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August: Golf Outing
September: OSHA Safety Requirements
October: Refuse Waste Recycling
December TOBY Awards GALA

We are all looking forward to the 2009 BOMA Golf
tournament to be held at the Mohawk Golf Club
on August 10th with a shot-
gun start beginning at
12:30pm.

The Committee is
still accepting spon-
sors for our annual tournament and we appreciate your
anticipated support. This tournament is sold out and we
are very excited this year about the prizes in its raffle.

If you have any questions, please call Anthony Carrow at
462-7491 or Jim Harris at 456-8484 for additional infor-
mation.

Thank you and see you soon!

2009 Golf Tournament

The TOBY Awards
Thursday, December 3, 2009

Desmond Hotel and Conference Center

Cocktail Hour at 6 pm, music by the Joe Barna Jazz Trio
Dinner and Award Ceremony at 7 pm

The Capital Region Building Owners and Managers
Association is proud to announce our second annual
TOBY Awards!

The Office Building of the Year  (TOBY) Award is the
most prestigious and comprehensive program of its kind
in the commercial real estate industry, recognizing ex-
cellence in building management; operational efficiency;
tenant retention; emergency planning and community
impact.

The first level of local competition will be held Decem-
ber 3, 2009 at the Desmond Hotel and Conference Cen-
ter, Albany, NY.  Winning entries then have the oppor-
tunity to advance to the Mid-Atlantic Conference re-
gional level with those winners advancing to the Inter-
national level.

Admission for the Capital Region BOMA entry is free,
however, you must be a member in good standing.
There are twelve (12) building categories for you to en-
ter, but your building can only be submitted under one
category. In addition, we are also accepting nominations
for Engineer of the Year Award.  Please refer to the nomi-
nation information on Page 4-5 for details.
The deadline for Nomination Form(s) is July 31, 2009.

As always, if you have any questions or require assis-
tance, please feel free to call our CBOMA office at (518)
694-5016, and we will be happy to assist you.
Very truly yours,

The TOBY Committee
BOMA/Capital Region

2nd Annual TOBY Awards
Scheduled for December 3

mailto: crboma@caphill.com
http://www.boma-albany.com/
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From the President
Dear Colleagues,

I wish to thank all of the participants of
BOMA – Capital Region’s first an-
nual ADVOCACY DAY this past
May. We had tremendous success
meeting with nine Senators and As-
semblymen representing Albany,
Schenectady, Rensselaer, Saratoga,
Washington, Warren, Green Colum-
bia, Montgomery and Fulton Counties.
They were extremely receptive of
BOMA’s
m i s s i o n
and enthu-
siastically
supported
our desires
to reform
Code Rule 21 and Labor Law 240/
241.  It was a good day for BOMA –
Capital Region and all those involved
in Commercial Real Estate!

As I write this letter, we have several
initiatives that we are in the midst of.
First and foremost is our MEMBER-
SHIP DRIVE.  During the months of
June and July, we are reaching out to
potential principle and associate mem-
bers in and around the greater Capital
Region, including Warren and Sa-
ratoga Counties.  Over the years,
BOMA – Capital Region has evolved
into a tremendous value added organi-
zation for our members – and it’s time
to expand and share our success with
those regions within our territory that
are underserved.  Did you know that
our association serves twelve counties?
If you know of anyone who can ben-
efit from membership, give us a call –
and we will be happy to get them
signed up  - and reward you too!

Habitat for Humanity was another ini-
tiative that we achieved.  BOMA
COMMUNITY DAY was established
as a means for our members to give
back to our community and to expand
networking opportunities in an infor-

mal setting.  Volunteers met on June
20th together we learned how to hand
sheet rock and build decks!

We are fortunate to have had many
members attend the BOMA Annual
Conference and The Office Building
Show at the Pennsylvania Convention
Center in Philadelphia this past June.
Our own 625 Broadway, winner of
2008 TOBY Award and 2009 MAC
TOBY Award, was in the running for
2009 TOBY International Award!
Next years conference will be in Long
Beach, CA.

LAST BUT NOT LEAST, I would
like to introduce Ms. Carla
Krzykowski to our members.   Carla
is our Associations
new Administrator.
She replaces Lori
Turonis who re-
cently left to seek
new opportunities.
Carla has been with
CHMS for just about
three years, but she has several years
of experience in association manage-
ment and has proven to me already that
she is going to be a fantastic asset to
BOMA-CR. She currently adminis-
ters two state-wide associations and
one Capital Region association in ad-
dition to BOMA-Capital Region.
Making her home in Ravena with hus-
band Ken, Carla enjoys reading, shop-
ping, swimming and traveling.   Please
join me in welcoming CARLA
KRZYKOWSKI!

