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In the August issue 
of The Cooperator, 
our General Counsel 

Ben Kirschenbaum 
offered his thoughts 
on what makes the 
best boards:

“‘You’re not expected to be an 
expert, so your role is to seek the 
expertise and guidance of your pro-
fessionals—accountants, attorneys, 
engineers, insurance brokers,’ says 
Kirschenbaum. ‘You’re the ones who 
make the decisions, and if you use good 
business judgment, your decisions 
will be upheld legally’—an important 
assurance in our aggressively litigious 
society.”

“Arguably, the most significant 
professional relationship for a board is 
with its managing agent. While boards 
set policy and make decisions for their 
buildings or communities, the manag-
ers are there to carry those decisions 
out—and for that interdependency 
to work smoothly and efficiently, a 

Thought Leadership Insights
board has to be able to communicate, 
collaborate, and trust their management 
professionals. The relationship between 
boards and managers ‘should be looked 
upon as a partnership,’ Kirschenbaum 
says. ‘How management works with our 
boards to achieve both our goals and 
theirs is critical. A good relationship 
makes it easier to get things done.’”

“Kirschenbaum has been interacting 
with residential boards for the better 
part of four decades, and has seen an 
evolution of sorts over that time which 
he characterizes as moving toward 
‘higher expectations on both sides of the 
equation.’ While boards are increasingly 
made up of professionals—and, perhaps 
unsurprisingly, operating more profes-
sionally—they are also increasingly 
relying on their managers to liaise with 
other building professionals and to get 
the day-to-day business done. This, says 
Kirschenbaum, is how it should be.”

Read more in “Who’s a Good Board? 
Pros Weigh in on Co-op, Condo, HOA 
Leadership.”

https://cooperatornews.com/article/whos-a-good-board
https://cooperatornews.com/article/whos-a-good-board
https://cooperatornews.com/article/whos-a-good-board
https://cooperatornews.com/article/whos-a-good-board
https://cooperatornews.com/article/whos-a-good-board


COMPOSTING PROGRAM COMING TO QUEENS
Weekly Pick-Up of Curbside Composting Starts October 3

Weekly collection of compostable mate-
rials begins for Queens residents on 
October 3. All residential buildings in 

the borough will receive weekly collection of food 
scraps and food-soiled paper products (napkins, 
paper towels, and unlined plates), in addition to 
leaf and yard waste. The Department of Sanitation 

will be delivering bins to buildings with 10 or more 
units in the coming weeks. 

When waste decomposes in a landfill, it 
creates methane, a potent and dangerous green-
house gas. Separating compostable material 
from household trash is an easy way to ensure a 
cleaner, greener city. About one third of the city’s 
residential waste is compostable material, which 
can help gardens grow or create power through 
clean, renewable energy.

COMPOSTING BENEFITS

• Improves your building’s sustainability

• Improves cleanliness

• Secure compost bins make it more 
difficult for rats and other pests to feed on 
organic material in trash bags 

The service will run through late December 
and resume in March 2023. For more information, 
visit the NYC Sanitation website or speak with 
your property manager.P
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FOR MORE  
FIRST IMPRESSIONS...
Click here to access past issues of First Impressions, 
our newsletter for board members, to get up to speed 
with property management industry news.

N E W  T O  Y O U R  B O A R D ?  

W E  A P P R E C I AT E  

YO U R  F E E D B A C K

Testimonials

“What I love most is our manager’s 
balance of empathy and 

professionalism. She is good at 
listening to the heart of the residents, 
as well as making (sometimes tough) 
decisions that benefit the community 

as a whole. I am grateful for her 
leadership!”     

– SUSANNA W.,  
BOARD MEMBER | QUEENS CO-OP

FIRSTImpressions ·  FirstService Residential  New York, Inc.
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https://www1.nyc.gov/assets/dsny/site/services/food-scraps-and-yard-waste-page/composting-residents-organics
https://www.instagram.com/qbgcompost/
https://www.fsresidential.com/new-york/news-events/first-impressions/
https://www.fsresidential.com/new-york/news-events/first-impressions/


Condos Can Conduct Annual Meetings Remotely

Effective July 1, 2022, condo boards were 
given authority to conduct meetings of unit 
owners “by means of electronic communi-

cation” when Governor Hochul signed an amend-
ment to the real property law, Senate Bill S7278B. 

