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INTRODUCTION

DLM Architects is pleased to present this resetudysfor Sandpiper Cay Condominium Owners
Association. Sandpiper Cay is a 280 unit association locateagitty Hawk, North Carolina. DLM
Architects has been requested by the Associationalyler, Ansley Miller with Village Realty ang
Management Services, Inc. and authorized by thedBofeDirectors to prepare this Reserve Study. T
study aids the Association in determining the ahfuraling required for the capital reserve fundhisT

study is limited to the reservable items of comrmoamership. These reservable items are definedebﬂlt
by

Declarations and agreed upon in the proposal by rbhitects dated January 26, 2009, and signe
Steve Kinnier, President. The common area elencenvsred by this study are identified on page thifee
this report.

he

The conditions presented in this study are as ateuas possible at the time this study wgas

prepared. The conditions are assumed to be faidyrate for one year. It must be noted that th

conditions will change and conditions discoverethm future may be considerably different from #hofp

reported herein. Furthermore, rates of inflatind mterest will change in the future which wilfesdt the
future financial projections of this study. Itasr recommendation that the information contaimethis
study must be reviewed, and updated accordinglye @nyear.

REQUIREMENT FOR THE RESERVE FUND

A Reserve Fund and Reserve Study are advantagaabs fong term security of the homeowne
and for accounting purposes. The Reserve Stualgdsan essential tool in determining the items
values to be included in the Reserve Fund for ciampd with requirements of federal tax laws a
restrictions.

FurthermoreCHAPTER 47C - NORTH CAROLINA CONDOMINIUM ACT §47C-3-102. Powers
of unit owners' association.

(a) Subject to the provisions of the declaratibe, association, even if unincorporated, may:
(1) Adopt and amend bylaws and rules agdlations;

(2) Adopt and amend budgets for revenugsemitures, and reserves and collect assessment
common expenses from unit owners.

Finally, many mortgage lenders are requiring a Res8tudy to determine whether the Association|
adequately funded before a resale to their borrower
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Without a Reserve Study, one alternative for acdatimg funds is to have the Association guegs
at what people are willing to pay without objecsaand charge them that amount. This method would
please the unit owners, because monthly fees msgrbewhat lower. However, the community may (r)]rn
the risk of deterioration, if the appropriate fuagle not available to cover necessary repairsgacement
to the common elements when the need arises.

The other alternative for accumulating funds ibdwe the Association levy a special assessmént.
The unit owners will be required to pay the costnetessary repairs or replacement of deteriorjed
common elements as they occur. While this migisierthe exact amount of money for the repair [pr
replacement, it would inequitably assess futuré@mners for costs associated with current deptieaia
of the common elements. Practically, a speciadsssaent would depress resale values ahead of|| the
assessment. This could be a financial burden o smit owners, since it would have to be paid ave
short period of time.

The proper method to obtain funds for a ReplaceReserve Fund is to estimate the costs|to
replace or repair materials and annually set dgibts in advance to cover these costs. That stigtae
purpose of this Reserve Study. If the recommeadatdf the Reserve Study are followed, then tfpis
method determines everyone's contribution intoRéserve Fund, which means that adequate funds’rwill
be available when repair or replacement of itemecessary. This method also ensures that thasangh
using the facilities are responsible for the dejtem of those facilities while they are being dise

DETERMINATION OF RESERVABLE ITEMS

DLM Architects conducted a visual survey of theldings, grounds and related components,
examined documents and spoke with Ansley Millere &8timated conditions, quantities, and ages of ffhe
various common elements included in this studyriods consultants and contractors were contacted to
confirm our conclusions as to the age and conddiathese items.

The common elements are as defined by the Dedasatind, therefore, must have the approprigte
funds reserved to cover the expense of replacimgmairing them in the future. The limited numbér
common elements included in this study are listedhe following page:
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SITE COMMON BUILDING AREA DWELLING UNITS

Asphalt Pavement Clubhouse Siding Asphalt Shingles

Asphalt Sealer Clubhouse Flooring Flat Roofs

Concrete Curb & Gutter Clubhouse Furniture Gutter & Downspouts
Concrete Drives Clubhouse Kitchen Appliances Chimney Caps & Enclosures
Concrete Sidewalks Clubhouse Office Equipment Brick Masonry
Community Signage Clubhouse Toilets & Showers Wood Siding

Retaining Walls Swimming Pool Liner Wood Trim

Dumpster Pads Swimming Pool Equipment Patio Fences

Irrigation Swimming Pool Fence Private Exterior Stairs
Pump Stations Swimming Pool Deck Balconies

Boardwalk Pool Furniture Patios & Decks

Tennis Courts Patio/deck Building Mounted Lighting
Tennis Court Fence Clubhouse Hot Water System Sealants & Caulking

Clubhouse Central HVAC

ANNUAL FUNDING REQUIREMENT

It would seem that the annual funding requireddfparticular reservable item could be established

by determining the cost to replace the componedtdividing it by the remaining useful life of thg
component. This over simplifies the formula, ss important to know that many factors can affbéet
accuracy of the annual funding requirement.

To estimate the cost of various components, wenbkgidetermining the quantities of ead

component. This can be accomplished by actudl frdasurements and by quantity take-offs from ﬁld

measurements and architectural construction dranaiained by DLM Architects. Conditions an
guantities shown on the drawings are assumed txtgrate. After the quantities are determinedisca
can be estimated through the extensive databaisBltiv Architects has available to them. These so
are then verified with local contractors and withilar projects that were recently completed. They
also modified based on the project size, locasohedule and the difficulty of work. However,hiosild
be noted that these costs are estimated and acitalquotations will vary.

Costs of replacement can also vary greatly dukittulation in the cost of materials, availabilify ¢
replacement materials, status of the labor mastatyus of the economy as a whole and cost of aciotra
overhead, and insurance costs at the time thecespkent work is done. All costs estimated in thisd$
are based on our recommendation that the Assatiedintract directly with a contractor who specesiz
in the appropriate trade of the work to be doneother words, we have not included any costsHer
overhead and profit of a general contractor to aemland coordinate the work of different tradesibse
it is our assumption that each item of replacememnk will be accomplished non-simultaneously wither
items of replacement work.
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According to information provided by Ansley Millezpnstruction began in 1989. We have us
an average diwenty (20) years for the present age of all building mateualess otherwise noted.

The anticipated life of a building component is mdifficult to estimate. To estimate what iffs
performance should be, we have to rely on histbeperiences with similar products used in theesal
way. Additional factors that affect the performaraf a component include the proper detailing ef t
materials, the quality of the workmanship with whiicwas installed, its current condition and kpesure
to the surrounding environment. The other bigdathat determines the remaining life of a compongn
is the quality and frequency of maintenance it ikese Better and more frequent maintenance caatlgre
extend the remaining life of a component. Regpéinting, cleaning of gutters, seal coating aspdmadt
caulking are important for extending the comporentmaining life as well as keeping the commun
looking good. In some sections of this study,dteent condition of the component is describedgis
terms based upon the USACERL Condition Rating 3ystAn explanation of that system follows:

USACERL CONDITION DESCRIPTION (per sample unit)
Condition  Category Amount of Distress Functionality Typeof M&R
Rating
86 — 100 | Excellent| Minimal deterioration Not Impaired| reentive or minor
maintenance or minor repajr
71-85 | Very Good Minor deterioration Slightly Preventive or minor
Impaired maintenance or minor repajr
56 - 70 Good Moderate deterioration Somewhat |Moderate maintenance or
Impaired minor repair
41 - 55 Fair Significant deterioration Seriously Significant maintenance or
impaired minor repair
26 — 40 Poor Severe deterioration over a smglCritically Major repair with short term
portion of the sample unit Impaired return on investment
11-25 | Very Poorl Severe deterioration over a Barely exists Major restoration with no
moderate portion of the sample return on investment
unit
0-10 Failed | Severe deterioration over a largglost Total replacement
portion of the sample unit

The quantity, anticipated life and existing coruditof the common elementsZandpiper Cay are

indicated on the following pages.

DLM ARCHITECTS EXPRESSLY RESERVES ITS RIGHTS UNDER COMMON LAW COPYRIGHT, THIS DOCUMENT(S) SHALL NOT BE
REPRODUCED, CHANGED OR COPIED IN ANY FORM OR ANY MANNER, WHATSOEVER, NOR SHALL THEY BE ASSIGNED TO
ANY THIRD PARTY WITHOUT THE EXPRESSED WRITTEN CONSENT OF DLM ARCHITECTS®© 2009.

(4)

N
H

ity




RESERVABLE ITEM: ASPHALT PAVEMENT

TOTAL QUANTITY: 25,365 S.Y. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 10 YRS.

EXISTING CONDITIONS:

The asphalt surfaces include all of the paved sasfan Swordfish Way, Captain Cuttle Court, Angler

Way, Barnacle Lane, Coral Reef Court, SeahorsetCheptune Way, Sailfish Way, Sand Dollar Circ
and the adjacent parking spaces. Sand Dune Drdv€ay Trail are county roads and are maintained
Dare County. The existing drives have an aspladed surface course of SM-2A bituminous asphalt

a)
-

by
2"

in depth with 2" of BM-2A underlayment and 4" ofropacted aggregate base, per the construction

drawings. The surfaces have not been seal coated.

The overall condition shows about 15% of the agat@g the asphalt showing, indicating wear to t
surface. The overall condition is variably goo®-@) with minor alligatoring, a few patches arj
depressions noted throughout the surfaces. Thalbeendition is better then would normally be egped
from an asphalt surface of this age; thereforehswe given it an extended remaining life.

There are no aprons in front of the dumpsters. pvement in the worst condition is where the refl

trucks have caused damage to the asphalt surféidlesn repaving the parking lots, consideration &hotl

be given to adding a concrete apron in front ohehonpster to better distribute the loads frontitheks.

All cracks, when they occur, should be bevel cut @placed with an asphalt-based patching to pteafn

water infiltration and damage from the winter fre¢haw cycles. Water draining through the cracils
liguefy the soil under the base, further weaketirggsupport for the pavement. All minor repaitghsas

0

S

cracks, should be included in the preventive maantee program and funded from the regular operatjng

budget as routine repair.

There are two reasons to repave. The first isthestural failure of the asphalt pavement, whiah be
seen as "alligatoring" (breaking of the surfacerseunto salad plate size pieces). The seconginga
which is the erosion of the thickness of the s@fagurse, resulting in a thinner pavement crosSesec

This condition creates a very rough surface andissally accompanied by significant aggregdte

accumulations in the gutters.

The National Asphalt Pavement Association recommaghd asphalt surface should be overlaid in the

future with a minimum 1%2" layer of asphalt oncergugventy-five (25) years. NAPA also recommen
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that the Association consider the following issué®n writing a contract and selecting a contrafdor
the repaving:

1. Decide who will raise any water valves or sewts to meet the new asphalt around them.
2. Assign specific responsibilities and make notes.
3. Surface drainage is very important. Make sure yontractor plans and builds adequate surfgce

slopes to produce good drainage. So-called “paiitior standing water, on or near the drive,
is undesirable.

4. Once you have taken bids and selected the cootngmu want, you're ready for the contract.

5. A construction contract should detail such iteaasthe responsibility for measuring pavement
thicknesses, milling the surface for pavement doged smoothness, payment schedule gnd
guarantee of the finished product.

6. Alligatored areas of the existing pavement domake a good foundation for an overlay. Tr:’ta
contract must be clear that these areas must bewughe base recompacted and new pavenjent
placed of a thickness to match the surroundingsarea

7. "Milling" removes 1" to 1%2" of the existing suctaso the height of the new pavement aligns wjjth

the adjacent curb and gutter. In the future, whbacomes time to repave, "milling" the surfage
is absolutely essential to prevent a reductionuitp dieight which increases the risk of vehiclgs
“lumping the curb.” We included "milling" in our #ate in the Reserve Schedules at the end of
the Reserve Study.

8. When it comes time to repave in the future, wergjly recommend a tack coat over the g|d
pavement before the new asphalt is laid. The¢aek greatly improves the bond between the ¢ld
and new pavement, reducing the probability thaewatll get between the layers, freeze and cregte
potholes in the new pavement.

9. It's important to make sure your contractor réecmuate liability insurance. Ask for written progf
of it.
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RESERVABLE ITEM: ASPHALT SEAL COATING

TOTAL QUANTITY: 25,365 S.Y. % OF REPLACEMENT: 100%

PRESENT AGE: 5 YRS. REMAINING LIFE: 0 YRS.

EXISTING CONDITIONS:

The asphalt surfaces do not appear to have bekocsdad. The overall appearance indicates theat
drives should be seal-coated now and at least diver(5) years thereafter. It is rated as fa{@dL0),
indicating it needs to be addressed this year.

Failure to seal coat can result in deterioratiorth& surface and a shortened life expectancy. rBelp

applying the seal-coating, the cracks and othexaieheed to be repaired and leveled to provisé@rm
surface. This is based on the standards from Neltlsphalt Paving Association. They state, “Ahhig
grade asphalt emulsion sealer (sometimes calledchinibus emulsified sealer) should be applied etveoy
to five years, depending on climate and wear pagtePavement that is sealed regularly looks batidr
lasts longer. Emulsion sealers consist of aspbatent treated to mix with water. Once applied ywhter
evaporates, the material hardens, and the sudacaterproof.”

Seal coating is very important in maintaining staually sound pavements for the following reasons:

1. Gas and oil can penetrate into the asphalt axakbt down prematurely. This is because aspl
is also a petroleum based product. The gas alissiblves the asphalt binder that holds aspli
together. Coaltar is impervious to gas and alliakeeps damaging fluids away from the aspha
allowing the rain to wash the pavement clean.

2. Structurally sound pavements can dry out preraténom the sun’s ultraviolet rays. It makes the

asphalt cement brittle and, as a result, the atsipied and then the larger aggregate can ravet.av

alt
alt
t,

a

The coal tar forms a tough bond that does not all@JV rays from the sun to penetrate into tfe

pavement.

3. Once the pavement has been weakened from the &lvowconditions, water can wash away tlje

aggregates that are the strength of any pavement.

4. Asphalt is not a completely waterproof substanéevater is left sitting on the pavement it cgn

penetrate into the sub-base causing premature panvdailure. The coal tar reduces these affe
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by making the pavement much more waterproof angethalack color raises the temperature pf
the pavement making water evaporate more quickly.

The color and condition of the asphalt indicate #@proximately 15% of the aggregate is now expoged
in the drives and parking spaces. This can resuleterioration of the surface and a shortened fif
expectancy if not regularly slurry seal-coated.tifesasphalt aggregate is exposed, it is erodduelyaffic
over the surface.

Before applying the seal-coating, the cracks ahérodefects need to be repaired and leveled tageo
a uniform surface. Particular attention needsea@ien to the sections of the parking spaceshéed
problems similar to those noted in the sectiongphalt pavement.
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RESERVABLE ITEM: CONCRETE CURB AND GUTTER

TOTAL QUANTITY: 5,326 L.F. % OF REPLACEMENT: 10%

PRESENT AGE: 20 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

The curb and guttering in the community consisb,@26 linear feet of curb and gutter located on fhe

perimeter of the drives. All of the surfaces ass®oth machine finish.

