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 Now you can easily collect samples. 
 Have lab tests speedily done.
 150 + other types of organisms.
 http://www.nyarm.com/lab-tests.htm        
and see how simple it is to work through 
this problem. — Margie Russell, Executive Director,
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MORE THAN 30 YEARS OF EXPERIENCE 
The difference is in the details and detail is our focus

Visit our new expanded facility, right outside the Midtown Tunnel

  LL 11 Repair 

  Masonry Restoration 

  Balcony Restoration 

  Terra Cotta Repair and Replacement 

  Steel Repair and Replacement 

 Plaza Deck Restoration 

 Concrete Sidewalks

 Vault Replacement 

 New Roof Systems

 Certified Green Roofs 

10-40 Borden Ave., Long Island City, NY 11101

(718) 784 8100  •   www.flagwaterproofing.com
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NYARM MAGAZINE
FULL PAGE - FULL COLOR

2014 EMERGENCY AD

USE CUSTOMER SUPPLIED HIGH RESOLUTION PDF FILE. DO NOT ALTER.

 ATTN: NYC APARTMENT BUILDING MANAGERS

EMERGENCY 
NOTICE!

BE PREPARED
Make your Security Guard arrangements now!
Please do not wait until the last minute!

Right now, we can assure you complete 24 hour coverage for any number 
of your buildings for any strike duration. We have all the guards necessary 
to move in at Midnight and we will be with you all the way.

PLAN NOW
Please work with us and plan ahead. For immediate assistance call 
Steve Goldman or Selwyn Falk, CPP. We will give you straight answers to 
all your questions and there is no obligation.          

 PLEASE CALL TODAY!  (212) 580-3434
                                             THE EPIC BUILDING  2067 BROADWAY  NYC  10023

®

© 2014

LICENSED BY NY STATE DEPT OF STATE
 FIDELITY BONDED    FULLY INSURED    $20 MILLION CGL

The “Apartment Building Agreement” 
   EXPIRES Midnight Sunday, April 20, 2014
   (This is on Easter Sunday and during the Passover Holiday)

       A strike may immediately follow!

Because the times demand it®

®NYS & NJ APPROVED TRAINING

35+ YEARS

AWARDED NYARM
“DEDICATED TO THE INDUSTRY” 

AWARD



4 Membership Information  www.nyarm.org • (212) 216-0654 • 1st Quarter Digital 2014 • 5

NYARM
New York Association

of Realty Managers
Board of Directors

President

Greg Carlson
FNYHC
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raising the standards of excellence for the real estate 

professional through education, information, legislative initiative 
and a peer network that makes NYARM the benchmark for 

technological advancement and career enhancement.
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You just received, by certi�ed mail, a copy 
of a mechanic’s lien.  From the looks of it (on its 
face there’s a County Clerk’s o�ce �led stamp), 
the lien was �led against your real estate.  You’re 
not happy.  If you own a cooperative apartment, 
this probably constitutes a breach of your pro-
prietary lease.  If you own your condominium, it 
is likely a breach of the terms of your mortgage.  
And if you are on the coop or condo board, the 
lien could play havoc with the building’s ability 
to borrow money.  What do you do now?

�ere are a number of options available to a 
party looking to have a lien discharged of record 
in a summary (quick) fashion.  However, remov-
ing it quickly is o�en not as easy as you think.

�e fastest and easiest way to have a lien dis-
charged is to settle with the lienor.  In return for 
payment (the proceeds of which should always 
be held in escrow until the lien is removed) the 
lienor can provide a “Satisfaction of Lien” which 
can be �led with the County Clerk’s o�ce to 
have the lien discharged.  No muss, no fuss.  �e 
problem is, the parties o�en disagree on the true 
amount due and settlement becomes impossible.  
Having to negotiate under the duress of a �led 
lien puts you at a signi�cant disadvantage.

�e next fastest option is to discharge the 
lien by “bonding” it in the amount of 110% of the 
amount of the lien.  In appropriate cases a surety 
(or bonding company) will provide a bond in re-
turn for payment of a premium of generally 1-2% 
of the bonded amount.  However, if the party 
seeking the bond does not have a long-standing 
relationship with the bonding company, or a �-
nancial statement which satis�es the company’s 
underwriters, you will o�en have to deposit the 

full amount with the surety until the lien is �nally 
resolved.  So, in many cases this is simply not a 
viable option. 

A similar option is to skip the bond and just 
deposit a sum equal to 110% of the lien amount 
into court.  �is requires some skill to maneuver 
through the byzantine workings of the court sys-
tem (and, of course, requires that you have avail-
able 110% of the lien amount in cash for deposit 
into court).  And getting the money released af-
terwards is not so easy.  So this too is o�en not a 
workable solution.

�e underlying merits of the lien are of no mat-
ter in quickly discharging a lien. It is irrelevant that 
the lien is bogus or the amount of the lien is in�at-
ed.  �is may serve as a good defense in an action to 
foreclose the lien.  But it is of no consequence when 
trying to get the lien discharged summarily.  When 
it comes to looking at the merits, there must be a 
full-�edged lien foreclosure action, entailing depo-
sitions and document discovery.  

�e reason for that is found in the New York 
Lien Law which provides that the court is em-
powered to dismiss a lien only if it is “invalid on 
its face.”  �at means that so long as the lienor 
correctly names the owner, �lls in all the blanks 
in the form, and the lien appears on its face to 
have been �led in a timely manner, the court will 
not dismiss it no matter how overstated or bogus 
it might prove to be.  �e court will not look be-
yond the four corners of the lien form itself.  

If, for example, the lien on its face shows that 
it was �led more than 8 months a�er the lienor 
last performed work or supplied materials to the 
property (a date which must be disclosed on the 
lien form), it can be summarily discharged.

How The Heck Do I Get This 
Mechanic’s Lien Off My Property? 

By: Randy J. Heller, Esq., Partner, Gallet Dreyer & Berkey, LLP            February, 2014 
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121-13 14th Road 
College Point, NY 11356 

Tel.718.321.1054 

• Lobby Renovations 
• Apartment Renovations 
• Waterproofing  
• Landmark Building 
• Local Law 11  
• Landmark Buildings 

• Servicing 
• Management Companies 
• Landlords 
• Property Owners 
• Co-ops / Condominiums 
• Free Estimates & Inspections 



Similarly, if the lienor named the wrong 
owner, your attorney can run to court with docu-
mentary proof of the correct owner’s name and 
get the lien quickly dismissed.

But the Lien Law provides that a lien is to be 
“construed liberally to secure the bene�cial inter-
ests and purposes thereof ” which is another way 
of saying that unless the lienor totally misidenti-
�es the true owner of the property on the date 
it was �led, the court is likely to give the lienor 
the bene�t of the doubt.  Keep in mind, too, that 
even if you are successful in summarily discharg-
ing the lien, it may be a pyrrhic victory where the 
lienor has time to re-�le a corrected lien before 
the 8-month period expires. 

So, all your defenses might have to await 
the trial of a foreclosure action.  But your bank 
generally won’t wait until the case comes to trial.  
Nor will the coop or condo board.

Given these obstacles, a person needing to 
have a lien discharged quickly sometimes must 
be more daring.  �e Lien Law permits an own-
er to serve a “Demand to Foreclose” upon the 
lienor.  Under this section, a lienor in receipt of a 
properly served Demand must start its lien fore-
closure action within 30 days of receipt or the 
owner can ask the court to dismiss the lien.  �is 
is a bold move: few are anxious to invite a law-
suit.  But in the right circumstances it can have 
the intended e�ect.  Where the lien seeks only a 
modest amount, the lienor o�en is unwilling, or 
unable, to retain a lawyer to bring a complicated 
and specialized foreclosure lawsuit.  

Moreover, if your Demand is accompanied 
by a transmittal letter which explains why the 
lienor would be unwise to commence the action 
(e.g., where you explain how you will assert a 
counterclaim for damages arising from the lien-
or’s “willful exaggeration” of the amount of the 
lien), you can sometimes discourage them from 
suing, and thus have the lien discharged by the 
court a�er the 30-day period lapses.

A counterclaim for willful exaggeration can 
be a potent weapon.  �e Lien Law provides that 

one who willfully exaggerates the amount of its 
lien can be liable to the other party for each dol-
lar in which the lien is overstated.  In addition, 
the entire lien becomes void and unenforceable.  
�erefore, one who is served with a Demand to 
Foreclose who, seeking a tactical advantage, may 
have knowingly taken some liberties with the 
amount of its lien, may �nd itself on the horns of 
a dilemma—either abandon its lien or start the 
foreclosure action, running the risk of having to 
defend a counterclaim for willful exaggeration 
and the possibility of having to pay damages to 
the party it liened.

