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INTRODUCTION

Criterium-Cromer Engineers(Criterium) has conducted a Structural Integrity Reserve Study and 8uilding
ImprovementsReserve Studyof the Winston Towers 100 Association, Inc. ( t he ©A s)sconumuraiyt i o n -
located at 250 174th Street, Sunny Isles BeachFL33160 . The services performed areconsistent with our
proposal dated November 9, 2023 .

CriteriumCromer Engineerspresents this confidential report for theAssociation's review and use. This report
and all Appendices must be reviewed in its entirety to understand our findings and their limitations.

We have conducted our studyin general accordance with the Florida Statuteswhere applicable, as well
as following the methodologies included within the National Reserve Study Standards published by the
Community Association Institute (CAIOur analysis has beenconducted by licensed Professional Engineers
and other qualified staff working with the advisement of a Reserve SpecialisCasey Cromer, P.E. performed
a visual site inspection onMarch 12, 2024 . Excerpts of relevant referenced standards are available in
Appendix B. Qualifications of the project teamleaders can be found in Appendix C.

In reviewing the engineering assumptions, cost estimatesand projected reserve balance values herein,
please understand that their accuracy diminishes greatly beyond Yeab. Longterm projections are intended
only to indicate the likely pattern of reserveexpenditures and to guide financial planning. Criterium agrees
with CAl's recommendation that reserve studies should be updated regularly to allow periodic adjustment
of funding plans and strategies.

This report contains two levels of analysis: A Structural Integrity Reserve Study and a Full Reserve Study.
1 Analysis related to the Structural Integrity Reserve Study is presented in Secti8id .
1 Analysis relatedto the Building ImprovementsReserve Studys presentedin Section4.0.
1 The combination of the Structural Integrity Reserve Study and Building Improvements Reserve Study
is effectively consistent with a Full Reserve Study.
91 Additional information related to scope and basis for these analyses is presnted in Section6.0.
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EXECUTIVE SUMMARY

COMMUNITY INFORMATION

Community Name: Winston Towers 100 Association, Inc.
Jurisdiction Sunny Isles BeachFL

Next Fiscal Year Begins: January 1, 2025 (Fiscal Year:; 2025)
Starting Reserve BalancgProjected) $0

Current Annual Contribution: $0

Projected Annual Return on Investment: 0.0%

Projected Rate of Annual Inflation: 3.0%

Engineer in Responsible Charge: Casey Cromer, P.E.

Date on Site: March 12, 2024

FUNDING STATUS AND FUNDING PLANS

Structural Integrity Reserve Study (see Section 3.0 for complete data)

Component Method (Straight Line Funding)

Fully Funded Balance: $2,039,227
Current Percent Funded: 0%
Year 1 Contribution: $461,226

Cash Flow Method (Pooled Funding) Year 1 Contribution:

Threshold Funding Plan (Recommended): $278,650
Baseline Funding Plan: $241,350
Building Improvements Reserve Study ( see Section 4.0 for complete data)

Component Method (Straight Line Funding)

Fully Funded Balance: $1,490,504
Current Percent Funded: 0%
Year 1 Contribution: $399,413

Cash Flow Method (Pooled Funding), Year 1 Contribution:
Threshold Funding Plan (Recommended): $295,250
Baseline Funding Plan: $256,200

Structural Integrity Reserv&tudy and Building ImprovementsReserve Study2025 ) CROMER

Winston Towers 100 Association, Inc. CR|‘|‘ER|U|\/|

Page 3 ENGINEERS



COMPONENT LIST

ALL COMPONENTS (PAGE 1 OF 3)

Estimated Current Cost
# Component Description ) UL RUL
Quantity Unit | Total
Building Structure and Envelope (SIRS)
101 Roofing: main roof and appurtenances 298 SQ $ 3,500 $ 1,043,000 25 24
102 Waterproofing: unit balconies 44,450 SF $ 18.00 $ 800,100 20 6
103 Waterproofing: plaza deck 48,000 SF $ 1400 $ 672,000 30 30
104 Waterproofing: parking deck 23,000 SF $ 750 $ 172,500 10
105 Waterproofing: painting facade 1 Allow $ 235000 $ 235,000 8 7
106 Railings: balconies, replacement 8,000 LF $ 240 $ 1,920,000 50 36
107 Exterior doors: storefront doors 1 Allow $ 19,500 $ 19,500 25 13
108 Exterior doors: metal doors allowance 1 Allow $ 18,000 $ 18,000 10 10
109 Exterior windows: storefront 1Lot $ 57,500 $ 57,500 40 20
110 Exterior windows: corridors 1 Lot $ 82,500 $ 82,500 40 20
111 Exterior windows: office 1 Lot $ 15,500 $ 15,500 40 20
112 Structure: structural recertification repairs, minor 1 Allow $ 100,000 $ 100,000 20 5
113 Structure: structural recertification repairs, major 1 Allow $ 520,000 $ 520,000 20 15
Electrical Systems (SIRS)
201 Switchboards and transformers 1Lot $ 50,450 $ 50,450 50 5
202 Electrical subpanels, original 1 Lot $ 19,500 $ 19,500 50 5
203 Electrical subpanels, newer 1 Lot $ 16,250 $ 16,250 50 35
204 Electrical safety switches, original 1Lot $ 4500 $ 4,500 50 5
205 Electrical safety switches, newer 1 Lot $ 14,250 $ 14,250 50 35
206 Unit distribution equipment 1 Lot $ 385000 $ 385,000 60 15
207 Generator: 200 kW, with transfer switches 1EA $ 150,000 $ 150,000 30 28
Plumbing (SIRS)
301 Domestic water: booster pump system 1EA $ 31,000 $ 31,000 25 13
302 Hot water, boiler, 400 MBU/hr 1EA $ 12,000 $ 12,000 25 16
303 Hot water, boiler, 400 MBU/hr 1EA $ 12,000 $ 12,000 25 19
304 Hot water, boiler, 400 MBU/hr 2EA $ 12,000 $ 24,000 25 22
305 Hot water, storage tank, 200 gal 3 EA $ 9,650 $ 28,950 25 16
Fire Protection Systems (SIRS)
401 Fire suppression: pump and controller 1EA $ 53,200 $ 53,200 30 17
402 Fire suppression: jockey pump and controller 1EA $ 6,300 $ 6,300 30 22
403 Fire suppression: transfer switch 1EA $ 10,150 $ 10,150 30 22
404 Fire suppression: standpipe repair allowance 1 Allow $ 40,000 $ 40,000 10
405 Fire alarm: panel, boosters, and accessories 1 Allow $ 19,200 $ 19,200 12 7
406 Fire alarm: system components 1 Allow $ 375000 $ 375,000 24 19
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COMPONENT LIST

ALL COMPONENTS (PAGE 2 OF 3)

Estimated Current Cost
# Component Description ) UL RUL
Quantity Unit Total
Mechanical Systems
501 Elevators: traction, modernization 5EA $ 320,000 $ 1,600,000 28 25
502 Elevators: renovate cabs 5EA $ 15,000 $ 75,000 25 22
503 Cooling tower: 562 tons 2 EA $ 148,300 $ 296,600 25 12
504 Cooling tower: mobilization for replacement 1EA $ 100,000 $ 100,000 25 12
505 Cooling tower: rooftop piping 1 Allow $ 130,000 $ 130,000 25 12
506 Cooling tower: water treatment skid system 1EA $ 30,000 $ 30,000 25 18
507 Cooling tower: 50 hp pumps 2EA $ 22,000 $ 44,000 25 13
508 Cooling tower: variable frequency drives 2 EA $ 14500 $ 29,000 25 13
509 Cooling tower: boiler, 1900 MBU/hr 1EA $ 38,000 $ 38,000 25
510 Cooling tower: boiler pumps 1lLot $ 6,000 $ 6,000 25
511 HVAC: packaged unit, 45 tons 3 EA $ 51,500 $ 154,500 22
512 HVAC, heat pump, auditorium, 10 tons 1EA $ 12,150 $ 12,150 20 18
513 HVAC, heat pump, billiard room, 2.5 tons 1EA $ 4400 $ 4,400 20 1
514 HVAC, heat pump, lobby, 5 tons 2 EA $ 6,600 $ 13,200 20 14
515 HVAC, heat pump, lobby, 3.5 tons 1EA $ 4850 $ 4,850 20 18
516 HVAC, split system, gym, 2 tons 1EA $ 3,800 $ 3,800 20 17
517 HVAC: split system, elevator machine room, 2 tons 2 EA $ 3,800 $ 7,600 20 16
518 HVAC: split system, elevator machine room, 4 tons 1EA $ 6,000 $ 6,000 20 16
519 HVAC: exhaust ventilators, rooftop 48 EA $ 1,800 $ 86,400 30 25
Amenities
601 Plaza deck: pool, refinish 1 Lot $ 40,000 $ 40,000 12 12
602 Plaza deck: pool equipment, repair allowance 1 Allow $ 28,000 $ 28,000 12 12
603 Plaza deck: amenities and beautification 1 Allow $ 275000 $ 275,000 30 30
604 Restrooms, saunas and restrooms 1 Allow $ 54500 $ 54,500 30
605 Restrooms, level 2 corridor 1 Allow $ 17,500 $ 17,500 30
606 Restrooms, gym 1 Allow $ 21,500 $ 21,500 30
607 Restrooms, pool deck 1 Allow $ 44500 $ 44,500 30 22
608 Finishes: corridors, flooring, tile 16,300 SF % 25.00 $ 407,500 30 22
609 Finishes: corridors, flooring, carpet 32,350SF % 950 $ 307,325 15 7
610 Finishes: lobby 1 Allow $ 410,000 $ 410,000 30 28
611 Finishes: corridors and lobby, interior painting 1 Lot $ 120,000 $ 120,000 10 7
612 Finishes: game room 1 Allow $ 24,000 $ 24,000 30 15
613 Finishes: billiard room 1 Allow $ 19,000 $ 19,000 30 15
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COMPONENT LIST

ALL COMPONENTS (PAGE 3 OF 3)

Estimated Current Cost
# Component Description ) UL RUL
Quantity Unit Total

614 Finishes: auditorium 1 Allow $ 94,500 $ 94,500 30 28

615 Finishes: auditorium kitchen 1 Allow $ 17,500 $ 17,500 30 10

616 Finishes: office 1 Allow $ 26,500 $ 26,500 30 15

617 Finishes: gym, rubber flooring 2,400 SF $ 950 $ 22,800 15 10

618 Finishes: gym, ceiling and lighting 1 Allow $ 24,000 $ 24,000 30 25

619 FF&E: gym, weight equipment 1 Lot $ 23,000 $ 23,000 18

620 FF&E: gym, cardio equipment 1 Lot $ 24,500 $ 24,500 12

621 FF&E: general furniture allowance 1 Allow $ 50,000 $ 50,000 15 13

622 Systems: security camera system 1 Allow $ 65,600 $ 65,600 12 10

623 Systems: access control system 1 Allow $ 25,000 $ 25,000 12 10
Site and Building Improvements

701 Building systems: mailbox kiosk 1 Lot $ 85,000 $ 85,000 30 22

702 Building systems: trash chute 1 Lot $ 132,000 $ 132,000 40 38

703 Building systems: trash chute doors 1 Lot $ 18,000 $ 18,000 25 23

704 Building systems: stair landing windows 1 Lot $ 132,000 $ 132,000 40 26

705 Building systems: parking gates 1 Lot $ 61,500 $ 61,500 35 18

706 Building systems: parking gate operators 4EA $ 2,000 $ 8,000 15 9

707 Site: parking lot, asphalt sealcoat and striping 12,0008y $ 250 $ 30,000 5

708 Site: parking lot, asphalt repair and resurface 12,000 SY $ 28.00 $ 336,000 25 16

709 Site: parking, wheel stops 540 EA $ 70.00 $ 37,800 30 17

710 Site: parking lot, light poles 1 Lot $ 26,500 $ 26,500 30 25

711 Lighting: parking garage 1Lot $ 90,000 $ 90,000 30 22
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1.0 Study Information
11 Property Description

The community consists o 23 -story residential building, with 407 residential unitsand various amenities
The community wasoriginally completed in approximately 1970 and is located within Sunny Isles Beach
Florida. We understand that the Association is generally responsible forthe infrastructure, building
exteriors, roofing, exterior waterproofing, walkways, railings, common area stairs, lobbies, common
corridors, elevators, parking areas, interior amenities, amenity deck with pool and sports court, site
improvements, and common mehanical, electrical, plumbing, and fire protection systems.

