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Harbour Isle at Hutchinson Island East, CA, Inc. 

Attn: Mr. Jay Sizemore, President 

C/o Ms. Julie Lynch, CAM 

6-A Harbour Isle Drive East 

Ft. Pierce, Florida 34949 

 
 

Dear Mr. Sizemore, 

 

On August 2, 2018, we completed an on-site inspection of Harbour Isle at Hutchinson Island East, CA, 

Inc.'s common area reserve items. The intent of this reserve study report is to show cash reserves 

necessary for the future repair or replacement of expendable components incorporated into the subject 

property. The purpose of this report is to aid Harbour Isle at Hutchinson Island East, CA, Inc. in making 

a determination for cash reserves that are needed to repair or replace short-lived building and/or site 

components. 

 

The report identifies each component selected, itôs estimated useful life, adjusted life, scheduled 

replacement date, and current cost to repair/replace. The useful and remaining lives of the building 

components in this study, as well as the current replacement costs, have been selected from market 

standards, cost estimating services, and consideration of actual recent costs incurred by the association 

for reserve upgrades. This report is classified as a full reserve study under the guidelines of the National 

Reserve Study Standards of the Community Associations Institute, and conforms to the Community 

Associations Institute Professional Reserve Specialist Code of Ethics. The Reserve Analyst/Specialist 

and GAB Robins have no relationships with the association that would result in actual or perceived 

conflicts of interest. 

 

This report is our opinion and based upon observed conditions and state of repair. Actual determinations 

of the current conditions and state of repair for certain items may be beyond the scope of this analysis. 

Items may not last as long as projected or may exceed their estimated lives. Influences such as weather, 

catastrophe, improper maintenance, physical abuse, or abnormal use can affect these lives and/or 

replacement costs. When such occurrences happen, another inspection should be made and a new 

revised study prepared. While we have attempted to create a useful tool for the association to plan their 

needs, the actual reserves set aside are solely at the associationôs discretion. The findings of this study 

are not for use in performing an audit, quality/forensic analyses, or background checks of historical 

records. 

 

In completing this report, the reserve analyst completed the physical on-site inspection of the subject 

property. Appropriate measurements and counts were taken to determine quantities. Blueprints were not 

used to aid in the determination of quantities. No destructive testing methods (i.e. roof core sampling, 

etc.) were utilized during the inspection. Financial data, including the estimated reserve fund balances as 

of the analysis date, and property histories, provided you, were utilized in the completion of this report. 
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This data was not audited, and was assumed to be complete and correct. The reserve analyst estimated 

the repair/replacement cost taking into account contingencies inherent to this type of work. The report 

was prepared utilizing the information gathered in the field and the costs estimated by the reserve 

analyst. 

 

 

Respectfully submitted, 

GAB Robins, A Sedgwick Company 

 

 

Patrick Conners 

Reserve Analyst 
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PROJECT OVERVIEW  
Project Overview 

The subject of this reserve study report is the common areas within Harbour Isle at Hutchinson Island 

East, CA, Inc., a 288-unit residential development located in Ft. Pierce, Florida. Originally constructed 

at or near 2005, per the association representative, the common areas include twelve 4 story 24-unit 

residential buildings, a clubhouse, five types of garage buildings, a pool equipment building, a pool, spa, 

tennis courts, entry barriers, guard house, seawall, paver entryway, combination concrete and brick 

paver roadways with parking areas, concrete sidewalks, curbing, and landscaping and irrigation systems.  

 

The residential buildings are four-story concrete frame design with 24 residential units. The structures 

are built on a concrete foundation with slab. The sub-floors of the structure are concrete. The exterior 

walls are masonry finished with pigmented stucco. The roof deck is reinforced concrete which covers all 

the residential living area. On top of the concrete roof deck, for decorative purposes only, is a pre-

engineered truss system which is covered with sheathing and tile. The windows in the structure are an 

impact resistant glass secured in frames. An elevator and covered stairwells provide access to the upper 

floor units. The structure is equipped with a fire suppression system. 

