
This is a report based upon information available and provided to Michael A. Hill and others assisting 
in the report. It is not a financial or forensic audit. It has been recommended that a CPA review and 
verify financial numbers and calculations contained herein based upon Association financials. Any 
statements with respect to conduct of individuals named in the report is an opinion and speculative 
based on the data provided. This should not be shared with anyone, including, spouses or significant 
others, beyond members of the board of directors at this time. Sharing of this information in the draft 
form before a financial review by a CPA could result in a willful disclosure that results in a director not 
being indemnified by the Association and/or its insurer.   
 
 

 
COOSAWATTEE RIVER RESORT ASSOCIATION, INC 

Report of Financial Review 
 

This project was initiated under the auspices of the Coosawattee River Resort Association, INC (CRRA), 
Finance Committee to perform a high level review for the purpose of determining the facts and 
circumstances that resulted in a Special Assessment being imposed on the CRRA Property Owners.  The 
Board of Directors (BOD) are elected under the various CRRA By-Laws and have a fiduciary responsibility 
to not only represent their constituents, but the entire CRRA as a whole.  Section 18 of the By-Laws 
indemnifies each member of the BOD for their actions as a BOD member except in the instance of willful 
malfeasance.  The By-Laws specifically states:  “The officers and directors shall not be liable for any 
mistake of judgement, negligent or otherwise, or for injury or damage caused by any such officer or 
director in the performance of his or her duties, except for his or her own individual willful misfeasance 
or malfeasance.”  While some may disagree with the indemnification process, it must be said that the 
BOD are volunteers and work very hard and should be commended for the number of uncompensated 
hours they expend to help lead CRRA.  BOD members are and should be protected when a mistake may 
be made.  This report will lay out the BOD decisions along with the expenses and revenue related issues 
during Fiscal Years 2019 and 2020 which led to the Special Assessment of $250 in Fiscal Year 2021.  In 
addition, a review of certain matters during Fiscal Year 2018 through Fiscal Year 2020 were also reviewed.  
CRRA operates on a Fiscal Year which runs from May 1 through April 30th.  So the Fiscal Years that were 
analyzed are dated as follows: 
 
Fiscal Year 2019:  May 1, 2018 through April 30, 2019; Annual Assessment:  $673.00 
 
Fiscal Year 2020:  May 1, 2019 through April 30, 2020; Annual Assessment:  $634.00 
 
Fiscal Year 2021:  May 1, 2020 through April 30, 2021; Annual Assessment:  $618.00 
   Special Assessment:  $250.00 
   Note:  This resulted in a single lot paying $868 to fund FY-21 expenses. 
 
Finally, it should be noted this review was for the purpose of presenting factual information regarding the 
financial decisions of the BOD based on reviewing the actual financial records of CRRA.  During the course 
of this review, there were areas noted of possible/potential malfeasance.  These matters have been 
referred to the appropriate federal, state and local law enforcement agencies.  Keep in mind that these 
referrals to law enforcement were made based on the appearance of impropriety and are not conclusive 
based on the facts and circumstances revealed.  It is the sole authority of the appropriate law enforcement 
agencies to determine if further investigation is warranted. 
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DISCLAIMER:  The information provided in this report is based on the review of various records of the 
Coosawattee River Resort Association, Inc. (CRRA) and the interview of some pertinent witnesses.  Due to 
the sensitivity of the information contained within this report and on-going criminal investigations by law 
enforcement agencies, the names of some witnesses are not contained in this report.  Names of these 
witnesses will be disclosed for any law enforcement investigation or subsequent litigation related to this 
report. Any references in this report to conduct by individuals, including, without limitation, conduct that 
is of a nature that could be: 1) unethical; 2) breach of a duty, contract or other civil claim; and/or 3) 
criminal is speculative and/or opinion based as additional investigations and/or steps would need to be 
taken to prove any such claim(s). Accordingly, this report is only being shared with the Board of Directors 
at this time, not the general membership.  There may be additional edits based on the review and 
discussion with the Board and/or based on a review by an independent CPA.  
 
 
Michael A. Hill        May 5, 2021 
CRRA Finance Committee 
REVIEW OF FINANCIAL ACCOUNTS 
 
A review of the CRRA Investment/Bank account information for the period October 31, 2017 through 
December 31, 2020 was completed and the graphs detailing the monthly levels of available funds is 
provided in Exhibit 1. The numbers referenced throughout this document need to be reviewed and 
confirmed by an independent CPA.  
 
Particular details of noted concern are the stagnant levels in both the Reserve and Prepaid accounts during 
Fiscal Year 2020.  A review of the Reserve and Prepaid accounts disclosed the following: 
 

1. The Prepaid Account dropped from $709,082 in September 2019 to $109,842 in October 2019 
after assessment funds were transferred to the Operational account.  This transfer appears to be 
a proper transfer as the assessment funds were not transferred in May for the 2020 fiscal year.  
From October 2019 through March 2020, the Prepaid Account only increased a total of $1,838.59 
indicating that the designated prepaid funds remained in the general/operational account and 
seemingly utilized elsewhere. 

 
2. The Reserve Account had a balance of $1,340,328.33 in September and steadily decreased until 

it reached a balance of $2,805.00 in September 2019.  The Reserve account stayed at the same 
level (around $2,500 - $2,800) for the next 8 months through May 2020 indicating funds 
designated for the Reserve account remained in the general/operational fund and seemingly 
utilized elsewhere.  A review of the sales records on file with the Gilmer County Tax Assessor’s 
website disclosed that a total of 149 properties sold in Coosawattee during the period September 
1, 2019 through May 31, 2020 which should have netted $74,500 in Capital Contributions minus 
any properties that may have received a waiver.  The Capital Contributions are intended to be 
deposited into the Reserve Account.  Other funds designated for the Reserve Account were not 
checked.  

