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INTRODUCTIONS 

 

Briar Chapel Community Association authorized Giles Flythe Engineers to perform a Full Reserve Study for 

the Briar Chapel community located in Chapel Hill, NC.   The purpose of the reserve study is to assist the 

association in planning for future capital repair expenses.  A reserve study is an important tool for an 

association to adequately fund capital reserve accounts through regular annual reserve contributions.  

Adequately funded capital reserve accounts reduce the need to defer capital repairs, collect special 

assessments or borrow funds for capital repair projects. 

 

A community association typically has certain responsibilities as described in the association governing 

documents.  These responsibilities often include maintaining common areas and other components. An 

association, as a non-profit organization, will typically have two general asset cash accounts including an 

operating account and a reserve account.  The operating account is funded from regular budgeted assessments 

and is used to fund routine operating expenses that occur on a predictable cycle, typically monthly or up to 

annually.  The reserve account is funded from regular contributions and is primarily used to fund non-annual 

capital repair expenses. 

 

The focus of the reserve study is on the reserve account.  We have projected capital repair expenses over a 

term of twenty years. The capital repair expenses are limited to those components for which the association 

is responsible for maintaining.  Capital repair expense estimates include an expected useful life and remaining 

useful life of the components to develop a projected schedule for capital repairs over the term. After 

developing a schedule of capital repairs over the term, we completed a cash flow analysis forecasting reserve 

account balances over the term and provided funding recommendations as needed.   Capital repair expense 

estimates and funding estimates are most reliable in the first portion of the term.  Updating a reserve study 

every three to five years will mitigate the impacts of variation in repair costs, component wear, inflation and 

reserve funding over time.   

 

Capital reserve funding recommendations are provided to address funding principles including providing 

sufficient funds required, a stable reserve contribution rate over the term, an equitable contribution rate over 

the term and fiscally responsible.  The reserve study is intended to assist the association in developing 

budgeted reserve contributions. 

 

The report includes a narrative section which describes the scope of the reserve study, a discussion of 

observations and capital repair allocations, a general description of capital repairs and a description of our 

cash flow analysis and funding recommendations.  The report appendices include the capital reserve analysis 

with tables detailing an itemized list of capital repair expenses, an itemized list of expenses by year and our 

cash flow analysis. A photo log is provided and includes a representative sample of our observations.  The 

report includes multiple sections with information presented in various forms and should, therefore, be read 

in its entirety.       
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EXECUTIVE SUMMARY 
 

The Briar Chapel Community Association is a private residential community comprised of single family and 

multi-family townhomes situated on public streets and private alleys in Chapel Hill, NC.  The community is 

located off Hwy 15-501 between Pittsboro and Chapel Hill, NC.  Construction is ongoing with numerous 

phases remaining. 

 

The association has responsibility for maintenance of pool and clubhouse amenity center and several site 

improvements and amenities. The most significant site improvements include entrance signage, drainage 

systems, numerous stormwater ponds, parking lots associated with the clubhouse, greenway trails, markers 

and bridges, and several pocket parks with playgrounds and equipment, and a sports complex.  The amenity 

center, including the pool and clubhouse, was constructed in 2008.  The sports complex was constructed in 

2017.     

 

The buildings, common areas and site improvements are generally in good to fair condition with noted 

exceptions.  Based on our evaluation, maintaining the current level of funding is not projected to maintain a 

positive balance through the term of this study.   We have provided recommendations for annual reserve 

contribution schedules that provide sufficient funding to meet capital expenditure requirements in the next 

twenty years, in summary as follows:  

 

▪ Alternative 1:  Beginning in 2020, increase the annual reserve contribution to $250,000 per year.  Then, 

increase the annual reserve contribution by $17,500 every other year through 2035.  This alternative is 

projected to maintain a positive balance through the term of this study. 

▪ Alternative 2:  Maintain the current annual contribution to capital reserves for 2020.  Then, increase the 

reserve contribution by 5% each year through 2029.  This alternative is projected to maintain a positive 

balance through the term of this study. 

▪ Alternative 3:  Beginning in 2020, increase the annual reserve contribution to $255,000 per year.  Then, 

increase the reserve contribution by 3% each year through the end of the term in 2039.  This alternative 

is projected to maintain a positive balance through the term of this study. 

 

Alleyways only: 

 

▪ Alternative A:  Beginning in 2020, the contribution to capital reserves for asphalt resurfacing should be 

$60,000.  Then, increase the annual reserve contribution by $10,000 in 2021 and every other year through 

2029.  This alternative is projected to maintain a positive balance through the term of this study. 

▪ Alternative B:  Beginning in 2020, the contribution to capital reserves for asphalt resurfacing should be 

$55,000.  Then, increase the reserve contribution by 8% each year through 2031.  This alternative is 

projected to maintain a positive balance through the term of this study. 
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A more detailed analysis of the reserve fund has been provided in Appendix A. 

 

Some significant expenditures are expected over the term of the study.   Some of the more notable examples 

are listed below: 

 

▪ Replace building roofs 

▪ Paint and repair siding and trim 

▪ Resurface asphalt parking areas 

▪ Resurface pool 

▪ Replace playground equipment 

 

Additional, less significant, capital expenditures are anticipated over the term of this study.  Those items that 

will require repair or replacement are discussed later in this report.   
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PURPOSE & SCOPE 
 

We have completed this study to estimate capital repair expenses the 

association is responsible for over the term of the study and provide 

a cash flow analysis and capital reserve funding plan.    This study is 

intended to assist the association in determining the allocation 

requirements into the reserve fund which are projected to meet future 

anticipated capital expenditures for the community. 

 

This report estimates capital repair expenses for the community 

twenty years into the future.   Variations in capital repair expense 

forecasts due to the quality of maintenance, weather and other events 

may occur. Over time, age, premature deterioration, or other factors 

may necessitate the addition of assets into the reserve study. 

Additionally, fluctuations in material and labor costs beyond 

assumed inflation rates may also affect the accuracy of the forecasts.   

Therefore, a reserve study should be routinely updated, typically on 

a three to five-year cycle to provide the most accurate assessment of 

needs and financial obligations of the community. 

 

This study has been performed according to the scope as generally 

defined by Briar Chapel Community Association, Giles Flythe 

Engineers Inc., and the standards of the Community Associations Institute.  The findings and 

recommendations are based on interviews with the community’s management personnel; a review of available 

documents; and a limited visual inspection of the components maintained by the association. 

 

The Cash Flow Method of calculating reserves has been utilized, whereby contributions to the reserve fund 

are designed to offset the variable annual expenditures.  Funding alternates are recommended which are 

designed to achieve at minimum a Baseline Funding goal by maintaining a positive balance for the term of 

the study.  We have also included a threshold funding goal which provides a minimum reserve account over 

the term.  The minimum balance is typically calculated by determining the total over term forecasted expenses 

and dividing by the length of the term in years.  This minimum threshold balance will help offset the risk of 

fluctuations in labor and material costs and component wear. 

 

To determine which components should be included in this analysis, we used the following guidelines: 

 

▪ The component must be maintained by the association. 

▪ The component must have an estimated remaining useful life within the term of this study.   

▪ The funding for the repair should be from the reserve account, not through an annual operating budget or 

other maintenance contracts. 

▪ The cost of the capital repair must be significant enough to not be reasonably funded from an annual 

operating budget.   

What is a reserve study? 
 

A reserve study is a long-term 

capital budget planning tool which 

compares the current reserve fund 

of an organization to future capital 

repairs and replacements.   

 

A reserve study is a tool to help 

identify and prepare for major 

repair and replacement projects for 

a community. 

 

It is recommended that a reserve 

study be performed every five 

years to ensure that communities 

are saving the necessary funds for 

capital repairs and improvements.   

 



  

 

Reserve Study Briar Chapel Community Association Page 5 

 

 

Our process for completing the reserve study includes: 

 

1. Reviewing information provided including governing documents, association financial statements, and 

information on previous or planned capital repairs.   

2. Reviewing available information on the property as needed. This may include plat maps, tax records, 

historical aerial photographs, available site, and building plans.   

3. Conducting a visual inspection of the property.  This may include interviewing association 

representatives during the inspection.  

4. Developing an inventory of components to be included in the reserve study.   

5. Predicting their remaining service life and, approximating how frequently they will require repair or 

replacement.   

6. Estimating repair or replacement costs (in 2019 dollars) for each capital item.   

7. Develop a cash flow analysis adjusting for inflation and return on invested monies to determine the 

adequacy of current reserve funding plans.  

8. Develop funding recommendations with specific reserve contribution recommendations for each year of 

the term.   

 

The statements in this report are opinions about the present condition of the areas inspected within the 

community.  Our inspection is limited to a visual ground level inspection and we did not remove any surface 

materials, perform any testing, or move any furnishings.  This study is not an exhaustive technical evaluation 

or building code compliance review.  For additional limitations, see Conclusion and Limitations. 

Standards of Reference 

The following definitions are provided as a standard of reference: 

 

Excellent: Component or system is in “as new” condition, requiring no rehabilitation and should perform in 

accordance with expected performance. 

 

Good: Component or system is sound and performing its function, although it may show signs of normal wear 

and tear. Some minor rehabilitation work may be required. 

 

Fair: Component or system falls into one or more of the following categories: a) Evidence of previous repairs 

not in compliance with commonly accepted practice, b) Workmanship not in compliance with commonly 

accepted standards, c) Component or system is obsolete, d) Component or system approaching the end of 

expected performance. Repair or replacement is required to prevent further deterioration or to prolong 

expected life. 

 

Poor: Component or system has either failed or cannot be relied upon to continue performing its original 

function as a result of having exceeded its expected performance, excessive deferred maintenance, or state of 

disrepair. The resent condition could contribute to or cause the deterioration of other adjoining elements or 

systems. Repair or replacement is required. 

 

Adequate: A component or system is of a capacity that is defined as enough for what is required, sufficient, 

suitable, and/or conforms to standard construction practices. 
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SOURCES OF INFORMATION 

Date of Inspection 

Onsite inspection of the property occurred on April 16 & 22, 2019. 

Interviews 

We interviewed the following people in connection with this study: 

 

▪ Rick Morang, First Service Residential, Community Manager 

▪ Briar Chapel Transition Committee members 

▪ Briar Chapel Finance Committee members 

▪ Briar Chapel Board Members 

Documents 

The following documents were made available to us and reviewed: 

 

▪ Chatham County tax records 

▪ Governing documents 

▪ Association financial information 

▪ Information regarding recent and future capital repair projects 

Cost Estimates 

▪ Our internal data files on similar projects  

▪ Local contractor estimates for similar projects  

▪ R.S. Means Construction Cost Estimating Data 
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DESCRIPTION 

 

The Briar Chapel Community Association is a private residential community comprised of single family and 

multi-family townhomes situated on public streets and private alleys in Chapel Hill, NC.  The community is 

located off Hwy 15-501 between Pittsboro and Chapel Hill, NC.  Construction is ongoing with numerous 

phases remaining. 

 

The association has responsibility for maintenance of pool and clubhouse amenity center and several site 

improvements and amenities. The most significant site improvements include entrance signage, drainage 

systems, numerous stormwater ponds, parking lots associated with the clubhouse, greenway trails, markers 

and bridges, and several pocket parks with playgrounds and equipment, and a sports complex.  The amenity 

center, including the pool and clubhouse, was constructed in 2008.  The sports complex was constructed in 

2017.     

 

The clubhouse building is of on a poured concrete slab and basement foundation.  Exterior surfaces are 

primarily comprised of masonry, fiber cement siding and trim with sections of wood and aluminum trim.    

 

The building roofs are clad with asphaltic fiberglass, architectural grade shingles.  Aluminum gutters and 

downspouts discharge stormwater to grade.   

