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Condo Media is published by the New Eng\amd Chapter of the Community
Associations Institute. All
opinions of authors and advertise
Condo Media, the official pu jon of CAl New Enghnd or Community
Associations Institute. This publication is issued with the understanding that
the publis| not engaged in rendering financial, legal, accounting or other
professi ervices, and the information contained within should not be
dation for any course of action regarding financial,
legal, accounting or other professional service by CAl, the New England
Chapter, Condo Media or its authors or advertisers.

If legal service or other expert assistance is required, the services of a
competent professional should be sought. The entire contents of Condo Media
is protected by copyright. Reproduction in whole or in part without written
permission is expressly prohibited.

AAMC, AMS and PCAM are registered trademarks of Community
Associations Institute. CMC; ed trademark of National Board
of Certification for Community A tion Mar . Many of the
designations by manufacturers and sellers to distinguish their products
are claimed as trademarks. Use of a term in this book should not be regarded
as affecting the validity of any trademark or service mark.
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Planning and
Programming

s we all anticipate the lazy, hazy days of summer, rest assured that
there will be no lazy days at the chapter office or for the dozens of
chapter committees and members from around New England. Yes,
we’ll make time for summer vacations and perhaps a long weekend
here and there, but over these next few months chapter staff and volunteer
leaders will be busy working on new programs and a variety of resources for
the benefit of our members and Condo Medin readers.

Chapter committees will be busy planning and scheduling fall programs,
including the annual CAI New England Chapter Conference and Expo in
Marlboro, Mass., several other homeowner and manager seminars like the
Maine Condo Forum, Vermont Regional Conference, and Rhode Island
Managers Expo, and new Webinar programs. Committee members will focus
on the creation of on-demand programming and new ELN networking events
and will continue to enhance major chapter resources including the chapter
website, digital magazine, and career center.

And of course, while planning to finalize and deliver these many programs
and member benefits for the fall of 2013, volunteer leaders will be looking
ahead to 2014. Having just returned from the CAI National Conference and
CED /President-Elect training in San Diego, Calif., with incoming president
Frank Lombardi, I look forward to working with Frank in continuing to bring
to our members some of the best chapter programs and events around the
country.

Yes, it will be a busy summer for volunteer leaders and staft, with much for
members to anticipate for the fall and into the coming year. Wishing you all a
relaxing and fun-filled summer with family and friends and looking forward to
seeing you at the many upcoming events.

Sincerely,

Chapter Executive Director
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ATTORNEYS AT LAW

When it comes to representing condominium

associations, we do it all...

PARTNERS
m Lien Enforcement

Stephen Marcus ) ) o
B Drafting and amending condominium documents

Richard Brook i '
IChard Brooks H Draftlng and CHfOrClng rules

th Dieg) £6 T B Dealing with developer transition issues

Janet Aronson m Negotiating and reviewing contracts

Thomas Moriarty ® Handling association bank loans, land acquisition and

Edmund Allcock dlSpOSlthl’l transactions

B Representing associations as plaintiffs and defendants

Douglas Troyer in all manner of legal actions

Patrick Brady

William DeBear

Mark Einhorn

www.meeb.com
law@meeb.com

. (781) 843-5000

E Worcester, MA Rhode Island New Hampshire

(508) 791-2120 (401) 351-2221 (603) 891-2006
45 Braintree Hill Office Park, Braintree, MA 02184
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CAI New England
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DIAMOND
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e Goodman, Shapiro & Lombardi, LLC
e Marcus, Errico, Emmer & Brooks P.C.
e Perkins & Anctil P.C.

PLATINUM
e Condo Media Magazine

GOLD
e The Niles Company, Inc., AMO
¢ Thayer & Associates Inc., AMO

SILVER

e American Properties Team, Inc.

e Cozby & Company CPAs

e Crowninshield Management Corp., AMO

e First Niagara, HOA Lending

e Greater Boston Properties Inc., AAMC

e Mercantile Property Management Corp.

e Mutual of Omaha Bank — Community
Assoc. Banking & CondoCerts

© Rockland Trust

e Swerling Milton Winnick Public
Insurance Adjusters Inc.

BRONZE

¢ Bloom Cohen Hayes LLC

e Goldman & Pease LLC

e Kidd-Luukko Corporation

e MPD Law, LLC

* Prime Touch Services, Inc.

e Schernecker Property Services Inc. (SPS)
e Union Bank HOA Services

For more information about our chapter
partners, visit www.caine.org.
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Jared McNabb, CMCA, PCAM | President

McNabb, a community association manager with
Crowninshield Management Corporation, has chaired the
membership committee since 2005, was 2009 chapter
president, and is currently serving on the CAI-NE board.

Wesley K. Blair, IXI | Vice President

Blair is senior vice president of Brookline Bank, has chaired
the CAI-NE communications committee, and is a past
president of CAI-NE and Condo Medin. He is a founding
member of the chapter Condo Medin board.

James Connolly | Treasurer

Connolly, a manager with Thayer & Associates, Inc., was elected
to a second three-year Condo Media board term commencing in
2010. He has served as Condo Medin treasurer since 2007 and
has been involved with the chapter for more than 15 years.

Ellen A. Shapiro, Esq. | Clerk

Shapiro is a partner in the firm Goodman, Shapiro &
Lombardi LLC. She served two CAI-NE board terms, was
CAI-NE chapter president in 2006, Condo Medin president in
2007, and was elected to a second Condo Media board

term in 2009.

Richard Brooks, Esq. | Director

A partner in the firm Marcus, Errico, Emmer & Brooks PC,
Brooks served as CAI-NE chapter president in 1998 and 2008
and Condo Media president in 2009. He was clected to a third
Condo Media board term in 2011.

Claudette Carini, CED | Director

Carini has held the position of CAI-NE chapter executive
director for more than 18 years. In addition to overseeing
magazine editorial and production, she brings story and
magazine design ideas for board consideration.

Jack Carr, P.E., RS, LEED-AP | Director

Jack Carr is senior vice president with Criterium-Engineers in
Portland, Maine, and has been involved with CAI and Condo
Medin for more than a decade. A member of the Maine

Regional Committee, he is serving his second term on the
Condo Medin board.

Richard Churchill | Director

Churchill, president of The GroundsKeeper Inc., has served
two terms on the CAI-NE board since 2001 and was elected
to a third Condo Media board term in 2011.
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ASSOCIATION LOAN PROGRAMS

Looking for financing for capital improvements for your condominium or homeowners association,
co-operative, townhome, or planned unit development? We know how to help. With years of
experience working with association boards and management companies, we have the expertise
and resources to fund your project. Put our expertise to work for you and call us today.

Alan Seilhammer Lauren Tedford

Senior Vice President Lending Specialist
PH: 877.593.8406 x 1 PH: 877.593.8406 x 3
CE: 214.681.0056 CE: 214.770.8727
aseilhammer@ppbi.com Itedford@ppbi.com

g PREMIER ASSOCIATION
LENDING

A BUSINESS UNIT OF PACIFIC PREMIER BANK

PACIFIC PREMIER
FDIG @ P_S BANK
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MEMBERSHIP NEWS

Energy Efficiency Report Provides
Resources for Associations

average U.S. family spent nearly
$1,300 per year on energy bills,
with much being wasted due to air

In 2007, it was estimated that the

Top Hits on the

CAI-NE Website

WWw.caine.ory

Wi,

community

The CAI-NE website — www.caine.org
— provides invaluable resources and
information for volunteer board members
and industry professionals. Check out the
following pages.

e Helpful Resources:
2013 Legal Directory

e Feature Article:
Members Applauded at
Awards Dinner

¢ Program & Event Registration:
Cape Cod Condo Forum & Expo

¢ Industry News & Forms:
Community Association Living

e Condo Media Magazine:
Subscribe Today!
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leaks, inefficient appliances, and a gen-
eral lack of attention to the important
issue of energy efficiency. With more
than 60 million Americans living in

an estimated 305,000 association-
governed communities around the
country, CAI and the Department

of Energy (DOE) are dedicated to
educating the community association
industry on ways to increase the en-
ergy efficiency of their homes, thereby
reducing both energy consumption
and costs.

The Foundation for Community
Association Research, Best Practices
Report #6, Energy Efficiency, provides
information in the following important
energy-saving areas:

e Retrofitting both existing homes
and community structures, such as
clubhouses. This section also will
provide tips for energy efficiency
related to appliances, insulation and
weatherization, heating and cool-
ing, landscaping, lighting, and
windows.

e Using the increasing support of the
“Building Green” movement,
including the DOE’s Building
America program. The report also
highlights one of the first communi-
ties built to be energy efficient
through the use of construction
improvements and solar energy.

p?%scttices

........

* Gaining ideas from case studies of
community associations across the
country that have been successful
in reducing energy consumption
and costs.

The Foundation for Community
Association Research is dedicated to
conducting research and acting as a
clearinghouse for information on inno-
vations and best practices in community
association creation and management.
As part of the Best Practices project, the
foundation has published Best Practices
Reports related to various functional
areas of community associations includ-
ing Community Harmony and Spirit,
Community Security, Financial Opera-
tions, Governance, Green Communi-
ties, Reserve Studies/Management,
Strategic Planning, and Transition. All
Best Practices reports are available for
free download at www.cairf.org.



CAI-NE Welcomes New/Renewing Members

Community Association Volunteer Leaders
e Campion Estates Condominium, David Anderson
e Campion Estates Condominium, Kathleen Holton
e Carlton Gardens Condominium, David K. Farrar
e Carlton Gardens Condominium, Mary Hagspiel
e Cedar Pond Village Condominiums, Gladys Coffey
e Chapman Place Condominium Trust,

Charles Bartlett
¢ Chapman Place Condominium Trust, Jill Connors
e Chapman Place Condominium Trust,

Mary Elizabeth Moore
¢ Chapman Place Condominium Trust, Linda Novelli
e Chapman Place Condominium Trust,

Gary Zimmerman
e City’s Edge Condominium Association,

Renee Bourassa
¢ Dillingham Place Condo Trust, Daniel Fraunfelter
¢ Eagle Ridge AD HOC Committee, Hans Kivijarv
¢ Edgewater Landing Condominiums, Susan Smyth
e Edgewater Landing Condominiums,

Thomas Walther
¢ Edgewater Landing Condominiums,

Diane Webster
* Garden Grove Condominium Trust, Cynthia Allen
e Garden Grove Condominium Trust,

Julie Butler Baxter
e Garden Grove Condominium Trust, Nancy Mitchell
e Glover Landing Condominum Trust, Herbert Cohn
e Glover Landing Condominum Trust,

Charlotte Garber
e Hampton East Condominium, Gil Billings
e Hampton East Condominium, Abby Chodoff
e Hampton East Condominium, William Imes
e Hampton East Condominium, Norman Roy
 Harbor Towers Condominium Trust,

Marianne Hickey
¢ Harbor Towers Condominium Trust,

Marcelle Willock
e Harbor Towers Condominium Trust Il

Kitty Armstrong
¢ Harbor Towers Condominium Trust II,

Ann Thornburg
¢ Harborview Condominium Trust, Paul Troy
e Keith Academy Condominium, Kerry Callahan
¢ Keith Academy Condominium, Dave Davis
e Keith Academy Condominium, Amy Fenton
e Keith Academy Condominium, Megan Lowe
e Keith Academy Condominium, Joe Weisshach
¢ King’s Court Condominium Association,

Laurie Carmichael
e King’s Court Condominium Association,

George Kobaly
e King’s Court Condominium Association,

Paul Marcandeth
¢ King’s Court Condominium Association,

Ed Michalosky
e King’s Court Condominium Association,

Kevin Pappenfss
e Meadowbrook Condominuim Trust, Richard Brady
* Meadowbrook Condominuim Trust,

Christine Duquette

e Meadowbrook Condominuim Trust,
Carolyn Granger

e Meadowbrook Condominuim Trust, Marilyn Mason

* Meadowbrook Condominuim Trust, David R. Young

e Millyard Condominium Association,
Mary Thulman

o Mt. Vernon Condominuim Trust, Peter M.Gianino

e Mt. Vernon Condominuim Trust, Charles Hart

e Mt. Vernon Condominuim Trust, George S. Hickey

¢ Old Reading Schoolhouse
Condominium Association, Bob Smith

* Orchard Meadows Condominium Association,
Norman E. Gauvin

¢ Orchard Meadows Condominium Association,
Joyce A. Lombardy

¢ Orchard Meadows Condominium Association,
Lorraine E. 0’Rourke

* Pilgrim Village Condominium Association, Inc.,
Victor DeMatos

¢ Pilgrim Village Condominium Association, Inc.,
Tracy Heger

* Pilgrim Village Condominium Association, Inc.,
Jamil Mohamed

e Pilgrim Village Condominium Association, Inc.,
Jane Terry

¢ Pilgrim Village Condominium Association, Inc.,
Raymond A. Vezina

¢ Pine Brook Estates Condominium, Ron Clark

¢ Pine Brook Estates Condominium, Lori Nazzaro

* Pine Brook Estates Condominium, Bill O’Neil

e Pioneer Valley Condominium, Mariette Blake

* Pioneer Valley Condominium, Teri Lee

* Shadowbrook Condominium Association,
Joseph Sweet

e Summer Street Condominium Trust,
Mark Eliassen

e Summer Street Condominium Trust, Larry Kaner

e Summer Street Condominium Trust,
Mark Mahoney

* Summer Street Condominium Trust,
Richard McKenna

e Summer Street Condominium Trust,
James McNeilly

e Village at River Bend Condominium Trust,
Calvin Gray

¢ Village Green Condominium, Mary Sparks

* Village Green Condominium, Pamela Surette

e The Villages at Brookside Condominium Trust,
Gary L. Seidelman

e The Villages at Marlborough East Condominium
Association, Laura Dunbar

¢ The Villages at Marlborough East Condominium
Association, Joel Duncklee

¢ The Villages at Marlborough East Condominium
Association, Joe Gillis

e Thomas P. Barrett

e Lil Burnat

e Thomas P. Foley

e Barbara Kaufmann

e Charlotte A. Scuderi

e Cathy Walsh

Community Association Managers

e Affinity Realty & Property Management, LLC,
Stephen DiNocco CMCA, AMS

e American Properties Team, Angela Lotito

* BAM Property Management, Beth A. Muller

e Crowninshield Management Corporation, AMO,
Deborah Collier-Comins, CMCA, PCAM

¢ Crowninshield Management Corporation, AMO,
David Barrett, CMCA, AMS, PCAM

¢ First Realty Management, Kerry Mangan

¢ Georgetown Condominium Trust, Joseph Kusnierz

e Great Road Condominium, Debra Livernois

e Greater Boston Properties, Myra Poverman

e Greenbrook Il Condominium Association,
Jannette D. Rowsell

e Harvest Properties, LLC,
Stephen Lewis, IV, CMCA, AMS

e Hsapm, Inc., Flint Chika, CMCA

 North Point Property Management, LLC,
Thomas Burns

* Peabody Properties, Inc., Susanna Curreri

 Peabody Properties, Inc., Diane Fleming

¢ Peabody Properties, Inc., Michael Previti

¢ Pomerleau Properties, Inc., Lynn Blodgett

 Premier Property Solutions, Nichole Calarese

¢ R & E Associates, Inc., Karen Goodwin, CMCA, AMS

e Salisbury Management, Inc., Jessica Stewart

e SeaWinds Condominium Trust, Marc P. Poulin

e Stratton Association Management,
Larry A. Wohler, CMCA

e Lee Allaben

e Leslie Palos, CMCA, AMS

e Michael Pancione

e Lauren Richards, AMS

e James M. Shope Jr., CMCA, PCAM

e John P. Spagnoletti, CMCA

e Justine M.Squailia

Business Partners

e Adam Quenneville Roofing, Siding & Windows,
Adam Quenneville

e Atlantic Restoration Corporation, Jeff Barnes

o BELFOR Property Restoration, Gerry McGonagle

¢ Building Envelope Consulting, Inc., Robert Keenan

e CINC Systems, Vickie Johnson

e Commercial Cleaning Service, Inc., Gerald Bickoff

* Googan, Smith, Bennett, McGahan, Lorincz
Jacobi & Shanley, LLP, Edward K.Shanley, Esq.

* Dedham Institution for Savings, Douglas Stevens

* The GroundsKeeper, Inc., Richard Churchill

e Mutual of Omaha Bank - Community Association
Banking & CondoCerts, Erin Kremser, CMCA

 Premier Association Lending, Alan D. Seilhammer

¢ Rockland Trust Company, Daniel Picha

¢ Roof Management Consultants, Thomas Walczak

e Smart Coats Incorporated, Edward Sarkisyan

e Stanton & Company, Sondi Stanton

e Webster Bank, Jordan Arovas
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Calendar of CAI-NE Programs

Upcoming Events

June

6 20th Annual CAI-NE Golf Tournament
© 9:00 a.m. - 6:00 p.m.
The International Golf Club
Bolton, Mass.

Condo Media Board Meeting
® 8:00 a.m., Wellesley, Mass.

Buildings & Facilities Management Show & Conference
* Boston, Mass.

Attorneys’ Committee Meeting
© 6:30 p.m., Location TBD

Cape Condo Forum & Expo Dinner
® 3:00 p.m. - 8:00 p.m.
DoubleTree by Hilton, Hyannis, Mass.

M-100 Essentials of Community Association Management
e Manchester, N.H.

Dealing with Difficult Owner Issues
© 9:00 a.m. - noon
Location TBD

CAI-NE Board Meeting
* 8:00 a.m., Wellesley, Mass.

Condo Media Board Meeting
* 10:00 a.m., Wellesley, Mass.

M-201 Facilities Management*
* Natick, Mass.

Board Authority and Responsibility
© 1:00 p.m. - 2:30 p.m.
Webinar

M-100 Essentials of Community Association Management
e Mystic, Conn.

*All PMDP programs arve approved for continuing education
for CMCA. AMS recertification vequives at least one PMDP
200 Series course every three years. To register for PMDP pro-
grams, o to www.caionline.ory.

JUNE 6

20th Annual CAI-NE Golf Tournament

9:00 a.m. - 6:00 p.m.

The International Golf Club, Bolton, Mass.

Join hundreds of industry colleagues and peers for a day
of networking, golf, and fun. New England’s premier golf
destination, The International Golf Club, offers golfers a

8  Conxpo Mepia ® JUNE 2013

once-in-a-lifetime opportunity to play one of the most cov-
eted courses in the area. The tournament will be followed by
dinner and a silent auction to benefit Homes for our Troops.
Non-golfers welcome.