There is a lot of news to read and catch
up on, so I won’t take up any more of
your time other than to say, Have a
Happy and Safe Summer!

Sincerely,

Sarah Jermano
President



NYS OGS is mandating that real property owners agree
to pay Prevailing Wages  in relation to all new con-
struction, major renovations, or substantial capital im-
provements performed under new Leases.  As a re-
quirement in responding to the State’s bid proposals,
Landlord’s are required to abide by the provisions of
Article 8 of the State Labor Law. In addition, the Land-
lord must agree that the wages to be paid any worker,
laborer, mechanic, floor waxer, or office cleaner for
cleaning and maintenance of the Demised Premises
shall not be less than the prevailing wage for the local-
ity in which the work is to be performed.

Source: http://www.ogs.state.ny.us

Capital Region BOMA’s position is that the Office of
General Services requirement that private real prop-
erty owners pay prevailing wages as a condition of
State Leases may result in further economic distress in

CRBOMA’s Position on OGS Prevailing Wages
this already troubling economy amid the State’s bud-
get woes.

Prevailing wages are solely intended for Public Works
projects.  Real property owners have the right to pay
private wages for work performed on their private prop-
erty.  Furthermore, private wages are guided by mar-
ket value and are typically lower in cost as compared
to prevailing wages.  Since tenant fit up costs are passed
through to the end user in the rental rate, the ability of
the private owner to engage contractors at private
wages will actually help to reduce the State’s leasing
costs!

CRBOMA is committed to lobby the State in regards
to this stringent mandate set forth by the State of New
York and will work to advocate on behalf and for the
benefit of all real property owners throughout New
York State.

CRBOMA Working for You!

BOMA Capital Region provides multiple ways to
wisely invest your advertising dollars.

1. Sponsor Luncheon Programs for only $250.  You
will receive a 5 minute Spotlight Presentation at
the beginning of the program; a table top to dis-
play your information and hand outs; adverting
in table display centerpieces and free web site
tile advertising for 1 month (linked to your web
site).

2. Sponsor TOBY Awards – From $100 to $1500.
When your client wins a prestigious TOBY
Award, this is a great way for vendors to show
their support!

Target Your Marketing Efficiently & Effectively
YOUR PROSPECTIVE CLIENTS ARE BOMA MEMBERS…

SO DON’T WASTE YOUR ADVERTISING DOLLARS!

3. Advertise on our Web Site:  Low cost tile and
banner rates for year round advertising.  They
advertise on the BOMA web site and link di-
rectly to yours!

4. Advertise in our quarterly E-Newsletter: Dis-
tributed to members throughout 11 counties
within the Greater Capital Region.  Rates are
affordable and it’s a great way to reach your
customers.

5. Obtain Deeply Discounted Rates in the NYRE
Journal!  In the Capital District Section, the pub-
lisher of the Journal, New York’s #1 resource
for  Commercial Real Estate News, is providing
our members with discounted advertising rates.

http://www.ogs.state.ny.us


BOMA-CR Accepts
BOMA’s 7-Point

Challenge
 In an effort to further green and sustainability practices
in BOMA-CR  has
accepted the Build-
ing Owners and
Managers Associa-
tion (BOMA)
International’s 7-
Point Challenge.
BOMA International recently presented its new plan and
challenged members of the commercial real estate com-
munity to accept the plan as part of everyday business
practice.

By accepting this challenge, BOMA-CR will work with
building owners and building management firms in the
greater Capital District to reduce the use of natural re-
sources, non-renewable energy sources and waste pro-
duction.  Benchmarks in the 7-Point Green Challenge
include:  decrease energy consumption by 30 percent
across portfolios by 2012, employ the ENERGY STAR®

metrics to benchmark energy performance and water us-
age, provide education to engineers, owners and opera-
tors, perform energy audits to implement low-risk and
low-cost strategies, improve operations and building main-
tenance systems.  Finally, as part of the plan, BOMA is
asking members to work to position themselves as lead-
ers and solution providers to owners and tenants.

“BOMA’s 7-Point Challenge is designed to encourage
our industry to voluntarily address energy and environ-
mental issues.  BOMA-CR is well-positioned to accept
this challenge from,” says Sarah Jermano Schmitz, Presi-
dent BOMA-CR.  “We are excited about the challenge
and the effect we can and will have on our environment,
buildings and tenants.”

