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NEWSLETTER
AUGUST/SEPTEMBER 2010
Summer Winds HOA #252-247-2080                www.summerwindscondos.com
UPDATE FROM THE BOARD OF DIRECTORS
The Summer Winds Condominiums Board of Directors met in closed session on Sunday, March 21, 2010 in Gingers Café.  President Steve Bryant called the meeting to order at 10:00 a.m.  Those in attendance were directors Jim Seng, Fred Risk, Bob Hunt, Jean Hunsinger and
Susan Maxwell, Dale Williford, Executive Director and Brenda Zeigler, Office Manager.  Special guests were Neil Whitford, Attorney and Leon Murdoch and Patti Dudley of RSM McGladrey the accounting firm.
Brenda Zeigler presented the Treasurer’s report in Director Jill Tasaico’s absence. She made reference to additions to the Summer Winds Condominiums Balance Sheet and significant entries on the Profit and Loss statements for Summer Winds Condominiums and Summer Winds Services. 
Dale Williford, Executive Director presented the Managers Report.  Dale requested that the Maintenance staff be allowed to return to a 40 hour work week beginning April 5, 2010.  The Board agreed as long as there was no overtime.  She also informed the Board that Eddie Reynolds had declined the Security Chief position.  As a result, she requested that she be allowed to offer the full time position to a previously employed security guard that she felt was competent.  Dale updated the Board on the new rules and regulations on Public Swimming Pools.  She noted that she is awaiting word from CCHD regarding whether the outdoor hot tubs are in compliance. There was discussion of the upper level sand fence remaining in place as well as landscaping plans.

Neil Whitford, HOA Attorney joined the meeting and updated the Board on the Tetterton litigation and the mediation process. 

President Bryant asked Neil Whitford, HOA Attorney to bring the Board up to date regarding 

legal issues related to the WWTF.  Neil discussed the original agreement that had been drawn up with the Nautical Club and Summer Winds and stated that the agreement needed to be amended before permits could be issued. It was expected that these final changes would be completed before the end of March and would result in receiving the final permits for construction.
The Board thanked Neil for his involvement and moved into the discussion of Phase III of the 

Window and Door Project.  It was noted that there were only 88 units remaining in the “A” building. The Board discussed splitting it into two phases.  The Board asked the Executive Director to request a letter from SKA outlining the potential options for the selection of windows and doors in the “A” Building due to the size of the balconies. Most homeomers have expressed a desire for an inward opening door. 
The Board of Directors met in an Open meeting on April 25, 2010 and minutes from that meeting were mailed out by email and postal mail detailing the business of that meeting.

The Board of Directors met in a closed meeting on May 30, 2010.
The closed board meeting was called to order at 9:25 a.m. by Steve Bryant, President.  Directors in attendance were Fred Risk, Bob Hunt, Susan Maxwell, Jean Hunsinger, Jim Seng and Dale Williford, Executive Director. Director Jill Tasaico was not in attendance.  Special guests were Kent Yarborough of Sutton-Kennerly & Associates, Inc. and Johnny Ward and R. J. Ward of Ward’s Waterproofing.

Steve Bryant thanked Kent Yarborough, Johnny Ward and R. J. Ward for attending the meeting

on a holiday weekend.  He opened discussion of the completion of Phase II of the door and window project.  General discussion centered on the punch lists and the failures of the water testing.  Kent Yarborough noted that the units that were water tested are randomly selected and should a unit not pass other units are randomly selected for a retest after the corrections are made.  There was general discussion among the Board and the contractor relating to why there

was not a larger savings.  Steve Bryant along with Jim Seng expressed the concern that perhaps the contract needed to be changed to a lump sum contract.  Johnny Ward stated that he would much prefer such a contract and would offer a discount up front should the Board decide to go 

with a lump sum contract for the A Building.  It was noted that a lump sum contract would not

require the daily signing in and signing out of Wards Waterproofing staff.  Kent Yarborough, SKA, noted that the deletion of such paper work would save time and money for the engineers. 

The President asked Johnny Ward to submit a bid for one half of the A Building in the form of a lump sum contract and a second bid for the entire A Building in the form of a lump sum contract.