JUNE 11

Condo Media Board Meeting
8:00 a.m.

Wellesley, Mass.

JUNE 12-13

Buildings & Facilities Management Show & Conference

Boston, Mass.

This two-day event features hundreds of exhibitors dis-
playing products and services necessary for the operation,
management, maintenance, and renovation of buildings
and facilities in the greater New England region. Run-
ning concurrently with the trade show is an educational
conference featuring one-hour talks covering a wide range
of topics.

JUNE 19

Attorneys’ Committee Meeting

6:30 p.m.

Location TBD

An opportunity for CAI-NE member attorneys to share
their comments and concerns about condominium case law
and recent court decisions.

Open to CAI-NE member attorneys in good standing.

JUNE 20

Cape Condo Forum & Expo Dinner

3:00 p.m. - 8:00 p.m.

DoubleTree by Hilton, Hyannis, Mass.

This annual forum and expo provides the opportunity for
those living in or managing community associations to learn
essential and relevant skills that will create and maintain
community harmony and financial stability. Professionals
will present timely information and discuss those issues that
challenge board members and professional managers. Ask
questions, get detailed explanations, and meet local industry
suppliers and vendors.

JUNE 20-22

M-100 Essentials of Community Association Management
Manchester, N.H.

A successful management career begins with “The Essen-
tials,” a comprehensive community association management
course that provides a practical overview for newer managers,
an essential review for seasoned professionals, and an ad-
vanced course for community association board members.



JUNE 27

Dealing with Difficult Owner Issues

9:00 a.m. - noon

Location TBD

Every day, routine questions and concerns in a condominium
setting can challenge owners, boards, and association man-
agers. But what happens when the questions and situations
are anything but routine or ordinary? Speakers will address a
variety of issues ranging from physical and emotional disabili-
ties and reasonable accommodations to smoking, noise, and
hoarding. In addition, questions surrounding aging residents,
hostile environments, and rules enforcement will be explored.

JULY 9

CAI-NE Board Meeting
8:00 a.m.

Wellesley, Mass.

JULY 9

Condo Media Board Meeting
10:00 a.m.

Wellesley, Mass.

JULY 18-19

M-201 Facilities Management*

Natick, Mass.

Learn how to preserve and enhance your association’s
property and prepare for emergencies. This course provides
a hands-on approach to help you analyze, evaluate, commu-
nicate, and plan for property maintenance. Your community
will benefit from your increased understanding of the vari-
ous types of maintenance — routine, previous, emergency,
corrective, and scheduled.

JUNE 25

Board Authority and Responsibility

1:00 p.m. - 2:30 p.m.

Webinar

The role of the board, unit owners, and the manager
should be clear and distinct. When responsibilities are not
well defined or are misunderstood, chaos ensues and com-
munication breaks down. Learn how boards, owners, and
managers should interact and understand the authority and
responsibility of association decision makers.

JULY 25-27

M-100 Essentials of Community Association Management
Mystic, Conn.

A successful management career begins with “The Essen-
tials,” a comprehensive community association management
course that provides a practical overview for newer managers,
an essential review for seasoned professionals, and an ad-
vanced course for community association board members.

CAI MEMBERSHIP APPLICATION

CAl e P.0. Box 34793  Alexandria, VA 22334-0793 Phone: (888) 224-4321 e Fax (240) 524-2424
MEMBERSHIP CONTACT: (Where membership materials will be sent)

Name:

Title:
Association/Co.:
Address:
City/State/Zip:
Phone (W): (H):
Fax:

E-Mail:

Select your Chapter; NEW ENGLAND
Recruiter Name/Co. Name:

TOTAL MEMBERSHIP DUES*

Community Association Leaders & Homeowners
3 Individual Board Member or Homeowner ~ $114

0 2 Member Board $200
3 3 Member Board $275
3 4 Member Board $345
3 5 Member Board $395
0 6 Member Board $445
3 7 Member Board $500

For 2-3 Member Board application please indicate below who should also receive membership
materials. Please contact customer care at (888) 224-4321 for Board memberships exceeding 3.
Name:
Address:
City/State/Zip:
Phone (W): (H):
E-Mail:

Name:
Address:
City/State/Zip:
Phone (W): (H):
E-Mail:

Managers $120
Management Companies $390
Business Partners $535
7 Accountant 0 Attorney 0 Builder/Developer
O Insurance Provider 0 Lender 0 Real Estate Agent
O Supplier (landscaping, etc.)
Please specify
0 Technology Partner
Please specify
0 Other - Please specify

Total Membership Dues above include $15 Advocacy Support Fee

PAYMENT METHOD 3 Check Enclosed 3 VISA O MasterCard 3 AMEX
Account #: Exp. Date
Name on Card:

Signature:

Important Tax Information: Under the provisions of section 1070(a) of the Revenue Act passed by Congress in 12/87, please note the following. Contributions or gifts
to CAl are ot tax-deductible as charitable contributions for federal income tax purposes. However, they may be deductible as ordinary and necessary business
expenses subject to restrictions imposed as a result of association lobbying activities. CAI estimates that the non-deductible portion of your dues is 2%. For specific
quidelines concerning your particular tax situation, consult  tax professional. CAI's Federal D number is 23-7392984. $39 of annual membership dues is for your
non-refundable subscription to Common Ground.

For more information

on CAI-NE meetings or upcoming events, visit www.caine.org,

call (781) 237-9020, ext. 10, or send an e-mail to info@caine.org.
Please note, programs and meetings are subject to change.
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CAI Continues Fight for
FEMA Disaster Reliet Equality

ince the beginning of the year,

CALI has continued to step up its

efforts to secure access to federal

disaster relief funds for com-
munity associations across the United
States. CAI members impacted by Hur-
ricane Sandy continue facing high recov-
ery costs as local governments are being
denied Federal Emergency Management
Agency (FEMA) reimbursement for de-
bris removal and other disaster recovery
expenses in community associations.

CALI has engaged both federal legisla-
tors and regulators in an attempt to
secure additional resources and flexibility
for FEMA to fully respond to the after-
math of Hurricane Sandy. In 2013, CAI
has met with the offices of U.S. Sena-
tors Robert Menendez (D-NJ), Frank
Lautenberg (D-NJ), and Tim Scott
(R-SC) as well as U.S. Representatives
Steve Israel (D-NY) and Eric Swalwell
(D-CA). Additionally, in April, CAI sat
down with regulators from FEMA’s
public assistance team to further discuss
regulatory solutions to the inequity that
exists toward community associations.
For decades, community associations

have been denied equal access to fed-
eral disaster recovery assistance. With
the efforts of CAI and its members,
this can change. During CAI’'s FEMA
disaster relief fairness campaign, talking
points have been developed to better
educate members, legislators, and the
public.

Primary Talking Points

1) FEMA officials have been inappro-
priately applying the Stafford Act (the
Robert T. Stafford Disaster Relief and
Emergency Assistance Act, which allows
for financial assistance to states, coun-
ties, and municipalities, as well as eligible
“private nonprofit facilities”), preventing
community associations from receiving

10 Coxpo Mepia ¢ Juxe 2013

federal disaster assistance. FEMA has
determined that the particular nature of
housing cooperatives, condominiums,
and homeowner associations prevents
these communities from benefitting
from federal disaster relief efforts.

2) FEMA determined community asso-
ciations collect assessments for the main-
tenance and repair of common areas and
therefore FEMA cannot duplicate these
association activities in disaster recov-

ery. This finding disregards the fact that
community associations do not collect as-
sessments for recovery from presidentially
declared disasters. When these disasters
strike, people living in community asso-
ciations, like Americans in other forms of
housing, do not have adequate resources
to fully recover on their own.

3) FEMA has repeatedly refused to re-
imburse municipalities that provide di-
saster recovery services to community
associations on the basis that any fed-
eral assistance would be a “duplication
of benefit.” FEMA’s position ignores
the fact that assessments cover routine
maintenance of common property and
fund reserves for long-term repair or
replacement costs. Associations do not
have the resources to prefund recovery
costs for losses incurred in a presiden-
tially declared natural disaster.

4) The rejection of FEMA funds for
community associations on the grounds
of duplication of benefit would be simi-
lar to a municipality being denied federal
disaster assistance because it taxes prop-
erty owners and may use these proceeds
in disaster response and recovery. FEMA
would never deny assistance to a munici-
pality on this basis, but it uses this logic
to deny disaster recovery assistance to
community associations. FEMA routine-

ly issues exceptions to its standards to
allow municipalities to clear debris from
non-residential private property, but will
deny reimbursement if debris removal
takes place in a community association.

5) Presently, individual homeowners
may apply for FEMA grants to restore
the interior of their units or their indi-
vidual homes, while a community as-
sociation may not request a FEMA grant
to repair an exterior roof, remove debris
from essential roadways in their com-
munity, or replace any vital operating
systems destroyed by a natural disaster.

6) Owners in community associations
pay the same taxes and are served by the
same municipal emergency services such
as fire and police that are provided for
residents living outside of associations.
Owners in community associations must
likewise receive the same federal benefits
as all other residents within a jurisdiction
in the aftermath of a natural disaster.

7) Although community associations
may carry insurance to cover damages,
these policies generally do not cover or
are exhausted by major natural disasters.
Similarly, non-association homeowners
generally carry insurance to repair their
property in case of damage. Yet FEMA
does not see this as causing a homeown-
er to be ineligible for FEMA funds.

8) For decades, community associa-
tions have been denied equal access

to federal disaster recovery assistance.
With your help and voice, this can
change. Federal legislators must en-
courage FEMA to adjust its interpreta-
tion of the Stafford Act that classifies
housing cooperatives, condominiums,
and homeowners associations as busi-
ness associations.
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“Your Choice? ~ =

Dedicated to the practice of Real Estate and Condominium
Law for over 30 years.

Make the right choice for your association.

s e

The Right Attorneys to Call Before

the Wrong Thing Happens. | [l E
.-

- . Offices located in Massachusetts & Rhode Island
Goodman, Shapiro & Lombardi, LLC Visit us at www.goshlaw.com or call 1-877-241-1600




From Good to Great!

very community has its own
history, personality, attributes
and challenges, but all associa-
tions share common character-
istics and core principles.

Good associations preserve the
character of their communities, protect
property values, and meet the estab-
lished expectations of homeowners.
Great associations do all of this and, in
addition, cultivate a true sense of com-
munity, promote active homeowner
involvement, and create a culture of
informed consensus.

CAI-NE challenges you and your
association to be on the path from
“Good to Great.” We share excerpts
below from CAI’s “Good to Great”

brochure. The ideas and guidance
conveyed in the brochure speak to
these core values and can, with com-
mitment, inspire effective, enlightened
leadership and responsible, engaged
citizenship.

A list of 12 basic principles devel-
oped by CAI can help any associa-
tion board increase harmony, reduce
conflict, and build a stronger, more
successful community. The first two
basic principles are:

1. Annual Meetings. Conduct at
least one membership meeting an-
nually, providing at least two weeks
notice to homeowners and more than
two weeks if specified in the govern-

ing documents or dictated by state
statute.

2. Assessments. Collect assessments
and other fees from homeowners in a
timely and equitable manner and in
accordance with state statutes and
board-approved procedures.

For a complete listing of all 12 basic
principles visit www.caionline.org for a
free “From Good to Great” brochure
that also includes:

e Rights and Responsibilities for
Better Communities

e Model Code of Ethics for Commu-
nity Association Board Members

o
-
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July18-19
Natick, MA

Scan the tag or visit
www.caionline.org/pmdp and

Register online
four weeks ahead and
receive a $25 discount.

register for this course online!

OFFICIAL 2013
PMDP SPONSORS

Reef Point Technology
Union Bank

Learn how to preserve and enhance your association’s
property and prepare for emergencies.

This course provides a hands-on approach to help you analyze,
evaluate, communicate and plan for property maintenance. Your
community will benefit from your increased understanding of the
various types of maintenance—routine, previous, emergency,

corrective and scheduled.

ADVANCE REGISTRATION IS REQUIRED
Call (888) 224-4321 (M-F, 9-6:30 ET) or visit www.caionline.org/pmdp.

Community

ASSOCIATIONS INSTITUTE

(d
oft P
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PROFESSIONAL MANAGEMENT DEVELOPMENT PROGRAMS

COMING TO NEW ENGLAND IN 2013

The most comprehensive, expert education
courses for community managers seeking to increase
their skills, knowledge and job opportunities.

}\j] . ‘] % The Essentials of Community Association Management
U March 7-9, 2013, Natick, MA
Q April 4-6, 2013, Stamford, CT
O June 20-22, 2013, Manchester, NH
O July 25-27, 2013, Mystic, CT

The "Essentials” is a comprehensive community association management course that provides an
overview for newcomers and an essential review for veterans.
Facilities Management

26
}‘/] - J 1 U July 18-19, 2013, Natick, MA

Providing a hands-on approach to help analyze, evaluate, communicate and plan for various types
of property maintenance including routine, emergency, corrective and scheduled.
* Approved for 12 hours of continuing education for CMCA recertification

}\j] » ®>) Association Communications
- " O October 17-18, 2013, Cromwell, CT

Guidance on top-notch communication techniques will provide the skills necessary to better
understand owners and volunteers.
* Approved for 12 hours of continuing education for CMCA recertification

}\j] 2 (‘>)>‘4_>} Community Governance
o Q May 16-17, 2013, Portland, ME

Covering the legal basis of community rules, policies and procedures, you'll develop a better
understanding of board and management responsibilities.
* Approved for 14 hours of continuing education for CMCA recertification

}\j] » @>5 Risk Management
- O August 22-23, 2013, Natick, MA

Learn how to identify your association’s current risk management situation and how to respond to
issues needing immediate attention.
* Approved for 14 hours of continuing education for CMCA recertification

}v] » % Financial Management
— U September 19-20, 2013, Lebanon, NH

Learn the entire budget process, from identifying line items to reconciling accounts to gaining
board approval and learn how to analyze and report on association finances.
* Approved for 14 hours of continuing education for CMCA recertification

}\j] . 3 '7>® Managing Developing Communities

U November 14-15, 2013, Providence, RI
Offers approaches to the challenges associated with managing developing communities by exploring
each stage of development from design to operational turnover, and addressing potential issues.
* Approved for 12 hours of continuing education for CMCA recertification

* AMS redesignation requires at least 1 PMDP 200 level course every 3 years.

FOR A COMPLETE COURSE CATALOG CONTACT CAl

888-224-4321 (credit card only)
240-524-2424 (credit card only)

TO REGISTER:

www.caionline.org/pmdp (credit card only)
CAl, PO BOX 34793, Alexandria, VA 22334-0793

oo, S
community

MANAGERS

CONNECTICUT
MAINE
MASSACHUSETTS
NEW HAMPSHIRE
RHODE ISLAND
VERMONT

REGISTRATION
*Member ............. $445
Non-Member ......... $545

* Must be an individual manager member or
primary contact for management company
member of CAl for member pricing.

NAME

COMPANY

ADDRESS

CITY/STATE/ZIP

PHONE

FAX

EMAIL

4 *l am an individual manager member
or primary contact for management
company member of CAl.

4 I am a CAl member but not a manager
member or primary contact for CAl
management company member.

Member #

1 | am not a member.

TOTAL REGISTRATION FEE $
Payment:

O Check payable to CAl
O  Credit card VISA/MC/AMEX/Discover

NAME ON CARD

SIGNATURE

ACCOUNT NUMBER

EXPIRATION DATE




o matter what type of build-
ing you live in, the facade will
begin to fail one day. Whether
it is water infiltration, spalling
concrete, crumbling brick, or crack-
ing wood, it is only a matter of time.

I do not want to turn your building
committee into structural engineers

or forensic investigators — after all, I
have to consider job security — but
there are some techniques or terminol-
ogy you might want to be familiar with
when it is your time to face a building
exterior problem.

The Role of Water

The villain in most fagade failure
mysteries is typically water. It causes
corrosion, erosion, internal leaking,
paint peeling, rot, settlement, and

a host of other building envelope
woes. If your building has concrete
elements suffering from spalling or
cracking it might be due to the rein-
forcing steel in the concrete becom-
ing heavily corroded due to water
penetrating the surface. Ordinary
rust scale expands with incredible
force per square inch when confined
— think bulldozer power.

Many absorptive facade materials
(concrete, sandstone, mortar, fired-clay
masonry) can be seriously damaged by
cyclical freezing and thawing of water
entering the material through natu-
ral porosity or surface hairline cracks.
These pockets of moisture can be
trapped in fagade walls whose freezing
can expand, causing further cracking,
spalling, or displacing adjacent mason-
ry by a phenomenon called ice lensing.

This spalling can create dramatic loss
of structural integrity to parapet walls,
retaining walls, and cantilevering decks,
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by Jack Carr, PE., RS, LEED-AP

not to mention the safety hazards from
falling fagade components. Complicat-
ing the diagnosis problems and the
repair solutions is that spalling concrete
can be caused by forces other than
water. Similar concrete failures can
manifest themselves by compression,
tension, or vibration overloading.

Material Matters

Equally important in a fagade investi-
gation is understanding what materials
make up the fagade, as looks can be
deceiving. Most of the old brick build-
ings in major cities use the exterior
brick to support the interior floor
framing and are thus called “bearing
wall masonry.” These heavy walls were
designed to prevent moisture from
entering into the building’s interior
spaces by the brick absorbing water

in its multi-layers of brick and drying
out when the weather improved. Over
a hundred years ago, steel framing

was introduced, allowing the build-
ing designer to hang the exterior
fagade skin on the perimeter of the
frame to produce more lightweight
and cost-eftective buildings. Today’s
brick building uses brick as a veneer

in which the brick is only the first line
of defense against water infiltration.
The brick actually shields the true
water barrier sheathing behind a cavity
space. This cavity acts as a drainage
channel with weep holes at the bot-
tom of the brickwork.

Similarly, many older buildings are
covered with a stucco fagade surface,
which is a cement parge coating over
a steel lattice similar to plaster placed
onto wood lathe strips. Modern
buildings use an Exterior Insulation
Finishing System (EIES) seen on

many condominium and retail build-
ing exteriors. An EIES facade depends
on interior drainage surfaces and is
totally different in repair methods
than stucco.

In addition to judging the cause of
the fagade problem, it is important to
determine its seriousness and whether
immediate repair steps are necessary. If
it is not an “active” problem, it can be
set aside in favor of other more press-
ing issues requiring capital outlays from
the reserve fund.

