Memorandum:

To: Insurance and Real Estate Committee

From: Ann Pecora Diamond .
Subject: Submission of Docutnents in Support of HB-6234 and HB-6237
Date: January 30, 2011 '

Attached is a cover letter and 25pages of copies of documents that I present as
evidence of the problems that now exist with the election of officers and the
conducting of business in Connecticut condominiums,
I had hoped to present this information in person and to testify at the committee’s
hearings on these matters, but the prediction of more bad weather on February 1,
2011, has prevented me from doing so, [ would be willing, however, to testify at
some later date, if that would be helpful or is necessary.

If there are any questions about these documents, please feel free'to contact me
directly.

ecora Diamond




Ann Pecora Dlamond
596 Prospect Street
Apartment C3
New Haven, Connectlcut 065112113
{203) 5624408

Insurance and Real Estate Comumnittee
Room 2800, Lepistative Office Building
Hartfovd, Connecticut 06106

Januacy 29, 2011

RE: Support for HB 6234-An Act Concerning Elections of the Executive Boards of Directors of
Condominium Unit Owners’ Associations and Changes to the Comnon Interest Ownership Act and HB
6237-An Act Concerning Insurance Required Under the Common Interest Ownegship Act

Dear Committee Members:

I wish to document with this letter the history of my personal experience with the notnination process of
members to the Board at Prospect Gardens Condominium Association. The enclosed documents represent
ematls and reports 1 have prepared and have exchanged with my Board and members of this condominium
during the past year. They focus an my attempts to hecome a member of our Board.

By way of background, 1 ¢can report that for years the entire process by which members have been elected to
out Board has f)ccn completely secret and under the direct contro! of the president of the Board. For most of
the past 20 years that person was the same person. When he wasn’t actually president, he was treasuver of
our Board, On a few occaslons, his wife was either president or a chalr of one of our most important
cominlttees, ‘So, one way or another, these individuals and their very small group of frlends have matntained
a disproportionate amount of control and Influence over the rest of us,

At one polnt 1 tried to have this person removed from the presidency, but there are only 24 units in my
condo and that means the politics are too close for most people to feel comfortable actually holding another
person accountable, 1was not successful, In addition, I received a great deal of hostllity In retaliation for my
efforts, There Is a sense here that it is OK for our Board to act as i?they are entltled to great privilege and
influence while not being obliged to be responsive or accountable to the rest of us, Accordingly, for mos tof
our history the president chose the Nominating Committee and they in tum either relnstated him or
someone he approved. Whenever 1 challen edL the lack of apenness and inclusion of the rest of us in this

. process, I was ignored, When I pointed to the CT. law, the bylaws and Robert’s Rules, I was ignored.

Finally, in 2008 we our bylaws were rewrltten and updated. This began to open up the process and provided
for an opportunity for my voice to be heard...somewhat. Last year I just decided to take action mysetf and 1
announced my own candidacy for offlce; in the nearly 30 years I have lived in my condo I have never been
asked to serve on the Board=this in the face of complaints by Board members that “no one wants to serve.”
(Ths E]ruth ;s that they had difficulty finding people to serve among their small, hand-picked pool of
candidates,

As soon as | announced my candidacy (Oct. 20, 2009), our current president made a statement that any
“civil” person could hold this office. My suspicions that that was code to justify excluding me were supported
when [ later learned from other residents that he and his supporters went around, telling people that | wasn’t
clvil, They also went around collecting proxiés to vote ballots, which is not atlowed by Lﬁe law, our bylaws
and Robert Rule’s of Order. In any case, I was not elected and the person elected to the Board has
perpetuated the established practice of holding business in secret in spite of my repeated complaints that this
is unlawful. In additon, he is an acchitect who insists on making declstons about malntenance Issues for
which he 1s not quallﬂc(i {such as those concerning our 100 year old tile roof) and In direct conflict with the
best practices recommendations of the Amertcan Institute of Architects. (I have warned him of the huge
liabitity risks he s raking; but again, L have been igoored....)




I did not attempt to run this year for office, because the same president is in office and the Board had already
decided among themselves that they wanted to extend the texm of the person who stepped in to fill a vacancy
on the Board last year. This year tﬁey didn’t even bother with a Nominating Committee or announcement
of any sott. lnstead they announced at the Annual Meeting that anyone who wanted to make a nomination
from the floor could. 1 protested that that excluded those who were no in attendance. Eventually, they did
circulate requests for nomination and a ballot; but it was all done very haphazardly and in a way that
confused many of our residents.

Qur Board consists of people who are not willing or able to understand the proper procedures for running an
organization like this condo. As a result, they waste resources, act unfairly and end up addvessing issues that
reFate only to themselves and their frtends without any sense of the greater good or a longrange plan for the
entire bu?l’dlng. This kind of tncompetence and mismanagement is destructive to not-only our way of life,
but also to the well belng of our financial investment in this real estate.

Those of us living in condominiums desperately need legislation that will provide guidance and safeguacds for

the running of these communities. To avold doing this wilt only threaten the well being of this form of real
estate, [am including among my documents a summary of the expenditures of my condo for the period from
1/2010 through 11/2010. 1 prepared this document after golng J:rough every bill, recelpt, estimate and
contract on record in otir managers office, 1 distributed hatd copies of it to every member of our association
and [ attended the “budget worl%shop” at which we were supposed to work on this coming year's budget. Not
one word was mentioned about this report or the recommendations and issues | raised in it. [ was
completely ignored and the budget that was proposed was fashioned by two people in private and without in
put or review of the rest of us, :

1 do not understand the thinking of developers and attorneys who oppose legislation that will address the

many problems we as condo owners face. It not only is patently selfserving, but it is shortsighted. People are

begtnning to move out of condo and to avoid them, because they are badly run, 1If developers want o be able

to sell thelt new properties, then they should support our efforts to make them well- managed and

democratically run communities, If attorneys want to profit only from the conflict that exfsts in condo, then

they may find that they are actually parasites who are llving off their hosts and threatening the very existence
{ t‘{w organisms they need to survive,

PR

Everywhere 1 go and speak to condo ownets I hear of horror shows of incompetence, petty greed and abuse of

- power, If left unchecked, condos will no longer be the appealing real estate aption they now are. No
American wants to live In a corrupt, third world dictatorship r_lgE\t here on USA ground....I firmly believe
that if condominiums are not given the kind of help and legal support we need to be run properly they will
gradually become more and more dysfunctional and destructive of people’s financial investments, No one
wants to live In a snake pit of mismanagement, waste and ill-will....

