[bookmark: _GoBack]Meadows at Topsfield 2019 Budget

HEADLINE

· 2019 Budget $135,976
· 2019 Interior unit fee/month $455.00
· 2019 Exterior unit fee/month $490.00
· Effective Date: January 1, 2019

EXECUTIVE SUMMARY

	· The 2019 Budget reflects an enhanced landscaping program (detailed below), an allowance for excess snow removal, increased spending for repairs, maintenance and gutter cleaning, allowance for replacement of golf nets and increased funding of the Reserve Fund.
· The 2019 Budget represents a $35,608 or ~35% increase over the 2018 Budget and a $3,122 reduction against the 2018 Actual spending resulting in the monthly fees above.

	· 16% or $16,176 of the increase relates to items that will not recur in the future - selected landscaping detailed below, repayment to the reserve fund for the Tree Plan and computer hardware/software for Association accounting.

	· The Proposed 2020 Budget (not approved) is shown for discussion purposes.  The table is presented as if the non-recurring "one-time" costs mentioned above were “redeployed” to increase reserve funding levels while keeping overall fees in line with 2019.  More details below.
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PROCESS

The Board worked together to:
· Align on a Mission Statement for the Homeowner Association Board of Trustees
· Agree on the Guiding Principles that govern the interactions of Board members on association-related matters.
· Detail priority spending requirements for our community that were assessed across the dimensions of safety, functionality, aesthetics, investment and administration.  They were also evaluated in terms of Importance and Urgency.
· Align on an overall level of spending that we think is reasonable to fulfill the fiduciary responsibility of the Board while providing for an extraordinary living experience
· Finally, we allocated resources to the spending priorities to arrive at the final 2019 Budget.    

DETAILS

Landscaping and Tree Service
· Increased spending for landscaping reflects an enhanced level of contracted landscaping services with a new landscaping provider ($29,849) as well as one-time spending ($6,166) for investment projects.
· See attached Appendix A for landscaping contract details

Snow Removal
· Increased spending for snow removal includes baseline spending ($21,412) reflecting historical experience as well as $2,500 for snowfall in excess of historical amounts.

Insurance
· Spending is generally in line with previous periods.
· The Board conducted an Insurance Policy Review with our broker – WT Phelan.  The Board is evaluating broker recommendations which will be the subject of a future Board meeting. 
· See attached Appendix B for insurance policy details.

Repairs, Maintenance and Gutter Cleaning
· Increased spending for repairs and maintenance reflects enhanced focus on rain gutters to avoid a repeat of ice damming and an on-going program to maintain siding.

Golf Net Replacement
· Increased spending reflects replacement/repair of the golf net near hole #1 nearest the club house.



Reserve – Summary based on Reserve Study

· In 2018, the Association budget included $10,037 to fund the Reserve.  This was calculated as 10% of the operating budget.  This equates to ~20% of “full funding” as defined in the Reserve Study.  
· In 2019, $13,547 is budgeted for reserves.  ~27% of “full funding”.  An increase reflecting a fiduciary responsibility to ensure funds will be available to address matters detailed in the Reserve Study. 
· As mentioned above, the proposed 2020 budget anticipates the use of non-recurring “one-time” costs of 2019 ($16,176 – see details above) to increase funding of the Reserve Fund.  This level of funding would result in ~60% of “full funding”. 
· We will discuss the impact of these funding levels on our monthly fee and the impact that reserve funding levels might have on future assessments, if any.  The table below is meant to be a frame of reference for further discussion during our January meeting.  It is based on the Reserve Study and the assumptions therein.    
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ATTACHMENTS

Attachment A


Attachment B
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October 29, 2018 


The Meadows at Topsfield Condominium Trust 
Attn: Board of Trustees 
25 Fairway Drive 
Topsfield, MA 01983 