To address these questions, there are
a variety of invasive and non-invasive
techniques to investigate the problem.
If the concern is corroding imbedded
steel, there are firms providing chlo-
ride ion content testing of concrete or
mortar to gather quantitative evidence
of corrosion potential. Simple stain
gages can be placed over cracks to
detect active movement. Infrared ther-
mography can discover unseen fagade
connection failures, delaminations, or
thermal “short circuits” due to wet
insulation. There are a variety of water
moisture content meters available at
building supply stores and woodworker
hobby shops that can accurately detect
and measure moisture in a variety of
materials including wood, drywall, and
concrete.

So the good news is there is plenty
an observant building committee or
property manager can do to prevent
small fagade problems growing into
something major.

Jack Carr, PE., RS, LEED-AP, is
senior vice president with Criterium-
Engineers in Portland, Maine. He is
a member of the Condo Media board
and o frequent author and speaker.



Planning a Roofing Project?

Maintaining your
condominium
property & keeping
it looking its best is
our business.

O

“Our condominium required new roofing where extensive leaking had damaged the underlying
composite board. The quote from Preserve Services for new asphalt roofing was competitive.
It included replacing the entire underlying surface with plywood and replacing skylights and
ventilators. Their reputation with previous customers was superb. We were not disappointed.
They accomplished the job in midwinter 2012 with negligible perturbation to the residents of
the building and left the site neat and clean. The result is highly professional in appearance.

I recommend Preserve Services most highly.”
Hale Bradt, Trustee, The Essex

Preserve Services covers all bases to keep your property in top shape —
painting, roofing, siding, decks, and carpentry. After 20 years in this business
we understand your property management needs. We will always work
with you to provide solutions that will last and save you dollars.

Our service is personal — you will have a direct line to the owner at all times.

For a complete evaluation and estimate
of your property call us today.

EREV orE Decks | Painting | Roofing | Carpentry

B 1s00346-6742

Your one-stop partner in property maintenance and capital projects.
www.preserveservices.com
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By the Docus

ondominium boards may
enact rules and regulations
and/or adopt amendments
to the master deed and/or
by-laws in order to protect, pre-
serve, and maintain the common ar-
eas and facilities. It is recommended
that boards consult with legal coun-
sel in deciding whether the board
may achieve its goals through its

ments

ing smoke detector and/or carbon
monoxide detector testing. Usu-
ally, unit owners will comply with
preventative rules and regulations
without issue.

When Owners Won’t Comply
However, there are times when a
unit owner may refuse to comply
with a policy or rule adopted by the

Fines do not necessarily guarantee that the unit
owner will ultimately comply with the particular rule
or policy at issue, and the board may he left with no
alternative but to seek injunctive relief from the court.

adoption of a simple rule or regula-
tion, or whether the board must
amend the condominium’s master
deed and/or by-laws with the req-
uisite unit owner consents, particu-
larly where the board is seeking to
regulate the use of the units.

Often times, a board will adopt
policies in response to a particu-
lar occurrence and/or event. For
example, a board may adopt a rule
requiring that hot water heaters be
replaced every five years, following
past water heater failures resulting
in considerable damage, or a board
may adopt a policy requiring that
thermostats in every unit be kept
above a certain temperature in or-
der to prevent pipes from freezing.
Insurance carriers may also require
that boards take certain preventa-
tive measures, including but not
limited to replacing outdated and/
or faulty light fixtures and conduct-
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board, citing concerns of cost and/
or convenience. Many times, these
issues can be resolved by attempt-
ing to reach an accommodation with
the unit owner through agreeing

to a mutually acceptable repayment
plan if there is a cost involved and/
or rescheduling the time that the
unit owner needs to make their unit
available. Boards may also consider
assessing reasonable fines if the unit
owner refuses to comply with a par-
ticular rule or policy. However, fines
do not necessarily guarantee that the
unit owner will ultimately comply
with the particular rule or policy at
issue, and there may be instances
where despite a board’s best efforts
through either accommodation or
fining, a unit owner will not comply
with a duly adopted rule or policy,
and the board may be left with no
meaningful alternative but to seek
injunctive relief from the court.

by Jennifer L. Barnett, Esq.

In Massachusetts, the standard for
obtaining a preliminary injunction is
1) a showing of immediate and irrepa-
rable harm; 2) a balancing of the harm
to each party; 3) a reasonable likeli-
hood of success on the merits; and 4)
a consideration of the public interests.
(Nolan, 31 Massachusetts Practice
Series, Equitable Remedies Sec. 129;
Commonwealth v. Mass. CRINC,

392 Mass. 79 (1984); Alexander and
Alexander, Inc. v Danahy, 21 Mass.
App. 488 (1986).) Before any analysis
is made as to a balancing of the rela-
tive harms and of the public interest,
the court must first conclude that

the moving party enjoys a reasonable
likelihood of success on the merits and
will suffer irreparable harm in absence
of the requested relief. Assuming the
court finds a reasonable likelihood

of success on the merits and that the
threat of immediate and irreparable
injury exists, the Court must then bal-
ance the respective harms to the par-
ties if the requested relief is granted.
(Packaging Industries Group, Inc.

v. Cheney, 380 Mass. 609, 616-17
(1980).) The threatened injury to the
moving party must outweigh the harm
the Order would cause the oppos-

ing parties. While all four factors are
required, they are interrelated, and the
court must consider them together;
the strength of one factor may offset
the weakness of another. (McLaugh-
lin by McLaughlin v. Boston School
Committee, 938 F.Supp. 1001
(D.Mass. 19906).)

Governing

Documents Control

In advancing its claims to compel
compliance with a particular rule



or policy, the board will often cite
to the controlling provision of the
condominium’s governing docu-
ments, and will likely argue that
the enforcement of the governing
documents meets the reasonable
expectations of the association of
unit owners. To that end, as noted
in Noble v. Murphy, 34 Mass.App.
Ct. 452 (1993), enforcement of
valid condominium restrictions
maintains “the value of meeting
the reasonable expectations of the
.. unit owners and ... their right
to freely associate by contract with

unit owner to comply with the par-
ticular rule or policy within a speci-
fied period of time, and in the event
of non-compliance within such time,
an order that the board and/or its
agents, employees, and /or assigns
be permitted to take the necessary
action on behalf of the unit owner,
and to assess the costs and expenses
relating to the same back to the
non-complying unit owner.

Under G.L. c. 183A, §6(a)(ii),
the board may assess the unit owner
the expenses incurred by the as-
sociation as a result of their failure

to comply with the condominium’s
governing documents, however as
such assessment constitutes a non-
priority lien, the board should still
be mindful of incurring needless
and/or avoidable expense, through
its efforts to enforce the condomin-
ium’s constituent documents.

Jennifer L. Barnett, Esq. is an associ-
ate with the law firm of Marcus, Errico,
Ewmmer & Brooks, PC in Braintree,
Mass. She is co-chair of the chapter’s pro-
gram advisory council and a frequent
author and speaker.

The hoard may argue that

one unit owner should not
be permitted to put his or

her concerns over the risk
to the condominum.

persons of like expectations ... ” 34
Mass. App. Ct. at 459. The board
may also argue that the enforce-
ment of the governing documents is
in the interests of the entire associa-
tion of unit owners, and that one
unit owner should not be permit-
ted to put his or her own concerns
regarding cost and/or convenience
over the risk to the condominium?’s
common areas and/or facilities, and
the risk to the health, safety, and /or
well-being of the other unit owners,
in the absence of injunctive relief.
While a unit owner may disagree
with the condominium’s governing
documents, it does not give him or
her the right to ignore them, or to
act in complete disregard for the
same, especially as the enforcement
of the governing documents is for
the benefit of the entire community
association, of which the unit owner
is also a part.

Through its request for injunctive
relief, a board may ask for various
forms of relief, including but not
limited to an order compelling the

COMMUNITY
SOLUTIONS

Thinking outside
the box!

P.O. Box 920124
Needham, MA 02492
(781) 455-8408

Fax (781) 455-8482
commusolu@aol.com

Turn on your headlights!!

Operating your association without
professional guidance is like driving
your car at night with the headlights off.

Call on CoMMUNITY SOLUTIONS to light your way!

A full-service professional
consulting group providing
in-depth, objective, and
affordable guidance to the
community association
industry. Catering to the
needs of condominium
associations, cooperative
boards of directors,
homeowner associations,
management companies
and developers.

Patricia Brawley,
CMCA, PCAM, RPA

Robert Kravets,
CMCA, PCAM
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Developer Loans

sually, when I speak or write
about the benefits of associa-
tion loans, it concerns those
loans made to associations
by specialty lenders. The proceeds
can be used to fund any number of
capital improvement projects as the
condominium’s build-

on the driveways and roadways until
you commit to paying the loan back.
Though I am dating myself, some of
you will remember Jim Nabors’s char-
acter, Gomer Pyle, famously saying;:
“Well, surprise, surprise, surprise!”

by Frank A. Lombardi, Esq.

thus had powers to borrow, a board
had not been formed as the devel-
oper was as they say, the chef] cook,
and bottle washer and was calling the
shots. Under Rhode Island law, dur-
ing this pre-transition period, acting
as an association, the developer had a
fiduciary duty to the unit

ing and grounds start
and continue to dete-
riorate. Further, these
loans can most times be
a welcome alternative
to a special assessment.
Today’s discussion,
however, is not about
loans from banks, but
from developers.
Specifically, I recently
addressed a new board
of directors for a condo-
minium association that
had just transitioned
from developer control.
From what I gathered
from the board, during
the transition meet-
ing, the developer gave
the unit owners copies
of the “financials” for
the first three years of

owners. In my opinion,
as a fiduciary, he had an
obligation to disclose to
each unit owner that a)
there was a budgetary
shortfall and b) rather
than specially assess the
unit owners as permit-
ted by the declaration,
he would be advancing
funds to be paid back at
a later date with specific
terms and conditions.
My second concern
was whether the amount
of the advancement/
loan was for a legitimate
purpose. In other words,
were the funds used to
cover unanticipated ex-
penses, i.e. snow removal
during an unusually
harsh winter? Also, were

operation, and indicated
that he had advanced
his own monies to the association

to cover operational shortfalls. So,
then, rather than raise the monthly
assessments during the three-year
sale period, he lent the association
the money and upon his departure,
politely requested that the loan be
paid back. No worries, the developer
says, you can pay me back over five
years, and oh, one more thing, I
won’t be doing the final asphalt coat

18  Coxpo Mep1a ¢ Juxe 2013

Is it Legal and Legitimate?
One of the first concerns I have
about this “loan” is whether or not

it is legal. Under the statute, RIGL
34-36.1-3.02 (a) (17), and further,
under most condominium bylaws, an
association may borrow money. Under
the statute, an association must be
formed once the first unit in the proj-
ect has been sold. While technically,
the association had been formed and

the funds used for opera-
tional expenses, i.e. grass
cutting for units declared and part of
the association, or were they used for
developer related expenses, i.e. initial
lawn installation? Was the insurance
figure in the budgets for the condo-
minium’s master policy, which would
be an association expense? Or, was it
for insurance covering buildings while
under construction, i.e. builder’s risk,
which would be a developer expense?
If the expenses were developer related,



then the board would have no obliga-
tion to pay this supposed loan back.

Unrealistic Projections

and Expectations

Even if we can determine that the
advance was valid and that the actual
expenses advanced were for the con-
dominium’s operational issues and
not developer related, the developer
would still not be out of the woods
yet. My third concern here would be
whether the developer knew or rea-
sonably should have known that the
budget estimates stated in his Public
Oftering Statement were unrealistic
and unreasonably low so as to lead

a potential buyer to believe that the
condo fees would be lower than they
should be. This is a practice com-
monly called “low balling.” If the es-
timates were in fact set unreasonably
low and the buyers reasonably relied
on them before purchasing the units,
then although the expenses and ad-
vances were legitimate, an argument
could be made that the buyers were
damaged by the difference between
the amount quoted and the actual
amount. It would be no surprise then
if the set off for the damages was that
amount advanced/lent.

My fourth and last concern would
be the developer’s holding out the
possibility that unless a commitment
to pay back the loan is made by the
post transition association, then the
final build-out work (asphalt) would
not be completed. In response,
before the issues become ramped
up into a lawsuit by the association
for construction defects, breach of
fiduciary duty, etc., with a developer’s
counterclaim for monies lent, unjust
enrichment, etc., I would suggest
that the best course of action would
be to indicate that the board will con-
sider paying the amounts advanced
back over an extended period of time
provided the developer can prove that
the expenses were legitimately for the
association and not developer related.
I would thereafter politely, but firmly,
remind the developer that there must
be no nexus between paying the loan

back and doing the finish work prom-
ised. Unfortunately, sometimes polite
reminders do not work.

What’s comforting here though is
that the Rhode Island Condominium
Act is at its heart a consumer protec-
tion act, and, as such, if the expenses
were illegitimate, if in fact there was
low balling to increase sales, and /or
if there was a subtle form of extor-
tion by setting conditions upon what
was supposed to be an unconditional
obligation to complete the asphalt
work, then the developer would be
facing punitive damages if the asso-

ciation should prevail at trial. When
faced with this set of facts, the judge
may in fact cite Gomer Pyle’s other
famous saying: “For shame, for shame,
for shame.” Whenever I hear a judge
say something like that, chances are
that the developer will not leave the
courtroom a happy camper.

Frank A. Lombardi, Esq. is o partner
with the firm of Goodman, Shapiro &
Lombardi, LLC in Providence, R.I. He
is the 2013 CAI-NE president-elect and
a frequent Condo Media author and
chapter speaker.
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State Urges Residents to
“Take the Energy Challenge”

fliciency Vermont (EV), a state
agency charged with helping
residents reduce energy costs
and protecting the environ-
ment, is urging Vermonters to “take
the challenge” and participate in a
statewide initiative aimed at improv-
ing the energy efficiency of more than
3,500 homes this year.

Local energy advocacy groups in
more than 75 communities have signed
on for the project, sponsored jointly by

EV and the Vermont Energy and Cli-
mate Action Network and backed by
Gov. Peter Shumlin, who unveiled the
plan at a press event earlier this year.
Participating groups will spon-
sor grassroots efforts to encourage
residents to weatherize their homes.
If they hit the target (3,500 homes),
the effort will slash heating costs by
more than $2.6 million annually —
the equivalent (in the reduction of
greenhouse gas emissions) of taking

ESI Waterproofing and
Masonry Restoration, Inc.

Since 1987 we have been providing state of the art
equipment and quality workmanship throughout New
England to ensure that our projects are completed
properly, on time and within budget.

OUR SERVICES INCLUDE
« Waterproof Coatings * Caulking
* Masonry & Concrete * Flashings
Repair * Lead Paint Abatement
* Stonework

« Historic Restoration
* Water Testing & Leak

Analysis

* Water Repellents

» Parking Garage Deck
Coatings

617-265-7222

WATERPROOFING AND MASONRY RESTORATION, INC

WwWw.esiwm.com

60 Clayton Street - Boston, MA 02122
FAX: 617-265-9404 EMAIL: info@esiwm.com
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by Nena Groskind

more than 1,300 cars off the road. The
energy saved could heat more than 650
homes for an entire year, Gov. Shumlin
noted in announcing the program.
“Dollar for dollar, we know that
energy efficiency is one of the best
investments there is,” he said. “It cuts
energy bills, keeps more money in our
state’s economy, and creates jobs for
builders and contractors around the
state. That’s a great story for Ver-
monters to share as they mobilize for
the 2013 Home Energy Challenge.”
Residents will have to pay for the
energy improvements themselves, but
their costs will be reduced by a variety of
government and utility company rebates.
In Brattleboro, the goal is to weath-
erize half of the community’s single-
family homes and apartments within
the next 20 years. The effort would
reduce overall energy costs by between
20 and 30 percent and save residents
an average of $1,000 annually, accord-
ing to Paul Cameron, executive direc-
tor of Brattleboro Climate Protection
and energy coordinator for the town.
“This is money that will stay in our
communities, rather than leaving to pay
oil companies,” he told The Commons.
In addition to improving the quality
of the community’s housing stock, he
noted, the project will reduce depen-
dence on foreign oil and shrink the
community’s “carbon footprint” as well.
“I think many homeowners and
landlords here want to weatherize their
homes,” he told The Commons, “but
they need support and information,
which is what we are providing with
the Challenge.”
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ASKED & ANSWERED

Energy Upgrades

Incentive Dos and Don’ts

Many of the units in our
older community (built in the 1960s
and converted in the late 1970s) still
have the original furnaces. Heating is
a common expense and as our gas bill
continues to increase, it would seem
to make sense to encourage owners
to replace these furnaces with more
energy-efficient models. Because two
past studies have concluded that the
cost of sub-metering would be prohibi-
tive, we (members of the board) are
wondering: Would it be permissible to
offer owners who replace their furnaces
a discount on their common-area fees,

so those with less efficient models, in
effect, pay a larger share of the associa-
tion’s energy costs?

In a word, no. The at-
torneys we consulted pointed out that
common-area fees, by law, must be based
on the percentage ownership interest in
the community, which doesn’t leave you
any wiggle room on the common-fee
front. But there are other alternatives
your board might consider to reduce
your energy costs.

The Massachusetts condominium
statute allows associations in which utili-

Realty & Property
Management, LLC &

857-239-8280 ext. 670

Stephen DiNocco, CMCA, AMS
Stephen @AffinityRealty.com

www.AffinityRealty.com
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ties are not separately metered to require
owners to have installed in their units,

at the owners’ expense, a number of
energy-conservation “devices,” including
but (in the words of the statute) “not
limited to” low-flow toilets and shower
heads, faucet aerators, and storm win-
dows, among others.

Before your board can impose this
requirement, a majority of the owners
attending a meeting to vote on the pro-
posal must approve it. While furnaces are
not among the devices named specifically
in the statute, our legal sources agreed
that it is likely (although not certain) that
a court would side with the association if
owners challenge an order to replace the
equipment.

As a first step, boards should compile
detailed information about the cost sav-
ings that energy-efficient furnaces would
produce, including estimates of how
long it will take owners to recover the
investment they make in new equipment.
Additionally, utility companies often offer
rebates on new equipment and other
incentives to encourage energy conser-
vation, and the board should compile
information on those programs as well.

But before you consider mandating the
replacement of outdated, inefficient fur-
naces, you might want to reconsider your
conclusion, based on “past studies” that
sub-metering in your community would
not be cost-effective. You didn’t indicate
when those “studies” were conducted,
but studies with which we are familiar
have consistently reached the opposite
conclusion, which the experience of
many communities has confirmed: There
is no better means of promoting energy
conservation than making owners pay
individually and directly for the energy
they consume.
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HOMEOWNER’S CORNER

Saving Energy to Stay Cool

nergy bills — like the tem-

perature — always rise in the

summer. But don’t fret: While

there are big fixes* you can
incorporate to make your home more
energy-efficient, there are also many
inexpensive or free solutions that can
help you cut down on costs.

