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To: The Admiral Condominium Association January 10, 2025
8750 S Ocean Drive

Jensen Beach, FL 34957

To Whom It May Concern,

This letter serves to clarify the timeline and relationship between the Structural Integrity
Reserve Study (SIRS) and the Balcony Repair Project. The Balcony Repair Project predates
the SIRS inspection and report, and as such, the SIRS did not influence the scope or extent of

the balcony work.

The survey for the Balcony Repair Project was completed in January 2023, following the
approval of SEP's proposal in December 2022. The SIRS inspection, on the other hand, was
conducted in April 2024, with the first draft of the report submitted to the Association in May
2024.

We hope this provides the necessary clarification regarding the sequence of events.

(A

David T. Colston, P.E., S.1. (Ltd)
FL Reg. Eng. #55501
Owner
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EXECUTIVE SUMMARY

This report provides a comprehensive assessment and financial forecast for the maintenance and
repair needs of The Admiral Condominium. an ocean-side condominium., over the next decade. It
is designed to guide the condominium association in effectively managing and allocating the
reserve fund for structural integrity repair and maintenance. The report will be broken down into
subsections that include inspection summary. environmental considerations. financial analysis,
and matintenance strategies. A year-by-year financial breakdown will also be included.

INTRODUCTION

Located at a prime ocean-side location, the 108-unit condominium. The Admiral faces unique
environmental challenges. This reserve study is conducted to ensure long-term structural health
and financial planning. focusing on critical maintenance and repairs from 2025 to 2035.

Currently the condominium is in the process of a concrete restoration project that started in
March 2024. This project is a moderate size concrete repair project that includes only the
balconies on the Fast side of the building. Repairs include partial depth, full depth. stucco
repairs, soffit repairs, and post tension cable replacements and repairs. Along with concrete
repair. all of the balconies will be resurfaced with a new urethane waterproofing.

In 2023 the condominium completed a rooting project that installed a new Soprema hot applied
SBS system with gravel. This project was completed in December of 2023. Following the roof
replacement, the concrete structures on the roof are being addressed and having partial depth.
column repairs, and stucco repairs completed. The project was completed in May 2024. All
repairs completed received a new layer of paint to ensure waterproofing.

Following the concrete restoration project. a paint project on the entire building will begin soon
after.

INSPECTION SUMMARY

A milestone inspection was carried out in 2023, focusing on key structural elements exposed to
coastal conditions. The milestone inspection included all structural components of the building

and specified the condition of each component. A report was generated from this inspection and
submitted to Saint Lucie County.

A drone inspection was conducted in 2023. to detect any post tension cable damage. spalling.
and stucco delamination. The inspection concluded minimal signs of damage were visible. Areas
of delamination were discovered but not deemed high priority since the size of the areas were
small.

1880 82nd Ave, Suite 202F * Vero Beach, Florida 32966
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W W Struc-enginecrs.com

Structural Integrity Reserve Study Page 3 of 14




Em STRUCTURAL ENGINEERING PROFESSIONALS, INC.,
T ————— e e e e ey
— —— CA 8539

Structural, Mechanical & Civil Engineering Consultants

Daily inspections are carried out routinely throughout the concrete restoration project. These
inspections are done throughout the various phases of the project to verify the repairs are
completed according to the specifications. The daily inspections also helped shed light on the
present condition and life expectancy of the balconies. along with other structural members along
the East side of the building. Daily inspections also shed light into the condition of the roof deck
and other concrete members on the roof.

ENVIRONMENTAL CONSIDERATIONS

The coastal environment poses specific challenges such as saltwater corrosion and increased
storm exposure. These factors were critically considered in the assessment process. Major
hurricanes can severely impact the life expectancy of concrete and concrete repairs. Florida on
average has 1 major hurricane or tropical storm. making landfall every 3 years. Besides storms,
oceanside properties experience larger amounts of saltwater corrosion due to the wind driven
rain that settles on all exterior surfaces. Although the environment does affect the life expectancy
of conerete, regular maintenance and high-quality repairs can help extend the useful life.

OTHER CONSIDERATIONS

The useful life of balconies and walkways is not as straightforward as that of a roofing system,
For buildings located along the beach. balconies. catwalks, and other structural concrete
members typically have a useful life of well over 50 years. However, they require repairs to parts
of the balconies starting about 22 to 27 years. A typical balcony repair project will address
approximately 20% of the balcony’s area in the first repair project. This is because the
damage from the chlorides to the reinforcement steel and the spalling of the conerete does not
occur uniformly across the entire balcony. Instead, it usually affects the outer edges. and in front
of the sliding glass door first. Meanwhile. the other parts of the balconies also accumulate
chlorides and damage, albeit at a slower rate, so their repairs will occur later in time. Repair
projects generally take place depending on the area that has accumulated enough damage to
necessitate repair. Additionally, if during a given repair project. the total area of a balcony
requiring repair exceeds 50%, it is often a cost-effective decision to drop and replace the entire
balcony.

FINANCIAL ANALYSIS

Since a concrete repait project is underway. tallying over $730.000 all the balconies on the
Eastern side of the building will be repaired along with the soffits. The concrete repair project is
expected to exceed $2.400.000 due to the amount of damage discovered in the first two stacks (1
& 2). The concrete repair project will be completed in 2025, while the roof replacement project
was completed in 2024. A painting project is also planned after the balcony repair project is
completed. Using the Year-By-Year Financial Breakdown table. we can break each structural
member down into subsections and better detail the forthcoming expenses for the next 10 years.
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The following costs are made using prices of 2024, Although inflation is not accounted for in the
values described below, it is accounted for in the Year-By-Year Financial Breakdown table.

