Common Interest

The Official Publication of CAl-Connecticut Vol. XVII: Issue 7 » 2022
(J
° ﬁ n
Ml
CONNECTICUT CHAPTER /.-\
community

ASSOCIATIONS INSTITUTE

Inside:

Things That Don’t Exist

Bank Reconciliation Basics

Community Association

SMOOTH AUDIT

Who Restores a Unit and

TRANSITION STANDARDS
AND BEST PRACTICES

RESERVE STUDIES
Does Your Condo/HOA Need One?

and more!



THE MILFORD BANK
Condo Association
Loan Program

II |
~ mm ENE

\I-'I
-

We offer interest rates that are among MEET O UR LEND ERS

the lowest in the industry, with flexible
terms and personal attention. Let us Paul Portnoy
assist your community by financing all of
your capital repair projects:

Vice President
Commercial Lending
203-783-5749

Roofing PPortnoy@milfordbank.com

Siding

Paving & Drainage
Mark Gruttadauria
Vice President
Business Development

203-783-5725
MGruttadauria@milfordbank.com

Painting

Windows

M

THE MILFORD BANK _
Always There. Call or email us today!

MILFORDBANK.COM/BUSINESS-LOANS % FDIC



2022 Board of Directors

Frank Pingelski, EBP.........cccooeeveeen. Tooher-Ferraris Insurance Group
PRESIDENT Wilton, CT
Chas Ryan, Esq., EBP .....oovvvvimerrecrecriecinae, Pilicy & Ryan, P.C.
PRESIDENT-ELECT Watertown, CT

Gregory McCracken, Esq., EBP Jacobs, Walker, Rice & Barry, LLC

SECRETARY Manchester, CT
Christine Carlisle, CPA..........ccooevvurrunrrees Carney, Roy & Gerrol, P.C.
TREASURER Rocky Hill, CT
Jim Carroll...erveeierisrieerissiesisnsesenens JP Carroll Construction, Inc.

West Hartford, CT
Wendy Colleary, EBP......cc.ovvvvrvrvnerinrris Windsor Federal Savings

Windsor, CT
Lynn Jackson, CMCA, AMS, PCAM.... The Property Group of CT, Inc.

Stamford

Karl Kuegler, Jr, CMCA, AMS, PCAM.................. Imagineers, LLC
Hartford, CT

Dan Levine, MBA, CPA ... Tomasetti, Kulas & Co., PC.
Hartford, CT

Carrie Mott, EBP.......oovvviceeicvceieseeeeenin, Bouvier Insurance
West Hartford, CT

Nally Sahin......cccoovvcvmmervirrecrrine. Jefferson Woods Community, Inc.

Branford, CT

Committee Chairpersons

CAI Board Leader Golf Paradise
Development Program  Carrie Mott, EBP Lynn Jackson, CMCA,
William Ward, Esq. Lawyers’ Council AMS

Conference & Expo Robin Kahn, Esq. Publication

Karl Kuegler, Jr., CMCA, Legal Symposium Sam Tomasetti, CPA
AMS, PCAM

Scott J. Sandler, Esq., CCAL Spring Fling

Education Program Legislative Action Carrie Mott, EBP
Donna Rathbun, CMCA  Chas Ryan, Esq. Summer Sizzler
CEO CAM Council Marketing Chris Hansen, Esq.
Gary Knauf, CMCA Sam Tomasetti, CPA
Fall Fun Membershi
Lisa Ciotti Wendy Colleary, EBP
Staff
Kim McClain Ellen Felix

Chapter Executive Director
kim@caict.org

Durector Program Operations
ellen@caict.org

Who Is CAI?

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

The materials contained in this publication are designed to provide accurate,
timely and authoritative information with regard to the subject matter covered.
The opinions reflected herein are the opinion of the author and not necessar-
ily that of CAL Acceptance of an advertisement in Common Interest does not
constitute approval or endorsement of the product or service by CAIL 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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President’s

“I’'m happy to say that
we have had several

members reach out to join

committees and always

welcome participation.”

Frank Pingelski, EBP

s we work our way through the planning season after what

always seems to be a short summer, it’s important to reflect

on what we did, what went well, and what maybe didn’t go
quite as well. 'm proud of what the CAI-CT members and commit-
tees have put together and executed. It was great to see everyone at
the spring and summer education sessions and networking events. Fall
Fun provided another great forum and unique venue with plenty of
wonderful energy!

In light of the recent tragedy that occurred at an Atlanta condo-
minium, we are hosting an Active Shooter presentation in November.
Unfortunately, in the world we live in today it’s become an all-too-
common reality. I would strongly encourage everyone reading to attend
and start developing plans with how to manage a similar situation. It’s an
uncomfortable thought that we could find ourselves in a similar situation,
but not being prepared will only make the result more catastrophic.

I’m happy to say that we have had several members reach out to join
committees and always welcome participation. Different backgrounds
and perspectives only help to keep what we do relevant and useful. As
always, we welcome more fresh faces!

With everything going on around us, throughout the good days and
the not so good ones, I hope each and every one of you reading this
pause and take a minute to look around at the beauty of the area we
live in and the difference we are making. B

New membership
payment option

Sign up feor auto renewal today to ensure your
membership is never interrupted. Simply log in
to your CAl membership account and choose
MY MEMBERSHIPS to sign up today!

community
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www.calonline.org
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From the Chapter Executive Director

“Those who think they know it all
have no way of finding out they don’t.”

~ Leo Buscaglia

Kim McClain

tis truly remarkable how often we get phone calls from frantic unit owners or frustrated associ-

ation board members who are typically quite worked up about something the board is or is not

doing. Frequently, their instincts — and the law — confirm they are correct in having concerns.
The issues they express usually deal with items such as: improper notice/hearing for a fine; unwill-
ingness to share contact information for other unit owners; refusal to allow inspection of financial
documents and so on. Yet, when asked if board members have received any training — our Condo
Inc. program in particular -99% of the time the answer is “no.” So, one cannot help but wonder,
how and why do people decide to serve on an association board without any training in the many
facets of association operations? Would they not feel more confident in their deliberations? Would
unit owners be reassured that their board is well-equipped with the necessary knowledge about the
operations of an association?

Throughout the year, Condo Inc. is offered in a variety
of formats: live-in person one-day programs; live webinars
and an on-demand webinar that can be accessed 24/7. We've
made it as convenient as possible to attend this very important
program. Next time you are at a board meeting, I urge you
to ask the question to the members: How many of you have
attended the Condo Inc. program for board members? If not,
why not? Information about Condo Inc. and of our other Some unique Connecticut Fall
excellent education programs can be found at: www.caict.org, S¢€"eV:

We are truly grateful for all of our wonderful 1,235 CAI-CT members! We are a small state,
but we have a mighty large chapter thanks to all of you. It’s time for us to put together our
Annual Member Directory. Be on the lookout for a notice from Ellen Felix requesting verifica-
tion of your current information. And if you are not yet a member, we don’t want you to be
left out! Join today! W

CALLING ALL PICKELBALL PLAYERS!

Yes, CAI-CT wants to get in on one of the most
popular sports in the country. We will have access to the
Pickleball courts at The Farms, the site of our Annual
Golf Tournament, and we really want to get some action
going there. So, come on Picklers (You know who you
arel), stay out of the kitchen and join our Pickleball
Planning Committee. Contact: kim@caict.org.

People in the News...

Rebecca Sandler, Esq., is joining Sandler & Hansen, LLC, as a partner.
Rebecca will be chairing their collection and foreclosure practice.

Rebecca is a graduate of Quinnipiac University School of Law. For the
past 17 years, Rebecca has served as in-house counsel for Stanley Black
& Decker. As corporate counsel, Rebecca focused on procurement con-
tracts, corporate secretarial work, and SEC matters, which included drafting the comprehensive
proxy statement in advance of the company’s annual meetings of the shareholders. Prior to her
in house counsel position, Rebecca’s practice focused on real estate law. She represented clients
in real estate transactions and performed title searches in towns all across Connecticut.

