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.. EXECUTIVE SUMMARY

Association: Crystal Ridge HOA Site Visit Date:  July, 14 2017
Location: Puyallup, WA Level of Service: Level 1
# Of Units: 301 Budget Year: January 1 — December 312018

Current Standing

Projected Reserve Balance (January 1, 20 $21,000

Current Reserve Requirement (Fully Funded With @gency):| $127,560

Percent Funded (Starting Reserve Balance / ReBagairement)| 16%

Replacement Cost of Componer] $198,835

Reserve Deficit Per Uni{ (-$354)

Projected 2018 Reserve Expeng $0

Projected Interest Earned (December 31, 20 $110

Funding Plan Options

Component Funding Plan (100% Fully Fundg $57,500

Per Unit Cost] $191

70% Threshold Funding Pla| $77,253

Per Unit Cost] $257

Baseline Funding Plan $38,418

Per Unit Cost] $128

Current Annual Reserve Fund Contributi¢ $33,463

Per Unit Cost] $111

Considerations

Interest Earnings 30%

Inflation Rate: 1.50%

Our Recommendation
Your association is projected to be 16% at 1/1/2@18w level of funding. Typically associationsmwao
be above 70%, and then as close to 100% as pa$3éiey way behind has created a situation wheze th
funding plans have the association catching up@tbant rates these next couple years. The geagn
is that the current annual rate is high and wiltkdahe association up to where it should be imie
couple years. Our recommendation to the boardaesmtinue to fund the reserves at the current dnnue.
reserve fund contribution rate of $33,463.
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The chart below compares the projected reservangrmilances of the three funding plans (Component
Funding Plan, Threshold Funding Plan and Baselureliag Plan) over 30 years.
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The chart below compares the three funding mod&snponent Funding Plan, Threshold Funding Plan and
Baseline Funding Plan) by the percentage fully &thdver 30 years.
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The chart below compares the current annual assesso€ully Funded.
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Current Assessment Funding Plan VS Fully Funded
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* The methods and objectives utilized in computing\aluating Crystal Ridge HOA's reserve fund status
included an in-brief where we received a compolfistihg and beginning balance. We then performed an
on-site visit to assess the condition of the coneptse We then used Vista Community Management, cost
estimation software, personal experience, and vwsrddind the replacement cost and useful life
projection. With this information we were able bod Crystal Ridge HOA'’s current percent fundedisiat
and propose alternatives in order to better fuedifa cycle cost replacement of the associations
components.

* Crystal Ridge HOA's starting reserve fund balanes wrovided by Vista Community Management, the
associations management company.

* Interest is calculated at the current money maakebunt rate of .2%. Tax on income gained by that
investment is calculated at 20%, the current chgéms tax rate.

» We recommend that this reserve study be updatesh @mnual basis due to fluctuating interest rates,
inflationary changes, and the unpredictable natfitbe lives of many of the assets under consiaerat

* This reserve study complies with RCW 64.34.382&h38.070, it also meets with the National Reserve
Study Standards criteria established by the Comiyésisociations Institute (CAl).

* Inflation rate is based upon the average increbegd”roducer Price Index (PPI) over the lastetyears,
as published by the US Bureau of Labor Statistibg inflation rate in this report was increased. .6
in order to account for variables and contingenpresent in the durable goods market today.
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» This ten year investment strategy below shows wiehext ten years will look like with each alteima

TEN YEAR INVESTMENT STRATEGY

Crystal Ridge HOA has to choose from.

COMPONENT FUNDING PLAN
Year Contribution Reserve Fund Balance Reserve AmourRequired | Percent Funded
2018 $57,500 $78,610 $140,558 56%
2019 $20,180 $39,344 $92,070 43%
2020 $19,806 $48,916 $94,512 52%
2021 $19,498 $68,510 $107,947 63%
2022 $19,153 $84,042 $117,853 71%
2023 $18,608 $102,793 $132,002 78%
2024 $17,865 $117,395 $142,963 82%
2025 $17,342 $123,812 $146,249 85%
2026 $17,164 $141,173 $161,390 87%
2027 $17,237 $158,631 $176,951 90%
70% THRESHOLD FUNDING PLAN
Year Contribution Reserve Fund Balance Reserve AmourRequired | Percent Funded
2018 $77,253 $98,390 $140,558 70%
2019 $25,470 $64,449 $92,070 70%
2020 $13,375 $67,616 $94,512 72%
2021 $13,576 $81,306 $107,947 75%
2022 $13,779 $91,475 $117,853 78%
2023 $13,986 $105,608 $132,002 80%
2024 $14,196 $116,539 $142,963 82%
2025 $14,409 $120,017 $146,249 82%
2026 $14,625 $134,830 $161,390 84%
2027 $14,844 $149,884 $176,951 85%
BASELINE FUNDING PLAN (MINIMUM FUNDING)
Year Contribution Reserve Fund Balance Reserve AmounRequired | Percent Funded
2018 $38,418 $59,501 $140,558 42%
2019 $14,453 $14,473 $92,070 16%
2020 $14,670 $18,868 $94,512 20%
2021 $14,890 $33,805 $107,947 31%
2022 $15,113 $45,243 $117,853 38%
2023 $15,340 $60,668 $132,002 46%
2024 $15,570 $72,913 $142,963 51%
2025 $15,804 $77,727 $146,249 53%
2026 $16,041 $93,899 $161,390 58%
2027 $16,281 $110,335 $176,951 62%
CURRENT ASSESSMENT FUNDING PLAN

Year Contribution Reserve Fund Balance Reserve AmounRequired | Percent Funded
2018 $33,463 $54,539 $140,558 39%
2019 $33,463 $28,541 $92,070 31%
2020 $33,463 $51,774 $94,512 55%
2021 $33,463 $85,357 $107,947 79%
2022 $33,463 $115,243 $117,853 98%
2023 $33,463 $148,914 $132,002 113%
2024 $33,463 $179,200 $142,963 125%
2025 $33,463 $201,847 $146,249 138%
2026 $33,463 $235,639 $161,390 146%
2027 $33,463 $269,479 $176,951 152%
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NORTHWEST RESERVE STUDIES DISCLOSURE
1. Description of Other Involvement

Northwest Reserve Studies has no affiliations Withvoting members of Crystal Ridge HOA. NorthwReserve
Studies has not received any extra benefits fagatsices outlined in the service agreement, nee fize voting members
of Crystal Ridge HOA received any extra benefitdetecting Northwest Reserve Studies as its sdaraeserve
studies.

2. Physical Analysis

The physical analysis of Crystal Ridge HOA was dby®btaining an initial components inventory frtime board
members or its designated representatives andotréorming an on-site visit to thoroughly examihe aissets and their
condition. A visual assessment, as well as theotisendors were used to determine the age andlugeftemaining of
assets. The analysis may also include the useldffieasurements at the time of the on-site ingpedAlso, the use of
Plat Maps, construction, and/or architectural dreggimay be used to determine information abouas$isets.

3. Professional Credentials

The Owner of Northwest Reserve Studies has spenyreedecade in facility management for the Departtrof
Defense. He specialized in real property managemesject planning, and performing life-cycle caslysis on
numerous government owned facilities valued at dveitlion dollars.

4. Completeness

At the time of this reserve study, Northwest Rese3tudies has not received any information thatpifdisclosed,
would cause a distortion of the Crystal Ridge HGs&mnding.

5. Reliance on Client Data

Information provided by the official representatiMeCrystal Ridge HOA regarding financial, physiagliantity, or
historical issues will be deemed reliable by NogkstReserve Studies.

6. Scope

This reserve study is a reflection of informationypded to Northwest Reserve Studies and assenieCiystal Ridge
HOA's use, not for the purpose of performing anitagdality/forensic analysis, or background checkhistorical
records.

7. Reserve Balance
The actual or projected total presented in thiemesstudy is based upon information provided aad mot audited.
8. Reserve Projects

Information provided about reserve projects willdemsidered reliable. Any on-site inspection shawdtibe considered
a project audit or quality inspection.