West Side Balconies:

Useful Life Remaining: 20 to 25 years
Maintenance: $1.500 a year

[nspections: $3,500 Every 5 years

Yearly Reserve Fund Contributions: $15,625 a year
Future Repair Projects Cost: $125.000

Since the West side balconies are not being addressed during the current concrete repair project.
the Association should plan on having a repair project in 5 to 8 years. This is due to the amount
of damage discovered throughout the milestone inspection and the drone inspection. The damage
discovered is not a safety concern at the moment but should be addressed and repaired to prevent
the oxidation present from spreading further into the balconies and into other structural members.
Currently there are signs of stucco delamination. edge cracks, soffit cracks. and rust spots on the
ceilings of balconies but because of the tile overlay. the top side of the balconies can be hiding
damage. There are many reasons for tile delamination to occur, some minor and some major like
concrete spalling. concrete cracking, and partial depth repairs.

Because the maintenance cost is less than $10.000. it can be considered part of the Operating
Budget and not be considered in the Structural Integrity Reserve Fund. The inspections are to be
made every 5 years, by an Engineer. to report and discover signs of damage.

To fund future repair projects. the association should contribute $15,625 vearly to cover the cost
of the project. The contributions will sum up to $125.000 to fund the repair project anticipated
within 8 years, and then a project should be planned every 10 to 12 years thereafter. The reserve
contributions for the catwalks are roughly 8.22% of the total reserve fund/expenses. These
figures can be found in the Year-by-Year Break Down Table.

East Side Balconies:

Expected Life Remaining: 15 to 20 years
Maintenance: $2,500 Yearly

Inspections: $8,000 Every 5 Years

Yearly Reserve Fund Contributions: $40.625
Future Repair Project Cost: $325.000

The balconies are currently being addressed in a concrete repair project targeting areas that were
surveyed in a 2023 balcony inspection. The project scope included damages like 86 linear feet of
cdge damage. 43 post tension anchor replacements. and over 900 square feet of delaminated tile.
Due to the nature of tile on the balconies, damaged areas can be hard to detect if no cracking is
present on the tile itself. Without the ability to look at the concrete slab. it is very difficult to get

1880 82nd Ave, Suite 202F +  Vero Beach, Florida 32966
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an accurate estimate for the amount of damage that is present. The balconies will have an
expected life remaining of up to 20 years. Due to the location and exposure of winds. the
balconies should have repair projects planned out every 8 to 10 years. The majority of the
balconies only received repairs on the edge and many of the slabs are still the original concrete
and rebar from construction. These smaller projects will prevent larger more complicated repairs
(i.e. removing windows/doors, PT cable replacement. full deck replacements).

The smaller projects will also aid in addressing the soffits located on the top 3 penthouse ceilings
and on the first-floor ceiling. Soffits tend to have shorter Jife expectancy than solid concrete
members due to the amount of wind load acting on the stucco and framing members. Strong
tropical storms and hurricanes can cause the soffit members to move and flex thus causing cracks
to form. Once a crack is formed, moisture will begin to penetrate the stucco membrane and
spread throughout the wire mesh and framing members.

The maintenance cost, similar to the west side balconies. can be attributed to the Operating
Budget instead of the Structural Integrity Reserve Fund because it is less than $10.000 yearly,
The inspections should be planned like the catwalks. every 5 years, Both acoustic and visual
inspections should be performed.

To fund future repair projects, it is estimated that the reserve fund should receive $40.625
contributions every year to cover a potential repair project that totals $325.000. Although the
balconies are being addressed currently. plan for a small repair project in 2033. This project
should only focus on specific balconies that have received damage throughout the 8-year span.
Since all of the balconies will be resurfaced and have all the tile removed. the new waterproofing
membrane will allow for more thorough inspections and allow for maintenance and repairs to be
completed in a more timely manner. The waterproofing should last for a minimum of 10 years
without issue, but due to location and environmental conditions, periodic inspections are vital to
verify that the balconies are in good structural health.

Columns:

Expected Life Remaining: 10 to 15 years
Maintenance: $1000 a Year

Inspections: $2.500 Every 5 Years

Yearly Reserve Fund Contributions: $6,250
Future Repair Project Cost: $50.000

The exterior columns had been inspected and repaired during a concrete repair project in 2023,
There were 11 exterior columns that were stripped of their stucco and had minor damage
repaired. All of the 11 columns received new stucco and paint after repairs are done. The
columns will have a service life of 10 to 15 years. This is because the columns were only
repaired minimally in 2023, with only partial depth repairs. Keep in mind. maintenance and
regular inspections can extend the uscful life. The association should plan to address the columns
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during a concrete balcony repair project since mobilization will already be set. The next project
should be planned in 2033,

Maintenance costs are estimated to be $1,000 a vear. Maintenance includes cleanings, paint
touch ups, and small crack repairs. Since the current concrete repair project already repaired the
calumns, expect little to no maintenance for the first 3 years, besides cleaning. Inspections
should be completed every 5 years. Since maintenance is under $10,000, then the association can
attribute it to the Operating Budget instead of the Reserve Fund.

The association should plan to have another repair project in the year 2033 to focus on any major
damage accumulated throughout the period. To fund repairs, the association should make
contributions to the reserve fund every year. to sum up to $50.000 in 2033. Many of the repairs
will be administered on the columns that were not repaired in 2023.

Concrete Walls, Foundation:

Expected Life Remaining: 15 to 20 vears
Maintenance: $1.000 a Year

Inspections: $1.000 Every 5 Years

Yearly Reserve Fund Contributions: $10.000
Future Repair Project Cost: $80,000

The foundation of the main building is in good shape and there are no signs that the concrete is
settling or cracking but there are signs of settling on the deck areas located in the North and
South common areas. Further exploration is needed to determine the extent of the repair.
Concrete walls located throughout all sides of the building will need to be addressed in & to 10
years. This is due to the amount of damage discovered in 2023 drone inspection. There was
minimal stucco delamination and cracking discovered. Due to the difficulty in inspecting the
concrete sections, it is recommended to plan for addressing the wall sections when addressing
the balconies in 3033.

Maintenance will cost $1,000 a year. The maintenance should include cleaning and fixing small
cracks with caulking. Inspections should be periodic, every 5 years. The inspections arc limited
to only drone inspections since setting a swing stage is costly. Because the maintenance cost is
below $10,000. the association can elect to put the maintenance cost into the Operating Budget
instead of the Reserve Fund.

