VBHA MEETING MINUTES
Valleybrook Homeowners Association
Monthly Membership Meeting
May 10, 2022
Call to order 6:36 PM – Special Meeting

1. Board attendees named and total number in attendance:

☐ Justin Buccilli (President)

☑ Aldo Cardoni, Jr. (Vice-President)

☑ Joseph Ghobreyal (Treasurer)

☑ Janet Maffei (Secretary)

☑ George Kuney (Director of Architecture)

☑ Andy Zachar (Director of Facilities)

☑ Jim Holt (Director of Operations)

11 Valleybrook homeowners

Board of Directors: ☑ Present ☐ Absent

Aldo Cardoni, Jr.: (Justin absent due to mandatory business function) The regular meeting will take place immediately
after the special meeting. Our CPA, Tom Lorefice, arrived with the ballot envelopes to tally the proxy votes for the
proposed fee increase. The quorum of 159 votes was not met. A total of 150 votes were received. 137 votes were signed,
13 votes were unsigned. There were no in-person votes. The votes will not be tallied at this time in accordance with the
policies and procedures of the Declaration. Those votes will be archived and the Board will discuss next steps at a later
meeting.

2. Approval of minutes
VBHA community meeting held in the clubhouse. The Board provided the April 2022 minutes to community for
discussion. All attendees had the opportunity to review and ask questions. Motion to approve, unanimously passed.

3. Reports
President’s Report
o

Sewer Pipe Maintenance
KBX completed the monthly maintenance jetting and clean out for April 2022. They did not run into any
problem areas and the process was completed without issue.
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o

Sewer Plant Upgrade
1) The application for the QRM water quality management permit was submitted to the DEP on February 14,
2022, for review and approval. We received the approved QRM permit on April 28, 2022. The permit is being
reviewed by our Engineer, Walt Fazler. Once he completes this review, he will send the payment
authorization in the amount of $61,090 due under the contract, to Dutchland. Dutchand will release the
materials to manufacture the precast concrete tanks at which time an additional payment in the amount of
$91,635 will be payable to Dutchland.
2) A meeting with the site manager and the excavation company took place on May 2, 2022 at the sewer plant,
to begin laying out the logistics plan for the site. Additional meetings will be attended by either Justin or
myself.
3) The expected completion date for the upgraded wastewater treatment plant is still October 2022. With the
QRM permit being approved so quickly, and 74 days is pretty quick for a government agency, we are
cautiously optimistic that the completion could occur sooner, keeping in mind that we need to temper
expectations as we could still be hampered or delayed by weather or the continuing supply chain issues
plaguing most industries in the current economic climate.

o

Management Company Discussion
At the last meeting there were some inquiries concerning the community hiring a professional management
company. One homeowner indicated that they had a contact at PENCO Management Company. As of tonight, the
Board has not received any additional information from this resident and therefore we have nothing additional to
share regarding PENCO Management Company. Justin reached out to two other professional management
companies and the cost for them to provide services equivalent to those currently undertaken by the seven Board
members. This would cost anywhere between $38 per house per month to $51 per house per month. There are
also quite a few supplemental costs including, but not limited to, things like photocopies, envelopes, mailings,
consultation fees, etc., that would be over and above the management fees previously stated above. it is important
to note that the management fee as well as the cost of supplementals would be in addition to the money needed to
maintain the community, complete capital improvement projects and to allocate sufficient reserve funds for future
capital projects. A professional management company will do just that, manage, but the Homeowners Association
still needs to pay to get things done in the community. The Board is more than happy to arrange a presentation
with one or both companies for the community if that is the direction and cost the community wishes to explore.

o

Specifications and Rules Modifications
1) Rule 2.1, the trash rule, has been amended after considering community feedback and comments. The Board
has amended Rule 2.1 to state “garbage and trash shall be placed in covered containers or tied bags and shall
be placed a curbside for collection after 6:00 PM on the day immediately preceding the day of collection. For
example, 6:00 PM on Monday for Tuesday trash collection. Empty containers shall be removed from curbside
not later than 11:00 PM of the day of collection. Garbage containers must be discreetly concealed and stored
from public view. Any debris, litter or trash left at the curbside after collection must be completely removed
no later than 11:00 PM on the day of collection.” That rule was amended May 10, 2022. Previously, the rule
stated trash was to be put out at sundown the night before trash pickup.
2) Railing specifications: railings may now be painted black or an approved Valleybrook brown in color and
may be constructed of either wrought iron or vinyl materials.
3) Exterior colors: we have added exterior colors for pressure treated lumber decking as well as for exposed
foundation, which only affects a handful of houses. We have also added “pale ivory” as a grandfathered front
door color with the stipulation that if /when the door needs to be repainted, replaced, repaired, a current
approved color must be used at that point. The updated rules and specifications have been added to the
Village of Valleybrook website. Please reach out to George at vbharchitecture@gmail.com if you have any
questions or need clarification on the rules, specifications or Valleybrook approval forms which are required
for all exterior work.
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Vice President’s Report
o