There are a number of cracks, as well as areasggahtigy traffic running over the curb at the intetgms.
It is important, in order for these structuresaaah their anticipated life, that the needed re@ae made
now and on a regular basis in the future. Thealhveondition is rated as variably good (65-70).

Under normal conditions, the curb and gutter shiasitthe life of the community. There is someskitag
of the curb and the gutter, but there are no avéasjor deterioration. Some of the cracking ishat
various intersections which appears to be causaumct from vehicles. There are linear crackshen
curbs and gutters, but nothing indicating immediafgacement at this time.

There will be more cracking due to settlement ampkict from traffic in the future. Areas of additad

concern will be at the joints with the concretesérsurfaces and the asphalt pavement, which may sfo

some vegetative growth in the future.

The existing cracks and damaged areas should laereeémow before the winter freeze-thaw cyclg

compound the damage. Broken sections will nedx teemoved and recast. Smaller cracks shouldtbg
on a reverse angle and filled with an appropriatecoete mixture. In the future, the existing e>giam
joints in the curb and the gutter will need to h#we existing caulking removed, the area cleaned!am
joints caulked with a polysulfide caulking compound

Severely broken or cracked sections should begeglavhen damage occurs. The “2001 Housing Fa
Figures and Trends" published by the National Assionn of Home Builders (NAHB) lists the life
expectancy of concrete as 50 years. It is estohthtE over a thirty-year period, ten percent (10¥%ihe
curb and gutter will need replacement in this maniinor repairs, such as cracks, should be iresiud
the preventive maintenance program and funded fhemegular operating budget as routine repair.
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RESERVABLE ITEM: CONCRETE PAVEMENT

TOTAL QUANTITY: 2,000 S.F. % OF REPLACEMENT: 20%

PRESENT AGE: 20 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

The only concrete pavement is located at the clusfo The concrete pavement consists of three brgom
finished slabs, each approximately 35 feet by 2@ feith an asphalt impregnated wood fiber stripveen
the individual slabs. The surface was found taltmmut four inches (4") thick and did not show aoldw
areas. The overall condition is rated as varigblyd (56-65).

There is one significant crack through the middléhe concrete pavement. The more severely cracked
sections need to be demolished and replaced.aftithe the concrete should be poured in smaltgicses
to reduce the amount of shrinkage and thereby eethectendency to crack. There will be more cragk
in the future due to settlement and impact frorfiittaThe areas of particular concern are at tiet$,

which all show some deterioration of the caulkifithis area is being used as for outside storage.

7

American Concrete Institute standards state, thaéunormal conditions, the drive should last ifieeolf

the facility. Severely broken or cracked sectisimsuld be replaced when damage occurs. It is @sdn
that over a thirty-year period, twenty percent (2G%6the drive will need replacement in this manngr
Minor repairs, such as cracks, should be includele preventive maintenance program and fundex fip
the regular operating budget as routine repair.
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RESERVABLE ITEM: CONCRETE SIDEWALKS

TOTAL QUANTITY: 6,355 S.Y. % OF REPLACEMENT: 10%

PRESENT AGE: 20 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

The site contains three feet (3') and four fegtwitle broom finished surface concrete sidewalkgkwvh
connect the drives and parking areas to the dwalimts.

The existing concrete walks are in variably goo@-{®) condition. There are some minor cracks t>ujlt
I

appear to be from impact or subsidence. There deev areas of displacement, cracking and spal
throughout the community.

The “2001 Housing Facts, Figures and Trends,” phbll by the National Association of Home Buildef

(NAHB), lists the life expectancy of concrete ag/éars. The American Concrete Institute statesweral
publications that concrete should exceed the Xfeeetancy of the structures.

These minor cracks can be filled with a polysulttdelking sealant. In the future, all of the sidés with
significant spalling or displacement need to beirepl as soon as possible to prevent future daanade)
to reduce any tripping hazard. The displaced atedsonstitute a tripping hazard need to be éslrelith
the edge of the curb. This can be accomplishedibing the existing slabs or by removing and rarmy
the concrete.

In the future, severely broken or cracked sectahasild be replaced when damage occurs. It is &stdn
that over a thirty-year period, normally ten petod®%) of the sidewalks will need replacementhis t
manner. Minor repairs, such as cracks, shoulshd¢laded in the preventive maintenance program 4
funded from the regular operating budget as rouipair.
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RESERVABLE ITEM: COMMUNITY SIGNAGE

TOTAL QUANTITY: 11 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 10 YRS.

EXISTING CONDITIONS:

Community signage consists of one large (5' x @hmounity identification sign located on Sand Durje
Drive. It is mounted on three (3) 4" x 4" polesessed in the ground. The community identificasigm
is of sand blasted wooden construction with a gauish. The sign is in good condition (56-70)t beeds
to be re-painted. The posts are not capped otetdeaThere is some indication of damage from layn
equipment.

The ten (10) ‘stop’ and street signs are constduofed” x 4" treated wood posts with metal signage,
approximately six feet (6') high and are unpaint€lde signs are generally in good condition, shgwime
damage from moisture and maintenance equipmem sighs need to be maintained with a power washjng
and wood preservative stain treatment for the parstispaint for the signs, now and on a regulasbas:‘l
the future. Broken and warped boards should Hage@. Given the current condition, the Reservelyt
anticipates the total replacement in ten (10) ydaesto deterioration, warpage, decay and damabe.
overall condition is rated as variably good (56-7Due to the very low cost of replacing these geno
reserve is required.
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RESERVABLE ITEM: RETAINING WALLS

TOTAL QUANTITY: 650 L.F. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 5 YRS.

EXISTING CONDITIONS:

There is a pile and frame wood retaining wall ledaat the landscaped areas on the north side offthe
community at the entrance, along the north sidd@tlubhouse, along the bluff on Seahorse Coutt ﬂn
at several points on Angler Way. The wall struesuare generally in variably poor condition (26-é@h
indications of settlement and decay in the woodcstires.

Retaining walls are subject to settlement from aadl hydrostatic pressures and the walls should|| be
monitored. The retaining walls are showing sondy esigns of deflection due to soil pressure aral th
cracking of one of the top most planks, but shaeltain in service for its useful life. There aie 1
indications of repairs to correct this deflection.

It is recommended that some systematic monitorirtgerate of deflection of the wall be undertaken
better estimate the life of the structure. This ba accomplished by annual or biannual measureofert
the amount of rotation of the top of the wall. Repment will require construction of a new walhe
value in the Capital Repair/Replacement Schedwenass that the newly constructed walls will requife
removal of the existing walls.

Any new retaining wall should have the wooden poafgped on top to prevent any damage from water
intrusion into the exposed end grain of the wo¥de recommended capping them with a prefabric:h‘ed
copper or aluminum post cap to extend the lifehefpposts past the expected remaining life. Regedte
wettings by rainfall leach the treatment chemidaisn the wood and the wood very rapidly loses [fs

resistance to decay. When the last of the tredtofemicals leaches out, wood destroying organigms
quickly begin their attack.

—t

Care should be taken to avoid damaging the podts stiing trimmers and other yard maintenange
equipment. The damage from the string trimmeesjgecially a problem as it can cut into the woadi

weaken the post itself as well as providing an epefor rot and insects. We recommend a herbicigial
control be sparingly applied by the lawn maintemaciews instead of the string trimmers for grask an
weed control at the posts to extend the remairfeagUse of the herbicidal control, chemical wasghtihe
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wood and staining or treating the wood with a pnesteve on a regular basis should allow the retgini
walls to acquire some additional life expectancy.

As the walls are likely treated with chromated caparsenate (CCA), the following should be noted |py
the association. There is no scientific conseabuosit the level of risk posed by the preservativemated
copper arsenate which may have leached into thengkdrom the treated wood used to construct {he
retaining walls. Until further research has beamducted defining the risk, then no money will beaside
in the reserve fund for the remediation of contat@d soil or replacement of the retaining wall tuthe
presence of CCA. For the foreseeable future, gsméiation should monitor developments in this ateg|
http://www.epa.gov/oppad001/rereqistration/cca/."
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RESERVABLE ITEM: DUMPSTER PADS

TOTAL QUANTITY: 400 S.F. % OF REPLACEMENT: 20%

PRESENT AGE: 20 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

The dumpster pads are poured concrete with twél2e located at various locations throughout tHve

community and two (2) that are no longer in usated on Angler Way. The dumpster pads include
area beneath the dumpster. There are no congnetesain front of the dumpsters.

he

All of the dumpster pads are in good (56-70) repaot show no major problems. There is some mifjor

settlement, cracking and spalling. The lack odjpron in front of the dumpsters allows the refuseks
to cause damage to the asphalt surfaces. Whevingphe parking lot, consideration should be git@n

adding a concrete apron in front of each dumpstémder normal conditions, concrete dumpster pads

should last the life of the facility. Over timeetle has been some cracking due to settlement goating
from placement of the dumpsters.

Damage may occur from the placing of the dumpdiack on the pad after being emptied. This impgct

damage should be repaired as soon as possibleer dadmal conditions, the pads should last theolife
the facility. Severely broken or cracked sectisinguld be replaced when damage occurs.

It is estimated that over a thirty-year period, mtyepercent (20%) of the dumpster pads will ne
replacement in this manner. Minor repairs, sudnasks, should be included in the preventive reagnhce
program and funded from the regular operating budge&outine repair.
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RESERVABLE ITEM: IRRIGATION SYSTEM

TOTAL QUANTITY: 35 EA. % OF REPLACEMENT: 0%

PRESENT AGE: 20 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

The common irrigation system runs throughout th@rmanity around the units and along the commpn
areas and consists of 3/4" PVC piping with brasedis. The irrigation system is divided into tisfive
(35) systems, each having their own controllersemhrate pump and well. There are approximatély JO
sprinkler heads. The irrigation systems are indgcandition (56-70).

The major causes of damage to this type of systenbiken heads damaged by yard maintenajpce
equipment and freeze damage. The life of the sys@ndefinite, since these items will be repaifrean
the operating budget, they should not require erves A preventive maintenance program of regular
inspection and periodic flushing of the system sthde funded from the regular operating budget.

There appeared to be no leaks and the system veasamgd drained at the time of inspection.
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RESERVABLE ITEM: PUMP STATIONS

TOTAL QUANTITY: 35 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 2 YRS. AVG. REMAINING LIFE: 10 YRS. AVG.

EXISTING CONDITIONS:

There are thirty-five (35) wells and pumps locaitethe community to provide water for the irrigatio
system. One is located at each building and dsnsfsa small shed housing the well head and e#ler
or 1 horsepower pump motor. The majority of thenpg’ manufacturers are ProJet. There are
reported problems. The overall condition is raaedariably good (56-70). All of the motors appeear
be less than three (3) years old. The motors dhwaue a remaining average life of ten (10) yedus, to
their limited use and sheltered location. As undikely that all of the motors will be replacedthe same
time and the relatively low cost of replacing eaabtor, no reserve is required.

Ground well pumps, as their name implies, are abede ground to draw water from the wells. A sm
electric motor (called a driver) is installed toanbellow, and an electric cable is attachechtorotor.
Piping is then fitted from the pump into the irtiga system. When the pump is activated, the mspns
an impeller which injects water under pressure theowell causing a venturi which draws water upafu
the well. The depth of the wells is unknown.
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RESERVABLE ITEM: BOARDWALK

TOTAL QUANTITY: 1,200 S.F. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 3 YRS.

EXISTING CONDITIONS:

The boardwalks are approximately 1,200 feet intley 5 feet in width. The boardwalks are locaded
various locations throughout the community, with thain sections located between the clubhouse

hnd

Seahorse Ct., Neptune Way and the adjacent neighbdy and between Angler Way and Swordfish Wiay

and are constructed of 4" x 4" treated woodengpBt x 4" joists and 2" x 6" decking boards. Do¢he
changes in the law, it is unlikely that these baaails could be rebuilt in this same manner. Magmairs
may require compliance with the various disabditys.

It appears that the nails anchoring the deck baaelsot galvanized. Many nails are protrudingvalibe
deck surface and should be removed and replacheithier galvanized or stainless steel screwss Vit
decrease the chances of both foot injuries angingp It appears that the boardwalk has not bieamed
or preservatively treated in the recent past. BRigoewettings by rainfall leach the treatment claisi

from the wood and the wood very rapidly loses atsistance to decay. When the last of the treatnent

chemicals leaches out, wood destroying organisnacklgiuoegin their attack.

The boardwalk is in poor condition (26-40) showmngjor damage from moisture. The new boardwal[s

should be maintained with a chemical washing anddyareservative stain treatment on a regular bas
the future. Broken and warped boards should Haceg@ as they occur. The reserve study anticipages
total replacement in three (3) years due to detsian, warpage, decay and damage, unless repair
maintenance are done when needed.

As the boardwalk is likely treated with chromat@ger arsenate (CCA), the following should be not

by the association. There is no scientific congergbout the level of risk posed by the presergafjv

chromated copper arsenate which may have leaclhhedhe ground from the treated wood used
construct this boardwalk. Until further researel been conducted defining the risk, no moneyoeiet
aside in the reserve fund for the remediation otaminated soil or replacement of the boardwalktdue
the presence of CCA. For the foreseeable futbeeAtsociation should monitor developments indhes
at: http://www.epa.gov/oppad001/rereqistration/cca/
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The association should consider alternative mdgesiaen replacing the boardwalks. One consideratjo
should be a Trex like material that can betteistebe exposed conditions.
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RESERVABLE ITEM: TENNIS COURT SURFACE

TOTAL QUANTITY: 7,200 S.F. % OF REPLACEMENT: 100%

PRESENT AGE: 3 YRS. REMAINING LIFE: 7 YRS.

EXISTING CONDITIONS:

The existing tennis court is located off of Sanch®Wrive. It is 120" by 60'. It has an asphatduh
surface course approximately 1%z inches in deptihav’ gravel base. The surface was repaintedpredt

in 2006. This periodic maintenance to the asgiade helps to extend the life expectancy signifigan
The overall condition is rated as variably good-{®9.

There are no areas that require major repairssirtie, however, there are numerous cracks isuhace
of the court which need to be addressed. The ateag the edge of the court are showing some ésppa
breaking up. The court shows no signs of pockirth@surface. Also, the court is showing no failof
the surface around the base of the net poles. §amnahis area is usually a result of over tigimngrof
the nets.

Some consideration should be given to placing angdaround the tennis court surface to prevent
vegetative intrusion. There is only one area@rtbrtheast corner where there is an indicatiggoatling
on the court.

The asphalt surface should be overlaid with a minii%2" layer of asphalt once every twenty (20) yea][
The tennis court should reach its remaining lifé ifeceives a regular application of the resurigci
materials and the minor cracks are repaired imalyifashion.
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RESERVABLE ITEM: TENNIS COURT FENCE

TOTAL QUANTITY: 360 L.F. % OF REPLACEMENT: 10%

PRESENT AGE: 20 YRS. REMAINING LIFE: 20 YRS.

EXISTING CONDITIONS:

The existing tennis court fence consists of threedred sixty (360) linear feet, ten foot (10') high
enclosing the tennis court proper. The fencegi@en vinyl coated steel chain-link. The postayte and
the gates are not coated, but are galvanized.

