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CobbleCreek Manor Quick Reference 
 

Condominium Ownership: A condominium is a form of property ownership 
consisting of individual units, common elements, and limited common elements. An 
individually owned unit essentially consists of the space enclosed by the walls of the 
building. Common elements include the buildings, the land, and all portions of the 
condominium that exist for common use such as the clubhouse, central services, and 
utilities. Limited common elements are those portions of the condominium common 
elements reserved for use of the unit to the exclusion of other units including 
windows, doors, patios, porches, driveways, exterior plumbing fixtures, lampposts, 
and exterior HVAC equipment. Ordinary maintenance and repair of any limited 
common element, as well as the interior of the unit, is the responsibility of the unit 
owner. Structural repairs and replacements of limited common elements and all 
common elements is the responsibility of the Executive Board of the Condominium 
Owners’ Association, although, in certain circumstances, the costs of such repairs and 
replacements may be assessed against an individual unit owner. Nothing may be 
done to the exterior of any building or any common or limited common element 
without the prior approval of the board. Any change to the electrical, plumbing, 
heating, or air-conditioning systems may be made only after prior written approval is 
received from the board.  
 

Online Portal: https://continentalre.appfolio.com/connect/users/sign in CCM has an 
online portal where residents can pay their monthly association maintenance fees 
(manually each month or by setting up autopay through a bank or debit/credit card), 
access important CCM documents in the shared documents section, submit 
condominium insurance information, etc. Our buildings chair isn't alerted to 
maintenance requests made through the portal. Therefore, please submit ALL 
maintenance issues directly to Charlie Campbell so he can monitor, follow-up and 
track them. If you haven't already signed up, there is a link on the portal website for 
you to request access. 
 

Association Maintenance Fee: As a unit owner, you pay a monthly association fee 
that includes: insurance for the building and unit, expanded basic cable TV, water and 
sewer; garbage and recycling pick-up, landscaping, snow removal, maintenance of 
the exterior of all buildings including the clubhouse, maintenance of streets, 
driveways, and replacement of light bulbs in the lamp posts. Payment is due on the 
first of each month. 
 

Governance: The Pennsylvania Uniform Condominium Act, the Declaration, and the 
By-Laws, Rules and Regulations of the Condominium govern the operation of the 
condominium, including the rights and responsibilities of the unit owners. An  

 
Quick Reference - 1 



Executive Board of Directors, elected by the unit owners, manages the affairs of the  
association. Continental Real Estate Management (CREM) provides administrative, 
financial and maintenance services under contract with the association. There are a 
number of policies that the board has put in place by amending the By-Laws and 
adopting and amending the Rules and Regulations, in order to establish a safe, 
orderly, and attractive environment for unit owners. All of these rights, responsibilities, 
rules and regulations may be found in binders in the clubhouse. An abbreviated list is 
provided in this document. You are encouraged to contact a board member 
concerning any issues you may have. Refer to the following list of board members 
below and his/her responsibilities. 
 
• President (acting) and general questions – Charlie Campbell, Unit 142, 

ccampbell16801@gmail.com 
• Vice President and Buildings - Charlie Campbell, Unit 142, (814)883-2015 
• Secretary - Les Bennett, Unit 112, ljbennett3@gmail.com, (814)206-6054 
• Treasurer- Brenda Poland, Unit 116, beckrote_298@comcast.net, (814)360-0723  
• Landscape – Linda Echard, Unit 108, lmechard346@comcast.net, (814)574-7055 
• Rules and Regulations - Jennie Tasheff, Unit 102, jennie.tasheff@gmail.com, 

(707)291-1737 
• Snow Removal and Social Events - vacant 
• Special Projects - Bob Jones, Unit 117, bojo1632@gmail.com, (215)778-4216 
 
Condo Insurance Deductible: The association's insurance policy covers common 
elements and the units (including items attached to the building such as cabinets, 
wall-to-wall carpeting, molding, etc., down to but excluding the paint). This policy has 
a deductible of $5,000. Any portion of an insurable loss not covered due to the 
application of a deductible is required by state law to be assessed against the unit or 
units suffering the insurable loss. Improvements and betterments installed by unit 
owners are not covered by the condo insurance. 
 
Board Meetings: Owners are encouraged to attend. Notices of meetings will be 
emailed. There is an annual meeting in the fall at which time board members are 
elected and the budget is presented. Prior to the meeting, a proxy will be mailed to 
you. If you are unable to attend the meeting, sign the proxy and give it to a neighbor 
who will be attending. A majority of membership is necessary to conduct the meeting. 
 
Shepherd’s Crooks: Each unit owner may place up to two shepherd’s crooks outside 
their unit—one in front and one in back, or none in front and two in back. A shepherd’s 
crook may be no higher than six feet and may be used for hanging no more than two  
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baskets or one hummingbird feeder. All shepherd’s crooks must be removed by 
November 30. 
 
Front Bed Gardens: With the exception of flat plaster decorations, no lawn 
ornaments or bird feeders are allowed in the front bed garden. Any major redesigning 
to existing landscape must be passed through the board member in charge of 
landscaping and not through the landscaper. You may do simple maintenance 
yourself. Mulching will be done annually. 
 
Personal Patio Garden: You may plant a 4-foot bed in the back of your unit parallel 
to your patio. You are responsible for this garden. Low to medium-sized, non-invasive 
plants are recommended. Pursuant to the maximum limit of two shepherd’s crooks 
outside the unit, up to two shepherd’s crooks may be placed in the personal patio 
garden. In the absence of a personal patio garden, one shepherd’s crook may be 
placed in the stone alongside the privacy fence. 
 
Flowers: Annuals and perennials may be planted in all gardens in the spring after the 
association landscape contractor has edged and mulched the beds. Annuals must be 
removed by November 30. 
 
Flowerpots: No more than three flowerpots are allowed on the pavers; an unlimited 
number of flowerpots are also allowed on porches. Flowerpots may not obstruct entry 
to or exit from the unit. 
   
Holiday Lights and Decorations: You may put holiday lights and decorations up any 
time after November 1; however, they cannot be turned on until the day after 
Thanksgiving. All holiday decorations are to be taken down by January 7. A 
decorative wreath may be placed on the front door and/or between garages using a 
hanging bracket that is not permanently attached to the house. 
 
Flags: Patriotic, seasonal, and team flags may be flown. CREM is recommended to 
attach the flag holder to the house. 
 
Parking: There is no parking in front of mailboxes or fire hydrants. Please follow the 
Guidelines for parking found in the Guidelines section of the governing documents.  
 
Special Events: CobbleCreek has covered dish get-togethers on Memorial Day 
weekend, Fourth of July, and Labor Day. Look for emails announcing Thursday night 
socials and other special events. Everyone is encouraged to participate.  
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Garbage and Recycling: Garbage pick-up and recycling are on Thursdays with the 
exception of weeks in which a holiday occurs. For those weeks, pick-up is on Friday. 
The red containers are used for co-mingled recyclables. 
 
Clubhouse: The clubhouse is for everyone's personal use; however, to reserve a 
time for an event, sign up on the calendar in the clubhouse entry hall. Following the 
use of the clubhouse, a voluntary donation may be placed in the coffee can treasury 
in the kitchen.  Please clean up after any event, close and lock all windows and 
doors, and adjust thermostats according to instructions found below the thermostats. 
 
Knox Box: We encourage you to put a copy of your house key in the locked Knox 
Box   on the clubhouse front porch for emergency purposes. Board members, CREM, 
and the Alpha Fire Department have keys to access the Knox Box. 
 
Ice Melt: Ice melt is available in the blue trash container on the front porch of the 
clubhouse, free of charge. 
 
Unit Renting or Leasing: You may not rent your unit for a day, a weekend, a week, a 
month or any part of a year. You may lease your unit for a one-year term with a 
signed lease that has been approved by the Executive Board of the Condominium 
Owners' Association. You may not lease your unit to more than three unrelated 
individuals and they must be at least twenty-five years of age. Proof is required of the 
relationship of proposed tenants and their ages. A lessee may not rent the unit in 
whole or in part to any other person or persons. 
 
CCM Resident Contact Information: CobbleCreek Manor maintains an updated list 
of contact information for unit owners. Please report changes to Charlie Campbell, 
Unit 143, ccampbell16801@gmail.com, 814-883-2015. 
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GOVERNING DOCUMENTS 
 

In Pennsylvania, as in most other jurisdictions, the creation and operation of a 
condominium is controlled by several documents. First and foremost is the Uniform 
Condominium Act of Pennsylvania. This Act contains comprehensive provisions 
governing the creation, operation, and termination of condominiums. It addresses 
matters such as unit boundaries, mandated contents of the declaration and the by-
laws, organization of the association, required insurance, and the like. In case of 
conflict between the Condominium Act and the declaration, the by-laws, or the 
regulations, the Act controls. 
 
Next in the hierarchy of governing documents is the declaration. The declaration 
creates the condominium and, to be effective, must be recorded in the land records of 
the county in which the condominium is located. It sets out the uses and purposes to 
which the condominium may be put; defines basic terms; describes the various forms 
of ownership, such as units, common elements, and limited common elements; 
requires the formation of a unit owners' association and the election of an executive 
board of directors; mandates the purchase of insurance and defines its coverage; 
and, deals with other basic matters. 
 
The by-laws are a step below the declaration. They deal with the day-to-day operation 
of the condominium. They specify things such as what is required to be a voting 
member; quorums for meetings; number of directors, length of their terms, and their 
powers and duties; required officers and their powers and duties; manner for making 
and collecting assessments; uses to which units and common areas may be put and 
restrictions on those uses; and, penalties for violations of the Act, the declaration, the 
by-laws, or any rules and regulations, as well as the manner of collecting and 
enforcing any penalties. 
 
Finally, there are the rules and regulations. These provide the details for the operation 
of the declaration and the by-laws. For example, Article 8.2 of our by- laws prohibits 
unit owners from displaying, hanging, storing, or using anything outside the unit 
except as permitted by rules and regulations adopted by the Board of Directors. The 
Board has adopted a number of rules and regulations to permit certain activities 
under this by-law. It has also adopted rules and regulations to address other matters, 
such as installing and using antennas, and leasing units. 
 
In CobbleCreek Manor, the Board has issued a fourth category of documents 
- guidelines. As their name implies, no enforceable obligations are imposed for 
noncompliance. These are merely suggestions as to how things should be done, such 
as parking and use of the clubhouse. 



 
DECLARATION OF CONDOMINIUM 

COBBLECREEK MANOR, A CONDOMINIUM 
 

TOWNSHIP OF FERGUSON 
COUNTY OF CENTRE 

COMMONWEALTH OF PENNSYLVANIA 
 
THIS DECLARATION is made this ______day of July, 2002, by CobbleCreek Manor 
Condominium Limited Partnership, a Pennsylvania Limited Partnership, of 3180 West 
College Avenue, P.O. Box 354, State College, Centre County, Pennsylvania, as the 
owner in fee simple of real estate herein described. 
 

WITNESSETH: 
SUBMISSION 

 
1.1. Name; County; Description: CobbleCreek Manor Condominium Limited 
Partnership, a Pennsylvania Limited Partnership (the "Declarant"), owner in fee 
simple of the Real Estate described in Exhibit "A" attached hereto, located in 
Ferguson Township, Centre County Pennsylvania, hereby submits the Real Estate, 
together with the buildings and improvements erected and to be erected thereon, and 
the easements, rights, and appurtenances thereunto belonging (collectively, the 
"Property") to the provisions of the Pennsylvania Uniform Condominium Act, 68 
Pa.C.S.A. Section 3101 et seq. (the "Act"), and hereby creates with respect to the 
Property a residential condominium, to be known as COBBLECREEK MANOR, a 
Condominium (the "Condominium"). 
 
1.2 Easements and Licenses: The Property is so submitted: 
SUBJECT TO the easements of Blue Course Drive and Sheller's Bend, public rights-
of- way, in Ferguson Township, Centre County, Pennsylvania, and SUBJECT TO 
rights granted for power easements, sewer and water easements, telephone 
easements, or other easements or licenses necessary for the development of the site, 
as recorded or which will be recorded in the office of the Recorder of Deeds, either 
prior to the filing of this Declaration, and as may be presently shown on recorded 
plats or which will be shown on recorded plats or which will be shown on 
subsequently recorded plats. 
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ARTICLE I 
DEFINITIONS 

 
The terms defined are used in the Act: 
Capitalized terms used herein and in the Plats and Plans shall have the meanings 
specified or used for such terms in Section 3103 or elsewhere in the Act, unless 
otherwise defined herein. 
 
Section 1. "Buildings" means a unit structure, as well as improvements comprising a 
part thereof, as are the subject hereof, and which are to be constructed on the 
property. 
  
Section 2. "By-Laws" means those so designated under the Act, and as pertain to the 
subject property of this Declaration, and includes such amendments thereof as may 
be adopted from time to time, all of the same being deemed to be a part hereof as if 
attached hereto. 
 
Section 3. "Common Elements" or "Common Areas" means and includes all portions 
of the condominium other than the units including but not limited to: (a) the land on 
which the building is located and those portions of the building as are not included in 
any Unit; (b) the yards; (c) insulation and systems as comprise all central services 
and utilities; (d) all apparatus and installation existing for common use; (e) all other 
elements of each building necessary or convenient to its existence, management, 
operation, maintenance and safety, and normally in common use; and (f) such areas 
and facilities as are so designated on the Declaration Plan; but does not include such, 
or such parts, or features of the foregoing as are of entirely private use within the Unit 
or those areas which will be designated as Limited Common Elements as hereinafter 
defined. 
 
Section 4. "Limited Common Elements" or "Limited Common Areas" means all those 
areas designated in this Declaration or the Declaration Plan or by resolution of the 
Executive Board as reserved for the use of the Unit or Units to the exclusion of other 
Units. Such right of use may be reserved as an interest appurtenant to a particular 
Unit or Units, but in all other respects shall be and remain Common Elements or 
Common Areas. This may include, by way of example, a "flower box or flower pot" for 
each unit. Unit Owners shall be permitted to plant a garden at the rear of a Unit four 
(4') feet in depth and no more than the length of the patio. The Unit Owner shall bear 
the expense of maintaining any planting(s) or garden. The planting(s) or garden are 
subject to regulation by the Unit Owners Association. The decision of the Unit Owners 

Declaration of Condominium 2 



Association is final and unappealable. 
 
Section 5. "Concrete Porches, Patios, and Storage Areas" located on-, in-, or 
adjacent to each Unit in the building shall be designated as "Limited Common 
Elements." 
 
Section 6. "Common Expenses" means and includes expenditures made or liabilities 
incurred by or on behalf of the Association, together with any allocations to reserves 
and (a) expenses of administration, maintenance, repair, and replacement of the 
Common Elements; (b) expenses agreed upon as common by all the Unit Owners; (c) 
expenses declared common by the provisions of the Act, or by this Declaration, or of 
the By-Laws, Rules and Regulations of the Association; and (d) expenses duly 
declared common by the Executive Board of Directors pursuant to   the provisions of 
this Declaration or of the By-Laws, Rules and Regulations of the Association; and as 
provided under any amendments made to the said Act or these instruments. 
 
Section 7. "Executive Board" as provided by ·said Act, means a group of natural 
individuals of the number stated in the By-Laws, Rules and Regulations of the 
Association who may or may not be Unit Owners, and who shall manage the 
business, operations, and affairs of the Property on behalf of the Unit Owners and in 
compliance with the Act. 
 
Section 8. "Declaration" means this instrument by which the Property is submitted to 
the provisions of the Act, and any amendments thereto. 
 
Section 9. "Declaration Plan" means a professionally prepared plan of the property 
under Section 3210 of the Act. Said plan is recorded or to be recorded, and a copy 
thereof is available for inspection at the Office of Declarant. 
  
Section 10. A "Condominium" or "Association" means all of the Unit Owners in the 
buildings, bound individually and as a group pursuant to this Declaration and to the 
By-Laws and Rules and Regulations of the Association. 
 
Section 11. "Majority" or "Majority of the Unit Owners" means the Owners of more 
than fifty (50%) percent in the aggregate or ownership in the Common Elements, 
tabulated according to votes so based and assigned in Exhibit "B" under Article III of 
this Declaration. 
 
Section 12. "Person" means a natural individual, corporation, partnership, 
association, trustee, or other legal entity. 
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Section 13. "Property" means and includes the land, the building, all improvements 
thereon and therein, and all easements, rights, and appurtenances belonging thereto, 
which are represented in the Declaration Plan and are declared by this instrument to 
be submitted to the provisions of the Act. 
 
Section 14. "Recorded" means that an instrument has been duly entered of record in 
the Office of the Recorder of Deeds of Centre County, Pennsylvania. 
Section 15. "Recorder" means the Recorder of Deeds of Centre County, 
Pennsylvania. 
 
Section 16. "Revocation" means an instrument signed by all of the Unit Owners and 
by all holders of liens against the Units by which the property is removed from the 
provisions of the Act. 
 
Section 17. "Unit" means a -component -or part -of a building designed and intended 
for residential use, and designated as a Residential Unit by the Declaration Plan, and 
the same shall include its assigned proportionate undivided interest in the Common 
Elements, which is subject to change, and shall include also all of the rights, 
privileges, immunities, and obligations attaching thereto as are provided and referred 
to herein. Each unit shall have one (1) vote in CobbleCreek Manor Condominium Unit 
Owners' Association. 
 
Section 18. "Unit Designation" means the number thereof used for designating each 
Unit in the Declaration Plan. 
 
Section 19. "Unit Owners" means the person or persons or legal entity owning a 
Residential Unit by deed as provided in said Act. 
The following terms are used or defined in general terms in the Act and shall have 
specific meanings hereunder as follow: 
 
Section 20. Any "Additional Real Estate" means the property described as such in 
Exhibit "A" attached hereto, as it is developed in phases without the addition of any 
other parcels of real estate, but only as developed in phases. 
 
Section 21. "Limited Expenses" means the common expenses described as such in 
Section 3314 of the Act. 
 
Section 22. "General Common Expenses" means common expenses excluding 
limited expenses. 
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Section 23. "Percentage Interest" means each unit owner's undivided ownership 
interest in the common elements; share of all votes of unit owners and share of 
common expense liability appurtenant to each unit as set forth in Exhibit "B". The 
maximum number of units constructed shall not be greater than forty-eight (48) when 
all units in the residential Condominium are completed. 
 
Section 24. "Permitted Mortgage'' means a first or second mortgage to: (l) the 
Declarant; (2) the Seller of a unit; (3) a bank, trust company, savings bank, savings 
and loan association, mortgage service company, insurance company, credit union, 
pension fund, or like institutional investor or lender; and (4) any other mortgagee 
approved by the Executive Board. A holder of a permitted mortgage is referred to 
herein as a "Permitted Mortgagee." 
 
Section 25. "Reserved Common Element" means portions of the Common Elements 
which the Declarant may designate as such from time to time pursuant hereto for its 
use. 
 

ARTICLE II 
NAME AND DESCRIPTION 

 
Section 1.  Identification of the Units. The name by which the Property will be 
known as is COBBLECREEK MANOR, A Condominium (COBBLECREEK MANOR). 
The name under which the business operation and affairs of the Property and Unit 
Owners shall be managed on behalf of the Unit Owners after the Declarant has 
surrendered control to the Unit Owners shall be the COBBLECREEK MANOR 
CONDOMINIUM UNIT OWNERS ASSOCIATION, a non-profit corporation. 
 
Section 2. Description of Property. The property herewith submitted to the 
condominium form of ownership under "The Act" is described on The Declaration 
Plan, and is also legally described as is set forth on Exhibit "A", attached hereto as a 
part hereof. The boundaries of each unit are as shown on the Plans recorded 
concurrently herewith, including the unit identification numbers and the common 
areas and the limited common areas of this condominium are as designated on the 
said Plats and Plans recorded concurrently herewith, made a part hereof and marked 
Exhibit "C". 
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ARTICLE III 
BUILDINGS, UNITS, BOUNDARIES, PLATS AND PLANS 

 
Section 1. Identification of Units. The locations and dimensions of the buildings and 
other structures and improvements which are built and which may be built and which 
in some cases must be built comprising the property are shown on the plots as 
recorded in the Office of the Recorder of Deeds of Centre County which indicate the 
location of units, the common elements and the limited common elements of the 
condominium. For any and all purposes each unit may be identified and shall be 
identified fully and accurately described solely by reference to the number and/or 
letter designated on the Declaration Plan. The location and the dimension of the 
building or buildings and the other structures and improvements comprising the 
property are shown on the plots and the plats as recorded and which may be 
recorded from time to time, and the location of the units, common elements and 
limited common elements of the condominium are shown on the said plans which are 
recorded concurrently herewith and made a part hereof. 
 
Section 2.  Description of Units. Each Unit is intended for independent residential 
use and each of the residential units consists of the following portions of a building: 
 

1. Enclosed space: The interior volumes of cubicles of space enclosed by 
the interior surfaces of perimeter and interior walls, ceilings, and floors thereof, 
including vents, doors, windows, and other such structural elements that ordinarily are 
regarded as enclosures of space; 
 

2. Interior walls: All interior dividing walls and partitions (including the space 
occupied by such walls or partitions accepting load-bearing, interior walls and 
partitions); 
 

3. Fixtures and Furnishings: The decorated inner surface of the perimeter 
and interior walls (including decorated inner surfaces of all interior load-bearing 
walls), floors and ceilings, paint, plaster, carpeting, fireplaces and flues, if any, tiles a 
d other finishing materials affixed or installed as part of the physical structure of a unit, 
including interior walls and partitions, and all immediately visible fixtures, complete 
heating system, mechanical systems and equipment installed for the sole and 
exclusive use of each Residential Unit, commencing at the point where the same 
extends from walls or floors into the interior space from the structural body of the 
building, or from the utility lines, pipes, or systems serving the unit. No pipes, wires, 
conduits or other public utility lines or installations constituting a part of the overall  
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systems designed for the service of any particular unit or any of the structural 
members or portions of any kind, including fixtures and appliances within the unit 
which are not removable without jeopardizing the soundness, safety, or usefulness of 
the remainder of the building shall be deemed to be a part of any unit; 
 

4. Exterior items: All that undivided proportionate interest in the common 
elements assigned to each unit; and 
 

5. Upper and Lower (Horizontal) Boundaries: The upper and lower 
boundaries of the units shall be the following boundaries extended to intersections 
with the vertical boundaries: (i) Upper Boundary: There shall be no upper or horizontal 
boundary. (ii) The horizontal plane of the top surface of the unfinished, concrete floor 
slab. (iii) Vertical Boundaries: The vertical boundaries of the units shall be the vertical 
planes, extended to intersections. with each other and the upper and lower 
boundaries, of the unit side of the exterior unit side surface of the exterior walls which 
do not separate the unit from any other unit and of the center line unit side surface of 
the party walls which separate the unit from other units. 
  
The following portions of the building are not included in the above: 
 

1. All pipes, ducts, wires, cables, passageways, or conduits as may 
be of service to more than one unit or to common elements. 

 
2. All items of service, use, or benefit to more than one unit. 

 
3. All areas that may be designated as common areas or limited 

common areas, including but not limited to walkways, recreation rooms, 
restrooms, and parking spaces. 

 
Section 3. Maintenance Responsibilities and Expense Allocation. 
Notwithstanding the ownership of the various portions of the common elements and 
of the units by virtue of the boundary descriptions, the units and common elements 
shall be maintained and repaired by each unit owner and by the COBBLECREEK  
MANOR  CONDOMINIUM  UNIT OWNERS ASSOCIATION, a non-profit corporation, 
in accordance with the provisions of Section 3307 of the Act, except as expressly set 
forth to the contrary herein. All common expenses associated with the maintenance, 
repair and replacement of a limited common element shall be assessed as a limited 
expense allocated to the units, to which such limited common element was assigned 
at the time the expense was incurred and in the same proportion as the respective  
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percentage interest of all such units. Ordinary maintenance repair of any limited  
systems designed for the service of any particular unit or any of the structural 
common elements shall be the responsibility of the owner of the unit to which such 
limited common element is appurtenant. Structural repairs and/or replacements of 
such limited common elements shall be the responsibility of the Association, the cost 
to be charged as a general common expense. 
 
Section 4.  Relocation of Unit Boundaries and Subdivision. Relocation of 
boundaries between units and subdivision of units will be permitted subject to 
compliance with the provisions therefor in Sections 3214 and 3215 of the Act. 
 