“BOMA-CR is a proven leader in the Greater Capital
District on energy efficiency and environmental issues
and we look forward to working with them on the goals
put forward in the 7-Point Challenge,” said BOMA In-
ternational Chairman and Chief Elected Officer Brenna
S. Walraven, RPA, CPM, Executive Managing Director,
National Property Management, USAA Real Estate Com-
pany. “Market transformation is achievable when orga-
nizations and association like BOMA- CR step up to the
challenge.”

BOMA Stormed
the State Capitol!

BOMA - Capital Region made great strides in bringing
commercial real estate’s concerns to elected officials re-
cently.  Commercial real estate leaders converged on
Albany in May for the BOMA Capital Region Legisla-
tive Advocacy Day.    The kickoff, and soon to be bi-
annual event, supports the association’s primary objec-
tive, which is legislative and regulatory advocacy at the
state level.

Commenting on the role constituents pay in the legisla-
tive process, Sarah Jermano, President of BOMA Capi-
tal Region, said, “There is nothing more effective than
BOMA members talking directly to elected officials
about the issues of interest to the real estate industry.  We
were extremely well received and look forward to con-
tinuing our efforts in spring 2010.”  BOMA Capital Re-
gion 2009 legislative agenda included concerns affect-
ing property owners, and the companies that serve them,
relative to Code Rule 21 and Labor Law 240/241.

Assisting BOMA Capital Regions efforts, attendance by
top industry leaders in scaffolding and window cleaning
companies helped leverage the local associations’ voice.
“The more industry that is represented in the Capitol,
the more legislators will rely on BOMA for information
they can use and trust,” said Ms. Jermano.  “It’s a win-
win for all, and ultimately helps all commercial business
in New York State!”

Go to Page 13 to review these issues.

The BOMA Energy
Efficiency Program (BEEP)
The BOMA Foundation has developed an innovative new
operational excellence program called The BOMA Energy
Efficiency Program (BEEP).  BEEP teaches property own-
ers, managers, and operators important strategies for opti-
mizing their equipment, people, and practices.

In partnership with the US Environmental Protection Agency
ENERGY STAR® program, BEEP has and will continue
to develop industry standards for operational excellence,
document success through recognition programs, and com-
municate those successes to our industry and stakeholders.

For more information or to sign up, go to www.boma.org

http://www.boma.org




CRBOMA 2009 TOBY Awards

Category to be Entered: _______________________________

Building Name Nominated: _______________________________

Building Address: _______________________________

_______________________________

Property Owner Name: _______________________________

Managing Agent Name: _______________________________

Contact Person Name: _______________________________

Address: _______________________________

_______________________________

Telephone: _______________________________

Email: _______________________________

Engineer of the Year Name: _______________________________

Briefly explain why you feel your engineer should win this award:

_______________________________________________________

_______________________________________________________

_______________________________________________________

Please remit this form by fax or email to CRBOMA by July 31, 2009

Nominations Form
Capital Region

BOMA
2009 TOBY Awards

Guidelines for
Nomination

Requirements:

1. Cover Page:  Name of Building,
Category, Address, Owner,
Management Company, Building
Manager, Contact Name, Address
and Phone Number of person who
will receive TOBY correspondence.

2. Building Description:  No more
than a two-paragraph description of
the physical building (square
footage, floors, etc.)

3. Two Photographs:  One exterior,
one interior (not smaller than 8”x
10”)

4. Tenant Amenities/Tenant Events
List (can include photos)

5. Walk-through inspection and
interview with Property Owner/
Property Manager to discuss:
a. Emergency Preparedness and

Security Standards-fire, life safety
for occupants.

b. Environmental and Regulatory-
recycling, handicapped
accessibililty, etc.

c. Energy Management Systems
and Procedures-conservation of
energy, etc.



1. Under 100,000 Square Feet*
Any and all office buildings with at least 50% office
area are eligible.

2. 100,000 - 249,999 Square Feet*
Any and all office buildings with at least 50% office
area are eligible.

3. 250,000 – 499,999 Square Feet*
Any and all office buildings with at least 50% office
area are eligible.

4. 500,000 – 1 Million Square Feet*
Any and all office buildings with at least 50% office
area are eligible.

