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Minutes of the 2016 Membership Meeting  
of Condominium Owners 

111 North Ashley Condominium Association 
 

Thursday, August 18th, 2016 at 7:00 pm 
Celtic Room, Conor O’Neil’s Pub and Restaurant 

318 S. Main Street, Ann Arbor, MI 
 

Directors Present: Mark Brooks (President) 
 Dan Ackerberg (Treasurer & Vice President) 
 Ed Larsen (Secretary & Vice President) 
 Rick Langford (Vice President) 
 Tom Downar (Vice President) 
 
Guests: Andy Seitz (Building Engineer) 
 Malcolm Cox (Assistant Treasurer) 
 David Chaundy (Herriman & Associates) 
 Jason Hutchison (Herriman & Associates) 
 Janet Wolak (Herriman & Associates) 
 

 
1. Call to Order and Welcome  

The 2016 Annual Meeting of Condominium Owners of the 111 North Ashley Condominium 
Association was called to order at 7:07 pm. President Mark Brooks presided as Chair of the 
meeting. 

 
2. Determination of Quorum  
 Only 23 owners signed in, of which 8 were proxy. To constitute a quorum, at least 35 

owners (35% of the 99 owners) must sign in. The number signed in at the meeting was 
insufficient for a quorum.  

 
3. Introductions  
 Mark introduced the present members of the Board of Directors: himself, Dan Ackerberg, 

Rick Langford, Ed Larsen, and Tom Downar. Mark also introduced Andy Seitz 
(Condominium Building Engineer), Malcolm Cox (Assistant Treasurer), and David 
Chaundy, Jason Hutchison, and Janet Wolak, who represented the Management Company, 
Herriman & Associates.  

 
4.  Statement of Notice of Meeting  
 David Chaundy reported that two notices of the meeting had been sent by first class mail to 

all condominium owners. 
 
5.  Approval of Last Annual Meeting Minutes  
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 Mark noted that the minutes of the previous annual meeting, held on August 18, 2015, had 
been mailed out to all owners with the notice of the Annual meeting. Extra copies of those 
minutes were also available at the meeting site (Conor O’Neill’s). Mark suggested that it 
would be in order to waive the reading of the 2015 minutes. A motion to this effect was 
made, seconded, and carried. Therefore, the reading of the 2015 minutes was waived.  
 

6. Reports of Officers  
 President Mark Brooks discussed some of the principal accomplishments of the previous 

year:  
(1) A mini-annual meeting was held in September 2015 to elect officers.  
(2) The Board voted to change the Condominium Bylaws, to hold the annual meeting in 

either September or October, rather than August. (For this change to become 
effective, a 2/3 majority of owners must approve it.) 

(3) The legal name of the condominium was changed from “Ashley Terrace” to “111 
North Ashley”. (This change had been requested by the owners at the 2015 annual 
meeting.) 

(4) A Reserve Study was completed, and the condominium is now operating under its 
guidelines. (The study called for a re-budgeting so that less money is put into the 
Reserve Fund, but also less money is taken out of it.) 

(5) The underground parking garage was cleaned and striped.  
(6) The registration of bicycles was completed. (Thirteen abandoned bicycles were 

removed.) 
(7) The electrical breaker panels on floors 3-10 were inspected and tightened. (Because 

the condominium has aluminum wiring, this will need to be done about every 10 
years.) 

(8) A Facilities Operations Manual has been assembled, and is actively being used.  
(9) The annual washing of the exterior windows was performed. (The issue of deposits 

from limestone windowsills etching the windows has become more serious. Some of 
the recently-washed windows had sills that were treated with a sealant, in an attempt 
to forestall further etching. This treatment is not a major expense; if it works, all the 
limestone windowsills in the building will be treated with sealant.)  

