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We offer interest rates that are among 
the lowest in the industry, with flexible 
terms and personal attention. Let us 
assist your community by financing all of 
your capital repair projects:

Roofing

Siding

Paving & Drainage

Painting

Windows
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THE MILFORD BANK
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Paul Portnoy 
Vice President
Commercial Lending
203-783-5749
PPortnoy@milfordbank.com

Mark Gruttadauria
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Business Development
203-783-5725
MGruttadauria@milfordbank.com

MILFORDBANK.COM/BUSINESS-LOANS

Call or email us today!
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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 associations 
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 CAI. Acceptance of an advertisement in Common Interest does not 
constitute approval or endorsement of the product or service by CAI. 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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“CAI is transitioning 
back to more in-person 
events over the upcoming 
months, but we are 
retaining our virtual 
capabilities.”

Greetings — As I write this message we are in the midst of 
transitions in all aspects of our lives.  One day the weather 
temperature is 70 degrees, the next day we have snow.   

But closer to home, we also are transitioning from a COVID world 
to a new world in which COVID may not so dominate our lives as 
it has for more than a year.  We discovered the advantages of a vir-
tual trade show through the Herculean efforts of our committee and 
staff.  Having said that and congratulated ourselves for the show, we 
earnestly hope that next year’s event will take place in person. CAI 
is transitioning back to more in-person events over the upcoming 
months, but we are retaining our virtual capabilities.  Fingers crossed 
that the transition from the COVID world will remain a one-way tra-
jectory, more or less. 

Our own businesses and offices remain in a dynamic state. Many of 
us are working remotely and likely will continue to do so for a while.  
Many offices still afford the public only limited access.  CDC guide-
lines are still the norm at most locales.  Whether a return to old ways 
is rapid or protracted — or whether we return at all — remains to be 
seen.  We certainly are not yet back to “normal.”  

The Legislative Action Committee has been busy, on several fronts.  
Perhaps when this issue of Common Interest reaches you, we will 
know the outcome of our efforts.  On one front we are advocating 
making permanent those procedures that the Governor’s Executive 
Order allowed on a provisional basis – virtual meetings and the like 
that hold the promise of permanent efficiencies in how communities 
are governed.  Statutory changes in these matters will afford Boards 
much more flexibility.  The interesting question is whether Boards will 
transition back entirely to their old ways of conducting business or 
adopt some or all of procedures that have been available and utilized 
during the COVID era.

But no issue has occupied the time and attention of the Committee, 
Boards, staff, managers, vendors, lawyers and owners alike as have 
swimming pools.  I don’t have a crystal ball and certainly am not offer-
ing any predictions or advice.  I am suggesting only that the transition 
in the operation (or non-operation) of swimming pools and amenities 
is still in limbo.  Stay tuned! n
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UPCOMING CAI-CT EVENTS

Did you know, archived editions of Common Interest magazine are available on our website, 
www.caict.org?  Each edition is an exact copy of the print edition.  Published 8 times per year, 

Common Interest keeps you current with important issues and interesting topics concerning com-
munity associations in Connecticut. 

Website Insight

Please note: The entire contents of Common Interest are protected by copyright.   
Reproduction in whole or in part without written permission is expressly prohibited.  Please 
contact Kim@caict.org for more information. n

As people are emerging from their winter hibernation, no doubt more of the nooks and cran-
nies in communities are being noticed especially if they are in obvious need of repair.   So, 
what’s a board or manager to do?  There is no time like NOW to have those important dis-

cussions about the need for what is on the list of upcoming capital improvement projects and how 
they will be funded.    In the words of Aristotle, does your community have the wisdom, money, 
materials and methods to get those projects accomplished?  The housing market in Connecticut is 
super-hot.  Is your association a ‘drive by’ due to deferred maintenance or is it a ‘let’s take a closer 
look and maybe buy’ community?  Curb appeal is more than some nice words in a real estate listing.  
Is your community doing its best to improve property values?

We don’t need to gaze too deeply into the condo crystal ball to know that Electric Vehicles 
(EVs) will be more prevalent in your parking lots.  EV charging stations are being created 
all around us.  Eversource is planning a vast network of charging stations throughout New 
England.  Is your community ready for the surge in EVs?  Our program on June 24th in 
Stamford will help you start to plan for the need for power from your owners.  Check our 
website for more details:  www.caict.org.

Now that more businesses are opening and jobs are returning, hopefully the number of own-
ers struggling with paying common charges, etc. is diminishing.  However, if staying current 
with payments is still an issue for some unit owners, there is a program that can help them keep 
from losing their homes.  Please see the article on page 19 for more details.  

Fling open those windows, bask in the warmth of the sunshine!  Spring has arrived.  Enjoy! n

“First, have a definite, clear practical ideal; a 
goal, an objective. Second, have the necessary 
means to achieve your ends; wisdom, money, 
materials, and methods. Third, adjust all your 
means to that end.” 

~ Aristotle
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UPCOMING CAI-CT EVENTS

Condos and Constitutional Law –  
Flags and Free Speech   
Monday, June 14, 2021, 12:30 -1:30 pm
Political signs, flag poles, community bulletin boards —  
what rules can be imposed? 
Community associations have significant discretion because they 
aren’t government entities and, as such, aren’t bound by the same 
constitutional restrictions. Since a community association is private and 
not an official form of “government,” federal First Amendment freedom 
of speech protections typically don’t apply to private association 
restrictions or covenants that may limit such rights. Our speaker will 
explain how the Constitution affects rules in condos and HOAs.

Speaker:  
Michael S. Karpoff, Esq., Hill Wallack, LLP, Princeton, New Jersey
$15 - CAI Members, $25 - Non-Members 

Sponsorships Available. Please visit www.caict.org for more information.
Good for 1.0 Continuing Ed Credit

PARADISE Education and Networking PARTY 
Wednesday, June 24, 2021 
Education 3:00 pm - 5:00 pm • Networking Party 5:00 pm - 7:00 pm 
Stamford, CT
Electric Vehicles — Plug Into the Future
Electric vehicles (EVs) are economical, environmentally friendly 
options for drivers and are quickly becoming the future of 
transportation. The sales growth of EVs indicates that they will soon 
be a part of everyday life for many Americans living in community 
associations. Managing the increasing demand for EVs will require 
associations to consider electricity capacity, charging stations, 
association policies, and innovative management strategies.
Learn what your community association will need in order to keep 
pace with this expanding and evolving technology!

Speaker:  CT DEEP Staff

$25 - CAI Members, $50 - Non-Members 

Sponsorships Available. Please visit  
www.caict.org for more information.
Good for 2.0 Continuing Ed Credits

Legislative Update

The board may adopt a special assessment (i.e. fund-
ing in addition to the annual budget) of up to 15% of the 
annual budget. If more than 15% of the budget a vote 
of unit owners is required except for emergency special 
assessments which may be adopted by a two-thirds vote 
of the board. C.G.S. 47-261e(b) and (c).

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

There are only a few weeks remaining in the 2021 Legislative 
Session.  Thanks to the guidance of our lobbyist team and 

our Legislative Advocacy Delegates, we have made some prog-
ress on the legislation we have been supporting.

