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DOMINIUM
EXECUTIVE STATEMENT

This Repair and Replacement Reserve Schedule Report has been developed for the Property, Board of Directors, for the specific purpose of reviewing the major components and developing a Repair and Replacement Reserve Schedule based on our research and observation of the property.  Our report contains two different methods of reserve analysis.  The first section presents the Component Method and the second section presents the Cash Flow Method.  

The analysis for both methods involved visits to the property with a walk-through of all accessible common areas of the site.  Specific areas included the grounds, walkways, roofing, building exterior, mechanical, plumbing and electrical equipment, and interior common spaces.

The examination was made following generally accepted visual inspection standards and did not include testing of any equipment or physical conditions, unless specific reference is made to such testing.  Unless otherwise stated, we have reported only on those items that we were able to observe visually.  The inspection did not include removing portions of construction in order to expose concealed conditions.  The report is intended to fairly present our professional opinion of the condition of the facility and the component parts to which reference is made in the report, as of the date of this inspection.  The report is based upon the visual observations and information provided to us of the age, materials, equipment, and construction techniques that were used subject to the qualifications expressed in this report.

Based on the findings in each of the specific areas reviewed, professional judgment was used in forecasting the remaining life expectancy of the systems and components scheduled in the body of this report.  The estimated cost of each component has been identified.  The same basis and judgment was used in describing any existing conditions based on estimated cost of all necessary or recommended repairs.  This report, therefore, does not constitute or represent a warranty of the property’s condition and should not be viewed as such.  Rather, the report reflects our professional opinion based on the methodology specified above.

PROPERTY DIAGNOSTICS, INC.

_____________________

William D. Grimes

President
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EXECUTIVE STATEMENT

This Repair and Replacement Reserve Schedule Report has been developed for the Corcoran Mews, Board of Directors, for the specific purpose of reviewing the major components and developing a Repair and Replacement Reserve Schedule based on our research and observation of the property.  Our report contains two different methods of reserve analysis.  The first section presents the Component Method and the second section presents the Cash Flow Method.  

The analysis for both methods involved visits to the property with a walk-through of all accessible common areas of the site.  Specific areas included the grounds, walkways, roofing, building exterior, mechanical, plumbing and electrical equipment, and interior common spaces.

The examination was made following generally accepted visual inspection standards and did not include testing of any equipment or physical conditions, unless specific reference is made to such testing.  Unless otherwise stated, we have reported only on those items that we were able to observe visually.  The inspection did not include removing portions of construction in order to expose concealed conditions.  The report is intended to fairly present our professional opinion of the condition of the facility and the component parts to which reference is made in the report, as of the date of this inspection.  The report is based upon the visual observations and information provided to us of the age, materials, equipment, and construction techniques that were used subject to the qualifications expressed in this report.
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I. COMPONENT METHOD

The Chart of Repair & Replacement Reserves is a compilation of architectural, structural, mechanical, and electrical elements, which represent estimated replacement and/or major repair items and their present day dollar value.

The charting of items identifies and quantifies the component items, the estimated cost to repair or replace those items, and the target date with which those repairs or replacements are projected to take place.  The annual contribution is the total cost for repair or replacement, divided by the repair cycle or target date.  This cost has been presented in today’s dollars and has not been extrapolated to a future date.  Note: Monies escrowed for future repairs or replacement earns interest, which offsets additional costs caused by inflation.

The chart delineates Reserve/Replacement items.  Some items of work or systems must be totally replaced in a given year.  However, many of the items, in practice, will be repaired or replaced in phases.  An example would be a reserve figure to replace concrete walls shown as a total amount to be spent in ten years; in reality sectional replacement is likely.  

Items listed in the Reserve/Replacement column are intended solely as conceptual estimates and overview of the project’s physical facilities, and do not represent detailed estimates of system(s) based upon bid documents or other detailed engineering or architectural analysis or physical surveys.

Column #1, entitled “Item”, is a brief identification of site components.  For a more detailed explanation of the work task, see the narrative description of work items that follows each categorical chart.  The description is an explanation of the logic involved in the preparation of the estimated costs for repair or replacement.

Column #2, entitled “Quantity”, refers to the quantity of a material or system furnished and installed.  Following the quantity is a unit’s abbreviation, which is as follows:

Ea = 
Each or portion of total system.

SQ = 
Square of roof or 100 S.F.

SF = 
Square Foot

LF =
Linear Foot

SY =
Square Yard

LS =
Lump Sum-Total costs of those items required to make the description (task) operational when finite quantities are not defined.

Lot =
Entire system where quantities are not defined or are inter-dependent.

Unit =
Each or portion of total system.

Sys =
Mechanical system complete, including attendant mechanical work to make system function.

LOB =
Life of Building

Column #3, entitled “Normal Useful Life”, this figure represents a conceptual number of years, which a given item or system can be expected to last at the time of installation.  This figure is derived by using professional judgment and through observations made in the field.

