Revised for 1982 Amendment
4401 Roland Avenue Condominium Association
P.O. Box 20921
Baltimore, Maryland 21209
410-323-1778
(mailing address and
telephone number)
INFORMATION FOR DISCLOSURE TO PURCHASER
(“Resale Certificate™)

Unit No.: 311 Dated: November 19, 2018
Parking Space: P7

Building:

(this may be deleted if there is only 1 building)

Street Address: 4401 Roland Avenue, Unit # 311, Baltimore, Maryland 21210
(this may be deleted if given above)

Seller(s): Terry K. Sullivan, Guardian of Eduardo Garner

This document is issued by the Council of Unit Owners of the above-named
Condominium (hereinafter the “Council”) to provide to the present owner of the unit
certain information for disclosure to the purchaser of the unit. The Council does not
guarantee the accuracy of this document, which shall have no operation or effect except
as expressly provided by law. If an item in this document is not completed, it should not
be assumed that the Council intended to state “none”; instead, the document should be
returned to the Council for completion.

After the date of this document, stated above, it may become inaccurate or
incomplete. The Council is not obligated to revise it to reflect changes occurring after
that date, but will, upon receipt of the appropriate request and fee therefore, issue another
certificate having a later date. Inquiries should be addressed to the Manager at the
address and telephone number first stated above; collect calls would not be accepted.

CONDOMINIUM DOCUMENTS: A copy of each of the following items, identified by
its general title and date (with recording reference in parenthesis) is attached
hereto:

1. Declaration dated February 29, 1988 ,(Liber 1627, Page 321)

2. By-Laws, as recorded simultaneously with the Declaration (Liber 1627, Page
341); Amendment to By-Laws dated February 13, 1989 (Liber 2389 Page
121); Amendment to By-Laws dated May 1, 2013 (Liber 15226 Page 262)

3. Article of Incorporation dated December 1, 1987 (Liber 238 Page 1206)

4. Article of Amendment dated December 3, 1990 (Liber 2690 Page 119)

5. Rules and Regulations in force. Amend October 2, 2006

INFORMATION:

1. The conveyance of the unit would have the following effect on and be subject
to rights of first refusal or other restraints on the free alienability of the unit
imposed by the Condominium Documents listed above (note: this does not
address similar matters that might be imposed by other instruments, such as
mortgages, deeds of trust or other agreements by any owner of the unit):

None
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2. A monthly common expense assessment of $ 447.01 becomes due and

payable on the Ist day of each month under the presently imposed assessments
schedule, which is subject to change at any time. The unit is also subject to the following
special or other assessments, that has or will become due and payable as follows:

2019 Monthly Assessment is $469.36

Each assessment shall be subject to collection from any owner of the unit and

enforceable against it as a lien, if the assessment is not paid when it becomes due and
payable. At present, the following amount(s) is/are due and payable and unpaid as
assessments on the unit or as otherwise stated:

s

$ None as regular (monthly) assessments (Paid Thru: November 2018)
$ None as special or other assessments

$ None as interest on overdue assessment

$ None as late charges on assessments

$ None as attorney’s fees for collection

$ None as other costs of collection

$ None as fines or penalties

$__ 2.999.98 as Fees for Cleaning

These and any other overdue amounts shall be subject to interest, late charges, attorney’s
fees, etc., in accordance with law.

3.

In addition to fees that may be imposed from time to time for optional events and
activities (parties, trips, etc.) the following regular fees are presently payable by
the unit owners to the Council:

Key Fobs: $35.00 — Pool Passes: $10.00 — Parking Passes: $10.00 (See Rules &
Regulations)

The following capital expenditures are presently approved by the Council but not
disclosed in the current operating budget of the condominium: None

The most recent regularly prepared balance sheet and income and expense
statement are those for the period ending October 31, 2018; and at that date, a
copy of which is attached.

The current operating budget of the condominium is for its fiscal year ending
December 31, 2018; a copy of it, as of its adoption is attached. There is no
reserve fund for repair or replacement except those described below:

a. General Reserve Fund (undesignated) — $333.272.63
b. Designated (state project or name and amount of each):

The condominium is subject to the following judgments against it and is a party to
the following suits (note — suits for the collection of assessments, etc., against
other units and owners thereof are omitted but details about them, if any, will be
provided upon request): None
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ENTITY TYPE:
STOCK:

CLOSE:
EFFECTIVE DATE:

PRINCIPAL OFFICE:

RESIDENT AGENT:

ORDINARY BUSINESS - NON-STOCK
N

N

07-24-2017

4401 ROLAND AVENUE

BALTIMORE MD 21210

BRUCE BROWN, ROSEN, HOOVER PA
100 N. CHARLES STREET

SUITE 1010

BALTIMORE MD 21201

BALTIMORE MD 21201
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2. Compliance with the above regulation must be accomplished within sixty (60) days of occupancy.
Interim window treatment must conform to these standards or the windows must be free of any treatment.

3. Failure to adhere to these standards wilt shall subject the owner of the unit involved to a fine of $15.00
per day until the Rule is satisfied.

D. No trash, trash can or garbage receptacle will shall be permitted in the hallways at any time. Trash rooms are
maintained within the building. This is a recycling community and trash sheuld shall be disposed of as follows:
Newspapers should shall be tied together or placed in paper bags and deposited in the trash room on each floor;
plastic, glass or metal containers sheuld shall be rinsed clean and placed in blue recycling bags and deposited in
the covered bin provided in each trash room; all other trash, including food wraps and food remnants not suitable
for the sink disposal sheuld shall be placed in bags, properly secured and deposited in the chute in each trash room;
kitty litter is to be put in durable double plastic bags and deposited from the first floor chute. Garbage sheuld shall
be disposed of in garbage disposals provided in unit kitchens. Large cartons sheuld shall be taken to the garage
and deposited in the dumpster area. Unit owners will shall be responsible for contacting a responsible agent to
dispose of or having removed any large or bulky objects, such as chairs, sofas, stoves, etc., which will not fit in the
dumpster.

E. No sign, advertisement; notice, or-other lettering shall be exhibited; painted, or affixed by residents on any part
of the exterior of the condominium unit, or any door or window thereof, nor in the halls or any other portion of the
interior or exterior of the building, without prior written consent of the Board of Directors. Residents are not
permitted to place advertisements or other commercial notices under the doors of other residents. Only notices
pertinent to condominium business, i.e., notices from the managing agent, Board of Directors, or condominium
committees, are permitted.

F. Residents shall keep the interior doors to the stairwells of the building closed at all times, except when opened
for purposes of ingress and egress. Exterior doors to the lobby and stairwells must be secured when not in use.

G. Residents shall not hang or shake any carpet, rug or other article out of the windows of the building or in the
halls. No clothing shall be hung in the windows. Residents shall not allow anything whatsoever to fall from the
windows, be thrown out of the doors, or down the passages or stairwells of the premises. No dirt or other
substance sheuld shall be swept into any of the corridors, stairways, or halls.

H. Residents and/or their guests shall at no time make any disturbing noises in the building, nor do anything that
will interfere with the rights, comforts or conveniences of other residents. Residents shall not play any musical
instrument, phonograph, radio, or television in the condominium unit between the hours of 11:00 p.m. and 8:00
a.m. if it will disturb or annoy other residents of the building. Residents shall not give vocal or instrumental
instruction at any time in any condominium unit.

1. No wires, cables, or antennae of any type shall be erected on the roof or exterior walls of the building without
prior written consent of the Board of Directors. Any cables, wires, or antennae erected in violation of this rule
shall be subject to removal by the Board without notice to the resident or owner of the unit.

J. Residents shall not in any way interfere with the lighting or heating apparatuses in the halls, doorways,
stairways, er community room, or garage.

K. Residents sill shall be held responsible and charged for any damage done by their children, employees,
visitors, or pets to shrubs, lawns, or other common elements of the condominium.

Revised 9/27/2006 2
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II. REGULATION OF RENTAL UNITS

A. All rental leases for units in the building must have prior approval by the Board of Directors as required by the
By-laws.

B. Allrental leases must include the following: "Lessee agrees that his/her use of the condominium unit and the
common elements shall be in compliance with the adopted rules and regulations of the 4401 Roland Avenue
Condominium, a copy of which has been reviewed by Lessee," and Lessee will shall sign that this has been done
and then returned to the manager.

C. No lease shall be for less than one year.

D. See also Moving Procedures (Section X and addendum)

III. AUTHORIZED APARTMENT ENTRY

A. The manager or resident-engineer building superintendent-will shall not open a unit door for anyone including
guests and service personnel; without written or verbal instructions from the unit owner.

B. The manager, resident-engineer building superintendent, or representative of the management company is
authorized to enter any unit at any time when there is evidence of a condition that might endanger a resident's
safety, or cause damage to the common elements or another unit.

C. When using an emergency key for entry, effort should shall be made to contact the resident before entering.

D. A note shall be left by the management representative whenever a unit is entered for maintenance or as noted in
B above. .

E. Residents shall not alter any lock or install a new lock, door handle, or knocker on any door of the
condominium unit without prior written consent of the Board of Directors. In the case consent is given, the
resident shall provide the manager with a key in a sealed envelope marked "For Emergency Use Only". Owners
may re-key the existing lock without permission, but must provide the manager a key as stated above.