Thank you,




Excerpt from email Ann P. Diamond sent on

On Tue, Oct 20, 2009 at 3:58 PM to Chuis Kielt:

And for the record, I wish to announce my interest in being included either in the leadership of
the Landscaping Committee or on the Board. My interest in the gardens is well documented. As
for the Board, [ have lived here nearly 30 years and in that time I have never been asked to serve
on the Board. At the same time all the other residents, who have lived here as long as I have,
have had this opportunity--in one case one unit has been represented on the Board for 20 years. In
support of my wish to be considered for a leadership role I offer the Board, the Nominating
Committee and any individual resident any information about my training, experience and views
you wish to have, I have a great deal of experience in the fields of science, communication and
management, I have served on several local Boards and am devoted to equal representation of
individuals in whatever organization or community to which they belong, I would also point to
my past history of accomplishments here at the PGCA, including the settlement with our
neighbors to the south over their garbage problems, the resolution of the conflict with St, Francis,
the improvements to the landscaping--which before 1 got involved no one much cared about, my
work as Block Watch captain, otc. It is my experience that in this day and age there are many,
many ways to include people, to solve pmblenm to resolve conflicts and to advance a cause, [
look forward to a better future for all...
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YAHOO!, MAIL

Classic

Nominating Committee Announcement Thursday, November 12, 2009 11:40 AM
From: *Patil and Chrls Klelt® <thekielts@gmail.com>

Tot a.p.Jdiamond@att.net, aelimpltlaw@yahoo.com, aguntermann@®snet.net,
joseph.t.smith@yale.edu, marc,rubenstein@yale,edy, norman.shernllz@gmall.com,
patricia,plerca@yale,edu, szhang@genetics, med.harvard.edu, Tinfantolino@aol.com,
"Blile" <pyrzyk@sbeglobal.net>, "Carol Lee” <caboyer@rchrutgers.edus, "Cathy
Pamelard” <cathypam@vyahoo.com>, "Eugenlo Culurclelio®
<eugenlo.culurclello@yale,edu>, "Herbert and Ruth Kaufman®
<herbert.kaufman@vyale.edw>, “Joseph Smith” <jts42@emall.med.yale.edu>, "Klelt,
Patti' <pattl.klelt@reg5.k12.ct.us>, "HMarge Funk® <marjorle.funk®vyale,edu>, "Mary
Alice Frankenberger® <maf33@sbcglobal.net>, "Mary Shemltz"
<mary.shemitz@grnail.com>, "Peg Olivelra” <pegolivelra@aol.com:, "Stephen August®
<augustdad@snet.net>, "Vickt Morrs® <vicki@ferguson-cox.com>, "Waiter
Frankenbarger® <marewalt@sbeglobalnet>, *Zlaoxla Sun" <zhaoxla.sun@yale,edu>

Good morning.

As t mentloned in & previous email, | would like to invite you all to pariicipate In PGCA activities in 2010, We all
have a great many commitments and demands on our fime, but the community we share requires us to spend
some energles ensuring we maintain it for our shared benefit and enjoyment,

One way to do so would be to actively serve on the PGCA Board or a Board-sponsored committee. It need not
be time consuming, and many hands, as they say, make light work. | know my own expsrience on the Board
reminds me how lucky | have been to be working alongside such strong and supportive colleagues as Zhaoxia
and Walter who have always looked after the interest of the Assaciation and its members.

As for qualifications of those volunteering, | think there are few, but they are fmporiant. Wa need individuals
who work collaboratively and civilly, and have an Interest in working inclusively with a broad constituency of
PGCA members to make our community a pleasant place to (ive.

For the coming year, Norman Shemitz will chair the Nominating Commitiee. | have asked Norm to please form
a committee with one or two other members of the community, and to reach out to everyone to inquire as to
their Interest. | have asked Norm to please Interview thoss Interested in order to identify interest and best fil,
and make recommendations in keeping with the PGCA by-laws. If you would reach out to Norm lo st him know
of your interest, he ¢an scheduls some time to meet with you,

| do hope you will all consider serving. Please contact Norm at your earliest convenlence, and thank you for
your consideration In this important matter,

Best regards,

Chris

The Klelts
696 Prospect Strest / Unit B3
New Haven, GT 08511

http://us.me1803.mail.yahoo.com/me/showMessage?sMid=64 & fid=PGCA&filterBy=&.ra... 1/29/2011
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From; Patti and Chris Klelt <thekielts@gmall.com>
David Pecora <dvpecora@yahco.com>, Norman Shemitz <norman.shemitz@gmall.cont>,
patti.klelt@regs.k12.ct.us, marewalt@sbcglobal.net, dlanna.kholodar@gmail.com,
caboyer@rcl.rutgers.edu, jtsd2@emall.med.yale,edt, szhang@genetics,med, harvard.edu,
fereshteh,amanat-kowssar@yale.edu, peretto@bellsouth.net, marc.rubenstein@yale.edu,
To: dguntermann@snet.net, michelepecora@yahoo,com, mary.shemitz@gmall.com,

' gpoltras@wmmhotchkiss.com, jenvickery400@hotmall.com, wmorrls@krjda.com, vicki@ferguson-
cox.com, zhaoxla,sun@yate.edy, patricla.pterce@vyale.edu, maf33@sbcglobat.net, Tinfantolino@aol.com,
augustdad@snet.net, kyoungsoo,lee@yale,edu, pegolivelra@acl.com, marjorie.funk@yale.edu,
pyrzyk@sbcglobal.hef, aellmpittaw@yahoo.com, augustmom@snet.net, cathypam@yahoo.com,
herbert.kaufman@yale,edy, eugenio,culurclello@yate.edu, a.p.diamond@att.net

Subject: Re: nominating meeting
Date: Wednesday, December 9, 2009 4:19:47 PM

For the record, I won't serve with people who can't have a clvil conversatlon with other
rmembers of the communlty, can't behave themselves or don't mind their manners,

You can be the smartest, most well educated and articulate person in the world, but If you can't’
find a horseshoe In a plate or hash or stmply act like a jerk or don't do what ou say you are
golng to do at every opportunity you get, I won't spend a second of my life dealing with you.

I have remalned involved here because I haven't been faced with Board colleagues or
cominittee leaders who fall Into this category. Each and every person I have worked with In a
leadership capacity In the PGCA have been civll, focused on what's best for the PGCA and alway
wanting to get best value for the work being done here, And for the most part, I can say the

. same thing about the vast majority of people who ilve In our community.

If my focus on belng a good cltizen and having a functional relationship with the women and
men who I serve with disqualifles me to be a Board member or contributing in any way with
this community, so be It. I will not waste my life with even a few angry, bickering, people and I
wouldn't ask the very fine people I have had the privilege of serving with to do so elther.

In Jamuary you can nominate whomever you want, regardless of who the meln'atlng
Committee recomimends. I have set forth a criteria, and if you dlsagree with It I strongly

recommend you put forth everyone you think should be dolng the work for which Board
members are so unhandsomely rewarded.,

I used to serve on a Reglonal School Board and we would joke that the politics were so mean
because the stakes were s0 small. At times I think It had nothing on this placel

Happy Holidaysl
Chris

On Wed, bec 9, 2009 at 2:26 PM, David Pecora <dvpecora@vahoc.com> wrote:
As property owners and occupants of our community It is obvious
that it is to our interest to see that it be run as well as
possible, Unfortunately many communities afe having similar
problems in achieving satisfactory goals usually because of lack
of enough professional help.

Professionalism is best defined as placing duties and
responsibilities above self interest. Unfortunately,

hitp://webmail.att.net/wmc/en-US/v/iwm/4B5B52460001748B0000750022216125569B0A...  1/23/2010
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contemporary society places political correctness above duty
with horrible results.

This is why I believe that in seeking volunteers to run our
affairs we should seek people who have trelevant experience who
should " stick to businesgs" and not worry excessively about
"civility". I am confident that most educated mature people
like those who live at Prospect Gardens would prefer efficient
management above all, especially when prices are scoaring and
incomes are decreasing.

Ann Diamons is exceptionally well suited. We are fortunate that
she volunteered her services. She has Degrees from Syracuse
University, UCLA and Columbia University. She has performed
research, and held adwmionistrave positions at Yale.