Column #4, entitled “Estimated Remaining Life”, this figure represents the estimated time that an existing item or system can be expected to remain useful.  This figure is derived by using professional judgment where items or systems show unusual wear or unusual preservation, or if the items are new by subtracting actual age of the existing item or system from the “Normal Useful Life”.

Column #5, entitled “Current Replacement Cost”, reflects the estimated cost to replace and install an item or system or to perform the described work task.  This figure is calculated using industry-accepted standards, comparing various industry sources and using professional judgment.  Property Diagnostics, Inc. refers to Means price guides, Dodge price guides, and our in-house database.  These figures are for conceptual purposes only and are not based upon detailed engineering or architectural analysis, bid documents, or detailed physical surveys.

Column #6, entitled “Current Fund”, reflects monies presently assigned to replacement of the indicated system or item in the Replacement Reserve Fund.  This figure is derived by those parties responsible for allocating funds or by Property Diagnostics, Inc. as directed by those responsible parties.

Column #7, entitled “Required Fund”, represents those funds required to reach the Current Replacement Cost.  The figure is calculated using the “Current Replacement Cost” less the “Current Fund”.

Column #8, entitled “Annual Contribution”, reflects those monies that should be set aside on an annual basis in order to have the item or system fully funded at completion of the expected useful life period.  This figure is calculated by dividing the “Required Fund” by the “Estimated Remaining Life”.
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REPLACEMENT CURRENT REQUIRED ANNUAL

COST FUND CONTRIBUTION

A. Architectural Grounds

$50,146.00 $0.00 $50,146.00 $4,808.40

B. Building Envelope

407,237.00 0.00 407,237.00 75,378.73

C. Building Interior

18,540.00 0.00 18,540.00 8,158.80

D. Mechanical/Plumbing

284,700.00 0.00 284,700.00 23,648.36

E. Electrical

70,120.00 0.00 70,120.00 10,568.67

TOTAL: $830,743.00 $0.00 $830,743.00 $122,562.96

CORCORAN MEWS

PROPERTY DIAGNOSTICS, INC.

REPAIR AND REPLACEMENT RESERVE - SUMMARY

ITEM
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NORMAL ESTIMATED CURRENT

USEFUL LIFE REMAINING LIFE REPLACEMENT CURRENT REQUIRED ANNUAL

(Years) COST FUND FUND CONTRIBUTION

1. Asphalt

189 SY 20 4 $4,158.00 $0.00 $4,158.00 $1,039.50

2. Concrete Porches

9 50 20 22,000.00 0.00 22,000.00 1,100.00

3. Concrete Walk

1,130 SF 50 10 6,780.00 0.00 6,780.00 678.00

4. Brick Steps

180 SF 30 8 5,400.00 0.00 5,400.00 675.00

5. Brick Retaining Walls

595 SF 30 12 6,570.00 0.00 6,570.00 547.50

6. Wood Fence

68 LF 25 20 1,468.00 0.00 1,468.00 73.40

7. Trash Area

Lot 25 4 1,200.00 0.00 1,200.00 300.00

8. Wood Gates

2 30 8 800.00 0.00 800.00 100.00

9. Iron Rails

162 LF 10 6 1,770.00 0.00 1,770.00 295.00

 

             

 

TOTAL: $50,146.00 $0.00 $50,146.00 $4,808.40

CORCORAN MEWS

REPAIR AND REPLACEMENT RESERVES - ARCHITECTURAL GROUNDS

PROPERTY DIAGNOSTICS, INC.

QUANTITY ITEM



	A. Repair & Replacement Reserve - Architectural Grounds



	Item Number
	Description

	
	
	

	1.
	Asphalt
	The estimated replacement cost in the asphalt section represents the cost to remove all loose materials from existing surfaces, and repair alligatoring and potholes.  Deteriorated areas should be removed with a minimum of a 4” base to reach firm support.  The removed areas should extend at least 1’ into good pavement outside the damaged areas.  It is anticipated that approximately 10% of the loose asphalt material will require this type of removal; holes will require being back-filled with dense graded hot asphalt plant mix; and a topcoat will be required to be applied to vertical surfaces.  Large cracks will be cleaned and filled with fine sand and asphalt mix.  After all surfaces are prepared, a new application of 2” asphalt toping should be applied.



	2.
	Concrete Porches
	Although porches are considered life of building, they will require normal maintenance.  Cracking and damage of the concrete is anticipated, and the estimated replacement cost is for restoration of porch entries as needed.



	3.
	Concrete Walk
	The estimated replacement cost for concrete walks includes removal of the existing concrete and replacement of new concrete.  New concrete will be reinforced with a rebar material and rated for 3,000 psi.  The concrete line item replacement fund should be considered a draw fund.  Concrete never requires full replacement at one time.  However, it does require sectional replacement.  Over the life span of the concrete, it is anticipated that all concrete will be renewed at least once.



