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Keeping warm alr in and cold alr out has become a
much more involved process than it used to be.
1

Rolled han been

Insulation

Security vs. liability

Qur’ association Is considering getting o master
key lostead of a key lock box, What do you (hink?
With the [ncrease In the amount of llability the

|| asscctation Is Incurring with respect to securlty, it

Is my that the not
have a master key for all the unlts but have a visual
key lock box whereby there are Individual keys for
individual units.

If the master key s lost, you have placed all the

j| units in jeopardy, whercas an Indlvldual Joss of a

key results only in changing the locks on that par-
ticular unit. -

Of course, you will want to lnvestigate the ques-
tion of whether the assoclation wants to retain ac-
cess Lo any units under any particu-
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-" Robert M.
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tion defect leglslatlon In a condeminium
both in Michigan and around the country.

project;

Our condomiclum is large enongh to consider’
hiring an in-house security goard. Do you have any.
d. ?

Jarly if they have the right to galn access to the unit
In case of an emergency In the condomlinium docu-
ments,

1 also recommend that the co-owners have dead-
bolts te enhance security.

I am planaing to develop a condominlam bear a
golf course. Are there any suggestlons that you
would bave with respect to this undertaklog, partic-
ular to this settlog that I am describlog?

‘The item that was recently discussed at the com-
munity associatlons instltute seminar was a failure
on the part of the developer to disclose the state-
ment, which, In your case, would include the fact
that there is a possibllity of errant gof balls on the

T
1In comparing {n-house security guards to the al-:
ternatlves, Including outside guard scrvices, it ls
my recommendation that you hire outside security.
and that you pay a sufficient wage to get top quall-!
ty personnel. :
Belleve 1L or not, some sccurity guards are patd.
as little as $6 or $7 an hour. I am told by people In:
the Industry this makes It extremely dlffleult for:
them to hire a tralned person. :
‘The reason that you want to get an outslde guard;
service Is that It would be independently Insured:
and have direct supervisory control over lts person-:
nel.
Therelore It the event of a lapse In security or an
“Inslde” jab, you will have recourse agalnst the out-

real estate and

condominlum premlsecs, side security company.
sheathing (shown here), house wraps, blown«in in-  Some courts have held that associations are re-
lation, exterior insulation wall and even for belng establish-  Robert M. Meisner is a Birmingham attorney
pre-fabricated insulated panels. ed because of the p y of the to ializing in ini
the golf course. corporate law,

takes a new look

in battle against cold, heat

By Gerald Frawley
statf writor

When you say insulatfon, what comes to mind? A plnk or
yeltow roll of fiberglass? Maybe some blow-in ot loose-fill
insulation? If you're really a student, maybe an cxpanded po-
lystyrene board.

In the never-stagnant bulldlng envlronment, insulation has
moved well beyond these basics. But few ever peel back the
outer layers of a home or bullding and peer beneath,

Almost anything in a home today can be consldered fnsulat-
ing, but the nuts and bolts lnsulation — the wraps, the blow-
In3, the modutar wall panels, the polystyrene panels — forms
the first line of defense to both cold and hent Joss.

INSULATIVE SHEATHING is a strengthened, expanded
polystyrenc foam applied to the outer frame of the building,
said Simplex Products Division spokesman Gerald Gassman,

Insulative sheathlng serves as a base for an exterlor cover-
Ing, !s a fairly common insulatlve materlal, but has been im-
proved In recent years, he sald.

Sheathing provides insulative value In three ways, Gassman
sald. One, it has an Intrinsic insulative value; twe, It scals
scams and openlngs [n walls; and three, when properly in-
stalled, it has & reflective value,

“The aheathing s actually set away from the wall — about
three-quarters of an inch — and that reflects heat back Into
the house llke a Thermos bottle reflects heat back into a bot-
tle,” Gassman sald.

Insulative sheathlng comes in rigid pansls that also add
strength to a walil to prevent bowlng, cracking and warping,
Gassman said. Finally, insulative sheathing adds to a house’s
fire wall rating, he satd.

~ ANOTHER ALTERNATIVE of{ers not only insulation but a

Jinished appearance as well, sald Ward Pimley, spokesman

E:: Dryvit Systems Inc., the leading manufacturer of “outsula-
nr

< Dryvlt is marketed locally by Jarecki Distributlon Inc. in
Plymouth,

. Untlke other types of Insulation, outsulation Is @ flnished
wall, Pimley sald. Others require an exterlar brick, stone, or
aldlng finlsh, but outsulation requires no additlonal covering.
»% With exterior wall and insulatlon systems, an acrylle top
coat Is applied over reinforced mesh layered with fine Port-
land cement, which is applicd over an expanded polystyrene
Joam base, Pimley sald. . .

+ Besldes adding Insulatlon value to a home, also

Outsulation, which [s seamless, also seals thermal bridges
and prevents air infiltratlon as well as sealing out the ele-
ments, Pimley sald. Conventional walls absarb water and over
a period of time, walls buckle or warp and insulation value is
lost.

ANOTHER OPTION Is the preassembled stress skin, struc-
tural panels. Although avallable for nearly 20 years, they are
only beginning to catch on among the natlon's builders, satd
‘Tom Savoy, technlcal director at AFM Corp. in Minnesota.

AFM, with plents throughout the country, includlng in
Grand Rapids, bullds the preassembled insulated panel, which
s d d sand

y POLY
betwe;n stranded lumber — partlcle or chip board — facings,
he sald. .

Preassembled stress skin, structural panels — which come
in anywhere from 4-by-8 to 8-by-20 foot panels — offer

“ strength simllar to 2 continuous column and do not require

wood studs.

