
CHADWICK SHORES PROPERTY OWNERS ASSOCIATION 

MINUTES – FIRST ANNUAL MEETING 

SEPTEMBER 13, 2015 

 

Call to order:   

        The CSPOA 1
st

 annual meeting was held at the Sneads Ferry Community Center and was 

called to order by President Russell Keith at 3:00 pm.   Russ led the meeting with the Salute to 

the Flag and the Pledge of Allegiance. 

 

Roll Call: 

         Russell Keith,             President 

         Bill Keller,                   1
st

 Vice President 

         Marianne Carter,      2
nd

 Vice President 

         Janet Gargano,          Secretary 

         Melinda Baker,          Treasurer 

         Jan Hoffman,              Director 

         Richard DuFlocq,       Director 

         Steve Ammer,            Director 

         Marc Hastings,          Past President 

 

         All present 

 

President Keith welcomed all in attendance, and thanked the Board and Chris Manning, from 

Premier Management Company, for all their hard work this year.  He said it has been a busy year 

and a whole lot of work was done this year.  He noted that Chris and PMC were a tremendous help 

to us – it’s been a learning year for them and for us.  Russ also extended his appreciation to the 

several groups of volunteers who were involved in numerous community events.  We had a Mardi 

Gras in February, an Easter celebration in April, and we have some clean-up work done at the Dock 

Lot and the Tot Lot and along the roads.  Also we have ongoing work at the marquee every 2 weeks 

or so to keep everyone in the community informed as to current and specific items.   

 

Russ then called for a moment of silence in remembrance of Bob Benson who passed away this 

week from a massive heart attack.  Bob was a valuable member of this community and was one of 

the founding members of this organization.  He was instrumental in getting it formed and moving 

in the right directions.   He is remembered fondly by many who have known through the years. 

 

General Meeting – Roads – 

 

Russ stated that it was a good year for Roads; we had nothing that ‘jumped’ up and grabbed us as 

in the past.  There were no major projects we were not prepared for.  Work was done at the front 

gate – storm drainage and paving.  There was some storm drainage work along the roadsides.  We 

also replaced some street signs that were vandalized and taken earlier this summer.  All in all there 

were some good things that happened with roads. 

 

 

 

1. 

 



Financially were in good shape with the Road budget.  We have $199,000 in Road Reserves.  

Certainly that is not as much as we need, and we will continue to put reserves aside in roads as 

there will be some point in time that additional work will have to be done – but the $199,000 is a 

good start. 

 

Russ noted that everyone should have a copy of the budget in the packet handout, and he then 

proceeded to review the Operating and Reserve Budget for 2016, Road Profit and Loss items and 

the Proposed Budget for 2016. 

 

Russ indicated that a few changes were made to the Budget.  It increased the electricity for the 

2016 year because we anticipate Jones-Onslow will charge us more for our use of the electricity. 

Landscaping  -  We expect the contract to remain the same:  $25,200.  We have already spoken 

with KB and they will do the job for the same price next year. 

 

Russ said that we did put in a new line item, and that is Drainage.  We found that as we were doing 

work with the roads, often times we were finding more drainage problems.  So rather than do all 

work under a Road Category, we decided to break it up to more accurately know where we are 

spending the money.  Therefore, we set up a separate line item for Drainage of $12,000. This has 

caused us to reduce the Paving Expenses to $12,000.  In essence we took the money that was ALL 

under paving and said one part has to be strictly for Drainage and one part will be for the actual 

paving of the Roads.  Therefore, we can now keep a better account of where the money should be 

coming from.  There is no increase in the Gate and Entry Maintenance, and no increase in the 

insurance for the roads. 

 

Russ asked if there were any questions from the floor dealing with Roads.  There were none.  

Therefore, Russ called for a motion to close the Roads portion of the meeting.  A motion to close 

was made by Ray Baker and 2nd by Steve Ammer.   All approved – None opposed.  Roads meeting 

adjourned at 3:10 pm. 

 

Association Meeting: 

 

The association meeting was opened at 3:10 pm.  Russ wanted to spend time speaking with regards 

to the activities and budget.  He noted that it has been a year for Association events – there were 

several projects which were accomplished as mentioned at the beginning of the meeting.  We had 

some celebrations which we haven’t had in the community in about 3 years.  We felt this was 

important to begin building some comradery – We’ve gotten lots of new people who have moved 

here and we wanted everyone to get to know one another; therefore we had some community 

wide events. 

