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2024 Board of Directors

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 over 240 property managers, over 150 businesses, and over 
800 community association volunteers representing over 80,000 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 necessarily 
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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“...it’s important for each 
association to ensure it has 
complied with the Corporate 
Transparency Act.”

I’m pleased to report that our recent Legal Symposium on October 
24, 2024, was a tremendous success. The event was well attended, 
with exceptional speakers who presented on a wide range of topics 

impacting our communities. For those who were unable to join us, 
the symposium is available on-demand at www.caict.org. I encourage 
everyone to take advantage of this resource.

As we approach the end of 2024, it’s important for each association 
to ensure it has complied with the Corporate Transparency Act. While 
CAI has filed for an injunction to temporarily stay the requirement 
of filing, associations should be prepared to file. This is particularly 
important for those utilizing third-party services to assist with filing, 
as there may be delays if there is a last-minute rush. (Please note that 
one of the sessions from our Legal Symposium was on this topic and 
can be viewed on demand.)

I also want to take a moment to acknowledge the impact of 
Hurricanes Helene and Milton. Many of us have neighbors, friends, 
family, and loved ones who have been directly affected. Our thoughts 
are with everyone impacted by the Hurricanes.

Thank you to everyone for your continued dedication and commit-
ment to our communities across Connecticut. n



				  
						    

						    
						    
			 

CONTENTS From the Chapter Executive Director

Common Interest
Publication Committee
Dan Levine, CPA, MBA, Chair 

Tomasetti, Kulas & Co.

Adam J. Cohen, Esq. 
Pullman & Comley, LLC

Jonathan Chappell, Esq. 
Feldman, Perlstein & Greene, LLC

Rich Wechter, CMCA 
Westford Real Estate Management, LLC

Common Interest is published by the Connecticut 
Chapter of the Community Associations Institute.  All 
articles and paid advertising represent the opinions of 
authors and advertisers and not necessarily the opinion 
of either Common Interest, the official publication of 
CAI Connecticut or Community Associations Institute. 
This publication is issued with the understanding that 
the publisher is not engaged in rendering financial, 
legal, accounting or other professional services, and the 
information contained with in should not be construed 
as a recommendation for any course of action regarding 
financial, legal, accounting or other professional service 
by CAI, the Connecticut Chapter, Common Interest or 
advertisers. If legal service or other expert assistance is 
required, the services of a competent professional should 
be sought. The entire contents of Common Interest is 
protected by copyright. Reproduction in whole or in 
part without written permission is expressly prohibited.

	 3	 President’s Message

	 4	 CED Message

	 5	 Upcoming Events

	 6	 Homeowners Column

	 7	 Statutory Snippet

	 7	 New & Renewing Members

	 8	 Legally Speaking

	10	 Financially Speaking

	14	 Fall Fun Wrap-up & Photos

	17	 Street Lighting — a Financial Waste  
		  for HOAs

	18	 Nightmares in Connecticut

	20	 Manager’s Column

	24	 Reserve Studies and Funds GAP,  
		  3rd Edition — Print Book

	26	 Technical Explanations

	28	 Environmental Tip

29		 Classified Advertising

31		 Index of Display Advertisers

Kim McClain

C
ou

rt
es

y 
C

A
I-

C
T.

“Bravery is the capacity to perform properly  
even when scared half to death.”

~ Omar N. Bradley  

SAVE THE DATE!

Saturday,  
March 15, 2025

Reserve Your Booth & Sponsorships Today!

Good for 4 
continuing 
ed credits.

Visit www.caict.org  
for more information.

Given it’s Halloween season, we’re focusing this issue on things that are scary in com-
mon interest communities.  Yet, most of us know from experience that many (but 
not all) of those scary situations can be prevented.  Our authors offer insights and 

suggestions about how you can handle challenging situations to minimize the scary stuff from 
happening.

We provide timely topics in our magazine and for our programs to empower our members 
to make informed decisions and adopt best practices in their communities.  We see in this issue 
alone, a wide array of problems that can have a devastating impact on communities.  For exam-
ple, does your community have a disaster plan in the event of a fire or flood?  Who are you 
going to call and in what order?  Do you incorporate aggressive measures to keep your funds 
safe?  Are you using those funds to ensure you are maintaining your property so that your 
community residents are safe?  How do you handle owners who literally believe that the rules 
don’t apply to them?  There is so much to unpack here!

There are also no doubt some scary conversations that need to happen. If common charges 
have been kept low for years, how are those fees going to cover the large increases in insurance 
premiums largely due to extraordinary disasters beyond your community’s control? Can your 
association afford to tackle all the maintenance projects that have possibly become very serious?  
Is your board preparing to have those tough conversations?  Your experienced service providers 
are there to help you deliver the message about the frightening realities.  Don’t hesitate to tap 
them to attend your meetings to help explain what steps need to be taken to keep your associ-
ation from experiencing nightmares. n
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	 UPCOMING CAI-CT EVENTS

Jump Start January   
(Hosted on Zoom) 
Wednesday, January 15 • 12:30 pm - 2:30 pm

Exclusively for Managers No need to leave your 
home or office.  Connect through ZOOM! Start 
off 2025 with some great education opportunities! 

$30 - CAI Members / $55 - Non-Members

CONDO INC. — WEBINAR SERIES   
(Hosted on Zoom) 
Saturdays, January 25, February 1, February 8 • 9:00 - 11:00 am 
Are you a board member of your association or considering 
stepping into that role? No matter if you’re a seasoned pro, newly 
elected, or a unit owner eager to understand how associations 
work, Condo Inc. is the essential course for you! This is your 
chance to gain valuable insights and skills that can make a real 
difference in your community. And if you can’t attend the live 
session, don’t worry! Just register, and we’ll ensure you receive 
the recording afterward. Don’t miss out on this opportunity to 
empower yourself and enhance your association!

$30 - CAI Members / $45 - Non-Members

•	Member Managers, Management Companies  
& Business Partners:  
Visit https://www.caict.org/page/Directory

•	Member Homeowner Leaders: 
Visit https://www.caict.org/page/Associations

Attention all  
CAI-CT Members
The 2025 Directory is going  

to press on DECEMBER 12TH!  

Be sure your  
listing is correct! 

The 2024 DirectoryCheck 
Here

Email ellen@caict.org if you need additional information.

27th Annual Conference & Expo 
Saturday, March 15th • 8:30 am - 2:00 pm

Reserve Your Booth & Sponsorships.   
Visit www.caict.org for more information.

CEUs
4.0CEUs

2.0

Visit www.caict.org to register  
and for updated information.



Community Associations Institute—Connecticut Chapter

• CONNECT with CAI6 

HomeownersColumn...

My Recurring Scary Story — 
If it Were Only a Nightmare Instead

By Eric R. Judge, EBP

Eric R. Judge, EBP

Not Once, But…….
On November 5, 2016, I received a call from Alex, 

He said “Eric, the building where your condo is 
located is on fire! I said what? He responded that it 
is on the news now.” I jumped into my car with my 
heart racing as I completed the usual 15-minute drive 
from my home to the rental in almost half the time. 

I thought that I must be asleep and dreaming, 
but I was completely awake, and it was daytime. I 
was sweating profusely as I was hoping that no one 
was hurt. While on my way there I got a call from 
Matthew who was also telling me about the fire. He 
let me know that his nephew had gotten out of my 
unit with his wife safely. 

Once I got there, I saw lots of people outside on 
the lawn. Matthew approached me and told me that a 
lady in the downstairs corner condo unit was smok-
ing, fell asleep and awoke to fire and smoke in her 
unit. She ran out of her condo unit. Unfortunately, 
she left her oxygen tank inside. The fire ignited the tank, there was a 
whoof sound, the fire raged up and across the upper level of the condo 
building. 

