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Minutes of the Annual Meeting of the Meadows at Dahlgren  

Homeowners Association 

February 26, 2022, King George Citizens Center 

 

1. The Annual Meeting was called to order at 10:05 a.m. 

2. The HOA President, Vic Balasi, thanked the members who assisted in preparation 

for the meeting and those who set up the meeting room.  He emphasized the 

importance of member volunteers as the engine that drives the HOA actions and 

activities. 

3. Following the President’s meeting administrative remarks, Frank, D’Angelo, 

Acting Secretary, informed the President that 65 lots were represented in person or 

by proxy, confirming the attendance constituted a quorum (38 lots required for a 

quorum).  The President reviewed the agenda which was included in the Annual 

Meeting mailing that was sent to all HOA members on February 10, 2022. 

4. Prior to commencing the agenda items, the President introduced a special guest, 

Mr. Nick Minor, Director, Economic Development and Tourism for King George 

County, who gave a presentation on the status of the implementation of broadband 

service throughout the county. 

a. Overview of Northern Neck Regional Broadband Initiative. 

i. Collaboration between Dominion Energy (will run fiber lines on 

their power poles) and All Points Broadband (will run connections 

from Dominion power lines to customer residences.   

ii. Being funded by various grants and individual counties.  King 

George County provided $500k to start the broadband effort. 

iii. This will be fiber optic broadband service (similar to FIOS).  

b. Overview of All Points Broadband (APB). 

i. Plan is to begin service to customers in Q3 of 2022. Mr. Minor 

projected that the Meadows implementation will be between August 

and October of 2022. 

ii. Goal is to complete King George County by Q4 of 2022. 

iii. Fiber will be run on all Dominion power poles at no cost to 

customers, but residents who elect to subscribe to the service will 

pay the cost of connecting from the power poles to their homes. 

iv. Everyone who is interested needs to register for more information 

from APB (not a commitment to subscribe to their service).  A link 

to the APB website to register has been previously sent to Meadows 

HOA members.  It’s also in Mr. Minor’s presentation which will be 

forwarded to HOA members. 

5. Draft minutes of the 2021 Meadows HOA Annual Meeting were posted to the 

HOA website in July 2021 and were sent out to HOA members with the Annual 
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Meeting presentation on Feb. 20, 2022.  The President identified recommended 

revisions identified by members and asked if there were any other changes 

required.  No additional inputs were identified, and the President requested a 

motion to approve the minutes with the identified changes.   

a. Johnnie Moore (Lot 76) made a motion to approve the minutes. Justin 

Rounds (Lot 91) seconded. The motion passed unanimously. 

6. The President presented the current status of the 127 lots in the community: 

a. 109 homes constructed, 10 multi-lots, 7 vacant, 1 under construction  

7. Governing Documents review. 

a. The president identified the governing documents, a combination of HOA 

and state of Virginia documents that identify requirements of the HOA 

Board and membership and require Board compliance and enforcement.  Of 

note is the Declaration of Protective Covenants which is provided to all 

lot/home buyers as part of the closing documents and obligates lot owners 

to abide by the covenants.  The President stated emphatically that it’s very 

important to be familiar with the covenants and ensure your property is and 

remains in compliance.  All the governing documents are posted to the 

HOA website.  

b. The Board is obligated to address covenant violations when identified or 

brought to their attention.   

c. In addition to the stated duties and compliance requirements, the Board 

may create policies, rules or regulations that can be Board-initiated or the 

result of HOA member-initiated actions. 

d. Board meetings are open to the membership, and members are encouraged 

to attend. 

8. The current Board, ACC members, and committee chairs were introduced. 

 

9. The President provided an overview of 2021 HOA finances. 

a. The HOA underspent the 2021 budget by $13,827.   

b. Biggest expenses for 2021 were culvert replacements and road resurfacing. 

c. A lien was filed on one lot for delinquent 2021 dues, and one lot owner is 

delinquent for prior years in the amount of $405.17. 

d. There is an outstanding balance due from Darbie & Sons of $5,885. This is 

~50% reduction from the amount owed as of the 2021 Annual Meeting. Jim 

Hanson, the Roads Committee Chair, is maintaining regular communication 

with Mr. Darbie for future payments with the goal of liquidating his debt 

within the next 12 months. 

