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STRATHMEADE SQUARE COMMUNITY ASSOCIATION’S
ARCHITECTURAL STANDARDS

INTRODUCTION. In accordance with the Covenants of the Association, the Board of the Directors of
the Strathmeade Square Community Association (SSCA) has adopted Architectural standards to ensure
the continued fine appearance of the community. Please note that in every case where SSCA is
mentioned it also encompasses the Board Architecture Committee, which normally has jurisdiction over
matters pertaining to the exterior of the community.

OWNER RSPONSIBILITIES. Owners are responsible for their property regardless of whether it is
owner occupied or leased. Therefore, they are responsible for all actions of their tenants. These standards
are designed to assist owners with staying in conformance with community rules.

MODIFICATIONS. In many cases automatic approval is given for modification, particularly when it is a
replacement in kind. However, often a modification request to the Board through its Architecture
Committee is necessary before any change can be made. To make a request, an Architecture Modification
(Appendix A) form must be submitted. This is done by completely filling out the form with necessary
supporting information such as sketches, paint chips, etc., and submitting it to the management company
who will forward it on for review. The SSCA then has 30 days to respond. If the owner does not receive
a response within the 30-day period the request is considered approved.

The SSCA can take three actions on the modification request: they can deny, approve, or approve with
conditions. Should a modification be disapproved an owner has the right to appeal directly to the Board
for reconsideration.

At no time should an owner make a modification without prior approval if they are at all unclear if prior
approval is required. Any unapproved modification found to be in violation of the standards might result
in a daily fine and additional cost to have it rectified.

All work on SSCA houses is to be done by the owner or a licensed contractor and in accordance with all
Fairfax County regulations and any other applicable regulations or laws.

ARCHITECTURAL COMMITTEE. The Board handles most of the architectural issues of the
community through a committee appointed in accordance with the Bylaws. The committee meets
regularly, usually once a month, and all residents are invited to attend. They are particularly encouraged
to do so if they have a modification request pending in order to provide any amplifying information that
might be required for the Committee to make a decision.

PROPERTY INSPECTIONS. Normally, the Management Company and/or members of the Architectural
Committee do a walkthrough of the community at least once a year. At that time violations are noted for
each property and the owners notified. Unless it is an egregious or an obvious heaith or safety issue,
owners are normally given 30 days to correct the violation. Additional time may be granted for
rectification if the owner has contacted SSCA and has demonstrated an obvious and substantive effort to
bring their property into compliance. Otherwise the Board has the authority to schedule a hearing on the
matter. The result of that hearing may be a daily fine and/or other expenses until the violation is
corrected. Additionally, the Board may take a variety of actions to ensure compliance such as, but not
limited to, a lien against the property, court order to have the work performed, and/or the arrangement to
have the work performed to correct the violation in which case the owner will be charged for expenses
incurred, plus substantial penalties. Any charge not paid may result in a lien against the property, suit, or
some other legal action to ensure payment is made.
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An inspection is also done at the time of a pending sale of a property as required by the Commonwealth
of Virginia. Any violations at that time are noted in the Disclosure package, which is required to be
provided by the seller to the perspective buyer.

Finally, these standards are designed to help the community retain its property values, uniform appearance
and unique character. By all owners abiding by the standards, Strathmeade Square will remain a pleasant
place to live for many years to come.
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STRATHMEADE SQUARE COMMUNITY ASSOCIATION’S
ARCHITECTURAL STANDARDS

D. DOOR AND DOOR FRAMES.

In general SSCA houses have a solid door in the front and solid or sliding type in the rear and were
originally designed to reflect the general colonial architectural nature of the community.

D.1 Doors are to be properly aligned, unbroken, and adequately painted in a color that reflects the general
colonial architectural nature of the community. All door hardware (locks, knobs, handles, knockers,
hinges, door bell button, etc.) is to be in good repair. All door changes, including a change in the color,
style, type, and size of opening or number of windows must have previous approval from SSCA prior to
installation.

D.2. Doorframes are to be in good repair and adequately painted in a color that matches the rest of the
house trim. Bright white color is preauthorized. All other doorframe changes, including a change in the
color, style, type, and size of opening or number of windows must have previous approval from SSCA
prior to installation. Note that the wood in many doorframes tends to rot at the base of the frame.

D.3. Storm or screen doors, if installed, are to be properly aligned and in good repair and of a color to
blend with the main door and trim. Bright white, black, or brass color is preauthorized. All other
storm/screen doors must be approved by SSCA prior to installation. They are to be properly closed and
latched when not in use.

W. WINDOWS.

In general windows in SSCA are double hung or bay, have mullions, are white in color, and were

-originally designed to reflect the general colonial architectural nature of the community. This means that
each window has two movable sashes, which slide up and down within the window frame. The sashes are
divided into sections by mullions; most are divided into six sections. A few are divided into four sections.
For the purpose of SSCA, mullions are defined as vertical and horizontal strips that divide each sash into
sections, and normally support and secure individual pieces of glass. Specifics are given for frames, trim
and sashes. However, it is important to note that any change in the color (other than to bright white),
style, type, and size of opening or number of windows must have previous approval from SSCA.

W.1. Window frames and trim is to be in good repair and adequately painted. The frames and trim shall
not be broken or deteriorating from rot, and the paint shall not be cracked or peeling. Replacement of
window frames with metal or vinyl construction is allowed without prior authorization as long as they
match the existing frame and are bright white in color. All other installations and colors must be
approved by SSCA.

W.2. Sashes are to be in good repair and adequately painted. Replacement of window sashes with metal
or vinyl construction is allowed without prior authorization as long as they match the existing sashes in
style and are bright white in color. All other installations and colors must be approved by SSCA.

W.3. Windowpanes are to be transparent glass and free of paint or other obstruction. They are not to be
cracked or broken.
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W.4. Mullions are required to maintain architectural consistency within the community, i.e. they are not to
contain large panes of glass, which are not visually subdivided by mullions, even if the mullions are only
decorative. Where a window is not required to have mullions as a structural element, such as a modern
insulated glass replacement window, they must contain decorative mullions to give a similar appearance.
The mullion requirement applies equally to both standard double hung windows and any other type of
installation such as a garden or bay window. Mullions must be painted to match the sash of the window.

W.5. Storm windows, if installed, are to be in good repair, and if not of natural aluminum color,
adequately painted in a color that matches the window sash. The sashes are to be square to the frame, of
transparent glass, and free of paint or other obstruction.

W.6. Shutters may be of wood, vinyl or metal construction but must reflect the general colonial
architectural nature of the community. They are to be in good repair, securely attached to the house and
adequately painted. All color choices must be approved by SSCA.

W.7. Bay windows and surrounding structures under and around the windows are highly susceptible to
water damage and wood rot. They are to be in good repair and adequately painted, including the
connecting siding and other trim. Bright white color is preauthorized. All other color choices must be
approved by SSCA. The wood or other covering shall not be deteriorating from rot, and the paint shall
not be cracked or peeling. Metal flashing around or above these structures is to be firmly attached and
adequately painted to match either the structure or the surrounding siding so that it is not noticeable.

Bay windows and/or their surrounding structure may be replaced without prior authorization by a metal or
vinyl type if they match exactly the existing unit, do not hide any of the original architectural features of
the home, are painted bright white, and meet all other standards regarding window requirements
previously noted. Any deviation from this must be approved by SSCA.

S. SIDING.

S.1. Brick exteriors on are to be free of stains, such as algae, mildew, and other materials like gutter
debris, not damaged missing or broken, and all mortared joints are to be properly filled. Some SSCA
houses have bricks to which paint has been supplied to the outside surface. Other houses have bricks in
which color is impregnated. Paint on bricks is not to be cracked or peeling and must be of a uniformed
color throughout. Any choice in color must be approved by SSCA.

S.2. Siding other than brick may be of wood, vinyl, or metal construction but must reflect the general
colonial architectural nature of the community. Replacement siding cannot cover the original
architectural features of the home without prior approval from SSCA. Siding materials are to be in good
repair and adequately painted. Bright white color is preauthorized. All other color choices must be
approved by SSCA.

R. ROOFS AND ATTACHED STRUCTURES. (See Appendix B. for diagram)

R.1. Dormers are structures, which project from a roof. They typically contain a window, e.g. a dormer
window. Within SSCA there are two types of dormers, both of which are found on houses with gambrel
style roofs. (A gambrel roof has a steep lower slope and a flatter upper slope on each side of the main
ridge.) The first type of dormer has a triangular top and is called a gable dormer. The second type has a
flat top and is called a shed dormer. Both have windows and both project slightly from the lower slope of
the gambrel type roofs.
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Dormers, including their windows are to be in good repair and adequately painted. Flashing found around
dormers is to also be adequately painted. Bright white color is preauthorized. All other color choices
must be approved by SSCA.

R.2. Gable trim boards (rake boards) exist in some fashion on all SSCA houses. See Appendix B. A
gable of a house is the vertical triangular portion formed by the ends of a roof that slope downward at
angles from a central ridge. Within SSCA only end unit houses have full gables. Most interior unit house
have partial gables where their roof is offset somewhat from an adjacent unit’s roof.

A few interior units have no gables; this occurs when their rooflines exactly match the rooflines of
adjacent units. In this situation there is often a firewall cap between the houses (see firewall cap).

Trim boards called rake boards frame both full and partial gables. The boards are fully exposed to the
elements, which often cause the paint to weather, chip, or peel.

Gable rake boards are to be in good repair and adequately painted or covered by a colored product such as
vinyl or metal. Such a covering must be done so that it does not disguise any of the original architectural
features of the house. Bright white color is preauthorized. All other color choices must be approved by
SSCA.

R.3. Roof flashing is sheet metal strips or specifically formed metal shapes used to seal joints and direct
water away from joints between differing materials on roofs and elsewhere on buildings. Besides being
installed between roof shingles and gables, flashing is also typically found around roof vent pipes, roof
fans, exhaust pipes, around bay window structures, and around dormers. It may also be found in other
locations.

Most SSCA houses have “stair step type” roof flashing between their roof and the gable of the
neighboring property(s). The visible vertical portion of a property/s flashing will thus be attached to the
adjacent house: The horizontal portion of the flashing should not be visible; it should properly be
installed beneath roof shingles. Although the flashing is only visible on the adjacent property, the
flashing is the responsibility of the party benefiting from it, e.g., the owner of the property, which it is
protecting and on which it is not visible. This includes all maintenance, painting, etc.

The vertical portion of the flashing is to be properly coated, and or painted, and is to be firmly attached to
the adjacent gable. Bright white color is preauthorized. All other color choices must be approved by
SSCA.

R.4. Roof vents and exhaust pipes are to be constructed of metal or plastic. While painting of the vent or
exhaust pipe bright white is encouraged for community uniformity, it is not required. However, the vent
or exhaust pipe must show no signs of rust or other deterioration. If previously painted the pipe or vent
must either be kept properly painted or stripped of ali existing paint coat so that it presents the same
appearance from all vantage points.

R.5. Roof shingles are to be properly aligned. A roof is not to have missing or damaged shingles.
Shingles are to be of a uniformed color throughout and reflect the general colonial architectural nature of
the community. Change of shingle color, style, or material requires prior approval from SSCA.

R.6. Firewall caps are on some SSCA houses where a house’s rooflines match the rooflines of its adjacent
house(s) there will not be a gable but there may be a firewall, which extends a few inches above the roofs.
Sheet metal caps cover the firewalls.
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Firewall caps are to be in good repair and adequately painted. Bright white color is preauthorized. All
other color choices must be approved by SSCA. Since firewall caps are extensions of the common wall
between properties, both properties are responsible for the correction of any deficiency.

R.7. Soffits are the underside surface of the roof’s eaves. (Eaves are those portions of the roof, which
overhang the house’s exterior walls.)

Soffits are to be in good repair and adequately painted or covered to match the rest of the trim. Bright
white color is preauthorized. All other color choices must be approved by SSCA.

R.8. Fascia boards are long, flat boards which cover the ends of a house’s roof rafters, They are the
boards to which the gutters are attached.

Fascia boards are to be in good repair and adequately painted or covered to match the rest of the trim.
Bright white color is preauthorized. All other color choices must be approved by SSCA.

R.9. Frieze boards, sometimes also called fascia boards, are long flat boards attached to the exterior of
houses directly beneath the soffits.

Frieze boards are to be in good repair and adequately painted or covered to match the rest of the trim.
Bright white color is preauthorized. All other color choices must be approved by SSCA.

R.10. Gutters are to be securely attached and in alignment with the roofline. They are to be free of
mildew and dirt, be adequately painted, and as far as practical, empty of leaves and debris. In all cases
bright white gutters are authorized. All other color choices must be approved by SSCA.

R.11. Downspouts are to be securely attached to buildings. They are to be in good repair, free of mildew
and dirt, and adequately painted. Normally, the color of the downspout should match that of the gutter.
Any deviation from this policy must have prior approval from SSCA.

Downspouts should drain so as not to impinge on another property or cause erosion. Normally, this
would be such that water can freely flow to the storm drainage system.

E. EXTERIOR ATTACHMENTS

E.1. Railings for most front yard and entrance areas within SSCA are constructed of metal members,
which are welded together and mounted in or to concrete or masonry. Railing members are to be securely
welded together and free of rust. They are to be painted so that bare metal, rust and previous coats of
paint are not visible. They are to be securely mounted to masonry or concrete walks or walls, or mounted
in concrete supports. Black color is preauthorized. All other color choices must be approved by SSCA.

E.2. Sidewalks are the responsibility of owners for the sidewalk area that runs from their door or other
parts of their property to where it joins the community pavement. The width of the sidewalk is to be
approximately level. The sections are to meet evenly so that they do not pose a tripping hazard. They are
not to be severely cracked or broken.

Sidewalks are normally constructed of concrete. However, brick is allowed. Paver bricks must be set on
concrete base, mortared together, and must be level with the common sidewalk across the front of the
property. Thresholds must be brick as well as the steps adjoining these two areas and of one color
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throughout. Design and color of bricks is subject to approval by SSCA.

E.3. Steps must match the width of the sidewalk, and be approximately level. The risers are to be of
approximately equal dimensions including the first riser, with no separation between the steps and the
sidewalk. They are not to be severely cracked or broken. Normally steps are to be left their natural color.
Painting or other covering of any kind must be approved by SSCA.

E.4. Address mounts are to be approximately 6”°x18”x1/2” in size, securely mounted to the building,
adequately painted, and in good repair. The house numbers are to be firmly attached to the address
mounts and of a contrasting color to the mounting surface. House numbers attached directly to the house
in lieu of address mounts are acceptable. All numbers are to be uniform and of the same color.

E.5. Light fixtures are to be firmly attached to the building. They are to be in good repair and reflect the
general colonial architectural nature of the community. Glass panes, where appropriate, are to be in place
and unbroken.

E.6. Mailboxes are to be securely attached to the building. They are to be in good repair and adequately
painted.

E.7. Antenna and cable TV wires are to be securely and unobtrusively attached to the house and where
possible be of a matching or blending color. Wires normally are to be on the rear of the house. All other
installations must first be approved by SSCA.

E.8. Satellite Dish Installation. See Appendix C.
F. FENCES.

Fences are required between each property and the outer boundary of a property of an end unit. Fences
are not required on the rear. In that case the dividers between properties must come to a finished end.
Fences may extend to the furthest boundary of a home’s footprint but may not impinge on community
property. With the exception of hardware and post caps, all fences are to be of wood construction and
painted with an approved fence paint color.

F.1. Fence construction is to be of 4”x4”, 6”x6”, or 4°x6” support posts, 2”x4” rails, and 1”x6” boards.
Capping of the tops of the board with capping board is encouraged.

F.2. House address numbers are to be attached to the rear fence, preferably the gate and be at a height 4-6
feet off the ground. The numbers are to be unobtrusive and uniform in appearance and color. Where
there is no rear fence or gate, the numbers shall be placed on the right side of the existing fence.

F.3. Cross-bars connecting posts, usually found over gates, are not permitted.

F.4. Wooden parts are to be free of green or black mildew and must be painted in accordance with SSCA.
However, since it is recognized that new treated lumber takes time to cure, a grace period of 6 months is
allowed before new or replaced wooden parts must be painted.

F.5. Colors approved for SSCA fences are:

Sears Weatherbeater — Bacelona Brown
Sherwin Williams — Chateau Brown (latex)
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Cuprinol Wood Stain and Wood Preservation — Barn Brown (Fisher’s Hardware in Springfield)
Behr, Deck Plus, Solid Color Stain (Manual) Deep Base 213 (Home Depot)

Colorant (Gallon) oZ 48 96
B — Lamp Black 3 16 0
C — Yellow Oxide 0 40 0
F — Red Oxide 1 0 0
L — Raw Umber 0 6 0

F.6. Fence posts are to be vertical, firmly anchored in the ground, in good repair, and capped with a metal
or plastic cap. Posts must be adequately painted with an approved fence paint color. Posts are not to
extend more than 2” above the boards. Crossbars are not permitted.

F.7. Fence post caps are required on the top of each fence post. They are to be constructed of metal or
plastic. While painting of the cap is encouraged for uniformity, it is not required. However, the cap must
show no signs of rust or other deterioration.