Instead, the panels are connected by studs In channels at the
top and bottom and between panels by overlapplng jolnts “like
blocks sliding into place,” Savoy sald.

“Once a house is done and the sheathlng Is put up, you can't
tell the difference.” .

THE SOLID construction prevents bending, twisting and
warping, be sald, which gives the wall greater strength and
thermal stability because there Is less settling and shlfting.

Also, because the wall Is preassembled — rather than bulld-
Ing wall sections, standing them up, connceting them and add-
ing Insulation — homes are closed up within hours, he said.

And because the stress skin structural panels are connected
with overlapping “thermal splining,” alr infiltration Is cut
dramatically. The tighter home Is far more energy efficient.

HOUSEWRAPS, AN alr flltration barrier, serve a simllar
purpose to the moisture blocklng paper of the past, but today's
synthetic plastic wraps are far better, Gassman sald.

Housewraps literally wrap around a home to keep alr from
seeping through cracks and seams. Although housewraps have
no insulation vajue in themselves, they do help keep a home
encrgy eftlclent.

“Even under 10 mph wind condltions, the average insulated
wall wlll allow alr scepage through small cracks and seams
— and that reduces a home’s energy efficiency,” Gassman
said,

gpmes In a virtuaily unlimited supply of colors and textures
and can be carved to resemble columns, brick work and other
Lntures, Pimley sald.

3 THERE ARE several advantages to outsulatin, he sald.
=“First, it places the Insulatlon an the cxtertor where it does
e most good.”

A key ad ge Is that thermal
_:ﬁocl:. In the typlcal wall, cold alr Inflitrates the wall in the
winter, and warm air builds up In the wall In the summer.

*"In a wall fitted with the cxterior wall and insulation system,
heat is stored Iz the wall In the winter and outslde heat is
deflected in the summer. The cost of heating and cooling ks
much lower, he sald. - .

ps also block ult
older moisture bartiers, he sald.

lolet rays that degrade the

WHILE NOT a problem if a house s closed up and the
exterlor walls are eovered with brick or another type of sld-
Ing, some projects — especially do-1t-yourself cabins or sec-
ond houses — may have to stand up to the clements for
months.

Molsture barriers will break down and allow water and con-
densatlon to damage the wood beneath; ultra-violet ray-resls-
tant housewraps do not break down, Gassman sald.

Finally, housewraps allow moisture to cscape from within
walls to the outside without allowing cold or hot alr from
outside to enter, he said,

Common problems plague exteriors

A successful house exterior starts with an honest asscss-
ment.
Accordl

to deling Idens :
need of help suffer (rom one of these problems:

most houses in

® Not cnough detail: A bouse without | g archit

CLADDING A house with new malerials may be the best,

cholce If the old exterlor is unattractive, mismatched, or if an
all-new look Is wanted. Chotces Include:

® Wood siding: Beveled wood siding, especlally narrow

tural detalls is rarely memorable. Details can be added with
shultters, window boxes, trim, moldings or other new featurea.
Use paint to accent present detalling.

® Too rauch detall: Some hotses mix too many materials
and styles. Take such houses back to basles. Strip away odd-
ball elements. Palnt mismatched material the same cotlor, or
invest in unified cladding.

® Poor proportions: Use landscaping tricks or a new color
scheme to shape up a house with awkward lines. Consider
dormers, porches or a new entry to balance the exterior.

As architectural detalls are added and subtracted, go for a
look that's constatent with the basic lines, age and setting of
the house.

To help visualize the changea, try thls: Enlarge a photo of
the house's exterior, then put tracing paper over the top.
Trace the house, then sketch in features that are belng consld-
ered.

v

pl , 1s still the Jook of tradition. For a contemporary
look, use a top grade of cedar or redwood and staln It.

® Synthetic sidings: Vinyl or aluminum sidings mimic the
look of wood, sometimes very well.

Conslder leaving speclal window or door trims cx 50
character isn't sactificed. Or, have trim custom-clad with alu-
minum that's molded to fit on-site. To add detail, ask about
special trims for windows, doors and eaves.

@ Wood shakes and shingles: Shakes are rough-hewn for a
more rustic look. Shingles are cut smoother; trim slding with
fancy-cut shingles for a Victorian flavor,

@ Brick and stone vencers: Thess are premium products,
and they denote long-lasting quality. They can be applied only
on the front, or around the entire house.

® Stucco: This mixture of cement, sand and water makes
the look of many Scuthwestern, Tudor and contemporary
houses, New stucco syatems not only reflnish a house but insu-
late it, too. .

I wauld also be concerned about the dralnage of
the condominlum as a physical matter In connec-
tlon with the golf course waters, aithough I
presume that your site englneer has looked Into this
matter thoroughly.

Dralnage 1s one of the largest causes of construc-

Farmington Hills!

You are invited to submil topics that you
would like to see discussed in this column by
writing Robert M. Meisner at 30200 Telegraph
Road, Suite 467, Birmingham 48010.

This column provides general information
and should not be construed as legal opinion.
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LUXURY CONDOMINIUMS

2-3 Badrooms - 3 Full Baths

From...$139,900
FURNISHED MODELS OPEN:
| Mon.-Fri. 1-6+ Sat. & Sun. 12.5
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' DRAMATIC RANCHES with Loft Avallable!” ptadlied

LEADING
DESIGNER
BRINGS HIS
EXPERTISE TO
OAKBROOKE

Sintdy s

"The beauty
of the area
wus a great
inspirvation.”

Crars Stonl,
Peelmutier/r

1y il A hanness
st thise homies s

OAKBROOKE Homes available

“Special
Financing
Avallabie®

BEAUTIFUL
LAKESIDE
LOCATION

The sumpto
Simpson 14k

from $287,900
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