 

KB Landscaping has done an excellent job for us; everything we have asked them to do they had 

done; the Board is very pleased with their excellent work. 

 

We installed additional signs, especially at the Dock lot and Tot Lot to remind people of what the 

expectations are when they are on the community properties – no fires, no fireworks, no 

explosives, and no alcohol – general safety rules 

  

 

2. 

 



Russ noted we dealt with some Covenant violations, and those have pretty much been resolved.  

Russ said that one of the most important things the board did was get involved with Legal.  One of 

the first things the Board decided to do with the support and expertise of PMC was to make sure 

that the documents we have, the organization we are, and the actions we are taking are legally 

sound. 

 

First, we had “legal” at PMC review the documents so we know we are doing the best job we can 

with this organization.  The Board them came up with a series of questions, and these were “big 

issue” questions.  PMC looked at our concerns and questions and informed us that we/they needed 

to submit this to a legal firm so we receive good, sound advice.   

 

PMC gave use some direction, and we contacted a legal firm in Charlotte that is a BIG MOVER in 

homeowners associations – they have several attorneys that work with nothing but homeowners 

associations and the legal issues that are involved with them.  They reviewed all the documents, 

and about two months ago they informed us that after a thorough review and evaluation of the 

documents there are some changes that needed to be made for the organization.   

 

They informed us that we needed to go back and begin to operate under the organization that is 

the OLD Chadwick Shores Homeowners Association, rather that the CSPOA association.  The reason 

being was the CS Homeowners Association was the standing organization and it is still a standing 

organization, so it has precedent in what runs and what happens in the community.  It is tied to the 

land in the community, so that is the organization which we need to work under.  It has a set of By-

Laws that are still functioning Bylaws because the organization is still a functioning organization.  

So moving forward we will go back to that organization.  Not because the Board decided on a whim 

to do this, but because some very smart legal minds said we need to do this to make sure we are 

doing things in the most legally sound way. 

 

Russ noted this will cause some changes and the biggest change will be in the matter of elections 

and boards.    First off, the 9 member Board becomes a 3 member Board, and then those 3 

members ask others to serve with them in an advisory capacity – to do whatever things the Board 

needs to have done.  When you receive your ballots, there will be “select 3 Names” for a new set of 

Board members.  The other thing that happens with that ballot is that no longer will people be able 

to vote by mail- in ballots.  You either will have to be at the meeting or you will vote by Proxy. 

 

We anticipate that when you receive the ballot there will be the names of the candidates who are  

running for the Board.  There will be a place to select 3 names.  If you are not coming to the  

meeting you can designate someone who is coming to vote as Proxy for you.  If there is not a  

Proxy designated there will be a default proxy listed on the ballot  (Marc Hastings, who has no 

longer a vested interest in the voting). 

Russ announced the names of those persons who will be seeking the 3 positions:  

       Richard DuFlocq  

       Ray Baker  (Melinda Baker has chosen to not run again and Ray has volunteered in her stead) 

       Bill Keller  

       Marianne Carter 

       Janet Gargano 

       Russ Keith 

       Zack Snively, a new resident to the community. 
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Russ stated that the good part of this change is that for the first time there will be 7 people  

running for 3 positions, and there will be plenty of choices on the ballot.  He asked if there were 

any questions regarding the changes that will take place.   Hal Corzine wanted to confirm his  

understanding that “the current bylaws will no longer be in place”.  Russ answered, yes, that we 

are reverting back to the original HOA bylaws.  We will look at everything with a fine tooth- 

comb and we will be working with PMC and Attorney Timothy Sellers. 

 

Casey Barnes reaffirmed that Marc Hastings will take the Proxy votes of anyone who does not  

attend the meeting in person.  Casey also asked if the changes to the Bylaws will be put forth to the 

community?  Chris Manning explained that PMC will be sending a new packet to all property 

owners with explanations for voting. 

 

Chris also stated that PMC will be working closely with the Board on the Bylaws and Covenants, 

and that the Board cannot amend them without the proper percent of votes that will be via Proxy 

or at the meeting. 

