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Who Is CAI?

The Connecticut Chapter is one of 63 Community Associations Institute
chapters worldwide. CAI-CT serves the educational, business, and network-
ing needs of community associations throughout Connecticut. Our members
include community association volunteer leaders, professional managers, com-
munity management firms, and other professionals and companies that provide
products and services to associations. The Connecticut Chapter has over 1,200
members including nearly 150 businesses, and over 450 community associa-
tions representing 50,000 homeowners.

The materials contained in this publication are designed to provide accurate,
timely and authoritative information with regard to the subject matter covered.
The opinions reflected herein are the opinion of the author and not necessar-
ily that of CAL Acceptance of an advertisement in Common Interest does not
constitute approval or endorsement of the product or service by CAL CAI-
Connecticut reserves the right to reject or edit any advertisements, articles, or
items appearing in this publication.

To submit an article for publication in Common Interest contact Kim
McClain at (860) 633-5692 or e-mail: kim@caict.org.
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Mea Anderson, EBP

Sam Tomasetti, CPA

President’s

“CAI-CT has adapted to
the circumstances we face
with impressive agility

and creativity.”

Reggie Babcock

o the CAI-CT Community — I hope you, your families and
friends are doing well in all respects.

I certainly don’t have a crystal ball that tells us where the
future lies. In fact, one of the most cogent opinion pieces I've read
recently affirms this view: we simply don’t know how our lives will
change in the short run or long run as a result of the pandemic. This,
notwithstanding the non-stop flood of opinions online, in mainstream
media and across the kitchen table.

So rather than offer predictions about the future, particularly as to
how our industry might change, I'll offer some observations for your
consideration. First, from this vantage point, we have moved to elec-
tronic meetings, both audio and video styles, pretty seamlessly. While
once only a pie-in-the-sky concept, such meetings have been readily
embraced. Of course the question remains, will they endure? Second,
our industry has remained financially strong. Thus far, Associations’
delinquency rates have not appreciably deteriorated and Board expen-
ditures have not significantly fallen. Banks in fact report a healthy
upturn in capital project borrowing.

Third, CAI-CT has adapted to the circumstances we face with
impressive agility and creativity. We are filling needs with Webinars
and other channels of communication we never would have envi-
sioned. This success is attributable to our loyal corps of volunteers
and again, Kim and Ellen. The vital role we are filling is surely valued
by our many members, and we hope by many more members to come.

Last comment. CAI-CT itself is challenged by the current economic
and safety realities. The onset of the pandemic forced the postpone-
ment, then cancellation, of the Conference & Expo, our largest income
generator of the year. Other events that help enable us to carry out our
mission also have been minimized or shelved, with a corresponding
financial impact. But our reserves are healthy. Our business partners
are functioning quite nicely, and I trust stand ready to step into sup-
porting our programs and events as we define the path forward.

We all want to be together again. We are a close, cohesive commu-
nity, but Zoom meetings won'’t fully replace our in-person gatherings.
We miss you! Please, say healthy. W
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UPCOMING CAI-CT EVENTS

SUMMER SIZZLER

Maintenance Standards and Mechanicals:
Things that Go Bump in the Night (and Day)!
Thursday, August 13, 2020, Education 3-5/Party 5-7

Amarante’s Sea Cliff, 62 Cove Street, East Haven

We all know that if you avoid taking care of that leaky water heater
or loose shingle, a bigger problem will likely follow. Lack of proper
maintenance in a community association makes those little problems
expand exponentially. Our speakers will discuss the hows and whys
of having good maintenance standards and protocols for managing
mechanicals as part of an association’s risk management strategy. Be
sure to attend and learn how you can save your association time and
headaches!  Networking Party 5:00 - 7:00 pm

Pricing: $25 (CAI Members who sign into their account prior to
registering will receive a $10 discount)

(Approval pending for 2 continuing ed credit)

° WEBINAR

This webinar will help provide you and your clients with some direction
with regard to the potential implications of COVID-19 in your
community and how insurance may or may not respond. Our panel will
share their perspective on what communities are experiencing from their
residents as the state begins to open up and where insurance carriers and
coverage parts fall in determining if coverage exists.

COVID-19 and a Community
Association’s Insurance
September 15,2020, 12:30 pm - 2:30 pm

Pricing: $25 (CAI Members who sign into their account prior to
registering will receive a $10 discount)

(Approval pending for 2 continuing ed credit)

CAI-CT Golf Tournament

Thursday, September 24, 2020, Shot Gun start at 9:00 am
Lyman Orchards Golf Club - Jones Course

70 Lyman Road, Middlefield

Enjoy a day on the links with CAI-CT!

The 21st Annual Golf outing will be held on Thursday, September
24,2020 at the Lyman Orchards Golf Club. This event brings the
membership together and provides a networking opportunity for
managers and business partners. This is a must-attend experience with
exciting sponsorships, awards, gifts and games! Increase your fun!
Please be sure to bring cash/checkbook to purchase mulligans, putting
contest and raffle prizes!

TOURNAMENT FEE INCLUDES: Greens fees for 18 holes
(scramble format), skill and tournament prizes, golf cart, breakfast &
lunch banquet! $200 per person or $750 per foursome.

Visit www.caict.org for more information.

SAVE THE DATE

Fall Fun with a Twist
September 30, 2020

Hops on the Hill

275 Dug Road, South Glastonbury

Visit www.caict.org to register

and for updated information.

@S Stotutory Snippet...

Minutes and Decisions.

If it is not in the minutes it did not hap-
pen. The minutes are the record of the actions
taken at a meeting, what the board knew, when
they knew it and what actions the board took in
response. The minutes should include actions, not opin-
ions. The minutes should include, but not be limited to
the following: time and place of meeting; proof of notice;
who attended (quorum); general nature of reports given;
motions proposed and actions on motions; how each

director votes (required under CIOA - CGS 47-250); text
of resolutions passed; any conflicts; and when the meeting ended.
Do not include privileged information from attorneys or names of
delinquent unit owners. Bl

This is an excerpt from a Condo Inc. presentation given by Michael Feldman,
Esq. & Kasey Burchman, Esq of Feldman, Perlstein & Green, LLC. Reprinted
with permission.

Legislative Update

Although the General Assembly is likely to be called into a Special
Session, there is no certainly as to when that will happen. Given
that they will be focused on a limited number of key issues, e.g. the
budget, with very few exceptions, it is unlikely that other items will
be added.

On the Federal level, National CAI has been meeting with
Congressional staff to support a proposal for legislation regarding
limited liability for non-profits - and to also include community
associations -with respect to COVID. If there is any traction on this
proposal, we will reach out to encourage you to contact your repre-
sentatives to advocate for their support. i

. . .
Have your community 5
association board members® __-J
changed since last'year? -5

Be sure to update

your board’s member names, titles (President, Vice President,
Treasurer, Secretary, and Board Member), and contact information
to ensure your board members receive all the latest CAl member
benefits!

Update today:
ONLINE at www.caionline.org ﬁ 3
EMAIL addresschanges@caionline.org 3

MAIL to CAIl, P.O. Box 34793,
Alexandria, VA 22334-0793

Communlty

ASSOCIATIONS INSTITUTE
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NEW &

RENEWING MEMBERS

Welcome New Members

Associations
Carriage Crossing Association, Inc.

Chapel Hill Condominium Association

Elm Garden Condominium Association
Inc.

Kendall Green Condominium
Association

Lambert Common Association, Inc.
Long Hill Condominium Association

Individual Managers
Michael Donadeo

Shane Ramkissoon

Business Partners
ServPro of Norwalk

Thank You Renewing Members

Associations

Chateau Wood Condominium Association
Countryside Manor Condominium
Association, Inc.

Dartmoor West Townhouses
Association, Inc.

Management Companies
Barkan Management Company, Inc.

CM Property Management

Empire Property Management
Corporation

Premier Property Management
SOMAK Property Management
White & Katzman Management, Inc.

Individual Managers
Alex Danis

Jean Dobbin

Jesse Englehart, CMCA, AMS
John Hufcut

Sandra A Pimentel, CMCA
Andrew Price, CMCA, AMS
Gregory Wayne Roberts, CMCA
Rachael E Rosario, CMCA, AMS
Paul Peter Scalzo, Jr, CMCA
Ellen B. Sias, CMCA

Richard Robert Stoeppel

Jennifer Marie Towne

Carol A Tuccillo, CMCA

Janet Van Tassell, CMCA

Dianna Marie Wilson, CMCA, AMS

Website Insights -
CAI-CT Member Pricing

Did you know CAI-CT

Members get discounted pricing on most

CAl-Connecticut Chapter events?

58;’40

It’s true.
Save up to 50%
off non-member pricing!

final09 / iStock / Getty Images Plus kbeis / DigitalVision Vectors

F k Estat . . .