HB 6538 - AN ACT MAKING REVISIONS TO 
THE COMMON INTEREST OWNERSHIP ACT 

This bill has passed the House and is on the calendar for the 
Senate.

HB 6665 - AN ACT CONCERNING THE 
REMOVAL OF RESTRICTIVE COVENANTS 
BASED ON RACE AND ELMINATION OF 
THE RACE DESIGNATION ON MARRIAGE 
LICENSES  

Our amendment to this bill which allows for the removal 
of such restrictive discriminatory covenants without the need 
for a majority vote to amend the documents for this purpose 
is now part of the bill 

HB 5125 - AN ACT CONCERNING THE 
PROVISION OF IMMUNITY FROM CIVIL 
LIABILITY FOR ENTITIES THAT HAVE 
OPERATED PURSUANT TO HEALTH 
AND SAFETY GUIDELINES DURING THE 
COVID‑19 PANDEMIC

This bill did not make it out of committee. n

Visit www.caict.org to register  
and for updated information.
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THANK YOU NEW &  
RENEWING MEMBERS

Wednesday, June 24, 2021
Education 3:00 pm - 5:00 pm 

Networking Party 5:00 pm - 7:00 pm

Stamford, CT
Electric vehicles (EVs) are economical, environ-

mentally friendly options for drivers and are quick-
ly becoming the future of transportation. The sales 
growth of EVs indicates that they will soon be a 
part of everyday life for many Americans living in 
community associations. Managing the increasing 
demand for EVs will require associations to con-
sider electricity capacity, charging stations, associa-
tion policies, and innovative management strategies.

Learn what your community association will need 
in order to keep pace with this expanding and evolv-
ing technology!

Speaker:  CT DEEP Staff

$25 - CAI Members, $50 - Non-Members 

Register at www.caict.org.
Sponsorships Available.  

Visit www.caict.org for information

Paradise 
Education & 
Networking 
PARTY

ELECTRIC VEHICLES   
Plug Into the Future

Good for 2.0 
Continuing  
Ed CreditsWelcome New Members

Associations
Colonial Village of Trumbull
Dellwood Gardens Condominium 
Association
Doral Farm Homeowners 
Association
The Renaissance of Danbury 
Condominium Association
Windermere East Owners 
Association

Individual Managers
Darci Angarano
Joseph Kelly

Management Companies
Felner Corporation

Thank You Renewing 
Members
Associations
Ballymeade Association, Inc.
Carriage Crossing Association, Inc.
Cedar Hollow Association, Inc.
Chapel Hill Condominium 
Association
Chateau Wood Condominium 
Association
Countryside Manor Condominium 
Association, Inc.
The Crossings Homeowners 
Association
Dartmoor West Townhouses 
Association, Inc.
Essex Village Condominium 
Association
The Fairways at Torrington 
Condominium Association, Inc.
Franklin Square Condominium 
Association
The Gardens at Summerfield 
Condominium Association 
Gloria Commons Homeowners 
Association, Inc.
Governor’s Bridge Homeowners 
Association
Jefferson Woods Community Inc.
Kendall Green Condominium 
Association
Lambert Common Association, Inc.
Long Hill Condominium 
Association
Palmer Landing Community 
Association
Parkview South Condominium 
Association 

Village Victoria Condominium 
Association
Westside Woods Condominium
Westwood Condominium 
Association, Inc.
The Windingbrook Townhouse 
Association
Wolfpit 27 Condominium 
Association

Individual Managers
Joseph W. Brennan, CMCA
Keith William Confalone, CMCA
Michael Donadeo
Alex Danis, CMCA
Douglas Dillon, CMCA
Jean Dobbin
Jesse Englehart, CMCA, AMS
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, CMCA
Janet Van Tassell, CMCA
Dianna Marie Wilson, CMCA, AMS

Management Companies
Barkan Management Company, Inc.
Empire Property Management 
Corporation
Palmer Property Management
Premier Property Management
Sentry Management, Inc.
SOMAK Property Management
White & Katzman Management, Inc.

Business Partners
Adam Quenneville Roofing, Siding 
& Windows
American Leak Detection
BELFOR Property Restoration
CINC Systems
Fairfield County Bank Insurance 
Services, Inc.
Pro-Klean Cleaning & Restoration 
Services
Pullman & Comley, LLC
Servpro
SOLitude Lake Management
The Reardon Agency, Inc.
V. Nanfito Roofing & Siding, Inc.
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Adam Cohen, Esq.

LegallySpeaking...

Proposed Legislation to Streamline CIOA
By Adam J. Cohen, Esq.
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Connecticut’s General Assembly is considering legislation to make 
modest revisions to the Common Interest Ownership Act which, 
if passed, will help streamline some of its requirements.

House Bill 6538, “An Act Making Revisions to the Common 
Interest Ownership Act,” was proposed in response to a number 
of requests from association property managers, lawyers, and other 
industry professionals.  Perhaps the most significant change it would 
make is to make it easier for associations to hold unit owner meetings 
by telephonic, video, or other conferencing process.  CIOA currently 
allows unit owner meetings to be conducted this way only if the dec-
laration or bylaws specifically allow it.  This legislation would reverse 
that rule, and allow remote owner meetings unless the declaration or 
bylaws prohibit them.  The Governor has, by executive order, tempo-
rarily authorized associations to do this during the pandemic, but this 
amendment to CIOA would make the change permanent.  The legis-
lation would also extend the ability to conduct voting electronically 
(currently reserved for votes by referenda) to live meetings, whether 
conducted in-person or remotely.

The legislation would also modify the rules for unit owner access 
to the association’s records.  Currently, a written request to inspect or 
copy most kinds of records must be granted within five calendar days.  
Many associations, especially self-managed ones, can find it difficult to 
research and respond to significant requests by that deadline.  House 
Bill 6538 would allow all associations up to 30 days to provide access 
to their records as long as the owner is offered, within 5 business days 
of the request, at least two dates within those 30 days for inspecting or 
copying them.  The bill’s language may be amended to also allow the 
association to simply give copies to the owner within that extended 
timeframe.  

The last set of changes this legislation would make relates to notices 
of board hearings conducted at a unit owner’s request or when decid-
ing whether the association will sue an owner.  CIOA currently 
requires boards to send the owner notices before and after the hear-
ing by both first-class mail and return-receipt mail.   This legislation 

would eliminate the return-receipt mail requirement, so that regular 
mail would be sufficient.  It would also clarify that the 30-day deadline 
for sending the outcome notice is calculated from the last day of any 
multi-day hearing.

House Bill 6538 has a very good chance of being enacted into law 
this year.  If your board has an opinion on this legislation, contact your 
representatives in Hartford well before the legislative session ends on 
June 9. n

Adam J. Cohen is an attorney with the Law Firm of Pullman & Comley, LLC 
headquartered in Bridgeport, Connecticut.  As the Chair of its Community Associations 
Section, he represents and gives seminars to condominiums, tax districts, and other 
communities in matters ranging from amendments of governing documents to revenue 
collection strategies and commercial disputes. 

