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SPECIAL FINANCE COMMITTEE
Administration Conference Room
Recording Secretary — Marisa McAuley
Monday, March 30, 2015 - 10:00 a.m.
AGENDA

***Agenda Is Subject To Change***

Call to Order
Pledge Of Allegiance
Roll Call
Committee Rules
Chair's Announcements
Foundation Member Comments (Agenda Items Only)
Correspondence
UNFINISHED BUSINESS

a. Reserve Study

i. Library (pgs. 1-4)
ii. Maintenance Yard (pgs. 5-9)
iii. Pool House (pgs. 10-14)
iv. Resales Office (pgs. 15-17)
v. Security Office (pgs. 18-21)
President's Comments
Foundation Member Comments

Committee Member Comments

12. Adjournment
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Golden Rain Library Reserve Study — text: July 2, 2014

CATEGORY [COMPONENTHD UANTITY [TL [RL [COST |CC1|CORRECT|CC2 [DBSERVATIONS ROTECT
ROOF/DECK|MODIFIED 10101 | 1,500 sq f20 [8 6,000 0 ] [This component includes the modified cap-sheet roofing (flat). It Periodic maintenance should include an examination for,
S ICAP SHEET ppeared to be in average condition. On this type of structure, 2 nd resealing of any separated laps and seams. All
ROOF ayers are generally permitted. However, if it is decided to re-roof ashings should also be regularly examined and resealed
ver the existing roofing, experience dictates that the typical useful as necessary. Any roof drains should be maintained in a
ife of the new materials would be reduced by approximately one lean and operational condition at all times to prevent
hird (33%). The average component cost and typical useful life amming, water retention and associated leakage. A
provided reflects removal of the existing roofing prior to the aintenance contract with a licensed roofing contractor is
nstallation of the new roofing. trongly recommended.
ROOF/DECK|MODIFIED 0102 joperating [N/ [N/AJ0 0 0 [This component includes the coating for the modified cap-sheet eriodic maintenance should include an examination for,
S CAP SHEET budget A roofing (flat). It appeared to be in average condition. As the average jand resealing of any separated laps and seams. All
ROOF- component cost would be below the component threshold of $2,500, flashings should also be regularly examined and resealed
COATING for purposes of reporting it has been assumed that funding would be fas necessary. Any roof drains should be maintained in a
provided for in the operating budget. lean and operational condition at all times to prevent
amming, water retention and associated leakage. A
aintenance contract with a licensed roofing contractor is
trongly recommended.
ROOF/DECK|COMPOSITIO j0103 | 5,200 sq f25 {10 18,200 0 0 This component includes the composition shingle roofing (sloped).  |Periodic maintenance should include an examination for
IS N SHINGLE It appeared to be in average condition. For this type of roofing nd replacement of missing and damaged shingles,
ROOF material on these types of structures, 2 layers are generally specially subsegquent to windy weather and prior to the
permitted. However, if it is decided to re-roof over the existing ainy season. All flashings should also be regularly
roofing, experience dictates that the typical useful life of the new xamined and re-sealed with caulking mastic as
materials would be reduced by approximately one third (33%). The ecessary. Such repairs should be performed
|average component cost and typical useful life provided reflects mmediately upon discovery so as to help prevent damage
removal of the existing roofing prior to the installation of the new o the surrounding roof areas, the structures and the
roofing. nteriors of the individual units. A maintenance contract
with a licensed roofing contractor is strongly
recommended.
ROOF/DECKIGUTTERS & (0104 joperating [N/ [N/AP 0 0 |The gutters and downspouts appeared to be in average condition. [The gutter systems should be regularly examined,
S DOWNSPOUT budget A IThe importance of a properly functioning water removal system lies [cleaned, leveled and re-secured (if necessary) and all
IS in the fact that other components can be affected considerably (i.e. joints sealed as required. Drainage should be directed
integrity of the roof, siding, paint, termite infestation, etc.). Therefore faway from the structure.
proper maintenance is imperative. As the average component cost
would be below the component threshold of $2,500, for purposes of
reporting it has been assumed that funding would be provided for in
the operating budget.
ROOF/DECK|SKYLIGHT  [0105 loperating [N/ [N/AJ0 0 0 |This component includes the skylight. It appeared to be in average [The skylights should be re-caulked on an as-needed basis
S budget A condition. As the average component cost would be below the to prevent leakage (minor expenditure-operating cost).
component threshold of $2,500, for purposes of reporting it has been
ssumed that funding would be provided for in the operating budget.
STRUCTUR JFOUNDATION|0201 1 building{30 {30+[0 0 0 This component includes the foundations and structural frame, along fit is important that all grade levels be maintained 4-6
E IS/ISTRUCTUR - with the exterior surfaces. Provided there are no major nches below the lowest edge of the structural frame. In
AL FRAME catastrophes, the proper drainage principles are maintained and that faddition, all grading should be properly sloped away from
structural pest control procedures are adhered to, this would he structures for drainage and all downspouts should
normally be considered to be a lifetime component for which no ischarge onto hardscape areas or splash blocks such
reserve budget would be called for. hat rainwater is directed away from the structures.
STRUCTUR [STRUCTURA (0202 |60,000 cuff12 |6 [3,600 0 0 [This component addresses the potential fumigation of the building. fitis suggested that a regular and on-going maintenance
E L PEST When and where an infestation of wood destroying pests or rogram be established with a reputable licensed pest
ICONTROL organisms occurs, and how severe the infestation will be, is difficult [control operator. Such a pregram can minimize the
to predict. The California Department of Real Estate (DRE), per the necessity for fumigation. In addition, loose or cracked
‘Operating Cost Manual”, suggests that annual inspections be iding or stucco, peeling paint and gaps at trim around
performed to discover any infestation in its early stages before it indows and doors should be repaired accordingly as to
becomes a serious problem. It previously required that associations lprevent moisture from making its way into the framing and
lestablish a reserve for fumigation of all structures on at least a 12- roviding an environment for termite infestation, fungus,
year basis. This is now considered optional; however, it would be nd/or mold. It is recommended that planned
prudent to budget for future fumigation in the event it becomes nspection(s) be performed prior to repainting being done
necessary. The frequency for fumigation tends to be greater in n order to identify & correct/repair these situations. Other
jocean environments, while decreasing further inland, especially in ituations that should be monitored with respect to termite
desert environments. It is suggested that further evaluation be nfestation include low foundation walls, cracks in
obtained from a licensed pest control operator. Any necessary oundation walls, leaking pipes, over-watered landscape
fadjustments can be made in a future Reserve Study Update. urrounding the structure, and damaged or nonexistent
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gutters and downspouts that discharge near the perimeter
of the structures.

STRUCTUR
E

ISIDING-
FPLYWOOD

0203

2,100 sq ft40

15 12,600

This component includes the plywood siding on the exterior of the  |Maintenance of the siding is not only important from an
building. It appeared to be in average condition. The other trim, esthetics aspect but critical with respect to prevention of
including the wood fascia, is not included here, as it would be ermite infestation as well. It should be regularly painted
replaced as necessary on an on-going basis. t a maximum of 4-year intervals. Regular examination
or and repair of any cracks and splits should be

erformed as necessary. Any protruding nails should also
e re-driven and sealed.

STRUCTUR
E

ICANOPIES

0204

200 sq f10

7 2,500

This component includes the canvas canopies. They appeared to belLittle by way of maintenance can be performed for the
in average condition. anopies other than regular cleaning per specifications
rom the manufacturer.

PAINT

EXTERIOR
FLATWORK

0301

4,400 sq f{10

5 [3.500

IThis component includes the painted surfaces, primarily stucco, on leaning and periodic "touch-up” of peeling and damaged
the exterior of the building. They appeared to be in average urfaces is recommended for appearance, protection of
icondition. he underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate

aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
equired.

PAINT

WOOD TRIM

0302

2,000 sq fid

2 3,200

IThis component includes the painted surfaces of the wood trim. leaning and periodic "touch-up” of peeling and damaged
They appeared to be in average condition. urfaces is recommended for appearance, protection of
he underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate

aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
equired.

PAINT

DOORS-
PAINT

10303

operating [N/
budget A

N/AQ

IThey appeared to be in average condition. As the average urfaces is recommended for appearance, protection of
component cost would be below the component threshold of $2,500, fthe underlying component and prevention of termite

for purposes of reporting it has been assumed that funding would be finfestation. All peeling paint should be sanded / scraped
provided for in the operating budget. nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of doors should be

[This component includes the painted surfaces of some of the doors. Eeanng and periodic "touch-up” of peeling and damaged
xamined prior to painting and re-caulked if required.

PAINT

DOORS-
LACQUER

0304

joperating [N/
budget A

IN/AKD

doors. They appeared to be in average condition. As the average urfaces is recommended for appearance, protection of
component cost would be below the component threshold of $2,500, fthe underlying component and prevention of termite

for purposes of reporting it has been assumed that funding would be finfestation. Al peeling lacquer should be sanded /
provided for in the operating budget. craped and bare areas properly primed prior to any finish
acquering. Any splits and cracks should be sealed with
ppropriate materials. In addition, all openings of doors
hould be examined prior to refinishing and re-caulked if

This component includes the lacquered surfaces of some of the Feanng and periodic "touch-up” of peeling and damaged
equired.

PAINT

INTERIOR
FLATWORK

0305

5,300 sq 110

5 14,250

ppeared to be in average condition. urfaces is recommended for appearance, protection of
he underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if

LThis component includes the painted interior surfaces. They Feamng and periodic "touch-up” of peeling and damaged
equired.