I stood there happy that no one was injured, and that the fire 
department and paramedics only needed to apply an oxygen mask 
to the lady who was responsible for the fire. It was a sad sight and it 
seemed unreal. 

I started thinking of the hard work that I recently done resurfacing 
the hardwood floors myself. It was my first time redoing hardwood 
floors and it came out looking absolutely beautiful not just to my lik-
ing, but to my tenants as well. The rebuild would take approximately 2 
and half years due to changing codes, upgrades required by the utility 
companies and the insurance company requiring certain payments to 
be paid only after the condominium association paid for them first. 

 Unfortunately, this wasn’t my first fire experience, my long tenure 
as a landlord and real estate investor has been singed with three such 
experiences. On March 10, 2016, a condo unit in West Hartford in 
the same building in which I owned a condo caught fire in the middle 
of the night. My unit did not suffer any direct damage. As bad luck 
would have it, the town fire and health departments declared that 
the asbestos in the building ceilings had been compromised, and as a 
result the entire building would have to be closed to all inhabitants 
while the asbestos was removed.
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My last fire experience was January 2, 2020, when one of my condos 
in North Carolina would be set ablaze. The only difference from the 
other two times would be that this time it would be my tenant who 
was at fault. They started the fire by failing to inform the property 
manager that the dryer was making weird noises a few days earlier and 
by not discontinuing its use. 

The fire department came and doused the four units in that building 
to contain the fire. All four units int the building were fire damaged 
and severely water damaged. It would take almost a year and a half to 
rebuild the building. The only good news was that no one was injured.

Bad Luck
How could I be so unlucky?  I have asked myself that question so 

many times. In fact, I have asked fellow members of a landlord asso-
ciation to which I belonged at the time. Interestingly enough, there 
were those who had experienced one. However, no one could beat my 
three occurrences. What makes that fact more interesting is that a few 
members owned a vastly greater number of rentals than me.

Please Tell Me That It’s Not Happening Again
In March of this year in the middle of the day, I received a text 

from a condo association board member saying that the fire alarm in 
one of the buildings was going off and that the South Windsor fire 
department had arrived. I became tense and I instantly could feel my 

“...a lady in the downstairs corner condo unit 
was smoking, fell asleep and awoke to fire and 
smoke in her unit.”



Volume XIX: Issue 7, 2024 • Common Interest

7CONNECT with CAI •

Welcome New Members
Associations
Spring Lake Condominium Number Nine Association 
The Village at Oxford Greens 
Victoria Beach Condominium Association

Individual Managers
Lucas Reed Altman 
Christopher J. Bialecki 
Robert Santos 
Arthur J Spaulding, CMCA

Management Companies
Wa We Property Management

Thank You Renewing Members
Associations
84 Skyview Condominium
Bartlett Hill Homeowners Association
Gloria Commons Homeowners Association, Inc.
Governors Ridge Association
Greenwich Towers Condominium Association
Heritage Cove Condominium Association
Meadow Hill, Inc.
Mystic Run Association, Inc
Quaker Green
Sonoma Woods Condominium

Spring Lake Condominium # 8 Association, Inc.
The Meadows Association, Inc.
The Renaissance of Danbury Condominium 
Association
Town in Country Condominium Association, Inc.
Trolley Hill Condominium Association
Woodridge Lake POA, Inc.

Individual Managers
Natasha Bavrlic, CMCA, AMS
Darrell S. Burne, CMCA
Ryan Christopher Hankey
Kristin A. Davis, CMCA
Edward Davis, Jr., CMCA, AMS
Dennis DeMeglio, CMCA
Robin T. D’errico, CMCA
Kevin Dzikowski, CMCA
Amber Lee Fairfax, CMCA
Terri Henderson, CMCA
Travis Hyatt, CMCA, AMS
Karl P. Kuegler, Jr., CMCA, AMS, PCAM
Marcus Laflamme
Georgie L Machado, CMCA
Philip Charles Mahler, CMCA
Jeffrey McDonald, Jr.

Management Companies
Westford Real Estate Management,  
LLC, AAMC
CM Property Management
Imagineers, LLC
KP Management
Scalzo Property Management, Inc.
Sound Real Estate Services, LLC
Westford Real Estate Management, LLC

Business Partners
Avidia Bank
CondoLogic
Edward Jones
Mark D. Alliod, CPA
National Cooperative Bank
Planned Companies

THANK YOU NEW & RENEWING MEMBERS

Statutory Snippet

You should explore, with your condo association, 
whether there is a reason why the problem has 

not been fixed. If the problem is the fault or responsibility of a 
fellow condo owner, the condo association can take legal action 
against the unit owner. They also have the authority to levy a 
lien and institute penalties against condo owners to try to force 
them to pay to fix the problem.

Does your condo association have the funds to fix the problem? 
Is it possible that condo owners’ dues have not kept up with costs 
to resolve the problem? Would you and fellow condo owners be 
willing to increase condo fees to pay for the fix?

Discuss your concerns with your board members. If that 
does not work, be sure to discuss it with fellow unit owners. 
You should report this health concern to your local Health 
Department and you may wish to consider taking legal action 
against the condo association board.
Source: CT Department of Consumer Protection – Condominium FAQs.

What if there is a serious 
health risk that the condo 
association or a fellow condo 
owner won’t pay to fix?

heart beating very fast as the nightmares (or, daymares) of yester year 
quickly flashed before me.

Then I received a text message from one of my tenants to call him 
as soon as I could! It turns out that my tenants had overcooked their 
dinner and the fire alarm in the building was triggered. I let the other 
board members know what had transpired and we all were relieved!

The Third Time Was Not a Charm
Well, it’s October and most people are excited about Halloween. 

Many people may be surprised to know that The National Fire 
Prevention Week also takes place in October. I am dedicating this 
Scary Story to that celebration as having adequate insurance coverage 
allowed me to keep all of my properties while I navigated the many 
complexities that come with rebuilding after a fire. 

This Scary Story is a public service announcement, and no prop-
erty insurance vendors are allowed to use my stories without paying 
me a royalty fee (psst, see me privately and we will work something 
out😊). To everyone else, remember these stories really happened. I 
only wish that they were a nightmare instead. My point in sharing my 
stories is to remind everyone to check their property insurance cover-
ages and my hope is that you will not need to use them  because you 
experienced a fire, never mind three. n

Eric R. Judge, EBP  is a board member of multiple community associations, a real 
estate investor and a financial advisor in Glastonbury, CT. Eric also serves on the CAI-
CT Board of Directors and is a member of our Fall Fun Committee.
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Sovereign Citizens: 
What Your Association Should Know

By Adam J. Cohen, Esq.

Adam Cohen, Esq.

LegallySpeaking...

Maybe you’ve already heard of them. They call themselves 
“sovereign citizens,” “state nationals,” “freemen,” “private 
persons,” “constitutionalists,” or “natural people.” What do 

they believe, and why should homeowners’ associations care?
The central tenet of the sovereign citizen ideology is that nearly 

all government is illegitimate and has no authority over them, or that 
they can exempt themselves from that authority simply by saying so. 
The details vary by adherent and are usually incomprehensible, but 
most will say that the federal government was illegally taken over by 
a corporation in the 1700s or 1800s which has improperly altered the 
Constitution and created a “strawman” identity for every American 
at birth. People can separate themselves from that strawman with 
certain paperwork, becoming a “free” person no longer subject to the 
restraints on that artificial legal identity. That process, called “expa-
triation,” involves the creation of official-looking forms and notices 
which they post up or file in the local land records.