We visited the property on March 12, 2024 . During our site visit, we observed the common areas of the
property including the rooftops, corridors, electrical rooms, mechanical rooms, interior common rooms,
parking garage, and other common components During our visit, significant construction/restoration
activities were underway at the parking garage, pool, and plaza deck. The common components of the
property were found to be in generally good condition and appropriately maintained.

1.2 Sources of Information

The following people provided information which may have been utilized in our study:
1 Lev Solodovnik(Association, management/consultant)
1 Angelina Saar (Association managemen)
1 Slava Butler(Association)

The following documents were provided to us and reviewed:
1 Reserve Study Questionnaire, completedy Lev Solodovnik
9 Partial historical construction drawingsand documents(reviewed onsite)
9 Partial historical construction drawings (received fronthe City of Sunny Isles Beach

1.3 Component Notes

General notes, comments, assumptions, and recommendatiorare listed below. If there are any questions
or if any of our assumptions are not accurate, please advise us so we can make appropriate changes.

1 Miami-Dade County requires a recertification/ milestone inspectionto be performed periodically.
The firstinspectioni s typically required to be performed ¢
30" year. This process involves a thorough structural evaluation and often results in some form of
required structural repairs. Although future structural repairs are not predictable, we have included
a reasonable allowance for structural repairs associated wth the future building inspections.

Structural Integrity Reserv&tudy and Building ImprovementsReserve Study2025 ) CROMER
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1 There are components which are excluded from this analysis as their remaining useful life is
estimated to be longer than the study period and/or their useful life cannot be reasonably
anticipated. Once these components remaining useful life is less than éhstudy period, or their need
for repair becomes evident, they should be added to the funding plan calculations. These
components include:

o0 Work related to underground/site drainage systems
0 The replacement of plumbing supply and waste piping
0 Thereplacement of fire suppression systems

9 Interior renovations and updates to the lobly, common rooms furniture, etc. are typically performed
for aesthetic purposes and the timing of such work is highly subjective. We have included
anticipated dates for such work, as appropriate.

1 Our quantity estimations have been performed with the assistance of historical building drawings
which may or may not be accurate. While we make every effort to be as accurate as possible, our
cost and quantity estimates are to be considered preliminary and by no means a guarante. We
do not recommend using our estimates for future contractor bidding purposes.

T As wutilized within this report, the ©Year - nomer
0 2024 | Year 0 = fiscal year from January 1, 2024 through December 31, 2024
0 2025| Year 1 = fiscal year from January 1, 202 5 through December31, 202 5
0 2026 |Year2= fiscal year from January 1, 2026 through December 31, 2026, etc.

Sample componentphotos are included in Appendix A Component Photographs.
1.4 Key Terms

Estimated Quantity The estimated total quantity for a component, typically designated with one of the
following units of measurement:
Allowance = a lump sum cost utilized when futureexpenditures are difficult to predict
Lot = a lump sum cost utilized for or group of items or related work package
EA=each LF=linearfoot SF =squarefoot SQ =roofing square (100 square feet)

Current Cost The estimated cost taperform the work, on a unit and/or total basis .

Useful Life (UL)The estimated time, in years, that a newly constructed/installed component can be expected
to serve its intended function presuming proper construction, and proactive, planned, preventive
maintenance.

Remaining Useful Life (RUL The estimated time, in years, that an existing component can be expected to
service its intended function, presuming timely preventive maintenance. Projects expected to occur
in the initial year have a remaining useful life of 0.
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2.0 Funding Methodologies

Component Method (Straight Line Funding)

The Component Method is a reserve funding method which is based on the sum of funding for each
individual component. This method utilized the fully funded balance as well as the annual contribution rate
required to maintain the fully funded balance. The fully funded balance for each component is the direct
proportion of the fraction of I|ife ©used up-. This
to determine the fully funded balance for the reserveaccount The Component Methodis based on the

current cost and condition of each component and thereforedoes not consider inflation, returns on
investments, orthe available excess cash flow that the reserve account may have at any given point

Cash Flow Method (Pooled Funding)

The Cash Flow Method is a reserve funding method which is based on the expected balance of the reserve
account over time. This method considers the projected inflation rate as well as future returns on investments.
The Cash Flow Method can consider variousunding goals including baseline funding, threshold funding,
and full funding. Cash Flow Method funding plans are typically created based on the following funding
goals, as defined by the National Reserve Study Standardglisted by most aggressive to mostonservative)

Baseline Funding

Establishing a reserve funding goal of allowing the reserve cash balance to approach but never fall
below zero during the cash flow projection. This is the funding goal with the greatest risk of being
prepared to fund future repair and replacement of major components,and it is not recommended
as a longterm solution/plan. Baseline funding may lead to project delays, the need for a special
assessment, and/or a line of credit for the community to fund needed repairs and replacement of
major components.

Threshold Funding

Establishing a reserve funding goal of keeping the reserve balance above a specified dollar or

percent funded amount. Depending on the threshold selected, this funding goal may be weaker or
stronger than ©fully f und e diskoicashproblerassipdeterminimge hi g
the threshold, many variables should be considered, including things such as investment risk
tolerance, community age, building type, components that are not readily inspected, and
components with a remaining useful lié of more than 30 years.

Full Funding
Setting a reserve funding goal to attain and maintain reserves at or near 100 percent funded.Fully

funded is when the actual or projected reserve balance is equal to the fully funded balance.

Structural Integrity Reserv&tudy and Building ImprovementsReserve Study2025 ) CROMER
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3.0 Structural Integrity Reserve Study ~ Funding Plans

A Structural Integrity Reserve Study only covers a portion ahe Association components. Therefore, if one

of Structural Integrity Reserve Study funding plans is followed, it will only be predictive if the future
expenditures are limited to those presented in theeomponent listfor the Structural Integrity Reserve Study.
See Section5.0 for additional commentary and see Section6.2.1 for the scope of a Structural Integrity

Reserve Study.For this Association the following funding methods/plans have been calculated, as

summarized below:

Component Method (Straight Line Funding)

The ComponentMethod has been calculated for the items included within thescope of a Structural Integrity
Reserve Studyln Year 1, annual reservecontributions are $461,226 . The completeanalysis can be found
on Page 11.

Cash Flow Method ~ Option 1

ThresholdFunding Plan (Recommended)
1 InYear 1, annual reserve contributions are £78,650 .
1 InYears2+, reserve contributions are increased annually at the project rate of inflation 8.0%)
1 The complete funding plan details can be found on Pagel2.

In this plan, the reserve balance is maintained above the suggested minimum threshoktarting in Year 3.
The suggested minimum threshold is two times the average annual expenditure over the coursetbé study
period. This threshold value is then annually escalated at the projected rate of inflation. This funding plan
is relatively conservative and results in a low chance of unplanned special assessments in the future.

Cash Flow Method ~ Option 2

Baseline Funding Plan
9 InYear 1, annual reserve contributions are £41,350.
1 InYears2+, reserve contributions are increased annually at the project rate of inflation 8.0%).
1 The complete funding plan details can be found on Pagel3.

In this plan, the reserve balance remains positive (above zero) throughout the study period. This is the most
aggressive funding plan and leaves no margin for changes in costs, inflation, condition, future
discrepancies, etc., and results in a likely chance of unplanned special assessments in the future.
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COMPONENT METHOD

STRUCTURAL INTEGRITY RESERVESTUDY

# Component Description Current Cost UL | RUL Fully Funded starting Remaining Y?ar 1
Balance Balance Balance Contribution
Building Structure and Envelope (SIRS)
101 Roofing: main roof and appurtenances $1,043,000 25 24 $ 41,720 $ - $ 1,043,000 $ 43,458
102 Waterproofing: unit balconies $ 800,100 20 6 $ 560,070 $ - $ 800,100 $ 133,350
103 Waterproofing: plaza deck $ 672,000 30 30 $ - $ - $ 672,000 $ 22,400
104 Waterproofing: parking deck $ 172,500 10 8 % 34,500 $ - $ 172,500 $ 21,563
105 Waterproofing : painting facade $ 235,000 8 7 % 29,375 $ - $ 235,000 $ 33,571
106 Railings: balconies, replacement $1,920,000 50 36 $ 537,600 $ - $ 1,920,000 $ 53,333
107 Exterior doors: storefront doors $ 19,500 25 13 $ 9,360 $ - $ 19,500 $ 1,500
108 Exterior doors: metal doors allowance $ 18,000 10 10 $ - $ - $ 18,000 $ 1,800
109 Exterior windows: storefront $ 57,500 40 20 $ 28,750 $ - $ 57,500 $ 2,875
110 Exterior windows: corridors $ 82,500 40 20 $ 41,250 $ - $ 82,500 $ 4,125
111 Exterior windows: office $ 15,500 40 20 $ 7,750 $ - $ 15,500 $ 775
112 Structure: structural recertification repairs, minor $ 100,000 20 5 $ 75,000 $ - $ 100,000 $ 20,000
113 Structure: structural recertification repairs, major $ 520,000 20 15 $ 130,000 $ - $ 520,000 $ 34,667
Building Structure and Envelope (SIRS) Subtotal (13 Line Items) $1,495375 $ - $ 5,655,600 $ 373,417
Electrical Systems (SIRS)
201 Switchboards and transformers $ 50450 50 5 $ 45,405 $ - $ 50,450 $ 10,090
202 Electrical subpanels, original $ 19,500 50 5 $ 17,550 $ - $ 19,500 $ 3,900
203 Electrical subpanels, newer $ 16,250 50 35 $ 4875 $ - $ 16,250 $ 464
204 Electrical safety switches, original $ 4,500 50 5 $ 4,050 $ - $ 4500 $ 900
205 Electrical safety switches, newer $ 14,250 50 35 $ 4,275 $ - $ 14,250 $ 407
206 Unit distribution equipment $ 385,000 60 15 $ 288,750 $ - $ 385000 $ 25,667
207 Generator: 200 kW, with transfer switches $ 150,000 30 28 % 10,000 $ - $ 150,000 $ 5,357
Electrical Systems (SIRS) Subtotal (7 Line Items) $ 374905 $ - $ 639950 $ 46,785
Plumbing (SIRS)
301 Domestic water: booster pump system $ 31,000 25 13 $ 14,880 $ - $ 31,000 $ 2,385
302 Hot water, boiler, 400 MBU/hr $ 12,000 25 16 $ 4320 $ - $ 12,000 $ 750
303 Hot water, boiler, 400 MBU/hr $ 12,000 25 19 $ 2,880 $ - $ 12,000 $ 632
304 Hot water, boiler, 400 MBU/hr $ 24,000 25 22 % 2,880 $ - $ 24,000 $ 1,091
305 Hot water, storage tank, 200 gal $ 28,950 25 16 $ 10,422 $ - $ 28,950 $ 1,809
Plumbing (SIRS) Subtotal (5 Line Items) $ 35,382 $ - $ 107,950 $ 6,666
Fire Protection Systems (SIRS)
401 Fire suppression: pump and controller $ 53,200 30 17 $ 23,053 $ - $ 53,200 $ 3,129
402 Fire suppression: jockey pump and controller $ 6,300 30 22 % 1,680 $ - $ 6,300 $ 286
403 Fire suppression: transfer switch $ 10,150 30 22  $ 2,707 $ - $ 10,150 $ 461
404 Fire suppression: standpipe repair allowance $ 40,000 10 $ 20,000 $ - $ 40,000 $ 8,000
405 Fire alarm: panel, boosters, and accessories $ 19,200 12 $ 8,000 $ - $ 19,200 $ 2,743
406 Fire alarm: system components $ 375,000 24 19 $ 78,125 $ - $ 375,000 $ 19,737
Fire Protection Systems (SIRS) Subtotal (6 Line Items) $ 133565 $ - $ 503,850 $ 34,357
Total $ 2,039,227 $ - $ 6,907,350 $ 461,226
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THRESHOLD FUNDING PLAN (RECOMMENDED )

