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April 26, 2019

Board of Directors

The Bay Club at Frisco Condominiums
c/o Deb Borel, Vice President

Summit Resort Group

350 Lake Dillon Drive

Frisco, CO 80443

Re: 2019 Level 1 Reserve Management Plan
Dear Board Members:

| am pleased to submit this Level 1 Reserve Management Plan for The Bay Club at Frisco
Condominiums. Please use this Reserve management Plan as a planning and budgeting tool.
It is best to review this Plan when preparing your annual budget. Following this Plan will
minimize the need for future special assessments or loans to fund major repairs and
replacement of common area assets.

It is our goal to present a document that is easy to read and understand. It is also our intention
to present a report that is complete and accurate. If you find any errors or omissions or want
any changes to the assumptions used in the Plan, please contact me immediately so | can
revise the Plan.

If you have any questions about this Reserve Management Plan, please contact me at the
phone number listed below or by e-mail.

Sincerely,

Steve Bennington
(970) 819-3194
stbenn@comcast.net

P.O. Box 883404, Steamboat Springs, CO, 80488
www.westernreservestudies.com info@westernreservestudies.com
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Executive Summary and Property Description
Date Prepared - April 26, 2019

Association: The Bay Club at Frisco Condominiums

Property Location: 110 - 112 - 114 Beaver Lodge Road, Frisco, CO 80443
Number of Townhome Units: 32

First Year of Reserve Study: May 1, 2019 through April 30, 2020

Date of On-Site Inspection: October 19, 2018

This Reserve Management Plan is a comprehensive assessment of the Association's common area

assets and an analysis of its reserve fund balances to determine the sufficiency of the fund for future
major repairs or replacement of common area assets. One of the primary responsibilities of The Bay
Club at Frisco Condominiums through its Board of Directors is to maintain, preserve, and replace, as
needed, common area asset components for the future use of the Association members.

This is a Level | Reserve Management Plan which includes a physical and financial analysis. The
physical analysis includes a comprehensive on-site inspection which results in a complete inventory of
common area assets. It also includes a determination of the current condition of each asset, the
remaining useful life of the asset, and the current and future cost to fund major repairs or replacement
of each asset. The financial analysis of the Reserve Management Plan includes analyzing the current
reserve fund, formulating a detailed plan for adequately funding the reserve account, and a 40 year
projection for cash flow management, including a detailed projection for investment portfolio
management.

Summary of the Reserve Study

e Projected Reserve Account Balance as of May 1, 2019.................... $265,881
¢ Fully Funded Reserve Balance as of May 1, 2019..........ccccocevvvvvnnnns $675,411
e Percent Funded asof May 1, 2019............cccceiiiii . 39.37%
¢ Annual Contribution to Reserve Account Starting May 1, 2019........... $73,537
e Projected Reserve Account Balance as of April 30, 2020................. $326,561
e Fully Funded Reserve Balance as of April 30, 2020.......................... $703,885
o Percent Funded as of April 30, 2020.........cccvvmvrieiieiiieiieeeeeeeeeeeeeeeeeeeee, 46.39%

Financial Assumptions Used

o Annual INflation RALE...........ooiiiiiiieee e 3.50%
e After-Tax Interest Earnings on Reserve Funds Year 1..........cccccceeeeennnnns 1.26%

Funding Analysis

A fully funded reserve account is one which is 100% funded. For example, if a roof is replaced this
year and is scheduled for replacement in another 20 years at a cost of $100,000, $5,000 per year
($100,000 divided by 20 years) must be deposited in the reserve account each year in order to be fully
funded during this 20 year period, of course adjusted for inflation. A 100% funded reserve account is a
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"pay as you go" system where the owners of the property fund the reserve each year as the asset
components are used.

The Bay Club at Frisco Condominiums is projected to be 39.37% funded at the beginning of the next
fiscal year, May 1, 2019. An association goal of "fully funded" or 100% funded should be the ultimate
goal although it may never be attained nor need to be attained. Generally, a 50% funded and above
level of reserve funding is adequate to avoid special assessments or taking out a loan to fund asset
replacement. A 0% to 30% funded reserve fund is very weak and could necessitate special
assessments when asset replacements are needed. A 70% and over funded reserve account
represents a strong reserve fund position and minimizes the need for special assessments or loans. A
poorly funded association also can have deferred maintenance of asset components which lowers
property values.

This Reserve Management Plan should be used as a tool for association managers and board
members. It becomes the blueprint for future replacement of asset components. It is also a significant
factor in determining the level of monthly assessments for owners. This Plan also makes
recommendations for on-going maintenance of component assets which can extend the remaining life
of the asset. This Plan can also be presented to lenders by buyers or owners during the application
process for a new or refinanced mortgage loan. This will show the lenders that the association is
adequately planning for the future replacement or major maintenance and repair of common area
assets.

The total annual amount transferred to the reserve account will be $73,536 for the fiscal year starting
May 1, 2019. Itis recommended the association increase the amount transferred into the reserve
account by 5.00% beginning May 1, 2020. From fiscal years 2020 through 2058, it is recommended
the increase in the transfer to the reserve account 1.00% per year. This will cause the percent funded
to increase to 46.39% at the beginning of year 2 of the study, 50.93% in year 3, 55.12% in year 4, and
59.90% in year 5. The percent funded over the 40 year analysis period will gradually increase to over
125% and will be 36.93% in year 40. The reserve account increase to over 125% funded is necessary
to meet the expenditure obligations from fiscal year 2048 through fiscal year 2058 of $2,158,969. The
total transfer to the reserve account for the fiscal year beginning May 1, 2019 will be $73,536 and will
increase to $108,402 in fiscal year 2058, an increase of $34,866 or 47.4%% during the 40 year period.

Recommended Frequency of Reserve Management Plan Preparation

This Level 1 Reserve Management Plan is the most comprehensive study and is recommended to be
completed every three years due to changes in inflation, investment rates, component condition, useful
and remaining life of the assets, and other factors. A Level 2 reserve study is an update of a previous
reserve study and includes a physical inspection of the property. A Level 3 reserve study is an update
of a previous reserve study with no on-site inspection of the property. Level 2 and Level 3 reserve
studies can be prepared in interim periods while a Level 1 study is recommended every 3 years.

Quality Assurance Evaluation

The calculations, projections and reports in this Reserve Management Plan were generated using the
Property Reserve Analyst (PRA) software. PRA has received a Quality Assurance Evaluation from a
Certified Public Accounting firm verifying the system for accuracy and compliance with the AICPA Audit
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and Accounting Guide for Common Interest Reality Associations, cash flow projections, and tax
calculations consistent with IRS guidelines for 1120C and 1120H corporations.

Colorado Laws Regarding Reserve Studies

Colorado HB 09-1359 states that associations shall adopt policies and procedures on when a reserve
study be completed, and whether the reserve study will be based on a physical and financial analysis.
The statute doesn't require that a reserve study be completed, but does imply that associations will
have a reserve study. The policy must state if there is a funding source for improvements
recommended by the reserve study and, if so, the sources of the funding.

Steve Bennington
Managing Member
Western Reserve Studies
(970) 819-3194
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Property Description
The Bay Club at Frisco Condominiums
Analysis Date - May 1, 2019

General Description: The Bay Club at Frisco condominiums contains 32 condominium units
in three buildings. The buildings were constructed in 1998 and 1999, are located in northern
Frisco, and are bordered on the east by Dillon Reservoir. The building information is as
follows:

Building Number Construction Address Location Number of Units
Date

1 April, 1998 112 Beaver West Building 8
Lodge Road

2 October, 1998 114 Beaver South Building 12
Lodge Road

3 Spring, 1999 110 Beaver North Building 12
Lodge Road

The construction of the three buildings occurred over a one year period, from April, 1998, to
the spring of 1999. For purposes of this Plan the construction date for all three buildings is
considered October, 1998.

There are 32 garages located on the lower level in the front of the 3 buildings. Sixteen of the
condominium units are located on the first level of the buildings and 16 located on the second
floors. All first floor condominiums have walk-out concrete patios and the second floor
condominiums have concrete balconies with railings. All units are accessed by exterior stairs
beginning at the garage level for all buildings.

General Findings: The overall condition of the common area assets in the development is
considered good to excellent. Components which have been replaced and maintained over
the life of the assets are generally in good to excellent condition. Maintenance
recommendations which may be made throughout this Plan are based on generally accepted
industry practices for maintaining residential buildings after taking into account the age and
current condition of the various building and other common area asset components.

Analysis of HOA Responsibility for Common Area Assets: The HOA is responsible for the
repair and replacement of all common area assets. According to the definition of "Common
Elements" on page 2 of the Declaration, Covenants, Conditions and Restrictions", these assets
include the following:

Land
Foundations
Columns
Girders
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e Beams

e Supports

Perimeter and supporting walls

Walls

Roofs

Balconies

Stairs, stairways and landings not within a unit

Sidewalks and walkways

Entrances and exits of the building not within a unit

Exterior building siding and other surfaces

Asphalt roadways and concrete surfaces

All assets in the spa area, including railings, entrance gate, and all furniture.
Landscaping

Irrigation system

Garbage enclosures

Gutters, downspouts and heat cables

All exterior lighting

Patio area including concrete pavers, furniture, stairs and railings
Entrance sign

Reserve Study Excludable Assets: Each owner is responsible for the maintenance and
repair of his or her unit, including garage, and Limited Common Elements serving only such
Unit. Window replacement is the responsibility of the owners.

Some common area assets have remaining lives beyond the 40 year scope of this analysis.
These assets are fully identified in the "ltem Parameters" section of this Plan.

Landscaping within the development is a responsibility of the Association. It was noted the
landscaping is in good condition. Tree removal and replacement, grass maintenance and
replacement, landscape rock and mulch, and other landscape maintenance and replacement
should be paid for using operating funds. These items should be included in the landscaping
budget line item in the Association's annual budget. Large landscaping project planned by the
HOA can be included in future reserve studies.

Other asset components, such as the pet waste pickup stations and miscellaneous signs are
inexpensive to replace and are not included in this Reserve Management Plan. Generally,
components with replacement costs of less than $500 or with a useful life of less than 2 years
are not included in this Plan. Repair or replacement of these items should be paid for using
operating funds.

Determination of Inflation Rate: This Reserve Management Plan incorporates a projected
inflation rate for the next 40 years to be applied to the estimated current replacement cost of
an asset to determine the future cost. The rate of inflation is determined using the latest
Consumer Price Index which is published monthly by the United States Labor Department's
Bureau of Labor Statistics (BLS) and with consultation with Association Management and the
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Association Board of Directors. According to the BLS, the average inflation rate since The Bay
Club at Frisco was constructed in 1998-1999 has been 2.17% and 1.58% for the past 10
years. It has been the experience of Western Reserve Studies that contractor prices in our
mountain communities have increased more than the rate of inflation for the past few years.
Therefore, a 3.50% inflation rate has been used for this Reserve Management Plan.

Methods Used to Determine the Current Replacement Cost of an Asset: The most
reliable sources of a current replacement cost of an asset such as a roof, sidewalk or road is a
previous historical cost from a contractor. Western Reserve Studies also maintains a data
base of actual contractor prices for almost all common area assets encountered.

Many times the estimated current cost to replace an asset is determined or verified by using
the National Construction Estimator or other web based construction cost estimator sites. The
National Construction Estimator lists estimated costs from general contractors performing work
in the area using their own crews. The total estimated cost is determined by adjusting the cost
of materials, labor and equipment to the Frisco market. Material costs were 3% higher than
the national average, labor the same as the national average and equipment 1% higher.
Construction costs are based on the Unit Cost Method which assigns a cost to all work steps in
the replacement process from demolition to finishing work. After the base cost is determined,
the contractor overhead, contingency fees and contractor profit are added to arrive at the final
price for the project.
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The Bay Club at Frisco Condominiums
Item Parameters Reports - Summary

An Item Parameters Report is an analysis of each common area asset for the property
including the following information:

Photos of the Asset
Location
Physical Condition
Estimated Useful Life
Estimated Remaining Life
Determination of Replacement Date
Source of Pricing to Replace the Asset

The following Item Parameters Reports are the result of the physical inspection and analysis of
all common area assets. These reports follow this cover page:

The ltem Parameters - Summary report is a listing of all the asset components which form
the basis for this Reserve Management Plan. This report includes the summary information for
each asset component such as the current and future cost to replace the assets based on an
assumed inflation rate.

The Iltem Parameter - Category - Chart graphically shows the current replacement cost for
each category of components. On the chart assets are grouped by category such as building
exterior, irrigation system, roads and pathways, pool and spa area, and miscellaneous assets.