	4.
	Brick Steps
	Replacement pavers are to match the existing pavers in composition and color.  The estimate anticipates setting of pavers to match current finishes.



	
	
	

	
	
	

	
	
	

	
	
	

	
	
	

	5.
	Brick Retaining Walls
	Brick landscape walls should never require full replacement if properly maintained.  The estimated replacement cost is for repair and reconstruction of the wall during the remaining life.  Repairs would include reconstruction and repointing of approximately 15% of the wall.



	6.
	Wood Fence
	The estimated replacement cost for wood fence is based on replacement of the existing wood fencing system with a new fencing system of equal style and quality.



	7.
	Trash  Area
	The estimated replacement cost for concrete apron includes the removal of the existing concrete and replacement of new concrete.  New concrete will be reinforced with a rebar material and rated for 3,000 PSI.



	8.
	Wood Gates
	The estimated replacement cost is for the replacement of the existing wood gates with new pressure treated wood gates.  



	9.
	Iron Rails
	Metal rails are thought to be life of building.  However, they will require repair and restoration within the remaining life.  The estimated cost anticipates re-welding and minor repairs to 30% of the metal rail system.  It is not anticipated that all the railing will require repairs at any given time.  As such, this item should be viewed as a draw fund to make corrections as needed.
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NORMAL ESTIMATED CURRENT

USEFUL LIFE REMAINING LIFE REPLACEMENT CURRENT REQUIRED ANNUAL

(Years) COST FUND FUND CONTRIBUTION

1. Metal Roof Old

4,500 SF 30 6 $99,000.00 $0.00 $99,000.00 $16,500.00

2. Metal Roof New

576 SF 30 30 12,672.00 0.00 12,672.00 422.40

3. Asphalt Shingle roof

1,080 SF 20 8 7,020.00 0.00 7,020.00 877.50

4. Exterior Painting

Lot 12 10 33,440.00 0.00 33,440.00 3,344.00

5. Pointing

Lot 30 3 36,000.00 0.00 36,000.00 12,000.00

6. Caulking

Lot 15 4 26,000.00 0.00 26,000.00 6,500.00

7. Ceramic Tile

90 SF 20 6 495.00 0.00 495.00 82.50

8. Windows

126 30 5 151,200.00 0.00 151,200.00 30,240.00

9. Sliding Doors

5 30 5 6,000.00 0.00 6,000.00 1,200.00

10. Entry Doors

14 40 12 12,600.00 0.00 12,600.00 1,050.00

11. Gutters & Downspouts

540 LF 30 10 9,590.00 0.00 9,590.00 959.00

12. Wood Roof Decks

810 SF 25 6 9,720.00 0.00 9,720.00 1,620.00

13. Rear Metal Framed Wood Balcony

1 25 6 3,500.00 0.00 3,500.00 583.33

     

TOTAL: $407,237.00 $0.00 $407,237.00 $75,378.73

CORCORAN MEWS

PROPERTY DIAGNOSTICS, INC.

REPAIR & REPLACEMENT RESERVES - BUILDING ENVELOPE

QUANTITY ITEM



	B. Repair & Replacement Reserve – Building Envelope



	Item Number
	Description

	
	
	

	1.
	Metal Roof Old
	The current replacement cost for metal roof indicates the estimated cost to remove the existing metal roofing system, and apply a new roofing system.  Metal roofing systems typically last longer than organic or rubberized roofing systems.  



	2.
	Metal Roof New
	The current replacement cost for metal roof indicates the estimated cost to remove the existing metal roofing system, and apply a new roofing system.  Metal roofing systems typically last longer than organic or rubberized roofing systems.  



	3.
	Asphalt Shingle Roof
	The cost given is for replacement of the existing roofing system of bituminous shingles. It is anticipated that the existing materials will be removed and similar replacement materials will be installed.  It is suggested that an initial membrane be installed between the decking and the shingle materials for added life of the system.



	4.
	Exterior Painting
	The estimated replacement cost for exterior painting is based on replacement of the existing paint and finish on the exterior windows, building trim and metal work with a single coat of exterior paint.



	5.
	Pointing
	Over a normal useful life span, it is recommended that defective mortar joints be renewed as needed.  This replacement reserve cost category has considered removal of defective mortar and installation of new mortar as needed.  



	6.
	Caulking
	The estimated replacement cost for caulking is for replacement of caulking around windows, doors and building joints.  The caulking replacement cost anticipates full removal of the existing caulking, removal of backer rod material, and installation of new materials.



	7.
	Ceramic Tile
	The estimated replacement cost for ceramic tile is for the replacement of the existing tile floor with new decorative materials of similar style and quality.


