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1. ADMINISTRATIVE:
1.1. Board of Trustees:  The five-member Board of Trustees for your association over the past year was comprised of Russ Austin, Jack Barberis, Stephen Burrell, Richard Falanga and Ed Gangwisch.  
Russ Austin has been serving on the Board for approximately 18 years, Jack Barberis has been serving for approximately 15 years, Richard has served for the past 11 years and Ed has been on for 5 years and Stephen has been serving for 3 years.  We have two terms expiring this year, currently held by Richard and Russ.  Both are seeking re-election.  We also have a new candidate, Amanda Seeley, who is also looking to join the Board.  All Intent to Runs forms are included in this mailing.  Notice of the Annual Meeting and Intent to Run forms were sent to all owners.  Owners had until Friday, October 17, 2025 to submit their forms to run for the Board.  
Your Board of Trustees has worked many hours for your community over this past year.  Aside from attending monthly Trustee meetings, they have performed property inspections, met with contractors, and responded to many emails.  They have been faced with many challenges and continue to work through them with the objective of maintaining property values while keeping safety and aesthetics in the forefront.  This can be very challenging at times.
1.2. Management Staff:  Crowninshield Management Corp. has been the Managing Agent for Mariner Village since September 1, 2011.  Jill Fama has been the Property Manager since that time.  Jill is responsible for the operations of the Mariner Village and works under the direction of the Board of Trustees.  She also attends monthly Trustee Meetings, Owner’s Meetings and periodic special meetings.  She meets regularly with unit owners and vendors on site as well.  Jill has been with CMC since January, 2010, but has been in the property management field for well over 30 years.  Jill can be reached at (978)532-4800 Ext #232 or via email at Jfama@crowninshield.com.

Administrative Staff:  Pam Granese, Jill McGee and Julie McCarriston offer administrative support to all Crowninshield Property Managers.  
1.3
Sales / Refinance:  Owners who may be selling or refinancing their units should visit the CMC website at www.crowninshield.com.  The homeowner must complete this request.  They will need to CLICK FORMS in the top right corner and then select either 6D SALE or 6D REFINANCE - complete The Indemnity and Release agreement (which must be signed), Click NEXT and complete the order form to submit the request.  Julie handles all sales and refinances, and can be reached at (978)532-4800 ext. 217.  Please note; we do not complete provided lender questionnaires though we have our own questionnaire we will provide once you place your order.
1.4
Governing Documents:  All owners should have the Master Deed and Declaration of Trust along with the Rules & Regulations for Mariner Village.  These are the governing documents for your community and dictate the ownership and/or responsibility of the unit owners vs. association, and describes the duties and powers of the Board of Trustees among other things.  Before making any changes to your unit and/or common areas, these documents should be reviewed.  Structural changes and changes affecting the exterior require Board approval in advance and in most cases a building permit.  

2. LEGAL:

2.1 Collections:  Fortunately, collections have not been a significant problem at the Mariner Village.  We have had several units fall behind, but most quickly caught up.  We do not have anyone currently in collections.    
When the association is owed money, it makes moving forward on planned projects more difficult since we may not have the funds available to pay for this work.  It is important for management to stay on top of these accounts to be sure delinquent accounts are turned over for collection in a timely manner and a lien can be attached to secure future collections.  We have had great success with Perkins & Anctil, PC for collection matters.
The passage of Mass General Laws Chapter 400, has allowed Associations to collect on delinquent accounts, where many times Associations would have lost money to foreclosures.  This has saved many associations thousands of dollars each year. In the past, this has allowed condo associations to collect six months worth of condominium fees plus reasonable attorney’s fees from lenders. 
2.2
Legal General:  Your Board of Trustees retains the firm of Perkins and Anctil, PC for general legal issues that may arise from time to time.  
3. INSURANCE:

3.1 Master Insurance Policy:  The Property Insurance is currently with the company, Greater New York (GNY), through our Agent, Brown and Brown (formerly Rodman Insurance).  The master insurance package policy costs the association $102,046 annually for $51,025,237 in coverage.  The D&O coverage costs $2,557. The Umbrella Policy costs $2,948 for $10,000,000 in coverage, W/C is $295 and Crime Policy is $751 for a total cost of $108,597 annually.
Insurance Coverage:  The purpose of this section is to clarify coverage with respect to the Master Insurance Policy (Building Coverage) vs. the individual Unit Owner Policy (HO-6). 

The Master Insurance Policy covers damages to the building with limits up to approximately $51,025,237 and includes permanently installed building items such as flooring, kitchen cabinets, etc., (basically anything you would not take with you if you moved) regardless of how the by-laws are written – but - they are subject to the $25,000 per unit policy deductible.  
It is important to note that the documents place the ownership of the walls, floors, etc., on the unit owner for coverage.  There is no need to carry insurance for these permanently fixed items at this time because they are covered by the master policy (subject to the deductible which is currently $25,000).  Please note there are exclusions to the master policy so our agent recommends owners consider higher limits on their Dwelling Coverage or Coverage A.  

