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________________________________________________________________________ 
Board of Directors 

Meeting Minutes 
6:00 PM/ 11/7/2019 

Smoot Library, King George, VA 

1. Call to order at 6pm
2. Present:

a. Dale Breer (22)
b. Dave Cullin (20) Treasurer
c. Brian Riley (22) Secretary
d. Michele Robinson (20) VP
e. Tracy Usry(21) President

3. Board Members absent: Jim Hanson (22) Clark Ackerman (21)
4. HOA Members present: Jim Buckley, Frank D’Angelo, Rebecca and Dean

Love
5. Public Comment:

a. Jim Buckley 1st complaint: is based on compliance and the rule of
law regarding the Capitol Reserve Study (CRS). Mr. Buckley explains
how the complaint process works. The objective is to do what the
law tells us to do. Mr. Buckley went on to state the gist of the
complaint. Requests were made regarding the CRS and he did not
receive this in a timely manner. The BOD did present a CRS study
conducted by the BOD on 10/19. Mr. Buckley has looked at the
BOD’s CRS and does not think that it complies with the state of
Virginia’s guidelines. There were no questions as far as the nature
of his complaint. Mr. Buckley explains how, what, where, why, and
when the CRS is to be conducted based on State laws. All assets
must be included in the CRS, i.e., roads, culverts, dock area, and
trails. Mr. Buckley brought supporting documents for his complaint.
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(See attachments) Mr. Buckley advised that the BOD should not 
move forward with the BOD’s CRS. He suggested we hire an 
engineering firm to comply with Virginia law for a CRS. 

b. BOD: The BOD discussed that they tried to follow law based on an 
annual budget. The BOD decided that Mr. Buckley was correct, and 
that the CRS should be done by a CRS contractor to ensure that the 
study meets State laws. Tracy Usry motioned 2nd by Brian Riley to 
vote on whether the BOD’s CRS meets Virginia State laws and if it 
should be done by a professional CRS contractor. 

i. Vote results: Unanimous yes, that the BOD’s CRS was not 
adequate, and we need to use a CRS contractor. Dave Cullen 
will get three proposals from contractors. 

c. Jim Buckley’s 2nd complaint: The BOD exceeded its authority 
limiting access to the dock area.  Additionally, the BOD is 
responsible for maintaining the dock area and all its components, 
including the boat ramp. This should be a dead issue and 
acknowledged by the BOD/HOA. The dock area has been a concern 
in the neighborhood for a while. The dock roadway always needs to 
be accessible and should be maintained by the HOA. Mr. Buckley 
presented supporting documents from previous BOD meetings and 
minutes, documents, bylaws and covenants, HOA petition, and a 
letter from the county to an HOA member. There was discussion to 
place signs at the dock area stating that motor vehicles could not 
drive down the ramp to the dock. This complaint came from the 
previous BOD meetings. Specifically, The BOD meeting 7/10/19 
made a motion to have the signs posted which was not seconded.  
Therefore, that motion was dead. (See attachments) 

d. BOD: Discussed the documents, the use, and the accessibility of the 
dock area. The BOD determined that the dock area is a dead issue 
and the dock area should always be accessible and that any HOA 
member or guest should be able to drive down to the dock. The 
previous BOD exceeded its authority and the driveway should be 
used by motor vehicles.  The dock area issue should be a dead 
issue. Tracy Usry made motion Brian Riley2nd to vote on the 
complaint 2. (3 part vote) 
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e. Complaint 2 voting results parts 1-3:
i. PART 1:  Did the BOD exceed its authority in trying to restrict 

access with putting signs up that say, “DO NOT DRIVE ON 
RAMP”?

1. Tracy Usry-No, Dale Breer-yes, Michele Robinson-yes, 
Dave Cullen-yes, Brian Riley-yes

ii. Part 2: Is the dock ramp issue (driving on the ramp down to 
the dock with a motorized vehicles) a dead issue?

1. Tracy Usry-yes, Dale Breer-yes, Michele Robinson-yes, 
Dave Cullen-yes, Brian Riley-yes

iii. Part 3: Is accepting that points 1 and 2 are a resolution on the 
dock area making it a dead issue and the access and driving on 
the dock ramp reserved for the HOA and guest?

1. Tracy Usry-yes, Dale Breer-yes, Michele Robinson-yes, 
Dave Cullen-yes, Brian Riley-yes

iv. Resolution: Tracy Usry will send out letters regarding 
complaints 1 and 2 stating that the BOD will seek out a 
contractor for the CRS and that the dock area accessibility is 
reserved by the HOA and guest, and motor vehicles are 
allowed on the ramp for the dock.

f. Mr. Buckley’s remaining complaints scheduled for resolution on 
11/18/2020 at 7:00 pm at Smoot library.

g. Date for next Board meeting: 11/14/19
h. Motion by Tracy Usry and 2nd by Brian Riley to Adjourn at 9pm

Minutes submitted by Brian Riley 



Frady's Letter From Mike Newchok /King George County, Va.

Board, 

Bruce and I had a wonderful and informative meeting with Mike Newchok from the County today. Great 

news: as has been known by most for years and reiterated by Jim Buckley and others at Thursday's 

Board Meeting, yes the driveway to the dock is certainly protected under the provisions of the 

Chesapeake Bay Act. So this issue never becomes a concern again, please review and retain the 

following email and attachments from the County for the Association's records. Also, please ensure the 

maintenance for driveway to the gazebo and dock are incorporated into the reserve study. 