5. Over 1 Million Square Feet*
Any and all office buildings with at least 50% office
area are eligible.

6. Renovated Building
Must be at least 15 years old and have maintained a mini-
mum of 50% occupancy during the renovation process.
Renovation can encompass: rehabilitation (the restora-
tion of a property to satisfactory condition without chang-
ing the plan, form, or style of a structure), modernization
(taking corrective measures to bring a property into con-
formity with changes in style, whether exterior or inte-
rior. It requires replacing parts of the structure or me-
chanical equipment with modern replacements of the same
kind but not including capital additions), and remodel-
ing (changing the plan, form or style of a structure to
correct functional or economic deficiencies). In order to
be eligible, a minimum of five of the following work
projects must be completed by January 2009:

• New roof, re-roof or green roof / • New boilers/HVAC /
Central Plant / • Cleaning/Painting/New design of exist-
ing building envelope / • New electrical system / • New
fire panel/sprinkler system /  •Modernization of elevators
which can include mechanicals, ADA compliance and
interior cabs refurbishment / • New security systems can
include card access, cameras, console, fire panel etc. / •
Renovation of main lobby that includes 3 or more of the
following items:  floors, walls, entry doors, signage, se-
curity desk etc. / • Renovation of restrooms that includes
4 or more of the following items:  sinks, counter tops,
toilet, urinals, floors, walls, lighting, faucets, flushometers,
stale partitions etc  / • Installation of new windows

The building must enter the TOBY program within five
years following substantial completion of the renovation
project/s, to be eligible for this category.

7. Historical Building
Must be at least 50 years old with original design main-
tained. This category includes all sizes of buildings meet-
ing the age criterion.

8. Corporate Facility
Must be a single-use facility at least 50% occupied by
the corporate entity—includes government agencies and
private enterprises.

9. Medical Office Building
Must be at least 75% medical use, and at least 50% of the
dedicated medical use space must be for physician of-
fices. The remainder of space could be dedicated for other
medical uses such as ambulatory surgery centers, cath-
eterization labs, sleep clinics, etc.  Patient stays must be
less than 24 hours (but could occur within any 24 hour
period.

10. Government Building
Must be government-owned and at least 50% occupied
by government entities; local, state, provincial, or federal.

11. Suburban Office Park (Low-Rise)
Two or more buildings, at least one of which is one to
five stories in height, that occupy a land greater than five
acres and are located outside of the central business dis-
trict.

12. Suburban Office Park (Mid-Rise)
Two or more buildings, at least one of which is six to 10
stories in height, that occupy land greater than five acres
and are located outside of the central business district.
NOTE: If a suburban office park is comprised of both
low- and mid-rise buildings, the park must enter in the
mid-rise category.

13. Industrial Office Park
Two or more buildings, comprising a total project, that
are one to two stories in height, with more than 5% and
less than 50% office area. Building(s) must have a load-
ing dock, roll-up or sliding rear door(s) for loading, with
no common lobby or corridors except for restroom vesti-
bules and utility or fire equipment access.

*As measured by BOMA standards.

2009 TOBY Award Entry Requirements: Categories



Members of the Building Owners and Managers Asso-
ciation (BOMA) International brought their urgent mes-
sage to Capitol Hill lawmakers as part of BOMA´s an-
nual National Issues Conference, March 23–24 in Wash-
ington, D.C. With a floundering economy, high unem-
ployment and uncertainty in the financial markets,
BOMA members met with their Representatives and
Senators to explain the critical role commercial real es-
tate plays in a thriving economy and to gain support for
key issues affecting the industry.

BOMA members had more than 120 meetings with
members of Congress and their staff as they outlined
BOMA´s 2009 legislative agenda, including commer-
cial real estate’s stake in issues such as leasehold de-
preciation, capital gains taxes, carried interest taxes,
energy and climate change policy and “card check.”

“Many of the issues we are advocating for on Capitol
Hill have a significant impact on investment, job cre-
ation and economic growth,” observed BOMA Inter-
national Chair and Chief Elected Officer Richard D.
Purtell, portfolio manager, Grubb & Ellis Management
Services, Inc. “It is more important than ever that we
make our collective voice heard in the halls of Con-
gress.”

In addition to meeting with their legislators, the National
Issues Conference serves as an opportunity for BOMA
members to get the latest political forecasts and trends
from Washington insiders. On the program this year
was House Majority Leader Steny Hoyer (D–Md.), who
delivered a message of optimism and partnership.

“Because commercial real estate is such a big part of
GDP, from the nine billion square feet you own and
manage to all the jobs you create, you´ll lead, with our
help, in the road to economic recovery,” said Hoyer,
who also commended BOMA on its energy efficiency
and sustainability initiatives. “Your 7–Point Challenge
commitment to reduce energy consumption in your
buildings by 30 percent by 2012, your BOMA Energy
Efficiency Program (BEEP) and Sustainable Operat-

ing Series (SOS), and your green lease program are all
things that fit with what President Obama wants to
achieve.”