9. RCW Required Statement

This reserve study should be reviewed carefullgndy not include all common and limited common adam
components that will require major maintenanceairejpr replacement in future years, and may nduafe regular
contributions to a reserve account for the costuch maintenance, repair, or replacement. Theréaituinclude a
component in a reserve study, or to provide coutitins to a reserve account for a component, mayemusome
circumstances, require you to pay on demand as@ad@ssessment your share of common expenstefopst of
major maintenance, repair, or replacement of avessmponent.
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PART I
RESTRICTIONS, DISCLAIMERS, AND UPDATES

This document has been provided pursuant to areagmet containing restrictions on its use. No part
this document may be copied or distributed, in fmmgn or by any means, nor disclosed to third partie
without the expressed written permission of NWRBhe client shall have the right to reproduce and
distribute copies of this report, or the informaticontained within, to lot owners of the associa@md
their lenders. The client shall also have the righdlistribute the report to prospective buyers toailr
lenders.

This reserve analysis study and the parametersrumdieh it has been completed are based upon
information provided to us in part by representgiof the association, its contractors, assortadws,
specialist and independent contractors, the Commuégsociation Institute, and various construction
pricing and scheduling manuals including, but maited to: Marshall & Swift Valuation Service, RS
Means Facilities Maintenance & Repair Cost DataMans Repair & Remodeling Cost Data, National
Construction Estimator, National Repair & Remodstifator, Dodge Cost Manual and McGraw-Hill
Professional. Additionally, costs are obtainedrfraumerous vendor catalogues, actual quotations or
historical costs, and our own experience in thédfief property management and reserve study
preparation.

It has been assumed, unless otherwise noted imgpast, that all components have been designed and
constructed properly and that each estimated usigfulvill approximate that of the norm per indystr
standards and/or manufacturer’s specifications. sdme cases, estimates may have been used on
components, which have an undeterminable but gatdrability to the association. The decision for
the inclusion of these as well as all componentsiciered is left to the client.

We recommend that your reserve analysis study atad on an annual basis due to fluctuating interes
rates, inflationary changes, and the unpredictabtere of the lives of many of the components under
consideration. All of the information collected rohg our inspection of the association and
computations made subsequently in preparing tlasrve analysis study are retained in our computer
files. Therefore, annual updates may be complgteckly and inexpensively each year.

NWRS would like to thank you for using our servicé&/'e invite you to call us at any time, should you
have questions, comments or need assistance. ditioag any of the parameters and estimates used in
this study may be changed at your request, afteshale will provide a revised study.

This reserve analysis study is provided as an @igfanning purposes and not as an accounting tool.
Since it deals with events yet to take place, theneo assurance that the results enumerated within
will, in fact, occur as described.
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INTRODUCTION

Preparing the annual budget and overseeing theiaisa’s finances are perhaps the most important
responsibilities of board members. The annual aipey and reserve budgets reflect the planning and
goals of the association and set the level andtgudlservice for all of the association’s actigs.

FUNDING OPTIONS

When a major repair or replacement is required icommunity, an association has essentially four
options available to address the expenditure:

The first, and only logical means that the BoardDafectors has to ensure its ability to maintaie th
components for which it is obligated, is bgsessing an adequate level of reservas part of the
regular membership assessment, thereby distribaliegcost of the replacements uniformly over the
entire membership. The community is not only caegat of present members, but also future members.
Any decision by the Board of Directors to adopt acuglation plan or funding plan which would
disproportionately burden future members in orademake up for past reserve deficits, would be a
breach of its fiduciary responsibility to thoseug members. Unlike individuals determining theam
course of action, the board is responsible to doafmunity” as a whole.

Whereas, if the association was setting asidevesdor this purpose, using the vehicle of the laty
assessed membership dues, it would have had théefol of the life of the roof, for example, to
accumulate the necessary moneys. Additionallysehmntributions would have been evenly assigned
over the entire membership and would have earrtecest as part of that contribution.

The second option is for the associatioratguire a loanfrom a lending institution in order to effect
the required repairs. In many cases, banks will Iéo an association using “future homeowner
assessments” as collateral for the loan. With fien, the_current board is pledging the future
components of an association. They are also imguthe additional expense of interest fees aloitly w
the original principal amount. In the case of &®B000 roofing replacement, the association may be
required to pay back the loan over a three toyear period, with interest.

The third option, too often used, is simplydefer the required repair or replacement This option,
which is not recommended, can create an environmiedeclining property values due to expanding
lists of deferred maintenance items and the adsacis financial inability to keep pace with thernal
aging process of the common area components. ihhigrn, can have a seriously negative impact on
sellers in the association by making it difficutt; even impossible, for potential buyers to obtain
financing from lenders. Increasingly, lending ingtons are requesting copies of the associatiorést
recent reserve study before granting loans, eftitdhe association itself, a prospective purchasefor

an individual within such an association.

The fourth option is to pass apecial assessmehto the membership in an amount required to cover
the expenditure. When a special assessment isegyase association has the authority and
responsibility to collect the assessments, evermbgns of foreclosure, if necessary. However, an
association considering a special assessment cgoamntee that an assessment, when needed, will be
passed. Consequently, the association cannotrgeards ability to perform the required repairs or
replacements to those major components for which abligated when the need arises. Additionally,
while relatively new communities require very Bttin the way of major “reserve” expenditures,
associations reaching 12 to 15 years of age aret,didd many components reaching the end of their
effective useful lives. These required expendguedl accruing at the same time, could be devagtat

to an association’s overall budget.
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TYPES OF RESERVE STUDIES

Most reserve studies fit into one of three categgori
Level One:Full Reserve Study;

Level Two: Update with site inspection; and
Level Three: Update without site inspection.

In a Full Reserve Study the reserve provider conducts a component invgnéocondition assessment
(based upon on-site visual observations), anddifd valuation estimates to determine both a “fund
status” and “funding plan”.

In an Update with site inspection the reserve provider conducts a component invert@rification
only, not quantification unless new components hbeen added to the inventory), a condition
assessment (based upon on-site visual observatenms)ife and valuation estimates to determinéd bot
the “fund status and “funding plan.”

In an Update without site inspection the reserve provider conducts life and valuagstimates to
determine the “fund status” and “funding plan.”

THE RESERVE STUDY: & PHYSICAL AND A FINANCIAL ANALYSIS
There are two components of a reserve study: agatymalysis and a financial analysis.
PHYSICAL ANALYSIS

During the physical analysis, a reserve study pl@vevaluates information regarding the physicelst
and repair/replacement cost of the associationjpmeammon area components. To do so, the provider
conducts a component inventory, a condition asseissrand life and valuation estimates.

DEVELOPING A COMPONENT LIST

The budget process begins with full inventory dftlaé major components for which the association is

responsible. The determination of whether an es@eshould be labeled as operational, reserve, or
excluded altogether is sometimes subjective. Sthee labeling may have a major impact on the

financial plans of the association, subjective eiteations should be minimized. We suggest the

following considerations when labeling an expense.

Northwest Reserve Studies
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OPERATIONAL EXPENSES

Occur at least annually, no matter how large thgeage, and can be budgeted for effectively each yea
They are characterized as being reasonably prétkctiaoth in terms of frequency and cost. Openaiiio
expenses include all minor expenses, which woutdtieerwise adversely affect an operational budget
from one year to the next. Examplesopérational expensesinclude:

Utilities: Bank Service Charges Accounting
Electricity Dues & Publications Reserve Study
Gas Licenses, Permits & Fees  Repair Expenses:
Water Insurance(s) Tile Roof Repairs
Telephone Services: Equipment Repairs
Cable TV Landscaping Minor Concrete Repairs
Administrative: Pool Maintenance Operating Contingency
Supplies Street Sweeping
RESERVE EXPENSES

These are major expenses that occur other tharatiyyrand which must be budgeted for in advance in
order to ensure the availability of the necessaryd$ in time for their use. Reserve expenses are
reasonably predictable both in terms of frequenog eost. However, they may include significant
components that have an indeterminable but potelmiaility that may be demonstrated as a likely
occurrence. They are expenses that, when incuwedld have a significant effect on the smooth
operation of the budgetary process from one yedingmext, if they were not reserved for in advance
Examples of reserve expenses include:

Roof Replacements Park/Play Equipment
Painting Pool/Spa Re-plastering

Deck Resurfacing Pool Equipment Replacement
Fencing Replacement Pool Furniture Replacement
Asphalt Seal Coating Tennis Court Resurfacing
Asphalt Repairs Lighting Replacement
Asphalt Overlays Insurance(s)

Equipment Replacement Reserve Study

Interior Furnishings
BUDGETING IS NORMALLY EXCLUDED FOR:

Repairs or replacements of components which armeédo have an estimated useful life equal to or
exceeding the estimated useful life of the faciitycommunity itself, or exceeding the legal lifietloe
community as defined in an association’s governdoguments. Examples include the complete
replacement of elevators, tile roofs, wiring andrnpbing. Also excluded are insignificant expensed t
may be covered either by an operating or reserméingency, or otherwise in a general maintenance
fund. Expenses that are necessitated by actstofenaaccidents or other occurrences that are more
properly insured for, rather than reserved for,adse excluded.
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FINANCIAL ANALYSIS

The financial analysis assesses the associatifursl “status” (measured in as percent fully funded)
determine a recommendation for the appropriaterveseontribution rate in the future, known as the
“funding plan”.