 

Ray Baker wanted to clarify the 2 HOA separate documents:  Covenants relates to things which  

affect the community such as fences, loose dogs, parking, lawns – all things which affect the 

properties themselves.  The By Laws relate to the conduct of the meetings and the Association,    

and in no way affect the Covenants. 

 

Russ said that one of the things that the attorney did tell us is that the Covenants we are  

operating under with the “judgement” are the legal Covenants for the Association, therefore those 

will continue to be the Covenants we use to talk about fences, size of houses and their  location on 

the lots; no trash or garbage can  be stored on properties, etc. 

 

Chris added that when everything is said and done, all homeowners will be notified of exactly 

which documents are the applicable ones, and exactly how to access them.  They will be the 

actual Restrictive Covenants for the HOA at the time it was formed. 

 

Ellen Gearon asked, “with the original ByLaws  (500 owners) what do we do for multiple lots per 

owner?  Chris answered that, “it is one vote per lot”. 

 

Charley McMurray stated that “the August 26, 1999 version of the Covenants and Restrictions and 

Bylaws of CSPOA includes confusing information, and he feels that before there is any closure we  

should have a review of the documents”.  Chris Manning answered that everything is available 

from PMC, but he does have a copy of the Governance Summary from the attorney that will be 

available after the meeting or by request.  Russ added that February 9, 1993 is the date of the HOA 

Bylaws for the Association and specifically deals with meetings, Board of directs, conduct of the 

Board, etc. 

 

Charley asked if once the document is agreed to, will this new document go back to the courts to 

be reviewed and reaffirmed?  Russ responded that it is the opinion of Attorney Sellers that this  

doesn’t have to be reviewed by anyone because this is the document that has standing.  He added 

that everything we are doing is for the good of the community and they will all be reviewed, again, 

by the attorney, and we will ask those same questions.  
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Russ continued – as you can see from the discussion we are having now, this is why we (the Board)  

finally went to the attorney to settle this once and for all because there has been so much 

confusion.  One of the things Attorney Sellers did say in the process of his doing this research was, 

“it was his opinion that everything every Board has done was done in good faith to the best of  

their ability and knowledge and in good legal standing;  that NO BOARD PAST OR PRESENT has 

attempted to do anything with malfeasance or do something that was not right for the community, 

and that all their efforts have been good, and he could argue very well that past efforts were good, 

but now from his review there has to be this change to take place in order to put us where we 

need to be”. 

 

Charley McMurray voiced his concern of whether or not this will hold up, and he doesn’t want it 

to come back in another few years with a lawsuit against us.  Chris Manning stated that Attorney 

Sellers said the court was wrong, and that the bankruptcy judge should not have ordered that a 

new property owners association be formed. 

 

Bill Gearon questioned how this affects various members – those who are exempt, those who are 

non-members and those who are mandatory members.  Chris Manning said that this is something 

PMC is really working on with the attorney.  He said the priority now is working on a legal set of  

documents that are binding.  Attorney Sellers feels the Board and the community are at far more 

risk by continuing as a POA  (Property Owners Association) as opposed to the HOA (Home Owners 

Association).   

 

Charley McMurray said he would at least recommend we plan on going back to that same court 

level and have them rule, again, that this is legally binding in the eyes of whichever court ruled 

on this before.  Then we can receive a ruling that this is “all fine and good”.  Russ responded that  

we can certainly ask this question of the attorney.   (As a side note, Russ stated that in the case of 

the Padgett bankruptcy the judge had to award money to the plaintiffs and a new organization  

had to be formed so they would have a corporation to transfer the assets to). 

 

Ellen Gearon thanked the Board for fielding this “disruption” and going through the appropriate 

Legal steps to do so. 

 

Russ continued on to the Association Budget, Operating and Reserve Budget 2016 and Common  

Area Profit & Loss.  He stated that there would be no increase in the Association dues – they will 

remain at $115.00 – “ what you paid this year will be what you will pay next year”. 

