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GREENWAY FARM HOMEOWNERS ASSOCIATION

Board of Directors Meeting
Wednesday, October 8, 2025 @ 7:00pm
AGENDA

ORDER OF BUSINESS:

1. CALL TO ORDER - (7:00pm)
2. APPROVAL OF MEETING MINUTES & MEETING AGENDA - (7:01pm)

a.
b.

C.

July Meeting
July Emergency Meeting Minutes
October Agenda

3. COMMUNITY ASSOCIATION MANAGER’S REPORT - (7:05pm)
4. COMMITTEE UPDATES — (7:10pm) - *no committee members

g.
h.
5. RESIDENT OPEN FORUM - (7:20pm) — This time is reserved for resident input, and the Board of Directors is not

ARB - Driveway Replacement & ARB Guidance

Covenants Committee — Appoint Volunteer

Landscape Committee — Blue Ridge PRISM site assessment, tree plant req in common area
Social/Recreation Committee — Events, Fund Raising? Food Drive? Vending Machines?
Pool/Greenway Gators — Pool Pass Applications

Communication/Website

Special Committees — TOL SFH Street Paving

Recreation

under any obligation to speak or respond during this time. Speakers typically have up to three (3) minutes, but the

allotment may vary depending on the number of speakers and the agenda. The Chairman has the discretion to grant

additional time.

6. OLD BUSINESS - (7:30pm)

b.
c.
d.

e.

Tree of Heaven Removal Proposal
Volleyball Court Sand Proposal
Landscape Proposal — Greenway Drive
Landscape Proposal — Guardrail Plants

Game Table

7. NEW BUSINESS - (7:35pm)

a.

b.

Vacant BOD seat appointment
Pool House
i. Storage Sheds

ii. AC/Heat Renovation

C/0 American Management of Virginia, Inc.
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c. Financial
i. Financial Reports
ii. Morgan Stanley Statement
iii. 2025 Taxes
iv. Reserve Reinvestment
d. 2026 Pool Management Proposals
e. 2026 Budget Discussion
i. Private Pool Membership (PPM) Increase
ii. Social Committee Budget Increase
iii. Email Service Budget Increase
8. NEXT MEETING - (8:40pm)
a. Annual Meeting — January 2026 — Date Needed
9. EXECUTIVE SESSION - (8:45pm)
a. Aging Report
b. Delinquency Status Report
10. ADJOURNMENT - (9:00pm)

C/0 American Management of Virginia, Inc.
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GREENWAY FARM
HOMEOWNERS ASSOCIATION

MEETING MINUTES

Draft Meeting Minutes for Approval:
July 2025 Board Meeting Minutes

July 2025 Emergency Meeting Minutes




Greenway Farms Board of Directors Meeting — July 2025

Board Members and Status:

Huy Tran, President — present

David Crow, Vice President — present

Kimberly Wikfors, Secretary — present

Ben Graham, Treasurer — not present

(Lily Lombardo Representative from AMV - present)
Meeting Information

Meeting Location: Virtually via Zoom

Date: July 23, 2025

Time: 7pm

Meeting Minutes

7:00pm Callto order - July 2025 Board of Director’s Meeting
7:01pm April Meeting minutes — Motion David, Kim 2", All approved
7:03pm Approve agenda — David Motions to approve with edits, Kim 2", All approved

Amendments to Agenda
Committee Reports: Social Events add reusable bags

New Business: Change MS to Reserve Reinvestment & Add TOL Street
Paving Meeting

Executive Session: Add board communication discussion
7:04pm Lily Presented Managers’ Report

Fire extinguishers testing, back flow reports, completed items (pool
basketball hoop, doggie waste station)

7:05pm Committee Report

Landscaping



7:23pm

7:31pm

7:32pm

Huy and Kim to provide LIRA and related information to new committee
member.

ARB

Regroup on communication process

Recreation

Vacant committee — no updates

Covance Committee

Vacant committee — no updates

Social Events

Pool party moved to Aug 9 due to rain, pending start/end time.
Loudoun County Reusable bags to give out at pool party and other events.
Schedule Oct/Nov food drive with reusable bags.

Gators

Season has completed.

Residents’ concerns noted as it relates to parking issues with regional swim
meet. Attendees did not follow the parking plan present by Gators. The Board
has made note of this for future event requests.

Website

No notable updates

Open Forum

Geoffrey Hickman — 107 Sheridan Way

Enforcing standard of property management —reported violations to AMV
multiple times, no actions. Repaving single family streets.

