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COMMON INTEREST COMMUNITY (RCW 64.90) & CONDOMINIUM (RCW 64.34)
RESALE CERTIFICATE

Unit Number/Address: 15410 134th PL NE , Woodinville, WA 98072
Community Name: Hawthorne Condominium Association

Buyer: TBD

Instructions: This form or a statutory equivalent must be prepared by the association's officer or its authorized agent. It
cannot be prepared by the real estate broker. The preparer must answer each question and attach every exhibit listed.
The preparer must sign this certificate. If there is insufficient space to fully answer any question, or there is additional
information which would affect any answer, the preparer should include the additional information in Section 20
(Remarks).

A purchaser is not liable for any unpaid assessment or fee greater than the amount set forth below. A unit owner is not
liable to a purchaser for the failure or delay of the association to provide the certificate in a timely manner, but the
purchase contract is voidable by the purchaser until the certificate has been provided and for five days thereafter or until
conveyance, whichever occurs first.

The information is based on the books and records of the association and the actual knowledge of the preparer.

1. RIGHT OF FIRST REFUSAL / RESTRAINT ON ALIENATION:

There is not a right of first refusal or other restraint on the free alienability of the unit contained in the declaration.

2, ASSESSMENT:
(a) The assessment currently due for the unit is $548.23.
(b) Past due and unpaid Monthly assessments against the unit total $0.00.

(c) There are special assessments levied against the unit totaling $0.00, of which $0.00 is past due, and the
balance is payable:

3. DELINQUENT ASSESSMENTS:

As of 1/31/2021 (must be a date within the past 45 days) there are assessments against units in the association that
are past due over 30 days totaling: $4,755.36

4, DELINQUENT ASSOCIATION OBLIGATIONS:

As of (must be a date within the past 45 days) there are no monetary obligations of the association which are past
due over 30 days.

5. FEES:
The following fees are payable to the association by unit owners (check all that apply):
v Fines for Violation of Rules: v Late Payment: $50.00
v Move-in / Move-out: $50.00 v Resale Certificate: $275.00
v Record Copying: Parking:
Storage: Use of Common Facilities:
Rental of Units: v Other: Transfer Fee $85.00 Dollars

Additional Information regarding the fees above:
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6.

10.

1.

12

13.

ANTICIPATED EXPENDITURE, REPAIRS, AND REPLACEMENT COSTS:

a) There are reasonably anticipated expenditures, repairs, or replacement costs in excess of 5% of the
board-approved annual budget of the association, regardless of whether the unit owners are entitled to approve
such costs. The amount is for See the current budget.

b) The association has cash reserves for repairs and/or replacements as of 1/31/2021, totaling $1,441,977.87.

RESERVE STUDY:

The association does have a reserve study prepared in accordance with RCW 64.90 and RCW 64.34.

UNSATISFIED JUDGMENTS AND LEGAL ACTIONS:
There are no unsatisfied judgments against the association.

There are no legal actions in which the association is a party or claimant.

INSURANCE:

(a) The insurance broker or agent for the association's insurance policy is:
Name: Hub International Northwest
Agency: Hub International Northwest
Address:
Phone: 425-489-4500
Email: now.info@hubinternational.com

(b) Describe any insurance coverage carried by the association:

EXISTING USES, ALTERATIONS, OR IMPROVEMENTS:

The board has not given or received notice in a record that any existing uses, occupancies, alterations, or
improvements in or to the seller's unit or to the limited common elements allocated to that unit violate any provision
of the governing documents.

DECLARANT:

(a) There are 0 units in the association that are owned by the declarant.

(b) The declarant transferred control of the association to the unit owners on .
(c) The units are held as Fee Simple.

(d) Total Number of Units: 140

(e) Owner Occupied Units: 117

(f) Rental Units: 23 Offsite Address/Rental

(

g) Does any entity own more than 10% of the units? No
If Yes, name the Owner(s) and the number of units they own:

ENVIRONMENTAL, HEALTH, AND BUILDING CODES:

The board has not received notice in a record from a governmental agency of any violation of environmental, health,
or building codes with respect to the seller's unit, to the limited common elements allocated to that unit, or any other
portion of the common interest community that has not been cured.

LEASEHOLD ESTATE:

There is no leasehold estate affecting the common interest community.
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14.

15.

16.

17.

18.

19.

20.

RESTRICTIONS ON AMOUNTS UPON SALE:

There are no restrictions in the declaration affecting the amount that may be received by a unit owner upon sale.

PENDING SALE OR ENCUMBRANCE OF COMMON ELEMENTS:

There is no pending sale or encumbrance of common elements unless described here:

RESTRICTIONS ON USE, OCCUPANCY, AND LEASE:

There are no restrictions on the owner's right to use or occupy the unit or to lease the unit to another person.

AGE RESTRICTIONS:

There are no age-related occupancy restrictions affecting the common interest community.

WARRANTIES AND WARRANTY CLAIMS:
(a) The units are not covered by a qualified warranty.
(b) The common elements are not covered by a qualified warranty.

(c) Claims have not been made under the warranty.

EXHIBITS:

(a) Declaration, any amendments thereto, and the organizational documents.

(b) Association rules and regulations, and any amendments thereto.

(c) Minutes of board meetings and association meetings for the last 24 months, or as available from the association.
(

d) Annual financial statement of the association, including the audit report if it has been prepared for the year
immediately preceding the current year.

(e) The most recent balance sheet and revenue and expense statement, if any, of the association.
(f) Current operating budget of the association.

(9) In a cooperative, an accountant's statement, if any is prepared, as to the deductibility for federal income tax
purposes by the unit owner of real estate taxes and interest paid by the association.

(h) The association's current reserve study is attached.

REMARKS:
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Date: 3/5/21
| certify under penalty of perjury that | am the Association Manager of the association. | am authorized to make this

certificate on behalf of the association. To the best of my knowledge and belief, the foregoing is true and correct.

Hawthorne Condominium Association By: Jordan Schafer
Association Preparer

| certify under penalty of perjury that, to the best of my knowledge and belief, the foregoing is true and correct.

Authenti Authenti
Neil € Ross Gorarifon, P
03/07/2021 Unit Owner / Seller  03/08/2021

Note: Buyer understands that the real estate broker(s), if any, has not researched this information and is not qualified to
advise on or interpret it. Buyer should seek independent legal, financial, and/or other professional counsel with any
questions or concerns.

| acknowledge receipt of the above Resale Certificate, including each of the exhibits listed.

Buyer Date Buyer Date


Neil E Ross
Authentisign Accepted Signature
This Signature was accepted by Neil E Ross on 3/7/2021 6:26:18 PM PST from the IpAddress: 50.35.65.207

Jennifer Palau
Authentisign Accepted Signature
This Signature was accepted by Jennifer Palau on 3/8/2021 8:35:22 AM PST from the IpAddress: 50.35.65.207
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Hawthorne Condominium Association

Community Rules and Regulations

[. Authority and Purpose

Whereas, Section 11.13 of the Declaration and Covenants, Conditions, Restrictions, and Reservations Hawthorne, A
condominium expressly authorizes the Board or The Association membership to “pass, amend and revoke detailed,
reasonable administrative Rules and Regulations, or ‘House Rules’ necessary or convenient from time to time to insure
compliance with the general guidelines of the Article. Such House Rules shall be binding on all Unit Owners, lessees, guests
and invitees upon adoptions by the Board of the Association.”

Whereas the association requires certain rules and regulations in order to operate the association in a manner that will best
maintain the value and integrity of the association. We are living in close association with our fellow residents and common
courtesy dictates that our actions not infringe on the rights of other residents. These rules are designed to ensure that each of
us achieves the maximum enjoyment of our homes. Each member of the community, whether owner, tenant or guest, must
abide by the standards of the community and comply strictly with the declaration, bylaws and these House Rules to promote
harmony and cooperative purposes of the community. Each owner is fully responsible for the compliance of their family
members, guests, tenants and other occupants of the owners’ unit while they are within the boundaries of Hawthorne.
Therefore, any reference in these Rules to “unit owner” or “owner” shall include their family members, guests, tenants and
other occupants of the owners’ unit.

Whereas, the needs to the association from time to time change and require amendments to and restatement of the Rules and
Regulations, now, therefore, be it resolved that the following Rules are adopted on 09/16/99 and shall become effective on
09/16/99.

1.1 Definition of Common Area and Limited Common Areas. The common area shall be defined as all exterior areas
outside of the residential units, including the streets, lawns, side walks, green belt, landscaped areas and walking trails.
Avreas such as exterior walls and windows of residential buildings, porches, patios, driveways, and decks are a part of
the designation of common area, but as they are intended for the exclusive use of the resident whose unit corresponds to
these areas, these areas shall be specifically defined as limited common areas.

1.2 Definition of the Association’s Agent. Any individual representing a company under contract for services rendered to
the Association, including, but not limited to, the property management company, the landscaping contractor, and
inspectors retained by the Association.

II. Preamble & Enforcement

In order to foster harmonious interpersonal relationships, to promote cooperation and genuine friendship, preserve the peace

and integrity of our common endeavors to the end that these will enhance and improve the values of our proprietary interests
in our community for our mutual benefit, the following Rules are hereby adopted for implementation without discrimination

according to race, color, gender, creed, age, familial status, religious faith, or disability. In keeping with the above goals, the

Board requests that all issues between owners attempt to be resolved between the parties involved, prior to a complaint being
directed to the Board or the Management Company. We strive to be a united community, where we will all feel welcome and
a part of the community.

2.1 A unit owner may be penalized for violation of these Rules. The penalties shall be assessed against the unit and the unit
owners, and shall be collectible in the same manner as dues assessments. All remedies that apply to the collection of
delinquent assessments shall also apply to the collection of these fines.

2.2 Action will be taken by the Board regarding any violation if any of the following occur:
2.2.1 The Board (or a member of the Board) directly encounters the violation.
2.2.2 The association’s agent directly encounters the violation.

2.2.3 Two written complaints about a violation have been received by the Board or The Management Company from
two different unit owners (on behalf of themselves or their tenants) within a three (3) month period.

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011.
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2.3

24

2.5

2

2.2.4 Through a decision of a panel of peers at a conciliation hearing as described below.
In the event that such violations threaten life, health, or property, the Board may act without taking such steps.

The action will generally consist of a warning letter, which will indicate a reasonable time frame (as determined by the
Board), in which to correct the violation, prior to any fine being assessed. If the violation is not corrected/resolved
during the time frame allotted, the fine will be due and payable immediately. An additional mailing will be sent to the
violator/owner notifying them of the assessment and their association dues account will reflect the fine, plus late
charges, until paid in full. If the party violating the rules is a tenant, and the unit owner fails to initiate appropriate
action to enforce compliance or removal of the tenant(s) in a timely manner, the Board, at its discretion, may cause the
tenant(s) to be evicted at the expense of the owner.

Rules violations are categorized into three levels with corresponding monetary fines for each level. The rules outlined
below are preceded with a “1”, “2” or “3” to indicate the level of violation. It should be noted that the purpose of these
fines is not to produce revenue but to maintain quality of life standards at Hawthorne and to protect property values. All
funds collected will go into the Association operating fund.

Level 1 (minor)

Level 2 (moderate)

Level 3 (serious)

1%t offense = warning

1%t offense = warning

1%t offense = warning

2nd offense = $40

2M offense = $60

2M offense = $80

Subsequent offense = $80

Subsequent offense = $120

Subsequent offense = $160

Due Process Procedure & Conciliation Hearings.

2.5.1 Ifany owner feels that any action taken by the Association regarding a Rules violation has been erroneous, he
has the right to be “heard” before a panel of his peers. The purpose of the hearing is to review evidence of the
violation and to consider reversal of the action that was taken by the Association with regard to the rules
violation. This panel will consist of 3 disinterested homeowners with a minimum of one (1) Board member in
attendance to officiate. The meeting, arranged by the Board of Directors, will consist of the panel members, the
party who originally brought the complaint (must be an owner or a member of the Board of Directors), the party
requesting the “hearing” who must also be an owner, and any other owner(s) involved. Fines will not be ratified

until the “due process” is completed, if it is called.

2.5.2 The meeting will be an informal meeting with a Board Member acting as chair. Both sides will present
evidence, witnesses and testimony regarding the validity or non-validity of the complaint. The party bringing
the complaint must do so in writing. Minutes of the meeting will be kept by the panel or person designated by

the panel.

2.5.3 To obtain a hearing, the Management Company for the association must be notified, in writing, within 10

business days of the notice indicating that a rules violation has been effected.

2.5.4 The agent for the association will respond to your hearing request within 10 days after receipt of the written
request. If either party desires to reschedule the hearing, the other party must be notified at least 10 business

days prior to the scheduled date of hearing.

2.5.,5 Ifahearing is requested and either party fails to appear, the panel will base their findings on the information

available at the meeting.

2.5.6 Either party may appeal the panel by repeating due process procedure. However, the Board of Directors may

decline the appeal hearing if it feels that there is no pertinent new information to be considered.

If an owner feels that a violation of the Rules and Regulations has occurred but it has not qualified for action under
sections 2.5.1 through 2.5.3 listed above, he may appeal for a conciliation hearing, which will be conducted in a similar
manner to the Due Process Hearing. In this case the party bringing the complaint and the party accused of the violation
shall both be present at the meeting along with the jury and the presiding Board member and any other owners that are
involved.

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011.
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Violation
Level

2

Recreational Activities

In the interest of safety, quiet and privacy and the preservation of the value of Hawthorne property, the following regulations
must be strictly observed.

3.1

3.2

3.3

3.4

Riding bicycles, skateboards, big wheels, etc., in landscaped areas or in patio areas belonging to other
homeowners is not allowed.

All riding or use of bicycles, skateboards, big wheels, etc., and the bouncing of basketballs, footballs, soccer
balls, etc., in or on the streets or on sidewalks are at the sole risk and responsibility of each individual parent
or guardian, and any damages incurred because of such action will be borne solely by the responsible parent
or guardian, and not by Hawthorne Condominium Association.

Baby carriages, bicycles, playpens, wagons, toy benches, chairs or other articles of personal property are not
to be left unattended in parking areas, sidewalks or lawns or elsewhere on the common area.

Fireworks are prohibited at all times within the community, pursuant to the City Ordinance of Woodinville
(2000).

Exterior Conditions

41

4.2

4.3

4.4

In order to preserve the uniform appearance of the buildings, and the common areas and facilities visible to
the public, the Board of Directors has the sole authority to provide for the painting and other decorative finish
of the buildings, decks, patios, or other common and limited common areas and facilities and to prescribe the
type and color of such decorative finishes. The common and limited common areas and facilities shall not be
reconstructed, rebuilt, altered, removed, or replaced except by the Association acting through the Board of
Directors. Owners are prohibited from modifying the structure or decoration of the buildings, decks or patios,
stairways, yard areas or other common or limited common areas and facilities, including screens, doors, rails
or other portions of each unit and building visible from the exterior thereof, including window coverings
(which must remain white-backed to all visible exteriors), without the prior approval of the Board of
Directors. All resident-controlled exterior lighting, including front porch, rear patio, and rear deck areas, must
use soft white light bulbs. Colored bulbs or lamps are not permitted.

411 There are three approved exceptions to the exterior modifications rule stated in Paragraph 4.1

e The Board had approved the installation of external garage door openers mounted on the side of
the frame of the garage door. These external door controls must be professionally installed with no
cords, cables, or wires visible after the installation is complete.

e  The Board has approved the installation of %" “C” or “eye” hooks, mounted only into wood, for
such purposes as hanging planter baskets of flowers. These hooks must never be inserted into the
vinyl siding! Any damage done to the vinyl siding by these hooks will fall under the violations
specified in Paragraph 4.1. There shall be a maximum of two hooks total installed per unit, front
or back.

e The Board has approved the installation of Mirage brand retractable screen doors using aluminum
housing. The screen door must be the color of white and must be professionally installed to
comply with this rule.

Driveways, walks and other portions of the common areas and facilities designed for access shall be used
exclusively for normal ingress and egress and no obstructions shall be placed therein unless permitted by the
Board of Directors or by the Rules & Regulations.

Littering is a violation. Do not throw cigarette butts, wrappers or other articles on the ground. Place these
items in proper receptacles. Please clean up any spillage or breakage for which you are responsible.

The exterior storm drains shall be used only for the purposes designed. No foreign substances of any kind
shall be thrown therein, or be allowed to flow therein, including but not limited to: oil, antifreeze, paint,
solvents, pesticides, herbicides, fertilizers, or other toxic chemicals. Biodegradable soap is acceptable. This is
a regulation by King County Surface Water Management.

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011.
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3 45
3 4.6
3 4.7
1 4.8
1 4.9
3 4.10
3 411

-4-

No motorcycles, automotive items, tires, equipment, appliances, sports gear (except bicycles, which may be
stored on decks), tools or power tools, household furniture, pet kennels, feeders and litter boxes, potting
supplies, garbage, waste, paper, boxes or large unattractive items shall be stored on any patio or deck. Decks
and patios are to be maintained in a clean and neat condition at all times. No flammable liquids or dangerous
chemicals are to be stored on patios or decks.

No plastic may be applied to any exterior surface or limited common property including windows and decks,
except in Board-approved repair situations.

No signs, with the single exception of security company signs, are to be displayed anywhere outdoors in
Hawthorne. “For Sale”, “For Rent” or “For Lease” signs are permitted only in the window of the unit and
shall not exceed four total square feet nor shall there be more than one sign per unit. All such signs shall be
professionally constructed. No other signs, posters, images, objects, or decorations are permitted to be
mounted on or placed up against the interior or exterior of the windows. In addition, flyer boxes may be
placed within 5 feet of the front door of any unit for sale, so long as they are attached without penetration of
any of the siding, trim or other components of the building, and may also be placed at another common area
location that may from time-to-time be pre-designated by the Board. Owners are responsible for any damage
to common areas from installation of flyer boxes. All flyer boxes must be professionally constructed.

No exterior clotheslines shall be erected or maintained and there shall be no drying or laundering of clothes,
blankets, beach towels, etc., on the patios, decks or other common or limited common area.

Seasonal decorations may be installed providing such decorations do not violate the insurance and any law or
ordinance, or cause any damage to the siding. All seasonal decorations must be removed within thirty (30)
days after seasonal date. The Board has the right to limit any decorations. Any damage caused by the
decorations will be the responsibility of the owner.

No owner or occupant shall install wiring for electrical, cable or telephone installation, except as authorized
by the Board. In addition, all antennae, machines, permanently installed electrical generators, or air
conditioning units (including window-mounted air conditioning units), etc., on the exterior of the buildings or
that protrude through the walls or roof of the buildings are prohibited, except as authorized by the Board, in
writing, prior to any work being done. The only exception for window-mounted devices is for electric fans.
The fans used must be white on the side set externally to the unit and must be removed from the window after
the season for warm weather has passed (typically between October and May). Any work done in violation of
these rules or written approval from the Board, must be repaired to the original condition of the exterior (as
determined by the Board) and the expense for such repair will be the responsibility of the unit owner. While
not mandatory, the Board of Directors requests a notice to install any antenna or satellite dish. However,
installation is automatically approved as long at the equipment and installation location are in agreement with
Hawthorne Rules and the FCC Over-the-Air Reception Devices Rule. (More information on the FCC’s rule
can be found at http://transition.fcc.gov/mb/facts/otard.html). Dishes must be installed in a manner that
minimizes their visibility to the neighbors. Under no circumstances can a satellite dish be mounted to the
exterior siding of a building.

4.10.1 In order for central air conditioning systems to gain the approval of the Board will meet all of the
following criteria: a maximum exterior noise rating of 80 decibels for the model installed; will
require no more than one exterior penetration into the unit, the location of which should be identified
to the Board; and written confirmation from the installer provided to the unit owner confirming that
all wiring, seals, etc. will meet local building code requirements. Central air conditioning systems
not meeting these requirements will not get installation permission of the Board. Any units installed
without Board permission are at risk of the Board disallowing the unit to remain on community
property. In all circumstances, the unit owner must first seek permission from the Board prior to the
installation of the unit. Window-mounted air conditioners are not allowed under any circumstances.

