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Specifications... The Key to Good Bids 

 

Community Association Board members have a fiduciary responsibility to care for 

and protect their Association from liability. The greatest burden of this 

responsibility relates to the Association's physical assets; the buildings, the 

entrance, the pool, the clubhouse, the grounds. As the Board strives to enhance 

the property and protect property values in the community, the main issue is that 

of maintenance. 

As homeowners, when there is a major capital expenditure, like a new roof, we 

call a few contractors to get some competitive bids. Then we ask a few questions; 

maybe check a few references and hire the contractor with the lowest cost we 

feel will meet our needs. 

As board members or managers of a community association however, the jobs 

are much larger and the money involved is much greater. This also means the 

risks and potential liability are much greater. When the board has made the 

determination that a capital item requires replacement, generally the directive to 

the manager is to obtain bids for that project. Without written specifications that 

layout the specific needs for the job, the bids can come in with widely divergent 

costs making comparison virtually impossible. For example, roof replacement. 

Different contractors may choose different material. One may remove the old 

roof, the other may not. One may include the costs for the appropriate permits, 

tear off disposal and cleanup, another may not. However, if the same 

specifications are used the bids should be comparable making the job of awarding 

the contract far less difficult and more certain as to the expectation of the job 

performance and the end result. 

Specifications should define the scope of the job and the expectations of the 

contractor. Things that should generally be included as part of the specifications 

would be: 

• All things that must be covered by the quote 

• The manner and the format in which the quote is to be provided 

• Methods and materials to be employed 
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• Conditions under which the work is to be performed (i.e. not before 8AM or 

after 6PM) 

• Required insurances 

• Form of agreement to be used (i.e. AIA form) 

• Warranties to be provided 

• Responsibilities of the association vs. the contractor 

• Procedures for unexpected costs - change orders 

• Work schedule 

• Terms of payment 

• Site conditions that must be maintained before, during, and after the work 

is complete 

• Standards and regulations that may govern the work (safety regulations; 

building codes, etc.) 

 

These items would generally lend themselves to capital expenditures such as 

painting, waterproofing, roof replacement, concrete repairs, etc., but 

specification for everyday maintenance is just as important. This would include 

landscape maintenance, janitorial work, pool maintenance, etc. 

For these items, Sentry Management has a bid format that includes the basic and 

necessary items that need to be included and that can be modified to fit every 

community's needs to ensure the bids are comparable and the bids can be 

properly and appropriately analyzed and awarded based on cost and 

performance. 

For the development of specification on capital items, it is suggested that a 

professional be consulted to ensure the specifications apply to the specific 

conditions existing. Specifications may consider money saving alternatives and 

include key elements that you may never have thought of and ultimately protect 

your interests as a board member or an owner. Above all, Board members should 

keep their eye on the big picture and spend what is necessary to take care of the 

physical assets. A proactive approach to maintenance and replacement saves the 

Association money and ensures that property values are enhanced and protected. 