Given the need for speed, having an attorney 
who knows the intricacies of the Lien Law can 
o�en make all the di�erence. 

Randy J. Heller, Esq. is a partner at the �rm of 
Gallet, Dreyer & Berkey, LLP. �e �rm has a 
substantial real estate practice and represents the 
owners of hundreds of commercial properties and 
more than 200 condominium and cooperative 
buildings.  His practice focuses principally in the 
�eld of construction law and litigation.  He has 
lectured widely on construction and bonding is-
sues and on the New York Lien Law.  He has once 
again been named by his peers as a Super Lawyer 
in New York in the �eld of construction law and 
has received the top rating in his �eld by U.S. 
News and World Reports. 
 

Randy J. Heller 
Gallet Dreyer & Berkey, LLP

845 �ird Avenue
New York, NY 10022

(212) 935-3131
(212) 935-4514 (fax)

rlh@gdblaw.com  
www.gdblaw.com
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BPE

B P ELEVATOR CO.
Independently Family Owned and Operated Established 1981

1400 Parker Street - Bronx, NY 10462
Tel: (212) 807-8200 - Fax: (718) 409-2484

www.bpelevator.com

Preventive 
Maintenance

Repair 

Modernization

Lic. Inspection Agency  - 24 Hour Emergency Service

P L AT I N U M
ENERGY GROUP

ENGINEERING ENERGY TO FIT YOUR NEEDS

PLATINUM ENERGY GROUP
New York’s Premier Energy Service Company

Both Sides of the Meter

With Every Supply Co.,Inc. 
you get an account rep that 
will take the time to educate 

the customer before, 
during and after 

your order is delivered.

Together with our 
manufacturer representatives, 

We provide the expertise to 
answer any challenge. 
Inaddition, we offer an 

extensive choice of products 
to initiate a quick solution.

Our family owned business 
has over 20 years of 

experience in servicing and 
supplying commercial and 

residential properties. Quality 
products and competitive 

prices together with 
Incomparable service have 

made us a 
leader in this industry.

Free Delivery!
InTri-State area from

our 30,000 sqft warehouse
with our own vehicles

Call toll free 800-596-3350
(Manhattan Only)

615 So. Columbus Avenue
Mount Vernon, NY 10550

(914) 667-6839 (fax)
(914) 667-7713

Every Choice...
Every Solution...

Every Time.

www.everysupply.com
EVERY SUPPLY CO., INC.

For information on
what precisely this is,
and how it can help,
please turn to page 30
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You should know better!
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Get to know us and you’ll understand 
why there is a better way to 

Reduce Energy Costs 
and Provide Standby Power with CHP.

www.AegisEnergyServices.com
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Reprinted from NYC Department of 
Health and Mental Hygiene

Excerpts Title 24: Department of Health 
and Mental Hygiene

Title IV: Environmental Sanitation
Part B: Control of Environment

Article 141: Water Supply Safety Standards

§ Section 141.07: Building Drinking Water
Storage Tanks.

Title 24: Department of Health and Mental Hygiene› Title IV: 
Environmental Sanitation› Part B: Control of Environment› Ar-
ticle 141: Water Supply Safety Standards

(a) Applicability. �e owner, agent or other person in control of 
a building which has one or more water tanks used to store 
potable water which is distributed as part of the building’s 
drinking water supply system shall comply with the provi-
sions of this section. �is section does not apply to the do-
mestic hot water system.

(b) Inspection Requirements. �e owner, agent or other person 
in control of a building shall have the water tank inspected 
at least once annually. �e inspection shall include the ex-
amination of the general condition and integrity of the tank, 
including but not limited to the condition of over�ow pipes, 
access ladders, air vents, roof access hatches and screens. �e 
water tank shall be inspected for evidence of pitting, scaling, 
blistering or chalking, rusting, corrosion and leakage. Inspec-
tion of sanitary conditions, including the presence of sedi-
ment, biological growth, �oatable debris and insects in the 
tank and rodent or bird activity on and around the tank, shall 
be performed. �e inspection shall include sampling of the 
water in the water tank to verify the bacteriological quality of 
the water supply in compliance with Subpart 5-1 of the State 
Sanitary Code. Sample results shall be reported by a State cer-
ti�ed laboratory equipped to analyze drinking water, in ac-
cordance with the latest edition of the Standard Methods for 
the Examination of Water and Wastewater, published jointly 
by the APHA, the AWWA and the WEF.

(c) Reporting and Record Keeping. A written report document-
ing the results of such inspection shall be maintained by the 
owner, agent or other person in control of a building for at 
least 5 (�ve) years from the date of the inspection and such 
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As real estate risks become more complex, it’s increasingly important to work 
with an insurance broker who takes a broader view of your coverage needs.

HUB is a leading insurance broker with over 55 years of unparalleled expertise 
in providing tailored, comprehensive insurance programs for both residential 
and commercial properties in the New York metropolitan area.

Our real estate knowledge enables us to speak directly to your specific needs 
and take an aggressive approach to finding the best coverage at the best value 
in the marketplace.

Property & Casualty > Environmental Risk Management > Loss 
Control Services > Employee Benefi ts & Life > Personal Lines

HUB International Northeast
Frank DeLucia, Senior Vice President

Does your insurance
broker come with
a view?Professional
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when you need one most

Preparation
Documentation
Representation

After a disaster occurs in your home, business or 
building, for which you are insured, Professional 
Public Adjusting works on your behalf  to help 
you communicate and negotiate with the 
representatives of  your insurance company. 

5020 Sunrise Hwy - Suite 226
Massapequa Park, NY 11762
t: 516.798.1499
f: 516.706.1630
e: info@propublicadjusting.com
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Reprinted from NYC Department of 
Health and Mental Hygiene

Excerpts Title 24: Department of Health 
and Mental Hygiene

Title IV: Environmental Sanitation
Part B: Control of Environment

Article 141: Water Supply Safety Standards

reports shall be made available to the Department upon re-
quest within 5 (�ve) business days. �e inspection report 
shall state whether or not all applicable requirements were 
met at the time of inspection and provide a description of any 
non-compliance with those requirements.

(d) Public Notice. �e owner, agent or other person in control of 
a building shall post in an easily accessible location to resi-
dents in each building served by a potable water tank a notice 
that inspection results are available upon request. �e notice 
must be placed in a frame with a transparent cover. �e pub-
lic notice shall include the name, address, and phone number 
where inspection results can be requested. Upon receipt of a 
request, the owner or manager shall make a copy of the in-
spection results available within 5 (�ve) business days.

(e) Corrective Actions. When an inspection identi�es any unsan-
itary condition, the owner, agent or other person in control 
of a building shall take the necessary steps to immediately 
correct the condition. If water sampling analysis of the wa-
ter tank �nds noncompliance with the bacteriological qual-
ity standards as outlined in Subpart 5-1 of the State Sanitary 
Code, this condition shall be reported to the Department 
within 24 hours. If it is found that the quality of such water 
is attributed to the sanitary condition of the water tank, the 
owner, agent or other person in control of a building shall 
clean the tank in accordance with section §141.09 of this Ar-
ticle. A water tank shall be cleaned whenever directed by the 
Department to correct an unsanitary condition.

(f) Enforcement. If an inspection report required by subdivision 
(b) of this section is not submitted to the Department when 
requested, such failure to submit shall be considered prima 
facie evidence that no inspection was conducted for the time 
period in question. A separate violation shall be issued for 
each year for which a required inspection report was not sub-
mitted to the Department when requested.

page 2 of 2 
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Dear Interested Advertiser,
As a company that believes in promoting your business, the New York Associa-
tion of Realty Managers offers you a unique opportunity. NYARM adds great 
value to your business because the buildings you do business with should be 
managed by informed and educated professional managers.

Our magazine is a uniquely effective vehicle to carry your message. Managers 
frequently use our magazine for reference purposes and keep it close by, which 
means that your message and telephone number is right at their fingertips!

