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The Highlands at Ocean Point Board of Trustees Special Meeting, April 6, 2016 
 

Highlands at Ocean Point Condominium Association 

Board of Trustees Special Meeting  
With Owners Impacted by Feb. 14-15 Sprinkler Leaks 

April 6, 2016 

Pool Clubhouse 

Purpose of this Special Meeting:  Owners of units impacted by the February 14-15 bursting of sprinkler 

pipes were invited to meet with representatives of the Highlands Board and our public adjuster to get an 

update on the insurance claim associated with the damage.  Additional purposes of the meeting are to assist 

owners to get an understanding of the process, to provide owners with an opportunity to ask questions, and 

to clarify roles and responsibilities of overseeing the repairs. 

Attendance:  Trustees:  Gary Gersten (Treasurer), Helen Jones (Secretary).  Maintenance Coordinator: 

Donna Crone.  Guests:  Jeff Sabel, President, Sabel Adjusters of Plymouth; Chris Lyons, Estimator/Project 

Manager from RebuildEx of Plymouth County in Carver.  Owners/Owner Representatives:  Joanna 

Zarkadas and Virginia Sands (2912), Rita Potocsky (3004), Jeanne Tran,  (2913), Jeanne Downey (2409), 

Charles Tringale (representing his mother, Concetta Babicz, 3006).   

At a special meeting of the Highlands at Ocean Point Board of Trustees, held in the pool clubhouse, on 

Wednesday evening, April 6, 2016, the Treasurer presiding, the meeting was called to order at 7:03 p.m. 

This was an informational meeting, and there was not a quorum of trustees present. Therefore, no Board 

actions were taken at this meeting. 

Treasurer Gary Gersten opened the meeting by summarizing the meeting’s purpose.  He explained that, in 

light of Maintenance Coordinator Donna Crone’s leaving, he has been working directly with Donna and 

our insurance adjuster to orchestrate this process in order to provide a seamless transition and continuous 

oversight of this project. He summarized his background as a civil engineer with 30 years experience in 

corporate real estate. He assured owners of his intention to provide a seamless transition and continuous 

oversight of this project in order to ensure continuity before and after Donna leaves, and avoid any delays 

in the resolution of the insurance claim and repairs. 

Board members, guests, and attending owners introduced themselves. The Treasurer distributed an agenda 

organized around a set of questions. 

1. What has been done to date?   

2. Who does Jeff Sabel work for?   

3. What is the interaction between our adjuster and the Association’s insurance company 

(Arbella)? 

The Treasurer summarized steps completed to date:  Following the sprinkler leaks, the Board authorized 

public adjuster Jeff Sabel to represent the Association and negotiate losses on our behalf to ensure that the 

final settlement will cover all the damages. [Sabel is also representing at least one of the owners as well.] 

Sabel has completed his initial assessment and a unit-by-unit cost estimate for all damaged areas, and he is 

waiting to receive a similar assessment and cost estimate from the adjuster from Arbella. Once damage to 

all units and common areas had been viewed, photographed, itemized and documented, the Association 

brought in two Serv-Pro companies and Able Restoration to clean out the affected units; that work is 

completed.  The cost of these cleanouts will be billed to the Association.  All bills for work to common 

areas will be sent to our adjuster, Jeff Sabel.  Charles Tringale noted that he had received a bill, and Gersten 

asked him to forward it to him so he can get a copy to Jeff. 
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Adjuster Jeff Sabel provided an update on his piece:  He has gone through each unit together with the 

adjuster from Arbella Insurance, Bob Margetta, and they each prepared preliminary estimates of all 

damage.  Sabel hopes to receive Margetta’s estimates by next week, at which point both adjusters will 

compare and negotiate their estimates and find common ground.  Once they are in agreement about the 

numbers, the claim will be submitted.  Depending on how close they are and how long it takes to agree on 

the numbers, Sabel estimated that we are 30-60 days from having a check in hand.   

4. What is the way forward?    

The Treasurer explained that repairs can begin only after we have a firm settlement.  This is because it is 

important to be confident that we can repair everyone’s unit and restore it back to the way it was, pay our 

adjuster and any other related bills, and ensure there will be no liens from contractors due to a shortfall in 

funds. 

