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RDH Reserve Study Update 

EXECUTIVE SUMMARY 
Property Name: Little Whale Cove 

Building Age: 51 

Building Overview: 

Little Whale Cove is a single-family PUD complex 
situated near in Depoe Bay, Oregon.  The master 
complex is referred to as LWCHA and is identified as the 
master association responsible for maintenance of all 
common assets.  There are two sub HOA’s identified as 
IPHCA (Innisfree) and LWCCOA (Meadow Houses and The Pines). We understand the property 
includes 268 residential units that are situated on 100 acres of privately-owned lots.  The common 
property includes 40 acres of common land, with a recreation center, indoor pool and tennis courts, 
outdoor tennis courts, 3 miles of paved roadways, 3 miles of paved and wooden boardwalk 
pedestrian paths, gazebos, pavilion, whale watching deck structures and other similar components.   

Below are the six facility categories that contain the major components in this portfolio for the 
Master Association. 

Site and Infrastructure Clubhouse Gatehouse 

Pool Asphalt and Roadways Maintenance Bldg. 
Components & Tools 
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RDH Reserve Study Update 

Little Whale Cove’s maintenance and renewal needs include typical maintenance and renewal 
projects expected for a community of this type and age.  The association is proactive in addressing 
current maintenance and renewal needs as well as in planning upcoming or future needs. 

This update report uses the anticipated end of service life and forecasted reserve events and 
potential capital costs over the next 30 years to:   

1. Plan for major maintenance, repair, or replacement of the common elements. 

2. Plan for the allocation of funds that are required to maintain common property assets (e.g.: 
roofs, windows, elevators, plumbing distribution systems). 

The Report is a forecasting tool, and the Executive Summary represents a portion of the data that in 
included in the Reserve Study Update. This information should be reviewed in its entirety to inform 
decision-making. The information provided in the report satisfies the requirements stipulated in 
ORS 100.175 for a maintenance manual and reserve study update.  

The 2026/2027 update process included meetings with association, a site walk, and exchange of 
information that enabled the initial reserve study to be updated. During this exchange, the 
association representatives described their most recent efforts at evaluating the asphalt and 
roadway categories and RDH provided advise and support for the revised approach to planning. At 
conclusion of our work, we have provided a funding model that is a cash flow plan based on the 
update information, reserve calculations and the intent of the community with respect the desired 
level and care. Refer to the financial assessment chapter for additional discussion the regarding 
asphalt paving and roadway system. Cash flow funding models and also included in the appendix 
for funding models.  

Based on the funding model review process and the selected model, Little Whale Cove funding is 
now in a heathy position with funds and plans for current and future needs. 
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RDH Reserve Study Update 
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RDH Reserve Study Update 

INTRODUCTION 
RDH Building Science Inc. (RDH) was retained by Little Whale Cove Homeowner Association (LWCHA), 
to prepare a Maintenance Plan and Reserve Study Update Report for the common property 
elements at Little Whale Cove, located in Depoe Bay, Oregon. This report accounts for LWCHA as the 
master association responsible for the maintenance of all common assets.  Two sub associations 
IPHCA (Innisfree) and LWCCOA (Meadow Houses and The Pines) are also part of the master 
association.   

RDH Building Sciences has previously provided LWCHA with maintenance and reserve fund planning 
in the past. In order to prepare the Report, RDH acknowledges that there is no relationship between 
the employees at RDH and the Association. 

The information provided in the report satisfies the requirements stipulated in ORS 100.175 for a 
maintenance manual and reserve study update. In addition to meeting these requirements, the 
purpose of the report is to provide information and guidance to the Association regarding the 
condition of the major building assets at Little Whale Cove and the financial planning necessary to 
accommodate future needs of the building systems.  

As this is an Update report, some guidance and discussion regarding reserve studies that is provided 
as part of our initial study is not included here.  

UPDATE PROCESS 
The 2026/2027 Reserve Study update process included the following tasks: 

 Meet with the association and association management teams to collect relevant 
information about the property and past years reserve expenditures. 

 Conduct site visit  

 Review of the previous maintenance plan and reserve building asset assembly including, 
service lives, maintenance and renewal tasking, and associated cost projections.  

 Review and update financial information including:  the estimated reserve opening balance 
for 2026 and the current contribution level. 

 Review and update to interest and inflation assumptions to reflect current economic 
markers and variables. 

 Update and review funding models and the results of adjusting variables such as the costs, 
opening balance, reserve contribution rate, and the effects of inflation and interest on the 
study. 

 Finalize a funding model and plan based on the communities’ needs and the projected 
building maintenance and renewal requirements. 
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RDH Reserve Study Update 

ASSESSMENTS 

The physical and financial assessments in this section 

help:  

1. Determine what Assets the Owners are 

responsible for. 

2. Describe condition the Assets at the time of the 

study. 

3. Estimate costs for with reserve events.  

PHYSICAL ASSESSMENT 

Age, exposure, use, and deterioration necessitate maintenance and repair of building components 

to preserve function, performance, and to extend service life. The physical assessment addresses 

this requirement and assembles the following information: 

• Information about the building(s) and The Association. 

• Inventory of common property assets. 

• Condition, effective age and estimated remaining useful life of the assets. 

• Major maintenance and renewal events for each asset included in the Reserve Study. 

The physical assessment is based on the initial reserve study, meetings with the client and in some 

cases a site walk. A site walk was conducted for this update report. The site visit occurred on 

February 2nd, 2026. 

Asset Inventory 

The Asset Inventory was set up in our initial Level 1 Reserve Study, but it is revised during each 

update study with new information collected. The Asset Inventory included in the Appendix section 

provides complete information about the current ages and service life expectations for each of the 

assets.  

The property is quite large and as a result we have sorted assets into six different categories 

according to the table below for clarity.   

Site and Infrastructure Clubhouse Gatehouse 
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RDH Reserve Study Update 

Pool Asphalt and Roadways Maintenance Bldg. 
Components & Tools 

FINANCIAL ASSESSMENT  
This assessment assembles financial information and cost estimates needed to predict the 
association’s future financial needs and to assemble funding plans to address these needs. The 
Financial Assessment includes the following information: 

 Estimated current costs associated with renewal and major maintenance events, and the 
estimated future costs of these events (with escalation). 

 Reserve Starting balance (provided by association). 

 Estimated interest earning on reserve balances over the 30-year timeframe and potential tax 
burden on that earning. 

 Status of the current reserve fund balance and how it relates to ongoing Reserve Study 
requirements.  

 Ability of the current reserve fund contribution to meet major maintenance and renewal 
needs. 

 Insufficiencies of the current reserve contribution and/or reserve contribution that result in 
special assessment funding conditions. 

The Association has been working towards a consistent and supportable asphalt paving plan, and it 
has been some years of monitoring and tracking to understand the expense and planning needs.  
This year the study has been updated to provide two consistent tasks to continuously and 
progressively address paving needs over time rather than attempting to identify smaller tasks 
related to localized concerns through out the site. The result allows for a more consistent 
expenditure prediction that is based on the most recent inspection task, and the most recent years 
actual needs and expenditures.  RDH concurs that this approach is supportable. 

There are some challenges in predicting these costs due to current economic challenges and the 
cost associated with petroleum derived products.  As a result, contingencies have been included in 
these events. These costs will continue to be reviewed and evaluated over time.  Refer to the Asset 
Inventory in the Asphalt and Roadways section of the study for more detail and the updated plan.  

Expenditure Forecasts 

The financial planning window for the Reserve Study is 30 years in accordance with ORS 100.175 
Article 2a according to the following:    

2(a) An association of unit owners shall establish a reserve account to fund: 
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RDH Reserve Study Update 

(A) Major maintenance, repair or replacement of those common elements all or part of 
which will normally require major maintenance, repair, or replacement in more than one 
and less than 30 years,  

and 

b) The reserve account need not include: 

(A)Items that can reasonably be funded from the general budget or other funds or accounts of the 
association; 

As such, the Reserve Study includes maintenance and renewal events that are required on a 
frequency or cycle of two years or beyond (five, ten, twelve, etc.). These are events are typically 
substantial in cost or with irregular frequencies that are not easily accounted for in the annual 
operating budget. In some cases, an operating threshold or exclusion threshold can be established 
for small irregular costs. The reserve study calculations are based on events that occur between 
2025 and 2054. Events beyond this time are not considered or included in the reserve study 
calculations. 

Planning Tools 

For ease of planning, we recommended that you consider three different planning views within that 
30-year horizon:    

 “Annual” or “Operational” Maintenance Plan (1 year):  An immediate, one year look ahead 
that includes “operational” maintenance tasks, as well as any major maintenance and 
renewal events (may also be identified in the strategic or tactical plans) that are anticipated 
for that given year. This tool provides the basis of the maintenance plan for each given year. 

 “Tactical” (5 years):  A closer view outlook that enables the Owners to foresee near future 
events so that they can collect proposals to verify the projected costs and begin to plan the 
work. This is particularly relevant if large projects approaching. Events shown in the tactical 
plan are captured in the reserve study. 

 “Strategic” (30 years):  Since the planning horizon for many jurisdictions is established as 30 
years, the strategic plan provides a long-range vision that enables the Owners to anticipate 
and plan for the future renewal projects that are expected within this 30-year planning 
horizon. Events shown in the Strategic Plan are accounted for in the reserve study. 

Refer to the Tabs with the above titles in the appendix section of our report for copies of these 
planning view tools for Little Whale Cove. We have also included a Project Planning handout in the 
tactical Plan section. 

Financial Summary 

Listed below is a summary of the key financial parameters and assumptions made when preparing 
the reserve study for Little Whale Cove. These assumptions are used to develop funding scenarios 
and the tactical and strategic plans for the building asset management. 
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RDH Reserve Study Update 

FINANCIAL ASSESSMENT SUMMARY 

Reserve Study Update Level Level 2  

Fiscal Year End 7/1-6/30 

Study Year  2026/2027 

Reserve Study Duration (30 years) 2026/27 – 2055 

Beginning Reserve Fund Balance* $     941,963.00 

Projected Thirty Year Major Maintenance and Renewal Costs $12,350,519.00 

Interest Rate Assumed 3.00% 

Inflation Rate Assumed 3.5% 

Tax Burden on Interest Earned** 30% 

Planning Horizon 30 years 

* Beginning Reserve Fund Balance as provided to us by Little Whale Cove Owner’s Association. Year end 
balances are estimated prior to year-end and as a result, actual final balance reserve fund balance as 
reported in financial reports may vary slightly to what is shown or provided. 

**The tax burden listed is on interest earned. The IRS currently requires a 30% tax burden, however many 
Associations, working with their auditor can avoid some or all tax burden completely.  It is difficult to 
anticipate what actual tax will be due to IRS. We have listed a 15% tax burden for the future years, in the 
case that there is some tax burden on the interest earnings achieved. 

FUNDING MODELS 
The Physical and Financial assessments create a tentative timeline schedule with order of magnitude 
costs to prepare for forecasted major maintenance, repair, and renewal projects. A funding model is 
a cash flow chart that shows from year to year (over 30 years) the predicted reserve expenditures, 
reserve contributions, and year-end closing balances.  

ORS 100.175 indicates that an Owner Association “shall establish a reserve account to fund items of 
common property which will normally require major maintenance, repair ore placement in 30 years…”  
There are differing approaches that an association may choose to establish funding levels that each 
in turn may carry distinct levels of risk.   

The model(s) provided in our report are generally identified as threshold funding models, which will 
address the future financial needs, weighed against risk and the association’s ability to set aside 
savings. A percentage of fully funded column is provided as part of this risk assessment to assist the 
owners in assessing risk against savings and need, and to identify expenditure trends in the future.  
This year, Little Whale Cove has established 70% of fully funded as a goal for the 2026/2027 reserve 
study. 

There are many factors that can affect the percent of fully funded including the size of the property, 
the number of assets, large projects approaching within five years, or large projects recently 
completed. The level of funding is provided as one tool available to assess the adequacy of reserve 
savings.  

In general, Associations that fund to a level of 30% of Fully Funded or less are typically underfunded 
and will likely experience special assessments or will be forced to defer maintenance requirements. 
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However, when an Association plans their funding to 60 to 70% of Fully Funded or more, the 
likelihood of special assessments or the need to defer maintenance are much less likely. In-between 
(30 to 70 percent of full funding) is mid-range status with a moderate potential for special 
assessment in the case of unexpected events or premature failure depending on the community 
needs, age, and level of funding.  

 
For the reserve study to be useful and meaningful to the Owners, and to avoid it being dismissed as 
unrealistic in its expectations, it is important to establish priorities.  Working with the board 
representatives, the Owners have selected a funding model based on several options provided by 
RDH. This model can identified as a threshold model with goals of achieving and maintaining level of 
funding that ensures healthy closing balances and a higher level of funding. Below is a summary of 
the funding model selected. Refer also to the Funding Model Tab later in the report for the funding 
model tables. 

Variables such as inflation, interest rates, starting balances and taxation rate are listed in the 
Financial Assessment Summary above. In addition, each model includes an annual contribution 
increase. It is important to reflect inflationary increases in the annual contribution increase as a 
minimum. Below is a summary of Funding Models provided in this study.  

 

FUNDING MODEL SUMMARY  

 Annual 
Contribution 

(Initial) 

Annual 
Contribution 

Increase 

Special Assessments 
Predicted 

% of Fully Funded 
(First Year) 

Owners Chosen  $232,879 3.3% None 81% 

Note that minor adjustments to the actual contribution may be made by the association to 
accommodate equivalent distribution based on the association’s ownership requirements. Similarly, 
the year end closing balance may be estimated by the association management approaching year 
end, but the actual value is not known until the financial reports are completed well after the year. 
As a result, the numbers in the above table may vary slightly to the actual contribution established 
by the association. 
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CLOSING 

Reserve Fund Studies are “living documents” that require updates on a yearly basis in accordance 

with the State Legislation. This is necessary to manage and accommodate changing information, 

planning parameters, funding level adjustments, and unforeseen conditions. 

RDH is available to assist the Owners with all aspects of the report. Please contact our office with 

any questions or if you should require further information. 

Regards, 

Kathleen Smith  
Principal, Specialist 
ksmith@rdh.com 
RDH Building Science Inc. 

Dana McCurdy 
Project Coordinator 
dmccurdy@rdh.com 
RDH Building Science Inc. 
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APPENDIX 1 
 

ASSET INVENTORY  
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Asset Inventory 

Site and Infrastructure; Rolling Inventory 

 
 

ENCLOSURE 

 

 

Encl 01 - Miscellaneous 

Location Description 

Refer to assembly list Miscellaneous interior and exterior components, such 
as service penetrations and interface details, not 
related to any particular assembly. 

Information  

Service Life 90 Installation Year 1976 

Chronological Age 50 Next Event Year 2066 

Effective Age 50 Calculation Option Independent (Option B) 

 

ELECTRICAL 

 

 

Elec 01 - Gate Entry Control and System 

Location Description 

Entry/Exit Gate controller and motor integrated with computer 
system located in gatehouse.  System is also interlinked 
with Elec 06 and Elec 07 security assets that are listed 
as part of the clubhouse asset list. 

Information  

Service Life 13 Installation Year 2019 

Chronological Age 7 Next Event Year 2032 

Effective Age 7 Calculation Option Independent (Option B) 

 

 

Elec 02 - Security Surveillance (CCTV) 

Location Description 

Gate Entrance Cameras to record activities at perimeter access points 
and interior circulation routes.  Recording device and 
controller are located inside the Gate house.  System is 
integrated with entry gate system. 

Information  

Service Life 5 Installation Year 2020 

Chronological Age 6 Next Event Year 2028 

Effective Age 3 Calculation Option Dependent (Option A) 
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Asset Inventory 

Site and Infrastructure; Rolling Inventory 

 
 

 

Elec 03 - Trail Cameras 

Location Description 

Trails Cameras to record activities at trail. 

Information  

Service Life 3 Installation Year 2019 

Chronological Age 7 Next Event Year 2029 

Effective Age 0 Calculation Option Dependent (Option A) 

 

AMENITIES 

 

 

Amen 01 - Golf Cart 

Location Description 

Maintenance Shed Golf cart. 

Information  

Service Life 10 Installation Year 2015 

Chronological Age 11 Next Event Year 2031 

Effective Age 5 Calculation Option Dependent (Option A) 

 

 

Amen 02 - Work Truck (Ford) 

Location Description 

Property Work Truck 

Information  

Service Life 10 Installation Year 2016 

Chronological Age 10 Next Event Year 2036 

Effective Age 0 Calculation Option Dependent (Option A) 

 

 

Amen 03 - Riding Mower 

Location Description 

Maintenance Shed Riding mower. 

Information  

Service Life 10 Installation Year 2024 

Chronological Age 2 Next Event Year 2034 

Effective Age 2 Calculation Option Dependent (Option A) 
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Asset Inventory 

Site and Infrastructure; Rolling Inventory 

 
 

 

Amen 04 - Utility Truck (Daihatsu Utility Truck) 

Location Description 

Property Work Truck - Purchased used. 

Information  

Service Life 10 Installation Year 2022 

Chronological Age 4 Next Event Year 2032 

Effective Age 4 Calculation Option Dependent (Option A) 

 

 

Amen 05 - Public Signage - All Locations 

Location Description 

Throughout the property Permanently displayed information in the public areas 
of the property that is presented in the form of words, 
symbols and/or pictures. 

Information  

Service Life 20 Installation Year 2014 

Chronological Age 12 Next Event Year 2028 

Effective Age 18 Calculation Option Dependent (Option A) 

 

 

Amen 06 - Wood Furniture 

Location Description 

Common areas. Exterior Wood Furniture  This asset is established to 
provide and allowance for continuous localized 
replacement on an ongoing basis throughout the site.  
Multiple locations:  Includes benches on paths.  
Includes benches and swings on interior and ocean 
paths. 

Information  

Service Life 5 Installation Year 2014 

Chronological Age 12 Next Event Year 2025 

Effective Age 6 Calculation Option Dependent (Option A) 

 

 

Amen 07 - Mailbox Array - Main 

Location Description 

Adjacent to pool building Individual suite mailboxes stacked in an array. 

Information  

Service Life 35 Installation Year 1999 

Chronological Age 27 Next Event Year 2034 

Effective Age 27 Calculation Option Independent (Option B) 
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Asset Inventory 

Site and Infrastructure; Rolling Inventory 

 
 

 

Amen 08 - Mailbox Enclosure Components - IPCHA 

Location Description 

Innisfree Array of individual suite mailboxes stacked in an array 
in a central location of the building. 

Information  

Service Life 15 Installation Year 2012 

Chronological Age 14 Next Event Year 2032 

Effective Age 9 Calculation Option Independent (Option B) 

 

SITEWORK 

 

 

Site 01 - Safety Railings - Ocean Path 

Location Description 

All ocean walk safety railing Safety railing.  Constructed of wood post, rails and 
rope. 

Information  

Service Life 15 Installation Year 2013 

Chronological Age 13 Next Event Year 2030 

Effective Age 11 Calculation Option Independent (Option B) 

 

 

Site 02 - Whale Watching Platform & Walkway 

Location Description 

Whale Watching Platform - North West Region of Site - 
Part of the Ocean Path System 

Platform for foot traffic constructed out of stamped 
concrete and wood safety railings with localized wood 
walkway. 

Information  

Service Life 20 Installation Year 2018 

Chronological Age 8 Next Event Year 2038 

Effective Age 8 Calculation Option Dependent (Option A) 

 

 

Site 03 - Chainlink Fencing 

Location Description 

Northwest property line adjacent to Spindrift and 
Walking Wood properties 

A type of woven fence made from galvanized or coated 
steel wire. 

Information  

Service Life 30 Installation Year 2002 

Chronological Age 24 Next Event Year 2032 

Effective Age 24 Calculation Option Dependent (Option A) 
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Asset Inventory 

Site and Infrastructure; Rolling Inventory 

 
 

 

Site 04 - Little Whale Cove Gazebo 

Location Description 

Walking path - Little Whale Cove - Part of Cedar Forest 
Path System 

Wood gazebo. 

Information  

Service Life 30 Installation Year 2000 

Chronological Age 26 Next Event Year 2040 

Effective Age 16 Calculation Option Dependent (Option A) 

 

 

Site 05 - Fido House 

Location Description 

Throughout Property Multiple Pet waste collection sites through out the 
property 

Information  

Service Life 10 Installation Year 2008 

Chronological Age 18 Next Event Year 2027 

Effective Age 9 Calculation Option Dependent (Option A) 

 

 

Site 06 - Wood Board Walks, Elevated Walkways and Bridges - Cedar Path System 

Location Description 

All wood based walking paths and bridges in Cedar 
Forest Path System = South board walk to Cinder Cone 
system, Gazebo to Old Still, Connector from Cedar 
Forest to Cormorant and Gull Station, North end - 
Gullstation. 

Walkways for foot traffic constructed out of wood 
boards. 

Information  

Service Life 25 Installation Year 2000 

Chronological Age 26 Next Event Year 2030 

Effective Age 21 Calculation Option Dependent (Option A) 

 

 

Site 07 - Gravel path between Walking Wood and Tintinnabulary 

Location Description 

Gravel path between Walking Wood and Tintinnabulary Gravel path 

Information  

Service Life 40 Installation Year 2019 

Chronological Age 7 Next Event Year 2059 

Effective Age 7 Calculation Option Dependent (Option A) 
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Asset Inventory 

Site and Infrastructure; Rolling Inventory 

 
 

 

Site 08 - Wood Bridge - IPCHA 

Location Description 

Wood Bridge - Inisfree Small bridge for foot traffic constructed out of wood 
boards. 

Information  

Service Life 25 Installation Year 2008 

Chronological Age 18 Next Event Year 2033 

Effective Age 18 Calculation Option Independent (Option B) 

 

 

Site 09 - Cinder Cone Lookout 

Location Description 

Cinder Cone Lookout - Cedar Forest Walking Path 
System 

Timber framed structure. 

Information  

Service Life 35 Installation Year 1991 

Chronological Age 35 Next Event Year 2032 

Effective Age 29 Calculation Option Dependent (Option A) 

 

 

Site 10 - Real Estate Kiosk 

Location Description 

Main Entrance to Property Kiosk - Sales Documents 

Information  

Service Life 15 Installation Year 2013 

Chronological Age 13 Next Event Year 2028 

Effective Age 13 Calculation Option Independent (Option B) 

 

 

Site 11 - Tennis Court - Outdoor 

Location Description 

Outdoor Tennis Court Asphalt tennis court with acrylic topping and striping. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 2076 

Effective Age 50 Calculation Option Dependent (Option A) 
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Asset Inventory 

Site and Infrastructure; Rolling Inventory 

 
 

 

Site 12 - Tree Maintenance 

Location Description 

Throughout the property. Removal of trees from site is addressed within the 
operating budget rather than as a reserve event. 

Information  

Service Life 100 Installation Year 2015 

Chronological Age 11 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 13 - Drainage Culverts 

Location Description 

Throughout the property - Little Whale Cove Storm water culvert drainage system consisting of open 
drainage and culverts running beside and under roads 
and paths with drainage system to ocean. 

Information  

Service Life 50 Installation Year 1999 

Chronological Age 27 Next Event Year 2049 

Effective Age 27 Calculation Option Independent (Option B) 

 

 

Site 14 - Culvert Drainage - IPCHA 

Location Description 

Innisfree A fixture that allows drainage water to flow under a 
road or trail, from one side to the other side. 

Information  

Service Life 45 Installation Year 2008 

Chronological Age 18 Next Event Year 2053 

Effective Age 18 Calculation Option Independent (Option B) 

 

 

Site 15 - Trash Enclosure and Components - IPCHA 

Location Description 

Dumpster enclosure - Innisfree Freestanding wood structure 

Information  

Service Life 20 Installation Year 2008 

Chronological Age 18 Next Event Year 2028 

Effective Age 18 Calculation Option Independent (Option B) 
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Asset Inventory 

Site and Infrastructure; Rolling Inventory 

 
 

 

Site 16 - Main Trash and Recycling Pens - Singing Tree 

Location Description 

Garbage and Recycle Pens at Maintenance Building Freestanding wood structure with foundation, and 
concrete block structure to enclose trash and recycling 
area.  Includes gates and hardware. 

Information  

Service Life 60 Installation Year 1976 

Chronological Age 50 Next Event Year 2039 

Effective Age 47 Calculation Option Independent (Option B) 

 

 

Site 17 - Dumpster Enclosure - Meadow Houses 

Location Description 

Meadow Houses Enclosure to conceal trash bins 

Information  

Service Life 15 Installation Year 2017 

Chronological Age 9 Next Event Year 2032 

Effective Age 9 Calculation Option Dependent (Option A) 
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Asset Inventory 

Clubhouse 

 
 

STRUCTURAL 

 

 

Struct 01 - Exit Stairs 

Location Description 

Exit stairwell Exposed timber-framed stairs 

Information  

Service Life 5 Installation Year 1999 

Chronological Age 27 Next Event Year 2027 

Effective Age 4 Calculation Option Dependent (Option A) 

 

 

Struct 02 - Clubhouse Structure 

Location Description 

Clubhouse Clubhouse Structure - Coastal wood frame at 
clubhouse steel frame at tennis courts.  The asset is 
intended for support of seismic/code and wood frame 
decay repair. The club house has been constructed in 
separate and incremental build outs with different time 
frames with a result that maintenance costs may be 
higher depending on section and age. Note:  see also 
Encl. 09 

Information  

Service Life 50 Installation Year 2020 

Chronological Age 6 Next Event Year 2050 

Effective Age 26 Calculation Option Independent (Option B) 

 

ENCLOSURE 

 

 

Encl 01 - Exterior Paint & Caulking - Rec Center, Clubhouse, Pool, Indoor Tennis Court 

Location Description 

Rec Center, Clubhouse, Pool, Indoor Tennis Court All exterior painted surfaces: siding, trim, entry doors, 
handrails, fascia, garage doors, beams and trellis'.  
Sealant (caulking) is a flexible material used to provide 
continuity between two surfaces to prevent leakage of 
water and air. 

Information  

Service Life 10 Installation Year 2019 

Chronological Age 7 Next Event Year 2029 

Effective Age 7 Calculation Option Independent (Option B) 
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Asset Inventory 

Clubhouse 

 
 

 

Encl 02 - Deck (Newer Section) 

Location Description 

Rec Center. Pressure treated decking 

Information  

Service Life 20 Installation Year 2007 

Chronological Age 19 Next Event Year 2028 

Effective Age 18 Calculation Option Independent (Option B) 

 

 

Encl 03 - Wood Decking - Clubhouse 

Location Description 

Clubhouse back entrance Wood deck planks (Older section).  Handicap access 
needs improvement.  Currently wheel chair access is 
from grass area that requires traversal of tree roots.  
Wheel chair ramp from clubhouse exit door path is 
needed. 

Information  

Service Life 30 Installation Year 1999 

Chronological Age 27 Next Event Year 2029 

Effective Age 27 Calculation Option Dependent (Option A) 

 

 

Encl 04 - Asphalt Shingle Roof  - Rec Center and Clubhouse 

Location Description 

Roof  - Rec Center and Clubhouse Sloped shingle roof over sheathing wood structure 
(rafters, decking, etc.) 

Information  

Service Life 25 Installation Year 2005 

Chronological Age 21 Next Event Year 2030 

Effective Age 21 Calculation Option Independent (Option B) 

 

 

Encl 05 - Exterior Siding - Clubhouse and Rec Center 

Location Description 

Clubhouse and Tennis Courts. Hardiplank installed in lap layers over building paper. 

Information  

Service Life 45 Installation Year 2005 

Chronological Age 21 Next Event Year 2050 

Effective Age 21 Calculation Option Dependent (Option A) 
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Asset Inventory 

Clubhouse 

 
 

 

Encl 06 - Clubhouse NE Structure w/ Canopy 

Location Description 

Clubhouse at northeast side of building (rear entrance) Clubhouse canopy structure. Concrete foundation with 
posts and canopy 

Information  

Service Life 25 Installation Year 2023 

Chronological Age 3 Next Event Year 2048 

Effective Age 3 Calculation Option Independent (Option B) 

 

 

Encl 07 - Doors - Clubhouse 

Location Description 

Clubhouse entrances - includes: Front and back door 
(wood) , Exercise room door - east, Steel / composite 
emergency doors at:  library exit and tennis court doors 
(2) - east.  See also Elec 06 for electronic controls. 

Various exterior doors including at clubhouse. 

Information  

Service Life 35 Installation Year 1999 

Chronological Age 27 Next Event Year 2034 

Effective Age 27 Calculation Option Dependent (Option A) 

 

 

Encl 08 - Windows - Clubhouse 

Location Description 

Clubhouse Exterior glazed concealed barrier windows with dual 
sealed glazing units.  Operable vents include casement 
swings. Frames are constructed from vinyl material. 

Information  

Service Life 35 Installation Year 1999 

Chronological Age 27 Next Event Year 2034 

Effective Age 27 Calculation Option Dependent (Option A) 

 

ELECTRICAL 

 

 

Elec 01 - Emergency Lighting System 

Location Description 

Clubhouse Equipment to facilitate evacuation from the interior of 
the building in the event of an emergency. 

Information  

Service Life 20 Installation Year 2003 

Chronological Age 23 Next Event Year 2027 

Effective Age 19 Calculation Option Dependent (Option A) 
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Elec 02 - Electrical Distribution - Clubhouse 

Location Description 

Clubhouse Main electrical distribution and wiring is located 
through out building, concealed in walls and ceilings.  
Main panel is in closet adjacent to kitchen. 

Information  

Service Life 45 Installation Year 1996 

Chronological Age 30 Next Event Year 2041 

Effective Age 30 Calculation Option Dependent (Option A) 

 

 

Elec 03 - Interior Light Fixtures - Clubhouse 

Location Description 

Common areas, corridors - Clubhouse Illumination of the interior common spaces for safety, 
convenience, and to accent architectural features of the 
building. 

Information  

Service Life 20 Installation Year 2019 

Chronological Age 7 Next Event Year 2039 

Effective Age 7 Calculation Option Dependent (Option A) 

 

 

Elec 04 - Audio-Visual Equipment 

Location Description 

Clubhouse Projection and display equipment as well as audio. 

Information  

Service Life 12 Installation Year 2019 

Chronological Age 7 Next Event Year 2032 

Effective Age 6 Calculation Option Dependent (Option A) 

 

 

Elec 05 - Sound System 

Location Description 

Clubhouse Sound system 

Information  

Service Life 12 Installation Year 2019 

Chronological Age 7 Next Event Year 2032 

Effective Age 6 Calculation Option Dependent (Option A) 
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Clubhouse 

 
 

 

Elec 06 - Electronically Controlled Keyed Access Doors 

Location Description 

Front door, Pool, Exercise Room, Tennis Courts Keyed access doors electronically controlled and 
interacting with Elec 07 and the Property Entrance gate 
found in Site and Infrastructure.  System renewed in 
2018 

Information  

Service Life 13 Installation Year 2018 

Chronological Age 8 Next Event Year 2031 

Effective Age 8 Calculation Option Dependent (Option A) 

 

 

Elec 07 - Proximity Access Control - Club House 

Location Description 

Club House Entrance A system of contactless integrated circuit devices, both 
transmitters and receivers, used for controlling access 
at perimeter doors to the premises.  This component is 
integrated with Electrical 06, and the main entry gate 
and gate house systems. 

Information  

Service Life 16 Installation Year 2019 

Chronological Age 7 Next Event Year 2035 

Effective Age 7 Calculation Option Dependent (Option A) 

 

 

Elec 08 - Security Camera and Recording Device 

Location Description 

Camera located in Clubhouse and tied into the recording 
and monitoring equipment in Clubhouse 

Cameras to record activities at perimeter access points 
and interior circulation routes. 

