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Overview 
 
The purpose of this document is to clarify the process that Middleton Conservancy 
Condominium Association (MCCA) Unit Owners should follow should they feel that the windows 
in their unit are in need of repair and/or replacement.  Specifically, we will look at: 
 

1. Types of windows found in MCCA Units. 
2. How to identify parts of a window. 
3. Clarification of Association and Unit Owner responsibilities regarding windows.  
4. Typical window issues and responsibility. 
5. Steps to follow if repairs are needed. 
6. Steps to follow if replacement is needed.  
7. Resource Guide.  
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1. Types of Windows found in MCCA Units 
 
Windows in our development were originally installed between 1997 and 2001. The windows 
are basic wood windows manufactured by Weathershield. They include several sizes of 
casement windows (both operable and inoperable) as well as transom windows (inoperable) 
and some awning windows (operable). Sizes can vary from unit to unit and building to building. 
Interior trim options also vary. But most often, the basic window types found in our Units include 
the following:  
 
 

 
Weathershield Casement Window (both operable and inoperable) 

 

 
Weathershield Transom Window (inoperable) 

 

 
Weathershield Awning Window (operable) 
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2. How to identify parts of a Window 
 
Windows contain many parts, most of which are identified by names that are unfamiliar to the 
average person. This can lead to quite a bit of confusion, as in many cases a Unit Owner may 
request repair of a particular part of a window when they may in fact be calling it by the wrong 
name. In an effort to clarify this, we offer the following description of window anatomy.  
 

 

Most windows have two main components, the frame and the sash. The frame is the outermost 
area, or casing of the window, and inside it are the sash and the glass. The sash is the area 
inside the frame, the part that holds the glass. It is important to understand the difference 
between these two. Replacing a sash is relatively simple, while replacing the entire frame is a 
much more involved procedure. 

The frame has several main parts: the sill (horizontal strip along the bottom of the frame), the 
head (top horizontal strip on the frame), and the side jambs (vertical sections of the sash).  

The sash also has several components. Stiles are the vertical sections of the sash. Rails are 
the horizontal sections. Inside the sash is the glass, which is sometimes also called the 
windowpane.  

In our development, windows visible from the Lane (including side windows) must also include a 
decorative feature known as a Grille (or Mullian, or Grid), which consists of white divider lines 
found between the glass.   

Surrounding the windows on both the interior and exterior, various trim pieces can be found. 
These are usually not part of the window itself but are added by a carpenter after the window is 
installed. 
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Many of the windows in our development are casement windows, both operable and 
inoperable. These windows also have their own unique terminology that is worth noting. 
The handle that cranks the window open is called the Operator. The track that slides 
the window open is the Operator Track. Be sure to keep this track lubricated to keep it 
functioning properly. The lever that locks and unlocks the window is called (you 
guessed it) the Lock. The metal notch that engages the Lock is called the Keeper. The 
Operator, Operator Track and Lock are some of the most common parts of a window to 
fail. It is important to note that these items can be easily be repaired or replaced without 
requiring the replacement of the entire window.    
 
 
 
 
 
 
 
 
 
 
 



5 
 

3. Clarification of Association and Unit Owner responsibilities 
 
According to the MCCA Owner Handbook, Section 6 – Common Elements and Limited 
Common Elements include (b) Any and all exterior windows, doors and frames related 
thereto and related hardware in the Unit. 

 
A basic guidelines for all elements found in MCCA Units is that the Association is 
responsible for everything from the studs out, while the Unit Owner is responsible for 
everything from the studs in. 
 
A simple way to think about this is that most items that can be repaired or replaced from 
the exterior of a Unit are usually an Association responsibility. Most items that can 
be repaired or replaced from the interior of a Unit are usually a Unit Owner 
responsibility.     
 
Another basic guideline is that in cases where the Association may be responsible for 
the replacement of certain hardware, the Unit Owner is often responsible for the 
maintenance of such hardware. This is particularly true in the case of hardware such as 
windows and doors, which are heavily impacted by the behavior of the Unit Owner and 
are therefore subject to a high degree of variability. Examples include the temperature 
and humidity control within the unit, impact of window coverings, and usage (for 
instance, a Unit Owner who may leave their windows open even when it is raining).    
 