S R . Business Partners Be sure to log into your profile before you register
Franklin Square Condominium Ad e Roofing. Siding & ; ;
Association dam Quenneville Roofing, Siding for an event so we recognize you. If you don’t know

Windows . .
Gloria Commons Homeowners American Leak Detection your log in, please contact ellen@caict.org to have your
Association, Inc.
Governor’s Bridge Homeowners CINIC Syt password reset
8 PPG Paints

Association

Long Hill Farm Association

Oaks Condominium Association, Inc.
Old Mill Townhomes

Palmer Landing Community Association

Parkview South Condominium
Association

Pro-Klean Cleaning & Restoration NOt a CAl M_embe,r yet?
Qe We can fix that. Contact info@caict.org for more
Pullman & Comley, LLC information on how to join!

Servpro www.caict.org

The Rea.rdon Ag,ency’ Il_lcj The official website of the

V. Nanfito Roofing & Siding, Inc. Connecticut Chapter of CAI

NEW!
Pay with electronic check!

Renew online today. It's easy,
convenient, and fast!

Regency Towers
South Mill Village Association
The Crossings Homeowners Association

The Fairways at Torrington
Condominium Association, Inc.

Village Victoria Condominium
Association

Westside Woods Condominium

Wolfpit 27 Condominium Association Pa
ay your renewal

dues and update your

community association

board member
information in one, quick transaction.

P
community

ASSOCIATIONS INSTITUTE

Go to www.caionline.org/
myinvoices

Simple, secure, reliable ..,
complete your renewal today!

To Join CAI-CT
Visit www.caionline.org

com
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Homeowner’s

Oxford Greens Residents Get Sewing

xford Greens is such an amazing place to reside for a variety
O of reasons. The most recent HUGE act of brotherly love and

care during this crisis time in our lives has been the fabric
masks that have been made here. There is a group of approximately
13 - 14 dedicated ladies, many who are part of our Giving Dolls Club
here, sewing, sewing, and sewing late into the night. As of this writ-
ing, over 1,000 masks have been made and donated by these dedicated
volunteers.

The woman who began sewing the masks in the community responded
to a request on Facebook. She saw a need and addressed it immediately.
It was also touching to see how the community sourced materials for
the sewing team. When Y% inch elastic was in high demand (almost like
the toilet paper episode), a request was sent out. Before one could blink
an eye, little bundles of elastic appeared on the sewing group’s porches!
Someone in the community had had the foresight to order a large roll of
it. When the elastic ran out, the group got creative using % in ribbon and
elastic ponytail holders. Someone else took the time to take bias tape and
turn it into ties. Many people also donated fabric, flannel, etc. and cut the
pieces for the sewers. Many of our Oxford Greens residents offered mon-
etary donations for the masks, but because of all the items were donated,
there was no cost to those involved.

Each time a new request came in for masks, maybe in the amount of
60-100, within a couple days pledges were made by the sewing group and
in a few more days, the masks were completed and delivered. One would
think these women would be glad to have some time to themselves, but
NO...they are dedicated to this cause.

The 1,000 plus masks our com-
munity made were distributed
to:  Waterbury Hospital, Oxford
Ambulance, Oxford volunteer fire-
men, Shady Knoll Health Center in
Seymour, Beacon Falls Ambulance,
convalescent homes in Fairfield,
Grace Meadows in Southbury, NY
police officers, out-of-state hospitals, Oxford Greens residents, and
other families, friends and neighbors, in state and out.

Hats off to the Oxford Greens sewing ladies and everyone else who
helped them with supplies...may your hearts be full for all you have done! B

“As of this writing,
over 1,000 masks have
been made and donated

by these dedicated

volunteers.”

This article originally appeared in the Oxford Greens Community newsletter.
Reprint permission granted.

Editor’s note: Such tremendous acts of kindness demonstrate the value of living in
caring and engaged communities. Well done Oxford Greens! You make us proud!

CONNECT with CAl » 7



Community Associations Institute—Connecticut Chapter

Legally

Adam Cohen, Esq.

Just Following Orders:
Understanding the Governor’s Coronavirus Executive Orders

By Adam J. Cohen, Esq.

eneral Statutes Section 28-9 says that in the event of “any

catastrophe,” the Governor can declare an emergency and

assume control of the state’s civil preparedness forces and
functions. Unless overruled by a special committee of the state leg-
islature, he then has the power to “modify or suspend ... any statute,
regulation or requirement or part thereof whenever the Governor
finds [it] is in conflict with the efficient and expeditious execution of
civil preparedness functions or the protection of the public health.”
For up to six months, these orders “shall have the full force and effect
of law,” and he “may take such other steps as are reasonably necessary
in the light of the emergency to protect the health, safety and welfare
of the people of the state.”

On March 10, 2020, Governor Ned Lamont declared that the
COVID-19 pandemic had developed into such an emergency. To
address the threat, he has issued dozens of executive orders since then
aimed at limiting the spread of the virus and keeping the state running
as smoothly as possible. A number of these orders directly affect
homeowners’ associations.

Executive Order 7N issued on March 26, 2020 limits all social and
recreational gatherings, whether indoors or outdoors, public or pri-
vate, to no more than five people. On April 17, 2020, Executive Order
7BB required that with narrow exceptions, all persons must wear cloth
face coverings whenever they are in public and unable to stay at least
six feet away from others. In common interest communities, these
orders mean that social events and similar functions are effectively out-
lawed until further notice. Although common areas may not techni-
cally be “public places,” residents should wear face masks unless they
are certain they can remain at least six feet away from other people
(and probably even then). Although the Governor has not specifically
required closing private pools and other condo amenities, doing so is
definitely advisable. Most insurers are warning associations that they
will not cover any Coronavirus-related claims arising from amenities
which are opened prematurely.

More recently, homeowners’ associations needed guidance about
their springtime annual meetings. Although the Common Interest
Ownership Act provides a number of mechanisms for conducting
business remotely, many declarations and bylaws — especially older
ones — require most meetings and votes to take place in person.
Ironically, amending these documents to allow remote participation
could itself require a live meeting. On May 1, 2020, Governor Lamont

8 o« CONNECT with CAI

limits all social and recreational gatherings,

whether indoors or outdoors, public or private,
to no more than frve people.”

issued Executive Order 7HH which waived all restrictions in every
association’s governing documents on conducting meetings of their
boards, committees, or unit owners by online, video, or telephonic
methods. The statutory safeguards must still be followed, so a notice
must be sent to every owner explaining how they can connect into
and offer comments at these virtual meetings. This Executive Order
also suspended any restrictions on conducting unit owner votes by
referendum without a meeting. The board must distribute paper or
electronic ballots, along with notices which explain the applicable
quorum and passage thresholds, the deadline for returning the ballots,
and how owners can communicate with each other about the subject
of the vote.

Communities which maintain taxing districts are also subject to
Executive Orders 7B, 7C, 7L, and 7HH. Together, these orders
require every taxing district to adopt its annual budget by a board
meeting conducted by telephone, video, or online no later than June
30, 2020. The public must be able to take part remotely, but the board
members alone vote on approval. Participation instructions and rel-
evant materials are posted to the district’s website before the meeting

y Images Plus

Ultima_Gaina /iStock / Gett
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and a transcript or recording is posted there afterward, and everyone
who speaks must clearly state their names and titles. Executive Order
700 issued on May 14, 2020 says that all districts must use this same
procedure during the last four days of June to conduct their board
elections.

Share your

Tax districts are also required by Executive Orders 7S and 7W to news and
grant relief for district tax installments. The relief must match the pro- tise!
gram and eligibility determinations of the town in which the district is experiise:
located (unless the district spans multiple towns). The two available
programs include extending the grace period from one to three months
for the April and July 2020 installments for some or all taxpayers, or o
instead creating a three-month window of reduced interest for all cur- “ ﬁ"&
rent and delinquent taxes for all taxpayers. Communities with tax dis- ity
tricts should contact their town’s tax collector for information about %gmg}klsg}l:y

which programs are in effect and how they must be implemented for
their district’s residents.

The full text of Governor Lamont’s executive orders can be fgund Common Interest welcomes the submission of articles, news
at https:/portal.ct.gov/Office-of-the-Governor/Governors-Actions/ and announcements subject to space limitations, editing and
Executive-Orders. B appropriateness, including educational value. The Common

Adam ]. Cohen is an attorney with the Law Firm of Pullman & Comley, LLC Interest Publication Committee will make every effort to

headquartered in Bridgeport, Connecticut. As the Chair of its Community Associations
Section, he represents and gives seminars to condominiums, tax districts, and other X T
communities in matters ranging from amendments of governing documents to revenue with your submission.

collection strategies and commercial disputes.
Please call (860) 633-5692 or
E-mail: kim@caict.org for
more information.

publish articles submitted and may even be able to help you

(5]
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Community Associations Institute—Connecticut Chapter

Financially

Tax Pitfalls

By Daniel Levine, MBA, CPA

Daniel Levine, CPA

tion and profession. Not only are there new pronouncements to

deal with, there is the health pandemic and its impact on certain
accounting deadlines, namely the annual tax return. As of the writing
of this article, the federal and state of Connecticut governments have
offered a blanket extension to the filing deadline for some tax filers,
including homeowner associations.