Section 5.  Description of Common Elements. The Common Elements are as 
defined above and consist of all parts and portions of the Property not included in the 
Units, and not including such portions of the Property or rights therein as are 
otherwise owned and reserved. The Common Elements specifically include all items 
of service, use, or benefit to more than one unit and as so designated, installed, and 
provided by the Declarant, or by the Executive Board 
 
Section 6.   Interest in Common Elements. Each Unit Owner shall own an 
undivided interest in the Common Elements in accordance with the planned number 
of units. The maximum number of units in this condominium, as developed in phases, 
when all are constructed, shall be forty-eight (48) units. Each unit and its designated, 
undivided interest in the common elements, in accordance with a proposed number of 
units, is attached hereto, made a part hereof and marked Exhibit "B". Said interest is 
shown with its identifying number and location and percentage interest on the plats 
and plans. Such percentage ownership runs with title to each Unit and may not be 
separated therefrom. However, the proportionate undivided interest in the Common 
Elements may be altered by the recording of an amendment to this Declaration, by 
the Declarant, in accordance with the Act and this Declaration. In any event, the total 
of all such undivided interests shall be 100 percent in the aggregate. Each unit shall 
have one (1) vote in the COBBLECREEK MANOR CONDOMINIUM UNIT OWNERS 
ASSOCIATION. 
 
Section 7. Special Uses. Certain parts or portions of the Common Elements may be 
specifically assigned in writing for use by the particular Unit Owner, i.e., the Declarant 
expressly reserves for each Unit Owner the right to use the limited common area 
located in the areas which are designated as patios to each unit. Additionally, each 
Unit Owner shall have the right to use two (2) parking spaces in front of the garage. 
All such areas are limited common areas for the benefit of the unit so served,  
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including any storage areas which may be so designated by the Declarant for the 
benefit of each unit. 
 
Section 8. Easements. 
 

a. Each Unit Owner shall have an easement in common with all other unit 
owners to use all pipes, wires, ducts, cables, conduits, utility lines, and other 
Common Elements serving each unit in each particular building and to any extent 
located in any other unit, and such easement shall include also having the facility in 
place, and the servicing, maintaining, and replacing of the same, and each unit shall 
be subject to like easement in favor of all other affected Unit Owners insofar as 
necessary or practicable. 
 

b. Each Unit Owner shall have an easement to the extent necessary for 
structural support over and under and laterally with any other unit in the same building 
and over each to the extent necessary, shall be subject to such easement for any 
necessary structural support. 
 

c. The Property and all parts thereof shall be subject to rights-of-way, 
easements, covenants, restrictions, or conditions as may be set forth in prior 
instruments of record, and to the rights-of-way, easements, covenants, restrictions, or 
conditions as shown on the plats and plans recorded herewith, and to a right-of-way 
or rights-of-way for utilities now or hereafter established or granted by the Declarant 
or by the Executive Board. The property is subject to perpetual right-of-way over 
prescribed common roadways for ingress and egress to Common Elements and to 
Units as are necessary and convenient, but which, unless or until dedicated and 
accepted as public roads, shall be subject to the regulations and control of the 
Declarant and or the Executive Board for the good of the Unit Owners. 
 
Section 9.  Utilities. It is understood and agreed that all unit properties are under the 
subject to and the Owners assume and assure by acceptance hereof to abide by any 
and all agreements between the Developer and any utility and/or utility authorities and 
grant such bodies easements in the common areas and into the limited common 
areas over, into, and upon each and every unit for purposes of access to any utility 
instrument for the purpose of repair, replacement, reading, removal, maintenance, or 
shutoff of such utilities in, on, and to the units. 
 
Each Unit Owner shall be responsible for the payment of total charges incurred for his 
or her unit. The Developer shall cause utility services to be emplaced and the same  

Declaration of Condominium 9 



will be delivered to the Condominium Association. The Condominium Association 
shall be responsible for the maintenance and repair and/or replacement of said utility 
lines when and if necessary. 
 
Section 10. Surface Parking Areas. There are surface automobile parking spaces 
designated as limited common areas, and those which are available to the public 
and/or visitors. Such parking spaces on the public or private areas shall be deemed 
limited common elements and common elements on the plats and plans, and shall be 
used by the Unit Owners so designated for the limited common elements and for the 
use of owners' guests on the public areas on a "first come- first serve" basis, except 
as the Executive Board may otherwise determine. 
 
Section 11. Additional Easements. In addition to and in supplementation of the 
easements provided herein and the other provisions of the Act, the following 
easements are additionally created: 
 

a. The Declarant shall have the right to maintain models, management 
offices, and sales offices on the property if it so elects and to relocate such 
model offices, management offices, and sales offices from time to time 
anywhere within the property or its additional property if added. The models, 
management offices, and sales office constituting a portion of the common 
elements shall be subject to the following requirements: 

i) The model or models maintained by the Declarant shall be in units 
owned by the Declarant and not within the Common Elements. 
ii) In addition to the model(s) maintained by the Declarant, the 
Declarant shall have the right to maintain within the Common Elements 
and/or any units owned by the Declarant not more than two offices for 
sales and/or management purposes. Each such sales or management 
office may not exceed the size of the largest unit in the condominium, 

 
b. The Declarant shall have the right to maintain on the property such 
advertising signs as the Declarant in its sole discretion deems appropriate 
provided that such signs comply with the applicable Government 
Requirements. The Declarant may from time to time relocate such advertising 
signs. 

 
Section 12. Additional Easement to Correct Drainage. The Declarant reserves an 
easement on, over, and under the portions of the Common Elements not located 
within any unit for the purpose of maintaining and correcting any possible drainage of 
surface water in order to maintain reasonable standards of health, safety, and  
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appearance. This easement expressly includes the right to cut any trees, bushes, or 
shrubbery, to grade the soil or to take any other action reasonably necessary to 
achieve this purpose, following which the Declarant shall restore the affected property 
as closely to its original condition as practicable. This shall include the right to perform 
all of the same. 
 
Section 13. Additional Easement of Declarant for Development of Real Estate in 
Phases. The Declarant reserves an easement on, over and under those portions of 
the Common Elements not located in a building which contains units, for all purposes 
relating to the construction, development, leasing, and sale of improvements on real 
estate in the project as done in phases. This easement shall include, without 
limitation, the right of vehicular and pedestrian ingress and egress, the right to park 
motor vehicles and to engage in construction and marketing activities of any nature 
whatsoever, including the movement and storage of building materials and 
equipment, the conduct of sales, leasing and management activities, the maintenance 
of models and offices and the erection and maintenance of directional promotional 
signs. The easement hereby created in favor of the Declarant in this section shall 
terminate upon the conversion of all of the real estate to the condominium project. 
Declarant, at the time of completion of the construction of the condominium project, 
shall have the easement and right to conduct marketing activities with respect to the 
condominium. 
 
Section 14. Easement for Use of Recreational Area. When the recreational area is 
constructed in the project, each Unit Owner and each person lawfully residing in the 
complex on the real estate in the exhibits attached hereto is hereby granted a 
nonexclusive right and easement of access and enjoyment in common with others of 
the amenities and the commercial and recreational facilities constituting the 
recreational areas when constructed by the Declarant. The extent of the easement 
and the easements of access and enjoyment shall be subject to the following: 
(a) the right of the Association to charge reasonable admission fees; (b) the right of 
the Association to adopt rules and regulations governing the use of the recreational 
areas. 
 
Section 15. Recreational Use Assessments. As a condition of the enjoyment of the 
easement created by this prior section, the record owners in fee simple of each unit of 
the real estate described in the exhibits attached hereto shall pay to the Association 
each month an assessment levied exclusively for a proportionate share of the costs 
for the management, operation, repair, replacement, and maintenance of the 
recreational areas and for services and facilities related thereto. The assessment  
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payable by each such record owner shall equal the amount determined by multiplying  
the actual operational expenses less any income for the recreational areas and 
prorated by the number of units occupied and/or units with occupancy permits. The 
Developer shall not be required to construct the clubhouse until seventy-five (75%) 
percent of the units are occupied. The use of the clubhouse shall be subject to the 
rules and regulations adopted by the CobbleCreek Manor Condominium Unit Owners 
Association or directed by its executive board in absence of a meeting. 
 
 

ARTICLE IV 
USE, PURPOSES AND RESTRICTIONS 

 
The property or the properties, as set out on the attached exhibits, including the 
buildings constructed, or which may be built, the Units, the Common Elements and 
the Limited Common Elements are intended to be used for the following purposes, 
and their use is hereby restricted as follows: 
 
Section 1. Residential Unit Restrictions. No Unit may be divided or subdivided 
into a smaller unit. Any residential unit may be added to or incorporated into another 
residential unit; however, the same must be approved in writing by the Condominium 
Association and approved by the Declarant and its decision is final and binding. After 
the Declarant has turned over majority ownership to the Association, the Executive 
Board of the Association shall make the decision whether to approve or not to 
approve changes and the decision of the said Board shall be final and binding. 
 
Section 2.  Residential Use. Each Unit is hereby restricted to a residential use by 
the Unit Owner, his tenants, successors, or assigns thereof. The use shall be 
compatible with the uses permitted under the appropriate zoning of Ferguson 
Township. The Declarant, however, shall have the right to use any of the units by it as 
heretofore set out for rental units, models, and/or for sales and administrative offices. 
 
Section 3.  Use with Care. No Residential Unit Owner shall do or permit any act 
which is illegal or in violation of any law, statute, ordinance, rule, or regulation of any 
local, state, or federal government, or agency having jurisdiction. No Unit Owner shall 
do or permit any act which would jeopardize the soundness or safety of the Property, 
or any part of it, or impair any easement or appurtenance or any rights of others, 
without the unanimous consent of the Unit Owners affected thereby. 
 
Section 4.   Leasing.  A Unit may be rented for residential purposes by the Owner 
thereof under a lease to not more than three (3) unrelated persons for a term of not
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less than one (1) year, providing that the lease is made subject to all provisions as 
affect the Unit Owner himself to the end that the tenant shall be bound to the lease as 
is the Owner with reference to possession, use, and occupancy, and in all ways 
pertaining thereto. The tenant or tenants must be at least twenty-five (25) years of 
age. 
 
Section 5.  Use of Common Elements. The Common Elements or Common Areas 
may be used by all Residential Unit Owners and/or their tenants, their assigns, 
successors in interest, family members, guests, and invitees, subject to the By-Laws, 
Rules and Regulations, and such rules and regulations as may be established by the 
Executive Board. Notwithstanding the foregoing, Unit Owners who are more than two 
months delinquent in the payment of fees may not use Common Elements or 
Common Areas, nor may their tenants, their assigns, successors in interest, family 
members, guests, and invitees. Each Unit Owner may use the Common Elements in 
accordance with the purposes for which the Common Elements are intended without 
hindering or encroaching upon the lawful rights of other Unit Owners, and subject to 
the provisions hereof, the By-Laws, Rules and Regulations, and the rules and 
regulations of the Executive Board. 
  
Section 6. Access to Public Roads. Under no circumstances shall any Unit Owner's 
right of ingress or egress or right of access, to and from any public area, public roads, 
or over Common Elements, Common Areas and lands be impaired where the same 
has been designated for such use on the plats and plans. 
 
Section 7. Maintenance and Repair of Common Elements. The maintenance and 
repair of Common Elements and the making of additions or improvements thereto 
shall be carried out only as provided under the By-Laws, Rules and Regulations, and 
this Declaration, established and adopted pursuant to the provisions of Section 3307 
of the Act and of this Declaration which shall be recorded and as the same may be 
duly amended from time to time. 
 
Section 8. Use Restrictions. 

a. Residential Use. Except as herein provided with respect to the uses 
permitted by the Developer, no Residential Unit shall be used for any other 
purpose than as a residence for any legal entity or its assigns or successors in 
interest, a unit family owner, a unit family owner's member, including a member 
or persons to whom the unit owner shall have leased his unit subject to all the 
provisions with respect to the use and occupancy and presence on the property 
applicable to the Unit Owner himself. No owner or his successor in interest or  
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assigns may permit or suffer anything to be done or kept upon the Property 
which will increase the rate of insurance on the Property or in the contents 
thereof, or which will obstruct or interfere with the rights of others or annoy 
them by unreasonable notices or otherwise and no one may commit or permit 
any nuisance or commit or suffer any immoral or illegal act to be committed 
anywhere in or upon the Property. 

  
b.  Aesthetics. Each Unit owner shall maintain his Unit in good condition, 
order, and repair, at his expense. No Unit Owner shall display, hang, store, or 
use anything whatsoever on his entryway or outside his Unit other than as may 
be permitted in accordance with the By-Laws, and Rules and Regulations 
established by the Executive Board. No member may paint, decorate, or 
otherwise alter or modify in any way the outside of his Unit, or install outside of 
his Unit any canopy, awning, covering, radio or television antenna, including 
any satellite receiver, dish, or structure, or addition of any kind whatsoever 
without the prior written consent of the Executive Board. The hanging of 
laundry outside the unit is not permitted. 

 
c. Sanitation. Trash, garbage, and other waste shall be kept only in sanitary 
containers and shall be disposed of in such manner as may be prescribed from 
time to time in the By-Laws, and Rules and Regulations established by the 
Executive Board. No articles or personal property belonging to any Unit Owner 
shall be stored in any portion of the Common Elements without the prior written 
consent of the Executive Board. 

 
d. Electricity. No one may overload the electrical wiring in the building or 
operate any machinery, appliance, accessories, or equipment in such a manner 
as to cause, in the judgment of the Executive Board any unreasonable 
disturbance, or make any alterations thereto. This includes the limitation of use 
of high speed machinery which disturbs television reception or shortwave or 
microwave reception of anything akin thereto. 

 
e. Uses and structures. No Residential Unit or any part thereof shall be used 
for any purpose except as set forth herein. No motor vehicles other than those 
utilized by the unit owner, his tenants, successors, or assigns, shall be stored 
or parked in the parking area or parked on the Property. No unit owner shall 
have any additional motor vehicles on the premises for the purposes of 
maintenance or service or hobby such as tearing down or putting together 
motor vehicles. There shall be no storing of any old or junked or hobby type  
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vehicles on the premises, including trailers, pop-up campers, boats, motor 
homes, etc. No business or trade of any kind which shall constitute a nuisance, 
emit any noxious odor, cause offensive or loud activities shall be carried on in 
any Unit nor shall anything be done thereon which may be or become an 
annoyance or nuisance to the occupants of other Units. No boat, trailer, tent, 
shack, or other such structure shall be located, or erected or used on any part 
of the Property, temporarily or permanently, other than what has been 
constructed for the use of the unit owners by the Developer, except for an 
occasional recreational use, i.e., the erection of a tent at the Clubhouse for a 
party and for service of a buffet. 

 
f. Signs. No sign of any kind shall be displayed to the public view on any of the 
Units except those approved by the Declarant or by the Executive Board. 

 
g. Animals. No animals, of any kind, shall be raised, bred, or kept in any 
Residential Unit on the Property, except those approved by the Executive 
Board. This section does not preclude a Unit Owner from keeping one large 
dog or not more than two smaller animals but only one of which can be over 40 
pounds, two dogs, two cats, or the like, but in no event including any wild or 
vicious animals, such as snakes, alligators, lizards or like reptiles, lions, tigers, 
attack trained dogs, elephants, or piranha fish. Such wild or vicious animals are 
absolutely not permitted. All animals must be leashed when outside the Unit. 
The unit owner must "clean up" after the animal(s). 

 
h. Nuisances. No noxious, offensive, or loud activity shall be carried on in any 
Unit, nor shall anything be done thereon or therein which may be or may 
become an annoyance or nuisance to the other unit owners in the quiet 
enjoyment of their unit. The decision as to whether such activity is noxious, 
offensive, or overly loud or which disturbs television or radio reception shall be 
decided exclusively by the Executive Board in such manner as it may elect to 
make such decision. Such decision is final and unappealable. 

 
i. Mailboxes. Mailboxes shall be retained as the same now are, or as 

designated by the Executive Board after construction by the Declarant 
 
j. Clotheslines. There shall be no outdoor clotheslines. 
 
k. Fences. There shall be no fence of any kind, wall, hedge, or similar structure 
erected or maintained anywhere on the Property, except as placed by the  
Declarant in its sole discretion. Any additional fencing for any purpose shall be  
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permitted only by amendment to this Declaration by the Declarant or by the 
Executive Board in accordance with the Rules and Regulations of the Unit 
Owners Association. 

 
l. Executive Board Power. The Executive Board may adopt such rules and 
regulations concerning use, occupancy, or other matters, including provisions 
for reasonably limiting or suspending certain rights and/or privileges as it 
deems appropriate; and may alter such By-Laws, and Rules and Regulations 
as from time to time, it may determine. The decisions of the Executive Board 
are final and unappealable. 

 
m. Executive Board Rights. Violation of any By-Law, or Rule and Regulation of 
the Executive Board and/or of any provision of the Declaration hereof shall give 
the Executive Board or any representative acting in its behalf in addition to any 
other rights, including, but not limited to the rights also: 

  
(1) To enter the Residential Unit in which, or in connection with, such 
violation or breach exists and to summarily abate and remove, at the 
expense of the defaulting unit owner, any structure, thing, person, 
creature, and/or condition that may exist therein contrary to the intent 
and meaning hereof without being guilty of trespass or wrong otherwise. 
(2) To enjoin, abate, or remedy by appropriate legal proceedings, 
either at law or in equity, the continuance of any such breach. 
(3) To levy as an assessment or charge as a Common Expense 
against any unit owner an amount equal to damages so sustained with 
costs of suit and reasonable attorney's fees by virtue of such unit 
owner's committing and/or permitting such violation upon finding thereof 
by the Executive Board. 

  
(4) A fine of $25.00 per day for each day a violation continues at the 

discretion of the Unit Owners Association. 
  

n. Executive Board Maintenance and Repair. The Executive Board shall 
maintain, repair, and replace all Common Elements, wherever situate, except 
that in the event such maintenance, repair, or replacement was caused by 
negligence or misuse of a unit owner, or of any other occupant of a Unit, such 
expense shall be charged to such unit owner. Each unit owner shall maintain, 
repair, and replace, at his own expense, all portions of his Unit as are separate 
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and private to it and him. Each unit owner shall be responsible for damage to 
any other Unit and/or to any Common Elements caused intentionally, 
negligently, or by failure to properly take care of his own Unit, whether or not 
the fault is in him personally and/or in any other occupant or employee of his 
Unit. 

  
o. No Obstruction. There shall be no obstruction of the Common Elements nor 
shall anything be stored in or on the Common Elements without the prior 
written consent of the Executive Board except as herein provided. The use and 
covering of the interior surfaces of windows, whether by draperies, shades, or 
other items visible on the exterior of the building, shall be subject to the rules 
and regulations of the Executive Board 

 
p. Insurance Rates. Nothing shall be done or kept in any unit or in or on the 
Common Elements which will increase the rate of insurance on the property, or 
the contents thereof, for the residential use without the prior written consent of 
the Executive Board which consent may be conditioned upon the unit owner of 
such unit being required to bear the full amount of such increase. No unit 
owner shall permit anything to be done or kept in his unit or in or on the 
Common Elements which will violate any law, statute, ordinance, or regulations 
of any governmental body or which will result in the cancellation of any 
insurance maintained by the Executive Board. 

 
q. Displays. No unit owner shall cause or permit anything to be hung or 
displayed on the outside of windows or placed on the outside walls of the 
building or on the property and no sign, awning, canopy, shutter, radio or 
television antenna or television or radio disk shall be affixed or placed upon the 
exterior walls or roof or any part thereof without the prior written consent of the 
Executive Board. No air-conditioning unit of whatever type other than those 
installed by the Developer as of the date of this Declaration or as installed by 
the Declarant on additional real estate may be installed without the express 
written approval of the Executive Board. 

 
r. Miscellaneous Displays. No clothes, sheets, blankets, laundry, or other 
articles of any kind shall be hung out or exposed on any part of the Common 
Elements. 

 
s. Personal Property. No benches, chairs, or other personal property shall 
be left on, nor shall any play thing, lounging, parking of baby carriages, 
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playpens, bicycles, wagons, toys, or vehicles be permitted on any part of the 
Common Elements without the prior consent of and subject to the regulations 
of the Executive Board. 

 
t. Electrical Wiring. No Unit Owner shall overload the electrical wiring of 
the buildings, or operate any machines, appliances, accessories, or equipment 
in such manner as to cause, in the judgment of the Executive Board, an 
unreasonable disturbance to the other Unit Owners, nor shall any unit owner 
connect any machine, appliance, accessory, or equipment to the heating 
system or plumbing system without the prior written consent of the Executive 
Board. Installation, removal, reconstruction, or repair of any electrical lighting 
and power circuit or electrical outlet box or terminal device included in such 
outlet box, or any item of heating or air- conditioning equipment, any of which is 
located within the interior partition of any unit, may be undertaken by the unit 
owner of such unit only after application has been made to and written approval 
has been received from the Declarant or the Executive Board. Such approval 
shall be granted only if the work performed shall be of similar or superior quality 
to that present throughout the building or buildings, and shall be performed by 
qualified personnel. The cost of such installation, removal, reconstruction, or 
repair, whether undertaken by the unit owner or by the Executive Board, shall 
be borne by the unit owner of the unit benefitted thereby. 

 
u. Additional Rules and Regulations. Reasonable rules and regulations, not 
in conflict with the provisions of this Declaration, concerning the use and 
enjoyment of the property, or the property which may be added to the project, 
may be promulgated from time to time by the Executive Board, subject to the 
right of the Association to change such rules and regulations. 

  
Copies of the then current Rules and Regulations and any amendments thereto shall 
be furnished to all unit owners by the Executive Board promptly after the adoption of 
such Rules and Regulations or any amendments thereto. 
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ARTICLE V 
COMMON EXPENSES 

 
Section 1. Condominium Expenses. The Declarant, for each Unit owned, hereby 
covenants with, and each other unit owner(s) by acceptance of a deed thereof, 
whether or not it shall be so expressed in such deed, is conclusively deemed to 
covenant and agree to pay to the Executive  Board  or  its  designee,  as  
representative  of  the  COBBLECREEK MANOR CONDOMINIUM UNIT OWNERS 
ASSOCIATION, such assessments and/or charges as may be levied by the Executive 
Board of the Condominium Unit Owners Association to cover the reasonable share of 
Common Expenses incurred in maintaining, improving, and managing 
COBBLECREEK MANOR, a Condominium. Such assessment and/or charges shall 
run with the land and shall be a continuing lien upon each Residential Unit until paid. 
Such assessment and/or charges may be enforced in any court of law or equity 
having jurisdiction thereof, and as provided for herein shall be subordinate to the lien 
of any first mortgage. The Declarant shall not be assessed costs for any unit under 
construction or constructed unless or until an occupancy permit has been issued for 
such unit. Declarant shall be required to pay a monthly fee of twenty-five (25%) 
percent of the regular monthly condo fee for unsold units after an occupancy permit 
has been obtained. 
  
Section 2.  Special Expenses. Where in the judgment of the Executive Board, it is 
determined that an expense if peculiar to and of special benefit only to certain 
Residential Units, one or more, and is not foreseeably to be repeated generally 
throughout the property, it shall make a special assessment on such account against 
only such Units as are so affected, and the same shall be subject to the foregoing 
provisions of the appropriate sections herein, like any other assessment. The 
provisions hereof shall be applicable under Article VII below. 
 
 

ARTICLE VI 
ENCROACHMENTS 

 
If any portion of a Residential Unit or Common Element encroaches upon another 
Unit, a valid easement for the encroachment and the maintenance of the same, so 
long as it stands, shall and does exist. In the event any building is partially or totally 
destroyed and then rebuilt, encroachments aforesaid may continue as a part of any 
restoration. 
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ARTICLE VII 
EASEMENTS 

 
Section 1. Residential Unit Owners and Executive Board. 
(a)  Each unit owner, as needed, shall have an easement in common with all other 
affected unit owners to have, use, and repair, or to have repaired or replaced, as 
necessary, all pipes, wires, ducts, cable, conduits, chimneys, public utility lines, and 
other elements in any way located in any Unit or forming any part of the Common 
Elements. In addition, each Unit shall be subject to, and shall have, such easements 
of support and shelter from, under, against, and over such other Units, as may be 
necessary for the soundness and quiet enjoyment of each Unit, and as may be 
necessary for the soundness and needs of structural Common Elements.  
 
(b) The Executive Board shall have the right of reasonable access to each Unit to 
inspect the same, and to provide for removal of violations therefrom and generally to 
the extent set forth under the By-Laws, and Rules and Regulations, and to provide for 
service maintenance, repair, or replacement of Common Elements as necessary; and 
to service, maintain, repair, and replace such other equipment or elements as may be 
the responsibility of the Executive Board.  
 
(c) All repair work contemplated by the Article shall be performed solely through the 
Executive Board; provided, however, that nothing contained 
herein shall be construed to prevent the levying of a special assessment and/or 
charge on one or more unit owners for work performed in relation to the easements 
provided and referred to herein. 
 
