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2023 Board of Directors

Who Is CAI?
The Connecticut Chapter is one of 64 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.

CEO Managers Council 
Gary Knauf, CMCA

Conference & Expo 
Karl Kuegler, Jr., CMCA, 	
AMS, PCAM

Education Program 
Donna Rathbun, CMCA

Fairfield County Knowledge 
& Networking 
Lynn Jackson, CMCA, 
AMS, PCAM

Fall Fun 
Lisa Ciotti

Golf Tournament 
Carrie Mott, EBP

Lawyers’ Council 
Ronald Barba, Esq.

Legal Symposium 
Scott J. Sandler, Esq., CCAL

Legislative Action 
Chas Ryan, Esq., EBP

Publication 
Dan Levine, CPA, MBA

Spring Fling 
Carrie Mott, EBP 
Jillian Judge, Esq.

Summer Sizzler 
Christ Hansen, Esq.

Kim McClain
Chapter Executive Director

kim@caict.org

Ellen Felix
Director Program Operations

ellen@caict.org

Staff

Committee Chairpersons

President’s Message

Frank Pingelski, EBP

Frank Pingelski, EBP.......................Tooher-Ferraris Insurance Group
PRESIDENT	 Wilton, CT
Chas Ryan, Esq., EBP..................................Pilicy Ryan & Ward, P.C.
PRESIDENT-ELECT	 Watertown, CT
Gregory McCracken, Esq., EBP......Jacobs, Walker, Rice & Barry, LLC
SECRETARY	 Manchester, CT
Christine Carlisle, CPA............................Carney, Roy & Gerrol, P.C. 
TREASURER	 Rocky Hill, CT
Jim Carroll...............................................JP Carroll Construction, Inc.
	 West Hartford, CT
Wendy Colleary, EBP.................................... Windsor Federal Savings
	 Windsor, CT
Lynn Jackson, CMCA, AMS, PCAM............................ Felner Corporation	

Fairfield, CT
Karl Kuegler, Jr., CMCA, AMS, PCAM..................Imagineers, LLC
	 Hartford, CT
Dan Levine, MBA, CPA........................ Tomasetti, Kulas & Co., P.C.
	 Hartford, CT
Carrie Mott, EBP......................................................Bouvier Insurance
	 West Hartford, CT
Nally Sahin......................................Jefferson Woods Community, Inc.
	 Branford, CT
Ben Whittemore, CMCA... Pro-Klean Cleaning & Restoration, Inc., 

North Haven

“...I’m delighted to announce 
that our organization 
is thriving, with new 
memberships on the rise.”

It is with a mix of nostalgia and enthusiasm that I write one of 
my final President’s messages as we embark on another exciting 
chapter together. Time has flown by, and I can hardly believe 

how quickly my tenure as President of CAI-CT is coming to an end. 
However, with change comes growth, and I am thrilled to share some 
positive developments within our organization. 

I’m delighted to announce that our organization is thriving, with 
new memberships on the rise. It’s a testament to the value that CAI-
CT brings to its members and the growing recognition of our vibrant 
community. To all our new members, welcome to the CAI-CT family! 

Please save the date for our annual conference, which will be held on 
March 16, 2024. It is always an amazing gathering filled with learning, 
networking, and camaraderie. More details will follow, but make sure to 
clear your schedules and be ready for an unforgettable event. 

Thank you for being an essential part of CAI-CT’s journey, and I 
look forward to seeing you at our upcoming events. n

The 2023 CAI CEO-
MC conference in 
Hollywood, Florida 
was attended by 270 
property management 
company CEOs/senior 
management and 45 
exhibiting vendors 
who discuss and share 
industry best practices 
and new services. 
Topics of discussion 
included:  Insurance, 
Reserve Funding and 
Planning, Manager 
Burnout/Recruiting/
Training, Technology/
AI. Doug said; “it is a 
wonderful conference 
and a tremendous 
learning opportunity. 
Sharing best industry 
practices with the 

leading CEO’s across the country is invaluable. I look forward 
to sharing what we’ve learned with our team and clients and I’m 
certain Alan would concur.”

CEO-MC 
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“There’s no harm in hoping for the best as long  
as you are prepared for the worst.”

~ Stephen King

Kim McClain
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Thank you, Sam Tomasetti!

After many years of leading our efforts on our great magazine, Sam 
is stepping down as Chair of our Publications Committee.  Sam has 

kept his steady hand on the Publications wheel and been instrumental in 
making our magazine an incredibly valuable resource for our common 
interest communities in Connecticut.  Thank you, Sam, for all of the 
time and talent you have devoted to  CAI-CT!

It has become quite apparent that between insurance risk and the likely legislation that will 
make ongoing maintenance, reserve planning and funding not just nice but very necessary 
that community associations are facing some significant challenges.   Insurance costs are 

skyrocketing and decaying buildings and infrastructure will only cause those rates to be even 
higher in many communities.  And, as we have been forecasting for a while, we will likely 
see legislation that will require associations to take aggressive steps to plan and fund capital 
improvement projects.

We recently held our popular Condo Inc. program with a great variety of board members in 
attendance. A big THANK YOU to Oronoque Village for hosting us!  We bring our best and 
brightest speakers to help inform conscientious board members about important strategies for 
managing their communities.  The day was filled with lots of questions and insights.

Do you have unit owners who are on fixed incomes?  Was a question posed during the pro-
gram.  Just about every hand in the room shot up.  The next question was:  Does your associa-
tion have fixed expenses?  Needless to say, no hands were raised for that one.

It makes one wonder, how is it conceivable that in many association dues are not being 
appropriately increased on a regular basis — or at all in some cases — and yet association 
expenses continue to grow.  The solution is often to neglect maintenance and keep kicking the 
can down the road.  It seems difficult to accept the argument that some unit owners make about 
paying into a fund that may be used until after they move.  Yet, they benefit from the use of 
the roof, roads, etc. during their tenure.  It’s kind of like renting a car, driving it for hundreds of 
miles and then saying “nope, I am not going to pay for the use of that car.”

On another note, please be sure to read the article about Condo Bullies in this issue.  We 
know that this problem has only worsened in recent years. International Stop Bullying Day is 
November 19, 2023.  Perhaps some of the suggestions in the article can be followed to try to 
lessen bullying in the communities in our state.

