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VBHA MEETING MINUTES 
 

Valleybrook Homeowner Association 
Monthly Membership Meeting 
November 12, 2019 
 

Call to order 7:00 PM 

Village of Valleybrook Homeowners Association Meeting was held at the clubhouse November 12, 2019. 

1. Board Attendees Named and total number in attendance:     

Board of Directors: ☑ Present ☐ Absent  

2. Approval of minutes  

Board provided hard copies of the October 2019 minutes to discuss. All attendees had the opportunity to review and ask 

questions.  Resident asked for review of comments regarding handicapped parking, candidate envelopes, thanking 

outgoing president. See addendum added to October minutes. Remainder of minutes approved. 

3. Reports 

President’s Report  

○ Board reorganization: After our meeting last month at executive session, we did a little reorganizing. I (Justin) 

am now President, I will finalize my facilities reports and go into President’s reports. I have updates on sewer, 

the Aqua project, update on HUD. 

○ Jess is the new Vice President, she will be assisting me with these projects. She’s also doing lighting and 

security projects. We hope to budget in 2020, that will depend on the sewer and a few other things that might 

come up. Jess is going to be the point person on communication with utilities, sewer plant operator, Russell 

Reed, additional details will be in her report. 

○ Joseph, who unfortunately could not be here, remains our Treasurer. His duties include but are not limited to a 

point of contact for our bookkeeper, the main contact point concerning dues and payment plans, preparing a 

5407 document for resale, managing finances and so forth. 

○ Janet has chosen to remain our Secretary. She is our main point of contact for community concerns, forwards 

any emails to appropriate Board members if it’s not something the Secretary would typically handle, puts 

together community notifications, sends out email blasts, meeting minutes, newsletters, basically the point 

person for communication. 

☑  Justin Buccilli (President) ☑  Jess Ragni (Vice-President) 

☐Joseph Ghobreyal (Treasurer)  ☑ Aldo Cardoni (Director of Architecture) 

☑ Andy Zachar (Director of Facilities)  ☑  Jim Holt (Director of Operations)  

☑ Janet Maffei (Secretary) 
  5 Valleybrook homeowners/residents 
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○ Aldo remains Architectural Director, he’s our contact point for pet waste disposal, lawn care and snow  

contractor, he prepares the 5407’s which then go to Joseph, handles the annual Spring compliance 

inspections. He is in charge of approving or denying architectural applications based on our specifications. 

○ Andy Zachar, newly elected, is Facilities Director now and will be taking over the Facilities projects, namely 

tree maintenance, concrete, and pool company management. Andy has already begun looking at pool 

management bids, that will be part of his report. He will be the main point of contact for whomever we bring 

in to manage the pool this coming season. Andy will also be the main contact point for anything that may go 

on in the clubhouse. 

○ Jim moved to operations and one of the main focuses of that is to oversee parking enforcement. Jim is also 

working on the dispute with USA management and is contacting the Attorney General At Kathy Labrum’s 

direction to explore our legal options and hopefully Jim will have a little more on that. So, that’s the Board 

reorganization. 

○ Signage: Some signs are down, some are wobbly. Ron gave us a very good competitive bid, just go through 

the community, tighten anything that was loose, secure anything wobbly, and install the stop sign at the 

intersection of Bishops and Kings. That’s $750.00, so we told him to go ahead, he wants to get it done before 

the winter so we’re in good shape for that. 

○ Tree work: We did have some branches down as a result of the storm on Halloween night, Keith has removed 

some of them, a few more branches fell that they didn’t get to yet. So, either myself or Andy will make sure 

Keith takes care of them. We’re actually lucky considering Thornbury Township had the EF2 tornado touch 

down.  

○  

○  

Resident Comment #1(Nancy):  I read that Aqua may be purchased by a private firm.  Have you investigated how 

that may affect us? 

Board Response (Kevin): We have not but I am unsure how that would affect us on the consumer end.  If someone 

has that information, please let us know. 

Resident Comment #2 (Jackie): Chester Water Authority has had discussions about this in the past.  It may not 

affect us, but it is something to keep an eye on. 

Resident Comment #3 (Nancy): Regarding the vacancy.  Why do we keep losing people?  It seems like we have had 

a lot of turnover recently. 