PREPARING THE RESERVE STUDY

Once the reserve components have been identifiddyaantified, their respective replacement costs,
useful lives and remaining lives must be assignedhst a funding schedule can be constructed.
Replacement costs and useful lives can be founpilished manuals such as construction estimators,
appraisal handbooks, and valuation guides. Renmilves are calculated from the useful lives and

ages of components and adjusted according to ¢onslisuch as design, manufactured quality, usage,
exposure to the elements and maintenance history.

By following the recommendations of an effectiveawe study, the association should avoid any major
shortfalls. However, to remain accurate, the repbould be updated on an annual basis to reflett s
changes as shifts in economic parameters, additibpsases or components, or expenditures of reserv
funds. The association can assist in simplifyimg teserve analysis update process by keepingaecur
records of these changes throughout the year.

FUNDING PLANS

From the simplest to the most complex, reserveyarsaproviders use many different computational
processes to calculate reserve requirements. Howélvere are two basic processes identified as
industry standards: the cash flow plan and thepmorant plan.

The cash flow plan develops a reserve-funding plaere contributions to the reserve fund are designe

to offset the variable annual expenditures from rémerve fund. Different reserve funding plans are
tested against the actual anticipated scheduleesérve expenses until the desired funding goal is
achieved. This plan sets up a “window” in whichfature anticipated replacement costs are computed
based upon the individual lives of the componentieun consideration. The NWRS 70% Threshold and
the NWRS Baseline Funding Plans are based upotesiteflow plan.

The component plan develops a reserve-funding\plere the total contribution is based upon the sum
of contributions for individual components. Thergmonent plan is the more conservative of the two
funding options, and assures that the associatilbashieve and maintain an ideal level of resesver
time. This plan also allows for computations ogividual components in the analysis. The NWRS
Component Funding Plan is based upon the compaonetfitodology.
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FUNDING STRATEGIES (PLANS)

Once an association has established its fundints gitee association can select an appropriate figndi
plan. There are four basic strategies from whiasthrassociations select. It is recommended that
associations consult professionals to determineb#st strategy or combination of plans that best su
the association’s need. Additionally, associati@mould consult with their financial advisor to
determine the tax implications of selecting a pattir plan. Further, consultation with the Amenica
Institute of Certified Public Accountants (AICPA)rftheir reporting requirements is advisable. The
four funding plans and descriptions of each arailet below. Associations will have to update thei
reserve studies more or less frequently dependingefunding strategy they select.

The Fully Funded Balance is the computed deter@mrabf common area components based on
replacement cost. This figure is determined bytiplying the fractional age (expired life) of each
component by its current estimated Replacement, @ost summing the products for all components.
Full Funding---Given that the basis of funding feserves is to distribute the costs of the replacis
over the lives of the components in question, ltofes that the ideal level of reserves would be
proportionately related to those lives and codfsan association has a component with an expected
estimated useful life of ten years, it would sdtd@sapproximately one-tenth of the replacement cost
each year. At the end of three years, one woufztb@&xthree-tenths of the replacement cost to have
accumulated, and if so, that component would b#y“funded.” This plan is important in that it is a
measure of the adequacy of an association’s resaitvany one point of time, and is independenngf a
particular plan which may have been used for pastihg or may be under consideration for future
funding. This formula represents a snapshot iretamd is based upon current replacement cost,
independent of future inflationary or investmerutéas:

Fully Funded Reserves Age divided byUseful Life the results multiplied bZurrent Replacement
Cost

When an association’s assigned reserves for allpooents meet this criterion, its reserves are
considered “fully-funded.”

The NWRSBaseline Funding Plan (Minimum Funding) The goal of this funding plan is to keep the
reserve cash balance above zero. This means thigt @ach individual component may not be fully
funded, the reserve balance overall does not dmlpwb zero during the projected period. An
association using this funding plan must understdrad even a minor reduction in a component’s
remaining useful life can result in a deficit iretreserve cash balance.

The NWRS70% Threshold Funding Plan. This plan is based upon maintaining at or above 0%
fully funded. This means that while each individealmponent may not be fully funded, the percent
funded stays at or above 70% funded.

The NWRSCurrent Assessment Funding Plan This plan is also based upon the cash flow fugndi
concept. The initial reserve assessment is gbeadssociation’s current fiscal year funding lemedl a
30-year projection is calculated to illustrate #leequacy of the current funding over time.

The NWRSComponent Funding Plan This is a straight-line funding plan. It assighe cash reserves

to individual reserve components and then calcsllatdat the reserve assessment and interest
contribution should be, again by each reserve compio The current annual assessment is then
determined by summing all the individual componassessments, hence the name “Component
Funding Plan”. This is the most conservative fagdplan. It leads to or maintains the fully funded
reserve position. The following details this cédtion process.
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COMPONENT FUNDING PLAN DISTRIBUTION OF ACCUMULATED RESERVES

The “Distribution of Accumulated Reserves Repostai “Component Funding Plan” calculation. This
distributiondoes notapply to the cash flow funding plans.

When calculating reserves based upon the compagplant a beginning reserve balance must be
assigned to each of the individual components demnsd in the analysis, before the individual

calculations can be completed. If the reserve fbathnce has not been previously assigned, the
following plan is suggested for allocating reserves

The first step the program performs in this prodgsssubtracting, from the total accumulated resgrve
any amounts for components that have predetern{inestl) reserve balances. The user can “fix” the
accumulated reserve balance within the progranhenndividual component’s detail page. If, by efro
these amounts total more than the amount of fundslable, then the remaining components are
adjusted accordingly. A provision for a continggrmeserve is then deducted by the determined
percentage used, if there are sufficient remaifungs available.

The second step is to identify the ideal levelederves for each component. As indicated in the pr
section, this is accomplished by evaluating the mament’s age proportionate to its estimated ugdéul
and current replacement cost. Again, the equatsea is as follows:

Fully Funded Reserves = (Age/Useful Life) x CurrBeiplacement Cost

The NWRS software program performs the above callicuis to the actual month the component was
placed-in-service. The program projects that tbeumulation of necessary reserves for repairs or
replacements will be available on the first dayhef fiscal year in which they are scheduled to anccu

The next step the program performs is to arranigefdhe components used in the study in ascending
order by remaining life, and alphabetically witheach grouping of remaining life items. These
components are then assigned their respective lielszll of reserves until the amount of funds avdda

is depleted, or until all components are approglydunded. If any components have no remainifeg li
(scheduled for replacement in the current fiscarlethen the amount assigned equals the current
replacement cost and funding begins for the negltecgf replacement. If there are insufficient fand
available to accomplish this, then the softwar@imattically adjusts the zero remaining life item®te
year, and that component assumes its new groupisitjgn alphabetically in the final printed report.

If, at the completion of this task, there are adddl moneys that have not been assigned, the namgai
reserves are then assigned, in ascending ordes, level equal to, but not exceeding, the current
replacement cost for each component. If theresaffecient moneys available to fund all componeaits
their current replacement cost levels, then angexdunds are designated as such and are notef@ctor
into any of the report computations. If, at the e this assignment process there are designatsse
funds, they can be used to offset the annual darton requirements recommended, or used in any
other manner the client may desire.

Assigning the reserves in this manner defers thieerai@ period for any under-funding over the longest
remaining life of all components under consideratithereby minimizing the impact of any deficiency.
For example, if the report indicates an under fagaf $50,000, this under-funding will be assigted
components with the longest remaining lives in otdegive more time to “replenish” the account. If
the $50,000 under-funding were to be assigned oot semaining life items, the impact would be felt
immediately.