Why she wishes to volunteer I cannot understand in view of

the treatment she has received form some of the present
administrators at P.G. However as aproperty owner I feel
obligated to propose her formally from the Floor if necessary as
a candiate for election to the Board,

Incidentally, I wish to thank Mr. Kielt for the good work he ‘has
done, '

Above all I am‘sure many fellow members of our community have
talents which we can use, even if they do not excel in
civility,

David V Pecora

From: norman shemitz <n01man shemltz@qmall com>
To: Sent: Wed, December 9, 2009 12:41:59 PMalfred
<aguntermann@snet.net>; mary alice <maf33@sbcglobal.net>; amy
<agelimpitlaw@yahoo.com>; bibi <fereshieh.amanat-
kowssar@vale.edu>; bill <pyravk@sbeglobal.net>; carol lee
<caboyerBrci.rutgers.edu>; cassel <perettofbellisouth.net>;
catherine <cathypam@vahoo,com>; dianna
<dianna.kholodar@gmail.com>; David Pecora <dvpecora@yahoo,com>;
eugenio <eugenio,culurciello@yale.edu>; Herb/Ruth Kaufman
<herbandruthkaufman@spbcglobal . .net>; jen
<Jenvickery400Chotmail.com>; joseph <1t842@ema11 med.vale.aedu>;
- steve&iudy <augustdad@gmail.com>; marc
<marc.rubensteinByale.edu>; Vicki Morris <Vicki@iferguson-
cox.com>; Walt <marewalt@sbcglobal.net>; marjorie
<marjorie, funk@yale.edu>; Peg Oliveira <pegoliveira@aol.com>;
prish <patrica.pierce@yale.edu>; patti.kielt@reg5. k12.ct. us,
soclee <kyoundgsoo,leelyale,edu>; szhang
<szhang@genetics.med.harvard.edu>; thekielts@gmail.com; tony

http://webmail.att, net/wme/en-US/v/wm/4BSB52460001748B0000750022216125569B0A.,..  1/23/2010
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Re: nominating meeting Wednesday, December 9, 2009 12:41 PM

From: "norman shemitz" <norman.shemitz@gmait.com>

To: “alfred” <aguntermann@snet.net>, "mary allce” <maf33@sbeglobal.net>, “amy”
<aellmpliaw@yaheo.com>, "bibl® <fereshteh.amanat-kowssar@yale.edus>, "blil*
<pyrzyk@sbeglobal.net>, "carol lee" <caboyer@rcl.rutgers,edu>, "cassel®
<peretto@belisouth.net>, "cathetine” <cathypam@yahgo.com>, "dlanna”
<dianna.kholodar@ymal.com>, “Davld Pecora” <dvpecora@yahoo.cotit>, "eugenio”
<eugenio.culurclello@yale.edu>, "Herb/Ruth Kaufman®
<herbandruthkaufman@sbcglobal.net>, “jen™ <jenvickery4 00@hotmail.com>, “joseph”
<jts42@emall.med yale.edu>, "stevekjudy” <augustdad@gmall.com>, "marc”
<marc,rubsnsteln@yale.edu>, *Vicki Morris® <Vicki@ferguson-cox.com>, "Walt*
<marewalt@sbeglobali.net>, "marorte® <marjorle.funk@vale,edu>, *Peg Olivelra®
<pegolivelra@acl.com>, “prish® <patrica,plerce@yale.cdi>, pattl klelt@reg5.K12.cl.us,
"soolea® <kyoungsoo.lee@vyale.edu>, "szhang” <szhang@genetics.med, harvard.edu>,
thekielts@gmall.com, "tony® <tinfantolino@aol.com>, "willlam® <vimorrls@krjda.com>,
zhaoxia.sun@yale.edu, "ann" <a.p.diamond@att.net>,
christofer.a.coates@accenture.com

Corvectionl IR
Meeling is MON, DEc.14 HIHIHIH '
On Wed, Dec 9, 2009 at 10:57 AM, norman shemitz <norman.shemilz@gamail.com> wrote;

Greelings:

Your nominafing commites announces an open mesting and Invites all interested menbers to attend.
The purpose of the meeting Is to determine who is willing to serve on the PGA Board and 1o talk to all
members about the need to serve lhe community.

The guldelines that Chris stated last month are as follows.

"we nead Individuals who work collaboratlvely and clvilly, and have an Intrest in working inclusively with a
broad constituency of PGA members to make our community a pleasant place to live”

The meeting will be In B6 @ 8:00 pm,Mon. Dec.15.

All are welcome,

Sincersiy,

Vickle Morris

Ruth Kaufman
Norman Shemiltz

hitp://us.me1803,mail yahoo.com/me/showMessage?sMid=50&fid=PGCA&filterBy=&.ra... 1/29/2011
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Statement of Candidacy to be Voted on at the January 20, 2010, Annual Meeting
Tuesday, January 19, 2010 8:25 AM
From: "a.p.dlamond@att.net" <a,p.dlamond@att.net>

Tot "Pattl Kielt” <pattl.klelt@reg5.k12,ct.us>, "Walter Frankenberger® .
<marevalt@sbcglobal.net>, "Dlanna Kholodar-Smith" <dianna.kholodar@gmall.com>,
“Carol Lee® <caboyer@rcl.rutgers.edu>, "Palti and Chrls Kielt” <thekleRs@gmall.com:,
"Joseph SMith" <jtsd2@emall.med.yale.edus, *Sheng Zhang”
<szhang@geneticsaned.harvard.edu>, "Bibl Amanat-Kowssar® <fereshteh.amanat-
kowssar@vyale,edu>, "Cassel Hines" <peretto@bslisoutli.net>, "tarc Rubenstein®
<marc.rubenstelin@yale,edu>, "Al Guntermann” <aguntermann@snet.net>, "Mary
Shemitz® <mary.shemlitz@gmall.com:>, "Jennifer Vickery"
<jenvickeryd00@hotmall.com>, "Gary Poitras” <gpoltras@wmmbhatchkiss,com:>, "Vickl
Morris™ <vicki@ferguson-cox.com>, "Willlam and Vickl Morrls® <wmorris@krida.com®>,
szhaoxia Sun® <zhaoxla.sun@yale.cdu>, *Patricla Plerce" <patricla.plerce@vyale.edu>,
“Mary Alice Frankenberger® <maf33@sbeglobal,net>, “Tony infantolino®
<TInfantolino@aol,com>, "Steve August? <augustdad@snet.net>, "Soo Lee"
<kyoungsoo.lee@yale.edu>, "Peg Olivelra® <pegolivelra@aol.com>, "Marge Funk*
<marjore.funk@yate.edu>, "Norman Shemitz® <norman.shemlitz@gmall.com:>, *Bliile”
<pyrzyk@sbcglobal.net>, "Amy Limpitlaw" <aelimpitlaw@yahoo.com>, "Judy August”
<augustmom@snet.net>, "Cathy Pamelard” <cathypam@yahoo.com>, "Herbert and
Ruth Kaufman® <herbert.kaufman@yale.edu>, "Chris Coates"
<christofer.a.coates@accenture.com:, "Eugenlo Culuiciello”
<eugenlo.culurclello@yale.edus, "Davld and Dorothy Pecora® <dvpecora@yahvo.com>

Statement of Candidacy by Ann Pecora Diamond

While a long-terin resident of PGCA, who has never served on the PGCA Board, I have been an
active member who has worked over the years to improve the qualify of life and to resolve problems
and conflicts for the betterment of our community, I wish to continue these efforts as a member of our
Board.

