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SOCOTEC

Altention: Board of Directors

Property; Vistas Condominium, Maples, Florida
Service: 2025 Structural Integrity Reserve Study
Periad: January 1, 2025

SO0COTEC Consulting, inc is pleased 1o present this Structural integrity Reserve Study (SIRS) completed for the
subject bullding located at 4651 Gulf Shore Boulavard Merth, Our services were completed In general accordance
with our proposal no. 3484-016.01PR dated April 13, 2023 and authorized by you June 20, 2023, This study is
presented to help you comply with the requirements of the recently amended Florida Statute 718. The amendment
to Statute 718 requires all condominium buildings (constructed on ar before July 1, 2022) that are three-story or
greater in height must have a Structural Integrity Reserve Study completed by December 31, 2024.

This SIRS identifies the comman areas that were visually inspected by a licensed engineer and presents the typlcal
useful life, estimated remaining useful life and the estimatad replacernent cost or deferred maintenance expense of
the commeon area components. 1t aiso provides a recommend annual reserve amount that achieves the estimated

replacement cost or deferred maintenance expense for each comman area component by the end of the estimated
remaining useful life of each component

SOCOTEC Caonsulting, Inc has endeavored to conduet the services (dentified herein in a manner consistent with
that level of care and skill ordinarily exercised by members of the same profession currently practicing In the same
lecality and under similar conditions as this project. Mo other representation, express or implied, is included or
intended in this docement. We used routine and repeatable visual and englneering methodalogies to evaluate the
structural condition of the subject building to form our prafessional engineering opinions.

Our opiniens of the replacement or deferred maintenance costs for each line itemn are based on our experience
with similar projects, known construction industry averages, historical cost data, or simple verbal pricing obtained
from suppliers of different companents. Opinions of cost informetion are inclusive of labor, material, appropriate
overhead, general conditions, and profit. The costs presented are opinions, actual costs may vary significantly
based on the cost of materiaks, the labor market, and geographical demands for construction services at the time

of actual contracting of the work. This report is classified as a Structural Integrity Reserve Study as outlined in
Siate of Florida Statute 718,112,

This report eontains cur opinien of the conditions observed at the time our gite Inspection, The actual useful life
of the compaonents may or may not be as long as estimated due 1o a variety of controllable and uncoatrollable
faclors, such as weather, maintenance sthedule, physical abuse, or abnormal weas. If such case ocours, SOCOTEC
Censulting, Inc should be contacted to provide additional review and revise this study, if appropriate.

This SIRS Is intended to provide guidance for the Association to plan their set aside reserves for the listed

componeénts. This reporl should not be used for performing an audit, forensic analyses, or background checks of
historical recaords,
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A professional engineer from SOCOTEC Consulting, Inc comgpleted the last on-site inspection of the subjact
property on October 30, 2023, to evaluate the in-place condition of commeon area components as identified herein.
Information provided by an official representative of the Association regarding financial, physical, quantity, or

h:rﬂ-:ricul issues will be deemed reliable by SOCOTEC Consulting, Inc. for this study and is assumed to be complate
and correct.

If you have any questions or would like 1o direct any follow-up service, please don't hesitate to contact us.
Respectfully submitted,

SOCOTEC Consulting, Inc
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Executive Summary

A “Structural Integrity Reserve Study” means a study of the reserve funds required for fulure major repairs and
replacement of the common areas based on a visual inspection of the condominium property. A Structural
Integrity Reserve Study may be performed by any person qualified to perform such study, However, the visual
Inspection portion of the structural integrity reserve study must be performed or verified by an engineer licensed
under Chapter 471, an architect licensed under Chapter 481, or a person certified as a reserve speciallst or
professional reserve analyst by the Community Association Institute of the Aszociation of Professional Reserve
Analysts. §T18.112, Fla. Stat. i Is designed to ensure that condominium associations ane reserving funds for
crucial structural elements in their buildingsa for repairs/deferred maintenance.

Key SIRS Elements Identified
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Project Information

Vistas Condominium is located along the west side of Gulf Shore Boulevard North in Maples, Coflier County,
Floride. In general, the SIRS is for one 20-story high-rise structure with a total of 131 residential units. The
following bullding components were evaluated:

= Roofs

=  Primnary Structural Systems

«  Fireproofing and Fire Protection Systems

»  Plumbing Systems

¢ Elecirical Systems

s Waterproofing and Exterior painting

*  Windows and Exterior Doors

=  Dther Appurtenant Components that negatively affect a building component abave.