Re: 	2018 Insurance summary 


Dear Trustees, 


I am pleased to attach our renewal summary for 2018-19. The building limit have been increased by 4.3% 
to reflect increased construction costs and requirement to maintain Guaranteed Replacement Cost 
coverage. The overall premium change is 4.1% meaning the rate is essentially flat. This is favorable as we 
are seeing rate changes in the 3-8% range. Attached is a spreadsheet comparing the current term to the 
renewal to the current program. Please note the following important discussion items: 


BUILDING LIMITS: Section 3. Insurance item A. of the condominium documents require the trustees 
maintain insurance on the property in an amount equal to 100% of the current replacement cost of the 
buildings. Section 3. B further states the trustees should periodically obtain an independent appraisal or 
insurance company appraisal of the full replacement value of all portions of the buildings 	 Based on 
this requirement I have recommended in the past and restate the recommendation the trustees consider 
securing an independent professional replacement cost valuation. This will not only document the trustees 
current limit decision but will also provide a baseline for future limit decisions. Following are comments 
related to valuations: 


• Insurance companies, including CAU, almost universally use the BVS valuation software. This is 
not to be considered an appraisal but simply an underwriting tool to ensure for actuarial and pricing 
reasons minimum limits are carried. 


• Replacement cost valuation programs are designed to estimate replacement costs for a single site 
event such as a fire. They do not reflect higher replacement costs incurred at the time of a regional 
catastrophe, such as hurricane, where demand for labor/materials are high and supplies are 
strained driving costs up significantly. 


• Should the trustees secure a professional replacement cost appraisal, and I recommend they do 
so, CAU's estimator may come out higher than the appraisal. Insures make adjustments to reflect 
coverage's such as Guaranteed Replacement Cost, ALL IN coverage, etc. which BVS does not 
have factors for. 


The current blanket limit has increased slightly from $13,435,000 to $14,010,000 as a requirement to 
maintain Guaranteed Replacement Cost coverage. 


W.T. Phelan & Company Insurance Agency, Inc. 
645R Massachusetts Avenue • Arlington MA 02476  •  Voice 781.641 7200 • Fax 781 646 2410 


Arlington • Belmont • Combtdge • Lexington • Watertown 
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VALUATION: CAU's coverage continues to be GUARANTEED REPLACEMENT COST (GRC). With GRC 
there is essentially no dollar cap. In my opinion the real benefit of both the GRC form is to address the 
inflated cost to replace in the event of a regional catastrophe. 


DEFINITION OF COVERED PROPERTY: Unless endorsed otherwise the standard property policy will 
follow the minimum requirement in the insurance section of the condominium documents. Our preference 
is to endorse the policy to ALL IN Coverage. ALL IN extends coverage to include the interior of the 
ENTIRE unit for permanently installed items including improvements and betterments. This does not 
include personal property which is the unit owner's responsibility to insure. CAU includes the ALL IN form. 
The bylaws are essentially ALL IN however the endorsement reduces any possibility of confusion at the 
time of loss. Not only do I believe ALL IN is the proper method of insuring condos but it is also a lending 
requirement of FNMA and other lending organizations. Without the ALL IN' endorsement each unit owner 
would need to purchase homeowners coverage A (dwelling) which may be excessive. 


DEDUCTIBLE: The current and renewal program includes a $10,000 PER UNIT deductible for ALL 
PERILS. The bylaws are silent with respect to a dollar cap on the deductible as well as how the deductible 
is allocated. This is favorable as it allows the trustees to use their own discretion in setting the deductible 
limit and the deductible are allocated to the unit owners. The documents require each owner to carry a unit 
owner's policy. If the policy is set up properly the deductible would be fundable under the unit owner 
policy. As we discussed in the past I would recommend an insurance resolution be adopted, filed and 
distributed to the unit owners to document the deductible allocation and claims process. If a resolution if 
adopted and filed please forward a copy for our files. 