 

The clubhouse is built on a concrete foundation with slab. The exterior walls are masonry finished with 

pigmented stucco. The roof deck is a pre-manufactured wood truss system covered with sheathing and 

concrete tile. The interior of the structure includes an administration office, exercise room with 

equipment, social room with residential style kitchen, and an outdoor barbecue grill area with picnic 

tables. The windows in the structure are impact resistant secured in frames. The HVAC is an individual 

central system. 

 

There are five types of garage/storage buildings. The structures are built on concrete foundations with 

slab. The exterior walls are masonry finished with pigmented stucco. The roof deck is a manufactured 

wood truss system covered with sheathing and concrete tile.  These buildings are a one-story concrete 

frame design. The structure is built on a concrete foundation with slab. The exterior walls are masonry 

finished with pigmented stucco. The guard house building is a one-story concrete frame design. The structure 

is built on a concrete foundation with slab. The exterior walls are masonry finished with pigmented stucco. The 

roof deck is a manufactured wood truss system covered with sheathing and concrete tile. Located at the 

guardhouse are typical lift barrier gates. 

 

The pool and spa are of standard concrete/gunite construction, and are supported by paver decking, 

perimeter fencing and gates and inventories of equipment and pool deck furniture. The tennis courts are 

clay, with perimeter fencing and gates.  

 

As of the date of our latest physical inspection, the common areas were observed to be in above average 

overall condition, and appear to have been well maintained. No items of significant deferred 

maintenance were noted. 

 

 
3.68 
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RESERVE STUDY FUNDING ANALYSIS  
Reserve Study Funding Analysis 

There are two generally accepted means of estimating reserves; the Cash Flow Analysis and the 

Component Funding Analysis methodologies. The Cash Flow Analysis (or Pooling Method) is a 

method of calculating reserve contributions where contributions to the reserve funds are designed to 

offset the variable annual expenditures from the reserve fund.  This analysis recognizes interest income 

attributable to reserve accounts over the period of the analysis. Funds from the beginning balances are 

pooled together and a yearly contribution rate is calculated to arrive at a positive cash flow and reserve 

account balance to adequately fund the future projected expenditures throughout the period of the 

analysis.  

 

Prior to December 23, 2002, Florida statute mandated that condominium associations calculate reserves 

via the Component Funding Analysis method, on an annual basis.  Funding at less than 100% of the 

fully funded estimate, based on the Component Funding Analysis method, could occur only after a full 

vote of the association membership. As of December 23, 2002, amendments to the Florida 

Administrative Code recognize the Cash Flow Analysis method as an approved methodology for the 

calculation of reserve funding for condominium associations. The fund requirement estimated by the 

Cash Flow Analysis method can now be provided to the membership, on an annual basis as a fully 

funded figure.  The analysis must be completed as a portion of the association's annual budget, include 

the total estimated useful lives, estimated remaining useful lives, and estimated replacement 

cost/deferred maintenance expenses of all assets in the reserve budget (minimum roofing, painting, 

paving and any other item with a replacement/repair cost over $10,000), and the estimated fund balance 

of the pooled reserve account as of the beginning of the period for which the budget will be in effect.    

 

If the association maintains a pooled account for reserves, the amount of the contribution to the pooled 

reserve account as disclosed on the proposed budget shall be not less than that required to ensure that the 

balance on hand at the beginning of the period for which the budget will go into effect plus the projected 

annual cash inflows over the remaining estimated useful lives of all of the assets that make up the 

reserve pool are equal to or greater than the projected annual cash outflows over the remaining estimated 

useful lives of all of the assets that make up the reserve pool, based on the current reserve analysis.  The 

projected annual cash inflows may include estimated earnings from investment of principal; the 

association may include annual percentage increases in costs for the reserve components, but these 

increases are not mandated. Fully funded reserve contributions utilizing this methodology may not 

include future special assessments, and the annual funding levels cannot include percentage increases. 

 

In our Cash Flow Analysis calculations, we do not include increases in construction costs/inflation.  

While future costs are expected to be higher than todayôs costs, which is supported by our analysis of 

past indexes/trends, increases in costs should be recognized as the association estimates current 

repair/replacement costs during their annual calculations of full reserve funding.  A current cost estimate 

during the current fiscal year would theoretically be lower than a current cost for future fiscal years.  

