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We mourn. We pray. We vow to help.



CAI EXPRESSES OUR DEEPEST CONDOLENCES for the victims, their 
families, and the entire community affected by the Champlain Tower  South 
condominium collapse on June 24 in Surfside, Fla. 

Members of CAI lived in and worked at Champlain Tower South, and 
our community of homeowners, volunteer leaders, community association 
managers, and business partners is shocked and devastated by this event. 

Yet this tragedy is not just about the victims who were lost that day. It’s 
not just about the building and why it fell. The trauma is not contained by 
the singular event. It’s not contained by the site of the collapse.

This tragedy is also about the families, friends, and loved ones who lost 
everything. It’s about the survivors too. The web of people impacted by the 
devastation is infinitely broader than we might think.

This tragedy is going to reverberate through all community associations 
for years to come. Every community association resident, board member, 
manager, and business partner will be asking questions of themselves, of 
each other, and of you. 

It is our responsibility as an organization to do what’s in our control to 
make sure this doesn’t happen again. We are resilient, hopeful, and opti-
mistic we can learn from this tragedy. Change is inevitable.

On behalf of CAI’s  more than 42,000 members and more than 73  million 
Americans living in condominiums, housing cooperatives, and homeowners 
associations, we mourn the victims, pray for the survivors, and vow to help 
ensure the safety of condominiums worldwide.

A note about our coverage: CAI made a decision not to connect with any community 
association board members, the community manager, or business partners directly 
CHƂ�NKCVGF�YKVJ�VJG�%JCORNCKP�6QYGT�5QWVJ�%QPFQOKPKWO�#UUQEKCVKQP�VQ�RTQVGEV�VJGKT�
privacy and grieving process. In addition, despite an abundance of local and national 
media attention on the collapse, we independently sourced only information and facts 
VJCV�EQWNF�DG�KFGPVKƂ�GF�VJTQWIJ�RWDNKEN[�TGNGCUGF�FQEWOGPVU�
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What’s inside:
]� A tribute to the victims
]� A timeline of the recovery
�]� CAI Southeast Florida 

response
]� Remembering David 

Epstein
]� Supporting Surfside
]� Condo safety resources
]� High-rise safety and 

building codes
]� Reserve studies and 

reserve funds
]� Insurance impacts
»View more resources at 
www.caionline.org/
condosafety.
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WWHEN CHAMPLAIN TOWER SOUTH CONDOMINIUM COLLAPSED in 
the early morning hours of June 24, sons, daughters, fathers, mothers, grandfathers, and 
grandmothers were in their homes. 

First responders were dispatched to the site of the 12-story, 136-unit building at 8777 
Collins Ave. at approximately 1:20 a.m. Search and rescue teams worked around the 
clock for more than a month, pausing only during dangerous weather conditions and the 
destruction of the remaining structure to meticulously pick through the rubble to recover 
bodies and remains of the missing.

Miami-Dade County o!  cials accounted for 242 people. One person died in the hospi-
tal, and 97 more bodies were recovered and identi" ed between June 24 and July 26. Vic-
tims of the tragedy ranged in age from 1 to 92. Some owners and renters lived in Cham-
plain Tower South full time; others used their unit as a vacation home or rented it out to 
others. # e families grieving the victims stretched from the tight-knit Jewish community 
of South Florida to Argentina, Paraguay, and Colombia. 

“Nothing we can say or do will bring back these 90 angels who left behind grieving 
families, beloved friends, loved ones across this community and across the world,” says 
Miami-Dade County Mayor Daniella Levine Cava. “But we have done everything pos-
sible to bring closure to the families, and I am especially proud that through these tireless 
e$ orts, we were able, at last, to bring closure to all those who reported missing loved ones.”

 NEVER FORGET. A couple stands in front 
of a makeshift memorial to the victims of 
the Champlain Tower South condominium 
collapse in Surfside, Fla. The 98 people who 
died ranged in age from 1 to 92. 
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Stacie Dawn Fang, 54 years old, recovered June 24