For December 31, 2019 year ends the tax return deadline has been
extended from April 15th to July 15th. As that new deadline is almost
here, I felt it would be a good time to highlight some tax return issues
that go beyond the filing deadline but may be lesser known. Some of
these details are quick, while others are more involved rules that are
important to keep in mind.

2 020 is shaping up to be an unusual year for the accounting func-

Accounting Method Changes

An important consideration when filing the return is the basis for
how you treat your transactions. This is known as your accounting
method, and typically the most common methods are cash or accrual
basis. However, once a method is selected, it is important to maintain
consistency, especially with tax reporting.

Switching the method requires filing of additional forms with the
IRS to let them know about the accounting method change. Part of
filing the method change requires an adjustment in the current year
by filing Form 3115. This form allows the taxpayer to report to the
IRS the impact of the change in accounting method. If this form isn’t
filed and a switch is just applied this could result in counting revenue
or expense multiple times. The IRS would not allow deduction of
expenses twice and the taxpayer doesn’t want to count revenue twice
in the course of filing its return. This “double counting” could poten-
tially happen if the proper steps are not taken.

For associations that undergo a change in accounting method it is
important to speak with your current accountant to understand the
additional filing requirements.

Address Changes

Many professionally managed associations don’t have a specific
mailing address on the property. Most mail is sent directly to the
management company. If switching management companies, the IRS
and State of Connecticut are important vendors that also need to be
notified of the address change. Having a tax notice sent to an address

100 CONNECT with CAl

“.1t’s also important to understand that

the association may be liable for taxes other
than just income tax.”

that is no longer applicable can cause complications and possibly
increases in fees and penalties if a response is delayed as a result of the
incorrect mailing.

When changing your address, Form 8822-B for the federal govern-
ment and Form CT-8822C for the state can be completed and sub-
mitted with the return to ensure the address change is highlighted to
relevant taxing authorities. The address change can also be noted on
the main corporate tax forms as part of the filing process. If an address
is changing during the year it will be important to highlight to the
association’s accountant so it is included as part of the filing process.

Tax Year vs. Financial Reporting Year

Some Associations have different tax years than fiscal years. So, for
example there can be an association who perhaps ends their fiscal year
on December 31, but their tax year ends instead on a different date
such as March 31. This will change your filing date as for all intents
and purposes the IRS has the association’s year end as March 31.

This is important to understand for purposes of making the correct
filing deadlines, but also to ensure that the information presented on
the tax form is the correct time frame and includes all 12 months of the
year. When switching management companies or handing the reins

[Continues on page 12.]
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FINANCIALLY SPEAKING...from page 10.

over to a new treasurer it is important that this distinction is known so
it can be communicated to the tax preparer. This also makes it so that
when the return is signed by the board it can be reviewed for accuracy
that the filing time frame is correct.

Associations can modify their tax year to be in sync with their fiscal
year if they desire. This requires what is known as a short-year filing.
This filing is noted on the tax forms and will contain information related
to the less than 12 months being filed. There are certain rules and dead-
lines that go along with this type of filing, so it is important to discuss this
with the association’s accounting professional if undertaken.

Filing Election

Annually an association can elect to file their return under Internal
Revenue Code Section 528. If the association qualifies, this provides
a simpler filing and has a chance of mitigating potential income tax as
it modifies what is and what is not includable as a taxable item. The
caveat here, assuming other exemption requirements are met, is that
this election has to be made by filing the appropriate tax form in a
timely manner. Timely is defined as being the return due date (includ-
ing extensions if filed) for the association. If this deadline is missed,
the association can run the risk of not being able to take advantage of
this election and that can bring about tax consequences (and bills!) that
could have otherwise been avoided.

Other Tax Types

This article highlighted many income tax quirks, but it’s also
important to understand that the association may be liable for taxes
other than just income tax. Many different authorities can levy
taxes and the association should take care to be compliant with
them. Depending on the association’s activity they could owe the
state use tax, or perhaps if they have an office on location, there
could be personal property tax owed to the town. For associations
that have employees, federal and state payroll tax returns may be
required to be filed. Having a key understanding of your associa-
tion’s activities will be critical to ensure that compliance is being
followed and no past due filings exist.

Conclusion

Preparing a tax return is sometimes more than just the numbers.
Becoming familiar with the rules can be important for association
oversight and making sure that there are no filings that are missed.
Having a conversation with the associations accounting professional
can help create a smooth filing season as well as potentially head off
any tax issues that could come about. B

Dan Levine, MBA, CPA is a Certified Public Accountant at Tomasetti, Kulas,
And Company P.C. Dan has extensive experience with tax and attestation services to
condominium associations from all around Connecticut. Dan is an active participant
in CAI-CT related programs and can be found presenting accounting best practices at

these events throughout the year. Dan is also a member of our Legislative Advocacy
Committee.
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Wndy Colleary, EBP

“] figured I’d have time alone with my thoughts.
But it turns out | don’t have as many thoughts
as you’d think.”

— Joey, Friends

while we may not have access to human contact, what we do have

is the ability to still make connections through Zoom meetings,
virtual happy hours, Face Time, and shocker of shockers, picking up
the phone to talk to a real live human being. Now more than ever,
we are taking advantage of those connections we might have missed
before, when life was too chaotic to allow for perspective on what’s
really important. And really, for many of us, didn’t we just assume we
could all catch up later?

CAI-CT is one of those familiar resources that we often take for
granted. Educational seminars? Check. Networking events? Check.
Annual CAI-CT Conference? Check. Legislative advocacy? Check.

And then one day, like the rest of the world, normal comes to a
grinding halt.

But not, unsurprisingly, for CAI-CT, which immediately pivoted to
offering COVID-19 webinars on an array of timely topics to keep us
connected and informed. The many volunteer committees of homeowner
leaders and service providers are still meeting virtually to explore new
ways of providing education and access to resources and to find new ways
to continue to work on behalf of condo life betterment.

So why am I writing? Despite the wild success of the annual con-
ferences and countless educational opportunities, strength comes in
numbers. [t may or may not surprise you to know that actual member-
ship in the organization is only a fraction of the total number of condo
communities (nearly 5,000) in the State. But imagine for example, if
in lobbying state legislators on topics important to us, we could say
we had the full backing of condo owners throughout the state, fully
engaged in issues that directly affect them? Even better, what if those
condo owners not only became CAI-CT members but engaged par-
ticipants with fresh ideas and perspectives? Imagine how much more
we could accomplish.

In these challenging times, CAI-CT is the comfort food we know
we can turn to again and again in spite of our isolation, for reliable

If there’s one thing I'm learning during home confinement, it’s that

14 ¢« CONNECT with CAl

Why CAI-CT?

By Wendy Colleary, EBP

“...imagine for example, if in lobbying state

legislators on topics important to us, we could
say we had the full backing of condo owners
throughout the state, fully engaged in issues
that directly affect them?”

information and accessible resources. For $125/year, a mere .25 a day,
a homeowner leader can become a full-fledged member, and bargain
of bargains, for .82 a day an entire Board of up to 15 members can
join! As any of you who have been volunteer leaders know, not only
is your service a thankless job (on behalf of CAI-CT THANK YOU),
today’s unit owners challenge not only how their money is being spent
but what you know as their elected representatives and more. So while
fiduciary responsibilities that come with the job require an under-
standing of what those responsibilities are, so does knowing how to
effectively run a meeting, how to source vendors who have experience
with condominiums, and knowing what your enforcement rights are
when it comes to current issues like service animals, marijuana rights,
and social distancing. CAI-CT offers a WEALTH of invaluable access
to what you need to know.

We are better as a community. Please don’t social distance CAI-CT. W

Wendy Colleary, EBPis Vice President in Commercial Lending Business Development
at Windsor Federal Savings. Wendy serves on the CAI-CT Board of Directors and chairs
the Membership Committee.
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On-Demand Recordings of our LIVE Webinars
are available for viewing and are listed below.

Recordings are not interactive, therefore polling and Q&A functions are disabled.

Pools, Playgrounds & Community Amenities
(recorded June 12, 2020)

The weather is getting nicer every day. Are your homeowners
clamoring to dive into summer activities in your association? Not
so fast! Our speakers will address the many issues and concerns sur-
rounding the opening of your amenities. This webinar was recorded
live on June 12, 2020. The webinar includes Question & Answer with
Joel Meskin, Esq., Chas Ryan, Esq., Kasey Burchman, Esq. & Frank
Pingelski.

Pricing: $25 (CAI Members who sign into their account prior to

registering will receive a $10 discount)
Approved for 1 continuing ed credit.

COVID-19 - Cash & Construction: How to Keep
things Flowing (recorded May 13, 2020)

Are you concerned about how to manage your association’s budget
with expected increases in unpaid common charges? Do you have a
handle on cash flow forecasting? Will your budget require revision?
Are you hoping to commence much needed capital improvement proj-
ects? What is the lending environment like these days for construction
loans? Could your community qualify for any of the current govern-
ment funding programs? Dan Levine, CPA and Erin Kremser will
address these and other related issues.