PAINT

T-BAR
CEILING
PANELS

0306

6,000 sq {20

10 {7,200

This component includes the painted surfaces of the T-bar ceiling leaning and periodic "touch-up” of peeling and damaged
panels. They appeared to be in average condition. urfaces is recommended for appearance, and for
rotection of the underlying component. All peeling paint
hould be sanded / scraped and bare areas properly
rimed prior to any finish paint. Any splits and cracks
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Jshould be sealed with appropriate materials.
MECHANICAHVAC: DUAL [0401 | 3@ 5tons20 3 8,750 Ehis component includes the dual pack HVAC systems. They The HVAC should be serviced twice a year. We
L PACK ppeared to be in average to aging condition. recommend obtaining a maintenance contract with a
reputable licensed heating/air conditioning company.
MECHANICAIPEDESTRIAN {0402 2 doorsi20 10 3,200 0 This component includes the automatic pedestrian door openers. Maintenance should include regular lubrication of all
L DOOR They were encased and therefore inaccessible for inspection. For  fmoving parts. It is suggested that a maintenance contract
IOPENERS reporting purposes their remaining lives have been estimated. be obtained with a qualified specialist.
PLUMBING [DISTRIBUTIO j0501 aljd0 20 9,750 0 [This component includes the copper distribution piping that provides [Little by way of maintenance is needed for the piping other
N PIPING potable water throughout the building. It appeared to be in average |than periodic examination for leaking, especially in the
condition and no problems were observed. Although previously garage area. Any leaks should be promptly repaired upon
considered to be a lifetime component, copper piping has more discovery, as any wood or soil that is kept constantly
recently been found to fail as early as 15 years after installation. imoist provides ideal conditions for termites.
IThis is suspected to be primarily caused by changes in the chemical |Consideration may be given to professionally installing a
makeup of potable water due to the U.S. Environmental Protection  water treatment system and / or an epoxy pipe lining
Agency's (EPA) Safe Water Drinking Act and the Lead and Copper tystem. which would serve to enhance the longevity of the
Rule (LCR). For purposes of reporting, an approximate time frame  Ipiping.
of 40 years has been assumed for future replacement. A rough cost
estimate has been provided. It is recommended that further
evaluation be obtained from a licensed plumbing consultant /
contractor, as well as consideration of an epoxy pipe lining system,
jand adjustments can be included in a future Reserve Study Update,
PLUMBING [DRAINAGE/S 10502 operating|N/ [N/AJ0 0 is component addresses the sewer and drainage piping. No Occasional routing should be performed to ensure that the
EWER budgetiA mount has been provided for complete replacement as the piping |drainage system is free flowing.
PIPING uld typically have a life well in excess of the scope of this
rojection and would therefore be considered a lifetime component.
It is recommended that any repair / sectional replacement be
performed on an as-needed basis, and funded from the operating
ccount.
PLUMBING [WATER 0503 joperating [N/ [N/AJO 0 This component includes a water heater that provides hot water for [Maintenance should include periodic draining of a few
HEATER budget A the restroom. It appeared to be in average condition; however, a gallons of water from the drain cock to relieve sediment
visual examination cannot make predictions as to future performancejbuild-up. A regular safety check-up by the local utility
(i.e. even with correct maintenance, these units can fail without company (if available) or licensed plumbing contractor is
warning). As the average component cost would be below the lalso suggested.
icomponent threshold of $2,500, for purposes of reporting it has been
{assumed that funding would be provided for in the operating budget.
PLUMBING |DRINKING  [0504 joperating N/ [N/AJ0 0 This component includes a chilled water drinking fountain. It Little by way of maintenance can be performed for this
FOUNTAIN budget A appeared to be in average condition. As the average component costicomponent.
would be below the component threshold of $2,500, for purposes of
reporting it has been assumed that funding would be provided for in
the operating budget.
ELECTRICA [LIGHTING- 10601 joperating [N/ IN/AJD 0 [This component includes the emergency light fixtures. They Maintenance would entail periodically checking the
L EMERGENCY budget A ppeared to be in average condition and are usually desired to be  [fixtures to make sure that they are secure and that the
eplaced for appearance sake. As the average component cost batteries are fully charged. Also, occasional examination
ould be below the component threshold of $2,500, for purposes of [for, and changing of burned out bulbs would be prudent.
reporting it has been assumed that funding would be provided forin |In addition, cleaning of the fixtures is recommended on an
he operating budget. las-needed basis.
ELECTRICA |LIGHTING-  [0602 joperating [N/ [N/AJ0 0 his component includes the lighted exit signs. They appeared to be[Maintenance would entail periodically checking the
L EXIT SIGNS budget A n average condition and are usually desired to be replaced for fixtures to make sure that they are secure. Also,
ppearance sake. As the average component cost would be below |occasional examination for, and changing of burned out
he component threshold of $2,500, for purposes of reporting it has  foulbs would be prudent. In addition, cleaning of the
een assumed that funding would be provided for in the operating  [fixtures is recommended on an as-needed basis.
udget.
ELECTRICA |LIGHTING-  [0604 operatingN/ [N/AD 0 his component includes the utilitarian type light fixtures at the Maintenance would entail periodically checking the
L EXTERIOR budgetA xterior of the building. They appeared to be in average condition, It ffixtures to make sure that they are secure. Also,
s recommended that any repair or replacements be performed on anjoccasional examination for, and changing of burned out
s-needed basis, and funded from the operating account. ulbs would be prudent. In addition, cleaning of the
xtures is recommended on an as-needed basis.
ELECTRICA [LIGHTING-  [0605 operatingiN/ |N/A[Q 0 Fhis component includes the interior light fixtures of the building. Eaimenance would entail periodically checking the
L INTERIOR budgetia hey appeared to be in average condition. It is recommended that  ffixtures to make sure that they are secure. Also,
any repair or replacements be performed on an as-needed basis, ccasional examination for, and changing of burned out
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land funded from the operating account. Fulbs would be prudent. In addition, cleaning of the
xtures is recommended on an as-needed basis.
ELECTRICA |LIGHTING- [0606 joperating [N/ IN/AQ 0 his component includes the light fixtures at the walkway. They aintenance would entail periodically checking the
L WALKWAYS budget A appeared to be in average condition. The external location of these ffixtures to make sure that they are secure. Also,
ixtures usually makes them subject to a greater rate of deterioration joccasional examination for, and changing of burned out
ue to exposure to the elements. Also, it is often desirable to ulbs would be prudent. In addition, cleaning of the
eplace these fixtures as they eventually become dated and/or more [fixtures is recommended on an as-needed basis.
nergy efficient options become available. As the average
lcomponent cost would be below the component threshold of $2,500,
for purposes of reporting it has been assumed that funding would be
rovided for in the operating budget.
FLOORING [CARPETING (0701 | 610sqyd8 © |[19,500 4 [This component includes the carpeting. It appeared to be in averageMaintenance should entail regular vacuum cleaning (from
icondition. nce weekly to as often as daily for high traffic areas).
ower pile lifting is recommended at least once a month
or high traffic areas. Mats are suggested to remove dirt
om shoes before it can be tracked onto carpeted areas
should be cleaned and rotated regularly to prevent soil
uild-up that may spread to the carpet). Spots and spills
hould be removed as soon as possible to prevent
ermanent staining. Deep cleaning should be performed
n an as-needed basis (before soil is noticeable — usually
ot more than once every one or two years) and
uorochemical treatment applied immediately after. It is
ecommended that before applying any topical treatments,
he carpet manufacturer be contacted to prevent voiding
f the warranty. Damaged areas should be repaired as
hey can create a trip hazard resulting in association
iability.
FLOORING |[TILE- 0702 500 sq 30 20 4,000 K4 IThis component includes the ceramic tile flooring. It appeared to be [Maintenance would entail occasional cleaning and
ICERAMIC jin average condition. riodic grout re-sealing.
RECREATIO [FURNISHING (0801 1 library}15 |10 [116,400]1 his component includes the fumiture in the library. It appeared to [General cleaning should be performed on a regular basis.
N IS-LIBRARY e in average condition. The average component cost is general for (Wood surfaces should be cleaned with a standard
FACILITIES he type of furnishings in'use. urniture polish. Upholstered areas should be vacuumed
Eeriodicalty and cleaned as necessary with a mild soap
olution or professionally steam cleaned simultaneously
. with carpeted areas.
RECREATIO [RESTROOMS {0802 |3 restroomsi20 (10 12,500 |1 Eﬁ component includes the remodeling of the restrooms. They IThe restrooms should be maintained in a sanitized
N ppeared to be in average condition. icondition.
FACILITIES —
[RECREATIO [BIKE RACKS (0803 1 rack30 [30+0 0 IThis component includes the metal bike racks. They appeared to be [Little by way of maintenance can be performed for this
N H n good condition. They typically have a life expectancy well beyond jcomponent.
FACILITIES the scope of this report (30 years), therefore, no funding has been
provided at this time. Any necessary adjustments can be made in a
future Reserve Study Update.
MISCELLAN |FIRE 0901 operatingfN/ [N/AIQ 0 IThis component includes the fire extinguishers. They appeared to  [The extinguishers should be inspected and re-charged by
EOUS EXTINGUISH budgetA be in average condition. It is recommended that replacements be  |a State Fire Marshall approved company at a maximum of
ERS performed on an as-needed basis, and funded from the operating |1 year intervals (or as required by law).
laccount.
MISCELLAN [DIRECTORY (0902 operating [N/ [N/AQ 0 IThis component includes the glass faced aluminum case directory  [Little can be performed by way of maintenance for this
EOUS BOARD budget A board. It appeared to be in average condition. As the average type of component.
icomponent cost would be below the component threshold of $2,500,
for purposes of reporting it has been assumed that funding would be
provided for in the operating budget.
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CATEGORY [COMPONENTHD [QUANTITY [TL |RL [COST [CC1|CORRECT|CC2 |OBSERVATIONS PROTECT
ROOF/DECKI|CORRUGATE [0101 | 16,000 sq f§30 [30+0 0 P 0 This component includes the corrugated metal roofing. It would Little by way of maintenance can be performed for this
S D METAL H typically have a life expectancy well beyond the scope of this report lcomponent other than eventual painting. As the painting
ROOFING (30 years), therefore, no funding has been provided at this time. lcycle would be somewhat unpredictable, it is
However, we recommend the roofing be inspected on a regular recommended that the situation be monitored and funds
basis. It is anticipated that eventually some, or all, of the material will [for painting (when necessary) be supplied from the
require major refurbishment or replacement. Any necessary Contingency Reserve.
jadjustments can be made in a future Reserve Study Update.
ROOF/DECKIGUTTERS & 0102 | 1,2001in fi35 (18 {7,200 B4 |0 0 The aluminum gutters and downspouts appeared to be in average  [The gutter systems should be regularly examined,
S DOWNSPOUT] condition. The importance of a properly functioning water removal  [cleaned, leveled and re-secured (if necessary) and all
S ystem lies in the fact that other components can be affected oints sealed as required. Drainage should be directed
Fonsiderabiy (i.e. integrity of the roof, siding, paint, termite way from the structure.
infestation, etc.). Therefore, proper maintenance is imperative. la
STRUCTUR [FOUNDATIONI|0201 | 6 buildingsf30 [30+{0 0 0 10 his component includes the foundations and structural frame. along [It is important that all grade levels be maintained 4-6
E S/STRUCTUR b ith the exterior surfaces. Provided there are no major inches below the lowest edge of the structural frame. In
AL FRAME atastrophes, the proper drainage principles are maintained and that jaddition, all grading should be properly sloped away from
tructural pest control procedures are adhered to, this would he structures for drainage and all downspouts should
inormally be considered to be a lifetime component for which no ischarge onto hardscape areas or splash blocks such
reserve budget would be called for. hat rainwater is directed away from the structures.
STRUCTUR [STRUCTURA 10202 OperatingN/ [N/AJ0 0 0 0 IThis component addresses the potential fumigation of the buildings. [it is suggested that a regular and on-going maintenance
E L PEST budgetA IAs it is constructed primarily of concrete and steel (tilt-up rogram be established with a reputable licensed pest
ICONTROL lconstruction), there would be no need for fumigation. Any necessary [control operator. Such a program can minimize the
focal treatments to the roofing system should be performed on an as-inecessity for fumigation. In addition, loose or cracked
ineeded basis, and funded from the operating budget. iding or stucco, peeling paint and gaps at trim around
indows and doors should be repaired accordingly as to
revent moisture from making its way into the framing and
roviding an environment for termite infestation, fungus,
nd/or mold. It is recommended that planned
nspection(s) be performed prior to repainting being done
n order to identify & correct/repair these situations. Other
ituations that should be monitored with respect to termite
nfestation include low foundation walls, cracks in
oundation walls, leaking pipes, over-watered landscape
urrounding the structure, and damaged or nonexistent
utters and downspouts that discharge near the perimeter
f the structures.