(d) All such easements shall run with the land and inure to the benefit of and be 
binding upon the Executive Board, each unit owner and each mortgagee, less, 
occupant, or other person having any interest in any Residential Unit or in the 
Common Elements.  
 
(e) Assessments, such as special assessments under Article V, Section 2, above, 
shall be made by the Executive Board after it determines that one or more unit 
owners are responsible for the problem or problems which necessitated the work 
performed. 
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ARTICLE VIII 
EXECUTIVE BOARD AND VOTING 

 
Section 1.  CobbleCreek Manor Condominium Unit Owners Association. A Unit 
Owners Association, a non-profit corporation, shall be organized contemporaneously 
herewith. Membership in the Association shall consist exclusively of all the Unit 
owner(s), including the Unit owners of any additional or convertible real estate which 
may be included in the condominium. 
 
Section 2. Powers of the Unit Owners Association. The Association hereinabove 
described shall have all powers as set forth in Section 3302 of the Act. 
 
Section 3. Executive Board Members and Officers. The Association shall elect 
an Executive Board who may act in all instances on behalf of the Association. The 
names of the first members of Executive Board are Barry Begoumian, President, and 
Lisa Kirby, Secretary/Treasurer. The aforesaid first members shall serve until their 
successors have been elected by the Association pursuant to By-Laws, and Rules 
and Regulations and after deeds have been recorded placing title to at least seventy-
five (75%) percent of the Units in the names of owners other than the Declarant. 
 
Not more than sixty (60) days after the conveyance of twenty-five (25%) percent of 
the Residential Units to Residential Unit owners, other than the Declarant, not less 
than twenty-five (25%) percent of the members of the Executive Board shall be 
elected by any unit owners other than the Declarant. 
 
Not later than sixty (60) days after the conveyance of fifty (50%) percent of the 
Residential Units to Residential Unit owners, other than the Declarant, not less than 
thirty-three and one third (33 1/3%) percent of the members of the Executive Board 
shall be elected by Residential Unit owners other than the Declarant. 
Notwithstanding anything hereinbefore set forth, nothing herein shall in any way 
prevent, delay, hinder, or impinge upon the rights of the Declarant to construct 
additional Residential Units on the real estate as set out in the Exhibits attached 
hereto and/or as shown on the recorded plat plans or to file amendments to this 
Declaration until such time as the development has been turned over to the unit 
owners association. 
 
Section 4. Voting. Each unit owner is automatically a member of the Association and 
each unit is entitled to one vote. Upon termination of his ownership of a Residential 
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Unit, his membership thereupon automatically terminates and thereupon transfers 
and inures to the new Residential Unit owners. Each Residential Unit owner shall be 
entitled to the same number of votes (one (1) vote per unit) as are assigned to his unit 
hereunder and under any amendments hereto. All meetings of the unit owners shall 
take place in accordance with the Association By- Laws, and Rules and Regulations. 
 
By acceptance hereof, all members of the Association acknowledge and recognize 
that the number of votes may be expanded by the construction of additional 
residential units and/or the construction of additional units on any of the real estate as 
described on the Exhibits attached hereto and designated as additional real estate. 
 
 

ARTICLE IX 
SEPARATION MORTGAGES, TAXES, UTILITY CHARGES 

 
Section 1.  Mortgages. Each Residential Unit owner shall have the right to mortgage or 
encumber only his own designated unit together with only his proportionate undivided 
share in the Common Elements, and he shall have no right, power, or authority to in any 
way encumber or affect the title to any other part of or interest in the property. 
 
Section 2.  Taxes. It is understood that real estate taxes are to be separately taxed to 
each Residential Unit owner for his unit and his undivided percentage of ownership in the 
Common Elements. 
 
Section 3.  Utilities. Each Residential Unit owner shall pay for his own telephone, gas, 
electricity, water, sewer, and/or other utilities which are separately metered or billed to 
each user by the appropriate utility company. Utilities not separately metered or billed to 
each user by the appropriate utility company may be treated as part of the Common 
Expenses or in the event the said utility services are supplied to some units but less than 
all units, then the Board may reasonably prorate these charges over the units using such 
services, and require such unit owner to pay his pro rata share of such charges, which 
shall become a charge of lien against the unit, enforceable under Article V, Section 2, 
above. The decision of the Executive Board to prorate, and its determination of prorated 
shares and charges shall be final and binding on all. The Executive Board and/or its 
agent may discontinue utility service to Units where the Unit Owners, their tenants, their 
assigns, or successors in interest are more than two months delinquent in the payment of 
their fees and/or costs. 
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ARTICLE X 
INSURANCE. 

 
Section 1.   Identification of the Units. The name by which the property will be 
known is CobbleCreek Manor, a Condominium. The name under which the business 
operation and affairs of the Property and the Unit owners shall be managed on behalf 
of the Unit owners after the Declarant has surrendered control to the unit owners shall 
be the CobbleCreek Manor Condominium. Unit Owners Association, a non-profit 
corporation. 
 
Section 2.   Description of Property.  The property herewith submitted to the 
condominium. form of ownership under "the Act" is described on the Declaration Plan, 
and is also legally described as is set forth on.Exhibit "A", attached hereto as a part 
hereof. The boundaries of each unit are as shown on the Plans recorded concurrently 
herewith, including the unit 
identification numbers and the common areas and the limited common areas of this 
condominium are as designated on the Plats and Plans record_ed concurrently 
herewith, made a part hereof and marked Exhibit "C". 
 
Section 3.  Description of Units. Each Unit is intended for independent residential 
use and each of the residential units consists of the following portions of a building: 
1. Enclosed Space: The volumes of cubicles of space enclosed by the unfinished 
interior surfaces of perimeter and interior walls, doors, windows, and other such 
structural elements that ordinarily are regarded as enclosures of space; 
  
2. Interior Walls: All interior dividing walls arid partitions (including the space 
occupied by such walls or partitions accepting load-bearing, interior walls and 
partitions); 
 
3. Fixtures and Furnishings: The decorated outer surface of the perimeter, floors 
and ceilings, plaster, wall to wall carpeting, fireplaces and flues, if any, tiles and other 
finishing materials affixed or installed as part of the physical structure of a unit, and all 
immediately visible fixtures, complete heating and mechanical systems, and 
equipment installed for the sole and exclusive use for each residential unit, 
commencing at the point where the same extends from walls or floors into the interior 
space from the structural body of the building, or from the utility lines, pipes, or 
systems serving the unit.  No pipes, wires, conduits, or other public utility lines or 
installations constituting a part of the overall systems designed for the service of any 
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particular unit or any of the structural members or portions of any kind, including 
fixtures and appliances within the unit which are not removable without jeopardizing 
the soundness, safety, or usefulness of the remainder of the building shall be deemed 
to be a part of any unit. 
 
Section 4. The Act requires that the Executive Board and the Association obtain and 
maintain insurance coverage for the Condominium as follows: 
 
1. The Property will be insured for an amount equal to its full insurable replacement 
cost, with an agreed amount clause or no coinsurance. Hazard insurance against all 
risks of physical loss commonly insured against. Such insurance shall cover both the 
Units and Common Elements, but not improvements and betterments installed by 
Unit owners. SUCH IMPROVEMENTS AND BETTERMENTS ARE NOT COVERED 
BY THIS INSURANCE AND EACH UNIT OWNER SHOULD MAINTAIN SEPARATE 
INSURANCE FOR SUCH PROPERTY. 
  
The building coverage includes all items attached to the building including cabinets, 
wall to wall carpeting, moldings, etc., down to but excluding the paint. All proceeds of 
this policy will be payable to the Association. The Executive Board shall obtain an 
appraisal from a qualified appraiser for the purpose of determining the replacement 
cost of the building. 
 
2. Comprehensive liability insurance insuring Unit owners (in their capacity as Unit 
owners), members of the Executive Board and any management agent against any 
liability to the public or to the Unit owners, their tenants or invitees.  The initial limits of 
liability shall be $1,000,000.00 for bodily injury, death, or property damages in any 
single occurrence. EACH UNIT OWNER SHOULD MAINTAIN HIS OWN LIABILITY 
INSURANCE FOR HIS OWN UNIT. Certificates of insurance sill be submitted by each 
condominium unit owner, to the condominium association or to the property manager. 
 
The Association may carry such other policies of insurance it deems appropriate to 
protect the Association or unit owners. In the event that the building is damaged or 
destroyed, such damage or destruction shall be repaired by the Association, using the 
available proceeds of insurance, unless eight (80%) percent of the unit owners, 
including every owner of a unit or assigned limited common element which will not be 
rebuilt, vote not to rebuild, as provided in Section 3312(g) of the Act. 
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ARTICLE XI 
MAINTENANCE AND ALTERATIONS 

 
Section 1. Each Unit owner shall furnish and be responsible for, at his own expense, 
all of the maintenance, repairs, and replacements within his own units. No alterations 
of any of the Common Elements, or any additions or improvements thereto, shall be 
made by any unit owner without the prior written approval of the Executive Board. 
 

 
ARTICLE XII 

UNIT SUBJECT TO DECLARATION 
 
Section 1. By-Laws, and Rules and Regulations. All present and future Unit 
owners, tenants, mortgagees, and occupants of units shall be subject to and shall 
comply with the provisions of this Declaration, with those of the By-Laws, and Rules 
and Regulations, and with the duly promulgated rules and regulations adopted by the 
Executive Board and with all amendments of the same. Acceptance of a deed of 
conveyance or the acceptance of inheritance or the entering into a lease, or the 
entering into occupancy of a unit, shall constitute an agreement to be so bound, and 
that the aforementioned instruments are accepted and ratified by each such unit 
owner, tenant, occupant, or mortgagee; and that all such provisions of the 
aforementioned instruments shall be deemed and taken to be covenants running with 
the land and shall bind every person at any time having any interest or estate in such 
unit as though all such provisions were set forth in full, in each and every deed, or 
inheritance, or lease, or any other relevant documents. 
  
 

ARTICLE XIII 
LIABILITY AND INDEMNIFICATION 

 
Section 1.  Liability of Members of the Executive Board and Officers. The 
members of the Executive Board and the officers and any assistant officers: 
 
1. Shall not be liable to the Unit owners as a result of their activities as such for 
any mistake of judgment, negligence, or otherwise, except for their own willful 
misconduct or gross negligence; 
 
2. Shall have no personal liability in contract to a unit owner or any other person 
or under any agreement, instrument, or transaction entered into by them on behalf of 
the Executive Board or unit owners in their capacity as such; 
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3. Shall have no personal liability in tort to a Unit owner or any other person or 
entity directly or imputed, by virtue or acts performed by them, except for their own 
willful misconduct or gross negligence, or acts performed for them, in their capacity as 
such; and 
 
4. Shall have no personal liability arising out of the use, misuse, or condition of 
the property, or which might in any other way be assessed against or imputed to them 
as a result or by virtue of their capacity as such. 
 
Section 2.  Indemnification by Unit owners. The unit owners shall indemnify and 
hold harmless any person, his heirs, and personal representatives, from and against 
any and all personal liability, and all expenses, including counsel fees, incurred or 
imposed, or arising out of or in settlement of any threatened, pending, or completed 
action, suits, or proceedings, whether civil, criminal, administrative, or investigative, 
instituted by any one or more unit owners or any other persons or entities, to which he 
shall be threatened to be made a party by reason of the fact that he is or was a 
member of the Executive Board or an officer or an assistant officer, other than to the 
extent, if any, that such liability or expense shall be attributable to his willful 
misconduct or gross negligence, PROVIDED, in the case of any settlement, that the 
Executive Board shall have approved the settlement, which approval shall not be 
unreasonably withheld. Such right of indemnification shall not be deemed exclusive of 
any other rights to which such person may be entitled as a matter of law or 
agreement or vote of unit owners or of the Executive Board or otherwise. The 
indemnification by the unit owners set forth in this Section 2 of Article XIII shall be 
paid by the Executive Board on behalf of the unit owners and shall constitute a 
Common Expense and shall be assessed and collectible as such. 
 
Section 3.   Liabilities of Individual Unit Owners. The Unit owners, any lessees or 
sublessees of a Unit shall be jointly and severally liable for liabilities arising out of 
their own conduct arising out of ownership, occupancy, use, misuse, or condition 
(except when the result of a condition affecting all or other parts of the property) of 
that unit. 
 
Section 4.   Costs of Suit in Actions Brought by One or More Unit Owners on 
Behalf of All Unit Owners. If any action is brought by one or more, but less than all 
Unit owners, on behalf of all Unit owners, and recovery is had, the Plaintiffs expenses, 
including reasonable attorney's fees, shall be a Common Expense, provided that if 
such action is brought against all unit owners or otherwise against all other unit 
owners or against the Executive Board, the officers, assistant officers, employees or 
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agents in their capabilities as such, with the result that the ultimate liability asserted 
would, if proved, be borne by all the Unit owners, the Plaintiffs expenses, including 
counsel fees, shall not be charged to or borne by the other unit owners, as a 
Common Expense or otherwise. 
 
Section 5. Notice of Suit and Opportunity to Defend. Complaints brought against 
all unit owners or the Executive Board, or the officers, assistant officers, employees, 
or agents thereof, in their respective capacities as such, or the property as a whole, 
shall be directed to the Executive Board, which shall promptly give written notice 
thereof to the Unit owners and the holders of any Permitted Mortgages and shall be 
defended by the Executive Board, and the unit owners and such holders shall have 
no right to participate other than through the Executive Board in such defense. 
Complaints against one or more, but less than all the unit owners or Units alleging 
liabilities covered by Section 3 of this Article XIII, shall be directed to such unit 
owners, who shall promptly give written notice thereof to the Executive Board and to 
the holders of any Permitted Mortgages affecting such units and shall be defended by 
such owners. 
 

ARTICLE XIV 
AMENDMENT 

 
This Declaration may be amended, subject to the restrictions of the Act, by the vote of the 
Unit owners and the mortgagees of seventy-five (75%) percent of the common interests 
after control of the same has been delivered to the Association by the Declarant; until that 
time, the Declarant retains and reserves specifically the right to amend these declarations 
and the plat plans, including the right to convert or add additional real estate to this 
condominium project. 
 
No amendment shall be effective until properly recorded. 
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ARTICLE XV 
POWER OF ATTORNEY AND CONFESSION OF JUDGMENT 

 
IN ORDER TO EXPEDITE THE EXECUTIVE BOARD OR DECLARANT'S 
COLLECTION OF ANY DELINQUENT ASSESSMENT, EACH UNIT OWNER (BY 
THE ACCEPTANCE OF THE DEED TO HIS UNIT) SHALL BE DEEMED TO HAVE 
APPOINTED ANY ONE OR MORE OF THE EXECUTIVE BOARD MEMBERS OF 
THE DECLARANTS TO BE HIS OR HER ATTORNEY-IN-FACT TO CONFESS 
JUDGMENT AGAINST SUCH UNITOWNER IN ANY COURT OF COMPETENT 
JURISDICTION IN PENNSYLVANIA OR ANY OTHER PLACE FOR SUCH UNPAID 
ASSESSMENT(S) WHICH APPOINTMENT (BEING FOR SECURITY) SHALL BE 
IRREVOCABLE; AND FOR SO DOING, A COPY OF THIS ARTICLE AND SAID 
DEED, BOTH VERIFIED BY AFFIDAVIT, SHALL BE SUFFICIENT WARRANT. THE 
AUTHORITY GRANTED HEREIN TO CONFESS JUDGMENT SHALL NOT BE 
EXHAUSTED BY ANY EXERCISE THEREOF BUT SHALL CONTINUE FROM TIME 
TO TIME AND AT ALL TIMES UNTIL THE DECLARATION SHALL BE TERMINATED. 
FURTHER, EACH AND EVERY PURCHASER, UNIT OWNER OR OCCUPANT, OR 
HOLDER OF ANY MORTGAGE OR OTHER LIEN, DOES AUTOMATICALLY AND 
IRREVOCABLY NAME, CONSTITUTE AND APPOINT AND CONFIRM THE 
DECLARANT, ITS SUCCESSORS OR ASSIGNS AS ATTORNEYS-IN-FACT FOR 
ANY OF THE PURPOSES SET OUT HEREIN AND IN ADDITION THERETO, FOR  
THE  PURPOSE OF  EXECUTIONOF  SUCH  AMENDED INSTRUMENT OR 
INSTRUMENTS WHICH IS NECESSARY TO EFFECT THIS DECLARATION OR 
THE TERMS OF THIS DECLARATION.  THIS POWER OF ATTORNEY AFORESAID 
IS EXPRESSLY DECLARED AND ACKNOWLEDGED TO BE COUPLED WITH AN 
INTEREST IN THE SUBJECT MATTER HEREOF AND THE SAME SHALL RUN 
WITH THE TITLE TO ANY AND ALL UNITS AND BE BINDING UPON THE 
SUCCESSORS AND ASSIGNS OF ANY OF THE FOREGOING PARTIES. 
FURTHER, SAID POWER OF ATTORNEY SHALL NOT BE AFFECTED BY THE 
DEATH OR DISABILITY OF ANY OF THE PRINCIPALS, AND IS INTENDED TO 
DELIVER ALL RIGHT, TITLE, AND INTEREST 
OF THE PRINCIPAL IN AND TO SAID POWER. 
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ARTICLE XVI 
REAL ESTATE TAXES 

 
It is understood and agreed that the real estate taxes are to be separately assessed 
and taxed to each Unit owner for his unit, and its corresponding percentage interest in 
the Common Elements, as provided in the Act. In the event that real estate taxes for 
any year are not separately assessed against each unit, but rather are assessed 
against the property as a whole, then each Unit owner shall pay his proportionate 
share thereof in accordance with his respective percentage interest in the Common 
Elements at that time, and in said event, such taxes shall be a common expense. The 
Executive Board shall have the authority to advance Association funds in payment of 
all or a portion of such taxes pending receipt from the respective owners of their 
proportionate share thereof. 
  

ARTICLE XVII 
OPTION TO EXPAND THE CONDOMINIUM 

 
Section 1. Reservation. This project shall be built in phases. The Declarant hereby 
explicitly reserves an option until the seventh anniversary of the recording of this 
Declaration and any amendments hereto to add, in phases, additional units to the real 
estate from time to time in compliance with Section 3211 of the Act, without the 
consent of any unit owners or mortgagee. The right to add additional units in phases 
for a total of forty-eight (48) units, as set forth herein, may be terminated prior to such 
anniversary only upon the filing by the Declarant of an amendment to this Declaration. 
The Declarant expressly reserves the right to add additional units in phases to any 
and all portions of the real estate already described by converting the real estate to 
units, atdifferent times, at any time, in any order, without limitation and without any 
requirement that any other real estate shall be added, converted, or withdrawn; 
PROVIDED, HOWEVER, that any converted real estate shall not exceed any of the 
areas described in the Exhibits attached hereto. There shall be no limitations on the 
option to expand. The option to add additional units or not to add additional units is 
completely at Declarant's discretion until such time as he has turned seventy-five 
(75%) percent of the ownership of the units over to the Unit Owners Association. 
 
Section 2.  Assurances. Declarant makes no assurances as to location of buildings 
on convertible real estate or the location of any units on the real estate as described 
on the Exhibits attached hereto. At such time as the condominium is expanded and 
additional units are constructed, the maximum number of units per acre on the real 
estate as described in the Exhibits or the number of units converted on the real estate 
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already described in the Exhibits as an aggregate will be no more than forty-eight 
(48). The maximum percentage in the aggregate of land and buildings and of 
common areas that may be created by construction or by the addition of additional 
units to the real estate already described, i.e., converted, if added, shall not be less 
than 1/48 when all 48 units are constructed. Any buildings to be constructed in the 
phases on the real estate as described in the exhibits and the additional units 
constructed during the phases of construction thereon will be compatible in quality, 
materials, and style with the buildings initially constructed on the land. Declarant 
expressly reserves the right to create Limited Common Elements on the real estate 
and to designate Common Elements which may be subsequently assigned as Limited 
Common Elements. Declarant makes no assurances as to type, size, or maximum 
number of Common Elements or Limited Common Elements. The allocation of 
percentage interest in the real estate shall be computed in accordance with the 
number of units constructed if and when constructed. All restrictions in this 
Declaration affecting the use, occupancy, and alienation of Units will apply to units 
created in the real estate as described on the exhibits. In the event Declarant does 
add additional units to the real estate as described on the exhibits, Declarant shall 
nevertheless have the right to construct all or any portion of any building or buildings 
on the real estate described in the exhibits attached hereto and operate the same 
without restriction, except as set forth herein. 
 
Section 3. Declarant Easement for Development of Real Estate. The Declarant 
reserves an easement on, over, and under those portions of the Common Elements 
not located in a building which contains units, for all purposes relating to the 
construction, development, leasing, and/or sale of improvements on real estate to 
which units will be constructed in the phases of construction. This easement shall 
include, without limitation, the right of vehicular and pedestrian ingress and egress, 
the right to park motor vehicles, and to engage in construction and marketing 
activities of any nature whatsoever, including the movement and storage of building 
materials and equipment, the conduct of sales, leasing, and management activities, 
the maintenance of models and offices, and the erection and maintenance of 
directional and promotional signs. 
 

ARTICLE XVIII 
CONVERTIBLE REAL ESTATE 

 
Section 1. Reservation. The Declarant hereby explicitly reserves an option until the 
seventh anniversary of the recording of this Declaration and any amendments to 
convert all or any portion of the convertible real estate to units, Common Elements 
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and Limited Common Elements, or any combination thereof from time to time in 
compliance with Section 3211 of the Act without the consent of any unit owner of 
mortgagee. The option to convert may be terminated prior to such anniversary only 
upon the filing of an amendment to this Declaration by the Declarant. The Declarant 
expressly reserves the right to convert any and all portions of the convertible real 
estate at any time, at different times, in any order, without limitation, and without any 
requirement that any other real estate shall be added, converted, or withdrawn; 
PROVIDED, HOWEVER, that the convertible real estate shall not exceed any of the 
areas described in the Exhibits attached hereto. There are no other limitations on the 
option to convert the convertible real estate from the condominium. 
 
Section 2.  Assurances.  If the convertible real estate is converted, the buildings on 
the convertible real estate will be located approximately as shown on the plats 
attached hereto. At such time as the convertible real estate is completely converted, 
the maximum number of units which may be converted on the real estate as a whole 
in the development will be forty-eight (48) in the aggregate. Any buildings to be 
constructed within the convertible real estate and units therein will be compatible in 
quality, materials, and style with the buildings on other portions of the property. 
Declarant may construct or convert certain additional structures and other amenities 
serving the condominium project. Any buildings within the convertible real estate will 
be substantially shown on the exhibits attached hereto and the recorded plats. The 
Declarant expressly reserves the right to create Limited Common Elements within the 
convertible real estate and to designate Common Elements therein which may be 
subsequently assigned as Limited Common Elements. The type of such elements 
may be attics, roofs, patios, terraces, electrical and mechanical rooms and systems, 
including heating and cooling apparatus, parking, commercial and 
recreational facilities, and all other elements which can be appropriately designated 
as Common Elements or Limited Common Elements or any combination thereof. The 
size of such elements shall be limited approximately to the same size as the existing 
improvements and designated areas except for any additional patios or terraces 
which shall not exceed the normal size for such appurtenances; the electrical and 
mechanical rooms and systems, including heating and cooling apparatus, shall not 
exceed the normal size for the same necessary to serve the property; and the 
parking, commercial and recreational facilities, if constructed, will not exceed the size 
necessary to serve the property. All restrictions in this Declaration affecting use, 
occupancy, and alienation of units will apply to units created in the Convertible Real 
Estate. The reallocation of percentage interest in the Convertible Real Estate and the 
property may be recomputed from time to time. However, in the entire project all units 
are constructed and all additional real estate is added and/or additional units are
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converted the least percentage any Unit owner may possess would be 1/48 of the 
entire condominium project presuming there are 48 units constructed and a unit 
owner only owns one unit. 
 

 
 

ARTICLE XIX 
TERMINATION 

 
Section 1. The property may be removed from the provisions of the Act by a written 
ratification, duly recorded, and executed by all the Unit owners, holders of all 
mortgages, judgments, or other liens affecting the units. Once the property has been 
removed, and if it is not to be sold, the former unit owners shall become tenants in 
common with the property as provided by the Act. 
 

ARTICLE XX 
INTERPRETATION 

 
Section 1. Matters of dispute or disagreement between unit owners or matters which 
require interpretation of this Declaration or the By-Laws, and Rules and Regulations 
of the Executive Board, shall be determined by the Executive Board, whose 
determination shall be binding and final, and unappealable, on all unit owners. 
 

ARTICLE XXI 
SEVERABILITY 

 
Section 1.  If any of the provisions of this Declaration or of the By-Laws, and Rules 
and Regulations or of the Act are held invalid, the validity of the remaining provisions 
shall not be affected thereby. 
 