No birdfeeders of any type, with the explicit exception of drip-less, liquid hummingbird feeders, are permitted
in Hawthorne due to the attraction they create for mice and rats to the fallen bird feed. Hummingbird feeders
cannot be mounted anywhere into the building structures, be it in the vinyl siding, fascia boards, gutters, deck
planks or rails, or patio fences. These hummingbird feeders must be mounted on removable structures that do
not require any mounting hardware permanently attached into the building, decks, and fences. In addition, no
pet food can be left unattended outdoors in the common and limited common areas, such as porches, decks,
patios, and driveways. See the definition of common areas and limited common areas in Paragraph 1.1.

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011.
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4.12 The Board will consider official requests from unit owners for the installation of an external hose bibb (spigot

assembly) in the rear of a unit only if the following conditions are met:

4121 All spigot installations need to be approved by the Board at a cost of $50 to the owner's account to
offset future maintenance costs associated with the additional spigot such as insulating it during winter
months, etc.

4.12.2 Prior to approval, the Board will need to receive and review a professional quote for the work
along with picture of placement.

4.12.3 All spigot installations must be completed by licensed and bonded plumbing companies or
contractors and must be no higher than 40" (inches) off the ground.

4124 The Owner must provide the Board with proof of invoice paid to demonstrate the work was
actually performed by a professional.

4125 The only installations allowed are on the back porches of allowed units where the line can be fed
off the existing kitchen sink line.

4.12.6 Spigot installation must be "cut-to-fit" and "frost-free" to prevent any potential winter freeze
issues.

4.12.7 All costs associated with the installation, maintenance, and repair of the hose bibb, as well with
the associated changes to the unit’s external wall, will be borne solely by the unit owner.

4.12.8 As the unit owner was solely responsible for the cost of the upgrade, the right to use that hose
bibb, unlike those in the front of buildings, is reserved solely for the associated unit owner/resident. However,
the Association and its agents (such as the landscaping contractor) may use the rear hose bibb as a source of
water in the rear of the building with the understanding that any attachments originally connected by the
owner to the hose bibb shall be reconnected after the Association’s or agent’s usage is finished.

Garbage

5.1  All garbage will be kept in an approved receptacle, with a lid, at all times.

5.2 All garbage cans and recycle receptacles must not be left outdoors more than 24 hours prior to collection.
Garbage cans and recycle receptacles will be stored back inside each owner’s unit within 24 hours after
collection. Non-collection period storage of these containers on limited common areas, such as to the side or
back of a unit, is prohibited.

Insurance

6.1  No unit owner or occupant shall permit anything to be done or kept in the units or in the common or limited

common areas and facilities which will increase the insurance premiums thereon or result in the cancellation
of such insurance on any unit or any part of the common or limited common area facilities. Additionally,
there shall be no storage of gasoline or combustibles on the premises, if the insurance company so requires.

(Note: Residents are advised to purchase an association homeowners’ policy or a tenant’s policy to protect
personal property of the owner/resident and any damage to the interior of the building for which the resident
is responsible. Hawthorne Condominium Association is not responsible for the personal possessions/property
of any unit or unit owner.)

Noise and Offensive Activities

7.1

7.2

Noise and disturbances which would unreasonably annoy owners or occupants at Hawthorne are prohibited at
any time. Keep TVs, stereos, radios, musical instruments, amplifiers, voices, etc., at a low enough level so
that other residents around you will not be disturbed.

Quiet hours are from 10:00 p.m. to 8:00 a.m. seven days a week. Noise level must be held to a minimum
during this period.

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011.
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No noxious or offensive activity shall be carried on in any unit or common areas, nor shall anything be done
therein which may be or become an annoyance or nuisance to other unit owners or which would be a
violation of any laws.

VIIl. Parking and Vehicles

8.1
2 8.2
2 8.3
2 8.4
2 8.5
8.6
3 8.6.1
3 8.6.2
2 8.7
3 8.8
2 8.9
8.10

Parking Spaces. Parking spaces are divided into two categories — Common Element and Limited Common
Element. Common Element parking spaces are defined as those located exclusively on the street and are
available for Owner and Guest use. Limited Common Element parking spaces are defined as the driveways
located directly in front of an Owner’s unit and are available only for use at the discretion of the Owner.

Allowed Vehicles. Use of parking spaces is restricted to personal vehicles of Owners and their Guests;
personal vehicles do not include boats, trailers, recreational vehicles, commercial vehicles, motor homes,
RVs, campers or any vehicles larger than a parking space. Non-personal vehicles are not allowed on the
property except for use during move-in/move-out or passenger pick up/drop off.

Legal Parking. Owners are granted exclusive parking privileges in the following locations (i) Owner’s garage;
(i) Owner’s drive way provided the parked vehicle does not extend into the street and/or beyond a fire lane
(Note: “street” is defined as the black asphalt surface); (iii) on the street in front of the Owner’s driveway
provided the space is not a fire lane (Note: the edge of driveways are actually fire lanes when there are fire
lane markings on both sides of the driveway and parking is not permitted in that space). Owners are permitted
to park a maximum of one vehicle in a common parking space at a time. Sleeping in vehicles is not permitted
on the property.

Guest Parking. Guests are permitted to park in a Common Element space for a maximum of 72 hours.

Extended (Tow) Parking. Any vehicle stored in a Common Element parking space that remains parked for a
period of time greater than 14 days is subject to towing unless prior approval has been granted by the Board.
After a vehicle has remained parked for 96 hours the Board is authorized to place a notice on the parked
vehicle warning the Owner they have 10 days to move their vehicle. If 10 days pass without contact from the
Owner the vehicle shall be subject to towing at the Owner’s expense.

Illegal Parking:

Any vehicle parked in a manner that obstructs the sidewalk, a garage entrance or takes up more than one
space is subject to a fine and/or towing at the Owner’s expense 24 hours after a notice from the Board has
been placed on the vehicle.

Any vehicle that is parked in a fire lane, no parking zone or obstructs a mailbox, fire hydrant or another
vehicle is subject to a fine and/or immediate towing at the Owner’s expense.

Excessive Noise. Excessive vehicle noise is not permitted. Honking of horns is prohibited on the property
except to warn of imminent danger. When entering or exiting the community, do so as quietly as possible out
of respect for your neighbors. Engine "revving" or long warm ups are not permitted. Turn stereo down when
in the community. No vehicle shall be left running unattended for more than 2 minutes.

Licensed and Operable Vehicles. Any vehicle that is improperly licensed (without attached license plates and
current tabs), damaged or destroyed or wrecked (to the point the vehicle is either inoperable or unsafe to
operate), leaking any fluid (oil, gas, anti-freeze, etc.) stored in any parking space, Limited Common Element
or otherwise, that remains parked and/or unattended 24 hours after the Board places a notice on the vehicle is
subject to a fine and/or towing at the Owner’s expense.

Allowed Vehicle Work. No motor rebuilds, body work, or major vehicle repairs shall be done on the
property, except in a unit Owner’s garage. Only minor adjustments of vehicles are to take place in common or
limited common areas. No work that will produce spillage of any kind on asphalt or concrete - e.g. gas, oil,
grease, anti-freeze or radiator water is allowed.

Summary. Any vehicle which violates the provisions of Section 8 is subject to being towed at the owner’s
risk and expense. Vehicles which present an immediate danger to life or safety, or which are parked in a fire
lane, postal lane, or other marked "No Parking Area," or obstructing traffic or another parked vehicle, may be
towed without notice by the Board or Property Management Company.

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011.
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IX.

XI.

Pets
9.1

9.2

9.3
9.4

9.5

Dogs and cats are permitted and must be licensed, subject to the King County Animal Control Pet Ordinance.
However, pet owners are responsible for their pets. If any resident keeps a dog or cat in his unit, he or she
shall take all care required to ensure that said pet does not disturb other owners. Unit owners must keep the
noise level from animals to a minimum at all times. Unit owners keeping a pet are jointly and individually
responsible for any damage that their pets may do to the common areas or to the property of another owner or
resident. Damage done by a pet to the property of another owner is a matter strictly between the pet owner
and the person whose property is damaged. Dogs and cats are not to be left unattended, tied outside a unit, on
patios or decks, or any other part of the common area. All dogs outside the confines of their unit must be
leashed and accompanied by their owners on the common areas.

No animal waste is permitted on any common area. Animal waste must be cleaned up immediately. Bagging
animal waste in plastic bags for disposal is required. Any damage to common areas in violation of these rules
will be repaired and charged to the responsible pet owner(s).

There shall be no breeding of animals for private or commercial use on the premises.

The Board of Directors may require the removal of any animal which the Board, in exercise of reasonable
discretion, finds disturbing other unit owners unreasonably or if the owner continues to violate rules
concerning pets, and may exercise this authority for specific animals even though other animals are permitted
to remain. This right of removal of any animal will be invoked only as a last resort.

Unrestrained and unleashed animals are subject to being reported to King County Animal Control (296-
PETS) by any unit owner.

Rentals

10.1

10.2

Before a unit owner can rent their unit, they must first confirm with the Property Management Company that
there is available space under the limits set forth by the Rental Cap Declarations Amendment passed in 2007,
which limits the number of rental units in Hawthorne to a maximum of 20% (28) units total. If availability
exists under the rental cap provisions, unit owners may lease their units, provided that the Management
Company has a copy of the completed lease prior to occupancy and that: (1) the term of the lease shall be a
minimum of six months; (2) the Lease specifically shall incorporate these Rules and Regulations as terms of
the Lease; (3) the unit owner grants the Association authority to enforce these rules against tenants by means
of unlawful detainer actions; and (4) the unit owner takes responsibility for any penalties assessed against any
tenant of his or her unit.

If an owner fails to evict a tenant who is in continuing violation of the rules, the Board of Directors may take
appropriate action, including eviction (when allowable by state law) at the homeowner’s expense. Owners are
responsible and liable for tenant’s actions.

Residential Use

111

11.2

113

The units shall be used exclusively for single-family residential purposes, for the common social, recreational
or other reasonable uses normally incident to those purposes and for purposes of operating the Association
and managing the Association. Residential purposes include sleeping, eating, food preparation for onsite
consumption by occupants and guests, entertaining by occupants of personal guests and similar activities
commonly conducted within a residential dwelling, without regard to whether the owner or occupant resides
as a primary or secondary personal residence, or an ownership, lease or invitee basis.

Each unit owner shall keep the unit in a good state of preservation, repair and cleanliness and shall not sweep
or throw or permit to be swept or thrown therefrom, or from the doors or windows thereof, any dirt or other
substance.

Nothing shall be done in any unit or on the common area which might impair the structural integrity of the
buildings or which might structurally change the building, nor shall anything be altered or constructed on or
removed from the common area, except upon prior written consent of the Board of Directors.

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011.
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3 11.4 No unit shall be used as a rooming house, or other place of transient accommodation, nor to carry on any
trade business (except as set forth in 11.5), including a bed and breakfast facility.

3 11.5 No trade or business or any kind may be conducted in or from any unit except that an owner or another
occupant may conduct business activity within the unit only if:

11.5.1 The existence or operation of the business activity within the unit is not materially and adversely
apparent or detectable by sight, sound or smell from the exterior.

11.5.2 The business activity does not involve noticeably large volumes of persons coming onto the property
who do not reside in the Association.

11.5.3 Inthe sole discretion of the Board, the business activity is consistent with the residential character of
the association and does not constitute a nuisance or hazardous or offensive use.

11.5.4 The terms ‘business’ and ‘trade,” as used in this provision, shall be construed to have their ordinary
generally accepted meanings and shall include, without limitation, any occupation work, or activity
undertaken on an ongoing basis which involves the provision of goods or services to persons other
than the provider’s family and for which the provider receives a fee, compensation or other form of
consideration, regardless of whether (a) the activity is engaged in full or part-time; (b) the activity is
intended to or does generate a profit; and (c) a license is required to engage in the activity.

3 11.6 The unit’s original interior structure, including walls, floors, and ceilings, shall not be modified in any way as
to compromise the structural integrity of the original construction in a owner-sponsored remodel of any unit,
without explicit, written approval from the Board. The Board shall have the right to seek guidance from an
architectural consultant or structural engineer at the expense of the owner making the request on any proposed
major changes.

3 11.7 Under no circumstances can a unit owner or resident make changes to, remove, cut holes into, or change in
any way the external walls, siding, windows, building foundation, or external appearance and structure of any
building. Violators of this rule will be liable for the repair costs to restore the modification back to its original
condition. The property management company will select a qualified contractor to make necessary repairs.

XIl.  Moving

1 12.1 Move-ins and move-outs are restricted to the hours between 8:00 a.m. and 10:00 p.m., seven days a week.

XIll. Landscaping

3 13.1 The owner of each residence may plant annuals and perennials on their decks and/or patios of their units in
suitable containers (i.e., clay pots or wooden planter boxes). No flowers, plants shrubs, trees, etc., are to be
planted in the common areas by the homeowners at any time. Residents who choose to present plants and
flowers in pots and planter boxes outside of their units are responsible for watering and maintaining the
appearance of those plants. Any dead plants must be removed from sight in a timely manner.

3 13.2 No persons other than the Board-approved landscaping vendor shall remove, prune, transplant, alter, or kill
any of the professionally-installed landscaping. If this occurs, the responsible party will be fined in addition
to being charged for recovering the landscaper’s cost to Hawthorne for restoring the landscaping to its
original condition.

3 13.3 To minimize damage to the landscaping and to reduce water consumption in Hawthorne, the following
recreational apparatus can no longer be used within the common areas of Hawthorne: swimming pools,
wading pools, “Slip’n’Slides”, and any other such apparatus that covers the landscaping.

XIV. Miscellaneous

3 14.1 Canvassing, soliciting (of any kind), and peddling are not permitted on the property. No advertisements or
political endorsements shall be posted on the property, including all mailbox areas (except as noted in
“Exterior Conditions,” Section 4.7 above).

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011.
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Hoses may be left in a neat position by the faucet. When in use, all hoses must have a nozzle with operable
shut-off nozzle at all times. Water should never be left running when not in use.

All residents must make their own arrangements for the proper disposal of holiday seasonal greenery and
trees. Under no circumstances are the holiday greenery or trees to be disposed of in the green belt or any
common area.

Every new resident who moves into Hawthorne on or after January 1, 2000, will pay a one-time, moving-in
fee of $50 in addition to the first month’s condominium fee paid to the Hawthorne property management
company.

To be eligible to run for or be appointed to fill a vacated position on the Hawthorne Board of Directors, the
candidate must be current in all homeowner assessments. For members already serving on the Board, in order
to keep their position as a voting member of the Board, members must either 1) not fall more than two (2)
months’ worth in arrears of their homeowner assessments (including late fees or other charges), or 2) have a
dues repayment plan in place with the property manager with no more than three (3) months’ worth of their
homeowner assessments owed (including late fees or other charges). Any Board member who is delinquent in
homeowner assessments more than two (2) month’s worth without a repayment plan in place with the
property manager or more than three months” worth in any circumstances will be suspended from the Board
until the dues are paid back in full. If any suspended Board member is unable to repay their homeowner
assessments in full after six consecutive months, the remaining members of the Board can appoint a new
Board member to fill the remainder of the term of the vacated Board position.

This version of the Rules and Regulations were passed by the Hawthorne Board of Directors on 5/27/2011.
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Hawthorne — Rules Amendment 06/01/15

WATER HEATERS
Homeowners are required to provide proof of age of the water heater that is installed in the unit upon

request by the Association. Acceptable proof of age can be one of the following:

a. Proof of Manufacturer's warranty life — Make, Serial number and model number

b. Photocopies of the documentation or photographs of the plaques (dates) on the water
tank

The Association will require that the water heater is replaced by the homeowner if the age exceeds two
years from the manufacturer's warranty life.

Water heaters must be installed by licensed professional and appropriate permits must be obtained by the
City Permit Department.

Prior to replacement of the water heater the owner must complete an Architectural Request form and
submit to the management company for approval.

When scheduling for the replacement of the water heater 48 hours’ notice must be provided. There are no
individual shut offs to each unit, so that requires shutting off the water to the entire building. Please contact
the management company to schedule the water shut off to the building.
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The Board or designated agent may cause and shall require removal of any inoperable or improperly
licensed vehicle, or any destroyed, damaged, leaking (oil, gas, anti-freeze, etc.), partially destroyed or
unsightly vehicles, and any other equipment or item improperly stored in a parking space. The Board
shall also require removal of any inoperative vehicles that remains parked and unattended for a period
of time greater than two weeks, without prior written notification and subsequent approval by the

board.
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Hawthorne Townhomes HOA Annual Meeting
June 22, 2020

A. Meeting called to order 6:59pm
B. Proof of notice of meeting — mailedc by Best management
C. Roll Call & Establish Quorum of Members

Members Present: Therese Jardine, Nathan Merz, Cheryl Wilson, Liz Wertz
Tyler Weaver Present for Best Management

D. Committee Report
1. Summary of Key Activities in 2019

a.
b.
c.
d.
e.

Gutter tuning and repair project

Buildings were pressure washed

Driveway repairs and replacements

Tree pruning, landscaping and emergency tree removals related to snowstorm
Unplanned expenses of 4 backflow preventers

2. Future Maintenance Plans for 2020 and forward

a. Wood trim replacement project: goal is to repair/replace rotten wood throughout
neighborhood. Scope to include: column collars, pillars, facia, etc. in preparation of future
building repainting

b. Fire sprinkler replacements

c. Ongoing landscaping: Clean-up of spotty areas. Additional trees will be removed where
roots are damaging the surrounding areas. Trying to continue to beautify the
neighborhood.

d. Drainage Issues: Identifying vendor to jet known clogged roots in drains

e. Skylights: Summary- NorthStar was our roofing contractor, they have said that there is no
issue with install, Velux has said that there is no defect with their product. The HOA is
disputing the installation with NorthStar and will hire a 3™ party roofing inspector per
attorney recommendation. Therese researching companies, Tyler to provide list.

f.  The 2020 painting project has been postponed, partially due to COVID and partially due
to the fact that this is a new board and we need to do additional research as this is est
$500K. All wood trim, facia, garage doors will be repainted (not including vinyl siding).
This is a planned expense and the money is set aside.

E. President’s Report: SWOT Analysis
Strengths

¢ Hawthorne’s financial position, we are well-funded

e Be assured that your board volunteers are working hard

e Real Estate market is strong

e Our landscaping is beautiful making our neighborhood attractive

e The roof project is completed. This is/was the largest project and replacement item in the
neighborhood for 10 years. We can all rest assured that this large expense is something
we don’t need to worry about.

Weakness

Lack of tenure on board which has resulted in a lack of institutional knowledge. Also
record keeping has been lax so the availability of information related to our history is hard
to come by.

Owners may not understand their responsibility as a home owner. There is no “they” will
fix it. We are all the “they”



Communication and follow up issues with Best Management. Some of this is a result of
Board turnover and record keeping

Community communication strategy — no cohesive communication standard or strategy.
We have a website, Facebook, and utilize email etc. but do not have an accurate one
stop shop for all information for the neighborhood.

Opportunities

Threats

Continuing to increase transparency to homeowners. Nothing is a secret. All information
is available to all homeowners. Additional financial information has been posted on Best’s
site. Please ask questions if you are interested or have any concerns

Community involvement (social, emergency preparedness, welcome committee, etc).
Making this neighborhood a welcoming warm place to live!!

Large insurance losses. Homeowners individual insurance covers walls in damages up to
deductible and all personal property. An owner is responsible to pay the amount of a
covered loss up to the deducible and the HOA covers the excess. Currently the
deductible is $25k but in September we plan to increase our deductible to $50k to reduce
the number of claims we have on our insurance policy. This will reduce costs to owners
as a whole and make obtaining policy renewal, or new policy, easier to obtain.

o Proper communication will occur prior to any changes are made, so owners are
aware and are able to work with their insurance agent to ensure that they have the
proper amount of coverage.

o HOA carries earth movement policy. (If there is a shift in the earth, and it only affects
1 building the bare minimum is $50k. 5% deductible.)

o Difference between “movement” and earthquake — if there is a landslide not related to
an earthquake, we would still be covered. ** Homeowners should note that condo
insurance typically does not cover this.