 

Site drainage is provided via landscaped swales and catch basins in the paved and landscaped areas.  Drainage 

in the public and private streets is captured in the underground drainage system, where it is discharged into 

one of many stormwater retention ponds maintained by the Association. 
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OBSERVATIONS 

 

The following key observations were made about the current condition of the more significant and costly 

common elements of the property.   

 

Site Improvements 

 

Stormwater on the site drains via surface flow or via landscaped swales toward drop inlets and catch basins 

in the paved and landscaped areas.  These systems direct the flow of stormwater to engineered retention ponds, 

or Best Management Practices (BMPs), which are maintained by the association. BMPs are designed to 

provide water quantity and water quality improvements for improved areas on a site.  As impervious area is 

constructed on a site, the rate of runoff increases, thereby impacting the volume and flowrate of discharge 

downstream.  In addition, runoff from landscaped and paved areas carries oils, fertilizers, and suspended 

solids downstream.  The BMPs are constructed in order to remove a portion of the contaminants and attenuate 

the flow of water prior to discharge into nearby streams and rivers. Most of the ponds are provided with a 

precast concrete riser structure and concrete inlet and outlet piping.  The riser structures include steel rebar or 

plastic structures utilized as trash racks.  Emergency spillways are constructed of either concrete or 

articulating concrete blocks.   

 

We have been provided a map of the stormwater ponds with a list of certifications, including those that are 

planned or under review of certification.  Overall, the stormwater ponds that have been installed throughout 

the community generally appeared to be in good condition.  Prior to being turned over to HOA responsibility, 

it is assumed that the sediment basins will be converted to permanent ponds.  This will likely include removing 

the fabric baffles, skimmers, and accumulated sediment, fine grading the slopes, and stabilizing the banks 

with the required plantings.  Any outlet device or protection should be installed per the approved plans at this 

time.   

 

The concrete riser structures and reinforced concrete outlet pipes have a useful life greater than the scope of 

this study, usually 50+ years.  Over time, the ponds will accumulate silts and sediment from uphill roads, 

drives, and landscape areas.  In order to remove the sediment and keep the ponds functioning as intended, the 

water elevation must be lowered using the drain down valve.  Once dry, earth moving equipment can 

effectively muck out the bottom of the basin, and reconstruct grades to original condition.  In addition, plants 

will often die and require replacement due to natural causes.  For any bioretention areas, replacement of the 

specialized soil filter media may be required. 

 

The bioretention pond at Area 32 and the sports complex may fail without warning, but would be evidenced 

by surface water not draining below the surface within the required 24-hour window.  The most typical cause 

for this is clay/sediment clogging either the mulch layer or soil media itself.  The engineered soil media is 

extremely costly to replace, but is expected approximately every 15 years, depending on several 

environmental factors. 
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For purposes of this report, we have assumed the Association will be responsible for maintenance of all of 

the ponds already certified or for any ponds currently under review per the provided list.  The Briar Chapel 

Commercial Association is responsible for the 2 ponds adjacent to the commercial buildings, per our 

understanding.  We have allocated funds for major repairs of approximately 1/4 of the Best Management 

Practices as described above on a 5 year cycle.  Other items of maintenance in the ponds, such as re-seeding, 

algae control, removal of invasive vegetation, replacing of small quantities of plans, etc., are typically part of 

an annual maintenance contract.  Therefore, funds for these routine items have not been included in the capital 

reserve funding.  We highly recommend engaging in a specialized stormwater control device maintenance 

company for routine maintenance to lower long-term expenses to remain within budget. 

 

There are 3 pumps, up to 10-hp, in BMP #1 which were not operational at the time of inspection.  As sediment 

flowing through the pumps severely impacts the useful life, they have been removed from operation during 

the ongoing build-out of construction.  From our understanding, these pumps are about to be repaired/replaced 

and returned to service in the near term.  Pumps have an expected useful life of 4-6 years, and we have 

included funds for replacing these pumps every 5 years beginning in 2024. 

 

While the drainage swales in the common areas appear to be in good condition, over time, sedimentation will 

reduce the effectiveness of swale and impact the performance of the rip rap dissipater pads.  In addition, minor 

bank erosion was noted adjacent to some of the greenway bridge abutments, including at the bridge south of 

Rosebank Drive.  The private alleys include grated drop inlets and pipe networks that will need periodic 

inspection (which should be completed through the annual maintenance budget).  In 2021, we have allocated 

funds for 3-year cycles to continue to maintain swales, install rip rap as needed, or improve drainage along 

trails, and begin saving for major repairs to the underground drainage infrastructure throughout the 

community.  We do not anticipate repairing/replacing large quantities of storm drainage pipe systems during 

the term. 

 

The Association is responsible for the maintenance of the asphalt parking areas at the amenity center, sports 

complex, and pocket parks throughout the community.  Greenways are located along the roadways of Briar 

Chapel Parkway and Great Ridge Parkway, between Wildwind Dr. and Old Piedmont Circle, at Great 

Meadow Park, and at Constellation Park.  From our understanding, the streets lined by curb and gutter are 

owned and maintained by the DOT, as well as major collector roads such as Great Ridge Parkway and Briar 

Chapel Parkway.  The local alleyways, with ribbon pavement and no curbing, are maintained by the 

Association and funded by a separate fee collected from the adjacent homeowners (per our understanding).   

 

In general, the asphalt pavements in the community are in generally good condition for the given age.  We 

noted small amounts of early signs of fatigue cracking, which appears as randomized cracks similar to the 

back of an alligator.  This type of crack can lead to subgrade failures, and will get progressively worse.  We 

have included funds for full depth patching every 5 years beginning in 2024.  This patching includes 

sawcutting the affected areas, removing the existing asphalt, recompacting the subgrade, and installing new 

asphalt materials.  We have provided separate amounts for the parking areas and the local alleyways. 

 

Typically, we recommend the application of an oil resistant sealant to all asphalt paved parking lots on a 

seven-year cycle.  At this same time, all cracks and potholes should be properly filled, patched, and sealed. 
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Per discussions with the Association, the amenity center parking area will be sealed and striped in 2019.  We 

have allocated funds to seal and stripe the amenity center again in 2026, and the sports center and Great 

Meadow Park in 2024. 

 

The normal design life for asphalt pavement is 15-20 years, which depends heavily on the percentage of truck 

traffic that utilizes the road.  We have assumed that the final lift of asphalt is installed in the near term where 

not yet complete.   Assuming sealing and crack repairs are completed in the interim, we have provided funding 

to mill and replace the asphalt every 20 years in lieu of an overlay.  The amenity center and asphalt greenways 

are proposed for replacement in 2033, and the Great Meadow Park and sports center complex parking areas 

are proposed for replacement in 2037.  The alleys are provided with separate funding worksheets in Appendix 

B and phased according to the following schedule: 

 

Phase 1 - 2033  Phase 2 - 2037  Phase 3 - 2039 

Trailview Lane  Wilburn Avenue  Fontaine Way 

Shadyside Path  Wind Path  Nighthawk Trail 

Linden Hill Tree  Long Hollow Drive  Grouse Trail 

Warbler Circle  Southall Street  Greenway Lane 

McCarroll Ct  Hunting Ridge Road  Star Grass Trail 

Windy Knoll Circle  Cross Meadow Drive  Fambrook Lane 

Saxapahaw Bend  Silverbell Lane  Singing Wood Run 

Shiner Drive  Mena Road  Lantern Hill Trace 

Trail View Bend  Porthaven Place  Briar Hill Lane 

Crawley Court  Sharpless St  Noyace Lane 

Brae Run  Whispering Falls Way  Stoney Gap Lane 

Heather Glen Circle  Vanolinda Lane  Cedar Stand Trail 

Grackle Way  Wishing Well Lane  Fog Hollow Lane 

Vaughn Court  Weathersby Dr  Sunny Hill Lane 

Fairgrove Lane  Buttress Way  Maple Leaf Lane 

Arrowwood Bend  Pebble Throw Lane  Old Cach Road 

Sunnyside Court    Walden Oaks Lane 

Windstream Way    Black Walnut Trail 

Hunter Mill L oop    Brookline Drive 

Sullivan Crest Path    Ryegrass Run Trail 

Briardale Port    Morning Light Trace 

Horton Grove Tree    Smokerise Road 

Lilliput Court    Starview Lane 

Rhygate Run    Foggy Trace 

Moss Spring Street    Sawgrass Place 

Rolling Hill Port    Spring Garden Way 

Huntley Court    Lovegrass Lane 

Windbluff Circle    Dew Drop Run 

Tornley Place    Pathfinder Lane 

    Trappers Run 

    Trelauny Drive 

    Tottenham Street 
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    Keybridge Court 

    Garfield Drive 

 

The curbing in the parking areas has an expected life greater than the term of this study.  However, cracking 

is expected to develop, and will worsen over time.  We have allocated funds to replace approximately 3% of 

the total amount of concrete curbing every 8 years, beginning in 2024. 

 

Concrete flatwork is comprised of concrete sidewalks around the clubhouse and parking lot, connecting 

sidewalks to the covered shelters and pocket parks, the sports center complex, and the pool deck.   In addition, 

we understand that the sidewalks along the NCDOT-maintained roadways will not be maintained by NCDOT.  

The sidewalks around the parking areas and in the vicinity of the pocket park areas are in generally good 

condition.  Minor surface cracks were noted in various locations of the pool decking with no evidence of 

vertical displacement or differential settlement.  Minor settlement/upheaval of areas of sidewalks were noted 

in the community.  Previous repairs at the slide minor cracking at the flatwork penetrations were noted.  We 

have assumed that approximately 1% of the concrete sidewalks and pool deck will require repair or 

replacement every 8 years. We have allocated funds to begin replacing limited sections of concrete or perform 

grinding sections of upheaval on an 8-year basis beginning in 2024.   Due to the young age of the community, 

it should be expected that replacement of concrete will eventually accelerate as it ages and need additional 

funding. 

 

There were four large entrance signs mounted on stone veneer entrance walls at the three main entrance 

locations.  Identified as Area 1, 7, and 8, the locations are at US 15/501 and Briar Chapel Parkway and the 

ends of Woodland Grove Lane and Granite Mill Boulevard.  The large entrance signage typically has a useful 

service life of around 15-20 years, and we have allocated funds to repair/replace these signs in 2025.   

 

There is extensive use of stone veneer walls throughout the community, including along the Briar Chapel 

Parkway, surrounding the stormwater BMPs, entrance wall signage, major intersections, and pocket parks.  

Construction of the walls is ongoing.  We have allocated funds to continue to repair sections of the stone 

veneer walls, including re-pointing of mortar joints, as necessary.  This cycle continues in 2022 and continue 

on 5-year cycles. 

 

Though the retaining walls throughout the property should provide a useful life greater than the term of this 

study if properly designed and constructed, failure of limited sections may occur.  We have included funds to 

replace limited areas of the retaining wall support structure as a contingency, beginning in 2027 and 

continuing every 15 years. 

 

Multiple sections of 4-foot, painted aluminum fence are located adjacent to stormwater ponds, pocket parks, 

and around the amenity center.  There are sections of vinyl coated chain link fence surrounding the dog park. 

The aluminum fence and vinyl coated chain link fence have useful lives greater than the scope of this study, 

typically 30 years or more.  However, the aluminum fence will require repainting on an approximately 15 

year cycle. In addition, sections of the fence may require repairs or replacement due to abuse or accidental 

damage, often the entry gates.  We have allocated funds to begin repairing sections and painting the aluminum 

fence in 2025. 
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There is an extensive reclaimed water irrigation system throughout the community; however, no map of the 

complete system was provided.  The irrigation system is comprised of heads, piping, valves, and controllers.  