Information  

Service Life 8 Installation Year 2017 

Chronological Age 9 Next Event Year 2028 

Effective Age 6 Calculation Option Dependent (Option A) 

 

 

Elec 09 - Televisions 

Location Description 

Clubhouse - Main Room, Library, and Hallway. Television and equipment dedicated to viewing films 
and other media. 

Information  

Service Life 8 Installation Year 2019 

Chronological Age 7 Next Event Year 2032 

Effective Age 2 Calculation Option Independent (Option B) 
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Clubhouse 

 
 

 

Elec 10 - Exterior Lighting 

Location Description 

General - Exterior of Clubhouse Exterior light fixtures providing safe lighting and 
security 

Information  

Service Life 20 Installation Year 2024 

Chronological Age 2 Next Event Year 2044 

Effective Age 2 Calculation Option Dependent (Option A) 

 

MECHANICAL 

 

 

Mech 01 - Domestic Water Heaters & Storage - Clubhouse 

Location Description 

Clubhouse Heating and storage of domestic hot water. 

Information  

Service Life 15 Installation Year 2010 

Chronological Age 16 Next Event Year 2026 

Effective Age 15 Calculation Option Dependent (Option A) 

 

 

Mech 02 - Plumbing Distribution - Clubhouse 

Location Description 

Clubhouse Various sized pipes, connections and accessories for 
water supply to various appliances and components. 

Information  

Service Life 40 Installation Year 1996 

Chronological Age 30 Next Event Year 2036 

Effective Age 30 Calculation Option Dependent (Option A) 

 

 

Mech 03 - Sanitary - Clubhouse 

Location Description 

Clubhouse The natural or artificial removal of water and liquid 
waste from the building and discharged into the 
municipal system. 

Information  

Service Life 50 Installation Year 1996 

Chronological Age 30 Next Event Year 2046 

Effective Age 30 Calculation Option Dependent (Option A) 
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Clubhouse 

 
 

 

Mech 04 - Heater - Indoor Tennis Court 

Location Description 

Tennis Court - Clubhouse Two Modine Gas Fired unit heaters. 

Information  

Service Life 15 Installation Year 2003 

Chronological Age 23 Next Event Year 2030 

Effective Age 11 Calculation Option Independent (Option B) 

 

 

Mech 05 - Fans 

Location Description 

Clubhouse - various small fans:  restrooms, kitchen, 
ceiling fans, etc. 

Fans for temperature control or exhausting stale and 
toxic air from the building. 

Information  

Service Life 12 Installation Year 2019 

Chronological Age 7 Next Event Year 2031 

Effective Age 7 Calculation Option Dependent (Option A) 

 

 

Mech 06 - Tennis Court Exhaust Fan and Power Louver 

Location Description 

Clubhouse Tennis Court Fans for temperature control or exhausting stale and 
toxic air from the building. Note: low usage stainless 
steel components - extended service life. 

Information  

Service Life 25 Installation Year 2018 

Chronological Age 8 Next Event Year 2043 

Effective Age 8 Calculation Option Independent (Option B) 

 

 

Mech 07 - Furnace - Clubhouse 

Location Description 

Clubhouse Gas fired appliance for heating and warm air 
distribution. 

Information  

Service Life 30 Installation Year 2019 

Chronological Age 7 Next Event Year 2049 

Effective Age 7 Calculation Option Independent (Option B) 
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Clubhouse 

 
 

 

Mech 08 - Exhaust Fans/Ventilation - Fitness Room 

Location Description 

Clubhouse - Fitness Room Fans for temperature control or exhausting stale and 
toxic air from the building. - Fitness Room. 

Information  

Service Life 12 Installation Year 2020 

Chronological Age 6 Next Event Year 2032 

Effective Age 6 Calculation Option Dependent (Option A) 

 

FIRE SAFETY 

 

 

Fire 01 - Wet Pipe Sprinklers & Distribution 

Location Description 

Throughout the Clubhouse and Tennis Court One of several types of devices to assist in suppressing 
and controlling fires with in the building. 

Information  

Service Life 40 Installation Year 1998 

Chronological Age 28 Next Event Year 2038 

Effective Age 28 Calculation Option Dependent (Option A) 

 

INTERIOR FINISHES 

 

 

Finish 01 - Carpet Flooring - Clubhouse - Library 

Location Description 

Library Carpet flooring in library. 

Information  

Service Life 15 Installation Year 2019 

Chronological Age 7 Next Event Year 2034 

Effective Age 7 Calculation Option Dependent (Option A) 
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Clubhouse 

 
 

 

Finish 02 - Vinyl Flooring - Clubhouse - Entry and Main Rooms 

Location Description 

Entry and Main Rooms Vinyl flooring in entry and main rooms. 

Information  

Service Life 15 Installation Year 2019 

Chronological Age 7 Next Event Year 2034 

Effective Age 7 Calculation Option Dependent (Option A) 

 

 

Finish 03 - LVT Resilient Flooring - Restrooms 

Location Description 

Clubhouse - Restrooms Resilient flooring base. 

Information  

Service Life 15 Installation Year 2021 

Chronological Age 5 Next Event Year 2036 

Effective Age 5 Calculation Option Dependent (Option A) 

 

 

Finish 04 - Painted Finishes and Flooring - Fitness Room & Upper Level 

Location Description 

Fitness Room and upper level finishes. Painted finishes at walls and ceilings (Fitness Room). 

Information  

Service Life 10 Installation Year 2025 

Chronological Age 1 Next Event Year 2035 

Effective Age 1 Calculation Option Dependent (Option A) 

 

 

Finish 05 - Painted Finishes - Clubhouse 

Location Description 

Main, Entry, Library, Kitchen, Meeting Areas, Change 
Rooms, & Hallways 

Painted finishes at walls and ceilings included exposed 
wood components in the rec center (entry way, library / 
kitchen, meeting areas, restrooms / change rooms and 
hallways). 

Information  

Service Life 12 Installation Year 2019 

Chronological Age 7 Next Event Year 2031 

Effective Age 7 Calculation Option Dependent (Option A) 

 

Page 29 of 134



 

 
 

Asset Inventory 

Clubhouse 

 
 

 

Finish 06 - Window Coverings 

Location Description 

Clubhouse Coverings attached to the inside of the windows for 
light control, heat control, privacy control, and interior 
ambiance. 

Information  

Service Life 15 Installation Year 2020 

Chronological Age 6 Next Event Year 2034 

Effective Age 7 Calculation Option Dependent (Option A) 

 

 

Finish 07 - Interior Doors & Locks 

Location Description 

Various interior doors through out Rec Center. Access control to different public and private spaces 
within the interior of the building. Exterior doors are 
considered separately as part of the building enclosure 
system. 

Information  

Service Life 15 Installation Year 2020 

Chronological Age 6 Next Event Year 2035 

Effective Age 6 Calculation Option Dependent (Option A) 

 

AMENITIES 

 

 

Amen 01 - Fitness Equipment Room 

Location Description 

Fitness Room - Clubhouse Various pieces of exercise equipment in the fitness 
room.  Note: replacement of equipment all at one time 
is not contemplated.  An allowance every four years is 
provided for ongoing upgrade and replacement. 

Information  

Service Life 20 Installation Year 2003 

Chronological Age 23 Next Event Year 2043 

Effective Age 3 Calculation Option Dependent (Option A) 
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Clubhouse 

 
 

 

Amen 02 - Indoor Tennis Court and Components 

Location Description 

Tennis Court and Associated Components - Indoor.  
Note the service life of each component is reflected in 
the individual renewal events captured in the tactical 
plan. 

Asset includes the tennis court flooring, lighting, 
various equipment, lighting, etc.  Refer to the various 
tasks within the tactical and statistical plan for events. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 2076 

Effective Age 50 Calculation Option Independent (Option B) 

 

 

Amen 03 - Fitness Room Fixtures and Finishes 

Location Description 

Fitness Room Carpet, wall finishes, and ventilation of room. 

Information  

Service Life 15 Installation Year 2025 

Chronological Age 1 Next Event Year 2040 

Effective Age 1 Calculation Option Dependent (Option A) 

 

 

Amen 04 - Restroom Fixtures and Finishes 

Location Description 

Clubhouse Restroom fixtures (sinks, showers, toilets, world 
dryers..etc.) 

Information  

Service Life 15 Installation Year 2021 

Chronological Age 5 Next Event Year 2036 

Effective Age 5 Calculation Option Dependent (Option A) 

 

 

Amen 05 - ADA Restroom Facilities 

Location Description 

Clubhouse ADA Restroom 

Information  

Service Life 20 Installation Year 1997 

Chronological Age 29 Next Event Year 2043 

Effective Age 3 Calculation Option Dependent (Option A) 
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Clubhouse 

 
 

 

Amen 06 - AED / Defibrillator 

Location Description 

Tennis court and clubhouse kitchen Portable medical device to assist in emergency 
situations relating to heart attack. 

Information  

Service Life 5 Installation Year 2019 

Chronological Age 7 Next Event Year 2031 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Amen 07 - Electronic Piano 

Location Description 

Clubhouse Electric piano 

Information  

Service Life 20 Installation Year 2007 

Chronological Age 19 Next Event Year 2027 

Effective Age 19 Calculation Option Dependent (Option A) 

 

 

Amen 08 - Clubhouse Appliances, Cabinets, and Counter Tops 

Location Description 

Clubhouse - Kitchen Kitchen appliances.  To include: Stove, microwave, 
dishwasher, refrigerator, freezer (in storage room), 
cabinets and counter tops. 

Information  

Service Life 20 Installation Year 2019 

Chronological Age 7 Next Event Year 2039 

Effective Age 7 Calculation Option Independent (Option B) 

 

 

Amen 09 - Furnishings & Accessories 

Location Description 

Clubhouse Chairs, tables, area rugs, paintings, and other 
accessories. Floor coverings, wall coverings and 
ceilings are categorized as a separate asset. List of 
furnishings to include: 4 Folding tables, 12 portable red 
chairs, 20 gray portable chairs w/ roll out stand, couch, 
2 blue and 2 red comfort chairs, portable ping pong 
table, 5 end tables, credenza, entryway round table & 2 
benches, 6 barn doors, 2 portable carts for event item 
storage, and a large number of folding chairs and 
rectangular tables. 

Information  

Service Life 15 Installation Year 2019 

Chronological Age 7 Next Event Year 2034 

Effective Age 7 Calculation Option Dependent (Option A) 
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Clubhouse 

 
 

 

Amen 10 - Storage Lockers - Restroom 

Location Description 

Clubhouse - Restroom An array of double tier compartments, either with or 
without individual locks, for temporary storage of 
clothes and valuables in a public space. 

Information  

Service Life 30 Installation Year 2021 

Chronological Age 5 Next Event Year 2051 

Effective Age 5 Calculation Option Dependent (Option A) 
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Gatehouse 

 
 

ENCLOSURE 

 

 

Encl 01 - Exterior Paint & Caulking - Gatehouse 

Location Description 

Gatehouse All exterior painted surfaces: siding, trim, entry doors, 
handrails, fascia, garage doors, beams and trellis'.  
Sealant (caulking) is a flexible material used to provide 
continuity between two surfaces to prevent leakage of 
water and air. 

Information  

Service Life 8 Installation Year 2013 

Chronological Age 13 Next Event Year 2030 

Effective Age 4 Calculation Option Independent (Option B) 

 

 

Encl 02 - Exterior Decks 

Location Description 

South entrance. Wood boards laid over wood framing at gatehouse 
south entrance. 

Information  

Service Life 15 Installation Year 2013 

Chronological Age 13 Next Event Year 2028 

Effective Age 13 Calculation Option Dependent (Option A) 

 

 

Encl 03 - Asphalt Shingle Roof - Gatehouse 

Location Description 

Roof of Gatehouse Sloped shingle roof over sheathing, trusses and vented 
attics. 

Information  

Service Life 25 Installation Year 2003 

Chronological Age 23 Next Event Year 2028 

Effective Age 23 Calculation Option Independent (Option B) 

 

 

Encl 04 - Siding - Gatehouse 

Location Description 

Clubhouse Wood panel siding (T-111) installed in lap layers over 
building paper. 

Information  

Service Life 35 Installation Year 2003 

Chronological Age 23 Next Event Year 2038 

Effective Age 23 Calculation Option Independent (Option B) 
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Encl 05 - Doors and Windows - Gatehouse 

Location Description 

Gatehouse Various exterior doors including service entry doors - 
garage, storm, main door, sliding door. Exterior glazed 
concealed barrier windows with dual sealed glazing 
units 

Information  

Service Life 25 Installation Year 2011 

Chronological Age 15 Next Event Year 2036 

Effective Age 15 Calculation Option Dependent (Option A) 

 

ELECTRICAL 

 

 

Elec 01 - Electrical Distribution - Gatehouse 

Location Description 

Gatehouse Main electrical distribution and wiring is located 
through out building, concealed in walls and ceilings. 

Information  

Service Life 40 Installation Year 2003 

Chronological Age 23 Next Event Year 2043 

Effective Age 23 Calculation Option Dependent (Option A) 

 

 

Elec 02 - Interior Light Fixtures - Gatehouse 

Location Description 

Gatehouse Illumination of the interior common spaces for safety, 
convenience, and to accent architectural features of the 
building. 

Information  

Service Life 20 Installation Year 2005 

Chronological Age 21 Next Event Year 2026 

Effective Age 20 Calculation Option Dependent (Option A) 

 

 

Elec 03 - Security Camera and Recording Device 

Location Description 

Camera and monitoring system located Gatehouse. Cameras to record activities at perimeter access points 
and interior circulation routes. 

Information  

Service Life 8 Installation Year 2019 

Chronological Age 7 Next Event Year 2027 

Effective Age 7 Calculation Option Dependent (Option A) 
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Gatehouse 

 
 

MECHANICAL 

 

 

Mech 01 - Domestic Water Heaters & Storage - Gatehouse 

Location Description 

Gatehouse Heating and storage of domestic hot water.  Note:  
Placed in service unknown. 

Information  

Service Life 20 Installation Year 2005 

Chronological Age 21 Next Event Year 2026 

Effective Age 20 Calculation Option Dependent (Option A) 

 

 

Mech 02 - Sanitary - Gatehouse 

Location Description 

Gatehouse - sewage drainage from bathrooms and 
kitchen. 

The natural or artificial removal of water and liquid 
waste from the building and discharged into the 
municipal system. 

Information  

Service Life 60 Installation Year 1976 

Chronological Age 50 Next Event Year 2036 

Effective Age 50 Calculation Option Dependent (Option A) 

 

 

Mech 03 - Furnace - Gatehouse 

Location Description 

Gatehouse Warm air furnace. Note: placed in service date 
unknown (estimated bases on use and condition). 

Information  

Service Life 20 Installation Year 2005 

Chronological Age 21 Next Event Year 2028 

Effective Age 18 Calculation Option Independent (Option B) 

 

INTERIOR FINISHES 

 

Page 36 of 134



 

 
 

Asset Inventory 

Gatehouse 

 
 

 

Finish 01 - Hardwood Flooring - Gatehouse 

Location Description 

Gatehouse Traffic wearing surface with natural look that adds to 
the ambiance and enjoyment of interior spaces. 

Information  

Service Life 20 Installation Year 2012 

Chronological Age 14 Next Event Year 2032 

Effective Age 14 Calculation Option Dependent (Option A) 

 

 

Finish 02 - Painted Finishes - Gatehouse 

Location Description 

Gatehouse Gypsum board with painted surfaces 

Information  

Service Life 10 Installation Year 2013 

Chronological Age 13 Next Event Year 2034 

Effective Age 2 Calculation Option Dependent (Option A) 

 

AMENITIES 

 

 

Amen 01 - Gatehouse Appliances 

Location Description 

Gatehouse Kitchen appliance.  Note:  Service life of appliances is 
unknown (estimated based on condition and use). 

Information  

Service Life 20 Installation Year 2005 

Chronological Age 21 Next Event Year 2030 

Effective Age 16 Calculation Option Dependent (Option A) 

 

 

Amen 02 - Office Equipment and Furniture 

Location Description 

Gatehouse Management Office equipment and furniture. 

Information  

Service Life 2 Installation Year 2018 

Chronological Age 8 Next Event Year 2027 

Effective Age 1 Calculation Option Dependent (Option A) 
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Pool 

 
 

ENCLOSURE 

 

 

Encl 01 - Asphalt Shingle Roof - Pool 

Location Description 

Roof Over Pool Sloped shingle roof over wood frame structure (rafters, 
decking, etc.)  The pool area is a high humidity 
environment where damage to structure and hidden 
elements are a high risk. See maintenance section for 
additional recommendations. 

Information  

Service Life 20 Installation Year 2005 

Chronological Age 21 Next Event Year 2030 

Effective Age 16 Calculation Option Dependent (Option A) 

 

 

Encl 02 - Windows 

Location Description 

Pool Area Exterior glazed concealed barrier windows with dual 
sealed glazing units.  Operable vents include casement 
swings. Frames are constructed from vinyl material.  
Manufacturer:  VPI windows. 

Information  

Service Life 30 Installation Year 1999 

Chronological Age 27 Next Event Year 2029 

Effective Age 27 Calculation Option Dependent (Option A) 

 

ELECTRICAL 

 

 

Elec 01 - Interior Light Fixtures - Clubhouse Pool 

Location Description 

Pool Area Illumination of the interior common spaces for safety, 
convenience, and to accent architectural features of the 
building. System inspected, bulbs replaced. 

Information  

Service Life 25 Installation Year 2006 

Chronological Age 20 Next Event Year 2031 

Effective Age 20 Calculation Option Dependent (Option A) 
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Pool 

 
 

 

Elec 02 - Pool Electrical System - Clubhouse Pool 

Location Description 

Pool Area Electrical system for pool.System renovated in 2019. 

Information  

Service Life 20 Installation Year 2019 

Chronological Age 7 Next Event Year 2039 

Effective Age 7 Calculation Option Dependent (Option A) 

 

MECHANICAL 

 

 

Mech 01 - Pool Area Furnace 

Location Description 

Pool Area Modine Gas Fired unit heaters. Furnace inspected in in 
2019. 

Information  

Service Life 8 Installation Year 2026 

Chronological Age 0 Next Event Year 2034 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Mech 02 - Pool Area Fan 

Location Description 

Pool Area - Clubhouse Fans for temperature control or exhausting stale and 
toxic air from the building. 

Information  

Service Life 10 Installation Year 2021 

Chronological Age 5 Next Event Year 2031 

Effective Age 5 Calculation Option Dependent (Option A) 

 

INTERIOR FINISHES 
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Pool 

 
 

 

Finish 01 - Pool - Interior Finishes 

Location Description 

Pool area. Asset to account for interior finishes at pool including 
wall and ceiling paint, and interior doors and windows. 

Information  

Service Life 20 Installation Year 2019 

Chronological Age 7 Next Event Year 2039 

Effective Age 7 Calculation Option Dependent (Option A) 

 

AMENITIES 

 

 

Amen 01 - Pool Benches 

Location Description 

Pool Area Wood and metal furniture with fabric or leather 
covering, paintings, ornaments, and other 
miscellaneous accessories. Outdoor furnishings and 
insuite furnishings are included separately. 

Information  

Service Life 15 Installation Year 2020 

Chronological Age 6 Next Event Year 2034 

Effective Age 7 Calculation Option Independent (Option B) 

 

POOL 

 

 

Pool 01 - Pool and Spa Finish 

Location Description 

Pool Area Covers the finish on the walls and floor of the pool 
itself. 

Information  

Service Life 10 Installation Year 2020 

Chronological Age 6 Next Event Year 2029 

Effective Age 7 Calculation Option Independent (Option B) 
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Pool 

 
 

 

Pool 02 - Pool Self-levelers 

Location Description 

Pool Components that maintain pool land spa tank levels. 

Information  

Service Life 35 Installation Year 2019 

Chronological Age 7 Next Event Year 2054 

Effective Age 7 Calculation Option Independent (Option B) 

 

 

Pool 03 - Spa Self-levelers 

Location Description 

Pool Components that maintain pool land spa tank levels. 

Information  

Service Life 35 Installation Year 2019 

Chronological Age 7 Next Event Year 2054 

Effective Age 7 Calculation Option Independent (Option B) 

 

 

Pool 04 - Pool Pump 

Location Description 

Pool area Pool pumps that run in circuit with the various sand 
filters and water heaters. 

Information  

Service Life 6 Installation Year 2019 

Chronological Age 7 Next Event Year 2027 

Effective Age 5 Calculation Option Dependent (Option A) 

 

 

Pool 05 - Spa Pump 

Location Description 

Pool area Spa pumps that run in circuit with the various sand 
filters and water heaters. 

Information  

Service Life 10 Installation Year 2019 

Chronological Age 7 Next Event Year 2029 

Effective Age 7 Calculation Option Dependent (Option A) 
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Pool 

 
 

 

Pool 06 - Spa Jet Pump 

Location Description 

Pool area Spa pumps that run in circuit with the various sand 
filters and water heaters. 

Information  

Service Life 10 Installation Year 2019 

Chronological Age 7 Next Event Year 2029 

Effective Age 7 Calculation Option Dependent (Option A) 

 

 

Pool 07 - Pool and Spa Equipment 

Location Description 

Pool equipment room Equipment for pool and spa major maintenance. 

Information  

Service Life 3 Installation Year 1976 

Chronological Age 50 Next Event Year 2028 

Effective Age 1 Calculation Option Dependent (Option A) 

 

 

Pool 08 - Pool Filter 

Location Description 

Pool Area Providing appropriate chemical additions to the pool 
water. Also a set of sand filters to clean the water. 

Information  

Service Life 15 Installation Year 2019 

Chronological Age 7 Next Event Year 2034 

Effective Age 7 Calculation Option Dependent (Option A) 

 

 

Pool 09 - Pool Vacuum Release System 

Location Description 

Pool Area Safety Vacuum Release System is designed to vent to 
atmosphere and turn off the pump 

Information  

Service Life 12 Installation Year 2019 

Chronological Age 7 Next Event Year 2031 

Effective Age 7 Calculation Option Dependent (Option A) 
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Pool 

 
 

 

Pool 10 - Spa Filter 

Location Description 

Pool Area Providing appropriate chemical additions to the pool 
water. Also a set of sand filters to clean the water. 

Information  

Service Life 10 Installation Year 2019 

Chronological Age 7 Next Event Year 2029 

Effective Age 7 Calculation Option Dependent (Option A) 

 

 

Pool 11 - Spa Vacuum Release System 

Location Description 

Pool Area Safety Vacuum Release System is designed to vent to 
atmosphere and turn off the pump 

Information  

Service Life 10 Installation Year 2016 

Chronological Age 10 Next Event Year 2026 

Effective Age 10 Calculation Option Dependent (Option A) 

 

 

Pool 12 - Pool Auto Chemical Release System 

Location Description 

Pool equipment room Providing appropriate chemical additions to the pool 
and spa water. 

Information  

Service Life 15 Installation Year 2019 

Chronological Age 7 Next Event Year 2034 

Effective Age 7 Calculation Option Dependent (Option A) 

 

 

Pool 13 - Spa Auto Chemical Release System 

Location Description 

Pool equipment room Providing appropriate chemical additions to the pool 
and spa water. 

Information  

Service Life 15 Installation Year 2019 

Chronological Age 7 Next Event Year 2034 

Effective Age 7 Calculation Option Dependent (Option A) 
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Pool 

 
 

 

Pool 14 - Pool Heater 

Location Description 

Pool Area Pool water heater, hooked up to filters and pumps that 
do the water heating for the pool. 

Information  

Service Life 10 Installation Year 2022 

Chronological Age 4 Next Event Year 2030 

Effective Age 6 Calculation Option Dependent (Option A) 

 

 

Pool 15 - Spa Heater 

Location Description 

Pool Area Pool water heater, hooked up to filters and pumps that 
do the water heating for the pool. 

Information  

Service Life 15 Installation Year 2019 

Chronological Age 7 Next Event Year 2034 

Effective Age 7 Calculation Option Dependent (Option A) 
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Asphalt Paving - Roadways and Paths 

 
 

SITEWORK 

 

 

Site 01 - Asphalt Paving - General 

Location Description 

Asset to capture road engineering study allowance This asset captures assessment tasks that occur from 
time to time and will review all or parts of the site as 
needed. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 2076 

Effective Age 50 Calculation Option Independent (Option B) 

 

 

Site 02 - Asphalt Paving - Roadway and Paths - Overlay Allowance - Heavy Traffic Areas 

Location Description 

General overlay paving allowance of any and all asphalt 
roadways and Paths including IPCHA and LWCCOA.  
Refer to yearly inspections and localized repair 
locations that are updated on an ongoing basis. 

This asset is established to provide for overlay paving 
and/or localized repairs to areas that receive heavy 
traffic flow or usage.  The overlay events are intended 
to support the ongoing and cyclical seal coating work 
that is established to ensure the condition of the 
roadways perform for the long term.  Note:  Service life 
set to reflect current age of project.  Complete 
replacement is not contemplated and seal coat / 
overlay events (see tactical and strategic plan) will 
support on going function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 2076 

Effective Age 50 Calculation Option Independent (Option B) 

 

 

Site 03 - Asphalt Paving - Roadway and Paths - Overlay Allowance - Heavy Traffic Areas  
(placeholder) 

Location Description 

General overlay paving allowance of any and all asphalt 
roadways and Paths including IPCHA and LWCCOA.  
Refer to yearly inspections and localized repair 
locations that are updated on an ongoing basis. 

This asset is established to provide for overlay paving 
and/or localized repairs to areas that receive heavy 
traffic flow or usage.  The overlay events are intended 
to support the ongoing and cyclical seal coating work 
that is established to ensure the condition of the 
roadways perform for the long term.  Note:  Service life 
set to reflect current age of project.  Complete 
replacement is not contemplated and seal coat / 
overlay events (see tactical and strategic plan) will 
support on going function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 
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Asphalt Paving - Roadways and Paths 

 
 

 

Site 04 - Seal Coat / Crack Seal Asphalt Paving and Paths 

Location Description 

All asphalt roadway and paths through out the property. This asset is established to provide for localized paving 
patches, crack repair and resealing of asphalt every 
second year and based on annual inspections and 
updated maintenance plan with specific locations as 
required by use, repair or exposure. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 2076 

Effective Age 50 Calculation Option Independent (Option B) 

 

 

Site 05 - Asphalt Roadway - Breaker's Scarp (Placeholder) 

Location Description 

Breaker Scarp Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events with some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 06 - Asphalt Roadway - Cormorant (Placeholder) 

Location Description 

Cormorant Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 
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Asphalt Paving - Roadways and Paths 

 
 

 

Site 07 - Asphalt Roadway - Cove Point (Placeholder) 

Location Description 

Cove Point Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 08 - Asphalt Roadway - Edgewater (Placeholder) 

Location Description 

Edgewater Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 09 - Asphalt Roadway - Entry Paving (Placeholder) 

Location Description 

Entry Paving Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 
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Site 10 - Asphalt Roadway - Forest Park East (Placeholder) 

Location Description 

Forest Park East Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation. Note:  Service life set to reflect current age 
of project.  Complete replacement is not contemplated 
and seal coat / overlay events (see tactical and 
strategic plan) will support on going function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 11 - Asphalt Roadway - Forest Park West (Placeholder) 

Location Description 

Forest Park West Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events  Note:  Service life set to 
reflect current age of project.  Complete replacement is 
not contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 12 - Asphalt Roadway - Gate House (Placeholder) 

Location Description 

Gate House Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 
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Site 13 - Asphalt Roadway - Gull Station (Placeholder) 

Location Description 

Gull Station Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation. Note:  Service life set to reflect current age 
of project.  Complete replacement is not contemplated 
and seal coat / overlay events (see tactical and 
strategic plan) will support on going function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 14 - Asphalt Roadway - Meadow Houses - LWCCOA (Placeholder) 

Location Description 

Meadow Houses Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation. Note:  Service life set to reflect current age 
of project.  Complete replacement is not contemplated 
and seal coat / overlay events (see tactical and 
strategic plan) will support on going function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 15 - Asphalt Roadway - Meadow Lane (Singing Tree to Shining Mist) (Placeholder) 

Location Description 

Meadow Lane (Singing Tree to Shining Mist) Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 
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Asphalt Paving - Roadways and Paths 

 
 

 

Site 16 - Asphalt Roadway - Meadow Lane (Walking Wood to Shinning Mist) LWCCOA 
(Placeholder) 

Location Description 

Meadow Lane (Walking Wood to Shinning Mist) Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 17 - Asphalt Roadway - Midden Reach-(Placeholder) 

Location Description 

Midden Reach Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 18 - Asphalt Roadway - Overlook (Placeholder) 

Location Description 

Overlook Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation. Note:  Service life set to reflect current age 
of project.  Complete replacement is not contemplated 
and seal coat / overlay events (see tactical and 
strategic plan) will support on going function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

Page 50 of 134



 

 
 

Asset Inventory 
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Site 19 - Asphalt Roadway - Rec Center Parking Lot (Placeholder) 

Location Description 

Rec Center Parking Lot Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation. Note:  Service life set to reflect current age 
of project.  Complete replacement is not contemplated 
and seal coat / overlay events (see tactical and 
strategic plan) will support on going function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 20 - Asphalt Roadway - Singing Tree (entry to Meadow Lane) (Placeholder) 

Location Description 

Singing Tree (entry to Meadow Lanes) Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation. Note:  Service life set to reflect current age 
of project.  Complete replacement is not contemplated 
and seal coat / overlay events (see tactical and 
strategic plan) will support on going function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 21 - Asphalt Roadway - Singing Tree (Meadow Lanes to Walking Wood incl. Main Garbage 
and Recycling (Placeholder) 

Location Description 

Singing Tree (Meadow Lanes to Walking Wood and 
including main garbage and recycling center) 

Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 
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Site 22 - Asphalt Roadway - Spindrift (Placeholder) 

Location Description 

Spindrift Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation. Note:  Service life set to reflect current age 
of project.  Complete replacement is not contemplated 
and seal coat / overlay events (see tactical and 
strategic plan) will support on going function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 23 - Asphalt Roadway - The Pines Road - LWCCOA (Placeholder) 

Location Description 

The Pines Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 24 - Asphalt Roadway - Tintinnabulary (Singing Tree to Walking Wood) (Placeholder) 

Location Description 

Tintinnabulary (Singing Tree to Walking Wood) Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation. Note:  Service life set to reflect current age 
of project.  Complete replacement is not contemplated 
and seal coat / overlay events (see tactical and 
strategic plan) will support on going function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 
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Site 25 - Asphalt Roadway - Walking Wood (Breaker's Scarp to Overlook) (Placeholder) 

Location Description 

Walking Wood (Breaks Scrap to Overlook) Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 26 - Asphalt Roadway - Walking Wood (Cove Point to Edgewater) -(Placeholder) 

Location Description 

Walking Wood (Cove Point to Edgewater) Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 27 - Asphalt Roadway - Walking Wood (Edgewater to North Loop) (Placeholder) 

Location Description 

Walking Wood (Edgewater to North Loop) Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

Page 53 of 134



 

 
 

Asset Inventory 
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Site 28 - Asphalt Roadway - Walking Wood (Singing Tree to Spindrift) (Placeholder) 

Location Description 

Walking Wood (Singing Tree to Spindrift) Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 29 - Asphalt Roadway - Walking Wood (South End) (Placeholder) 

Location Description 

Walking Wood (South End) Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 30 - Asphalt Roadway - Walking Wood (Spindrift to Cove Point) (Placeholder) 

Location Description 

Walking Wood - Spindrift to Cove Point Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 
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Site 31 - Gravel Roadway - North Emergency Exit (Placeholder) 

Location Description 

North Emergency Exit Road 

 

 

 

 

3" Gravel roadway of 3,080 sq. ft. 