ARTICLE XXII 
CAPTIONS 

 
Section 1. The captions herein are inserted only as a matter of convenience and in 
no way define, limit, or describe the scope of the Declaration nor the intention of any 
provisions hereof. 
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ARTICLE XXIII 
CONFLICTS 

Section 1.   This Declaration is set forth to comply with the requirements of the Act. In 
the event of any conflict between this Declaration and the provisions of the Act, the 
Act shall control. 
  

ARTICLE XIV 
MEMBERSHIP IN ASSOCIATIONS 

 
Each Unit owner shall become a member of COBBLECREEK MANOR 
CONDOMINIUM UNIT OWNERS ASSOCIATION, a condominium, if and when 
formed, being a non-profit corporation. The Board of Directors will act as a 
representative for the COBBLECREEK MANOR CONDOMINIUM UNIT OWNERS 
ASSOCIATION 
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IN WITNESS WHEREOF, the Declarant has hereunto caused his hand and seal to be 
executed and affixed hereunto this _______day of July, 2002. 
 
ATTEST:     COBBLECREEK MANOR CONDOMINIUM 

LIMITED PARTNERSHIP, a Pennsylvania 
Limited Partnership 

 
 
 
 
 
__________________________  By: ________________________________ 

Sunrise Land Development Group, LLC, 
       General Partner 
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COMMONWEALTH OF PENNSYLVANIA 
COUNTY OF CENTRE 
 
 

On this ________day of July, 2002, before me, the undersigned officer, personally 
appeared Barry Begoumian, who acknowledged himself to be the president of SUNRISE 
LAND DEVELOPMENT GROUP, LLC, and that he as such president, being authorized to 
do so, executed the foregoing Declaration for the purposes therein contained by signing 
the name of the Corporation by himself as president. 
 

IN WITNESS WHEREOF, I have hereunto set my hand and official seal. 
  
 



EXHIBIT "A" 
 

PROPERTY DESCRIPTION 
 
 
ALL that certain tract of land situated in Ferguson Township, Centre County, PA, being 
Haymarket Subdivision, Lot 511R, as shown on a Plan entitled, "Haymarket 
Subdivision, Lot Consolidation Plan for Lot 511R (Former Lot Nos. 511 and 29R)," 
dated May 26, 2000, by PennTerra Engineering, Inc., State College, PA, recorded in 
the Centre County Courthouse in P.B. 12, pg. 30 on June 28, 2001, being bounded 
and described as follows: 
 
 
BEGINNING at an iron pin, being a northerly comer of Shellers Bend (50' R/W) and 
lying in a southerly line of Blue Course Drive; thence along Blue Course Drive along a 
curve to the left, having a chord bearing ofN 79° 12' 27" E, a chord distance of 164.04 
feet, a radius of903.69 feet, and an arc length of 164.26 feet to a point; thence 
continuing along Blue Course Drive N 74° 00' 00" E, 37.00 feet to an iron pin, lying 
along Blue Course Drive and being a westerly comer of Lands owned nor or formerly 
by Randall A. Bachman, et al. (R.B. 483, pg. 73, Tax Parcel No. 24- 23-25); thence 
along said Lands S 16° 00' 00" E, 33.32 feet to an iron pin; thence continuing along 
said Lands and along Lands owned now or formerly by Alan W. and Fiona C. Rae 
(R.B. 1095, pg. 822, Tax Parcel No. 24-23-24), along Lands owned now or formerly 
by Antonio and Celinda Pistone (D.B. 445, pg. 740, Tax Parcel No. 24-23-23), along 
Lands owned now or formerly by Antonio and Celinda Pistone (D.B. 448, pg. 444, Tax 
Parcel No. 24-23-22), along Lands owned now or formerly by Angelo and Vita Pistone 
(R.B. 1101, pg. 239, Tax Parcel No. 24-23-21), along Lands owned now or formerly by 
Angelo and Vita Pistone (R.B. 1101, pg. 239, Tax Parcel 24-23- 20), along Lands 
owned now or formerly by Robert C. Melville (R.B. 796, pg. 1145, Tax Parcel No. 24-
23-19), and along Lands owned now or formerly by Brent 0. Veronesi and John H. 
Youngmark, Jr. (R.B. 792, pg. 536, Tax Parcel No. 24-23-18) along a curve to the left, 
having a chord bearing of S 45° 41' 20" E, a chord distance of718.17 feet, a radius 
of725.00 feet and an arc length of 751.35 feet to an iron pin, being a southerly comer 
of the Veronesi and Youngmark Lands and lying in a northerly line of Lands owned 
now or formerly by Stephen J. and Paula V. P. White (D.B. 422, pg. 267); thence 
along said Lands the following bearings and distances: along a curve to the right, 
having a chord bearing of S 59° 04' 48" W, a chord distance of 154.57 feet, a radius 
of 234.45 feet, and an arc length of 157.52 feet to an iron pin; thence along a curve to 
the left, having a chord bearing ofS 54° 07' 40" W, a chord distance of291.86 feet, a 
radius of356.00 feet, and an arc length of 300.72 feet to an iron pin; thence along a 
curve to the left, having a chord bearing of S 27° 47' 40" W, a chord distance of 26.51 



feet, a radius of 356.00 feet, and an arc length of 26.52 feet to an iron pin; thence 
along a curve to the right, having a chord bearing of S 43° 02' 07'' W, a chord distance 
of 188.13 feet, a radius of315.00 feet and an arc length of 191.05 feet to an iron pin; 
thence along a curve to the left, having a chord bearing of S 39° 47' 07'' W, a chord 
distance of 195.15 feet, a radius of 277.00 feet, and an arc length of 199.43 feet to an 
iron pin; thence S 19° 09' 37" W, 151.86 feet to an iron pin, being a westerly comer of 
said Lands and lying in a northerly R/W line of Shellers Bend (50' R/W); thence along 
said R/W the following bearings and distance: along a curve to the right, having a 
chord bearing ofN 23° 04' 59" W, a chord distance of 432.21 feet, a radius of 300.00 
feet, and an arc length of 482.58 feet to an iron pin; thence N 23° 00' 00" E, 100.00 
feet to an iron pin; thence along a curve to the left, having a chord bearing of N 16° 
35' 22" E, a chord distance of295.69 feet, a radius of 1324.19 feet, and an arc length 
of 296.31 feet to an iron pin; thence along a curve to the left, having a chord bearing 
of N 03° 05' 22" E, a chord distance of 326.86 feet, a radius of 1324.19 feet, and an 
arc length of 
327.70 feet to an iron pin; thence N 04° 00' 00" W, 98.43 feet to an iron pin, being the 
place of beginning, containing 10.564 acres. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT "B" 
 
 
Unit No.      
 

Building 
ID 

Approx. Gross Sq 
Ft     

Interest 
Percentage   

Voting 
Interest 

101  All units shall  1/48 1 
102  be approximately 1/48 1 
103  1,920 sq. ft., 1/48 1 
104  with an option to 1/48 1 
105  finish the basement 1/48 1 
106  and add up to an 1/48 1 
107  addtional 1/48 1 
108  950 sq. ft. 1/48 1 
109   1/48 1 
110   1/48 1 
111   1/48 1 
112   1/48 1 
113   1/48 1 
114   1/48 1 
115   1/48 1 
116   1/48 1 
117   1/48 1 
118   1/48 1 
119   1/48 1 
120   1/48 1 
121   1/48 1 
122   1/48 1 
123   1/48 1 
124   1/48 1 
125   1/48 1 
126   1/48 1 
127   1/48 1 
128   1/48 1 
129   1/48 1 
130   1/48 1 
131   1/48 1 
132   1/48 1 
133   1/48 1 
134   1/48 1 
135   1/48 1 
136   1/48 1 
137   1/48 1 
138   1/48 1 
139   1/48 1 
140   1/48 1 
141   1/48 1 



142   1/48 1 
143   1/48 1 
144   1/48 1 
145   1/48 1 
146   1/48 1 
147   1/48 1 
148   1/48 1 
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BY-LAWS OF 
COBBLECREEK MANOR  

CONDOMINIUM UNIT OWNERS ASSOCIATION 
 

(Pennsylvania No Stock Non-Profit Corporation) 
 
 
ARTICLE 1. GENERAL 
 
1.1 The Name: The name of the corporation shall be the COBBLECREEK 
MANOR CONDOMINIUM UNIT OWNERS ASSOCIATION, a Condominium 
Homeowner's  Association,  a non-profit  corporation,  hereinafter  referred  to as "the 
Association". 
 
1.2 The Principal Office: The principal office of the corporation shall be at such 
place as may be designated by the Executive Board of Directors. 
 
1.3 Identify: The By-Laws, and Rules and Regulations are established pursuant to 
the Pennsylvania Uniform Condominium Act, Act No. 1800-82 found at 68 Pa.C.S.A. 
Section 3101 et seq., for the purpose of administering, operating and managing the 
COBBLECREEK MANOR  CONDOMINIUM  UNIT  OWNERS  ASSOCIATION,  a  
Condominium Homeowner's Association. 
 
1.4 Definition: As used herein the term "Corporation" shall be the equivalent of 
Association, and all other words as used herein shall have the same definitions as 
attributed to them in the Declaration of Condominium of COBBLECREEK MANOR, a 
Condominium. If any definition in the Declaration conflicts with a definition in the 
Pennsylvania Statutes, the definition in the Declaration shall prevail and govern the 
interpretation of this document. 
 

ARTICLE 2. MEMBERSHIP AND VOTING PROVISIONS 
 
2.1 Membership: Membership in this Association shall be limited to owners of 
units in the condominium as described in the Articles of Incorporation of the 
Association and the Declaration of Condominium. If unit ownership is vested in more 
than one person or entity, all of the persons or the entity owning a unit shall be eligible 
to hold office and attend meetings; but, as hereinafter indicated, the vote of a unit 
shall be cast by the "voting member". If unit ownership is vested in a corporation, the 
corporation may designate an individual officer or employee as its voting member. 
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2.2 Voting: 
a. The owner of each unit shall be entitled to one (1) vote. If an owner owns more 
than one unit, he shall be entitled to one (1) vote for each unit owned. The vote of a 
unit shall not be divisible. 
b. Majority Vote. The acts approved by a majority of the votes present in person 
or by proxy at a meeting in which a quorum shall be present, shall be binding upon all 
unit owners for all purposes, except where otherwise provided by law, the 
Declaration, the Articles of Incorporation or these By-Laws; and, as used in these By-
Laws, the Articles of Incorporation or the Declaration, the term "majority of the 
members" shall mean those unit owners having more than fifty (50%) percent of the 
total authorized votes of all unit owners present, in person or by proxy and voting at 
any meeting of the unit owners at which a quorum shall be present. 
 
2.3 Quorum: Unless otherwise provided in these By-Laws, the presence in person 
or by proxy of thirty-three and one-third percent (33 1/3%) of unit owners shall 
constitute a quorum. 
 
2.4 Proxies: Votes may be cast in person or by proxy. All proxies shall be in 
writing, signed by the person entitled to vote, and shall be filed with the Secretary of 
the Association, prior to or at the meeting at which they are to be used, and shall be 
only effective for the specific meeting for which originally given and any lawfully 
adjourned meetings thereof In no event shall any proxy be valid for a period longer 
than ninety (90) days after the first meeting for which it was given. Every proxy shall 
be revocable at any time at the pleasure of the unit owner executing it. Where a unit 
is jointly owned by husband and wife and they have not designated one of 
themselves as a voting. member, a proxy must be signed by both in order to 
designate a third party as proxy. 
 
2.5 Designation of a Voting Member: If a unit is owned by one person, the unit 
owner's right to vote shall be established by the record title to the unit. If a unit is 
owned by a corporation, it shall designate the officer or employee entitled to cast the 
unit's vote, by executing a certificate to be filed with the Secretary of the Association, 
signed by its President or Vice-President, and attested to by its Secretary or Assistant 
Secretary. The person designated in such certificate shall be known as the voting 
member. If a unit is owned by more than one person, the following provisions are 
applicable: 
a. They may, but they shall not be required to, designate a voting member; 
b. If they do not designate a voting member, and both are present at a meeting 
and are unable to concur in their decision upon any subject requiring a vote, they 
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shall lose their right to vote on that subject at that meeting; 
c. Where they do not designate a voting member, and only one is present at the 
meeting, the person present may cast the unit's vote. 
 
2.6 Limitation on Right to Vote: Each member has an obligation to pay monthly 
maintenance assessments and may be obligated to pay a special assessment. The 
corporation has the responsibility and obligation to make and collect the 
assessments. If, at the time of any meeting of the membership, any member is more 
than thirty (30) days delinquent in the payment of any assessment, subject to the 
discretion of the Executive Board of Directors, the member shall not be entitled to 
vote until all assessments, whether general, special, or regular, are paid in full. The 
Treasurer, or such other person or entity charged with the responsibility of collecting 
assessments, shall, at the commencement of any meeting, certify to the person 
conducting the meeting which units are current in the payment of all assessments and 
are therefore eligible to vote. 
 
 
ARTICLE 3. MEMBERSHIP AND MEETINGS 
 
3.1 Place: All meetings of the membership shall be held at such place or places as 
shall be designated by the Executive Board and stated in the notice of the meeting. 
 
3.2 Notices: It shall be the duty of the Secretary to send by regular mail or deliver 
a notice of each annual and special meeting to each owner and to post a copy of said 
notice in a conspicuous place on the property at least fourteen (14) days but not more 
than sixty (60) days prior to such meeting. Notice of any meeting shall list the time, 
place, and purpose thereof. All notices shall be mailed to or served at the address of 
the owner as it appears on the books of the corporation. Proof of posting, delivery, or 
mailing of the notice, shall be given by the person serving the notice, if requested. 
 
3.3 Annual Meeting: The annual meeting for the purpose of electing directors and 
transacting any authorized business shall be held at 7:30 p.m. Eastern Standard Time 
on the 1st day of September, of each year, or such other time as shall be selected by 
the Executive Board of Directors. At the annual meeting, the members shall vote to fill 
any vacancies on the Executive Board and shall transact such other business as may 
be properly brought before the meeting. 
 
3.4 Special Meetings: Special meetings of the members for any purpose, unless 
otherwise prescribed by statute, may be called by the President or shall be called by 
the President or Secretary at their request, in writing, of a majority of the Executive 
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Board of Directors or at the request, in writing, of voting members representing 40 
percent of the total number of units. Such request shall state the purpose of the 
proposed meeting. Business transacted at all special meetings shall be confined to 
the subject stated in the notice of the meeting. 
 
3.5 Adjourned Meeting: If any meeting of members cannot be organized because 
a quorum is not present, either in person or by proxy, the meeting shall be adjourned 
until a quorum is present. 
  
3.6 Order of Business: The order of business at the annual member's meetings in 
as far as practical and other members' meetings, shall be: 
 
a. Call to order by President. 
 
b. Calling of the roll and certifying of proxies, if any. 
 
c. Proof of notice of the meeting or waiver of notice. 
 
d. Reading and disposal of any unapproved minutes. 
 
e. Reports of officers. 
 
f. Reports of committees. 
 
g. Appointment of inspectors of election. 
 
h. Determination of number of directors. 
 
i. Election of directors. 
 
j Unfinished business. 
 
k. New business. 
 
l. Adjournment. 
 
3.7  Minutes of Meetings: The minutes of all meetings of unit owners shall be kept in 
a book available for inspection by unit owners or their authorized representative, and 
Board members at any reasonable time. The Association shall retain these minutes 
for a period of not less than three (3) years. 
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ARTICLE 4. DIRECTORS 
 
 
4.1 Membership: The affairs of the Association shall be managed by an Executive 
Board of Directors of not less than three (3) nor more than ten (10) directors, the 
exact number to be determined from time to time upon a majority vote of the 
membership. All directors shall be (a) unit owners or spouses of unit owners; or, (b) in 
the case of a unit owned by a partnership, shall be partners or employees of the 
partnership; or, (c) in the case of a unit owned by a corporation, shall be directors, 
officers, stockholders or employees of the corporation; or (d) in the case of a fiduciary 
unit owner, shall be the fiduciary or one of the fiduciaries or the beneficiary or one of 
the beneficiaries (or directors, officers, stockholders or employees of a corporate 
fiduciary or a corporate beneficiary or partners or employees of a partnership 
fiduciary or a partnership beneficiary). No director shall continue to serve on the 
Board after the director ceases to be a unit owner or an interested party in a unit 
owner as specified in the preceding sentence. 
 
4.2 Election of Directors: Election of directors shall be conducted in the following 
manner: 
a. Election of directors shall be held at the annual members' meeting. 
 
b. A nominating committee may be appointed by the Executive Board of Directors 
not less than thirty (30) days prior to the annual members' meeting to seek eligible 
persons willing to run for office on the Executive Board of Directors. The committee 
may place as many names before the membership for consideration at the election as 
it deems appropriate. Nominations for additional directorships created at the meeting 
shall be made from the floor and other nominations may be made from the floor. 
 
c. The election shall be by ballot (unless dispensed with by unanimous consent) 
and by a plurality of the votes cast. Each person entitled to vote may cast a vote for 
as many nominees as there are vacancies to be filled. There shall be no cumulative 
voting. 
 
d. At any duly convened regular or special meeting of the members at which a 
quorum is present, any one or more of the directors may be removed, with or without 
cause, by the affirmative vote of the voting members casting not less than two-thirds 
of the total votes present at said meeting. A successor may then and there be elected 
to fill any vacancy created. Should the membership fail to elect a successor, the 
Executive Board may fill the vacancy in the manner provided immediately below. 
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e. If the office of any director becomes vacant by reason of death, resignation, 
retirement, disqualification, removal from office or otherwise, a majority of the 
remaining directors, though less than a quorum, shall choose a successor who shall 
hold office for the balance of the unexpired term of office. The election held for the 
purpose of filling such vacancy may be held at any regular or special meeting of the 
Executive Board. 
 
f. Any director may resign at any time by sending written notice of such 
resignation to the office of the corporation, addressed to the President or Secretary. 
Unless otherwise specified therein, such resignation shall take effect upon receipt 
thereof by the Secretary. Commencing with the organizational meeting of any newly 
elected Executive Board, more than three (3) consecutive absences, unless excused 
by the resolution of the Executive Board, shall automatically constitute a resignation 
from the Executive Board. The transfer of title to the unit by virtue of which a director 
holds office shall, effective as of the date of title transfer, automatically constitute a 
resignation from the Executive Board. No one shall continue to serve on the 
Executive Board should there be a delinquency of more than thirty (30) days in the 
payment of any assessment related to the unit by virtue of which the director holds 
office. Such delinquency shall automatically constitute a resignation from the 
Executive Board. All these regulations are self-operating and shall become effective 
immediately upon the happening of the event or the passage of the time provided for 
herein. 
 
4.3 Term: Vacancies on the Executive Board of Directors caused by the expiration 
of a director's term shall be filled by electing new Executive Board members. The 
term of each director's service shall be two years, extending from the annual 
members' meeting at which the director is elected until the second annual members' 
meeting following that election, or until the director is removed in the manner 
elsewhere provided. 
 
4.4 Staggered Terms: There shall be staggered terms of office for directors so that 
one-half of the directorships shall be up for election each year (or, if the number does 
not equally divide by halves, the Board shall be divided as close to halves as 
possible). 
 
4.5 Organizational Meeting: The organizational meeting of a newly elected 
Executive Board of Directors shall be held within thirty (30) days of their election. 
 
4.6 Regular Meetings: Regular meetings of the Executive Board of Directors may 
be held at such time and place as shall be determined by a majority of the directors. 

By-Laws 6 



Notice of regular meetings shall be given to each director personally or by mail, 
telephone, facsimile, or electronic mail, and shall be transmitted at least three (3) 
days prior to the meeting. Regular meetings of the Executive Board of Directors shall 
be open to all unit owners, and notice of such meetings shall be posted conspicuously 
at the condominium forty-eight (48) hours in advance for the attention of the members 
of the Association, except in the event of an emergency. Notice of any meeting where 
assessments against unit owners are to be considered shall specifically contain a 
statement that assessments will be considered and the nature of any such 
assessments. 
 
4.7 Special Meetings: Special meetings of the Executive Board of Directors may 
be called by the President, or, in her or his absence, by the Vice-President, and must 
be called by the President and Secretary at the written request of one-third of the 
directors. Notice of the meeting shall be given personally, or by mail, telephone, 
facsimile, or electronic mail, which notice shall state the time, place, and purpose of 
the meeting, and shall be transmitted no less than three (3) days prior to the meeting. 
Special meetings of the Executive Board of Directors shall be open to all unit owners, 
and notice of a special meeting shall be posted conspicuously at the condominium 
property forty-eight (48) hours in advance for the attention of the members of the 
Association, except in the event of an emergency. Notice of any meeting where 
assessments against unit owners are to be considered shall specifically contain a 
statement that assessments will be considered and the nature of any such 
assessments. 
 
4.8 Waiver of Notice: Any director may waive notice of meeting before or after the 
meeting and that waiver shall be deemed equivalent to the giving of notice. 
Attendance by any director at a meeting shall constitute a waiver of notice of such 
meeting, except when the director's attendance is for the express purpose of 
objecting at the beginning of the meeting to the transaction of business because the 
meeting is unlawfully called. 
 
4.9 Quorum: A quorum at directors' meetings shall consist of a majority of the 
entire Executive Board of Directors. The acts approved by a majority of those present 
at a meeting in which a quorum is present shall constitute the acts of the Executive 
Board of Directors, except when approval by a greater number of directors is required 
by the Uniform Condominium Act, the Declaration, or these By-Laws. 
 
4.10 Adjourned Meetings: If, at any meeting of the Executive Board of Directors, 
there is less than a quorum present, the majority of those present may adjourn the 
meeting until a quorum is present. At any adjourned meeting, any business that might 
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have been transacted at the meeting as originally called may be transacted without 
further notice. 
 
4.11 Joinder in Meeting by Approval of Minutes or Consent:  The joinder or 
consent of a director in the action of a meeting by signing and concurring in the 
minutes of that meeting, or by executing a consent to a proposal, shall constitute the 
presence of that director for the purpose of determining a quornm and/or voting on a 
proposal. 
 
4.12 Proxies: Votes may be cast in person or by proxy. A proxy may be made by 
any director entitled to vote and shall be valid only for the specific meeting for which 
originally given, as well as any lawfully adjourned meeting thereof, and provided that 
the proxy holder is a director in good standing. In no event shall any proxy be valid for 
a period longer than ninety (90) days after the date of the first meeting for which it 
was given. Every proxy shall be revocable at any time prior to its use at the pleasure 
of the director executing it. A proxy must be in writing, signed by the director 
generating the proxy, and filed with the Secretary before the appointed time of the 
meeting, or before the time to which the meeting is adjourned. 
  
4.13 Presiding Officer: The presiding officer of the directors' meeting shall be the 
President of the Executive Board of Directors. In the absence of the President, the 
directors present shall designate one of their number to preside. 
 
4.14 Order of Business: The order of business at directors' meetings shall be set 
by the President of the Executive Board of Directors or, in the absence of the 
President, by the Vice-President. The order of business shall be circulated to the 
members of the Board by mail, telephone, facsimile, or electronic mail, and shall be 
transmitted at least three (3) days prior to the meeting. Any member of the Board may 
then add to the agenda any item that the member deems appropriate. 
 
4.15 Minutes of Meetings: The minutes of all meetings of the Executive Board of 
Directors shall be kept in a book available for inspection by unit owners, or their 
authorized representative, and Board members at a reasonable time. The Association 
shall retain these minutes for a period of not less than three (3) years. 
 