Antonio Lozano, 83 years old, recovered June 24

Gladys Lozano, 79 years old, recovered June 25

Manuel LaFont, 54 years old, recovered June 25

Leon Oliwkowicz, 80 years old, recovered June 26

Luis Bermudez, 26 years old, recovered June 26

Ana Ortiz, 46 years old, recovered June 26

Christina Beatriz Elvira, 74 years old, recovered June 27

Marcus Joseph Guara, 52 years old, recovered June 26

Frank Kleiman, 55 years old, recovered June 28

Michael David Altman, 50 years old, recovered June 28

Hilda Noriega, 92 years old, recovered June 29

Lucia Guara, 11 years old, recovered June 30

Emma Guara, 4 years old, recovered June 30

Anaely Rodriguez, 42 years old, recovered June 30

Andreas Giannitsopoulos, 21 years old, recovered June 30

Magaly Elena Delgado, 80 years old, recovered June 30

Bonnie Epstein, 56 years old, recovered June 30

Claudio Bonnefoy, 85 years old, recovered July 2

Maria Obias-Bonnefoy, 69 years old, recovered July 2

Not available at the family’s request, 7 years old, recovered July 2

Graciela Cattarossi, 48 years old, recovered July 2

Gonzalo Torre, 81 years old, recovered July 2

David Epstein, 58 years old, recovered July 2

Ingrid Ainsworth, 66 years old, recovered July 5

Tzvi Ainsworth, 68 years old, recovered July 5

Nancy Kress Levin, 76 years old, recovered July 5

Jay Kleiman, 52 years old, recovered July 5

Francis Fernandez, 67 years old, recovered July 5

Graciela Cattarossi, 86 years old, recovered July 6

Gino Cattarossi, 89 years old, recovered July 6

Simon Segal, 80 years old, recovered July 6

Elaine Lia Sabino, 71 years old, recovered July 6

Gary Cohen, 58 years old, recovered July 7

Juan Alberto Mora Jr., 32 years old, recovered July 7

Andrea Cattarossi, 56 years old, recovered July 5

Ruslan Manashirov, 36 years old, recovered July 7

Harold Rosenberg, 52 years old, recovered July 7

Gloria Machado, 71 years old, recovered July 7

Maria Teresa Rovirosa, 58 years old, recovered July 7

.WKU|8KEGPVG|2GVVGPIKNN|.QRG\�/QTGKTC�+++� 3 years old, recovered July 7

Sophia Lopez Moreira, 36 years old, recovered July 8

.WKU�2GVVGPIKNN� 36 years old, recovered July 7

8KUJCK�2CVGN� 42 years old, recovered July 6

$JCXPC�2CVGN��36 years old, recovered July 6

Deborah Berezdivin, 21 years old, recovered July 7

Juan Alberto Mora, 80 years old, recovered July 7

Benny Weisz, 31 years old, recovered July 8

#PIGNC�8GNCUSWG\� 60 years old, recovered July 8

Ilan Naibryf, 21 years old, recovered July 7

.GKF[�8CPGUUC�.WPC�8KNNCNDC� 23 years old, recovered July 7

Nicole Langesfeld, 26 years old, recovered July 7

/KIWGN�2C\QU� 55 years old, recovered July 8

Richard Rovirosa, 60 years old, recovered July 8

Oresme Gil Guerra, 60 years old, recovered July 8

Not available at the family’s request, 5 years old, recovered July 8

Not available at the family’s request, 44 years old, recovered July 8

Ana Mora, 70 years old, recovered July 7

Elena Chavez, 87 years old, recovered July 6

Elena Blasser, 64 years old, recovered July 5

Marina Restrepo Azen, 76 years old, recovered July 7

Maria Gabriela Camou, 64 years old, recovered: July 8

,WNKQ�%GUCT�8GNCUSWG\� 66 years old, recovered July 9

Lorenzo De Oliveira Leone, 5 years old, recovered July 8

Alfredo Leone, 48 years old, recovered July 8

Maria Torre, 76 years old, recovered July 8

Richard Augustine, 77 years old, recovered July 6

Luis Sadovnic, 28 years old, recovered July 7

Edgar Gonzalez, 42 years old, recovered July 8

#NGZKC�/CTKC�2GVVGPIKNN�.QRG\�/QTGKTC� 9 years old, recovered July 7

#PPC�5QRJKC�2GVVGPIKNN�.QRG\�/QTGKTC� 6 years old, recovered July 7

Lisa Rosenberg, 27 years old, recovered July 9

Arnold Notkin, 87 years old, recovered July 9

Judith Spiegel, 65 years old, recovered July 9

/CTICTKVC�8CUSWG\�$GNNQ� 68 years old, recovered July 10

Cassie Billedeau Stratton, 40 years old, recovered July 10

Fabian Nunez, 57 years old, recovered July 8

Catalina Gomez Ramirez, 45 years old, recovered July 10

Nicole Dawn Doran, 43 years old, recovered July 9

Beatriz Rodriguez Guerra, 52 years old, recovered July 8

Andres Levine, 26 years old, recovered July 11

Moises Rodan Brief, 28 years old, recovered July 11

#KUJCPK�)KC�2CVGN� 1 year old, recovered July 6

Mercedes Fuentes Urgelles, 61 years old, recovered July 11

Raymond Urgelles, 61 years old, recovered July 11

Luis F. Barth Tobar, 51 years old, recovered July 10

Maria Notkin, 81 years old, recovered July 9

8CNGTKC�$CTVJ��14 years old, recovered July 11

/KEJGNNG�#PPC�2C\QU��23 years old, recovered July 9

Mihai Radulescu, 82 years old, recovered July 9

Rosa Saez, 70 years old, recovered July 10

Miguel Leonardo Kaufman, 65 years old, recovered July 9

/CTKC�2QRC��79 years old, recovered July 9

Brad Cohen, 51 years old, recovered July 7

6JGTGUC�8GNCUSWG\��36 years old, recovered July 8

Anastasiya Gromova, 24 years old, recovered July 18

Linda March, 58 years old, recovered July 5

Estelle Hedaya, 54 years old, recovered July 20

SOURCE: MIAMI-DADE COUNTY POLICE DEPARTMENT. VICTIMS LISTED IN ORDER 
THAT THEY WERE IDENTIFIED BY POLICE.

Daniel J Brannigan
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SSHOCKED AND SADDENED
by the devastation in its backyard, the 
CAI Southeast Florida Chapter, serv-
ing Miami-Dade, Broward, and Monroe 
counties, immediately rallied to support 
Surfside.

! e " rst thing Chapter President 
Steve G. Mason, #$#%, %$&, '#%$, did 
after hearing about the June 24 collapse of 
Champlain Tower South was to reach out 
to the on-site community manager for the 
condominium, a PCAM and longtime CAI 

member who served on the chapter board 
several years ago. “I texted him to see if he 
was OK mentally for support, as he is a 
friend, and to let him know that we (CAI) 
were ready to help wherever we can.”

CAI Southeast Florida, one of eight 
CAI Florida chapters, does a lot of chari-
table work, so Mason called an emergency 
board meeting the day after the collapse 
to " gure out how members could help. 
! e " rst impulse was to drive to Surfside, 
but in the immediate aftermath, showing 
up was discouraged since the American 
Red Cross was coordinating e( orts and 
looking only for trained volunteers.

! e chapter decided to hold a cloth-
ing drive, and members hauled numer-
ous large bins and bags of new cloth-

By Pamela Babcock

RallyingSupport
CAI Southeast Florida Chapter finds 
ways to help its members and the 
broader community recover 
from an unthinkable tragedy.

ing, underwear, and other necessities to 
a monthly breakfast and evening mixer. 
! ey also assembled toiletry bags with 
essential items and turned it all over to the 
Red Cross. 

“We thought these people had to leave 
the building immediately and may not 
have clothes or anything,” Mason explains. 

! e chapter also encouraged donations 
to the many groups providing " nancial 
support for victims and " rst responders, 
including the Surfside Hardship Fund, 
the Greater Miami Jewish Federation, the 
Shul of Bal Harbour, and the Miami Heat 
Charitable Fund. Perhaps best of all, sev-
eral chapter members recently attended a 
volunteer orientation with the American 
Red Cross. 

 SURFSIDE STRONG. A heart was drawn on a beach located near Champlain Tower South. 
Numerous organizations, including the CAI Southeast Florida Chapter, rallied to support the 
Surfside community following the condominium’s collapse in late June. G
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June 24: Champlain Tower South 
partially collapses at approximately 
1:30 a.m.

June 25: President Biden approves 
an emergency declaration for Florida, 
allowing the Federal Emergency Man-
agement Agency to deploy federal 
resources to the scene.

June 26: Miami-Dade County Mayor 
Daniella Levine Cava announces an 
audit of all residential properties that 
are at least five stories high and 40 
years old.

June 30: NIST announces it will launch 
full technical investigation into the 
collapse.

July 4: Remaining portion of Cham-
plain Tower South still standing demol-
ished at approximately 10:30 p.m. 

July 8: First responders transition from 
rescue to recovery.

July 20: Final victim recovered.

July 26: Final victim identified.

Search, Rescue, Recovery

Daniel J Brannigan
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“We want to get a group of CAI vol-
unteers trained so we are ready for the 
next event,” Mason explains.

In the coming months, the chapter 
plans to focus on education by holding a 
series of town hall meetings and to support 
potential legislative initiatives CAI might 
advocate for as a result of the tragedy. 

“I think these meetings will be a good 
way to alleviate some of the mental stress 
and challenges that people are having in 
dealing with this tragedy,” Mason says. 
“I’m looking forward to getting not just 
fresh ideas but also good discussion on 
potential legislative initiatives and opera-
tional ideas for management.”