Reserve fund contributions should be $10.000 every year in order to cover repairs accumulated
over the years. It is estimated that the next major repair project will be in 2033 with an estimated
total cost of $80.000. Keep in mind that concrete walls can be damaged in a serve storm or
hurricane. This was considered in the estimated cost. With inspections and avoiding severe
storms. the useful life can be extended.

1880 82rd Ave, Suite 202F ¢ Vero Beach, Florida 32966
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Lobby Windows & Doors

Expected Life Remaining: Up to 50 years.
Maintenance: $1000 a Year

Inspections: $500 Every 7 Years

Yearly Reserve Fund Contributions: $3.000
Future Repair Project Cost: $150.000

A new window and door sysiem can have a useful life of up to 50 years, avoiding any hurricane
damage. The existing window framing system has a useful life of up to 50 years. The lobby
entrance doors were recently replaced in 2023. The sealants and caulking throughout the window
and door systems will need to be replaced every 7 to 10 vears. The salt accumulation can affect
and reduce the expected life of a product. along with strong winds and rain. During the current
concrete project, the window system caulks showed signs of distress but not majorly damaged.

Maintenance will cost $1.000 a year. Cleaning the windows is vitally important because the salt
accumulation will degrade the sealants around the windows and framing system thus allowing
water penetration. Cleanings should be done once or twice a year. Since the maintenance cost is
less than $10,000 then this item can be used in the Operating Budget. Inspections should be
spaced out every 7 years.

As mentioned above, during the current concrete repair project. signs of deterioration were
discovered through various areas on the sealants around the window system. A future project
should be planned for 2030 addressing all the sealants. The association should make
contributions of $3.000 every year to accumulate to $150.000 in 2073 This will cover the repairs
needed on the sealants and future replacement of windows and doors The repairs will include
sealant and window glazing replacement, testing. and addressing any framing members showing
signs of distress. If the sealants, and window glazing are done periodically every 7 years, then
the window system will have an increase of useful life and avoid a major project like replacing
framing members and windows.

Concrete Towers on the Roof:

Expected Life Remaining: Up to 15 years.
Maintenance: $1000 a Year

Inspections: $2.000 Every 5 Years

Yearly Reserve Fund Contributions: $8.000
Future Repair Project Cost: $80,000

The 3 towers located along the western side of the building have been addressed during the
202372024 roof replacement project. The repairs completed are partial depth, stucco. and rebar
repairs. The towers were then painted after stucco had been replaced. These repairs have a useful
life of up to 15 years. The reasoning for the decrease in life compared to other structural
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members is because the towers will be hard to maintain throughout the span due to needing
swing stages. This will result in having damaged areas unaddressed and oxidation spreading.

Maintenance and inspections can be rather difficult due to not being accessible without a swing
stage. Inspections might consist of purely visual inspections done by drone. Maintenance
includes cleaning and small crack repair on reachable surfaces. Inspections should be planned for
every 5 years. This will ensure that the towers maintain good condition and avoid more costly
repairs down the road. Because the maintenance is less than $10.000, the association can elect to
attribute this cost to the Operating Budget.

The next major repair project should be planned for 2035. The project will consist of staging
every tower and thoroughly inspecting each wall and repairing all damage discovered. This
repair project will cost $80.,000: therefore, the association will need to plan for contributions of
$8.000 every vear.

Roof:

Expected Life Remaining: Up to 20 vears
Maintenance: $1.000 a Year

Inspections: $1.500 a Year

Yearly Reserve Fund Contributions: $41.250
Future Repair Project Cost: $825.000

The roof replacement project was completed in December 2023. Due to the new roof
replacement, the useful life will be reset to 20 years. The manufacturer (Soprema) has provided a
20 year no dollar limit warranty to the roofing system. Although roofs can have a higher lifetime,
major insurance companies currently require replacement on roofs older than 15 years.

Maintenance and inspection costs are estimated to be $2.500 a year. The roofing system is
topped with a gravel layer that helps protect the membranes from physical damage and from UV
damage from the sun. It is important to have periodic inspections yearly to avoid leaks and
damage spreading throughout the roofing system. Maintenance will include repairing small leaks
and damage found throughout the inspections. Because the maintenance and inspections are less
than $10,000 yearly. they can be attributed to the Operating Budget instead of the Reserve Fund.

A new roof is estimated to cost $825,000. Therefore. the association should consider making
reserve fund contributions every year of $41.250. Keep in mind, a major storm can severely
impact the costs. Barring any storm damage, the new roof should not require any significant
repair projects throughout its useful life. Inspecting and maintenance should help maintain the
condition of the roof and allow for the next roof to be replaced in 2044,
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Paint:

Expected Life Remaining: 7 to 10 Years
Yearly Reserve Fund Contributions: $44.444
Future Repainting Project: $400.000

The building will receive a new paint after all the repairs have been approved during the
Concrete Repair Project in 2025. The new paint has a useful life of 10 years maximum. Because
of the difficulty of reaching all areas of the building for maintenance and cleanings, the
association should plan a paint project every 8 years. Since the spacmg is similar to other
members of the building. the association should try and plan a repair project then followed by a
painting project. This will help the building look uniform after the repair projects and add a new
layer of protection to all surfaces.

A new paint for the building will cost $400.000 to complete. In order for the association to be
fully funded., it should make contributions every year in the sum of $44.444. The next painting
project should follow the concrete repair projects in 2034,

Summary:

To be fully financed to cover all upcoming maintenance, inspections, and repair projects for the
next 10 years, the association will need to have a total of $2.352.620. This number is pulled from
the Year-By-Year Financial Breakdown table. considering 2.5% inflation. In this 10-year period
small repair projects are planned for 2030 and 2033 that will address any damage accumulated
from the 8-year spans. The projects will be considerably smaller than the 2024 project. Much of
the cost is categorized as reserve fund contributions for future repair projects. This means that it
is for planning purposes because the current concrete repair project helped extend the life of
many of the structural members of the building.