Information  

Service Life 50 Installation Year 2020 

Chronological Age 6 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 32 - Asphalt Roadway - Garbage, Recycling, and Dumpster Area (Placeholder) 

Location Description 

Dumpster area Asphalt paving over various base conditions.  This 
asset accounts for general maintenance and regularly 
scheduled seal coat events some localized surface 
preparation.  Note:  Service life set to reflect current 
age of project.  Complete replacement is not 
contemplated and seal coat / overlay events (see 
tactical and strategic plan) will support on going 
function and use. 

Information  

Service Life 100 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 33 - Asphalt Roadway - Shining Mist - IPCHA (Placeholder) 

Location Description 

Shining Mist Flexible asphalt paving over various base conditions. 
This asset accounts for general maintenance and 
regularly scheduled seal coat events some localized 
surface preparation. 

Information  

Service Life 100 Installation Year 2008 

Chronological Age 18 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 
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Site 34 - Asphalt Roadway - Nesting Glade - IPCHA (Placeholder) 

Location Description 

Nesting Glade (Innisfree) Flexible asphalt paving over various base conditions.  
Note:  Service life set to reflect current age of project.  
Complete replacement is not contemplated and seal 
coat / overlay events (see tactical and strategic plan) 
will support on going function and use. 

Information  

Service Life 100 Installation Year 2008 

Chronological Age 18 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 35 - Asphalt Roadway - Morning Walk - IPCHA (Placeholder) 

Location Description 

Morning Walk - Innisfree Flexible asphalt paving over various base conditions.  
Note:  Service life set to reflect current age of project.  
Complete replacement is not contemplated and seal 
coat / overlay events (see tactical and strategic plan) 
will support on going function and use. 

Information  

Service Life 100 Installation Year 2008 

Chronological Age 18 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 36 - Asphalt Walking and Bike Paths -  Ocean Path System (Placeholder) 

Location Description 

Ocean path system including all connecting paths to 
Walking Wood, Edgewater and Overlook. 

Asphalt and gravel walking and bike paths through out 
the site including Ocean path system including all 
connecting paths to Walking Wood, Edgewater and 
Overlook. Replacement of asphalt walking paths is not 
expected.  The reserve plan accounts for ongoing seal 
coat and localized overlay repairs.  Refer to renew 
components list. 

 

Information  

Service Life 70 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Dependent (Option A) 
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Site 37 - Asphalt Walking and Bike Paths - Center Path System (Placeholder) 

Location Description 

Central path system running north to south, extending 
from Meadow Lane and Walking Wood intersection to 
Rec Center and ending on Walking Wood Entrance to 
coastal path. 

Asphalt walking and bike paths through out the site 
includingCentral path system running north to south, 
extending from Meadow Lane and Walking Wood 
intersection to Rec Center and ending on Walking Wood 
Entrance to coastal path. 

Information  

Service Life 70 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Dependent (Option A) 

 

 

Site 38 - Asphalt Walking and Bike Paths  to Little Whale Cove (Placeholder) 

Location Description 

Two paths, north and central.  The central path ends at 
Little Whale Cove Gazebo. 

There are two asphalt paths, north and central.  The 
central path ends at Little Whale Cove Gazebo.  A third, 
wooden, path to Little Whale Cove is included in site 08 
description. 

Information  

Service Life 70 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Dependent (Option A) 

 

 

Site 39 - The Pines Walking Path - LWCCOA (Placeholder) 

Location Description 

The Pines walking path Sealcoat and overlay repairs 

Information  

Service Life 70 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 

 

Site 40 - Asphalt Paths - IPCHA (Placeholder) 

Location Description 

Path from Shining Mist to Nesting Glade Asphalt Path from Shining Mist to Nesting Glade.  See 
wood bridge as a separate asset.  Note - Complete 
replacement of asphalt walking paths is not expected.  
Reserve plan accounts for ongoing seal coat and 
localized overlay repairs.  Refer to renew component 
for these events. 

Information  

Service Life 50 Installation Year 1976 

Chronological Age 50 Next Event Year 0 

Effective Age 0 Calculation Option Independent (Option B) 

 
Page 57 of 134



 

 
 

Asset Inventory 

Asphalt Paving - Roadways and Paths 

 
 

 

Site 41 - Walking and Bike Paths - General Drainage 

Location Description 

Through out site Asset intended to help with maintenance path drainage. 

Information  

Service Life 5 Installation Year 2024 

Chronological Age 2 Next Event Year 2029 

Effective Age 2 Calculation Option Dependent (Option A) 
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ENCLOSURE 

 

 

Encl 01 - Maintenance Building 

Location Description 

Maintenance Building - Includes windows, doors, siding, 
roofing and lighting.  Note:  tools and equipment are 
covered in Site and Infrastructure. 

Maintenance Building 

Information  

Service Life 50 Installation Year 1979 

Chronological Age 47 Next Event Year 2030 

Effective Age 46 Calculation Option Dependent (Option A) 

 

AMENITIES 

 

 

Amen 01 - Workshop Tools & Equipment 

Location Description 

Maintenance Tools and equipment - Note: this asset is set up as a 
short cycled allowance to allow for ongoing repair or 
replacement as required. 

Information  

Service Life 3 Installation Year 2021 

Chronological Age 5 Next Event Year 2027 

Effective Age 2 Calculation Option Independent (Option B) 
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AssetRef Asset Name ID Task Description Frequency Costs (FYD) Est. Cost
Date 

Completed
Completed By Comments

Encl 01 Miscellaneous R01 Renew 

Component

Reserve study, site walk and meeting. 2 Years $4,500

Elec 01 Gate Entry Control and 

System

M01 Maintenance Yearly maintenance allowance for upkeep of Gate Phone. Annually

Elec 02 Security Surveillance 

(CCTV)

M02 Maintenance Ensure that the correct date and time is generated by the 

software/work station. When appropriate, adjust to daylight 

savings.

Daily

Elec 02 Security Surveillance 

(CCTV)

M03 Maintenance Check cameras and camera housings for any signs of 

vandalism and other unauthorized activity; and check that 

camera lenses remain properly positioned for optimum 

coverage and lines of site. Maintain logs and back up 

reports.

Weekly

Elec 02 Security Surveillance 

(CCTV)

M04 Maintenance Clean camera lenses with approved lens fluids and paper. 

Refer to O&M for details. If required, use a cloth dampened 

with a small quantity of natural detergent and wipe dry. 

As Required

Elec 03 Trail Cameras M02 Maintenance Ensure that the correct date and time is generated by the 

software/work station. When appropriate, adjust to daylight 

savings.

Daily

Elec 03 Trail Cameras M03 Maintenance Check CCTV cameras and camera housings for any signs 

of vandalism and other unauthorized activity; and check 

that camera lenses remain properly positioned for optimum 

coverage and lines of site. Maintain logs and back up 

reports.

Weekly

Elec 03 Trail Cameras M04 Maintenance Clean camera lenses with approved lens fluids and paper. 

Refer to O&M for details. If required, use a cloth dampened 

with a small quantity of natural detergent and wipe dry. 

As Required

Elec 03 Trail Cameras M05 Maintenance Service the work station and security surveillance system. Annually

Amen 05 Public Signage - All 

Locations

J01 Maintenance Painting renewal of signage. Performed in house. 5 Years $1,500

Amen 05 Public Signage - All 

Locations

M02 Maintenance Damp wipe surface of signs to remove atmospheric dirt, 

dust and any debris. Check attachment to walls / ceilings. 

Replace signage that receives incidental damage or loss.

Annually

Amen 06 Wood Furniture M02 Maintenance Inspect swings and furniture to identify repairs needed (no 

cost - volunteer labor)

Annually

Amen 07 Mailbox Array - Main M02 Maintenance Lubricate locks and hinges.  Damp wipe exterior surfaces 

to remove dust and soil marks.

Annually

Amen 07 Mailbox Array - Main R03 Renew 

Component

Allowance for repair or replacement of mailbox lighting. 10 Years $2,500

Amen 08 Mailbox Enclosure 

Components - IPCHA 

M02 Maintenance Damp wipe exterior surfaces to remove dust and soil 

marks.

Quarterly

Amen 08 Mailbox Enclosure 

Components - IPCHA 

M03 Maintenance Lubricate locks and hinges. Annually

2026 Annual Plan
Site and Infrastructure; Rolling Inventory
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Site 01 Safety Railings - Ocean 

Path

J01 Maintenance Inspect all railings - Attachments and finishes.  Allowance 

to make repairs as required due to surf damage or decay.

2 Years $8,000

Site 02 Whale Watching 

Platform & Walkway

M02 Maintenance Inspect walkways for any signs of distress, such as 

cracked concrete damaged decayed or broken railing 

components provided localized repairs as required.

Monthly

Site 02 Whale Watching 

Platform & Walkway

R01 Renew 

Component

Allowance for repairs to wood railings. 3 Years $3,000

Site 03 Chainlink Fencing J01 Maintenance Periodic repairs from storm damage. 3 Years $1,000

Site 03 Chainlink Fencing M02 Maintenance Inspect fencing and gates for any signs of 

aging/weathering, such as damaged sections, missing 

sections, loose posts, and unauthorized entry. Carry out 

localized repairs as necessary.

Annually

Site 06 Wood Board Walks, 

Elevated Walkways and 

Bridges - Cedar Path 

System

J02 Maintenance 

Level 1

Allowance for replacement boards. 3 Years $2,000

Site 06 Wood Board Walks, 

Elevated Walkways and 

Bridges - Cedar Path 

System

M02 Maintenance Inspect wood walkways, rails and bridges  for any signs of 

distress, such as damaged or missing boards, and loose 

supports. Repair as required.

Monthly

Site 07 Gravel path between 

Walking Wood and 

Tintinnabulary

M07 Maintenance Inspect asphalt surfaces for signs of distress, such as 

cracking, checking or settlement. Check for root heaving 

from trees in close proximity to asphalt paved surfaces. 

Check for any unlevel surfaces and transitions with 

adjoining walking surfaces that they don't create a trip 

hazard.

Annually

Site 07 Gravel path between 

Walking Wood and 

Tintinnabulary

M10 Maintenance Check catch basins and trench drains for any blockage 

and proper storm water runoff.

Annually

Site 08 Wood Bridge - IPCHA J01 Maintenance Allowance for drainage management at wetland drainage 

path under bridge - clear silt and debris.  Relocate drainage 

lines as required.

5 Years $3,500

Site 08 Wood Bridge - IPCHA M02 Maintenance Inspect wood walkways for any signs of distress, such as 

damaged or missing boards, and loose supports. Repair as 

required.

Monthly

Site 09 Cinder Cone Lookout M02 Maintenance Inspect lookout roof and structure to identify repairs 

required. 

Annually

Site 10 Real Estate Kiosk M02 Maintenance Review for any signs of distress. Repair as required. Annually

Site 11 Tennis Court - Outdoor M02 Maintenance Power wash court and amenities. Annually

Site 11 Tennis Court - Outdoor R02 Renew 

Component

Repair/Re-surface tennis court 10 Years $45,000

Site 11 Tennis Court - Outdoor R03 Renew 

Component

Replace/repair tennis nets 5 Years $800

Site 11 Tennis Court - Outdoor R04 Renew 

Component

Paint tennis court fence. Note cost included material only - 

volunteer labor per Assn notes. *Note: In 2026 To replace 

entry gate (Other fencing ok)

10 Years $3,500

Site 12 Tree Maintenance M02 Maintenance Conduct site walk to review the condition of the trees to 

identify potential hazards and trees that require 

maintenance or clearing.

Quarterly
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Site 13 Drainage Culverts M02 Maintenance Inspect ditches and road edges for signs of excess water 

collection.  Clear leaves and other debris from mouth of 

culvert. Ensure clear flow through culvert.

Quarterly

Site 13 Drainage Culverts R01 Renew 

Component

Allowance for addition or augmentation for culverts and 

site drainage.

4 Years $6,000

Site 13 Drainage Culverts R02 Renew 

Component

Repairs or maintenance of culverts - clear blocking, repair 

sections.

2 Years $5,000

Site 14 Culvert Drainage - 

IPCHA 

M02 Maintenance Inspect ditches and road edges for signs of excess water 

collection.  Clear leaves and other debris from mouth of 

culvert. Ensure clear flow through culvert.

Quarterly

Site 14 Culvert Drainage - 

IPCHA 

R01 Renew 

Component

Repair or maintenance of culverts - clear blockage, 

remove excess soil.  Repairs sections of damaged culvert 

piping. 

3 Years $3,000

Site 15 Trash Enclosure and 

Components - IPCHA 

M02 Maintenance Inspect the gate and fence for any signs of distress, such 

as damaged sections, missing sections, loose posts, and 

unauthorized entry. Lubricate hinges of gates.

Annually

Site 16 Main Trash and 

Recycling Pens - 

Singing Tree

J01 Maintenance Provide repairs to trash enclosure and paint trash 

enclosure:  wood fence and concrete masonry block walls. 

6 Years $4,000

Site 16 Main Trash and 

Recycling Pens - 

Singing Tree

J02 Maintenance Allowance for maintenance/repair as necessary of gate. 5 Years $3,500

Site 16 Main Trash and 

Recycling Pens - 

Singing Tree

M02 Maintenance Inspect the gate and fence for any signs of distress, such 

as damaged sections, missing sections, loose posts, and 

unauthorized entry. Lubricate hinges of gates.

Annually

Site 16 Main Trash and 

Recycling Pens - 

Singing Tree

M03 Maintenance Clean wood fencing and boards.  Clean concrete block and 

inspect integrity of mortar joints.

Annually
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AssetRef Asset Name ID Task Description Frequency Costs (FYD) Est. Cost
Date 

Completed
Completed By Comments

Struct 01 Exit Stairs M02 Maintenance Clean stair treads of dirt, mud, or spills.  Monthly

Struct 01 Exit Stairs M03 Maintenance Review stairwells, landings and support elements for 

staining, signs of wood decay, corrosion of fasteners or 

connections. Check columns, column attachments at 

foundation support, stringer connections at landings, tread 

attachment and connections.  Inspect  walkways and stair 

tower soffits for stains. 

Annually

Struct 01 Exit Stairs M04 Maintenance Retain a stock of extra stair treads:  Michael's Precast 

Concrete.  Review stair treads locally.  Replace cracked or 

damaged treads as required and a result of wear and use.

Quarterly

Struct 01 Exit Stairs M05 Maintenance Walk the site and check stairs and landings for clear 

passage.  Ensure treads are clean and clear of icy of 

slippery organic growth.  

Weekly

Struct 01 Exit Stairs M06 Maintenance Review condition of exterior stair assemblies.  Review 

timber elements for staining, signs of wood decay, 

checking or cracking, corrosion of fasteners and 

connections. Check columns, column attachments at 

foundation or base support, beam connections column and 

wall transitions. Check for signs of deflection or 

movement. Check for cracked or broken concrete treads.  

Check for corrosion at stair stringers.  Arrange for 

structural review at signs of distress. Provide localized 

repairs as required.

Annually

Encl 02 Deck (Newer Section) M02 Maintenance Clean all surfaces of deck.  Semi-Annually

Encl 03 Wood Decking - 

Clubhouse

M02 Maintenance Inspect wood for any signs of distress, such as damaged 

or missing boards, and loose supports. Repair as required. 

Check wall connections. Check railing connections.

Annually

Encl 03 Wood Decking - 

Clubhouse

R01 Renew 

Component

Inspect deck for signs of aging or failure.  Look for 

excessive wear, cracking or splitting of boards, corrosion 

of fasteners, or loose boards or connections.  Provide 

localized repairs as necessary. Repaint deck

3 Years $500

Encl 04 Asphalt Shingle Roof  - 

Rec Center and 

Clubhouse

M02 Maintenance Clean gutters Semi-Annually

Encl 04 Asphalt Shingle Roof  - 

Rec Center and 

Clubhouse

M03 Maintenance Check downspout connections with storm system.  Check 

gutter joints for leakage and re-seal/caulk.  Check hangers 

and attachments.  Repair as required.

Annually

2026 Annual Plan
Clubhouse
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Encl 04 Asphalt Shingle Roof  - 

Rec Center and 

Clubhouse

M04 Maintenance Remove debris and vegetation from all gutters and 

downspouts. Check gutters for leaks, failing joints or 

corrosion. Re-caulk gutter and downspout joint leaks. Re-

direct downspouts that misdirect water onto wall finishes 

or trim. Replace sections of copper gutters and 

donwspouts as required.

Semi-Annually

Encl 04 Asphalt Shingle Roof  - 

Rec Center and 

Clubhouse

M05 Maintenance Check ridge, eave and button vents for clear air flow or 

ventilation and adjust as required. Check dryer and fresh 

air vent ductwork to ensure adequate connections and 

joint seals.

Annually

Encl 04 Asphalt Shingle Roof  - 

Rec Center and 

Clubhouse

M06 Maintenance Inspect roof shingles for signs of aging/weathering, such 

as lifting edges, cracks and tears, or loss of aggregate 

granules. Check roof line intersections, fascia and roof 

edge trim transitions for damage, staining and 

concentrated run off patterns. Check roofing at 

penetrations and interfaces with walls. Check flashings at 

valleys, crickets, ridges and roof edges for open joints, 

corrosion or aging/weathering. Carry out localized repairs 

as indicated.

Annually

Encl 05 Exterior Siding - 

Clubhouse and Rec 

Center

M02 Maintenance Inspect exterior surfaces of lap siding for signs of distress, 

such as warping, water damage, loose panels, and 

discoloration. Provide localized repairs as required.

Annually

Encl 05 Exterior Siding - 

Clubhouse and Rec 

Center

M03 Maintenance Touch up painting of lap siding as required. Annually

Encl 05 Exterior Siding - 

Clubhouse and Rec 

Center

M04 Assessment Assess condition of the lap framing and sheathing 

substrate to ensure no water penetration damage exists. 

Assess the condition and performance of sealant and 

flashing. 

Annually

Encl 07 Doors - Clubhouse J02 Maintenance Check interior and exterior caulking for signs of distress 

including cracking, debonding or failure. Repair sealant as 

required.

2 Years $500

Encl 07 Doors - Clubhouse M02 Maintenance Clean vision glass using mild soap and water only. Clean 

door panels and frames. 

Quarterly

Encl 07 Doors - Clubhouse M03 Maintenance Examine doors for signs of distress, such as cracked glass 

and damaged frames. Adjust door closers. Clean the sill 

tracks of any debris so that water can freely drain out of 

the system. Check weather-stripping and seals on all 

perimeter exterior doors prior to the onset of the winter 

season. Lubricate and adjust door hardware as required, 

including hinges, locks and closers. 

Annually
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Encl 08 Windows - Clubhouse M02 Maintenance Review interior window sills, floor finishes and drywall 

finishes around windows and sliding for signs of moisture. 

Watch for signs of condensation or leakage. Report any 

concerns to the Property Manager.

Semi-Annually

Encl 08 Windows - Clubhouse M03 Maintenance Inspect weather stripping and gaskets at operable vents 

and sliding glass doors. Replace worn or compressed 

mohair gaskets or bulb gaskets. Clean condensation tracks 

and ensure weep holes are open to drain. Clean all 

operable vent tracks. Clean all sliding door tracks. 

Lubricate to ensure smooth operation. Clean window and 

sliding door frames and glass.

Semi-Annually

Encl 08 Windows - Clubhouse M04 Maintenance Inspect sealed units for signs of misting or fogging 

between panes of glass. Replace failed units as required. 

Check operation of closing or locking hardware, arrange 

for repairs as required.

Annually

Elec 01 Emergency Lighting 

System

M02 Maintenance Check operation and condition of emergency lighting. 

Replace bulbs as required. Replace damaged fixtures as 

required.

Monthly

Elec 01 Emergency Lighting 

System

M03 Maintenance Test operation of exit signs in accordance with NFPA 13. Annually

Elec 02 Electrical Distribution - 

Clubhouse

M02 Maintenance Conduct visual review of electrical room for signs of 

trouble, such as overheating. Check display read out 

and/or warning panels.

Weekly

Elec 02 Electrical Distribution - 

Clubhouse

M03 Maintenance Review visable or accessable components of electrical 

distribution including busways and raceways to identify 

inadequate support conditions, physical damage, 

indications of overheating or loose connections. Ensure 

busway is kept free of dust, dirt and/or foreign matter.

Semi-Annually

Elec 02 Electrical Distribution - 

Clubhouse

M04 Maintenance Test the ground fault protection system. Annually

Elec 02 Electrical Distribution - 

Clubhouse

M05 Maintenance Conduct infrared scanning to verify major electrical 

distribution components are operating temperatures of 

conducting components are within allowable and safe 

limits.

Annually

Elec 03 Interior Light Fixtures - 

Clubhouse

M02 Maintenance Review common areas and service areas. Replace 

flickering tubes or burnt out bulbs as required. Replace 

faulty ballasts and interior fixtures as required.

Weekly

Elec 03 Interior Light Fixtures - 

Clubhouse

M03 Maintenance Inspect lighting fixtures for signs of aging or failure, such 

as surface dents, scratches, and burns that can lead to 

rust formation. Replace or repair as required.

Quarterly

Elec 03 Interior Light Fixtures - 

Clubhouse

M04 Assessment Perform survey of actual lighting use to determine lighting 

needs. Turn off unnecessary lights.

Annually
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Elec 07 Proximity Access 

Control - Club House

M02 Maintenance Review condition and operation of access control devices, 

such as card readers, to ensure adequate function and 

identify damage associated with use of vandalism.  Ensure 

that the correct date and time is generated by the work 

stating so that accurate archival logs of door activity are 

generated accurately.  Adjust the time clock on the 

proximity CPU to daylight savings as needed.

Weekly

Elec 07 Proximity Access 

Control - Club House

M03 Maintenance Maintain records for all proximity devices issued to 

residents of the building and update common access 

codes and cards periodically.

Quarterly

Elec 07 Proximity Access 

Control - Club House

M04 Maintenance Conduct system review, miscellaneous maintenance, and 

software update.  Replace damaged or failing proximity 

readers as required. 

Annually

Elec 08 Security Camera and 

Recording Device

M02 Maintenance Ensure that the correct date and time is generated by the 

software/work station. When appropriate, adjust to daylight 

savings.

Daily

Elec 08 Security Camera and 

Recording Device

M03 Maintenance Check CCTV cameras and camera housings for any signs 

of vandalism and other unauthorized activity; and check 

that camera lenses remain properly positioned for optimum 

coverage and lines of site. Maintain logs and back up 

reports.

Weekly

Elec 08 Security Camera and 

Recording Device

M04 Maintenance Clean camera lenses with approved lens fluids and paper. 

Refer to O&M for details. If required, use a cloth dampened 

with a small quantity of natural detergent and wipe dry. 

As Required

Elec 08 Security Camera and 

Recording Device

M05 Maintenance Service the work station and security surveillance system. Annually

Mech 01 Domestic Water 

Heaters & Storage - 

Clubhouse

M02 Maintenance Ensure that floor drains in the water heater rooms are 

properly functional to discharge water in the event of tank 

failure. Review exterior of tank, water lines, valves and 

connections for any signs of leakage; verify storage tank 

and boiler temperature, check display for error codes.

Weekly

Mech 01 Domestic Water 

Heaters & Storage - 

Clubhouse

M03 Maintenance Drain storage tanks to remove sediment, flush tank and 

remove lime scale, and check the water temperature 

settings and adjust as required. Inspect anode rods and 

replace as required (heater & storage tank); and check 

operation of relief valve. Refer to O&M for procedure and 

further details.

Annually
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Mech 01 Domestic Water 

Heaters & Storage - 

Clubhouse

M04 Maintenance Clean pilot, pilot safety and burners as required; check flue 

condition; and inspect for leaks. Examine venting system 

for proper connections, alignment and corrosion. 

Electrodes - inspect for cracked ceramic or lose retaining 

studs that hold the wire within the ceramic; check the 

flame and ignition; measure and setting electrodes; and 

tighten electrode mounting clamp.

Annually

Mech 01 Domestic Water 

Heaters & Storage - 

Clubhouse

M05 Assessment Review adequacy of water heater maintenance checklists 

and frequencies. Update the maintenance plan based on 

environmental conditions, experiences over the preceding 

year, and feedback from service contractors.

Annually

Mech 01 Domestic Water 

Heaters & Storage - 

Clubhouse

R01 Renew 

Assembly

Replace water heaters and controllers. 15 Years $2,500

Mech 02 Plumbing Distribution - 

Clubhouse

M02 Maintenance Check exposed piping and supports for mechanical 

damage, proper clearance, adequate insulation, and 

labeling. Check integrity of all soldered pipe connections 

and couplings where visible. Check for leaking pipes, 

valves and fittings.  Check water supply consumption 

records for irregularities.  

Annually

Mech 02 Plumbing Distribution - 

Clubhouse

M03 Assessment Review adequacy of plumbing distribution system 

maintenance checklists and frequencies. Update the 

maintenance plan based on environmental conditions, 

experiences over the preceding year, and feedback from 

service contractors. Note: system assessed in 2019 - 

during renovation

Annually

Mech 03 Sanitary - Clubhouse M02 Maintenance Where accessible inspect drainage piping, fittings and 

joints for leaks.

Semi-Annually

Mech 03 Sanitary - Clubhouse M03 Maintenance Remove storm drain grates, pump standing water out of 

catch basins and clean out all debris & buildup. Ensure 

system has a clear drainage path. Perform in winter after 

all leaves have fallen from trees. Ensure proper disposal of 

removed debris.

Annually

Mech 03 Sanitary - Clubhouse M04 Maintenance At surface level visually review underground piping runs. 

Look for soil conditions that indicate problems with pipe, 

such as slump and erosion.

Annually

Mech 03 Sanitary - Clubhouse M05 Maintenance Check that pipe hangars are properly fastened. Check for 

mechanical damage to piping and supports. Check 

integrity of all soldered connections and mechanical joints 

where visible.

Annually
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Mech 03 Sanitary - Clubhouse M06 Assessment Review adequacy of drainage system maintenance 

checklists and frequencies. Update the maintenance plan 

based on environmental conditions, experiences over the 

preceding year, and feedback from service contractors.

Annually

Mech 04 Heater - Indoor Tennis 

Court

R01 Renew 

Component

Allowance for repair and / or maintenance of indoor tennis 

court heaters.

2 Years $2,000

Mech 05 Fans M02 Maintenance Inspect bolts and setscrews for tightness; tighten. Replace 

worn belts and adjust alignment as needed. Inspect 

bearings and lubricate. Clean exterior surfaces, remove 

dust and debris from motor housing. Check all components 

for evidence of arcing, overheating or deterioration. 

Replace if necessary.

Semi-Annually

Mech 05 Fans M03 Maintenance Check fans for wear and alignment. Clean inlet vanes, fan, 

etc, check for signs of distress. Check for anchors for 

tightness and presence of corrosion. Clean if necessary. 

Check for noise and worn bearings. Repair or replace as 

required.

Annually

Mech 06 Tennis Court Exhaust 

Fan and Power Louver

J01 Maintenance Allowance for repair of exhaust fans and power louvers 

plus two floor vents. 

5 Years $5,000

Mech 07 Furnace - Clubhouse M02 Maintenance Ensure that fresh air grilles and louvers on the unit and in 

the room the furnace is installed are open and 

unobstructed to provide combustion air.

Semi-Annually

Mech 07 Furnace - Clubhouse M03 Maintenance Check cabinet for signs of rust, dirt, water or burnt or 

damaged wiring.

Semi-Annually

Mech 07 Furnace - Clubhouse M04 Maintenance Check the blower wheel for debris and clean if necessary. Semi-Annually

Mech 07 Furnace - Clubhouse M05 Maintenance Inspect burners for rust, dirt, or signs of water. Semi-Annually

Mech 07 Furnace - Clubhouse M06 Maintenance Check that return air duct is properly attached and 

provides an air seal to the unit.

Semi-Annually

Mech 07 Furnace - Clubhouse M07 Maintenance Check all wiring for loose connections. Semi-Annually

Mech 07 Furnace - Clubhouse M08 Maintenance Check amp-draw on the blower motor. Annually

Mech 07 Furnace - Clubhouse M09 Maintenance Check for correct voltage at the furnace. Annually

Mech 07 Furnace - Clubhouse M10 Maintenance Clean the heat exchanger if necessary. Annually

Mech 08 Exhaust 

Fans/Ventilation - 

Fitness Room

M02 Maintenance Inspect bolts and setscrews for tightness; tighten. Replace 

worn belts and adjust alignment as needed. Inspect 

bearings and lubricate. Clean exterior surfaces, remove 

dust and debris from motor housing. Check all components 

for evidence of arcing, overheating or deterioration. 

Replace if necessary.

Semi-Annually
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Mech 08 Exhaust 

Fans/Ventilation - 

Fitness Room

M03 Maintenance Check fans for wear and alignment. Clean inlet vanes, fan, 

etc, check for signs of distress. Check for anchors for 

tightness and presence of corrosion. Clean if necessary. 

Check for noise and worn bearings. Repair or replace as 

required.

Annually

Fire 01 Wet Pipe Sprinklers & 

Distribution

J03 Maintenance Service test and flow test hoses connected to sprinkler 

system. Ensure water discharge from hose. Ensure water 

flow alarm operates.

3 Years $500

Fire 01 Wet Pipe Sprinklers & 

Distribution

M02 Maintenance Test Alarm Devices. Test Double Check Detector / back 

flow assembly. Inspect cabinets and hose storage devices.

Monthly

Fire 01 Wet Pipe Sprinklers & 

Distribution

M03 Maintenance Conduct stand pipe and hose system testing. Inspect 

Pressure releasing valves, piping and hose connections. 

Conduct main drain flow test.

Quarterly

Fire 01 Wet Pipe Sprinklers & 

Distribution

M04 Maintenance Inspect exposed sprinkler pipes and fittings. Pipes and 

fittings should be in good condition, free of mechanical 

damage, leakage, corrosion or misalignment. Pipes should 

not be subject to external loads by materials resting or 

hanging from piping. Provide corrections as required. 

Inspect sprinklers from floor level. Sprinklers shall be free 

of corrosion, foreign materials, paint, and physical damage. 

Check that glass bulbs appear full of liquid. Sprinklers 

should be installed in proper orientation to achieve 

intended spray. Replace damaged heads, correct 

obstructions and incorrect orientation.

Annually

Fire 01 Wet Pipe Sprinklers & 

Distribution

M05 Maintenance Maintain interior temperatures above freezing levels when 

vacant or unoccupied.

As Required

Fire 01 Wet Pipe Sprinklers & 

Distribution

M06 Maintenance Sprinkler Heads - Check that there is adequate stock on 

hand of spare sprinkler heads (minimum 6 or 1% of overall 

supply) which correspond with the types and temperature 

ratings of the sprinklers in use. Keep sprinkler head 

wrench for each type of head on site.

Monthly

Fire 01 Wet Pipe Sprinklers & 

Distribution

M07 Maintenance  Test hose nozzle and hose storage device. Test main 

drain.

Annually

Fire 01 Wet Pipe Sprinklers & 

Distribution

M08 Maintenance Gate Valves - Lubricate valve and yoke mechanism. Test 

operation of valves. Hose Valves - Check for unauthorized 

tampering of valves. Test operation of valves and maintain 

as required.