The Iltem Parameters - Full Detail Reports is a complete analysis of each individual asset in
the development, including photos, location and projected replacement costs.
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Summary

Category Replace Est Adj Rem
Reserve Item Date Basis Cost Quantity Current Cost Life Life Life Future Cost
Building Exterior
Building - Deck and Pool Railings - Replace 10/48 - 6/62 $55.00 332LF $ 18,260 50:00 50:00 31:10 $ 55,592
Building - Exterior Stairs 6/29 - 6/49 280.00 440 LF 123,200 45:00 40:08 20:01 251,705
Building - Stone Veneer 10/20 - 8/32 4,400.00 5 Unit 22,000 55:00 27:10 7:03 28,559
Building Siding - Replace 6/27 - 6/45 10.15 2,790 SF 28,318 45:00 37.08 17:01 52,283
Buildings - Exterior - Painting and Stain 7/19-7/21 3.22 15,840 SF 51,004 8:00 9:11 1:03 53,221
Concrete - Decks 7/20-7/24 9,050.00 13 Unit 117,650 25:00 23:05 2:10 129,932
Doors - Entrance and Storage 10/2028 1,850.00 32 Unit 59,200 30:00 30:00 9:05 81,848
Doors - Service 10/2028 820.00 3 Unit 2,460 30:00 30:00 9:05 3,401
Gutters and Downspouts 10/23 -4/32 15.60 2,044 LF 31,886 25:00 25:00 5:08 38,981
Gutters and Downspouts - Ice Melting Heater C 10/23 -4/32 13.25 2,535LF 33,588 25:00 25:00 7:01 43,254
Lights - Exterior Unit Entrance 10/2022 145.00 84 Unit 12,180 24:00 24:00 3:05 13,699
Roofs - Asphalt 10/19 - 4/32 695.00 356 Squares 247,420 25:00 24:11 8:06 335,304
$747,168 $ 1,087,784
Miscellaneous
Dumpster Enclosures 10/2028 $16.20 355 Unit $5,751 30:00 30:00 9:05 $7,951
Entrance Sign 7/2038 1,900.00 1Unit 1,900 20:00 20:00 19:02 3,673
Fire Protection System 10/2022 3,750.00 3 Unit 11,250 24:00 24:00 3:05 12,653
Irrigation Controller 6/2025 440.00 1Unit 440 12:00 12:00 6:01 542
Reserve Management Plan 12/2021 1,880.00 1 Unit 1,880 3:00 3:00 2:07 2,054
Retaining Wall - Bay Area 10/2033 57.30 190 LF 10,887 35:00 35:00 14:05 17,877
$32,108 $ 44,752
Roads, Pathways, Concrete
Asphalt - Road, Driveways and Path - Overlay 6/2023 $22.50 4,109 SY $92,452 25:00 25:00 4:01 $ 106,395
Asphalt - Road, Driveways and Path - Seal Coat 6/2021 0.17 36,984 SF 6,509 3:00 3:00 2:01 6,992
Concrete - Dumpster Base 10/2028 20.10 404 SF 8,120 30:00 30:00 9:05 11,227
Concrete - Sidewalks, Patios, and Landings 10/28 - 10/48 10.25 3,900 SF 39,975 35:00 40:00 19:05 80,131
S 147,057 $ 204,747

PRN:04/25/2019

Western Reserve Studies LLC - License # P091152
Advanced World Concepts, Inc. Copyright 1989 - 2019 All Rights Reserved
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Summary

Category Replace Est Adj Rem

Reserve Item Date Basis Cost Quantity Current Cost Life Life Life Future Cost
Spa and Patio Areas

Furniture - Spa and Patio Areas 6/2021 $2,000.00 1 Unit $ 2,000 10:00 10:00 2:01 $2,148
Patio - Concrete Pavers 6/2043 8.40 870 Unit 7,308 30:00 30:00 24:01 16,734
Patio - Railings 10/2023 45.00 32.5LF 1,462 25:00 25:00 4:05 1,702
Patio - Stairs 10/2028 12.75 78 SF 994 30:00 30:00 9:05 1,374
Spa - Base and Deck 6/2042 17.20 228SF 3,921 30:00 30:00 23:01 8,676
Spa - Cover 6/2023 445.00 1 Unit 445 6:00 6:00 4:01 512
Spa - Entrance Gate Lock 6/2027 590.00 1Unit 590 10:00 10:00 8:01 779
Spa - Replace 6/2024 45,750.00 1 Unit 45,750 12:00 12:00 5:01 54,492
$62,471 $ 86,420
$ 988,805 $ 1,423,705

PRN:04/25/2019

Western Reserve Studies LLC - License # P091152
Advanced World Concepts, Inc. Copyright 1989 - 2019 All Rights Reserved
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Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameter - Category - Chart

I Building Exterior

- Miscellaneous

M Roads, Pathways, Concrete
M Spa and Patio Areas

750,000

500,000

250.000

Bujiy;, Mis,
/dlng E"‘efior "-‘e//aneous

PRN:04/25/2019 Western Reserve Studies LLC - License # P091152 Page 13 of 84
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Asphalt - Road, Driveways and Path - Overlay

Advanced World Concepts, Inc. Copyright 1989 - 2019 All Rights Reserved

Item Number 2 Measurement Basis SY
Type Common Area Estimated Useful Life 25 Years
Category Roads, Pathways, Basis Cost $22.50
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0002 06/01/1998 06/01/2023 4:01 25:00 4,109 $92,452.50 $106,395.95
$92,452.50 $106,395.95
Comments
Location: All asphalt surfaces in the development.
Comments: The cost to overlay asphalt roads and driveways is $22.50 per
square yard. Crack filling should be done annually and seal coating every
two to three years for proper protection and uniform appearance. See
separate asset analysis, "Asphalt Road, Driveways and Path - Seal Coat".
Generally, the estimated useful life of asphalt surfaces is 22 to 24 years with
proper maintenance. The condition of the asphalt is good to excellent so the
estimated useful life has been extended to 25 years in this Plan. It is assumed
the installation date of the roads and driveways was the summer of 1998.
Source of Pricing: 2019 National Construction Estimator, with prices adjusted
for Frisco as compared to national averages for materials (3% higher), labor
(no change) and equipment (1% higher). WRS database.
PRN:04/25/2019 Western Reserve Studies LLC - License # P091152 Page 14 of 84



The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Asphalt - Road, Driveways and Path - Seal Coat

Item Number 1 Measurement Basis SF
Type Common Area Estimated Useful Life 3 Years
Category Roads, Pathways, Basis Cost $0.17
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0001 06/15/2018 06/15/2021 2:01 3:00 36,984 $6,509.18 $6,992.81
$6,509.18 $6,992.81
Comments
Location: All roads, driveways and asphalt path throughout the development.
Comments: Crack Filling and seal coating asphalt driveways and roadways
will help maintain the asphalt surface to prevent oxidation and excessive
cracks. A seal coating was completed in 2018 for $6,358. Crack filling was
done prior to the seal coating. It is recommended that cracks be filled every
fall prior to the winter season to prevent water from entering the cracks,
freezing and expanding the crack and causing raveling (separation of
aggregate particles in the pavement). Crack filling should be paid out of
operating funds for the years between seal coating. Crack filling prior to seal
coating is included in the basis cost. It is estimated the seal coating be
completed every 2 or 3 years for proper protection and uniform appearance.
Source of Pricing: Actual price paid in 2018. WRS database.
PRN:04/25/2019 Western Reserve Studies LLC - License # P091152 Page 15 of 84

Advanced World Concepts, Inc. Copyright 1989 - 2019 All Rights Reserved



The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Building - Deck and Pool Railings - Replace

Item Number 7 Measurement Basis LF
Type Common Area Estimated Useful Life 50 Years
Category Building Exterior Basis Cost $ 55.00
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
920-001-0007 10/01/1998 10/01/2048 29:05 50:00 273 $15,015.00 $41,306.71
920-002-0007 06/01/2012 06/01/2062 43:01 50:00 59 3,245.00 14,285.48
$ 18,260.00 $55,592.19

Comments

Location: Railings are located on each stair system, second story balconies

and around the spa.

Comments: The railings were in excellent condition at the time of inspection.
The estimated useful life of the railings are 50 years with 29 years remaining
life. The railings should be maintained and painted as needed when the
exterior of the buildings are painted. The current cost to replace the railings is
$55 per linear foot. The 59 linear feet of pool fence was installed in 2012
when the decking and hot tub were replaced. The deck and stair rails have an

installation date of 1998.

L T
LERuRiit gt

Source of Pricing: WRS database. www.homewyse.com.

PRN:04/25/2019

Western Reserve Studies LLC - License # P091152
Advanced World Concepts, Inc. Copyright 1989 - 2019 All Rights Reserved
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Building - Exterior Stairs

Item Number 3 Measurement Basis LF
Type Common Area Estimated Useful Life 45 Years
Category Building Exterior Basis Cost $280.00
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
920-001-0003 10/01/1998 06/01/2029 10:01 30:08 40 $11,200.00 $15,844.06
920-002-0003 10/01/1998 06/01/2031 12:01 32:08 40 11,200.00 16,972.56
920-003-0003 10/01/1998 06/01/2033 14:01 34:08 40 11,200.00 18,181.43
920-004-0003 10/01/1998 06/01/2035 16:01 36:08 40 11,200.00 19,476.40
920-005-0003 10/01/1998 06/01/2037 18:01 38:08 40 11,200.00 20,863.60
920-006-0003 10/01/1998 06/01/2039 20:01 40:08 40 11,200.00 22,349.62
920-007-0003 10/01/1998 06/01/2041 22:01 42:08 40 11,200.00 23,941.47
920-008-0003 10/01/1998 06/01/2043 24:01 44:08 40 11,200.00 25,646.70
920-009-0003 10/01/1998 06/01/2045 26:01 46:08 40 11,200.00 27,473.38
920-010-0003 10/01/1998 06/01/2047 28:01 48:08 40 11,200.00 29,430.18
920-011-0003 10/01/1998 06/01/2049 30:01 50:08 40 11,200.00 31,526.34
$123,200.00 $251,705.74
Comments

>
L.
5
8
]
1

Location: Building 1 has 3 stairway entrances, building 2 has 4 stairway
entrances and building 3 has 4 stairway entrances.

Comments: The north building (110) has stairway systems with 8 galvanized
steel treads next to the ground and 9 wood treads for the remainder of the
first floor stair. The remaining 2 stairs have 7 wood treads each. The south
and west buildings do not have the steel stair treads but have wood treads.
The galvanized steel treads are not original and the date of replacement is
not known. These steel treads have a useful life beyond the scope of this
Plan. For purposes of this Plan an installation date for all the wood stairs is
October, 1998. The ground to first floor stair is 18 feet long by 4 feet wide.
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

The first landing is 14.75 feet wide by 8.25 feet deep. The 2 remaining stairs
have 14 wood stairs and measure 18 feet by 4 feet wide, including the interim
landing between the first and second floors. The second floor landing is 14.75
feet wide by 8.25 feet deep. Each stair system has 4 - 6 inches by 6 inches
wooden support posts anchored in stone column bases measuring 20 inches
by 20 inches by 3 feet high. The landings consist of concrete construction.

All stairway systems were in excellent condition at the time of inspection. All
stairs have been power washed, painted and stained periodically, including
the lower stairs. This was last completed in 2017. Due to the heavy duty
construction of the wood stairs, the estimated useful life is 45 years with the
remaining life of 24 years. It is prudent to plan for the partial replacement of
some steps starting in 10 years, or 2029. It is assumed 1 stairway system and
landings will be replaced every other year starting in 2029. The railings have
an estimated useful life beyond the scope of this Plan. Maintaining the
railings, stairs and landings should be completed as needed and is included
in the asset classification, "Buildings - Exterior - Painting and Staining".

Source of Pricing: 2019 National Construction Estimator with prices adjusted
for Frisco as compared to national averages for materials (3% higher), labor
(no change) and equipment (1% higher). WRS database.
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Building - Stone Veneer

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 6 Measurement Basis Unit
Type Common Area Estimated Useful Life 55 Years
Category Building Exterior Basis Cost $ 4,400.00
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
920-001-0006 10/01/1998 10/01/2020 1:05 22:00 1 $ 4,400.00 $4,619.75
920-002-0006 10/01/1998 08/01/2023 4:03 24:10 1 4,400.00 5,092.71
920-003-0006 10/01/1998 08/01/2026 7:03 27:10 1 4,400.00 5,646.38
920-004-0006 10/01/1998 08/01/2029 10:03 30:10 1 4,400.00 6,260.24
920-005-0006 10/01/1998 08/01/2032 13:03 33:10 1 4,400.00 6,940.84
$22,000.00 $ 28,559.92

Comments

Location: Stone veneer covers approximately 48% of all building exterior

walls.

Comments: According to the Board, the stone veneer on the 110 building
required substantial repairs due to base subsidence. The cost to repair in
August, 2016 was $1,810 for materials, $4,400 for labor, for a total of $6,210.
The Board stated, "regular maintenance will continue to be needed every 2-3

years until subsidence stops."”

During the inspection no loose or missing material was noted. For planning
purposes it is recommended to plan for periodic maintenance in line with the
2016 expenditure, beginning in 2020 and continuing every 3 years through

2032. The future expenditures can be adjusted in future Reserve
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Management Plans based on the condition of the stone veneer in the next
few years.