Pricing: $25 (CAI Members who sign into their account prior to

registering will receive a $10 discount)
Approved for 1 continuing ed credit.

Zoom in with Coffee (recorded May 12, 2020)

Many of us have had to dive into the world of Zoom with virtual
meetings and webinars now a regular part of our days. This commu-
nication tool is likely here to stay and we are all still learning. We wel-
come you to join us for a session on some tips and tricks with Zoom.

Pricing: $25 (CAI Members who sign into their account prior to
registering attend for FREE)
No credits for this webinar.

COVID-19 - Legal Panel Q&A (recorded April 30, 2020)
Chas Ryan, Esq. & Bill Ward, Esq. will address legal issues pertain-
ing to COVID-19.
Pricing: $10 (CAI Members who sign into their account prior to

registering will receive a $5 discount)
No credits for this webinar.

COVID-19 - Construction and Maintenance/
Pandemic Proof your Pool (recorded April 23, 2020)

Part One: Construction and Maintenance - Construction and
maintenance continues to be an essential service during this “stay at
home” time. With certain precautions in place, some construction
projects can be performed now.

Part Two: Pandemic Proof Your Pool - We'll also dive into the
questions about how to manage pools during this time. What we are
recommending is going to save these pools from costly repairs and
algae mitigation down the road. Let’s not forget to protect our com-
munity’s investments, and remain problem free for years to come.

Pricing: $25 (CAI Members who sign into their account prior to

registering will receive a $10 discount)
Approved for 1 continuing ed credit.

COVID-19 - Legal Panel Q&A (recorded April 16, 2020)
Scott J. Sandler, Esq. & Chris Hansen, Esq. will address legal issues
pertaining to virtual meetings during the COVID-19 crisis.
Pricing: $25 (CAI Members who sign into their account prior to

registering attend for FREE)
Approved for 1 continuing ed credit.

COVID-19 - Legal Panel Q&A (recorded April 9, 2020
Chas Ryan, Esq. & Kasey Burchman, Esq. will address legal issues
pertaining to virtual meetings during the COVID-19 crisis.
Pricing: $25 (CAI Members who sign into their account prior to

registering attend for FREE)
Approved for 1 continuing ed credit.

COVID-19 - Association Meetings
(recorded April 7, 2020)

Chas Ryan, Esq. & Kasey Burchman, Esq. will address legal issues
pertaining to virtual meetings during the COVID-19 crisis.

Pricing: $25 (CAI Members who sign into their account prior to
registering attend for FREE)
Approved for 1 continuing ed credit.
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BACK TO BASICS:
Consider the Rule of Three to Restore
Balance to Your Aquatic Ecosystem

By Erin Stewart, Aquatic Biologist & Regional Manager and Katelyn Behounek, Aquatic Biologist

hen developing a management plan for a lake or pond, it is

important to keep its purpose and priorities in mind. Is it

strictly aesthetic? Is it used for fishing or recreation? Maybe
it facilitates irrigation, drinking water, fire suppression, or stormwa-
ter collection? An effective freshwater management program can be
compared to the importance of each leg on a “three-legged stool.” Just
like the legs supporting the stool, many water resources are interde-
pendent, meaning that the actions taken in the watershed could cause
imbalances that have negative consequences downstream.

Think of each “leg” of this metaphorical three-legged stool as rep-
resentative of the (1) physical, (2) chemical, and (3) biological compo-
nents of a freshwater resource. If one part of this trinity breaks down,
the others will follow. To ensure each of these aspects is protected,
it’s important to understand the ways in which they contribute to the
health of a waterbody and how to identify imbalances when they arise.

The first leg of the stool — the physical characteristics of a lake
or pond — includes features such as size, depth, volume, bottom
substrate, water source and exchange through the system. These are
major components that can affect how a lake or pond responds to
environmental conditions. For instance, shallow ponds with excessive
build up of bottom muck and sediment, or those with limited water
movement, will be more likely to experience algae and weed growth
than a large, deep lake or one with lots of movement.

The chemical characteristics, the second leg of the stool, refer to
natural water quality components that can be measured, such as
temperature, dissolved oxygen, pH, nutrients, water clarity, dissolved
metals, salts and many other parameters. Poor water quality in lakes
and ponds often occurs when these parameters become imbalanced
in one direction or another. This is often caused by polluted runoff
entering the waterbody that contains fertilizer, pet or wildlife waste,
landscaping debris (grass clipping and leaves) and other organic mate-
rials. This process of nutrient “pollution” is one of the most common
causes of chemical imbalance in a freshwater ecosystem.

The third biological component of the stool comprises all liv-
ing things, including algae, plants, bugs, fish and microorganisms.
Nutrient pollution is an example of how one component can directly
affect another; nutrients encourage algae and aquatic plant growth.
While moderate levels of growth are natural and provide habitat and
food for fish and wildlife, algae and aquatic weed growth can pro-
liferate under imbalanced conditions. Without proper management,
nuisance algae and vegetation can block sunlight, limit access for
fishing and boating, and compromise aesthetics. As these increased
populations of plants and algae decay as part of their natural lifecycle,
they will release more nutrients into the waterbody to fuel additional
growth, creating a vicious cycle. In the process, the risk of fish kills,

16 « CONNECT with CAl

“A proactive ﬂpproacb 15 most

effective when it accounts for all
elements of an ecosystem.”

offensive odors, accumulation of bottom muck and nuisance insect
populations can all increase—further offsetting the balance of the
waterbody’s physical, chemical and biological characteristics.

Having knowledge about the benefits of proactive management,
and sustainable tools and technologies at our fingertips, adds a fourth,
stabilizing “leg” to the “three-legged stool.” With a proactive manage-
ment in place — even if one of the other components is slightly out of
balance — the stool may wobble but will not fall over. In other words,
problems that might normally be detrimental for a lake or pond can be
identified and resolved early on, before they can impact other aspects
of the ecosystem.

A proactive approach is most effective when it accounts for all ele-
ments of an ecosystem. Vegetative buffer management, shoreline sta-
bilization, aeration, regular stormwater inspections, and even sediment
removal are all proactive ways to support the physical leg of the stool.
These tools limit the influx of runoff and pollutants, prevent erosion
and sedimentation, increase water movement and maintain the depth
and structural components of a lake or pond.

Some of the more advanced management strategies utilize nutrient-
locking products or beneficial bacteria to cycle and remove excess
nutrients from the water column, reducing the potential for chemical
imbalances. New technologies like nanobubble treatments can be
used alongside these solutions to increase beneficial dissolved oxygen
concentrations and enhance overall water quality. Aeration of all types
can also help foster the health of fish, wildlife and beneficial insects
through the biological food chain. These proactive tools can help give

[Continues on page 18.]
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RULE OF THREE...from page 16.

ENVIRONMENTAL TIP

more “stability” to a freshwater management plan so serious, costly
problems are far less likely to arise.

Staying home during this pandemic means less driving Whether mosquitoes and bad odors are keeping you away from the
form most of us. Although traffic is picking up in our water or nuisance algae is causing an eyesore around your property,
state, the air still seems purer than is typical. Pollution there are always ways to counteract the issues you are experiencing. It
levels can remain lower if we continue to drive less. For is important to bring in a professional to educate you about the best
instance, most grocery runs involve buying enough to proactive approaches for your waterbody and help design a custom
last for an extended period of time, Perhaps this can be management plan before problems get out of hand. Just like a master
something that carries on when we get back to a “better” carpenter would use his knowledge and expertise to build you the best
normal. Less trips to the store and consolidated errand seat, a certified and trained lake management professional will take
runs means less miles driven ad less pollution. A win for each “leg” of the aquatic resource into account to achieve your unique
everyone’s lings and the planet! goals and objectives. ll

Erin Stewart and Katelyn Behounek are Aquatic Biologists with SOLitude Lake
Management, a nationwide environmental firm that provides sustainable lake, storm-
water pond, wetland and fisheries management solutions.

HOA Premium Reserve Solution

Put your funds to work with the leading community association bank.

Competitive rates, secure deposits and a streamlined banking experience.

CIT offers a range of solutions to manage and grow HOA funds safely and effectively:

e Choose from the Premium Sweep Account, Premium CD, Premium Ladders CD and Premium Money Market
« Enjoy the ease of dealing with one bank to serve all your HOA banking needs

o Get a competitive rate of return to grow your reserve funds

e Access your funds when needed with the flexibility of investment options

And with our HOA Premium Reserve Solution, you get the security of knowing your funds are protected and secured
by a surety bond.

