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SUMMARY

The Supreme Court of Connecticut held that a judgment lien was enforceable despite the lien
certificate's omission of the original judgment amount because the recorded information permitted a
diligent third party to ascertain that amount from court records. The court also held that a subsequent
encumbrancer lacked standing to challenge the lien based on alleged noncompliance with the statutory
notice requirement directed to the judgment debtor. The judgment affirming the foreclosure priority
determination was affirmed.
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QUESTIONS PRESENTED

1. Whether a judgment lien certificate is invalid and unenforceable against a subsequent encumbrancer
because it omits the original amount of the money judgment required by General Statutes § 52-380a(a).

2. Whether a subsequent encumbrancer has standing to challenge a judgment lien based on the lienor's
alleged failure to provide notice to the judgment debtor under General Statutes § 52-351a.

HOLDINGS

1. A judgment lien is not invalid or unenforceable merely because its certificate omits the original amount
of the secured money judgment, when the information recorded is sufficient to enable a person
exercising common prudence and ordinary diligence to ascertain the amount from the identified court
records.

2. A subsequent encumbrancer lacks standing to challenge a judgment lien based on the lienor's alleged
failure to provide notice of the lien filing to the judgment debtor under § 52-351a, because the statute
protects the judgment debtor and does not confer a protected interest on a later encumbrancer.

KEY QUOTATIONS

“The purpose of the notice requirement is to prevent subsequent third parties from being defrauded or
otherwise misled by inaccuracies and omissions in the record that conceal the true nature of the secured
obligation.” (at 568-569)

“The narrow holding of Mac's Car City, Inc., is inapposite with regard to the present case, wherein we have
concluded that the omission of the judgment amount from the lien certificate is not a sufficient reason to
invalidate the lien where it is challenged by a third party who had sufficient information available on the face
of the lien certificate to discover the amount of the judgment secured by the lien.” (at 570)

“If a party is found to lack standing, the court is without subject matter jurisdiction to determine the cause.”
(at 571)

FACTUAL BACKGROUND

George S. Kelepecz owned real property in Fairfield, Connecticut, that had been mortgaged to PNC's
predecessor. CB Commercial Real Estate Group, later known as CB Richard Ellis, obtained a money judgment
against Kelepecz in 1992 and recorded a judgment lien on the property, but the lien certificate omitted the
original amount of the judgment. Nancy I. Powell and Helen Szondy later recorded mortgages on the property.
After foreclosure by sale, the trial court awarded the remaining proceeds to Ellis ahead of Powell and Szondy,
and Szondy challenged Ellis's lien based on the omitted judgment amount and alleged failure to notify Kelepecz
of the lien filing.

PROCEDURAL HISTORY



PNC Bank brought a mortgage foreclosure action involving the mortgaged property and several subsequent
encumbrancers. After a foreclosure by sale, the Superior Court determined the priority of the claims, placing
PNC's mortgage first, Ellis's judgment lien second, and Powell's mortgage third. Szondy appealed, challenging
the validity and priority of Ellis's judgment lien and the priority of Powell's mortgage; the Appellate Court
transferred the appeal to the Supreme Court. The Supreme Court affirmed.

DISPOSITION

affirmed
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