Board Response (Kevin):  I’m not sure.  In the past we have had people move and that created a vacancy. 

Resident Comment #4 (Jackie): It may also be that people have families and work and that sometimes personal 

issues force them to resign because they cannot devote the needed time to the position. 

Vice President’s Report  

 

○ Street and Court Lights - Some lights are dimmer than they should be, some are faded yellow and other bulbs 

are turning purple.  I will contact Phil and get those replaced in the next day or two. 
○ Security and Camera System: I have received calls from several companies requesting additional project 

information from Valleybrook.  I will follow up with those individuals now that I have returned from 

vacation. 

○ Sewer Plant: I went down to the plant and did not observe the noise coming from the plant that was a concern 

voiced at the July meeting.  I need to follow up with Charles at M&B to discuss what work was completed 

and to ensure that no further action is required. 
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Director of Facilities 

o Tree Work update: Work pushed back a bit by the recent storms.  Keith has almost completed the work that 

was identified during the walkthrough that he and I conducted in April.  A few areas that need to be 

addressed.  Keith may need access to areas where cars normally park, if so, he will place a temporary “no 

parking” sign in that area.  Please be mindful of the signs and allow ample room for Keith to access the area 

with his bucket truck.  It will be worth the minor inconvenience in the long run.  

o Sidewalks and Curbing - Ron has completed about 75% of the contracted work.  Only the large court across 

from the playground and the playground court itself remain.  There are also a few areas scattered around the 

community that need to be finished as well.  Bishop Drive locations have been excavated and will be poured 

soon.  He plans to be finished by the end of the month.  We know that the project has gone on longer than 

originally anticipated and we thank the community for their patience.  There may be additional temporary “no 

parking” signs needed to complete the work.  As with Springfield Tree please be mindful of those signs, it is a 

minor inconvenience for a positive long-term solution.  This has been stated at multiple meetings now but 

again, if a person is found to have defaced any of the new concrete, they will be subject to a minimum fine of 

$100 and may be charged with the full replacement cost of the concrete so defaced. 

o Pool Management update: We are still working with Kathy Labrum, the HOA attorney, on the contract 

dispute with USA Management.  We have been working closely alongside IM Pools since USA was 

terminated to ensure adequate guard coverage so that we hopefully do not have a repeat of the events that 

transpired at the end of last season.  We have discussed concerns with IM related to cell phone use while the 

guards are in the stand, guards not checking pool passes and guards having guests at the pool, their response 

has been very swift, and the issues have generally been rectified.  Pool hours are 11am to 8pm until the end of 

the season which is to be on Labor Day.  Please have pool pass ready and available, please sign in, we do 

make use of attrition data.  Please pay for any guests that you may bring to the pool, and as a reminder a 

homeowner is limited to no more than five (5) guests per day and that includes for any parties you may have 

at the pool.  Parties are allowed so long as no area is restricted by the party for public use.   

o Pool Surface update:  We know portions of the plaster continue to crack along the pool bottom and that new 

cracks are appearing daily; it is a mess on the bottom of that pool.  The widespread nature of the issue 

prevents any repairs or corrective action occurring while the pool is open and full.  Once the pool closes for 

the season, we will be looking at repairing the plaster.  Additionally, I reached out to IM about having a leak 

test done, which must be done when the pool is full, to determine if there are any additional repair issues that 

need to be addressed.  IM pools has scheduled the leak test for August 20th at 8:30am.  That start time should 

allow us to open the pool on time that day and should not impact usage of the pool in any way.  A 

communication will be sent out should that change.  IM pools did note that any patches, leak fixes, etc. must 

be completed prior to winterizing the pool, otherwise that process will not be effective and could result in 

additional issues going forward.  My plan is to fix anything that needs to be fixed before we winterize the 

pool.  $25,000 was budgeted for pool repairs so hopefully that is enough to affect ALL the necessary repairs 

and if not, we will figure something out because the pool cannot stay in its current condition for another 

winter!  The cover also needs to be repaired as there are a few minor tears in it. 

o Trees on Valleybrook Road:   In June, residents from the Rochford Estates HOA reached out to Chester 