We understand that the majority of the irrigation system is owned and maintained by the Utility Company; 

the remaining areas have been included in the HOA funding responsibilities, limited to the area around the 

amenity center. We have allocated funds to repair sections of the landscape irrigation system piping and 

replace control systems as they fail over a 12 year cycle beginning in 2022. 

 

Mail kiosks are provided throughout the community to serve the townhouses as well as the single family 

homes.  The kiosks are covered with either asphalt fiberglass shingles or metal roofing supported by stained 

wood framing.  The construction of the kiosks is ongoing.  The mail kiosks should provide 50+ years of useful 

life because they are protected from the elements.  But the roofing will require replacement and the wood 

framing will need to be stained over the term.  The Association most recently stained and repaired the 

structures in 2019.  Because of the small expense for each mail center shelter, we have grouped together 

funding every 5 years to stain the wood structures and make roofing repairs as needed, with the next cycle in 

2024. 

 

The Briar Chapel community has a vast network of different types of trails, including mulch walking trails, 

earth and stone bike trails, concrete and asphalt greenways, and wooden bridges/boardwalks.  Due to the 

annual nature of maintenance for the walking and bike trails, we have assumed that these funds will be 

provided out of a general maintenance budget.   

 

The bridges will need to be maintained every 4-5 years by staining the wood surfaces and replacing damaged 

or deteriorated boards as necessary.  We noted bowing of the railing systems, and moderate deterioration of 

many of the deck boards and railings, particularly at the bridge along Briar Chapel Parkway across the street 

from BMP #1.  This and minor replacement of deck boards and rails should be funded from an annual 

operating budget.  If maintained properly in the interim, we expect that the bridges will provide approximately 

25-30 years of service.  We have provided funds to stain and make minor repairs to the deck boards and 

railings every 4 years, with the next cycle in 2023, as the Association will have them stained in 2019.  We 

have provided funds to replace the deck boards and railings every 15 years beginning in 2026.  During the 2nd 

cycle of deck board and railing replacement, it is anticipated that the full structure (joists, girders, and pilings 

would require replacement, scheduled for 2041. 

 

Common Building Exteriors 

 

The pools, pool building, and clubhouse building were constructed in 2008 according to discussions with 

Management.  The association is responsible for maintaining the exterior finishes of the pool and clubhouse 

buildings as well as several open-air covered shelters in various pocket parks.  The exterior surface of the 

pool and clubhouse buildings is primarily comprised of fiber cement siding and trim.    The exteriors of the 

pool building and clubhouse appeared to be in fair condition and were painted in November, 2015.  The 

underside of the stained wood porch ceilings are showing signs of mildew and grime.  We have allocated 
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funds to paint the exterior surfaces of the buildings, trim, and metal railings on a 7 year cycle, continuing in 

2021. 

 

The slide structure has extensive corrosion as noted from the accessed area below the stairs and in the metal 

decking viewed from the slide pump room.  Further, the support structure for the slide was recently 

recommended for repairs, with fee estimates provided.  The corrosion below the stairs is beyond repair, and 

will likely require replacement of the steel members.  It is possible that other repair options may be more 

feasible, including replacing the stairs with a composite material or utilizing an open stairway.  Costs will 

depend on the repair method and the materials used (carbon steel vs. stainless steel vs aluminum).  We have 

provided a budget for repairs to the structural support of the slide building beginning in 2020.   

 

In the pocket parks we noted a picnic shelter, three large and two small open air shelters/kiosks and three 

wood pergola structures (Treywood Lane, adjacent to lap pool, adjacent to splash pad) that will require 

staining/painting to preserve the wood and enhance the appearance of the community.  The sports center 

shelter was constructed around 2017, comprised of metal and wood framing with architectural panels.  We 

have included funds to paint these structures every 5 years with the next cycle in 2024.  At this time, any 

damaged, rotten, or deteriorated sections of the wood should be replaced. 

 

The building roofs are primarily comprised of architectural-grade, asphaltic fiberglass shingles.  Two of the 

shelter structures include an engineered synthetic composite slate roof material, specifically at the main 

entrance off US 15/501 (Area 1) and at the playground adjacent to the pool (Area 9).  The buildings at the 

amenity center include copper gutters and downspouts.  The roofing surfaces appeared to be in good 

condition. Typically, shingled roofing surfaces will last approximately twenty years.  We have allocated funds 

to replace the roofing shingles beginning in 2028. We strongly recommend that any re-roofing project closely 

follow procedures outlined by the National Roofing Contractors Association’s Roofing and Waterproofing 

Manual.  A re-roofing sequence should include removal of the existing shingle surfacing, replacement of any 

inadequate roof sheathing, replacement of any damaged flashing, and replacement of drip edge components. 

 

Vent boot units at the roof surface typically deteriorate more quickly than roof shingles.  We anticipate that 

all vent boots and other minor repairs will be covered within the maintenance budget. The gutters and 

downspouts are in good condition and should not require replacement during the term of this study.  However, 

funds are included in the roofing cycle to repair sections of the copper gutters and downspouts as necessary 

during the term. 

 

The small open-air covered shelters are supported by a stained wood structure.  In addition to the two shelters 

at the main entrance and the amenity center playground, there is another large shelter at Owen Towne Road, 

and two small shelter/kiosks at Heather Glen Circle and the dog park.  We have included funds to replace 

these roofs in 2028. 

 

The exterior building doors are comprised of hollow metal or composite and glass. The windows are wood 

framed casement windows.   Because the majority of the windows are protected by the roof overhang, the 

windows should not require replacement until approximately 30 years.  We have set aside funds for the 

window and door replacement in 2038. 
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The rear perimeter of the clubhouse includes a partially covered deck with wood framing, composite (Trex) 

decking, and metal rails.  The clubhouse rear deck is in good overall condition.  Though the composite decking 

is a low-maintenance product, we have noted fading and deterioration of the materials in similar communities 

as it ages, particularly in areas exposed to the weather.  We have included funds on a 25-year cycle to replace 

the composite decking and any deteriorated framing members, beginning in 2033.  At this time, the metal 

railings will need to be removed, but are assumed to be re-installed.  Funding for full replacement of the 

structure is not anticipated or included at this time. 

 

The exterior metal doors on the pool building are showing signs of deterioration and corrosion due to paint 

peeling, particularly at the pump rooms.  The fire suppression system riser room at the lower level of the 

clubhouse and the slide structure access doors are also in a state of deterioration. We have included funds to 

replace 3 doors ever 5 years starting in 2020. 

 

Common Building Interiors 

 

The clubhouse interior walls are primarily finished with smooth painted drywall and wood trim.  Additional 

wall types include wood wainscoting and ceramic and glass tile.  Interior flooring was comprised of carpet, 

walnut veneer plank flooring, ceramic tile, rubberized flooring in the fitness room, and a PVC/plastic material 

in the basement dance studio.     

 

The interior walls and trim were reportedly painted in November 2015 and appear to be in good condition.  

We have allocated funds for new paint on a 7 year cycle continuing in 2022.   

 

The carpet in the clubhouse is in fair condition with noted stains and wear.  The wood floor in the multipurpose 

room adjacent to the entrance foyer was discussed with the Association, and it was decided that the wood 

floors would be replaced with carpet squares.  A second multipurpose room is located adjacent to the kitchen 

that includes carpet flooring.  Funds have been allocated to replace wood floors with carpet squares in 2022, 

and replace the remaining carpet in kind in 2020 and every 8 years thereafter.   

 

The basement dance/fitness studio flooring has several cracks/tears and is reportedly being replaced in 2019.  

We have included funds for the next replacement in 2034 and every 15 years thereafter based on the most 

recent cost estimate. 

 

A small kitchen is located adjacent to another  multipurpose room and includes a stainless steel built-in oven 

and side-by-side refrigerator.  There is built-in cabinetry located in the kitchen, children’s activity room, 

basement fitness studio, and first floor formal room. The built in cabinetry generally appeared to be in very 

good condition.  Funds have been allocated to refinish/replace the cabinetry and countertops on a 20 year 

cycle beginning in 2028. 

 

The kitchen appliances typically require replacement every 12 years, depending on use.  We have included 

the first cycle of replacement for 2022. 
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Wood and fabric couches and chairs; wood, glass, and metal tables are located throughout the clubhouse.  In 

order to enhance the aesthetic value of the clubhouse and repair certain items as needed, the interior 

furnishings, televisions, office areas, plaques, and other details will need refurbishment.  We have included 

funds for updating and replacing a portion of these items every 12 years beginning in 2022.   

 

Bathrooms are located on the main floor and the basement level and include tile floors and lower sections of 

wall tiles.  We have included funds to replace the floor and wall tiles every 25 years beginning in 2033.   

 

At the time of ceramic tile replacement, we have included funds to refurbish the bathrooms, including the 

countertops, plumbing fixtures, and bathroom partitions. 

 

We have provided funds to refurbish the elevator cab every 20 years beginning in 2028. 

 

The pool house building includes painted drywall in the lifeguard areas, filter room, and snack service areas 

in addition to ceramic tile walls in the bathroom areas.   Laminate cabinets are provided in the chemical lab 

area, and laminate partitions and commercial fixtures are included in the bathroom area.  Concrete flooring 

exists throughout.  The snack service area is being leased to a 3rd party who is responsible for upfit and 

continued maintenance.  We have included funds to replace the wall tiles in the bathrooms every 25 years 

beginning in 2033. 

 

At the time of tile replacement, we have included funds to generally refurbish the bathrooms, including 

countertops, plumbing fixtures, and bathroom partitions. 

 

Due to the likely higher amount of wear and tear, we have provided funds to upgrade the sports center 

bathrooms every 15 years beginning in 2033. 

 

Mechanical 

 

The clubhouse is served by (3) 3-1/2 ton and (3) 5-ton Trane heat pumps and corresponding fan coil units. 

The pool house includes a 2-1/2 ton heat pump.  The addition of an office on the 2nd floor of the clubhouse 

includes a Trane mini-split ductless heat pump.  A Trane 1.5-ton mini-split ductless  heat pump is located at 

Great Meadow Park serving the shelter bathrooms.  The heat pump systems in the clubhouse were operational 

during the inspection, though a motor was replaced recently  The HVAC system components have an expected 

useful life of approximately 15 years.  We have allocated funds for major HVAC and water heater system 

repairs and component replacement beginning in 2023.  It is likely that minor repairs will be required to the 

systems in the interim; we have assumed these repairs will be funded from a general operating budget.   

 

There is a Richmond model S80HE-1 80-gallon solar water heater with electric booster supporting hot water 

needs for the clubhouse.  There is an Eagle Sun Systems Thermo-Miser 80-gallon solar water heater with 

electric booster in the pool house in addition to a standard 38-gallon electric water heater.  We have included 

funds for repairs to the solar water heater and replacement of the traditional water heaters beginning in 2023. 
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There is an extensive pool filter and pump system for the main pool, splash pad, lap pool, and double-slide 

structure.  The slides and pools are supported by the following: 

 

▪ (5) Triton II 140C sand filters 

▪ (1) Triton II 100C sand filter 

▪ (2) THS Model 144284 sand filters 

▪ (1) 3/4 HP pump 

▪ (2) 1 HP pump 

▪ (1) 1-1/2 HP pump 

▪ (2) 7.5 HP pumps 

▪ (3) 10 HP pumps (slides) 

▪ (1) 10 HP pump (pool) 

▪ (1) 15 HP pump 

▪ (2) Chlor King saline system 

▪ Various strainers and other components 

 

Pool pumps have an average lifespan of approximately 12 years; however, due to the variable nature of failure 

for mechanical systems, most communities prefer to replace the components as they fail.  Multiple 

replacements have already occurred over the last 5 years, including replacement of pump motors, replacement 

of the salt cells, replacement of filters, and installation of new groundings.  Therefore, in lieu of full 

replacement every 12 years, we have included funding to replace components of the pump and filter system 

as they fail every 3 years, continuing in 2020.  

