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1.0 SUMMARY  The LAKE TOWER CONDOMINIUM ASSOCIATION authorized Criterium 
Engineers to conduct a Property Evaluation and Reserve Fund Study for 
the property located the corner of XXXX  in Somewhere, USA.  Studies of 
this nature are important to ensure a community has sufficient funds for 
long-term, periodic capital expenditure requirements. Anticipating large 
expenditures over an extended period of time through a structured analysis 
and scheduling process assists the Association in meeting financial 
requirements without increasing the service fees above permitted 
maximums, borrowing the funds, or levying special financial assessments 
to the home owners. 
 
Typically, a Community Association has two broad cash requirements: the 
general operating reserves and the capital repair and replacement reserves.  
In this report, we will focus on those items falling under the capital repair 
and replacement reserve criteria. 
 
This report is structured to analyze components of the community for 
which the Association is responsible and to assess a useful expected life 
and useful remaining life for those components.  The anticipated scheduled 
repair or replacement of the component and the anticipated expense for the 
activity are then analyzed in conjunction with the current capital reserves 
funding program for the community.  Funding program recommendations 
are made with the objective of limiting substantial cash excesses while 
minimizing financial burdens that can result from significant cash 
inadequacies. 
 
This report is intended to be used as a tool to determine reserve fund 
allocation requirements for the community, to manage future Association 
obligations, and to inform the community of future financial needs in 
general. 
 
The report that follows has been prepared from the perspective of what an 
owner or manager of this property would benefit from knowing. Some 
items, beyond those of immediate concern, may be discussed. Therefore, 
the report needs to be read in its entirety in order to fully understand all of 
the information that has been obtained.  This investigation was performed 
on March 2, 2010 by Tim Freeman and David H. Dotson, P.E. of 
Criterium Engineers on behalf of the LAKE TOWER CONDOMINIUM 
ASSOCIATION. The report that follows is based on that investigation. 
 

1.1 Property Profile  City & State: Somewhere, USA 
  Location: XXXX  
  Lot Size: 1.125 Acres 
  Area of Building (Typical): Unknown 
  Number of Stories: 12 
  Number of Tenant Spaces: 54 
  Number of Buildings: 1 
  Year Built: Unknown / Renovated in 2006 
  Building Code: IBC 
  Zoned: Multi-family 
  Exterior: Brick Veneer / Stucco / Cast-stone 

Accents  
 
 

  Roof: Built-up-roofing (modified 
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bitumen) / Sloped Clay Barrel 
Tile   

  Plumbing: City water and sewage service. 
PVC waste and copper water 
supply piping. 

  HVAC: Split System HVAC Units at 
Lobby / Central Chiller & Boiler 
System for Corridors & Units 

  Electric: 120/240 Volt Service 
  Vertical Transportation: Three (3) A/C Geared Machine 

Elevators (2 - 25hp / 1 -35hp)  
  Fire Protection: Full coverage fire sprinkler 

system / Fire Extinguishers / 
Strobes / Alarms / Smoke 
Detectors 

  ADA Compliance: Generally compliant 
  Regulatory Compliance: No Issues Noted 
  Budget: $12,113 Balance; $1,000 Monthly 

Contribution 
   

 
 

1.2 General Condition  The property is in good condition. In this section of the report, we will 
address those issues that, in our opinion, will require immediate repair or 
replacement. For a more detailed discussion of all of our findings and any 
other material deficiencies that will require repair or replacement, refer to 
the appropriate section of this report. 
 
Based on our observations, immediate material deficiencies include storm 
water drainage along the southeast corner of the building washing out soils 
around railroad tie retaining walls in the area.  
 
There are, of course, other anticipated capital expenditures to be expected 
over the next twenty years. Those items that will require attention are 
discussed in detail in this report and can be found in their appropriate 
sections. 
 

2.0 PURPOSE & SCOPE   
2.1 Purpose  The purpose of this study is to determine a capital needs plan and a reserve 

fund analysis.  It is intended to be used as a tool for the Condominium 
Association in determining the allocation requirements into the reserve 
fund in order to meet future anticipated capital expenditures for the 
community. 
 
This report forecasts obligations for the community twenty years into the 
future.  It should be noted that events may occur that could have an effect 
on the underlying component or system useful life assumptions used in this 
study.  Likewise, inevitable market fluctuations can have an impact on 
component or system replacement and repair costs.  As a result, a study 
such as this should be updated from time to time, usually on a three to five 
year cycle, in order to reflect the most accurate needs and obligations of 
the community. 
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2.2 Scope & Methodology  This study has been performed according to the scope as generally defined 

by the LAKE TOWER CONDOMINIUM ASSOCIATION. The findings and 
recommendations are based on interviews with the community’s 
management personnel, a review of available documents, and an 
investigation of the property and site.  The investigation involved, in 
particular, a visual inspection of the buildings, roofing, mechanical 
systems, interior corridors, pool area, and other common amenities.  
 