F.8. Fence rails are the horizontal structural members of the fence. There are to be three in each fence
section and they are to be parallel to each other. They are to be firmly attached to the posts, in good
repair, and adequately painted with an approved fence paint color.

F.9. Fence boards are to be attached to both sides of the rails. There is to be a gap of approximately 3.5”
between each board. The boards on the opposite side of the fence are to be staggered at approximately %
again the distance of the other side. The boards are to be firmly attached to the rails, in good repair, and
the exterior surfaces adequately painted with an approved fence paint color. The tops of the boards are to
be straight, e.g., they are not to be ragged or rotted from long exposure to the elements.

F.10. Fence board caps are long flat wooded strips, which cover the tops of the boards. They are not
required but are encouraged because they deter the deterioration of the top of the boards caused by
weather elements. When caps are present they are to be firmly attached, and painted with an approved
fence paint color. '

F.11. Fence gates must be properly hinged, and have an operating and effective latch. The wood should
be solid and adequately painted with an approved fence paint color. A gate is to be properly latched when
closed.

F.12. Fence hardware consists of hinges, latches and locking devices. All hardware is to be firmly
attached and adequately painted or constructed to be dark in color so that it blends with the color of the
fence and shows no rust or other wear.

Y. YARD STRUCTURES AND APPEARANCE.

Y.1. Attached Structures to SSCA houses are normally not allowed other than that required for
handicapped access, or in the case of a shed as referenced. This includes, but is not limited to, decks 24”
or more above the ground level plane, breezeways, porches, etc. Therefore, before any such structure
should be contemplated, discussion should be initiated with SSCA.

Y.2. Patios, decks, and other such rear yard covering do not require prior approval as long as it does not
extend more than 24” above the ground plane and the house has a rear fence and gate such that all sight
into the yard from a level of 6 feet or less is blocked. Therefore, patios, ground decks, and other
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permanent structures that can be seen from the 6-foot level must be pre-approved. An example is where a
rear fence and/or gate do not exist.

Y .3. Sheds are allowed on an owner’s property without prior approval from SSCA if it does not extend
more than 12" above the fence line, except if built as an integral part of the divider between two
properties. In that case the shed shall be no higher than 8 feet and of wooden construction painted to
match the attached fence. The roofs of wooden sheds are to be properly shingled in a manner and color
that matches as closely as possible that of the main house. Metal sheds may have metal roofs. Vinyl
sheds are not allowed unless they have a roof that matches that of the house and do not extend above the
fence line. If paint is required, the sides, doors, and any other area showing must be painted in
accordance with the SSCA fence standards. If obtaining a metal or vinyl shed and it is impractical to
paint it with one of the approved fence colors, it should be dark brown. All other colors must be approved
by SSCA.

Y 4. Playground, hot tubs, or any other type of installation for recreation may be installed in a rear yard if
it is not visible above the fence line. This applies to both portable and permanent installations. However,

for safety reasons no such installation is allowed unless the yard is completely enclosed by a fence
meeting the standards such that entry into the area can be controlled. In order to avoid any problems,
approval for such an installation should first be obtained from SSCA and must meet all Fairfax County
and other municipal laws and regulations.

Y.5. Area neatness outside of the fence line or home rear and side exterior is the responsibility of the
owner. No objects are to be stored outside of the fence line. It is acceptable to place trash containers
outside the fence line on the night before and the day of trash collection. Visible portions of the rear yard
area are to be kept in a neat condition and free of debris. If there is no rear fence then this applies to the
entire backyard area.

Y.6. Front exteriors of a home must be landscaped with a covering of vegetation at least 75% of the total
area up to-a point where it joins the common SSCA and neighboring properties. This may be ground
cover, grass, or flowers. All other configurations of the front exterior area must be approved by SSCA.

A border may be placed around the yard area. Ifit is constructed of wood, stone, rock, pavers, or other
such outdoor material designed for such use, it may protrude above the ground level a maximum of 12
inches. Ifit is constructed of plastic and intended to be used as an exterior border, it may protrude above
the ground level no more than 2 inches. Materials commonly sold for interior use, such as tiles, interior
lumber, etc. are not appropriate to be used as an exterior border. Any other configuration must be
approved by SSCA. (This section amended March 2006)

Z. QTHER. Anything not covered in these standards is the purview of the SSCA. Therefore, if standards
are not present, pre-approval must be obtained form SSCA.



Il

~Caneog vy o
A7RYY bWl SRvod
. e TannET

[ \

H

o TR i

sl 2

3

“aND TV 3 ,nmt/
b

IV 2L v vE
IS 74 Hodd

AdAL Flave | wEwWRod T

©Uomghlaws

4

WAWHOL,

i

¥

Aovd EdRiT T

ClAnveR ENE)

TEYY

L iwyyd auvwes

|

FaYs

e e =

THPOR TARLFIRWE T

ATHAGE
(v SEBNT) ] .
< 1t 8 YLIVERSE RRvOE

“f MeAOnS Lot SuIRDT)
QRO YISV

g x1pusddy
900 Y2IBJA] PSPUAIY "$00T ‘91 YoIeJA UO $103031( JO PIEOE UONBIO0SSY ANUNWIOY) SPESUiens 2y} Aq A1eanus ur paydopy



Adopted in entirety by the Strathmeade Community Association Board of Directors on March 16, 2004. Amended March 2006

Appendix A.
STRATHMEADE SQUARE COMMUNITY ASSOCIATION
ARCHITECTURAL MODIFICATION FORM

Changes to the exterior of Strathmeade Square properties require prior approval of the Association’s Architecture Commitiee.
Please fill out and submit two copies of this form via the management company, retaining a third copy for your files. This may
be done by mail or fax. A copy reflecting the actions taken by the Architectural Committee will be returned to you within
thirty (30) days, to become part of your permanent records. (Additional copies of this form are available from Sequoia
Management or the web site: http:/www.strathmeade-square.net). Thank you.

Mail to: Sequoia Management Company, Inc., 13998 Parkeast Circle, Chantilly, VA 20151-2783, Fax: 703-968-0936

Owner

Name Please Print Contact Number

Strathmeade Address

Mailing Address
(if different)

Renter

Name Please Print Contact Number

Signature of Owner Date of Request

Description/Diagram of Modification Requested: (Please include diagram, description, sketch, paint sample, picture of
modification, if applicable.) If you need more space, please use a separate sheet. Also, please remember that all work mmust be
done in accordance with applicable Fairfax County regulations and other regulations or laws, and that “Miss Utility” must be
called at 1-800-257-7777, prior to any digging so that all underground cables, pipes, etc. can be marked.

FOR ARCHITECTURE COMMITTEE USE ONLY: Date Received

____Approved as Requested

____Approved subject to the following conditions/modifications:

____Disapproved for the following reasons:

Date Copy Returned to owner Signature, Architecture Committee Chairperson
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NOTICE

Corporate_name. The certificate shows the exact name of the corporation as stated in its
articles of incorporation. If the corporation operates under a name other than its exact
name, it must comply with the fictitious name statutes, Section 39.1-69 er seq. of the Code
of Virginia.

Regisiered agent and registered office. The registered agent of the corporation, as recited
in the articles of incorporation, remains the registered agent until a new registered agent is
appointed and a Form SCC 6335/834 is filed with the Clerk of the commission. Papers
mailed 10 the registered agent ar the registered office address are deemed legally to have
been received by the corporation. This is true even if the agent has moved, resigned or is
dead. If the agent dies, resigns or changes the registered office address the corporation must
immediately file form 635/834. If the agent is not a member of the Virginia State Bar,
Form 635/834 must be filed whenever the agent ceases to be an officer or director of the
corporation. The law requires that the corporation always have a registered agent and
registered office in Virginia.

Annual reports an annual registration fees, An annual registration fee is due from the
corporation every year in the calendar month of its date of incorporation. The fee is based
upon the corporation’s authorized number of shares as stated in its articles of incorporation
or any amzandment thereto, on record with the Clerk of the Commission as of the first day
of the second month next preceding the month of its date of incorporation. (Nonstock
corporations pay $23.) Payment of the fee, as assessed, is due by the last day of its
aaniversary month of each year. Similarly. the corporation must file an annual report by the
last day of its anniversary month.

NOTE. that this means the Commission must receive the report and fee on or before that
dare. Postmarks are not considered.

The annual report form and registration fee statement is mailed to the corporation’s
registered agent at the registered office address approximately 2-1/2 months before the due
date each year. Failure to pay the registration fee on time will result in a monetary penal-
ty. and ultimately automatic termination of the corporation’s existence. Failure to file an
annual report also ultimately will result in termination of the corporation’s existence.
Notices of delinquency and impending termination of corporate existence are sent to the
registered agent if the report or fee is not received when due.

Voluptary dissolution and termination, The corporation may voluntarily dissolve and
terminate its existence by filing articles of dissolution and articles of termination with the
Clerk of the Commission. Packaged forms and instructions may be obtained from the
Clerk’s Office. If termination is completed before the annual registration fee due date of
any year, the annual registration fee assessed for the year will be cancelled. If termination
is not completed before the due date, the fee must be paid.
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Sharon Robinsan

SEQUOIA MANAGEMENT COMPANY
13998 Parkeast Circle

Chantilly, Virginia

Tel: 703.803.9641
Email: SRobinson@SequoiaMgmt.com

Sharon Robinson;

Pursuant to your acceptance of our Proposal on July 19, 2010. we have romnlatad
our evaiuanon of 51TRA THMEADE SQUARE in Annandale, Virginia, and have
developed the enclosed RSTUDY+ Replacement Reserve Study. The Study
includes the following components:

* Replacement Reserve Report. The Report contains a summary of the
financial data calculated by the Repfacement Reserve Analysis, a general
description of the community, a summary of the conditions observed during our
site evaluation, and information about the Replacement Reserve Inventory.

* Replacement Reserve Analysis. The Analysis is a tabular and graphical
presentation of current Association funding of Reserves, and recommended
Reserve Funding, calculated by both standard funding methodologies, the Cash
Flow and Component Method.

* Replacement Reserve Inventory, The Inventory lists the common components
of the community evaiuated by the Replacement Reserve Analysis, and includes
estimated reptacement costs, normal economic life, and the remaining economic
life for each component evaluated. :

+ List of Recommended Repairs. The Repair List itemizes defects we ohserved
during our site evaluation. The repairs are categorized by building trade and
include estimated costs.

+ Supplemental Photographs. The photographs document observations made
during the site evaluation.

* Replacement Reserve Allocations. The Replacement Reserve Alfocations
suggests allocation of the annual deposits to Replacement Reserves by the
Cash Flow and Component Method. Cash Flow contributions are allocated
based upon a chronological method recently developed by RSTUDY.

+ Appendix. The Appendix contains definitions and standard procedures.

This Study should be reviewed by the STRATHMEADE SQUARE, Board of
Directors, those responsible for the management of the components included in the
Inventory, and the accounting professionals employed by the Association. We are
prepared to provide revisions to the Repfacement Reserve Analysis and the
Replacement Reserve inventory upon the request of the Board of Directors,
Revisions should be requested by the Board of Directors within three (3) months of
the date of this Study. If you have any questions regarding this report, please
contact Mr. Richard J. Schuetz at (703) 820-1790.

Sincerely,
RICHARD J. SCHUETZ, AlA
Architect

Wi Briuce Besnert

Wm. Bruce Bennett
Senior Reserve Analyst
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A. GENERAL INFORMATION

Intent. The intent of this RSTUDY+ Replacement Reserve Study is to provide STRATHMEADE
SQUARE (hereinafter called the Association), with an inventory of the common community facilities
and infrastructure components that require periodic replacement, a general view of the condition of
these components, and an effective financial plan to fund projected periodic replacements.

Inventory of common components. The attached Repfacement Reserve inventory lists the
commaon components of the community that require. periodic replacement, whose replacement is
scheduled for funding from Replacement Reserves. Section D of this Replacement Reserve
Report provides information about components excluded from the /nventory, whose replacement
is not scheduled for funding from Replacement Reserves, and the basis of those exclusions.

Condition of common components. The Replacement Reserve Inventory includes our
estimates of the normal economic life and the remaining economic life for those components
whose replacement is scheduled for funding from Replacement Reserves. Section C of this
Replacement Reserve Report provides additional information about several of these components
including recommendations for repairs, maintenance, and replacements.

Financial plan. Because many components owned by the Association have limited life and
require periodic replacement, it is essential the Association have an effective financial plan to
provide funding for the timely replacement of these components, to protect the appearance and
value of the community. In conformance with American Institute of Certified Public Accountant
guidelines, the Replacement Reserve Analysis evaluates the current funding of Replacement
Reserves as reported by the Association, and recommends annual funding of Replacement
Reserves by two generally accepted accounting methods, the Cash Flow Method and the
Component Method. The Replacement Reserve Analysis includes graphic and tabular
presentations of these methods and current Association funding.

STRATHMEADE SQUARE
PAGE 1 QF 17
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Scope. STRATHMEADE SQUARE is a residential community of townhomes in Annandale,
Virginia. The Request for Proposal submitted by the Association states that the community was
constructed in 1970 and consists of 309 residential units and associated improvements. We have
assumed that all of these units are individually owned and are not the responsibility of the
Association. These individually owned units and other components of the community not identified
in the Request for Proposal as being the responsibility of the Association were not evaluated and
were not included in the Replacement Reserve Inventory or Replacement Reserve Analysis.

Win haua idanatifiad rommunity facilitias and infrastpictura compnnante with limited life that require
perlodlc replacement and whose replacement is the resp0n3|blllty of the Association, based upon
our review of the following:

* The Request for Proposal, submitted and executed by the Association.

+ Qur field evaluations and measurements.

+ The previous Replacement Reserve Studies prepared by our firm and dated October 2003 and
May 20086.

+ Aerial photographs acquired by Richard J. Schueiz, AlA.

We have divided the components whose replacement is the responsibility of the Association into
two categories, based upon the source of funding for the needed replacement. The categories are:

+ Funding from Replacement Reserves. Those components whose replacement is scheduled for
funding from Replacement Reserves are listed in the Replacement Reserve Inventory. This is a
comprehensive list and the funding of replacements other than those specifically listed in the
Replacement Reserve Inventory wili result in inaccuracies in the results calculated by the
Replacement Reserve Analysis.

+ Funding from other sources. Examples of components whose replacement is NOT to be funded
from Replacement Reserves, are listed and discussed in Section D - Inventory, below. This is
not a comprehensive list and we have assumed that the replacement of ail components not
specifically listed in the Replacement Reserve inventory will NOT be funded from Replacement
Reserves.

The major components included in the Replacement Reserve Inventory are the asphalt pavement,
concrete sidewalks, concrete stairs, concrete curb & gutter, asphalt trails, Pool House, MP court,
swimming pools, tot lots, fencing, etc. The components included in the Replacement Reserve
Inventory have an estimated one-time replacement cost of $1,953,337.

STRATHMEADE SQUARE
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Site evaluation. We conducted our site evaluation in August 2010. Our evaluation was visual and
nondestructive.

Replacement Reserve Study - Level of Service. The Replacement Reserve Study has been
performed as a Full Service Replacement Reserve Study as defined under the National Reserve
Study Standards adopted by the Community Associations Institute. A complete component
inventory was established based on information regarding commonly owned components provided
£y the Associaticn ond upen guantitiss dorived from G202 mcasurcinet andfor quantily lakeons
from to-scale engineering drawings made available by the Association. The condition of all
components was ascertained from a site visit and the visual inspection of each component by the
analyst. The life expectancy and the value of components are provided based on these
observations. The funding status (Replacement Reserves on Deposit) and funding plan (Current
Annual Contribution to Replacement Reserves) have been provided by the Association.

STRATHMEADE SQUARE
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B. FINANCIAL SUMMARY

Purpose. The purpose of the attached Replacement Reserve Analysis is to evaluate the current
funding of Replacement Reserves as reported by the Association, and to recommend annual
contributions to Replacement Reserves by two generally accepted accounting methodologies, the
Cash Flow Method and the Component Method. All three evaluations are based upon the same
30-year Study Period, Replacement Reserves reported to be on deposit at the start of the Study
Year, and projected expenditures for replacements of common elements shown in the Replacement

Pacan/o Immntnng

Study Year and Study Period. The Association reports that they operate on a fiscal year that runs
from February 1 {o January 31. The first year evaluated by the Replacement Reserve Analysis, the
“Study Year”, is 2011. The Replacement Reserve Analysis evaluates funding in a 30-year period
extending forward from February 1, 2011. This 30-year period is called the "Study Period".

Current Funding. The Association reports Replacement Reserves on Deposit of 237,358.38 as of
February 1, 2011, and annual deposits to Replacement Reserves totaling $62,000.

Projected Expenditures. We project that in the first five years of the study, from the Study Year,
2011, through the end of 2015, the Association has a cash requirement of between $219,551 and
$252,551. This is based upon $154,551 of expenditures for replacements listed in the
Replacement Reserve Inveniory and $65,000 to $98,000 of repairs, maintenance, and
miscellaneous small replacements outlined in the List of Recommended Repairs. Several of the
projects associated with these expenditures are discussed in Section C helow.