Let’s get started. Visit cit.com/CABReserves

Erin Kremser
860.459.4713 | Erin.Kremser@cit.com

Premium reserve products are for new money only (money not currently held by CIT Bank, N.A.) Funds in excess of FDIC insurance coverage limits are covered by a third-
party issued surety bond. Such excess funds are not subject to FDIC deposit insurance. The surety bond providing excess coverage over FDIC insurance may be cancelled at

any fime upon 30 days’ written notice. Should a notice of cancellation be given, CIT will contact the client to discuss alternatives to provide for the continued safety of funds. Member
May not be available in every state. ©2020 CIT Group Inc. All rights reserved. CIT and the CIT logo are registered trademarks of CIT Group Inc. Deposit and loan products FDIC
are offered through CIT Bank, N.A,, the FDIC-insured national bank subsidiary of CIT Group Inc. MM#7865
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Manager’s

Rich Wechter, CMCA

Being Practical, Part LXIII
Community Associations in the Era
of the Coronavirus — A New Reality

Part 2

By Rich Wechter, CMCA

imparting practical advice. This issue’s column continues an examina-

tion of the impact on community associations of a-once-in-a- cen-
tury pandemic that has proven to be both deadly and overwhelming to
all of us. We again hope that this review will aid Association Boards of
Directors and our fellow community association managers in their efforts
to govern and maintain their communities going forward as Connecticut
begins the slow and safe opening up of the State and we follow suit for the
community associations we manage and govern.

In this column, we tackle various topics of interest with the intent of

A. Setting the Table on this Topic

It was hoped back in March of this year that the self-quarantine
rules would last just a few weeks and we would all be back in our
offices looking forward to normal spring activities. This hope has
been shattered and we are all now coming into the summer months
trying to salvage the pool season for communities with pools and
adjusting the manner in which Boards and unit owners meet. There
is no expectation that life will return to pre-pandemic circumstances.
We are, without question, in a world with a “new normal” that is still
in development. It is quite likely that it will take a while to reach that
“new normal” world both with respect to a framework and execution.

It is within this context that we begin our discussion of this mat-
ter. Before doing so, however, we would again like to thank all of the
people in our world of community associations and outside our little
world (the doctors, nurses, other health professionals, grocery store
workers, farmers, truckers, mail deliverers, police, fire, EMT and a
host of others that time does not allow to mention) who are out on
the front line during this health crisis. We are grateful to All of You for
what you do for all of us.

B. What is the Framework for the New Normal

While we cannot state with 100% degree of certainty the look of the
new normal in community associations as a result of the current health
pandemic, we are quite comfortable in noting a number of changes
that we feel confident are here to stay.

The first such change is the utilization of virtual technology to hold
both Board meetings and Unit Owner meetings. It may be a long
time before anyone is comfortable meeting in a large group setting.
The ability to conduct business by use of Zoom, WebEx and similar
platforms is something that will likely be the norm, not the excep-

200 CONNECT with CAl

]

“It was hoped { i
back in March of
this year that the
self-quarantine

F

rules would last A

just a few weeks...”

O — S

tion to how such meetings are conducted. These platforms have, to
date, resulted in more efficient meetings and greater participation by
unit owners. It provides a mechanism for Board members and Unit
Owners to attend Board meetings when out of town on business or
vacation. It provides an opportunity to bring in attorneys and con-
sultants more efficiently, and most importantly, with reduced costs as
participants do not need to travel from their homes or businesses to
join these meetings. Property managers can go home after the business
day, have an enjoyable and relaxing dinner and then go into a virtual
meeting from the comfort of their home, eliminating the sometimes
painful trip on the highways of CT to get to a meeting venue on time.
The technology also allows for meetings to be held earlier in the day
than the typical early evening hours. The only disadvantage to virtual
meetings will be the loss of the home-baked cookies and treats that
some Board members would make. Winter weather cancellations of
meetings will be a thing of the past. Reducing the cost of holding meet-
ings at various venues will be another side benefit to the utilization of
virtual meetings.

The second major change in the New Normal will be the utiliza-
tion of safety measures such as facial masks, disinfecting products
and social distancing. There is no way to know when and if a vaccine
will become available and the degree of effectiveness of that vaccine.
Accordingly, the use of facial masks, disinfecting products and social
distancing are here to stay in some fashion. We all hope and pray that a
second or third wave does not hit us. However, if history is any indica-

SergeyChayko/iStock / Getty Images Plus
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tion of the likelihood of such an event, all of the safety measures cur-
rently in play will need to be maintained or restored as events play out.

The third major change in the New Normal will be the manner in
which property management companies and their employees perform
their jobs. Working from home is already here and the number of people
working from home will continue to grow. Performing the back-office
work from accounting to work order creation and monitoring to creation
of board packages and attending meetings of all kinds virtually, is without
a doubt, the most significant change during these last few months.

It is suggested that regular mail, and most certainly certified mail
are both dinosaurs, whose continued existence is limited. While the
role of mail carriers in our history has been noble and valuable, if this
pandemic has shown us anything, it has demonstrated that snail mail is
a thing of the past. All transmittals to and from property management
companies and residents have been slow to be received. Electronic
communications must now become the norm, not the exception. It
is strongly suggested that electronic communication be the default
means of communication in our business, ten year after the implemen-
tation of the major revision of CIOA effective July 1, 2010. The time
is NOW for such a change in the law.

Finally, with the added safety measures that are now required and
may continue to be required for the foreseeable future, associations
will be incurring higher operating expenses than expected. While some
operating expenses may be reduced, the overall prognosis is increased
operating expenses going forward.

C. Internal Dynamics to be Addressed

The major internal consequence of the self-quarantine is the rise of
the libertarians, who have been most vocal in opposing the protocols
put in place as a result of State and Local requirements and those addi-
tional requirements put in place by Association Boards of Directors.
This has created a fair amount of tension between some residents and
Boards as well as between different factions of residents. What we see
on the news around the country is already happening at our commu-
nity associations. It has been most difficult to balance the interests of
those who want the pool opened yesterday with those who want to be
safe when at the pool.

It is strongly recommended that safety must always be the para-
mount concern. While all opinions should be considered, a Board
must weigh the safety of all residents, the financial viability of the
association to afford the safety measures necessary to open up parts
of the association, most significantly the pools, and, finally, the need
to protect the association from a lawsuit for which their master insur-
ance company will neither defend nor indemnify the association in
the event of a coronavirus lawsuit and a potential devasting judgment
against the association.

D. The Need for Support of the Board

Any governing leader right now has a target on their back for either
moving too slowly or too quickly in the reopening of their respective
association amenities (pools, fitness centers, clubhouses, etc.). There is a

[Continnes on page 22.]
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. ‘
Is this your

last issue of
Common Interest?

More details can be found
on our website: www.caict.org.

MANAGER’S COLUMN...from page 21.

big concern that this experience will cause many Board members to step
down or refuse to run again out of sheer exhaustion and disgust over this
battle. While such action is predictable and understandable, the conse-
quences to associations of losing experienced and dedicated Board mem-
bers could be quite devasting and have long-term effects. Board members
need to be encouraged to stand tall through this crisis and to hold firm
with the right decisions for the right reasons. We think that in the long
run, such actions will be supported by the vast majority of residents who
will understand the many considerations that Board members must look
at in reaching the necessary decisions to open up their associations.

E. Conclusion

This current crisis may be the most difficult time in my almost 30
years involved in community associations in a variety of roles. I have
witnessed acts of courage, acts of kindness and acts of sacrifice over
the last three months. On the other hand, I have also witnessed acts of
extreme selfishness and insensitivity to others during this same period
of time. I can only hope that we all get through this stronger, safer, and
smarter than before the pandemic broke out. We hope that this article
will aid property managers and association board members in getting
past the most difficult crisis in our lifetimes and to remain safe now
and going forward. We also hope that our next article will be on a more
traditional and pleasant subject matter. B

Rich Wechter, CMCA is Senior Vice President at Westford Real Estate Management, LLC.
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Innovating for You,
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m Innovative Software Integrations
with ConnectLive™

m Lending Services'

m Dedicated Customer Service

m No-Fee Lockbox

m Full Banking Services

m Online Banking

m Scan to Lockbox
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To learn more, talk with a banking professional today:
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ADDITIONS, REMODELS, & NEW CONSTRUCTION

Proven Design Solutions

With more the 25 years in business, our expertise allows us to design and build a project that will meet your needs.
Utilizing our 3 Step Building Process, you will be able to interact with a project designer and actually design your project
in color, to scale in 3D. This unique process integrates your ideas and needs into the final project design.

Fully Licensed & Insured

Baybrook Remodelers Inc. is fully licensed as a Home Improvement Contractor #554001 and a New Home Builder
#105050. We employ two state-licensed building inspectors and a licensed MEP coordinator E1. We take care of the
building permits. You benefit from licensed professionals on your project. Each of our employees passes a criminal
background check and a drug test.

Skilled & Experienced

An experienced project manager is assigned to your project seeing it through to a successful completion. Our designers,
office staff and business development staff are all available to assist you from the very first meeting to the final sign off.

100% Financing Available

For your convenience, we can help with financing to get your project moving while helping you meet your budget needs.
Credit eligibility and amount determined by third party underwriter. Baybrook Remodelers, Inc. is not a lender.