Lighting Update
1) Phase One progress - the trenching and installation of the new lighting fixtures have all been installed at
the front entrance of Valleybrook, from row 259 to 264 and from homes 1 through 34. The wiring has been
pulled to all the fixtures. The electricians need to splice the wires to the post tops. They're probably going
to finish that up today. They need to install the remaining photocells in the lights that still need them and
they need to install the circuit boards and panels at the distribution/transformers. They expect to start the
circuit board panel installation tomorrow. If everything goes well and without any unforeseen difficulties,
the lights should be lit by the end of this week.
2) Once that is completed the old light fixtures will be removed along with the lights on the islands behind
the mailboxes in the first court. The old globes will be stored in the basement of the clubhouse so our
electrician, Phil, can use them as replacements.
3) We have reached out to multiple contractors asking them for proposals for Phases Two and Three of this
lighting project but as of this meeting I haven't heard anything back. Once we've secured these proposals,
the Board will need to discuss at an Executive session to further determine how the additional work will be
completed.
4) Phase two is slated for the third court, 79 through 123, including the playground, all the lights along the
dog walk, including the shoe boxes, along with all the light at the clubhouse and the 6th court, which I
refer to is 150 to 170. (subject to budget)
5) Phase Three of the lighting project, which would be budgeted for 2023, if the budget permits, would be the
2nd court- homes 35 through 78, the 4th court-124 through 135, court number five -136 through 149, the
8th court – 208 through 217, and the 9th court - 218 through 225.
6) At last month’s meeting, there was mention about an expletive flag being flown at the bottom of Lenni
Rd. I followed up with Justin Stouch the following day to discuss it. There were several homeowners that
were disappointed that he would potentially hire a contractor that promotes that kind of behavior. Justin
Stouch wasn't sure I was what I was referring to because Lenni Electric Corporation that he hired to do this
work is based in West Chester, Pennsylvania. Westcott Electric is the company located on Lenni Road.

Homeowner commented on the beautiful job, workers were great. Concerned about location of a pole instsalled
close to tree branches and in winter they will become heavy and damage pole and lights. Board member commented
either trimming pole or owner of tree can trim branches. We will look into what can be done.
Homeowner commented reading about theft and vandalism of lights. Board stated the vandalism was new signs that
were installed.

Secretary’s Report
o

Refrigerator Replaced
Our refrigerator in the clubhouse kitchen was leaking and apparently, it wasn't worth it to fix it. I bought a new
refrigerator, the cost was $799, haul-away was $29.99. We bought a five-year warranty, so plus tax, the
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refrigerator cost $1047.97. We have a nice new refrigerator for clubhouse functions, good for at least five
years.
o

Propane Grill
When we have our 4th of July parties, we have one grill that was graciously donated by Jackie Czerviski, who
lives in the first court. We've had such a good turn out that sometimes Justin, who does the grilling, is
constantly working to keep up with the demand for hot dogs and hamburgers. I happened to see on the Buy
Nothing site, a site where everything is free, a propane grill. I waited for a while, and when there didn’t seem
to be a lot of interest, I expressed interest and the next morning I received a message that it was mine to pick
up. My daughter and I went and picked it up and now we have two grills for our community BBQ. This 4th of
July, we'll have lots of hamburgers and hot dogs and it cost the HOA nothing for the grill, so that was a fun
find.

Director of Architecture
o

Architectural Applications
#203 – roof and a dumpster
#250 – roof
#130 – railing
#209 – living room windows
#45 – storm door
#44 – storm door
#115 – paint door
#102 – storm door

o

Phase I Siding
Justin and I met with three different contractors to do Phase One of the siding, the rear of the houses. There are
still houses that have the old cedar shingles. We met with three of them, we have a fourth one on Wednesday.
We are making sure that there is no profanity, we don’t want to see any political signs out of them or their
workers and we’re also asking that they have available to the residents the ability, if that resident wants, extra
insulation put underneath their siding. That’s not what the HOA is responsible for, only the surface siding. It’s
the resident’s responsibility if they want extra insulation.

o

Updated Exterior Colors
1) I added in the Sherwin-Williams account number so that if there is discounts available to us that we give
them our account number and get our group discount.
2) It has been brought to my attention that painting plastic versus painting metal, Sherwin Williams is really
good at picking the right paint for you if you tell them what you're specifically looking for or applying it
to.
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o