They believe that doing this makes them exempt from most laws 
and taxes, as well as immune to arrest and court jurisdiction. For 
example, they deny any obligation to maintain driver’s licenses or 
motor vehicle registrations, telling police officers who pull them over 
that they are engaging in constitutionally-protected “travel” rather 
than artificially-regulated “driving.” They believe that nearly all laws 
are contractual, such that no one can make them do or pay for any-
thing without their explicit agreement. Many believe the government 
has monetized their “strawman” identity by creating an account con-
taining hundreds of thousands of dollars which they can “charge” to 
simply by telling a creditor to retrieve that (imaginary) money.

Sovereign citizens hobble together legal arguments from various 
sources, mostly consisting of misinterpretations of early American 
documents, admiralty, common law, legal dictionaries, the Bible, and 
the Uniform Commercial Code. They often write lengthy diatribes 
filled with legalese to protest anyone who asks them to do anything 
they do not want to do. If forced to sign a legal document or even 
use a social security number or zip code, they will often add “TDC” 
— standing for “under threat, duress, and coercion.” They regularly 
get into trouble with legal authorities when they refuse to pay taxes, 
ignore laws and regulations, forge legal documents, or steal services 
such as postage and utilities. One famous example is actor Wesley 
Snipes, who fought federal tax evasion charges in 2006 by claiming 
sovereign citizenship (and was sentenced to three years in prison).
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The sovereign citizen movement has its roots in 1970s anti-govern-
ment, conspiracist, white supremacist, and pseudo-legal ideologies. It 
spread more rapidly with the advent of the internet and, more recently, 
the rise of Trumpism and opposition to pandemic mandates. Its adher-
ents are generally unaffiliated with each other, but they often share 
information and strategies. To understand the scope of the movement 
in the United States, it has been estimated that sovereign citizens and 
related anti-tax conspiracists have caused one billion dollars in public 
losses between 1990 and 2013, and probably double that amount since.

Although it’s easy to laugh at their beliefs, tragically, many of these 
people have been duped into them, over because they are already 
dealing with desperate legal problems or mental illness. Some, known 
as “gurus,” profit by selling them forms and literature. But they can 
also be extremely disruptive and even dangerous. The FBI considers 
sovereign citizens to be a domestic terrorist threat; Oklahoma City 
bombing co-conspirator Terry Nichols and many QAnon and mili-
tia members are adherents. They often engage in “paper terrorism” 
against their creditors — sending them realistic-looking legal docu-

“They believe that nearly all laws are 
contractual, such that no one can make 
them do or pay for anything without their 
explicit agreement.”

NO CONDO 
FEE

FOR ME
NO CONDO 

RULES
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ments that purport to put them on “trial” or subject them to “orders” 
or even a “death penalty.” They have been known to record fraudulent 
“liens” against other people’s property which are not discovered until 
the owner tries to sell or refinance, and removing those liens can be 
difficult. When sued, they represent themselves rather than hiring 
lawyers and flood the litigation with hundreds of pages of dense, 
nonsensical legal arguments while ignoring court rulings and proce-
dures. Make no mistake: they always lose in court, but the process is 
protracted, expensive, and absolutely exasperating.

Sovereign citizens can create a lot of trouble for the homeowners’ 
associations they live in. They will routinely violate rules, refuse to 
pay common charges, harass board members who cross them, and 
drive up litigation costs when sued for enforcement. They may tell 
boards to deduct their common charges from their strawman account, 
submit a fake “bill of exchange” purporting to charge that nonexistent 
account, or post signs claiming that anyone who speaks to them agrees 
to pay fixed prices per minute of their time. I am currently involved 
in a bank’s foreclosure against a unit owner who files lengthy briefs 
and appeals explaining not only why all mortgages are illegal, but that 
he is completely beyond the reach of all laws for a variety of impres-
sive-sounding legal reasons. I once had a gentleman send me a very 
official-looking “Common Law Grand Jury Notice” purporting to 
stop me from auctioning his property, complete with a raised seal and 
bearing the name of a real-life judge, because a “court of the people” 
had decided he was “exempt.” (He was floored when I told him at 

the auction that my client and I only recognized the authority of real 
courts rather than imaginary ones.)

You can identify sovereign citizens by their use of certain buzz-
words: “sovereign,” “El-Bey,” “exempt,” “the People,” “private,” 
“Republic,” “Moorish,” and others. They often use strange punctua-
tion or capitalization in their names, supposedly to distinguish them-
selves from their govern-
ment strawman. They use 
symbols on their postings 
and correspondence which 
include altered American 
flags and bald eagle insig-
nias, fingerprints in lieu 
of signatures, fake postal 
code and other govern-
ment emblems, varying 
colors of ink, and numerous citations to statutes. When you encounter 
a resident like this, stay professional and follow your usual proce-
dures, but limit unnecessary communication. Check the land records 
for unauthorized “liens” against your home. And of course, get the 
association’s attorney involved early. 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 com-
munities in matters ranging from amendments of governing documents to internal and 
commercial disputes.

“They will routinely violate 
rules, refuse to pay common 
charges, harass board members 
who cross them, and drive up 
litigation costs when sued for 
enforcement.”

Exclusively for Managers No need to leave your 
home or office.  Connect through ZOOM! Start 
off 2025 with some great education opportunities! 

    To register visit www.caict.org.

$30 - CAI Members 
$55 - Non-Members

Good for  
2 CEUs.

JUMP START JANUARY 
(Hosted on Zoom)

Wednesday 

January 15, 2025 
 12:30 pm - 2:30 pm
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FinanciallySpeaking...

Information Reporting
By Daniel Levine, MBA, CPA

Daniel Levine, CPA

This month’s article theme will be scary stories and believe it or 
not accounting can have its fair share of these. At the start of 
the year, we looked at the issue of information reporting as it 

relates to the IRS Form 1099 Misc & 1099 NEC.  Well, during the last 
few months, I’ve had a few clients that have dealt with the ramifica-
tions of this reporting being done incorrectly and is a good fit for this 
issue’s theme.

A Small Refresher
Before we begin on the specifics of the ramifications being faced, 

first a quick refresher on what the purpose of a Form 1099 is.  These are 
forms generated annually by the association to report to its vendors, 
the federal government, and the state government what they were paid 
for services.  Certain vendors must have payments reported a certain 
way and not all vendors will require a Form 1099 sent to them, how-
ever, generally the purpose of this reporting is so the Internal Revenue 
Service can cross check what the association reported against what the 
vendor reports in income and see if there is a discrepancy.  If there is, 
the IRS could decide to investigate further.  

The association doesn’t pay any tax when preparing Form 1099’s it’s 
simply reporting information.  However, there are certain cases where 
the association’s responsibility could be greater than just reporting 
payments and the ramifications of noncompliance could be a large 
bill from the IRS.  The need to engage in that greater responsibility 
is determined when the association obtains a Form W9 from their 
vendor which provides the vendor’s information that is required to 
complete the Form 1099 process.

When the Association is Responsible for More 
than just Reporting

The main potential exposure to preparing Form 1099 is two-fold, 
the first is preparing and filing them on time each year, the second is 
whether the vendor’s information is accurate.  This article won’t be 
focusing on the first as that penalty would be expected.  No, this article 
is going to look at what happens if the vendor didn’t provide a W9, 
gave the wrong tax ID, etc.  

In those cases, the association is required to begin what is known as 
backup withholding.  This is a flat 24% of tax withheld by the asso-
ciation from the vendor payment.  This withheld tax is then remitted 
to the government on Form 945 and listed on the annual Form 1099 
when prepared so the vendor is aware of what has been withheld.