If the reserves are under-funded, the annual darnton requirements, as outlined in this reporhy ba
expected to be higher than normal. In future yeassandividual components are replaced, the fundin
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requirements will return to their normal levels: the case of a large deficiency, a special assFgsm
may be considered. The program can easily geneetsed reports outlining how the annual
contributions would be affected by such an adjustmer by any other changes that may be under
consideration.

FUNDING RESERVES

Three assessment and contribution figures are gedvin the report; the “Annual Reserve Assessment
Required”, the “Average Net Annual Interest Earneditribution, and the “Total Annual Allocation to
Reserves.” The association should assign the “AhiReserve Assessment Required” amount to
reserves each year if the interest earned on gwrwes is left in the reserve accounts as parhef t
contribution. Any interest earned on reserve depomust be left in reserves and only amounts set
aside for taxes should be removed.

The second alternative is to assign the “Total AatnAllocation” to reserves (this is the member
assessment plus the anticipated interest earndthddiiscal year). This plan assumes that allrestie
earned will be assigned directly as operating inreonihis allocation takes into consideration the
anticipated interest earned on accumulated reseegegdless of whether or not it is actually earned
Reserve account allocations are net of taxes;aallplyments must be made from the association’s
operating accounts.

USERS’ GUIDE TO YOUR RESERVE ANALYSIS STUDY
Part Il of this report is the reserve analysisyour association.

The Report Summary for all funding plans listsdlithe parameters that were used in calculating the
report as well as the summary of your reserve argstudy.

The Distribution of Accumulated Reservesreport lists all components in remaining life ordéir also
identifies the ideal level of reserves that shouye accumulated for the association as well as the
actual reserves available. This information isdvahly for the “Component Funding Plan” calculatio

The Component Listing/Summary lists all components by category (i.e. roofing,npiag, lighting,
etc.) together with their remaining life, curremdst annual reserve contribution, and net annual
allocation.

DETAIL REPORTS

The Detail Report itemizes each component and éiltsneasurements, current and future costs, and
calculations for that component. Provisions forcpatage replacements, salvage values, and one-time
replacements can also be utilized. These reparntde sorted by category or group.

The components are enhanced by an extensive nargstailing factors such as design, manufactured
guality, usage, exposure to elements and mainterfastory.

The Category Detail Index is an alphabetical Igtiri all components, together with the page nunolber
the component’s detail report, the projected repteent year, and the component number.

PROJECTIONS
Thirty-year projections add to the usefulness afryeserve analysis study.
DEFINITIONS

Budget Year Beginning/Ending

The budgetary year for which the report is preparnedr associations with fiscal years ending Deaamb
31s, the annual contribution figures indicated are floe 12-month period beginning 1/1/2017 and
ending 12/31/2017.

Northwest Reserve Studies
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Number of Units and/or Phases
If applicable, the number of units and/or phasekigted in this version of the report.

Inflation

This figure is used to approximate the future ¢osepair or replace each component in the repbine
current cost for each component is compounded amanal basis by the number of remaining years to
replacement, and the total is used in calculatiegannual reserve contribution that will be neagsta
accumulate the required funds in time for replagéme

Annual Assessment Increase

This represents the percentage rate at which goe@sion will increase its assessment to resaatvdse

end of each year. For example, in order to accataw$10,000 in 10 years, you could set aside $1,000
per year. As an alternative, you could set asii5&he first year and increase that amount by &éh e
year until the year of replacement. In either cgse arrive at the same amount. The idea is that y
start setting aside a lower amount and increagentimber each year in accordance with the planned
percentage. Ideally this figure should be equah&rate of inflation. It can, however, be usedide
those associations that have not set aside apatepaserves in the past, by making the initial’'gea
allocation less formidable.

Projected Reserve Balance
The anticipated reserve balance on the first ddiefiscal year for which this report has beerpgred.
This is based upon information provided and noitedd

Percent Fully Funded
The ratio, at the beginning of the fiscal yearthaf actual (or projected) reserve balance to theileded
fully funded balance, expressed as a percentage.

Annual Assessment
The assessment to reserves required by the assp@ach year.

Interest Contribution (After Taxes)
The interest that should be earned on the resenatsof taxes, based upon their beginning reserve
balance and annual contributions for the budget y&his figure is averaged for budgeting purposes.

Total Annual Assessment
The sum of the annual assessment and interestludrdgn figures.

Group and Category
The report may be prepared and sorted either bypgflmcation, building, phase, etc.) or by category
(roofing, painting, etc.). The standard reporhping format is by category.

Percentage of Replacement or Repairs

In some cases, a component may not be replacesl @miirety or the cost may be shared with a second
party. Examples are budgeting for a percentageepifacement of streets over a period of time, or
sharing the expense to replace a common wall witkighboring party.

Placed-In-Service Date
The month and year that the component was placedsiice. This may be the construction date, the
first escrow closure date in a given phase, odtte of the last servicing or replacement.

Useful Life

The estimated useful life of a component based updustry standards, manufacturer specifications,
visual inspection, location, usage, associationdseds and prior history. All of these factors taleen
into consideration when tailoring the estimatedfwidde to the particular component. For examphes
carpeting in a hallway or elevator (a heavy tratirea) will not have the same life as the identical
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carpeting in a seldom-used meeting room or office.

Adjustment to Useful Life

Once the useful life is determined, it may be adjgisup or down, by this separate figure for theent
cycle of replacement. This will allow for a curtgreriod adjustment without affecting the estimated
replacement cycles for future replacements.

Remaining Life
This calculation is completed internally based upgba report’s fiscal year date and the date the
component was placed-in-service.

Replacement Year
The year that the component is scheduled to bace@! The appropriate funds will be availableHsy t
first day of the fiscal year for which replacemenanticipated.

Salvage Value
The salvage value of the component at the timeghcement, if applicable.

One-Time Replacement
Notation if the component is to be replaced onetime basis.

Current Replacement Cost
The estimated replacement cost effective at thenbagy of the fiscal year for which the report isiry
prepared

Future Replacement Cost
The estimated cost to repair or replace the compoatethe end of its estimated useful life basednup
the current replacement cost and inflation.

Component Inventory

The task of selecting and qualifying reserve congpds This task can be accomplished through en-sit
visual, review of association design and orgamzeti documents, a review of established association
precedents, and discussion with appropriate asguti®presentative(s).
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A& MULTI-PURPOSE TOOL

Your NWRS Report is an important part of your assoen’s budgetary process. Following its
recommendations should ensure the association’®tbniudgetary transitions from one fiscal year to
the next, and either decrease or eliminate the fug¢dpecial assessments”.

In addition, your NWRS reserve study serves a tyageuseful purposes:

Following the recommendations of a reserve studjopeed by a professional consultant can
protect the Board of Directors in a community frgmersonal liability concerning reserve
components and reserve funding.

In the event of audit, a reserve study may be reduor a favorable opinion.

The NWRS reserve study is often requested by Ignahstitutions during the process of loan
applications, both for the community and, in maages, the individual owners.

Your NWRS Report is also a detailed inventory o @issociation’s major components and
serves as a management tool for scheduling, cadmgq and planning future repairs and
replacements.

Your NWRS Report is a tool that can assist the 8aar fulfilling its legal and fiduciary
obligations for maintaining the community in a staft good repair. If a community is operating
on a special assessment basis, it cannot guarmeean assessment, when needed, will be
passed. Therefore, it cannot guarantee its albdifyerform the required repairs or replacements
to those major components for which the associasabligated.

Since the NWRS reserve analysis study includes uneasents and cost estimates of the client’s
components, the detail reports may be used to ateathe accuracy and price of contractor bids
when components are due to be repaired or replaced.

The NWRS reserve study is an annual disclosurdéontembership concerning the financial
condition of the association, and may be used‘asrssumers’ guide” by prospective purchasers.

The NWRS Owners’ Summary meets the disclosure reopgnts of the Washington Civil Code.