STRUCTURAL INTEGRITY RESERVESTUDY

. Reserve Contributions Suggested Projected
Year Reserve Balance Pro;elcted Association Average Unit Change from Reserve Balance Minimum Percent
(Start of Year) Expenditures (End of Year)

Annual Total Monthly Total Prior Year Threshold Funded
2024 | Year0 $ - $ - $ - 0%
2025 | Yearl | $ - $ - $ 278650 |$ 57 N/A $ 278,650 |$ 704,187 12%
2026 | Year2 | $ 278,650 | $ - $ 287,010 |$ 59 3.0% $ 565,660 |$ 725,312 22%
2027 | Year3 | $ 565,660 |$ - $ 295620 ($ 61 3.0% $ 861,279 |$ 747,072 30%
2028 | Year4 | $ 861,279 | $ - $ 304488 |$ 62 3.0% $ 1,165,768 | $ 769,484 37%
2029 | Year5 | $ 1,165,768 | $ - $ 313623 |$ 64 3.0% $ 1,479,391 [$ 792,568 43%
2030 | Year6 | $ 1,479,391 |$ 248,606 |$ 323,032 ($ 66 3.0% $ 1,553,816 |$ 816,345 44%
2031 | Year7 | $ 1,553,816 ($ 955,361 [$ 332,723 | $ 68 3.0% $ 931,178 | $ 840,836 30%
2032 | Year8 | $ 931,178 | $ 312,634 [$ 342,704 | $ 70 3.0% $ 961,248 | $ 866,061 31%
2033 | Year9 | $ 961,248 | $ 218518 |$ 352,985 ($ 72 3.0% $ 1,095,716 |$ 892,042 34%
2034 | Year10 | $ 1,095,716 ($ - $ 363575 |$ 74 3.0% $ 1,459,291 | $ 918,804 40%
2035 | Year11 | $ 1,459,291 |$ 24190 ($ 374482 |$ 77 3.0% $ 1,809,582 | $ 946,368 46%
2036 | Year12 [ $ 1,809,582 | $ - $ 385717 | $ 79 3.0% $ 2,195,299 |$ 974,759 51%
2037 | Year13 | $ 2,195,299 |$ - $ 397,288 |$ 81 3.0% $ 2,592,587 | $1,004,002 55%
2038 | Year 14 | $ 2,692,587 | $ 74,161 [$ 409,207 |$ 84 3.0% $ 2,927,633 | $1,034,122 58%
2039 | Year15| $ 2,927,633 | $ - $ 421483 |$ 86 3.0% $ 3,349,117 | $1,065,145 61%
2040 | Year16 | $ 3,349,117 |$ 1,838,402 |$ 434,128 | $ 89 3.0% $ 1,944,843 | $1,097,100 44%
2041 | Year 17 | $ 1,944,843 |'$ 65,713 [$ 447,151 | $ 92 3.0% $ 2,326,281 | $1,130,013 48%
2042 | Year18 | $ 2,326,281 | $ 87,931 [$ 460,566 |$ 94 3.0% $ 2,698,916 |$1,163,913 52%
2043 | Year19 | $ 2,698,916 |$ 293,670 |$ 474383 |$ 97 3.0% $ 2,879,629 | $1,198,830 53%
2044 | Year20 | $ 2,879,629 |[$ 712,274 |$ 488,614 ($ 100 3.0% $ 2,655,969 | $1,234,795 49%
2045 | Year21 | $ 2,655,969 |[$ 313,360 [$ 503,273 |$ 103 3.0% $ 2,845,882 | $1,271,839 50%
2046 | Year22 | $ 2,845882 | $ - $ 518371 |$ 106 3.0% $ 3,364,253 | $1,309,994 55%
2047 | Year23 | $ 3,364,253 | $ 77506 [$ 533,922 |$ 109 3.0% $ 3,820,669 | $1,349,294 58%
2048 | Year24 | $ 3,820,669 |$ 463,793 [$ 549,940 ($ 113 3.0% $ 3,906,816 | $1,389,773 58%
2049 | Year25 | $ 3,906,816 [$ 2,120,204 ($ 566,438 |$ 116 3.0% $ 2,353,050 | $1,431,466 40%
2050 | Year26 | $ 2,353,050 |$ 293,129 |$ 583431 ($ 119 3.0% $ 2,643,352 | $1,474,410 43%
2051 | Year27 | $ 2,643,352 |$ 1,725,489 |$ 600,934 ($ 123 3.0% $ 1,518,798 | $1,518,643 28%
2052 | Year28 | $ 1,518,798 | $ - $ 618,962 | $ 127 3.0% $ 2,137,760 | $1,564,202 35%
2053 | Year29 | $ 2,137,760 |$ 737,857 |$ 637531 ($ 131 3.0% $ 2,037,434 |$1,611,128 33%
2054 | Year30 | $ 2,037,434 | $ - $ 656,657 | $ 134 3.0% $ 2,694,091 [ $1,659,462 40%

*Suggested Minimum Threshold = 2 * Average Annual Expenditure (Future Cost: Below Threshold
Above Threshold
Above 100% Funded
$5,000,000
Projected Expenditures
$4,000,000 Reserve Balance (End of Year)
— =Suggested Minimum Threshold
$3,000,000
$2,000,000
$1,000,000
$0

2024 2026 2028 2030 2032 2034 2036 2038 2040 2042 2044 2046 2048 2050 2052 2054
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BASELINE FUNDING PLAN

STRUCTURAL INTEGRITY RESERVESTUDY

. Reserve Contributions Suggested Projected
Year Reserve Balance Pro;elcted Association Average Unit Change from Reserve Balance Minimum Percent
(Start of Year) Expenditures (End of Year)

Annual Total Monthly Total Prior Year Threshold Funded
2024 | Year0 $ - $ - $ - 0%
2025 | Yearl | $ - $ - $ 241350 |$ 49 N/A $ 241,350 |$ 704,187 10%
2026 | Year2 | $ 241,350 | $ - $ 248591 ($ 51 3.0% $ 489,941 |$ 725,312 19%
2027 | Year3 | $ 489,941 [ $ - $ 256,048 |$ 52 3.0% $ 745,989 |$ 747,072 26%
2028 | Year4 | $ 745,989 [ $ - $ 263,730 | $ 54 3.0% $ 1,009,718 | $ 769,484 32%
2029 | Year5 | $ 1,009,718 | $ - $ 271642 |$ 56 3.0% $ 1,281,360 |$ 792,568 37%
2030 | Year6 | $ 1,281,360 | $ 248,606 |$ 279,791 ($ 57 3.0% $ 1,312,544 | $ 816,345 37%
2031 | Year7 | $ 1,312,544 ($ 955,361 [$ 288,185 ($ 59 3.0% $ 645,368 | $ 840,836 21%
2032 | Year8 | $ 645,368 | $ 312,634 [$ 296,830 |$ 61 3.0% $ 629,564 | $ 866,061 20%
2033 | Year9 | $ 629,564 [ $ 218,518 |$ 305,735 ($ 63 3.0% $ 716,781 | $ 892,042 22%
2034 | Year10 | $ 716,781 | $ - $ 314907 |$ 64 3.0% $ 1,031,688 | $ 918,804 29%
2035 | Year11 | $ 1,031,688 | $ 24190 [$ 324,354 | $ 66 3.0% $ 1,331,852 | $ 946,368 34%
2036 | Year12 [ $ 1,331,852 | $ - $ 334,085 | $ 68 3.0% $ 1,665,936 |$ 974,759 39%
2037 | Year13 | $ 1,665,936 ($ - $ 344,107 | $ 70 3.0% $ 2,010,044 | $1,004,002 43%
2038 | Year 14 | $ 2,010,044 |$ 74161 [$ 354431 |$ 73 3.0% $ 2,290,314 | $1,034,122 45%
2039 | Year15 | $ 2,290,314 | $ - $ 365064 ($ 75 3.0% $ 2,655,377 | $1,065,145 49%
2040 | Year16 | $ 2,655,377 |$ 1,838,402 |$ 376,015 |$ 77 3.0% $ 1,192,991 | $1,097,100 27%
2041 | Year 17 | $ 1,192,991 |$ 65,713 [$ 387,296 |$ 79 3.0% $ 1,514,574 | $1,130,013 31%
2042 | Year18 | $ 1,514,574 ($ 87,931 [$ 398915 |$ 82 3.0% $ 1,825,557 | $1,163,913 35%
2043 | Year19 | $ 1,825,557 ($ 293,670 |$ 410882 |$ 84 3.0% $ 1,942,770 | $1,198,830 36%
2044 | Year20 | $ 1,942,770 |'$ 712,274 |'$ 423,209 ($ 87 3.0% $ 1,653,704 | $1,234,795 31%
2045 | Year21 | $ 1,653,704 | $ 313,360 [$ 435905 ($ 89 3.0% $ 1,776,249 | $1,271,839 31%
2046 | Year22 | $ 1,776,249 ($ - $ 448982 |$ 92 3.0% $ 2,225,231 | $1,309,994 36%
2047 | Year23 | $ 2,225,231 | $ 77506 [$ 462,452 |$ 95 3.0% $ 2,610,176 | $1,349,294 39%
2048 | Year24 | $ 2,610,176 |$ 463,793 [$ 476,325 | $ 98 3.0% $ 2,622,709 |$1,389,773 39%
2049 | Year25 | $ 2,622,709 [$ 2,120,204 ($ 490,615 |$ 100 3.0% $ 993,119 | $1,431,466 17%
2050 | Year26 | $ 993,119 [ $ 293,129 |$ 505333 ($ 103 3.0% $ 1,205,324 | $1,474,410 20%
2051 | Year27 | $ 1,205,324 ($ 1,725,489 [$ 520,493 |$ 107 3.0% $ 328 | $1,518,643 0%
2052 | Year28 | $ 328 | $ - $ 536,108 | $ 110 3.0% $ 536,436 | $1,564,202 9%
2053 | Year29 | $ 536,436 | $ 737,857 |$ 552,191 ($ 113 3.0% $ 350,771 | $1,611,128 6%
2054 | Year30 | $ 350,771 [ $ - $ 568,757 | $ 116 3.0% $ 919,528 [ $1,659,462 14%

*Suggested Minimum Threshold = 2 * Average Annual Expenditure (Future Cost: Below 10% Funded
Below Threshold
Above Threshold
$5,000,000
Projected Expenditures
$4,000,000 Reserve Balance (End of Year)
— =Suggested Minimum Threshold
$3,000,000
$2,000,000
$1,000,000 __________—————'—________
$0 —

2024 2026 2028 2030 2032 2034 2036 2038 2040 2042 2044 2046 2048 2050 2052 2054
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COMPARISON OF CAsSH FLow METHOD PLANS

STRUCTURAL INTEGRITY RESERVESTUDY

Projected Threshold Funding Plan (Recommended) Baseline Funding Plan
Year e An.nuall Reserve Balance Percent Anlnuall Reserve Balance Percent
Contribution (End of Year) Funded Contribution (End of Year) Funded