ISTRUCTUR |SIDING- 10203 | 11,000 sq 430 [30+0 0o o 0 IThis component includes the corrugated metal siding on the exteriorsfMaintenance of the siding is not only important from an
E ICORRUGATE H of the buildings. It appeared to be in average condition. It would esthetics aspect but critical with respect to prevention of
D METAL typically have a life expectancy well beyond the scope of this report  ftermite infestation as well. Regular examination for and
{30 years). Therefore, no funding has been provided at this time. epair of any cracks and splits should be performed as
However, we recommend the siding be inspected on a regular basis. jnecessary. Any protruding nails should also be re-driven
Itis anticipated that eventually some, or all, of the siding will require jand sealed.
imajor refurbishment or replacement. Any necessary adjustments
can be made in a future Reserve Study Update.
PAINT EXTERIOR 0301 |14,300sqf§20 [0 [11450 |1 © ] This component includes the painted surfaces on the exteriors of the [Cleaning and periodic "touch-up" of peeling and damaged
FLATWORK buildings. They appeared to be in aging condition. urfaces is recommended for appearance, protection of
he underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
IAny splits and cracks should be sealed with appropriate
materials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
Eequired.
PAINT WOOD TRIM 0302 joperating [N/ |N/AJO 0 0 0 This component includes the painted surfaces of the wood trim. leaning and periodic "touch-up” of peeling and damaged
budget A They appeared to be in aging condition. As the average component [surfaces is recommended for appearance, protection of
cost would be below the component threshold of $2,500, for he underlying component and prevention of termite
purposes of reporting it has been assumed that funding would be nfestation. All peeling paint should be sanded / scraped
provided for in the operating budget. nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
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required.
PAINT DOORS- 0303 [operating [N/ [N/AID 0 This component includes the painted surfaces of some of the doors. [Cleaning and periodic "touch-up” of peeling and damaged
PAINT budget A They appeared to be in average condition. As the average urfaces is recommended for appearance, protection of
icomponent cost would be below the component threshold of $2,500, Ehe underlying component and prevention of termite
ffor purposes of reporting it has been assumed that funding would be [infestation. All peeling paint should be sanded / scraped
provided for in the operating budget. land bare areas properly primed prior to any finish paint.
IAny splits and cracks should be sealed with appropriate
materials. In addition, all openings of doors should be
examined prior to painting and re-caulked if required.
PAINT DOORS- 0304 joperating [N/ [N/A[O 0 IThis component includes the lacquered surfaces of some of the Cleaning and periodic "touch-up” of peeling and damaged
LACQUER budget A doors. They appeared to be in average condition. As the average urfaces is recommended for appearance, protection of
icomponent cost would be below the component threshold of $2,500, fthe underlying component and prevention of termite
for purposes of reporting it has been assumed that funding would be finfestation. All peeling lacquer should be sanded /
provided for in the operating budget. craped and bare areas properly primed prior to any finish
acquering. Any splits and cracks should be sealed with
ppropriate materials. In addition, all openings of doors
hould be examined prior to refinishing and re-caulked if
equired.
PAINT INTERIOR 0305 | 3,700sqfq10 |5 [2,950 |1 This component includes the painted interior surfaces. They leaning and periodic "touch-up” of peeling and damaged
FLATWORK lappeared to be in average condition. urfaces is recommended for appearance, protection of
he underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
equired.
PAINT IT-BAR 0306 loperating [N/ [N/AID 0 [This component includes the painted surfaces of the T-bar ceiling leaning and periodic "touch-up” of peeling and damaged
CEILING budget A panels. They appeared to be in average condition. As the average [surfaces is recommended for appearance, and for
PANELS component cost would be below the component threshold of $2,500, fprotection of the underlying component. All peeling paint
for purposes of reporting it has been assumed that funding would be [should be sanded / scraped and bare areas properly
provided for in the operating budget. rimed prior to any finish paint. Any splits and cracks
hould be sealed with appropriate materials.
PAINT IRONWORK [0307 joperating [N/ [N/AIO 0 This component includes the painted surfaces of the ironwork at the [Cleaning and periedic "touch-up" of peeling and damaged
budget A exterior of the buildings. They appeared to be in average condition. [surfaces is recommended for appearance, and for
As the average component cost would be below the component rotection of the underlying component. All peeling paint
I:hreshold of $2,500, for purposes of reporting it has been assumed [should be sanded / scraped and bare areas properly
hat funding would be provided for in the operating budget. rimed prior to any finish paint. Any splits and cracks
hould be sealed with appropriate materials.
PAINT WOOD 10308 joperating [N/ |[N/AID 0 This component includes the painted surfaces of the wood fencing. leaning and periodic "touch-up” of peeling and damaged
FENCING budget A They appeared to be in aging condition. As the average component [surfaces is recommended for appearance, protection of
icost would be below the component threshold of $2,500, for he underlying component and prevention of termite
lpurposes of reporting it has been assumed that funding would be nfestation. All peeling paint should be sanded / scraped
lprovided for in the operating budget. nd bare areas properly primed prior to any finish paint.
Any splits and cracks should be sealed with appropriate
materials.
MECHANICAEXHAUST 10401 10@ 4205 14000 4 IThis component includes the exhaust fans that serves the purpose offThe bearings should be oiled / greased on a periodic
L FANS horsepower] ventilating the garages. They appeared to be in average condition |pasis as well as occasional verification of operation of the
fan. We recommend obtaining a maintenance contract
with a qualified specialist.
MECHANICAHEAT PUMP-10402 pperating [N/ [N/AIO 0 |This component includes the evaporative coil for the heat pump. It [The heat pump should be serviced twice a year. We
L EVAPORATIV budget A appeared to be in average condition. As the average component cosfrecommend obtaining a maintenance contract with a
E COIL would be below the component threshold of $2,500, for purposes of freputable licensed heating/air conditioning company.
reporting it has been assumed that funding would be provided for in
the operating budget.
MECHANICA[HEAT PUMP-10403 joperating [N/ [N/AJO 0 his component includes a condenser for the heat pump. It The heat pump should be serviced twice a year. We
L ICONDENSER budget IA appeared to be in average condition. As the average component costirecommend obtaining a maintenance contract with a
S uld be below the component threshold of $2,500, for purposes of Ireputable licensed heating/air conditioning company.
reporting it has been assumed that funding would be provided for in
he operating budget.
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MECHANICAIFORCED AIR {0404 2 @24 |10 2,900 M4 his component includes the forced air gas furnaces. They The furnaces should be serviced twice a year, We
L FURNACES 120,000 btu ppeared to be in average condition. recommend obtaining a maintenance contract with a
reputable licensed heating/air conditioning company.
MECHANICAJAIR 0405 6@ 2ton |18 |10 |10,800 M4 IThis component includes the through wall type space air-conditioning[The air conditioners should be serviced twice a year. We
L CONDITIONIN units. They appeared to be in average condition. recommend obtaining a maintenance contract with a
G-WALL reputable licensed heating/air conditioning company.
MECHANICAIFUELING 0406 |1 fueling  [30 [30+0 0 This component includes the fuelling station and storage tank. It IN/A
2 STATION/STO Istation u would typically have a life expectancy well beyond the scope of this
RAGE TANK report (30 years). Therefore, no funding has been provided at this
time. However, we recommend the equipment be inspected on a
regular basis. Any necessary adjustments can be made in a future
Reserve Study Update.
MECHANICAJUNDERGROU|0407 |1 detection [30 [29 {75,000 2 IThis component includes the underground leak detection system for [N/A
L ND STORAGE system the fueling tank. It would typically have a life expectancy well beyond
ITANK LEAK the scope of this report (30 years), however, we were informed the
DETECTION ystem is now anticipated to be within the 30 year replacement
ISYSTEM indow. Therefore, for funding purposes the remaining life has been
ssumed. We recommend the equipment be inspected on a regular
basis. Any necessary adjustments can be made in a future Reserve
IStudy Update.
MECHANICAIPROPANE {0408 1 storage30 29 (14,000 |2 [This component includes the propane storage tank. It would typically [N/A
ks ISTORAGE tanki have a life expectancy well beyond the scope of this report (30
ITANK lvears), however we were informed the system is now anticipated to
be within the 30 year replacement window. Therefore, for funding
purposes the remaining life has been assumed. We recommend the
equipment be inspected on a regular basis. Any necessary
ladjustments can be made in a future Reserve Study Update.
MECHANICAMWASTE/OIL {0409 1 tank30 [29 20,000 2 his component includes the waste and oil tank. It would typically — [N/A
L ITANK have a life expectancy well beyond the scope of this report (30
ears), however we were informed the system is now anticipated to
be within the 30 year replacement window. Therefore, for funding
purposes the remaining life has been assumed. We recommend the
quipment be inspected on a regular basis. Any necessary
ladjustments can be made in a future Reserve Study Update.
PLUMBING [DISTRIBUTIO [0501 alk40 |20 12,000 |1 IThis component includes the copper distribution piping that provides [Little by way of maintenance is needed for the piping other
N PIPING potable water throughout the buildings. It appeared to be in average fthan periodic examination for leaking, especially in the
icondition and no problems were observed. Although previously garage area. Any leaks should be promptly repaired upon
iconsidered to be a lifetime component, copper piping has more discovery, as any wood or soil that is kept constantly
recently been found to fail as early as 15 years after installation. imoist provides ideal conditions for termites.
This is suspected to be primarily caused by changes in the chemical [Consideration may be given to professionally installing a
makeup of potable water due to the U.S. Environmental Protection  \water treatment system and / or an epoxy pipe lining
Agency's (EPA) Safe Water Drinking Act and the Lead and Copper  [system, which would serve to enhance the longevity of the
Rule (LCR). For purposes of reporting, an approximate time frame |piping.
lof 40 years has been assumed for future replacement. A rough cost
lestimate has been provided. It is recommended that further
levaluation be obtained from a licensed plumbing consultant /
icontractor, as well as consideration of an epoxy pipe lining system,
and adjustments can be included in a future Reserve Study Update.
PLUMBING [DRAINAGE/S 0502 | operating{N/ [N/AQ 0 his component addresses the sewer and drainage piping. No [Occasional routing should be performed to ensure that the
EWER budgefiA mount has been provided for complete replacement as the piping [drainage system is free flowing.
PIPING would typically have a life well in excess of the scope of this
projection and would therefere be considered a lifetime component.
It is recommended that any repair / sectional replacement be
performed on an as-needed basis, and funded from the operating
account.
PLUMBING WATER 0503 joperating [N/ [N/JAQ 0 IThis component includes a water heater that provides hot water for [Maintenance should include periodic draining of a few
HEATER budget A the restrooms. It appeared to be in average condition; however, a  |gallons of water from the drain cock to relieve sediment
visual examination cannot make predictions as to future performancejpuild-up. A regular safety check-up by the local utility
(i.e. even with correct maintenance, these units can fail without icompany (if available) or licensed plumbing contractor is
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ming). As the average component cost would be below the lalso suggested.
omponent threshold of $2,500, for purposes of reporting it has been
ssumed that funding would be provided for in the operating budget.
PLUMBING [DRINKING  [0504 | 2drinkingj1Z2 6 [2,500 W his component includes the chilled water drinking fountains. They [Little by way of maintenance can be performed for this
FOUNTAINS fountains| ppeared to be in average condition. lcomponent.
ELECTRICA [CCTV 0601 | 6 cameras{i0 |5 [10,200 2 his component includes the cameras for the closed circuit televisionfLittle by way of maintenance can be performed for this
L ISYSTEM- ystem, estimated at 6 cameras. They appeared to be in average  fcomponent, although minor operational problems are
CAMERAS ondition. typically encountered (operating cost).
ELECTRICA [CCTV 10602 Operating [N/ [N/AQ 0 his component includes the monitors for the closed circuit television|Little by way of maintenance can be performed for this
L SYSTEM- budget A ystem. We were informed they are linked with the intranet computer component, although minor operational problems are
MONITOR ystems. typically encountered (operating cost).
ELECTRICA [CCTV 10603 [Operating [N/ [N/AK 0 his component includes the recording system for the closed circuit [Little by way of maintenance can be performed for this
L SYSTEM- budget A elevision system. We were informed it is linked with the intranet component, although minor operational problems are
RECORDER icomputer systems. typically encountered (operating cost).
ELECTRICA |LIGHTING- {0604 joperating [N/ [N/AD 0 This component includes the emergency light fixtures. They Maintenance would entail periodically checking the
L IEMERGENCY budget A ppeared to be in average condition and are usually desired to be  [fixtures to make sure that they are secure and that the
eplaced for appearance sake. As the average component cost batteries are fully charged. Also, occasional examination
uld be below the component threshold of $2,500, for purposes of [for, and changing of burned out bulbs would be prudent.