The fence fabric is in good repair (56-70) with amimdications of sagging or stretching, especatllthe
bottom. All of the vinyl surfaces of the chainkifencing appear to be in good condition with ngameuts
or nicks. Routine maintenance needs to be perfbtmeaintain the tension on the fence and to reyogi
minor nicks or cuts in the vinyl coating. ThisMailp to retard the effect of moisture on the rhebations
of the fence.

The posts and rails are in good repair with a feeeptions. In two areas, the fence is leaningfgigntly
and needs to have the posts straightened and résetgalvanized posts are showing only some mifjor
corrosion damage. Consideration should be givdretting these areas with a rust converter and [the
painting all of the rails and posts with a rustibiting paint as needed. Consideration shouldibengo
adding bottom rails on the fence to prevent thetshing that was observed.

Minor repairs should be included in the preventvaintenance program and funded from the regujar
operating budget as routine repair.
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RESERVABLE ITEM: CLUBHOUSE FLOORING

TOTAL QUANTITY: 2,050 S.F. % OF REPLACEMENT: 10%

PRESENT AGE: SEE BELOW REMAINING LIFE: SEE BELOW

EXISTING CONDITIONS:

Quantity | Item Present Age | Remaining Life
250 Tile 20 Yrs. Indefinite
400 Concrete 20 Yrs. Indefinite
1400 Carpet 5Yrs. 5Yrs.
2050 TOTAL

The concrete floor is 400 S.F. and was recentldesith a non-slip epoxy coating. The floor iggmod
condition (56-70), well maintained and should haveng useful life. Under normal conditions, ashwi
any concrete, the floor should last the life of thality. Over time, there may be some cracking do
impact. These impact damages should be repaizbasas possible. Severely broken or crackeabssct
should be replaced when damage occurs.

The primary floor finishes consist of a gray patest cut level loop commercial carpet in the offiaad
the main room. The carpet receives little wearesthe Clubhouse is not used regularly for funstiorhe
floor is in very good condition (71-85), well maamed and should have a long useful life. While t
Association checklist indicated that this carpet haver been replaced, the overall condition indgé
is no more than five (5) years old.

—

Carpet installed in the clubhouse will need to tmgprly maintained and cleaned on a regular basiean

out the normal dirt accumulation. Additional spt@aning may need to be done to remove stainsea/h
dirt where required. Replacement of the carpdiaised on its condition and not design or other
considerations. The Association may choose t@cept earlier to update the interior design.

The surface in the kitchen is ceramic tile. Cecaited should have an indefinite life expectancg eequire
only periodic repairs to the grout and replacenoéminy cracked tiles. All repairs should be preddor
in the maintenance budget. This will result in tleeremaining aesthetically attractive for itdiemnlife

span.
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RESERVABLE ITEM: CLUBHOUSE FURNITURE

TOTAL QUANTITY: 59 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 10 YRS.

EXISTING CONDITIONS:

Quantity ltem Present Age Remaining Life
3 | Office Chairs 20 Yrs. 5 Yrs.
2 | Desks 20 Yrs. 10 Yrs.
2 | Cabinets 20 Yrs. 10 Yrs.

24 | Folding Chairs 20 Yrs. 10 Yrs.
2 | Folding Tables 20 Yrs. 10 Yrs.
1 | Sofa 20 Yrs. 5 Yrs.

21 | PVC Chairs 10 Yrs. S Yrs.
3 | PVC Tables 10 Yrs. 5Yrs.
1 [ PVC Sofa 10 Yrs. S Yrs.

59 [ TOTAL

The furniture in the clubhouse consists of the gdisted above and the age is based on the list tihe
Association. The furniture is in good conditio®{%0).

The tables and chairs are relatively inexpensieitais unlikely that they will all be replaced thie same
time. The upholstered chairs and sofa are ofideeal quality. These items should serve throtigir

projected life. When replacing them, consideratsthould be given to replacing them with newg

commercial grade furniture.

Commercial grade equipment is more comfortablevaitidast longer than basic grade furniture. Th
reserve item is predicated on the furniture beapdaced when it is worn out and not for aesthetisons.
We have used an average for the remaining lifeegime individual values of the furniture are toca#no
establish a separate line for each item.

The cost of replacement for this type of equipnsatuld be estimated for top of the line.
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RESERVABLE ITEM: CLUBHOUSE KITCHEN APPLIANCES

TOTAL QUANTITY: 4 EA. % OF REPLACEMENT: 100%

PRESENT AGE: SEE BELOW REMAINING LIFE: SEE BELOW

EXISTING CONDITIONS:

Quantity | Item Present Age Remaining Life
1 Whirlpool Range 20 Yrs. 10 Yrs.
1 GE Refrigerator/freezer 1Yr. 19 Yrs.
2 Microwaves 20 Yrs. S5 Yrs.
16 L.F. | Base and Wall Cabinets 20 Yrs. 10 Yrs.
16 S.F. | Counter-top 20 Yrs. 10 Yrs.
4 TOTAL

The appliances are installed in the kitchen aréthefmain lobby. All of the appliances are middfehe
line and, barring an accident, all should haveranabuseful life. The appliances are in good coonli(56-
70).

It is unlikely that all of the appliances will netalbe replaced at the same time. It is moreylikeht the
appliances will be replaced on an “as needed” bd3is that reason, a small reserve is requirethiese
items.

In addition, in the kitchen area there are lamined®d cabinets with 16 square feet of laminate terur
tops and base cabinets. All appear to be in gb6€b0Q) repair and are well maintained. It is jkidat,
barring an accident, all should have a normal ligtsu

We have assigned a fairly long remaining life tat@ms because of the relatively light usage tleegive.
Should the Association aggressively encourage sbeofithe clubhouse by residents or if they open
clubhouse to outside organizations, then the rangglife of the appliances will need adjusting actiogly.
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RESERVABLE ITEM: CLUBHOUSE OFFICE EQUIPMENT

TOTAL QUANTITY: 5 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 5 YRS.

EXISTING CONDITIONS:

Quantity | Item Present Age Remaining Life
1 HP OfficeJet 4315 Printer S Yrs. 5 Yrs.
1 Ricoh FT3813 Copier S Yrs. S5 Yrs.
1 Sprint Fax 10 Yrs. S Yrs.
1 Dell Computer 10 Yrs. S Yrs.
1 Dell LCD Monitor 5 Yrs. S Yrs.
5 TOTAL

The office equipment consists of electronic anctteieal appliances only. It appears they have bden
acquired at different times. The general conditgogood (56-70). The commercial grade of equipm(ﬂ
is very good, but due to the changing requiremientsew software, it is unlikely that the systemlsvave
a longer life expectancy than 5 years. The abgu@peient is included in the reserve schedule.

n

We have used an average for both the present ag@@nemaining life since the individual valued g
equipment are too small to establish a separaddineach item.
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RESERVABLE ITEM: CLUBHOUSE TOILETS & SHOWERS

TOTAL QUANTITY: 6 EA. % OF REPLACEMENT: 10%

PRESENT AGE: 20 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

Quantity | Item Present Age Remaining Life
3 Commodes 20 Yrs. Indefinite
1 Urinal 20 Yrs. Indefinite
2 Sinks 20 Yrs. Indefinite
6 TOTAL

There are two (2) bathrooms located off the pockd®nd they are part of the Clubhouse. Both ard] i
variably good (56-70) condition. The inventory sisits of two (2) sinks, three (3) commodes and(tbhe
urinal. The porcelain fixtures do not require ser@e as it is unlikely that they will need to leplaced.

We have assigned a fairly long remaining life totains because of the relatively light usage tleegive.
Should the Association aggressively encourage sbeofithe clubhouse by residents or if they open
clubhouse to outside organizations, then the rangglife of the appliances will need adjusting aciiogly.

The existing shower is located on the exteriotefluilding and consists only of the plumbing piped
shower head. No reserve is required for this item.
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RESERVABLE ITEM: POOL LINER

TOTAL QUANTITY: 3,400 S.F. % OF REPLACEMENT: 100%

PRESENT AGE: 10 YRS. REMAINING LIFE: 5 YRS.

EXISTING CONDITIONS:

The existing pool has a surface area of approxignai200 square feet. This translates to 3,400 &.F
total surface area for the liner, including theesidnd bottom of the pool. It is a white marldetiement
liner and appears to be about 10 years old.

This white Portland cement liner deteriorates t¢wvege due to the effects of chemical leeching anepe
cleaning. Itis necessary to replace this itenuaibwery 10 to 15 years. The current cost of aecgdmer
will run about $30,000. The overall condition mogl (56-70) with no flaking of the surface and ming
staining, based on the inspection. It was possidi® a complete inspection of the bottom of inerldue
to the condition of the water. The pool was opegaat the time of the inspection.

When it is necessary to replace the liner, a filasgyliner should be considered in addition taditional
resurfacing of the pool. The fiberglass alterretidll cost about $30,000 to $40,000, with the adage
of a 25-year warranty.

The coping and the water line tiles are in goo@irapith no observed breaking. While the caulkgglso
in good condition over time it will fail. When dtoes, it will require removing the existing cautkiand
backing and replacing it with all new material.

The life of the liner has been extended by treativeg pool water throughout the year to prevent
formation of algae. The elimination of algae fotima reduces the need to acid wash the pool pmiojr
opening. It is estimated that acid washing redticedfe expectancy by one (1) year for everytiresnt.
We have included the funds for relining the poochasserve item.

Eventually the skimmers, coping and waterline tildlsneed replacement, about 20 to 25 years dfier
pool was constructed. We have included moneyamekerve for that work. The base constructicdhef
gunite pool does not require a reserve as thexieectancy is indefinite.
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RESERVABLE ITEM: POOL EQUIPMENT

TOTAL QUANTITY: 6 EA. % OF REPLACEMENT: 100%

PRESENT AGE: SEE BELOW REMAINING LIFE: SEE BELOW

EXISTING CONDITIONS:

Quantity | Item Present Age | RemainingLife
2 Triton Il Commercial TR-140C 20 Yrs. 10 Yrs.
1 Sta-Right 1 HP 3Yrs. 2Yrs.
2 A.O. Smith 2 HP 3 Yrs. 2 Yrs.
1 Hayward 1.5 2 HP 2 Yrs. 3 Yrs.
6 TOTAL

The Filter: The poolfilters, Triton Il CommerciBlR-100C high rate sand filters, were built in 198%ere
IS no compaction or crystallization of the filtemnsl according to the pool contractor and was aosfi
on inspection. The tank is of fiberglass constoucand shows no deterioration. The tank should
maintained on a regular basis as part of the reutiaintenance program. It should be regulariynelda
by back washing and the sand filtration medium gledrevery few years, based on the recommendat
of the pool contractor. Life expectancy is 30 gefaom installation.

be

pDNS

According to the Association maintenance superwiggr maintains the pool, there have been no prablgm

with the filter and the pump motors are replace@oatating basis.

The Pool Pump: The 1.5 horsepower, Hayward Sup@pflectric motor was last replaced two (2) yedrs

ago according to the maintenance supervisor.

One ofthe 2 horsepower, A.O. Smith electric moteas last replaced three (3) years ago accorditigeto
maintenance supervisor.

The other 2 horsepower, A.O. Smith electric motaswast removed (3) years ago according to ghe

maintenance supervisor and is currently held gmees

The 1 horsepower, Sta-Right Smith electric motos Vest removed (3) years ago according to the

maintenance supervisor and is currently held gmees
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Pump motors will generally last 2 to 5 years. \&®mmend that the motor be inspected every ygearas
of the process of closing the pool at the end efsason to prevent the closing of the pool dugpgir
periods.

All of the piping observed was PVC. Due to theeleaf chlorine, it is recommended that the pipes |pe
regularly inspected for leaks or deterioration tevent a major leak. There was no major indicatibn
chlorine oxidation on any of the metal componeritss recommended that these pipes and fittings|be
cleaned periodically with fresh water to reduce tberosion. All of the pool equipment is in goo
condition (56-70).
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RESERVABLE ITEM: POOL FENCE

TOTAL QUANTITY: 350 L.F. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 10 YRS.

EXISTING CONDITIONS:

The fence construction consists of a masonry bag@% masonry columns, 2" x 4" stringers, 1" x @' x

slats and a 1" x 6" top rail. The fence has nenl&ained and does not appear to have been cleangd

treated in the recent past. The fence is typicthat it is subject to damage from insects, wagpa
decay.

The fence's condition is variably fair (41-55). efé were indications of rot in some of the maircéen
sections and minor warping of the fence and theggrs. There is mold showing on all of the sewiof
the fence as well as a few damaged boards. Timafyestringers supporting the slats are adequdtedsu
still allow the fence to warp and twist.

The fence should be repaired and chemically washedoeriodic basis. Repeated wettings by raietadh
the treatment chemicals from the wood and the waograpidly loses its resistance to decay. When

last of the treatment chemicals leaches out, wastirdying organisms quickly begin their attack.eTle
ve

posts should be properly repaired where needethensood should be treated with a wood preserva
and a regular basis. If these steps are undertéhetife of the fence will be greatly increased.

Care should be taken to avoid damaging the postsbaards with string trimmers and other yafj
maintenance equipment. The damage from the dtimmers is especially a problem as it can cufitfigh
coat and allow moisture penetration which, duéhtodalt air conditions in this area, can lead toriaof
the fence over a number of years. The fence iepted from most impacts by its elevated locatidre
recommend a herbicidal control be sparingly apgiedhe lawn maintenance crews instead of thegst

trimmers for grass and weed control. It shouldnbéed that the current grounds contractor is :u
following these recommendations.

There are several areas where fungal growth shmeiltemoved. Given the current conditions, it |

estimated that the fencing will require replacemenén (10) years. Minor repairs should be ineldich
the preventive maintenance program and funded fh@megular operating budget as routine repair.
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RESERVABLE ITEM: POOL DECK

TOTAL QUANTITY: 3,900 S.F. % OF REPLACEMENT: 10%

PRESENT AGE: 20 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

The existing deck finishes consist of poured agagegoncrete “tiles” with polyvinyl chloride (PV@)bber
caulking along the edge of the pool coping andkiaglbetween the tiles. There were minor crag

observed in the deck. All of the areas arounddtiéer anchors have been cut out and are being/EEmJL

and replaced. In addition, the pool deck hasesktih the south side of the pool and a bevel has
poured to eliminate the tripping hazard. The dedaurrently in good repair (56-70).

Any cracks will need immediate attention. Failto@epair this type of problem could cause failoféhe
deck structure and possibly even the pool, if ergias allowed to undermine the poolitself. Tkistang

cracks should be repaired now before the wintezieethaw cycles compound the damage. These afeas

should be cut out and repoured with an appropdaterete mixture to prevent a tripping hazard.

Under normal conditions, the pool deck should tlastlife of the facility. The joints in the poodck are
filling with dirt and debris. The existing expamsijoints in the pool deck need to have the exjstaulking
removed, the area cleaned and the joints shoulddailked with a polysulfide caulking compound of
product such as Deck-o0-Drain that permits the wiatelrain directly off the deck.

In the future, severely broken or cracked sectihiaaild be replaced when damage occurs. It is &stdn
that under normal conditions over a thirty-yeariguérten percent (10%) of the pool deck would ne
replacement in this manner. Minor repairs, suatrasks, should be included in the preventive reagbce

program and funded from the regular operating budge&outine repair.
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RESERVABLE ITEM: POOL FURNITURE

TOTAL QUANTITY: 101 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 5 YRS. REMAINING LIFE: 5 YRS.