Turn it up.

Set your thermostat as high as possible.
Start with 78 degrees when at home and
85 degrees when away. For each degree
above 72 you set the thermostat, you save
between 1-3 percent. Be sure to take into

consideration your health and comfort,

and drink plenty of fluids to stay hydrated.

Circulate air.

Use fans to keep the air moving in your
home. Ceiling fans, in particular, can
make it cooler by at least four degrees.
This could translate into a significantly
lower monthly electric bill, as ceiling fans
only use about as much energy as a 100-
watt light bulb.

Shut the shades.

Windows allow a lot of heat into your
home. Keep drapes and shades closed
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A "User Friendly” On Line Support Services
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(" After going through two )
management companies, I was
amazed to see the unit owners
actually stand up and appland
the efforts of Essex Management
Group. They are really the
cream-of-the-crop when it
comes to property management.

—Joe Arone,
_ Home Association Annual Meeting J
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during the day to keep the tempera-
ture down.

Open nights.

At night, if it’s cooler outside than in,
open your windows! Not only will this
bring some fresh air into your home, it
will give you a chance to turn off that AC.
Also, be sure to close your windows in the
morning to keep the cooler air in longer.

Wash and dry wisely.

Run only full loads when using your
dishwasher or washing machine. When-
ever possible, run those appliances during
oft-peak hours or when your air condi-
tioner is turned off or barely running,
which typically is during the evening,
to save energy. Use the clothes dryers’
moisture-sensing automatic drying set-
ting if it has one, and clean your clothes
dryers’ lint trap after each use.

Unplug.

Electronics — such as TVs, chargers, and
computers — use electricity even when
they are turned oft. By unplugging these
devices when you’re not using them, you
only save a few watts, but they add up to
bigger savings over time. Use a power
strip for multiple devices, and switch it
oft before you go to bed. Also, turn off
lights in unoccupied rooms.

Plan pool time.

If you have a pool, shorten the operating
time if possible. Switch the pool filter and
sweeper operations to off-peak hours and
during nighttime if the pool has auto-
matic cleaning settings.

*As always, be sure to consult with the
association to get approval for any major
renovations on your home.
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Bank Refusal to Foreclose

Owners Remain Responsible

alph and Megan Canning’s

financial troubles took a

turn for the worse in early

2009. Falling behind on their
monthly mortgage payments, and
denied in their attempts to refinance
their mortgage, the Cannings were
placed in foreclosure by their lender,
Beneficial Mortgage Services (“Ben-
eficial”). The Cannings thereafter
filed a Chapter 7 Bankruptcy Petition
in the District of Maine on March 5,
2009. According to their bankruptcy
schedules, the mortgage loan balance
was $186,521.00 with a value on the
home of $130,000.00. It was also
their stated intention to surrender
their home through the bankruptcy
process. The bankruptcy case was
uneventful and the Cannings’ Dis-
charge was issued on June 3, 2009. It
was months after the discharge of their
debt that the problems began.

Beneficial began the volley by send-
ing the Cannings a letter informing
them that it had no intention of ini-
tiating or completing a foreclosure of
their property, and that the Cannings
were to remain owners of the prop-
erty. Beneficial’s letter also indicated
that the Cannings would be respon-
sible for the premises including the
payment of real estate taxes, liability
insurance, and maintenance of the
property. Prior to the bankruptcy case,
these costs were borne by Beneficial.
Interpreting this communication

as a violation of the Automatic Stay
and Discharge Order, the Debtors
responded by demanding that Benefi-
cial either foreclose on the property
or release its lien, and that failure to
abide by the demand would result in
the filing of an adversary proceeding
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in the bankruptcy court. They further
informed Beneficial that the property
had been vacated, and the utilities
shut off. Beneficial declined the invita-
tion and restated that it would not

foreclose on the property “until the
lien balance is satisfied in the amount
of $186,324.15.” It also suggested
the option of a settlement or a short
sale was available.

Refusal to Foreclose
or Release Lien
The Cannings filed an adversary
proceeding against Beneficial several
months following the initial letter,
seeking actual and punitive damages
for Beneficial’s “failure or refusal to
commence foreclosure or otherwise
recover possession of the residence.”
Beneficial denied all allegations, and
stated that the estimated value of the
property was then $75,000.00. The
parties agreed to submit the issue of
liability on the basis of a jointly filed
Stipulation and Exhibits.

The Cannings relied on the case of
Pratt vs. General Motors Acceptance

by David R. Chenelle, Esq.

Corp., 462 F.3d (1st Cir. 2006). That
court found that General Motors’
refusal to either reclaim its collateral

or release its lien on an “inoperable,
worthless car was intended to objec-
tively coerce the debtor into paying a
discharged debt.” It was the Cannings’
argument that the Pratt case was analo-
gous to Beneficial’s refusal to foreclose
or release its lien on the Debtors’
property. The bankruptcy court was
not persuaded and found in favor of
Beneficial, stating that the Canning
case involved a piece of real estate that
could appreciate over time as opposed
to a worthless car. It further stated that
Beneficial had provided alternatives to
its refusal to foreclosure. As a postlude,
the court offered:

“Of course, [Beneficial’s] chosen
course of action, or inaction, did not
make things easy for the Cannings.
Forces remained at work that could
make their continued ownership of
the real estate uncomfortable — forces
like accruing real estate taxes and the
desirability of maintaining liability
insurance for the premises. But those
forces are incidents of ownership.
Though the Code provides debtors
with a surrender option, it does not
force creditors to assume ownership or
take possession of collateral. And al-
though the Code provides a discharge
of personal liability for debt, it does
not discharge the ongoing burdens of
owning property.”

Appeals Affirm Bankruptcy
Court Judgment

The Cannings filed a timely appeal
with the Bankruptcy Appellant Panel
(“BAP”), which found that the Can-
nings failed to introduce any evidence



showing that they had actual expenses
arising from the continued ownership
of the residence but instead “rested
their case on the mere possibility that
liabilities could arise in the future.”
The BAP further found that there were
dispositive distinctions between the
Canning and Pratt cases and that it was
unable to conclude “that there was a
particular confluence of circumstances
that renders Beneficial’s refusal to
discharge its mortgage tantamount to
coercing the payment of a discharged,
prepetition debt.” The Cannings then
appealed to the 1st Circuit Court of
Appeals (the “Appeals Court”).

Foremost within the Cannings’
argument was the Fresh Start Doctrine
premised under 11 U.S.C. §524(a),
which sets forth the automatic stay
against collections of debt already
discharged. The Court found that
although this doctrine is broadly inter-
preted, it does not prohibit a secured
creditor from recovering its collateral
on valid prepetition liens, which unless
modified, “ride through” bankruptcy
unaffected and enforceable under appli-
cable state law. Conversely, the secured
creditor has the “prerogative to decide
whether to accept or reject the surren-
dered collateral.” Alternatively stated,
although the Cannings had the right to
surrender their residence through the
bankruptcy process, there is nothing
in the bankruptcy code that requires a
secured creditor to accept it. However,
the secured creditor’s decision must
not guise to coerce payment of a dis-
charged debt. In the Canning case, the
Appeals Court found no such activity.

Similar to the statements of the
BAP, the Appeals Court further found
that “there is nothing in the record
... to evidence any expenses related to
the [Cannings’ continued] equitable
ownership other than the ... reference
in their brief to being exposed to li-
ability.” Ultimately the Appeals Court
found no similarities between the
worthless automobile in the Pratt case
and the Cannings’ residence.

In affirming the bankruptcy court’s
judgment, the Appeals Court warned

that its decision should not be relied
upon to leverage a way out from nego-
tiating in good faith, and stated that:
“while this case may provide some guid-
ance on the dos and don’ts applicable to
the bargaining dynamics between secured
creditors and bankruptcy debtors, our
remarks in Pratt still control: the line be-
tween forceful negotiations and improper
coercion is not always easy to delineate,
and each case must therefore be assessed
in the context of its particular facts.”
Although this decision was issued
based on an Order of the Bankruptcy

Court in the District of Maine, it is

a federal decision that has far reach-
ing implications, specifically in those
districts that fall under the jurisdiction
of the United States Court of Appeals
for the First Circuit. Those Districts are
the Districts of Maine, Massachusetts,
New Hampshire, Puerto Rico, and
Rhode Island. This decision filtering
down to the state level is only a matter
of time.

David R. Chenelle is an attorney with the
law firm of Perkins & Anctil, P.C.
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olar power, long viewed as a

dream by supporters and a fan-

tasy by skeptics, is fast becom-

ing a reality. Solar panels seem
to be sprouting like spring flowers on
residential and commercial rooftops all
over the country.

The numbers are impressive. Solar
installations of all kinds added 3,200
megawatts of power in the United
States last year, a 70 percent increase
over the year before. Solar costs mean-
while have declined by 30 percent in
the last two years alone, according to
industry reports, reducing the average
cost for residential solar PV (photovol-
taic) systems from about $9 per watt in
2006 to $5.46 per watt last year.

As a result, “solar is booming,” asserts
David Abel, CMCA, senior manager
with First Realty Management Corpora-
tion, who thinks solar “should be on the
radar screen” for virtually every condo-
minium community. In fact, however, it
doesn’t register at all for most of them.
For Abel, a fervent believer in the need
to reduce reliance on fossil fuels, it is
frustrating but not particularly surpris-
ing to find condominiums “last in line”
for solar applications.

The volunteers serving on condomini-
um boards, he notes, tend to be cautious,
risk averse, and financially conservative.
With their primary focus on controlling
costs, many boards (and condominium
owners generally) lack the long-term
“spend money to save it” investor
mentality that big-ticket expenditures
on energy conservation initiatives often
require. And solar installations fall clearly
into the “big ticket” category.

Costs vary widely, depending on the
location and the type of system. But,
just to provide a frame of reference, the
installation for a 70-unit cooperative in
New York City cost about $250,000; the
installation cost for a 200-unit commu-
nity in Denver was about $420,000.

Multiple Incentives, but....
An array of federal, state, and local
incentives available in many areas can

substantially reduce those up-front
costs. The most powerful of these
incentives by far is a federal income

tax credit equaling 30 percent of the
cost of installing a solar energy system.
That’s a credit, deducted from the tax-
es owed, not a deduction, which simply
reduces the income on which taxes are
calculated. The credit is available for
systems installed between Jan. 1, 2009
and Dec. 31, 2016. A homeowner who
installs a $20,000 system could subtract
30 percent of its cost — $6,000 —
from his or her federal income tax bill
for the year. That’s a powerful incentive
and it goes a long way toward explain-
ing why solar has been gaining ground.
Unfortunately, this incentive has thus
far proven to be largely inaccessible to
condominiums.

Many condominiums, and virtually
all of them in New England, are struc-
tured as non-profit entities. Because
they don’t pay taxes, they can’t claim
that very attractive federal tax credit. A
community association could theoreti-
cally distribute the credit to owners
based on their percentage interests, but
the operative word is “theoretically.”
Because a solar energy installation is an
improvement, a super-majority of own-
ers must approve it.

Setting aside for a moment the dif-
ficulty in getting a large majority of
owners to agree on anything, up to
and sometimes including the time of
day, there is the perplexing question of
who benefits. While owners can claim
the credit for a primary residence or a
second home, they can’t claim it for an
investment property. Excluded from
the tax break that substantially reduces
the up-front costs of a solar installation,
investor owners have little incentive to
support it, making solar projects pretty
much a non-starter except in com-
munities that are 100 percent owner-
occupied.

“The truth is, none of us on either
the solar or the condominium side of
this can figure out a good pathway to
do anything significant with the federal

tax incentives [in condominiums], and
I’ve been in the room with some pretty
bright folks trying to tackle it,” Luke
Hinkle, president of My Generation
Energy, Inc., explained in an e-mail
explaining why he couldn’t add much
to a discussion of solar applications in
condominiums. “Without being able to
take advantage of the tax benefits,” he
noted, “it’s hard to justify.”

A Solution for
Condominiums?
Abel thinks institutional investors and
Massachusetts policy makers may have
created the elusive “pathway” for con-
dominiums to which Hinkle referred.
The idea — and Abel emphasizes that it
is still a new idea — is that investors will
finance the solar installations and lease
them to the community association.
This eliminates the up-front investment
cost for the condominium and the need
to persuade owners to approve it. Insti-
tutional investors, with large amounts of
capital to deploy, get the tax credit and
the accelerated depreciation, providing
the stable return they want. The com-
munity association gets lower energy
costs and the solar renewal energy
credits (SRECs) that Massachusetts and
some other states offer to encourage the
development of solar energy and help
support the market for it.

Under the Massachusetts program,
for every 1,000 kW hours a solar system
generates, the owner gets one credit. A
third-party broker tracks the credits for
owners and auctions them periodically to
the utility companies. The state requires
the utilities to purchase a minimum num-
ber of these credits annually and penal-
izes them (currently at $500 per credit)
for any shortfall. To illustrate, using
simple numbers, if the minimum pur-
chase requirement is 1,000 credits and
a utility purchases only 900, the utility
would have to pay a penalty to the state
of $50,000 ($500 x 100) for the 100
credits it failed to purchase. Until these
guidelines change, Abel notes, and they
will eventually, utilities have an incentive
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to pay at least $500 per credit creating an
attractive financial “bonus” for owners.
Under earlier solar financing structures
that turned out not to work well for con-
dominiums, a third party (usually a solar

both simpler and more appealing, Abel
says. “The only questions for the board
are, ‘Do we believe the numbers, and
do we think this a fair deal?”” Abel

is convinced that leases will be “the

Residents of Remington Post, a 200-plus unit
development in Denver, expect to tally more than
$300,000 in energy savings over the next 20 years.

company) would build and own the solar
equipment and sell the electricity to the
condominium under a “power purchase
agreement.” The solar provider would
also claim the SRECs. One advantage
of the new model, Abel says, is that the
SRECs go to the community associa-
tion, which can use the income to offset
operating costs.

What had been a complicated ar-
rangement for associations becomes

solution” for condominiums. “We’re
very excited about this,” he says. “As
long as the company doing the leasing
is making money, the laws of physics
will apply — this is going to happen.
It’s just a matter of consciousness rais-
ing — getting condominium owners to
understand what they can do and what
they will get.”

Abel says his company is in the
process of reviewing all the properties

Feniger & Uliasz
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litigation from trial through appeal.

and speak with one of our attorneys.
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it manages to identify candidates for
solar leasing. “We know many of them
will have one problem or another,” he
notes. But there will be some in which
“the numbers look really compelling,
and we’re going to push those hard.”

The Problems with Roofs

The leasing model that Abel described
eliminates what has been a major barrier
to solar entry for condominiums by pro-
viding relatively easy access to financial
incentives. But there are other impedi-
ments. Solar installations require sun (of
course), which means buildings must
have a southern exposure and enough
roof space to accommodate the num-
ber of solar panels needed to generate
the amount of electricity required. The
industry rule of thumb is between 100
and 150 feet of unencumbered roof area
for every kW of system capacity. (As a
benchmark, a typical one-bedroom unit
requires between 4,000 and 4,500 kW
hours of energy per year.)

The roof requirements eliminate “all
those lovely, tall, downtown condomin-
ium buildings,” notes Steven Dannin,
CMCA, AMS, PCAM, president of Dan-
nin Management Corp. A building his
company manages in Brookline “really
wanted to do [solar],” he says, “but it
just wouldn’t work.”

The roof doesn’t just have to be
large — it also has to be in good condi-
tion. Five years old or less is considered
optimal. Installing solar on an older roof
that will have to be replaced or substan-
tially repaired won’t be cost-effective, to
say the least, because the solar panels will
also have to be removed and re-installed.

For association boards already con-
cerned about the cost of going solar,
the additional cost of replacing the roof
can be a deal-breaker. “How can you
increase the cost by 30 percent or 40
percent or more and expect to keep
owners happy?” Dannin asks, especially
when the per-unit reductions in energy
costs aren’t all that dramatic. In a 50-
unit association, he notes, the per-unit
share of a $10,000 electric bill would
be $200 per year or about $17 per
month. “Even if you save 10 percent



or 20 percent by going solar, owners
aren’t going to be very excited.”

The opportunity to convert to a
“green” energy source may appeal to
some owners, but Abel concedes, it won’t
“engage” the majority of them, who are
concerned primarily about controlling
their costs. However, he thinks a persua-
sive argument can be made for replacing a
roof as part of a solar conversion project,
even if it still has a few years of useful life
remaining. If the roofis 15 years old, he
notes, “you’ve depreciated two-thirds of
its value already,” and it will have to be
replaced in a few years anyway. By replac-
ing it now, the community can capitalize
on current solar incentives (which may
be reduced or eliminated in the future)
and begin accumulating the savings from
lower energy costs as well.

Solar Role Models
Abel and other solar proponents can
point to many condominium and
cooperative communities in other areas
that have converted to solar and been
happy, even ecstatic, with that deci-
sion. “It’s embarrassing how much
money we save,” Jack Fogle, manager
of'a New York City co-op, notes in a
recent article in Habitat magazine. He
estimates that the 14,000 square feet
of solar panels the community installed
two years ago are shaving $15,000
annually off of its utility bill. The
installation cost about $418,000, but a
combination of federal, state, and local
tax incentives and a few large grants
reduced the co-op’s up-front costs to
less than $34,000. “We hit a real sweet
spot,” Fogle told Habitat. “The num-
bers really started to work for us.”
Residents of Remington Post, a
200-plus unit development sprawled
across 17 acres in Denver, Colo., expect
to tally more than $300,000 in energy
savings over the next 20 years. But the
savings aren’t the only selling point, a
press release describing the initiative
emphasized. The conversion to solar also
sends a positive “green” message. “We’re
demonstrating [to residents of our com-
munity and others] what this technology
can achieve.”

Bob McBride, CEO
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If Abel is right about the potential
for the new financing structure he
describes in this article, more condo-
minium communities in Massachusetts
may begin to view solar as a viable and
appealing option as well. The limited
roof space that disqualifies many com-
munities won’t create the same barrier
for townhome-style developments,
many of which have thousands of feet
of roof space available across multiple
buildings. Even if owners in those
communities won’t approve solar as a
common-area expense, individual own-
ers, who would qualify for the federal
and state incentives available to single-
family owners, might consider installa-
tions for their units alone.

“I’m shocked that more owners
haven’t said they want to do this,”
Abel says.