Unexpected Largescale project — we don’t anticipate anything but always something to

be aware of as a risk

Lack of homeowner involvement

A large-scale disaster like an earthquake, flood, pipe break. Every loss we have suffered

recently has been water related. In some fashion a pipe broke or was damaged by an

owner. Some is mitigation will come through education.

o Everyone should know how to turn off the water/gas in their building. The first step is
getting info to the neighborhood on where the shut offs are. Secondly, we plan to
update original water shut offs, they are old, plastic and brittle. Previously a motion
was approved to investigate this issue.

Treasurers report

Expense Analysis provided via email to all before meeting

Goals for 2019:

o Increase financial visibility for all homeowners and getting a general understating of
HOA accounting works.

o Improved invoice approval process — now able to go into a portal and are visible for
review and approval before they are paid

o Reduce delinquency balances

o Progress was made in all of these areas

Operating income is slightly different because Best is accruing for assessments not was

is received. Cash vs accrual — income is net lower by $4,700 for regular monthly

expenses

For 2019 We came in $25k under budget

Water usage bill was under budget. For 2020 water usage, Best distributed to the board a

report and proactively reached out to the buildings with higher than average usage. Some

homeowners have reported leaks and made corrections. In one instance we believe that

we have identified between the main line and the building which we can remedy and fix

other ongoing issues



e Taxes & Audit — Tax filing will be done through GDF Financial Solutions. They specialize
in HOA accounting, they do not perform Audits so Board is still looking for a company to
audit, especially after a significant accounting system transition.

e 2020 goal is to continue to improve communication and visibility to owners. Going
forward financial statements should be available 3 weeks after close of month on Best’s
site. The P&L is straight forward, the GL is every single penny spent. (On AppFolio site
under “Shared Documents” on bottom left navigation area)

F. Election of Board of Directors

e Call for Nominations, time for introductions, and results:

o Erin Dawson expresses interest to be elected as member at large

Liz Wertz requests formal election as secretary
Cheryl Wilson requests re-election as member at large
Therese Jardine requests formal election as treasurer
Nathan Merz requests formal election as president
e Larry Kees makes motion that board is unanimously approved
e Kim & Yvonne second the motion
e Motion carries

O O O O

G. Questions/Comments/Concerns/New Business
e What is status of drainage issues? (Kim Schmidt) We think we have a comprehensive list of
drain issues that we are looking to identify a vendor to come jet the lines

H. IRS Revenue 70-604 (Carryover of excess 2019 income to 2020, required)
e Larry Kees makes a motion to approve
e Cheryl Wilson seconded
e Motion carries

I Adjournment
e Closing remarks:
o We would like to see more community/outdoor meetings in the neighborhood as weather
allows
o Next year we will ensure that the annual meeting in Q1, per the bylaws
o Next meeting is 4" Monday of the month — July 27t

Meeting adjourned - 8:14
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CERTIFICATE OF PROPERTY INSURANCE

DATE (MM/DD/YYYY)
9/4/2020

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED

REPRESENTATIVE OR PRODUCE

R, AND THE CERTIFICATE HOLDER.

PRODUCER c COMEIACT
Hub International Northwest, LL PHONE a0, FAX TS
12100 NE 195th Street, Suite 200 (AIC N, exty 4254894500 [ 4%, oy 425-485-8489
Bothell WA 98011 ADDREss: nhow.info@hubinternational.com

CUSTOMER 1. HAWTCON-01

INSURER(S) AFFORDING COVERAGE NAIC #
INHSURIa[: Condomini A ati INSURER A : Country Casualty Insurance Company 20982
awthorne Condominium Association :

clo Best Management INSURER B : QBElSpeC|aIty Insurance 11515
pQ Box 938 INSURER ¢ : Continental Casualty Company 20443
Kirkland WA 98083 INSURER D :

INSURERE :

INSURER F :

COVERAGES

CERTIFICATE NUMBER: 820332812

REVISION NUMBER:

LOCATION OF PREMISES / DESCRIPTION OF PROPERTY (Attach ACORD 101, Additional Remarks Schedule, if more space is required)
Premise Address: Please see location schedule. Hold No Reserves. Premium paid by Assn. At the time this was issued, the Property Policy covers the
permanent improvements/betterments (WALLS-IN) inside the units. Total Units = 140. Separation of Insureds included in GL wording. Prop. Mgmt. entity is

covered under Fidelity.

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY
PERIOD INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT
TO WHICH THIS CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS

SUBJECT TO ALL THE TERMS, EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

III:‘,?"; TYPE OF INSURANCE POLICY NUMBER DPAC\)'II:IQC(I\YM\EITE')ZIE/%UL/‘E) ;2#'II§(YM§IIXIEII;¢$I;DY,\; COVERED PROPERTY LIMITS
A ﬁ PROPERTY WA020021534801 9/1/2020 9/1/2021 X | BUILDING $58,574,711
CAUSES OF LOSS DEDUCTIBLES PERSONAL PROPERTY | ¢
BASIC BUILDING [ BUSINESS INCOME $
BROAD $25,000 I EXTRA EXPENSE
CONTENTS L $
X | SPECIAL RENTAL VALUE $
EARTHQUAKE I BLANKET BUILDING $
X | wiND I BLANKET PERS PROP $
FLOOD I BLANKET BLDG & PP $
X | Guaranteed Repl. Cost | X | Bldg Ord Law $Up to Bldg Lmt
X' | Agreed Amt No Co-Ins. X |OrdLawB &C $1,000,000
INLAND MARINE TYPE OF POLICY $
HJSES OF LOSS ] $
] NAMED PERILS POLICY NUMBER I $
$
c CRIME 618921705 9/1/2020 9/1/2021 X | Emp. Dishonesty $500,000
TYPE OF POLICY L $
Fidelity $
A ﬁ ES{JLIE:ASNMF%CRHEI:EEB\/NN WA020021534801 9/1/2020 9/1/2021 L Mech. Breakdown :Up to Bldg Limit
A gener_al Liability WA020021534801 9/1/2020 9/1/2021 X | Occur/Aggregate $1M/ $2M
B Ded: 5% - $50K ESE1877000 9/1/2020 9/1/2021 v |
X | EQ/EQSL/EM*/FLD $46,020,000

SPECIAL CONDITIONS / OTHER COVERAGES (ACORD 101, Additional Remarks Schedule, may be attached if more space is required)
**Flood Deductible: $100,000 per occurrence.
At least 30 days notice of cancellation will be provided to the association, except in the case of non-payment of premium which is 10 days.

CERTIFICATE HOLDER

CANCELLATION

.Evidence of Insurance

To add Unit Owner/Mortgagee Clause
Send Req to HUB NW, LLC at

now.info@hubinternation
or Fax: 425-485-8489

THE POLICY PROVISIONS.

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE THE
EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN ACCORDANCE WITH

AUTHORIZED REPRESENTATIVE

al.com

ACORD 24 (2016/03)

© 1995-2015 ACORD CORPORATION. All rights reserved.

The ACORD name and logo are registered marks of ACORD




2019-2020 Location Schedule

Loc# | Bldg# | Address City State Zip

1 1 13215-13211 NE 154th Dr. Woodinville WA 98072
1 2 13221-13217 NE 154th Dr. Woodinville WA 98072
1 3 15501-15509 132nd Pl NE Woodinville WA 98072
1 4 15514-15508 132nd Pl NE Woodinville WA 98072
1 5 13225-13223 NE 154th Dr. Woodinville WA 98072
1 6 13229-13227 NE 154th Dr. Woodinville WA 98072
1 7 13334-13340 NE 154th Dr. Woodinville WA 98072
1 8 13330-13332 NE 154th Dr. Woodinville WA 98072
1 9 13324-13328 NE 154th Dr. Woodinville WA 98072
1 10 15501-15509 133rd PL NE Woodinville WA 98072
1 11 15511-15515133rd PLNE Woodinville WA 98072
1 12 15517-15525133rd PLNE Woodinville WA 98072
1 13 15510-15504 133rd PLNE Woodinville WA 98072
1 14 15516-15512133rd PLNE Woodinville WA 98072
1 15 15602-15606 133rd PLNE Woodinville WA 98072
1 16 15601-15605 133rd PLNE Woodinville WA 98072
1 17 15521-15529134th PL NE Woodinville WA 98072
1 18 15608-15602 134th PLNE Woodinville WA 98072
1 19 15515-15519134th PL NE Woodinville WA 98072
1 20 15524-15520134th PLNE Woodinville WA 98072
1 21 15501-15509 134th PL NE Woodinville WA 98072
1 22 15514-15510134th PL NE Woodinville WA 98072
1 23 15421-15417 134th PLNE Woodinville WA 98072
1 24 15420-15416 134th PL NE Woodinville WA 98072
1 25 15407-15415134th PLNE Woodinville WA 98072
1 26 15414-15408 134th PL NE Woodinville WA 98072
1 27 15406-15402 134th PL NE Woodinville WA 98072
1 28 13402-13406 NE 154th Dr. Woodinville WA 98072
1 29 15411-15415135th PLNE Woodinville WA 98072
1 30 15405-15409135th PL NE Woodinville WA 98072
1 31 15406-15402 135th PL NE Woodinville WA 98072
1 32 15410-15414135th PL NE Woodinville WA 98072
1 33 15417-15424135th PL NE Woodinville WA 98072
1 34 15422-15416135th PL NE Woodinville WA 98072
1 35 15427-15431135th PLNE Woodinville WA 98072
1 36 15430-15426 135th PL NE Woodinville WA 98072
1 37 15333-15541135th PL NE Woodinville WA 98072
1 38 15538-15532135th PL NE Woodinville WA 98072
1 39 15543-15547 135th PL NE Woodinville WA 98072
1 40 15548-15544135th PL NE Woodinville WA 98072

OHuB
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Balance Sheet

Hawthorne Condominium
As Of 1/31/2021

Name Operating Reserve Other Total
Asset
Assets
10000 - Operating Checking Account - 51,766.00 0.00 0.00 51,766.00
CIT 0385
11000 - Operating Savings Account 65,373.62 0.00 0.00 65,373.62
12500 - Insurance Reserve Account CIT 63,218.01 0.00 0.00 63,218.01
3393
12510 - Prior Mgmt Insurance Reserve 181,264.07 0.00 0.00 181,264.07
Columbia Bank 3570
13000 - Reserve Account - CIT 3385 0.00 1,285,845.71 0.00 1,285,845.71
14000 - Homestreet CD 0132 - Prior 0.00 97,934.60 0.00 97,934.60
Mgmt
16000 - Assessments Receivable 25,647.11 0.00 0.00 25,647.11
16300 - Late Fees Receivable 250.00 0.00 0.00 250.00
16310 - NSF Fees Receivable 175.00 0.00 0.00 175.00
16340 - Administrative Fee Receivable 105.00 0.00 0.00 105.00
16400 - Parking Receivable 297.48 0.00 0.00 297.48
16600 - Misc Income Receivable 528.00 0.00 0.00 528.00
16990 - Allowance for Doubtful Accounts (1,694.65) 0.00 0.00 (1,694.65)
17100 - Prepaid Insurance 51,621.90 0.00 0.00 51,621.90
18300 - Due Between Funds - Operating (8,044.00) 0.00 0.00 (8,044.00)
18310 - Due Between Funds - Reserves 0.00 8,044.00 0.00 8,044.00
18311 - Due Between Funds - Reserve 0.00 50,153.56 0.00 50,153.56
Special Assessment
Total: Assets 430,507.54 1,441,977.87 0.00 1,872,485.41
Total: Asset 430,507.54 1,441,977.87 0.00 1,872,485.41
Liability
Liabilities
20000 - Accounts Payable 38,590.39 0.00 0.00 38,590.39
20010 - Accounts Payable- Prior 7,815.00 0.00 0.00 7,815.00
Management
20550 - SPA Payable to Reserve 50,153.56 0.00 0.00 50,153.56
21000 - Prepaid Assessments 13,711.20 0.00 0.00 13,711.20
22120 - NSF Fee Liability 35.00 0.00 0.00 35.00
29000 - Reserve Funds Contract Liability 0.00 1,441,537.38 0.00 1,441,537.38
Total: Liabilities 110,305.15 1,441,537.38 0.00 1,551,842.53
Total: Liability 110,305.15 1,441,537.38 0.00 1,551,842.53
Equity
Equity
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Balance Sheet

Hawthorne Condominium
As Of 1/31/2021

Name Operating Reserve Other Total
34000 - Prior Year Adjustments 14,744.49 0.00 0.00 14,744.49
35000 - Retained Earnings - Operating 313,846.64 0.00 0.00 313,846.64

Total: Equity 328,591.13 0.00 0.00 328,591.13

Total: Equity 328,591.13 0.00 0.00 328,591.13

Net Income (8,388.74) 440.49 0.00 (7,948.25)

Total Liabilities and Equity 430,507.54 1,441,977.87 0.00 1,872,485.41
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Income Statement - Operating

Hawthorne Condominium
From 01/01/2021 - 01/31/2021

NOVQ

Ascociation Management Partners

Current Period Year-to-date Annual
Actual Budget Variance Actual Budget Variance Budget
Revenue
Revenue
40000 - Regular Assessment Income 70,016.94 70,016.67 0.27 70,016.94 70,016.67 0.27 840,200.00
43200 - Move In/Out Fee Income 0.00 0.00 0.00 0.00 0.00 0.00 500.00
44000 - Parking Income 400.00 400.00 0.00 400.00 400.00 0.00 4,800.00
45000 - Interest Income - Operating 61.54 0.00 61.54 61.54 0.00 61.54 0.00
Total: Revenue 70,478.48 70,416.67 61.81 70,478.48 70,416.67 61.81 845,500.00
Total: Revenue 70,478.48 70,416.67 61.81 70,478.48 70,416.67 61.81 845,500.00
Expense
Operating Expense 50000-59999
Administrative Expenses 50000-50899
50000 - Office Supplies 225.00 0.00 225.00 225.00 0.00 225.00 3,200.00
50210 - Permits & Licenses 0.00 0.00 0.00 0.00 0.00 0.00 10.00
50220 - Bank Fees 0.00 0.00 0.00 0.00 0.00 0.00 36.00
50290 - Web Site 63.00 66.67 (3.67) 63.00 66.67 (3.67) 800.00
50300 - Management Fees 2,647.00 2,647.00 0.00 2,647.00 2,647.00 0.00 31,764.00
50320 - Legal Fees 0.00 500.00 (500.00) 0.00 500.00 (500.00) 6,000.00
50340 - Accounting/Audit Services 0.00 0.00 0.00 0.00 0.00 0.00 3,200.00
50360 - Reserve Study / Update 0.00 0.00 0.00 0.00 0.00 0.00 2,600.00
50400 - Insurance 3,173.01 3,212.42 (39.41) 3,173.01 3,212.42 (39.41) 38,549.00
50420 - Insurance - Earthquake 6,140.46 6,674.83 (534.37) 6,140.46 6,674.83 (534.37) 80,098.00
50500 - Federal Income Taxes 0.00 0.00 0.00 0.00 0.00 0.00 500.00
Total: Administrative Expenses 50000- 12,248.47 13,100.92 (852.45) 12,248.47 13,100.92 (852.45) 166,757.00
50899
Maintenance & Repairs 51000-55999
52000 - Repair & Maintenance Services 5,761.40 3,750.00 2,011.40 5,761.40 3,750.00 2,011.40 45,000.00
52300 - Electrical Repairs 0.00 0.00 0.00 0.00 0.00 0.00 250.00
52600 - Pest Control Services 358.40 475.00 (116.60) 358.40 475.00 (116.60) 5,700.00
53500 - Landscape - Contract 5,279.59 5,631.08 (351.49) 5,279.59 5,631.08 (351.49) 67,573.00
53510 - Landscape - Irrigation Repairs 0.00 0.00 0.00 0.00 0.00 0.00 4,000.00
53575 - Landscape - Tree Service 0.00 1,000.00 (1,000.00) 0.00 1,000.00 (1,000.00) 12,000.00
53590 - Landscape - Other 0.00 0.00 0.00 0.00 0.00 0.00 12,000.00
54100 - Fire & Safety 0.00 0.00 0.00 0.00 0.00 0.00 2,500.00
54160 - Fire Alarm Inspection 0.00 0.00 0.00 0.00 0.00 0.00 8,580.00
55050 - Dryer Vent Cleaning 0.00 0.00 0.00 0.00 0.00 0.00 3,971.00
55170 - Snow Removal 2,394.70 500.00 1,894.70 2,394.70 500.00 1,894.70 2,300.00
55250 - Gutter Services 0.00 0.00 0.00 0.00 0.00 0.00 17,600.00
55350 - Backflow Testing 0.00 0.00 0.00 0.00 0.00 0.00 1,290.00
Total: Maintenance & Repairs 51000-55999 13,794.09 11,356.08 2,438.01 13,794.09 11,356.08 2,438.01 182,764.00
Utilities 56000-58999
56000 - Electricity 441.95 319.33 122.62 441.95 319.33 122.62 3,832.00
56610 - Water - Irrigation 456.40 500.00 (43.60) 456.40 500.00 (43.60) 12,680.00
56630 - Water / Sewer 24,084.64 24,228.00 (143.36) 24,084.64 24,228.00 (143.36) 145,368.00
Total: Utilities 56000-58999 24,982.99 25,047.33 (64.34) 24,982.99 25,047.33 (64.34) 161,880.00
Reserve Contributions 59900-59999
59900 - Reserve Contribution 27,841.67 27,841.67 0.00 27,841.67 27,841.67 0.00 334,100.00
Total: Reserve Contributions 59900-59999 27,841.67 27,841.67 0.00 27,841.67 27,841.67 0.00 334,100.00
Total: Operating Expense 50000-59999 78,867.22 77,346.00 1,521.22 78,867.22 77,346.00 1,521.22 845,501.00
Total: Expense 78,867.22 77,346.00 1,521.22 78,867.22 77,346.00 1,521.22 845,501.00
Net Income (8,388.74) (6,929.33) (1,459.41) (8,388.74) (6,929.33) (1,459.41) (1.00)
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Income Statement - Reserve
Hawthorne Condominium N qu

From 01/01/2021 - 01/3 1/2021 Association Management Partners
Current Period Year-to-date Annual
Actual Budget Variance Actual Budget Variance Budget
Revenue

Revenue
47100 - Interest Income - Reserves 440.49 0.00 440.49 440.49 0.00 440.49 0.00
Total: Revenue 440.49 0.00 440.49 440.49 0.00 440.49 0.00
Total: Revenue 440.49 0.00 440.49 440.49 0.00 440.49 0.00
Net Income 440.49 0.00 440.49 440.49 0.00 440.49 0.00
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12 Month Income Statement - Operating

Hawthorne Condominium

NOVQ

Year 2021 Association Management Partnars
Jan 2021 Feb 2021 Mar 2021 Apr 2021 May 2021 Jun 2021 Jul 2021 Aug 2021 Sep 2021 Oct 2021 Nov 2021 Dec 2021 Total
Revenue
Revenue
40000 - Regular Assessment 70,016.94 840,200.27
Income
43200 - Move In/Out Fee Income 500.00
44000 - Parking Income 400.00 4,800.00
45000 - Interest Income - 61.54
Operating
Total: Revenue 70,478.48 845,561.81
Total: Revenue 70,478.48 845,561.81
Expense
Operating Expense 50000-59999
50899
50000 - Office Supplies 225.00 3,425.00
50210 - Permits & Licenses 10.00
50220 - Bank Fees 36.00
50290 - Web Site 796.33
50300 - Management Fees 2,647.00 31,764.00
50320 - Legal Fees 5,500.00
50340 - Accounting/Audit 3,200.00
Services
50360 - Reserve Study / 2,600.00
Update
50400 - Insurance 3,173.01 38,509.59
50420 - Insurance - 6,140.46 79,563.63
Earthquake
50500 - Federal Income Taxes 500.00
Total: Administrative Expenses 12,248.47 165,904.55
50000-50899
Maintenance & Repairs 51000-
55999
52000 - Repair & Maintenance 5,761.40 47,011.40
Services
52300 - Electrical Repairs 250.00
52600 - Pest Control Services 358.40 5,583.40
53500 - Landscape - Contract 5,279.59 67,221.51
53510 - Landscape - Irrigation 4,000.00
Repairs
53575 - Landscape - Tree 11,000.00
Service
53590 - Landscape - Other 12,000.00
54100 - Fire & Safety 2,500.00
54160 - Fire Alarm Inspection 8,580.00
55050 - Dryer Vent Cleaning 3,971.00
55170 - Snow Removal 2,394.70 4,194.70