Welcome Rebecca! B

Courtesy CAI-CT.

Andrea Kessler/iStock/Getty Images Plus



UPCOMING CAI-CT EVENTS

CHAT & CHEW with Common Interest Author
Hosted on ZOOM
Wednesday, November 30 ¢ Education from 12:00 - 1:00 pm

Ask Your Questions to your favorite authors! This month’s featured

speaker will be Scott . Sandler, Esq., CCAL, Sandler Hansen, LLC
Free for CAI Members, $25 - Non-Members
(No Continuing Education Credits for this event)

Jumpstart January (WEBINAR)
Hosted on ZOOM e (Exclusively for Managers)
Wednesday, January 1,2023 from 12:30-2:30 pm

Whiskey Tango Foxtrot: Simple Steps to avoid
Costly Mistakes

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

) BGEUEN {

Start off 2023 with some great education opportunities!
Board Members & Managers - $30 CAT Members/ $55 Non-Members

Visit www.caict.org

to register and for
updated information.

Condo Inc. - WEBINAR SERIES
Hosted on ZOOM
Saturdays, January 28, February 4, February 11 ¢ 9:00 - 11:00 am

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

$50 - CAI Members / $75 - Non-Members

See above Condo Inc. for program description.

CONDO/HOA

2023
CONFERENCE & EXPO

CAI-CT Annual Conference & Expo
Saturday, March 18, 2023 WEE
Aqua Turf, Plantsville, CT

Reservations for Booth Space & Sponsorships now being accepted.

e Member Homeowner Leaders:

Calling all
CAI-CT Members

The 2023 Directory is going
to press on JANUARY 1ST!

Be sure your
listing is correct!

® Member Managers, Management Companies & Business Partners:
Visit https://www.caict.org/page/Directory to proof your listing.

Please update your listing by visiting https://www.caict.org/page/2023 AssDire
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Public Act 2019-177, section 12 and sections 19-27 has now had regulations promulgated by the Department
of Consumer Protection. inclusive PR2022-013. This proposed regulation implements Public Act 09-177. The
regulation creates a community association manager trainee registration and implements continuing education
requirements for community association managers. l

THANK YOU NEW & RENEWING MEMBERS

Welcome New Members

Associations
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Orchard Homeowners Association

Pine Hill Condominium Association

Wallingford Staffordshire
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Vote HOA Now

Thank You Renewing Members
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iRy
Community
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Not a Member?

Joseph Roscigno

Peggyann Routhier, CMCA, AMS
Katrina Sharkis, CMCA

Benjamin W. Stueck, CMCA, AMS
Thomas Peter Thomches, CMCA
James Wakim, Esq., CMCA

Sarah White

Kevin Wilson, CMCA, AMS

Alan Victor Wunsch, CMCA

Management Companies

Barkan Management Company, Inc.
DeBaise Property Management
REI Property & Asset Management
Scalzo Property Management, Inc.

Business Partners

Advanced Reserve Solutions, Inc.
Automatic Laundry Services Co., Inc.
Avery Cleaning LLC

Avidia Bank

Bender, Anderson and Barba, P.C.
BrightView Landscape Services
Carney, Roy & Gerrol

CINC Capital, LLC

Collins Hannafin, PC

CondoCerts

Feeney Insurance Associates, LLC
First County Bank

Gambardella, Cipriano, Gottlieb & Hathaway PC
New Britain Roofing

Sandler & Hansen, LLC

Savol Pools

Southern New England Home Works, LLC
Sweep Away Chimney Services LLC
The Milford Bank

Tomasetti, Kulas, and Company, P.C.
WelcomeLink

Visit www.caict.org for membership information.
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Things That Don’t Exist
By Adam ]. Cohen, Esq.

Adam Cohen, Esq.

Halloween is fun because monsters, while scary,
don’t really exist. It’s a good time of year to remind
association boards of a few other things that don’t
exist — legally, anyway.

“Informal” Board Meetings

For example, there is no such thing as an “informal” board meeting. I
routinely hear about boards getting together to talk about some hot topic
or to prepare for an upcoming “real” meeting. They characterize it as an
“informal” meeting that the owners don’t need to know about. They’re
making a mistake. Any time the board members meet to discuss things
related to the association, they are conducting a meeting and must follow
the legal notice requirements — usually five days in writing to all unit own-
ers. Even if the only issue the board wants to discuss is a proper basis for
an executive session, the board must still notify the community that it will
happen, and start and end the meeting as an “open” session.

The Common Interest Ownership Act doesn’t define “meeting,”
but Connecticut’s courts have held under the similarly-worded law
for governmental organizations that when enough members join to
constitute a quorum (typically, a majority of the directors), that’s a
meeting. Although the law says that having board members together
without discussing association business is not a meeting, it also says
“incidental or social gatherings” can’t be used to evade the notice
requirements when they do.

So how can boards operate between “formal” meetings? Committees
and subsets of board members (fewer than a quorum) need not issue
meeting notices if they are not authorized to act on the association’s
behalf. Groups like these can be given advisory roles and report back
to the board with findings and recommendations. Boards can also
legally take action by unanimous or two-thirds consent (depending on
what the bylaws say), often by email in lieu of a meeting followed by
written notice to the owners afterward.

Executive Session Votes

Relatedly, there is no such thing as a board vote in executive session.
State law allows association boards to temporarily excuse themselves
from (or ask the owners to leave) a properly-noticed meeting to discuss
certain sensitive issues, but only to talk. Voting on anything can only
take place after the board members are again in the unit owners’ presence.

“..there is no
such thing as
a board vote
n executive

session.”

fcscafeine/iStock/Getty Images Plus

!

Remember that the discussion can only be limited to specified topics such
as pending litigation, attorney-client conversations, contract negotiations,
personnel issues, and certain privacy concerns. Again, boards are gener-
ally allowed to proceed without open-meeting votes, such as by email, as
long as all or two-thirds of them agree and all unit owners are notified of
the vote outcome promptly afterward in writing.

Perfectly Following Robert’s Rules

You may consider yourself a parliamentarian, but perfectly follow-
ing Robert’s Rules of Order simply does not exist. Everyone knows
that you should call the meeting to order, follow the agenda, and vote
on motions after a second. But do you always call the presiding officer
“Mr. President” or “Madam President” and never by name? Does
anyone ever speak while seated? Always offer a committee report in
writing with a verbal summary while standing? Do you read aloud
every word of the minutes from the last meeting? Have you ever
paused discussion on a motion to resolve an unrelated minor issue
without first voting on a “motion to lay on the table”?

All of these are technical violations, as are hundreds of other niceties
that are never really done in association meetings. Robert’s Rules are
as thick as a phone book and can be very difficult to understand, much
less perfectly obey during a busy meeting. Although the Common
Interest Ownership Act (CIOA) generally requires associations to
follow Robert’s Rules, it provides three safe harbors. First, the decla-
ration or bylaws can provide otherwise, which can include adopting a

[Continnes on page 9.]
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Community Association Lending

* Serving all of New England

* Fully amortized loans 20 plus years and long term fixed rates
* 100% project financing

* Pioneer in long-term financing

* Association lending combined experience over 25 years

Helping transform associations

Contact Us!

Honest to goodness- @ Avidia Bank
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LEGALLY SPEAKING...from page 7.

bylaw that says Robert’s Rules need not be strictly followed. Second,
the rules can be suspended during any particular meeting by two-
thirds vote. And finally, the law says that any action taken that violates
Robert’s Rules remains intact unless a court overturns it, so meetings
can be presumed valid until someone successtully sues over it.

In Good Standing

Many older association bylaws refer to “members in good stand-
ing,” which they may define as unit owners without any outstanding
common charges or fines. These older bylaws will often say that only
owners who are in good standing can vote, serve on the board, or even
speak at meetings.

As of the 2010 amendments to the Common Interest Ownership Act,
an association cannot use nonpayment as grounds to deny a unit owner
access to his own unit or its limited common elements, suspend his right
to vote or participate in meetings, declare him ineligible to run for or
remain an officer or director, or withhold any services which could endan-
ger anyone’s health, safety or property. With only a few exceptions, “in
good standing” language in older bylaws is legally unenforceable today.

