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VIRGINIA REQUIREMENTS FOR RESERVE STUDIES

§ 55.1- 1965 (Condo’s) & 55.1-1826 (POA’s), Annual budget; reserves for capital components
(Enacted October 1, 2019)

A. Except to the extent provided in the condominium instruments, the executive board shall, prior to the com-
mencement of the fiscal year, make available to unit owners either (i) the annual budget of the unit owners'
association or (i) a summary of such annual budget.

B. Except to the extent otherwise provided in the condominium instruments, the executive board shall:

1. Conduct a study at least once every five years to determine the necessity and amount of reserves re-
quired to repair, replace, and restore the capital components as defined in § 55.1-1900;

2. Review the results of that study at least annually to determine if reserves are sufficient; and

3. Make any adjustments the executive board deems necessary to maintain reserves, as appropriate.

C. To the extent that the reserve study conducted in accordance with this section indicates a need to budget
for reserves, the unit owners' association budget shall include:

1. The current estimated replacement cost, estimated remaining life, and estimated useful life of the cap-
ital components as defined in § 55.1-1900;

2. As of the beginning of the fiscal year for which the budget is prepared, the current amount of accumu-
lated cash reserves set aside to repair, replace, or restore the capital components and the amount of
the expected contribution to the reserve fund for that fiscal year;

3. A statement describing the procedures used for estimation and accumulation of cash reserves pursu-
ant to this section; and

4. A statement of the amount of reserves recommended in the study and the amount of current cash for
replacement reserves.

PM+ Reserves [ 4/12/2025



Lake Manassas ROA-FY26

EXECUTIVE SUMMARY

KEY TO UNDERSTANDING STUDY RESULTS -

Purpose of a reserve study is to establish a financial plan for

keeping the property's common and limited common elements in good repair. The plan is developed by identifying
the component, assessing its condition, and estimating both the time when work will be needed and cost of work.

In a PM+ study these entries can be found beginning on page A1, columns (1), (4) and (5). Those entries com-
bined with reserve savings, current reserve contribution, interest, and inflation rates and how much of a contingency
should be preserved to fund unforeseen events are the factors that determine the reserve contribution.

1st Study Year FY26
FY Begins "1-Jul-25
Inspection Date(s) 25-Feb-25
Single Family 530
Kamehaeha Units 20
Turtle Point Units 70
Pipestem Units 66

RELEVANT DATA
$291,350 FY25 General Contribution

$3,020 FY25 Kamehameha Contribution

$7,850 FY25 Turtle Point Contribution
$18,216 FY25 Pipestem Contribution

2.86% Inflation

2.48% Interest

Accumulated Cash Start (COH) of FY, see below table, and Current Year Contribution, above, were provided to
PM+ and were best estimates available when provided, they are not audited amounts.

INTEREST AND INFLATION' rates best project future property needs. Inflation is based on the last 10-year Con-

sumer Price Index (CPI) average; interest is from

the 10-year average of the Constant Maturity Yield for the 10-Year

U.S. Treasury security note. Even at relatively low levels, inflation is a primary driver for the contribution and has a
large impact over the period of the study. If inflation increases at a materially higher rate than applied, the study
should be updated more frequently to maintain adequate reserves and avoid large future assessment increases.

STUDY SUMMARY

Reserve Contribution Recommended for FY26
Accumulated Cash Start of FY26

Current Estimated Replacement Cost

Average Useful Life Years (All Components)
Remaining Useful Life Years (All Components) 2

Avg Yearly Owner Contribution FY26"
30-Year Income
30 Year Income From Interest
30 Year Income From Assessments
Years 1-30 Minimum Threshold § *

Years 31-50 Minimum Threshold §$ 2

Turtle
ROA Kamehameha Point Pipestems
403,240 $3,100 $8,000  $25,800
2,136,640 8,150 19,480 35,640
5,326,080 21130 117,130 283,230
20.3 11.8 17.5 13.3
8.8 8.0 12.0 6.0