Sincerely, Laura Frady 

Sent from my iPad 

Begin forwarded message: 

From: Michael Newchok 

<

Date: July 12, 2019 at 3:59:54 PM EDT 

To: fradylaura 

 Subject: The Meadows RPA 

Mrs. Frady: 

It was a pleasure meeting you and your husband today. As we previously discussed, in addition 

to the requirements of the Chesapeake Bay Preservation Act, we believe it is a best practice to preserve 

the 100-foot Resource Protection Areas adjacent to streams and tidal wetlands. No new development 

or mechanized equipment (with limited exceptions) are allowed in these areas because these Resource 

Protection Areas have an important function to filter water of pollution before it enters out waterways. 

According to the plat of the area provided by Deputy Surveying, Mr. Washington stated he 

constructed the wooden dock in the mid-to-late 1970s. The road that leads to the dock has been in 

place at least that long, meaning it pre-dates the Chesapeake Bay Preservation Act by at least a 

decade. 

It's doubtful the road as it's currently located and constructed would be permitted today, but 

when it was built, it was compliant, and I did not see any signs that disturbed soil or sediment was 

washing from the road into Chotank Creek. The road appears to be rarely used, and continued light use 

should be acceptable. However, if the traffic load increases, or other factors change and sediment starts 

to wash off the road, stabilization measures will need to be applied to ensure material is kept out of the 

nearby waterway. 

As always, please feel free to call me anytime if you have any questions or I can be of any 

assistance. 

Michael Newchok 

Environmental Inspector 

King George County 

Ph: 540/775-8556 

Fax: 540/775-3139 
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ASSOCIATION COMPLAINT FORM 

(for Complaints Against Association or Board) 

References 

a) Virginia Property Owners' Act, § 55-513. Adoption & Enforcement of Rules.
b) Membership Special Meeting Request, dated 2 August 2015
c) 26 September 2015 Meadows at Dahlgren HOA Membership Special Meeting Minutes
d) King George County GIS data for Lot 37, Meadows at Dahlgren
e) Division Plat Lots 37, 38, and 39 Meadows at Dahlgren, dated January 14, 1999
f) Plat Recorded in King George County Plat Book #16, Page 209
g) Deed of Easements & Common Property Maintenance Agreement for Meadows at Dahlgren, dated 29

December 1998
h) Declaration of Protective Covenants, Meadows at Dahlgren
i) State & Code of the County of King George

1. Section 9 VAC 10-20-150 A 1 [see document DCR-CBLAD-018)(09/02]
2. Chapter 16 Wetlands, Sec. 16-3. Permitted uses, para (9).
3. Appendix A County Zoning Ordinance, Article 1 Sec. 1.10. Nonconforming uses, & Para 1.10.2 & Para

1.10.2.a.
4. Article 8- Chesapeake Bay Preservation Area overlay District, Sec. 8.14. Nonconforming use,

nonconforming structures.
j) 19 March 2019 Meadows at Dahlgren BOD Meeting Minutes (still marked as "Draft" as of 10 July 2019).

Background 

❖ Reference (a) provides Association members the authority, by a majority of votes cast, to repeal any rule or
regulation adopted by its board of directors.

❖ Reference (b) is the meeting request & Reference (c) are the meeting minutes for a Special Meeting, called by
over 25% of the Membership, and against the Board of Directors' desire, to affirm: "that the gate to the dock be

unlocked with vehicle access restored to members of this association." As recorded in these special meeting
minutes, the motion carried by a majority of membership votes cast (45 to 34 margin) and thereby legally
repealed a BOD previous unlawful decision to restrict member vehicle access to the Association's dock & gazebo
along a recorded driveway located within the Association's Recreational Area.

❖ Reference (d) depicts the location & provides record that the driveway in question exists as a previously
authorized condition & amenity within the Association's Recreational Area.

❖ Reference (e) provides record that the entirely of this known and recorded driveway purposely falls within the
bounds of the Recreational Area. In 2015, this was confined by a recorded survey executed by Deputy Land
Surveying.

❖ Reference (f) is record that the dock, and therefore the driveway leading to it, were established & placed into
service during the mid to late 1970s & prior to the restrictions imposed by the Chesapeake Bay Preservation
Act. This can also be verified by Deputy Land Surveying & by aerial photographs that pre-date the Act.

❖ Exhibit A within Reference (g) indicates that on 29 December 1998, the driveway in question as well as the
other amenities within the Recreational Area legally transferred to the Association from BlueGreen Properties
of Virginia, Inc., as one of the "improvements now or hereafter located thereon for the use and enjoyment of the

owners of lots in the Meadows at Dahlgren.''

❖ Reference (h) protects & expressly reserves lot owner rights to use this driveway for ingress & egress to the
Association's dock and gazebo. It also declares that all property described on the recorded plats shall be held,

- --

 



































August 2nd, 2015 

To Our Fellow Members ofThe Meadows at Dahlgren Homeowners Association, 

This letter is in response to the 13 June 2015 letter from John Lundberg, President of the Meadows 
Board of Directors (BOD). 

While we applaud the Meadows' Board of Directors decision to communicate the ongoing issues, this 
communicatibn is long overdue and comes only after persistent pressure; pressure that includes 
potential legal action from a number of concerned Association members. There have been some 
questionable and concerning history, decisions, statements and actions by this Board and the 
easements referenced. Members of the community should be afforded the opportunity to participate 
and become fully aware of these issues and the ongoing discussions. This letter is intended to alert the 
membership that there are larger issues that have not been widely communicated or understood, and 
to formally notify the Board of our disappointment and concerns. We believe that a special meeting is 
warranted before any further actions are taken with regard to these easements. 