Enjoy the Fall! 	 n
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UPCOMING CAI-CT EVENTS
Jumpstart January — WEBINAR 
Wednesday, January 24 • 12:30-2:30 pm 
Hosted on Zoom

(Exclusively for Managers)

No need to leave your home or office.  Connect through ZOOM!

Start off 2024 with some great education opportunities! 

Managers: 
$30 - CAI Members  
$55 - Non-Members

CONDO INC. — WEBINAR SERIES  
Hosted on Zoom  
Saturday, January 27, February 3, February 10 • 9:00 - 11:00 am

Scheduling conflict? Register anyway, and we›ll email you the 
recording afterward! 

$30 - CAI Members / $45 - Non-Members
Bonus Special Pricing online through Jan. 20, 2024.

26th Annual Conference & Expo  
Saturday, March 16th 
Aqua Turf, Plantsville, CT

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

CEUs
4.0CEUs

2.0

•	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 2024 Directory is going  

to press on DECEMBER 13TH!  

Be sure your  
listing is correct! 

The 2023 Directory

Check 
Here

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

Self-Management  
of Community Associations 

By Eric R. Judge

Eric R. Judge

Self-managing a community association might be a recurring 
dream or nightmare for many community associations. Various 
board members may have thoughts of how this approach may 

be strewn with frustration, happiness, overwork, potential savings, 
potentially higher costs, thankless efforts or maybe a more harmoni-
ous operation. In this article I want to provide a balanced framework 
of considerations for a community association contemplating such a 
path to apply for an ultimate decision. 

Why?
What is the motivation for taking on this herculean effort? A com-

munity really needs to explore this question fully. Its answer to this 
question will ultimately dictate the correct measure for its evaluation 
of success. 

For many communities it may be the idea of potential savings as there 
would be the elimination of the property management expense from the 
income statement. Surely, all owners would be excited to have a reduction 
in HOA fees. While other communities may think that they can do a 
better overall job in executing the required service tasks needed to address 
required work as they have been dissatisfied with how this task has been 
handled by a multitude of professional property managers. The primary 
driver of this thought is that with self-management of one’s community 
association there will be a singular focused on tasks for its community 
versus the reality that the economics of professional property manager 
requires a property manager to have day to day responsibilities for 6 to 
10 different community associations.

What are the primary services provided by a 
property manager?
✔	An experienced property manager

✔	Customer services staff to answer owner calls for community asso-
ciation repairs and complaints

✔	Networking of tradespeople (i.e., handyman, plumbers, electricians, 
roofers)

✔	Coordination of lawn, landscapers and snow removal professionals

✔	Maintenance of owner and residence records

✔	Bookkeeping services

✔	Owner web portals for notification and to pay HOA fees

✔	Providing community association resale packages

✔	Walking the property to ensure that the common areas are repaired 
and well maintained

✔	Attend Board meetings

✔	Prepare all materials for monthly Board meetings and Annual 
Owners’ Meeting

✔	Act as liaison between legal professionals and accountants

Financial Savings?
•	 What are the typical costs

•	 How much will actually be saved?

Depending upon the community association’s size the costs can easily 
be from $2,000 per month to $6,000 per month for standard services.  
There are additional fees for such services as assisting with obtaining a 
bank loan for capital projects and for managing the process of disburse-
ments etc. for the associated capital improvement projects. The overall 
cost savings can appear to be an attractive cost cutting target. 

However, what will be the true savings of a community self-manag-
ing? Afterall someone has to actually perform the property manage-
ment tasks. While the dollars saved will be visible from viewing the 
association’s income statement, the hours of dedicated work time from 
the association board may not be as readily visible. Consequently, 
what is really happening in this self-management scenario is that the 
entire community association board members or a select few will be 
dedicating more of  their free time to community association work.

What are Some Considerations?
•	 Size of Community — Do certain communities more readily lend 

themselves to self-management? As it makes sense that the tasks ema-
nating from a 20-unit community are drastically less than those from a 
100-unit community.
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[Continues on page 8.]

“What is the motivation for 
taking on this herculean effort?”



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 27, February 3, February 10th 
9:00am - 11:00am

Members $30, Non members $45 

CONDO, INC.

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 understand more 
about how an association runs, this course is for you!

ESPECIALLY 
FOR BOARD 
MEMBERS

Visit www.caict.org to register.

ONLINE 
SPECIAL
PRICING*

*MUST REGISTER BY 
JAN. 20, 2024. Scheduling conflict? 

Register anyway, and 
we’ll email you the 

recording afterward! 
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THANK YOU NEW  
& RENEWING MEMBERS

Welcome New Members

Associations
Cedar Crest Condominium Association, Inc.
Lexington Mews
Regency At Berlin
Strawbridge Association, Inc.
Woodlake, Inc.

Individual Managers
Steve Bennett
Laura Cruger
Linda Derosa
Stephen Ladanyi
Leigh Podchaiski
Matthew Martin Podskoch, CMCA

Business Partners
Association Reserves
BuildingLink
Eversource 

Thank You Renewing Members!
Associations
East Mountain Village Condominium Association, Inc.
Fairview at Oxford Greens
Fernwood Estates Association, Inc.
Forest Glen Condominiums of Middletown 
Association, Inc.
Glen Oaks Condominium No. 1, Inc.
Harbour Village Condominium Association, Inc.
Heritage Sound Association
Kings Landing Owners Association, Inc.
Lambert Common Association, Inc.
The Metropolitan Condominium Association, Inc.
Newington Ridge Condominium
Newtown Woods
Northfield Green Condominium Association, Inc.
Orchard Homeowners Association
Pine Hill Condominium Association
Pine Meadow at the Canal Condominium Assn.
Quaker Green
Royal Villas Condominium Association, Inc.
Seaside Village Homeowners
Sheltered Ponds Condominium Association
The Village at Hunt Glen Condominium Assn.
Village II at Glen Lochen
Wallingford Staffordshire
Woodland Hills Condominium, Inc.