Mark also discussed three major issues that occurred during the previous year:  
 (1) During a severe rainstorm, a water detention pipe running through the parking 

garage became abnormally filled with water and collapsed, creating a flood. The 
reason for this event was that the storm water detention vault, which was fed by the 
pipe running through the parking garage, was not emptying water into the city sewer 
system properly. The responsibility of maintaining the storm water detention vault is 
Wickfield Properties, the owner of the commercial space on floors 1 and 2. 
Wickfield paid for all the repairs, including time that Andy Seitz spent cleaning up 
and supervising the repair of the pipe.   

 (2) Due to an improper process of laying concrete in the parking garage during the 
construction of the condominium, the surface of the garage is degrading (“spalling”) 
in numerous places. This degradation is enhanced by road salt, which is carried into 
the garage by vehicles during the winter months. The Board has recently become 
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aware that if the spalling is ignored, the eventual long-term repairs could become 
extremely expensive. A construction expert has been commissioned to inspect the 
spalling in the garage and issue a report to the Board advising a course of action.   

 (3) A major flood occurred within the condominium, caused by a defective washing 
machine that had been turned on and left unattended. Ten units were affected on 
several floors; the total cost of repairs was $160K. As a consequence of this 
accident, State Farm Insurance Company, which had supplied insurance to the 
condominium, cancelled the condominium’s policy. Fortunately, the condominium 
was able to acquire insurance from Farmers Insurance Company, at a rate 
comparable to the previous State Farm rate. However, if a similar accident happens 
again, the condominium may well be unable to acquire insurance at anything like a 
“reasonable” rate. The Board experimented with the installation of safety valves on 
clothes washers, which would cause water to the washer to be shut off if water is 
detected on the floor of the unit. However, due to the design of the available valves 
and the limited space available to install these valves, the Board concluded that 
installation of safety valves would not be practical. Mark pleaded with the owners 
present to check their washers, (i) to make sure they are working properly, and (ii) 
not to turn the washers on and then leave the unit while the washer is running. He 
noted that a certain type of “stack GE” washer-dryer is particularly problematic – 
and that this was the washer-dryer that was installed in the units when the 
condominium was first built. Mark was asked for the specific name and model 
number, and he said that he would get this information to the owners.  

 Treasurer Dan Ackerberg had no report.   
 Rick Langford, head of the Building Improvement Advisory Committee (BIAC), discussed 

the purpose of the committee and introduced its new chair, Kathy Maidlow.  
 
7. Recognitions: Board Members whose Terms are Expiring  
 Two current Board members, Rick Langford and Ed Larsen, have reached the ends of their 

terms of office. Rick asked not to be considered for re-election, but Ed offered to serve for 
another two-year term. Gay MacGregor offered to join the Board in Rick’s stead. Gay and 
Ed each said a few words about themselves and their qualifications.  

 
8. Election  
 Because there was not a quorum of owners, an election of new Board members was not 

held. 
 
9. Open Discussion for Items of General Interest  

(1) One of the owners suggested that a microphone be used for the next annual meeting.  
(2) Another suggestion was that at future annual meetings, the current budgets should be 

made available.  
(3) One of the new owners expressed concern about the imposition of “special 

assessments” and asked if the Board had a philosophy about such assessments. Mark 
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(i) replied that the Board has historically tried to avoid these, and (ii) noted that the 
Reserve Fund is intended to cover special out-of-the-ordinary expenses.   

(4) A suggestion was made about the possible imposition of a “Purchasing Charge” 
(typically, 0.2% of the selling price) on the purchase of a condominium in the 
building. Currently, 111 North Ashley has no such Purchasing Charge imposed on 
new owners. However, several owners said that they were aware of this practice in 
other condominiums, and they suggested it as a possible way for the Condominium 
to generate some new revenue. The idea was discussed, but no action was taken.  

(5) David Chaundy said that the new condominium Handbook will be distributed to the 
tenants.  

 
10. Adjournment  
 At 8:06 pm, a motion to adjourn the meeting was made, seconded and unanimously 

approved. 
 
 

Edward Larsen, Secretary _______________________________ 
 

 