ORDINANCE OR LAW: Insurance repairs or replaces with like kind and quality damage to covered 
property by a covered cause of loss. Most condominium claims are further affected by state and local 
building ordinances requiring replacement with better materials than like kind/quality and could require 
demolition of certain parts of the building not damaged by the fire (these additional costs must be 
mandated by authorities and not just elected). There is coverage available to address these exposures 
called building ordinance or law. There are three distinct coverage options. Coverage 'A' (undamaged 
portion of building), Coverage `B' (demolition of the undamaged portion) and coverage `C' (increased cost 
of construction). CAUs policy includes coverage A up to the building limit with $300,000 for coverage B 
and $300,000 for coverage C. Higher limits are available if desired. 


BACKUP OVERFLOW SEWERS AND DRAINS: The standard commercial property form excludes 
damage caused by a backup or overflow of a sewer and drain. It is important to note the term overflow of 
a drain. This would include such claims as clogged toilet, sink or a tub left running not just a sewer 
backing up. CAU has a proprietary form which does not contain this exclusion thereby providing GRC 
limits. 


EARTHQUAKE: As Catastrophe coverage many insurers are restricting their capacity. CAU includes 
earthquake limits up to the ratable limit of $14,120,000 subject to a 5% per building deductible. 


FLOOD: CAU does not offer flood coverage. If coverage is desired please advise and we will provide a 
summary of the available options. 


W.T. Phelan & Company Insurance Agency, Inc. 
6458 Massachusetts Avenue • ArHgton, MA  02476  •  Voice  781.641 7200.  Fax  781  646 2410 


Arlington • Belmont • Combudge • lexington • Watertown 
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WIND DRIVEN RAIN: Most standard condominium policies exclude damage to the interior of a building 
without first sustaining damage from a covered cause of loss with ice dams being the rare exception. The 
only carrier in this market who offers coverage for what we would term wind driven rain is MiddleOak 
however they are not writing any new business at this time. 


EMPLOYEE DISHONESTY (CRIME): Section 3. Insurance item A (4) of the condominium documents 
require the trustees maintain coverage. The total amount of fidelity coverage shall not be less than three 
(s) months' fees plus reserves. MASS condominium law requires coverage be maintained as well. We 
have included crime coverage with the D&O as a package with a $75,000 limit. Please review the limits 
and advise if any changes need to be made. 


D&O: The D&O policy was automatically renewed therefore no further action is required at this time. 


UMBRELLA EXCESS: The Umbrella excess policy is through a specialty Risk Purchasing Group (RPG) 
program. The current limit is $5,000,000. Higher limits are available. In order to request coverage be 
bound the program requires the attached renewal forms be completed and signed. Please confirm the 
association makeup is correct and not changed on page 4, answer claims question and sign page 5 and 
sign membership form on page 8. 


WORKERS COMPENSATION: The WC policy is in a specialty condo program through PMA and will 
renew automatically. The primary benefits of the program include covering sanctioned volunteers as if 
they were employees and there is no physical premium audit. In order to qualify for the program PMA 
requires there be no direct payroll and all contractors servicing the common areas provide a valid WC 
certificate of insurance. The signed application confirmed the condominium adheres to these 
requirements. Should this change please advise at which point and we would have to cancel this coverage 
and replace coverage in the assigned risk pool. 


ENVIRONMENTAL IMPAIRMENT: There is no coverage currently in effect. If coverage is desired please 
advise and we will secure appropriate specialty applications. 


TERRORISM (TRIA): The TRIA act was reauthorized in 2015 and is included in the package. 


Please review and contact me with any questions and how you wish to proceed. 


Thank you again for the opportunity to service the insurance needs of the Meadows at Topsfield. 


Sincerely, 


Robert J. Masse, Jr. 