2024 Year 0 $ - $ - 0% $ - $ - 0%
2025 Year 1 $ - $ 278,650 | $ 278,650 12% $ 241,350 | $ 241,350 10%
2026 Year 2 $ - $ 287,010 | $ 565,660 22% $ 248,591 | $ 489,941 19%
2027 Year 3 $ - $ 295,620 | $ 861,279 30% $ 256,048 | $ 745,989 26%
2028 Year 4 $ - $ 304,488 | $ 1,165,768 37% $ 263,730 | $ 1,009,718 32%
2029 Year 5 $ - $ 313,623 | $ 1,479,391 43% $ 271,642 | $ 1,281,360 37%
2030 Year 6 $ 248,606 |$ 323,032 | $ 1,553,816 44% $ 279,791 | $ 1,312,544 37%
2031 Year 7 $ 955361 |$ 332,723 | $ 931,178 30% $ 288,185 | $ 645,368 21%
2032 Year 8 $ 312,634 |$ 342,704 | $ 961,248 31% $ 296,830 | $ 629,564 20%
2033 Year 9 $ 218518 |$ 352,985 | $ 1,095,716 34% $ 305,735 | $ 716,781 22%
2034 Year10 |$ - $ 363,575 | $ 1,459,291 40% $ 314,907 | $ 1,031,688 29%
2035 Year1l |$ 24,190 | $ 374,482 | $ 1,809,582 46% $ 324,354 | $ 1,331,852 34%
2036 Year12 |$ - $ 385,717 | $ 2,195,299 51% $ 334,085 | $ 1,665,936 39%
2037 Year13 | $ - $ 397,288 | $ 2,592,587 55% $ 344,107 | $ 2,010,044 43%
2038 Year14 | $ 74,161 | $ 409,207 | $ 2,927,633 58% $ 354,431 | $ 2,290,314 45%
2039 Year15 |$ - $ 421,483 | $ 3,349,117 61% $ 365,064 | $ 2,655,377 49%
2040 Year16 |$ 1,838,402 |[$ 434,128 | $ 1,944,843 44% $ 376,015 | $ 1,192,991 27%
2041 Year17 |$ 65,713 | $ 447,151 | $ 2,326,281 48% $ 387,296 | $ 1,514,574 31%
2042 Year18 |$ 87,931 | $ 460,566 | $ 2,698,916 52% $ 398,915 | $ 1,825,557 35%
2043 Year19 |$ 293,670 |$ 474383 | $ 2,879,629 53% $ 410,882 [ $ 1,942,770 36%
2044 Year20 |$ 712,274 | $ 488,614 | $ 2,655,969 49% $ 423,209 | $ 1,653,704 31%
2045 Year21 |$ 313,360 |$ 503,273 | $ 2,845,882 50% $ 435,905 | $ 1,776,249 31%
2046 Year22 |$ - $ 518,371 | $ 3,364,253 55% $ 448,982 [ $ 2,225,231 36%
2047 Year23 |$ 77,506 | $ 533,922 | $ 3,820,669 58% $ 462,452 | $ 2,610,176 39%
2048 Year24 |$ 463,793 | $ 549,940 | $ 3,906,816 58% $ 476,325 [ $ 2,622,709 39%
2049 Year25 |$ 2,120,204 |($ 566,438 | $ 2,353,050 40% $ 490,615 | $ 993,119 17%
2050 Year26 |$ 293,129 |$ 583,431 | $ 2,643,352 43% $ 505,333 | $ 1,205,324 20%
2051 Year27 |$ 1,725,489 [$ 600,934 | $ 1,518,798 28% $ 520,493 | $ 328 0%
2052 Year28 |$ - $ 618,962 | $ 2,137,760 35% $ 536,108 | $ 536,436 9%
2053 Year29 |$ 737,857 |$ 637,531 | $ 2,037,434 33% $ 552,191 | $ 350,771 6%
2054 Year30 |$ - $ 656,657 | $ 2,694,091 40% $ 568,757 | $ 919,528 14%

$5.000,000 Projected Expenditures

$4.000,000 Reserve Balance (Threshold)
B Reserve Balance (Baseline)

— — Suggested Minimum Threshold

$3,000,000

$2,000,000

stoooo0 | 0 S~ Nrt” T T T T T

$0 —
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4.0 Building Improvements Reserve Study ~ Funding Plans

Additional analysis has been performed for components not considered in the Structural Integrity Reserve
Study (SIRS) analysis. The SIRS and Building Improvements Reserve Study collectively cover all Association
components that meet the criteria (see Seadn 6.1).

For the purposes of this analysis, Building Improvements refers to all Association components which are not
considered components of a SIRSFor this Association the following funding methods/plans have been
calculated, as summarized below:

The funding plans presented are created based upon the following assumptions:
- A separate account will be maintained for Building Improvements reserves
- The starting balance for the Building Improvements reserves is $0.

Component Method (Straight Line Funding)

The ComponentMethod has been calculated for the Building Improvements Reserve Studyn Year 1,
annual reserve contributiors are $399,413 . The complete analysis can be foundon Page 16.

Cash Flow Method ~ Option 1

Threshold Funding Plan (Recommended)
1 InYear 1, annual reserve contributions are £95,250 .
1 InYears2+, reserve contributions are increased annually at the project rate of inflation 8.0%)
1 The complete funding plan details can be found on Pagel8.

In this plan, the reserve balance is maintained above the suggested minimum threshold starting in Yedr.
The suggested minimum threshold is two times the average annual expenditure over the course of the study
period. This threshold value is then annually escalated at the projected rate of inflation. This funding plan
is relatively conservative and resultsn a low chance of unplanned special assessments in the future.

Cash Flow Method ~ Option 2

Baseline Funding Plan
1 InYear 1, annual reserve contributions are $£56,200 .
1 InYears2+, reserve contributions are increased annually at the project rate of inflation 8.0%)
1 The complete funding plan details can be found on Pagel9.

In this plan, the reserve balance remains positive (above zero) throughout the study period. This is the most
aggressive funding plan and leaves no margin for changes in costs, inflation, condition, future
discrepancies, etc., and results in a likely chance of unplanned special assessments in the future.

Structural Integrity Reserv&tudy and Building ImprovementsReserve Study2025 ) CROMER
Winston Towers 100 Association, Inc. CRITERIUM
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COMPONENT METHOD

BUILDING IMPROVEMENTS RESERVESTUDY (PAGE 1 OF 2)

# Component Description Current Cost UL | RUL Fully Funded starting Remaining Ygar 1
Balance Balance Balance Contribution
Mechanical Systems
501 Elevators: traction, modernization $1,600,000 28 25 $ 171,429 % - $ 1,600,000 $ 64,000
502 Elevators: renovate cabs $ 75000 25 22 % 9,000 $ - $ 75,000 $ 3,409
503 Cooling tower: 562 tons $ 296600 25 12 $ 154,232 $ - $ 296,600 $ 24,717
504 Cooling tower: mobilization for replacement $ 100,000 25 12 $ 52,000 $ - $ 100,000 $ 8,333
505 Cooling tower: rooftop piping $ 130,000 25 12 $ 67,600 $ - $ 130000 $ 10,833
506 Cooling tower: water treatment skid system $ 30,000 25 18 $ 8,400 $ - $ 30,000 $ 1,667
507 Cooling tower: 50 hp pumps $ 44000 25 13 $ 21,120 $ - $ 44,000 $ 3,385
508 Cooling tower: variable frequency drives $ 29,000 25 13 $ 13920 $ - $ 29,000 $ 2,231
509 Cooling tower: boiler, 1900 MBU/hr $ 38000 25 $ 33,440 $ - $ 38,000 $ 12,667
510 Cooling tower: boiler pumps $ 6,000 25 $ 5280 $ - $ 6,000 $ 2,000
511 HVAC: packaged unit, 45 tons $ 154,500 22 $ 91,295 $ - $ 154500 $ 17,167
512 HVAC, heat pump, auditorium, 10 tons $ 12,150 20 18 $ 1,215 $ - $ 12,150 $ 675
513 HVAC, heat pump, billiard room, 2.5 tons $ 4,400 20 1 8 4,180 $ - $ 4,400 $ 4,400
514 HVAC, heat pump, lobby, 5 tons $ 13,200 20 14 % 3,960 $ - $ 13,200 $ 943
515 HVAC, heat pump, lobby, 3.5 tons $ 4850 20 18 $ 485 $ - $ 4850 $ 269
516 HVAC, split system, gym, 2 tons $ 3,800 20 17 $ 570 $ - $ 3,800 $ 224
517 HVAC: split system, elevator machine room, 2 tons $ 7,600 20 16 $ 1,520 $ - $ 7,600 $ 475
518 HVAC: split system, elevator machine room, 4 tons $ 6,000 20 16 $ 1,200 $ - $ 6,000 $ 375
519 HVAC: exhaust ventilators, rooftop $ 86,400 30 25 % 14,400 $ - $ 86,400 $ 3,456
Mechanical Systems Subtotal (19 Line Items) $ 655246 $ - $2,641,500 $ 161,225
Amenities
601 Plaza deck: pool, refinish $ 40,000 12 12 % - $ - $ 40,000 $ 3,333
602 Plaza deck: pool equipment, repair allowance $ 28,000 12 12 % - $ - $ 28,000 $ 2,333
603 Plaza deck: amenities and beautification $ 275000 30 30 $ - $ - $ 275,000 $ 9,167
604 Restrooms, saunas and restrooms $ 54500 30 $ 45417 $ - $ 54,500 $ 10,900
605 Restrooms, level 2 corridor $ 17,500 30 $ 14583 $ - $ 17,500 $ 3,500
606 Restrooms, gym $ 21,500 30 $ 17,917 $ - $ 21,500 $ 4,300
607 Restrooms, pool deck $ 44500 30 22 $ 11,867 $ - $ 44500 $ 2,023
608 Finishes: corridors, flooring, tile $ 407500 30 22 $ 108,667 $ - $ 407,500 $ 18,523
609 Finishes: corridors, flooring, carpet $ 307,325 15 7 $ 163,907 $ - $ 307,325 $ 43,904
610 Finishes: lobby $ 410,000 30 28 % 27,333 % - $ 410,000 $ 14,643
611 Finishes: corridors and lobby, interior painting $ 120,000 10 7 $ 36000 $ - $ 120,000 $ 17,143
612 Finishes: game room $ 24000 30 15 $ 12,000 $ - $ 24000 $ 1,600
613 Finishes: billiard room $ 19,000 30 15 $ 9,500 $ - $ 19,000 $ 1,267
614 Finishes: auditorium $ 94500 30 28 % 6,300 $ - $ 94,500 $ 3,375
615 Finishes: auditorium kitchen $ 17,500 30 10 $ 11,667 $ - $ 17,500 $ 1,750
616 Finishes: office $ 26,500 30 15 $ 13,250 $ - $ 26,500 $ 1,767
Structural Integrity Reserv&tudy and Building ImprovementsReserve Study2025 ) CROMER
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COMPONENT METHOD

BUILDING IMPROVEMENTS RESERVESTUDY (PAGE 2 OF 2)

4 Component Description Current UL | RUL Fully Funded Year End Year End Yt?ar 1
Cost Balance Balance Shortfall Contribution

617 Finishes: gym, rubber flooring $ 22,800 15 10 $ 7,600 $ - $ 22,800 $ 2,280
618 Finishes: gym, ceiling and lighting $ 24000 30 25 $ 4,000 $ - $ 24000 $ 960
619 FF&E: gym, weight equipment $ 23,000 18 $ 11,500 $ - $ 23000 $ 2,556
620 FF&E: gym, cardio equipment $ 24500 12 6 $ 12250 $ - $ 24500 $ 4,083
621 FF&E: general furniture allowance $ 50,000 15 13 $ 6,667 $ - $ 50,000 $ 3,846
622 Systems: security camera system $ 65600 12 10 $ 10,933 $ - $ 65600 $ 6,560
623 Systems: access control system $ 25,000 12 10 $ 4,167 $ - $ 25000 $ 2,500
Amenities Subtotal (23 Line Items) $ 535523 % - $ 2,142,225 $ 162,311
Site and Building Improvements

701 Building systems: mailbox kiosk $ 85000 30 22 3 22,667 $ - $ 85,000 $ 3,864
702 Building systems: trash chute $ 132,000 40 38 % 6,600 $ - $ 132,000 $ 3,474
703 Building systems: trash chute doors $ 18,000 25 23 $ 1,440 $ - $ 18,000 $ 783
704 Building systems: stair landing windows $ 132,000 40 26 $ 46,200 $ - $ 132,000 $ 5,077
705 Building systems: parking gates $ 61500 35 18 % 29871 $ - $ 61,500 $ 3,417
706 Building systems: parking gate operators $ 8,000 15 9 3 3,200 $ - $ 8,000 $ 889
707 Site: parking lot, asphalt sealcoat and striping $ 30,000 5 1 $ 24,000 $ - $ 30,000 $ 30,000
708 Site: parking lot, asphalt repair and resurface $ 336,000 25 16 $ 120,960 $ - $ 336,000 $ 21,000
709 Site: parking, wheel stops $ 37,800 30 17 % 16,380 $ - $ 37,800 $ 2,224
710 Site: parking lot, light poles $ 26500 30 25 $ 4,417 $ - $ 26500 $ 1,060
711 Lighting: parking garage $ 90,000 30 22 $ 24,000 $ - $ 90,000 $ 4,091
Site and Building Improvements Subtotal (11 Line Items) $ 299,735 $ - $ 956,800 $ 75,877
Total $ 1,490,504 $ - $5,740,525 $ 399,413
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THRESHOLD FUNDING PLAN (RECOMMENDED )

