A SERIOUS INVISIBLE PROBLEM IS LURKING
“AS A PROPERTY MANGER PREPARE YOURSELF” 


As a property manger or a community association board member, you are all too familiar with how many hats you’re required to wear.  Can you even imagine a street juggler trying to keep as many plates spinning in the air as the number of  problems an association faces at any one given time, not likely. 
The Board of Directors and managers of associations have an especially difficult job.  They are required to make decisions with a minimal amount of information and in the briefest period of time.  The use of a crystal ball would often come in very handy.  Between the typical low pay for property managers and no pay for board and committee volunteers, it probably makes you seriously wonder why you chose this position of turmoil in the first place.  Although quitting or changing jobs may seem attractive, it is simply not an option for you.
With all that being said, you now need to prepare yourself for the next major challenge; copper pinhole leaks.  
As  a property manager you may have already experienced at least one property or community, that is currently combating, pinhole or slab leaks in the copper water piping systems. The possibility is very likely that you have had more than one.  It’s likely that failing copper piping may effect you more than any other single item in the future.  Major capital expenditures such as roof replacement are viewed as inevitable and as such, are an accepted future expense, but how many community associations have accepted and budgeted for replacement of all the copper piping?  Before now, copper was considered to have a limitless life span.  Only the keenly aware or truly omniscient person would have known about or prepared for this major expense. 

As you know when a leak occurs you have only two basic options:

(Option 1) Repair the leak and resulting property damage or potential mold exposure out of existing funds or 

(Option 2) Turn it over to the association’s insurance carrier (if they will accept the claim). 

Let’s look at these two choices and how either one you make will ultimately lead you down to the proverbial light at the end of the tunnel.  Except in this case, the light turns out to be and oncoming train.
(Option 1)  As most are aware, few homeowner associations have the reserves or budget line items for the repairing of ongoing leaks, mold abatement and property damage repair.  Nor have they planned for a complete re-piping of the water delivery system.  Copper piping was thought to last forever.  Why would you need to budget for this?  Most Reserve Analysts don’t include failure of copper piping in their analysis.  So, to begin preparing for the eventuality of a copper piping failure, an association would need to take the following steps:

Step One - Create a budget line item now.  Copper piping appears to have a life expectancy between 10 to 30 years.  This is a broad range, but many properties are experiencing failures sooner than 10 years.  And very few make it past 35 years.  Plan for the worst case scenario and hope for the best.
Step Two - Keep accurate records of the cost, location, frequency, and whether or not the pinholes occur on hot or cold water lines.  
Step Three - Understand that when it comes to copper water piping, a single leak is the first sign of a failing water system.  Initially, you will only want to repair the individual incidents. Repairing, however, only puts off the inevitable.  You must be proactive and begin investigating a solution to failing copper piping.

(Option 2)  In today’s insurance marketplace, filing frequent water damage claims is not really an option.  You must transform the association’s mentality away from using the insurance as a maintenance program.  Insurance companies are aware that once copper piping starts to fail, it will happen over and over.  They are raising premiums as much as 400%, and increasing deductibles as high as $25,000.00.  Additionally, they are writing into the new policies a denial of all coverage for water related leaks.  Insurance companies are now beginning to require properties to re-pipe or choose a comparable solution as properties reach ages they consider to be statistically “high risk”. 
Step One - Avoid turning in any claims for water related leaks unless they are truly catastrophic.  If an association can’t afford to pay for damages out of the existing funds, associations must make their homeowners understand that increasing assessments to cover these immediate losses is the only alternative to sky rocketing insurance premiums.  Or worse, the inability to get insurance coverage at all. Once the insurance carriers exclude water-related claims, the homeowners will be paying for the repairs along with the increased premiums.

Step Two - Be proactive even before the first signs of failing copper piping begin.  With this knowledge brings power.  Harness that power by teaming up with your associations to the understanding and awareness that the first leak is a sign of a failing water system. Drastic action needs to take place, either increased dues, or look for outside funds for a permanent solution to your pinhole leaks.  
Step Three - Help your associations understand that not being proactive will ultimately cost the associations tens of thousands of dollars more, potentially create litigation and rancor, and possibly cause the associations themselves to become insolvent.  Making tough decisions today prevents a descending spiral which maybe tough to recover from.  

A permanent solution that does not require re-piping is available.  ACE DuraFlo has developed a process of installing an epoxy lining inside your existing water piping system without destroying walls, floors or ceilings.  They can offer a permanent solution to your copper piping failure and offer you the tools to help your associations deal with the issue of copper piping failures.  They can also provide power point presentations to your boards, funding alternatives, and a cost-effective alternative to re-piping or replacing your existing water piping.  Think copper last forever?  Think Again!  Call ACE DuraFlo Pipe Restoration, Inc. @ 1-800-359-6369 or visit their website @ www.RestoreMyPipes.com. 

A comprehensive reference list of satisfied customers is available.