IV. ELEVATORS

The condominium is equipped with two elevators. An owner may shall make an advance reservation for use of
one elevator for a specified period of time. Under no other circumstances is anyone to tie up or monopolize the use
of an elevator.
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VI PETS
A. No more than two pets shall be allowed per unit.

B. Dogs or cats that will weigh 30 pounds or more at maturity shall not be permitted in the condominium except
with special permission of the Board of Directors.

C. Owners of pets shall be responsible to remove all excrement deposited by their animals in any common arca of
the condominium. Animal waste must be put in durable double plastic bags and deposited in the trash chute on the
first floor. Failure to comply with this rule shall mean that permission to keep a pet on the premises will be
revoked.

D. Owners shall exercise proper control over their animals so that they do not become nuisances. Excessive noise
or molestation of a resident or other animal shall constitute a violation of these rules and shall be grounds for
requiring removal of the animal from the premises.

E. Pets must have the appropriate inoculations against rabies.

F. All pets must be registered with the manager of the condominium.

G. All pets must be walked on a leash or carried in hallways, stairways or other inside common areas as well as
when outside the building. Owners of pets not abiding by this rule are subject to the Violation Procedure.

IX. PEST CONTROL

A. Each unit must be treated at least one time each year for control-and eradication of insects and other vermin.
Pest control treatments are provided by management at no extra cost, but it is the responsibility of the resident to
make arrangements for admission of the pest control technician.

B. Each unit owner may elect to provide pest control for his/zer own unit and provide a certificate from a licensed
exterminator thereof to management upon request. The owner shall pay for said independent inspection. These
rules will shall be enforced in general interest of all owners and residents.

C. Pest control treatments more frequently than annually may be requested by the unit owner without additional
cost.
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ARCHITECTURAL SUPPORT GROUP, INC 7761 Waterloo Road Jessup, MD 20794
May 4, 2017

The 4401 Roland Avenue Condominium Association
clo George Bereska, Property Manager

Village Management, Inc.

4401 Roland Avene Baltimore, Maryland 21210

ASG Job Code: ROL2096

RE: Capital Reserve Study Update
Dear Association Board Members:

| am pleased to present this Reserve Study Update for the 4401 Roland Avenue Condominium Association. Our findings are
summarized in the Executive Summary on Pages 4-7. Our report is based on our observations and analysis of
information supplied to us by your representatives. If no changes are required, please consider this the final product per
our agreement. However, if minor changes are required, please contact us and we will be happy to make the requested
revisions and reissue the report.

We would like to thank you for this opportunity to be of service. If you have any questions regarding our findings and
recommendations, please do not hesitate to contact us. We recommend this study be updated every three years as a
minimum.

As a full service architectural consulting firm, ASG is uniquely positioned to assist your organization in the future as
assets are replaced or repaired. Having a professional on your team can help a project go more smoothly and
efficiently. ASG has assisted many organizations with bidding and negotiation of contracts, managing the re-
construction project and providing an independent review of the contractor's work and pay applications. We would be
pleased to continue to assist your Association in the future.

Sincerely,
ASG, INC.

Stanley J. Sersen, NCARB, LEED™APRS Maurice Wilson
President Associate

Michael Daly, AlA, NCIDQ, LEED AP BD +C
Principal

Areliifecture, Engineering, + Constrizction Consultanis
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The 4401 Roland Avenue Condominium Association IIl. EXECUTIVE SUMMARY

4401 Roland Avenue. Baltimore « Maryland « 21210 Reserve Update June 2017 .

We at Architectural Support Group, Inc. (“ASG, Inc.”) are SITE PLAN
pleased to presentthis Reserve Study Update for The 4401 4
Roland Avenue Condominium Association. This “update”
is comprised of a Physical Analysis in accordance with
the “National Reserve Study Standards” adopted by the
Community Association Institute (CAl). We are proud
to be able to claim that as a member of CAl's Reserve
Specialist Committee, we assisted in the formation of the
only published standard of its kind. The standard Best
Practices Guide is attached to the end of this report for
your reference. This update shows changes to the cost
and remaining useful lives of the reserve items as well as
changes that have occurred due to asset replacement.

The 4401 Roland Avenue Condominium consists of one
seven story building with 84 units. The building includes ‘ ol
an outdoor terrace, an outdoor swimming pool, parking lot RolindAviio: i

dominiums J

and and enclosed parking garage. These physical assets
were viewed by ASG, Inc. on April 9", 2017. Five (5) years
have passed since the last Capital Reserve Study Update
was conducted by ASG, Inc. in May 2012. The costs and
estimated useful lives of the line items in the last updated
reserve schedules have been changed toreflect the five(5)
yearsthathave passed and any repairs/replacements that
have been made since the last report.

The Association’s Property Manager, George Bereska,
submitted the expense and balance sheet to ASG, Inc.
for use in this update. The Capital Reserve balance was
listed at $194,586 with a projected annual contribution to
the Reserves 0f $86,000. Perthe CAl National Standards,
this report is @ Level Il Study (update with site visit),
which is intended as an inventory listing of the common
assets with estimated replacement costs and estimated
remaining material life. This report is not intended to be
an in-depth condition assessment of every component
found at The 4401 Roland Avenue community, but rather .
an assessment based on our visual review. Please refer
to the Assumptions and Methodology on page 7. No
warranties are expressed or implied as to the estimated
remaining life assigned to each asset.

AL7%  Architectural Support Group, Inc. » 7761 Waterloo Road  Jessup * MD + 20794 + 443-733-1200 (Off) + 443-733-1219 (Fax)  www.asgidd.com

Copyap©)2017, ASS, inc: b
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The 4401 Roland Avenue Condominium Association

il. mxmo,.:%m mcaam%o_oéscma

4404 Roland Avenue.+ Baltimore + Maryland + 21210
II.B. FINANCIAL ANALYSIS

Per the Component Method, your community’s Capital
Replacement reserve account is funded to 10% a “Fully
Funded” level. The Component Method, as further defined
inthis report, is astraightline analysis without consideration
for interest earned on your fund or current inflation rates.
For purposes of this report we use reported construction
inflation versus consumer price inflation as this is more
true to the replacement costs.

The Cash Flow Method, which gives a more global picture
and INCLUDES interest eamed and inflation, shows that
with no changes to the current annual contributions,
the capital reserve account is calculated to become
underfunded in 2025. This is primarily due to the amounts
paid to repair, replace or maintain scheduled components
being greater than the funds that the Association is
collecting to finance its Capital Reserve Fund.

If the recommended replacement schedule were carried
out an increase to funds will be needed in order to offset
the anticipated underfunding in 2025. Lenders such as
Fannie Mae have specific guidelines regarding reserve
‘accounts. One requirement is that the association has a
minimum annual budgeted replacement reserve allocation
(contributions) of 10% of the total annual operatingincome
(seesection V. #'s 13 & 14 forreferences). Any community
falling short of this 10% budgeted reserve requirement
can use a reserve study showing adequate funding as an
alternative. While 10% of the current operational budget
exceeds the minimal Fannie Mae contribution requirment,
the reserve funds are inadequet to cover future needs.

The Cash Flow analysis and 40 year account balance
graph in Section I1.C.2.a. details two (2) potential funding
plans to ease the amount of influx of funds needed tokeep
reserve accounts at a healthy level. Itis recommended to
maintain the accounts up to at least a 70% “fully funded”
status as favorable lender reviews should result.

RECOMMENDATIONS: :

Based on using both the Component Method and the Cash
Flow Method to calculate and analyze the funds needed
to replace the Association’s assets, we recommend the
following course of actions:

Reserve Update June 2017

1. Based on the funding strategies explored (see
section l1.2.a, Option B), Option B appears to be the best
suited for the association at this time to stay competitive
with other communities. This option includes a special
assessment of $656,250 (divided over the next 5 years)
and animmediate 12% increase to contributions until 2024,
when contributions can be decreased to 2%. ltisimportant
that the association strive to maintain a healthy Reserve
Fund that can foresee the major expenses in the future
without future special assessments and astronomical
percentage increases to annual contributions. With
the recommended funding methods noted in Section
I11.C.2. your association will have the necessary funds
to replace components for duration of this 40 year study.
These recommendations are based on the accountbalance
earning an annual 1.8% interest compounded quarterly
and applying a 4.5% inflation rate annually. Though this
funding plan should be sufficient for the next 40 years,
a reserve study update should be completed every 3
years to adjust the remaining fife of the reserve assets,
to adjust for any changes in the infiation and interest rate,
and to list any unforeseen or sooner than normal asset
replacements that may occur as the community ages.

2. Invest in a system to store paper and electronic
documents such as site drawings, contracts, proposals and
warranties for repairs to and replacement of assets of the
community. These important documents will be needed
in the future for contractor bidding, detailed locations and
quantities of assets such as asphalt, roofing, sidewalks,
etc. Since these paper prints will, in time, deteriorate,
we recommend that the most important documents be
scanned so that an electronic copy can be archived and
copies made for use. We do not recommend relying on
any Management company to be the only holder of the
documents for your community. Storing them in a cloud
based system might be the easiest for all to use.

3. Createanapproved ‘Planofattack”tobegin scheduled
replacementitems on a“proactive’ approach ratherthanon
a “reactive” approach. This should be updated annually.
This Strategic Replacement plan will then become the
basis for all future repairs and maintenance.