Source of Pricing: 2016 actual expenditure.
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Building Siding - Replace

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 5 Measurement Basis SF
Type Common Area Estimated Useful Life 45 Years
Category Building Exterior Basis Cost $10.15
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
920-001-0005 10/01/1998 06/15/2027 8:01 28:08 310 $ 3,146.50 $4,155.23
920-002-0005 10/01/1998 06/15/2028 9:01 29:08 310 3,146.50 4,300.67
920-003-0005 10/01/1998 06/15/2029 10:01 30:08 310 3,146.50 4,451.19
920-004-0005 10/01/1998 06/15/2035 16:01 36:08 310 3,146.50 5,471.65
920-005-0005 10/01/1998 06/15/2036 17:01 37:08 310 3,146.50 5,663.16
920-006-0005 10/01/1998 06/15/2037 18:01 38:08 310 3,146.50 5,861.37
920-007-0005 10/01/1998 06/15/2043 24:01 44:08 310 3,146.50 7,205.12
920-008-0005 10/01/1998 06/15/2044 25:01 45:08 310 3,146.50 7,457.30
920-009-0005 10/01/1998 06/15/2045 26:01 46:08 310 3,146.50 7,718.30
$ 28,318.50 $52,283.99

Comments

Comments: Itis assumed the building siding is original. The exterior siding

was in excellent condition at the time of inspection. The scope of the

inspection did not include checking for moisture content under the siding,
especially where snow is allowed to accumulate against the buildings. Itis
recommended the Association hire a contractor every 3 or 4 years for a
professional opinion on the overall condition of the siding and underlying
sheathing. The estimated useful life of the siding is 45 years with proper

maintenance of caulking, priming and painting siding and trim. The

Association is on an 8 year staining/painting schedule with one building
completed in 2019, 2020, and 2021. Itis recommended to plan to replace
10% of the siding prior to the scheduled staining for each building starting in

2027.
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

It is recommended this process be repeated every 8 years from the
scheduled staining in 2027, 2028 and 2029. (See separate analysis,
"Buildings - Exterior - Painting and Staining"). This siding replacement
schedule can be adjusted in future Plans, as needed.

Source of Pricing: WRS database.
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Buildings - Exterior - Painting and Stain

Item Number 4 Measurement Basis SF
Type Common Area Estimated Useful Life 8 Years
Category Building Exterior Basis Cost $3.22
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
920-001-0004 07/15/2010 07/15/2019 0:02 9:00 4,350 $ 14,007.00 $14,087.54
920-002-0004 07/13/2018 07/15/2019 0:02 1:00 310 998.20 1,003.94
920-003-0004 07/15/2010 07/15/2020 1:02 10:00 5,590 17,999.80 18,736.92
920-004-0004 07/15/2010 07/15/2021 2:02 11:00 5,590 17,999.80 19,392.71
$51,004.80 $53,221.11
Comments

Location: The exteriors of all buildings.

Comments: This analysis includes painting/staining all exterior wood siding,
wood stairs, spa decking, support posts, and metal railings as needed. The 3
buildings were stained in 2010 with the lower stairs in buildings 1 and 2
completed in 2017 at a cost of $5,925. The Board is recommending an 8
year staining schedule starting with 1 building in 2019, 1 building in 2020 and
the final building in 2021. Annual touch ups of 2% of the total exterior wood

square feet are included in this Plan. This an estimate only and can be

adjusted in future Plans. The estimated cost includes pressure washing,
caulking, priming and painting/staining.This maintenance should be planned
around the projected replacement of the exterior composition siding. See

"Building - Siding - Replace".

Source of Pricing: 2019 National Construction Estimator with prices adjusted
for Frisco as compared to national averages for materials (3% higher), labor
(no change) and equipment (1% higher). WRS database. Summit Resort

Group.
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Concrete - Decks

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 31 Measurement Basis Unit
Type Common Area Estimated Useful Life 25 Years
Category Building Exterior Basis Cost $9,050.00
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
920-001-0031 10/01/1998 07/15/2020 1:02 21:09 3 $27,150.00 $28,261.83
920-002-0031 10/01/1998 07/15/2021 2:02 22:09 3 27,150.00 29,250.99
920-003-0031 10/01/1998 07/15/2022 3:02 23:09 3 27,150.00 30,274.78
920-004-0031 10/01/1998 07/15/2023 4:02 24:09 3 27,150.00 31,334.39
920-005-0031 10/01/1998 07/15/2024 5:02 25:09 1 9,050.00 10,810.37
$117,650.00 $129,932.36

Comments

Location: The 16 concrete decks are located outside the top condominium
units on the courtyard side of the buildings.

Comments: The balconies have had structural and surface problems shortly
after the buildings were constructed. The Board has supplied a detailed

history of the problems which form the basis for the future costs for correction.

The following is a summary of this history:

¢ On or before 2004 there was a problem with the balcony of unit 202
leaking into the interior walls of unit 102 below. This leaking problem was
considered to be a problem with all balconies in all buildings.

¢ In 2004 a settlement was reached with the developer to correct this
moisture problem. Many of the balcony surfaces were re-poured. The bottom
2 rows of siding was removed and 3M Scorch-Clad Deck Coating was
installed over the balcony surface and the bottom 1 foot of the exterior walls.
New siding was installed.
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

¢ The 3M barrier was have a useful life of 10 years, but by 2006 the
barriers on several balconies in the 110 building were cracking, exposing the
underlying construction.

¢ In 2006 the unit 206 balcony surface was in bad condition and was
unsafe to walk on. In 2007 the deck was rebuilt with a Trex surface, heat
tape and a drain system at a cost of $7,500. Since 2006, 2 other balconies
failed and were similarly rebuilt.

¢  After the shortened life of the 3M barrier material, it was decided to re-
coat each surface every 3 years on a rotating basis.

¢ The re-coating was stopped after 3M advised that after the application of
3 layers, this process couldn't continue. The gray 3M coating is now peeling
on a number of balcony surfaces.

¢ After arain or snow event, water puddles toward the edge of the
balcony. The balconies have sufficient slope for drainage but a metal edging
is stopping the water from draining. This is further adding to the deterioration
of the 3M product.

¢ The Association is in the 11th year after installation of the 3M barrier.
The Board has decided to correct the problems on an as-needed basis.

For purposes of budgeting for the corrective work on the remaining 13
balconies, WRS is assuming a similar process will be completed as was done
for unit 2006 in 2007 for $7,500. Adjusting for inflation, the estimated current
price to complete this work is $9,050. Timing of the work is difficult to
project, but for budgetary purposes it is assumed 3 units will be completed
every year beginning in 2020, with the final balcony being completed in 2024.

It is recommended the Association hire an engineering firm to provide
recommendations and concept sketches for the improvements needed. After
bids are received based on the engineer's recommendations, future Plans
can be adjusted to reflect actual prices.

Source of Pricing; Actual cost of work completed on unit 206 balcony,
adjusted for inflation to determine the current price.
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Concrete - Dumpster Base

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 9 Measurement Basis SF
Type Common Area Estimated Useful Life 30 Years
Category Roads, Pathways, Basis Cost $20.10
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0009 10/01/1998 10/01/2028 9:05 30:00 404 $8,120.40 $11,227.05
$8,120.40 $11,227.05
Comments
Location: The dumpster concrete pads are located at the east and west
dumpster sites.
Comments: The estimated useful life of these concrete driveways is 30
years. The east has some cracking and is in good condition overall. One
section of the pad has a large crack and has began to separate from the pad.
This can be repaired out of operating funds in order to prolong the overall life
of the pad. The west pad is in excellent condition. It is recommended to plan
on replacing the dumpster pads in 2028. It is recommended the new concrete
be 6 inches deep with reinforcing bar that will withstand at least 4,500 pounds
per square inch above atmospheric pressure. The basis cost reflects this
recommendation.
Source of Pricing: Actual contractor bid at another location in Summit
County. WRS database.
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Concrete - Sidewalks, Patios, and Landings

Item Number 8 Measurement Basis SF
Type Common Area Estimated Useful Life 35 Years
Category Roads, Pathways, Basis Cost $10.25
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
920-001-0008 10/01/1998 10/01/2028 9:05 30:00 650 $6,662.50 $9,211.40
920-002-0008 10/01/1998 10/01/2032 13:05 34:00 650 6,662.50 10,570.29
920-003-0008 10/01/1998 10/01/2036 17:05 38:00 650 6,662.50 12,129.65
920-004-0008 10/01/1998 10/01/2040 21:05 42:00 650 6,662.50 13,919.05
920-005-0008 10/01/1998 10/01/2044 25:05 46:00 650 6,662.50 15,972.43
920-006-0008 10/01/1998 10/01/2048 29:05 50:00 650 6,662.50 18,328.74
$39,975.00 $80,131.56
Comments
Ay “ﬁ}:‘@ -
Location: Concrete surfaces are located as follows: 11 surface stair pads, 16
patios, 1 sidewalk to spa area, and 33 exterior stair landings. The concrete
decks are analyzed separately in "Concrete - Decks".
Comments: These concrete surfaces in the development are generally in
good to excellent condition. The stair system concrete pads are in good
condition with some cracking. The spa concrete sidewalk and spa entrance
concrete are in excellent condition. The concrete patio slabs are quite thick
and could last longer than the estimated useful life of the concrete surfaces of
35 years. lItis probable some of these concrete surfaces will fail during the 35
year time span. It is recommended to replace 10% of the total concrete
surfaces every 4 years beginning in 2028. It is proper to plan for this
expenditure although the actual concrete replacement may be much less.
Source of Pricing: 2018 National Construction Estimator with prices adjusted
for Frisco as compared to national averages for materials (3% higher), labor
(no change) and equipment (1% higher). WRS database.
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Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Doors - Entrance and Storage

Item Number 10 Measurement Basis Unit
Type Common Area Estimated Useful Life 30 Years
Category Building Exterior Basis Cost $1,850.00
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0010 10/01/1998 10/01/2028 9:05 30:00 32 $59,200.00 $81,848.36
$59,200.00 $81,848.36
Comments

Location: Each unit has 2 exterior doors and 2 storage unit doors.

Comments: The doors were in good to excellent condition at the time of
inspection. The useful life is 30 years with 9 years remaining life. The current
cost to replace the 4 doors for each unit is estimated at $1,850, including all
new hardware. The storm doors are the responsibility of the owners.

Source of Pricing: WRS database. www.homewyse.com. 2019 National
Construction estimator with prices adjusted for Frisco as compared to national
averages for materials (3% higher), labor (no change) and equipment (1%
higher).
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Doors - Service

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 11 Measurement Basis Unit
Type Common Area Estimated Useful Life 30 Years
Category Building Exterior Basis Cost $820.00
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0011 10/01/1998 10/01/2028 9:05 30:00 3 $ 2,460.00 $3,401.13
$2,460.00 $3,401.13

Comments

Location: There is one service door for each building.

Comments: The 3 service doors allow access to utility rooms which house
the fire protection systems (3) and irrigation controller (1). The doors were in
excellent condition at the time of inspection. The estimated useful life is 30
years with 9 years remaining life. It is estimated the current cost to replace
each door is $820, including hardware.

Source of Pricing: www.homewyse.com. WRS database.

PRN:04/25/2019

Western Reserve Studies LLC - License # P091152

Advanced World Concepts, Inc. Copyright 1989 - 2019 All Rights Reserved

Page 29 of 84



Dumpster Enclosures

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 12 Measurement Basis Unit
Type Common Area Estimated Useful Life 30 Years
Category Miscellaneous Basis Cost $16.20
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0012 10/01/1998 10/01/2028 9:05 30:00 355 $5,751.00 $7,951.18
$5,751.00 $7,951.18

Comments

Location: East dumpster is next to building 3, and the west dumpster is next
to building 1.

Comments: The dumpster enclosures are original. They were in excellent
condition at the time of inspection. Due to excessive wear and tear, the
general estimated life of dumpster enclosures is 15 years. With the condition
of the dumpster enclosures, the revised estimated life is 30 years, with a

remaining life of 9 years.

Source of Pricing: 2019 National Construction Estimator with prices adjusted

for Frisco as compared to national averages for materials (3% higher), labor

(no change) and equipment (1% higher). WRS database.
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Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Entrance Sign

Item Number 13 Measurement Basis Unit
Type Common Area Estimated Useful Life 20 Years
Category Miscellaneous Basis Cost $1,900.00
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0013 07/01/2018 07/01/2038 19:02 20:00 1 $1,900.00 $3,673.76
$1,900.00 $3,673.76
Comments

Location: At the entrance to the development between buildings 1 and 2.

Comments: The entrance sign was replaced in 2018 at a cost of $1,900. The

estimated useful life of the sign is 20 years with 19 years of remaining life.

The sign is 4 feet by 17 inches with 2 - 4 X 4 support posts 6 feet tall.

Source of Pricing: Actual price paid in 2018.
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Fire Protection System

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 14 Measurement Basis Unit
Type Common Area Estimated Useful Life 24 Years
Category Miscellaneous Basis Cost $ 3,750.00
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0014 10/01/1998 10/01/2022 3:05 24:00 3 $11,250.00 $12,653.15
$11,250.00 $12,653.15
Comments

Location: One fire control per building located in the utility service room for

each building.