	8.
	Windows
	The estimated replacement cost of windows is for replacement of the existing windows with new windows of similar design and quality.



	9.
	Sliding Doors
	The estimated replacement cost for entrance doors is for replacement of the existing sliding doors with new doors of similar design and quality.



	10.
	Entry Doors
	The estimated replacement cost for entrance doors is for replacement of the existing entrance doors with new doors of similar design and quality.



	11.
	Gutters & Downspouts
	The estimated replacement cost for gutters and downspouts is for replacement of the gutters and downspouts with new materials of similar quality. 



	12.
	Wood Roof Decks
	Located on the roof of the building, there are areas of wood decks.  The replacement cost anticipates the replacement of the existing wood deck with new wood decks of similar rated materials.  



	13.
	Rear Metal Framed Wood Balcony
	The estimated replacement cost for metal framed wood balcony is for replacement of the existing balcony with a new balcony of similar design and quality.
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NORMAL ESTIMATED CURRENT

USEFUL LIFE REMAINING LIFE REPLACEMENT CURRENT REQUIRED ANNUAL

(Years) COST FUND FUND CONTRIBUTION

1. Interior Painting

Lot 10 2 $9,700.00 $0.00 $9,700.00 $4,850.00

2. Carpeting

Lot 10 2 6,062.00 0.00 6,062.00 3,031.00

3. Ceramic Tile

242 SF 20 10 1,205.00 0.00 1,205.00 120.50

4. Drop Ceiling

242 SF 20 10 1,573.00 0.00 1,573.00 157.30

 

   

TOTAL: $18,540.00 $0.00 $18,540.00 $8,158.80

CORCORAN MEWS

PROPERTY DIAGNOSTICS, INC.

REPAIR AND REPLACEMENT RESERVE - BUILDING INTERIOR

QUANTITY ITEM



	C. Repair & Replacement Reserve – Building Interior



	Item Number
	Description

	
	
	

	1.
	Interior Painting
	Interior painting includes the interior finish areas.  The estimated cost reflects the cost to replace the existing finish with a new single coat of paint.  



	2.
	Carpeting
	The estimated replacement cost for carpeting is based on replacement of the existing carpeting with new carpeting of similar style and quality.  It is anticipated that at the time of replacement, the existing materials will be removed from the structure and new materials will have proper fire rating.



	3.
	Ceramic Tile
	The estimated replacement cost for ceramic tile is for the replacement of the existing tile floor with new decorative materials of similar style and quality.



	4.
	Drop Ceiling
	The estimated replacement cost for gypsum ceiling tile is for the replacement of the existing ceiling tile with new materials of similar style and quality.  It has been anticipated that the replacement tiles will be of equal or greater fire resistance.
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NORMAL ESTIMATED CURRENT

USEFUL LIFE REMAINING LIFE REPLACEMENT CURRENT REQUIRED ANNUAL

(Years) COST FUND FUND CONTRIBUTION

1. Boiler

1                       25 15 $26,000.00 $0.00 $26,000.00 $1,733.33

2. Chiller

1                       20 12 24,000.00 0.00 24,000.00 2,000.00

3. Cooling Tower

1                       20 6 28,000.00 0.00 28,000.00 4,666.67

4. Pumps

2                       25 12 8,000.00 0.00 8,000.00 666.67

5. Domestic Piping

Lot 40 20 66,000.00 0.00 66,000.00 3,300.00

6. Waste Piping

Lot 60 25 61,600.00 0.00 61,600.00 2,464.00

7. Heat/Chilled Piping

Lot 40 8 44,000.00 0.00 44,000.00 5,500.00

8. Heat/Chilled Controls

Lot 20 8 6,000.00 0.00 6,000.00 750.00

9. Hot Water Heater

1                       18 17 8,500.00 0.00 8,500.00 500.00

10. Hot Water Storage Tank

1                       30 5 9,800.00 0.00 9,800.00 1,960.00

11. Expansion Tank

1                      

40 26 2,800.00 0.00 2,800.00 107.69

     

TOTAL: $284,700.00 $0.00 $284,700.00 $23,648.36

CORCORAN MEWS

PROPERTY DIAGNOSTICS, INC.

REPAIR & REPLACEMENT RESERVES - MECHANICAL/PLUMBING

QUANTITY ITEM



	D. Repair & Replacement Reserve – Mechanical/Plumbing



	Item Number
	Description

	
	
	

	1.
	Boiler
	The estimated replacement cost is for replacement of the existing boiler with a new boiler of similar design capable of carrying the building load.  The estimated cost includes the related piping, valve and flue work necessary to install the boiler.



	2.
	Chiller
	The estimated replacement cost is for the replacement of the existing chiller with a new reciprocating air conditioning unit of similar style and load capacity.  The replacement includes the necessary pipe and valve work to install new equipment.  Also, included in the price is the requirement to install new switchgear.  