W.T. Phelan & Company Insurance Agency, Inc. 
645R Massachusetts  Avenue  •  Arlington, MA 02476  •  Voice 781.6,41.7200  •  Fax  781 646 2410 


Arlington • Belmont • Cambridge • texington • Watertown 
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Meadows at Topsfield 
PACKAGE POLICY 
Insurance Carrier 


Blanket building limits (Ratable limits) 


Valuation clause 


Coinsurance 


Definition of Covered Property 


	


2017 	 2018 


	


11/06/2017 - 11/06/2018 	11/06/2018 - 11/06/2019 


	


CAU/QBE 	 CAU/QBE 


	


13,435,000 	 14,010,000 


Guaranteed Replacement Cost Guaranteed Replacement Cost 


	


None 	 None 


	


ALL IN 	 ALL IN 


Base Deductible - general 	 10,000 	 10,000 
Per Unit - ALL PERILS 	 10,000 Per Unit All Perils 	10,000 Per Unit All Perils 


Maintenance Fees and Assessments 	 Included 	 Included 


Heat Maintenance Endorsement 	 Included 	 Included 


Equipment Breakdown 	 Included 	 Included 


Backup/overflow sewer or drain 	 Not Excluded 	 Not Excluded 


Building Ordinance 
Coverage A - Value of Undamaged Portion 	 Included 	 Included 
Coverage B - Demolition 	 300,000 	 300,000 
Coverage C - Increased Cost of Construction 	 300,000 	 300,000 


Earthquake 
	


13,435,000 	 14,120,000 
Deductible 
	 5% 	 5% 


Flood (Sublimit) - EXCLUDING Zone A 
	


Not offered - NFIP is option 	Not offered - NFIP is option 
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not available 


1,000,000 
No aggregate applies 


not available 


1,000,000 
No aggregate applies 


5 ,ee 1895 


Wind Driven Rain Endorsement 


Liability: 
Occurrence Limit 
Aggregate Limit 


1,000,000 1,000,000 


Not available Not available 


TRIA Included TRIA Included 


Non-Owned Hired Automobile Liability 


Environmental Liability - Each Loss 


Terrorism (TRIA) 


PREMIUM 


DIRECTORS & OFFICERS/CRIME 
Insurance Carrier 


16,216 


11/06/2017 - 11/06/2018 
Travelers 


16,913 


11/06/2018 - 11/06/2019 
Travelers 


Directors & Officers Each claim/Aggregate 1,000,000 1,000,000 
Retention 1,000 1,000 
Property manager endorsement Yes Yes 


Employee Dishonesty limit 75,000 75,000 
Non-compensated officers as employees YES YES 
Designated agent - property manager NO NO 


Forgery or Alteration Limit 75,000 75,000 
Computer Crime Limit 75,000 75,000 
Fund Transfer Limit 75,000 75,000 


Crime Retention 1,000 1,000 
PREMIUM 1,161 1,161 
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S.nce 1898 


UMBRELLA EXCESS LIABILITY 
Insurance Carrier 
Limit of Liability 


Excess of D&O 


PREMIUM 


	


11/06/2017 - 11/06/2018 	11/06/2018 - 11/06/2019 


	


Greenwich 	 Greenwich 


	


5,000,000 	 5,000,000 


	


Yes 	 Yes 


	


907 	 907 


WORKERS COMPENSATION 
Insurance Carrier 
Bodily Injury by Accident - Each Accident 
Bodily Injury by Disease - Policy Limit 
Bodily Injury by Disease - Each Employee 
9015 Building Operations Payroll 


PREMIUM 


	


11/06/2017 - 11/06/2018 	11/06/2018 - 11/06/2019 


	


100,000 	 100,000 


	


500,000 	 500,000 


	


100,000 	 100,000 


	


If Any 	 If Any 


	


290 	 355 


TOTAL 
	


18,574 	 19,336 
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*all numbers provided by Pat and Jack and 

compiled by Scott for presentation purposes

2017 Actual 2018 Budget 2018 Actual 2019 Budget

2019 "one-

Time" Costs

Projected 

2020 Budget

2019 Budget 

v. 2018 

Budget

2019 Budget 

v. 2018 

Actual

Landscaping and Tree Service 27,835          21,000          36,821          36,015          (6,166)           29,849          15,015         

(806)              

Snow Removal 19,526          20,000          28,782          23,912          23,912          3,912           

(4,870)           

Insurance 18,685          18,500          18,978          19,392          19,392          892               

414                

Repairs/Maintenance/Gutter Cleaning  3,714            4,500            9,000            8,500            8,500            4,000           