 

EXPENSES – Common area – there are two new line items: 

    1.  Capital Improvements:  There are things we want to do in the way of improvement for 

         next year.  The picnic tables at the Dock/picnic lot are not in very good shape, and we want to   

         replace all the picnic tables there and add more picnic tables at the Tot Lot where most of  

         our young families spend their time.  (There presently are no picnic tables at the Tot Lot   

         because they were used at the Dock/picnic area for the last community event).  Russ noted 

         that we are starting to get younger families in the community so we want to expand the Tot  

         Lot with some improvements.   We also want to improve the quality of life for everyone and 

         That will come into the 2nd
 new line item – Amenity maintenance.   
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       Russ stated that the celebrations that have taken place throughout the year were funded by 

       anonymous donors -  no money was taken out of the budget. We had people standing up 

       saying they would contribute, but that should not happen.  Russ said we need to have  

       money allocated for these types of events. 

 

Russ stated that the rest of the budget is the same except for legal expenses, and we still have    

work to do.  We dedicated a higher percentage into the legal funding – increased by $9000. – if 

we don’t need all of it, it goes into the reserve at the end of the year.  Bottom line for the  

2016 Association  -  no increase. 

 

Rich Civelli asked if we were planning on cording off the dock lot to cars to cars so that there  

won’t be a mess to contend with when the events are held.  Russ said yes, a fence is to be set up 

(as yet to be determined) closer to the entrance of the dock lot so cars can park in the lot but 

not further down to the dock itself.  Russ noted that we would like to turn the area into a  

waterfront park, so to speak;  something to enhance the lives of the residents . 

 

Rich DuFlocq, our events planner, said that going forward he would like to see the Tot Lot  

enhanced such as a portable soccer net, volleyball equipment, and also fencing in the area of 

the cemetery. 

 

Marc Hastings pointed out that PMC’s management fees are the same for next year as they were 

for this year.  He noted there was some concern last year that there would be an increase for the  

second year, but PMC is working with us and there will be no increase in 2016.   Russ stated that 

PMC, especially Chris, has worked really long and hard this year.  He also noted that the response 

time for Chris to get back to us on any of our questions or concerns is immediate on almost all 

issues we ask of him. 

 

Charley McMurray asked for a review of what PMC is doing for the neighborhood.  He feels, to be 

honest, that the neighborhood has declined.   Russ responded that PMC works with the 

landscaping company to manage them. They also deal with contracts for repairs/improvements we 

made or need to have done – this includes the front entrance gate security system.  PMC does all 

the financials; they keep track if all the monies that come in and all expenses.  They keep copious 

records, as Melinda Baker, our treasurer, will confirm on how our money is being used. They 

can tell us down to the penny what was paid out and what it was for. They also work with us on 

the Covenants.  If we see a covenants issue going on, PMC sends out letters to the homeowner 

and then will follow up.  Chris drives through the neighborhood and notes issues and then in- 

forms us.  Jan Hoffman noted that she has been involved with a few issues that needed to be done 

for which we had to obtain bids and PMC was extremely helpful.  She stated as an example that   

we received a bid on our own for some drainage work that needed to be done and Chris obtained 

multiple bids enabling us to complete two drainage projects for $4000 less.  Jan noted that when 

PMC calls contractors they are very attentive and more cooperative.  Russ mentioned the front 

entrance – no more flooding.   

 

Chris then spoke to various violations, and said that once we are all set in our legal review, and 

we are now using the correct set of documents, we can address these violations.  You will 

see a lot of improvements once we finalize this phase. 
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Chris noted that approximately 250 violation letters have been sent to property owners this year. 

  

Charley noted some other issues and hopes they will be addressed;  notably the stains on the  

front entrance. 

 

Ellen Gearon stated that she is very happy with PMC and the job they are doing. 

 

A motion was made by Ray Baker to accept the Association Budget;  2nd by Casey Barnes 

All Approved.  The Association meeting was adjourned at 4:00pm 

 

Nominations:  Russ asked for nominations from the floor for volunteers to the 2016 Board of 

Directors.  There was none.  A motion was made to close the nominations.  All Approved 

 

A motion to adjourn the meeting made by Ray Baker; 2nd by Casey Barnes. All Approved 

 

The First Annual Meeting of the CSPOA was adjourned at 4:01 pm. 

 

 

 

 

 

 

Janet Gargano, Secretary  
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