	3.
	Cooling Tower
	The estimated replacement cost for the cooling tower is to install a new cooling tower to be located in the same vicinity as the existing cooling tower.  The estimated replacement cost includes the cost to install piping and valve work as needed for the cooling tower installation.



	4.
	Pumps
	The estimated replacement cost is to install new pumps servicing the hydraulic system.  The new pumps would be base mounts centrifugal pumps and of equal load capacity.  The estimated replacement cost includes the necessary switchgear, piping, and valve changes for the installation of the new pumps.  



	5.
	Domestic Piping
	The estimated replacement cost of the domestic piping is based on replacement of the existing piping with new piping.  It is not intended to be replaced at one time.  We recommend that this be considered a draw fund and, as repairs are made, the reserve should be drawn on.



	6.
	Waste Piping
	The estimated replacement cost of the waste piping is based on replacement of the existing piping with new piping.  It is not intended to be replaced at one time.  We recommend that this be considered a draw fund and, as repairs are made, the reserve should be drawn on.



	7.
	Heat/Chilled Piping
	The replacement cost considers that throughout the period of the remaining life of the pipe, replacement and defective sections will require replacement.  It is not considered that all heat piping will be replaced at one time, and therefore the reserve should be considered a draw reserve.  As sections of pipe are needed, new piping should be installed.  New piping is anticipated to be of similar quality and grade of the existing piping.



	8.
	Heat/Chilled Controls
	The estimated replacement cost for controls is for replacement of the existing controls with new controls of similar style and quality. 


	9.
	Hot Water Heater 
	The estimated replacement cost for hot water heater is based on the anticipated cost required to update the hot water heating system with a new system to properly handle the building load.



	10.
	Hot Water Storage Tank
	There is a storage tank incorporated with the domestic hot water heating system.  The estimated replacement cost is for the replacement of the existing storage tank with a new storage tank of similar size and material.  



	11.
	Expansion Tank
	The estimated replacement cost for the expansion tank is for replacement of the existing expansion tank with a new tank of similar building requirements.
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NORMAL ESTIMATED CURRENT

USEFUL LIFE REMAINING LIFE REPLACEMENT CURRENT REQUIRED ANNUAL

(Years) COST FUND FUND CONTRIBUTION

1. Main Switchgear

Lot 40 12 $22,000.00 $0.00 $22,000.00 $1,833.33

2. Interior Lighting

34 25 10 6,120.00 0.00 6,120.00 612.00

3. Exterior Lighting

7 25 10 1,400.00 0.00 1,400.00 140.00

4. Entry Systems

4 18 4 19,200.00 0.00 19,200.00 4,800.00

5. Fire Alarm System

Lot 30 5 12,000.00

0.00

12,000.00 2,400.00

6. Exit Lights

4 25 12 480.00 0.00 480.00 40.00

7. Emergency Lights

4 20 12 520.00 0.00 520.00 43.33

8. Gas Lights Pole

8 30 12 6,800.00 0.00 6,800.00 566.67

9. Gas Lights Building

4 30 12 1,600.00 0.00 1,600.00 133.33

TOTAL: $70,120.00 $0.00 $70,120.00 $10,568.67

CORCORAN MEWS

REPAIR AND REPLACEMENT RESERVES - ELECTRICAL

PROPERTY DIAGNOSTICS, INC.

QUANTITY ITEM



	E. Repair & Replacement Reserve – Building Electrical


	Item Number
	Description

	
	
	

	1.
	Main Switchgear
	The estimated replacement cost is for replacement of the existing main switchgear with new switchgear of equal ratings and load capacity.



	2.
	Interior Lighting
	The estimated replacement cost for interior lighting is based on replacement of the existing lighting fixtures with similar fixtures.



	3.
	Exterior Lighting
	The estimated replacement cost for exterior lighting is based on replacement of the existing lighting fixtures with similar fixtures.



	4.
	Entry Systems
	The estimated replacement cost for entry system is for replacement of the building electronic entries with a system of similar design and quality.  



	5.
	Fire Alarm System
	The estimated replacement cost anticipates replacement of the main fire alarm system.  This does not include the pull stations, bells or detectors as these are typically handled through maintenance and/or are considered life of building.



	6.
	Exit Lights
	The estimated replacement cost is for replacement of the existing exit lighting with new, more efficient lighting systems.  



	7.
	Emergency Lights
	The estimated replacement cost for emergency lighting anticipates the replacement requirement of the existing lighting units after the normal useful life.  The replacement will include removal of the existing units and installation of newer similar units as required.



	8.
	Gas Lights Pole
	The estimated replacement cost for gas lights pole is for replacement of the existing gas lights pole with new gas lights pole of similar design and quality.  


	9.
	Gas Lights Building
	The estimated replacement cost for gas lights is for replacement of the existing gas lights with new gas lights of similar design and quality.  