reporting it has been assumed that funding would be provided forin {in addition, cleaning of the fixtures is recommended on an
he operating budget. Ias-needed basis.
ELECTRICA [LIGHTING- |0605 foperating [N/ [N/AJ0 0 his component includes the lighted exit signs. They appeared to be[Maintenance would entail periodically checking the
L EXIT SIGNS budget A n average condition and are usually desired to be replaced for ixtures to make sure that they are secure. Also,
appearance sake. As the average component cost would be below joccasional examination for, and changing of burned out
he component threshold of $2,500, for purposes of reporting it has  pulbs would be prudent. In addition. cleaning of the
en assumed that funding would be provided for in the operating xtures is recommended on an as-needed basis.
udget.
ELECTRICA |LIGHTING- {0606 operatingiN/ IN/AIO 0 is component includes the utilitarian type light fixtures at the aintenance would entail periodically checking the
L INTERIOR budge! xterior of the building. They appeared to be in average condition. It [fixtures to make sure that they are secure, Also,
is recommended that any repair or replacements be performed on anfoccasional examination for, and changing of burned out
s-needed basis, and funded from the operating account, ulbs would be prudent. In addition, cleaning of the
ixtures is recommended on an as-needed basis.
ELECTRICA |LIGHTING- {0607 | 13 fixtures20 [10 5,850 H This component includes the exterior high intensity light fixtures. aintenance would entail periodically checking the
L IMAINTENANC They appeared to be in average condition. These types of fixtures  ffixtures to make sure that they are secure. Also,
E YARD re typically subject to a greater level of deterioration from the ccasional examination for, and changing of burned out
lements. ulbs would be prudent. In addition, cleaning of the
ol xtures is recommended on an as-needed basis.
FLOORING [CARPETING 0701 joperating [N/ [N/AJO 0 [This component includes the carpeting. It appeared to be in average[Maintenance should entail regular vacuum cleaning (from
budget A icondition. As the average component cost would be below the nce weekly to as often as daily for high traffic areas).
icomponent threshold of $2,500, for purposes of reporting it has been [Power pile lifting is recommended at least once a month
fassumed that funding would be provided for in the operating budget. [for high traffic areas. Mats are suggested to remove dirt
om shoes before it can be tracked onto carpeted areas
should be cleaned and rotated regularly to prevent soil
uild-up that may spread to the carpet). Spots and spills
hould be removed as soon as possible to prevent
ermanent staining. Deep cleaning should be performed
n an as-needed basis (before soil is noticeable — usually
ot more than once every one or two years) and
uorochemical treatment applied immediately after. It is
ecommended that before applying any topical treatments,
he carpet manufacturer be contacted to prevent voiding
f the warranty. Damaged areas should be repaired as
hey can create a trip hazard resulting in association
iability.
RECREATIO [FURNISHING |0801 | Allowance(10 (1 [12,000 2 This component includes the fumnishings of the maintenance shop. NV/A
N IS They appeared to be in average condition. The average component
FACILITIES [MAINTENANC cost is general for the type of furnishings in use, and it is
E SHOP recommended the allowance be periodically reviewed. Any
djustments can be included in a future Reserve Study Update.
RECREATIO [PURCHASIN [0802 | Operating{N/ [N/AD 0 IThis component includes the furnishings of the purchasing NJA
IN IG budge?: warehouse. They appeared to be in average condition. It is
FACILITIES MWAREHOUSE frecommended that replacements be performed on an as-needed
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basis, and funded from the operating account.
RECREATIO [FURNISHING (0803 1 multf15 [8 [34,150 This component includes the furniture in the office area. It appeared |General cleaning should be performed on a regular basis.
N IS-OFFICE office area1 to be in average condition. The average component cost is general Wood surfaces should be cleaned with a standard
FACILITIES [for the type of furnishings in use. rniture polish. Upholstered areas should be vacuumed
E:eriodically and cleaned as necessary with a mild soap
olution or professionally steam cleaned simultaneously
with carpeted areas.
RECREATIO |RESTROOMS 0804 |2 restroomsj20 |10 13,250 IThis component includes the remodeling of the restrooms. They The restrooms should be maintained in a sanitized
N fappeared to be in average condition. condition.
FACILITIES
RECREATIO [KITCHEN 0805 1 kitcheni20 {10 6,150 This component includes the remodeling of the kitchen. It appeared [The recreation room kitchen should be maintained in a
N fto be in average condition. anitized condition. Occasional cleaning and verification
FACILITIES f operation is generally the extent of any maintenance
ecessary for the appliances. It is recommended that the
espective operating manuals be consulted with respect to|
ore specific types of maintenance suggested for these
ppliances.
RECREATIO |PICNIC 0806 6 picnig20 {10 K4,500 IThis component includes the picnic tables. They appeared to be in [Little by way of maintenance can be performed for this
N TABLES table: average condition. icomponent.
FACILITIES | SI
IRECREATIO|BENCHES 0807 | 6 benches20 [10 [3,000 his component includes the benches. They appeared to be in Little by way of maintenance can be performed for this
N average condition, component.
FACILITIES
MISCELLAN [FIRE 10901 operatingN/ [N/AJ0 This component includes the fire extinguishers, They appeared to  [The extinguishers should be inspected and re-charged by
EOUS EXTINGUISH budge be in average condition. It.is recommended that replacements be  |a State Fire Marshall approved company at a maximum of
ERS performed on an as-needed basis, and funded from the operating 1 year intervals (or as required by law).
jaccount. A
IMISCELLAN [FIREHOSES (0902 | operatingN/ [N/AD his component includes the fire hoses. They appeared to be in IThe fire hoses should be inspected by a State Fire
[EOUS budge verage condition. It is recommended that replacements be Marshall approved company at a maximum of 1-year
rformed on an as-needed basis, and funded from the operating rntervals (or as required by law).
ccount.
MISCELLAN WASHER & [0903 joperating [N/ [N/AD This 'component includes the washer and dryer set. It appeared to  [Little can be performed by way of maintenance for this
[EQUS DRYER budget A be in average condition. As the average component cost would be pe of equipment.
below the component threshold of $2,500, for purposes of reporting i
has been assumed that funding would be provided for in the
operating budget.
MISCELLAN [ICE MACHINE[0904 Tice10 |5 13,500 This component includes the commercial ice machine located at the [Little can be performed by way of maintenance for this
[EQUS machin: Imaintenance yard. It appeared to be in average condition. type of equipment.
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[CATEGORY [COMPONENTID |QUANTITY [TL |RL [COST [CC1ICORRECTICC2 [OBSERVATIONS PROTECT
ROOF/DECK[BUILT-UP 0101 | 1.000sqff15 2 B.500 |1 O 0 L;l'his component includes the built-up roofing (flat). It appeared to be [Periodic maintenance should include an examination for,
S ROQOF in an average to aging condition. On this type of structure, 2 layers |and resealing of any cracks, separated laps and seams.
are generally permitted. However, if it is decided to re-roof over the [Gravel should also be added to any exposed felts. All
existing roofing, experience dictates that the typical useful life of the {flashings should also be regularly examined and resealed
Inew materials would be reduced by approximately one third (33%). fas necessary. Any roof drains should be maintained in a
IThe average component cost and typical useful life provided reflects jclean and operational condition at all times to prevent
removal of the existing roofing prior to the installation of the new amming, water retention and associated leakage. A
roofing. aintenance contract with a licensed roofing contractor is
trongly recommended.
ROOF/DECKICOMPOSITIO 0102 | 3.200sqft25 2 [11,200 |1 [0 0 [This component includes the composition shingle roofing (sloped). eriodic maintenance should include an examination for
] N SHINGLE It appeared to be in an average to aging condition. For this type of [and replacement of missing and damaged shingles,
ROOF roofing material on these types of structures, 2 layers are generally [especially subsequent to windy weather and prior to the
permitted. However, if it is decided to re-roof over the existing ainy season. All flashings should also be regularly
roofing, experience dictates that the typical useful life of the new xamined and re-sealed with caulking mastic as
materials would be reduced by approximately one third (33%). The [necessary. Such repairs should be performed
average component cost and typical useful life provided reflects mmediately upon discovery so as to help prevent damage
removal of the existing roofing prior to the installation of the new o the surrounding roof areas, the structures and the
roofing. nteriors of the individual units. A maintenance contract
ith a licensed roofing contractor is strongly
ecommended.
STRUCTUR [FOUNDATION|0201 1 building|30 [30+0 0 0 0 This component includes the foundations and structural frame, along |It is important that all grade levels be maintained 4-6
E IS/STRUCTUR - with the exterior surfaces. Provided there are no major nches below the lowest edge of the structural frame. In
AL FRAME catastrophes, the proper drainage principles are maintained and that faddition, all grading should be property sioped away from
Istructural pest control procedures are adhered to, this would he structures for drainage and all downspouts should
inormally be considered to be a lifetime component for which no ischarge onto hardscape areas or splash blocks such
reserve budget would be calied for. hat rainwater is directed away from the structures.
STRUCTUR |STRUCTURA [0202 |42,000cuffi2 6 [2,500 (1 10 0 [This component addresses the potential fumigation of the building.  [It is suggested that a regular and on-going maintenance
E L PEST When and where an infestation of wood destroying pests or rogram be established with a reputable licensed pest
ICONTROL lorganisms occurs, and how severe the infestation will be, is difficult |control operator. Such a program can minimize the
to predict. The California Department of Real Estate (DRE), per the hecessity for fumigation. In addition, loose or cracked
‘Operating Cost Manual”, suggests that annual inspections be iding or stucco, peeling paint and gaps at trim around
performed to discover any infestation in its early stages before it indows and doors should be repaired accordingly as to
becomes a serious problem. It previously required that associations jprevent moisture from making its way into the framing and
lestablish a reserve for fumigation of all structures on at least a 12- roviding an environment for termite infestation, fungus,
lyear basis. This is now considered optional, however, it would be nd/or mold. It is recommended that planned
lprudent to budget for future fumigation in the event it becomes nspection(s) be performed prior to repainting being done
necessary. The frequency for fumigation tends to be greater in n order to identify & correct/repair these situations. Other
locean environments, while decreasing further inland, especially in ituations that should be monitored with respect to termite
idesert environments. It is suggested that further evaluation be nfestation include low foundation walls, cracks in
lobtained from a licensed pest control operator. Any necessary oundation walls, leaking pipes, over-watered landscape
adjustments can be made in a future Reserve Study Update. surrounding the structure, and damaged or nonexistent
qutters and downspouts that discharge near the perimeter
of the structures.
PAINT EXTERIOR 10301 | 5500sqffi0 |5 4400 1 |0 0 This component includes the painted surfaces, primarily stucco. on  [Cleaning and periodic "touch-up” of peeling and damaged
FLATWORK the exterior of the building. They appeared to be in average surfaces is recommended for appearance, protection of
icondition. the underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
equired.
PAINT WOOD TRIM (0302 |operating [N/ [N/AO 0 0 0 IThis component includes the painted surfaces of the wood trim. leaning and periodic "touch-up” of peeling and damaged
budget A They appeared to be in average condition. As the average urfaces is recommended for appearance, protection of
icomponent cost would be below the component threshold of $2,500, fthe underlying component and prevention of termite
ffor purposes of reporting it has been assumed that funding would be gnfestation. All peeling paint should be sanded / scraped
provided for in the operating budget. nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
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required.
PAINT DOORS- 0303 joperating [N/ IN/AD 0 This component includes the painted surfaces of some of the doors. [Cleaning and periodic "touch-up" of peeling and damaged
PAINT budget A IThey appeared to be in average condition. As the average urfaces is recommended for appearance, protection of
component cost would be below the component threshold of $2,500, [the underlying component and prevention of termite
for purposes of reporting it has been assumed that funding would be finfestation. All peeling paint should be sanded / scraped
provided for in the operating budget. nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of doors should be
xamined prior to painting and re-caulked if required.
PAINT DOORS- 10304 loperating [N/ IN/AJD 0 [This component includes the lacquered surfaces of some of the leaning and periodic "touch-up” of peeling and damaged
LACQUER budget A doors. They appeared to be in average condition. As the average urfaces is recommended for appearance, protection of
component cost would be below the component threshold of $2,500, jthe underlying component and prevention of termite
ffor purposes of reporting it has been assumed that funding would be finfestation. All peeling lacquer should be sanded /
provided for in the operating budget. craped and bare areas properly primed prior to any finish
acquering. Any splits and cracks should be sealed with
ppropriate materials. In addition, all openings of doors
hould be examined prior to refinishing and re-caulked if
equired.
PAINT INTERIOR 0305 | 5300sqfl10 |5 14,250 0 This component includes the painted interior surfaces. They leaning and periodic "touch-up” of peeling and damaged