Individual Managers
Julie Aurrichio, CMCA, AMS
Nicole Avery
Alan P. Barberino, CMCA
Charlene Barnett, CMCA, AMS
Margaret Behan, CMCA, AMS
Linda Bohne, CMCA
Victor S. Caprio, Jr., CMCA
Robin Cleary
Paulo Desousa, CMCA
Jessica Didomenico
Brian R. Ennis, CMCA
Jennifer Ferri, CMCA

Marissa Fogarty, CMCA, AMS
Elise Marie  Geter, CMCA
Francesca Gregoriades, CMCA
Thom Hansen, CMCA
Beth Hayes
Lynn Jackson, CMCA, AMS, PCAM
Patrick Kelly, CMCA
Brittney Kendall
Crystal Andrea Koplar, CMCA
Mathew Lisee
N. Lynne McCarron, CMCA
Garen Mirzoian
Mary Monteleone, CMCA
Kelly Montesi, CMCA, AMS
Kim Murray, CMCA, AMS
Eric Myers
Chet Perrotti
Debra Rainone, CMCA, AMS
Kevin Reeves, CMCA, AMS, PCAM
Mark B. Rhatigan, CMCA, AMS
Michael Rogoff, CMCA
Joseph Roscigno
Peggyann Routhier, CMCA, AMS
Katrina Sharkis, CMCA
Thomas Peter Thomches, CMCA
James Wakim, Esq., CMCA
Sarah White
Kevin Wilson, CMCA, AMS
Hannah Wood
Alan Victor Wunsch, CMCA

Management Companies
AKAM
Barkan Management Company, Inc.
D.A. Rich Company, LLC
Property Advision Management
REI Property & Asset Management
Scalzo Property Management, Inc.
Signature Properties of New England, LLC

Business Partners
Advanced Reserve Solutions, Inc.
Automatic Laundry Services Co., Inc.
Avery Cleaning LLC
Avidia Bank
Bender, Anderson and Barba, P.C.
Carney, Roy & Gerrol
CINC Capital, LLC
Collins Hannafin, PC
CondoCerts
Feeney Insurance Associates, LLC
First County Bank
The Milford Bank
New Britain Roofing
Sandler & Hansen, LLC
Savol Pools
Tomasetti, Kulas, and Company, P.C.
Vote HOA Now
WelcomeLink

•	 Age of the Community — A newer community 
should have minimal work orders to start. The 
common area maintenance might only consist of 
cleaning, mowing, landscaping and snow removal.  

•	 How well maintained is the community — A 
community which replaces common area items 
within their useful life and has a well-planned 
maintenance schedule for common areas (i.e. 
roof replacements, elevator maintenance, paving 
of parking lots, etc.) will be much less work than 
one where that has not been the situation. 

•	 Skillset of Community Association board - 
Does your community happen to be one with 
an unfair share of retired tradespeople, active 
tradespeople or other professions with skillsets 
typical in managing a community association. If 
so, do they have time capacity for more work? 

•	 Tradespersons network — There is a need to have 
an extensive list of reliable and capable trades-
people interested in working in your community. 
Recently, these people have had more work than 
they need. As such, it has been more challenging 
to get multiple bids or to get certain specialist to 
come do work as it is needed.

•	 Budget management skills — will this task be 
outsourced? If so, it will have an ongoing cost?

•	 People management skills — Do all board mem-
bers act professionally? Certain boards without the 
right behavioral constraints and without the buffer 
of a professional property manager could create 
an unpleasant meeting atmosphere which owners 
want to avoid versus wanting to participate.

•	 Software skills — will the community have to 
hire these services out so that the owner data 
and owner websites will be maintained?

•	 Basic Knowledge of Community Association 
laws — Does your community association board 
members have sufficient experience such that it is 
aware of basic community association laws? Will 
this deficiency lead to owner related lawsuits?

•	 Bookkeeping knowledge and software — Who 
will track all expenses, compiling them and pro-
vided them to an accounting professional with a 
community association specialization?

•	 Customer support resources — How will owners 
contact the association to report work orders or 
other issue?. Will you have a dedicated person, 
telephone number and system to track them? Or 
will you incur the costs to outsource them?

HOMEOWNERS COLUMN...from page 6.
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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

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•	 What is time commitment needed and is availability amongst 
Community Association board members?

•	 Backup resources — is there a sufficient number of board members 
willing to participate? Reliance on one person may lead to issues when 
people have personal emergencies, become ill or need to be out of town.

To Be Self-Managed or Not to Be? 
I hope that I have gotten neurons firing for those that might be seri-

ously considering self-managing their community association. While 
the potential savings or other qualitative gains may be tempting, seri-
ous consideration needs to be made of a communities’ actual abilities 
and resources to do such.

As a real estate investor, I have been involved with two community 
associations communities which were self-managed. The other 9 com-
munity associations in which I have invested have been professionally 
managed. While the insights which I gained from them have informed 
many of the considerations highlighted in this article, I truly believe that 
the ultimate discussion and decisions need to be ones based on a particular 
community and its needs, resources, skills, desires, and goals. 

I would hope that this article prompts a self-managed community 
association to write about the pros and cons of their experiences and 
to have that article followed by a property management organization 
sharing how it and its peers bring value for all the services which they 
provide to community associations. n

Eric R. Judge is a board member in multiple communities, and a real estate investor 
located in Glastonbury, CT.
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Adam Cohen, Esq.

LegallySpeaking...

In a Tax Foreclosure of a Condo Unit, the  
U.S. Supreme Court Rejects Equity Forfeiture  

By Adam J. Cohen, Esq.

In 14 of our 50 states, laws are on the books that say when authori-
ties foreclose real estate for unpaid taxes, the government is entitled 
to keep the full auction proceeds - even beyond the owner’s debt 

obligation.  Enabled by laws emphatically known as “surplus retention 
statutes,” counties, towns, and cities can use those excess funds – a forfei-
ture of the owner’s equity in the property – as essentially “profit” to sup-
plement their unrelated budgetary items or for other statutory purposes.  

A May 25, 2023 ruling of the United States Supreme Court put an 
end to this practice.  The case was brought by a 94-year old Minnesota 
woman who stopped paying real estate taxes on her condominium unit 
when she moved into a senior community.  The county foreclosed her 
condominium unit and, under Minnesota’s “surplus retention” statute, 
kept the full $40,000 in resale proceeds even though her tax debt was 
only $15,000.  She argued that the forfeiture of the $25,000 difference 
constituted an unconstitutional taking of her equity in the property.  
Two lower courts rejected her claims.