II. Cash Flow Method

The Cash Flow Method incorporates the repair and replacement needs of the property over the next thirty years, to include anticipated repair/replacement of components and materials that are performed sectionally.  A percentage of these items are ascribed to the Cash Flow Chart throughout the thirty-year chart.  The Cash Flow Method allows the property owners to reserve funds to maintain the property based on the limited estimated requirements over the next thirty years.  

The Cash Flow Section of the report extrapolates requirements stated in the Component Method section of the report.  

The Cash Flow Breakdown chart outlines the first column in years, the second column shows total expenditures for each year, column three shows the property’s yearly contribution, column four shows cash on hand or total property reserve, column five shows Property Diagnostics, Inc.’s annual contribution recommendation, and column six shows cash on hand or total property reserve based on Property Diagnostics, Inc.’s recommendation.  The first year of column three shows the reported current property reserve balance.  
The current reserve fund given to Property Diagnostics, Inc. as of February 2009 is $97,021.30.  The property’s annual contribution is $33,975.  The amount of funding does not meet the needs for this property. Therefore, we suggest increasing the yearly contribution to $46,000.  Based on our calculations, the property will have $492,580.00 at the end of thirty years.

We recommend the property update the reserve study every three to five years.  This update would readjust the reserve requirements for the property based on actual experiences and conditions.  

The first bar chart shows graphically the cash expenditures and cash on hand based on property’s yearly contribution.  The second bar chart shows graphically the cash expenditures and cash on hand based on Property Diagnostics, Inc.’s recommendation.  The following section of the report identifies specifically items to be repaired/replaced for each year and the method or component which is specified.  
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Total Replacement 

Costs / 30yrs

Corcoran Mews 

Yearly 

Contribution

Current Fund based on 

Corcoran Mews 

Contribution

PDI's Yearly 

Contribution 

Recommendation

Current Fund based on 

PDI's Recommendation

 

97,021 $                             97,021 $                            

2009 5,637 $                     33,975 $                   125,359 $                           46,000 $                   137,384 $                          

2010 17,962 $                   33,975 $                   141,372 $                           46,000 $                   165,422 $                          

2011 40,400 $                   33,975 $                   134,947 $                           46,000 $                   171,022 $                          

2012 54,958 $                   33,975 $                   113,964 $                           46,000 $                   162,064 $                          

2013 189,613 $                 33,975 $                   (41,674) $                            46,000 $                   18,451 $                            

2014 149,085 $                 33,975 $                   (156,784) $                          46,000 $                   (84,634) $                           

2015 7,700 $                     33,975 $                   (130,509) $                          46,000 $                   (46,334) $                           

2016 26,920 $                   33,975 $                   (123,454) $                          46,000 $                   (27,254) $                           

2017 - $                         33,975 $                   (89,479) $                            46,000 $                   18,746 $                            

2018 59,566 $                   33,975 $                   (115,070) $                          46,000 $                   5,180 $                              

2019 1,650 $                     33,975 $                   (82,745) $                            46,000 $                   49,530 $                            

2020 101,632 $                 33,975 $                   (150,402) $                          46,000 $                   (6,102) $                             

2021 3,300 $                     33,975 $                   (119,727) $                          46,000 $                   36,598 $                            

2022 6,600 $                     33,975 $                   (92,352) $                            46,000 $                   75,998 $                            

2023 37,933 $                   33,975 $                   (96,310) $                            46,000 $                   84,065 $                            

2024 13,195 $                   33,975 $                   (75,530) $                            46,000 $                   116,870 $                          

2025 21,450 $                   33,975 $                   (63,005) $                            46,000 $                   141,420 $                          

2026 14,600 $                   33,975 $                   (43,630) $                            46,000 $                   172,820 $                          

2027 43,650 $                   33,975 $                   (53,305) $                            46,000 $                   175,170 $                          

2028 11,951 $                   33,975 $                   (31,281) $                            46,000 $                   209,219 $                          

2029 9,150 $                     33,975 $                   (6,456) $                              46,000 $                   246,069 $                          

2030 77,552 $                   33,975 $                   (50,033) $                            46,000 $                   214,517 $                          

2031 10,675 $                   33,975 $                   (26,733) $                            46,000 $                   249,842 $                          

2032 14,833 $                   33,975 $                   (7,591) $                              46,000 $                   281,009 $                          

2033 559 $                        33,975 $                   25,825 $                             46,000 $                   326,450 $                          

2034 33,065 $                   33,975 $                   26,735 $                             46,000 $                   339,385 $                          

2035 - $                         33,975 $                   60,710 $                             46,000 $                   385,385 $                          

2036 13,020 $                   33,975 $                   81,665 $                             46,000 $                   418,365 $                          

2037 1,200 $                     33,975 $                   114,440 $                           46,000 $                   463,165 $                          