“The Governor has, by executive order, 
temporarily authorized associations to do this 
during the pandemic, but this amendment to 
CIOA would make the change permanent.”
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FinanciallySpeaking...

Lesser Known Audit Issues
By Daniel Levine, MBA, CPA

Daniel Levine, CPA

In the state of Connecticut there are many, many associations of 
different size and financial reporting needs.  Depending on the size 
of an association and the complexity of financial reporting many 

may not have an audit service performed every year but instead elect 
to only conduct an audit every so often.  

There is nothing inherently wrong with this approach, but when an 
association who hasn’t had an audit every year elects to have one done, 
there are additional factors that come into play to perform the service 
that make the engagement potentially more complicated.  

This article will seek to highlight a few of these potential complica-
tions for associations to consider prior to having the service performed 
which can help an audit be performed efficiently and cost effectively.

Opening Balance Analysis
The first complication when an association doesn’t have an audit 

every year is the impact it has on the starting numbers of the year 
under audit.  When an association has not had an audit conducted 
on the most recent preceding fiscal year, the current year audit must 
include in its audit plan analysis of this information.  For example, for 
an association looking to have an audit done for it is 12/31/20 fiscal 
year will also have the ending balances of 12/31/19 analyzed as part of 
the audit service.

The reason for this stems from what the objective of an audit is.  
An audit is done to provide assurance that the financial statements are 
free of material misstatements.  To be able to provide such assurance, 
an auditor needs to know whether the starting numbers are creating a 
misstatement in the current year.  If they are, then appropriate adjust-
ments to these starting numbers is required so the impact on the year 
of the audit is no longer an issue.

As a result of these additional procedures, it will be important for 
records from both fiscal years be made available to the auditor.  If 
they are not this can cause further complications as the next section 
will highlight.

Scope Limitation
To be able to provide an opinion on the financial statements an 

auditor must collect audit evidence to support the financial statement 
assertions that are under audit.  If sufficient, relevant audit evidence is 
not able to be obtained, then the auditor encounters what is known as 
a scope limitation.

Scope limitations can prevent an engagement from being completed 
as the auditor cannot provide an audit opinion on transactions that 
have no audit evidence to review.  For an association that doesn’t have 
audits every year, it becomes important to make sure that documenta-
tion is maintained and consistent every year.  Prior to having an audit 
done an association should have an understanding of the association’s 
accounting internal controls and what support is kept in its files for 
transactions occurring during the year.  This will ensure that when an 
association decides to have an audit all the documentation is available 
and there is no scope limitation.  This can be an issue when an associa-
tion changes its professional property management company.

Management Transition 
For associations that have audits every so often, there is usually a 

triggering event that occurs for the board to decide to have the service.  
A common one is a management transition.  When switching profes-
sional property management companies, a board may conduct an audit 
to ensure the accounting for the association is consistent between both 
companies.
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“To be able to provide an opinion on the 
financial statements an auditor must collect 
audit evidence to support the financial 
statement assertions that are under audit.”
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[Continues on page 10.]

This type of transition can make an audit more challenging due to 
the implications it has when coupled with the requirements of the 
previous two sections.  

From the point of view of a beginning balance audit:
➜	 As stated before, an auditor will need to have access to the fiscal 

year immediately preceding the audit year to ensure it does not 
impact the audit.

➜	 When transitioning management companies, accounting reports 
are then split between the old and new management company to 
be able to see all the transaction detail for the year.

➜	 Therefore, having or maintaining access to the previous system or 
copies of reports will be important to be able to conduct the audit 
of opening balances for which the new management company 
would have no additional details.

From the point of view of a scope limitation:
➜	 If the transition to a new management company is not smooth or a 

document inventory is not taken.  This can lead to a scope limita-
tion.

➜	 Different management companies store records differently.  
Understanding how physical or electronic records are being shared 
and stored with the new management company will be important 
to ensure the auditor has available access to the documents.



Community Associations Institute—Connecticut Chapter

• CONNECT with CAI10 

Tom Loughran
Vice President
(781) 254-8220
tloughran@allianceassociationbank.com

Stacy Dyer, CMCA, AMS
Senior Managing Director, East Region
(843) 637-7181
sdyer@allianceassociationbank.com

Meet Your Community Association Banking Experts:

so you can focus on growing yours.

Innovating community association
banking solutions is our business,

Specializing in: 

No-Fee Lockbox Services1

ConnectLiveTM Software Integration 

Full Online Banking Services2

Online Homeowner Payment Portal

Lending Solutions3

Extensive Deposit Solutions4

1Funds deposited through the Lockbox will follow Western Alliance Bank’s funds availability policy as outlined in the Deposit Account Agreement Disclosure. 2Fees may be imposed 
for additional services related to online banking. Refer to Business Online Banking Setup and Authorization for more information. 3All offers of credit are subject to credit approval, 
satisfactory legal documentation and regulatory compliance. 4Refer to the disclosures provided at account opening and the Schedule of Fees and Charges for additional information. 
Alliance Association Bank, a division of Western Alliance Bank, Member FDIC. Western Alliance ranks top ten on Forbes’ Best Banks in America list, five years in a row, 2016-2020.

|       allianceassociationbank.com

Top 10 - Forbes Best Banks

Joseph Cessario 
Attorney at Law

Robert A. Pacelli, Jr.
Attorney at Law

Joseph Cessario 
Attorney at Law

Condominium and Community Association Representation
Take Action with Authority

• Common Charge Collection

• Foreclosure Litigation

• Rules Enforcement

• Governing Document Revision and Amendments

• Loan Closings

• Contract Negotiation

• Developer/Declarant Issues

• Municipal Zoning Matters

• General Representation
   and Litigation

1000 Lafayette Boulevard, Bridgeport, CT 06604
263 Tresser Boulevard, Stamford, CT 06901 
T. 203-333-9441 I F. 203-333-1489 I ZNCLaw.com 

➜	 If all reports are not obtained from the previous management compa-
ny this can lead to an issue where the auditor doesn’t have the level of 
detail needed to be able to conduct the audit and will need to contact 
the previous management company for more information.

Conclusion
For an association looking to conduct an audit for the first time, or after 

a long break from having the service done, they should keep in mind that 
the audit will be more complicated due to the potential procedures that 
become involved under the auditing standards.  Prior to obtaining propos-
als, an association should develop an understanding of how their records 
are maintained to make sure these additional audit challenges can be met. n

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 con-
dominium 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 At Large Legislative Advocacy 
Committee and serves on the CAI-CT Board of Directors.

FINANCIALLY SPEAKING...from page 9.
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ENVIRONMENTAL TIP

The Connecticut Department of Energy and Environ-
mental Protection (DEEP) has some great tips for pre-
serving and protecting the environment.  Check out the 
list on their website: https://portal.ct.gov/DEEP/About/
Earth-Day/Environmental-Tipstps://portal.ct.gov/
DEEP/about/earth-Day/Environmental-Tips

Since we are upon celebration season, here’s an idea 
about prioritizing connection over consumption.  When 
setting up a gift registry for a wedding, graduation or 
birthday, or other special event, encourage the use of 
SoKind - the “alternative” gift registry.

