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1 PE (Professional Engineer) license is the engineering profession’s highest standard of competence, a symbol of
achievement and assurance of quality

2RS (Reserve Specidlist) is the professional designation of the Community Associations Institute (CAl) awarded to
qualified reserve specialists who, through years of specialized experience, can help ensure that community
associations prepare their reserve budget as accurately as possible.
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A ENGINEERS

INTRODUCTION

The Stone Brooke Homeowners Association authorized Criterium-Hardy Engineers to
conduct a Full Reserve Study for the Stone Brooke Homeowners Association community
located in Ames, lowa. Studies of this nature are important to ensure a community has
sufficient funds for long-term, periodic capital expenditure requirements. Anticipating large
expenditures over an extended period of fime through a structured analysis and scheduling
process assists the Association in meeting financial requirements without increasing the
service fees above permitted maximums, borrowing the funds, or levying special financial
assessments to the homeowners.

This report must be reviewed in its entirety to understand our findings and their limitations.
The Appendices are an integral part of this report and must be included in any review. We
have conducted the study in general accordance with the National Reserve Study
Standards published by the Community Association Institute (CAl).

This study was conducted by licensed Professional Engineers and other qualified staff
working under the responsible charge of a CAl-certified Reserve Specialist.

Criterium Engineers' Ross Hardy performed this study. Mr. Hardy visited the site on December
8, 2021. This report is principally based on our visual inspection(s) of the Stone Brooke
Homeowners Association. Mr. Hardy prepared this report and the aftached financial
analysis. Kyle Hardy(PE) reviewed his findings and presents this confidential report for the
Board's review and use.

In reviewing the engineering assumptions, cost estimates and projected fund values herein,
please understand that their accuracy diminishes greatly beyond Year 5. Long range
facility maintenance projections are intended only to indicate the likely pattern of capital
expenditures and to guide financial planning. Criterium agrees with CAl'srecommendation
that reserve studies should be updated regularly to allow periodic adjustment of facility
plans and funding strategies.

EXECUTIVE SUMMARY

The Stone Brooke Homeowners Association is a residential community that consists of 167
townhome units located within 92 single-story buildings (class A members). The Association
also includes 25 single family homes (class B members). Multiple entrances to the
community are granted along Stone Brooke Rd and Fletcher Blvd in Ames, lowa.
Construction on the community began in approximately 1990.

Owner responsibilities are broken out below on Page 7. Class A Members (fownhomes) are
responsible for maintenance of all common area components. Class B Members (single
family homes) are duly responsible for all common area components including paved
surfaces, walking trails, drainage, and tree removal. For purposes of this report, we have
broken out our financial recommendations into two general reserve accounts:

1. Common Site & Amenities (Class A & Class B)
2. Townhome Buildings (Class A)

Stone Brooke Homeowners Ames, 1A
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In summary, as a result of our on-site inspections and other investigations, we find the
common components of the property to be in generally good condition.

The Association has responsibility for common area site improvements. The most significant
site improvements include paved surfaces, walking trails, and all site drainage systems. The
Association is also responsible for maintaining the exterior surfaces of the townhome
buildings including the roofs, gutters, and exterior surfaces. Amenities maintained by the
Association include an outdoor pool and clubhouse.

COMMON SITE & AMENITIES (Class A & Class B)

The site components are generally in good condition. Based on our evaluation, maintaining
the current level of funding is NOT projected to maintain a positive balance through the
term of this study.

Current Funding: Currently the community (all owners) is not conftributing to their common
site and amenities reserve fund, and have an estimated Reserve Balance of $7,774 as of
January 1, 2023. The current funding rate is NOT projected to maintain a positive balance
for the next 20-years. Reserve funds are projected to reach a negative balance in year two
(2024).

Beginning Monthly Fee Capital Beginning Monthly Fee Capital

Reserve Fund| Revenue Expenditures Ending Reserve Fund| Revenue Expenditures Ending
Year Balance Per Owner | + Investments Balance Year Balance Per Owner | + Investments Balance
2023 $7,774 $0.00 $117 $7,891 2033 ($479,545) $0.00 ($24,599) ($504,144)
2024 $7,891 $0.00 ($26,574) ($18,683)] | 2034 (8504,144) $0.00 ($27,685) ($531,829)
2025 ($18,683) $0.00 ($61,630) ($80,314)] | 2035 ($531,829) $0.00 ($100,286) ($632,115)
2026 ($80,314) $0.00 ($43,709)] ($124,023)] | 2036 (8632,115) $0.00 ($28,680) (8660,795)
2027 ($124,023) $0.00 ($15,138)]  ($139,161)] | 2037 (8660,795) $0.00 ($42,201) ($702,997)
2028 ($139,161) $0.00 ($119,570)] ($258,731)] | 2038 (8702,997) $0.00 $0 ($702,997),
2029 ($258,731) $0.00 ($142,584)] ($401,315) | 2039 (8702,997) $0.00 ($39,797) ($742,793),
2030 ($401,315) $0.00 ($59,229)  ($460,544)] | 2040 (8742,793) $0.00 ($19,650) (8762,443)
2031 ($460,544) $0.00 ($19,002)] ($479,545)] | 2041 (8762,443) $0.00 ($64,359) ($826,802),
2032 ($479,545) $0.00 $0 | ($479,545)| | 2042 ($826,802) $0.00 ($284,421)] (S1,111,224)|

Alternative 1: Beginning in 2023, the Stone Brooke Homeowners Association’s should begin
allocating $59,904 ($26/unit/month) annually fo the common site & amenities reserve fund.
These funding rates are projected to maintain a positive balance for the next 20-years.

Beginning Monthly Fee Capital Beginning Monthly Fee Capital

Reserve Fund| Revenue Expenditures Ending Reserve Fund| Revenue Expenditures Ending
Year Balance Per Owner [ + Investments Balance Year Balance Per Owner | + Investments Balance
2023 $7,774 $26.00 $1,015 $68,693 2033 $137,705 $26.00 ($22,004) $175,605
2024 $68,693 $26.00 ($25,044) $103,554 2034 $175,605 $26.00 ($24,567) $210,942
2025 $103,554 $26.00 ($40,909) $122,549 2035 $210,942 $26.00 ($105,072) $165,774
2026 $122,549 $26.00 ($41,628) $140,825 2036 $165,774 $26.00 ($25,726) $199,953
2027 $140,825 $26.00 ($6,642) $194,087 2037 $199,953 $26.00 $3,898 $263,754
2028 $194,087 $26.00 ($127,014) $126,977 2038 $263,754 $26.00 $4,855 $328,513
2029 $126,977 $26.00 ($141,920) $44.,961 2039 $328,513 $26.00 ($34,567) $353,850
2030 $44.961 $26.00 ($71,121) $33,744 2040 $353,850 $26.00 ($30,641) $383,113
2031 $33,744 $26.00 ($17,882) $75,766 2041 $383,113 $26.00 ($58,679) $384,338
2032 $75,766 $26.00 $2,035 $137,705 2042 $384,338 $26.00 ($282,024) $162,218

Alternative 2: Beginning in 2023, the Stone Brooke Homeowners Association’s should begin
allocating $36,864 ($16/unit/month) annually fo the common site & amenities reserve fund.
Additionally, a $180K special assessment ($938/unit) will be required in 2028 in order to fund

Stone Brooke Homeowners
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on overlay of the asphalt walking trails. Contributions should increase 3% annually for the
next 20 years. These funding rates are projected to maintain a positive balance for the next

20-years.
Beginning | Monthly Fee Capital Beginning | Monthly Fee Capital

Reserve Fund| Revenue Expenditures Ending Reserve Fund| Revenue Expenditures Ending
Year Balance Per Owner | + Investments Balance Year Balance Per Owner | + Investments Balance
2023 $7,774 $16.00 $670 $45,308 2033 $138,287 $21.50 (822,151) $165,678
2024 $45,308 $16.48 ($25,723) $57,554 2034 $165,678 $22.15 ($24,849) $191,858
2025 $57,554 $16.97 ($41,911) $54,752 2035 $191,858 $22.81 ($105,468) $138,949
2026 $54,752 $17.48 ($42,939) $52,096 2036 $138,949 $23.50 (826,214) $166,870
2027 $52,096 $18.01 ($8,249) $85,337 2037 $166,870 $24.20 $3,339 $225,970
2028 $85,337 $18.55 (8$126,203) $181,870 2038 $225,970 $24.93 $4,251 $287,654
2029 $181,870 $19.10 ($141,335) $84,553 2039 $287,654 $25.68 ($35,192) $311,618
2030 $84,553 $19.68 ($70,746) $59,145 2040 $311,618 $26.45 (831,259) $341,290
2031 $59,145 $20.27 ($17,699) $88,144 2041 $341,290 $27.24 ($59,263) $344,785
2032 $88,144 $20.88 $2,044 $138,287 2042 $344,785 $28.06 ($282,546) $126,880

Current  Funding:

TOWNHOME BUILDINGS (Class A)

The townhome buildings are generally in good condition. Based on our evaluation,
maintaining the current level of funding IS projected to maintain a positive balance through
the term of this study, however it should be noted that reserve balances will continue to
trend downwards without future increases in reserve allocations.

Currently the townhome community

is conftributing $115,028

($57.40/unit/month) to their Reserve Funds and have an estimated Reserve Balance of
$185,170 as of January 1, 2023. The current funding rate IS projected to maintain a positive
balance for the next 20-years.

Beginning Monthly Fee Capital Beginning Monthly Fee Capital

Reserve Fund| Revenue Expenditures Ending Reserve Fund| Revenue Expenditures Ending
Year Balance Per Owner | + Investments Balance Year Balance Per Owner | + Investments Balance
2023 $185,170 $57.40 (89,463)]  $290.735 2033 $350,620 $57.40 ($11,785) $453,863
2024 $290,735 $57.40 (88,299)]  $397.464 2034 $453,863 $57.40 ($10,799) $558,091
2025 $397,464 $57.40 (87,130)]  $505,362 2035 $558,091 $57.40 ($368,564) $304,556
2026 $505,362 $57.40 ($280,906)]  $339.,484 2036 $304,556 $57.40 $6,294 $425,877
2027 $339,484 $57.40 (88,902)]  $445,610 2037 $425,877 $57.40 $8,114 $549,019
2028 $445,610 $57.40 (87,781)|  $552,857 2038 $549,019 $57.40 ($382,053) $281,994
2029 $552,857 $57.40 (8$307,104)]  $360,781 2039 $281,994 $57.40 $5,955 $402,978
2030 $360,781 $57.40 ($10,040)]  $465,769 2040 $402,978 $57.40 $7,770 §525,776
2031 $465,769 $57.40 ($8,980)]  $571.817 2041 $525,776 $57.40 ($418,752) $222,052
2032 $571,817 $57.40 (8336,225)]  $350,620 2042 $222,052 $57.40 $5,056 $342,136

Stone Brooke Homeowners Ames, IA Page 3
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Alternative 1: Beginning in 2023, the Stone Brooke Homeowners Association’s reserve fund
contributions should remain at $115,026 ($57.40/unit/month). Going forward, annual
contributions should increase $4,008 ($2/unit/month) every FOUR years for the next 20 years.

These funding rates are projected to maintain a positive balance for the next 20-years.

Beginning Monthly Fee Capital Beginning Monthly Fee Capital

Reserve Fund| Revenue Expenditures Ending Reserve Fund| Revenue Expenditures Ending
Year Balance Per Owner [ + Investments Balance Year Balance Per Owner | + Investments Balance
2023 $185,170 $57.40 ($9.,463) $290,736 2033 $384,177 $61.40 ($11,161) $496,061
2024 $290,736 $57.40 ($8,299) $397.,467 2034 $496,061 $61.40 ($10,046) $609,061
2025 $397,467 $57.40 ($7,130) $505,367 2035 $609,061 $63.40 (8367,619) $368,495
2026 $505,367 $57.40 ($280,906) $339,491 2036 $368,495 $63.40 $7,433 $502,982
2027 $339,491 $59.40 ($8,841) $449,687 2037 $502,982 $63.40 $9,451 $639,486
2028 $449,687 $59.40 ($7,660) $561,065 2038 $639,486 $63.40 ($380,515) $386,025
2029 $561,065 $59.40 ($306,921) $373,181 2039 $386,025 $65.40 $7,756 $524,843
2030 $373,181 $59.40 ($9,794) $482,425 2040 $524,843 $65.40 $9,839 $665,743
2031 $482,425 $61.40 ($8,610) $596,861 2041 $665,743 $65.40 ($416,412) $380,393
2032 $596,861 $61.40 ($335,729) $384,177 2042 $380,393 $65.40 $7,672 $519,126

Alternative 2: Beginning in 2023, the Stone Brooke Homeowners Association’s reserve fund
contributions should remain at $115,026 ($59.17/unit/month). Contributions should increase
1% every two years for the next 20 years. These funding rates are projected to maintain a
positive balance for the next 20-years.

Beginning | Monthly Fee Capital Beginning | Monthly Fee Capital

Reserve Fund| Revenue Expenditures Ending Reserve Fund| Revenue Expenditures Ending
Year Balance Per Owner | + Investments Balance Year Balance Per Owner | + Investments Balance
2023 $185,170 $57.40 ($9,463) $290,736 2033 $375,125 $60.33 ($11,329) $484,693
2024 $290,736 $57.40 (88,299) $397,467 2034 $484,693 $60.33 ($10,249) $595,341
2025 $397,467 $57.97 ($7,112) $506,535 2035 $595,341 $60.93 ($367,899) $349,549
2026 $506,535 $57.97 (8280,871) $341,843 2036 $349,549 $60.93 $7,075 $478,730
2027 $341,843 $58.55 ($8,832) $450,354 2037 $478,730 $61.54 $9,031 $611,088
2028 $450,354 $58.55 (87,675) $560,020 2038 $611,088 $61.54 (8380,997) $353,418
2029 $560,020 $59.14 (8306,944) $371,591 2039 $353,418 $62.16 $7,170 $485,148
2030 $371,591 $59.14 ($9,825) $480,280 2040 $485,148 $62.16 $9,146 $618,855
2031 $480,280 $59.73 (88,693) $591,288 2041 $618,855 $62.78 (8417,194) $327,467
2032 $591,288 $59.73 ($335,863) $375,125 2042 $327,467 $62.78 $6,799 $460,072

Some significant expenditures are expected over the term of the study. Some of the more
notable examples are listed below:

»  Maintain asphalt parking areas
»  Maintain building exteriors including roofs, gutters, and siding
* Maintain pool and clubhouse

There are, of course, other capital expenditures to be expected over the next twenty years.
Those items that will require attention are discussed later in this report.

A more detailed analysis of the reserve fund has been provided in Appendix A.

