
Queen’s Landing Thursday Digest 

September 11, 2025 
 

Hello QL Neighbors, 
 

SUMMARY of topics this week 

 This date always jolts me 
 Please consider stepping up to the QLCUO Board 
 2026 Budget Proposals 
 EIFS warranty work on nine buildings 
 Gutter cleaning and softwashing 
 Comcast Easement 
 FSR Property Manager Onsite office hours 
 Next Board Meeting date and Calendar and News – where to find  

September 11th 
This is a date that puts things into perspective for me.  May we not take our small problems too 
seriously, may we treasure each day, and each friend.  May we spread kindness when we can.   

 
Nominations for Board Seats - The deadline to apply is September 14th. 
You have a few more days to decide you DO want to join this group of smart, dedicated, and 
collaborative neighbors to find ways to make our little paradise better. The deadline to apply is 
September 14th.   There will be three open Board seats coming up and we need volunteers to fill 
those.  Please nominate yourself, or an interested neighbor to stand for the QLCUO Board.   
 
If you are even remotely curious, please talk to any Board member.  Contact info on the QL 
webpage: https://queenslanding.org/contact/ 
 
Finally, we need to change the date of the Annual Meeting to Friday, October 17th.  More 
information to come. 

 
Second Reading Budget 2026 
At the upcoming meeting this Monday night the Board will have the second reading of the 2026 
budget.  There are some costs that have escalated over which we have no control including: 

 Master insurance, $40,000 over last year, 

 Trash removal, $15,000 over last year, 

 Clubhouse gas and electric, $11,000 (we seem to have under-budgeted last year), 

 Concrete and other grounds repairs and services, $20,000, 

 Management fees, 3.5% escalation as agreed in our contract, $27,000 , 

 Pool and activity expenses driven by greater utilization, $7,500. 

https://queenslanding.org/contact/


Also we included an additional $20,000 for window/door repairs and replacements.  That is 
inadequate, as you see in the next section of this Digest.  We have found some savings, particularly 
in water usage - down 20%, which seems a result of the plumbing inspections and repairs. 
 
The resulting budget proposal includes an increase of about $12/month for our one-story units, 
about $18/month for the two-story over one-story units, and about $30/month for our stand-alone 
units. 
 
Board members would like to hear your input on whether to increase further the window/door 
replacement budget by $30,000 over the $20,000 increase already included.  The impact of this 
proposal would increase our individual monthly fees by about $3.50, $5.00, and $8.50, over the 
amounts in the preceding paragraph.  Please email BOD@queenslanding.org.   
 

Window/Door Replacements and Repairs 
Of the 72 outstanding service orders for windows and doors, the Board authorized a contract to 
solve 38 service orders, for multiple openings, for about $170,000.  Another 17 service orders are 
currently in progress.  And, 17 had to be pushed off to future years, for lack of budget.  The amount 
deferred was just under $100,000. 
 
The age of our windows/doors is a community wide issue.  Our bylaws stipulate this cost is 
Association responsibility.  Since the total nut could be more than $10 million, we have to do a little 
at a time and therefore we are trying to prioritize.  Which means there may be a long wait to 
replace those that look old but are still serviceable.  Many homeowners are not waiting and 
replacing those themselves. 
 

Kayaks to be removed 
There are several kayaks not claimed.  They are in the marina-side racks and need to be removed.  If 
one of these is yours – in Rack 1E, 8C, 8D, 11D - please let the office know how quickly you can 
remove it.  Otherwise, they will be donated.  Thank you. (Yes, we have reached out individually to 
those we suspect could be the owners.) 

 
EIFS warranty work for nine buildings 
In order to maintain our warranty on the cladding of our buildings (Exterior Insulation and Finish 
System, or stucco) we are required to inspect and recaulk each building every ten years.  The 
buildings on the schedule for this year are 8, 9, 10, 11, 12, 15, 21, 22, and 23.  The contractor will 
begin the first week of September and continue for about four weeks.  This is noisy, involved work, 
so please be flexible if your building is being repaired this year. 
 

Gutter Cleaning and Softwashing 
Gutter cleaning for all buildings is scheduled for November.  We want to pay particular attention to 
any downspout or drainage issues.  If you believe your downspouts are not performing, please put 
in a service order so we can ask the gutter cleaning contractor to address. 
 

mailto:BOD@queenslanding.org


Softwashing is scheduled for half our buildings in October.  If yours was washed last year it will be 
bathed again in 2026. 
 

Comcast Utility Easement 
As you know, the QLCUO Board has selected Comcast to provide an additional Internet option for 
the community.  At the October 17, 2025 Annual Meeting, the Board will vote on granting Comcast 
a utility easement to install the Distribution System, after affording all unit owners and mortgagees 
an opportunity to present their views on the proposed easement. 