 

Two stainless steel drinking fountains are located at the pool house and 2 in the clubhouse outside the fitness 

area.  Two drinking fountains are located at the Great Meadow Park shelter and an additional 2 units 

(including a bottle filler) is included at the sports center complex.  We have included funds to replace 2 units 

every 5 years beginning in 2023. 

 

We noted a septic system with pumps located at the sports center complex.  It is assumed the pump system 

includes duplex pumps and mercury float switches.  We have included funds to replace the pumps and 

controllers every 8 years beginning in 2026. 

 

The clubhouse interior lighting consists of incandescent wall packs, canisters, lamps, pendants and standard 

fluorescent fixtures.  The exterior lighting consists of copper wall sconces, ceiling fans, landscape and pool 

lights, and suspended units. We have included funds to replace interior and exterior light fixtures in matching 

groups as replacements become unavailable (all wall sconces, all can lights, all pendant lights, etc).  The 

funding allowance should continue to accrue in 5 year cycles beginning in 2023, as some of the fixtures will 

be more costly than others (exterior copper fixtures).     

 

Parking lot lighting is assumed to be the responsibility of Duke Energy Progress. 
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There are a four HOA owned lights on the bridges which were previously assumed to be maintained out of 

the operating budget, but were reportedly being funded for in reserves.  We have funded for these light fixtures 

to be replaced every 20 years beginning in 2028. 

 

The clubhouse is provided with a Control4 system that controls the audio/visual and HVAC systems in the 

clubhouse.  A 7” LCD touchpad is provided, while the controllers are located in the closets adjacent to the 

stairs.  Security and access control is provided by a Sonitrol electronic security system with Altronix power 

supply.   A separate security system is provided at the sports center complex.  The access control and security 

systems will likely require significant repair or upgrades on an 8-12 year cycle.  We noted several repairs 

have been completed according to the expense reports, and it is assumed these minor repairs would continue 

to be funded from the operating budget.  Over time, the systems will become obsolete, preventing repairs.  

We have funded for replacement and upgrade of the access control and security systems every 12 years 

beginning in 2021. 

 

We estimate that the audio/video control and security systems will require significant repair or upgrade on an 

approximately 20 year cycle.  We have allocated funds for this in 2028.  As is typical with advanced 

technology, minor repairs will likely be required in the interim. 

 

The clubhouse building is served by a fire suppression system with 28 sprinkler heads, plus valves and gauges 

and the main fire alarm control panel located in a mechanical room on the left rear side of the building.  The 

building is also served by a fire alarm system with smoke detectors, annunciators and strobes located 

throughout the building.  The fire suppression and alarm systems generally appeared to be in good condition 

and inspections were current.  The piping has an expected useful life well beyond the term of this study.  

However the valves, gauges and backflow preventer will likely require significant repairs and sprinkler heads 

replaced on a 20-30 year cycle.  We have allocated funds to repair the fire suppression system in 2033.   

 

The fire alarm control panel, smoke detectors and annunciators have an expected useful life of approximately 

15 years.  The original FACP failed and was replaced in March 2015.  We have allocated funds to replace the 

smoke detectors and annunciators and replace the alarm control panel in 2030. 

 

A 2-stop, 2500-lb Otis hydraulic elevator provides vertical transportation for the building and was operational 

at the time of inspection.  The 20-horsepower motor and controls are located in the basement in a mechanical 

room.  We have allocated funds to repair the hydraulic elevator pump, controls, motors, microprocessor board, 

hydraulic packing, starter, etc., on a 20 year cycle beginning in 2028. 

 

The association is responsible for maintaining all of the electrical, HVAC ductwoprk, plumbing supply and 

sanitary lines in the clubhouse, pool building, and below the pool.  Several of these components have extended 

useful lives or lifespans which are not easy to predict (electrical panels), and replacement can be expensive.  

While these systems have a typical useful life beyond the term of this study, as a contingency, we have 

allocated funds for significant repairs to the mechanical, plumbing and electrical systems, including replacing 

sections of piping, electrical panels, pool bonding, ductwork, etc., every 15 years beginning in 2028. 
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Amenities  

  

Amenities include a large swimming pool with double-slide structure, diving board, pool play features, and 

pool/patio furniture.  The furniture includes vinyl/fabric and metal chaise lounges, chairs, and metal tables.  

The clubhouse deck includes teak outdoor furniture.  Stainless steel ladders and rails provide access into the 

pool.   

  

The lap pool was resurfaced in 2017 per review of the expense reports.  The activity and wading pool was 

resurfaced in 2018, though it is assumed only a portion of the pool was repaired as we noted several areas of 

moderate cracking adjacent to the slides.  Not taking into consideration unknown conditions, we have 

allocated funds to repair and re-coat the pool surface (quartz plaster) of the main pool in 2022 and the lap 

pool again in 2027, and on a 10 year cycle thereafter.  Funds are included for replacement of waterline tile 

and other minor repairs. 

 

The pool slides were most recently repaired in 2018, and the slide is projected to be re-coated in 2019.  We 

have included funds for additional slide repairs every 5 years beginning in 2024. 

 

The diving board base will likely require replacement every 20 years. We have funded for replacement in 

2028. 

 

There are currently 170 chairs, 60 chaise lounges, 65 tables, and 30 umbrellas provided at the pool area.  

Typically, the pool furnishings are replaced as needed over the term.  We have included funds to replace 

approximately ¼ every 3 years beginning in 2021. 

 

Three mushroom play features are provided in the wading pool area.  We have included funds for replacement 

every 20 years beginning in 2028. 

 

Five 18-foot outdoor canvas umbrellas and four fabric cabanas serve the pool users.  One fabric cabana serves 

the adjacent playground.  An outdoor canvas was installed over the wood-framed pergola in 2018.  The 

umbrellas and playground canopy appears to have been replaced around 2018.  The large umbrella canopies 

and fabric cabanas have an estimated useful life of 5-7 years, while the supporting structure has a much longer 

life, typically 30 years.  We have allocated funds to replace the umbrellas and cabanas every 6 years beginning 

in 2024. 

 

Two handicap, battery-operated, hydraulic pool lifts are installed in the activity and lap pool.  The pool 

handicap lifts have an expected useful life of 10-15 years.  We have included funds for replacement in 2029. 

 

A stainless steel gas grill is located in an outdoor kitchen adjacent to the stained pergola and splash pad area.  

Depending on use and maintenance, gas grills have a typical lifespan of 4-8 years in a community setting.  

We have allocated funds to replace the grill beginning in 2021. 
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There are 3 pets waste stations located at the dog park.  These should be funded from a general operating 

budget. 

 

Within the clubhouse fitness room there are several pieces of equipment, including the following: 

 

▪ 4-Station weight machine 

▪ Smith machine 

▪ Dumbbell set 

▪ 3 treadmills 

▪ 3 ellipticals 

▪ 2 bicycles 

▪ 2-adjustable benches 

 

The aerobic equipment is being leased with the responsibility for maintenance by the leasing company.  Per 

direction of the Finance Committee, the Association desires to set aside money for the potential purchase of 

new equipment following the expiration of the lease.  We have provided a budget for equipment purchase 

beginning in 2023 and continuing every 5 years thereafter.  We have included funds for replacement of the 

strength machines every 20 years beginning in 2028. 

 

The playground adjacent to the lap pool has equipment by Kompan Moments including three medium size 

pieces, four small pieces, and a 4-person, powder-coated swingset. The playground structures adjacent to the 

pool are in good condition.  Structures of these types have useful lives of approximately 20 years under normal 

wear and tear conditions.  We have allocated funds to replace these structures beginning in 2028. 

 

Pocket parks are dispersed throughout the community that include various items that will require repair, 

maintenance, or replacement during the term.  We noted several metal, wood, and composite benches, tables, 

or seats; wood stages at the mini-amphitheater, wood platforms adjacent to the sand box, bocce ball course, 

horseshoe pits, a fire pit, and community gardens.  The benches, tables, and seating areas throughout the parks 

have an anticipated useful life of 15-20 years.  If properly maintained, the wood stages and boardwalk around 

the sand box at Area 10 as well as the stage at Great Meadow Park should provide approximately 20-25 years 

of service.  We have allocated funds to replace the benches in 2025 and the stages and boardwalk in 2033. 

 

Great Meadow Park includes: 

 

▪ Greenfields outdoor fitness equipment (5 stations) 

▪ Volleyball court 

▪ Landscape Structures play equipment (8 pieces) 

▪ Bravado Outdoor Products table tennis (2) 

▪ A picnic shelter with (4) 8’ picnic tables 

▪ A composite (Trex) stage 

▪ Landscape lighting 

▪ Goalrilla adjustable basketball goal 

▪ Teeter totter, spring equipment, and swing 
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▪ Outdoor canopy 

▪ Small dog park with shade structure 

 

Mallard Landing park is located off Morning Light Trace, and includes Kompan Rabinia connected play 

equipment.  The Great Meadow parks features Landscape Structure equipment. The playground equipment 

and basketball goal should provide approximately 20 years of useful life prior to replacement.  The shade 

canopy is funded as part of the site furnishings.  We have provided funds to replace the equipment in 2035. 

  

The sports complex consists of 5 tennis courts, and 1 multi-use court containing a basketball court with 2 

basketball goals and (2) pickleball courts.  Vinyl-coated chain link fence is installed around the courts. 

 

Maintenance of the tennis, pickleball, and basketball courts will include resurfacing on an approximately 5 

year cycle and full re-construction on an approximately 20 year cycle.  Resurfacing is comprised of repairing 

cracks and filling depressions/birdbaths with an acrylic patching material, installing a coat of an acrylic 

resurfacer (Laykold, or equivalent), installing a sand-filled coat, one finish color coat, and painting the lines.  

We have included funds for the resurfacing in 2023.  Re-construction will consist of pulverizing the existing 

asphalt surface and blending it with the subgrade (potentially adding cement for stabilization), installing a 

new 2” asphalt layer, applying multiple coats of resurfacer and finish coats, and painting the lines.  Re-

construction is projected for 2038. 

 

Generally, replacement of the vinyl-coated, chain link fence is performed at the time of re-construction.  We 

have budgeted for replacement of the fence in 2038. 

 

Tennis court lights are generally replaced as they fail.  We have included funds to replace 4 of the lights every 

6 years beginning in 2024. 

 

. 



  

 

Reserve Study Briar Chapel Community Association Page 21 

 

RESERVE FUND ANALYSIS 
 

We have performed a cash flow analysis projecting balances in the reserve account over the term of this study.  

We have included estimated capital repair expenses detailed in the first several pages of Appendix A.  We 

have included tables and graphs depicting current funding levels along with recommended funding 

alternatives.   

 

The financial projections include an assumed inflation rate of 3.0% and an assumed average return on invested 

funds of 1.5%.  The inflation rate adjustment is noted at the bottom of the annual expense page and the return 

on invested funds is noted in the existing funding level and funding alternative cash flow tables.   

 

The software utilized to analyze the reserve funds was developed by Giles Flythe Engineers, Inc. in 

cooperation with a technology consultancy.  The software and our analysis system have been extensively 

reviewed by leading community association and non-profit certified public accountants.   

 

The capital repairs listed were derived from the initial request for proposal, discussions with association 

representatives, our informal review of governing documents and our site inspection. The association should 

confirm that the items listed are, in fact, the responsibility of the association and appropriate to fund from the 

reserve account. 

 

Appendix A includes the following:  

 

1. The Project Summary page that lists pertinent details specific to the association, the terms of the analysis 

and summarizes total over term expenses and recommended threshold balance.  