He also noted that there are eighty eight (88) units in the A Building that need to be addressed.  He also requested Kent Yarborough of SKA to submit a proposal for engineering costs for Phase III Build A of the Window and Door Project.

The Board continued their discussion of an in swing door by TRACO (the manufacturer) and noted that if we could pre-sell the existing inventory from Phase I and II  that they would strongly consider switching manufacturers for the in swing door.  Kent Yarborough informed the Board that the SKA Engineers had inspected the balconies and railings in stacks one through 10 in the A Building.  Only one unit was classified as severe.   

Susan Maxwell, Secretary, presented a document prepared by Neil Whitford, Resolution Approving Electronic Voting by Members of the Board of Directors.  Jean Hunsinger enacted the motion, seconded by Fred Risk and it carried unanimously.

The Executive Directors report was given by Dale Williford.  She relayed to the Board the noticeable improvements on the behalf of the maintenance and grounds staff especially noting the efforts of Roger Hahn on maintaining the pools. She updated the Board on the hours of operation of Ginger’s Café, Sports Complex and Security for the summer season.

She continued to express concern over missing items from several of the Homeowners who had their Windows and Doors replaced.   She also updated the Board on last month’s Kinetico repair as well as the other two water pressure leaks.  No formalized insurance claim was filed.
Steve Bryant called upon Jim Seng to report on the mediation hearing between Hilton Tetterton and Summer Winds.   Jim informed the Board that they met in Neil Whitford’s office on May 19, 2010 with John Ward as the mediator.  Summer Winds requested that Tetterton make the first offer.  After four hours of medication, no agreement could be reached,

It was noted by Steve Bryant that the processing of the loan with BB&T was in the hands of their

Legal department and the funds would be dispersed sometime after June 11, 2010.  He noted that

He would like Jim Seng to handle the closing of the loan.

Steve Bryant gave a lengthy update on the status of the WWTP.  Steve informed the Board that he had had several lengthy meetings with Chris Ayers and Marvin Shearin regarding the negotiations with Aqua and the Public Utility Commission.  He stated that they had been successful in securing a commercial rate of $23.00 per month as opposed to the residential rate

of $63.00 per month.  He continued to report that the Public Utility Commission would not approve the per door rate previously discussed by Aqua.
The Board resumed discussion of the replacement of the hot tubs at the A Pool.  The committee was appointed by the President.  The committee chairman is Jean Hunsinger.  Jim Cauley Unit 407, Victor Heinrich Unit 518 and Luther Griffin, Unit 441 was appointed.  It was noted that the committee should look at various options other that just hot tubs. 

The Board of Directors met in an Open Meeting at 1:00pm in Ginger’s Café on Sunday, July 18, 2010. These minutes are included in this August/September Newsletter.

There was no meeting scheduled for August or September at this time.

************************************************************************************************************************************

THE NEXT OPEN MEETING IS THE ANNUAL MEETING WHICH IS SCHEDULED FOR SATURDAY, OCTOBER, 23, 2010 AT 10:00 AM IN GINGER’S CAFÉ. THERE WILL BE A POOLSIDE SOUTHERN LUNCHEON IMMEDIATELY FOLLOWING THE MEETING. ALL HOMEOWNERS ARE INVITED TO ATTEND………………..
******************************************************************

******************************************************************
UPDATE ON REPLACEMENT OF BALCONY RECESSED WINDOWS AND SLIDING DOORS-BUILDING “A”- PHASE III (STACKS 01 THROUGH 10)