I am refired with years of experience in management, as well as the design and production of large,
complex events; knowledge of old buildings and facility management;* responsibility for the
production of newsletters and publications; and work in biomedical and biochemical research, Most
especially, [ am interested in working to address concerns over the maintenance of our building and
property, as well as communications and relations among our members, We have many talented and
intelligent residents from whom we can learn much for our mutual benefit.

Some of my specific goals are!

« to clarify and standardize policies and procedures, in order to facilitate efficiency,
transparency, fairness and responsiveness to members’ concerns and necds

o to publish a list of all Board meetings and minutes of all committee meetings

o to set aside the first half hour of each Board meecting to provide all residents with an
opportunity to meet with the Board directly on issues of their concern

o to develop procedures for dealing with conflict and disputes

» to establish job descriptions and procedures for those functioning in advisory positions to the
Board** .

« to circulate a series of timely surveps — rather than depending solely on attendance at meetings
~ to gather a sense of the community on issues that come before the Board

http:/fus.mc1803.mail.yahoo.com/me/showMessage?sMid=43&fid=PGCA & filterBy=&.ra... 1/29/2011
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+ fo provide the community throughout the fiscal year with periodic updates on the expenditure

of funds
o to establish a welcoming commiftee to greet new members and to help them settle into our

cominunity, cte.

e to make certain that the interests and concerns of owners and residents of units on the 3" floor
and those who do NOT have garages in the back of our building receive fair and equal

representation

* | served on the Yale School of Medicine’s Committee, charged by Dean Leon Rosenberg to identify
and prioritize the programmatic and facility/renovation needs of the School. As a result, I also
oversaw the production of the prize-winning case statements for the marketing and explanation of
these needs in two major capital campaigns for the School and one for Yale-New Haven Hospital,
which resulted in miltions of dollars of donations to both institutions, To a lesser degree I also worked
on these matters at the University level,

*# ] am trained by the federal government in job classifieation and have expetience in doing this.

http://us.mel803.mail.yahoo.com/me/showMessage?sMid=43&fid=PGCA&filterBy=&ra... 1/29/2011
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Re: The nominating process Wednesday, January 13, 2010 12:11 #M

Front: “"Pattt and Chrls Kieit® <thekielts@gmall.com>
To: a.p.dlamond@att.net

Cet "David and Dorothy Pecora® <dvpecora@yahoo.,com>, "Walter Frankenberger”
<marewalt@sbeglebal.nat>, "Dlanna Kholodar-Smith™ <dlanna,kholodard@gmall,com>,
nCarol Lee® <cahoyer@rclrutgers,edu>, "Joseph Smith” <jts42@emall.med.yale.eduz,
“Sheng Zhang” <szhang@genetlcs.med.harvard,edu>, “Bib! Amanat-Kowssar"
<fereshteh,amanat-kowssar@yale.edu >, "Cassel Hines® <peretto@bellsouth.net>, "Marc
Rubensteln® <marc.rubenstein@yate.edu>, "Al Guntermann" <aguntermann®snet.net>,
“Mary Shemitz* <mary.shemitz@gnall.corn>, "Jennlfer Vickery®
<jenvickery400@hotmail.com’>, “Gary Poltras® <gpoitras@wmmhotchkiss.com>, “Vickt
Morris® <vicki@ferguson-cox.com>, "Wililamm and Vicki Morrls” <wmorrls@krjda.com>,
sZhaoxla Sup® <zhaoxia.sun@yale.edu>, "pPatrlcla Plerce” <patricla.plerce@yale.edu>,
*Mary Mlce Frankenberger® <maf33@sbcglobal.net>, “Tony Infantolino®
<TInfantolino@aol.com?>, "Slave August® <augustdad@snet.net>, "Soo Lee”
<kyoungsoo.lee@vyale,edu>, “Peg Ollvelra” <pegolivelra@aal.com>, "Marge Funk®
<marjorie.funk@vyale.edu>, "Norman Shemitz® <porman.shemltiz@gmall.com:, "Blllie"
<pyrzyk@sbeglobal.net:, “Amy Limpltiaw” <aelimpitlaw@yahoo.com>, *Judy August”
<augustmom@snet.net>, “Cathy Pamelard” <cathypam@yahoo.com>, "Herbert and
Ruth Kaufman® <herbert.kaufman@yale.edu:, cugento.colurclelio@yale,edu, “Eugenio
Culurclello Pattl Klelt” <pattl.kielt@reg5.ki2.ct.us>

Sorry | haven't been able to speak with Norm on this issue, Ann. Nolhing has been secret, | simply have been
inundated with both personal and professional demands on my time and they have my priorily at the current
time and at feast until after January 18th,

As far as | know you and Willlam are the two candidates Identifisd by the Nominating Committes. There may
be others that are nominaled from the floor on the 20th, | expect we will hear from Norman on the 20th as to
both your candidactes, that you both will have an epportunity to explain your Interest and experience in serving.
\We will then allow other nominations from the floor, allow time for discussion and have a vote. A paper ballot
would be what | expact also, but only because | think that makes sense organizationally. | disagree with your
concermns about "Intimidation and H-will" but feel a paper ballot just makes the counting easler. - need {0
followup up with Gary about this.

Hope this heips.
Chris

On Wed, Jan 13, 2010 at 8:11 AM, <a.p.diamond@alt.nset> wrote:
Dear Chris: |

Given that the annual meeting on'the 20t is rapidly approaching, | would be
grateful if you would respond to a few issues, to ensure that | am given an equal
opportunity in participating in the election process for our Board:

1. Norm clearly stated at the Nominating Committee meeting that this process
would be open and that there would be no "secrecy" involved. Since | have
heard nothing from anyone since that meeting and since | was led to believe that
William and | would be treated equally, | would like to know what has happened
and where | stand in this process.
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2. If my candidacy has not been underwritten by this Committee, | would like to
know against what criterion and on what authority | have been measured and
found lacking. If, on the other hand, | am being included, | would like to know
why Wiiliam and | haven't been asked to submit statements of candidacy; and
why a ballot with these statements hasn't been circulated, as was dlscussed at
the meeting on December 14,

3, | would like to know what provisions will be made for handling the voting on
two (or more) candidates at the annual meeting. | feel strongly that we should be
allowed to cast individual paper ballots, as Is the custom in most organizations
where there is a choice among candidates for any position. Voting by a show of
hands could lead to intimidation and ill-will.