Your NWRS Report provides a record of the time,tc@nd quantities of past reserve
replacements. At times the association’s managero@mpany and board of directors are
transitory which may result in the loss of thespamtant records.
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Crystal Ridge HOA
Component List

Asset ID Description

Fencing/Security

1005
1006
1011

Cedar Fence
Cedar Fence Seal
Chain Link Fence

Grounds Components

1003 Landscape Refurbish

1009 Metal Bench

1002  Monument - Crystal Ridge
1007  Monument - Janelle Estates
1004 Monument - The Estates
1008 Play Structure

1010 Swing Set

Mailboxes

1001  Mailboxes

Total Funded Assets
Total Unfunded Assets
Total Assets

Northwest Reserve Studies
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Replacement

2019
2019
2022

2020
2022
2043
2042
2029
2019
2019

2029

Page

19
20
21

23
24
25
26
27
28
29

31



Crystal Ridge HOA
Category Summary of Reserve Fund Assignments

é‘\\ St S é‘\\
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Description Y IS ES EF SR
Fencing/Security
Cedar Fence 2019 15 0 1 25,347 20,370 23,657
Cedar Fence Seal 2019 5 0 1 3,134 0 2,508
Chain Link Fence 2022 30 0 4 2,110 0 1,829
Fencing/Security - Total $30,591 $20,370 $27,993
Grounds Components
Landscape Refurbish 2020 5 0 2 10,000 0 6,000
Metal Bench 2022 30 0 4 1,412 0 1,224
Monument - Crystal Ridge 2043 25 1 25 16,485 0 634
Monument - Janelle Estates 2042 25 0 24 5,495 0 220
Monument - The Estates 2029 25 0 11 43,960 0 24,618
Play Structure 2019 20 7 1 27,780 0 26,751
Swing Set 2019 20 7 1 2,360 0 2,273
Grounds Components - Totall $107,492 $61,719
Mailboxes
Mailboxes 2029 25 0 11 60,752 0 34,021
Mailboxes - Total $60,752 $34,021
Total Asset Summary $198,835 $20,370 $123,733
Contingency at 3.00% $630 $3,827
Summary Total $21,000 $127,560
Percent Fully Funded 16%
Current Average Liability per Unit (Total Units: BD -$354
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Crystal Ridge HOA
Detail Report by Category

Asset ID 1005 Asset Cost
Percent Replacement
Fencing/Security Future Cost
Placed in Service June 2004 Assigned Reserves
Useful Life 15
Replacement Year 2019 Annual Assessment
Remaining Life 1 Interest Contribution

Reserve Allocation

$25,347.00
100%

$25,727.20
$20,370.00

$3,003.89
$32.72
$3,036.61

Description: Replace the cedar fence with brick posts maintained by the association. A measurement
of 617 Linear Feet (LF) of 6 foot fence and 198 LF of 3 foot fence was found via the plat map.

Replacement Cost: The cost was provided by Fence Specialists, Puyallup WA.

617 - New 6 Ft Fence @ $27.00= $16,659.00
198 - New 3 Ft Fence @ 20.00 = 3,960.00
815 - Removal of Old Fence @ 3.00 = 2,445.00

1 - Sales Tax @ 2,283.00 = 2,283.00

Total = $25,347.00

Condition: A short piece of the 6 foot fence and 3 foot fence was recently replaced, but the rest of
the fencing is well weathered. The fence is leaning in some locations, others have boards warping and
splitting. | recommend repair or replacement in the next couple years or once economically feasible.
Generally these fences last about 15 years before needing to be majorly repaired or replaced.
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Crystal Ridge HOA
Detail Report by Category

. Cedar Fence Seal - 2019

Asset ID 1006 Asset Cost $3,134.50
Percent Replacement 100%

Fencing/Security Future Cost $3,181.52

Placed in Service January 2014 Assigned Reserves none
Useful Life 5

Replacement Year 2019 Annual Assessment $1,793.49
Remaining Life 1 Interest Contribution $2.51
Reserve Allocation $1,796.00

Description: Seal approximately 815 LF of cedar fence maintained by the association.

Replacement Cost: The cost has been provided by ClearCO, Tacoma WA. The estimate includes
sealing both sides of the fence.

815 - LF of Fence @ $3.50 = $2,852.50
1 - Sales Tax @ 282.00= 282.00
Total = $3,134.50

Condition: The fence is weathered and needs to be replaced. | recommend a 5 year sealant or paint
once constructed and every 5 years after that.
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Crystal Ridge HOA
Detail Report by Category

Asset ID 1011 Asset Cost $2,110.00
Percent Replacement 100%

Fencing/Security Future Cost $2,239.48

Placed in Service November 199 Assigned Reserves none
Useful Life 30

Replacement Year 2022 Annual Assessment $314.95
Remaining Life 4 Interest Contribution $0.44
Reserve Allocation $315.39

Description: Major repair or replacement of the four foot chain link fence located at the park. A
measurement via the plat map found 60 Linear Feet (LF).

Replacement Cost: The cost was provided by Fence Specialists, Puyallup WA.

60 - Remove & Replace @ $32.00=  $1,920.00
1 - Sales Tax @ 190.00 = 190.00
Total =  $2,110.00

Condition: The fence was in okay condition. The chain link was bent in several locations from years of
use.
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Crystal Ridge HOA
Detail Report by Category

Fencing/Security - Total Current Cost $30,591
Assigned Reserves $20,370
Fully Funded Reserves $27,993
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Crystal Ridge HOA
Detail Report by Category

Asset ID 1003 Asset Cost $10,000.00

Percent Replacement 100%

Grounds Components Future Cost $10,302.25

Placed in Service June 2015 Assigned Reserves none
Useful Life 5

Replacement Year 2020 Annual Assessment $2,901.76
Remaining Life 2 Interest Contribution $4.06
Reserve Allocation $2,905.82

Description: Periodic maintenance of the landscaping of the community.
Replacement Cost: The cost estimate is based off Craftsman repair and remodel estimator.

1 - Landscape Refurbish @$10,000.00 =__$10,000.00
Total = $10,000.00

Condition: The landscaping was refurbished a couple years ago and is in good condition. | recommend
evaluating in 2020 if a refurbishment is needed again.
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Crystal Ridge HOA
Detail Report by Category

Asset ID 1009 Asset Cost $1,412.00
Percent Replacement 100%

Grounds Components Future Cost $1,498.65

Placed in Service November 199 Assigned Reserves none
Useful Life 30

Replacement Year 2022 Annual Assessment $210.76
Remaining Life 4 Interest Contribution $0.29
Reserve Allocation $211.06

Description: Replace one steel bench located at the park.

Replacement Cost: The cost has been provided by the distributor Pacific Outdoor Products.

1 - Steel Bench @ $989.00 = $989.00
1 - Installation @ 296.00 = 296.00
1 - Sales Tax @ 127.00= 127.00

Total = $1,412.00

Condition: The bench is in good condition. Some minor weathering has taken place, but is due to last
the remainder of its projected useful life.
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Crystal Ridge HOA
Detail Report by Category

Asset ID 1002 Asset Cost $16,485.00
Percent Replacement 100%
Grounds Components Future Cost $23,918.83
Placed in Service January 2017 Assigned Reserves none
Useful Life 25
Adjustment 1 Annual Assessment $530.34
Replacement Year 2043 Interest Contribution $0.74
Remaining Life 25 Reserve Allocation $531.08

Description: Repair/replace the crystal ridge monument at the corner of Crystal Ridge DR SE and
Shaw Road E. Due to math constraints, | have put the date in service as this year with an additional
year tacked on before service is due. | can update this study with the true date in service once
construction is complete.

Replacement Cost: The estimate is based on a like-kind replacement of the current structure using
Craftsman Repair and Remodel Estimator.

1 - Repair/Replace Monument @15,000.00 = 15,000.00
1 - Sales Tax @ 1,485.00 = 1,485.00

Total = $16,485.00

Condition: This monument is due to be replaced and paid for by the construction project that is
widening Shaw Road E. This planned repair/replacement will occur 25 years after that replacement,
which | project will happen in the next year.
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Crystal Ridge HOA
Detail Report by Category

 Monument - Janelle Estates - 2042

Asset ID 1007 Asset Cost $5,495.00
Percent Replacement 100%

Grounds Components Future Cost $7,855.12

Placed in Service January 2017 Assigned Reserves none
Useful Life 25

Replacement Year 2042 Annual Assessment $181.55
Remaining Life 24 Interest Contribution $0.25
Reserve Allocation $181.80

Description: Repair/replace the Janelle Estates monument located at Shaw Road E and 15t AVE SE.