Comments: The fire protection panels in buildings 1 and 2 are Honeywell
Fire-Lite MS-IOUD systems. The panel in building 3 is a Honeywell Silent
Knight Model 5207 communicator. The servicing company for all 3 units is
Superior Alarm (970) 668-1800. It is assumed the fire control panels are
original and were installed in 1998. The fire control industry is changing fast
with many options available for replacement panels. The approximate cost to
replace the units is $3,750 per unit.

Source of Pricing: WRS database.
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Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Furniture - Spa and Patio Areas

Item Number 15 Measurement Basis Unit
Type Common Area Estimated Useful Life 10 Years
Category Spa and Patio Areas Basis Cost $2,000.00
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0015 06/01/2011 06/01/2021 2:01 10:00 1 $2,000.00 $2,148.60
$2,000.00 $2,148.60
Comments

Location: Next to the spa and on the courtyard patio.

Comments: There are 12 chairs, one metal table and 1 picnic table at the
courtyard patio. There are 2 chairs at the spa area. The estimated useful life
of the furniture is 10 years with an estimated remaining life of 2 years. The
approximate cost to replace the furniture is $2,000.

Source of Pricing: WRS database.
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Gutters and Downspouts

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 17 Measurement Basis LF

Type Common Area Estimated Useful Life 25 Years

Category Building Exterior Basis Cost $ 15.60
Tracking Logistical
Method Adjusted

Service Replace Rem Adj Current Future

Date Date Life Life Quantity Cost Cost

920-001-0017 10/01/1998 10/01/2023 4:05 25:00 1,742 $27,175.20 $31,634.38

920-002-0017 04/30/2007 04/30/2032 12:11 25:00 302 4,711.20 7,347.02

$31,886.40 $38,981.40

Comments

Location: On all buildings in the development.

Comments: It is estimated there are 828 linear feet of gutters and 914 linear
feet of downspouts on the garage side of the buildings in the development, for
atotal 1,742 LF. There are 168 linear feet of gutters and 134 linear feet of
downspouts on the courtyard side of the buildings, for a total 302 LF. The
Association plans to replace the gutters and downspouts when the roofs are
replaced, in year 2023 for the garage side roofs and 2032 for the courtyard
side roofs. See "Roofs - Asphalt” for more information.

Source of Pricing: 2019 National Construction Estimator with Frisco prices
adjusted as compared to national averages for materials (3% higher), labor
(no change) and equipment (1% higher). WRS database.
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Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Gutters and Downspouts - Ice Melting Heater Cable

Item Number 19 Measurement Basis LF
Type Common Area Estimated Useful Life 25 Years
Category Building Exterior Basis Cost $13.25
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
920-001-0019 10/01/1998 10/01/2023 4:05 25:00 1,742 $23,081.50 $ 26,868.94
920-002-0019 04/30/2007 04/30/2032 12:11 25:00 793 10,507.25 16,385.84
$ 33,588.75 $43,254.78

Comments

Location: The heater cables are located in the gutters and downspouts on all
buildings. It is recommended to have the heat cables inspected every other

year to determine if any maintenance and repairs are needed. The

Association plans to replace the heat cables when the roofs are replaced, in
2023 for the garage side roofs and 2032 for the courtyard side roofs. The
gutters and downspouts are scheduled to be replaced on the same schedule.

Heat cable temperature controllers could be installed on each building to
control the operation of the heat cables. The heat cables can be turned on
and off, depending upon the ambient temperature. Heating costs can be
decreased drastically and the useful life of the heat cables can be extended.

Source of Pricing: 2018 National Construction Estimator with prices adjusted

for Frisco as compared to national averages for materials (3% higher), labor

(no change) and equipment (1% higher). WRS database.
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Irrigation Controller

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 20 Measurement Basis Unit
Type Common Area Estimated Useful Life 12 Years
Category Miscellaneous Basis Cost $ 440.00
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0020 06/01/2013 06/01/2025 6:01 12:00 1 $ 440.00 $542.43
$ 440.00 $542.43

Comments

Location: The irrigation controller is located in the utility room in building 1.

Comments: The irrigation controller is a Rain Bird ESP-Me 120V with 4 - 22
stations. It is estimated the useful life is 12 years with 6 years remaining. The
controller uses separate modules to expand the zones. It the modules fall,
they can be replaced without replacing the entire controller, which is much
more expensive.

Source of Pricing: Controllers and modules: www.sprinklersupplystore.com.

Labor: WRS database.

PRN:04/25/2019

Western Reserve Studies LLC - License # P091152
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Lights - Exterior Unit Entrance

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 21 Measurement Basis Unit
Type Common Area Estimated Useful Life 24 Years
Category Building Exterior Basis Cost $ 145.00
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0021 10/01/1998 10/01/2022 3:05 24:00 84 $12,180.00 $13,699.15
$12,180.00 $13,699.15
Comments

Location: The entrance lights to 12 units have 2 lights. There are 3 lights to
the entrances to 20 units. The total exterior lights near the unit entrances are

84.

Comments: The lights were in good to excellent condition at the time of
inspection. It is estimated the useful life is 24 years with a remaining life of 3

years.

Source of Pricing: Materials: Home Depot. Lowes. Labor: 2019 National

Construction Estimator.

PRN:04/25/2019
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Patio - Concrete Pavers

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 22 Measurement Basis Unit
Type Common Area Estimated Useful Life 30 Years
Category Spa and Patio Areas Basis Cost $8.40
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0022 06/01/2013 06/01/2043 24:01 30:00 870 $7,308.00 $16,734.47
$7,308.00 $16,734.47
Comments

Location: In the courtyard.

Comments: The concrete pavers were in good to excellent condition at the
time of inspection. Some leveling is needed. The estimated useful life of the
pavers is 30 years with a remaining life of 24 years. There are 870 square
feet of pavers.

Source of Pricing: Materials: Lowes. Labor: 2019 National Construction

Estimator with no change for labor costs in Frisco as compared to the national

average. WRS database.

PRN:04/25/2019
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Patio - Railings

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 23 Measurement Basis LF
Type Common Area Estimated Useful Life 25 Years
Category Spa and Patio Areas Basis Cost $45.00
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0023 10/01/1998 10/01/2023 4:05 25:00 32.5 $1,462.50 $1,702.48
$1,462.50 $1,702.48

Comments

Location: A 6 1/2 foot railing is located from the road near the courtyard to
the patio. 2 - 13 foot railings are located from the road near the courtyard to

the asphalt path.

Comments: The railings were in fair to good condition at the time of

inspection. The estimated useful life is 25 years with 4 years remaining life.

Source of Pricing: WRS database.

PRN:04/25/2019
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Patio - Stairs
Item Number 24 Measurement Basis SF
Type Common Area Estimated Useful Life 30 Years
Category Spa and Patio Areas Basis Cost $12.75
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0024 10/01/1998 10/01/2028 9:05 30:00 78 $994.50 $1,374.97
$994.50 $1,374.97

Comments

Location: 1 stairway is located near the east road to the patio. Another is

located near the east road to the asphalt path.

Comments: The stairs were is good condition at the time of inspection. The
stair to the patio is a total of 26 square feet while the other is 52 square feet.
The estimated useful life of the stairs is 30 years with 9 years remaining. The
cost to demolish the existing stairs and install new stairs is $12.75 per square

foot.

Source of Pricing: WRS database.

PRN:04/25/2019
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Reserve Management Plan

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number
Type
Category
Tracking
Method

30

Common Area
Miscellaneous
Logistical
Fixed

Measurement Basis
Estimated Useful Life
Basis Cost

Unit
3 Years
$1,880.00

Service
Code Date

Replace Rem
Date Life

Adj
Life Quantity

Current
Cost

Future
Cost

910-000-0030 12/01/2018

Comments

12/01/2021 2:07

3:00 1

$1,880.00

$2,054.73

$ 1,880.00

$2,054.73
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A level 1 Reserve Management Plan is recommended to be completed every
three years. If there are significant changes to the common area assets in
the years prior to another Reserve Management Plan, either a level 2 or level
3 Plan can be completed. This Reserve Management Plan is a level 1 with a
start date of May 1, 2019. In 2021 another level 1 Reserve Management Plan
is recommended at a current price of $1,880. The following explains the
differences between the three Plans:

Level 1 Reserve Management Plan. This level of Reserve Management
Plan is quite comprehensive and is typically prepared for associations which
have never had a plan completed or have concerns regarding the accuracy of
a previous reserve study. A thorough on-site inspection is completed, and a
listing of assets is made. The condition of the components is determined and
digital photos are taken of each component to be included in the final plan. A
determination of the useful and remaining asset life is completed, and the
current and future cost to replace the asset is done. After the physical
analysis of the property is completed, we perform a financial analysis of the
current reserve fund status and formulate a detailed plan for adequately
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

funding the reserve account for future asset replacement. A Reserve
Management Plan incorporates the assumptions, opinions and other
guidance from the board members and association management into the final
report. By comparison, a reserve study is an independent report completed
every few years with very little input from the board or management company.

Level 2 Reserve Management Plan. This plan is an update of a previous
reserve study and includes a physical inspection of the property. The
association is satisfied with the component listing and other facts in the
previous study but need an updated plan usually due to a lack of an on-site
inspection for several years. The remaining life of all components and the
replacement values are updated. A financial analysis of the current reserve
fund status is completed and an update of the funding plan for future asset
replacement is done. A complete Reserve Management Plan is generated.

Level 3 Reserve Management Plan. This plan is an update of a previous
reserve study with no on-site inspection of the property. The previous reserve
study is reviewed and the comfort level of the association and management
with the information presented is determined. The component inventory is
updated and the remaining life estimates are adjusted for the new plan. A
financial analysis of your current reserve fund is done, and the funding plan
for future asset replacement is completed. A complete Reserve Management
Plan is generated.

Colorado Laws Regarding Reserve Studies. Colorado HB 09-1359 states
that associations shall adopt policies and procedures on when a reserve
study be completed, and whether the reserve study will be based on a
physical and financial analysis. The statute doesn't require that a reserve
study be completed, but does imply that associations will have a reserve
study. The policy must state if there is a funding source for improvements
recommended by the reserve study and, if so, the sources of the funding.
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Retaining Wall - Bay Area

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 29 Measurement Basis LF
Type Common Area Estimated Useful Life 35 Years
Category Miscellaneous Basis Cost $57.30
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0029 10/01/1998 10/01/2033 14:05 35:00 190 $10,887.00 $17,877.15
$10,887.00 $17,877.15
Comments
Location: At the far east end of the development, next to Dillon Bay. Next to
the east dumpster, road and parking areas.
Comments: The retaining wall was in fair to good condition at the time of
inspection. The wall consists of decorative concrete blocks, 8 1/2 inches wide
by 8 1/2 inches high and 18 inches long. The cost of demolition and
replacement is approximately $57.30 per linear foot. The estimated useful life
is 35 years with 14 years remaining life.
Source of Pricing: 2019 National Construction Estimator with prices adjusted
for Frisco as compared to national averages for materials (3% higher), labor
(no change) and equipment (1% higher). WRS database.
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Roofs - Asphalt

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 18 Measurement Basis Squares
Type Common Area Estimated Useful Life 25 Years
Category Building Exterior Basis Cost $695.00
Tracking Logistical
Method Adjusted
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
920-001-0018 10/01/1998 10/01/2023 4:05 25:00 174 $120,930.00 $140,773.40
920-002-0018 04/30/2007 04/30/2032 12:11 25:00 174 120,930.00 188,587.79
920-003-0018 10/01/1998 10/01/2019 0:05 21:00 2 1,390.00 1,410.07
920-004-0018 10/01/1998 10/01/2020 1:05 22:00 2 1,390.00 1,459.42
920-005-0018 10/01/1998 10/01/2021 2:05 23:00 2 1,390.00 1,510.50
920-006-0018 10/01/1998 10/01/2022 3:05 24:00 2 1,390.00 1,563.37
$247,420.00 $335,304.55

Comments

Location: All roofs on the buildings in the development.

Comments: The roofs on the courtyard side of all 3 buildings were replaced
in the spring of 2007, and the roofs on the driveway side of the buildings are
original, with an average installation date of October 1, 1998. The asphalt
shingles have an estimated useful life of 25 years. In the past few years,
according to Management, these roof have not had to have significant snow
removed, thereby preventing deterioration of the roofing shingles due to snow
removal procedures. Itis recommended to have these roof systems
inspected every year to determine if any maintenance and repairs are
needed. The estimated replacement year for the roofs on driveway side of
the development is 2023 and the courtyard side roofs in 2032. It is the plan of
the Association to replace the gutters, downspouts, and heat tape when the
roofs are replaced. See separate analysis "Gutters and Downspouts" and

PRN:04/25/2019
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

"Gutters and Downspouts - Ice Melting Heater Cable" for additional
information.

John Cona of Criterium-Cona Engineers, 17565 Muzzle Loader Way,
Monument, CO, inspected the roofs on April 16, 2019. He recommended,
"Repairs should be completed in the summer of 2019 to seal the flashing in
any dormer areas (leakage noted in front of the dormer windows at unit 112)
where leakage has occurred with a roofing grade caulk. Seal at flashing
shingle interface on three head walls in this area.” Annual expenditures have
been included in this Reserve Management Plan to repair needed areas until
the projected roof replacement in 2023.