EXISTING CONDITIONS:

Quantity | Item Present Age Remaining Life
41 PVC Lounges 5Yrs. 5 Yrs.
42 PVC Chairs S5 Yrs. S5 Yrs.
10 PVC Tables 5 Yrs. 5Yrs.

8 Umbrellas 5 Yrs. 5 Yrs.
101 TOTAL

According to the Association manager, the dataiodipase is unknown, but based on appearance itwqul
appear the furniture is about five (5) years old.

They are all currently in good repair (56-70) shayvsome minor weathering effects. The proger
maintenance and repair of the furniture will reqyaeriodic cleaning which, based on the appearaiite
furniture, has been done. This equipment showld tige surface cleaned with an appropriate cleémen,
have a surface treatment applied to limit the daaiaggn the sun and oils from suntan lotion. Theect
cleaner and surface treatment is available at pwstfurniture suppliers.

The Capital Repair/Replacement Summary providethioeventual replacement of all items due toges {f
in an active outdoor environment and the repeatetkisg of items, which damages the finish.
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RESERVABLE ITEM: PATIO & DECK

TOTAL QUANTITY: 800 S.F. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: SEE BELOW

EXISTING CONDITIONS:

Quantity | Item Present Age Remaining Life
400 Concrete Patio 20 Yrs. Indefinite
400 Wood Deck 20 Yrs. 10 Yrs.
800 TOTAL

The concrete patio area adjacent to the pool dsripoured aggregate concrete “tiles” and ridgasic
edging between the tiles. There were minor crabisgerved in the patio. The deck is currently irnakdy
good repair (56-70). Any cracks will need immeelattention. Failure to repair this type of probtould
cause failure of the deck structure and possit#neie pool, if erosion was allowed to undermirgegbol
itself. These areas should be cut out and repowittdan appropriate concrete mixture to prevenf a
tripping hazard. Under normal conditions, thegagck should last the life of the facility.

The wood deck is approximately 400 square feet ddtk is not accessible by a ramp and it may becgm
necessary to meet current code requirements ihgixgerepairs become necessary. Due to the chafges
in the law, it is unlikely that this deck could kebuilt in this same manner. Major repairs mayueq
compliance with the various disability acts.

The wood deck is generally in poor variably comait(26-40) showing some broken and warped boaigds.
The deck needs to be maintained with a chemicdimgsnd wood preservative stain treatment now J[:]d
on a regular basis in the future. Broken and wéipeards should be replaced and the deck shoulg be
repaired and chemically washed on a periodic baRispeated wettings by rainfall leach the treatmgnt

chemicals from the wood and the wood very rapio$es its resistance to decay. When the last of|the
treatment chemicals leaches out, wood destroyiggrasms quickly begin their attack. When warped|pr

split pieces of wood are replaced, the existingefaeys should be discarded and replaced with either
galvanized or stainless steel fasteners. If tsesgs are undertaken, the life of the deck wilgleatly
increased. Given the current condition, the Res8tudy anticipates the total replacement in tehyé@ars
due to deterioration, warpage, decay and damagssislibstantial repairs and maintenance are dong.
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RESERVABLE ITEM: HOT WATER SYSTEM

TOTAL QUANTITY: 1 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 5 YRS.

EXISTING CONDITIONS:

The existing system is a Reliance Model 5 40 20N80water heater. The water heater is a 50-galjpon
capacity electric unit. It serves only the clubb®vestrooms and the kitchen. Because the systa&wes
only light usage, it will and has had an extendfedekpectancy. It appears to be in good rep#irg0).
The tank needs to be flushed at least once a gesgmove bottom sediment from the tank. This will
increase the life expectancy of the tank and imprtre operating efficiency.

DLM ARCHITECTS EXPRESSLY RESERVES ITS RIGHTS UNDER COMMON LAW COPYRIGHT, THIS DOCUMENT(S) SHALL NOT BE
REPRODUCED, CHANGED OR COPIED IN ANY FORM OR ANY MANNER, WHATSOEVER, NOR SHALL THEY BE ASSIGNED TO
ANY THIRD PARTY WITHOUT THE EXPRESSED WRITTEN CONSENT OF DLM ARCHITECTS®© 2009.

(34)




RESERVABLE ITEM: CLUBHOUSE HVAC

TOTAL QUANTITY: 1 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 5 YRS. REMAINING LIFE: 15 YRS.

EXISTING CONDITIONS:

The air conditioner is located on the north side¢hef clubhouse. It serves the common areas in
clubhouse building. The heat pump is a Trane ME&l1 that was installed in 2004. Itis a 5 tod,0®0
BTU, 16 SEER Central Air Conditioner using R410AffRrant.

The system does appear to receive regular mairgendrhis program includes having the filters cleghg
about every three (3) months.

In the future, the exterior unit will need to hat® housing cleaned, a rust preventative used wh
appropriate and repainted. By treating any cooroproblem when it is minor, the Association wallve

both time and money in the future. The Associatioas not have the unit covered by a service cantrrﬂi
ive

but it is serviced on an “as needed” basis. Aisergontract is recommended as the best preve
maintenance program for this type of equipment.

Given continued regular and preventive maintenatice, HVAC system should reach its full life
expectancy. We anticipate the system being repiaddéteen (15) years. As HVAC technology impesy

the

ere

all or some of the system should be consideredejplacement when the cost of the replacement caf) be

offset by the cost savings.
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RESERVABLE ITEM: ASPHALT SHINGLES

TOTAL QUANTITY: 61,045 S.F. % OF REPLACEMENT: 100%

PRESENT AGE: 8 YRS. REMAINING LIFE: 17 YRS.

EXISTING CONDITIONS:

The asphalt shingles are located on the clubhondele Wiliamsburg style buildings. They are gn
architectural grade 3-tab asphalt fiberglass shinBbased on information recalled by the Assoamtibey
were last replaced in 2001. The wind rating ferghingles could not be determined, but it shoelddied
that the building code in Dare County North Camlijives this area a basic wind speed of 110 miie
buildings will have to meet the higher wind speating when the roofs are replaced. There are|no
indications that shingles have been replaced duinhdamage. The overall condition of the rosfsated
as variably good (65-70).

L

The roofs were examined in normal wind conditioriBhe following conditions were noted on thg
inspection:

1. There is a small metal edge on the roofs. Tlditiad of this metal edging on the roofs i
insufficient to constitute a proper drip edge. wger drip edge would result in a longer IiFE
expectancy for those sections of the roof by hglpinreduce the lifting of shingles in wind storms
or breakage during winter weather. Without a prap@ edge, the shingles on the edge tendjto
break off at the roof line and allow water to peatt behind the metal fascia cladding, caus Lg
moisture problems inside the walls. It is recomdazhthat the drip edge be installed on all rodlfs
each time the roofs are re-shingled. The roofevweeamined in normal wind conditions.

2. The sealing around all of the roof penetratiqrsears to be of good quality. The rubber boot|jat
vent pipes is particularly susceptible to long tembrittlement from the ultraviolet (UV) rays o
the sun. These will need replacement before tinglsls fail. Given their low cost, the Associatio"-u
should pay for these from the operating budget

3. It was noted that the underlying roof structureghe buildings show no signs of sagging betwegen
the rafters.

4. There are no indications of dry-roof fungus gmyvon the asphalt shingle surfaces of the roz;‘l!s.
Due to the date of installation, it is possiblettthee shingles contain a fungicidal retardant. sTHi
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fungus attacks the asphalt base of the shingletonwemas the shingles age. The Association should
ensure that the replacement shingles are treatestit@we this problem.

According to the National Roofing Contractors Asatian, the tar used in the manufacture pf
asphalt is fossilized, dead organic matter — tleeifip food source needed to support dry-ropf
fungus. The fungus secretes enzymes into the lgphanhich it grows. The enzymes digegt
the material, which is then absorbed through thiswéthe fungus. Asphalt, at the ceramjc
granule base, is normally consumed first. Oncesdhgranules dislodge, acceleratgd
deterioration of the roof will occur. Ceramic guses represent the outer hard shell that
protects against hail and other falling debris.ra@ec granules protect against damaging v
radiation and insulate the roof against extreme. hea

The reports of the National Roofing Contractorsossstion indicate that modern roofs begin to age gh
become brittle under the triple action of heatlighhand rain around fifteen (15) to twenty (2@ays.
When that happens, the asphalt layer changes éxilré and color indicating that it is turning bat
Additional damage can then occur from mechanicadagge such as hail, wind and foot traffic. Whea tlji
process begins, the roof theoretically could lastler five (5) years before total failure of tbefoccurs,
if it were not for this susceptibility to mecharlidamage.

It can be assumed that these roofs will reach tit@inate life expectancy but that some of them megd
replacement sooner than others. The Reserve Syrhamscheduled for this variance in roof replagegm
by using the average of the remaining lives. Tdditeonal cost of ongoing maintenance, including th
replacement of damaged shingles, should be pamtfie operating budget. The capital repair/replesse
schedule provides for the future replacement of i/ shingles, but not any ongoing repairs pr
maintenance, which should be covered in the opgyatidget.

314
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RESERVABLE ITEM: FLAT ROOFS

TOTAL QUANTITY: 156,090 S.F. % OF REPLACEMENT: 100%

PRESENT AGE: SEE BELOW REMAINING LIFE: SEE BELOW

EXISTING CONDITIONS:

Quantity ltem Present Age Remaining Life
4200 Membrane Roof 1Yr. 18 Yrs.
114210 New Modified Bitumen 7 Yrs. 8 Yrs.
37680 Old Modified Bitumen 20 Yrs. 0 Yrs.
156090 TOTAL

There are three (3) different flat roofing systemplace:

. IB Membrane Roof System installed on building 3@008.
. New bituminous roofing on buildings 200, 400, 9@000, 1200, 1300, 1400, 1500, 1700, 1900,

2000, 2100, 2200, 2400, 2500, 2600, 2900, 31000,32400 and 4100.
. Original bituminous roofing on all remaining burds.

There are no roof drains on theses roofs and thede have no parapet. All draining rain watersromer
the edges of these roofs increasing the quantitgivevailable for leaks in these areas.

The installation of the new membrane roof on bodd800 called for the contractor to:

. Install a uniform layer of ¥4” Dens-Deck high deépsecovery-board underlayment, mechanically
fastened over the existing membrane roof.

. Install a fully-adhered IB Roof System 50 mil whiteinforced CPA roof assembly in accordanfe
with the manufacturer’s details and specificatifordocal wind design.

. Fabricate and install new 24 ga. coated metal #dgjeings.

. Install 6 IB 8” two-way vents to promote attic spaventilation.

. Flash existing roof penetrations as required &a@ a watertight condition.

This roof is in excellent condition (86-90). Itpgars to be properly installed. Only limited sigris
ponding water were observed on the building. $ipdy roof membranes are susceptible to avian damgg
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especially from seagulls and pigeons. While noatgmwas noted, every means must be taken to K
seagulls and other birds such as pigeons fromingpsh this roof. The Reserve Summary schedules
replacement of the membrane and insulation boaittigweighteen (18) years. It is very importanhtie

eep
th

that the remaining life for this roof membrane Via# achieved as long as the roof receives regiilar

monitoring and maintenance. This means checkmgmbrane seams, restricting mechanics to use
protection while working on the rooftop equipmentiguarding against the possibility for avian &ttag

The new non-membrane roofs are a modified bitumembnane, 2 ply with a granulated cap she

Modified bitumen or "modbit" membranes consistioaaphalt and polymer blend which allow the aspjrlt
r

to take on characteristics of the polymer. Thesdsrhave a cap sheet with a factory applied min
surface; a gravel surface laid in bitumen or aidiqapplied coating that is typically reflectivenature to
lower roof temperatures, thus lengthening theiraiaing lives and reducing the heat entering tRéicbr
dwelling units.

These roofs were installed, on average about §&ygears ago based on the information providetthéy
maintenance supervisor. There is no slope to agaimesulting in ponding water. Almost all of tlests
have been recaulked due to ongoing leaks. Theimggdife is set at eight (8) years due to theang
leak problems. There is a minor amount of searars¢ipn that should be repaired immediately. The
roofs are in fair condition (41-55).

The older non-membrane roofs are a bitumen mempgaplg, with no granulated cap sheet. There is

slope to drainage. Almost all of the vents havenb@caulked due to ongoing leaks. There are ob 1E
e

drains. The roof has no parapet. The membranes wstalled twenty (20) years ago based on
information provided by the Association. The remrg life is set at zero (0) years due to the omgdeak
problems and the age of the membranes. Thelarigeaamount of seam separation that should bé&eepa
immediately. These roofs are in failed conditiOALQ).
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RESERVABLE ITEM: GUTTERS & DOWNSPOUTS

TOTAL QUANTITY: 8,400 L.F. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 10 YRS.

EXISTING CONDITIONS:

Quantity ltem Present Age Remaining Life
1400 PVC 20 Yrs. 10 Yrs.
7000 Aluminum 20 Yrs. 10 Yrs.

8400 TOTAL

The five (5) Williamsburg style buildings have garg and downspouts constructed from PVC. They
located along the courtyard roof edges only. Thegenaluminum gutters and downspouts were instal
on the first floor eave of the mansard roofs alitveepatios. The gutters are a 2" x 4" configuratiath
a thickness of .040 inches. All existing guttard downspouts appear to be in good repair. Theraa
indications of blockages.

The Association needs to aggressively clear anggigtat might occur to prevent damage to the aufgi

fascia, whenever there is an indication of blockageeakage from the gutters and downspouts casecgu

serious damage to the siding and the underlyingd@natructure. Regular inspections, particulaulyra

heavy rain conditions, will display any such praofideand any gutter blockages can be noted. Thalbvgr

condition of the gutters and downspouts is ratedaaiably good (56-70).

It was noted that there is erosion around the diggs of a number of the downspouts on the busding

This is partially due to the fact that some of spdash blocks slope toward the buildings or areimgs

At a minimum, blocks should be properly installedprovide positive drainage away from the buildinT
rr

The best solution is that, wherever the downspdistharge on grade, they should be extended tg ¢
the water away from the foundation walls for a munm of six feet (6"). This will prevent moistureild-
up in the foundation walls and any resulting damage

Are
led

There are no other items of note on the guttedommspouts. Loose gutter straps and leaking joijnts

should be repaired and covered under the operatitmgunt. The reserve study anticipates that tttergu
and downspouts will be replaced at the same tintkeaoof shingles due to the high probability ttnet
re-roofing operations will damage the gutters.
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RESERVABLE ITEM: CHIMNEY CAPS

TOTAL QUANTITY: 200 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 7 YRS.

EXISTING CONDITIONS:

The facade of the chimneys are masonry and thigoaant is included in the masonry portion of th
report. The chimney arresters are galvanized mwathla parged mortar chimney cap. The over|
condition of the chimney caps is rated as varigblgr (26-40).

The metal spark arresters are located on and aesiagle flue. Based on the Declaration of Saretpijay
Condominium, Section 2.4 (c), these items aredichdcommon elements and therefore not includecein
reserve study.

The chimney tops are constructed of cement pasgiogng from the brick chimney faces up to the clfy

tile flue. Cracked parging was observed at albtmns and should be repaired to prevent furth
deterioration. The cement parging at chimney topsabject to thermal stresses that lead to thikiré.
Based on the condition of the chimney, we have@drat a seven (7) year remaining life for the parg
on the chimneys.

