Annual Meeting Re-Cap 

Pickman Park Condominiums

October 25, 2011
6:30 P.M.

The Annual Meeting of Unit Owner was convened at the Salem Academy Charter School and was called to order at 6:40 p.m.  The owners were represented by 26.22 % of the beneficial interest of unit owners.  This totals 52 unit owners.    

Deb Ciccolo, Chair of the Association, asked all Trustees to introduce themselves.  Rob Hemingway, Sue Oker, Maryellen Dolan and Lisa Jacobowitz all introduced themselves.  Deb also introduced the Property Manager, Jennifer Pappas;  Condominium Coordinator, Mary Ann Waldron; Accounts Receivable/Payable Coordinator, Jackie Cunningham; Matt Leahy and Mary Ann O’Neil, Leahy Landscaping and Rick Salvo of Engineering Alliance.  
The Board thanked Salem Academy for the use of the facility at no charge to the association and Leahy Landscaping for donating the refreshments.  
Special Guest Presentations: 

Rick Salvo of Engineering Alliance gave a brief presentation on some of the upcoming capital projects at the property.  Rick discussed the completion of the road replacement project, rotted siding and prematurely failing roofs.  

Rick informed the owners that asphalt roads have a typical life span of 20 years and that the current roads on Fillmore, Marion, Nimitz, Halsey, Hart, Spruance, Fletcher and Griswold are extremely worn and beyond their life expectancy.  Rick went on to explain that test pits would have to be dug to determine the condition of the underlayment and the repair method for the replacement work.  It is being estimated that the cost of the project would be approximately $439k if the underlayment is in the condition he anticipates.  If the project is put off the asphalt will further deteriorate and the project would more likely require a full depth excavation and paving at an estimated cost of $705k.  It was noted that these figures are merely estimates as at the present time the condition of the underlayment has not been determined and asphalt prices fluctuate.  
Rick further discussed what appears to be the premature failure of our roofs.  It was noted that between 2010 and 2011 2 roofs have been stripped and replaced at 21 Marion and 56 Pickman.  The majority of the current roofs were replaced by Williams Brothers between 1994-2004.  IKO Shingles were installed which have a 25 year warranty.  It has been since determined that some IKO Shingles used during this time were found to be defective.  Rick has been in touch with a representative from IKO and will be reviewing any manufacturer defects that he finds during his inspections.  The owners were informed that Engineering Alliance had submitted a proposal to the Board to inspect all of the roofs and note any areas of concerns.  Once this report is completed, Engineering Alliance would be able to determine if the association has any recourse against the manufacturer of the shingles.  This would also allow the Board to plan for the number of roof replacements if necessary.    

Lastly, Rick briefly discussed rotting siding due to an extensive amount of shrubbery too close to the units which does not allow the siding to dry out properly.   It was suggested that the association address this problem.  
The second speaker, Matt Leahy of Leahy Landscaping, gave a presentation on a proposed landscape overhaul project for the entire property.  Matt presented plans to the unit owners showing the proposed design work for the property.  It was noted that all of the new plants (perennials and evergreens) were chosen based on the fact that they are low maintenance, drought resistance, rugged and durable and size appropriate for the areas in which they will be planted.  Matt spoke of concerns relative to the overgrown shrubs which are way too large for the area and the losing battle to contain those plants.  The Board noted that this overhaul project would cost approximately $350k and would help prevent the majority of the new siding from rotting out and greatly improve the aesthetic appeal of the community. 
The Board informed the owners that all of the capital projects presented would be discussed in the next month or two at the open meetings prior to making any final decisions.  

Financial Presentation:

Deb Ciccolo reviewed the Reserve Fund at Pickman.  It was explained that due to the age of the property Pickman has been encountering major reserve expenses such as extensive carpentry and that over the last three years the association has spent in excess of $800k on these repairs.  Deb further noted the costs of all of the upcoming projects that were discussed by Matt Leahy and Rick Salvo and the fact that completing these projects would leave an approximate deficit in the Reserve Fund of $775k.  This deficit, if the Board chooses to complete the landscaping and road work projects (assuming the best case scenario on the latter) would result in a Special Assessment of approximately $3,000 per unit which would likely be spread out over 2 years.    

Questions and Answer Period: 
Deb opened the floor for questions and/or comments.  
An owner expressed their concern over the community not being able to afford an assessment.  The Board noted that they are aware of individual financial concerns but have an obligation to the community as a whole, yet they are open to suggestions and feedback at the upcoming monthly meetings.  
An owner stated that she thought that Leahy Landscaping does a great job on the snow removal.  

1A Fillmore asked if any tree pruning would be completed in the rear of her unit.  APT informed the owner that this work is on Leahy’s winter tree pruning schedule.  
An owner asked why individual residents can not prune their own trees/shrubs to save the association money.  The Board explained that the trees/shrubs are common area and that most unit owners lack the expertise to properly prune trees/shrubs.  There also exists the possibility of a disagreement as to whether and how to prune plantings which do not belong to individual unit owners.  The landscaping company hires the professionals who are paid to complete this work.  

An owner expressed her dissatisfaction with Skouras and requested that the Board re-consider giving him any future projects.  The Board validated the unit owner’s complaint but said there was a cost/benefit to using Skouras as his prices are always the most reasonable, he does quality work and he provides Pickman with an efficient work schedule.  
An owner asked if for snow plowing recommendations.  Leahy Landscaping said that he plowed individual driveways last year if contracted individually.    
An owner asked if the Board would consider vinyl siding.  The Board informed the owner that this would be considered a capital improvement and would require a 75% vote of unit owners.  
An owner stated that a sales tax would be put in place in 2012 for the sale of condominiums.  APT stated that they would look into this tax and report back to the Board.  
An owner asked if the power washing of the buildings could have been the cause of the siding failing.  APT informed the owner that the power washing is not the problem and that the majority of the issues originate from the shrubs being too close to the units and the OSB board not drying out.  
Trustee Appointment:

Deb Ciccolo informed the attending unit owners that the association did not reach a quorum and since there wasn’t a quorum, after the required passage of 30 days the Board would be appointing Rob Hemingway to a three year term based on the election results.  
Deb Ciccolo closed the meeting by thanking all owners for attending.  

Meeting adjourned at 8:50 p.m.  

As always, we invite all unit owners to attend the November 21st Trustee Meeting to discuss alternatives and options given the ongoing needs of the community.  Meetings start at 6:30 p.m. and are held at the Clubhouse.  