Additional Study Values

650 155 114 391
19,677,910 123,070 381,880 1,069,190
922,800 20,650 58,900 64,220
18,755,110 102,420 322,980 1,004,970
392,120 11,430 30,080 28,980
% 7.4% 54.1% 25.7% 10.2%
373,660 2,100 28,160 20,600
% 7.0% 9.9% 24.0% 1.3%

OUR ANALYSIS, based on study assumptions, indicates the association:

1. Although factors used may not prove to be precise, they should be reasonable predictors of future costs and return on savings.
2. See columns (3) & (4) starting on Page A1 for average and remaining useful life of each component.
3. Minimum Threshold - 30 and 50 years shown. If 50-year is high at this time, it will adjust with future updates.
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Lake Manassas ROA-FY26 PM+ Level | Full Reserve Stud

e Will need to contribute the highlighted amounts in FY26 to meet the reserve needs of the property. For projec-
tions of the Cash Flow contributions needed, over life of this study, see 30 & 50-Year Financial Plan tables in
appendix A, B, C and D column (14), and column (15) for contributions and year end year end balances the con-
tributions should provide. If the Component method is used to fund the reserves see same financial plan ta-
bles, columns (17) and (18), for yearly contributions and year end balances.

e Contribution amount assumes interest will be applied to the reserves, not used for operating expenses or other
purposes. [f interest is not applied, the annual contribution will need to be increased by the interest amount.

¢ Note — significant annual contribution increases can be avoided, when studies are professionally updated, if the
annual contribution is adjusted by the yearly CPl inflation rate.

FUNDING GOAL OF THIS STUDY complies with the “Threshold Funding Plan” established by CAl for reserve
studies. Funding objective is to keep the reserve balance, over the life of the study, above or at a certain dollar
amount. This study’s amount is shown above in Study Summary, Years 1-30 and Years 31-50 Minimum Threshold.
Years 31-50 confirm there is no negative balance in that time period - this amount will adjust in future studies.

OBJECTIVE OF THE ANNUAL CONTRIBUTION: 1) funds should always be available to pay for needed work, 2)
preserve a minimum threshold for contingencies, and 3) long range projections of expenses and contributions
should not show a need for special assessments or loans. To achieve those objectives, PM+ studies consider the
first thirty-years and an additional twenty-years, making the “look at" period a total of 50-years. This projection as-
sures the recommended contribution is based on a sound long-range analysis of the property's reserve needs.

FOR VIRGINIA PROPERTIES - Information the executive board is to make available to unit owners, prior to com-
mencement of the fiscal year, is listed in Study Summary. For statement required PM suggest: “The association
expected contribution to the reserves in FY ___ will be $ . Procedures the association uses for estimation
and accumulation of cash reserves was provided by an independent reserve study professional.”

RECOMMENDATION - Fund the reserves to the recommended amount using the Cash Flow method. Failure to
fund could be a violation of State Statute, where enacted, that requires funding to the reserve study recommenda-
tion, and/or, result in insufficient funds to pay for work. Insufficient funds can result in a special assessment, a loan
or significant future increase in annual contribution to build up the reserves to where they should be — any of these
can place financial hardships on owners. Least cost option to owners is to fund the recommendation.

WHERE CONTRIBUTIONS TO THE RESERVES GO OVER 30-YEARS:

General Reserve

ROA
RECREATION &
OFFICE
22%

OTHER
PROPERTY

FEATURES
35% PAVEMENTS/
CONCRETE
43%

2 4/12/2025



Lake Manassas ROA-FY26 PM+ Level | Full Reserve Stud

Kamehameha Reserve

PAVEMENTS
42.5%

OTHER PROPERTY
FEATURES
57.5%

Turtle Point Reserve

PARKING
PAVERS

— 22.4%

OTHER PROPERTY
FEATURES
77.6%

o

Pipestem/Eyebrow

PIPESTEMS/EYEBROWS
100.0%

&
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Lake Manassas ROA-FY26

STUDY INFORMATION

THIS STUDY was performed with an on-site visit and is the twelfth (Last PM+ study — 2023) engagement for the
property by PM+. PM+ has neither collaborated with nor provided consulting advice to others about property is-
sues. Interested parties should refer to earlier studies for previous assumptions and comments.