10.  2021 loss and restitution of HOA funds. 
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a. In 2021 a former HOA treasurer embezzled $96,245,75. The HOA’s 

insurance coverage includes Commercial Crime Coverage which covered 

the loss, and the HOA received a payment for the full amount of the loss. 

b. Several measures have been put in place as a result of this issue. 

i. New Treasurer is a CPA. 

ii. The Board reviews the HOA financial transactions and bank 

statements at every meeting. 

iii. The President and Treasurer receive bank notifications of all 

transactions via e-mail. 

iv. Meadows HOA policy 2021-5 Internal Meadows HOA Financial 

Audit and Oversight Procedures was approved by the Board on Nov. 

27, 2021 

c. A member asked for an update on the prosecution of the former treasurer.  

The President provided an overview of the information obtained from the 

King George Commonwealth Attorney’s office that the case was 

transferred to the Virginia Veteran’s Docket in Spotsylvania County, and 

the former treasurer is in their 18-month program.  Per the insurance 

company, they have received restitution of payment in full for the funds 

paid out to the HOA.  Payment was made by the former treasurer.  

11. Budget 

a. The President provided an overview of the HOA budget 

i. Total of annual dues is $76,200 ($600 x 127 lots) 

ii. ~20% goes for operating budget (insurance, snow plowing, common 

area maintenance, fees, etc.); 80% for reserve budget (road repairs, 

culverts, major repairs, etc.). 

iii. Volunteer labor is a major factor in keeping costs low. 

iv. Budget lines for annual budget and projected budget for the next 4 

years based on:  

1) Historical averages of every HOA expense over the last 6 

years and applying projected inflation 

2) Projected major events (e.g., road resurfacing, culverts) 

3) Capital Component Reserve Study as a guideline 

4) Continuation of HOA volunteer labor for common area 

maintenance 

b. At the end of 2026, the forecasted ending balance for all HOA funds is only 

$2112.  Primary factors impacting the low balance:  

i. Additional culvert replacements in 2025 

ii. Expectation of increasing road repair costs as roads age 

iii. Returning to 5-year road resurfacing cycle   
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iv. 2021 costs for culverts and resurfacing totaled $302K, thereby 

reducing reserves available 

c. This projected low balance at the end of 2026 puts the HOA in a position of 

not being able to pay for potential early 2027 expenses such as 

snowplowing, road repairs, storm damage, etc.   

d. The President emphasized that the projections are based on empirical data, 

estimates, and Department of Labor inflation data.  Actual expenses will 

vary, but the projections are a sound basis for planning for the future.  

12. Discussion of proposed $50 dues increase in 2023 to $650. 

a. The Increase is intended to provide a reasonable balance to address the 

projected low balance. 

b. Dues have been the current rate since 2013.  Applying inflation over the 

last 10 years, the $600 dues in 2013 would be $764 in 2023, so the 

proposed increase doesn’t even keep pace with inflation.  Factors that 

allowed the HOA to keep dues at $600 for the past 10 years include sound 

financial management by the Boards and delaying the planned 2018 road 

resurfacing to focus on the higher priority of culvert replacements. 

c. The President cautioned that failure to raise the dues now could result in a 

special assessment to ensure that the HOA can cover all required expenses. 

d. With the $50 increase in dues beginning in 2023, the forecasted beginning 

balance in 2026 is almost $32K, significantly reducing the financial risk of 

not being able to pay for early 2027 bills.  

13. Committee reports 

a. Roads Committee 

i. Culverts 

1) The President provided an overview of the culvert assessment 

that identified the deteriorating condition of many of the 

community’s culverts, and the culvert replacements that took 

place in 2020 and 2021.  All Immediate and High risk 

culverts and some Medium risk culverts have been replaced.  

Remaining Medium culverts are scheduled to be replaced in 

2025. 

2) All culverts will be evaluated annually to determine if any 

that have not been replaced require action prior to 2025. 

3) A professional assessment will be contracted in 2024 to 

update the original assessment in preparation for and updating 

of the plan for 2025 replacements.  

ii. Roads 

1) The President acknowledged the poor results of the 2021 road 

resurfacing project. The project was conducted from Nov 8 – 
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Dec. 7, 2021, outside of the required temperature ranges for 

the resurfacing process.  At the end of the project, the Roads 

Committee Chair and the President met with the company 

owner to express concerns about the effectiveness of the 

project, in particular the apparent lack of adhesion of the 

stone on the road surface.  The owner stated that the project 

was conducted to Virginia Department of Transportation 

specifications and that with additional road traffic the stone 

would adhere to the road surface.  When the stone began to 

clear from the roads and the limited and inconsistent 

application of the resurfacing became evident in January, the 

Board requesting a meeting with the owner to review the 

roads and discuss remediation of the project results.  At the 

Jan. 26, 2022 meeting the owner committed to returning in 

the summer months to resurface all roads that did not receive 

a consistent application of the process.  The Board entered 

into a Memorandum of Agreement that states the July/August 

2022 timeframe for the resurfacing and the joint assessment 

of the roads to be conducted with the owner providing the 

results of the assessment in writing to identify the scope of 

the resurfacing.  The MOA states that the summer 2022 

resurfacing will be at no additional cost to the HOA.   