Signs
They stole a STOP sign and they stole two Speed Hump signs. We're going to reuse an old Speed Hump sign,
we’re replacing one of them because it was already ordered. We are not reordering the STOP sign a right now,
we will wait until we get the security system in because the STOP signs are upwards of $50 apiece. The stolen
STOP sign isn't in a critical spot. The Speed Hump signs we definitely need to replace because we don't want
anybody damaging their car if they're new to the neighborhood.

o

Dirt Appears to be Dug Out Near Basketball Court
We’ve been noticing some dirt holes in the development, at the basketball court, along the edge of the parking
lot someone du down 6 inches below the curb, at the playground there was a dirt hole dug and I saw someone
trip. I know there are some kids that are digging or there are pets, so we’re asking the community, if you can
monitor the children and make sure they’re not digging and if you’re pets start digging, please stop them
because it creates little hazards around the development and we don’t want to see anyone get hurt.

Director of Facilities
o

Pool Updates
1) I just put notice out on the Facebook HOA page for that software program that we have for our gate
security system. We started seeing issues last year, cards were mysteriously turned off. We finally got the
company to admit that the old system had an expiration date in the program so in your card was loaded
way back, at a certain point the program shut it off. We have new software. If you bring your cards up,
you can check them on the gate. Go up to the card reader, if you get the short beep and get a little give in
the gate, your cards work fine. If you get a long beep and no give on the gate, you will need to see Meg
during clubhouse manager hours and she'll be able to reload your cards in the system. Please check your
cards between 10:00am and 8:00pm because the cards are programmed to only open the gate during
normal pool hours.
2) Our pool management company has started working to get us ready. Covers are off, the pools have been
shocked, the furniture is out, the awning is up. A couple of issues, the back flush valve whose purpose is to
keep the chlorinated pool water from going backwards into the water main. That's an Aqua issue that we
have to have certified. Our current valve had some issues. We have a new backflush valve which is
supposed to be here tomorrow and getting installed.
3) Every three years the pool has to go through an electrical inspection for us to operate. We had the inspector
here, luckily, he found just a couple of small items, nothing major. The inspector can't do the repairs so we
have already contacted Phil, he's going to do the repairs and the inspector will come back.
4) As many of you probably heard, Delaware County started a Health Department in the past year or so. We
were notified the second week of April, we got something in the mail from our new Delco Health
Department with a whole list of things that we had to do to be authorized to operate the pool. When I got
the letter, we were about six weeks from pool season. Everything goes by snail mail. Among their issues
are an application fee, an inspection fee, they want two weeks worth of good water lab results from an
approved lab before we can open. They didn't give us a list of approved labs. It's going to take a little fine
tuning. If you're an indoor pool at the “Y”, you can continue to operate until you get everything done but if
you're an outdoor pool you can't open until you get everything done. Our pool management company is
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trying to find out exactly what it is these people are looking for to get it all done. We certainly hope to be
ready to go by Memorial Day weekend. If anything drastic pops up, I will make sure we put the word out.
Homeowner asked where we are with replacing some umbrellas and things. Will the old umbrellas be out there?
Board replied we are ordering a couple of new tables and some new umbrellas. If something is serviceable, it will be
out there. Some lounge chairs need to be re-strapped. We’re looking at two new tables. We need a ne lifeguard
umbrella. None of that will keep the pool from opening. Homeowner stated would be cautious because of things that
happened last year. Board member stated we have new lifeguards this year, and if any member sees anything that
shouldn’t be out there, let us know. Anything that is unsafe is not being used. Umbrellas will be put away this year.
Homeowner asked about an emergency kit. Board replied we have a brand new first-aid kit. We bought aa new phone
for the lifeguard office.

o

Trees
We’re looking into planting some new trees. Waiting for at least one more bid.

o

Concrete
We have a couple of concrete issues scattered around the development, curbs, a couple of cracked sidewalk
squares. We're getting a list together, talking to our concrete guy and trying to work up prices. It's not an
exorbitant amount of work so it's not going to be an exorbitant amount of money. There are four or five
concrete blocks throughout the community, we have two curbs seriously deteriorated, one curve that someone
keeps popping their tire on. Someone in the community has done work for other residents and has really good
reviews and may be a resource.