We have projected annual Association expenditures (not including the $65,000 to $98,000 of
repairs, maintenance, and minor replacements outlined in List of Recommended Repairs) over the
next 30 years, based upon the Replacement Reserve Inventory. This data is presented as a graph
on page A-6 of the Replacement Reserve Analysis. |t shows that the average annual expenditure
from Replacement Reserves over the next 30 years is $58,409.

List of Recommended Repairs - timing of repairs. The enclosed Lisf of Recommended Repairs
itemizes $65,000 to $98,000 of defects we noted during our site evaluation. The accuracy of the
values used for the remaining economic life in the Replacement Reserve Inventory and thereby the
entire Replacement Reserve Analysis is dependent upon the timely completion of these repairs,
maintenance, and miscellaneous small replacements.

List of Recommended Repairs - funding of repairs. We have assumed that NO Replacement
Reserves will be used to fund the correction of the defects outlined in the List of Recommended
Repairs. The United States Tax Code grants very favorable tax status to Repiacement Reserves,
conditional on the expenditure of Replacement Reserves within specific guidelines. Funding
maintenance, repair, and/or capital improvements from Replacement Reserves may have adverse
tax consequences and should be done only after consultation with an accounting professional.

STRATHMEADE SQUARE
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EVALUATION OF CURRENT ASSOCIATION FUNDING. Our evaluation of the current
Association funding plan is based in part, on financial data provided to us by the Association.

$62,000

Current Association Funding. The Association reports that they are currently
contributing $62,000 per year to Replacement Reserves ($16,72 per unit per month).
Based upon Replacement Reserves reported to be on deposit, and the Replacement
Reserve inventory, our evaluation of Current Association Funding shows that it
results in the Association being able to make scheduled replacements in all 30 years

nftho thirh o vimger Qb DAariad
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Projections of Current Association Funding are presented in graph and tabular
format on page A-5 of the Replacement Reserve Analysis. These calculations
assume that NO Replacement Reserves will be allocated to fund the $65,000 to
$98,000 of repairs, maintenance, and/or minor replacements outlined in the List of
Recommended Repairs. A more detailed explanation of the Current Association
Funding calculations is contained in the Appendix.

STANDARD ACCOUNTING METHODOLOGIES. The enclosed Replacement Reserve Analysis
calculates recommended funding of Replacement Reserves in each year of the of the 30-year
Study Period, by two generally accepted methods, the Cash Flow Method, and the Component
Method. Both calculations are based upon the same financial data, including the costs of the
replacements scheduled in the Replacement Reserve Inventory and Replacement Reserves
reported to be on deposit at the start of the Study. The Cash Flow Method and Component Method
calculations and Replacement Reserve funding recommendations in 2011, the Study Year, are
discussed below:

$64,250

Cash Flow Method - Minimum Recommended Funding of Replacement Reserves in
the Study Year ($17.33 per unit per month). The Cash Flow Method calculates the
minimum annual funding of Replacement Reserves that will fund Projected Annual
Replacements from a common pool of Replacement Reserves and prevents
Replacement Reserves from dropping below the Minimum Recommended Balance.
Annual deposits to Replacements Reserves remain the same between peaks in
cumulative expenditures called Peak Years.

Minimum Recommended Balance. We have established the Minimum
Recommended Balance at $97,667 or 5 percent of the one-time replacement cost of
all of the components listed in the Replacement Reserve Inventory.

The Cash Flow Method calculations are presented in graph and tabular format on
page A-3 of the Replacement Reserve Analysis. These calculations assume that
NO Replacement Reserves will be allocated to fund the $65,000 to $98,000 of
repairs, maintenance, and/or minor replacements outlined in the List of
Recommended Repairs. A more detailed explanation of the Cash Flow Method is
contained in the Appendix.

STRATHMEADE SQUARE
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$129,682

Component Method - Recommended Funding of Replacement Reserves in the
Study Year ($34.97 per unit per month). The Component Method is a time tested
and very conservative mathematical model developed by HUD in the early 1980's.
The Component Method treats each component in the Replacement Reserve
Inventory as a separate account and deposits are made annually to each of these
individual accounts. A fence with a life of ten years and a value of $1,000, will
require a deposit of $100 per year to Replacement Reserves. Based upon this
funding formula, the Association should have $896,103 on deposit {Current Funding

Obiective), hut the Acanciation reports 43 hovirg Pronlnooment Pacerver datatins

$237,358 on deposit, approximately 26.5 percent funded.,

The Component Method calculations are presented in graph and tabular format on
page A-4 of the Replacement Reserve Analysis These calculations assume that NO
Replacement Reserves will be allocated to fund the $65,000 to $98,000 of repairs,
maintenance, and/or minor replacements outlined in the List of Recommended
Repairs. A more detailed explanation of the Component Method is contained in the
Appendix.

FUNDING RECOMMENDATIONS:

We recommend the Assaciation adopt an annual contribution to Replacement Reserves calculated
by one of the standard accounting methods, either the Cash Flow Method or the Component
Method, to insure that proper funding is available to make scheduled replacements throughout the
entire 30-year Study Period.

We further recommend the Association fully fund the List of Recommend Repairs in the Study Year,
and establish the necessary annual funding for the normal maintenance and repairs needed
throughout the community.

STRATHMEADE SQUARE
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C. SITE EVALUATION

General comments. STRATHMEADE SQUARE is generally in good condition for a community
constructed in 1970. The Board of Directors and management have continued to make significant
improvements at the community since our last evaluation in 2006. The Association is facing several
large and expensive replacement, repair, and maintenance projects which are normal and
appropriate for a community of this age. The major replacement projects facing the Association in
the first five years of the Study Period, from the Study Year, 2011, through the end of 2015,

i ralulic.

Partial replacement of the asphalt pavement.

Partial replacement of concrete curb & gutter and sidewalk segments.

Replacement of designated pieces of tot lot equipment and the wood tot lot borders.
Partial replacements of the wood stockade fencing and the wood retaining walls.
Replacement of the diving board, post lights, and a pump at the swimming pools..

- - - - .

These projects are scheduled in the Replacement Reserve Inventory and have an estimated cost of
$154,551 in the first five years of the Study Period, from 2011, the Study Year, through the end of
2015.

The List of Recommended Repairs outlines $65,000 to $98,000 of repairs, maintenance, and
miscellaneous small replacements we observed throughout the community, which need correction
now. Most of this amount is associated with the following:

+ Maintenance and repair of the asphalt pavement.
» Replacement of concrete components that are potential safety hazards.
+ Correction of various site grading and drainage defects.

Safety defects. Several of the defects in the List of Recommend Repairs are safety hazards and
should be repaired immediately to protect the residents from potential injury and to protect the
Association from potential liability. We have identified safety hazards in the List of Recommended
Repairs by printing them in bold. We do NOT warranty that all defects throughout the community
that could be considered “safety defects” are identified in the List of Recommended Repairs.

Site plans and drawings. No site plans, drawings, and documents were made available to
Richard J. Schuetz, AlA., for our review in conjunction with the preparation of this Replacement
Reserve Study. The Association is responsible for the maintenance, repair, and replacement of
hundreds of thousands of dollars of components. Attempting to accomplish these tasks without
comprehensive site plans, drawings and documents places an unnecessary and expensive
additional burden on the Association.

We recommend the Association acquire comprehensive site plans and drawings, detailing the
construction of all common elements of the community. These documents should be scanned into
an electronic format and posted to an Association web site, where they will be an excellent resource
for the residents, Board of Directors, and contractors working for the Association, in the coming
years.

STRATHMEADE SQUARE
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Comments on Site Evaluation. The List of Recommended Repairs provides a component by
component discussion of defects we observe during our site evaluation. The following comments
are not intended to restate these observations but address one of the following specific issues
regarding the larger, more significant components at the community:

+ Components that require specific comments because of the manner in which they have been
treated in the Replacement Reserve Analysis.

+ Cammanta gn components that cauld not he nroparly add=asaod in the Lict of Poscmmendo
Repairs.

The comments on the following pages reflect the conditions found at the time of our site e.valuation.

Asphait pavement - general. The Replacement i
Reserve Inventory identifies 207,640 square feetof &
asphalt pavement throughout the community that is
the responsibility of the Association. The Association
conducted a project to replace this pavement in 1999
(30%), 2001 (40%), and 2003 (30%). The majority of
the asphalt pavement is in good condition considering
its age, but the pavement at Conquistador, Webley
and other locations is failing prematurely and is
approaching the end of its normal economic life. At
the most deteriorated areas, pavement is allowing
water to penetrate through the asphalt pavement, G .
causing damage and deterioration of the load carrying & TRELITE TG,
capabilities of the base materiais and bearing soils

beneath the pavement. The defects we observed included areas with open cracks, holes in the
pavement, alligatoring, and depressed areas of pavement indicating damage to the base materials
and bearing soils beneath the pavement. We have estimated that the areas with more severe
deterioration represent approximately 30 percent of the pavement and we have scheduled this
pavement for replacement in 2013. This project is identified as “Phase One” or “P1" in the
Replacement Reserve Inventory.

e S A
: o e

As noted above, the remaining 70 percent of the asphalt pavement is generally in good condition
considering the age of the pavement and we have scheduled this pavement for replacement in
2018. This project is identified as "Phase Two" or “P2" in the Replacement Reserve Inventory.

. Asphalt pavement - replacement and repair. We have assumed that the Association will replace
the asphalt pavement by overlaying with 2 inches of new asphalt and the cost of this project is
included in the Replacement Reserve Inventory. Before the installation of the new pavement, the
existing asphalt roads and parking areas should be milled. The asphalt pavement is milled to
insure that the new pavement can be properly graded to move all water to the storm water system.

STRATHMEADE SQUARE
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Throughout the community, we observed that previous pavement operations have been done
without necessary milling of the asphalt pavement and without needed replacements of adjacent
segments of curb & gutter. The coming Phase One and Two projects will need to correct these
defects.

The project to replace the asphalt pavement should
include the evaluation of all damaged and deteriorated
pavement Areas of asphalt pavement with minor '
vLrow bl are liniled G the aa})iu:n paveiict i,
where the base materials and bearing soils have not
been damaged, may be repairable with one of the
fabric reinforcing sheets in use today, to prevent
defects from printing though to the new asphait
pavement.

Areas of asphalt pavement with more serious defects,
where the asphalt pavement has significant damage
and/or deterioration, or where base materials and/or
bearing soils beneath the pavement have been
damaged, should have defective asphalt pavement, base materials, and bearing soils removed and
replaced with materials capable of properly supporting the new pavement. The replacement cost
shown in the Replacement Reserve inventory assumes a normal replacement project with base
repairs at 5 to 15 percent of the total area. Failure to accomplish proper repairs prior the installation
of a new asphalt top coat will result in the new pavement having a substantially reduced economic
life as the old failures rapidly print through to the new asphalt. An asphalt pavement overlay,
installed over defective pavement, frequently begins failing almost immediately and will generally
be at complete failure in 2 to 5 years.

The result of a proper installation of a 2 inch asphalt
overlay, after appropriate repairs, should be a new
traffic surface with an economic life of 14 to 18 years
for the roads and parking areas. For the Replacement
Reserve inventory, we have assumed that appropriate
repairs will be made, that the new pavement will be
properly installed, and that the roads and parking
areas will have an economic life of 16 years. The
economic life should be adjusted in the coming years
as the Replacement Reserve Inventory is updated, to
reflect the actual condition of the asphalt pavement as
it ages. This evaluation should be conducted every
three to five years.

In multiple locations the concrete curb & gutter segments are damaged and/or displaced. These
defective segments of curb & gutter wili prevent proper grading of the new asphalt pavement and/or
allow water to penetrate into the bearing soils beneath the curb & gutter segments and adjacent
asphalt pavement. These curb & gutter segments should be replaced before, or in conjunction with,

STRATHMEADE SQUARE
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the project to replace the asphalt pavement, to establish a proper grade and insure that all water is
properly directed to the storm water system.

Asphalt trails. The asphalt trails throughout the
community were replaced in 2004 and 2005. We
observed defects in the trail, including cracking. The
correction of defects in the asphalt trails that are
potential hazards should be corrected in conjunction
with the Acnhalt Pavemaent Maintorance Program
discussed below. We have assumed that the
maintenance and repair of the trails will allow the trails
to be kept in service until 2018.

Asphalt Pavement Maintenance Program. It the
Phase One and Phase Two asphalt pavement is to be .
kept in service until 2013 and 2018 respectively, the
Association will need to establish an aggressive
Asphalt Pavement Maintenance Program. This program should include the components discussed
helow:

*  Crack sealing. All small cracks and defects in the asphalt pavement should be sealed with
an appropriate sealing compound. If the cracks or defects are too large to be sealed with a
sealing compound, or if the defects have resulted in displacement of the asphalt pavement,
indicating damage to the base materials or bearing soils, defective areas of asphait
pavement, base materials, and bearing soils should be cut olit and replaced. This repair
should be done annually.

* Cleaning. Long term exposure to oil and gas
breaks down asphalt. Automobiles leaking gas -
and/or oil should be removed from the
community immediately and spill areas
cleaned to prevent damage to the asphait
pavement. The maintenance of the asphalt
pavement should include the cleaning of ,
asphalt pavement damaged by oil and/or gas
and the cutting out and replacement of "
deteriorated pavement. This should be done
annually in conjunction with the crack sealing
project discussed above.

* Seal coating. Seal coating should be done every three to five years. For this maintenance
activity to be effective in extending the life the asphait, the crack sealing and cleaning of the
asphalt discussed above, should be done first.

«  Striping. After completion of the seal coating, install new striping in parking areas.

STRATHMEADE SQUARE
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The maintenance and repair activities associated with The Asphalt Pavement Maintenance
Program are not appropriately funded from Replacement Reserves. Funding maintenance and
repair from Replacement Reserves may have adverse tax consequences for the Association. We
recommend the Association establish a line item in the annual community budget for maintenance
and repair of the asphalt pavement.

Concrete components. We identified approximately
2,54 square feet of cuncrele pavement (sivewalks
and stairs) and 12,160 feet of concrete curb & gutter
throughout the community that is the responsibility of
the Association. There are extensive defects in these
components including components that are severely 2}
deteriorated, damaged, and displaced. Some of these
defects are trip hazards and we have included the
correction of safety related defects in the List of
Recommended Repairs and recommend that the
defective components be replaced as soon as
possible to protect the residents from potential injury
and the Association from potential liahility for those
injuries. Muliiple segments of curb & gutter will need
to be replaced prior to, or in conjunction with, the asphalt replacement repairs that will be necessary
in conjunction with the Asphalt Pavement Maintenance Program, to insure that the repairs fo the
asphalt pavement can be properly graded o direct water to the storm water system.

In the Replacement Reserve Inventory, we have
assumed that 5 percent of the adjacent concrete
components will be replaced in conjunction with the
Phase One and Phase 2 Asphalt Pavement
Replacement Project scheduted in 2013 and 2018.
Subsequent cycles of concrete component :
replacements are scheduled at 16 year intervals in the 8
Replacement Reserve Inventory, to coincide with
future asphalt replacement projects. We have
accelerated the percentages of concrete components
scheduled for replacement in future projects to reflect
a normal aging pattern. Interim replacements may be
necessary and in the Replacement Reserve Inventory,
we have assumed that these replacements will not be
funded from Replacement Reserves.

STRATHMEADE SQUARE
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Tot lots. The Association has continued to replace
older tot lot equipment with new equipment that is of
superior quality. The only “older” equipment that
remains in service is the swing at the Conquistador
Tot Lot and we have scheduled it for replacement in
2013. The List of Recommended Repairs outlines
several defects we observed at the tot lots and

r_gﬁnrnmnn.:l_g o ?qmpr{:h:nsi._.r —ele

T oUIiLallniy a
playground safety specialist. This evaluation should
be conducted as soon as possible. The defects we
have identified and those identified by the playground
safety specialist should be corrected as soon as
possible to protect those using the tot lot from
potential injury and the Association from potential
lfability for those injuries.

Community Building. A concrete walkway is
cantilevered from the building structure on all 4 sides
of the upper level of the Community Building. The
absence of a waterproof traffic coating on the exposed @7
structural concrete is allowing water penetration and if
not stopped, it will result in damage to the steel
reinforcing and will require a expensive restoration
project. We have included the installation of a

protective waterproofing membrane in the List of
Recommended Repairs.

The project should include the restoration of the metal
railing and the metal railing attachment points.

STRATHMEADE SQUARE
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D. INVENTORY

Basis. The data contained in the Replacement Reserve Inventory is based upon information
provided by the Association and our field observations and measurements in August 2010. No
drawings or documents were provided for our review in conjunction with the preparation of this
Replacement Reserve Study. We also utilized aerial photographs of the community. We confirmed
the scale of the aerial photographs using field measurements.

Trariind aiils duiivial Funding, SUvGaE ooiipon@n s fave Leen indivucd in e Nepacoiment
Reserve Inventory at less that 100 percent of their full replacement value, This is done on
components that will never be replaced in their entirety, but which will require periodic replacements
over time. Examples of this type of component include:

+  Wood stockade fencing. Stockade fences have been
installed to connect many of the buildings, creating semi kA
enclosed landscaped areas. Additional fencing is installed at i
the Tobin Tot Lot. We have assumed that 25 percent of the il
system will be replaced every 5 years with the initial
replacement scheduled in 2014.

