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FORWARD
The purpose of this handbook is to familiarize the reader with Meadow Brook East
Condominium Association, Inc. (MBECA). While there is some information about the physical
characteristics of the property, most of the material is related to the Association.

A “"condominium” is a form of ownership - not a type of building. Rather than owning the land
and building outright, the purchaser owns the “unit” and shares in the ownership of the
exterior building, grounds and amenities. Those shared areas are referred to as “Common
Areas” or “Limited Common Areas” and, unlike a traditional home or apartment, Meadow
Brook East is our communal home, It belongs to all of us.

The Association is a legal corporation set up to represent the interests of its membership -
the unit owners. It was created through its Declaration and operates under the guidelines
established by its Bylaws. Unit owners should be familiar with these Condominium
Documents,

This handbook summarizes many of the topics in the Declaration and Bylaws. For example, it
describes the process of elections, budget creation and common charges. It summarizes
maintenance policies and responsibilities, insurance coverages and the like. Since it is only
a summary, the Documents will always supersede in the event of any inconsistencies
with the Handbook.

The Handbook also goes beyond a summary of the Declaration and the Bylaws. For
example, it contains maintenance “tips”, emergency procedures and safety guidelines. A
large portion of the booklet is devoted to the Association’s rules and regulations.

There are many advantages to living and sharing in a successful condominium. Two of the
key elements to success are understanding and cooperation. We hope this booklet will serve
to better inform the ownership. We also hope that a better understanding will facilitate
cooperation among all owners.

INTRODUCTION
Meadow Brook East Condominium is located between 3221 and 3269 East Main Street in
Waterbury, Connecticut. The Association is comprised of 84 unit owners. The 64 townhouse
units with garages are housed in eight buildings and the parcel is approximately 5.85 acres.
Each building has a street address (for example 3269A, 3245B) and is also represented by
numbers. Building 1 is the first building on the left as you enter the complex, Building 2 is
second on the left. Counting clockwise, Building 8 is the last building on the right.
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SECTION 1

Maintenance Policies and Procedures

Maintenance Responsibilities
Below are the lists giving the Association’s and the Unit Owner's maintenance
responsibilities. Areas not listed will be classified upon presentation to the Board of Directors.
In general, the Association’s responsibility ends and the Unit Owner’s responsibility begins at
the interior unfinished surface of the Unit. Additions or improvements made to the unit by the
developer or by the unit owner are the responsibility of the unit owner.

The Association is responsible for maintaining the structural integrity of the exterior of all
buildings as well as the common areas of the complex.

Unit Owner Responsibility:

All sheetrock, interior doors, trim and carpeting

All appliances

All plumbing/electrical/HVAC located in the interior walls that service that unit exclusively
Attics and basements

Fireplace to damper

Chimney inspection and cleaning

Association Will Repair - Bill to Unit Owner:

All windows

All exterior doors including garage doors, sliders

Mailboxes, doorbells, nameplates

Patios, decks, balconies

Front porches and parking areas

Any plumbing, electrical, HVAC in exterior walls serving that unit exclusively
Chimney flue

Association Responsibilities:

¢ All roofing, siding, exterior portions of units other than windows, doors, awnings, shutters,
etc. serving only one unit (see above)

e All structural components of the Buildings (e.g. rafter, studding in bearing, exterior walls,

joists, etc.)

All utilities serving more than one unit (e.g. water main, sewer line, etc.)

Roads, landscaping, signs, common lighting, sidewalks, etc.

Mailbox stand (not individual boxes)

All dumpsters

Maintenance Procedures
For maintenance emergencies, the management company should be called immediately and
a worker will respond as quickly as possible. Please refer to the appendix for the appropriate
phone number. Residents are advised to learn the location of all water shutoffs and drainage
valves in case of an emergency.

Emergencies must be reported immediately or as quickly as safe conditions permit. The
management company provides a 24 hour emergency service. Emergencies are defined as
any maintenance situation or problem that threatens life or property. For example, broken



pipes, downed trees, sewage backups, broken windows or doors, etc. all represent situations
that require immediate attention in order to minimize risk to persons or property and should
be reported immediately.

Any complaints about work performed or response time should be addressed in writing to the
Board of Directors.