Stone Brooke Homeowners
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PURPOSE & SCOPE
OBJECTIVES

The purpose of this reserve study is to determine a reserve needs plan for the Association,
to evaluate the current rate of contribution to the reserve fund, and, if required, to suggest
alternate funding strategies.

This report is infended to be used as a tool by the Association's Board for considering and
managing its future financial obligations, for determining appropriate reserve fund
allocations, and for informing the individual Owners of the Association's required reserve
expenditures and the resulting financial plan.

For purposes of financial planning, Association-responsible expenses are typically divided
info two categories:

« Operation and maintenance (O&M) of commonly held elements of real property
and other assets. These O&M expenses usually include taxes, insurance, property
management costs and other service fees.

» Reserve expenditures for major periodic repairs or replacement of commonly
held elements.

Normal, recurring O&M costs are typically paid by the individual Owners through periodic
assessments or service fees equal to their share of the annual budget, which is estimated
based on cost projections of either actual or average levels of expense.

Some additional contingency amount may be included in annual O&M budgets to result in
a year-end surplus which is carried forward year-to-year to cover variations in annual costs
or any uninsured losses. This carry-over is often referred to as an operating reserve.

These O&M costs, the funding and operating reserves are not typically considered by a
Reserve Study.

Long-term reserve expenditures, the funding plan and ensuring adequate Reserve Fund
balances are the focus of this Reserve Study.

Studies of this nature are important to ensure that a community will have sufficient funds for
long-term, periodic reserve expenditure requirements. This helps preserve the value of the
community and the units within it.

Anticipating significant expenditures over an extended period of time will assist the
Association in determining appropriate levels of present and ongoing contribution to a
reserve fund which will result in adequate balances to cover these expenses as they arise
without any need for borrowing or special assessments.

Of course, borrowing or special assessments may be part of some reserve plans. However,
our study will not consider these sources of revenue unless directed to do so by the Board.
We caution our clients to check state regulations which may limit or preclude these options.

Our reserve expenditure forecast is more reliable over its first few years than in later years.

History demonstrates that, as time progresses, property conditions and management
strategies will change. As a result, planned scopes of work may be altered or deferred.
Actual cost in the marketplace will vary from estimates. Actual rates of inflation and returns
on investment will vary from projections.

Stone Brooke Homeowners Ames, 1A Page 5
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For these reasons, we concur with the Community Association Institute guidelines and
recommend that this reserve study be updated periodically.

LEVEL OF SERVICE

The Community Association Institute (CAI) identifies three levels of service for Reserve
Studies:

I.  Full Reserve Study, with site visit
Il. Reserve Study Update, with site visit
lll. Reserve Study Update, without site visit

All may be appropriate for a community, depending on the condition of the facility and
the phase of their planning cycle. The CAIl National Reserve Study Standard in Appendix D
contains more detail on these levels of service and the scope of study of each of them.

Our current study is a Level | - Full Reserve Study.

Criterium's actual scope of service is enhanced and exceeds the CAI standard in the
Amount principal ways:

« Our investigation and evaluation of the property is performed by experienced
professional engineers

» After preparing and submitting our initial analysis, we engage in an iterative review
process with the Board, toward developing a financial plan more responsive to the
needs of Stone Brooke Homeowners Association.

SOURCES OF INFORMATION

The following people were interviewed during our study: Board members:
» Aaron Keller, Board Treasurer

The following documents were provided to us andreviewed:

* Your Board President’s explanation of the Association’s maintenance responsibilities,
and the Board’s current facility plans.

» Provided Association information, including the current Reserve Fund balance and
rate of confribution.

« Homeowners Declarations and Bylaws
+ Google Map aerial photographs

Criterium determines expected and remaining useful lives (EUL & RUL) of components and
cost estimates for reserve expenditure budgets based on our evaluation of actual
conditions and experience. In doing so, we also utilize these publications for guidance
data:

R S Means — Construction Cost Data
* Marshall & Swift Valuation Service — Costs Index & Life Expectancies

* Fannie Mae - Expected Useful Life Tables

Stone Brooke Homeowners Ames, 1A
Association
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* National Association of Home Builders — Life Expectancy Components

PHYSICAL ANALYSIS

PROPERTY DESCRIPTION

The Stone Brooke Homeowners Association is a residential community that consists of 167
townhome units located within 92 single-story buildings (class A members). The Association
also includes 25 single family homes (class B members). Multiple entrances to the community
are granted along Stone Brooke Rd and Fletcher Blvd in Ames, lowa. Construction on the
community began in approximately 1990.

Stormwater on the site drains via surface flow, landscaped drainage swales, catch basins
or buried piping offsite to municipal maintained drainage systems. The asphalt streets and
concrete curbs are publicly maintained, with the exception of Fletcher Ct, which is
maintained by the Association.

The building envelopes are comprised of relatively moderate-maintenance materials. The
exterior surfaces of the buildings are primarily comprised of Hardie Board fiber cement siding
exterior, with limited amounts of painted trim throughout. Pitched roofing on the townhome
buildings is surfaced with composite asphalt shingles.

COMMON COMPONENTS - COMMON AREAS (CLASS A & CLASS B MEMBERS)
Please refer to Appendix A for the Common Component Inventory.
Association-responsible common components include:

* Paved surfaces of Fletcher Ct and two asphalt parking lots

« Approximately 1.6 miles of asphalt walking trails and 2 bridges

* General landscaping and grounds-keeping

« All parts of the storm water drainage systems

* An outdoor pool, clubhouse, and associated mechanical systems and furnishings

COMMON COMPONENTS - TOWNHOMES (CLASS A TOWNHOME MEMBERS)

« Building exterior envelopes — roofing, gutters, siding, and trim

Individual Unit Owners are responsible for maintenance & repairs of their own:
» Building structure — wood framing, wall sheathing and roof decking
» Interior fit-out and finishes of residential units
* Internal mechanical, electrical, and plumbing systems
« Doors and windows including garage doors
o Skylights

Stone Brooke Homeowners Ames, 1A Page 7
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* Building foundations

» Decks and balconies

+ Concrete driveways

« Patios, porches, and entrance walkways
» Exterior mounted light fixtures

*  Mailboxes

Utility owned and maintained components include:

« Streetlights

CONDITION ASSESSMENT

The following key observations were made about the current condition of the more
significant and costly common elements of the property.

SITE IMPROVEMENTS

Walking Trails: The Association maintains approximately 1.6 miles of walking trails throughout
the community. The walking trails are primarily asphalt paved, with limited portions paved
in concrete. The walking trails were observed to be in fair to locally poor condition. Cracking,
settling, upheaval, and tree root intrusion were observed throughout the frails.

The asphalt trails are reaching the end of their useful life. In conjunction with the full depth
sectional repairs, we have allocated full resurfacing of the asphalt surfaces on a 15-year
cycle beginning in 2025. Full resurfacing would include installing a new 1.5 — 2" layer of
asphalt over all of the existing paving. Limited of sections of existing paving may require
miling  during  resurfacing  in order to repair areas of  significant
cracking/depressions/upheaval and to maintain an adequate drainage profile.

We anticipate the walking frails will require a second round of resurfacing just outside the
scope of this study. In order to build funds for this future overlay, we have allocated
approximately 90% of the replacement cost at the end of this study.

Additionally, the ftrails will require ongoing sectional repairs, including at the time of
resurfacing, in order to address areas of severe deterioration and failure. We have allocated
funding for sectional repairs of approximately 5% of the asphalt paved surfaces every 8
years beginning with the resurfacing project in 2025.

Roads and Parking Areas: The asphalt streets and concrete curbs are publicly maintained,
with the exception of Fletcher Ct, which is maintained by the Association. The Association is
also responsible for maintaining the asphalt parking lot servicing the clubhouse and the
asphalt parking lot at the intersection of Fletcher Blvd and Stone Brooke Rd. It should be
noted that the asphalt surfaces of Stone Brooke Circle and Waterbury Circle are reported
to be publicly maintained. The asphalt surfaces of Fletcher Ct and the two parking lots were
generally in fair condition. Areas of surface deterioration, cracking, seftling, and subsurface

Stone Brooke Homeowners Ames, 1A Page 8
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failure was observed. Areas of localized fatigue cracking and subbase failure will require
eventual repair. Full depth replacement of limited asphalt surfaces will be required over
time. This would include saw cutting and removing sections of paving, repairing base
course/sub-grade as needed, and installing new 2" to 4” thick asphalt paving. We have
allocated funding for on-going sectional replacement needs of approximately 5% of the
asphalt surface area on a 5-year cycle beginning in 2025.

Typically, we recommend crack filling applications and oil resistant sealant to all asphalt
paved surfaces on an approximately 3- to 5-year cycle. At this same time, all cracks should
be properly filled, patched, and sealed. We have allocated funds to for crack fill and seal
coat applications of the Association maintained pavement surfaces on a 5-year cycle
beginning in 2025.

Residential asphalt pavements generally have a lifespan of 20-25 years assuming normal
maintenance and traffic. Considering the age and condition of the asphalt surfaces, we
have allocated funds to resurface Fletcher Ct and the two parking lots on a 20-year cycle
beginning in 2030. This would include repairing areas of fatigue cracking, upheaval and
other subgrade repairs, milling of areas of the paving to maintain adequate drainage
profiles and tfransitions to sidewalks/driveways, surface preparations and installing a new
layer of asphalt paving approximately 1.5 to 2" thick over all areas of paving.

Fletcher Ct and the two parking lots are lined with concrete curb and gutter. We noted
limited sections of cracking and/or deterioration. Considering the limited amount of
concrete curb and gutter maintained by the Association, we have assumed these repairs
will be funded as part of an annual operating budget.

It should be noted that Fletcher Ct is scheduled to have approximately the first 20 linear feet
of asphalt surfaces replaced with concrete in the spring of 2022.

Concrete Pool Deck: The pool deck is concrete surfaced. We observed limited cracking in
the pool deck. Periodic sectional repairs to the concrete surfaces are anticipated over the
next 20 years. We have allocated funds for sectional replacement of approximately 10% of
the pool deck on an 8-year cycle beginning in 2027.

Bridge: The walking trails include a long-beam wooden bridge and a prestressed concrete
bridge traversing a natural creek along the perimeter of the community. It was reported
that the south bridge is in need of replacement in the near term. The north bridge was
observed to be in good condition, and we do not anticipate the need for replacement
within the scope of this study. Minor repairs to the north bridge should be funded through
an annual operating budget. We have allocated funding to replace the south bridge
beginning in 2026.

Retaining Walls: There is an approximately 160 square feet of wood tie retaining wall installed
at the rear of the building at 1601 Woodhaven Cir. The wood tie retaining wall is reaching
the end of its useful life and will likely require replacement in the near term. It was reported
that this wall is the responsibility of the individual unit owner, and has not been included in
this study.

Fencing: There is approximately 250 linear feet of 6’ wood privacy fencing installed at the
perimeter of the pool deck. The wood fence was observed to be in fair condition and in
need of painting/staining. Wood fencing of this nature typically has a useful life of 20- to 25-
years. We have allocated funding to replace the wood fence around the pool on a 20-
year cycle beginning in 2028. Between replacement cycles, the wood fence should be on

Stone Brooke Homeowners Ames, 1A
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a regular paint cycle to ensure protection from environmental elements and to extend the
life of the fencing components. We have assumed ongoing paint cycles for the fencing will
be funded through an annual operating budget.

Thereis a 4’ aluminum fence installed along the block retaining wall adjacent to the building
at 1531 Stone Brooke Rd. The fence was recently installed and is in good condition. We have
assumed future repairs and/or replacement of this fence will be funded as part of an annual
operating budget.

Drainage: Storm water on the site drains via surface flow or via landscaped and armored
swales toward catch basins and curb inlets in the paved and landscaped areas which
discharge offsite. Gutters and downspouts discharge stormwater from the building roofs to
buried piping away from the buildings. It was reported that the Association has had a
number of recent drainage concerns. We did not observe significant drainage or soll
erosion concerns at the time of our inspection. We recommend burying downspout piping
at the time of future replacement in order to mitigate future soil erosion. It is likely that
additional erosion concerns will develop over time and require repair. Repairs may include
repairing/extending downspout piping, regrading surfaces, augmenting or installing rip rap
at areas of significant soil erosion, and clearing accumulated debris from stormwater piping
components. Over time, small landscape drainage systems will likely need to be installed
in flat areas of the community to address standing water concerns. We have allocated
funding for ongoing maintenance and repair of the drainage systems on a 5-year cycle
beginning in 2026.

Trees: There are a significant number of mature trees throughout the common areas of the
community. A number of those frees are Ash trees, which are at significant risk of damage
due to emerald ash borer (EBA). It was reported that the Association has recently been
removing and replacing a number of Ash trees due to the risk of EBA. We have allocated
funding for ongoing tree removal and replacement on a 5-year schedule beginning in 2024.
We recommend the Association freat existing Ash trees with a protective insecticide
annually, which should be funded through an annual operating budget.

Entfrance Monument: A small stone retaining wall with a metal identifier is located at the
intersection of Bloomington Rd and Fletcher Blvd. The monument includes accent lighting
and landscaping. The monument was observed to be in good condition. We do not
anticipate the need for refurbishment or replacement of the entrance monument within the
scope of this study. Minor repairs may be required, including general landscaping updates
and replacing landscape lighting, which should be funded as part of an annual operating
budget.

BUILDING STRUCTURE & EXTERIOR

All buildings are wood frame construction over full basement configurations. Loads are
transferred to soil by spread footings. Exterior surfaces are maintained by the Association
with the exception of entrance doors, garage doors, and windows. Exterior surfaces are
primarily comprised of Hardie Board fiber cement siding, with limited amounts of painted
trim. .

Painting: The exterior of the buildings generally appeared to be in good condition. It was
reported that the Hardie Board fiber cement siding was installed on all of the buildings
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approximately 10 years ago. It is our understanding that the Association is currently painting
trim components on a é-year cycle, and the fiber cement siding on a 12-year cycle. The
painting cycles include annual painting of approximately 8 buildings per year. We noted
limited areas of flaking and/or chipping in the painted surfaces of the fiber cement plank
siding. Limited amounts of deterioration and faded paint were observed in the trim
components as well. We typically recommend trim repairs in conjunction with full painting
of the exterior surfaces on an approximately 5- to 7-year cycle. It was reported that the
expenses associated with painting the buildings is handled through an annual operating
fund. Thus, funds for painting the exterior surfaces of the buildings has not been included
within the scope of this report.

Gutters & Downspouts: It was reported that the Association is currently in the process of
replacing the gutters and downspouts on all of the buildings through 2035. It was reported
that approximately 25% of the gutters and downspouts have been replaced at the time of
our visit. The remaining gutters and downspouts on the buildings are scheduled to be
replaced over the next 14 years. We have allocated funding to replace the gutters and
downspouts on 10 buildings annually for the next 14 years, beginning immediately in 2023.