Thank you,
Ann

The Kiells
598 Prospect Street / Unit B3
Mew Haven, CT 06511
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YAHOO!, MAIL
> Classic
2010 Electlons Tuesday, February 2, 2010 9:55 At

Frony “a.p.diamond@att.net" <a.p.diamond@att.net>

To: "Pattl Klelt” <pattl.klelt@reg5.ki2.ct.us>, "Walter Frankenberger®
<marewalt@sbeglobal.net>, "Dlanna Kholodar-Smith* <dlanna.kholodar@gmall.com>,
"Carot Lee" <caboyer@rcl.rutgers.edu>, "Pattl and Chris Klelt® <thekielts@gmail.com>,
"Joseph Smith* <jts42@emall. med.yale.adu>, "Sheng Zhang®
<szhang@genetics,med.harvard.edus>, "Blbl Amanat-Kowssar® <fereshieh.amanat-
kowssar@yale.edu>, *Cassel Hines” <peretto@bellsouth.net>>, "Marc Rubensteln”
<marc,fubensteln@yale.edu>, "Al Guntermann® <aguntermann@snet.nels, "Mary
Shemitz" <rpary.shemitz@gmall.com>, "Garty Poltras® <gpoitras@wmmbotchkiss.com>,
mennlfer Vickery® <jenvickery400@hotmall.com>, “Wililam and Vickl Morris"
<wmorrls@kijda.coms, *Vickl Morris® <vicki@ferguson-cox.com>, "Zhaoxia Sun”
<zhaoxla,sun@yale.edu>, "Patricla Plerce” <patrlcla.plerce@yale.adu>, “Mary Alice
Frankenberger” <maf33@sbcglobal.net>, *Tony Infantelino” <Tinfantolino@aock.com>,
"Steve August® <augustdad@snet.net>, "Soo Lee” <kyoungsco.lee@yale.edu>, “Peg
Olivelra® <pegoliveira@uol.com>, "Marge Funk* <marjorie.funk@vale.edu>, "Norman
Shemltz® <norman.shemitz@gmail.com>, "Blllle” <pyrzyk@shcglobal.net>, "Amy
Limpitlaw" <aelimpliaw@yahoo.com>, "Judy August” <augustmom@snet.net>, "Catbyy
pamelard” <cathypam@yahoo.com>, "Herbert and Ruth Kaufman®
<herbert.kaufman@vyale,edu>, "Chris Coates” <chrlstofer.a.coates@accenture.com>,
“gugenlo Culurclello® <eugento.culurclello@yale.edus>, "David and Dorothy Pecora”
<dvpecora@yahoo.com>

PGCA 2010 Election
Congratulations to William on his election to the PGCA Board. | wish him well,

It was noted at the Annual Meeting that this year's election of the next Board member was
an historic event, because it was the first time that we had a choice between two candidates.
Several members Indicated that this was a positive change and one they hoped would
become the norm from now on, | agree wholeheartedly, '

| And while we have made greater progress toward the goal of increased particlpation in the
governance of our community, there are a few matters | wish to raise in the hopes that they
will bring us even closer to the objectives of fairness and inclusion.

First of all, when the nominating process was anhounced there was a statement made about
the qualifications for this position. There is no provision in our Bylaws for any qualifications
to be placed on'a member's right to serve on the Board. (There is a statement In our Rules
that a member of a committee can be dismissed for showing a lack of "respect" toward
another member: but that only covers the event after a person has Joined that committee~
not before.) The right to serve on our Board Is clearly up to the greater membership alone
and without quallfications or pre-stated conditions....

In a like manner, it was reported to me that several individuals directly involved with this
process were "behind the scenes" questioning my "clvility" and, thereby attempting to
influence my election. While | believe In free speech and have no problem with people
discussing anything in private, i do believe that any serfous charges against my suitability to
serve—especially when systematically disseminated--should (In any organization claiming
standards of fair-piay) have been publicly voiced; and | should have been given the
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opportunity to respond. For example, | had no problem with Walter's challenge to me at the
Annual Mesting. | just think that the more sportsmanlike approach to that would have been
to have asked me hefore the meeting to address that question in an open forum, such as via
a public email.

As for the process itself, | am pleased the Nominating Committee adopted my suggestion to
include both William’s and my names on the ballot, In addition, not only was my suggestion
agreed upon, but also it was agreed that each candidate would be asked for statements of
our candidacy and a ballot with our names would be included with the announcement of the
Annual Meeting, when it was later distributed. This plan actually played out less smoothly
and completely than was initlally Indicated.

Other issues to think about are the composition and purpose of the Nominating Committee.
For example, there has never been any clear discussion or presentation on how this group is
to be organized and to operate. How individuals are chosen to chair or to serve as members
is not clear and does not appear to be open to everyone. Also, while | did request, at the
time of the meeting, that minutes be taken, none were taken or published. Without minutes
of all our meetings differences in recollection can arise. Finally, there is the question of
confllct of interest. Like most organizations we, too, need some clear understanding of "fair
representation," in order to avoid situations in which one unit has greater influence over the

" interests and conduct of others.

In addition, | found comments at the Annual Meeting about how difficult it is to find people to
serve on the Board astonishing, given the fact that several of us have hever been asked to
serve. | belleve more people would participate, If the process were more open, transparent
and falr.

So, my recommendation for the future Is: Do away with the Nominating Committee, All that is
needed is a call from the Board for those willing to serve on the Board. If there are no takers,
then convene a committee to solicit candidates. So long as anyone is willing to serve, there
should be no need for a committee. Once one or more candidates have identified their
interest In serving, ask them each for brief statements about thelr background and reasons
for seeking this position. Circulate those statements along with a ballot at the time
announcements are sent out for the Annual Meeting. Make certain there are provisions for
secret absentee ballots.

This process hoth provides members with timely and useful information, and allows those
who cannot attend the meeting to vote and to have a voice. Proxies in most organizations
are not meant to take the place of secref absentes ballots. If this process is left open until
the actual Annual Meeting, it will obviate the need for nominations from the floor at the
Anhual Meefing, and will give everyone an equal opportunity to participate.

For years the process by which the nomination of members to our Board has been handled
in camera. | have never understood this, since It is unnecessary, undemocratic and overly
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restrictive, Openness and inclusion of input from many members leads to greater
participation, greater interest and a diversity of opinion and experience from which we all can

only benefit.

So, while | think we have made progress, | offer these comments in the hopes that-in the
spirit of our new Bylaws--we are engaged In a process by which we shall evolve into a
community marked by greater inclusion, efficiency and happiness.

Thank you.
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Prospect Gardens Condominium Association
Amnual Meeting
January 20,2010

Chris Kislt called the mecting to order at 7:45 pm,

A,

D.

Roll eall:
Sign in slieot was used for roll call, Chris Kielt verified that everyone pmsent had signed

in,
Board members in attendauce: Chriy Klalt Walter Frankenberger and Zhaoxia Sun,
Notes taken by Zhaozla Sun, secretary.

Condominium owners in attendance: 20 of 24 owners wero pmsent

In attendance: A2, Ad, AS, A6, AS, B2, B3, BS, B6, B8, C1,C3,C6,C7and C§

By proxy: Al, A3, A7, B1,B7

Gary Poitras ﬁmn Hotchkiss also attended tha mesting,

Proof of nolice of meeting:
Notice was sent via postal mail and was accepted,

Approval of minutes for 2009 .
Horbert Kavfinan moved to approva the minutes, Wa Iter Frankenberger seconded The

mumtes was decapted unanimously

Officer’s report

Chrls Kielt summarized missions accompllshed {n 2009, His report l3 aftached.

Ann Diamond inquired bow the nesd of work was assessed Shercommented that damage in
irer unit was not repafred.

Gary responded that a unit in question would first bs evaluated by a contractor., If still
unclear, another contraotor would bo brought In,

Ann commented that repair dono two yeara ngo did not solve the problem. She further asked

what is the quality control mechanism after the work Ia done.