The report contains the following: 
 

• A description of the overall condition of building components 
and systems and common areas that are the responsibility of 
the association, and conditions that may limit the expected 
useful life of the buildings, facilities, and their components. 

 
• Information about significant deficiencies, deferred 

maintenance items, and material code violations based on a 
visual survey of the buildings, facilities and grounds. 

 
• A reserve fund analysis including a component inventory, 

anticipated remaining component useful life, anticipated 
component repair or replacement costs, and forecasted fund 
levels as a result of those anticipated costs. 

 
The statements in this report are opinions about the present condition of 
the subject community.  They are based on visual evidence available 
during a diligent investigation of all reasonably accessible areas falling 
under the responsibility of the association.  We did not remove any surface 
materials, perform any destructive testing, or move any furnishings.  This 
study is not an exhaustive technical evaluation.  Such an evaluation would 
entail a significantly larger scope than this effort.  For additional 
limitations, see Section 11.0. 
 

2.3 Sources of Information  The following people were interviewed during our study: 
 

• Mr. Patrick XXXXXX, XYZ Management      
 
The following documents were made available to us and reviewed: 
 

• Current reserve balance and monthly contribution 
• Construction As-built Drawings and Documents 
 

2.4 Standards of Reference  For your reference, the following definitions may be helpful: 
 
Excellent: Component or system is in "as new" condition, requiring no 
rehabilitation and should perform in accordance with expected 
performance. 
 
Good: Component or system is sound and performing its function, 
although it may show signs of normal wear and tear. Some minor 
rehabilitation work may be required. 
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Fair: Component or system falls into one or more of the following 
categories: a) Evidence of previous repairs not in compliance with 
commonly accepted practice, b) Workmanship not in compliance with 
commonly accepted standards, c) Component or system is obsolete, d) 
Component or system approaching end of expected performance. Repair or 
replacement is required to prevent further deterioration or to prolong 
expected life. 
 
Poor: Component or system has either failed or cannot be relied upon to 
continue performing its original function as a result of having exceeded its 
expected performance, excessive deferred maintenance, or state of 
disrepair. Present condition could contribute to or cause the deterioration 
of other adjoining elements or systems. Repair or replacement is required. 
 
Adequate: A component or system is of a capacity that is defined as 
enough for what is required, sufficient, suitable, and/or conforms to 
standard construction practices. 
 
All ratings are determined by comparison to other buildings of similar age 
and construction type.  Further, some details of workmanship and materials 
will be examined more closely in higher quality buildings where such 
details typically become more relevant. 
 
All directions (left, right, rear, etc.), when used, are taken from the 
viewpoint of an observer standing in front of a building, or component, 
and facing it. 
 
Repair/Replacement Reserves - Non-routine maintenance items that will 
require significant expenditure over the life of the property.  Included are 
items that will reach the end of their estimated useful life during the course 
of this forecast, or, in the opinion of the investigator, will require attention 
during that time. 
 

3.0 DESCRIPTION  
 

 A Property Evaluation and Reserve Fund Study for LAKE TOWER located 
at XXXXX in Somewhere, USA was requested and authorized by Mr. 
Patrick Muscanere of Worth Ross Management Company on behalf of the 
LAKE TOWER CONDOMINIUM ASSOCIATION.  Tim Freeman and David 
Dotson, P.E. of Criterium Engineers performed the site investigation on 
multiple dates starting on March 2, 2010.  The study that follows is based 
on that investigation and has been prepared from the perspective of what a 
property owner and a community association would benefit from knowing 
regarding those components of the community that fall under the 
responsibility of the association.   
 
This study needs to be read in its entirety to understand fully all of the 
information that we have obtained.   
 
The property included in this study consists of 54 luxury condominium 
units in a twelve (12) story high-rise tower with penthouse levels at the 
basement level and 11th floor.  A designated parking area for residents is 
located at the north side of the property with carport structures at parking 
spaces; no parking garage is present at the property.  The property also 
includes a common pool area and outdoor patio, and a basement level with 
a theatre, wine room, pool table and kitchen. The building was originally 
constructed in the 1930’s for use as a hotel/residences; it was, at some 
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point, converted to a nursing facility until it was renovated for its current 
use as condominium residences in 2006.   
 

  The property is served by the following utilities and providers: 
 

   
COMMUNITY UTILITY PROVIDERS 

 
  Potable Water Municipal 

  Sewer Municipal 

  Storm Sewer Municipal 

  Electricity Con Edison  

  Gas Atmos Energy 

  Phone CBeyond Communication  

  Cable / Internet Time Warner  

  Trash Allied Waste  

  Table 3: Utility Providers 
 

4.0 SITE IMPROVEMENTS   
4.1 Topography   

Description  Topography is generally sloped slightly from south to north and more 
distinctively from west to east.     
 

Observations & Comments  No Issues Observed. 
 

4.2 Storm Drainage   
Description  Site storm water drainage is handled over the surface to adjacent streets 

and property to the east. 
 
Storm water drainage pumps are located underground to help convey 
drainage. 
 