Roof: The predominant pitched roof surfaces over the fownhome buildings and clubhouse
are covered in asphaltic fiberglass shingles. Roof surfacing is applied over roof sheathing.
The roofs throughout the community are of varying age and condition. The oldest roofs are
reported to be approximately 20 years old. Limited staining and shingle granular loss was
observed on a limited number of roofs. We are unaware of any concerns with current roof
leaks at this time.

It is likely that minor repairs to vent boots, flashing, gutters, and individual shingles will be
periodically required. We have assumed these minor repairs would be funded from an
annual maintenance budget.

It was reported that new roofs are Class 4 rubberized shingles with an expected useful life of
approximately 30 years. We strongly recommend that any re-roofing project closely follow
procedures outlined by the National Roofing Contractors Association’'s Roofing and
Waterproofing Manual. A re-roofing sequence should include removal of the existing
roofing material, replacement of any inadequate roof sheathing, replacement of any
damaged flashing, and replacement of drip edge components. We recommend the
installation of hail-resistant roofing materials. Based on the varying age and condition of the
roofs, we have allocated funding for replacement of the roofs on a 30-year cycle in six (6)
phases beginning immediately in 2026. Ongoing roof replacement will likely continue
outside the scope of this study. The phased roof replacement cycles include replacing
approximately 9 roofs every 3-years. This replacement rate will allow for approximately 63 of
the 92 residential buildings over the next 20 years.

» It was reported that the Association is currently contributing approximately $102K for
future roof replacements and $13K for future gutter replacements on an annual basis.
This amount constitutes the assumed current reserve fund annual contribution rate.
We have also allocated funding to replace the roof and gutters on the clubhouse on a 20-
year cycle beginning in 2028.

Siding: The Hardie Board fiber cement plank siding on the buildings was reportedly installed
approximately 10 years ago. Hardie Board fiber cement siding typically has a useful life of
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40+ years with proper maintenance and paint schedule. We anticipate replacement of the
exterior siding on the buildings to fall outside the scope of this study.

Exterior Mounted Lighting: Wall mounted exterior light fixtures are installed at the front and
rear entrances to the townhome units. It was reported that the exterior light fixtures are the
responsibility of the individual unit owners.

Foundations: Building foundations are reported to be the responsibility of the individual
homeowners. Funding for future foundation repairs has not been allocated with the scope
of this study.

MECHANICAL, ELECTRICAL, & PLUMBING SYSTEMS

Pool Mechanical Equipment: The pool utilizes a Triton sand filter and % HP Marathon pump
stored in the pool house adjacent to the clubhouse. The pool equipment also includes a
Raypak water heater. The pool equipment was reported to be functioning adequately and
no maintenance concerns were indicated. It was reported that the pool pump was recently
replaced. It was unknown when the pool filter and water heater were last replaced. We
have allocated funds to replace the pool pump and filter on a 10-year cycle beginning in
2029. We have allocated funding to replace the pool heater on a 12-year cycle beginning
in 2029.

Clubhouse HVAC: The Clubhouse is heated and cooled by a split system with a gas-fired
furnace located in the mechanical closet and an air-cooled condenser at the exterior. The
units were manufactured in 2003 and are reaching their expected useful life of 20-years.
We have allocated funds for replacement of the clubhouse HVAC components on a 20-
year cycle beginning in in 2024.

Water Heater: There is a 38-gallon A.O. Smith natural gas water heater in the clubhouse that
is approximately 16 years old. The cost to replace this water heater does not meet the
minimum threshold of $2,000 for reserve funds and should be funded through an annual
operating budget.

AMENITIES

Pool: The property includes an in-ground pool with fiberglass structure. The pool was
covered for the season at the time of our inspection. The pool appeared to be in generally
good condition and no leakage concerns were reported at the time of our visit. It was
reported that the pool was painted in 2019, however the last paint cycle is failing and will
require repainting in the near term. Typically, pools should be drained and minor cracks
repaired at the fime of painting with an epoxy product. We recommend two coats of epoxy
paint at the time of painting. We have budgeted funds to paint the pool on a 5-year cycle
beginning in 2025.

Pool Cover: The poolincludes a custom reinforced vinyl cover. The pool cover appeared
to be in generally good condition at the time of our inspection. We anticipate the pool
cover to have a useful life of approximately 8-10 years. We have allocated funding to
replace the pool cover on an 8-year cycle beginning in 2028.
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Pool Furniture: The pool furniture was in storage at the time of the site visit. Due to the
unpredictability of the lifespan of these items, we have budgeted for replacement of the
furniture every eight years, beginning in 2027. The fund allocation would also include
replacing the pool ladders and rails.

Clubhouse: The Clubhouse Building includes meeting/recreation rooms, a kitfchen areq,
mechanical rooms, storage rooms, and restrooms. Restroom finishes include tile floor and
painted drywall with vanity and toilet. The kitchen includes file floor, standard cabinets,
dishwasher, stove, microwave and sink. The meeting/recreation room includes carpet
flooring, painted drywall, kitchen, and furnishings.

The interior finishes of the Clubhouse appeared to be generally maintained and partially
outdated. We have allocated funds for replacement of the carpeting on an 8-year cycle
beginning in 2021. We have allocated funds for refurbishing the clubhouse on a 30-year
cycle beginning in 2031. Refurbishment may include updating the kitchen and including
cabinet and appliance replacement, replacing windows and doors as needed, replacing
carpets, updating restrooms, and painting interior surfaces. We have also allocated funds
to refurbish the clubhouse on a 30-year cycle beginning in 2031.

LIFE AND VALUATION

OPINIONS OF USEFUL LIFE

Simply stated, for components which require periodic reserve expenditures for their repairs
or replacement, the frequency of work equals the typical, industry accepted expected
useful life (EUL) for the type of feature:

Component's Frequency of Reserve Expenditure = Component's EUL

And the remaining useful life (RUL) of a component before the next reserve expenditure
for its repair or replacement is equal to the difference between its EUL and its age:

RUL = EUL Age

Of course, the condition and rate of deterioration of actual site improvements and building
elements rarely conform to such simple analysis. And, often, a property's history and
available documentation does not provide any record of a particular component's actual
age.

In our experience, the effective age and actual RUL of an installed item vary greatly from
its actual age and calculated RUL. These variances depend on the quality of its original
materials and workmanship, level of service, climatic exposure, and ongoing maintenance.
As part of Criterium's work on this reserve study, we have determined our opinion of the
effective age, EUL and RUL of each common component based on our evaluation of ifs
existing condition and considering those factors.

As aresult, in preparing the Reserve Expenditure schedule for reserve studies, we often:

» Accelerate the schedule of work for components found to be in poorer condition
than expected for their age.

» Defer work for components observed to be in unusually good condition.
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In reality, reserve repair and replacement work for some components is often spread over
a number of years. This may be done because not all on-site installations of a particular
type of component age or deteriorate at the same rate. Or work may be scheduled in
phases to limit disruption or ease cash flow.

For these reasons, when it seems appropriate, we will spread some budgets over multiple
years. However, it is beyond the scope of this reserve study to prioritize the need for work
between a number of buildings or installed locations or to closely specify or breakdown
phased work packages.

In summary, we have based our opinion of the remaining service life and expected
frequency and schedule of repair for each common component on some or all of the
following:

* Actual or assumed age and observed existing condition
» Association's or Property Manager's maintenance history and plan

« Our experience with actual performance of such components under similar
service and exposure

« Our experience managing the repairs and replacements of such components
We use the following documentation to guide our considerations:

* Fannie Mae - Expected Useful Life Tables
* National Association of Home Builders - Life Expectancy of Components
* Marshall & Swift Valuation Service Expected Life Expectancies

COST ESTIMATING

In developing our estimate of capital expenditure for most common components, we have
estimated a quantity of each item and also a unit cost for its repair or replacement. Insome
cases, it is more appropriate to estimate a lump sum cost for a required work package or
lot".

Unless directed to take a different approach, we assume that contract labor will perform
the work and apply appropriate installer's mark-ups on supplied material and equipment.
When required, our estimated costs include demolition and disposal of existing materials,
and protection of other portions of the property.

When appropriate for large capital projects, we will also include soft costs for design and
project management, and typical general confractor's cost for general conditions,
supervision, overhead and profit.

We have based our opinion of unit and lump sum costs on some or all of the following:

* Records of previous maintenance expenses

* Previously solicited Vendor quotations or Contractor proposals

» Provided capital budgets developed by others

* Our project files on repairs and replacements at other properties

We use the following publications to guide our considerations:

R S Means - Construction Cost Data
« Marshall & Swift Valuation Service - Facility Cost Index
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Annual aggregated capital expenditure budgets have been calculated for all years during
the study period by inflating the annual tallies of current dollar cost estimates and
compounding for inflation at 3.0% per year.

Of course, it is impossible to accurately predict inflation fluctuation. Three percent is close
to the average annual values of both consumer and construction cost increases since the
US Bureau of Labor Statistics started publishing data approximately 85 years ago.

RESERVE FUND ANALYSIS

Please refer to Appendix A which contains tables and graphs illustrating the findings
following below.

RESERVE EXPENDITURE PROJECTION

Based on our investigations and estimates described in the Condition Assessment section of
this report, we have identified likely reserve expenditures throughout the study period.

In summary, the 20-year total of projected reserve expenditures (current dollar costs
estimates inflated at 3.0% annually) are $3,364,921 (fotal expenses).

Please note that we have assumed that the cost of minor repair & replacement work valued
at less than $2,000 will be covered by normal Operations & Maintenance budgets. Such
“de minimis” costs may be for one-time work on a single item, or aggregated repairs of a
type of component over a year.

We have also included no reserve budget allowance for repair of casualty damage by
vehicle impact, severe storm action, etc. It is assumed that such expenses would be
defrayed by proceeds of insurance claims. Financial data, records of past expenses, and
cost estimates provided by others have been taken in good faith and at face value. No
audit or other verification has been performed.

» Fiscal Year Starting Date: January 1, 2023

» For Designated Fiscal Year: 2023

» Estimated Starting Fund Balance: $192,944 (total reserves)
e On Date: January 1, 2023

« Study Period: 20 Years

« Current Rate of Annual Conftribution: $115,028 (class A)

* Planned Increases: None

* Planned Special Assessments: None

» Projected Average Return on Investment: 1.5%

* Projected Rate of Inflation: 3.0%

Financial data, records of past expenses, and cost estimates provided by others have been
taken in good faith and at face value. No audit or other verification has been performed.
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Our initial analysis was a projection of the Association's current rate of confribution forward
over 20 years with no increases.

CURRENT FUNDING PLAN PROJECTION

Given the reported $192,944 (total) starting balance of the Reserve Fund on January 1, 2023,
the current ongoing rate of contribution @ $115,028 per year, and an anticipated average
rate of return on investment of 1.5% per year, our financial analysis indicates that the
Association's current funding will prove insufficient to meet future needs.

ALTERNATIVE FUNDING PLAN PROJECTION

In this report, we have recommended maintaining a minimum threshold fund balance
equal to two times the average annual reserve expenditure current dollar budgets. The
initial value should be based on the average in dollars, and then the threshold value should
grow over the planning period at the assured rate of inflation.

We have prepared the recommended funding plan for the Board's consideration:

COMMON SITE & AMENITIES (Class A & Class B)

» Alterngtive 1: Beginning in 2023, the Stone Brooke Homeowners Association’s should
begin allocating $59,904 ($26/unit/month) annually to the common site & amenities
reserve fund. These funding rates are projected to maintain a positive balance for the
next 20-years.

» Alterndative 2: Beginning in 2023, the Stone Brooke Homeowners Association’s should
begin allocating $36,864 ($16/unit/month) annually to the common site & amenities
reserve fund. Additionally, a $180K special assessment ($938/unit) will be required in
2028 in order to fund on overlay of the asphalt walking frails. Contributions should
increase 3% annually for the next 20 years. These funding rates are projected to
maintain a positive balance for the next 20-years.

TOWNHOME BUILDINGS (Class A)

« Alterndgtive 1: Beginning in 2023, the Stone Brooke Homeowners Association’s reserve
fund conftributions should remain at $115,026 ($57.40/unit/month). Going forward,
annual contributions should increase $4,008 ($2/unit/month) every FOUR years for the
next 20 years. These funding rates are projected to maintain a positive balance for
the next 20-years.

« Alterndative 2: Beginning in 2023, the Stone Brooke Homeowners Association’s reserve
fund contributions should remain at $115,026 ($59.17/unit/month). Conftributions
should increase 1% every two years for the next 20 years. These funding rates are
projected to maintain a positive balance for the next 20-years.
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FUNDING METHODOLOGIES

The Community Association Institute (CAI) recognizes several reserve funding
methodologies, all of which may be used to satisfy these financial criteria and funding
principles:

« Sufficient Funds When Required

» Stable Contribution Rate over the Years

« Evenly Distributed Contributions over the Years
» Fiscally Responsible

For the planning needs of your association, we have recommended a cash-flow approach.
This methodology is approved by CAI.

There are other ways of determining appropriate reserve funding levels. These are set forth
in CAl's National Reserve Study Standard. The Standard is attached for your reference in
Appendix C.

One strategy to ensure there will be sufficient funds available to cover unplanned
emergencies is to maintain prudent minimum threshold reserve balances.

« For your association, we suggest an inifial threshold equal to two fimes the average
annual reserve expenditure in current dollars. This equals $246,628 in Year One.

« This is then adjusted for inflation over the study period leading to a future dollar
threshold value of approximately $336,492 in Year 20.

The alternative funding plans we developed should maintain positive reserve balances
throughout the study which will not fall far below this suggested range of minimum threshold
values.

LIMITATIONS

This information in this study is not to be considered a warranty of condition, quality,
compliance, or cost. No warranty is implied.

Financial data, records of past expenses, and cost estimates provided by others have been
taken in good faith and at face value. No audit or other verification has been performed.

The observations described in this study are valid on the dates of the investigation and have
been made under the conditions noted in the report.

This study is limited to the visual observations made during our inspection. We did not
undertake any excavation conduct any destructive or invasive testing, remove surface
materials or finishes, or displace furnishings or equipment.

In the absence of other information such as records from construction or previous
inspections, or indirect evidence of concealed conditions, we cannot form any opinion on
unobserved portions of the facility.

However, our opinion regarding concealed portions of the property and their condition are
informed by our experience with other similar facilities.

Stone Brooke Homeowners Ames, 1A Page 17
Association



A ENGINEERS

In some cases, we inspected only a representative sample of site improvements and
building spaces, components, systems, or equipment. We cannot be responsible for
unobserved aberrations.

We did not perform any computations or other engineering analysis as part of this study, nor
did we conduct a comprehensive code compliance investigation.

We did not undertake to completely assess the structural stability of the buildings or the
underlying foundations and soils. Similarly, we performed no seismic assessment.