Background Information
In January of 2007, Sutton Kennerly and Associates, Inc. (SKA) submitted a report addressing the condition of the sliding glass doors, windows and cold-formed steel stud framing at the recessed balconies at Summer Winds. Due to the deteriorated condition of these building components, SKA recommended replacement of the windows, sliding glass doors and the steel stud framing around these openings. In March of 2008, Summer Winds HOA performed “mock-up” repairs at Units 105 and 230. Subsequently, Summer Winds Board of Directors contracted with Ward’s Waterproofing to perform the proposed balcony repairs during the Phase I (Building “C” and Building “A” units 301, 501,414) and Phase II (Building”B”) repair work. Phase I and Phase II repairs were performed during the winter of 2008/2009 and 2009/2010, respectively.
Due to the size of the existing balconies at Building “A”, the Summer Winds Board of Directors has entertained the possibility of substituting the original EFCO out-swing terrace style door(installed during Phases I and II) with a recently developed TRACO in-swing terrace style door. The TRACO terrace style door (released in late 2008) has the ability to meet the penetration resistance of the original EFCO out-swing door although the TRACO door operates inward. This increased water penetration resistance is due to the increased height of the TRACO in-swing terrace door threshold. This means that there is approximately a three inch high threshold to step over as one move through the door.

The Board of Directors has let a contract with Sutton-Kennerly and Associates and Ward’s Waterproofing to begin the replacement of those doors and windows which are located on the balcony or recessed areas of stacks 01 through 10 in the “A” building. Information letters were sent to all Homeowners in the “A” building even though only stacks one through ten are going to be done in Phase III.  Phase IV will include stacks eleven through nineteen and will be done beginning in September 2011.
Due to SAVINGS that can be realized if we purchase the TRACO in swing door in lots of 50 or more we want to give each Homeowner in the “A” building the opportunity to save approximately $300.00. We can order the exact amount needed for stacks ONE through TEN now and the TRACO door will be higher----or we can ask all the Homeowners of this building who want this door to go ahead and commit now and save everyone some money. Again, this is just the TRACO in swing door.  If you elect to commit now you will be billed for just that door at this time and the door will be stored until next year. The other door and window fixtures for Phase IV will not be ordered until next year this time.
HOW IT ALL BEGINS

The project will start Monday, September 13, 2010.  At that time Ward’s Waterproofing will start rigging scaffolds, placing and securing storage and equipment trailers. They will bring in materials and set up equipment such as welder, break machines and etc.  They will actually close the area of the parking lot starting from the corner of the “A” building at Unit 101 and go straight across the front of the building and then down alongside of Ginger’s Café to the elevator near Unit 110.  That area will be the Construction work area while they are working on that half of the “A” building. Only authorized personnel will be allowed in that area. SEPTEMBER 20, 2010 IS THE DATE THAT THE FIRST UNITS WILL BE STARTED. 

The very best effort will be made to keep clear and clean access to the elevators and the stairwells. Ward’s will have approximately sixteen to twenty men on site at all times. They will work on three or more complete stacks concurrently starting with the 01 stack. These stacks will be staggered by approximately one week. They will set up three swing stages— that means these will be attached on the roof and swing down. There will be two rolling stages on the ground below.  They will start at the top units and work down.

Ward’s Waterproofing plans to work from 8 am through 5 pm, Monday through Friday.  If delayed by weather or other issues Ward’s may wish to work on weekends or after hours.  If this becomes necessary they will be required to coordinate the work schedule with the HOA office.

Sutton-Kennerly and Associates has suggested that Ward’s prepare a tentative work schedule for this project.   This has been mailed to all Homeowners in the “A” building. The schedule will also be posted in the HOA and Ginger’s Café. This same information will be sent out to all Rental Management Companies. It also being included again in this Newsletter!
WHAT THE HOMEOWNER NEEDS TO DO
It is very important that you understand that it is the Homeowner’s responsibility to remove all interior furnishings (including wall mounted items like pictures, clocks, etc.) away from the windows and doors.  Items must be moved back a minimum of eight feet to allow for working room. All window treatments, blinds, curtains, valances, plantation shutters and overhead cornices must be removed. This includes the hardware. In some cases there may be ceiling fans and light fixtures that will need to be removed. You should allow approximately two feet of clearance on either side of any door or window that will be replaced. The wall paper and or sheetrock will also be removed from the interior of these walls in order for the replacement of any steel supports that might be necessary.  The Contractor or HOA maintenance staff will not be available to move the furnishings.  Three days prior to beginning the work the condos will be inspected by Sutton-Kennerly Associates Staff, Ward’s Waterproofing and Summer Winds to make sure the furnishings have been moved. This is the total responsibility of each and every homeowner! 