Fines Before a Hearing

Just sending a unit owner a letter that says he’s been fined for a rule
violation is “not a thing.” Even if the letter says the owner can request
a board hearing or submit an appeal, state law prohibits imposing a
monetary fine until “after notice and an opportunity to be heard.”
“After” means that the hearing, not the fine, happens first. The board
should notify the owner in writing that a hearing has been scheduled
due to an apparent violation, summarize or quote the rules at issue,
explain that the owner is invited to speak and to bring any evidence,
witnesses, and representatives they choose, and list the possible out-
comes such as fines, litigation, or suspension of nonessential privileges.
The board should only vote to impose the fines after listening to the
owner’s side of the story. If the owner chooses not to attend, the hear-
ing and vote can proceed without them.

Fiduciary Duties of Elected Directors

Contrary to popular belief, association board members have no “fidu-
ciary” duties. The law says that fiduciary relationships have a “unique degree
of trust and confidence between the parties, one of whom has superior
knowledge, skill or expertise.” Examples are executors, administrators, con-
servators, guardians, and trustees. The Common Interest Ownership Act
says that board members only owe fiduciary duties if they were appointed by
the declarant (that is, the original developer) - since the power dynamic over
the association’s construction, finances, and affairs is so lopsided. But when
the owners elect a board from amongst themselves, its members owe “the
degree of care and loyalty to the association required of an officer or director
of a corporation.” The law calls this “ordinary care,” and it means “(1) in
good faith; (2) with the care an ordinarily prudent person in a like position
would exercise under similar circumstances; and (3) in a manner [the director]
reasonably believes to be in the best interests of the corporation.”

The difference between these two standards is very significant. A
fiduciary bears the burden to prove everything he does is loyal and up

to his professional standard - a literal presumption of guilt until prov-
en innocent. But an owner-elected board member need only prove
that he tried to do the right thing and did as good a job as an ordinary
person would. A court will not hold the director liable for making a
mistake as long as it was an honest one. Board members should not
refer to themselves as having imaginary “fiduciary duties” since that’s
a standard far higher than they thought they were volunteering for.

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

Saturday, March 18, 2023
Aqua Turf, Plantsville, CT
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Financially

Bank Reconciliation Basics
By Daniel Levine, MBA, CPA

Daniel Levine, CPA

any of our articles written for CAI-CT have focused on
some of the more complicated accounting issues that an
association will face. However, to be able to handle these
challenges a strong foundation in accounting basics is helpful.
This article will focus on a core procedure in accounting: the bank
reconciliation.

What is a Bank Reconciliation?

A bank reconciliation is typically a monthly procedure that is done
to double check the accounting system entries that have been done
in the previous month. The reconciliation compares what has been
entered into the accounting system against the detail presented by the
bank in its statement.

There could be items in the bank statement that aren’t in the account-
ing system or vice versa. A bank reconciliation will typically result in a
report which highlights these differences for decision making as well as
potentially report on the items that matched between the two documents.

How is a Bank Reconciliation Done?

Most accounting systems offer an interface or module that allows for
the bank reconciliation to be done within the software versus a manual
process, but a reconciliation can still be done manually if necessary. The
software module will typically list all deposits and disbursements that
have not yet been reconciled to a bank transaction that are listed in the
accounting system. The individual handling the bank reconciliation will
then typically check off the transactions that are in the system that can
also be found as being processed by the bank in order to reconcile.

The system will then annotate these transactions have been recon-
ciled and when completed the system will generate the bank reconcili-
ation report. In future reconciliations, anything that has already been
reconciled will not appear as those transactions have been taken care
of in a previous reconciliation.

What to use a Bank Reconciliation for?

A bank reconciliation is an important control for an association.
Reconciling to the bank account will allow the association to record any
transactions that may have happened without the association knowing or
perhaps recording. For example, a bank fee or an auto payment of a loan
which could be items that may happen outside of the association’s formal
invoice process and therefore not be included in the cash ledger.

10e CONNECT with CAl
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“A bank reconciliation is an

important control for an association.”

A bank reconciliation will also highlight activity that the associa-
tion has recorded but the bank hasn’t processed yet. For example, if a
check was printed and mailed the last day of the month, it most likely
has yet to have been processed by the bank and will therefore be iden-
tified as an outstanding item in the reconciliation.

Outstanding items are important to identify because they may
require additional follow up and work to correct. If a check payment
remains outstanding for two consecutive months, it may have been
lost in the mail and the association’s bookkeeper may need to follow
up to find out why it hasn’t been cashed or perhaps reissue a new
check. Alternatively, if the association has recorded a deposit which
hasn’t cleared, this is a cash receipt which an association will want to
timely investigate to make sure all money the association is due to
receive has been deposited.

A bank reconciliation is also a helpful tool in planning for cash flow.
When looking at an association’s finances it is important to look at the
association’s accounts and understand that the current bank balance
will change if there are items yet to clear the account. If the associa-
tion begins its cash flow planning process with the bank balance, they
may under or over state their cash starting point which will lead to an
incorrect model.

[Continues on page 12.]
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Providing High Quality Legal Services
to Connecticut Condominium &

ANDLER Homeowner Associations
&HANSEN

LLC * Collecting common charges and foreclosing association liens

ATTORNEYS AND COUNSELORS AT LAW

98 Washington Street, Third Floor * Interpreting, amending and updating documents
Middletown, CT 06457

Phone: (860) 398-9090 Facsimile (860) 316-2993

e olaw.coY * Document and rule enforcement

¢ Transition from declarant control

* Negotiating with declarants

* Reviewing and negotiating contracts

» Representing associations borrowing from banks

ScotT J. SANDLER . . .
FELLOW, COLLEGE OF COMMUNITY ASSOCIATION LAWYERS Malntalnlng and updatlng COI’pOI‘atG records and ﬁhngs

CHRISTOPHER E. HANSEN
REBECCA SANDLER

Connecticut’s; Cond@IMiniumM 55 ean of exoenience with
Roofing Expel; condlominium hoofing needs
“‘; i + 24/7 Leak Response Repair
Department.

« Free Roof Inspections.
« Experts in All Types of Roofing.

IE CARROLL
CONSTRUCTION

Phone: 860-586-8857
Email: Office@JPCarrollroofing.com
www.jpcarrollroofing.com

‘:S{ /
/
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FINANCIALLY SPEAKING...from page 10.

Jump STH HT Jnnynnv Challenges in the Bank

Reconciliation Process

The biggest challenge to the bank recon-
ciliation process will be making sure it happens
timely and for all cash accounts. This industry
WEBINAR : O is unique in that many times an association will
on ZOOM ' ' be professionally managed, and the accounting
function is outsourced. However, there are
times when a board will set up and maintain

callmg all Community
Assqclatqqn Managers!

You Don’t Know What You
Don’t Know. Our legal and
insurance experts will discus...
Whiskey Tango Foxtrot:
Simple Steps to Avoid  Voard controls.”
Costly Consequences
No need to leave your . C .
home FOL- 2 control of certain association accounts despite
2 CEUs the professional management. This can lead

through ZOOM! ) )
to a time delay where some statements aren’t
received or are received late by the manage-

“An association should make sure
all cash accounts have a bank
reconciliation, including any that the

Exclusively for Managers

$30 CAl Members Register now at ment company. This causes a delay in the
$55 Non-Members www.caict.org reconciliation and the benefits the procedure
provides.

