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1 INTRODUCTION

This report preéents an updated engineered reserve fund study (with site visit) for the
Condominium Corporation. This update with a site visit was undertaken as mandated by the
Condominium Act to provide data on future costs based upon the review and assessment of the
current life expectancy of these common elements and their current replacement costs. This data
can then be used by the Corporation to review and adjust current reserve fund contributions so

that forecast expenditure requirements can be met.

The study is based upon the list of common elements as determined from the Declaration. This
list defines the components to which the reserve fund applies. Components defined as the
responsibility of the individual unit owner are not included in the study as the reserve fund does

not apply to them.

Once the list of common elements is determined, data is collected on their repair and/or
replacement history from authorized representatives of the Corporation. A visual site visit
investigation then follows which provides information on the current condition of the common

elements.

The current repair and/or replacement costs are then reviewed and estimated. The results are
presented in tabular spreadsheet form showing the quantities and expected replacement costs for
each element along with the expected remaining life expectancy. Provided further to this is a
thirty-year schedule of expected reserve fund expenditures on a year by year basis along with a

table of projected cash flows adjusted to account for an assumed rate of escalation.
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2 DESCRIPTION

Middlesex Standard Condominium Corporation No. 644 (M.S.C.C. 644) is comprised of 69 one
storey condominium units at 1040 Riverside Drive, London, Ontario. The complex was
originally developed as a series of eight individual condominium corporations registered
between June 7, 1990 and September 29, 1999. The individual corporations were amalgamated
and registered as Middlesex Standard Condominium Corporation No. 644.

There are two entrances to the complex; the main entrance from Riverside Drive and the other
from Hazel Avenue. Each entrance has an associated masonry entrance wall. There is a common
roadway which winds through the complex to the units comprising the corporation. Along the
roadway are various visitors parking areas. There are also a few areas where there are sidewalks
adjacent to the roadway. The roadway is asphalt while the parking area and the sidewalks are

laid with pavers.

The complex also has a pool facility which is enclosed by a masonry wall and contains a pool

along with a small changeroom/equipment building.

In general, there are no perimeter fences along the property boundaries of the complex.
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3 SITE ELEMENTS

The site was reviewed visually for assessment of the common elements comprising the study.
The following describes, in summary, the assessment of these items for the purposes of the
study. It should be noted that repairs/replacements to paver parking spaces and common
walkways were previously deemed a maintenance item and are therefore not included in the

study.

3.1 Sewers & Watermains

Location: Underground throughout the site.

Current Age: Twenty-two to twenty-nine years old.

Remarks: Sewers and watermains should generally last 40 to 60 years. Replacement is

expected during the current thirty year scope of this study. It is recommended that the
Corporation continue video inspection of the sewers at periodic intervals to monitor the sewer
system. Regular maintenance should continue to include cleaning the catchbasins of sediment
and the sewers flushing. The cycle of replacements continue in this update study to be separated
according to the previously assumed phased installation dates.

Assessed Remaining Life: 26 to 33 years

3.2  Asphalt - Roadways

Location: Roadways.

Current Age: Twenty-two to twenty-nine years old.

Remarks: The asphalt roadway appeared to be in reasonably good condition. There continue to
be numerous transverse and longitudinal cracks along with parallel cracks near the curblines. The
majority of the cracks appeared to be sealed and well maintained. It is recommended that sealing
be done as necessary to help minimize deterioration from freeze/thaw cycles.’ Sealing of asphalt
would be considered a maintenance item and is not included in the study. As with the previous
study update, replacement of the asphalt has been shown at 40 year intervals with re-surfacing of

the asphalt only in between replacement cycles. The cycle of replacements continues in this
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update study to be separated according to the previously assumed phased installation dates.

Assessed Remaining Life: 6 to 13 years to next re-surfacing; 26 to 33 years to next replacement.

3.3  Concrete Curbs

Location: At edges of roadways.

Current Age: Twenty-two years old.

Remarks: The concrete curbs continue to appear to be weathering well. There are only a few
isolated sections that are cracked. The cracks do not appear to affect serviceability. The study has
been continues to allow for the replacement of approximately twenty percent of the curbs every
ten years. The next replacement has been extended out to coincide with the next asphalt
resurfacing.

Assessed Remaining Life: 6 years to next replacement.

3.4 Pool Complex

Location: Central area of complex.

Current Age: Four years since the last expenditure.