Heights Borough Council regarding their concerns about the trees that have been falling on Valleybrook Road 

since 2017.  Not only do the trees cause road closures and detours, they have also caused Rochford to lose 

power over a dozen times.  Rochford Estates requested a meeting between Chester Heights Borough Council, 

the Village of Valleybrook and themselves to discuss the issue and possible solutions.  I believe that we 

should attend that meeting and that local HOAs should assist one another whenever possible, however, I want 

to go into this meeting with as much accurate information as possible, so I have taken the following steps to 

date: 

o       I requested and received from Chester Heights Borough a map with color coding showing property lines in 

the area, some of the trees in question lie on other property but many of them are on Valleybrook property. 
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o       I have contacted Keith at Springfield Tree to provide us with a written assessment of the trees that sit on 

our property to determine their relative health and welfare in his professional capacity as a certified arborist.  I 

have also asked Keith to make some suggestions as to how to alleviate the problem that makes the most sense 

from an environmental as well as an economic standpoint.  Keith will issue his report to me in the next few 

weeks. 

o        Keith has a contact in PECO’s vegetation control department whom he has reached out to. That person will 

also be issuing us a report with his suggestions and opinions.  That should be forthcoming soon as well, likely 

alongside and in conjunction with the report from Keith. 

o       I reached out to PennDOT to gather a better understanding of which trees may fall within their “right of 

way”.  I did hear back from one of PennDOT’s roadside technicians who looked up the right of way specs, 

which on Valleybrook Road is something defined as “33 feet variable”.  This individual will be coming out 

during the week of August 19 to determine exactly what trees are the responsibility of PennDOT and I 

anticipate receiving that information from them soon after that assessment is completed. 

o        I have contacted the Borough engineer, Matt Houtman, to request that the area along Valleybrook Road be 

surveyed to determine exact locations of property lines.  The map I received from the Borough is a helpful 

starting point but on-site stakes and/or flags that denote official recognized parcel and property lines will be 

an invaluable piece of information when we ultimately decide what future course of actions makes the most 

sense to undertake. 

o Once we have all that information, we plan to meet with Rochford Estates and the Borough.  We plan to have 

Kathy attend that meeting to protect the legal rights of Valleybrook.  We are aiming for the end of September 

for this meeting.  I want a full understanding before discussing plans, I would prefer not to remove trees as a 

large appeal of living in Chester Heights are the open, green spaces. 

 

 

Resident Comment #5 (Jeff): Someone carved “Dave loves Cindy” into a block in the 202 to 208 rows. 

Board Response (Justin): Thank you.  I will have Ron look to see what he can do.  

Resident Comment #6 (Jackie):  I have seen PECO do trimming as well as others.  There are houses in that area 

and some of their property comes right up to the edge of the road.  We have a lot of trees but maybe not as many as 

you think. 

Board Response (Justin): That is my concern and that is why I really want to get Matt Houtman to come out and 

survey the area and put in exact demarcations so that we understand precisely what trees are on our property. 

Resident Comment #7 (Nancy):  Did you get a chance to look at the last survey that we had done for those trees? I 

think it was conducted in 2016.  Is that a plot map so they can see what is us and what is not? 

Board Response (Justin): I would love to see that; do we know where that survey exists?  That is my 

understanding, the Borough Engineer has parcel maps and can use those to definitively identify property lines.  We 

want to ensure that PECO is dealing with their responsibilities as far as vegetation control, that PennDOT is 

dealing with their “right-of-way” responsibilities and what responsibility that leaves for us on our property. 

Resident Comment #8 (Gina): I just want to add that Rochford Estates also cc’d Senator Killian and 

Representative Quinn calling it a “public safety issue”.  I think it has been seventeen (17) trees and eleven (11) 

power outages, and many of those power outages were within the same week.  The trees have also led to closing 

Valleybrook Road for up to three (3) days which is tough for all of us.  They escalated it to try and get everybody 

involved.  Thank you for your efforts on that one, Justin. 

Resident Comment #8 (Jeff): Does anyone know the status of the retaining wall behind 202? 
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Board Response (Aldo):  I reached out, I left two messages with Matt Houtman and am waiting for him to get back 

to me about that retention wall at 202. 