ASE Architectural Support Group, Inc. » 7761 Waterloo Road * Jessup « MD + 20794 » 443-733-1200 (Off.) 443-733-1219 (Fax) - www.asgidd.com

Conyrigh(©)2217 ASG, Inc m
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The 4401 Roland Avenue Condominium Association

ll. Reserve Study Update Continued

4401 Roland Avenue.+ Baltimore + Maryland + 21210

lIL.C. Definition of Component Schedule Categories

1. The “Component Method Summary”

(See Section 111.C.1. Page 10)

Replacement Reserve Major Asset Categories

The maijor reserve categories are organized on the
following schedules by major asset subgroups. If the
community has been constructed in multiple phases over
the course of many years, a delineation by phase (2 year
increments minimum) is also included.

-The following are summaries from the schedules in
Section 1ll.C.1a

Replacement Cost Present Dollars

This is the estimated cost of replacing the listed line items
in present day dollars. These numbers are taken from
the individual spread sheets of each major physical asset
category. They are based on general cost estimates of
the quantified assets.

Current Reserves Required

The amount that should be in the reserve fund in present
dollars based on the replacement cost and the amount
expended (aged) to date. This number is strictly a guide
to judge current reserves funding.

Current Reserve Funds Available

This number is provided by the client, and indicates
dollars available to the organization in reserve designated
account(s). The total is given by the client, the amounts per
assetcategory are taken fromthe individual spread sheets.

Difference between current reserve funds available and
current reserves required.

Calculated Monthly Contribution
Yearly reserve funding required divided by twelve.

Calculated Annual Contributions

The recommended total annual contribution tothe reserves
for the upcoming period in order to provide for adequate
funding.

Reserve Update June 2017

Divide this number by the number of units to get the per
unit annual assessment for replacement reserves. A
comparison of the current annual reserve contribution
budget is made to the total recommended annual reserve
contribution. It is very common that organizations
having their first reserve study are finding that they are
underfunded to replace the long term items.

2. The “Schedule Of Reserve Components By
Category” (See Section lIl.C.1.a. Pages 11-19)

Asset Description

Individual line item assets are grouped in both phases of
original construction , where applicable, and by subgroup
headings. Assets can be listed more than once due to
certain quantities of the asset needing replacementsooner
than other quantities.

Quantities

The quantities which are used as a basis for this report
were developed by Architectural Support Group, Inc.
through two site reviews and a drawings obtained
from management. Basic assumptions for underground
unknowns were conducted when necessary.

Unit Cost

The construction and replacement costs used in this report
are based primarily on the various publications written
by the R.S. Means Company, or by actual known costs
from manufacturers or contractors. These are listed in the
Bibliography. These prices are then adjusted for inflation
using a weighted factor.

Typical Useful Life

The useful life values, which are used as part of this
report, are established by industry standards and the
field experience of ASG,, Inc. In order to ensure that all
items attain their anticipated useful lives, it is important
that a well-planned inspection and maintenance program
be established.

AZE, Architectural Support Group, Inc. » 7761 Waterloo Road * Jessup

« MD + 20794 » 443-733-1200 (Off.) » 443-733-1219 (Fax) » www.asgidd.com

Copyipri(©)2017, ASG, Inc m
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The 4401 Roland Avenue Condominium Association

Il.C.1 Reserve Study Update Continued

4401 Roland Avenue.» Baltimore + Maryland + 21210 Reserve Update June 2017
COMPONENT METHOD SUMMARY
LISTED BY MAJOR ASSET CATEGORIES
REPLACEMENT CURRENT CURRENT ;
REPLACE COST- BALANCE FOR FULL| CALCULATED MONTHLY | CALCULATED ANNUAL
RESERVE MAJOR | RESERVES | RESERVE FUNDS
ASSET CATEGORIES PRESENT DOLLARS|  peqUIRED AVAILABLE FUNDING CONTR. CONTR.
SITE $482,757 $310,197 $31,722 $278,475 $5,576 $66,914
BUILDING EXTERIOR | $703,242 $170,337 $17,418 $152,918 $5,740 $68,877
INTERIOR $244,169 $149,528 $15,291 $134,236 $5,698 $68,378
MECHANICAL/ ¥
ELECTRICAL $1,777,586 $1,272,742 $1 “Kmummm $16,730 $200,759
TOTAL $3,207,723 $1,902,804 $1,708,218 $33,744

*The total contributions to existing Reserve accounts given to ASG by management as of 2/28/17

** See definitions Section I11.C. (page 8)

[IL.C.1, COMPONENT METHOD SUMMARY

The following charts are the Summary of Replacement
Reserve Schedules developed to establish the required
funding to replace the major components of the buildings
containedin this report, whenthoseitems reachtheendof
their useful life. This Summary Schedule is & compilation
of the separate category sheets which follow and shows
the COMPONENT METHOD funding analysis.

These funding recommendations will bring the
organization’s reserves up to “fully funded” under the
Component Method of analysis. For further funding
recommendations see the Cash Flow Method Summaryon
page 20. Referto page 21 fora CASH FLOWANALYSIS
GRAPH of The 4401 Roland Avenue Condominium
community.

COMPONENT METHOD CONCLUSION:

Currently, under the “Component Method” of calculating
the needed reserves, the Association is 10% of the “fully
funded” level. After scheduled replacements for 2017 take
place The 4401 Roland Avenue Condominium reserve
funds will be 10% of the “fully funded" level with an
available reserve balance of $199,397 (per schedules).
To be Fully Funded is to have areserve balance which will
replace each component item at the time replacement is
required without taking funds from otherfuture replacement
items. Based on the Component Method of calculating
the needed reserves, which is based primarily on the
expenditures of the “Current Reserve Funds Available”
the 2018 Calculated Annual Reserve Contribution required
is $404,928. To maintain proper cash flow over time the
“Cash Flow Method” of funding on the following pages
should be reviewed.

e i

4 Architectural Support Group, Inc. * 7761 Waterloo Road * Jessup * MD » 20794 + 443-733-1200 (Off) » 443-733-1219 (Fax)* www.asgidd.com
Copyrgni (D217, ASE, Inc. \_ O



w _‘ 95 1 udens .
WooppiBse MMM «(x21) 61218667 « (HO) 0024-65L-Ch » 1607 » QW -+ dnssar « peoyj aoyalep 9., « -auj ‘dnosg uoddng jeanjospyory k2%

abed Jxau uo panujuos sajnpayds ayg

LYN | 980¢$ | e528 | 60z'es | 009'Les 00008 | "2z | oy [000000L8| ST | 1 |Buidig wew oiem

T . _ . . e ra |- | sseunamoe

Sy ays o LIVN 129% 268 1968 - | S29%$ | 00§ W | 09 | 0SS | AT (00VH punoiapn

. o . o N Buugey

LIVN 629% W | &Zus | ievzs | oosels | 6z | o8 | o0%es | 4 | oog adiq ueyy

) , AT S lamag Aejues

_ ; . . o . . . -«Bugey

S LN | ze s | 6948 s | sizws 6 | 00588 | AT sty |4, o wos
049226 puyq pajecoT LIvN o8 ® | oo 168 | 999 | e | o8 |oosies| w3 | | 1 paey
e LN | oaws | e | ubs | 960w | wievs 6. | 08 |oosievs| 3| | a1 pie
LIWN 9978 6es ars | 960%8 Gl9%s | 6 08 006198 B3 | sl Eem

. 'SFLTLN ANNOYONIANN - B

Adoues : , L 1 . |-
o pte som ey | © | LN | 10678 | aeis | esels | oowmis | osss | ok | or | sewes | us | o B S
sl spEzey buddyy | g7 | LN | gz i | e8| eeses | savt | w | ov | ooszes | e | 1z SiES sjanucg
. . v Sl . . . I W T DN Pove—.

S | LN | gk | osus | enos BETUS | 00U |5 | oy 0828 | S f005h " ey
RepSROdONON | 6| LWN | swS |z | e | leges | onr'ses | o | ogus | ws |ooes ,Emﬁn_“mﬁmw‘
_ _ SV E ‘ . E_mmmsmm

LIN 258 8 | 0298 8098 | ¥6S'US | 6l o | seas | ¥s oy 12pe g0

. . ora . : e |- | Mewsoeday

v. -N¥ YOS | 2668 @5, .8:.”5 ;.%S_w g | oz 11 e  qno eudsy

. s ., e | . | Uoneusanfay

LWN | s0zes | veis €S | ovevs | 26 8 ¥ | 0078 | AS (9% g dydsy

tnimer |- ) o . . " . ‘ . - ‘ Jéweoeday

rETL Ny V6T | 95678 | s0'98 | 29698 | o026 ws | e 02 | 00028 | AS [919%| gy d el

‘ T . Swauaus, a .