The Supreme Court unanimously reversed those rulings.  Citing prec-
edents dating back to the Magna Carta as well as the earliest federal laws 
and a majority of states today, the Court explained that the law protects a 
delinquent taxpayer from losing more than is necessary to satisfy her debt.  
The Court distinguished one of its own rulings from the 1950s, relied on 
by the lower courts, in which the right to claim back the surplus had a 
deadline which the owner missed – since Minnesota’s statute allowed no 
such opportunity at all.  Notably, surplus forfeitures in all other types of 
tax collections as well as foreclosures by private creditors were prohibited 
under Minnesota law – “[t]he State now makes an exception only for 
itself, and only for taxes on real property.”  The county also argued that 
the property owner had “abandoned” the condominium unit, which the 
Court rejected as untrue and since the statute did not hinge on abandon-
ment anyway.  The Supreme Court concluded that keeping the $25,000 
of excess proceeds was indeed an unconstitutional taking, and that “[T]he 
taxpayer must render unto Ceasar what is Ceasar’s, but no more.”

Here in Connecticut, the law has never allowed surplus retention after 
a tax foreclosure.  In fact, the Supreme Court even mentioned a 1796 
Connecticut law which protected an owner’s equity in land forfeited for 
taxes in this ruling.  Today, when a Connecticut municipality forecloses 
tax liens nonjudicially, it is only entitled to retain the tax debt as increased 
by interest, fees, and the costs of conducting the auction.  The municipali-
ty cannot take title itself unless no member of the public offers a bid which 
at least equals that amount.  The surplus is kept in a separate account for 
six months while the owners and lienholders have a last chance to pay the 
debt, and if they do not, it is then deposited with a court which decides 

how to distribute the money amongst them based on their legal priorities.  
This usually means the former lienholders are paid first, and the former 
owner gets the remainder.  

Although the Supreme Court’s ruling would allow a state to 
impose a time limit on when the taxpayer can claim the surplus funds, 
Connecticut’s statute does not do so.  If no one claims his share of tax 
auction proceeds within 90 days (or three years for a judicial foreclo-
sure), it escheats (transfers) to the State Treasurer’s Office, where it 
remains available to eligible claimants forever.

In addition to fully protecting the owner’s equity, Connecticut also 
provides a robust procedure for challenging the valuations of property 
used to assess taxes before they come due.  Appeals to local boards of 
assessment appeals followed by actions in the Superior Court offer 
significant options for relief, should the owner be entitled to it.  Cases 
are typically heard by judges without a jury, most of whom have sig-
nificant experience with property valuation issues.  If the court deter-
mines that the municipality has overvalued the property, it orders the 
value reduced, resulting in a lower tax liability. 

While taxes, like death, may be inevitable, a fair process and decent 
treatment as to how municipalities assess and collect property taxes 
are the hallmark of Connecticut tax and lien foreclosure law.  The 
Supreme Court’s ruling will now guarantee protection against equity 
forfeiture nationwide.

The case is Tyler v. Hennepin County, Supreme Court of the United 
States, Docket No. 22-166.  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. 

“...the Supreme Court even mentioned a 1796 
Connecticut law which protected an owner’s 
equity in land forfeited for taxes in this ruling.”
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Statutory Snippet SAVE THE DATE!

Saturday, March 16, 2024
Aqua Turf, Plantsville

Reserve Your Booth & Sponsorships Today!

Good for 4 
continuing 
ed credits.

Visit www.caict.org  
for more information.

Connecticut adopted a law placing expectations and 
restrictions on executive board members of condo 
associations.  The law (PA 11-195) makes it illegal for 
an executive board member or an individual seeking 
election to such a board from accepting any item of 
value in exchange for good favor.

Many condo associations are structured as non-
stock corporations. As an officer, board members are 
obliged to discharge their duties in good faith, with 
the care an ordinarily prudent person in a like position 
would exercise under similar circumstances, and to do 
so in a manner in which s/he believes to be in the best 
interests of the association.
Source: Connecticut Department of Consumer Protection – 
Condominium FAQ

What happens if I suspect a 
member or members of my 
condo association of having 
a conflict of interest?
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FinanciallySpeaking...

Audit Trail Documentation: 
Is Your CD Information MIA?

By Daniel Levine, MBA, CPA

Daniel Levine, CPA

When going to work on an audit, part of the process involves 
reviewing source documents that support the transaction 
activity and financial statement assertions being made by 

management.  A component of this is reviewing bank statements. 
While it would be expected that this would be a simple process, there 
are times where hurdles are encountered in this process that slow 
down the audit field work. This article will look at the importance of 
bank statements and provide some common issues that can stem from 
an association’s records and statements.

Full inventory of statements
The first issue that is encountered typically is that statements are miss-

ing.  This can pose an issue for any audit, specifically when relating to the 
reserve fund.  An audit looks to better understand transactions during the 
year, and which fund an expense is responsible for. Being able to trace cash 
movements is important in this regard. Not having that detail will result in 
questions or a delay in the audit while documentation is obtained. Most 
banks will send statements monthly and a monthly bank reconciliation 
should be performed.  As a result, a board should review their monthly 
board packet to ensure there are no gaps in bank statements, otherwise 
their financial statements could have a material error in them.

Having all the statements is also important from a fraud perspective.  
In a time of climbing interest rates many associations have opted to 
move some liquidity into certificates of deposits (CD). Unlike a nor-
mal bank account, these CD’s may not receive a monthly statement 
unless requested.  If the association isn’t receiving a statement regu-
larly, they have no way to ensure that the asset still exists and that the 
funds are still there.  I have encountered times where an association 
will only receive an updated balance at the time of the annual renewal 
on the CD. An entry is made then to update the value of the CD.  If 
there is ever a bad actor at the association, there would be no way to 
know if those funds were misappropriated prior to that renewal in 
that situation.  In a worst-case scenario imagine that the funds were to 
be stolen one month after opening by an authorized signer who then 
moved from the community.  No one would have any notification 
until the renewal came up and nothing was there.