FLATWORK lappeared to be in average condition, urfaces is recommended for appearance, protection of
he underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
equired.
PAINT IT-BAR 0306 | 6.000 sq f20 [10 7,200 0 IThis component includes the painted surfaces of the T-bar ceiling leaning and periodic "touch-up” of peeling and damaged
CEILING panels. They appeared to be in average condition. urfaces is recommended for appearance, and for
PANELS rotection of the underlying component. All peeling paint
hould be sanded / scraped and bare areas properly
rimed prior to any finish paint. Any splits and cracks
hould be sealed with appropriate materials.
MECHANICAHEAT PUMP-[0401 |2 coils 24 112 15,300 0 This component includes the evaporative coils for the heat pumps, [The heat pump should be serviced twice a year. We
L EVAPORATIV estimated at 5 tons each. They were encased and therefore recommend obtaining a maintenance contract with a
E COILS inaccessible for inspection. We were informed they are serviced reputable licensed heating/air conditioning company.
E’egulaﬂy and were in good condition for their ages.
MECHANICAHEAT PUMP—- 0402 218 6 15,200 0 his component includes the condensers for the heat pumps, The heat pump should be serviced twice a year. We
L ICONDENSER condensers| stimated at 5 tons. They appeared to be in average condition for  fecommend obtaining a maintenance contract with a
S heir ages. reputable licensed heating/air conditioning company.
PLUMBING |DISTRIBUTIO j0501 ali40 20 [51,000 0 IThis component includes the copper distribution piping that provides [Little by way of maintenance is needed for the piping other]
N PIPING potable water throughout the building. It appeared to be in average ([than periodic examination for leaking, especially in the
icondition and no problems were observed. Although previously garage area. Any leaks should be promptly repaired upon
considered to be a lifetime component, copper piping has more discovery, as any wood or soil that is kept constantly
recently been found to fail as early as 15 years after installation. imoist provides ideal conditions for termites.
IThis is suspected to be primarily caused by changes in the chemical [Consideration may be given to professionally installing a
imakeup of potable water due to the U.S. Environmental Protection  jwater treatment system and / or an epoxy pipe lining
Agency’s (EPA) Safe Water Drinking Act and the Lead and Copper [system, which would serve to enhance the longevity of the
Rule (LCR). For purposes of reporting, an approximate time frame piping.
of 40 years has been assumed for future replacement. A rough cost
lestimate has been provided. It is recommended that further
levaluation be obtained from a licensed plumbing consultant /
icontractor, as well as consideration of an epoxy pipe lining system,
{and adjustments can be included in a future Reserve Study Update.
PLUMBING [DRAINAGE/S (0502 | operating|N/ [N/AJ0 0 his component addresses the sewer and drainage piping. No Occasional routing should be performed to ensure that the
EWER budgetA mount has been provided for complete replacement as the piping  [drainage system is free flowing.
PIPING uld typically have a life well in excess of the scope of this
rojection and would therefore be considered a lifetime component.
t is recommended that any repair / sectional replacement be
erformed on an as-needed basis, and funded from the operating
ccount.
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PLUMBING WATER 0503 2 water]10 {7 [3,800 0 This component includes the water heaters that provides hot water  |Maintenance should include periodic draining of a few
HEATERS heaters| ffor the restrooms. They appeared to be in average condition; igallons of water from the drain cock to relieve sediment
lhowever, a visual examination cannot make predictions as to future [puild-up. A regular safety check-up by the local utility
performance (i.e. even with correct maintenance, these units can fail jpompany (if available) or licensed plumbing contractor is
without warning). falso suggested.
PLUMBING WATER 0504 6 tanks{10 0 |12,000 0 [This component includes the hot water storage tanks. They aintenance should include periodic draining of a few
ISTORAGE appeared to be in an aging condition. This type of equipment can faillgallons of water from the drain cock to relieve sediment
TANKS without warning, often as a result of improper maintenance. uild-up. It is also essential that the sacrificial anodes be
ecked at least every three months. A service contract
ith a reputable licensed plumbing contractor is again
ecommended for longevity of the system. Consideration
ay be given to professionally installing a water treatment
ystem and / or an epoxy pipe lining system, which would
erve to enhance the longevity of the piping.
PLUMBING [DRINKING 0505 | 2drinking{12 6 [2,500 0 IThis component includes the chilled water drinking fountains. They [Little by way of maintenance can be performed for this
FOUNTAINS fountains| lappeared to be in average condition. component.
PLUMBING [SOLAR 0506 | 2setsof 615 |0 [27,400 0 This component includes the glass collector panels for the solar Maintenance would entail periodically hosing down the
PANELS panel water heating system. They appeared to be in aging condition. panels and checking for leaks. It is suggested that a
\Water quality as well as amount of exposure to heat and ultraviolet [professional solar water heating company at regular
rays affects the typical life expectancy of this equipment. The ntervals (most likely annually) perform inspection and
average component cost provides for replacement of the panels F‘naintenance.
only.
ELECTRICA |LIGHTING- 0601 Joperating [N/ [N/A[0 0 IThis component includes the emergency light fixtures. They Maintenance would entail periodically checking the
L EMERGENCY budget A lappeared to be in average condition and are usually desired to be ixtures to make sure that they are secure and that the
replaced for appearance sake. As the average component cost atteries are fully charged. Also, occasional examination
would be below the component threshold of $2,500, for purposes of [for, and changing of burned out bulbs would be prudent.
reporting it has been assumed that funding would be provided for in {In addition, cleaning of the fixtures is recommended on an
the operating budget. s-needed basis.
ELECTRICA |LIGHTING- 10602 operating|N/ [N/AIQ 0 IThis component includes the utilitarian type light fixtures at the Maintenance would entail periodically checking the
5 EXTERIOR budgefia lexterior of the building. They appeared to be in average condition. it ffixtures to make sure that they are secure. Also,
is recommended that any repair or replacements be performed on anjoccasional examination for, and changing of burned out
as-needed basis, and funded from the operating account. bulbs would be prudent. In addition, cleaning of the
ffixtures is recommended on an as-needed basis.
ELECTRICA [LIGHTING- 0603 operatingN/ [N/AJ0 0 IThis component includes the interior light fixtures of the building. Maintenance would entail periodically checking the
L INTERIOR budge IThey appeared to be in average condition, It is recommended that  [fixtures to make sure that they are secure. Also,
lany repair or replacements be performed on an as-needed basis, loccasional examination for, and changing of burned out
land funded from the operating account. bulbs would be prudent. In addition, cleaning of the
ffixtures is recommended on an as-needed basis.
FLOORING JCARPETING [0701 1,000 s 4 13,000 0 IThis component includes the carpeting. It appeared to be in average[Maintenance should entail regular vacuum cleaning (from
yds| icandition. lonce weekly to as often as daily for high traffic areas).
IPower pile lifting is recommended at least once a month
for high traffic areas. Mats are suggested to remove dirt
from shoes before it can be tracked onto carpeted areas
lshould be cleaned and rotated regularly to prevent soil
bbuild-up that may spread to the carpet). Spots and spills
hould be removed as scon as possible to prevent
ermanent staining. Deep cleaning should be performed
n an as-needed basis (before soil is noticeable — usually
ot more than once every one or two years) and
uorcchemical treatment applied immediately after. Itis
ecommended that before applying any topical treatments,
he carpet manufacturer be contacted to prevent voiding
f the warranty. Damaged areas should be repaired as
hey can create a trip hazard resulting in association
iability.
FLOORING [TILE- 0702 500 sq f30 (20 @4,000 0 [This component includes the ceramic tile flooring. It appeared to be Maintenance would entail occasional cleaning and
ICERAMIC in average condition. eriodic grout re-sealing.
POOL/SPA [POOL - 0801 | 3,100 sq fg10 [7 [15,500 0 Fhis component includes the plaster lining of the pool. It appeared [Maintenance of a clean surface and proper chemical
PLASTER 0 be in average condition. igaiance is essential for the longevity of the fiberglass
hell.
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POOL/SPA [SPA - 802 750sqffs 2 [10,300 [1 [This component includes the plaster lining of the spa. It appeared to Maintenance of a clean surface and proper chemical
PLASTER be in average condition. alance is essential for the longevity of the fiberglass
hell.
POOL/SPA [COPING 0803 joperating N/ [N/AQQ 0 'This component includes the caulking for the control joint (gap) aintenance of a well-sealed joint will reduce the potential
JOINT budget A between the pool and spa decking and the coping. It appeared be in ffor cracking and settlement of the pool decks. Prior to
laverage condition. As the average component cost would be below [subsequent re-caulking of the coping joint, the existing
the component threshold of $2,500, for purposes of reporting it has  [caulk should be removed first. Otherwise, little by way of
been assumed that funding would be provided for in the operating  jmaintenance can be performed for this component,
budget.
POOL/SPA [COPING/TILE {0804 300 lin 20 15 [12,000 [1 IThis component includes the coping and tile around the perimeter of [Little by way of maintenance can be performed for the
the pool and spa. It appeared to be in average condition. Itis icoping and tile other than regular cleaning.
isuggested that replacement be coordinated with alternate re-
plastering cycles.
POOL/SPA |HEATERS 0805 2@12 6 [35,200 4 [This component includes the heaters for the pool and spa. They IThe heater should be professionally cleaned and serviced
990,000 b% lappeared to be in average condition. lon an annual basis.
POOL/SPA [FILTERS 0806 [S@35sqf{10 [5 [5.250 4 his component includes the filters for the pool and spa. They IThe filter should be regularly cleaned and the media re-
ppeared to be in average condition, charged or replaced (back-washed).
POOL/SPA [SEPARATION 0807 joperating [N/ [N/ADD 0 IThis component includes the separation tanks for the pool and spa. |Little by way of maintenance can be performed for this
ITANKS budget A They appeared to be in average condition. As the average icomponent.
icomponent cost would be below the component threshold of $2,500,
for purposes of reporting it has been assumed that funding would be
rovided for in the operating budget.
POOL/SPA MOTORS 0808 6@35 |3 [3,000 H This component includes the motors for the pool and spa. They The motor should be regularly examined, lubricated and
horsepower] |appeared to be in average condition. [serviced as necessary.
POOL/SPA |PUMPS 0809 joperating N/ |N/AO 0 is component includes the pumps for the pool and spa. They he pump should be regularly examined, lubricated and
budget A ppeared to be in average condition. As the average component cosfserviced as necessary.
uld be below the component threshold of $2,500, for purposes of
eporting it has been assumed that funding would be provided for in
he operating budget.
POOL/SPA JAIR 0810 loperating [N/ [N/AO 0 his component includes the air blowers for the spa. They appeared [Little by way of maintenance can be performed for this
BLOWERS budget 1A o be in average condition. As the average component cost would be component.
below the component threshold of $2,500, for purposes of reporting i
has been assumed that funding would be provided for in the
joperating budget.
POOL/SPA [CHLORINATO|0811 joperating [N/ [N/AIO 0 This component includes the chlorinators, which automatically add  [Little by way of maintenance can be performed for this
RS budget IA ichlorine to the pool/spa water on a continuous basis. They appearedicomponent.
o be in average condition. As the average component cost would be
low the component threshold of $2,500, for purposes of reporting i
as been assumed that funding would be provided for in the
perating budget.
POOL/SPA |ADA POOL {0812 11iff10 |5 |,000 M4 his component includes a battery operated piston drive ADA lift. It [N/A.
LIFT ppeared to be in average condition.
POOL/SPA [FURNITURE- |0813 | 85 pieces{10 [8 [16,650 4 his component provides for the replacement of the fumniture around Vinyl strapped furniture should be hosed down on a
REPLACE he pool and spa, comprised of tables, vinyl strapped chairs and weekly basis and a vinyl protection product applied
haises. It appeared to be in average condition. Exposure to dirt, fegularly (cleansers, undiluted bleach, scouring agents,
ust, suntan oils, tree sap, pool chemicals, insecticide sprays, and olvents, and gasoline should never be used). The
nvironmental factors (especially ultraviolet light); contribute ainted metal frames should occasionally be cleaned with
ignificantly to the deterioration of this type of furniture. mild soap and water solution, and an automotive wax
pplied seasonally. Acrylic/plastic tabletops can be
protected / restored with automotive wax as well.
Umbrella fabrics can be cleaned with a solution of 1cup of
pleach mixed with 1cup of dish detergent in 3 gallons of
water. Corrosion on aluminum umbrella poles can be
removed with an aluminum brightener. If possible the
furniture should be covered/put in storage when not in use
especially during off-season).
POOL/SPA |FURNITURE- (0814 10 3 |B.650 |1 IThis component provides for the refurbishment of the fumiture \Vinyl strapped furniture should be hosed down on a
REFURBISH round the pool and spa. As this furniture is of an average quality, it fweekly basis and a vinyl protection product applied
uld lend itself towards refurbishment, usually at 5 year intervals, Fegularly (cleansers, undiluted bleach, scouring agents,
rior to complete replacement becoming necessary. olvents, and gasoline should never be used). The
Eainted metal frames should occasionally be cleaned with