SECTION 2

General Maintenance

Trash
The Association contracts with a local vendor for trash removal every other Tuesday and
recycling service monthly. This schedule is often revised to provide weekly pick ups during
the summertime. Please refer to the minutes of the annual meeting to see if this alteration
has been made for the current year.

Dumpsters are located at the end of each driveway and are to be used for normal household
waste. Bulk trash such as old furniture, hazardous waster (paint cans, pesticides, oil, etc.)
cannot be placed in the dumpsters. The hauler can be fined and will pass this back to the
Association, unit, individual. Bulk trash items can be brought to the municipal dump located
on Mark Lane in Waterbury (756-7365).

Recycling
Recycling is done for brown, green or clear glass food and beverage containers (remove
metal lids - labels can remain), newspaper and metal food containers. Glass and metal go
into your “We Recycle” box and newspapers in a brown paper shopping bag on top. Boxes
are placed curbside on pick-up days only. A recycling schedule is posted in the Appendix and
updated annually.

Additional boxes may be purchased from the municipality or refuse hauler (754-3528).

NOTE: The following glass items should not be recycled: ceramic, clay, crystal, light bulbs,
mirrors, heat resistant ovenware and drinking glasses.

Snow Removal

The Association hires a contractor to plow roads and shovel the walkways. The contract also

requires that mailboxes, fire hydrants and dumpsters be cleared. There are several important

snow removal “facts” that all owners and residents must understand:

1. The contractor's job, during a snow storm, is to keep the main roads open and passable
to emergency vehicles and necessary traffic. To accommodate the majority of work
schedules, the contractor will make a main road pass, as necessary around 7 AM and
again at 4:30 PM (times are approximate only).

2. When it stops snowing, the contractor will clear all side roads and parking spaces.
Shoveling is only done during daylight hours. Depending on conditions, you should expect
all clean-up to be done within 6 -12 hours after a storm has stopped.



3. There is no contract to remove snow that is windblown or ice that forms because of freeze
and thaw. These are concerns that must be reported to the management company.

4. Use caution at all times. Contact management if you want a pail of sand available to your
unit, It is also a good idea to carry sand in the truck of your car.

Chimneys, Woodpiles, Fireplaces, Chimney Fires

Those MBECA units with fireplaces have been provided with a piece of equipment that is
safe and which will provide years of enjoyment if used and maintained properly. First and
foremost, it must be recognized that these units are prefabricated metal fireplaces and have
flues designed to burn small, hot and aesthetic fires. They cannot be used as a primary
heating source and only the correct firewood is safe. The Fire Marshall recommends_that the
owner have the chimney cleaned and inspected annually. This should be done by a licensed
and insured chimney sweep. Owners should provide a copy of the sweep’s written inspection
report to the Association’s management company so that it may be kept on file.

Other safety tips:

e Burn only seasoned hardwoods. Do not use “green” hardwoods, softwoods or
commercially produced paper logs (these burn too hot).

¢ Do not store wood on the ground, under your deck or against the building. A quarter cord
of wood stored in a metal ring firewood holder or you deck or in your garage is
acceptable.

e Use the glass doors to your fireplace when in use, if you have them.

e If you elect to install a gas firelog system you will need Association written permission
before doing so.

Outside Faucets and Shutoffs, Washing Machines
Perhaps the most frequently reported incidents of damage result from water (i.e. freeze ups).

To avoid such freeze-ups, shut the outside faucet off on the inside of the unit as close to the
main feed line as possible. Open the outside faucet and open the peacock below the main
shutoff. This will allow air into the water line so that it can drain. If you do not have a peacock
shut off or are not familiar with this “winterization” process, call the management company for
assistance.

Vacant Units
If you plan to leave your unit for any period of time, please shut the main water line off. Open
the faucet in an upstairs bathroom and also in the kitchen (so the lines can drain). During the
winter months, you should also flush your toilets and introduce some form of alcohol based
antifreezing agent into the piping system. Please consult a licensed plumber for a proper and
safe type of agent.

Please do not just shut off your heat when leaving your unit for a prolonged period of
time! This may result in a freezing condition within your unit and effect your neighbors
units as well as your own.