Mason hopes the meetings will give 
building o!cials, community managers, 
board members, and owners an opportu-
nity to talk about their fears and to learn 
more about the importance of strong 
"scal planning and the fundamentals of 
building operations.

Anxiety was still palpable in South 
Florida a month after the tragedy, par-
ticularly since there has been no de"nitive 
ruling on what caused the collapse. “It 
helps to discuss these things,” Mason says, 
adding that he thinks the meetings will 
help with the mental aspects of the recov-
ery and show that CAI is there to assist.

Mason lives 40 minutes away in Coral 
Springs but drove to Surfside for the "rst 
time in mid-July. He shot a short video 
of the memorial fence where photos of 
victims, #owers, stu$ed animals, and other 
mementos have been left.

“It was sad, and it was surreal,” Mason 
says, his voice "lled with emotion. “You 
think about all the people and the fami-
lies. I just kept staring at the blank site, 
and I see the crane … and I’m looking at 
it like, ‘I can’t believe it’s just gone.’ ” 

To head o$ other potential disasters, 
many municipalities have conducted man-
datory inspections of properties of a certain 
age. A few buildings have been condemned 
and demand for structural engineering 
inspections is at an all-time high. 

“One of our members, %e Falcon 
Group, told me that their phones have 
been ringing o$ the hook,” says Mason, 
who spent 20 years in association man-

Aging infrastructure
OVER MANY CONVERSATIONS in recent years, members of the Foundation 
for Community Association Research have identified aging infrastructures—the 
physical structures and the components within them that community associa-
tions rely on for residents’ safety and well-being—as a critical concern for as-
sociation managers, boards, homeowners, and residents.

Too often, according to Foundation members—and despite occasional in-
spections and regularly scheduled reserve studies—associations fail to recog-
nize serious structural and system failures. When damage becomes so obvious 
that it cannot be ignored, the tendency is to make superficial or temporary 
repairs and postpone comprehensive, in-depth restoration.

To address this growing problem, the Foundation convened a task force 
comprising attorneys, reserve specialists, engineers, insurance providers, man-
agers, and bankers, to determine what issues are the most prevalent in failing 
physical components, and—especially—how associations can prepare them-
selves to address and resolve these issues when they inevitably arise.

CAI managers, board members, and contractors in community associations 
across the U.S. responded in a survey to share their recent major capital proj-
ects with the task force. More than three-quarters (81%) of 
survey respondents reported encountering unanticipated 
and unplanned-for infrastructure issues over a recent 
three-year period.

The aggregated information and observations of these 
respondents revealed empirical data that can enlighten 
thoughtful association boards and committees, com-
munity managers, business partners and contractors, 
homeowners—anyone who is responsible for the invest-
ment of community assets.

»Download Breaking Point: Examining Aging Infrastructure 

in Community Associations. foundation.caionline.org 

agement and is currently director of client 
relations for Weisbrod Matteis & Copley, 
a law "rm that handles insurance litiga-
tion after natural disasters.

On a positive note, Mason says he 
thinks more community associations than 
ever before are being proactive and initi-
ating inspections before the municipality 
does its own. For the most part, Mason 
says he thinks members, colleagues, and 
clients feel safe.

Mason recently spoke with a board 
member in an older condominium build-
ing a short distance from the collapse that 
is in the middle of a concrete restoration 
project. Mason says the man reported he 
was “100% comfortable” with the work 
being done and happy with the engineer 
and contractor making repairs.

On the legislative front, chapter board 

member Michael S. Bender, an attorney 
with Kaye Bender Rembaum in Pompano 
Beach, says CAI is urging lawmakers to 
take a thoughtful and comprehensive 
approach to changes so they accomplish 
the goals of ensuring buildings are safe.

“Building codes and styles have 
changed over the past four to "ve decades 
and aging infrastructure is an issue facing 
all buildings,” says Bender, who chairs the 
CAI Florida Legislative Alliance. 

He adds the advocacy group is work-
ing with all CAI legislative action com-
mittees throughout the country to 
approach issues such as building inspec-
tions, reserve studies, funding require-
ments, and insurance regulation in a uni-
form, practical, and meaningful way. cg
Pamela Babcock is a writer and editor in 
the New York City area.

Daniel J Brannigan
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DDAVID EPSTEIN was enjoying his early retirement. A former 
president of FirstService Residential Northeast, he and his 
wife, Bonnie, loved traveling, being on the water, and their son, 
Jonathan. David and Bonnie split their time between Brooklyn, 
N.Y., a townhouse in Ventnor on the New Jersey shore, and their 
ninth-! oor condominium unit in Champlain Tower South in 
Surfside, Fla. 

David, 58, and Bonnie, 56, lost their lives in the tragic col-
lapse on June 24 that claimed 98 victims and shattered connec-
tions between families, friends, colleagues, and neighbors. 

“It’s been a very rough couple of weeks. It’s head-scratching, 
surreal, and hard to believe this really happened,” says Michael 
Mendillo, president of FirstService Residential East. 

Mendillo had known Epstein for more than 30 years. " e 
two # rst met in 1988 while Epstein was managing a develop-
ment of new condominiums and Mendillo was brokering sales 
of new units within that same development to investors. Men-
dillo was essentially Epstein’s client at # rst. 

" eir relationship grew and in that same year, Mendillo, 
Epstein, and Richard Oller partnered to form the Wentworth 
Group, which became the leader in full-service residential prop-
erty management in the New York and Philadelphia metro areas. 

“David and I were in our 20s at the time. It was a great part-
nership as the two of us rounded 
each other out well. For example, 
he was very strong on the # nancial 
side of the business, and I honed 
in on developing our culture, 
recruiting, and sales. Our strengths 
really blended well together ,” says 
Mendillo. 

Over a nine-year run, Went-
worth grew to manage more than 
200 communities and, in 1997, 
became the # rst company to part-
ner with FirstService Corporation. 

“It’s been an amazing journey—
# rst with organic growth and then 
acquisitions,” says Mendillo. “David 
always had an appetite for deals. 
He was an entrepreneurial person, 
thinking outside of the box on the 
# nancial side. Our innovations and 
contributions to the service set of 
FirstService Residential are evident 
today in areas including lending, 

Remembering David Epstein 
insurance, and lockbox. I’m so proud to have been a part of that 
journey and to have collaborated with David along the way.” 

After Epstein retired in 2018, he and Mendillo connected 
regularly as friends and business partners as they continued to 
own real estate together. " ey last texted just a few days before 
the collapse. 

“He was a terri# c husband and dad. I admire him,” Mendillo 
says. “He was true to himself and spoke honestly. He was intense 
with business but, more importantly, just a really fun, great guy.” 