Ve oS
NAR I 2 01 8 ACCREDITED
connecricor CONTRACTOR of the YEAR =ay T A

Phone: (800) 224-2128 | (203) 937-6400

824 Boston Post Road | West Haven, CT 06516
REMODELERS, INC.

1700 Boston Post Road, 2nd Floor | Fairfield, CT 06824
Phone: (203) 256-1062

E-mail: info@baybrookremodelers.com
Website: www.baybrookremodelers.com
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MONEY RULES

Community Associations and Reserve Projects
By Rick Filloramo

y company, along with many other firms, have been creating

reserve studies for years on the current inventory of aging

condominiums. We have also made many presentations
recommending Associations perform a reserve study, fund reserves,
execute capital improvements and NOT defer maintenance.

So, what are the results? Well it varies, but for the most part -
MONEY RULES.

That’s right — most unit owners do not want fees to increase.
Capital improvement projects are generally deferred until they are
forced to perform the work because of safety issues, leaks, units
become condemned, insurance problems or lawsuits. Now the project
costs more, as the damage is extensive, insurance costs have increased
and legal claims may have been initiated. Unit owners may not be able
to sell their units or the value decreases.

YET - MONEY RULES.

Not all, but some Associations will initiate repairs only. For exam-
ple, instead of removing and replacing all the 30-year-old asphalt roads
and parking, they will patch only the very deteriorated areas or only

repair the roofs that are leaking. Does this make sense? Of course
not — but MONEY RULES.

WHY DOES MONEY RULE?

1. Unit owners that have lived there for many years should pay for a
loan or assessment for reserve projects, but just cannot afford it or
it would be a financial challenge.

2. Unit owners that have lived there for many years should pay for a
loan or assessment for reserve projects, but plan on moving soon
and just do not care.

3. There are new or more recent unit owners that feel they should
not pay for reserve projects that should have been paid by past unit
owners.

4. There are new or more recent unit owners that should pay for a loan
or assessment for reserve projects because they will last another 20
years, but just cannot afford it or it would be a financial challenge.

5. There are new or more recent unit owners that should pay for a loan
or assessment for reserve projects because they will last another 20
years, but plan on moving soon and just do not care.

6. Of course, there are many more reasons.

OPTIONS

Is there a solution? YES. Of course. First a DETAILED recent
reserve study is required to first establish which site and building
elements require removal and replacement or restoration. Detailed
means just that — real detail which includes an accurate quantity sur-
vey and cost analysis of all elements. This information is then placed
in a 20-year reserve schedule. In general, the reserve balance cannot
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(above) WHEN IT’S TOO LATE — REMOVE AND
REPLACE ENTIRE BUIDLING. Deferred Maintenance,
(painting, roofs, doors) required the entire building to
be demolished and rebuilt costing thousands.

(above) ROADS — Spot asphalt repairs and deferred maintenance can
cause base and sub-grade deterioration and greatly increase road
replacement costs.

fund the reserve projects, and an assessment and/or loan is required.
The good news is that banks now offer 15 and 20 year rates and plans
which greatly reduce the monthly costs for unit owners and rightfully
spreads the cost over the 20-year reserve plan.

It is essential that the reserve study includes payment options that
are integrated with the budget and reserve contributions. Often, this
additional step is not performed by the firm but should be. Please see
the loan chart on the facing page and examples.

Example 1:

Some Associations are more prone to use a 5-year loan on just
the one reserve project that is in need of immediate restoration, even
though another project was also in need of restoration. The other
project or projects are then deferred, which usually leads to increased
maintenance and costs.

Let us say the Association requires:

Roads be repaired first for: $500,000 = For 5 years that's $92/monthper100 owners
Roofs were next for: $500,000 = For 5 years that's $92/month per 100 owners
The Total for the two'is: ~ $1,000,000= $184/month per 100 owners

Since roof and asphalt replacement have a lifespan of at least 20 years:
A better Option is to amortize the full $1,000,000 over 20 years = $62/
mo. per 100 owners. This is a savings of $122/month per 100 owners.
There is also a significant savings securing one loan rather than two
or more. There are the costs of the loan, application, other fees, legal
and consultants.

Photos & graphics this article courtesy CAI-CT.
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Estimated Loan Costs per 100 Unit Owners
Item Loan |Assessment| Rate | Monthly| Rate |Monthly| Rate | Monthly | Rate (3) | Monthly
# Amount | per 100 | 4% -5yr | Per 100 |4.25% 10y| Per 100 |4.50% 15y Per 100 |4.25% 20y| Per 100

1| $500,000 $5,000 9208 $92 5122 $51 3825 $38 3096 $31
2/$1,000,000f $10,000f 18416 $184 10244 5102 7650 S77 6192 $62
3/$2,000,000f $20,000f 36833 $368 20487 5205 15300 $153 12385 S124
4/53,000,000f $30,000f 55250 $552 30731 $307 22950 $230 18577 $186

NOTES:

1) The rates shown are ballpark estimates only and will vary based on date of loan.

2) The rates will also vary depending on financial status of the Association.

3) Some banks do not offer a 20-year loan and the 10-year rate is used and then is reset after ten years.

Example 2:

Let us say the Association requires:
Roads be repaired first for: $1,000,000 = For 5 years that's $184/month per 100 owners

Roofs were next for:

$2,000,000 = For 5 years that's $368/month per 100 owners

The Total for the two'is: ~ $3,000,000 = $552/month per 100 owners

Since roof and asphalt replacement have a lifespan of at least 20 years:
A better Option is to amortize the full $3,000,000 over 20 years =
$186/mo. per 100 owners. This is a savings of $422/month per 100

See more
graphics on
page 31.

owners. The 5-year plan would be cost prohibitive at $552/mo.
There is also a significant savings securing one loan rather than two
or more. There are the costs of the loan, application, other fees, legal
and consultants.
IT IS ESSENTIAL to include all reserve projects in the 20-year
reserve project analysis.

Rick Filloramo is President of National Consulting Group, Inc. He is a frequent
speaker at CAI-CT education programs.
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TECHNICAL EXPLANATIONS

This column appears in each edition and is intended to touch on technical topics of general interest to common
interest associations. Topics will be of a general nature, but I will also accept and respond to questions from
readers. On occasion, it will be guest authored when topics can best be addressed by experts in other fields.

Timothy Wentzell, P.E.

Appropriate Level of Professional Services
By Timothy Wentzell, P.E.

ny firm offering professional services or construction services

for many years has likely sat in front of a board or other

group and been asked why their services are so expensive.
Sometimes it’s a matter of explaining what is involved in a project so
that one can better understand the amount of time spent. Recently,
I was at a meeting where a board member asked why we were not
proposing extensive core sampling. When I queried further after the
meeting as obviously this piqued my curiosity, they showed me the
proposal from the other firm for their upcoming paving project. The
firm’s proposal included approximately thirty core samples in order to
measure the thickness of the pavement and the underlying base mate-
rial. T remembered this question coming up earlier in discussions with
this same board about whether core samples were needed when repav-
ing a 30-year-old paved complex and I had explained to them that
although it provides interesting information it likely doesn’t change
anything about how the pavement project would be undertaken. For
example, if the core samples showed marginal base materials, would an
association elect to replace these materials, especially as it might dou-
ble the cost of the project? I suspect we all know the answer. If the
pavement had survived for 30 years, likely the new pavement would
as well. Although beneficial to replace the base, this would not be cost
effective, therefore, raising the question of why ask the question if it
doesn’t change the course of action? The fact that this pavement had
lasted 30 years and although obviously needing replacement at this
point in time had provided excellent service to the association would
not make base replacement an obvious need. I recently was given
another engineering proposal for a repaving project that included costs
for a property survey and wetlands marking. This project assumed all
new paving would go back in existing locations. As no town approv-
als are typically needed for a repaving project I question the need for
these activities.

The opposite case from this we have found might be the example
of a roof replacement. When we are asked to provide a proposal for
preparing specifications for a roof replacement project, we always ask
if the association has had ice damming problems. If so, we explain to
them that we believe it would be necessary to include an investiga-
tion of ventilation and insulation conditions in order to effectively
prepare an appropriate roof specification. On occasion, we have told
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“It can be seen from these examples that

determining the appropriate level of

professional services is not always straight
forward.”

associations that we are uncomfortable preparing roof specifications if
we don’t at least attempt to determine if the conditions that cause ice
damming can at least be improved or minimized.

It can be seen from these examples that determining the appropri-
ate level of professional services is not always straight forward. For
a board member or property manager to determine the appropriate
level of professional services is multifaceted. By raising the question of
what would further investigations yield, one can better understand the
value of supplemental investigations in undertaking a large project. In
the case of the paving, the sampling of the base material likely would
not have changed in any significant manner how the pavement replace-
ment was undertaken. However, in the case of the roof replacement
project, if it was found that the ventilation was blocked or insulation
was clearly insufficient, this could be done as part of a roofing project
at a far lower cost to the association then trying to undertake it as a
separate task. W

Please address any questions or areas of interest that you would like answered in
future columns to Timothy Wentzell, PE., e-mail: ConnPropEng@cox.net.

van-balvan/iStock / Getty Images Plus
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IMRCONDO),
You have questions! Mister Condo has answers! Every issue of

Common Interest features an “Ask Mister Condo” Question

submitted by a reader of the Ask Mister Condo website at https://
askmistercondo.com. There are often many reasonable suggestions and
solutions to condo questions. Mister Condo is asking you to participate
and share your wisdom with the world. Review the question and Mister
Condo’s answer below. Do you have anything else you'd like to add to
this question or answer? Comment online at https://askmistercondo.com.