2. The Expense Projection page that itemizes the capital repairs by category, illustrates our cost estimating 

by unit and provides estimated useful life and remaining useful life of each item.   

3. The Annual Expense Projection pages that populate the capital repairs over the term of the study.  This 

page includes a total adjusted for inflation at the bottom of the pages.   

4. The Itemized Funding Analysis page provides a summary of the capital expenditures over the term and a 

graph breaking down the portion of the capital repairs into each category – Site Improvements, Building 

Exterior, Building Interior, Mechanical/Electrical/Plumbing Systems and Amenities.   

5. The Current Funding Projection page provides a table and graph illustrating our cash flow analysis 

assuming the association maintains the current level of reserve contributions over the term of this study. 

The table includes projected reserve account balances, contributions, return on invested funds and capital 

repair expenses for each year of the term of this study.   

6. The Funding Alternative pages each provide a table and graph illustrating our cash flow analysis assuming 

the association implements one of our funding recommendations detailed below.   

 

Current Reserve Funding Rate: 
$240,840 per year (Master) 

$42,144 per year (Alleys) 



  

 

Reserve Study Briar Chapel Community Association Page 22 

 

Current Reserve Balance: 

$921,984 (Master - projected 2020 starting 

balance per Association) 

$226,029 (Alleys – projected 2020 starting 

balance per Association 

 

 

Note that based on our cash flow analysis, maintaining the current funding level is not projected to maintain 

a positive/healthy balance over the term.  This does not take into account any planned future increases. 

 

We have included recommended funding alternatives to your current reserve-funding program and 

recommend that the board adopt an alternative that best reflects the objectives of the community.  Our funding 

recommendations are as follows:  

 

▪ Alternative 1:  Beginning in 2020, increase the annual reserve contribution to $250,000 per year.  Then, 

increase the annual reserve contribution by $17,500 every other year through 2035.  This alternative is 

projected to maintain a positive balance through the term of this study. 

▪ Alternative 2:  Maintain the current annual contribution to capital reserves for 2020.  Then, increase the 

reserve contribution by 5% each year through 2029.  This alternative is projected to maintain a positive 

balance through the term of this study. 

▪ Alternative 3:  Beginning in 2020, increase the annual reserve contribution to $255,000 per year.  Then, 

increase the reserve contribution by 3% each year through the end of the term in 2039.  This alternative 

is projected to maintain a positive balance through the term of this study. 

 

Alleyways only: 
 

▪ Alternative A:  Beginning in 2020, the contribution to capital reserves for asphalt resurfacing should be 

$60,000.  Then, increase the annual reserve contribution by $10,000 in 2021 and every other year through 

2029.  This alternative is projected to maintain a positive balance through the term of this study. 

▪ Alternative B:  Beginning in 2020, the contribution to capital reserves for asphalt resurfacing should be 

$55,000.  Then, increase the reserve contribution by 8% each year through 2031.  This alternative is 

projected to maintain a positive balance through the term of this study. 

 

 
 

The reserve study is focused on the capital reserve account and budgeted contributions to reserves.  The 

recommendations above are solely attributed to the annual reserve contributions.  The association likely has 

many line items in the annual operating budget that should also be periodically adjusted as part of an annual 

budgeting process.   

 

The capital repair/replacement cost estimates we have developed are based on 2019 dollars.  Our reserve 

study does include an adjustment for inflation and an assumed rate of return on invested funds.   
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CONCLUSION & LIMITATIONS 
 

We have provided reserve funding recommendations based on our analysis of the association-maintained 

components, estimated capital repair costs over the term and the current funding levels.  Further detail of the 

reserve fund analysis is provided in Appendix A.   

 

The physical analysis portion of this reserve study was completed through a limited visual inspection.  The 

visual inspection was completed from ground level unless otherwise specified.  The visual inspection is 

generally limited to readily accessible and visible common areas that would likely require capital repair 

activities over the term.  Note that this inspection does not include removing surface materials, excavation or 

any testing.  The inspection does not include riparian buffers or other protected common areas.  Buried utility 

components and other concealed components were not inspected as part of this analysis and we cannot be 

responsible for the condition of components not inspected.     

 

The observations described in this study are valid on the date of the investigation and have been made under 

the conditions noted in the report.  We prepared this study for the exclusive use of Briar Chapel Community 

Association.  No other party should rely on the information in this report without consent. If another individual 

or party relies on this study, they shall indemnify and hold Giles Flythe Engineers Inc. harmless for any 

damages, losses, or expenses they may incur as a result of its use. This study is not to be considered a warranty 

of condition, and no warranty is implied.  The appendices are an integral part of this report and must be 

included in any review. 

 

Members of the Giles Flythe Engineers team working on this reserve study are not members of, or otherwise 

associated with the association.  Giles Flythe Engineers has disclosed any other involvement with the 

association that could result in conflicts of interest.    

 

Information provided by the representatives of the association regarding financial, physical, quantity, or 

historical issues, will be deemed reliable by Giles Flythe Engineers.  The reserve balance presented in the 

Reserve Study is based upon information provided and was not audited.  Information provided about reserve 

projects will be considered reliable.  Any on-site inspection should not be considered a project audit or quality 

inspection.  Giles Flythe Engineers is not aware of any additional material issues which, if not disclosed, 

would cause a distortion of the association’s situation.   

 

This reserve study is partially a reflection of information provided to us.  The reserve study is assembled for 

the association’s use and is not intended to be used for the purpose of performing an audit, quality/forensic 

analyses or background checks of historical records.  Further, this study should not be considered a building 

code compliance analysis. The purpose of this study is to provide the association with a financial tool and is 

not to be considered an exhaustive technical or engineering evaluation which would consist of a broader scope 

of work.      

 

We have provided estimated costs of capital repairs.  These costs are based on our general knowledge of the 

construction industry.  We have relied on standard sources as needed, such as Means Building Construction 
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Cost Data and estimates reviewed by Giles Flythe Engineers on similar projects.  We have performed no 

design work or other engineering analysis as part of this study, nor have we obtained competitive quotations 

or estimates from contractors. Actual repair costs can vary due to a variety of factors.  We cannot be 

responsible for the specific cost estimates provided. 

 

If you have any questions about this reserve study, please feel free to contact us.  Thank you for the 

opportunity to serve you. 

 

Respectfully submitted, 

 

Christopher Flythe, PE, RS 

Principal Engineer 

Giles Flythe Engineers, Inc. 

 

 

 

 

 



 

APPENDIX A:  RESERVE FUND PROJECTIONS – 

EXCLUDING ALLEYS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



City/state location: Chapel Hill, NC

Date of inspection: 4/16/2019

Number of units: 1

Term of study (years): 20

Beginning Year of Term 2020

Estimated starting reserve account balance: $921,984

Current annual reserve contribution rate: $240,840

Assumed inflation rate: 3.00%

Assumed rate of return on invested funds: 1.50%

Total over term capital expenditure (un-inflated): $5,266,175

Total over term capital expenditure with inflation: $7,306,513

Reccomended threshold reserve balance:(Average annual capital 

expenditure)
$365,326

PROJECT SUMMARY

Briar Chapel Community Association

Appendix A Page 1



Capital Item Description Quantity Unit Unit Cost
Total Cost 

Per Cycle

Estimated 

Useful Life 

(years)

Estimated 

Remaining 

Life (years)

Notes

Site Improvements

Stormwater pond major repairs 14,000 SY $12.00 $168,000 5 3 Approx. 1/4 every 5 years

Replace pumps in BMP #1 3 EA $4,500.00 $13,500 5 4

Repair/improve drainage infrastruction and systems 1 LS $20,000.00 $20,000 3 1

Amenity Center Parking Lot - seal and stripe 4,500 SY $2.00 $9,000 7 6

Asphalt greenways and Amenity Center parking lot - 

mill and resurface
12,800 SY $22.00 $281,600 20 13

Sports Center & Great Meadow Park parking lot - seal 

and stripe
4,200 SY $2.00 $8,400 7 4

Sports Center & Great Meadow Park parking lot - mill 

& resurface
4,200 SY $22.00 $92,400 20 17

Full depth asphalt patching 250 SY $50.00 $12,500 5 4

Repair concrete curbing 120 LF $55.00 $6,600 8 4 Approx. 3% every 8 years

Replace sections of concrete flatwork 850 SY $95.00 $80,750 8 4 Approx. 1% every 8 years

Replace/upgrade entrance signage 4 EA $6,000.00 $24,000 15 5

Repair and repoint sections of stone veneer walls 10,000 SF $1.75 $17,500 5 2

Structural wall repairs 1 cont. $100,000.00 $100,000 15 7

Paint/repair sections of aluminum fence/CLF 3,500 LF $12.00 $42,000 15 5

Repair/replace irrigation system components 1 LS $15,000.00 $15,000 15 2

Stain and repair mail kiosk shelters 1 LS $10,000.00 $10,000 5 4

Stain/repair wood bridges at trails 11,800 SF $2.50 $29,500 4 3

Replace deck boards and railings-wood bridges 11,800 SF $15.00 $177,000 15 6

Replace full deck structure 11,800 SF $22.00 $259,600 30 21

N/A 1 LS $0.00 $0 1 0

N/A 1 LS $0.00 $0 1 0

Building Exterior  

Paint and repair exterior surfaces of clubhouse and 

pool buildings
1 LS $35,000.00 $35,000 7 1

Repair structural components of stairs to pool slide 

and pool support structure
1 LS $40,000.00 $40,000 15 0

Paint, stain, and repair open air shelters & pergolas 1 LS $11,500.00 $11,500 5 4

Paint/stain sports center shelter 1 LS $7,000.00 $7,000 5 4

EXPENSE ESTIMATES

SY: Square Yard    SF: Square Feet:    LF: Linear Feet    SQ: Roofing Square

EA: Each    LS: Lump Sum    SYS: System Appendix A Page 2



Capital Item Description Quantity Unit Unit Cost
Total Cost 

Per Cycle

Estimated 

Useful Life 

(years)

Estimated 

Remaining 

Life (years)

Notes

EXPENSE ESTIMATES

Replace roofs - pool house & clubhouse 185 SQ $300.00 $55,500 20 8

Replace roofs - park shelters & kiosks 40 SQ $325.00 $13,000 20 8

Window replacements 135 EA $800.00 $108,000 30 18

Replace clubhouse composite decking 1,400 SF $23.00 $32,200 25 13

Replace exterior doors 3 EA $1,200.00 $3,600 5 0

N/A 1 LS $0.00 $0 1 0

N/A 1 LS $0.00 $0 1 0

Building Interior	  

Paint and repair interior walls 1 LS $12,000.00 $12,000 7 2

Replace carpet 1,850 SF $8.00 $14,800 8 0

Replace multipurpose room wood floors with carpet 

squares
900 SF $10.00 $9,000 8 2

Replace fitness studio flooring 1 LS $15,000.00 $15,000 15 14

Replace cabinetry and countertops 1 LS $40,000.00 $40,000 20 8

Replace kitchen appliances 1 LS $12,000.00 $12,000 12 2

Interior furnishings allocation 1 LS $30,000.00 $30,000 12 2

Replace floor tiles in clubhouse 1,350 SF $18.00 $24,300 25 13

Replace wall tiles in clubhouse restrooms 1,300 SF $18.00 $23,400 25 13

Refurbish clubhouse restrooms 4 EA $10,000.00 $40,000 25 13

Refurbish elevator cab interior 1 LS $10,000.00 $10,000 20 8

Replace pool restroom wall tiles 2,600 SF $18.00 $46,800 25 13

Refurbish pool restrooms 2 EA $15,000.00 $30,000 25 13

Refurbish sports center restrooms 2 EA $3,500.00 $7,000 15 13

N/A 1 LS $0.00 $0 1 0

N/A 1 LS $0.00 $0 1 0

Mechanical, Electrical, Plumbing Systems  

Replace HVAC units 32 TON $2,000.00 $64,000 15 3

Repair solar water heater, repalce water heaters 1 LS $20,000.00 $20,000 15 3

Replace components of pool pump and filtration 

system
1 LS $22,000.00 $22,000 3 0

Replace drinking fountains 2 EA $900.00 $1,800 5 3

Replace septic pumps - sports center complex 1 LS $2,500.00 $2,500 8 6

SY: Square Yard    SF: Square Feet:    LF: Linear Feet    SQ: Roofing Square

EA: Each    LS: Lump Sum    SYS: System Appendix A Page 3



Capital Item Description Quantity Unit Unit Cost
Total Cost 

Per Cycle

Estimated 

Useful Life 

(years)