Caps should not be constructed as a mortar wasbh wesimply parging the surface with mortar. T}
cement mortar absorbs water, which freezes in theertime, causing it to crack. The cracks allooren
water to enter, accelerating the deterioratiomefdrick chimneys. The chimney cap should be maithe

cast in place concrete, precast concrete or hemwyegmetal. The chimney cap should be sloped allvay

from the flue. The cap should overhang the chimmalj/at least two inches and should have a drgee
cast into the overhang. If done this way rain wateuld be directed off of the top of the chimnegarip
off of the overhang.
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RESERVABLE ITEM: BRICK MASONRY

TOTAL QUANTITY: 57,700 S.F. % OF REPLACEMENT: 20%

PRESENT AGE: 20 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

The brick veneer on the buildings includes wallseanh elevation. The brick is either a red orcared
brick with a slight texture to the exposed surfatae mortar is a cream color with a square toged.
All of the veneers appear to be in good (56-70)3d@m. No structural failures were observed attime
of our inspection and no cracking of the brick. wAih any type of brick, the life expectancy shoeldeed
the life of the buildings. To prevent any deteaiton, the mortar on the buildings should be pecally
inspected and repaired as needed. Such repairsldigan ongoing maintenance responsibility andish
be funded from the maintenance budget along withiref minor defects in the brick work.

The brick veneer has weep holes but no verticatkccantrol joints. As a result, there may be ledit
cracking of the brick veneer, especially at theneos and at changes of the plane of the wall @rfuture.

While this limited cracking will not be seriousgdibes provide a path of moisture penetration inéovtall.

Cracks in the mortar should be pointed up to pretras intrusion of moisture.

Once water enters a brick masonry wall, it neegsth for it to drain out to the exterior. This
accomplished by means of small holes (weep hotaeabase of the brick wall and just above hom’abr]‘S
obstructions in the wall, such as windows, dooxslaw roofs. Omission of weep holes would have|a
deleterious effect on the moisture resistanceeéterior wall. Inthe case of these buildings,éxterior
walls are protected by both the weep holes andrgaee&oof overhangs on all sides of the buildinggtv
helps to keep the exterior walls dry, except iorsgrwind driven rains.

The walls have no vertical expansion control joinBsick slowly expands with increases in tempeamtu
and moisture. Since brick is relatively brittteoes not contract when the temperature or m@stointent
decreases. Accommodating the expanding bricleiptinpose of the expansion control joints. Thel8r
Institute of America recommends expansion contriot$ between every 17 feet to 25 feet and esﬂ;ecl‘al
at door and window openings. Since the exteridiswéthe buildings are relatively short, the ambaf
expansive movement is in the order of 1/8" or\@tile this isn't much, it could be enough to presshe
side of the window jambs and cause complaints stitking casement windows. We have seen windgws
wedged shut by the expanding brick on other condioms which have longer exterior walls witho(]:\/
vertical expansion control joints.
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We are unable to determine if there is a full moistarrier below the masonry. There are numestages
where moisture can and may be entering the maseadlpn the buildings. This moisture accumulates
the wall and can cause the accelerated deteriarativooden items in contact with the masonry, agh

window frames and wall studs. This is a seriousd@&@n which needs to be investigated in more itlefa

than can be done in this report. As a result, sxelincluded additional monies in the Reserve fon@
full moisture study to determine the cause of aak$ and the best cure. Given the age of theirgsld
and the lack of complaints, we haven't taken tbisgibility into account when estimating the renagriife
of this component.

Normally it is estimated that over a thirty-yearripd, ten percent (10%) of the masonry will nee
repointing or repairs; however, due to the recondaedrmoisture study, we have increased that to 2(
Minor repairs, such as cracks, should be includeda preventive maintenance program and fundex fi
the regular operating budget as routine repair.
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RESERVABLE ITEM: WOOD SIDING

TOTAL QUANTITY: 65,900 S.F. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: SEE BELOW

EXISTING CONDITIONS:

The wood siding includes rough sawn 6" exposurarcsiding, siding trim on chimney enclosures on t
residential buildings and on the pool building. -T1Lis used on all of the courtyard elevationsudirig
the clubhouse, with the exception of the five (Sli&vhsburg style buildings that use cedar sidifige T1-
11 siding is nailed to the wall sheathing in aicaitapplication. The overall condition of theisglis rated
as fair (41-55).

The following conditions were noted during the ison:

1.

Quantity ltem Present Age Remaining Life
5400 Cedar 20 Yrs. Indefinite
65900 T1-11 20 Yrs. 10 Yrs.

71300 TOTAL

The siding is showing major signs of bowing ceahecks, delamination and knot displaceme
On several of the buildings, there are indicatiohgrevious repairs.

The siding does appear to have been repainted alery 5 to 7 years. This condition is likelyedu

to the lack of paint on the interior face of thdirsy, splash back of water splattering off tT
ut

concrete patios and that annular threaded fasteseeesnot used to guard against fastener back

Almost all of the boards at the ground levelglrewing some damage from the lawn maintenarjce

equipment. The current and future areas of fasteaekout should be repaired using annu
threaded fasteners which will prevent the recumsraf this problem.

There is chalking of the painted/stained surfac&salking of the painted surface as well as armas

of blistering and peeling is a symptom of painsi@in failure caused by aging and weathering.
colors used were dark and will probably fade ocalsr at a faster rate than lighter colors. The
areas need to be addressed as soon as possible.
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5. It could not be determined if the buildings havenoisture barrier between the siding and the
underlayment or if any existing moisture barrieswantinuous. To make this determination would
require removing some of the siding which was beyine scope of this study.

The purpose of a moisture barrier is to preverdrdr water infiltration behind the siding. We regoend
that the Association have a moisture study dorgetermine the presence, condition and extent of gny
moisture barrier that may be present. Moistureramd behind any portion of the siding can migrate
other portions of the building resulting in wood.roThis would attract termites, which can resalt
additional damage.

It must be noted that the siding is only the prir@arrier to moisture intrusion in the exterior lsalThe
continuity of the moisture barrier is equally imtaont to keeping the exterior walls dry and freerfnat.

It is extremely difficult to check the continuitythie moisture barrier after installation of theiisg. If there
IS no moisture barrier or it is not continuous,rénill be an increase in the amount of air leakage an
increase in the likelihood of water infiltratioroand any penetrations. Siding is not water tigh&dmits
wind driven rain at the end laps and around petehs(windows, light fixtures, doors, balconielgotric

meters and hose bibs). Once behind the sidingw#ter drains until it finds a seam or failure bét
moisture barrier. It then becomes trapped betwleeriding and the wood underlayment. Usualljitbe
sign of wood deterioration occurs after a majordrgtorm resulting in a loss of siding which faitedstay
nailed to the wood siding because the wood haedott

Because of the wide range of quality in the maltaxiailable, siding, of any type, cannot be consdea
lifetime material. Being made from wood, it is setible to long term damage from decay. Regujar
cleaning and painting should extend the life exgacy of the siding. Proper preventive maintenavite
include washing the siding and re-caulking on aula@gbasis as well as repainting. All of the b need
to be chemically washed periodically to preventdrahd/or mildew. A regular maintenance progrgm
should prevent any large scale replacement ofgsidin

Cedar siding can be considered a lifetime matiéitas installed over vertical wood furring stgpo allow
the backside to breathe and maintained on a reggh#dule by protecting it from weathering with@oat
sealer/stain type paint finish. However, in thase the failure to install the siding over furrstgps has
resulted in the backside being in contact withrtimsture barrier that require replacement in tharn
future. Most cedar siding available on the matkefay comes from fast growth timber grown on trEe
farms. Therefore, it doesn't last as long, regasibf the level of maintenance it receives. Wemgnend
the Association consider alternate siding matesath as vinyl siding or Hardi-plank siding. Eitloeé
these alternatives, if properly installed, will picte a better alternative then replacing the cuseling with
new wood. A proper schedule of replacement witldodo a single building at a time rather than piaty
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the existing siding. The current condition of theldings should allow the Association to performe t
replacement over a period of time.
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RESERVABLE ITEM: WOOD SHINGLES

TOTAL QUANTITY: 103,200 S.F. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 5 YRS.

EXISTING CONDITIONS:

The mansard roofs of the thirty-three (33) buildihgve six (6) inch exposure, white cedar shindieg
The shingles are 6" x 18" x ¥2". The anticipaté=df treated shingles is twenty five (25) yedi#awever,
it is impossible to determine from a visual surwéhether or not the shingles are preservativeltécka
Based on the amount of warpage and curling oftimgles, it is assumed that the shingles were atdce
It was also noted during our visual survey thatnany areas, predominantly on the north sides of
buildings, there is some fungal growth on the cestiangles. It is anticipated in this study thaialthe
wood shingles will need to be replaced in the figgt(5) years.

The shingle siding appears to be in very poor dvesadition (11-25) with major areas showing sigrs
accelerated weathering due to failure of the ptotesealer-stain coating, as well as constanhegg off
of the flat roofs. Rain water diverters over th&fldor balconies also concentrate water at the ehtte

diverters, hastening the failure of the shinglesiope.

There are numerous cases of nail back out, cudpilg,shingles and missing shingles. The nads bave
backed out do not appear to be galvanized and doave threads to guard against pull out. Theg#dsn
are showing extensive signs of cracks and rot.

If wood shingles are to be continued, the shingfterild be periodically restained with a wood prtaet

and checked for any loose or damaged shinglesheAiime this is done, any loose shingles shoulktbe
nailed with a spiral shank siding nail. Replacenhtérany damaged sections can be done at the same
All exterior sealants should also be replacedna¢ f recoating.

However, we recommend that the Association consisiag an alternative material that would requessl|
maintenance and provide a longer life expectancy.
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RESERVABLE ITEM: WOOD TRIM

TOTAL QUANTITY: 17,500 L.F. % OF REPLACEMENT: 10%

PRESENT AGE: 20 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

Wood trim consists of boards along the roof edge@xjows, doors and the corner boards. The fascia
soffits consist of 1" x 6" and 1" x 3" boards at tloof edges. The wood is solid wood and appedns t
in good (60-70) condition. All of the trim appeaosbe painted around the soffits and are in gepair,
with some minor indications of chalking and flaking

There are a few cases of nail backout. The ralstiave backed out do not appear to be galvaaizéd
do not have threads to guard against pull ouis ot known if these nails are original to theldiogs or
were installed as part of a maintenance item whermtildings were painted. The trim is showinganin
signs of cracks. All of the trim shows a failurietioe sealants that can lead to failure of the nadte

If wood is used to replace the trim, then it netedbe back primed before installation and treated a
waterproofing stain or paint. At the time thisiene, any loose trim should be re-nailed with easphank
siding nail. Replacement of any damaged sectiande done at the same time. If the trim is ingabc
repaired and painted/stained every 3 to 7 yeaesriim should last the life of the facility.

Regular cleaning and repainting should extendifhvexpectancy of the trim indefinitely once theseps
are taken. Major areas of repair and replacemdgrabably be the window and door sills which sl
be replaced with treated lumber when required.
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RESERVABLE ITEM: PATIO FENCES

TOTAL QUANTITY: 4,900 L.F. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 10 YRS.

EXISTING CONDITIONS:

There is a wood fence located at each of the 186throughout the community. The constructig
consists of 4" x 4" posts, 2" x 4" cross membeis Hhx 4" x 6' pickets. There are new boards. T
fencing is typical in that it is subject to damdgem root growth, impact, insects, warpage andgtri
trimmers. All of the wood appears to be presevedtieated and it is not painted. In additionuenber
of the fences appear to have been cleaned anddredh a stain type preservative. As this hasbheen
done on a community wide basis, the question aaisés whether or not these are a common eleniéet.
overall condition is variably fair (41-55).

There is some rot in sections of the fences asaseall few missing or damaged boards. The fenees
leaning in a few areas because of the probalildy the posts are not buried to a sufficient depttiey
have rotted away. The framing supporting the statsinimal which allows the fence to warp and twis
There are also numerous areas of damage at thenbofftthe fences that appear to be from the la
maintenance equipment.

Repeated wettings by rainfall leach the treatmbatrgcals from the wood and the wood very rapidigto
its resistance to decay. When the last of thertreat chemicals leaches out, wood destroying osgami
quickly begin their attack. The fences shoulddpaired when needed and stained on a regular whsgi,
is usually every three to five years. Howevethd repairs are not commenced in the near futhes it
is likely that the fences will require a full rep&ament within ten (10) years.

The posts should be properly repaired. All of fdrece posts need to be capped on top to prevent
additional water damage. We recommend capping Witma prefabricated copper or aluminum post ¢
to extend the life of the posts past the expeaathining life. If these steps are undertakenlifthef the
fences will be greatly increased. It is very intpot to pull back mulch in the flower beds to avoashtact
with the wood surface of the fence.

Care should be taken to avoid damaging the pogtseedence posts and boards with string trimmeds gn

other yard maintenance equipment. The damagethierstring trimmers is especially a problem asuit g

n
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cut into the wood and weaken the wood itself ag ageproviding an opening for rot and insects. We
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recommend a herbicidal control be sparingly apghgthe lawn maintenance crews instead of thegstrn
trimmers for grass and weed control at the fenstsoand boards to extend the remaining life oféhee
posts and boards. It should be noted that theesurgrounds contractor is not following thege
recommendations.

As the fences are likely treated with chromatedoen@rsenate (CCA), the following should be notgd [p
the association. The product has been bannedebf£BA for use in exterior locations. There is fjo
scientific consensus about the level of risk pdseithe preservative chromated copper arsenate wiagh
have leached into the ground from the treated wmed to construct these fences. Until furtheranete
has been conducted defining the risk, then theseoean no money set aside in the reserve funchéorf(jt
remediation of contaminated soil or replacementhef fences due to the presence of CCA. For fhe
foreseeable future, the Association should monitdevelopments in this area Jl

http://lwww.epa.gov/pesticides/factsheets/chemiceds/transition.htm.
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RESERVABLE ITEM: PRIVATE EXTERIOR STAIRS

TOTAL QUANTITY: 48 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 10 YRS. AVG. REMAINING LIFE: 15 YRS. AVG.

EXISTING CONDITIONS:

The existing stairs are installed on the exterigdielve (12) buildings and run from a concreteldera
second floor landing located in the corner of daalding. The stairs are constructed of pressigatéd
wood. Joists and stringers are three inch (3tkthaterial and the posts are 4" x 4" and 6" x 8tair

treads are 3" x 12". Most of the connections aaderby nailing, with only the connection to theriea
being lag bolted. The railing consists of two irf2h) by two inch (2") balusters located four insi{g")

on center with 2" x 6" handralils.

The overall condition of the stairs is rated asaldy good (56-70). It appears that repairs haenbmade
on a regular basis, with 6 sets replaced in 200&raling to the Association.

All future repair and replacement of the framingwmbers should continue to make use of screws oedbolf
re

connections to prevent the displacement of fasten&€here may be some deterioration of wood wh
water sits on treads or water has been absorbedhatwood and grain. All wood members should
cleaned and treated with a wood preservative piegthglto obtain the anticipated life expectancytiod
material. This is considered a maintenance itednisanot included in this study.