Our advertising rates are very competitive and I personally 
supervise the circulation, which has grown to 9000 copies 
and primarily to Building Managers, Managing Agents, 
Resident Managers or Superintendents, as well as Board 
Members and professional owners. Please call me at 
212-216-0654 for all the details.
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Reprinted from 
NYC Department 

of Health and 
Mental Hygiene

Excerpts from the:
NOTICE OF ADOPTION TO

REPEAL AND RE-ENACT ARTICLE 141
OF THE NEW YORK CITY HEALTH CODE

ARTICLE 141

WATER SUPPLY SAFETY STANDARDS
Introductory Notes:
As part of a comprehensive review of the Health Code to assess 
the e�cacy of these articles in protecting public health, the Board 
of Health repealed and reenacted Article 141 on June 24, 2009. 
�e section headings and provisions contained in the revised Ar-
ticle have been promulgated to regulate the public health and safe-
ty aspects of the New York City water supply for both potable and 
non-potable usage, to better re�ect current practice and the regu-
latory environment, to assure that the revised provisions provide 
adequate legal tools to e�ectively address the public health aspects 
of public and private water supplies and to harmonize such provi-
sions with related provisions of the New York State Sanitary Code, 
10 NYCRR, Subparts 5-1, 5-2 and 5-6.
§141.01 De�nitions
“ANSI” shall mean American National Standards Institute.
“APHP” shall mean American Public Health Association.
“AWWA” shall mean American Water Works Association.
“Bottled Water” shall mean any product, including natural spring 
or well water taken from municipal or private utility systems or 
other water sources, distilled water, deionized water, or any of the 
foregoing to which chemicals may be added, which are put into 
sealed bottles, packages or in other containers, to be sold for hu-
man consumption.
“Building” shall mean any enclosed structure occupied or intend-
ed for supporting or sheltering any occupancy, including the ser-
vice equipment therein. �e term “building” used herein shall in-
clude, where applicable, any a�liated buildings or structures, such 
as a building complex.
“Bulk Water” shall mean water intended for potable purposes 
which is transported via licensed potable water tankers or trucks 
or equivalent from one area to another.

page 1 of 10 
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Reprinted from NYC De-
partment of Health and 

Mental Hygiene

Excerpts from the:
NOTICE OF ADOPTION TO

REPEAL AND RE-ENACT ARTICLE 141
OF THE NEW YORK CITY HEALTH CODE

“Contamination” shall mean the introduction into water of any 
biological, chemical, physical, or radiological substance, waste or 
waste water in concentrations that makes water un�t for its in-
tended use.
“Department” shall mean the New York City Department of 
Health and Mental Hygiene.
“Device” shall mean the mechanical equipment used for the addi-
tion of chemicals to the drinking water supply of a building.
“Disinfection” shall mean a process which inactivates pathogenic 
organisms in water by chemical oxidants or equivalent agents.
“Drinking Water” shall mean water used for human consumption 
or used directly or indirectly in connection with the preparation 
of food for human consumption including the cleaning of utensils 
used in the preparation of food.
“Fluoridation” shall mean treatment of water by the adjustment 
of �uoride ion concentrations to provide the optimum �uoride 
concentration in water.
“Groundwater” shall mean water at or below the water table.
“Licensed Master Plumber” shall mean any person licensed by the 
Commissioner of Buildings to engage in the business or trade of 
master plumber to perform plumbing work within New York City.
“Municipal Water Supply” shall mean all pipes, mains and struc-
tures owned and/or maintained by the City, for the conveyance 
of drinking water to the public for human consumption or any 
connection to the municipal water supply system.
“Non-potable Water” shall mean water which is not treated to 
the approved drinking water standards, is not suitable and not 
intended for human consumption (drinking, washing or culinary 
purposes), but is produced and delivered to users for other pur-
poses such as watering of lawns, washing vehicles and property.
“NSF” shall mean National Sanitation Foundation.
“Parts per million (ppm)” shall mean a unit of concentration ex-
pressed in parts per million (ppm) and is equivalent to milligrams 
per liter.

page 2 of 10 
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Complement your Real
Estate Property
Management
Company's in-house
training with NYARM's
YouTube videos.

HOW? �

Send 1 or 2 from your
office bringing issues to
solve that were collected
from others in the office,
that the experts of-the-
day can address..... 

Then use YouTube video
for in-house training.....

Ideally the in-house
training should be 
moderated by the staff
member who attended
the live session.
Moderator also improves
their presentation skills � 

Please remember to
include your buildings’
superintendents and 
resident managers to
attend the live trainings
as much as possible, then 

EVERYONE WINS.

Thank you. 
Margie Russell,
Executive Director,
NYARM (212) 216-0654
New York Association of
Realty Managers

Reprinted from NYC De-
partment of Health and 

Mental Hygiene

Excerpts from the:
NOTICE OF ADOPTION TO

REPEAL AND RE-ENACT ARTICLE 141
OF THE NEW YORK CITY HEALTH CODE

“Potable Water” shall mean drinking water that meets the water 
quality requirements established in Subpart 5-1 of the State San-
itary Code which is suitable for human consumption or used di-
rectly or indirectly in connection with the preparation of food for 
human consumption, including the cleaning of utensils used in 
the preparation of food.
“State” shall mean the New York State Department of Health.
“State Sanitary Code” shall mean Title 10, Chapter 1 of the Codes, 
Rules and Regulations of the State of New York.
“Water Supply Tank” shall mean any device used to store drink-
ing water used for potable purposes as part of the drinking water 
supply system in a building.
“WEF” shall mean Water Environment Federation.
“Well” shall mean any excavation that is drilled, cored, bored, 
washed, driven, dug, jetted, or otherwise constructed when the 
intended use of such excavation is for the location or acquisition 
of ground water. 
“Well Water” shall mean water taken from below the ground 
through piping or similar installed device using external force or 
vacuum.
§141.03 Drinking Water Supply Source
�e owner, agent or other person in control of a building shall 
supply potable water by connecting to the municipal water supply 
or a source approved either by the Department or the State, which 
shall be available at all times on the premises of said building. �e 
drinking water supply system of such building shall be connect-
ed to such approved source and shall not be subject to contami-
nation. When supplied from a public source, the drinking water 
supply system shall not be connected to private or unapproved 
water supplies.
§141.05 Fluoridation of Municipal Water Supply
�e municipal water supply shall be �uoridated in the following 
manner: A �uoride compound shall be added to the drinking 
water supply at an optimum concentration of about 1.0 ppm of 

page 3 of 10 



Membership Information  www.nyarm.org • (212) 216-0654 • 1st Quarter Digital 2014  • 2322  

Reprinted from NYC De-
partment of Health and 

Mental Hygiene

Excerpts from the:
NOTICE OF ADOPTION TO

REPEAL AND RE-ENACT ARTICLE 141
OF THE NEW YORK CITY HEALTH CODE

the �uoride ion, provided, however, the concentration of such ion 
shall not exceed 1.5 ppm at any time.
§141.07 Building Drinking Water Storage Tanks
(a) Applicability. �e owner, agent or other person in control of a 

building which has one or more water tanks used to store po-
table water which is distributed as part of the building’s drink-
ing water supply system shall comply with the provisions of 
this section. �is section does not apply to the domestic hot 
water system.

(b) Inspection Requirements. �e owner, agent or other person 
in control of a building shall have the water tank inspected 
at least once annually. �e inspection shall include the exam-
ination of the general condition of the tank, including but not 
limited to the condition of over�ow pipes, access ladders, air 
vents, roof access hatches and screens. �e interior and exte-
rior of the water tank and its sealed edges and seams shall be 
inspected for evidence of pitting, scaling, blistering or chalk-
ing, rusting, corrosion and leakage. Inspection of sanitary 
conditions, including the presence of sediment, biological 
growth, �oatable debris and insects in the tank and rodent or 
bird activity on and around the tank, shall be performed. �e 
inspection shall include sampling of the water in the water 
tank to verify the bacteriological quality of the water supply in 
compliance with Subpart 5-1 of the State Sanitary Code.
Sample results shall be reported by a State certi�ed laboratory 
equipped to analyze drinking water, in accordance with the 
latest edition of the Standard Methods for the Examination 
of Water and Wastewater, published jointly by the APHA, the 
AWWA and the WEF.

(c) Reporting and Record Keeping. A written report document-
ing the results of such inspection shall be maintained by the 
owner, agent or other person in control of a building for at 
least 5 (�ve) years from the date of the inspection and such re-
ports shall be made available to the Department upon request 
within 5 (�ve) business days. �e inspection report shall state 
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The Boiler Rental Experts

(718) 384-1110
www.mobilesteam.com

182 Montrose Ave. Brooklyn, New York 11206 | rentals@mobilesteam.com 

®

New York’s Largest Boiler Rental Company

For over 40 years, property owners and 
managers have relied on Mobile Steam™ 
to support their summer boiler repairs.

We have a large range of sizes to ensure 
that your residents never need to miss a 
hot shower.