Update today:
ONLINE at www.caionline.org
EMAIL addresschanges@caionline.org
MAIL to CAI, P.O. Box 34793,  

Alexandria, VA  22334-0793

Have your community 
association board members 
changed since last year?

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 
CAI member benefits!
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[Continues on page 14.]

William Ward, Esq.

The responsibility for payment of repairs when common ele-
ments and personal property are damaged is often unclear to 
associations. The upstairs unit has a water leak damaging the 

unit below. The roof leaks and damages personal property. Water 
seeps into the finished basement damaging carpeting and wallpaper. If 
the loss is less than the Association’s master insurance policy deduct-
ible and the owner caused the loss, does that allow the Association to 
assess the cost of repairs to the owner?

The following is a road map of the analysis necessary whenever 
repairs are necessary. 

Association Insurance Covers the Loss.
The first step is always — always — always —determine if the loss is 

covered by your Associations’ master insurance policy. C.G.S. 47-255 
not only delineates the insurance coverage required of Associations, 
but mandates that the Association’s insurance policy is primary. 
Even if the unit owner’s homeowner’s policy covers the same loss, 
the Association’s insurance policy is primary and must be used first. 
That is true even if the damage is caused by acts of the owner - the 
Association’s insurance policy coverage must be exhausted before 
seeking any monies from the owner. The only exception is discussed 
below.

To determine coverage, it is necessary to verify the cause of the loss. 
DO NOT AUTOMATICALLY FILE A CLAIM. Provide the details of 
the cause of the loss to your insurance agent and ask the agent’s opin-
ion if it will be a covered loss under the policy. Though the ultimate 
determination is made by your insurance carrier, your agent is your 
insurance expert experienced in the terms and conditions of your 
policy. If your insurance agent’s opinion is that it is a covered loss, the 
determination of whether to file a claim is dependent upon:
•	 The cost or repairs;
•	 The Association’s deductible;
•	 Number of claims filed by the Association; and
•	 Financial resources of the Association.

For example, if the Association’s deductible is $10,000 and the cost 
of repairs is $12,000 then it probably does not make economic sense 
to file a claim for only $2,000 and increase your loss claim history. If 
the loss is less than the Association’s deductible, then you would not 
file a claim and the Association pays for the repair pursuant to C.G.S. 
47-255(d) subject to the following exception.

The Association is able to assess the deductible and unreimbursed 
portion of the repairs under C.G.S. 47-257, or the total cost of the 

Who Pays —  
Insurance or Association or Homeowner?

By William Ward, Esq.

repairs if the cost is less than the deductible, after Notice and Hearing 
under any of the following conditions:
•	 The damage is caused by willful misconduct;
•	 The damage is caused by gross negligence; or
•	 The damage occurred due to the failure to comply with a legally 

adopted maintenance standard.

Let’s assume a pipe burst which causes damage to common ele-
ments, the unit, and personal property because the unit owner failed 
to maintain the temperature in the unit at 55 degrees during the winter, 
which was a violation of the Association’s adopted maintenance stan-
dard. After the Board conducts a Hearing and determines that the heat 
was off when the pipe burst inside of the unit, then the Board is able 
to assess the Association’s deductible against the unit owner (usually 
$5,000 - $10,000). The unit owner provides the notice of decision to 
its homeowner’s insurance carrier and the homeowner’s carrier will 
pay the amount assessed against the owner minus the owner’s home-
owner’s policy deductible, which is usually only $250 - $500.

Association’s Insurance Does Not Cover the 
Loss and the Owner Caused the Loss.

Under these circumstances, it is a document interpretation issue. 
Most condominium documents contain a provision allowing the 
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“To determine coverage, it is necessary 
to verify the cause of the loss.”
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Community associations have significant discretion 
because they aren’t government entities and, as such, 
aren’t bound by the same constitutional restrictions. 
Since a community association is private and not an 
official form of “government,” federal First Amendment 
freedom of speech protections typically don’t apply to 
private association restrictions or covenants that may 
limit such rights. Our speaker will explain how the 
Constitution affects rules in condos and HOAs.

Condos and  
Constitutional Law –  

Flags and Free Speech  
Monday, June 14, 2021, 12:30 -1:30 pm

Political signs, flag poles, community bulletin  
boards — what rules can be imposed? 

Speaker:  
Michael S. Karpoff, Esq.,  

Hill Wallack, LLP,  Princeton, New Jersey

$15 - CAI Members 
$25 - Non-Members 

Register at www.caict.org
Sponsorships Available.  

Visit www.caict.org for more information.

Good for 1.0 
Continuing 
Ed Credit

   

855.552.6273

100 Trade Center, G-700
Woburn, MA 01801 160 Old Lyman Rd • South Hadley, MA 01075 728 Barnum Ave.

Stratford, CT 06614

WWW.1800NEWROOF.NET
CT HIC # 575920 • MA HIC # 191093 • MA CSL # 070626 • RI Reg. # 36301 • ME CHARTER # 20110918F

We guarantee we will deliver results
which exceed your expectations

ROOFING      SIDING      WINDOWS      DECKS
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assessment for the cost of repairs for damages caused by the negligence 
of an owner after Notice and Hearing. That allows the Association to 
make the repairs to the common elements and then assess the cost to 
the owner. After assessment to the owner’s account, if payment is not 
made, the account should be turned over for collections.

Association’s Insurance Does Not Cover the 
Loss and Neither the Association Nor the Unit 
Owner is Negligent.

Again, this is a document interpretation question. Review the rel-
evant provisions in your condominium documents. All items, which 
the owner is responsible for repairing, are made at the owner’s sole 
cost. All items, which the Association is responsible for repairing, are 
made at the Association’s sole cost.

One of the most common misperceptions is that when the dam-
age is caused by exterior water intrusion, then the Association is 
automatically responsible for the repairs. That is not the case. If the 
Association’s negligence caused the damage, then the Association is 
responsible for repairs to the common elements and the unit. If the 
Association was not negligent, then the repairs mandated in your 
condominium documents to be made by the owner are made by the 
owner and those mandated to be made by the Association are made 
by the Association.

WHO PAYS...from page 12. An example is a water leak through the roof. If the roof is a 20-year 
roof and a leak occurs in the 10th year, unless there is evidence the 
Association was somehow negligent (for example – the association 
had knowledge of the leak and did not fix it, allowed someone on the 
roof who caused damage, a significant storm caused large limbs to fall 
on the roof, but did the association failed to inspect or repair the dam-
age, etc.) then the Association makes repairs to the common elements 
(usually the roof and interior walls) and the unit owner makes repairs 
to the unit. The same is true of basement leaks. Unless there is prior 
knowledge of exterior leaks, which the Association fails to repair, then 
the first leak to occur does not obligate the Association to replace 
carpeting, furnishings, etc.