STUDY WAS DONE by Ronald P. Kirby, Jr., RS, and Stacey L. O'Bryan, MBA, PRA, RS.

RESERVE STUDY criteria are defined by the Community Association Institute (CAI) and the Association of Profes-
sional Reserve Analysts (APRA). In complying with the criteria this study determines the reserve contribution using
the “Cash Flow (AKA Pooling)” method. This is a reserve study only - no other use is intended.

COMPILED in accordance with generally accepted standards and represents our professional opinion on the com-
ponents, timing and costs needed for repair and replacement. Study information was obtained from field measure-
ments, visual observations, and management (information provided by management is assumed to be reliable).
Also, taken into consideration are construction features, current conditions, and component age. Testing was not
performed, nor was demolition done or panels removed to determine conditions that are not obvious. Based on our
observations and the information gained during the visit this study contains, to the best of our ability, all material
issues required to determine the funding needed to meet the property's reserve requirement.

CASH FLOW AND COMPONENT STUDIES (component method may not be included in this study) — Note:
Most professional reserve providers, accountants and managers agree cash flow is the preferred method for fund-
ing reserves.

CASH FLOW METHOD - Develops the funding plan by having the annual contributions offset the variable an-
nual expenses. All expenses are averaged over the life of the study to calculate the annual contribution needed
to support the reserve requirement. Yearly contribution increases are mostly attributed to inflation. Cash flow
plans are usually good for 3-5 years before needing updates.

COMPONENT METHOD - Develops the funding plan by dividing the remaining useful life into the balance
needed to fund the component for only the next work cycle. Yearly contributions can vary significantly from year
to year depending on where the components are in their life cycle. Contributions needed to pay expenses equal
the cash flow method over the life of the study. If this method is chosen studies should be updated annually.

RESERVES ARE AKIN to a savings account that individuals may have for future purchases. A reserve provides
funds to make purchases with cash to avoid credit or loan charges. Although the association may not know pre-
cisely when they make the purchase, the least cost option would be to pay with cash.

COMPONENT CLASSIFICATION

PREDICTABLE LIFE CYCLE

Components have a predictable life cycle (average useful life). Total replacement needed at end of life.
ANNUAL ALLOWANCES

Components that are “life of the property” or long-lasting that can be kept in good condition with spot repairs.

FOLLOWING CONSIDERATIONS should be taken into account to properly manage the reserves: 1) properly
funded reserves avoids “special assessments," 2) each owner should pay their fair share for the time they use the
component, 3) when reserve funds are available the Association is more inclined not to defer work; deferral results
in additional deterioration and “catch-up” costs to restore the component to a good condition, 4) government mort-
gage guarantees agencies, i.e. FHA, require a current reserve study to be available before backing a loan, and 5)
some state laws require them. In addition to these considerations, a new factor has recently become apparent.
Years ago, owners were poorly informed on the importance of the reserves and paid very little attention to whether
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Lake Manassas ROA-FY26 PM+ Level | Full Reserve Stud

a property had an adequate plan for funding the reserves. With the inclusion of reserve tables in resale packages
and other publicity, many potential buyers are now verifying the reserve status before they buy.

ALTHOUGH we use generally accepted techniques and best information available it is possible actual costs and
useful lives can vary significantly from our estimates. We recognize that and attempt with our methodology to mini-
mize the adverse effects of a special assessment or loan if one is needed.

FOR THE RESERVES to be an effective budget tool it will need periodic updates. Because reserves on hand, cur-
rent costs, quality of maintenance, acts of God, vandalism, and useful life can vary from year to year, a periodic re-
view will assure it remains an effective management tool. CAl best practice is for a site inspection-based re-
serve study update at least every third year.