The Association will contract with one or more contractors to do the repairs, and will oversee the work.  

There are benefits of efficiency and scale to work with one contractor; both our adjuster and the Treasurer 

recommend this approach. Jeff Sabel recommends we work with RebuildEx to do the repairs, as he has 

worked with them in the past, they understand the process, and they can expedite the process. Many 

contractors want a check in hand before they will begin work, but RebuildEx will get started as soon as the 

adjusters are at or close to agreement on the numbers.  

The timeline for getting contractor estimates and getting permits depends on when a contractor is willing to 

start. With RebuildEx, they will draft their scope of work and start the permit process as long as the two 

adjusters’ initial estimates are close, or, if they are not close to begin with, as soon as they are in agreement 

and the claim is submitted. The permitting process takes two to three weeks. Since RebuildEx will begin 

the process early, by the time we have a check in hand, we should also have the permits. This approach has 

the potential to get started two to three weeks before a contractor who would require a check in hand to 

even begin. [Later in the meeting, under “Timeline,” Sabel and Gersten requested that RebuildEx get 

started on developing a scope of work next week, submit their numbers, and start the permit process.  This 

may expedite the process by another week or two.] 

Deductible:  The Treasurer has used Sabel’s preliminary estimates to apply the deductible to each unit. He 

emphasized that these figures are only estimates, but have been prepared for an initial overview of the 

percentage of the $10,000 deductible that would be applied to each unit. These figures are not “set in 

stone”, but are only early estimates in order to provide owners with an idea of the ballpark into which each 

unit falls. [The unit-specific estimates were provided later in the meeting, under “Miscellaneous.”] 

Prior to outlining next steps, the Treasurer opened the meeting up to questions and comments from 

attending owners. 

Owner Discussion and Questions: 

Q: Owner, 3004: Can a unit owner hire her/his own contractor? 

A: (Treasurer): The Board needs to make this decision in a way that ensures the process will be fair and 

equitable, and in a way that it can manage properly.  The Treasurer asked the owner what she sees as 

the advantage to getting her own contractor.  The owner replied that this is the third time she has had a 

leak in her unit, and that the first time, the contractor did a terrible job.  She has a contractor now with 

whom she has had good experience.  The Treasurer said that working with multiple contractors, and 

ensuring that each contractor has included everything covered in each individual scope of work, will 

complicate oversight and payment.  He will recommend the Board work with a single contractor. 
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C: Owner, 2409: Has her own contractor, a family member, who was able to complete her repairs in nine 

days the last time this happened, and she would like to expedite repairs by having him do her unit.  

She pointed out that she and other owners have been out of their homes for seven weeks already, and 

that they are anxious to get back into their homes as soon as possible.   

The Treasurer cautioned against any repairs being started before there is an agreed-upon scope of 

work consistent with the insurance claim.  He wants to avoid any possibility of contractor liens should 

actual costs exceed the estimate.  Adjuster Sabel noted that, if an owner were to hire a contractor, now, 

it would be premature.  There isn’t an agreed-upon scope of work yet, and the amount hasn’t been 

agreed upon yet. He commented that, with close to a half million dollars in damages, in his 

experience, 90 to 120 days from the event is a typical timeline, due to all of the steps outlined that 

have been, and remain to be, completed. 

C: Owner, 3006 (owner’s son): A single contractor will have to do a good job.  He stated that his main 

concern is the timeline.  There will have to be a schedule that is monitored. 

We need to find out why this happened.  We should look very closely at the sprinkler system before 

closing the walls and ceilings back up. He recommended we change it over to a dry system. Chris 

Lyons (RebuildEx) stated that converting to a dry system is not an option here; you can’t retrofit it to a 

dry system.  The owner stated that there have been three leaks in his mother’s unit, and that, since the 

unit is down to the studs currently, he can’t imagine rebuilding it without fixing the sprinkler system 

while the walls and ceilings are open. He noted that it represents a huge liability for the Association.  

The Treasurer acknowledged this concern, but is outside the scope of the repairs covered by the 

insurance claim. If the sprinkler system needs attention, the Board will need to discuss this concern 

and decide, if something does need to be done, how to budget for it. 