Storm water drainage at the flat roofs on the high-rise tower and adjacent 
to the outdoor patio along with drainage at the outdoor patio is handled 
with interior roof and deck drains that are connected to the municipal 
storm water sewer system.   
 
Surface catch basins are located at landscaped areas that convey storm 
water drainage to the municipal system also.  
 
A sump pump in a catch basin pit is located at the bottom of the ramp to 
the LL level (mechanical basement) to discharge any water that may pass 
the overhead doors at entry to the ramp from the resident parking. 
 

Observations & Comments  All drainage on the property appeared adequate with no issues noted. 
 
Overhaul / replacement of the sump pump in the LL basement should be 
expected in approximately sixteen (16) years.  
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4.3 Paving & Curbing   
COMMUNITY PAVING & CURBING 

 

  Type of Paving Concrete Cast-in –place / Pavestone Pavers 

  Type of Curbing Concrete Cast-in –place 

     

  Parking Spaces/Unit 1.167 covered spaces per unit – 63 restricted and covered 
total (includes 2 handicap) 

  Table 4: Parking Area 
 

Description  Entry drives at the front and west of the building are primarily constructed 
of cast-in-place concrete with pavestone pavers at the entries off of 
Colorado Blvd and Zang Blvd.     
 
Designated resident parking at the north side of the property is also 
constructed of cast-in-place concrete.  The southeast portion of this 
parking area consists of an elevated reinforced concrete slab supported by 
steel grid beams and round concrete columns that allows for the extension 
of the parking area over a significant drop in grade towards the 
east/southeast.  
 
There are two (2) entrances to guest / visitor parking spaces off of XXXX 
Blvd and one entrance off of YYYY Blvd.  A gated entrance to the 
designated resident parking is accessed from the west drive near the 
entrance off of Zang Blvd.  The entry gate consists of a rolling wrought 
iron gate with Elite, ½ hp chain pull equipment.  
 
Sixty-three (63) parking spaces (including 2 handicap spaces) are 
designated for resident use inside the gated parking area at the north side 
of the property, and all spaces are covered with light gauge steel carport 
structures.  Twenty-five (25) parking spaces (including 2 handicap spaces) 
for visitor / guest parking and overflow resident parking are located at the 
front and west drives.  
 
Access to resident elevators is provided via the service elevator at the SB 
level from the resident parking lot.  
 

Observations & Comments  Striped spaces will require periodic re-striping on an approximate four (4) 
year cycle.  The striping is in good condition with some signs of wear at 
this time and will likely require re-striping in about two (2) years. 
 
Pavement and curbing is in good condition at this time. Periodic repairs 
and sectional replacement should be anticipated.  Expansion and control 
joints in the concrete pavement have been sealed to prevent excess storm 
water penetration below the surface which could cause differential 
movement in the soils below and lead to premature failure to sections of 
pavement.  We recommend that re-sealing of these joints and sealing of 
any cracks in the concrete pavement be planned for every four (4) to five 
(5) years.  
 
Gate equipment is in good condition at this time.  Periodic maintenance 
repairs will be required and likely covered under the operating budget; 
replacement will be required in approximately four (4) years as part of an 
eight (8) year frequency.  
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4.4 Flatwork   
Description  Sidewalks run along the front and west perimeter of building and at the 

rear adjacent to the resident parking as well as along visitor parking at the 
front entry drive.  All flatwork is cast-in-place concrete. 
 

Observations & Comments  Walkways are in good condition with no issues noted.   
 
Joints between the sidewalks and building and/or curbs have been sealed 
to prevent excess storm water penetration which could lead to differential 
settlement/heaving of concrete sidewalk sections in relation to their 
adjacent materials.  These joints should be planned for re-sealing 
approximately every five (5) to six (6) years.   
 
Walkways will require periodic repairs and sectional replacement over 
time due to the expansive nature of soils in this area; however, with proper 
maintenance and repairs over time, full replacement should not be realized 
within the next thirty (30) years.  
 

4.5 Landscaping & Appurtenances   
Description  The property front entrance and front perimeter of the building are 

extensively and attractively landscaped.  
 
An irrigation system is present at all landscaped areas. 
 
There is a common area with grass at the east/southeast portion of the 
property.  
 
Stone retaining walls (2 – 3’ tall) are located at the west side of the 
building and at the common area next to the visitor parking at the south 
side of the property.  Railroad tie retaining walls are located in tiers at the 
southeast corner of the building to control the grade along the building 
exterior.  There is also a concrete retaining wall (original with skim coat) 
under the wrought iron fencing along the east side of the entry drive off of 
Colorado Blvd.  
 
Wrought iron fencing is located at the north and east perimeters of the 
property and encloses the common area at the southeast.  Wrought iron 
fencing at the north perimeter along Zang Blvd. is spaced between brick 
pilasters.   The entry /exit gate for resident parking is wrought iron spaced 
between stone pilasters.   Wrought iron fencing is also located around the 
pool area and at the east side of the outdoor patio.   
 
Custom wrought iron guard rail with plexi-glass inserts is located along the 
top of concrete walls at the pool area and outdoor patio area.  
 