All patio furniture, planters and decorative items as well as door mats or rugs must be removed from the patio.

Owners of units that have hurricane shutters are required to remove the shutters prior to the beginning of the work.  You will also be responsible for reinstalling them after the project is completed.

During Phase I and II of this project George Millar with Condovers was available to assist any Homeowner with preparing the Unit for construction. He will even cover the stacked furniture with plastic if you request his services.  He can be reached at 1-800-694-2325 or 252-903-8732 or at his email address:  georgemillar@earthlink.net.

In order for everyone to be prepared we have tried to summarize what will actually be taking place in your condo. 
1. Ward’s Waterproofing will enter your unit through the front

            walkway door.  They will put up protection in the

            form of plywood to protect your walls, mirrors, murals,

           flooring and Royal Coat if you have it on the patio. The contract with

           Ward’s Waterproofing does not hold them responsible for any problems

            that might arise on the patio as result of the work activity.
2. They will then construct a demising wall from floor to ceiling around the areas where your doors and windows are that will be replaced. Please remember that this will include, in most cases,

your living area and a bedroom depending on your floor plan.

This will be a plywood wall with other layers of protection.

3. They will then remove the drywall from the interior of your condo and then they will go outside and remove the exterior materials. They will then check the metal studs for corrosion and deterioration and make the necessary repairs and /or replacements.
            After this part is done they will remove the entire framework including the plate glass.  All of the framework of the doors and windows come down at

            one time. If you were standing on your patio at this time you would see

            the inside of your unit covered by plywood!

4. After the sill pan and related flashing systems are installed the new doors and window units will then be installed.  The sliding glass doors come with screens but the smaller swing doors do not. There is an optional screen attachment for the TRACO in swing door that can be ordered for an additional cost of $290.00. The screen is a full size panel that has to be removed and stored when it is not positioned over the swing door. This order must be placed with the original order.

5. Once the framework and the doors and windows are secured to the structure, new sheetrock will be installed and primed and will be ready for paint or wall paper.  The painting and the wallpapering is the Homeowner’s responsibility.  The ceiling area will be touched up but you should prepare yourself for a difference in the white color.  It is the Homeowner’s responsibility to repaint the entire ceiling in the work area if you are not satisfied with the match.
6. The exterior walls will be retextured and the patio vertical walls will be repainted with the  same Dow elastomeric coating. The ceiling and the concrete floor will remain as they were.     The outside light fixture will be replaced with a new fixture. Door stops will be installed on the patio where the alternative out swing door (in lieu of the in swing door) opens outward. This entire process is expected to take seven weeks max from start to finish per unit.

Everyone will be receiving a schedule, which at best, is just a guide.  Our office will make every effort to keep you informed as best we can.
We will provide you, upon request, with a list of paint contractors or independent contractors who would be available to assist you.  Johnny Ward, President of Ward’s Waterproofing has already agreed to assist Homeowners who may have special remodeling requests.  Any work that the individual homeowners’ contract with Ward’s Waterproofing to perform will not be part of the Phase III or Phase IV Contract and therefore will not be the responsibility of Summer Winds HOA or Sutton Kennerly Associates. That is strictly between the Homeowner and Ward’s Waterproofing!
HOW MUCH WILL THE NEW FIXTURES COST?
An opt in form that reflects the prices for new fixtures and clean up fees has been mailed out to the “A” homeowners.  The form must be completed and returned to our office by August 16, 2010. When the Opt in form is received, the Homeowner will be billed according to the options selected.  The invoice will be due to be paid in full by September 15, 2010  or in four equal installments beginning September 15, 2010 and continuing on the fifteenth of each month thereafter with the final installment due December 15, 2010.  If you elect to reuse the existing fixtures please note there is a clean up fee for each respective fixture. If  there are any questions, please do not hesitate to contact the HOA.
ANSWERS TO FREQUENTLY ASKED QUESTIONS:
1.
The old doors and windows will be discarded immediately by Ward’s.  They are not reusable.

2.
There is a two year warranty on the workmanship for the doors and windows.

3.
These EFCO glass fixtures are guaranteed not to get cloudy for ten years.  If it does become cloudy within the ten years the Homeowner pays only for the labor not the materials.