Annually

Fire 01 Wet Pipe Sprinklers & 

Distribution

M09 Maintenance Fire Dept Siamese Connection - Inspect and test operate 

inlet connections. Test water flow detector and tamper 

preventer.

Annually
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Fire 01 Wet Pipe Sprinklers & 

Distribution

M10 Maintenance Inspect pressure reducing valves, pressure release valves, 

automatic flow control valves, control valves and alarm 

valves associated with fire suppression system. Replace 

valve if corrosion or leakage is identified. Fire Suppression 

System:Pressure reducing and relief valves in accordance 

with NFPA 25.

Quarterly

Fire 01 Wet Pipe Sprinklers & 

Distribution

M11 Maintenance Pressure Reducing Valves (PRVs) - Check operations of 

pilot valve connected to PRV. Calibrate pressure setting. 

Check valve body for leaks. Check that pre-set 

downstream pressure is correct. Cycle through and 

observe full operation. Clean strainer.

Annually

Fire 01 Wet Pipe Sprinklers & 

Distribution

M12 Maintenance Inspect gauges and control valves to sprinkler systems to 

ensure they are in good condition and that water pressure 

is being maintained.

Weekly

Finish 01 Carpet Flooring - 

Clubhouse - Library

M02 Maintenance Clean all walk off mats and runners - frequency to be 

determined by traffic load and soiling.

Monthly

Finish 01 Carpet Flooring - 

Clubhouse - Library

M03 Maintenance Inspect carpets for signs of distress, such as loose ripples, 

frayed seams, buckles, and discoloration.

Semi-Annually

Finish 01 Carpet Flooring - 

Clubhouse - Library

M04 Maintenance Steam clean carpets. Annually

Finish 02 Vinyl Flooring - 

Clubhouse - Entry and 

Main Rooms

M02 Maintenance Clean all walk off mats and runners - frequency to be 

determined by traffic load and soiling.

Monthly

Finish 02 Vinyl Flooring - 

Clubhouse - Entry and 

Main Rooms

M03 Maintenance Inspect carpets for signs of distress, such as loose ripples, 

frayed seams, buckles, and discoloration.

Semi-Annually

Finish 02 Vinyl Flooring - 

Clubhouse - Entry and 

Main Rooms

M04 Maintenance Steam clean carpets. Annually

Finish 03 LVT Resilient Flooring - 

Restrooms

M02 Maintenance Sweep or vacuum the tiles regularly to remove dirt and 

dust.

Weekly

Finish 03 LVT Resilient Flooring - 

Restrooms

M03 Maintenance Damp mop tile surface using mild cleansers pre-tested for 

compatibility or in accordance with maintenance 

recommendations.

Weekly

Finish 03 LVT Resilient Flooring - 

Restrooms

M04 Maintenance Clean grout joints with a soft bristled brush to loosen 

debris as required.

Monthly

Finish 03 LVT Resilient Flooring - 

Restrooms

M05 Maintenance Treat grout joints with silicone sealer. Semi-Annually

Finish 06 Window Coverings M02 Maintenance Clean window shades and metal curtains to remove dust 

and atmospheric dirt deposits.

Annually

Finish 06 Window Coverings M03 Maintenance Inspect shades & curtains, headrail and draw cords for 

signs of aging or failure, such as damaged, loose and 

missing parts. Replace or repair as necessary.

Annually

Amen 01 Fitness Equipment 

Room

M02 Maintenance Weight System - Inspect equipment for loose connections 

and worn parts (weights, pulleys, cables, etc).

Daily
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Amen 01 Fitness Equipment 

Room

M03 Maintenance Clean all equipment electronic display panels. Clean and 

disinfect frames and upholstery, benches and pads. Wipe 

down all upholstery benches and pads. Vacuum floors.

Daily

Amen 01 Fitness Equipment 

Room

M04 Maintenance Accessories - Check that all safety and identification 

signage is intact and legible.

Daily

Amen 01 Fitness Equipment 

Room

M05 Maintenance Climate Control - Check operations of heating and cooling 

equipment to ensure room ambient temperature is set 

appropriately. Check fitness room for proper air circulation 

and temperature.

Daily

Amen 01 Fitness Equipment 

Room

M06 Maintenance Weight System - Lubricate guide rods with a Teflon based 

(or equivalent) lubricant.

Quarterly

Amen 01 Fitness Equipment 

Room

M07 Maintenance General - Inspect all fitness equipment for signs of 

distress, such as frayed belts, loose set screws, etc. Carry 

out repairs as required. Lubricate guide rods with a Teflon 

spray. Check that pulleys and any other moving parts are 

operating smoothly. Inspect cable and handgrips and clean 

guide rods. Treadmills - Check the belt tension and 

tracking.

Quarterly

Amen 01 Fitness Equipment 

Room

M08 Maintenance Ellipticals/cross-trainers - Depending on the 

manufacturer's suggestions, remove the cover and clean 

the area around the alternator every two to three months 

and ensure that the intermediate shaft belt is tight and 

centered.

Quarterly

Amen 01 Fitness Equipment 

Room

M09 Maintenance Treadmills - inspect belts. Clean the motor cover and 

exposed areas of deck and check the operation of the stop 

button. Vacuum inside the motor electronic compartment. 

For treadmills with automatic wax lubrication systems, 

check and clean the wax nozzle. Do not use cleaning 

solution to wipe the belt; this will impair the lubrication 

system.

Quarterly

Amen 01 Fitness Equipment 

Room

M10 Maintenance Treadmills - Inspect the hardware (nuts and bolts), belt and 

deck for wear. Carry out repairs as required.

Semi-Annually

Amen 02 Indoor Tennis Court and 

Components

R03 Renew 

Component

Clean tennis court curtains 10 Years $5,300

Amen 03 Fitness Room Fixtures 

and Finishes

M02 Maintenance Clean all walk off mats and runners - frequency to be 

determined by traffic load and soiling.

Monthly

Amen 03 Fitness Room Fixtures 

and Finishes

M03 Maintenance Inspect carpets for signs of distress, such as loose ripples, 

frayed seams, buckles, and discoloration.

Semi-Annually

Amen 03 Fitness Room Fixtures 

and Finishes

M04 Maintenance Steam clean carpets. Annually

Amen 04 Restroom Fixtures and 

Finishes

M02 Maintenance General - Check washrooms for any unpleasant odors and 

implement appropriate sanitation measures. Replenish 

supplies in soap dispensers and toilet tissues.

Daily
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Amen 04 Restroom Fixtures and 

Finishes

M03 Maintenance Inspect toilet tank shut-off valves for any leaks. Close and 

re-open valve a few times to keep the moving parts in 

good working order.

As Required

Amen 04 Restroom Fixtures and 

Finishes

M04 Maintenance Fans - Check that exhaust fans are fully operational. Weekly

Amen 04 Restroom Fixtures and 

Finishes

M05 Maintenance Check basin drains for any blockages or restrictions. Test 

operation of flush handles on urinals.

Weekly

Amen 04 Restroom Fixtures and 

Finishes

M06 Maintenance Toilets - Check operation of flush handles, flappers, flush 

valves, and drop balls.

Weekly

Amen 04 Restroom Fixtures and 

Finishes

M07 Maintenance Fixtures - Inspect faucet shut-off valves for any leaks. 

Close and re-open the valves a few times to keep the 

moving parts in good working order.

Monthly

Amen 04 Restroom Fixtures and 

Finishes

M08 Maintenance Drains - Remove p-traps and clear out any body hair and 

dirt accumulations from basin countertop drains.

Quarterly

Amen 05 ADA Restroom Facilities M03 Assessment Review adequacy of maintenance checklists and 

frequencies for the dry sauna. Update the maintenance 

plan based on environmental conditions, bathing loads, and 

feedback from service contractors.

Annually

Amen 06 AED / Defibrillator M02 Maintenance Check the green Ready Light.  Replace used, damaged or 

expired supplies and accessories.  Check the outside of 

the defibrillator for signs of cracks, damaged, staining, etc.  

Record each periodic check in your inspection log / 

maintenance booklet.

Monthly

Amen 06 AED / Defibrillator M03 Maintenance The HeartStart defibrillator conducts self checks 

periodically.  Depending on the self check, the system may 

emit a series of chirping sounds.  Check the owners 

manual for troubleshooting a chirping Heartstart.  

As Required

Amen 06 AED / Defibrillator M04 Maintenance After Each Use:  Check the Heartstart for damage, dirt or 

contamination.  Replace pads. Place a new SMART Pad.  

Check supplies and accessories for damage, expiration 

dates. Replace used, damaged or expired items.  Replace 

spare pads, battery and other materials as required.  Sign 

and date inspection log. Remove battery for five seconds 

and reinstall.  Allow HeartStart to run a complete self-test. 

Return equipment to storage ready for use when needed.  

Refer to operation manual for more detail.

As Required

Amen 09 Furnishings & 

Accessories

M02 Maintenance Clean glass surfaces to remove finger marks and other 

surface residue. Clean all mirrors using only non-abrasive 

window cleaners.

As Required
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Amen 09 Furnishings & 

Accessories

M03 Maintenance Vacuum upholstery. Monthly

Amen 09 Furnishings & 

Accessories

M04 Maintenance Examine furniture for signs of distress, such as loose chair 

legs, frayed fabric seams, etc.

Annually

Amen 09 Furnishings & 

Accessories

M05 Maintenance Steam clean upholstery. Annually

Amen 09 Furnishings & 

Accessories

R01 Renew 

Component

Allowance for small component repair or replacement 

between major renovation events. 2025 Plan. Main speaker 

replacement and camera pictures.

5 Years $2,500

Amen 10 Storage Lockers - 

Restroom

M02 Maintenance Dust or sweep surfaces to remove dirt and cobwebs. 

Inspect storage lockers for signs of distress, such as 

corrosions, broken locks and dents. Lubricate door hinges 

and locks. Touch up paint to dings and chipped paint.

Annually
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AssetRef Asset Name ID Task Description Frequency Costs (FYD) Est. Cost
Date 

Completed
Completed By Comments

Encl 01 Exterior Paint & 

Caulking - Gatehouse

M02 Maintenance Inspect paint and sealant for signs for signs of distress: 

peeling, fading, staining. Investigate problems, provide 

localized repairs as required.  Carefully inspect horizontal 

trim strips for decay or damage.  Arrange for repairs as 

required.

Annually

Encl 02 Exterior Decks M02 Maintenance Clean all surfaces of deck. Semi-Annually

Encl 03 Asphalt Shingle Roof - 

Gatehouse

M02 Maintenance Check downspout connections with storm system.  Check 

gutter joints for leakage and re-seal/caulk.  Check hangers 

and attachments.  Repair as required.

Annually

Encl 03 Asphalt Shingle Roof - 

Gatehouse

M03 Maintenance Remove debris and vegetation from all gutters and 

downspouts. Check gutters for leaks, failing joints or 

corrosion. Re-caulk gutter and downspout joint leaks. Re-

direct downspouts that misdirect water onto wall finishes 

or trim. Replace sections of copper gutters and 

downspouts as required.

Semi-Annually

Encl 03 Asphalt Shingle Roof - 

Gatehouse

M04 Maintenance Inspect check for misplaced or irregular insulation. Check 

ridge, eave and button vents for clear air flow or ventilation 

and adjust as required. Check dryer and fresh air vent 

ductwork to ensure adequate connections and joint seals.

Annually

Encl 03 Asphalt Shingle Roof - 

Gatehouse

M05 Maintenance Inspect roof shingles for signs of aging/weathering, such 

as lifting edges, cracks and tears, or loss of aggregate 

granules. Check roof line intersections, fascia and roof 

edge trim transitions for damage, staining and 

concentrated run off patterns. Check roofing at 

penetrations and interfaces with walls. Check flashings at 

valleys, crickets, ridges and roof edges for open joints, 

corrosion or aging/weathering. Carry out localized repairs 

as indicated.

Annually

Encl 04 Siding - Gatehouse M02 Maintenance Inspect exterior surfaces of wood siding for signs of 

distress, such as warping, water damage, loose panels, 

and discoloration. Replace missing or loose shingles. 

Provide localized repairs as required.

Annually

Encl 04 Siding - Gatehouse M03 Maintenance Touch up painting of wood siding as required. Annually

Encl 05 Doors and Windows - 

Gatehouse

M02 Maintenance Clean vision glass using mild soap and water only. Clean 

door panels and frames. 

Quarterly

2026 Annual Plan
Gatehouse
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Encl 05 Doors and Windows - 

Gatehouse

M03 Maintenance Inspect weather stripping and gaskets at window operable 

vents and sliding glass doors. Replace worn or 

compressed mohair gaskets or bulb gaskets. Clean 

condensation tracks and ensure weep holes are open to 

drain. Clean all operable vent tracks. Clean all sliding door 

tracks. Lubricate to ensure smooth operation. Clean 

window and sliding door frames and glass.

Semi-Annually

Encl 05 Doors and Windows - 

Gatehouse

M04 Maintenance Review interior window sills, floor finishes and drywall 

finishes around windows and sliding for signs of moisture. 

Watch for signs of condensation or leakage. Report any 

concerns to the Property Manager.

Semi-Annually

Encl 05 Doors and Windows - 

Gatehouse

M05 Maintenance Examine doors for signs of distress, such as cracked glass 

and damaged frames. Adjust door closers. Clean the sill 

tracks of any debris so that water can freely drain out of 

the system. Check weather-stripping and seals on all 

perimeter exterior doors prior to the onset of the winter 

season. Lubricate and adjust door hardware as required, 

including hinges, locks and closers. 

Annually

Encl 05 Doors and Windows - 

Gatehouse

M06 Maintenance Inspect sealed units for signs of misting or fogging 

between panes of glass. Replace failed units as required. 

Check operation of closing or locking hardware, arrange 

for repairs as required.

Annually

Elec 01 Electrical Distribution - 

Gatehouse

M02 Maintenance Conduct visual review of electrical room for signs of 

trouble, such as overheating. Check display read out 

and/or warning panels.

Weekly

Elec 01 Electrical Distribution - 

Gatehouse

M03 Maintenance Review visable or accessable components of electrical 

distribution including busways and raceways to identify 

inadequate support conditions, physical damage, 

indications of overheating or loose connections. Ensure 

busway is kept free of dust, dirt and/or foreign matter.

Semi-Annually

Elec 01 Electrical Distribution - 

Gatehouse

M04 Maintenance Test the ground fault protection system. Annually

Elec 01 Electrical Distribution - 

Gatehouse

M05 Maintenance Conduct infrared scanning to verify major electrical 

distribution components are operating temperatures of 

conducting components are within allowable and safe 

limits.

Annually

Elec 01 Electrical Distribution - 

Gatehouse

R01 Renew 

Component

Allowance to repair or replace component of electrical 

distribution.

25 Years $1,500

Elec 02 Interior Light Fixtures - 

Gatehouse

M02 Maintenance Review common areas and service areas. Replace 

flickering tubes or burnt out bulbs as required. Replace 

faulty ballasts and interior fixtures as required.

Weekly
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Elec 02 Interior Light Fixtures - 

Gatehouse

M03 Maintenance Inspect lighting fixtures for signs of aging or failure, such 

as surface dents, scratches, and burns that can lead to 

rust formation. Replace or repair as required.

Quarterly

Elec 02 Interior Light Fixtures - 

Gatehouse

R01 Renew 

Assembly

Replace interior light fixtures. 20 Years $2,000

Elec 03 Security Camera and 

Recording Device

M02 Maintenance Ensure that the correct date and time is generated by the 

software/work station. When appropriate, adjust to daylight 

savings.

Daily

Elec 03 Security Camera and 

Recording Device

M03 Maintenance Check CCTV cameras and camera housings for any signs 

of vandalism and other unauthorized activity; and check 

that camera lenses remain properly positioned for optimum 

coverage and lines of site. Maintain logs and back up 

reports.

Weekly

Elec 03 Security Camera and 

Recording Device

M04 Maintenance Clean camera lenses with approved lens fluids and paper. 

Refer to O&M for details. If required, use a cloth dampened 

with a small quantity of natural detergent and wipe dry. 

As Required

Elec 03 Security Camera and 

Recording Device

M05 Maintenance Service the work station and security surveillance system. Annually

Mech 01 Domestic Water 

Heaters & Storage - 

Gatehouse

M02 Maintenance Ensure that floor drains in the water heater rooms are 

properly functional to discharge water in the event of tank 

failure. Review exterior of tank, water lines, valves and 

connections for any signs of leakage; verify storage tank 

and boiler temperature, check display for error codes.

Weekly

Mech 01 Domestic Water 

Heaters & Storage - 

Gatehouse

M03 Maintenance Drain storage tanks to remove sediment, flush tank and 

remove lime scale, and check the water temperature 

settings and adjust as required. Inspect anode rods and 

replace as required (heater & storage tank); and check 

operation of relief valve. Refer to O&M for procedure and 

further details.

Semi-Annually

Mech 01 Domestic Water 

Heaters & Storage - 

Gatehouse

M04 Maintenance Clean pilot, pilot safety and burners as required; check flue 

condition; and inspect for leaks. Examine venting system 

for proper connections, alignment and corrosion. 

Electrodes - inspect for cracked ceramic or lose retaining 

studs that hold the wire within the ceramic; check the 

flame and ignition; measure and setting electrodes; and 

tighten electrode mounting clamp.

Annually

Mech 01 Domestic Water 

Heaters & Storage - 

Gatehouse

M05 Assessment Review adequacy of water heater maintenance checklists 

and frequencies. Update the maintenance plan based on 

environmental conditions, experiences over the preceding 

year, and feedback from service contractors.

Annually
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Mech 01 Domestic Water 

Heaters & Storage - 

Gatehouse

R01 Renew 

Assembly

Inspect water heater and replace as appropriate. 20 Years $2,100

Mech 02 Sanitary - Gatehouse J02 Maintenance Allowance for snaking or repair to sanitary lines. 5 Years $1,500

Mech 02 Sanitary - Gatehouse M02 Maintenance Where accessible inspect drainage piping, fittings and 

joints for leaks.

Semi-Annually

Mech 02 Sanitary - Gatehouse M03 Maintenance Remove storm drain grates, pump standing water out of 

catch basins and clean out all debris & buildup. Ensure 

system has a clear drainage path. Perform in winter after 

all leaves have fallen from trees. Ensure proper disposal of 

removed debris.

Annually

Mech 02 Sanitary - Gatehouse M04 Maintenance At surface level visually review underground piping runs. 

Look for soil conditions that indicate problems with pipe, 

such as slump and erosion.

Annually

Mech 02 Sanitary - Gatehouse M05 Maintenance Check that pipe hangars are properly fastened. Check for 

mechanical damage to piping and supports. Check 

integrity of all soldered connections and mechanical joints 

where visible.

Annually

Mech 02 Sanitary - Gatehouse M06 Assessment Review adequacy of drainage system maintenance 

checklists and frequencies. Update the maintenance plan 

based on environmental conditions, experiences over the 

preceding year, and feedback from service contractors.

Annually

Mech 03 Furnace - Gatehouse M02 Maintenance Ensure that fresh air grilles and louvers on the unit and in 

the room the furnace is installed are open and 

unobstructed to provide combustion air.

Semi-Annually

Mech 03 Furnace - Gatehouse M03 Maintenance Check cabinet for signs of rust, dirt, water or burnt or 

damaged wiring.

Semi-Annually

Mech 03 Furnace - Gatehouse M04 Maintenance Check the blower wheel for debris and clean if necessary. Semi-Annually

Mech 03 Furnace - Gatehouse M05 Maintenance Inspect burners for rust, dirt, or signs of water. Semi-Annually

Mech 03 Furnace - Gatehouse M06 Maintenance Check that return air duct is properly attached and 

provides an air seal to the unit.

Semi-Annually

Mech 03 Furnace - Gatehouse M07 Maintenance Check all wiring for loose connections. Semi-Annually

Mech 03 Furnace - Gatehouse M08 Maintenance Check amp-draw on the blower motor. Annually

Mech 03 Furnace - Gatehouse M09 Maintenance Empty condensate water from the pan. Annually

Mech 03 Furnace - Gatehouse M10 Maintenance Check for correct voltage at the furnace. Annually

Mech 03 Furnace - Gatehouse M11 Maintenance Clean the heat exchanger if necessary. Annually

Mech 03 Furnace - Gatehouse M12 Assessment Review adequacy of furnace maintenance checklists and 

frequencies. Update the maintenance plan based on 

environmental conditions and experiences over the 

preceding year.

Annually

Finish 01 Hardwood Flooring - 

Gatehouse

M02 Maintenance Vacuum and dry sweep floor. Weekly

Finish 01 Hardwood Flooring - 

Gatehouse

M03 Maintenance Mop floor with a barely damp, soft cloth as required. 

Excess liquid may damage the fiber of the wood.

Monthly
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Amen 01 Gatehouse Appliances M02 Maintenance Change appliance filters per manufacturer's literature or as 

needed by condition. Refer also to O&M manual.  Clean 

bathroom and kitchen fans of dust and grease 

accumulations. Check motor for lubrication if required.

As Required

Amen 02 Office Equipment and 

Furniture

M02 Maintenance Dust and damp wipe exterior surfaces of equipment.  

Download software updates.

As Required

Amen 02 Office Equipment and 

Furniture

M03 Maintenance Computers - update virus definitions and run virus scans. Weekly
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AssetRef Asset Name ID Task Description Frequency Costs (FYD) Est. Cost
Date 

Completed
Completed By Comments

Encl 01 Asphalt Shingle Roof - 

Pool

M02 Maintenance Remove debris and vegetation from all gutters and 

downspouts. Check gutters for leaks, failing joints or 

corrosion. Re-caulk gutter and downspout joint leaks. Re-

direct downspouts that misdirect water onto wall finishes 

or trim. Replace sections of copper gutters and 

downspouts as required.

Semi-Annually

Encl 01 Asphalt Shingle Roof - 

Pool

M03 Maintenance Inspect for misplaced or irregular insulation. Check ridge, 

eave and button vents for clear air flow or ventilation and 

adjust as required. Check dryer and fresh air vent 

ductwork to ensure adequate connections and joint seals.

Annually

Encl 01 Asphalt Shingle Roof - 

Pool

M04 Maintenance Inspect roof shingles for signs of aging/weathering, such 

as lifting edges, cracks and tears, or loss of aggregate 

granules. Check roof line intersections, fascia and roof 

edge trim transitions for damage, staining and 

concentrated run off patterns. Check roofing at 

penetrations and interfaces with walls. Check flashings at 

valleys, crickets, ridges and roof edges for open joints, 

corrosion or aging/weathering. Carry out localized repairs 

as indicated.

Annually

Encl 02 Windows M02 Maintenance Review interior window sills, floor finishes and drywall 

finishes around windows and sliding for signs of moisture. 

Watch for signs of condensation or leakage. Report any 

concerns to the Property Manager.

Semi-Annually

Encl 02 Windows M03 Maintenance Inspect weather stripping and gaskets at operable vents 

and sliding glass doors. Replace worn or compressed 

mohair gaskets or bulb gaskets. Clean condensation tracks 

and ensure weep holes are open to drain. Clean all 

operable vent tracks. Clean all sliding door tracks. 

Lubricate to ensure smooth operation. Clean window and 

sliding door frames and glass.

Semi-Annually

Encl 02 Windows M04 Maintenance Inspect sealed units for signs of misting or fogging 

between panes of glass. Replace failed units as required. 

Check operation of closing or locking hardware, arrange 

for repairs as required.

Annually

2026 Annual Plan
Pool
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Elec 01 Interior Light Fixtures - 

Clubhouse Pool

M02 Maintenance Review common areas and service areas. Replace 

flickering tubes or burnt out bulbs as required. Replace 

faulty ballasts and interior fixtures as required.

Weekly

Elec 01 Interior Light Fixtures - 

Clubhouse Pool

M03 Maintenance Inspect lighting fixtures for signs of aging or failure, such 

as surface dents, scratches, and burns that can lead to 

rust formation. Replace or repair as required.

Quarterly

Elec 02 Pool Electrical System - 

Clubhouse Pool

M02 Maintenance Review common areas and service areas. Replace 

flickering tubes or burnt out bulbs as required. Replace 

faulty ballasts and interior fixtures as required.

Weekly

Elec 02 Pool Electrical System - 

Clubhouse Pool

M03 Maintenance Inspect lighting fixtures for signs of aging or failure, such 

as surface dents, scratches, and burns that can lead to 

rust formation. Replace or repair as required.

Quarterly

Mech 02 Pool Area Fan M02 Maintenance Inspect bolts and setscrews for tightness; tighten. Inspect 

belt wear and alignment; replace worn belts and adjust 

alignment as needed. Inspect bearings and lubricate - see 

O&M Manual. Clean exterior surfaces, remove dust and 

debris from motor housing. Check all components for 

evidence of arcing, overheating or deterioration. Replace if 

necessary.

Semi-Annually

Mech 02 Pool Area Fan M03 Maintenance Check sheaves for wear and alignment. Align and replace 

as required. Clean inlet vanes, fan blades, hub, nose cone, 

etc, check for signs of distress. Check the cabinet 

mounting connection, check springs and isolators for 

deterioration. Check for anchors for tightness and 

presence of corrosion. Clean if necessary. Check for noise 

and worn bearings. Repair or replace as required.

Annually

Pool 04 Pool Pump M02 Maintenance Inspect circulation pumps for signs of aging or failure.  

Check all plumbing and electrical connections.  Make 

repairs as necessary.

Annually

Pool 05 Spa Pump M02 Maintenance Inspect circulation pumps for signs of aging or failure.  

Check all plumbing and electrical connections.  Make 

repairs as necessary.

Annually

Pool 06 Spa Jet Pump M02 Maintenance Inspect circulation pumps for signs of aging or failure.  

Check all plumbing and electrical connections.  Make 

repairs as necessary.

Annually

Pool 07 Pool and Spa Equipment M02 Maintenance Inspect circulation pumps for signs of aging or failure.  

Check all plumbing and electrical connections.  Make 

repairs as necessary.

Annually
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Pool 11 Spa Vacuum Release 

System

R01 Renew 

Assembly

Allowance for upgrade/replacement of components of 

water treatment equipment. Note system inspected in 

2019. Not replaced as part of renovation.

10 Years $2,500

Pool 12 Pool Auto Chemical 

Release System

J01 Maintenance Allowance for miscellaneous repairs to the pool chlorine 

and filter system.

3 Years $800

Pool 13 Spa Auto Chemical 

Release System

J01 Maintenance Allowance for miscellaneous repairs to the pool chlorine 

and filter system.

3 Years $800

Pool 14 Pool Heater M02 Maintenance Inspect dehumidifiers for signs of aging or failure.  Check 

all plumbing and electrical connections.  Arrange for 

repairs by a qualified contractor as necessary.

Annually

Pool 15 Spa Heater M02 Maintenance Inspect dehumidifiers for signs of aging or failure.  Check 

all plumbing and electrical connections.  Arrange for 

repairs by a qualified contractor as necessary.

Annually
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AssetRef Asset Name ID Task Description Frequency Costs (FYD) Est. Cost
Date 

Completed
Completed By Comments

Site 02 Asphalt Paving - 

Roadway and Paths - 

Overlay Allowance - 

Heavy Traffic Areas 

M02 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 02 Asphalt Paving - 

Roadway and Paths - 

Overlay Allowance - 

Heavy Traffic Areas 

R01 Renew 

Component

Locally overlay repave or repair sections of asphalt paving 

at heavy traffic locations as required.  

2 Years $92,000

Site 03 Asphalt Paving - 

Roadway and Paths - 

Overlay Allowance - 

Heavy Traffic Areas  

(placeholder)

M02 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 04 Seal Coat / Crack Seal 

Asphalt Paving and 

Paths

M02 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 05 Asphalt Roadway - 

Breaker's Scarp 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 05 Asphalt Roadway - 

Breaker's Scarp 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 06 Asphalt Roadway - 

Cormorant 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 07 Asphalt Roadway - 

Cove Point 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 07 Asphalt Roadway - 

Cove Point 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 08 Asphalt Roadway - 

Edgewater 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 08 Asphalt Roadway - 

Edgewater 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 08 Asphalt Roadway - 

Edgewater 

(Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 09 Asphalt Roadway - 

Entry Paving 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 09 Asphalt Roadway - 

Entry Paving 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 10 Asphalt Roadway - 

Forest Park East 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 10 Asphalt Roadway - 

Forest Park East 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 10 Asphalt Roadway - 

Forest Park East 

(Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 11 Asphalt Roadway - 

Forest Park West 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

2026 Annual Plan
Asphalt Paving - Roadways and Paths
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Site 11 Asphalt Roadway - 

Forest Park West 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 11 Asphalt Roadway - 

Forest Park West 

(Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 12 Asphalt Roadway - Gate 

House (Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 12 Asphalt Roadway - Gate 

House (Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 12 Asphalt Roadway - Gate 

House (Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 13 Asphalt Roadway - Gull 

Station (Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 13 Asphalt Roadway - Gull 

Station (Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 13 Asphalt Roadway - Gull 

Station (Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 14 Asphalt Roadway - 

Meadow Houses - 

LWCCOA (Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 14 Asphalt Roadway - 

Meadow Houses - 

LWCCOA (Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 14 Asphalt Roadway - 

Meadow Houses - 

LWCCOA (Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 15 Asphalt Roadway - 

Meadow Lane (Singing 

Tree to Shining Mist) 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 15 Asphalt Roadway - 

Meadow Lane (Singing 

Tree to Shining Mist) 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 16 Asphalt Roadway - 

Meadow Lane (Walking 

Wood to Shinning Mist) 

LWCCOA (Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 16 Asphalt Roadway - 

Meadow Lane (Walking 

Wood to Shinning Mist) 

LWCCOA (Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 16 Asphalt Roadway - 

Meadow Lane (Walking 

Wood to Shinning Mist) 

LWCCOA (Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 17 Asphalt Roadway - 

Midden Reach-

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 17 Asphalt Roadway - 

Midden Reach-

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 18 Asphalt Roadway - 

Overlook (Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually
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Site 18 Asphalt Roadway - 

Overlook (Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 18 Asphalt Roadway - 

Overlook (Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 19 Asphalt Roadway - Rec 

Center Parking Lot 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 19 Asphalt Roadway - Rec 

Center Parking Lot 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 20 Asphalt Roadway - 

Singing Tree (entry to 

Meadow Lane) 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 20 Asphalt Roadway - 

Singing Tree (entry to 

Meadow Lane) 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 21 Asphalt Roadway - 

Singing Tree (Meadow 

Lanes to Walking Wood 

incl. Main Garbage and 

Recycling (Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 21 Asphalt Roadway - 

Singing Tree (Meadow 

Lanes to Walking Wood 

incl. Main Garbage and 

Recycling (Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 21 Asphalt Roadway - 

Singing Tree (Meadow 

Lanes to Walking Wood 

incl. Main Garbage and 

Recycling (Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 22 Asphalt Roadway - 

Spindrift (Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 22 Asphalt Roadway - 

Spindrift (Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 22 Asphalt Roadway - 

Spindrift (Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 23 Asphalt Roadway - The 

Pines Road - LWCCOA 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 23 Asphalt Roadway - The 

Pines Road - LWCCOA 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 23 Asphalt Roadway - The 

Pines Road - LWCCOA 

(Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 24 Asphalt Roadway - 

Tintinnabulary (Singing 

Tree to Walking Wood) 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 24 Asphalt Roadway - 

Tintinnabulary (Singing 

Tree to Walking Wood) 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 25 Asphalt Roadway - 

Walking Wood 

(Breaker's Scarp to 

Overlook) (Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually
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Site 25 Asphalt Roadway - 

Walking Wood 

(Breaker's Scarp to 

Overlook) (Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 26 Asphalt Roadway - 

Walking Wood (Cove 

Point to Edgewater) -

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 26 Asphalt Roadway - 

Walking Wood (Cove 

Point to Edgewater) -

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 27 Asphalt Roadway - 

Walking Wood 

(Edgewater to North 

Loop) (Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 27 Asphalt Roadway - 

Walking Wood 

(Edgewater to North 

Loop) (Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 27 Asphalt Roadway - 

Walking Wood 

(Edgewater to North 

Loop) (Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 28 Asphalt Roadway - 

Walking Wood (Singing 

Tree to Spindrift) 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 28 Asphalt Roadway - 

Walking Wood (Singing 

Tree to Spindrift) 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 28 Asphalt Roadway - 

Walking Wood (Singing 

Tree to Spindrift) 

(Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 29 Asphalt Roadway - 

Walking Wood (South 

End) (Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 29 Asphalt Roadway - 

Walking Wood (South 

End) (Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 30 Asphalt Roadway - 

Walking Wood (Spindrift 

to Cove Point) 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 30 Asphalt Roadway - 

Walking Wood (Spindrift 

to Cove Point) 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 30 Asphalt Roadway - 

Walking Wood (Spindrift 

to Cove Point) 

(Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 32 Asphalt Roadway - 

Garbage, Recycling, and 

Dumpster Area 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 32 Asphalt Roadway - 

Garbage, Recycling, and 

Dumpster Area 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 32 Asphalt Roadway - 

Garbage, Recycling, and 

Dumpster Area 

(Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 33 Asphalt Roadway - 

Shining Mist - IPCHA 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 33 Asphalt Roadway - 

Shining Mist - IPCHA 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually
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Site 33 Asphalt Roadway - 

Shining Mist - IPCHA 

(Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 34 Asphalt Roadway - 

Nesting Glade - IPCHA 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 34 Asphalt Roadway - 

Nesting Glade - IPCHA 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 35 Asphalt Roadway - 

Morning Walk - IPCHA 

(Placeholder)

M02 Maintenance Review all thermoplastic traffic and safety demarcation 

markings for legibility. Touch up paint as required.