Can’t Say No
It may be that owners assume they
would not be able to install solar equip-

ment on common-area space they don’t
control. Although that could be an
obstacle in many states, more than a
dozen, including Massachusetts, Maine,
and Vermont, have enacted laws prohib-
iting regulations that bar solar installa-
tions. Operating much like the federal
laws mandating access to telecommuni-
cations equipment, the solar laws:

e Require community associations to
approve the easements owners need
to install solar equipment in common
areas, but;

e Allow them to establish reasonable
requirements (governing the loca-
tion and design of the equipment
and ensuring its safety), as long as
the requirements do not significantly
increase the cost of the installations
or reduce their efficiency.

There are other issues condominium
owners and associations should consider

when they are contemplating the solar
option. Maintenance is one of them.
Solar companies typically guarantee their
panels for 20-25 years and describe them
as essentially maintenance-free. “Once
they are plugged in, the sun takes over
and [the system] is good to go,” a Cali-
fornia community association manager
enthused recently in his blog.

Abel decided to test that theory on
the panels on his house by washing one
set of pollen-covered inverters but not
another one. He found “no difference
at all” in their production after the
cleaning — both were performing at
maximum capacity. “Maintenance is
basically zero,” he says.

Ralph Noblin, PE, owner of a con-
sulting engineering firm (Noblin &
Associates) that works extensively with
condominium communities, is skepti-
cal. “I’'m in the age and infrastructure
and maintenance business,” he says.
“And nothing runs forever without
issues.” He has seen many examples

* Water Infiltration
Investigations

® Building Envelope .
Condition Surveys

® Project Management

® Design Specifications
e (Contract Administration

e Reserve Studies
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over the years of materials and struc-
tures that were marketed as virtually
indestructible but fell far short of those
promises. He cites the solar hot water
systems installed on rooftops at the
height of the 1980s energy panic as a
case in point. They were supposed to
last at least 20 years, Noblin says, but
“many were rotting and becoming
detached” after 10 years or less. “The
durability wasn’t what was expected.”

Blowing in the Wind?

One of his major concerns about the
durability of solar systems is their
resistance to wind. Their weight may
not be enough to anchor them firmly
to the roof, Noblin worries. “If another
Hurricane Sandy blows through,” he
asks, “are we going to be picking solar
panels up off the street?”

Abel doesn’t share those concerns.
With proper engineering ensuring
that the roof'is sound and the panels
are properly attached, he says, wind

shouldn’t be a problem. “If the panels
go, my roof is going too.”

For Noblin, who has seen more than
a few roofs buckle under strong winds,
that may not be entirely reassuring. But
structural issues aside, he thinks the real
question about solar, and the key to its
future, is whether it will prove to be
cost-eftective over time. The baskets of
tax and other incentives that make solar
financially viable for many property
owners today (and may make it viable
for condominiums) will disappear over
time, Noblin notes, and when they do,
the cost-benefit balance may look very
different. At this point, he thinks, solar
“may be largely a feel-good exercise
that hasn’t yet become an energy-saver
for the environment.”

Abel thinks the cost saving and envi-
ronmental protection benefits of solar
actually have been demonstrated and
will become more obvious in the future
as energy costs rise and as environmental
concerns grow. No single alternative

energy source alone, including solar,
will address those costs and concerns,
he emphasizes, noting, “We consume
way too much energy. Unless we reduce
consumption, solar will be useless.”

But in an energy puzzle that has many
pieces, Abel is convinced that solar will
be one of the largest. “It will hap-
pen because it has to,” he insists. The
only question in his mind is whether
solar will come “sooner and smarter,”
because people recognize the environ-
mental need and the energy benefits,
or later, “under duress,” because rising
energy costs, depleted resources, and
environmental damage leave no alter-
native. On that question, Abel is both
hopeful and realistic, which makes him
uncertain of the answer.

“We’ll see,” he says.

Nena Groskind is president of eCon-
tentplus, providing editorial content for
websites, print and electronic newsletters,
and magazines.
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Feniger & Uliasz, LLP

Full-Service Legal Representation for New Hampshire & Massachusetts

uppose you are a property man-
ager or trustee for an association
in the ski resort area of the White
Mountains of New Hampshire.
One of your unit owners has a vacation
unit in your complex but a permanent
residence in Massachusetts. And this unit
owner has decided to sue you — not in
New Hampshire, where you are located,
but in Massachusetts. What do you do?

For one association, the answer was to
turn to Feniger & Uliasz, LLP. Head-
quartered in a beautifully restored Victo-
rian building in Manchester, N.H., the
law firm appears to be the quintessence
of small-city New England. But make
no mistake. They are fully equipped to
go head to head with any high-powered
Boston law firm.

That’s exactly what they did in the case
of the vacation resort complex. “There
are dramatic differences between New
Hampshire and Massachusetts, not only
in their condominium statutes, but also
in the way the court systems function,”
says Michael Feniger, a named partner of
the firm. “Having an intimate knowledge
of the legal system in both states is very
important, because litigation often crosses
state lines in the world of condominium
ownership, particularly in New England
where states are small and borders close.
Because we’re comfortable with the legal
system in both states, we were able to get
the case dismissed for lack of jurisdiction.”

Good Old Yankee Ingenuity
The firm maintains satellite offices in
North Andover, Mass., and Dover,
N.H., and that dual-state expertise is a
huge benefit for the clients they repre-
sent. Because the attorneys of Feniger &
Uliasz are licensed in both states, they
don’t have to refer cases from one state
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by Pamela Schweppe

to another, which means they’re already
familiar with the associations they repre-
sent, as well as their property managers
and board members. And they’re also
well versed in the various courts — Dis-
trict, Superior, Federal, and Appellate —
in both states.

And what a complex specialty con-
dominium law has become! “A condo-
minium association is a microcosm of
any city or town in one little package,”
Feniger explains. “It’s trying to govern
itself within a set of rules and with all the
same problems a government has, but at
a microscopic level. It’s fascinating!” To
keep up, the staft of Feniger & Uliasz
stays on top of a variety of functions,
from real estate and commercial law to
environmental and financial issues.

One client who appreciates that
comprehensive level of expertise is David
Rogers, treasurer of St. Mary’s Condo-
miniums in Hooksett, N.H. An attorney
himself, Rogers also serves as a hearing
officer for the New Hampshire Depart-
ment of Labor and appreciates the value
of a diversified skillset.

Like other associations, St. Mary’s has
faced a number of legal issues over the
years, ranging from personal injury and
litigation to unit owner bankruptcy and
collections. Rather than working with
different lawyers on different kinds of
cases, the board decided to consolidate
their legal representation under one New
England roof. The firm they chose was
Feniger & Uliasz.

As an attorney, Rogers serves as the
board’s liaison with the firm, and he is
impressed by the way the attorneys of
Feniger & Uliasz communicate not only
with someone like him, who understands
legal terminology, but also with the
rest of the association. “They cut to the

chase,” he says. “We’re very pleased with
their service.”

Exceptional

Financial Expertise

Another client who relies on Feniger &
Uliasz in a variety of areas of expertise is
Thomas Ducharme, president of Ever-
green Management of Bedford, N.H.,
who is especially impressed by Feniger

& Uliasz’s attention to detail — for
example, in the matter of collection. “Say
an attorney is supposed to send out the
30-day collection notice,” he says. “You
check with the guys at Feniger & Uliasz,
and five days after the 30 days, they’re fil-
ing a court appearance. With some other
attorneys, you have to follow up and
remind them. Over the years, Feniger &
Uliasz has kept up with their promises in
terms of performance.”

Financial issues, including collec-
tions, are a particular area of expertise
for Feniger & Uliasz. At the start of his
career, Feniger worked for Travelers’
Insurance Company, principally in Mas-
sachusetts. “Insurance is a big issue in
the world of condominiums,” he says.
“Knowledge of coverage and claims
management is vital in addressing the
coordination of benefits between unit
owner and association policies when a
loss occurs.”

The firm also has in-depth knowledge
of financing regarding condominiums.
“We know how to help associations get
financing for renovations, repairs, and
improvements other than through special
assessments, which are often painful to
unit owners,” Feniger says.

He points out further that, when banks
or other lenders are going to lend money,
they need to be sure there’s someone
with the authority to bind the association



— and that can be a problem if the asso-
ciation hasn’t kept up with the formalities
and filed the proper documents. A case in
point is an association that has not been
in compliance with state law for years, an
issue that didn’t surface until the board
wanted to make improvements that
required a significant loan. “The lender
contacted them and said, ‘Who has the
authority? Where is the documenta-
tion?”” Feniger reveals. When Feniger &
Uliasz was brought in, they had to sort
through years of paperwork to get the
association back on track. “Most of the
time it goes smoothly because we know
exactly what the lenders need, and we
can help put together the package before
the application is even sent,” Feniger
says. “That comes from our experience.
We have a good sense of how to accom-
plish what the associations need.”
Bankruptcy is another area where
Feniger & Uliasz excels. Because the at-
torneys appear in the Bankruptcy Court
on a regular basis and have electronic ac-
cess to the system that tracks bankruptcy
filings, they are able to help their clients
avoid potential pitfalls, including heavy
fines that can be imposed by the court
should an association initiate a collection
activity against a unit owner who has filed
bankruptcy — even if the bankruptcy
notice is sent to the wrong address, as
happened to one association in Feniger’s
experience. Similarly, the familiarity of
Feniger & Uliasz with the rules regard-
ing foreclosure enables them to collect
debts other firms might overlook.
Another complex area for associa-
tions that Feniger & Uliasz is fre-
quently called on to resolve is issues
involving landlord and tenant laws.
For example, their staff can perform
the title abstracting and title research
necessary to identify the actual owner
of the unit — which is not always who
it might appear to be. “Sometimes
people living in the unit may appear
to be the owner, but they own it as a
trust or LLC, or they may be a tenant,”
Feniger says. “You have to know who’s
obligated to pay before you file suit.
Otherwise, you’re wasting the associa-
tion’s time and money.”

Yankee Thrift

Helping clients minimize their legal ex-
penses is another area where the efficien-
cy and expertise of Feniger & Uliasz are
appreciated by their association clients.
“Most complaints about lawyers’ fees
come from people dealing with the cost
of legal representation after the problem

management companies resolves many
problems more efficiently than litigation
— or avoids it altogether.

They’re also strong on keeping prop-
erty managers and association boards
up to date on their legal affairs. “It’s
not unusual in the late afternoon to get
a call from a property manager on the

The attorneys of Feniger & Uliasz bring a wealth of knowledge and experience in all facets of condominium law to their practice
and are eager to share it with you. Shown from left: Michael Feniger, Gregory Uliasz, Kat Marquis, and Ellen Rogers.

arises and not dealing with a situation
prospectively. They wait for something
to happen and say, ‘Oh boy, how are we
going to fix this?”” Feniger says. “That
becomes much more expensive than it
would have been had they dealt with it at
the outset.”

To help increase efficiency and reduce
expenses, Feniger & Uliasz acts proac-
tively, to help avoid problems before they
evolve into severe financial stress or even
receivership. “Our bills are a lot less than
the alternative,” says Feniger. “We’re
strong on making sure everything’s in
compliance.”

A major aspect of Feniger & Uliasz’s
proactive approach is the emphasis it
places on open communication with cli-
ent associations at the first sign of a prob-
lem. The firm has found that this open
communication with associations and

way to a board meeting and in need
of an update,” says Feniger. “The way
we organize files and the spreadsheets
we’ve developed allow us to provide the
information that they need in a matter of
seconds. That helps them out a lot.”
Perhaps the real secret to the firm’s
success, however, is something more
intangible: a sincere love of their job.
“We have a strong group of dedicated
and experienced attorneys and a great
support staft,” Feniger says. “We
enjoy what we do, and everyone in the
office shows up smiling and is happy
to talk to you. I think that makes a big
difference.”

For move information about how your
association can benefit from Feniger &
Ulinsz’s expertise, call (603) 627-5997, or
visit www.fenigeranduliasz.com.
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veryone wants to go green, save

energy, and cut their carbon

footprint. Individuals can do

so by recycling shopping bags,
cans, and clothes, by reducing their use
of heating, air conditioning, and light-
ing, and by driving a hybrid car, taking
public transportation, or bicycling.
Although community associations do
not have all of the same energy-saving
options as individuals, there are still
many ways associations can jump on
this green bandwagon.

Communities, whether condo-
minium, townhome, or homeowner
associations, have the unique ability to
drastically reduce energy use because
these organizations can go green on a
larger scale than individual homeown-
ers. Unlike individual owners, associa-
tions are responsible for the entire
site as well as any common elements
such as pools, clubhouses, and shared
mechanical equipment. When switch-
ing to more energy efficient lighting,
for example, an association can replace
the bulbs in all shared hallways, each
common area building, and every
site light on the property, whereas a
homeowner can only replace a hand-
ful of bulbs within their home. With
so much opportunity for greening,
the energy savings for associations can
certainly add up.

E C -
Energy Savings Through

Mechanical Equipment

One of the most significant opportuni-
ties for associations to go green is by
upgrading mechanical equipment to
more efficient systems with improved
controls. For example, upgrading to a
more efficient furnace can yield a rapid
payback with thousands of dollars in
savings over the life of the equipment.

Today, boiler systems can achieve ef-
ficiencies as high as 97 percent, con-

verting nearly all the fuel to useful heat.

Replacing a property’s boiler can also
cut pollution output in half, not to
mention the association’s fuel bills and
maintenance costs.

For further greening in the area of
mechanical equipment, associations
can invest in programmable controls.
This technology allows the association
to adjust the times and settings of the
heating and /or air conditioning in
common area buildings according to a
pre-set schedule, outdoor temperature,
and the anticipated performance of
the building. As a result, the equip-
ment can be set to operate only when
necessary and at the peak efficiency. In
winter, lowering the temperature of
a clubhouse or common area during
non-open hours or when residents are
sleeping can reduce utility bills by 5-15
percent. In addition, ongoing remote

by Allan Samuels, LEED AP

How Community Associations
Gan Jump on the Green Bandwagon

monitoring of the mechanical systems
will detect any abnormalities that can
then be corrected in real time. In
short, improving the performance of an
HVAC system and implementing effi-
cient controls on a common system can
yield savings of hundreds of thousands
of dollars.

Energy Savings Through
Lighting Solutions

Another method for associations to go
green is to switch to a more efficient
lighting system. Compact fluorescent
light (CFL) bulbs use 75 percent less
energy than incandescent bulbs and
last 6-12 times longer. Experts agree
that replacing regular lights with CFLs
can be the cheapest and most effective
way to cut energy usage immediately.
According to the EnergyStar online
calculator, the energy savings from
replacing just one 13-watt incandescent
light used only four hours a day would
render a payback of between three

and eight months. Now imagine the
energy savings that would be realized
after switching to CFL bulbs through-
out an entire community. Even more
efficient than CFLs are Light Emitting
Diodes (LEDs). LED fixtures make
great outdoor lighting for parking lots
and walkways, a crucial component of
most associations. As prices for LEDs
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continue to decline, these fixtures offer
an increasingly attractive alternate to
incandescent lights and CFLs.

For further savings in lighting, as-
sociations can invest in motion sensors
and controls. Motion sensors auto-
matically turn off lights when a room
or area is not occupied. Controls are
capable of dimming the lighting based
on the time of day and available natural
light. This technology is especially use-
ful when installed on outdoor lights,
but can produce significant savings in
clubhouses and common hallways.

Reducing Energy Waste

In addition to using equipment that
uses less energy, associations can go
green by reducing energy loss /waste.
Communities can reduce energy loss
by increasing building insulation,
sealing air leaks, and weatherproofing
windows. Although they cannot make
these changes within individual units,
associations can use these methods for
making their clubhouses and other
common areas green. Properly insulat-
ing attics and wall spaces can reduce
the amount of heat escaping from the

DOUG STEVENS
Senior Vice President,
Commercial Real Estate Lending
doug stevens@dedhamsavings.com
781-320-1487

JOE CAVALLINI

Senior Vice President,

Commercial Real Estate Lending
joe.cavallini@dedhamsavings.com
781-320:4815
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building and save significantly on heat-
ing and cooling costs. Sealing air leaks
means filling in the gaps around win-
dows, doors, and air ducts so that heat
cannot escape in cold months and cool
air is not lost in summer months. Seal-
ing air leaks will reduce drafts, make
the building more comfortable for the
occupants, and can result in energy sav-
ings of 5-30 percent per year.

Windows are one of the largest sources
of heat loss because of their low insulat-
ing ability and high air leakage rates.
Likewise, in summer, windows are a ma-
jor source of unwanted solar heat gain.
In some cases, windows are responsible
for up to 50 percent of the property’s
heating and cooling energy costs. An
association can retrofit single-glazed for
double-glazed low E windows, which can
cut heat loss and gain in half. Another
option is to invest in window shades,
such as blinds, shades, and curtains.
These shades block sunlight, reduc-
ing the need for air conditioning in the
summer, and serve as added insulation
against outside temperatures in winter.

Renewable Energy
Lastly, community associations can go
green by investing in a renewable energy
source such as solar paneling, geo-
thermal heat pumps, or wind turbines.
Federal, state, and local rebates have
made renewable energy sources a viable
option with reasonable payback periods.
Photo voltaic has become especially
practical, as there are opportunities to
lease solar panels rather than purchasing
this expensive equipment outright.
Going green is often viewed as an
idealistic and expensive endeavor.
However, these cost effective methods
of reducing your carbon footprint illus-
trate how easy and inexpensive going
green can be. To top it off, going green
can drastically decrease an associa-
tion’s annual expenditures, often saving
thousands of dollars over the life of the
energy-efficient equipment.

Allan Samuels, LEED AP is managing
partner of Energy Squared, LLC, a sister
company of Kipcon Inc.
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781 -648-9600

376 Massachusetts Avenue
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Modified Built-Up Systems (hot & cold)
~4 Tar and Gravel Built-Up Systems
= Roof Repair / Upgrade Existing Roof - Shingle Installation
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Flashing
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TO FINISI

unning an effective mainte-

. nance program is a key part of a
property manager’s job. Unfor-
tunately, in today’s world, people

are being asked to do more and more, so
there is often just not enough time to run
the program as well as one would like.

Maintenance

Software Can Help

Here are a few things that property man-
agement maintenance software can do:

e Create work orders.

e Formulate the costs of parts and labor.

® Record information about calls.

e Keep a detailed maintenance history.

e Create a report about the mainte-
nance budget, the staffing, and how
well the equipment works.

by Ed Hofeller and
Mark Sheingold

e Calculate how frequently equipment
fails, and the average period between
breakdowns.

e Tell you how long it takes to repair

the equipment.

