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Ex-i 
 

Legal Notification 
 
This report was prepared by EXP Services Inc. for the account of Ottawa Carleton Standard 
Condominium Corporation No. 1007. 
 

Any use which a third party makes of this report, or any reliance on or decisions to be made based on it, 
are the responsibility of such third parties.  EXP Services Inc. accepts no responsibility for damages, if 
any, suffered by any third party as a result of decisions made or actions based on this project. 
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1.0 Executive Summary 

EXP Services Inc. (EXP) was retained by Ottawa Carleton Standard Condominium Corporation No. 1007, to 
perform a Comprehensive Reserve Fund Study of the 3-storey condominium buildings at 3700 Downpatrick 
(phase I) in Ottawa, Ontario.  The necessary fieldwork conducted by EXP was on October 25th, 2017. 

A detailed review of the condition of the building elements, and any observed deficiencies, are recorded 
in the Performance Audit that was submitted to Tarion on December 4th, 2017.  It is assumed that the 
deficiencies reported in the Performance Audit will be covered by the warranty and will be corrected by 
the vendor/builder at no cost to the condominium. 

The various building systems were observed to be in generally good condition.  Where required concerns 
regarding long-term durability are discussed which, in our opinion, should be given consideration to ensure 
the long-term safety and/or serviceability of the facility. 

The total Reserve Fund contribution for the fiscal year ending 2017 is $6,570.  

The estimated expenditures for the Reserve Fund were calculated using an annual interest and inflation rates 
of two percent (2.0%) and one and a half percent (1.5%), respectively.  Additionally, items may have been 
deferred from their normal lifecycle to provide a real world timing of construction events.  Occasionally, due to 
a material or building system’s good performance, as observed, a reserve fund item has been reasonably 
deferred to a later date to realize preferred economics. 

Based on the results of the analysis presented herein, the reserve fund level of contribution for OCSCC No. 
1007 is too low to adequately fund the Reserve Fund over the next 30 years. As such, a recommended 
increase to the annual contribution amount is set at 415% for year 1 of the study to offset anticipated future 
expenditures and is illustrated in the attached Reserve Fund Forecast (refer to Appendix A). Subsequent 
increases to contribution are set at one and a half percent (1.5%, inflation) for Years 2 through Year 
30.  

The minimum balance over the course of the reserve fund study after year 1 is $18,450 in year 30, 
which is first fiscal year for the corporation (2047). 

It should be noted that the Condominium Act stipulates that the reserve fund must contain sufficient funds 
to meet the requirements proposed by the reserve fund study.  For condominium corporations created 
after May, 2001, the funds in the reserve must achieve this goal by the end of the fiscal year following the 
fiscal year in which the study is completed.  After the reserve fund is adequate, annual contributions to 
the fund should remain constant (i.e., increasing by the rate of inflation only). 

Using the above mentioned funding plan, the Reserve Fund should maintain a positive cash flow over the 
thirty (30) year period as well as ensure sufficient funds are available to deal with the major expenditures until 
Year 30 of this proposed financial plan.   

It is the Owners' option to defer or advance maintenance and/or repairs to their facilities based on 
budgeting constraints, resident’s needs, operational horizons, etc.  However, the Owners should be 
aware that deferring recommended repairs might result in additional deterioration and/or damage, which 
may significantly increase repair costs.  Also, absent or unsatisfactory maintenance procedures may lead 
to accelerated deterioration, higher repair costs, and a shorter service life. 

The next Reserve Fund Study Update required by the Condominium Act, 1998, is a Class 3 Reserve 
Fund Study (an updated study not based on a site inspection).  The update is to be prepared within three 
years of the completion of this study. 



OCSCC No. 1007 
Reserve Fund Study 

3700 Downpatrick, Ottawa, Ontario 
Project Number:  OTT-00242579-A0 

Date:  January 24, 2018 

 

2 

2.0 Introduction 

2.1. Terms of Reference 

On April 6th, 2017, EXP Services Inc. submitted proposal No. P60229BE to Ottawa Carleton Standard 
Condominium Corporation No. 1007 (OCSCC No. 1007) to complete a Performance Audit and a 
Comprehensive Reserve Fund Study.  The Performance Audit, dated December 4th, 2017, has been 
provided under a separate cover. The findings of the Reserve Fund Study are presented in this report. 

OCSCC No. 1007 is located at 3700 Downpatrick in Ottawa, Ontario. The principal fieldwork was 
conducted on October 25th, 2017.  The results of EXP’s assessment will be used to rate the current state 
of various common elements and to apply these results to create a 30-year Reserve Fund Cost Forecast. 