Replacement Cost: The estimate is based on a like-kind replacement of the current structure using
Craftsman Repair and Remodel Estimator.

1 - Repair/Replace Monument @ 5,000.00 = 5,000.00
1 - Sales Tax @ 495.00= 495.00
Total=  $5,495.00

Condition: This monument was recently replaced and should last 25 years before major repair or
replacement is needed.
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Crystal Ridge HOA
Detail Report by Category

' Monument - The Estates - 2029

Asset ID 1004 Asset Cost $43,960.00

Percent Replacement 100%

Grounds Components Future Cost $51,782.63

Placed in Service January 2004 Assigned Reserves none
Useful Life 25

Replacement Year 2029 Annual Assessment $2,635.20
Remaining Life 11 Interest Contribution $3.69
Reserve Allocation $2,638.88

Description: Repair/replace the 4 Estates monuments located in the community.

Replacement Cost: The estimate is based on a like-kind replacement of the current structure using
Craftsman Repair and Remodel Estimator.

4 - Repair/Replace Monuments @10,000.00 = 40,000.00
1 - Sales Tax @ 3,960.00 = 3,960.00

Total = $43,960.00

Condition: These monuments are in okay condition. The bricks and stones are weathered from being
in the elements and need to be pressure washed and sealed. | estimate they are at half useful life.
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Crystal Ridge HOA
Detail Report by Category

Asset ID 1008 Asset Cost $27,780.00
Percent Replacement 100%

Grounds Components Future Cost $28,196.70

Placed in Service November 199 Assigned Reserves none
Useful Life 20

Adjustment 7 Annual Assessment $15,895.05
Replacement Year 2019 Interest Contribution $22.25
Remaining Life 1 Reserve Allocation $15,917.30

Description: Major repair or replacement of the play structure located at the park.

Replacement Cost: The cost has been provided by the distributer of the component, Pacific
Outdoor Products.

1 - Play Structure @$19,445.00 = $19,445.00
1 - Installation @ 5,833.00 = 5,833.00
1 - Sales Tax @ 2,502.00 = 2,502.00

Total = $27,780.00

Condition: The play structure is towards the end of its useful life. The board representative
mentioned they were looking at replacement in the next couple years. The association will be able to
save on cost by offering the current play structure for free with new owners paying for
removal/relocation.
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Crystal Ridge HOA
Detail Report by Category

Asset ID 1010 Asset Cost $2,360.00
Percent Replacement 100%

Grounds Components Future Cost $2,395.40

Placed in Service November 199 Assigned Reserves none
Useful Life 20

Adjustment 7 Annual Assessment $1,350.34
Replacement Year 2019 Interest Contribution $1.89
Remaining Life 1 Reserve Allocation $1,352.23

Description: Replace the timber swing set located at the park.

Replacement Cost: The cost has been provided by the distributer of the component Pacific Outdoor
Products, Maple Valley WA.

1 - Swing Set @%$1,653.00 = $1,653.00
1 - Installation @ 495.00 = 495.00
1 - Sales Tax @ 212.00= 212.00

Total = $2,360.00

Condition: The swing set is towards the end of its useful life. The board representative mentioned
they were looking at replacement in the next couple years. The association will be able to save on
cost by offering the current play structure for free with new owners paying for removal/relocation.
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Crystal Ridge HOA
Detail Report by Category

Grounds Components - Total Current Cost $107,492
Assigned Reserves $0
Fully Funded Reserves $61,719
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Crystal Ridge HOA
Detail Report by Category

Asset ID 1001 Asset Cost $60,752.00
Percent Replacement 100%
Mailboxes Future Cost $71,562.75
Placed in Service July 2004 Assigned Reserves none
Useful Life 25
Replacement Year 2029 Annual Assessment $3,641.80
Remaining Life 11 Interest Contribution $5.10
Reserve Allocation $3,646.90

Description: Repair/replace all the mailboxes and arch covers in the community. The mailboxes are
planned to be replaced with cluster mailboxes of varying sizes.

Replacement Cost: The cost estimate is based off Craftsman repair and remodel estimator. The
cluster mailboxes will vary on cost based off size, the estimate reflects an average.

39 - Mailboxes @ $900.00= $35,100.00
39 - Mailbox Installations @ 120.00 = 4,680.00
31 - Arch Covers @ 500.00 = 15,500.00

1 - Sales Tax @ 5,472.00 = 5,472.00

Total = $60,752.00

Condition: The mailboxes have been replaced at different times, therefore have a wide variety of
conditions. Some older boxes (such as the individual ones) are due to be replaced soon. For the
purposes of this study, | have set the life-cycle to half (of 25 years) and recommend the board replace
as they see fit. The arch covers have a similar condition, some look like they are about to fall down
and others are in far better condition. | recommend repairing/replacing the arches the same time as
the mailbox they support is being replaced.
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Crystal Ridge HOA
Detail Report by Category

Mailboxes - Total Current Cost $60,752
Assigned Reserves $0
Fully Funded Reserves $34,021
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Crystal Ridge HOA
Detail Report by Category

Detail Report Summary

Total of All Assets

Assigned Reserves $20,370.00
Annual Contribution $32,459.11
Annual Interest $73.96
Annual Allocation $32,533.07

Contingency at 3.00%

Assigned Reserves $630.00
Annual Contribution $1,003.89
Annual Interest $2.29
Annual Allocation $1,006.18
Grand Total

Assigned Reserves $21,000.00
Annual Contribution $33,463.00
Annual Interest $76.25
Annual Allocation $33,539.25
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Crystal Ridge HOA
Reserve Fund Assignments

Description Remaining Replacement Assigned  Fully Funded
Life Year Reserves Reserves
Cedar Fence 1 2019 * 20,370 23,657
Cedar Fence Seal 1 2019 2,508
Play Structure 1 2019 26,751
Swing Set 1 2019 2,273
Landscape Refurbish 2 2020 6,000
Chain Link Fence 4 2022 1,829
Metal Bench 4 2022 1,224
Mailboxes 11 2029 34,021
Monument - The Estates 11 2029 24,618
Monument - Janelle Estates 24 2042 220
Monument - Crystal Ridge 25 2043 634
Total Asset Summary $20,370 $123,733
Contingency at 3.00% $630 $3,827
Summary Total $21,000 $127,560

Percent Fully Funded 16%
Current Average Liability per Unit (Total Units: Bp  -$354
*' Indicates Partially Funded
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Description
No Replacement in 20

Replacement Year 2019
Cedar Fence
Cedar Fence Seal
Play Structure
Swing Set

Total for 2019

Replacement Year 2020
Landscape Refurbish

Total for 2020
No Replacement in 20

Replacement Year 2022
Chain Link Fence
Metal Bench

Total for 2022
No Replacement in 20

Replacement Year 2024
Cedar Fence Seal

Total for 2024

Replacement Year 2025
Landscape Refurbish

Total for 2025

No Replacement in 20
No Replacement in 20
No Replacement in 20

Replacement Year 2029
Cedar Fence Seal
Mailboxes

Monument - The Estates

Total for 2029

Crystal Ridge HOA
Annual Expenditure Detail
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Expenditures

25,727
3,182
28,197
2,395

$59,501

10,302
$10,302

2,239
1,499

$3,738

3,427
$3,427

11,098
$11,098

3,692
71,563
51,783

$127,038



Description

Replacement Year 2030
Landscape Refurbish

Total for 2030

No Replacement in 20
No Replacement in 20
No Replacement in 20

Replacement Year 2034
Cedar Fence
Cedar Fence Seal

Total for 2034

Replacement Year 2035
Landscape Refurbish

Total for 2035

No Replacement in 20
No Replacement in 20
No Replacement in 20

Replacement Year 2039
Cedar Fence Seal
Play Structure
Swing Set

Total for 2039

Replacement Year 2040
Landscape Refurbish

Total for 2040
No Replacement in 20

Replacement Year 2042

Crystal Ridge HOA
Annual Expenditure Detail

Monument - Janelle Estates

Total for 2042

Replacement Year 2043

Monument - Crystal Ridge

Total for 2043
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11,956
$11,956