pannbay pasnbay m_nu__a>< ue_acom ﬂm__on Can ,23
T 3%y | 3pog | Buipunyg | Buipuny | "spuny %s_"_ wasalg - [ =l | W py g uonduasag
SAION/suoRE30T, | oloyd |uonipuog| ansasey | amasay aNIBSTY anRs3y | 3so) dreway _.._Mwm_,.._ 1509 1N E&a Ao | RELL
. fenuuy | Ajyjuoy Eat:o Em._.__.o mo.n_%m umw ) _. A e
’ . ws_m.: m._._m
>xowm._.<o A8 m._.Zmzoms_oo m>mmwmm 40 m.SQonw
zo_._.<_oomw< E:_Z_Eonzoo m:Zm>< nz<._om va
1 S9InpayYds Jusuodwio) e i
110z aunp ajepdp) anissay : 0212 - puelkien - siowpjeg ~'aU3AY PUBIOY |OF

panupuog ajepdn Apmig aaesay e o). R UOHEBIo0SSY WNUILIOPUOD SNUAAY PUBIOY |.0Fp a4 L



The 4401 Roland Avenue Condominium Association II1.C.1.a Reserve Study Update Continued

4401 Roland Avenue.+ Baltimore + Maryland » 21210 Reserve Update June 2017

lI.C.1.a Component Schedules

4401 ROLAND AVENUE CONDOMINIUM ASSOCIATION
SCHEDULE OF RESERVE COMPONENTS BY CATEGORY

SITE ITEMS
A T Est Replace | Current Current | Monthly | Annual
Asset Qty | Unit Unit Cost- cmwﬂr_ mmam.i Cost Reserve | Reserve | Reserve | Reserve Condition| Photo Locations/Notes
Description Balt., Md. Life | Life "' - Present | Funds Funds | Funding | Funding | Code Ref.
Dollars | Required | Available Required | Required
FENCES/ RETAINING WALLS:
Chain-Link
Fence with Gate 226 | LF | $25.00 25 # 6 $5,650 $4,294 $437 $72 I $869 NATT I *
Metal Stairs 1 | Ls. |$347500 | 45 d 10 $3175 | $2469 | $262 $24 , $202 NATT ' ,MM_MMS; exterior
Wood Fence at Fence has been painted
Poot Equipment 40 | LF | $2500 | 20 t 4 $1,000 $800 $82 $19 , $230 r NATT d T *rolong its usefl .
Metal Handrails | 35 | LF. | $49.00 60 ] $1,715 $1,458 $149 $15 ’ $174 ’ NATT d »km&mag,&mwa
Wood-Tie Replaced 1999, spaliing
c 120 | SF. | $45.00 30 12 $5,400 $3,240 $330 $35 $422 NATT 10 observed at left garage
Retaining Wall
entrance
Concrete includes boiler room
- 1,048 | SF. | $45.00 60 9 $47,160 $40,086 $4,084 $399 $4,786 NATT 11 stairwell and window well
Retaining Wall e
at front of building.
Boiler room, top of
MetelGuard | 500 | | F | $4500 | 60 | 9 9225 | s7841 | 5799 §78 §936 | NATT | 1 | concrete retaining wall
Railing . X A
and exterior stair entries
SITE LIGHTING:
mm_m:w% # w | Ea 128500 40 | 3 | 17990 | $16641 | $1696 | 8453 ” §5432 | NATT
GAZEBO:
Gazebo p 1 ’ LS. me.ooo.oo 35 * 5 ’ $8,000 ’ $6,857 ' $699 $122 d $1,460 “ NATT # 12 Installed approx. 1990

Site schedules continued on next page

L T

/.55 Architectural Support Group, Inc. * 7764 Waterloo Road » Jessup * MD » 20794 » 443-733-1200 (Off.) » 443-733-1219 (Fex)* www.asgidd.com
Copyright(D2017. ASG, Ine . ‘— N
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The 4401 Roland ><m==m,no=noama=3 Association

I1.C.1.2 Reserve Study Update Continued

4401 Roland Avenue. Baltimore « Maryland « 21210 Reserve Update June 2017

ll.C.1.a Component Schedules

4401 ROLAND AVENUE CONDOMINIUM ASSOCIATION

SCHEDULE OF RESERVE COMPONENTS BY CATEGORY
BUILDING EXTERIOR

T Est Replace | Current | Current Monthly | Annual
Asset Qty | Unit Unit Cost- cmwﬂ_.h_ wmam.i Cost Reserve | Reserve | Reserve | Reserve [Condition| Photo Locations/Notes
Description Balt., Md. | . af.  precent! Funds | Funds | Funding | Funding Code | Ref.
Life Life ¢
Dollars | Required |Available | Required Required
ROOF ITEMS:
Membrane Roof |18,225| S.F. | $10.50 20 19 $191,363 $9,568 $975 $835 $10,020 NATT 20 | Replaced Spring 2016
uwm_ Copngat | ocn | k| s3000 | 20 | 19 | $28500 | $1425 | $w45 | §124 | $14%2 | NATT
Roof Drains 5 Ea. | $300.00 20 10 $1,500 $750 $76 $12 $142 NATT
Roof Scuppers 4 Ea. | $225.00 60 10 $900 $750 $76 $7 $82 NATT
SIDING:
w”mwvga_é s423 | SE| 700 | 40 | 36 | sager | s2186 | $223 | 80 §601 | NATT | 13 | Repairs donein 2013
W”wau%sm 1808 | SF | $700 | 40 | 10 | ssaese | sa0gw2 | $4177 | s21 | 5048 | NATT | 13
wﬂwwwg_as 2808 | SF | s700 | 40 | 0 | ssagse | s;as | saes | s216 | $2594 | NATT | 13
Precast Concrete L
Maintenance 1 LS. | $95,000.00 30 26 $95,000 $12,667 $1,291 $300 $3,604 NATT Repaired in 2013
DOORS AND WINDOWS:
Windows 1 L.S. [$200,000.00| 40 35 $200,000 | $25,000 $2,547 $470 $5,642 NATT Replaced in 2012
Glass Doors 4 | P | 585000 | 40 4+ | s23400 | S22815 | $2325 | 1756 | $21075 | RN w”m«%%:_mm_ front
Metal Louvers 14 | Ee $67.00 60 ] $938 $797 $81 $8 $95 ‘NATT
Overhead Roll
Door at Garage 1 Ea. | $6,225.00 25 8 $6,225 $4,233 $431 $60 $724 NATT
At garage, roof stairs,
Metal Doors 4 Ea. | $635.00 40 1 $2,540 $2.477 $252 $191 $2,288 RN 15 elevator machine room
Metal Doors At boiler room, cooridor
(double) 2 Pr. | $1,150.00 40 2 $2,300 $2,185 $223 $87 $1,039 RN adjacent to community
room
Glass Doors at .
Stairwells 2 Pr. | $4,950.00 40 1 $9,900 $9,653 $983 $743 $8,917 RN 14
ENTRY:
Concrete Entry
Stairs & Platform 1 LS. | $5,750.00 50 1 $5,750 $5,635 $574 $431 $5,176 RN 17,18
CANOPY:
Roof of Canopy | 975 | SF. $3.85 20 10 $3,754 $1,877 $191 $30 $356 NATT 19
TOTALS $703,242 | $170,337 | $17,355 | $5,741 | $68,896

852, Architectural Support Group, Inc. + 7761 Waterloo Road * Jessup » MD « 20794 » 443-733-1200 (Off) » 443-733-1219 (Fax)* iés.mmmaa.oos.
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The 4401 Roland Avenue Condominium Association

4401 Roland Avenue.+ Baltimore + Maryland + 21210

ll.C.1.a Component Schedules

Reserve Update June 2017

4401 ROLAND AVENUE CONDOMINIUM ASSOCIATION
SCHEDULE OF RESERVE COMPONENTS BY CATEGORY

INTERIOR ITEMS

] Typ. Est. Replace | Current | Current Monthly | Annual B

>mm2. Qty | nit Unit Cost- Useful | Remain. Cost | Reserve | Reserve wmmm..ew Wmmm_dm Condition | Photo Locations/Notes

Description Balt., Md. Life Life | Present _..Eim m:._am _u_._a._:m mEa._:m Code | Ref.
Dollars | Required | Available Required | Required ’
ﬁ%wﬁw 1 | Ea | s76500 | 30 | 12 | S5 | $459 §47 $ §$60 | NATT To boiler room
Wood Doors s e | sa0500 | 30 | 10 | sige0 | s130 | s34 $15 §185 | NATT Ofoes/commanty
Wood Doors 2 * Ea. A s40500 | 30 | 10 | $9%0 | 660 $67 58 02 | NATT Bathroomiworkroom
ww%_mssq # 1 , Ea. ’ $65000 | 30 | 10 | $es0 | 9433 $44 % $61 NATT Community foom
%Mwoooa- 10 | Ea | sst000 | 30 | 15 | $5100 s2650 | $260 $27 $123 | NATT ﬁwﬁa%&%
INTERIOR FURNISHINGS:

Office Fumishings| 1 | LS. | $4000.00 | 15 15 $4,000 $0 $0 $22 $267 NATT mﬂmmmmozmwa_ et
mmumﬁwmmooa | is Isizoooon| 2 | 3 | sizo0 | stozo | stese | 804 | Ses | NAT O 2 wwwcmﬁwomn i
LobbyFumishings 1 | LS. | §2000000 | 15 | 15 | $20000 | 80 $0 $111 | $1333 | NATT Mﬂwwmw&_sg\
Mailboxes 1 | LS. | $450000 | 30 1 $4500 | 94350 | $443 $338 | $4057 | NATT mm_ﬁm_»cﬁw_ e
HorzontalBinds | 1 | LS. | $51000 | 15 | 2 ssi0 | $a42 $45 $19 $232 RN mﬁ%h:%pﬂs_p
VeicalBinds | 1 | LS. | §77800 | 15 | 2 g5 | sen2 968 §29 $353 RN indos atcommon
SeySystem | 1 | LS. |$1445800 | 15 | 14 | 14458 | 9964 , 598 s85 | $10%6 | NATT installed in 2016