Chrls responded that roof leaks on the third floor was a recurring problom. He used the leak

in Jen Vickery and Peg Olivelra’s unit as an exémple: Jen reported a leak, at the earliest
possible time, contractor was brought [n to examine the problem, Le, whether it was a
skylight or roof problem, Chrls commented that the only reports he recelved last year were

. Margie Funk's report about roof'and Jen and Peg's report on leaks.

Gary commented that Ann’s problem was brought up last fall,

" Chris noted that he was not aware of that problem, but would address it similorly as other

reportd,
Ann inquired about how the Mafntenance Committes worked and commented that there

should be a to-do list. Chris responded that board-meeting minutes reflected the list of
projfects. If unit owner did not find an [tem In question on the list, they should contact the

bonrd

Budgat Ratifteation -

Capies of the 2010 budget were availablo at tho meeting.

Walter commented that this budget was similar to the one presented at the workshop, Tho
common fee and assessment had remelned steady for the past 4 years and would likely
continiie to be so in tha next two years, Reserve was going up steadily every year, in
expectation of an estimated cost of 38K for recovering the roof over the garage in 2011,
Walter noted that the new {tems on the budget were costs for benches and tree replacement,




Chris inquired whether second opinion on tree replacement was being sought. Walter
confirmed that it was. ) )

Chrls asked whether the budget format was changed as suggested by Steve August. Walter
and Steve confirmed that it was. :

Amy Limpitlaw Inquired the reason why 4K was budgeted for lighting upgrade {ast year but.
was not spent, '

Gary responded that the 4K was budgeted for replacing bollasts in the courtyard. Carl from
Hotohkiss was able to find parts for theso ballasts. -

Chris noted that since the ballasts wero not faifing, the board took a look at the expanse and
declded not to reptace them at this point. '

Ann comment that that the first tfme she was aware of the garage roof project was at the
woikshop. She questioned whother it should be carried out while leaks on the 34 floor wore
not fixed, She suggested that tho leaks on tho third floor should take precedent over tho
garage roof. - .

Margie Funk asked what tho problem of the garage roof was, Gary responded that wood

nnderneath was rotting,
Stevo August moved to approve the budgot as presented tonight, Mary Alica Frankenberger

" seconded. The budget was approved unanimously.

) 2N

G,

. Ne;w Business

Election of Board Membirs - .

- Chrls commented that Walter's térm was up and therefore a board seat was open.

Norman Shemitz, the chatr of the nominating continittes, reported tho result of a recent
comralttes meetlng, In addition to the members of the committes (Ruth Kaufman, Vieky
Morris and Norman Shemitz), Margls Funk, Witllam Morris and Ann Diamond parifelpated
the meoting. Both Willlam Morcls and Ann Diamond voluntesred for tho board position. The

commiftee nominated both as candldates, | _
Chrls asked whether there wero any nominations from the floor and there was none.

" Bibl Amanat asked whethor the rule of 3 board members could be changed, because she was

interested In voting for both,

Chrls-responded that we should discuss this lssue under “new business”.

Walter asked Ann that since she had not spoken to 5 familieg in the complex in several years,
how shoe would perforn: the dutles of a board member, ‘ .
Ann responded that she would serve with professionalism. She commented that all of us had
the right to choose with whom to socialize with and that was a separate issus from serving ot

the board professionally.

Gary collected paper ballots,

Bibi’s ballot was invalidated becanse she voted for both candidatos,

Gary announced that Willlam recelved 15 votes and Ann recolved 4.

Chils announced that William would assume the vacanoy that Walter left and he thanked the

candidates for thelr participation. -

Old Business
MNone,

Bibi proposed to inciease the number of board members, :
Herbert Kaufiuan noted that artlele 12, section 12,1 of the bylaw stipulated tho procedures for
amending tha bylaw, Chris read the relevant passage and noted that amendment to the bylaw

had 1o be proposed In a speofal meeting initlated by the board.
Jen noted that an odd number of board merabers was proferred for voting purpose. Walter
noted that in tho past, there was & shortage of people volunteering for board pasitions.

|| Y




Jon noted that beoause of the new bylaw, the nominating process was slightly ditferent this
yoar, It was more open and fostered mora Interest for people to participate.

Ann commented that the bylaw required minutes for all meetings. She also commented that
the bylaw stipulated that people could participate in 4l activities even if they did not attend
committes meetings, .
Stevo asked Gary that since we had to replace the garage roof, would it make sense fo put in a
deck simultaneously,

Gary responded that it was a good idea end he would ask the contractor whether it is
structurally possible to do so.. _

Stove further asked that if it was possible to clean furnaces communally.

Gary responded that it was a great idea and can cut cost significantly,

Chris nofed that this issue would be followed up.

Chris thanked momboers of the soclal commiltes, malntenance committes, nontinating
commiitee and landscaping commiiteo for their servidos,

. Chris moved to adjourn this meeting, Norman seconded and all were in favor, The meeting
adjourned at .8:48 pm

Roard members convened immediately after tho annual meeting to appolnt new officers, The
board tinanimously agreed that Chils Kielt would serve as the president, William Morris would
serve ns Treasurer and Zhaoxia Sun would serve as Secretary.

T




Limitations on condo Board

1. Section 22 which repeals the former Section 47-245 now states: "(b) The executive
board may not: (4) Determine the qualifications, powers and duties or terms of
office of executive board members.”

2. Our bylaws: Asticle XXI, Executive Board, Section 21.3- Executive Board
Limitations: The Executive Board may not...determine the qualifications, powers
and duties or terms of office of Executive Board members....

3. All committees are open to everyone,

4. All actions of the Board and committees are to be recorded for everyone's
information in minutes,

5, Nominations are not meant to be secret....

I submitted this document and brought up these points at the Annual Meeting of
Prospect Gardens Condominiim Association on January 13, 2011.




Comments on PGCA 2010 Expenditures

Being retired and after years of wondering what was actually behind the list of items on our
budget sheets [ decided to do take advantage of the spare time I have and do a litte
investigating, With Gary’s assistance I have gone through all the files in the Hotchkiss office
that pertain to our 1/10-10/10 bills, estimates, contracts and correspondence with our attorneys.

The following is a summary of the expenditures I found of most interest; while comprehensive, it
is not meant to be complete, Also, I am not a CPA and am not entirely certain [ interpreted all
these entries correctly, so I look forward to the discussion at the Budget Workshop at which any
questions can be answered and ambiguities clarified. [ also will present at the end of this
document my personal suggestions for future budgets and expenditures.

These items are not listed in any particular order. I have listed them by a descriptive title,
followed by the date of the bill and then its amount. | have attempted to lump together like
items to make it possible to get some sense of how much is being spent in total on each project,
repair or item. Where relevant, I have attempted to identify the units for which work was done
and to give a brief explanation of it,

I've added my editorial comments in italics. The items in red represent places where | believe we
could save money in the future or where money appears to have been spent either ineffectively
or inefficiently this year. Others may have a different perspective. Again, 1 look forward to
discussing these issues and others at the coming Budget Workshop.

In general, I suggest we set priorities and establish fiscal practices that ensure that we make -,
progress in the restoration and renovation of this building, that we keep up with emergency
repairs/routine maintenance and that we become proactive in upgrading systems that will bring
us the best value for our money in the future, Our common charges ate very high, Our
building is old and in need of costly work. Without good, long-range planning and prudent
spending we will not make the progress we all need and want.