We did not undertake a comprehensive environmental assessment of the facility, nor
perform any sampling or testing for hazardous materials.

Reserve budgets are opinions of likely expense based on rough cost estimates. We have
not obtained competitive quotations or estimates from contractors. Actual costs can vary
significantly, based on the eventually determined scope of work, availability of materials
and qualified contractors, and many other variables. We cannot be responsible for
variances.

Criterium Engineers prepared this confidential report for the review and use of the Board of
the Association. We do not intend any other individual or party to rely upon this study
without our express written consent. If another individual or party relies on this study, they
shall indemnify, defend, and hold Criterium Engineers, its subsidiaries, affiliates, officers,
directors, members, shareholders, partners, agents, employees, and such other parties in
interest specified by Criterium Engineers harmless for any damages, losses, or expenses they
may incur as a result of its use. Any use or reliance of the report by an individual or party
other than shall constitute acceptance of these terms and conditions.

Criterium Engineers does not offer financial counseling services. Although reasonable rates
of inflation and return on investment must be assumed to calculate projected balances, no
one can accurately predict actual economic performance. Although reserve fund
management and investment may be discussed during the course of the study, we do not
purport to hold any special qualifications in this area.

We recommend that the Board also seek other professional guidance before finalizing their
current reserve fund planning activity. Depending on issues which may arise, an
appropriate team of consultants to aid decision-making might include their property
manager, accountant, financial counselor, and attorney.

CONCLUSION

Criterium Engineers is pleased to present this report for the Board's consideration and use.

To the best of our ability, we have attempted to work in the best interest of Stone Brooke
Homeowners Association and to aid the Board toward fulfilment of their fiduciary
responsibilities and obligations to the individual Unit Owners who comprise the association's
membership.

In our professional opinion, and within the limitations disclosed elsewhere herein, all
information contained herein is reliable and appropriate to guide the Board's deliberations
and decision-making.
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All of Criterium's work for this study has been carried out in strict accordance with the CAl
Code of Ethics. We consider our report confidential and will not share its content with
anyone but the Board without its knowledge and release.

We are unaware of any other involvement or business relationship between Criterium
Engineers and the Developer, individual Unit Owners, members of the Board, or any other
entities which constitutes any conflict of interest.

Criterium Engineers appreciates this opportunity to assist the Board in support of the
Association's facility and financial planning.

Thank you.
Respectfully submitted,
CRITERIUM-HARDY ENGINEERS

?@1/2( # = Bl-V-(,?/

Ross A. Hardy, CAI RS Kyle D. Hardy, PEKS), CAI RS
Project Manager President
Inspection and Reporting Reviewing
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Itemized Worksheet
Capital Item Reserve Frequency  Remaining
To Be Replaced Quantity Unit cost Requirement (*) (yrs**) Life (yrs) Notes
Site
Sectional repairs to walking path 282 Square Yards $65.00 $18,304.00 8 2 5% every 8 years
Overlay walking trail - phase I 2,816 Square Yards $32.00 $90,112.00 20 5 fair to locally poor condition
Overlay walking trail - phase 11 2,816 Square Yards $32.00 $90,112.00 20 6
Allocation for future walking trail overlay 5,069 Square Yards $32.00 $162,201.60 20 19 90% funding for future overlay in 2043
Sectional repairs to Fletcher Ct, clubhouse parking lot, & north parking lot 101 Square Yards $78.00 $7,858.50 5 2 fair condition
Crack fill & seal coat Fletcher Ct, clubhouse parking lot, & north parking lot 2,015 Square Yards $2.00 $4,030.00 5 2
Resurface Fletcher Ct, clubhouse parking lot, & north parking lot 2,015 Square Yards $18.00 $36,270.00 20 7
Sectional repairs to pool deck 30 Square Yards $165.00 $4,950.00 8 4 10% every 8 years
Replace south walking trail bridge 1 Allowance $25,000.00 $25,000.00 20 3 reaching end of useful life
Replace wood fence around pool 250 Linear Feet $34.00 $8,500.00 20 5 needs regular paint/stain schedule
Common area drainage improvements 1 Allowance $15,000.00 $15,000.00 5 3 reported drainage issues; none noted at the time of inspection
Allowance for tree removal and replacement 1 Allowance $20,000.00 $20,000.00 5 1 ash trees
Building Exterior
Replace roofs and gutters on clubhouse 24 Squares $335.00 $8,040.00 20 5
Building Interior
Mechanical
Replace pool water heater 1 Each $4,500.00 $4,500.00 12 6 Raypak water heater
Replace pool pump and filter 1 Each $4,800.00 $4,800.00 10 6 reported to have been replaced recently
Replace HVAC furnace and condenser for clubhouse 1 Allowance $5,800.00 $5,800.00 20 1 last replaced in 2003
Amenities
Paint pool 1,550 Square Feet $6.50 $10,075.00 5 2 painted in 2019, but needs new paint
Replace pool cover 1,000 Square Feet $4.53 $4,530.00 8 5
Replace pool furniture 1 Allowance $3,500.00 $3,500.00 8 4 partial replacement as needed; chairs, tables, loungers, umbrellas
Refurbish clubhouse 1 Allowance $45,000.00 $45,000.00 30 12 paint, kitchen, furnishings, flooring, restrooms, doors, windows
Other
Totals  $568,583.10
Total Over Term  $798,361.60
Total Over Term w/ Inflation $1,097,974.52
* Costs are typically 10%+
** Reserve study is based on a 20 year projection of non-annual maintenance
Criterium Engineers Page 1 of 12 8/3/2022
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Annual Expense By Year
Year: 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032
Year Number: 1 2 3 4 5 6 7 8 9 10
Site
Sectional repairs to walking path 0 0 18,304 0 0 0 0 0 0 0
Overlay walking trail - phase I 0 0 0 0 0 90,112 0 0 0 0
Overlay walking trail - phase II 0 0 0 0 0 0 90,112 0 0 0
Allocation for future walking trail overlay 0 0 0 0 0 0 0 0 0 0
Sectional repairs to Fletcher Ct, clubhouse parking lot, & north parking lot 0 0 7,859 0 0 0 0 7,859 0 0
Crack fill & seal coat Fletcher Ct, clubhouse parking lot, & north parking lot 0 0 4,030 0 0 0 0 4,030 0 0
Resurface Fletcher Ct, clubhouse parking lot, & north parking lot 0 0 0 0 0 0 0 36,270 0 0
Sectional repairs to pool deck 0 0 0 0 4,950 0 0 0 0 0
Replace south walking trail bridge 0 0 0 25,000 0 0 0 0 0 0
Replace wood fence around pool 0 0 0 0 0 8,500 0 0 0 0
Common area drainage improvements 0 0 0 15,000 0 0 0 0 15,000 0
Allowance for tree removal and replacement 0 20,000 0 0 0 0 20,000 0 0 0
Building Exterior
Replace roofs and gutters on clubhouse 0 0 0 0 0 8,040 0 0 0 0
Building Interior
Mechanical
Replace pool water heater 0 0 0 0 0 0 4,500 0 0 0
Replace pool pump and filter 0 0 0 0 0 0 4,800 0 0 0
Replace HVAC furnace and condenser for clubhouse 0 5,800 0 0 0 0 0 0 0 0
Amenities
Paint pool 0 0 10,075 0 0 0 0 10,075 0 0
Replace pool cover 0 0 0 0 0 4,530 0 0 0 0
Replace pool furniture 0 0 0 0 3,500 0 0 0 0 0
Refurbish clubhouse 0 0 0 0 0 0 0 0 0 0
Other
Total Costs 0 25,800 40,268 40,000 8,450 111,182 119,412 58,234 15,000 0
Total Costs Adjusted For 3% Inflation 0 26,574 42,720 43,709 9,511 128,890 142,584 71,620 19,002 0
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Annual Expense By Year

Site
Sectional repairs to walking path
Overlay walking trail - phase I
Overlay walking trail - phase II
Allocation for future walking trail overlay

Year:
Year Number:

Sectional repairs to Fletcher Ct, clubhouse parking lot, & north parking lot
Crack fill & seal coat Fletcher Ct, clubhouse parking lot, & north parking lot

Resurface Fletcher Ct, clubhouse parking lot, & north parking lot

Sectional repairs to pool deck

Replace south walking trail bridge

Replace wood fence around pool

Common area drainage improvements

Allowance for tree removal and replacement
Building Exterior

Replace roofs and gutters on clubhouse
Building Interior
Mechanical

Replace pool water heater

Replace pool pump and filter

Replace HVAC furnace and condenser for clubhouse
Amenities

Paint pool

Replace pool cover

Replace pool furniture

Refurbish clubhouse
Other

Total Costs
Total Costs Adjusted For 3% Inflation

Criterium Engineers
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2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 TOTALS
11 12 13 14 15 16 17 18 19 20
18,304 0 0 0 0 0 0 0 18,304 0 54,912
0 0 0 0 0 0 0 0 0 0 90,112
0 0 0 0 0 0 0 0 0 0 90,112
0 0 0 0 0 0 0 0 0 162,202 162,202
0 0 7,859 0 0 0 0 7,859 0 0 31,434
0 0 4,030 0 0 0 0 4,030 0 0 16,120
0 0 0 0 0 0 0 0 0 0 36,270
0 0 4,950 0 0 0 0 0 0 0 9,900
0 0 0 0 0 0 0 0 0 0 25,000
0 0 0 0 0 0 0 0 0 0 8,500
0 0 0 15,000 0 0 0 0 15,000 0 60,000
0 20,000 0 0 0 0 20,000 0 0 0 80,000
0 0 0 0 0 0 0 0 0 0 8,040
0 0 0 0 0 0 0 0 4,500 0 9,000
0 0 0 0 0 0 4,800 0 0 0 9,600
0 0 0 0 0 0 0 0 0 0 5,800
0 0 10,075 0 0 0 0 10,075 0 0 40,300
0 0 0 4,530 0 0 0 0 0 0 9,060
0 0 3,500 0 0 0 0 0 0 0 7,000
0 0 45,000 0 0 0 0 0 0 0 45,000
18,304 20,000 75,414 19,530 0 0 24,800 21,964 37,804 162,202 798,362
24,599 27,685 107,522 28,680 0 0 39,797 36,302 64,359 284,421 1,097,975
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Reserve Study Worksheet

General Information:
Stone Brooke HOA
Ames, 1A

1 Organization:
2 Address:

3 Number of Units

Age of Building (in years)
5a  Study Period (in years)
5b Normal Fiscal Year starts:
5¢  Partial Fiscal Year starts:
5d Partial Year Length:

Site Inspection Date

192
31
20

January 1, 2023

January 1, 2023
12 months

December 8, 2021

ENGINEER

CRITERIU%""

@ Criterium Engineers 2004

6
7 Reserve Funds at start $7,774
8  Rate of Return on invested Reserve Funds (%) 1.5%
9  Inflation Rate (%) 3.0%
10 Current Funding Levels
Existing Funding Levels
Total/Month Total Annual Per Unit/Month ~ Per Unit/Year|
Reserve Fund Contribution $0 $0 $0.00 $0.00
Years Out Total Annual Per Unit
Planned Special Assessment................. 0 $0 $0
Balance Computed ($1,090,084)
11 Alternative Reserve Fund Contribution
Alternative 1 Level Funding with Steps
Total/Month Total Annual Per Unit/Month ~ Per Unit/Year|
Monthly Amount, (First Year) $4,992 $59,904 $26.00 $312.00
Monthly Amount, (Last Year) $4,992 $59,904 $26.00 $312.00
Balance Required Final Year $54,899
Special Assessments: Years Out Total/Year Per Unit
First Assessment $0
Second Assessment. $0
Balance Computed $162,218
Alternative 2 Escalating Funding at 3% per Year
Total/Month Total Annual Per Unit/Month ~ Per Unit/Year|
Monthly Amount, (First Year) $3,072 $36,864 $16.00 $192.00
Monthly Amount, (Last Year) $5,387 $64,641 $28.06 $336.67
Balance Required Final Year $54,899
Base Escalation % 3.00%
Special Assessments: Years Out Total/Year Per Unit
First Assessment 6 Jan 2028 $180,000 $938
Second Assessment. $0
Balance Computed $126,880
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Itemized Graph CRITERI ”i\;’ld”
® Criterium Engineers 2004
Categories Totals
Site $664,562
Building Exterior $8,040 H
Building Interior $0 Ite mize d G ra p h
Mechanical $24,400
Amenities $101,360
Other $0
Total $798,362

Criterium Engineers

A . Site, $664,562
Building Exterior,

$8,040

Building Interior, S0

Amenities,
$101,360

Mechanical, $24,400

m Site = Building Exterior ~ m Building Interior ~® Mechanical = Amenities
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Existing Funding Levels

CRIT

E
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NGINEFERS

& Crerium Enginesrs 2004

Beginning Annual Annual Fee
Reserve Fund Fee Revenue Special Investment Capital Ending
Year Balance Revenue Per Owner Assessments Earnings Expenditures Balance
2023 $7,774 $0 $0 $0 $117 $0 $7,891
2024 $7,891 $0 $0 $0 $0 $26,574 ($18,683)
2025 ($18,683) $0 $0 $0 $0 $42,720 (561,403)
2026 ($61,403) $0 $0 $0 $0 $43,709 ($105,112)
2027 ($105,112) $0 $0 $0 $0 $9,511 ($114,623)
2028 ($114,623) $0 $0 $0 $0 $128,890 ($243,513)
2029 ($243,513) $0 $0 $0 $0 $142,584 ($386,097)
2030 (8386,097) $0 $0 $0 $0 $71,620 ($457,717)
2031 ($457,717) $0 $0 $0 $0 $19,002 ($476,719)
2032 ($476,719) $0 $0 $0 $0 $0 ($476,719)
2033 ($476,719) $0 $0 $0 $0 $24,599 ($501,318)
2034 ($501,318) $0 $0 $0 $0 $27,685 ($529,003)
2035 ($529,003) $0 $0 $0 $0 $107,522 (5636,524)
2036 ($636,524) $0 $0 $0 $0 $28,680 ($665,205)
2037 ($665,205) $0 $0 $0 $0 $0 ($665,205)
2038 ($665,205) $0 $0 $0 $0 $0 ($665,205)
2039 (5665,205) $0 $0 $0 $0 $39,797 ($705,001)
2040 ($705,001) $0 $0 $0 $0 $36,302 ($741,304)
2041 ($741,304) $0 $0 $0 $0 $64,359 ($805,662)
2042 ($805,662) $0 $0 $0 $0 $284,421 ($1,090,084)
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Existing Funding Levels

Beginning Balance as of start of year beginning Jan 2023: $7,774

AMOUNT

CONTRIBUTIONS

$0.00 per year
$0.00 per unit per year
$0.00 per month
$0.00 per unit per month

Projected Annual Funding and Expenditures:

Year:
Year Number:

End of Year Reserve Fund Balance

Capital Expenditures:
Total Revenue (all sources)

Year:
Year Number:

End of Year Reserve Fund Balance

Capital Expenditures:
Total Revenue (all sources)

2023
1
7,891

117

2038
16
(665,205)

2024

2
(18,683)

26,574

2039

17
(705,001)

39,797

© Crterum Engineers 2004
SPECIAL ASSESSMENTS
Totals
Per Year $0 Per Unit $0
2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
3 4 5 6 7 8 9 10 11 12 13 14 15
(61,403)  (105,112)  (114,623)  (243,513)  (386,097)  (457,717)  (476,719)  (476,719)  (501,318)  (529,003)  (636,524)  (665205)  (665205)
42,720 43,709 9,511 128,890 142,584 71,620 19,002 - 24,599 27,685 107,522 28,680 -
2040 2041 2042
18 19 20
(741,304)  (805,662)  (1,090,084)
36,302 64,359 284,421

200,000

Existing Funding Levels

(200,000)

(400,000)

(600,000)

(800,000)

(1,000,000)

(1,200,000)

2023

Criterium Engineers

2024

2025

2026 2027

2028

2029 2030 2031

2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042

Funding Years
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Alternative 1: Level Funding with Steps

CRIT

E
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& Crerium Enginesrs 2004

Beginning Fee Fee Revenue Special Investment Capital Ending

Year Balance Revenue Per Owner Assessments Earnings Expenditures Balance

2023 $7,774 $59,904 $312 $0 $1,015 $0 $68,693
2024 $68,693 $59,904 $312 $0 $1,530 $26,574 $103,554
2025 $103,554 $59,904 $312 $0 $1,811 $42,720 $122,549
2026 $122,549 $59,904 $312 $0 $2,081 $43,709 $140,825
2027 $140,825 $59,904 $312 $0 $2,868 $9,511 $194,087
2028 $194,087 $59,904 $312 $0 $1,877 $128,890 $126,977
2029 $126,977 $59,904 $312 $0 $664 $142,584 $44,961
2030 $44,961 $59,904 $312 $0 $499 $71,620 $33,744
2031 $33,744 $59,904 $312 $0 $1,120 $19,002 $75,766
2032 $75,766 $59,904 $312 $0 $2,035 $0 $137,705
2033 $137,705 $59,904 $312 $0 $2,595 $24,599 $175,605
2034 $175,605 $59,904 $312 $0 $3,117 $27,685 $210,942
2035 $210,942 $59,904 $312 $0 $2,450 $107,522 $165,774
2036 $165,774 $59,904 $312 $0 $2,955 $28,680 $199,953
2037 $199,953 $59,904 $312 $0 $3,898 $0 $263,754
2038 $263,754 $59,904 $312 $0 $4,855 $0 $328,513
2039 $328,513 $59,904 $312 $0 $5,229 $39,797 $353,850
2040 $353,850 $59,904 $312 $0 $5,662 $36,302 $383,113
2041 $383,113 $59,904 $312 $0 $5,680 $64,359 $384,338
2042 $384,338 $59,904 $312 $0 $2,397 $284,421 $162,218
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Alternative 1: Level Funding with Steps © Crleriost Enchiness 2004
Beginning Balance as of start of year beginning Jan 2023: $7,774
CONTRIBUTIONS SPECIAL ASSESSMENTS SETTINGS (analyzed by unit/month)
FIRST YR LAST YR Totals Starting amount ($): 26
$59,904.00 $59,904.00 per year First Per Year $0  Per Unit $0 Increment by ($): 0
$312.00 $312.00 per unit per year Second Per Year $0  Per Unit $0 Every 2 year
$4,992.00 $4,992.00 per month Frequency: 15 time
$26.00 $26.00 per unit per month
Projected Annual Funding and Expenditures:
Year: 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
Year Number: 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
End of Year Reserve Fund Balance 68,693 103,554 122,549 140,825 194,087 126,977 44,961 33,744 75,766 137,705 175,605 210,942 165,774 199,953 263,754
Capital Expenditures: - 26,574 42,720 43,709 9,511 128,890 142,584 71,620 19,002 - 24,599 27,685 107,522 28,680 -
Total Revenue (all sources) 60,919 61,434 61,715 61,985 62,772 61,781 60,568 60,403 61,024 61,939 62,499 63,021 62,354 62,859 63,802
Year: 2038 2039 2040 2041 2042
Year Number: 16 17 18 19 20
End of Year Reserve Fund Balance 328,513 353,850 383,113 384,338 162,218
Capital Expenditures: - 39,797 36,302 64,359 284,421
Total Revenue (all sources) 64,759 65,133 65,566 65,584 62,301
Alternative 1: Level Funding with Steps
400,000
350,000
300,000
250,000
200,000
150,000
100,000
BALANCE THRESHOLD
50,000
2023 2024 2025 2026 2027 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042
79,836
Funding Years 109,797
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Alternative 2: Escalating Funding at 3% per Year

CRIT

E

HG:LIHA

& Crerium Enginesrs 2004

Beginning Annual Fee Fee Revenue Special Investment Capital Ending
Year Balance Revenue Per Owner Assessments Earnings Expenditures Balance
2023 $7,774 $36,864 $192 $0 $670 $0 $45,308
2024 $45,308 $37,970 $198 $0 $851 $26,574 $57,554
2025 $57,554 $39,109 $204 $0 $809 $42,720 $54,752
2026 $54,752 $40,282 $210 $0 $770 $43,709 $52,096
2027 $52,096 $41,491 $216 $0 $1,261 $9,511 $85,337
2028 $85,337 $42,735 $223 $0 $2,688 $128,890 $181,870
2029 $181,870 $44,018 $229 $0 $1,250 $142,584 $84,553
2030 $84,553 $45,338 $236 $0 $874 $71,620 $59,145
2031 $59,145 $46,698 $243 $0 $1,303 $19,002 $88,144
2032 $88,144 $48,099 $251 $0 $2,044 $0 $138,287
2033 $138,287 $49,542 $258 $0 $2,448 $24,599 $165,678
2034 $165,678 $51,028 $266 $0 $2,835 $27,685 $191,858
2035 $191,858 $52,559 $274 $0 $2,053 $107,522 $138,949
2036 $138,949 $54,136 $282 $0 $2,466 $28,680 $166,870
2037 $166,870 $55,760 $290 $0 $3,339 $0 $225,970
2038 $225,970 $57,433 $299 $0 $4,251 $0 $287,654
2039 $287,654 $59,156 $308 $0 $4,605 $39,797 $311,618
2040 $311,618 $60,931 $317 $0 $5,044 $36,302 $341,290
2041 $341,290 $62,758 $327 $0 $5,095 $64,359 $344,785
2042 $344,785 $64,641 $337 $0 $1,875 $284,421 $126,880
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Alternative 2: Escalating Funding at 3% per Year © Crleriost Enchiness 2004
Beginning Balance as of start of year beginning Jan 2023: $7,774
CONTRIBUTIONS SPECIAL ASSESSMENTS SETTINGS (analyzed by unit/month)
FIRST YR LAST YR Totals Starting amount ($): 16
$36,864.00 $64,641.25 per year First Jan 2028 Per Year $180,000 Per Unit $938 Increment by (%): 3
$192.00 $336.67 per unit per year Second Per Year $0  Per Unit $0 Step (%):
$3,072.00 $5,386.77 per month Every 1 year
$16.00 $28.06 per unit per month Frequency: 20 time
Projected Annual Funding and Expenditures:
Year: 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
Year Number: 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
End of Year Reserve Fund Balance 45,308 57,554 54,752 52,096 85,337 181,870 84,553 59,145 88,144 138,287 165,678 191,858 138,949 166,870 225,970
Capital Expenditures: - 26,574 42,720 43,709 9,511 128,890 142,584 71,620 19,002 - 24,599 27,685 107,522 28,680 -
Total Revenue (all sources) 37,534 38,820 39,918 41,052 42,752 225,423 45,267 46,212 48,001 50,143 51,991 53,864 54,613 56,602 59,100
Year: 2038 2039 2040 2041 2042
Year Number: 16 17 18 19 20
End of Year Reserve Fund Balance 287,654 311,618 341,290 344,785 126,880
Capital Expenditures: - 39,797 36,302 64,359 284,421
Total Revenue (all sources) 61,684 63,761 65,974 67,854 66,516
Alternative 2: Escalating Funding at 3% per Year

400,000

350,000

300,000

250,000

200,000

150,000

100,000 i

-_ . BALANCE THRESHOLD
50,000
2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 29.836
Funding Years 109,797
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Summary of Reserve Balances

Year Yearly

Year Number Expenditures Current Alt. 1

2023 1 $0 $7,891 $68,693
2024 2 ($26,574) $7,891 $103,554
2025 3 ($42,720) ($18,683) $122,549
2026 4 ($43,709) ($61,403) $140,825
2027 5 ($9,511) ($105,112) $194,087
2028 6 ($128,890) ($114,623) $126,977
2029 7 ($142,584) ($243,513) $44.961
2030 8 ($71,620) ($386,097) $33,744
2031 9 ($19,002) ($457,717) $75,766
2032 10 $0 ($476,719) $137,705
2033 11 ($24,599) ($476,719) $175,605
2034 12 ($27,685) ($501,318) $210,942
2035 13 ($107,522) ($529,003) $165,774
2036 14 ($28,680) ($636,524) $199,953
2037 15 $0 ($665,205) $263,754
2038 16 $0 ($665,205) $328,513
2039 17 ($39,797) ($705,001) $353,850
2040 18 ($36,302) ($741,304) $383,113
2041 19 ($64,359) ($805,662) $384,338
2042 20 ($284,421)  ($1,090,084) $162,218

Alt. 2
$45,308
$57,554
$54,752
$52,096
$85,337

$181,870
$84,553
$59,145
$88,144

$138,287
$165,678
$191,858
$138,949
$166,870
$225,970
$287,654
$311,618
$341,290
$344,785
$126,880

CR'TEHElLFIMAE

& Criterium Engineers 2004

$600,000
$400,000
$200,000
S0
($200,000)
($400,000)
($600,000)
($800,000)
($1,000,000)

($1,200,000)

Summary of Reserve Balances

5 6 7 8 9 10 11
Funding Years
B Expenditures =—Current

12 13 14 15 16

Alt. 1

Alt. 2

17 18 19 20
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APPENDIX A
TOWNHOMES (CLASS A)



CRITERIUM A°

ENGINEERS

B Criterium Enginesrs 2004

Itemized Worksheet
Capital Item Reserve Frequency  Remaining
To Be Replaced Quantity Unit cost Requirement (*) (yrs**) Life (yrs) Notes
Site
Building Exterior
Ongoing gutter & downspout replacement project 1,720 Linear Feet $8.00 $13,760.00 1 0 10 units per year; project completed around 2036
Replace roofs - phase I 740 Squares $335.00 $247,900.00 20 3 9 buildings a year based on age and condition
Replace roofs - phase IT 740 Squares $335.00 $247,900.00 20 6 9 buildings a year based on age and condition
Replace roofs - phase III 740 Squares $335.00 $247,900.00 20 9 9 buildings a year based on age and condition
Replace roofs - phase IV 740 Squares $335.00 $247,900.00 20 12 9 buildings a year based on age and condition
Replace roofs - phase V 740 Squares $335.00 $247,900.00 20 15 9 buildings a year based on age and condition
Replace roofs - phase VI 740 Squares $335.00 $247,900.00 20 18 9 buildings a year based on age and condition
Building Interior
Mechanical
Amenities
Other
Totals $1,501,160.00
Total Over Term $1,762,600.00
Total Over Term w/ Inflation $2,266,946.06
* Costs are typically 10%+
** Reserve study is based on a 20 year projection of non-annual maintenance
Criterium Engineers Page 1 of 12 4/18/2022



Annual Expense By Year

Year: 2023
Year Number: 1
Site
Building Exterior
Ongoing gutter & downspout replacement project 13,760
Replace roofs - phase I
Replace roofs - phase II
Replace roofs - phase I1I
Replace roofs - phase IV
Replace roofs - phase V
Replace roofs - phase VI
Building Interior
Mechanical
Amenities
Other

coocooo

Total Costs 13,760

2024

13,760

cococooo

13,760

2025

13,760

coocooo

13,760

2026

13,760
247,900

coocoo

261,660

2027

13,760

coocooo

13,760

2028

13,760

cocooo

13,760

2029

13,760
0

247,900
0

0
0
0

261,660

2030

13,760

cocooo

13,760

2031

13,760

coocooo

13,760

CRIT

ENGINEERS

@ Criterium Engineers 2004

2032
10

13,760

0

0
247,900
0

0
0

261,660

Total Costs Adjusted For 3% Inflation 13,760

14,173

14,598

285,923

15,487

15,952

312,436

16,923

17,431

341,407

Criterium Engineers
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Annual Expense By Year
Year: 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 TOTALS
Year Number: 11 12 13 14 15 16 17 18 19 20

Site

Building Exterior
Ongoing gutter & downspout replacement project 13,760 13,760 13,760 0 0 0 0 0 0 0 178,880
Replace roofs - phase I 0 0 0 0 0 0 0 0 0 0 247,900
Replace roofs - phase II 0 0 0 0 0 0 0 0 0 0 247,900
Replace roofs - phase I1I 0 0 0 0 0 0 0 0 0 0 247,900
Replace roofs - phase IV 0 0 247,900 0 0 0 0 0 0 0 247,900
Replace roofs - phase V 0 0 0 0 0 247,900 0 0 0 0 247,900
Replace roofs - phase VI 0 0 0 0 0 0 0 0 247,900 0 247,900

Building Interior

Mechanical

Amenities

Other

Total Costs 13,760 13,760 261,660 0 0 247,900 0 0 247,900 0 1,666,280

Total Costs Adjusted For 3% Inflation 18,492 19,047 373,065 0 0 386,220 0 0 422,033 0 2,266,946
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Reserve Study Worksheet

General Information:
1 Organization: Stone Brooke HOA
2 Address: Ames, 1A

3 Number of Units

Age of Building (in years)
5a  Study Period (in years)
5b  Normal Fiscal Year starts:
5c¢  Partial Fiscal Year starts:

167

31

20
January 1, 2023
January 1, 2023

ENGINEER

CRITERIU%""