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

Our 46" year in business

45R Ozick Drive = Suite 19 CARCTmemDer o i1y
MEMBER OF
Durham, CT 06422 Communlty
Tel: 860_372_4554 . Www'buildingrenewal'net ASSOCIATIONS INSTITUTE
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This can be complicated in the event there is a switch in manage- . . .
ment companies. Accounts that currently exist may be closed out and Ta ke ACt| (0] W|th Aut h o r|ty

new accounts opened. With changes in mailing addresses, completing

this procedure can become complicated if statements aren’t received in Co n d om | n | um an d Co mmun |ty
@ timely manner or at al Association Representation

An association should make sure all cash accounts have a bank

reconciliation, including any that the board controls. As stated earlier * Common Charge Collection  * Contract Negotiation
if activity is happening that is not being recorded, this can lead to mis- * Rules Enforcement - Developer/Declarant Issues
statements and as cash management is one of the most critical aspects - Governing Document Revision  * Municipal Zoning Matters
: o S . ) N Ao ,
of running an association this can lead to issues if the board is operat and Amendments - General Representation

ing off incomplete information. * Foreclosure Litigation and Litigation

. * Loan Closings
Conclusion

A common and routine practice, a bank reconciliation is an impor-
tant control for an association to follow. It allows for an association to
ensure it has recorded all its activity and to track and manage any dis-
crepancies. It allows for accurate cash flow management and provides

R .. .. LAW Zeldes, Needle
a consistent check on the cash position of an association as a whole. & Cooper, PC.
An association should review its policies and ensure that it is able to
conduct this procedure monthly on all cash accounts. B

Dan Levine, MBA, CPA is a Certified Public Accountant at Tomasetti, Kulas, And
Company P.C. Dan has extensive experience with tax and attestation services to con-
dominium associations from all around Connecticut. Dan is an active participant in
CAI-CT related programs and can be found presenting accounting best practices at these Lori DaSilva-Fiano Robert A. Pacelli, Jr.
events throughout the year. Dan is also a member of our At Large Legislative Advocacy Attorney at Law Attorney at Law

Committee and serves on the CAI-CT Board of Directors.
1000 Lafayette Boulevard, Bridgeport, CT * 107 Elm Street, Stamford, CT

T. 203-333-9441 - F. 203-333-1489 < ZNClLaw.com

Innovating community assoclation
banking solutions IS our business,

so you can focus on growing yours.

Alliance
Association \\X One of Forbes' “America’s Best Banks" Year After Year

I‘ Bank®

Specializing in: Meet Your Community Association Banking Experts:

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

No-Fee Lockbox Services'
ConnectlLive™ Software Integration
Full Online Banking Services?
Online Homeowner Payment Portal

Lending Solutions®

Extensive Deposit Solutions*

Bank on Accountability® |  allianceassociationbank.com

'Funds deposited through the Lockbox will follow Western Alliance Bank’s funds availability policy as outlined in the Deposit Account Agreement Disclosure. ?Fees may be imposed
for additional services related to online banking. Refer to Business Online Banking Setup and Authorization for more information. *All offers of credit are subject to credit approval,

satisfactory legal documentation and regulatory compliance. “Refer to the disclosures provided at account opening and the Schedule of Fees and Charges for additional information. @ II%IIi
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. teiioen (NYSE]
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Fall Fun was Phenomenal

e were fortunate to have delightful weather this year which

N x / made for a lovely evening on the bucolic farm property at

Hops on the Hill. And our attendance was back to pre-
pandemic levels. Yay!

Our speakers did an excellent job in offering many strategies and
issues to consider when dealing with inflation and budgeting. There
was plenty of audience participation.

We were thrilled to bring back our mini-Vendor Fair again this
year. The vendor area in the brewery was buzzing with conversation
all evening.

A safe, but fun, axe throwing game was added this year. It will be
back. So don’t be afraid to try it out the next time it appears!

Thanks to Karl Kuegler, Jr. and his amazing pizza crew for making
the best pizza! (Super yummy!!) People were a bit skeptical when they
saw the pizza being skillfully cooked in the trash cans adeptly designed
by Karl himself, but once they tasted the amazing culinary creations,
they were impressed.

Our terrific Fall Fun Committee did a fantastic job of making all of
the fun come together! We are extremely thankful for all their support!

Fall Fun Committee

Licia Ciotti — United Property Restoration Services — Chair
Doug Miller — Schernecker Property Services, Inc.

Andrea Dunn, Esq. — Bender, Anderson & Barba, P.C.
Patrick Gallagher — Bouvier Insurance

Theresa Fumo — Imagineers, LLC

Thank you to our bounty of generous sponsors!

Brewery Expo Sponsors:

Alliance Association Bank

AllPros

Bender, Anderson & Barba, P.C.
Bouvier Insurance

CIT, a division of First Citizens Bank
Pro-Klean Cleaning & Restoration Services
Reserve Advisors, LLC

SAVaTree

United Property Restoration Services
V. Nanfito Roofing & Siding, Inc.

Axe Throwing Sponsor:
Sandler & Hansen, LLC

Refreshment Sponsors:
Bellwether Property Group
Crystal Restoration of New England

Thank you to the wonderful volunteer
pizza purveyors:

Karl Kuegler, Jr, CMCA, AMS, PCAM — Imagineers, LLC
Paul Felix

Chris Floyd — Imagineers, LLC

Lynn Jackson, CMCA, AMS, PCAM

Chas Ryan, Esq.— Pilicy & Ryan, PC.

14« CONNECT with CAl

(above) Scott J. Sandler, Esq., CCAL - Sandler & Hansen, LLC; Andrea
Dunn, Esq.- Bender, Anderson & Barba, PC and Dave Pilon, CIRMS -
Bouvier Insurance field questions with the help of Licia Ciotti - United
Property Restoration Services.

(above) Chris Floyd - Imagineers, LLC & Chas Ryan, Esq. -
Pilicy & Ryan, PC

(below) Doug Miller - Scherneker Property Services, Inc.
& Chas Ryan, Esq. - Pilicy & Ryan, PC
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(below) Ben Whittmore & John Russo - Pro-Klean Cleaning
& Restoration Services

s
e s

=

wvatve haniorg

skt Tod
T TR SESOCEDONE

(above) Roy Hamllton BELFOR Property
Restoration & Jake Bongiovanni - SAVaTree/
SAValLawn

(below) Donna Rathbun, CMCA -

. : Imagineers, LLC - serving a slice to
(above) Melissa Yocum & Matthew Casey, RS - Patty Puglia, CMCA & Rosa Hill -

CSM Property Management

Reserve Advisors, LLC

More pics on the next page...
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Fall Fun, continued from the previous page.

— ﬁe—;:."-qan.___aw w (left) Greg McCracken, Esq. -
— i — - Jacobs, Walker, Rice & Barry.
Y oy —— t H ]
- &:'Bh—}:"ﬁ LLC and Donna Rathbun, CMCA
1 =

; \@\ &

Karl Kuegler, Jr., CMCA, AMS, PCAM -
Imagineers, LLC

l* 3 : e
(above) Bev LaBombard, Rebecca Sandler, Esq.

and Scott J. Sandler, Esq., CCAL - Sandler &
Hansen, LLC

| (left) Chas Ryan, Esq. -
Pilicy & Ryan, PC

(right) Lon Brotman, PCAM -
Westford Real Estate
Management, LLC

B

: (above) Sherri Kellner, CMCA; Suzanne Berry, CMCA; Helen Failla; Bob Burrows, PCAM and
Michael McGarry - Imagineers, LLC

16 « CONNECT with CAl
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The Farms Country Club

== : Wallinglord, CT
--

The Farms Country Club, a private course in Wallingford
is the place to bein 20231, Save the date; Tuesday, June 20,
2023 - afternoon shotgun! We are bringing back a delec-
table banquet at the end of the event. And... We are adding .
Pickleball — just to make things more interesting! (We're : Wiy /
looking for volunteers!) Sponsorshipsar lrady illing up community )/
fast. Be sure to find the sponsorship that will be a good fit ' AdsgckHoNElEHERS
for your company and plan to join us for a great day!

THE FARMS

Charter Oak Ercuﬁy
Danbury, CT

Wi are very excited 1 be offering thiy fun event at Charter Oak Brewery
in Danbury, We know that the population in the western part of our state
is continuing to grow, so we hope that many of you will plan to jein us on
Wednesday, April 26, 2023, for a great education program followed by some
jovial networking time. Mark your calendars!