Atlantic Media Company´s Political Director Ron
Brownstein delivered the keynote address, offering a de-
tailed look at how today’s political landscape was shaped
and citing the challenges both parties face in coming
months. Brownstein stressed that while there has been a
sizable shift in power to Democrats, their challenge will
be to continuously build broad, far-reaching support for
their issues. “It is not easy to build broad coalitions, but
the magnitude of our challenges makes it important that
those in power reach out and that we reach back.”

National Issues Conference delegates also heard from Rep.
Mike Rogers (R–Mich.) and Rep. Steve Driehaus (D–
Ohio). Both emphasized the critical role of public-private
collaboration in achieving economic recovery. “I´m so
glad you´re here, because no one knows better than you
the impact of policies on your business,” remarked Rogers.
“Congress needs to hear from you.” Rogers is a strong
advocate against the Employee Free Choice Act, also
known as “card check,” saying it is un–American to take
away the secret ballot and believes it could cause workers
to feel intimidated. Driehaus underscored the importance
of reaching out to lawmakers, at the local level as well as
on Capitol Hill.

2009 National Issues Conference Recap:
BOMA Brings Commercial Real Estate’s

Critical Message to Lawmakers

DID YOU KNOW?
CB Richard Ellis - Albany has graciously allowed
the Capital Region BOMA to post a link to their
Albany Market Analysis Report on our web site.
Go the NEWS YOU CAN USE Tab, and click
on CBRE – ALBANY MARKET REPORT to
access the Albany Industrial and Albany Of-
fice Reports. Great information is just a click
away!

Thank you Gordon Furlani and CB Richard Ellis!



Available Study Methods: Classroom

Designations/Certificates: RPA, FMA, Property Management
Financial Proficiency Certificate

Course Dates: September 15 thru November 17, 2009
Deadline to Register: August 31, 2009

Through this course you will learn to take charge of real estate investments
in order to maximize the value of a property. You will develop knowledge
about basic financial concepts as they relate to real estate, including valua-
tion, analysis, taxation, depreciation, and life-cycle costing. Similarly, you
will learn to evaluate real estate investments and to develop budgets that
estimate net operating income. You will study the income capitalization ap-
proach and cover property taxation costs and strategies to offset these costs.
You will also gain the skills to conduct discounted cash flow analyses and
calculate net present value and internal rate of return. This course features
exercises that require the basic use of the HP 10bII* financial calculator.

Topics include:
· Asset valuation and enhancement
· Costs and taxes
· Capitalization
· Site and building analysis
· The appraisal process
· Discounted cash flow measurement
· Ownership vehicles
· The basics of lending and current lending practice

Learn:
· Understanding of physical and market value
· Determining a property’s economic value
· Financing investments and increasing value
· Working knowledge of current tax laws, like capital gains and depreciation

ACE credit recommendation: 3 semester hours, upper division baccalaure-
ate in Real Estate, Property Management, Finance, or Business Administra-
tion.

*BOMI International’s Real Estate Investment and Finance course re-
quires a financial calculator. The course textbook is written for the
following calculators: HP 10b, HP 10bII, HP12C, and HP 19BII.

The HP 10b calculator is no longer being produced. Although you cannot
purchase HP 10b calculators from Hewlett-Packard, you can still find them
in office supply stores and at www.yahoo.shopping.com (search for “HP
10b business calculator”). The HP 10b retails for approximately $35.00.

The HP 10bII calculator, which retails for $29.95, can be purchased online at http://
www.hp.com or by calling 888-999-4747. It is currently available in some office supply
stores in New York and Chicago, but is making its way across the country. Distribution
will increase with time.

The HP 12C calculator, which retails for $69.00, can be purchased at http://www.hp.com
by calling 888-999-4747, at http://www.yahoo.shopping.com and in office supply stores.

Real Estate Investment &Finance
Steve Luciano

The Galesi Group
540 Broadway, Fifth Floor

Albany, NY

Joe MacFawn, RPA
MacFawn Fire & Flood

P.O. Box 13205
Albany, NY

Thomas Dougherty
E. A. Morse Co. Inc.

5 Dock Street
Hudson, NY

Bradley Poster
Simplex Grinnell

1399 Vischer Ferry Road
Clifton Park, NY

Matthew Yelland
Kone, Inc.

25 Post Road
Albany, NY

Nancy Koller, RPA
Carrow Real Estate Ser
99 Washington Avenue

Albany, NY

Matthew Camarota
First Niagara

555 Patroon Creek Blvd.
Albany, NY

Mark Durant, FMA
Siemens Building Tech

6 British American Blvd.
Latham, NY

Brett Harris, CET Triacta
7 Mill Street, Box 582

Almonte, ON

Andrew Grazulis
BBL Management Group
302 Washington Ave. Ext.