Mendillo recalls a FirstService retreat on a cowboy ranch in 
Arizona in 2008. Mendillo and Epstein shared a good laugh 
about how a guy from Philadelphia (Epstein) and a guy from 
North Jersey (Mendillo) would # nd themselves wearing cowboy 
hats and boots at work.

It’s those memories and the private moments between the two 
that Mendillo will treasure most. 

“During our company gatherings, like our educational semi-
nars, award ceremonies, and holiday parties, we would # nd our 
way to a corner of the event and just observe and appreciate,” he 
says. “It’s amazing to re! ect on the journey. It started from noth-
ing and grew to something so special. We were always very proud 
to be part of it and re! ect on all the people and special relation-
ships along the way that greatly impacted us.” 

" e Epsteins purchased their 
Champlain Tower South unit in 
2005. David loved kite sur# ng, 
jet skiing, and scuba diving. " e 
couple was involved with ocean 
conservation and education non-
pro# t Save the Blue. 

Oller, the former business 
partner, wrote in a memorial post 
on Facebook that he also had just 
spoken with Epstein days before 
the collapse.  

“As I talked business, David 
countered with how much he and 
his wife Bonnie loved their early 
retirement,” writes Oller. “" rough 
my deep sadness, my only comfort 
is knowing that … David was the 
happiest man I know, and he and 
Bonnie are still together.” CG
Daniel Brannigan is managing 
editor of Common Ground™ maga-
zine and CAI’s director of publishing.

By Daniel Brannigan

David Epstein, left, 
with Michael Mendillo

Management company executive among Surfside victims
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QUESTIONS HOMEOWNERS SHOULD ASK
] Does our building need an inspection by a professional engineer to evaluate the structural integrity 

of the building?
] Does our community have a reserve study to plan for the repair and replacement of major components 

owned by the community? When was this reserve study last updated?
] Does our community have a plan to fund the repair and replacement of major components  

owned by the community?
] Are critical components in the building such as structure, balconies, stairwells, etc., included  

in the reserve study? If not, is there a maintenance plan for them?
] Will a special assessment be required to fund the repair or maintenance of components  

that are not included in the reserve study?

STEPS HOMEOWNERS SHOULD TAKE
] Know your rights and responsibilities as a homeowner.
] Attend board meetings.
] Read communications from your community.
] Ask questions and participate in your community meetings and events.
] Regularly pay community association assessments.
] Agree to fund reserves for repair and replacement of major components and necessary maintenance.

STEPS BOARDS OF DIRECTORS SHOULD TAKE
] Seek advice from professionals regarding building maintenance and inspections. 
] Determine if there are any signs of structural concerns that may need to be inspected by a  

professional engineer.
] Conduct and review your reserve plan using best practices.
] Review your reserve funding plan and fund accordingly.
] Have a conversation with homeowners about reserve study/maintenance plans and funding.
] Take actions required in the maintenance and reserve plan.
] Maintain frequent communication with residents about these important issues. 
] Be transparent with homeowners about how much repairs might cost and whether a special  

assessment may be necessary.

»View more resources regarding structural integrity, maintenance, and reserves  
at www.caionline.org/CondoSafety.

In the wake of the Champlain Tower South condominium collapse in Surfside, Fla., homeowners and 
volunteer boards of directors from around the world are asking questions about their own 
communities and wondering how to protect their buildings.
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SUPPORT SURFSIDE: The Coral Gables Community Foundation, the Key Biscayne Community Foundation, and the Miami 
Foundation are building a relief fund for those impacted. www.supportsurfside.org 
THE SHUL OF BAL HARBOR: A central fund to disperse to families and victims affected by the collapse. www.theshul.org/8777
MIAMI HEAT CHARITABLE FUND: The NBA team is working to help first responders and those affected by the building  
collapse. give.miamifoundation.org
MIAMI MARLINS: The MLB team is helping those affected by the building collapse. www.mlb.com/marlins/community/foundation
AMERICAN RED CROSS is responding in Surfside. www.redcross.org/southflorida

Supporting Surfside

Daniel J Brannigan
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INVESTIGATION UNDERWAY. The National Institute of Standards and 
Technology is conducting a full technical investigation of the Champlain 
Tower South collapse—a thorough review that could take years to 
complete. Investigators began analyzing the rubble (above and p. 26) and 
setting up sensors (p. 28) to monitor the site days after the tragedy.

Daniel J Brannigan
©2021 Community Associations Institute
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The Surfside condominium collapse set off alarm bells and could spur 
possible legislative remedies to improve safety.
By Mike Ramsey

IT WILL TAKE MONTHS OR YEARS to determine the causes 
behind the collapse of Champlain Tower South in Surfside, Fla., but 
the tragedy is already in! uencing the way condominium buildings 
are scrutinized in that region and other parts of the country.

Ninety-eight people were killed early June 24 when part of the 
136-unit high-rise tower failed, sending 12 ! oors pancaking to the 
ground. " e ages of the victims ranged from 1 to 92.

Several factors could have led to the collapse. A 2018 engineer’s 
report outlined numerous problems with the building that was 
completed in 1981, including “major structural damage” to the 
concrete slab below the pool deck. “Abundant cracking” in concrete 
beams in the parking garage also was identi# ed.

" e National Institute of Standards and Technology is 
conducting a full technical investigation—a thorough review that 
typically takes years to complete. In addition to identifying the 
causes of the collapse, NIST’s work could lead to recommended 
changes to building codes, standards and practices, and other 
appropriate actions to improve the structural safety of buildings. 

Alert

Daniel J Brannigan
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“THIS IS AN unspeakable tragedy, and 
like all NIST investigations, we will 
conduct a fact-!nding study to prevent 
tragedies like this in the future,” says James 
Oltho", who is currently performing the 
duties of the undersecretary of commerce 
for standards and technology and NIST 
director. “We intend to undertake a 
thorough technical investigation into what 
caused the collapse, to ultimately make 
recommendations that would make our 
buildings safer and keep something like 
this from happening again. #is e"ort will 
take time, but we will work on this as long 
as necessary.”

SHOCKWAVES 
#ere are millions of high-rise 
condominium units in Florida—many 
near the ocean or aging, much like 
Champlain Tower South. #e collapse 
has set o" alarm bells for community 
association board members, managers, 
and business partners around the world. 

“We, as engineers, are spooked,” says 
Sinisa Kolar, executive vice president 
of #e Falcon Group in Miami, an 
engineering, architectural, and energy 
consulting !rm. “It’s not normal for a 
building to collapse. Even if there’s a 
hurricane and the building collapsed, 
I would still say, ‘#at’s not normal.’ I 
completely understand the public being 
freaked out.”

Amid the heightened sense of alarm, 
local governments in South Florida 
ordered at least two residential structures 
evacuated over safety concerns, including 
a 156-unit condominium building in 
North Miami with a history of code 
violations. Hundreds of residents 
suddenly found themselves displaced.