Calculate the dates of equipment

inspections and maintenance using its

knowledge of the age and history of
the equipment.

e Allow the technician to enter in-

formation into its database via their

smartphone.

Tell you if a repair or replacement is

more cost effective using life cycle

analysis.

Keep track of how long it takes the

technician to make the repair, and

the average number of times it takes
each technician to close the order.

e Track the number of repairs per tech-

Successful
Maintenance
Programs

(Y

nician, or if there is one technician, it
can evaluate that technician’s perfor-
mance against an industry benchmark.

e Locate floors or sections of a build-
ing that have an unusual number of
repairs.

Emergency Contact

List and Schedules

One very important thing to have is
an emergency contact list. The list
should indicate whether the vendor
is on a service contract or not. You
will also want to include account
numbers. It is a good idea to have
back up vendors in case your main
vendor is not available. You should
also list the code numbers of the
lock boxes and the location of the

shut-off valves. In brief, any infor-
Sk £
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mation the vendor needs to do his
job should be on that list.

This gets into the issue of rela-
tionships with vendors. You want to
establish relationships where your
vendor will take the 2 a.m. call and
rush out to solve your problem. The
manager is hired to have good ven-
dors, and if they do not perform, the
manager is responsible.

Ideally, your list should be on the
company server and in your and other
employees’ smartphones, and there
should also be a hard copy in case of
technical problems. It goes without
saying that this list should be assidu-
ously kept up to date as information
changes. Moreover, it is important
to have a manager who is on call,

24 /7. That way, the person taking
the call at 2 a.m. will have a good
understanding of the issue and how
to resolve it.

Detailed schedules are very im-
portant so that all parties (managers,

in-house service personnel, and ven-
dors) know exactly what is expected
of them. Not all property managers
have the expertise to know how to
schedule technical work. If that is the
case, you can ask a few vendors what
they recommend and figure it out that
way. You can also look at the manu-
facturer’s recommendations to get this
information.

Routine Maintenance

The main reason for routine mainte-
nance is to identify possible prob-
lems before they become serious
problems. The property manager
should create schedules of what
routine maintenance should be done
on what dates. Examples of this
would be having the elevator ser-
vice company do routine checks of
the system, or checking the condi-
tion of the roof. By catching a small
problem on the roof early, you could
prevent a major leak that would

damage units below. Much of rou-
tine maintenance should be done on
the schedule recommended by the
equipment manufacturer. Records
should be kept of this. This will pro-
tect the association from a manufac-
turer refusing to honor a warrantee
because the correct inspections were
not done. This will also help you if
an insurance claim needs to be made.

Preventative and
Predictive Maintenance
Preventative maintenance is the next
step beyond routine maintenance.
It consists of performing regular
tasks to keep your building running
smoothly. For example, lubricating
machines can prevent them from
failing, and cleaning out your dryer
vents can prevent a fire. Records of
these tasks also should be kept for the
same reasons as are mentioned above.
Predictive maintenance is a part of
preventative maintenance. It consists of

INC.

At The Isenberg Company, we
take pride in performing your
project with the mindset of
both a Property Manager and
Contractor. Many contractors
know the proper nailing pattern
for a roof shingle, mitering trim
as well as replacing roofs and
siding, but very few know how
to do it with little inconvenience
to the Property Manager, Board

of Trustees and Resident.
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The Isenberg Company, Inc.

Maintenance Services & Capital Improvements

David Isenberg, owner of The Isenberg Company, Inc., owned a successful property management
company and has worked in the industry for over 25 years. He was the 2002 CAl New England
Property Manager of the Year. This gives TIC the insight and understanding to provide top-quality
work and communicate in a manner Associations, Managers and Residents understand.

781.326.0072

Contact David to discuss your next project or building maintenance needs.
David@lsenbergco.com « www.lsenbergco.com




looking at the useful life of the difter-
ent parts of the physical plant, factoring
in what has been found in inspections
and what maintenance has been done.
You then decide if a part of the physi-
cal plant should be replaced before it
breaks. There are different opinions
about predictive maintenance. Some
people think that predictive mainte-
nance is a great thing, since you can
modernize an elevator before your
current elevator breaks, and you find
out that the part you need to fix it is
no longer made. On the other hand,
you could replace a roof with a useful
life of 20 years in the 19th year, when
the roof could have lasted 30 years.
Another way to implement predictive
maintenance is to do a capital needs
study, or a replacement reserve study.
This means that you hire an engineer-
ing consulting firm to tell you the
condition of the physical plant and

to give you recommendations. The
downside of this is that once the report

is made, if something breaks that was on
your report that was recommended to
be replaced, or repaired, you are liable.
It sounds intuitive that if something is
on the report, you should follow the
recommendations. However, situations
could occur where something is recom-
mended to be replaced in one year, but
due to financial limitations, you budget
it to be replaced in two years and it
ends up failing in 18 months. Predictive
maintenance is generally not used in the
condominium management industry,
but is more often used by companies
that own portfolios of large buildings.

Corrective Repairs

The final aspect of a maintenance
program is corrective repairs. You
must be careful about certain things
when having items repaired. If it

is covered under a warrantee, you
should take advantage of that. If you
have a service contract, is there an ex-
tra charge for the repair? If there is a

service contract, and there is a charge
for the repair, can you have another
vendor or your in-house staff do the
repair without voiding the service
contract? Are you better off replacing
or repairing the item?

Also, dealing with vendors is not
always easy. You want to be very careful
about what the contract says. At times,
an attorney should review the contract.
You also want to make sure the con-
tactor has the appropriate licenses and
insurance certificates. Finally, you want
to make sure that full payment is not
made until the work is complete and
you have gone through a punch list.

Ed Hofeller is the founder and presi-
dent of Hofeller Management. He has
an MBA degree and an AMS designa-
tion from CAL Mark Sheingold is cur-
rently working at Hofeller Management
as an assistant property manager and
has obtained his CPM, RPA, and CPO
designations.

FINANCIAL SERVICES for community associations

that strengthens communities.

At Webster, our bankers understand how important long-term maintenance, capital improvements and fiscal health

are to the strength of your community, and the value of your home. So you can depend on them for financial solutions
that will fit your specific needs. No wonder more communities throughout New England choose to bank with Webster.
After all, understanding your needs is part of our Type @ Personality.

To learn more, contact Jordan Arovas at 508.235.1351 or jarovas@websterbank.com.

@ WebsterBank’

WebsterBank.com

©2013 All rights reserved.
somnovems  Webster Bank, N.A.
LENDER Member FDIC.

The Webster Symbol and Webster Bank are registered in the U.S. Patent and Trademark Office.
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his is it, 1 thought, the start of a

great adventure! The kids were

raised, educated, and launched,

so now seemed to be the perfect
time for a change. I had been consider-
ing downsizing from a large home in
the suburbs to something smaller. Since
I was no longer concerned with the
quality of the school district, I felt free
to try something different. In my case,
that meant a move to the city. At the
time (and in my naiveté, I now realize),
the benefits of condominium owner-
ship seemed legion compared to home
ownership.

My building is in a prime location
convenient to shopping, restaurants,
and theaters. With gasoline costs esca-
lating, I was excited about my reduced
dependence on my car for getting
around. My friends asked whether or
not I was anxious about the safety and
security of my location but, surprising-
ly, I felt even safer. The close proximity
of neighbors within the building and a
state-of-the-art security system in the
building were reassuring.

Most important to me, however,
were the “services” that came with
the ownership package. No more yard
care, snow shoveling, or gutter mainte-
nance for me. A management company
would be taking care of all that. I had
been given the name and number of
the manager who was assigned to the

1

care of our building. Imagine, my own
personal concierge at my disposal! It
just kept getting better and better. I
realize now that I was in the first stage
of true understanding of condominium
ownership: blisstul ignorance. It was
wonderful (for as long as it lasted).

From Ignorance
to Participation
I might have continued in this stage for
a lot longer if I hadn’t noticed a new
note that was posted in the mailroom.
“Board Meeting: Thursday, 7 p.m. in
unit 3A. All welcome.” I mistakenly
thought it was the annual meeting of
homeowners and I felt it was my civic
duty to attend. Perhaps my innate nosi-
ness about what was going on around
the building caused me to attend. I
knocked on the door to 3A shortly after
7 p.m. and was surprised to find that
there were only four other people in at-
tendance (there are 24 residential units
in our building). Four pairs of glittering
eyes sized me up quickly and decided
that this chump would do nicely to fill
a vacancy on the board. And just like
that ... I was snared! I was voted in as
a member of the board. Oh well, T told
myself philosophically, I guess it’s only
right that 1 belp out o little.

After my initial dazedness, I relaxed
a bit. The president of the board (my
upstairs neighbor) seemed to have the

Musings and Misadventures of a Condo Owner

lenmen

by Barbara Reilly

meeting under control and I just fol-
lowed along with the agenda. At this
point, the whole business seemed to me
to be quite benign and undemanding.
And so it was that I entered the second
stage of condo ownership: participation.
For me this meant being on the board
but letting the president do it all. I just
had to show up for meetings, give my
opinion when needed, and vote. I could
also pick up a few titillating bits of gos-
sip (who was in arrears on their condo
fees, who had violated what rules, etc.).
If I had had any idea of the actual fidu-
ciary and legal responsibilities of board
membership, I would not have been
able to sleep at night. That old saying,
“ignorance is bliss,” was certainly true
here. When I look back on it, this is not
something I am proud of.

This stage, being not at all unpleas-
ant, lasted for two years or so until
our president, anticipating the birth of
twins, announced that he was mov-
ing to a new home. Thankfully, one of
the other board members stepped in
to take his place. Although an affable
chap, this person had absolutely 7o
idea of how to conduct a meeting. At
the first board meeting he was to chair,
I was the first to arrive and asked for
a copy of the agenda. He informed
me that he didn’t think there was any
need for an agenda and we would just
“wing it.” This is when I knew we were
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in trouble. Sure enough, our meeting
lasted for two hours and nothing was
really accomplished. This leadership
couldn’t and didn’t last. After a short
time, he resigned amid general dissat-
isfaction from the other owners. I was
the secretary at this point and there was
no vice president. Because I was the
next ranking officer, I became president
of the board. I neither expected nor
appreciated the promotion. I can assure
you that there was a great deal of kick-
ing and screaming (albeit in private) on
my part at this point.

Education a

Critical Component

Phase three for me was critical. I
needed some personal education (an
alternative to “sinking” in the “sink or
swim” cliché). I was given a copy of
our long-term study and an additional
copy of the condo documents. That’s
it. No files, no nothing. At this point
you might be wondering where the

manager fit into all of this. That, my
friends, will be the storyline for a future
article.

Fortunately, because I am retired, I
had the time to devote to coping with
my new situation. The very first thing I
did was to sit down and read, word for
word and cover to cover, the condo-
minium documents. It’s embarrassing to
admit that this was the first time I had
ever given their existence much thought.
But oh how very revealing they turned
out to be. Not only had I, through my
ignorance, broken many of the rules and
regs, but their general lack of enforce-
ment throughout the building was
appalling. Also fascinating was the section
devoted to the duties of the officers
and members of the board of directors.
Imagine me sitting there bug-eyed as
I discovered what I had really gotten
myself into! I honestly don’t think most
board members understand the legal and
financial obligations for which they have
volunteered; I know I didn’t. But once

1 did, I was determined to do my best
to carry out my responsibilities without
incurring any lawsuits.

Understanding
Condominium Ownership

It took the better part of my first year in
office to finally enter that final stage of
condominium ownership: understand-
ing. I didn’t know where to turn for
more information. Luckily, a friend and
member of another association suggested
I check out the website of an organiza-
tion called CAI (Community Associa-
tions Institute). I did, and it was, for me,
the path to enlightenment. When I saw
the wealth of information available to
its members, I immediately signed on. I
started receiving magazines and an-
nouncements of upcoming conferences
and workshops sponsored by our local
oftshoot, CAI New England. I made

it a point to attend as many as I could.
It took some time, but it was time well
spent as I met wonderful and informed

MERIDIAN REALTY GROUP LLC

24/7 Full Service Property Management

Take advantage of our complimentary, no obligation:

* Basement to Roof Building Assessment
* 6 Year Capital Plan and Budget Review

For further information:
617-517-0854

Www.mrgproperty.com ] info@mrgproperty.com
46 Gloucester St. Boston MA 02116
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new contacts. At one presentation, I was
awed by the depth of knowledge of an
attorney member of a discussion panel.
He is, today, our legal representative and
his advice has been invaluable. It didn’t
take very long to make the decision to
switch to another management company.
Thankfully, through CAI-NE, we had
several candidates from which to choose.

T also spent some time with Robert’s
Rules of Order in the hope of maximiz-
ing our productivity at board meetings.
Gone were casual get-togethers and op-
portunities to socialize. Instead, I insist-
ed that each board member receive, one
week prior to each meeting, a “packet”
of information. This packet contained a
report from both the president (present-
ing what motions would be proposed
at the meeting and my personal opinion
of the merits of such motions) and the
manager (current budget, maintenance
updates, and recommendations). In this
way, all board members were prepared
to make enlightened decisions when
they arrived. Discussions were focused
and our meeting time was reduced to
approximately one half-hour. It was a
much more productive use of every-
one’s time.

I look back now and realize that, for
me, experiencing those stages (igno-
rance, participation, education, un-
derstanding) was necessary. It was the
journey that needed to take place to
bring me to where I am today.

At the beginning of this narrative, I
enumerated some of the advantages as-
sociated with condominium ownership.
As I learned, and you probably have
too by now, there are also some disad-
vantages. In subsequent brief articles,

I will share some of my experiences as
a condominium owner and how these
negatives can be minimized. Perhaps
you would like to share some of your
insights as well?

Barbara Reilly is the immediate past
president of The Convad Condominium
Association in Providence, R.I. A
longstanding CAI homeowner member,
she was elected to a three-yenr CAI-NE
Board term commencing in 2013.
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SELF-MANAGED

ASSOCIATION BOARDS

by Patricia Brawley, CMCA, AMS, PCAM

Adventures in Self-Management

Governance — The People Problem

tis 7 p.m. on the third Tuesday of

the month and the board of the

Greenway Condominium, a self-

managed association, is calling the
monthly open trustee meeting to order.
It is the “owner input” part of the
meeting and Mr. Brown immediately
stands to be recognized by the board
president, Tom Green, who invites him
to speak.

“There are three families living in the
two-bedroom unit upstairs from me.
What are you people going to do about
it? They cook this really foul food and
I can smell it in my unit. They have
overflowed their tub at least three times
in the past month and my bathroom
ceiling is falling down. I shouldn’t have
to live like this! I want the board to
take action and get them out!”

Mrs. Young immediately jumps up to
state, “The woman who lives upstairs
from me comes home from work at 1
a.m. and dances around on her hard-
wood floors in stilettos. You have to
make her stop so I can get some sleep!”

Mrs. Smith adds, “Elsie Brandt was
wandering the halls again yesterday
looking for her unit. She smokes in her
unit and I am afraid she will cause a
fire. Why aren’t you making her family
take care of her?”

It’s Complicated

The governance of a community associa-
tion demands much more than managing
the cost of operation, future replace-
ments, and preventive maintenance.

The battles over condo fee increases and
capital project funding often pale in com-
parison to dealing with the mine field of
people problems. This is especially true of
the self-managed association, where there
is no property manager buffer between
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the trustees and the other unit owners
who are their neighbors.

At Greenway Condominium, a 30-
unit association, the unit owners chose
not to engage a professional manage-
ment company. The treasurer, a retired
bookkeeper, uses QuickBooks to
handle depositing checks, paying bills,
and providing financial reports. Ini-
tially, most units were owner-occupied,
purchased by first-time home buyers
who were thrilled to realize the Ameri-
can dream or empty-nesters who were
downsizing. Many owners were retired
and had time to spend on the opera-
tion of the property. As former home-
owners, they knew how to care for the

physical elements, like roofs and siding.

They liked planting flowers and social-
izing with their neighbors. They knew
that they needed insurance policies for
protection of their property because
sometimes bad things happen and they
complied with the rules because that is
what you do to live in harmony with
your neighbors. They met their fiscal
obligations and paid their condo fees
on time. They even approved a special
assessment or two when capital projects
needed to be done.

But time marched on and economic
conditions changed. Some longtime
members of the community sold their
units and headed to assisted living,
while others moved on to single fam-
ily homes. Some of the new owners
were occupying their units, but with
the rate of return on investments so
low, many savvy business folk had
bought their units as an investment
and were leasing them.

The trustees of this self-managed
community were now struggling to
accept these changes and to handle the
new challenges with which they were
faced. Due to the influence of the ex-
panding global community, the board
also found that communication was
more difficult as many new owners and
tenants were from “across the pond,”
often with English as a second lan-
guage. In addition, cultural differences
were impacting the understanding of
and compliance with rules and regula-
tions by the new owners and tenants.

What’s a Board to Do?

What steps can the board of a self-
managed association take to help in
handling their responsibility to ensure
the “quiet enjoyment” of the unit
owners?



Follow the condominium
documents.
The self-managing board
needs to have a firm grasp of both
its authority and its responsibilities
under the association’s condominium
documents and by-laws. Each set of
documents is different.

Know the municipal, state, and

federal laws and regulations.

Governance is impacted by the
higher authority of town, state, and
federal entities. Just because the con-
dominium documents allow certain
actions does not make them legal.
Conversely, there may be statutes that
assist the self-managed association in
dealing with violations that impact
the health and safety of unit owners
and residents.

Review recent court decisions.
Industry organizations like
Community Associations Insti-

tute and many legal practices send
newsletters and publications that
highlight how the justice system in-
terprets condominium law in its court
decisions. Knowing the precedents
for actions the self-managed board is
contemplating can help prevent costly
legal missteps.

Research resources

in your area.

Many municipalities have
agencies that can assist in providing
information and social services that
will help resolve people problems.
Make sure to take advantage of these
no-cost or low-cost resources.

Utilize professionals.

Although not without cost, there

are times when the self-managed
association will save money by seeking
professional expertise. Discussing your
issues with an attorney, accountant, or
other consultant will allow you to de-

termine the appropriate actions to be
taken in each situation, while prevent-
ing more expensive mistakes.

Be consistent.

Address each “people” problem

using a framework developed
and approved by the board. Remain
objective and be sensitive to the needs
of the unit owners impacted and the
interests of the entire community.

Ensuring that unit owners are safe
and can enjoy the quiet use of their
homes is the responsibility of any
governing board, but is particularly
challenging for the trustees of the
self-managed community.