UNLESS OTHERWISE NOTED this study does not take into consideration any work the association may need to
correct hazardous or defective conditions, such as issues with ashestos, radon, lead, mold, FRT, etc., and dollar
amounts may be insufficient to fund major projects to repair/replace facades, building tension cables, utilities, and
other components. Projects of this nature require services of consultants to determine scope, timing, and projects
costs. If requested of PM+, once costs and project timing are known, we will provide a revised study at no addi-
tional cost to include their recommendations, provided their input is within one year of this studies date.

FOR ANY RESERVE PROJECTS in progress on the date(s) of our visit our observation of the work should not be
considered a project audit or quality control inspection. We leave that to others to determine.

IF WE DESCRIBE PREVENTIVE MAINTENANCE recommendations in this study, they are intended to be general
in nature and the most common tasks needed to extend useful life. They are not all inclusive; we do not imply that
is all that is necessary for good maintenance. Manufactures’ brochures, service specialty companies, and other
qualified sources should be consulted to establish the full array of actions needed for proper preventive mainte-
nance.

FUNDING FROM RESERVE VERSUS OPERATING ACCOUNT - There could be components in this study the
association is funding from the operating account. When there are, we recommend they be funded from the re-
serves. When components are worked on it usually extends their useful life - a proper reserve expense. Reserve
funds are intended to keep property components in good repair and to replace those that need replacing; operating
funds are intended for maintenance and reoccurring operating expenses.

AGE, UNITS, STYLE, AND AMENITIES FOR THIS PROPERTY

Construction began in the early 1990's.
620 homes; 530 - single family, 20 townhomes-Kamehameha and 70 townhomes-Turtle Point.
Amenities —swimming pool, sports courts and tot-lot.
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MAINTENANCE/REPAIR/REPLACEMENT TIPS & RESERVE CONSIDERATIONS

THERE ARE THREE LEVELS of care needed to maximize the useful life of equipment and property components:
1) Maintenance, 2) Repair and 3) Replacement.

MAINTENANCE is taking care of a component by doing such tasks as sealing pavement cracks to prevent water
from undermining the base, painting to prevent metal corrosion or wood rof, lubricating moving parts on mechanical
equipment, fan belt adjustments, etc. An example of maintenance - an asphalt parking lot of 1000 square yards
develops a 10-foot-long crack in the surface. The crack can be sealed for about a dollar a linear foot. By doing so,
water will not seep through the asphalt causing damage to the base course. That simple maintenance action ex-
tended the useful life of the pavement at minimum cost. Assume the crack was not sealed and it grew to a 12' by
12' base damaged area. Cost of repairs would be approximately 60 times as much as fixing the crack. If the dam-
aged area was not repaired and eventually the entire lot had to be replaced it would cost considerably more.
Therefore, the prudent thing to do is good maintenance. Itis the least costly of the three levels of work. It involves
the least expenditure of funds and is the best way to maximize useful life.

PRIOR TO TOTALLY REPLACING a component, e.g., a roof, a fence, an air conditioner, etc., all measures should
be taken to extend the useful life of the component with repairs. If the roof is leaking do not automatically think the
entire roof needs to be replaced. Most leaks occur around penetrations and flashed areas, they can be repaired for
far less than replacing the roof. Fence posts almost always rot out a and t ground level before the rest of the fence.
Posts can be replaced without purchasing a complete new fence. The same applies to most mechanical/electrical
equipment. Tube leaks frequently occur in boilers; compressor failures occur in air conditioners and circuit breakers
wear out in electric panels. These kinds of failures are repairable without replacing the entire component. The re-
serve table should be used as an aid in establishing budgets - not as a work plan. When used as a budget man-
agement tool its effectiveness will be recognized when funds are readily available to do work - when it must be
done. Do not use the remaining useful life data as a work plan. It should be treated as a “window of probable ex-
pectancy”, based on statistical information, historical trends, conditions at time of survey and experience of when
repair or replacement is most likely to be needed. Actual work should not be done until needed. For example, if
paving is estimated to need replacement in five years but it is not a problem at that time, put it off until it is a prob-
lem. Conversely, if repairs are necessary sooner, do them sooner.

