CHIMNEY ISSUES:
Pickman Park was built in three phases.  During the original construction, the developer installed a fireplace system called Preway on Marion Road, Nimitz Way, Halsey Way, Hart Way, Spruance Way, Fletcher Way, Griswold Drive and Russell Drive.  Preway went out of business during the construction of Pickman Park and therefore, units in subsequent phases (Arnold Drive, Dewey Drive, Fillmore Road, Pickman Road and Stillwell Drive) were built using a Marco Fireplace System.

In many areas, the chase cover (the flat metal top of the chimney box where the chimney flue extends) did not have a large enough hole to accommodate the flue pipes.  In many areas, rather than manufacturing a chase cover with a larger hole, the builder cut the flue pipe below the chase cover, which was contrary to the building code and is what is now causing the units to fail the inspections.

REMEDY:
MARCO SYSTEMS:  There is a company called Lenox that makes parts that are adaptable to the Marco System.  If a unit has a Marco system, and the pipe was cut below the chase cover, the pipe can be replaced, using a new chase cover, new rain collar and new chimney cap, all fit the existing Marco System.  This repair, if installed in accordance with the manufacturer’s specifications (and were provided to original unit owners but are no longer available) would pass an inspection and would be safe to use.

PREWAY SYSTEMS:  If a unit has a Preway system, and the pipe has been cut below the chase cover, the entire system needs replacement, including the firebox (fireplace) as the manufacturer’s specifications prohibit the use of other parts and the building inspector will not approve the work.
ALTERNATIVES:  Owners may wish to eliminate the fireplace all together.  We have been trying to obtain information from Tom St. Pierre, Building Inspector as to his requirements on this issue.  Mr. St. Pierre has indicated that he wanted to check with the State Inspector to verify their minimum requirements.  As of this date, he has failed to get back to us; however, he has advised that he will be attending our annual meeting.  We will continue to work with him in order to get some resolution to this ongoing issue.
Building permits must be obtained in advance of this project.  It will be determined at the annual meeting if this is an endeavor that will be taken by the Association which will result in a special assessment or if the individual unit owners will have the responsibility for the repairs/replacement/elimination.  In the event that this is determined to be a unit owner responsibility, we have contacted 4 vendors who have performed this work in other associations.  This list is meant as a guide to assist owners in obtaining the right vendor for your needs.  This information is based on results of the chimney inspections where the pipe was cut below the chase cover.  If your unit has issues other than that, additional costs may apply if repairs are needed.  If you need to replace the entire system, there should not be an additional cost.

If after the Annual Meeting, it is determined that unit owners will be responsible for individual repairs, we offer the following information.  The Board has agreed to assume the cost of replacing the chase cover, chimney cap and rain collar.
PRICING BY VENDOR:

Affordable Chimney 197 Main Street, N. Reading (978)276-1400:

This company performed the chimney inspections and was recommended by the Salem Building Inspector.  Some residents have expressed concern that this company did not deliver what they had expected.  However, I have received copies of reports for these inspections (along with pictures).  
Replacements:  Affordable Chimney quoted $210 to remove the original insert and chimney liner.  An additional $175 for disposal of this system (owner can make their own arrangement).  Install new wood burning, pellet or corn stove insert and connect the manufacturer’s specifications chimney liner venting system in the chase straight up to the chase cover cap.  Install all outside liner components.  Install the insert’s border around the insert.  Labor only $700 - $875.  Owner to purchase product, which includes the firebox (or wood or pellet stove) and flue system, directly from a vendor of their choice.  
Repairs:  Affordable Chimney will charge the unit owner $375 to install a 4’ top section of new Lennox Liner pipe to replace the damaged Marco liner pipe.  Time & materials.  The cost of the chimney cap, rain collar and chase cover is not included in this quote.  That is an additional $575-$625.  The cost to install the chase cover is part of this number but not the cost of the chase cover.  This will need to be worked out with this vendor since the Association will assume the cost of the chase cover, cap, and rain collar as well as the labor costs to install. 
Ron Shah, Shah Builders – 5 Stuart Road, Peabody, MA 01960 (978)815-0789
Quotes for replacement are based on the Lennox BC-42 Fireplace with glass doors and includes opening and patching the wall(s) as necessary.  No paint.  Upgrades can be made for additional costs (i.e. blower of fireplace etc.).
Repair to single units (split level units):  $428.50 unit owner cost includes installation of one 4’ section of pipe with approved adapter.  New chimney cap, rain collar and stainless steel chase cover to be paid by the Association.  Cost is $331.50.
Replace to single unit (split level unit):  This quote is based on using Lennox BC-42 Fireplace with glass doors (see attached).  Upgrades available at additional costs.  Cost to owner is $2,503.50 and an additional cost of $331.50 to be paid by the Association.

Repair to double unit (4 story units):  If both units are replacing their fireplace, the cost was quoted at a savings of approximately $200 per unit.  The following is based on both units making the repairs, with the association absorbing the cost of the new chase cover, chimney cap, and rain collar.  Cost to unit owner $406 each.  Association cost $588 addresses both units (caps & collars).
Replace a double unit (4 story unit):  Again, this quote is based on using Lennox BC-42 Fireplace with glass doors.  $2,771.50 per unit to be paid by each unit owner, $546 paid by the association for one unit, $588 total if both are done paid by the association.

The Chimney Guys – P.O. Box 4074, Peabody, MA (978)977-9900
Quotes for replacements are based on the Superior BR-36 model without glass doors.  Glass doors are an additional $150.
OPTION 1

For the customer with the Marco fireplaces, we will replace the top 1 or 2 sections as needed with new approved double wall sections of pipe making the proper connection from the old to the new with an approved connector.  We will have to also install a new rain collar and cap as well as a new custom chase cover (at the association’s expense).  All debris will be removed from site and disposed of.  All work completed at said unit will meet the NFPA 211 fire codes.  Cost to owner:  $337; cost to association $600 for the single fireplace (2 story unit).  Four story units will cost $337 per unit; Association cost is $750 for both units providing both units perform the work.  May be slightly less for the Association if only one of the two have this work performed.
OPTION 2

For the customers with the Preway fireplaces.  We will have to replace the complete chimney with new double walled sections of pipe as well as the proper off sets if needed and a new firebox will also be installed.  We will also install the proper fire stops at floor separations as needed as well as new custom chase cover (double or single) which ever is called for.  There will also be a new chimney cap and rain collar installed. For certain installations, the wall above the firebox will have to be cut out for access which we will do.  The repairs to the walls after the job will be the responsibility of the owners.  All debris will be removed from site and disposed of.  All work completed at said unit will meet the NFPA 211 fire codes.  
Total cost for replacement (without glass door) with the shorter chimney and single chase cover is $848.00 to the owner and $600 to the Association.
Total cost for replacement (without glass door) on four-story unit is $1,318.00 per unit to be paid by the owner, and $750 for two units paid by the Association.  All new fireboxes are zero clearance.  
Sun Ray Builders 1368 Hooksett Road, Unit #1, Hooksett NH (603)300-6915 or email info @sunraybuildersllp.com
This vendor is willing to give individual pricing on an as needed basis.  He gave an estimated cost for replacing the entire system of approximately $3,900.  

Again, this information is provided as a guide to help assist owners.  If you wish to move forward, we urge you to obtain a written quote specifically for your own needs.  We will require a building permit.  Owners should require a certificate of insurance.
We will be discussing this matter at the annual meeting on Thursday, October 26th.