4.
The Board of Directors of Summer Winds is planning on a Phase IV Door and Window Project with Ward’s Waterproofing.  This keeps them close and available to Summer Winds for another year.
5.
All Rental Management Companies are being informed of this


project and the various time frames involved. 

6.        If you choose to reuse your existing doors and windows there will be a    

          clean up and prep fee involved. There is no warranty on the reuse of     

          any existing door or window. 

THE BOARD OF DIRECTORS STRONGLY SUGGEST AND ENCOURAGES EACH HOMEOWNER TO STORE ALL VALUABLES AND TREASURED ITEMS IN A LOCKED BEDROOM OR REMOVE THEM FROM THE PROPERTY DURING THE CONSTRUCTION PROCESS. WE ARE NOT RESPONSIBLE FOR LOST, DAMAGED OR MISSING ITEMS!

******************************************************************************
REMEMBER, REMEMBER, REMEMBER…………PLEASE

KEYS
The HOA will not allow any person to have a key to your unit unless we have prior authorization from you, the homeowner. We have unintentionally upset a few homeowners because we did not give out the key and the vendor left without completing the service. In a case like this we stop what we are doing and make every effort to track down the owner—but if we cannot reach you and there is no prior authorization---then no key is issued! Please help us to help you.
SECURITY
It has started out to be a very busy summer season and we are all thrilled that Summer Winds is busy. Please remember to contact SECURITY UPON YOUR ARRIVAL and let us know you are here and how long you plan to stay. We actually had a homeowner who was questioned by a security officer as to unit number and departure date. This particular homeowner used very harsh vulgar language in answering the officer’s question and offended our staff. We now have security 24/7 and several new seasonal officers. They do not know all the homeowners and are just carrying out the duties of the position.  It is not necessary to use profanity and be rude. It is YOUR responsibility to contact SECURITY and inform them of your presence. Please be reminded that they perform a Door and Light check and Vehicle check every night!! We are all here to make Summer Winds the best on the Crystal Coast!!!!
PETS
Pets still need to be registered. Security continues to check tags and find some Homeowners who have registered their pets. We have also found some renters who have brought pets on vacation only to have to board them elsewhere. Please make sure your loved one is registered! 
TRASH DISPOSAL

The compactors are for bagged trash and debris. PLEASE DO NOT DISPOSE OF LARGE CARDBOARD BOXES , HOUSEHOLD ITEMS SUCH AS BLINDS, MICROWAVES, OR FURNITURE. THESE ITEMS SHOULD BE COMPACTED IF POSSIBLE AND CARRIED  DOWN TO THE BOAT AND TRAILER AREA AND PLACED IN THE OPEN GREEN DUMPSTER. It is very unsightly to see these items stacked by the compactors. Thanks for helping us keep your investment clean!
INTERNET
Please remember that the Summer Winds password is: summerwinds08 and the username is: summerwinds. It would really help the HOA if each Homeowner would post this in the condo for guest or renters.
PHONE BOOKS

The new 2010 Century Link phone books have arrived and are stacked in the Fishnet Café. Please feel free to go by and pick up as many as you would like!
ANNUAL MEETING

The Summer Winds Homeowners Association Annual Meeting is scheduled for Saturday, October 23, 2010 at 10:00 am in Ginger’s Café. A gourmet luncheon will be served after the meeting to all Homeowners in attendance. The  Annual information packages will go out around September 23, 2010. There will be one Director’s position available. If you are interested in running for the position please send a brief summary about yourself to the HOA so that we may include this information in the package of information that will be mailed out in September.
FYI****FYI***FYI***FYI***FYI***FYI***FYI***FYI***FYI***
Due to the continued extreme heat that we have experienced this summer we have seen many homeowners have stopped up drain lines from the overflow of condensation. This is a maintenance item that is covered if you have an on going maintenance contract with a HVAC company. They usually add chlorine tablets or just liquid bleach to clean out the drain line. If you do not have a maintenance contract then you should familiarize yourself with the care and maintenance of your system. This will help you avoid unnecessary leaks in your condo!
Heating and Cooling in the Saltwater Environment

Shawn Powell

Four Seasons Heating & Cooling, Inc.