So, although windows are considered a Common Element, and the hardware is owned 
by the Association, the Unit Owner is responsible for maintenance of window hardware, 
including the repair and/or replacement of glass.   
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4. Typical window issues and responsibility 
 
Here are examples of some typical issues found with windows, along with a description 
of who is responsible for remediation.  
 

a. Exterior window trim is in need of repair due to wood rot, damage (i.e., 
woodpecker holes need to be filled) or is in need of painting. Association is 
responsible. 

   
b. Interior window trim is in need of repair due to moisture, wood rot, damage, etc. 

or is in need of painting or staining. Unit Owner is responsible. 
 

c. Window glass has been broken, or become clouded with moisture because seals 
have become broken. Unit Owner is responsible. Please note that 
Weathershield products carry a 20-year prorated warranty, so glass replacement 
may be partially covered by the warranty based on the date of installation.  
 

d. Window lock, operator, operator track etc. is in need of repair or replacement. 
Unit Owner is responsible. 
 

e. Operable window is out of alignment (i.e., does not open or close properly) and 
needs to be adjusted. Unit Owner is responsible. 
 

f. Window leaks because of problems with exterior flashing or sealing, allowing 
moisture to enter the Unit when raining. Association is responsible. 
 

g. Window leaks because of problems with interior weather stripping. Unit Owner 
is responsible. 
 

h. Window unit hardware has reached the end of typical life expectancy (currently 
estimated at 30 – 35 years) and has been deemed in need of complete 
replacement by a qualified inspector. Association is responsible.  
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5. Steps to follow if repairs are needed 
 
 

a. Determine who is responsible for the repair. If you are not sure, contact the Project 
Manager at our approved Condominium Management Firm and they will help clarify who 
is responsible. In some instances, an on-site visit may be required to make this 
determination.  

 
b. If you are responsible – you are free to make the repair yourself, or contract with one 

of the vendors listed in the Resource Guide section of this document, or with the vendor 
of your choice. Please refer to the Resource Guide for a partial list of qualified vendors in 
our area.  
 

c. If you think the Association is responsible -- contact the Project Manager at our 
approved Condominium Management Firm. They will confirm whether or not your issue 
is the responsibility of the Association. If confirmed as an Association responsibility, they 
will work with you to schedule an inspection and/or repair or replacement at a time that 
will be as convenient as possible.   
 
Our current Condominium Management Firm contact information is: 
 
Bruner Realty & Management, Inc. 
Mr. Stacy Bruner 
802 Harbor House Drive 
Madison, WI 53719 
stacyb@brunerrealtyinc.com 
Office:  (608) 273-9390 
Cell:   (608) 695-9390 
24-hour: (608) 273-9576 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

mailto:stacyb@brunerrealtyinc.com
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6. Steps to follow if replacement is possibly needed 
 
 

a. First, contact the Project Manager at our approved Condominium Management Firm 

and let them know about your situation.  
 

b. Second, work with the Project Manager to schedule an inspection and 
analysis to be conducted by a qualified, independent inspector. Currently there 
are three firms on our pre-approved list. They are: 
 

 Amerispec 

2829 Perry Street, Suite 205  

Madison, WI  53713 

Phone (608) 276-8060 

 

 J&S Home Inspections 

305 Laurel Lane 

Madison, WI  53704 

Phone: (608) 843-6662 

 

 Madison Home Inspection, LLC 

Phone (608) 395-9689 

 

 

c. If the independent inspector recommends replacement, the cost of the inspection 

will be paid for by the Association. If, however, the recommendation is that 

replacement is not needed, the cost of the inspection will be the responsibility of 

the Unit Owner who made the request. This policy was enacted to help protect 

the Association from the cost of unnecessary inspection requests. 

 

d. If the inspector recommends that window replacement is required, the 

Association will pay for window(s) to be replaced with Weathershield products or 

a similar brand at a comparable price point to the windows originally installed.  

 

e. No reimbursement will be made without written documentation of the 

estimated cost for replacement with Weathershield windows (or similar price 

point) product. Depending on the estimated cost involved, a project such as this 

may require approval by the MCCA Board of Directors in addition to the 

Architectural Review and Maintenance Committee (ARMC). 
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f. If the Unit Owner wishes to use window products from a manufacturer other than 

Weathershield (i.e., a higher-end brand), any additional cost above that of 

Weathershield replacement products will be the responsibility of the Unit Owner. 

Any such change will require the prior approval of the ARMC. It is important for 

any new non-Weathershield windows to visually match existing Weathershield 

products as closely as possible. All new windows must also adhere to existing 

MCCA architectural standards (i.e., exterior trim must match that of other units), 

windows visible from Conservancy Lane must include white grilles/mullians, etc.). 

 

g. If the Unit Owner wishes to change the size of any new windows, or add any 
additional windows, the cost of these modifications will be the responsibility of the 
Unit Owner. Any such changes will require the prior approval of both the ARMC 
and the MCCA Board of Directors based on the submission of written plans and 
visuals of the exterior of any new windows to be added. Any additional windows 
added after initial construction will not be considered to be common elements 
and the repair and/or replacement of such windows will solely be the 
responsibility of the Unit Owner. 
 

h. Given the scheduling of ARMC and MCCA Board of Directors meetings, please 
allow 4- 6 weeks for requests for new windows to be reviewed and approved.       
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7. Resource Guide 
 
 

Our condominium management partner: 
 

Bruner Realty & Management, Inc. 
Mr. Stacy Bruner 
802 Harbor House Drive 
Madison, WI 53719 
stacyb@brunerrealtyinc.com 
Office:  (608) 273-9390 
Cell:   (608) 695-9390 
24-hour: (608) 273-9576 