The law now provides boards the flexibility to 
hold unit owner meetings virtually without any 
physical location or as a hybrid with a physical 
location and attendance virtually. As we learned 

during the height of the pandemic, virtual meet-
ings often facilitate obtaining a quorum at any 
meeting.

As chair of REBNY’s Residential Management 
Council, our President of Property Management 
Michael Wolfe strongly advocated for passage of 
the amendment on behalf of our clients, which 
we trust will be valuable as you prepare for future 
annual meetings. 

Click here for our annual meeting checklist.

CLIENT SUCCESS STORIES
FirstService Residential is proud of our track 
record working with boards and building owners to 
successfully achieve their goals by adding value, 
enhancing residents’ lifestyles and working to keep 
properties financially healthy. Click here to access a 
collection of case studies that illustrate the value of 
partnering with us as your management company.

 

W E  A P P R E C I AT E  

YO U R  F E E D B A C K

Testimonials

“As an auditor for many years, I have 
worked with many management 

companies and have had nothing 
but positive experiences working 
with FirstService Residential. You 

will not find a more knowledgeable, 
professional, and state-of-the-art 

management company in the industry.”      

– PAUL V.,  
AUDITOR | NEW YORK CITY

Best Practices for NYC 
Co-ops and Condos

VIRTUAL &  
IN-PERSON  
ANNUAL MEETINGS Checklist
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https://www.nysenate.gov/legislation/bills/2021/s7278
https://www.fsresidential.com/new-york/virtual-in-person-annual-meetings-checklist/virtual-in-person-annual-meeting/
https://www.fsresidential.com/new-york/news-events/case-studies/
https://www.fsresidential.com/new-york/news-events/case-studies/
https://www.fsresidential.com/new-york/virtual-in-person-annual-meetings-checklist/virtual-in-person-annual-meeting/


Andrew Lester
President,

FirstService Financial

Michael Wolfe 
President, Property Management, 

FirstService Residential

OUR EXPERTS:

Sebastian Morris 
Senior Marketing & 

Communications Manager
FirstService Residential

MODERATED BY:

ASK OUR EXPERTS
Strategic Budget Planning for  

Condominiums & Cooperatives 
Tuesday, September 13 • 6:00 p.m. – 7:00 p.m.

As a board member you’ve observed a steady rise in annual  operating costs, especially  
utilities ,  real estate taxes  and building employee wages. Now, more than ever, boards 
need to make strategic financial decisions to protect their property from marketplace 
volatility and inflationary pressure. To help guide our boards, FirstService Residential’s 
in-house financial and management experts will discuss the current economic 
environment and the potential impact on  operating budget planning, reserve funding 
and capital projects.

CLICK HERE TO REGISTER

WHAT WE’LL COVER:

FIRSTImpressions ·  FirstService Residential  New York, Inc.
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https://app.smartsheet.com/b/form/9f5fa4b3ad044298b97cf6b2b6eb2662??campaignid=CMP-10046-P3J5V&?source=Constant%20Contact&?medium=Email&?name=22%20NY%20Ask%20Our%20Experts%20Webinar%20Series%20CMP-10046-P3J5V&?wurl=https://app.smartsheet.com/b/form/9f5fa4b3ad044298b97cf6b2b6eb2662?&?region=New%20York%20Region&?bizunit=NY%20-%20Co-op/Condo&?formloc=New%20York&?pursuit=No


PROPERTY REGISTRATIONS | HPD
Property owners or managers of residential 
buildings are required to file Multiple Dwelling 
Registrations (MDRs) with the Department of 
Housing Preservation and Development (HPD) by 
September 1 each year. The property registration 
forms must be filed annually or whenever there are 
changes (new ownership, managing agent, etc.). 
The HPD utilizes the information listed on the MDR 
for all official notifications in addition to contacting 
responsible parties listed in the event of an emer-
gency. The HPD charges $13.00 per registration 
renewal which are typically paid for with the July 
1st tax bills. Our compliance department is working 
to file the forms on behalf of all of our properties 
prior to the deadline.

NYC LL87 | REPORTS DUE   
DECEMBER 31
NYC Local Law 87 (LL87) requires buildings over 
50K sq. ft. to undergo periodic energy audits and 
retro-commissioning. The intent of the law is to 
inform building owners of their energy consump-
tion through energy audits (surveys and analyses 
of energy use), and retro-commissioning (ensuring 
correct equipment installation and performance).