Copyright 2014, RSI - 9420 Topanga Canyon Blvd. #201, Chatsworth, CA 91311 tel: (800) 485-8056 fax: (800) 485-8057 email: info@ReserveStudiesinc.com

Page 4 of 5




vid

Golden Rain Pool House Reserve Study — text: July 2, 2014
mild soap and water solution, and an automotive wax
pplied seasonally. Acrylic/plastic tabletops can be
protected / restored with automotive wax as well.
Umbrella fabrics can be cleaned with a solution of 1cup of
bleach mixed with 1cup of dish detergent in 3 gallons of
water. Corrosion on aluminum umbrella poles can be
removed with an aluminum brightener. If possible, the
furniture should be covered/put in storage when not in use
Kespecially during off-season).
POOL/SPA |POOL 2 covers{10 (5 18,000 This component includes the covers for the pool and hot pool. They [N/A.
ICOVERS lappeared to be in average condition. The average component cost
s general for the type of equipment in use. The allowance should be
reviewed periodically and any necessary adjustments can be
lincluded in a future Reserve Study Update.
IRECREATIO [RESTROOMS (0901 |2 restrooms{20 [15 167,950 IThis component includes the remodeling of the larger restrooms. IThe restrooms should be maintained in a sanitized
IN FLARGE They appeared to be in average condition. icondition.
IFACILITIES
RECREATIO RESTROOMS [0902 |2 restroomsf20 |15 [3,700 This component includes the remodeling of the smaller restrooms.  [The restrooms should be maintained in a sanitized
N LSMALL They appeared to be in average condition. icondition.
FACILITIES
RECREATIO |BIKE RACKS (0903 4 racks{30 [30+0 This component includes the metal bike racks. They appeared to be [Little by way of maintenance can be performed for this
N - n good condition. They typically have a life expectancy well beyond component.
FACILITIES he scope of this report (30 years), therefore, no.funding has been
rovided at this time. Any necessary adjustments can be made in a
ure Reserve Study Update.
MISCELLAN [FIRE 1001 operatingN/ [N/AJ0 his component includes the fire extinguishers. They appeared to  [The extinguishers should be inspected and re-charged by
EOQUS EXTINGUISH budge be in average condition. It is recommended that replacements be  [a State Fire Marshall approved company at a maximum of
ERS performed on an as-needed basis, and funded from the operating |1 year intervals (or as required by law).
ccount.

Copyright 2014, RSI - 8420 Topanga Canyon Bivd. #201, Chatsworth, CA 91311 tel: (800) 485-8056 fax: (800) 485-8057 email: info@ReserveStudiesinc.com

Page 5 of §




Sid

Golden Rain Resale Office Reserve Study — text: July 2, 2014

ICATEGORY [COMPONENTID |QUANTITY [TL |RL [COST [CC1/CORRECT|CC2 |[OBSERVATIONS PROTECT
ROOF/DECK|COMPOSITIO [0101 | 3,500 sq f§25 {23 12,250 |1 [0 0 [This component includes the composition shingle roofing (sloped). [Periodic maintenance should include an examination for
IS N SHINGLE We were informed it was replaced in 2013 and it appeared to be in End replacement of missing and damaged shingles,
ROOF lgood condition. For this type of roofing material on these types of specially subsequent to windy weather and prior to the
tructures, 2 layers are generally permitted. However, if it is decided frainy season. All flashings should also be regularly
o re-roof over the existing roofing, experience dictates that the lexamined and re-sealed with caulking mastic as
pical useful life of the new materials would be reduced by necessary. Such repairs should be performed
pproximately one third (33%). The average component cost and  [immediately upon discovery so as to help prevent damage
pical useful life provided reflects removal of the existing roofing to the surrounding roof areas, the structures and the
rior to the installation of the new roofing. interiors of the individual units. A maintenance contract
with a licensed roofing contractor is strongly
recommended.
STRUCTUR [FOUNDATIONI0201 1 building|30 [30+{0 0 0 0 his component includes the foundations and structural frame, along [it is important that all grade levels be maintained 4-6
E ISISTRUCTUR H- ith the exterior surfaces. Provided there are no major nches below the lowest edge of the structural frame. In
IAL FRAME atastrophes, the proper drainage principles are maintained and that jaddition, all grading should be properly sloped away from
tructural pest control procedures are adhered to, this would he structures for drainage and all downspouts should
ormally be considered to be a lifetime component for which no ischarge onto hardscape areas or splash blocks such
eserve budget would be called for. hat rainwater is directed away from the structures.
STRUCTUR [STRUCTURA [0202 |33,600cuffi2 6 20,150 |1 0 0 his component addresses the potential fumigation of the building. It is suggested that a regular and on-going maintenance
E L PEST en and where an infestation of wood destroying pests or rogram be established with a reputable licensed pest
ICONTROL rganisms occurs, and how severe the infestation will be, is difficult {control operator. Such a program can minimize the
o predict. The California Department of Real Estate (DRE), per the ecessity for fumigation. In addition, loose or cracked
‘Operating Cost Manual”, suggests that annual inspections be iding or stucco, peeling paint and gaps at trim around
performed to discover any infestation in its early stages before it indows and doors should be repaired accordingly as to
becomes a serious problem. It previously required that associations [prevent moisture from making its way into the framing and
stablish a reserve for fumigation of all structures on at least a 12- roviding an environment for termite infestation, fungus,
year basis. This is now considered optional; however, it would be nd/or mold. It is recommended that planned
prudent to budget for future fumigation in the event it becomes nspection(s) be performed prior to repainting being done
necessary. The frequency for fumigation tends to be greater in n order to identify & correct/repair these situations. Other
ocean environments, while decreasing further inland, especially in ituations that should be monitored with respect to termite
desert environments, Itis suggested that further evaluation be nfestation include low foundation walls, cracks in
lobtained from a licensed pest control operator. Any necessary oundation walls, leaking pipes, over-watered landscape
adjustments can be made in a future Reserve Study Update. urrounding the structure, and damaged or nonexistent
utters and downspouts that discharge near the perimeter
f the structures.
ISTRUCTUR [SIDING- 0203 | 2,500 sq fii40 |12 15000 4 0 (o] IThis component includes the plywood siding on the exterior of the  [Maintenance of the siding is not only important from an
E PLYWOOD building. It appeared to be in average condition. The other trim, esthetics aspect but critical with respect to prevention of
including the wood fascia, is not included here, as it would be ermite infestation as well. It should be regularly painted
replaced as necessary on an on-going basis. t a maximum of 4-year intervals. Regular examination
or and repair of any cracks and splits should be
erformed as necessary. Any protruding nails should also
e re-driven and sealed.
PAINT WQOOD TRIM (0301 | 2,500 sq fT‘ 2 |00 |1 P 0 [This component includes the painted surfaces of the wood siding leaning and periodic "touch-up" of peeling and damaged
& SIDING fand trim. It appeared to be in average condition. urfaces is recommended for appearance, protection of
he underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
equired.
PAINT DOORS 0302 foperating [N/ [N/AD 0 © 0 [This component includes the painted surfaces of the doors. They leaning and periodic "touch-up” of peeling and damaged
budget A lappeared to be in average condition. As the average component cosfisurfaces is recommended for appearance, protection of
would be below the component threshold of $2,500, for purposes of [the underlying component and prevention of termite
reporting it has been assumed that funding would be provided for in finfestation. All peeling paint should be sanded / scraped
ithe operating budget. nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of doors should be
xamined prior to painting and re-caulked if required.
PAINT INTERIOR 0303 | 4600sqff10 7 B,700 (1 © 0 IThis component includes the painted interior surfaces. They leaning and pericdic "touch-up” of peeling and damaged
FLATWORK lappeared to be in average condition. urfaces is recommended for appearance, protection of
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he underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
equired.
PAINT IT-BAR 0304 | 3,300sqf205 [3.950 1 [0 0 IThis component includes the painted surfaces of the T-bar ceiling leaning and periodic "touch-up” of peeling and damaged
CEILING ipanels. They appeared to be in average condition. urfaces is recommended for appearance, and for
PANELS rotection of the underlying compenent. All peeling paint
hould be sanded / scraped and bare areas properly
rimed prior to any finish paint. Any splits and cracks
hould be sealed with appropriate materials.
MECHANICAJHVAC: DUAL (0401 | 1@ 5tons{18 {10 [8,750 4 This component includes HVAC system dual pack unit. |t appeared [The heat pump should be serviced twice a year. We
L PACK 7 to be in good condition. recommend obtaining a maintenance contract with a
reputable licensed heating/air conditioning company.
PLUMBING [DISTRIBUTIO j0501 aldo {30 B,750 |1 10 10 IThis component includes the copper distribution piping that provides [Little by way of maintenance is needed for the piping other|
N PIPING lpotable water throughout the building. It appeared to be in average [than pericdic examination for leaking, especially in the
icondition and no problems were observed. Although previously arage area. Any leaks should be promptly repaired upon
considered to be a lifetime component, copper piping has more iscovery, as any wood or soil that is kept constantly
recently been found to fail as early as 15 years after installation. oist provides ideal conditions for termites.
IThis is suspected to be primarily caused by changes in the chemical {Consideration may be given to professionally installing a
imakeup of potable water due to the U.S. Environmental Protection ater treatment system and / or an epoxy pipe lining
IAgency's (EPA) Safe Water Drinking Act and the Lead and Copper system, which would serve to enhance the longevity of the
Rule (LCR). For purposes of reporting, an approximate time frame  [piping.
lof 40 years has been assumed for future replacement. A rough cost
stimate has been provided. It is recommended that further
valuation be obtained from a licensed plumbing consultant /
ontractor, as well as consideration of an epoxy pipe lining system,
and adjustments can be included in a future Reserve Study Update.
PLUMBING [DRAINAGE/S {0502 operatingN/ |N/AD 0 o 0 his component addresses the sewer and drainage piping. No IOccasional routing should be performed to ensure that the
EWER budgetA mount has been provided for complete replacement as the piping (drainage system is free flowing.
PIPING ould typically have a life well in excess of the scope of this
projection and would therefore be considered a lifetime component.
It is recommended that any repair / sectional replacement be
erformed on an as-needed basis, and funded from the operating
ceount.
PLUMBING [WATER 0503 foperating [N/ [N/AJ0 0 0 0 IThis component includes a water heater that provides hot water for  [Maintenance should include periodic draining of a few
HEATER budget A the restrooms. It appeared to be in average condition; however, a [gallons of water from the drain cock to relieve sediment
visual examination cannot make predictions as to future performancejpuild-up. A regular safety check-up by the local utility
(i.e. even with correct maintenance, these units can fail without lcompany (if available) or licensed plumbing contractor is
warmning). As the average component cost would be below the lalso suggested.
icomponent threshold of $2,500, for purposes of reporting it has been
ssumed that funding would be provided for in the operating budget.
PLUMBING [DRINKING  |0504 joperating [N/ IN/AJO 0 |0 0 |This component includes a chilled water drinking fountain. It Little by way of maintenance can be performed for this
FOUNTAIN budget A lappeared to be in average condition. As the average component cosficomponent.
would be below the component threshold of $2,500, for purposes of
reporting it has been assumed that funding would be provided for in
the operating budget.
ELECTRICA [LIGHTING-  [0601 operating|N/ [N/A0 0o 0 0 This component includes the utilitarian type light fixtures at the aintenance would entail periodically checking the
L IEXTERIOR budgetiA xterior of the building. They appeared to be in average condition. 1t ffixtures to make sure that they are secure. Also,
Fs recommended that any repair or replacements be performed on anjoccasional examination for, and changing of burned out
as-needed basis, and funded from the operating account. ulbs would be prudent. In addition, cleaning of the
ixtures is recommended on an as-needed basis.
ELECTRICA |LIGHTING- {0602 operating|N/ [N/A0 0o p 0 [This component includes the interior light fixtures of the building. Maintenance would entail periodically checking the
L INTERIOR budgetA [They appeared to be in average condition. It is recommended that xtures to make sure that they are secure. Also,
‘any repair or replacements be performed on an as-needed basis, loccasional examination for, and changing of burned out
and funded from the operating account. bulbs would be prudent. In addition, cleaning of the
fixtures is recommended on an as-needed basis.
FLOORING [CARPETING [0701 | 330sqydsl5 2 [10550 4 |0 0 IThis component includes the carpeting. It appeared to be in average[Maintenance should entail regular vacuum cleaning (from
Sl icondition. once weekly to as often as daily for high traffic areas).
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Power pile liting is recommended at least once a month
or high traffic areas. Mats are suggested to remove dirt
rom shoes before it can be tracked onto carpeted areas
should be cleaned and rotated regularly to prevent soil
uild-up that may spread to the carpet). Spots and spills
hould be removed as soon as possible to prevent
ermanent staining. Deep cleaning should be performed
n an as-needed basis (before soil is noticeable — usually
ot more than once every one or two years) and
uorochemical treatment applied immediately after. Itis
ecommended that before applying any topical treatments,
he carpet manufacturer be contacted to prevent voiding
f the warranty. Damaged areas should be repaired as
hey can create a trip hazard resulting in association
iability.