@ Criterium Engineers 2004

5d Partial Year Length: 12 months
6  Site Inspection Date December 8, 2021
7  Reserve Funds at start $185,170
8  Rate of Return on invested Reserve Funds (%) 1.5%
9  Inflation Rate (%) 3.0%
10 Current Funding Levels
Existing Funding Levels
Total/Month Total Annual Per Unit/Month ~ Per Unit/Year|
Reserve Fund Contribution $9,586 $115,028 $57.40 $688.79
Years Out Total Annual Per Unit
Planned Special Assessment................. 0 $0 $0
Balance Computed $342,136
11 Alternative Reserve Fund Contribution
Alternative 1 Level Funding with Steps
Total/Month Total Annual Per Unit/Month ~ Per Unit/Year|
Monthly Amount, (First Year) $9,586 $115,030 $57.40 $688.80
Monthly Amount, (Last Year) $10,922 $131,062 $65.40 $784.80
Balance Required Final Year $113,347
Special Assessments: Years Out Total/Year Per Unit
First Assessment $0
Second Assessment. $0
Balance Computed $519,126
Alternative 2 Escalating Funding at 1% per Year
Total/Month Total Annual Per Unit/Month ~ Per Unit/Year|
Monthly Amount, (First Year) $9,586 $115,030 $57.40 $688.80
Monthly Amount, (Last Year) $10,484 $125,806 $62.78 $753.33
Balance Required Final Year $113,347
Base Escalation % 1.00%
Special Assessments: Years Out Total/Year Per Unit
First Assessment $0
Second Assessment. $0
Balance Computed $460,072
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Itemized Graph CRH—; “,!m h’lda
® Criterium Engineers 2004
Categories Totals
Site $0
Building Exterior $1,762,600 H
Building Interior $0 Ite mize d G ra p h
Mechanical $0
Amenities $0
Other $0 Building Interior, $0
Total $1,762,600

Criterium Engineers

Building Exterior,

/ $1,762,600

Site, $0

Mechanical, $0

Amenities, SO

m Site = Building Exterior ~ m Building Interior ~® Mechanical = Amenities
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Existing Funding Levels

CRIT
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& Crerium Enginesrs 2004

Beginning Annual Annual Fee
Reserve Fund Fee Revenue Special Investment Capital Ending
Year Balance Revenue Per Owner Assessments Earnings Expenditures Balance
2023 $185,170 $115,028 $689 $0 $4,297 $13,760 $290,735
2024 $290,735 $115,028 $689 $0 $5,874 $14,173 $397,464
2025 $397,464 $115,028 $689 $0 $7,468 $14,598 $505,362
2026 $505,362 $115,028 $689 $0 $5,017 $285,923 $339,484
2027 $339,484 $115,028 $689 $0 $6,585 $15,487 $445,610
2028 $445,610 $115,028 $689 $0 $8,170 $15,952 $552,857
2029 $552,857 $115,028 $689 $0 $5,332 $312,436 $360,781
2030 $360,781 $115,028 $689 $0 $6,883 $16,923 $465,769
2031 $465,769 $115,028 $689 $0 $8,450 $17,431 $571,817
2032 $571,817 $115,028 $689 $0 $5,182 $341,407 $350,620
2033 $350,620 $115,028 $689 $0 $6,707 $18,492 $453,863
2034 $453,863 $115,028 $689 $0 $8,248 $19,047 $558,091
2035 $558,091 $115,028 $689 $0 $4,501 $373,065 $304,556
2036 $304,556 $115,028 $689 $0 $6,294 $0 $425,877
2037 $425,877 $115,028 $689 $0 $8,114 $0 $549,019
2038 $549,019 $115,028 $689 $0 $4,167 $386,220 $281,994
2039 $281,994 $115,028 $689 $0 $5,955 $0 $402,978
2040 $402,978 $115,028 $689 $0 $7,770 $0 $525,776
2041 $525,776 $115,028 $689 $0 $3,282 $422,033 $222,052
2042 $222,052 $115,028 $689 $0 $5,056 $0 $342,136
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Existing Funding Levels

Beginning Balance as of start of year beginning Jan 2023: $185,170

CONTRIBUTIONS
AMOUNT
$115,028.00 per year
$688.79 per unit per year
$9,585.67 per month

$57.40 per unit per month

Projected Annual Funding and Expenditures:

Year:

Year Number:

End of Year Reserve Fund Balance
Capital Expenditures:

Total Revenue (all sources)

Year:

Year Number:

End of Year Reserve Fund Balance
Capital Expenditures:

Total Revenue (all sources)

2023

1
290,735
13,760
119,325

2038

16
281,994
386,220
119,195

2024

2
397,464
14,173
120,902

2039
17
402,978

120,983

SPECIAL ASSESSMENTS
Totals
Per Year $0 Per Unit $0
2025 2026 2027 2028 2029
3 4 5 6 7
505,362 339,484 445,610 552,857 360,781
14,598 285,923 15,487 15,952 312,436
122,496 120,045 121,613 123,198 120,360
2040 2041 2042
18 19 20
525,776 222,052 342,136
- 422,033 -
122,798 118,310 120,084

2030

8
465,769
16,923
121,911

2031

9
571,817
17,431
123,478

2032

10
350,620
341,407
120,210

2033

11
453,863
18,492
121,735

2034

12
558,091
19,047
123,276

2035

13
304,556
373,065
119,529

2036
14
425,877

121,322

2037
15
549,019

123,142

700,000

Existing Funding Levels

600,000

500,000

400,000

300,000

200,000

100,000

BALANCE THRESHOLD

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042
Funding Years
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Alternative 1: Level Funding with Steps

CRIT

HG:LEHA

& Crerium Enginesrs 2004

Beginning Fee Fee Revenue Special Investment Capital Ending

Year Balance Revenue Per Owner Assessments Earnings Expenditures Balance

2023 $185,170 $115,030 $689 $0 $4,297 $13,760 $290,736
2024 $290,736 $115,030 $689 $0 $5,874 $14,173 $397,467
2025 $397,467 $115,030 $689 $0 $7,468 $14,598 $505,367
2026 $505,367 $115,030 $689 $0 $5,017 $285,923 $339,491
2027 $339,491 $119,038 $713 $0 $6,646 $15,487 $449,687
2028 $449,687 $119,038 $713 $0 $8,292 $15,952 $561,065
2029 $561,065 $119,038 $713 $0 $5,515 $312,436 $373,181
2030 $373,181 $119,038 $713 $0 $7,129 $16,923 $482,425
2031 $482.,425 $123,046 $737 $0 $8,821 $17,431 $596,861
2032 $596,861 $123,046 $737 $0 $5,677 $341,407 $384,177
2033 $384,177 $123,046 $737 $0 $7,331 $18,492 $496,061
2034 $496,061 $123,046 $737 $0 $9,001 $19,047 $609,061
2035 $609,061 $127,054 $761 $0 $5,446 $373,065 $368,495
2036 $368,495 $127,054 $761 $0 $7,433 $0 $502,982
2037 $502,982 $127,054 $761 $0 $9.,451 $0 $639,486
2038 $639,486 $127,054 $761 $0 $5,705 $386,220 $386,025
2039 $386,025 $131,062 $785 $0 $7,756 $0 $524,843
2040 $524,843 $131,062 $785 $0 $9,839 $0 $665,743
2041 $665,743 $131,062 $785 $0 $5,622 $422,033 $380,393
2042 $380,393 $131,062 $785 $0 $7,672 $0 $519,126
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Alternative 1: Level Funding with Steps © Crleriost Enchiness 2004
Beginning Balance as of start of year beginning Jan 2023: $185,170
CONTRIBUTIONS SPECIAL ASSESSMENTS SETTINGS (analyzed by unit/month)
FIRST YR LAST YR Totals Starting amount ($): 57.4
$115,029.60  $131,061.60 per year First Per Year $0 Per Unit $0 Increment by ($): 2
$688.80 $784.80 per unit per year Second Per Year $0 Per Unit $0 Every 4 year
$9,585.80 $10,921.80 per month Frequency: 15 time
$57.40 $65.40 per unit per month
Projected Annual Funding and Expenditures:
Year: 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
Year Number: 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
End of Year Reserve Fund Balance 290,736 397,467 505,367 339,491 449,687 561,065 373,181 482,425 596,861 384,177 496,061 609,061 368,495 502,982 639,486
Capital Expenditures: 13,760 14,173 14,598 285,923 15,487 15,952 312,436 16,923 17,431 341,407 18,492 19,047 373,065 - -
Total Revenue (all sources) 119,326 120,903 122,498 120,047 125,683 127,329 124,553 126,167 131,866 128,723 130,377 132,046 132,499 134,487 136,504
Year: 2038 2039 2040 2041 2042
Year Number: 16 17 18 19 20
End of Year Reserve Fund Balance 386,025 524,843 665,743 380,393 519,126
Capital Expenditures: 386,220 - - 422,033 -
Total Revenue (all sources) 132,758 138,818 140,900 136,683 138,733
Alternative 1: Level Funding with Steps
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Alternative 2: Escalating Funding at 1% per Year

CRIT

HG:LIHA

& Crerium Enginesrs 2004

Beginning Annual Fee Fee Revenue Special Investment Capital Ending
Year Balance Revenue Per Owner Assessments Earnings Expenditures Balance
2023 $185,170 $115,030 $689 $0 $4,297 $13,760 $290,736
2024 $290,736 $115,030 $689 $0 $5,874 $14,173 $397,467
2025 $397,467 $116,180 $696 $0 $7,486 $14,598 $506,535
2026 $506,535 $116,180 $696 $0 $5,052 $285,923 $341,843
2027 $341,843 $117,342 $703 $0 $6,655 $15,487 $450,354
2028 $450,354 $117,342 $703 $0 $8,276 $15,952 $560,020
2029 $560,020 $118,515 §710 $0 $5,491 $312,436 $371,591
2030 $371,591 $118,515 $710 $0 $7,098 $16,923 $480,280
2031 $480,280 $119,700 §717 $0 $8,738 $17,431 $591,288
2032 $591,288 $119,700 $717 $0 $5,544 $341,407 $375,125
2033 $375,125 $120,897 §724 $0 $7,163 $18,492 $484,693
2034 $484,693 $120,897 $724 $0 $8,798 $19,047 $595,341
2035 $595,341 $122,106 §731 $0 $5,166 $373,065 $349,549
2036 $349,549 $122,106 $731 $0 $7,075 $0 $478,730
2037 $478,730 $123,327 $738 $0 $9,031 $0 $611,088
2038 $611,088 $123,327 $738 $0 $5,223 $386,220 $353,418
2039 $353,418 $124,561 $746 $0 $7,170 $0 $485,148
2040 $485,148 $124,561 $746 $0 $9,146 $0 $618,855
2041 $618,855 $125,806 $753 $0 $4,839 $422,033 $327,467
2042 $327,467 $125,806 $753 $0 $6,799 $0 $460,072
Criterium Engineers Page 10 of 12 4/18/2022
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Alternative 2: Escalating Funding at 1% per Year © Creerium Engneers 2004
Beginning Balance as of start of year beginning Jan 2023: $185,170
CONTRIBUTIONS SPECIAL ASSESSMENTS SETTINGS (analyzed by unit/month)
FIRST YR LAST YR Totals Starting amount ($): 57.4
$115,029.60  $125,806.18 per year First Per Year $0 Per Unit $0 Increment by (%): 1
$688.80 $753.33 per unit per year Second Per Year $0 Per Unit $0 Step (%):
$9,585.80 $10,483.85 per month Every 2 year
$57.40 $62.78 per unit per month Frequency: 20 time
Projected Annual Funding and Expenditures:
Year: 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037
Year Number: 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
End of Year Reserve Fund Balance 290,736 397,467 506,535 341,843 450,354 560,020 371,591 480,280 591,288 375,125 484,693 595,341 349,549 478,730 611,088
Capital Expenditures: 13,760 14,173 14,598 285,923 15,487 15,952 312,436 16,923 17,431 341,407 18,492 19,047 373,065 - -
Total Revenue (all sources) 119,326 120,903 123,666 121,232 123,997 125,618 124,007 125,613 128,439 125,244 128,060 129,695 127,272 129,181 132,358
Year: 2038 2039 2040 2041 2042
Year Number: 16 17 18 19 20
End of Year Reserve Fund Balance 353,418 485,148 618,855 327,467 460,072
Capital Expenditures: 386,220 - - 422,033 -
Total Revenue (all sources) 128,550 131,730 133,706 130,646 132,605
Alternative 2: Escalating Funding at 1% per Year
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Summary of Reserve Balances CRIT

| Mf
ENGINEERS

& Criterium Engineers 2004

Year Yearly

Year Number Expenditures Current Alt. 1 Alt. 2

2023 1 ($13,760) $290,735 $290,736 $290,736
2024 2 ($14,173) $290,735 $397,467 $397,467
2025 3 ($14,598) $397,464 $505,367 $506,535
2026 4 ($285,923) $505,362 $339,491 $341,843
2027 5 ($15,487) $339,484 $449,687 $450,354
2028 6 ($15,952) $445,610 $561,065 $560,020
2029 7 ($312,436) $552,857 $373,181 $371,591
2030 8 ($16,923) $360,781 $482,425 $480,280
2031 9 ($17,431) $465,769 $596,861 $591,288
2032 10 ($341,407) $571,817 $384,177 $375,125
2033 11 ($18,492) $350,620 $496,061 $484,693
2034 12 ($19,047) $453,863 $609,061 $595,341
2035 13 ($373,065) $558,091 $368,495 $349,549
2036 14 $0 $304,556 $502,982 $478,730
2037 15 $0 $425,877 $639,486 $611,088
2038 16 ($386,220) $281,994 $386,025 $353,418
2039 17 $0 $402,978 $524,843 $485,148
2040 18 $0 $525,776 $665,743 $618,855
2041 19 ($422,033) $222,052 $380,393 $327,467
2042 20 $0 $342,136 $519,126 $460,072

Summary of Reserve Balances
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Stone Brooke Homeowners, Assn. Inc.

