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Parkside of One Bayshore

Board Update

February 2006
In an effort to improve communication with the residents and owners of Parkside at One Bayshore we have created this update letter.  We are working on a website that will be updated on a regular basis with information about upcoming events, board meetings, and other announcements of importance.  In the meantime, we will communicate with you through the bulletin board in the mailroom as well as a monthly board update letter.

Our regular meetings will be held on the 3rd Tuesday of every month at 6:30 PM in the Exercise room.  We are looking at alternative meeting locations and will update you if we find something better.  

If you need to contact the board, we have an email address setup at onebayshore@yahoo.com.

The following information will summarize what we have accomplished to-date, as well as, the initiatives that we are addressing now and in the near future.  

The ownership took control of the board in October of 2005.  While faced with many issues, we knew we would not be able to solve everything at once.  The board prioritized the open items and determined that several important issues needed to be resolved immediately:

· Review current contracts and get control of our finances

· Develop, review and approve the 2006 budget in time for coupons to be printed and delivered for the January payment period

· Interview and select a law firm to represent the association

· Solicit and review bids to select an engineering firm to inspect our building

· Resolve issues with the trash chute and dumpsters

· Hire full-time onsite maintenance staff
· Plan for Gasparilla

Contract review and Finances:

Crescent Resources had setup several contracts for the association including items such as property management, janitorial, pool maintenance, window cleaning, as well as, several maintenance agreements.  The board has reviewed these contracts and identified several areas that can be improved.  We have already taken the following actions:
· Identified that we had not been receiving maintenance fees from the retail space.  Back fees have now been billed and paid.  Regular invoicing has been setup.  We have recovered $10,000 in missing revenue and billed an additional $20,000 through February 2006.
· Identified overpayments for lawn services.  This has saved the association $2,000 since the beginning of the contract term
· Identified that the association was making 100% of the maintenance payments for the Aid’s Memorial Park, when our responsibility should have only been 25%.  We have invoiced an additional $8,000 from Crescent Resources for these overpayments.   Crescent is now directly receiving the bills for maintenance on the park and will be invoicing us for our share.
· Conducted an energy audit to identify potential savings on our electric bill

· Started collection process for overdue association fees   

· Solicited bids for landscaping maintenance services in an effort to reduce these expenses
Budget:

The initial budget that was in place for the association was inadequate to meet the actual expenses that we were faced with.  A few of the problems were:

· There was no budget for on-site maintenance ($40,000 / year) 
· Electricity was under budgeted by approximately $80,000 per year

· Insurance for the building was under budgeted  by approximately $25,000 per year

· There was no budget for  landscape maintenance ($27,000 / year)

 The 2006 budget increased association fees less than 15% and should be adequate to meet our current expenses.  Due to the lack of funds from 2005, we have a current shortfall in our reserve balances that will need to be made-up in the next several years and will be reflected in future budgets.
Law Firm Selection:

The board solicited bids from several law firms for legal representation.  We selected Bush Ross, a well respected firm that specializes in condominium associations.  We have utilized their services to collect delinquent association fees, to review specific sections of our by-laws, and to review our building for potential liability issues.

Engineering Firm Selection:

The board determined that we should have a professional engineering firm inspect our building to ensure that we will not face any major problems in the future.  The selected firm was Crane Engineering.  The contracts have been signed and they are starting the work.  We have provided them with a listing of problems and questions that we have about the building to help us identify what we need to address with Crescent.  The study should be completed in the near future.
Trash Chute, Dumpsters and Boxes:
As most of you are aware, we have had major issues with the trash chutes, most notably over the Thanksgiving holidays.  We also have had various problems since the building has been occupied.  The chute has been clogged with microwave ovens, Christmas trees, packing materials and cardboard boxes. We as owners and residents must be individually responsible for large items and items that don’t belong in our chutes!  This has cost us over $8,000 to remove debris and repair the chutes.   Our research found the following information:

· The chute is a standard size and is in fact the same size as 345 Bayshore

· The dumpsters have to be rotated on a regular basis or they overfill and plug up the chutes

· Access points to service the chute are inadequate for the building design

When a jam occurred in the area of the parking garages, there was no way to access the chute.  We had to have two access points added to this area.  

It appears that we finally have a handle on the major problems with the trash chutes.  The bins are rotated on a regular basis; and we’ve increased the number of trash pick-ups from twice a week to three times per week.

We had a major problem with resident’s placing empty boxes, construction trash and other items in the service hallway of the 1st floor lobby.  The hallway had actually become a major fire hazard.  We spent $2000 to have the materials hauled away and are now monitoring this problem to prevent future issues.

On-Site Maintenance:
As mentioned above, the 2005 budget did not accommodate on-site maintenance.  It became apparent that we needed a full-time person to take care of our day to day issues with the building.  We hired Jay who started working for us in December.  He has been doing a very good job and has made several suggestions that have improved his ability to service us.  We installed a phone for Jay’s use.  If you find a common area maintenance item that needs to be addressed, he may be reached at (813) 253-5315.  If he is not available, feel free to leave a voice message.  Jay has been instructed that he does not need to return each individual message.  He will only contact you if he needs additional information on the problem.