In summary, always first determine if the loss is covered by the 
Association’s master insurance policy since it is primary and must be used 
regardless of whether the owner caused the damage or not. That can be 
accomplished by contacting your insurance agent prior to filing a claim 
with your carrier. If the loss is not covered by the Association’s master 
insurance policy, it becomes a document interpretation question. The 
responsibility for the repairs is as mandated by the maintenance, repair, 
and replacement provisions of your documents or by a provision allocat-
ing responsibility based upon the actions of the owner. n

William Ward, Esq. is the Owner of the Law Firm Ackerly & Ward.  Bill is a fre-
quent speaker at CAI-CT education programs.  Bill served on the CAI-CT Board of 
Directors and is currently a member of our Legislative Advocacy Committee and Golf 
Committee.
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Condominium Association Insurance Specialists

20+ Commercial Insurance Markets, to include:

T 800.201.3339
P 203.792.2323
F  203.743.0830
www.hodgeagency.com

283 Main Street ● PO Box 307 ● Danbury, CT 06810 ● hodgeagency.com

• Andover 
• GNY 
• Hanover 
• The Hartford 
• Liberty Mutual 
• Nationwide 
• NLC 

• Philadelphia 
• Providence Mutual 
• QBE 
• Travelers 
• USLI 
• Vermont Mutual 
• V3 

 D&O + Crime coverage to include Property Managers 
 Agents average 25+ years industry experience 
 Dedicated roles for processing Certificates + Claims 
 Multiple Deductible Options + Jumbo Limits available 
 Strong Relationships with High-Loss Markets 
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Manager’sColumn...

Rich Wechter, CMCA

Being Practical, Part LXX

A Demand for Personal Responsibility
By Rich Wechter, CMCA

In this column, we tackle various topics of interest with the intent 
of imparting practical advice. Our last column looked at a most 
timely and important topic: the utter breakdown in civility in this 

country and how such breakdown impacts community associations. 
We now examine a companion topic of equal, if not greater impor-
tance: the lack of personal responsibility in community associations by 
unit owners and residents. As we noted in our last article, community 
associations are a microcosm of our country and are part government, 
community, and corporation. Given the failure of personal responsi-
bility generally, it is not surprising that the lack of personal responsi-
bility is also found in community associations. We will explore this 
problem and offer solutions to increase personal responsibility.

A. Setting the Table on this Topic  
John G. Miller, who has written about personal accountability noted 

“There’s not a chance we’ll reach our full potential until we stop blam-
ing each other and start practicing personal accountability.” This quote 
sets forth a well-known problem in community associations: the lack 
of personal responsibility of many who have neither the time nor the 
desire to jump in and contribute to the community, or to handle things 
themselves. It should be noted at the outset, that community associations 
have many unit owners and residents who accept personal responsibility 
and look to themselves and not to others to handle those matters that are 
their responsibility. These individuals are generally self-starters, who offer 
their time to benefit their communities, including those who do not hold 
positions on either the board or even a committee. Unfortunately, these 
individuals are the exception and not the rule in community associations. 
Thus, many community associations are faced with residents who fail to 
step up to help their communities as well as residents who fail to perform 
even the simplest tasks or duties. 

B. Examples of Lack of Personal Responsibility
To avoid making this article longer than “War and Peace,” we note just a 

few examples of the lack of personal responsibility at community associa-
tions by unit owner and residents.
1.	 Expecting the association to take care of what under most associa-

tion governing documents is a unit owner responsibility. This is 
evidenced by requests to the association to replace unit windows, 
skylights, doors, and HVAC units, among other things, at associa-
tion time and expense. A simple review of an association’s govern-
ing documents would avoid the need for such a request.

na
ta

sa
ad

zi
c/

iS
to

ck
/G

et
ty

 I
m

ag
es

 P
lu

s

[Continues on page 18.]

2.	 Failing to pay common charges and special assessments in a timely 
manner and forcing the association to spend countless hours and 
money chasing after unit owners.

3.	 Failing to take care of their unit. This is evidenced by torn or miss-
ing window treatments, old and dysfunctional windows, old water 
heaters and plumbing fixtures.

4.	 Conducting themselves in their unit as if no one is living within 
miles of their unit. This is evidenced by excessive noise and failure 
to keep their unit clean.

5.	 Failing to clean up after their dogs and failing to honor leash rules. 
This is one of the most common acts of selfishness seen in com-
munity associations.

6.	 Failing to vote or attend board or unit owners’ meetings. In the era 
of Zoom meetings, when residents can join these meetings by video 
and/or audio means, there is no excuse for failing to participate in 
the governance of an association.

“...many community associations are faced 
with residents who fail to step up to help their 
communities as well as residents who fail to 
perform even the simplest tasks or duties. “
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•  Collecting common charges and foreclosing association liens

•  Interpreting, amending and updating documents

•  Document and rule enforcement

•  Transition from declarant control

•  Negotiating with declarants

•  Reviewing and negotiating contracts 

•  Representing associations borrowing from banks

•  Maintaining and updating corporate records and filings

98 Washington Street, Third Floor
Middletown, CT 06457

Phone: (860) 398-9090  Facsimile (860) 316-2993
www.sandlercondolaw.com

ATTORNEYS AND COUNSELORS AT LAW

Providing High Quality Legal Services
to Connecticut Condominium &

Homeowner Associations

   Scott J. Sandler, Esq.†
   Christopher E. Hansen, Esq.
 † Fellow, College of Community Association Lawyers
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 Our 46th year in business   

45R Ozick Drive ▪ Suite 19 
Durham, CT 06422 

Tel: 860-372-4554  ▪  www.buildingrenewal.net 

CAI-CT member 

Building Renewal, LLC (the chimney cap guys)Building Renewal, LLC (the chimney cap guys)Building Renewal, LLC (the chimney cap guys)   
We Measure  ▪ Fabricate ▪ Install ▪ Never a Middleman 
Chimney Cap Replacement Chimney Cap Replacement Chimney Cap Replacement ▪▪▪   Decks Decks Decks ▪▪▪   Exterior RepairsExterior RepairsExterior Repairs   

7.	 Failing to provide homeowner census information. Property man-
agers lose sleep at night, especially in the winter when they cannot 
track down the owner of a vehicle blocking snow removal.

8.	 Failing to ensure that tenants of unit owners have seen and read the 
association’s governing documents and are abiding by same.

9.	 Failing to honor vehicle and parking rules.

10.	Upon finding that a unit owner, their tenant or a resident of a unit 
has violated an association rule, they choose to deflect their personal 
responsibility by citing to claimed violations by others in the commu-
nity association, including, on many occasions, the resident that has 
accused the unit owner/tenant/resident of the subject rules violation. 

C. How to Encourage Personal Responsibility
We offer a few suggestions to encourage personal responsibility by 

unit owners and residents:
1.	 Publish the key rules of an association on a regular basis.

2.	 Be consistent in the application of association rules. Do not give 
any unit owner a winning argument that the board plays favorites.

3.	 Disseminate information that clearly and succinctly sets forth who 
is responsible for various activities and the manner of that respon-

MANAGER’S COLUMN...from page 16.

sibility. Ignorance of such matters is sometimes the catalyst of lack 
of personal responsibility.

4.	 While not popular, enforce rules including the imposition of fines 
and other remedies available to an association. 

5.	 Educate, educate, educate all community association residents on 
common interest living and the need to take personal responsibility.