Mr. Lundberg's letter of 13 June 2015 states that "Under the advice of the lawyer, the BOD plans to

enter into an agreement on behalf of the HOA with the owners of Lot 37 that defines reasonable use of 

the easement". Mr. Lundberg then outlines the steps leading to this agreement. One of those steps 
states that a special meeting will be called only "if significant response or objection is received". We, the 
undersigned, believe that a special meeting MUST be called. Mr. Lundberg's letter goes on to state that 
the "BOD will be responsible for making any final adjustments to the plan to arrive at a final agreement. 11 

The Board has stated an explicit intent to enter into an agreement on behalf of all members of the 
Association while opining that the Board of Directors will have the final decision regarding this 
agreement. They will decide if our response is significant. They will decide if a special meeting is called. 
They will decide if our inputs and concerns are worth considering. They will decide what final 
adjustments will be made. 

Any agreement will potentially and forever bind all members of the Association and may create 
unnecessary limitation and restrictions to our use and enjoyment of our common properties. These 
restrictions could well affect our access to the dock as well as all of our property values. It is 
inconceivable that the Board would propose entering into an agreement without promising the 
certainty of a special meeting and allowing the membership to vote on a decision that will affect and 
restrict our present and future. 

It is worth mentioning that the �xisting easements already confer rights to all members of the 
Association and any new restrictions imposed on the membership would be restrictions never before 
defined. Any restrictions to our use of these easements were not part of the Deed of Easements 
--.....::...-�--=--:---------:----:---�----�.,...----

conferred to us when we bought our properties. In short, the Board is proposing changes to the terms, 
conditions, and use under which we purchased our property. The Board is proposing changes and 
retaining the option to allow or disallow us to have a say on these changes. Board of Director meeting 
minutes over the last few years detail decisions driven by conjecture and speculation and therefore may 
be an attempt to solve a problem that does not exist. We believe the Board should further explain their 
·proposed action and the rationale for taking it. Recent actions taken by the Board have already come at
great legal cost expending member dues that could have been much better spent repairing the faltering
and neglected amenities located upon this easement.
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The Meadows at Dahlgren Homeowners’ Association 
P.O. Box 1176 

Dahlgren, VA 22448-1176 

 

2019-2023 CAPITAL COMPONENT RESERVE STUDY 

The objective of the 2019-2023 Capital Component Reserve Study is to achieve a fiscally 
responsible plan to provide attractive amenities to the community through the maintenance, 

repair or replacement of the existing capital component infrastructure, and to budget for 
necessary out year funding for long term capital component support. 
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REGULATORY AUTHORITY 

(VA Code Section 55--514.1 -- Reserves for Capital Components 

A. Except to the extent otherwise provided in the declaration and unless the declaration imposes 
more stringent requirements, the board of directors shall: 

1. Conduct at least once every five years a study to determine the necessary and amount of 
reserves required to repair, replace and restore the capital components; 

2. Review the results of that study at least annually to determine if reserves are appropriate; 
and 

3. Make any adjustments the board of directors deems necessary to maintain reserves, as 
appropriate. 

B. To the extent that the reserve study conducted in accordance with this section indicates a 
need to budget for reserves, the association budget shall include, without limitation: 

1. The current estimated replacement cost, estimated remaining life and estimated useful life 
of the capital components 

2. As of the beginning of the fiscal year for which the budget is prepared, the current 
amount of the accumulated cash reserves set aside, to repair, replace or restore capital 
components and the amount of the expected contribution to the reserve fund for that year; 
and 

3. A general statement describing the procedures used for the estimation and accumulation 
of cash reserves pursuant to this section and the extent to which the association is funding 
its' reserve obligations consistent with the study currently in effect. (2002, c 459.) 
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CAPITAL COMPONENT OVERVIEW 

The Meadows at Dahlgren is a housing development located in King George County, Virginia.  
It is composed of 127 lots spread across an estimated 1913.67 acres.  The Meadows was 
established May 2, 1997 and has had an elected Board of Directors since its incorporation.  The 
single greatest responsibility of the HOA Board is to manage the Meadows Common Areas.  
This document will define those common areas and lay out the HOA Board’s plan for 
maintenance of those common areas for the next 5 years. 

COMMON AREAS 

There are 5 basic common areas to be considered in this document.  The board has estimated the 
cost to maintain all of them over the time period of this overview and incorporated those 
estimates into the overall HOA budget over that time period.  The 5 areas to be considered are: 
1.) the Monte Vista Entrance sign to the development; 2.) The Piney Green Entrance sign to the 
Piney Green Annex of the development; 3.) the Panorama Trail (Identified as an “Access and 
Utility Easement” on the King George County map); 4.) The Community Dock and Recreation 
Area and 5.) the Meadows Road and Culvert System.    

1 and 2: Entrance Ways 

The Meadows at Dahlgren is comprised of two sections which are not connected. Each section is 
accessed by its own entrance.  One section is accessed from Dahlgren Rd (VA Route 206) onto 
Monte Vista Dr. while the other is accessed from Dahlgren Rd. onto Piney Green Dr. The Monte 
Vista Dr. entrance way sign is comprised of a brick and mortar, stone, and wrought iron. The 
area surrounding the sign is comprised of perennial plantings and mulch. The Piney Green Dr. 
entrance way sign is comprised of concrete, mortar, and wood. The area surrounding the sign is 
comprised of perennial plantings and mulch. 

3: Community Dock and Recreation Area 

The Meadows at Dahlgren has a community recreation area, e.g. “Recreation Area” and “Dock 
Area” on Lot #37 that consists of approximately 2.5 acres. It is bordered on the North by 
Chotank Creek, a tributary of the Potomac River, and accessed by the tar-and-chip paved road 
Dock Side Ct. The Recreation Area contains an unimproved parking area and a driveway which 
leads to a wooden Dock at Chotank Creek. The predominant features of the Recreation area are a 
metal gate from the entrance  area leading to the parking area, the wooden Dock, a canoe rack, a 
pavilion, two benches, two picnic tables, and two permanently mounted Bar-B-Que grills.  