*  Wood retaining walls. Multiple small wood retaining walls
are installed on property owned by the Association. We have
made specific recommendations regarding the replacement of
these walls in "Wood retaining walls” below. In the
Replacement Reserve Inventory, we have assumed that 25
percent of the system will be replaced every 5 years with the
initial replacement scheduled in 2014.

2y At Y

The percentage of the components scheduled for replacement should be adjusted in future years
based on historical data and experience. All other components are included in the Replacement
Reserve Inventory at their full estimated replacement cost.

Estimated Life Left. The values in the "Estimated Life Left in Years” column in the Replacement
Reserve Inventory have been established by the Analyst based upon a visual evaluation of the
components. The values are not based upon a mathematical formula directly related to "Estimated
Economic Life in Years." Some components may experience longer lives while others may
experience shorter lives depending on many factors such as environment, quality of the component,
maintenance, timeliness of repairs, etc.

Tennis court. The Association has removed the tennis court since our last evaluation in May 2006.

STRATHMEADE SQUARE
PAGE 13 OF 17
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RSTUDY+

REPLACEMENT RESERVE REPORT

Exclusions. The foliowing items have been excluded from the Replacement Reserve Inventory. If
any of these exclusions have been made in error, we will reinsert the component at the request of
the Board of Directors:

Long-lived components. Components that when properly
maintained, can be assumed to have a life equal to the property
as a whole, are excluded from the Replacement Reserve
Inventory. Examples of components excluded from the

P P DU
R TN

Reouive Inveiilony Ly dis sian ey niviuds.

«  Community Building electrical service.

+  Community Building foundation and structure (monitoring of R
cracks in the foundations and the correction of defects in LR
cantilevered concrete walk are discussed elsewhere in this Study).

Value. For ease of administration of the Replacement Reserves
and to reflect accurately how Replacement Reserves are
administered, components with a dollar value less than $2,000.00
have been excluded from the Replacement Reserve Inventory.
Examples of components excluded from the Replacement
Reserve Inventory by this standard include:

+  Community Building furnishings and fixtures

*  Community Building plumbing fixtures and partitions.

«  Community Building interior and exterior light fixtures.

*  Community Building HVAC equipment and exhaust fans.

+  Community Building exterior louvers.

»  Community Building balcony coating.

*  General signage throughout the community, notice board,
and entrance signage.

*  Diving board stand.

*  Totlot mulch/resilient ground cover.

*  Trash receptacles and benches.

»  Basketball goals.

*  Metal raiiings located at the Pool House and throughout the
community and a wood railing at Whipple Court.

Unit improvements. We understand that the elements of the

project that relate to a single unit are the responsibility of that unit ;
owner. Examples of components excluded from the Replacement
Reserve Inventory by this standard include: L

*  Concrete lead walks behind the edge of the Association
owned sidewalks, closest to the houses, including all
replacements resulting from a differential in elevation
between individual and community owned components.

STRATHMEABDE SQUARE
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+  Utiiity connections, including water, sewer, gas, and electrical, that serve a single unit, even
when they are on property owned by the Assaciation.

*  Building exteriors and site improvements including the decks, concrete steps, fences,
stoops, retaining walls and patios.

Storm water management system. There is an extensive storm
water system installed throughout the community. No drawings
detailing the components of the system were available for our
raview hit the systers likaly inclidos Intate gitiete theorzp oo,
subsurface piping, and other structures. For the purpose of the
Replacement Reserve Inventory, we have excluded this system
and assumed that any needed replacements will not be funded

from Replacement Reserves.

Domestic water supply mains. There is an extensive network of domestic water mains installed
throughout the community on property owned by the Association. No drawings detailing the
components of the system were available for our review. For the purpose of the Replacement
Reserve Inventory, we have excluded this system and assumed that any needed replacements
will not be funded from Replacement Reserves.

Sanitary sewer mains. There is an extensive network of sanitary sewer mains installed
throughout the community on property owned by the Association. No drawings detailing the
components of the system were available for our review. For the purpose of the Replacement
Reserve inventory, we have excluded this system and assumed that any needed replacements
will not be funded from Replacement Reserves.

Other Utilities. Many improvements owned by utility companies RTINS
are on property owned by the Association. We have assumed that i e
repair, maintenance, and replacements of these components will
be done at the expense of the appropriate utility company,
Examples of components excluded from the Replacement
Reserve Inventory by this standard include:

3
o g
{p{ 1‘_}}\3} X

" 2 4
Py i N gy

*  Primary electric feeds and transformers. e : ;
F&g%:%béxiéi LA AT R el oK L

* Telephone and cable TV systems.
*  Streetlights.

Maintenance Activities. Maintenance activities are NOT appropriately funded from
Replacement Reserves. Funding maintenance and repair activities from Reserves may have
adverse tax consequences for the Association. Examples of components excluded from the
Replacement Reserve Inventory by this standard include:

*  Painting of curbs.

*  Painting of retaining wall at swimming pool.

+  Painting of metal railings and Community Building exterior and interior.
*  Asphalt pavement crack sealing, cleaning, striping, and seal coating.

STRATHMEALE SQUARE
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REPLACEMENT RESERVE REPORT

*  Landscaping, landscape maintenance, and site grading.
*  Cleaning and janitorial services.

Wood retaining walls. There are multiple small wood retaining
walls installed throughout the community on property owned by
the Association and we have included a project to replace 25
percent of these wall every 5 years in the Replacement Reserve
Inventory. We recommend the Association make replacements
with orne ofthe cegmental rEizining wanl wyuiGnit wit v e kel
today. These systems generally have a cost 15 to 25 percent
greater than a wood wall, but can be assumed to have an =
unlimited economic life. We have submitted and electronic copy Vet b -
(in Adobe pdf format) of a brochure on segmental retaining wall systems along with the electronic

copy of this Replacement Reserve Study.

APRTEY;

Government. Site improvements that serve the community are
located on property owned by the local or state government.
These improvements are located in the following areas:

*  Tobin Road.

*  Thompson Road.

*  Beverly Drive.

*  Breckenridge Court (the short section from Beverly Drive to
the first cul-de-sac). '

We have assumed that any needed repairs or replacements of s
components [ocated in these areas are not the responsibility of the BSWe
Assaociation and costs associated with any work on these bad
components will not be funded from Replacement Reserves.. .
They component located in these areas include but are not limited fanils
fo those listed. o

*  Asphalt pavement.

*  Concrete curb & gutter,

*  Storm water management system components.
*  Utilities, including electrical, sanitary sewers, domestic water mains, and natural gas.

STRATHMEADE SQUARE
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E. METHODOLOGY

The site data used in this Replacement Reserve Study is based upon information provided by the
Association and our visual survey of the property on the dates stated in the Report. We have
estimated the normal economic life, remaining economic life, and replacement cost for each
component listed in the Replacement Reserve Inventory. We have used Government standards,
published estimating manuals, our experience with similar properties, and engineering judgment to
develop these estimates.

Our visual survey of the property did not ascertain compliance with current building codes, but
assumed that all components met building code requirements in force at the time of construction.
This Replacement Reserve Study has been developed with care by experienced persons, but
Richard J. Schuetz, AIA, Architect (and/or its representatives) makes no representations that the
Study includes, evaluates, and estimates all appropriate components, or discloses all defects,
concealed or visible. No warranty or guarantee is expressed or implied.

Actual experience in replacing components may differ significantly from the estimates in the Study
because of conditions beyond our control. These differences may be caused by maintenance
practices, inflation, variations in pricing and market conditions, future technological developments,
regulatory actions, acts of God, and luck. Some components may function normally during our
survey and then fail without notice.

The intent of this RSTUDY+ Replacement Reserve Study is to provide the Association with an
inventory of the common elements of the community, a genera! view of the condition of these
components, and an effective financial planning tool for the replacement of the community facilities
and infrastructure components with limited life, for which, the Association is responsible. To be
effective, this Study should be reviewed by the STRATHMEADE SQUARE Board of Directors,
those responsible for the management of the components included in the Inventory, and the
accounting professionals employed by the Association. We are prepared to provide a revision to
Replacement Reserve Inventory and the Replacement Reserve Analysis upon the request of the
Board of Directors.

Respectfully Submitted,

RICHARD J. SCHUETZ, AIA
ARCHITECT

W Bruce Benmett

Wm. Bruce Bennett
Senior Reserve Analyst

STRATHMEADE SQUARE
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REPLACEMENT RESERVE ANALYSIS

Strathmeade Square October 2010

GENERAL INFORMATION:
2011  Study Year
$237,358 Replacement Reserves reported to be on deposit at start of Study Year
$1,953,337 Estimated value of all Components included in the Replacement Reserve Inventory

The information shown in this Summary does not account for interest
earned on Replacement Reserves on deposit, nor does it include adjustments for
inflation. For more information see the attached Appendix.

REPORTED CURRENT FUNDING DATA:
$62,000] REPORTED CURRENT ANNUAL CONTRIBUTION TO REPLACEMENT RESERVES
$16.72  Per unit current manthly contribution to Replacement Reserves

CASH FLOW METHOD CALCULATIONS:
_.564,250" MINIMUM RECOMMENDED ANNUAL CONTRIBUTION TO REPLACEMENT RESERVES

$17.33  Per unit miniumum recommended monthly contribution to Replacement Reserves
397,667 Recommended minimum Replacement Reserve Funding Threshold (5.0 percent)
2034  First year Reserves fall to minimum recommended level {Design Year)

COMPONENT METHOD CALCULATIONS:
_$129,682¢ MINIMUM RECOMMENDED ANNUAL CONTRIBUTION TO RESERVES (IN STUDY YEAR)

$34.97  Per unit miniumum recammended manthly contribution to Replacement Reserves
$896,103  Current Funding Objective
26.43%  Funding Percentage
$658,745  One time deposit required to fully fund Replacement Reserves
$61,111  Annual Contribution to Replacement Reserves if Reserves were fully funded,

PROJECT INFORMATION.:
PROPERTY MANAGED BY: MAJOR COMPONENTS IN ANALYSIS: TYPE OF PROPERTY:
SEQUOIA MANAGEMENT CO. Asphalt pavement, concrete sidewalks, curb Townhouse
Mr. Sharon Robinsen & gutter, asphalt trails, Pool House, MP # OF UNITS:
13998 Parkeast Circle court, swimming pools, tot lots, fencing, etc. 309
Chantilly, Virginia 22151 PROPERTY LOCATION: YEAR BUILT:
{703) 803-9641 Annandale, Virginia 1970

NOTES:

1. This Replacement Reserve Analysis complies with the National Reserve Study Standards, adopted by the Community
Associations Institute (CAl) in 1998,

2. This Analysis applies to the 2011 accounting year, which runs from February 1, 2011 to January 31, 2012, 3

2. This Analysis does NOT include funding for the repairs and replacements outlined in the List of Recommended Repairs, §

3. The Association reports Reserves totaling $237,358 will be on deposit as of January 31, 2011, The Association reports ]
they are currently contributing $5,167 per month to Replacement Reserves,

Richard J. Schuetz, AlA, Architect AA

5101 10th Street Souh, Suite 4, Arlington, VA 22204 Tel: (703) 820-1780 Fax: (703) 820-1835 rick@great-architecture.com 1049.06
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REPLACEMENT RESERVE ANALYSIS

Strathmeade Square October 2010

Funding Methods Comparison Graph - Cumulative Receipts and Expenditures
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REPLACEMENT RESERVE ANALYSIS

October 2010

Cash Flow Method - Cumulative Receipts and Expenditures Graph
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©J Cash Flow Method - Cumulative Receipts -%- Cash Flow Method - Year End Balance [ ] Cumulative Expenditures

Cash Flow Method Data - Years 1 through 30

Year 2011 2012 2013 2614 2015 2016 2017 28 2019 2020 TEN YEAR

Starting balance $237.358 SUMMARIES
Annual deposit $64,250 384,250 $64,250 $54,250 564,250 $64,250 $64,250 $64,250 $64,250 $84,250

Expenditures;

Expenditures $0 50 Si47.221 §7,220 50 528,938 $109,026 5291,368 $21,330 %0 5605,209

Year end balance $301,609 $365,859 $282,880 $339,208 $404,059 8439,372 $304,507 $167,482 5210,402 3274653 Receipts:

Minimum rec. funding Ivl. $97,6587 557,657 $97,687 $97.687 $97.657 $97,667 $67,6687 $07,667 $07,667 507,667 $870,862
Cumulative expenditures $a 0 $147.221 $154,551 $154,551 $183,488 $292,514 $583,879 $608,209 $605,209
Cumulativa recaipts $301,608 $365,850 $430,109 $484,380 $348.810 $622,880 687,111 $751,361 $815,812 $679,862

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 Exponditures:

Annual deposit $64,250 $64,250 $64.250 $684.250 $64,250 $64,250 $64,250 $64,250 $64,250 564,250 424,188

Recelpts:

Expenditures $50,050 $0.000 $13.388 57320 $9.630 $3,675 $33,248 $7,550 $262,320 528,000 5644,525
Year end balance $288,853 344,104 $394,966 5461,887 3506,507 5667,082 590,087 $684,787 $458, 17 $492,968
Minimum reg. funding Ivl. $97,687 $97.687 $97.667 £97.667 $67,6567 $97.657 $487.657 $97.887 $07,667 597,687
Cumulalive expendilures $655,259 $684,250 877,647 $684,877 $694,607 $698,282 5731,528 §735,078  51.001,388  $1,029,397
Cumulative receipts $944,112  $4,008,383 51072613 $1,038863 51,201,114 $1.265386  $1,320614 31,393,865 51458115  $1.522,365

2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 Expenditures:

Annual deposit £84,250 564,250 564,260 $64,250 $52682 $52,882 $52,682 $52.662 $52,682 552,682 S722 876G

Receipts:

Expenditures $212,190 50 58,200 §333,913 30 526,750 519,938 $0 $16,330¢ $7.550 $575,122
Year end balance 5245,029 $309,279 $367,320 597,687 $150,348 $176,280 $200.024 $261,705 3200.057 $343.188
Minimum rec. funding lvl. $97.667 397,667 397,667 597,687 597,667 597,687 597,687 597,687 597,667 597,667
Cumutative expenditures. 51,341,567 51,341,687  $1,347,787 31,681,700 51,881,700 §1,708.450 51,728,387 51720387 S1,74M4T 51752267
Cumutative receipis $1.588.616 $1,650,868 $1.715118  $1.779.367 $1.832.048 51834730  $1,837.417 31,880,003  $2,042774  32,005458

i Doslgn ¥r

Richard J. Schuetz, AlA, Architect 4 A3

5101 10th Street Souh, Suite 4, Arlington, VA 22204 Tel: (703) 820-1790 Fax: (703) 820-1695 rick@great-architecture.com . 1049.06
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Component Method - Cumulative Receipts and Expenditures Graph
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Component Method Data - Years 1 through 30

Year
Starting balance
Annual deposit

Expanditures

Year end balance
Cumulalive Expenditures
Cumulalive Recelpls

Year
Annual deposit

Expendifuras

Year end balanca
Cumulative Expendityres
Cumulative Receipts

Year
Annual deposit

Expenditures

Year end balance
Cumulative Expendilures
Cumulative Receipls

2011
$237,358
$129.682

50
$357,040
50
$367.040

2021
575982

$50,050
$686,31
3655,259
51,341,630

201
572,754

312,190
741,032
$1,341,587
2,082,619

2012
516,692

30
$498,722
30
$496,722

2022
£74,738

$5,000
$752,107
$6684,259
51,416,356

2032
$68,932

50
$807,864
$1,341,587
32,149,561

2013
$120,682

$147.221
$479,183
147,221
$628.403

2023
$74,515

513,388
$6813.234
$677,847

$1,480,881

2033
$68,932

$8,200
SE58,506
$1,347.787
$2,216,483

2014
580,046

$7.330
$570,809
5154531
3725449

2024
$74515

57,32
880,419
$884,077

41,565,336

2034
$66,632

3333813
$801,715
$1,851.700
$2,283,415

2016
398,777

50
$660.875
5154661
5824.226

2026
§74,515

$0,830
$945,304
5694,607
§1,629.511

2035
364,667

S0
5666,381
51.684.700
52,348,081

2016
388,777

$28,938
$739,515
$183,408
$923.003

2026
574,477

$3,675
51,016,107
$698,282
51,714,368

2036
584,667

$26,750
§704,258
$1,708.450
$2,412,748

2017
561,394

$109.026
$727.882
$262,514
$1.020,397

2027
574,444

533,248
31,087,304
$731,528
$1,788,932

2037
$64.567

510,938
$740.027
$1,7208,387
$2,477415

2018
$62,623

$291.365
$529,141
$583,879
51,113,020

2028
&74,127

§7,550
$1,123,88%
$739,078
$1,862,559

2038
$84,867

50
$0813,694
$1,728,387
$2,542,081

201%
76,847

$21.230
5584,458
$605,200
$1,180,687

2023
74,027

%282,320
$935.688
$1,004,308
$1,037,086

2039
$64,687

$16,330
862,030
51,744,717
$2,608,748

2020
$75,082

30
$660,440
$605,209

51,285,849

2030
$72,779

528,000
5580458
$1,020,397
$2,009.865

2040
564,667

57,550
$819,147
$1,752,287
$2,671.414

TENYEAR
SUMMARIES

Expeanditures:
$805,209
Receipls:
$1,265,649

Expenditures:
$424,188

Receipls:
$748.228

Expenditures:
$722870

Receipts:
$663,580

Richard J. Schuetz, AlA, Architect

5101 10th Street Souh, Suite 4, Arington, VA 22204 Tel: (703) 820-1790 Fax: (703) 820-1595 rick@great-architecture.com
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Strathmeade Square