Homeowner stated a lot of the damage is from the snowplows. Why do we have to pay for that? Board member
replied it’s difficult to prove. If you see it let us know. Homeowner stated they fly into the curbs when picking up the
leaves. Board member replied will reach out to landscaper and have him talk with his people. We are having the
common sidewalks cleared of snow and prior to that, they were dumping snow in those areas. We are going to have the
snow put in the common islands now. Board member stated they were also plowing snow onto the storm drains.
Homeowner stated that landscapers, whether mowing or plowing, were running up and over curbs. In other
communities they bring ramps out.
Homeowner commented a slab of concrete is cracked by the water company months ago. They were marking from
the street. Board replied we will take a look at it.

o

Basketball Court
We have one more big patch area in the grassy knoll court. Another big-ticket item is the basketball court. We
have some bad cracks out there. I've been in contact with our other blacktop company to take a peek at this and
tell me what he could do, reasonably. We're not in a position with the budget to rebuild the court from the
ground up, we just need to get it safe. Along the surface are some cracks that need to be filled in. Last year the
cost of $1800. It won’t be cheap when we rebuild it but it will have to be done. The other thing that was
brought up in past minutes is, the insurance company suggested that we fence it off and put a similar gate pass
system like we have to the pool for insurance and liability reasons.
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Homeowner stated saw 25 kids on the basketball court who do not live here in Valleybrook. This is a private
community and it’s trespassing. Board member replied there is nothing that limits the amount of friends a resident
can invite to play. It becomes very difficult to police.
Homeowner stated the electric motor scooters have not been addressed. They are propagating throughout
Valleybrook, riding in the street and are charging their motor scooter on the clubhouse outlet. Board replied we can
have a switch installed and possibly have rules regarding electric scooters and speeds allowed. Homeowner stated the
concern is safety. They are small kids, 8-10-12 years old. They don’t have any kind of knowledge of the capabilities.
Board member replied parenting may be lax. It’s a dangerous line when we try to govern bikes and how fast. Board
member commented the lithium batteries are a fire hazard. They are burning down houses on a regular basis.

Director of Operations
o

Parking Update
1) All of the registrations that have been received to date have been entered into our database and parking
stickers have been delivered to their home.
2) About 30% of the homeowners have not updated their vehicle registrations. I will be putting reminder
notices in the door.
3) Please remember, only primary vehicles can be parked in front of homes. All secondary are to be parked
on the islands. Please note that a violation of this rule is a fine of $100 per occurrence. There appears to be
numerous individuals throughout the community ignoring this rule. I want everyone to be aware.
4) Parking rule 2.17 through 2.24 have a fine of $100 associated with a violation Appendix A of the rules and
Regulations documents. Those fines went into effect on 1-1-2022. It reads: 2.17 – 2.24 $100 fine plus all
costs including legal fees incurred in collection of the fine adopted 4-27-2021.
5) I'm going to check inspections to make sure all vehicles have a current PA inspection sticker. I’ve
received calls that cars near their homes do not have a current inspection. I will send notices to the
homeowner if I can find out who it is and if I can't, I will sticker it for towing.
6) There are no assigned parking spaces throughout Valleybrook except for the handicapped spaces. Please
do the courteous thing and be mindful how much space you leave around your car.

Treasurers Report
o

Financial Update
a)
b)
c)
d)
e)

Total income for April 2022- $58,222.03
Total expenses for April 2022- $57,251.50
Net income for April 2022 - $970.53
Total cash for April 2022- $1,617,938.88
Total aging (arrears) as of May 9, 2022- $20,486.53