Washing Machines



The supply lines on your washing machines are probably made of rubber. These rubber
hoses will loose tensile strength over time (wear out) and burst. It seems that they only burst
when no one is home. Water will run until someone comes to shut it off - usually after
thousands of dollars in damage have occurred. The feed to your washing machine should be
shut off when not is use.

Dryers
All dryers are also the unit owners responsibility. The venting should be to the outside of the
building and not blocked by debris. Please be sure to clean your lint filter after each use.
Failure to do this could result in the clogging of the vent, which could be a serious fire hazard.
Dryers will not dry properly if vents are clogged. Report this condition to the management
company if it occurs.

HVAC - Heating, Venting and Air Conditioning
The HVAC units in the units are the unit owners responsibility to care for. The filters shouid
be changed at least two (2) times per year. During the cold season, the air conditioning
should be started and run for about 5 minutes, at least twice during the season, in order to
circulate the fluids through the system.

Also during the cold season, the heat must be set no lower than 60 ° F. This prevents
possible pipe freeze conditions, which can cause major damage to individual units and those
around them. Any damage resulting from the heat being off becomes the responsibility of the
unit owner.

Heat and Vacant Units
As indicated above, you must maintain your heat in an “ON”" position during cold weather.
Damage that occurs because of the heat being “OFF” or water being “ON” in a vacant unit
can leave a unit owner responsible for the damage to his or her unit (and any adjacent unit,
too!).

Grills
The use of charcoal grills is prohibited from the property. L.P. or propane grills should not be
used within 2’ of any wooden structure. Propane tanks and grill fittings should be periodically
examined for rust or wear. Fire code prohibits the transport or storage of L.P. or propane gas
through or inside condominium units.

Safety Tips
The following are recommended:
e Fire extinguisher in kitchen and furnace room
¢ Smoke detectors on each floor and in sleeping area

Deliveries
Owners are responsible for the actions of their tenants and guests. “Guests” include delivery
persons. Be sure that your delivery company is familiar with Association rules and
regulations.

SECTION 3



Rules and Regulations

. No part of the property shall be used for other than housing and the purpose for which the
property was designated. No Unit shall be used other than as the residence of a single
family without prior written approval of the Board of Directors.

. Unit owners shall not cause or permit anything to hung or displayed on the outside of
windows or placed on the outside of walls or door of a building and no sign, awning,
canopy, shutter or radio or television antenna shall be affixed to or placed upon the
exterior walls or doors, roof or any part thereof, or exposed on or at any window, without
prior consent of the Board of Directors.

. No noxious or offensive activity shall be carried on in any Unit, or in the common areas;
nor shall anything be done therein either willfully or negligently, which may be or become
an annoyance or nuisance to the other Unit Owners or occupants. No unit owner shall
make or permit any disturbing noises in the buildings by himself, his family, servants,
employees, agents, visitors or licensees, nor do or permit anything by such persons that
will interfere with the rights, comforts or convenience of other Unit Owners. No Unit Owner
shall play upon, or suffer to be played upon, any musical instrument or operate or suffer to
be operated a phonograph, television set or radio in the premises at such high volume or
in such other manner that it shall cause unreasonable disturbances to other Unit Owners.

. No “for sale” signs, open house signs, clothes, sheets, blankets, laundry of any kind or
other articles shall be hung out of a Unit or exposed on any pert of the common elements.
The common areas shall be kept free and clear of rubbish, debris and other unsightly
materials and will not be obstructed or used for storage purposes without the specific
written permission of the Board of Directors.

. Except in recreational areas or storage areas designated as such by the Board of
Directors there shall be no playing, lounging, or placing of baby carriages, or playpens,
bicycles, wagons, toys, vehicles, benches or chairs, on any part of the common areas.
Storage by owners in areas designated by the Board of Directors shall be at the Owner’s
risk.

. Trash container locations will be designated by the Board of Directors or the manager
acting for the Board. Pickup will be from those locations only. Occupants will be
responsible for removal of trash from their Units to pickup locations. Trash is to be
deposited within that location and the area is to be kept neat, clean and free of debris.
Each Unit owner shall provide appropriate trash containers to store trash. Long term
storage of rubbish or trash in the Units is forbidden. Outside of units, trash and rubbish will
be deposited in containers only. Occupants are not allowed to have trash containers
outside their units.