Annually

Site 35 Asphalt Roadway - 

Morning Walk - IPCHA 

(Placeholder)

M03 Maintenance Review asphalt for signs of distress, such as cracking, 

heaving and sink holes. Repair as required.

Annually

Site 35 Asphalt Roadway - 

Morning Walk - IPCHA 

(Placeholder)

O01 Operational 

Events

Immediately remove automotive fluid spills from traffic 

wearing surface.

As Required

Site 36 Asphalt Walking and 

Bike Paths -  Ocean 

Path System 

(Placeholder)

M02 Maintenance Wash down areas of high traffic or sediment collection. 

Wash down areas near garbage enclosure.

Monthly

Site 36 Asphalt Walking and 

Bike Paths -  Ocean 

Path System 

(Placeholder)

M03 Maintenance Ensure that all catch basin grates and other horizontal 

covers remain secured and fastened at all times to avoid 

falling hazards.

Quarterly

Site 36 Asphalt Walking and 

Bike Paths -  Ocean 

Path System 

(Placeholder)

M04 Maintenance Check asphalt surfaces for pooling water and proper storm 

water runoff.

Quarterly

Site 36 Asphalt Walking and 

Bike Paths -  Ocean 

Path System 

(Placeholder)

M05 Maintenance Sweep all gravel/dirt accumulations at edges and low 

points to facilitate proper runoff. Frequency will depend on 

environmental conditions.

Semi-Annually

Site 36 Asphalt Walking and 

Bike Paths -  Ocean 

Path System 

(Placeholder)

M06 Maintenance Inspect asphalt surfaces for signs of distress, such as 

cracking, checking or settlement. Check for root heaving 

from trees in close proximity to asphalt paved surfaces. 

Check for any unlevel surfaces and transitions with 

adjoining walking surfaces that they don't create a trip 

hazard.

Annually

Site 36 Asphalt Walking and 

Bike Paths -  Ocean 

Path System 

(Placeholder)

M07 Maintenance Clear snow and ice as required during seasonal conditions. Annually

Site 36 Asphalt Walking and 

Bike Paths -  Ocean 

Path System 

(Placeholder)

M08 Maintenance Check all service penetrations, such as bollards and lamps 

standards, for stability and proper interface detailing.

Annually

Site 36 Asphalt Walking and 

Bike Paths -  Ocean 

Path System 

(Placeholder)

M09 Maintenance Check catch basins and trench drains for any blockage 

and proper storm water runoff.

Annually

Site 36 Asphalt Walking and 

Bike Paths -  Ocean 

Path System 

(Placeholder)

M10 Assessment Check all drainage or weeping pipes to ensure clear flow. Annually

Site 36 Asphalt Walking and 

Bike Paths -  Ocean 

Path System 

(Placeholder)

M11 Assessment Review frequency and scope of concrete walkway 

maintenance activities and make adjustments based on 

site conditions, service environment issues, and other 

experiences over the preceding year.

Annually

Site 37 Asphalt Walking and 

Bike Paths - Center Path 

System (Placeholder)

M02 Maintenance Wash down areas of high traffic or sediment collection. 

Wash down areas near garbage enclosure.

Monthly
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Site 37 Asphalt Walking and 

Bike Paths - Center Path 

System (Placeholder)

M03 Maintenance Ensure that all catch basin grates and other horizontal 

covers remain secured and fastened at all times to avoid 

falling hazards.

Quarterly

Site 37 Asphalt Walking and 

Bike Paths - Center Path 

System (Placeholder)

M04 Maintenance Check asphalt surfaces for pooling water and proper storm 

water runoff.

Quarterly

Site 37 Asphalt Walking and 

Bike Paths - Center Path 

System (Placeholder)

M05 Maintenance Sweep all gravel/dirt accumulations at edges and low 

points to facilitate proper runoff. Frequency will depend on 

environmental conditions.

Semi-Annually

Site 37 Asphalt Walking and 

Bike Paths - Center Path 

System (Placeholder)

M06 Maintenance Inspect asphalt surfaces for signs of distress, such as 

cracking, checking or settlement. Check for root heaving 

from trees in close proximity to asphalt paved surfaces. 

Check for any unlevel surfaces and transitions with 

adjoining walking surfaces that they don't create a trip 

hazard.

Annually

Site 37 Asphalt Walking and 

Bike Paths - Center Path 

System (Placeholder)

M07 Maintenance Clear snow and ice as required during seasonal conditions. Annually

Site 37 Asphalt Walking and 

Bike Paths - Center Path 

System (Placeholder)

M08 Maintenance Check all service penetrations, such as bollards and lamps 

standards, for stability and proper interface detailing.

Annually

Site 37 Asphalt Walking and 

Bike Paths - Center Path 

System (Placeholder)

M09 Maintenance Check catch basins and trench drains for any blockage 

and proper storm water runoff.

Annually

Site 37 Asphalt Walking and 

Bike Paths - Center Path 

System (Placeholder)

M10 Assessment Check all drainage or weeping pipes to ensure clear flow. Annually

Site 37 Asphalt Walking and 

Bike Paths - Center Path 

System (Placeholder)

M11 Assessment Review frequency and scope of concrete walkway 

maintenance activities and make adjustments based on 

site conditions, service environment issues, and other 

experiences over the preceding year.

Annually

Site 38 Asphalt Walking and 

Bike Paths  to Little 

Whale Cove 

(Placeholder)

M02 Maintenance Wash down areas of high traffic or sediment collection. 

Wash down areas near garbage enclosure.

Monthly

Site 38 Asphalt Walking and 

Bike Paths  to Little 

Whale Cove 

(Placeholder)

M03 Maintenance Ensure that all catch basin grates and other horizontal 

covers remain secured and fastened at all times to avoid 

falling hazards.

Quarterly

Site 38 Asphalt Walking and 

Bike Paths  to Little 

Whale Cove 

(Placeholder)

M04 Maintenance Check asphalt surfaces for pooling water and proper storm 

water runoff.

Quarterly

Site 38 Asphalt Walking and 

Bike Paths  to Little 

Whale Cove 

(Placeholder)

M05 Maintenance Sweep all gravel/dirt accumulations at edges and low 

points to facilitate proper runoff. Frequency will depend on 

environmental conditions.

Semi-Annually

Site 38 Asphalt Walking and 

Bike Paths  to Little 

Whale Cove 

(Placeholder)

M06 Maintenance Inspect asphalt surfaces for signs of distress, such as 

cracking, checking or settlement. Check for root heaving 

from trees in close proximity to asphalt paved surfaces. 

Check for any unlevel surfaces and transitions with 

adjoining walking surfaces that they don't create a trip 

hazard.

Annually
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Site 38 Asphalt Walking and 

Bike Paths  to Little 

Whale Cove 

(Placeholder)

M07 Maintenance Clear snow and ice as required during seasonal conditions. Annually

Site 38 Asphalt Walking and 

Bike Paths  to Little 

Whale Cove 

(Placeholder)

M08 Maintenance Check all service penetrations, such as bollards and lamps 

standards, for stability and proper interface detailing.

Annually

Site 38 Asphalt Walking and 

Bike Paths  to Little 

Whale Cove 

(Placeholder)

M09 Maintenance Check catch basins and trench drains for any blockage 

and proper storm water runoff.

Annually

Site 38 Asphalt Walking and 

Bike Paths  to Little 

Whale Cove 

(Placeholder)

M10 Assessment Check all drainage or weeping pipes to ensure clear flow. Annually

Site 40 Asphalt Paths - IPCHA 

(Placeholder)

M02 Maintenance Wash down areas of high traffic or sediment collection. 

Wash down areas near garbage enclosure.

Monthly

Site 40 Asphalt Paths - IPCHA 

(Placeholder)

M03 Maintenance Ensure that all catch basin grates and other horizontal 

covers remain secured and fastened at all times to avoid 

falling hazards.

Quarterly

Site 40 Asphalt Paths - IPCHA 

(Placeholder)

M04 Maintenance Check asphalt surfaces for pooling water and proper storm 

water runoff.

Quarterly

Site 40 Asphalt Paths - IPCHA 

(Placeholder)

M05 Maintenance Sweep all gravel/dirt accumulations at edges and low 

points to facilitate proper runoff. Frequency will depend on 

environmental conditions.

Semi-Annually

Site 40 Asphalt Paths - IPCHA 

(Placeholder)

M06 Maintenance Inspect asphalt surfaces for signs of distress, such as 

cracking, checking or settlement. Check for root heaving 

from trees in close proximity to asphalt paved surfaces. 

Check for any unlevel surfaces and transitions with 

adjoining walking surfaces that they don't create a trip 

hazard.

Annually

Site 40 Asphalt Paths - IPCHA 

(Placeholder)

M07 Maintenance Clear snow and ice as required during seasonal conditions. Annually

Site 40 Asphalt Paths - IPCHA 

(Placeholder)

M08 Maintenance Check all service penetrations, such as bollards and lamps 

standards, for stability and proper interface detailing.

Annually

Site 40 Asphalt Paths - IPCHA 

(Placeholder)

M09 Maintenance Check catch basins and trench drains for any blockage 

and proper storm water runoff.

Annually

Site 40 Asphalt Paths - IPCHA 

(Placeholder)

M10 Assessment Check all drainage or weeping pipes to ensure clear flow. Annually

Site 40 Asphalt Paths - IPCHA 

(Placeholder)

M11 Assessment Review frequency and scope of concrete walkway 

maintenance activities and make adjustments based on 

site conditions, service environment issues, and other 

experiences over the preceding year.

Annually
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AssetRef Asset Name ID Task Description Frequency Costs (FYD) Est. Cost
Date 

Completed
Completed By Comments

Encl 01 Maintenance Building M02 Maintenance Conduct walk around to inspect siding, roof, gutters doors 

and windows.  Provide repairs as required.  Carefully 

inspect horizontal trim strips for decay or damage.  

Arrange for repairs as required.

Annually

2026 Annual Plan
Maintenance Building Components and Tools
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RDH Reserve Study Update 

APPENDIX 3  
 
PROJECT PLANNING AND FIVE-YEAR  
TACTICAL PLAN (RESERVE EVENTS)  
 
LWC Reserve Road Plan 
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

ENCLOSURE

Encl 01 - Miscellaneous

J01 Basic Reserve Study Update. 2 $3,200 2027 $3,312 $3,312 $3,548

R01 Reserve study, site walk and meeting.
2 $4,500 2026 $4,500 $4,500 $4,821 $5,164

ELECTRICAL

Elec 01 - Gate Entry Control and System

R01 Allowance for maintenance or upgrade of gate system.
2 $2,500 2027 $2,588 $2,588 $2,772

R02 Repair or replacement of Gate Entry/Exit motor and control 

system as required. Note: 1 of 2 gates were repaired in 

2022.
5 $7,500 2029 $8,316 $8,316

R03 Replace/upgrade telephone entry control panels. Note this 

component includes computer control located in gatehouse, 

and with fob and keypad components that occur at the 

clubhouse.
13 $23,000 2032 $28,273

Elec 02 - Security Surveillance (CCTV)

J01 Service the work station and security surveillance system.  

Allowance for camera replacement. Note: 1 camera (of 5) 

was replaced in 2022 and added a VCR. 3 $1,000 2028 $1,072 $1,072

R01 Modernize components of the CCTV system.
5 $2,000 2028 $2,143 $2,143

Elec 03 - Trail Cameras

R01 Renew cameras. 3 $100 2029 $111 $111

AMENITIES

Amen 01 - Golf Cart

R01 Replace batteries in golf cart. 10 $1,100 2031 $1,307

Amen 02 - Work Truck (Ford)

R01 Replace Work Truck 10 $25,000 2036 $35,265

Amen 03 - Riding Mower

R01 Replace riding mower. 10 $5,000 2034 $6,585

Amen 04 - Utility Truck (Daihatsu Utility Truck)

R01 Replace Utility Truck 10 $11,000 2032 $13,522

Amen 05 - Public Signage - All Locations

J01 Painting renewal of signage. Performed in house.
5 $1,500 2026 $1,500 $1,500

R01 Replace damaged and outdated signage.
20 $5,000 2028 $5,357 $5,357

Amen 06 - Wood Furniture

R01 Repair or replace wood furniture.  Note:  Short 5 year cycle 

to allow for localized and ongoing repairs as required. 5 $4,000 2025 $4,000 $4,000 $4,591

Amen 07 - Mailbox Array - Main

J01 Allowance to re-stripe pavement markings.
10 $500 2030 $574 $574

J02 Rekey cylinder on master lock. 5 $500 2028 $536 $536

R01 Allowance for repair or replacement of concrete pad.
50 $5,000 2049 $11,031

R02 Allowance for replacement of mail enclosure roofing.
15 $3,600 2040 $5,828

R03 Allowance for repair or replacement of mailbox lighting.
10 $2,500 2026 $2,500 $2,500

R04 Replace mail bank. 35 $30,000 2034 $39,505

R05 Replace mailbox cover for 220 mailboxes.
25 $10,000 2050 $22,834

Amen 08 - Mailbox Enclosure Components - IPCHA 

J01 Rekey cylinder on master lock. 10 $500 2027 $518 $518

R01 Allowance for replacement of mail enclosure roofing
15 $1,200 2035 $1,636

R02 Allowance for repair or replacement of concrete pad.
20 $3,000 2032 $3,688

R03 Rebuild mail enclosure structure 20 $10,000 2040 $16,187

R04 Replace mail bank. 15 $5,400 2032 $6,638

SITEWORK

5-Year Tactical Plan
Site and Infrastructure; Rolling Inventory
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

5-Year Tactical Plan
Site and Infrastructure; Rolling Inventory

Site 01 - Safety Railings - Ocean Path

J01 Inspect all railings - Attachments and finishes.  Allowance to 

make repairs as required due to surf damage or decay. 2 $8,000 2026 $8,000 $8,000 $8,570 $9,181

R01 Replace safety railings. 15 $25,000 2030 $28,689 $28,689

Site 02 - Whale Watching Platform & Walkway

J01 Allowance for localized repair to wood bridge including 

repair to broken or decayed wood elements, and 

replacement of rolled out traffic surfacing 3 $2,500 2029 $2,772 $2,772

R01 Allowance for repairs to wood railings.
3 $3,000 2026 $3,000 $3,000 $3,327

R02 Replacement/Repair to concrete floor and wood railings.
20 $28,000 2038 $42,310

Site 03 - Chainlink Fencing

J01 Periodic repairs from storm damage.
3 $1,000 2026 $1,000 $1,000 $1,109

R01 Replace chain link fencing. 30 $15,040 2032 $18,489

Site 04 - Little Whale Cove Gazebo

R01 Allowance for localized repair of deteriorated timber and 

roofing.
3 $4,000 2033 $5,090

R02 Replace components of gazebo structures.
40 $10,000 2040 $16,187

Site 05 - Fido House

R01 Replace Fido House 10 $1,225 2027 $1,268 $1,268

Site 06 - Wood Board Walks, Elevated Walkways and Bridges - Cedar Path System

J01 Engineering evaluation at creek bridge, and local repairs.
0 $4,000 2028 $4,285 $4,285

J02 Allowance for replacement boards. 3 $2,000 2026 $2,000 $2,000 $2,218

R01 Allowance for localized repair to wood bridge and walkway 

including repair to broken or decayed wood elements, and 

replacement of rolled out traffic surfacing 3 $15,000 2028 $16,069 $16,069

R02 Replace wood walkways and bridges.
25 $47,070 2030 $54,014 $54,014

Site 07 - Gravel path between Walking Wood and Tintinnabulary

J01 Gravel path maintenance allowance.
6 $2,500 2027 $2,588 $2,588

Site 08 - Wood Bridge - IPCHA 

J01 Allowance for drainage management at wetland drainage 

path under bridge - clear silt and debris.  Relocate drainage 

lines as required. 5 $3,500 2026 $3,500 $3,500

R01 Allowance for localized repair to wood bridge including 

repair to broken or decayed wood elements, and 

replacement of rolled out traffic surfacing 5 $3,000 2028 $3,214 $3,214

R02 Replace wood bridge. 25 $15,000 2033 $19,085

Site 09 - Cinder Cone Lookout

R01 Allowance for localized repair of timber frame elements and 

roof. Replace roof 2020 update notes: No dry rot on main 

structure, although some on connection pieces for cross 

braces for foundation and a little on railings around 

platform. Cedar shake roof shows signs of decay and some 

shakes have blown off.

5 $23,000 2050 $52,517

R02 Replace look out stair tread material - no cost - volunteer 

effort. 5 $0 2028 $0 $0

R03 Replace components of look out structure.
35 $12,000 2032 $14,752

Site 10 - Real Estate Kiosk

R01 Replace real estate kiosk as required.
15 $4,500 2028 $4,821 $4,821

Site 11 - Tennis Court - Outdoor

R01 Tennis court repairs - Allowance for localized repairs to 

surface. Note: Some work has been done in house as of 

2023.
5 $8,000 2031 $9,502

R02 Repair/Re-surface tennis court 10 $45,000 2026 $45,000 $45,000
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

5-Year Tactical Plan
Site and Infrastructure; Rolling Inventory

R03 Replace/repair tennis nets 5 $800 2026 $800 $800

R04 Paint tennis court fence. Note cost included material only - 

volunteer labor per Assn notes. *Note: In 2026 To replace 

entry gate (Other fencing ok) 10 $3,500 2026 $3,500 $3,500

Site 13 - Drainage Culverts

R01 Allowance for addition or augmentation for culverts and site 

drainage. 4 $6,000 2026 $6,000 $6,000 $6,886

R02 Repairs or maintenance of culverts - clear blocking, repair 

sections.
2 $5,000 2026 $5,000 $5,000 $5,357 $5,738

R03 Replace underground drainage system.
50 $25,000 2049 $55,153

Site 14 - Culvert Drainage - IPCHA 

R01 Repair or maintenance of culverts - clear blockage, remove 

excess soil.  Repairs sections of damaged culvert piping. 3 $3,000 2026 $3,000 $3,000 $3,327

R02 Re-work underground drainage system.
45 $30,000 2053 $75,948

Site 15 - Trash Enclosure and Components - IPCHA 

J01 Allowance to repair ponding drainage at concrete slab. 
10 $2,000 2033 $2,545

R01 Restain wood fencing. 6 $1,200 2027 $1,242 $1,242

R02 Replace trash enclosure gate 15 $8,000 2036 $11,285

R03 Allowance to repair or replace concrete trash pad
30 $10,000 2038 $15,111

R04 Replace wood fencing. 20 $4,800 2028 $5,142 $5,142

Site 16 - Main Trash and Recycling Pens - Singing Tree

J01 Provide repairs to trash enclosure and paint trash 

enclosure:  wood fence and concrete masonry block walls. 6 $4,000 2026 $4,000 $4,000

J02 Allowance for maintenance/repair as necessary of gate.
5 $3,500 2026 $3,500 $3,500

R02 Allowance for wood fence repairs or board replacement, 

and for concrete block repairs.  2019 update:  Fence is in 

good condition move event to future. 10 $3,500 2029 $3,881 $3,881

R03 Replace Trash enclosure 60 $10,000 2039 $15,640

Site 17 - Dumpster Enclosure - Meadow Houses

R01 Replace Trash enclosure 15 $8,000 2032 $9,835

R02 Allowance for repair and restaining of the trash / dumpster 

enclosure.
5 $1,500 2028 $1,607 $1,607

Backlog 2026 2027 2028 2029 2030

ENCLOSURE Totals $0 $4,500 $3,312 $4,821 $3,548 $5,164

ELECTRICAL Totals $0 $0 $2,588 $3,214 $11,199 $0

AMENITIES Totals $4,000 $4,000 $518 $5,892 $0 $5,164

SITEWORK Totals $0 $88,300 $5,098 $49,063 $16,631 $104,505

Totals $4,000 $96,800 $11,515 $62,989 $31,377 $114,833
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

5-Year Tactical Plan
Site and Infrastructure; Rolling Inventory
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

STRUCTURAL

Struct 01 - Exit Stairs

R01 Allowance for maintenance and repair of emergency 

egress.
5 $3,000 2027 $3,105 $3,105

Struct 02 - Clubhouse Structure

R01 Allowance for rehabilitation / renovation of clubhouse 

including code upgrades to stair and/or other elements. 

[Last used 2025]
10 $10,000 2030 $11,476 $11,476

R02 Allowance for structure upgrades or repairs as required.
10 $30,000 2030 $34,426 $34,426

R03 Allowance for major structural repairs or upgrades as 

required by use and aging. 40 $50,000 2050 $114,167

ENCLOSURE

Encl 01 - Exterior Paint & Caulking - Rec Center, Clubhouse, Pool, Indoor Tennis Court

R01 Paint and seal the property. 10 $49,350 2029 $54,716 $54,716

Encl 02 - Deck (Newer Section)

J01 Inspect deck for signs of aging or failure.  Look for 

excessive wear, cracking or splitting of boards, corrosion of 

fasteners, or loose boards or connections.  Provide 

localized repairs as necessary. Refresh stain as required by 

inspection.

3 $1,000 2027 $1,035 $1,035 $1,148

R01 Replace boards and rebuild supports as necessary.
20 $7,000 2028 $7,499 $7,499

Encl 03 - Wood Decking - Clubhouse

R01 Inspect deck for signs of aging or failure.  Look for 

excessive wear, cracking or splitting of boards, corrosion of 

fasteners, or loose boards or connections.  Provide 

localized repairs as necessary. Repaint deck
3 $500 2026 $500 $500

R02 Replace Decking. 30 $12,720 2029 $14,103 $14,103

Encl 04 - Asphalt Shingle Roof  - Rec Center and Clubhouse

J01 Undertake moss control treatment. 3 $2,000 2027 $2,070 $2,070 $2,296

R01 Replace gutter's and downspouts 25 $5,000 2027 $5,175 $5,175

R02 Replace asphalt shingle roofs as indicated by yearly 

inspections or condition assessment. 25 $340,943 2030 $391,240 $391,240

Encl 05 - Exterior Siding - Clubhouse and Rec Center

R01 Repair/Partial-Replacement of Siding Allowance.
25 $30,000 2030 $34,426 $34,426

R02 Replace lap siding. Note: time frame for replacement to be 

confirmed based on building enclosure condition 

assessment. Coordinate siding replacement with vinyl 

window replacement when possible.
45 $129,000 2050 $294,550

Encl 06 - Clubhouse NE Structure w/ Canopy

R01 Allowance for replacement/renewal of clubhouse rear entry 

structural elements. 25 $8,000 2048 $17,053

Encl 07 - Doors - Clubhouse

J01 Repaint door and frame. 8 $2,000 2028 $2,143 $2,143

J02 Check interior and exterior caulking for signs of distress 

including cracking, debonding or failure. Repair sealant as 

required.
2 $500 2026 $500 $500 $536 $574

R01 Replace aging or failing doors as required. Allowance
35 $7,000 2034 $9,218

Encl 08 - Windows - Clubhouse

R01 Localized window replacement. 5 $1,500 2028 $1,607 $1,607

R02 Replace windows. 35 $35,000 2034 $46,089

ELECTRICAL

Elec 01 - Emergency Lighting System

R01 Replace exit signs and emergency lighting system. Add 

always-on light for back emergency stairs. 20 $4,500 2027 $4,658 $4,658

5-Year Tactical Plan
Clubhouse
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

5-Year Tactical Plan
Clubhouse

Elec 02 - Electrical Distribution - Clubhouse

R02 Replace electrical switchboards and panelboards.
45 $50,000 2041 $83,768

Elec 03 - Interior Light Fixtures - Clubhouse

R01 Replace interior light fixtures. 20 $5,200 2039 $8,133

Elec 04 - Audio-Visual Equipment

R01 Allowance to replace or upgrade audio-visual equipment.
12 $3,000 2032 $3,688

Elec 05 - Sound System

R01 Replace sound system. 12 $2,500 2032 $3,074

Elec 06 - Electronically Controlled Keyed Access Doors

R01 Replace broken or failing keyed access points
13 $4,000 2031 $4,751

Elec 07 - Proximity Access Control - Club House

R01 Modernize components of the door access control system.
16 $4,500 2035 $6,134

Elec 08 - Security Camera and Recording Device

R01 Allowance for replacement of modernization of security 

recording devices 5 $2,550 2029 $2,828 $2,828

R02 Modernize components of the CCTV system.
8 $3,500 2028 $3,750 $3,750

Elec 09 - Televisions

R01 Replace as needed:

65" flat screen television. - Main Room.

50" flat screen television. - Library.

45" flat screen television. Hallway.
8 $2,800 2032 $3,442

Elec 10 - Exterior Lighting

R01 Replace exterior light fixtures. 20 $3,000 2044 $5,573

MECHANICAL

Mech 01 - Domestic Water Heaters & Storage - Clubhouse

R01 Replace water heaters and controllers.
15 $2,500 2026 $2,500 $2,500

Mech 02 - Plumbing Distribution - Clubhouse

J01 Assess the condition and performance of plumbing 

distribution testing.  Conduct pipe sample testing to assess 

condition of plumbing distribution system. Review service 

conditions, performance and projected service life for 

assembly. Make adjustments to maintenance plan to reflect 

current conditions and projections for replacement.
0 $4,500 2028 $4,821 $4,821

R01 Replace components of plumbing distribution system 

(recirculation lines, domestic water risers) as indicated by 

testing.
40 $25,000 2036 $35,265

Mech 03 - Sanitary - Clubhouse

J01 Insert video cameras into main lines to conduct pipe 

inspection. Auger or pressure wash lateral drain lines to the 

mains as required to remove blockage and maintain 

performance. 
5 $5,000 2027 $5,175 $5,175

R01 Allowance for maintenance and repair to sanitary and storm 

drain lines. 50 $25,000 2046 $49,745

Mech 04 - Heater - Indoor Tennis Court

R01 Allowance for repair and / or maintenance of indoor tennis 

court heaters. 2 $2,000 2026 $2,000 $2,000 $2,143 $2,296

R02 Allowance for repair and / or maintenance of indoor tennis 

court heaters.  Heater #1 - complete in 2019 15 $15,000 2036 $21,159

R03 Allowance for replacement of unit heater.  Heater #2 - not 

replaced
15 $15,000 2030 $17,213 $17,213

Mech 05 - Fans
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

5-Year Tactical Plan
Clubhouse

J01 Rebuild or replace failing components (motors, bearings, 

belts, etc) as required.  Allowance is provided on a five year 

cycle for localized repair and replacement as required by 

use.
5 $1,500 2028 $1,607 $1,607

R01 Allowance to repair or replace exhaust fans. Note:  Repairs 

completed in 2019 12 $3,000 2031 $3,564

Mech 06 - Tennis Court Exhaust Fan and Power Louver

J01 Allowance for repair of exhaust fans and power louvers 

plus two floor vents. 5 $5,000 2026 $5,000 $5,000

R01 Replace exhaust dampers / power louvers.  Note:  last done 

- 2018
15 $4,000 2035 $5,452

R02 Allowance to repair or replace exhaust fans. Note:  

Replacement completed in 2018 25 $15,000 2043 $26,921

Mech 07 - Furnace - Clubhouse

R01 Replace gas furnace with energy efficient furnace.  Note 

Service Life extended to reflect limited use. 30 $8,000 2049 $17,649

Mech 08 - Exhaust Fans/Ventilation - Fitness Room

R01 Allowance to repair or replace exhaust fans. 
12 $1,500 2032 $1,844

FIRE SAFETY

Fire 01 - Wet Pipe Sprinklers & Distribution

J01 Sprinkler Piping - Conduct flow test on piping, both 

exposed and underground. Test Pressure control and 

reducing valves. Conduct hydrostatic testing. 5 $1,000 2028 $1,072 $1,072

J02 Sprinkler Heads - Test extra high temperature on sprinkler 

heads.
5 $1,000 2028 $1,072 $1,072

J03 Service test and flow test hoses connected to sprinkler 

system. Ensure water discharge from hose. Ensure water 

flow alarm operates. 3 $500 2026 $500 $500 $555

R01 Test, calibrate and if necessary replace gauges (accurate 

to 3% of full scale). System inspected in 2019 5 $1,000 2028 $1,072 $1,072

R02 Replace aging or failing valves and components. Replace 

backflow device. Indicated by testing. 5 $3,500 2028 $3,750 $3,750

R03 Retrofit the fire sprinkler equipment.
40 $7,000 2038 $10,578

INTERIOR FINISHES

Finish 01 - Carpet Flooring - Clubhouse - Library

R01 Replace carpet flooring. Replace wall base material.
15 $3,500 2034 $4,609

Finish 02 - Vinyl Flooring - Clubhouse - Entry and Main Rooms

R01 Replace flooring. Replace wall base material.
15 $15,000 2034 $19,753

Finish 03 - LVT Resilient Flooring - Restrooms

R01 Replace tile flooring in restrooms and common areas as 

part of restroom renovation 15 $20,000 2036 $28,212

Finish 04 - Painted Finishes and Flooring - Fitness Room & Upper Level 

R01 Repaint interior walls and ceilings. Replace flooring.
10 $12,825 2035 $17,480

Finish 05 - Painted Finishes - Clubhouse

R01 Repaint interior walls and ceilings. 12 $24,675 2031 $29,307

Finish 06 - Window Coverings

R01 Replace window shades, blinds and curtains.
15 $2,500 2034 $3,293

Finish 07 - Interior Doors & Locks

R01 Replace damaged or scuffed interior doors at high traffic 

locations as required. Barn Doors replaced 2020 15 $5,000 2035 $6,815
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

5-Year Tactical Plan
Clubhouse

AMENITIES

Amen 01 - Fitness Equipment Room

R01 Allowance for repair to existing equipment, replacement of 

single large equipment units and/or free weights that wear 

or age more quickly. 4 $4,000 2027 $4,140 $4,140

R02 Replacement of equipment all at one time is not 

contemplated.  An allowance every four years is provided 

for ongoing upgrade and replacement - See renewal 

component event.
20 $0 2043 $0

Amen 02 - Indoor Tennis Court and Components

R01 Replace bumper pad rubber around metal framing.
10 $3,500 2032 $4,303

R02 Replace tennis ball machine 8 $0 2030 $0 $0

R03 Clean tennis court curtains 10 $5,300 2026 $5,300 $5,300

R05 Replace tennis court lighting 15 $21,000 2028 $22,496 $22,496

R06 Repair and re-surface tennis court 10 $30,000 2029 $33,262 $33,262

R07 Replace tennis nets 5 $800 2031 $951

Amen 03 - Fitness Room Fixtures and Finishes

R01 Replace various fixtures and finishes.
15 $4,750 2040 $7,689

Amen 04 - Restroom Fixtures and Finishes

R01 Restroom remodel:  toilet stalls, showers, sinks and counter 

tops, fixtures, plumbing and finishes.  See also tile flooring 

and lockers components. 15 $50,000 2036 $70,530

Amen 05 - ADA Restroom Facilities

R01 Refurbish ADA restroom. 20 $5,000 2043 $8,974

Amen 06 - AED / Defibrillator

R01 Replace Defibrillator 1. 7 $3,200 2028 $3,428 $3,428

R02 Replace Defibrillator 2. 7 $3,200 2031 $3,801

Amen 07 - Electronic Piano

R01 Replace electronic piano / organ 20 $5,000 2027 $5,175 $5,175

Amen 08 - Clubhouse Appliances, Cabinets, and Counter Tops

R01 Replace counter tops and cabinets. Cost based on 2019 

renovation. 20 $8,500 2039 $13,294

R02 Replace kitchen appliances (dishwasher, refrigerator, 

freezer, microwave).  Note - appliances experience light or 

limited use. Service life adjusted to reflect light usage. Cost 

based on 2019 renovation.
20 $3,500 2039 $5,474

Amen 09 - Furnishings & Accessories

R01 Allowance for small component repair or replacement 

between major renovation events. 2025 Plan. Main speaker 

replacement and camera pictures. 5 $2,500 2026 $2,500 $2,500

R02 Refurbish furnishings, artwork, and accessories to 

modernize interior common spaces. Cost based on 2019 

renovation event.
15 $16,500 2034 $21,728

Amen 10 - Storage Lockers - Restroom

R01 Replacement of storage lockers with double tier non-

rustable lockers 30 $7,000 2051 $16,543

Backlog 2026 2027 2028 2029 2030

STRUCTURAL Totals $0 $0 $3,105 $0 $0 $45,901

ENCLOSURE Totals $0 $1,000 $8,280 $11,784 $68,819 $429,682

ELECTRICAL Totals $0 $0 $4,658 $3,750 $2,828 $0

MECHANICAL Totals $0 $9,500 $5,175 $8,570 $0 $19,508

FIRE SAFETY Totals $0 $500 $0 $6,963 $555 $0

INTERIOR FINISHES Totals $0 $0 $0 $0 $0 $0

AMENITIES Totals $0 $7,800 $9,315 $25,924 $33,262 $0

Totals $0 $18,800 $30,533 $56,990 $105,462 $495,091
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

ENCLOSURE

Encl 01 - Exterior Paint & Caulking - Gatehouse

R01 Paint and seal the property. 8 $4,263 2030 $4,892 $4,892

Encl 02 - Exterior Decks

J01 Inspect deck for signs of aging or failure.  Look for 

excessive wear, cracking or splitting of boards, corrosion of 

fasteners, or loose boards or connections.  Provide 

localized repairs as necessary.
3 $1,400 2030 $1,607 $1,607

R01 Replace deck boards and rebuild supports as necessary.
15 $3,600 2028 $3,857 $3,857

Encl 03 - Asphalt Shingle Roof - Gatehouse

R01 Replace gutter's and downspouts 25 $1,890 2028 $2,025 $2,025

R02 Replace asphalt shingle roofs as indicated by yearly 

inspections or condition assessment. 25 $6,700 2028 $7,178 $7,178

Encl 04 - Siding - Gatehouse

R01 Repair/Partial-Replacement of Siding Allowance.
10 $2,500 2029 $2,772 $2,772

R02 Replace siding. 35 $40,600 2038 $61,350

Encl 05 - Doors and Windows - Gatehouse

R01 Replace aging or failing windows and doors as required. 