Panorama Trail 

The footpath known as “Panorama Trail” runs between.the asphalt paved road Crooked Creek Ln 
in the South to the tar-and-chip paved road Panorama Dr in the North and is situated on 
easements on Lots 86a, 87,101A, 109B, and 110. Panorama trail crosses Black Castle Creek via 
a footbridge where there is a wooden bench.  
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5: Meadows Road and Culvert System 

The Meadows at Dahlgren community maintains approximately 8.7 miles of paved roads. The 
main roads average twenty (20) feet in width (Approximately 5.7 Miles) and end with a cul-de-
sac or continue on with a dead-end road. All dead-end roads average ten (10) feet in width 
(Approximately 3 miles).  A thirty (30) foot easement exists along all roads and bridle path 
easements run along the traveled roadways. There are fifty-two (52) known culverts (drainage 
pipes) located throughout the road system to manage both storm water runoff and watershed 
streams. The pipes are either untreated Corrugated Metal Pipe (CMP), High Density 
Polyethylene (HDPE), or concrete and vary in size from fifteen (15) to seventy-two (72) inches 
in diameter. The roads were originally constructed in 1997.  
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Life Expectancy, Useful Life, Repair & Maintenance History Tables 

The following tables describe all the Meadows capital components, our assessment of their 
useful life and Maintenance history. 

1 and 2: Entrance Ways 

Entrance ways Installed Life 
Expectancy 

Useful Life – 
Replacement and/or 

Maintenance Required 

Repair & 
Maintenance 

History 
Monte Vista 
entrance sign 

1997 30 years Assess annually Originally installed 

Monte Vista 
entrance 
landscaping 

1997 Indefinite Assess annually Replanted in 2017, 
maintained annually 

Piney Green 
entrance sign 

1997 30 years Assess annually Originally installed 

Piney Green 
entrance 
landscaping 

1997 Indefinite Assess annually Replanted in 2017, 
maintained annually 

 

3: Community Dock and Recreation Area 

Common 
Areas 

Installed Life 
Expectancy 

Useful Life – 
Replacement and/or 

Maintenance Required 

Repair & 
Maintenance History 

Dock 1997 30 years Assess annually. Dock 
pylons rise over time due 
to the winter icing of the 
tidal creek 

Pylons reseated in 
2016 
In need to reseat 

Pavilion 1997 30 years Assess annually  
Wooden 
Picnic tables 
(2) 

2016 10 years Assess annually  Stained and sealed in 
2016 

Grills (2) 2018 15 years Assess annually  
Wooden 
Canoe rack 

1997 10 years Assess annually Rebuilt/repaired in 
2016 

Railroad tie 
staircase 

201? 5 years Assess annually. Replace 
individual railroad ties as 
needed due to rot.  

Several steps in need 
of replacement 

Gate 1997 30 years Assess annually No longer used 
Dirt Driveway 
including 
Ramp 

Circa 
1970’s 

Indefinite Assess annually-watch for 
erosion 

Maintain 
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4: Panorama Trail 

Common 
Areas 

Installed Life 
Expectancy 

Useful Life – 
Replacement and/or 

Maintenance Required 

Repair & 
Maintenance 

History 

Footbridge 2018  30 years Assess annually None to Date 

Bench (Black 
Castle Creek) 

2018 30 years Assess annually None to Date 

 

5: Meadows Road and Culvert System 

Road System Installed Life Expectancy Repair & Maintenance History 
Roads 1997 30 years Originally installed; repaved every five years 
Road resurface 2003 5 years Tar-and-chip resurface of entire road system 
Road resurface 2006 20+ years Monte Vista road bed and asphalt overlay (at 

the bottom by the creek) 
Road resurface 2008 5 years Tar-and-chip resurface of entire road system 
Road resurface 2013 5 years Tar-and-chip resurface of entire road system 
Road surface 2018 Various Hot asphalt patching of potholes and road 

edging 
Road surface 2018 20+ years Asphalt overlay of Harryberry Ln & Serenity 

Ln cul-de-sac 
Road surface 
and drainage 
ditches 

2018 20+ years Asphalt overlay of Crooked Creek Ln and 
enhancement of the drainage ditches 

Drain Culverts 1997 Various Originally installed 
Drain Culvert 2003  Timber Trail culvert (C-48, 49, 50) pipes 

replaced (washout) 
Drain Culvert 2017  Piney Green culvert (C-53) pipe repaired with 

snap-tite insert 
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NEEDS ASSESSMENTS 

Entrance Ways Needs Assessment 

The entrance ways at Monte Vista and Piney Green are the main focal point to the residents and 
visitors upon entry to the neighborhood and requires the regular maintenance and appearance 
upkeep. The majority of the appearance upkeep is accomplished by several volunteer association 
members thereby keeping the associated landscaping costs to a minimum.  

Community Dock and Recreation Area and Panorama Trail Needs Assessment  

The appearance of the Common Areas presents to residents and visitors a visual statement 
regarding the quality of life and community pride within The Meadows. The Common Areas are 
intended to be focal points of the community where members and their families may gather for 
recreation and to share and enjoy various community activities. It is a priority of the CCRS to 
facilitate the good maintenance and appearance of the Common Areas.  

In 2018 a footbridge was constructed over the creek that runs across the Panorama Trail, and a 
sitting bench was placed at the footbridge. The trail on both sides of the footbridge were 
reconstructed and drainage issues were addressed to help prevent further deterioration caused by 
the runoff from heavy rains. The footbridge, sitting bench, and trail surface require regular 
monitoring for potential damage requiring attention as well of yearly maintenance.  