. Nothing shall be hung from the windows or placed on window sills, nor shall any rugs or
mops be shaken or hung from or on any of the windows or doors. Toilets and other water
apparatus in the buildings shall not be used for any purpose other than those for which
they were constructed, nor shall any sweepings, rubbish, rags, paper, ashes or any other
articles be thrown into the same. Any damage resulting from misuse of any toilets or other
apparatus. shall be paid for by the Owner in whose Unit it shall have been caused.. Trash



shall be stored outside of Units only in containers placed in areas designated by the
Board of Directors.

8. No industry, business, trade, occupation or profession of any kind, commercial, religious,
educational or otherwise, designated for profit, altruism, or otherwise, shall be conducted,
maintained or permitted on any part of the window displays or advertising be maintained
or permitted on any part of the Property on in any Unit therein, without the consent of the
Board of Directors, nor shall any Unit be used or rented for transient hotel or motel
purposes.

9. Nothing shall be done or kept in any Unit or in any common areas which will increase the
rate of insurance of any of the buildings, or contents thereof, applicable for residential use,
without prior written consent of the Board of Directors. No Unit Owner shall permit
anything to be done, or kept in his Unit, or in the common area which will result in the
cancellation of insurance on any of the buildings, or contents thereof, or which would be in
violation of any law. No waste shall be committed in the common area.

10.No animals, birds or reptiles of any kind shall be raised, bred or kept in any Unit or in the
common areas, except that a dog or cat or other household pet, approved by the Board of
Directors, may be kept in Units, provided that they are not kept, bred or maintained for
any commercial purposes; and provided further that any such pet causing or creating a
nuisance or unreasonable disturbance or noise shall be permanently removed from the
property subject to these restrictions upon three (3) days’ written notice from the Board of
Directors. In no event shall any pet be permitted in any portion of the common areas
unless carried or on a leash, or be curbed or tethered in any of the common areas.

11.The parking areas shall not be used for any purpose other than to park automobiles,
specifically excluding vans, trucks or commercial vehicles larger than a three-quarter ton,
trailers, recreational vehicles, boats and motorcycles. No vehicles shall be parked in such
a manner as to impede or prevent ready access to another parking space. No vehicle
shall be parked in other than designated parking areas or garages.

12.Unit Owners shall not paint, stain, or otherwise change the color of any exterior portion of
any building.

13.Each Unit Owner shall keep his Condominium Unit and access areas (stairs, walls and
storage areas) to which he has access in good state of preservation and cleanliness.

14.No owner shall send any employee of the Association or managing Agent out of the
complex on any private business of the owner.

15.Unit Owners shall be held responsible for the action of their children, pets, servants,
employees, agents, invitees, licensees, tenants, and their guests, and shall hold the
Association and other Unit Owners and occupants harmless for the actions of the above
parties.

16.Any complaint regarding the operation or management of the Condominium or regarding
actions of other Unit Owners shall be made in writing to the Board of Directors.



17.Any consent or approval given under these rules and regulations may be added to,
amended or revoked at any time by resolution of the Board of Directors.

SECTION 4

Restrictions on Sales and Rentals of MBECA Units
Meadow Brook East Condominium Association, under Article X of its Bylaws, is granted a
“right of first refusal” on any sale or rental of MBECA units. This restriction applies to any
owner who has received a bonafide offer to sell or rent their unit. Such an owner must first
allow the Association to buy or lease the unit at a price and under conditions that are
equivalent to the outside offer.

The Right of First Refusal procedures are fully described in Article X of the Bylaws and or the
MBECA Purchase Lease Questionnaire (a copy of which is included in this handbook).

SECTION 5

Government and Management

Board of Directors
The MBECA is governed by a 3 member Board of Directors. The terms of at least 1/3 of the
Board expires annually and a new member is elected to a 3 year term at each annual
meeting. The Directors serve on a strictly volunteer basis.

If you wish to address the Board, you may do so in writing via the management company.
Additionally, the Board meets monthly and opens the first 15 minutes of the meeting to
business from the floor. If you wish to attend a meeting, please call or write to the
management company.

Annual and Unit Owner Special Meetings
The Annual Unit Owners Meeting is generally scheduled in December. At this meeting the
expiring Board terms are filled and the annual budget is ratified. Occasionally, special
meetings of the unit owners are called for various purposes. Notice of such meetings is
always mailed to the unit owners. You should confirm with the management company that
they have your correct address so that you receive important Association information.