Allowance
25 $3,000 2036 $4,232

ELECTRICAL

Elec 01 - Electrical Distribution - Gatehouse

R01 Allowance to repair or replace component of electrical 

distribution. 25 $1,500 2026 $1,500 $1,500

R02 Replace electrical wiring as required at key locations and 

panelboard. 40 $10,000 2043 $17,947

Elec 02 - Interior Light Fixtures - Gatehouse

R01 Replace interior light fixtures. 20 $2,000 2026 $2,000 $2,000

Elec 03 - Security Camera and Recording Device

R01 Allowance for replacement of modernization of security 

recording devices. Recording device is tied to the 

clubhouse system. 5 $2,500 2029 $2,772 $2,772

R02 Modernize components of the CCTV system.
8 $0 2027 $0 $0

MECHANICAL

Mech 01 - Domestic Water Heaters & Storage - Gatehouse

R01 Inspect water heater and replace as appropriate.
20 $2,100 2026 $2,100 $2,100

Mech 02 - Sanitary - Gatehouse

J01 Allowance for replacement of plumbing fixtures.
15 $2,500 2030 $2,869 $2,869

J02 Allowance for snaking or repair to sanitary lines.
5 $1,500 2026 $1,500 $1,500

R01 Allowance for maintenance and repair to sanitary and storm 

drain lines.  Note - building receives light usage. 60 $10,000 2036 $14,106

Mech 03 - Furnace - Gatehouse

R01 Replace electric furnace with energy efficient furnace.
20 $6,000 2028 $6,428 $6,428

INTERIOR FINISHES

Finish 01 - Hardwood Flooring - Gatehouse

R01 Remove and replace hardwood flooring.
20 $15,000 2032 $18,439

Finish 02 - Painted Finishes - Gatehouse

R01 Repaint interior walls and ceilings 10 $1,500 2034 $1,976

AMENITIES

Amen 01 - Gatehouse Appliances

R01 Replace unit appliances - Kitchen. 20 $3,500 2030 $4,017 $4,017

5-Year Tactical Plan
Gatehouse
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

5-Year Tactical Plan
Gatehouse

Amen 02 - Office Equipment and Furniture

R01 Replace miscellaneous electronic equipment. *Note: New 

copy machine purchased in 2022. 2 $2,500 2027 $2,588 $2,588 $2,772

Backlog 2026 2027 2028 2029 2030

ENCLOSURE Totals $0 $0 $0 $13,059 $2,772 $6,499

ELECTRICAL Totals $0 $3,500 $0 $0 $2,772 $0

MECHANICAL Totals $0 $3,600 $0 $6,428 $0 $2,869

INTERIOR FINISHES Totals $0 $0 $0 $0 $0 $0

AMENITIES Totals $0 $0 $2,588 $0 $2,772 $4,017

Totals $0 $7,100 $2,588 $19,486 $8,316 $13,384
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030

ENCLOSURE

Encl 01 - Asphalt Shingle Roof - Pool

R01 Replace asphalt shingle roofs as indicated by yearly 

inspections or condition assessment. 20 $29,340 2030 $33,669 $33,669

Encl 02 - Windows

R01 Replace windows. 30 $25,000 2029 $27,718 $27,718

ELECTRICAL

Elec 01 - Interior Light Fixtures - Clubhouse Pool

R01 Replace interior light fixtures.  25 $4,500 2031 $5,345

Elec 02 - Pool Electrical System - Clubhouse Pool

R01 Inspect, repair and upgrade system.
20 $15,000 2039 $23,460

MECHANICAL

Mech 01 - Pool Area Furnace

R01 Replace pool furnace 8 $6,500 2034 $8,560

Mech 02 - Pool Area Fan

R01 Replace pool area fans. 10 $3,000 2031 $3,564

INTERIOR FINISHES

Finish 01 - Pool - Interior Finishes

R01 Allowance to repaint interior walls, trim and ceilings
8 $8,000 2028 $8,570 $8,570

R02 Replace interior windows. 20 $12,000 2039 $18,768

AMENITIES

Amen 01 - Pool Benches

R01 Replace benches 15 $800 2034 $1,054

POOL

Pool 01 - Pool and Spa Finish

R01 Refinish pool and spa tank to address any cracks or repairs. 

Major work completed in 2019.  Increased cost for next 

event to account for inflation - assuming typical 

resurfacing.
10 $40,000 2029 $44,349 $44,349

Pool 02 - Pool Self-levelers

R01 Replace tank levelers when next renovation event occurs.
35 $25,000 2054 $65,505

Pool 03 - Spa Self-levelers

R01 Replace tank levelers when next renovation event occurs.
35 $10,000 2054 $26,202

Pool 04 - Pool Pump

R01 Replace pool water circulation pumps.
6 $3,520 2027 $3,644 $3,644

Pool 05 - Spa Pump

R01 Replace pool water circulation pumps.
10 $3,500 2029 $3,881 $3,881

Pool 06 - Spa Jet Pump

R01 Replace spa jet pump. 10 $1,750 2029 $1,941 $1,941

Pool 07 - Pool and Spa Equipment

R01 Major equipment maintenance. 3 $3,000 2028 $3,214 $3,214

Pool 08 - Pool Filter

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. 15 $5,500 2034 $7,243

Pool 09 - Pool Vacuum Release System

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. 12 $2,500 2031 $2,970

Pool 10 - Spa Filter

5-Year Tactical Plan
Pool
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5-Year Tactical Plan
Pool

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. 10 $1,500 2029 $1,664 $1,664

Pool 11 - Spa Vacuum Release System

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. Note system inspected in 2019. 

Not replaced as part of renovation. 10 $2,500 2026 $2,500 $2,500

Pool 12 - Pool Auto Chemical Release System

J01 Allowance for miscellaneous repairs to the pool chlorine 

and filter system. 3 $800 2026 $800 $800 $887

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. 15 $3,500 2034 $4,609

Pool 13 - Spa Auto Chemical Release System

J01 Allowance for miscellaneous repairs to the pool chlorine 

and filter system. 3 $800 2026 $800 $800 $887

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. 15 $2,500 2034 $3,293

Pool 14 - Pool Heater

R01 Replace pool heater. 10 $7,000 2030 $8,033 $8,033

Pool 15 - Spa Heater

R01 Replace heating boilers. 15 $3,500 2034 $4,609

Backlog 2026 2027 2028 2029 2030

ENCLOSURE Totals $0 $0 $0 $0 $27,718 $33,669

ELECTRICAL Totals $0 $0 $0 $0 $0 $0

MECHANICAL Totals $0 $0 $0 $0 $0 $0

INTERIOR FINISHES Totals $0 $0 $0 $8,570 $0 $0

AMENITIES Totals $0 $0 $0 $0 $0 $0

POOL Totals $0 $4,100 $3,644 $3,214 $53,607 $8,033

Totals $0 $4,100 $3,644 $11,784 $81,325 $41,701
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SITEWORK

Site 01 - Asphalt Paving - General

J01 Localized pavement repairs and restriping. Including speed 

bumps. Stripe all intersections, parking lot, mailbox, ocean 

path.
3 $5,500 2025 $5,665 $5,665 $5,892

J02 Allowance for engineering consultant to review sections of 

the site for maintenance and repair needs as required. 5 $4,700 2029 $5,211 $5,211

Site 02 - Asphalt Paving - Roadway and Paths - Overlay Allowance - Heavy Traffic Areas 

R01 Locally overlay repave or repair sections of asphalt paving 

at heavy traffic locations as required.  2 $92,000 2026 $92,000 $92,000 $98,553 $105,573

Site 04 - Seal Coat / Crack Seal Asphalt Paving and Paths

R01 Allowance for ongoing seal coat and crack pavement 

repairs as required at high traffic locations. 2 $46,000 2027 $47,610 $47,610 $51,002

Site 41 - Walking and Bike Paths - General Drainage

R01 Allowance for ongoing drainage corrections including 

placement / cleaning of drainage or weep tubes. 5 $5,000 2029 $5,544 $5,544

Backlog 2026 2027 2028 2029 2030

SITEWORK Totals $5,665 $92,000 $47,610 $104,445 $61,756 $105,573

Totals $5,665 $92,000 $47,610 $104,445 $61,756 $105,573

5-Year Tactical Plan
Asphalt Paving - Roadways and Paths
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ENCLOSURE

Encl 01 - Maintenance Building

R01 Replace maintenance building roof.
20 $2,100 2049 $4,633

R02 Repaint Maintenance Building 7 $1,500 2030 $1,722 $1,722

R03 Allowance for repairs or replacements for Maintenance 

building components. 5 $2,000 2035 $2,726

R04 Maintenance replacement needs - siding, roofing, windows, 

paint, lights, etc. 50 $25,000 2030 $28,689 $28,689

AMENITIES

Amen 01 - Workshop Tools & Equipment

R01 Allowance for ongoing repair or replacement of tools and 

equipment. Note this event is set as a short, reoccurring 

event to allow for ongoing replacement as needed.Stihl 

Equipment Added in 2019:  Chain Saw, MS 261 C-M, Stihl 

Leaf Blower BGA 56, Stihl Back Pack Blower BR 600, Echo 

Battery Leaf Vacuum ES-600 ( for use on the indoor  tennis 

courts)

2 $2,500 2027 $2,588 $2,588 $2,772

Backlog 2026 2027 2028 2029 2030

ENCLOSURE Totals $0 $0 $0 $0 $0 $30,410

AMENITIES Totals $0 $0 $2,588 $0 $2,772 $0

Totals $0 $0 $2,588 $0 $2,772 $30,410

5-Year Tactical Plan
Maintenance Building Components and Tools

Page 106 of 134



2026 LWC Reserve Road Plan 

Plan assumptions:

1. Road and path surface issues are found throughout LWC. Tree roots, especially, present 

issues where they cause asphalt surface breaks and pavement failures. Trees are frequently 
found next to roadways and paths. It is the responsibility of the LWC BOD, Staff, and other 
committees to determine the need for specific tree removal. The latter often requires 
complete removal of trunk and root structures before successful repaving.


2. This Reserve Committee plan assumes that existing trees will remain in place and specifies 
maintenance work that attempts to mitigate damage as much as practical.


1. Asphalt path and road fissures caused by tree roots pushing up pavement will be 
reduced by removing high spots and tapering pavement on both sides.


2. No attempt will be made to remove major tree roots, which could damage healthy 
trees.


3. Emphasis will be placed on removing significant tripping hazards on paths and 
drivability issues on roadways. Lesser surface issues will be annually monitored until 
such time that they present a preventative maintenance issue that should be 
included in that year’s maintenance activities.


3. Safety is the primary weighing factor in determining each year’s maintenance activities. 
Prudent preventive maintenance is also highly weighted in the decision process. Planned 
budget amounts are considered, but should not result in compromises to safety and prudent 
preventative maintenance.


4. Asphalt roads and paths will be inspected annually. The LWC Reserve Plan will be updated 
as appropriate to schedule near-term maintenance activities, and to reflect future 
maintenance costs. The LWC BOD and Staff are responsible for the execution of the 
Reserve Plan maintenance activities.


5. Seal coat/crack seal activities alternate annually with paving operations and are therefore 
planned every other year. As with paving operations, the need for seal coat/crack seal is 
determined by annual inspection. Seal coat is designed to mitigate weathering and will not 
be applied solely as a cosmetic activity.


6. Pavement pricing assumes $1.75 sq/ft asphalt cited in the 2025 LWC Reserve Study. Prices 
may vary after 2026 contractor estimates.


Asphalt paving projects recommended for 2026:

1. South Ocean Path from final turn away from the ocean to Overlook access


• 190 x 6-8 ft wide (~1500 sq ft), selective dig out and patch, and overlay

2. North Cove Point path to pumping station


• 100 x 9 ft wide (900 sq ft) at the upper 1/3 of the pathway near two slumping areas

• Create drainage canal on the south side of the roadway patch to prevent cross-path 

drainage

3. Walking Wood South near the house driveway at 1430 Forest Park


• 15 x 10 ft (150 sq ft) dig out and patch

4. Cormorant entrance


• 45 x 45ft (~2050 sq ft) dig out and patch

5. Tintinnabulary


• Two dig out and patches

•26 x6 ft  

•45 x 9 ft




• ~600 sq ft

6. Meadow Lane


• 150 x 20 (3000 sq ft) overlay

7. Meadow Lane Garbage area turn around


• 12 x 4 ft (~50 sq ft) overlay with turn taper

8. LWC Exit Gate Road


• 30 x 15 ft (450 sq ft)

9. Path Meadow Lane northward


• Three patch/ taper areas. Fill in low areas, crown and taper pathway to improve 
drainage


• 35 x 7 ft 

• 10 x 4 ft

• 45 x 6 ft

• ~600 sq ft


10. Path Meadow Lane south to Rec Center

• 300 x 6 ft (1800 sq ft)

• Fill in low areas, crown and taper pathway to improve drainage


11. Path East of Spindrift path crossing Walking Wood and connecting with Rec Center trail

• 200 x 6 ft (1200 sq ft)

• Fill in low areas, crown and taper pathway to improve drainage


Total road/path 2026 asphalt work: ~13k sq ft asphalt:


Near Term Future Asphalt Work (next 2 to 4 years)

1. Mid Ocean Path, south of whale watch - 2026 soft patch applied by LWC Staff to ocean 

side to offset weather erosion

2. North Ocean path, from Whale Watch area (after drainage issues are resolved)

3. Path to Cinder Cone Gazebo nearest to Walking Wood entrance

4. Breakers Scarf Hill area

5. Selective patching on Edgewater crack areas

6. Selective patching on Shinning Mist crack areas


Higher Priority Seal Coat/ Crack Seal Projects for 2026/28

1. Singing Tree, from Meadow Lane to Walking Wood

2. The Pines

3. Meadow Lane, north end

4. Nesting Glade

5. Morning Walk

6. Spindrift, east end

7. Breakers Scarf (after asphalt patch completion)



RDH Reserve Study Update 

APPENDIX 4  

 

THIRTY-YEAR STRATEGIC PLAN  

(RESERVE EVENTS)  
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

ENCLOSURE

Encl 01 - Miscellaneous

J01 Basic Reserve Study Update. 2 $3,200 2027 $3,312 $3,312 $3,548 $3,801 $4,072 $4,362 $4,672 $5,005 $5,362 $5,743 $6,153 $6,591 $7,060 $7,563 $8,102 $8,679

R01 Reserve study, site walk and meeting.
2 $4,500 2026 $4,500 $4,500 $4,821 $5,164 $5,532 $5,926 $6,348 $6,800 $7,285 $7,803 $8,359 $8,955 $9,592 $10,275 $11,007 $11,791

ELECTRICAL

Elec 01 - Gate Entry Control and System

R01 Allowance for maintenance or upgrade of gate system.
2 $2,500 2027 $2,588 $2,588 $2,772 $2,970 $3,181 $3,408 $3,650 $3,910 $4,189 $4,487 $4,807 $5,149 $5,516 $5,909 $6,329 $6,780

R02 Repair or replacement of Gate Entry/Exit motor and control 

system as required. Note: 1 of 2 gates were repaired in 

2022.
5 $7,500 2029 $8,316 $8,316 $9,877 $11,730 $13,932 $16,546 $19,652

R03 Replace/upgrade telephone entry control panels. Note this 

component includes computer control located in 

gatehouse, and with fob and keypad components that 

occur at the clubhouse.

13 $23,000 2032 $28,273 $28,273 $44,218

Elec 02 - Security Surveillance (CCTV)

J01 Service the work station and security surveillance system.  

Allowance for camera replacement. Note: 1 camera (of 5) 

was replaced in 2022 and added a VCR. 3 $1,000 2028 $1,072 $1,072 $1,273 $1,512 $1,795 $2,132 $2,532

R01 Modernize components of the CCTV system.
5 $2,000 2028 $2,143 $2,143 $2,545 $3,023 $3,590 $4,264 $5,064

Elec 03 - Trail Cameras

R01 Renew cameras. 3 $100 2029 $111 $111 $123 $137 $152 $168 $186 $206 $229 $254

AMENITIES

Amen 01 - Golf Cart

R01 Replace batteries in golf cart. 10 $1,100 2031 $1,307 $1,307 $1,843 $2,600

Amen 02 - Work Truck (Ford)

R01 Replace Work Truck 10 $25,000 2036 $35,265 $35,265 $49,745

Amen 03 - Riding Mower

R01 Replace riding mower. 10 $5,000 2034 $6,585 $6,585 $9,288 $13,101

Amen 04 - Utility Truck (Daihatsu Utility Truck)

R01 Replace Utility Truck 10 $11,000 2032 $13,522 $13,522 $19,074 $26,906

Amen 05 - Public Signage - All Locations

J01 Painting renewal of signage. Performed in house.
5 $1,500 2026 $1,500 $1,500 $1,909 $2,267 $2,693 $3,798

R01 Replace damaged and outdated signage.
20 $5,000 2028 $5,357 $5,357 $10,658

Amen 06 - Wood Furniture

R01 Repair or replace wood furniture.  Note:  Short 5 year 

cycle to allow for localized and ongoing repairs as 

required. 
5 $4,000 2025 $4,000 $4,000 $4,591 $5,452 $6,475 $7,691 $9,134 $10,848

Amen 07 - Mailbox Array - Main

J01 Allowance to re-stripe pavement markings.
10 $500 2030 $574 $574 $810 $1,142

J02 Rekey cylinder on master lock. 5 $500 2028 $536 $536 $637 $756 $898 $1,066 $1,266

R01 Allowance for repair or replacement of concrete pad.
50 $5,000 2049 $11,031 $11,031

R02 Allowance for replacement of mail enclosure roofing.
15 $3,600 2040 $5,828 $5,828 $9,763

R03 Allowance for repair or replacement of mailbox lighting.
10 $2,500 2026 $2,500 $2,500 $3,527 $4,975

R04 Replace mail bank. 35 $30,000 2034 $39,505 $39,505

R05 Replace mailbox cover for 220 mailboxes.
25 $10,000 2050 $22,834 $22,834

Amen 08 - Mailbox Enclosure Components - IPCHA 

J01 Rekey cylinder on master lock. 10 $500 2027 $518 $518 $730 $1,030

R01 Allowance for replacement of mail enclosure roofing
15 $1,200 2035 $1,636 $1,636 $2,740

R02 Allowance for repair or replacement of concrete pad.
20 $3,000 2032 $3,688 $3,688 $7,338

R03 Rebuild mail enclosure structure 20 $10,000 2040 $16,187 $16,187

R04 Replace mail bank. 15 $5,400 2032 $6,638 $6,638 $11,121

SITEWORK

Site 01 - Safety Railings - Ocean Path

J01 Inspect all railings - Attachments and finishes.  Allowance 

to make repairs as required due to surf damage or decay. 2 $8,000 2026 $8,000 $8,000 $8,570 $9,181 $9,835 $10,535 $11,285 $12,089 $12,950 $13,872 $14,860 $15,919 $17,053 $18,267 $19,568 $20,962

R01 Replace safety railings. 15 $25,000 2030 $28,689 $28,689 $48,063

Site 02 - Whale Watching Platform & Walkway

J01 Allowance for localized repair to wood bridge including 

repair to broken or decayed wood elements, and 

replacement of rolled out traffic surfacing 3 $2,500 2029 $2,772 $2,772 $3,074 $3,408 $4,189 $4,644 $5,149 $5,709 $6,329

R01 Allowance for repairs to wood railings.
3 $3,000 2026 $3,000 $3,000 $3,327 $3,688 $4,089 $5,027 $5,573 $6,179 $6,850 $7,595

R02 Replacement/Repair to concrete floor and wood railings.
20 $28,000 2038 $42,310 $42,310

Site 03 - Chainlink Fencing

J01 Periodic repairs from storm damage.
3 $1,000 2026 $1,000 $1,000 $1,109 $1,363 $1,512 $1,676 $1,858 $2,060 $2,284 $2,532

R01 Replace chain link fencing. 30 $15,040 2032 $18,489 $18,489

Site 04 - Little Whale Cove Gazebo

R01 Allowance for localized repair of deteriorated timber and 

roofing.
3 $4,000 2033 $5,090 $5,090 $5,643 $6,256 $6,936 $7,691 $8,527 $9,453 $10,481

R02 Replace components of gazebo structures.
40 $10,000 2040 $16,187 $16,187

Site 05 - Fido House

30-Year Strategic Plan
Site and Infrastructure; Rolling Inventory
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R01 Replace Fido House 10 $1,225 2027 $1,268 $1,268 $1,789 $2,523

Site 06 - Wood Board Walks, Elevated Walkways and Bridges - Cedar Path System

J01 Engineering evaluation at creek bridge, and local repairs.
0 $4,000 2028 $4,285 $4,285

J02 Allowance for replacement boards. 3 $2,000 2026 $2,000 $2,000 $2,218 $2,545 $2,822 $3,128 $3,468 $3,846 $4,264 $4,727 $5,241

R01 Allowance for localized repair to wood bridge and 

walkway including repair to broken or decayed wood 

elements, and replacement of rolled out traffic surfacing 3 $15,000 2028 $16,069 $16,069 $19,085 $21,159 $23,460 $26,010 $28,838 $31,973 $35,449 $39,303

R02 Replace wood walkways and bridges.
25 $47,070 2030 $54,014 $54,014 $127,649

Site 07 - Gravel path between Walking Wood and Tintinnabulary

J01 Gravel path maintenance allowance.
6 $2,500 2027 $2,588 $2,588 $3,181 $3,910 $4,807 $5,909

Site 08 - Wood Bridge - IPCHA 

J01 Allowance for drainage management at wetland drainage 

path under bridge - clear silt and debris.  Relocate 

drainage lines as required. 5 $3,500 2026 $3,500 $3,500 $4,157 $4,938 $5,864 $6,965 $8,272

R01 Allowance for localized repair to wood bridge including 

repair to broken or decayed wood elements, and 

replacement of rolled out traffic surfacing 5 $3,000 2028 $3,214 $3,214 $3,817 $4,534 $5,385 $6,395 $7,595

R02 Replace wood bridge. 25 $15,000 2033 $19,085 $19,085

Site 09 - Cinder Cone Lookout

R01 Allowance for localized repair of timber frame elements 

and roof. Replace roof 2020 update notes: No dry rot on 

main structure, although some on connection pieces for 

cross braces for foundation and a little on railings around 

platform. Cedar shake roof shows signs of decay and 

some shakes have blown off.

5 $23,000 2050 $52,517 $52,517 $62,374

R02 Replace look out stair tread material - no cost - volunteer 

effort. 5 $0 2028 $0 $0 $0 $0 $0 $0 $0

R03 Replace components of look out structure.
35 $12,000 2032 $14,752 $14,752

Site 10 - Real Estate Kiosk

R01 Replace real estate kiosk as required.
15 $4,500 2028 $4,821 $4,821 $8,077

Site 11 - Tennis Court - Outdoor

R01 Tennis court repairs - Allowance for localized repairs to 

surface. Note: Some work has been done in house as of 

2023.
5 $8,000 2031 $9,502 $9,502 $11,285 $13,403 $15,919 $18,906

R02 Repair/Re-surface tennis court 10 $45,000 2026 $45,000 $45,000 $63,477 $89,541

R03 Replace/repair tennis nets 5 $800 2026 $800 $800 $951 $1,129 $1,341 $1,592 $1,891

R04 Paint tennis court fence. Note cost included material only - 

volunteer labor per Assn notes. *Note: In 2026 To replace 

entry gate (Other fencing ok) 10 $3,500 2026 $3,500 $3,500 $4,938 $6,965

Site 13 - Drainage Culverts

R01 Allowance for addition or augmentation for culverts and 

site drainage. 4 $6,000 2026 $6,000 $6,000 $6,886 $7,901 $9,067 $10,404 $11,939 $13,700 $15,722

R02 Repairs or maintenance of culverts - clear blocking, repair 

sections.
2 $5,000 2026 $5,000 $5,000 $5,357 $5,738 $6,147 $6,585 $7,053 $7,556 $8,094 $8,670 $9,288 $9,949 $10,658 $11,417 $12,230 $13,101

R03 Replace underground drainage system.
50 $25,000 2049 $55,153 $55,153

Site 14 - Culvert Drainage - IPCHA 

R01 Repair or maintenance of culverts - clear blockage, 

remove excess soil.  Repairs sections of damaged culvert 

piping. 
3 $3,000 2026 $3,000 $3,000 $3,327 $3,688 $4,089 $4,534 $5,027 $5,573 $6,179 $6,850 $7,595

R02 Re-work underground drainage system.
45 $30,000 2053 $75,948 $75,948

Site 15 - Trash Enclosure and Components - IPCHA 

J01 Allowance to repair ponding drainage at concrete slab. 
10 $2,000 2033 $2,545 $2,545 $3,590 $5,064

R01 Restain wood fencing. 6 $1,200 2027 $1,242 $1,242 $1,527 $1,877 $2,308 $2,836

R02 Replace trash enclosure gate 15 $8,000 2036 $11,285 $11,285 $18,906

R03 Allowance to repair or replace concrete trash pad
30 $10,000 2038 $15,111 $15,111

R04 Replace wood fencing. 20 $4,800 2028 $5,142 $5,142 $10,232

Site 16 - Main Trash and Recycling Pens - Singing Tree

J01 Provide repairs to trash enclosure and paint trash 

enclosure:  wood fence and concrete masonry block walls. 6 $4,000 2026 $4,000 $4,000 $4,918 $6,045 $7,430 $9,134

J02 Allowance for maintenance/repair as necessary of gate.
5 $3,500 2026 $3,500 $3,500 $4,157 $4,938 $5,864 $6,965 $8,272

R02 Allowance for wood fence repairs or board replacement, 

and for concrete block repairs.  2019 update:  Fence is in 

good condition move event to future. 10 $3,500 2029 $3,881 $3,881 $5,474 $7,722

R03 Replace Trash enclosure 60 $10,000 2039 $15,640 $15,640

Site 17 - Dumpster Enclosure - Meadow Houses

R01 Replace Trash enclosure 15 $8,000 2032 $9,835 $9,835 $16,476

R02 Allowance for repair and restaining of the trash / dumpster 

enclosure.
5 $1,500 2028 $1,607 $1,607 $2,190 $2,601 $3,669

Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

ENCLOSURE Totals $0 $4,500 $3,312 $4,821 $3,548 $5,164 $3,801 $5,532 $4,072 $5,926 $4,362 $6,348 $4,672 $6,800 $5,005 $7,285 $5,362 $7,803 $5,743 $8,359 $6,153 $8,955 $6,591 $9,592 $7,060 $10,275 $7,563 $11,007 $8,102 $11,791 $8,679

ELECTRICAL Totals $0 $0 $2,588 $3,214 $11,199 $0 $2,970 $28,396 $6,998 $9,877 $3,544 $0 $3,650 $4,685 $15,640 $0 $4,356 $0 $9,871 $14,117 $49,024 $0 $5,355 $6,395 $22,062 $229 $5,909 $0 $14,177 $19,652 $6,780

AMENITIES Totals $4,000 $4,000 $518 $5,892 $0 $5,164 $1,307 $23,848 $2,545 $46,089 $7,088 $38,792 $730 $3,023 $0 $29,299 $1,843 $19,074 $3,590 $9,288 $7,691 $54,720 $12,151 $11,724 $11,031 $35,849 $2,600 $34,244 $5,064 $13,101 $20,611
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SITEWORK Totals $0 $88,300 $5,098 $49,063 $16,631 $104,505 $18,766 $74,420 $56,871 $25,020 $12,948 $149,947 $3,979 $102,753 $59,744 $37,230 $42,387 $71,961 $17,050 $49,224 $95,549 $165,750 $38,563 $89,098 $62,875 $126,725 $114,618 $35,467 $112,655 $104,807 $190,022

Totals $4,000 $96,800 $11,515 $62,989 $31,377 $114,833 $26,842 $132,195 $70,485 $86,910 $27,940 $195,086 $13,031 $117,259 $80,388 $73,813 $53,947 $98,838 $36,253 $80,987 $158,415 $229,423 $62,659 $116,807 $103,026 $173,077 $130,688 $80,717 $139,996 $149,350 $226,090
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STRUCTURAL

Struct 01 - Exit Stairs

R01 Allowance for maintenance and repair of emergency 

egress.
5 $3,000 2027 $3,105 $3,105 $3,688 $4,380 $5,202 $6,179 $7,338

Struct 02 - Clubhouse Structure

R01 Allowance for rehabilitation / renovation of clubhouse 

including code upgrades to stair and/or other elements. 

