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| Executive Summary

Tannery Brook Cooperative consists of 16 garden apartment units located in Litchfield, Connecticut.
The Cooperative Association has requested a reserve analysis to define the capital needs of the de-
velopment for long term planning. The information within this report is based on a site inspection
conducted by Marcus Smith on September 7, 2010.

This report includes the following:

Replacement Reserve Unit Cost chart - lists major components of the property, their estimated
remaining useful life, at-term replacement cost, and recommended amount that would need to be
reserved in order to make the projected replacement. The costs used in this report are based on a
combination of RS Means Cost Books and listed prices found at local retailers. Costs in the report are
inflated annually by 3%. Useful life determinations are based on Fannie Mae Physical Needs Assess-
ment Guidelines and by general industry standards.

Annual Cost Forecast of Capital Expenditures - projects when funds would be expended based on
data in the Replacement Reserve Unit Cost chart.

Forecast of Maintenance Replacement Expenditures - a summary of the projected annual activity in
the reserve account. This schedule is based on current annual reserve deposits, with a standard 3%
annual increase.

The report also includes a graph that contrasts annual replacement reserve levels with anticipated
capital expenditures over a 30-year term.

While the term for this report is 30 years, it is recommended that the Association update the report
every 5-10 years. Depending on the property’s environment, rate of wear and tear and the Associa-
tion’s preventative maintenance plan, some components may age differently, which could impact
long term reserve planning. Also, due to fluctuations in construction materials’ markets, the cost of
wood-, asphalt- and petroleum-based products may ultimately be higher than projected in this re-
port.

This report is intended to inform the Association’s efforts to establish long term financial planning,
and in no way constitutes a formal engineering study of the property.

For over a decade, the standard annual deposit into a replacement reserve has been $300 per unit per
year. However, recent discussions among industry experts have suggested that this amount should
be increased to $500-600 per unit per year. Currently, the Association deposits $12,000 per year, or
$750 per unit per year. Taking into account the current reserve balance as of this report of $151,874,
the Association is in a strong position to make projected capital improvements for the next 10+ years.
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| Property Description

The Tannery Brook Cooperative is located at the end of Tannery Brook Extension, approximately 1
mile from Litchfield center. The property is easily accessible from State Routes 202, 118 and 63.

| Exterior

Ample parking is provided on site. The property appears to be well-lit
and secure. Landscaping is in very good condition, and the property’s
overall “curb appeal” is excellent.

The parking surfaces and walkways are in good condition and the cur- '
rent drainage system appears to be working. The curbing surrounding
the parking surface is a bituminous curb and is showing signs of disre-
pair, most probably due to snowplowing. To ensure continued drainage
effectiveness, it is recommended that the curbing be repaired as needed, if possible at the end of each
plowing season.

The site has public water and sewer. Each unit is individually metered for electricity.

The property consists of four structures built new in 1992. Three of the structures are two stories each
containing three two-bedroom units and one three-bedroom unit, as well as an attached common
laundry room. One of the buildings also includes a community room and storage space built below
grade. The fourth residential structure is one-story containing two one-bedroom and two two-bed-
room units that are either handicap-accessible or adaptable, as well as a laundry room.

The buildings have vinyl siding, aluminum gutters and downspouts,

" and asphalt shingles. All systems appeared to be in good overall condi-
tion and no immediate repair is needed, however the flashing around the
skylights should be monitored to prevent water damage to roof decking
and unit interiors.

v Each unit features a small rear porch. Five units have installed larger
wood decks off the rear of their buildings. Two of these units are hand-
icap-accessible, and these decks are original to the project and included

in this report. The three other decks were constructed at the expense of the individual Cooperative

resident, and costs related to their maintenance/replacement are not
included in this report.

The property has two large standalone storage/utility sheds. For the
purposes of this report, maintenance/replacement costs associated with
the sheds were not included. The property also has two dumpster areas
with cement slabs surrounded by standard board on board wood fencing,.
Maintenance/replacement costs associated with the dumpster enclosures
were included in this report.

There are two mailbox clusters located on the property. Both appeared to be in fair condition.
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| Interior

With the exception of the one-bedroom HC units, all units are garden style, with individual front

and rear access to each unit. Each unit has a kitchen, living/dining room on the 1st floor, and two
bedrooms on the 2nd floor; the three-bedroom units also have the master bedroom and %2 bath on

the 1st floor. While all units inspected for this report were in good condition, there was some sign

of water damage in the living rooms of some units, likely caused by failing tub surrounds in the 2nd
floor bathrooms. While this report recommends replacing the tub surrounds within the next 10 years,
some units not inspected for this report may need more immediate attention. |

Units in the two-story buildings have individual basements with interior access.
Units in the single-story buidling have individual basements accessed through ex-
terior bulkhead doors. Units are heated with electric baseboard heaters with multi-
zoned thermostats. Domestic hot water is provided via individual hot water heat-
ers located in the basements. All mechanical systems appeared to be operational at
the time of the inspection.

All inspected interior amenities appeared to be in working
condition. Some appliances and features such as toilets and faucets are near-
ing or past their expected useful life and may not be operating as efficiently as
| newer components. Consideration should be given to their replacement. Cabi-
1 nets and countertops noted in the inspection have been well-maintained.

Flooring is primarily a mix of vinyl composite tile square and carpet, while some units feature wood
laminate flooring and ceramic tile where VCT is found in most other units (kitchens, bathrooms, 1st
floor hallways). Replacement cost for these variations is based on an average of VCT and laminate.

| Common areas -~ Laundry rooms & Community room

As stated earlier, the property has three common laundry rooms onsite, each
equipped with one washing machine and one dryer. The Association owns
the machines, which are coin-operated. Revenue from the machines is con-
tributed to their maintenance. The cost to replace these machines has been
included in this report. However, one way to ease the burden on the reserve
schedule would be to contract out the ownership and maintenance of the ma-
chines with a third-party company, such as Mac-Gray.

The property also features a meeting space with a %2 bath. The cost of main-
tenance/replacement of the flooring, lighting, doors, windows, %2-bath com-
ponents, and hot water heater have been included in this report.
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Tannery Brook Cooperative
Capital Needs Forecast | 2010-2040
$30 pupm increase in 2011, 3% annual increase 2012+
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