B S oy

A B

CONMTTNCUE ChAsE

community

ASSOCIATIONE INSTITUTE
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Doug Newman, CMCA

Manager (CAM) Council discussion. The attendees are lim-

ited to CEOs, or the senior management, of community asso-
ciation management companies or property management companies
(PMCs). This no agenda video-conference meeting is a very open,
casual forum for the PMC CEOs to discuss the industry’s hot topics
de jour; e.g.how to conduct meetings and votes electronically, what to
do about EV charging stations, budgets and inflation, insurance, etc.

In March of this year, one topic raised and discussed with some
passion, was the transitioning of a client association from one PMC to
another. When a PMC and a community association begin a new part-
nership they expect the relationship to last many years, neither party
is focused on the day when they will need to transition to a new PMC,
but that day will inevitably come for a plethora of possible reasons.
The PMC owner may be retiring or selling the business, the board
and the direction have changed, the scope of work or needs of the
association may have changed, etc. There will come a time when the
management of the association will need to transition from one PMC
to another. As the discussion continued, many felt that a standard set
of procedures, or a checklist, should be developed and followed by
all to professionally transition an association’s files and records from
one PMC to another. To that end, the Manager Transition Standards
Committee was formed. The committee first met in April and has met
monthly since.

I was fortunate enough to participate with the Manager Transition
Standards Committee along with the following individuals: Jean
Dobbin, Dobbin Management, Inc., Gary Knauf, County Management
Services, LLC, , Cathy Luciano, Connecticut Condo Connection, Jaspur
Liberman, On The Mark Management, LLC and Jessica Luginbuhl,
Westford Real Estate Management, LLC. Special thanks to Jean Dobbin
who chaired the committee.

The committee members each initially provided a list of transition
items to Jean who then aggregated the list of the most essential transi-
tion items that addresses the very large majority of the items necessary
for all properties. The aggregated list will not fit all communities 100%
perfectly. For example, some communities may have a pool, elevators
or keys/key codes while others do not, but all of these items are on the
transition checklist. Other items like accounting records, EIN num-
ber, utility accounts, etc. will be standard across all communities. The
important part was to get all the essential items assembled. The transi-

CAI—CT hosts a quarterly, CEO Community Association

18« CONNECT with CAIl

Community Association Transition
Standards and Best Practices
By Doug Newman, CMCA

“...many felt that a standard set of
procedures, or a checklist, should

be developed and followed by all

A VAVEVEZE
: t‘ﬁ'
-

to professionally transition an
association’s files and records
from one PMC to another.”

tion guideline list of some 80+/- items which are then further refined
and organized into a color-coded timeline. The committee will be
presenting this draft to the CEO CAM Council for their review and
subsequent adoption by all to adhere to these best practice standards.

Once “approved” by the CEO CAM Council, CAI-CT will then
promote the effort and provide the transition checklist to all CAI-CT
PMC’s asking them to formally adopt these protocols as a best practice
for their company. CAI-CT will then annually post a listing of the
PMC’s who agree to adhere to the transition protocols and in essence,
“agree to play nicely in the sandbox”. The concept is to develop a
Code of Conduct Agreement for participating PMC’s to sign and this
document would be posted on the CAI-CT website.

One fundamental principle that was mentioned a number of times
is that while the association’s files and records are maintained by the
PMC as custodian, they belong to the association, not the management
company. That said, if all PMC’s agree to a set of standards and proto-
cols to maintain client association records, then transitioning from one
company to the next will be smooth for all parties, most importantly
the client association’s board of directors, unit owners and its vendors
and contractors.

The Manager Transition Standards Committee and I hope all
Community Association Management Companies will agree to adopt
these best practices for the betterment of all concerned parties and our
industry. B

Doug Newman, CMCA is President CPE Property Management Solutions. He is a
member of the Community Association Managers’ CEO Council.

marchmeena29/iStock/Getty Images Plus
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c“ A Division of First Citizens Bank

Expertise. Focus.
Solutions.

Put the leading bank for community association management
companies to work for you with individualized service, award-
winning technology and smart financial solutions.

cit.com/cab

Let’s get started. b

. . ; NTECH
Erin Kremser, VP, Regional Account Executive S TIROLUEH
860.459.4713 | Erin.Kremser@cit.com —
© 2022 First-Citizens Bank & Trust Company. All rights reserved. CIT and the CIT logo are Member
registered trademarks of First-Citizens Bank & Trust Company. MM#11612 FDIC

YOUR CONDOMINIUM

REMODELING SPECIALISTS

ROOFING & SIDING $

GUTTERS | WINDOWS | DOORS | DECKS R T
car M

asterElile | |[ses

I . ACCREDITED
WEATHER STOPPER® RODFING CONTRACTOR CoREDITE
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Manager’s

Being Practical, Part LXXXI
Avoiding a Rush to Judgment
By Rich Wechter, CMCA

Rich Wechter, CMCA

n this column, I tackle various topics of interest with the intent of

imparting practical advice. In this issue’s column, I offer some com-

ments on a disturbing trend found not only in general, but particu-
larly prevalent in community associations: the rush to judgment.

A. Setting the Table on this Topic

In this age of low patience, low tolerance for disagreement, and
most importantly, almost non-existent personal communication. In
this age of so-called “alternative facts”, we have become a society of
impatient and intolerant individuals who have made it so easy to reach
judgments without thought, reason and due deliberation.

The author Dodinsky, in his best seller, I the Garden of Thoughts,
wrote: “It is better to try to form a learned opinion than to dispense
an ill-conceived one and rush to the judgment of others,” The essayist
Tim Kreider wrote: “One reason we rush so quickly to the vulgar sat-
isfaction of judgment, and love to revel in our righteous outrage, is that
it spares us from the impotent pain of empathy, and the harder, messier
work of understanding.” In the world of community associations,
boards and property managers are faced almost daily with accusations
from unit owners and residents against other unit owners and resi-
dents, contractors, board members and members of the property man-
agement team servicing the respective community. The volume of such
matters can, in many cases, cause anyone to rush to judgment without
gaining an understanding of the true facts of any one matter. As one
of my former colleagues many years ago said after a fellow Assistant
District Attorney displayed an over-the-top reaction to a conviction
after a criminal trial, our job is to seek and secure justice, and not the
personal glory of obtaining the conviction itself. It is the deliberate and
reasoned conclusion reached upon receiving a complaint that matters,
not the easy and convenient response.

B. Matters that Generate a Rush to Judgment
I offer just a few examples of matters that result in a rush to judgment:

1. Noise complaints. I cannot even begin to note how many times we
receive noise complaints that are without any reasonable basis and
in some cases, have been offered for vindictive purposes.

2. Parking complaints. Residents are quick to announce claimed vio-
lations without any effort to read and understand the association
rules. Property managers spend more time dealing with such com-
plaints than there are hours in a day.

200 CONNECT with CAI

“One reason we rush so quickly to the vulgar

satisfaction of judgment, and love to revel in
our righteous outrage, is that it spares us from
the impotent pain of empathy...”

3. Contractor complaints. For some residents and board members,
anything that goes wrong is the fault of the contractor. Acts of God
and nature do occur, and it is unfair to pin such acts on a contractor.

4. Unit account complaints. How many times do we hear from unit
owners that their account is wrong, and they do not owe their asso-
ciation any claimed arrears.

C. How Does the Rush to Judgment Manifest Itself
The rush to judgment manifests itself in a number of ways. The fol-
lowing is just a handful of such demonstrations of this:

1. A Board directing that a unit owner be fined without the required
Notice and Hearing. Examples of this include noise complaints,
parking complaints and damage complaints made without any
investigation.

2. A Board or the complainant demanding that the subject of the com-
plaint be notified of their transgression immediately without any
investigation or deliberation.