Eight (8) foot tall cedar fencing encloses the cooling tower and emergency 
generator located in the middle of the resident parking lot.  
 
Site lighting consists of ornamental pole mounted lights along the drives 
and a combination of high pressure sodium and commercial grade 
fluorescent flood lights at carport structures.  Stone pilasters at the 
entry/exit gate to resident parking has ornamental fluorescent fixtures, the 
same light fixtures are located on each side of the building front entrance.  
There are five (5) commercial grade fluorescent flood lights at the north 
wall of the building lighting the pool and outdoor patio area.   
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Observations & Comments  Landscaping is in good condition - Routine maintenance and replacement 

always required.  It is typically assumed that this routine maintenance is 
covered under a property’s Operating Budget.   
 
Irrigation system appears to be in good condition; however, it was not 
tested at the time of inspection. 
 
Stone retaining walls are in good condition with no issues noted. Periodic 
repairs will likely be required.  
 
The concrete retaining wall under the fencing at the east side of the entry 
drive off of Colorado Blvd. appears to be older than the renovation date of 
2006; it appears that a skim coat was applied to the surface to cover any 
visible cracking.  Due to the visible indications of older aged concrete 
retaining walls, we recommend planning for an accelerated frequency of 
repairs to the wall.   
 
Wrought iron fencing and guardrails will require periodic cleaning, 
priming and painting approximately every six (6) years.  Painting of the 
wrought iron guardrails at the pool and outdoor patio area will likely cost 
more per linear foot than painting the wrought iron fencing due to the 
plexi-glass inserts that need to be worked around.  Brick and stone 
pilasters will require periodic repairs over time.  
  
Replacement of floodlights at carports and north building exterior wall 
should be anticipated in approximately eight (8) years.  
 

 
 
5.0 BUILDINGS 

  

5.1 Substructure    
Description  We were not able to gather information regarding the main building 

substructure from the renovation construction drawings.  We suspect that, 
given the age of the building and construction of the superstructure, the 
substructure likely consists of reinforced concrete piers beneath concrete 
column locations and elevator shafts and a reinforced concrete slab-on-
grade at the LL basement level.    
 
Concrete columns at the elevated parking lot section are supported by 
individual straight shaft concrete piers.   
 
The reinforced concrete stem wall below the pool area was constructed as 
part of the renovation and is supported by concrete piers. 
 

Observations & Comments  No issues observed  
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5.2 Superstructure    

Description  Details of the existing superstructure were not available in the renovation 
structural drawings; however, we were able to determine, through visual 
observation, that the main superstructure of the building consists of 
elevated reinforced cast-in-place concrete slabs and beams supported by 
cast-in-place reinforced concrete columns.   
 
Construction of the exterior walls could not be determined from the 
renovation construction drawings or visual observations.  Given the age of 
the building, exterior wall construction could consist of unit masonry.  
 
Construction of sloped roof framing at penthouses could not be determined 
from the construction drawings either.  
 
The superstructure of the elevated parking lot section consists of exterior 
grade steel beams and girders supported by reinforced concrete columns.   
 
Carport structures consist of light gauge steel framing with corrugated 
metal roofs.  
 

Observations & Comments  No visible indications of structural issues. 
 
We noted some concrete repairs to underside of elevated concrete slabs 
were done at the time of renovation and a repair made to a cracked 
concrete beam at Unit PV1 using a steel beam and columns. 
 

5.3 Ventilation   
Description  Stairwell pressurization fans are located at stairwells and an exhaust fan is 

present at the LL basement level.  
 

Observations & Comments  No issues noted with the system.  
 

5.4 Roofing System   
Description  There are portions of flat roofs at the top of the structure that are covered 

by penthouse patio tiles and are the responsibility of the penthouse owners.  
The remaining flat roofs are the responsibility of the Condominium 
Association.  Flat roofs consist of built-up-roofing with a modified 
bitumen cap sheet.  Parapet walls are typically capped with cast-stone.  
 
A section of flat roof next to the outdoor patio consists of built-up-roofing 
with stone ballast.  
 
Roofing at portions of top of the building and at penthouses consists of 
Spanish clay barrel tile.  
 
Roof drainage and drainage at penthouse patios is typically handled with 
interior roof drains that are connected to the municipal storm water 
drainage system.  
 

Observations & Comments  Roofing is in good condition overall.  The roof at the top of the building is 
accessed from the east side stairwell.  
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The condominium is only responsible for flat roofs that are outside of 
penthouse patio areas.  Replacement costs for flat roofs at the top of the 
building will be higher than that of the flat roof next to the outdoor patio 
due to the height of the roof and transfer of materials to that area.  
 
Replacement of flat roofs should be planned for approximately eighteen 
(18) to twenty (20) years from now.  
 
Spanish clay tile roofs will require periodic repairs and isolated tile 
replacements but should be expected to last for the next forty (40) years 
without replacement.   
 
Drainage of storm water over roof surface appears to be adequate. 
 