C: Owner, 2912:  I’ve heard tonight that this is the third leak in unit 3004 and the third leak in unit 3006. 

I’m concerned that there may be more wrong here than just the intense cold of that weekend.  I hope 

the Board will talk about this. 

Q: Owner, 2912:  We paid an electrician and plumber up front, so that we could get back into our unit.  

How do we get reimbursed for these costs?  And can we get any portion of the cost of our hot water 

heater replacement, as it was working before the leak? 

A: (Sabel):  Provide receipts for the electrician and plumber. As for the hot water heater, if it was an 

upgrade, there would be some depreciation.  We would look at, what was the value of the hot water 

heater that was replaced? 

Next Steps:  At this point, the Treasurer returned to the agenda to summarize next steps and move on to 

responsibilities.  The next steps are: 

1. Sabel is awaiting the insurance company's adjuster's estimates to compare with his estimates. 

2. Sabel recommends that we authorize Chris Lyons (RebuildEx) to develop an individual scope of 

work for each unit and his cost proposal for the repairs. 

3. Sabel will negotiate and settle with Arbella on the final claim for repair work; once this is done (or 

close) and we are confident we can cover all payments, we can authorize a contractor to get started. 

4. At that point, the contractor will secure the necessary building permits for each unit owner to sign, 

finalize contracts for the Association to sign, and develop a construction schedule to guide and 

monitor progress on the work.  

5. Meanwhile, the Treasurer will recommend to the Board that we look at the sprinkler system. 

The remaining steps (1 through 4) outlined above are estimated at 30-60 days before repairs actually begin. 

Somewhere around steps 3 and 4, we will meet with owners again.   
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5. Differentiation between homeowners’ responsibility and the Associations? 

 Who “owns” the process?   

The Treasurer clarified that the Association is responsible for handling the claim and making 

repairs.  The insurance company’s check will be made out to the Association, who will manage the 

construction and pay approved contractors for approved work. Since insurance proceeds will not go 

through owners, there is no benefit to individual owners for getting repairs done for less than the 

claim, or for not choosing to make repairs. Should there be any surplus, the Association reserves 

the right to use funds for the benefit of the Association (for example, towards improvement of the 

sprinkler system). 

 Are their potential conflicting priorities?   

The Treasurer noted that the Board, all of the Trustees, understand the impact on people’s lives and 

the need for people to get back into their homes.  What is in the way of getting repairs started is the 

competing need for caution, to ensure there will be sufficient funds to restore each area to its 

preexisting condition and pay all related bills, and ensure there will be no contractor liens. The 

Board will do everything it can to “fast-track” repairs safely and responsibly. 

6. What are the key decisions facing the group? 

 Contractor.  The Board will decide.  For efficiency, in order to get repairs started as soon as 

possible, and due to Sabel’s experience with and recommendation of RebuildEx, the Treasurer will 

recommend that we have RebuildEx do the repairs. 

 Costs?  The contractor will develop an individual scope of work for each unit and a cost proposal 

for the repairs, for the Board’s review and approval. 

 Who oversees the work?  The Association is responsible for oversight, but the Treasurer 

encouraged each owner to be an active participant to help ensure the work is done as it should be. 

Owners should communicate their concerns and other feedback to the Treasurer until and unless 

another point person is named later. 

 Who schedules the work?  Since the Association contracts with the contractor and oversees the 

work, the Association signs off on the schedule. 

 

7. What is the expected timeline going forward? 

Sabel estimates that the remaining steps outlined earlier will take another 30-60 days before repairs actually 

begin. If the Board chooses RebuildEx, the process will be expedited, since they are willing to start the 

preliminary steps before getting a check. 

Charles Tringale suggested that, since permits can take 2-3 weeks, we start getting the permits while 

waiting for the claim. He remarked that he is considering threatening the insurance company with a liability 

claim to expedite the loss claim. Adjuster Sabel suggested that the first step would be to call our agent, 

HUB International, and that the company usually responds very promptly to a call from the agent. 

Adjuster Sabel asked RebuildEx Project Manager Lyons if he would start putting a scope together right 

away; Lyons agreed.  Treasurer Gersten asked Lyons if he would also write up his scope of work with cost 

estimates and start the permit process; Lyons agreed to this as well.  