BUILDING IMPROVEMENTS RESERVESTUDY

. Reserve Contributions Suggested Projected
Year Reserve Balance Pro;elcted Association Average Unit Change from Reserve Balance Minimum Percent
(Start of Year) Expenditures (End of Year)

Annual Total Monthly Total Prior Year Threshold Funded
2024 | Year0 $ - 0%
2025 | Yearl | $ - $ - $ 295250 |$ 60 N/A $ 295,250 |$ 772,244 17%
2026 | Year2 | $ 295250 | $ 35432 [$ 304,108 |$ 62 3.0% $ 563,926 |$ 795,411 29%
2027 | Year3 | $ 563,926 |$ - $ 313231 ($ 64 3.0% $ 877,156 |$ 819,274 40%
2028 | Year4 | $ 877,156 | $ 48,080 [$ 322,628 |$ 66 3.0% $ 1,151,704 | $ 843,852 48%
2029 | Year5 | $ 1,151,704 | $ - $ 332,306 |$ 68 3.0% $ 1,484,010 |$ 869,167 55%
2030 | Year6 | $ 1,484,010 | $ 108,392 |$ 342,276 ($ 70 3.0% $ 1,717,894 | $ 895,242 60%
2031 | Year7 | $ 1,717,894 ($ 65,076 [$ 352,544 |$ 72 3.0% $ 2,005,362 |$ 922,100 65%
2032 | Year8 | $ 2,005,362 |$ 525,556 [$ 363,120 | $ 74 3.0% $ 1,842,926 |$ 949,763 63%
2033 | Year9 | $ 1,842,926 | $ - $ 374014 | $ 77 3.0% $ 2,216,940 | $ 978,255 69%
2034 | Year10 | $ 2,216,940 |$ 242,035 |$ 385234 |$ 79 3.0% $ 2,360,139 | $1,007,603 71%
2035 | Year11 | $ 2,360,139 | $ 175919 |$ 396,791 ($ 81 3.0% $ 2,581,012 | $1,037,831 73%
2036 | Year12 | $ 2,581,012 |$ 41,527 |$ 408,695 |$ 84 3.0% $ 2,948,180 | $1,068,966 7%
2037 | Year13 | $ 2,948,180 |$ 847,757 |$ 420,956 | $ 86 3.0% $ 2,521,378 | $1,101,035 2%
2038 | Year 14 | $ 2,521,378 | $ 180,630 |$ 433585 ($ 89 3.0% $ 2,774,333 | $1,134,066 75%
2039 | Year15 | $ 2,774,333 | $ 19,966 |$ 446,592 | $ 91 3.0% $ 3,200,959 | $1,168,088 79%
2040 | Year16 | $ 3,200,959 |$ 108,279 |$ 459,990 |$ 94 3.0% $ 3,552,670 |$1,203,131 82%
2041 | Year 17 | $ 3,652,670 |$ 609,147 |$ 473,790 ($ 97 3.0% $ 3,417,313 | $1,239,225 80%
2042 | Year18 | $ 3,417,313 | $ 267,100 |$ 488,003 | $ 100 3.0% $ 3,638,216 | $1,276,401 82%
2043 | Year19 | $ 3,638,216 |$ 226,424 |$ 502,643 |$ 103 3.0% $ 3,914,436 | $1,314,694 83%
2044 | Year20 | $ 3,914,436 | $ - $ 517,723 | $ 106 3.0% $ 4,432,159 |$1,354,134 87%
2045 | Year21 | $ 4,432,159 ($ - $ 533254 ($ 109 3.0% $ 4,965,413 | $1,394,758 90%
2046 | Year22 | $ 4,965,413 | $ 63,994 [$ 549,252 |$ 112 3.0% $ 5,450,671 | $1,436,601 92%
2047 | Year23 | $ 5,450,671 ($ 2,107,570 [$ 565,730 |$ 116 3.0% $ 3,908,831 | $1,479,699 80%
2048 | Year24 | $ 3,908,831 | $ 35525 [$ 582,701 |$ 119 3.0% $ 4,456,007 | $1,524,090 84%
2049 | Year25 | $ 4,456,007 |$ 154,492 |$ 600,182 ($ 123 3.0% $ 4,901,697 |$1,569,813 86%
2050 | Year26 | $ 4,901,697 |$ 3,684,421 |$ 618,188 |$ 127 3.0% $ 1,835,464 | $1,616,907 50%
2051 | Year27 | $ 1,835,464 ($ 349,368 [$ 636,734 ($ 130 3.0% $ 2,122,830 | $1,665,414 53%
2052 | Year28 | $ 2,122,830 |$ 317,644 [$ 655836 |$ 134 3.0% $ 2,461,021 | $1,715,377 58%
2053 | Year29 | $ 2,461,021 ($ 1,369,325 [$ 675511 ($ 138 3.0% $ 1,767,207 | $1,766,838 46%
2054 | Year30 | $ 1,767,207 [$ - $ 695776 | $ 142 3.0% $ 2,462,983 | $1,819,843 56%

*Suggested Minimum Threshold = 2 * Average Annual Expenditure (Future Cost: Below Threshold
Above Threshold
Above 100% Funded
$6,000,000 Projected Expenditures
$5,000,000 Reserve Balance (End of Year)
$4,000,000 — =Suggested Minimum Threshold
$3,000,000
$2,000,000
$1,000,000
$0

2024 2026 2028 2030 2032 2034 2036 2038 2040 2042 2044 2046 2048 2050 2052 2054
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BASELINE FUNDING PLAN

BUILDING IMPROVEMENTS RESERVESTUDY

. Reserve Contributions Suggested Projected
Year Reserve Balance Pro;elcted Association Average Unit Change from Reserve Balance Minimum Percent
(Start of Year) Expenditures (End of Year)

Annual Total Monthly Total Prior Year Threshold Funded
2024 | Year0 $ - 0%
2025 | Yearl | $ - $ - $ 256,200 |$ 52 N/A $ 256,200 |$ 772,244 15%
2026 | Year2 | $ 256,200 | $ 35432 [$ 263,886 |$ 54 3.0% $ 484,654 |$ 795,411 25%
2027 | Year3 | $ 484,654 | $ - $ 271,803 |$ 56 3.0% $ 756,457 | $ 819,274 34%
2028 | Year4 | $ 756,457 | $ 48,080 [$ 279,957 ($ 57 3.0% $ 988,333 | $ 843,852 41%
2029 | Year5 | $ 988,333 [ $ - $ 288355 ($ 59 3.0% $ 1,276,689 |$ 869,167 48%
2030 | Year6 | $ 1,276,689 | $ 108,392 |$ 297,006 ($ 61 3.0% $ 1,465,302 |$ 895,242 51%
2031 | Year7 | $ 1,465,302 ($ 65,076 [$ 305916 |$ 63 3.0% $ 1,706,143 | $ 922,100 55%
2032 | Year8 | $ 1,706,143 | $ 525,556 [$ 315,094 |$ 65 3.0% $ 1,495,681 |$ 949,763 51%
2033 | Year9 | $ 1,495,681 |$ - $ 324546 |$ 66 3.0% $ 1,820,227 | $ 978,255 56%
2034 | Year10 | $ 1,820,227 ($ 242,035 |$ 334,283 | $ 68 3.0% $ 1,912,475 | $1,007,603 57%
2035 | Year11 | $ 1,912,475 |'$ 175919 |$ 344311 ($ 70 3.0% $ 2,080,867 | $1,037,831 59%
2036 | Year12 [ $ 2,080,867 |$ 41,527 |$ 354,641 [$ 73 3.0% $ 2,393,981 | $1,068,966 63%
2037 | Year13 | $ 2,393,981 |$ 847,757 |$ 365,280 ($ 75 3.0% $ 1,911,504 | $1,101,035 55%
2038 | Year 14 | $ 1,911,504 |$ 180,630 |$ 376,238 ($ 77 3.0% $ 2,107,112 | $1,134,066 57%
2039 | Year15| $ 2,107,112 | $ 19,966 |$ 387,525 |$ 79 3.0% $ 2,474,672 | $1,168,088 61%
2040 | Year16 | $ 2,474,672 | $ 108,279 |$ 399,151 | $ 82 3.0% $ 2,765,544 | $1,203,131 64%
2041 | Year 17 | $ 2,765,544 | $ 609,147 |$ 411,126 ($ 84 3.0% $ 2,567,523 | $1,239,225 60%
2042 | Year18 | $ 2,567,523 | $ 267,100 |$ 423,460 |$ 87 3.0% $ 2,723,883 | $1,276,401 61%
2043 | Year19 | $ 2,723,883 | $ 226,424 |$ 436,163 | $ 89 3.0% $ 2,933,622 | $1,314,694 62%
2044 | Year20 | $ 2,933,622 | $ - $ 449,248 | $ 92 3.0% $ 3,382,871 |$1,354,134 66%
2045 | Year21 | $ 3,382,871 | $ - $ 462,726 | $ 95 3.0% $ 3,845,596 | $1,394,758 69%
2046 | Year22 | $ 3,845596 | $ 63,994 [$ 476,607 |$ 98 3.0% $ 4,258,210 |$1,436,601 2%
2047 | Year23 | $ 4,258,210 ($ 2,107,570 [$ 490,906 |$ 101 3.0% $ 2,641,545 | $1,479,699 54%
2048 | Year24 | $ 2,641,545 | $ 35525 [$ 505633 |$ 104 3.0% $ 3,111,654 | $1,524,090 59%
2049 | Year25 | $ 3,111,654 |$ 154,492 |$ 520,802 ($ 107 3.0% $ 3,477,963 | $1,569,813 61%
2050 | Year26 | $ 3,477,963 |$ 3,684,421 |$ 536,426 |$ 110 3.0% $ 329,968 | $1,616,907 9%
2051 | Year27 | $ 329,968 | $ 349,368 [$ 552,519 ($ 113 3.0% $ 533,119 | $1,665414 13%
2052 | Year28 | $ 533,119 | $ 317,644 [$ 569,094 |$ 117 3.0% $ 784,569 |$1,715,377 19%
2053 | Year29 | $ 784569 [$ 1,369,325 [$ 586,167 ($ 120 3.0% $ 1,411 | $1,766,838 0%
2054 | Year30 | $ 1,411 | $ - $ 603,752 | $ 124 3.0% $ 605,163 | $1,819,843 14%

*Suggested Minimum Threshold = 2 * Average Annual Expenditure (Future Cost: Below 10% Funded
Below Threshold
Above Threshold
$6,000,000 Projected Expenditures
$5,000,000 Reserve Balance (End of Year)
$4,000,000 — =Suggested Minimum Threshold
$3,000,000
$2,000,000 | p——
$1,000,000 _______———————_—_—_—_—_—
s0
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COMPARISON OF CASH FLow METHOD PLANS

BUILDING IMPROVEMENTS RESERVESTUDY

Projected Threshold Funding Plan (Recommended) Baseline Funding Plan
Year e An.nuall Reserve Balance Percent Anlnuall Reserve Balance Percent
Contribution (End of Year) Funded Contribution (End of Year) Funded