Old Business
New Business

2026 Pool Maintenance Proposals — Board to review and send Lily questions
for vendors for their response. Board to make a final decision in Oct meeting.



9:06 pm

Tree of Heaven Removal — Additional proposals requested. Lily to arrange
time with Kim & vendor to walk areas.

Volleyball Court Sand — Additional proposals requested. Board also
requested proposal to spread sand on court to determine the full cost.

Landscaping — Kim to send Hunter email from Lira on tree of heaven and
diseased trees.

Nickel’s Drive Guard Rail Planting -Landscaping committee to review
proposal and location. Board will review again in October.

Game Table Replacement — Board considers replacing for 2026 pool season.
Deferred vote to Oct meeting.

Reserve Reinvestment & Financial Reports as of June 30", 2025
Cash Balance $133,611.18
Investments Balance $525,174.35
Total Assets $658,485.53

Reinvest $108k into investment that matures around June/July 2026.
President to work with Morgan Stanely rep for specific selections.
David motions, Kim 2", All in favor.

Move $25k to money market from operating account. Kim motions,
David 2nds, All in favor.

Other reinvestments - T-bills maturing Sept 30, 2025, CD maturing Jan
6, 2026, CD maturing March 2", 2026.

2026 Budget - Lily to provide budget showing 2-3% increases
Increase Private Pool Membership Discussion —review with 2026 budget

Social Committee Discussion — Review request for increased budget with
2026 review. Kim to reach out for requested increase amount.

TOL Single Family Street Paving — Meeting with TOL July 31%, 3pm. David
Crow, member of the board will be onsite for this meeting along with a few
residents. Community wide invite will be sent.

Next Meeting — Oct 8th @ 7pm

Executive Session



ARB Volunteer — not appointed at this time

ARB - Appointed David Crow as Chairperson as of July 28™.
Collection Report

Delinquency Report

Board to draft improved communication plan

9:38pm David motions to adjourn, Kim seconds, all in favor



Greenway Farms HOA

Emergency Board of Directors Meeting

Board Members and Status:

Huy Tran, President — present

David Crow, Vice President — present
Kimberly Wikfors, Secretary — present
Ben Graham, Treasurer —present
Meeting Information

Meeting Location Greenway Farm’s Pool House
Date July 31, 2025
Time 7pm

Meeting Minutes

7:39pm Callto order

7:40pm David motioned to approve the agenda. Ben seconded the motion. All
members were in favor. Motion carried.

7:41pm New Business

The Board held a discussion regarding communication issues between the
AMV property manager and the Architectural Review Board (ARB)
Committee. The Board was informed by the current AMV property manager
that they are unwilling to communicate with the appointed ARB Chairperson
and would resign if required to do so.

The ARB Chairperson presented a detailed account of ongoing
communication challenges and emphasized the need for greater
accountability and transparency between property management and the
ARB Committee to serve the community effectively.

The ARB Chairperson also proposed a plan to enhance communication and
improve response times. This plan includes sending confirmation emails to
applicants at key stages of the ARB review process:



7:55pm

8:10pm

8:14pm

e Uponinitial receipt of the application by AMV property management
e Uponreceipt of the application by the ARB Chairperson
e Status updates as needed throughout the process

The Board discussed the current AMV property manager’s response to these
proposed improvements.

Open Forum

All homeowners in attendance were given the opportunity to speak. An open
dialogue was held regarding concerns with the timeliness of ARB responses,
the professionalism and responsiveness of the current AMV property
manager, and the overall enforcement of community covenants.

Several homeowners expressed support for the Board to engage AMV
leadership to discuss the potential resignation of the current property
manager, citing a longstanding pattern of communication problems. One
homeowner noted that some residents have bypassed the ARB process
altogether due to these issues.

Board Open Discussion on Action Plan, no Executive Session held

The Board agreed that the ARB will continue operating as usual. The ARB
Chairperson will send application approvals to the current AMV property
manager and copy all Board members.

David motioned requesting the appointment of a new property manager from
AMV as a short-term solution. As a long-term solution, the Board will begin
exploring alternative property managers and/or management companies.
The Board will draft a list of expectations for property management and will
solicit bids from both AMV and other companies. Ben seconded the motion.
All members were in favor. Motion carried.

The Board President will schedule a meeting with AMV leadership to discuss
appointing a new property manager and review the current contract with
AMV.

David motioned to adjourn the meeting. Ben seconded the motion. All
members were in favor.