Setting the fraud issue aside, not receiving statements relating to items 
like a certificate of deposit could pose other issues.  For example, with 
large certificates with high interest rates, not recording interest income 
could pose complications when the association files its tax returns. Many 

associations elect to file Form 1120H as part of their tax filing.  A compo-
nent of taxation under this form is that interest income is taxable.  If the 
association isn’t regularly updating its balances due to a lack of statements, 
then it could be under-reporting its taxable income.  This could come with 
interest and penalties if discovered or ultimately reported on the return 
after an extension was prepared or if it was amended.

Bank reconciliations
A bank reconciliation is a common control on financial reporting that 

is typically done monthly.  What a bank reconciliation does is take a 
monthly bank statement reported by the association’s financial institution 
and compare it to what has been recorded in the association’s accounting 
system.  Items that match are marked off in the system as reconciled to 
the bank statement. This means those items appear in both places and are 
substantiated by a third-party record.  However, there are times when 
these two documents don’t match and usually happen in two ways.

The first way is that there is activity recorded in the associations 
accounting system that doesn’t have a corresponding entry on the bank 
statement for that month.  This is ok as there are typically timing issues at 
the start and end of each month with how fast a bank can process activity 
as compared to the association recording the information in their records.  
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“Having all the statements is also 
important from a fraud perspective.”

[Continues on page 22.]
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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

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 Bank ranks high on Forbes’ “America’s Best Banks” list year after year.

Jamie Kay Redden, CMCA, AMS, EBP
Vice President
(724) 910-6304
jredden@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

|       allianceassociationbank.com

One of Forbes’ “America’s Best Banks” Year After Year



Community Associations Institute—Connecticut Chapter

• CONNECT with CAI14 

Our Annual Fall fun certainly has a big following!  The amaz-
ing combination of being on a farm at a brewery with a food 
truck that prepared New Haven style pizza, a great educa-

tion program and lots of fun people added up to a great event.
Axe throwing was back!  (The safer kind.)  More people took part 

in this entertaining activity.
Our fabulous Fall Fun Committee created a truly fun evening. We 

are truly gratefulful for all their decication!

Fall Fun Committee
Chair — Licia Ciotti — United Property Restoration Services 
Andrea Dunn, Esq. — Bender, Anderson & Barba, P.C.
Bev LaBombard — Sandler & Hansen, LLC
Ben Whittemore — Pro-Klean Cleaning & Restoration Services, Inc.
Cindy Palmer — Dime Bank
Jasmine Spencer — Residential Management Corporation

Thank you to our cornucopia  
of sponsors!

Event Sponsor

Autumnal Adventures 2023

Brewery Exhibitors
Bouvier Insurance
Dime Bank
Doody Calls
Pacific Premier Bank
United Property Restoration Services
V. Nanfito Roofing & Siding

Axe Throwing Sponsors
Alliance Association Bank

Banner Sponsors
Bender, Anderson & Barba, P.C.
Bellwether Property Group
Certa Pro Painters of Mystic Glastonbury
National Cooperative Bank

SNAPSHOTS
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More photos 
on the next 
page...

EDUCATION & 
NETWORKING 
EVENT
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Fall Fun, continued from 
previous page.

BOARD 
MEMBER 
EDUCATION

CONDO, INC.

October 
Condo Inc.
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Often, it seems community associations find that, despite their 
best efforts, they are often short on funds when it comes to 
tackling major repairs and capital improvements. An entire 

division of the banking industry has now entered the business of lend-
ing money to community associations so that they can complete need-
ed repairs and improvements without having to issue costly and often 
controversial special assessments. While some association governance 
documents empower their Board to negotiate and obtain these loans, 
many do not address the issue at all. Even association governance 
documents that do address lending often have careful wording that 
requires consultation with a legal professional for most associations. 
Either way, it is a best practice for your association to seek qualified 
legal expertise to guide the association through the lending process 
BEFORE the first loan inquiry is made.

The first issues that the association will face are highly technical.  
They include:
•	 Does the Board of Directors have the authority to take on debt in 

the form of a loan on behalf of the association? If not, what author-
ity must the Unit Owners provide?

•	 Have the notices, proxies and/or ballots been properly drafted? 

•	 Are the minutes accurate and do they include the necessary actions?

•	 What about existing mortgagees of the individual units within the 
association? 

•	 Do they have to be in agreement with the association and given a vote 
before a loan can be considered? Some banks have their own inter-

Chas A. Ryan, Esq.

Bank Loans for Capital Improvements
By Chas A. Ryan, Esq.

nal requirements that exceed those found in the Common Interest 
Ownership Act (CIOA) and/or the Association’s Documents. 

For these reasons alone, a qualified community association attorney 
experienced with community association lending should be consulted.

Finally, once the technical obstacles have been dealt with, there are 
other requirements of the lender including a legal opinion rendered 
as to the association’s readiness and compliance with the bank’s 
loan. Lenders are looking for a legal opinion that the association’s 
documents allow for the loan, the association has complied with the 
recruitments in the Bank’s commitment letter and that the association 
is in compliance with local, state, and federal laws. This includes the 
Common Interest Ownership Act amongst others. This legal opinion 
needs to come from an attorney specializing in the practice of commu-
nity association law. n

Chas A. Ryan, Esq. is a partner is the law firm of Pilicy Ryan &Ward. Chas is 
the President-Elect of the CAI-CT Board of Directors and serves as the Chair of the 
Legislative Action Committee and is a member of the Conference and Education 
Committees.  He is a frequent speaker at CAI-CT education programs.
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“Does the Board of 
Directors have the 
authority to take on 
debt in the form of a 
loan on behalf of the 
association?”

Jumpstart January — WEBINAR
Wednesday, January 24 

12:30-2:30 pm 
Hosted on Zoom

(Exclusively for Managers)

No need to leave your home or office.   
Connect through ZOOM!

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

Good for 2 
continuing 
ed credits.

Start off 2024 with some great education opportunities! 

Visit www.caict.org to register.
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In today’s world, time is a precious commodity, and of all of the 
things on the average pet owner’s to-do list, chances are picking 
up after the pooch is down there towards the bottom, especially 

during the fall and winter months when it’s so easily overlooked.
But as unpleasant and time consuming as it may be, keeping pet 

waste off the ground is an important neighborly responsibility held by 
all residents with pets, all year round.

Community managers take note: The waste resident pooches leave 
behind is more than just a gross and unsightly nuisance – it is an envi-
ronmental pollutant and a human health hazard. When left unattended, 
pet waste is a detriment to local soil and water quality, and also presents a 
number of potential health dangers to families and their pets.