FirstService Energy provides expert guidance 
on completing the energy audit and retro-com-
missioning services needed to comply with LL87. 
Through these partnerships, our clients pay 20% 
less for LL87 services.

How it works:
1. In advance of your building’s compliance 

deadline, our team will collect and verify 
your building typology.

2. Using this data, we solicit bids from our 
network of qualified service providers.

3. Our team reviews the proposals and 
prepares a bid analysis for your building.

Covered buildings are due in the calendar year 
where the final digit corresponds with the last 
digit of the building’s tax block number, as illus-
trated in this chart. Your building’s energy audit 
and retro-commissioning work must be com-
pleted prior to filing the energy efficiency report 
(EER). Our compliance department is tracking all 
of our properties so our management teams can 
advise you timely.

NYC LL88 | LIGHTING UPGRADES &  
SUB-METERS IN MIXED-USE 
BUILDINGS
NYC Local Law 88, with its subsequent expansions 
Local Law 132 and Local Law 134, requires most 
mixed-use residential buildings larger than 25K sq. 
ft. to upgrade lighting in common areas to current 
NYC energy code, install sub-meters for each 
non-residential tenant space exceeding 5K sq. ft. 
and provide monthly energy-use statements to 
sub-metered tenants.

Building owners have until January 1, 2025  
to comply, but should begin mapping out a road  
to compliance to minimize disruption to tenants  
and residents.  

Compliance Updates

L L 8 7  C O M P L I A N C E  D E A D L I N E S

Energy Efficiency Report Due Date 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

Last Digit of Tax Block Number 2 3 4 5 6 7 8 9 0 1
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http://www.nyc.gov/html/planyc2030/downloads/pdf/ll88of2009_lighting_upgrades_and_sub-meters.pdf
https://www1.nyc.gov/html/gbee/downloads/pdf/ll132of2016.pdf
https://www1.nyc.gov/html/gbee/downloads/pdf/ll134of2016.pdf


While buildings prepare to meet the strict carbon 
emissions targets established by Local Law 97, 
boards and residents have seen a significant 
increase in their energy costs. Our in-house 
energy experts recently addressed how buildings 
can take advantage of energy procurement and 
incentive programs that help reduce utility costs, 
consumption and emissions, and supplement the 
cost of efficiency upgrades. 

WHAT WE COVER 

• Energy aggregation programs 

• How participation can lower building energy 
costs 

• Current outlook for the energy market 

• Important factors to consider when entering 
into a contract 

• Using data to budget for uncertainty 

• Difference between an ESCO, ConEdison and 
National Grid 

A mixed-use building, referred to as a “covered 
building” in the law, includes:

• Buildings 25K sq. ft. or larger
• Two or more buildings that share a tax lot 

and are together greater than 100K sq. ft.
• Two or more buildings held in condo-

minium form of ownership that are gov-
erned by the same board and are together 
more than 100K sq. ft.

Areas of the building that are occupied 
by non-residential tenants are referred to as 
“covered tenant spaces,” which does not include 
residential units and amenity spaces, commu-
nal areas including lobbies and hallways, or 
mechanical rooms.

While buildings classified as R-2 and R-3 
occupancy types are exempt from LL88, the 
building must still file a lighting report with the 
NYC Department of Buildings (DOB) demonstrat-
ing their status and exemption. Read more about 
the law here.

NYC LL97 | PREPARING TO COMPLY 
Local Law 97 (LL97) requires buildings over 
25K sq. ft. to reduce their carbon emissions to 
allowable limits by December 31, 2024. Starting 
in 2025, buildings will be required to submit an 
annual emissions intensity report certified by  
a registered design professional that states  
the building is in compliance—or be subject  
to substantial fines.

The first compliance report is due May 1, 2025, 
and every May thereafter. Many buildings will 
require a deep energy retrofit or must follow an 
alternative path to achieve these strict emissions 
targets. Retrofits can take years to complete, so 
building owners should not hesitate to act given 
the progressively restrictive emissions caps in 
2030 and beyond. 