Estimated 

Remaining 

Life (years)

Notes

EXPENSE ESTIMATES

Interior/exterior lighting replacement allowance 1 allow. $5,000.00 $5,000 5 3

Replace bridge light fixtures 4 EA $2,000.00 $8,000 20 8

Replace/upgrade access control and security system 1 LS $25,000.00 $25,000 12 1

Replace/upgrade audio/video system 1 LS $15,000.00 $15,000 20 8

Fire suppression system repairs 1 LS $9,500.00 $9,500 25 13

Fire alarm system repairs 1 LS $7,500.00 $7,500 15 10

Replace elevator motors and controls 1 LS $25,000.00 $25,000 20 8

Mechanical, electrical and plumbing contingency 1 cont. $75,000.00 $75,000 15 8

N/A 1 LS $0.00 $0 1 0

N/A 1 LS $0.00 $0 1 0

Amenities   

Resurface activity and wading pool 8,000 SF $18.00 $144,000 10 2

Resurface lap pool 4,900 SF $18.00 $88,200 10 7

Repair and re-coat slides 1 LS $10,000.00 $10,000 5 4

Replace diving board & stand 1 EA $8,500.00 $8,500 20 8

Replace portion of pool furnishings 1 LS $17,000.00 $17,000 3 1 Approx. 1/4 every 3 years

Replace pool play features 3 EA $6,000.00 $18,000 20 8

Replace umbrella canopies and cabana canopies 2,350 SF $8.50 $19,975 6 4

Replace ADA pool lifts 2 EA $7,000.00 $14,000 15 9

Replace gas grill 1 EA $2,200.00 $2,200 8 1

Replace treadmills 3 EA $8,000.00 $24,000 5 3

Replace ellipticals 3 EA $5,500.00 $16,500 5 3

Replace bicycles 2 EA $4,000.00 $8,000 5 3

Replace strength equipment 1 LS $7,500.00 $7,500 20 8

Replace playground equipment adjacent to clubhouse 1 LS $75,000.00 $75,000 20 8

Replace park furnishings 1 LS $10,000.00 $10,000 15 5

Replace wood stages and boardwalk 1 LS $16,500.00 $16,500 25 13

Great Meadow Park-fitness equipment 1 LS $14,000.00 $14,000 20 15

Great Meadow Park - Landscape Struture Equipment 1 LS $45,000.00 $45,000 20 15

Great Meadow Park - replace basketball goal 1 EA $3,000.00 $3,000 20 15

Great Meadow Park - Teeter totter, swing, spring 1 LS $15,000.00 $15,000 20 15

Mallard Landing Park - playground equipment 1 LS $45,000.00 $45,000 20 15

SY: Square Yard    SF: Square Feet:    LF: Linear Feet    SQ: Roofing Square

EA: Each    LS: Lump Sum    SYS: System Appendix A Page 4



Capital Item Description Quantity Unit Unit Cost
Total Cost 

Per Cycle

Estimated 

Useful Life 

(years)

Estimated 

Remaining 

Life (years)

Notes

EXPENSE ESTIMATES

Sports complex - resurface tennis courts 6.5 EA $8,000.00 $52,000 5 3

Sports complex - reconstruct tennis courts 6.5 EA $37,000.00 $240,500 20 18

Sports complex - replace basketball goals 2.0 EA $3,000.00 $6,000 20 18

Sports complex - replace vinyl coated CLF 1,675 LF $38.00 $63,650 20 18

N/A 1 LS $0.00 $0 1 0

N/A 1 LS $0.00 $0 1 0

SY: Square Yard    SF: Square Feet:    LF: Linear Feet    SQ: Roofing Square

EA: Each    LS: Lump Sum    SYS: System Appendix A Page 5



ANNUAL EXPENSE PROJECTION
Description 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Site Improvements
Stormwater pond major repairs $168,000 $168,000
Replace pumps in BMP #1 $13,500 $13,500
Repair/improve drainage infrastruction and $20,000 $20,000 $20,000
Amenity Center Parking Lot - seal and stripe $9,000
Asphalt greenways and Amenity Center 
Sports Center & Great Meadow Park parking $8,400
Sports Center & Great Meadow Park parking 
Full depth asphalt patching $12,500 $12,500
Repair concrete curbing $6,600
Replace sections of concrete flatwork $80,750
Replace/upgrade entrance signage $24,000
Repair and repoint sections of stone veneer $17,500 $17,500
Structural wall repairs $100,000
Paint/repair sections of aluminum fence/CLF $42,000
Repair/replace irrigation system components $15,000
Stain and repair mail kiosk shelters $10,000 $10,000
Stain/repair wood bridges at trails $29,500 $29,500
Replace deck boards and railings-wood $177,000
Replace full deck structure
N/A
N/A

Building Exterior
Paint and repair exterior surfaces of $35,000 $35,000
Repair structural components of stairs to pool $40,000
Paint, stain, and repair open air shelters & $11,500 $11,500
Paint/stain sports center shelter $7,000 $7,000
Replace roofs - pool house & clubhouse $55,500
Replace roofs - park shelters & kiosks $13,000
Window replacements
Replace clubhouse composite decking
Replace exterior doors $3,600 $3,600
N/A
N/A

Building Interior	
Paint and repair interior walls $12,000 $12,000
Replace carpet $14,800 $14,800
Replace multipurpose room wood floors with $9,000
Replace fitness studio flooring
Replace cabinetry and countertops $40,000
Replace kitchen appliances $12,000
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ANNUAL EXPENSE PROJECTION
Description 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Interior furnishings allocation $30,000
Replace floor tiles in clubhouse
Replace wall tiles in clubhouse restrooms
Refurbish clubhouse restrooms
Refurbish elevator cab interior $10,000
Replace pool restroom wall tiles
Refurbish pool restrooms
Refurbish sports center restrooms
N/A
N/A

Mechanical, Electrical, Plumbing Systems
Replace HVAC units $64,000
Repair solar water heater, repalce water $20,000
Replace components of pool pump and $22,000 $22,000 $22,000 $22,000
Replace drinking fountains $1,800 $1,800
Replace septic pumps - sports center complex $2,500
Interior/exterior lighting replacement $5,000 $5,000
Replace bridge light fixtures $8,000
Replace/upgrade access control and security $25,000
Replace/upgrade audio/video system $15,000
Fire suppression system repairs
Fire alarm system repairs
Replace elevator motors and controls $25,000
Mechanical, electrical and plumbing $75,000
N/A
N/A

Amenities
Resurface activity and wading pool $144,000
Resurface lap pool $88,200
Repair and re-coat slides $10,000 $10,000
Replace diving board & stand $8,500
Replace portion of pool furnishings $17,000 $17,000 $17,000
Replace pool play features $18,000
Replace umbrella canopies and cabana $19,975
Replace ADA pool lifts $14,000
Replace gas grill $2,200 $2,200
Replace treadmills $24,000 $24,000
Replace ellipticals $16,500 $16,500
Replace bicycles $8,000 $8,000
Replace strength equipment $7,500
Replace playground equipment adjacent to $75,000
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ANNUAL EXPENSE PROJECTION
Description 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
Replace park furnishings $10,000
Replace wood stages and boardwalk
Great Meadow Park-fitness equipment
Great Meadow Park - Landscape Struture 
Great Meadow Park - replace basketball goal
Great Meadow Park - Teeter totter, swing, 
Mallard Landing Park - playground equipment
Sports complex - resurface tennis courts $52,000 $52,000
Sports complex - reconstruct tennis courts
Sports complex - replace basketball goals
Sports complex - replace vinyl coated CLF
N/A
N/A

Other

Totals $80,400 $99,200 $239,500 $410,800 $217,225 $79,600 $210,500 $272,200 $675,600 $114,700
Totals including inflation: $80,400 $102,176 $254,086 $448,892 $244,489 $92,278 $251,348 $334,772 $855,830 $149,657
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ANNUAL EXPENSE PROJECTION
Description 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Site Improvements
Stormwater pond major repairs $168,000 $168,000
Replace pumps in BMP #1 $13,500 $13,500
Repair/improve drainage infrastruction and $20,000 $20,000 $20,000 $20,000
Amenity Center Parking Lot - seal and stripe $9,000
Asphalt greenways and Amenity Center $281,600
Sports Center & Great Meadow Park parking $8,400 $8,400
Sports Center & Great Meadow Park parking $92,400
Full depth asphalt patching $12,500 $12,500
Repair concrete curbing $6,600
Replace sections of concrete flatwork $80,750
Replace/upgrade entrance signage
Repair and repoint sections of stone veneer $17,500 $17,500
Structural wall repairs
Paint/repair sections of aluminum fence/CLF
Repair/replace irrigation system components $15,000
Stain and repair mail kiosk shelters $10,000 $10,000
Stain/repair wood bridges at trails $29,500 $29,500 $29,500
Replace deck boards and railings-wood 
Replace full deck structure
N/A
N/A

Building Exterior
Paint and repair exterior surfaces of $35,000
Repair structural components of stairs to pool $40,000
Paint, stain, and repair open air shelters & $11,500 $11,500
Paint/stain sports center shelter $7,000 $7,000
Replace roofs - pool house & clubhouse
Replace roofs - park shelters & kiosks
Window replacements $108,000
Replace clubhouse composite decking $32,200
Replace exterior doors $3,600 $3,600
N/A
N/A

Building Interior	
Paint and repair interior walls $12,000
Replace carpet $14,800
Replace multipurpose room wood floors with $9,000 $9,000
Replace fitness studio flooring $15,000
Replace cabinetry and countertops
Replace kitchen appliances $12,000
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ANNUAL EXPENSE PROJECTION
Description 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039
Interior furnishings allocation $30,000
Replace floor tiles in clubhouse $24,300
Replace wall tiles in clubhouse restrooms $23,400
Refurbish clubhouse restrooms $40,000
Refurbish elevator cab interior
Replace pool restroom wall tiles $46,800
Refurbish pool restrooms $30,000
Refurbish sports center restrooms $7,000
N/A
N/A

Mechanical, Electrical, Plumbing Systems
Replace HVAC units $64,000
Repair solar water heater, repalce water $20,000
Replace components of pool pump and $22,000 $22,000 $22,000
Replace drinking fountains $1,800 $1,800
Replace septic pumps - sports center complex $2,500
Interior/exterior lighting replacement $5,000 $5,000
Replace bridge light fixtures
Replace/upgrade access control and security $25,000
Replace/upgrade audio/video system
Fire suppression system repairs $9,500
Fire alarm system repairs $7,500
Replace elevator motors and controls
Mechanical, electrical and plumbing 
N/A
N/A