Implementing a comprehensive pet waste management plan can put 
community pet waste problems to rest in no time. When it comes to 
pet waste management plans, the most effective strategies are multifac-
eted, involving regular common area cleanings, the introduction of pet 
waste stations into the community and resident education.

Many times, unattended pet waste is the result of circumstance 
rather than bad intentions. Forgetting to bring a bag for the waste or 
running out of bags during the walk are the most common reasons 
why dog walkers leave waste on the ground.

By installing and maintaining pet waste stations in your commu-
nity, you get a simple, affordable and effective solution that is greatly 
appreciated by residents. When determining the number and location 
of stations, consider the density of homes, areas where dog owners 
tend to congregate and the natural foot traffic patterns throughout 
the grounds. The goal is to make it easy for dog walkers to pick up a 
bag at the beginning of their walk and easy for them to find a place to 
dispose of it at the end.

Keep in mind that even with pet waste stations installed in the 
community, occasional full-fledged common area cleanings are still 
recommended as well.

Depending on the type of community and scope of the problem, 
cleaning common areas may require walking the entire grounds to 
scoop up waste and other litter. In other cases, the issue will centralize 
itself in a few locations, commonly referred to as “hot spots.” These 
locations are where waste tends to accumulate more frequently than 
others. Identifying hot spots and keeping them clean can work to curb 

Pet Waste Pickup:  
A Year-Round Responsibility

the problem immediately and also help prevent it from spreading.
The final piece of the pet waste management puzzle is community 

education and awareness. When residents understand the importance 
of picking up after their pets and they see the community supporting 
pet waste pickup, they become far more likely to participate and sup-
port the cause.

Educational initiatives can be as simple as periodically publishing 
a community map outlining the location of pet waste stations so that 
residents are reminded of their presence and can plan their walks 
accordingly.

If you have a pet waste issue in your community, consider installing 
pet waste stations, performing common area cleanings and providing 
residents with information on the importance of pet waste pickup. 
For communities with lots of dog owners, it is always a good idea to 
consult a specialist to put together a comprehensive pet waste man-
agement plan. n

Copyright © 2 0 1 4 by DoodyCalls. This article may be copied, distributed and trans-
mitted for commercial and non-commercial use as long as it is passed along unchanged 
and in whole with attribution to DoodyCalls.

“Implementing a comprehensive pet waste 
management plan can put community pet 
waste problems to rest in no time.”
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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

   

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
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Being Practical, Part LXXXIX

 How to Deal with a Condo Bully
By Rich Wechter, CMCA

Manager’sColumn...

Rich Wechter, CMCA

In this column, I tackle various topics of interest with the intent of 
imparting practical advice. In this issue’s column, I discuss an all 
too frequent issue for most community associations: the Condo 

Bully.

A. Setting the Table on this Topic  
An unnamed individual once stated with respect to bullies the 

following: “Anyone who has to devalue another person is insecure. 
Stop fearing bullies and toxic people, they have nothing more than big 
mouths and sad, lonely hearts.” The author Susan Abrams Milligan 
once noted about understanding bullies, “Bullies do what they do for 
self protection. This is often because manipulation (i.e., humiliation, 
intimidation, and isolation) are the only way they know how to cope 
with their lack of self worth. Having power over someone has in some 
way served them temporarily in the past. However, having power 
over another, taking someone’s power or giving power away is always 
temporary because it is an illusion. This is why bullies continue doing 
what they do over and over again. It’s a dysfunctional addiction that 
society is now recognizing and insisting that it is no longer accept-
able.” In the world of community associations, bullies come in all 
different shapes and sizes and from different aspects of the community. 
They may be a board member, non-board unit owner, tenant, manager, 
vendor or even a consultant. They may be a long-standing member or 
a new arrival at a community association. In any event, their actions 
and words can easily be described as bullying 

B.	How to Deal with a Community  
	 Association Bully

I offer a few suggestions for dealing with community association 
bullies of any kind: 
1.	 Make sure that you are properly identifying someone as a bully. 

Having a disagreement with someone does not make them a bully. 
Having a strong opinion on a matter does not make someone a 
bully. The label “bully” is one that must be used carefully and 
judiciously. No one should be considered a bully if the shoe does 
not fit.

2.	 Once reasonable people can conclude that someone is a bully, you 
should avoid personal contact with them as much as possible. This 
is sometimes unavoidable due the position or role that the “bully” 
has in the community.
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3.	 Avoid engaging in a verbal or written battle with a bully on your 
own. You will never win them over and you just encourage them 
to continue their diatribes. Facebook is the worst venue, in the 
opinion of this author, to have any running dialogue with a bully.

4.	 When contact is necessary, stick to the facts and just the facts.

5.	 Do not, however, be afraid to disagree with the bully out in pub-
lic. Indeed, bullies succeed because they can generally intimidate 
others into submission. “Hitting a bully in the stomach” with the 
truth, especially in public, can take the steam out of a bully rather 
well.

6.	 Many bullies use the “bully pulpit” to get others on their side. 
The more the facts are out in the public sector, the less persuasive 
a bully is.

7.	 Seek guidance and help from others in the community association. 
You are not alone.

8.	 If the bully is a member of the Board, seek out other board mem-
bers for help and guidance along with the community association 
manager.

[Continues on page 22.]

“Indeed, bullies succeed because 
they can generally intimidate 
others into submission.”
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We measure    Fabricate    Install    Never a middleman

 860-372-4554          www.buildingrenewal.net

Chimney cap replacement   |   Decks   |   Exterior repairs 

BUILDING RENEWAL, LLC

51
year in business

45R Ozick Drive - Suite 19 - Durham, CT 06422

Our
st

(800) 839-7740
www.thefalcongroup.us
info@thefalcongroup.us

Architectural Services
Building Envelope

Capital Reserve Studies
Civil Engineering

Concrete Restoration
Expert Witness

Façade Inspections
Forensics, Litigation & Insurance Claims

MEP & Energy Services
Structural Engineering

Transition Engineering Studies
 

1266 E. MAIN STREET
SUITE 700R

STAMFORD, CT 06902
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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

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

9.	 If the bully is a member of the management team, seek guidance from 
the Board or someone higher up in the management company.