Shockwaves registered elsewhere in 
the U.S., too, following the catastrophe.

Occupants of one downtown 
Chicago condominium building raised 
concerns about advanced deterioration 
at a separately owned parking garage at 
the base of their high-rise. City o$cials 
closed the eight-story garage for repairs, 
Crain’s Chicago Business reported.

In Marina del Rey, Calif., a team of 
Los Angeles County inspectors fanned 
out at a condominium complex that 

has a history of deferred maintenance. 
After the survey, o$cials told residents 
of Marina City Club the property was 
not in danger of collapsing, despite the 
presence of spalling concrete, leaking 
decks, and corroded pipes, according to 
the Los Angeles Times.

On the East Coast, Jersey City, N.J., 
Mayor Steven Fulop said owners at 
several buildings were fearful because 
their condominium boards had delayed 
repair projects. He announced plans 
for a city ordinance that would obligate 
building owners to have structural safety 
inspections completed every 10 years.

Currently, every !ve years, the state 
of New Jersey requires life safety-type 
surveys at hotels, condominiums, and 

apartments, says community association 
attorney Michael S. Karpo", a partner at 
Hill Wallack in Princeton, N.J. 

“It’s a short-term kind of thing,” 
says Karpo", a fellow in CAI’s College 
of Community Association Lawyers 
(CCAL). “It’s not really intended to make 
sure the building is structurally sound.”

As clients at condominium buildings 
have been calling his o$ce in the wake 
of the Florida catastrophe, Karpo" says 
he has encouraged them to have periodic 
structural inspections done, even if they 
are not yet required by law.

“We’re taking a more proactive 
stance,” he says.

#e chorus of worry across the 
U.S. is understandable, says Iowa State P
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University architecture professor !omas 
Leslie. He says most modern buildings 
share at least a couple of commonalities: 
steel rebar-reinforced concrete at their 
base and the constant need to monitor 
and repair all building materials when 
they deteriorate.

“!at is not just a Miami problem,” 
Leslie says.

He notes, for example, that freeze-
and-thaw cycles can wreak havoc at 
Chicago properties. When moisture 
penetrates concrete and reaches the 
rods within, the metal rusts and swells 
outward, compounding the damage.

“!at will chew up concrete just as 
fast as saltwater getting in,” Leslie says. 
“!e defense mechanism is exactly 
the same, which is waterproo"ng and 
paying attention and replenishing 
the waterproo"ng that ages out or 
deteriorates.”

‘LIKE BATHTUBS’
In recent weeks, much attention has 
focused on Miami-Dade County’s 
recerti"cation program for older 
buildings, which requires them to 
undergo structural and electrical 
safety inspections at the 40-year mark. 
Champlain Tower South was in the 
process of recerti"cation, and the board 
had launched a $15 million capital 
improvement program to "x myriad 
problems. 

Miami-Dade’s recerti"cation program, 
which also requires follow-up inspections 
when buildings turn 50 years old, was 
implemented after seven people were 
killed in the collapse of a government 
o#ce building in Miami in 1974. 

Neighboring Broward County created 
a similar system in 2005. But Florida 

condominium buildings outside of 
these two counties are not subject 
to such post-occupancy inspections, 
even though many of them face 
the same type of corrosive coastal 
environment.

“We have king tides; we’re on 
the water. !ese parking garages 
are like bathtubs,” says lawyer 
David Haber, founder of 
Haber Law in Miami. “!ere’s 
nothing that is di$erent in other 
coastal cities going all the way up the 
line that isn’t happening in Miami-Dade 
and Broward counties. It’s happening 
everywhere.”

Ideally, experts say, building owners in 
Miami-Dade and Broward counties are 
thinking ahead when it comes to their 
40-year recerti"cations because it could 
take months or years to complete needed 
repairs if serious problems are identi"ed 
by professionals. 

!e initial deadline to make any 
repairs is six months, but o#cials may 
approve a series of extensions if building 
owners show they are making progress, 
says Kolar, whose Miami "rm does 
recerti"cations.

“For a $10 million project, you’re 
probably looking at three years,” he says. 

Contracts for repairs typically contain 
a caveat, notes Michael Hyman, a 
shareholder at Siegfried Rivera in Coral 
Gables, Fla., and a CCAL fellow. Owners 
are on the hook if crews discover more 
corrosion and “chase” it to a deeper 
source.

“You have to keep going back until 
you end up where the rust stops,” he says. 
“Unless you’re Superman, and you can see 
through concrete, you really don’t know 
how bad it’s going to be.”

Kolar says owners who take a 
preemptive and aggressive approach to 
maintenance often "nd the 40-year 
recerti"cation process a breeze. Some 
even hire an engineer a few years 
out to help them make sure their 
building will pass muster.

“If you maintain your property, 
the 40-year process is nothing 

but paperwork,” he says. 
“But if you don’t, it’s a capital 

improvement project, with 
everything that goes with it.”
!ere is the rub. A central theme of 

the Champlain Tower South story is 
the reported resistance board members 
encountered over the scope of repairs 
and the special assessment needed to 
pay for the work. Costs ballooned from 
$9 million to $15 million over just a few 
years, according to published reports.

Observers say it’s a common refrain 
at many community associations: 
Residents push back at additional fees 
or try to kick the can down the road to 
future owners. 

Florida condominium boards 
themselves have become adept over the 
years at waiving or reducing the level of 
life-safety reserves that their own studies 
recommended, Haber says.

“!ere’s too much discretion right 
now,” the lawyer says.

At least in the short term, Florida 
condominium boards are expected 
to be less shy about raising capital 
improvement money. Indeed, they may 
have a measure of political cover in the 
wake of Surfside.

“Every time there’s going to be even 
close to a question about the stability of 
the building, it’s going to be deemed an 
emergency,” Hyman says.
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“You have to keep going back until you end up 
where the rust stops. Unless you’re Superman, 

and you can see through concrete, you really don’t 
know how bad it’s going to be.”
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For one, condominium 
unit buyers are more likely to 
do their homework about the 
repair history of buildings. 
! ey may even take deep 
dives into reserve studies.

“If prospective buyers 
start asking to see basements 
and the mechanical rooms 
and stu"  like that, that to 
me is much more likely to 
change things. Market forces 
are much more powerful,” 
says Leslie, the Iowa State 

University architecture professor.
At the same time, developers who 

erect high-rises may take a closer look at 
alternative building materials that can be 
used instead of conventional concrete and 
steel rebar.

Two contenders, respectively, are # ber-
reinforced concrete (FRC), in which 
metal, glass, or synthetic # bers strengthen 
the cement mix, and # ber-reinforced 
polymer (FRP) rebar that is made with 
synthetic or other corrosion-proof 
materials. 

Kolar says these materials show promise 
but are not yet widely used by builders.