2010 Expenditures

. Repairs to Outdoor Lighting: 11/30/09 $148.00
01/24/10 $386.90
02/08/10 $ 26,50
03/28/10 $5174.90
(trim around light sensor)  07/22/10 - % 76.13
(We keep pouring money inte this system that is outdated, costly to vun and works badly. Doesn’t it make
more sense to replace it with either solar or a more efficient system? There are tax breaks for solar technology
for the next 5 years. Also, why weren’t the landscapers called to trim the ivy before it got so overgroum that

we needed the 7/22/10 sevvice call?)




] Smoke Alarm System: 11/20/09 $397.50

02/08/10 $ 26.50
05/17/10 $371.00
08/20/10 $397.50

(Is there a $40.00/month phone charge associated with this sevvice? What are we paying for? According to
Clark Howard theye ave much less expensive monitoring arrangements available.)

™ Replacement of batteries in Smoke Detectors: 06/27/10 $50.75
{Don’t we have a centralized smoke alaym system? Why are we still using the battery-operated
ones? Shouldn’t they be dismantled and the batteries removed?)

. Landscaping: 11/25/09 |

06/20/10

07/01/10

$160.00 wreaths

$180.00 pruned branches from trees later removed

$120.00 pull poison ivy

$540.00 “pull poison ivy” (I suspect this includes the ivy,
although a great deal of poison ivy was pulled also.)

$550.00 mulch

$725.00 trim ivy

{Rather than continue to waste money on pulling out poison ivy, which only ends up stimulating its growth,
how about spraying it, so we don’t have to do this again and again? I bought and have the spray Jake
recommended 3 years ago to kill the poison ivy.)

. Removal of 5 trees along south side and 1 along the Highland side of building:

(Note: There is no documentation that this expenditure was described in detail, discussed openly or
specifically approved by a majovity of the PGCA membership, as requived by our bylatws
and CT statutes. What sense does the removal of these trees make, when it means we are-
going to have to spend thousands at some later date to landscape the south side of the

building and the alley?) 04/13/10  $3180.00

° Repairs to the Roof:

(Note: There is no detailed documentation or breakdown of the costs of this work. There is no.
information on the number of workers, their hourly charges, the kind and cost of materials,
the charges for ventals of the lifts, etc. Theve is a narrative description of this project, but it
too lacks specific, detailed and descriptive information. This violates the recent
amendments to the CT condo statutes and begs the question of what was actually done,
We have a guarantee by this contractor, but without a full written description, it is

meaningless.)* *
07/13/10
08/20/10
09/24/10

09/20/10
10/19/10
09/20/10

$12,375.00

$ 2,650.00 {(navrative documentation)

$10,000.00 (“interior damage repair” a.k.a. “Skylights &
Roof Replacement”

$  725.00 (“5 chimneys waterproofed” sealed**)

$ 2,000.00 (“misc roof repair”)

$ 3,425.00 (“flat roof repair”)
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Replace Carpeting on Backstairs: 10/15/10 $1421.46

Install Kick Stands on 2 Doors: 08/19/10 $101.50
Repair Hot Water Heater Duct: 08/30/10 $304.50 (plus materials)
Replacement of light bulbs: 10/29/09 $ 49.75
11/21/09 $ 99.50
594 & 596 01/20/10 $ 99,50
Highland 01/12/10 $ 74.63
“Light walk thru” 02/25/10 $ 99,50
598 basement 03/20/10 $ 74.65
“Front spiral light” 04/22/10 $ 74.65
596 & 598 05/07/10 $152.25
01/12/10 $ 76.13
Garage 6 08/01/10 $ 7613
“Repair hallway lights” 09/24/10 $114.20
lSweep and Clean basement: 1/10/10 $398.00
Cleaned and Emptied Rental Apt: 08/15/10 $530.00
Repairs to Outer Doors; 12/24/09 % 99.50

02/11/10  $ 74.63
06/27/10  § 50.75
07/20/10  § 76.13
09/23/10  $101.50

(The doors still do not close. We need, at some point, to replace them.)

Set up chairs for Annual meeting: 1/18/10 $99.50
Shut off Water for 600: 2/10/10 $ 74.63
Repair Mailbox (magazine box?): at 600 11/22/09  $ 99.50

Charges related to specific units: 11/06/09 A-4  (investigate leak) $ 99.50
01/08/10 C-5/C-6 {plugged drain) $174.90
04/13/10 C4  (roof leak repair) $180.00

Sprinkler System: 05/17/10 $188.68
(ser timer) 06/12/10 $ 95.40
(set timer/repairs) 07/16/10 $163.24
(repairs) 08/17/10 $168.54

(T know how to set these timers. We don’t need to pay someone to do that.)




Pest Control/sprayed for ants: 03/05/10 in the “kitchen, bathroom,

basement, living room and foyer of A-8" $90.10
04/21/10 (600-where?) $49.75

(Aven’t individual owners vesponsible for their own pest control?)

Spray for bugs around entire building: 04/14/10 $291.50

(Spraying for bugs/ants once is a waste. 've been working on trying to balance the bug population in our

gardens, so that they will control their own populations naturally and without the need to spray. Spraying

only sets this process back.)

CPA (no description of “services rendered”: 04/30/10 $485.00

Cleaned Drains:  03/29/10 (outside) $249.10
05/18/10 (“snaked shower drain..."?) $164.30
Repair “Back Gutter”: 08/15/10 $126.88
Repair drain and replace strainer “apartment” (frental apartment): $124.38
Repair Sink in Laundry Room: 07/15/10 $101.50

Reimbursements to units owners in A-5 and B-8 for social expenses: 1/13/10
John's trash removal: $495.00/month. Ave we getting vecycling or not?

Gas bill: two or three a month, Do we pay for gas in the rental apartment?
Sewer and waste water usage: runs about $1000/month

Hotchkiss charges for: management ($700/month): phone (Paround $40.00/month):
cleaning of halls ($503.50; $436.70, etc. to a subcontractor): collecting trash from back
halls ($796.00/month): out-of pocket expenses like light bulbs, batteries, ice melt and
scoops for entrances which cost $108.44 for materials and $74.63 for Carl’s labor);
etc.(Note: visits by Carl are charged @ $49.75/hr.); office expenses; postage (between $
25 and $30.00 per month); coupon books and labels $288.00; “annual report filings”? $200
(I suspect this means to the Secretary of State}).

New Gas Meter (? For rental apartment): 05/11/10 $250,00
Install New Faucet (uwhere/why): 04/17/10 $248.75
“Clean Carpet at 598" 11/18/09 $ 49.75
Carpet Cleaning all front halls: 07/15/10 $736.70
Patch Sidewaiks: 05/10/10 $203.00 (plus materials)
“Re-cautk outsicde 598" 05/12/10 $253.75 (plus materials)

(Reported not to have worked, because the wood is rotten.)

Welding of Broken Parking Lot Drain Cover: 06/27/10  $238.50

(Why wasn’t the roofer held responsible for this, since the lift cvacked it?)

Replace two Sanitary Sewer Grates: 10/12/10 $657.20

Do we have Fidelity Insurance and the other insurance that we are now required by law to carry?




Suggestions

1. Entrance Captains: If one person in each entrance would take charge of changing light bulbs
that burn out in their entrance and in the basement under their unit, we could save a lot.