Source of Pricing: WRS database.
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Spa - Base and Deck

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 27 Measurement Basis SF
Type Common Area Estimated Useful Life 30 Years
Category Spa and Patio Areas Basis Cost $17.20
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0027 06/01/2012 06/01/2042 23:01 30:00 228 $3,921.60 $8,676.34
$3,921.60 $8,676.34

Comments

Location: The base under the spa between buildings 1 and 3.

Comments: The synthetic wood decking under the spa was in excellent
condition at the time of inspection. The estimated useful life is 30 years with
23 years remaining life. The current cost of demolition and replacement is

$17.20 per square foot.

Source of Pricing: 2019 National Construction Estimator with prices adjusted

to national averages for materials, (3% higher), labor (no change), and
equipment (1% higher). WRS database.
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Spa - Cover
Item Number 25 Measurement Basis Unit
Type Common Area Estimated Useful Life 6 Years
Category Spa and Patio Areas Basis Cost $ 445.00
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0025 06/01/2017 06/01/2023 4:01 6:00 1 $ 445.00 $512.11
$ 445.00 $512.11
Comments

Location: The cover for the spa between buildings 1 and 3.

Comments: The spa cover was in excellent condition at the time of
inspection. The estimated useful life is 6 years with normal use. The current
approximate replacement cost is $445.

Source of Pricing: The Cover Guy. www.thecoverguy.com/hot-tub-covers/
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Spa - Entrance Gate Lock

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Item Number 28 Measurement Basis Unit
Type Common Area Estimated Useful Life 10 Years
Category Spa and Patio Areas Basis Cost $590.00
Tracking Logistical
Method Fixed
Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0028 06/01/2017 06/01/2027 8:01 10:00 1 $590.00 $779.15
$590.00 $779.15
Comments

Location: The gate at the spa location.

Comments: The gate lock was in good to excellent condition at the time of
inspection. The estimated date of installation is 2017. The estimated useful

life is 10 years with 8 years remaining life. A Kaba 5000 Heavy Duty
Mechanical Pushbutton Level Lock can be purchased and installed for

$590.00.

Source of Pricing: The Keyless Lock Store. www.nokey.com. WRS

database.
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Item Parameters - Full Detail

Spa - Replace
Item Number 26 Measurement Basis Unit
Type Common Area Estimated Useful Life 12 Years
Category Spa and Patio Areas Basis Cost $ 45,750.00
Tracking Logistical
Method Fixed

Service Replace Rem Adj Current Future
Code Date Date Life Life Quantity Cost Cost
910-000-0026 06/01/2012 06/01/2024 5:01 12:00 1 $ 45,750.00 $54,492.64

$ 45,750.00 $54,492.64

Comments
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Location: In the spa area between buildings 1 and 3.

Comments: The age of the spa is unknown. It is assumed it was installed in
2012 with an estimated useful life of 12 years. The estimated cost to replace
the commercial spa with an ADA compliant unit, heater, filter and pump is
$45,750.

Source of Pricing: WRS database from another commercial spa in Frisco.
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69» Western Reserve Studies

The Bay Club at Frisco Condominiums
Percent Funded Reports - Summary

Definition of Percent Funded: A fully funded reserve account is one which is 100% funded.
For example, if a roof is replaced this year for $75,000 and is scheduled for replacement in
another 20 years at a future cost of $100,000 (higher cost due to projected inflation), $5,000
per year ($100,000 divided by 20 years) must be deposited in the reserve account each year in
order to be fully funded during this 20 year period.

The Bay Club at Frisco Condominiums is currently 39.37% funded with $265,881 in the
reserve account as compared to $675,411 needed in the account to be 100% funded.

The following Percent Funded Reports are included in this section:
The Percent Funded - Annual report shows the annual percent level of funding for the next

40 years. The percent funded is determined by dividing the beginning balance in the reserve
account by the 100% funded balance.

The Percent Funded - Allocation report is an analysis of the percent funded for each asset
category in the Reserve Management Plan. It shows the level of amount allocated for each
asset category for the first year of the Reserve Management Plan.

The Percent Funded - Annual - Chart graphically shows the annual assessments plus
interest earned for ten years, expenditures for each year, the projected balance in the reserve
account for each reporting period, and the 100% funded balance for comparison.

Reserve Management Plan Funding Options

The The Bay Club at Frisco Condominiums has four options for funding the reserve account.
They are as follows:

e Full Funding: This is a goal of an association to keep reserve account balances at 100%
funded. This system is referred to as the "pay as you go" option. Current owners of the
Association pay into the reserve fund as assets are used.

e Threshold Funding: An association may opt to maintain a certain level of reserve account
funding to pay for future asset replacement. This is called threshold funding and is based
upon a pre-determined amount in the reserve accounts. This amount becomes the
minimum amount to be held on account.

e Baseline Funding: The goal of an association is to keep the reserve balances above
zero. The reserve balance does not drop below zero during the reserve study during the
projected period of the study, usually 30 to 40 years. If the remaining life of an asset is
reduced, the association may be faced with the uncomfortable options of either borrowing
funds or implementing a special assessment to pay for the asset replacement. Under this
scenario, an association may need a reserve study prepared annually to maintain a current
reserve study.

Page 50 of 84



£
\

9» Western Reserve Studies

Statutory Funding: Some states may have laws which dictate the level of funding for
reserve accounts. This, obviously, becomes the minimal level of funding. Colorado has no
such law.

Associations which have a low funding balance in year one should have a goal to reach a
Threshold Funding goal of a certain funding percent which will eliminate the need for bank
loans or special assessments to pay for future asset replacements. Please note the following:

v

v

A 0% to 30% funded reserve account is very weak and could necessitate special
assessments or bank loans when asset replacements are needed.

A 31% to 49% funded reserve account is good but may require special assessments and/or
loans to pay for future replacement expenditures.

A 50% funded balance is generally adequate to avoid special assessments or taking out a
loan to fund asset replacement.

A 70% and over funded reserve account represents a strong reserve funded position and
minimizes the need for special assessments or loans.

A 100% or fully funded reserve account should be the ultimate goal although it may never
be attained nor needed to be attained.

Please note: A poorly funded association also can have deferred maintenance of asset

components which lowers property values as they simply do not have needed funds for

major repairs or asset replacement.
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Percent Funded - Annual

100% Funded Beginning Percent Expenditure
Beginning Date Current Cost Balance Funded Contribution Interest Future Cost
05/01/2019 $ 675,410 $ 265,881 39.37% $73,536 S 3,644 $ 16,501
05/01/2020 703,884 326,560 46.39 77,213 5,383 54,117
05/01/2021 697,162 355,040 50.93 77,985 7,140 62,425
05/01/2022 685,301 377,740 55.12 78,765 9,344 59,303
05/01/2023 678,711 406,547 59.90 79,553 6,218 345,466
05/01/2024 428,309 146,852 34.29 80,348 4,029 76,526
05/01/2025 412,681 154,704 37.49 81,152 6,387 1,776
05/01/2026 460,608 240,467 52.21 81,963 9,112 6,923
05/01/2027 504,535 324,619 64.34 82,783 11,128 35,928
05/01/2028 525,753 382,603 72.77 83,611 11,151 145,355
05/01/2029 471,122 332,010 70.47 84,447 10,888 54,137
05/01/2030 484,080 373,208 77.10 85,291 13,363 13,796
05/01/2031 525,014 458,067 87.25 86,144 15,620 233,841
05/01/2032 428,019 325,991 76.16 87,006 11,791 19,081
05/01/2033 472,323 405,708 85.90 87,876 13,599 51,355
05/01/2034 493,866 455,829 92.30 88,755 16,449 1,681
05/01/2035 550,007 559,351 101.70 89,642 18,500 51,890
05/01/2036 573,406 615,604 107.36 90,538 17,770 149,584
05/01/2037 531,303 574,330 108.10 91,444 18,697 64,135
05/01/2038 552,270 620,337 112.32 92,358 21,833 5,603
05/01/2039 612,809 728,925 118.95 93,282 24,459 41,152
05/01/2040 649,551 805,514 124.01 94,215 27,766 18,890
05/01/2041 704,888 908,605 128.90 95,157 30,638 31,307
05/01/2042 753,812 1,003,093 133.07 96,108 33,837 32,634
05/01/2043 796,270 1,100,405 138.20 97,070 35,567 84,045
05/01/2044 816,468 1,148,998 140.73 98,040 37,779 71,917
05/01/2045 840,551 1,212,901 144.30 99,021 37,150 169,375
05/01/2046 817,335 1,179,698 144.33 100,011 37,561 135,409
05/01/2047 834,673 1,181,861 141.60 101,011 37,788 106,327
05/01/2048 868,382 1,214,333 139.84 102,021 18,851 1,010,140
05/01/2049 500,034 325,065 65.01 103,041 10,731 61,130
05/01/2050 579,366 377,709 65.19 104,072 14,091 2,916
05/01/2051 681,671 492,956 72.32 105,112 15,995 76,800
05/01/2052 726,522 537,264 73.95 106,164 17,917 59,460
05/01/2053 789,742 601,884 76.21 107,225 19,971 62,979
05/01/2054 852,082 666,102 78.17 108,297 22,958 31,502
05/01/2055 935,516 765,856 81.86 109,380 26,968 3,463
05/01/2056 1,044,529 898,742 86.04 110,474 30,687 505,350
05/01/2057 942,189 534,554 56.74 111,579 18,523 37,113
05/01/2058 1,033,959 627,543 60.69 112,695 16,993 308,116
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Percent Funded - Allocation

Beginning Ending
Category 100% Percent Balance Balance
Reserve Item Funded Funded 05/01/2019 Contribution Interest Expenditure 04/30/2020
Building Exterior
Building - Deck and Pool Raili $6,630 37% $2,513 $601 $30 S0 $3,143
Building - Exterior Stairs 63,934 37 24,231 5,111 253 0 29,595
Building - Stone Veneer 16,631 37 6,303 1,329 66 0 7,699
Building Siding - Replace 15,971 37 6,053 1,277 63 0 7,393
Buildings - Exterior - Painting 44,933 58 26,084 9,857 488 15,091 21,338
Concrete - Decks 103,601 37 39,265 8,282 410 0 47,957
Doors - Entrance and Storage 40,617 37 15,394 3,247 161 0 18,802
Doors - Service 1,687 37 640 135 7 0 781
Gutters and Downspouts 24,651 37 9,343 2,099 104 0 11,545
Gutters and Downspouts - Ice 24,082 37 9,127 2,211 110 0 11,447
Lights - Exterior Unit Entrance 10,446 37 3,959 835 41 0 4,835
Roofs - Asphalt 163,114 38 62,666 16,325 809 1,410 78,391
Miscellaneous
Dumpster Enclosures 3,945 37 1,495 315 16 0 1,827
Entrance Sign 79 37 30 156 8 0 194
Fire Protection System 9,648 37 3,657 771 38 0 4,466
Irrigation Controller 216 37 82 60 3 0 146
Reserve Management Plan 261 37 99 1,031 51 0 1,181
Retaining Wall - Bay Area 6,402 37 2,427 512 25 0 2,964
Roads, Pathways, Concrete
Asphalt - Road, Driveways an 77,351 37 29,316 6,085 302 0 35,703
Asphalt - Road, Driveways an 1,988 37 754 3,570 177 0 4,501
Concrete - Dumpster Base 5,571 37 2,112 445 22 0 2,579
Concrete - Sidewalks, Patios, 21,202 37 8,036 1,695 84 0 9,815
Spa and Patio Areas
Furniture - Spa and Patio Are 1,583 37 600 329 16 0 945
Patio - Concrete Pavers 1,441 37 546 401 20 0 967
Patio - Railings 1,204 37 456 96 0 557
Patio - Stairs 682 37 259 55 0 316
Spa - Base and Deck 904 37 343 215 11 0 568
Spa - Cover 142 37 54 122 6 0 182
Spa - Entrance Gate Lock 113 37 43 97 5 0 145
Spa - Replace 26,369 37 9,994 6,273 311 0 16,578
$675,410 39% $ 265,881 $73,537 $ 3,645 $ 16,501 $ 326,560
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Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Percent Funded - Annual - Chart
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Cash Flow Reports - Introduction

These Cash Flow reports follow this cover page:

Cash Flow - Annual

Cash Flow - Monthly

Cash Flow - Chart

The Cash Flow - Annual report summarizes the annual cash flow for the Association beginning
May 1, 2019 and continues for each of the 40 years of the Plan. The report shows the
beginning reserve account balance for each period, the member contributions/assessments for
each period, the interest earned on investments, projected expenditures (asset replacement
and major maintenance), and the ending balance for each year.

The Cash Flow - Monthly report is a monthly summary of the cash flow for fiscal years 2019
through 2028. The same information shown on the annual report is listed on the Cash Flow -

Monthly report.

The Cash Flow - Chart compares the total annual contributions/assessments plus interest
earned to the total expenditures for asset replacement and to the total balance in the reserve
account.