4.16 Compensation: Directors shall not be entitled to any compensation for their 
services unless compensation is granted by a majority of the voting members at a 
membership meeting. 
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ARTICLE 5. POWERS AND DUTIES OF EXECUTIVE BOARD OF 
DIRECTORS 
 
5.1 [Intentionally Left Blank] 
 
5.2 The Executive Board of Directors shall have the powers and duties necessary 
for the administration of the affairs of the Condominium, and may do all such acts 
except such acts which By-Laws or the Declaration provide may not be delegated to 
the Executive Board of Directors by the unit owners. Such powers and duties of the 
Board of Directors shall include, without limitation, (except as limited elsewhere 
herein), the following: 
a. Operation, care, upkeep and maintenance of the common elements. 
 
b. Determination of the expenses required for the operation of the Condominium 
Association. 
 
c. Collection of the assessments for common expenses from unit owners required 
to pay the same. 
 
d. Employment and dismissal of personnel or management company necessary 
for the maintenance and operation of common elements. 
 
e. Adoption and amendment of the rules and regulations covering the details of 
the operation and use of condominium property. The secretary of the Association shall 
be the party in charge of executing when passed, certifying and keeping a record of 
any amendments. 
  
f. Maintaining bank accounts on behalf of the Association and the designation of 
signatories required therefore. 
 
g. Purchasing, leasing, or other acquisition of units in the name of the Association 
or its designee. 
 
h. Purchase of units at foreclosure or other judicial sales, in the name of the 
Association or its designee. 
 
i. Selling, leasing, mortgaging, or otherwise dealing with units acquired by, and 
subleasing units leased by, the Association or its designee. 
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j. Organization of corporations to act as designees of the Association in acquiring 
title to units or leasing units by the Association. 
 
k. Obtaining and reviewing insurance for the condominium property. 
 
l. Making repairs, additions, and improvements to, or alterations of, the condominium 
property and restoration of the condominium property, in accordance with the 
provisions of the Declaration, after damage or destruction by fire or other casualty, or 
as a result of the condemnation or eminent domain proceedings. 
 
m. Enforcement of the obligations of the unit owners, the allocation of profits and 
expenses, and the performance of anything and everything else necessary and 
proper for the sound management of the condominium. 
 
n. Purchasing or leasing a unit for use by a resident superintendent (if any). 
 
o. Borrowing money on behalf of the Association when required in connection with 
the operation, care, upkeep, and maintenance of the common elements; 
  
provided, however, the consent of the unit owners of at least two-thirds of the units, 
obtained at a meeting duly called and held for such purpose in accordance with the 
provisions of these By-Laws, shall be required for the borrowing of any sum in excess 
of five hundred ($500) dollars. 
 

p. Contracting for the management of the condominium and the delegation 
to such manager of such powers and duties of the Executive Board of Directors as 
the Board may deem appropriate under the circumstances, and contracting for the 
management or operation of portions of the condominium property susceptible to 
separate management or operation thereof, and granting of concessions for the 
purpose of providing services to the unit owners. As an exception to the foregoing, 
there shall be no delegation of powers and duties 
wherein: 

(1) The same are contrary to the statutes of the Commonwealth of 
Pennsylvania and are accordingly not susceptible of being delegated; 

(2) Those delegations and duties which may be required by the 
Declaration or by these By-Laws to have approval of the Executive Board of 
Directors or the unit owner; 

(3) The delegation has a power and duty which by its very nature is a 
decision or fiduciary responsibility to be made by the Executive Board of 
Directors and, therefore, cannot be delegated; and
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(4) May be contrary to the Declaration of Condominium or these By- 
Laws.  

 
q. Exercise of all powers specifically set forth in the Declaration, the Article 

of Incorporation of the Association, these By-Laws, and in the Commonwealth of 
Pennsylvania, Uniform Condominium Act, and all powers incidental thereto. 
 

r. Suspending the right of any unit owner to use any recreational facilities 
of the condominium, if any have been constructed by the Developer, so long as said 
owners are delinquent in the payment of common expenses. 
 

s. Suspending or terminating utility service to units whose owners are 
delinquent in the payment of common expenses. 
 

t. Entering into and upon the units when necessary and with as little 
inconvenience to the owner as possible in connection with such maintenance, care, 
and preservation. 
 

u. Collecting delinquent assessment by suit or otherwise, abating 
nuisances, 

and enjoining or seeking damages from the unit owners for violations of these By-
Laws under the terms and conditions of the Declaration. 
 

v. Acquiring and entering into agreements whereby it acquires leaseholds, 
memberships, and other possessory or use interests in lands or facilities, whether or 
not contiguous to the lands of the condominium, intended to provide for the 
enjoyment, recreation, or other use and benefit of the unit owners, and declaring 
expenses in connection therewith to be common expenses, all in such form and in 
such manner as may be deemed, by the Board of Directors, to be in the best interest 
of the corporation; and the participation and the acquisition of any interest in lands or 
facilities for the foregoing purpose may be direct or indirect, meaning, without limiting 
the generality of the foregoing, by direct ownership of land or acquisition of stock in 
the corporation owning the land. 
 
ARTICLE 6. OFFICERS 
 
6.1 Executive Officers: The executive officers of the corporation shall be a 
President, Vice President, Secretary, and Treasurer; all of whom shall be elected 
annually by said Board. Any two of said offices may be united in one person, except 
that the President shall not also be the Secretary to the corporation.

By-Laws 11 



 
6.2 Appointive Officers: The Executive Board of Directors may appoint such 
other officers and agents as they deem necessary who shall hold office at the 
pleasure of the Board of Directors and have such authority and perform such duties 
from time to time as may be prescribed by said Board. 
6.3 Term: The officers of the corporation shall hold office until their successors are 
chosen and qualify in their stead. Any officer elected or appointed by the Board of 
Directors may be removed, for cause, at any time by the affirmative vote of a majority 
of the whole Executive Board of Directors. 
6.4 President: The President shall be the Chief Executive Officer of the 
corporation. Subject to the provisions of 4.13 hereinabove, the President shall preside 
at all meetings of owners and of the Board. The President shall exercise the executive 
powers of the corporation, have general supervision over its affairs and other officers. 
The President shall sign all written contracts, perform all the duties incident to this 
office and such other duties as may be delegated to the President from time to time 
by the Board. 
6.5 Vice-President: The Vice-President shall perform all duties of the President in 
the absence of the President and such other duties as may be required of him/her by 
the Board. 
6.6 Secretary: The Secretary shall issue notices of all Board meetings and all 
meetings of owners; he/she shall attend and keep the minutes of the same; he/she 
shall have charge of all the books of the corporation as well as its records and 
papers, except those kept by the Treasurer. All minutes shall be kept in a businesslike 
manner and shall be available for inspection by owners and Board members at all 
reasonable times. 
6.7 Treasurer: The Treasurer shall have the following duties, which may be 
performed by the Treasurer, and/or by a management company under the Treasurer's 
direction and supervision: 

a. He/she shall have custody of the corporate funds and securities. 
 

b. He/she shall keep full and accurate accounts of the corporation's 
receipts and disbursements. 

c. He/she shall deposit all monies and all other valuable effects in the 
name of, and to the credit of, the corporation in such depositories as may be 
designated by the Board. The books shall reflect an account for each unit in the 
manner required by the Act. 

d. He/she shall disburse the funds of the corporation as may be ordered by 
the Board, making proper vouchers for such disbursements. He/she shall render an 
account of all his/her transactions as a Treasurer and of the financial condition of the 
corporation to the Board whenever it may require it.
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e. He/she shall collect all assessments and shall report promptly to the 
Board the status of collections. 

f. He/she shall maintain accounting records according to good accounting 
practices, which records shall be open to inspection by owners, or their authorized 
representatives at reasonable times. He/she shall render to owners or their 
authorized representatives, at least annually, a written summary of the corporation's 
fiscal activities. 

g. He/she shall prepare the corporation's budget. 
 
6.8 [Intentionally Left Blank] 
 
6.9 Compensation: Officers shall not receive compensation for their services as 
such. 
 
6.10  Resignation: Any director or officer may resign their post at any time by a 
written resignation, delivered to the President or Secretary, which shall take effect 
upon its receipt, unless a later date is specified in the resignation, in which event, the 
resignation shall be effective from such date. The acceptance of a resignation shall 
not be required to make it effective. 
 
ARTICLE 7. FINANCES AND ASSESSMENTS 
 
7.1 Depositories: The funds of the corporation shall be deposited in such banks 
and depositories as may be determined and approved by appropriate resolutions of 
the Board. Funds shall be withdrawn only upon checks and demands for money 
signed by such officer or officers as may be designated by the Board, or by 
authorized representatives of the management company. 
 
7.2 Fiscal Year: The fiscal year of the corporation shall begin on the first day of 
January of each year, provided, however, that the Board, whenever it deems 
advisable, is expressly authorized to change to a different fiscal year in accordance 
with the applicable provisions of the Internal Revenue Code. 
‘ 
7.3 DETERMINATION OF ASSESSMENTS: 
a. The Executive Board of Directors shall fix and determine the sum or sums 
necessary and adequate to assess owners for their share of the common expenses 
set forth in the budget. The common expenses shall include expenses for the 
operation, maintenance, repair or replacement of common elements and limited 
common elements; costs of carrying out the powers and duties of the corporation, all  
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in surance premiums and expenses, including fire insurance and extended coverage; 
and any other expenses designated as common expenses by the Board or the 
Declaration. Funds for the payment of common expenses shall be assessed against 
owners as provided in the Declaration. Assessments shall be payable monthly in 
advance, and shall be due on the first day of each month unless otherwise ordered by 
the Board. Assessments shall be made against unit owners monthly, as aforesaid, in 
an amount not less than required to provide funds, in advance, for payment of all the 
anticipated current operating expenses, and for all of the unpaid operating expenses 
previously incurred.  Special assessments, if necessary, shall be levied in the same 
manner as regular assessments and shall be payable in the manner determined by 
the Board. All funds due under these By-Laws and the Declaration, are common 
expenses. 

b. A copy of the proposed budget shall be mailed to owners not less than 
thirty (30) days prior to the Board meeting at which the budget will be considered, 
together with a notice of that meeting. The directors' meeting at which the budget will 
be considered shall be open to all of the unit owners. 

c. If an adopted budget requires assessment against unit owners in any 
fiscal or calendar year exceeding one-hundred and ten (110%) percent of the 
assessment for the preceding year, the Board, upon written application often (10%) 
percent of the unit owners to the Board, shall call a special meeting of the unit owners 
within thirty (30) days, upon not less 
than ten (10) days written notice to each unit owner. At the special meeting, unit 
owners shall consider and enact a budget. The adoption of the budget shall require a 
vote of not less than sixty-six and two-thirds (66 2/3%) percent vote of all unit owners. 
The Executive Board of Directors may propose a budget to the unit owners at a 
meeting of members, or in writing, and if the budget is approved by sixty-six and two-
thirds percent of the unit owners at the meeting, or by sixty-six and two-thirds (66 
2/3%) percent of all unit owners in writing, the budget shall be adopted. In 
determining whether assessments exceed one-hundred and ten (110%) percent of 
similar assessments in prior years, any authorized provisions for reasonable reserves 
for repair or replacement of condominium property, anticipated expenses by the 
Association which are not anticipated by or incurred on a regular basis, or 
assessment or assessments to the condominium property, shall be excluded from the 
computation. 

d. The proposed annual budget of common expenses shall be detailed and 
shall show the amounts budgeted by accounts and expense classifications, including 
if applicable, but not limited to those expenses normally anticipated. In addition to 
annual operating expenses, the budget shall include, if the Board of Directors so 
elects, monies for reserve accounts for capital expenditures and deferred 
maintenance. 
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e. When the Board determines the amount of any assessment, the 
Treasurer, or any party the Board designates, shall mail or present in any fashion to 
each owner a statement of assessment. All assessments shall be paid to the 
Treasurer or to the party designated by the Board and, upon request, a receipt shall 
be given for such payment received. 
 
7.4 Application of Payments and Commingling of Funds: All sums collected by 
the corporation from assessments may be commingled in a single fund or divided into 
more than one fund, as determined by the Board. Any delinquent payment by an 
owner shall be applied to interest, costs, attorney's fees, other charges, expenses, 
advances, and general or special assessments in such manner as the Board 
determines. 
7.5 Acceleration of Assessments Installments Upon Default: If a unit owner 
shall be in default for the payment of an installment on an assessment, the Executive 
Board of Directors may accelerate the remaining installments of the assessment upon 
notice to the unit owner, and the then unpaid balance of the assessment shall be due 
upon the date stated in the notice, but not less than five (5) days after the delivery of 
the notice to the unit owner, or not less than ten (10) days after the mailing of such 
notice to the unit owner by registered or certified mail, whichever shall first occur. 
Each unit owner hereby enters a confession of 
judgment  as  follows:  IN  ORDER  TO  EXPEDITE THE  EXECUTIVE BOARD'S 
 COLLECTION OF ANY DELINQUENT ASSESSMENT, EACH UNIT OWNER (BY 
ACCEPTANCE OF THE DEED TO HIS UNIT) SHALL BE DEEMED TO HAVE 
APPOINTED ANY ONE OR MORE EXECUTIVE BOARD MEMBERS, THE 
ATTORNEY-IN-FACT FOR SUCH UNIT OWNER, TO CONFESS JUDGMENT 
AGAINST SUCH UNIT OWNER IN ANY COURT OF COMPETENT JURISDICTION 
IN PENNSYLVANIA, FOR ANY SUCH UNPAID ASSESSMENT(S), WHICH 
APPOINTMENT (BEING FOR SECURITY) SHALL BE IRREVOCABLE; AND FOR 
SO DOING A COPY OF THIS ARTICLE AND SAID DEED, BOTH VERIFIED BY 
AFFIDAVIT, SHALL BE A SUFFICIENT WARRANT. THE AUTHORITY GRANTED 
HEREIN TO CONFESS  JUDGMENT  SHALL  NOT BE  EXHAUSTED  BY ANY 
EXERCISE THEREOF BUT SHALL CONTINUE FROM TIME TO TIME AND AT ALL 
TIMES UNTIL THE DECLARATION SHALL BE TERMINATED.  FURTHER,  IN THE 
EVENT OF DEFAULT AS HEREIN DESCRIBED, THE ASSOCIATION SHALL HAVE 
AS AN ALTERNATE REMEDY OR A REMEDY IN ADDITION TO THE ABOVE OR 
EITHER COMBINATION OF THE SAME, THE FOLLOWING CONFESSION OF 
JUDGMENT: 
AND FURTHER, IT IS UNDERSTOOD AND AGREED BY RECEIPT OF THE DEED 
AND OF THE COPY OF THE DECLARATION AND THESE BY-LAWS THAT THE 
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ACTION AS HEREINBEFORE SET OUT MAY BE BROUGHT AGAINST ANY 
RECORD TITLE OWNER IN THE CHAIN OF OWNERSHIP OF ANY UNIT AT ANY 
TIME OR AT ANY PLACE IN ORDER TO COLLECT THE MONIES OWING THE 
CAUSE OF THE DEFAULT AND ANY DEFAULT SHALL BE DEEMED TO BE A LIEN 
ON THE PROPERTY FOR THE BENEFIT OF THE ASSOCIATION AS 
HEREINAFTER SET OUT. 
 
7.6 Fidelity Bonds: The Association may, in its discretion, obtain bonding of all 
officers and directors of the Association who control or disburse funds of the 
Association. If determined to be necessary, the Association shall bear the cost of any 
such bonding, 
7.7 Audit: An audit of the accounts of the Association may be made from time to 
time, as directed by the Board of Directors. A copy of any audit report received as a 
result of an audit shall be furnished to each member of the Association not less than 
thirty (30) days after its receipt by the Board. 
 
7.8 Accounting Records And Reports: The Association shall maintain 
accounting 
records, according to good accounting practices. The records shall be open to 
inspection by unit 
owners or their authorized representatives at reasonable times, and written 
summaries of them shall be supplied at least annually. Records shall include, but not 
be limited to: 

a. A record of all receipts and expenditures; 
 

b. An account for each unit designated; 
 

c. The name and current mailing address of the unit owner; 
 

d. The amount of each assessment; 
 

e. The dates and amounts in which the assessments become due; 
 

f. The amount paid upon the account; and 
 

g. Balance due. 
 
7.9 Application of Payment: All assessment payments by unit owners shall be 
applied as provided herein and in the Declaration of Condominium. 
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ARTICLE 8. USE RESTRICTIONS 
 
8.1 The units herein are intended to used as residential condominiums for the 
owner, the owner's family, heirs, successors, and assigns, including persons to whom 
the member may have leased his unit, subject to all provisions with respect to use 
and occupancy and presence on the property applicable to the unit owner. No one 
may permit or suffer anything to be done or kept upon the property which will increase 
the rate of insurance on property or in the contents thereof, or which will obstruct or 
interfere with the rights of others or annoy them by unreasonable noises or otherwise, 
and no one may commit or permit any nuisance or commit or suffer any immoral or 
illegal act to be committed anywhere in or upon the property. 
 
8.2 Each owner shall maintain his or her unit in good condition, order, and repair, at 
his or her own expense. No unit owner shall display, hang, store, or use anything 
whatsoever on his or her stoop or outside his or her unit other than as may be 
permitted in accordance with the rules and regulations established by the Executive 
Board. No member may paint, decorate, or 
otherwise alter or modify in any way the outside of his or her unit (other than those 
alterations made by the Developer), or install any antenna not covered by the Federal 
Communications Commission's Over the Air Reception Devices ("OTARD") rule (47 
Code of Federal Regulations, section 1.4000 (47 C.F.R. §1.4000)) or any structure or 
addition of any kind whatsoever without the prior written consent of the Executive 
Board. Any antenna covered by the Federal Communications Commission's OTARD 
rule may be installed, maintained, and used only in accordance with guidelines 
adopted by the Executive Board. 
 
8.3 Trash, garbage, and other waste shall be kept on in sanitary containers and 
shall be disposed of in such manner as may be prescribed from time to time in rules 
and regulations established by the Executive Board. No articles or personal property 
belonging to any unit owner shall be stored in any portion of the common elements 
without the prior written consent of the Executive Board. 
 
8.4 No one may overload the electrical wiring in the building or operate any 
machinery, appliance, accessories, or equipment in such a manner as to cause, in the 
judgment of the Executive Board, any unreasonable disturbance, or make any 
alterations. 
 
8.5 Uses And Structures: No unit or any part thereof shall be used for any 
purpose except as set forth herein, nor shall any business of any kind be conducted 
therein. No motor vehicle other than a private passenger type shall be parked in the  
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parking area or parked on the property. No unit owner shall have any additional motor 
vehicles on the premises for purposes of service or hobby such as tearing down or 
putting together motor vehicles. There shall be no storing of any old or junked or 
hobby type car on the premises. No business or trade of any kind or noxious or 
offensive activity shall be carried on in any unit nor shall anything be done thereon 
which may be or become an annoyance or nuisance to the occupants of other units. 
No boat, trailer, tent, shack or other such structure shall be located, or erected or 
used on any part of the property, temporarily or permanently. 
 
8.6 Signs: No sign of any kind shall be displayed to the public view on any unit. A 
unit owner desiring to sell or rent his or her unit may place one temporary sign 
advertising the property for sale or rent in the common area in from of the unit and 
one sign in the common area near the entrance on Shellers Bend. Any such sign shall 
be no more than three feet wide and stand ri.o more than four feet high from ground 
level. No such sign shall be illuminated. 
 
8.7 Animals: No animals, livestock, or poultry of any kind shall be raised, bred, or 
kept in any unit on the property except that dog, cat, or other domesticated household 
pet may be kept, provided that it is not kept, bred, or maintained for any commercial 
purpose. This Article does not preclude a Unit Owner from keeping one [1] large dog 
or not o more than two [2] smaller animals but only one of which can be over 40 
pounds, two dogs, two cats, or the like. The said pet(s) must be housed indoors, and 
leashed when outdoors, and conform to all local ordinances and regulations. 
 
Owners must immediately clean up after pets. Any pet which creates a nuisance to 
other unit owners may be directed by the Association to be removed from the 
condominium at the discretion of the Association at a meeting specially called and 
with adequate notice for a determination of the removal of any animal. 
 
8.8 Nuisances: No noxious or offensive activity shall be carried on upon any unit, 
nor shall anything be done thereon which may be or may become an annoyance or 
nuisance to the neighborhood. The decision as to whether any activity is noxious or 
offensive shall be decided exclusively by the Executive Board in such manner as it 
may elect to make such decision. 
 
8.9 Mailboxes: Mailboxes shall be retained as they are or as designated by the 
Executive Board. No unit owner shall keep or maintain a distinctive or different 
mailbox than as set forth herein. 
 
8.10 Clotheslines: No outdoor clotheslines are permitted. 
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8.11 Fences: No fence of any kind, wall, hedge, or similar structure shall be placed, 
erected, or maintained anywhere on the property without the written consent of the 
Executive Board, except that installed by the Developer. 
 
8.12 Executive Board Regulations: The Executive Board may adopt such rules 
and regulations concerning use, occupancy, or other matters, including provisions for 
reasonably 
limiting or suspending certain rights and/or privileges as it deems appropriate; and 
may alter such rules and regulations as from time to time it may determine to be 
necessary. 
 
8.13 Rights of the Executive Board: Violation of any rule or regulation of the 
Executive Board and/or any provision of the Declaration and/or hereof shall give the 
Executive Board or any representative acting in its behalf in addition to any other 
rights, the rights also: 

a. To enter the unit in which, or in connection with, such violation or breach 
exists and to summarily abate and remove, at the expense of the defaulting unit 
owner, any structure, thing, person, creature, and/or condition that may exist therein 
contrary to the intent and meaning hereof without being guilty of trespass or wrong 
otherwise. 

b. To enjoin, abate, or remedy by appropriate legal proceedings, either at 
law or in equity, the continuance of any such breach. 

c. To levy as an assessment or charge as a common expense against any 
unit owner an amount equal to damages so sustained plus costs of suit and 
reasonable attorneys' fees by virtue of such unit owner's committing and/or permitting 
such violation upon finding thereof by the Executive Board. 
 
8.14 Executive Board Maintenance: Executive Board shall maintain, repair, and 
replace items in or on the common elements when needed, wherever situated, except 
that in the event such maintenance, repair, or replacement was caused by negligence 
or misuse of an unit owner, or of any other occupant of-the unit, such expense shall 
be charged to such unit owner. Each unit owner shall maintain, repair, and replace, 
at-the unit owner's own expense, all portions of the unit as are separate and private to 
it and to-the unit owner. Each unit owner shall be responsible for damage to any other 
unit and/or to any common elements caused intentionally, negligently, or by failure to 
properly take care of-the unit owner's own unit, whether or not the fault is in the unit 
owner personally and/or in any other occupant of the unit. 
 
8.15 [Intentionally Left Blank] 
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ARTICLE 9. ROSTER OF UNIT OWNERS AND MORTGAGEES 
 
9.1 Each unit owner shall file with the Association a copy of the deed or other 
documents showing ownership. The Association shall maintain such information in its 
files. A unit owner who mortgages the unit shall notify the Association of the name and 
address of the Mortgagee, and in the event of fire and casualty or extended coverage 
insurance, shall file the name of the unit owner's insurance carrier and of the agent for 
the company. The Association reserves the right, if necessary for any reason, to 
contact mortgagee or insurance carrier. 
 
[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK.] 
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ARTICLE 10. PARLIAMENTARY RULES 
 
10.1 Robert's Rules of Order, latest edition, shall govern the conduct of the 
Association meetings when not in conflict with the Declaration, the Article, or these 
By-Laws. 
 
ARTICLE 11. AMENDMENTS 
 
Except as otherwise provided elsewhere, these By-Laws may be amended in the 
following manner: 
 
11.1 Notice: Notice of the subject matter for proposed amendment shall be included 
in the notice of any meeting at which a proposed amendment is to be considered. 
 
11.2  Adoption: A resolution for the adoption of a proposed amendment may be 
proposed either by a majority of the Executive Board, or by not less than one-third 
(1/3) of the members of the Association. Directors and members not present in 
person or by proxy at the meeting considering the amendment may express their 
approval, in writing, provided that approval is delivered to the Secretary at or prior to 
the meeting. The approvals must be either: 

a. Not less than sixty-six and two-thirds (66 2/3%) percent of the entire 
membership of the Board of Directors and by not less than a majority of the entire 
membership of the Association; or 

b. By not less than seventy-five (75%) percent of the votes in the entire 
membership of the Association. 
 
11.3 No By-Laws shall be revised or amended by reference to its title or number 
only. Proposals to amend existing By-Laws shall contain the full text of the By-Laws to 
be amended; new words shall be inserted in the text underlined and the words to be 
deleted shall be drawn through with hyphens. However, if the proposed change is so 
extensive that this procedure would hinder, rather than assist, the understanding of 
the proposed amendment, it is not necessary to use underlining and hyphens as 
indicators of words added or deleted, but instead, a notation must be inserted 
immediately preceding the proposed amendment in substantially the following 
language: "Substantial rewording of By-Laws. See By-Law ...  for present text." 
 
Nonmaterial errors or omissions in the By-Law process shall not invalidate an 
otherwise properly promulgated amendment. 
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Any conflict herein with the Declaration of Condominium shall be interpreted in such 
manner that the Declaration shall prevail. No amendment shall be made that is in 
conflict with the Articles or the Declaration. 
 
