
TO: Effingham County Board of Commissioners 
FROM: Charles J. Bowen, Attorney for Belmont Glen Homeowners Association, Inc. 
CC: Stephanie Johnson, Clerk to the Board 

Chelsie Fernald, Planning Manager 
DATE: November 18, 2025 
SUBJECT: Belmont Glen HOA - Requested Conditions for Final Plat/Improvement Approvals: 

“New Haven at Belmont Glen” 

I. Overview.

A. Overview of Request.

Belmont Glen Homeowners Association, Inc. (the “HOA”) respectfully requests that the 
Board of Commissioners, in connection with any remaining final plat and/or improvement 
approval(s) for “New Haven at Belmont Glen,” condition such approvals on a focused set of safety, 
connectivity, and stormwater items. These conditions track the County’s subdivision/development 
authority, stormwater framework (Local Design Manual adopting GSMM/CSS), and adopted 
transportation/bike-ped plans. Our goal is preventative and cooperative: to close a short pedestrian 
safety gap and ensure stormwater facilities are compliant and documented before bond release or 
additional turnover to the HOA. 

B. Procedural Request.

The HOA requests placement on the December agenda of the Board of Commissioners to 
present this position and submit exhibits into the record ahead of any final plat consideration for 
the remaining New Haven phase(s). Staff coordination on alignment, exhibit maps, and form of 
conditions is welcomed. 

II. Requested Conditions.

A. Construction of a Multi-Use Path Connection.

Construction of a short multi-use path connection between New Haven at Belmont Glen 
sidewalks and the existing amenity area in an alignment approved by county staff with public 
maintenance if placed in a county right-of-way or a public access easement. 

B. Stormwater Pond Remediation.

Complete stormwater pond remediation and submit as-builts (supported by a Georgia 
Professional Engineer certification) confirming that facilities meet Effingham County’s Local 
Design Manual and the Georgia Stormwater Management Manual with a recorded 
inspection/maintenance agreement prior to bond release or plat approval. 



 C. Bond or Letter of Credit. 
 
 Post a performance security bond or letter of credit covering the pedestrian connection and 
stormwater remediation, reducible upon county inspection/acceptance under the county’s 
Subdivision Regulations. 
 
 D. Notice Protocol. 
 
 Require implementation of a simple notice/acceptance protocol before performance of 
additional work on HOA-owned common area (ten business days’ written notice, post-work 
photos, and, if applicable, manufacturer or Professional Engineer compliance letter). This 
administrative condition coordinates activity and ensures legal compliance in already-deeded 
spaces without delaying construction.  
 
III.  Factual Background. 
 
 In 2023, Ernest Communities LLC (the original developer of the New Haven at Belmont 
Glen) unilaterally recorded deeds conveying New Haven at Belmont Glen common parcels 
(including pond and kiosk areas) to the HOA. The HOA then carried unplanned costs tied to 
erosion, incomplete surfaces, and debris in these areas. See Exhibit A (recorded deed); Exhibit B 
(photo log). 
 
 In 2024, Ernest Communities LLC proceeded with playground installation on HOA-owned 
property post-conveyance without prior notice or HOA sign-off (which was requested but not 
provided), creating ongoing maintenance, drainage, and safety concerns. Separate correspondence 
reflects earlier discussions about a fence that was not delivered. See Exhibit C (Turnover 
Agreement); Exhibit D (illustration of drainage issues); Exhibit E (2023–2025 correspondence 
excerpts). 
 
 The County previously explored a staff-brokered path concept using an existing 
utility/right-of-way corridor so New Haven at Belmont Glen residents--many of them children--
could reach the amenity center without walking on or across Hodgeville Road. See Exhibit F 
(original and concept sketch). 
 
 The purpose of this request is not to request that the county adjudicate private covenants. 
Rather, we are seeking routine land-use conditions that directly advance the existing safety and 
mobility policies of Effingham County. 
 
IV. Legal and Policy Basis for Final-Plat/Improvement Conditions. 
 
 A. Pedestrian Connection (design/specs and maintenance acceptance). 
 
 Prior to approval of the final plat for the remaining phase(s) or issuance of the first building 
permit therein, the developer shall construct a multi-use path connection (minimum clear width 10 
feet; asphalt or concrete surface acceptable to the County Engineer; ADA-compliant termini and 
cross-slopes) generally within existing County right-of-way or a recorded public access easement, 



to connect the New Haven internal sidewalk network to the Belmont Glen amenity access point. 
Alignment, details, and instruments shall be approved by the County Engineer. Upon completion 
and inspection, the path shall be accepted into County maintenance if located in County right-of-
way or a public access easement, consistent with County policy. 
 
 B.  Stormwater Remediation, As-Builts, and PE Certification. 
 
 Before final plat approval for the remaining phase(s) or any performance security release, 
the developer shall: (i) remediate erosion, trip hazards, and incomplete surfaces at stormwater 
ponds within or serving New Haven; (ii) submit signed/sealed as-built drawings 
(horizontal/vertical) and an operation-and-access exhibit; and (iii) submit a Georgia-licensed 
Professional Engineer’s certification that the ponds and appurtenances have been constructed 
substantially in accordance with the approved plans and comply with the Effingham County 
Stormwater Management Local Design Manual and the Georgia Stormwater Management Manual 
(including the Coastal Stormwater Supplement). The developer shall execute and record the 
County-approved stormwater Inspection & Maintenance Agreement. 
 