 
3. The Operational Account in contrast to the Reserve and Pre-Paid Accounts should seemingly 

decrease each month.  The amount of decrease would normally fluctuate depending on monthly 
revenue.  A review of the Operational Account disclosed that in February 2020, the account 
balance reached a level of $52,804. 00.  This amount was insufficient to sustain the operation of 
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CRRA especially in light of the fact that the General Manager’s CRRA Visa Card had a balanced 
owed of $42,764.56. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
PROBABLE CAUSE OF FUNDING SHORTFALLS RESULTING IN SPECIAL ASSESSMENT 
 

a. USE OF PREPAIDS:  According the CRRA Annual Audit for the period ending April 20, 2020, a 
total of $1,601,103.00 of assessment and maintenance fee payments that related to the 
period May 1, 2020 through April 30, 2021 (FY-2021) was collected.  According to the audit 
report, these funds which are called assessments in advance or Prepaids were maintained in 
a separate account.  A review of the CRRA bank accounts disclosed that as of April 30, 2020, 
the Pre-Paid accounts had a total of $862,577.84 ($858,052.27 in an insured bank deposit and 
$4,525.57 in cash).  These figures identify a shortage of $738,525.20 of funds intended to be 
used in FY-2021, but were apparently utilized during FY-2020.    In addition, the April 2020 
Treasurer’s Report, page 5, reported that $737,000 of Prepaids had been utilized to fund FY 
2020 Operations.  The amount of prepaid collected for FY 2021 ($1,595,000) reported in the 
Treasure’s Report is $6,103 less than what was reported in the Annual Audit.  This would not 
be unusual as certain adjustments were probably made prior to the audit.  Applicable pages 
from the audit report and the April 2020 Investment Report are attached as Exhibit 2. These 
financial calculations, as well as other referenced herein, need to be reviewed and verified by 
an independent CPA.   

 
b. VISA CHARGES:  A review of the United Community Bank Visa Account disclosed that the CRRA 

Visa Account had a balance of $50,856.30 for the period ending April 20, 2020.  This balance 
included a $39.00 Over the Limit Fee and $1,262.35 in interest.  This account was paid in May 
2020 after the FY-2021 annual assessments were received.  This action resulted in $50,856.30 
of funds intended for FY-2021 being utilized to pay for FY-2020 expenses (Exhibit 3). 

 
c. ERROR IN NET TIMESHARE REVENUES:  During the FY-2022 budget presentation, Regina 

Valladares, FSR General Manager identified an erroring the previous year (FY-2021) budget 
involving the timeshare calculations.  Had this $469,037 mistake not occurred, the annual 
assessment for FY-2021 would have increased $94.39 (Exhibit 4). 

 
d. REDUCTION IN VILLA MAINTENANCE FEES:  According to Betty Reece, the current CRRA 

Treasurer, the FY-2020 Villa Maintenance Fees were budgeted at $574,146.00.  The actual 
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revenue from the Villa Maintenance Fees received during FY-2020 was $146,262.00 which 
was $427,884.00 less than budgeted.  On June 27, 2020, the BOD voted to reduce the Villa 
Maintenance Fees for FY-2021 from $668,173 to $109,850, a reduction of $558,323. 

 
Betty Reece explained that items c and d above were essentially the same matter.  The $558K reduction 
was the reduction in revenue.   The $469K reduction was the net reduction to the budget [reducing the 
revenues and the offsetting associated bad debts allowance]. 
 
The total shortfall of funds in FY2021 were as follows: 
 

a. Use of Pre-Paids…………………………………………………….………..$738,525.20 
b. Carry Over of FY-2020 Visa Charges…………………………………...$50,856.30 
c. Villa Timeshare Revenue Miscalculation……………………………$469,037.00 

 
TOTAL SHORFALL:     $1,258,418.50 

 
In addition, CRRA historically has a percentage of properties that failed to pay the yearly assessment; 
however, the FY2020 assessment funds received were actually higher that the three (3) previous years. 
 
The above incidents, while not all inclusive, were major factors likely causing the need for a Special 
Assessment of $250 per lot to meet the FY2021 shortfall.  The calculation provided by the General 
Manager and the Treasurer indicated that a $250 Special Assessment would result in approximately $1.25 
million in revenue.  This Special Assessment was needed to offset the financial shortfall indicated in the 
previous paragraphs. 
 
 
DEPLETION OF RESERVES AND THE 2016 and 2019 RESERVE STUDIES 
 
A review of the CRRA Reserve Study for 2016 and 2019 was completed to determine projections for the 
use of the CRRA Reserve Funds.  The studies simply put are guidelines and recommendations to enable 
the BOD to make decisions on how and when to utilize the Reserve Fund to maintain CRRA Assets.  The 
decisions made are at the discretion of the BOD based on the Reserve Study and an actual inspection of 
the CRRA asset. 
 
According to the Reserve Study dated March 9, 2016 (Exhibit 5), the Reserve Fund had a balance of 
$3,146,491 as of January 31, 2016.  The study recommended an annual increase of $297,000 for the period 
2017 through 2022 (a total of $1,485,000) to offset the cost for the replacement of the domestic water 
and sanitary waste pipes.  The study recommended a monthly increase in annual assessment of $7.65 or 
$91.80.  The annual assessment was raised $669 to $673 per lot, an increase of $4.  The additional increase 
in dues was not necessary as the BOD secured a low interest USDA loan to fund the water system. 
 