That way the estimates of current cost moving forward will eventually represent current cost as of the 

date of forecast expenditure.  Funding the reserves annually on that basis should ensure that adequate 

monies are available as of the date of expense, assuming that the current cost estimate is appropriate and 

that the reserve was fully funded since its last repair/replacement project was completed. 

 

The Component Funding Analysis (or Straight Line Method) calculates the annual contribution 

amount for each individual line item component by dividing the componentôs unfunded balance by its 
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remaining useful life. A componentôs unfunded balance is its replacement cost less the reserve balance 

in the component at the beginning of the analysis period.  The annual contribution rate for each 

individual line item component is then summed to calculate the total annual contribution rate for this 

analysis. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  

 
  

  

 
  

EXECUTIVE SUMMARY  
Executive Summary 

 

PROPERTY DATA  
 

Property Name: Harbour Isle at Hutchinson Island East, CA, Inc. 

Property Location: Ft. Pierce, Florida     Report Run Date: September 20, 2018 

Property Type:  CA      Budget Year Begins: January 1, 2019 

Total Units: 288       Budget Year Ends: December 31, 2019 

 

 

PROJECTED COMPONENT CATEGORIES AND PARAMETERS  

 

1. Buildings                                

2. Common Area Interiors                    

3. Mechanical/Electrical                    

4. Painting & Waterproofing                 

5. Pavement                                 

6. Pool & Spa                               

7. Roofs                                    

8. Seawall                                  

9. Site Improvements                        

10. Tennis                                   

11. Tennis Courts                            

 

 

Total current cost of all reserve components in reserve analysis: $ 8,446,839 

Estimated beginning reserve fund balance for reserve analysis: $ 1,200,000 

Total number of components scheduled for replacement in the 2019 budget year:  4 

Total cost of components scheduled for replacement in the 2019 budget year: $ 57,780 

 

 

ANALYSIS RESULTS ïCASH FLOW ANALYSIS  

 

Current annual reserve funding contribution amount (2018 Budget): $ 194,796 

Our recommended annual reserve funding contribution amount: $ 394,200 

Increase (decrease) between current and recommended annual contribution amounts: $ 199,404 

Increase (decrease) between current and recommended annual contribution amounts:  102% 

 

 

ANALYSIS RESULTS ï COMPONENT FUNDING ANALYSIS  

 

Current annual reserve funding contribution amount (2018 Budget): $ 194,796 

Our recommended annual reserve funding contribution amount: $ 570,859 

Increase (decrease) between current and recommended annual contribution amounts: $ 376,063 

Increase (decrease) between current and recommended annual contribution amounts:  193% 
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RESERVE BUDGET COMPARISON 
Reserve Budget Comparison 

The previous page provides a comparison of the associationôs approved fiscal year 2018 reserve 

contribution level and our estimates for full reserve funding for fiscal year 2019. The funding 

requirement estimated for fiscal year 2019 via the Cash Flow Analysis is significantly higher than the 

associationôs approved fiscal year 2018 contribution level, while the recommendation based on the 

Component Funding Analysis methodology is also significantly higher than the associationôs approved 

fiscal year 2018 contribution level.  

 

 

 

Based on the Cash Flow Analysis methodology, the association can fully fund the reserves as analyzed 

in this report at $394,200 in fiscal year 2019. This level of annual funding could remain stable over the 

remainder of the study period, provide adequate funds to offset planned reserve expenditures, and 

maintain a positive reserve fund balance over the entirety of the study period.  In this analysis, we have 

utilized a 1.25% rate of return on reserve funds invested over the study period (assuming safe 

investment in CDs, money market accounts, etc.). The Cash Flow Analysis utilizes a pooling effect with 

reserve funds by pooling all funds together and distributing these funds to individual components as 

their replacement comes due. Funds that are pooled together in the cash flow analysis include the 

beginning balance, contributions to the reserve funds and interest earned on reserve funds. These pooled 

funds are matched against reserve expenditures throughout the period of the analysis by using our 

reserve analysis software program to ensure that the available funds are always greater than 

expenditures. 

 

Based on our Component Funding Analysis model, the reserves as analyzed in this report suggest that in 

order to fully fund in fiscal year 2019, the contribution should be $570,859. The Component Funding 

Analysis is a straight-line accounting procedure that was previously mandated by the State of Florida.  