2024 Year 0 $ - $ - N/A $ - $ - N/A
2025 Year 1 $ - $ 295250 | $ 295,250 17% $ 256,200 | $ 256,200 15%
2026 Year 2 $ 35432 | $ 304,108 | $ 563,926 29% $ 263,886 | $ 484,654 25%
2027 Year 3 $ - $ 313,231 | $ 877,156 40% $ 271,803 | $ 756,457 34%
2028 Year 4 $ 48,080 | $ 322,628 | $ 1,151,704 48% $ 279,957 | $ 988,333 41%
2029 Year 5 $ - $ 332,306 | $ 1,484,010 55% $ 288,355 | $ 1,276,689 48%
2030 Year 6 $ 108,392 | $ 342,276 | $ 1,717,894 60% $ 297,006 | $ 1,465,302 51%
2031 Year 7 $ 65,076 | $ 352544 | $ 2,005,362 65% $ 305,916 | $ 1,706,143 55%
2032 Year 8 $ 525556 |$ 363,120 | $ 1,842,926 63% $ 315,094 | $ 1,495,681 51%
2033 Year 9 $ - $ 374,014 | $ 2,216,940 69% $ 324,546 | $ 1,820,227 56%
2034 Year10 |$ 242,035 |$ 385,234 | $ 2,360,139 71% $ 334,283 | $ 1,912,475 57%
2035 Year1l |$ 175919 | $ 396,791 | $ 2,581,012 73% $ 344311 | $ 2,080,867 59%
2036 Year12 |$ 41,527 | $ 408,695 | $ 2,948,180 7% $ 354,641 | $ 2,393,981 63%
2037 Year13 |$ 847,757 |$ 420,956 | $ 2,521,378 2% $ 365,280 | $ 1,911,504 55%
2038 Year14 |$ 180,630 [$ 433585 | $ 2,774,333 75% $ 376,238 | $ 2,107,112 57%
2039 Year15 |$ 19,966 | $ 446,592 | $ 3,200,959 79% $ 387,525 | $ 2,474,672 61%
2040 Year16 |$ 108,279 |$ 459,990 | $ 3,552,670 82% $ 399,151 | $ 2,765,544 64%
2041 Year17 |$ 609,147 | $ 473,790 | $ 3,417,313 80% $ 411,126 | $ 2,567,523 60%
2042 Year18 |$ 267,100 |$ 488,003 | $ 3,638,216 82% $ 423,460 | $ 2,723,883 61%
2043 Year19 |$ 226,424 | $ 502,643 | $ 3,914,436 83% $ 436,163 | $ 2,933,622 62%
2044 Year20 |$ - $ 517,723 | $ 4,432,159 87% $ 449,248 | $ 3,382,871 66%
2045 Year21 |$ - $ 533,254 | $ 4,965,413 90% $ 462,726 | $ 3,845,596 69%
2046 Year22 |$ 63,994 | $ 549,252 | $ 5,450,671 92% $ 476,607 | $ 4,258,210 72%
2047 Year23 |$ 2,107,570 |$ 565,730 | $ 3,908,831 80% $ 490,906 |$ 2,641,545 54%
2048 Year24 |$ 35525 | $ 582,701 | $ 4,456,007 84% $ 505,633 | $ 3,111,654 59%
2049 Year25 |$ 154,492 | $ 600,182 | $ 4,901,697 86% $ 520,802 | $ 3,477,963 61%
2050 Year26 |$ 3,684,421 |$ 618,188 | $ 1,835,464 50% $ 536,426 | $ 329,968 9%
2051 Year27 |$ 349,368 | $ 636,734 | $ 2,122,830 53% $ 552,519 | $ 533,119 13%
2052 Year28 |$ 317,644 | $ 655,836 | $ 2,461,021 58% $ 569,094 | $ 784,569 19%
2053 Year29 |$ 1,369,325 |$ 675511 | $ 1,767,207 46% $ 586,167 | $ 1,411 0%
2054 Year30 |$ - $ 695,776 | $ 2,462,983 56% $ 603,752 | $ 605,163 14%

$6,000,000 Projected Expenditures

ss000000 | T Lot Celance (Baseing)

4,000,000 — — Suggested Minimum Threshold

$3,000,000

$2,000,000 o

so0000 | = e ———————— T T T ]

$0
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5.0 Discussion of Funding Plans
5.1  Funding Recommendations

The decision on how an association chooses to fund its reserves is entirely up to the association and typically
determined by an elected Board of Directors. In determining how to proceed, an association should
consider many factors.

One i mportant factor is the association's willingne
top priority is to avoid special assessments, then they should consider a conservative plan that is regularly
updated, such as a Full Funding RIn with annual updates. In this scenario, it is nearly a guarantee that no
special assessments will be required. Alternatively, if an association is agreeable to special assessments,
they could consider a Baseline Funding Plan with updates only every tenaars. We do not recommend this
approach.

Another important element of reserve fundings maintaining an upto-date reserve study. A detailed reserve
study can often be updated for multiple years. A reserve study update is a simpler process than starting a
full reserve study from scratch and can often be performed without the need for sitevisits and at a
significantly lower cost.

We typically recommend that a moderate approach be
Threshold Funding Plan maintains an acceptable reserve balance throughout the study period without
unnecessarily high reserve contribution rates. If updad at least every three years, a Threshold Funding

Plan should be adequate to avoid special assessments in the future.

5.2  Limitations of a Structural Integrity Reserve Study

As described in the Florida Statutes, a Structural Integrity Reserve Study (SIRS) is intended to provide an
analysis of reserve funding for components related to the structural integrity and safety of buildings three
stories and higher. Fundamentally,a SIRSonly covers a portion of total association components. However,
association components which are not related to the structural integrity and safety of the building can be
numerous and costly to maintain, repair, and replace.

Association components outside of the scope o& SIRScan include:
- Site improvements such as roadways, sidewalks, asphalt, fencing, irrigation systems, etc.
- Components notpart of a building, such as pools, amenity decks, etc.
- Structures less than three stories in height
- Elevator machinery and cabs
- Interiors amenities such as gyms, lobby finishes, corridor finishes, etc.
- Electronic amenities such as security systems, access control systems, etc.
- Mechanical systems such as HVAC components, cooling towers, vehicle gates, etc.
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Therefore, f the Association chooses to follow one of the SIRS funding plans for its reserve contributions,
we recommend that expenditures from that reserve account be limited to those included in the SIRS
component list and for other components which are directly réated to the structural integrity and safety of
the building. In this scenario, a separate reserve account could be maintained and utilized for other
association expenditures not related to the structural integrity and safety of the building.

It is also important to note thata SIRSis not intended to be a thorough structural evaluation or assessment
but rather a useful tool to assist an association in its financial planning. The need for future structural repairs
is not typically predictable and therefore such repairs may not meet he requirements to be considered
reserve components. The need for structural repairs should be evaluated, at a minimum, during
countyrequired building recertification process (if applicable) or staterequired Milestone Inspection
process. A SIRSis not the equivalent of a building recertification or other Milestone Inspection and will not
meet the need of a building recertification and/or Milestone Inspection that may be required in the future.

6.0 Scope And Basis

6.1 Objectives

The purpose ofa reserve stug is to conduct a reserve analysis for the Association which includes an
evaluation of the current rate of contribution to the reservs, and, if necessary suggestons to alternative
funding strategies. This report is intended to be used as a tool by the Association for considering and
managing its future financial obligations, determining appropriate reserve fund allocations, and informing
the individual owners of the Association's required reserve expenditures and the resultig financial plan.

For purposes of financial planning, Association expenses are typically divided into two categories:

1 Annual Operations: Related to commonly held elements of real property and other assets. These
expensestypically include annual operating expenditures, taxes, insurance, property management
costs and other service fees.

1 ReserveExpenditures: Related to major periodic repairs and/ or replacement of commonly held
elements which meet the following criteria:

0 The Association has the obligation to maintain or replace the existing element.

o The need and schedule for this project can be reasonably anticipated.

0 The total cost for the project is material to the Association, can be reasonably estimated,
and includes all direct and related costs.

The focuses of our reserve analysis are longterm reserve expenditures, the funding plan, and ensuring
adequate reserve balances History demonstrates that, as time progresses, property conditions and
management strategies will change. As aresult, planned scopes of work may be altered or deferred, actual
cost in the marketplace will vary from estimates, and actual rates of inflation and returns on investment will
varyf rom pr ojections. For these reasons, we concur
reserve study be updatedat least every three years.
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The reserve expenditures included within the Structural Integrity Reserve Study differ from traditional reserve
expenses and are described in the Florida Statutes. Please reference Secti@2.1 of this report.

6.2

Level of Service

Thisreport contains two levels of analysis:

6.2.1 Structural Integrity Reserve Study

This analysis is consistent with thd-lorida Statues section 718.112(2)(g)1, related to a Structural

Integrity Reserve Studywhi ch describes a reserve study enco

condominium property that iIs three stories or
within the SIRS Study Area and S| RS | tsafety oflthe s t
building-. Excerpts from t RAgpendixBbri da Statutes

SIRS Study Area
The SIRS Study Area ifimited to buildings three stories or higher and thereforeexcludes many
common components which arenot directly within (or affecting) buildings.

SIRS Item List
The SIRS Item List isonsistent with the Florida Statutes section 718.112(2)(g)1 (a. through h.)
which includes: the roof, structure, fireproofing and fire protection systems, plumbing, electrical
systems, waterproofing and exterior painting, windows and exterior doors, and any other item
that has a deferred maintenance expense or replacement cost that exceeds $10,000 and the
failure to replace or maintain such item negatively affects the items listed aboveThe SIRS Item
List is not inclusive of all Association items within té building and excludes Association items
such as interior finishes, interior amenities, HVAC systems, elevators, and other similar items not
related to the structural integrity and safety of the building.

It is important to note thata Structural Integrity Reserve Studis not the equivalent of a building
recertification or other Milestone Inspection and will not meet the need of a building recertification
and/or Milestone Inspection that may be required in the future.

6.2.2 Full Reserve Study

The National Reserve Study Standards (NRSSgentifies four levels of service for Reserve Studies:
. Full
Il. Update, With Site Visit/On -Site Review
lll. Update, No Site Visit/Off -Site Review
IV. Preliminary, Community Not Yet Constructed
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All may be appropriate for a community, depending on the condition of the community and the
phase of the planning cycle. The combination of the SIRS and Building Improvements Reserve Study
is generally consistent with the NRSS Level |, Full Reserve Study.

6.3 Opinions of Useful Life

For components which require periodic reserve expenditures for their repairs or replacement, the frequency
of work equals the typical, industry accepted expected useful life (UL) for the type of feature. Theoretically,
the remaining useful life (RUL) of a comonent, prior to the next reserve expenditure for its repair or
replacement, is equal to the difference between its UL and its ageRUL = UL Age.

In our experience, the effective age and actual RUL of an installed iteraan vary greatly from its actual age
and calculated RUL. These variances depend on the quality of its original materials and workmanship, level
of service, climatic exposure, and ongoing maintenance. As part ofour analysis, we have determined our
opinion of the UL and RUL of each common component based on our evaluation of its history and its existing
condition.

In summary, we have based our opinion of theuseful life, remaining useful lifeg and expected frequency
and schedule of repair for each common component on some or all of the following:

Actual or assumed age

Observed existing condition.

Association's maintenance history and plan

Fannie Mae Estimated Useful Life Tables

Marshall & Swift Valuation Service Expected Life Expectancies

Our experience with actual performance of such components under similar service and exposure

=A =4 =4 -4 -8 4

6.4 Estimating

In developing our estimate of reserve expenditure for most common components, we have estimated
guantities of each item as well as unit costs for its repair orreplacement. In some cases, it is more
appropriate to estimate a lump sum cost for a required work package or 'lot'. In other cases, particularly
when future expenditures are difficult to predict, it is more appropriate to allocate an allowance.

Unless directed to take a different approach, we assume that contract labor will perform the work and
apply appropriate installer's mark-ups on supplied material and equipment. When required, our estimated
costsconsider demolition and disposal of existing materials as well as protection of other portions of the
property. When appropriate for large reserve projects, we will also consider soft costs for design and
project management, as well as typical general contractor's cost for general conditions, supension,

overhead and profit.
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We have based our opinion of unit, lump sum and allowance costs on some or all of the following:
1 Records of previous expenses

Previously solicited Vendor quotations or Contractor proposals

Provided reserve budgets developed by others

Our project files on repairs and replacements at other properties

RSMeans Construction Cost Data

Marshall & Swift Valuation Service  Facility Cost Index

=A =4 =4 -4 =4

The primary purpose of this reserve study is to aid in overall budget planningWhile we make every effort
to be accurate, our cost and quantity estimates are to be considered preliminary and by no means a
guarantee. Annual reserve expenditure budgets have been calculated for all years during the study period
by inflating the annual tallies of current dollar cost ata rate of inflation selected by the Association.