2038 16,585 $                   33,975 $                   131,830 $                           46,000 $                   492,580 $                          
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	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2009
	Concrete Porches – 11%
	$2,420

	
	Concrete Walks – 15%
	1,017

	
	Heat/Chilled Piping – 5%
	2,200

	
	     Total for 2009
	$5,637


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2010
	Interior Painting
	$9,700

	
	Carpeting
	6,062

	
	Heat/Chilled Piping – 5%
	2,200

	
	     Total for 2010
	$17,962


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2011
	Pointing
	$36,000

	
	Heat/Chilled Piping – 10%
	4,400

	
	     Total for 2011
	$40,400


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2012
	Asphalt 
	$4,158

	
	Trash Area
	1,200

	
	Caulking
	26,000

	
	Entry Systems
	19,200

	
	Heat/Chilled Piping – 10%
	4,400

	
	     Total for 2012
	$54,958


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2013
	Windows
	$151,200

	
	Sliding Doors
	6,000

	
	Hot Water Storage Tank
	9,800

	
	Fire Alarm System
	12,000

	
	Concrete Porches – 13%
	2,860

	
	Concrete Walks – 17%
	1,153

	
	Heat/Chilled Piping – 15%
	6,600

	
	     Total for 2013
	$189,613


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2014
	Iron Rails
	$1,770

	
	Metal Roof Old
	99,000

	
	Ceramic Tile
	495

	
	Wood Roof Decks
	9,720

	
	Rear Metal Framed Wood Balcony
	3,500

	
	Cooling Tower
	28,000

	
	Heat/Chilled Piping – 15%
	6,600

	
	     Total for 2014
	$149,085


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2015
	Heat/Chilled Piping – 17.5%
	$7,700

	
	     Total for 2015
	$7,700


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2016
	Brick Steps
	$5,400

	
	Wood Gates
	800

	
	Asphalt Shingle Roof
	7,020

	
	Heat/Chilled Controls
	6,000

	
	Heat/Chilled Piping – 17.5%
	7,700

	
	     Total for 2016
	$26,920


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2017
	
	

	
	     Total for 2017
	$0


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2018
	Exterior Painting
	$33,440

	
	Gutters & Downspouts
	9,590

	
	Ceramic Tile
	1,205

	
	Drop Ceiling
	1,573

	
	Interior Lighting
	6,120

	
	Exterior Lighting
	1,400

	
	Concrete Porches – 15%
	3,300

	
	Concrete Walks – 19%
	1,288

	
	Domestic Piping – 2.5%
	1,650

	
	     Total for 2018
	$59,566


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2019
	Domestic Piping – 2.5%
	$1,650

	
	     Total for 2019
	$1,650


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2020
	Brick Retaining Walls
	$6,570

	
	Entry Doors
	12,600

	
	Interior Painting
	9,700

	
	Carpeting
	6,062

	
	Chiller
	24,000

	
	Pumps
	8,000

	
	Main Switchgear
	22,000

	
	Exit Lights
	480

	
	Emergency Lights
	520

	
	Gas Lights Pole
	6,800

	
	Gas Lights Building
	1,600

	
	Domestic Piping – 5%
	3,300

	
	     Total for 2020
	$101,632


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2021
	Domestic Piping – 5%
	$3,300

	
	     Total for 2021
	$3,300


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2022
	Domestic Piping – 10%
	$6,600

	
	     Total for 2022
	6,600


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2023
	Boiler
	$26,000

	
	Concrete Porches – 17%
	3,740

	
	Concrete Walks – 1%
	68

	
	Domestic Piping – 10%
	6,600

	
	Waste Piping – 2.5%
	1,525

	
	     Total for 2023
	$37,933


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2024
	Iron Rails
	$1,770

	
	Domestic Piping – 15%
	9,900

	
	Waste Piping – 2.5%
	1,525

	
	     Total for 2024
	$13,195


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2025
	Hot Water Heater
	$8,500

	
	Domestic Piping – 15%
	9,900

	
	Waste Piping – 5%
	3,050

	 
	     Total for 2025
	$21,450


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2026
	Domestic Piping – 17.5%
	$11,550

	
	Waste Piping – 5%
	3,050

	 
	     Total for 2026
	$14,600


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2027
	Caulking
	$26,000

	
	Domestic Piping – 17.5%
	11,550

	
	Waste Piping – 10%
	6,100

	
	     Total for 2027
	$43,650


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2028
	Wood Fence
	$1,468

	
	Concrete Porches – 19%
	4,180

	
	Concrete Walks – 3%
	203

	
	Waste Piping – 10%
	6,100

	 
	     Total for 2028
	$11,951


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2029
	Waste Piping – 15%
	$9,150

	 
	     Total for 2029
	$9,150


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2030
	Exterior Painting
	$33,440