Current Association Funding - Cumulative Receipts and Expenditures Graph

$2,500,000

! s $2,097,358
$2,000,000 - e S e S e e s e s A

A”‘ $1,752,267

| AT

$1,500000 - - S T Y S e

$1,000,000

$500,000

A

=

A K
x|

2011 2013 2015 2017 2019 2021 2023 2025 2027 2029 2031 2032 2035 2037 208
2012 2014 2016 2018 2020 2022 2024 2026 2028 203G 2002 2034 2035 2038 2040

A Current Assaciation Funding - - %~ Current Funding - Year End Balance [_] Cumulative Expenditures
Cumulative Receipts

Current Funding Data - Years 1 through 30

Year 2011 2012 2013 2014 2015 206 2017 2018 2018 2020 TEN YEAR
Starting batance $237,356 SUMMARIES
Annual deposit $62,000 562,000 562,000 582,000 $62,000 462,000 $62,000 $62,000 562,000 562,000

Expeandilures:

Expenditures 50 $0 5147221 57,330 59 $28,928 3108,026 3261,365 $21,330 50 $805,209
Year end balanice $299.358 $381.358 $276,138 $330,808 $292.808 $425,870 378,844 5149479 5§190,149 $252,149 Retaipts:
Cumulative Expenditures b $0 §147.221 $154,551 $154.551 $183.488 $292.514 £583,879 $605,209 $805,200 $857,358
Cumulative Receipts $299,258 $361,338 $423,358 $485,258 647,358 $509,258 $671,358 $733,358 $795,358 $B57.358

Year 2021 2022 2023 2024 2026 2026 2027 2028 2029 2030
Annual depasit 562,000 $62,000 $62,000 $62.000 $62,000 §62,000 362,000 $62.000 $62,000 562,000 Expanditures;
5424108
Expenditures $50.050 $9.000 $13.388 $7.330 $8,630 $3,675 $33,246 $7,550 $262,320 $28,000 Receipts:
Year end balance $264,059 §317,059 $385,712 $420,382 5472,752 $531,077 $550.831 $514,281 3413861 £447 981 $620,000
Cumidative expenditures $655,259 $664,259 $677.647 684,077 $5394,607 5698,282 $731.528 $739,078 31,001,398  $1,029,267
Cumulative receipts $910,358 $881,358  $1,0432358  $1.105358 S1,167.256 $1.220.358 31201350  $1.363,358 $1.415338  $147733a

Year 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040
Annual deposit $82,000 £62,000 $62,000 $62,000 562,000 362,600 $562,000 562,000 $62,000 $62.000 Expenditures:
$722,870
Expanditures $312,190 s0 $8,200 $333,913 50 526,750 $19,938 50 518,330 §7.550 Receipts:
Yaeor end balance $197,774 3258,771 331557 $43.658 $105.658 $140.908 $182,9T1 $244,5M $290,641 $345,081 $620,000
Cumulative Expendilures $1,241,587 51,241,587  51.247,787 $1,681,700 $1,881,700 31,708,450 51,728,387 §1728,087 51744717  $1.752.267
Cumulative Receipis $1,638,358 31601358 $1.683.358 $1.725358 $1,787.358 $1,840.358 31.911,358 $1973,358 $2,035358 §2,097,358

Richard J. Schuetz, AlA, Architect

5101 10th Street Souh, Suite 4, Arlington, VA 22204 Tel: (703) 820-1790 Fax: (703) 820-1695 rick@great-architecture.com
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Strathmeade Square 0

Graph of Annual Replacement Expenditures
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INVENTORY OF COMPONENTS - NORMAL REPLACEMENT

UNIT NORMAL REMAINING TOTAL
NUMBER REPLACEMENT ECONOMIC ECONOMIC REPLACEMENT
UNIT OF UNITS COST (5) LIFE (YRS) LIFE (¥RS) COST(S)

PHASE ONE CONCRETE COMPONENTS & ASPHALT PAVEMENT
P1 - Asphalt pavement - 30% sf 62,292 $1.52 16 $94,684
2 P1-Concrete & brick sidewalks - 3% sf 2,178 $8.25 80 2 $17,965
3 P1-Concrete & brick sidewalks - 4.5% sf 3,267 $8.25 80 18 $26,949
4 P1-Concrete & brick sidewalks - 6%  sf 4,355 $8.25 80 34 $35,932
5 P1-Concrete & brick sidewalks - 7.5% sf 5,444 $8.25 80 50 $44,915
6 P1-Concrete & brick sidewalks - 9%  sf 6,533 $8.25 80 66 $53,898

P1 - Concrete curb & gutter - 3% 365 $33.50 80 $12,221
P1 - Concrete curb & gutter - 4.5% 547 $33.50 80 518,331
P1 - Concrete curb & gutter - 6% 730 $33.50 80 524,442
P1 - Concrete curh & gutter - 7.5% 912 $33.50 80 $30,552
P1 - Concrete curb & gutter - % 1,004 $33.50 80 $36,662

COMMENTS:

Asphalt pavement. The previous replacement project was done in 1988 (30%), 2001 (40%), and 2003 (30%). We have
assumed that the next asphalt pavement replacement project will be done in two phases to achieve economies of scale,
The cost shown above assumes that the pavement will be milled and that base repairs will be needed at less than
15 percent of the total area.

P1 - Asphalt pavement. We have assumed that 30 percent of the asphalt pavement will require replacement in 2013,
based upon our visual evaluation.

P1 Concrete components. We have assumed that the concrete sidewalk and curb & gutter replacements will be done in
conjunction with the asphait pavement replacement project in 2013 and every 16 years thereafter. We have include
increasing percentages of components for replacement to reflect the normal aging of the materials. Interim
replacements will be needed and we have assumed that they will not be funded from Replacement Reserves,

Richard J. Schuetz, AlA, Architect
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RSTUDY+

REPLACEMENT RESERVE INVENTORY

: Strathmeade Square

INVENTORY OF COMPONENTS - NORMAL REPLACEMENT

NUMBER
UNIT CF UNITS

UuNIT

REPLACEMENT

COST($)

FPHASE TWO CONCRETE COMPONENTS & ASPHALT PAVEMENT

P2 - Asphalt pavement - 70% sf 145,348

P2 - Concrete & brick sidewalks - 7% sf 5,081
P2 - Concrete & brick sidewalks - 10.5% sf 7.622
D9 Pnr.-ﬁrefn 8 hriml eidQ\A-nIl’., . 140,5_. 9f 10163
P2 - Concrete & brick sidewalks - 17.5% sf 12,703
P2 - Concrete & brick sidewalks - 21%  sf 15,244

P2 - Concrete curb & gutter - 7% ft 851
P2 - Concrete curb & gutter - 10.5% ft 1,277
P2 - Concrete curb & gutter - 14% ft 1,702
P2 - Concrete curb & gutter - 17.5% ft 2,128
P2 - Concrete curb & gutter - 21% it 2,554

P2 = Phase Two

COMMENTS:

$1.52

$8.25
$8.25
g8 0E
$8.25
$8.25

$33.50
$33.50
$33.50
$33.50
$33.50

NORMAL
ECONQMIC
LIFE {YRS)

16

80
80

an
(.

80
80

80
80
80
80
80

October 2010

REMAINING TOTAL
ECONOMIC REPLACEMENT
LIFE (YRS} COST (%)

$220929

$41,921
$62,881

oo ;g
A

$104,802
$125,762

$28,515
$42,773
$57,030
$71,288
585,548

Asphalt pavement. The previous replacement project was done in 1999 (30%), 2001 {40%), and 2003 (30%). We have
assumed that the next asphalt pavement replacement project will be done in two phases te achieve economies of scale.
The cost shown above assumes that the pavement will be milled and that base repairs will be needed at less than

15 percent of the total area.

P2 - Asphalt pavement. We have assumed that 70 percent of the asphalt pavement will require replacement In 2018,

based upon our visual evaluation,

P2 Concrete components. We have assumed that the concrete sidewalk and curb & gutter replacements will be done in
conjunction with the asphalt pavement replacement project in 2018 and every 16 years thereafter, We have include
increasing percentages of components for replacement to reflect the normal aging of the materials, Interim
replacements will be needed and we have assumed that they will not be funded from Replacement Reserves.

Richard J. Schuetz, AlIA, Architect
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REPLACEMENT RESERVE INVENTORY

§ Strathmeade Square October 2010 :

INVENTORY OF COMPONENTS - NORMAL REPLACEMENT

UNIT NORMAL REMAINING TOTAL
NUMBER REPLACEMENT ECONCMIC ECONOMIC REPLACEMENT
OF UNITS COST () LFE (YRS} LIFE (YRS} COST (%)

GENERAL SITE IMPROVEMENTS
Asphalt trails sf 24,228 $4.50 12 $109,026

Wood stackade fencing {(25%) 125 $22.00 $2,750
Wood retaining walls (25%) 65 $42.00 $2,730

26  Webley retaining wall & swale Is 1 $18,000.00 40 31 $18,000

COMMENTS:

Asphalt trails. Needed maintenance and repair of the asphalt trails is outlined in the List of Recommended Repairs.

Richard J. Schuetz, AlA, Architect | pag:;:
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REPLACEMENT RESERVE INVENTORY

3 Strathmeade Square October 2010

INVENTORY OF COMPONENTS - NORMAL REPLACEMENT

LNIT NORMAL REMAINING TOTAL
NUMBER REPLACEMENRT ECCNOMIC ECONOMIC REPLACEMENT
UNIT CF UNITS COST (%) LIFE (YRS} LIFE (YRS} COST {3)

COMMUNITY BUILDING & SWIMMING POOLS

CB - exterior windows and doors sf 217 $38.00 30 16 $8,246
CB - asphalt shingles sf 1,500 $2.45 20 15 $3,675

Main pool - structure sf 2,375 $65.00 60 20 $154,375
Main pool - white coat sf 2,375 $5.25 7 5 $12, 469
Main pool - coping & waterline tile ft 231 $52,00 21 1Y $12,U1%
Main pool - motor, pump, strainer ea 1 $4,800.00 12 2 $4,800

Wading pool - structure sf $65.00 60 20 $11,375
Wading pool - white coat sf $5.25 7 5 $919
Wading pool - coping & watetline tile ft $52.00 21 19 $2,600
Wading pool - motor, pump, strainer ea $1,200.00 12 10 $1,200

Pool - guard stands, ladders, rails, etc. Is $5,000.00 25 $5,000
Pool - diving board ea $1,850.00 5 $1,850
Pool - equipment - valves, filters, ete.  Is $8,000.00 20 $8,000

Pool - concrete deck sf $10.75 35 $94,600
Pool - retaining wall sf $54.00 35 $51,840

Pool - post lights $1,800.00 35 $10,800

Paol - perimeter metal fence $18.00 20 $7,380
Pool - wading pool fence $14.00 20 $1,820

COMMENTS:

Pool furniture. The Board of Directors reported in 2003 that it was their policy to fund the replacement and re-straping of
the pool furniture from the operations budget of the community, not Replacement Reserves.

CB = Community Building

Richard J. Schuetz, AlA, Architect f "4
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REPLACEMENT RESERVE INVENTORY

Strathmeade Square October 2010 ’

INVENTORY OF COMPONENTS - NORMAL REPLACEMENT

uNIT NORMAL REMAINING TOTAL
NUMSER REPLACEMENT ECCNOMIC ECONCMIC REFLACEMENT
OF UNITS COST(8) LIFE {YRS} LIFE (YRS) COST($

QOTHER RECREATION FACILITIES

Tobin tot lot equipment - slide/MP $25,000.00 20 16 $25,000
Tobin tot lot equipment - spring $1,500.00 20 18 $3,000
Tobin tot lot - wood border $12.50 12 5 $2,500
4% YWhipple Wl iUl eyuipi - swiny es : it Rvtuiuiin: i z $e non
49  Whipple tot lot equipment - gym Is 1 $3,700.00 20 10 $3,700
50 Whipple tot lot - wood border ft 154 $12.50 12 5 $1,925

DeCourcey tot lot equipment - swing $5,000.00 $5,000
DeCourcey tot lot equipment - slide $7,200.00 $7,200
DeCourcey tot lot equipment - spring $1,500.00 $3,000
DeCourcey tot lot - wood border $12.50 $3,125

Conquistador tot lot equipment - swing $5,000.00 $5,000
Conguistador Tot Lot - wood border $12.50 $1,750

DeCourcey gazebo $9,000.00 8 - $9,000
Contessa gazebo $9,000.00 $9,000

Multipurpose court surface $3.75 $18,750
Multipurpose court fencing $22.00 $3,080

COMMENTS:

Tennis court. Since our last evaluation, the Association has removed the tennis court that was installed in the open space
south of Breckenridge Court.

page:

Richard J. Schuetz, AlA, Architect | 5

5101 10th Street Souh, Suite 4, Arlington, VA 22204 Tel: (703) 820-1790 Fax: (703) 820-1695 rick@great-architecture.com ] 1045.06



RETUDY+

REPLACEMENT RESERVE INVENTORY

Strathmeade Square

October 2010

2011

No Scheduled Replacements
2014
Wocd stockade fencing (25%})

Woaad retaining wails (25%)
Poo! - diving board

Total Scheduled Replacements

2017
Asphalt trails

Total Scheduled Replacements

Cgian T

No Scheduled Replacements

Main pcol - white coat
Wading poo! - white coat

Total Scheduled Replacements

2023

$2,750
$2,730
$1,850

SCHEDULE OF REPLACEMENTS - YEARS ONE TO FIFTEEN

2012

No Scheduled Replacements

2016

No Scheduled Replacements

2013
P1 - Asphalt pavement - 30% $94,684
P1 - Concrete & brick sidewalks 517,966
P1 - Concrete curb & gutter - 3% 512,21
Pool - post lights 510,800
Conquistadar tot lot equipment - $5,000
Main pool - motor, pump, straine 54,800
Conquistador Tot Lot - wood bon 51,750
Total Scheduled Replacements 5147221

2016 :
Main pool - white coat 312,469 ¢
Pool - equipment - valves, filters, $8,000 3
DeCourcey tot lot - wood border $3,125 ¢
Tobin tot lot - wood border $2,50Q
Whipple tot lat - wood border $1,825 4
Wading pool - white coat $9191

Total Scheduled Replacements

$109,026

$108,026

512,469
$919

513,388

528,038 §

2018
P2 - Asphalt pavement - 70%
P2 - Concrete & brick sidewalks
P2 - Concrete curb & gutter - 7%

$220,929
341,921
$28,515

Total Scheduled Replacements $291,365

2019
DeCourcey gazebo
Paol - guard stands, ladders, rail
Wood stockade fencing (25%)
Woaod retaining walls (25%)
Pool - diving board

Total Scheduled Reptacements

$9,000 3
55,000 §
$2,750 §
$2,730 1
1,850

$21,330 }§

2021

Multipurpose court surface

Poal - parimeter metal fence
DeCourcey tot ot equipment - sli
DeCourcey tot lot equipment - sv
Whipple tot lot equipment - swing
Whipple tot lot equipment - gym
Pool - wading pool fence
Wading pool - motar, pumg, stra:

$18,750
$7,380
$7,200
$5,000
$5,000
$3,700
$1,820
$1,200

Total Scheduled Replacemnenis $50,050

Wood stockade fencing (25%)
Waood retaining walls {25%)
Poal - diving board

$2,750
§2,730
31,850

Total Scheduled Replacements

2022

Contessa gazebo

Total Scheduled Replacements

Richard J. Schuetz, AIA, Architect

2025
Main pool - motor, pump, straine
Muitipurpose court fencing
Conquistader Tot Lot - wood bor

Total Scheduled Replacements

$4,800 &
$3.080 §
$1,750 |

page:
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RSTUDY+

REPLACEMENT RESERVE INVENTORY

Strathmeade Square

October 2010

SCHEDULE OF REPLACEMENTS - YEARS SIXTEEN TO THIRTY

T 2026

CB - asphalt shingles 53,675

Total Scheduled Replacements

2032

No Scheduled Replacements

2035

o b v Tk 0 N[ T W TP AT T % o o T~

No Scheduled Replacements

2038

Na Scheduled Replacements

Total Scheduled Repfacemants 33,675
: 2029
il Asphall trails $109,028
i P1 - Asphalt pavement - 30% $94,684

P1 - Concrete & brick sidewalks 526,949
B P1. Goncrete curb & gutter - 4.5 $18,331
; DeCourcey tot lot equipment - 5¢ $3,000
L Tobin tot lot equipment - spring $3,000
T Wood stockade fencing (25%) $2,750
i Wood retaining walls (25%) $2,730

Other Raplacerments $1,850

$262,320

2027

Tabin tot lot equipment - slide/MI
CB - exterlor windows and doors

Main pool - white coat

Wading pool - white coat

Total Scheduled Replacements

$25,000
$8,246

2028
DeCourcey tot lot - wood barder
Tobin tot lot - wood border
Whipple tot lot - wood border

$3,125
$2,500

Total Scheduled Replacements $33,246 Total Scheduled Replacements $7.550
2030 2031
$12,469 Main pool - structure $154,375
Main poal - coping & waterline 1il $12,012 Pool - concrete deck 594,600
Wading pool - coping & waterline $2,600 Pool - retaining wall $51,840
5919 Wading pool - structure 511,375
%28,000 Total Scheduled Replacements $312,190
2033 2034
Conquistador tot lot equipment - $5,000 P2 - Asphait pavement - 70% $220,928
Wading paol - motor, pump, strai $1,200 P2 - Concrete & brick sidewalks $62,881
P2 - Concrete curb & gutter - 10. $42,773
Waod stockade fencing (25%) $2,750
Wood retaining walls {256%) 52,730
Pool - diving board $1,850

36,200

Total Scheduled Replacements

Tatal Scheduled Replacements

Multipurpose cowst surface
Posl - equipment - valves, filters,

Total Scheduled Replacements

518,750
58,000

$26,750

2037

Main pool - white coat

Main pool - motor, pump, straine
Conquistador Tot Lot - wood bor.
Wading pool - white coat

Total Scheduled Replacements

CeCourcey gazebo

Wood stockade fencing (25%)
Wood retaining walls (25%)
Pool - diving beard

Total Scheduled Replacements

2039

$8,000
$2,750
$2,730
$1,850

316,330

$12,469 §
$4,800
$1,750
$919

$19,938 §

2040
DeCourcey tot lot - wood border
Tobin tot lot - wood border
Whipple tot lot - wood border

Total Scheduled Replacements

!
; page:
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LIST OF RECOMMENDED REPAIRS

STRATHMEADE SQUARE

Annandale, Virginia
October 8, 2010

REPAIR CATEGORY PHOTOGRAPHS
AMD BESAIR NECMDIDTINN ERTIMATEN RFPAIR NOKRT
1. Asphalt maintenance program $30,000 - 40,000

asphalt roads and parking areas. Funding for
the initial year is included in the Estimated
Repair Cost shown above. The maintenance
program in the initial year of the Study should
include the tasks outlined below. See
Supplemental Photographs #33, 36, 56, 66,
74,75, 89, 103.

o

Clean all asphalt pavement. Clean areas
that have been damaged by oil/gasocline . e
and if cleaning is ineffective, the damaged AR R
areas should be cut out and replaced.