5.5 Façade Elements   
Description  Exterior façade consists of brick veneer and cementituous stucco with 

some cast-stone accents.  Most of the exterior façade is original to the 
structure.  
 
There is a small amount of EIFS (Exterior Insulated Finishing System) 
located at the rear entry of the building from the resident parking lot.  
 
Windows typically consist of double hung vinyl framed insulated 
windows.  There are still original wood windows at the west side stairwell 
that were not replaced during the renovation.   
 
Entry doors to the lobby at the front and rear and at the SB level from the 
resident parking lot are aluminum storefront doors.  Four (4) glazed solid 
core wood French doors are located at the south wall of the lobby – these 
doors are not functional.  
 
There are two (2) metal overhead roll-up doors that provide access to the 
LL basement level ramp from the resident parking lot.  Hollow core metal 
doors are located at the roof access from the stairwell and elevator 
equipment room from the roof.  
 

Observations & Comments  The exterior façade is generally in good condition – no issues were noted.  
 
The EIFS at the rear entry to the SB level from the resident parking lot 
may require repainting approximately every eighteen (18) years and should 
be planned for.  
 
Caulking repairs / touch-ups at exterior façade joints will be required 
periodically and should be planned for approximately every twelve (12) 
years.  
 
Window sealants will likely require some general repairs and touch-ups 
towards the end of the twenty (20) year period.  
 
Replacement of the original wood windows at the west side stairwell 
should be planned for approximately ten (10) years with similar vinyl 
windows to match the others.  
 
Storefront doors are of good quality and are in good condition.  
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Replacement of the wood French doors at the south wall of the lobby 
should be anticipated for approximately ten (10) years.  
 
Metal overhead roll-up doors should last approximately eighteen (18) 
years depending on amount of use.  
 
We recommend planning for replacement of hollow core metal doors at 
roof access and elevator equipment room in approximately four (4) years.  
 

5.6 Interior Elements   
TYPICAL INTERIOR FINISHES 

 
  Walls Flat Finish Painted Drywall  

  Floors Concrete / Carpet / Tile 

  Ceilings Flat Finish Painted Drywall / Exposed Underside of Conc. Slabs  

  Doors Solid-core wood / Solid Core Metal 

  Table 7: Interior Finish Summary Table 
 
 

Description  The lobby located at the 1st floor is finished with high quality finishes and 
includes a reception area, management office, unisex restroom, lounge area 
and resident mailboxes. Lobby is equipped with high quality furniture and 
paintings supplied during development of the property.  There is also a 
unisex restroom at the rear entry from the resident parking lot at the SB 
level.  
 
Lobby finishes include: marble tile flooring and flat finish painted drywall 
at the walls and ceilings.  Architectural grade accent lights are present at 
lobby art work along with architectural grade fluorescent fixtures at the 
walls and track lighting at the ceilings.  The reception area consists of 
built-in wood cabinetry / desk with marble counter tops.   
 
Corridors are typically finished with flat finish painted drywall at the walls 
and small portions of drop down ceilings; the other portions of the 
corridors do not have ceilings and are open to the underside of concrete 
slabs with exposed plumbing and fire sprinkler pipes. Each corridor has a 
near full length rug on top of the exposed concrete slab.   Unit entry doors 
are solid core wood and are finished around with high quality wood 
finishes.  Each entry is equipped with an architectural grade wall sconce.  
Lighting at corridors typically consists of recessed can lights at drop-down 
ceilings, suspended architectural grade fluorescent fixtures and two (2) 
wall sconces at resident elevators.  
 
The common area basement is typically finished with carpet flooring and 
flat finish painted drywall at the walls; there are no ceilings (open to 
underside of slab). 
 
Doors to electrical closest and trash chutes at each floor are solid core 
wood – doors to stairwells at each floor are solid core metal.  Doors to 
common area spaces are typically solid core wood.  
 

Observations & Comments  Finishes were in good to excellent condition at the time of inspection.  
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Painting of common area walls and ceilings can be expected periodically 
and should be planned for accordingly.  
 
Carpet replacement at the common area basement will likely be required 
every sixteen years.  
 
Replacement of rugs at corridors should be planned for approximately 
every fifteen (15) years.  
 
Solid core wood and metal doors are of good quality and should last at 
least twenty-five (25) years on average.  Some doors may accidentally 
become damaged by residents and will likely be covered out of the 
operating budget.  
 
Common area light fixtures should be planned for replacement / upgrade 
approximately every eighteen (18) to twenty (20) years.  
  

5.7 HVAC   
 HVAC SYSTEMS 

 

   Manufacturer Baltimore Aircoil Company   

   Type of A/C System Central Chiller System – Hydronic 2-pipe 

   Capacity Unknown 

   Type of Heat Central Boiler System – Hydronic 2-pipe 

   Distribution Ductwork 

  Table 5: HVAC System Summary 
 

Description  The main heating and cooling system for the building common areas and 
resident units is a central chiller system accompanied by a central boiler 
system.  A cooling tower manufactured by the Baltimore Aircoil Company is 
located in a fenced area at the resident parking lot, it delivers chilled water 
from there to the LL basement level where two (2) booster pumps are located 
to supply the water to fan coil units at each of the twelve floors – hot water 
boilers are connected to the system to provide hot water for the heating 
system.  Corridors and each unit are equipped with fan coil units that 
distribute conditioned air to the spaces.  
 