[Continunes on page 26.]

kokouu/E+/Getty Images Plus



Volume XVII: Issue 7, 2022 * Common Interest

A

fig s
Community

ASSOCIATIONS INSTITUTE

CONFERENCE
& EXPO

COMMON INTEREST

R f ] R

2023
Condo/HOA
Marketing Menu

Available at -
www.caict.org 1
and on p. 28 of this issue! ADVERTISING

GOLF
TOURNAMENT §¢.

o

ePainting ¢ Roofs +Siding eDecks < Windows

~ SERVICING CONDOMINIUM AND
E%-B HOMEOWNER ASSOCIATIONS SINCE 1978 I .
E=a www.nlpcinc.com CAI-CT MEMBER commumay

Main Office  860.633.1319 | Shoreline Office 203.974.9852

CONNECT with CAl » 21



Community Associations Institute— Connecticut Chapter

Melissa Yocum

TECHNICAL EXPLANATIONS:

Reserve Studies -
Does Your Condo/HOA Need One?

By Melissa Yocum

s awareness regarding reserve studies continues to grow, many

associations that have not yet commissioned one are asking

themselves, “do we need one?” While this question is easy
to answer in states such as Florida and Maryland which recently put
into place legislation requiring reserve studies, in states without a legal
requirement, the question remains.

While reserve studies may not be legally required in most states, the
fact of the matter is that commissioning a reserve study is best practice
for any HOA or condominium association. Because of the complicat-
ed nature of maintaining a community both physically and financially,
and the consequences that stem from deferring maintenance or reserve
funding, the benefits of reserve studies are indisputable.

One of the primary responsibilities of the board of directors is to
protect, maintain, and enhance the assets of the community association
they serve. To accomplish this objective, associations must develop
multi-year plans that help them understand their long-term budget
needs and, at the same time, anticipate and responsibly prepare for the
timely repair and replacement of common area components such as
roofs, roads, mechanical equipment, and other portions of the com-
munity’s common elements.

In most cases, these tasks are not able to be accurately achieved with-
out professional guidance. Reserve studies lay out a comprehensive,
30-year plan that does just that. By inspecting each common element and
determining useful lives and remaining useful lives, your reserve study
consultant is able to determine when components will need repair or
replacement, and in which order these projects should take place.

Of course, these projects are often a significant financial undertak-
ing. Acting primarily as a capital planning tool, reserve studies allow
associations to gain an understanding of both their current and ideal
future reserve fund needs. Along with the physical inspection, reserve
study professionals dive into the current financial status of your asso-
ciation’s reserve funds, and using the data collected during the physical
inspection, determine how the association should go about funding
reserves and projects in the future.

With a firm understanding of current supply chain and market
conditions and the ability to determine how much each capital project
will approximately cost, this information is used to lay out a 30-year
capital plan for both expenditures and reserve fund savings, both of
which take inflation into account.

If an association is not currently adequately funded, a reserve study
will act as a detailed blueprint for the association to follow which
allows for funding levels to reach the point where necessary mainte-

22¢ CONNECT with CAl

“Property managers come and go, board

members frequently change, and an existing
reserve study is there to help new decision-
makers understand the logic or reasoning
behind earlier choices.”

nance does not have to be deferred and/or additional assessments are
minimized. This ensures that the community’s value does not depreci-
ate, as well as the overall safety of the community and its residents.

However, whatever the current financial or physical status of a com-
munity may be, a reserve study provides endless benefits. Without a
reserve study on hand, an Association is flying blind into its future. To
set its course, the Association has a responsibility to hire an indepen-
dent reserve study company to produce a well-documented plan that
benefits current and future boards.

Property managers come and go, board members frequently change,
and an existing reserve study is there to help new decision-makers
understand the logic or reasoning behind earlier choices. A profes-
sional reserve study company will be available to discuss its work, the
methodology used, and considerations that went into the study years
after it was conducted. Additionally, reserve study specialists can sup-
port Community Association boards by providing periodic updates to
the original reserve study, ensuring the association remains on track.

So the answer to this question is, put simply, yes. Community
Associations of any type will find that a reserve study strengthens the
community’s current and future physical and financial health. Running
a community is hard work, but you never have to go it alone. B

Melissa Yocum is a Senior Account Manager with Reserve Advisors.

KenWiedemann/iStock/Getty Images Plus
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ENVIRONMENTAL TIP

Save Money: Install timers and motion-
Share your detected lights in low-traffic areas

news and Do lights get left on when no one is in the room, wasting
expertise! energy? You can solve that problem and automate your

e = light usage by installing timers or motion-detected lights
e - in your home. Adding motion detectors in “low-traffic”
il areas is a relatively effortless energy-conserving solution
e that could cut your overall light usage. Similarly, installing
R timers in outdoor and living spaces, as well as on your home

CONNECTICUT CHAPTER

Community appliances, can result in significant savings on your electric,
heating, and cooling bills throughout the year.

'I'1'

ASSOCIATIONS INSTITUTE

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.

V. NANFITO
ROOFING & SIDING

gorodenkoff/iStock/Getty Images Plus
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Beautification of Pet Waste Station Areas:
A Simple Way to Increase Usage

hen it comes to keeping wayward pet waste from litter-

ing the grounds of your community, pet waste stations

are an effective tool appreciated by the entire community.
Consisting of a bag dispenser and a waste receptacle attached to a post,
pet waste stations work because they make it easy for dog owners to
do the right thing and pick up after their pet.

While pet waste stations go a long way towards curbing community
pet waste issues, there will still be some residents who fail to pick
up after their dog. In these cases, a little encouragement can make
a big difference. One simple method for increasing station usage is
beautification of the pet waste station areas.

The first factor to consider when thinking about how to improve the
aesthetics of pet waste station areas is location. In particular, the ideal
placement for pet waste stations is slightly offset from the curb or side-
walk. This could be anywhere from a couple feet, up to several, depending
on preference. The primary reason for offsetting stations is to provide a
small berth for passersby to continue along the path while you and your
dog visit the station for bag pickup or drop off. Dogs may be man’s best
friend, but some neighbors may not be comfortable around them. A small
buffer zone helps to ensure everyone’s personal space is respected.

With the pet waste station offset from the sidewalk, the next item
to consider is a pathway from sidewalk to station. Without any type
of walkway in place, the grass along this short path will quickly
deteriorate and become a muddy rut every time rain begins to fall.
Convenience is key with pet waste stations and most dog owners will
not trudge through the mud, however short the distance, to utilize the
station in poor weather conditions. To solve this problem, consider
extending the sidewalk, adding a stone walkway or even simply filling
the area in with small river rocks.

Once a pathway has been set, it’s time to think about beautify-
ing the area surrounding your pet waste station with shrubs and/
or flowerbeds. There is no need to attempt recreating the gardens of

ik
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SiberianArt/iStock/Getty Images Plus

“One simple method for increasing
station usage is beautification of
the pet waste station areas.”

Versailles here, but a little effort and a few low-maintenance flowers
can really spruce things up.

The benefits of improving the aesthetics of your pet waste station
areas are twofold: first, it increases station usage, which decreases pet
waste issues; second, it sets an example and communicates to both pet
owners and non-pet owning residents alike a commitment to keeping
your community clean and beautiful. When residents see the commu-
nity making an effort to improve communal spaces, they become far
more likely to pitch in and support the cause.

Has your community installed pet waste stations only to find that
doggie deposits still end up left on the ground? Try a little beatification. B

Copyright © 2014 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.

ahead.

Include CAI annual membership dues in your budget planning

and ensure your board is connected to the best resources to

make informed decisions.

Learn more at www.caionline.org/JoinNow
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WHILE OTHERS SEEK TO SELL A POLICY,
WE BELIEVE IN THE VALUE OF A RELATIONSHIP.

REARDON AGENCY
INSURANCE

Maﬁoryl Reardon Kevin Reardon Susan Reardon

We specialize in providing master policies to condominium 26 CLARK LANE
and homeowners' associations.

* Multiple companies to choose from for best pricing —— - WATERFORD, CT 06385
® Coverage advice to best protect your property and liability = 860.442.1396

® Personal inspections of all properties
We look forward to assisting you. REARDONAGENCY.COM
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MANAGER’S COLUMN...from page 20.

3. A Board or complainant directing that a contractor be held respon-
sible for work and the cost of same on a matter that has not been
determined to be the responsibility of the contractor. Examples of
this include, but are not limited to, the flat tire that is attributed to a
contractor without any basis and the failure of a component of the
association that is tended to by that contractor even though there
has been no link to that contractor for that failure.