De

At the point where each anchor is set into the wiecking, regular inspection and replacement of ,_]
sealants should be done to prevent these pointsdezoming a source of moisture intrusion. Reg
pressure washing and staining are necessary tonmaxhe life expectancy of pressure treated wood

As the posts and framing lumber are likely treatti chromated copper arsenate (CCA), the following

should be noted by the association. There is mmti#fec consensus about the level of risk posedhey

re
ar

preservative chromated copper arsenate which mag/leached into the ground from the treated wopd

used to construct these stairs. Until furtherasdehas been conducted defining the risk, there thas
been no money set aside in the reserve fund faethediation of contaminated soil or replacemenhef
stairs due to the presence of CCA. For the foeddeefuture, the Association should monitg
developments in this area at http://www.epa.govaoi®1/reregistration/ccal.
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RESERVABLE ITEM: BALCONIES

TOTAL QUANTITY: 192 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 20 YRS. REMAINING LIFE: 10 YRS.

EXISTING CONDITIONS:

Only thirty (30) of the buildings (192 units) haweod balconies of about 30 S.F. each. The balsamie
constructed of pressure treated lumber. The gailiwre wood rails with 2" x 2" pickets spaced
approximately 4" on center and 2" x 6" top railsappears that the decks were constructed of yres
treated lumber. The stairs are exposed to thehseat all locations and are in variably fair cdioah (41-
55). All of the balconies are supported off theosel floor framing.

The normal life expectancy of pressure treated &msbructures, if left exposed, is approximatelgiy

(20) years. Repeated wettings by rainfall leaetttbatment chemicals from the wood and the wooyl Vie

rapidly loses its resistance to decay. When gi®lthe treatment chemicals leaches out, wootl@esg

At

organisms quickly begin their attack. We have ed&zl the life of these balconies due to the ongojng

maintenance that has been performed. Continuedaregleaning and sealing of the wood are neces
to maximize the life expectancy of the pressurate@ wood stairs, steps, decks and balconies.
remaining life projected for this item is the avggaf all its components.

All future repair and replacement of the framingwmbers should continue to make use of screws oedbol[
re

connections to prevent the displacement of fassen&here may be some deterioration of wood wh
water sits on treads or water has been absorbedhatwood and grain. All wood members should
cleaned and treated with a wood preservative piegtlto obtain the anticipated life expectancytiod
material. This is considered a maintenance itednianot included in this study.

ry
he

De

As the aluminum sliding glass doors leading to ¢heslicony decks age, their corners open up, cgeaftin

leaks. They are installed without the benefitibpan flashing to collect leaking water and dnagnit to
the outside. The Z-flashing isn’t installed wilbarances to allow trapped water to drain. Th&aghing
has been found to be discontinuous in the corrfeusthermore, the railings are attached directly the

side walls of the balcony providing another operiergmoisture intrusion. On other communities with

similarly constructed balconies, severe moistuteugion into the first floor exterior walls has ated

significant damage as a result of these short agnitysually the first sign of this problem at #nesher

communities, has been the presence of persist&t@gwnstains on the brick veneer wall below the eosn
of the balconies. We noted this condition on sgMealconies at Sandpiper Cay.
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At these other communities, there has been signifidebate as to the cause and origin of thesg, Isiake
the ownership of these components determines rsigiityn If it is found that the failure of thdiding
glass doors is the cause, then the resulting daimagsessed to the appurtenant homeowner, ami it
a cost for the Association. However, if the latk sill pan flashing beneath the sliding glassrdesound
to be the cause, then it becomes the Associatgporssibility since flashings are specifically idketl as
the Association’s responsibility in Section 2.4¢&Yhe Declarations.

Therefore we recommend having a comprehensive aneistudy performed of the exterior walls benegth
these balconies to determine the presence of meistuhese exterior walls, its extent and its egs)s
Once the results of this study are known, thensaidijants to future replacement cost projectionsaoed
in this reserve study may be needed. We havedeadlan estimate of the funds needed for this stutdhe
next year.

Regular inspection and replacement of the seadfuotsld be done to prevent these points from beapnjin
a source of moisture intrusion. This activity skiobe funded from the operating account.
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RESERVABLE ITEM: PATIOS & DECKS

TOTAL QUANTITY: 18,500 S.F. % OF REPLACEMENT: 10%

PRESENT AGE: 20 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

There are concrete patios located on the ground dibeach of the units. All of the concrete patamls
are in good repair (56-70) and show no major prable There is some minor settlement and cracki
Each deck is 10' x 10'.

The “2001 Housing Facts, Figures and Trends,” pbbtl by the National Association of Home Buildef

(NAHB), lists the life expectancy of concrete ag/B@rs. The American Concrete Institute statesveral
publications that concrete should exceed the Xfeeetancy of the structures.

Any minor cracks that occur can be filled with dysalfide caulking sealant. In the future, altoé patios
with significant spalling or displacement need &orépaired as soon as possible to prevent futumagia
and to reduce any tripping hazard. Any areasshatwv displacement should be repaired by raising
existing slabs or by removing and re-pouring theccete.

In the future, severely broken or cracked sectstwsild be replaced when damage occurs. It is &stdn

that over a thirty-year period, normally ten percé€l0%) of the patios will need replacement in this

manner. Minor repairs, such as cracks, shouleshddaded in the preventive maintenance program 4
funded from the regular operating budget as routpair.
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RESERVABLE ITEM:

BUILDING MOUNTED LIGHTING

TOTAL QUANTITY:

186 EA.

% OF REPLACEMENT: 100%

PRESENT AGE:

20 YRS.

REMAINING LIFE: 5 YRS.

EXISTING CONDITIONS:

There are approximately 186 wall mounted light$ie Tights are mounted on all of the buildings. &ll
the fixtures appear to be original. The fixtures@&5" x 12" x 8". All of the fixtures are in faepair (41-
55) with indications of corrosion of the fixtureacadiscoloration of the lenses. They are photb del

activated. None of the lights were on during a@ggli indicating that the photo cells do not needéeo

adjusted or replaced.

Eventually the lights will need to be replaced tlueorrosion, clouding of the lenses and the deratnt
of more efficient lighting standards. Routine clkeg and replacement of bulbs and ballasts shoaild|b

handled as part of a preventive maintenance pragiidma Capital Repair/Replacement Summary inclug

total replacement in five (5) years due to agirtyfies and newer more efficient luminaries beirglalkle

in the future.
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RESERVABLE ITEM: SEALANTS & CAULKING

TOTAL QUANTITY: 35,000 L.F. % OF REPLACEMENT: 100%

PRESENT AGE: 2 YRS. REMAINING LIFE: 5 YRS.

EXISTING CONDITIONS:

The sealant joints around the buildings are inaldyigood condition (56-70) and, according to the

Association have been replaced as each buildinpdes painted. This translates to about every(fye
to seven (7) years.

The majority of the sealant joints on the extedaos located around the window and door frames.
sealants are on the exterior of the building jgrdissimilar materials to keep them weather tighhe
sealants are showing a few cracks but no failutkarjoints.

It appears that an elastomeric sealant was useglace the original caulk. It is important tr@awlquality
latex caulk not be used in any replacement. Tlodlpm with this grade of latex caulk is that it ichyp
degrades under ultraviolet radiation and loses&sficity. As the exterior cladding expands artcacts,
the sealant fails. Failed sealant joints do natviple any protection against wind driven moistu
penetration. When replacing the existing sealastjould be removed and replaced with a high gua
elastomeric sealant based on a regular inspectagrgm of the community.

he

Resealing of all the joints (when required) shaoddaccomplished by raking out the existing sealdht,

removing any bond inhibitors, preparing the joimd anstalling new high quality all temperature &taseric

sealant. The Reserve Summary schedules for repdateof the sealant joints on the exterior of the

building with each inspection or about every fieetén years.
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All other components indicated as common elemeais A life span coincident with the life span
of the structures, and should not need replacemerdgpair unless subjected to catastrophic comuitic
(fire, lightning, hail, hurricanes, earthquakegs, gtwhich should be covered under an adequateepiop|
insurance policy. It should be noted that any [gmob that may arise and are not addressed by|ithe
Association maintenance program and repaired imelyt manner, may cause further deterioration.

PREVIOUSLY ACCUMULATED FUNDS

According to information furnished by the Commumitginager, Ansley Miller, there are current
no accumulated funds in the Replacement Reserveuitc Therefore, we used $0.00 a the startingevju
in the Capital Repair and Replacement Reserve Suyrasd TOTAL PRIOR ACCUMULATION."

CONCLUSION
The Association is facing several large projeatsqofing, repaving, exposed wood replacemefpt)
in the near future. Because some needed mainteihaocbeen deferred, the Association is facingethms
projects sooner than would otherwise be anticipai&sia result, the recommended annual contributjon
to the reserve fund is $209,000.00. Even theraneerojecting the need for a special assessmeit gf
million in about 10 years to fully fund these updaoegnprojects. Furthermore, in order to have sigffic
funds on hand for future projects, we recommenceesing the annual contribution by 4% per year fpr
each year thereafter. It is highly unusual foaasociation of this age to have no current balantteeir
Replacement Reserve Account. This is indicativeesére underfunding in previous year’s budgetshvh
makes a special assessment necessary to providaldigeiate funds for replacement of the comnjpn
elements in the future. These projections arstilated in the graph at the end of this reserveystit
must be noted that unplanned expenses for itensdeuthe scope of a reserve study (landscgpe
replacement, painting, insurance deductibles, ptgpggrades, etc.) can be major expenses andwtithjo
an adequate operating reserve established for ife®s® a special assessment may be required ¢b fun
these kinds of expenses, too.

INFLATION
Other factors must be considered when allocatimgl$uor projects of this nature. One of the
biggest factors and possibly the most difficulptedict is inflation and the interest rate on inedscapital
reserve funds. We have allowed fd3% annual inflation rate in our calculations. Given the econom(t
patterns over the past decade, we feel this issetwative figure and will ensure that the returthe fund
keeps pace with inflation on an annual basis. Seleate that construction cost inflation ratesdiffom
the Consumer Price Index (CPIl) and can be obtdmed the F. W. Dodge division of McGraw-Hill.
Because the fund is receiving interest on the atibbalance on the reserve fund and not on theeertist
of the project, it is further necessary to updhgereplacement cost and therefore the annual batitins
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based on inflation of construction cost once a.y&his assures the Association over the life efdtoject
that the necessary funds are available as theplartitems conclude their useful life. See theetdelow
for a comparison of a hypothetical $100,000 prajest inflated over five years to a non-adjustesginee
contribution and an inflation adjusted contributtorthe reserve fund.

COMPARATIVE EXAMPLE FOR A HYPOTHETICAL RESERVE FUND

COLUMN 1 COLUMN 2 COLUMN 3
YEAR RESERVE REQUIRED BALANCE OF RESERVE BALANCE OF RESERVE

FOR A $100,000 BASED ON THE ANNUAL BASED ON AN

PROJECT AT 7% CONTRIBUTION ASA INFLATION ADJUSTED

ANNUAL INFLATION CONSTANT AMOUNT* ANNUAL

OF CONSTRUCTION PLUSA 7% ANNUAL CONTRIBUTION** PLUS

COST RETURN A 7% ANNUAL RETURN
1 $100,000 $21,400 $21,400
2 $107,000 $44,298 $45,796
3 $114,490 $68,799 $73,503
4 $122.,504 $95,015 $104,864
5 $131,080 $123,066 $140,255

* The Annual Contribution as a Constant Amourges the first year's construction cost divided [py

the 5 year life of this hypothetical item plus a #tuurn on each years' contributions. This apmo}jt:
does not consider the inflation of the constructotmsts. As a result, in the fifth year, t

accumulated funds are approximately $8,000 shatttedmount required in column 1.

*x Inflation adjusted annual contributionses the result of the current year's inflatiojusted

construction cost divided by the 5 year life of tieen. This allows the reserve fund to keep pdce

with inflation.

Column 3 shows that inflating the current yeartsu@hcontribution by the previous year's inflatigh
rate provides the financial resources availablketp pace with the inflation rate of the constaucti

cost shown in column 1.

EXCLUSIONS

Because the IRS does not allow routine mainteniggmos to be included in a Replacement Resefve
Fund, we have not included them in this report.wileer, it should be noted that these items suchj| as

painting, termite treatment and repair, power waglwood preservative treatment, reserve studysiees

landscape replacement have the possibility of beiagr expenses and the Association should plan|for

them accordingly in their operating budget. Thimes from IRS rulings and audit filings which sttt
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these are “maintenance” items and not “contrib@imncapital.” Note that these are IRS definitjaml
these are only issues ifthe association is filiederal Tax Form 1120 (Corporation Tax Return)aathan
form 1120-H (Homeowners Association Tax Form). Blfiere, by IRS definitions the assessments collecfed
for these types of future expenses aren't dedadtdnin taxable income under the “contributionsdpital”
definition. Even if the association chooses t® fibrm 1120, there are ways that your accountant [ta
adjust for these tax differences. It is not uncamno have differences between generally accepied
accounting principles and tax laws. With regaadadn-capital reserves, your accountant shouldaIgF](

that the cash set aside be segregated from otbeuats.

The Reserve Study is predicated on replacing ¢achin kind. As a result, there are not enoufh
monies anticipated to ‘upgrade’ the common elerterat better grade or product. While a better grLe
or different product may last significantly longban the existing product, the Reserve Study caplaat

for that upgrade since it would be the decisiotheBoard to make that change at the time of repiaat.

Should the Association choose to upgrade, theprbyer funding method is through the Associatior
operating reserve. Throughout this study we haagenmotations of items that could be enhancedeat|th
time of replacement which in our opinion would ©onstitute an ‘upgrade’.

7S

The financial analysis portion of the Reserve Stigdyt the end of this study and is broken doyyn
into two sections; Capital Repair/Replacement Res&ummary (on a Component Basis), Capifal
Repair/Replacement Reserve Schedule (on a Casi&aeis) followed by a graph of the future projectgd
reserve fund balances. Cash Flow and Componerd 8asthe two most common funding objectiv
Funding on a Component Basis is typically the mosservative funding objective because the caioust
for the Reserve Fund contribution include a comtimgy. Cash Flow Basis means establishing an olged
of keeping the Reserve Fund balance above zerth, mat contingency for unanticipated expensgs.
Unfortunately, due to having little or no "margaer error” this funding objective exposes the asgan
to the risk of special assessments should thedyttedictions vary from actual performance or coft.
Threshold Basis is an alternate funding objectivicivkeeps the Reserve Fund above a predetermjped
dollar or Percent Funded amount (a kind of "midgleund" objective). Statutory Basis (setting tle
specific minimum amount of Reserves required biesttatutes) is one specific form of Threshold 8agj
where the threshold is set by state statute. i$met desirable because it gives the Associatiithe $ay
over their funding objectives. Therefore North @ima doesn't have a threshold statute.

—t

Because Reserve income and expenses never occtly esgprojected, decide in advance your rigk
strategy, and your tolerance for special assessbhedote determining an appropriate Reserve Fundjng
Objective for your association. An explanatiorhofv to read each section follows.