The wine room at the common area basement is equipped with a 3-ton split-
system with the compressor unit located at the east perimeter of the building.  
 
An exhaust fan is located at the LL basement level.  
 

Observations & Comments  The overall HVAC system seamed to be functioning adequately at the time 
of our inspection.   
 
The chill water booster pumps should be planned for replacement in 
approximately fourteen (14) years.  
 
Replacement of the lobby HVAC systems and the wine room split-system 
can be expected approximately every twelve (12) years.  
 
Replacement of fan coil units each corridor should be planned for 
replacement approximately every ten (10) years.  
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Periodic repairs to the cooling tower will be required.  
 

5.8 Electrical Systems   
BUILDING ELECTRICAL SYSTEMS 

 

  Amperage 2500A 

  Voltage/Phase 277/480V 

  Service Entrance Underground 

  Branch Wiring Copper 

     

  Table 6: Electrical System Summary 
 

Description  Electrical power is supplied underground to this building by TXU Electric.  
 
The underground supply serves the building through a pad-mounted 
transformer that feeds 2500 Amp switchgear located in the LL basement 
level mechanical room. Power is then distributed from this point to various 
common area electrical panels and electrical panels at each unit.  There are 
electrical closets located on the east end of each floor.  Units appear to not 
be individually metered.  
 
Site lighting and common area lighting has been described in previous 
sections of this report. 
 
The building is equipped with three (3) elevators that are powered by A/C 
Geared Machines (25hp & 35hp).  Equipment is located above elevators at 
roof access area – each set of elevator equipment is accompanied with 
designated electrical panels and step down transformers.    
 
An emergency diesel generator is located next to the cooling tower inside 
the fenced area in the middle of the resident parking lot.  
 

Observations & Comments  The visible portions of the electrical system are generally in good 
condition.  Periodic repairs and replacement should be planned. 
 
Elevators and equipment are in good condition overall.  An overhaul of 
elevator equipment may be required near the end of the twenty year period.
 

5.9 Plumbing Systems   
Description  Water and sewer service is provided by the City of Dallas. Water 

distribution piping is copper. Sewage collection piping is PVC. 
 
Hot water for common areas is supplied by central hot water boiler.  
 
Domestic water is supplied throughout the buildings by a Tiger Flow, two 
(2) pump system (15 hp pump motors).  Domestic water pump system is 
accompanied by an expansion tank located in the same mechanical room at 
the LL basement level.   
 
Unisex restrooms are located at the lobby and common area at the rear 
entry from the resident parking lot.  Each restroom contains a toilet, 
floating vanity with marble top and mirror.  
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A full coverage fire sprinkler system services the building.  Two (2) 6” 
risers are located in the mechanical room at the LL basement level.  The 
system is equipped with a 40 hp jockey pump – the fire pump controller 
and power transfer switch is located on the east wall of the same 
mechanical room.  The system also contains a pipe that supplies water to 
hose connections at each corridor. The system was installed in 2006 as part 
of the renovation.  
 
The building is also equipped with a fire alarm system with audible local 
alarms and strobes, fire extinguishers at corridors and common areas, and 
illuminated exit signs at corridors and common areas.   The Silent Knight 
fire alarm control panel is located in a closet behind the reception desk.  
   

Observations & Comments  Hot water was adequate at restrooms. 
 
Replacement of domestic water pump system should be planned for in 
approximately sixteen (16) to eighteen (18) years.  Expansion tank can be 
expected to last approximately six (6) more years.  
 
Fire pump will require periodic repairs to ensure proper operation if 
needed – overhaul / replacement of the pump should be expected in 
approximately twenty (20) years.   
 
The fire sprinkler system, fire extinguishers and fire alarm system are all 
current on their annual inspections – no issues have been reported with the 
system.  
 

5.10 Pool   
Description  A 525 square foot pool at the north side of the building is surfaced with 

gunite pool surfacing and has stone coping at the edge.  A water feature is 
present over the east end of the pool.  Pool apron/decking is cast-in-place 
stained concrete.  Coping joints are sealed with Seal-O-Deck.  
 
Pool equipment is located in a mechanical room below the pool, accessed 
from the resident parking lot and consists of one (pump) and one filter. 
 
Pool furniture consists of three (3) chaises, one (1) round table and four (4) 
chairs all of good quality materials.  
 
Also present at the north side of the building, adjacent to the pool area, is 
an outdoor patio area with furnishings that consists of a wicker lounge set, 
wrought iron lounge set and stone fire pit with gas coals.  The surface of 
the outdoor patio consists of pavestone tiles on pedestals to allow for storm 
water drainage beneath.  The outdoor patio is landscaped with potted 
plants and small trees.  A barbeque pit is present at the outdoor patio area.  
 