The information contained in this report provides an overview of the existing conditions, and a preliminary 
estimate of repair/replacement costs and the likely remaining service life of major system elements that 
fall within the next thirty years.  Replacing items beyond this horizon has not been considered. 

This study and the recommendations it contains, is a result of a review of: 

• The information volunteered; 

• The on-site condition assessments; 

• Generally accepted principles of engineering design; 

• Our knowledge of the construction industry; and 

• Previous experience with facilities of this vintage and complexity. 

In keeping with current industry standards, the interpretation of our observations in this RFS and the 
attached RFS Costing Forecast is based solely on a general visual review of the building and its 
elements.  The study does not include video inspections of sanitary and storm sewers, a thermography 
study of the building envelope, testing of fire life-safety elements, or invasive testing/exploration of roofing 
and wall systems. 

2.2. Description of Property 

OCSCC 1007 is a standard condominium corporation located at 3700 Downpatrick Road in Ottawa 
Ontario. There are 14 residential suites and 3 commercial units spread over two (2) buildings; known as 
Blocks 1 and 2. Figure 2.2-1 shows a site plan with the blocks identified (in red – added by EXP). 
Subsequent block phases are not included in the scope of work for this report.   

Block 1 and 2 consists of three (3) storey wood frame construction with concrete foundations where each 
unit has a separate exterior entrance. Block 1 also has a basement. The residential suites are provided 
with balconies or terraces with on grade surface parking.  The condominium was registered on December 
8, 2016. 
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Figure 2.2-1: Site Plan – Excerpt taken from architectural drawings (SP-1) 

 

Block 2 
Block 1 
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Block 1: 

Block 1 Consists of a four (4) stacked townhouse suites and is adjoined to three (3) freehold townhomes. 
There is a shared common partition wall between the stacked suites and the freehold units. The freehold 
units are not part of OCSCC No. 1007. The sloped roofing elements consist of a 3-tab asphalt shingle on 
sheathing and sloped roof trusses. Only the portion above the stacked townhouses has been included 
under the scope of work and considered as common elements for OCSCC No. 1007.  

Typical structural components consist of wood framing supported on concrete foundation walls. Block 1 is 
clad with a combination of brick masonry veneer and aluminum siding. The suite windows are vinyl 
framed with thermal glazing units with a combination of fixed units, casements, and awnings. The balcony 
doors are typically sliding type, vinyl frame, thermal glazed doors. The balcony areas are noted on the 
architectural drawings to be provided with a Duradeck membrane applied onto plywood sheathing. The 
balcony railings are aluminum with pickets.   

 

Photograph 1: Overview of Block 1, North elevation. 
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Block 2: 

Block 2 is a three (3) storey, wood framed building consisting of ten (10) residential suites and three (3) 
commercial units. The commercial units are at the ground floor on the west side. Block 2 is similar in 
construction to Block 1 and is clad with a combination of brick masonry veneer, hard board and aluminum 
siding. The suite windows are vinyl framed with thermal glazing units with a combination of fixed units, 
casements, and awnings. The balcony and terrace doors are typically sliding type, vinyl frame, thermal 
glazed doors. The upper suites are equipped with both a balcony and a terrace. The balcony areas are 
noted on the architectural drawings to be provided with a Duradeck membrane applied onto plywood 
sheathing. The terrace areas consist of a 2-ply modified bitumen roofing system with paving stones. The 
balcony and terrace railings are aluminum with tempered glass guards.    

Common areas and amenities include: 

• utility and building maintenance areas, and 

• on grade surface parking and roadway. 

 

 

Photograph 2: Overview of Block 2, West Elevation. 
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2.3. Scope of Work 

This study has been conducted in conformance with the scope of services outlined in our proposal 
P60229BE, dated April 6th, 2017.  The scope of work is described as follows: 

1. An on-site visual review was completed for the common building elements stipulated in scope of work 
indicated in the proposal.  This review was intended to determine the current condition of building 
elements . 

2. Establishing replacement/repair prioritization and associated construction costs. 

3. Preparation of a written report and accompanying reserve fund forecast spreadsheet.  The 30-year 
projection identifies the elements reviewed, takes into account the assessed condition of each item, 
and estimates the life span and replacement costs calculated in 2017 dollars.  The costs are adjusted 
throughout the projection using the current inflation rate. 