D. Conclusion
We would be quite naïve to think that someone who has lived 

their entire life ducking personal responsibility will suddenly have 
an epiphany when moving into a common interest community and 
learn how to accept personal responsibility. However,  we do think 
it is possible to reach those individuals who can listen to reason and 
understand and accept what they are responsible for in a community 
association. We hope that this article will aid property managers and 
association board members in this effort. n
Rich Wechter, CMCA is Senior Vice President at Westford Real Estate Management, LLC.

“We would be quite naïve to think that 
someone who has lived their entire life 
ducking personal responsibility will 
suddenly have an epiphany when moving 
into a common interest community...” 
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Connecticut homeowners facing foreclosure have options and 
resources. If loss of work, insufficient income, overwhelming 
medical bills, or other financial challenges are putting unit 

owners at risk of losing their homes, there are no-cost services avail-
able for households in jeopardy of foreclosure. Earning more could be 
the solution to avoiding foreclosure.

If unit owners are behind on their mortgage payments, resources 
are available to help understand the options to stay in their home.  As 
soon as you realize you have a problem making your monthly mort-
gage payment, reach out.  If you are 60 days behind on payments, you 
can enroll in the Mortgage Crisis Job Training Program (MCJTP). A 
MCJTP Counselor will work to help customize a solution that’s right 
for your individual situation.

There are clear links between training, employment and housing stabil-
ity. The MCJTP has helped Connecticut residents stay in their homes 
since 2008 by enhancing job skills to improve earning potential and the 
ability to sustain  a mortgage with affordable monthly payments. They 
work in partnership with Judicial Mediators, the Connecticut Housing 
Finance Authority and HUD approved housing counseling agencies.

The staff meets with people across Connecticut.   Counselors pro-
vide one-on-one consultations to identify in-demand training oppor-
tunities to help you increase your job skills, advance your career and 
become more financially stable.

Resources for Assistance in 
Paying Condo Mortgages

This no-cost program offers virtual services 
such as:
•	 Assess your situation, learn about resources, and supports available.

•	 Access financial and credit counseling workshops.

•	 Identify skills needed to advance in a career or transition to a new 
occupation.

•	 Assistance with your resume, cover letter, and interviewing skills.

•	 Employment search support.

•	 No-cost Job training scholarships that lead to certification or licen-
sure.

Eligible applicants must be 60 days or more past due on a mortgage 
for their primary residence in Connecticut and have an annual house-
hold income under $120,000 or demonstrate an imminent need for 
program services.

The program is offered at no cost through The WorkPlace in part-
nership with the Connecticut Housing Finance Authority, Capital 
Workforce Partners, and Connecticut’s workforce system.

For more information:  https://www.workplace.
org/mortgage-crisis-job-training-program/
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TECHNICAL EXPLANATIONS
By Andrew Amorosi, P.E, R.S.

Andrew Amorosi,  
P.E, R.S. Underfunded Reserves:  

A Community’s Nightmare

The primary purpose of a capital reserve funding analysis is to 
offer recommendations as to the amount of monies an associa-
tion or other form of ownership should fund on a yearly basis 

for the future replacement of commonly owned elements of a single 
or multi-family development. The analysis and recommendations are 
important in that they help to avoid possible future special assessments 
of the individual unit owners. The analysis should be in the best inter-
est of the community, period. The analysis should take into account 
the site specific existing conditions, their useful life, and the realistic 
replacement costs based upon actual material costs and the site specific 
individual item’s method of reconstruction.

The primary purpose of a capital reserve funding analysis is not to 
attempt to reduce or maintain a community’s monthly maintenance fees.

Unfortunately, and far too often, associations are finding themselves 
in an underfunded position at the time of the inception of a replace-
ment project. Whether reconstructing roadways, sidewalks, roofs, or 
other aspects of the community, the association relies on the funding 
that has been recommended and established over the useful life of the 
item. The association schedules and bids the reconstruction project 
only to find that the proper funds are not available. The recommended 
reserve funding useful life was not accurate, the item’s replacement 
cost was wrong and/or the unit quantities were smaller then what was 
actually constructed. This results in special assessments, community 
dissention, lost property value, and ill feelings toward the management 
company, board members, and residents.

The problem always seems to be that the original and/or updated 
analyses were not realistic, not site specific or not accurate. Errors 
or deficiencies in either the original capital reserve analysis or, many 
times, the updated analysis can cause this dreaded position.

This unfortunate situation is, many times, the result of how these 
analyses are taken for granted by the expert preparing the study. 
Typically, site specific and qualified inspections and recommendations 
are not performed. The errors or deficiencies typically occur in the 
most important aspects of these studies and are as follows:

Useful life 
Every item listed in the funding table or schedule has a useful life 

associated with it. The useful life indicates the lifespan that the item 
should attain prior to its replacement, assuming it was installed prop-

[Continues on page 22.]
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“Unfortunately, and far 
too often, associations are 
finding themselves in an 
underfunded position at 
the time of the inception of 
a replacement project.”

erly. Standard useful lives are, often times, based solely upon standards 
used in the engineering industry. These standards are typically taken 
exclusively from information listed in life cycle analysis publications 
and/or manufacturers specifications.

This can result in underfunding.
Site specific useful lives must be used. Actual conditions must be 

inspected and changes (reductions or increases) must be made to the 
projected useful lives as conditions change. In addition, aesthetics usu-
ally play a part in the replacement of an element. Structurally, an item 
may be sound, although the association may consider that the aes-
thetics of that particular item detract from the community, therefore 
requiring replacement prior to the item reaching its full useful life as 
determined by the manufacturer or an industry standard.

Often times, items are not individually (site specific) evaluated for 
remaining useful life. The consequence can result in a significantly 
higher actual replacement cost due to the accelerated (excessive) deg-
radation of that item. The item should have been replaced or recon-
structed before this accelerated degradation occurred. Qualified, peri-
odic inspection is paramount in reducing this possibility.

Quantities
The quantities shown in the funding table or analysis are many times 

taken from site plans, architectural plans, or a previous funding table.
This can result in underfunding.
The quantities used in these studies should be verified by the as built 
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YOUR CONDOMINIUM
REMODELING SPECIALISTS

ROOFING & SIDING
 GUTTERS | WINDOWS | DOORS | DECKS 

LEADINGEDGEEXTERIORSLLC.COM

CALL FOR YOUR FREE QUOTE 
860.632.0050

HIC# 0641570
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WHILE OTHERS SEEK TO SELL A POLICY,
WE BELIEVE IN THE VALUE OF A RELATIONSHIP. 

26 CLARK LANE

WATERFORD, CT 06385

860.442.1396

REARDONAGENCY.COM

We specialize in providing master policies to condominium 
and homeowners’ associations. 
•  Multiple companies to choose from for best pricing 
•  Coverage advice to best protect your property and liability
•  Personal inspections of all properties 
We look forward to assisting you.

Mallory Reardon Kevin Reardon Susan Reardon

conditions. This must be done for initial analysis and should always 
be field checked on subsequent studies. Failure to provide an associa-
tion with the correct replacement quantities may result in a significant 
underfunded condition down the road.

Replacement costs
The replacement costs shown in the funding table or analysis are 

many times taken from an estimating book or, worse, an outdated 
estimating book.