WHEN CONTRACTING for services, seek competitive bids, purchase only what is necessary to restore the compo-
nent to its “like original” condition. Include state-of-the-art improvements but avoid over buying or substantially en-
hancing a component beyond its original condition. Such improvements are not included in the cost estimates.

CATASTROPHIC FAILURES to such components as footers, foundations, floors, exterior walls and total replace-

ment of utility systems, etc., are not included in the table. They are not included because they are not predictable,

and it is rare that these components must be replaced in total. We do recommend a reasonable annual amount be
set aside for some repairs and reflect that in the reserve table.

FUNDING FOR RESERVES SHOULD BE FAIR TO ALL OWNERS; past, present, and future. The worst-case
scenario for a property is to have no money set aside to pay for repairs/replacements imposing on current owners
to pay the total cost. Additionally, having insufficient reserves also presents some injustices as illustrated by the
following example:
Mr. and Mrs. "X" owned a unit at the property for the first ten years of its existence when reserve funding was
suppressed and insufficient to take care of future problems. Mr. and Mrs. “X" sell their unit and leave. Five
years after they leave the pavement and sidewalks need to be repaired. Mr. & Mrs. "Y" now own the unit and
receive notice they are to be “specially assessed” to pay for the repair costs.
For demonstration purposes let us say the pavement and sidewalk repairs cost $150,000 and the association
has $50,000 in the reserve account. Let us also assume there are 100 units at this property.
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Over the last fifteen years, past and present owners set aside $50,000 to take care of the $150,000 expenditure.
Expressed in $/year that equates to $3,333/yr. or $33.33 per owner per year.

Mr. & Mrs. “X" had the benefit of good paving and sidewalks for 10 years at a total cost to them of $333.30. Un-
fortunately for Mr. & Mrs. “Y”, they only used the components for five years, but it will cost them $1166.50 for
their share of the repairs.

Calculations for the above are as follows:
5 years they lived there X $33.33/yr. = $166.50
The difference between amount in reserves and repair costs divided by number of unit owners:

($150,000-50,000)/100 = $1000.00
Total cost to Mr. & Mrs. “Y" = $1166.50

Or said another way:

Mr. and Mrs. “X" used the components for 66% of their useful life but only paid 22% of the repair cost.

Mr. and Mrs. “Y" used the components for 34% of their useful life but had to pay 78% of the cost.

For funding to be fair all owners should contribute their share of the costs for the period they use the component.

7 4/12/2025



Lake Manassas ROA-FY26

READING and UNDERSTANDING TABLES/CHARTS

(Some information may not appear in this study).

RELEVANT DATA

Study fiscal year, inspection date(s), units, association’s financial data, and interest/inflation rates.
SUMMARY OF THE ASSOCIATION’S RESERVE FINANCIAL PLAN

Financial summary of study results.

TABLE OF REPAIR & REPLACEMENT RESERVES

The Repair and Replacement Table shows the common or limited common element, average and remaining useful
life, and estimated cost for work. This information, for the most part, is self-explanatory; however, when we believe
more information is needed, we provide comments or use photographs.

Column

(1) The property components the association should include in the reserves. Where a 15%, 30%, etc., is shown
it means total replacement of the item is not anticipated. If we have omitted or added components that are
not common or limited common area responsibility, please inform us so we can provide a revised table. It
also applies if the association accomplishes the work from their annual operating expense and a reserve
set-aside is not needed. |f components are included that are operating expenses, we leave it to others to
determine the correct tax consequence of the component.

(2) Approximate quantity and unit of measure. The following abbreviations are used; however, they may not all
appear in this study:

AC - Acres LF - Linear Feet SY - Square Yards
AnAvg - Annual Average LS - Lump Sum TN - Tons

BLD - Building HP - Horsepower UN - Units

EA - Each RC - Replacement Cost > - Greater Than
CY - Cubic Yards SF - Square Feet < -Lless Than

(3) The components’ average useful life (Avg). Leading publications on useful life data, our own experiences
and historical trends are used to determine average useful life.

(4) Our best estimate of the remaining useful life (RUL). Some components in the table may not fail precisely
as shown. We use the remaining useful life in conjunction with the estimated cost to calculate the annual
contribution needed to fund the component. Actual remaining useful life can be significantly different.