Tue February 16, 2021
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12 Month Income Statement - Operating

Hawthorne Condominium

NOVQ

Year 2021 Association Management Partnars
Jan 2021 Feb 2021 Mar 2021 Apr 2021 May 2021 Jun 2021 Jul 2021 Aug 2021 Sep 2021 Oct 2021 Nov 2021 Dec 2021 Total
55250 - Gutter Services 0.00 8,800.00 0.00 0.00 0.00 0.00 0.00 8,800.00 0.00 0.00 0.00 0.00 17,600.00
55350 - Backflow Testing 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 1,290.00 1,290.00
Total: Maintenance & Repairs 13,794.09 21,156.08 16,481.08 10,856.08 15,077.08 14,481.08 10,856.08 19,656.08 16,481.08 10,856.08 10,856.08 24,651.12 185,202.01
51000-55999
Utilities 56000-58999
56000 - Electricity 441.95 319.33 319.33 319.33 319.33 319.33 319.33 319.33 3110835 319.33 HisR) 319.37 3,954.62
56610 - Water - Irrigation 456.40 0.00 500.00 0.00 1,000.00 0.00 5,000.00 0.00 4,680.00 0.00 1,000.00 0.00 12,636.40
56630 - Water / Sewer 24,084.64 0.00 24,228.00 0.00 24,228.00 0.00 24,228.00 0.00 24,228.00 0.00 24,228.00 0.00 145,224.64
Total: Utilities 56000-58999 24,982.99 319.33 25,047.33 319.33 25,547.33 319.33 29,547.33 319.33 29,227.33 319.33 25,547.33 319.37 161,815.66
Reserve Contributions 59900-
59999
59900 - Reserve Contribution 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.63 334,100.00
Total: Reserve Contributions 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.67 27,841.63 334,100.00
.qonw_“wwn”umwmwnwww Expense 50000~ 78,867.22 62,684.67 82,737.67 52,384.67 82,333.67 61,845.67 81,612.67 61,194.67 86,917.67 52,384.67 77,612.67 66,446.30 847,022.22
._.cM_WNWWm:mm 78,867.22 62,684.67 82,737.67 52,384.67 82,333.67 61,845.67 81,612.67 61,194.67 86,917.67 52,384.67 77,612.67 66,446.30 847,022.22
Net Income (8,388.74) 7,857.00 (12,321.00) 18,032.00 (11,792.00) 8,571.00 (11,196.00) 9,347.00 (16,501.00) 18,032.00 (7,071.00) 3,970.33 (1,460.41)
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12 Month Income Statement - Reserve
Hawthorne Condominium

NOVQ

Year 2021 Association Management Partnars
Jan 2021 Feb 2021 Mar 2021 Apr 2021 May 2021 Jun 2021 Jul 2021 Aug 2021 Sep 2021 Oct 2021 Nov 2021 Dec 2021 Total
Revenue
Revenue
47100 - Interest Income - Reserves 440.49 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 440.49
Total: Revenue 440.49 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 440.49
Total: Revenue 440.49 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 440.49
Net Income 440.49 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 440.49
Tue February 16, 2021 Page 1 of 1
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Hawthorne Townhomes 2021 Budget Ratification Meeting

December 21, 2020; Zoom Meeting

2020 Review & Highlights; Therese Jardine, HOA Treasurer

The process: we take a look at 2020 budget, asses where we are and factor in year-end expenses to
forecast for next year. For example, in 2020 we are over in management fees, taxes/audit expense,
repairs/maintenance, legal fees, etc.

e The main driver of the increase for 2021 comes from the increase in the premium for the
insurance master policy (5%) and a 44% increase in the earth movement insurance.

e Landscaping — we allowed for additional tree removal and replacement expenses as we’ve been
having many trees coming to end of life and dying, or encroaching into driveways causing the
need for removal.

e Maintenance Reserve funding is also a big driver. For 2020 reserve funding was $350,000. The
reserve study recommended a lower amount ($334,100; Page 14 of the reserve study). The
board thought it was prudent to maintain the same level of funding since we know that 2021 is
going to be a significant spend out of our reserves.

In the budget notice, there was a per unit deficit mentioned by homeowner. As clarification, (Page 26 of
reserve study) the approximately $12,000 was the difference between projected reserves and being 100
% funded for the next 20-30 years. This would require a significant cost to homeowners, and not
suggested.

Q&A Session:

Larry Kees — clarification on building and maintenance account and additional funding.
o We are setting aside funding for additional drainage repairs as an additional line item for visibility
only. The total repair and maintenance next year is going to be $55k.

Henrik Rodshagen- clarification on the insurance & taxes lines which do not seem to be rolling up, it is
not a sum of the rows.

e The insurance total $38,548 and $80,098 sum represent the insurance reserve contribution
further down in the template, which is a wash. The budget draft came from Best in this format,
next year Nova will prepare the documentation.

e Also income and expenses, appears income is higher than expenses, yet NOI appears to be
negative.

Yvonne Griffin — RE: concerned about 8% increase, several questions:
o 44% earth movement seems significant
o The policy was renewed by Best and risk changes over time, and this was the best price we
could obtain at the time.
o In general earthquake insurance has gone up significantly across the industry
Risk assessed as a whole, with a disappearing type of coverage
o Ourinsurance policy has paid out 4-5 times our premiums, so we're surprised its not a larger
increase. One of the reasons we made a management change is by the time Tyler presented
the quote to us we didn’t have time to shop, moving forward being proactive in obtaining a
guote in a more competitive environment will be critical
e Why is the amount for gutter cleaning doubling?
o The board has decided to add a second cleaning based on neighborhood needs. There was
conversation about this issue during regular HOA meeting.
o We are trying to be more proactive with regards to maintenance. Due to the age of our
neighborhood, much of the damage we currently have is the result of neglected maintenance.

O



@)
@)

(Kim Schmidt) in a year of COVID it may be good to be more conservative and reduce
(Angie West) my pay has been reduced by 20% and many of us are having significant
hardships. With the neglect of past submitted maintenance tickets, an increase in dues is
really hard to swallow right now.

Legal fees increase

o

We had quite a few meetings with lawyers over 2020. Some were related to roofing claim
where the board had to engage for legal interpretation. Some was related ongoing repair
maintenance due to water claims, requiring advice on liabilities and obligations

Skylights issue hasn’t been addressed — inspection was completed, how we need to go to
attorney to go back to the company to get it corrected)

We are mindful of the expense but the board requires legal guidance and the expense is
justified

It was suggested we look into a flat fee service

Fire and safety repair increase

o

Our community was built with sprinkler system in each building, maintenance was ignored for

years. Sprinklers and systems must be inspected. This was not included in the budget in the

past, that's why its in there now, and this is not an optional item.

AAA provided a report with the deficiencies, awaiting quote for repairs or recalls. Mostly

looking for recalled sprinkler heads and batteries that are out of date in control panels rooms.

Claudia & Carmen had their unit inspection and it did not seem extensive nor complete. Also

contacted Best multiple times with no reply.

= Please submit a new maintenance request with Nova; after multiple requests Best did not
share this info with the board or Nova.

(Xiaoling Song) — unit was not fully inspected. Concerns about the communication and

expectations for inspection

(Erin Dawson) There are a few different sprinklers. The ones on the slanted surface without a

cover, in general, are the ones they were looking for. The ones with a cover on a flat ceiling

are fine. The exposed type in the garage are also fine, this is an entirely different head than

indoor one they’re looking for. It is mandatory to replace these, the report will be provided to

the board and the fire department, we will then repair/replace where necessary.

Audit & tax increases

@)

@)

(Nathan Merz) Having a 3rd party CPA verify that safeguards are in place is a good thing.
Making sure that money is where it is supposed to be and goes where it is supposed to is
critical. They ask the right questions and owners should feel good about an independent
party (other than Nova and board members) accounting for where their funds are. The
previous auditor seems to have disappeared and never provided a final report on 2018’s
audit. We are currently in the 2019 audit now, which is quite thorough.

(Therese Jardine) We now have a new firm that will also be doing our taxes. While there is an
increase, this is a much larger and better resourced organization, they are being thorough
and asking a lot of questions. The board feels more comfortable with the situation. Another
reason for the switch in management companies was the delay and inaccuracy of our
financial statements and packages from Best Management.

It is not an option to have an audit, we are required to audit annually per RCW. This is a good
thing to do and provides us all assurances of checks and balances.

Office expense

o

We’'re required to send out a hardcopy of a number of mandatory mailings. Also we have to
pay for delinquency mailings, violations, etc.

Website fees - 433% expense increase is too much

o

Its really not an option to not have a place to submit requests, store electronic documents,
make payments, etc. The focus seems to be on the % of increase vs actual cost amount,
which is .44 cents per unit per month

It's a straight cost, there is no profit to Nova for this service

This is where we manage work orders, violations, owners can make payments, submit
architectural review requests. We plan to roll out surveys, e-voting, proxies etc.



Xiaoling Song - water usage per unit is a significant expense. What possibility do we have to move this to
be based on each owner?

e In an ideal world we would do this, but the way that the developer built the neighborhood makes
this very difficult. At this point it would require a massive retrofit project, well in excess of what we
would ever save.

e Best had started assessing high water usage, which we have talked to Nova about working on,
also some potential Energy Star reporting that we may be able to use to help drive this.

Kim Schmidt — We need to consider how continual increases in dues affect prospective buyers
e The three main things we’re thinking about with regards to this:
o Maintenance and upkeep — what do people see when they drive through
o What is the dues pricing like in relation to other neighborhoods
»= (Natalie Bain) The higher dues in Hawthorne are known in the area on various social
media sites
o What does the financial health of the neighborhood look like

Summary/Review; Nathan Merz, HOA President

The 3 largest expenses that could be debated:
1. Reserve funding at $350,000
e The reserve study says we can reduce $341k
e The minimum contribution is $303,700
2. Drainage could be cut back, but water along foundations will cause significant issues
3. We can reduce gutter cleaning to once in the year.

Next steps: The board will take this feedback and reconfigure the budget. Meghan will provide hard copy
version via USPS with a 14 day notification period. Then we can have another ratification meeting for

approval.

Owners should pay their 2020 monthly dues rate for January, then we will have to have a true up later in
the year

Meeting adjourned 5:42




Hawthorne Condos Association
Board of Directors Meeting Agenda
Zoom Virtual Meeting
February 22, 2021; 4pm

Call

to Order / Establish Quorum

Call to order 4:06 (Nathan)

Board members present- Erin Dawson, Therese Jardine Nathan Merz, Liz Wertz
Nova representatives present: Jordan Schafer

Approve Meeting Minutes — January

New

o

@)
@)
@)

@)

@)

@)

o

O
O

@)
@)

Posted to Nova’s website 1/27/2021
Motion to approve (Nathan) seconded (Erin). Minutes approved

Business

Community Gutter Cleaning — TC Quality Solutions
To be completed February 22nd — 24th from 8am until dusk

Dryer Vent Cleaning
Miracle Vent Cleaning cost is $23 per unit
Work is scheduled for April
Motion to approve (Nathan) Seconded (Therese), expense approved.

RW Anderson Proposals
15525 133rd Place - Approved proposal for insulation repair due to rodent damage

Sign repairs - Approved proposal for speed/street signs

15413 134th Place - Proposal to repair drywall from roof vent leak
Motion to approve (Therese) Seconded (Nathan), expense approved
Reminder to owners that the roofing company went out of business which leaves Hawthorne
without a warranty. We already know we have skylight defects, minor roof repairs, and now
drywall repairs etc. we know that this will add up over time. Board asks Nova to look into filing a
claim against their bond.

CondoCare — ongoing maintenance, proposal from RW
At this time, we need to establish an ongoing maintenance list and process and are not interested
in participating. We need to tackle our largest reserve projects as the priority

Reserve Projects
Project Coordination Contracts - Board to review in executive session
Garage doors — owners are going to be required to make necessary repairs to panels that are
dented prior to painting project as painting garage doors is included. It may be faster and more
cost effective for us to make the necessary repairs and charge back to owners.

AAA Fire (tabled)
Fire Alarm Panel Batteries/Correct deficiency in Compliance Engine
Removal and Replacement of 160 Dry Type Heads

Treasurer’s Report

O O O O

Compliments to Nova - Best provided a different set of financials to Nova than to Board so Nova has
done a good job reconciling
Audit needs to begin for 2020, an engagement letter was sent but not yet returned. Therese to follow
up
Delinquencies are up again, due mostly to transition between Best and Nova. Many are a small
amount due to the “true up” payment required from January’s payment which didn’t include the new
2021 rates.

30 days $1,000

60-90 day $5,600

90-120 $1,400

120+ $4,900



= Repairs and maintenance category is slightly over for this month

= Snow removal and ice mitigation will be significantly over budget for the year. The January budget
was $500 and we spent $2,400. For 2021 the total budget is $2,300. We also have not yet been
invoiced for the plow service

= Some owners are getting notifications on December’s payment to Best

= Errors on multiple resale certificates over the last few weeks. Board asks Nova to provide a clean
copy to the board for reference, the issue has been resolved in Nova’s system

= 2 bank accounts transfers have not been finalized yet from Best

@)
@)

Q&A

CD $97k

Columbia Bank insurance reserve $181K. A former board member is the authorized signer, we
are going to close this account and open a new account through Nova

Board will implement best practices of contract review and account signers to make sure that
appropriate controls exist

Need to make sure that accounts are spread appropriately to ensure FDIC insurance

/ Open Forum
Does the Jan payment “true up” due come out of autopay? — If you are set up on variable auto pay it

will. If you are on a fixed amount payment it will not.

o

Next

Is it possible to research bringing a new internet provider to the community? — Unfortunately, the
government determines providers in locations so nothing much we can do
Dog poop left around neighborhood —
Many neighbors have complained about the abundance of large piles of dog poop left around the
neighborhood, specifically the top around the circle
We could add another dog waste station at the top around the roundabout. Though this behavior
isn’t about lack of access to bags. Erin to submit maintenance request to install additional station.
We could also put up a sign as a deterrent
We can also try to figure out who the person/people are that are doing it and take their photos to
publish via email and Facebook to identity
Cameras have been proposed, but involve issues around cost, storage, and legality so that is not
something we are going to pursue
Doing dog DNA is also cost prohibitive, and assumes that all those who are leaving poop behind
are owners, not people passing through

meeting will be the Annual Meeting; March 22", 4pm via Zoom

Motion to close meeting (Nathan), seconded (Therese).

Meet

ing Adjourned 5:16



Hawthorne Condos Association
2021 Budget Ratification Meeting & January 2021 Monthly Board Meeting
Zoom Virtual Meeting
January 25, 2021

Call to Order / Establish Quorum

Call to order 4:02 (Nathan)
Board members present: Erin Dawson, Therese Jardine Nathan Merz, Liz Wertz
Nova representatives present; Meghan Saxton, Jordan Schafer

Approve Meeting Minutes — December

Distributed via email 12/21/21 to the Google Group by Liz
Motion to approve (Nathan), seconded (Therese). Minutes approved

Budget Ratification

Initial proposal was for an 8% increase at the December 2020 Meeting

Based on owner feedback we have revised the 2021 budget and we’ve reduced the increase to 4%
The main driver of this is an 80% in premium payment for on our earth movement insurance
coverage. (Please keep in mind that this is for earthquake and landslide which is a huge benefit to
all owners)

The other ~20% of the increase is driven by water & sewer rate increases from Woodinville Water
District

The remaining increases fund small increases in the Fire & Safety & Landscape categories

We kept the amount lower per owners’ requests, but we were only able to accomplish this by
contributing less money into the reserve account. So, pleas keep in mind that to fund our reserve
accounts in the future this reduction should be made up.

Motion to approve 2021 budget (Nathan), seconded (Therese). Motion passes with no opposition
raised

Treasurer’s Report

We have received the first set of financials from Nova after the transition

Things are in pretty good shape, though we are still sorting through everything as it is presented in a

different format.

There are a number of documents still outstanding from Best, the list is being reconciled to follow up

again on final transfer of information

Therese to work with Nova’s accounting team to sort through a few items

2021 Dues — True up
After today’s meeting Nova will send a balance due letter with the “true up” amount due to cover
the difference in rates for January’s payment. The new 2021 rate will be in effect for February
payment and forward.
Any previous balance due (overdue amounts) will be included in the letter as a separate line item
which will be very clear which amounts are for which items.
Mailing will take 3+ business days but updates can be made to the portal immediately
Homeowners are encouraged to check their account; in some cases, we see small dollar amount
errors in payments resulting in minor balances owed (less than $5).

Committee Reports

Call for assistance — is there someone who knows Slack or another communication platform) that

could help the board set up and get organized so we can start fresh and drive initiatives forward?
Claudia & Carmen can help the board to facilitate

Reminder there is an open board position, so if someone would like to volunteer, we need help

moving projects forward in the community

While there are no official committees within Hawthorne currently, we have had a number of owners



reach out willing to help out in many different areas. The board has been somewhat disorganized
and unable to make too much of all these efforts in the last year — the sheer volume of
issues/emails/projects coupled with COVID and transferring management companies are a few
examples. This year we plan to streamline out communication among the board to be better able to
facilitate all these wonderful volunteers!

Unfinished Business
= Fire Sprinkler/Alarm Testing — AAA Fire
o Bids for Repairs Pending — Horn/Alarm & Battery replacement
o Recalled sprinkler heads — will this be included in the bid?
o Homeowners report the inspection did not seem very thorough, many units were not inspected
due to limited notice, work schedules or concerns about COVID.
o Nova will facilitate a full report and bid from AAA
= Financial Transition from Best Management
o There are still a few items outstanding from Best. They are contractually obligated to provide all
documents, statements and funds. We are reconciling the list for one final request to Best to
provide any outstanding items.

New Business
= Board Waivers — Hawthorne’s existing vendors who do not sign up in Compliance Depot (Nova’s
screening vendor, ensuring proper insurance and licenses) require a Board Waiver form.
o Board to review list of any vendors who are not willing to sign up for Compliance Depot
= 2020 Audit — Newman & Assoc.
o The 2019 Audit just completed and we have received a final report. A number of correcting
journal entries are required to correct our books for the year.
e There was a finding on the report of in sufficient backup for a reserve account transfer. They
did not follow internal controls to properly document
e Therese to provide a copy of the report to Nova to post on HOA Portal for owners to view if
interested
e A bank account that had been listed on our account was never closed. This was an account
during the time between the switch from GFK and Best Management. The funds are no
longer there, we assume that the fund account was the account that was to be used to close
out any final invoices or payments during a transition of management companies, which is
standard practice
e The total was just shy of $4,600 and is written off
o Additionally, it was brought to the board’s attention that there was an account with no board
signatories, only the owner of Best Management was a signer.
o Board has implemented new procedures to ensure that neither of these situations can happen
again
= Roof Leak Building 25 — NorthStar Warranty
- Update — the board has ultimately determined that NorthStar has gone out of business, which
ultimately leaves us with no warranty on the workmanship.
- Our only recourse would be to go against their bond. We would still have a warranty against
materials from the manufacture.
- Previously an inspection was performed, and many defects were found around skylights and
fasteners
Board to engage with lawyer used to draft the roofing contract on next steps
" The 2021 Annual Meeting will be on March 22" at 4pm via Zoom
= Next regular HOA Meeting will be on February 22" at 4pm via zoom

Q&A
= Can we move meetings outside of business hours?
o Itis more economical for us to have the meeting during business hours, at the end of the day
than in the evening
o Also we used to have a 7pm meeting which was not ideal either, we currently have more people



participating than ever before.
= Can the agenda be sent out prior to meeting?
o This is our usual business practice which fell through the cracks this time. We will get agenda out
before the meeting next month.