This can result in underfunding!
While the unit costs provided in the funding table for the replace-

ment of the capital reserve items should be based upon a number of 
sources, including published documentation on replacement costs, more 
importantly they should be based upon experience in site and building 
construction. The individual reconstruction or replacement of each item 
should be analyzed and the resulting unit costs should be adjusted accord-
ingly. Individual (site-specific) characteristics affecting the unit’s costs 
are different on every site and the replacement costs should be adjusted 
accordingly. Existing site conditions, the size and scope of the future 
replacement project, the job access locations, the site restoration costs 
and presence of existing components are all variables that affect the item’s 
replacement costs. Many times the unit replacement costs shown in these 
studies barely cover the materials costs for the item.

This is an unacceptable philosophy and is by far the most glaring 
and unexplainable reason for underfunded reserves. This must be 
corrected.

Combine all three of these “mistakes” made by the professional 
during the funding analysis and the association’s reserve funding could 
be at a disastrous level.

The cash flow analysis, be careful!
Your current reserve funding analysis 

may contain a twenty (20) or thirty 
(30) year cash flow analysis as part of 
the report. As discussed above, Reserve 
spending is dependent upon many vari-
ables. A reserve item’s condition can 
change significantly over time due to 
deficient original construction or other 
variables (inferior materials, weather, 
vandalism etc.). The result is a remain-
ing useful life that can be drastically 
reduced. Qualified inspections, realistic, 
site specific remaining life analysis and 
updating the reserve funding analysis every three (3) years will adjust 
these changing conditions and funding requirements.

Similarly, the replacement costs of a reserved item can change dramati-
cally. Aside from the factors already mentioned, the costs of materials and 
labor are constantly changing. New materials and technologies appear 

TECHNICAL EXPLANATIONS...from page 20.

“Combine all three of 
these ‘mistakes’ made 
by the professional 
during the funding 
analysis and the 
association’s reserve 
funding could be at  
a disastrous level.”
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[Continues on page 26.]

FIRE WATER STORM MOLD

PROUD AND LOCAL SUPPORTER OF CAI CONNECTICUT

When disaster strikes, the clock starts ticking. Fire, water, wind or winter
storm. You can count on BELFOR to respond quickly with workable solutions 
for any property restoration problem, no matter how difficult. We offer 24/7 
emergency solutions to help prevent further damage to your home and your 
community.

30 North Plains Industrial Road, Wallingford, CT 06492 | 203.949.8660 | www.BELFOR.com
Connecticut Licenses: MCO 0902208, HIC 613688

24-HOUR EMERGENCY HOTLINE

800.952.0556

Safety Inspection | Evaluation
Site Containment
Board Up | Fencing
Selective Demolition

Water Extraction
Structural Drying 
Structural Dehumidification
Corrosion Control

Ask Mister 
Condo! 

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 Association Debt Numbers
T.C. from Hartford County, Connecticut writes:

Dear Mister Condo,

What % of condo associations have debt? Is it unusual or common 
to have debt to finance deferred maintenance? Is it 10 %, 50%, 
90% or other? What % of a condo association’s annual revenues 
should be used to service debt, i.e. what % of annual revenues 
should principal and interest payments be annually?

Mister Condo replies:
T.C., that is a series of great and interesting questions, not just in 

Connecticut, but nationally as well. While most  governance  docu-
ments suggest that the association prepare and observe a Reserve Study 
and make regular Reserve Fund contributions, many do not. Even in 
states where there are additional laws supporting this practice, it is still 
fairly common for associations to get themselves upside down in the 
long run because they opt to underfund their Reserves or not fund 
them at all. Why? In a word, because the sweetness of low common 
fees outweighs the bitterness of paying more every month for mainte-
nance that won’t happen for years. Current owners don’t care about 
repairs that will be needed years later, especially if they have no inten-
tion of living within the association a few years from now. I can’t speak 
for the specifics in Connecticut but my guess is that the percentage of 
communities with underfunded Reserves is roughly 70%. Worse of 
that 70% underfunded, almost one half of those associations are so 
poorly underfunded (if funded at all), they will surely need to either 
borrow money or levy a Special Assessment just to make the known 
repairs that are coming due or have come due already. There are no 
“one size fits all” formulas to apply here. Each association is differ-
ent and each requires its own Reserve Study (even if done in house 
by volunteers). Once the dollar amounts for future repairs are known, 
the common fees should be adjusted to save for that known expense. 
If an association decides to go the route of an HOA loan, as many do, 
all they are really doing is transferring the debt from the owners when 
the asset deteriorated and passing it on to future owners. Personally, 

every day. Reserve funding updates should adjust the funding require-
ments accordingly. These variables also affect cash flow on a regular basis.

In addition, an association’s actual funding can change drastically 
from year to year. Catastrophic events or unpredicted spending (snow 
removal, storm damage, etc.) does occur from time to time and may 
also affect cash flow.

For the above reasons, projecting cash flow over a thirty (30) year 
period is not meant to be a long term tool for an association to use. The 
expenditure costs demonstrate that the association’s reserve funding is 
on course toward proper funding. The cash flow numbers are all rela-
tive and dependent on each other and an unchanging, perfect world. 
Compound any of the problems associated with the deficient funding 
analysis (discussed above) and the result is that the thirty (30) year 
cash flow projection is less effective as time passes. The consequence 
is an underfunded association and a potential financial disaster to its 
residents.

Please be aware, however, that the cash flow analysis is an effec-
tive tool for adjusting the yearly funding requirements as long as 
the reserve analysis updates are performed regularly and performed 
accurately as discussed above.

Avoiding the Nightmare 
Any one of the above-discussed inaccuracies in a capital reserve 

study can cause incorrect funding for a community. A combination 
of the errors can be disastrous. Continued periodic reserve updates 
using actual site conditions and realistic replacement dates and costs 
is a much more effective way (if not the only way) to ensure that an 
association’s capital replacement items are being properly funded. The 
qualified inspection of the items by a licensed professional engineer 
(P.E.) and the preparation of the analysis by a CAI reserve specialist 
(R.S.) ensures that an accurate evaluation is made. The periodic update 
allows for adjustments to be made for useful life, unit quantity, unit 
cost, or additional items to be funded as required to avoid the “night-
mare” of the special assessment. n

Andrew Amorosi, P.E., R.S is the managing principal with The Falcon Group for the 
preparation of Capital Reserve Studies and Transition or Engineering Reports for com-
munity associations and has achieved the CAI National Professional Designation as a 
Reserve Specialist (R.S.).
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ClassifiedServices
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

CAI-CT MEMBER

Let Our Experience Work for You!

COMMUNICATION • RESPONSIVENESS • SERVICE

800.767.8910
 www.primetouch.net

carpentry • siding • painting

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

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, Vice President Association 
Financial Partner  
377 Manning Street 
Needham, MA  02492 
781-254-8220 Phone  
www.allianceassociationbank.com 
tloughran@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 • l.allegro@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

Windsor Federal Savings 
Wendy Colleary 
250 Broad Street 
Windsor CT 06095 
860-298-6151 • Fax: 860-242-5513 
wcolleary@windsorfederal.com 
windsorfederal.com 
CAI-CT MEMBER

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 • 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

Zeldes, Needle & Cooper 
Contact: Robert Pacelli, Esq. 
1000 Lafayette Blvd., 7th Floor 
Bridgeport, CT 06604 
203-333-9441 • Fax 203-333-1489 
Email: rpacelli@znclaw.com 
CAI-CT MEMBER

Common Interest  
Hits YOUR  

Target Market!
To Advertise Call 

888-445-7946 
or email:

info@BrainerdCommunications.com
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[Continues on page 26.]