Patricia Brawley, CMCA, AMS,
PCAM, has managed community as-
sociations for more than 16 years and
is currvently o management consultant
with Central Management Consult-
ing Services.

Financing Solutions
17 Decades Deep

Looking for financing to address capital improvements or repairs?
Come to a bank where the tradition of valuing the customer runs
pure and deep. For association loans, remote deposit capture,
online cash management and more, contact Lisa Allegro at
860-423-4581 or Lisa_Allegro@banksi.com today.

Savings Institute Bank &'Trust
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ACCO i ACCOUNTIN i RE SPR i RE ALARM ANA DMPAN
Bloom Cohen Hayes LLC X| X | X|X]| 51 Clarion Fire X|X 53 Pioneer Property Mgmt. Inc. XX 55
Bruno P.C. X| X | X|X]| 51 Protection Solutions Property Mgmt. of Andover X 55
Cozby & Company, CPAs X | X[ X|X]| 51 “! LOORIN( R Brown Partners X 55
w SandFree Massachusetts X|[X 53 R & E Associates, Inc., AAMC X 55
Burns & Levinson, LLP X| X 51 A & OO Realty Corporation of X 55
Davis, Malm & D’Agostine, P.C. X 51 Total Temperature Control, Inc. X 53 Massachusetts, Inc.
Downing & Flynn X| X 51 RA A & CARRIER Reliable Property Mgmt., Inc. X 55
Feldman & Feldman P.C. X 51 Affiliated Insurance Managers | X | X | X | X | 53 Thayer & Associates, Inc., AMO X 55
Feniger & liasz LLP X 51 McGowan Program XX [X|X]| 53 RACTORS |
Goodman, Shapiro X|X 51 Administrators CertaPro Painters X|X|[X|X]| 5
& Lombardi, LLC Risk Strategies Company,Inc. | X | X | X | X | 53 Coatings Corporation X| X |[X]| 5
Marcus, Errico, Emmer X[ X|X 51 Rodman Insurance X1 x [ x| x| 53 Kelly’s Property Services, LLC X|[X 55
& Brgoks P.C. Agency, Inc. PK Painting & X 55
Merrill & McGeary X 51 W.T. Phelan & Co. X1 X1 x| x| 53 Contracting Inf:.
MPD Law, LLC X 51 Insurance Agency, Inc. Preserve Services X 55
Perkins & Anctil, P.C. X 51 m _ Prime Touch Services, Inc. X[ X|X| X | 5
Robinson & Cole LLP X X al The GroundsKeeper, Inc. X[ X 53 Sche_rnecker Property XXX | X 55
R &S Landscaping X|X 53 Services, Inc. (SPS)
Kelly’s Property Services, LLC X|X 51 Rosado & Sons, Inc. Landscape X = W.J. Skouras & Co., Inc. X 55
PK Painting & Contracting Inc. X 52 DO PAVING/SEALCOATING |
- Construction Company
Preserve Services X 52 AUNDR R EQUIPMENT _ New Englland X|[X 55
Prime Touch Services, Inc. X|X|X|X]| 52 ; Sealcoating Co., Inc.
Automatic Laundry X|X|X|X]| 53
Schernecker Property X X| X | X 52 Services Co.. Inc. R.L. Goldman Company, Inc. X|X|X 55
Services, Inc. (SPS '_ OMPANII R & S Landscapin X|X|X]|X
ARPET CLEANIN( - PLUMB MBING PRODUCTS |
A.J. Rose Carpets & Floorin X | X 52 ﬁg;gﬁ:;ﬂtﬁa‘;mem L XX 5 Dulac Plumbing X|X|X|X]| 55
" PROD : L d Innovations Corp.
Champion Cleaning X 52 Alpln(? Property M'fmagement X 53 Milltown Plumbing & Heating X 55
Flagship Cleaning Services Inc. X 52 American Properties Team, Inc.§ X | X 53 Total Temperature Control, Inc. X 55
w Barkan Mgmt. Company, Inc. X|X|X 54 n N IDIE
Community Solutions Inc. X 52 Barrington Management X 54 Kipcon Engineers X[ X|X]|X]| 5
DISASTER RESTORATION Company, Inc. The Replacement X|X|[X|X]| 56
Pro-Care, Inc. X | X 52 The Copley Group X | X 54 Reserve Report
Puritan Flood Restoration X 52 Crowninshield Management | X | X | X | X | 54 Reserve Advisors, Inc. X | X|X]|X]| 5
Rytech of Southern X|x 52 Corp., AMO | ROOFINGCONTRACTORS |
New England Dannin Mgmt. Corporation X 54 Corolla Roofing, Inc. X[ X | X| X | 56
ServiceMASTER by X 52 The Dartmouth Group Inc., X| X 54 J-N-R Gutters, Inc. X[ X|X| X | 56
Gilmore, Inc. AMO, AAMC Newton Roofing X | X 56
DRYER VEN m_ Equity Partners, Inc. X 54 Residential, Inc.
Continental Clean Air X|X|X|X 52 Essex Management Group X 54 Preserve Services X 56
Dryer Vent Wizard X|X 52 First Realty Management X[ x| x| x| s4 Schernecker Property X|X|X|X]| 56
Duct and Vent Cleaning X[ X|X|X]| 52 Corp., AMO Services, Inc. (SPS)
of America, Inc, Franklin Square Management XX 54 Wooster Roofin X| X | X]|X]| 5
m pAL I Great North Property X[ X X | 54 m_
Radiant Electric, LLC - )S X. X | X | 52 Management, Inc. AMO KTM Properties, LLC X[ X| x| x| 56
MasterCraft Roofing, X | X 56
Briggs Er?gineering & Testing X|X|X|X]| 52 g:s;::i::,slt::, AAMC XX X 5 Siding, Windows
CCA Engineers X| X | X|X]| 52 Harvard Management X 54 | | ATIO
& Architects, LLC Solutions. Inc R & S Landscapin X | X|X|X]| 56
Noblin & Associates, L.C. X | X | X|X]| 53 L ATER & WEATHERPROOFIN ASONR
FINANCIAL SER Harvest Properties, LLC X s Abbot Building Restoration X[ X 56
Brookline Bank X|X 53 Kelly Property . X 54 Company, Inc.
Cambridge Savings Bank X 53 Management Gorporation Allstar Waterproofing & X|X 56
Dedham Savings X | x 53 The Lorell Management Corp. X 54 Building Restoration, Inc.
First Niagara, HOA Lending | X | X | X | X | 53 Maine Properties, Inc., AAMC | X 54 Alpha Weatherproofing Corp. X|x 56
Mutual of Omaha Bank - X[ x| x|x]|s3 Mercantile Property X 54 Atlantic Restoration Corporation] X | X | X | X | 56
Community Assoc. Banking Management Corp. CRACK-X of New England X|X|X|X]| 5
& CondoCerts Meridian Realty Group, LLC X 54 ESI Waterproofing & Masonry | X | X | X | X | 56
Rockland Trust X|[X|X|X]| 53 The Niles Co., Inc. AMO X| X |X|X| 54 Restoration, Inc.
Savings Institute X[ X 53 North Point Property X 55 Statewide RM, Inc. X 56
Bank & Trust Management, LLC WINDOW CLEANING/POWER WASHIN
Webster Bank, N.A. X|X 53 Paradigm Partners Inc. X 55 Fish Window Cleaning X[ X|X| X | 56

*Companies marked with a star (+) are CAI-NE Business Partners. Companies highlighted in red are CAI-NE Chapter Partners.
For information about Chapter Partnerships contact Natalie Springsteen at (781) 237-9020 x 11 or nspringsteen@caine.org.

50  Conpo Mebia ® June 2013



Advertisers Index

Affinity Realty & Property Management, LLC
Page 22

Alpha Weatherproofing Corp.
Page 47

American Properties Team, Inc.
Inside Back Cover

Barrington Management Company, Inc.
Page 39

Brookline Bank
Page 33

Building Envelope Consulting, Inc.
Page 32

Comcast / Novus
Page 21

Community Solutions, Inc.
Page 17

Corolla Roofing, Inc.
Page 39

The Dartmouth Group Inc., AMO, AAMC
Page 31

Dedham Savings
Page 38

E.S.l. Waterproofing & Masonry Restoration, Inc.
Page 20

Essex Management Group
Page 24

Feniger & Uliasz LLP
Page 30 & Pages 34-35

Fine Finish Shop
Page 25

Flagship Cleaning Services, Inc.
Page 31

Goodman, Shapiro & Lombardi, LLC
Page 11

The Isenberg Company
Page 42

Marcus, Errico, Emmer & Brooks, P.C.
Page 3

Meridian Realty Group, LLC
Page 46

New England Sealcoating Co., Inc.
Back Cover

Newton Roofing Residential, Inc.
Page 19

Precision Concrete Cutting, Inc.
Page 23

Premier Association Lending
Page 5

Preserve Services
Page 15

Quest Geothermal
Page 25

R & S Landscaping
Page 27

R.L. Goldman Company, Inc.
Inside Front Cover

Risk Strategies Company, Inc.
Page 47

Savings Institute Bank & Trust
Page 49

W.J. Skouras & Co., Inc.
Page 23

Webster Bank, N.A.
Page 43

Accounting Services

Bloom Cohen Hayes LLC
464 Hillside Avenue, Suite 203

Needham, MA 02494

Phone: 781-455-0900 e Fax:781-455-0901
E-mail: kbloom@bchcpa.com

Bronze Chapter Partner

Bruno P.C.

57 Obery Street., Suite 4

Plymouth, MA 02360

Phone: 508-830-0800

E-mail: info@BrunoAccountants.com
Web: www.BrunoAccountants.com

Cozby & GCompany LLC, CPAs

124 Long Pond Road, Suite 12

Plymouth, MA 02360

Phone: 508-830-0007 e Fax: 508-830-0099
E-mail: heather@cozbycpa.com

Web: www.cozbycpa.com

Silver Chapter Partner

Burns & Levinson LLP

125 Summer Street

Boston, MA 02110

Phone: 617-345-3547 o Fax:617-345-3299
E-mail: alipkind@burnslev.com

Web: www.burnslev.com

Contact: Alan Lipkind

Davis MAILM & DAGOSTINE PC

ATTORNEYS AT Law

Robert J. Galvin, Esq.
Samuel B. Moskowitz, Esq.

ONE BOSTON PLACE+* BOSTON *617.367.2500
www.davismalm.com

Downing & Flynn

-vonshire te 1000 * Boston, MA 02109

(617) 720-3535
lepre ation easonable Rat
Contact Attorney Frank n

owningandflynn.just

150/hr.”

FELDMAN & FELDMAN, P.C.

185 Devonshire Street, Suite 502 Boston, MA
Document Review & Amendment
No charge for initial consultation
Contact SAUL J. FELDMAN, Esq.
617-523-1825

saul@feldmanrelaw.com

Feniger & Uliasz, LLP

Michael R. Feniger

45 Bay Street

Manchester, NH 03104

Phone: 603-627-5997

E-mail: mfeniger@fenigeranduliasz.com

| y 4
Goodman, Shapiro & Lombardi, LLC

Co ntrating in condomi

and r estat

.goshlaw.com orcall 1-8 A41-1600

Diamond Chapter Pavtner

Representing Over 4,000
Condominium Associations. ..
One Association at a Time

Stephen M. Marcus, £sq.
Richard E. Brooks, Esq.

(781) 843-5000

Worcester, MA  (508) 791-2120
Rhode Island  (401) 351-2221
New Hampshire (603) 891-2006

Diamond Chapter Pavtner

Merrill & McGeary

100 State St., #200

Boston, MA 02109

Phone: 617-523-1760 e Fax:617-523-4893
E-mail: mmerrill@merrillmcgeary.com

Web: www.merrillmcgeary.com

MDD

MPD LAW, LLC

SUCCESSOR TO MCCULLOUGH STIEVATER & POLVERE, LLT
DANIEL M. POLVERE 617-241-8332
WWW.MSPLEGAL.COM

ATTORNEYS AT LAW

www.meeb.com
law@meeb.com

Bronze Chapter Partner

Perkins & Anctil, P.C.

6 Lyberty Way, Suite 201

Westford, MA 01886

Phone: 978-496-2000  Toll Free: 800-642-4906
Contact: Charles A. Perkins, Esq.

Diamond Chapter Pavtner

Robinson & Cole LLP

One Boston Place

Boston, MA 02108

Phone: 617-557-5900 e Fax:617-557-5999
Contact: Clive Martin or Kendra Berardi

Serving Larger ity
Condominiums, community
Co-Ops & HOAs L :
Superior

Service

Property Since 1987

Services
LLG™

All interior & exterior work
Painting, Siding, Windows & Doors
Top craftsmanship & materials
Prompt service — Personal attention
Current & long-term budgeting/planning
Creat value — Moderate cost

Call Kelly’s today! 508.958.2196

wwwkellyspropertyservices.com
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SSIFIED SERVICE DIRECT

prainting & %
Contracting
« Residential - Commercial - Industrial

- Carpentry - Painting - Roofing

978-201-1580

www.Pkpaintingcontracting.com

Licensed & Insured

3 YEAR WORKMANSHIP WARRANTY

painting | carpentry | roofing

Contact us for a free estimate!

800.346.6742

www.preserveservices.com

Excellent Value, Service Oriented

Painting

Ca try
Vi‘::;eﬁnil:i!ng PR'MEtouCh
Deck Replacement S € R V I € € S

800-767-8910
www.primetouch.net

Bronze Chapter Pavtner

800.424.2468
spsinconline.com
Contact us for a

FREE estimate!
===y

Your One-Source Solution for Property Maintenance and Improvements

Schernecker Property Services]

Roofing, Siding and Painting

Bronze Chapter Partner

A-J-ROSE

CARPETS & FLOORING

Flooring Sales
& Installation

Carpet Cleaning

508-652-0770
599 WORCESTERST. (RTEOW) 9 BEDFORD ST. (RTE.34)
NATICK, MA BURLINGTON, MA

WWW.AJROSECARPETS.COM

781-272-7600

arpets/Carpet Cleaning

Cleaning Products/Services Duct/Dryer Vent Cleaning

CHAMPION CLEANING

89 Meadowbrook Rd.
North Chelmsford, MA 01863

978-441-1911
fax 978-418-0051
www.championcleaning.com

Flagship Cleaning Services, Inc.
376 Massachusetts Avenue
Arlington, MA 02476

Phone: 781-646-4900

E-mail: info@Flagshipcleaning.com
Web: Flagshipcleaning.com

Community Solutions, Inc.

P.0. Box 920124

Needham, MA 02492

Phone: 781-455-8408 e Fax:781-455-8482
E-mail: PLBSTAR@aol.com

Disaster Restoration

A

= 800-660-1973

Pro-Care : >
Fire » Water * Mold # Plumbing
24 HR EMERGENCY SERVICE 365 DAYS A YEAR
WOBURN and NOW OPEN IN HOPEDALE, MA
www.pro—careinc.com
Celebrating our 25™ Anniversary!

* 24 Hour Emergency Services
* Water Removal, Structural Drying
* Infrared Leak Detection

www.PuritanFlood.com
BOX 219 » Noedhom, MA 02454

Rytech of Southern New England
25 Main Street

Sandwich, MA 02563

Phone: 781-932-5800

Email: DyanKurtz@comcast.net

www.svmgilmore.com

800 783-0552

ServiceMASTER
Clean

GILMORE

FIRE - WATER - SEWAGE - MOLD - BIOHAZARD

—30 Years —

OF EXCELLENCE

Advertise in
CONDO MEDIA

For Condo Media advertising requests,

contact Natalie Springsteen

781-237-9020

E-mail: nspringsteen@caine.org

Continental Clean Air
Attention: Property Managers - Owners - Board Members - Trustees

Bulk Dryer Vent Cleaning Discounts

Roof Exhaust Stack Cleaning » Common Laundry
* Aerial Lift Service Available »

800-893-1117

www.continentalcleanair.com

Also please visit The Dryer Vent King: www.DRYERVENTKING.com

CERTIFIED CLEANING BY INDUSTRY PROFESSIONALS

Dryer Vent Cleaning * Repair * Installation
Multi-Unit Discounts # Annual Service Plans
Licensed * Bonded * Insured

866-627-7DRY

Bob Dalimonte
Dryer Vent Expert
bdalimonte@dryerventwizard.com
mobile: 781-267-2112

www.dryerventwizard.com

Duct & Vent Cleaning of America, Inc.

Located throughout New England Servicing the North-
east, Free Estimates Fully Insured, Certified by NADCA
Phone: 800-442-8368

Contact: Michael Vinick

Electrical Contractors

Radiant Electric

Commercial electrical contractor
Covering Mass, NH, RI

Phone: 603-244-2257

Web: www.RadiantElectric.net

Engineers/
Engineering Services

Briggs Engineering & Testing

+ Building Envelope Evaluation
-+ Rehabilitation Design

« Contract Administration

- Reserve Study Service

781-871-6040

briggsengineering.com

cCA4

ENGINEERS & ARCHITECTS

Building Investigations
Planning & Budgeting
Design Specifications
Mechanical-Structural
Burlington, MA www.ccaco.com Historic Properties

Your problems are complex-Your solution is simple
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Engineers/

Engineering Services

Noblin & Associates, L.C.
Consulting Engineers
Condition Surveys - Reserve Studies - Litigation - Repair Design
(508) 279-0655 « (603) 740-9400

www.noblinassoc.com
Contact: Ralph E. M. Noblin, P.E.