10.	If the bully is a vendor or consultant, the Board needs to remind 
them that they provide service to the community association at the 
pleasure of the Board. 

11.	If the bullying crosses the line of civilized behavior, seek advice of 
legal counsel.

C. Conclusion
For some of us, we have been dealing with bullies our whole life, 

whether in our neighborhoods, businesses, social activities, sporting 
activities, or elsewhere. They are a fact of life and nothing I have 
noted above will eliminate bullies from anyone’s world. However, I 
hope that my suggestions will, at the very least, offer some guidance 
and positivity in how one approaches community association bullies. 
I offer one more quote which sums up this article and my thoughts 
and suggestions about bullies from the great Mark Twain. “Anger is 
an acid that can do more harm to the vessel in which it is stored than 
to anything on which it is poured.” 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.

MANAGER’S COLUMN...from page 20.

A check mailed on the last day of the month most likely wouldn’t be 
cashed that same month.  In this case, the association’s bank account will 
reflect a higher balance than the books.  The reverse occurs for a common 
charge check received by an association at month end.  The unit owner’s 
ledger may be updated to reflect the payment; however, the bank may 
not have processed the deposit yet. While these examples are common, 
items shouldn’t linger on a bank statement for multiple months. If a check 
hasn’t cleared in two months, an inquiry of the vendor should be done to 
determine whether it wasn’t received or if a new check should be issued. 

The second type of difference is when a bank statement has activity 
on it that doesn’t match what’s in the association’s records.  These 
types of transactions usually result from a fee or interest income which 
are not items an association would generate a transaction for in their 
day-to-day accounting system data entry.  When receiving a statement, 
the association can update their records to reflect these payments or 
challenge the financial institution if they appear incorrect.

Preparing a monthly bank reconciliation allows for an association to 
check its data input and ensure their records have all activity that has been 
reported to the bank contained within which helps satisfy the complete-
ness assertion relating to its financial statements. The completeness asser-
tion reflects that the financial statements include all the economic activity 
of the association, which is an important assertion to comply with.

However, circling back to the previous point about statement invento-
ry, a bank reconciliation can’t be done if a statement isn’t received. This 
poses a problem as more associations utilize bank reconciliations as a form 
of internal control to catch and detect misstatements. If this procedure 
can’t be done it is essentially a deficiency in controls and any deficiency 
could possibly lead to fraud or material error in the financial statements.

Conclusion
Bank statements are a common item for all businesses.  However, 

many procedures both internally and externally (audit) rely on them 
being received. They are an important control over the financial 
accounting of an association and therefore an association should make 
sure it has access, or in its files, all the bank statements as possible. 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 frequently.

FINANCIALLY SPEAKING...from page 12.



Dime Bank is highly skilled at creating customized 
solutions to meet the needs of your Association.  
We lend nationally to all Associations, planned 
developments and residential cooperatives. 

• Loans up to $5 million

• No loan origination fees

• Competitive interest rates

• 

• 

• Up to -year amortization

• Up to 24-month construction draw

To learn more, give Commercial Lender Cindy Palmer a call at 860.859.4378 
or email cpalmer@dime-bank.com

Your Association. Our Financing Solutions.

AVP/Commercial Lender

P: 860.859.4378
E: cpalmer@dime-bank.com

NMLS# 493990™
EST. 1869 | MEMBER FDIC 860.859.4300

dime-bank.com
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TECHNICAL EXPLANATIONS:

Timothy Wentzell, P.E.

If you live in a 60 – 100-year-old building 
or manage one, you may have concerns 
about how your elevator works, and wheth-

er it will continue to provide reliable service.  
Elevators are one of the more interesting parts of 
a building system.  In many old buildings, eleva-
tors are a wonderful example of the innovation 
that occurred during the early industrial revolu-
tion.  Many of these old elevators evolved over 
the years from what was once a two-rope con-
trol system where an elevator operator would 
actually pull on one rope or the other, or both, 
to provide lift, lowering, or braking.  Over time 
these elevators slowly evolved to an electric con-
trol system where buttons designating individual 
floors were substituted.  A non-skilled operator 
could now push a button and the elevator would 
go to the correct floor.  These intermediate age 
elevators were merely directed to the floor but 
had no direct positional feedback.  Because of 
this lack of positional feedback, temperature, 
load in the elevator and humidity could affect 
where they would stop.  In some cases, in very 
old elevators, it could be many inches away from the stop point but 
without any feedback this was considered acceptable and even com-
mon.  If one now steps from an elevator that may be five inches below 
the level of the floor they’ve stopped at, we would be shocked.  But 
this was common practice for many elevators of this intermediate era, 
especially ones that were converted from the original manual controls.

To most of us when we step into an elevator, we assume some-
thing makes them go and we assume it’s reliable and safe, while still 
somewhat magical.  I recently got into an elevator with my young 
daughter whom when she saw the name on the stoop in the elevator, 
Otis, she excitedly stated, “How interesting it was that the elevator 
at her school was also named Otis”.  She thought it was quite funny 
that this building would have given the same name to their elevator.  
However, in practice there were many companies that made elevators 
in the early days of the elevator evolution.  Over time most of them 

have combined, leaving relatively few players in 
this market.  It is quite interesting how many of 
these old machines combine so many amazing 
features of the early industrial revolution.  For an 
engineer going into the machine rooms for these 
old elevators can be somewhat like your own 
special tour of the Smithsonian.  

We are often involved in upgrading elevators 
for these beautiful old buildings.  It should be 
noted that upgrades are the norm because eleva-
tors are almost never completely replaced, which 
increases the complexity of this task.  Decisions 
have to be made with regard to what components 
can stay, if what stays can be correctly integrat-
ed with the new systems, with what time this 
upgrade takes, and its ultimate cost.  This is often 
compounded by the fact that an elevator upgrade 
can also include cosmetic options, in particular 
cab finishes.  With many of the beautiful old 
buildings and churches that we deal with the cab 
finishes may have been polished brass, copper 
or ornamental stonework which can complicate 
an upgrade significantly.  New elevator finishes 

involve selecting lighting, how the walls are finished, floors and of 
course keeping in mind the overall total weight, which also affects the 
carrying capacity of an elevator.  This is due to the fact that upgrading 
an elevator is complicated enough, but changing the old load carrying 
capacity of an elevator would be extremely complicated as one would 
need to be able to certify that the building structure is capable of a 
greater load carrying capacity.  All of this is compounded by, like so 
many other building projects, the difficulty in code interpretation.  
Codes certainly change over time for all building systems, but eleva-
tors seem to have their own niche in the world of code interpretation.  
For example, recent code changes imply that individual infrastructure 
of an elevator system, if not being upgraded, do not invoke all require-
ments of a new elevator system.  This would imply, for example, if the 
machine room walls were not being moved, that this room would not 
need to meet current code requirements.  Likely, this could apply to 

ge
re

nm
e/

iS
to

ck
/G

et
ty

 I
m

ag
es

 P
lu

s

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

Elevator Evolutions 
By Timothy Wentzell, P.C.