The infrastructure and bullding were originally developed clrca 1990. We were provided limited architectural and
structural plans of the bullding prepared by Smith/Barnes Architecure and Jenkins & Charland, Inc. dated March 15,
1988. Based on the provided plans, we believe the high-ise structure is supporied on 26- to 60-nch calsson pile
foundation systerm with castin-place reinforced concrete columns/beams, decks, and infill masonry block exterior
walls. The exterior walls of the structure conslst of stuceo covered masonry concrete block in-fill and light gauge
metal framing studs with %-inch stucco over Aqua-K-Lathing.

A licensed professional engineer completed the last physical site observations of the subject properly on October

30, 2023. Our services did not Include uncovering building materials or performing invasive testing for the
purpases of verifying in-place or constructed work.
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Disclosures

Cost Evaluation

The cost estimates identified are based upon approximate quantities, costs and published information, and they
Inchude labor, material, design fees, and appropriate overhead, general conditions and profit. The estimated costs
ta repair, replace or upgrade the improvements are considered typical for the marketplace. Mo contractors have
been contacted for actual bids or price quotes, and the actual cost of repairs may vary from our estimates.

These opinkons of probable costs are for components or systems exhibiting material deferred maintenance, and
for existing physical deficlencies requiring majer repairs or replacement.

Funding Analysis

The Cash Flow {Pooled) Funding Analysis method consists of calculating reserve contributions whaere the
contributiens are designed to offset the variable annual expenditures from the reserve fund, Interest income is
considered attributable to reserve accounts over the period of the analysis. The beginning balances are pocled
together, and a yearly contribution rate is calculated to arrive at a positive cash flow and reserve account balance
to adequately fund the future projected expenditures throughout the period of the analysis,

The Cash Flow Analysis method was approved for calculating reserve funding by a 2002 amendment 1o the Florida
Administrative Code. The fund requirement estimated by the Cash Flow Analysis method can now be provided
1o the membership, on an annual basis as a fully funded figure, The analysis is to be completed as a portion of
the Association’s annual budge?, include the tatal estimated useful lives, estimated remaining useful lives, and
estimated replacement cost/deferred maintenance expenses of all assets in the reserve budget, and the estimated
fund balance of the pooled reserve account as of the beginning of the period for which the budget will be in effect.
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SIRS Expenditures

Individual Elements
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ANALYSIS
Total number of elements scheduled for SIRS funding 24
SIRS Starting Balance in 2025 (Transfer of Funds from General Reserves) $750.000

Therefore, we recommend the Association utilize an annual Structural Integrity Reserve Assessment of
$1.400,000 in order to fully fund the required Structural Integrity Reserve Study components based on
the cash flow funding method. This annual contribution was caleulated assUming an initial $750,000
transfer of funds in 2025 from the General Reserves, and no planned special assessments. Therefare,
the Starting Balance is reflected at $750,000. The annual contribution is planned to be lowered in 2033
to an annual contribution of $500,000. The initial higher contribution is needed to cover the cost of the
exterior window's and doors replacement project in 2030 as well as some additional expenditures listed.
Once these costs are covered, the annual contributions can be lowered to $500,000 in order to fully
fund the required Structural Integrity Reserve Study (SIRS) components based on the cash flow funding
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Expenditures By Year
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Component List - Full Detail

1 - Tower Main Roof - Mod. Bit. Replacement

Basic Info

Type of Cost: Replacermeant
Categary: Roafs
Location: Roaf
Regulatory: SIRS Requinement
Condition: Excellent
Comments/Notes

Tower Main Boof - Modified Bitumen
Heplacement - The roofing system over the main
residential tower is covered by a Siplast granule-
surfaced SBS-Modified Bitumen roofl system
(Med. Bit) installed by Crowther Roofing in
Dctober of 2023. The pricing for this system has
been provided by management. This type of roof
system has a typical useful life of 20 to 25 years
under normal operating conditions with routine
yearly maintenance. It is understood that the
roof project for the main tower included
approximately 5670000 of collateral costs and
ne deterioration is remaining above the roof
deck. At the time of our site visit, ongoing work
1o finish installing the main roof system was
observed to be in-progress.

hitp: e socniec, sd

Useful Life

Last Activity Date;
Est. Useful Life;
Remaining Uselul Life:

Next Activity Date;

Financial Data

EEIlI-'F.'IIE‘t-E Date:
Ezstimate Source:
Cost PerLS:

Total Quantity:
Total Current Cost
Inflation Rate;
Total Expenditures:

M/A
25y
24y
01/ /2049

01/01/2025
Management
£2,029,768 38
1LS
$2.029,768
2.00%
$3.264.755
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2 - Garage Roof

Basic Info
Type of Cost: Replacament
Categaory: Roofs
Location: Roaf
Regulatory: SIRS Requirement
Conditian Good
Comments/Motes