 
FirstService Residential Update – office hours  
You can find someone in the office Monday-Thursday, 10-6, and Friday 10-3.  Outside of those 
hours the Call Center is very helpful, so do stay on the line if you call 410-643-5192 during office 
hours and your call is transferred.  For after-hours emergencies please call 800-870-0010. 

 
Next Board Meeting – September 15, 2025 7pm Chester Room 

 
Calendar and News – where to find 

The Queen’s Landing website is the repository of our master calendar and of community 
updates and news.   Please check it regularly.  https://queenslanding.org/ 

 

https://u19564368.ct.sendgrid.net/ls/click?upn=u001.2ELwlsmhYCpqVCjZySPj2vJendaOxdnoQxzEkPnTyg0Ou9FUnlIamR7bccmuBp-2FESkIyq9I-2FdgyhWgEhb4e6SeGfatCGVoxq6AjOcASwPguMQpUNjpvOne5W1-2FEOD7AzyrjusbDP0SirsTKbTlbXqkeSKE-2FvUzjqX3N0ZFS2AA-2Fy4yY06bqanCfgfEionv7R3dqn0YC-2BV6wDHN9wOufqm-2FXsV7R4ozizdJVc863h-2BcaUXHL0NufYl6tny2KHaQoJaUETgvXCf-2FiM3V0GZv2wqI8eUW88D9UPXMrycmRjtAGHoj7QmXGe9IqvxlRPwtFDv5JnIczF53rdmFQ9r29aUmkAIaLaKl60-2FLAGuEubMVvFpNNWS6FMJz1dYECxbwVJc-2F3tEKJoHy22L-2Bw7e3QKN9RanCiyrPgXMxftPOsCyQ1KX256TQ25WqMEzSAFpixirfduQRiiX3U75b7QQMd8x2gStpfniCf1xcAdm1oRfFUSyqyFmPzcYr3du9NZXwZdBQLmXnLQmLWSxz8MdyBTa3lgwJPxfT3H9xh270J69Gl8Lex-2BfintcI4f4hVvYsEhXyjR90VRrle1s2XcovaCzYusgDlfW1bMexrBJsJHEIJY3KGE3Kf0ggmbB3Ob0XsPvswO7zrujZU04BipHSz9liMMNeJVEZB-2FuF4vE6U01XvSgmgTL2muFmyrRFJyGWogBtL-2FXuNq0MoQ-2FWKr6TrblCZzC71JEtsY7Z-2FORQkCfOVtuIipL13pS4-2FdsJM8kfFsxoSb0n83xIWJqZpvJT12ormNbhoJkFszZlu2MOTNAhuoXjM1esXpr7qYdebyKIiI41MKBk2sKWV1qX0l-2FKqmXsiTliiwbKXcyGc4sr3zaB0eXo-2BKlz8eGRVB4EE3tlQQeVKMTf8yX01JKILSyNRlMvVK-2FtlG0j4Pt6tLpbsdFUGu83HMX-2B-2B3bCab9tqXjJM8Q-2FT4lHqqipIwSQ-2BF6HpwNfWM7p6yAkgq67gmWhfUx6dSYaIUHpTFS0qjJ1lRlCMQwuOfVyX7oKA-2BA1B9RwB65aeuC4TcdJGzH0HHQ2n8tICT18jJ7iQb5CyRYeNekSpXNGtMojaMCXhkI3-2Bi6BUkxppe-2BiD0-2B7x3pY-2BbzzwW2RMrliSze2qiGRV1Uou98nt3fBxcP-2Fe0mkg-2FviEmDjta64qV01N8m4e-2FJCRdQohORMv0BvEK6b34lTsou0SFbdqpZfI3zOkoZRKzbD-2Bzr8CiygTAVwPntqFY-2BJ-2FZwICZeZZzGZcCbHddFVu8RgCWcneDQuvnOPkVYfmRpmBql-2BDFFAi4iWLSb40jCGrqv37gQIpJkf4GzDHojT-2FZWA-2F1a3b3To00VMiONrKeucuJU2V0qQ-3D-3DZUlJ_ELR0aFvT6-2FVLurXyPfVgEVL-2FA-2FfV91If0F060Hm6eZddXb-2Fwwu36PMCVpeiUUF-2FEdNyMcS479crK55jKgjPCpk-2BxmCsuBBb-2FmAC8knWfphF-2Byrkne-2BNF0Te-2F3SfgA10J-2B4XtbXy-2Fkiu1d3SMbNhpz7-2B3-2F8ttN0L4lmAczm4d33-2FVxk2MNb-2Fqd1Ua-2BqEPOASxe8durA19fazWBkfJMhsJLAhOHwEAIWIB3tn1FNTS7qjDaslZErMF-2BHYbfbFiLP932a-2FsZVzJI2N72SK3QYLNbw-3D-3D