Crack seal all cracks and small defects in the asphalt
pavement. Cracks and defects that are too large for
effective crack sealing should be cut out and replaced.
After completion of the maintenance and repairs
discussed above, the asphalt pavement should be seal
coated and the parking places striped. R
Areas of asphalt pavement that impound water shouldbe .. -
cut out and replaced with asphalt pavement that is ‘
properly graded. Note that this repair may require the
replacement of adjacent segments of concrete curb & gutter.
All areas of displaced asphalt should be evaluated and 38
where the base materials or bearing soils have been
damaged, the defective materials should be cut out and
replaced. :
Properly set utility access points in the asphalt pavement -
so they do not impound water.

STRATHMEADE SQUARE
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RSTUDY+

LIST OF RECOMMENDED REPAIRS

«  Asphalt trail maintenance. The asphalt pavement
maintenance program should include the correction of
defects in the asphalt trails. The focus of the asphalt
trail maintenance program should be the correction of
defects that are potential trip hazards including the
large open cracks and displaced pavement. See
Supplemental Photograph #26, 46, 90, 102.

«  Extend the system of asphalt trails to connect with the
sidewalks along Tobin Road. See Supplemental
Photographs #63, 117,

2. Concrete components

- Concrete pavement. In advance of the next major cycle of
concrete replacements scheduled in conjunction with the
asphalt replacement project in 2013, replace defective
segments of concrete sidewalk that are potential safety ,
hazards. The segments that require replacement have one ‘
or more of the defects outlined below. See Supplemental
Photographs #9, 73, 82, 84, 86, 88, 98, 99, 108.

o Displaced segments of concrete pavement (with a
difference in elevation over 1 inch) which are trip hazards.

o Spalling segments of concrete pavement. Segments with loose or very rough
pavement are trip hazards.

«  Concrete curb & gutier. In advance of the next major cycle
of concrete replacements scheduled in conjunction with the
asphalt replacement project in 2013, replace defective
segrments of concrete curb & gutter that are potential safety
hazards or that have the defects outlined below. See
Supplementa! Photographs #32, 37, 42, 65, 74, 82, 85, 86,
94, 103, 104, 112.

o Defects that are typical of concrete pavement and
listed under concrete pavement above.

o Segments with defects that allow water to penetrate into the base materials and bearing
soils beneath the curb & gutter and adjacent asphalt pavement.

o Segments that prevent the proper grading of asphalt pavement repairs.

STRATHMEADE SQUARE
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RSTUDY+

LIST OF RECOMMENDED REPAIRS

+ Concrete stairs. In advance of the next major cycle of
concrete replacements scheduled in conjunction with the
asphait replacement project in 2013, replace defective
concrete stairs that are potential safety hazards. The stairs
that require replacement have one or more of the defects
outlined below. See Supplemental Photographs #8, 22,

107.
o Defects that are typical of concrete pavement and
Nstzd uider congrets pavement ekove.

0 Steps with uneven risers or risers greater than 8.25 inches.

«  Wood and flagstone stairs. Replace defective wood and
flagstone stairs with proper concrete stairs that do not
have uneven treads which are trip hazards. See
Supplemental Photographs #69, 70.

3. Grading, drainage, and landscape.

*  Correct defective grading at the Community Building that
impounds water against the foundation wall. Establish
proper grade at structure and modify the grade to provide a
constant fall of at least 1 inch per foot away from the
foundations for at least the first 6 feet. Grading operations
should include the remove all organic materials in the areas
to be addressed, including all top soil, ground cover, grass,
mulch, plants, shrubs, trees, leaves, etc. Where necessary, \«;x
the grade should be raised by the installation and #
compaction of a high clay content soil to prevent water penetration. Final grade should be
achieved by the installation of a maximum of 2 inches of top soil, mulch, or decorative
gravel. See Supplemental Photographs #4.

*  Evaluate the sunken area near the Whipple Tot Lot and
correct the defect causing the damage. See
Supplemental Photographs #47,

STRATHMEADE SQUARE
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4. Metal railings

‘Establish proper ground cover on property owned by the

RSTUDY+

LIST OF RECOMMENDED REPAIRS

Grade adjacent to concrete pavement, brick pavers, and !
asphalt trails to prevent water, siit, and debris from
being impounded on the components. See
Supplemental Photographs #25, 38, 55, 61, 107, 108.

Association. Correct damage caused by erosion. See
Supplemental Photographs #25, 38, 64, 95, 96, 117.

Install railings on all stairs with over 2 risers. See
Supplemental Photographs #49.

Restore and paint all damaged and/or deteriorated exterior
metal railings. See Supplemental Photographs #8, 48, 61.

Fill all rail attachment sockets with an epoxy grout, mounded _‘*
to prevent water being impounded against the metal railing.
If the concrete stair is too structurally damaged to properly
support the railing attachment, the stair should be replaced.
See Supplemental Photographs #8, 22, 52.

Properly abandon unused railing attachment sockets. See Supplemental Photographs #9.

STRATHMEADE SQUARE
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| LIST OF RECOMMENDED REPAIRS |

5. Totlot $2,000 - 3,000

6. Site Improvements - Miscellaneous

All of the tot lots, including the tot lot borders, tot lot ground cover, and tot lot
equipment should be evaluated by a playground safety specialist for compliance
with the Consumer Product Safety Commission, Handbook for Public Playground
Safety. Defects identified by the playground safety specialist should be resolved to
avoid injury to children and potential liability to the Association. The defects
include but are not limited to those discussed below. See Supplemental
Photoaranhs #44, 45, 72, 93.

o Steel reinforcing bars have been used to assemble the
tot lot wood borders. Where the steel spikes extend
above the wood borders, they have created a serious
hazard.

© Replace missing wood borders.

¢ Rusty and deteriorated metal components should be
evaluated to determine it they should be replaced or
restored.

o The paint finish on metal components has failed and the
componenis are deteriorating.

Reset defective brick paver installations. Defects that
require correction include those outlined below. See
Supplemental Photographs #60, 108.

o Displaced pavers impound water, silt, and debris creating ..
a potential trip hazard. T

o Differences in elevation between the brick pavers and
adjacent materials are potential trip hazards.

STRATHMEADE SQUARE
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RSTUDY+

LIST OF RECOMMENDED REPAIRS

Restore deterioration of the diving board base. See
Supplemental Photographs #17.

Lan i P T T T | it LTEE PR ) SRRy S SR [ RS
. “‘)puu u-.'amasn'.- W i Bu(.euv.‘; e I L L e e e Ot

to the Decourcey gazebo and damaged shingles at the
Contessa Court. See Supplemental Photographs #35, 97.

Replace missing signage. See Supplemental Photographs
#79.

Repair minor defects in the fence system at the swimming
pools. Restore finish on the posts and top rails. See
Supplemental Photographs #5, 21.

Restore deteriorated paint finish on property identification
signs and signs throughout the community. See
Supplemental Photographs #114.

STRATHMEADE SQUARE
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LIST OF RECOMMENDED REPAIRS

«  Replace deteriorated bench slats. See Supplemental
Photographs #67.

HIE
3 SR
potential trip hazards that have been installed on A S
property owned by the Association. See Supplemental
Photographs #59.

T
—

7.  Community Building - Miscellaneous $5,000 - 10,00

« Install a waterproof traffic coat on the concrete walkway that
extends around the perimeter of the Community Building.
Restore the metal railings and railing attachment points.
See Supplemental Photographs #1, 2, 3, 4.

«  Monitor the cracks in the foundation walls for additicnal
movement. See Supplemental Photographs #12.

« Restore deteriorated finishes in the restrooms that serve the -
swimming pool. See Supplemental Photographs #13.

STRATHMEADE SQUARE
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’ LIST OF RECOMMENDED REPAIRS |

Administrative Nominal

+  Notify the government agency responsible for the public
roadways (Beverly Drive and Thompson Road) in the
-community of the failure of the asphalt pavement. Request
that they make timely replacement. See Supplemental
Photographs #109, 119, 120.

* Request those responsible for the fence installed along the
east property boundary, make needed repairs. See
Supplemental Photographs #83.

+  Notify those responsible for the streetlights that the open
electrical junction boxes are a serious safety hazard. See
Supplemental Photographs #28, 30.

yir .
IS _':x;i,.a s,
@?ﬁ& ‘g‘ R
Replacement Reserves - The following projects listed in the Rep]acement Reserve Inventory
and are scheduled for completion in the Study Year. Funding for these projects in assumed to
be from Replacement Reserves and the costs are not included in the cost shown below for the
defects cited in the Paragraphs above.

+ Tot Lot Equipment. Replace the tot lot equipment and border at the Conquistador Tot Lot.

TOTAL COST OF RECOMMENDED REPAIRS $65,000 - $98,000

NOTE: Defects that are potential safety hazards should be repaired immediately to prevent
personal injury and to protect the Association from potential liability. We have identified safety
hazards in the above List of Recommend Repairs by printing them in bold.

STRATHMEADE SQUARE
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STRATHMEADE SQUARE

October 2010

Supplemental Photographs
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L X = g -
e g : i PETELIS

Photo #1. Photographs taken on August 21,
2010. General view of the Community
Building.

Page 1

ey

Photo #2. Upper surface of the concrete

walkway that surrounds the upper level of the
Community Building has defects that allow
water penetration into the structure.,

Photo #3. Evidence of water penetration
through the concrete structure.

Photo #4. Evidence of water penetration
through the concrete structure.

T I S A NS Ly

Photo #5. Minor damage to the fence
surrounding the swimming pool.

Photo #6. General view of the meeting
room.




STRATHMEADE SQUARE

October 2010

Supplemental Photographs

Photo #7. General view of the swimming
pool.

Photo #11. Wading pool pump.

Page 2

K % e ey

| e uph

Photo #8. Failed stair railing socket. Note
the failing paint finish on the metal railing.

'
h

Photo #10. Pool Pump.

Photo #12. Open crack in the foundation
wall.




STRATHMEADE SQUARE

October 2010

Supplemental Photographs

sh.

Page 3

Photo #14. General view of the restroom
facilities.

A

Photo #17. Diving board base and base
attachment hardware is in rusting and
deteriorated.

Photo #18. General view of the MP court
adjacent to the swimming pool.




STRATHMEADE SQUARE

October 20190

Supplemental Photographs

Photo #18. General view of the pool
furniture.

. . . b . e

Photo #23. HVAC outdoor unit is installed in
an area that may obstruct proper air flow,

Page 4

Photo #20. Lights on the pool deck date to
initiai construction.

Photo #22. Concrete stair and railing is in
poor condition.

P
pool is very steep.




STRATHMEADE SQUARE

October 2010

Supplemental Photographs

Page 5

Photo #2 ypical open space owned b
the Association that does not have proper

ground cover.

asphalt trail.

Photo #26. Typical large open crack in the

N

At s,

S

Photo #27. General view of the retaining
wall that supports the swimming pools.

7,

P i R

Photo #29. MP court surface
erosion but is generally in good condition.

el sl

al junctiol
the strestlight is a safety hazard.

0X 0

the streetlight is a safety hazard.




STRATHMEADE SQUARE

October 2010

Supplemental Photographs

Photo #31.
Court,

Photo #33. Crack has been sealed at some

point but the sealant has failed and the crack
has grown, Contessa.

A ettt RN S
Photo #35. Typical damaged asphalt
shingles on the gazebos, Contessa.

Page 6

Photo #32. Typical displaced concrete

components where a difference in elevation
between the components has created a

Boba

/ ety )
Photo #34. General view of the Contessa
Gazebo.

Fhoto #36. Typical cil/gascline damaged
asphalt pavement.
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Photo #37. Typical damaged concrete curb
& gutter.

Photo #39. Gravel trail and wood retaining
wall behind the units on the north side of
Whipple Court.

e
Photo #41. Railing along trail, Whipple
Court.

Page 7
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Photo #38. Grade adjacent to the asphalt
trail impounds water, silt and debris on the
trail.

.

g s
Concrete curb & gutter is not

properly pitched to move water to the storm
water system, Whipple,

Photo #42.
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Photo #45. Missing section of wood border, Photo #46. Typical large open crack in the
Whipple Tot Lot. asphailt trail, near the Whipple Tot Lot.

- P r0 %

Photo #47. Erosion/sinkhole near the Photo #48. Typical damaged sign, and metal
Whipple Tot Lot. stair railing, Whipple Court.




STRATHMEADE SQUARE

October 2010

Supplemental Photographs

Photo #49. Concrete stair without a proper
handrail, Whipple Court.

Photo #51. General view of the stockade
fence.

Page 9

L |

Photo #50. Decorative landscape feature in
the open space at the southeast corner of
Whipple Court.

Photo #52. Railing sockets are not properly
installed into the concrete pavement, near
the corner of Tobin and Whipple.

Photo #54. Finish on the tot lot equipment at
the Tobin Tot Lot is nat aging well,
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Photo #55. Grade adjacent to the asphalt

trail impounds water, siit and debris on the
trail.

!

Photo #57, Concrete swale behind the
Webley Court units that back to Beverly
Drive.

Photo #58. Wood retaining wall may be
installed on property owned by the
Association, Breckenridge Court.

a2t o i

5.
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placed brick pave
potential trip hazard.

Photo #59. Pavers and wood curb maybe
installed on property owned by the
Association, Breckenridge Court.
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Photo #61. Railing is not properly installed Photo #62. Asphalt trail that lead to the
into the concrete steps, Breckenridge Court, . tennis court that has been removed.

7 SATRAR BT
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Photo #63. Asphalt trail terminates at an Photo #64. Small wocd retaining wall,
unsafe slope at Tobin Road. Breckenridge Court.

e Eae e TR
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Photo #65. Displaced concrete curb & Photo #66. Depressed pavement indicating
gutter, Breckenridge Court. damage to the base materials and bearing

soils, Breckenridge Court.
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Photo #67. Typical checked wood bench
slats and failed paint system.

Y

Photo #69. Poorly constructed stair with
uneven treads connects to Beverly Drive
from the parking area off of Thompson Road.

Photo #71. General view of the Conquistador
Court Tot Lot.

Page 12
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Photo #88. General view of the parking area
off of Thompson Road.

Iy
k]

Photo #70. Poorly constructed stair with
uneven treads connects Glastonbury Court
and Beverly Drive.

~ o <ty

Photo #72. Improperly installed re-bar is a
hazard, Conquistador Tot Lot.
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Photo #73. Severely deteriorated concrete
pavement, Conquistador.

halt pavement
indicating damage to the base materials and
bearing soils, Conquistador.

Photo #77. Typical displaced lead walk.

Page 13

Photo #74. Asphalt pavement is not properly

pitched to move water to the storm water
system. Correction will require the
replacement of the concrete curb.,

Photo #76. Typical bench.