Regarding interior renovations of the CRRA Villas, the study disclosed that the Association historically 
conducted interior renovations in a phased manner.  The study advised that the Association planned to 
complete the “remaining interior renovations at all villas beginning by 2018 and concluding by 2019.”  The 
study did not indicate how many villas remained that needed interior renovations. The study 
recommended subsequent interior renovations beginning in 2026, concluding by 2028 and every 10 years 
thereafter.  
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According to the Reserve Study dated February 8, 2019 (Exhibit 6), it was noted that the Funding Goal of 
the study was to maintain the reserves above an adequate, not excessive threshold during one or more 
years of significant expenditures.  The plan recognized the critical years in 2020 and 2021 due to asphalt 
pavement replacement.  According to the report, a reserve balance threshold of $1,000,000 was directed 
by the BOD.  The study revealed that the status of the reserve fund was $1,027,830 which was $2,118,661 
less than recorded 3 years earlier.  The study recommended a monthly increase of $15.84 (annual increase 
of $190.08) per lot in order to achieve a stable and equitable Funding Plan for the Reserves.  The dues for 
FY-2020 was subsequently reduced from $673 to $634, a reduction of $39 per lot.  Furthermore, the dues 
for FY-2021 was reduced from $634 to $618, a further reduction of $16 per lot. 
 
Historic assessment rates from FY05 through FY21 are displayed at Exhibit 7. 
 
 
 
 
 
 
 
 
REVIEW OF SPENDING 
 
According to budget documents (Exhibit 8), the proposed Capital Reserve expenditures were as follows: 
 
FY-19  Paving 4.9 miles of Road……………………………………………….$651,000 
                             Replacing Vehicles………………………………………….……………..$158,000 
                             Remodeling Villas………………………………….……………………….$260,000 
                             Total FY-19 Budgeted:      $1,069,000 
 
FY-20  4.9 Miles of Asphalt, Mill & Overlay………………………………$615,536 
                             Replace River Park Bridge…………………………….………..……..$100,000 
                             Inspect Fife Bridge……………………………………..…………………..…$4,160 
               Pipes, Storm & Water Drainage…………………..……….…………..$56,934 
  Water Tower Kitchen Renovation………………..……….…..……..$40,496 
                             Recreation Center Exercise Equipment………………….…….……..$9,109 
                             Tennis Courts, Repair Cracks……………………………………….…….$10,000 
                             Foxhound Pool, Repair and Coating……………………….………….$10,248 
                             Replace Service Truck…………………………………………….………….$65,000 
                             Add New Service Truck………………………………..…………………….$65,000 
                             30 Villas – Exterior Painting……………………………………………..$200,000 
                             Electronic Lock System All Villas……………………………………….$150,000 
                             3 to 5 Selected Villas Interior Remodel……………………………….$80,000 
                             Total FY-20 Budgeted:                                                   $1,406,483 
 
FY-21                   2.4 Miles of Asphalt, existing paved, Mill & Overlay………….$320,424 

3.7 Miles Asphalt, Gravel Overlay……………………………………….379,990 
Pipes, Storm Water Drainage………………………………………………$51,350 
POA Bldg, Air Handler & Condenser……………………………………..$4,622 
Water Tower Kitchen Renovation, Phased………………………….$20,540 
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Water Tower Wood Siding & Paint……………………………………..$12,992 
Rec Center Exercise Equipment………………………………………….$13,351 
General Store Deck……………………………………………………………..14,378 
Foxhound Pool Concrete and Texture Coating………………….…$9,975 
Foxhound, Pool Finish Plaster……………………………………………..18,743 
Riverside Pool Restrooms………………………………………………….$15,405 
Fife Bridge Villas Interior Renovations……………………………….$30,297 
Rec Center Villas Interior Renovation…………………………………$30,297 
Maintenance Blue Bus Mr. Piggy………………………………………..$12,838 
Maintenance 1999 Ford Van………………………………………………$30,810 
Maintenance 1989 Ford E-350……………………………………………$35,945 
Maintenance 2000 GMC Bus Miss Piggy……………………………..$10,270 
Total FY-21 Budgeted                                                        $1,012,227 

                                            
 
 
 
 
 

1. PAVING – Prior to the FY-19 Budget, there was a plan discussed by a previous General Manager 
and the BOD regarding the paving of roads within Coosawattee.  While the details of the plan 
were not reviewed, some documents reviewed alluded to an analysis that paving roads would 
save money over time as the cost of maintaining gravel roads decreased.  In the FY19 Budget, the 
BOD approved a plan to utilize $651,000 of Capital Reserve funds to pave 4.9 miles of roads.  
According to records on file at CRRA, including the Accounts Payable Distribution (AP) to General 
Ledger (GL) Report, CRRA expended $821,069.72, a cost overrun of $170,069.72.  This does not 
include the additional cost of gravel (Exhibit 9). 

 
 

2. VILLA RENOVATIONS 
 
The 2019 Reserve Study listed a projected expenditure of $307,730 for Villa Renovations in FY-2019.  
When this study was issued, FY-2019 was 75% complete.  The report did not indicate if actual dollars were 
already spent were included in the $307,730. Focusing on the CRRA budgets, for FY-19 and FY-20, CRRA 
budgeted $260,00 for Villa Renovations in FY-19 and $280,000 in FY-20.  In addition, CRRA budgeted 
$150,000 to add an electronic lock system to all the Villas. 
 
On February 21, 2020, General Manager Rick Tanner published the GM Weekly Update (Exhibit 10).  In 
the update, he addressed rumors that the POA had spent $3,000,000 renovating the Villas.  He advised 
that the actual investment over a three year period was as follows: 
 

FY2018 -    $75,158 
FY2019 -  $327,325 
FY2020 – $302,478 
Total:       $705,478 
For FY-19 & FY -20 Total would be:  $629,803 
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On January 14, 2021, a General Ledger Detail Report (GLDR) for Villa Renovation Expenditures for the 
period January 1, 2019 through October 31, 2020 was obtained.  In order to ascertain the Villa Renovations 
for the first 8 months of FY-19, an additional GLDR was obtained for the period January 1, 2018 through 
December 31, 2018.  These reports (Exhibit 11) disclosed that CRRA actually spent approximately the 
following amounts: 
 