The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Cash Flow - Annual

2019-20 2020-21 2021-22 2022-23 2023-24 2024-25 2025-26 2026-27 2027-28 2028-29

Begin Balance $ 265,881 $ 326,560 $ 355,040 $377,740 $ 406,547 $ 146,852 $ 154,704 $ 240,467 $324,619 $ 382,603
Contribution 73,536 77,213 77,985 78,765 79,553 80,348 81,152 81,963 82,783 83,611
Average Per Unit 2,298 2,412 2,437 2,461 2,486 2,510 2,536 2,561 2,586 2,612
Percent Change 0.00% 5.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%
Interest 3,644 5,383 7,140 9,344 6,218 4,029 6,387 9,112 11,128 11,151
Less Expenditures 16,501 54,117 62,425 59,303 345,466 76,526 1,776 6,923 35,928 145,355
Ending Balance $ 326,560 $ 355,040 $377,740 $ 406,547 $ 146,852 $ 154,704 $ 240,467 $324,619 $ 382,603 $332,010
2029-30 2030-31 2031-32 2032-33 2033-34 2034-35 2035-36 2036-37 2037-38 2038-39

Begin Balance $332,010 $373,208 $ 458,067 $ 325,991 $ 405,708 $ 455,829 $ 559,351 $ 615,604 $574,330 $ 620,337
Contribution 84,447 85,291 86,144 87,006 87,876 88,755 89,642 90,538 91,444 92,358
Average Per Unit 2,638 2,665 2,692 2,718 2,746 2,773 2,801 2,829 2,857 2,886
Percent Change 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%
Interest 10,888 13,363 15,620 11,791 13,599 16,449 18,500 17,770 18,697 21,833
Less Expenditures 54,137 13,796 233,841 19,081 51,355 1,681 51,890 149,584 64,135 5,603
Ending Balance $373,208 $ 458,067 $ 325,991 $ 405,708 $ 455,829 $ 559,351 $ 615,604 $ 574,330 $ 620,337 $728,925
2039-40 2040-41 2041-42 2042-43 2043-44 2044-45 2045-46 2046-47 2047-48 2048-49

Begin Balance $ 728,925 $ 805,514 $908,605  $1,003,093  $1,100,405 $1,148998  $1,212,901 $1,179,698 $1,181,861  $1,214,333
Contribution 93,282 94,215 95,157 96,108 97,070 98,040 99,021 100,011 101,011 102,021
Average Per Unit 2,915 2,944 2,973 3,003 3,033 3,063 3,094 3,125 3,156 3,188
Percent Change 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%
Interest 24,459 27,766 30,638 33,837 35,567 37,779 37,150 37,561 37,788 18,851
Less Expenditures 41,152 18,890 31,307 32,634 84,045 71,917 169,375 135,409 106,327 1,010,140
Ending Balance $ 805,514 $908,605  $1,003,093 $1,100,405 $1,148998  $1,212,901 $1,179,698 $1,181,861  $1,214,333 $ 325,065
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019

Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

2049-50 2050-51 2051-52 2052-53 2053-54 2054-55 2055-56 2056-57 2057-58 2058-59

Begin Balance $ 325,065 $377,709 $492,956 $ 537,264 $ 601,884 $ 666,102 $ 765,856 $ 898,742 $ 534,554 $ 627,543
Contribution 103,041 104,072 105,112 106,164 107,225 108,297 109,380 110,474 111,579 112,695
Average Per Unit 3,220 3,252 3,284 3,317 3,350 3,384 3,418 3,452 3,486 3,521
Percent Change 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00% 1.00%
Interest 10,731 14,091 15,995 17,917 19,971 22,958 26,968 30,687 18,523 16,993
Less Expenditures 61,130 2,916 76,800 59,460 62,979 31,502 3,463 505,350 37,113 308,116
Ending Balance $377,709 $ 492,956 $ 537,264 $ 601,884 $ 666,102 $ 765,856 $ 898,742 $ 534,554 $ 627,543 $ 449,114
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019

Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Cash Flow - Monthly

2019 Beginning Balance Contribution Interest Earned Expenditures Ending Balance
May $ 265,881.00 $6,128.06 $280.15 $0.00 $272,289.21
June 272,289.21 6,128.06 286.83 0.00 278,704.10
July 278,704.10 6,128.06 285.65 15,091.48 270,026.33
August 270,026.33 6,128.06 284.47 0.00 276,438.86
September 276,438.86 6,128.06 291.15 0.00 282,858.07
October 282,858.07 6,128.06 297.10 1,410.07 287,873.16
November 287,873.16 6,128.06 303.06 0.00 294,304.28
December 294,304.28 6,128.06 309.76 0.00 300,742.10
January 300,742.10 6,128.06 316.46 0.00 307,186.62
February 307,186.62 6,128.06 323.18 0.00 313,637.86
March 313,637.86 6,128.06 329.90 0.00 320,095.82
April 320,095.82 6,128.06 336.62 0.00 326,560.50

$ 265,881 $ 73,536 $ 3,644 $ 16,501 $ 326,560
2020 Beginning Balance Contribution Interest Earned Expenditures Ending Balance
May $326,560.50 $6,434.46 $453.44 $0.00 $333,448.40
June 333,448.40 6,434.46 462.92 0.00 340,345.78
July 340,345.78 6,434.46 439.37 48,037.83 299,181.78
August 299,181.78 6,434.46 415.80 0.00 306,032.04
September 306,032.04 6,434.46 425.22 0.00 312,891.72
October 312,891.72 6,434.46 430.47 6,079.17 313,677.48
November 313,677.48 6,434.46 435.73 0.00 320,547.67
December 320,547.67 6,434.46 445.18 0.00 327,427.31
January 327,427.31 6,434.46 454.64 0.00 334,316.41
February 334,316.41 6,434.46 464.11 0.00 341,214.98
March 341,214.98 6,434.46 473.59 0.00 348,123.03
April 348,123.03 6,434.46 483.09 0.00 355,040.58

$ 326,560 $ 77,213 $5,383 $54,117 $ 355,040
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019

Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Cash Flow - Monthly

2021 Beginning Balance Contribution Interest Earned Expenditures Ending Balance
May $355,040.58 $6,498.81 $612.08 $0.00 $362,151.47
June 362,151.47 6,498.81 616.42 9,141.41 360,125.29
July 360,125.29 6,498.81 578.30 49,719.15 317,483.25
August 317,483.25 6,498.81 547.92 0.00 324,529.98
September 324,529.98 6,498.81 559.96 0.00 331,588.75
October 331,588.75 6,498.81 570.72 1,510.50 337,147.78
November 337,147.78 6,498.81 581.51 0.00 344,228.10
December 344,228.10 6,498.81 591.85 2,054.73 349,264.03
January 349,264.03 6,498.81 602.21 0.00 356,365.05
February 356,365.05 6,498.81 614.34 0.00 363,478.20
March 363,478.20 6,498.81 626.49 0.00 370,603.50
April 370,603.50 6,498.81 638.67 0.00 377,740.98

$ 355,040 $ 77,985 $7,140 $62,425 $377,740
2022 Beginning Balance Contribution Interest Earned Expenditures Ending Balance
May $377,740.98 $6,563.80 $777.92 $0.00 $ 385,082.70
June 385,082.70 6,563.80 792.91 0.00 392,439.41
July 392,439.41 6,563.80 775.89 31,387.87 368,391.23
August 368,391.23 6,563.80 758.83 0.00 375,713.86
September 375,713.86 6,563.80 773.78 0.00 383,051.44
October 383,051.44 6,563.80 760.27 27,915.67 362,459.84
November 362,459.84 6,563.80 746.72 0.00 369,770.36
December 369,770.36 6,563.80 761.65 0.00 377,095.81
January 377,095.81 6,563.80 776.60 0.00 384,436.21
February 384,436.21 6,563.80 791.59 0.00 391,791.60
March 391,791.60 6,563.80 806.61 0.00 399,162.01
April 399,162.01 6,563.80 821.66 0.00 406,547.47

$377,740 $ 78,765 $9,344 $59,303 $ 406,547
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019

Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Cash Flow - Monthly

2023 Beginning Balance Contribution Interest Earned Expenditures Ending Balance
May $ 406,547.47 $6,629.43 $973.42 $0.00 $414,150.32
June 414,150.32 6,629.43 864.53 106,908.06 314,736.22
July 314,736.22 6,629.43 716.79 32,486.43 289,596.01
August 289,596.01 6,629.43 689.62 5,092.71 291,822.35
September 291,822.35 6,629.43 700.95 0.00 299,152.73
October 299,152.73 6,629.43 479.70 200,979.20 105,282.66
November 105,282.66 6,629.43 257.92 0.00 112,170.01
December 112,170.01 6,629.43 274.28 0.00 119,073.72
January 119,073.72 6,629.43 290.67 0.00 125,993.82
February 125,993.82 6,629.43 307.11 0.00 132,930.36
March 132,930.36 6,629.43 323.58 0.00 139,883.37
April 139,883.37 6,629.43 340.10 0.00 146,852.90

$ 406,547 $79,553 $6,218 S 345,466 S 146,852
2024 Beginning Balance Contribution Interest Earned Expenditures Ending Balance
May $ 146,852.90 $6,695.73 $ 406.79 $0.00 $ 153,955.42
June 153,955.42 6,695.73 341.74 62,245.70 98,747.19
July 98,747.19 6,695.73 260.25 12,002.74 93,700.43
August 93,700.43 6,695.73 262.84 0.00 100,659.00
September 100,659.00 6,695.73 281.69 0.00 107,636.42
October 107,636.42 6,695.73 300.58 0.00 114,632.73
November 114,632.73 6,695.73 319.53 0.00 121,647.99
December 121,647.99 6,695.73 335.45 2,278.11 126,401.06
January 126,401.06 6,695.73 351.40 0.00 133,448.19
February 133,448.19 6,695.73 370.49 0.00 140,514.41
March 140,514.41 6,695.73 389.63 0.00 147,599.77
April 147,599.77 6,695.73 408.82 0.00 154,704.32

$ 146,852 $ 80,348 $4,029 $76,526 S 154,704
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Cash Flow - Monthly

2025 Beginning Balance Contribution Interest Earned Expenditures Ending Balance
May $154,704.32 $6,762.69 $428.15 $0.00 $161,895.16
June 161,895.16 6,762.69 446.89 542.43 168,562.31
July 168,562.31 6,762.69 464.01 1,234.10 174,554.91
August 174,554.91 6,762.69 481.91 0.00 181,799.51
September 181,799.51 6,762.69 501.53 0.00 189,063.73
October 189,063.73 6,762.69 521.21 0.00 196,347.63
November 196,347.63 6,762.69 540.93 0.00 203,651.25
December 203,651.25 6,762.69 560.71 0.00 210,974.65
January 210,974.65 6,762.69 580.55 0.00 218,317.89
February 218,317.89 6,762.69 600.44 0.00 225,681.02
March 225,681.02 6,762.69 620.38 0.00 233,064.09
April 233,064.09 6,762.69 640.37 0.00 240,467.15

$ 154,704 $81,152 $ 6,387 $1,776 $ 240,467
2026 Beginning Balance Contribution Interest Earned Expenditures Ending Balance
May $ 240,467.15 $6,830.31 $660.51 $0.00 $ 247,957.97
June 247,957.97 6,830.31 680.80 0.00 255,469.08
July 255,469.08 6,830.31 699.42 1,277.29 261,721.52
August 261,721.52 6,830.31 710.43 5,646.38 263,615.88
September 263,615.88 6,830.31 723.21 0.00 271,169.40
October 271,169.40 6,830.31 743.67 0.00 278,743.38
November 278,743.38 6,830.31 764.18 0.00 286,337.87
December 286,337.87 6,830.31 784.75 0.00 293,952.93
January 293,952.93 6,830.31 805.37 0.00 301,588.61
February 301,588.61 6,830.31 826.05 0.00 309,244.97
March 309,244.97 6,830.31 846.79 0.00 316,922.07
April 316,922.07 6,830.31 867.58 0.00 324,619.96

$ 240,467 $ 81,963 $9,112 $6,923 $ 324,619
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019

Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Cash Flow - Monthly

2027 Beginning Balance Contribution Interest Earned Expenditures Ending Balance
May $324,619.96 $6,898.62 S 888.52 $0.00 $332,407.10
June 332,407.10 6,898.62 891.29 13,530.33 326,666.68
July 326,666.68 6,898.62 867.15 19,872.60 314,559.85
August 314,559.85 6,898.62 861.27 0.00 322,319.74
September 322,319.74 6,898.62 882.29 0.00 330,100.65
October 330,100.65 6,898.62 903.36 0.00 337,902.63
November 337,902.63 6,898.62 924.49 0.00 345,725.74
December 345,725.74 6,898.62 942.26 2,525.78 351,040.84
January 351,040.84 6,898.62 960.08 0.00 358,899.54
February 358,899.54 6,898.62 981.36 0.00 366,779.52
March 366,779.52 6,898.62 1,002.70 0.00 374,680.84
April 374,680.84 6,898.62 1,024.10 0.00 382,603.56

$324,619 $82,783 $11,128 $ 35,928 $ 382,603
2028 Beginning Balance Contribution Interest Earned Expenditures Ending Balance
May $382,603.56 $6,967.60 $1,045.65 $0.00 $390,616.81
June 390,616.81 6,967.60 1,061.53 4,300.67 394,345.27
July 394,345.27 6,967.60 1,042.19 26,041.21 376,313.85
August 376,313.85 6,967.60 1,028.62 0.00 384,310.07
September 384,310.07 6,967.60 1,050.28 0.00 392,327.95
October 392,327.95 6,967.60 916.24 115,014.09 285,197.70
November 285,197.70 6,967.60 781.85 0.00 292,947.15
December 292,947.15 6,967.60 802.83 0.00 300,717.58
January 300,717.58 6,967.60 823.88 0.00 308,509.06
February 308,509.06 6,967.60 844.98 0.00 316,321.64
March 316,321.64 6,967.60 866.14 0.00 324,155.38
April 324,155.38 6,967.60 887.36 0.00 332,010.34

$ 382,603 $83,611 $11,151 S 145,355 $332,010
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Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Cash Flow - Chart
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The Bay Club at Frisco Condominiums
Expenditures Reports - Summary

The Expenditures Reports are an analysis of the projected monthly and annual expenditures
for the replacement and major repairs of all common area assets. The following reports are
included in this section:

The Expenditures - Annual report is a listing of the annual expenditures for asset
replacement and major repairs for each asset component for each of the 40 years included in
this Reserve Management Plan.