INSURANCE

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

The Reardon Agency, Inc. 
Mallory Reardon Porter 
26 Clark Lane 
Waterford, CT 06385 
(860) 442-1396 • 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 
Brendan McCarthy 
51 Southern Blvd. 
Danbury, CT 06810 
888-480-5253 Phone 
www.solitudelakemanagement.com 
brendan.mccarthy@solitudelake.com 
CAI-CT MEMBER

MANAGEMENT COMPANIES

County Management Services, LLC  
6527 Main Street  
Trumbull, CT 06611 
203-261-0334  • 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

White & Katzman Management, Inc.  
Contact: Adam White  
111 Roberts Street, Suite G1  
East Hartford, CT 06108  
(860) 291-8777  
adamw@wkmanage.com  
whiteandkatzman.com 
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

CAI-CT MEMBER

Let Our Experience Work for You!

COMMUNICATION • RESPONSIVENESS • SERVICE

800.767.8910
 www.primetouch.net

carpentry • siding • painting

CAI-CT MEMBER

Looking for a 
service provider?  

Check out our 
online service directory at:   

www.caict.org 
to find the professionals 

you need!
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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

CLASSIFIED SERVICES...from page 25. 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

Reficio Company, LLC  
Contact: Alex Gritzuk 
70 Industrial Park Access Road  
Middlefield, CT 06455  
(860) 961-6562  
www.reficiocompany.com 
CAI-CT MEMBER
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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-CT 
30 N. Plains Industrial Road 
Wallingford CT 06492 
800-952-0556 
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@crystal1.com 
www.crystalrestorationservices.com 
CAI-CT MEMBER

United Property Restoration Services 
Licia Ciotti 
800-835-0740 Phone 
860-349-2580 Fax 
www.unitedprs.com 
lciotti@unitedprs.com
CAI-CT MEMBER

I wouldn’t purchase into a community that didn’t have a strong Reserve Fund and plan in 
place. Without the funds available, the new owner is very likely going to pay for the previous 
deterioration of the common assets. It is patently unfair and a tremendous risk to the associa-
tion. The FHA recognized this shortfall in condominiums many years ago when they started 
tracking Reserve Fund contributions in associations where the buyers needed FHA-backed 
loans. The FHA required the association to get certified and provide evidence that they were 
putting at least 10% of their annual dues into the Reserve Fund. In reality, most associations 
need between 20% – 30% to adequately fund their Reserves. So even though an association 
may be FHA-eligible and compliant with the 10% rule, that is no guarantee that there is 
nearly enough money being saved for major common element replacement. Roofs will fail, 
driveways will deteriorate, siding and windows will need replacing. It’s not guesswork. Only 
proper planning and funding can make the association fiscally solvent. Anything less leads to 
the numbers and problems you may be seeing in your own association. All the best!

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! n

ASK MR. CONDO...from page 23.
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We have all heard the adages about being proactive: “The 
early bird gets the worm” and “Never do tomorrow what 
you can do today.” These principles apply to nearly every 

facet of life, whether it’s our job performance, healthcare, financial 
planning, or in this case, lake and pond management. It’s no secret that 
taking care of our environment is important, but it goes beyond that. 
Science suggests that the preservation of our water resources is a key 
factor in our health and happiness; memorable experiences and time 
spent around the water lead to a greater sense of peace and connection 
to the world around us. 

Much like the human body, when a lake or pond is ‘young,’ it typi-
cally requires less effort and funds to keep it healthy and functional. 
But a lifetime of neglect can lead to premature aging and serious imbal-
ances. Without ongoing management, waterbodies become inundated 
with organic matter, sediment, debris, and other pollutants that cause 
aesthetic, ecological, and functional problems. These can arise in a 
multitude of ways, including recurring water quality issues, nuisance 
weeds and algae, and foul odors — and even scarier issues may lurk 
unnoticed beneath the water for many years before they manifest. 
When they do finally appear, it is generally a sign that the waterbody 
requires significant intervention. 
•	 Disregarded plant matter and debris can clog and damage stormwa-

ter equipment and increase the risk of dangerous flooding

•	 Harmful Algal Blooms can create toxins that may harm aquatic 
animals, pets, and humans

•	 Invasive plants like Phragmites can take years of dedicated treat-
ments to successfully eradicate

•	 Invasive animal species like armored catfish, bufo toads, and quagga 
mussels can out-compete beneficial native species and pose signifi-
cant challenges and costs to remove

•	 Shoreline instability can cause expedite lake and pond “aging” and 
endanger others 

•	 The accumulation of muck and sediment over time can reduce depth 
and volume — with costly and invasive dredging oftentimes being 
the only solution

The number of tools necessary to restore an imbalanced lake or 
pond depends on many factors, and the benefits can be fleeting if 
not done consistently. That’s why year-round maintenance is key. To 
begin developing an annual management program, aquatic specialists 
conduct preliminary assessments that examine the biological, physical, 
and chemical properties of the water. Detailed visual inspections and 
baseline water quality tests provide valuable insights into the overall 
health of the waterbody and establish an important foundation of data 
to inform future management decisions.

Once preliminary assessments are completed, a customized manage-
ment program can be designed. The most effective programs lean on 
cutting-edge technologies, comprehensive data collection, routine lab-
oratory analysis, and premium services like nutrient remediation, algae 
ID, biological augmentation, oxygenation, and erosion control solu-
tions that help stakeholders achieve the trifecta of health, functionality, 
and beauty. And these solutions are underscored by the guidance and 
expertise of scientists who specialize in freshwater management.

Lakes and ponds exhibiting more mild issues or those with budget-
ary limitations can still be supported by the basics like periodic visual 
monitoring, nuisance vegetation control, buffer management, and 
decorative pond dye. These ongoing efforts help lay the groundwork 
until more advanced solutions come into the picture. Consulting with 
your lake and pond management professional can help you make the 
most appropriate decision for your property and your wallet.

Lakes and ponds are an investment, but the upfront costs to kick-
start your management program will help to reduce expenses that are 
often much larger and more concerning down the road. While every 
aquatic ecosystem has different needs, they all benefit most from com-
prehensive maintenance strategies supported by the most effective and 
sustainable technologies available to us. Like most other facets of life, 
when it comes to lake and pond management “an ounce of prevention 
is worth a pound of cure.” n

Marc Bellaud, is an Aquatic Biologist and Director of Technical Services  at SOLitude 
Lake Management.

Why Proactive Annual Lake and Pond Management  
is Better for the Environment and Your Wallet

By Marc Bellaud
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“Without ongoing management, waterbodies 
become inundated with organic matter, sediment, 
debris, and other pollutants that cause aesthetic, 
ecological, and functional problems.”