2.4. Documentation 

In addition to information derived from examination of OCSCC No. 1007, we are in receipt of the following 
documentation: 

• Architectural Drawings: 

The following set of architectural drawings, prepared by Roderick Lahey Architect Inc., were 
provided for review. The Cover Page was marked “ISSUED FOR CONDO REGISTRATION” 
dated, September 20, 2016: 

Block 1: A000, SP-1, A100, A101, A102, A103, A104, A105, A200, A201, A202, A203, A300, 
A301, A302, A303, A400, and A401. 

Block 2: A000, SP-1, A100, A101, A102, A103, A104, A200, A201, A202, A300, and A400 

• Shop Drawings: 

Aluminum Rail Systems, prepared by Aleo Associates Inc., dated December 12th, 2015 (block 2). 

• Declaration, dated December 8th, 2016.  

o Declaration Amendment, dated December 23rd, 2016.  

• Assumption Agreement for Condominium Corporation, dated December 8th, 2016. 

• Certificate in Respect of a By-Law, By-laws 1, 2, and 3, dated December 8th, 2016. 

• Hunt Club Towns Disclosure Statement & Condominium Documents, Dated November 12th, 
2013. 

• Joint Use and Maintenance Agreement, dated April 26th, 2016  
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3.0 Methodology 

3.1. General 

The current serviceability of the common elements of the condominium is established by the visual field 
review, which is essentially a snapshot in time of the existing conditions.  In order to forecast the needs of 
each common element, we require an understanding of system performance, durability, industry 
standards for repair and replacement cycles, engineering judgment, and, perhaps most importantly, the 
past and current levels of preventative maintenance. 

The 30-year RFS Cost Forecast is a living document, which assists the Owner in achieving an 
understanding of the current serviceability of the facility.  The RFS Cost Forecast is intended to prepare 
the client for future repair/replacement expenditures. 

3.2. Commentary on the RFS Costing Forecast 

The Condominium Act defines a Reserve Fund as a fund set up by a Corporation in a special account for 
major repair and replacement of common elements and assets of the Corporation, calculated on the basis of 
expected repair and replacement costs and life expectancy. 

Reserve Fund Studies are mandatory for all existing and newly registered condominium corporations.  A 
Reserve Fund Study is generated to determine if the amount of money currently in the reserve fund and the 
amount of contributions collected for the reserve fund are adequate to provide for the expected costs of major 
repair and replacement of the common elements and assets. 

Reserve expenditures can include, but are not limited to, exterior wall claddings, roofing, windows, doors, 
parking garages, heating and cooling systems, site elements including roads, sewers, pools, playground 
equipment, etc. 

Reserve Fund Studies are updated every three years.  If the Corporation has never had a Study, a 
Comprehensive Study including a site inspection will be necessary.  An update study basically takes the 
original information and updates the key parameters such as common elements, age, costs, current reserve 
amounts and contributions.  The first update can be without a site inspection.  The next update is generally 
with an inspection with the need for site inspections alternating between each update.  The same types of 
tables prepared as part of the original study are again submitted, with the updated information. 

Ideally, every property has followed a well-defined path of preventive maintenance and capital renewal 
financing.  Rising maintenance costs and environmental concerns make facility asset evaluations essential.  
Every aspect of the facility is subject to the depreciating effects of its inherent “Life Cycle” component.  As a 
result, large amounts of funds need to be injected and/or accrued annually in order to ensure that the facility is 
maintained properly and that sufficient funds are available for renewal of each component. 
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3.3. Estimating Methods 

Construction probable cost estimates for repairs/replacements were calculated on either a unit rate or lump 
sum basis.  The estimated probable costs for repair/replacement are included within this report.   

Establishing replacement, rehabilitation, or upgrade probable costs for various elements are based on 
several factors such as: 

• Quantity of repair; 

• Accessibility and protection requirements; 

• Economies of scale; 

• Consultation with qualified contractors; 

• Local qualified trade presence; and 

• Impact on local services, public access, and other disruptions. 

EXP is not a professional quantity surveyor, cost estimator, nor construction contractor.  Construction 
probable costs outlined in the Life Cycle Forecast are budget figures only, based on the current market 
conditions, and are in present dollars, and adjusted based on today’s inflation rate.  The actual costs of 
construction may vary considerably depending on the time of year when tendering is conducted, the actual 
detailed scope of work and the economic climate of the construction industry.  As an example, the 
preparation of a probable cost estimate requires making a number of assumptions, such as: 

• The means and methods of construction the contractor will employ; 

• The cost and extent of labour; 

• The equipment and materials the contractor will employ; 

• The contractor's techniques in determining prices; 

• The market conditions at the time; and 

• Other factors over which EXP has no control. 