Until December 2002, funding at less than this amount was considered partial funding by the state and 

required approval by the association members. As stated previously in this report, changes to the 

administrative code now allow the implementation/use of a pooling, or cash flow method of reserve 

analysis.   
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CASH FLOW ANALYSIS  
Cash Flow Analysis 
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 Item Parameter - Category - Chart  
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 Item  Parameters - Detail  
 

 Replace Current  Est Adj  Rem Future Basis Measure 
 Description Date Cost Life Life Life Cost Cost Basis 
 Buildings 

 Concrete Restoration, Railings 01/01/2036 $ 633,968.64 30:00 30:00 17:00 $ 633,968.64 $ 2,201.28 unit 

 $ 633,968.64 $ 633,968.64 
 Common Area Interiors 

 Carpeting, Social Room 01/01/2025 7,177.26 8:00 8:00 6:00 7,177.26 32.33  sq. yds. 
 Elevator Cab Interiors 01/01/2025 6,500.00 20:00 20:00 6:00 6,500.00 6,500.00 cabs 
 Fitness Equipment Allowance 01/01/2020 42,500.00 12:00 15:00 1:00 42,500.00 42,500.00 total 
 Flooring, Carpet, Fitness Room 01/01/2027 5,220.00 10:00 10:00 8:00 5,220.00 5,220.00 total 
 Interior Renovations, Clubhouse 01/01/2023 32,500.00 18:00 18:00 4:00 32,500.00 32,500.00 lp sum 
 Interior Renovations, Common Areas 01/01/2032 16,664.00 15:00 15:00 13:00 16,664.00 41.66 total 
 Interior Renovations, Common Areas 01/01/2020 4,999.20 15:00 15:00 1:00 4,999.20 41.66 total 
 Interior Renovations, Kitchen 01/01/2027 11,418.00 22:00 22:00 8:00 11,418.00 95.15 sq. ft. 
 Restroom Interiors, Clubhouse 01/01/2029 19,402.80 24:00 24:00 10:00 19,402.80 85.10 sq. ft. 
 Restroom Interiors, Clubhouse 01/01/2029 19,402.80 24:00 24:00 10:00 19,402.80 85.10 sq. ft. 

 $ 165,784.06 $ 165,784.06 
 Mechanical/Electrical 

 Elevator Hydraulic Oil Line Repair Fund 01/01/2024 214,800.00 5:00 5:00 5:00 214,800.00 214,800.00 lp sum 
 Elevator Modernization, Hydraulic 01/01/2040 1,483,032.00 35:00 35:00 21:00 1,483,032.00 123,586.00 cabs 
 Fire Alarm System Modernization 06/01/2030 125,568.00 25:00 25:00 11:05 125,568.00 436.00 units 
 HVAC Split Units 01/01/2019 10,650.00 10:00 14:00 0:00 10,650.00 1,420.00 tons 
 HVAC Split Units 01/01/2027 10,650.00 10:00 11:08 8:00 10,650.00 1,420.00 tons 
 HVAC Split Units 01/01/2027 10,650.00 10:00 12:08 8:00 10,650.00 1,420.00 tons 

 $ 1,855,350.00 $ 1,855,350.00 
 Painting & Waterproofing  

 Catwalks Resurfacing, Res. Buildings 01/01/2020 226,800.00 15:00 15:00 1:00 226,800.00 5.25 sq. ft. 
 Paint Exteriors, Clubhouse 01/01/2021 10,856.00 10:00 15:07 2:00 10,856.00 10,856.00 lp sum 
 Paint Exteriors, Common Buildings 01/01/2020 18,720.00 10:00 14:00 1:00 18,720.00 1.30 sq. ft. 
 Paint Exteriors, Common Buildings 01/01/2020 1,898.00 10:00 15:00 1:00 1,898.00 1.30 sq. ft. 
 Paint/Waterproof Bldg. Exteriors 01/01/2020 479,712.96 10:00 15:00 1:00 479,712.96 1,665.67 units 

 $ 737,986.96 $ 737,986.96 
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 Item Parameters - Detail 
 

 Replace Current  Est Adj  Rem Future Basis Measure 
 Description Date Cost Life Life Life Cost Cost Basis 
 Pavement 

 Concrete Paving, Storage Bldg. Allowance 06/01/2020 $ 12,026.00 6:00 14:05 1:05 $ 12,026.00 $ 12,026.00 lp sum 
 Concrete Sidewalks, Curbing, Gutters 01/01/2021 45,225.00 6:00 15:00 2:00 45,225.00 45,225.00 lp sum 
 Pavers, Parking/Drives, Allowance 01/01/2045 413,211.15 40:00 40:00 26:00 413,211.15 4.95 sq. ft. 