Balance Sheet
As of January 31, 2022

ASSETS
Current Assets
Checking/Savings
102 - First National Bank - Checking
103 - Hi-Fi -First National
111 - Vanguard Money Market

Total Checking/Savings

Accounts Receivable
115 - Accounts Receivable

Total Accounts Receivable

Other Current Assets
107.2 - Vanguard Wellington
109.1 - Vanguard-Healthcare
113 - Vanguard Brokerage Account
120 - Prepaid Insurance

Total Other Current Assets
Total Current Assets

Fixed Assets
161 - Land Improvements & Landscaping
162 - Land
163 - Furniture & Equipment
164 - Clubhouse & Pool
165 - Accumulated Depreciation

Total Fixed Assets
TOTAL ASSETS

LIABILITIES & EQUITY
Liabilities
Current Liabilities
Accounts Payable
200 - Accounts Payable

Total Accounts Payable

Other Current Liabilities
219 - Prepaid Dues
230 - Accrued real estate taxes

Total Other Current Liabilities
Total Current Liabilities
Total Liabilities

Equity
305 - Siding Replacement Equity
307 - Roofing Replacement Equity
309 - Common Area Equity
312 - Fixed Asset Equity
313 - Townhome Equity
Net Income

Total Equity
TOTAL LIABILITIES & EQUITY

NO ASSURANCE PROVIDED

Jan 31, 22

105,432
780
99

106,312

-458
-458

61,218
33,811
23,477

2,837

121,343
227,197

130,290
75,700
3,525
151,863
-147,586

213,793
440,989

4,641
4,641

2,381
5,390

7,770
12,412
12,412

61,034
96,264
7,774
211,431
27,872
24,202

428,578
440,989



Stone Brooke Homeowners Association
Revenue Expenses Vs. Budget

Oct 21 Budget $ Over Budget Jan - Oct 21 YTD Budget $ Over Budget Annual Budget
Ordinary Income/Expense
TH Income
4100 - TH - SERVICES & MAINTENANCE 9,627.83 9,627.84 (0.01) 96,278.30 96,278.32 (0.02) 115,534.00
4111 - TH - SIDING & PAINTING 7,717.50 7,717.47 0.03 77,175.00 77,174.70 0.30 92,609.64
4115 - TH - RAIN GUTTERS 597.00 596.98 0.02 5,970.00 5,969.80 0.20 7,163.76
4120 - TH - ROOFING 10,137.00 10,137.01 (0.01) 101,370.00 101,370.10 (0.10) 121,644.12
Total TH Income  28,079.33 28,079.30 0.03 280,793.30 280,792.92 0.38 336,951.52
TH Expense
5115 - ASSOC MANAGER - TH 1,400.90 1,400.80 0.10 13,838.20 14,008.00 (169.80) 16,809.60
5133 - LAWN MAIN - TH 4,622.87 4,551.75 71.12 47,035.27 45,517.50 1,517.77 54,621.00
5135 - SNOW REM - TH - 2,390.63 (2,390.63) 38,953.18 23,906.30 15,046.88 28,687.56
5141 - SIDING REPLACE & RPR - TH - 3,750.00 (3,750.00) 10,288.42 37,500.00 (27,211.58) 45,000.00
5142 - PAINTING TH 39,186.90 3,916.67 35,270.23 52,058.10 39,166.70 12,891.40 47,000.04
5144 - RAIN GUTTER REPLACE - TH 10,749.25 1,083.33 9,665.92 12,981.25 10,833.30 2,147.95 12,099.96
5145 - RAIN GUTTER REPAIR - TH - 41.67 (41.67) 176.55 416.70 (240.15) 500.04
5146 - ROOF REPLACE - TH 20,082.83 8,333.33 11,749.50 173,840.46 83,333.30 90,507.16 99,999.96
5147 - ROOF REPAIR - TH 425.00 83.33 341.67 1,455.57 833.30 622.27 999.96
5148 - UTILITY LINE REPAIR - TH - 1,000.00 (1,000.00) 1,560.00 10,000.00 (8,440.00) 12,000.00
5167 - PROFESSIONAL FEES - TH - 83.33 (83.33) - 833.30 (833.30) 999.96
Total TH Expense 76,467.75 26,634.84 49,832.91 352,187.00 266,348.40 85,838.60 319,618.08
Net Townhome Income (48,388.42) 1,444.46 (49,832.88) (71,393.70) 14,444.52 (85,838.22) 17,333.44
Com & Admin Income
4200 - TH - COMMON AREA 5,580.17 5,580.14 0.03 55,801.70 55,801.40 0.30 66,961.68
4210 - SF - COMMON AREA 835.33 835.35 (0.02) 8,353.30 8,353.50 (0.20) 10,024.20
4300 - TH - ADMINISTRATIVE 1,315.50 1,315.50 - 13,155.00 13,155.00 - 15,786.00
4310 - SF - ADMINISTRATIVE 196.92 196.93 (0.01) 1,969.20 1,969.30 (0.10) 2,363.16
Total Com & Admin Income 7,927.92 7,927.92 - 79,279.20 79,279.20 - 95,135.04
Com & Admin Expense
5210 - CLUB HOUSE RESER CLERK COM 110.00 100.00 10.00 610.00 1,000.00 (390.00) 1,200.00
5212 - CLUB HOUSE MAIN & EXP - COM 120.00 270.83 (150.83) 4,741.11 2,708.30 2,032.81 3,249.96
5215 - ASSOC. MANAGER - COM 372.39 363.80 8.59 3,678.45 3,638.00 40.45 4,365.60
5225 - HOSPITALITY - COM - 33.33 (33-33) 210.47 333.30 (122.83) 399.96
5230 - TREE MAINT - COM - 562.50 (562.50) 4,372.21 5,625.00 (1,252.79) 6,750.00
5231 - PATH MAINT - COM - 166.67 (166.67) - 1,666.70 (1,666.70) 2,000.04
5232 - GROUND MAINT - COM 580.48 1,183.33 (602.85) 6,119.67 11,833.30 (5,713.63) 14,199.96
5233 - LAWN MAINT - COM 880.55 853.25 27.30 8,852.25 8,532.50 319.75 10,239.00
5234 - POOL MAIN - COM - 1,166.67 (1,166.67) 4,451.33 11,666.70 (7,215.37) 14,000.04
5235 - SNOW REM - COM - 421.88 (421.88) 6,841.82 4,218.80 2,623.02 5,062.56
5262 - REAL ESTATE TAX - COM 385.00 333.33 51.67 3,850.00 3,333.30 516.70 3,999.96
5265 - DEPRECIATION - COM 1,180.75 1,260.92 (80.17) 11,674.18 12,609.20 (935.02) 15,131.04
5281 - CLUB HOUSE GARBAGE - COM 14.30 15.00 (0.70) 133.90 150.00 (16.10) 180.00
5282 - PHONE COM 39.52 33.33 6.19 391.53 333.30 58.23 399.96
5284 - ELECT/WATER - COM 326.84 160.68 166.16 1,922.06 1,606.80 315.26 1,928.16

11/17/2021 2:08 PM
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Stone Brooke Homeowners Association
Revenue Expenses Vs. Budget

Oct 21 Budget $ Over Budget Jan - Oct 21 YTD Budget $ Over Budget Annual Budget
5286 - GAS - COM 152.37 115.92 36.45 1,171.67 1,159.20 12.47 1,391.04
5290 - BEAUTIFICATION - TREES - - - (795.16) - (795.16) -
5420 - OFFICE SUPPLIES - ADMIN - 8.33 (8.33) 77.45 83.34 (5.89) 100.00
5426 - CLERICAL - ADMIN - 15.00 (15.00) - 150.00 (150.00) 180.00
5428 - INTERNET/DOMAIN NAME - ADMIN - 25.00 (25.00) 266.88 250.00 16.88 300.00
5460 - ACCOUNT FEES - ADMIN 1,200.00 1,183.33 16.67 11,085.00 11,833.34 (748.34) 14,200.00
5465 - INSURANCE - ADMIN 296.67 300.00 (3-33) 2,966.70 3,000.00 (33.30) 3,600.00
5467 - PROFESSIONAL FEES - ADMIN - 125.00 (125.00) - 1,250.00 (1,250.00) 1,500.00
5480 - NET GARB FEE - ADMIN 33.67 (4.17) 37.84 (589.30) (41.66) (547.64) (50.00)
5485 - BANK CHARGES - ADMIN 10.88 7.50 3.38 126.87 75.00 51.87 90.00
Total Com & Admin Expense 5,703.42 8,701.43 (2,998.01) 72,159.09 87,014.42 (14,855.33) 104,417.28
Net Common Area & Admin Income 2,224.50 (773.51) 2,098.01 7,120.11 (7,735.22) 14,855.33 (9,282.24)
TOTAL ORDINARY INCOME 36,007.25 36,007.22 0.03 360,072.50 360,072.12 0.38 432,086.56
TOTAL ORDINARY EXPENSE 82,171.17 35,336.27 46,834.90 424,346.09 353,362.82 70,983.27 424,035.36
Net Ordinary Income (46,163.92) 670.95 (46,834.87) (64,273.59) 6,709.30 (70,982.89) 8,051.20
Other Income/Expense
Other Income
7410 - INTEREST DIVIDEND INCOME 0.06 - 0.06 1,549.07 - 1,549.07 -
Total Other Income 0.06 - 0.06 1,549.07 - 1,549.07 -
Other Expense
7315 - INTEREST EXP - ADMIN = - - 758.62 - 758.62 -
7510 - UNREALIZED (GAIN)LOSS ON INVEST (4,540.99) - (4,540.99) (16,468.83) (16,468.83) -
Total Other Expense (4,540.99) - (4,540.99) (15,710.21) - (15,710.21) -
Net Other Income 4,541.05 - 4,541.05 17,259.28 - 17,259.28 -
Net Income (41,622.87) 670.95 (42,293.82) (47,014.31) 6,709.30 (53,723.61) 8,051.20
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General Information

Reserve Study

A Reserve Study is made up of two parts, 1) the information about the physical status and repaie/
replacement cost of the major common area companents the association is obligated to maintain
(Physical snalysis), and 2) the evaluation and analysis of the association's Reserve balance, income,
and expenses {Financial Analysis). The Physical Analysis is comprised of the Component Inventory,
Condition Assessment, and Life and Valuation Estimates. The Component Inventary should be rela-
tively "stabkle” from year to year, while the Condition Assessment and Life and Valuation Estimates
will necessarily change from year to year. The Financial Analysis is made up of a finding of the client's
current Reserve Fund Status (measured in cash or as Percent Funded) and a recommendation for an
appropriate Reserve contribution rate (Funding Plan).

Physical Analysis Financial Analysis
® Component Inventory ® Fund Status
m Condition Assessment m Funding Plan

m Life and YWaluation Estimates




Levels of Service

The following three categories descrnbe the various types of Resarve Studies, from exhaustive to minimal.

. Full: & Reserve Study in which the following five Reserve Study tasks are performed:
] Cc-r'np-nnenz Inventory
m Condition Assessment (based upon on-site visual observations)
m Lifa and Valuation Estimates
m Fund Status
m Funding Plan

Il. Update, With-Site-Visit/\On-5ite Review: & Reserve Study update in which tha fc-llcuwrng tive
Reserve Study tasks are performed:
m Component Inventary (verification only, not quantification)
| Condition Assessment (based on on-site visual observations)
m Life and Valuation Estimates
= Furid Status
® Funding Flan

. Update, No-Site-Visit/OFf Site Raview: A Reserve Study update with no on-site visual abserva-
tions in which the following three Reserve Study tasks are performed:
m Life and Valuation Estimates
®m Fund Status
® Funding Flan

Terms and Definitions

CASH FLOW METHOD: A method of developing a Reserve Funding Plan where contrioutions to the
Reserve fund are designed to offset the varisble annual expenditures from the Reserve fund. Differ-

ent Reserve Funding Flans are tested against the anticipated schedule of Reserve expenses until the
desired Funding Goal s achieved.

COMPOMNENT: The individual line items in the Reserve Study, develsped or updated in the Physical
Analysis. These elements tarm the building blocks for the Reserve Study. Components typically are:
11 Association responsibility, 2) with limited Useful Life expectancies, 31 predictable Remaining Useful
Life expectancies, 4) above a minimum threshald cost, and 5) as reguired by local eodes.

COMPOMNENT INVENTORY: The task of selecting and quantifying Reserve Components. This task
can be aceomplished through on-site visual abservations, review of association design and argani.
zational documents, a review of established association precedents, and discussion with appropriate
asseciation representative(s) of the association or cooperative.

COMPOMNENT METHOD: & method of de!.relcuping a Reserve Funding Flan where the total contribu-
ticn is based on the sum of contnbutions for individual components, See "Cash Flow Method.”




CONDITION ASSESSMENT: The task of evaluating the current condition of the component based on
observed or reported characteristics.

CURREMT REPLACEMENT COST: Ses "Replacement Cost.”

DEFICIT: An actual {or projected) Reserve Balance less than the Fully Funded Balance. The opposite
would be a Surplus,

EFFECTIVE AGE: The difference betweean Useful Life and Remaining Useful Life. Mot a|wa:,r5 U iva-
lent to chronological age, since some components age irregularty. Used primarily in computations,

FINAMCIAL AMALYSIS: The portion of & Reserve Study where current status of the Reserves (mea-
sured as cash or Parcent Funded) and a recommendead Reserve contribution rate (Resense Funding
Flan) are derived, and the projected Reserve income and expense over time is presented. The Finan-
cial Ana |]r5i5 is one of the two parts of a Resarve Stucly.

FULLY FUNDED: 100% Funded. When the actual {or projected) Reserve balance is equal to the Fully
Funded Balance.

FULLY FUNDED BALANCE (FFB): Total Accrued Depreciation. An indicator against which Actual [or
projectad)] Reserve balance can be compared. The Reserve balance that is in direct proportion o
the fraction of life “used up" of the current Repair or Replacement cost. This number is calculated
for each component, then summed together for an association total. Two formulae can: be utilized,
depending on the provider’s sensitivity to interest and inflation effects. Note: Both yield identical
results when interest and inflation are equivalent.

FFB = Current Cost X Effective Age / Useful Life

ar

FFE = (Current Cost X Effective Age / Useful Life) + [[Current Cost X Effective Age /
Useful Life) 7 {1 + Interest Rate) * Remaining Life] - [[Current Cast X Effective Age £
Useful Lite) 7 (1 + Inflation Ratel ~ Remaining Life]

FUND STATUS: The status of the reserve fund as compared to an established benchmark such as
percent funding.

FUNDING GDALS: Independeant of methodaology utilized, the following reprasent the basie catego-
ries of Fu nding Plan goals:
Baseline Funding: Establishing & Reserve funding goal of keeping the Reserve cash balance
above zero.
Full Funding: Setting a Reserve funding goal of attaining and maintaining Eeserves at or near
1003 funded
Statutory Funding: Establishing a Reserve fundmg goal of setting aside the EPEEi'FiE IR miUeTy
amount of Reserves required by local statues
Thresheld Funiding: Establishing a Reserve funding goal of keeping the Reserve balance
above a specified dollar or Percent Funded amount. Depending an the thresheold, this may be
more or less conservative than “Fully Funding.”




FUNDIMG PLAN: An association's plan to provide income to a Reserve fund to offset anticipated
expenditures fram that fund.

FUNDIMNG PRINCIPLES:
m Sufficient Funds When Reguired
m Stable Contribution Rate over the Years
m Evenly Distributed Contributions over the Years
m Fiscally Responsikle

LIFE AMD VALUATIOMN ESTIMATES: The task of estimating Useful Life, Remaining Useful Life, and
Repair or Replacement Costs for the Reserve components,

PERCENT FUMDED: The ratio, at a partutu[a.r picint af time I:t],-pil:a"'_',' the beginning af the Fiscal Year), of
the actual {or projected] Reserve Balance to the Fully Funded Balance, expressed as a percentage. 4

PHYSICAL ANALYSIS: The portion of the Reserve Study whera the Com ponent Inventory, Condition
Assessment, and Life and Valuation Estimate tasks are performed. This represents one of the two
parts of the Resarve Study.