The reports Expenditures - 2019 and for the next 10 years through Expenditures - 2028 are
annual reports listing the expenditures by month for each asset.




The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019

Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - Annual
2019 Through 2028

Category 2019-20 2020-21 2021-22 2022-23 2023-24 2024-25 2025-26 2026-27 2027-28 2028-29
Building Exterior
Building - Stone Veneer $4,619 $5,092 $5,646
Building Siding - Replace 4,155 4,300
Buildings - Exterior - Painting a 15,091 19,776 20,468 1,113 1,152 1,192 1,234 1,277 19,872 26,041
Concrete - Decks 28,261 29,250 30,274 31,334 10,810
Doors - Entrance and Storage 81,848
Doors - Service 3,401
Gutters and Downspouts 31,634
Gutters and Downspouts - Ice 26,868
Lights - Exterior Unit Entrance 13,699
Roofs - Asphalt 1,410 1,459 1,510 1,563 140,773
$16,501 $54,117 $51,229 $ 46,650 $ 236,855 $12,002 $1,234 $6,923 $ 24,027 $ 115,591

Miscellaneous
Dumpster Enclosures $7,951
Fire Protection System 12,653
Irrigation Controller 542
Reserve Management Plan 2,054 2,278 2,525

S0 S0 $2,054 $12,653 S0 $2,278 $ 542 S0 $2,525 $7,951
Roads, Pathways, Concrete
Asphalt - Road, Driveways and $ 106,395
Asphalt - Road, Driveways and 6,992 7,753 8,595
Concrete - Dumpster Base 11,227
Concrete - Sidewalks, Patios, an 9,211

S0 S0 $6,992 S0 $ 106,395 $7,753 S0 S0 $ 8,595 $20,438
Spa and Patio Areas
Furniture - Spa and Patio Areas $2,148
Patio - Railings 1,702
Patio - Stairs 1,374
Spa - Cover 512
Spa - Entrance Gate Lock 779
Spa - Replace 54,492

S0 S0 $2,148 S0 $2,214 $ 54,492 S0 S0 $779 $1,374

$ 16,501 $54,117 $62,425 $59,303 $ 345,466 $76,526 $1,776 $6,923 $35,928 $ 145,355
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Expenditures - Annual - 2029 Through 2038

The Bay Club at Frisco Condominiums
Analysis Date - May 1, 2019

Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Category 2029-30 2030-31 2031-32 2032-33 2033-34 2034-35 2035-36 2036-37 2037-38 2038-39
Building Exterior
Building - Exterior Stairs $15,844 $16,972 $18,181 $19,476 $20,863
Building - Stone Veneer 6,260 6,940
Building Siding - Replace 4,451 5,471 5,663 5,861
Buildings - Exterior - Painting a 26,952 1,465 1,517 1,570 1,625 1,681 26,168 34,291 35,491 1,930
Gutters and Downspouts 7,347
Gutters and Downspouts - Ice 16,385
Roofs - Asphalt 188,587
$ 53,508 $1,465 $230,810 $8,510 $ 19,806 $1,681 $51,116 $39,954 $62,216 $1,930
Miscellaneous
Entrance Sign $3,673
Irrigation Controller 819
Reserve Management Plan 2,800 3,104 3,442
Retaining Wall - Bay Area 17,877
S0 $2,800 S0 S0 $20,981 S0 S0 $ 3,442 $819 $3,673
Roads, Pathways, Concrete
Asphalt - Road, Driveways and $9,530 $10,566 $11,715
Concrete - Sidewalks, Patios, an 10,570 12,129
$0 $9,530 $0 $10,570 $10,566 $0 $0 $23,845 $0 $0
Spa and Patio Areas
Furniture - Spa and Patio Areas $3,030
Spa - Cover 629 773
Spa - Entrance Gate Lock 1,099
Spa - Replace 82,342
$629 S0 $3,030 S0 S0 S0 $773 $82,342 $1,099 S0
$54,137 $13,796 $233,841 $ 19,081 $51,355 $1,681 $51,890 $ 149,584 $64,135 $5,603
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - Annual - 2039 Through 2048

Category 2039-40 2040-41 2041-42 2042-43 2043-44 2044-45 2045-46 2046-47 2047-48 2048-49
Building Exterior
Building - Deck and Pool Railing $41,306
Building - Exterior Stairs 22,349 23,941 25,646 27,473 29,430
Building Siding - Replace 7,205 7,457 7,718
Buildings - Exterior - Painting a 1,997 2,067 2,139 2,214 34,458 45,155 46,735 2,541 2,630 2,722
Concrete - Decks 66,789 69,127 71,546 74,050
Gutters and Downspouts 74,759
Gutters and Downspouts - Ice 63,497
Lights - Exterior Unit Entrance 31,279
Roofs - Asphalt 2,903 3,110 3,332 3,569 332,682
$24,347 $4,971 $ 26,081 $5,325 $67,310 $55,944 $148,716 $106,518 $103,607 $589,019
Miscellaneous
Fire Protection System $28,891
Reserve Management Plan 3,816 4,231 4,691 5,201
$3,816 S0 S0 $4,231 S0 S0 $4,691 $ 28,891 S0 $5,201
Roads, Pathways, Concrete
Asphalt - Road, Driveways and $251,439
Asphalt - Road, Driveways and 12,989 14,401 15,966 17,702
Concrete - Sidewalks, Patios, an 13,919 15,972 18,328
$12,989 $13,919 S0 $ 14,401 S0 $15,972 $ 15,966 S0 S0 $287,471
Spa and Patio Areas
Furniture - Spa and Patio Areas $4,275
Patio - Concrete Pavers 16,734
Patio - Railings 4,023
Spa - Base and Deck 8,676
Spa - Cover 951 1,169
Spa - Entrance Gate Lock 1,550
Spa - Replace 124,424
S0 S0 $5,226 $8,676 $ 16,734 S0 S0 S0 $2,719 $128,447
$41,152 $ 18,890 $ 31,307 $32,634 $ 84,045 $71,917 $169,375 $ 135,409 $106,327 $1,010,140
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Category

The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - Annual - 2049 Through 2058

2049-50 2050-51 2051-52 2052-53 2053-54 2054-55 2055-56 2056-57 2057-58 2058-59

Building Exterior

Building - Exterior Stairs $31,526
Buildings - Exterior - Painting a 2,817 2,916 45,375 59,460 61,541 3,346 3,463 3,585 3,710 3,840
Concrete - Decks 25,547
Doors - Entrance and Storage 229,731
Doors - Service 9,546
Gutters and Downspouts 17,362
Gutters and Downspouts - Ice 38,723
Roofs - Asphalt 445,679
$59,891 $2,916 $45,375 $59,460 $61,541 $3,346 $3,463 $505,350 $3,710 $243,118
Miscellaneous
Dumpster Enclosures $22,317
Entrance Sign 7,310
Irrigation Controller 1,238
Reserve Management Plan 5,767 6,394 7,089
$1,238 S0 $5,767 S0 S0 $6,394 S0 S0 $7,089 $29,627
Roads, Pathways, Concrete
Asphalt - Road, Driveways and $19,627 $21,761 $24,127
Concrete - Dumpster Base 31,512
S0 S0 $19,627 S0 S0 $21,761 S0 S0 $24,127 $31,512
Spa and Patio Areas
Furniture - Spa and Patio Areas $6,030
Patio - Stairs 3,859
Spa - Cover 1,437
Spa - Entrance Gate Lock 2,186
S0 S0 $6,030 S0 $1,437 S0 S0 S0 $2,186 $3,859
$61,130 $2,916 $ 76,800 $ 59,460 $62,979 $31,502 $3,463 $ 505,350 $37,113 $308,116
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - 2019

Category Service Estimated
Date Code Date Life Current Cost Expenditure
Building Exterior
Buildings - Exterior - Painting and Stain
07/15/2019 920-001-0004 07/15/2010 9:00 $ 14,007.00 $14,087.54
07/13/2019 920-002-0004 07/13/2018 1:00 998.20 1,003.94
$15,005.20 $15,091.48
Roofs - Asphalt
10/01/2019 920-003-0018 10/01/1998 21:00 $1,390.00 $1,410.07
$1,390.00 $1,410.07
$16,395.20 $16,501.55
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - 2020

Category Service Estimated
Date Code Date Life Current Cost Expenditure
Building Exterior
Building - Stone Veneer
10/01/2020 920-001-0006 10/01/1998 22:00 S 4,400.00 $4,619.75
S 4,400.00 $4,619.75
Buildings - Exterior - Painting and Stain
07/13/2020 920-002-0004 07/13/2019 1:00 $998.20 $1,039.08
07/15/2020 920-003-0004 07/15/2010 10:00 17,999.80 18,736.92
$18,998.00 $19,776.00
Concrete - Decks
07/01/2020 920-001-0031 10/01/1998 21:09 $27,150.00 $28,261.83
$27,150.00 $28,261.83
Roofs - Asphalt
10/01/2020 920-004-0018 10/01/1998 22:00 $1,390.00 $1,459.42
$1,390.00 $1,459.42
$51,938.00 $54,117.00
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - 2021

Category Service Estimated
Date Code Date Life Current Cost Expenditure
Building Exterior
Buildings - Exterior - Painting and Stain
07/13/2021 920-002-0004 07/13/2020 1:00 $998.20 $1,075.45
07/15/2021 920-004-0004 07/15/2010 11:00 17,999.80 19,392.71
$18,998.00 $20,468.16
Concrete - Decks
07/01/2021 920-002-0031 10/01/1998 22:09 $27,150.00 $29,250.99
$27,150.00 $29,250.99
Roofs - Asphalt
10/01/2021 920-005-0018 10/01/1998 23:00 $1,390.00 $1,510.50
$1,390.00 $1,510.50
$47,538.00 $51,229.65
Miscellaneous
Reserve Management Plan
12/01/2021 910-000-0030 12/01/2018 3:00 $1,880.00 $2,054.73
$1,880.00 $2,054.73
$1,880.00 $2,054.73
Roads, Pathways, Concrete
Asphalt - Road, Driveways and Path - Seal Coat
06/15/2021 910-000-0001 06/15/2018 3:00 $6,509.18 $6,992.81
$6,509.18 $6,992.81
$6,509.18 $6,992.81
Spa and Patio Areas
Furniture - Spa and Patio Areas
06/01/2021 910-000-0015 06/01/2011 10:00 $2,000.00 $2,148.60
$2,000.00 $2,148.60
$2,000.00 $2,148.60
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - 2022

Category Service Estimated
Date Code Date Life Current Cost Expenditure
Building Exterior
Buildings - Exterior - Painting and Stain
07/13/2022 920-002-0004 07/13/2021 1:00 $998.20 $1,113.09
$998.20 $1,113.09
Concrete - Decks
07/01/2022 920-003-0031 10/01/1998 23:09 $27,150.00 $30,274.78
$27,150.00 $30,274.78
Lights - Exterior Unit Entrance
10/01/2022 910-000-0021 10/01/1998 24:00 $12,180.00 $13,699.15
$12,180.00 $13,699.15
Roofs - Asphalt
10/01/2022 920-006-0018 10/01/1998 24:00 $1,390.00 $1,563.37
$1,390.00 $1,563.37
$41,718.20 $ 46,650.39
Miscellaneous
Fire Protection System
10/01/2022 910-000-0014 10/01/1998 24:00 $11,250.00 $12,653.15
$11,250.00 $12,653.15
$11,250.00 $12,653.15
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - 2023