Resident Comment #9 (Gina):  Also, it is better to e-mail Matt.  I will say that Matt and the code enforcement 

officer work early in the morning checking e-mails and responding to e-mails, while they won’t call you at 5am and 

they won’t call you at 11pm they will certainly respond to an e-mail at those times. 

Board Response (Aldo): I appreciate it, thank you. 

Resident Comment #10 (Nancy): Quick question, are we trying to get money back from USA Management? 

Board Response (Kevin):  Yea, so we’re trying to.  Their position is that we voided the contract with them by 

harassing their guards, our position is that they voided the contract by not showing up.  What we must determine 

is the percentage of the summer that was covered by them and then should we even have to pay that amount 

because other things like chemicals and level checks were not being conducted, things like that. That’s where we 

are. 

Resident Comment #10 (Nancy): My last question for Justin is, KMC was supposed to come back and look at the 

ivy intrusion on the arborvitaes and the honeysuckle in the back of my row. 

Board Response (Justin):  Keith was going to look at it and spray some weed repellant.  I will follow up with him as 

it likely fell through the cracks with all the tree work being done.  If it becomes something that he just cannot get to 

then I will follow up with Aldo so that he can ask KMC to look. 

 

Director of Architecture 

o Architectural applications approved for #82 to install new vinyl siding on their shed, #150 to install five (5) 

new windows 

o I completed the 5407 inspection for #246. 

o Grassy knoll court contains two large holes from where large trees used to be planted.  It is a safety concern, 

particularly at night as the holes are deep.  Reached out to KMC to get a quote to backfill the holes and seed 

the areas.  The estimate seemed high to me, so I am working on acquiring a second estimate. 

o I contacted the manager at KMC to discuss areas that residents have noted KMC is continually missing during 

their lawn care work.  Manager will walk the community with me to identify those areas that need attention. 

Among the areas of concern are the weeds that are growing unchecked behind 66 to 68 on the back end of the 

tot lot as well as the vines hanging down over Kings Drive.   

 

Treasurer’s Report (read by Kevin) 

Assets were read to the community: 

○ Citizens Merchant Account - $440,667.01 
○ Citizens Account: $420,875.24 
○ Citizens Checking: $30,042.42 
○ Citizens Money Market: $354,013.10 
○ FCU CD Account:  $118,746.00 
○ Petty Cash: $600  
○ Total Cash in Bank: $1,364,943.77 
○ Total Assets: $2,731,371.17 

 

 

Director of Operations 

  

o We removed the boat that was located near 170.  Despite our efforts we were unable to determine the owner 

of the boat.  We eventually were able to contract with a towing company to remove the boat at a cost of $400 
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to the community.  The tow company will go through Fish and Game Commission to try and identify the 

owner.  If found, they will contact the individual to plan to get their property.  If all else fails they will take 

the owner to court to recover fees, the good news for us is that if they recover fees then we will be refunded 

our $400 cost. 

o Stop sign on Kings Drive will be replaced once the ground is no longer saturated and the sign can be safely 

installed. 

o Movie night took place on August 10.  Big thanks to Melissa Wain and her husband, Matt, for getting the 

sound system all squared away.  I want to thank Justin for helping get some of the ducks in a row and Joseph 

for handing out pizza and general assistance with the activity that night.  I appreciate the community’s 

patience while we dealt with a few technical issues.  The Board purchased a tabletop popcorn maker that we 

hope to utilize for future events, and I donated a Blu-ray player to the community, again we hope to use that 

for future events at the pool. 

o The soda machine now takes dollar bills again, there was a jam in the system and after trying several 

mechanical solutions provided in the machine’s instructions the problem was finally rectified by unplugging 

the machine and then plugging it back in. 

o The Board has plans to do a “Last Hurrah” at the pool over Labor Day weekend.  A community BBQ and 

possibly a movie night will take place on Saturday, August 31 (with a September 1 rain date).  The Board will 

provide hot dogs and hamburgers.  We welcome anyone that wants to donate food, paper products, their time 

or whatever they can.  Please contact me at vbhoperations@gmail.com if you have any questions or wish to 

make a donation to the event. 

 

Secretary Report 

○ No report this month, position was vacant 

 

5. Community Discussion 

Resident Comment #11 (Jordan): Is the soda machine Valleybrook property or is it an outside company? 