SUMMER BOILER REPAIR?
MOBILE STEAM WILL KEEP THE HOT WATER FLOWING

The next issue
of this Quarterly
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on March 30th.
Place your
ad NOW. 
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whether or not all applicable requirements were met at the 
time of inspection and provide a description of any non-com-
pliance with those requirements.

(d) Public Notice. �e owner, agent or other person in control of 
a building shall post in an easily accessible location to resi-
dents in each building served by a potable water tank a notice 
that inspection results are available upon request. �e notice 
must be placed in a frame with a transparent cover. �e pub-
lic notice shall include the name, address, and phone number 
where inspection results can be requested. Upon receipt of a 
request, the owner or manager shall make a copy of the in-
spection results available within 5 (�ve) business days.

(e) Corrective Actions. When an inspection identi�es any unsan-
itary condition, the owner, agent or other person in control of 
a building shall take the necessary steps to immediately cor-
rect the condition. If water sampling analysis of the water tank 
�nds noncompliance with the bacteriological quality stan-
dards as provided in Subpart 5-1 of the State Sanitary Code, 
this condition shall be reported to the Department within 24 
hours. If it is found that the quality of such water is attributed 
to the sanitary condition of the water tank, the owner, agent 
or other person in control of a building shall clean the tank in 
accordance with section §141.09 of this Article. A water tank 
shall be cleaned whenever directed by the Department to cor-
rect an unsanitary condition.

§141.09 Building Water Tank Cleaning, Painting and Coating
(a) Applicability. �e owner, agent, or other person in control of 

a building which has one or more water tanks as part of its 
drinking water supply system shall comply with the provi-
sions of this section.

(b) Quali�cation. No person or entity shall engage or hold them-
selves out as engaging in the business of cleaning, painting or 
coating of a water tank of any kind that is part of a building’s 
drinking water supply system without holding a valid permit 
issued by the Commissioner, unless:
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Mail payments to NYARM  500 Eighth Avenue #807  New York, NY 10018
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C C # ___________________________________ Exp Date_____________
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ATTACH & FAX
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or Complete Form

TO REGISTER

Name(s)______________________________________________________________

Company ________________________Address______________________________

___________________________State _____ Zip ________ Tel ________________

Phone _____________________________ Fax______________________________

E-Mail ______________________________________________________________________________________________

New York Association of Realty Managers

Best Time To Become Member
Advertising  Networking  Bringing Building Management Together

Associate or Management Company Membership INCLUDES

4 attendees in April or May

6 months of membership until Oct 1, 2014

2 1/3 page ads, 1 in each next quarterly Magazine

1 Tee Sign at June 2nd Golf Outing

www.nyarm.org
(212) 216-0654

mrussell@nyarm.org
For all the details

CALL

Margie

Russell

Thursday
March 20th, 12 noon

Strike Negociations Seminar
BuildingsNY, Javits Center NYC

Politics, Ethics & Legalities of
Strike Preparation & Management

Workers vs Owners vs
Residents vs Contractors.

(Free With Online Registration)

Thursdays
April 24 May 15
Sept 18 Dec 11
Networking Lunch & 

Building Management Seminar

Monday
June 2nd

18th Annual Golf

Wednesday
October 29

EXPO
BUILDING MANAGEMENT

Directly Across from Madison Square Garden At 
Hotel Pennsylvania - 7th Ave & 33rd St, NYC

Take any train to 34th Street and walk to 7th Ave.
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 ALL ABOVE FOR ONE PRICE $1100 FOR 
ASSOCIATES OR $700 FOR MANAGEMENT 
COMPANIES. (IF PAID SEPARATELY COST 
WOULD NEARLY DOUBLE)
 $1100 FOR ONE FULL YEAR AS AN ASSOCIATE 
MEMBER OR $700 FOR ONE FULL YEAR AS A 
MANAGEMENT COMPANY MEMBER
 $250 INDIVIDUAL PROPERTY MANAGER, 
RESIDENT MANAGER, SUPERINTENDENT 
1 FULL YEAR OF MEMBERSHIP. (INCLUDES 4 
NO COST ATTENDANCE AT SEMINAR/LUNCHES)

Begin Property Management
Certi�cation Now

Using Seminars Videos
Find out More
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(1) that person is a licensed master plumber, as de�ned in sec-
tion 141.01, or (2) that entity is a corporation or partnership 
in which one of the o�cers or partners has the quali�cations 
required by subdivision (b)(1) above.

(c) Cleaning, Painting or Coating Requirements. Water tanks 
that are a part of a building’s drinking water supply system 
shall be cleaned, painted and coated in accordance with the 
applicable provisions of the Administrative Code of the City 
of New York, the State Sanitary Code Part 5-1 and applicable 
industry standards and recommendations including, but not 
limited to, AWWA, NSF/ANSI, or other national standards 
developed by ANSI-accredited organizations. All products re-
lated to work performed shall be certi�ed by ANSI-accredited 
organizations. No paint containing lead in any form or in any 
amount shall be used on the inside of a water tank. When a 
tank is cleaned, painted or coated, the water supply connec-
tions to and from the tank shall be disconnected or e�ectively 
plugged to prevent foreign matter from entering the distribu-
tion piping.

(d) Disinfection. All water, dirt, and foreign material accumu-
lated during the cleaning and/or painting process shall be 
discharged from the tank. �e tank shall then be disinfected 
in accordance with the applicable provisions of the Adminis-
trative Code of the City of New York and industry standards 
and recommendations including, but not limited to, AWWA, 
NSF/ANSI, or other national standards developed by AN-
SI-accredited organizations. All products related to work per-
formed shall be certi�ed by ANSI-accredited organizations. 
�e drinking water supply tank shall be completely drained 
and �ushed with potable water before re�lling for use.

(e) Sampling. A�er painting or treating the interior of the tank, 
a water sample will be taken to ensure volatile organic com-
pounds are not found at levels greater than that allowed by 
Subpart 5-1 of the State Sanitary Code. Sample results shall 
be reported by a State certi�ed laboratory equipped to analyze 
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Book NOW FOR THE 18TH ANNUAL

NYARM GOLF & CYCLING COMPETITION

FAX THIS RESERVATION FORM TO: (212) 216-0680 
OR email: mrussell@nyarm.com

Cocktails/Barbeque Member _______  @ $150

Cocktails/Barbeque NonMember _______  @ $300

Exhibitors/Meal Sponsorships _______  @ $500

www.nyarm.com

Complete information below or attach business card:
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Credit Card or Check
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Company Name__________________________

Address________________________________

City________________State_____Zip________

Telephone Number_______________________ 

Fax Number_____________________________

E-mail__________________________________
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Colonial Springs Golf Club

Long Island Ave., between East Farmingdale & Wyandanch
Long Island

Or Join
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Margie

Russell

Wednesday
October 29, 2014

EXPO
SELECT YOUR BOOTH
LOCATION FOR THE

BUILDING MANAGEMENT

Directly Across from
Madison Square Garden

At Hotel Pennsylvania
7th Ave & 33rd St, NYC

Take any train to 34th Street
and walk to 7th Ave.

UP COMING EVENT
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Complement your Real
Estate Property
Management
Company's in-house
training with NYARM's
YouTube videos.

HOW? �

Send 1 or 2 from your
office bringing issues to
solve that were collected
from others in the office,
that the experts of-the-
day can address..... 

Then use YouTube video
for in-house training.....

Ideally the in-house
training should be 
moderated by the staff
member who attended
the live session.
Moderator also improves
their presentation skills � 

Please remember to
include your buildings’
superintendents and 
resident managers to
attend the live trainings
as much as possible, then 

EVERYONE WINS.

Thank you. 
Margie Russell,
Executive Director,
NYARM (212) 216-0654
New York Association of
Realty Managers
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Reprinted from NYC De-
partment of Health and 

Mental Hygiene

Excerpts from the:
NOTICE OF ADOPTION TO

REPEAL AND RE-ENACT ARTICLE 141
OF THE NEW YORK CITY HEALTH CODE

drinking water, in accordance with the latest edition of the 
Standard Methods for the Examination of Water and Waste-
water, published jointly by the APHA, the AWWA and the 
WEF.

(f) Record Keeping. A record of the date, address and work per-
formed including a list of the cleaning, paints, coating and 
disinfection products used shall be maintained by the owner, 
agent or other person in control of a building for at least 5 
(�ve) years from the date of the completed work and such re-
cords shall be made available to the Department upon request 
within 5 (�ve) business days.