Year Reserve Fund |Yearly Contribution Per| Monthly Contribution Per
) Contributions Unit Unit
02 | S 1764415 16337415 136.15
2026 |5 1823938 16888215 140.74
2027 b 186841 |5 173001 S 4.7
2028 |5 1912908 17712018 147.60
2029 |5 2149885 169063 | S 165.89
2030 | S 2001875 18333819 154,47
2031 S 2046365 1894775 157.90
2032 5 209,084 |35 1933065 161.33
2033 | S 2135338 197716 | S 164.76
2034 |S 2394195 22168415 184.74
2035 fS 22233018 20393418 171.63
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The table above details how much your vearly contributions should be throughout the 10-year
period. The values have been adjusted for inflation (2.5%). To process how much each unit
owner will need to pay yearly. simply divide each year by the number of unit owners. Keep in
mind. this only includes the Reserve Fund Contributions and not the inspections and
maintenance.

TOTAL RESERVE CONTRIBUTIONS

P]umbmgFlcctric"-ul
2% West Side

2%

rast Side

Balconies

Columns
3%

oncrete Wall,
Foundation,
Soffit

6%

Towers Windows &
4% Doors
2%

The pie graph above illustrates how much of the total contributions is used on each of the
structural members. From looking at the graph. the roof and the paint will take majority of the
contributions at 23% and 25% respectively. The graph only accounts for the contributions. not
the maintenance or inspection costs.

MAINTENANCE STRATEGIES

Maintenance can prolong the life of structural components and repairs. It is essential to undergo
regular periodic maintenance to sustain the integrity of the building. Due to the fact that The
Admiral Condominium is located on the ocean side. the building will take a lot of weathering
due to rain and wind. salt accumulation. and storm damage. This section outlines the
maintenance strategies required to keep structural components in acceptable condition. Each
structural component is broken down into a subsection. Remember to avoid using any cleaning

1880 82nd Ave, Suite 202F ¢  Vero Beach, Florida 32966
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products that can erode or harm the surface layers (i.e. waterproofing, paint) and avoid using
high pressure washing.

West Side Balconies:
- Checking for cracks and water seepage vearly by the maintenance crew and
management.
- Periodic cleaning of the surface to remove salts and contaminants yearly or bi-
yearly. Cleaning can involve simple soap and water along with a brush or a broom
to remove debris and salts.
- Address deteriorated areas in a timely fashion. not letting damage spread. If the
damage seems to spread, report and have it inspected by an Engineer,
- Thorough inspections every 5 years by an Engineer.

East Balcony Slabs:
- Routine inspection for water damage or structural weakness. Inspections by
Engineer should be done every 5 years. The association should elect to have the
maintenance crew do yearly inspections of the balconies.
- Periadic cleaning of surfaces to remove salts and other contaminates. This
means that the owner or maintenance crew will administer a light cleaning of
surfaces using brushes, brooms, and water with soap.
- Checking yearly that the waterproofing is not damaged due to penetrations
caused by furniture.
- After major hurricanes. inspect all balconies and inspect for any damage.
- Timely repairs/maintenance when deterioration is discovered. Do not neglect
damage to members for an extended period of time. If major cracking and spalling
is occurring. an Engineer should be called to inspect.

Concrete Columns:
- Periodic checking for signs of stress or corrosion. The maintenance or managing
crew will need to visually inspect the columns yearly in order to track and record
visible damage.
- Yearly cleanings from salts and other contaminants can be done by soap and
water along with light brushes.
- Thorough inspections every 5 years done by Engineer.

Concrete Walls. Foundation. Soffits:
- Regular monitoring for cracks or deterioration yearly, The maintenance crew
can visually inspect and record any damage discovered.
- Yearly cleanings for salts and other contaminants. this can be accomplished
using brushes and scrubs with soap and water.
- [nspections after every major storm
- Thorough inspections every 5 years.

Window Framing System:

1880 82nd Ave, Suite 202F ¢ Vero Beach, Florida 32966
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- Ongoing maintenance to ensure seals are intact. This can be accomplished by the
owters or the maintenance crew. If a leak is detected. the owner should report 1o
the Manager and have the leak addressed.

- Regular inspection of sealants every 7 years. The majority of the sealants will
come with a 10-year useful life. but due to the elements and location. it is
recommended to replace them every 8 years.

- Use of high-quality, weather-resistant materials suitable for coastal conditions.
-Yearly or Bi-yearly window cleanings to remove any salt settling on sealants and
framing.

Roof Towers:
- Periodic visual checking for signs of stress or corrosion. This can be
accomplished by the maintenance crew throughout the vear. Due to the difficulty
of reaching the towers. inspections are [imited.
- Cleaning the tower walls will be beneficial to extend the useful life, but the
difficulty to wash majority of the tower will be high. Thus. cleaning and
inspecting will be limited and not as thorough as other members.
- Inspections every 5 years by an Engineer using a Drone since having a stage for
an inspection is costly.

Roof:
- Regular inspection and maintenance. This can be accomplished using a
maintenance plan provided by the Contractor responsible for replacing the roof.
- Immediate repair of any damages to prevent leaks.
- Inspections should be done yearly or bi-yearly by a qualified roof technician or
Engineer.
- Reduce foot traffic on the roof.

CONCLUSION

The study highlights the need for proactive maintenance and strategic financial planning. By
following the recommendations of this report. The Admiral Condominium will be able to
maintain its structural integrity and financial stability. ensuring the safety and investment of its
residents.

When creating a budget for the next 10 years it is important to remember that the maintenance
and inspection costs attributed to the various structural members can be categorized as a
operating budget expense that is sperate from the Structural Integrity Reserve. In 2024 dollars,
the association over the next 10 years will need to reserve $1.990.884. This is made up from
adding all of the contributions for all the structural members. excluding inspections and
maintenance costs.

1880 82nd Ave, Suite 202F ¢ Vero Beach, Florida 32964
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1.0 EXECUTIVE SUMMARY

Florida Engineering LLC (FE) Consultants performed a Srructural Integrity Reserve Study (SIRS) at The

Admiral Owners' Association, Inc., located at 8750 § Ocean Drive, Jensen Beach, Florida, on Aagust 7, 2024.