 $ 470,462.15 $ 470,462.15 
 Pool & Spa 

 Pool & Spa Equipment Allowance 06/01/2019 16,000.00 12:00 14:00 0:05 16,000.00 16,000.00 lp sum 
 Pool Deck Concrete Pavers 06/01/2030 60,064.40 25:00 25:00 11:05 60,064.40 6.05 sq. ft. 
 Pool Deck Fencing & Gates 06/01/2030 18,600.96 25:00 25:00 11:05 18,600.96 48.44 ln ft. 
 Pool Deck Furniture 01/01/2019 26,450.00 12:00 14:00 0:00 26,450.00 26,450.00 pieces 
 Pool Electrical Panels 01/01/2025 10,000.00 20:00 20:00 6:00 10,000.00 10,000.00 lp sum 
 Pool Heaters, Geothermal 06/01/2031 52,295.00 14:00 14:00 12:05 52,295.00 52,295.00 lp sum 
 Pool Interior Resurfacing & Tile 10/01/2029 36,841.07 12:00 12:00 10:09 36,841.07 36,841.07 lp sum 
 Spa Interior Resurfacing 10/01/2027 3,680.00 10:00 10:00 8:09 3,680.00 3,680.00 total 

 $ 223,931.43 $ 223,931.43 
 Roofs 

 Roofing, Tile, Common Buildings 06/01/2035 108,196.00 30:00 30:00 16:05 108,196.00 880.00 sq. 
 Roofing, Tile, Common Buildings 06/01/2035 233,798.40 30:00 30:00 16:05 233,798.40 880.00 sq. 
 Roofing, Tile, Common Buildings 06/01/2035 2,640.00 30:00 30:00 16:05 2,640.00 880.00 sq. 
 Roofing, Tile, Repair Allowance 01/01/2028 100,000.00 10:00 10:00 9:00 100,000.00 100,000.00 lp sum 
 Roofing, Tile, Residential 06/01/2033 2,827,770.00 28:00 28:00 14:05 2,827,770.00 1,210.00 sq. 

 $ 3,272,404.40 $ 3,272,404.40 
 Seawall 

 Seawall Restoration 01/01/2038 1,006,492.50 33:00 33:00 19:00 1,006,492.50 650.00 ln ft. 

 $ 1,006,492.50 $ 1,006,492.50 
 Site Improvements 

 Gates & Operators, Barrier 01/01/2020 12,750.00 15:00 15:00 1:00 12,750.00 4,250.00 gates 
 Mailbox Clusters Replacement 01/01/2025 52,200.00 20:00 20:00 6:00 52,200.00 150.00 mailbox 

 $ 64,950.00 $ 64,950.00 
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 Item Parameters - Detail 
 

 Replace Current  Est Adj  Rem Future Basis Measure 
 Description Date Cost Life Life Life Cost Cost Basis 
 Tennis 

 Tennis Court Fencing & Gates 03/01/2031 $ 10,829.00 25:00 25:00 12:02 $ 10,829.00 $ 23.80 ln ft. 

 $ 10,829.00 $ 10,829.00 
 Tennis Courts 

 Tennis Court Restoration, Clay 01/01/2019 4,680.00 2:00 2:00 0:00 4,680.00 2,340.00 courts 

 $ 4,680.00 $ 4,680.00 

 $ 8,446,839.14 $ 8,446,839.14  
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 Item Parameters - Full Detail  
 

 Concrete Restoration, Railings 

 Item Number 39 Measurement Basis unit 

 Type Unit Estimated Useful Life 30:00 

 Category Buildings Basis Cost 2,201.28 

 Tracking  Logistical 

 Method Fixed 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Date Date Life Life Quantity  Current  Future 

 001-000-0039 01/01/2006 01/01/2036 17:00 30:00 288.00 $ 633,968.64 $ 633,968.64 

 $ 633,968.64 $ 633,968.64 

 Comments 
  

At some point in the foreseeable future, likely fiscal year 2036, the association should expect to incur 

costs for the railing replacement and minor concrete restoration of the balconies, breezeways and 

stairwells.  