2. Smoke Detectors: If we don’t need the battery-operated units, why don't we pull out the
batteries from all the hallway smoke detectors?

3. Detailed and certified estimates along with engineering consultation: Why aren’t we
requiring detailed information on charges of labor, materials and rentals, etc, from all
contractors! Why aren’t we hiring contractors who are certified and/or practicing professional
standards set by trade organizations whose guidelines are tested and well-established? Why don’t
we have a detailed master plan for restoring the roof and exterior of the building! We now have
no impartial means by which we can evaluate our contractors’ expertise or work except when it
fails,

Given that I have 30 yr old leaks in my unit, rotted window frames, 4 skylights that need to be
replaced and brickwork that is “melting,” in spite of thousands of dollars of “repairs,” [ am
frustrated by the lack of effective, competent resolution of these problems. Every year we throw
huge sums of money at the roof and yet the areas around my unit still aren’t fixed.

[ suggest that we hire an engineer who specializes in the restoration of old buildings to look over
our roof, exterior walls and chimneys in order to develop a comprehensive restoration plan.
Then we can hire reliable experts who will not only repair the roof, but who also will be
respectful of the age and heritage of this building, those of us who live here and our surrounding
grounds, (This year’s workers from American Heritage made a mess, broke off limbs from our
pine trees, crushed the Highland lawn, cracked the parking lot drain cover, littered the grounds
with cigarette butts, dumped garbage all over, scraped and painted without drop cloths, left
heating guns on unattended, stacked tiles on plants, and used the gardens as an urinal-and that
is only what I actually withessed...Also, the estimates called for copper flashing; we got lead.)

4. Establish a hierarchy of priorities for projects and repairs: When buildings rieed to be
restored experts recommend that in addition to having an overall plan, the top priority should
be “sealing the envelope” of the building. That means for us that we need to repair the roof;
repoint the brickwork; replace rotten exterior wood, repair gutters and drains properly before we
do work on the interiors. As this year’s expenses demonstrate, we have not followed this
convention. '

Once our building is water tight, we could focus on upgrading the electrical system so that we
can begin to save on our utility bills, since they are our greatest fixed expense. This could be
accomplished by installing motion detectors on the lights in the halls and basement and by
upgrading the exterior lights to solar or more efficient systems than the ones we now have,




If we want to make progress and actually begin to move beyond our current list of constant.
expenses, we need to hold off on cosmetic painting and non-essential projects like replacing
carpeting. (The exception to this would be the restoration required to repair units under the roof
that have been damaged from the leaks in the roofs. That work should be scheduled to take
place upon the completion of the repairs and after reasonable assurance that they have been
effective.) Eventually, the hallways need to be completely renovated by stripping off the paint,
replacing the hallway windows and the exterior doots, replacing the carpeting, redesigning new
mailboxes/waste receptacles, upgrading the intercom system and installing protective wall
treatment.

[f we replaced the concrete walkways and the parking lots surfaces with brick or concrete tiles,
we wouldn’t have to worry so much about their cracking or being broken, since it is very easy
and inexpensive to pop out a few broken tiles. They also can tolerate more weight than our
current surfaces. The walkways can be designed to look perfect all the time, not patched and
broken like they now do.

The south side of the building desperately needs to be landscaped and the alley needs a dressed
surface on which to walk. {Crushed stone would be neat, easy to walk on and not subject to
damage by machinery, It also is less expensive to install than concrete or tiles,)}

Then when we are flush with money and have accomplished all that needs to be done it would
really nice to create a recreational center on the deck over the garages, etc....Our past practice of
patching and repairing rather than restoring and renovating is just being penny wise, pound
foolish, We haven’t made progress.

5. Landscaping: [ am willing and able to save money in several aspects of this area. Also, we
could benefit in the long-term, if we invested in beneficial nematodes, as grub control rather
than treat for this every year. In a like manner, if we used compost tea on the fawn we wouldn’t
need to fertilize or to water as often. Several large shrubs need to be sprayed for fungus several
times over the coming spring. There are other similar organic approaches that can be cost
effective in the long run,

Given that in the past 2 years, 10 newly purchased shrubs (representing between $500 and
$1000} have died from lack of proper watering, we need to address the question of whether or
not we are going to apply standard gardening practices here. This is not an issue for the
landscapets.

6. Bugs and Chemicals: If we work on increasing the biodiversity on our property many of the
problems we have with unwanted bugs will be resolved. Spraying chemicals only as a last resort,
as with the poison ivy, promotes biodiversity and over all health in the gardens. Working with
nature ends up being much more cost-effective and satisfactory in the long run.

7. Bar Heavy Machinery and Trucks from the Front Parking Lot: For years no heavy
equipment or trucks were allowed in the parking lot, It is not designed to handle that kind of
weight, Since this restriction has been lifted, the pavement has cracked badly, the drains have
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collapsed and the drain covers have been broken. That will only continue, so long as we
continue to ignore the reality of how fragile this surface is.

8. Coupons and Labels: Do we really need these? Can’t there be an option to pay these fees on
line?

9. Interior Painting: How is it that hallways were painted this year when the interior restoration
work that is needed on the 3" floor units was not done? In addition, there is so much paint-on
the woodwork of the hallways, that it just peals off in a few years. The hallway of 596 was just
painted and all the wallpaper and ceilings touched up three years ago....The roof leaks over the
596 hallway and the ceilings will continue to peal until that is resalved first.

10, Our Bylaw: With the passage the new amendments to the existing CT condo statutes our
current Bylaws are out of date. At some point they will need to be revised. In the meantime we
are required by law to comply with the new laws. I have heard rumors that we don’t have to do
this, because the laws are “in flux.” This is incorrect. With the exception of the possible
addition of an Office of Ombudsman to oversee complaints by condo owners there is no
pending legislation on condos. Even if there were, that would not preclude our obligation to
follow the laws already on the books.

Reference Information

**From research on the Internet on “melting” brickwork found in C-8 and C-3, etc.:

“When bricks are manufactured they are fired at the end of the process which creates the hard outer shell,
much like the crust on bread. When the crust crumbles away (spalding) exposing the soft middle the brick will
continue to slowly crumble away. Sealer may stop the crumbing for a few weeks and poly, for a bit longer, but
it will also yellow the bricks and look terrible. Once bricks start crumbling like that the only permanent
solution is to scrape the morlar away and replace the entire brick, preferably using another old brick, (old
bricks were much softer than bricks made today). Also use fime based mortar, which is much softer than the
cement based mortar used today. One of the most common reasons that spatding happens is that a batch of
bricks were not properly fired. It can also happen from paint or polyurethane on brick, Bricks need to breath
{(sic), to take in moisture and air and release moisture and air. When they are sealed with things like paint and
poly moisture will stay insidé the brick for much longer and reduce the life of the brick.”

Note: This was also the advice and the plan of action proposed by Dahill. It is not what we got. In
fact, we got much less for cur money with American Heritage. They worked {I would argue incorrectly) on 5
chimneys, replaced only 2 skylights and did patching on the roof and walls for $31,175. Dahill’s estimate for
$74,975 plus the cost of replacement bricks included the replacement of those 2 skylights, plus the
replacement of the 4 in my unit. Tt also included the use of copper flashing and extensive work on the roof and
alt 12 chimneys.... The math says it all....Dahill would have done restoration; we got patching...,

Submitted, December 2010

by
Ann Pecora Diamond