Category Service Estimated
Date Code Date Life Current Cost Expenditure
Building Exterior
Building - Stone Veneer
08/01/2023 920-002-0006 10/01/1998 24:10 S 4,400.00 $5,092.71
S 4,400.00 $5,092.71
Buildings - Exterior - Painting and Stain
07/13/2023 920-002-0004 07/13/2022 1:00 $998.20 $1,152.04
$998.20 $1,152.04
Concrete - Decks
07/01/2023  920-004-0031 10/01/1998 24:09 $27,150.00 $31,334.39
$27,150.00 $31,334.39
Gutters and Downspouts
10/01/2023 920-001-0017 10/01/1998 25:00 $27,175.20 $31,634.38
$27,175.20 $31,634.38
Gutters and Downspouts - Ice Melting Heater Cable
10/01/2023 920-001-0019 10/01/1998 25:00 $23,081.50 $26,868.94
$23,081.50 $26,868.94
Roofs - Asphalt
10/01/2023 920-001-0018 10/01/1998 25:00 $120,930.00 $140,773.40
$120,930.00 $140,773.40
$203,734.90 $236,855.86
Roads, Pathways, Concrete
Asphalt - Road, Driveways and Path - Overlay
06/01/2023 910-000-0002 06/01/1998 25:00 $92,452.50 $106,395.95
$92,452.50 $106,395.95
$92,452.50 $106,395.95
Spa and Patio Areas
Patio - Railings
10/01/2023 910-000-0023 10/01/1998 25:00 $1,462.50 $1,702.48
$1,462.50 $1,702.48
Spa - Cover
06/01/2023 910-000-0025 06/01/2017 6:00 $ 445.00 $512.11
$ 445.00 $512.11
$1,907.50 $2,214.59
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - 2024

Category Service Estimated
Date Code Date Life Current Cost Expenditure
Building Exterior
Buildings - Exterior - Painting and Stain
07/13/2024 920-002-0004 07/13/2023 1:00 $998.20 $1,192.37
$998.20 $1,192.37
Concrete - Decks
07/01/2024 920-005-0031 10/01/1998 25:09 $9,050.00 $10,810.37
$9,050.00 $10,810.37
$10,048.20 $12,002.74
Miscellaneous
Reserve Management Plan
12/01/2024 910-000-0030 12/01/2021 3:00 $1,880.00 $2,278.11
$1,880.00 $2,278.11
$ 1,880.00 $2,278.11
Roads, Pathways, Concrete
Asphalt - Road, Driveways and Path - Seal Coat
06/15/2024 910-000-0001 06/15/2021 3:00 $6,509.18 $7,753.06
$6,509.18 $7,753.06
$6,509.18 $7,753.06
Spa and Patio Areas
Spa - Replace
06/01/2024 910-000-0026 06/01/2012 12:00 $ 45,750.00 $54,492.64
$ 45,750.00 $54,492.64
$ 45,750.00 $54,492.64
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - 2025

Category Service Estimated
Date Code Date Life Current Cost Expenditure
Building Exterior
Buildings - Exterior - Painting and Stain
07/13/2025 920-002-0004 07/13/2024 1:00 $998.20 $1,234.10
$998.20 $1,234.10
$998.20 $1,234.10
Miscellaneous
Irrigation Controller
06/01/2025 910-000-0020 06/01/2013 12:00 $ 440.00 $542.43
$ 440.00 $542.43
$440.00 $542.43
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - 2026

Category Service Estimated
Date Code Date Life Current Cost Expenditure
Building Exterior
Building - Stone Veneer
08/01/2026 920-003-0006 10/01/1998 27:10 S 4,400.00 $5,646.38
$4,400.00 $5,646.38
Buildings - Exterior - Painting and Stain
07/13/2026 920-002-0004 07/13/2025 1:00 $998.20 $1,277.29
$998.20 $1,277.29
$5,398.20 $6,923.67
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Expenditures - 2027

Category Service Estimated
Date Code Date Life Current Cost Expenditure
Building Exterior
Building Siding - Replace
06/01/2027 920-001-0005 10/01/1998 28:08 $ 3,146.50 $4,155.23
$ 3,146.50 $4,155.23
Buildings - Exterior - Painting and Stain
07/15/2027 920-001-0004 07/15/2019 8:00 $ 14,007.00 $18,550.60
07/13/2027 920-002-0004 07/13/2026 1:00 998.20 1,322.00
$15,005.20 $19,872.60
$18,151.70 $24,027.83
Miscellaneous
Reserve Management Plan
12/01/2027 910-000-0030 12/01/2024 3:00 $1,880.00 $2,525.78
$1,880.00 $2,525.78
$1,880.00 $2,525.78
Roads, Pathways, Concrete
Asphalt - Road, Driveways and Path - Seal Coat
06/15/2027 910-000-0001 06/15/2024 3:00 $6,509.18 $ 8,595.95
$6,509.18 $ 8,595.95
$6,509.18 $8,595.95
Spa and Patio Areas
Spa - Entrance Gate Lock
06/01/2027 910-000-0028 06/01/2017 10:00 $590.00 $779.15
$590.00 $779.15
$590.00 $779.15
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The Bay Club at Frisco Condominiums

Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Analysis Date - May 1, 2019

Expenditures - 2028

Category Service Estimated
Date Code Date Life Current Cost Expenditure
Building Exterior
Building Siding - Replace
06/01/2028 920-002-0005 10/01/1998 29:08 $ 3,146.50 $4,300.67
$ 3,146.50 $4,300.67
Buildings - Exterior - Painting and Stain
07/13/2028 920-002-0004 07/13/2027 1:00 $998.20 $1,368.27
07/15/2028 920-003-0004 07/15/2020 8:00 17,999.80 24,672.94
$18,998.00 $26,041.21
Doors - Entrance and Storage
10/01/2028 910-000-0010 10/01/1998 30:00 $59,200.00 $81,848.36
$59,200.00 $81,848.36
Doors - Service
10/01/2028 910-000-0011 10/01/1998 30:00 $2,460.00 $3,401.13
$2,460.00 $3,401.13
$ 83,804.50 $115,591.37
Miscellaneous
Dumpster Enclosures
10/01/2028 910-000-0012 10/01/1998 30:00 $5,751.00 $7,951.18
$5,751.00 $7,951.18
$5,751.00 $7,951.18
Roads, Pathways, Concrete
Concrete - Dumpster Base
10/01/2028 910-000-0009 10/01/1998 30:00 $8,120.40 $11,227.05
$8,120.40 $11,227.05
Concrete - Sidewalks, Patios, and Landings
10/01/2028 920-001-0008 10/01/1998 30:00 $6,662.50 $9,211.40
$6,662.50 $9,211.40
$14,782.90 $20,438.45
Spa and Patio Areas
Patio - Stairs
10/01/2028 910-000-0024 10/01/1998 30:00 $994.50 $1,374.97
$994.50 $1,374.97
$994.50 $1,374.97
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‘Ghy Western Reserve Studies

The Bay Club at Frisco Condominiums
Supplementary Accountants Reports - Introduction

Many homeowner associations have financial audits, compilations or reviews completed
annually or less often. The Accountants Reports included in this section meet the AICPA
(American Institute of Certified Public Accountants) and CIRA (Common Interest Realty
Association) guidelines to be included in the association audits. The following reports follow:

Supplementary Information on Future Major Repairs and Replacements - Each Asset
Component

Supplementary Information on Future Major Repairs and Replacements - Summary

Each report shows the estimated remaining life of each asset or asset category, estimated
future replacement cost, the funding requirement for the first year of the Reserve Management
Plan, and the balance in the reserve account for each asset or asset category at the end of the
first year.

Page 79 of 84



The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Supplementary Information - Each Asset Component

on Future Major Repairs and Replacements

Estimated Estimated
Estimated Remaining Current
Useful Lives Useful Lives Replacement
Reserve Item Life YY:MM Life YY:MM Cost
Building Exterior
Building - Deck and Pool Railings - Replace 50:00 29:05 -43:01 $ 18,260
Building - Exterior Stairs 45:00 10:01 -30:01 123,200
Building - Stone Veneer 55:00 1:05-13:03 22,000
Building Siding - Replace 45:00 8:01-26:01 28,319
Buildings - Exterior - Painting and Stain 8:00 0:02 - 2:02 51,005
Concrete - Decks 25:00 1:02 - 5:02 117,650
Doors - Entrance and Storage 30:00 9:05 59,200
Doors - Service 30:00 9:05 2,460
Gutters and Downspouts 25:00 4:05-12:11 31,886
Gutters and Downspouts - Ice Melting Heater 25:00 4:05-12:11 33,589
Lights - Exterior Unit Entrance 24:00 3:05 12,180
Roofs - Asphalt 25:00 0:05-12:11 247,420
$ 747,169
Miscellaneous
Dumpster Enclosures 30:00 9:05 $5,751
Entrance Sign 20:00 19:02 1,900
Fire Protection System 24:00 3:05 11,250
Irrigation Controller 12:00 6:01 440
Reserve Management Plan 3:00 2:07 1,880
Retaining Wall - Bay Area 35:00 14:05 10,887
$32,108
Roads, Pathways, Concrete
Asphalt - Road, Driveways and Path - Overlay 25:00 4:01 $92,453
Asphalt - Road, Driveways and Path - Seal Coat 3:00 2:01 6,509
Concrete - Dumpster Base 30:00 9:05 8,120
Concrete - Sidewalks, Patios, and Landings 35:00 9:05 -29:05 39,975
$ 147,057
Spa and Patio Areas
Furniture - Spa and Patio Areas 10:00 2:01 $ 2,000
Patio - Concrete Pavers 30:00 24:01 7,308
Patio - Railings 25:00 4:05 1,463
Patio - Stairs 30:00 9:05 995
Spa - Base and Deck 30:00 23:01 3,922
Spa - Cover 6:00 4:01 445
Spa - Entrance Gate Lock 10:00 8:01 590
Spa - Replace 12:00 5:01 45,750
$62,473
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Supplementary Information - Each Asset Component
on Future Major Repairs and Replacements

Estimated Estimated
Estimated Remaining Current
Useful Lives Useful Lives Replacement
Reserve Item Life YY:MM Life YY:MM Cost
$ 988,807
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The Bay Club at Frisco Condominiums

Analysis Date - May 1, 2019
Inflation:3.50% Investment:1.25% Contribution Factor:0.00% Calc:Future

Supplementary Information - Each Asset Category
on Future Major Repairs and Replacements

Estimated Estimated
Estimated Remaining Current
Useful Lives Useful Lives Replacement
Category Life YY:MM Life YY:MM Cost
Building Exterior 8:00 -55:00 0:02 -43:01 $ 747,173
Miscellaneous 3:00 -35:00 2:07 -19:02 32,108
Roads, Pathways, Concrete 3:00 -35:00 2:01-29:05 147,060
Spa and Patio Areas 6:00 -30:00 2:01-24:01 62,473
$ 988,814
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The Bay Club at Frisco Condominiums
Reserve Management Plan
Limitations and Disclosures

Western Reserve Studies has no control over future events and we do not claim that all the events we
anticipate will occur as planned. We expect that inflationary trends will continue and we expect
deposits into savings accounts will continue to earn interest from the institutions in which the deposit is
made.

We do however take great care in the areas we can control; such as listed common assets,
measurements and all information received from the association or management company. The
information acquired from the association and/or management includes but is not limited to; reserve
contributions, current reserve balance, reserve interest earnings. Other information we may have
requested depends on the specific property and the goals the association is trying to achieve. All
information asked for and provided to Western Reserve Studies by the association and/or management
is assumed correct and up to date and is not verified by Western Reserve Studies.

The purpose of a reserve management plan is to assist the association, management or developer in
predicting as accurately as possible, all cost for future replacement or refurbishment of the common
area elements, interior and exterior. With this in mind it is important to understand the ongoing aging
process of these elements and the ever changing financial situation of the association on a yearly basis
and that a reserve management plan is considered and intended to be a one year document.

The Reserve Management Plan is designed to be a document intended for weekly or monthly use.
This document should be updated on an annual basis with a new Level | study completed every 3to 5
years.

No invasive or destructive testing has been employed in the investigative phase of this study and no
environmental assessment of any kind was performed. This Reserve Management Plan is not intended
to address or discover construction defects and no representation is made herein that is meant to imply
any such warranty.

The statements contained in this Reserve Management Plan are true and correct to the best of our
knowledge and belief.

Useful life and remaining useful life estimates are based on industry standards, not on engineering or
architectural inspections of the property.

A preventative maintenance program is recommended to obtain the maximum useful life of the
components listed in this Reserve Management Plan and is a pro-active approach to the management
of these assets. Western Reserve Studies also recommends that when applicable a licensed
professional contractor is obtained for specialty work such as but not limited to high voltage electrical
maintenance or repairs.
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Information regarding association financial parameters have been provided by representatives of the
association and is assumed to be accurate for the purposes of this report. This Reserve
Management Plan is a reflection of information provided to us by third parties and cannot be used for
the purpose of performing an audit, forensic analysis or verification of historical records.

Information regarding the reserve fund beginning balance has been obtained from association
representatives. The information is deemed reliable and is not based on an audit of the association’s
financial condition and should not be used for purposes other than those intended in this study.

This Reserve Management Plan was prepared in accordance with nationally recognized guidelines for
the preparation of reserve studies for common interest developments, established by the Community
Associations Institute (CAIl); and the rules set forth in the Audit & Accounting Guide Common Interest
Realty Associations (May 1% 2008) published by the American Institute of Certified Public Accountants
(AICPA), for maintaining a fund for future major repairs and replacements.
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