- Replacement - The roof area over

the upper-level garage includes a pedestal paver
with a thermoplastic polyolefin  (TPO)
underlayment roof system. This type of roof
system typically has a useful life of 20 to 25
years under normal operating conditions with
routine yearly maintenance. However, 2 slightly
greater useful life of 30 years has been allocatad
to the pedestal paver system considering UV/
direct exposure protection provided by the
pedestal pavers. It is understood that the
perimeter of this roofing system has been
repaired, and the majority of the roof system has
approximately 10 years of remaining useful life.
At the time of our site visit, this roof system was
observed to be in good overall condition, This
SIRS cost estimate provided considers 18,000
square feet of TPO replacement and does not
consider the pavers and turf grass costs.

harp Aovaew, SOCOLEC LS/

Useful Life

Last Activity Date:;

Est. Useful Life:
Remizining Uselul Life;
Mext Activity Date;

Financial Data

Estimate Date;
Estimate Source:
Cost Per L5

Total Quantity:
Total Current Ciost:
Inflation Rate:

Total Expenditures:

N/A

20y

9y
01/01/2034

01/01/2025
Management
§754,800.00
1LS
$754,800
2.00%
$902,056
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3 - Concrete Restoration W/ Reinforcement Budget

Basic Info

Type of Cost: Repairs & Maintenance

Category:  Load Bearing Walls/Structural Members

Lecation: Entire Building
Regulatory: SRS Requirement
Condition: Excellent
Comments/Motes

Concrete Restoration W/ Reinforcement Budget
= The load bearing structural members include
cast-<in-place concrete elements with reinforced
concrete, structural decks supported by concrete
shear walls, and columms. Exterior walls consist
of stucco covered concrete masonry unit (CMU)
block infill. This type of primary structural
members typically has a useful life of 100 or
more years when properly maintained/repaired.
However, during the life of this type of structure
it is eommon for periodic maintenance 1o be
required to correct localized deterioration. We
have included a reserve item for completing
required periodic mairvtenance o the cast-n-
place concrete structural elements.

hilp s fevees SOCDDEE, L5

Useful Life

Last Activity Date:
Est. Usaful Life:

Remaining Useful Life:
Mext Activity Date:

Financial Data

Estimate Date:
Estimate Source:
Cost Per LS:

Total Quantity:
Total Current Cost:
Inflation Rate:;

Total Expenditures:

N/A
fy
2y

01/01/2027

t;um f2025
Enginesr
$25.000.00
1.8
$25,000
2.00%

5129,629
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4 - FACP & Audio Visual Fire Alarm System Replacement

Basic Info Useful Life

Type of Cost: Replacerment Last .ﬁ.-:tmty Date: M
Category: Fireproofing & Fire Protection Systems Est. Useful Life: 25y
Location: Lobby Remaining Wseful Lifie: Oy
Regulatory: SIRS Requiternent | Next Activity Date: 01/01/2034
Condition: Excellent

Financial Data

Comments/Notes :
Estimate Date: 01/01 /2025

Estimate Source: Enginesr

FACP and Audio and Visual Fire Alarm System

- The main fire alarm control panel (FACP) for Cost Per LS: $198.900.00
the condaminium is located on the second floor

in a room located behind the front lobby desk. Total Quantity: 118
Mumerous audio and visual alarms, fire

extinguishers, and fire alarm pull switches are Tatal Current Cost: 5198.900
located throughout the building. Typically, these _

controf systerg:'ls have a useful life of EE ta 30 o Rt HRAR
years before requiring an updated system. We Total Expenditures: $237.704
understand the fire alarm control panel was
installed circa 2008, When replacing a fire
control paned, typically an update to other various
control boxes and visual/audio alarms are
required (but not all). Therefore, the reserve has
been included for replacement of the FACP and
portions of the related equipment.

o e Sod aled us!
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5 - Fire Pump & Controls Replacement

Basic Info

Type of Cost: Replacement
Category: Fireproofing & Fire Protection Systems
Location: Upper Garage
Regulatory: 5IRS Requiremeant
Condition: Good
Comments/Notes

Eire Pump and Contrels - The fire pump and

controls are located on the 2™ level of the
building in the fire pump room. The fire pump
and controls are original and were installed circa
1990. These types of systems generally have
a useful life of 35- to 40years under routine
maintenance. We have included a reserve for
replacement/repairs to the system as needed.