DLM ARCHITECTS EXPRESSLY RESERVES ITS RIGHTS UNDER COMMON LAW COPYRIGHT, THIS DOCUMENT(S) SHALL NOT BE
REPRODUCED, CHANGED OR COPIED IN ANY FORM OR ANY MANNER, WHATSOEVER, NOR SHALL THEY BE ASSIGNED TO
ANY THIRD PARTY WITHOUT THE EXPRESSED WRITTEN CONSENT OF DLM ARCHITECTS®© 2009.

(59)




EXPLANATION OF CAPITAL REPAIR/REPLACEMENT RESERVE SUMMARY

been estimated. Their values are found in thedslomns entitled REMAINING LIFE and COST OF
REPLACEMENT, respectively. From these two valués, following steps can be followed in order tp

estimate the total annual contributions that acpiired to provide for repair and replacement of t

components.

1. The TOTAL COST OF PROJECTS in current dollathéssum of the values in the column title
COST OF REPLACEMENT.

2. The PRIOR ACCUMULATION is an allocation of the S© OF REPLACEMENT for each iten
based on its age. The FUTURE REQUIREMENT is théaru® of the COST OF
REPLACEMENT.

3. The column titled ANNUAL CONTRIBUTION is the relswf dividing the value in the column
titled FUTURE REQUIREMENT by the value in the colritled REMAINING LIFE. The
resulting value is the amount of money requiretbécaccumulated the first year for each itein.
These values must be changed each subsequeniybardmount of the prior year's constructkm]
inflation rate as previously discussed.

4, The ANNUAL CONTRIBUTION(COMPONENT BASIS)is the resulting value required to mainta|

The remaining life of the building and site compatiseand the costs to replace them have previo

a contingency of 100% of the value of the most agpe reservable item. This does not factor
the effects of inflation and interest on the fuadsndicated in the RESERVE SCHEDULE. Whg

sly

e

"

n

the interest rate exceeds the inflation rate, toeimulated balance will grow at a faster rate than

the cost of replacement creating a surplus of fundbse ANNUAL CONTRIBUTION (CASH
FLOW BASIS) is the resulting value that allows #teumulated funds to periodically dip to ze
($0) at the conclusion of a major project yet stitisfies the requirements of the RESER
SCHEDULE. The two different means of calculatihng ANNUAL CONTRIBUTION are the
result of the level of risk each of them represefitarrying a contingency (COMPONENT BASIS
in the Reserve Fund allows the Association to heedserves to pay for those unexpected itg

should they occur. Such an occurrence might beethdt of a change in the Fire Code requirifjg

a fire sprinkler system in all buildings for exaepllhe CASH FLOW BASIS assumes unexpect
items would be paid by a special assessment ormgpom@ry increase in the ANNUAL
CONTRIBUTION. The Board of Directors must decidhieh level of risk is correct for their
Association.
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EXPLANATIONOF THE CAPITAL REPAIR/REPLACEMENT RESERVE SCHEDULE ONA
CASH FLOW BASIS- SHEET 1, SHEET 2 AND SHEET 3

This is a RESERVE SCHEDULE which tracks the progagtts annually for a period of the nejt
thirty (30) years on a cash flow basis. The ndlatied cost of each project is displayed underctiemn
headed by the year in which that project is prej@db occur. The sum of all projects is displagethe
bottom of each yearly column. Below this numbehatbottom of the page is the sum of the projestx
increased by the inflation rate mentioned in tifieHand column.

SHEET 1A, SHEET 2A AND SHEET 3A
These sheets are a continuation of each of theedieg sheets. For example, Sheet 1A i a
continuation of Sheet 1, etc. The number on tis¢ line on these sheets has been carried forwana f
the last line of the preceding sheet. The anmaabmt contributed by the average unit is listedrenline
titled "CONTRIBUTION PER UNIT" which is the followg line divided by the total number of units i
the Association. The following line titled "TOTAANNUAL CONTRIBUTION ADJUSTED @_ %
ANNUALLY" represents the number from the lower rigtand corner of the "CAPITAL REPAIR
REPLACEMENT RESERVE SUMMARY" adjusted annually ataée which is high enough to keep tJL
Reserve Fund from having a negative balance ituadiyear where some very large project costs ocqur
The annual rate of adjustment is displayed initlesfor this line. In cases where the Associateoseverely
under-funded due to the large cost of a pendingeproit may not be acceptable to annually adjast {
annual contribution enough to prevent a negativ@nica in the Reserve Fund. In cases such as thepe,
special assessment may be the only way of cugimgjacted deficit. The Reserve Graph at the bathi®
section will illustrate the size and duration of/afeficit. The line titled "TOTAL ACCUMULATED
BALANCE" is the total of the previous annual cobtriions minus the inflated cost of the previoys
projects, without any interest on the accumulatewi$. To find the balance of the Reserve Fund wjith
interest you need to refer to the last line titIRCCUMULATED BALANCE WITH INTEREST @_
INTEREST RATE." The interest rate used for theghition is the rate of interest currently beingdpg
to the Association as reported to DLM Architects.

=

SHEET 4

This sheet is an illustration of the devastatingaet that changes in the inflation rate or interats
have on the accumulated balance with interesteoRiserve Fund in year thirty (30). This matrixased
on the projected accumulated balance of your Redéund thirty (30) years from now and you can read
your projected fund balance directly from this rixdby selecting an interest rate from the left-haatlimn
and reading across until you are under your salaetie of inflation. Read more about this on SHeet
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EXPLANATION OF THE CASH FLOW GRAPH
This graph plots, on a cash flow basis, the ACCUMUED BALANCE WITH INTEREST,

TOTAL ACCUMULATED BALANCE and the ADJUSTED ANNUAL ONTRIBUTION and graphically
shows their balances throughout the thirty (30)rypeojection. Any negative balances in t

ACCUMULATED BALANCE WITH INTEREST can be eliminatelly increasing the rate of adjustmeT
of the annual contribution or by a special assessmehe years where the negative balance occurs.

—
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CAPITAL REPLACEMENT RESERVE SUMMARY FOR: SANDPIPER CAY CONDOMINIUM ASSOCIATION

BASED ON FINANCIAL DATA CURRENT AS OF: MAY 31, 2009 DATE PRINTED: 17-Jun-09 COMPONENT METHOD
YEAR PERCENTAGE
PRESENT| REMAINING TO UNIT COST OF OF COST OF PRIOR FUTURE ANNUAL CON-

ITEM AGE LIFE REPLACE QUANTITY CcosT REPLACEMENT | REPLACEMENT | ACCUMULATION | REQUIREMENT TRIBUTION
ASPHALT PAVEMENT 20 10.0 2019 25,365 S.V. $10.00 $253,650 0.062 $253,650 $25,365
ASPHALT SEALER (4) 10 2010 25,365 S.v. $1.00 $25,365 0.006 $25,365
CONCRETE CURB & GUTTER 20 10.0 2019 532 L.F. $23.00 $12,236 0.003 $12,236 $1,224
CONCRETE PAVEMENT 20 10.0 2019 400 SF. $12.50 $5,000 0.001 $5,000 $500
CONCRETE SIDEWALKS 20 10.0 2019 635 S.. $95.00 $60,325 0.015 $60,325 $6,033
COMMUNITY SIGNAGE 20 10.0 2019 1 EA. $3,500.00 $3,500 0.001 $3,500 $350
RETAINING WALLS 20 5.0 2014 650 L.F. $27.00 $17,550 0.004 $17,550 $3,510
DUMPSTER PAD 20 10.0 2019 80 SF. $35.00 $2,800 0.001 $2,800 $280
PUMP STATIONS 2 10.0 2019 35 EA. $1,900.00 $66,500 0.016 $66,500 $6,650
BOARDWALK 20 3.0 2012 1,200 SF. $8.50 $10,200 0.002 $10,200 $3,400
TENNIS COURT SURFACE 3 7.0 2016 7,200 SF. $3.50 $25,200 0.006 $25,200 $3,600
TENNIS COURT FENCE 20 20.0 2029 360 L.F. $45.00 $16,200 0.004 $16,200 $810
CLUBHOUSE CARPET 5 5.0 2014 1,400 SF. $4.00 $5,600 0.001 $5,600 $1,120
CLUBHOUSE FURNITURE 17 7.0 2016 59 EA. $250 $14,750 0.004 $14,750 $2,107
CLUBHOUSE KITCHEN APPLIANCES 13 11.0 2020 3 EA. $750.00 $2,250 0.001 $2,250 $205
CLUBHOUSE KITCHEN CABINETS 20 10.0 2019 16 L.F. $350.00 $5,600 0.001 $5,600 $560
CLUBHOUSE OFFICE EQUIPMENT 7 5.0 2014 5 EA. $300.00 $1,500 0.000 $1,500 $300
SWIMMING POOL LINER 10 5.0 2014 3,400 SF. $6.50 $22,100 0.005 $22,100 $4,420
SWIMMING POOL EQUIPMENT 3 2.0 2011 4 EA. $2,000.00 $8,000 0.002 $8,000 $4,000
SWIMMING POOL FENCE 20 10.0 2019 350 L.F. $32.00 $11,200 0.003 $11,200 $1,120
SWIMMING POOL DECK 20 10.0 2019 390 SF. $14.50 $5,655 0.001 $5,655 $566
POOL FURNITURE 5 5.0 2014 101 EA. $125.00 $12,625 0.003 $12,625 $2,525
PATIO WOOD DECK 20 10.0 2019 400 SF. $20.00 $8,000 0.002 $8,000 $800
CLUBHOUSE HOT WATER SY STEM 20 5.0 2014 1 EA. $1,200.00 $1,200 0.000 $1,200 $240
CLUBHOUSE CENTRAL HVAC 5 15.0 2024 1 EA. $7,500.00 $7,500 0.002 $7,500 $500
ASPHALT SHINGLES 8 17.0 2026 61,045 SF. $2.25 $137,351 0.033 $137,351 $8,079
FLAT ROOF - IB 1 18.0 2027 4,200 SF. $9.00 $37,800 0.009 $37,800 $2,100
FLAT ROOFS - MOD. BIT. 7 8.0 2017 114,210 SF. $7.50 $856,575 0.208 $856,575 $107,072
FLAT ROOFS - MOD. BIT. 20 1.0 2010 37,680 SF. $7.50 $282,600 0.069 $282,600 $282,600
GUTTER & DOWNSPOUTS 20 10.0 2019 8,400 L.F. $4.50 $37,800 0.009 $37,800 $3,780
CHIMNEY CAPS 20 7.0 2016 200 EA. $450.00 $90,000 0.022 $90,000 $12,857
BRICK MASONRY 20 10.0 2019 11,540 SF. $3.50 $40,390 0.010 $40,390 $4,039
WOOD SIDING - CEDAR 20 10.0 2019 540 SF. $6.50 $3,510 0.001 $3,510 $351
WOOD SIDING - T1-11 5 5.0 2014 6,590 SF. $7.50 $49,425 0.012 $49,425 $9,885
WOOD SHINGLES 20 7.0 2016 103,200 SF. $4.50 $464,400 0.113 $464,400 $66,343
WOOD TRIM 20 10.0 2019 1,750 L.F. $18.00 $31,500 0.008 $31,500 $3,150
PATIO FENCES 20 10.0 2019 4900 L.F. $35.00 $171,500 0.042 $171,500 $17,150
PRIVATE EXTERIOR STAIRS 10 15.0 2024 48 EA. $4,500.00 $216,000 0.052 $216,000 $14,400
BALCONIES 20 10.0 2019 192 EA. $4,500.00 $864,000 0.210 $864,000 $86,400
BALCONY MOISTURE STUDY 4 1.0 2010 1 EA. $18,000.00 $18,000 0.004 $18,000 $18,000
PATIOS & DECKS 20 10.0 2019 1,850 SF. $17.00 $31,450 0.008 $31,450 $3,145
BUILDING MOUNTED LIGHTING 20 5.0 2014 186 EA. $500.00 $93,000 0.023 $93,000 $18,600
SEALANTS & CAULKING 2 5.0 2014 35,000 L.F. $2.50 $87,500 0.021 $87,500 $17,500

TOTAL COST OF PROJECTS: $4,117,307 | ANNUAL CONTRIBUTION (COMPONENT BASIS) $745,635

TOTAL PRIOR ACCUMULATION: ANNUAL CONTRIBUTION (CASH FLOW BASIS) $209,500

PERCENTAGE OF TOTAL COST: RECOMMENDED YEARLY INCREASE IN THE ANNUAL CONTRIBUTION 4.0%

ABBREVIATIONS: B.F.=BOARD FEET EA.=EACH L.F.=LINEAR FEET L.S.=LUMP SUM S.F.=SQUARE FEET S.Y.=SQUARE YARD SQ.='SQUARE 10'x10'




CAPITAL REPAIR/REPLACEMENT RESERVE SCHEDULE FOR:
SANDPIPER CAY CONDOMINIUM ASSOCIATION

SHEET 1

ITEM

2009
YEAR
1

2010
YEAR
2

2011
YEAR

2012
YEAR

2013
YEAR

2014
YEAR

2015
YEAR

2016
YEAR

2017
YEAR

2018
YEAR
10

ASPHALT PAVEMENT

$9,500

ASPHALT SEALER

$25,365

$25,365

CONCRETE CURB & GUTTER

CONCRETE PAVEMENT

CONCRETE SIDEWALKS

COMMUNITY SIGNAGE

RETAININGWALLS

$17,550

DUMPSTER PAD

PUMP STATIONS

BOARDWALK

$10,200

TENNIS COURT SURFACE

$25,200

TENNIS COURT FENCE

CLUBHOUSE CARPET

$5,600

CLUBHOUSE FURNITURE

$14,750

CLUBHOUSE KITCHEN APPLIANCES

CLUBHOUSE KITCHEN CABINETS

CLUBHOUSE OFFICE EQUIPMENT

$1,500

SWIMMING POOL LINER

$22,100

SWIMMING POOL EQUIPMENT

$8,000

$8,000

SWIMMING POOL FENCE

SWIMMING POOL DECK

POOL FURNITURE

$12,625

PATIO WOOD DECK

CLUBHOUSE HOT WATER SYSTEM

$1,200

CLUBHOUSE CENTRAL HVAC

ASPHALT SHINGLES

FLAT ROOF - 1B

FLAT ROOFS - MOD. BIT.

$856,575

FLAT ROOFS - MOD. BIT.