Photo #78. General view of Ledbury Court,
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Court.
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Photo #82. Typical displaced concrete

components where a difference in elevation
between the components has created a
otential trip hazard.

Photo #83. Damaged fence installed along
the east property boundary.

e

AR

-%E-:‘&
S R YR

Photo #84. Displaced concrete pavement
segments, Viscount.
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Photo #85. Damaged curb & gutter ang
storm water inlet apron.

Photo #87. Damaged gazebo, Decourcey.

Photo #89. General view of Decourcey.
Note gasoline/oil damage to the pavement,

Page 15

Fhoto #86. Concrete sidewalk replacement
did not correct a potential trip hazard,
Viscount.

Photo #88. Damaged concrete pavement at
the Decourcey gazebo.

cracking and displacemant.
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Supplemental Photographs
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Photo #91. General view of Decourcey Tot 1
Lot.

Photo #94. Damaged concrete curb,
Decourcey.

. we i

R
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Photo #95. Wood retaining wall at a storm
water inlet between Decourcey and Victor.

Photo #96. Property owned by the

Association without proper ground cover and
with erosion.
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Photo #97. General view of

Victor Circle.

Photo #98. Concrete sidewalk is severely
deteriorated and displaced, Victor Circle,

L

)

WA AR
i 'fi’?i:“a .;:.'*‘5
T SR AR D

!
)

pavement, Victor Circle.

Photo #89. Severely deteriorated concrete

~

R
B g_.,,"w 3} -

Photo #101. Grade adjacent
trail is a potential trip hazard.

Photo #100. Small section of brick pavers,
Victor Circle.

e Wt

Photo #102. Large open cracks in the
asphalt trail, Gastonbury.
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3

Photo #103. Concrete curb & gutt not
properly pitched to move water to the storm
water system, Gastonbury.,

Photo #105. Several areas of brick pavers
are installed throughout the community.
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L

Photo #106. Brick pavers and concrete
Components are not properly pitched to move
water to the storm water system,

Photo #107. Water silt and debris is —[
impounded at the base of the stair leading
from Gastanbury to Thompson Road.

! SK)

Photo #108. Sidewalk installed along
Thompson Road impounds water and debris.
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Photo #109. Thompson Road asphalt
pavement is generally in poor condition.

pool.

TN RERS
1t ERETEY T
E

.‘)..,

Photo #113. Notice board.

Page 19

Building parking lot.

Breckenridge Court.

placed curb & gutter at
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TEE
Photo #115. General view of the Tobin Tot
Lot.

Photo #117. Asphalt trail terminates short of
the Tobin Road sidewalk,

. . il

Photo #119. Asphalt pavement is generally
in very poor condition, Breckenridge Court.
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W

Photo #116. Wood fence along Tobin Road
near the Tobin Tot Lot.

AL

X

Photo #118. Depressed pavement,
Breckenridge Court.

=k h .

Photo #120. Beverly Drive asphalt pavement
is generally in very poor condition.
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REPLACEMENT RESERVE ALLOCATION

Strathmeade Square October 2010

]
Estimmed  Allocation | 2012 2013
ltem Replacement  of Reserves | Yeur End Year End Year Gnd
¥ Component Cosl on Duposilg Deposits  Expenses Ralance Deposits Expenses Balance Deposits Lxperises Balance -

NORMAL COMPONENTS

PHASE ONE CONCRETL: COM :
1 - Asphall pavement - 30% 04,684 .684 94684 94,684

H
2 Pl = Conerete & brick sidewaiks 17.946 17,9661 17956 17,966
3 P1-Corerete & brick sidewalks 26,949 '
4 Pl - Congrete & brick sidewnlks 15,932 ! i
5 P1-Conerere & hrick sidnvalks 44,015 ' !
G 1L DNCRte & OFICK SHIITIKS AR ) R : :
7 PI - Conerete curb & guiter - 3% 12.221 12,22) ; 12,221 i 129211
B P - Conercte curb & gutter - 4.5 18,331 i : ;
9 Pl - Conercle curb & guner - 6% 24442 : f !
10 PI - Conerele curk & gulter - 7.5 30,852 . ' |
11 PY - Canerete eurb & gutler - 9% 36,662 ' ' ;
; r
PHASE TW0O CONCRETE COM | £ E F
12 P2 - Asphait pavewent - 70% 220929 i 6.896 ﬁ.ﬂ‘)ﬁl 48718 35.614 ; 48.718 104,332
13 P2 Concrete & brick sidewalks 41921 : 1,308 Liog 9,244 16,553 0,234 19,797 §
14 P2 - Canercte & brick sidewalks 62,881 H } ]
15 122 - Conerere & brick sidewalks 83,341 i '
16 2. Conerete & hrick sidewalks 144802 i i ;
17 P2 - Conerete & brick sidewalks 125,762 . H ' .
18 P2 - Canerete curb & gutier = 3% 28,515 f 490 X‘Jﬂf 6.288 2178 ! 6,288 13466 13
19 P2 . Conerete curh & gutter - 1t 42,773 ' t i -
200 P2 - Concrele curh & gultee - 14¢ 57030 : ' !
21 P2 - Conerete curh & gutter - 17, Ti.288 ; : H
I2 P2 Conerete curb & putier - 214 85546 : i t
f i
GENERAL SITE iMPROVIEME ' ! 3
23 Asphaltimils 109,026 53,870 35,156 109,026} 109,026 1919,026
24 Waed stockade feneing (25%5) 2,750 2,750 27501 2,750 2750 ¢
25 Woud rerzining walls (25%) 1730 2,730 2,730 H 2,730 2730
26 Wehley retaining wall & swale 18,000 : i

COMMUNITY BUILIING & 8

O3 - exterior windows and doors 8246
"C1 - asphaalt shingies 1,475 i

Main poet - struciure 154375 :

Main poul ~ white coat 12,469 124691 12,469
Main pool - caping & waterline L 12,012 |

Mauin pool - motor, pump, straine 4,800 4,800 4,400
Wading pool - staucture 11375 :

Wading pool - while coat 914 910! 919
Wadlng poal - coping & waterlin 2,600 \r :
Wading poal - molor. pump. stra 1,200 ‘
Poal - guard stands, helders, rmils 5000 .

Poal - diving board 1,850 1,850 1850
Ponl - equipmient - valves, lilters. #,000 8.()[)05 8,000+
I'onl « conerele deck 94,6001 ; !
P! - relnining wall 51,340 i i
Poal « post lights 10400 10,800 ; 10.800
ool - perimeter metal fence 7,380 i

Poal - swading pool fenee 1.82¢

OTHER RECREATION FACILI

Tobin 11 Tat cquipment - slideM 25000

‘Tohin tot io1 equipment - spring 3.000 .
‘Tohin tol ot - wood harder 2,500 2.500
Whipple te lot equipment - swin 5.008 ;
Whipple i lot equipment - gvm 3.700 :
Whipple 101 bt - wood borler 1,525 1,935,
[JeCourcey ot Jon gquipmient - sv 5.000 !

Richard J. Schuetz, AIA, Architect CF-1}

5101 10th Street Souh, Suite 4, Arlington, VA 22204 Tel: (703) 820-i790 Fax: (703) 820-1685 rick@great-architecture.com g 104906 3




RSTUDY+

REPLACEMENT RESERVE ALLOCATION

Strathmeade Square October 2010

CASH FLOW METHOD - THREE YEAR ALLOCATION OF REPLACEMENT RESERVES

Estimated  Allocation 2012 2013
Replacement  of Reserves Year Cruf Year End Year End
Component Cost  on Deposit Dcposits ~ Expenses Balance Deposits ~ Expenses Balance Drposits  Expenses Balance

DeCoureey tot ot equipment - s| 7.200

DeCoureey tat lot equipment - s 3,000

DeCourcey Lot ot - wood border 3125

Canquistador tot Jot equipment « 5.000 5000
Congristazlor Tot Lot « ot bo 1750

DeCourcey gazebo 5,000

Contessa gazebo 4.000

Multipurpose court surface 18,750

Lt Ly R

L1 oL Y araieing

Richard J. Schuetz, AlA, Architect CF-2§

5101 10th Street Souh, Suite 4, Arlington, VA 22204 Tel: (703) 820-1790 Fax: (703) 820-1695 rick@great-architecture.com 1049.06




RSTUDY+

REPLACEMENT RESERVE ALLOCATION

Strathmeade Square

Lstimated  Allocation 2011 2012 2013
Item Replucement  of Reserves Year End Year End Year End
# Component Cost  on Depasit Deposits Expenses Balance Deposits Expenses Balance Dupaosits Expenses Balance §

NORMAL CONMPONENTS

PHASE ONE CONCRETE COM

I Pl - Asphalt pavement - 30% 94,684 20,377 24,769 45,146 24,769 69,915 24,769
2 Pl - Concrete & brick sidewalks 17,966 4,580 3462 2042 4,462 13,504 4,462
3 PI-Congrene & brick sidewalks 26,949 5443 1132 6,575 1132 7.707 1.132 8,339 §
4 P1-Concrete & brick sidewalks 35,932 5,354 84 6,227 &4 7.101 874 7975
5§ Pr - Concrete & briek sidewnlks 43131 76 5.9 706 §.00% as £
O 7= Cengrele & brick sidewalks 2.320¢ 70 3090 770 3860 Ti0 4.62v
7P| - Conerete curb & putter - 3% 3ll6 ; 035 6.15% 1,035 9,186 3,035 -
] & P - Concrete curb & gutler - 4.5 37028 770 4472 770 5,242 70 6012 §
3 & M- Conerete eurb & gutters - 6% 3642 5u4 4,236 394 +.830 594 5425
; 10 Pl - Concrele curh & guner - 7.5 30,552 3934 542 3475 542 4017 542 4558 |
N 11 PY - Conercte curb & gutter - 9% 36,662 1578 524 2,102 524 2,625 524 3149 §

PHASE TWO CONCRETE COp :
13 P2 - Asphalt pavenent - 70% 220929 29,260 23.959 3328 21959 77177 23,959 101,136 §
13 P2 -Conetele & brick sidewalks 41,521 9,994 3991 13,984 3,991 17,975 3,951 21,966 ¢
14 22 - Conercie & brick sidewalks 42,881 11,659 2,134 13,793 2,134 15,928 204 18,062 4
15 P2 - Conerete & brick sidewulks 83,841 1,104 1818 12922 1,818 FEN L] 1,818 16.359
16 P2 - Conercte & brick sidewalks 104,802 2328 1,723 10,051 1.723 11,773 1,723 13,496 §
17 P2 - Conereie & brick stdewnlks 125,762 31331 1,700 5,032 1,700 6,732 1,700 8432
18 P2 - Conerele curb & putter - 7% 28.518 6,798 2715 9512 275 12,227 2715 14,943 §
[9 13- Canerete curb & gulter - 10, 12,773 7,931 1452 9,382 1452 10,834 1452 12,286
200 P2 - Conerete curb & guuer - 14 57,630 7,553 1237 8,750 1,237 10,027 1,237 11,264
21 P2-Conerele curk & gutter- 17, 71.288 5,665 1172 6,837 1,472 8,008 LI72 9,180
22 B2 - Congeele curh & putier = 21¢ 85546 2266 1,157 3423 1157 4,579 1157 5.736 ‘

GENERAL SITE IMPROVEME ;
23 Asphalt radls 111,026 12,033 ¢ 13,856 25,880 13,856 39,745 13.856 53,601
M Woed stockede fencing (25%) 2,750 I-lbi 651 797 651 1448 651 2,099
25 Wood retuiving walls (25%0) 2,730 145 ; G46 71 46 1437 648 2,084
26 Wehley retaining wall & swale 18,000 053 [ 533 1,486 533 2,019 5313 2,552

CONMMUNITY BUNLDING & § ;
27 .CI - exieriar windows and doors £.246 946 424 1,376 429 1,805 429 2235
28 I3 - asphalt shingles 3,675 195 218 412 218 630 218 8478
29 Main pool - struclure 154,375 26,579 6,086 32,664 6,086 18,750 6.086 44,835
3¢ Main pool - while enat 12,469 472 1,999 2471 1.99¢ 4471 1,999 6470
31 Main poal - coping & waterline t 12.012 152 3 745 593 1.338 593 1,531

32 Main pool - malor, pump, straine 4.800 054 1,282 2,236 1,282 3,518 1,282 e

A3 Wading poot - structure 11,375 1,958 448 2,407 448 2,855 448 3,304
34 Wading pool - white coat 91¢ st 47 182 147 329 147 477 3
35 Wading pool - caping & waterlin 2,600 kX3 128 161 i28 260 128 218 4
36 Wading pool - matar, pump, stm 1.200 26 107 133 107 240 107 N g
37 Poal - guard stands, ladders, rils 5400 4R 461 1.309 464 1,770 461 2,232
38 Pool - diving board 1.850 o8] 438 536 138 o714 438 123
39 Pool - equipment - valves, filters. 8.000 1,483 ! 1,086 2,569 1,086 1.656 1.086 4,742 8
40 Poal - canerete deck 94,600 10,023 4027 14,050 #,027 18,073 4,027 22,105 8
41 Pool - retaining wall 51840 54934 2307 7700 2.207 9907 2,207 12,114 §
42 ool - post lights 10,500 2615 2.7128 5344 2128 8,072 2,728 :

43 Pool - perimeter metal fence 7.3%0 BB(]{ 591 1471 591 2,062 591 2,652 §

Poal - wading pool fence 508

OTHER RECREATION FACILI !
45 Tabin 10t lot equipment « slide/M 25,000 993 1412 2,405 1412 3818 1412 5230 §

46 Tabin 1ot lol ¢quipment - spring 3000 40 156 196 156 A5t 156 07
47 Tobin ot Io1 - wood barder 2.500 33t 351 693 361 1.054 36t 1416 §

48 Whipple 1ot lot equipment + swin 3,000 596 400 906 400 1,397 400 1,797 §
49 Whipple 1ot Jor equipment - gym 3,700 LN 296 n7 296 1,034 296 1,330
50 Whipple tol 101 - woad border 1.925 155 78 533 278 112 1R 1.090 §
5t DeCouteey 1ot Tol equipment - sv 5,000 594 440 996 400 1,397 H00 1797

e T e T T e remrry 3o rmpir s 3 — 2 AT T TP T min? | ot rr e e e

Richard J. Schuetz, AlA, Architect

5101 10th Street Souh, Suite 4, Arlingten, VA 22204 Tel: (703} B20-1780 Fax: {703) 820-1695 rick@great-architecture.com




REPLACEMENT RESERVE ALLOCATION

Strathmeade Square October 20

Estimated  Allocation 2011 2013

Ttemn . Replacement of Reserves Year End Year End YearEnd §

# Componen Cost  on Deposit Deposits Expenses Balance Deposits Expenses Balance Deposits Expenses Batance §

52 DeCourecy 101 lot equipment - sl 1.200 858 Ly 435 577 2011 577 2,588
53 DeCourcey tot lotequipment - sp 3,000 40 156 196 156 351 156 507

54 DeCoureey tot Jat « wood border 3125 414 452 866 452 L3118 452 1,769

55 C dor ot lot equip - 5,000 1126 1,291 2417 291 3,709 1291 : i

56 Cuonguistader Tot Lot - wood bor 1.750 348 467 815 467 1,283 +67 :

57 DeCourecy gazeba 9,00¢ 1,31t 854 2,165 854 3,020 854 54

38 Contessu gnzebe <000 954 671 1,624 671 2,205 671 2,965

5% Multipurpose court surfoce 18.750 1.3241 1.584 20091 1,584 4401 L camm—
R PRI v

oA s o o I 3463 w2 587 192 779

cM-2}

5101 10th Street Souh, Suite 4, Arlington, VA 22204 Tel: (703) 820-1790 Fax: (703) 820-1585 rick@great-architecture.com l 1049.06 3

Richard J. Schuetz, AIA, Architect




RSTUDY+

REPLACEMENT RESERVE STUDY APPENDIX |

1. COMMON INTEREST DEVELOPMENTS - AN OVERVIEW

Over the past 30 years, the responsibility for community facilities and infrastructure around many
of our homes has shifted from the local government and private sector to Community
Associations. Thirty years ago, a typical new town house abutted a public street on the front and
a public alley on the rear. Open space was provided by a nearby public park and recreational
facilities were purchased ala carte from privately owned country clubs, swim clubs, tennis clubs,
and gymnasiums. Today, 60% of all new residential construction - townhouses, single family
homes, condominiums, and cooperatives - is in Common Interest Deveiopments (CID). Ina CID.
a fiunsGwis 15 LUUNG (0 @ GOMITIUNITy ASSociation that owns, maintains, and is responsible for
periodic replacements of the roads, curbs, sidewalks, playgrounds, street lights, recreational
facilities, and other community facilities and infrastructure.

The growth of Community Associations has been explosive. In 1965 there were only 500
Community Associations in the United States. According to the U.S. Census, there were 130,000
Community Associations in 1990, Community Associations Institute (CAl), a national trade
association, estimates there were more than 200,000 Community Associations in 2000, and the
majority of new construction throughout the country is in ClDs.