Saving energy is the most effective way to 
reduce building emissions and targeting the 
most carbon-intensive fuels will yield the biggest 
carbon savings. A strategic approach to both long-
term carbon reduction and capital planning will 
facilitate the most favorable return on investment.

FIRST STEP: A CARBON STUDY 
The first critical step for each building is to 

complete a carbon study which will provide the 
foundation for all future strategies and invest-
ments related to LL97 compliance. Boards and 
building owners will need to partner with an expe-
rienced energy consultant or mechanical engineer 
to identify solutions for the building that will deliver 
the greatest value in terms of reducing emissions, 
energy costs and consumption.

Kelly Dougherty
President

FirstService Energy

John Skipper
Director of Energy Management

FirstService Energy

Edmond Ohin
Director of Procurement

FirstService Energy

John O’Shea
Procurement Specialist

FirstService Energy

UNDERSTANDING & MANAGING ENERGY  
EXPENSES IN MULTIFAMILY BUILDINGS

Cost-Saving Energy Programs,  
Incentives & Procurement

ASK OUR EXPERTS

W E B I N A R  R E P L A Y
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https://www1.nyc.gov/site/planning/zoning/districts-tools/r2.page
https://www1.nyc.gov/site/planning/zoning/districts-tools/r2.page
https://www.fsresidential.com/new-york/news-events/articles-and-news/nyc-local-law-88-compliance-lighting-upgrades-and/
https://www.fsresidential.com/new-york/news-events/articles-and-news/nyc-local-law-88-compliance-lighting-upgrades-and/
https://www.fsresidential.com/new-york/understanding-managing-energy-expenses-in-multifam/understanding-managing-energy-expenses-in-multifam/


More than 50 proactive boards and building 
owners have signed up to undertake a Retrofit 
Roadmap Study, a comprehensive offering pro-
vided by FirstService Residential in collaboration 
with Steven Winter Associates, FirstService 
Energy, and FirstService Project Management. 
FirstService Financial can also assist with identi-
fying available financing options. 

The Retrofit Roadmap Study provides the car-
bon study and includes up to three viable options 
to achieve carbon limits and avoid fines. The 
study helps decision makers identify, prioritize, 
plan, and pay for retrofits and other operational 
improvements that can reduce emissions by 
aligning projects with capital cycles, equipment 
replacement, and refinancing to maximize pay-
backs and make deeper retrofits more feasible 
and cost effective.  

The study offers a one-stop solution integrat-
ing all the essential services needed to comply 
with the law. With the right plan and the right 
partners, a building can turn this obligation into 
an opportunity to save money, reduce emissions, 
and improve quality of life for residents.  

If your building has not already retained a firm 
to complete a carbon study, please contact John 
Skipper, director of energy management, at john.
skipper@firstserviceenergy.com or (973) 803-
3596 for more information. 

NYC LL11 | FISP  
NYC’s Facade Inspection Safety Program (FISP), or 
Local Law 11, requires periodic facade inspections 
for buildings with more than six stories above 
ground. This requirement also includes appurtenant 
structures such as a garage, balcony railings or 
street walls.

Responsibility falls on building owners to  
complete these inspections every five years, 
file subsequent reports with the Department of 
Buildings (DOB) and complete all remedial repairs 
within a specific timeframe. The current inspec-
tion timetable is Cycle 9. The best way to comply 
with FISP requirements is to plan ahead.

WHAT ARE THE REQUIREMENTS?
1. Physical inspections must be performed 

every 60 linear feet along a building’s 
facade. (The increased linear requirement 
often means buildings will need to install 
more scaffold which increases project 
costs.)

2. Inspectors are required to probe or remove 
small portions of cavity wall constructed 
buildings for a more in-depth structural 
analysis.

3. When the DOB report is filed, the building 
must post an exterior wall certificate simi-
lar to building energy efficiency scores.

4. Failure to post the certificate within 30 
days of report filing will result in a $500 
violation which can be given every time 
the DOB visits a property, even for reasons 
unrelated to the façade inspection.

To learn more about FISP, click here.