“! e production is more expensive,” 
the structural engineer says of alternatives 
to traditional rebar. “And they are more 
di$  cult to manage on site because a lot of 
those have to be done in the factory to cut 
the proper size. ! ere is not a lot of wiggle 
room if you get the wrong batch, and then 
your project is going to be on hold.”

He adds: “A lot of (developers) are 
going in that direction because they don’t 
want to be responsible for # xing the 
building after they (# nish) it.”

For people living in aging, 
conventionally built structures, experts 
agree that vigilance is the best strategy 
following the Surfside disaster.

“I think it ends up being an object 
lesson for the whole country—that we’ve 
got to be a little more diligent,” says 
Hyman, the South Florida attorney. “It’s 
going to change the paradigm, and it may 
be the best thing that ever happened, in 
the most bizarre way of all.” CG
Mike Ramsey is a Chicago-based 
freelance writer. P
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WHAT’S NEXT?
In the longer term, sweeping changes 
may be in store for Florida buildings, 
including condominiums. ! e most 
obvious potential remedy is some kind 
of statewide mandate for structural 
safety inspections, possibly at intervals 
shorter than the 40 years now required in 
Miami-Dade and Broward. 

Florida previously had a short-
lived requirement that buildings taller 
than three stories undergo # ve-year 
inspections. Some have suggested the 
2008 mandate—repealed in 2010 as part 
of a broader package of building code 
changes—may have helped head o"  the 
Surfside collapse.

Others disagree, for a variety of 
reasons. Most glaringly, condominium 
boards were able to waive the # ve-year 
inspection requirement, according to the 
Daytona Beach News-Herald. 

“We didn’t have Surfside then,” former 
Gov. Charlie Crist, who is campaigning 
for his old job, told the newspaper 
recently. He signed the repeal. “Obviously, 
it’s a new day, and this is an enormous 
wake-up call, not just to the people of 
Florida but I think to the world.”

State and national task forces are 
examining a range of issues emanating 
from the Surfside collapse, including 
structural inspections, reserve require-
ments, and how to potentially assist cash-
strapped residents or retirees who get bad 
news about major repairs.

CHANGING MARKETS 
Industry observers and experts envision at 
least a couple of trends post-Surfside. 
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Performing reserve 
studies and 
establishing adequate 
reserves is absolutely 
vital for community 
associations. We must 
do more to make that 
fact known.

ALMOST IMMEDIATELY 
after Champlain Tower South 
collapsed, local o!cials, media 
outlets, and building experts were 
trying to make sense of the events 
leading up to the tragedy. People 
wanted to understand how and 
why something so unexpected and 
heart-wrenching could happen. 
Issues like lack of planning, inac-
tion, lack of funding, and deferred 
repairs all were brought up as con-
tributing factors.
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AT THE TIME, it was far too early to 
form conclusions or to assign blame. Even 
now, it’s still too soon. I was taught by my 
father at a young age that, “It is better to 
extend a hand than to point a !nger.” "is 
early lesson was valuable, and it is one 
that we all should keep in mind.

As an outsider, I will never know nor 
will I be able to fathom the struggles and 
turmoil experienced by the Champlain 
Tower South board over the past several 
years, nor will I know what turmoil they 
endured in their prolonged deliberations 
regarding the extensive repairs that they 
faced.

Another lesson I learned growing 
up also applies to this horri!c tragedy: 
“"ere’s nothing to be learned from the 
second kick of the mule.” We all need to 
recognize the need for adequate reserve 
funds. 

Performing reserve studies and estab-
lishing adequate reserves is absolutely 
vital to the long-term viability of our 

community associations. "ey should not 
be an optional budget adjunct that can 
be ignored or waived without real conse-
quences—ranging from loss of property 
value and skyrocketing assessments to 
delinquencies, foreclosures, and, in the 
worst cases, infrastructure failure. 

“Underfunding of reserves is a 
common issue that associations face,” 
says Matt Kuisle, #$, of Reserve Advisors’ 
Tampa, Fla., o%ce.

Kuisle estimates that roughly 40% of 
his Florida clients either fully or partially 
waive funding of the reserves—as allowed 
under Florida law. 

More than 20 years ago, CAI adopted 
the National Reserve Study Standards. 
Since then, CAI has provided thousands 
of hours of educational seminars and pro-

fessional development courses on reserves 
and reserve studies. Still, we hear people 
say, “I didn’t know that reserves were 
important to my community.” 

"e onus for planning and adequately 
funding the reserves falls at the feet of com-
munity association owners, board members, 
and managers. Elected o%cials who haven’t 
passed meaningful and e&ective legislation 
that gives community association boards 
the authority they need to insist on reserve 
studies and on adequate reserve funding 
also should take some of the onus. 

Unfortunately, not enough states have 
laws requiring reserve studies and reserve 
funding. And for those states that do, 
too many contain an exclusionary clause 
if the funding presents a !nancial hard-
ship. "ese legal provisions don’t actually 
protect owner !nances. By not requiring 
adequate reserve funding, we are dooming 
future owners to bare inequitable !nancial 
burdens when previous owners should 
have been paying their fair share too. 

"e issue of underfunded reserves isn’t 
limited to high-rise condominium asso-
ciations. Mid-rise condominiums, town-
house communities, and both large and 
small homeowners associations all face the 
same challenge. "e longer communities 
wait to address the issue of reserve fund-
ing, the larger the shortfall grows and the 
narrower their options become. 

Maryland Delegate Marvin E. Holmes 
Jr. recognized the need to mandate reserve 
studies and reserve funding as a way to 
protect owners from unnecessary !nancial 
burden. 

“Elected o%cials are consistently 
receiving complaints from members in 
associations that are assessed with very 
high special assessments because of not 
having enough funds in their reserve 

accounts because reserve studies had 
not been done for a signi!cant period of 
time,” says Holmes, the primary sponsor 
of recent reserves legislation in Maryland. 
“"is bill will help protect against those 
scenarios.”

TAKING RESPONSIBILITY
We each need to examine, understand, and 
acknowledge how our role in community 
association governance a&ects adequate 
funding of reserves. Each of us, whether 
we are an owner, a board member, a com-
munity manager, or a consulting profes-
sional, has the ability to positively in'u-
ence the outcome of discussions regarding 
adequately funding reserves.

Owners need to become educated 
about funding for future repairs. How 
many times have we heard the statement, 
“Why should I pay for a roof that will be 
replaced sometime in the future when I 
may no longer be living here? How does 
that bene!t me?” 

Owners need to understand that they 
are only being asked to pay for the por-
tion of the roof ’s life that was used that 
current year. We also need to acknowledge 
that by not properly funding the reserves, 
we are forcing future owners to pick up 
the tab for unpaid shares. 

