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Minutes
Special Meeting – Phase I Siding Report
Tues, Feb 28, 2012, Rec Room, 6:30 PM – note date change
Board Members Present: Sally Anderson, Don Maltase, Dan Redmond, Victor Viets and Amy Welch.   
Homeowners Present for the Board Meeting:   Hazel Larpenteur, Renee Ferrera (representing Rae Goldenberg).
Aspen Exteriors Present:  Chris Miller, Craig Pfeifer
Amy Welch, recording secretary.
Call to Order:  Don Maltase called the meeting to order at 6:37 pm
I. Proof of Notice of Meeting – Don Maltase
The meeting notice and agenda were emailed electronically, and mailed out to all homeowners.  In addition, the information was posted on the Condo website at www.hbcondos.org
II. Siding Repair and Replacement Project – Victor Viets
Phase 1 Siding Project Report        

February 8, 2012 – Report by Victor Viets

HBC Owners

Our contractor, Aspen Exteriors, has advised me that they are a few days away from completion of our Phase 1 Siding Project and that they can now give us near final costs.   So, here is a report with our findings and costs for Phase 1 and an estimate of our Phase 2 costs.

Budget and Schedule:

Aspen’s starting budget was a fixed price of $260,033. plus a contingency of $53,400 for repair of hidden damage, giving a total of $314,000.  This was more than the $298,000. we planned to collect with our Special Assessment.  In a negotiation with Aspen, we moved some fixed price items to contingency, deferred some items to Phase 2 (e.g. $3,079 for painting detached garages), and reduced the contingency to $50,000.  We deferred fence repairs until general maintenance funds are available but included fence painting to match the new building colors. Finally, we signed the contract for a fixed price of $239,855, with a contingency of $50,000., for a total of $289,855.

Note that HBC holds the contingency funds until we and our third-party consultant, Forensic Building Consultants, agree that the contractor has a valid need for repair funds.  We also hold 5% of all construction fees as a performance guarantee until the completion of all project work. 

During this contract negotiation period, we learned that two owners refused to pay their Special Assessment, leaving us $35,352.  below the Assessment total.

The Board elected to proceed with Phase 1, drawing on our cost reductions and general reserve funds until our attorney, Vial Fotheringham, can collect in court from the two non-paying owners.  To date we have collected 100% of the assessment plus late fees due from one owner.  That owner also paid all legal fees associated with his case.  We are continuing the collection process with the second non-paying  owner.

We did not start construction until mid-September. The contract called for completion within 90 days (by mid-December). Aspen tells us they will now be finished by mid-February.  This construction delay was caused in part by weather induced work stoppages, delay in delivery of cedar siding, and by painting temperature and moisture limitations.

Project Controls: 
This is an expensive project and we took extensive efforts to minimize costs while getting the best project for our money.  All contracts we developed were reviewed by Chris Tingey, our attorney.   Aspen is the contractor but they are under scrutiny by our third-party consultant, Forensic and by Don and me, acting as HBC’s on-site managers.   Forensic inspected the Aspen work every few days and required removal and re-do of new work that did not match the specifications.  Forensic also evaluated each problem encountered and provided Aspen with repair instructions and design solutions when required.  Aspen’s and Forensic’s project managers and Don and/or I met every week to review work status, outstanding issues, and planned work for the week.  We took any significant issues to the Board for resolution.
Forensic used two different Project Managers; Angela Woodruff for the first two thirds of the work, and then Andrew Harmon for the final third of the work. The Project Managers prepared detailed Site Visit Reports whenever they visited the site to provide documentation of project work and issues.  Aspen’s Project Manager, Chris Miller, was on site for virtually all significant work and was available by phone from early morning to late evening.  He provided extensive photographic coverage of Aspen’s work, especially when Forensic’s Project Manager is not on site.  Aspen also provided a highly qualified superintendent to direct the work and coordinate the crews.

Forensic handled all construction contract changes and controlled all progress payments to the contractor.  Don or I  approved all contract changes and contingency expenses.

Hidden Damage Found:

The following is a summary of significant problems encountered.  Refer to the Site Visit Reports for more details and photos about the many other issues encountered and resolved.