The railroad tie steps were installed on the slope down to the Dock area to provide for safe 
passage and to prevent rainwater runoff erosion on the established footpath. It is the intention of 
the HOA Board to replace nearly all these railroad ties in 2019.  The railroad tie step damage 
requires remediation by replacement of the railroad ties that are causing the safety concerns, and 
the entire steps require continual monitoring for further damage and deterioration. The Dock 
requires annual monitoring for repairs as the pylons have traditionally risen from the creek icing 
over in the winter months and require being reseated so that the Dock remains level. The 
pavilion, picnic tables, and BBQ grills require annual monitoring and repairs as needed.  The 
Common Area Committee has recommended a 2019 budget to account for these maintenance 
actions and it has been included in the 2019 budget.  Out year budgetary estimates will be 
revised on an annual basis. 

Road System Needs Assessment 

The maintenance and repair of the road system is unquestionably the major cost driver in 
planning for fully funding Capital Component requirements. The roads have traditionally been 
resurfaced every five years with the planned repair costs incrementally increased each year 
following the resurfacing. The planned resurfacing in 2018 was not accomplished as it was the 
decision of the board to defer this action until a complete assessment of roads and culverts could 
be accomplished.  Several of the worst sections of Meadows roads were repaired and repaved in 
2018 to extend their current life as a go forward plan was being developed.  In terms of roads, 
the board has drafted a Request for Proposal (RFP) for a survey of the roads and assessment to 
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be completed by civil engineering firm. This study will be used to educate the decision and 
budgeting process.  In terms of culverts, a survey of the drainage culverts occurred in 2017 
where all culverts in the common areas and easements for the roadways were identified, 
numbered, and mapped This drainage culvert survey was then utilized in 2018 where an 
assessment of the culverts was completed by James F Mullen Grading Clearing and Hauling Inc. 
and each were graded by the damage levels of Extreme, High, Medium, and Low. The Board of 
Directors has approved the expenditure of $105,000 for the replacement of the culverts rated 
extreme in 2019. The remaining culverts, especially those graded High, require routine 
inspection for repair or replacement assessment.  The board has established a go forward budget 
with an objective to replace all corrugated metal culverts as allowable within fiscal constraints. 

It is an objective of the HOA Board to maintain a cash reserve totaling the replacement cost of 
the components described in the following table: 

Capital Component Replacement Value Estimate 

Capital Asset Estimated 
Replacement Value 

Dock $5,000 
Benches (3) $400 
Grills (2) $300 
Canoe Rack $1,000 
Pavilion $6,100 
Entrance Signs (2) $8,000 
Bridge $3,200 
Total $24,000* 

This amount will be kept as Capital Reserve (see Summary – CCRS Five Year Expenditures Versus Revenue Table) 

Capital Component Maintenance Value Estimate 

CAM Estimate 2019 2020 2021 2022 2023 2024 

MV Sign $350 $350 $350 $350 $350 $350 
PG Sign $400 $400 $400 $400 $400 $400 
Panorama Trail $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 
Dock Are $4,500 $1,000 $1,000 $1,000 $1,000 $1,000 
Cleanups $860 $860 $860 $860 $860 $860 
Dock Driveway $500 $500 $500 $500 $500 $500 

Unknowns $1,000 $1,000 $1,000 $1,000 $1,000 $1,000 

Totals $8,610 $5,110 $5,110 $5,110 $5,110 $5,110 
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BUDGET DISCUSSION 

The following table outlines the 2019-2024 budget incorporating maintenance of all Common 
areas and Capital Components.  The specifics of this document are outlined in red.  HOA 
receipts as described assumes the HOA collects $76,200 per year from $600 annual assessment 
for all 127 properties within the Meadows.  This budget attempts to cover all anticipated 
expenses within existing revenue.  The budget estimate for 2019 for repair and maintenance of 
the Common areas ($8,610) is as estimated by the common area committee.  We anticipate 2019 
to be a larger “spend” year as specific Dock/recreational area items have been neglected for 
several years.  The 2019 culvert spend is stated at $106,565 which is the $105,000 previously 
described plus the cost of the culvert estimate.  The estimate for road resurfacing in 2019 
represents the dollars available for this action.  It may be that the HOA will experience a 2019 
budgetary shortfall if road repair actions cannot be accomplished within current budget.  All the 
go forward values are estimates.  This budget estimates reflects replacement of three (3) culverts 
per year and attempts to do so in this budget.  As described, if the HOA returns to road repaving 
every five (5) years, there will be a budgetary shortfall in 2024.  The values going forward in the 
budget are estimates for annual maintenance. The Board is in the process of soliciting Requests 
for Proposal from Civil Engineer Firms to assess the roads within the community to determine 
current condition, identify repairs needed, Statement of Work, and estimated cost for repairs to 
be utilized by the Board for the repair of the roads within the community.    
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SUMMARY – CCRS FIVE YEAR EXPENDITURES VERSUS REVENUE  

 2019 2020 2021 2022 2023 2024 
BEGINNING CASH BALANCE  $279,526 $23,637 $60,449 $96,261 $130,573 $163,385 
REVENUES        
Dues * $76,200 $76,200 $76,200 $76,200 $76,200 $76,200 
Interest and Other Income        
Special Assessment        
TOTAL REVENUES  $76,200 $76,200 $76,200 $76,200 $76,200 $76,200 
Total Cash Balance  
(With Annual Collection) $355,726 $99,837 $136,649 $172,461 $206,773 $239,585 
EXPENSES        
Corporate Operating Expenses $800 $800 $800 $800 $800 $800 
Insurance $2,655 $2,710 $2,710 $2,710 $2,710 $2,710 