Remarks: A lump sum allowance for all components of the pool complex continues to be
included in the update study at five year intervals. The allowance is intended to cover costs
associated with the pool finishes, decking, equipment, perimeter wall and the changeroom
structure. It was reported that the pool received restoration in the current year however review of
the pool finishes was not possible as the pool was closed for the season. The concrete deck
surround continued to appear to be in good condition however there continues to be some step
cracking noted to the south perimeter masonry wall and at the east wall of the changeroom where
the perimeter wall adjoins. The metal railings appeared to have been recently painted. The
vertical interface of the perimeter wall with the piers along with the underside of the capping
appeared to have been newly caulked but only on the inside. Joints between the capping sections

were noted to need recaulking as evidenced by the discolouring of bricks immediately below.

Assessed Remaining Life: Costs incurred in the current year.
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3.5 Irrigation Central Controller

Location: Added element in 2009 for landscape irrigation.

Current Age: Ten years old.

Remarks: No issues were reported with the irrigation central controller however repairs and/or

replacement is expected soon.

Assessed Remaining Life: 1 year.

3.6 Landscape/Drainage Allowance

Location: Added element.

Current Age: New element.

Remarks: An annual landscape and drainage allowance has been added to the study at the
request of the Corporation.

Assessed Remaining Life: Costs shown in the current year.
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4 RESERVE FUND SPREADSHEET
Following this section are the detailed reserve fund spreadsheets.

Table 1 provides the list of common elements for the complex and present material quantities
and current replacement costs along with the expected remaining life, as determined during the

review.

Future expenditures for repairs/replacement are summarized in the next set of spreadsheets,
Table 2, which show indexed costs at intervals corresponding to the element lifespan. Annual
totals are also provided for each year. The expenditures are projected forward 30 years (to year
2048). The index is included to allow for an assumed inflation of 2%. It can be seen that a
number of expenditures are anticipated over the thirty-year scope of the study. It is important to
ensure that contributions to the reserve fund are sufficient to build up the balance in order to take
advantage of the interest effect. It should be noted that the total of indexed replacement costs
over the thirty year projections as shown in Table 1 is approximately $3,032,100 for the

complex.

Also included in the projected expenditures are budget costs for future updates to the study. It
should be noted that these are budget estimates only and should not be construed as firm price
proposals.

Projected cashflows are given in the next spreadsheet (Table 3). For each year, a summary of
annual expenditures is given along with the annual contribution to the reserve fund and the
corresponding balance. The balance at the beginning of the current fiscal year beginning January
1, 2019 was reported to be approximately $307,015. Table 3 includes earned interest at a rate of
3%. The current contribution level for 2019 was reported to be $25,493. This corresponds to a
monthly per unit reserve fund contribution of approximately $31. The cashflow spreadsheets

provide information on the effect of various options for contribution levels along with the current
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contribution level. The current contribution level shows the effect of the present course with an
annual index of 5.6%. The cashflow projections confirm that at this contribution level, the
reserve fund is not expected to be adequate to meet the projected expenditures over the thirty-
year scope of the update study.

Alternate contribution options were proposed for consideration which if adopted, would also
ensure that the future expected costs were met. New contribution levels are proposed to begin in
2020. The selected option includes a regular annual reserve fund contribution of $33,700 in 2020
followed by a 5.6% increase thereafter. This corresponds to a monthly per unit reserve fund

contribution of approximately $41 in 2020.

The assumed annual interest earned rate for all Options is 3%. The contributions shown in the
cashflow spreadsheets are annualized totals for all units. Note that these annualized average
contributions assume equal weighting per unit. Actual monthly per unit contributions may vary

according to actual weightings as determined by the condominium declaration.

It should be noted that the minimum balance used in Table 3 is $20,000. A higher minimum
balance requirement, as determined by the Condominium Corporation, would require associated
increases in the recommended contribution levels. It is recommended that the Corporation

periodically review the minimum balance requirement so that it reflects their needs.

The Condominium Act requires that the study be updated evéry three years after the initial study.
This allow the study to reflect new adjustments in the assessment of remaining life, changing
market conditions relating to future cost estimates, actual expenditures made, and actual
contributions realized. It also allows for adjustments due to actual inflation indices as well as
actual interest achieved on reserve balances. It should be noted that inﬂationvand interest rates
can have a significant effect of the projected expenditures and reserve balance. This study has
used an inflation index of 2% and an interest rate of 3%. The monthly c;ontribution required to

meet the future costs would likely be lower if the spread between the inflation and earned interest
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rates was larger; however, if the spread was smaller, then the monthly contribution would likely
need to be higher. Of course, future earnings cannot be guaranteed and the Corporation should

consult with an appropriate advisor.
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5 LIMITATIONS OF THE STUDY

In the course of conducting the reserve fund study, there were several limitations which should

be noted.