Greenway Farms HOA

Emergency Board of Directors Meeting - Agenda

Meeting Information
Meeting Location Greenway Farm’s Pool House
Date July 31, 2025
Time 7pm

Agenda Details

7:30pm Call to Order
7:31pm Approve Meeting Agenda
7:32pm New Business

o Discussion of current conflicts and breakdowns in communication
between Property Management and ARB

e Immediate steps toward resolution and restoration of effective
collaboration

¢ Determination of short- and long-term solutions to prevent recurrence
8:00pm Open Forum

The Board of Directors encourages people to sign up to speak during the
Board’s open forum session at the annual meetings and quarterly HOA
hearings. Residents are typically limited to three minutes to speak;
additional time may be allocated at the President’s discretion. Speakers
may also deliver their comments remotely.

8:10pm Executive Session

8:30pm Adjournment



GREENWAY FARM
HOMEOWNERS ASSOCIATION

FINANCIAL REPORTS

Balance Sheet

Budget Comparison




Greenway Farm-HOA

Balance Sheet

Transaction 09/30/2025

Assets

Cash
Operating Bank United

Total Cash

Accounts Receivable

Accounts Receivable - Members

Total Accounts Receivable

Investments

Morgan Stanley (689-019656-101)
Unrealized Gains/Losses - Investments

Total Investments

Prepaid

Prepaid Insurance
Total Prepaid
Total Assets

Liabilities & Equity
Liability
Income Tax Payable
Prepaid Assessments

Total Liability

Contributed Capital
Replacement Reserves
Operating Reserves
Capital Improvement Reserve

Total Contributed Capital

Equity
Retained Earnings
Net Income (Loss)
Total Equity
Total Liabilities & Equity

130,903.39

130,903.39

4,370.00

4,370.00

528,598.93
(23,289.18)

505,309.75

4,202.68

4,202.68

(2,066.00)
26,818.90

24,752.90

655,224.41
14,292.23
5,949.96

675,466.60

(30,843.93)
(24,589.75)

(55,433.68)

644,785.82

644,785.82

10/7/2025 2:31:49 PM
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Greenway Farm HOA

Budget Comparison YTD Variance
Transaction 9/1/2025 To 9/30/2025 11:59:00 PM

Current Month Operating

Year to Date Operating

Actual Budget Actual Budget $ Var % Var Annual
Income
Assessment Revenue
Assessment Income - TH 0.00 13,104.00 117,936.00 117,936.00 0.00 0.00% 157,248.00
Assessment Income - SF 0.00 17,485.00 157,365.00 157,365.00 0.00 0.00% 209,820.00
TOTAL Assessment Revenue 0.00 30,589.00 275,301.00 275,301.00 0.00 0.00% 367,068.00
Other Revenue
Interest Income 0.00 583.33 7,570.74 5,249.97 2,320.77 -44.21% 7,000.00
Late Fee Income 650.00 125.00 1,825.00 1,125.00 700.00 -62.22% 1,500.00
Legal Fees Income 0.00 250.00 1,916.00 2,250.00 (334.00) 14.84% 3,000.00
Pool Pass Income 6,810.00 833.33 18,600.00 7,499.97 11,100.03 -148.00% 10,000.00
TOTAL Other Revenue 7,460.00 1,791.66 29,911.74 16,124.94 13,786.80 -85.50% 21,500.00
TOTAL Income 7,460.00 32,380.66 305,212.74 291,425.94 13,786.80 -4.73% 388,568.00
Expense
Administrative
Bad Debt Write-off 307.20 0.00 307.20 0.00 307.20 -100.00% 0.00
Bank Fees and S/C 0.00 0.00 175.00 0.00 175.00 -100.00% 0.00
Mgmt Staff Sched A 15.00 83.33 254.00 749.97 (495.97) 66.13% 1,000.00
Misc Office Expense 0.00 41.67 8.15 375.03 (366.88) 97.83% 500.00
Storage 27.50 0.00 247.50 0.00 247.50 -100.00% 0.00
Website 0.00 16.67 46.34 150.03 (103.69) 69.11% 200.00
Copies & Printing 8.20 83.33 722.97 749.97 (27.00) 3.60% 1,000.00
Postage 0.00 83.33 1,039.70 749.97 289.73 -38.63% 1,000.00
Certified Mail 0.00 0.00 10.00 0.00 10.00 -100.00% 0.00
Social 0.00 0.00 910.13 1,200.00 (289.87) 24.16% 1,200.00
TOTAL Administrative 357.90 308.33 3,720.99 3,974.97 (253.98) 6.39% 4,900.00
Contracts
Grounds Maintenance Cont 5,082.91 5,083.33 51,756.19 45,749.97 6,006.22 -13.13% 61,000.00
Landscaping Contract/s 0.00 583.33 3,020.00 5,249.97 (2,229.97) 42.48% 7,000.00
Irrigation System Contract/s 0.00 0.00 382.50 0.00 382.50 -100.00% 0.00
Snow Removal Contract 0.00 0.00 10,972.50 4,000.00 6,972.50 -174.31% 9,000.00
Trash / Recycling Contract 0.00 50.00 1,005.36 450.00 5565.36 -123.41% 600.00
TOTAL Contracts 5,082.91 5,716.66 67,136.55 55,449.94 11,686.61 -21.08% 77,600.00
Pool & Recreation
Pool Management 0.00 6,375.00 76,500.00 57,375.00 19,125.00 -33.33% 76,500.00
Pool Repairs 0.00 250.00 0.00 2,250.00 (2,250.00) 100.00% 3,000.00
Pool Supplies 0.00 250.00 6,859.25 2,250.00 4,609.25 -204.86% 3,000.00
Pool Telephone 0.00 41.67 380.63 375.03 5.60 -1.49% 500.00
Pool Team Costs 0.00 458.33 3,010.00 4,124.97 (1,114.97) 27.03% 5,500.00
TOTAL Pool & Recreation 0.00 7,375.00 86,749.88 66,375.00 20,374.88 -30.70% 88,500.00
Professional Fees
Audit & Tax Preparation 550.00 250.00 550.00 2,250.00 (1,700.00) 75.56% 3,000.00
Legal Fees - General 0.00 83.33 0.00 749.97 (749.97) 100.00% 1,000.00
Legal Fees - Collections 0.00 250.00 3,681.00 2,250.00 1,431.00 -63.60% 3,000.00
Collection Costs - Mgmt 0.00 0.00 45.00 0.00 45.00 -100.00% 0.00