TOTALS TN.S;% 75@@ $15235 | $5,700 p $68,402 *
A80%, Architectural Support Group, Inc. ¢ 7761 Waterloo Road * Jessup  MD » 20794 « 443-733-1 200 (Off.) » 443-733-1219 (Fax)* www.asgidd.com

Copyign©2N7, ASS, Inc.
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The 4401 Roland Avenue Condominium Association

4401 Roland Avenue.+ Baltimore « Maryland » 21210 - Reserve Update June 2017

l.C.1.a Component Schedules

4401 ROLAND AVENUE CONDOMINIUM ASSOCIATION

SCHEDULE OF RESERVE COMPONENTS BY CATEGORY

MECHANICAL & ELECTRICAL ITEMS

T Est. Replace | Current | Current | Monthly Annual
Asset Qty |unit Unit Cost- cmﬁr_ Remain Cost | Reserve | Reserve | Reserve | Reserve Condition | Photo Locations/Notes
Description Balt.,, Md. Life Life “I. Present| Funds | Funds | Funding | Funding | Code Ref.
Dollars | Required | Available | Required Required
Hot Water Heater
Pumps - 1/4 H.P. 2 Ea. | $2,250.00 25 4 $4,500 $3,780 $387 $86 $1,028 NATT
Piping in Garage 1 LS. . $82,000.00 60 40 $82,000 $27,333 $2,795 $165 $1,980 NATT
ﬂwﬁ Domestic 16 e00| L, | 4600 | 60 10 | $299,000 | $249,167 | $25480 | $2.279 | $27352 | NATT
Piping- Hot & Cold
Water Risers* 10,000) LF. $23.00 60 10 $230,000 | $191,667 | $19,600 $1,753 $21,040 NATT
Piping- Fire Risers*) 350 LFE $65.00 60 10 $22,750 $18,958 $1,939 $173 $2,081 NATT
Piping- ss0 | Lr | sts000 | 60 | 10 | se2s00 | ses7so | $7031 | $620 | 7547 | NATT
Downspouts* ’ ) ’ s : kI8
Piping-Sanitary* | 6,500 LF $23.50 60 10 $152,750 | $127,292 | $13,017 $1,164 $13,973 NATT
Pump -5 HP. 1 Ea. | $7,000.00 25 7 $7,000 $5,040 $515 $77 $926 NATT
Pump - 10 H.P. 1 Ea. | $11,500.00 25 7 $11,500 $8,280 $847 $127 $1,522 NATT
Pump - 15 HP. 2 | Ea. | $14,000.00 25 7 $28,000 $20,160 $2,062 $309 $3,705 NATT
Pipe Insulation in . '
Bojler Room 1 1LS. | $10,000.00 40 23 $10,000 $4,250 $435 $35 $416 NATT
Relief Ventilators 6 Ea. | $2,450.00 50 3 $14,700 $13,818 $1,413 $369 $4,429 RN
umwm%m% Chite| ¢ | ga | $31500 | 30 2 | s1890 | $1764 | $180 $71 $855 RN
Trash Chute 1 Ea. | $18,000.00 60 9 $18,000 $1 m“mc.o $1,565 $152 $1,826 NATT
Trash Compactor 1 Ea. | $18,250.00 15 3 $18,250 $14,600 $1,493 $465 $5,586 RN
Chemical Feeder 1 Ea. $565.00 15 9 $565 $226 $23 $5 $60 NATT
e Pump-34 | 4 |k, | 300000 | 25 | 8 | $3000 | $2040 | $209 §29 $348 | NATT
Mop Sink 1 Ea. | $1,150.00 50 6 §1,150 $1,012 $103 $15 $174 NATT
wmﬂwa Bolers- | 5 | Ea | $165000 | 25 4 | $3300 | $2772 | $283 $63 §754 | NATT
Sink 1 Ea. $500.00 30 5 $500 $417 $43 $8 $91 NATT
Toilet 1 Ea. | $1,000.00 30 5 $1,000 $833 $85 $156 $183 NATT
Vent Grilles in
Hallways 12 | Ea. $170.00 30 5 $2,040 $1,700 $174 $31 $373 NATT

Mechanical & Electrical schedules continued on next page

AE45. Architectural Support Group, Inc. * 7761 Waterloo Road * Jessup + MD » 20784 » 443-733-1200 (Off.) 443-733-1219 (Fax) - www.asgidd.com

Copymgh(§)2017, ASG, Inc
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The 4401 Roland Avenue Condominium Association

Il.2. Reserve Study Update Continued

4401 Roland Avenue.+ Baltimore * Maryland » 21210

iL.2. THE CASH FLOW METHOD SUMMARY

H.Z 1FRE LAV LAy N e

A review of the “Cash Flow” method (see page 21) reveals
that the reserve account will not have sufficient funds
available in 2025 for future replacements if maintained at
current levels. In order to maintain a positive cash position
in the Capital Reserve Fund through the next 40 years, the
existing reserve contribution would need to be increased
annually to prevent the Reserve account from becoming
underfunded due to expected replacements.

Using the Cash flow spreadsheet we found two ways that
the reserve account could be broughtinto a positive funding
situation.

Option A

Our Cash Flow projection shows that an increase to
the current Capital Reserve Fund is needed in order
to repairfreplace future scheduled components without
becoming under funded in 2025. Option A shows a total
special assessment of $401,403 combined with an annual
contribution increase of 15% is needed until 2025 when
contributions can be decreased to 0% for the remainder
of the study. This level of funding increase is based on a
Minimum Baseline of Zero ($1). Under Option A your Capital
Reserve fund will have the necessary funds torepairfreplace
future scheduled components for the duration of this 40
study without becoming underfunded.

Option B

A more aggressive method of maintaining Reserve Funds
at positive levels would be to increase the total special
assessment to $656,250 combined with an annual
contributions of 12% until 2024, when contributions can
be decreased to a 2% annual increase. Option Bis based
on a $320,668 threshold which is approximately 10% of
Total Replacement Cost. The 10% threshold will allow
the association to cover any additional unforeseen earl
replacements that may arise during the 40 year scope of
this study.

Reserve Update June 2017

*The organization’s accountant may be able to suggest
additional strategies to reach the desired funding levels.

Ourcash flow does take into accountinterestonthe reserve -
account, which we calculated at 1.8% based on average
returns, and we used an inflation rate of 4.5% compounded
annually. While earned interest in the next few years may
be close to zero, 1.8% has been established as a report
average. Construction costs can fluctuate tremendously
at a higher percentage rate than the average consumer
rates of inflation. We recommend for that reason alone, that
the organization update their reserve study at least every
three years as it would reflect current situations with the
facility's assets, reserve accounts, interest and inflation
costs and not projected.

Ingeneral, as acommunity ages, more expensive assets will
require repair and/or replacement potentially depleting the
reserve account. We highly recommend placing assets
that require regular maintenance (such as concrete, asphalt
rejuvenation and brick repointing) on inspection schedules
to make sure assets are properly maintained before areas
can become severely deteriorated requiring either earlier
than anticipated replacement or more costly repairs.

It is our opinion, based on this analysis, that your
Associationwill need aspecial assessment of $401,403
combined with 2 minimum 15% increase tothe existing
annual contribution to prevent under funding in 2025.
The annual contribution can then decrease to 2% in
2025 for the remainder of the study. Itis important
to prevent the need of future special assessments to
cover scheduled replacements and repairs. Based on
it's current component schedule this strategy should
be sufficientto maintain positive reserve funding levels
at 4401 Roland Avenue Condominium Association for
the duration of this 40 year study.

3 Pet®N,

AE7S Architectural Support Group, Inc. * 7761 Waterloo Road * Jessup * MD » 20794 « 443-733-1200 (Off) » 443-733-1219 (Fax) www.asgidd.com -
Canyrigh(D2017, ASG. Inc NO
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The 4401 Roland Avenue Condominium Association IV. PHOTOGRAPHS

4401 Roland Avenue.* Baltimore + Maryland « 21210 Reserve Update June 2017

Site Components

Photo 2: Large seems throughout the lot will need

continuous repairs as the temporary patching fails.
This will leave the subbase vulnerable to. further

deterioration.

Photo 1: As asphalt becomes dry it is more vulnerable to
cracks and deterioration. itis recommended that paving
be schedule for total replacement and a rejuvenation

shortly after.

Photo 4: Current condition of asphalt curbing. We
recommend curbing be replaced at the time the asphalt

_is for favorable pricing.

Photo 3: Typical reaction of asphalt as it becomes brittle.
As water continues to infiltrate the crack, the sub-base
will begin to deteriorate and expand from freezing will
lead to a more costly replacement of asphait. :

"%, Architectural mcu‘con ma%_ _:o.. + 7761 Waterloo Road * ,_.mmm.% « MD » 20794 » 443-733-1200 (Off.) » 443-733-1 Xm Awmxv « www.asgidd.com

CooppM(©TNT, ASS Inc NN
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The 4401 Roland Avenue Condominium Association IV. A. PHOTOGRAPHS CONTINUED

4401 Roland Avenue. Baltimore « Maryland + 21210 Reserve Update June 2017

Site Components

Photo 9: Pool underwent a major renovation in 2016. Photo 10: Wooden retaining wall has an area of spalling
Pool mnsvama in need of replacement. Wooden near the garage entrance. Further analysis needed.

fencing has been painted which will prolong its useful
life.