§ 141.11 Chemical Treatment of Building Drinking Water
(a) Applicability. �e provisions of this section shall apply to any 

person proposing to, or engaging in the business of chemical 
treatment of the drinking water supply system within a build-
ing. No owner, agent or other person in control of a building 
shall add any chemical or other substance to the drinking wa-
ter supply unless such addition is performed by the holder of 
a permit issued by the Department. �e provisions of this sec-
tion do not apply to the treatment by addition of chemicals to 
water not intended for human consumption, however when-
ever such water is treated,, all necessary precautions shall be 
taken to prevent the treated non-potable water from coming 
into contact with or contaminating a potable drinking water 
supply system, including through an accidental inter-connec-
tion or cross-connection.

(b) Certi�cation. A permit to treat water chemically in a building 
shall be issued only for anti-corrosion, anti-scaling or disin-
fection purposes. Such permit shall be issued to:

(1) A person who has a degree with a major in chemistry, chem-
ical engineering, or sanitary engineering from a college or 
university approved by the Board of Regents of the University 
of the State of New York and who has at least 5 (�ve) years 
experience in the chemistry of water or in closely related work 
or a water treatment plant operator with a certi�cation issued 

page 7 of 10 

The next issue
of this Quarterly
Magazine closes
on March 30th.
Place your
ad NOW. 

Call Margie 
at 

212.216.0654
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Reprinted from NYC De-
partment of Health and 

Mental Hygiene

Excerpts from the:
NOTICE OF ADOPTION TO

REPEAL AND RE-ENACT ARTICLE 141
OF THE NEW YORK CITY HEALTH CODE

by the State under Subpart 5-4 of the State Sanitary Code or 
an equivalent license or certi�cation acceptable to the Depart-
ment for the appropriate treatment types; or, 

(2) A corporation or partnership in which one of the o�cers or 
partners has the quali�cations required by subdivision (b)(1) 
of this section and is engaged in the full time supervision of 
all operations involving the addition of chemicals to drinking 
water for potable purposes.

(c) Operators Requirement. �e actual addition of chemicals 
shall be performed only by the permittee or by a representa-
tive who is under the direct supervision of the permittee. All 
personnel involved in the addition of chemicals to the drink-
ing water supply shall have successfully completed the appro-
priate course approved by the State under Subpart 5-4 of the 
State Sanitary Code, based on the system treatment complex-
ity, �ow and/or service population.

(d) Product Standards. �e only chemicals, drinking water addi-
tives, treatment devices or equipment that may come in di-
rect contact with drinking water for potable purposes must 
be in compliance with Subpart 5-1 of the State Sanitary Code, 
applicable industry standards and recommendations includ-
ing, but not limited to, AWWA and NSF/ANSI 60 Drinking 
Water Treatment Chemicals-Health E�ects and NSF/ANSI 61 
Drinking Water System Components-Health E�ects 

(e) Cross Connection Control. To prevent the treated water from 
entering the municipal water supply system, cross connection 
control prevention shall be provided by installing a State-ap-
proved RPZ (Reduced Pressure Zone) Back�ow Prevention De-
vice on the potable water service connection to the building.

(f) Design, Installation and Maintenance. �e system used to 
chemically treat the water shall be designed, installed and 
maintained in accordance with the manufacturer’s speci�-
cations and applicable industry standards to ensure proper 
chemical dosage and operation. �e system shall be tamper 

page 8 of 10 
sapcleaningservice@gmail.com

Cleaning
         Service

S  A    P

 O�ce Cleaning  Construction Clean-up

 O�ce Buildings & Banks  Carpet, Tile, Window Cleaning

 House Keeping /Apartments  Floor Stripping, Sealing & Waxing                                  

 Commercial & Retail Stores  Power Washing Services

(212) 470-4176

www.sapcleaningservice.com

MIRSADA DAMMS
LICENSED R. E. SALESPERSON

THE DRESSLER GROUP
REAL ESTATE

CELL: (347) 682-6313
TEL: (212) 290-9220
FAX: (212) 290-9223

300 W 38TH STREET

THIRD FLOOR

NEW YORK, NY 10018

MDAMMS@DRESSLERGROUP.COM
WWW.DRESSLERGROUP.COM

Schedule 

in-house 

property 

management

certification

classes for your

management

staff to be 

conducted at

your 

management

company 

offices. 

Call Margie

Russell

212.216.0654
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Service is not a 
department.....It's an 
attitude."
Jerry & Howard Blumberg, 
Owners of Kew Forest
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Rugged and reliable, 
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Complement your Real
Estate Property
Management
Company's in-house
training with NYARM's
YouTube videos.

HOW? �

Send 1 or 2 from your
office bringing issues to
solve that were collected
from others in the office,
that the experts of-the-
day can address..... 

Then use YouTube video
for in-house training.....

Ideally the in-house
training should be 
moderated by the staff
member who attended
the live session.
Moderator also improves
their presentation skills � 

Please remember to
include your buildings’
superintendents and 
resident managers to
attend the live trainings
as much as possible, then 

EVERYONE WINS.

Thank you. 
Margie Russell,
Executive Director,
NYARM (212) 216-0654
New York Association of
Realty Managers

Reprinted from NYC De-
partment of Health and 

Mental Hygiene

Excerpts from the:
NOTICE OF ADOPTION TO

REPEAL AND RE-ENACT ARTICLE 141
OF THE NEW YORK CITY HEALTH CODE

proof. Maximum feed pump capacity shall be adjusted to pre-
vent any overfeed of chemicals above recommended levels.
�e installation of the device shall be such as to prevent the 
back-siphoning of chemicals. Sampling taps shall be provid-
ed both upstream and down stream of the chemical addition 
point in order to ensure representative samples.

(g) Sampling. Prior to placing the system in operation, the per-
mittee shall con�rm that the drinking water supply, a�er be-
ing chemically treated, complies with Subpart 5-1 of the State 
Sanitary Code. Once the system is operational, the permit-
tee shall take monthly samples of the treated water, to ensure 
compliance with applicable sections of Subpart 5-1 of the State 
Sanitary Code. A permittee shall maintain or retain the ser-
vices of a State certi�ed laboratory equipped to analyze drink-
ing water, in accordance with the latest edition of the Standard 
Methods for the Examination of Water and Wastewater, pub-
lished jointly by the APHA, the AWWA and the WEF. Records 
of water sampling and analysis shall be maintained on �le by 
the permittee for at least 5 (�ve) years and made available to 
the Department upon request within 5 (�ve) business days.

(h) Water Quality. A permittee who is operating and/or maintain-
ing a system under this section shall ensure that the system 
used to chemically treat the water meets the requirements of 
the State Sanitary Code, Subpart 5-1 relating to Public Water 
Systems and applicable industry standards and recommen-
dations including, but not limited to, AWWA, NSF/ANSI, or 
other national standards developed by ANSI-accredited or-
ganizations. All products related to work performed shall be 
certi�ed by ANSI-accredited organizations. �e health e�ects 
and the maximum dosage shall be monitored and maintained 
within limits set by the approved product.

(i) Maintenance Record Keeping. All personnel who work or 
maintain the chemical addition device, shall keep records 
showing the dates and times of service and the amount of each 
chemical applied to the drinking water supply being treated. 

page 9 of 10 
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TOTAL
SERVICE

LTD.

Plumbing 
&

Heating
• 24 Hours A Day •
•  7 Days A Week • 
• No Job Too Big •

• No Job Too Small •

Dedicated to Serving the 
Plumbing & Heating Needs

of 
Greater New York

718-805-0554

 
Thomas Maniuszko

Licensed Plumber No. 412

116-04 Atlantic Avenue
Richmond Hills, NY 11419

“Does it All”

TRUCKS ARE 
RADIO DISPATCHED

Reprinted from NYC De-
partment of Health and 

Mental Hygiene

Excerpts from the:
NOTICE OF ADOPTION TO

REPEAL AND RE-ENACT ARTICLE 141
OF THE NEW YORK CITY HEALTH CODE

Such records shall be maintained on �le for at least 5 (�ve) 
years and made available to the Department upon request 
within 5 (�ve) business days.

(j) Chemical Storage. All chemicals shall be kept only in the 
original sealable container provided by the supplier and in a 
secured area without public access acceptable to the Depart-
ment. Such containers shall be clearly marked to indicate that 
their contents are to be used only for the treatment of the 
drinking water supply.

(k) Termination of Treatment. When a device is no longer in ser-
vice, the owner, agent or other person in charge of the building 
in which it is installed shall cause the device to be completely 
disconnected from the water supply system and all openings 
shall be properly sealed.