This willingness on RebuildEx’s part to start the scope, estimates, and permitting process early will 

expedite the process, further reducing the timeline for starting repairs.  The remaining variable that will 
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determine whether we end up on the short or long end of the range is how long it takes for the two adjusters 

to agree on the figures. We will have a better idea of the timeline once the adjusters have come to 

agreement. 

8. Communication protocol?  

There will be another meeting with affected owners down the line. 

In the meantime, the Treasurer noted that if any owner has a question, another owner might like to get the 

answer also. He advised all communication on the project be sent to him (garygersten@ymail.com).  Unless 

it is personal, he will distribute all questions, comments, and responses to the entire group. 

9. Miscellaneous 

Q: When can we see the estimates (of the damage and each unit’s proportion of the deductible)? 

A: As long as everyone understands these figures are not final, there is no problem with sharing them 

right now, to get a sense.  

At this point, the Treasurer shared copies of Sabel’s preliminary unit-specific estimates and estimates of 

each unit’s proportion of the deductible. [This document was subsequently emailed to all attendees and 

owners of impacted units who were not at the meeting.] 

C: There is a leak in building 30 downstairs. 

Q: Unit 2914 doesn’t seem to be included in the estimate, and yet there was damage to their basement? 

A: (Sabel):  It is included, but it isn’t broken out.  I will break it out. 

Q: Owner, 2409:  Is the damage to my deck included in the estimate? 

A: (Sabel):  It will be. 

C: Tringale reiterated that it’s important to look at the sprinkler system.  He suggested that the Fire 

Marshall may have some ideas, including whether we could go to a dry system. Chris Lyons, 

RebuildEx, restated that a dry system would have had the same result, because a drop in pressure 

caused by a break in the pipe would have released the water.  Adjuster Sabel suggested that if the 

Association has code coverage, there may be coverage to bring the system up to today’s codes. Lyons 

said that he will have his sprinkler person look at the sprinklers when they are onsite. 

Q: When Rebuildex looks at the sprinklers in 3004, can they look at the sprinklers in 2912 as well, and 

figure out where the draft is coming from? 

A: (Lyons):  Yes. 

Q: Will RebuildEx be the contractor? 

A: (Treasurer):  That will be my recommendation. 

C: (Sabel):  I recommend we meet with owners again after we have RebuildEx’s scope and cost 

estimates. 

C: (Lyons):  The way we will approach the work is to do all units simultaneously.  In other words, do all 

the mechanicals in all units on the same day; do all insulation on the same day; all electrical on the 

same day, etc.  The intent is that in doing work in all the units simultaneously, it will allow the town to 

make all necessary inspections concurrently.  This will possibly eliminate the city inspectors from 

making multiple trips out to the condo units, potentially slowing the construction schedule down on 

some units.  If the contractor has access to all units simultaneously, this allows him to schedule the 

mailto:garygersten@ymail.com
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appropriate trades to work on all the subject units in the development as opposed to a piecemeal 

approach by single unit.  This is how subcontractors would prefer to work and will expedite the 

schedule considerably.  Lyons also stated that, in his experience, this process is streamlined when 

homeowners step back and let the Board manage the process.  When every homeowner wants to get 

personally involved, it slows down the process.  

Q: What is a “scope”? 

A: A scope of work describes the specifics of exactly what is to be replaced, built, painted, etc. 

C: What can owners next expect? 

A: Revised estimates from insurance adjusters; next week Chris Lyons (RebuildEx) will visit the areas he 

hasn’t yet seen or needs to see again; then Lyons will develop his scope of work and cost estimate, 

and will begin pulling permits for the work. When permits and insurance check have been received, 

and contracts have been signed, work can begin. During this period, we will convene another meeting 

with owners. 

The business of the special meeting having been concluded, the Treasurer adjourned the meeting at 8:20 

p.m. 

Respectfully submitted, Helen Jones, Secretary, April 11, 2016 

Reviewed:  Gary Gersten, Treasurer and Acting Chair, April 11, 2016  

Approved:  Lesley Pitts, Chair, April 12, 2016  

 

 

 