The issue here becomes what if the payments weren’t made, and that 
is when the horror story kicks in.  If backup holding was required but 
not done, then the association could be liable for the tax itself along 
with any interest and penalty from not remitting the tax when it was 
supposed to.  For example Landscaper A provides services to the 
association and invoices $1,000. The association doesn’t obtain a W9 
and pays the $1,000 to the vendor. The IRS finds out that the W9 was 
incorrect and sends notice to the association that it wants the backup 
withholding due of $240 (24% of the $1,000) and adds additional 
interest and penalty.  The association will be on the hook for this, not 
the vendor.  So, to satisfy the notice the association will have to pay 
$240 and interest and penalty.

Instead, the association should have paid the vendor $760 and remit-
ted the $240 to the IRS which the vendor could claim as tax withheld 
when they file their return.  Now this example is for a minor cost.  
Imagine Landscaping is $100,000 for the season and backup withhold-
ing was needed. That is now a $24,000 bill the association must deal 
with.  The penalties involved here could be the following:
1)	Failure to file penalties for no Form 945 being filed.
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“...that is when the horror story kicks in. If 
backup holding was required but not done, then 
the association could be liable for the tax itself 
along with any interest and penalty...”
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[Continues on page 12.]

2)	Failure to make a proper federal tax deposit for not remitting the 
withholding. 

3)	Failure to pay for not paying the base withholding.

Depending on the time elapsed with the withholding, this can 
amount to almost as much as the backup withholding amount itself 
resulting in now an almost $50,000 bill.

But how would the IRS know about the missing W9? Well, there 
are few ways that the IRS may determine the association should have 
made a filing but did not. 

The first would be the IRS has told the vendor that backup with-
holding is required on their payments. This can be for a variety of 
reasons but is usually when the vendor has not complied with tax rules 
themselves.  In these cases, the vendor is on the IRS’ radar and when a 
1099 is issued with no withholding they can immediately request the 
backup withholding.  In this case the vendor will need to indicate that 
backup withholding is required when they complete a Form W9. If 
they did not, then the association may have a case to avoid the above 
issues.  However, if no W9 is on file for that year, then getting out of 
these penalties and taxes may be very difficult.

The other way this may be caught is that the association itself may 
have tried its best to comply with the rules without doing so correctly.  
This case may occur when the association knows it has to prepare 
a Form 1099 but doesn’t have the requisite information like the tax 

Common Interest welcomes the submission of articles, news 
and announcements subject to space limitations, editing and 
appropriateness, including educational value.  The Common 
Interest Publication Committee will make every effort to 
publish articles submitted and may even be able to help you 
with your submission.  

Please call (860) 633-5692 or  
E-mail: kim@caict.org for  

more information.

Share your 
news and 
expertise!
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FractionalHOA
By: CPE Property Management

Mgmt

www.cpepropertymanagement.com www.fractionalhoamgmt.com

identification number.  In this case the association mails a 1099 missing 
the relevant information and this is how the IRS determines Form 945 
is needed.  Unfortunately the rules are that as soon as the association 
does not have the necessary information to comply with information 
reporting rules, it must begin the backup withholding and remit pay-
ments to the IRS and file Form 945 after reasonable follow ups for the 
information are made.  As a result, the association tries to do the right 
thing, but sets itself up for a potential issue.

FINANCIALLY SPEAKING...from page 11. How to avoid this issue
The easiest way to avoid this issue is for an association to enforce a 

strict payment policy with its vendors.  This policy should reflect that 
no payment is made to the vendor until a completed W9 is returned.  
This can be challenging when something calls for emergency work to 
be done and a deposit is needed, but adherence to the rule will allow 
an association to process payments in the method prescribed by law 
and avoid unnecessary penalties and interest.

Another, albeit potentially limited, option is if the vendor is still 
used by the association.  The association could look to handle any 
backup withholding from current payments in order to avoid the 
issue of paying both the vendor and the IRS for the same services.  
However, this may put a strain on the relationship between the 
vendor and the association and it is much better to avoid by being 
proactive.

Conclusion
While filing an annual Form 1099 to vendors may seem simple, 

there are potential issues that an association can encounter that can 
add up to a large and unexpected tax burden that is difficult to avoid.  
By having a proactive policy prior to any payments being made to 
deal with information reporting an association can prevent these issues 
from occurring and maintain compliance. 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 serves as the Chair of our 
Publications Committee and is an active participant in CAI-CT related programs and 
can be found presenting frequently.

Please note our  
new address:

63 Eastern Blvd.,  
Glastonbury, CT 06033
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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
FELLOW, COLLEGE OF COMMUNITY ASSOCIATION LAWYERS

Christopher E. Hansen
Rebecca Sandler
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We had a record number of attendees at our Annual Fall Fun 
event on September 25, 2024.  Our education program was 
focused on important things to consider when preparing 

your budgets: rising insurance rates, serious maintenance issues, 
underfunded reserves and more.  Our speakers delivered somber news 
about what will likely be in store for the future.

After hearing some sobering details about association finances, 
attendees had the opportunity to share a drink and tasty food.  Lots of 
lively conversation filled the brewery.

Our amazing Fall Fun Committee was a great team!  They orga-
nized an excellent program and even put together a fun scavenger 
hunt.  We truly appreciate all of their excellent energy!

Fall Fun Committee
Chair — Licia Ciotti — United Property Restoration Services 
Eric R. Judge — Edward Jones
Bev LaBombard — Sandler & Hansen, LLC
Jessica Lubee — Turner Home Improvement
Cindy Palmer — Dime Bank
Ben Whittemore, CMCA — Paladin Property Management
Dermont Woods — The Scoop Master Pet Waste Removal

Thank you to our phenomenal sponsors!

Event Sponsor
Pro-Klean Cleaning & Restoration Services, Inc.

Brewery Exhibitors
Bouvier Insurance
Dime Bank
Gutter Guys
Reserve Advisors
V. Nanfito Roofing & Siding

Axe Throwing Sponsor
Turner Home Improvement Contractors, LLC

Refreshment Sponsors
Alliance Association Bank
Crystal Restoration Services of NE
HomeWiseDocs
United Property Restoration Services

Fall Fun was Fantastic

Fall Fun is my favorite 
out of all the events. “ ”

All very good speakers who 
know their material.“ ”
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MORE PHOTOS ON THE NEXT PAGE...

Dan always stands out because he takes complex 
topic and makes it easier to understand. And is 
entertaining at the same time.“ ”

The venue is what 
makes the event.“ ”
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FALL FUN...from the previous page.

This is a look-forward to venue!“ ”
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Topics include:
•	 LEGAL: CIOA, Documents, Rules 

Enforcement, Meetings, Contracts
• FINANCIALS: Budgets & Reserves
• CONTEMPORARY ISSUES: Reserve Analysis, 

Long-Term Planning
•	 INSURANCE: CIOA, Risk Management, HO6 

Policies, D&O Insurance

WEBINAR SERIES 

3 Saturdays 
January 25, February 1 & February 8 

9:00am - 11:00am

$30 - CAI Members / $45 - Non-Members

CAI-CT’s Recommended 
Course for All Connecticut 
Community Associations

CONDO, INC.  
The Business of Running Your Community  
Do you serve on the board of your association? 
Are you considering serving? Whether you are 
a seasoned board member, a recently elected  
board member or unit owner seeking to under-
stand more about how an association runs, this 
course is for you!

Especially for  
Board Members

Scheduling conflict?  
Register anyway, and we’ll email  

you the recording afterward! 

Bramble Ridge Condominium Association, where I live, has 
15 streetlights covering 47 units on three streets. Annually we 
pay Eversource $1,720 for these 15 lights. Over a 10 year time 

frame, we spend over $17,000 for these streetlights.
But it might surprise you to know there is no actual benefit to 

streetlights in most condominium associations as far as crashes — 
either vehicle to vehicle or vehicle to pedestrian. The reason is two-
fold. The first factor has to do with crashes as related to speed. 