We recommend that the Owner, during the maintenance and repair/replacement review, incorporate the 
economic trends and market values of the preceding year.  The Construction Cost Index may assist with 
updating construction probable costs. 

3.4. Engineering Services 

Engineering design and inspection fees are included, where applicable, within the expenditure schedule.  
These services generally include the preparation of contract documents, tender services, and field review 
for contract document compliance during construction.  Engineering fees may range from 8% to 15%, 
depending on the complexity and scale of the project. 

Prior to the implementation of any significant repair/replacement program(s) to major building systems or 
elements, we recommend a comprehensive engineering analysis (condition survey) be undertaken in 
order to mitigate the number of construction unknowns associated with a major repair/replacement 
program.  In our experience, a comprehensive condition survey is essential to establish the most 
appropriate and cost-effective repair/replacement strategy.  Results from the condition survey will be 
incorporated into the contract tender documents to assist the contractors in their bid preparations and 



OCSCC No. 1007 
Reserve Fund Study 

3700 Downpatrick, Ottawa, Ontario 
Project Number:  OTT-00242579-A0 

Date:  January 24, 2018 

 

9 

likely limit the number of addenda during tendering and changes during construction.  Fees for these 
services are included where applicable within the reserve fund forecast. 

EXP reviewed the site conditions and the building common elements at OCSCC No. 1007 located at 3700 
Downpatrick in Ottawa, Ontario on October 25th, 2017.  All accessible areas were reviewed.  An interior 
assessment of common elements was performed at units 201, 206 and 106. 

The following comparative rating system for facility elements is used throughout this report: 

Good Condition: The facility element is in a condition that meets or exceeds expectations, 
given the age of the facility and the general environment. 

Fair Condition: The facility element is serviceable although some evidence of either 
collective degradation or deficient operation was noted. 

Poor Condition: The facility element is either at the end of its service life or there is the 
potential for imminent failure.  In some cases, the element may be 
inoperative or exhibit total failure. 
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4.0 Structural Features 

Our site review consisted of a visual survey of readily accessible structural components to identify 
symptoms of structural distress (e.g., cracks or displacement) and, as such, we could not identify any 
hidden or latent defects.  Structural analysis (a review of the design and physical testing of structural 
components) was not part of the scope of work. 

 
The condominium (Block 1 and 2) is comprised of the following structures.  

Block 1  

• The General Notes on Drawing A000 indicate that the building was designed to Part 9 of the 
Ontario Building Code (OBC) 2012 Edition.  Structural design loads are not indicated on the 
drawings. 

 

• The foundation walls, reinforced strip footings, unreinforced pad footings and the basement slab-
on-grade are of concrete construction.  Drawings indicate an assumed bearing of SLS of 120 kPa 
and ULS of 180 kPa.  No documents were provided confirming the geotechnical bearing capacity 
for the site. 

 

• The typical floor construction consists of plywood and OSB sheathing glued and screwed on 
303mm deep pre-engineered joists spaced at 400mm on center and spanning up to 6.8m +/- onto 
wood beams and wood posts, and/or load bearing wood stud walls.   No shop drawings of the 
prefabricated floor joist and microlam beam layout and design load information were available. 
These documents should be provided for their records. 

 

• The roof construction consists of 19mm exterior plywood sheathing complete with H clips (as 
noted for R1 of roof assembly) on prefabricated roof trusses at 600mm. on centre.  The 
prefabricated roof trusses are supported on girder trusses and/or load bearing wood stud walls.  
No shop drawings of the prefabricated roof and girder trusses, truss details and design load 
information were available.  These documents should be provided for their records. 

• Balcony areas are framed with 20mm plywood on 38 x 242mm wood joists spaced at 400mm o.c. 
and supported on wood beams and posts. Balconies are provided with aluminum guard rails with 
aluminum pickets. 

Block 2 

• The General Notes on Drawing A000 indicate that the building was designed to Part 9 of the 
Ontario Building Code (OBC) 2012 Edition.  Structural design loads are not indicated on the 
drawings except for an increased design snow load for the roof structure of the garbage/recycling 
room .   

 

• The foundation walls, reinforced strip footings, pad footings (2m x 2m footings reinforced and 
0.8m x 0.8m footings unreinforced) and the ground floor slab-on-grade are of concrete 
construction. Drawings indicate an assumed bearing of SLS of 120 kPa and ULS of 180 kPa.  No 
documents were provided confirming the geotechnical bearing capacity for the site. 