T e SO0a0E 195/

Useful Life

Last Activity Date:
Est. Useful Life;

Remaining Lseful Life:

Mext Activity Date:

Financial Data

Estimate Date:
Estimate Source:
Cost PerLs:

Total Quantity:
Total Current Cost:

Inflation Rate:

Total Expenditures:

MIA

40y

Sy

010 F2030

01,00 72025
Enginsar
$147,900.00
TLS
§147.500
200%
5163204
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6 - Fire 2-Way Radio Replacement

Basic Info

Type of Cost: Replacement
Category: Fireproofing & Fire Protection Systems
Location: Entira Building
Regulatony: SIRS Requirement
Condition: Excellant
Comments/Notes

Fire Two-Way Radio - The fire communications
two-way radio system includes emergency
headsets located near the FACP The fire
communications two-way radio system was
updated with the FACP circa 2008, These types
of systems generally have a useful lifa of 20- to
25years under routine maintenance. We have
incjuded a reserve for replacement/repairs ta the
system as needed.

Useful Life

Last Activity Date:

Est. Useful Life:
Remaining Useful Life:
Mext Activity Date:;

Financial Data

Estimate Date;
Estimate Source:
Cost Per LS:

Total Quantity:
Total Cumrent Cost:
inflation Rate;
Total Expenditures:

/A

25y

By
01/01,/2033

01/01/2025
Enginear
$306.000.00

T1LS
5306,0:00
2.00%
$358,528

MAEp Poraie SOCOtEC UL
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7 - Sanitary Lines & Other Plumbing - Deferred Maintenace

Basic Info

Typee of Cast Repairs & Maintenance
Category: Plumbing
Location: Entire Bullding
Regulatory: SRS Requirement
Condition: Excellent
Comments/Notes

aanitary Lines = [nspection/Replacement/

Relining = Our expefience indicates that sanitary
stacks (vertical laundry, kitchen, and sewer
pipes) occasionally build up with debris and
require servicing. Typically, these sanitary
stacks can [ast up to 40-plus years with routine
maintenance and cleaning. Lateral sanitary
plumbing lines are normally unit owner owned/
responsibility components, and they are
generally not relined. They are typically replaced
by the unit owner during a unit renovation under
a permitted renovation. We understand that the
Association had all lines and valves cleaned/
replaced circa 2021, Therefore, we have
included a reserve to address periodic
inspections, cleaning, and repair/replacement of
the sanitary lines as needed.

Lo e SOCOLeCurss

Useful Life

Last Activity Date:
Est. Ugeful Life:
Remaining Useful Life:
Mt Activity Date:

Financial Data

Estimate Date:
Estimate Sounce:
Cost Per LS

Total Quantity:
Total Cunment Cost
Inflation Rate:
Total Expenditures:

/A
13y
11y

01701 /2036

01/01/2025
Engineer
$150,000.00
TLS
5150,000
2.00%
$437,519
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8 - Potable Water Line Deferred Maintenance

Basic Info

Type of Cost: Repairs & Maintenance
Categary: Plumksing
Location: Entire Building
Regulatory: SIRS Requirerment
Conditkan: Excellent
Comments/Notes

Potable Water Lines - The main potable
waterlines typically can last up to 40-plus years
with routine maintenance. Normal replacement
or repair of mein potable water lines is
accomplished on an as-needed basis. Lateral
potable water plumbing lines are typically unit
owner owned/responsibility components and are
typically replaced by the unit owner during a unit
renovation. We understand the supply lines to
the building have been cleaned/replaced circa
2021, Therefore, we have included a reserve to
address periodic inspections, cleaning, and
repair/replacement of the potable water lines as
needed.

Pt erwe SooteC usd

Useful Life

Last Activity Date:

Est. Useful Life:
Remaining Uselul Life:
Mext Activity Date:

Financial Data

Estimate Date;
Estimate Source:
Cost Per LS:

Total Quantity:
Total Current Cost;
inflation Rate:;

Total Expenditures:

MSA

16y
01/ 2041

01/01/2025
Enginieer
525,000.00
1L8
25,000
2.00%
§34320
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9 - Domestic Water Pump System Replacement

Basic Info

Type of Cost: Replacement
Categaony: Plumbing
Location; Lpper Garage
Requlatony: SIRS Requiremeant
Candition: Exceallent
Comments/Notes

Domestic Water Pump System = The domestic
water pump and control system for the building
are |ocated in the upperdevel garage of the
buildirg within the fire pump room. The building
includes a variable speed domestic water pump
systern which includes three Tigerflow 15hp
domestic water pumps and a main control panel
that were installed circa 2019, Our experience
indicates that the main controller can achieve a
typical useful life of 15- to 20-years, whereas the
pumps typically require replacerent on an 8- to
12-year useful life. This reserve budget includes
the replacement of the control panel and repairs
or replacement to the motors/pumps as needed.

hittpswresie socobed sl

Useful Life

Last Activity Date:
Est. Useful Life:
Remaining Useful Lifa:

Mext Activity Date:

Financial Data

Estimate Date:
Estimate Sourca:
Cost Per LS:

Total Quantity:
Total Current Cost;
Inflation Rate:

Total Expenditures:

N/A
20y
T4y

00172039

017004 2025
Engineer
566,300.00
1L
566,300
2.00%
587481
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10 - Emergency Generator and Transfer Switch Replacement

Basic Info

Type of Cost Replacemeant
Category: Electrical
Location: Uppar Garage
Regulatory: SRS Requirement
Conditicn; Excellent
Comments/Notes

Emergency Generator and Transfir Switch
Replacement = The building is provided with &
F0kw diesel powered generatar and 10004 transfer
switch located in the upper-level garage, The
generator, pad, fuel tank and transfer switch are
original compaonents, From di scussions with the
qeneral manager, the generataor has been maintained
well. Typically, diesel generators and related
equipment have a useful life of approximately 35 o
40 years. A reserve has been included for
replacement of the generator and related equipment
in 2030

Mt hevans socotec sl

Useful Life

Last Activity Date;
Est. Useful Life:
Remabning Useful Life:

Mext Activity Dafte:

Financial Data

Estimate Date:
Estimate Source:
Cost Per LS:
Total Quantity:

Total Current Cost:

Inflation Rate;
Total Expenditures:

MFA

Ay

Sy
/07172030

01/01/2025
Enginser
§180,000.00
1LS
$180,000
2.00%
8198735
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11 - Electrical System Deferred Maintenance

Basic Info

Type of Cast: Repairs & Maintenance
Category: Electrical
Location: Entire Building
Regulatory: SIRS Requiremant
Conditiom: Good to Fair
Comments/Notes

= Currently

there are no indications of any deterioration or
isgues with the electrical system for the building. K
is understood that an electrical boad study was
completed. It iz understood that g Square-D panel
has been replaced and anather is stored cn-site. Thi
main disconnects for the building are located within
a room in the upper-level garage of the building.
Localzed breaker panels and branch circuits are
typically replaced during common area of individual
unit renovations as required 1o accommodate the
renovation. Therefore, a reserve hag been included
for peviodic replacement/upgrades of a portion of
major electrical system components such as main
service panels and feeder lines. This is because
buildings generally do not replace all electrical
systems at the same time, but rather as needed.

R i, SO000SC LS

Useful Life

Lihstﬂ.cli'n'il.:_f Date;

Est. Useful Life:
Remaining Useful Life:
Mext Activity Date:

Financial Data

EErlmHE Data:
Estimate Source:
Cost PerLS:

Total Quantity:
Total Current Cost:
Inftation Rate:

Total Expenditures:

MIA
30y
2By
01072053

01/01/2025
Engineer
$150,000.00
1LS
§150,000
2.00%
$261,154
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12 - Exterior Building Paint & Seal

Basic Info

Type of Cost: Replacement
Categorny: Waterproofing and Exterior Painting
Location: Entire Building
Regulatory: SIRS Requirement
Condition: Good
Comments/Notes

Exterior Painting - We understand the building
was last recoated circa 2020. During our site
inspection the existing paint was observed to be
in good to fair overall condition. Buildings
tocated in the Southwest Florida region, are
recommended to have their exteriors recoated
on a J-year basis. A reserve has been included
for periodic recoating of the buildings’ exterior an
a 7-year cycle,

hEtpe! herers, S0C00BC US!

Useful Life

Last Activity Date;
Est. Useful Life:
Remaining Useful Life:

Hext Activity Data:

Financial Data

Estimate Date:
Estimate Sourca:
Cost Per LS:

Total Quantity:
Total Current Cost:
Inflation Rate;

Total Expenditures:

MIA
7y
2y

01/01/2027

01/01/2025
Management
§668,100.00
1.8
$568,100
2.00%
53464215
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13 - Exterior Restoration Budget

Basic Info

Type of Cost: Repairs & Maintenance
Category. Waterproofing and Exterior Painting
Location: Entire Building
Regulatory: SIRS Requirement
Condition Good
Comments/Notes

Exterior Restoration Budget - During the
recoating of a building, it is typical to find
distressed stucco and exterior sealants. A
reserva has been included for periodic repairs/
restoration of the buildings' exterior envelope
components Including sealants and stucco
repairs. The reserve is based on an 7-year cycle
to coincide with every exterior re-coating project.

hatpef i oot sl

Useful Life

Last Activity Date:

Est. Useful Life:

Remaining Useful Life:

Hext Activity Date:
Financial Data

Estimate Date:
Estimate Source:
Cost Per LS:

Total Quantity:
Total Current Cost:
Inflation Rate:

Total Expenditures;

N/A
Ty
2y

01/0N /2027

01/01/2025
Engineer
$20,000.00
1L5
$20,000
2.00%
5103704
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14 - Waterproof - Front Planters

Basic Info

Type of Cast: Replacemant
Category; Walerprocfing and Exterior Painting
Location Labby Deck
Regulatory: SIRS Requirement
Condition Excallant
Comments/Notes

Waterproofing - Front Planters = We understand
that the waterproofed planter at the second level
entry deck near the lobby was replaced circa
2021, Typical systems installed generally have a
useful life of 20- to 25years before having to be
replaced. Therefore, we are recommending the
replacement of the waterproofing system for the
planter as nesded.