D. How To Slow Down the Rush to Judgment
I offer a few tips on how to slow down the rush to judgment.

1. Remind the Board and the complainant that everyone is entitled
to their day “in court”. The complainant and every member of the
Board could find themselves on the other side of the subject matter.

2. As the property manager, take control of the situation and conduct
a proper investigation of the matter. I know that the telephone is
an outdated form of communication. However, the personal touch
really works and more effectively, sheds light on a subject. Avoid
texting which is too stiff a vehicle for a meaningful communication
with anyone.

3. Encourage communication between the complainant and the tar-
geted unit owner/resident. Talking actually works.

4. Establish a written protocol for dealing with complaints and accusa-
tions. This will hopefully reign in headstrong board members who
want to convict a fellow unit owner/resident without any thought
or Investigation.

E. Conclusion

It goes without saying that investigation and deliberation are not
always easy. It can take a lot of time and effort to do so, precious com-
modities in this era of speed and haste. Yet such investigation and delib-
eration, in an effort to avoid a rush to judgment is just what the doctor
ordered. Every one of us deserves such consideration, even those that are
ultimately found to be guilty of some transgression. I hope that this article
will aid in the noble effort of avoiding a rush to judgment.

Rich Wechter, CMCA is Senior Vice President at Westford Real Estate Management,
LLC. Rich serves as a LAC Delegate and a member of the Legal Symposium Task Force.

FI RE\WATER STORM MOLD

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.

Site Containment Structural Drying
Board Up | Fencing Structural Dehumidification

E Safety Inspection | Evaluation E Water Extraction
Selective Demolition Corrosion Control

24-HOUR EMERGENCY HOTLINE

800.952.0556 BELFOR (.’

FPROPERTYRESTORATION

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

PROUD AND LOCAL SUPPORTER OF CAl CONNECTICUT
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Ask Mister Condo!

ou 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.
Bedbugs and Cockroaches at the Condo

D.F. from Hartford County, Connecticut writes:
Dear Mister Condo,
Bedbugs and cockroaches have become a problem. Is there any stan-
dard on who is responsible for paying for elimination of these pests?
We have Board Members who say, “you brought them in, you get
rid of them.” We do not live in a high rise, but individual units are
attached to each other.

Mister Condo replies:

DE, I am sorry that you are living with unwanted pests in
your condominium. While I don’t think the Board needs to comment
on how the vermin got into the building, they are likely correct in that
the extermination is up to the individual unit owners. I am not aware
of any standard that would make the association responsible for such
extermination. I will say that it might make sense for the unit owners
to work together, especially those side-by-side where infestation has
occurred. Even the smallest gap between buildings can allow the ver-
min to move from one unit to the next. Speak with an extermination
company and see what they have to say on the matter. If their recom-
mendation is to treat the entire condominium (all units), the Board
might reconsider simply handling the task and assigning the costs to
the individual units. 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! W
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FALCSN _

CIVIL & STRUCTURAL ENGINEERING
ARCHITECTURE & DESIGN SERVICES
MEP & ENERGY CONSULTING
FACADE & BUILDING ENVELOPE EXPERTS EXPERT

WITNESS SERVICES
CAPITAL RESERVE STUDIES
TRANSITION REPORTS
STORM DAMAGE ASSESSMENT
FORENSIC ENGINEERING

www.thefalcongroup.us
info@thefalcongroup.us
(203) 672.5952
1266 E. Main Street, Suite 700R
Stamford, CT 06902
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Condominium Association Insurance Specialists

20+ Commercial Insurance Markets, to include:

e Andover e Philadelphia
e GNY e Providence Mutual
e Hanover e (QBE
e The Hartford e Travelers
HODGE INSURANCE o Liberty Mutual e USLI
e Nationwide e Vermont Mutual
e NLC e V3

T 800.201.3339

P 203.792.2323 » D&O + Crime coverage to include Property Managers

F 203.743.0830 % Agents average 25+ years industry experience
wwwhodgeageney.com % Dedicated roles for processing Certificates + Claims

% Multiple Deductible Options + Jumbo Limits available
% Strong Relationships with High-Loss Markets

283 Main Street « PO Box 307 « Danbury, CT 06810 ¢ hodgeagency.com
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Hit YOUR Target Market with CAI-CT!

COMPANY INFORMATION

Company: Business Category:

Contact:

Street:

City: State: Zip :
Phone: Email: Website:
Authorized Signature: Date: TOTAL: $

Website Advertising for One Year

Q $900 Full Site Banner Ad (Your logo on every web page).

Q $250 Directory Banner Ad (Your logo at top of business category). Category:

Q $75 Each Additional Category (Your logo at top of business category). Category: Category:
Education & Networking Sponsorships

Weds., January 11 - Jump Start — Zoom (12:30 — 2:30 pm) 2 CEUs

O $250 Event Sponsor — Logo Acknowledgement on Emails & Registration, 2 minute Infomerical.

Saturdays, January 28, February 4, February 11 - Condo Inc. — Zoom 3 Session Series (9:00 — 11:00 am) 2 CEUs
Q $250 Logo Acknowledgement on Emails & Registration, 2 minute infomercial at 1 session.

Weds., April 26 - Spring Fling — Charter Oak, Danbury (Education 3— 5 pm/Networking 5 — 7 pm) 2 CEUs
QO $350 — Event Brewery Banner, 3 company representatives + company banner

Q $250 — Tap Room Banner - 2 company representatives + company banner

0 $250 — Hops Axe Sponsor - 2 company representatives + company banner

0 $250 — Barley Cornhole Sponsor - 2 company representatives + company banner

0 $250 — Small Bits Refreshment Sponsor - 2 company representatives + company banner

Sat., April 29 - Condo Inc. - (8:30 am — 2:30 pm)

0 $500 Event Sponsor - Logo Acknowledgement on Emails & Registration, 2 minute Infomerical, 3 company representatives
(May be taken in consideration for providing location, food & beverage with approval).

Weds., May 10 - Empowering Women — Hawk Ridge, Watertown (Education 3— 5 pm/Networking 5 — 7 pm) 2 CEUs
0 $500 — 3 company representatives + company banner

Weds., June 14 - Paradise — Shorehaven — Norwalk (Education 3— 5 pm/Networking 5 — 7 pm) 2 CEUs
O $500 — Quick Talk Table — table for display - 2 company representatives + company banner

0 $250 — Banner Sponsor - 1 company representative + company banner

Thurs., August 3 - Sizzler — Amarantes Sea Cliff (Education 3— 5 pm/Networking 5 — 7 pm) 2 CEUs

0 $500 — Event /Ice Breaker - Logo Acknowledgement on Magazine Cover Issue 5, Emails & Registration, 3 company representatives
+ company banner, sponsor provided prize

a $350 — Banner SPOHSOI' -3 company representatives i company banner

Weds., September 27 - Fall Fun — Hops on the Hill, S. Glastonbury (Education 3— 5 pm/Networking 5 — 7 pm) 2 CEUs
0 $500 — Brewery Exhibitor — 2 company representatives + company banner + table for display

0 $350 — Axe Sponsor - 2 company representatives + company banner

Q $250 — Refreshment Sponsor - 1 company representative + company banner

Sat., October 7 - Condo Inc. (8:30 am — 2:30 pm)

Q $500 Event Sponsor - Logo Acknowledgement on Emails & Registration, 2 minute Infomerical, 3 company representatives
(May be taken in consideration for providing location, food & beverage with approval).

Thurs., October 26 - Legal Symposium — Zoom events (12:30 — 5:15 pm) 4 CEUs
0 $750 — Event Sponsor — Logo Acknowledgement on Magazine Cover Issue 6, Emails & Registration, 2 minute Infomerical,
Conversation Corner with logo, 3 company representatives

O $600 — Speaker Sponsor
O $250 — Conversation Corner with logo — 30 minute networking, 1 company representative

Premier Events — Visit www.caict.org for more information
e Sat., March 18 — Conference & Expo
¢ Tues., June 20 — Golf Tournament & Pickle Ball Tournament
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Services

ACCOUNTING

Carney, Roy and Gerrol, P.C.