 

• The typical floor construction consists of plywood and OSB sheathing glued and screwed on 
303mm deep pre-engineered joists spaced at 400mm on center and spanning up to 6m +/- onto 
steel beams and columns, wood beams and wood posts, and/or load bearing wood stud walls.   
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No shop drawings of the prefabricated floor joist and microlam beam layout and design load 
information were available. These documents should be provided for their records. 

 

• The typical roof construction consists of 19mm exterior plywood complete with H-clips on 
prefabricated roof trusses spaced at 600mm on centre spanning 7.1m +/-.  The prefabricated roof 
trusses are supported on load bearing wood stud walls, girder trusses and/or wood beams.  No 
shop drawings of the prefabricated roof trusses, girder trusses, truss details and design load 
information were available.  These documents should be provided for their records. 

 

• The construction of the terrace areas on the second floor including the garbage/recycling room 
roof consists of 19mm plywood sheathing on prefabricated wood joists. The terrace area of 
different suites are Privacy wall dividers, which consist of aluminum frames with frosted glazing 
inserts, are used to delineate the individual suites at the second level.   

• Balcony areas are framed with pressure treated 38 x 242mm wood joists spaced at 400mm o.c. 
and supported on cantilevered pressure treated built-up wood beams. Balconies and the terrace 
areas are provided with tempered glazing panels at Block 2.   

The Reserve Fund Forecast has included a general contingency for periodic repair of the foundation walls 
and parging based on a fifteen (15) year cycle. Typically aluminum railing systems have an expected 
servable life in the order of 40+ years. The railings are not expected to require replacement within the 
next 30 years and therefore fund allocations have not been illustrated in the attached 30-year Fund 
Forecast. Refer to Appendix A of this report. 

 

  

Photograph 3: Typical balcony railing at Block 1. Photograph 4: Typical balcony railing at Block 2. 
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5.0 Building Envelope 

The building envelope separates indoor and outdoor environments by providing control of heat and airflow, 
movement of water vapour and liquid, and the control of solar and other radiation. 

Our review of the building envelope systems was carried out from grade level, and readily accessible 
vantage points.  We did not examine the systems in close proximity with the exception of these vantage 
points.  Observations were made of exposed, accessible components only.  We did not conduct, nor were 
we asked to conduct, structural analysis, a review of the building’s design or material sampling and/or 
testing of the building or its components.  We did not undertake any analysis of the exterior wall or roof 
performance, energy efficiency, adequacy of the designed wall or roof details and/or assessment of 
moisture and thermal adequacy of the exterior walls or roofs. 

When the building envelope and associated operable components are in an aging but still functional state, 
there are factors that will influence general upgrade.  These are as follows: 

Obsolescence  Where the building envelope components, such as the window assemblies, 
have become an excessive maintenance burden due to difficulties in 
repairing or obtaining replacement parts, replacement of the entire 
assembly may be warranted. 

Comfort issues  Where the envelope or envelope component has been compromised to the 
point where the occupant’s comfort is affected, for example, leaky, drafty 
window units in winter months, then conditions of occupancy may dictate 
replacement of windows, doors, etc.   

Appearance  When the appearance of the building by virtue of staining, deterioration, 
etc., detracts from tenancy, the replacement and upgrade of such 
components may be warranted.   

Energy efficiency  Where the condition of the envelope and/or envelope components are such 
that inordinate amounts of energy are required to maintain reasonable 
levels of comfort within the building, then an envelope upgrade may be 
prudent and practical, provided there is an acceptable payback period. 

Safety and Serviceability  Where the envelope and/or envelope components have deteriorated to the 
point where public safety is threatened, or serviceability has been reduced 
to an unacceptable level, a general upgrade or replacement program may 
be warranted. 
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5.1. Balconies & Terraces   

Owners of OCSCC No. 1007 in Blocks 1 and 2 have either terraces (over commercial space), balconies 
or both. The balconies and terraces are part of the common elements and are for the exclusive use of the 
suite from which they are accessed.  The top side of balcony areas are provided with a Duradek 
waterproofing membrane.  

Terrace roof construction for Block 2 is noted on the architectural drawings as follows: 

Paving stones; 

 25mm leveling bed or pedestals; 

Filter fabric 

2-ply modified bitumen roofing system; 

13mm protection board 

Min 150mm+ polyiso insulation sloped to drains; and 

Vapour retarder. 

Terrace areas are provided with roof drains as well as over flow scupper drains. Parapet walls are capped 
with a prefinished metal flahing.  

The study has incorporated funds for membrane replacement at the balconies based on an expected 
serviceable life of 15 to 20 years for the Duradek membrane and 25 to 30 years for the terrace membrane 
system. 