  FY2018  - Not reviewed 
  FY2019  - $1,607,730 – approximately 391% higher than reported by the GM Newsletter 
  FY2020  -     $353,954 – approximately 17% higher that reported by the GM Newsletter 
  Total:        $1,961,684 
  
The FY2019 actual expenditures were actually 391% higher and the FY2020 expenditures were actually 
17% higher than what was communicated by the GM in his newsletter.  This review conducted a further 
review of the four (4) following areas of expenditures: 
 

a. CARPET – During 2018 and 2019, a decision was made to replace the carpet in the Villas as 
part of the Villa renovations project.  During this period, it appears that more than $140,000 
was expended on carpet for the Villas.  A review of the project file, the Georgia Secretary of 
State website, CRRA Visa records as well as other records on the internet, the following 
information was disclosed: 

 
1. D&D Enterprises, 1711 Oakmont Place, Dalton, GA 30720 was the vendor (Exhibit 12).  After 

discussion with the current GM and a review of the files, D&D was apparently awarded the project 
without having to bid on the project. 

2. Based on various CRRA records and the Secretary of State website, it was determined that James 
Doyle, (AKA: Jimmy Doyle & Edward Doyle) was the carpet vendor under the company name of 
D&D Enterprises. 

3. Review of the Check Register, payments for the carpet project were issued to Edward Doyle and 
not D&D Enterprises (Exhibit 13). 

4. A review of the Secretary of State Business website disclosed that there was no company 
registered by the State of Georgia under the name D&D Enterprises in Dalton, GA.  Further review 
disclosed that Jimmy Doyle of 1711 Oakmont Place, Dalton, GA owned a business along with his 
wife Sandra named S D Carpets, Inc.; however, that company was dissolved in 1999 (Exhibit 14). 

5. During the review of CRRA records, it was revealed that CRRA purchased 7 rolls of carpet for 
repairs and maintenance under the buildings and grounds budget at a cost of $20,369.14 (Exhibit 
15, page 2). 

6. Greg Collis, Manager of CRRA Buildings and Grounds was contacted regarding the 7 rolls of carpet.  
He was unaware of extra carpet being purchased and advised that CRRA does not have storage 
area to store such an item.  In addition, he advised that GM Tanner used “a guy he knew” that 
lived in Dalton for the carpet project.  He also found it odd that GM Tanner used a CRRA trailer, 
drove to Dalton and returned to CRRA with the trailer overloaded with carpet.  He recalls being 
concerned about the safety regarding the oversized load of carpet. 

7. A review of the Facebook page of Sherri Tanner disclosed that Sandra Doyle was listed under her 
Friends page (Exhibit 16). 

8. A review of the CRRA Visa Account assigned to GM Tanner provided the following additional 
details regarding the carpet project which are maintained under Exhibit 17: 
 



8 
 

a.  On November 20, 2017, GM Tanner spent $11.12 for lunch at McDonald’s while in 
Dalton to look at carpet for Villas and get quote.  The quote has not been located in 
CRRA records. 

b. On December 7, 2017, GM Tanner spent $17.10 for two meals at Popeye’s in Calhoun, 
GA for a meeting with James Doyle, D&D Enterprises to discuss Villa carpet. 

c. On March 12, 2018, GM Tanner spent $20 at Pueblo Mexican Restaurant, Ellijay, GA 
to meet with E. Delgato, Carpet Layer. 

d. On March 22, 2018, GM Tanner spent $21.82 at Ednas Restaurant in Chatsworth, GA 
meeting with James Doyle, D&D to discuss carpeting Villas. 

e. On June 8, 2018, GM Tanner spent $17.50 at Ednas Restaurant in Chatsworth, GA 
meeting with James Doyle, D&D Carpet to discuss carpeting Villas. 

f. On January 25, 2019, GM Tanner spent $37.25 on two meals at Longhorn Steakhouse 
in East Ellijay, GA meeting with Jimmy Doyle (Carpet & Flooring Vendor). 

g. On February 7, 2019, GM Tanner spent $29.28 on two meals at Shane’s Rib Shack, 
East Ellijay, GA to have lunch with Jimmy Doyle, Carpet & Flooring Vendor. 

h. On March 30, 2019, GM Tanner spent $94.06 at a local named Chateau Meichtry to 
take Jimmy Doyle and his wife to lunch and wine tasting.  GM Tanner attached a 
memo advising that he (Tanner) had failed to take the carpeting crew to lunch the 
previous Friday as promised, so Doyle “stepped up” and took them instead.  This was 
Tanner’s way of making it up to Doyle.  No receipts are attached to the CRRA Charge 
Reconciliation sheet in violation of CRRA policy. 

i. On April 5, 2019, GM Tanner spent $63.13 at Canteberry Restaurant for four meals 
for the carpet crew which included Tanner, Jimmy Doyle, Uriel Delgado and one other 
worker. 

 
Based on certain facts obtained during the review of the carpet project, there is an indication that a 
possible kickback scheme may exist in the carpeting of the Villas project.  The following facts indicate the 
potential for a kickback scheme: 
 

1. An appearance of a previous personal relationship between Tanner and Doyle. 
2. The bid process was allegedly not utilized. 
3. Evidence indicates Tanner procured the carpet and delivered it to CRRA. 
4. D&D Enterprises appears to be nonexistent. 
5. Evidence indicates that a local Ellijay carpet layer named Delgado performed the installation. 
6. Invoices have an appearance of being produced on a home computer. 
7. Doyle’s carpet business closed in 1999. 
8. Payments according to the CRRA Check Register were been made directly to Doyle and not D&D. 
9. The numerous lunch meetings to discuss carpet installation funded by the use of the CRRA Visa. 

 
These facts and circumstances are merely an indication and are not conclusive.  This matter has been 
referred to both local and federal law enforcement agencies for consideration of a criminal investigation. 
 