Common Area Maintenance $8,610 $5,100 $5,100 $5,100 $5,100 $5,100 
Office supplies, Printing & 
Postage $500 $500 $500 $500 $500 $500 
Legal Fees $5,000 $1,000 $1,000 $1,000 $1,000 $1,000 
Road resurfacing $190,000     $230,000 
Road repairs $5,000 $- $1,000 $2,500 $4,000 $1,000 
Culverts $106,565 $24,000 $24,000 $24,000 $24,000 $24,000 
Snow removal $5,000 $5,000 $5,000 $5,000 $5,000 $5,000 
Taxes $78 $78 $78 $78 $78 $78 
Trail Settlement $7,681      
Annual meeting & Misc Expenses $200 $200 $200 $200 $200 $200 
EXPENSES  $332,089 $39,388 $40,388 $41,888 $43,388 $270,388 
Capital Reserve $24,000 $24,000 $24,000 $24,000 $24,000 $24,000 
ENDING CASH BALANCE  $(363) $36,449 $72,261 $106,573 $139,385 $(54,803) 
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Appendix A: Culvert Maps and Survey Results 
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2 
C-18, 19, 

20 24" CMP 94' EXTREME 1 
all three pipe rotted out water flowing under and around pipes chance of 
cave in 

4 C-37 24" CMP 44' EXTREME 2 pipe broke 15' from inlet end small sink hole in roadway 

3 C-32 30" CMP 40' EXTREME 3 pipe 60% rotted  out needs replacement 

1 C-6 36" CMP 80' high 4 12"  wide  of rotted out pipe 

1 C-13 15" HDPE 50' high 5 pipe broken at inlet, pipe broke in center of road way  

3 
C-25, 26, 

27 24" CMP 65' high 6 12"  wide  of rotted out pipe 

4 C-38, 39 24" CMP 74' high 7 pipe rotted 6" x 6' pipe full of silt 

4 C-40 24" CMP 60' high 8 outlet end bent 6" rotted out of bottom  

4 
C-42 C, D, 

E 24 CMP 30' high 9 pipes rotted 4" missing 

2 C-17 24" CMP 50' high 10 inlet of pipe rotted outlet egg shaped  

3 C-29 24" CMP 32' medium 11 pipe showing heavy rust, inlet end flattened out 

3 C-30, 31 24" CMP 90' medium 12 outlet ends showing 6" of rotted pipe 4' in inlet end concreted  

3 C-28 24" CMP 30' medium 14 pipe showing heavy rust 

2 C-16 24" CMP 54' medium 15 pipe showing rust , outlet end bent , pipe half full, ditches need cleaning 

1 C-12 18" CMP 80' medium 16 
inlet blocked by pile of riprap blocking water flow, believe water running 
around pipe possibly washing road bed 

2 C-15 18" CMP 52' medium 17 pipe showing rust   

1 C-5 36" CMP 80' medium 18 6" of rust in bottom of pipe no holes yet 

1 C-7 15" HDPE 35' medium 19 pipe packed full of dirt ditches need cleaned and graded 

4 C-41 30" CMP 57' medium 20 pipe showing sign of rusting, holding 16" water need outlet work 

6 C-53 36",32" 
CMP/ 
Hdpe 60' medium 21 

pipe has been lined already, last 10' section looks to have washed out 
and fallen 2' 

4 C-35 12" CMP 30' medium 22 both ends bend couldn’t see true pipe 

3 C-24 18" CMP 52' medium 23 pipe bent on both ends 

4 C-35 A 30" CMP 84' medium 23 
pipe good, the ground is  showing signs of sinking around pipe and in 
roadway 

4 C-34 72" CMP 55' medium 24 
10' section looks to have been replaced, joint not installed correctly (old 
pipe 3/16 bolted steel pipe) 

3 C-33 15" HDPE 30' low 25 inlet end needs extension, outlet ditches need cleaning 

1 C-3 18"  RCP 24' low 26 
Pipe good, could be longer on outlet end, pipe is laid backwards from 
standard 

1 C-1 15" RCP 16' low 27 ditches cleaned on both ends 

1 C-2 15" RCP 24' low 28 Outlet end needs cleaning 
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1 C-4 15" HDPE 20' low 29 ditches need cleaning for full flow 

1 C-8 54" RCP 96' low 30 Head wall on pipe in good shape inlet and outlet needs cleaning 

2 C-14 15" HDPE 60' low 31 inlet end broke 2' from end outlet needs cleaning 

1 C-10 15"  HDPE 52' low 32 needs inlet end cleaned out 

1 C-11 15" HDPE 56' low 33 Needs outlet end cleaned 

1 C-9 18" RCP 24' low 35 Pipe laid higher then ground around it 

3 C-21 15" HDPE 28' low 36 clean out ditches for flow 

3 C-22 15" HDPE 28' low 37 clean out ditches for flow 

3 C-23 24" CMP 34' low 38 clean out ditches for flow 

4 C-42 A, B 10" C900 40' low 39 couldn’t see true 

4 C-42 12" HDPE 30' low 40 both ends damaged 

4 C-43 12" HDPE 32' low 40 inlet end damaged both ends of pipe could be shortened 

4 C-43A 12" CMP 30' low 41 pipe full on both ends  

4 C-44 12" CMP 30' low 42 outlet end bent pipe needs cleaning and ditches worked 

4 C-45 18" CMP 56' low 43 pipe looks good 

5 C-46 12" HDPE 40' low 44 outlet end cut at angle pipe holding water 

5 C-47 12" HDPE 30' low 45 pipe looks good 

5 
C-48, 49, 

50 36" HDPE 30' low 46 inlet end needs cleaning 

6 C-51 15" HDPE 56' low 47 outlet ends need cleaning 

6 C-52 15" HDPE 110' low 48 inlet end needs cleaning 

6 C-54 15" HDPE 20' low 49 both ends of pipe damaged ditches need cleaning 

6 C-55 15" HDPE 20' low 50 inlet end of pipe damaged ditches need cleaning 

4 C-36 15" CMP 24' low 51 
both ends bend couldn’t see true pipe, pipe has little cover, should be 
DIP 

2 C-15a 18” CMP 53’ low 52 Added after survey completion - previously un-sited culvert  
 
HDPE  High Density Polyethylene 
CMP Corrugated Metal Pipe 
RCP Reinforced Concrete Pipe 
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This document has been approved:  09-04-2019, 7:17 pm 