Albany, NY

Isreal Gross
Lilac Group Management

5 Riger Drive
Monroe, NY

Welcome New Members!

http://www.hp.com
http://www.hp.com
http://www.hp.com
http://www.yahoo.shopping.com


Becoming involved in a committee is one of the best ways
to enhance your BOMA experience. Committee partici-
pation provides countless networking and leadership de-
velopment opportunities. Participating in a committee is
also a rewarding way to gain a better understanding of
the association.

Sign up now for a BOMA-Capital Region committee.
Call the BOMA-Capital Region office at 518.694.5016.

TOBY Committee
Plans and conducts the activities leading to the selection
of The Office Buildings of the Year and Earth Awards.

Committee charges:
Generate interest in entering the competition Conduct
workshops on how to enter and judge Manage the entry
and judging process

Discuss how to simplify the entry and judging process
Assist with sales of sponsorships

Golf Day Committee
Plans and conducts the annual BOMA-Capital Region
Spring Sports Outing, which typically includes a golf and
tennis tournament.

Committee charges:
Choose location for sports outing
Assist in securing sponsors and players
Provide event-planning guidance to staff
Provide on-site volunteers for registration, awards pro-
gram, etc.

Membership Committee
Plans and conducts the ongoing membership recruitment
and retention program of the association.

Committee charges:
Continue implementation of membership marketing plan
Develop plan to communicate membership value to own-
ers
Interview non-renewing members to develop trend analy-
sis on how we are not meeting needs, en-gaging mem-
bers, etc.
Integrate more industry categories into BOMA member-
ship and expand the demographics of BOMA member-
ship

Continue to target the top 25 property management com-
panies in the Greater Capital Region

Development Council
Approves professional development programs and en-
sures courses are offered for the RPA, FMA, SMT and
SMA designations.

Committee charges:
Key objective: Identify groups with the best education
and seek ways to allow our members to partici-pate and
reciprocate with industry partners
Offer BOMI courses leading to certifications
Increase professional development opportunities on the
web through increased industry information
Identify new subject areas to meet the needs of owners,
asset managers, facility managers, property managers and
allied members

Communications Committee
Determines the theme for each quarterly issue of the Of-
fice & Commercial Real Estate Magazine and sug-gests
articles ideas and topics for the magazine.

Committee charges:
Develop theme and story ideas for each issue of the e-
newsletter
Focus on providing useful information to property and
facility managers Review all articles and columns to en-
sure appropriateness for publication

Government Affairs Committee
Monitors, studies, and recommends policy and advocacy
strategies on legislative and regulatory matters that affect
the commercial real estate industry.

Committee charges:
Expand plan for grass-roots lobbying to engage more
members in advocacy efforts
Work with PAC raise awareness and support
Use BOMA Day to reinforce relationships with key leg-
islators
Build coalitions around key issues
Work to generate quarterly advocacy and PAC reports
for publication
Work to distribute regular advocacy reports during the
legislative session
Improve communication about BOMA Capital Region’s
efforts to decision-makers in member companies

BOMA Committees



Foundations of Real Estate ManagementTM

High-Performance Training for High-Performance Real Estate Teams
What is Foundations?

· A soup-to-nuts, 5-module, 28-hour entry-level course,
covering the fundamentals of commercial real estate
administration, management, building systems, ac-
counting and reporting, contract management, and
more

· Classroom instruction from seasoned pros, reinforced
by behind-the-scenes tours of outstanding buildings

· Live, in-person training with small class sizes to fa-
cilitate learning, discussion, and team activities

· A complete package—instruction, peer networking,
property tours, and a comprehensive course manual
that is easy to read and understand and a valuable
resource back on the job

For all experience levels, Foundations…

· Reinforces on-the-job training for junior and assis-
tant property managers

· Provides “feet-on-the-ground” experience and expo-
sure for administrative assistants and students con-
sidering a career in commercial real estate

· Offers a great refresher for experienced profession-
als— fills training gaps and provides important man-
agement and operations updates

· Supports suppliers and building engineers who
benefit from understanding the basics of real estate
management

Foundations — the right choice for your real estate
firm…

· Eases the training burden by supplementing on-the-
job and corporate training programs

· Offers the highest caliber training, covering every-
thing from A to Z

· Prepares new and rising talent for more PM respon-
sibilities and assignments

· Teaches employees best practices from experienced,
seasoned professionals

· Delivers a curriculum that is regularly updated, en-
suring the latest, most accurate information

· Minimizes time out of the office with convenient
scheduling over several days or weeks

· Is offered locally through your local BOMA associa-
tion.