 

 

NOTE: This estimate does not take into account any unforeseen stucco de-lamination or concrete 

failure due to structural or storm related issues.  
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 Item Parameters - Full Detail 
 

 Carpeting, Social Room 

 Item Number 66 Measurement Basis sq. yds. 

 Type Common Area Estimated Useful Life 8:00 

 Category Common Area Interiors Basis Cost 32.33 

 Tracking  Logistical 

 Method Fixed 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Desc. Date Date Life Life Quantity  Current  Future 

 910-000-0066 01/01/2017 01/01/2025  6:00  8:00 222.00 $ 7,177.26 $ 7,177.26 

 $ 7,177.26 $ 7,177.26 

 Comments 
  
 

Life cycles of 5-6 years, to 15+ years, have been observed for replacement of carpeting in primary 

common area interiors (hallways, social rooms, exercise rooms, administrative offices, etc.); the useful 

life depends on the quality of carpeting, level of ongoing maintenance, and association cosmetic tastes. 

The current cost estimate includes removal and disposal of the existing carpeting and installation of 

like quality.  The floor area estimate includes a typical market waste allowance. 

 

No information on the replacement of the social room carpeting was made available. The carpet, 

however, does not appear to be original to the property and has been replaced with carpet squares.  

Based on the typical useful life, a replacement date would appear to have been in 2017. A 10-year 

replacement life has been assigned to this line item.  
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 Item Parameters - Full Detail 
 

 Elevator Cab Interiors 

 Item Number 2 Measurement Basis cabs 

 Type Common Area Estimated Useful Life 20:00 

 Category Common Area Interiors Basis Cost 6,500.00 

 Tracking  Logistical 

 Method Fixed 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Desc. Date Date Life Life Quantity  Current  Future 

 910-000-0002 01/01/2005 01/01/2025  6:00 20:00 1.00 $ 6,500.00 $ 6,500.00 

 $ 6,500.00 $ 6,500.00 

 Comments 
  
 

Major cosmetic refurbishment of passenger elevator cabs (flooring, wall finishes, ceilings/lighting, 

etc.) has been observed on life cycles in the 15-20-year range in properties of similar overall quality, 

with the most typical falling on the higher end of the range.  This suggests a 2025 expense date.  
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 Item Parameters - Full Detail 
 

 Fitness Equipment Allowance 

 Item Number 57 Measurement Basis total 

 Type Common Area Estimated Useful Life 12:00 

 Category Common Area Interiors Basis Cost 42,500.00 

 Tracking  Logistical 

 Method Adjusted 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Desc. Date Date Life Life Quantity  Current  Future 

 910-000-0057 01/01/2005 01/01/2020  1:00 15:00 1.00 $ 42,500.00 $ 42,500.00 

 $ 42,500.00 $ 42,500.00 

 Comments 
  
 

Market standards reflect a typical life cycle of 7-8 years for average quality cardiovascular equipment 

(treadmills, elliptical trainers, etc.) and 10-12 years for strength training stations, dumbbells, mat 

flooring, etc.  Therefore, we have utilized a 12-year life cycle, with the expectation that individual 

replacements of cardio equipment will likely be made on an as needed basis over this life cycle.  The 

current lump sum replacement cost for the existing inventory is estimated based on retail costing 

indexes and our experience. 

 

No replacement of the fitness room equipment was provided. Therefore, is it assumed that the 

association is replacing the equipment on an as needed basis.  
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 Item Parameters - Full Detail 
 

 Flooring, Carpet, Fitness Room 

 Item Number 58 Measurement Basis total 

 Type Common Area Estimated Useful Life 10:00 

 Category Common Area Interiors Basis Cost 5,220.00 

 Tracking  Logistical 

 Method Fixed 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Desc. Date Date Life Life Quantity  Current  Future 

 910-000-0058 01/01/2017 01/01/2027  8:00 10:00 1.00 $ 5,220.00 $ 5,220.00 

 $ 5,220.00 $ 5,220.00 

 Comments 
  
 

We have observed a 10-12-year range in useful life cycles for common area carpeting at similar 

properties.  The current cost estimate is based on the existing product and our experience.  This cost 

includes removal and disposal of the existing carpet and pad and replacement with like quality.  This 

life cycle and cost estimate can vary depending on the quality of carpeting, level of ongoing 

maintenance, and association cosmetic tastes.   