Photo 12: The Gazebo has been maintained but nearing
its useful life span

Photo 11: Concrete retaining wall and metal railing were in
good condition with no areas of concern documented.

7761 Waterloo Road * Jessup » MD « 20794 + 443-733-1200 (Off.)  443-733-1219 (Fax)* www.asgidd.com

%, Architectural Support Group, Inc. ¢
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The 4401 Roland Avenue Condominium Association IV. A. PHOTOGRAPHS CONTINUED

Reserve Update June 2017

4401 Roland Avenue.« Baltimore + Maryland « 21210

Exterior Components

Photo 18: Garage door was in good condition and fully

Photo 17: The concrete platforms at the emergencey operable

exit were in poor condition and in need of immediate
repair.

Photo 20: Current condition of Roof. Roof replacement

Photo 19: The Roof of the canopy is nearing the end . '
of its useful life. Electrical fixtures are also in need of in 2016
replacement.

s A,

4= Architectural Support Group,

wfe

Inc. » 7761 Waterloo Road * Jessup + MD + 20794 + 443-733-1200 (Off.) » 443-733-1219 (Fax) » www.asgidd.com
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The 4401 Roland Avenue Condominium Association IV. 5 Year Prioritized Replacement List

4401 Roland Avenue.+ Baltimore + Maryland « 21210 Reserve Update June 2017
Est.
Asset Location/Description Quantity Unit Unit Cost | Remain. Current Notes
Life - Replace. Cost
Poo! Filters 1 Ea. $1,815.00 1 $1,815
- Pool Pump 1 Ea. $850.00 1 $850
Glass Doors 4 Pr. $5,850.00 1 $23,400
Meta! Doors 4 Ea. $635.00 1 $2,540
Glass Doors at m»mw_‘si._m . 2 Pr. ) $4,950.00 1 $9,900
Concrete Entry mﬁmﬁ & Platform 1 LS. $5,750.00 1 ~ $5,750
Carpet in Community Room 82 SY. $20.00 1 $1,640
Metal Doors - Double 2 Pr. $1,200.00 1 $2,400
Mailboxes 1 LS. $4,500.00 1 $4,500
Air Handling Unit 1 Ea. $21,000.00 1 mﬁboc
Boiler impeliers 1 LS. $3,650.00 1 $3,650
Heat Pump 1 Ea. $3,750.00 1 $3,750
Fire Control Communicator 1 Ea. $1,500.00 - 1 $1,500
ESTIMATED REPLACEMENT COST 2015 (Year 1) $82,695
Metal Doors {double) 2 Pr. $1,1560.00 2 $2,300
Wallpaper 27,770 SF $3.75 2 $104,138
Horizontal Blinds 1 LS. $510.00 2 $510
Vertical Blinds 1 LS. $775.00 2 §775
Elevator Cab 2 Ea. $12,000.00 2 $24,000
Fire Pull Station 22 Ea. $155.00 2 $3,410
Metal Trash Chute Doors 6 Ea. $315.00 2 $1,890
ESTIMATED REPLACEMENT COST 2016 (Year 2) $137,023

5 Year Prioritized List continued on next page

% Architectural Support Group, Inc. * 7761 Waterloo Road « Jessup * MD * 20794 + 443-733-1200 (Off.) + 443-733-1218 (Fax) * www.asgidd.com
Copygn(©2017, 4S5, Inc Nm



62 | N
wod ppIfse MMM « (x2) 6121-£6.-8y + (HO) 0021-E8L-E¥ + 76107 + AN + dnsser « peayj oopale (9., « -9u] ‘dnoig) poddng feanjosuyory “E ey
x1¥0d3¥ 40 aN3-.

ogg'sss 0.7 - (g1e3A) 0202 LSOO LNIWIIV 1IN GILVIILST
o Toov'zs s | Gosres | |y 0 sanp4146r] poold Juno IIBM
Sigw § ooszys | e3 H S ews-aumx4 b Bue)
- s28%S S | oosks |3 |6 | - abiet-aimxy yBr] Buie)
T o s o8 | e | oes | ain digg waosaiont3 .y
B %08 § | odous | =3 2 . sheweyusuoeA
| -oo0us - 6 | 0000018 | ed L , , ' jom0L
o 0058 S -|. ovooss | e3 1 . - yuig
| ooo'es 5 00'005°4$ '] 4 . T smesy
00Z%$. § 00007'sS | 3 3  Swap Jsneyxg
©-000'1$ 5 00'052'e$ 3 ¥ sue3 Jsneye /Aiddng
000'3$ s 00°000'8$ s1 | 1 . . 0gszeg)
0041 5 40828 45| 008" 2 3By YIEMAPIS Bj2.0U0)

Z60°81$ - (v 1230) 810Z LSOO INFWIOV 14T QILYWILST
R R R - T I A . dH ek - siegog e sdung
T Toosws v | dooszes | e z . “dH il - Sdung ok IEM 10K
_ 000't$ v 00'5Z8 u_._ | "+ wawdinb3 jood 12 30ua- pOOM
[ATA S 4 0073 , AS | o9 _ _ uogeusaniay Sumed Jjeydsy

0919618 coooo o (829 L40Z 1SOD INFWIOV TGN GILVINILST ‘

0 o0 1 R B " oo'osezs | e3 1 © 7 ueq yowms yo-ng Aouabewg
00023 g 00°000°2$ e 1 R e
005°04$ £ -00005°e§ | =3 £ - dwy(09- s pauuosig
0szes | ¢ o0'oszes | e b . lopeduog ysesy
. 00LwS € 00°05°28 €3 9 . SIOJeIRUIA 319
) _boozs | e [ owoooz$ | ST | b | 0 sbumsuwng wooy Aunuuoeg
1 066 ¢ o%szys | | | wm o g y6r] apod
_.08¥'s1$ € I 2602 - L juewaderday qing Yeydsy
026'5% £ 00028 | AS 9oy Juowaoeidey Bumed yeydsy
«mowﬂ .mum_aom an . 4 . , | . -

sajoN Wswng .sﬂ_ms_ 1509 1un wn | Aguenp =oEEﬁo\=ouso4 Jassy

)0z ounp alepdn amissay ¢ - 01212 « PuBjAIeyy » @0uRjed aNUSAY piizioy |0yy
S A 7 UOHEIO0SSY WN[UILIOPUOY) SNUSAY PUS|OY }0vy UL



The 4401 Roland Avenue Condominium Association V. BIBLIOGRAPHY
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Overview

Community associations come in all sizes. They vary in age, amenities provided, and main-
tenance obligations. Careful planning for future repairs and replacements is not only in the
best physical and fiscal interests of the community association, it is required by law in some
states. Maintaining a reserve fund not only meets legal, fiduciary and professional require-
ments, it also minimizes the need for special assessments and enhances resale values.

Every community association requires a different amount of cash in reserves to com-
plete repair or replacement projects on schedule without special assessments or loans.
How does an association properly determine and compile adequate reserves to fund
necessary repair and replacement costs? By conducting reserve studies.
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testing or not, field measurements vs. drawing take-offs, etc.

¢ A description of the assumptions utilized for interest and inflation, tax and other
outside factors for the financial analysis.

e A written explanation of the credentials (state or organizational licenses/credentials)
held by the individual who prepared the reserve study or oversight.

« A report on how the current work is reliant on the validity of prior reserve studies.

e Discussion of material issues which, if not disclosed, would cause a distortion of the
association's situation.

¢ Reliable information provided by the association's official representative regarding
financial, physical, quantity or historical issues. The reserve study will be a reflection
of information provided to the consultant and assembled for the association's use,
not for the purpose of performing an audit, quality/forensic analyses, or background
checks of historical records.

e The actual or projected reserve balance total presented in the reserve study based
upon information provided.

e Accurate reserve components as determined in the Update With-Site-Visit and Update
With No-Site-Visit levels of service.

¢ A description of reserve projects which is considered reliable. Any on-site inspection
should not be considered a project audit or quality inspection.

Determining a Reserve Schedule

A reserve schedule is the financial summary of the reserve study. Its format depends on
the funding method used (see “Selecting a Funding Plan” section). During the develop-
ment of a reserve schedule, the association and its reserve specialist should follow the
steps detailed in Figure 1 on the opposite page.

Establishing a Preventive Maintenance Schedule

Once you've determined which items are reserve components, it's time to establish a pre-
ventive maintenance schedule. Associations should establish a preventive maintenance
schedule for two primary reasons:

1.1f associations do not maintain the components on the reserve schedule, they will
not attain their full useful life. Consequently, the components will need to be
replaced earlier and the replacement cost will need to be collected over a shorter
period of time. This could result in possible special assessments.

3 I associations do not maintain the components that are not included in the reserve
schedule, they may require replacement whereas if they were maintained, they would
not. For example, wood siding, when maintained properly, will last indefinitely.
Without proper maintenance, it may need to be completely replaced in the future.