“We’ve sent both new and more experienced employees
to this training program and the results speak for them-
selves. Our property management teams are now more
effective, more efficient and make better decisions.”

Patrick M. Freeman, RPA, CCIM, CPM, SMA
Sr. Vice President, Regional Manager

Wells Real Estate Funds
Atlanta, GA

Training is one of the
things BOMA does best ...
why not take advantage?

On June 20th CR-BOMA held their first annual commu-
nity out reach day by volunteering with Habitat for Hu-
manity. We showed up not knowing what to expect when
we were greeted by a group of dedicated experienced con-
struction workers ready to show us the way. We didn’t
waste any time, within minutes we were all off working
on our assignments. Some hanging drywall while others

were building a wood deck. The leadership guiding Habi-
tat for Humanity and all of the volunteers are truly a spe-
cial group of people. We at CR-BOMA were happy to
be a part of the mission and lending a hand for this great
cause.  In attendance were the following companies;
Carrow Real Estate, Galesi Management Corp. and
KeyBank and The NYS Attorney General’s Office.

CR-BOMA/Habitat for Humanity



Little or No Cost Actions:
· Maintain situational awareness of world events and ongo-

ing threats.
· Ensure all levels of personnel are notified via briefings, e-

mail, voice mail and signage of any changes in threat con-
ditions and protective measures.

· Encourage personnel to be alert and immediately report
any situation that may constitute a threat or suspicious
activity.

· Post emergency telephone numbers for police, fire, and
rescue.  Encourage personnel to memorize important num-
bers.

· Know the location of the closest police stations, hospitals,
schools, etc.

· Encourage personnel to avoid routines, vary times and
routes, pre-plan, and keep a low profile, especially during
periods of high threat.

· Encourage personnel to take notice and report suspicious
packages,  devices, unattended briefcases, or other unusual
materials immediately; inform them not to handle or at-
tempt to remove any such object.

· Take any threatening or malicious telephone call, facsimile,
or bomb threat seriously.  If such a call is received, obtain
and record as much information as possible to assist in
identification of the caller. Record the time of the call, the
exact words, any distinguishing features of the caller, and
any background noise. Develop bomb threat information
forms to assist if not already in place.

· Encourage personnel to keep their family members and
supervisors apprised of their whereabouts.

· Encourage personnel to know emergency exits and stair-
wells.

· Increase the number of visible security personnel wher-
ever possible.

· Rearrange exterior vehicle barriers, traffic cones, and road
blocks to alter traffic patterns near facilities and cover by
alert security forces.

· Institute/increase vehicle, foot and roving security patrols
varying in size, timing and routes.

· Implement random security guard shift changes.
· Arrange for law enforcement vehicles to be parked ran-

domly near entrances and exits.
· Review current contingency plans and if not already in

place, develop and implement procedures for receiving
and acting on threat information, alert notification proce-
dures, terrorist incident response procedures, evacuation
procedures, bomb threat procedures, hostage and barri-
cade procedures, chemical, biological, radiological and
nuclear (CBRN) procedures, consequence and crisis man-

agement procedures, accountability procedures, and me-
dia procedures.

· When the aforementioned plans and procedures have been
implemented, conduct internal training exercises and in-
vite local emergency responders (fire, rescue, medical and
bomb squads) to participate in joint exercises.

· Coordinate and establish partnerships with local authori-
ties to develop intelligence and information sharing rela-
tionships.

· Place personnel on standby for contingency planning.
· Limit the number of access points and strictly enforce ac-

cess control procedures.
· Implement stringent identification procedures to include

conducting 100% “hands on” checks of security badges
for all personnel, if badges are required.

· Remind personnel to properly display badges, if appli-
cable, and enforce visibility.

· Require two forms of photo identification for all visitors.
· Escort all visitors entering and departing.
· X-ray all packages, if possible, prior to entry, and inspect

all handbags, and briefcases.
· Validate vendor lists of all routine emergency deliveries

and repair  services.
· Approach all illegally parked vehicles in and around fa-

cilities, question drivers and direct them to move immedi-
ately, if owner can not be identified, have vehicle towed by
law enforcement.

Actions that May Bear Some Cost:
· Consider installing telephone caller I.D., record phone calls,

if necessary.
· Increase perimeter lighting.
· Deploy visible security cameras and motion sensors.
· Remove vegetation in and around perimeters, maintain

regularly.
· Institute a robust vehicle inspection program to include

checking under the undercarriage of vehicles, under the
hood, and in the trunk.  Provide vehicle inspection train-
ing to security personnel.

· Deploy explosive detection devices and explosive detec-
tion canine teams.