6.5 Information Provided

Our initial financial analysis was based on the current funding rate and future plans of the Association
W e were provided with initial information on the reserves and its funding plan.

i Reserve Balance Provided: $0

1 Asof: May 24, 2024

1 Current Monthly Reserve Contribution: $0

9 Fiscal Year Starting Date: January 1, 2025
9 For Designated Year: 2025

1 Projected Reserve Balance on Starting Date:  $0

9 Planned Increases: N/A

1 Planned Special Assessments: N/A

1 Projected Annual Return on Investment: 0.0%

1 Projected Rate of Annual Inflation: 3.0%

Financial data, records of past expenses, and cost estimates provided by others have been taken in good
faith and at face value. No audit or other verification has been performed.

7.0 Projected Expenditures Schedule

See the following pages.
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PROJECTEDEXPENDITURE SCHEDULE

ALL COMPONENTS (PAGE 1 OF 6)

Projected Expenditures in 2026 (Year 2)

# Component Category

Component Description

Estimated Cost

513 Mechanical Systems HVAC, heat pump, billiard room, 2.5 tons $ 4,532
707 Site and Building Improvements Site: parking lot, asphalt sealcoat and striping $ 30,900
$ 35,432

Projected Expenditures in 2028 (Year 4)

# Component Category

Component Description

Estimated Cost

509 Mechanical Systems Cooling tower: boiler, 1900 MBU/hr $ 41,524
510 Mechanical Systems Cooling tower: boiler pumps $ 6,556
$ 48,080

Projected Expenditures in 2030 (Year 6)

# Component Category

Component Description

Estimated Cost

112 Building Structure and Envelope (SIRS) Structure: structural recertification repairs, minor $ 115,927
201 Electrical Systems (SIRS) Switchboards and transformers $ 58,485
202 Electrical Systems (SIRS) Electrical subpanels, original $ 22,606
204 Electrical Systems (SIRS) Electrical safety switches, original $ 5,217
404 Fire Protection Systems (SIRS) Fire suppression: standpipe repair allowance $ 46,371
604 Amenities Restrooms, saunas and restrooms $ 63,180
605 Amenities Restrooms, level 2 corridor $ 20,287
606 Amenities Restrooms, gym $ 24,924

$ 356,998

Projected Expenditures in 2031 (Year 7)

# Component Category

Component Description

Estimated Cost

102 Building Structure and Envelope (SIRS) Waterproofing: unit balconies $ 955,361
620 Amenities FF&E: gym, cardio equipment $ 29,254
707 Site and Building Improvements Site: parking lot, asphalt sealcoat and striping $ 35,822

$ 1,020,437

Projected Expenditures in 2032 (Year 8)

# Component Category

Component Description

Estimated Cost

105 Building Structure and Envelope (SIRS) Waterproofing: painting facade $ 289,020
405 Fire Protection Systems (SIRS) Fire alarm: panel, boosters, and accessories $ 23,614
609 Amenities Finishes: corridors, flooring, carpet $ 377,971
611 Amenities Finishes: corridors and lobby, interior painting $ 147,585
$ 838,190
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PROJECTEDEXPENDITURE SCHEDULE

ALL COMPONENT S (PAGE 2 OF 6)

Projected Expenditures in 2033 (Year 9)

# Component Category

Component Description

Estimated Cost

104 Building Structure and Envelope (SIRS)

Waterproofing: parking deck

$ 218,518

$ 218,518

Projected Expenditures in 2034 (Year 10)

# Component Category

Component Description

Estimated Cost

511 Mechanical Systems HVAC: packaged unit, 45 tons $ 201,587
619 Amenities FF&E: gym, weight equipment $ 30,010
706 Site and Building Improvements Building systems: parking gate operators $ 10,438

$ 242,035

Projected Expenditures in 2035 (Year 11)

# Component Category

Component Description

Estimated Cost

108 Building Structure and Envelope (SIRS) Exterior doors: metal doors allowance $ 24,190
615 Amenities Finishes: auditorium kitchen $ 23,519
617 Amenities Finishes: gym, rubber flooring $ 30,641
622 Amenities Systems: security camera system $ 88,161
623 Amenities Systems: access control system $ 33,598

$ 200,109

Projected Expenditures in 2036 (Year 12)

# Component Category

Component Description

Estimated Cost

707 Site and Building Improvements

Site: parking lot, asphalt sealcoat and striping

$ 41,527

$ 41,527

Projected Expenditures in 2037 (Year 13)

# Component Category

Component Description

Estimated Cost

503 Mechanical Systems Cooling tower: 562 tons $ 422,881
504 Mechanical Systems Cooling tower: mobilization for replacement $ 142,576
505 Mechanical Systems Cooling tower: rooftop piping $ 185,349
601 Amenities Plaza deck: pool, refinish $ 57,030
602 Amenities Plaza deck: pool equipment, repair allowance $ 39,921
$ 847,757
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PROJECTEDEXPENDITURE SCHEDULE

ALL COMPONENTS (PAGE 3 OF 6)

Projected Expenditures in 2038 (Year 14)

# Component Category Component Description Estimated Cost
107 Building Structure and Envelope (SIRS) Exterior doors: storefront doors $ 28,636
301 Plumbing (SIRS) Domestic water: booster pump system $ 45,525
507 Mechanical Systems Cooling tower: 50 hp pumps $ 64,615
508 Mechanical Systems Cooling tower: variable frequency drives $ 42,587
621 Amenities FF&E: general furniture allowance $ 73,427

$ 254,791

Projected Expenditures in 2039 (Year 15)

# Component Category Component Description Estimated Cost
514 Mechanical Systems HVAC, heat pump, lobby, 5 tons $ 19,966
$ 19,966

Projected Expenditures in 2040 (Year 16)

# Component Category Component Description Estimated Cost
105 Building Structure and Envelope (SIRS) Waterproofing: painting fagade $ 366,122
113 Building Structure and Envelope (SIRS) Structure: structural recertification repairs, major $ 810,143
206 Electrical Systems (SIRS) Unit distribution equipment $ 599,817
404 Fire Protection Systems (SIRS) Fire suppression: standpipe repair allowance $ 62,319
612 Amenities Finishes: game room $ 37,391
613 Amenities Finishes: billiard room $ 29,601
616 Amenities Finishes: office $ 41,286

$ 1,946,680

Projected Expenditures in 2041 (Year 17)

# Component Category Component Description Estimated Cost
302 Plumbing (SIRS) Hot water, boiler, 400 MBU/hr $ 19,256
305 Plumbing (SIRS) Hot water, storage tank, 200 gal $ 46,456
517 Mechanical Systems HVAC: split system, elevator machine room, 2tons  $ 12,196
518 Mechanical Systems HVAC: split system, elevator machine room, 4 tons  $ 9,628
707 Site and Building Improvements Site: parking lot, asphalt sealcoat and striping $ 48,141
708 Site and Building Improvements Site: parking lot, asphalt repair and resurface $ 539,181

$ 674,859
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PROJECTEDEXPENDITURE SCHEDULE

ALL COMPONENTS (PAGE 4 OF 6)

Projected Expenditures in 2042 (Year 18)

# Component Category Component Description Estimated Cost
401 Fire Protection Systems (SIRS) Fire suppression: pump and controller $ 87,931
516 Mechanical Systems HVAC, split system, gym, 2 tons $ 6,281
611 Amenities Finishes: corridors and lobby, interior painting $ 198,342
709 Site and Building Improvements Site: parking, wheel stops $ 62,478

$ 355,032

Projected Expenditures in 2043 (Year 19)
# Component Category Component Description Estimated Cost

104 Building Structure and Envelope (SIRS) Waterproofing: parking deck $ 293,670
506 Mechanical Systems Cooling tower: water treatment skid system $ 51,073
512 Mechanical Systems HVAC, heat pump, auditorium, 10 tons $ 20,685
515 Mechanical Systems HVAC, heat pump, lobby, 3.5 tons $ 8,257
620 Amenities FF&E: gym, cardio equipment $ 41,710
705 Site and Building Improvements Building systems: parking gates $ 104,700

$ 520,093
Projected Expenditures in 2044 (Year 20)

# Component Category Component Description Estimated Cost
303 Plumbing (SIRS) Hot water, boiler, 400 MBU/hr $ 21,042
405 Fire Protection Systems (SIRS) Fire alarm: panel, boosters, and accessories $ 33,667
406 Fire Protection Systems (SIRS) Fire alarm: system components $ 657,565

$ 712,274

Projected Expenditures in 2045 (Year 21)
# Component Category Component Description Estimated Cost

108 Building Structure and Envelope (SIRS) Exterior doors: metal doors allowance $ 32,510
109 Building Structure and Envelope (SIRS) Exterior windows: storefront $ 103,851
110 Building Structure and Envelope (SIRS) Exterior windows: corridors $ 149,004
111 Building Structure and Envelope (SIRS) Exterior windows: office $ 27,995

$ 313,360
Projected Expenditures in 2046 (Year 22)

# Component Category Component Description Estimated Cost
513 Mechanical Systems HVAC, heat pump, billiard room, 2.5 tons $ 8,185
707 Site and Building Improvements Site: parking lot, asphalt sealcoat and striping $ 55,809

$ 63,994
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PROJECTEDEXPENDITURE SCHEDULE

ALL COMPONENTS (PAGE 5 OF 6)

Projected Expenditures in 2047 (Year 23)

# Component Category Component Description Estimated Cost
304 Plumbing (SIRS) Hot water, boiler, 400 MBU/hr $ 45,986
402 Fire Protection Systems (SIRS) Fire suppression: jockey pump and controller $ 12,071
403 Fire Protection Systems (SIRS) Fire suppression: transfer switch $ 19,448
502 Mechanical Systems Elevators: renovate cabs $ 143,708
607 Amenities Restrooms, pool deck $ 85,267
608 Amenities Finishes: corridors, flooring, tile $ 780,812
609 Amenities Finishes: corridors, flooring, carpet $ 588,866
622 Amenities Systems: security camera system $ 125,696
623 Amenities Systems: access control system $ 47,903
701 Site and Building Improvements Building systems: mailbox kiosk $ 162,869
711 Site and Building Improvements Lighting: parking garage $ 172,449

$ 2,185,076

Projected Expenditures in 2048 (Year 24)

# Component Category Component Description Estimated Cost
105 Building Structure and Envelope (SIRS) Waterproofing : painting facade $ 463,793
703 Site and Building Improvements Building systems: trash chute doors $ 35,525

$ 499,317

Projected Expenditures in 2049 (Year 25)

# Component Category Component Description Estimated Cost
101 Building Structure and Envelope (SIRS) Roofing: main roof and appurtenances $ 2,120,204
601 Amenities Plaza deck: pool, refinish $ 81,312
602 Amenities Plaza deck: pool equipment, repair allowance $ 56,918
706 Site and Building Improvements Building systems: parking gate operators $ 16,262

$ 2,274,697
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PROJECTEDEXPENDITURE SCHEDULE

ALL COMPONENTS (PAGE 6 OF 6)

Projected Expenditures in 2050 (Year 26)

# Component Category Component Description Estimated Cost
112 Building Structure and Envelope (SIRS) Structure: structural recertification repairs, minor $ 209,378
404 Fire Protection Systems (SIRS) Fire suppression: standpipe repair allowance $ 83,751
501 Mechanical Systems Elevators: traction, modernization $ 3,350,045
519 Mechanical Systems HVAC: exhaust ventilators, rooftop $ 180,902
617 Amenities Finishes: gym, rubber flooring $ 47,738
618 Amenities Finishes: gym, ceiling and lighting $ 50,251
710 Site and Building Improvements Site: parking lot, light poles $ 55,485

$ 3,977,550

Projected Expenditures in 2051 (Year 27)

# Component Category Component Description Estimated Cost
102 Building Structure and Envelope (SIRS) Waterproofing: unit balconies $ 1,725,489
704 Site and Building Improvements Building systems: stair landing windows $ 284,670
707 Site and Building Improvements Site: parking lot, asphalt sealcoat and striping $ 64,698

$ 2,074,856

Projected Expenditures in 2052 (Year 28)

# Component Category Component Description Estimated Cost
611 Amenities Finishes: corridors and lobby, interior painting $ 266,555
619 Amenities FF&E: gym, weight equipment $ 51,090

$ 317,644

Projected Expenditures in 2053 (Year 29)

# Component Category Component Description Estimated Cost
104 Building Structure and Envelope (SIRS) Waterproofing: parking deck $ 394,668
207 Electrical Systems (SIRS) Generator: 200 kW, with transfer switches $ 343,189
509 Mechanical Systems Cooling tower: boiler, 1900 MBU/hr $ 86,941
510 Mechanical Systems Cooling tower: boiler pumps $ 13,728
610 Amenities Finishes: lobby $ 938,050
614 Amenities Finishes: auditorium $ 216,209
621 Amenities FF&E: general furniture allowance $ 114,396

$ 2,107,181
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8.0 Standards and Limitations

CriteriumCromer Engineers shall perform duties to at least the professional standards consistent with a
licensed, Professional Engineer, but does not guarantee or warrant that all adverse conditions concerning
the property can be or will be discovered and included in the report. The photographs are an integral part
of this report and must be included in any review.