Condo Special Assessment Money Reallocated

A.D. from Hartford County, Connecticut writes:
Dear Mister Condo,

Our condo board has admitted to keeping a portion of owner’s
monthly and payoff payments designated for special assessment
loans, and using them for other purposes. Can they do this?

Mister Condo replies:

AD., well, apparently, they could and they did! The question is
should they have done that? The short answer is that monies that are
designated for Special Assessments can only be collected and used for
the Special Assessment they were collected for. There is a good reason
for that. If an association has not saved enough money over the years
for vital components such as a roof replacement, a Special Assessment
can be levied on the current homeowners to pay for that vital compo-
nent. Any monies collected for that specific reason and not spent on
that item need to be returned to the homeowners. Homeowners may
elect to let the association keep those unspent funds and roll them into
their operating fund or put them towards another item but the home-
owners need to have a vote in order to do so. The Board cannot simply
reallocate the money on their own. However, unless someone (like

V. NANFITO
ROOFING & SIDING

Ask Mister Condo!

you) challenges on this action, it will likely go unchecked. Depending
on the amount of the money in question, it may be a moot point. If
you and enough of your fellow homeowners question the Board’s
decision, the money collected under the Special Assessment that did
not get used for the Special Assessment intention could be returned to
the homeowners. If they need more money to run the association, they
need to propose an increase to common fees at the next Annual Budget
meeting so that homeowners can vote in support of the new budget.
Otherwise, the Board is effectively bypassing the homeowners right
to control how their money is being spent. That’s bad business for the
Board, the homeowners, and the association. Good luck!

Did you know that you can subscribe to the weekly Ask Mister
Condo newsletter? Go to https://askmistercondo.com/subscribe/ and
you’ll get Mister Condo’s best advice delivered to your Inbox every
Monday! Follow Mister Condo on Facebook or Twitter and get daily
updates on current questions delivered right to your phone, desktop,
or tablet. Since 2012, Mister Condo has been politely offering some
of the best HOA and condo advice to readers just like you! Join in
the friendly conversation at the website or on Twitter, Facebook, and
LinkedIn. Visit us at:https://askmistercondo.com. There’s plenty to
talk about! W

[s your community facing
tough legal issues?

Save time, money and frustration by hiring an attorney who's
a specialist! Discover fellows of the College of Community
Association Lawyers (CCAL). You'll know you're being
represented by one of the best community association
lawyers in the country.

Find a roster of CCAL fellows online at
www.caionline.org/ccal or call (888) 221-4321
(M-F, 9-6 p.m. ET).
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Services

ACCOUNTING

Carney, Roy and Gerrol, P.C.

35 Cold Spring Road, Suite 111
Rocky Hill, CT 06067-3164
860-721-5786 * 800-215-5945
Contact: Joseph T. Rodgers, CPA
E-Mail: joe@crandg.com

CAI-CT MEMBER

Tomasetti, Kulas & Company, P.C.
631 Farmington Avenue

Hartford, CT 06105

860-231-9088 ® Fax 860-231-9410
Contact: Dan Levine, CPA

E-mail: DLevine@TomKulCo.com
CAI-CT MEMBER

Mark D. Alliod & Associates, P.C.
Certified Public Accountants

348 Hartford Turnpike, Suite 201
Vernon, CT 06066

860-648-9503 o Fax 860-648-0575
Contact: Mark D. Alliod, CPA
E-mail: mark@markalliodcpa.com
CAI-CT MEMBER

ATTORNEYS

Pilicy & Ryan, P.C.

365 Main Street, PO Box 760
Watertown, CT 06795
860-274-0018 ® Fax 860-274-0061
Contact: Franklin G. Pilicy
E-mail: dmajor@pilicy.com
CAI-CT MEMBER

Sandler & Hansen, LLC
Contacts: Scott J. Sandler, Esq., CCAL
Christopher E. Hansen, Esq.

98 Washington Street, Third Floor
Middletown, CT 06457
860-398-9090 ® Fax: 860-316-2993
www.sandlercondolaw.com
CAI-CT MEMBER

BUILDERS/REMODELING
CONTRACTORS

Baybrook Remodelers, Inc.
824 Boston Post Road

West Haven, CT 06516

(800) 224-2128
info@baybrookremodelers.com
www.baybrookremodelers.com
CAI-CT MEMBER
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CARPENTRY

Building Renewal, LLC

Greg Zajac

45R Ozick Drive, Suite 19
Durham, CT 06422

860-372-4554

Email: gzajac@buildingrenewal.net
buildingrenewal.net

CAI-CT MEMBER

/
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¢ Painting
¢ Roofs

* Siding *Decks
* Windows

SERVICING CONDOMINIUM AND
HOMEOWNER ASSOCIATIONS SINCE 1978

www.nlpcinc.com CAI-CT MEMBER

oreer 860.633.1319 | SHerELNE 503 9749852

CAI-CT MEMBER

PRIMEtouch
S € R \" | C € S

carpentry * siding * painting
800.767.8910

www.primetouch.net
COMMUNICATION ¢ RESPONSIVENESS * SERVICE

CAI-CT MEMBER

V. Nanfito Roofing & Siding Inc.
Contact: Vincent Nanfito, President
558 Hanover Street, Meriden, CT 06451
1-800-916-6107

vnanfito11@aol.com

Vnanfito.com

CAI-CT MEMBER

DUCT / DRYER VENT
CLEANING

Duct & Vent Cleaning of America, Inc.
Located Throughout New England
Servicing the Northeast, Free Estimates
Fully Insured, Certified by NADCA
1-800-442-8368

ENGINEERING /
RESERVE STUDIES

CCA, LLC, Engineering Surveying
Landscape Architecture

40 Old New Milford Road
Brookfield, CT

203-775-6207
Www.ccaengineering.com

CAI-CT MEMBER

The Falcon Group

1266 E. Main Street, Suite 700R
Stamford, CT 06902

Phone: 203-672-5952
www.falconengineering.com
CAI-CT MEMBER

FINANCIAL SERVICES

Alliance Association Bank

Tom Loughran

377 Manning Street

Needham, MA, 02492

781-254-8220
tloughran@allianceassociationbank.com
www.allianceassociationbank.com
CAI-CT MEMBER

Avidia Bank, Community Association
Lending

Howard Himmel, SVP

978-567-3630 ® h.himmel@avidiabank.com

Lisa Allegro, VP
774-760-1228 o lallegro@avidiabank.com
CAI-CT MEMBER

CIT - Community Association Banking
Division

Contact: Erin Kremser

VP / Regional Account Executive

P.O. Box 105, West Chatham MA 02669
860-459-4713

Erin.kremser@cit.com
www.cit.com/CAB

CAI-CT MEMBER

The Milford Bank

Contact: Paul Portnoy, Vice President
Vice President

203-783-5700 ¢ 800 340-4862
www.milfordbank.com

CAI-CT MEMBER
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INSURANCE

LAUNDRY EQUIPMENT

Bouvier Insurance
860-232-4491

Contact: Richard Bouvier, CIC
www.Binsurance.com

CAI-CT MEMBER

C.V. Mason & Company Insurance
Contact: Bud O’Neil
860-583-4127 ® Fax 860-314-2720

boneil@cvmco.com

Hodge Insurance

282 Main Street

Danbury, CT 06810
1-800-201-3339  203-792-2323
Fax: 203-791-2149

CAI-CT MEMBER

Launderama, LLC

Multi-Housing
Laundry Management
~ Speed Queen Equipment ~

800-286-3500

David@LaunderamaLLC.com
www.LaunderamaLLC.com
New Britain, CT

The Reardon Agency, Inc.

Mallory Reardon Porter

26 Clark Lane

Waterford, CT 06385

(860) 442-1396 o Fax: (860) 444-2822
mreardon@reardonagency.com
www.reardonagency.com

CAI-CT MEMBER

Tooher Ferraris Insurance Group

Contact: Peter P. Ferraris, Jr., President

43 Danbury Rd., Wilton, CT 06897
Tel: 203-834-5900 or 800-899-0093
Fax: 203-834-5910

E-Mail: pferraris@toofer.com
CAI-CT MEMBER

LAKE & POND
MANAGEMENT

SOLitude Lake Management
Contact: Joe Onorato, Business
Development Consultant

590 Lake Street, Shrewsbury, MA 01545

855-534-3545 o Fax: 508-865-1220
info@solitudelake.com
www.solitudelakemanagement.com
CAI-CT MEMBER

Common Interest
Hits YOUR
Target Market!