 

A replacement of the gym floor was reported with an expense of $5,220. One date was reported. It is 

assumed that the gym floor was replaced on the typical useful life cycle of 12 years.  
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 Item Parameters - Full Detail 
 

 Interior Renovations, Clubhouse 

 Item Number 61 Measurement Basis lp sum 

 Type Common Area Estimated Useful Life 18:00 

 Category Common Area Interiors Basis Cost 32,500.00 

 Tracking  Logistical 

 Method Fixed 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Desc. Date Date Life Life Quantity  Current  Future 

 910-000-0061 01/01/2005 01/01/2023  4:00 18:00 1.00 $ 32,500.00 $ 32,500.00 

 $ 32,500.00 $ 32,500.00 

 Comments 
  
 

This line item was included for major furniture/furnishings replacement within the common area 

interiors, including (but not necessarily limited to) sofas, chairs, tables, decorative lighting/lamps, 

window treatments, area rugs, mirrors, wall art, plants, office furniture, etc.  In our experience, while 

minor additions and/or replacements can be expected from time to time, better quality properties 

complete these upgrades in social rooms, lobbies, etc. on life cycles in the +/-15-year range, while 

major administrative offices furnishings may not be completed for 20+ years.  The current cost 

estimate is based on the quality of the existing inventories, the size of the rooms in floor area and an 

average per square foot unit cost.  As is with any cosmetic renovation, the actual costs may vary from 

our estimates based on association cosmetic preferences. 
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 Item Parameters - Full Detail 
 

 Interior Renovations, Common Areas 

 Item Number 69 Measurement Basis total 

 Type Common Area Estimated Useful Life 15:00 

 Category Common Area Interiors Basis Cost 41.66 

 Tracking  Logistical 

 Method Fixed 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Desc. Date Date Life Life Quantity  Current  Future 

 920-001-0069 Admin Office 01/01/2017 01/01/2032 13:00 15:00 400.00 $ 16,664.00 $ 16,664.00 
 920-002-0069 Guard House 01/01/2005 01/01/2020  1:00 15:00 120.00 $ 4,999.20 $ 4,999.20 

 $ 21,663.20 $ 21,663.20 

 Comments 
  
 

This line item was included for major furniture/furnishings replacement within the common area 

interiors, including (but not necessarily limited to) sofas, chairs, tables, decorative lighting/lamps, 

window treatments, area rugs, mirrors, wall art, plants, office furniture, etc.  In our experience, while 

minor additions and/or replacements can be expected from time to time, better quality properties 

complete these upgrades in social rooms, lobbies, etc. on life cycles in the +/-15-year range, while 

major administrative offices furnishings may not be completed for 20+ years.  The current cost 

estimate is based on the quality of the existing inventories, the size of the rooms in floor area and an 

average per square foot unit cost.  As is with any cosmetic renovation, the actual costs may vary from 

our estimates based on association cosmetic preferences. 

 

The guardhouse renovations include the bathroom and the administrative includes the recently 

replaced flooring.  
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 Item Parameters - Full Detail 
 

 Interior Renovations, Kitchen 

 Item Number 68 Measurement Basis sq. ft. 

 Type Common Area Estimated Useful Life 22:00 

 Category Common Area Interiors Basis Cost 95.15 

 Tracking  Logistical 

 Method Fixed 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Desc. Date Date Life Life Quantity  Current  Future 

 910-000-0068 01/01/2005 01/01/2027  8:00 22:00 120.00 $ 11,418.00 $ 11,418.00 

 $ 11,418.00 $ 11,418.00 

 Comments 
  
 

To insure a modern cosmetic appeal, the association should expect to incur costs associated with major 

renovation of the kitchen interiors on an approximate 20-25-year life cycle. Including flooring, 

wall/ceiling finishes, appliances, countertops/cabinetry, plumbing/electrical fixtures, etc. This analysis 

assumes that as needed replacements will continue to be funded through the association's annual 

operating budget over this life cycle.  The cost estimate is based on the total area of the kitchen and an 

average per square foot unit cost. 
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 Item Parameters - Full Detail 
 

 Restroom Interiors, Clubhouse 

 Item Number 52 Measurement Basis sq. ft. 