Figure 2 on the opposite page is a flowchart to assist you in developing a preventive
maintenance schedule. -

Selecting a Funding Plan
Once your association has established its funding goals, the association can select an
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appropriate funding plan. There are four basic strategies from which most associations
select. It is recommended that associations consult professionals to determine the best
strategy or combination of plans that best suit the association’s need. Additionally, asso-
ciations should consult with their financial advisor to determine the tax implications of
selecting a particular plan. Further, consult with the American Institute of Certified Public
Accountants (AICPA) for their reporting requirements (see Financial Reporting section on
page 7). The four funding plans and descriptions of each are detailed below. Associations
will need to update their reserve studies more or less frequently depending on the funding
strategy they select.

¢ Full funding—The goal of this funding strategy is to attain and maintain the reserves
at or near 100 percent. For example, if an association has a component with a
10-year life and a $10,000 replacement cost, it should have $3,000 set aside for its
replacement after three years ($10,000 divided by 10 years=$1,000 per year X 3
years=$3,000). In this case, $3,000 equals full funding.

e Baseline funding—The goal of this funding method is to keep the reserve cash bal-
ance above zero. This means that while each individual component may not be fully
funded, the reserve balance does not drop below zero during the projected period.
An association using this funding method must understand that even a minor reduc-
tion in a component's remaining useful life can result in a deficit in the reserve cash
balance. Associations can implement this funding method more safely by conduct-
ing annual reserve updates that include field observations.

« Threshold funding—This method is based on the baseline funding concept. The
minimum reserve cash balance in threshold funding; however, is set at a predeter-
mined dollar amount.

¢ Statutory funding—This method is based on local statutes. To use it, associations
set aside a specific minimum amount of reserves as required by statutes.

Developing an Investment Policy
Developing an investment policy is suggested to set a standard and procedure for invest-
ing reserve funds. It also allows boards to make consistent choices and brings structure
and continuity to the decision. When developing an investment policy, the board should
discuss and evaluate the following topics: general policy, goals and objectives, invest-
ment strategy, investment securities’ selection criteria, and review and control policies.
Additionally, many states have laws protecting community associations from mak-
ing what some would consider risky investments. It is suggested that associations review
state laws related to reserves; review association documents regarding reserves; consult
with service providers such as an attorney, an accountant and a community association
manager; and conduct yearly reserve policy reviews.
See the sample investment policy on the opposite page.



: "way3 duisn syudwadepdar
pue siedor rofew puny suoperdosse J1 spuswssasse [erdads Furpsedar uonRULOU] o

. '$3500 udtadedas 3xmry 10 /pue siredas Jofew amny. 's9Akf
[nyosn SuTUeWSL 3JRUHISI 01 PIJINPUOD Sem Apms. e 13y19ym Sunedipur JUSWNLIS i o
"Aue j1 ‘pouad JU3LIND 3y} ut mucuEuum_aE _ucm siredax SFE 10§ vummvmmm SIUNOWY »

. - “[eusjew 5q

\AmE SUolBRLIEA 33 JRU} ._qu S9JBWIISI ISIYI WOL}- bm> Aew mv.:zﬁ:uaxu [emoe jeys
mpmou (3usUnd I0) JuMny PIJRWHSI UO PISE] PIIB[NIUNDIIE e Spuny Jeq) JUSUIIILIS Y o
M YuMm uucm:n_c._ou pue ‘Aue ji cnu__oa wEvcE M«JEU ay jo coza:u.muv Ve

WY} YUMm uucm__n_

-Eou %o V_uﬁ 10 Uu:m__QEou mnﬁmu uﬁ _qu macquUm_ae pue mhmnuu lofew aumny 10§ -
spuny Sm_:Esuumlo« mucoEs_uow UONBIDOSSE 0 S3JNJe)S Ie)s: ul cmcm . ﬂcu.Eotzaum °

: 151

ochu;u.ﬁEou e hom u?:m . M«&U?« vf uvmv ﬁvw:_u_.: 3q ﬁ_:o.._m m:.?o:@ 3y HA ﬁ
ﬁcoEuumEP_ vcm mbmmuh EEE 03 mc_:_mﬁua :oc\mEhouE_ 10} syuaw
-ESUE sey pue mEuEBSm [eOURUY SY3 Ul Papnput aq o0y mvuu: ﬁﬁ? SUI[INO pm3 oy
"SUOLRIdOSS® awmuh 15312]Uf UOWIWIOD 10§ &cuESmpm [eroueuly 3y Sursodwos uagm Jsh 03
SIUBIUNQDIDE 0§ spiepuels m:ncdouum ys[qe1s3 01 (Y[D) mxoauaom««bNSM ys21yu] :oszsu
..@ supny .%.:U mazxsouu< EE $§< <&U~< o&u vuao_u>ov <mU_< 1’50661 \n_hmu Y3 uj
_ . m:_toamm _m_o:m:_u_

. Amwmn tmmc; w..oﬁom.*_o wo _u._mom E:E.Eon:oo N>x ayt >n_ um>oaa<

EEO mc_mmo‘_omu ui palstj ‘sjeob Buimoj

Isa193u1 paje|nwnooe -[o} 8Y3 Ag papinb aq j[eys sjuauiIsaAu| )

pue _mn_u::a ays jo samod m:_ww:o._:n ‘Ajlenuue 1se9| e pamaiaal aq fleys Aayy
3y} Jo uoiieAIasaId YIIM JUBISISUOS S| © pue ‘sjeudoidde se s1039311p jo pigoq
Ieij1 uinias JO [aA3) 1s3YBiy ayl yass ay1 ‘Aq papusuwie aq awg 0} Wi} Wol
O} pa1sSaAul aq piNoYs spuny "uInNsy s . Aew pue jo {enosdde ayz 01 199[qns aq

lieys SIUBLWIISBAUI YINS JO UOHBIUIWINOOP

-S[ERU3PaId PUNOS pue | :
18410 pue ‘SIUBWINISUI ‘SIUNOIDE [y g

mcoamu:am._ poob apey oym siabeuew
_m:o.mmm*oa YlIM palssaul mn E:ocw . © uswuianob tgT syl ‘Aq pasjuesent
- mucan_ ‘justiisBeusws 18udIssajoid"p - AjIny 10 ‘30 suoneBijqo aie jeyy pue wn
. TluIWopUod ZAX 9U1 JO sMejAg pue uon
-BIR|9SP 9Y} YUM pue 19y wnjutwopuo)
puejAIRl 841 YUM 39UBPICIIE Uf a1e
1BY)1 9S0Yj] 318 SJUBWISIAUI PaZIIOYINY
: | SJUSWISaAUL PaZUIOYINE Ui 1daoxa
.mmS«_ucmnxw pajoadxaun 10 pajoal . . um~mm>c_ ‘16 umﬁ.monmu mn __mcm mucﬁ ON ‘Y
-04d 104 a|qejieAe Ajipeal aq pjrioys ) .
mu::u_ bin.mmmuum pue Aupinbry'q . 5 ““Aoyad -

- pazZIWIUIL
3q pnoys (S1$09.uonoesues 13Ylo
PUE ‘SUOISSILILLOD ‘53d) uondwapal)
S1S00 JUBUNSIAUL SISOD JELIIUIIA D

mc_\so:o* m;« yum mo:mu._ooom Ul s10309410

‘S3AI9S9l EwEmom_aE ayi Jo Emwmw Si 40 pieog ayy >n umncocSm aq Aew se
jeob wial-6uo) mc L RQB::Q 4O b&mm e i SJUNOWE YONS uj Pa1SaAul aq |jeys SaAIasa
- ; +aouenodwy 4o : uswase(das syl 12y} a3A10S3Y L1 39

“SENbN‘.SN VNNRQNUQNM «:SN&nEoNonU N ‘AX uﬁ

INIWIDYNVIW/SIIANLS FIAHISIYH



RR Community Association
Size: 312 units
Location: South Orange County, California

RR Community Association (“RRCA") is a condominium association located in
South Orange County, California. RRCA, which was constructed from the mid- to
Jate-1980s, consists of 312 units contained in 39 nearly identical 8-unit buildings. There
are private roadways, two pool areas and extensive landscaped areas. The association’s
reserve components include the following:

Roadways (asphalt and concrete)

Roofs (flat and pitched composition shingle)

Paint (stucco, woodwork, and tubular steel)

Fencing, Walls and Gates

Lighting (buildings, walkways, streets and pool areas)
Two Pool Areas (each with pool, spa and restroom building)
Tot Lot

Deck Surfaces (entrance stairways and balconies)
Doors (garage and utility closets)

Landscaping (irrigation system, slopes, tree trimming)
Miscellaneous Components (awnings, rain gutters, etc.)

Steve Jackson, RS, started working with RRCA in the early-1990s. His first analyses
concluded that while the association had a significant reserve fund, it was underfunded
by approximately 40 percent. Based on his analyses and recommendations, the asso-
ciation contributed to their reserve fund to cover the normal deterioration of reserve
components and also to correct their underfunded reserve position through time. With
312 units contributing to the reserve fund, the total reserve fund grew rapidly. However,
everything is relative. With 312 units, the association also faced significant reserve
expenditures in the future to properly maintain the community.