(l) Reporting.
(1) System Installation and/or Termination.
Within 24 hours a�er the installation and commencement of 
treatment or termination of a system, the permittee shall report 
to the Department the following information:
(A) �e owner, name, address, and description of the premises 

where the device is located;
(B) �e date the device was installed and/or terminated and the 

approval date for the device;
(C) �e chemicals to be used with the device; and, 
(D) �e name and address of the permittee.
(2) Water Quality

When the water quality exceeds the standards as de�ned un-
der subdivision (h) of this section, the permittee shall pro-
vide a report to the Department within 24 hours analyzing 
the cause of the water quality exceedance and any corrective 
actions that were taken.
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The Water Group LLC
Has a proven track record for savings $$Milions

on water costs for property owners.

Our services include:
 Water Usage Billing Auditing And Savings
 Site Surveys
 Residential Water Management Program
 Commercial Tenant Metering Services
 Water Conservation

Gerald Hirsch, President
(718) 621-3331

Email: info@watergroupny.com
www.watergroupny.com
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Schedule 

in-house 

property 

management

certification

classes for your

management

staff to be 

conducted at

your 

management

company 

offices. 

Call Margie

Russell

212.216.0654



UPGRADE
AND SAVE

Stop Wasting Money Repairing or Replacing your 
Dry Fire Sprinkler System Auxiliary Drains Annually

Upgrade with COLLECTANDRAIN™, 
a small detail that saves BIG money!
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• Largest Builder Distributor in the USA! 
• Distributing to New York, New Jersey, Connecticut, Pennsylvania, Delaware, 
   Maryland, Washington D.C., Virginia, Massachusetts, and Rhode Island
• Over 1 Million Square Feet of Warehouse!
• Professional Installation Available By Our Very Own Team of Designer
   Certified Installers!
• We Service What We Sell! • Family Owned and Operated

WE CAN
DELIVER THE 

NEXT DAY
TO YOUR
JOBSITE!

• ASKO
• BERTAZZONI

• BEST
• BLOMBERG

• BOSCH 
• GE CAFE

• DCS
• ELECTROLUX

• FABER
• FISHER & PAYKEL

• FRANKE
• JENN-AIR

• KITCHENAID
• LIEBHERR

• MIELE
• GE MONOGRAM

• SUB-ZERO
• THERMADOR

• VIKING
• WOLF

• 150 Price Parkway, Farmingdale, New York
• 2 Germak Drive, Carteret, New Jersey
• 241 Pine Street, Bridgeport, Connecticut
• 501 McCormick Drive, Glen Burnie, Maryland

4 Distribution Centers Serving The Northeast

OUR SERVICES & ADVANTAGES...
from the Company You Can Trust Since 1909!

Call our Builder Sales Counselors at 800-368-6869
• FAX: 800-479-0336  •  EMAIL: builders@pcrichard.com
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Complement your Real
Estate Property
Management
Company's in-house
training with NYARM's
YouTube videos.

HOW? �

Send 1 or 2 from your
office bringing issues to
solve that were collected
from others in the office,
that the experts of-the-
day can address..... 

Then use YouTube video
for in-house training.....

Ideally the in-house
training should be 
moderated by the staff
member who attended
the live session.
Moderator also improves
their presentation skills � 

Please remember to
include your buildings’
superintendents and 
resident managers to
attend the live trainings
as much as possible, then 

EVERYONE WINS.

Thank you. 
Margie Russell,
Executive Director,
NYARM (212) 216-0654
New York Association of
Realty Managers
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SERVICES WE PROVIDE:

24 Hour Emergency Service

892 East 141st Street 
Bronx, NY 10454 

Tel 718 292 1929

• Free Estimates

• (2) Hour Response Guaranteed

• FDNY Testing

• Backflow Preventer Design,  
Installation and Testing

• Violation Removal

• Con Edison Certified Contractor

• Licensed, Insured & Bonded

• Certified Welding, Boiler Repairs  
and Pump Repairs

• Gas Piping, Valve Replacement  
and Drain Cleaning

• All Mechanics have latest OSHA  
Safety Certifications

www.evergreenmech.com
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Is your building up-to-code?
The NYC Fire Department now requires your fire 
sprinkler system to have a tag posted at the main 
control valve indicating the level of readiness.  
Ensure that your systems are up-to-code.  
Call Modern to schedule a full inspection  
or to customize a compliance package.  
We can help you keep your building safe.  
Don’t gamble with fire.

ModernSprinkler.com | 516-747-6006 

FAMILY OWNED AND OPERATED SINCE 1932
NYC MASTER FIRE SUPPRESSION PIPING CONTRACTORS 003A, 0208A, 0320B, 0177A

INSPECTION   TESTING   MAINTENANCE
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There’s $26.70 hidden in every unit.  
And it’s not in the couch cushions.

A Moen Incorporated Brand

According to an independent blind study, CFG® faucets cost $26.70 less 

to install, maintain and repair over the life of the faucets. Unit after unit, 

you’ll reduce your expenses, increase your NOI and grow your property 

value. It’s like finding money where you least expect it. 

See the impact on your NOI: Estimate the 
savings for your property at CFGonline.com

For more information, please contact your local CFG/Moen 
rep Nick Keiser – nick.keiser@moen.com or 570-850-9142.

© 2013 Moen Incorporated

KELLER WILLIAMS NYC

ANDREA SIKORSKI
Licensed Real Estate Sales Person

425 Park Ave
6th Floor
New York, NY 10022

917 748 9870
Asikorski@kwnyc.com
Twitter: @drearecino

For information on
what precisely this is,
and how it can help,
please turn to page 30
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M A K I N G  P R O J E C T S  S I M P L E
R E N O V A T E   R E S T O R E   R E M O D E L

Mamais
C o n s t r u c t i o n

FUJITEC
Elevators. Escalators. Service.

215 Entin Road, Clifton, NJ 07014
973.330.0100          Fax 973.365.4027

www.fujitecamerica.com

Fujitec North America is a leader in the manufacture, installa-
tion, modernization and service of vertical transportation systems 

in the United States, Canada and around the world.

Adriana Alvarez
Account Manager

973-330-0130

WE KEEP YOU MOVING!

Design
Instal lat ion
Maintenance

Joseph R. Costanzo Jr.

(718) 922-2900
Fax (516) 345-1640
2058 Byron Road

Merrick, NY 11566
www.candclandscape.com

Complement your Real
Estate Property
Management
Company's in-house
training with NYARM's
YouTube videos.

HOW? �

Send 1 or 2 from your
office bringing issues to
solve that were collected
from others in the office,
that the experts of-the-
day can address..... 

Then use YouTube video
for in-house training.....

Ideally the in-house
training should be 
moderated by the staff
member who attended
the live session.
Moderator also improves
their presentation skills � 

Please remember to
include your buildings’
superintendents and 
resident managers to
attend the live trainings
as much as possible, then 

EVERYONE WINS.

Thank you. 
Margie Russell,
Executive Director,
NYARM (212) 216-0654
New York Association of
Realty Managers

SiteCompli keeps NYC's 
leading commercial, residential 
and institutional owners, 
managers and investors on top 
of critical compliance issues, 
saving time and money while 
reducing risk.

Our technology continuously 
and automatically monitors 
and reports on compliance 
issues across DOB, HPD, ECB, 
FDNY, DOF, DSNY, DOT, 
DOH and other agencies. 

The best run 
real estate 
companies in 
NYC run on 
SiteCompli.
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261 West 126 St
New York, NY 10027

212-932-1010
Fax 212-932-1030

DOB & DEP

 We offer a wide variety of services
ranging from repairs to 
ongoing plumbing 
maintenance.

 We're committed to providing 
the best service no matter 
how simple or difficult the job.

 Our 24-Hour Emergency 
Service is the best 
the city has to offer.

 You will talk to a person 
from our office, 
not an answering service. 

Ronald C. Pescatore

Krystal Pescatore
Vice President

Please Visit our website at

www.advantagepm.org

Ronald C. Pescatore
President, Master Plumber 1286

Fire Suppression License 576 Specialist
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As we all know, Cooperative Boards’ of Directors pow-
ers are statutory in accordance with the New York State 
Business Law.  Board communications in Board meetings 
are private and each Board member is obligated to main-
tain con�dentiality as �duciaries of the Coop Corporation.  
In spite of these privacy issues, Boards can best serve their 
shareholders by being as transparent as possible.  �is is a 
tricky balance that o�en can use the assistance of an experi-
enced Coop attorney or Managing Agent. 

Good communication always starts with good records 
and good minutes of Board meetings.  Good minutes will be 
a record of Board actions in the form motions and a result-
ing vote.  Votes can be anonymous or you can list how Board 
members voted.  �is is entirely up to the Board.  