Heating and cooling an oceanfront condominium can, at the very least, be very confusing.  After all, the average life expectancy of a heat pump should be 12 to 15 years if properly maintained.  We all know about systems that have run much longer too.  Many of them have had hardly a service call.  Yet, the oceanfront units seem to require much more maintenance and attention and don’t last as long.  Why is this and what can be done to improve my oceanfront system’s reliability and life?


There are two major factors that shorten system life and decrease reliability along the Crystal Coast.  The first, and most critical factor, is the saltwater.  Salt in the air accelerates normal rates of corrosion.  It negatively impacts everything susceptible to oxidation including those we don’t think about like paint and concrete.  Even more susceptible are metals including those that make up our heat pumps.  Because the Crystal Coast is a south facing beach, we see an even greater impact as a result of southern winds blowing high concentrations of salt water ashore.


A second factor that shortens heat pump life and increases maintenance requirements is the extreme humidity.  High humidity also promotes oxidation but increases the work that a heat pump must do to maintain a comfortable temperature and humidity.  Not only does a heat pump cool the home or condominium, but it must also remove substantial amounts of humidity.  All of that humidity must be drained from the air handler inside the condominium through a ¾” PVC pipe out of the building.  The high volume of water compounded with dust and material that washes off the air handler and into the drain lines create an ideal place for bacteria to grow.  Unchecked bacteria growth in the drain lines often results in clogged drain lines that can flood back into the house or condominium.  Safe-T switches in the drain line can help prevent flooding into the condominium shutting the system off when a backup occurs.  If there is not a safety switch on the condensate line or drain pan to shut the system off, it is highly recommended that one be added.


So as an oceanfront condominium or home owner, what can be done to extend the life of the heat pump and create better reliability?  Step one is to make sure that the heat pump is a matched system.  A matched system means that the outdoor or condensing unit is an engineered match with the air handler.  In order to be a matched system, it must be the same brand and have an AHRI rating.  AHRI stands for Air-Conditioning, Heating, and Refrigeration Institute.  AHRI is a 3rd party agency that approves all manufacturers’ equipment for meeting minimum energy efficiencies as determined by the Federal Government.  All manufacturers must submit their equipment to be tested in order to verify it as a credible match.  When considering an equipment replacement, any credible contractor can provide you with the AHRI certificate for the matched system.


A matched system is important not only for efficiency, but for the life of the system.  A matched system means that the volume of refrigerant handled in the evaporator coil of the air handler is appropriately matched to the volume of the refrigerant that the condensing coil can handle while still meeting the minimum efficiency requirement of 13 SEER.  When the system is not matched, there are several possible negative outcomes.  First, the system efficiency is unknown.  Because it is not a rated or engineered match, there is no way of predicting what the actual system efficiency will produce.  In many cases, the efficiency may actually be worse than the lowest rated component of the system.  Stated differently, putting a 13 SEER heat pump on a 10 SEER air handler may result in efficiency less than 10 SEER. 


A proper refrigerant charge for a heat pump year round cannot be obtained with a mismatched system.  In a heat pump, the refrigeration cycle reverses direction to put heat into the condominium or home in the winter.  If the charge is set for summer conditions, when the refrigeration cycle reverses in the winter a mismatched system will not be properly charged.  A resulting undercharge or overcharge condition will occur.  Not only does this strain the compressor in the condensing unit, but it will also cause the auxiliary heat strips to run more often driving up utility bills in the winter.


The worst case scenario of a mismatched system is premature compressor failure.  Mismatched volumes of refrigerant between the air handler and condensing unit make the compressor work much harder than it is designed to.  In extreme cases, liquid refrigerant actually floods back on the compressor leading to a very rapid failure.


Mismatched systems are so critical to the life and proper operation of the system, that most manufacturers will void their warranties if it is ever discovered that the system is not an AHRI rated match.  Below are excerpts from two manufacturers’ warranties citing no responsibility of the manufacturer if the system is not properly matched.