REMAIMNING USEFLUL LIFE {RULE Also referred to as "Remaining Life” (RL). The astirated time, in
years, that a reserve compenent can be expected to continue to serve its intended function. Projects
anticipated to occur in the imtial year have “zera” Remaining Usaful Life.

REPLACEMENT COST: The cost of replacing, repairing, or restoring a Reserve Component to its
onginal functional condition. The Current Replacement Cost would be the cost to replace, repair, or
restore the component dunng that particular year,

RESERVE BALAMNCE: Actual or projected funds as of a particular point in time that the association
has identified for use to defray the future repair or replacement of those major components which
the association is obligated to maintain. Alse known as Reserves, Resarve Accounts, Cash Resarves.
Based upon information provided and not audited.

RESERVE PROVIDER: An individual that prepares Reserve Studies.

RESERVE STUDY: A budget planning tool which identifies the current status of the Beserve fund and a
stable and equitable Funding Plan te offset the anticipated future major commen area expenditures. The
Resarve Study consists of two parts: the Physical Analysis and the Financial Analysis. “Our budget and
finance committes is soliciting proposals to update our Reserve Study for next year's budget.”

RESPOMSIBLE CHARGE: A reserve specialist in responsible charge of a reserve study shall render
regular and effective supervision to those individuals performing services which directly and materi-
ally affect the quality and competence rendered by the reserva specialist. A raserve spacialist shall
maintain such records as are reasonably necessary to establish that the reserve specialist exercised
regular and effective supervision of a reserve study of which he was in responsible charge, A reserve
specialist engaged in any of the following acts ar practices shall be deemed not to have rendered the
regular and effective supervision required herein:




1. The regular and continuous absence from principal office premises from which professional ser-
vices are rendered; except for performance of field work or presence in a field office maintained
axclusivaly for a specifie project;

2. The failure to personally inspect or review the work of subordinates where necessary and appro-
priate;

3. The rendering of a limited, cursary or perfunctery review of plans or projects in liew of an appro-
priate detailed review;

4, The failure to personally be available on a reasonable basis or with adeguate advance notice for
consultation and inspection where cireumstances raguire personal availability.

SPECIAL ASSESSMENT: An assessment levied on the memibers of an association in addition to regu-
lar azsessments, Special Assesaments are often regulated by governing decuments or local statutes,

SURPLUS: An actual (or projected) Reserve Balance greater than the Fully Funded Balance.
Ses "Deficit.”

USEFUL LIFE (UL} Total Useful Life or Depreciable Life. The estimated time, in years, that a reserve
component can be expeacted to serva its intended function if properly constructed in its prasant
application or installation.




APPENDIX 1:
Reserve Specialist Code of Ethics

COMMUNITY ASSOCIATIONS INSTITUTE
PROFESSIONAL RESERVE SPECIALIST (R5) CODE OF ETHICS

The Reserve Specialist Shall:

10

11.

12.
13

14

15.

Comply with current standards and practices as may be established from time 1o time by CA[, the Reserve
Specialist (RS} Designation Review Board, subject to all federal, state and local laws. ordinances, and regu-
lations, if any, in effect where the RS practices;

Participate in continuing professional edication through CAS and ather industry related organizations as
required:

Act in the best interests of the client; refrain from making inaccurate or misleading representations or
statements; not knowingly misrepresent facts 1o benefit the Specialist,

Undertake only those engagements that they can reasonably expect to perform with professional compe-
tence;

Exercise due care and perform planning and supervision as specified in the witten chent engagement
agresment;

Disclose all relationships in writing ta the dient regarding any actual, potential or perceived conflict of
interest between the Specalist and other vendors, including, but net limited to, management companies,
insurance carriers, contractors and legal counsel.

Provide written disclosure of any compensation, gratuity or other form of remuneration from individuals or
companies who act ar may act on behalf of the client.

Cenduct himself or harself in accordance with the Reserve Specialist requiremants;

Mot represent to anyone as being a Reserve Specialist designee until such time as he or she receives writ-
ten confirmation fram the Reserve Speaalist Designation Review Board or CAl of receipt of the designa-
tam;

Recognize the orginal records, files, plats and surveys that are the property of the client are returned to
the client at the end of the Specalists engagement; maintain the duty of confidentiality ta all current and
former chents.

Refrain from criticizing competitors ar their business practices; Act in the best interests of their Employers;
Mairtain a professional relatianghip with aur pears and industry related prefessonals,

Conduct themsalves in a professional manner at all times when acting in the scope of their employment.
Mot engage in any form of price fixing, anti-truzst, or anti-competition.

Meat use the work praducts of calleagues or campeting Reserve Specialist firms that are congidensd
proprietary without the expressed written permission of the author or the reserve specalist firm,

Abide by the re-designation policy of CAL

Compliance with the Professional Reserve Specdalist Code of Ethics &5 further amplified in the Code Clarfication
Cocument provided by the Community Associations Institute.
Draft Bewvizian Aol 2008




TERMS OF REFERENCE RESERVE STUDY

ASSOCIATION

The unit owners' association. May be referred to with
different terminology in legal covenants of incorporation.

BOARD

Elected officers of the Association with fiduciary responsibility for
the community's common holdings. May be referred to with
different terminology in legal covenants of incorporation.

OWNER

Individual Unit owner, a Member, or the Association

PROPERTY MANAGER

Professional organization through which the Board
delegates responsibilities for  operations and
maintfenance of the community.

EXCELLENT

Component or system is in "as new" condition, requiring no
rehabilitation and should perform in accordance with
expected performance.

Goob

Component or system is sound and performing its function,
although it may show signs of normal wear and tear. Some minor
rehabilitation work may be required.

FAIR

Component or system falls into one or more of the following
categories: a) Workmanship not in compliance with commonly
accepted standards, b) Evidence of previous repairs not in
compliance with commonly accepted practice, c) Component
or system is obsolete, d) Component or system approaching end
of expected performance. Repair or replacement is required to
prevent further deterioration or to prolong expected life.

POOR

Component or system has either failed or cannot be relied
upon to continue performing its original function as a result of
having exceeded its expected performance, excessive
deferred maintenance, or state of disrepair. Present condition
could contfribute to or cause the deterioration of other
adjoining elements or systems. Repair or replacement is

raniiira~

BAsIs OF COMPARISON

Ratings are determined by comparison to other buildings of similar
age and construction type.

LEFT, RIGHT, FRONT, REAR

Directions are taken from the viewpoint of an observer standing
at the property frontage and facing it. Or, for a building within
a campus setting, the viewpoint of an observer standing in front
of the principal entrance and facing it.

CURRENT DEFICIENCY IMMEDIATE EXPENSE

We will note any observed or reported physical condition which
requires immediate action to correct an existing or potential safety
hazard, an enforceable building code violation, or the poor or
deteriorated condition of a critical element or system. Also, fo
address any conditions which, if left "as is", would likely result in the
failure of a critical element or system.

Such items will be noted in our report even if they do not require g

roacanie avnanditiire




KYLE D. HARDY, P.E., LEED AP, RS

Area of Expertise

Kyle Hardy is President of Criterium-Hardy Engineers, a real estate consulting
engineering firm in St. Louis, Missouri. Mr. Hardy performs reserve studies, cost
segregation studies, commercial due diligence including Property Condition
Assessments (PCA) and Phase 1 Environmental Site Assessments (ESA),
residential structural inspections, forensic engineering, design, and construction

monitoring. His clients include owners, buyers, lending institutions, investors, insurance companies,
community associations, construction contractors, and developers.

Qualifications

Mr. Hardy has over 20 years of facility experience in project management, engineering design, property
condition assessments, construction administration, and technical report writing. He has performed thousands
of commercial and residential inspections. Prior to joining Criterium-Hardy Engineers his experiences include:

* Technical review of commercial and residential facilities for owners, lenders, buyers, and investors to
provide information required to make an informed decision concerning the physical condition of property
and the cost associated with those conditions.

* Engineering assessments of site improvements, structural, pavements, building envelope, roof,
mechanical, electrical, and plumbing systems.

e Mechanical design including sizing and selection of heating and air conditioning systems, laboratory, and
ventilation exhaust systems, piping systems for hydronic heating and cooling systems, energy analysis,
fire protection, and plumbing systems.

*  Project management responsible for onsite activities including project meetings, field surveying, design,
and construction administration activities.

Education and Affiliations

Registered Professional Engineer: Missouri (2006019662), Kansas (28210) and Illinois (062.061394)
Bachelor of Science, Mechanical Engineering, University of Missouri - Columbia

Master of Arts, Business Management, Webster University, Webster Groves, MO

CAI Reserve Specialist (RS) designation

LEED Accredited Professional

CSI Construction Documents Technologist (CDT) Certified 2010

American Society of Home Inspectors (ASHI) Certified Member

HARDY

ENGINEERS



ROSS A. HARDY, RS

Area of Expertise

Ross Hardy is Vice President of Criterium-Hardy Engineers, a real estate
consulting engineering firm in St. Louis, Missouri. Mr. Hardy is responsible for

overall production management, business development, operations, marketing,
financial controls, and strategic oversight. Mr. Hardy is also responsible for the
management, inspection, and financial analysis of reserve studies. In addition to
working with many community associations, Mr. Hardy has a strong background as an executive leader in
corporate finance and has extensive building components, construction, and renovation experience. He
frequently speaks at seminars and workshops on the benefits of future planning and budgeting for capital
repairs and replacement of building components and other assets.

Qualifications

Mr. Hardy has over 15 years in corporate finance leadership roles before joining Criterium-Hardy Engineers
in 2018 in his current role. Prior to joining Criterium-Hardy Engineers, Mr. Hardy was the Chief Financial
Officer for Shop ‘n Save Grocers in Olathe, Kansas and Hornbacher’s Grocers in Fargo, ND. In that role, he
directed and managed all financial aspects of two large publicly held companies, consisting of annual operating
planning, forecasting, capital management, P&L management, variance analysis, and financial insights and
recommendations.

Since jointing Criterium-Hardy Engineers, Mr. Hardy has become an expert in:

* Capital Reserve and Transitions Studies for over 100 Homeowner Associations throughout the Midwest.

*  Commercial and Residential Property Condition Assessments.

* Project management responsible for onsite activities including project meetings, field surveying, and
construction administration activities.

*  Cost Segregation Studies aiding in identifying and classifying commercial property assets in support of
tax reporting purposes.

Education and Affiliations

Bachelor of Science, Business Administration, University of Missouri - Columbia

Master of Business Administration, Finance, University of Missouri — St. Louis

CAI Reserve Specialist (RS) designation

Executive Board Member with the Community Associations Institute (CAI) Heartland Chapter
CAI Educated Business Partner

HARDY

ENGINEERS



SHORT-TERM RESERVE EXPENDITURES

Correction of physical deficiencies including deferred
maintenance, which may not warrant immediate attention, but
require repairs or replacements which should be undertaken on a
priority basis, taking precedence over preventive maintenance
work within a one-year time frame.

Included are physical deficiencies resulting from improper
design, faulty installation, and/or substandard quality of original
systems or materials. Components or systems that have
exceeded their expected useful life and require repair or
replacement within a one-year time frame are also included.
Observed minor issues which would typically be addressed as
normal operations & maintenance work may not be noted in the

LONG-TERM RESERVE EXPENDITURES

Nonl-rouﬂne repairs, replacements or planned improvements
that will require significant expenditure during the study period.
Included are items that will reach the end of their estimated
useful life or which, in the opinion of the engineer, will require
such expense during that time. If saving for longer- term
expenditures is desired, then allowances or contingencies for
such items may also be included.

Observed minor issues which would typically be addressed as
normal operations & maintenance work may not be noted in
the report.

ExpecTep Userul LiFe (EUL)

As components age, they wear and deteriorate at varying rates,
depending on their service and exposure.

Although it is an inexact science, various financial underwriters,
data services and trade organizations publish guidance
regarding the EULs of typical building materials and operating
systems.

For short-lived components, their EUL is used as the
frequency between periodic repairs or replacements.

Some systems’ economic life may be shortened because
improved equipment or materials has become available which
is less costly to operate or maintain.

REMAINING UskeruL Lire (RUL)

The simple equation for determining remaining useful life before)
repair or replacement is:

EUL - Age =RUL
However, based on our evaluation of a component and our
professional judgment, we may assign a shorter or longer RUL
tfo actual items being considered.

BUILDING SYSTEMS AND COMPONENTS
COMMON ABBREVIATIONS AND ACRONYMS

ACM Asbestos Containing Material HW Hot Water

ACT Acoustic Ceiling Tile HWH Hot Water Heater (domestic)
ADA Americans with Disabilities Act IBC Infernational Building Code
AHU Air Handling Unit IRC International Residential Code




ASHRAE American Society of Heating, Refrigeration and KVA Kilovolt-Ampere
Air- Conditioning Engineers
ASTM American Society for Testing and Materials LF Lineal Foot
BOCA Building Officials Code Administrators International MSL Mean Sea Level
BTU British Thermal Unit NEC National Electric Code
BTUH British Thermal Unit / Hour NFPA National Fire Protection Association
CFM Cubic Foot / Minute MBH Thousand British Thermal Units / Hour
Cl Cast Iron (piping) MDP Main Distribution Panel (electric power)
CIP Cast In Place (concrete) o&M Operations & Maintenance
CMU Concrete Masonry Unit (block) OsB Oriented Strand Board (sheathing or decking)
CPVC Chlorinated Poly Vinyl Chloride (piping) PCA Property Condition Assessment
cw Cold Water PCR Property Condition Report
DI Ductile Iron (piping) PE Licensed Professional Engineer
EIFS Exterior Insulating and Finishing System PVC Poly Vinyl Chloride (piping and siding)
EPDM Ethylene Propylene Diene Monomer PTAC Packaged Terminal Air Conditioning Unit
EUL Expected Useful Life ROM Rough Order of Magnitude
FCU Fan Coil Unit RUL Remaining Useful Life
FEMA Federal Emergency Management Agency RTU Roof Top Unit
FFE Furniture, Fixtures and Equipment SF Square Foot
FHA Forced Hot Air SOG Slab on Grade (concrete basement or ground floor)
FHAA Fair Housing Act and Amendments sQ 100 Square Feet
FHW Forced Hot Water SY Square Yard
FIRM Flood Insurance Rate Map UBC Uniform Building Code
FOIA Freedom of Information Act uL Underwriters Laboratories
GFl Ground Fault Interruption (circuit breaker) VAC Volts Alternating Current
GWB Gypsum Wall Board (drywall or sheetrock) VAV Variable Air Volume box
HID High Intensity Discharge (lamp, lighting fixture) VCT Vinyl Composition Tile
HVAC Heating Ventilation and Air Conditioning VwWC Vinyl Wall Covering




APPENDIX D
PROJECT TEAM QUALIFICATIONS