Information provided by the authorized agent of the Corporation to conduct this update study
included the financial statement for the year ended December 31, 2018 along with an unaudited
summary of reserve expenditures form 2017 to date. Some interpretation of these statements may

have been necessary to determine replacement histories.

The tabulated current replacement costs reflect an opinion of probable costs for each element and
are based mainly on published cost data. No guarantee is implied or otherwise provided for these
amounts. Actual costs at the time of replacement may vary depending on market conditions,
actual inflation indices and material and/or product advances. In addition, actual costs may be
higher should the repair and/or replacement work be phased or done on a unit by unit basis. The
costs included in the study assume that repair and/or replacements of a particular element occur
all at the same time. It is recommended that the replacement of elements be tendered to obtain

competitive pricing on equal scopes of work.

The scope of any associated site review was limited to a visual assessment of included common
elements which were exposed to view and made accessible. No physical testing was carried out
nor were any in depth examinations of components conducted to ascertain structural and
performance adequacy. It should be noted that the severity of certain deficiencies may not be
visually detectable at initial stages and may require periodic monitoring for further assessment.
As such, this report should not be considered as a warranty of remaining service life of the

assessed elements.

It should be noted that the actual remaining life of an element may differ from the assessed
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remaining life shown in this report. Building elements seldom exhaust their usefulness overnight.
Instead they generally deteriorate to an extent that requires increasing frequency and cost of
maintenance. Therefore, the assessed remaining life is an average estimate of how long the
element should reasonably last with proper maintenance and under normal weather conditions.
The degree of certainty in the assessed remaining life increases as the projected time for repair
and/or replacement approaches. Therefore, updates to the study can be beneficial prior to major

expenditures so that potentially critical cash flow situations are minimized or even avoided.

We trust that this report provides sufficient information for your current needs. Should there be

any questions, please do not hesitate to call.

Yours truly,
THOM%%NGINEERING

SEESE L.
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Reserve Fund Study Update (with site visit) Element Information TABLE 1
Middlesex Standard Condominium Corporation No. 644 Final
Oct-19 Revision Date: 31-Jan-20
Section Element Total Percentage 2019 Normal Year of Current | Assessed
Quantity of Total for | Replacement | Lifespan |Acquisition Age Remaining
(units) Replacement | or Repair (yrs) (yrs) Life
or Repair Costs
Sewers/Watermains - Phase | 4970 LF 100% $399,200.00 55 1990 29
Sewers/Watermains - Phase |l 2370 LF 100% $190,400.00 55 1992 27
Sewers/Watermains - Phase Il 1950 LF 100% $156,500.00 55 1997 22
Video Inspection - Sewers Allowance | 100% $10,000.00 12 2012 7
Catchbasins/Manholes - Phase | 28# 33% $22,400.00 20 1990 29
Catchbasins/Manholes - Phase I 14# 33% $11,200.00 20 1992 27
Catchbasins/Manholes - Phase IlI 13# 33% $10,400.00 20 1997 22
Asphalt (Resurface) - Phase | 46000 SF 100% $133,000.00 20 1990 29
Asphalt (Resurface) - Phase 11 17600 SF 100% $50,900.00 20 1992 27
Asphalt (Resurface) - Phase Il 18800 SF 100% $54,400.00 20 1997 22
Asphalt (Replace) - Phase | 46000 SF 100% $221,700.00 40 1990 29
Asphalt (Replace) - Phase il 17600 SF 100% $84,900.00 40 1992 27
Asphatt (Replace) - Phase Il 18800 SF 100% $90,600.00 40 1997 22
Curbs 7000 LF 20% $57,000.00 10 1990 29
Pool Complex Allowance | 100% $10,000.00 5 2015 4
Irrigation System - Central Controlier Allowance | 100% $5,000.00 10 2009 10
Landscape/Drainage Allowance Allowance | 100% $10,000.00 1 2018 1
Study Update - Site Visit LS 100% $2,000.00 6 2012 7 0
Study Update - No Visit LS 100% $1,500.00 6 2012 7 3
TOTAL $1,521,100.00|
TOTAL 30 YR EXPENDITURE $3,032,109.18|
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