By: telephonic vote  

Vote 

Board Member Yea Nay Abstain Absent 

Tracy Usry, President X    

*Michele Robinson, VP X    

Clark Ackerman    X 

Dale Breer X    

David Cullin, Treasurer X    

Jim Hanson    X 

*Brian Riley, Secretary X    

* The Board Members met at Michele Robinson’s home 14095 Blackcastle Court. All others attended by 
phone/webinar. 

 

Any distribution of this document will be made by the President. 

 







'% 
M;rktt'd 

"r 
@;/,ls*;

hry.o**c*s. AssocrlTron b.*' *

Board of Directors

NOTICE OF FINAL DECISION

Mr. James Buckley,

5305 Piney Green Drive
King George,VA2Z4Bs

November LL,2}]-g

Subject: Notice of Final Decision regarding complaint dated:July 10, 2019; ctco File No: 2020-00642

References:

a' Letter dated October 24,2019 from Tracy E. Usry, President, BoD, the M@D, to Mr. Bucklev
subject Resolution of complaint registered with the Common Interest Communitv
Ombudsman (CtCO).

b' Letter dated October 1"5,2019, from Commonwealth of Virginia Dep;lrtment of professional
and Occupational Regulation, Common Interest Community Ombudsrnan (CICO), File No:
2020-00642 to the Board of Directors (BoD) of the Meadows at Dahlgren (M@D)
Homeowners'Association Re: Failure to meet CICO regulations regarding Mr. Buckley,s
complaint of September 6,20.J.g.

c' Letter clated September 6, 2019 from Mr. Buckley to the ClCo regarding complaint against
the BoD of the M@D for exceeding authority.

d. Association Complaint Form dated July 1O,2019 from Mr. Buckleyto the BoD, the M@D
HOA, rergarding BoD decision to prevent use of the boat ramp/driveluay leading to the
waterline at the dock area within the Recreational Area of the community.

e. Emaildated 4:36 PM, August 16,201,9 to Mr. Buckley, et.al. acknowledging receipt of the
complaint regarding use of the ramp/driveway to access the dock at the Recreational Ares
of the communitv

crsroN oF OARD IN A TY VOTE W AT THE EDED THEI
RE HE RULE PREVENT THE RAMP :WAY TO ACCESS THE

Specifically, the Virginia Property Owners' Act $55-513 Adoption & Enforcement of Rules which provide
Association members the authority, by a majority of votes cast, to repealany rule or regulation adopted
bythe Board of Directors. This issue was addressed previously in the September 26,2olsSpecial
Meeting in which the HoA general membership voted to open the recreational area for parking and
unfettered use.

DOCK.
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Further, King George county GIS data for lot # 37 (RecreationalArea Easement), the M@D reflects the
location and provides record the ramp/driveway in question exists as a previously authorized condition
and amenity within the Associations, RecreationalArea.

THE BOARD FURTHER ACKNOWLEDGED THE FATLURE TO MEET THE REQU]REMENTS OF SECTIONS E.
AND E2: AS WELL AS Section F 1 and F 2 of Association Complaint procedures, p,olicv Resolution No.

section E of the Association complaint Procedures requires the BoD acknowledge receipt of a complaint
within seven days of receiving the complaint. Mr. Buckley's complaint (Reference d) to the Board was
dated July L0,2orsl and not acknowledged untilAugust 16,2org. This was 22 daysafter the seven-dav
period requirement.

section E-2 of the Association Complaint Procedures requires that on the same day the submitted
complaint includes the requisite minimum information, on the same day receipt acknowledgment is
provided, the President shall forward the complaint to the rest the Board for con:;ideration. Although
the complaint was provided to the Board, there was no notification to Mr. Buckley for consideration.
since subsequent information was developed, the Board rescinded the prohibition of the use of the
ramp/dock to access the dock. lt was considered a moot point and not acted on further until notification
by the ctco.

Section F1 of the A:;sociation Complaint Procedures requires Consideration be given to Mr. Buckley,s
complaint, which is to be acted on within 90 days of when the complaint was forvrarded to the Board for
consideration. This requirement was never metl once subsequent information was provided between
the date of Mr. Buckley's complaint and the email notice to Mr. Buckley the rule vyas rescinded. Mr.
Buckley was not provided consideration, although a decision was provided.

The following Board members were present for this meeting and voted as follows:

1'- Tracy E. Usry, President - Regarding the Board exceeding their authority: l\ay; Regarding the
remaining citations: yea 

!

2. Michele Robinson, Vice president: yea in all citations
3. Brian Riley, Secretary: yea in all citations
4. Dave Cullin, Treasurer: yea in all citations
5. Dale Breer: yea in all citations.