 

b. REVIEW OF VISA ACCOUNT – The CRAA Visa Account for the periods May 2017 through 
November 2020 was reviewed to determine potential expenditures for Villa Renovations.  A 
review of 10,233 pages of statements and supporting documentation was reviewed.  The 
review disclosed that a voluminous amount of furniture, wall art, televisions and 
miscellaneous items were purchased utilizing the Visa Card.  It appears that the items were 
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purchased and never capitalized in the CRRA financial Records.  In addition, no inventory list 
of property, such as furniture, televisions and wall art located in the Villas was created or 
maintained.  The lack of inventory was confirmed with the current General Manager.  A 
sample of some of the purchases for Villas located at River Park are as follows: 

 
RIVER PARK – Two 12’X14’ Cedar Gazebos were purchased for River Park and are located adjacent to the 
Lodge, a building containing four Villas (1A, 1B, 1C and 1D) (Exhibit 18). 
 
The below listed items were also purchased utilizing the Visa Account and the documentation is displayed 
in Exhibit 19.  There was no inventory of items maintained in the Villas. 
 
VILLA 1A  (Lodge) 
 
 Clarke 2 pc. Top Grain Leather Sofa & Loveseat at a cost of $2460.99 
 Niko 6-pc Modular Seating at a cost of $1,711.99 
 Crestdale 3 pc. Woven Swivel Café Set for a cost of $481.49 
 Naples Indoor/Outdoor Rug at cost of $64.19 

50” Samsung Television at a cost of $402.79 
 
 
 
VILLA 1B (Lodge) 
 
 Niko 6-pc Modular Seating at a cost of $1,711.99 
 Crestdale 3 pc. Woven Swivel Café Set for a cost of $481.49 
 2 Lily 30” Barstools at a cost of $363.78 
 Naples Indoor/Outdoor Rug at cost of $64.19 
 Clark 2 pc Leather Sofa and Loveseat at a cost of $2,460.99 

50” Samsung Television at a cost of $402.79 
 
VILLA 1C (Lodge) 
 

Deck Furniture (not described) at a cost of $1,497.99 
Crestdale 3 pc. Woven Swivel Café Set for a cost of $481.49 
Dining Set (no supporting documentation) at a cost of $266.43 
Naples Indoor/Outdoor Rug at cost of $64.19 
Halsey 2-piece Top Grain Leather Reclining set at a cost of $2032.99 
50” Samsung Television at a cost of $402.79 

 
VILLA 1D (Lodge) 
 

Set of Slipper Chairs at a cost of $203.29 
Crestdale 3 pc. Woven Swivel Café Set for a cost of $481.49 
Lifetime Rough Cut 150-gal Deck Box at a cost of $213.99 
Assorted wall art, candles, dinnerware, etc. at a cost of $304.10 

 
VILLA 4B 
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50” Samsung Television at a cost of $370.97, purchased 3-21-2018 
50” Samsung Television at a cost of $402.79, purchased 2-25-2018 
Naples Indoor/Outdoor Rug at cost of $64.19 
Valentia 7-piece Dining Set at a cost of $834.59 
Lifetime Adirondack Chairs at a cost of $333.81 

 
VILLA 5B 
 
 Naples Indoor/Outdoor Rug at cost of $64.19 
 Decorative Pillows, Wall Art and Mirrors at a cost of $222.52 
 Art, Canvas & Antler Décor at a cost of $162.57 
 Home accents, candlel and floral at a cost of $65.22 

50” Samsung Television at a cost of $370.97 
Lifetime Adirondack Chairs at a cost of $333.81 
Valentia 7-piece Dining Set at a cost of $834.59 
Arlington 3-pc Leather Set with Pushback Recliner at a cost of $3,209.99 
Austin 4-piece Leather Living Room Set at a cost of $2,567.99 

 
 
 
 
VILLA 6B 
 

50” Samsung Television at a cost of $370.97 
Lifetime Adirondack Chairs at a cost of $333.81 

 
The above list is just a sample of some of the purchases made for furniture, televisions and décor.  It was 
noted that during a walk-through of the Lodge, the Samsung 50” Smart televisions could not be located 
in Villas 1A, 1B and 1C.  In addition, Villa 1B had marking on the living room wall and stairwell wall which 
looked like art work may have been removed.  Furthermore, one of the upstairs bedrooms in Villa 1D had 
a wall built splitting the bedroom into two very small rooms.  Each room has a set of bunk beds (Exhibit 
20). 
 
 
LODGE/VILLA USAGE AT RIVERPARK 
 
During this review, it was observed that a tremendous amount of CRRA funds were expended to renovate 
the CRRA Villas for the purpose of increasing the profit received through the Villa rental program.  There 
was no evidence obtained that disclosed if a Cost Benefit Analysis was completed to determine the return 
on investment of such funds. During the course of this review, records of Villa Occupancy were requested 
for the Villas located at River Park, this included the Lodge.  This review only focused on the River Park 
Villas to obtain a partial picture of Villa revenues.  This review included the Lodge which has Villas 1A, 1B, 
1C and 1D along with the A Frames which are numbered as Villas 2B, 3B, 4B, 5B and 6B.  Information was 
obtained showing that a substantial amount of furniture was purchased using the CRRA Credit Card for 
these particular Villas.  A review of the other Villas within CRRA was not accomplished. 
 
A request was made to the POA for occupancy records and revenue received for the River Park Villas for 
Calendar Years 2018, 2019 and 2020.  The records for 2018 were no longer available due to CRRA changing 



11 
 

the system that manages the Villas.  A report regarding 2019 and 2020 (Exhibit 21) was received and 
disclosed the following: 
 

1.  The Lodge had 0 accommodations with no revenue received during the period January 
through October 2019.  In November and December 2019 there were 15 total 
accommodations booked and $907.73 in revenue received. 

2. In 2020, the Lodge booked 193 accommodations and received $14,863.51.  There were zero 
accommodations booked and no revenue received in May of 2020 due to COVID. 