  

Photograph 5: Typical condition of Duradeck 
membrane on balcony areas. 

Photograph 6: Large terrace roof area located at 
Block 2.  
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5.2. Roofing Systems 

The roof construction for both Block 1 and 2 is noted on the architectural drawings as follows: 

IKO 25 year ashphalt shingles; 

Continuous ice and water shield eave protection from edge of roof 6’in from line of exterior wall 
and at all valleys; 

#15 cont’s building paper; 

19mm exterior plywood c/w h-clips between joints; 

Pre-engineered roof truss;  

Prefinished aluminum vented soffit; 

R50 batt fiberglass insulation; 

6 mil poly vapour barrier; 

13mm resilient channel at 600 o.c.; 

16mm gypsum board c/w prime and paint. 

 

Interior review of the attic spaces revealed that batt insulation was uniformly distributed to an average 
depth of 14-16 inches in suite 105, 19-20 inches in suite 210, and 16-18 inches in suite 202. Access 
hatch areas were provided with approximately 10.5 inches of expanded polystyrene insulation complete 
with weather stripping. Venting to attics is provided by soffit venting with baffles and a maxi vent near the 
peak of the roof.  

Occasionally roofing shingles are subject to damage and require isolated repairs to achieve the intended 
service life. The study includes an allowance for localized repairs and replacements to areas as required. 
Full replacement of the shingled roof is recommended to be completed in year 16 of the study based on a 
typical life cycle of 15 to 20 years.  

 

 

Photograph 7: Typical condition of roof shingles. 
View of the South end of Block 2. 
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5.3. Exterior Walls 

The exterior walls of Blocks 1 and 2 are clad with a combination of brick masonry veneer, Hardie board 
panels and 4” bevel aluminum siding. Metal flashings are typically used to finish edges of cladding 
materials and to shed water away from the wall assembly. Foundation walls, where exposed, have been 
parged. The exterior cladding elements were reviewed from the exterior of the buildings.  

Exterior cladding elements were noted in good condition overall with some localized areas of staining and 
wetting observed.  Areas of excessive wetting from adjoining surfaces were noted in good condition 
however are subject to premature deterioration. Evidence of through wall flashings were present below 
metal drip flashings. 

The expected effective service life of the brick masonry is in the order of 50+ years, with regular 
maintenance.  A periodic allowance has been provided for masonry repairs, including some repointing 
and replacement. Localized replacements of the hard board and metal siding have also been 
incorporated based on a 10 to 15 year cycle.  

 

  

Photograph 8: Typical parging over foundation wall 
and masonry.  

Photograph 9: Example of Hardie board and metal 
sidding. 

5.4. Windows  

The exterior windows are vinyl-frame window systems with thermal glazed units. The units are a 
combination of fixed with either operable awning or casement sections. Block 1 has basement horizontal 
slider windows with a window well.   

The commercial units within block 2 are equipped with aluminum store front framing with sealed glazing 
units and glazed swing doors. 

Overall windows and glazing systems were observed in good condition with no major deficiencies noted. 

Occasionally, windows require some maintenance on a cyclical basis.  Repairs include the 
replacement of damaged weather stripping, hardware and Insulated Glazing units. A periodic 
allowance has been provided to repair windows on a 10 year cycle. Future window replacement for 
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residential suites has been shown as a phased project in years 23 and 24 of the study. Complete 
replacement is recommended rather than a phased project if funds allow. Store front framing and 
glazing replacement has been allocated in year 29 of the study based on a typical service life of 25 to 
30 years. Replacement of the glazed swing door should be included with the store front system 
replacements.  

  

Photograph 10: Typical basement window. Photograph 11: Typical casement window.  

 

5.5. Entrance & Exit Doors 

Balcony and terrace doors are sliding vinyl frame 
systems with insulated glass units. The entrance 
to each suite is provided with an insulated metal 
door with no glazing. Entrance door frames were 
noted with proper fire rating labeling and the door 
was equipped with a self-closing mechanism. The 
two garbage rooms were provided with sectional 
overhead doors. Metal swing doors are provided 
at the garbage rooms as well as providing access 
to the gas meters and electrical room. 

Exterior doors appear to be in good condition with 
any deficient items identified repaired under 
warranty as part of the Performance Audit 
process. Funds have been forecasted in year 20 
of the study.  