Financial Services

Brookline Bank

131 Clarendon Street

Boston, MA 02117

Wes Blair: 617-927-7974 e wblair@brkl.com

Diamond Chapter Partner

Cambridge Savings Bank

1374 Massachusetts Ave.

Cambridge, MA 02138

Phone: 617-441-4237 e Fax:617-520-5340
Contact: David Holt

E-mail: dholt@cambridgesavings.com

Dedham Savings

55 Elm Street

Dedham MA 02026

Phone: 781-320-1487

E-mail: doug.stevens@dedhamsavings.com
Web: www.dedhamsavings.com

First Niagara

Contact: Donna L. McCombe

First Vice President — HOA Team Leader
Phone: 860-647-6181

E-mail: donna.mccombe@fnfg.com

Silver Chapter Pavtner

Mutual of Omaha Bank -

Community Assoc. Banking & CondoCerts
Contact: Erin Kremser, CMCA,

AVP-Regional Account Executive

Toll Free: 866-800-4656, x7481

Cell: 860-459-4713 e Fax:602-636-8566
E-mail: erin. kremser@cabanc.com

Silver Chapter Pavtner

ROCKLAND

Association Lending

Howard Himmel

120 Liberty Street, Brockton
781.982,6629
Howard.Himmel@RocklandTrust.com
www.RocklandTrust.com

Silver Chapter Pavtner

Savings Institute
Bank & Trust

Lisa Allegro, Assistant Vice President
(800) 423-0142 - Lisa_Allegro@banksi.com
www.savingsinstitute.com

Webster Bank

80 Elm Street

New Haven, CT 06510

Phone: 203-782-4656

Contact: Jordan Arovas,

VP Association Financial Services
Email: jarovas@websterbank.com
Web: www.websteronline.com

Fire Sprinklers/Fire Alarms

Clarion Fire Protection Solutions

500 Lincoln Street

Allston MA 02134

Phone: 617-903-3191 e Fax:617-903-3189
Web: www.clarionfire.com

Hardwood/Laminate Flooring

SandFree Massachusetts

71 Cross Street

Winchester, MA 01890

Phone: 781-207-1400

E-mail: TWolfe@SandFreeMass.com

Heating & Cooling

Total Temperature CGontrol, Inc.

Mention this ad and receive $20 Off your next
service call.

Phone: 781-224-2400 e Fax:781-224-0265
Web: www.totaltempcontrol.com

Insurance/Agents & Carriers

Affiliated Insurance Managers
Associations & Apartment Bldg Insurances
Contact: Sean P. Daly, CPCU

Phone: 401-352-3000 e Fax: 401-352-0020
E-mail: sean@aiminsco.com

McGowan Program Administrators
Phone: 800-545-1538 e Fax: 440-333-3214
Contact: Joel Meskin, Esg., CIRMS

E-mail: jmeskin@mcgowanins.com

Web: www.mcgowanins.com

Risk Strategies Company (RSC)

Phone: 781-961-0330 e Fax:781-336-4452
Contact: Bernie Gitlin

E-mail: bgitlin@risk-strategies.com

Web: www.risk-strategies.com

RODMAN INSURANCE
781-247-7888
}R jgrosser@rodmanins.com
www.rodmanins.com

Jeff Grosser
145 Rosemary St., #A, Needham, MA 02494 ICAVE

I N S U R A N C E

robert. masse@wiphelan.com
781 641 7220 wiphelan.com

Landscaping

The GroundsKeeper, Inc.
71 Nickerson Road
Ashland, MA 01721
Phone: 508-881-4136
Web: www.groundsinc.com

R&S
Landscaping

DESIGN = INSTALLATION = MAINTENANCE

170 Mystic Avenue, Medford, MA 02155
T61-391-6993 « www.randslandscaping.com

Rosado & Sons, Inc. Landscape
Construction Company

217B Turnpike Road

Westborough, MA 01581

Phone: 508-366-3700 e Fax:508-366-7203
Web: www.rosadoandsons.com

Laundry Services/Equipment

Automatic Laundry Services Co., Inc.
45 Border St.

West Newton, MA 02465

Phone: 800-422-5833, ext. 124

Contact: Jay Lizotte

Web: www.automaticlaundry.com

Management Companies

Affinity Realty & Property Management LLC
63 Atlantic Ave.

Boston, MA 02110

Phone: 617-227-0893, ext. 670

Contact: Stephen DiNocco, CMCA, AMS

E-mail: stephen@affinityrealty.com

Web: www.affinityrealty.com

ALPINE
PROPERTY MANAGEMENT CORPORATION
978-371-9090 Concord, MA
WWW.“. ineMa t.com

American Properties Team Inc.
500 W. Cummings Park  Suite 6050~ Woburn, MA 01801

m.mcma.,..m.wm/////‘%

Silver Chapter Partner
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Management Companies Management Companies Management Companies

William DiSchino, cem
PRESIDENT

617.482.5500

BARKAN

New England’s premier provider
of condominium management
services since 1981

www.barkanco.com
THE BARKAN COMPANIES

Boston | Providence | Hartford | Washington DC

BARRINGTON

MANAGEMENT COMPANY

ing & Mai Services - From 10to 200 Units
Serving the Condominium Community Since 1994

781-648-9600
Nicholas B. Boit - President - Ext. 117

376 Massachusetts Avenue « Arlington, MA 02474
barrington-mgmt.com

The Copley Group
(617) 262-3930

www.t hL‘C(]PlL‘_\-’gTOU p-com

896 Beacon St., Boston, MA 02215

Norman A. Levenson, President
Michael Phillips, COO

CROWNINSHIELD

MANAGEMENT CORPORATION amon

(978) 532-4800

Silver Chapter Pavtner

MANAGENM

PORATION
Knowledge, Sm,‘f Tethuology and Dedication
Steven A. Dannin, PCAM
(617) 731-0222

Brookline, MA » sdannin@danninmgmt.com

Advertise in
CONDO MEDIA

For Condo Media advertising requests,
contact Natalie Springsteen

781-237-9020

E-mail: nspringsteen@caine.org

THE
DARTMOUTH
GROUP

True Service:

You define it. We deliver it.

See how we enrich daily life and maximize property
value at www.thedartmouthgroup.com.

781-533-7200
Info@TheDartmouthGroup.com

Equity Partners, Inc.

Serving small to midsize Associations
Phone: 781-235-5600 e Fax:781-235-9770
E-mail: dennis@equitypartners.us

Web: www.equitypartners.us

Essex Management Group

50 Washington Street, P.0. Box 2098
Haverhill, MA 01831

Phone: 800-370-0894 e Fax: 978-521-5520
Contact: Jim Collett

Web: www.essexmanagementgroup.com

A

First Realty

Management awo®
Management Solution.

David Abel, CMCA
Tel: 617.423.7000
www firstrealtymgt.com

Portfalio throughout Mass and RI

Your Prop

Franklin Square Management

P.0. Box 2283

Plainville, MA 02762

Phone: 508-695-9006 e Fax: 508-695-9081
Contact: Larry Levey

of Condominium Associati Exclusively
GD Lou Gargiulo, CMCA
GREAT NORTH  Justin Gargiulo, (PM
Exeter, NH 800-639-7309
Peabody, MA  978-278-4000 * 603-891-1800
Nashua, NH www.greatnorth.net

Serving Massachusetts, Maine, New Hompshire & Vermont

GREATER BOSTUN PROPERTIES INC.

AAMC‘

A._ www.gbproperties.com

B3 scott Wolf - PCAM, CMCA, AMS

617-536-4900 - 978-532-4833

Silver Chapter Partner

Harvard Management Solutions, Inc.
P.0. Box 2019

Merrimack, NH 03054

Phone: 603-429-2019 e Fax:603-424-5148
Web: www.harvardmanagement.com

JROPERTIES LLC

on open and financial
781-979-9199
Steve Lewis | Principal | AMS
WWW.HARVESTPROPS.COM

Condominium
management for
small to medium

sized properties
with offices in
Melrose &
Newburyport

Kelly Property Management Corp.

44 Mall Road, Suite GO1

Burlington, MA 01803

Phone: 781-425-6378 o Fax:781-425-6380
Contact: Lynne Kelly

E-mail: Lkelly@kpmc.us

Web: www.kpmc.us

The Lorell Management Corp.

84 Richardson Avenue

Norton, MA 02766

Phone: 800-656-7355 e Fax: 508-222-1211
Contact: Jay Hornung, CMCA

Web: www.lorellmanagement.com

Maine Properties, Inc., AAMC

P.0. Box 368

Scarborough, ME 04070-0368

Phone: 207-883-3753 e Fax: 207-883-2135
Web: www.mpropertiesinc.com

Mercantile Property Management Corporation
18 Waterhouse Road / PO Box 790

Buzzards Bay, MA 02532

Phone: 508-759-5555 e 800-696-9449

Contact: Craig J. McGowan, CPM

Web: www.mercantileproperty.com

Silver Chapter Pavtner

Meridian Realty Group, LLC

46 Gloucester St.

Boston, MA 02115

Phone: 617-517-0854 e Fax:617-517-0849
E-mail: keith@mrgproperty.com

Web: www.mrgproperty.com

Full Service
Property Management

| for over 100 years

» Dedicated
- Innovative
- Accountable

(617) 221-1000
(877) 877-4537
www.nilesco.com

NNILES

COMPANY, INC. amor

Jerry Ragosa, President

Gold Chapter Pavtner
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, North Point Property
Management, LL.C

“Setting a Higher Standard of Management”

877-423-5050

NP@NorthPointManagement.com » www.NorthPointManagement.com
Offices in Amherst, NH, A , MA and Stough MA

Paradigm Partners, Inc.

P.0. Box 887

Westwood, MA 02090

Phone: 617-349-1100 e Fax:617-349-1111
Contact: Dick Williams

E-mail: rwilliams@paradigmpartner.com

Pioneer Property Management, Inc.

146 Forest St.

Franklin, MA 02038

Phone: 508-528-9242 e Fax:508-541-6113
Contact: Roy Blanchard

Property Management of Andover

P.0. Box 488

Andover, MA 01810

Phone: 978-683-4101 e Fax: 978-686-4664
Contact: James M. Toscano, PCAM

E-mail: jimt@pmandover.com

Web: www.pmandover.com

jattay

R Brown Partners

Real Estate
P lized aud Professional Property Manag

Ronald Brown, Principal » 39 Brighton Avenue » Boston, MA 02134

(617) 782-3400 » ronald@r-brownpartners.com

R & E Associates, Inc., AAMC

107 York Street

Kennebunk, ME 04043

Phone: 800-660-2471 o Fax:207-985-0390
Web: www.r-eassociates.com

Realty Corporation of Massachusetts, Inc.
P.0. Box 920238, Needham, MA 02492

Phone: 617-332-5656  Fax:781-455-8482
Contact: Robert M. Kravets, CMCA, PCAM
E-mail: bobk@rcomi.com

Web: www.rcomi.com

Reliable Property Management Inc.
Effective, Proactive Leadership

81 Main St.

Hopkinton, MA 01748

Phone: 508-435-1010 e Fax: 508-497-9333
Contact: Warner Guild

i, - = .
. ||1(|'\-'v|‘ & Associates, Inc.

<
(617) 354-6480
Contact: Douglas G. Thayer, CPM*
Kenneth S. O'Brien, Dwight Johnson
1812 Massachusetts Ave. * Cambridge, MA 02140
www.thayerassociates.com

Gold Chapter Pavtner

CertaPro Paintfers
EXEEEEIN-

CertaPro Painters by ProGroup Network
Contact: Brian Shimkus
Phone: 508-542-3007
4 Lambeth Park Drive, Fairhaven, MA 02719
Web: ProGroupNetwork.com

Coatings Corporation

Painting/Carpentry

564 Pleasant Street

Norwood, MA 02062

Phone: 781-769-5432 o Fax:781-762-1144
Contact: Jack 0’Donnell

Complete Painting Services
| 24,

Cofiimunity

Serving Larger
Condominiums,
Co-Ops & HOAs

Superior

Service
Since 1987

Complete interior & exterior services
Painting, Wall & floor coverings
Top craftsmanship & materials
Prompt service — Personal attention
Current & long-term budgeting/planning
Great value — Moderate cost

Call Kelly’s today! 508.958.2196
www.kellyspropertyservices.com

PKPainting &
Contracting

« Residential

« Commercial - Industrial

- Carpentry - Painting - Roofing

978-201-1580

www.Pkpaintingcontracting.com
Licensed & Insured

3 YEAR WORKMANSHIP WARRANTY

_ painting | carpentry | roofing

Contact us for a free estimate!

800.346.6742

www.preserveservices.com

Excellent Value, Service Oriented

Painting
Carpentry
Vinyl Siding PR' M EtouCh
Deck Replacement S € R V | € € S

800-767-8910
www.primetouch.net

Bronze Chapter Pavtner

Management Companies Painting Contractors Pamtmg Contractors

800.424.2468
spsinconline.com
Contact us for a

FREE estimate!
e

1 for Property Maintenance and Improvements

SPS

Schernecker Property Services]
Roofing, Siding and Painting

Your One-Source Solutior

Bronze Chapter Partner

U.9.5kounas & Co.Tne.

PAINTING CONTRACTORS

General Carpentry « 5 Year Workmanship Warranty

(978) 531-5545
www.wjskouras.com

Licensed ~ Bonded ~ Insured
Serving Eastern Massachusetts, Greater Boston, and Southern New Hampshire

Paving/Sealcoating

New England Sealcoating Co., Inc.
Complete Paving Maintenance

Services since 1945

Phone: 800-225-4015 o Fax:781-749-2780
E-mail: info@newenglandsealcoating.com
Web: www.newenglandsealcoating.com

R.L. Goldman Co., Inc.

Phone: 508-898-9293 e Fax: 508-366-6266
Contact: Richard Goldman

E-mail: rigpave@aol.com

Web: www.rlgoldman.com

i S
RS
Landscaping
COMPLETE OUTDOOR MAINTENANCE
Sealcoating and paving

415 Mystic Avenue, Medford, MA 02155
T81-391-6993 » www.randslandscaping.com

Plumbing/Plumbing Products

Dulac Plumbing Innovations Corp.
Maximum Water Heater Leak Protection
Phone: 603-528-8551

Contact: Robert@dulacdpi.com

Web: www.DulacDPl.com

[\ Bty

Plumbing - Heating - Drain Cleamng

1-866-416-MPH1 (6741)

www.milltownplumbing.com

111 Stedman St Chelmsford, MAD1824  MA LIC #10577 « NH LIC #3018
—_— —

Total Temperature Control, Inc.

Mention this ad and receive $20

Off your next service call.

Phone: 781-224-2400 e Fax:781-224-0265
Web: www.totaltempcontrol.com

Reserve Studies

Kipcon New England, LLC

470 Atlantic Ave., 4th floor

Boston, MA 02210

Phone: 617-275-2290 e Fax:617-273-8001
Contact: Jeanne Allen, AIA

E-mail: jallen@kipcon.com
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SSIFIED SERVICE DIRECTORY

Reserve Studies Roofing Contractors

SPS

The Replacement Reserve Report
Serving New England since 1983
Phone: 800-970-4433

E-mail: info@reservereport.com
Web: www.reservereport.com

800.424.2468
spsinconline.com
Contact us for a

FREE estimate!
e

ADVISORS

Long-term thinking. Everyday commitment.

Schernecker Praperty |
Roofing, Siding and Painting

Bronze Chapter Pavtner

wossiE

Serving All of New England
(800) 221-9882

Roofing Contractors

Co=|0|.|.q S00FiNG

A DivisIoN OF COROLLA CONTRACTING, INC

617-561-1333

www.corollaroofing.com
Fax: 617-561-4726 - 15 Bates Ave. Winthrop, MA 02152

Serving MA & NH since 1984
Shingle Roofs - Flat Roofs
Slate Roofs - Repairs
978-851-7663

888-766-3461
www.wooster-roofing.com

E-Mail: Info@Wooster-Roofing.com

525 Woburn St. Tewksbury, MA 01876
MALICE (554268 - HICLIC# 100712

I
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| CUTTERS, INC. |
[ [
: Serving all of New England : KTM Properties, LLC
| 1 Contractor for all types of siding
1 All Types of Home Improvement | Covering Mass, RI, NH and ME
1 . s | Phone: 603-437-2400
| - Sldm_g 7 Gt!ﬂers 1 Web: www.ktmproperties.com
I * Roofing * Windows !

CAPITAL IMPROVEMENTS

100% Financing * Low Inferest Rates

:(ull for your FREE Informational Package & DVD:
978 « 372 + 4088

800+966°9238 |

www.jnrgutters.com

NEWeROIN

"The Best Siding on Earth"
MasterCraft Trusted Since 1986

617.858.6270

Iil"epmwﬁémare R &S
= /=, condominium re-roofing Sty
ROCCEFING thn cay ctfier coipany Landscaping
Zeocdeatial  inGreaterBoston. GESIGH - HSTALLATION < MAITENANCE

Decorative concrete/stonework

www.newtonroofing.com

61 7-244-990 1

69 Howard 5t, Watertown, MA 02472

Water & Weatherproofing/
painting | carpentry | roofing Masom‘y

Abbot Building Restoration Co. Inc.

28 Allerton St.
800.346.6742 Boston, MA 02119
www.prcscrvuscrviccs.cmn

415 Mystic Avenue, Medford, MA 02155
T61-391-6993 » www.randslandscaping.com

Phone: 617-445-0274 o Fax: 617-445-0277
Contact: Michael E. Norman
E-mail: estimating@abbotbuilding.com

Water & Weatherproofing/
Masonry

ALLSTAR

Waterproofing and
Building Restoration

Repair - Results!

Restore -
PH 508.528.5800

Righard O'Gryzek Jr.

WWW.ALLSTARWATERPROOFING.COM

Alpha Weatherproofing Corp.

Contact: Paul Capobianco

Phone: 617-628-8888 e Fax:617-623-6850
E-mail: paulc@weatherproofing.net

Web: www.weatherproofing.net

Atlantic Restoration Corporation

56 Cummings Park Drive

Woburn, MA 01801

Phone: 617-933-8427

E-mail: paul@atlanticrestorationcorp.com

David Mossman

508-651-9704

www.crackfx.com
Fax: 508-651-9705
25 Washington Ave

J - Natick, Ma 01760

Foundation Welding & Waterproofing

CRACK

E.S.l. Waterproofing & Masonry
Restoration, Inc.

60 Clayton St.

Boston, MA 02122

Phone: 617-265-7222 e Fax: 617-265-9405
E-mail: info@esiwm.com

5

Call for a tlnul\ wmp(tltl\( qlmtc

STATEWIDE

617-277-9955
or e-mail kfitzgibbon@statewiderm.com
www.statewideRM.com

Window Cleaning/
PowerWashing

Fish Window Cleaning

215 Salem Street

Woburn, MA 01801

Phone: 781-932-5800

E-mail: mpierce@fishwindowcleaning.com
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American Properties Team, Inc.

Transforming condominiums into communities
through ...

* Customer Service from People Who Care

» Consistent Communication and Updates

» Personalized Management Solutions

+ Strong Fiscal Accountability & Transparency

* Proactive Maintenance & Long Range Planning

*« Community Websites & Online Management Services

* Building Trusted Relationships

Let over 30 years of team excellence go to work for youl!

info@APTCondoTeam.com www.APTCondoTeam.com 781.569.2631




JE'MTTS )
;BASKETEL\LL COURTS

LINE MARKING

New England Sealcoating Co., Inc.

~Specialists in pavement maintenance, tennis courts and recreational surfaces~
"Quality Since 1945"