By purchasing a home within a com-
munity association, owners are agreeing 
to abide by the covenants, which includes 
paying assessments as determined by the 
budget. If for no other reason than to pro-
tect their own investment, owners need to 
ensure that the budget includes funding 
for reserves. 

As Robert A. Felix, ()(*, +$), ,(*), 
#$, a longtime industry professional, says, 
“It’s like the oil !lter commercial: You pay 
me now or pay me later.” 

The onus for planning and adequately funding the 
reserves falls at the feet of community association 

owners, board members, and managers.
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Owners can pay as they go, when the 
special assessment comes up, or in the loss 
in property values because of the poor 
physical and aesthetic condition of the 
community.

Boards of directors need to be 
committed to uphold certain duties, 
one of which is to make prudent, 
DWUKPGUU�NKMG�FGEKUKQPU�KP�VJG�ƂPCPEKCN�
management of the association. Many 
boards meet resistance from owners regard-
ing assessment levels. !ere is an institu-
tional pressure to keep assessments down, 
but that should not be the board’s goal. 
Instead, the board should focus on the best 
course of action for the community as a 
whole, not the most popular decision. 

“Perhaps the greatest duty of the board 
of directors is to protect, preserve, and 
enhance the value of the homes with the 
community,” says Robert Lyles, of Lyles & 
Lyles Attorneys in South Carolina.

Among all of the other challenges a 
board faces, perhaps the biggest challenge 
is convincing owners to approve a budget 
that increases funding for reserves. Boards 
need to make clear to their members that 
adequately funded budgets are essential to 
protect each homeowner’s "nancial inter-
est. In many cases, this is not an easy task. 
!is is made all the more di#cult in states 
where there are no laws or where there 
are ine$ective laws that still do not pro-
vide boards with the authority to insist on 
adequately funded reserves.

Community managers need to 
direct boards toward best practices 
in the industry and educate them on 
the possible consequences of their 
actions or inactions. One of the best 
ways to do this is by encouraging board 
members to take advantage of CAI edu-
cational events. Hundreds of classes 
are taught every week at the local and 
national level on a variety of topics by 
quali"ed and experienced industry profes-
sionals. With virtual learning fast becom-
ing the standard, it is vastly easier to 
attend many of these webinars, seminars, 
and events. 

Getting boards to adequately fund 
reserves is easier when there are state laws 
that require common interest communi-
ties to conduct reserve studies and to fund 
the reserves. Unfortunately, not all states 
have such laws in place. “Most associa-
tion boards in Virginia just assume that 
reserve studies are going to be done,” says 
Michelle Baldry, %&, of Reserve Advisors. 
In Maryland, Baldry says she is getting 
some complaining and pushback on the 
recently passed law. 

WHAT CAN WE DO NOW?
As an industry, we need to continue to 
emphasize the education of boards and 
homeowners. We also need to develop 
educational opportunities for legislators 
and other public o#cials that show the 
vital importance of reserves to the "nan-

cial and physical viability of community 
associations in their districts. We need a 
concerted e$ort to get more (and more 
reasonable) state laws requiring reserve 
studies and reserve funding.

CAI has been timely and focused in its 
response to the tragedy in Florida. CAI’s 
reserve study and reserve funding work-
ing group is reviewing current policies 
and will modify them where necessary to 
better address the challenges that com-
munity associations are facing today. 

WHAT MUST WE LEARN?
We all play a role in community associa-
tion living. 

As homeowners, we need to develop 
a more realistic attitude toward budget-
ing and reserves that considers both our 
own short-term interest as well as that of 
the long-term interest of the community. 
And we need to support the board in its 
decisions. 

As board members, we also need to 
think in both short- and long-term inter-
ests. We need to commit to being e$ective 
leaders and make decisions based on the 
best interests of the community, not just 
what is popular at the time. 

As community managers, we need to 
continue to emphasize the education of 
board members. And we need to e$ec-
tively guide boards to learn about and 
adopt the best practices of the industry. 

!e reserve analysts who conduct 
those reserve studies that help boards 
make informed planning and budgeting 
decisions also have a role. 

We must emphasize the National 
Reserve Study Standards and best prac-
tices of our profession when dealing with 
our clients. We must make sure that the 
guidance that we are providing is clear 
and accurate, and we must be willing to 
point out when and where the current 
practices of our clients do not comply 
with those standards. And we also must 
continue to review and adjust those stan-
dards and practices as the industry and 
our profession matures and changes. cg
Peter B. Miller is principal and co-founder 
QH�ECRKVCN�TGUGTXG�EQPUWNVKPI�ƂTO�/KNNGT�&QF-
son Associates in Annapolis, Md. Miller is a 
OGODGT�QH�%#+oU�$QCTF�QH�6TWUVGGU�)
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By Joe Cantlupe

EDITOR’S NOTE: Multiple community association insurance experts 
were interviewed for this article. The comments contained within are the 
opinions of each individual expert. A working group of insurance experts 

convened by CAI is examining the impacts and potential changes.

TTHE CHAMPLAIN TOWER 
South condominium collapse in Surf-
side Fla., could lead to  turmoil in the 
insurance markets, causing uncertainty 
and challenges for community associa-
tions nationwide. Insurance experts 
predict the catastrophe may mean 
higher rates and cancellation of cover-
age. Insurers also are likely to scruti-
nize association documents, insist on 
more detailed underwriting require-
ments, and pressure boards to act more 
expediently in critical situations. 

Community associations can expect
uncertainty and challenges with insurance 

following the Surfside condo collapse, but they
can take significant steps to prepare.

Daniel J Brannigan
©2021 Community Associations Institute



34 [ COMMON GROUND   SEPTEMBER OCTOBER 2021

COMMUNITY ASSOCIATIONS can 
take signi!cant steps to improve their 
standing and prepare for these potential 
changes by educating themselves in the 
hiring of insurers, establishing risk man-
agement programs, and closely evaluating 
their policies. "ey also should be aware 
of potential legislative changes in their 
states stemming from the disaster.

“"is is tragic, something you just don’t 
comprehend or think about,” says David 
Cummard, executive vice president and 
insurance advisor for "e Mahoney Group, 
insurers based in Mesa, Ariz. “"e insur-
ance industry will come out front on this.”

Cummard predicts that some insurers 
will adjust and pull out of the community 
association market. 

“Insurance companies will tighten 
underwriting rules and place new restric-
tions on who they write for,” he says. 
“"ere will be greater scrutiny of boards. 
It will be important for HOAs to work 
with experienced insurance brokers and 
understand their exposures.”

UNDERWRITING REQUIREMENTS
Among the myriad rami!cations will be a 
mound of paperwork as insurance under-
writers seek more information from com-
munity associations across the country, 
says Dawn M. Becker-Durnin, #$%&', a 
North Carolina-based vice president of 
PeopleFirst Property & Casualty, a divi-
sion of Acrisure National Network. 

