TO:        Unit Owners of Pickman Park

FROM:  Jill Fama, Property Manager

RE:        Chimney Issues Update

DATE:   December 22, 2006

The Board of Trustees has been discussing reimbursing owners for the common area components associated with the chimney repair / replacement issues.

I have been collecting information from Affordable Chimney, The Chimney Guys, and Ron Shah Builders so that the Board could make a fair and educated decision on the cost of the common components.  The Board has decided that owners with a single chimney box (ranch style unit) would be reimbursed up to $600 for the chase cover, chimney cap and rain collar.  Owners living in the 4 story units with a double chimney should have the vendor bill Pickman Park c/o American Properties Team for the common area work.  We will pay up to $850 for both units (total).  Please advise your vendor to send the bill to the following address:

Pickman Park Condominiums

c/o American Properties Team

500 West Cummings Park #6050

Woburn, MA 01801

Attn:  Jill Fama

If you have already performed this work and have paid for it please send a copy of the paid bill and a copy of the completed (signed off) building permit to me in the Woburn office.  I will get you reimbursed as quickly as possible.

It would behoove owners of the 4 level units to work with your neighbors to get this work performed by the same vendor at the same time (whenever possible).  A second trip may add additional cost that will not be absorbed by the Association.

We were also recently advised that Affordable Chimney is not able to perform work for owners that require a complete replacement.  They are able to make repairs to Marco System units only.  Therefore, the Board felt we should offer the unit owners a third vendor to contact for a price for this work.
I recently met with Tim Finn of Construction Specialties.  He was recommended by Affordable Chimney and has submitted a proposal for this work.  Construction Specialties is a fairly large company and is able to replace several fireplace systems in one day.  They can make the interior repairs as well.  If you would like to obtain a proposal from Tim, please call his office at (781)665-4410 and schedule an appointment.  We have asked that he supply quotes based on a model similar to what exists.  Upgrades are available and owners should schedule an appointment for a firm quote before scheduling any work.
The quotes for this work are as follows:

Replacement for a split level is estimated to be approximately $1650.  To add a heat circulator blower is an additional $150 (plus the cost of the electrician).  This will allow you to generate heat from your fireplace.  Tim has also given us a quote for an upgraded system, which is 72% efficient for a cost of $2790.  This work includes repairs to any holes that may be required not including paint (although we do not anticipate this for the split level units).

Replacement for the 4 story units is estimated to be approximately $2095.  To add the optional heat circulated blower is an additional $185 (plus the cost of the electrician).  This work includes repairs to any holes that may be required.  Painting is not included in the price.

These costs do not include glass doors.  If the doors on your existing fireplace do not fit the new fireplace, the additional cost will be $215.00.

Repairs:  The cost to repair the Marco systems was quoted at $995 for the 4 story units.  Of this cost, $245 is the cost of the extension pipe and is the unit owner’s responsibility and $750 is the cost of the chase cover, chimney caps and rain collars and is the association’s expense.
The cost to repair the Marco systems for the split level units was quoted at $850 and of this cost $250 is the owner’s share and $600 is the association’s cost.

We have also learned that when a Preway System is removed, the new fireplace is a few inches smaller and therefore, there is a small opening around the perimeter of the firebox.  Therefore, some work to this area is required.  In some cases, the mantle can not be salvaged and may need replacing as well.  These are all additional costs and owners should anticipate some degree of reconstruction with the replacements.
The Board has agreed that a cut off date to have this work completed would be 10/31/07.  Failure to complete this work by this date may result in daily fines against the unit owner.  There are a few owners that have still failed to have the units inspected.  We consider these units unsafe to burn.  They will remain unsafe until an inspection is performed by Affordable Chimney and a satisfactory inspection report is submitted.
Owners are required to have your contractor pull a permit.  A copy of the signed building permit must be sent to my attention in the Woburn office in order to receive reimbursement.  Some owners have advised their vendors that final payment will not be released until they receive a signed building permit.  We feel this is a great suggestion and we urge all owners to negotiate this with your vendor.  
Please note; I have certificates of insurance on file in the office for The Chimney Guys, Affordable Chimney, Construction Specialties and Ron Shah.  
We have sent many letters with regard to this chimney issue.  Many owners have misplaced this paperwork and have been calling our office.  This information is available on the Association’s website at www.Pickmanpark.org.  If you are looking for information on the other vendors, please refer to our website for this information.
Thank you for your attention and forthcoming cooperation.