11.4 Proviso: 
 

a. No amendment may be adopted which would eliminate, modify, 
prejudice, abridge, or otherwise adversely affect any rights, benefits, privileges, or 
priorities granted or reserved to any mortgagee of units, without the consent of said 
mortgagee in each instance. Further, no amendment may be adopted which would in 
any way affect, eliminate, modify, prejudice, abridge, or otherwise adversely affect 
any rights, benefits, privileges, or priorities granted or reserved to mortgagees for the 
expansion of this project condominium by the additional real estate being added to 
the condominium, the converting of real estate to the condominium or the withdrawal 
of real estate to the condominium. Further, no amendment shall be made that is in 
conflict with the Articles or the Declaration. 
 

b. Any amendment which would affect the surface water management 
system, including but not limited to, drainage easement and the water management 
portion of the common elements, must have the approval of the COBBLECREEK 
MANOR CONDOMINIUM UNIT OWNERS ASSOCIATION. 
 
ARTICLE 12. COMPLIANCE AND DEFAULT 
 
12.1 Violations: In the event of a violation (other than the nonpayment of an 
assessment), by an owner of any of the provisions of the Declaration, By-Laws, Rules 
and Regulations, or the Act, the corporation, by direction of its Board, shall notify the 
owner of said breach by written notice, transmitted to the owner at his unit by certified 
mail. If such violation shall continue for a period of thirty (30) days from the date of 
mailing of the notice, the corporation shall have the right to treat such violation as an 
intentional, material, breach of the Declaration, By-Laws, Rules and Regulations, or 
the Act, and the corporation shall then, 
at its option, have the following available to it: 
 

a. To commence an action in equity, to enforce performance on the part of 
the owner; or 
 
b. To commence an action at law to recover its damages; or 
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c. To commence an action in equity for such equitable relief as may be  
necessary under the circumstances, including injunctive relief. Upon finding by 
a court that the owner was in violation of any of the provisions of the above 
mentioned documents, the owner shall reimburse the corporation for its 
reasonable attorney's fees, incurred in bringing such action. Failure on the part 
of the corporation to commence an action at law or in equity within sixty (60) 
days from the date of the receipt of a written request, signed by an owner, sent 
to the Board, shall authorize any owner to bring action in equity or suit at law, 
relating to an alleged violation, in the manner provided for by the Act. Any 
violations which are deemed by the Board to be a hazard to public health or 
safety, may be corrected by the corporation immediately as an emergency 
matter. The cost thereof, shall be charged to the owner as a specific item, 
which shall be, until paid in full, a lien against the unit with the same force and 
effect as if the charge were made as part of the common expense. 

 
12.2 Violations (Monetary): In the event an owner of a condominium parcel does 
not pay any sums, charges, or assessments required to be paid to the corporation 
within thirty (30) days from the due date, the corporation, acting on its own behalf or 
through its Executive Board or manager, acting on behalf of the corporation, may 
foreclose the lien encumbering the condominium parcel created by non-payment of 
required monies in the same fashion as mortgage liens' are foreclosed. The 
corporation shall be entitled to the appointment of a receiver if it so requests. The 
corporation shall have the right to bid on the condominium parcel at a foreclosure sale 
and to acquire, hold, mortgage, and convey the same. In lieu of foreclosing its lien, 
the corporation may, through its Board of Directors or manager acting on behalf of the 
corporation, or on its own behalf, bring suit to recover a money judgment for any 
sums, charges, or assessments required to be paid to the corporation without waiving 
its lien and securing the same. In any action either to foreclose its lien or to recover a 
money judgment, brought by or on behalf of the corporation against a condominium 
parcel owner, the losing defendant shall pay the cost thereof, together with a 
reasonable attorney's fee. 
 
If the corporation acquires the condominium parcel by reason of its foreclosure, it 
shall offer said unit for sale and at such time as the sale is consummated, it shall 
deduct from such proceeds, all sums of money due it for monthly assessments and 
charges, all costs incurred in the bringing of the foreclosure suit, including the 
reasonable attorney's fees, and any and all expenses incurred in the resale of the 
condominium parcel, which shall include, but not be limited to advertising expenses, 
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real estate brokerage fees, and expenses necessary for the repairing and refurnishing 
of the condominium parcel in question. All monies remaining, after deducting the 
foregoing items of expenses, shall be returned to the former owner of the 
condominium parcel in question. 
 
12.3 Negligence or Carelessness of an Owner: Each owner shall be responsible 
for the expenses of any maintenance, repair, or replacement rendered necessary by 
the unit owner's act, neglect, or carelessness, or by the negligence of any member of 
the unit owner's family, or by any guests, employees, agents, licensees, or lessees of 
the unit owner or the unit owner's family. Such liability shall be limited to the extent 
that such expense is not met by the proceeds of insurance carried by the corporation. 
Such liability shall include any increase in insurance rates occasioned by use, 
misuse, occupancy, or abandonment of any unit or its appurtenances.  Nothing 
contained herein, however, shall be construed as modifying any waiver by an 
insurance company as to its rights of subrogation.  Cost of any maintenance, repair, 
or replacement performed, pursuant to this section, shall be charged to said owner as 
a specific item, which shall be, until paid in full, a lien against the unit with the same 
force and effect as if the charges were a part of the common expenses. 
 
12.4 Costs and Attorney's Fees: In any proceeding arising because of an alleged 
default by an owner, the prevailing party shall be entitled to recover the costs of the 
proceedings and such reasonable attorney's fees as may be determined by the court. 
 
12.5 No Waiver of Rights: The failure of the corporation or an owner to enforce any 
right, provision, covenant, or condition which may be granted by the condominium 
document, shall not constitute a waiver of the right of the corporation or owner to 
enforce such right, provision, covenant, or condition in the future. 
 
12.6 Election of Remedies: All rights, remedies, and privileges granted to the 
corporation or an owner pursuant to any terms, provisions, covenants, or conditions 
of the condominium documents, shall be deemed to be cumulative, and the exercise 
of any one or more shall neither be deemed to constitute an election of remedies, nor 
shall it preclude that the party thus exercising the same or from exercising such other 
additional rights, remedies, or privileges as may be granted by the condominium 
documents. 
 
12.7 Generally: Each owner of a condominium parcel, for the owner, the owner's 
heirs, successors, and assigns, agrees to the foregoing provisions relating to default 
and abatement of nuisance, regardless of the harshness of the remedy utilized by the 
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corporation and regardless of the availability of other adequate legal procedures. It is 
the intent of all owners of a condominium parcel to give to the corporation a method 
and procedure which will enable it at all times to operate on a businesslike basis, to 
collect those monies due and owing it from owners of condominium parcels, and to 
preserve each other's right to enjoy his unit, free from unreasonable restraint and 
nuisance. 
 
ARTICLE 13. INDEMNIFICATION 
 
13.1 Every director and officer of the corporation shall be indemnified by the 
corporation against all expenses and liabilities, including counsel fees, reasonably 
incurred by or imposed upon the director or officer in connection with any proceeding 
or settlement thereof in which the director or officer may become involved, by reason 
of being or having been a director or officer of the corporation. This indemnification 
shall apply whether or not the director or officer is a director or officer at the time such 
liabilities or expenses are incurred, except in cases wherein the director or officer is 
adjudged guilty of willful misfeasance or malfeasance in the performance of the 
director's or officer's duties. In the event of a settlement, the indemnification 
established herein shall apply only when the Board approves such settlement and 
reimbursement. The foregoing right of indemnification shall be in addition to and not 
exclusive of any other rights of indemnification to which such director or officer may 
be entitled. 
 
ARTICLE 14. LIABILITIES SURVIVE TERMINATION OF MEMBERSHIP 
 
14.1 The termination of membership in the corporation shall not relieve or release 
any former owner or member from any liability or obligation incurred under or in any 
way connected with the condominium during the period of ownership and 
membership, or impair any rights or remedies which the corporation may have 
against such former owner and member, arising out of, or which is in any way 
connected with, such ownership and membership. 
 
ARTICLE 15. LIMITATION OF LIABILITY 
 
15.1 Notwithstanding the duty of the corporation to maintain or repair parts of the 
property, the corporation shall not be liable for injury or damage caused by a latent 
condition in the property, nor for injury or damage caused by a latent condition on the 
property, nor for injury or damage caused by the elements, or other owners or 
persons. 
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ARTICLE 16. LIENS 
 
16.1 Protection of Property: All liens against units, other than permitted mortgages, 
taxes, or assessments, shall be satisfied or otherwise removed within thirty (30) days of 
the date the lien attaches. All taxes and special assessments shall be paid before 
becoming delinquent as provided in the condominium documents or By-Laws, whichever 
is sooner. 
 
16.2 Notice of Lien: An owner shall give notice to the corporation of every lien upon 
the unit, other than for permitted mortgages, taxes, and special assessments, within five 
(5) days after the attachment of the said lien. 
 
16.3 Notice of Suit: An owner shall give notice to the corporation of every suit or other 
proceeding which will or may affect title to the unit or any part of the property, such 
notices to be given within five (5) days after the owner receives notice thereof. 
 
16.4 Failure to Comply with This Article: Failure to comply with this article 
concerning lands shall not effect the validity of any judicial sale. 
 
16.5 Permitted Mortgage Register: The corporation shall maintain a register of all 
permitted mortgages, and at the request of a mortgagee, the corporation shall forward 
copies of all notices for unpaid assessments or violations served upon an owner to said 
mortgagee. If a register is maintained, the corporation may make such charge as it 
deems appropriate against the applicable unit for supplying the information provided 
herein. 
 
ARTICLE 17. SEAL 
 
17.1 The seal of the corporation shall have inscribed thereon the name of the 
corporation, the year of its organization, and the words, "non-profit". Said seal may be 
used by causing it or a facsimile thereof to be impressed, affixed, reproduced, or 
otherwise. 
 
ARTICLE 18. CONSTRUCTION 
 
18.1 Whenever the masculine, singular form of the pronoun is used by these By- 
Laws, it shall be construed to mean the masculine, feminine, or neuter, singular or 
plural, wherever the content so requires. Should any of the covenants herein imposed 
be void or become unenforceable in law or in equity, the remaining provisions of this 
instrument shall, nevertheless, be and remain in full force and effect. 
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ARTICLE 19. CONFLICT 
 
19.1 If any irreconcilable conflict should exist, or hereafter arise, with respect to the 
interpretation of these By-Laws or the Declaration of Condominium, the provisions of 
the Declaration shall prevail. 
 
 
ARTICLE 20. CAPTIONS 
 
20.1 The captions herein are inserted only as a matter of convenience and for 
reference, and in no way define, limit or describe the scope of these By-Laws or the 
intent of any provisions hereof. 
  
APPROVED AND DECLARED, AS THE BY-LAWS OF THE COBBLECREEK 
MANOR CONDOMINIUM UNIT OWNERS ASSOCIATION, this   day of 
November, 2019. 
 
ATTEST: COBBLECREEK MANOR CONDOMINIUM UNIT 

OWNERS ASSOCIATION 
 
 
 
  
 
By: ______________________ Secretary   By: ________________________ President 
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INTRODUCTION 
 
Article IV, Section 8, para. 1 of the Declaration provides that reasonable rules and 
regulations concerning the use and enjoyment of the property may be promulgated 
from time to time by the Executive Board of Directors (see also Article IV, Section 8, 
para. u). Article 5.2e of the By-Laws provides that the Executive Board of Directors 
has the power and the duty to adopt and amend rules and regulations governing the 
details of the operation and use of the condominium property (see also Article 8.12.) 
In addition, several provisions of the Declaration and the By- Laws prohibit certain 
activities except as they may be permitted in accordance with rules and regulations 
established by the Executive Board of Directors. 
 
Over the years, after consulting the membership, the Executive Board of Directors 
has exercised these powers to adopt and amend various rules and regulations 
governing the condominium property. The rules and regulations currently in effect are 
set out below. They are listed under the article of the Declaration or the By-Laws to 
which they pertain. 
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Regulation Under  

Declaration, Article IV, Section 4 

LEASING OF UNIT 

 
The Executive Board adopted the following rules and regulations to ensure that the 
leasing of any unit complies with this article of the Declaration 
 
1. As used in Article 4, Section 4 of the Declaration, the terms "rent" and "lease" 
include, but are not limited to, any situation in which a unit owner or owners allows 
another person or persons to use the unit for residential purposes in return for 
anything of value, as, for example, a monetary transfer to the unit owner, however 
styled, the provision of services, or an exchange of the use of property. 
 
2. Rental of a unit, as permitted by Article IV, Section 4 of the Declaration, must 
be pursuant to a written lease. 
 
3. Such lease must provide, in addition to any other provisions, that the tenant or 
tenants is/are subject to the Declaration, By-Laws, Rules, and Regulations of the 
Condominium to the same extent and in the same manner as is the unit owner or 
owners. 
 
4. The lease must also provide that the tenant may not rent the unit, in whole or in 
part, to any other person or persons. 
 
5. Such lease must also provide that any breach by the tenant or tenants of the 
Declaration, By- Laws, Rules or Regulations of the Condominium is ground for 
termination of the lease by the unit owner. After the determination of any such breach 
in accord with the normal procedures of the Condominium, the unit owner must 
immediately act to evict the tenant or tenants for breach of the lease, consistently with 
any and all local and state laws dealing with eviction proceedings. 
 
6 The lease must also explicitly provide that it is null and void if it has not been 
approved in advance by the Executive Board and must contain a space for notation 
by the Executive Board that the lease, as duplicated in a copy retained by the 
Executive Board, has been approved in advance. 
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7. Prior to entering into a lease for rental of a unit, the written lease must be 
submitted by the unit owner or owners to the President or Vice-President of the 
Executive Board for approval by the Board. 
 
8. At the time the lease is submitted to the Executive Board for approval, the unit 
owner must also provide proof to the Board that the unit owner has obtained the 
necessary rental permit issued by the Centre Region Code Administration or 
demonstrate that the unit to be leased is exempt from the permitting requirements. 
 
9. Failure to act by the Board within seven days of receipt of the lease by the 
President or Vice- President will amount to implicit approval of the lease by the Board, 
except in any situation where the unit owner has not obtained the necessary rental 
permit or has not demonstrated that the unit to be leased is exempt from the 
permitting requirements. 
 
10. If the Executive Board does not approve the lease because it does not conform 
to the requirements of Article IV, Section 4 of the Declaration or the provisions of this 
rule, it must notify the unit owner in writing within seven days of receipt of the lease by 
the President or Vice- President Notice postmarked within this seven-day period is 
sufficient. The unit owner may appeal any adverse decision to the Board or submit an 
amended lease to the Board, but, in no event, may the unit owner rent the unit until 
the lease has been approved by the Executive Board. 
 
11. If required by the Board, the unit owner must submit proof to the Board of the 
relationship of the tenants and the ages thereof. 
 
12. The unit owner shall be liable for any and all damage caused by the tenant or 
tenants to the common property (including limited common property) and for injury 
caused to any person or persons on the Condominium property. 
 
13. Failure to comply with any provision of the Declaration, By-Laws, and/or Rules 
and/or Regulations of the Condominium relating to rentals, including the provisions of 
this Rule, by the unit owner, will entitle the Executive Board to pursue any and all 
remedies available to it under those documents. 
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Regulation Under 

By-Laws, Article 5.2 

CAPITAL IMPROVEMENT FEE 

 
Under this provision of the By-Laws, the Executive Board of Directors has the powers 
and duties necessary for the administration of the affairs of the Condominium. Section 
3302 of the Uniform Condominium Act of Pennsylvania provides that the association 
may impose a capital improvement fee on resale or transfer of units, subject to certain 
conditions. 
 
Pursuant to these provisions, the Executive Board of Directors adopted a regulation 
providing as follows: 
 

The Association shall charge a non-refundable capital improvement fee in an 
amount equal to four (4) months of the current condominium fee when a unit is 
sold. Capital improvement fees must be maintained in a separate capital 
account and may be expended only for new capital improvements or 
replacement of existing common elements, improvements on the common 
elements and may not be expended for operation, maintenance or other 
purposes. (October 24, 2005, Modified December 15, 2025) 
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Regulation Under 

By-Laws, Article 5.2b and e 

EXPEDITED FINANCIAL TRANSACTIONS 

 
Under these provisions of the By-Laws, the Executive Board of Directors has the 
power and duty to determine the expenses required for the operation of the 
Condominium and to adopt rules and regulations covering the details of the operation 
of the Condominium. 
 
Pursuant to these provisions, the Executive Board of Directors adopted a regulation 
providing as follows: 
 
The Executive Board of Directors has determined that in order to expedite needed 
work or needed acquisitions, it is permissible for active committee chairs to expend 
up to $300.00 per transaction no more than twice during the budget year, without 
formal CCM Board approval, provided that each expenditure is based on immediate 
need, real or potential cost savings, and will benefit the CCM Homeowners 
Association. (December 18, 2018) 
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Regulation Under 

By-Laws, Article 5.2f 

MAINTAINING BANK ACCOUNTS ON BEHALF OF THE ASSOCIATION 

AND THE DESIGNATION OF SIGNATORIES REQUIRED THEREFORE 

 
Under this provision of the By-Laws, the Executive Board of Directors has the powers 
and duties necessary to maintain bank accounts on behalf of the Association and the 
designation of signatories required therefore, providing as follows: 
 

For bank accounts or investments that are established by, and in control of the 
Board, the signatures of two (2) designated Board members shall be required 
on all checks  and other financial transaction instruments where funds in the 
association's capital reserve account(s) are involved. The two (2) signatures 
must come from among the President, Vice President, or Treasurer. 

 
This requirement does not apply to accounts maintained by the association 
property management company on behalf of the Association. The property 
management company shall be required to maintain an employee dishonesty 
insurance policy with policy limits at a minimum of $1,000,000 per occurrence. 
(August 8, 2022). 
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Regulation Under 

By-Laws, Article 8.2 

EXECUTIVE BOARD MAINTENANCE - PLANTS IN COMMON AREAS 

 
Article 8.14 of the By-Laws sets out the responsibility of the Executive Board to 
maintain, repair, and replace items in or on the common areas. In order to clarify the 
responsibility of the Association to pay for new plants or replacement plants in the 
front and rear beds of the units, the Executive Board adopted the following regulation: 
 
1. Under Article 8.14 of the By-Laws, the Executive Board is responsible for 
replacing any plantings, excluding annuals and perennials (refer to Guideline for 
Planting Annuals and Perennials in Common Areas), that are damaged, diseased, or 
dead, in the common area planting beds adjacent to each unit. Plants that are 
overgrown or overcrowded will be pruned or removed and possibly replaced, if 
appropriate, with the same or an equivalent plant by the Executive Board at the 
Association's expense. If the unit owner desires to replace a plant with a more 
expensive plant that has been approved by the Executive Board, the unit owner will 
be responsible to pay the difference in price between the two plants. If the unit owner 
desires to replace an existing healthy plant or plant an additional plant that has been 
approved by the Executive Board, the unit owner will be responsible to pay for such 
plant. 
 
2. All requests for modifications to common area planting beds adjacent to the 
units by unit owners, excluding annuals and perennials that do not require 
maintenance by the landscape contractor, must be submitted in writing to the 
Landscape Steering Committee and approved by the Executive Board. 
 
3. Some landscape, weed, and insect control contractors apply ingredients that 
may not be desired by some unit owners. While unit owners cannot interfere with 
treatment applications or services performed by a contractor, they may request 
exemption from such services via approval from the Executive Board. Those unit 
owners granted exemption must agree to incur any expenses for negative 
consequences arising from their refusal of service. 
 
4. The absolute right of the Executive Board, acting on behalf of the Association,  
to remove and/or replace any planting in the common areas is not affected in any way 
by this rule. 
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5. Any provision in any other guideline or regulation inconsistent with this 
Regulation is hereby superseded. 
(Adopted October, 2014; Revised December, 2019) 
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Regulation Under 

By-Laws, Article 8.2 

DECORATIVE GARDEN STONES 

 
a. Each unit owner may place one decorative garden stone or plaque (for 

example, a flat concrete casting bearing the handprints of grandchildren or a 
flat stone bearing a decorative design, such as a Nittany Lion paw print) in 
each of the common or limited common areas reserved for plantings outside 
the owner's unit in the front and in the back of the unit. (This does not include 
the area in front of each building between the garages of the two units). 
 

b. Such stone must be no more than twenty (20) inches at the widest width and 
may be no more than two and one-half (2 ½) inches thick. The stone must be 
placed so that no more than one (1) inch of the stone protrudes above the 
surface of the ground. 
 

c. A unit owner desiring to place such a stone in one of the common or limited 
common areas reserved for plantings outside the owner's unit must notify the 
Executive Board of Directors in writing or by email that the owner has done so. 
 

d.  If a unit owner is unsure whether a garden stone complies with this rule and 
may be placed in one of the common or limited common areas reserved for 
plantings, the unit owner should consult with the Executive Board. The 
Executive Board's decision on whether a garden stone meets the requirements 
of this rule is final and not subject to review. Should a garden stone or its 
installation not meet the requirements of this rule, it may be removed by the 
Unit Owner's Association. (April 20, 2010) 
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Regulation Under 
By-Laws, Article 8.2 

STEPPING STONES IN GARDEN AREAS 
 
1. Each unit owner may place up to five flat, surface stones in each common or 
limited common area reserved for plantings outside the owner's unit for the purpose 
of creating a pathway for walking. If a decorative stone has been placed in a common 
or limited area, only four flat stones may be placed in the area. 
 
2. Such stones must be no more than twenty (20) inches at their widest width and 
may be no more than two and one-half (2 ½) inches thick. The stones must be placed 
so that no more than one (1) inch of the stone protrudes above the surface of the 
ground. 
 
3. A unit owner desiring to place such stones in one or more of the common or 
limited common areas reserved for plantings outside the owner's unit must notify the 
Executive Board of Directors in writing or by email that the owner has done so. 
 
4. If a unit owner is unsure whether the placement of such stones complies with 
this rule, the unit owner should consult with the Executive Board. The Executive 
Board's decision on whether the placement of such stones meets the requirements of 
this rule is final and not subject to review. Should a stepping stone or its installation 
not meet the requirements of this rule, it may be removed by the Unit Owner's 
Association. 
 
5. This rule is not intended to limit a unit owner's option to create a short walkway, 
no more than four feet in width, extending from the edge of the back patio outward for 
four (4) feet (in other words, to the outer edge of the four (4) foot deep area running 
the length of the patio which Section 4 of Article I of the Declaration of Condominium 
permits to be planted by the unit owner as a garden, subject to rules established by 
the Unit Owner's Association). (April 20, 2010) 
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Regulation Under 

By-Laws, Article 8.2 

EXPANDED AREA IN PLANTING BED BY DRIVEWAY 

 
 
1. Each unit owner may install pavers in the planting bed along the edge of the 
unit's driveway for the purpose of making it easier to exit a vehicle. 
 
2. Only pavers matching the existing pavers may be used. 
 
3. The pavers must be installed flush with the level of the driveway and must 
extend from the existing pavers to the end of the planting bed. The pavers may not 
extend more than sixteen (16) inches from the edge of the driveway into the planting 
bed. 
 
4. Any unit owner desiring to expand the area along the edge of the driveway, as 
permitted by this rule, must first submit a request for installation in writing to the 
Executive Board of Directors, detailing he materials to be used and the area to be 
covered. Only upon approval by the Executive Board of Directors may the unit owner 
proceed with the expansion covered by this rule. The Board's decision must be made 
within ten (10) days ofreceipt of the written request by one of the members of the 
Executive Board of Directors. The Board's decision whether the proposed installation 
meets the requirements of this rule is final and not subject to review. 
 
5. Each unit owner who expands the area along the edge of the driveway, as 
permitted by this rule, agrees by virtue of the unit owner's expansion of the area along 
the edge of the driveway to the following: 

 
a. The unit owner is responsible for the continued maintenance of this area 
and is also responsible for any damage caused to the driveway of the unit 
resulting from the installation or existence of an extended area permitted by 
this rule. 
 
b. Any damage to the driveway resulting from a unit owner's installation of 
pavers along the edge of the driveway, as permitted by this rule, will be 
repaired by the Unit Owner's Association and billed to the unit owner. 
 
b. If the unit owner fails to maintain this area, the Unit Owner's Association  
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may fix any problem caused by unit owner's failure to maintain and bill the 
costs of repair to the unit owner. Alternatively, the Unit Owner's Association, ten 
(10) days after written notice has been mailed to the unit owner, may remove 
the pavers and restore the area to its original condition and bill the costs of 
removal and restoration to the unit owner. 

 
6. Upon sale of a unit which has had the area along the edge of the driveway 
modified as permitted by this rule, the new unit owner will be given the option to agree 
to the continued maintenance of the area. If the new unit owner does so, the new unit 
owner will assume all of the responsibilities under this rule of the previous unit owner. 
If the new unit owner declines to do so, the Unit Owners' Association may remove the 
pavers installed in this area and restore the area to its original condition at the 
expense of the Unit Owner's Association or assume responsibility for maintenance of 
this area. (April 20, 2010) 
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Regulation Under 

By-Laws, Article 8.2 

HOSES IN GARDEN AREAS AND ON PATIOS 

 
1. Each unit owner may store no more than one (1) garden hose in each of the 
common or limited common areas reserved for plantings outside the owner's unit. 
Such hose must be neatly coiled on the ground and be screened from view by 
plantings in the garden area. 
 