 
 

Contractors who are authorized to inspect windows and provide an expert opinion 
on whether or not repairs and/or replacement are required: 

 
Amerispec 
2829 Perry Street, Suite 205  
Madison, WI  53713 
Phone (608) 276-8060 
 
J&S Home Inspections 
305 Laurel Lane 
Madison, WI  53704 
Phone: (608) 843-6662 
 
Madison Home Inspection, LLC 
Phone (608) 395-9689 
 

 
Contractors who are authorized to handle warranty and non-warranty glass 
replacement, parts and repairs of Weathershield windows: 

 
  
 Stone House Window and Door 
 Michael Hays, Owner 
 505 West Beloit Street / PO Box 27 
 Orfordville, WI  53576 
 Phone: (608) 247-8535 
 stonehousewindow@yahoo.com 
 
 
 
 
 
 
 
 

mailto:stacyb@brunerrealtyinc.com
mailto:stonehousewindow@yahoo.com
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 Contractors who can sell and install new Weathershield windows: 
 
 Ace Exterior Solutions, LLC 
 Chad Ace 
 acefoofingllc@gmail.com 
 Verona, WI  53593 
 Phone: (608) 220-3950 
 
 Brunsell Lumber and Millwork 
 Kerry Schiffman, Supervisor, Installation Dept. 
 4611 W. Beltline Hwy. 
 Madison, WI  53711 
 Phone: (608) 442-6272 
 kschiffman@brunsell.com 
 
 Monroe Glass Company, Inc. 
 1408 11th Street 
 Monroe, WI 53566 
 Phone: (608) 325-4185 
 

Premier Cooperative 
501 West Main Street 
Mount Horeb, WI  53672 
Phone: (608) 437-5536 

 
 Stone House Window and Door 
 Michael Hays, Owner 
 505 West Beloit Street / PO Box 27 
 Orfordville, WI  53576 
 Phone: (608) 247-8535 
 stonehousewindow@yahoo.com 
 

Window Design Center 

 6524 Seybold Rd. 
Madison, WI 53719 
Phone: (608) 271-8002 
 
Wisconsin Building Supply  
6368 Lake Road 
Windsor, WI  53598 
Phone: (608) 846-5445 
 

 
 
 
 
 
 
 

mailto:kschiffman@brunsell.com
mailto:stonehousewindow@yahoo.com
https://www.google.com/search?rlz=1C2KMZB_enUS575US575&source=hp&ei=M4IVW7_tH8nGsQWohrXYCw&q=weathershield%20window%20dealers&oq=Wea&gs_l=psy-ab.1.0.35i39k1l2j0i20i264k1l2j0i131k1j0i67k1l2j0i131k1l2j0i67k1.76577.77104.0.80186.5.3.0.0.0.0.99.286.3.3.0....0...1c.1.64.psy-ab..2.3.285.0...0.pgGjCfJ7HBI&npsic=0&rflfq=1&rlha=0&rllag=43118255,-89413774,11232&tbm=lcl&rldimm=12901598021783777322&ved=0ahUKEwjCzpm2z7rbAhUDEawKHTc0BYMQvS4IdTAA&rldoc=1&tbs=lrf:!2m1!1e3!3sIAE,lf:1,lf_ui:3
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Wholesale Distributors where independent installers can purchase Weathershield 
parts and windows: 

 
 ABC Supply Company, Inc. 

1002 Ann St.  
Madison, WI 53713 
Phone: (608) 258-8880 
 

 Brunsell Lumber and Millwork 
 Mark Packard, Inside Sales 
 4611 W. Beltline Hwy. 
 Madison, WI  53711 
 Phone: (608) 442-6272 
 mpackard@brunsell.com 
  

 

https://www.google.com/search?site=async/lcl_akp&q=abc+supply+co.,+inc.+madison+phone&sa=X&ved=2ahUKEwjp-_Sg0LrbAhUFcq0KHVGFDN8Q6BMwBnoECAEQLQ
https://www.google.com/search?rlz=1C2KMZB_enUS575US575&source=hp&ei=M4IVW7_tH8nGsQWohrXYCw&q=weathershield%20window%20dealers&oq=Wea&gs_l=psy-ab.1.0.35i39k1l2j0i20i264k1l2j0i131k1j0i67k1l2j0i131k1l2j0i67k1.76577.77104.0.80186.5.3.0.0.0.0.99.286.3.3.0....0...1c.1.64.psy-ab..2.3.285.0...0.pgGjCfJ7HBI&npsic=0&rflfq=1&rlha=0&rllag=43118255,-89413774,11232&tbm=lcl&rldimm=2414987000351193405&ved=0ahUKEwjCzpm2z7rbAhUDEawKHTc0BYMQvS4IfTAB&rldoc=1&tbs=lrf:!2m1!1e3!3sIAE,lf:1,lf_ui:3
mailto:mpackard@brunsell.com