(5) Estimated costs are in current dollars; actual cost can be significantly different. Estimates are based on sim-
ilar work in the greater Washington area, association experience, industry publications, such as R.S. Means
and HomeTech, contractors and other reliable sources. It assumes the association will competitively seek
bids and obtain a fair price in today's market. Some work, such as balconies, roofing, garages, facade,
boiler, and chiller replacements, etc. may need the services of an engineer or architect to determine scope
and oversee repairs. Those estimates take precedence over those shown in the table. Some costs can be
more predictable than others, i.e., when roofs and pavements are replaced, the entire component will most
likely be replaced - total replacement cost is used. Other components, i.e., closed loop piping, plumbing,
electrical and fire protection systems may not need total replacement and will continue to perform with spot
repairs. For these components, we reserve a reasonable amount for this work.

(6) Distribution of the funds the association had (is projected to have) at the start of their fiscal year or the
amount we were requested to use. The program distributes a prorated amount to each component.
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(7) The amount needed to fund the balance of the requirement.

(8) The contribution needed to fund the 1st year applying the cash flow method. Contributions from year to year
are mainly adjustments for inflation.

(9) The contribution needed to fund the 1st year applying the component method. Contributions from year to
year can vary significantly.

30 and 50-Year Comparison of Financial Plans
Column

(10) - Fiscal Year.
(11) - Projected annual expenses.

(12) - Cumulative expenses over 30-years.
(13) and (16) - Interest earned per funding plan based on previous year-end balance.
(14) and (17) - Contribution needed per funding plan.

(15) and (18) - Projected year-end balance per funding plan.
GRAPHS

Graphs depict the projected contributions and year end balances for each plan. The contribution objective
should be to have a consistent contribution, year after year, which can be maintained with inflation adjustments.
Avoid fluctuating contributions as they can impose financial hardships on owners. The plot objective for the re-
serve balance is to have the year end balances always above the “X” axis. If it falls below, it indicates a special
assessment or loan will be needed to support the reserves.

SUMMARY

e 30-Year Income - projected from interest and owners.
o 30 & 50-Year Minimum/Maximum Balances - includes contingency for unforeseen events.

PROPERTY COMPARISON

The “Property Comparison” chart compares the property’s current funding to the last 100 properties we have
studied. The comparison shows the maximums, minimums, property averages and medians compared to your
property. Property features differ from one property to another so consider these as averages only and not a
true comparison on your property to another similar property. Three comparisons are made:

e % Funded - Ratio of the current to the ideal Reserve Balance for each component in the Reserve Table.
The ratio is a product of the “used-up” life, useful life, and component cost.

o Reserve Depletion Factor - Number of years amount-on-hand will fund (It is the same as the “go broke”
date if no more money is added to the reserves).

e Accumulated cash at start of fiscal year — dedicated reserve funds the association had or is estimated to
have when their fiscal year begins.

o Average annual contribution per owner — Average contribution per owner needed to meet the reserve
requirement. Dollar amounts will vary from property to property based on construction features, com-
mon/limited common elements, past contributions to the reserves and other factors that may not result
in a true comparison.
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PHOTOGRAPHS
Lake Manassas ROA General Reserves-FY26 with separate piEestems PM+ Reserve Study
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Lake Manassas ROA is a 620-unit single family and td‘\_mnlhorh comunity located in ainesvilfé, Virginia.
Photographs are typical of the housing styles. Roofing, gutters, downspouts, fagade, windows, doors, fencing and
all other exterior components of the home are each owner's responsibility.
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PHOTOGRAPHS
Lake Manassas ROA General Reserves-FY26 with separate pipestems PM+ Reserve Study

Previous patching of tennis court cracks have either extended or in some areas are failing; therefore we show the
association to be prepared to make needed repairs in the near term.

One tennis court has been converted into 3 pickleball Previous repaifs to the multi-purpose courts are also
courts. It is reported that the current deficiencies in the show signs of deterioration.
court will be repaired as part of warranty.