Joseph presented several different scenarios from 2023 – 2030 with no fee increase, with several different increase
amounts, with and without using any monies from the building line of credit, with and without community improvement
projects, increasing costs 15% – 20% yearly, etc. Please see attached pdfs for the presentation. No decisions have been
made at this time concerning the monthly fee. This is an ongoing discussion amongst the Board members and the
homeowners. More information will be forthcoming at future HOA meetings. * Joseph stated he completed his
presentation just prior to the meeting and no Board members were aware of what the presentation entailed.
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Board member asked if incorporating cost of living increases yearly (previously asked by a homeowner at a prior
meeting) would make it easier for homeowners to adjust to the increases. We would need a vote of the homeowners
to change the Declaration to allow that.
Homeowner stated appreciation of everything the Board does, but feels it is a conflict of interest and burden is on
homeowners. Feels Board members should be required to pay monthly HOA fees. There needs to be a cap. Board
member suggested the year we begin increasing the fees, the Board members should be included in the increase and
included the numbers in the presentation. Suggested to wait at least another year before increasing fees and do only
projects that are needed and give the community time to prepare for the increase to $350 in 2024.
Homeowner stated family member living in a large townhome community pays $240 per month which includes
lawn care, snow removal, care for the outside of the house. Board member replied it’s difficult to compare apples to
apples. Do they have a sewer plant? Do they have a pool? Are they paying a sewer fee in addition to their monthly
HOA fee? Some townhome communities are a condo association. Board member commented that another townhome
community which is a condo association has had special assessments incurred to homeowners when expenses increase
to maintain the outside of condo. Their monthly fee does not show the separate sewer bill, the monthly special
assessment fees. Homeowner feels with a large increase in fees, homes won’t sell. Homeowner feels concrete pads at
waste stations were unnecessary. Homeowner stated the lights have been out in front of his house for three weeks.
Board member stated to email us and let us know when lights are out and our electrician fixes them immediately.
Homeowner feels shouldn’t have to let us know, the Board should walk around. Asked what our electrician
charges. Homeowner is an electrician. Board member stated it depends on the repairs. Board member asked if
homeowner would like to do work in here, homeowner stated does not want to get involved.
Board member asked what percentage we should have in the bank compared to our operating income? If our
operating amount is $600,000 and increases due to inflation, a flat number doesn’t work. Board member replied the
reserve study shows everything we need and is included in the scenarios. We should have at least $300,000 in the bank
minimum aside each year to keep running the community. Landscaping could jump from $85,000 per year to
$102,000. We are operating on a 2017 contract currently. When we first started to save for the sewer, the cost was
much lower, not the $1.2 million. Now we’re talking from $600,000 - $800,000 to $1.2 million. After we pay for the
sewer plant, we need to keep building to keep the community going.
Homeowner asked if there can be a gradual yearly increase since there hasn’t been an increase in so many years.
Board member replied it would need approval from the community every year and would be difficult to do.
Board member again asked about the cost of living increase yearly if approved by 75% of the community to incorporate
into the Declaration. Homeowner stated there is no guarantee it would meet the expectation of what is needed.
Board member stated a cost-of-living increase would need to be tied to two other numbers. The annual expense to
maintain the community and the reserve study.
Homeowner stated long ago, the community talked about increasing the reserve, every homeowner made a onetime payment to increase the reserve. It was an assessment. Board member stated Darlington Woods has done special
assessments three separate times.
Homeowner asked if the numbers used in the scenarios were from this past year. Board member said they were.
Homeowner commented the sewer and lighting projects were to reduce expenses. It should cost less to maintain.
Board member stated the increase in expense is to complete the projects over the next few years. The actual cost to
maintain should decrease but the actual cost to do the projects are increasing. The pool management is increasing.
The landscaping is increasing. Board member stated we are a 45-year-old community that hasn’t invested in its
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infrastructure in a long time. We just found out that we own our own water mains. We cannot get insurance on our
water mains. If they break, we cover it. Our attorney looked into the life span of the type of pipes we have and said we
should be putting money aside for when they need to be replaced. We don’t know how previous Boards didn’t know we
own our water mains. Board member stated there has not been anything in the past to show the community how much
in increases over an 8 – 10-year period are needed to run the community. We need to prepare for the future, the same
as you would prepare for personal expenses for the future. If you think I should change something, it’s very easy for
me to change the scenarios. It’s very easy to run the report. Board member commented we have a CPA who checks all
of our receipts vs our expenses. Ask Joe for the last budget he put out and he will send it to you.
vbhtreasurer@gmail.com
Homeowner stated going back to when Sue Ferris was here, she recommended that all exterior buildings were
redone in cedar. We’ve been operating as a quasi-condo association because the association paid to have those
sidings redone and they’ve been caught in that loop ever since. To the point now, 25 years later, we’re into the
same replacement of those cedar shakes that were done 25 years ago. We’re paying from our association fees to
have the outside of our houses done. They were sold a bill of goods by Sue Ferris because she was the realtor of
choice for Valleybrook. She said the homes will skyrocket which never happened. The outside homes looked good
and the inside homes looked like crap. The association reimbursed us for the work we had done on the front and
back. Why are we starting (siding the homes that were originally done with cedar with the new vinyl siding)?
Board member commented we are continuing. Homeowner said there should be a 1099 issued to every resident that
was done once if they’re getting it done a second time. They had 25 years to put money away to get it done with the
vinyl. Board member replied that the vinyl wasn’t around then. Homeowner stated the total money we’re going to
spend that we could save, and I agree it would aesthetically look good, but they’ve already had them done and they
need to bear that cost. Board replied that the community wanted property values to increase, and if the homes all had
the vinyl siding, it would have a positive affect throughout the community. Homeowner stated we have brought it up
before and it just tells us that you don’t care how we feel because now we need money and there is money we could
save. Homeowner said, so we are a condominium because you’re taking care of the outside of our houses.

5. Community Discussion:

Meeting adjourned 8:44 PM
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