$282,600

GUTTER & DOWNSPOUTS

CHIMNEY CAPS

$90,000

BRICK MASONRY

WOOD SIDING - CEDAR

WOOD SIDING - T1-11

$49,425

WOOD SHINGLES

$464,400

WOOD TRIM

PATIO FENCES

PRIVATE EXTERIOR STAIRS

BALCONIES

BALCONY MOISTURE STUDY

$18,000

$18,000

PATIOS & DECKS

BUILDING MOUNTED LIGHTING

$93,000

SEALANTS & CAULKING

$87,500

TOTAL COST IN 2009 DOLLARS

$335,465

$8,000

$10,200

$290,500

$43,365

$602,350

$856,575

TOTAL COST IN INFLATION
ADJUSTED $ @ 3.0% INFL RATE

$345,529

$8,487

$11,146

$336,769

$51,780

$740,815

$1,085,084




RESERVE ANALY SIS FOR: SHEET 1A
SANDPIPER CAY CONDOMINIUM ASSOCIATION
2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR
ITEM 1 2 3 4 5 6 7 8 9 10
TOTAL COST IN INFLATION
ADJUSTED $ @ 3.0% INFL RATE $0 $345,529 $8,487 $11,146 $0 $336,769 $51,780 $740,815 | $1,085,084 $0
CONTRIBUTION PER UNIT $748 $778 $809 $842 $875 $910 $947 $985 $1,024 $1,065
TOTAL ANNUAL CONTRIBUTION
ADJUSTED @ 4.0% ANNUALLY $209,500 $217,880 $226,595 $235,659 $245,085 $254,889 $265,084 $275,688 $286,715 $298,184
TOTAL ACCUMULATED BALANCE $209,500 $81,851 $299,959 $524,472 $769,558 $687,677 $900,982 $435,855 ($362,514) ($64,330)
ACCUM. BALANCE W/INTEREST
AT 2.0% INTEREST RATE $213,690 $87,762 $311,987 $547,230 $808,162 $740,807 $973,194 $518,228 ($285,743) $12,690




CAPITAL REPAIR/REPLACEMENT RESERVE SCHEDULE FOR: SHEET 2
SANDPIPER CAY CONDOMINIUM ASSOCIATION
2019 2020 2021 2022 2023 2024 2025 2026 2027 2028
YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR
ITEM 11 12 13 14 15 16 17 18 19 20
ASPHALT PAVEMENT $253,650
ASPHALT SEALER $25,365 $25,365
CONCRETE CURB & GUTTER $12,236
CONCRETE PAVEMENT $5,000
CONCRETE SIDEWALKS $60,325
COMMUNITY SIGNAGE $3,500
RETAINING WALLS
DUMPSTER PAD $2,800
PUMP STATIONS $66,500
BOARDWALK
TENNIS COURT SURFACE $25,200
TENNIS COURT FENCE
CLUBHOUSE CARPET $5,600
CLUBHOUSE FURNITURE
CLUBHOUSE KITCHEN APPLIANCES $2,250
CLUBHOUSE KITCHEN CABINETS $5,600
CLUBHOUSE OFFICE EQUIPMENT $1,500
SWIMMING POOL LINER
SWIMMING POOL EQUIPMENT $8,000 $8,000
SWIMMING POOL FENCE $11,200
SWIMMING POOL DECK $5,655
POOL FURNITURE $12,625
PATIO WOOD DECK $8,000
CLUBHOUSE HOT WATER SYSTEM
CLUBHOUSE CENTRAL HVAC $7,500
ASPHALT SHINGLES $137,351
FLAT ROOF - IB $37,800
FLAT ROOFS - MOD. BIT.
FLAT ROOFS - MOD. BIT.
GUTTER & DOWNSPOUTS $37,800
CHIMNEY CAPS
BRICK MASONRY $40,390
WOOD SIDING - CEDAR $3,510
WOOD SIDING - T1-11 $49,425
WOOD SHINGLES
WOOD TRIM $31,500
PATIO FENCES $171,500
PRIVATE EXTERIOR STAIRS $216,000
BALCONIES $864,000
BALCONY MOISTURE STUDY $18,000 $18,000
PATIOS & DECKS $31,450
BUILDING MOUNTED LIGHTING
SEALANTS & CAULKING $87,500 $87,500
TOTAL COST IN 2009 DOLLARS $1,614,616 $45,615 $95,500 $291,150 $43,365 $172,051 $37,800 $87,500
TOTAL COST IN INFLATION
ADJUSTED $ @ 3.0% INFL RATE $2,169,909 $63,142 $136,160 $453,602 $69,588 $284,375 $64,352 $153,432




RESERVE ANALY SIS FOR:

SHEET 2A
SANDPIPER CAY CONDOMINIUM ASSOCIATION
2019 2020 2021 2022 2023 2024 2025 2026 2027 2028

YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR
ITEM 11 12 13 14 15 16 17 18 19 20
TOTAL COST IN INFLATION
ADJUSTED $ @ 3.0% INFL RATE $2,169,909 $63,142 $136,160 $0 $0 $453,602 $69,588 $284,375 $64,352 $153,432
CONTRIBUTION PER UNIT $1,108 $1,152 $1,198 $1,246 $1,296 $1,347 $1,401 $1,457 $1,516 $1,576
TOTAL ANNUAL CONTRIBUTION
ADJUSTED @ 4.0% ANNUALLY $310,111 $322,516 $335,416 $348,833 $362,786 $377,298 $392,390 $408,085 $424,409 $441,385
TOTAL ACCUMULATED BALANCE | ($1,924,128)| ($1,664,754)| ($1,465,498)| ($1,116,665)| ($753,879)| ($830,183)| ($507,382)| ($383,671) ($23,614) $264,339
ACCUM. BALANCE W/INTEREST
AT 2.0% INTEREST RATE ($1,884,050)| ($1,657,170)| ($1,487,072)| ($1,161,004)| ($814,182)| ($908,296)| ($597,205)| ($482,964)| ($125,365)|  $165,840




CAPITAL REPAIR/REPLACEMENT RESERVE SCHEDULE FOR:
SANDPIPER CAY CONDOMINIUM ASSOCIATION

SHEET 3

ITEM

2029
YEAR
21

2030
YEAR
22

2031
YEAR
23

2032
YEAR
24

2033
YEAR
25

2034
YEAR
26

2035
YEAR
27

2036
YEAR
28

2037
YEAR
29

2038
YEAR
30

ASPHALT PAVEMENT

ASPHALT SEALER

$25,365

$25,365

CONCRETE CURB & GUTTER

CONCRETE PAVEMENT

CONCRETE SIDEWALKS

COMMUNITY SIGNAGE

RETAININGWALLS

DUMPSTER PAD

PUMP STATIONS

$66,500

BOARDWALK

$10,200

TENNIS COURT SURFACE

$25,200

TENNIS COURT FENCE

$16,200

CLUBHOUSE CARPET

CLUBHOUSE FURNITURE

CLUBHOUSE KITCHEN APPLIANCES

CLUBHOUSE KITCHEN CABINETS

CLUBHOUSE OFFICE EQUIPMENT

$1,500

SWIMMING POOL LINER

$22,100

SWIMMING POOL EQUIPMENT

$8,000

$8,000

SWIMMING POOL FENCE

SWIMMING POOL DECK

POOL FURNITURE

$12,625

PATIO WOOD DECK

CLUBHOUSE HOT WATER SYSTEM

CLUBHOUSE CENTRAL HVAC

ASPHALT SHINGLES

FLAT ROOF - 1B

FLAT ROOFS - MOD. BIT.

$856,575

FLAT ROOFS - MOD. BIT.

$282,600

GUTTER & DOWNSPOUTS

CHIMNEY CAPS

BRICK MASONRY

WOOD SIDING - CEDAR

WOOD SIDING - T1-11

$49,425

WOOD SHINGLES

WOOD TRIM

PATIO FENCES

PRIVATE EXTERIOR STAIRS

BALCONIES

BALCONY MOISTURE STUDY

$18,000

$18,000

PATIOS & DECKS

BUILDING MOUNTED LIGHTING

SEALANTS & CAULKING

$87,500

TOTAL COST IN 2009 DOLLARS

$38,300

$43,365

$357,100

$856,575

$67,650

$141,065

$33,200

$1,500

TOTAL COST IN INFLATION
ADJUSTED $ @ 3.0% INFL RATE

$69,174

$80,672

$684,241

$1,690,525

$141,644

$304,220

$73,747

$3,535




RESERVE ANALY SIS FOR: SHEET 3A
SANDPIPER CAY CONDOMINIUM ASSOCIATION
2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR YEAR
ITEM 21 22 23 24 25 26 27 28 29 30
TOTAL COST IN INFLATION
ADJUSTED $ @ 3.0% INFL RATE $69,174 $80,672 $684,241 | $1,690,525 $0 $141,644 $304,220 $73,747 $0 $3,535
CONTRIBUTION PER UNIT $1,639 $1,705 $1,773 $1,844 $1,918 $1,995 $2,074 $2,157 $2,244 $2,333
TOTAL ANNUAL CONTRIBUTION
ADJUSTED @ 4.0% ANNUALLY $459,040 $477,402 $496,498 $516,358 $537,012 $558,493 $580,832 $604,066 $628,228 $653,357
TOTAL ACCUMULATED BALANCE $654,205 | $1,050,935 $863,193 ($310,974) $226,038 $642,887 $919,499 | $1,449,818 | $2,078,047 | $2,727,869
ACCUM. BALANCE W/INTEREST
AT 2.0% INTEREST RATE $566,820 $982,821 $810,980 ($370,450) $169,893 $598,476 $892,501 | $1,451,368 | $2,121,188 | $2,826,431




IMPACT OF INFLATION/INTEREST ON ACCUMULATED BALANCE W/INTEREST FOR: SHEET 4
SANDPIPER CAY CONDOMINIUM ASSOCIATION ASSUMES ADJUSTMENT | N THE ANNUAL CONTRI BUTI ON = 4. 0%
INFLATION RATE - percent
0 1 2 3 4 5 6 7 8 9 10
1 $6,135,205 $5,184,393 $4,075,772 $2,779,304 $1,258,931 ($528,635)| ($2,635,345)| ($5,123,527)| ($8,067,925)| ($11,558,121)| ($15,701,421)
2 $6,657,628 $5,566,714 $4,300,538 $2,826,431 $1,105,243 ($909,946)| ($3,275,357)| ($6,058,347)| ($9,339,581)| ($13,215,624)| ($17,802,011)
3 $7,258,461 $6,002,833 $4,552,096 $2,870,673 $916,016 ($1,362,776)| ($4,026,595)| ($7,148,283)| ($10,814,950)| ($15,130,741)| ($20,220,114)
4 $7,955,844 | $6,506,221 | $4,838,852 | $2,914,952 $688,225 | ($1,896,601)| ($4,905,539)| ($8,417,420)| ($12,526,382)| ($17,344,815)| ($23,006,856)
INTEREST | 5 $8,772,977 $7,094,513 $5,172,424 $2,964,366 $419,911 ($2,521,032)| ($5,930,089)| ($9,892,652)| ($14,510,531)| ($19,905,094)| (%$26,220,999)
RATE 6 $9,739,558 $7,790,785 $5,568,725 $3,027,087 $110,868 ($3,245,335)| ($7,119,325)| ($11,603,687)| ($16,808,622)| ($22,865,294)| ($29,929,812)
percent 7 | $10,893,603 | $8,625171 | $6,049,382 | $3,115551 ($236,400)| ($4,077,743)| ($8,493,088)| ($13,582,926)| ($19,466,649)| ($26,286,129) ($34,209,957)
g | $12283753 | $9,636,945 | $6,643,562 | $3,248,019 ($615,401)| ($5,024,475)| ($10,071,327)| ($15,865,153)| ($22,535,435)| ($30,235,767)| ($39,148,370)
9 | $13972,184 | $10,877,155| $7,390,318 | $3,450,613 | ($1,013,957)| ($6,088,392) ($11,873,132)| ($18,486,974)| ($26,070,500)| ($34,790,160)| ($44,843,086)
10 | $16,038,274 | $12,411,966 | $8341592 | $3,759,955 | ($1,411,954)| ($7,267,166)| ($13,915,349)| ($21,485,908) ($30,131,663)| ($40,033,190)| ($51,403,960)

() = NEGATIVE NUMBER

IT ISVERY IMPORTANT TO NOTE THE IMPACT THAT THE INFLATION RATE HAS ON THE AMOUNT OF INVESTED FUNDS AVAILABLE
FOR FUTURE PROJECTS. THE TABLE ABOVE GRAPHICALLY DISPLAYS THE INFLATION RATE FOR A GIVEN RATE OF INTEREST

ON THE ADJUSTED ANNUAL CONTRIBUTION. TO USE THISTABLE, SELECT AN INTEREST RATE FOR YOUR INVESTED

FUNDS IN THE LEFT-HAND COLUMN AND READ ACROSS TO THE RIGHT TO SEE HOW THE "ACCUMULATED BALANCE W/INTEREST "
IN YEAR 30*, DECREASES WITH THE INCREASE IN THE INFLATION RATE. FOR EXAMPLE: IF THE ASSOCIATION WERE TO INVEST
THE ANNUAL CONTRIBUTIONS IN AN INTEREST BEARING ACCOUNT AT 4% INTEREST, THE RESERVE FUND WOULD HAVE AN
ACCUMULATED BALANCE W/INTEREST OF $-1896601 IN YEAR 30 IF THE INFLATION RATE STAYED A CONSTANT 5%. HOWEVER, THAT
BALANCE OF $-1896601 WOULD BECOME A BALANCE OF $-8417420 IF THE INFLATION RATE CLIMBS JUST 2%. THISIS WHY
RESERVE STUDIES PREPARED BY DLM ARCHITECTS RECOMMEND INCREASING THE ANNUAL CONTRIBUTION BY THE CURRENT

DIFFERENCE BETWEEN THE INFLATION RATE AND THE INTEREST RATE TO PROVIDE ADEQUATE FUNDS FOR FUTURE PROJECTS.

* THISISTHE VALUE IN THE LOWER RIGHT OF SHEET 3A
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ARCHITECTURAL RESERVE STUDY NOTE

The existence of any environmental hazard suchegresence of hazardous wastes, toxic substarjces,

radon gas, lead based paint, asbestos-containtegiais, ureaformaldehyde insulation, etc. whicly oa
may not be present in or on the subject commumigng site within the vicinity of the community, svaot
observed by the architect and the architect haknoavledge of any such environmental hazard. T
architect is not qualified to detect such substandéo responsibility is assumed for any such daon,
or for any expertise or engineering knowledge neglio discover them.

The architect performed no testing of the treateddavproducts found in this community to confirm tm;e
y

presence of chromated copper arsenate (CCA), tastiag is outside the scope of the reserve st
Given the age of the community and the prevalehG&£& used as a wood preservative, it is the agctig
opinion that CCA treated wood may be present atadbmmunity.

The presence of such substances may affect the ohthe reserve in the future. The reserve ettimsa
predicated on the assumption that there is no swthrial on or in the community and the regulatiog
governing the possession of these substance remahsnged.

The architect has not taken into consideratiocesam Environmental Impact Study or Environmenital S

he

—

S

Assessment was not provided, any consequencenth@id¢an Water Act of 1990 and/or the Chesapegke

Bay Preservation Act may have on the community.

The Association may wish to retain an expert iséheelds to make an accurate determination coimgert
the existence of such hazardous materials anditheact due to possible existence of environmenta
protected property.

The existence of polybutylene pipe was not revielechuse it is not a common element. The resgfve

estimate is predicated on the assumption that ther@ such material on or in the community.

The architect has not taken into consideration,@msequence that the Fair Housing Act of 1991 r(]Ely
i

have on the community, because the buildings aempk from the Act’s design and construct
requirements due to their first occupancy occurbefpre March 13, 1991.

DLM ARCHITECTS EXPRESSLY RESERVES ITS RIGHTS UNDER COMMON LAW COPYRIGHT, THIS DOCUMENT(S) SHALL NOT BE
REPRODUCED, CHANGED OR COPIED IN ANY FORM OR ANY MANNER, WHATSOEVER, NOR SHALL THEY BE ASSIGNED TO
ANY THIRD PARTY WITHOUT THE EXPRESSED WRITTEN CONSENT OF DLM ARCHITECTS®© 2009.
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