	
	Interior Painting
	9,700

	
	Carpeting
	6,062

	
	Entry Systems
	19,200

	
	Waste Piping – 15%
	9,150

	 
	     Total for 2030
	$77,552


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2031
	Waste Piping – 17.5%
	$10,675

	
	     Total for 2031
	$10,675


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2032
	Asphalt 
	$4,158

	
	Waste Piping – 17.5%
	10,675

	
	     Total for 2032
	$14,833


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2033
	Concrete Porches – 1%
	$220

	
	Concrete Walks – 5%
	339

	
	     Total for 2033
	$559


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2034
	Iron Rails
	$1,770

	
	Ceramic Tile
	495

	
	Cooling Tower
	28,000

	
	Expansion Tank
	2,800

	
	     Total for 2034
	$33,065


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2035
	
	

	
	     Total for 2035
	$0


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2036
	Asphalt Shingle Roof
	$7,020

	
	Heat/Chilled Controls
	6,000

	
	     Total for 2036
	$13,020


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2037
	Trash Area
	$1,200

	
	     Total for 2037
	$1,200


	

	SUMMARY OF YEARLY EXPENDITURES

	Year
	Item to be Replaced
	Cost of Replacement

	2038
	Metal Roof New 
	$12,672

	
	Ceramic Tile
	1,205

	
	Drop Ceiling
	1,573

	
	Concrete Porches – 3%
	660

	
	Concrete Walks – 7%
	475

	
	     Total for 2038
	$16,585


III. INSPECTION Observations

1. It was noted that the fire bells are painted. This is a code violation. Although the condition does not require to be rectified, in the future these should not be painted and when replaced they should be maintained unpainted.

2. Some of the addresses are unclear on the interior units. This presents a hazardous condition when emergency response is needed, such as police, fire, or ambulance. We recommend the interior unit addresses be clearly marked on each door.

3. The exit light at 1752 first level is not operating. The light should be checked and put back into proper order as required.

4. At the rear of 52R entry, the concrete walk is raised and presents a trip hazard. We recommend this section of walk be replaced as needed.

5. At the porch entry of 1756 there are previous damages which require additional repair and the railing system is not properly bolted to the wall. We recommend the concrete be repaired as needed and the rail system be bolted as required.

6. In building 1748, outside of unit #2B, the electrical outlet in the hallway is broken. We recommend this be replaced.

7. Several of the entry doors are not properly sealed. We recommend that weatherproofing be installed on the door entries as required.

8. During our review we noted that the cooling tower has not been properly cleaned and is not prepared for the air conditioning season. We recommend this be properly cleaned as needed.

9. In reviewing the roof system on the buildings, one section is being replaced at this time. However, the metal roof systems require maintenance. We noted openings around the access hatch leading to the roof area, flashing around vents require to be resealed as needed, and one of the vent caps is missing. In some areas we noted that the metal roofs are beginning to deteriorate. We recommend full roof maintenance on the property.

10. In addition to performing proper maintenance on the roof, there are some areas of the front metal roof that have been patched with tape. This is an inappropriate material for repairs. Professional roofers should be used to make repairs to the roof system as required.

11. We noted that some of the gutters have deteriorated and these have also been patched with tape. The gutters can be lined with roofing material or replaced, but patching with tape is well below industry standard and will not properly last.

12. As the mechanical room is located in the roof penthouse and access is regularly required, consideration should be given to installing a Bilco Door to the access roof hatch. This presents a safe and more reliable entry without causing damage to the roof system.

13. At 1748 #2A water damage has occurred. In reviewing the exterior it was noted that the pointing has failed. There are some areas above this unit that require roof maintenance and the downspouts should be fully checked to ensure that the downspout is properly operating.

14. On the exterior of the boiler room, the brick is badly cracked. This indicates movement which may have occurred during thermal change condition. We recommend grouting the crack and monitoring in the future. Should the crack open again a structural engineer should evaluate the requirement for stabilizing bars.

15. The chimney cap is cracked and damaged. We recommend that a new wash cap be installed at the top of the chimney.

16. The door leading to the boiler room is badly oxidized and has bad hinges. Consideration should be given to replacing the door or completely refinishing the door by removing oxidation and applying two coats of metal paint and replacement of the hinges.
IV. PHOTOGRAPHS
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	Photo #1: The railing system is loose. This should be repaired.  
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	Photo #2: The gutter is damaged and should be repaired.
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	Photo #3: There are cracks in boiler room structure. These should be repaired.  
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	Photo #4: There is an opening around the roof access hatch. This should be closed.  
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	Photo #5: There is an opening around roof vent stack.
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	Photo #6: Boiler Unit
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	Photo #7: Chiller Compressor
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	Photo #8: Cooling Tower
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	Photo #9: Deck Finishes
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	Photo #10: There is damaged parging on the chimney.  This should be repaired.  
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