Motion to close meeting (Therese), seconded (Nathan).
Meeting Adjourned 4:58



Hawthorne HOA Meeting — November 23 2020

Call to Order — Nathan Merz at 7:02pm

Roll Call:
o Board members present: Erin Dawson, Therese Jardine, Nathan Merz, Liz Wertz
o Tyler Weaver not present for Best Management

Approval of October 26 Meeting Minutes
o Distributed via email November 1
¢ Motion to approve by Nathan, seconded by Therese, all in favor. Motion approved
o Attendees are informed that video recording was requested by an owner, will be
distributing access to the video for those unable to attend and who are interested

President’s Update

e Transition Status — unfortunately Nova’'s welcome letter has not gone out yet but should
have gone out last week. Once we have a PDF we will share via Facebook and google
group.

e Owners will need to then create their accounts, confirm contact information, and make
arrangements for payments.

e Hawthorne’s Facebook page: https://www.facebook.com/groups/1101211846890820/

e The 2021 Budget Ratification meeting will be held on December 21st at 4pm.

e Once the draft is finalized it will be distributed to owners along with reserve study for
review. All owners are encouraged to attend the meeting.

o HOA Board meetings will be during business hours moving forward. This is to try to
engage additional owners and Nova'’s cost of meeting times outside of the normal
business day. We welcome feedback and will adjust if necessary. Additionally, the
meetings will be video recorded for those unable to attend to view as well.

Treasurer’s Report

¢ Financial Review — Overall looking very good. Delinquencies look good. On budget for
most line items, one area of risk continues to be repair rand maintenance based on
significant drainage concerns which require more work than originally anticipated.

e Operating expense is $7,600 over budget YTD. Considering all the things that have
happened is not terrible. We always try to stay on budget but not at the expense of
neglecting significant issues

o 2021 Budget & Ratification — Tyler provided a draft budget and the board has meet with
the new manager to review and make edits. Once Nathan finalizes, we will send to
owners for review.

o Owners should note: Contributions to reserves has been higher than reserve study
recommends
- The advantages of continuing to make higher than recommended contributions
means that we remain well funded and mitigates some risk of assessments later.
- Alternatively, we can reduce the amount of contribution down to the reserve
recommendation to keep any increase to a more modest percentage.
- This will be something for discussion for owners.

¢ Homeowner question ** Natalie: if we reduce funding, what happens to the siding
project?

o The siding project is not for 10 years but 2021 will be a year with significant reserve
expenses; wood replacement, facia & painting projects, etc are all scheduled to be


https://www.facebook.com/groups/1101211846890820/

completed. In addition the board added replacing the staircase between 134" and

135" — it has become a trip hazard with rotten wood. Also we have moved up the

scheduled mailbox replacement line item, some have not yet been upgraded for a

more secure unit which should include a parcel box.

Homeowner question: Clarification requested on paying too much to the reserve, yet we
are increasing dues to pay more?

o Therese clarified: for 2020 we are depositing $350,000 to our reserve account.
2021’s “fully funded” contribution is $368,000, and the recommended amount is
$334,100, which is less than we are contributing for 2020.

o We will have an increase regardless of which option we choose. The amount we
contribute to reserves will determine the amount of increase, the other items
driving the increase (utility rates and maintenance) are less flexible than
additional reserve contributions.

Audit Update — Best Management still has not yet provided all the requested information
to the auditor. A final report expected by end of year. This audit will give homeowners
assurances that someone other than the Board and the Management company is
verifying that community funds are being appropriately accounted for.

Landscape Update

Landscaping — no updates, bi-weekly is working out fine with the level of leaves

Snow Removal Contract — we are a little late to the game in getting a contract executed
but the board has multiple quotes to review in executive session. Getting residents in an
out safely is the main priority, yet our goal is to get the proper level of service based on

needs and local weather conditions.

Open Projects:

Skylights — no movement from last month. We have the report and next steps are to

contact attorney to draft a response to NorthStar

Drainage

e Building 25 - has a clog in the line along the stairs, we are hoping it is not under the
concrete.

e Building 26 — had the 4” line behind Kim’s until fully replaced. The 4” lines behind
each unit all lead to a 6” line for the building where another clog is located. They
haven’t been able to find the lid or clean out based on the neighborhood as-builts, so
they’re going to have to start doing some digging to determine if they can clean it out
or if they should lay a new line and just bypass the issue area.

e There was also as newly observed issue between buildings 35 & 38, which is
potentially lined to the issue with the line behind 26, if it is crushed or broken it could
be the cause of this observed ground flow.

e For 2021 we have set aside some additional funds to continue to address the issue
of drainage.

e Any open maintenance items may need to be resubmitted as we transition as Tyler
has not provided a status report to the board or Nova

Fire Sprinklers — this was discussed during the budgeting call with Nova. We are due for

an inspection in November, so Nova will coordinate an annual inspection. Remediations

also discovered in last year’s inspection need to be addressed so those items have been
incorporated into the 2021 budget.

Eastrail Construction, Terry Thomas — no standards published or direct communication

though they have been responsive. Completion is estimated 2025/2026. At some point

do we ask city of Woodinville to contribute or inform?



Q&A / Open Forum

e Status of Master shut off valve issue: Board needs to issue a mandate and deadline to
everyone informing them of the necessity to schedule the repair and then provide proof
of completion. Every unit needs a working shut off value and every resident needs to
know where their building shut off is as well.

e Question on sprinkler system shut off: Each home has two water lines, a fresh line and
sprinkler line. Unit and building shut offs are for fresh line only, not sprinklers. The fire
department should be contacted for any sprinkler issues, homeowners should not
attempt to disable or shut off, this could result in fines and is against the law.

¢ Comment related to a comment from last month’s meeting minutes related to
mismatching doorknobs: Nobody wants to live in a community where the HOA is policing
tiny details, or deal with an HOA with strict rules that don’t matter.

e The HOA is all of us, so there is no “they”. The board’s main goal is safety of owners
and making sure we efficiently manage repairs and expenses - not policing small
items.

Motion to adjourn made by Nathan, seconded by Therese
Meeting adjournment — 8:08pm




Hawthorne HOA Meeting — October 26 2020

Call to order 7pm

Roll Call: Erin Dawson, Therese Jardine, Nathan Merz, Liz Wertz
Tyler Weaver present for Best Management

Approval of September Meeting Minutes
¢ Distributed via email 10/25
e Liz to correct a typo and clarify in Larry’s comment in open forum/Q&A section
e Nathan motion to approve, Erin seconded. All in favor

President’s Announcements

e Charcoal grills — They are not permitted on property due to insurance rules. Propane
grills or Trager/pellet grills are permitted.

¢ Flushable Wipes are not flushable — they clog and back up the sewer lines. Units share
1 wastewater line per building so any wipes flushed risk a back-up or flood in your
neighbor’'s home. We recently had to reimburse a homeowner for the cost of plumbing in
the shared line. Please don’t flush them!

e Change of meeting time going forward to be during business hours — more to come

Treasurer’s Report
¢ Financial Review

o Tyler provided board packet to review on 10/25 and financials posted to Best's site
on 10/26

o Income is on target

o Delinguencies have ticked up since last month currently at $7,777. One owner is 6
months in arrears, and another is 3 months in arrears. Other than that, it is looking
good so a huge thank you to those who have worked to get account current!

o The legal counsel category is over budget, but this has been necessary. The board
has requested legal consultation on a number of items this year

o The “Repairs & Maintenance” line item is currently under budget but given the
ongoing drainage issues we may overrun the budget, but we do have money in
reserves available vs putting things off and risking more damage

o Irrigation maintenance is over budget, a number of repairs have been made to
broken heads

o Water is over budget, which is not a big surprise given an undetected leak for almost
a year. Tyler has been updating a report for building use for us to follow up with if we
see any overages or red flags

o Audit for 2019 underway, which is significantly delayed. The prior auditor unable to be
contacted, but we were able to get a group that specialized in HOA audit and taxes to
perform this audit.

o There is an initial discrepancy identified which everyone should be made aware of-
the accounts receivable, prepaid and accounts payable amounts on the balance
sheets do not line up with corresponding AP, open invoice listing, or prepaid reports.

o Auditor has asked Tyler & Best Management for additional information

e Reserve Study received this week from Tyler.

o What has been received is in draft form and does not include all priorities and tasks

that we need to have identified; example:



= Stairs at trail need to be replaced as they are almost fully rotten
= Mailbox replacements should likely be moved up and external lighting could be
moved further out, unless we do it at the same time as the painting project
o Tyler Weaver: you have the ability to move things up on the timeline but cannot
remove items, as it is the reserve specialist’s responsibility to represent future
expenses to potential buyers. With appropriate reasoning items could potentially be
moved further out
o We need to ensure that we're refunding the reserves as we plan for projects for next
year
Transition Plan: Tyler and Nova have been introduced and they are in the process of
transferring information. Best is our Management company through Nov 30", Nova is
working in the background to get everything set up on their end and they will begin
sending out information soon. We appreciate everyone’s patience and anticipate a
smooth transition with a small bump or two
2021 Budget: draft version received, and the board needs to make some adjustments.
The board will present the final version to the community to ratify at our December
meeting. A quorum is not required, but attendance is highly encouraged, this is our
money — your money!, so we want everyone involved and to understand where our
money is being spent.

Landscape Update

Fresh fall/winter planting just completed

Landscapers are coming on a bi-weekly schedule for our winter schedule, this includes
leaf blowing. If you happen to see a storm drain clogged, please kick the leaves aside to
clear the drain so we don’t have any additional surface flooding

Next year we’ll adjust so we can add an additional service visit (or rebid the service
contract). We did attempt to add some leaf pick up dates, and the cost was prohibitive.
Sprinkler blow out was done today, in preparation for winter

Gutter cleaning this week: TC construction will be on-site Thursday/Friday/Saturday.
Therese will send out an announcement to community

Some grass areas have been burned out and damaged by bunnies. Erin is discussing a
potential solution with Premier.

Open Projects:

Skylights
o Roofing Technical Services came out 2 weeks ago and got on top of 3 of the 5
identified buildings. The buildings that are three stories were too high to access on
the date of the visit.
o The results of the investigation reported that the skylights were not installed to
industry or manufacturer’s standards:
= Skylights didn’t have enough screws attached
= Fasteners didn’t penetrate wood appropriately
= No pick-up flashing installed on gutter wall
= Improper started shingles used.
o Recommended solutions:
= Add fasteners to skylights, they should be tightened to adhere better
»= |n some cases, the drywall should be extended up to glass
= Some may need to have sheet metal installed
= Started shingles reinstalled
= Gutter alterations should be made if there is water pooling



o Robert McDermott: the sheetrock being extended to the glass should not be a
homeowner responsibility

o Board will discuss and potentially consult with association’s attorney

Drainage — Monarch has been identified as the new vendor. Contract to be executed

today. Once we determine working days and schedule, I'll send out an announcement to

the neighborhood. They need to do a utility locate prior to beginning work but they can

move forward immediately

Fire Sprinkler situation — an expensive inspection was performed last year and the report

provided to the board today after multiple requests. Less than half of the units were

inspected on the interior and we are due for fire inspection next month. Board to discuss

with Tyler, stay tuned

Eastrail Construction - Terry Thomas Representative

o The global plan is for a protected trail that extends from Bellingham to Olympia

o King County has hosted a number of community engagement meetings

o Neighborhoods can connect to the trail

o Assumption is that all costs associated would be borne by neighborhoods who want
to make the connection

o Terryis interested in determining what the requirements are, then he will present that
information to the board for consideration in Hawthorne’s participation

o Meeting this Thursday, Terry plans to attend

Property Manager Report out

Maintenance Items:

o Fire sprinkler 21E awaiting sheetrock repair

o Sprinkler covers inspected in additional unit parts ordered

o Lighting inspected at roundabout for potential addition. Options would be to transfer
light from the closest light source (which involves trenching, permit, installation) or
installation of solar lighting

o Building 12 has rodent infestation

o 38C — cracked brick inspected suggested that it is likely a foundation footing
problem. Quote to be priced to entire board for review

Q&A / Open Forum

Robert McDermott— question on actions to be taken related to bunny infestation.

o Potentially cut out burnt spots and replant the grass. At this point Erin is in initial
discussion, no actions have been taken

Yvonne Griffin — mismatched doorknobs, who is responsible for replacement?

o These should be all the same/similar throughout the neighborhood, likely over time
as people needed to repair or replace they slowly started becoming less
standardized

Kim Schmidt — many garage doors and door panels don’t match

o The board is aware of this issue. All panels and doors should be consistent and the
same color. This will be addressed during the upcoming painting project.
Homeowners will be responsible for repair or replacement of their garage door if it is
damaged or dented at their own expense. Plenty of communication will come from
Nova in advance of this project including deadlines and options

Nathan Wrap Up

We sincerely appreciate Tyler's dedication to our neighborhood and owners over the last
4 years



o Alot of thought, deliberation, time and effort went into the decision to change
management companies. Based on feedback of residents and board’s opinion we
haven't been able to get the proper level of service necessary

¢ An RFP was prepared, we did a walk through with potential vendors, we interviewed
companies and were able to virtually meet staff, ask questions and talk to references

e We are excited about working with Nova as they have a whole office staff and team of
people working to support the neighborhood.

¢ Working with a smaller company has resulted in inaccurate and delayed financial
accounting. Maintenance is currently not on point. Fees and fines are not enforced
consistently. Access to information has been spotty. In general we need a higher level of
service and Nova has systems in place and more automation we expect to see an
improvement.

¢ Marne Sall — as we transition to a nhew management company, how does that affect our
dues?

o Nathan: dues are related to our budgeting process, not our management company.
Everyone should stay tuned to next meetings as we go over the draft budget and
reserve study we will review and present additional information to homeowners. The
projects that are necessary for maintenance and repair of our neighborhood will
determine dues.

Best is officially our manager until 11/30. Nova is on board in the background transitioning
everything over on their end. They will send out communication on their website, making
payments, systems, etc.

Meeting adjournment
Motion to adjourn  8:22pm




Hawthorne HOA Meeting — September 28, 2020

Call to order — 7:02pm

Roll Call — Erin Dawson, Therese Jardine, Nathan Merz, Liz Wertz
Tyler Weaver present for Best Management

Approval of August Meeting Minutes
e Distributed via email 8/29/2020
¢ Nathan made motion to approve, Erin seconded. None opposed.

Treasurer’s Report

e Good news is that we've been chipping away at the delinquency report. We appreciate
everyone who has taken action that was in arrears that gout caught up. There is only
about $6,000 which remains outstanding

o Arrisk we have is the drainage situation which has become a much larger project than
anticipated, though the Repair & Maintenance category does have 2020 funds
remaining, we also have reserves to fund this project if necessary.

¢ Financial package will be posted to Best's website

Landscape Update
e Schedule updates
e Storm Drain Issues
o Trail on 135™ has some disruption from the recent storm lids
o Catch basins and storm drains ownership/responsibility under review

Open Projects:
e Skylights

o We have identified a vendor who is able to do this work for us

o We have identified a variety of unit types to have inspected to have a broad cross-
section to review

o Project is just pending approval and a signature from board to proceed

o Will coordinate with the affected homeowners for inspection

e Drainage

o We put a significant dent in the list working with AcesFour to address our known
issues list. Unfortunately, as we approached the top end of our bid, they made the
decision to go out of business due to a COVID related slowdown, which left them
unable to scope and take on additional work.

o We are actively working to identify a vendor who can come as soon as possible to
address the remaining areas of concern. We have a handful of downspouts that
need to be addressed and then at least 3 areas that need to be excavated and
repaired.

o As we move forward, we're going to need to budget for this on an ongoing basis

Tyler will have a bid for Board review this week
o Gutters will be addressed at the end of October and beginning of December to
address leaves and debris

o

Insurance
e Review any open claims
o None currently



Reuvisit deductible increase

o If an owner suffers a loss in unit (water/fire) they are responsible for $25k, anything
above that would go against the HOA Master policy. If one owner has a significant
loss, we do run the risk of that costing us higher premiums upon renewal

o We previously discussed raising the deductible to $50k, which is not out of line with
other HOAs in the area

o This would be shifting more liability onto homeowners vs the entire association

o Larry —just a comment to recognize the additional cost burden to the homeowners.
Also, would like to point out that an increase does not necessarily make homeowners
any more contentious.

Property Manager Report out

Water Usage Report

Open Maintenance items

o Still significant issues with logging issues, communicating with owners on
updates/progress/vendors assigned. Need a better way to manage this

o Tyler will provide an excel sheet report for board to review with all outstanding items

o Water leak in unit requesting to be included in skylight inspection, but this should be
addressed immediately as it is a clear defect and is urgent.

o Miss matched vinyl sheets in skylight bay

Review of past min — 6B adjuster says leak is common and tried to put financial

responsibility back to association

Q&A / Open Forum

The email from Tyler upon high water usage was really helpful, since owners don't see a
bill they don’t know about high water usage so the tips were great for trying to address a
potential issue.

ACC request for railing install was missing from the ACC request. Board needs the spec
package uploaded into the request. Would include bid, specs and materials, etc. We
have no information to approve

What sort of protections does Best’s site have to protect against data breaches?
Program is called AppFolio, credentials reviewed when signed in March 2020. All data is
stored, no software integrations, solely located within the system which makes it far
more secure than many other sites.

Maintenance request for repainting front door

Meeting adjournment

Motion to adjourn made by Nathan, seconded by Therese. Meeting adjourned 8:12pm



Hawthorne Townhomes HOA Board Meeting
May 27, 2020

Meeting called to order: 7:00

Roll Call:
Members Present: Therese Jardine, Nathan Merz, Cheryl Wilson, Liz Wertz

Quorum determined

Tyler Weaver Present for Best Management

Approval of April Meeting Minutes — not completed, could not be located on the website

Last call for volunteers & board member

Thank you to those who have reached out to create/join committees to help Hawthorne become a
better place to live.

Reminder that we need one additional board member, anyone interested should reach out to the
board asap. We have one person who has expressed interest, if no additional interest is
expressed, we will nominate this person for the open board position at the annual meeting TBD in
June.

Treasurers Report

Best has implemented a new site, working through the kinks to ensure we have access to all the

correct reports necessary

It is noted that the Operating income doesn’t align with statements, Therese will further dig into

this issue with Tyler to clarify

Hawthorne is due for an audit. We reached out to past auditor used and reviewing other providers

who can provide an audit and take over filing 2019 taxes

Tax return issue:

o Board requested verification from Tyler on past taxes, first request made 2/25, copy of 2017
taxes provided to board 5/27.

o Why did this take so long and why was 2018 not provided?

o Tyler provided a verbal confirmation about 2018 but cannot produce a copy. Board to
investigate further

o 2019 has not been filed. Therese researching new CPA to facilitate

o Issue tabled, Board to review 2018 taxes in executive session

Landscape Update

Premier continues to remove dead bushes, clean things up and turn off dead sprinkler heads.

They have been asked not to prune the rhododendrons as only a fraction of the ones we have

bloomed.

o Cheryl will investigate and see if we can get someone more specialized to prune them
correctly.

Fire Lane Update

There has been some discussion about parking and fire lanes. Specifically, on 135" and the
roundabout which has conflicting directions of fire lane/no parking and also 5 parking spaces
outlined.

Cheryl met with fire marshal on site and he determined that the fire lane in the roundabout should
be categorized as a Fire Lane, not parking but after a review of the past documents and consult
with Robinson Noble, we believe that we can maintain the 5 parking spaces in the roundabout
We do need to add a 10’ yellow fire lane stripe to be in compliance

It has also been determined that the fire lane at the other end of 135™ indeed a fire lane, not
street parking.

Please observe proper parking areas, we are seeing people parking in fire lanes throughout the
community more often.



Welcome Committee

= Diane Trafton has volunteered to lead the newly created Welcome Committee with the goal of
welcoming all new residents and ensuring that they have all the necessary information about our
neighborhood.

= Tyler typically provides meeting minutes, financials, budget etc. with the resale certificate when a
unit sells. He includes a welcome letter and info pertinent to their particular account. If there is
additional info to be included Best will provide along with existing info.

= Once compiled all this welcome information will also be distributed out to all owners via google
email list as well.