This assessment was authorized and performed in general accordance with the latest applicable Florida Building
Code and select applicable guidelines of Awmerican Suciety for Testing and Materials (ASTM) ¥ 2018: Baseline Property

Caondition Assessment Process.

1.1 Project Identification

Property Naime
Property Address
Type of Facility
Construction Date(s)
Number of Buildings
Number of Stories
Number of Units
Building(s) Area
Superstructure
Roofing System
Exterior Fagade
Heating

Cooling

Electrical Wiring

Fire Suppression

Date of Site Visit

The Admirat Owners' Association, 1nc,

8750 S Ocean Drive, Jensen Beach, FIL. 34957
Multifamily residential condominium complex
1984

1

19 living + 1 lower-level parking

108

~40,100 sqft.

Concrete

Low slope {flat)

Painted stucco

Heat pumps

Cooling towers

Copper

Fire alarm system with emergency devices, fire extinguishers, fire
standpipe, and indoor sprinklers

August 7, 2024

The Admiral Owners’ Association, Inc., Jensen Beach, Florida




Executive Summary

L2 Property Description/Background

Builr in 1981, The Admiral Owners' Association, Inc. consists of 1 residential building, 20 stories, accommedating 108
units. The building is a concrete structure with a concrete foundation, walls, slabs, beams, and columns, The building has
concrete staircases with aluminum handrails that provide access to all levels. There ase traction clevators in the building

and a parking garage below grade.

1.3 Property Condition Summary

Based on our site visit ooservations, review of documenrtation listed within this report, and conversations
with the facility representatives, we consider this Property to be of good quality construction with average
maintenance procedures in place. Generally, the Property appears to be in good physical condition. Both the
exterior and interior appear to be generally adequately maintained, except for those irems with remedial

recommendations indicated in this repott,

1.4 Opinion of Remaining Useful Life

Bascd on the scope of work and findings of this assessment, it is our opinion that the remaining useful life of
the Property is at least 35 years, if the recommended repairs/ replacement in chis report are made, the physical
improvements receive continuing maintenance, the various components are repaired or replaced on 2 timely

basis, and no natural disaster occurs.

1.5 Reserve Study Funding Analysis

Risk of Special Assegsment

A Reserve Study consists of two parts: the Physical Analysis and the Financial Analysis. The Physical Analysis
contains the information about the current condition and repair of replacement cost of the major common area
components the association is obligared to maintain. The Financial Analysis contains an cvaluation of the

assuciation's Reserve balance and a recommended Punding Plan to offset the anticipated Reserve expenses.

The primary responsibility of the Board of Directors is o maintain, protect, and cnhance the assets of the
association. As the physical assets age and deteriorate, it is important to accumulate financial assets, keeping
the two “in balance”. The Structural Integrity Rescrve Study (SIRS) is a document that helps keep the physical
and financial assets of the association in balance. This SIRS is a broad and generalized budget-planning

document.

The Admiral Owners® Association, Inc., Jensen Beach, Florida




Executive Summary

The primary information vou will get from this document is a list of your major Rescrve components, a finding
of the status (strength) of your Reserve Fund, and 1 recommended Funding Plan. The basic objective of the

SIRS is to provide a plan to collect funds at a stable rate to offset the predicted irregular Reserve expenses.
Setting a stable Reserve contribution race wilt ensure that cach owner pays their own “fair share” of the

ongoing, gradual deterioration of the common areas,

Reserve expenses are the larger, infrequent expenses that require significant advance planning, Operating
expenses, o the other hand, are those ongoing daily, weekly, or monthly expenses that occur and recur
throughout the vear. Small surprises are tvpically managed as maintenance contingencies, while the larger ones

may be covered by insurance or require special assessments.

There is a nadonal-standard four-part test ro determine which expense items should be funded through
Reserves. Firse, it must be a common area maintenance tesponsibility. Second, the component must have a
limited life. Third, the limited life must be predictable (not a “surprise” which cannot be accurately anticipated).
Fourth, the component must be above a minimum theeshold cost, This limits Reserve Components to major,
predictable expenses. Most Reserve Studies do not tvpically Reserve for building foundations and major
infrastructure elements since they do not have limited iife expecrancies. Light bulbs or other small items are

usnally not listed as Reserve Components since their individual costs are insignificant.

Finally, it is usually inappropriate to include unpredictable expenses such as damage due to fire, flood, or

earthquake since these typically cannot be considered “reasonably predictable”.

There are two gencerally accepted means of estimating rescrves, the Component Funding Analysis, and the

Cash Flow Analysis methodologies:

®  The Component Funding Analysis, also known as Scraight-Line Method, caleulates the annual contributon
amount for each individual line-item component, by dividing the component’s unfunded balance by its
remaining uscful life. A component’s unfunded balance is its replacement cost minus the reserve balaace
in the component at the beginning of the analysis petiod. The annual contribution rate for each individual

linc-item component is then added-up to caleulate the total annual contribution rate for this analysis.

* The Cash Flow Analysis, also known as Pooling Mcthod, is 2 method of caleulating reserve contributions
where contributions to the reserve funds are designed ro offser the variable annual expenditures from the
reserve fund. This analysis recognizes interest income attributable to reserve accounts over the period of
the analysis. Funds from the beginning balances are pooled together and a vearly contribution rate is
caleulated to arrive at a positive casi flow and reserve account balance to adequately fund the future

projceted expenditures throughout the period of the analysis.
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Executive Summary

1.6 Capital Reserve Replacement Analysis Overview

The function of a Capital Rescrve Replacement Analysis is o inform and advise as to the likely capital
expenditurcs for replacement of common elements over the time frame considered by the analysis and the
anfal contribution levels to the Capital Reserve Replacement Fund calculated as being sufficient to avoid

having to levy special assessments or take out 2 Ioan to support the predicted capital expenditures.