This study is limited to the visual observations made during our inspectionWe did not undertake any
excavation, conduct any destructive or invasive testing, remove surface materials or finishes, or displace
furnishings or equipment.The observations described in this study are valid on the dates of the investigation.
Accordingly, we cannot comment on the condition of systems that we could not see, such as buried
structures and utilities, nor are we responsible for conditions that could not be seen or were not within the
scope of our services at the time of inspectionWe did not perform any computations or other engineering
analysis as part of this study, nor did we conduct a comprehensivecode compliance investigation.

This information in this study is not to be considered a warranty of condition, quality, compliance or cost.
No warranty is implied. Financial data, records of past expenses, and cost estimates provided by others
have been taken in good faith and at face value. No audit or other verification has been performed.

Reserve budgets are opinions of likely expense based on reasonable cost estimatéa/e have not obtained

competitive quotations or estimates from contractorsActual costs can vary significantly, based on the
specific scope of work developed, availability of materials and qualified contractors, and many other
variables. We cannot be responsible for variances.

CriteriumCromer Engineers does not offer financial counseling servicesAlthough reasonable rates of
inflation and return on investment must be assumed to calculate projectedalances, no one can accurately
predict actual economic performance. Although reserve fund management and investment may be
discussed during the course of the study, we do not purport to hold any special qualifications in this area.
We recommend that the Association also seek other professional guidance before finalizing their current
reserve fund planning activity. Depending on issues which may arise, an appropriate team of consultants
to aid decisionimaking mightinclude their property manager, accountant financial counselor,and attorney.

Criterium-Cromer Engineers prepared this confidential report for the review and use of the AssociationWe
do not intend any other individual or party to rely upon this study without our express writtenconsent. If
another individual or party relies on this study, they shall indemnify, defend and hold CriteriumCromer
Engineers, its subsidiaries, affiliates, officers, directors, members, shareholders, partners, agents,
employees and such other parties in interest specifiedby Criterium-Cromer Engineers harmless for any
damages, losses, or expenses they may incur as a result of its usény use or reliance of the report by an
individual or party other than shall constitute acceptance of these terms and contons.
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9.0 Conclusion

To the best of our ability, we have attempted to work in the best interest of thé\ssociation and to aid the
Board toward fulfillment of their fiduciary responsibilities and obligations to the individual Unit Owners
who comprise the association's membership.In our professional opinion, and within the limitations
disclosed elsewhere herein, all information contained herein is reliable and appropriate to guide the
Board's deliberations and decisiorHmaking. We consider our report confidential and will not share its
content with anyone but the Board without its knowledge and release.

We are unaware of any other involvement or business relationship between Criteriun€Cromer Engineers
and the Developer, individual Unit Owners, members of the Board, or any other entities which constitutes

any conflict of interest.

Criterium Engineers appreciates this opportunity to assistou in support of the financial planning for your
community. We are pleased to present this report for the Board's consideration and use. Thank you.

Respectfully submitted,

Casey Cromer, P.E.
President
CriteriumCromer Engineers
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EXCERPTS FROM THE FLORIDA STATUTES

Section 718.112(2)(f): Annual Budget

1. The proposed annual budget of estimated revenues and expenses must be detailed and must show
the amounts budgeted by accounts and expense classifications, including, at a minimum, any
applicable expenses listed in s. 718.504(21). The board shall adopt the annual budget at least 14
days before the start of the association's fisca
the annual budget a second ti me, it is deemed a
continue in effect until anew budget is adopted. A multicondominium association must adopt a
separate budget of common expenses for each condominium the association operates and must
adopt a separate budget of common expenses for the association. In addition, if the association
maintains limited common elements with the cost to be shared only by those entitled to use the
limited common elements as provided for in s. 718.113(1), the budget or a schedule attached to it
must show the amount budgeted for this maintenance. If, after taover of control of the association
to the unit owners, any of the expenses listed in s. 718.504(21) are not applicable, they do not
need to be listed.

2a. In addition to annual operating expenses, the budget must include reserve accounts for capital
expenditures and deferred maintenance. These accounts must include, but are not limited to, roof
replacement, building painting, and pavement resurfacing, regardless of the amount of deferred
maintenance expense or replacement cost, and any other item that has a deferred maintenance
expense or replacement cost that exceeds $10,000. The amount to be reserved must be computed
using a formula based upon estimatedremaining useful life and estimated replacement cost or
deferred maintenance expense of the reserve item. In a budget adopted by an association that is
required to obtain a structural integrity reserve study, reserves must be maintained for the items
identified in paragraph (g) for which the association is responsible pursuant to the declaration of
condominium, and the reserve amount for such items must be based on the findings and
recommendations of the associ at iwstudg Withoesgecttoe c en't
items for which an estimate of useful life is not readily ascertainable or with an estimated remaining
useful life of greater than 25 years, an association is not required to reserve replacement costs for
such items, but an assoation must reserve the amount of deferred maintenance expense, if any,
which is recommended by the structural integrity reserve study for such items. The association may
adjust replacement reserve assessments annually to take into account an inflation adjument and
any changes in estimates or extension of the useful life of a reserve item caused by deferred
maintenance. The members of a unibwner-controlled association may determine, by a majority
vote of the total voting interests of the association, tgprovide no reserves or less reserves than
required by this subsection. For a budget adopted on or after December 31, 2024, the members
of a unit-owner-controlled association that must obtain a structural integrity reserve study may not
determine to provide no reserves or less reserves than required by this subsection for items listed in
paragraph (g), except that members of an association operating a multicondominium may
determine to provide no reserves or less reserves than required by this subsection ihalternative
funding method has been approved by the division.



2b. Before turnover of control of an association by a developer to unit owners other than a developer
under s. 718.301, the developer controlled association may not vote to waive the reserves or
reduce funding of the reserves. If a meeting of the unit ownes has been called to determine whether
to waive or reduce the funding of reserves and no such result is achieved or a quorum is not
attained, the reserves included in the budget shall go into effect. After the turnover, the developer
may vote its voting interest to waive or reduce the funding of reserves.

3. Reserve funds and any interest accruing thereon shall remain in the reserve account or accounts,
and may be used only for authorized reserve expenditures unless their use for other purposes is
approved in advance by a majority vote of all the total voting interests of the association. Before
turnover of control of an association by a developer to unit owners other than the developer pursuant
to s. 718.301, the developer controlled association may not vote to use reserves for purposes other
than those forwhich they were intended. For a budget adopted on or after December 31, 2024,
members of a unitowner-controlled association that must obtain a structural integrity reserve study
may not vote to use reserve funds, or any interest accruing thereon, for anpther purpose other
than the replacement or deferred maintenance costs of the components listed in paragraph (g).

4. The only voting interests that are eligible to vote on questions that involve waiving or reducing the
funding of reserves, or using existing reserve funds for purposes other than purposes for which the
reserves were intended, are the voting interests ahe units subject to assessment to fund the reserves
in question. Proxy questions relating to waiving or reducing the funding of reserves or using existing
reserve funds for purposes other than purposes for which the reserves were intended must contain
the following statement in capitalized, bold letters in a font size larger than any other used on the
face of the proxy ballot: WAIVING OF RESERVES, IN WHOLE OR IN PART, OR ALLOWING
ALTERNATIVE USES OF EXISTING RESERVES MAY RESULT IN UNIT OWNER LIABILITY FOR
PAYMENT OF UNANTICIPATED SPECIAL ASSESSMENTS REGARDING THOSE ITEMS.



Section 718.112(2)(g): Structural Integrity Reserve Study

1. A residential condominium association must have a structural integrity reserve study completed at
|l east every 10 years after the condominium's
property that is three stories or higher in height, as determined ly the Florida Building Code, which
includes, at a minimum, a study of the following items as related to the structural integrity and safety
of the building:

a. Roof.
b. Structure, including loadbearing walls and other primary structural members and primary

structural systems as those terms are defined in s. 627.706.

Fireproofing and fire protection systems.

Plumbing.

Electrical systems.

Waterproofing and exterior painting.

Windows and exterior doors.

Any other item that has a deferredmaintenance expense or replacement cost that exceeds

$10,000 and the failure to replace or maintain such item negatively affects the items listed

in subsubparagraphs a.g., as determined by the visual inspection portion of the structural
integrity reservestudy.

S@ "o a0

2. A structural integrity reserve study is based on a visual inspection of the condominium property. A
structural integrity reserve study may be performed by any person qualified to perform such study.
However, the visual inspection portion of the structuralntegrity reserve study must be performed or
verified by an engineer licensed under chapter 471, an architect licensed under chapter 481, or a
person certified as a reserve specialist or professional reserve analyst by the Community
Associations Instituteor the Association of Professional Reserve Analysts.

3. At a minimum, a structural integrity reserve study must identify each item of the condominium
property being visually inspected, state the estimated remaining useful life and the estimated
replacement cost or deferred maintenance expense of each item of tncondominium property being
visually inspected, and provide a reserve funding schedule with a recommended annual reserve
amount that achieves the estimated replacement cost or deferred maintenance expense of each item
of condominium property being visually inspected by the end of the estimated remaining useful life
of the item. The structural integrity reserve study may recommend that reserves do not need to be
maintained for any item for which an estimate of useful life and an estimate of replacement cost
cannot be determined, or the study may recommend a deferred maintenance expense amount for
such item. The structural integrity reserve study may recommend that reserves for replacement costs
do not need to be maintained for any item with an estimated remaning useful life of greater than
25 years, but the study may recommend a deferred maintenance expense amount for such item.

4. This paragraph does not apply to buildings less than threestories in height; singlefamily, two-
family, or threefamily dwellings with three or fewer habitable stories above ground; any portion or
component of a building that has not been submitted to the condominium form of ownership; or
any portion or component of a building that is maintained by a party other than the association.
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Updating the Reserve Study

To keep the reserve study current and reflect the ongoing changes to the components and the financial
needs of the community, the reserve study should be updated on a regular basis. Best practice is for a
site inspection-based reserve study update at least every third year.

Note: Preventive maintenance evaluations and periodic structural inspections should be updated prior to
the reserve study so they may be incorporated into the reserve study update.

Reserve Study Provider

Reserve studies should be prepared by a qualified professional.

® Reserve Specialist® (RS) designation. An individual with a RS designation is the most qualified
individual to conduct reserve studies. They have prepared at least 30 reserve studies within the
past three years, have the appropriate level of education and experience, and have committed
to a high level of ethical and professional standards.

Other qualifications may include:

e A professional who carries nationally recognized professional credentials for reserve study
providers.

e A professional with construction, accounting, architecture, engineering, community association
management, or specific subject matter expertise with direct experience preparing reserve
studies for community associations.

Agreements

The scope of services for the reserve study shall be defined by the qualified reserve study provider and
all conditions, applicable standards, and services shall be mutually agreed upon by the client and the
reserve study provider.

Standard of Care

In providing a reserve study based on these standards, the Reserve Specialist shall perform in a manner
consistent with that degree of care and skill ordinarily exercised by members of the same profession
practicing under similar circumstances at the same time and the same or similar locality. The Reserve
Specialist further agrees that the work performed shall conform to the requirements of these standards.

As different community types present different challenges and levels of complexity, a Reserve Specialist
should only accept engagements where they are qualified to prepare the reserve study within their
experience and expertise, unless assisted by one or more subject matter experts or more qualified
Reserve Specialists, as necessary.
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