Therefore, there is a need to carry at least $25,000 on the “Dwelling or Coverage A” portion of your homeowner policy which covers the cost of the Association’s deductible.  Our Agent recommends at least $25,000 on dwelling.

With this in mind, we have put together an informational package as it pertains to our Master Insurance Policy as well as the individual Owner’s Policy (HO6).  We urge all owners to take a few minutes to review the following information and check with your own carriers, so that you can make an informed decision and can be sure you are not over or underinsured on your own homeowner policy. 

If, after reviewing this information, you have any questions or concerns, please do not hesitate to call Jill in our office at (978) 532-4800, ext. #232.  

Our goal is to provide excellent coverage in the event of a significant loss.  This means smaller claims (under the $25,000 deductible are being processed through the unit owner policies).  In the event of a catastrophic loss, the building(s) should be put back to its original condition.  The Insurance Company would pay up to $49,062,728 less the $25,000 per unit deductible.

Many times, we have seen that some unit owners do not have homeowner’s insurance because they believe that there is a master insurance policy and they do not need additional coverage.  This is not the case at all.  In some cases, we have found many unit owners have too much coverage.  If you have purchased a Home Owner Policy (HO6) and your insurance agent did not ask to look at your condominium bylaws and a copy of the Master Insurance Policy, you may not have appropriate coverage.  You may have too much or too little.

Frequent losses adversely affect our premiums and ability to secure insurance in the future.  It is important to limit the number of claims, not only to keep costs down, but also to enable us to obtain insurance each year.  While we realize that some things are beyond our control, unit owners are reminded that you are home owners and you have certain responsibilities to protect your home, i.e. turning off the water to your units if you will be away for an extended period of time; periodically checking your washing machine hoses to be sure they are not ready to let go and to be sure the valve is off when not in use; regular maintenance of heating and cooling equipment, water heater replacement when at the end of its useful life, annual service of fire sprinkler equipment (where applicable), etc.
The big question is “How does the Master Insurance Policy coordinate with a personal condo owners’ policy?”  A condo owners’ policy (HO6) is structured as follows:   

Coverage A:
Dwelling:  The Master Insurance Policy for Mariner Village Condominiums will cover the entire unit except the unit owners’ furniture, furnishings, and personal property.  Therefore, the unit owner need only have enough Coverage A to cover the Master Policy Deductible.  This deductible is currently $25,000.  You should check the declaration page of your individual homeowner policy to be sure you have at least $25,000 in dwelling coverage.  

Coverage C: Personal Property:  The master provides no coverage for personal property.  Each person must decide what it would take to replace his or her personal property.  Per the By-Laws, each person should insure his or her furniture, furnishings and personal property.

Coverage D: Loss of Use:  This is a big coverage area that receives very little attention.  If a unit was unlivable and it took a year to rebuild, where would you live?  This coverage provides the funds for this expense.  It is based on a percentage of your coverage C.  Very often, we see coverage as low as $5,000.  This coverage should be carefully discussed with your agent.   If you needed to rent an apartment while your unit is being reconstructed, how much would you need?  Our Agent recommends owners have enough loss of use coverage to cover costs for up to one year.  
Coverage E: Personal Liability:  Excluding auto use and commercial activity, this is where an individual obtains personal liability protection for bodily injury and property damage to others.  We have been advised to recommend purchasing at least $300,000 in protection and an additional $1,000,000 in umbrella coverage.  

Replacement Cost on Dwelling & Contents: Provides new for old when personal property is destroyed by covered perils.

Unit Owners All Risk Coverage A & C: Changes coverage from named perils, i.e. wind damage (no coverage unless peril is named in policy) to coverage unless peril is specifically excluded in policy.  This is a major increase in coverage.  In other words, if you do not have “all risk coverage” and your policy does not specifically state you are covered for wind damage, then it is excluded from your policy.  If you do have “all risk coverage” the policy would need to state that wind damage is not included, otherwise it is included.
Loss Assessment: Should the master policy be unable to adequately cover a covered loss, this coverage should protect you for the amount purchased for assessments made by the board after a loss.  

Special Limits Increase / Scheduled Coverage: Every HO6 has a special list of items with reduced coverage such as $1,000 for loss of jewelry by theft.

Umbrellas: Umbrellas or excess liability inexpensively increases liability coverage over personal liability and auto liability as well as vacation homes and boats.