All Capital Reserve Replacement Analyses therefore assume that capital expenditures are funded using regular
{¢.g., annual, quarterly, or monthly), budgered contributions to an account set aside for the sole purpose of
funding the replacement of a designated scr of common clements (often called the “Capital Reserve Fund™).
Common element replacement projects can be deferred. However, such deferrals tend to result in gradual
decrease in property values as the infrastracture and appearance of the community facilitics degrade over time.
In addition, such deferrals often result in the final replacement costs increasing significantly due to more
extensive deterioration and additional damage w other common clements resulting from the failure of the

common ¢lement to be replaced.

There are several choices and options to consider during the Capital Reserve Replacement Analysis process.
Inn addition to Component Funding Analysis and Cash Flow Analysis methodologices, one important decision
to consider is the Funding Goul, although there are several other considerations, including preventative and

deferred maintenance and operating budgers, budget thresholds, dme window, and statutory requirenicnts,

Funding Goals

The funding goal helps to determine the methadology used in the Capital Reserve Repiacement Analysis and
s the principal reflection of the Association’s fiscal policy. Funding goals can be categorized by their fiscal
aggressiveness (willinguess to risk the need to levy a special assessment or rake our a Joan) — more agpressive
funding goals tend to result in lower annual levels of contribudon to the capital reserve fund, with zssociated
higher risks of shortfalls requiring special asscssments or loans. There are four hasic funding goals used by

communitics when determining Capital Reserve Fund TCUILCMEnts:

*  Baseline Funding is the most aggressive funding goal commonly used by associztions. Bascline funding
is essentially a special case of threshold funding, where the poal is to never have a negative capital reserve
fund balance (in other words the threshold is zero). As this funding goal provides no margin for errors,

uncspected or unforcsceable cxpenses, or market forces that are ot in the Association’s favor.

*  Swmtutory Funding is a funding goal (and/or methodology) that the community is legally obligated to

mect or exceed. Such funding goals are typically the result of state or local statutes or the resulr of one

The Admiral Owners* Association, Inc., Jensen Beach, Florida




or more provisions in the governing documents of the Community  Association. The relative

aggressiveness of such funding goals will vary depending upon the statute or provision tvolved.

*  Full Funding is the most conservative funding goal commonly used by associations. Full funding is best
understood as an attempt to maintain the capital reserve fund at or near 100% of the accumulated
common clement depreciation. Fuil funding tends o result in over-funding if the community is starting
with a capital reserve fund balance less than the current depreciation of its common elements, or to result
in under-funding if the community is starting with a capital reserve fund balance greater than the current
depreciation of its common elements, unless applicd carefully and with the understanding that annual
contributions will change over the course of time as overages and shortages are corrected, resulting in an
annual contribution recommendation that decreases or increases with the passage of time in all except

the simplest cases.

*  Threshold Funding ts normally 2 moderate funding goal. The essential goal of threshold funding is to
avoid having a capiral reserve fund balance below some predetermined level (the “threshold” or
“threshold balance”), which can be determined as a percentage of the total cost to replace the considered
common elements, by decree as some absoluze value or as some multiple of the annual contribution. The

Bascline Funding is cssentially a threshold funding goal where the threshold balance equals zero.

Florida Statute Section 627.706 requires that condominium associations fund a reserve account for cettain
capital and deferred maintenance expenditures. This stature requires all condominium associations to maintain
funds for: Structure including load bearing walls and structural members/ primary structural systems; Exterior
Painting/watcrproofing/repairs; windows & cxterior doors, unless they are parc of individual vwners
responsibility; roof replacement/soffits and repair; plumbing — main system/common area; clecerical main
system/common area; fireptoofing and fire protection systems/extinguishers; and any other expendizure

which is expected to exceed 510,000,

Florida Statute 718.112(f)[2] requires chat the reserve contribution be computed using a formula which is based
upon the esdmated remaining useful life and the estimated replacement cost or deferred maintenance
expenditure for the component but does not reguire that a reserve study be conducted to determine the level
of funding required. The State of Florida is more lenient regarding reserve funding for homeowner’s
associations. Florida statutes do not tequite reserve funds for homeowners’ zssociations (unless the
assoeiation’s governing documents call for a teserve fund and/or reserve study) but does not prohibit including
reserve in the proposed budget for the homeowners” association. Similarly, the proposed operating budgcet for
a homeowners’ association does not require to follow any specific statutory formula but should inclade the

anticipated expenditures for the year.

Florida Statute 718.112{B[3] regulates the use of moncey collected for reserves, limiting the use of such funds

The Admiral Owners® Association, Inc., Jensen Beach, Florida
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to authottzed reserve fund expenditures. A vore is required if reserve funds are used for operating CXpenses,

1.7 Follow-up Recommendations

No additional evaluation is considered nccessary at the present time.

1.8 Capital Expenditure Summary

According to the Florida Legislature, a STRS Update is required every 10 years after completion of the initial SIRS.
As such, while this SIRS forecasts and calculates expenditures looking forward at lcast 30 vears, the
repotted/displayed capital expenditure reserves cvaluation period covers the next 12 years, providing a two-year
puffer beyond the legislation mandated time frame, However, we have no expectation that these expenses will all
take place as anticipated. Therefore, we recommend that this SIRS be reviewed and updated annually, as necessary,
because we expect the timing of these expenses to shift and their size to change. We do feel more certain of the
timing and cost of near-term expenses than expenses many years away. Please be aware of your near-term expenses,

which can project more accurately than the more distant projections.

=1
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20 PURPOSE, SCOPE, AND LIMITATIONS

A Structural Integrity Reserve Study (SIRS) has been conducted wn August 7, 2024, at The Admiral Owners'

Association, Inc., located at 8750 S Ocean Drive, Jensen Beach, Fiorida, hereafter referred to as the "Property”.