2) Vaugh Mahaffey (Lot 48) asked if the HOA can delay the 

2026 road resurfacing by a year since the roads will be 

resurfaced again summer 2022.  The President acknowledged 

the recommendation, and the Board will apply that change to 

the budget projections.   

b. Architectural Control Committee (ACC)   

i. The ACC request submission process was reviewed for membership 

awareness of the requirements. 

c. Common Area Maintenance Committee (CAM) 

i. The duties of the CAM were reviewed with emphasis on the CAM 

being the planning and organizing entity for maintenance of the 

community common areas, with the CAM projects typically relying 

on Association member volunteers for execution of the projects.  

This volunteer labor significantly reduces costs to all members for 

the maintenance required to maintain the attractiveness of the 

Meadows which contributes to the value of all members’ property 

and homes. 
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ii. The President presented a list of 51 HOA volunteers that participated 

in one or more CAM events in the last year.  He also encouraged all 

members to volunteer when they can to help with the efforts of the 

core group that volunteers for most of the CAM events which 

benefits everyone in the community.   

iii. The tentative dates for the Spring and Fall Community Clean-up 

Days are April 23 and Oct 29  

d. Webmaster 

i. Dave Fedorchak is the HOA Webmaster, and the HOA website is 

available to all members, and there is no requirement for log-on 

credentials.  A quick overview of the website content was provided 

by the President.  The webmaster duties were reviewed, and his 

contact information was provided for any members wishing to obtain 

log-on credentials that are required for posting comments to the site. 

e. Nominating Committee 

i. There are three vacancies for the Board of Directors and two 

vacancies for the ACC. 

ii. Nominees are as follows 

1) Board of Directors 

a. Dale Herring 

b. Karen Iannicelli 

c. Michele Robinson 

d. Jim Buckley 

2) ACC 

a. Deb Silber 

b. Michele Robinson 

14. Unfinished business 

a. None 

15. New Business 

a. Proposed motion for Increase in The Meadows at Dahlgren HOA Annual 

Dues to $650 beginning in 2023   ($50 annual increase) 

i. The current $600 HOA annual dues are established in Article II 

(General Use and Restrictions), Section 13 (Homeowners 

Association) of the Protective Covenants.  The President informed 

the members that the initial read on Section 13 was that approval of 

2/3 of the entire membership of the HOA was required to change the 

covenants.  In discussion with the Board members, the majority 

agreed that the language in Section 13 is more accurately intended to 

prescribe that changes require 2/3 majority of the voting members of 
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the HOA at a duly called meeting.  With the emphasis on “at a duly 

called meeting”, a vote on the proposed dues increase could proceed.   

ii. With additional review and discussion required on this procedural 

issue, the President stated that the Board would re-visit the proposed 

increase at the 2023 Annual Meeting.  Responses from some 

members in attendance that supported the increase expressed 

concern about the delay.  Vaughn Mahaffey (Lot 48) suggested that 

the vote be held, and if the Board determined that the Section 13 

language did allow for a vote at the duly called Annual Meeting, 

then the vote of the members would be valid.     

iii. The President asked for the motion, Vaughan Mahaffey so moved, 

and Dale Breer (Lot 13) seconded. Voting results:  56 in favor, 12 

opposed.  The motion passed pending Board review and 

determination of the intent of the Covenants Article II, Section 13 

language.  The Board will address this issue at their next regular 

meeting. 

16. Election of Board of Directors and ACC members 

a. The results of the elections are as follows: 

i. Board of Directors 

1) Dale Herring 

2) Michele Robinson 

3) Jim Buckley 

ii. ACC 

1) Michele Robinson 

2) Deb Silber 

17. Adjournment 

a. Michele Robinson moved to adjourn, the motion was seconded and 

approved unanimously.  The meeting adjourned a 12:50 p.m. 

 