As a general rule, street light-
ing is not necessary for crash 
avoidance on streets where the 
travel speed is 30 MPH or less. 
The reason: Car headlights are 
sufficiently powerful, and the 
travel speed is low enough, to ensure safety and avoid crashes with-
out the assistance of overhead street lighting. In addition, for proper 
lighting the Roadway Lighting Committee (RLC) recommends that 
pole spacing be close enough to ensure no location on the road has an 
illumination level of not less than 20% of the brightest spots directly 
under the streetlight. Proper pole spacing avoids Light/Dark patterns 
in street lighting. RLC also states that if proper pole spacing is not 
possible, it may be safer to not light the road at all.

The utility companies lease the streetlights to the condo association, 
and charge a monthly fee under utility Rate 116. A condo association 
has the right to terminate the lease of streetlights by requesting, in 
writing, that the lease be terminated and that the utility company 
promptly remove the streetlights from service.

There is no charge from the utility company for removing leased 
streetlights from service. The $15,000 to $30,000 paid out by a condo 
association to a utility company for streetlights over a 10 year time 
frame could instead by used for other services that provide the associ-
ation with an actual benefit. n

Leo Smith has been a member of the Roadway Lighting Committee (RLC) for 12 
years. RLC operates under the Illuminating Engineering Society and makes suggestions 
for best recommended nationwide practices involving street lighting. He has received the 
Illuminating Engineering Society’s President’s Award and the DarkSky International 
Lifetime Achievement Award for his efforts in reducing light pollution.

Street Lighting —  
a Financial Waste  

for HOAs
By Leo Smith
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“...there is no actual benefit 
to streetlights in most 
condominium associations as 
far as crashes

CONDO, INC.

Visit www.caict.org to register.
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Having been in the damage restoration space for the last 16 
years, I’ve certainly seen my fair share of scary stories and 
even some horror shows along the way. Condominium living 

in Connecticut typically offers residents community, convenience, and 
shared responsibilities. However, it also brings risks—especially from 
water and fire damage. These two hazards can lead to costly repairs, 
insurance claims, and even legal disputes if not handled properly. Let’s 
look at some ways to prevent water and fire damage in your condo 
and avoid turning your home into another one of those scary stories.

Water Damage: A Hidden Menace
Connecticut’s winters and storms make water damage a persistent 

threat for condo owners. Burst pipes, roof leaks, and storms among 
other things can cause widespread damage, impacting multiple units 
and shared spaces.

A Few Common Causes of Water Damage in Connecticut as the 
Season’s Change
•	 Burst/Leaking Pipes: Freezing temperatures can cause pipes to 

burst, especially in poorly insulated areas.

•	 Storms and Heavy Rain: Storms can overwhelm roofs and drain-
age systems, leading to leaks and interior water damage.

•	 Ice Dams: Snow buildup on roofs can create ice dams, which pre-
vent melting snow from draining properly, leading to leaks and 
water damage inside units.

•	 Negligence: Incorrect installations or failure to adhere to mainte-
nance standards.

Preventing Water Damage
•	 Regular Inspections: Check on things. Appliances, plumbing, 

hoses, faucets, and fixtures.

•	 Insulate Pipes: Ensure all pipes are insulated to prevent freezing. 

•	 Turn Off: Shut off exterior water lines before winter hits. If travel-
ing for extended periods winterize.

•	 Install Water Detectors: These detectors can alert you before a 
small leak turns into a major issue.

•	 Regular Roof and Gutter Maintenance: Ensure that the roof and 
gutters are cleared of debris to prevent water overflow. Associations 
should regularly inspect and maintain common areas, especially 
before winter.

•	 Know Where the Water Shut-Off Valve Is: In an emergency, 
knowing where the water shut-off valve is located can prevent 

Nightmares in Connecticut 
By Joe Cifarelli

Joe Cifarelli
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extensive damage. Every condo owner should be familiar with 
where the main water meter shut-off is for their unit. Do you know 
where yours is?

Fire Damage: A Constant Risk
While fire damage is less common than water damage, it can have 

far more devastating consequences. In Connecticut, with its cold win-
ters, heating systems, older buildings, and high usage of fireplaces, fire 
hazards are always present.

Common Causes of Fire Damage in Connecticut Condos
•	 Heating Systems: Space heaters and malfunctioning heating sys-

tems are often culprits during Connecticut’s winters.

•	 Electrical Fires: Older buildings may have outdated wiring that can 
spark fires.

•	 Dryer Fires: Lint buildup in dryer vents is a major fire hazard if not 
cleaned regularly.

•	 Cooking Accidents: Kitchen fires, particularly from grease, are one 
of the leading causes of condo fires.

•	 Fireplace and Chimney Issues: Poorly maintained chimneys can 
become a fire risk if not cleaned regularly.

•	 Candles: They smell great, but unattended or placed too close to 
curtains can be a major risk.

Preventing Fire Damage
•	 Inspect and Maintain Heating Systems: Space heaters should be 

used with caution, kept away from flammable materials, and never 
left unattended. 

“Burst pipes, roof leaks, 
and storms...can cause 
widespread damage, 
impacting multiple 
units and  
shared 
 spaces.”
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Your business. 
We take it personally. 

Mark A. Kirsch          Ari J. Hoffman         David M. Morosan
David  E. Dobin          Michael S. Rosten         Joshua Pedreira

www.cohenandwolf.com

Bridgeport Danbury Westport
203.368.0211 203.792.2771 203.222.1034

General Association Representation
Litigation & Arbitration
Common Charge and Fine Collection
Draft/Amend Association Documents
Negotiation & Closing of Association
Loans
Contract Review

YOUR CONDOMINIUM
REMODELING SPECIALISTS

ROOFING & SIDING
 GUTTERS | WINDOWS | DOORS | DECKS 

LEADINGEDGEEXTERIORSLLC.COM

CALL FOR YOUR FREE QUOTE 
860.632.0050

HIC# 0641570

•	 Inspect Electrical Systems: Older condo buildings are prone to 
electrical fires due to outdated wiring. Regular electrical inspec-
tions can potentially identify issues, and upgrading as needed is a 
proactive step to prevent electrical fires. Don’t overload outlets and 
circuits. Be sure to use UL listed devices.

•	 Install and Maintain Smoke Alarms: Ensure that your condo has 
functioning smoke alarms in key areas like kitchens and bedrooms. 
Alarms should be tested monthly, and batteries should be replaced 
regularly. Fire sprinklers, if installed, should also be checked.

•	 Dryer Vent Cleaning: Condo owners should clean their vents after 
every use, and the association should mandate regular maintenance 
for dryers.

By implementing these preventive measures, you can significantly 
lower the chances of facing a condo disaster. It’s essential to regularly 
review your insurance policy and your condo association’s bylaws to 
fully understand your coverage and responsibilities. In Connecticut, 
the risks of water and fire damage are heightened by harsh winters, 
aging infrastructure, and frequent storms, making preparedness even 
more critical. n

Joe Cifarelli is the Business Development Manager at PRO-KLEAN, tailoring 
services to condominium communities and property managers. An active participant 
in CAI-CT and having served on various committees. Joe is focused on helping condo 
associations maintain safe, well-prepared communities by delivering top-tier property 
damage restoration services throughout Connecticut.
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Being Practical, Part XCVI

Additional Condo Scary Stories  
From A Manager’s Perspective

By Rich Wechter, CMCA

Manager’sColumn...

Rich Wechter, CMCA

In this column we tackle various topics of interest to association 
boards of directors with the intent of imparting practical advice.  
This issue‘s column is offered as part of the theme of this issue: 

Condo Scary Stories and provides additional scary stories to the ones 
last commented on over five years ago by this author.