P Pererm acabes usl

Useful Life

Lazt Activity Date;

Est. Useful Life:
Remaining Lselul Life:
Mext Activity Date:

Financial Data

Estimate -Da'te.'
Estimate Source:
Cost Per LS:

Total Quantity:
Total Current Cost:
Inflation Rate;

Total Expenditures:

¢ T
25y
21y
01/01,/2048

01/01/2025
anagement
£66,300.00
1LS

566,300
2.00%
$100,489
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15 - Waterproof Entrance to 2nd Level Garage

Basic Info

Type of Cost: Repairs & Maintenance
Category: Waterproofing and Exterior Painting
Location: Lobly Deck
Regulatory: SRS Raquirerment
Condithon: Poor
Comments/Notes

= During our inspection we observed one area
of waterproofing deterioration along the second
level entry deck surface that did not include
pavers. We understand thiz section of
waterproofing was repaired in the summer of
2024. This cost was provided by management
from a quote by Marzucco's Construction &
Coalings,

rEpc iwiees Socotes usl

Useful Life

Last Activity Date:
Est. Useful Life:

Remaining Useful Life:

Mext Activity Date;

Financial Data

Estimate Date:
Estimate Source;
Cost Per LS:

Total Quantity:
Total Current Cost:
Inflaticn Rate:
Total Expenditures:

06/01 J’IEIEA;
20y

19y Tm
08/01 /2044

0140172025
Management
§54,876.00
1LS

554,875
2.00%
£79,044
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16 - Waterproof - Lobby Level Entry Deck

Basic Info

Type of Cost: Replacement
Categary. Walerproofing and Exterior Painting
Location: Lobby Deck
Regulatory: SIRS Requiremnent
Condition: Excellent
Comments/Notes

Waterproofing - Lobby Level Entry Deck = We
understand the second level Lobby entry deck
is surfaced with pavers over a Tremco 250 cold
applied waterproafing systermn. Typlcal systems
installed generally have a useful life of 20- to
25-years before having to be replaced. This cost
estimate is for the waterproofing system alone,
and does not include the cost of replacemant
pavers,

hitpcd fessw. socaterus!

Useful Life

Last Activity Date:
Est. Useful Life:
Remaining Uiseful Life:

Mt Activity Date:

Financial Data

Estimate Date:
Estimate Source;
Cost PerLS:

Total Quantity:
Total Current Cost
Inflation Rate:
Total Expenditures:

N/&
20y
10y

01/01/2035

wn'i..'znzs
Enginger
$392,700.00
1.8
§392,700
2.00%
5478699
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17 - Waterproof - Upper Garage Floor Coating

Basic Info

Type of Cost Replacement
Category: Waterproafing and Exterior Painting
Location Upper Garage
Regulatory: 5IRS Requiremiznt
Condition: Excellent
Comments/Notes

Waterproofing - Upper Garage Floor Coating
We understand the upper level garage has been
recently recoated. Typical systems installed
generally have a useful life of 20- to 25years
before having to be replaced. Therefore, we are
recommending the upper level garage flaor
waterproofing system 1o be replaced as
needed.

REEpaPinwy SoCo ket usf

Usetul Life

Last Activity Date:

Est. Useful Life:
Remaining Useful Life:
Hext Activity Date:

Financial Data

Estimate Date:
Estimate Source:
Cost Per LS

Total Quantity:
Total Curent Cost
Inflation Rate:

Total Expenditures;

4 FEY
25y
21y
010172046

01/01 .l'l-ﬂlE
hManagement
§189.475.20
TL5
5189475
2.00%
S287,181
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18 - Waterproof - Pool Deck & Tile Removal (over equipment)

Basic Info

Type of Cost; Replacemant
Category: Waterproofing and Exterior Painting
Location: Fool Deck
Regulatory: ZIRS Requirement
Condition; Excellent
Comments/Notes

Waterproofing - Pool Deck & Tile Remaval - We
understand the second level pool deck is
surfaced with tile which is assumed to be over
a8 cold applied waterproofing system. We
understand the pool deck renovation project
included new waterproofing and tile circa 2020,
Typical systems installed generally have a useful
life of 20- to 25-years before having to be
replaced. However, a slightly greater useful life
of 30 years has been allocated to the
waterproofing system considering UV/direct
exposure protection provided by the ftiles.
Therefore, we are recommending the second
level pool deck waterproofing system to be
replaced as needed or in 2050, This cost
estimate is for the waterproofing to the portion
of the pool deck above equipment below, and
does not include tile replacement or other pool
amenities.