The pool and outdoor patio area is accessible from the resident parking lot, 
the lobby or by mechanical combo lock at a pedestrian gate from the west 
side drive.  
 

Observations & Comments  Re-surfacing of the pool will be required approximately every eight (8) 
years (4 years of useful life remaining).   
 
The coping joint is sealed with Seal-O-Deck that generally requires re-
sealing every four (4) years and will likely require re-sealing in 2011.   
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Pool furnishings are of good quality and can be expected to last another 
three (3) to four (4) years.  
 
The pool equipment was in good functioning condition at the time of our 
inspection.  Periodic repairs to the pool pump may be required – 
replacement can be expected approximately every eight (8) years.  
Replacement of this type of filter is typically required every ten (10) years. 
 
The stained concrete apron around the pool will require re-staining 
approximately every ten (10) years. Decking is in good condition overall.  . 
 
Outdoor patio furniture is of high quality and in good condition.  The 
barbeque grill will require replacement periodically.  
 

6.0 MISCELLANEOUS AMENITIES   
Description  A theatre is located in the common area basement that is equipped with 

eight (8) leather theatre chairs, a high definition screen and projector, and 
surround-sound system.  
 
Also present at the common area basement is a pool table area with a high 
quality pool table and wall sofa, kitchen area, and round lounge table.  
Two (2) wall mounted flat panel televisions are present at this area.  
 
A wine room is present at the common area basement that is kept cooled at 
a constant temperature and is equipped with a wine cabinet for each unit 
and high quality table for wine tasting in the room.  
 
All access doors throughout the building are equipped with an electronic 
Card Access System and a phone-link keypad entry controller limits access 
to lobby entrance to residences only.  
 

Observations & Comments  Theatre furnishings and equipment are of high quality and were noted in 
good condition.  Replacement / upgrade of the furnishings and system will 
likely be required within the twenty (20) year study period.  
 
Pool table and other furnishings are also of high quality and will also likely 
require replacement / upgrade within the twenty year study period. 
 
Access systems similar to the one installed in this building typically 
require upgrade every fifteen years.  
 

7.0 RESERVE FUND 
 PROJECTIONS 

 See Appendix A. 
 
 
 

8.0 CONCLUSION  In Summary, we consider these facilities to be in good condition when 
compared to others of similar age and construction type.  While some 
components will need a regular repair and replacement program, the 
program can be prioritized and planned in conjunction with reserve 
strategies. 
 
We feel that the reserve financials included with this report outline 
possible strategies for your community to adopt given the current 
condition of the facilities as a whole.  As time passes, it may become 
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necessary to re-establish financial priorities and capital expenditure 
schedules given any unforeseen circumstances.  We recommend and 
encourage this activity. 
 

9.0 LIMITATIONS  
 

 The observations described in this study are valid on the date of the 
investigation and have been made under the conditions noted in the report.  
We prepared this study for the exclusive use of the LAKE TOWER 
CONDOMINIUM ASSOCIATION and their successors and assignees.  
Criterium Engineers does not intend any other individual or party to rely 
upon this study without our express written consent.  If another individual 
or party relies on this study, they shall indemnify and hold Criterium–
Dotson Engineers harmless for any damages, losses, or expenses they may 
incur as a result of its use. 
 
This study is limited to the visual observations made during our inspection.  
We did not remove surface materials, conduct any destructive or invasive 
testing, move furnishings or equipment, or undertake any digging or 
excavation.  Accordingly, we cannot comment on the condition of systems 
that we could not see, such as buried structures and utilities, nor are we 
responsible for conditions that could not be seen or were not within the 
scope of our services at the time of the investigation.  We did not 
undertake to completely assess the stability of the buildings or the 
underlying foundation soil since this effort would require excavation and 
destructive testing.  Likewise, this is not a seismic assessment.  
 
We do not render an opinion on uninvestigated portions of the community. 
 
We did not perform any computations or other engineering analysis as part 
of this evaluation, nor did we conduct a comprehensive code compliance 
investigation.  This study is not to be considered a warranty of condition, 
and no warranty is implied.  The appendices are an integral part of this 
report and must be included in any review. 
 
If probable costs are presented, they are probable only.  The costs are 
based on our general knowledge of building systems and the contracting 
and construction industry.  When appropriate, we have relied on standard 
sources, such as Means Building Construction Cost Data, to develop 
probable costs.  However, for items that we have developed costs (e.g.: 
structural repairs), no standard guide for developing such costs exists.  
 
We have performed no design work as part of this study, nor have we 
obtained competitive quotations or estimates from contractors as this also 
is beyond the scope of the project.  The actual cost to remedy deficiencies 
and deferred maintenance items that we have identified may vary 
significantly from estimates and competitive quotations from contractors. 
 
If you have any questions about this study or the reserve fund analysis, 
please feel free to contact us.  Thank you for the opportunity to be of 
assistance to you. 

