
$300,000.00
$200,000.00
$100,000.00
S-

2025 -

Annual Spend

2041
2045

W Annual Spend

2047  e—
2049

2051

205

(12]

2055 =

2057 —

20590  m—
206

Il‘
—

*Discussions to be had to consolidate expenses of related items

30

2063



3>
25 Year Timeline — Forecast of Pool

2028 2036
Maini pooll- 528k Main pool - $39k Spend on Pool
*  Whitecoat, tile, cover, *  Guard chair, gazebo,
drainage, water treatment, umbrellas, pump, cover $350,000.00
gazebo
Wading pool - $4.2k $300,000.00
*  Whitecoat, coping, pump 525&{:00-‘30
$200,000.00
2038
Main pool - $90k $150,000.00
*  Whitecoat, tile, cover,
coping, concrete deck, $100,000.00
drainage
Wading pool - $4k 2041 $50,000.00
e Whitecoat, coping Furniture - $36k - I B o I B
EEEEEREEEEEEEE
S SS9 gd22oa33388 g
oo o~ NN o o

Main pool - $287k
»  Structure, whitecoat, coping, drainage, cover, gazebo m Spend on Pool
Wading pool - $40k

2040 1
2041 -
2042
2043
2044
2045
2046 m
2047

*  Structure, whitecoat, coping
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SECD Impact to the Reserve Model

e Benefits

- Establishing an SECD for 0% interest loans offers flexibility to save
reserve funds for big ticket items that cannot be used by an SECD
loan

- Allows for softer increases to the reserves
- Spreads costs more equitably to future
- Prepares the neighborhood to be funded for the unexpected

e Capex committee recommending establishment of the SECD
(not specific project draws)

32



THANK YOU!
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TAPEX MODEL SNAPSHOT
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@ Insert

[Calibri

Create
a PDF

Adobe Acroba
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F A Al
Asset Importance

Repl. Cost 2020
(factor
1.035/actual
1.0946)

Notes &
Recommendations | Inflation

Interest

Description Detail Econ, Life

CONSENSUS
Finance Notes

M+D Study Finance 1.0946 M+D / BL FCF Actual Balance

Plan
Priority

Res. Income Line bal

Asphalt pavement, deep 87,743.14 | Fund out years 30- 4,750.00 4,750.00

Incl. S. Breeze?

.KS, EXT. OF CLUBHOUSE

patch & overlay

Major excavation in areas, mill
& overlay >2 inch,,

NOT
RECOMMENDED
UNTIL 2042 OR

LATER

40%, use
assessment for
balance?

Asphalt pavement, 2" mill

& overlay

repair cracks, mill/overlay
need to address grade issues on
N side area

2022 OR 2023?
Based on 2022
2"MILL/OVERLAY

43,871.57

10 years > deep
patch, etc.

17,500.00

17,500.00

Asphalt pavement, sealcoat

Fill cracks, liquid asphalt
sealcoat

Performed on 5-yr.

cycle

4,569.96

crack fill & seal
needed

Concrete curb & gutter,

barrier

Sidewalks around
Clubhouse/Pool

spot repairs  20%

budgeted every 5
yrs. Full
replace > 2040

19,079.43

20% every 5 yrs.?

Concrete flatwork

Sidewalks around
Clubhouse/Pool &
portals

spot repairs 20%
budgeted every 5
yrs. Full
replace > 2041

20,260.39

20% every 5 yrs.?

Reserve Model Analysis

Ontinon 1 - Status Oun

Ontinn 2 - Hvhrid

Ontion 2 - Fullyv | eee +
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Land Use Committee

February 16, 2026
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Land Use Committee Ongoing Activities

* Annual phragmite removal program coordination

 HOA property paths maintenance and potential expansion
 Signage maintenance and replacement

* Tree surveys and maintenance: invasives control

e Shoreline trash clean ups

» Special projects as delegated by the BOD

* Watchdog and steward for the conservation of the common HOA
shoreline critical buffer

- Support the review process of homeowner proposals for privately funded
HOA property improvements

36
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Other Land Use Committee Initiatives

* Support the BOD for the Shoreline Erosion Control District (SECD)
application

* Continue to coordinate with the CapEx committee on related land use
maintenance/improvement projects

» Support maintenance/improvement of completed shoreline erosion
control projects (e.g. Smith Island, Cherry Tree Cove)

* Determine plan for the Cherry Tree Cove bridge and connected HOA beach
area.

 Study additional recreational uses for HOA common properties (e.g.
walking paths)

e Reconstitute the committee for 2026 with a call for new volunteers

37
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FCF MARINA COMMITTEE

February 17, 2026
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Marina Committee

e Commodore: John Snedeker

e Chief Bos'ns: John Yackus, Mike Casillo, Andy Kadala, Dave Evans, Greg Heacock

e Senior Maritime Advisors (SMAs): Nick Lambrow, Niels Holch, Hank Hudson, Rick
Dengler, Eamonn McGeady

e Board Liaison: Joe Bruhin

Agenda

e Marina Schedule Jan-Apr 2026
e Maintenance Efforts
e OBTWSs (Oh By The Ways)



Fishing Creek Farm Marina

A " |36 Permanent Slips (5 with Boat Lifts)

A 4 Supplemental Slips (S1-54)

1 10 9 8 7

5 Dinghy/ Small Craft (Side ties)
7 Jet Ski
2 Transient Slips

1 Pump Out Station

40




Marina Schedule Jan-Apr 2026

e Jan 31 - Slip fees- final date to pay (Current slip holders)

e Feb 19 - Marina Committee meeting at 7:00pm

e Feb 25 - Waiting List announcement for 2026 sign up

e Mar 15 - FCF Marina Spreadsheet info update- boat and contact info, insurance, registration

e Mar TBD - De-winterization (coincides with community pool)
e Mar TBD - Fire Safety inspection
e Mar TBD - Marina Work Party

e Apr 15 - Marina opens
e Apr TBD -  Vessel Safety Inspections with Coast Guard Auxiliary
e Apr TBD -  Safety Day with USCG Station Annapolis



Maintenance Efforts

* Bubblers / Dock Deicers - installed, repaired, replaced
e Damage assessment from ice

e Electrical Repairs

e Replace damaged Deck Boards

e Plumbing Spigot Repairs / Replacement

e Power Washing

e Security Cameras

e \WiFi Booster



OBTWs (Oh By The Ways)

1. Current Marina Rules dated Jan 2022; update in progress

2. Communication to Slip Holders via Captains Forum; keep contact info
updated

3. Send all correspondence to marina@fishingcreekfarm.org



mailto:marina@fishingcreekfarm.org
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How Can You Help?

v'Attend as many Board meetings as possible and
read email communications to stay informed

v'Help us make it attractive for homeowners to
volunteer for Board and Committee positions

44
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