Respectf u lly,

_} v.**f*\t"t,o=
Tracy E. Usry\__-." -- -

Preside nt
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Board of Directors

NOTICE OF FINAL DECISION

Mr. James Buckley

5305 Piney Green Drive

King George, VA 22485

November tL,2OL9

Subject: Notice of Final Decision regarding Complaint dated September L7,2019, CICO File No:

2020-00738

References:

a. Letter dated October 24,20L9 from Tracy E. Usry, President, BoD, the M@D, to Mr.
Bucklery, Subject: Resolution of complaint registered with the Ccmmon lnterest
Comnrunity Ombudsman (CICO), File No: 2020-000738 re: Consideration meeting to
be held on Nov 4,20!9.

b. Letter dated October 8,2019, from Tracy E. Usry, Presidentto lr'1r. Buckley, subject:

Request for the M@D most recent Capital Component Reserve Study (CCRS), in

which the recently completed CCRS was provided.

c. Letter dated Septem ber 20, 2019 from the CICO, File N o: 2020-00738, to the Bod

M@D re: complaint filed by Mr. Buckley.

d. Letter from Mr. Buckley to the CICO dated September 17,2OI9 in which his stated

complaint is the failure to meet his request to provide the most recent CCRS.

e. Letter from Mr. Buckley to the CICO dated June 6, 2019 in which his stated

complaint is the failure to meet his request to provide the most recent CCRS.

f. VA Code 55-514.1 ReSefVe5 for Capital Compo

THE FINAL DECISION OF THE BOARD IN A UNANAMOUS VOTE WAS THAT THE BOARD FAILED

TO PROVIDE THE REQUIRED CCRS IN THE TIME FRAME OF TEN DAYS FROM RECEIPT OF

REQUEST. FURTHER. THE CCRS RECENTLY COMPLETED DID NOT MEET TI-IE REQUIREMENTS

AS OUTLINED IN REFERENCE f ABOVE.

Specifically, the BoD failed to provide the requested documentation within 1"0 business days as

required under tl're Virginia Propertv Owners' Association Act. Article 3, Operation and

Management of Association, Section 55-510, Access to association records;; associations

meetings: notice:; paragraph B. 2. Second paragraph states the requiremerrt for duly purposed
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requests for access to be provided after 10 business days' notice, The BoD failed to meet these
req uirements.

Although not totally relevant, the failure to meet the requirements and provide the requested
study was simply that at the time of the request the required study had never been

undertaken. Pre'vious Boards for one reason or another failed to undertal,te this reouirement.
During Mr. Buckley's presentation for consideration of his complaint on Novemb er 7, 2019, he

further discussed the recently completed CCRS undertaken by the Board. He pointed out the
requirements of the CCRS as outlined in Reference F and howthe CCRS was deficient in all

a reas.

The consideration of complaint meeting was rescheduled for November 7 to meet the
requirements of 14 days notification priorto the meeting as insisted on by'Mr. Buckley.

Based on Mr. Buckley's presentation of his complaint and further discussion of the
requirements of ;r CCRS, the Board unanimously decided to submit Reque:;ts for Proposals

(RFPS)to professional organizations which perform CCRSs for HOAs.

The Board has subsequently submitted RFPS to four different companies and is awaiting
receipt of those prroposals to consider and vote on at the next BoD meeting on November 1,9,

2019. The recently completed CCRS posted on the Association website wars taken down and

the Special Meeting scheduled for Decemb er 7 , 201-9 was cancelled.

In return forthe;lctions discussed at Mr. Buckley's consideration presentation, Mr. Buckley has

agreed not to file anymore requests for the CCRS knowing a valid one doesn't exist and

subsequent complaints to the CICO on this matter.

COMPLAINT PROCEDURES POLICY RESOLUTION No. OO3 THE BOARD FURTHER

ACKNOWLEDGED THE FAILURE TO MEET THE REQUIREMENTS OF SECTIOI\S E AND E2; AS

WELL AS SECTIONS Fl AND F2 OF THE ASSOCIATIONS.

The Board failed to acknowledge receipt of MR. Buckley's complaint within the required 7 days

once deemed cornplete, norwas it initiallyforwarded to all members of the Board for review

and consideration.



The Board failed to provide Mr. Buckley with consideration of his complaint within the 90-time
frame as required by our complaint procedures.

The following Board members were present for the consideration meeting with Mr. Buckley
held on November 7,2OL9 and the vote was unanimous in Mr. Buckley's favor regardingthe
finaldecision.

Tracy E. Usry, President; Michele Robinson, Vice President; Brian Riley, Secretarv; Dave

Cullin, Treasurer, and Dale Breer, Board Member.

Respectfu lly,

-( )\
--- 

.)> *{C\:rrarr*,
\

Tracy E. Usry

President

















State Mandated Requirement 

12 See page 9 of 19 under Budget Discussion 

Achieved Partially Achieved 

-

Thursday, 7 November 2019 

Not Achieved 

is set year-to-year as a fixed value or 

requirement of $24k. While this 

dollar amount might consider some 

of the minor capital assets like road 

signs, benches & footbridges, (likely 

less than 5% of the required capital 

component replace/repair cost), this 

amount fails to accurately reflect, 

incorporate or recommend the 

necessary reserves to replace & 

repair the crumbling culverts and the 

rapidly failing roads. Rather the 

amount of reserves recommended 

appear to be covered by ambiguous 

statements such as: "The estimate for 

road resurfacing in 2019 represents 

to dollars available for this action."12 

Ambiguous statements like these 

drive the study's unsatisfactory 

analysis and raise far more questions 

than they provide answers. 

{Current Cash for Re�lacement 

Reserves) While the study includes 

an overarching combined 5 year 

operating and reserve budget, it 

combines & mixes both (like snow 

removal, insurance & legal fees) 

along with reserve requirement 

accounting, which very much 

confuses the issue. Further, roads & 

drainage culverts cost requirements 

8 I of 10 P a g e s 