"ose documents include inspection 
reports, reserve studies, claims histories, 
and accuracy of dates on structural items 
to be replaced or updated, she says. 

“Condos that do not have the money 
to comply with underwriting requirements 
will fall into the excess and surplus lines 
market and pay a hefty price,” adds Karen 
O’Connor Corrigan, #$%&', president and 
owner of O’Connor Insurance in Mis-

souri. “Most carriers’ underwriters look at 
condos as a piece of real estate and, if it’s 
not maintained well, they reject it.”

Community associations typically have 
directors and o(cers (D&O), commer-
cial general liability, and umbrella liability 
insurance to provide coverage for injuries, 
property damage, certain lawsuits, and 
personal liability situations. Certain poli-

cies may receive greater examination.
“D&O and commercial general liabil-

ity policies will continue to be underwrit-
ten based upon the number of units, the 
number of pools, and athletic courts, but 
there may be underwriter scrutiny par-
ticularly with respect to the D&O to the 
composition of the board and manage-
ment team and best practices being fol-
lowed,” says Robin C. Manougian, #$%&', 
vice president of John Manougian Insur-
ance Agency in Silver Spring, Md.

Generally, she says, D&O policies 
typically include property damage and 
bodily injury exclusions, but D&O poli-
cies “could be triggered to address claims 
alleging !nancial mismanagement and 
failure to properly manage,” she says. "at 
could include maintenance of the build-

ing, properly using reserve studies, and 
adhering to a reserve schedule. 

While the collapse of any structure 
is certainly unusual, insurance can cover 
such occurrences. “Collapse is covered 
in a special form policy under certain 
circumstances, including when a build-
ing has hidden decay and conditions that 
were unknown to the insured,” Manou-

gian says. But the provision excludes 
coverage when the insured “was aware of 
decay and deterioration,” she adds.

For Champlain Tower South, prob-
lems were known for several years. In 
October 2018, Morabito Consultants 
issued a report detailing extensive cracks 
and other problems along columns and 
walls. Eventually, owners at Champlain 
Tower South were overwhelmed by the 
$9 million price tag for the cost of repairs; 
repairs had increased to $15 million by 
April 2021.

“"e collapse of the building and loss 
of life has been heartbreaking,” Manou-
gian says, adding that there’s a lesson 
board members should learn from the 
tragedy. “Understanding the relationship 
between future expenses and building 

“Understanding the relationship between future 
expenses and building longevity really separates 

healthy associations from ones that strug!le.”
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longevity really separates healthy associa-
tions from ones that struggle.” 

Mark Friedlander, a Jacksonville, 
Fla., director of corporate communica-
tions for the Insurance Information 
Institute, says there could be impacts for 
homeowners too.

“Condo insurance coverage may be 
more di!cult to obtain for individual 
unit owners and may be more expensive,” 
Friedlander says. “Some insurers may no 
longer write coverage in certain areas or 
for certain types of properties, such as 
those older than 40 years.”

Friedlander adds, “HOAs may have a 
di!cult time obtaining master association 
coverage with another carrier or may have 
to pay a much higher premium when they 
obtain new coverage.”

RISK MANAGEMENT
Community associations should reexam-
ine their reserve studies and risk manage-
ment programs, insurers say.

“"e lesson learned from Champlain 
Tower is that our buildings need inspec-
tions from other specialists,” says Cor-
rigan. “A reserve study identi#es the 
building components for their intended 
life expectancy. "ey do not complete the 
possibility of hidden decay or other struc-
tural features.”

Board members also should align 
themselves with an insurance professional 
who has experience with community asso-
ciations, preferably a Community Insur-
ance and Risk Management Specialist 
(CIRMS), Corrigan says. CIRMS profes-
sionals understand the unique insurance 
needs of a common interest community. 

“HOAs and management companies 
should review their current master poli-
cies with their insurance agent or carrier 
to ensure they have the right types and 
level of coverage and are fully insured 
for a major catastrophe,” says Corrigan. 
“Also, they need to make sure they clearly 
understand what exclusions may be 
included in the policy that would lead to 
a denial of coverage in the event of a cata-
strophic loss.”

Boards have a #duciary duty to protect 
community assets, says Becker-Durnin. 
Association governing documents contain 

certain insurance requirements that the 
board must meet.

“"e board of directors is the risk 
manager for the association. "ey are 
tasked with identifying risk to the com-
munity,” says Becker-Durnin. “Some risk 
can be transferred through an insurance 
policy. When a board understands the 
insurance program that they are purchas-
ing and what is covered and not covered, 
they will make better risk management 
decisions thereby resulting in lower pre-
mium and reduced claims exposure.”

LASTING CHANGE
As associations, insurers, and others exam-
ine the fallout of the Florida tragedy, leg-
islative changes are expected; insurance 

Establishing a risk management program
RISK MANAGEMENT PROGRAMS protect association assets from the adverse 
effects of accidental loss. A structured, logical, and staffed program that is 
tailored to specific association needs will convert association risk management 
from theory to practice.

1. SETTING GOALS. Risk management programs flow from formal, written 
business plans that include an overall mission statement. Associations that do 
not have such a plan, focused on delivering core housing services, must imple-
ment one to develop a comprehensive program. The board also must be com-
mitted to establishing a risk management program. Without strong leadership, 
the program will flounder.

2. DEFINING RESPONSIBILITY. The board vice president is generally responsi-
ble for the risk management program. Often, this person will work with a Com-
munity Insurance and Risk Management Specialist (CIRMS), a risk management 
committee, the management company’s risk manager, the insurance agent or 
representative, and other experts.

3. ORGANIZING THE PROGRAM. Though risk management programs vary, all 
associations should make sure the risk manager or risk management commit-
tee handles all risk control, risk financing, claims, and insurance bidding and 
evaluation.

4. CONTROLLING THE PROGRAM. The association can control the program 
by monitoring and improving the risk management process. The association 
must use both activity standards and results standards, and it should take im-
mediate action if actual performance falls below established 
standards.

5. DEVELOPING A WRITTEN POLICY. A written risk man-
agement policy helps association leaders and members 
understand their roles in the program. It also shows that the 
board considers risk management a priority.

»Learn more risk management techniques in Risk Manage-

ment: How Community Associations Protect Themselves.

Members: $20. www.caionline.org/shop 

coverage may be a$ected for years to come.
A major area that will probably be 

examined includes the building recerti#-
cation process.

“It would not surprise me at all if, in the 
future, insurance carriers began requiring 
high-rise buildings, particularly those that 
are over 30 or 40 years old, to pass some 
form of recerti#cation,” Manougian says. 

CAI has assembled working groups to 
address best practices on reserve studies 
and funding, structural building integrity 
and inspections, and insurance and risk 
management. Some state legislative action 
committees are already meeting with leg-
islators. cg
Joe Cantlupe is a freelance writer in the 
Washington, D.C., area.
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