Please discuss the above with your agent to determine what is appropriate for you.
3.2
Certificates of Insurance:  If your mortgage company is requesting a certificate of insurance for the community, please note that you must obtain this through the agent directly.  The management company does not issue certificates of insurance.  Condo certificates may now be requested at www.bbdedham.com or by calling Phone: (781) 455-6664.
3.3.
Insurance Losses:  Last year we experienced a significate insurance loss to two units that totaled approximately $158,215.17.  

We also experienced a sewerage back up in several units on Admirals Lane.  This was deemed to be caused by people pouring grease down the drains.  Fortunately, the city paid for the damage since the smell of sewerage was reported to the city prior to the back up.  The city has agreed to check the line twice per year to be sure we don’t have this issue in the future; however, we encourage owners to call the DPW if there is an odor of sewerage.


For those owners who fail to obtain individual homeowner coverage (HO-6), you are basically self-insuring the first $25,000, (deductible) along with any loss of use and/or contents, and liability coverage.  Do not wait for a loss to occur to find out you are not covered.

We would like to take this opportunity to remind owners to please report any issue that may lead to bigger issue down the road.  For example, if you notice a deck board is loose, or cracked, or your siding is rotting or lifting, or you notice a small stain inside but can’t figure out the cause, please report it so we can investigate and resolve a small problem before it becomes a much larger expense.
4. CONTRACT MAINTENANCE:

4.1 Roofs:  Since 2014, the Association has replaced all 108 roofs.  The cost associated with this was approximately $675,000.  These replacements were completed (without an assessment) with an Owens Corning, 40-year architectural shingle, and were installed with 6 feet of ice and water shield to help protect against leaks and ice dams.  Owners had the option to replace the skylight at that time (at the owner’s expense).  
4.2 Painting/Siding Project:  Star Touch Property Services was awarded the contract for 2025.  The contract was for carpentry and painting of three full buildings and several partial buildings.  The cost of this contract work is $49,309.  

Siding Replacement Project/KTM:  The Board also entered in an agreement with KTM Exteriors to replace the siding on two full buildings this year with Hardie siding (cement board).  The first building (bldg. 143) was 5-11 Brittania Circle.  One side of this building (the cliff side) was previously resided with Hardie siding.  After walking the property with the contractor, the Board decided this was a good candidate for full replacement.  The second building (bldg. 156) are units 69-71 Brittania and 1-3 Good Hope.  This building also had one side previously replaced with Hardie siding and the remaining walls will be completed this year.  This project is expected to cost approximately $220,000.  It is the Board’s intention to move forward with converting the wood sided units to a wood alternative in the coming years and they have been planning for this accordingly.
It has been discovered that many of the windows in the community were installed without ice and water shield around them.  This has allowed water to infiltrate the wall cavity and cause significant rot to occur behind the siding.  Owners are reminded that ice and water shield around the windows is required when replacing windows to help avoid costly repairs in the future.  The Board has determined that only new construction window replacements will be allowed moving forward to prevent water infiltration by replacement windows.  Specifications are available through the management company.  If you plan to replace windows, please obtain this information in advance.  We plan to have KTM Exteriors attend the annual meeting so that owners can get a better understanding of the products and the work involved.
Unit owners are encouraged to replace deteriorated garage door panels as needed.  While there is a warranty on the painting of the buildings, no warranty will be given on rotted garage doors.  We have noticed a few where the bottom panels are beginning to deteriorate.  Please note; doors and windows are considered the unit owner’s responsibility, per your condominium documents, although we do paint them as part of the painting cycle.
4.3 Deck Staining/Repairs:  The Board also approved Star Touch’s quote to repair and paint approximately 35 decks this year.  In prior years, the deck staining had been on a two-year cycle.  We are now staining decks on a 3-year rotation.  There were also quite a few deck boards that required replacing this year due to the property aging.  The cost of repairing and painting the decks this year totaled approximately $22,930. 
4.4.  
Snow Removal:  Snow Removal services have been provided by All Pro Snow Company since 2017.  We received many accolades over the years for their work.  While they are expensive, we feel they are very responsive and thorough.  They have a multiyear contract that will expire in the spring of 2027.
4.5.
Winter / Roof Raking:  Your Board of Trustees hires KTM Exteriors to be on site following a snow storm which may cause ice dams (depending on weather conditions).  Owners are asked to be sure decks are shoveled after a snow storm.   Please do not use salt on concrete anywhere.  This will cause significant damage to stairs, walkways and stepping stones.
4.6
Landscaping and Irrigation:  Landscaping services are provided by LoPilato Landscaping.  Dave LoPilato (Owner) has been performing the landscaping needs of your community since its creation.  Owners are reminded that any and all landscaping improvements must be approved in advance by the Board of Trustees.  This continues to be an issue in the community as many have removed and/or installed (shrubs, trees, plants, etc.) without permission.  This matter has had a big impact on our budget and in some areas has interfered with the functions of the irrigation system.  We have had the irrigation company (Comak Bros.) out many times because areas of the lawn are not being properly watered, only to find that a plant had been installed near the sprinkler head which is interfering with the area that is covered by the sprinkler head, or residents have hit the line when digging to plant, etc.  Owners will be billed back for these calls.
4.7. Shrub Pruning:  Over the past few years, the Board hired an Arborist to do additional
work on the overgrown trees and arborvitaes throughout the community.  We will be obtaining pricing for winter work for 2026.  This is a separate contract from our landscaping contract and is not a function of the LoPilato crew.
4.8
Fence Replacement:  The Association replaced the fences in the community totaling approximately $130,000.  The fences on Captains, Mayflower, Mariners, Good Hope, Brittania Circle and Admirals Lane have been replaced.  
5. SALE PRICES:

5.1 Recent Sales/Property Values:  We are very happy to report that sale prices continue to escalate. Over the past 10 months, there have been 6 units sold.  The following sale prices have been obtained:

· March, 2025 a unit on Mariner Way sold for $615,000

· March, 2025 a unit on Admirals sold for $670,000

· April, 2025 a unit on Brittania Circle sold for $520,000

· June, 2025 a unit on Brittania Circle sold for $615,000

· August, 2025 a unit on Good Hope sold for $627,000

· September, 2025 a unit on Whalers Lane sold for $535,000

6. FINANCIAL:
6.1 Budget Review:  The Board of Trustees approved the 2026 Budget in October, 2025.  The approved budget is included with this package and will become effective January 1, 2026.  
6.2. Auditors Review:  Mariner Village uses the firm of Keane & Company, P.C. of Lynnfield, MA to perform the financial review and tax returns.  Since the year-end for Mariner Village was December 31st, we have not yet scheduled this review.  The 2024 review took place in January 2025.  If anyone is interested in receiving a copy of this review, please contact your property manager, Jill Fama.  The 2025 review should be available after February, 2026.
6.3 Bank Accounts:  The Association currently maintains several accounts.  The operating checking account is with First Citizens Bank (formerly Community Association Bank).  As of 9/30/24, there was $22,285.23 in the operating account.  We also have a Money Market Reserve Account at Rockland Trust with $241,675.34 and a Reserve CD with $100,000.00.  While we would like to see much larger balances in the Replacement Reserve account, it is important to note that we have also replaced a lot of siding and 108 roofs in the past 10 years; all of which are funded from this account.  In addition, significant funds were spent early on for defective construction.  

6.4 Reserve Funding: As previously noted, there was $341,675.34 in the Replacement Reserve account as of September, 2025 (money market and CD combined).  Please keep in mind, we still owe money to the contractors for siding work taking place in 2025.  While we feel this balance is low for a community of this size and age; we have made great progress over the past 14 years, building up the reserve balance while moving forward with many replacement items.  When CMC took over the management of Mariner Village in September, 2011, there was approximately $13,700 in the Reserve account and approximately $29,000 in liabilities.  Since that time, the Board and Manager have worked diligently to create budgets which allowed us to complete planned projects and allow for some unanticipated expenses all while still adding to the Replacement Reserve account.  We were successful in replacing all roofs in the community without a special assessment and we hope to continue this trend with future siding replacement projects and properly funding the reserve account. The Board has agreed to increase the contribution to the reserve fund to help offset the costs of future siding replacement project which we know are, or soon will be, needed.  We would prefer to increase these contributions now rather than implement a large special assessment later.  
The Board hired Reserve Advisors to complete a “Full Reserve Study” in 2022 with a revision in 2025.   This report looks at the useful life of the common area components, identifies the cost to replace them, and creates a plan to fund these projects, as well as a timeframe for replacements.  The study recommended a phased increase in contributions to this account over the next 5 years.  While they recommended an annual contribution of $260,000 for 2026, the Board agreed to funding the reserve with $235,600 in 2026.  This means that approximately $181.33 per unit per month (on average) will go into the Reserve Account for future replacements.  

It is extremely important to properly fund the Replacement Reserve Account.  Doing so allows the Association to enhance the value of the property and avoids the temptation to defer necessary maintenance in order to keep condo fees from escalating.  In addition, properly funding the Reserve account should provide comfort to residents in knowing that the likelihood of a future assessment for reserve items is unlikely.  This is our goal and we will continue to work towards achieving this.  
In closing, I would like to take this opportunity to thank the Board of Trustees, who spend their own personal time in an effort to make living at Mariner Village more enjoyable for everyone.  They work diligently in keeping fees down as much as possible, while generating value for everyone.  This is often a thankless job, but one the Board of Trustees takes very seriously.  They are an asset to your community and should be recognized for their hard work and dedication.  As always, we welcome new members of the community to run for the Board in the future and help support your association.  
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