All Units:  401,403,405, 407, 419, 421

We found that the outside freeze-protected faucets were all installed incorrectly, that a couple were not operational, and that one was leaking behind the sheathing.   Since repairs require removal of exterior siding, we elected to repair all original faucets to avoid future siding and sheetrock damage from future faucet installations.

We found all walls and flat roofing had inadequate ventilation that can lead to mold in the walls.  We repaired the bottom and top of all walls with screened ventilation that meets code.  The flat roofs still do not have adequate ventilation.  Repair of the flat roofs was out of scope so that work was delayed until some future roof repair project.                                                                              

Units 401, 405, 419, and 421
All ground floor units had water damage to the bottom foot of wall sheathing.  This damage appeared to come from water wicking up from ground level and through the concrete slabs.  The damage was found in both areas hit by sprinklers and in deck and courtyard areas without sprinklers.  For repair, flashing was installed behind the sheathing to prevent wood contact with the slabs and new sheathing was installed for the bottom foot of all walls.  This repair amounted to approximately 5% of all sheathing.

Four-Plex units 401, 403, 405, and 407
The duplex stair wells and upper unit entrances had a lot of dry rot damage in the wall and deck framing and adjacent siding.  The contractor recommended complete replacement of both stairwells at $15,000 each but we elected to do only repairs due to lack of available funds.  This damage was due to poor original design of waterproofing systems, deterioration of flashing and membranes, and water intrusion for an extended period of time. Cost to repair framing, sheathing and the entry decks alone used over $6,000. of our contingency funds.  The contractor noted that our repaired stairwells do not meet code. They will be replaced as maintenance funds are available.  We did not replace siding on the outside of the stairwells.

The upper units 403 and 407 had dry rot damage to structural beams in their bayside decks and in framing of their courtyard deck walls.  In one of the courtyard decks, the framing inside the railing had been eaten through by the dry rot.  These damages required the hiring of a structural engineer to develop repair plans for framing and sheathing and inspection by the City Building Inspector.

Unit 401

A replacement sliding glass door in the courtyard had been improperly installed causing leakage and dry rot in the wall framing and in the wood door itself.  The framing and sheathing were repaired and the owner has purchased a new door at his own expense.

Unit 405
Replacement windows had been installed recently for several windows in the unit.  They were improperly installed without flanges and adequate sealing.  These deficiencies were repaired at the owner’s expense.

Unit 407
Bayside bay window was found to be leaking.  Repair of sheathing, framing and interior sheetrock was required.

Unit 419

Two courtyard windows or adjacent siding had been leaking requiring replacement of sheathing, framing and interior sheetrock.  This damage was in an area where the tenant had directed sprinklers to enhance growth of garden vegetables. 

This unit had recent installation of all new replacement windows.  These windows were found to have inadequate flanges that were damaged during installation by a previous remodeling contractor.  They also are designed with snap in place window frames that could pop loose and allow water intrusion behind the siding.  These deficiencies were repaired at the owner’s expense.

A deck roof leak was found requiring membrane repair and garage sheetrock repair.

Unit 421

An upper replacement deck door was found to be leaking.  Repairs were paid by the owner.  Sheathing on both sides of the fireplace chimney required repairs and repairs,

Units 419 and 421

Both units required the excavation of 12 to 18 inches of soil in a 2 to 3 foot wide area around the fireplaces to provide proper clearance between the siding and soil.  Additional work will be needed to stabilize these areas.

III.  Phase I vs Phase II Budget – Victor Viets

Phase II is anticipated to be the balance of the condo buildings; the remaining 4 duplexes and one 4-plex.  
The fences, detached garages and the stairwells could conceivably be in Phase III.  
Phase I

Aspen Fixed Price Bid

Aspen Contingency $

$239,854



Plumbing

$ 3,711






Permits

   
   1,221





Dry Rot Repairs
 
 10,367






Structural Repairs
   5,900






Sheet Metal

   2,423






Roof Repairs

   3,130






Electrical & Venting
   8,738






Cables & Phone

   1,200






Railing Upgrade

   2,158

Aspen Phase I Total
$281,502

Phase II

Aspen Fixed Price Bid    $474,633

Contingency

        33,400
Total

   $508,033
IV. Adjournment

Sally moved and Victor seconded to adjourn the meeting at 8:21 PM

YES 7

NO 0
Board Meetings:  4th Wed, 6:30 PM, in the Recreation Room.
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