Board Response (Kevin/Justin): It’s Valleybrook. We maintain it, we empty it, we fill it.  We used some of the 

revenue that the soda machine generated to buy pizza for the movie night. 

Resident Comment #12 (Jackie): The pipe trenching in the back of some homes is not in line and is a nightmare.  

Have you looked at the issues caused by the water runoff, especially behind Aldo’s row, it is like a river back there 

in heavy rain.  I can fix it, I did it before. 

Board Response (Kevin): Our plan is to reinstate the original swale location.  The one that went through the grass, 

right now it is going across the sidewalk.  Matt suggested talking to Shisler if we were granted the ability to do 

some drainage work on their property.  Ideally, a drain would be the best solution but that it may be prohibitively 

expensive, however, I may still get a quote for the project.  The plan is that something will happen this Fall. 

Resident Comment #13 (Melissa W):  The farmer took some wood chips and built up along his fence line but didn’t 

come all the way down his line and he stopped it short.  So, all the water that was running along that wood chip 

line eventually came down into our backyards and it was a cascade, it looked like Niagara Falls back there.  My 

thought is that he has an older property and may not have the proper drainage.  Is that something we can contact 

the Borough about? 

Community Response (Gina): If he is creating an artificial swale with mulch chips then that is an engineering issue 

and we can ask the Borough engineer to look at it and see what he suggests.  It may be a simple matter of educating 

the owner about what is going on. 

Resident Comment #14 (Heather): There was a blockage in the community sewer pipe at the end of July in the 

playground court.  Kevin and Jim were super responsive, thank you so much.  One question I had was that I never 

mailto:vbhoperations@gmail.com
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learned what the cause was?  I think Justin shared that the sewer mains had just been cleaned.  I forgot to ask 

what the exact blockage was.  The other concern I had was that the company had an issue clearing it because they 

were having difficulty accessing the manhole at the farther end from the clog.  Initially they thought there was an 

issue down there that the pipe had collapsed, eventually they decided that it was an abandoned manhole.  They 

stated that it is important for the community to locate all manholes in here.  I request that we found out those 

locations.   

Board Response (Justin): In March there was the issue in the first court behind Jackie and her row.  We had Pipe 

Data View performed a clean out of that area. 

Board Response (Kevin): The same company (Pipe Data View) was out in the Spring and they performed a whole 

assessment of our sewer pipes.  We really need to follow up with them, we have a lot of questions for them.  We are 

pursuing answers. 

Board Response (Justin): Does the study that we commissioned Bradford Engineering to conduct as it relates to 

upgrading the sewer plant include an assessment of our internal underground infrastructure? 

Board Response (Kevin): It is limited to the plant itself.  The internal system is not included in the Southwest plan, 

so we are trying to compare apples to apples. 

Resident Comment #15 (Nancy): Didn’t we have the pipes video recorded at some point? 

Board Response (Kevin): We did have the system videoed a while ago (2009 from Justin) and we still have the CDs 

in the office.  I have a lot of questions for that company and I hope to have more answers next month. 

Resident Comment #16 (Gina): Are there plans to do a camera assessment of our internal pipes? 

Board Response (Kevin): Yes. That will be part of, once we have the sewer plant projections then we need to figure 

out what to do.  Currently we only respond to emergencies and we really need to look at a routine maintenance 

agreement; quarterly, bi-annually, what have you going forward.  A full assessment was supposed to have been 

done at the end of March and prior to that it was done in 2009. 

Resident Comment #16 (Heather): When it happened and I took the time off, I got authorization ahead of time.  So 

made a call to the Board to retain my plumber to fix the issue in the community line and that I would get 

reimbursed if there was documentation that the issue was in the community line.  Now that has been established 

what is the next step? 

Board Response (Kevin): The idea is that our insurance company wants you to make a claim so that they can hash 

it out with your insurance company. 

Resident Comment #17 (Heather): If I make a claim, I am responsible for my deductible and then my 

homeowners’ insurance is going to go up.  I think I was being responsible; I took the day off, I got authorization 

from the Board to get the plumber to stay.  I tried to cross all my t’s. 

Board Response (Kevin): I understand, and I will continue to work with you to figure something out. 