9 T H CYC L E  FA C A D E  I N S P E CT I O N S  S A F E T Y P R O G R A M  ( F I S P )  F I L I N G  W I N D O W S
Last Digit  
of Block # 2020 2021 2022 2023 2024

4, 5, 6, 9

0, 7, 8

1, 2, 3

SUB-CYCLE 9A: 2/21/20 - 2/21/22

SUB-CYCLE 9B: 2/21/21 - 2/21/23

SUB-CYCLE 9C: 2/21/22 - 2/21/24
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Mitigating Risk from Excess Liability 
Umbrella Insurance for Condo and  
Co-op Buildings

M A K I N G  T H E  M O S T  O F  N Y C  L I V I N G

“This fun newsletter touches oodles of lives, even if they don’t 
have (or make) the time to write to you. I admire this publication and the 

wonderful photos that evoke home, family, diversity, and fun. Your tidbits of 
well-researched NYC-specific ideas are great! Thanks for all the hard work.”

—Shirley S., Owner | Manhattan Condominium

“

NYC LIFESTYLE
As New York’s leading property management 
company, we are committed to helping our residents 
make the most out of our beautiful city. Each week 
we publish NYC Lifestyle, a newsletter featuring 
local events, activities, destinations and special 
offers for everyone to enjoy.  Click here to access 
past issues of NYC Lifestyle. 

Ben Kirschenbaum 
VP & General Counsel 

FirstService Residential 

Sean Kent
SVP, Insurance

FirstService Financial

Michael Wolfe 
President, Property Management

FirstService Residential

UMBRELLA INSURANCE FOR CONDO & CO-OP BUILDINGS 
Mitigating Risk from Excess Liability

ASK OUR EXPERTS

W E B I N A R  R E P L A Y

Commercial umbrella coverage is an 
essential protection from big liability 
claims against your building, but insurance 

markets have grown increasingly volatile in the 
last two years. Today, there are fewer programs 
offering adequate protection from major claims, 
including worker fatality or serious injury during 
projects. Renewals are offering lower limits, 
higher premiums and in some cases, additional 
exclusions. 

FirstService Residential sponsored a seminar 
at the recent Cooperator Expo during which our 
experts addressed the state of the insurance 
market, NYC Labor Law, common policy exclu-
sions, as well as important concepts including tort 
claims, risk transfer, and risk reduction. Click here 
to watch the replay.

Click to read “Market Trends & Best Practices: 
Liability Insurance for NYC Condominiums & 
Cooperatives in 2022” by Sean Kent, senior vice 
president of FirstService Financial.

FIRSTImpressions ·  FirstService Residential  New York, Inc.
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https://www.fsresidential.com/new-york/news-events/nyc-lifestyle/
https://www.fsresidential.com/new-york/news-events/nyc-lifestyle/
https://www.youtube.com/watch?v=vh5Ox9tIWAs
https://www.youtube.com/watch?v=vh5Ox9tIWAs
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https://www.fsresidential.com/new-york/news-events/articles-and-news/market-trends-best-practices-liability-insurance-f/


to the FirstService Residential Family

N E W  C L I E N T S

*New development consulting and management

The greatest compliment we can receive is the 
referral of new business.

Thank you to our board members, building 
owners, residents and professional industry 
partners for having the confidence in 
FirstService Residential to recommend our 
company to your neighbors, friends and clients.

MILAN CONDOMINIUM 
300 East 55th Street, 
Manhattan
118 units

BLVD CONDOMINIUM* 
107-06 Queens Blvd.,
Forest Hills
74 units

70-31 108TH STREET 
70-31 108th Street, 
Forest Hills
119 units;  
10 commercial

Click here to read our latest industry-related articles.

First Impressions is published for board members and rental building owners of properties managed by FirstService 
Residential New York, Inc. While every effort is made to achieve accuracy in the information contained in this publication, 
it is not intended as advice to any specific property, and FirstService Residential shall not be liable for any damages 
resulting from reliance on the accuracy of information contained herein. The information contained herein is meant to 
provide general advice, and it is not intended to be applied to a specific building or situation experienced at a building. 
Please consult with your property manager and other professionals to address any compliance matter at your building.

We welcome your feedback.  Email us at news.ny@fsresidential.com.                            www.fsresidential.com/new-york

STAY CONNECTED

Water Bill Increase

T he NYC Department of Environmental 
Protection increased water and sewer 
rates 4.9% on July 1. The new rate is 

$4.30 for water and $6.84 for sewer. This 
translates to a monthly increase of about  
$3 per apartment—or about $3,600 annually 
for a 100-unit building.
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