3. The A Frames had 0 accommodations with no revenue received during the period January 
through October 2019.  In November through December 2019, there were 102 
accommodations with $8,242.84 in revenue. 

4. In 2020, the A Frames booked 666 accommodations and received $49,298.51 in revenue. 
 
A review of Utility Costs for the Lodge (Villas 1A, 1B, 1C and 1D) indicate that the Lodge was being utilized 
even though the Occupancy Reports showed no usage.  For instance, in August 2019 there was a 
significant spike in the Electric Bills while September showed a significant spike in the water bills.  These 
costs could be for the same period depending upon the billing cycles (Exhibit 21).  Furthermore, it should 
be noted that utility bills for April 2020 were not accurate due to adjustments made in April 2020 in the 
General Ledger just prior to the Annual Audit.  There were approximately 566 adjustments made in April 
2020. 
 
NOTE:  According to the records, the River Park Villas received a substantial more amount of revenue 
during the 2020 COVID pandemic than in 2019.  In addition, it should be noted that information was 
received that the former General Manager occupied at least one of the Villas located in the Lodge. 
 
 
 
VISA ACCOUNT ANALYSIS 
 
A review of the CRRA Credit Card Policy dated January 19, 2013 (Exhibit 22) disclosed that the General 
Manager was supposed to have a Credit Limit of $5,000.  A review of the credit card documentation 
disclosed that in May 2017 the credit limit was $20,000, well above the amount established by CRRA 
policy.  In March 2018, the line of credit was raised to $50,000.  No documentation was uncovered to 
determine who authorized raising the limit to $50,000.  In addition, the credit card was for business 
related expenses only and was not allowed to be used for personal expenses. 
 
A review of the Visa Account documentation from May 2017 to January 2021 was reviewed.  A total of 
10,233 pages of documentation was reviewed to determine the usage of the credit card account.  While 
not all inclusive, the following charges were noted as possible abuse/misuse of the CRRA credit card. 
 

1.  Off Road Tire Purchase for Vehicle 541:  Vehicle 541 is a 2017 Toyota Tacoma with low 
mileage.  On January 8, 2021 the vehicle had 32,557 miles recorded on the odometer.  A 
review of the AP Distribution Report disclosed that this vehicle received new tires in January 
2019 at Ellijay Tire for a cost of $599.20.  Fuel purchase records disclosed that in early 2019, 
this vehicle was assigned to Christopher Plumley.  Fuel purchase records in September 2019 
disclosed that the vehicle had been reassigned to Sherri Tanner, the Villa Manager and wife 
of the General Manager Rick Tanner.  On October 1, 2019, this vehicle was taken to Sam’s 
Club, Woodstock, GA and new Goodyear Wrangler DuraTrac off road tires were purchased at 
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a cost of $772.04.  There was no disposal fee indicating the tires were returned to the vehicle 
owner.  In addition, the receipt lists a thank you message to Coastal Creek Outfitters, LLC 
which may be membership account used.  Greg Collis was interviewed and he advised that he 
did not know why new tires were placed on the Tacoma that already had new tires.  In 
addition, the original set of new tires were not returned to Roads and Grounds.  (Exhibit 23). 

 
2. Purchase on February 3, 2018 for dinner for 3 people including GM Tanner, Michael Latham 

and Audrey (not further identified).  The CRRA charge reconciliation form indicated the dinner 
was for “Marketing” and the receipt listed Coastal Creek Outfitters (same name listed in 
paragraph 1 above).  Basic internet searches disclosed an association between Michael 
Latham and Sherri Tanner, possibly a relative.  Further internet checks disclosed that Michael 
Latham is associated with and possibly owns Coastal Creek Outfitters, LLC in Lake Charles, LA.  
A review of the Coastal Creek Outfitters website disclosed that they provide fishing 
equipment/trips and are not a Media Consulting Firm.  A further review of the website 
disclosed pictures of clients, one picture appeared to be GM Rick Tanner wearing a CRRA shirt 
holding a large fish. (Exhibit 24). 

 
3. Purchase on April 7, 2018 of lunch at Longhorn Steakhouse for James Doyle, Doyle Media to 

discuss cell tower in CRRA.  This is the same James Doyle that was paid to replace the carpet 
in the Villas.  Doyle Media is owned by his wife Sandra Doyle, a friend of Sherri Tanner’s 
according to Facebook.  Furthermore, Doyle Media operates 3 billboards on I-75 near Dalton, 
GA and there is no indication they provide any other service, including cell tower consultation 
(Exhibit 25). 

 
4. A Visa charge for lodging on February 19-20, 2018 for 6 guests at the Wilderness of the 

Smokies, for two nights.  Wilderness of the Smokies is an indoor water park located in 
Sevierville, TN, an approximate 3 hour drive from Ellijay, GA.  The CRRA charge sheet listed 
the travel for the purpose of looking at the pool enclosure for the Rec Center (Exhibit 26). 

 
5. A Visa charge for the purchase of a Singer Sewing Machine used to hem curtains and according 

to the GM Newsletter was to be maintained in the library and available for use by Property 
Owners.  A check of the library disclosed the sewing machine was missing.  A CRRA employee 
advised that GM Tanner took it with him when he left Exhibit 27). 

 
6. Other notable Visa charges include charges for propane for the grill at the Lodge; lunch with 

Wholesale Granite vendor; lunch with the Villa deck crew; breakfast with the Edward Jones 
financial representative; and lunch for the GM and his wife on Christmas Eve 2019 in Dalton, 
GA (Exhibit 28). 

 
 
USDA WATER LOAN REVIEW 
 
On February 14, 2017, USDA issued a letter of conditions which were required by to be met by CRRA in 
order to secure the $3,270,000 Water System Improvement loan.  This letter of conditions was signed and 
the agreed upon by CRRA (Exhibit 29). 
 