The shift of responsibility for billions of dollars of community facilities and infrastructure from the
local government and private sector to Community Associations has generated new and
unanticipated problems. Although Community Associations have succeeded in solving many short
term problems, many Associations have failed to properly plan for the tremendous expenses of
replacing community facilities and infrastructure components with limited life. When inadequate
funding results in less than timely replacements of failing components, homeowners are exposed
to the burden of special assessments, major increases in Association fees, and a decline in
property values.

2. REPLACEMENT RESERVE STUDY - RSTUDY+

The financial planning tool designed to provide an Association with the information to plan for the
expenses of replacing community facilities and infrastructure components with limited life is a
Replacement Reserve Study.

This Repiacement Reserve Study format is called RSTUDY+. It is intended to provide an
Association with the most effective financial planning tool available. RSTUDY+ consists of the
following compoenents:

. Replacement Reserve Report. The Report contains a summary the financial data
calculated by the enclosed Replacement Reserve Analysis, a general description of the
community, a summary of the conditions observed during our site evaluation, and
information about the Replacement Reserve Inventory.

Page 1 of 8



RSTUDY+

REPLACEMENT RESERVE STUDY APPENDIX

. Replacement Reserve Analysis. The Analysis is a tabular and graphical presentation of
current Association funding and the Cash Flow and Component Method Replacement
Reserve Funding calculations.

. Replacement Reserve Inventory. The Inventory lists the common components of the
community evaluated by the Replacement Reserve Analysis, and includes estimated
replacement costs, normal economic life and the remaining economic life for each
component evaluated.

. vist of Recornmendeda repairs. The Repair List itemizes defects we observed during our
site evaluation. The recommended repairs are categorized by building trade and include
an estimated cost.

. Photographs and a Log of Photographs. The photographs document observations
made during the site evaluation.

. Appendix. This Appendix contains general information, definitions, and standard
procedures.

The intent of the RSTUDY+ Replacement Reserve Study is to provide the Association with an
inventory of the common components of the community, a general view of the condition of these
components, and an effective financial planning tool to address the costs associated with the
replacement of community facilities and infrastructure components with limited life.

. Inventory of commonly owned components. The Replacement Reserve Inventory lists
the common components of the community which we have scheduled for replacement from
the Replacement Reserves. Section D of the Replacement Reserve Report provides
information about the basis of the Replacement Reserve Inventory and the components
excluded from the Inventory.

. Condition of common components. The Replacement Reserve Inventory includes our
estimates of the normal economic life and the remaining economic life. Section C of the
Replacement Reserve Report provides additional information on several of these
components including recommendations for maintenance and replacements.

. Financial Plan. Because many of the components owned by the Association have limited
life and will require periodic replacement, it is essential the Association have an effective
financial plan to provide for the timely replacement of these components, to protect the
appearance and value of the community. In conformance with American Institute of
Certified Public Accountant guidelines, the Replacement Reserve Analysis has calculated
the minimum recommended contribution to Repiacement Reserves by both the Cash Flow
Method and the Component Method. The Analysis includes a graphic presentation of
these methods and the Association current funding.

Page 2 of 8
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REPLACEMENT RESERVE STUDY APPENDIX

3. REPLACEMENT RESERVE INVENTORY

The work on a Replacement Reserve Study starts with the development of the Replacement
Reserve Inventory. In theory, the Inventory is a detailed listing of each and every component that
requires replacement, for which the Association is responsible. In function, the Inventory only
includes components whose replacement will be funded from Replacement Reserves,
Replacement of components not included in the Inventory should be funded from sources other
than Replacement Reserves.

e ulcalion Gi keserve Components. The Reserve Analyst has only two methods of
identifying Reserve Components, information provided by the Association and observations made
at the site. it is important that the Reserve Analyst be provided with all available information
detailing the components owned by the Association. It is our policy to request such information
prior to bidding on a project and to meet with the individuals responsible for maintaining the
community after acceptance of our proposal. After completion of the Study, the Study should be
reviewed by the Board of Directors, individuals responsible for maintaining the community, and the
Assaciations accounting professionals. We are dependent upon the Assaciation for correct
information, documentation, and drawings.

Exclusion of Reserve Components. Every effort has been made to identify all common
components, which should be reasonably considered for inclusion in the Replacement Reserve
Inventory. This may result in the inclusion of some components in the Inventory that may
reasonably be deleted. We will make such deletions at the direction of the Board of Directors.
The Board of Directors should understand that future replacement of the deleted components
should be funded from sources other than the Replacement Reserves. Generally, three kinds of
components are excluded from the Inventory:

. Small components. For ease of administration, relatively low cost components are
normally funded from the annual operating budget rather than making disbursements from
Replacement Reserves. An obvious example is a light bulb, but examples might also
include benches, trash cans, or miscellaneous signage. Our policy is to assume the use of
operating funds for replacement of any component with a replacement cost less than
$1,000, unless requested otherwise by the Association.

. Long lasting components. Some Inventories include components with estimated economic
lives exceeding 40 years. Some analysts would omit these compoenents from the schedule
entirely on the basis that the economic life of these components approaches the property
as a whole. We recommend these components remain in the Inventory because deletion
would expose the Association to the potential of a large unfunded liability should the
replacements be needed at some time in the future. An example of this type of component
is a swimming pooi shell.

. Components incorrectly included. in an effort to include all reserve components which
could reasonably be considered as "common,” it is possible some components have been
incorrectly included.

Page 3 of 8
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- REPLACEMENT RESERVE STUDY APPENDIX

Estimating. The final step in the development of the Inventory is the estimation of replacement
costs, normal economic life, and remaining economiic life for each component listed in the
Inventory. In addition to observations made during the site evaluation, government standards,
published estimating manuals, our experience with similar properties, and engineering judgment is
used to develop these estimates.

4. REPLACEMENT RESERVE ANALYSIS

~ Repaceniem Reserve Analysis is the tinancial evaluation portion of a Replacement Reserve
Study. The enclosed Repiacement Reserve Analysis calculates the minimum Recommended
Annual Deposit to Reserves by two different methods, the Component Method and the Cash Flow
Method. We recommended the Board of Directors discuss with their accounting professional,
which method is more suitable for use by the Association.

. Component Analysis. We first calculate a Current Objective, which is the reserve amount
that would have been accumuiated by now had all of the components on the schedule been
included from initial construction at their current replacement costs. We then distribute the
actual reserves on hand, as reported by the Association, to the components on the
schedule in proportion to the current objective figures. The annual deposit for each
component is equal to the difference between the replacement cost and the reserves on
hand, divided by the years of life remaining. The analysis is then repeated for as many
future years as are covered by the study, assuming that replacements occur as forecasted.
The Component Analysis ensures a regular buildup of reserves for every component on the
schedule, but usually results in an annual contribution higher than that calculated by the
Cash Flow Method.

. Cash Flow Analysis. We first determine a recommended Minimum Recommended
Reserve Funding Level (defined below). We then distribute the estimated replacement
costs for the next 50 years to the future years in which they are projected to occur, and
calculate the minimum constant yearly contribution to the reserves necessary to keep the
reserves on hand above the minimum reserve level. The Cash Flow Method assumes that
the Association has the authority to use all of the reserves on hand for replacements as the
need actually occurs. The Cash Flow calculated for annual contribution is normally
somewhat less than that developed by the Component Method.

Interest and Inflation - Adjusted Component and Adjusted Cash Flow Analysis. Itis possible
to modify the Replacement Reserve Analysis to include inflation and interest calculations.
Attempting to forecast future inflation and interest rates and the impact of changing technology is
highly tenuous and we recommend that the Analysis be updated periodically, rather than attempt
to project far into the future. We do, however, have the capability to produce an Adjusted
Analysis. The inflation and interest rates used must be specified by the Association. We will
provide more information on this type of analysis upon your request.
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RSTUDY+

REPLACEMENT RESERVE STUDY APPENDIX

Repair and maintenance. The Replacement Reserve Analysis addresses replacements only,
not repairs or maintenance. If we develop a repair list, the life left is based on the recommended
repairs being accomplished within one year of the study.

Revisions. Revisions will be made to the Replacement Reserve Analysis in accordance with the
written instructions of the Board of Directors. There is no fee for the first revision, if requested in
writing within three months of the date of the Study.

Updating. We recommend the Replacement Reserve Analvsis be undated annually, by tha
DUdiU OT UITECIONs, 10 1aentify replacements which have actually occurred, the cost of actual
replacements, and current Reserves on Deposit.

The Analysis should also be updated annually with information on current construction costs and
changes in building technology. This update should be performed by independent, qualified
individuals, experienced in the process of updating a Replacement Reserve Analysis. Updating
an Analysis after a major replacement is made usually results in a significant reduction in the
Minimum Recommended Annuai Contribution to Replacement Reserves as calculated by the
Component Method.

We also recommend the Board of Directors commission a new Analysis every three to five years.
This analysis shouid be performed by independent, qualified individuals, experienced in the
process of developing a Repilacement Reserve Analysis.

5. LIST OF RECOMMENDED REPAIRS

List of Recommended Repairs. The List of Recommended Repairs identifies defects observed
during the site evaiuation. The repairs required to correct these defects are listed by trade and
include the estimated cost of the repair.

Remaining Economic Life. The “Remaining Economic Life" listed for each component in the
Inventory assumes that all repairs will be completed within the next 12 months, unless specifically
stated otherwise. Failure to make timely repairs may resuit in significant inaccuracies in the
Analyses.

Repair Funding. The Replacement Reserve Analysis assumes the costs of the repairs listed in
the List of Recommended Repairs will NOT be funded from the Replacement Reserves. [f the
Association intends to fund these repairs from Replacement Reserves, the Analysis should be
adjusted with the Replacement Reserves reduced by the funding used for the repairs.

Trade Grouping. Repairs are grouped by trade and cost estimates assume that all work by a

given trade will be done together as a single project. If repairs are done piecemeal, the costs
would be significantly higher,
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RSTUDY+

REPLACEMENT RESERVE STUDY APPENDIX

Completion of Repairs. The Replacement Reserve Analysis assumes that all repairs will be
completed within the next twelve months unless stated otherwise in the Study. Deletion of certain
repairs or delays in the completion of the repairs may result in major inaccuracies in the
Replacement Reserve Analysis. :

Estimated Costs. We used standard estimating manuals. Contractor proposals or actual cost
experience may be available to the Association. We will adjust the Inventory to conform to your
proposals upon the written request of the Board of Directors.

Sarety Issues. dnouid be given the highest priority and repairs done irhmediately.

Replacement Criteria for frequently observed defects:

. Concrete pavement:
1. Tripping hazard (0.5" or more height difference)
2. Severe cracking (numerous or over % inch wide)
3. Severe spalling
4, Uneven riser heights on steps
5. Steps with risers in excess of 8.25"
. Asphalt pavement:
1. Large cracks, settled or heaved areas. In relatively isolated areas, these should be

patched by removing the affected asphalt, inspecting and repairing the substrate,
and pouring a new top coat. if extensive (more than 60% of the pavement affected),
it is probably more economical to replace the entire section. This situation would be
the basis for an early projected replacement in the Replacement Reserve Scheduie.
2. Minor cracking. These cracks should be cleaned of debris and plant growth and
then filled with an appropriate sealing compound to prevent water infiltration through
the asphalt into the base. This repair should be done now and then on a yearly
basis. Note that this is a different process from seal coating discussed below.

3. Crankcase oil. Long term exposure to oil or gasoline breaks down asphalt. Spill
areas should be cleaned, or if deterioration has penetrated the asphalt, patched.
4. Seal coating. Seal coating shouid be done every three to five years. To be effective

in extending the life of the asphalt, the repairs described above need to be done first.
Seal coating is a maintenance item and is not normaily included in the Replacement
Reserve Inventory or on the List of Recommended Repairs.

. Roofing:
1. Missing, badly worn or limited life shingles or surfaces
2. Deteriorated fire resistant treated (FRT) sheathing
3. Inadequate attic ventilation and insulation
4, Problem gutters, roof drains and downspouts
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REPLACEMENT RESERVE STUDY APPENDIX

6. DEFINITIONS

Complete Cycle - Years. (Interval Replacement only) The number of years after Initial
Replacement required to achieve 100% replacement.

Current Objective. As of the study date, the dollars that would have been accumulated in the
designated account of a component, had that component been included in the Replacement
Reserve Inventory from the time of construction at the current replacement cost. Calculation:

| Otai Kepiacement Lost x (Normal Economic Lite - Kemainirig £conomic Lire]
Note that all three elements of this calculation are estimated.

The Total Current Objective is the sum of the current objectives for each component included in
the Inventory and wouid be the Association’s Replacement Reserve if they were fully funded by
the Component Method.

- Initial Replacemeﬁt - Years. (Interval Replacement only) Estimated number of years until the
replacement cycle is expected to begin.

Interval Replacement Component. An Interval Replacement Component is not replaced as a
whole, but portions of the component are replaced at intervals.

Minimum Recommended Annual Contribution to Replacement Reserves. The requirement
for annual contribution to reserves calculated by both the Component and Cash Flow Method.

Minimum Recommended Reserve Funding Level {Cash Flow Analysis only). The Cash Flow
Analysis calculates a Minimum Recommended Annual Contribution to Replacement Reserves that
will, based upon the Inventory, prevent Reserves from dropping below this prescribed level. This
value is established as a percentage of the Estimated Value of All Reserves Components included
in this Analysis by the Reserve Consultant, based on the conditions of the community and
considering the effects of a high cost component having a shorter than estimated Remaining
Economic Life.

Normal Economic Life. Estimated number of years that a new component should last until it has
to be replaced.

Normai Replacement Component. A component of the property that, after an expected
economic life, is replaced in its entirety.

Number of Years of the Study. In the Component and Cash Flow Methods, number of years
into the future for which expenditures are projected and reserve levels calculated. This number
should be large enough to inciude the projected replacement of every component on the schedule
at least once. The RSTUDY+ Analysis projects data over a 50 year period. The graphical
presentation includes the first 30 years of this data.
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REPLACEMENT RESERVE STUDY APPENDIX

Remaining Economic Life. Estimated number of years from the Study Year until the component
is expected to require replacement. In theory, this should be the difference between the Normal
Economic Life and the age of the component. It may vary because of maintenance practices,
solar orientation, technological development, regulatory action, acts of God, or other reasons.

IR R Y P L o PSR Ty A=t =L PRI LA HS
Raplaroment Rocamyes Roporiod do ks o0 Dposil Amcunt of accumulatiod roseives dvaiiabic

fo the Association.

Replacement Reserve Study. An analysis of the components of the common property of the
Association for which a need for replacement should be anticipated within the economic life of the
property as a whole. The analysis involves estimation for each component of its replacement
cost, economic life, and life remaining. The objective of the study is to calculate a recommended
annual contribution to the Association's Replacement Reserves.

Total Replacement Cost. Total of the Estimated Replacement Costs for all components on the
schedule.

Transition Year. In the cash flow analysis, a year in which the reserves on hand are projected to
fall to the Minimum Recommended Replacement Reserve Funding Level.

Unit Cost. Estimated replacement cost for a single unit of a given component on the schedule.
We use standard estimating manuals and judgement.

Unit of Measure. We use the following abbreviations:
EA: each LF: lineal feet LS: lump sum SF: square feet
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LANDSCAPE PRODUCTS GROUP

Concrete masonry walls have always
been known for their durability. Now
concrete masonry segmental retaining
walls (SRWs) are laying claim to that

3 ﬂ'm i =1 TS oy N varaema

ious applications, SRWs have proven
their strength and longevity. They also
provide an attractive solution, especially
when compared with treated timber wall
altemnatives. Rotting and collapsing
walls, common with timber, are avoided
with segmental retaining walls. Proper
design and installation of SRWs make a
maintenance-free. long-lasting wall a
reality.

Whether used to replace failing timber
or on new construction, concrete mason-
ry segmental retaining walls are an eco-
nomical, durable solution to all types of
earth retention.

Segmental Retaining Walls:
The Total Solution




Penn Oaks Hill Apartments
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“People like the
aesthetics and are
favorably impressed
[with the new segmen-
tal retaining wall].”
With minimal mainte-
nance, the residents of
Baticry Heights will
have an attractive

Above:
Building an SRW wus nof only

Battery Heights Condominiums

more cconomical than timbes
in the shost run, but bong-torm
maintenance coss of SRWs
are far lower as well,

Opposite, above:

Decaying timber walls ar the
Penn Oaks Hill Aparimenis
oceded repair o replacement,

Cppositc, below:
The new SRW is expected 1o
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Prince George's County, Maryland
discourages the use of timber
retaining walls

Complaints from homeowners and prop-
erty managers regarding the failure of treat-
ed timber walls, and the high costs associ-
ated with replacing the walls, particularly
for those walls of significant height,
prompted the Prince George's County, ;
Maryland, code officials tevacmmsim mpecy
cases, timber retaining walls were failing B
after only ten years or less, long before the
manufacturer’s estimated service life.
Homeowners and property managers were
left with high costs to replace the walls,
according to plan reviewers with the Prince
George's County Code Office. “Permits
have been required for (retaining) walls
over two feet high™ for a long time. But in
1994, code officials began to interpret this
requirement to discourage the use of timber
retaining walls over two feet in height.
“Segmental retaining walls provide a rea-
sonably priced altemative, and they last
much longer.” says one plan reviewer.
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