 Type Common Area Estimated Useful Life 24:00 

 Category Common Area Interiors Basis Cost 85.10 

 Tracking  Logistical 

 Method Fixed 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Desc. Date Date Life Life Quantity  Current  Future 

 920-001-0052 01/01/2005 01/01/2029 10:00 24:00 228.00 $ 19,402.80 $ 19,402.80 
 920-002-0052 01/01/2005 01/01/2029 10:00 24:00 228.00 $ 19,402.80 $ 19,402.80 

 $ 38,805.60 $ 38,805.60 

 Comments 
  
 
At some point in the foreseeable future, the association should expect to incur costs for major 

restoration of the common area restroom interiors (including, but not necessarily limited to, flooring, 

wall finishes, vanities, mirrors, dividers, plumbing and electrical fixtures, etc.). Life cycles of less than 

15 years, to 30+ years, have been observed in properties of similar quality.    

 

The current cost estimate does not include any unforeseen floor area reconfiguration and/or expansion. 
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 Item Parameters - Full Detail 
 

 Elevator Hydraulic Oil Line Repair Fund  

 Item Number 46 Measurement Basis lp sum 

 Type Common Area Estimated Useful Life 5:00 

 Category Mechanical/Electrical Basis Cost 214,800.00 

 Tracking  Logistical 

 Method One Time 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Desc. Date Date Life Life Quantity  Current  Future 

 910-000-0046 01/01/2024  5:00  5:00 1.00 $ 214,800.00 $ 214,800.00 

 $ 214,800.00 $ 214,800.00 

 Comments 
  

The 12 residential buildings were built in year 2005. Taking into account the history of repairs to the 

elevators' hydraulic oil lines at the sister association, Harbour Isle West, this fund has been added to 

the study. The per building repair costs provided by the sister association was $17,900 each. These 

foreseeable repairs for the Harbour Isle East's 12 residential buildings should be planned and reserved 

for over the next 5 years. For the purposes of this study, a one-time fund of $214,800 has been 

established to be used at the board's discretion. These funds can be used for as needed repairs on an as 

needed basis. 

 

This line item may be adjusted to a recurring expense in later updates if repair history warrants a 

review.  
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 Item Parameters - Full Detail 
 

 Elevator Modernization, Hydraulic  

 Item Number 3 Measurement Basis cabs 

 Type Common Area Estimated Useful Life 35:00 

 Category Mechanical/Electrical Basis Cost 123,586.00 

 Tracking  Logistical 

 Method Fixed 
 

 Service Replace Rem Adj  Replacement Cost 

 Code Desc. Date Date Life Life Quantity  Current  Future 

 910-000-0003 01/01/2005 01/01/2040 21:00 35:00 12.00 $ 1,483,032.00 $ 1,483,032.00 

 $ 1,483,032.00 $ 1,483,032.00 

 Comments 
  
 

The useful life of the electrical and mechanical components (motors, controllers, door operators, call 

buttons, etc.) of hydraulic elevators can range rather widely. Typically, this upgrade is driven by an 

associationôs dissatisfaction with elevator speed, smoothness of ride, and/or noise. We have observed 

hydraulic elevator modernization after +/- 25 years, to over 40 years.  

 

Excluded from this report are the hydraulic elevator jacks/pistons. Market data we have observed 

suggests that while major restoration/replacement can be necessary, it is not always necessary under 

normal market conditions. As such, it is our opinion that inclusion of reserves for jack/piston 

replacement is not prudent in the absences of a professional assessment(s) indicating that this upgrade 

will be necessary.  If such an assessment(s) determines that hydraulic jack/piston replacement is 

necessary, this report should be amended to include that reserve component.  

 

 

    
   
 
 

 