(500)              

Painting 10,100          5,000            5,000            5,000            5,000            -                

-                

Septic Maintenance and Pumping 2,825            1,400            3,414            2,900            2,900            1,500           

(514)              

Sprinkler/Fire Alarm Testing/Maint. 3,902            4,000            5,169            5,200            5,200            1,200           

31                  

Telephone (septic/alarms) 1,658            1,800            2,130            2,100            2,100            300               

(30)                

Professional Fees  1,023            1,000            330                2,000            2,000            1,000           

1,670            

Electricity and Water 1,338            1,400            1,970            1,900            1,900            500               

(70)                

Miscellaneous 400                2,961            477                3,000            3,000            39                 

2,523            

Golf Net Replacement 9,463           

-                

2,500            2,500            2,500           

2,500            

Reserve Study 2,980           

-                

-                 -                

-                

Tree Plan -                 8,770            17,020          8,510            (8,510)           -                 (260)              

(8,510)           

Reserve 10,037          10,037          13,547          13,547          3,510           

3,510            

Reserve - Proposed Increase

-                 16,176          -                

-                

Computer system for accounting 1,500            (1,500)           -                 1,500           

1,500            

Contingency

-                 -                 -                

-                

103,449         100,368         139,128         135,976         (16,176)          135,976         35,608           (3,152)           

35%


image2.png
Years Year5 | Year10 | Year1s5 | Year20 Year 25 Year30 | Year3s Year 40 Total
Balance - 4000000 286170.00 518340.00 66551000  902,680.00 359850.00 608,020.00 656,190.00 B
Contribution | 40,000.00 248170.00 248,170.00 248170.00 243170.00  248170.00 248,170.00 248170.00 243170.00 2,025,360.00
Outlays - (2,000.00) (16,000.00) (101,000.00) (11,000.00) (791,000.00) - (200,000.00) (97,000.00) (1,218,000.00)
Balance 4000000 286,170.00 518,340.00 66551000 902,680.00  359,850.00 _608,020.00 656,190.00 807,360.00 _807,360.00

Years1-5| vears | vear10 | vear1s | vear20 Year 25 Year3o | vear3s Year 40 Total
Balance - 4000000 186902.00 319,804.00 367,706.00  505,608.00 (136490.00) 12,412.00 (38,686.00) B
Contribution | 40,000.00 148902.00 148,302.00 148902.00 143902.00 148902.00 148,302.00 148302.00 14890200 1,231,216.00
Outlays - (2,000.00) (16,000.00) (101,000.00) (11,000.00) (791,000.00) - (200,000.00) (97,000.00) (1,218,000.00)
Balance 4000000 186,902.00 319,804.00 367,706.00 505608.00 (136490.00) 12412.00 (38,686.00) 1321600 _ 13,216.00

Years1-5| vears | vear10 | vear1s | vear20 Year 25 Year3o | vear3s Year 40 Total
Balance - 4000000 87,634.00 121,268.00 69902.00  108,536.00 (632830.00) (583,196.00) (733562.00) B
Contribution | 40,000.00 49,634.00 49,634.00  49634.00 49,634.00  49634.00  49,634.00  49,634.00  49,634.00  437,072.00
Outlays - (2,000.00) (16,000.00) (101,000.00) (11,000.00) (791,000.00) - (200,000.00) (97,000.00) (1,218,000.00)
Balance 20,0000 87634.00 121,68.00  69,302.00 108536.00  (632,830.00) (583,196.00) (733,562.00) (780,928.00)  (780,928.00)
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Newton, NH 03858 
(603) 777-7883 


The Meadows at Topsfield — Fairway Drive Topsfield, MA 01983 


Landscape Maintenance Agreement 2019-2021: 


Spring Cleanup: 	 $3,290.00 
One time service performed end of March to end of April (as Weather allows) 


Includes: 
Grass areas: Will be cleaned of sand from winter operations and organic debris; thatched; cut; 
trimmed 
Parking Lot and Sidewalks: Will be cleaned of sand and debris 
All sand debris and/or organic material will be dumped off site 
Planting Beds: Will be raked and cleaned 