Paragraph 2 on Project Funding states that “Agency funds will not be used to pre-finance funds committed 
to the project from other sources.”  In the April 2020 Treasurer’s Report on Page 5, there is a note stating 
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that $737,000 of FY21 Prepaids were used for FY20 operations and would be repaid through collection of 
current account receivables and reimbursement of USDA water project expenses.  This action may be a 
violation of the USDA agreement. 
 
Paragraph 9(a) required CRRA established requirements for a Debt Service Reserve.  CRRA was required 
to establish this account and deposit $1,125 monthly until the account reached a level of $134,988 for the 
life of the loan.  Prior written concurrence from the USDA must be obtained before funds may be 
withdrawn from this account for the life of the loan.  There is no evidence that CRRA established a separate 
Reserve Account for the water loan, but apparently relied on the Reserve Account that was intact at the 
time of the Loan Agreement execution which was signed on February 18, 2017.  The amount of funds in 
the Reserve Account in February 2017 was unavailable during this review; however, the fund did have 
0ver $900,000 in October 2017.  In September 2019, the Reserve Fund dropped to $18,804 which was 
well below the required level set forth by the Loan Agreement.  The fund continued to drop to the lowest 
level $2,597.50 in March of 2020.  In August of 2020, the fund increased to $180,655 and put CRRA back 
in compliance.  There was no evidence found indicating CRRA requested nor received the written 
concurrence (waiver) of the USDA to reduce the Reserve Agreement below the established threshold. 
 
Paragraph 9(b) requires in addition to the Debt Service Reserve, a Short-Lived Asset Reserve was required 
to be established for repairs and maintenance of the system.  CRRA was required to deposit at least $220 
annually into the fund.  While the amount seems negligible, it was and still is a requirement of Loan 
Agreement that based on the documentation available has not been met. 
 
Paragraph 22 of the Agreement required CRRA to have Vulnerability Assessment/Emergency Response 
Plan (VA/ERP) in place prior to receiving the loan.  A review of records and contact with CRRA 
representatives disclosed that neither action had been completed and continues to be absent.  There was 
no evidence reviewed that these requirements were waived; however, there may be legal arguments by 
closing without this information the requirement has been waived.  There is a probability that unless CRRA 
can provide evidence that these requirements were met, CRRA may be in breach of the entire water loan 
agreement.  Milestones chart utilized by CRRA to manage the water loan process disclosed CRRA was well 
aware of the VRA/ERP requirements.  No evidence was found that the chart was ever updated to reflect 
that the VRA/ERP had been completed. 
 
Of important note in the signed Loan Resolution Security Agreement, Section 5, Paragraph J states as 
follows:  “It will not modify or amend the Articles of Incorporation or the Bylaws of the Organization 
without the written consent of the Government.” 
 
SPECIAL LOT SALES PROGRAM 
 
In late 2017, a Special Lot Sale Promotion was initiated for the stated purpose of reducing the inventory 
of CRRA owned lots as well as reducing the annual cost in property tax.  Furthermore, the sales of these 
lots would change these lots from non-assessable to assessable.  The Lot Sales Program was approved by 
the BOD on November 18, 2017 (Exhibit 30).  There was no documentation in the BOD records that 
provided the details of the Lot Sales Program.  While no documentation could be provided by CRRA 
regarding the details of the program, based on documentation obtained the lots were apparently sold for 
$1000.00 each, no legal fees were paid by the purchaser for the deed transfer and the $500.00 Capital 
Contribution was waived. 
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During this review, two former BOD members came forward and advised that Jonathan Metzger, Sales 
and Marketing Manager, CRRA complained to them that BOD Treasurer Joseph Elkins was pressuring him 
to sell a CRRA owned lot that was adjacent to his wife’s property for $1000.00.  Metzger advised that after 
he refused, the Lot Sales Promotion was introduced.  Mr. Metzger was unavailable for interview because 
he is deceased.  The testimony of the two former BOD members would most likely be admissible in any 
potential litigation under Rule 804 of the Federal Rules of Evidence, thus it is included in this report (Exhibit 
31). 
 
On November 18, 2017, a Finance Committee Recommendation was presented to the CRRA BOD in 
Executive Session.  The recommendation was for the BOD to approve the General Manager’s plan for a 
limited time lots sale promotion for current owners in good standing. The recommendation had no 
documented details of the program.   The minutes of the BOD Meeting disclosed that Joseph Elkins, 
Treasurer was present in the meeting and voted in favor of the Special Lot Sale.  There was no evidence 
found that Mr. Elkins disclosed to the BOD his personal interest in the Lot adjacent to his wife’s property 
and no evidence that he recused himself from the vote (Exhibit 30). To the extent additional information 
is provided showing a disclosure it will be reviewed and this document may be revised accordingly.  
 
If Mr. Elkins did not disclose his (or his wife’s) financial interest in the Lot Purchase Program and by 
participating in the vote to approve the program, Mr. Elkin’s may have violated the CRRA Conflict of 
Interest Policy.  In addition, by voting for the program which gave preferential treatment to property 
owners who had CRRA owned lots adjacent to their property, he may have violated the CRRA Conflict of 
Interest Policy (Exhibit 32).  
 
On December 19, 2017, the Finance Committee held their monthly meeting.  The minutes of the meeting 
disclosed that GM Rick Tanner and Treasurer Joseph Elkins presented information including distributing 
copies of the forms that would be used in the promotion.  The sales form disclosed that property owners 
who had CRRA Lots adjoining their lot were the only owners allowed to purchase a lot for $1,000 during 
the first 30 days beginning January 2, 2018.  All other property owners in good standing could start 
purchasing lots at a cost of $1,000 beginning February 1, 2018 (Exhibit 33). 
 