hitp:fivesen socoiec sl

Useful Life

Last Activity Date:

Est. Useful Life:
Remaining Useful Life:
Mext Activity Date;

Financial Data

Estimate Date:

Eztimate Source:

Cost Per LS:
Total Quantity:

Total Current Geost

Inflation Rate:

Total Expenditures:

N/A
30y
23y

01/01/2050

01/01/2025
Management
5214.200.00
1LE
$214,200
2.00%
$351.418
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19 - Waterproof - Balconies Deferred Maintenance

Basic Info Useful Life
Type of Cost: Replacement Last Activity Date: MSA
Category: Waterproofing and Exterior Painting Est. Liseful Life: 15y
Location: Balconies | Remaining Useful Life: 2y
Regulatory: SIRS Requirement Mext Activity Date: 01/01/2027
Condition: Fair
Financial Data

Comments/Notes . :

- - Estimate Date: 01/01/2025
Wat E _ Balconl Def ! Estimate Source: Engineer

Maintenance = We understand the balconies Cast Per LS

. 581,600.00
have association owned waterproofing systems
under resident owned flooring systems, We Total Quantity: 1LS
understand approximately 57  units  are
renovated each year, however, we do not have Total Curent Cost: §81,600
gn estimated number of balconies that have
recaived new waterproof coatings. Typical Inflation Rate: 2.00%
waterproofing systems installed under tile Total Expenditures: £190 157
generally have a useful life of 10- to 15years '
before having to be replaced. Therefore, we are
recommending the balcony waterproofing
systems to be replaced as needed on a deferred
maintenance schedule.
ittt e SoOn 0B LS Page 40 of 50
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20 - Common Area (Lobby Level) Windows Replacement

Basic Info

Type of Cost: Replacemeant
Category: Windows and Doors
Location; Lobby Level
Regulatony. SRS Requirament
Condition: Fair
Comments/Notes

Common  Area  (Lobby Levell Windows
Replacement - There are commonly owned
alass windows along the second level common
areas. These include the fitness center, social
room, and lobby windows. We understand the
common areas windows to be original to the
building. SOCOTEC calculated approximately
2,300sf of common lobby level windows, which
at $125 per square foot gives an estimated
replacement cost of $287,500 in 2023. This
estimate has been increased by 2% for inflation
to 5293250. We noted corrosion of the metal
window frames during our site visit. Therefore,
we are recommending the replacement of all
zgsnamnnly owned windows to be replaced in

T e R R T

Useful Life

Last Activity Date;

Est. Useful Life:
Remaining Useful Life;
Mext Activity Date;

Financial Data

Estimate Date;
Estimate Source;
Cost Per LS:

Tolal Quantity;
Total Current Cost:
Inflation Rate:
Total Expenditures:;

MSA

40y

Sy
01/01/2030

0170152025
Engimeer
5293,250.00
1L8
$293.250
2.00%
8323772
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21 - Common Area (Lobby Level) Glass Doors Replacement

Basic Info

Type of Cost; Replacement
Categorny: Windows and Doars
Location: Lobby Leve|
Regulatory; SIRS Reqguirement
Condition: Fair
Comments/Notes

Common Area {Lobby level)l Glass Dogrs
Replacement - There are commonly owned
exterior glass doors along the second level
common areas for tha lobby, social room, fitness
center, and pool deck We understand the
common areas doors 1o be original to the
building. We noted corrosion of the metal door
frames during our site visil, Therefore, we are
recommending the replacement of all commaonly
owned exterior glass doors to be replaced in
2039,

hitp herves, socoer, s

Useful Life

Last Activity Date:
Est. Uiseful Life:

Remaining Useful Life;
Meaxt Activity Date:

Financial Data

Estimate Date:
Estimate Source:
GCast Per LS

Total Quantity;
Total Current Cost:
Inflation Rate:

Tolal Expenditures:;

12701/2024
35y
T4y 11m

12/01/2039

01/01752025
Management
$70,000.00
1LS

£70,000
2.00%
592364
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22 - Common Area (Original Unit) Windows Replacement

Basic Info Useful Life

Type of Cost; Replacement Last Activity Date: M
Category: Windows and Doars Est. Useful Life: 40y
Location: Entire Building Remaining Useful Life: Sy
Regulatory; SIRS Requirement Mt Activity Date; 0V/071 42030
Condition: Fair