We identified five areas that are in need of total mill and overlay totaling approximately 21 ,0003uare yads.
Implementing the preventive maintenance recommendations identified in the comments section will maximize
pavement useful life while minimizing the reserve annual contribution.
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PHOTOGRAPHS
Lake Manassas ROA General Reserves-FY26 with separate pipestems PM+ Reserve Study

Assaociation is responsible for the guardhouse that allows access ohe West side and East side homes. Main
guardhouse on Baltusrol Boulevard that provides access to the golf course as well as East side homes is Master
association responsibility.

AR

Mson& retaining walls are a "life-of-the property" The wood wall behind Kamehameha Place is still

component - no budget for total replacement, only spot  holding up. The budget cost we show were provided to
repairs. us assuming it will eventually be replaced with a

concrete wall.

iz 7

Benches, bike racks and other components not identified as a separate reserve entries are also included in the
reserves.
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COMMENTS

PM+ Reserve Study

Attention is directed to columns (1) COMPONENT, (3) AVG and (4) REM USEFUL LIFE, and (5) ESTIMATED COST IN CURRENT DOLLARS on Page A1. These entries,
along with reserve savings at the start of the fiscal year and contingency built into the funding plan, determine the annual contribution needed to support the reserves.
The remaining useful life approximates the time period when funding should be available for repair/replacement work. Good maintenance and repair practices prior to

replacement can extend component useful life; conversely, poor or no maintenancefrepair will shorten life and result in more cost to the assoclation. Following
comments are provided for components that may need further explanation,

ROA RECREATION & OFFICE

EXTERIOR
ROOFING-SHINGLES

GUTTERS/DOWNSPOUTS

WINDOWS/DOORS/HARDWARE
EXTERIOR PAINTING

FAGADE/CAULK/IWATERPRCOFING

INTERIOR DECORATION AND FEATURES
MECHANICAL/PLUMBING/ELECTRICAL SYSTEMS

Useful life can be extended by repairing minor defects as they occur, but total replacement will eventually be needed.

Securing loose nailsiclamps, reconnecting or replacing separated or missing sections, sealing leaks, and removing
leaves and debris to prevent water and ice damage is needed lo achieve maximum gutter and downspout life.

Need to be replaced when they no longer perform properly or become damaged. Also includes doar hardware.

We budget an average cost for painting, power washing, sealing wood and replacement of deteriorated wood and
other surfaces. Cost will vary depending on extent of deterioralion, surface preparation, primer and number of finished
coals applied. When deterioraled wood is replaced use synthetic materials - they have a longer useful life and require
far less maintenance and repair.

Minor repairs to facade, masonry, siding, shutters, sealing windows, doors, walls, expansion joints and other openings
to keep buildings weather fight.

Average costs used, actual costs will vary depending on material quality and fealures desired.

Useful life of equipment is highly dependent on proper servicing at established frequencies. Spot repairs can extend
equipment useful life; however, most equipment will eventually need tolal or partial replacement for proper
performance.

PLUMBING Plumbing systems eventually fail, spot repairs can be effective, but lotal replacement may be needed.

ELECTRICAL Replacement as needad of common area panels, disconnects, wiring, switches, receptacles and other eleclrical
components.

RECREATION

WHITECOAT-ADULT POOL Whitecoating was done in the fall of 2024 and is normally needed about every five years. Although we allow for this

FILTER/PUMPS/PIPING/CHEMICAL EQUIPMENT
COPINGITILES/WALLS & GENERAL REPAIRS

POOL FURNITURE

REPLACE CONCRETE DECK

work to accur on that schedule, the decision to whitecoat should be evaluated when pools are drained.

Reserve provides for pool filters, water supply/return piping, chemical equipment and other system components. Most
An average budget amount every other whitecoating cycle to correcl problems usually found in the pool shell. Major
catastrophic repairs caused by high water table flotalion or major wall/floar failures are not budgeted for in the
reserves because this work is not predictable. If failures do occur they are sometimes covered by insurance, if not,
repairs may need to be funded from other sources at that time.