 
  
Additional review of BOD minutes and other documentation, it was determined that the Special Lot Sales 
would offer CRRA owned for $1,000 each and apparently waived the $500 Capital Contribution.  During 
the course of the sale, 171 CRRA owned lots were sold.  No documentation has been found where the 
Capital Contribution was specifically waived; however, the $500 was not collected according to the CRRA 
records.  According to Article VII., Section 7A of the CRRA By-Laws (Amendment dated March 8, 2008), all 
members are subject to the Capital Contribution upon transfer of a deed.  No transfers are exempt unless 
the BOD approves an exemption.  Exemptions are considered on a case by case basis and generally fall 
into one of three categories which the Special Lot Sales did not meet.  In addition, the By-Laws make no 
mention of a waiver of the Capital Contribution for a Special Lots Sales (Exhibit 34).  The failure to collect 
the Capital Contribution for 171 lots sold resulted in the loss of $85,500. 
 
According to financial documentation obtained from the January 2018 BOD packet, CRRA sold 47 CRRA 
owned lots during the period May 1, 2017 through December 31, 2017 for a total sales revenue of 
$173,800.00 (Exhibit 35).  This averages out to $3,697.87 per lot.  Maintaining this average would have 
generated an additional $461,335.77 for the 171 lots sold via the Special Lot Sales Program.  The total 
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estimated loss of revenue through the Special Lots Sale was $546,835.77 based on the January 2018 Sales 
and Marketing Sheet and the failure to collect the Capital Contribution.  
 
CONTROVERSY OVER LOT BF-562 
 
Lot BF-562 was a CRRA owned lot that is located on Rose Court in Beaver Forest.  The lot adjoins BF-418 
which has a street address of 743 Villa Drive (Exhibit 36).  743 Villa Drive (LOT BF-418) is owned by Sharon 
E. Rosell, the spouse of Beaver Forest BOD member and former Treasurer Joseph Elkins.  Mr. Elkins was 
the Treasurer at the time of this lot sale. 
 
On December 28, 2017, Patrick Curley and Stephanie Mosley made an offer of $3,500 which was received 
by Jonathan Metzger, CRRA Sales & Marketing Manager.  Metzger advised that the property was under a 
Quiet Title action and Curley/Mosley would be responsible for the attorney fees associated with Quiet 
Title process.  In addition, the closing would be in 10 days and the process would fall outside the Special 
Lot Sales program.  Curley agreed to pay the required attorney fees and even reached out to the attorney 
to begin the process.  In addition, Curley offered to provide a 10% Earnest Money deposit.  On January 3, 
2018, Metzger advised Curley that the GM accepted another offer under the Special Lot Sale Program 
(Exhibit 37).   
 
Prior to the Curley/Mosley offer, Elkins and Rosell had made the decision to purchase BF-562 under the 
Special Lots Sale Program as evidenced by their Official Check for $1,000 dated December 26, 2017.  On 
the lower left of the check there was a memo which reads as follows:  “JOSEPH ELKINS  Sharon Rosell for 
BF-562” (Exhibit 38). 
 
On or about January 3, 2018, Rosell submit an offer for BF-562 via the CRRA Limited-Time Lot Sales 
Promotion.  A receipt for $1,000 was dated January 3, 2018 (Exhibit 39). 
 
On May 30, 2018, a QUITCLAIM DEED was filed with the Gilmer County Clerk of Superior Court transferring 
the property from CRRA to Rosell.  Elkins signed as one of the CRRA representatives transferring the 
property to his spouse (Rosell) (Exhibit 40). 
 
A review of the documentation received in the sale disclosed the following observation: 
 
Projected Cost of Sale to Curley/Moseley for BF-562 
 
 Sale Price: $3,500 
 Capital Contribution:  $500 
 Cost of Attorney Fee for Quiet Claim:  Approximately $1,000 (projected savings for CRRA) 
 Total value for CRRA:  Approximately $5,000 
 
Projected Cost of Sale to Rosell (Elkins) for BF-562 
 
 Sale Price:  $1,000 
 Capital Contribution:  $0 
 Cost of Attorney Fee for Quiet Claim:  Approximately $1,000 in cost to CRRA  
 Total value to CRRA:  Approximately $0 
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NOTE:  This report is not all inclusive of all potential financial related issues within CRRA.  In order to obtain 
a complete detailed analysis, a forensic audit would need to be conducted.    This review was completed 
for the purpose of shedding light on some of the factors which led to a $250 Special Assessment to pay 
for operating and other expense during FY2021.  This report is submitted to the BOD for review and any 
further action the BOD deems necessary. 
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10/31/2017 
2/1/2018 
3/1/2018 
6/30/2018 
8/15/2018 
8/30/2018 
9/30/2018 
10/31/2018 
12/31/2018 
1/31/2019 
2/28/2019 
3/31/2019 
4/30/2019 
5/31/2019 
7/2/2019 
7/30/2019 
9/3/2019 
9/30/2019 
10/31/2019 
12/3/2019 
12/31/2019 
1/31/2020 
2/28/2020 
3/31/2020 
4/30/2020 
5/31/2020 
6/26/2020 
8/30/2020 
9/28/2020 
10/31/2020 
12/31/2020 

TOTAL FUNDS 

3,362,407.36 
2,731,051.77 
2,600,963.34 
3,082,442.84 
3,084,697.22 
3,958,291.36 
3,433,322.68 
2,865,493.14 
1,923,008.70 
1,628,572.30 
1,210,134.00 

875,255 
1,420,709.00 
2,414,109.00 

2,298,722 
2,153,028.00 

1,527,102 
1,289,581 

649,426 
452,817 

. 353,292 
296,516 
186,212 

379,901.00 
1,021,149.00 

1,826,216 
1,943,953 
1,863,268 
1,897,371 
1,791,441 
2,109,234 

'-' 

4,500,000.00 

4,000,000.00 

3,500,000.00 

3,000,000.00 

2,500,000.00 

2,000,000.00 

1,500,000.00 

1,000,000.00 

500,000.00 

0.00 

TOTAL FUNDS 
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