= Action Items:
1. Tyler will send Diane his standard “new owner” welcome packet
2. Board to review Diane’s draft, edit and provide feedback

Drainage Update
= Bolles Construction was on site last week to camera the lines at building 5 & 6. They did find
roots clogging some drains. They removed what they could and dye tested the line and confirmed
flow through. They also cleared the yard drains that were covered with beauty bark.
= They referred us to a roto-rooter provider who we can have come out and fully clean the lines
which will be the next steps. After that we will determine if we need to have Bolles resolve any
issues that cannot be cleared.

Open Insurance Claims & Projects
= No new items since last month
= The only project is Building 6:
o Water accumulating near front door, sump continues to run. We still need to determine the
source of the water before we move forward with additional construction.
o Tyler confirmed that he did a chlorine test to conclude water is not coming from inside the
house.

Annual Meeting Update

= Hawthorne’s annual meeting should occur in Q1 per the bylaws but given new board members
and COVID we missed this deadline. We plan to host the meeting in the neighborhood in June
this year with community event (bbg, bounce house, etc). then hold meeting and voting.

= Approval of budget and election of board officers are the main objective of the annual meeting

= Moving forward all meetings will occur in Q1

= Tyler will include final request for volunteers in hard copies mailer notice that will be send out to
all home owners with announcement of annual meeting

Issues with Neighbors
= We are all a community of neighbors. Let’s all try to be courteous and respectful neighbors.
= Please reach out directly to your neighbor to resolve issues prior to reaching out to the board or
Best Management

Emergency Preparedness Committee
= Nicole Kraft-Canitz wants to lead a committee to be able to respond in the event of an
emergency. She will review some FEMA documentation and try to solicit additional volunteers
= Potentially can use map my neighborhood tool to identify doctors, nurses, community members
needing special assistance, etc.
=  Tyler will provide map of neighborhood and resources related to water shut off locations

Delinguencies - Nathan
= The board requested from Best Management that communications go out to those with
delinquent accounts.
= In February we crafted a friendly reminder that was to be distributed via email and hard copy in
the mail. We are not confident that this communication was distributed to homeowners. A second



level communication with stronger language was crafted and unfortunately the distribution of that
happened to coincide with new software and potentially took some people by surprise.

= We have had a number of homeowners reach out and clear their accounts, which is great but
also still have a number of outstanding delinquencies
o 4 owners owe full balance of special assessment
o 1 owneris 60 days past due
o 15 owners owe small amounts

Skylights/Bugs - Therese
= The SOW provided from NorthStar provided a 5 year warranty
= Attorney recommends hiring someone to perform a skylight inspection to get a neutral
perspective on what should have been done. We are currently looking for a contractor

New Portal/HOA Software/Accounting System at BEST- Tyler

= Received last minute notification that previous software was being retired so a transition has been
made

= Some additional accounting functionality has been added

= Community Management site has also changed: https://bestpmc.appfolio.com/

= Board was not notified of any of these changes prior to switch was made

= Board requests that Tyler include communication about this site with the annual meeting
notification mailers

Homeowner unresolved issues-Tyler
= 32C: Crawl Space Vent, Fire System Alarm — homeowner will follow up offline with board and
Tyler

Meeting adjourned: 8:08

Executive session

Property Manager’s review
= Trying to fine tune new system. Figuring out what isn’t working and what is missing
= Wil be a benefit to delinquency collection
= Violations set ups and templates will be more streamlined
= Potentially a weekly check in session/summary/email to eliminate items falling through the cracks.
Tyler & Nathan 8:30 am on Fridays

Board needs a better method for tracking topics and workflow. Google groups is not an effective way for
us to manage the many projects we’re trying to move forward

New Website — Tyler to update all board member accounts

Adjourned 8:28




Hawthorne Townhomes HOA Board Meeting
March 23, 2020

Agenda:

Call to Order — Nathan 7:01

Roll Call

Members present: Therese Jardine, Nathan Merz, Liz Wertz, Cheryl Wilson

Members absent Neil Ross

Quorum determined

Owners Present

o Rebecca Gannon, Ken, Jeremy, Ken, Henrik, Sarah & Courtney, Marne Sall, Surabhi
Sharma, Erin, Justin, Kim Schmitt, Sonam Gupta

Tyler Weaver present for Best Management

Approval of February Meeting Minutes

Board minutes were not presented
Neighborhood was notified that Meeting Minutes were posted to Best's website on 3/2/20, no
corrections were received

Treasurer’s Report - Therese

Invoices/Financial package was not posted prior to meeting.
Annual Tax Return filling

Audit — needs to be scheduled

Delinquencies — $28k, most are 90 days or more late

Landscape Update - Cheryl

Hillside project between 134t and 135™ project to be completed in the next two weeks. Some
additional drainage issues were identified in this area. Additional plantings should help soak up
some of this runoff water

~ $1,500 estimated cost which includes planting 15 ferns and dogwoods

The goal is to stabilize the hillside for a longer-term solution

Other Business — Nathan and others

Resolution of water damage to 15515 134" — homeowner was doing work in attic, a major claim

ensued, resulted in lengthy repairs and issues for the homeowner

o Therese and Nathan negotiated a reduced payment to the contractor as the homeowner
performed much of the work.

o Board is waiting for waiver of lien to make final payment to contractor.

Progress of water damage to 35-A — homeowner undertook a remodel where a pipe was broken,

a floor resulted from water running for an hour.

o Therese and Liz met with association’s attorney. The determination was made by the board,
that the association will pay the difference in excess of the insurance deductible should be
paid in cash vs filing an insurance claim.

o Claims under $25,000 are borne by the homeowner, claims in excess of $25,000 typically hit
the Master policy and require the association manage the project

o Per Hawthorne bylaws, homeowners are required to submit an architectural review request.
This provides the opportunity to ensure permits are in place, making sure people are aware
of how to shut of the water, etc.

Owner Feedback related to Flood claims

o Ken’s comment: Believes that this cost should be borne by homeowner
= According to the WA statutes in this incident, these expenses are a liability borne by the

association. This was the determination of the association’s attorney



o Rebecca Gannon’s suggestion: Water and Gas shut off information could be included for new
homeowners in their welcome information.
Water intrusion in 6B
o We still need to identify the ultimate cause of the intrusion
o A sump pump installed, which mitigated the issues some. There is still water under the entry
way.
Drainage repairs (including issue at 6B)
o Around the East side of Building 5, when there is a rain event, water cascades down the
foundation. A French drain that was installed but it is not sufficient
o Therese provided a list of known issues via email to neighborhood.
= The board requests that homeowners go out during the next significant rain and walk the
perimeter of the buildings.
= Please note and report any issues to add to the list. (Clogged drains, bubbling, surface
run-off, washed out bark etc.)
Possibility of raising insurance deductible
o Exploratory discussion at this point. Board needs to determine legality and evaluate the pros
& cons of doing this.
o The current deductible is $25,000
Our concern is that too many small claims will increase our premiums in the future
o Tyler Weaver: Raising policy deductible is a good idea in this current case. Shifts some
additional liability to homeowner’s insurance and lessens the burden on the HOA. This would
help keep premiums lower
= Most recent events have been in the $20k - $30k range
= Tyler indicates that most companies go from $25k to $50K deductible
= We renew in September, so the board could facilitate a vote and solicit
= Board would need to ensure that everyone is aware and communicated to
= 3instances of homeowners not having insurance when needed
o It would remain the HOA'’s responsibility to ensure that repairs are done
o Owner feedback:
= Ken — most neighbors likely believe that they are on the hook for all indoor repairs, and
likely not aware of requirements of board involvement/master policy information.
Roof Warranty
o There was a recent leak, NorthStar was called out to repair and then sent a bill
o Initial contract document outlined a 5-year warranty, somehow NorthStar made a change
where they thought they had a 1-year warranty
o Nathan and Therese disputing this topic with attorney and contractor. 5-year warranty should
be in place and the necessary repairs will be covered
o New procedure implemented: When the board speaks with the attorney, 2 board members to
attend to get the information
Repairs to exterior wood trim
o The damage to wood trim is significant
o Therese has created a template for a Scope of Work, and will be soliciting bids
o New homeowner Erin may be able to help facilitate some addition
o Once the SOW is completed it will go out to bid
Painting
o Board sent out requests for bids which came in between $300k - $500k
o Board will inquire with contractor if postponing painting is suggested if wood repairs are
completed this year.
o The funds for this major project are already set aside
o Nathan suggests pushing this project out due to lack of capacity to take on more additional
projects and current virus/economic situation IF the contractor recommends using a phased
approach. If not, we need to review recommendations and adjust
o Garage doors — mismatched in the same buildings, some are two toned colors, many are
scratched, dented or damaged.
= There is a provider that can replace panels in the garage door. They can assess which
units need replacement/repairs. Need to identify which are damaged beyond repair

o



o Owner Feedback:
= Kim Schmidt: asked for clarifying on painting.
e All wood exteriors, pillars and garage doors.
= Yvonne Griffin comment: Pointed out the dents/damaged doors and how homeowners
arrange these repairs prior to painting progresses

Manager’s report — Tyler

12 owners represent a total of over $24,000 for special assessment fees due 12/31/2019

o Tyler to send out another notice to them, courtesy notice sent last month

Some owners made payments to dues vs to the special assessment, Tyler has contacted them to
correct.

Notices have been sent out related to Garbage/Recycling & Parking etiquette reminders. Board
communication to go out to entire neighborhood

Building 33 — significantly high for water usages. 4 times as high as usual. Tyler contacted all
owners in building and nobody came forward.

o Tyler to copy board when these go out

Building 35 Fire panel has been rescheduled from to 3/26

Wrap up

Don’t forget — we have a neighborhood Facebook page. Participation is optional and all important
communication will go through the google email. Please join us here:
https://www.facebook.com/groups/1101211846890820/?ref=share

The board requests that if anyone is interested in volunteering for a committee or specific project - please
reach out to us!
hawthorne-townhomes-board@googlegroups.com

Meeting adjourned - 8:07pm

Executive Session

e In the future when we resume in person meetings, we should continue to offer conference call option

e Painting project logistics — not formally approved the project, so given the current situation we should
put this off until next year

¢ We need to get some additional volunteers or committees set up to help facilitate

¢ Review the standard neighborhood welcome packet. — welcome packet, most important things to
know. (water/gas shut off) insurance items, maintenance etc. Notify board of water run-off, approval

of

e Board needs to look into platform for housing notes, project docs etc. Nathan to look into Slack for the

group
e Economic impact of COVID-19 may be significant and we need to be cognizant

Executive Session Adjourned 8:52



Hawthorne Meeting Minutes
Feb 24, 2019

Board attendees: Therese Jardin, Liz Wertz
4 Owners in attendance
Management Company: Tyler Weaver

Meeting called to order 7:02

Unit 6B Update

Owner present looking for an update to the status of this project. 2 bids are in Tyler's possession.
McLeod & Sabre both are approximately $8,000.

Promaxx painting (for drywall only estimate) is available to come out and provide a quote tomorrow
The major problem of water coming through foundation has been taken care of. The area under entry
is still wet

Tyler recommends that we get a camera into the drain for 05 & 06 to evaluate the pipe conditions,
which was previously recommended by Bodine Construction

Aces4 drainage and TechCity plumbing are options for drain scope and clearing

Tyler will provide a status report by Wed, via email to owner and the board

Tyler Weaver joined meeting: 7:10

Review of Previous Meeting Minutes

Board member attendees is not accurate — Cheryl Wilson was unable to attend, and Liz Wertz was
present

Board requests a change to current minutes review process. We would like minutes to be sent via
email for the board to review and finalize, then they will be posted online for homeowners to see vs
waiting until next session to review

Motion to approve January Meeting minutes, no objections, meeting minutes accepted

Treasure Update

Instituted increased controls related to invoice processes with Best Management to increase
transparency to board

Inquiry into the additional costs related to Best fees for the month of January for photocopying — fees
were related to budget ratification meeting printed materials which are required to be mailed to each
homeowner.

Therese requests that the water invoices be added for her review

The Board has approved the non-budgeted expense of having the gutters cleaned again. This project
has been initiated and crews on site in neighborhood from 2/24 — 2/26 to remove leaves and debris
that have collected in many places in the newly cleaned gutters, causing leaking and flooding.
Additional flooding and drainage issues are not budgeted expenses — potentially a reserve expense
Roof assessments — there were several homeowners that had not paid the balance. A reminder was
sent out for all past due accounts. If accounts are not cleared, then Best Management will move
forward with the procedures outlined in our bylaws.

Landscape update

The trees causing driveway issues have been removed. Some have been replaced with slow growing
dogwoods which are less damaging than cherry trees. Where replacement was not practical, the
landscapers were instructed to fill in the holes and plant grass which appears to be completed.

It has been recommended that some of our tallest cedar trees, which are close to or touching
roofs/gutters, be topped.

Manager’s report

36 homes with late balance on the 2019 special assessment totaling $38,195.25, 14 owners owe the
full amount



Building 33 — Best is initiating an investigation for significant increase in water usage. Usage has

doubled in usage in the last month. Tyler will immediately notify all homeowners in this building to

address the issue.

o Charging back these fees to homeowners was proposed as we're seeing more significant spikes
in water usage

The cost of installing individual meters would be $300 - $600 per unit.

o To make this change in the community, we would need to officially change water from Common
Element to a Limited Common Element, which would require an amendment.

o The legal cost of amendment would be approximately $1600.

o The result would be a reduction in HOA dues for the water for each unit.

o This action would require an affirmative 67% response

Fire Panel in building 35 to be replaced March 121, after multiple failed attempts to repair and replace

battery.

Therese asked for clarification of AAA and fire and battery replacement fees. Tyler to prepare fire

inspection report for board review. Tyler will ask AAA to waive their fees to come back out as we

already paid them for their service, and they have not completed repairs.

Board is re-requesting the sprinkler testing information. This was a $9,500 report discussed at last

board meeting.

o What did we ask AAA to do, what documentation did they provide to us for their service?

o There is no formal scope or instruction in writing. Tyler scheduled this proactively without
approval.

o What is the required remedy/ next steps?

Open forum:

Plumbing issues — it is suggested that if owners are interested in combining efforts for repairs, that
they should connect directly and work together

o Replacing couplings will greatly reduce risk in flooding

o See google emails for past information

Deicer — Clarification of what was purchased, what was used and what remains

o The pallet will be moved out of the current paring space by the end of the week

Master Insurance Policy (Flood) inquiry — Hawthorne does have a surface water policy, deductible is
$50k. A copy is on Best's website, it is suggested home owners download a copy and discuss with
their insurance broker for questions.

The Board desires additional members (and volunteers) to help support necessary projects in the
neighborhood. We do not have enough capacity to move all projects forward as we see increased
issues due to our community’s age

Follow up & Action ltems:

Tyler to provide an update in writing to Board and homeowner for repairs related to 6B

Moving forward bids to be sent to board for all work as quickly as possible

Board will take a holistic look at our surface water issues, including the failed drains, clogged pipes,
roots in storm drains, surface water flooding etc.

Best Management to institute a “status report” approach for each major project; including summary,
actions taken, bids, next steps to be provided to the board with meeting packets.

Tyler to review and provide Board a report back on battery and fire panel expenses and status
Tyler to perform a review of declarations for maintenance ownership related to sprinkler/fire
suppression systems and update Board. Board to review and determine best approach forward
Tyler to provide Therese the invoice history for AAA fire services for review

Meeting adjourned 8:23pm




Executive Session

= Deicer Issue
o Clarification on Mechanized invoices to date — we only have received 1 invoice to date. 2
additional invoices pending for February service.
o Determined that remaining deicer bag counts are in line with all service provided, including the
outstanding invoices
o Tyler to ask landscaping company to move deicer this week to sidewalk. Then allow homeowners
to take a bag at the end of March. We will not plan to pre-purchase for next year, as savings was
not significant to warrant the inconvenience of storage.
= On March 15" Best Management needs to provide a revised delinquency report to the Board for
review
= Maintenance Report — still need to get a handle on open maintenance requests and status updates
= Annual Audit next steps need to be determined
= Tyler will include status reports as an appendix to Manager’'s Report for board meeting packages
status report

Adjourned 8:50pm



Hawthorne Board Meeting Minutes

Meeting Date: January 27th, 2020

Location: Brightwater Center

Directors Present: Nathan Merz, Neil Ross, Therese Jardine, Cheryl Wilson
Best Management: Tyler Weaver, CMCA/AMS

Call to Order: 7:03pm

Presidents Report:
e Nathan provided a brief introduction to his role at the new President of Hawthorne
Townhomes Condominium Association.

Treasurers Report:
e Therese Jardine provided the monthly Treasurers report, a brief detail of the monthly
expenses.. Therese requested the monthly financials to be posted to the web portal minus
the owner delinquent and prepaid report.

Landscape Update:
e The Landscaper will come every two weeks now instead of every week.
e Cheryl Wilson provided the update to the removal of significant trees in the common
areas removed on account of damages to the walkways and driveways.
[}
Managers Report: Presented by Tyler
e Purchase of 2 pallets of deicer
o Downspout repair was reported and contested as previously included in scope of work for
gutter repair.
o A Dbrief overview of the drainage repairs at 06B
0 Manager provided a bid from Mcleod Construction and was asked to provide
secondary bid with detail and to reduce scope to minimum necessary to proceed
with project, including the removal of carpet from bid.
o Replacement of one fire panel at bldg. 33 due to failed circuitry
o Replacement of one patio light at 15517

Open Forum:

e There was a brief discussion related to the responsibility of damages to the interior of the
residences due to plumbing failures and what defines owner responsibility. Following
several water claims it should be understood the interior plumbing within a unit is the
responsibility of the unit owner. Plumbing leaks as a result of physical and direct damage
to the Common Area plumbing is the responsibility of the unit owner. Leaks in the fire
suppression system may also be considered the responsibility of the unit owner.

Executive Session:

e The Board reviewed the open maintenance request from the homeowners and provided
direction related to the collection of the delinquent accounts related to the Special
Assessment.

Meeting was adjourned at 9:05pm.



Meeting Date: December 16™, 2019

Location: Brightwater Community Center

Officers Present: Cheryl Wilson, Therese Jardine

Homeowners Present: There were approximately 12 units owners in attendance
BMC Representative: Tyler Weaver CMCA, AMS

Call to Order: 7:08 PM

Proof of mailing was provided by Property Manager.
The December 10, 2018 Budget ratification minutes were accepted by those in attendance.
The 2020 budget was presented and feedback from audience was heard.

7.8% of voting power was present in the form of attendance and proxies. 51% of the
association voting power is required to vote against ratification.
2020 budget was ratified.

The primary purpose of the 2019 Budget is the following:

1) Meet the Reserve Study Recommended Reserve Contribution for full funding

2) Conserve utility consumption as a Common Expense

3) Properly fund for deicer and a tree management program

4) Maintain Community Insurance Policies following a significant claim and market increased
premiums for Earthquake polies.

5) It was agreed all members the Association needs more exterior work and therefore a strong
reserve to meet the costs of the projects.

Treasurers Report:

Changes to Income:

The 2020 Budget includes a .97% increase in Association Income of which all additional funds
will be allocated to the Reserve Fund/ Insurance Reserve Fund and none dedicated to the operations
budget. Of the 2019 operating Budget $29,502 will be allocated to the Reserve/Insurance Reserve
Contribution. There are a total of 6 rented garages at Hawthorne which previously paid $20 per month
for maintenance of the exterior of the garage. The 2020 Budget includes a $30 increase in this rate, to
S50 per month per space.

Changes to Expenses

Therese Jardine detailed the changes to the operating budget items. Of those items the four items
which were discussed included a greater increase towards Insurance policies, the Snow and Ice Removal,
Landscape and Water Sewer, Storm utility.

The Primary Earth Movement policy sustained a significant increase in rates in 2019-2020 as a result of
nationwide increases from top carriers down. The result was an increase to Association insurance policy
in the amount $10,326.

Overall the operating expenses were reduced, the majority of which was from the maintenance portion
as the Association has completed cleaning of the vinyl siding in 2019.



Following a few years of self-managing deicer service the Association would purchase a supply of deicer
and hire a lower cost deicer service to perform more frequent servicing of the community at the same
price. This approach will eliminate any service mark ups and ensure servicing regardless of deicer supply.