Amenities
Resurface activity and wading pool $144,000
Resurface lap pool $88,200
Repair and re-coat slides $10,000 $10,000
Replace diving board & stand
Replace portion of pool furnishings $17,000 $17,000 $17,000 $17,000
Replace pool play features
Replace umbrella canopies and cabana $19,975 $19,975
Replace ADA pool lifts
Replace gas grill $2,200
Replace treadmills $24,000 $24,000
Replace ellipticals $16,500 $16,500
Replace bicycles $8,000 $8,000
Replace strength equipment
Replace playground equipment adjacent to 
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ANNUAL EXPENSE PROJECTION
Description 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039
Replace park furnishings
Replace wood stages and boardwalk $16,500
Great Meadow Park-fitness equipment $14,000
Great Meadow Park - Landscape Struture $45,000
Great Meadow Park - replace basketball goal $3,000
Great Meadow Park - Teeter totter, swing, $15,000
Mallard Landing Park - playground equipment $45,000
Sports complex - resurface tennis courts $52,000 $52,000
Sports complex - reconstruct tennis courts $240,500
Sports complex - replace basketball goals $6,000
Sports complex - replace vinyl coated CLF $63,650
N/A
N/A

Other

Totals $77,075 $37,900 $270,850 $857,600 $124,000 $252,100 $83,775 $215,300 $816,850 $131,000
Totals including inflation: $103,582 $52,462 $386,167 $1,259,415 $187,561 $392,764 $134,434 $355,858 $1,390,632 $229,709
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EXPENSE SUMMARY

Total over term capital expenditure (un-inflated) $5,266,175

Total over term capital expenditure with inflation: $7,306,513

Average estimated annual capital expenditure with inflation: $365,326

Current Reserve Account Balance $921,984

Site Improvements
41%

Building Exterior
9%

Building Interior
8%

Mechanical, Electrical, 
Plumbing Systems

10%

Amenities
32%

Other
0%

Breakdown of Total Costs by Type
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Current Funding Analysis

Year Starting Balance
Reserve Account 

Contribution

Average Per 

Unit/Month

Return on 

Investments
Repair Expenses

Special 

Assessments
Year End Balance

2020 $921,984 $240,840 $20,070 $13,830 $80,400 $0 $1,096,254

2021 $1,096,254 $240,840 $20,070 $16,444 $102,176 $0 $1,251,362

2022 $1,251,362 $240,840 $20,070 $18,770 $254,086 $0 $1,256,886

2023 $1,256,886 $240,840 $20,070 $18,853 $448,892 $0 $1,067,687

2024 $1,067,687 $240,840 $20,070 $16,015 $244,489 $0 $1,080,054

2025 $1,080,054 $240,840 $20,070 $16,201 $92,278 $0 $1,244,817

2026 $1,244,817 $240,840 $20,070 $18,672 $251,348 $0 $1,252,981

2027 $1,252,981 $240,840 $20,070 $18,795 $334,772 $0 $1,177,844

2028 $1,177,844 $240,840 $20,070 $17,668 $855,830 $0 $580,522

2029 $580,522 $240,840 $20,070 $8,708 $149,657 $0 $680,412

2030 $680,412 $240,840 $20,070 $10,206 $103,582 $0 $827,876

2031 $827,876 $240,840 $20,070 $12,418 $52,462 $0 $1,028,672

2032 $1,028,672 $240,840 $20,070 $15,430 $386,167 $0 $898,774

2033 $898,774 $240,840 $20,070 $13,482 $1,259,415 $0 -$106,318

2034 -$106,318 $240,840 $20,070 $0 $187,561 $0 -$53,040

2035 -$53,040 $240,840 $20,070 $0 $392,764 $0 -$204,963

2036 -$204,963 $240,840 $20,070 $0 $134,434 $0 -$98,557

2037 -$98,557 $240,840 $20,070 $0 $355,858 $0 -$213,576

2038 -$213,576 $240,840 $20,070 $0 $1,390,632 $0 -$1,363,368

2039 -$1,363,368 $240,840 $20,070 $0 $229,709 $0 -$1,352,237

-$1,500,000

-$1,000,000

-$500,000

$0

$500,000

$1,000,000

$1,500,000

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Year End Balance

Threshold Balance
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Funding Alternative #1: Increase by $17,500 every other year through 2035

Year Starting Balance
Reserve Account 

Contribution

Average Per 

Unit/Month

Return on 

Investments
Repair Expenses

Special 

Assessments
Year End Balance

2020 $921,984 $250,000 $20,833 $13,830 $80,400 $0 $1,105,414

2021 $1,105,414 $267,500 $22,292 $16,581 $102,176 $0 $1,287,319

2022 $1,287,319 $267,500 $22,292 $19,310 $254,086 $0 $1,320,043

2023 $1,320,043 $285,000 $23,750 $19,801 $448,892 $0 $1,175,952

2024 $1,175,952 $285,000 $23,750 $17,639 $244,489 $0 $1,234,102

2025 $1,234,102 $302,500 $25,208 $18,512 $92,278 $0 $1,462,836

2026 $1,462,836 $302,500 $25,208 $21,943 $251,348 $0 $1,535,930

2027 $1,535,930 $320,000 $26,667 $23,039 $334,772 $0 $1,544,197

2028 $1,544,197 $320,000 $26,667 $23,163 $855,830 $0 $1,031,530

2029 $1,031,530 $337,500 $28,125 $15,473 $149,657 $0 $1,234,846

2030 $1,234,846 $337,500 $28,125 $18,523 $103,582 $0 $1,487,286

2031 $1,487,286 $355,000 $29,583 $22,309 $52,462 $0 $1,812,133

2032 $1,812,133 $355,000 $29,583 $27,182 $386,167 $0 $1,808,148

2033 $1,808,148 $372,500 $31,042 $27,122 $1,259,415 $0 $948,355

2034 $948,355 $372,500 $31,042 $14,225 $187,561 $0 $1,147,520

2035 $1,147,520 $390,000 $32,500 $17,213 $392,764 $0 $1,161,969

2036 $1,161,969 $390,000 $32,500 $17,430 $134,434 $0 $1,434,964

2037 $1,434,964 $390,000 $32,500 $21,524 $355,858 $0 $1,490,630

2038 $1,490,630 $390,000 $32,500 $22,359 $1,390,632 $0 $512,357

2039 $512,357 $390,000 $32,500 $7,685 $229,709 $0 $680,334

$0

$500,000

$1,000,000

$1,500,000

$2,000,000

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Year End Balance Threshold Balance
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Funding Alternative #2: Increase by 5% every year through 2029

Year Starting Balance
Reserve Account 

Contribution

Average Per 

Unit/Month

Return on 

Investments
Repair Expenses

Special 

Assessments
Year End Balance

2020 $921,984 $240,840 $20,070 $13,830 $80,400 $0 $1,096,254

2021 $1,096,254 $252,882 $21,074 $16,444 $102,176 $0 $1,263,404

2022 $1,263,404 $265,526 $22,127 $18,951 $254,086 $0 $1,293,795

2023 $1,293,795 $278,802 $23,234 $19,407 $448,892 $0 $1,143,112

2024 $1,143,112 $292,743 $24,395 $17,147 $244,489 $0 $1,208,513

2025 $1,208,513 $307,380 $25,615 $18,128 $92,278 $0 $1,441,742

2026 $1,441,742 $322,749 $26,896 $21,626 $251,348 $0 $1,534,769

2027 $1,534,769 $338,886 $28,241 $23,022 $334,772 $0 $1,561,905

2028 $1,561,905 $355,830 $29,653 $23,429 $855,830 $0 $1,085,334

2029 $1,085,334 $373,622 $31,135 $16,280 $149,657 $0 $1,325,578

2030 $1,325,578 $373,622 $31,135 $19,884 $103,582 $0 $1,615,501

2031 $1,615,501 $373,622 $31,135 $24,233 $52,462 $0 $1,960,893

2032 $1,960,893 $373,622 $31,135 $29,413 $386,167 $0 $1,977,761

2033 $1,977,761 $373,622 $31,135 $29,666 $1,259,415 $0 $1,121,635

2034 $1,121,635 $373,622 $31,135 $16,825 $187,561 $0 $1,324,520

2035 $1,324,520 $373,622 $31,135 $19,868 $392,764 $0 $1,325,246

2036 $1,325,246 $373,622 $31,135 $19,879 $134,434 $0 $1,584,313

2037 $1,584,313 $373,622 $31,135 $23,765 $355,858 $0 $1,625,841

2038 $1,625,841 $373,622 $31,135 $24,388 $1,390,632 $0 $633,218

2039 $633,218 $373,622 $31,135 $9,498 $229,709 $0 $786,629

$0

$500,000

$1,000,000

$1,500,000

$2,000,000

$2,500,000

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Year End Balance Threshold Balance
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Funding Alternative #3: Increase by 3% every year for 20-year term

Year Starting Balance
Reserve Account 

Contribution

Average Per 

Unit/Month

Return on 

Investments
Repair Expenses

Special 

Assessments
Year End Balance

2020 $921,984 $255,000 $21,250 $13,830 $80,400 $0 $1,110,414

2021 $1,110,414 $262,650 $21,888 $16,656 $102,176 $0 $1,287,544

2022 $1,287,544 $270,530 $22,544 $19,313 $254,086 $0 $1,323,301

2023 $1,323,301 $278,645 $23,220 $19,850 $448,892 $0 $1,172,904

2024 $1,172,904 $287,005 $23,917 $17,594 $244,489 $0 $1,233,013

2025 $1,233,013 $295,615 $24,635 $18,495 $92,278 $0 $1,454,845

2026 $1,454,845 $304,483 $25,374 $21,823 $251,348 $0 $1,529,803

2027 $1,529,803 $313,618 $26,135 $22,947 $334,772 $0 $1,531,596

2028 $1,531,596 $323,026 $26,919 $22,974 $855,830 $0 $1,021,767

2029 $1,021,767 $332,717 $27,726 $15,327 $149,657 $0 $1,220,153

2030 $1,220,153 $342,699 $28,558 $18,302 $103,582 $0 $1,477,572

2031 $1,477,572 $352,980 $29,415 $22,164 $52,462 $0 $1,800,252

2032 $1,800,252 $363,569 $30,297 $27,004 $386,167 $0 $1,804,658

2033 $1,804,658 $374,476 $31,206 $27,070 $1,259,415 $0 $946,789

2034 $946,789 $385,710 $32,143 $14,202 $187,561 $0 $1,159,140

2035 $1,159,140 $397,282 $33,107 $17,387 $392,764 $0 $1,181,046

2036 $1,181,046 $409,200 $34,100 $17,716 $134,434 $0 $1,473,527

2037 $1,473,527 $421,476 $35,123 $22,103 $355,858 $0 $1,561,248

2038 $1,561,248 $434,120 $36,177 $23,419 $1,390,632 $0 $628,155

2039 $628,155 $447,144 $37,262 $9,422 $229,709 $0 $855,012

$0

$500,000

$1,000,000

$1,500,000

$2,000,000

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Year End Balance Threshold Balance
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APPENDIX B:  RESERVE FUND PROJECTIONS-ALLEYS 

  



City/state location: Chapel Hill, NC

Date of inspection: 4/16/2019

Number of units: 1

Term of study (years): 20

Beginning Year of Term 2020

Estimated starting reserve account balance: $226,029

Current annual reserve contribution rate: $42,144

Assumed inflation rate: 3.00%

Assumed rate of return on invested funds: 1.50%

Total over term capital expenditure (un-inflated): $1,335,400

Total over term capital expenditure with inflation: $2,135,035

Reccomended threshold reserve balance:(Average annual capital 

expenditure)
$106,752

PROJECT SUMMARY

Briar Chapel Community Association
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Capital Item Description Quantity Unit Unit Cost
Total Cost 

Per Cycle

Estimated 

Useful Life 

(years)

Estimated 

Remaining 

Life (years)

Notes

Site Improvements

Mill and resurface asphalt alleys - Phase 1 23,500 SY $22.00 $517,000 20 13 See report for alleys