This assessment was performed using methods and procedures consistent with good commercial or customary
practice design to confortn to acceptable industry seandards, The independeant conclusions represent our best
professional judgment based on information and data available o us during this assessment. Information
regarding opetations, condidons, and test data provided by the client or their representatives have been assumed
to be correct and complete. Qur evaluations, analyses and opinions arc not representations regarding, design
integeity, structural soundness, ot actual value of the Properry; not is it the intention of this report to imyply by
exclusion from this report that additional work may or may not be required. The conclusions presented are

hased on the data provided, and obsetvations and conditions that existed on the date of the assessment.

The purposc of this survey and related report is to assist the client in the evaluation of the physical aspects of
the Property and how its condition may affect the soundness of their financial decisions over time. For this
asscssmeni, representative samples of the major independent building components were observed, and the
physical condition evaluated. The expected useful life was assessed and the cost for repairs and replacements
of significant items was cstimated. The exterior of the compic, intetinr common atcas. Property management
and maintenance staff, when possible, were interviewed for specific information relating to the physical
Property, available, maintenance procedures, available drawings, and other documentation. All findings werc
noted and have been included in the narrative sections of this report. This Report is not intended o address
the status of Americans with Disability Aet Title 111 compliance, the presence or absence of hazardous

materials or petroleum substances, ashestos, lead, PCBs or toxic soil on this Property.
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3.0 DEFINITIONS

31 Immediate and Replacement Reserve Work

Immediate Repair Work — Work that requires immediate action, typically within 90 days, based on its being
(I} an existing or potentially significant unsafe condivon, (i) material physical deficiency (i) poor or
deteriorated condition of a critical clement or system, (1v) significant building code violation, or (v) a condition
that if lefz “as is,” with an extensive delay in remedying it, has the potential to result in or contribute to z critical
element or system failure and will probably result in a significant escalation of its remedial costs. Opinians of

probable costs for Immediate Repairs are provided in Table 1.

Replacement Reserve (Years 1 Thtough Assessed Term Period) - Major recurting probable expenditures,
which are ncither commonly classificd as an operation, nor maintenance expense. Replacement reserves are
reasonably predictable both in terms of frequency and cost. However, they may also include components or
systems that have an indeterminable life, but nonecheless have a poteatial liability for failure within an estimated

time period. Opinions of probable costs for Capital Reserves are provided in Table 2.

3.2 Condition Evaluation Definitions

Good:  Average to above-average condition for the building system or materials assessed, wirh
consideration of its age, design, and geographical location, Generally, other than normal

maintenance, no work is recommended or required.

Fair: Average condition for the building system evaluated. Some work is required or
recommendied, primarily due to normal aging and wear of the building systemn, to return the

system to a good condition.

Poor: Below average condition for the building svstem evaluated.  Significant wotk should be

anticipated to restore the building system or matedal w an acceptable condition.
£ 5}

3.3 Opinion of Costs

The upinion of costs presented is for the tepair/replacement of readily visible niaterials and building system
defects that might significantly affect the value of the Property during the loan period. These opinions are based
on approximate quantitics znd values. They do not constimte a warranty that all items, which may tequire repair

or replacement, are included.

Estimated cost opinions presented in this report are from a combination of sources, The primary sopurces are
from Means Repair and Remodeling Cost Data and Mcans Facilitics Maintenance and Repair Cost Diata; past
invoices or bid documents provided by sire managemenr; as well as our expetience with costs for similar projects

and city cost indexes.
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Definitions

Replacement and Repair Cost estimates are based on approximate guantitics. Information furnished by site
personncl or the Property management, if presented, is assumed to be reliable, A detailed inven tory of quantities

for cost estimating is not a part of the scope of this Report.

Actual costs may vary depending on such marters 1s cype and design of remedy; quality of marerials and
snstallation; manufacturer of the equipment or svstem selected; field conditions; whether a physteal deficiency
is repaired or replaced in whole; phasing of the work; quality of the contractor(s); project management cxcreised;
and the availability of tine to thoroughly solicit competitive pricing. In view of these limitations, the costs
presented herein should be considered “order of magnitude” and used for budgeting purposes only. Detailed

design and contractor bidding are recommended to determine actual cost.

These opinions should not be interpreted as a bid or offer to perform the work.  All costs are stated in present
value. The recommendations and opinions of cost provided herein are based on the understanding thar the
facility will continue operatng in its present occupancy classification and general quality level unless otherwisc

stated.

The Admiral Owners’ Association, Inc., Jensen Beach, Florida
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4.0 ARCHITECTURAL AND STRUCTURAL SYSTEMS

Item

Foundation

Superstructure

Exterior Walls

Roof

Balconies

Exterior Walloways

Windows

Doors

Description/ Observations/ Comments

The toundarion was not includﬂt‘d in fhé‘ sé(;iae.of \-x;o.rk.
The superstructure was not included in the scope of work.
The exterior walls were nor included in the scope of work.
The roof was not included in the scope of work,

The balconjes were not included in the scope of work.

The excerior walkways were not included in the scope of work,

The windows were not included in the scope of work.

The doors were not included in the scope of work,

The Admiral Owners’ Association, Inc., Jensen Beach, Florida
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5.0 BUILDING INTERIORS

Item Description/Observations/ Comments
Tenant Spaces Areas within the interior of the resident units are the responsibility of the

individual condominium unit owner to mainzain,

Common Areas The common arexs were not included in the scope of work.

The Admiral Owners’ Association, Inc., Jensen Beach, Flotida

12




6.0 CONVEYANCE SYSTEMS

Item Description/Observations/Comments

Elevators The clevators were not included in the scope of work,

Escalators There are no escalators at the Property.

Stairs The stairs were not included in the scope of work.

The Admiral Owners’ Association, Inc., Jensen Beach, Florida




7.0 MECHANICAL AND ELECTRI CAL SYSTEMS

ftem

HVAC

Plumbing Systerns

Plumbing Fixtures

Water Heaters

Description/Observations/Comments

The HVAC systerm was not included in the scope of work,

The plumbing systems include the incoming watcr scrvice and piping system;
the sanitary sewer including the soil, waste, and vent systemn; and the shared

HVAC system pipes.

According to available information and observations, supply piping appears
to be copper. Waste and vent piping appears to be PVC with a limited

number of otiginal cast iron pipes reported still in the lobby area.