Board minutes are not open for public viewing.  How-
ever, shareholders o�en need to review Board minutes when 
they are selling their apartments.  If minutes are not avail-
able for review a shareholder might have trouble selling their 
unit.  �erefore, most Coop Boards do make shareholder 
minutes available for review in sale/transfer situations, al-
though not required to do so by law. Additionally,  it is im-
portant to make sure that the minutes are either redacted or 
there is a separate set up executive minutes for all privacy 
issues which are not given to the public for review.

In addition, many Coops have websites and newslet-
ters, which are excellent forms of communication to their 
shareholders and help a buildings’ reputation.  A Coop Cor-
porations’ website and newsletter should only have basic 
information accessible by the general public.  Items such 
as pictures of common areas; listing of amenities; address; 
history of the building etc… If the website contains organi-
zational documents; bylaws; form leases; application forms 
and other items unique to the building, those items should 
only be accessible through a password only for shareholders.

�e advent of emails as a Board tool of communication 
has brought greater levels of communication, but also a new 
level of exposure to Board members and others involved in 
email threads.  As an attorney for many Coops I have come 
to the conclusion that emails can be the enemy.  Too many 
Boards spend too much time giving their opinion in emails, 
very o�en on sensitive matters. �ese emails can be subject 
to a subpoena and can be used against the Coop Corporation 
if any litigation ensures. Emails can create a permanent writ-
ten record of an entire conversation and many things can be 
transmitted that are misconstrued.  �erefore, Board mem-
bers need to keep email communications to a minimum. I 
encourage Boards to wait until the next meeting or do a con-
ference call.

As stated throughout, Board members are volunteers 
who act as �duciaries.  �erefore, they need to be extra care-
ful when communicating Board business to shareholders and 
other third parties.  A Board needs to be transparent, but that 
does not mean every issue is discussed in an open forum with 
all to listen. Board members need to make important deci-
sions and need to act in the Coop Corporations’ best interests.  
Good communication is essential, but it must be practiced in 
the context of what is best for the Coop Corporation.

Geo�rey Mazel is a founding partner of Hankin & Mazel, PLLC, 
located in midtown Manhattan and Great Neck, NY..  His focus has 
been devoted to real estate law, with extensive experience in cooper-
ative and condominium law, litigation, and sales and acquisitions.
Mr. Mazel graduated from St. John’s Law School and received his 
B.A. from the State University of New York at Binghamton, where 
he graduated with honors.  His practice has been devoted to real 
estate law, with extensive experience in cooperative and condomin-
ium law, litigation, and sales and acquisitions.  Mr. Mazel counsels 
several dozen Cooperative and Condominium boards of Directors/
Managers, which encompasses over 10,000 units of Coop/Condo 
housing, including many of the largest Coop/Condo Boards in the 
City of New York and the metropolitan area.
Mr. Mazel has served as an adjunct Professor at the New York 
Institute of Technology teaching the real estate paralegal course; 
has served as President of Glen Oaks Village Owners Inc., a 3,000 
unit Cooperative in Queens, NY; he is a former member of the 
Committee on Cooperative and Condominium Law of the Associa-
tion of the Bar of the City of New York and was the Chairperson 
of the Steering Committee for the Federation of New York Housing 
Cooperatives and Condominiums.  Currently, Mr. Mazel serves as 
the Campaign Treasurer and as a legal advisor for Jon Kaiman, the 
Supervisor of the Town of North Hempstead and candidate for Nas-
sau County Executive and is serving as the co-chairperson of the 
Cooperative/Condominium Law Committee of the Queens County 
Bar Association with his partner, Mark Hankin, Esq. 

Geoffrey Mazel, Esq.  
Hankin & Mazel, PLLC 
7 Penn Plaza, suite #1602 
New York, NY, 10001 
212-349-1668 
 
LONG ISLAND OFFICE 
60 Cutter Mill Road, suite 505 
Great Neck, NY, 11021 
516-499-5800

www.hankinmazel.com

Best Practices for Board Communications
 
   By: Geoffrey Mazel, Esq.                 February, 2014 

For information on

what precisely this is,

and how it can help,

please turn to page 5
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real estate management

New York, NY 10017
FAX: (212) 371-2896

415 Madison Avenue
(212) 371-2525

www.gumleyhaft.com

Daniel J. Wollman, CPA
Managing Director

Chief  Operating Officer
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The next issue
of this Quarterly
Magazine closes
on March 30th.
Place your
ad NOW. 

Call Margie 
at 

212.216.0654
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Complement your Real
Estate Property
Management
Company's in-house
training with NYARM's
YouTube videos.

HOW? �

Send 1 or 2 from your
office bringing issues to
solve that were collected
from others in the office,
that the experts of-the-
day can address..... 

Then use YouTube video
for in-house training.....

Ideally the in-house
training should be 
moderated by the staff
member who attended
the live session.
Moderator also improves
their presentation skills � 

Please remember to
include your buildings’
superintendents and 
resident managers to
attend the live trainings
as much as possible, then 

EVERYONE WINS.

Thank you. 
Margie Russell,
Executive Director,
NYARM (212) 216-0654
New York Association of
Realty Managers

• Heavy-duty 11-
gauge steel.

• Vinyl sleeve pro-
tects wheel rim

• Easily installs…
two 1/2” round
holes for wall
mounting.

• Ideal for residen-
tial and commer-
cial use

• Includes security
cable

• Staggered, formed
bike trays hold any
style bike upright

• Tear drop tire slot
(pat. pending)

• Made of 1/8” steel
angle and 14-
gauge steel formed
channel.

• Ideal for residen-
tial, institutional
and commercial
use.

TENANT
STORAGE

e y Serving The New York Area For Over 20 Years
800-626-1816 • www.wirecrafters.com 

MADE IN

USA

THE BIKE STACKER®

SINGLE &
DOUBLE-TIER

TENANT
LOCKERS AND

BIKE RACKS

WELDED WIRE LOCKERS
• Easy content inspection
• Single or double tier 
• Industrial grade 

construction
• Installation service

available
• Local representatives
• Solid 16-gauge sheet

metal lockers also
available

SOLUTIONS

CONTACT OUR

800-626-1816

NEW YORKOFFICE

THE WALL RIDER®

®
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Recently it appears the number of Human Rights 
complaints relative to Employment and Housing Dis-
crimination are on the rise in the State of New York. 
�ese complaints come in many forms. �e most 
common being age, race, sexual orientation and/or 
disability related discrimination. As owner represen-
tatives and managers of property in the State of New 
York, you are the person in the position of authority 
responsible for the decisions a�ecting the building’s 
sta� employees and residents.  Understanding this re-
sponsibility and making prudent and reasonable de-
cisions under the law, may prevent or deter a Human 
Rights complaint or, provide substantiation to defend 
a complaint.

�e simple solution is to �rst (1) recognize em-
ployment and/ or housing discrimination issues and 
then to (2) take reasonable and appropriate measures 
to investigate and resolve the issue before a claim is 
�led.  Even if a claim is �led, reasonable and time-
ly corrective action may result in a dismissal of the 
complaint. �e “STOP” and “THINK” approach will 
prevent or deter any potential claim of housing and/or 
employment discrimination.

Recognizing potential claims of employment 
and/or housing discrimination is key. An older em-
ployee’s reaction to new hires or downsizing; a minor-
ity employee’s disparity in wage parity; an employee’s 
sexual orientation and its a�ect upon other employees; 
a pregnant employee’s request for a reasonable accom-
modation; a disabled employee’s request or sick leave 
or an accommodation based upon their speci�c dis-
ability or, complaints by employees of unequal treat-
ment based upon age, race or marital status. Residents 
who are blind and require special services and accom-
modations in order to navigate around the premises, 
disabled residents who require wheel chair accessible 
ramps and access doors and hearing impaired persons 
which require accommodation for access to and from 
their dwelling. All of these potential claims must be 
addressed seriously as they may have serious conse-
quences and rami�cations. STOP AND THINK.

You can prevent a claim by taking reasonable, 
timely and appropriate measures once the issue is rec-
ognized. Always require that any complaint be placed 
in writing. �oroughly investigate the complaint, re-
quest documentation to support the allegation and, 
record all of your �ndings. Always provide the com-
plainant with your �ndings. Even a legitimate and 
through investigation may not prevent a claim from 
being �led, however it becomes a powerful tool and 
basis for the defense and dismissal of an unfounded 
claim.

Mark L. Hankin is a founding partner of the �rm.  His 
practice focuses primarily on representation of clients in 
real estate and corporate litigation with a concentration on 
cooperative and condo representation.  As a skilled litigator, 
he regularly handles a wide variety of trials and/or hearings 
before the Federal and State courts of the State of New York; 
Arbitration Tribunals; New York State and New York City 
Division of Human Rights; and mediations.