32,165
3,978

$36,143

12,880
$12,880

4,285
37,977
3,226

$45,488

13,876
$13,876

7,855
$7,855

23,919
$23,91¢




Crystal Ridge HOA
Annual Expenditure Detail

Description

Replacement Year 2044
Cedar Fence Seal

Total for 2044

Replacement Year 2045
Landscape Refurbish

Total for 2045
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4,616
$4,616

14,948
$14,948




Crystal Ridge HOA
Puyallup, WA
Current Assessment Funding Plan Summary

Report Parameters
Report Date August 14, 2017 1Tl 1.50%
Annual Assessment Increase 0.00%
i 0
Budget Year Beginning January 01, 2018 Interest Rate on Reserve Deposit 0.20%
Budget Year Endin December 31, 2018 Tax Rate on Interest 30.009
9 9 ' Contingency 3.00%
Vil L <l 2018 Beginning Balance $21,000

Current Assessment Funding Plan VS Fully Funded

$600.000

$600.000

$400.000

$0

M9 A 23 AR X 29 1 "33 36 37 39 41 431 4R 47
Fiscal Year

Current Assessment Funding Plan Ending

— Fullv Funded

e The Current Assessment Funding Modeis based on the current annual assessment, parameter
and reserve fund balance. It is calculated udiegtirrent annual assessment, it will give the rateu
projection of how well the association is fundedtfe next 30 years of planned reserve expenditures

Current Assessment Funding Model Summary of Calculations

Required Annual Contribution $33,463.00
$111.17 per unit annually

Average Net Annual Interest Earned $76.25

Total Annual Allocation to Reserves $33,539.25

$111.43 per unit annually
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Beginning Balance: $21,000

Year

2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047

Current

Cost

198,835
201,818
204,845
207,918
211,037
214,202
217,415
220,677
223,987
227,347
230,757
234,218
237,731
241,297
244917
248,591
252,319
256,104
259,946
263,845
267,803
271,820
275,897
280,035
284,236
288,499
292,827
297,219
301,678
306,203

Annual
Contribution

33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463
33,463

Crystal Ridge HOA

Annual

76

40

72
119
161
208
251
282
329
377
424
294
324
372
419
466
463
493
540
588
636
620
648
696
732
747
788
815
863
911

Annual
Interest Expenditures

59,501
10,302

3,738

3,427
11,098

127,038
11,956

36,143
12,880

45,488
13,876

7,855
23,919
4,616
14,948
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Current Assessment Funding Plan Projection

Projected

Ending

54,539
28,541
51,774

85,357

115,243

148,914
179,200
201,847

235,639

269,479

303,366
210,085
231,916

265,751

299,633

333,562
331,346
352,421

386,424

420,475

454,574
443,168
463,403

497,562

523,902

534,193

563,828

583,159

617,485

651,859

Fully

Funded Percent
Reserves eflles Funded

140,558
92,070
94,512

107,947

117,853

132,002

142,963
146,249

161,390

176,951

192,944
76,445
78,822
93,951

109,517

125,529

104,177
107,065

123,696

140,802

158,393

128,882
132,244
150,414
160,879
154,978
169,438
173,557
193,638
214,282

39%
31%
55%
79%
98%

113%
125%
138%

146%

152%

157%
275%
294%

283%

274%

266%
318%
329%

312%

299%

287%
344%
350%

331%

326%

345%

333%

336%

319%

304%



Crystal Ridge HOA
Puyallup, WA
Component Funding Plan Summary

Report Parameters
Report Date August 14, 2007 1\ o ovion 1.50%
1 0,
SN T e January 01, 2018 Interest Rate on Reserve Deposit 0.20%
Budget Year Endin December 31, 2018 Tax Rate on Interest 30.00%6
9 9 ’ Contingency 3.00%
Total Units 301 2018 Beginning Balance $21,000

Component Funding Plan VS Fullv Funded

$250.000

$200.000

$150.000

$100.000

$50.000

$0

M9 A 23 AR X 29 1 "33 36 37 39 41 431 4R 47
Fiscal Year

Component Funding Plan Ending
—— Fullv Funded

 TheComponent Funding Model’'slong-term objective is to provide a plan to a fuliypded reserve
position over the longest period of time practicghis is the most conservative funding model.

Component Funding Model Summary of Calculations

Required Annual Contribution $57,499.68
$191.03 per unit annually

Average Net Annual Interest Earned $109.90

Total Annual Allocation to Reserves $57,609.58

$191.39 per unit annually
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Component Funding Plan Projection

Beginning Balance: $21,000

Year

2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047

Current

Cost

198,835
201,818
204,845
207,918
211,037
214,202
217,415
220,677
223,987
227,347
230,757
234,218
237,731
241,297
244917
248,591
252,319
256,104
259,946
263,845
267,803
271,820
275,897
280,035
284,236
288,499
292,827
297,219
301,678
306,203

Annual
Contribution

57,500
20,180
19,806
19,498
19,153
18,608
17,865
17,342
17,164
17,237
17,351
17,912
17,374
17,367
17,491
17,624
17,732
17,313
16,734
16,038
15,260
17,007
18,219
17,679
17,649
17,988
17,450
20,225
19,820
19,420

Crystal Ridge HOA

Annual

Interest Expenditures

110
55
68
96

117

144

164

173

197

222

246
94

102

126

151

176

150

157

180

203

225

185

191

216

230

222

241

248

276

304

Annual

59,501
10,302

3,738

3,427
11,098

127,038
11,956

36,143
12,880

45,488
13,876

7,855
23,919
4,616
14,948
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Projected

Ending

Reserves

78,610
39,344
48,916

68,510
84,042

102,793
117,395
123,812

141,173

158,631

176,229

67,197
72,716

90,209

107,851

125,650
107,389
111,979

128,893

145,133

160,618
132,321
136,856

154,751
164,776
159,067
172,142
177,668

197,764

217,488

Fully

Funded Percent
eles Funded

140,558
92,070
94,512

107,947

117,853

132,002

142,963
146,249

161,390

176,951

192,944
76,445
78,822

93,951
109,517
125,529

104,177

107,065

123,696

140,802

158,393

128,882

132,244
150,414

160,879

154,978

169,438

173,557
193,638
214,282

56%
43%
52%
63%
71%
78%
82%
85%
87%
90%
91%
88%
92%
96%
98%
100%
103%
105%
104%
103%
101%
103%
103%
103%
102%
103%
102%
102%
102%
101%



Crystal Ridge HOA
Puyallup, WA
Threshold Funding Plan Summary

Report Parameters
Report Date August 14, 2017 1Tl 1.50%
Annual Assessment Increase 1.50%
1 0,
Budget Year Beginning January 01, 2018 Interest Rate on Reserve Deposit 0.20%
Budget Year Endin December 31, 2018 Tax Rate on Interest 30.009
9 9 ' Contingency 3.00%
Vil L <l 2018 Beginning Balance $21,000

Threshold Funding Plan VS Fullv Funded

o A 4
e \_—— \/\//\W

9 21 23 28 2T A ‘N 33 O 37 O3/ ‘4l 43 45 47
Fizcal Year

—— Threshold Funding Plan Ending
—— Fully Funded

e TheThreshold Funding Model calculates the minimum reserve assessments, vatresiriction that
the funding percentage is not allowed to go bel6% during the period of time examined.