The Landscape maintenance agreement was modified from its original form to eliminate the used of
glyphosate from the weed control program. This modification was made to protect the residents from
potential health concerns resulting from the use of this root-inhibiting chemical. In response the
Landscape company, Premiere Landscaping will need to perform more frequent visits with more
herbicides. Landscape and Tree Management has become all more important as the plants are matured
and we have lost many plants over the year. Also concerning is the size of the Association-owned trees
have become significant. For the purpose of keeping the community grounds looking well maintained
and pleasing the Association has allocated an additional $4,000 to landscape improvement and $4,000
to tree management.

The Association has performed an annual utility audit for the review of the residential water usage and
found that some buildings are using more than twice the regular water, sewer than other buildings
when compared on a per unit basis. A couple of buildings were also found to have internal water leaks
which resulted in significant losses of water. As a result of this review Best Management was asked to
perform regular review of the water consumption and the potential for submetering of the units making
the cost of water based on usage and not the size of the residence and the corresponding water, sewer
usage.

Finally the Operating contingency fund, which previously carried a budget of $30,000 to $40,000 was
eliminated entirely for the purpose of bring financial accountability to the Associations operating
budget. The surplus funds are expected to be allocated to the Reserve Fund where they will be
expressed in the Reserve Study and promote higher property values.

Association Reserve Funding
There was open discussion regarding the financial status of the Association. In 2019 the Association held
a Special Assessment of $310,000. The proposed 2020 budget is aimed at reducing operational spending
and diverting funds towards the Reserve, raising dues only as necessary. The purpose of this approach is
to not only show fiscal accountability in our spending habits but also to improve financial stability. In
2020 the Association has decided to increase the Reserve Contribution beyond the recommended full
funding contribution of $337,200 by an additional 3.65% or $12,800 bringing the Association annual
contribution rate to 103.65%, based on full funding of the Reserve. Only a select few communities are
able to accommodate such strong financial stability, making Hawthorne Townhomes a premiere
community. Following discussion there was unanimous consent and applause from the members for the
Associations decision to bolster the Reserve contribution a above recommended levels.

Open Discussion
A couple of residents asked about the electronic communication process. The manager asked the

individuals to provide their email addresses for processing.

Meeting Adjourned: 8:35 PM



Hawthorne Board Meeting Minutes

Meeting Date: October 28, 2019

Location: Brightwater Center

Directors Present: Pallav Patil, Neil Ross, Therese Jardine, Cheryl Wilson, Kim Schmidt
Best Management: Tyler Weaver, CMCA/AMS

Call to Order:7:02pm

Presidents Report:

Treasurers Report:
e 2020 Budget is in the works. A special meeting is planned to finalize.

Landscape Update: Cheryl
o The Landscaper will come every two weeks now instead of every week.
o There will be some trimming of shrubs in the circle at the top of the neighborhood.
e Some lights are out and will be replaced or repaired.

Financial Report: Presented by Tyler

Managers Report: Presented by Tyler
o Irrigation shut down and winterized.
Two water leaks have been detected.
Deicer ordered for snow conditions.
Annual Fire Testing scheduled for November.
NFPA Sprinkler Testing scheduled — Notice to homeowners
Exterior Building Lighting Replacement — Spring of 2020.
Fence Replacement Phase 3 — Next season.

Open Forum:

o Driveways: Several requests for bids. Driveways in need of repair or replacement have
been identified. Discussion regarding who will pay for the work.

o Gutter Repair: We went over budget on this project. Diverters were installed without
Board approval. Contractor has agreed to payment of the diverters in 2020. Request
gutter cleaning again since all the leaves are down.

e Owner had a question about Heat Pump rating.

e Owner attended to discuss rot found during an inspection for the sale of their home.
Roofer will come out to inspect. Tyler and Therese will both be present.

Executive Session:
e Communication on the Google Group. Therese requested a list of people that are not on
the group.
o Discussion about the next Board meeting. Due to the holidays, there will be one meeting
for November and December. Date to be determined.

Meeting was adjourned at 9:05pm.



Hawthorne Board Meeting Minutes

Meeting Date: July 11, 2019

Location: Kingsgate Library

Directors Present: Pallav Pattil, Neil Ross, Cheryl Wilson, Kim Schmidt
Directors Absent:

Best Management: Tyler Weaver

Call to Order: 7:03pm

President’s Report: Pallav Patil
Pallav welcomed all owners and led the introduction with some project highlights including:

o No charcoal grills are permitted at Hawthorne per the Association Insurance Policy
o The Board meeting location will be changing to the Brightwater Community Center
e Finalizing the skylight inspection process

Treasurer’s Report: Therese Jardine
Therese Jardine posed questions regarding the Income and Expense statement and
Landscape Report: Cheryl Wilson

Cheryl Wilson provided detail on the upcoming community-wide pruning project. The purpose
of the project is the removal of diseased or dead trees, crown cleaning and building clearance
will be performed by Bear Creek Tree Service.

Property Managers Report: Tyler Weaver

Tyler Weaver provided some detail on the current pest control policy in the community including
review of alternative service providers and alternative bids. Tyler was asked to acquire bid from
the current service provider.

The current batteries for the fire control panels require replacement, two bids were provided and
the Board selected State-wide fire bid in the amount $2,912, including tax.

The water main to Building 30 is leaking and requires replacement. This project is in scheduling
for performance to remove the leaking portion of the pipe.

Gutter Cleaning and sealing is currently in the bid process for additional repairs including
sealing, caulking and sloping. Therese Jardine volunteered to communicate with the service
providers to clarify questions and concerns.

Homeowners concerns included wild racoons venturing into the community to beg for food,
treatment for rodents intruding into a single home, dogs barking in the patio of a single
residence, cutting of grass in one patch on 132" Place NE and a continuing problem with one
resident whom can be heard coughing during the night.



The Board of Directors held a executive session to hear a single owners concerns about his
insurance claims process.

Meeting was adjourned at 8:35pm



Hawthorne Special Assessment
Ratification Meeting Minutes

Meeting Date: March 8™, 2019

Location: Bothell Public Library, Bothell, WA
Officers Present: Kimberly Schmidt
BMC Representative: Tyler Weaver CMCA, AMS

Homeowners Present:

e Eugene Patrick
Thomas Stanton
Timothy Carl
Porter Cragin
John Hamilton

Call to Order: 5:20pm by Kim Schmidt

Proof of mailing was provided by Property Manager.

There was a formal roll call by Tyler Weaver following by announcement a Quorum was not
achieved.

Tyler Weaver reported the purpose of the Special Assessment was to replenish the Reserve
following faulty Reserve study estimate to replace the roofs at Hawthorne.

There was a brief review of the current financial status as well the projected status following
Special Assessment. The cause of the fault originated over 3 years prior and could not be

corrected prior to the roof replacement project.

5% of voting power was in attendance. 51% of the association voting power is required to reject
ratification. The Special Assessment in the amount $310,00 was passed.

Open Forum: Questions and Concerns
There was a lengthy question and answer period for the members in attendance.

All Homeowners were thanked for their participation in the meeting. Kim Schmidt was thanked
for her service to the community and Tyler Weaver was thanked for his efforts.

Meeting Adjourned: 6:04 pm.
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Hawthorne Board Meeting Minutes

Meeting Date: February 25", 2018

Location: Carol Anderson Center

Directors Present: Neil Ross, Deb Turner, Cheryl Wilson, Kim Schmidt, Pallav Pattil
Best Management: Tyler Weaver, CMCA/AMS

Call to Order:

Call to Order: 7:05PM

Roof Replacement Project: Currently in warranty processing for Malarkey material
warranty.

Landscape Update: Application of 150 Yards Beauty Bark at Hawthorne and removal of
broken/damaged trees as a result of the snow storm.

Financial Report: The financial report was given by Community Manager, Tyler Weaver.

Managers Report: The financial report was given by Community Manager, Tyler Weaver.
- Key topic included the selection of Contractor to rebuild 15515 134™ Place NE
following sprinkler plumbing damage and resulting unit flooding.

Executive Session:

There was an executive session which included discussion with the owner of 15515 134th Place
NE about the unit repair process and a discussion amongst Board members about unit allocated
interests.

Meeting was adjourned at: 8:35PM
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Hawthorne Townhomes 2021 Budget

Nova AMP

Properties: Hawthorne Townhomes

2021 Budget %Inc from 2021 Budget
Account Number|Account Name |2020 Budget|010/2020 YTD |2020 Foreca_sJ Revised %of Budget |actuals |$ Inc |0rigina| INet Revision
Income
40005 |Member Assessments $ 807,247 | $ 672,689 807,227 | $ 840,200 99.4% 4.08%| $ 32973 | $ 870,144 [$ (29,944)
Total Regular Income| $ 807,247 | $ 672,689 807,227 | $ 840,200 99.4% 4.08%| $ 32953 | $ 870,144 [ $ (29,944)
Other Member Income
40116 Violation Fees - 80 9% | $ - 0.0%| -100.00% 96)| $ - $ -
40123|Move in/Out 500 250 300 [ $ 500 0.1% 66.67% 200 | $ 500 | $ -
40125 | Utility Fees - - - $ - 0.0% 0.00% - $ - $ -
40128|Garage Rental 4,800 4,000 4,800 | $ 4,800 0.6% 0.00% - $ 4,800 | $ -
40133 |Late Charges $ - 550 660 - 0.0%| -100.00% (660) - $ -
40137|Handling Fee - (60) (72) B 0.0%|_-100.00% 72 BB -
40140|Interest Charges - 214 257 - 0.0%| -100.00% (257) - $ -
40456 |Legal Fees Coll. - - - - 0.0% 0.00% - - $ -
40195 |Owner Rebill Charges - 162 194 - 0.0%| -100.00% (194) - $ -
Total Other Member Income 5,300 5,196 6,235 | $ 5,300 0.6%|__ -15.00% (935)| $ 5,300 | $ -
Other Income
40211 |Interest Earned $ - $ 42 0 - -100.00% (50) - $ -
40255 |Misc. Income $ - $ (528) (528) - -100.00% 528 - $ -
40282 |Insurance Claim Proceed $ - 9,035 9,035 - -100.00% (9,035) - $ -
Total Other Income| $ - 8,549 8,557 - -100.00% (8,557) - $ -
Total Operating Income| $ 812,547 686,434 822,019 | $ 845,500 2.86%)| $(17,114)| $ 875444 | $ (29,944)
Expense
Administration
60014 | Office Exp. & Supp. 3,200 2,666 3,199 3,200 0.4% 0.03% 1 4,200 | $ (1,000)
60043 | Permits & Licenses 10 - - 10 0.0% 0.00% 10 10|% -
60047 |Website 150 - - 800 0.1% 0.00% 800 800 | $ -
60051 |Meeting Rentals 800 - - - 0.0% 0.00% 0 N $ -
60095 |Bank Fees $ - $ 30 36 36 0.0% 0.00% 0[$ - $ 36
Total Administrative| $ 4,160 | $ 2,696 3,235 4,046 0.5% 25.06% 811 | $ 5,010 | $ (964)
Professional Services
65103 |Management Fee 29,561 | $ 24,634 29,561 31,764 3.8% 7.45% 2,203 31,764 | $ -
65121 |Acct., Audit, & Tax 2,000 | $ 310 3,300 3,200 0.4% -3.03% (100) 3,200 | $ -
65135 |Reserve Study 2,502 2,600 2,600 0.3% 0.00% = 2,600 | $ -
65155 |Legal Fees 2,500 5,145 6,174 6,000 0.7% -2.82% (174) 6,000 | $ -
65163 |Legal Fees - Coll - - - - 0.0% 0.00% - - $ -
Total professional Services 36,563 30,089 41,635 43,564 5.2% 4.63% 1,929 43,564 | $ -
Insurance & Taxes
66525 |Master Insur Policy - Insur Reserve 36,574 - - 38,549 0.00% 38,549 | $ -
66528 | Earth Movement - Insur Reserve 55,752 - - 80,098 0.00% 80,098 | $ -
66539 | Federal Income Tax 500 - = 500 0.1% 0.00% 500 | $ -
66533 |Insurance Claim Exp - 16,317 16,317 - 0.0%| -100.00% - $ -
Total Insurance & Taxes 500 16,317 16,317 500 0.1%]|__ -96.94% 500 | $ -
Building Maintenance
67009 | Repairs & Maint. $ 45,000 [ $ 23,245 45,000 | $ 45,000 5.3% 0.00% - $ 45,000 | $ -
Drainage - - 0.0% 0.00% - 10,000 | $ (10,000)
67020|Exterm. & Pest Cont. 5,150 5,288 6,346 5,700 0.7%| -10.17% (646) 5,700 | $ -
67033 |Fire & Safety Inspec 8,580 3,054 3,664 8,580 1.0%| 134.14% 4,916 8,580 | $ -
67052 |Fire & Safety Repair - 413 495 2,500 0.3%| 405.05% 2,005 2,500 | $ -
67055 | Dryer Vent Cleaning 3,850 3,971 3,971 3,971 0.5% 0.00% = 3,850 | $ 121
67067 |Electrical Lighting R&M 250 - = 250 0.0% 0.00% 250 250 | $ -
67075|Gutter Cl. & Maint. 8,800 6,600 17,000 17,600 2.1% 3.53% 600 17,600 | $ -
67155|Snow Removal 3,000 2,293 2,752 2,300 0.3%| -16.42% (452) 2,300 | $ -
Total Building Maintenance 74,630 44,864 79,228 85,901 10.2% 8.42% 6,673 95,780 | $ (9,879)
Landscaping
68015 | Landscape - Contract 67,573 52,748 63,298 67,573 8.0% 6.75% 4,275 67,573 | $ -
68019 | Landscape - Improve. 16,000 9,697 11,636 12,000 1.4% 3.12% 364 16,000 | $ (4,000)
68033 Irrigation Maint. 4,000 4,979 5,975 4,000 0.5%| -33.05% (1,975) 4,000 | $ -
68041 |Backflow Testing 1,290 1,290 1,290 1,290 0.2% 0.00% = 1,290 [ $ -
68050 | Tree Removal/Replace 10,000 11,316 13,579 12,000 1.4%| -11.63% (1,579) 12,000 | $ -
Total Landscaping 98,863 80,030 95,778 96,863 11.5% 1.13% 1,085 100,863 | $ (4,000)
Utilities
69524 | Electricity $ 3,505 | $ 3,086 3,70: 3,832 0.5% 3.48% 129 [ $ 3832 |$ -
69548 | Water & Sewer $ 140,000 115,734 138,88 145,368 17.2% 4.67% 6,487 145,368 | $ -
69598 | Water - Irrigation $ 12,000 10,851 10,85 12,680 1.5% 16.86% 1,829 12,680 [ $ -
Total Utilities $ 155,505 129,671 153,435 161,880 19.1% 5.50% 8,445 161,880 | $ -
Tranfers
69720|Maint. Reserve Funding 350,000 291,670 350,004 334,100 39.5% -4.54%| $ (15,904) 350,000 | $ (15,900)
69733|Insur. Reserve Funding* 92,326 76,940 92,328 118,647 14.0% 28.51% 26,319 118,647 | $ -
Total Transfers 442,326 368,610 442,332 452,747 53.5% 2.35% 10,421 468,647 | $ (15,900)
Total Budgeted Income $ 812,547 | $ 686,434 822,019 | $ 845,500 2.86% 32,953 | $ 875444 [$ (29,944)
Total Budgeted Expense $ 812,547 [ $ 672,277 831,960 [ $ 845,501 1.63%| $ 32,954 | $ 876,244 | $ (30,743)
Net Operating Income $ - $ 14,157 (9,941)[ $ (1) -99.99% @) s (800)




Hawthorne Operating Budget 2020

Assaciation Ratified: % Change to % Change to YTD Actuals Forecast Year | Forecast Year
2020 Budget | 2019 Budget | 2019 Forecast | % of Revenue Details 2019 Budget | 10/31/2019 i End Bud-Act Var § Var %
40005 | Monthly $ 807,247 0.97% 0.97% 99.35% 0.97% $ 799,480 | $ 666,230 | $ 133,246 | $ 799,476 | $ (4) 0%
40123 | Move In/Out $ 500 0.00% -7.41% 0.06% | Fee per move per resident $ 500 | $ 450 | $ 9 | $ 540 | $ 40
40128 | Extra Garage Spaces $ 4,800 150.00% 150.00% 0.59% | Actual Assessment $ 1,920 | $ 1,600 | $ 320 | $ 1,920 | $ -
40133 | Late Charges $ - 0.00% -100.00% 0.00% | Per Enforcement Policy $ - $ 2,603 | S 521 | $ 3,124 | $ 3,124
40282 Claim Proceeds $ - $ - $ - s -
Other Income $ -
Sub Total| $ 812,547 1.33% 0.93% 100.00% $ 801,900 | $ 670,883 | $ 134,177 | $ 805,060 | $ 3,160
Account # 100.39%
60000 |Admin & Office
60005 |Special Fee -100.00% $ - $ 2,000 | $ - $ 2,000 | $ (2,000) 100%
Monthly Coupons, check stock,
60014 Office & Exp $ 3,200 -13.51% 2.84% 0.39% | eps, postage $ 3,700 | $ 2,593 | $ 519 | $ 3112 | $ 588 16%
60043 Permits/Licenses S 10 0.00% 0.00% 0.00% | Permits, Sec State NFP $ 10 | $ 10 | $ - $ 10 | $ - 0%
60047 Website $ 150 0.00% 0.00% 0.02% | Actual, per Service fee $ 150 | $ - $ - $ - $ 150 100%
60051 Rentals $ 800 32.89% -45.40% 0.10% | Actual, per Service fee $ 602 | $ 1,301 | $ 164 | $ 1,465 | $ (863)
Sub Total| $ 4,160 -6.77% -36.84% 0.51% $ 4,462 | $ 5,904 | $ 683 | $ 6,587 | $ (2,125)
65000 |Prof Services
65103 Fee $ 29,561 2.50% 2.50% 3.64% | Actual, per contract $ 28,840 | $ 24,033 | $ 4,807 | $ 28,840 | $ (] 0%
65121 Audit/Tax $ 2,000 0.00% 1.27% 0.25% | Actual, per Service contract $ 2,000 | $ 1,975 | $ - $ 1,975 | $ 25 1%
65135 Reserve Study $ 2,502 36.20% 150.20% 0.31% | Actual, per Service contract $ 1,837 | $ 1,000 | $ - $ 1,000 | $ 837 0%
65155 Legal Fees $ 2,500 0.00% 14.21% 0.31% | Per Precedence $ 2,500 | $ 2,189 | $ - $ 2,189 | $ 311 12%
65163  Legal Fees - Coll $ - 0.00% 0.00% 0.00% $ - $ - $ - $ - $ - 0%
Sub Total| $ 36,563 3.94% 7.53% 4.50% $ 35,177 | $ 29,197 | $ 4,807 | $ 34,004 | $ 1,173
66000 | Insurance
Mast Policy: Hub International
66525  Master Insur Policy - Insur Reserve | $ 36,574 7.57% 10.23% 4.50% $ 34000 |$ 24150 $ 9,031 |$ 33,181 % 819 2%
Earthquake Policy: Hub 5%
66528| Earth Movement - Insur Reserve $ 55,752 16.15% 17.79% 6.86% | International $ 48,000 |$ 33665|$ 13,665 S 47,330 | $ 670 1%
66539 Federal Income Tax S 500 0.00% 0.00% 0.06% | Tax on Association Income $ 500 | $ - $ - $ 500 | $ -
Sub Total| $ 92,826 12.52% 14.58% 11.42% $ 82,500 | $ 57,816 | $ 22,695 | $ 81,011 | $ 1,489
67000
67009 Repairs $ 45,000 12.50% 42.33% 5.54% | Gen. & repairs $ 40,000 | $ 26,588 | $ 5,028 | $ 31,616 | $ 8,384 21%
67020 Exterm and Pest Control $ 5,150 3.00% -5.88% 0.63% | Willards - Rodent Pest Svs. $ 5,000 | $ 4,332 | $ 1,140 | $ 5472 | $ (472) -9%
67051 Fire and Safety $ 8,580 5.80% 0.00% 1.06% | Annual Fire Insp., Repairs $ 8,110 | $ 3,916 | $ 4,664 | $ 8,580 | $ (470) -6%
68041 Backflow Device Inspec $ 1,290 0.00% -15.96% 0.16% | Actual Price per Annual Insp. $ 1,290 | $ 1,535 | $ - $ 1,535 | $ (245)
67055 Dryer Vent Cleaning $ 3,850 28.33% 0.00% 0.47% | 1 per year vent cleaning $ 3,000 | $ 3,850 | $ - $ 3,850 | $ (850) 0%
67075| Gutter Cleaning $ 8,800 0.00% 1404.27% 1.08% |Based on Pricing per Quote $ 8,800 | $ 585 | $ - $ 585 | $ 8,215 93%
67067 Lighting and Electrical S 250 0.00% 0.00% 0.03% | Lighting Maint., estimate $ 250 | $ - S - $ - $ 250 100%
67151 Roof Maint. $ - 0.00% 0.00% 0.00% | Roof Moss Treatment $ - $ - $ - $ - $ - 0%
67155 Snow and Deicer $ 3,000 0.00% -36.31% 0.37% | Seasonal Deicer Program $ 3,000 | $ 4,710 | $ - $ 4,710 | $ (1,710) -57%
67165 Building Wash - Siding and Decks $ - -100.00% -100.00% 0.00% | Wash Building Siding $ 22,638 | $ 19,250 | $ - $ 19,250 | $ 3,388 15%
Sub Total| S 75,920 -17.56% 0.43% 9.34% $ 92088 |$ 64,766 | $ 10,832 | $ 75,598 | $ 16,490
68000 |Land
Per Contract - Premiere Lands.
68015| Contract $ 67,573 9.95% 10.28% 8.32% $ 61,460 |$ 51,062 |$ 10,212 |$ 61,274 | $ 186 0%
68019] Land p $ 16,000 33.33% 62.77% 1.97% | Additional Improvements $ 12000[$ 9830[$ - s 9,830 | $ 2,170 18%
68033] Irrigation $ 4,000 100.00% -17.22% 0.49% |Based on Expected $  2000[$ 4832][$ - s 4832 % (2,832)]  -142%
Trim, Remove & Replace Trees
68050, Tree / $ 10,000 66.67% -31.23% 1.23% $ 6,000 | $ 14,542 | $ - $ 14542 |$ (8,542)| -142%
Sub Total | S 97,573 19.78% 7.84% 12.01% $ 81460 |S 80,266 | S 10,212 | $ 90,478 | $ (9,018)
69500 |Utilities
69524/ Electricity $ 3,505 0.88% 6.17% 0.43%) Common Area Electrical $ 353 |$ 2,751 |$ 550 | $ 3301 ¢ 235 7%
69548| Water & Sewer $ 140,000 0.00% 5.68% 17.23% | Residential Water Only $ 140,000 | $ 110,393 | $ 22,079 | $ 132,472 | $ 7,528 5%
69598 | Water - Irrigation $ 12,000 0.00% 18.15% 1.48% | Common Area Irrigation. $ 12,000 |$ 10,157 | $ - |$ 10157 [$ 1,843 0%
SubTotal| S 155,505 -0.02% 6.56% 19.14% $ 155536 |$ 113,144 | S 22,629 | $ 145930 | $ 9,606 6%
69700 |Contingency S - -100.00% -100.00% 0.00% | Anticipated Large Project $ 30,000 | $ 11,679 | $ 2,336 | $ 14,015 | $ 15,985 53%
Total $ 462,547 15.86% 26.00% 56.93% $ 399,223 |$ 304,956 |$ 51,499 |$ 367,112 | $ 32,111 0%
Prop,Liab.D&O: 25% Inc, EQ:
69733 |Insur. Reserve Funding* S 92,326 12.59% 12.60% 11.36% | 5% inc. S 82000|5 68330 |5 13,666 |$S 81,99 | S 4
69720 |Maint. Reserve Funding $ 350,000 9.14% 9.14% 43.07% ::‘s’e:::De’::s':: o= $ 320,677 | $ 267,230 | $ 53,446 | $ 320,676 | $ 1
Reserve Payback Contribution $ - 0.00% 0.00% 0.00% $ -
Net Income $ - Non-Profit Status $ 0|$ 94,044 | $ 28,301 | $ 117,272 | $ 36,765 -

