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Audubon Communities
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Ref:
Audubon Center


Newark, NJ

Dear Mr. Schwartz,

The 380-402 Tenants Association would like to address the following important issues at our complex

A. 402 PARKING GARAGE --- The Tenants Association continues to urge Audubon to make the necessary repairs to the parking garage, per your Engineer’s Report. This includes paving the entire upper deck, removing rusted rebar in the structural supports, scraping out crumbling concrete, and encapsulating with new concrete.  

B. 402 FIRE ALARM --- To the best of our knowledge, heavy fines continues to accumulate on a daily basis regarding the lack of a working fire alarm system and other matters. This problem was initially discovered by the Newark Fire Department without any involvement of our organization.  This is a safety hazard.  We wish to note that there was a fire a few days ago in the building, and no alarm sounded.

C. BOILER SYSTEMS & RISERS ---  The issues with the boilers and risers are what is killing your bottom line here. Many tenants are moving out because of pipe bursts, or fear that they will be next, causing lost revenue.  In addition, Audubon is spending substantial money for labor and material to repair damage caused by bursts, and to replace risers. We have concerns regarding the operation of boilers in both buildings: 

(1) Audubon currently does not have Supers who know the boiler systems. The level of knowledge here is lower now than at any time since you owned the buildings.  You always had at least one Black Seal Super here who was knowledgeable on the boilers, but both Jose’ Reyes and Ron Gainous were removed. 

(2) Old pipes rupturing is not the only problem:
- We’ve had situations in which brand new copper pipes have blown apart because they weren’t properly sweated, causing severe floods.

- This past heating season we’ve had at least 10 or 20 situations in which the boiler turns off for no apparent reason in the middle of the night, and won’t reactivate without manual assistance the next morning.  Staff is not checking the boilers every two hours (or even every 6 hours) and logging the status, as required by law.

(3) Audubon needs to bring in the boiler manufacturer, and have them train your crew on how to operate the system.  It’s probably a good idea for Chuck Reyher to attend that session, since Super’s and Property Managers come and go.  

(4) The systems were designed so that there could be a thermometer on the residential side of the heat exchange unit, as well as on the boiler side.  Our sources advise that there’s a spot for this second thermostat, but it is not there.  That second thermostat can be wired to control the boiler, so that if the water passes a certain temperature, it kicks off the boiler.  That way the water on the residential side will always be kept well below 212 degrees at all times.  We are not suggesting that this be the primary control for the boiler, only that it would become a “safety” kill feature to guarantee that water in the residential pipes never passes the boiling point.  This might also bring fuel savings for Audubon, because the boiler would be running less.

(5) The steam temperature on the boiler side of the heat exchange unit is affected by the steam pressure there, which can be regulated. The more steam is pressured, the hotter is gets.  If it gets too hot, steam will cause water to boil on the residential side of Audubon’s heat exchange unit.  And that is the enemy of your pipes; it causes ruptures and greatly accelerates rusting.  Residents report erupting steam with most of the pipe bursts.  Your staff is destroying your pipes.  
(6) Our sources advise that every time the residential side is drained out due to a pipe burst or any other reason, it should be allowed to completely fill, by gravity, before activating the boiler. This takes 3 hours, and that means 3 more hours of no heat.  But if that is what needs to be done and prevent bursts, do it.  

(7) When the walls are opened to fix a connector pipe, make it policy to change out all the old pipes and connectors from the riser to the adjacent heating unit.  Keep a chart of all units with new pipes
These issues have been addressed to Chuck Reyher, Tammy Shields, and Jaime Mejia over the past year or two. We have been promised resolutions to these problems and others, but to no avail.  In the past, our only alternative was to take legal actions (ie: rent strike).  We would like to have a positive working relationship with Audubon to resolve problems and to discuss staff performance.  We feel it is important to address these issues directly with you, and we would also welcome the opportunity to meet with you.

Thank you,
Executive Board
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