Threshold Funding Model Summary of Calculations

Required Annual Contribution $77,252.91
$256.65 per unit annually

Average Net Annual Interest Earned $137.55

Total Annual Allocation to Reserves $77,390.47

$257.11 per unit annually
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Threshold Funding Plan Projection

Beginning Balance: $21,000

Year

2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047

Current

Cost

198,835
201,818
204,845
207,918
211,037
214,202
217,415
220,677
223,987
227,347
230,757
234,218
237,731
241,297
244917
248,591
252,319
256,104
259,946
263,845
267,803
271,820
275,897
280,035
284,236
288,499
292,827
297,219
301,678
306,203

Annual
Contribution

77,253
25,470
13,375
13,576
13,779
13,986
14,196
14,409
14,625
14,844
15,067
15,293
15,522
15,755
15,991
16,231
16,475
16,722
16,973
17,227
17,486
17,748
18,014
18,284
18,559
18,837
19,119
19,406
19,697
19,993

Crystal Ridge HOA

Annual

Interest Expenditures

138
90
95

114

128

148

163

168

188

210

231
75
80

102

125

148

120

126

150

174

199

160

166

192

207

200

221

228

255

284

Annual

59,501
10,302

3,738

3,427
11,098

127,038
11,956

36,143
12,880

45,488
13,876

7,855
23,919
4,616
14,948
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Projected

Ending

Reserves

98,390
64,449
67,616

81,306
91,475

105,608
116,539
120,017

134,830

149,884

165,181

53,511
57,157

73,014

89,130

105,509

85,961
89,928

107,050

124,451

142,136
114,555
118,860

137,336
148,247
143,365
158,090
162,775

182,728

203,005

Fully

Funded Percent
eles Funded

140,558
92,070
94,512

107,947

117,853

132,002

142,963
146,249

161,390

176,951

192,944
76,445
78,822

93,951
109,517
125,529

104,177

107,065

123,696

140,802

158,393

128,882

132,244
150,414

160,879

154,978

169,438

173,557
193,638
214,282

70%
70%
72%

75%
78%
80%
82%
82%
84%
85%
86%
70%
73%

78%

81%

84%
83%
84%

87%

88%

90%
89%
90%

91%
92%
93%
93%
94%

94%

95%



Crystal Ridge HOA
Puyallup, WA
Baseline Funding Plan Summary

Report Parameters
Report Date August 14, 2017 1Tl 1.50%
Annual Assessment Increase 1.50%
1 0,
Budget Year Beginning January 01, 2018 Interest Rate on Reserve Deposit 0.20%
Budget Year Endin December 31, 2018 Tax Rate on Interest 30.009
9 9 ' Contingency 3.00%
Vil L <l 2018 Beginning Balance $21,000

Baseline Assessment Funding Plan VS Fullv Funded

$250.000

e /\/—/ 4
$150.000 /\ A /
\ AN\ A
$100.000 \— //4'. /ﬁ\w
i ‘\‘_/ ‘\,/
M9 A 23 AR X 29 1 "33 36 37 39 41 431 4R 47
Fiscal Year

Baseline Funding Plan Ending
— Fullv Funded

» TheBaseline Funding Modelcalculates the minimum reserve assessments, vatresitriction that
the reserve balance is not allowed to go belowusihd the period of time examined.

Baseline Funding Model Summary of Calculations

Required Annual Contribution $38,417.67
$127.63 per unit annually

Average Net Annual Interest Earned $83.18

Total Annual Allocation to Reserves $38,500.86

$127.91 per unit annually
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Crystal Ridge HOA
Baseline Funding Plan Projection

Beginning Balance: $21,000
Projected Fully

Current Annual Annual Annual Ending Funded Percent

Year Cost Contribution Interest Expenditures Reserves eiikes Funded
2018 198,835 38,418 83 59,501 140,558 42%
2019 201,818 14,453 20 59,501 14,473 92,070 16%
2020 204,845 14,670 26 10,302 18,868 94,512 20%
2021 207,918 14,890 47 33,805 107,947 31%
2022 211,037 15,113 63 3,738 45,243 117,853 38%
2023 214,202 15,340 85 60,668 132,002 46%
2024 217,415 15,570 102 3,427 72,913 142,963 51%
2025 220,677 15,804 109 11,098 77,727 146,249 53%
2026 223,987 16,041 131 93,899 161,390 58%
2027 227,347 16,281 154 110,335 176,951 62%
2028 230,757 16,526 178 127,038 192,944 66%
2029 234,218 16,773 23 127,038 16,797 76,445 22%
2030 237,731 17,025 31 11,956 21,897 78,822 28%
2031 241,297 17,280 55 39,232 93,951 42%
2032 244,917 17,540 79 56,851 109,517 52%
2033 248,591 17,803 105 74,758 125,529 60%
2034 252,319 18,070 79 36,143 56,765 104,177 54%
2035 256,104 18,341 87 12,880 62,313 107,065 58%
2036 259,946 18,616 113 81,042 123,696 66%
2037 263,845 18,895 140 100,077 140,802 71%
2038 267,803 19,179 167 119,423 158,393 75%
2039 271,820 19,466 131 45,488 93,532 128,882 73%
2040 275,897 19,758 139 13,876 99,554 132,244 75%
2041 280,035 20,055 167 119,776 150,414 80%
2042 284,236 20,356 185 7,855 132,461 160,879 82%
2043 288,499 20,661 181 23,919 129,384 154,978 83%
2044 292,827 20,971 204 4,616 145,943 169,438 86%
2045 297,219 21,285 213 14,948 152,493 173,557 88%
2046 301,678 21,605 244 174,342 193,638 90%
2047 306,203 21,929 275 196,545 214,282 92%
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Crystal Ridge HOA
Annual Expenditure Chart

A

Ny
Ny

19 '21 '23 ‘25 27 29 '31 "Ii '35 "3? '35 11 43 45 4
Fiscal Year
Component Funding Plan Ending

I Component Funding Plan Expenditure

¢ This chart shows the component funding plan ovemixt 30 years, as well as the amount of expemgitu
and the year they are projected to be expensed.
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Crystal Ridge HOA
Funding Plan Reserve Ending Balance Comparison Clnia

m.ul] {V L/
R R R w R e % % e a
Fiscal Year
Component Funding Plan Ending
—— Threshold Funding Plan Ending
Baseline Funding Plan Ending

e The chart above compares the projected reservagbdiances of the three funding plans (Current
Assessment Funding Plan, Threshold Funding PlarCamgponent Funding Plan) over 30 years.
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Crystal Ridge HOA
Funding Plan Comparison by Percent Funded

0%

9 A 23 2% A7 3 "33 ‘38 37 '3[ 41 43
Fiscal Year

‘4h 47

Component Funding Plan Percentage
—— Threshold Funding Plan Percentage
Baseline Funding Plan Percentage

¢ The chart above compares the three funding plans€6t Assessment Funding Plan, Threshold Funding
Plan, and Component Funding Plan) by the perceffitsigdunded over 30 years. This allows your
association to view and then choose the fundingehibdt might best fit your community’s needs.
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Crystal Ridge HOA
Funding Plan Assessment Comparison Chart

~A
AN

M—

$0+—

‘21 '23 ‘28 27 '29 '} '33 '3 37 '38 41 43 45 47
Fiscal Year

19

Component Funding Plan Assessment
—— Threshold Funding Plan Assessment
Baseline Funding Plan Assessment

¢ The chart above compares the annual assessméet thiree funding plans (Current Assessment Funding
Plan, Threshold Funding Plan and Component Furidiag) over 30 years.
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Description

Cedar Fence

Cedar Fence Sea
Chain Link Fence
Landscape Refurbish
Mailboxes

Metal Bench

Monument - Crystal Ridge
Monument - Janelle Estates
Monument - The Estates
Play Structure

Swing Set

Year Total:

Crystal Ridge HOA

Thirty-Year Projection of Reserve Account Expenditires

2018 2019 2020 2021 2022 2023 2024 2025 2026
25,727
3,182 3,427
2,239
10,302 11,098
1,499
28,197
2,395
59,501 10,302 3,738 3,427 11,098
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Description

Cedar Fence

Cedar Fence Seal

Chain Link Fence
Landscape Refurbish
Mailboxes

Metal Bench

Monument - Crystal Ridge
Monument - Janelle Estates
Monument - The Estates
Play Structure

Swing Set

Year Total:

Crystal Ridge HOA
Thirty-Year Projection of Reserve Account Expenditires

2028 2029 2030 2031 2032 2033 2034 2035 2036
32,165
3,692 3,978
11,956 12,880
71,563
51,783
127,038 11,956 36,143 12,880
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Description

Cedar Fence

Cedar Fence Sea
Chain Link Fence
Landscape Refurbish
Mailboxes

Metal Bench

Monument - Crystal Ridge
Monument - Janelle Estates
Monument - The Estates
Play Structure

Swing Set

Year Total:

Crystal Ridge HOA

Thirty-Year Projection of Reserve Account Expenditires

2038 2039 2040 2041 2042 2043 2044 2045 2046
4,285 4,616
13,876 14,948
23,919
7,855
37,977
3,226
45,488 13,876 7,855 23,919 4,616 14,948
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