Some pool chairs, tables and other fumishings will need servicing or replacement to keep them in good condition.
Also allows for upkeep of lifeguard stands and diving boards, if installed.

Assumes the pool deck will eventually need to be replaced.

PAVEMENTS/CONCRETE

PAVEMENTS

CONCRETE/PAVERS

The following recommendations should be implemented on many areas to extend pavement useful life: 1) Have a
preventive maintenance program - preventive maintenance consist of sealing open cracks (equal to or grealer than
1/8"), repair wearing surface/base/sub-base areas that have failed (distinguished by “alligator” or “chicken wire”
cracking), apply a seal coat lo the entire surface and repaint raffic markings. An additional benefit of sealcoating and
traffic markings is the pavement will look uniform and that enhances property appearance. Funding for this work is
identified as "Preventive Maintenance" andfor "Immediate Repairs for Life Extension.” Although we allow for
preventive maintenance to be done every four years, if cracks open or asphalt failures occur sooner they should be
repaired as needed. Contingency built into the funding plan shauld be more than adequate to fund this work, 2) Be
prepared to repave all asphalt around the time period shown in the table. Notes: a) Asphalt is an oil based product -
price varies with the cost of a barrel of ail, and b) Although we allow for 100% of the asphalt to be repaved our
experience supports a smaller percentage of the base/sub-base will need repairs prior to overlaying.

Repairs as needed to keep components in good repair. Work should be done concurrently with pavement work;
pricing should be better because contractor is on site.

OTHER PROPERTY FEATURES
ENTRANCE GATE TO EAST SIDE HOUSING

Most of the equipment has been replaced due o damage from a lightning slrike.

TREES/SHRUBBERY-DISEASED/DEAD REPLACEMENT A reasonable amount to replace dead or diseased common area lrees and shrubbery based on historical

expenditures. Does not include normal landscaping upkeep which is funded from the operaling account nor large
scale improvements.
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RETAINING WALLS/RAILINGS

RAILING REPAIRS/PAINTING

EXERCISE/WALKING TRAIL

SITE LIGHTING

STORM WATER RUN OFF

IRRIGATION SYSTEM UPKEEP

MISCELLANEOUS ITEMS

COMMENTS
PM+ Reserve Study

Masonry retaining walls are a "life-of-the property” component. We make no allowance for total replacement, only
spot repairs. Rational for not including replacement is because it would require a greater contribution from owners for
an event that is not predictable and may never occur. If failure occurs funding from other sources may be needed if
the contingency buill into this study is insufficient to cover the cost of repairs.

Other than spol repairs, we make no allowance for total replacement of these items. These items are Ireated as "Life
of the Property" components thal can be kept in good repair by deing needed spot repairs and periodically painting the
metal.

In fair condition. Trails are exposed to light loads, e.g., pedestrians, carriages, bicycles, etc. We assume some
sections will fail due to erosion, tree root heaving, settiing, asphalt slippage, accordingly, we allow for a percenlage of
trail to be repaired every so often to keep it in good condition.

Components can be kept in good repair by doing spot repairs to lighting fixtures, wiring, cantrols,
ballasts/lransformers, phota cells, poles and mounts, as needed.

Repairs to storm water drainage syslems and ground areas where standing water or flowing water need to be
controlled. Note: this line item has been reduced as we a now informed that the Bio Environmental Fields are the
responsibility of the Master Association.

Irigation systems can be kept in service by replacing failed sprinkler heads, piping, valves and conlrols, as needed.
Note: cost have been increased to reflect historical average annual amounts spent.

Repairsireplacements to signs, sign posts, picnic tables, benches, trash receptacles, dog stations and other
miscellaneous items not reserved for elsewhere.

LAKE & PONDS

CATASTROPHES

We do not budget for pond siltation removal and other major work as we assume lhis is either County responsibility or
maintained by the Master Association or golf course.

Are not predictable events - no reserve allowance. If one occurs funding from other sources may be needed if the
contingency built into the reserves is insufficient to cover expenses.
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