During the early- to mid-1990s, deterioration of the reserve components occurred
at a more rapid rate than had been estimated. The association was becoming increas-
ingly underfunded. Investigation found that the association had significant construction
defects. Now, not only was the association faced with funding their reserve for normal
deterioration of components and to correct their underfunded position, they also had
to finance litigation against the community's developer. \

During the investigation and litigation, which lasted approximately 2 years, the associ-
ation's board of directors had a legal duty (according to California Civil Code) to analyze
and disclose to the homeowners the association’s reserve fund status on an annual basis.
Contrary to the opinion of some in the legal community, this duty cannot be put on hold
due to ongoing litigation. Each year, upon direction from the association's legal counsel,
a reserve analysis was prepared that showed the reserve fund status as if the reserve com-
ponents were designed and constructed properly. These analyses made it possible for
the association to develop budgets based on normal circumstances with the anticipation

10
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reconstruction period).

The question for the reserve analyst became, “what will the impact to the mem-
bership be if the existing reserve funds are spent on the reconstruction project?” The
board of directors relied on the reserve analyst to determine if the settlement would be
sufficient to make the association whole again...both physically and fiscally. The board
of directors was confident that the repair plan would make the association whole physi-
cally. Ultimately, the board of directors wanted to know if the existing reserve funds
were spent on the reconstruction project, would the reserve contribution (and likely
the assessments) need to be increased. If the reserve contribution did not require an
increase after the reconstruction, the board would feel that this settlement would make
them whole fiscally as well.

The reserve analyst found that the following would occur:

1.By the end of the reconstruction period, the association would spend nearly all of
their reserve funds to finance the reconstruction. This would bring the reserve fund
status from approximately 60 percent funded down to nearly zero.

2. Most of the major reserve components, which had been scheduled in previous
reserve analyses to be addressed in the near future (i.e., flat roofs, painting, deck
maintenance, etc.), would be addressed during the reconstruction period.

3. While the association’s reserve fund status would be “weak” post reconstruction,
the association would be able to pay for reserve expenses as they occurred and
rebuild their reserve fund to a suitable level within approximately three years. After
approximately five years, the association would be approaching “ideal” reserve fund
status (i.e., 90% to 100% funded). All of this would be accomplished with no initial
increase to the reserve fund contribution and only minimal increases through time.

During 1998, based on the analyses of their experts, the board of directors accepted
the proposed settlement on behalf of the association. The reconstruction of the com-
munity was completed (ahead of schedule and within budget) during 1999. Almost the
association's entire reserve fund was used to finance the reconstruction.

As of January 2000, the association's reserve fund was 22 percent funded. As planned,
the 2000 fiscal year budget called for only a modest increase (consistent with the cost of
living) to the reserve fund contribution. By the end of 2000, the association will be 36
percent funded. By the end of 2002, the association expects to be near 60 percent funded
and by the end of 2005, they expect to be approaching an ideal reserve fund status.

Submitted _Nd\ Steve Jackson, RS, Advanced Reserve Solutions, Inc.
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The Woodlands at West Orange Condominium Association
Size: 174 units
Location: West Orange, New Jersey

Since transition from developer control, the board of directors at The Woodlands at
West Orange Condominium Association has funded the reserves in accordance with the
recommendations in the initial capital reserve study and subsequent bi-annual updates.
This strong belief in adequate reserves recently helped the association through a major
roof replacement. Like many communities built in the 1980's, the roofs at The Woodlands
contained fire-retardant treated (FRT) plywood that was subsequently found to be unsuit--
able for the construction of roofs. In 1996, within the statutory limit of ten years since
construction, the association began procedures to prepare the necessary back-up to file
a claim for reimbursement of replacement costs with the State of New Jersey. In 1998,
the State awarded the association $254,000 toward the cost of the roof replacement proj-
ect, which was anticipated to cost approximately $1.2 million including approximately
$150,000 in roof-related enhancements.

The board of directors then faced the challenge of informing the unit owners that
they were going to spend $1.2 million. To do so, the board president called a special
meeting of all unit owners on April 30, 1998—a meeting that drew the largest attendance
of any meeting ever held at The Woodlands. Under the guidance of the president and
the Reserve Specialist, the project was analyzed for the owners. The association had
$114,000 in available cash, of which $60,000 would be used toward the roof project. In
addition, $606,000 was to be borrowed from the capital reserve fund and $78,000 was to
be utilized from the escrow fund. Combined with the award from the state, the associa-
tion was still facing a deficit of more than $221,000. To cover that deficit, a one-time
assessment of $1,500 per unit was levied. To ease the burden, the assessment was made
payable over a twelve-month period.

Luckily, the roof replacement project was completed ahead of schedule and at a cost sav-
ings of $61,000. The association was then faced with rebuilding its reserves and repaying the
money borrowed from the capital reserve fund. At this time, the Reserve Specialist conduct-
ed another reserve analysis and found that a smaller contribution to the capital reserve fund
would be sufficient to meet the association'’s needs. Prior to the roof project, the association
was spending $30,000 a year in repairs. Since the new roofs were installed, that expenditure
was added to the annual contribution to the reserve fund. The decision to continue to make
contributions to the reserve fund at the higher rate was key to the association’s ability to fully
restore both the reserve fund and the escrow fund in an acceptable time frame.

Thanks to a true team effort by the association board members, the Reserve Specialist,
the investment consultant, and the accountant, the association is once again fully fund-
ed—with a current reserve fund of $900,000—and the escrow fund completely restored.
Moreover, the association has not had an increase in maintenance fees in seven years. This
ongoing focus on reserves and quality maintenance of property has resulted in an extremely
high demand for homes in The Woodlands at West Orange Condominium Association.

Submitted by Jerome M. Fien, President, The Woodlands at West Orange Condominium Association
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« Component Full Funding: Setting a reserve funding goal of attaining and maintaining
cumulative reserves at or near 100% funded.

e Statutory Funding: Establishing a reserve funding goal of setting aside the. specific
minimum amount of reserves of component required by local statues.

e Threshold Funding: Establishing a reserve funding goal of keeping the reserve balance
above a specified dollar or percent funded amount. Depending on the threshold,
this may be more or less conservative than component full funding.

Funding Plan: An association’s plan to provide income to a reserve fund to offset
anticipated expenditures from that fund.

Funding Principles:
e Sufficient Funds When Required
e Stable Contribution Rate over the Years
e Evenly Distributed Contributions over the Years
e Fiscally Responsible

Life and Valuation Estimates: The task of estimating useful life, remaining useful life,
and repair or replacement costs for the reserve components.

Percent Funded: The ratio, at a particular point of time (typically the beginning of the
fiscal year), of the actual (or projected) reserve balance to the accrued fund balance,
expressed as a percentage.

Physical Analysis: The portion of the reserve study where the component inventory,
condition assessment, and life and valuation estimate tasks are performed. This rep-
resents one of the two parts of the reserve study.

Remaining Useful Life (RUL): Also referred to as remaining life (RL). The estimated
time, in years, that a reserve component can be mxnnnﬁmm to continue to serve
its intended function. Projects anticipated to occur in the initial year have “zero”
remaining useful life.

Replacement Cost: The cost of replacing, repairing, or restoring a reserve component
to its original functional condition. The current replacement cost would be the cost
to replace, repair, or restore the component during that particular year.

Reserve Balance: Actual or projected funds as of a particular point in time that the
association has identified for use to defray the future repair or replacement of those
major components which the association is obligated to maintain. Also known as
reserves, reserve accounts, cash reserves. Based upon information provided and not
audited.

Reserve Component: The individual line items in the reserve study developed or
updated in the physical analysis. These elements form the building blocks for the
reserve study. Components typically are the association responsibility, have limited
useful life expectancies, have predictable remaining useful life expectancies, are
above a minimum threshold cost, and are as required by local codes.
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Additional Resources
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Books available from CAl
Accounting for Managers, by William H. Webster, 2004.

Community Association Finances, Common Sense from Common Ground: A Collection of Articles from

CAI's Award-Winning Magazine, 2005.

Condos, Townhomes &- Homeowners Associations: How to Make Your Investment Safer, by Patrick
Hohman, 2010.

Reserve Funds: How & Why Community Associations Invest Assets, by Mitchell H. Frumkin,
p.E., cGP, RS and Nico F. March, CrM, Rrp, editors, 2009.

Tips for Protecting Association Finances

For more information or a CAl Press catalog, please call (888) 224-4321 (M-F,
9-6:30 ET) or visit www.caionline.org.

Best Practices Reports (available at www.cairf.org):
Community Harmony & Spirit

Community Security
Energy Efficiency

Financial Operations
Governance

Green Communities

Reserve Studies/Management
Strategic Planning

Transition
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DATE COMPLETED:

UNIT ADDRESS:

GARAGE SPACE #

UNIT OWNER(S)

MAILING ADDRES

IF mbhagm:.umz.ﬂ

OWNER(S):

OWNER(S): HOME PHONE #:
WORK PHONE #:
CELL PHONE #:

TE T(S) NAME(S):
HBOME PHONE #:
WORK PHONE #:
CELL PHONE #:

HEMNQHZQ *

NAME:

REASON FOR ASSISTANCE:

NAME OF CAREGIVER(S):

MERGENCY CONTACT INFO TION:

NAME OF CONTACT:
PHONE NUMBERS:

NAME OF CONTACT:
PHONE NUMBERS:
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