Gasparilla:
We learned a lot from going through our first Gasparilla as an association.  To prepare for the event, we had the property fenced; hired 2 off-duty police officers, utilized wrist bands for identification, and removed all furniture from the lobbies.  
We received information from 345 Bayshore about their plans, but we did not get the information in time to implement some of the ideas, which included security in each elevator, limiting the number of guest per unit and charging residents a fee for each guest to help defray the cost of security and clean-up. 
A Gasparilla committee will be formed much earlier in the year to plan for the 2007 event.  We will use the lessons learned from 2006 to improve even further on this event.
The Future:

Now that we have a good handle on our start-up issues and Gasparilla is behind us for another year, the board can start addressing some of the other issues facing the association.  These issues include building security, cosmetic problems, and property management issues.

Cosmetic Issues:

We recognize that the flooring in the elevators, the lobbies, and the parking garage lobbies do not reflect the standards that we would like for this building.  The board is exploring several options for these areas.  
In early February a flooring company measured these floor spaces, and made recommendations on materials.  We are expecting a proposal on cost shortly.  Other options are in the research stages as well.  We expect to get this issue resolved shortly.
Now that most move-ins have been complete, the hallway paint needs to be touched up.  We are going to have Jay start working on this in the near future.  

All common area carpets will be cleaned starting this week.

Property Management Issues:

The board received notification from Rampart Properties that they are terminating their contract with us effective March 31, 2006.  We have a committee in place that is reviewing both short and long term solutions for new property management.  This committee is looking at various options including identification of new property management companies, on-site management, and door-man/concierge services.   They will present the various options to the board along with their recommendations.

Our research has found that many of our problems occur because the building is basically unattended through out the day.  Contractors come and go as they please.  Deliveries are made through the front door.  Move-ins and move-outs are occurring without padding in the elevators.  Having an on-site property manager should help alleviate these problems.  In addition, the increased level of property management will allow quicker response to issues such as broken elevators, trash chute problems, etc.

Finally, we are in constant contact with Rampart, Crescent, and Hardin to ensure our issues are raised and must be addressed.  Please remember that individual unit issues must be addressed by the unit owners by contacting Crescent and/or Hardin for warranty issues.

Gate:

The gate in the parking garage has been getting stuck in the open position.  We found that the gate had been hit by a vehicle which bent the gate and track.  This problem can not be repaired on site, so the gate will be removed and repaired off-site.  This work can take a week or longer.  The contract for the work has been signed and we will get the gate issue addressed as soon as possible. 
Security:

The building faces several security related issues.  In addition to easy access to the building, we have experienced two acts of vandalism:  

· Poinsettia’s were thrown around the short-tower lobby just before Christmas

· Phone books were thrown into the lobby water fall causing it to overflow
We have also had at least one case of a resident allowing one of their guests to sleep in the lobby.    

The board is taking the following actions:

· We have shut down that generic pass code to the building 

· A security committee has been set-up to investigate adding cameras to the lobby areas  

· We are going to address the problem with the door on the 2nd floor elevator lobby (sticks open)

· Investigate adding keyed locks on the elevator lobbies on all floors

· Start changing front-door pass codes when a move-out occurs

· The property management committee is looking at options for a doorman/concierge, and other options to have someone that will monitor the building

What can you do?

As an association we are spending a large amount of money on maintenance issues related to how the residents take care of common areas.  
Publix shopping carts are left all-over the building:  In addition to being unsightly, it takes Jay several hours to round them up and get them back to Publix.  His time could be better spent addressing real maintenance issues on the building.
Trash and boxes are left next to the dumpsters:  The City will not manually load these items into the dumpsters, so they are left behind.  If the dumpsters are full, please hold the items until they have been emptied or find some alternative means of throwing these items out.  It is mandatory that you break down your boxes in order to be disposed of by the City.    
Trash left in the common areas:  We have trash cans by the elevators in the lobbies and in the parking garages.  It is not uncommon to find trash left in these general areas.  Please place trash into the cans.  If the cans are full, take the trash to one of the garbage chutes to dispose of it.  

Please remember that common areas are shared by all residents.  Please keep these areas tidy and do not rely on the maintenance/janitorial staff to dispose of your garbage. 

Summary:
In conclusion we would like to say that we are going to continue to work as hard as possible to improve our building and community.  We are a new building, community, and association and have some growing pains to get through.  We are doing better today than we were several months ago and will continue to get better going forward.  

We are committed to ensuring our building is at its best.  

If you have any questions or concerns, please feel free to contact us at the onebayshore@yahoo.com email address.  We take everything presented to us seriously and will address the issues as soon as we possibly can.

We live in a beautiful building in a beautiful area in a great location – it is up to all of us as residents and owners to take care of it!

Parkside of One Bayshore Board of Directors
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