Once again, to avoid discouraging future property managers from 
entering this field and unit owners from serving on their respective 
boards, we will refrain from drafting a “War and Peace” style article 
with nothing but scary stories. Instead, we are simply noting three 
additional scary stories that will demonstrate how difficult our world 
of condos really is. We will then offer a few suggestions to prevent 
these scary stories from ever being more that a bad nightmare.

 Scary Story #1 - The Disappearing Board
To once again paraphrase the late Rod Serling, imagine a world 

where you go to sleep one night as a member of a complete Board of 
Directors and then wake up the next morning to find yourself either 
all alone or with less than a full complement of fellow board mem-
bers. This nightmare is a too frequent a reality. Pressure from fellow 
board members, unit owners, tenants, and vendors, and the weight of 
issues and/or pressure from personal or business matters are all strong 
candidates for resignations by board members from their respective 
boards. The trend line is going up in this regard and the requirement 
to comply with the Corporate Transparency Act is just another nail in 
the coffin. Community Associations are, for the most part, having dif-
ficulty in keeping members of their respective boards from throwing 
in the towel and leaving their respective communities with less than 
full boards. This trend includes long standing formerly stable boards 
and new boards having replaced older boards either thru attrition or, 
in some cases, by removal or at the ballot box. The level of frustration 
amongst board members appears to be rising significantly with no 
realistic expectation that the situation will improve over the short or 
long term. This is truly a scary story.

How to Avoid Scary Story #1
We offer the following suggestions to avoid the “Disappearing Board”:
•	 Communicate with one another. You must continue talking out 

issues and conflicts.

•	 Avoid keeping everything inside you. Silence does not lead to any-
thing good.

•	 Try to spread out specific responsibilities fairly and intelligently. No 
board member should be unduly burdened by board business.

•	 Work with your managing agent and management team to help you 
in your role as a board member and an officer. They are profession-
als and should be able to support you in such a fashion that you will 
not become one of the disappearing board members.

•	 Engage in team building activities to build a team driven board rath-
er than an individual driven board.

•	 Never make life on the board personal. You can disagree with 
one another without making anyone on the board feel threatened, 
demeaned or insignificant.

•	 Every member of the board is equal. They may have different view-
points and level of involvement, but they all have one vote. The 
President is one of many board members.

•	 Once a decision is made, the decision of the board must be respect-
ed, especially by board members who opposed a particular decision.

•	 Do not waste the time of board members. This is not their primary 
job. Respect their time, space and life.

•	 Make decisions and move on. You cannot convince all board mem-
bers on all issues. They can disagree with the majority on issues.

Scary Story #2 - The Diminishing Association 
Bank Accounts

 Inflation, while lower than in recent years, has resulted in most 
community associations taking a hit in their bank accounts, both 
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“Inflation...has resulted in most community 
associations taking a hit in their bank 
accounts, both operating and reserve.”
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Lori DaSilva-Fiano
Attorney at Law

Robert A. Pacelli, Jr.
Attorney at Law

Condominium and Community
Association Representation

1000 Lafayette Boulevard, Bridgeport, CT • 107 Elm Street, Stamford, CT

T. 203-333-9441 • F. 203-333-1489 • ZNCLaw.com 

Take Action with Authority

SERVICES OFFERED:

FIRE AND SMOKE DAMAGE

WATER DAMAGE

WIND & STORM DAMAGE

MOLD REMEDIATION

REBUILD/RESTORATION

BIOHAZARD & TRAUMA

LARGE LOSS

ICE DAMS

ABATEMENT

EMERGENCY SERVICES

A TRUSTED NAME

IN RESIDENTIAL AND COMMERCIAL

RESTORATION SINCE 1986.

C A L L  U S  

 866.463.2313

PROUDLY SERVING CT

SINCE 1986

SCAN 

ME

operating and reserve. Budget expectations for expenses have been 
generally lower than reality. Labor and materials continue to rise and 
those associations that do not have ample reserves and/or extra money 
in their operating accounts are having deficits each year. Old is old 
and never gets younger. Unit owners, while receiving the message that 
expenses are going up higher than expected, still balk and object to 
higher common charges and special assessments to reduce or stop the 
diminishing bank accounts of their respective association. Board mem-
bers thus run into the eternal dilemma of unit owners who demand 
that repairs, maintenance and replacements be made in a timely and 
complete manner while balking at paying for that increase in expenses.

How to Avoid Scary Story #2
We offer the following suggestions to avoid this scary story:
•	 Board members need to be prepared for such increases. You cannot 

put your heads in the sand and ignore reality. Do not understate 
expenses for the next fiscal year when you know that any such esti-
mation of expenses is not attainable.

•	 Take all actions as board members to educate unit owners on why 
the increase in expenses is being realized and what needs to be done 
in response thereto.

•	 Prioritize what has to be replaced/repaired/maintained, etc. Board 
members must know and act responsibly with respect to “wants” 
versus “needs.”

[Continues on page 22.]
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•	 Add to the reserve account(s) each year no matter what.

•	 Work really hard at reducing operating expenses. Challenge every 
line item and look for reasonable cost savings measures.

Scary Story #3 - Property Managers and 
Management Companies Crushed by Issues

In over thirty-one years in the world of community associations, I 
have to admit that community associations face far more issues than 
ever before. Technology, while useful and beneficial to most of us, has 
its own drawbacks and problems for community associations. The 
average agenda of a board meeting in 2024 is far longer than what 
we generally had back in 1993. This fact alone leads in some cases to 
virtual paralysis of boards and in some cases, property managers who 
don’t know where to begin to attack all of these issues. 

MANAGER’S COLUMN...from page 21. How to Avoid Scary Story #3
We offer the following suggestions to avoid this scary story:
•	 Board and their property managers need to create the most effective 

To Do List structure humanly possible. You can include everything 
under the sun, but you must create a priority system that is both 
realistic and effective.

•	 Accept the fact that you will never reach or resolve every item on 
your To Do List. There will always be another item to handle, 
another call to make, another letter to write.

•	 Let all those who may have matters that you cannot reach know 
that their issue has not been forgotten or ignored, but, rather, is on 
a waiting list for a future time.

Conclusion
As previously noted, we could fill this entire issue of Common 

Interest with scary stories in painstaking detail. However, we believe 
that these three scary stories present clear and real situations that 
boards and property managers face all the time and that the sugges-
tions set forth in this article will hopefully reduce the occurrence of 
these scary stories. While we cannot guarantee the elimination of these 
conditions, we hope that this article will aid property managers and 
boards in coping with them. n

Rich Wechter, CMCA is Senior Vice President at Westford Real Estate Management, 
LLC. Rich is a member of the Legislative Action Committee, Golf Committee and 
Publication Committee and is also a member of the Legal Symposium Task Force.

Include CAI annual membership dues in your budget planning 
and ensure your board is connected to the best resources to 
make informed decisions. 

www.caionline.org
#WeAreCAI

Plan ahead.
» Learn more at www.caionline.org/JoinNow
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Lisa Allegro, SVP
Community Association Lending
774-760-1228
l.allegro@avidiabank.com
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We guarantee we will deliver results
which exceed your expectations

WWW.1800NEWROOF.NET   •    855.552.6273
CT HIC # 575920 • MA HIC # 191093 • MA CSL # 070626 • RI Reg. # 36301 • ME CHARTER # 20110918F

100 Trade Center, G-700 • Woburn, MA 01801   |   160 Old Lyman Rd • South Hadley, MA 01075   |   728 Barnum Ave • Stratford, CT 06614

Reserve Studies and Funds GAP, 3rd edition — Print Book 
How and Why Community Associations Invest Their Assets

10/4/24, 1:14 PM0536.png 500×500 pixels

Page 1 of 1https://cai.caionline.org/eweb/images/CAIStore/0536.png

ISBN: 978-1-59618-053-6
2024, 68 pages
3rd edition
Author(s): Mitchell H. Frumkin, PE, RS, and Nico March, CFM, RRP
Product Format: Book
Item #: 0536

One of the primary duties of a community association board is to 
protect, maintain, and enhance the physical assets of the community. 