The plumbing systems appeared to be in good condition. The water
pressure, quantity of hot and cold water, and drainage were teported
to be adequate, No abnormal plumbing problems were repotted by
the Property representative. With proper maintenance, no significant
expenditures are anticipated. We have allocated some funds to the

Reserve Table.

Plumbing components and piping have EULs between 15 and 50
years. As such, an annual budget for component upgrades and
replacements is recommended during the evaluation period. Funds
have been sprecad throughout the Replacement Reserves Cost
Estimate Table, adopting the straight-line accounting method to
ensure the availability of funds at the end of the replaced element’s

EUL, beyond the evaluation petiod of this assessment.

The plumbing fixtures appear to be residential grade and typicai for this typc

of occupancy,

The plumbing fixtures appeared to be generaily in good condition

tequiring only routine maintenance over the evaluation period,

The water heaters were not included in the scope of work

The Admiral Owners’ Association, Inc., Jensen Beach, Florida
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Emergency Generator There is one emergency diescl generator located on the property. It was
reported that the generator s tested regufarty 10 maintain its current
condition. The generator is available when emergency power is needed. The
generator was observed as a Cummins Model: 130DGFA, Serial No.:

K920493218, Spec: 53484G.

Electrical Service Electrical service enters the building  from utiliy-company  owned
transformers, providing service to the individual units. The discribution

wiring was noted to be copper.

The clectrical system components were observed to be in good
condition, In general, the electrical systems for the Property,
including main switchboards, transformers, distribution circuit
breaker panels, contactors, lighting, and wiring system were noted to
be adequately sized for the intended use of the facility. With proper
maintenance, no significant expenditures are anticipated. We have

allocated some funds in the Reserve Table.
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8.0 LIFE SAFETY AND SECURITY SYSTEMS

Item Description/Obsecrvations/Comments

Fire Protection The building is equipped with emetgency devices, fire standpipes, and indoor

sprinklers in common arcas.

The Property’s fire alarm svstems udlize conteal pancl for monitoring manual
pull stations. The age of the firc alarm panel was not available at the time of
our inspection, however from observation we can assume it is around 5 years

old.

The emergency devices and fire standpipes were noted to be in
general condition requiring routine maintenance over the evaluation
period. The fire sprinkler piping in the garage was noted to have rust
formation evident. The Association is in the process of removing the

rust and painting the pipes this year.

The central alarm panels arc in good condition. Central fire alarm
panels typically have an EUL of 25 years. Funds have been spread
throughout the Replacement Reserves Cost Estimate Table, adopting
the straight-line accounting method to ensure the availability of funds

at the end of the replaced element’s EUL.

Fire protection and life safety systems within the dwelling units are
reported to be the responsibility of the respective condominium unit

ownet to maintain and replace,

16
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9.0 ESTIMATED CAPITAL REPAIR COST TABLES

Based on our walis-through observations, we make the following comments on Property conditions and

deficiencies, including estimatcs of repair cost.

2.1 Immediate Repairs/Deferred Maintenance Costs

The attached Table 1 - Immediate Repairs Cost Fstimare, is an analysis of the cstimated cost for immediate
repait work defined as Capital expenditure items requiring repair or replacement based on cheir being (1) an
exisung or potentially significant unsafe condition, (i) material physical deficieney (i) poor or deteriorated
condition of 2 critical element or system, {iv) significant building code violation, or () 2 condition that if left -
o e . . . . . . "

as 1s,” with an extensive delay in remedying it, has the porential to result in or contribute to a eritical clement

or system failure and will probably result in a significant escalation of its remedial cost.

9.2 Replacement Reserve Analysis

The attached Table 2 - Replacement Reserves Cost Estimate is an analysis of the estimated cost for normally
anticipated replacement for the major components of the improvements during the next rwelve {(12) years. The
remaining life values are based on published historical performance data for comparable items with
consideration for the present condition and reported service history. The costs are provided with 2 3% inflation

factor for future expenditures.

The projected expenses are based on statistical assumptions. In fact, actual schedules may vary from those
projected by the Table, but such variances should not significantly alter the totals shown. The reserve cost
estimate assumes that the Immediate Repairs items listed in this Report will be completed within the next 12
months depending on specific priority. Estimated costs assume that the repair or replacement work s
contracted out by the Property management and, in most cases, do not include a general contractor’s fee, It is
assumed that, given the current level of on-site staffing and in-house cxpertise, most of the work included in

the Table would not be completed by on-site maintenance personnel.

9.3 Reliance

Alfreports, both verbal and written, arc for the benefit of The Admiral Owners' Assaciarton, Inc. This report
has no other purpose and may not be relied upon by any other person or entity without the written consent of

Florida Engincering LLC.

The Admiral Owners’ Association, Ine., Jensen Beach, Florida
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PHOTOGRAPHIC DOCUMENTATION




The Admiral Owners' Association, Inc., Jensen Beach, Florida

PHOTO 1

FRONT ELEVATION OF BUILDING
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PHOTO 2

REAR ELEVATION OF BUILDING

PHOTO 3

FIRE SAFETY SYSTEM MAIN PANELS
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The Admiral Owners' Association, Inc., Jensen Beach, Florida

PHOTO 4
FIRE SAFETY SYSTEM SECONDARY PANEL
PHOTO 5
FIRE EXTINGUISHER AND STANDPIPE
PHOTO 6

FIRE SAFETY SYSTEM EMERGENCY DEVICES
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The Admiral Owners' Association, Inc., Jensen Beach, Florida

PHOTO7
FIRE SUPPRESSION PIPE IN GARAGE WITH RUST
PHOTO 8
COPPER WATER PLUMBING PIPE IN GARAGE
PHOTOY
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The Admiral Owners' Association, Inc., Jensen Beach, Florida

PHOTO 10

MAIN ELECTRICAL PANELS

PHOTO 11

EMERGENCY GENERATOR
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SUPPORTING DOCUMENTATION

ADD FINANCIAL DATA FROM THE BOARD, IF AVAILABLE