account.

RECREATIO [FURNISHING (0801 1 multiq15 |8 [24,150 [This component includes the furniture in the multi-office area. It (General cleaning should be performed on a regular basis.
N IS-RESALE office areal appeared to be in average condition. The average component cost Wood surfaces should be cleaned with a standard
FACILITIES [OFFICE is general for the type of furnishings in use. furniture polish. Upholstered areas should be vacuumed
periodically and cleaned as necessary with a mild soap
solution or professionally steam cleaned simultaneously
with carpeted areas.
RECREATIO |[RESTROOMS [0802 |2 restrooms|20 (10 14,050 IThis component includes the remodeling of the restrooms. They 'The restrooms should be maintained in a sanitized
N lappeared to be in average condition. lcondition.
FACILITIES
RECREATIO [KITCHEN 10803 1 kitchen{20 |10 [3,250 This component includes the remodeling of the kitchen. It appeared [The recreation room kitchen should be maintained in a
N to be in average condition. anitized condition. Occasional cleaning and verification
FACILITIES f operation is generally the extent of any maintenance
ecessary for the appliances. Itis recommended that the
espective operating manuals be consulted with respect to
ore specific types of maintenance suggested for these
ppliances.
RECREATIO |BIKE RACKS 0804 4 racks|30 {30+j0 IThis component includes the metal bike racks. They appeared to be [Little by way of maintenance can be performed for this
N - in good condition. They typically have a life expectancy well beyond fcomponent.
FACILITIES the scope of this report (30 years), therefore, no funding has been
provided at this time. Any necessary adjustments can be made in a
future Reserve Study Update.
MISCELLAN |FIRE 10901 operating{N/ |N/AQ This component includes the fire extinguishers. They appeared to  [The extinguishers should be inspected and re-charged by
EOUS EXTINGUISH budgeflA be in average condition. It is recommended that replacements be  |a State Fire Marshall approved company at a maximum of
IERS lperformed on an as-needed basis, and funded from the operating 1 year intervals (or as required by law).
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CATEGORY [COMPONENT|D QUANTITY [TL [RL [COST [CC1|CORRECT|CC2 [OBSERVATIONS IPROTECT
ROOF/DECK|COMPOSITIO [0101 | 5,500 sq ff25 |5 [19.250 1 0 0 IThis component includes the composition shingle roofing (sloped). It|Periodic maintenance should include an examination for
S N SHINGLE appeared to be in average to aging cendition. For this type of roofingfand replacement of missing and damaged shingles,
ROOF imaterial on these types of structures, 2 layers are generally specially subsequent to windy weather and prior to the
permitted. However, if it is decided to re-roof over the existing ainy season. All flashings should also be regularly
roofing, experience dictates that the typical useful life of the new xamined and re-sealed with caulking mastic as
materials would be reduced by approximately one third (33%). The necessary. Such repairs should be performed
javerage component cost and typical useful life provided reflects mmediately upon discovery so as to help prevent damage
removal of the existing roofing prior to the installation of the new o the surrounding roof areas, the structures and the
roofing. nteriors of the individual units. A maintenance contract
ith a licensed roofing contractor is strongly
ecommended.
ROOF/DECK|GUTTERS & (0102 500 Iin f§25 110 3,000 4 [0 0 IThe aluminum gutters and downspouts appeared to be in average he gutter systems should be regularly examined,
IS DOWNSPOUT] icondition. The importance of a properly functioning water removal leaned, leveled and re-secured (if necessary) and all
S ystem lies in the fact that other components can be affected oints sealed as required. Drainage should be directed
Fonsiderabiy (i.e. integrity of the roof, siding, paint, termite way from the structure.
infestation, etc.). Therefore, proper maintenance is imperative.
ISTRUCTUR [FOUNDATION}0201 1 building{30 [30+0 o 10 'This component includes the foundations and structural frame, along |t is important that all grade levels be maintained 4-6
E SISTRUCTUR and 2 guardp with the exterior surfaces. Provided there are no major nches below the lowest edge of the structural frame. In
AL FRAME houses| catastrophes, the proper drainage principles are maintained and that Eaddition, all grading should be properly sloped away from
tructural pest control procedures are adhered to, this would he structures for drainage and all downspouts should
Formally be considered to be a lifetime component for which no discharge onto hardscape areas or splash blocks such
reserve budget would be called for. that rainwater is directed away from the structures.
STRUCTUR [STRUCTURA [0202 joperating [N/ [N/AJ0 0 0 0 his component addresses the potential fumigation of the building.  |Iit is suggested that a regular and on-going maintenance
E L PEST budget A en and where an infestation of wood destroying pests or iprogram be established with a reputable licensed pest
CONTROL rganisms occurs, and how severe the infestation will be, is difficult [control operator. Such a program can minimize the
o predict. The California Department of Real Estate (DRE), per the necessity for fumigation. In addition, loose or cracked
‘Operating Cost Manual”, suggests that annual inspections be iding or stucco, peeling paint and gaps at trim around
erformed to discover any infestation in its early stages before it indows and doors should be repaired accordingly as to
becomes a serious problem. It previously required that associations prevent moisture from making its way into the framing and
stablish a reserve for fumigation of all structures on at least a 12-  jproviding an environment for termite infestation, fungus,
ear basis. This is now considered optional; however, it would be nd/or mold. It is recommended that planned
rudent to budget for future fumigation in the event it becomes nspection(s) be performed prior to repainting being done
ecessary. The frequency for fumigation tends to be greater in n order to identify & correct/repair these situations. Other
cean environments, while decreasing further inland, especially in ituations that should be monitored with respect to termite
esert environments. It is suggested that further evaluation be nfestation include low foundation walls, cracks in
btained from a licensed pest control operator. Any necessary oundation walls, leaking pipes, over-watered landscape
djustments can be made in a future Reserve Study Update. As the surrounding the structure, and damaged or nonexistent
verage component cost would be below the component threshold ofjgutters and downspouts that discharge near the perimeter
$2,500, for purposes of reporting it has been assumed that funding  fof the structures.
would be provided for in the operating budget.
STRUCTUR |SIDING- 0203 | 1,000 sq fid0 [20 6,000 @4 [0 0 This component includes the plywood siding on the exteriors of the aintenance of the siding is not only important from an
E PLYWOOQOD buildings. It appeared to be in average condition. The other trim, esthetics aspect but critical with respect to prevention of
including the wood fascia, is not included here, as it would be ermite infestation as well. It should be regularly painted
replaced as necessary on an on-going basis. t a maximum of 4-year intervals. Regular examination
or and repair of any cracks and splits should be
erformed as necessary. Any protruding nails should also
e re-driven and sealed.
PAINT EXTERIOR (0301 | 5300sqfi10 {1 4250 1 |0 0 | This component includes the painted surfaces of the exterior of the  [Cleaning and periodic "touch-up" of peeling and damaged
FLATWORK buildings. They appeared to be in an aging condition. urfaces is recommended for appearance, protection of
he underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
equired.
PAINT WOOD TRIM [0302 joperating [N/ [N/AQD 0 0 0 This component includes the painted surfaces of the wood siding leaning and periodic "touch-up™ of peeling and damaged
1& SIDING budget A and trim. They appeared to be in average condition. As the average [surfaces is recommended for appearance, protection of
component cost would be below the component threshold of $2,500, fthe underlying component and prevention of termite
for purposes of reporting it has been assumed that funding would be finfestation. All peeling paint should be sanded / scraped
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lprovided for in the operating budget. nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
equired.
PAINT DOORS 0303 |operating [N/ IN/AQD IThis component includes the painted surfaces of the doors. They leaning and periodic "touch-up" of peeling and damaged
budget A appeared to be in average condition. As the average component costisurfaces is recommended for appearance, protection of
would be below the component threshold of $2,500, for purposes of [he underlying component and prevention of termite
reporting it has been assumed that funding would be provided for in fnfestation. All peeling paint should be sanded / scraped
the operating budget. nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of doors should be
xamined prior to painting and re-caulked if required,
PAINT INTERIOR 10304 | 4,200sqf10 6 |3,350 IThis component includes the painted interior surfaces. They leaning and periodic "touch-up” of peeling and damaged
FLATWORK lappeared to be in average condition. urfaces is recommended for appearance, protection of
he underlying component and prevention of termite
nfestation. All peeling paint should be sanded / scraped
nd bare areas properly primed prior to any finish paint.
ny splits and cracks should be sealed with appropriate
aterials. In addition, all openings of windows and doors
hould be examined prior to painting and re-caulked if
equired.
PAINT T-BAR 0305 | 2,500 sqf420 |5 (3,000 IThis component includes the painted surfaces of the T-bar ceiling leaning and periodic "touch-up" of peeling and damaged
CEILING panels. They appeared to be in average condition. urfaces is recommended for appearance, and for
PANELS rotection of the underlying component, All peeling paint
hould be sanded / scraped and bare areas properly
rimed prior to any finish paint. Any splits and cracks
hould be sealed with appropriate materials.
PAINT IRONWORK [0306 [operating [N/ [N/AJ0 IThis component includes the painted surfaces of the ironwork at the |Cleaning and periodic "touch-up” of peeling and damaged
budget A lexterior of the buildings. They appeared to be in average condition. jsurfaces is recommended for appearance, and for
lAs the average component cost would be below the component rotection of the underlying component. All peeling paint
l:hreshold of $2,500, for purposes of reporting it has been assumed ishould be sanded / scraped and bare areas properly
hat funding would be provided for in the operating budget. rimed prior to any finish paint. Any splits and cracks
hould be sealed with appropriate materials.
MECHANICAHEAT PUMP- (0401 2124 |16 [3,050 This component includes the evaporative coils for the heat pumps. [The heat pump should be serviced twice a year. We
L EVAPORATIV evaporativ IThey appeared to be in average condition. recommend obtaining a maintenance contract with a
E COILS coil reputable licensed heating/air conditioning company.
MECHANICAHEAT PUMP- [0402 il18 5 3,450 This component includes the condensers for the heat pumps. They [The heat pump should be serviced twice a year. We
L ICONDENSER condenser: appeared to be in average condition. recommend obtaining a maintenance contract with a
S reputable licensed heating/air conditioning company.
MECHANICAHVAC: 10403 | 1@ 5tons{18 12 4,400 IThis component includes an evaporative coil for the HVAC system, [The evaporative coil should be serviced twice a year. We
L EVAPORATIV It appeared to be in good condition. recommend obtaining a maintenance contract with a
E COIL reputable licensed heating/air conditioning company.
MECHANICAHVAC: 0404 | 1 @ 5tons|12 8 |4.350 [This component includes a condenser for the HVAC system. 1t IThe condenser should be serviced twice a year. We
L CONDENSER lappeared to be in good condition. recommend obtaining a maintenance contract with a
reputable licensed heating/air conditioning company.
MECHANICAPEDESTRIAN |0405 2 doorsr20 10 |3,200 This component includes the automatic pedestrian door openers. Maintenance should include regular lubrication of all
L DOOR IThey were incased and therefore inaccessible. For reporting moving parts. It is suggested that a maintenance contract
IOPENERS purposes their remaining lives have been estimated. be obtained with a qualified specialist.
MECHANICA[ELECTRICAL [0406 | 1 generaton10 [0 2,750 This component includes a gas powered electric generator. Its [The generator should be tested on at least an annual
L IGENERATORA purpose is to provide electricity in the event of a power outage. It [basis to ensure its operation. It is suggested that a
OVERHAUL ppeared to be in average condition, however, due for overhaul. As fmaintenance contract be obtained with the appropriate
he generator would tend to be seldom used (i.e. typically operate  [specialist.
nly in emergency situations), complete replacement would not likely
be required for at least 30 years (i.e. beyond the scope of this
rojection). The average component cost provides for an overhaul of
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fthe generator on a 10-year basis.
PLUMBING [DISTRIBUTIO 0501 al0 [20 113,500 |1 IThis component includes the copper distribution piping that provides [Little by way of maintenance is needed for the piping other
N PIPING potable water throughout the building. It appeared to be in average [than periodic examination for leaking, especially in the
icondition and no problems were observed. Although previously arage area, Any leaks should be promptly repaired upon
iconsidered to be a lifetime component, copper piping has more iscovery, as any wood or soil that is kept constantly
recently been found to fail as early as 15 years after installation. oist provides ideal conditions for termites.
IThis is suspected to be primarily caused by changes in the chemical [Consideration may be given to professionally installing a
makeup of potable water due to the U.S. Environmental Protection ater treatment system and / or an epoxy pipe lining
IAgency's (EPA) Safe Water Drinking Act and the Lead and Copper [system, which would serve to enhance the longevity of the
Rule (LCR). For purposes of reporting, an approximate time frame  piping.
lof 40 years has been assumed for future replacement. A rough cost
lestimate has been provided. It is recommended that further
levaluation be obtained from a licensed plumbing consultant /
icontractor, as well as consideration of an epoxy pipe lining system,
land adjustments can be included in a future Reserve Study Update.
PLUMBING |DRAINAGE/S 0502 operating|N/ [N/AQ 0 his component addresses the sewer and drainage piping. No lOccasional routing should be performed to ensure that the
EWER budgetiA amount has been provided for complete replacement as the piping [drainage system is free flowing.
PIPING uld typically have a life well in excess of the scope of this
rojection and would therefore be considered a lifetime component.
It is recommended that any repair / sectional replacement be
performed on an as-needed basis, and funded from the operating
ccount.
PLUMBING [CIRCULATIO [0503 joperating [N/ [N/AJ0 0 [his component includes a circulation pump. It appeared to bein  [Maintenance should include periodic lubrication (which
N PUMP budget A average condition. However, it should be noted that a visual ican considerably extend its life expectancy).
xamination cannot make predictions as to future performance (j.e.
leven with correct maintenance, these units can fail without wamning).
IAs the average component cost would be below the component
threshold of $2,500, for purposes of reporting it has been assumed
that funding would be provided for in the operating budget.
PLUMBING [WATER 0504 foperating [N/ [N/AKD 0 IThis component includes a water heater that provides hot water for  [Maintenance should include periodic draining of a few
HEATER budget A the restrooms. It appeared to be in average condition; however, a  gallons of water from the drain cock to relieve sediment
lvisual examination cannot make predictions as to future performancepuild-up. A regular safety check-up by the local utility
(i.e. even with correct maintenance, these units can fail without company (if available) or licensed plumbing contractor is
lwarning). As the average component cost would be below the lalso suggested.
lcomponent threshold of $2,500, for purposes of reporting it has been
Jassumed that funding would be provided for in the operating budget.
PLUMBING [DRINKING  |0505 joperating [N/ [N/AQD 10 his component includes a chilled water drinking fountain. It Little by way of maintenance can be performed for this
FOUNTAIN budget IA appeared to be in average condition. As the average component cosficomponent.
uld be below the component threshold of $2,500, for purposes of
reporting it has been assumed that funding would be provided for in
he operating budget.
ELECTRICA JLIGHTING- {0601 loperating [N/ [N/AQ 0 his component includes the emergency light fixtures. They IMaintenance would entail periodically checking the
L EMERGENCY budget A ppeared to be in average condition and are usually desired to be  ffixtures to make sure that they are secure and that the
replaced for appearance sake. As the average component cost batteries are fully charged. Also, occasional examination
would be below the component threshold of $2,500, for purposes of [for, and changing of burned out bulbs would be prudent.
reporting it has been assumed that funding would be provided for in [in addition, cleaning of the fixtures is recommended on an
the operating budget. |as-needed basis.
ELECTRICA [LIGHTING-  [0602 operatingN/ [N/AI0 4 This component includes the utilitarian type light fixtures at the Maintenance would entail periodically checking the
L EXTERIOR budgetA lexterior of the building. They appeared to be in average condition. It ffixtures to make sure that they are secure. Also,
is recommended that any repair or replacements be performed on anjoccasional examination for, and changing of burned out
as-needed basis, and funded from the operating account. ulbs would be prudent. In addition, cleaning of the
ixtures is recommended on an as-needed basis.
ELECTRICA |LIGHTING- |0603 | operating|N/ [N/AJ0 4 This component includes the interior light fixtures of the building. ':llaintenance would entail periodically checking the
L INTERIOR budgetiA They appeared to be in average condition. It is recommended that  [fixtures to make sure that they are secure. Also,
any repair or replacements be performed on an as-needed basis, loccasional examination for, and changing of burned out
and funded from the operating account. bulbs would be prudent. In addition, cleaning of the
fixtures is recommended on an as-needed basis.
FLOORING |CARPETING 0701 | 300sqydsfs [2 9,600 W4 This component includes the carpeting. It appeared to be in averageMaintenance should entail regular vacuum cleaning (from
lcondition. lonce weekly to as often as daily for high traffic areas).
Power pile lifting is recommended at least once a month
for high traffic areas. Mats are suggested to remove dirt
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rom shoes before it can be tracked onto carpeted areas
should be cleaned and rotated regularly to prevent soil
uild-up that may spread to the carpet). Spots and spills
hould be removed as soon as possible to prevent
ermanent staining. Deep cleaning should be performed
n an as-needed basis (before soil is noticeable — usually
ot more than once every one or two years) and
ucrochemical treatment applied immediately after. It is
ecommended that before applying any topical treatments,
he carpet manufacturer be contacted to prevent voiding
f the warranty. Damaged areas should be repaired as
hey can create a trip hazard resulting in association
iability.