· Conduct vulnerability studies focusing on physical secu-
rity, structural engineering, infrastructure engineering,
power, water, and air infiltration, if feasible.

· Initiate a system to enhance mail and package screening
procedures (both announced and unannounced).

· Install special locking devices on manhole covers in and
around facilities.

· Implement a counter-surveillance detection program.

Security Measures That You Can Use



Industrial Code Rule 21
Industrial Code Rule 21 is an obsolete antiquated docu-
ment that is as much of a hinder as it is a help to com-
mercial owners of real property and property manage-
ment companies.  The code was written 1955 and
amended in 1966. It was written before much of the
modern equipment that is commonly used in the win-
dow cleaning business today was even invented.   Origi-
nally aimed at protecting employees and the public,
CRBOMA believes it is restrictive, hampers the free
market and has outlived its usefulness.

Code Rule 21:

1) Governs window cleaning, yet none of the following
rules apply to other trades such as caulkers, pointers,
glaziers, or painters.

2) Limits portable scaffolding use to 75 feet unless a
variance is granted. Variances are hard to get.

3) Limits use of rappelling equipment completely.
4) Limits use of block and tackle rope systems to 75

feet. This is the same equipment the Vikings used!
5) Does not properly address anchorage or tie backs.
6) Does not address operational windows.
7) Does not address any innovations in equipment in

the last 41 years!

Nationally and internationally, trades use transportable
scaffolding at heights much greater than 75 feet. In the
state of New York, transportable scaffolding is used ev-
eryday in cities across the State for work performed by
trades, except for the window cleaning trades. This does
not make any sense to CRBOMA.

The Federal OSHA Agency has NO HEIGHT RE-
STRICTION on rappelling. The ANSI I14 limits it to
300 feet. The NYS Department of Labor does not allow
rappelling for window cleaning at all, and although you
might see an engineer in NYC rappelling down a 40
story building for an inspection,  it’s a code violation
for window cleaning.

ACTION NEEDED:

CRBOMA’S POSITION IS THAT RAPPELLING
IS SAFER AND MORE LABOR FRIENDLY. We
ask that you follow the Federal OSHA guidelines and
adopt the ANSI I14 in place of Code Rule 21, or alter-
natively, write a separate code for NYC and one for the
rest of the state.

We ask that you treat window cleaners the same way
you treat the painters, caulkers, glaziers and pointer
trades. Stop hampering business in New York with re-
strictive, antiquated, embarrassing codes that should be
thrown out.

Labor Law 240/241
Sections 240 and 241 of the New York State Labor Law are
commonly referred to as the “Safe Place to Work Law” or
the “Scaffold Law.” These sections of law establish an “ab-
solute liability” standard on any contractor or property owner
for a fall from any height by an employee. Under an absolute
liability standard there is no consideration of fault or negli-
gence and the contractor or building owner is held completely
responsible, regardless of fault. This is over and above any
Workers’ Compensation benefit for which the injured worker
may be eligible. This statute, which is the only such law re-
maining in the United States, pre-dates our Workers Com-
pensation Laws and circumvents the sole remedy doctrine of
workers compensation. Further, Section 240 deprives owners
and contractors of their right of defense against such claims.
The courts have begun to narrow the scope of this law as they
recognize unfairness.
Insurance on construction projects for both owners and con-
tractors has become increasingly expensive and the market
for this coverage severely restricted. This law has just about
eliminated the market for contractors’ insurance in New York.
Coverage that is available is prohibitively expensive. Lack of
coverage is preventing construction projects from proceed-
ing, costing New York State jobs. When coverage can be
obtained, the cost of construction is needlessly driven up. In
these difficult economic times, any law driving up business
costs and preventing job growth needs to be carefully exam-
ined.
Many of the suits brought under Sections 240 and 241 shifted
from the Employers Liability section of the workers’ com-
pensation policy to the contractual liability section of the gen-
eral liability policy because of the 1996 workers compensa-
tion reforms that redefined “grave injuries”. This shift has ex-
acerbated the affordability and availability of general liability
insurance.
With New York being the only state with this type of law on
the books, the State is a less desirable place for doing busi-
ness because of added costs and insurance availability prob-
lems.
ACTION NEEDED:
CRBOMA’s position is that absolute liability language of
the Labor Law should be replaced with a more reasonable
standard similar to that found in Section 241 (6) of the Labor
Law which imposes liability on contractors and owners for
failing to provide a safe place to work. It is imperative that a
reasonable negligence standard be established and that a real-
istic definition of a “fall from a height” is established.
These standards would provide benefit to all parties without
impairing an injured worker’s right to seek recovery for a
legitimate claim, while at the same time improving economic
development in our State.