2. Each unit owner may also store one (1) garden hose on the back patio of the 
unit so long as the garden hose is stored on or in a device designed for that purpose 
or neatly coiled out of sight. 
 
3. No garden hose may be hung from any fence or from any other structure, nor 
may any device or container for storage of the hose be affixed to the unit in any 
manner. 
 
4. When not in use, garden hoses must be stored in the manner outlined above. 
 
5. Such hoses may be stored in the garden areas or on back patios no sooner 
than the first of April and must be removed no later than the end of November. 
 
6. If a unit owner is unsure whether the placement of a garden hose complies with 
this rule and may be placed in one or more of the common or limited common areas 
reserved for plantings and/or the back patio, the unit owner should consult with the 
Executive Board. The Executive Board's decision on whether the placement of such 
garden hose meets the requirements of this rule is final and subject to review. 
 
7. Should a garden hose be stored or left outside the unit in any manner which 
does not conform to this rule, the hose may be removed by the Unit Owner's 
Association if the unit owner does not do so within seven (7) days after mailing of a 
written warning by the Unit Owner's Association. (April 20, 2010) 
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Regulation Under 

By-Laws, Article 8.2 

THE USE AND PLACEMENT OF SHEPHERD'S CROOKS 

 
Each unit owner may place up to two shepherd's crooks outside the unit—either one 
in front and one in back, or none in front and two in back--provided the following 
conditions are met: 
 

1. Each shepherd's crook may stand no more than six feet above ground level 
and may be used to support no more than two pots or baskets of flowers/plants or 
one hummingbird feeder. Nothing else may be suspended from each shepherd's 
crook. 
 

2. Flowers and plants in baskets on shepherd's crooks must be regularly 
maintained. If they are not, the Unit Owner's Association has the right to maintain 
them or remove them at the unit owner's expense, five days after mailing written 
notice to the unit owner. 
 

3. Any damage caused to any common area or element or limited common area 
or element by a shepherd's crook or the baskets suspended from a shepherd's crook 
will be repaired by the Unit Owner's Association and billed to the unit owner. 
 

4. If the unit owner has prepared a garden area extending the length of the rear 
patio and no more than four feet in depth extending out from the rear patio, as 
permitted by Article I, Section 4 of the Declaration of Condominium, pursuant to rules 
adopted by the Executive Board, the unit owner may place up to two shepherd's 
crooks in this area. 
 

5. If a unit owner has not prepared a garden area extending the length of the rear 
patio and no more than four feet in depth extending out from the rear patio, then the 
unit owner may place one shepherd's crooks in the stone alongside the privacy fence 
bordering the rear patio. 
 

6. If a unit owner is unsure whether a shepherd's crook or the placement thereof 
complies with this rule, the unit owner should consult with the Executive Board. The 
Executive Board's decision on whether a shepherd's crook or the placement thereof 
meets the requirement of this rule is final and not subject to review. Should a 
shepherd's crook or its placement not meet the requirement of this rule, it may be 
removed by the Unit Owner's Association. (July 26, 2010, Revised November 2016, 
September 2026) 
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Regulation Under  

By-Laws, Article 8.2 

KEYPADS FOR GARAGE DOOR OPENERS 

 
1. Each unit owner may install one (1) keypad for a garage door opener on the 
inside of the garage door frame. 
 
2. The color of the keypad should be off-white, beige, or light grey. 
 
3. If a unit owner is unsure whether the placement of a keypad for a garage door 
opener complies with this rule, the unit owner should consult with the Executive 
Board. The Executive Board's decision on whether the placement of such keypad 
meets the requirements of this rule is final and not subject to review. 
 
4. As used in this rule, the phrase "unit owner" should be interpreted to include 
the phrase "unit owners." (April 20, 2010). 
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Regulation Under 

By-Laws, Article 8.2 

DATE FOR REMOVAL OF ANNUALS 

 
Rules previously adopted by the Executive Board permit unit owners to plant annuals 
in pots and in certain common areas next to their units. Previous rules and guidelines 
are inconsistent concerning the date by which such annuals must be removed. 
Consequently, the Board has determined to set November 30th as the date by which 
annuals must be removed. Any provision in any other guideline or rule setting another 
date as the date by which annuals must be removed is hereby superseded. 
(November 28, 2011) 
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Regulation Under 

By-Laws, Article 8.2 

PLACEMENT AND REMOVAL OF SEASONAL AND HOLIDAY 

DECORATIONS 

 
Each unit owner may decorate certain portions of the common areas and limited 
common areas outside the unit. The following conditions outline the parameters for 
such decorations: 
 
1. Lighting. Small lights of low intensity may be placed on stable trees and 
bushes. While no lights may be attached to the building, low intensity lights may be 
part of decorations hung on the door (front and rear of unit). A flood or spotlight may 
be used to illuminate the door at the front of the unit. Only outdoor wiring may be 
used; it must be secured to avoid being a tripping hazard. 
 
2. Wreaths, swags, and other seasonal decorations. Seasonal wreaths or swags 
may be hung on the three outside light fixtures at the front of the unit and on the 
lamppost. Using a hanging bracket that is not permanently attached to the door, 
greens, wreaths, swags, and other seasonal decorations may be hung on the front 
and/or rear door to the unit. 
 
3. Limit on seasonal decorations. Other than the lighting, wreaths, swags, and 
other seasonal decorations referred to in #1 and #2 above, no free standing, 
inflatable, or other decorations or displays of any kind may be placed on the common 
areas. 
 
4. Time limitation for decorative lighting. Holiday lights and decorations may be 
put up anytime after November 15; however, they cannot be turned on until the day 
after Thanksgiving. All holiday decorations are to be taken down by January 7. 
 
(Revised May 10, 2021) 
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Regulation Under 

By-Laws, Article 8.2 

INSTALLATION, MAINTENANCE, AND USE OF ANTENNAS 

 
The Federal Communications Commission has held that condominium associations 
cannot generally preclude the installation of certain kinds of antennas. They may, 
however, establish reasonable rules and regulations governing their installation, 
maintenance, and use. The Executive Board adopted the following regulations in 
order to comply with the ruling of the Federal Communications Commission. 
 
RULES FOR THE INSTALLATION, MAINTENANCE AND USE OF ANTENNAS IN 
COBBLECREEK MANOR 
 
I. Definitions 
As used in these rules, the following terms have the following meanings: 

A. Antenna 
For purposes of these rules, the term "antenna" means any antenna covered 
by the FCC's Over-The-Air-Reception Device ("OTARD") Rule (47 Code of 
Federal Regulations, section 1.4000 (47 C.F.R. §1.4000)). The following 
antennas are covered by the rule: 

 
1. A "dish" antenna one meter (39.37 inches) or less in diameter 
designed to receive direct broadcast satellite (DBS) service, including 
direct-to-home satellite service, or to receive or transmit fixed wireless 
signals via satellite. Typically, this is the type of antenna used for 
DIRECTTV or Dish Network systems. 

 
2. An antenna one meter or less in diameter designed to receive 
video programming services via broadband radio service (wireless 
cable) or to receive or transmit fixed wireless signals other than via 
satellite. Fixed wireless signals are defined by the OTARD rule as "any 
commercial non- broadcast communications signals transmitted via 
wireless technology to and/or from a fixed customer location." 47 C.F.R. 
§1.4000(a)(2). Examples of antennas in this category include antennas 
used to provide telephone service or high-speed Internet access to a 
fixed location. 
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3. An antenna designed to receive local television broadcast stations 
(TVBS). 

   
For purposes of these rules, the term "antenna" also includes: 

 
1. Any mast which supports one of the covered antennas. 

 
2. Any cabling, supports, guy wires, conduits, wiring, fasteners, or 
other accessories used to install, maintain, or use the antenna. 

 
B. Mast 
Any structure to which an antenna is attached that raises the antenna height. 

 
C. Unit 
The term "unit" shall have the meaning assigned to it in the Declaration. 

 
D. Unit Owner 
The term "unit owner" shall have the meaning assigned to it in the Declaration.  
For the purpose of these rules, "unit owner" includes a tenant who has the prior 
written permission of the unit owner to install an antenna. 

 
E. Common Elements and Common Areas 
The terms "common elements" and "common areas" shall have the meanings 

 assigned to those terms in the Declaration. 
 

F. Limited Common Elements or Limited Common Areas 
The terms "limited common elements" and "limited common areas" shall have 
the meaning assigned to those terms in the Declaration. For purposes of these 
rules, they include: 

 
1. The concrete patio behind each unit; 
 
2. the concrete porch; and 
 
3. an area at the rear of the unit with a length no greater than the 
length of the patio and with a width at a right angle to the length of the 
patio of no more than four feet from the patio (hereinafter "the area at 
the rear of the unit") which, although the Declaration permits to be used 
solely for the planting of a garden, the Board has resolved may be used 
for the placement of an antenna under these rules. 
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For purposes of these rules, the terms do not include: 
 

1. The pillars or columns on the concrete porch and the concrete 
patio or any portion of the exterior of the unit, including windows, doors, 
walls, and porch and patio ceilings, adjacent to or abutting 

  
Installation, Use, and Maintenance of Antennas Regulation the concrete 
patios and porches; and, 

 
2. the area in front of the garage of each unit which the unit owner 
has the right to use as two parking spaces. 

 
G. Signal of Acceptable Quality 
For purposes of these rules, the term "signal of acceptable quality" means a 
signal that is at least as good as the signal received from the cable supplier to 
the Association. 

 
II. Installation Rules 
 

A. Antenna Size and Type 
 

1. Only antennas of the type and size covered by the FCC's OTARD 
rule and defined as antennas in these rules may be installed. 

 
2. All antennas not covered by the FCC's OTARD rule and not 
defined as antennas in these rules are prohibited in CobbleCreek Manor. 

  
B. Location 

 
1. No antenna or anything necessary for its installation, maintenance 
or use may be placed on, protrude over, be attached to, or penetrate any 
exterior walls, windows, doors or frames of any building, or any part of 
any common ground or common element, as those terms are defined in 
the Declaration. 

 
2. No antenna may obstruct access to or exit from any unit, walkway, 
ingress or egress from any area, electrical service equipment, or any 
other area necessary for the safe operation of the Property. The purpose 
of this requirement is to ensure the safety of unit owners, their families,  
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and others, and to ensure safe and easy access by emergency 
personnel and others to the Property, the units, and any building on the 
Property at all times. 

 
3. Provided an antenna can be installed in compliance with the rule 
immediately above (II. B., 2.), antennas should be placed in the following 
locations: 

 
a. An antenna should be placed in the crawl space of the unit, 
unless an acceptable quality signal cannot be received or 
placement of the antenna in the crawl space of the unit would 
result in unreasonable delay in installation or an umeasonable 
increase in the cost of installation or use. 

 
b. If an antenna cannot be placed in the crawl space, it should 
be placed on the rear patio of the unit. 

 
c. If placement on the rear patio of the unit would preclude the 
receipt of an acceptable quality signal or would unreasonably 
delay installation or unreasonably increase the cost of installation 
or use, the antenna should be placed in the area at the rear of the 
unit. 

 
d. If placement of an antenna in the area at the rear of the unit 
would preclude reception of a signal of acceptable quality or 
would unreasonably delay installation or unreasonably increase 
the cost of installation or use, the antenna should be placed on 
the concrete porch. 

 
C. Securing the Antenna 

 
1. Antennas shall be anchored and secured according to the 
manufacturer's specifications, but at all events must be able to withstand 
winds of at least 50 miles per hour without becoming airborne. The 
purpose of this rule is to prevent, to the extent possible, injury to people 
and property that might occur should an antenna become airborne in 
high winds. 

 
2. Antennas shall be installed in such a manner as to be able to  
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withstand the weight of snow and ice. The purpose of this portion of the 
rule is to prevent, to the extent possible, injury to people and property 
that might occur should an antenna collapse due to the weight of snow 
and ice. 

 
D. Grounding the Antenna and Limiting RF Exposure 

 
1. All antennas must be grounded according to the manufacturer's 
specifications. The purpose of this rule is to reduce, to the extent 
possible, the risk that any unit or common elements might be damaged 
by fire and the risk that any person might suffer electrical shock. 

 
2. An antenna used to transmit a fixed wireless signal may be 
installed only if it has a label affixed to it that provides adequate notice 
regarding potential radiofrequency safety hazards (for example, 
information regarding the safe distance required between all persons 
and transceiver antennas) and references the applicable limits adopted 
by the FCC for radiofrequency exposure. The Board recommends that 
antennas that both receive and transmit a signal be installed by 
professional installers in order to maximize effectiveness and to 
minimize the possibility that the antenna will be placed in a location that 
is likely to expose subscribers, their families, or others in the area to 
radiation from the transmit signal at close proximity and for an extended 
period of time. 

 
E. Antenna Height 

 
1. Antennas should be installed no higher than is absolutely 
necessary for reception of a signal of acceptable quality. 

 
2. The distance between the base of the antenna and the top of the 
antenna generally should be no greater than the distance from the base 
of the antenna to the nearest property line. The purpose of this rule is to 
prevent, to the extent possible, injury to others on adjacent property and 
to the property of others outside the Property. 

 
If installation of an antenna will exceed this height, the person seeking to 
install the antenna must have prior approval of the Board. The person 
seeking approval must submit a request for approval, in writing, to any 
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member of the Board. This request must include a plan showing the 
location of the antenna and indicate the proposed height, and must 
include copies of the installation manuals of all manufacturers of any 
portion of the installation. The Board must respond to the request within 
seven days. If the Board determines that the proposed height of the 
antenna in the specified location poses a realistic threat of harm of injury 
to others and/or damage to the property of others, including other unit 
owners of the Association, the request will be denied. The Board's 
decision must be in writing. 

 
3. The distance between the base of the antenna and the top of the 
antenna generally should be no greater than the distance from the base 
of the antenna to the nearest building or nearest unit, other than the unit 
of the owner installing the antenna, within the Property which lies in a 
direct line from the antenna. The purpose of this rule is to prevent, to the 
extent possible, injury to others in adjacent buildings and units, and 
damage to nearby buildings and units within the Property. 

 
If installation of an antenna will exceed this height, the person seeking to 
install the antenna must have prior approval of the Board. The person 
seeking approval must submit a request for approval, in writing, to any 
member of the Board. This request must include a plan showing the 
location of the antenna and indicate the proposed height, and must 
include copies of the installation manuals of all manufacturers of any 
portions of the antenna installation. The Board must respond to the 
request within seven days. If the Board determines that the location and 
proposed height of the antenna poses a realistic threat of injury to others 
and/or damage to any building within the Property, the request will be 
denied. The Board's decision must be in writing. 

 
4. No antenna generally may exceed twelve feet in height above the 
roof line. If installation of an antenna will exceed this height, the person 
seeking to install the antenna must have prior approval of the Board. The 
person seeking approval must submit a request for approval, in writing, 
to any member of the Board. This request must include a plan showing 
the location of the antenna and indicate the proposed height, and must 
include copies of the installation manuals of all manufacturers of any 
portion of the installation. The Board must respond to the request within 
seven days. If the Board determines that the location and proposed  
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height of the antenna pose a realistic threat of harm of injury to others 
and/or damage to the property of others, including other unit owners of 
the Association, the request will be denied. The Board's decision must 
be in writing. 

 
5. Antennas shall not be installed within ten feet of power lines 
(whether above ground or below) and, in no event, may be installed 
where they may come in contact with electric power lines, telephone 
lines, cable television lines, or gas lines. The purpose of this rule is to 
prevent injury to persons or damage to property that might result from 
contact with such lines. 

 
F. Camouflaging the Antenna 

 
1. So long as the reception of an acceptable signal is not impaired, 
installation of the antenna is not unreasonably delayed, and the cost of 
installation or use is not unreasonably increased, an antenna must 
hidden from view to the greatest extent possible. 

 
2. So long as the reception of an acceptable signal is not impaired, 
installation of the antenna is not unreasonably delayed, and the cost of 
installation or use is not unreasonably increased, antennas must be 
painted to match the surrounding structures. 

 
G. Notice of installation 

 
1. Any installation of an antenna must be done in a reasonably 
prompt manner. At all events, the installation of an antenna must be 
completed within seven days of its commencement. 

 
2. No later than completion of the installation of the antenna, the unit 
owner who installs or has the antenna installed must notify the Board in 
writing that an antenna has been installed, detailing the location and 
height of the antenna, and must supply the Board with copies of the 
installation manuals of all manufacturers of any portion of the installation. 
This requirement applies to all portions of the installed antenna. The 
purpose of this requirement is so that the Board, if it so desires, may 
inspect the antenna to insure that its installation and use will be in 
compliance with these rules. This requirement may be satisfied by 
delivering the required documents to any member of the Board. 
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3. Any tenant installing an antenna with the prior written consent of 
the unit owner must also furnish the Board a copy of the written 
permission. 

 
III. Maintenance 
 

A. Unit Owner's Responsibilities 
 

1. The unit owner shall not permit the antenna to fall into disrepair or 
become a safety hazard as a result of neglected maintenance. 

 
2. The unit owner is responsible for all costs associated with the 
maintenance and repair of the antenna. 

 
3. If an antenna is installed on property for which the Association has 
maintenance responsibility, the unit owner retains responsibility for 
antenna maintenance. 

 
4. The unit owner shall replace or repaint the antenna if the exterior 
surface of the antenna deteriorates. The purpose of this requirement is 
to prevent any discoloration of concrete surfaces or the exterior surfaces 
of the unit resulting from deterioration of the antenna. 

 
5. If an antenna becomes damaged in any way, the unit owner must 
immediately replace or remove the antenna. If the unit owner does not 
do so, the Association will give the unit owner written notice to remove 
the damaged antenna within seven days. If the unit owner then fails to 
remove the damaged antenna, the Association has the right to remove 
the damaged antenna, with all costs of removal to be borne by the unit 
owner. Any damage that results to any common property, common 
element, limited common property, or limited common element during 
the removal of the antenna, despite the exercise of reasonable care, is 
the responsibility of the unit owner. The Association shall not be liable for 
any damage to the antenna resulting from its removal. 

 
B. Association Responsibilities 

 
If maintenance responsibilities of the Association require removal of an antenna 
so that maintenance can be performed, the Association shall provide the unit  
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owner with seven days written notice of the need to remove the antenna. The 
unit owner is responsible for removing the antenna so that maintenance can be 
performed. If the unit owner does not remove the antenna by the required time, 
then the Association may do so. Any expenses incurred in removing the 
antenna are the responsibility of the unit owner. Similarly, any damage that 
results to any common property, common element, limited common property, or 
limited common element during the removal of the antenna, despite the 
exercise of reasonable care, is the responsibility of the unit owner. The 
Association shall not be liable for any damage to the antenna resulting from its 
removal. The unit owner shall be responsible for all costs necessary to reinstall 
the antenna. 

 
IV. Removal 
 

A. Service No Longer Utilized 
 

An antenna must be removed if the unit owner is no longer utilizing the service 
for which the antenna was installed. 

 
B. Sale of Unit 
If a unit owner has installed an antenna and the unit is sold, the antenna must 
be removed prior to transfer of the unit to the new owner and the area on which 
the antenna was installed must be restored to its original condition at the 
expense of the unit owner. If the unit is sold with the antenna installed, the 
seller shall furnish the Board with notice that the unit has been sold with the 
antenna installed and certify that the new owner has been advised of these 
rules. At all events, the new owner shall be bound by these rules. 

 
C. Removal by the Association of Antenna in Breach of Rules 

 
The Association has the right to remove any antenna installed, maintained, or 
used in violation of these rules. The unit owner of an antenna installed, 
maintained, or used in violation of these rules will be given written notice to 
remove such antenna within seven days. If the unit owner does not do so, the 
Association may remove the antenna, remedy any violation and/or damage to 
common property, common elements, limited common property, and/or limited 
common elements, and charge the unit owner with the cost of removal and the 
costs necessary to remedy any such damage. This right of removal does not 
preclude the Board from pursuing any other remedy or imposing any other 
punishment for violation of the rules and regulations of the Association. 
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V. Unit Owner's Obligations and Association's Remedies 
   

A. Indemnify and Restore 
By installation of any antenna, the unit owner agrees to indemnify and hold 
harmless the Association from liability for any and all damage, loss, or injury 
that occurs during, or in connection with, the installation, maintenance, and use 
of any antenna and to restore to original condition the installation site upon 
removal of the antenna. 

 
B. Defend against Claims 
By installation of any antenna, the unit owner agrees to defend against any 
claims brought or actions filed against the Association with respect to the 
subject of the indemnity contained herein, whether such claims or actions are 
rightfully or wrongfully brought or filed. 

 
C. Reimburse 
By installation of any antenna, the unit owner agrees that if the Association, in 
the enforcement of any part of this indemnity agreement, incurs any expenses 
or becomes obligated to pay attorneys' fees or court costs, the unit owner will 
reimburse the Association for such expenses, attorneys' fees, and/or costs 
within thirty days after receiving written notice from the Association of the 
incurring of such expenses, costs, or obligations. 

 
D. Insurance Rates 
Should any antenna installation, maintenance, or use increase the rate of 
insurance on the Property, the unit owner installing the antenna is required to 
bear the full amount of such increase. 

 
E. Obligations Remain with Unit Owner 
In the case of an antenna installed by a tenant, the obligations of this part of 
the rule remain at all times with the owner of the unit. 

 
F. Obligations and Responsibilities Not Altered 
Nothing in these rules may be read as intending to alter the obligations or 
responsibilities of any unit owner under the Declaration and the By-Laws. 

 
G. Association Free to Pursue Other Remedies 
Nothing in these rules may be read as precluding the Association from pursuing 
any other remedies available to it in any other part of these rules, in any court 
of law or equity, or in the Declaration and the By-Laws. 
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VI. Captions 
 
The captions herein are inserted only as a matter of convenience and in no way 
define, limit, or describe the scope of these rules nor the intention of any of the 
provisions hereof. 
 
 
VII. Disclaimer 
 
Nothing in these rules may be relied upon by any unit owner to excuse compliance 
with any local, state, or federal statute, rule, or regulation. 
 
VIII. Severability 
 
If any provision of these rules is held to be invalid, the remainder of the rules shall 
remain in full force and effect. 
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Regulation Under 

By-Laws, Article 8.2 

THE FLYING OF FLAGS 

Article 8.2 of the By-Laws of the CobbleCreek Manor Condominium Unit Owners 
Association prohibits the display of anything outside the units other than as may be 
permitted under rules and regulations established by the Board of Directors. The 
object of this regulation is to provide unit owners the opportunity to display flags 
outside their units. 
 
1. Any flag displayed must be on a flagpole. 
 
2. No freestanding flagpole may be placed in any of the common or limited 
common areas. 
 
3. The preferred locations for displaying flags are on the columns on the porches 
and patios of the buildings. 
 
4. No flagpole may be installed on the column on the front porch nearest to the 
garage, as the display of a flag in this location could interfere with entry into and exit 
from the unit. 
 
5. Due to its knowledge of and experience working with the buildings of the 
Association, any flagpole holder must be installed by our management company in 
order to minimize the possibility of damage to the building. 
 
6. If our management company is unable to perform the installation, the unit 
owner may pursue other avenues to accomplish the installation. 
 
7. The cost of any installation is the sole responsibility of the unit owner. 
 
8. All costs necessary to repair any damages to the building or any portion thereof 
caused by the installation, use, or removal of anything used to display a flag are the 
sole responsibility of the unit owner displaying the flag. The Association will arrange 
for all necessary repairs and the costs of all necessary repairs will include all costs 
necessary to restore the building or any portion thereof to the condition it was in prior 
to the installation of anything used to display the flag. 
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9. The American flag should be displayed consistently with appropriate protocol 
for its display. (A copy of the appropriate protocol is attached.) 
 
10. Any flag displayed should be clean and in good condition. Unit owners are 
urged to exercise good taste when choosing flags to be displayed. 
 
11. All previous rules and/or regulations dealing with the display of any flag are 
hereby rescinded and superseded. 
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Regulation Under 

By-Laws, Article 8.2 

PROHIBITION OF FIREPITS AND CHARCOAL GRILLS 

 
Fire pits, recreational fires, and charcoal grills are prohibited in CobbleCreek Manor. 
Also, the laws that govern recreational fires in Ferguson Township make such fires an 
impossibility at CobbleCreek Manor. 
 
Gas grills are allowed at CobbleCreek Manor. 
 