“To most of us when we step into 
an elevator, we assume something 

makes them go and we assume 
it’s reliable and safe...”

[Continues on page 26.]
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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

ENVIRONMENTAL TIP

Mind the Gaps:  
Locate and prevent drafts throughout your home

One of the fastest and easiest energy saving improve-
ments you can make is adding, replacing and increasing 
weatherstripping around gaps in your home. Check areas 
around windows, doors, and places where utilities enter 
your structure as they are prime sources for letting in cold 
drafts. When you find the gaps, add the most appropriate 
insultation for that area.  For example, sealing a garage 
door  involves different weatherstripping than would be 
used for a window. When sealing cracks in your founda-
tion or windows, find caulk may be the better option.
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Kevin Reardon Mallory Reardon Jessica Rand

the elevator shaft.  However, like in so many code interpretational sit-
uations, this can be significantly compounded by the individuals inter-
preting these codes.  This can complicate what can be accomplished 
and at what cost when one elects to upgrade their elevator systems.

While cost is always a factor in any capital improvement program 
but unlike so many programs where timing can be an inconvenience, 
in an elevator upgrade, downtime can almost be the most important 
criteria as carrying bags of groceries up the stairs in a singular eleva-
tor building can be even far more important than the cost of these 
upgrades.  This needs to be factored into an upgrade program as well.  
All of these items make an elevator upgrade an especially challenging 
task, both with the individuals that live in the building needing an 
elevator upgrade and the property manager managing such a building, 
and from our end the engineering aspects of these elevator upgrade 
projects. n

  Please address any questions or areas of interest that you would like answered in future 
columns to Timothy Wentzell, P.E., Connecticut Property Engineering, 630 Governor’s 
Highway, South Windsor, CT 06074 (860-965-1910) (e-mail: ConnPropEng@cox.net).

TECHNICAL EXPLANATIONS...from page 24.

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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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.

Proper Reserve Funding Levels  
for a Planned  Urban Development (PUD)

D.M. from Hartford County writes:

Dear Mister Condo,
We reside in a small PUD consisting of 28 homes. Can you tell 
me the minimum required long-term reserve distribution amount 
as a percentage of HOA fees? In addition, could you tell me the 
average long-term reserve percentage of HOA dues in the state 
of Connecticut? Finally, is a small HOA required to have both a 
short-term reserve fund and a long-term reserve fund?

Ask Mister 
Condo! 

Mister Condo replies:

D.M., PUDs (Planned Unit Developments) are a bit unusual as 
far as HOAs are concerned. They are typically treated as individual 
homes and not condos or HOAs, even though they often own land or 
amenities in common. Reserve Funds in traditional condos or HOAs 
are usually required by their own governing documents and funded 
at the discretion of the association. The FHA has minimums set that 
the association must meet if federally backed mortgages are going to 
be available to unit owners. PUDs do not typically have such require-
ments for mortgages so there really isn’t any reason outside of good 
financial practices to fund the Reserve Fund at a certain percentage. 
My advice is for you to review your governing documents and fund 
the Reserve for both short-term and long-term expenses. The alterna-
tive will be to issue special assessments any time the association needs 
money for these known upcoming expenses. 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
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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 and Wolf, P.C. 
1115 Broad Street 
Bridgeport, CT 06604 
 203-368-0211 
www.cohenandwolf.com 
CAI-CT MEMBER

Pilicy Ryan & Ward, P.C.  
Stamford, CT  
Watertown, CT  
203-975-1151 (Stamford Office)  
860-274-0018 (Watertown Office)  
www.ctcondolawyers.com   
William W. Ward, Esq. CCAL  
BillWard@prwpc.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

[Continues on page 30.]

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

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

Looking for a 
service provider?  

www.caict.org 
to find the professionals  

you need!

Check out our 
online service 
directory at... 
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FINANCIAL SERVICES

Alliance Association Bank 
Jamie Kay Redden, CMCA, AMS, EBP 
D  (724) 910-6304 • Toll-Free (888) 734-4567 
717 Market Street, Suite 29 
Lemoyne, PA 17043
JRedden@AllianceAssociationBank.com
allianceassociationbank.com   
CAI-CT MEMBER

Avidia Bank 
Howard Himmel, SVP 
978-567-3630 • h.himmel@avidiabank.com

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

Dime Bank 
Cindy Palmer, AVP/Commercial Lender 
290 Salem Turnpike 
Norwich, CT 06360 
(860) 859-4378 
Cpalmer@dime-bank.com 
www.dime-bank.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: Paul Portnoy, Vice President 
Vice President 
203-783-5700 • 800 340-4862 
www.milfordbank.com 
CAI-CT MEMBER

CLASSIFIED SERVICES...from page 29. Pacific Western Bank  
Sally V. McCray, VP, Regional Account 
Executive I HOA Services  
3320 Holcomb Bridge Rd  
Peachtree Corners, GA 30092  
Tel: 770-326-9664 • Cell: 404-259-9000  
HOA Customer Service 888-928-3936  
smccray@pacwest.com  
pacwest.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

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: 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

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

Common Interest  
Hits YOUR  

Target Market!
To Advertise Call 

888-445-7946 
or email:

info@BrainerdCommunications.com
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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
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 www.primetouch.net
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CAI-CT MEMBER
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DISPLAY ADVERTISER DIRECTORY

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 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

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 
203-464-4171 Cell 
860-349-2580 Fax 
www.unitedprs.com 
lciotti@unitedprs.com
CAI-CT MEMBER