[Last used 2025]
10 $10,000 2030 $11,476 $11,476 $16,187 $22,834

R02 Allowance for structure upgrades or repairs as required.
10 $30,000 2030 $34,426 $34,426 $48,561 $68,500

R03 Allowance for major structural repairs or upgrades as 

required by use and aging. 40 $50,000 2050 $114,167 $114,167

ENCLOSURE

Encl 01 - Exterior Paint & Caulking - Rec Center, Clubhouse, Pool, Indoor Tennis Court

R01 Paint and seal the property. 10 $49,350 2029 $54,716 $54,716 $77,182 $108,872

Encl 02 - Deck (Newer Section)

J01 Inspect deck for signs of aging or failure.  Look for 

excessive wear, cracking or splitting of boards, corrosion 

of fasteners, or loose boards or connections.  Provide 

localized repairs as necessary. Refresh stain as required 

by inspection.

3 $1,000 2027 $1,035 $1,035 $1,148 $1,273 $1,411 $1,564 $1,734 $1,923 $2,132 $2,364 $2,621

R01 Replace boards and rebuild supports as necessary.
20 $7,000 2028 $7,499 $7,499 $14,921

Encl 03 - Wood Decking - Clubhouse

R01 Inspect deck for signs of aging or failure.  Look for 

excessive wear, cracking or splitting of boards, corrosion 

of fasteners, or loose boards or connections.  Provide 

localized repairs as necessary. Repaint deck
3 $500 2026 $500 $500 $615 $682 $756 $838 $929 $1,030 $1,142 $1,266

R02 Replace Decking. 30 $12,720 2029 $14,103 $14,103

Encl 04 - Asphalt Shingle Roof  - Rec Center and Clubhouse

J01 Undertake moss control treatment. 3 $2,000 2027 $2,070 $2,070 $2,296 $2,545 $2,822 $3,128 $3,468 $3,846 $4,264 $4,727 $5,241

R01 Replace gutter's and downspouts 25 $5,000 2027 $5,175 $5,175 $12,230

R02 Replace asphalt shingle roofs as indicated by yearly 

inspections or condition assessment. 25 $340,943 2030 $391,240 $391,240 $924,595

Encl 05 - Exterior Siding - Clubhouse and Rec Center

R01 Repair/Partial-Replacement of Siding Allowance.
25 $30,000 2030 $34,426 $34,426

R02 Replace lap siding. Note: time frame for replacement to be 

confirmed based on building enclosure condition 

assessment. Coordinate siding replacement with vinyl 

window replacement when possible.
45 $129,000 2050 $294,550 $294,550

Encl 06 - Clubhouse NE Structure w/ Canopy

R01 Allowance for replacement/renewal of clubhouse rear 

entry structural elements. 25 $8,000 2048 $17,053 $17,053

Encl 07 - Doors - Clubhouse

J01 Repaint door and frame. 8 $2,000 2028 $2,143 $2,143 $3,468 $4,567

J02 Check interior and exterior caulking for signs of distress 

including cracking, debonding or failure. Repair sealant as 

required.
2 $500 2026 $500 $500 $536 $574 $615 $706 $756 $810 $867 $929 $995 $1,066 $1,142 $1,223 $1,311

R01 Replace aging or failing doors as required. Allowance
35 $7,000 2034 $9,218 $9,218

Encl 08 - Windows - Clubhouse

R01 Localized window replacement. 5 $1,500 2028 $1,607 $1,607 $1,909 $2,346 $2,787 $3,310 $3,931

R02 Replace windows. 35 $35,000 2034 $46,089 $46,089

ELECTRICAL

Elec 01 - Emergency Lighting System

R01 Replace exit signs and emergency lighting system. Add 

always-on light for back emergency stairs. 20 $4,500 2027 $4,658 $4,658 $9,268

Elec 02 - Electrical Distribution - Clubhouse

R02 Replace electrical switchboards and panelboards.
45 $50,000 2041 $83,768 $83,768

Elec 03 - Interior Light Fixtures - Clubhouse

R01 Replace interior light fixtures. 20 $5,200 2039 $8,133 $8,133

Elec 04 - Audio-Visual Equipment

R01 Allowance to replace or upgrade audio-visual equipment.
12 $3,000 2032 $3,688 $3,688 $5,573

Elec 05 - Sound System

R01 Replace sound system. 12 $2,500 2032 $3,074 $3,074 $4,644

Elec 06 - Electronically Controlled Keyed Access Doors

R01 Replace broken or failing keyed access points
13 $4,000 2031 $4,751 $4,751 $7,430

Elec 07 - Proximity Access Control - Club House

R01 Modernize components of the door access control system.
16 $4,500 2035 $6,134 $6,134 $10,635

Elec 08 - Security Camera and Recording Device

R01 Allowance for replacement of modernization of security 

recording devices 5 $2,550 2029 $2,828 $2,828 $3,245 $4,273 $5,626

R02 Modernize components of the CCTV system.
8 $3,500 2028 $3,750 $3,750 $4,938 $6,502 $8,561

Elec 09 - Televisions

30-Year Strategic Plan
Clubhouse
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R01 Replace as needed:

65" flat screen television. - Main Room.

50" flat screen television. - Library.

45" flat screen television. Hallway.

8 $2,800 2032 $3,442 $3,442 $4,533 $5,969

Elec 10 - Exterior Lighting

R01 Replace exterior light fixtures. 20 $3,000 2044 $5,573 $5,573

MECHANICAL

Mech 01 - Domestic Water Heaters & Storage - Clubhouse

R01 Replace water heaters and controllers.
15 $2,500 2026 $2,500 $2,500 $4,189

Mech 02 - Plumbing Distribution - Clubhouse

J01 Assess the condition and performance of plumbing 

distribution testing.  Conduct pipe sample testing to 

assess condition of plumbing distribution system. Review 

service conditions, performance and projected service life 

for assembly. Make adjustments to maintenance plan to 

reflect current conditions and projections for replacement.
0 $4,500 2028 $4,821 $4,821

R01 Replace components of plumbing distribution system 

(recirculation lines, domestic water risers) as indicated by 

testing.
40 $25,000 2036 $35,265 $35,265

Mech 03 - Sanitary - Clubhouse

J01 Insert video cameras into main lines to conduct pipe 

inspection. Auger or pressure wash lateral drain lines to 

the mains as required to remove blockage and maintain 

performance. 

5 $5,000 2027 $5,175 $5,175 $6,147 $7,300 $8,670 $11,817

R01 Allowance for maintenance and repair to sanitary and 

storm drain lines. 50 $25,000 2046 $49,745 $49,745

Mech 04 - Heater - Indoor Tennis Court

R01 Allowance for repair and / or maintenance of indoor tennis 

court heaters. 2 $2,000 2026 $2,000 $2,000 $2,143 $2,296 $2,459 $2,634 $2,822 $3,023 $3,238 $3,468 $3,715 $3,980 $4,264 $4,567 $4,892 $5,241

R02 Allowance for repair and / or maintenance of indoor tennis 

court heaters.  Heater #1 - complete in 2019 15 $15,000 2036 $21,159 $21,159 $35,449

R03 Allowance for replacement of unit heater.  Heater #2 - not 

replaced
15 $15,000 2030 $17,213 $17,213 $28,838

Mech 05 - Fans

J01 Rebuild or replace failing components (motors, bearings, 

belts, etc) as required.  Allowance is provided on a five 

year cycle for localized repair and replacement as 

required by use.

5 $1,500 2028 $1,607 $1,607 $2,116 $2,514 $3,198 $3,798

R01 Allowance to repair or replace exhaust fans. Note:  Repairs 

completed in 2019 12 $3,000 2031 $3,564 $3,564 $5,385 $8,136

Mech 06 - Tennis Court Exhaust Fan and Power Louver

J01 Allowance for repair of exhaust fans and power louvers 

plus two floor vents. 5 $5,000 2026 $5,000 $5,000 $5,939 $7,053 $8,377 $9,949 $11,817

R01 Replace exhaust dampers / power louvers.  Note:  last 

done - 2018
15 $4,000 2035 $5,452 $5,452 $9,134

R02 Allowance to repair or replace exhaust fans. Note:  

Replacement completed in 2018 25 $15,000 2043 $26,921 $26,921

Mech 07 - Furnace - Clubhouse

R01 Replace gas furnace with energy efficient furnace.  Note 

Service Life extended to reflect limited use. 30 $8,000 2049 $17,649 $17,649

Mech 08 - Exhaust Fans/Ventilation - Fitness Room

R01 Allowance to repair or replace exhaust fans. 
12 $1,500 2032 $1,844 $1,844 $2,787

FIRE SAFETY

Fire 01 - Wet Pipe Sprinklers & Distribution

J01 Sprinkler Piping - Conduct flow test on piping, both 

exposed and underground. Test Pressure control and 

reducing valves. Conduct hydrostatic testing. 5 $1,000 2028 $1,072 $1,072 $1,273 $1,795 $2,132 $2,532

J02 Sprinkler Heads - Test extra high temperature on sprinkler 

heads.
5 $1,000 2028 $1,072 $1,072 $1,273 $1,795 $2,132 $2,532

J03 Service test and flow test hoses connected to sprinkler 

system. Ensure water discharge from hose. Ensure water 

flow alarm operates. 3 $500 2026 $500 $500 $555 $615 $682 $838 $929 $1,030 $1,142 $1,266

R01 Test, calibrate and if necessary replace gauges (accurate 

to 3% of full scale). System inspected in 2019 5 $1,000 2028 $1,072 $1,072 $1,273 $1,795 $2,132 $2,532

R02 Replace aging or failing valves and components. Replace 

backflow device. Indicated by testing. 5 $3,500 2028 $3,750 $3,750 $4,453 $6,282 $7,461 $8,861

R03 Retrofit the fire sprinkler equipment.
40 $7,000 2038 $10,578 $10,578

INTERIOR FINISHES

Finish 01 - Carpet Flooring - Clubhouse - Library

R01 Replace carpet flooring. Replace wall base material.
15 $3,500 2034 $4,609 $4,609 $7,722
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Finish 02 - Vinyl Flooring - Clubhouse - Entry and Main Rooms

R01 Replace flooring. Replace wall base material.
15 $15,000 2034 $19,753 $19,753 $33,092

Finish 03 - LVT Resilient Flooring - Restrooms

R01 Replace tile flooring in restrooms and common areas as 

part of restroom renovation 15 $20,000 2036 $28,212 $28,212 $47,265

Finish 04 - Painted Finishes and Flooring - Fitness Room & Upper Level 

R01 Repaint interior walls and ceilings. Replace flooring.
10 $12,825 2035 $17,480 $17,480 $24,657 $34,780

Finish 05 - Painted Finishes - Clubhouse

R01 Repaint interior walls and ceilings. 12 $24,675 2031 $29,307 $29,307 $44,284 $66,916

Finish 06 - Window Coverings

R01 Replace window shades, blinds and curtains.
15 $2,500 2034 $3,293 $3,293 $5,516

Finish 07 - Interior Doors & Locks

R01 Replace damaged or scuffed interior doors at high traffic 

locations as required. Barn Doors replaced 2020 15 $5,000 2035 $6,815 $6,815 $11,417

AMENITIES

Amen 01 - Fitness Equipment Room

R01 Allowance for repair to existing equipment, replacement of 

single large equipment units and/or free weights that wear 

or age more quickly. 4 $4,000 2027 $4,140 $4,140 $4,751 $5,452 $6,256 $8,238 $9,453 $10,848

R02 Replacement of equipment all at one time is not 

contemplated.  An allowance every four years is provided 

for ongoing upgrade and replacement - See renewal 

component event.

20 $0 2043 $0 $0

Amen 02 - Indoor Tennis Court and Components

R01 Replace bumper pad rubber around metal framing.
10 $3,500 2032 $4,303 $4,303 $6,069 $8,561

R02 Replace tennis ball machine 8 $0 2030 $0 $0 $0 $0 $0

R03 Clean tennis court curtains 10 $5,300 2026 $5,300 $5,300 $7,477 $10,546

R05 Replace tennis court lighting 15 $21,000 2028 $22,496 $22,496 $37,689

R06 Repair and re-surface tennis court 10 $30,000 2029 $33,262 $33,262 $46,919 $66,184

R07 Replace tennis nets 5 $800 2031 $951 $951 $1,129 $1,341 $1,592 $1,891

Amen 03 - Fitness Room Fixtures and Finishes

R01 Replace various fixtures and finishes.
15 $4,750 2040 $7,689 $7,689 $12,882

Amen 04 - Restroom Fixtures and Finishes

R01 Restroom remodel:  toilet stalls, showers, sinks and 

counter tops, fixtures, plumbing and finishes.  See also tile 

flooring and lockers components. 15 $50,000 2036 $70,530 $70,530 $118,163

Amen 05 - ADA Restroom Facilities

R01 Refurbish ADA restroom. 20 $5,000 2043 $8,974 $8,974

Amen 06 - AED / Defibrillator

R01 Replace Defibrillator 1. 7 $3,200 2028 $3,428 $3,428 $4,362 $5,549 $7,060

R02 Replace Defibrillator 2. 7 $3,200 2031 $3,801 $3,801 $4,836 $6,153 $7,828

Amen 07 - Electronic Piano

R01 Replace electronic piano / organ 20 $5,000 2027 $5,175 $5,175 $10,298

Amen 08 - Clubhouse Appliances, Cabinets, and Counter Tops

R01 Replace counter tops and cabinets. Cost based on 2019 

renovation. 20 $8,500 2039 $13,294 $13,294

R02 Replace kitchen appliances (dishwasher, refrigerator, 

freezer, microwave).  Note - appliances experience light 

or limited use. Service life adjusted to reflect light usage. 

Cost based on 2019 renovation.
20 $3,500 2039 $5,474 $5,474

Amen 09 - Furnishings & Accessories

R01 Allowance for small component repair or replacement 

between major renovation events. 2025 Plan. Main 

speaker replacement and camera pictures. 5 $2,500 2026 $2,500 $2,500 $2,970 $3,910 $4,644 $6,551

R02 Refurbish furnishings, artwork, and accessories to 

modernize interior common spaces. Cost based on 2019 

renovation event.
15 $16,500 2034 $21,728 $21,728 $36,401

Amen 10 - Storage Lockers - Restroom

R01 Replacement of storage lockers with double tier non-

rustable lockers 30 $7,000 2051 $16,543 $16,543

Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

STRUCTURAL Totals $0 $0 $3,105 $0 $0 $45,901 $0 $3,688 $0 $0 $0 $0 $4,380 $0 $0 $64,748 $0 $5,202 $0 $0 $0 $0 $6,179 $0 $0 $205,500 $0 $7,338 $0 $0 $0

ENCLOSURE Totals $0 $1,000 $8,280 $11,784 $68,819 $429,682 $0 $1,230 $5,726 $55,306 $682 $4,938 $0 $1,512 $84,220 $810 $838 $9,537 $0 $4,644 $5,768 $995 $1,030 $39,433 $112,181 $301,400 $7,090 $13,453 $1,266 $13,101 $924,595

ELECTRICAL Totals $0 $0 $4,658 $3,750 $2,828 $0 $4,751 $10,203 $3,245 $0 $6,134 $4,938 $0 $0 $8,133 $4,533 $88,040 $0 $0 $29,720 $0 $0 $9,268 $5,969 $5,626 $0 $10,635 $8,561 $0 $0 $0

MECHANICAL Totals $0 $9,500 $5,175 $8,570 $0 $19,508 $9,502 $10,449 $0 $2,634 $5,452 $68,415 $7,300 $3,023 $0 $3,238 $15,079 $12,138 $32,305 $6,502 $28,838 $63,674 $0 $7,461 $17,649 $13,700 $59,082 $4,892 $3,798 $5,241 $8,136

FIRE SAFETY Totals $0 $500 $0 $6,963 $555 $0 $0 $615 $8,270 $0 $682 $0 $0 $10,578 $0 $0 $838 $0 $11,666 $929 $0 $0 $1,030 $13,855 $0 $1,142 $0 $0 $17,721 $0 $0

INTERIOR FINISHES Totals $0 $0 $0 $0 $0 $0 $29,307 $0 $0 $27,653 $24,294 $28,212 $0 $0 $0 $0 $0 $0 $44,284 $0 $24,657 $0 $0 $0 $46,329 $11,417 $47,265 $0 $0 $0 $101,696

AMENITIES Totals $0 $7,800 $9,315 $25,924 $33,262 $0 $12,471 $4,303 $0 $21,728 $9,813 $79,135 $0 $4,836 $75,852 $7,689 $1,341 $11,618 $46,662 $4,644 $6,153 $12,138 $18,535 $0 $109,644 $0 $146,049 $16,388 $0 $6,551 $23,729

Totals $0 $18,800 $30,533 $56,990 $105,462 $495,091 $56,030 $30,486 $17,240 $107,320 $47,055 $185,635 $11,680 $19,947 $168,204 $81,016 $106,134 $38,495 $134,915 $46,438 $65,414 $76,806 $36,041 $66,717 $291,428 $533,158 $270,119 $50,632 $22,785 $24,892 $1,058,155
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

ENCLOSURE

Encl 01 - Exterior Paint & Caulking - Gatehouse

R01 Paint and seal the property. 8 $4,263 2030 $4,892 $4,892 $6,442 $8,483 $11,170

Encl 02 - Exterior Decks

J01 Inspect deck for signs of aging or failure.  Look for 

excessive wear, cracking or splitting of boards, corrosion 

of fasteners, or loose boards or connections.  Provide 

localized repairs as necessary.

3 $1,400 2030 $1,607 $1,607 $1,782 $1,975 $2,190 $2,428 $2,786 $3,089 $3,425 $3,797

R01 Replace deck boards and rebuild supports as necessary.
15 $3,600 2028 $3,857 $3,857 $6,461

Encl 03 - Asphalt Shingle Roof - Gatehouse

R01 Replace gutter's and downspouts 25 $1,890 2028 $2,025 $2,025 $4,785

R02 Replace asphalt shingle roofs as indicated by yearly 

inspections or condition assessment. 25 $6,700 2028 $7,178 $7,178 $16,962

Encl 04 - Siding - Gatehouse

R01 Repair/Partial-Replacement of Siding Allowance.
10 $2,500 2029 $2,772 $2,772 $3,910 $5,516

R02 Replace siding. 35 $40,600 2038 $61,350 $61,350

Encl 05 - Doors and Windows - Gatehouse

R01 Replace aging or failing windows and doors as required. 

Allowance
25 $3,000 2036 $4,232 $4,232

ELECTRICAL

Elec 01 - Electrical Distribution - Gatehouse

R01 Allowance to repair or replace component of electrical 

distribution. 25 $1,500 2026 $1,500 $1,500

R02 Replace electrical wiring as required at key locations and 

panelboard. 40 $10,000 2043 $17,947 $17,947

Elec 02 - Interior Light Fixtures - Gatehouse

R01 Replace interior light fixtures. 20 $2,000 2026 $2,000 $2,000 $3,980

Elec 03 - Security Camera and Recording Device

R01 Allowance for replacement of modernization of security 

recording devices. Recording device is tied to the 

clubhouse system. 5 $2,500 2029 $2,772 $2,772 $3,293 $4,047 $5,329

R02 Modernize components of the CCTV system.
8 $0 2027 $0 $0 $0 $0 $0

MECHANICAL

Mech 01 - Domestic Water Heaters & Storage - Gatehouse

R01 Inspect water heater and replace as appropriate.
20 $2,100 2026 $2,100 $2,100 $4,179

Mech 02 - Sanitary - Gatehouse

J01 Allowance for replacement of plumbing fixtures.
15 $2,500 2030 $2,869 $2,869 $5,909

J02 Allowance for snaking or repair to sanitary lines.
5 $1,500 2026 $1,500 $1,500 $1,782 $2,514 $2,985 $3,545

R01 Allowance for maintenance and repair to sanitary and 

storm drain lines.  Note - building receives light usage. 60 $10,000 2036 $14,106 $14,106

Mech 03 - Furnace - Gatehouse

R01 Replace electric furnace with energy efficient furnace.
20 $6,000 2028 $6,428 $6,428 $12,790

INTERIOR FINISHES

Finish 01 - Hardwood Flooring - Gatehouse

R01 Remove and replace hardwood flooring.
20 $15,000 2032 $18,439 $18,439 $36,690

Finish 02 - Painted Finishes - Gatehouse

R01 Repaint interior walls and ceilings 10 $1,500 2034 $1,976 $1,976 $2,787 $3,931

AMENITIES

Amen 01 - Gatehouse Appliances

R01 Replace unit appliances - Kitchen. 20 $3,500 2030 $4,017 $4,017 $7,992

Amen 02 - Office Equipment and Furniture

R01 Replace miscellaneous electronic equipment. *Note: New 

copy machine purchased in 2022. 2 $2,500 2027 $2,588 $2,588 $2,772 $2,970 $3,181 $3,408 $3,650 $3,910 $4,189 $4,487 $4,807 $5,149 $5,516 $5,909 $6,329 $6,780

Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

ENCLOSURE Totals $0 $0 $0 $13,059 $2,772 $6,499 $0 $0 $1,782 $0 $0 $6,207 $0 $67,792 $6,100 $0 $0 $2,428 $6,461 $0 $0 $11,269 $0 $0 $8,604 $0 $0 $3,425 $21,747 $11,170 $3,797

ELECTRICAL Totals $0 $3,500 $0 $0 $2,772 $0 $0 $0 $0 $3,293 $0 $0 $0 $0 $0 $4,047 $0 $0 $17,947 $0 $0 $3,980 $0 $5,329 $0 $0 $0 $0 $0 $0 $0

MECHANICAL Totals $0 $3,600 $0 $6,428 $0 $2,869 $1,782 $0 $0 $0 $0 $14,106 $0 $0 $0 $0 $2,514 $0 $0 $0 $0 $7,164 $0 $12,790 $0 $0 $9,453 $0 $0 $0 $0

INTERIOR FINISHES Totals $0 $0 $0 $0 $0 $0 $0 $18,439 $0 $1,976 $0 $0 $0 $0 $0 $0 $0 $0 $0 $2,787 $0 $0 $0 $0 $0 $0 $0 $36,690 $0 $3,931 $0

AMENITIES Totals $0 $0 $2,588 $0 $2,772 $4,017 $2,970 $0 $3,181 $0 $3,408 $0 $3,650 $0 $3,910 $0 $4,189 $0 $4,487 $0 $4,807 $0 $5,149 $0 $5,516 $7,992 $5,909 $0 $6,329 $0 $6,780

Totals $0 $7,100 $2,588 $19,486 $8,316 $13,384 $4,751 $18,439 $4,962 $5,268 $3,408 $20,313 $3,650 $67,792 $10,010 $4,047 $6,702 $2,428 $28,895 $2,787 $4,807 $22,411 $5,149 $18,118 $14,120 $7,992 $15,362 $40,114 $28,076 $15,101 $10,577

30-Year Strategic Plan
Gatehouse
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

ENCLOSURE

Encl 01 - Asphalt Shingle Roof - Pool

R01 Replace asphalt shingle roofs as indicated by yearly 

inspections or condition assessment. 20 $29,340 2030 $33,669 $33,669 $66,993

Encl 02 - Windows

R01 Replace windows. 30 $25,000 2029 $27,718 $27,718

ELECTRICAL

Elec 01 - Interior Light Fixtures - Clubhouse Pool

R01 Replace interior light fixtures.  25 $4,500 2031 $5,345 $5,345

Elec 02 - Pool Electrical System - Clubhouse Pool

R01 Inspect, repair and upgrade system.
20 $15,000 2039 $23,460 $23,460

MECHANICAL

Mech 01 - Pool Area Furnace

R01 Replace pool furnace 8 $6,500 2034 $8,560 $8,560 $11,271 $14,842

Mech 02 - Pool Area Fan

R01 Replace pool area fans. 10 $3,000 2031 $3,564 $3,564 $5,027 $7,090

INTERIOR FINISHES

Finish 01 - Pool - Interior Finishes

R01 Allowance to repaint interior walls, trim and ceilings
8 $8,000 2028 $8,570 $8,570 $11,285 $16,476 $21,696

R02 Replace interior windows. 20 $12,000 2039 $18,768 $18,768

AMENITIES

Amen 01 - Pool Benches

R01 Replace benches 15 $800 2034 $1,054 $1,054 $1,765

POOL

Pool 01 - Pool and Spa Finish

R01 Refinish pool and spa tank to address any cracks or 

repairs. Major work completed in 2019.  Increased cost for 

next event to account for inflation - assuming typical 

resurfacing.

10 $40,000 2029 $44,349 $44,349 $62,559 $88,245

Pool 02 - Pool Self-levelers

R01 Replace tank levelers when next renovation event occurs.
35 $25,000 2054 $65,505 $65,505

Pool 03 - Spa Self-levelers

R01 Replace tank levelers when next renovation event occurs.
35 $10,000 2054 $26,202 $26,202

Pool 04 - Pool Pump

R01 Replace pool water circulation pumps.
6 $3,520 2027 $3,644 $3,644 $4,479 $5,506 $6,768 $8,319

Pool 05 - Spa Pump

R01 Replace pool water circulation pumps.
10 $3,500 2029 $3,881 $3,881 $5,474 $7,722

Pool 06 - Spa Jet Pump

R01 Replace spa jet pump. 10 $1,750 2029 $1,941 $1,941 $2,737 $3,861

Pool 07 - Pool and Spa Equipment

R01 Major equipment maintenance. 3 $3,000 2028 $3,214 $3,214 $3,564 $3,951 $4,380 $4,857 $5,385 $5,970 $6,619 $7,338 $8,136

Pool 08 - Pool Filter

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. 15 $5,500 2034 $7,243 $7,243 $12,134

Pool 09 - Pool Vacuum Release System

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. 12 $2,500 2031 $2,970 $2,970 $4,487 $6,780

Pool 10 - Spa Filter

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. 10 $1,500 2029 $1,664 $1,664 $2,346 $3,310

Pool 11 - Spa Vacuum Release System

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. Note system inspected in 

2019. Not replaced as part of renovation. 10 $2,500 2026 $2,500 $2,500 $3,527 $4,975

Pool 12 - Pool Auto Chemical Release System

J01 Allowance for miscellaneous repairs to the pool chlorine 

and filter system. 3 $800 2026 $800 $800 $887 $984 $1,168 $1,295 $1,436 $1,592 $1,957 $2,170

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. 15 $3,500 2034 $4,609 $4,609 $7,722

Pool 13 - Spa Auto Chemical Release System

J01 Allowance for miscellaneous repairs to the pool chlorine 

and filter system. 3 $800 2026 $800 $800 $887 $984 $1,168 $1,295 $1,436 $1,592 $1,957 $2,170

R01 Allowance for upgrade/replacement of components of 

water treatment equipment. 15 $2,500 2034 $3,293 $3,293 $5,516

Pool 14 - Pool Heater

30-Year Strategic Plan
Pool
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

30-Year Strategic Plan
Pool

R01 Replace pool heater. 10 $7,000 2030 $8,033 $8,033 $11,331 $15,984

Pool 15 - Spa Heater

R01 Replace heating boilers. 15 $3,500 2034 $4,609 $4,609 $7,722

Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

ENCLOSURE Totals $0 $0 $0 $0 $27,718 $33,669 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $66,993 $0 $0 $0 $0 $0

ELECTRICAL Totals $0 $0 $0 $0 $0 $0 $5,345 $0 $0 $0 $0 $0 $0 $0 $23,460 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

MECHANICAL Totals $0 $0 $0 $0 $0 $0 $3,564 $0 $0 $8,560 $0 $0 $0 $0 $0 $0 $5,027 $11,271 $0 $0 $0 $0 $0 $0 $0 $14,842 $7,090 $0 $0 $0 $0

INTERIOR FINISHES Totals $0 $0 $0 $8,570 $0 $0 $0 $0 $0 $0 $0 $11,285 $0 $0 $18,768 $0 $0 $0 $0 $0 $0 $0 $16,476 $0 $0 $0 $0 $0 $0 $0 $21,696

AMENITIES Totals $0 $0 $0 $0 $0 $0 $0 $0 $0 $1,054 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $1,765 $0 $0 $0 $0 $0 $0

POOL Totals $0 $4,100 $3,644 $3,214 $53,607 $8,033 $6,533 $1,967 $4,479 $23,703 $0 $3,527 $6,716 $0 $78,621 $18,777 $0 $0 $12,743 $0 $6,768 $14,128 $0 $0 $142,846 $15,984 $8,319 $11,252 $0 $91,707 $19,255

Totals $0 $4,100 $3,644 $11,784 $81,325 $41,701 $15,440 $1,967 $4,479 $33,316 $0 $14,812 $6,716 $0 $120,847 $18,777 $5,027 $11,271 $12,743 $0 $6,768 $14,128 $16,476 $0 $144,611 $97,818 $15,409 $11,252 $0 $91,707 $40,950
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

SITEWORK

Site 01 - Asphalt Paving - General

J01 Localized pavement repairs and restriping. Including 

speed bumps. Stripe all intersections, parking lot, mailbox, 

ocean path.
3 $5,500 2025 $5,665 $5,665 $5,892 $6,533 $7,243 $8,030 $8,903 $9,871 $10,944 $12,134 $13,453 $14,916

J02 Allowance for engineering consultant to review sections of 

the site for maintenance and repair needs as required. 5 $4,700 2029 $5,211 $5,211 $6,190 $7,351 $8,731 $10,369 $12,315

Site 02 - Asphalt Paving - Roadway and Paths - Overlay Allowance - Heavy Traffic Areas 

R01 Locally overlay repave or repair sections of asphalt paving 

at heavy traffic locations as required.  2 $92,000 2026 $92,000 $92,000 $98,553 $105,573 $113,092 $121,147 $129,776 $139,019 $148,920 $159,527 $170,890 $183,061 $196,100 $210,067 $225,029 $241,056

Site 04 - Seal Coat / Crack Seal Asphalt Paving and Paths

R01 Allowance for ongoing seal coat and crack pavement 

repairs as required at high traffic locations. 2 $46,000 2027 $47,610 $47,610 $51,002 $54,634 $58,525 $62,694 $67,159 $71,942 $77,067 $82,556 $88,436 $94,734 $101,482 $108,710 $116,453 $124,747