(Adopted December 14, 2020) 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Rules and regulations – 17 



Regulation Under 

By-Laws, Article 8.2 

INSTALLATION OF VIDEO DOORBELLS 

 
Article 8.2 of the By-Laws provides in part that no unit owner may alter or modify in 
any way the outside of the unit. CobbleCreek Manor considers the installation of 
video doorbells to be a modification to the exterior of the property. As such, any 
installation of a video doorbell requires prior approval by the Executive Board of 
Directors. This regulation is intended to establish the narrowly defined circumstances 
and methods by which a video doorbell may be installed on the exterior of a 
CobbleCreek Manor unit. 
 
1. Definition - A video doorbell for purposes of this regulation is defined as a 
doorbell with a camera that live streams what it captures. Almost exclusively based on 
Wi-Fi technology, users can view the camera from their phone, tablet or computer. 
The Ring video doorbell popularized this device. Other brands such as Nest operate 
in a similar manner. These devices may be powered by an internal battery or directly 
wired to a power source. 
 
2. Installation adjacent to the front door: 

a. The position of the video doorbell shall be in the same position as the 
original doorbell switch. 
b. Existing wiring may be used to power the device. No new wiring may be 
installed. 
c. Installation should be done by a professional installer. Preferably, 
installation should be done by Continental Real Estate Management or by a 
professional installer of a security system in the instance where the device is 
an integral part of a security system. In seeking Executive Board approval for 
installation of a video doorbell, the Board should be made aware of who will do 
the installation so it can determine that the work will be done in a correct 
manner. 
d. The device must be attached with screws. No adhesive, glue, or "stick 
on" materials of any sort are permitted. In order to achieve the smallest hole 
possible, mounting must be done using small diameter screws (#6). Screws 
should be of a length adequate to penetrate through the EIFS material into the 
underlying sheeting in order to securely fasten the device. No lags or plugs 
may be used to facilitate mounting of the device. 
e. The device can be mounted flush to the wall or mounted on an angled  

 
Rules and regulations – 18 



 
bracket. Some devices come with an angled mounting bracket and angled 
mounting brackets can be purchased separately. Custom-made or home-made 
brackets are not acceptable. Use of an angled mounting bracket must be 
approved by the Executive Board. 
f. The color of the device should be brushed nickel (preferred), off-white, 
beige, or light gray to blend with the unit. 

  
3. Installation at the back door: 

a. Where applicable, all rules pertaining to front door installation also apply 
to installation at the back door. 
b. No wiring may be installed. The device must operate wirelessly. 
c. On walk-out units, the device must be mounted into the brick molding on 
the side opposite the opening door. On slab units, the device should be 
mounted on the hinge side of the door. 

 
4. Unit owner responsibility: 

a. Any damage to the unit resulting from the installation or removal of a 
video doorbell is the responsibility of the unit owner. 
b. Any damage to the unit will be repaired by the Association and billed 
(assessed) to the unit owner. 

 
5. Prior approval: 

a. Prior to proceeding with the installation of one or more video doorbells, 
the unit owner needs the approval of the Executive Board. Such request should 
be in writing and may be delivered to any Board member. 

 
b. The request for approval should clearly indicate 

i. the location of the proposed installation, 
ii. who will perform the installation, and 
iii. that the installer has been made aware of the provisions of this 
regulation providing for the location and manner of installation, and has 
been provided with a copy of this regulation for reference. 

 
c. The Board will consider the request promptly. Work may only proceed 
after the Board has approved the request in writing. 

 
(Adopted July 12, 2021) 
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Regulation Under 

By-Laws, Article 8.2 

INSTALLATION OF COMBINATION LOCKS 

 
Article 8.2 of the By-Laws provides in part that no unit owner may alter or modify in 
any way the outside of the unit without the prior written consent of the Executive 
Board of Directors. The front doors of all the units in CobbleCreek Manor are uniform 
in appearance and hardware. To change or alter the front door hardware of a unit is a 
modification of the exterior and, therefore, requires prior written consent. This 
regulation sets out the requirements which must be met in order to replace the 
existing hardware on the front door with a combination lock. 
 
1. Definition - A combination lock for purposes of this regulation is defined as a 
dead bolt locking mechanism, the mechanical function of which is accessed via a 
digital code entered on a keypad or wirelessly through use of a smart phone, tablet or 
computer. 
 
2. The only brand of combination lock pre-approved by the Executive Board is 
Schlage. 
 

a. Acceptable models/trim designs are Camelot and Plymouth. 
b. The model selected must be equipped with a keyed lock that can be 
operated in an emergency without entering the combination. 
c. The finish must be Satin Nickel, which matches the finish of the existing door 
handle. 

 
3. Owners may request an exception for security purposes in the event their 

security system is not compatible with a Schlage combination lock as specified 
above. Requests should be submitted in writing to any board member, and 
must include an accurate image of the combination lock requested, along with 
pertinent specifications. The Board will consider the request promptly. Work 
may only commence after the Board has approved the request in writing. 

 
4. Installation at the back door. Where applicable, all rules pertaining to front door 
installation also apply to installation at the back door. 
 
5. The original door handle should not be replaced unless broken. 
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6. It is recommended that the key for the lock which can be used in lieu of the 
combination to unlock the dead bolt lock be 'keyed' to match the existing lock. 
Normally, this will match all the other locks in the unit. If locks are changed, it is 
recommended that all locks be uniformly re-keyed. 
  
7. Owners are encouraged to provide a key to the Association to be placed in the 
Knox Box for emergency use. If the lock is keyed to match the existing lock and the 
Association already has a key for the Knox Box, this will not be necessary. 
 
 
8. Prior to installing a combination lock, a written request, outlining compliance 
with this regulation, must be submitted to the Executive Board by delivering the 
request to any Board member. The Board will consider the request promptly and work 
may only proceed after the Board has approved the request in writing. 
 
(Adopted July 16, 2021) 
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Regulation Under 

By-Laws, Article 8.2 

PROHIBITION OF SURVEILLANCE/SECURITY CAMERAS 

 
Exterior surveillance/security cameras or devices of any type, with the single 
exception of video doorbells, are prohibited in CobbleCreek Manor. 
 
(Adopted September 13, 2021) 
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Regulation Under 

By-Laws, Article 8.2 

PROHIBITION OF BACKUP POWER GENERATORS 

 
Article 8.2 of the By-Laws provides that no unit owner may alter or modify in any way 
the outside of the unit. CobbleCreek Manor considers the installation of back-up 
power generators to be a modification of the exterior of the property. 
 
In making the decision to prohibit back-up power generators, the Board considered 
noise, exhaust, installation logistics, physical location requirements, size, positioning, 
impact to aesthetics, history of power outages in our areas, insurance implications, 
and impact on neighbors. 
 
(Adopted June 12, 2023) 
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Regulation Under 

By-Laws, Article 8.2 

REGULATION GOVERNING PATIOS AND PORCHES 

 
Patios and porches shall be maintained in a neat and orderly condition by unit 
owners. Front porch chairs and tables, barbeques, and outdoor furniture to facilitate 
grilling and dining shall be kept to a minimum, in order to avoid clutter. Other furniture 
or structures, including, but not limited to, exercise equipment, storage cabinets, 
animal shelters, or play structures for children or animals, are not permitted.  
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Regulation Under 

By-Laws, Article 8.2 

PROHIBITION OF DUMPSTERS AND STORAGE CONTAINERS 

ON DRIVEWAYS AND STREETS 

 
No unit owner shall place or use a storage container, such as a dumpster or Pod, on 
the driveway or street in front of that owner’s unit.  
 
Dumpsters, Pods, or other storage containers, whether temporary or permanent, 
have points of contact upon which they rest and concentrate their load. This 
concentration can result in the penetration or depression of the asphalt upon which 
they are placed. Unlike streets, CobbleCreek driveways do not have the underlying 
substrate to support the load. Resulting damage is unsightly and requires patching or 
repaving of the driveway, and/or street.  
 
(Adopted June 17, 2024) 
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Regulation Under  

By-Laws, Article 8.2 

REQUIREMENT FOR BOARD APPROVAL OF ANY PROJECT 

INVOLVING WORK THAT MAY PENETRATE THE EXTERIOR OF UNIT 

OR IMPACT ELECTRICAL, PLUMBING, HEATING, OR AIR-

CONDITIONING SYSTEMS 

 
As noted in Article 8.2 of the CobbleCreek Manor governing documents, “No member 
may paint, decorate, or otherwise alter or modify in any way, the outside of his or her unit 
or any structure or addition of any kind whatsoever without the prior written consent of the 
Executive Board.” 
Furthermore, any change to the electrical, plumbing, heating, or air-conditioning 
system(s) may be made only after prior written approval of the Board.  
 
To facilitate the Board’s approval, unit owner shall complete the attached form, and 
submit it to any member of the Board, along with a copy of all plans for the work to be 
done.  
 
The Board will respond promptly.  
 
 
(Adopted 11/13/23)  
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REQUEST FOR APPROVAL OF PROJECT INVOLVING WORK THAT 
MAY PENETRATE THE EXTERIOR OF UNIT 
 
TO: CobbleCreek Manor Executive Board 
 
FROM: ________________________________________ 
 
OWNER(S) of Unit # _______ 
 
DATE: ____________________ 
I/ we request approval from the CobbleCreek Manor Executive Board for the project 
described below: 
____________________________________________________________________
____________________________________________________________________
____________________________________________________________________ 
(Please attach additional pages as necessary) 
 
The contractor(s) we intend to use is/are  
 
 
whose offices are located in 
 
 
This/these contractor(s) are insured, and any addition or alteration to the exterior of any 
building or to the unit’s structure or electrical, plumbing, heating, or air-conditioning 
system will be done by qualified personnel. A building permit will be secured from Centre 
Region Code Administration.  
 
I/we understand that if damage to the building or to our unit, or any adjoining unit, or 
other unit at CobbleCreek Manor is caused by the contractor/s during work on the unit, or 
is caused by operation of the electrical, plumbing, heating, or air-conditioning systems 
after any additions or alterations are made by the contractor(s), I/we, as the unit owner(s) 
will be solely responsible for all expenses necessary to, and in connection with, the repair 
of such damage.  
 
Signed and submitted to the Board this _____ day of _____________, 20_____.  
 
________________________________        ________________________________ 
 
Approved: _______________________.       Date:____________ 
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Guideline Under 
By-Laws, Article 8.2 

SMALL PLOT BETWEEN UNIT GARAGES 
 
 
Unit owners may plant annuals or perennials in the small plot between the garages, in 
cooperation with their unit neighbor. No ornamental objects, pots, containers, invasive 
plants or vegetables are permitted. 
 
Some suggested annuals include, but are not limited to: Agastache, Ageratum, 
Angelonia, Begonias, Choleus, Cosmos, Dahlias, Dusty Miller, Gazania, Geraniums, 
Lantana, Marigolds, Nicotiana, Petunias, and Zinnias. 
Some suggested perennials include, but are not limited to: Aster, Black-eyed Susan, 
Blanket Flower, Blazing Star, Coneflower, Dianthus, Dwarf Daisies, Hosta, Impatiens, 
Shasta Daisies, and Sedum. 
 
No formal approval is necessary when improving this area. If you have any questions, 
please contact the Executive Board member responsible for landscaping. 
(Adopted May, 2005; Revised December, 2019) 
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Guideline Under 

By-Laws, Article 8.23 

POTS ON PAVERS 

 
Pots are permitted on the pavers in front of the unit porch. A plant stand or a container 
that holds a single pot is permitted. Any stand or container that holds multiple pots is 
not permitted; planter boxes, barrels, wooden containers, and the like are also not 
permitted. 
 
A total of three pots are permitted. Please use discretion and aesthetic balance when 
considering the size of your pots. Pots should be placed so as not to obstruct entry to 
the unit. 
 
The unit owner is liable for any type of stain or discoloration to the pavers caused by 
their pots. If this should occur, the pavers will be cleaned or replaced at the unit 
owner's expense. 
 
The pots are to be placed only on the pavers in front of the porch. Place only flowers 
and greenery in the pots. 
 
Do not leave dead plants in your pots, and do not leave empty pots on the pavers. 
Pots can be placed out on April 15, and should be removed no later than November 
30. If an early snowfall should occur, please remove your pots immediately. If you 
plan to be absent for the winter, remove your pots before you leave. 
 
Any damage or injury resulting from the placement of pots on pavers is the 
responsibility of the unit owner. 
 
(Adopted February, 2005; Revised December, 2019) 
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Guideline Under 

By-Laws, Article 8.2 

PLANTING ANNUALS AND PERENNIALS IN COMMON AREAS 

Annuals and perennials are permitted in common area beds adjacent to each unit 
under the following conditions: 
 
1. Unit owners are to use good judgement in the selection of annuals and 
perennials. Invasive or creeping plants should not be planted. The Executive Board 
requires no approval process. Unit owners may contact the Executive Board member 
in charge of landscaping for ideas. 
 
2. Annuals and perennials need to be thoughtfully planted only in mulched areas 
so they do not interfere with pruning, mowing and other bed maintenance performed 
by the CobbleCreek Manor landscaper. 
 
3. Unit owners are responsible for the purchase, maintenance, and fall clean-up 
of annuals and perennials. 
 
4. Annuals and perennials should be planted after the landscaper mulches in 
early spring. All annuals must be removed by November 30. 
 
5. The unit owner shall be held responsible for any expenses incurred should the 
CobbleCreek Manor Association need to maintain or remove annuals and perennials 
planted by the unit owner. 
 
Suggested annuals include, but are not limited to: Agastache, Ageratum, Angelonia, 
Begonia (and Tuberous), Calendula, Cleome, Cockscomb, Coleus, Cosmos, 4 0' 
Clock, Dahlias, Daisies (Gerbera & African,) Fuchsia, Calibrachoa (Trailing Petunia), 
Geranium, Heliotrope, Impatiens, Lantana, Lobelia, Marigold, Mums, Nasturtium, New 
Guinea Impatiens, Nicotiana, Pansy, Petunia, Snapdragon, Sunflowers (dwarf 
variety), Torena (Wishbone Plant), Strawflower, Verbena, and Zinnia. 
 
Suggested perennials include, but are not limited to: Asters, Beard Tongue, 
Bergamont, Black- eyed Susan, Blanket Flower, Blue Mist Flower, Butterfly Bush, 
Cardinal Flower, Caryopteris, Chives, Cone Flowers, Coreopsis, Cranesbill (Hardy 
Geranium Yarrow), Daisies (Shasta & Montauk), Delphinium, Fewerfew, Foxglove, 
Lamb's Ears, Lavender, Liatris, Lupin, Obedience Plant, Pentstemon, Phlox,  
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Rosemary, Sage, Salvia, Scabiosa, Sea Holly, Sedum, and bulbs such as Daffodils 
and Tulips. 
 
Plants to avoid include: Thistles, Day Lilies, Grasses, and ground cover like 
Pachysandra, Ivy and Myrtle. 
(Revised December, 2019) 
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Guideline Under 

By-Laws, Article 8.2 

PLANTING IN PERSONAL PATIO GARDENS 

 
The CobbleCreek Manor Executive Board has established the following guidelines for 
planting in the area adjacent to the unit's rear patio. 
 
Description 

1. The size of the bed shall be four feet deep by no more than the length of 
the patio. 
2. The bed shall be prepared at the unit owner's expense. 
3. A stone walkway to the grass is permitted. The stones should-be of 
neutral color to blend with the landscaping and should not extend beyond the 
bed. 

 
Planting and Placement Options 

1. Low to medium sized, non-invasive perennials, annuals, bulbs, grasses, 
and shrubs may be used. 
2. Borders/edging should be placed so as to not interfere with mowing 
around the bed. 
3. Plantings that create a hedge, ground covers, vegetables, and fruits are 
discouraged. 
4. Objects that are discouraged in the bed include: 

a.  man-made objects, such as statues, windmills, glass 
decorations, bird baths, and bird feeders (with exceptions for decorative 
garden stones, stepping stones and hummingbird feeders, which are 
covered by regulations adopted under Article 8.2 of the By-Laws); and, 
b. anything which might attract rodents or other undesirable 
creatures. 

 
Maintenance 

1. Maintenance and mulching of the area is the responsibility of the unit 
owner. 
2. All annuals should be removed no later than November 30. 
3. If using herbicides and/or pesticides, care should be used not to spray 
the grass or surrounding landscape. The unit owner is responsible for any 
damage resulting from doing so. 

 
(Revised May, 2005; Revised December, 2019)  
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Guideline Under 

By-Laws, Article 5.2a 

USE OF THE CLUBHOUSE 

General: 
 

The Clubhouse is a private facility, owned and operated by the CobbleCreek Manor 
Homeowner's Association. Only unit owners and their guests may use this facility.  
Guests must be accompanied at all times by a unit owner. 
 
While there is no charge for use of the clubhouse, donations to offset cleaning, 
supplies and maintenance issues are appreciated. 
 
Smoking and pets are prohibited in the facility. 
 
Please adhere to the following policies and procedures. Safety and enjoyment are the 
primary concerns of these guidelines. 
 
Security and Safety: 
 

The Clubhouse is to be locked at all times. Each unit owner has a key to the 
Clubhouse. Only a unit owner may use a key to enter the Clubhouse and the 
Clubhouse must be locked upon leaving. 
 
All children under the age of 16 must be under the direct supervision of a unit owner 
at all times. 
 
Exercise Room: 
 

Exercise equipment is for the exclusive use of unit owners and their guests. Please 
observe the following: 

 
1. Use of exercise equipment is undertaken at the absolute risk of the user 
and the Association has no responsibility or liability for any injury resulting from 
use of the facility or equipment or for any adverse medical event resulting from 
a pre-existing physical condition due to which engaging in exercise or use of 
the facilities or equipment would be contraindicated. 

 
2. Each unit owner should become familiar with the proper use and 
operation of the equipment.  
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3. Appropriate exercise attire and shoes should be worn on the equipment. 
No street shoes maybe worn. 
 
4. The following individuals may not use the exercise equipment: 

a. Persons under the influence of alcohol, stimulants, or 
depressants. 
b. Children under the age of 16. 

  
5.  No food or drinks are permitted in the exercise room. Water in a non-
spillable sport bottle may be used. 

 
6. Equipment should be cleaned after use. 
 
7. Any unsafe conditions and/or damaged equipment should be reported to 
the Clubhouse Committee. 

 
Meeting Room: 
 

A calendar is available in the lobby of the Clubhouse to reserve use of the facility. 
Residents should write their name, unit number and the hours of use on the 
appropriate date. A minimum of 30 days in advance is recommended for large, 
special events. Make sure cancellations are noted on the calendar. 
 
Removal (temporary or otherwise) of Clubhouse furniture or furnishings is not 
permitted unless approved in advance by a member of the Clubhouse Committee. 
 
The telephone is for local calls only. 
 
Alcohol may be served with the understanding that the unit owner sponsoring the 
event assumes responsibility for any liability arising out of the service of alcohol at the 
event. 
 
The Homeowners' Association is not responsible for any damaged, lost or stolen 
property.  
 
Housekeeping: 
 

Immediately after each use, the unit owner is responsible for ensuring that the 
Clubhouse is returned to the condition it was in prior to the commencement of the 
event. A checklist of the things which need to be done is located on the kitchen 
bulletin board.  
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In case of a failure to perform the pertinent items on the checklist and/or if there is 
damage to the facility and its contents, the unit owner will be assessed the amount 
required to restore the facility to the condition it was in prior to the event. 
 
Parking: 
 
Unit owners should consult the Parking Guidelines when an event is held at which 
parking of vehicles will be necessary. Shellers Bend may be used for overflow 
parking. 
 
(Adopted February, 2005; Revised December, 2019) 
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Guideline Under 

By-Laws, Article 5.2a 

PARKING 

 
The following Parking Guidelines are intended to provide a safe and attractive 
community for the residents of CobbleCreek Manor (CCM). 
 
1. Parking is prohibited in front of all mailboxes and all fire hydrants. 
 
2. On street parking, including overnight, is discouraged. 
 
3. CCM residents have four (4) parking spaces available for their use -- two (2) 

spaces in their garage and two (2) spaces in their driveway. Residents and 
their guests are encouraged to use these spaces first. 

 
4. Additional parking spaces are available at the CCM Clubhouse and next to Unit 

128. Please keep in mind when utilizing visitor parking spots on busy 
weekends that other units have guests as well. Residents are not to use these 
guest spots on an on-going basis for their vehicles or their guests’ vehicles. 

 
5. Residents and their guests are reminded that parking on Shellers Bend, 

including overnight parking, is permissible. Residents and their guests are 
encouraged to park large vehicles on Shellers Bend. 

 
6. If residents or their guests must park on an interior street, parking should be on 

one side of the street only. Do not park directly across the street from another 
car so that emergency vehicles are able to use the street. 

 
7. Residents of CCM are responsible for their own parking as well as their guests. 

Please use common sense. Residents are encouraged to resolve any parking 
issues with their neighbors before bringing it to the CCM Board. 

 
8. In wintery conditions, residents are encouraged to keep streets and driveways 

clear of cars so that the snow removal plows can clear CCM in an efficient 
manner. CCM snow removal will take place when two (2) or more inches of 
snow have fallen. 

 
(Adopted August, 2018, modified September 9, 2024) 
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Guideline Under 

By-Laws, Article 5.2t 

Personal Safety 

 
In case of a medical emergency, Cobble Creek residents should contact 911 
immediately. No person in the Cobble Creek Manor Condominium Unit Owners 
Association is part of the first responder chain of communication. 
 
Unit owners and residents with serious medical conditions, and/or entry codes 
enabling access to their garage or front door, are urged to complete Centre County 
911's Residential Emergency Response Form (see copy attached). This form 
provides information for alerts in the 911 system that notify emergency responders 
about special needs, potential life- threatening conditions, or alternative means of 
access if the front door cannot be opened. The completed form should be delivered to 
the email or postal address listed. Centre County 911 will send emails every six 
months as part of their process to regularly review and verify the information. If 
code(s) are updated more frequently, 911 should be advised. 
 
The Association has a secure Knox Box at the clubhouse. The Knox Box is a safe 
sunk in concrete on the front porch of the clubhouse. It contains keys to individual 
units. Keys to open the Knox Box are held by the Alpha Fire Company, Continental 
Real Estate, and each member of the Executive Board. The purpose of the Knox Box 
is to have a key available to enter a unit when there is an urgent maintenance issue 
(broken water pipe, leaking hot water heater, etc.) or other emergency, and the unit 
owner is unavailable or physically unable to open the unit. All unit owners are 
encouraged to have a key to their unit placed in the Knox Box. They can do so by 
contacting any member of the Executive Board. 
 
(Adopted September 15, 2020) 
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Guideline Under 

By-Laws, Article 8.2 

Preparing Units for Winter or for Your Absence 

 
Prior to winter weather, units should be prepared to avoid water damage due to a 
freeze. Each CCM unit has an outdoor faucet (bibb). The water that is in the line that 
feeds the faucet is exposed to the same cold temperatures as the faucet itself and, 
therefore, subject to the possibility of freezing. Such freezing can occur inside the wall 
just behind the faucet. Frozen water, ice, expands and can cause the line to break. If 
this occurs, it will result in a major leak of water inside the wall, which can cause a lot 
of expensive damage. 
 
To eliminate such damage, two steps should be taken: 
1. Turn off the water line at the manifold. 
2. Disconnect any hose that is connected to the faucet. 
 
All CCM homes have a manifold that distributes water from the main source to all the 
taps, toilets, showers and tubs. It is the big block with all the plastic lines connected to 
it. The blue lines are cold water and the red ones are hot water. Each line is labeled 
and each has its own shut-off valve on the manifold. To turn off any particular line 
simply requires a quarter turn of the valve for that specific line. You can locate the one 
labeled "outside hose bibb" (bibb and faucet are synonymous, bibb is short for 
bibcock) and turn it off. This very simple exercise eliminates the possibility of a 
problem. It is highly recommended. 
 
It is possible that your system may be configured otherwise. Owners should 
investigate so that they know how to perform the shut off. Consult the Buildings 
chairman for assistance if necessary. 
 
Additionally, each CCM unit has a main water line. Just where the pipe enters each 
home, there is a valve. It is a 'ball valve', and it is opened and closed by a lever. This 
valve is closed by turning the lever a quarter turn, or 90 degrees, from its open 
position. This shuts off all the water flow into the home. 
 
Water damage in a home can be devastating and very expensive to repair. It is 
recommended that any time you leave your home for 3 days or more, you shut off the 
main water valve. This should be done in any season. Even the smallest leak can 
cause a lot of damage if there is no one around to detect it and it goes unnoticed for a  
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period of time. The winter is a more hazardous time because of the possibility of a 
furnace failure that could lead to water freezing. With the main water valve shut off, 
there is only the possibility of a very small amount of water leaking should a leak 
occur. 
 
(Adopted 12/14/20) 
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