 

 

Photograph 12: Typical suite entry doors at Block 
1. 
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5.6. Exterior Sealant  

Exterior caulking (sealant) is the front line of defence against moisture infiltration at cladding joints, roof 
penetrations, and exterior window and door frames.  Exterior caulking should be periodically maintained 
and inspected to assess the overall condition and continuity. Caulking deterioration manifests itself in 
many ways including: 

• Aging, where the caulking becomes hard and inflexible; 

• The caulking is cracked or torn (cohesive failure); 

• Debonding between caulking and material surfaces has taken place (adhesive failure); and 

• Caulking has failed due to inadequate expansion/contraction capacity resulting in an 
adhesive or cohesive failure. 

Typically, sealant has a service life of 10 to 15 years, depending on the product, installation, exposure, 
joint geometry, etc. At the time of replacement, existing caulking should be completely removed, the 
exposed surfaces properly cleaned and new sealant and backer rod (where applicable) placed with a 
satisfactory width/depth ratio. We recommend that a high-quality sealant material be used. 

Overall sealants were noted as absent or poor with several areas of debonding. A full survey of the 
exterior caulking installation and replacement of damaged sections was recommended as part of the 
Performance Audit. It has been assumed that the rectification of deficient items will be completed under 
warranty.    

It is recommended that replacement of sealant be completed intermittently. Sealant replacement is 
scheduled for year 12 and 27 of the study. 
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6.0 Interior Elements 

6.1. General 

Access was provided to a representative sample of the suites (suites 202 and 210 in Block 2, and suite 
105 in Block 1).  The corporation is equipped with two garbage rooms located on the South elevation of 
Block 2. The rooms are finished with painted gypsum board walls and a smooth finish concrete slab on 
grade. 

Only common elements within the suites such as windows, sliding doors, and attic spaces were reviewed. 
The common element deficiencies in the suites have been included in the relevant sections of this report. 

As described in the Declaration for the Condominium Corporation the exterior portion of the walls 
enclosing the suites, and the windows and doors in them, are common elements. The interior elements of 
the suites, including the drywall and all finishes and fixtures, are not common elements.  

6.2. Garbage / Recycling Rooms 

The garbage and recycling rooms are located on the south end of Block 2. The rooms are finished with 
painted gypsum board walls and ceiling with polished concrete floor. Each of the garbage/recycling room 
is cooled by a split system evaporator and condensing units. The evaporator units are mounted at high 
level in each room, condensing units are mounted on adjacent exterior walls. Heating is provided by wall 
mounted electric fan heaters in each room. Water meter serving the commercial units is located in one of 
the rooms. 

The Reserve Fund Study has allocated funds for heating and cooling equipment replacement and a 
general room refurbishment based on a twenty (20) year life expectancy. 
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7.0 Landscaping and Site Features 

Surrounding the building are landscaped areas that include sod, trees, roadway and walkway.  
Surrounding the asphalt parking areas and roadways are concrete curbs.  There is an asphalt sidewalk 
leading to the main entrances of the various suites. 

7.1. Roadway & Parking Areas  

The vehicular access into the residential site area is located off of Downpatrick Road where separate 
vehicular access to the commercial units is provided from Uplands Drive. The main residential access is 
the only access point for all future phases of this development. For the purposes of this study the portions 
of the parking areas and roadway which would be used by Blocks 1 and 2 have been reviewed. This 
includes the visitor parking area and all the surface parking and lane way up to the end of Block 2.   

Overall the asphalt areas were noted in fair condition with the second lift of asphalt yet to be placed. 
Concrete curbs were noted in good condition and without damage.  

Typically, asphalt roadways and parking areas require resurfacing on a 15-20-year cycle with a more 
elaborate rebuild every other occurrence (30-40-year cycle). The typical service life of concrete curbs is 
in the order of 30 years; therefore, replacement typically occurs during the rebuilding of the asphalt .  
If cracks occur in the asphalt, they should be sealed immediately to avoid washout of the sub base 
materials.  The sealing of the cracks is a maintenance item. 

Resurfacing and rehabilitation of the asphalt area including adjustment of catchbasins and manholes and 
some curb repair had been budgeted for within year 15 of the study. A periodic allowance for repairs has 
been included based on an eight (8) year cycle.  

  

Photograph 13: Typical condition of asphalt parking 
and roadway surface. 

Photograph 14: Typical condition of asphalt parking 
and roadway surface. 
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7.2. Walkways 

The exterior walkways throughout the 
condominium corporation provide access from the 
various parking areas to the suite entrance stairs. 
Walkways were noted to be asphalt in good 
condition with no tripping hazards or other major 
deficiencies noted.  

The expected effective service life of the asphalt 
walkway is in the order of 15+ years, with regular 
maintenance.  Repairs have been shown to 
coincide with other road and parking site repair 
work.  