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

CAI-CT MEMBER

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

Hartford, CT 06105

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

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

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

348 Hartford Turnpike, Suite 201
Vernon, CT 06066

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

ATTORNEYS

Pilicy & Ryan, P.C.

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

Sandler & Hansen, LLC

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

I
FraG o

/ A
New Look
\oreic: A

¢ Painting
¢ Roofs

* Siding *Decks
* Windows

SERVICING CONDOMINIUM AND
HOMEOWNER ASSOCIATIONS SINCE 1978

www.nlpcinc.com CAI-CT MEMBER

oreer 860.633.1319 | SHerELNE 503 9749852

CAI-CT MEMBER

PRIMEfouch
S € R VvV I C € S
carpentry * siding * painting
800.767.8910

www.primetouch.net
COMMUNICATION » RESPONSIVENESS * SERVICE

CAI-CT MEMBER

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

vnanfito11@aol.com

Vnanfito.com

CAI-CT MEMBER

Common Interest
Hits YOUR

Target Market!

To Advertise Call
888-445-7946
or email:
info@BrainerdCommunications.com

ENGINEERING /
RESERVE STUDIES

CCA, LLC, Engineering Surveying
Landscape Architecture

40 Old New Milford Road
Brookfield, CT

203-775-6207
Www.ccaengineering.com

CAI-CT MEMBER

The Falcon Group

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

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

FINANCIAL SERVICES

Alliance Association Bank

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, Community Association
Lending

Howard Himmel, SVP

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

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

CIT - Community Association Banking
Division

Contact: Erin Kremser

VP / Regional Account Executive

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

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

CAI-CT MEMBER

The Milford Bank

Contact: Paul Portnoy, Vice President
Vice President

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

CAI-CT MEMBER

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

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 o Fax 860-314-2720
boneil@cvmco.com

Hodge Insurance

282 Main Street

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

CAI-CT MEMBER

The Reardon Agency, Inc.

Mallory Reardon Porter

26 Clark Lane

Waterford, CT 06385

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

CAI-CT MEMBER

Tooher Ferraris Insurance Group
Contact: Peter P. Ferraris, Jr., President
43 Danbury Rd., Wilton, CT 06897
Tel: 203-834-5900 or 800-899-0093
Fax: 203-834-5910

E-Mail: pferraris@toofer.com

CAI-CT MEMBER

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
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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

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

2 WTIN,
5T

new Looh

¢ Painting
¢ Roofs

* Siding *Decks
e Windows

SERVICING CONDOMINIUM AND
HOMEOWNER ASSOCIATIONS SINCE 1978

www.nlpcinc.com CAI-CT MEMBER

orter 860.633.1319 | SHOREUNE 503 974 9852

CAI-CT MEMBER

PRIMEfouch
S € R V I C € S
carpentry ° siding * painting
800.767.8910

www.primetouch.net
COMMUNICATION * RESPONSIVENESS * SERVICE

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 Roofing, Windows, Gutters &
Siding

7 Cody Street

West Hartford, CT 06110

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

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

Reficio Company, LLC
Contact: Alex Gritzuk

70 Industrial Park Access Road
Middlefield, CT 06455

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

Magee Properties & Facilities

ciation’s bills, funding reserves and con-
tracting with vendors to keep community
amenities in good repair. The board makes
decisions about these and other important

V NANFITO
. For the People, By the Homeowners
- Leaks - Repairs ommumty associations have a
“Windows = Dears lot in common with municipal
- Decks - Painting
Cutiers - Maintenance governments. As members of a
- Insurance Claims governing body, board members meet
1-800-916-6107 . .
Vnanfito.com regularly to discuss and vote on important
CAL. OT Member License# 570192 community issues, like paying the asso-

Plus

Maintenance topics using a democratic process.
7 Cody Street Also like a government, an association
West Hartford, CT 06110 board has the legal authority to enforce rules and regulations—somewhat like laws—and to

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

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

collect assessments, like a government collects taxes, to pay to maintain shared amenities like

parking lots, general landscaping and streetlights, and to pay the association’s bills.
Associations also have the authority to take legal action, if necessary, if a homeowner fails

to meet his or her obligations that were agreed to when a unit was purchased in a community.

WATER / FIRE DAMAGE These obligations include paying regular assessments on time, abiding by architectural or
design policies, and observing community rules.
BELFOR-CT
30 N. Plains Industrial Road e eve
Wallingford CT 06492 Board Responsibility
800-952-0556
www.belfor.com community is more than just a neighborhood. In many ways, it’s a lot like a business.

CAI-CT MEMBER Collectively, regular annual assessments amount to tens of thousands of dollars that

need to be budgeted carefully and spent wisely. And it is your neighbors who have
volunteered and been elected to serve on an association’s board who are responsible for mak-
ing critical decisions—on the community’s behalf —about managing the community and its
money.

The board also develops long-range plans—like when the parking lot will need to be repaved
and when the roofs will need to be replaced—about the parts of the community that are shared
property. The board must set aside funds so that these kinds of projects can be accomplished
on schedule or even ahead of schedule in the event there’s an unexpected breakdown.

The board also sends out requests for bids and contracts with vendors to do the work nec-
essary to maintain our shared amenities. Board members decide who will do the best job of
replacing the roof at the best price or who will be the most reliable company to hire to mow
the grass and remove dead tree limbs.

The board’s decisions can have a significant impact on the community’s appearance and,
consequently, on property values. Regardless of having a professional manager, the board
ultimately is responsible for overseeing association operations. Be sure to communicate with
the board regularly, observe board meetings, and attend annual meetings to elect responsible

Crystal Restoration Services of
Connecticut, Inc.

Contact: Jean Walker

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

United Property Restoration Services
Licia Ciotti

800-835-0740 Phone

203-464-4171 Cell

860-349-2580 Fax
www.unitedprs.com
Iciotti@unitedprs.com

CAI-CT MEMBER

WATER LEAK PROTECTION C. ) . . 0
board members and to participate in the conversations about significant community issues.
Aquaguard, LLC
Cone ScnFling
Cranston, RI1 02910 Adam Quenneville Roofing & Siding.......... 25 Hodge INSurance ...........coeeeeerceneereereennenn. 27
844-438-9247 Alliance BankK...........ccoceeveevereneeerenerennnnns 13 JP Carroll Construction............ccevevevevienene 11
stevenf@wagsvalve.com AQUAGUANT........coeeeeiiereerere e 8 Leading Edge Exteriors, LLC .................... 19
www.wagsvalve.com AVIIA BANK....ovoreeceeeeeeeeeesssereeessseenens 8 The MOrd BaNK .........oooeoccceresseeceeresssseen 2
CAI-CT MEMBER Belfor Property Restoration New Look Painting & Construction............ 21
Bouvier Insurance ............ccooeeu.. Reardon AgeNnCY .........ccveeeveeecrnecrneniennens 25
Building Renewal, LLC ..........cccoovverrinnnnen. Sandler & Hansen, LLC..........c.ccccveeuvennnne 11
CIT oot V. Nanfito Roofing & Siding..........cccceeueenee 23
The Falcon Group.......cccceeeerereviesereiienns Zeldes, Needle & Cooper, PC..........ccc...... 13
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Rich Bouvier, Carrie Mott, Dave Pilon, Kim Brian Kelly,
CIC, CIRMS ACSR, CPIW CIRMS Kurdziel CIC

Bouvier is the largest insurer of Condominium Associations in Connecticut,
it's our specialty! We are here to help you make sense of your coverage options
and answer any questions you may have. Call us and we can review your
association’s program to help you get the coverage you need.

BOUVIER® EaAE ~ Call 800-357-2000

INSURANCE §5 &% or visit binsurance.com

binsurance.com Elr.'.'ﬂ'- Insure like family

Bethel * Guilford * Norwalk * Old Lyme °* Simsbury * Waterford + West Hartford - Westerly