 C. Performance Security (bond or LOC with clear amount/term). 
 
 As a condition of final plat approval and prior to issuance of the first building permit in the 
remaining phase(s), the developer shall post performance security—in the form of a surety bond 
or irrevocable letter of credit acceptable to the County Attorney—in an amount not less than 125% 
of the County-approved engineer’s estimate of probable cost for: (a) the multi-use path connection; 
and (b) stormwater remediation and documentation described above. Security may be reduced or 
released upon substantial completion as certified by the County Engineer. The instrument shall 
state a term of at least 18 months and be callable upon developer default. 
 
 D. Notice/Acceptance Protocol for Work on HOA-Owned Common Area. 
 
 For any construction or installation by the developer on HOA-owned common area after 
conveyance, the developer shall provide at least ten (10) business days’ written notice to the HOA 
and the County Project Manager describing scope, schedule, and safety/traffic controls; and, after 
completion, shall provide dated photos and, where applicable, a manufacturer certificate or a 
Georgia PE letter confirming installation per approved plans and manufacturer specifications. This 
protocol shall be referenced on construction plans and is a condition of approval. 
 
V. Why the Conditions Are Needed at This Site. 
 
 As the county is aware, the most serious concern is the significant safety gap that currently 
exists due to the lack of path connection. Children in New Haven at Belmont Glen can be observed 
walking along or across Hodgeville Road on a daily basis to reach the established New Haven at 
Belmont Glen amenity center. A short off-road link, likely along an existing utility/right-of-way 
corridor, would internalize those trips and materially reduce risk. The Active Effingham Plan 
specifically contemplates this type of local connection to close gaps between neighborhoods and 
destinations. 
 



 The public safety concerns in this area are further exacerbated by current stormwater 
performance. Under the legal framework now in place, confirmation of stabilized banks, safe 
walking surfaces, clear access, and accurate as-builts are essential before county approval. 
Effingham County’s Local Design Manual and the Georgia Stormwater Management Manual (and 
its Coastal Stormwater Supplement) provide the technical standards and requirements; a 
Professional Engineer certification requirement simply aligns the project with those standards. 
 
 Finally, early conveyances of common area between Ernest Communities LLC and the 
HOA have shifted costs and created confusion around responsibility and timing which only 
exacerbates the existing safety concerns. A notice/acceptance protocol for any Ernest Communities 
LLC work on HOA-owned land is a light-touch, administrative condition that will easily prevent 
recurrence of any similar issues in the future. 
 
VI.  Proposed Language for Requested Conditions. 
 
 A. Pedestrian Connection. 
 
Prior to approval of the final plat or issuance of the first building permit therein, the developer 
shall construct a multi-use path connection (minimum width 10 feet, paved surface acceptable to 
the County Engineer) generally within an existing public right-of-way or recorded public access 
easement to connect the New Haven at Belmont Glen internal sidewalk network to the existing 
New Haven at Belmont Glen amenity access point. Alignment, design, and necessary easements 
shall be approved by the County Engineer. Upon completion and inspection, the path shall be 
accepted into public maintenance if located within county right-of-way or a public access 
easement, consistent with county policy and the Active Effingham Plan. 
 
  B. Stormwater Remediation and Certification. 
 
Before platting or performance security release, the developer shall remediate erosion, trip 
hazards, and any incomplete surfaces at existing stormwater ponds within or serving New Haven 
at Belmont Glen and shall submit as-built drawings and a Georgia-licensed Professional 
Engineer’s certification that the pond(s) and appurtenances comply with the Effingham County 
Stormwater Management Local Design Manual and the Georgia Stormwater Management 
Manual (including inspection/maintenance access). The developer shall execute and record the 
county-approved stormwater inspection and maintenance agreement. 
 
 C. Performance Security.  
 
A performance bond or irrevocable letter of credit acceptable to the County Attorney shall be 
posted in an amount sufficient to cover the pedestrian connection and stormwater remediation 
work. Security may be reduced or released upon substantial completion as certified by the County 
Engineer under the Subdivision Regulations. 
 
 
 
 



 D. Notice/Acceptance Protocol. 
 
For any construction or installation by the developer on HOA-owned common area after 
conveyance, the developer shall provide not less than ten business days’ written notice to the HOA 
and the County Project Manager describing the work, schedule, and safety measures. After 
completion, the developer shall provide photographs and, where applicable, a manufacturer 
certificate or a Georgia-licensed Professional Engineer letter confirming installation in 
accordance with approved plans and manufacturer specifications. This protocol shall be noted on 
the construction plans and is a condition of approval. 
 
VII. Conclusion. 
 
 It should first be noted that the HOA is not asking the Board to adjudicate private covenants 
or monetary disputes. The HOA is asking for routine land-use conditions squarely within the 
County’s police power and established practice to protect public safety, mobility, and stormwater 
compliance. As set forth above, we are simply requesting customary land-use conditions that 
advance county safety, mobility, and stormwater standards as articulated in the applicable Code, 
manuals, and adopted plans. With these targeted conditions, the remaining New Haven phase can 
proceed safely and in alignment with County policy, while avoiding cost-shifting to residents. The 
HOA requests placement on the December agenda and stands ready to coordinate exhibits and 
alignment details with staff. 
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EXHIBIT B 



 



 



 



 



 



 



 



 



 
  



 
  



 



 
  



 
  



 
  



 



 
 
 
 
 
 
 
 
 
 

EXHIBIT C 
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EXHIBIT E 



















 
 
 
 
 
 
 
 
 
 

EXHIBIT F 
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