To Advertise Call
888-445-7946
or email:

info@BrainerdCommunications.com

MANAGEMENT COMPANIES

County Management Services, LLC

6527 Main Street

Trumbull, CT 06611

203-261-0334 e Fax: 203-261-0220
Contact: Gary M. Knauf
garyknauf@gmail.com
www.countymgmt.com

Licensed: CT Registration # CAM.0000692
CAI-CT MEMBER

IMAGINEERS, LLC

635 Farmington Avenue
Hartford, CT 06105
Phone 860-768-3330 ® Fax 860-236-3951

249 West Street
Seymour, CT 06483
Phone 203-463-3219 ® Fax 203-463-3299

Contact: Karl Kuegler
E-mail: kkuegler@imagineersllc.com
Licensed: CT Registration # CAM.0001

www.imagineersllc.com

CAI-CT MEMBER

Magee Property Management

7 Cody Street

West Hartford, CT 06110

860-953-2200  Fax 860-953-2203

Contact: Amber Chamberland

Email: manager@mageecompanies.com
www.MageeCompanies.com

Licensed: CT Registration # CAM.0000680
CAI-CT MEMBER

SOMAK Property Management

413 East Street, Suite 2

Plainville, CT 06062

860-259-1046
info@somakmanagement.com
www.somakmanagement.com

Licensed: CT Registration # CAM.0000679
CAI-CT MEMBER

The Windsor Management Company
Mallard Crossing Business Center

58 A Connecticut Avenue

South Windsor, CT 06074

860-688-1738 o Fax 860-688-0261

Contact: Don McLaughlin

E-mail: don@windsormgnt.com
www.windsormgnt.com

Licensed: CT Registration # CAM.0000238
CAI-CT MEMBER

PAINTING

CertaPro Painters

Contact: David Messier

112 Stockhouse, Rd.

PO Box 300, Bozrah, CT 06334
860-886-2903 * Fax 860-886-5900
CAI-CT MEMBER

¢ Painting
¢ Roofs

¢ Siding ¢Decks
e Windows

SERVICING CONDOMINIUM AND
HOMEOWNER ASSOCIATIONS SINCE 1978

www.nlpcinc.com CAI-CT MEMBER

it 860.633.1319 | SHOREUNE 503 974 9852

CAI-CT MEMBER

PRIMEfouch
S C € S

€ R V |
carpentry ° siding * painting
800.767.8910

www.primetouch.net
COMMUNICATION » RESPONSIVENESS * SERVICE

CAI-CT MEMBER

[Continues on page 30.]
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CLASSIFIED SERVICES...from page 29.

ROOFING/SIDING/
GUTTERS/WINDOWS

Adam Quenneville Roofing & Siding
Adam Quenneville

160 Old Lyman Road

South Hadley, MA 01075
855-552-6273
production.aqrs@gmail.com
www.1800newroof.net

CAI-CT MEMBER

Exteriors of CT, LLC

Chris Luby

22 Kreiger Lane

Glastonbury, CT 06033
860-657-2038 ¢ Fax 860-633-7229
cl@ctexteriors.com
www.exteriorsofct.com

CAI-CT MEMBER

Leading Edge Exteriors, LLC
Contact: Michael Muraca

730 East Street, Middletown, CT 06457
860-632-0050 ® Fax 860-632-7762
Michael@leadingedgeexteriorsllc.com
www.leadingedgeexteriorsllc.com
CAI-CT MEMBER
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Magee Roofing, Windows, Gutters &
Siding

7 Cody Street

West Hartford, CT 06110

860-953-2200 ® Fax 860-953-2203
www.MageeCompanies.com

Licensed: CT Registration # CAM.0000680
CAI-CT MEMBER

New Britian Roofing

Contact: Tom Barrett

135 Day Street, Newington, CT 06111
860-490-2790 * 860-953-2051 Fax
www.newbritain-roofing.com

CAI-CT MEMBER

Reficio Company, LLC
Contact: Alex Gritzuk

70 Industrial Park Access Road
Middlefield, CT 06455

(860) 961-6562
www.reficiocompany.com
CAI-CT MEMBER

V NANFITO
ROOFING & SIDING
- Leaks - Repairs
- Windows - Doors
- Decks - Painting
- Gutters - Maintenance

- Insurance Claims
1-800-916-6107

Vnanfito.com

CAI - CT Member License# §70192

SNOW PLOWING

Magee Properties & Facilities Maintenance
7 Cody Street

West Hartford, CT 06110

860-953-2200 ® Fax 860-953-2203
www.MageeCompanies.com

Licensed: CT Registration # CAM.0000680
CAI-CT MEMBER

WATER / FIRE DAMAGE

BELFOR Property Restoration
Bill Jackson

30 N. Plains Industrial Road
Wallingford CT 06492
203-949-8660 ® Fax 203-949-0267
bill.jackson@us.belfor.com
www.belfor.com

CAI-CT MEMBER

Crystal Restoration Services of
Connecticut, Inc.

Contact: Jean Walker

3 Duke Place, South Norwalk, CT 06854
203-853-4179 ® 203-853-6524 Fax
E-mail: jwalker@crystall.com
www.crystalrestorationservices.com
CAI-CT MEMBER

Crystal Restoration Services of New
England, Inc.

Contact: Nick Martino, President

303 Captain Lewis Drive,

Southington, CT 06489

860-628-5558 * 860-378-0205 Fax

Email: Office@CrystalRestorationNE.com

Looking for a
service
provider?

Check out our
online service directory at:

www.caict.org

to find the professionals you need!

www.CrystalRestorationNE.com
CAI-CT MEMBER

United Cleaning & Restoration, LLC
203-464-4171

70 Industrial Park Access Road
Middlefield, CT 06455

Contact: Licia Ciotti
www.unitedcr.com

CAI-CT MEMBER

HELP WANTED!

Did you know that CAI-CT has a Job Bank avail-
able on our new website? If you are looking for a
new employee — someone who knows to look to
CAI-CT for opportunities — consider placing an
ad in our job bank. Contact us at 860-633-5692 or
ellen@caict.org. ‘Pﬁi"
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RESERVE SCHEDULE - OPTION 1 2018 to 2020
tem Project Current | 20 Year 208 2019 2020
# Description Value Value Year1 Year2 Year3
Age of complex varies 1986-1989 2 k) £
1 |Administration, Clerk, Consultants, Legal, Loan Fees, Other 153,000| 153000 153,000
2 |Asphalt Roads & Parking - New 444000 444000( 444,000
3 |Sile Elemnents: Trees, Walls, Lights, Fences, All 250,000] 250,000 117,000 7,000 7,000
4 |Rear Decks - PT Decking & Synthetic Rails 320000 320,000 160,000| 160,000
5 |Entrance Stairs & Temraces - PT Decking & Synthetic Rails 915000 915000( 457500| 457500
6 |Roofs 670,000 670,000
7 |Painting - Exterior trim repairs 45,000 45000 45,000
8 [Painting - Buildings Only 240,000  850,000| 80,000 80,000 80,000
9 [Painling - Rear Decks & Entrance Terraces (Decking) 136,000] 336,000
[0 [Windows & Skylights 300,000] 300000[ 150,000 8000 8000
11 |Deck Stationary Doors & Operable - all 3500000 350000( 175000 9,000 9,000
12 |Enfrance Doors & Others - Completed in 2016 0 0
13 |Extenor Elements - Other 20,000 20,000 18,500 1,500
14 |Gutters and Downspouts 176,000 176,000
15 [Aftic Insulation, Crawl Space Repairs & Other 200,000( 200,000 100,000 50,000 50,000
16 |Association Faciiies: Clubhouses, Pools, Mallhouse, efc. 250,000] 250,000 50,000 10,500 10,500
717 | TOTALCAPTAL EXPENDITURES/RESERVE EXPENGE 4,469,000 5279,000] 1950,000( 783500] 164,500
DAl v TR S R0
[ |RESERVE SUMMARY WITHLOAN
Rl |Reserve Balance al Star of Year January 1, 2018 240,000 1,320,000] 581,200
2 |Annual reserve Funding with 5% increase per year 30000 31,500 33,075
H3 |Annual Reserve Funding per unitimo. with 5% 16 16 17|
Rt |Capttal / Reserve Expense 1950,000] 783500 164,500
b |Reserve Balance -1,680,000( 568,000 448,775
F6 [Loan & Interest 3,000,000 13,2m| 5812

are easily updated.

PHOTO 4: Example of the first few years of a 20-year reserve schedule. The reserve balance
cannot fund the reserve projects, and an assessment and/or loan is required. Linear
Spreadsheets, as shown, serve as one of the best methods to illustrate a reserve schedule and
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Detailed & Accurate Information For Reserve

PHOTO 3
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Rich Bouvier Carrie Mott Dave Pilon Kim Kurdziel Brian Kelly

We are the largest insurers of Condominium Associations in Connecticut,
it’s our specialty. Let us help you make sense of coverage options with a
review of your association’s program.

%BOUVIER@ Call 800-357-2000

INSURANCE or visit binsurance.com

West Hartford, CT Waterford, CT Stamford, CT Old Lyme, CT Westerly, RI