Site 41 - Walking and Bike Paths - General Drainage

R01 Allowance for ongoing drainage corrections including 

placement / cleaning of drainage or weep tubes. 5 $5,000 2029 $5,544 $5,544 $6,585 $7,820 $9,288 $11,031 $13,101

Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

SITEWORK Totals $5,665 $92,000 $47,610 $104,445 $61,756 $105,573 $61,166 $113,092 $58,525 $141,162 $62,694 $129,776 $75,189 $139,019 $87,113 $157,823 $77,067 $159,527 $92,426 $188,907 $88,436 $194,005 $94,734 $196,100 $135,015 $210,067 $108,710 $238,481 $116,453 $266,472 $139,662

Totals $5,665 $92,000 $47,610 $104,445 $61,756 $105,573 $61,166 $113,092 $58,525 $141,162 $62,694 $129,776 $75,189 $139,019 $87,113 $157,823 $77,067 $159,527 $92,426 $188,907 $88,436 $194,005 $94,734 $196,100 $135,015 $210,067 $108,710 $238,481 $116,453 $266,472 $139,662

30-Year Strategic Plan
Asphalt Paving - Roadways and Paths
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Ref Description Frequency Current Cost Next Event Future Cost Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

ENCLOSURE

Encl 01 - Maintenance Building

R01 Replace maintenance building roof.
20 $2,100 2049 $4,633 $4,633

R02 Repaint Maintenance Building 7 $1,500 2030 $1,722 $1,722 $2,190 $2,787 $3,545

R03 Allowance for repairs or replacements for Maintenance 

building components. 5 $2,000 2035 $2,726 $2,726 $3,238 $3,846 $4,567 $5,424

R04 Maintenance replacement needs - siding, roofing, 

windows, paint, lights, etc. 50 $25,000 2030 $28,689 $28,689

AMENITIES

Amen 01 - Workshop Tools & Equipment

R01 Allowance for ongoing repair or replacement of tools and 

equipment. Note this event is set as a short, reoccurring 

event to allow for ongoing replacement as needed.Stihl 

Equipment Added in 2019:  Chain Saw, MS 261 C-M, Stihl 

Leaf Blower BGA 56, Stihl Back Pack Blower BR 600, Echo 

Battery Leaf Vacuum ES-600 ( for use on the indoor  

tennis courts)

2 $2,500 2027 $2,588 $2,588 $2,772 $2,970 $3,181 $3,408 $3,650 $3,910 $4,189 $4,487 $4,807 $5,149 $5,516 $5,909 $6,329 $6,780

Backlog 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

ENCLOSURE Totals $0 $0 $0 $0 $0 $30,410 $0 $0 $0 $0 $2,726 $0 $2,190 $0 $0 $3,238 $0 $0 $0 $2,787 $3,846 $0 $0 $0 $4,633 $4,567 $3,545 $0 $0 $0 $5,424

AMENITIES Totals $0 $0 $2,588 $0 $2,772 $0 $2,970 $0 $3,181 $0 $3,408 $0 $3,650 $0 $3,910 $0 $4,189 $0 $4,487 $0 $4,807 $0 $5,149 $0 $5,516 $0 $5,909 $0 $6,329 $0 $6,780

Totals $0 $0 $2,588 $0 $2,772 $30,410 $2,970 $0 $3,181 $0 $6,134 $0 $5,840 $0 $3,910 $3,238 $4,189 $0 $4,487 $2,787 $8,652 $0 $5,149 $0 $10,149 $4,567 $9,453 $0 $6,329 $0 $12,204

30-Year Strategic Plan
Maintenance Building Components and Tools
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Start Year 2026 not used 3.00%
Planning Horizon 30 $232,879 30.00%
Starting Reserve Balance $941,963 not used 3.50%
Minimum Closing Balance Not Used 3.3% for 30 Yrs Special Assessment none

Not Used

Year
Opening 
Balance

Reserve 
Contribution

Special    
Assessment

Reserve Income Renewal Costs Tax Liability
Closing 
Balance

Percent Funded

2026 $941,963 $232,879 $0 $28,259 $218,800 $8,478 $975,823 81%
2027 $975,823 $240,564 $0 $29,275 $98,476 $8,782 $1,138,404 82%
2028 $1,138,404 $248,503 $0 $34,152 $255,691 $10,246 $1,155,122 81%
2029 $1,155,122 $256,703 $0 $34,654 $291,006 $10,396 $1,145,076 80%
2030 $1,145,076 $265,174 $0 $34,352 $800,989 $10,306 $633,308 70%
2031 $633,308 $273,925 $0 $18,999 $167,197 $5,700 $753,336 72%
2032 $753,336 $282,965 $0 $22,600 $296,177 $6,780 $755,944 72%
2033 $755,944 $292,303 $0 $22,678 $158,870 $6,803 $905,251 74%
2034 $905,251 $301,949 $0 $27,158 $373,974 $8,147 $852,236 72%
2035 $852,236 $311,913 $0 $25,567 $147,227 $7,670 $1,034,819 75%
2036 $1,034,819 $322,206 $0 $31,045 $545,620 $9,313 $833,136 71%
2037 $833,136 $332,839 $0 $24,994 $116,105 $7,498 $1,067,365 75%
2038 $1,067,365 $343,822 $0 $32,021 $344,015 $9,606 $1,089,588 74%
2039 $1,089,588 $355,169 $0 $32,688 $470,470 $9,806 $997,167 72%
2040 $997,167 $366,889 $0 $29,915 $338,712 $8,975 $1,046,285 72%
2041 $1,046,285 $378,996 $0 $31,389 $253,062 $9,417 $1,194,191 73%
2042 $1,194,191 $391,503 $0 $35,826 $310,557 $10,748 $1,300,216 74%
2043 $1,300,216 $404,423 $0 $39,006 $309,717 $11,702 $1,422,226 75%
2044 $1,422,226 $417,769 $0 $42,667 $321,903 $12,800 $1,547,959 75%
2045 $1,547,959 $431,555 $0 $46,439 $332,487 $13,932 $1,679,534 76%
2046 $1,679,534 $445,797 $0 $50,386 $536,772 $15,116 $1,623,829 74%
2047 $1,623,829 $460,508 $0 $48,715 $220,205 $14,614 $1,898,233 75%
2048 $1,898,233 $475,705 $0 $56,947 $397,741 $17,084 $2,016,059 74%
2049 $2,016,059 $491,403 $0 $60,482 $698,346 $18,145 $1,851,453 71%
2050 $1,851,453 $507,619 $0 $55,544 $1,026,676 $16,663 $1,371,277 63%
2051 $1,371,277 $524,371 $0 $41,138 $549,739 $12,341 $1,374,705 62%
2052 $1,374,705 $541,675 $0 $41,241 $421,195 $12,372 $1,524,054 63%
2053 $1,524,054 $559,550 $0 $45,722 $313,636 $13,716 $1,801,973 65%
2054 $1,801,973 $578,015 $0 $54,059 $547,519 $16,218 $1,870,311 65%
2055 $1,870,311 $597,090 $0 $56,109 $1,487,635 $16,833 $1,019,042 50%

$11,633,781 $0 $1,134,025 $12,350,519 $340,208

Reserve Contribution Increase %
Contigency Reserve

Reserve Balance Threshold Investment Rate
2026-27 Starting Reserve Contribution Tax Rate
Reserve Contribution Below Threshold Inflation Rate

26-27 Reserve Study Update Funding Model 

Little Whale Cove  - Main Study 
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RESERVE STUDY – CLARIFICATIONS AND DISCLOSURES 

Visual Review - Condition of the Assets 

The method of determining the physical condition of the assets is based on a visual 

review of a representative sampling of the assets in readily accessible locations, 

discussions with facility representatives, and review of readily available reference 

documents. No testing, performance analysis or exploratory openings are carried 

out on any of the assets.  Equipment is not disassembled, operated or subject to 

tests.  Physical review is not a “condition assessment” since operating, testing or 

exploratory openings are excluded from the scope of services. 

Specialist and Non‐Specialist Reviews 

Our personnel collect the asset inventory data for the different systems associated 

with the reserve study, including mechanical, plumbing, fire safety, elevator, 

electrical, interior finishes and sitework. Our scope of services is to identify the assets 

within each system, determine their age and report on their reasonable service life 

cycles according to accepted industry standards. RDH personnel do not make 

observations regarding specialty building system conditions unless specifically 

addressed in our proposal.  In many cases RDH will recommend specialist reviews 

for equipment approaching end of life or apparent poor condition. 

Forecasting Useful Service Life of Assets 

The service life of assets listed in the reserve study are based as much as possible on 

published data and accepted industry standards.  RDH’s experience with the building 

enclosure may also influence the service life predictions.  The service life can be 

affected by a variety of circumstances, including the following: 

• The quality of maintenance conducted will affect the service life of the asset. 

Poor maintenance can lead to a reduced service life and may result in the 

premature failure of an asset. 

• Insurable losses (force majeure), such as earthquakes, fires and floods can 

shorten the life of an asset. 

• High exposure conditions may cause early failure.  For example, southwest 

facing building enclosure components may degrade more quickly than north. 

• The original design capacity, sizing of equipment and functional loading may 

result in early or late failure.  For example, a pump that is undersized or runs 

longer than expected may fail earlier than expected.  
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As a result, assets may last longer than expected or require replacement in less 

time than anticipated in the Reserve Study.   

Maintenance of the Assets: 

The maintenance checklists are not exhaustive and are intended as a framework for 

the ongoing refinement of the maintenance program.  In addition, the points should 

be considered when implementing the maintenance program. 

• Work must only be carried out by appropriately qualified personnel who have 

the necessary and sufficient knowledge about the maintenance tasks and 

maintenance intervals. 

• The manufacturers' latest printed instructions should take precedence in the 

event of any conflict with   the maintenance checklists. 

• The owners' maintenance staff and/or service contractors are responsible for 

verifying what is contained in   the manufacturers’ documentation regarding 

recommended maintenance procedures and intervals. 

• The maintenance checklists and maintenance intervals should be reviewed 

annually and adjusted, as required, to reflect the service environment, 

feedback from contractors, etc. 

Cost Estimating for Events or Tasks 

Cost estimates for the reserve study are done based on current year’s costs.  Future 

costs are also provided based on the inflation value included in the calculations.  All 

costs are presented as “Level 1 - Order of Magnitude Estimates intended for preliminary 

budgetary planning as described by ASPE Estimating”. We also use ASTM E2018-01 – 

Standard Guide for Property Condition Assessments – Section 9: Opinions of Probable 

Costs as a reference guide. See Glossary of Terms for definition of Level 1 estimates. 

The following considerations may impact the actual cost of events.   

Actual costs will vary depending on several factors:  

• Typically, costs are reported on a unit rate basis. However, in some cases, a 

quote from a vendor is provided for inclusion in the reserve study. For some 

re-occurring, major maintenance events, an allowance is described. This is 

most often used when the actual cost cannot be estimated based on a unit rate 

estimate. 

• Soft costs, such as design or consulting services, permit fees, and contingency 

allowances are not included in the budget estimates. When developing cost 

estimates for projects in greater detail, these soft costs can be developed in 

greater detail as a complete understanding of the project needs is established.  
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Depending on the sizes, scope and timing of individual projects, the magnitude 

of the soft costs will vary. 

• Construction costs are subject to vagaries including inflation, construction cost 

increases, supply chain or material shortages, increasing labor costs, or 

manufacturing component cost increases. At the time of bidding, costs may 

vary depending on the time of the year, contractor availability, and other 

factors. 

• Estimates may assume economies of scale are achieved with bundled work 

tasks together into larger renewal, repair or rehabilitation projects.  The cost of 

individual tasks performed individually may exceed the estimates presented. 

• The estimates must be updated over time, further developed for scope of work 

and confirmed by competitive tender before any contracts are awarded. 

• Detailed repair specifications may be required to confirm scopes of work and 

actual project costs. 

• The estimates do not include allowances for site specific access requirements 

such as cranes to lift equipment or boom lifts or swing stages.  Environmental 

concerns, municipal requirements or other costs are not known in early 

planning stages.  These costs will need to be assessed on a project‐by‐project 

basis.   

• Replacement costs are typically based on like‐for‐like replacement with similar 

components.  Obsolescence in materials or equipment, code changes, or other 

circumstances are not accounted for.   

Inevitably there will be variations between reserve fund predictions and actual costs.  

These may be large or small.  Some considerations for these discrepancies are listed 

below: 

• The reserve study is challenged by many variables for future needs and costs 

and that the is challenged to be encompassing in predictions. It is not an exact 

science. 

• The reserve study provides a plan but should not be considered a budget. 

• Some costs may be higher and other costs lower than predicted and that there 

may be an overall balance.  

• All these reasons are support for the need to update the study with new 

information and on an annual basis. 
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Funding Models, Calculations and Percent of Fully Funded. 

Funding plans are intended to provide a stable and equitable plan to offset the 

anticipated future major common area expenditures that an association may be 

responsible for. The cash flow is intended to ensure consistent reserve contributions 

based on actual usage or consumption of the assets in the present day rather than 

attempting to pass the entire cost of ownership onto future owners.  The following 

bullets are intended to describe the calculation methods used. 

30 Year Horizon 

• The current year is the starting year of the planning horizon. The term, 

therefore, matches the initial horizon and does not respect a shifting horizon. 

This means that in year 1 the funding scenarios will look forward for 30 years. 

• The funding models for the Reserve Study are based on a 30‐year horizon.  The 

renewal costs are calculated using a Future Year value calculation with inflation 

accrued annually. This methodology projects the costs (in future year dollars) 

over the planning horizon and not beyond the terminus year of the planning 

horizon.  

Future Year Cost – Truncation and Rounding 

• The future year costs for renewal events in the tactical and strategic plans are 

calculated on an event-by-event basis with nominal rounding to the nearest 

dollar value.  This is not an indicator that the costs are to be interpreted as firm 

bids, but rather this level of accuracy is needed to mitigate the effects of 

compound rounding. 

• However, depending on the report, there may be slight variations in the 

renewal cost totals due to truncation of decimal points and small rounding 

conventions.   

Fully Funded Calculation and Percent of Fully Funded 

• The fully funded calculation is made for each year in the study, with each future 

event cost factored by service life and estimated remaining life. The yearly total 

of these costs provides a Fully Funded (Ideal) Balance for every year in the 

study. 

• The Percent of Fully Funded (PFF) value is the ratio between the year end 

closing balance, and the Fully Funded Balance.  

• The PFF measure is intended to provide an overall measure of health in the 

year of the study.  These models may also be used to assess the level of funding 
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and risk for special assessments when unforeseen or unexpected expenditures 

occur. See discussion in the body of the report. 

• The PFF calculation uses the future year value calculation method with inflation 

accruing on an annual basis, and a straight line method to establish the 100% 

of fully funded value.   

• The accuracy of future year PFF values decline as the model timeline extends 

toward 30 years.  The values are intended to be used to view increasing or 

declining trends and the general adequacy of the current funding plan into the 

future.   

Custom Funding Models 

In some cases, RDH is asked to prepare custom funding models that include variable 

or changing contribution rates, one-time cash additions or planned special 

assessments, and in some cases, other calculations that may include a loan payback 

schedule.  When these models are provided, we may not be able to calculate the PFF 

metric.  Any values in these cases must be viewed as an estimate that provides a view 

of the funding level trend.  Accuracy for these examples can only be viewed as 

accurate in the first year of the model. 

Interest and Tax 

• Interest rates for reserve fund balance calculations typically are provided by 

the Association based on the actual interest earned in the year of the study.   

• Interest earnings are typically subject to taxation, however depending on the 

amount of earning, the accounting methodology and reporting choices the 

actual tax may vary significantly from none to as high as 30%.   

• We show a 15% tax burden for the total interest earning each year with the 

assumption that a portion of the earning will be subjected to taxation. 
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GLOSSARY  

Additional Funding - A financial assessment paid by the Owner to finance projects for major maintenance, 

repairs, or renewal of an asset.  Also referred to as a "Special Levy" or “Special Assessment”.  Often the need for 

additional funding occurs as result of a shortfall in available funds.  The additional funding category typically 

requires special decision making and approval procedures.   A Reserve Study contains funding scenarios that 

assist the Owners in long-range financial planning to avoid or minimize special assessments. 

Annual Reserve Contribution – Funds paid or contributed by each unit owner to the Reserve Fund each fiscal 

year.  Sometimes referred to as the Annual Allocation.  Determining the appropriate size of the Annual 

Allocation is aided with a Reserve Study. 

Asset – Often referred to as a reserve component.  An integrated assembly of multiple physical components, 

which requires periodic maintenance, repair and eventual renewal.  Typical examples of assets are Roofs, 

boilers and hallway carpets. Assets are listed in the Asset Inventory. 

Baseline Model – Funding model that establishes a minimum funding level necessary to avoid special 

assessment in the planning horizon. 

Catch-up Costs – The accumulated costs associated with the backlog or deferred maintenance.  

Chronological Age – The calendar age of an Asset. Compare with Effective Age. 

Cost Estimates - A cost estimate represents the best judgement of a professional according to their experience 

and knowledge and the information available at the time the estimate is prepared.  Its completeness and 

accuracy is influenced by many factors, including the project status and development stage. Estimates have a 

limited life and are subject to inflation and fluctuating market conditions.  

Estimates for reserve studies are based on quantity take-offs from drawings and in some cases site 

measurement. The accuracy of the estimates is based on the quality of material provided to the reserve analyst.  

Unit rates (costs per square foot / lineal foot, or number of items) are used to calculate the estimated costs.  

The precision of cost estimating is categorized into the following five classes and are as defined in guidelines 

prepared by the American Society of Professional Estimators, Standard Estimating Practice (seventh edition).  

The percentage figures in parentheses refer to the level of precision or reliability of the cost estimates.   

 Order of Magnitude Estimate (±20%-50%) – Usually prepared to develop a project budget and is based on 

historical information with adjustments made for specific conditions.  It is used to prepare an initial or 

preliminary project budget and may be used in developing long term capital plans and for preliminary 

discussion of proposed capital projects 

 Schematic / Conceptual Design Estimate (±20-30%): An estimate used to price various schemes or 

options as the project develops. This level of estimate allows a design team to evaluate systems and make 

informed decisions to progress design.  It is based on a project brief and preliminary design. It is used for 

obtaining effective project approval and for budgetary control.  

 Design Development Estimate (±15-25%): An estimate prepared at this level are used to verify budget and 

conformance with budgets as the scope and design is finalized, and final materials are selected.  This 

estimate is prepared with limited site information and based on probable conditions affecting the project.  

 Construction Document Estimate (±5% – 10%): Estimates prepared at this level are used to verify budget 

conformance as the scope and design is finalized and final materials are selected.  It represents the 
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summation of all identifiable project elemental costs and is used for program planning, to establish a more 

specific definition of client needs and to obtain preliminary project approval. 

 Bid Estimate (0 – 5%):  This level of estimate is to develop probably costs in the preparation and submittal 

of bids for contract with an Owner.   

Closing Balance – Alternatively referred to as the Starting Balance.  The balance of funds remaining in the 

reserve account at the end of a fiscal period (Fiscal year end, calendar year or study period).  The Closing 

Balance becomes the Opening Balance for the subsequent fiscal period.  

Contingency Costs – An allowance for unexpected or unforeseen costs that may impact monies required for 

projects to maintain or replace assets. (Not to be confused with costs of Renewal or Major Maintenance 

projects which are paid for out of the Reserve Fund (otherwise known the Contingency Reserve Fund.)  

Current Dollars – Dollars reported in the year they were estimated, received or paid, unadjusted for price 

changes (without inflation). 

Effective Age – The Age of an asset relative to its condition. Compare with: Chronological Age. 

Financial Analysis (Financial Assessment) – CAI National Reserve Study Standards: “The portion of a Reserve 

Study where current status of the Reserves (measured as cash or Percent Funded) and a recommended Reserve 

contribution rate (Reserve Funding Plan) are derived, and the projected Reserve income and expense over time is 

presented. The Financial Analysis is one of the two parts of a Reserve Study”.  

Funding Model – A mathematical model used to establish an appropriate funding level to sustain the assets in 

a building.  The funding model is typically presented in a simple cash flow table and includes the estimated 

future reserve event costs for each year in the study.  Generating several scenarios using variations to the 

funding model (such as inflation rates and interest rates) can provide a sensitivity analysis to determine the 

financial impact of different funding levels and in choosing the most appropriate model. 

Future Dollars – The projected cost of future asset renewal projects, which accounts for inflation 

/ escalation factors.     

Get Ahead Costs – These are costs associated with adaptation of the building to counter different forms of 

obsolescence, (functional, technical or style obsolescence). 

Some of the costs in this category are discretionary spending that result in either a change or an improvement 

to the existing building. This category includes projects to alter the physical plant for changes in use, codes, and 

standards. Some typical examples include energy retrofits, code revisions, seismic upgrades, etc. 

Get ahead costs are not typically addressed by reserve studies or plans as most governing documents are 

concerned only with maintenance, repair and replacement of existing components.  In some cases, a group of 

owners might choose by mutual agreement as is appropriate to include Get Ahead events in a reserve plan. 

Keep-up Costs – The monies required for predicted major maintenance and renewal projects within the 

reserve plan as each asset or component reaches the end of its useful service life.  If an asset is not replaced at 

the end of its useful service life and is kept in operation, through targeted repairs, then these costs get 

reclassified into the “catch-up” category.  The reserve fund typically is concerned only with keep up costs. 

Level of Study Performed 

In accordance with the Community Associations Institute (CAI) definitions, the following are levels of reserve 

study and a brief description of the required contents: 
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 Level 1 - full reserve study funding analysis and plan, including a component inventory, condition 

assessment based upon on-site observations, life and valuation estimates, fund status, and funding plan. 

 Level 2 - update with visual site inspection, that includes verification of asset inventory, remaining life, 

replacement costs valuation estimates, fund status, and funding plan. 

 Level 3 - update with no visual site inspection and includes life and valuation estimates, fund status, and 

funding plan. 

Major Maintenance – Maintenance work for common expenses usually occurs on a frequency or cycle beyond 

one year.  In BAMS reports major maintenance is labeled with “J”, for example J01. Major maintenance needs 

are defined by the state legislation and provides for the preservation of assets to ensure that they achieve their 

full intended service life.  

Minor Maintenance – Also referred to as operational tasks are events that occur on regularly scheduled, 

annual basis.  The cost of these events is smaller, and typically captured within an operating budget. In BAMS 

reports minor maintenance is labeled with “M”, for example M01. 

Opening Balance – Alternatively referred to as the Starting Balance.  The amount of money in an account at 

the beginning of a fiscal period. Opening balances are derived from the balance sheet and are used in cash flow 

calculations in the Funding Model. 

Operating Expenses – Recurring expenses that arise during a single fiscal year and are paid from the operating 

budget as opposed to the Reserve Fund. 

Operational Plan/Horizon (1 year) – The annual operating period encompasses one fiscal cycle (12 months).  

The operational plan typically includes those minor maintenance events that occur with a frequency within a 

one-year cycle as well as other operational costs such as energy usage, staffing, trash removal, etc.   

Oregon Legislative Requirements - ORS 110.175 and ORS 94.595:  “A reserve account shall be established to 

fund major maintenance, repair or replacement of those commune elements all or part of which will require major 

maintenance, repair or replacement in more than one and less than 30 years, for exterior painting of the common 

elements if the common elements include exterior painted surfaces, and for such other items as may be required by 

the declaration or bylaws.  The reserve account need not include:  A) Items that can reasonably be funded from the 

general budget or other funds or accounts of the association; or B) For which one or more, but less than all, owners 

are responsible for maintenance and replacement under the provisions of the declaration or bylaws.” 

Percent of Fully Funded Balances 

A full funded balance (100% of full funding) according to the Association of Professional Reserve Analysts and 

Community Association Institute is the “total accrued depreciation over the effective age of the assets”. This is 

calculated based on the effective age and service life of each asset and the predicted replacement value 

distributed over the planning years.  The calculation should include inflation. 

A Percent of Fully Funded Calculation (30% of fully funded) is the ratio, at a particular point of time (typically the 

beginning of the fiscal year), of the actual or projected Reserve Fund balance to the accrued Reserve Fund  

balance, expressed as a percentage.  For example: If the 100% funded balance is $100,000 and there is $76,000 

in the Reserve Fund, the Reserve Fund is 76% funded.  

Since funds can typically be allocated from one asset to another with ease, this parameter has no real meaning 

on an individual reserve component basis. The purpose of this parameter is to identify the relative strength or 

weakness of the entire Reserve Fund at a particular point in time.  The value of this parameter is to provide a 
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more stable measure of Reserve Fund strength, since cash in reserve may mean very different things to 

different governing bodies or Owner groups.    

 Poor Level.   When the Percent Funded falls to 0% - 30%, the current reserves may be at a ‘poor’ 

level.  At this funding level, Special Levies may be predicted.  The Owner Group does not have a 

Reserve Fund balance that will cover expected renewal costs and the only recourse is to raise funds by 

Special Levies to cover those costs when they become due. 

 Fair Level.  If the Percent Funded level is 31 to 70% then the current reserve may be in a mid-range 

level. 

 Good Level.   If the Percent Funded level is 70% or higher this is likely to be considered ‘strong’ 

because cash flow problems are rare. 

 100 Percent of Fully Funded. Every expenditure (repair or replacement) need, for every event, in each 

year of the planning horizon is 100% accounted for in the required reserve contributions and funding 

level. 

Physical Analysis (Physical Assessment) – CAI National Reserve Study Standards, 2014. 

“The portion of the Reserve Study where the Component Inventory, Condition Assessment, and Life and Valuation 

Estimate tasks are performed. This represents one of the two parts of the Reserve Study.”  

Project Implementation Strategies 

When renewal projects are identified the Association consultants should be engaged to confirm the appropriate 

scope of work and develop specifications.  Contractors assist with coordination, supervision and 

implementation.  

The Owners will need to consider several implementation strategies including:  

 Targeted Projects. These are projects that are localized to portions of the building. Different exposure 

conditions and wear patterns may require that only sections of the building require renewal at one point in 

time. For example: the carpets in amenity rooms would be replaced at a different time to the hallway 

carpets due to additional wear in high traffic locations.  

 Phased Projects. These are projects that are carried out in multiple stages rather than as a single 

coordinated project. For example: the sealant could be renewed on one elevation in the first year and then 

on the other elevations in subsequent years. While phased projects can reduce the financial burden by 

spreading the costs over a longer period, in some cases Owners may pay more over the long term due to 

the remobilization of contractors. 

 Comprehensive Projects. These are projects that are implemented as one undertaking. Some of the 

major advantages of this approach are that the Owners can sometimes leverage the best economies of 

scale, shorten the overall duration, and lower the overall costs. For example: the exterior wood trim is 

recoated in all locations around the building at the same time.  

 Bundled Projects. Projects that include several related tasks and are implemented as one coordinated 

undertaking. Advantages of this approach are that the Owners can leverage economies of scale by 

accessing areas of the building once to provide work to several, similar elements. For example: replacing 

caulking, painting, and siding repairs.  

Renewal – Asset – The replacement of an Asset as it reaches the end of its useful service life.   
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Renewal – Component – The replacement of an element or component within an asset.   

Renewal Cost – The cost required to replace an Asset, which is paid from the Reserve Fund, Special Levy or 

combination thereof. 

Reserve Contribution – The amount of money that is allocated to the Reserve Fund each fiscal year.  

Determining the appropriate size of the Reserve Contribution is aided with a Reserve Fund Study.  

Reserve Fund – The fund (savings account) in which the accumulated Annual Contributions are deposited and 

from which costs are withdrawn for Renewal projects and Major Maintenance projects.  

Reserve Income – The interest earned from investing the money deposited in the Reserve Fund. 

Reserve Study – Also referred to as a Reserve Fund Study, Capital Plan, or Depreciation Report.   

 A long-range financial planning tool that identifies the current status of the Owners' Reserve Fund and 

recommends a stable and equitable funding plan to offset the costs of anticipated future major 

expenditures associated with replacement of the assets and major maintenance.   

 The purpose is to provide a plan for appropriate funding for renewal and major maintenance work.  

 While Reserve Studies provide analysis of the timing, costs and funding for renewal projects, they 

should ideally be supported by a maintenance plan that assists the Owners to plan for maintenance 

activities so that assets achieve their predicted service lives. 

Special Assessment– Also referred to as a "Special Levy" or “Additional Funding”.  A financial assessment paid 

by the Owner group to finance large-scale projects for major maintenance, 

repairs, renewal and rehabilitation of an asset, which occur as result of a shortfall in available funds and 

requires special decision making and approval procedures.   A Reserve Study contains funding scenarios that 

assist the Owners in long-range financial planning to avoid or minimize special assessments. 

Strategic Plan / Horizon– The longest of the three planning horizons, which typically covers the full study 

period of 30 years and identifies the long-term needs of the assets.   

Style Obsolescence – Some assets, particularly interior furnishings, reflect fashion cycles. When an asset is no 

longer desirable because it has fallen out of popular fashion, its style is obsolete.  

Tactical Plan/Horizon – A period of planning for asset Renewal projects and Major Maintenance projects, 

which typically extends five years from the current year.  

Technical Obsolescence – When an asset is no longer performing according to a desired standard of 

performance because technological improvements have been made such that better performing equipment is 

now available.  Energy and efficiency can play into this equation.  Technological obsolescence can also occur 

when parts are no longer available for older equipment.   
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Task Skill Levels 

TASK LEVEL DESCRIPTION PERFORMED BY 

Maintenance 

Level 1 

These are basic maintenance activities that do not 

require specialized skills and/or equipment. The 

building manager should review the skills required 

for the activities to ensure the services are delivered 

by people skilled or qualified to do the work.  

Handi-person, On-site 

Maintenance personal, Janitorial 

services, etc. 

Maintenance 

Level 2 

This category includes maintenance activities that 

require moderate skills, training, and/or equipment. 

Depending on the training, skills, and equipment 

available to the facility staff, some (or all) of the 

Level 2 activities may need to be done by 

independent contractors. The building managers 

should take care to assign Level 2 activities to 

appropriate parties. 

Handi-person, On-site 

Maintenance personal, skilled 

trade contractor 

Maintenance 

Level 3 

This skillset includes activities that require 

specialized training, skills, and/or equipment. These 

services should always be provided by qualified 

contractors. 

Skilled trade contractor 

Renew 

Component 

Replacement or renewal of components (portions, 

parts, or pieces) that contribute to the overall 

function or performance of an asset. Component 

replacement allows the continued function of the 

overall asset until the overall service life is realized. 

In BAMS reports renew component events are 

labeled with “R,” for example, R01 

Skilled trade contractor with 

assistance from Consultants as 

required. 

Renew 

Assembly 

Replacement or complete renewal after the 

completed effective service life of the asset. In BAMS 

reports renew assembly events are labeled with “R,” 

for example, R01. 

Skilled trade contractor, 

Rehabilitation contractor with 

assistance from Consultant 

Warranty 

Review 

All components or assemblies provided with 

warranties should be reviewed prior to the 

expiration of the warranty period. In BAMS reports 

warranty events are labeled with “J,” for example, J01 

Consultant 

Assessment Two year and five year cyclical reviews performed by 

a professional consultant or qualified inspector. 

Consultant 

Operational This includes activities or guidance where fixed 

intervals do not apply. The operational events 

provide guidance for certain events or to establish 

policies and procedures that can help plan, execute, 

or oversee how maintenance personnel do work on 

or around the assets. In BAMS reports operational 

events are labeled with “O,” for example, O01 
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