To achieve this goal, the board must continuously evaluate the phys-
ical and financial condition of the common areas of their community. 
A reserve study is a multiyear plan that anticipates and responsibly 
provides for ongoing preventive maintenance, periodic structural 
inspections, and the timely repair and replacement of these common 
area components.

An association has several funding options for repairs and replace-
ments of common area components, but the most equitable method — 
and the only lawful one in some states — is to make regular, budgeted 
reserve fund contributions. 

Reserve Studies and Funds presents the theory behind the prepara-
tion of a reserve study, how to view the reserve study as part of the 
association’s overall budget, how to take advantage of the relationship 
between reserves, maintenance, and structural safety, the methods for 
developing a realistic funding plan, and a discussion of the various 
funding techniques. In addition, the reader will find strategies for 
investing the reserve funds and additional information on financial 
reporting and tax implications of reserves. 

Reserve Studies and Funds is one of six components of the CMCA 
Study Kit. n

Members: USD $20.00
Non-Members: USD $30.00
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With First Citizens Community Association Banking, formerly part 
of the bank’s CIT division, you can count on continued service from 
the experts you know. And as one of the nation’s top 20 banks, 
we offer market-leading products matched with innovation and 
award-winning1 technology to help you reach your goals.

Contact me to learn more:
Erin Kremser, Vice President
Regional Account Executive
erin.kremser@firstcitizens.com 
860-459-4713

fi rstcitizens.com

COMMUNITY ASSOCIATION BANKING

Your experts in the 
HOA industry.

1We received a 2022 FinTech Breakthrough Award for Best B2B Payments Platform. 
©2023 First-Citizens Bank & Trust Company. All rights reserved. MM#13902

Kevin Reardon Mallory Reardon Jessica Rand
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Melissa Yocum

Reserve Funds:  
Don’t Be Scared to Use Them!

By Melissa Yocum

TECHNICAL EXPLANATIONS: 

It begins with piggy banks. As children, birthday money, allow-
ance, and loose coins from the floor of dad’s car were placed for 
safekeeping in the small slit on top of a ceramic animal until it 

was time to smash it open, meaning enough had been saved to buy 
the coveted toy or electronic. As teenagers, bank accounts held the 
wages from after-school jobs, some saved for a car or college, and 
some used at the mall on weekends because mom no longer fell for the 
“I really need $20” act. In college, saving money was often put on the 
backburner, as getting through with as little debt as possible was what 
mattered. As adults with retirement accounts, investments, and savings 
accounts serving different purposes, it seems that saving money was 
much simpler with one goal and one piggy bank. However, at the end 
of each life phase or savings goal, the money is used for its intended 
purpose.  

Reserve funds are no different — they are saved to be spent. In 
the simplest terms, reserve funds are used to replace the reserve 
components in a community association. These funds, made up of 
the monthly dues paid by each unit owner, fund the replacement of 
components that the association owns, such as roofs or amenities, or 
the non-routine maintenance of components, such as re-paving streets. 
These components’ upkeep or replacement are generally expensive, 
which is why reserves are built up over many years. However, because 
maintenance or replacement schedules are predictable, reserve funds 
should not be looked at as a rainy-day fund — they are meant to be 
saved and spent on a timeline.  

Reserves, like any other savings fund, often have too little money 
at any given time, leading to issues such as special assessments or 
deferred maintenance. But unlike retirement accounts, which benefit 
from having as much cushion as possible, it is possible that reserve 
funds contain too much money. It is understandable for board mem-
bers to see reserve funds as any old savings account, not wanting to 
spend the money and just aiming to watch it grow. However, this is 
not their purpose.  

While a healthy reserve balance is obviously  desirable, 100 per-
cent funded reserves are not generally necessary nor an indicator of 
health. The truth is, the amount an HOA should have in reserves dif-
fers year to year, and there isn’t a specific percentage at which reserves 
need to be consistently funded. Targeting an arbitrary balance relative 
to the fully funded balance does not offer a complete picture of overall 
financial health. While maintaining a 100 percent funded balance is 
generally a safe strategy, it typically results in over-funded reserves as 
it is incredibly rare that all projects would need to be completed at the 
same time. 

Let us take it back to the piggy bank. To be fully funded, or 100 per-
cent funded, you would need to have enough money for the new toy, 
a car, college, a house, retirement, and all of life’s other major expenses 
before breaking it open. First, there would simply not be enough 
room in the piggy bank for that amount of money. Second, you would 
eventually be doing yourself a disfavor. If you waited until you had 
enough money for everything before spending anything, you would 
be 60 years old and have never owned a toy or car, been to college, or 
bought a house. That money would still be sitting in the piggy bank, 
useless and waiting. 

Similarly, an association does not necessarily need to have funds in 
reserves for all its expenditures at the same time, because each reserve 
component has a different lifecycle. It would be incredibly uncom-
mon for every reserve component to need replacement simultaneous-
ly. Instead, associations need to look at the cash flow. Expenses should 
be covered over time through stable and adequate reserve contribu-
tions that consider these lifecycles. 

If reserve funds were meant to sit in an account forever, commu-
nities would suffer. Potholes would expand, shingles would fall, and 
structures would deteriorate. Your community is a living, breathing 
entity that ebbs and flows, and your reserve funds should be too – 
don’t be scared to use them! n
Melissa Yocum is a Senior Account Manager with Reserve Advisors.

“...an association does not necessarily 
need to have funds in reserves for 
all its expenditures at the same time, 
because each reserve component has 
a different lifecycle.”
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Meet Your Team 
Insurance and Financial Service Experts 

Dedicated to providing exceptional service and customized insurance and banking solutions.Dedicated to providing exceptional service and customized insurance and banking solutions.

Jean Craemer | Employee Since 2007  James Whetzel | Employee Since 2017

Practice Leader, Insurance Services                  
O: 203.894.3118   
Jean.Craemer@FCBIns.com

V.P., Commercial Portfolio Lender 
O: 203.431.7457 
James.Whetzel@FairfieldCountyBank.com

FairfieldCountyBank.com | FCBIns.com

Learn more about our tailored solutions 
and get to know the rest of our experts.
Learn more about our tailored solutions 
and get to know the rest of our experts.

Protect You and Your Association 

Manage Your Association’s Finances 

Fund Your Association’s Projects
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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

ENVIRONMENTAL TIP

Leave the Leaves
Instead of stripping the landscape of all its leaves, it is 

suggested to remove only the diseased leaves so the plants, 
soil, etc. stay healthy.  Leaving some leaves is important 
because:
•	 Leaves can be used as mulch and help winterize the 

plants.

•	 Leaves support the caterpillars that turn into butterflies 
and moths.

•	 Leaves break down and feed the soil by providing micro-
organisms

For those who still wish to neaten the landscape, there 
may be an opportunity to strike a balance. Allow enough 
leaves and plants to remain to provide for the ecosystem 
and remove enough leaves to keep it somewhat neat.
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Best Practices to Combat 
Payment Fraud

Reprinted with permission from HOAresources, the digital news site powered by 
Community Associations Institute with information and tools for condominium and 
homeowners association lead-ers. hoaresources.caionline.org 

Community association management companies are under siege 
from high-tech con artists determined to rip them off. From 
phishing schemes and business email compromise attacks to 

account takeovers and vendor impersonation, fraudsters have become 
more brazen and sophisticated.