Commiittees and Management Company
The Board of Directors encourages community involvement through committees. Owners or
residents who would like to share their time with newsletters, landscape, recreation or other
Association matters should contact the management company for a list of current or needed
committees.

The Board of Directors governs the affairs of the community with duties and responsibilities,
not unlike those of Board of Selectmen in a small town. To operate, the Board needs a “staff”
and retains a professional management company for that purpose. The Board, or a
management company under the supervision of the Board, reviews all correspondence,
collects common charges, schedules and supervises all work, employs all contractual
services such as insurance, refuse, landscaping, and perform all accounting. Unit Owner



complaints, requests for maintenance service or like Association matters must be submitted
in writing tot he Board or the management company, if one is employed.

Budget and Common Charges
The Board of Directors presents and recommends for approval an annual budget and
monthly common charge fee schedule to the MBECA owners at the Annual Meeting.
The unit owners will vote to ratify this budget as per the guidelines listed in the
Bylaws.

In order for MBECA to operate properly, it must rely on the timely receipt of common charges.
Common charges are due on the first of the month and should be made payable to “Meadow
Brook East Condominium” or “MBECA” and sent to the address shown in the Appendix.

To discourage late payment, the Board has adapted a late fee policy:

1. Common charge not received by the Board or other designated agent by the 15th of
the month in which they are due will receive a late charge of $5.00.

2. Common charges that are 60 days past due are referred to active collection status
which will result in costs of collection to be borne by the unit owner.

3. Common charges that are 30 past due are referred to an attorney for collection.

MBECA’s Documents and State Law require the delinquent owner to bear all costs of
collection.

SECTION 6

Insurance
It is the intent of this section of the handbook to provide a brief overview of the insurance
coverages maintained by the Meadow Brook East Condominium Association. This section,
however, should provide the owner with information he or she can share with their own
insurance agent when obtaining their individual unit owner policies. Agents representing the
individual owners are also encourages to contact the master policy agent listed in the
Appendix.

In addition to many specialized policies such as worker's compensation, fidelity bond
coverage, director and officer insurance and the like, there are two specific master policy
coverages that have a direct effect on the types and amounts of insurance homeowners
ought to purchase. These two coverages are known as property loss coverage and liability
coverage and are described below:

A. Property Loss: MBECA's insurance provides the Association’s property coverage on “all
risk” basis excepting a few specific perils such as earthquake, flood, seepage and wind
blown water without exterior structural damage (this means, for example if a storm blows
water up under the eaves and it gets inside the unit, the damage is not covered vs. a
storm where the shingles are blown off and water damage results). For insurable losses,
the damages property will be restored to original condition (including inflation). It does not
cover your personal property or improvements that have been made to the unit. Any loss
to the unit's betterments added to original sale or at a later time would not be the
responsibility of the condominium association or its insurance carrier.



For example, take a worst case scenario where a unit burns to the ground. it would be rebuilt
by the Association’s insurance including sheetrock, paint, carpeting, appliances and other
amenities offered at time of original sale, etc. Improvements that you or previous owners
have made such as upgraded carpets, wallpaper, etc. would not be covered. Personal
property such as furniture, clothes, jewelry is also outside the coverage provided by the
Association.

B. Liability Coverage: The Association's policy provides owners protection from lawsuits that
originate from bodily injury, personal property damage or personal injury that might arise
out of, for example, someone falling, etc.

The Association’s coverage provides for $3,000,000 in aggregate in such liability coverages.

At the present time the Association’s basic policy is written by CAU. Homeowners policies for
condominium owners, are called “Homeowners #6” (or “H.0.6) policies. Many types of
endorsements or options are possible with homeowner policies but two you should
discuss with your agent are “Loss Assessment” and “Improvements and Betterments”.

1. Loss Assessment provides protection should individual unit owners be required to
make up the difference between a successful liability lawsuit against the
Association and Association coverages.

2. Improvements and Betterments provides coverage for property damage where you
or a previous owner has made improvements to the unit that would not be covered
by the Association’s palicy.

In closing, your agent is in the best position to offer you information on condominium owner’s
policies. He or she should call the Association’s agent if there are any questions.