perating year. Also, it is difficult to accurately predict the cost of
ome items that are anticipated, due to unforeseen circumstances
ith respect to removal/installation, replacement with a different
aterial than originally budgeted for, economic factors, etc.
herefore it is prudent to include a contingency amount in the
eserve budget. The Department of Real Estate (DRE) suggests a
contingency equal to 3% of the annual budget (5% for a conversion
om an apartment complex and 10% for a high-rise building over 70
eet). It is our opinion that a 5% contingency factor should be
included in the reserve budget, and therefore a provision for this has
een included (see Component Inventory page for dollar amount).

RECREATIO JFURNISHING [0801 |1 multi areaft5 |8 [15,850 [1 IThis component includes the furniture in the multi-office area. It eneral cleaning should be performed on a regular basis.
N IS-SECURITY office] appeared to be in average condition. The average component cost Wood surfaces should be cleaned with a standard
FACILITIES [OFFICE is general for the type of furnishings in use. rniture polish. Upholstered areas should be vacuumed
eriodically and cleaned as necessary with a mild soap
olution or professionally steam cleaned simultaneously
with carpeted areas.
RECREATIO |RESTROOMS 0802 |2 restroomsi20 (10 [12,850 4 IThis component includes the remodeling of the common area The restrooms should be maintained in a sanitized
N restrooms. They appeared to be in average condition. condition.
IFACILITIES
RECREATIO [KITCHEN 10803 1 kitchen20 |10 2,800 H4 [This component includes the remodeling of the kitchen. It appeared [The recreation room kitchen should be maintained in a
N fto be in average condition. anitized condition. Occasional cleaning and verification
FACILITIES f operation is generally the extent of any maintenance
ecessary for the appliances, It is recommended that the
espective operating manuals be consulted with respect to
ore specific types of maintenance suggested for these
ppliances.
RECREATIO |BIKE RACKS (0804 4 racks|30 [30+0 0 This component includes the metal bike racks. They appeared to be [Little by way of maintenance can be performed for this
N H in good condition. They typically have a life expectancy well beyond component.
FACILITIES the scope of this report (30 years), therefore, no funding has been
provided at this time. Any necessary adjustments can be made in a
future Reserve Study Update. _
RECREATIO [BENCHES 0805 | 8 benchesi20 [15 4,000 M IThis component includes the benches. They appeared to be in good [Little by way of maintenance can be performed for this
N condition. icomponent.
FACILITIES
MISCELLAN [FIRE 0901 operating|N/ [N/A]Q 0 This component includes the fire extinguishers. They appeared to [The extinguishers should be inspected and re-charged by
EOUS EXTINGUISH budge be in average condition. It is recommended that replacements be  |a State Fire Marshall approved company at a maximum of
ERS performed on an as-needed basis, and funded from the operating |1 year intervals (or as required by law).
laccount.
MISCELLAN [DIRECTORY [0902 foperating [N/ [N/AIO 0 IThis component includes the glass faced aluminum case directory  [Little can be performed by way of maintenance for this
EQUS BOARD budget A board. It appeared to be in average condition. As the average type of component.
icomponent cost would be below the component threshold of $2,500,
or purposes of reporting it has been assumed that funding would be
N chvided for in the operating budget.
ICONTINGEN|GENERAL - [1001 IN/ [N/AISEE PG ile efforts have been made to ensure a reasonable level of IN/A.
cY 5% A 4 recision, it is seldom possible to anticipate every expense /
RESERVE eplacement that will be incurred by an association during an
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