Mailbox keys purchased on the dark web or stolen from postal carriers 
have made it easy for bad actors to steal checks sent through the mail. 
Artificial intelligence and social engineering enable fraudsters to create 
convincing bank account change requests while malicious software hid-
den in email links or attachments 
can provide unfettered access to an 
organization’s finance systems.

Falling victim to payment fraud 
can have big financial consequences 
for a community association man-
agement company, ranging from lost 
funds, investigation and recovery 
expenses, and potential legal and regulatory penalties to operation dis-
ruptions.  It’s no wonder that 5% of the typical company’s revenues are 
lost each year to payment fraud and errors, according to the Association 
of Certified Fraud Examiners. Payment fraud also can damage a commu-
nity association management company’s reputation and brand image and 
weaken supplier trust.

There are steps you can take to mitigate your 
risk of cyberattacks and payment fraud:
1. Don’t skimp on employee education.  Your finance team is your 

first line of defense against bad actors. Keep staff updated on the lat-
est payment fraud schemes and how to spot them.  Remind staff to 
be leery of links and attachments in emails.  Ensure that staff follow 
your organization’s procedures for verifying bank account change 
requests.  Train staff on the telltale signs that a bank account change 
request may be phony, including an offcenter logo, dates that are not 
in U.S. format, and inconsistent grammar and punctuation.

2. Leverage automation.  User access permissions, systematic invoice 
approval workflows, complete audit logging, data encryption, 
advanced data encryption, and other controls built into modern 
in-voice-to-pay platforms mitigate the risk of payment fraud.  Real-
time reconciliation of invoices with enterprise systems helps identi-
fy issues faster, reducing losses.

3. Pay suppliers with virtual cards. Virtual cards are the most secure 
way to pay suppliers.  Unlike physical cards, virtual cards cannot be 
misplaced.  A unique number is generated for each card, and they 
are vendor specific. Virtual cards offer configurable time and spend-
ing limits.  They can only be used once, and their data is encrypted.

The risk of payment fraud is high.  But these strategies can mitigate 
your risk of financial losses. n
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“Your finance team 
is your first line of 
defense...”
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C L A S S I F I E D 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

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

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

ATTORNEYS
Cohen & Wolf, P.C. 
Mark A. Kirsch, Esq. 
1115 Broad Street 
Bridgeport, CT 06604 
203-368-0211 • Fax: 203-394-9901 
mkirsch@cohenandwolf.com 
www.cohenandwolf.com  
CAI-CT MEMBER

Pilicy & Ryan, P.C. 
235 Main Street 
Watertown, CT 06795 
860-274-0018 
www.ctcondolawyer.com  
Charles A. Ryan, Esq., EBP  
CRyan@prwpc.com  
CAI-CT MEMBER

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

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

[Continues on page 30.]

V. Nanfito Roofing & Siding Inc. 
Contact: Vincent Nanfito, President 
558 Hanover Street, Meriden, CT 06451 
203-639-1634 
860-621-6898 
Vnanfito.com
CAI-CT MEMBER

ENGINEERING /  
RESERVE STUDIES

The Falcon Group 
1266 E. Main Street, Suite 700R 
Stamford, CT 06902 
Phone: 203-672-5952 
www.falconengineering.com 
CAI-CT MEMBER

FINANCIAL SERVICES

Avidia Bank 
Lisa Allegro, SVP 
774-760-1228 • l.allegro@avidiabank.com 
CAI-CT MEMBER

Fairfield County Bank 
James Whetzel 
150 Danbury Road 
Ridgefield, CT 06877 
203-431-7457 
James.Whetzel@FairfieldCountyBank.com 
www.FairfieldCountyBank.com  
CAI-CT MEMBER

First Citizens Bank 
Contact: Erin Kremser 
VP / Regional Account Executive 
P.O. Box 105, West Chatham MA 02669 
860-459-4713 
Erin.kremser@firstcitizens.com 
www.firstcitizens.com 
CAI-CT MEMBER

The Milford Bank 
Contact: Kevin Coughlin, Vice President 
203-783-5748 
www.milfordbank.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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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

Fairfield County Bank Insurance Services 
Contact: Jean Craemer 
401 Main Street  
Ridgefield, CT 06877 
203-894-3118 
Jean.Craemer@FCBIns.com 
www.FCBIns.com   
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: Sam Chambers 
43 Danbury Rd., Wilton, CT 06897 
Tel: 203-665-6631  
E-Mail: schambers@toofer.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

CPE Property Management 
(203)-295-7701 
124 East Main Street  
Branford, CT 06405 
support@cpepropertymanagement.com 
www.CpePropertyManagement.com
CAI-CT MEMBER

CLASSIFIED SERVICES...from page 29.
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 
860-953-2201 • Fax: 860-953-2203 
sales@MageeCompanies.com 
www.MageeMgt.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

PAINTING

 
CAI-CT MEMBER

Let Our Experience Work for You!

COMMUNICATION • RESPONSIVENESS • SERVICE

800.767.8910
 www.primetouch.net

carpentry • siding • painting

CAI-CT MEMBER

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

JP Carroll Construction Inc.  
Contact: Jim Carroll  
135 W. Dudley Town Rd.  
Bloomfield, CT 06002 
860-586-8857 
office@jpcarrollroofing.com 
www.jpcarrollroofing.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

Magee Facility and Property Maintenance 
7 Cody Street, West Hartford, CT  06110 
860-703-8440 • Fax: 860-953-2203  
sales@MageeCompanies.com 
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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203-639-1634 • 860-621-6898
vnanfito.com

SNOW PLOWING

Magee Facility and Property Maintenance 
7 Cody Street, West Hartford, CT  06110 
860-703-8440 • Fax: 860-953-2203  
sales@MageeCompanies.com 
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

PRO-KLEAN 
Joe Cifarelli 
PO Box 920, North Haven, CT 06473 
866-463-2313 
info@pro-klean.com 
www.pro-klean.com

United Property Restoration Services 
Licia Ciotti 
800-835-0740 Phone 
203-464-4171 Cell 
860-349-2580 Fax 
www.unitedprs.com 
lciotti@unitedprs.com 
CAI-CT MEMBER
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D I S P L A Y  A D V E R T I S E R  D I R E C T O R Y

The Benefits 
of Membership
As a CAI member, you’ll unlock access to exclusive benefits— 
resources and services designed to help you and your communities 
thrive. You’ll also be able to enroll in career-enhancing CAI 
education and connect with nearby CAI members through your 
local chapter, where you can network and learn with peers and 
meet potential new clients.

YOUR MEMBERSHIP BENEFITS INCLUDE:

Community Managers | Management Company Executives | Homeowner Leaders | Business Partners

❚  Automatic membership in your local CAI chapter

❚  Members-only, how-to resources at www.caionline.org

❚  Exchange, CAI’s online members-only forum to ask questions, get answers,  
 and share your expertise

❚  Legislative, regulatory, and media advocacy at national and local levels

❚  Free subscription to Common Ground,™ CAI’s bimonthly, award-winning magazine

❚  E-newsletters, including the personalized CAI@Home with content tailored to  
 your preferences

❚  Member rates for CAI education courses and certification opportunities 

❚  40% off for members on all books and merchandise from CAI Press

❚  Member discount programs on D&O insurance, energy solutions, and rental car service

❚  Member registration rates for national and chapter events 

❚  CAI Job Market, the industry’s leading online recruitment service

❚  Free listing on CAI’s online Professional Services Directory 

❚  The Directory of Credentialed Professionals, CAI’s online database of trusted companies   
 and individuals who have earned industry designations and certifications

Follow Community Associations Institute

(888) 224-4321  
www.caionline.org

@CAIsocial 