 

7.3. Exterior Stairs 

Exterior entrance stairs to suites are cast in place concrete. A prefinished aluminum railing is provided at 
Block 1 only as Block 2 entry steps consist of 3 risers and do not require a hand railing. Interior suite 
stairs form part of the structural elements for the corporation.   

An allowance for general repairs has been incorporated into the study every 15 years. 

7.4. Site Services 

The building is provided with water, sanitary and storm services that are connected to the municipal 
services. The condition and capacities of the existing buried site services (water, sanitary & storm) was 
not assessed as part of this review. However, building owners have not identified any issues at the time 
of the writing of this report.  It is highly recommended that a CCTV inspection of the sanitary and storm 
sewer should be undertaken to identify any potential problem every 15 to 20 years. 

The surface exposed condition of the existing storm manholes and catch basins is generally fair.  
However, some minor repairs and iron work adjustments will be required during resurfacing of the asphalt 
areas. 

 

Photograph 15: Typical condition of asphalt 
walkways at Block 1. 
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7.5. Site Lighting 

Wall sconces have been provided at the exterior areas of the suites and commercial units. Light fixtures 
were not tested for operation however there were no indications that they are not functioning as expected. 
One homeowner reported an operation issue however it has been assumed that repairs will be completed 
as part of the Performance Audit. 

The study has included an allowance for general lighting replacements based on a typical service life of 
twenty years.  

7.6. Soft Landscaping and Site Drainage 

Periodic repair and maintenance of the landscaped features includes the annual fertilization of grassed 
areas, trimming/pruning trees and shrubs as required and some tree removals and replacements. As a 
general note, pruning is required to remove dead, diseased, injured, broken, rubbing, crowded limbs and 
large trees. Trees should be thinned on a regular basis to allow for the wind and air to flow through, 
reducing wind resistance often responsible for uprooting or creating deformities.  Depressed and settled sod 
areas require regular re-grading and sub-grade supplement. 

Landscaping upkeep and maintenance is considered an operating item; funds have not been accounted 
for with in this study. 
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8.0 Reserve Fund Forecast 

8.1. Reserve Fund Forecast 

The Reserve Fund Forecast: 

• Evaluates the remaining life expectancy of each building component over a projected 30-year 
period and considers the projected replacement cost of each building component. 

• Establishes a financial plan to fund such replacements through the projected reserve fund. 

• Establishes recommendations for adjustments to the monthly deposit (whether it be 10%, more, or 
less, depending on the current balance in the reserve fund, the existing state of repair of the 
project, etc.). 

• Must be updated in intervals of not more than 3 years from the last study. 

• Uses an annual interest rate of 2.0%, and an inflation rate of 1.5%, and adjusts values over the 30-
year projection accordingly to improve forecasting accuracy. 

The following reserve fund forecast relies on a number of assumptions; however, it is primarily based 
upon observations of major and minor deficiencies identified and reported on in the building condition 
assessment. 

8.2. Current Contribution 

For the current study, an interest rate of two percent (2.0%) and an inflation rate of one and a half percent 
(1.5%) have been included in the forecast.  Several of the reserve fund items have been phased to lessen 
the burden on the fund during high expenditure periods.  A copy of the Reserve Fund Spreadsheet is 
included in Appendix A. 

The total Reserve Fund contribution for the fiscal year ending 2017 is $6,570.  Increases to contribution are 
set at four hundred and fifty (415%) for year 1 and one and a half percent (1.50%, inflation) for Years 
2 through Year 30.  The minimum balance over the course of the reserve fund study, after year 1, is 
$18,450 in year 30 (2047). 

This Comprehensive Reserve Fund Study with a site visit shows a surplus at the end of the 30-year 
projections, in anticipation of expenses beyond this time frame.   

If the contributions are not increased to at least the suggested level the asset value is lik ely to 
decline over time.  It is the Owners' option to defer or advance maintenance and/or repairs to their 
facilities based on budgeting constraints, resident’s needs, operational horizons, etc.  However, the 
Owners should be aware that deferring recommended repairs might result in additional deterioration 
and/or damage, which may significantly increase repair costs.  Also, absent or unsatisfactory 
maintenance procedures may lead to accelerated deterioration, higher repair costs, and a shorter 
service life. 
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9.0 Limitations 

The scope of work undertaken by EXP is similar to that which would be considered reasonable by 
professional standards.  We arrived at conclusions based upon the best information presently known to 
us. 

Please contact us if you require further information or assistance concerning these matters. 
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