Mulching: (Black Mulch) 	 $3,147.00 
One time service performed March to end of April (as Weather allows) 


Includes: 
Planting Beds Preparation: Beds will be: edged; cleaned and raked; perennial deadwood will 
be cutback; any annuals will be removed 
Installation of up to 1" of Mulch 


Maintenance: 	 $11,302.00 
Includes: (28 visits) 
Cleaning of trash and organic debris in landscaped areas 
Cutting and trimming the turf areas to no less than 2.5" and in drought conditions may be cut 
to 3.5" 
Cleaning and removing weeds in mulch beds and sidewalk areas as needed 
Blowing down all the parking lots, walkways, and hardscapes 
Maintaining Retention Pond Areas as needed 
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Pruning: 	 $1,920.00 
On going service but the bulk is performed July 1 - August 31 


Includes: 
Trimming all shrubbery under 12' (excluding trees) with hand pruners and/or gas powered 
pruners as required to maintain a neat, groomed appearance. Dead or diseased shrubbery will 
be pruned throughout the season as needed 
Inspect all trees and shrubs for disease or pests 
Shearing white pines and other evergreen shrubs at the end of the season 


Fall Cleanup: 
Performed Nov on a recurring basis (as Weather allows) 


Includes: 
Cleaning entire property of leaves and debris and hauling material offsite 
Cleaning and trimming perennials as needed 


$2,601.00 


Annual Plantings: 	 $1,920.00 
Performed as 3 color changes 


Spring Color: installation of 30 - 4" pansies at the front entrance 	- $210.00 
Summer Color: installation of 130 - 4" New Guinea Impatiens and Pennisetum - $910.00 
Fall Color: installation of 100 — 4" Mums - $800.00 


Turf Care Services (irrigated areas only) 	 $4,109.00 
Performed as six (7) applications per year 


Includes: 
Two (2) Fertilizer Applications plus Pre-Emergence weed controls 
Three (3) Organic Style Fertilizer plus spot treatment of Emerged Weeds including, but not 
limited to crabgrass control 
One (1) Application of a Moisture Manager (or similar product) 
One (1) Grub Control 
One (1) Core Aeration service 


Tree and Shrub Care: 
	


$800.00 
Performed once per season 


One (1) treatment for Gypsy moths and Winter moths 


Irrigation Service: 
	


$760.00 
2 (two) service visits 


Includes: 
Opening up the system (performed by June 1) 
Blowing out the system (performed by November 1) 
Parts and repair are not included in the price and will be billed as additional work 


Total for the Season: 
$29,849.00 
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One Time Planting: 


Addendum B 


Install in the center circle: 
6 —1 gal Rosy Returns Daylily 
16 —1 gal Blue Salvia 


Cost: $796.00 


Install plants at 3 lamp posts that currently do not have plants. Plants shall match the other 
lamp posts. 


Cost: $1,200.00 


Install at the front entrance (area currently being used as an annual display): 
8 —1 gal Autumn Joy Sedum 
6 —1 gal Liatris Spicata 
12 —1 gal Echinacea 


Cost: $834.00 


Remove 2 white pines and 1 maple tree from the retention pond behind units 21-24 and 
install: 


2 — 3 gal Comus Racemosa 
2 — 3 gal Bayberry 
4 — 3 gal Pennisetum fountain grasses 
12 —1 gal Black eyed Susan 


Cost: $2,020.00 


Remove 6 plants along the net behind units 21-24 and install: 
2 — 5 gal Physocarpus Diablo 
1 — B&B Rhododenron (I think Cunningham White, but I am not sure until it flowers) 


Cost: $516.00 


Remove the existing plants in front of unit 16 and transplant to the bed behind the well dog 
house and install: 


2 — 3 gal Annabelle Hydrangea 
2 —1 gal Echinacea 
2 —1 gal Sedum 
2 — 3 gal Magic Carpet Spirea 


Cost: $800.00 
ict 9 
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