Discussion about sewer backup and relative responsibility and recourse took place among several homeowners. 

Resident Comment #17 (Gina): Who did the minutes this month? Why? 

Board Response (Kevin): Me.  Because Melissa was not here to do them. 

Resident Comment #17 (Gina): Our By-Laws state that the positions of President and Secretary must be held be 

separate individuals, there are 5 other members on the Board, and you are the only one who is not supposed to be 

answering those e-mails or doing the minutes. 
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Board Response (Kevin): It wasn’t anything malicious, I have the time, I am a teacher. 

Resident Comment #18 (Gina):  That is not the point, Kevin, you are the President of the Association, if anyone 

should be following the By-Laws it should be you.  We got the minutes today, so you who has the time didn’t really 

have time in the last four (4) weeks to do them. 

Board Response (Kevin): Okay, I understand.  If it is required that someone redo them that is fine.  Candidly, 

there is a lot of I would say varying things that are going on personal with a lot of us, we are people, you know I 

was trying to do my best to alleviate that and I had some personal issues myself and that is what caused the delay 

and I’m being honest with you.  I was trying to be helpful; I was less than helpful because they were late.  I 

understand your point, I hear you loud and clear.  I will not do the minutes this month. 

Resident Comment #19 (Gina): While we are waiting for someone to become the Secretary do you want to appoint 

someone now or ask someone to volunteer to take over for the time being? 

Board Response (Kevin): I am unsure of your concern, but I understand that the By-Laws state what they do, and 

I apologize, that was my ignorance for not knowing that. 

Resident Comment #20 (Nancy): To follow up on Gina’s question; when the Board turns over like in Melissa’s case 

did, we get everything back from her and do the necessary close downs?  It is important as new Boards come in 

that information is being passed down so that no matter who is on the Board they know where things are.  I try to 

hold the Board accountable. 

Board Response (Kevin): Yes, we did get her keys and we changed account passwords.   

Board Response (Justin): We should be held accountable. We have a fiduciary responsibility to the community; we 

are custodians of 264 resident’s money and of $2.3 million dollars in assets. I wish Joseph were here so that I could 

ask him.  This is not, I have no concerns that anything untoward is going to happen but given our fiduciary 

responsibility and to make sure that we are crossing our t’s and dotting our i’s, that since Melissa did hold an 

officer position she was authorized to sign checks and is on the signature card.  Again, I have no concerns that 

Melissa is going to do anything at all, but we need to make sure that she is removed from the signature card to 

make sure we are doing our job.  I am not sure if that was done, Joseph would have a better idea and he could 

answer that so I am sorry that he is not here to answer that right now, but I will follow up with him. 

Board Response (Jess):  I just want to speak up and state that I did offer to monitor the vbhinfo account and 

assume the Secretary duties in the interim since I am relatively caught up on Operations tasks now. 

Resident Comment #20 (Janet):  If you need a Secretary, I would be happy to throw my name in.   

Board Response (all): Thank you. 

Resident Comment #21 (Gina): Requesting 5407s for the last two years and I have received about half of those that 

relate to properties sold in 2017 and 2018, can you please send all of them.  I also requested the audited financials 

that are conducted, can I please get 2017 and 2018 and can I get a due date on those. 

Board Response (Kevin): Yes, I thought I had sent all of them, but I will look again.  Yes, I can send 2017.  2018 

was delayed because there was a change in the law that created a potential conflict of interest that our CPA had 

with evaluating our depreciation schedule and we had to sign a waiver stating that we allow him to do so.  2018 is 

pending due to that.  I am sure we have 2017 and I will send it to you after the meeting.  

Resident Comment #22 (Jackie):  I want to thank you all for listening to the issues that affect all of us.  There are a 

lot of things happening and sometimes a positive comes out of a negative, because now you know what needs to be 

done and you are making the contacts and calls to do them.  So, again, thank you all. 

Board Response (Kevin): You’re welcome. 
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Resident Comment #23 (Jordan):  I would just like to make a comment as a new resident, my name is Jordan 

Mankin, I just purchased 111.  I am an insurance agent and I am going to put my information on the bulletin 

board outside.   

 

Meeting adjourned 8:10 PM 

 

 

   

Secretary  Date of approval 

 