Mill and resurface asphalt alleys - Phase 2 10,400 SY $22.00 $228,800 20 17 See report for alleys

Mill and resurface asphalt alleys - Phase 3 21,800 SY $22.00 $479,600 20 19 See report for alleys

Full depth asphalt patching 550 SY $50.00 $27,500 5 4 Approx. 1% every 5 years

N/A 1 LS $0.00 $0 0 0

Building Exterior  

N/A 1 LS $0.00 $0 0 0

N/A 1 LS $0.00 $0 0 0

Building Interior	  

N/A 1 LS $0.00 $0 0 0

N/A 1 LS $0.00 $0 0 0

Mechanical, Electrical, Plumbing Systems  

N/A 1 LS $0.00 $0 0 0

N/A 1 LS $0.00 $0 0 0

Amenities   

N/A 1 LS $0.00 $0 0 0

N/A 1 LS $0.00 $0 0 0

EXPENSE ESTIMATES
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ANNUAL EXPENSE PROJECTION
Description 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029

Site Improvements
Mill and resurface asphalt alleys - Phase 1
Mill and resurface asphalt alleys - Phase 2
Mill and resurface asphalt alleys - Phase 3
Full depth asphalt patching $27,500 $27,500
N/A

Building Exterior
N/A
N/A

Building Interior	
N/A
N/A

Mechanical, Electrical, Plumbing Systems
N/A
N/A

Amenities
N/A
N/A

Other

Totals $0 $0 $0 $0 $27,500 $0 $0 $0 $0 $27,500
Totals including inflation: $0 $0 $0 $0 $30,951 $0 $0 $0 $0 $35,881
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ANNUAL EXPENSE PROJECTION
Description 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Site Improvements
Mill and resurface asphalt alleys - Phase 1 $517,000
Mill and resurface asphalt alleys - Phase 2 $228,800
Mill and resurface asphalt alleys - Phase 3 $479,600
Full depth asphalt patching $27,500 $27,500
N/A

Building Exterior
N/A
N/A

Building Interior	
N/A
N/A

Mechanical, Electrical, Plumbing Systems
N/A
N/A

Amenities
N/A
N/A

Other

Totals $0 $0 $0 $517,000 $27,500 $0 $0 $228,800 $0 $507,100
Totals including inflation: $0 $0 $0 $759,232 $41,596 $0 $0 $378,172 $0 $889,203
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EXPENSE SUMMARY

Total over term capital expenditure (un-inflated) $1,335,400

Total over term capital expenditure with inflation: $2,135,035

Average estimated annual capital expenditure with inflation: $106,752

Current Reserve Account Balance $226,029

Site Improvements
100%

Building Exterior
0%

Building Interior
0%

Mechanical, 
Electrical, Plumbing 

Systems
0%

Amenities
0%

Other
0%

Breakdown of Total Costs by Type
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Current Funding Analysis

Year Starting Balance
Reserve Account 

Contribution

Average Per 

Unit/Month

Return on 

Investments
Repair Expenses

Special 

Assessments
Year End Balance

2020 $226,029 $42,144 $3,512 $3,390 $0 $0 $271,563

2021 $271,563 $42,144 $3,512 $4,073 $0 $0 $317,781

2022 $317,781 $42,144 $3,512 $4,767 $0 $0 $364,692

2023 $364,692 $42,144 $3,512 $5,470 $0 $0 $412,306

2024 $412,306 $42,144 $3,512 $6,185 $30,951 $0 $429,683

2025 $429,683 $42,144 $3,512 $6,445 $0 $0 $478,272

2026 $478,272 $42,144 $3,512 $7,174 $0 $0 $527,590

2027 $527,590 $42,144 $3,512 $7,914 $0 $0 $577,648

2028 $577,648 $42,144 $3,512 $8,665 $0 $0 $628,457

2029 $628,457 $42,144 $3,512 $9,427 $35,881 $0 $644,147

2030 $644,147 $42,144 $3,512 $9,662 $0 $0 $695,953

2031 $695,953 $42,144 $3,512 $10,439 $0 $0 $748,536

2032 $748,536 $42,144 $3,512 $11,228 $0 $0 $801,908

2033 $801,908 $42,144 $3,512 $12,029 $759,232 $0 $96,849

2034 $96,849 $42,144 $3,512 $1,453 $41,596 $0 $98,849

2035 $98,849 $42,144 $3,512 $1,483 $0 $0 $142,476

2036 $142,476 $42,144 $3,512 $2,137 $0 $0 $186,757

2037 $186,757 $42,144 $3,512 $2,801 $378,172 $0 -$146,469

2038 -$146,469 $42,144 $3,512 $0 $0 $0 -$104,325

2039 -$104,325 $42,144 $3,512 $0 $889,203 $0 -$951,384

-$1,500,000

-$1,000,000

-$500,000

$0

$500,000

$1,000,000

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Year End Balance Threshold Balance
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Funding Alternative A

Year Starting Balance
Reserve Account 

Contribution

Average Per 

Unit/Month

Return on 

Investments
Repair Expenses

Special 

Assessments
Year End Balance

2020 $226,029 $60,000 $5,000 $3,390 $0 $0 $289,419

2021 $289,419 $70,000 $5,833 $4,341 $0 $0 $363,761

2022 $363,761 $70,000 $5,833 $5,456 $0 $0 $439,217

2023 $439,217 $80,000 $6,667 $6,588 $0 $0 $525,805

2024 $525,805 $80,000 $6,667 $7,887 $30,951 $0 $582,741

2025 $582,741 $90,000 $7,500 $8,741 $0 $0 $681,482

2026 $681,482 $90,000 $7,500 $10,222 $0 $0 $781,704

2027 $781,704 $100,000 $8,333 $11,726 $0 $0 $893,430

2028 $893,430 $100,000 $8,333 $13,401 $0 $0 $1,006,831

2029 $1,006,831 $110,000 $9,167 $15,102 $35,881 $0 $1,096,053

2030 $1,096,053 $110,000 $9,167 $16,441 $0 $0 $1,222,493

2031 $1,222,493 $110,000 $9,167 $18,337 $0 $0 $1,350,831

2032 $1,350,831 $110,000 $9,167 $20,262 $0 $0 $1,481,093

2033 $1,481,093 $110,000 $9,167 $22,216 $759,232 $0 $854,078

2034 $854,078 $110,000 $9,167 $12,811 $41,596 $0 $935,293

2035 $935,293 $110,000 $9,167 $14,029 $0 $0 $1,059,322

2036 $1,059,322 $110,000 $9,167 $15,890 $0 $0 $1,185,212

2037 $1,185,212 $110,000 $9,167 $17,778 $378,172 $0 $934,818

2038 $934,818 $110,000 $9,167 $14,022 $0 $0 $1,058,841

2039 $1,058,841 $110,000 $9,167 $15,883 $889,203 $0 $295,520

$0

$500,000

$1,000,000

$1,500,000

$2,000,000

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Year End Balance Threshold Balance
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Funding Alternative B

Year Starting Balance
Reserve Account 

Contribution

Average Per 

Unit/Month

Return on 

Investments
Repair Expenses

Special 

Assessments
Year End Balance

2020 $226,029 $50,000 $4,166.67 $3,390 $0 $0 $279,419

2021 $279,419 $54,000 $4,500.00 $4,191 $0 $0 $337,611

2022 $337,611 $58,320 $4,860.00 $5,064 $0 $0 $400,995

2023 $400,995 $62,986 $5,248.80 $6,015 $0 $0 $469,995

2024 $469,995 $68,024 $5,668.70 $7,050 $30,951 $0 $514,118

2025 $514,118 $73,466 $6,122.20 $7,712 $0 $0 $595,296

2026 $595,296 $79,344 $6,611.98 $8,929 $0 $0 $683,570

2027 $683,570 $85,691 $7,140.93 $10,254 $0 $0 $779,514

2028 $779,514 $92,547 $7,712.21 $11,693 $0 $0 $883,754

2029 $883,754 $99,950 $8,329.19 $13,256 $35,881 $0 $961,079

2030 $961,079 $107,946 $8,995.52 $14,416 $0 $0 $1,083,441

2031 $1,083,441 $116,582 $9,715.16 $16,252 $0 $0 $1,216,275

2032 $1,216,275 $116,582 $9,715.16 $18,244 $0 $0 $1,351,101

2033 $1,351,101 $116,582 $9,715.16 $20,267 $759,232 $0 $728,718

2034 $728,718 $116,582 $9,715.16 $10,931 $41,596 $0 $814,634

2035 $814,634 $116,582 $9,715.16 $12,220 $0 $0 $943,435

2036 $943,435 $116,582 $9,715.16 $14,152 $0 $0 $1,074,169

2037 $1,074,169 $116,582 $9,715.16 $16,113 $378,172 $0 $828,692

2038 $828,692 $116,582 $9,715.16 $12,430 $0 $0 $957,704

2039 $957,704 $116,582 $9,715.16 $14,366 $889,203 $0 $199,449

$0

$500,000

$1,000,000

$1,500,000

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Year End Balance Threshold Balance
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Description 
Interior of clubhouse 
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Description 
Access control 

equipment  
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Description 
Multipurpose room 
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Description 
Kitchen  
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Description 
Dance studio 
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Description 
Typical scuff on wall 
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Description 
Typical bathroom 
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Description 
Fitness room 
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Description 
Corrosion on pool doors 
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Description 
Pool pump and filtration 

equipment  
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Description 
Minor corrosion at pump  
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Description 
Lap pool 
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Description 
Deteriorated site 

furnishings 
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Description 
ADA lift 
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Description 
Typical outdoor canopy 
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Description 
Pergola and canopy 
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Description 
Pool play features 
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Description 
Activity pool  
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Description 
Peeling of slide surface 
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Description 
Moderate cracking of 

pool surface 
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Description 
Corrosion of metal 

decking below slide 

entrance 
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Description 
Corrosion of steel beam 

and metal decking below 

slide stairs 
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Description 
Clubhouse 
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Description 
Typical drinking 

fountain  
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Description 
Pool restroom 
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Description 
Water heater 
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Description 
Clubhouse fire 

suppression system 
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Description 
Typical greenway bridge 
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Description 
Deterioration of wood 

railings 
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Description 
Typical greenway bridge 
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Description 
Small greenway bridge 
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Description 
Pond outlet  
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32 
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Description 
Typical pond  
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Description 
Typical pond and 

waterfall 
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Description 
Waterfall area at BMP 

#1 
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Description 
Minor bare soils with 

partial erosion at pond  
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Description 
Deteriorated wood 

railings 
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Description 
Previous individual deck 

board replacement  
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Description 
Typical small shelter 
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Description 
Large shelter 
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Description 
Play equipment adjacent 

to clubhouse 
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Description 
Large structure 
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Description 
Typical alley 
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Description 
Pocket park 
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Description 
Bocce courts 
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Description 
Pergola 
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Description 
Emergency spillway, 

typical 
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Description 
Pond riser structure 
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Description 
Sports complex  
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Description 
Septic pumps  
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Description 
Asphalt greenway 
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Description 
Sports complex 
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Description 
Bathroom at sports 

complex 
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Description 
Tennis courts 
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Description 
Pond/bioretention at 

sports copmlex 
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Description 
Great Meadow Park 
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Description 
Constellation park 
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Description 
Site furnishings  
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Description 
Great Meadow Park play 

equipment 
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Description 
Fitness equipment 
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Description 
Cracking in asphalt 

greewnay 
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Description 
Typical alley 
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Description 
Pond not yet converted 

from sediment basin 
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Description 
Typical bridge  
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Description 
Mail kiosk 
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Description 
Pocket park  
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Description 
Typical alley 
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Description 
Entrance wall  
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Description 
Entrance signage  
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