  

CRITERIUM ENGINEERS
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 INTRODUCTION  The following is a projected reserve fund analysis for non-annual items as 

discussed in the report. This projection takes into consideration a 
reasonable return on invested moneys and inflation.  Please review this 
thoroughly and let us know of any changes that may be desired. 
 
The intent of this reserve fund projection is to help the association develop 
a reserve fund to provide for anticipated repair or replacements of various 
system components during the next twenty years. 
 
The capital items listed are those that are typically the responsibility of the 
Association and are derived from a list developed by Criterium Engineers. 
A copy of this list is provided in this Appendix.  However, association by-
laws vary and, therefore, which components are the responsibility of the 
individual owners and which are the responsibility of the association can 
vary.  The association should confirm that the items listed should be 
financed by the association reserve fund. 
 
This projection provides the following: 
 

• An input sheet that defines all the criteria used for 
the financial alternatives, including the assumed inflation rate 
and rate of return on deposited reserve funds. 

 
• A table that lists anticipated replacement and/or 

repair items complete with estimated remaining life 
expectancies, projected costs of replacement and/or repair, a 
frequency in years of when these items require replacement 
and/or repair, and a projection based on this frequency. 

 
• A table and graph that represent end of year 

balances versus capital expenditures based on your current 
funding program and reserve balances, and alternatives to 
your current program.  The provided graphs illustrate what 
effects the funding methods will have over the presented 
twenty-year period versus the anticipated capital 
expenditures.  Care should be taken in analyzing the graphs 
due to varying graphic scales that occur within each graph 
and between graphs. 

 
• Note that based on our developed list of capital 

items and, taking inflation into account, the current 
funding is NOT adequate to meet the long-term needs of 
the community. 

 
• The association should bear in mind that 

unanticipated expenditures can always arise and maintenance 
of a significant reserve fund balance can be viewed as a way 
to avoid special assessments. 

 
 We have analyzed several alternatives to your current funding program 
and are presenting three alternatives that we believe best addresses the 
needs of the Association. 
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Our objective is to maintain positive funding levels over 20 years without 
building up huge reserves. At the end of 20 years, we look to maintain a 
balance at least equal to the average annual reserve requirement unless we 
are anticipating additional major expenditures following quickly after 20 
years. To achieve this goal we have projected anticipated 
maintenance/replacement costs, interest earned on investments, an 
assumed inflation factor and the current September 2008 fund balance to 
determine that the required level of funding for capital needs. Please 
remember this does not include any allowance for routine maintenance and 
operations costs. Only capital costs are included. 
 
With regard to the funding levels and future projected items beyond the 
20-year period.  There are large capital expenditures that fall outside the 
20-year reserve analysis period.  A Reserve Study is a working tool and a 
fluid document over time.  In addition to changing conditions, one of the 
primary reasons that we recommend a reserve study be updated every 3 to 
4 years is so that items that fall outside the 20-year analysis today will be 
pulled into the calculations and required reserve funding when they are 
still 20 years out, thus allowing sufficient time to accumulate funds without 
placing unnecessary burden on current residents. 
 
Because of these requirements, even as we project today, we recommend 
planning towards the future with a healthy reserve balance as indicated 
in the Alternatives. 
 

• EXISTING FUNDING LEVEL: 
 
We have assessed current Reserve as the amount funds currently 
designated as Reserves together with current contribution being 
made into the Reserve Fund account. Assuming that operating 
costs offset all revenues collected during the twenty-year planning 
period, the Associations current Capital Fund Balance is not 
adequate to meet the long-term Associations needs. 
 
The following Alternatives show required funding levels over 
the duration based on the current balance.    
 
 
• ALTERNATIVE # 1:   
 
Alternative 1 proposes a required initial increase in funding 
together with an increase in capital reserve contribution every 3 
years.  This alternative creates an adequate fund balance 
throughout the period and represents a good, solid approach. 
 
 
• ALTERNATIVE # 2:   
 
Alternative 2 also proposes an initial increase in contribution 
together with an annual escalation in dues for capital reserves 
over the duration.  This alternative creates an adequate fund 
balance throughout the period and also represents a solid 
approach. 
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• ALTERNATIVE # 3; 
 
Alternative 3 reviews maintaining minimum level funding at the 
current level over the duration of the funding period.  This 
alternative requires three (3) special assessments at year 5, year 
12 and year 17, but holds annual dues for capital reserve to a 
minimum.   This alternative is not recommended but shows 
what the financial requirements will be without long-term 
planning. 
 
                                                         

Please note that the reserve fund study does not include typical annual 
maintenance items.  Our assumption is that you already have an annual 
operating budget that provides for these typical, repetitive items.  This 
includes miscellaneous repairs, lawn and grounds maintenance, routine 
minor painting, etc.  We have focused on those significant, non-annual 
items where careful financial planning is important. 
 
Finally, please note that the estimates we have developed are based on 
2010 dollars.  Our reserve fund study does adjust for an estimated annual 
inflation and a given return on investment assuming that the indicated fund 
balances are maintained. 
 

CRITERIUM ENGINEERS
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