Financial Data

Comments/Notes
Estimate Date: 01/ ,/2025

Estimate Source: Managemant

Common Area (Betwesn Balconies) Windows

Beplacement - We understand that the unit Cost Per LS: 45,560,000.00
awners are responsible for their own windows '

and doors, however, there are several commonly Total Quantity: 118
owned glass windows between balconies. From

discussions with the property manager, there are Total Current Cost: 55.560,000
approximately 880 windows between balconles, ; ;

SOCOTEC calculated 874 windows for a total of | "™hation Rate: 2.00%
approximately 38,000sf. At $145 per square foat, Total Expenditures:
the replacement cost was estimated at

$5510000 in 2023 for these windows,

Management provided a recent quote of

$5,560,000 which has been used in this analysis.

We noted corrosion of the metal window frames

during our site visit. Therefore, we are |

recommending the replacement of all commanly
owned windows to be replaced in 2030

56,138 680

Rrtg s Ao soonbec usd
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23 - Screen Enclosures & Railings Replacement

Basic Info
Type of Cost; Replacernent
Categorry: iOther
Locaticen: Belconies
Regulatorny: SRS Requiremaznt
Condition: Fair
Commments/Notes

- We

understand that the screen enclosures and
balconies were last replaced in 2006 with plans
to replace again in 2025. The screen enclosures
and balcony railings have been contributing to
water intrusion  through  the  balcony
waterproofing. This may lead to structural
detericration of the slab, and has bean included
into the SIRS as a deferred maintenance axpense
that excceeds 510,000 effecting a previously listed
statutorily mandated component. Management
provided quotes for the railings and screen
enclosure  replacement.  SOCOTEC is
recommending the replacement in 2025 as
previowusly planned. Waterproofing under the
ralling =/enclosures shall be replaced as part of

this project, and can be later tied in to the balcony
waterproofing.

heEpa ety SOOI AR

Useful Life

Last Activity Date:
Est. Useful Life:
Remaining Useful Life:

Mext Activity Date:

Financial Data

Estimata [I.aIE:
Estimate Source:
Cost Per LS

Total Quantity:
Total Current Cost
Inflation Rate:

Total Expenditures;

M
19y

y
01/01/2026

01/01/2025
Management
§1,060,784.00
1L8
£1,960,784
2.00%
24913622
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24 - Exterior Metal Doors Replacement - Garage

Basic Info

Type nl'[:;:sl_- Replau:.:emem
Category. Windows and Dooss
Location: Garage
Regulatory: SRS Requirement
Condition Good

hetpd e S000ERE LIS

Useful Life
Last Activity Date:
Est. Useful Life:

Remaining Useful Life;

Mext Activity Dale:

Financial Data

Estimate Date:
Estimate Source:
Cost Per LS:

Total Quantity:
Total Cumrent Cost:
Inflation Rate:

Total Expenditures;

01/01/2023
30y
28y

01/01/2053

01/01,/2025
Management
551,583.00
L8

$51,583
2.00%
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SIRS Funding Balance for the First 10-years

Yaar Year Starting Balance Coniributions E‘méu“:; Future Ending Balance

1 2025 4750,000 £1,400,000 50 52176250
2 2026 §2,176.250 £1,400,000 £2,000,000 51652419
3 2027 1652419 51,400,000 5826,806 82,283,447
4 2028 $2.283,447 $1,400,000 50 $3.763,368
5 2029 $3.763,268 $1,400,000 £0 $5,295,085
& 2030 §5,205,086 $1,400.000 56,824,490 855924

7 031 £55,924 £1,400,000 50 81,457,881
B 2032 §1.457,881 §1,400,000 50 52,908,907
9 033 §2,908.907 $500,000 §358,528 $3,152.10
10 2034 53,152,191 $500,000 £1,991,930 51,770,538

HIRp P sacober us!
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SIRS Expenditure by Line ltem Year 1 through 10

Fiaten Rano S29E77
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Total SESO00G0  £826.B05 BEEILA%E SanERE S0
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— e e r—— —

rr——

e S

Suring Balancs SPENN0D HRITSIH0 HIASIA19 S2IEIA4T S370136a H.EIE.DE«E L 51.!&1331 EIIES0T S350

r S L

= —

Ending Balince SLITEISY S14SR400 ERDANLAT S9TE106A Sdmes0ec s:s,m SHASTEEY SL0MMT 115191 §17Ms3s
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SIRS Expenditure by Line Item Year 11 through 20
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Tenal S4TEESR  §1BE.5DE
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SETI0EIE SUASIAOY S22azees &!.am.an hmrz mm E44E2015

4500000 SEOO000 5500000

DD SapbAsEZE 35319408
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SIRS Expenditure by Line ltem Year 21 through 30

WEEEr T
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