Meeting Minutes

Board of Directors

Knik Arms Condominium Owners

December 22nd, 2020
Present: Board members present were Dennis Hubbard, Darren Hubbard, Tony Arturo and Plesah Wilson. Representing RSA Engineering was Adam Wilson and Tim Hall. Representing Snow’s Management, Inc. was Stephanie Conkey. 
Excused:  Jessica Brown was not present. 
Call to Order: The meeting was called to order at 12:07 p.m. and was held via Zoom. 
BUSINESS:

Electrical Update from RSA: Tim Hall reported the following: 

In reviewing the existing electrical systems associated with the boiler upgrades at Knik Arms, we have uncovered some potential code issues. Our original intention was to remove existing panel "P" and provide new panel on the other side of the column from its existing location.  For this we had assumed we could reuse the existing feeder from the MDP.  However, from reviewing the original electrical plans it appears the installation was not code compliant.  The existing feeder has an ampacity of 85 amperes, and in is connected to a 100A circuit breaker.  Therefore, we would need to upgrade the feeder so that it would be rated at 100A.  However, in upgrading the feeder, we would need to disconnect the exiting and reconnect the new feeder to the beaker located in the MDP.  


MOA Building Safety usually requires that if we touch the MDP, we would need to bring it up to code.  There are several items that would need to be corrected in the MDP, not the least of which being the installation of circuit breakers that are not UL listed for use in the MDP (which includes the breaker for panel P).  In talking with the local Square D  representative (the MDP Manufacturer) he recommended either to replace the MDP or have a UL inspector inspect the MDP and provide a retroactive UL listing for the installation.  Both of these options require quite a bit more expense than we had originally anticipated.  

There are several options for this work including: Replacing the MDP, obtaining a retroactive listing of the MDP, researching to see if whomever installed the non-listed breakers had the equipment retroactively UL listed, requesting a variance from MOA to connect the new feeder to the circuit breaker without upgrading the MDP.  Since each of the options have associated costs, issues, effectiveness and future worth we feel that it is appropriate to have a meeting with the stakeholders for the project to discuss options and determine the best course of direction.
In conclusion, the panels and brakers that Knik Arms currently have are not up to code and will not be approved by the MOA building inspector. We need to have them upgraded or have a formal approved plan for future upgrades to be presented to the MOA if we want to move forward with the boiler project . Tim Hall and the Board will need to set up a meeting with a representative of the MOA Building Safety division to discuss the best electrical plan for Knik Arms.  The price on the upgrades will depend on what the MOA comes back with. 
Mechanical Update from RSA: Adam Wilson reported on the following:

  As you know, the location of the boiler in the basement poses challenges for installing boiler flues for the new boiler plant.  The exiting boiler exhausts though a masonry chimney, but I have serious reservations about using the chimney for the new boilers for a couple reasons.  The main reason is the unknown condition of the chimney.  It is common for chimneys to develop cracks over time that could potentially leak carbon monoxide into the building.  When on site, I noticed flakes as well as larger pieces of the terracotta lining in the bottom of the chimney, which indicates the chimney lining has deteriorated.  I also want to install high efficiency boilers, which produce condensate that chimneys cannot tolerate, but this is a secondary issue to the chimney condition.

Other options for exhausting the boilers have been considered, such as running a stack up the exterior of the building, or running the exhaust out the side of the boiler room.  The exterior stack would likely be cost prohibitive, and the side wall venting option poses some challenges with apartment windows above, and water dripping and freezing on the outside concrete.  We've been exploring an option of putting a flexible stainless steel chimney liner in place that will allow us to use the existing chimney, but route exhaust through a contained vent system.  The manufacturer has done some vent stack sizing for us, and we will have a teleconference with them tomorrow to discuss some questions we have.  We are not certain that the liner system is the right approach, but it looks promising.  
In conclusion, we need to have the chimney inspected/scoped by a certified chimney inspector to see if we can even use the current chimney. Adam Wilson is going to research a company to do this.  From there, we will discuss our best option. Below are the pros and cons for different venting approaches we can take. Again, the venting approach we take all depends on if we can use the current chimney or not. 
Use existing chimney as-is:

•
Pros

o
Simplest (least cost) installation. Only need to install new vent ducts in boiler room to connect boilers to chimney.

o
Can use cast iron boiler

•
Cons

o
Don't know condition of chimney construction, whether there are cracks in the chimney wall that could leak carbon monoxide into the building.

Vents through boiler room wall:

•
Pros

o
Relatively simple installation requiring about twice as much vent duct as using the chimney.

•
Cons

o
Must use high efficiency boiler

o
Need to provide means for managing dripping condensate and ice build up on the ground at outlet of vents outside building.

o
Need to change out windows in first floor apartment above vents from operable to fixed to avoid exhaust going into apartment.

o
Potential for frost build up on exterior of building above vents.

Chimney liner:

•
Pros

o
Utilizes existing chimney, but without the concern of gases leaking into building.

o
Potentially capable of serving cast iron or high efficiency boilers (waiting for confirmation on cast iron).

o
More expensive than using the chimney as-is, but if it can be used with cast iron boilers, would be less cost than side-wall venting, which requires high efficiency boilers.

•
Cons

o
More cost than just using chimney as-is

o
Would require structural engineer to design how to mount stack support at base of chimney.
Next Meeting: The next meeting is scheduled for January 18th, 2021 at 5:00 p.m.
Adjournment:  With no further business to discuss, the meeting adjourned at 12:51 p.m. 
Respectfully,

Stephanie Conkey

Association Manager

[image: image1.png]