“Goodman is not responsible for:  Use of components or accessories not compatible with this unit.”

“If an AHRI certified matched system – Trane indoor unit, Trane thermostat, and Trane outdoor unit – are installed at the same time and registered within 60 days of the original installation date, then if any Trane furnished internal functional part of that Trane unit fails because of a manufacturing defect within 10 years from the date the limited warranty period begins, Trane will furnish the required replacement part. ”


The second step to extending the life of your oceanfront heat pump and improving reliability is regular maintenance.  Regular maintenance includes regular filter changes (once a month) and a preventative maintenance plan with a quality contractor.  A maintenance agreement with a quality contractor will make sure your system is operating at its maximum energy savings potential, will help reduce down time, will extend equipment life, will prioritize your service calls with the contractor when problems do arise, and typically comes with a discount on service.  A good maintenance agreement includes the following to be carried out twice each year.

1. Check system functions, safety controls, and makes any necessary adjustments to the system operation.

2. Inspection of electrical components and connections.  Any necessary repairs can be made at that time and any loose connections tightened.

3. Confirmation of proper airflow including filter replacement.

4. Checking proper refrigerant charging.

5. Check and adjust thermostat calibration.

6. Clean evaporator coil and condensing coil if necessary.

7. Clear and clean condensate drains.

8. Check the temperature drop across the evaporator coil.

  In addition to regular filter changes, a condominium owner can also help keep condensate lines clean by monthly pouring a cap-full of bleach directly into the condensate line and then flushing with water.  Too much bleach can promote corrosion in the air handler, so it is important to not to exceed the recommended volume of bleach.


Another method of extending the life of the system and reducing repair costs is with an extended warranty.  Most all manufacturers offer an additional extended warranty that will cover all non-maintenance related mechanical failures.  The extended warranty should cover all parts and labor.  A standard warranty will typically cover only mechanical parts but excludes refrigerant, torch, solder, and other materials necessary to make repairs.  Once outside the installation labor warranty, the expense of a major repair can well exceed the cost of the extended warranty.  Extended warranties cover the labor and miscellaneous parts for the full term of coverage, typically 10 years.  Most manufacturers cover the service call, repair, and the dealer invoices the manufacturer directly as opposed to the homeowner waiting for a reimbursement.  Extended warranties help defer unexpected maintenance charges and provide peace of mind.


Higher maintenance costs and reduced life expectancy of a system should be expected when on the oceanfront.  However, by choosing a quality contractor, making sure the system is a properly matched system, establishing a service agreement, adding an extended warranty on the system, and regularly changing filters your heating and cooling headaches can be minimized.

BE PREPARED
It is that time of year again, folks…… the big H-------- Season is here. Please remember that all of you need to check with your individual Insurance carriers to make sure that you have the “wind driven rain “ coverage. This is now the responsibility of the Homeowner, not the HOA as it was several years ago. This was a state wide change—Summer Winds had nothing to do with the changes in responsibility. Please be assured that we have the necessary coverage but there has been a change. So, this means if we get hit by a damaging storm and wind and water penetrate your unit with no broken windows or collapsed walls and roof-the homeowner needs to provide for his own water extraction and repairs. We will continue to check units after a storm and notify homeowners but please know that we are cutting back staff and hours and may not be able to react to everyone as quickly as you would like. Make plans early to get prepared. Please remember to bring in all patio furniture, door mats, plants, etc. Our fingers are crossed that we will be lucky again this year!!!
We still have the pink reentry passes in the HOA. They are the same ones that have been used each year and do not expire.
????????????   DID YOU KNOW    ????????????

Hurricane season in the Atlantic, Caribbean, and Gulf of Mexico runs from June 1 to November 30. Storm warnings are issued based on storm strength and expected time of landfall.
  A Hurricane warning is issued when sustained winds of 64 knots (74mph) or higher associated with a hurricane are expected in a specified coastal area in 24 hours or less. It can remain in effect when dangerously high water or a combination of dangerously high water and exceptionally high waves continue, even though winds may be less than hurricane force.

A Hurricane watch is announced for specific coastal areas when hurricane conditions are possible within 36 hours.