10/7/2025 2:32:17 PM

Page 1 of 2



Greenway Farm HOA

Budget Comparison YTD Variance
Transaction 9/1/2025 To 9/30/2025 11:59:00 PM

Current Month Operating Year to Date Operating
Actual Budget Actual Budget $ Var % Var Annual

Management Contract 3,945.87 3,125.00 28,820.43 28,125.00 695.43 -2.47% 37,500.00
TOTAL Professional Fees 4,495.87 3,708.33 33,096.43 33,374.97 (278.54) 0.83% 44,500.00
Repairs and Maintenance

Irrigation System repair & m 0.00 166.67 0.00 1,500.03 (1,500.03) 100.00% 2,000.00

General Maintenance & Rej 0.00 1,250.00 7,992.56 11,250.00 (3,257.44) 28.96% 15,000.00

Tree Maintenance 0.00 166.67 10,660.00 1,500.03 9,159.97 -610.65% 2,000.00
TOTAL Repairs and Maintena 0.00 1,5683.34 18,652.56 14,250.06 4,402.50 -30.89% 19,000.00
Reserve

Operating Reserve Contribt 416.67 416.67 3,750.03 3,750.03 0.00 0.00% 5,000.00

Replacement Reserve Cont 10,439.67 10,439.67 93,957.03 93,957.03 0.00 0.00% 125,276.00
TOTAL Reserve 10,856.34 10,856.34 97,707.06 97,707.06 0.00 0.00% 130,276.00
Taxes & Insurance

Insurance 0.00 750.00 8,381.52 6,750.00 1,631.52  -2417% 9,000.00

License Fees 0.00 29.17 420.00 262.53 157.47  -59.98% 350.00
TOTAL Taxes & Insurance 0.00 779.17 8,801.52 7,012.53 1,788.99  -2551% 9,350.00
Utility

Electricity 914.96 666.67 7,613.88 6,000.03 1,613.85  -26.90% 8,000.00

Telephone 0.00 0.00 128.18 0.00 128.18 -100.00% 0.00

Water/Sewer 0.00 516.67 6,195.44 4,650.03 1,545.41 -33.23% 6,200.00
TOTAL Utility 914.96 1,183.34 13,937.50 10,650.06 3,287.44  -30.87% 14,200.00
TOTAL Expense 21,707.98 31,510.51 329,802.49 288,794.59 41,007.90  -14.20% 388,326.00
Excess Revenue / Expense (14,247.98) 870.15 (24,589.75) 2,631.35 (27,221.10) 0.00% 242.00

10/7/2025 2:32:17 PM
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