Mr. Hankin is a graduate of S.U.N.Y. at Stony Brook with a 
B.S. in Political Science and M.S. in Public Administration.  
He received his Juris Doctorate from Syracuse University.  He 
is admitted to the practice of law in the States of New York 
(1984); New Jersey (1984); and, Florida (1985).  Mr. Hankin 
is a member of the New York State Trial Lawyers Association; 
American Trial Lawyers Association; New York State Bar As-
sociation (member of Committee on Cooperative & Condo-
miniums; Queens County Bar Association (co-chairman of 
Committee on Cooperatives and Condominiums); and, the 
Nassau County Bar Association (member of Real Property 
Committee).

Mark L. Hankin  
Hankin & Mazel, PLLC
7 Penn Plaza, suite #1602
New York, NY, 10001
212-349-1668
 
LONG ISLAND OFFICE
60 Cutter Mill Road, suite 505
Great Neck, NY, 11021
516-499-5800
www.hankinmazel.com

The Epidemic Of Human Rights Complaints
 
   
   By: Mark L. Hankin                          March 10, 2014 



Membership Information  www.nyarm.org • (212) 216-0654 • 1st Quarter Digital 2014  • 5352

Nu-Way
Boiler

"Specialists in 
Boiler Cleaning"

High-Power Truck-Mounted 
Vacuum Systems

R STAMP CERTIFIED

LEAD TESTING AND 
RISK ASSESSMENT

Nu-Way
Compactor Corp

"Specialists in Waste 
Compaction Systems"

Factory Trained Mechanics

REPAIR AND REPLACEMENT

Nu-Way
Environmental

Compliance with EPA and 

Radio Dispatched Vehicles

MICHAEL SANDLER
President

IRWIN SANDLER
CEO

Nu-Way Compactor/Boiler
Nu-Way Environmental

702 Ocean Parkway, Suite 1B 
Brooklyn 11230

718-241-0200

a/k/a SCIENTIFIC

Video Doorman - NYARM  Ad - 12.03.12 - 7.25’’ x 9.75”

Available through American Security Systems, Inc.
Call today for FREE building survey and proposal - 718.784.2880

www.americansecuritysys.com

®

 ... brings security to life

Over 30 years experience in the security business, 
with local U.L. Central Station support.

• Live on-call operators 24/7
• 24/7 safe entry access & CCTV coverage
• Secure fobs to enter and access package room
• Two way communication with delivery people
• 24/7 emergency panic buttons in lobby & elevator
• Door ajar and forced entry notification
• Plus...anti loitering in lobby 
   with Video Doorman Safe Lobby

If you want a safe building ... 
you should have the original Video Doorman

Only Video Doorman delivers 
real security... and packages too! 

®

®
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�is article was adapted from an article published in 
the Fall 2008 issue of the New York State Bar Association 
Business Law Journal. 

In law school, law students study a case called �e TJ 
Hooper. A federal appellate court, in 1932, decided that a 
tugboat operator was negligent because the boat didn’t have 
a radio, even though tugboats generally did not use radios 
at that time. �e court decided that those new-fangled ra-
dios were inexpensive and easily available, so as technol-
ogy marched forward, the tugboat industry was required to 
march along with it.

�e same principle explains why, regardless of your 
age, you have a little pu� of air blown into your eye when 
examined for new glasses. In1974, a court held that an oph-
thalmologist was negligent for not giving a glaucoma test 
to a young patient, even though common medical practice 
was not to give the test to patients under age 40. �e test was 
simple, low cost, and harmless, so failing to give it was neg-
ligent, even if the probability of glaucoma was very small 
in a patient under age 40. In 2008, a federal circuit court 
decided that the same legal principle applies when it comes 
to banks implementing technology to discover check fraud. 

Why is this idea important to real estate owners and 
property managers? Because it explains a very important 
principle about responsibility and negligence. �e common 
law rule of negligence is that a person must act, in dealing 
with other people, in the same manner that a reasonably 
prudent person would act under those circumstances. For 
many years, courts decided how a reasonably prudent per-
son would act by looking at how other people in the same 
position act in similar circumstances. �us, the tugboat 
operator said “Other tugboats don’t have radios, so it’s rea-
sonable not to have one.” �e ophthalmologist said, “Other 
doctors don’t give glaucoma tests to people under age 40, so 
I wasn’t negligent just because I didn’t give the test.” 

However, the courts said no. As technology improved 
and there were inexpensive ways to protect the people that 
the tugboat operator and the ophthalmologist were deal-
ing with, they were obligated to adopt those technological 
improvements even though adoption was not the industry 
standard. �ey couldn’t just escape from responsibility by 
pointing to other people in the same industry who acted 
the same way, because the court could instead �nd that the 
entire industry was negligent.

�e same concept applies to property owners and 
managers, so you need to keep yourself educated about cut-
ting edge developments and methodologies in your indus-
try. Do you have to be the �rst to adopt the most high-tech 
protective device? No, probably not. But neither should you 
be the last, and as the price of a device that could protect 
the residents or tenants of your buildings comes down, you 
can’t just close your eyes until a�er the damage is done. I 
strongly recommend that you should conduct a risk assess-
ment of your buildings, determine what risks exist, decide 
whether there are methods available to reduce those risks, 
and then take appropriate steps to implement those meth-
ods when it is reasonable to do so under the circumstances. 

You do not want to bend over backwards to argue 
that doing nothing is “reasonable.” As time passes, inac-
tion will look worse and worse to a court that is trying to 
assess whether you should have done more to protect an 
injured occupant. Don’t just wait until the next occupant 
or passerby is injured and a new safety rule or local law is 
adopted to force you to take action. You don’t want to be 
the owner or manager with the word “defendant” stuck a�er 
your name when an avoidable problem is not avoided. An 
ounce of prevention can be worth a lot more than just a 
pound of cure.

Jay L. Hack, Esq. is a partner in the law �rm of Gallet Drey-
er & Berkey, LLP. �e �rm has a substantial real estate practice 
and represents the owners of hundreds of commercial properties 
and more than 200 condominium and cooperative buildings. Mr. 
Hack’s practice focuses on the regulation of banks and other �nan-
cial institutions.  He is the Chair of the Business Law Section of 
the New York State Bar Association, which is the second largest 
section, with over 4,400 members. He is also a member of its Bank-
ing, Securities and Derivatives committees. He is a graduate (with 
honors) from the University of Michigan and a cum laude gradu-
ate of Boston University School of Law. His article on the Federal 
Rules of Evidence in the Boston University Law Review has been 
cited as authority  by the United States Supreme Court.

Jay L. Hack, Esq. 
Gallet Dreyer & Berkey, LLP

845 �ird Avenue
New York, NY 10022

(212) 935-3131
(212) 935-4514 (fax)

jlh@gdblaw.com  
www.gdblaw.com 

What Real Estate Owners and Managers 
Can Learn from Tugboats and Glaucoma 

By: Jay L. Hack, Esq., partner, Gallet Dreyer & Berkey, LLP            February, 2014 



There’s a place where my values   
meet my bottom line. My energy bill.
I take care of the planet—and I take care of business. The Multifamily Energy Performance Portfolio 
offered by the New York State Energy Research  and Development Authority  (NYSERDA) helps me do 
both. The energy upgrades cut my buildings’ carbon footprint while returning a hefty ROI: an average 

half the market rate and expert assistance from a Performance Partner make the deal even sweeter. 
You don’t have to be a visionary to see the good sense in that. Save energy. Save money.

Learn more and get started. Visit nyserda.ny.gov/energy-values
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Aggressive Energy is the only full-service energy solution in the New York 
area and we’re committed to providing you with the most competitive 
prices in the city.

AGGRESSIVE ENERGY
78 RAPELYE STREET, BROOKLYN, NY 11231  •  718.836.9222  

WWW.AGGRESSIVENY.COM
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MORE THAN 30 YEARS OF EXPERIENCE 
The difference is in the details and detail is our focus

Visit our new expanded facility, right outside the Midtown Tunnel

  LL 11 Repair 

  Masonry Restoration 

  Balcony Restoration 

  Terra Cotta Repair and Replacement 

  Steel Repair and Replacement 

 Plaza Deck Restoration 

 Concrete Sidewalks

 Vault Replacement 

 New Roof Systems

 Certified Green Roofs 

10-40 Borden Ave., Long Island City, NY 11101

(718) 784 8100  •   www.flagwaterproofing.com
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