*Insurance Reserve account is funded monthly but paid annulally
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RESOLUTION OF THE BOARD OF DIRECTORS OF
S A T T NeE ASSOCIATION
REGARDING A COLLECTION POLICY FOR DELINQUENT ASSESSMENTS

WHEREAS, the Association's Board of Directors is charged
with the responsibility of collecting assessments for common
expenses from unit owners pursuant to the Association
Declaration and/or Bylaws; and

WHEREAS, from time to time unit owners become delinguent in
payment of those assessments and fail to respond to the demands
from the Board to bring their accounts current; and

WHEREAS, the Board deems it to be in the best interests of
the Association to adopt a uniform and systematic procedure for
dealing with delinquent accounts in a timely manner, and further
believes it to be in the best interests of the Association to
refer these accounts promptly to an attorney for collection so
as to minimize the Association's loss of assessment revenue; and

WHEREAS, the Board has retained the Association's attorney
for the attorney's experience in representing condominium and
homecwner associations in collections and in other matters; and

WHEREAS, the Board has directed the Association's attorney
to represent the Association on the terms outlined in this
resolution; NOW, THEREFORE,

BE IT RESOLVED that the Association's attorney shall pursue
all collection and other matters which the Board, acting through
the Treasurer or manager, may from time to time refer to the
attorney and shall provide any advice and counsel which the
Board may from time to time require; and

BE IT FURTHER RESOLVED that the Treasurer or manager,
acting on behalf of the Association, shall pay the Association's
attorney the attorney's usual and customary charges for time
incurred in connection with the attorney's representation of the
Association, together with all costs incurred by the attorney,
including but not limited to fees and charges for filing,
document recording, service of process, messenger service, court
reporters, electronic or computer assisted legal research,
photocopies, postage, long distance calls, investigator's

Rev. 8-5-10 Sundberg & Pody Law Office, PLLC
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services, credit reports and title reports, promptly upon
receipt of the attorney's monthly invoice; and

BE IT FURTHER RESOLVED that pursuant to the Declaration
and/or Bylaws and RCW 64.34.364(13) there is hereby levied
against any assessment account which is not paid in full as of
the i=™ day of the month a late fee in the amount of
s o= which the Treasurer or manager is authorized and
directed to charge to and collect from any delinguent unit
owner; and

BE IT FURTHER RESOLVED that the Board and manager may agree
that all or some of the monthly late charges may be retained by
the manager in recognition of and as compensation for the
additional administrative burden imposed in dealing with
delinguent accounts; and

BE IT FURTHER RESOLVED that the Treasurer or manager 1is
directed to send to any unit owner who is more than thirty (30)
days delinquent in the payment of regular or special assessments
or other charges authorized by the Association's governing
documents (hereinafter referred to as "Assessments'"), a written
notice that if the account is not paid in full within ten (10)
days it will be turned over to the Association's attorney for
collection, including filing a lien against the delinquent unit,
and that the unit owner will be liable for payment of the
minimum charge imposed by the Associaticn's attorney to cover
fees and costs charged to the Association; and

BE IT FURTHER RESOLVED that the Treasurer or manager is
directed to refer any account which remains delinquent for ten
(10) days or more after the written notice to the Association's
attorney for collection; and

BE IT FURTHER RESOLVED that the Treasurer or manager 1is
directed to consult with the Association's attorney and turn
over for collection immediately any account where the unit owner
files or is the subject of a petition for relief in bankruptcy
or a lender has commenced any action for foreclosure of its lien
against the unit; and

BE IT FURTHER RESOLVED that the following policies shall
apply to all delingquent accounts turned over to the
Association's attorney for collection:

1. All contacts with a delinquent unit owner shall be
handled through the Association's attorney. Neither the
Treasurer or manager nor any Association officer or director

Rev. B-5-10 Sundberg & Pody Law 0ffice, PLLC
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shall have authority to settle the collection of the account
directly with a unit owner after it has been turned over to the
Association's attorney unless the Association's attorney is
present or has consented to the contact.

2. Unless otherwise specified, all sums collected on a
delinguent account should be remitted to the Association in care
of the Association's attorney until the account has been brought
current. ALl sums collected shall be applied in the following
order: interest, late charges, legal charges and then to regular
or special assessments (in order of the date of the regular or
special assessment).

3. To the extent provided by the Declaration and/or Bylaws,
all of the estimated Assessments due for up to the next
succeeding twelve (12) months shall be accelerated and become
immediately due and owing upon any required notice to the unit
owner. However, the Association's Treasurer, manager and
attorney are granted the discretion to waive this acceleration
in whole or in part under circumstances which they deem to be
appropriate.

4. To the extent provided by the Declaration and/or Bylaws,
a delinquent Assessment deposit of up to three (3) months
estimated Assessments shall be assessed on the unit owner's
assessment account. However, the Association's Treasurer,
manager and attorney are granted the discretion to waive this
Assessment deposit in whole or in part under circumstances which
they deem to be appropriate.

5. To the extent provided by the Declaration and/or Bylaws
and to the extent that a delingquent unit is rented by its owner,
the Association's attorney is authorized tc demand and collect
the rent from the tenant in the unit, and in the event that the
tenant agrees to make, and does make, the required payments, no
utility service to the unit shall be disconnected.

6. Interest at the rate provided by the Declaration and/or
Bylaws or otherwise at the legal rate shall be collected on all
delinguent Assessment amounts, including but not limited to late
charges and legal charges. However, the Association's Treasurer
or manager and attorney are granted the discretion to waive this
regquirement in whole or in part under circumstances which they
deem to be appropriate.

7. The Association's attorney's minimum legal fee shall be
assessed against each delinguent unit and its owner (including
repeat collections) at the time the account is turned over to

Rev. B-5-10 Sundberg & Pody Law 0ffice, PLLC
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the Association's attorney for collection. All legal fees and
costs incurred in the collection of a delinquent account shall
be assessed against the delinquent unit and owner and shall be
collectible as an Assessment as provided in Declaration and/or
Bylaws and RCW €4.34.364(14).

Adopted on the |4 day of I_\J geeimbpe |, 2040 .

! o T 1 R
rJ');b!fL \ANel e

ASSOCIATION
T N
L / A e o
By‘. By: Ly > -
Its Secretary
Rev. B-5-10 Sundberg & Pody Law Office, PLLC
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EXECUTIVE SUMMARY

Description

Hawthorne is a 140-unit
residential community located
along 13215 NE 154th Drive in
Woodinville, Washington. This
Reserve Study meets the
requirements of the
Washington Condominium
Act and the Washington
Unified Common Interest
Owner Act for a Level 3
Reserve Study update without
a site visit, and was prepared
by an independent Reserve
Study Professional.

Background

Construction of Hawthorne
was completed in about
1998. The community
consists of forty wood
framed buildings that are
two stories. The buildings
have a mix of vinyl, brick,
and wood siding with wood
trim. All buildings are topped
with asphalt composition
shingle roofs.

The recommended
annual contribution
to reserves for 2021
is $334,100.

Financial Information for the Current 2020 Fiscal Year

Reserve Account Balance on August 31, 2020 $1,51,477
Annual Operating Budget $462,547
Component Inclusion Threshold
(1% of the Operating Budget) $4.,625
Annual Budgeted Contribution to Reserves (2020) $350,000
Remaining Contributions to Reserves for the Year  $111,666
Planned or Implemented Special Assessment None
Fully Funded Balance $3,241,504
Percent Funded at Time of Study 47%
Moderate Risk
Funding Status at Time of Study for a Special
Assessment

Recommended Contribution to Reserves Starting in 2021

2021 Recommended Annual Contribution Rate $334,100

Breakdown of the Recommended Contribution :

2021 Recommended Contribution per Month $27,842
2021 Average Contribution per Unit per Year $2,386
2021 Ave. Contribution per Unit Per Month $199

2021 Baseline Funding Plan Contribution Rate $303,700

$368,600

2021 Full Funding Plan Contribution Rate

The recommended reserve contribution represents a
Threshold Funding Plan to prevent special assessments
over the course of the 30-year study while maintaining a
minimum reserve account balance of one year's
contribution to reserves and the percent funded between
32% and 78%. The fiscal year for the Reserve Study is a
calendar year. Cost projection accuracy decreases into the
distant future. Assumptions should be reconsidered and
updated with each revision of the study.

There is a requirement to have a current Reserve Study
with a current recommended reserve contribution rate.
Reserve Studies must be updated annually to reflect
recent financial information, repairs or replacements, and
to adjust for future repair costs. Every three years, the
update must be based on a visual on-site inspection
conducted by a Reserve Study Professional.

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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Five Years At A Glance 2021 Through 2025

The following reserve funded expenses are expected to occur in the next five years at

Hawthorne in constant dollar values.

Estimated Cost

Year 1 (2021) Anticipated Maintenance

2.7.3 Railroad Ties at Stairwell - Replace $12,500
6.1.1 Deck Frame - Repair $36,170
6.1.2 Deck Surface - Recoat $82,210
6.2.2 Exterior Wood Trim - Repair $162,500
6.2.4 Wood Column Bases - Replace $32,830
9.8.1 Exterior Wood Trim - Clean, Caulk & Paint $343,500
9.8.2 Unit Entry Door - Paint $14,480
10.5.1 Exterior Mail Pedestal Unit - Replace $39,680

Total Estimated Expenses for Year 1 (2021) $777,800

Estimated Cost

Year 2 (2022) Anticipated Maintenance

2.6.1 Asphalt Paving - Repair $17,110
2.6.2 Asphalt Paving - Seal Coat $23,310
3.3.1 Concrete Pavement - Repair $4,770
6.2.1 Brick Siding - Repair $34,000
17.2.1 Alarm Control Panel - Replace $10,900

Total Estimated Expenses for Year 2 (2022) $90,090

Estimated Cost

Year 3 (2023) Anticipated Maintenance

No maintenance anticipated

Total Estimated Expenses for Year 3 (2023)

Estimated Cost

Year 4 (2024) Anticipated Maintenance

17.2.1 Alarm Control Panel - Replace

$10,900

Total Estimated Expenses for Year 4 (2024)

$10,900

Estimated Cost

Year 5 (2025) Anticipated Maintenance
2.7.1 Wood Privacy Fencing - Replace

$13,410

Total Estimated Expenses for Year 5 (2025)

$13,410

Many factors may influence the actual costs that may be experienced. The quality
of replacement materials of items can significantly impact cost, as well as the
timing between replacements. The use of Architects or independent construction
managers to specify and oversee work may also cause additional expenses.
Common interest communities typically experience higher costs than other
comparable multifamily projects, in part due to the difficulty contractors have
obtaining insurance to work on common interest communities.

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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INTRODUCTION

Purpose of a Reserve Study

The purpose of a Reserve Study is to
recommend a reasonable annual reserve
contribution rate made by an association to
its reserve account. Reserve accounts are
established to fund major maintenance,
repair, and replacement of common
elements, including limited common
elements, expected within the next thirty
years. A Reserve Study is intended to
project availability of adequate funds for
the replacement or major repair of any
significant component of the property as it
becomes necessary without relying on
special assessments. It is a budget planning
tool which identifies the current status of
the reserve account and a stable and
equitable Funding Plan to offset the

anticipated future major shared
expenditures. Each reserve component is
evaluated to determine the current
condition, the remaining useful life, and the
estimated replacement cost. This
information is combined into a spreadsheet
to determine funding requirements and
establish the annual contribution rate
needed to minimize the potential for special
assessments. All costs and annual reserve
fund balances are shown in constant dollars,
and with adjustments for annual inflation
and interest earned. Ideally, an even level of
contributions is established that maintains a
positive balance in the reserve account over
the timeline the study examines.

A Reserve Study also calculates a theoretical “Fully Funded Balance”.
Fully Funded Balance is the sum total of the reserve components’
depreciated value using a straight-line depreciation method.

To calculate each component’s depreciated value:

Depreciated Value = Current Replacement Cost X

Effective Age
Expected Useful Life

By comparing the actual current reserve fund balance, to the
theoretical Fully Funded Balance a Percent Fully Funded is derived.

These expenses could be emergency
repairs not covered by insurance, or
expenses that differ from the existing
Reserve Study in terms of timing or cost.
The Fully Funded Balance is neither the
present replacement cost of all of the
Association’s reserve components, nor
does it have a mathematical relationship to
the recommended threshold reserve
contribution funding plan.

The percent fully funded
acts as a measuring tool
to assess an association’s
ability to absorb
unplanned expenses.
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Three levels of Reserve Studies:

Level 1: The first level, an initial Reserve Study, must be
based upon a visual site inspection conducted by a
Reserve Study Professional. This is also known as a full
Level 1 Reserve Study with a site visit.

Level 2: Thereafter at least every three years, an updated
Reserve Study must be prepared, which again is based
upon a visual site inspection conducted by a Reserve
Study Professional. This is also known as a Level 2 update
with a site visit.

Level 3: As noted earlier, the Association is required to
update its Reserve Study every year. However, in two of
the three years, the annual updates do not require a site
visit. This is also known as a Level 3 update without a site
visit.

Level 4: The Community Associations Institute defines a
Level 4 reserve study for communities under construction
as a Preliminary, Community Not Yet Constructed reserve
study.

Our Approach to a Reserve Study

Reserve Consultants LLC employs a
“Reasonable Approach” when evaluating
reserve components in order to draft a
study that is of greatest value to our clients. this
This means we attempt to predict, based on

the costs involved and the client’s O
objectives, what a reasonable person will
decide to have done when maintenance, .

repairs, or replacement become necessary.
For example, a reasonable person will not
replace a fence when it only needs to be
repainted. The benefit of this is that reserve
contributions are minimized to allow for .
what is most likely to occur. Our studies are

not based on a worst-case scenario, but

rather on what we expect is most likely to

occur. Our approach assumes minor

problems will be corrected as they occur,

before they become major problem.

This study

iIs a Level 3
Reserve Study
update without a
site visit.

The next required update for
Hawthorne is a Level 2 study
by September, 2021.

Several sources were used in drafting

report. These include:

Review of previous reserve study
report(s);

Input provided by association
representatives;

Review of a list of components the
Association is responsible for;

Generally accepted construction,
maintenance, and repair guidelines

Many factors may influence the actual costs that the association will experience. The quality
of replacement materials of items can significantly impact cost, as well as the timing between
replacements. The use of Architects or independent construction managers to specify and
oversee work may also cause additional expenses. Condominium associations typically
experience higher costs than other comparable multifamily projects, in part due to the

difficulty contractors have obtaining insurance to work

on condominium buildings. Reserve

Consultants LLC has been completing reserve studies and project management in the Pacific

Northwest since 1992 and bases component repair and

replacement cost estimates on this

experience, as well information provided by the association.

ww.reserveconsultants.net infol@reserveconsultants.net 206.523.3248
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Government Requirements for a Reserve Study

(a) The content of a Reserve Study for a condominium is regulated by the Washington
State government (RCW 64.34.382 §2).

(b) A reserve component list, including roofing, painting, paving, decks,
siding, plumbing, windows, and any other reserve component that
would cost more than one percent of the annual budget for major
maintenance, repair or replacement. If one of these reserve components
is not included in the Reserve Study, the study should provide
commentary explaining the basis for its exclusion. The study must also
include quantities and estimates for useful life of each reserve
component, remaining useful life of each reserve component, and
current repair and replacement cost for each component;

(c) The date of the study and a statement that the study meets the
requirements of this section;

(d) The following level of reserve study performed (i) Level | Full reserve
study funding analysis and plan; (ii) Level Il Update with visual site
inspection; or (iii) Level Il Update with no visual site inspection;

(e) The association’s reserve account balance;

(f) The percentage of the fully funded balance that the reserve account is
funded;

(9) Special assessments already implemented or planned;
(h) Interest and inflation assumptions;
(i) Current reserve account contribution rate;

() A recommended reserve account contribution rate; a contribution rate
for a full funding plan to achieve one hundred percent fully funded
reserves by the end of the thirty-year study period, a baseline funding
plan to maintain the reserve (fund) balance above zero throughout the
thirty-year study period without special assessments, and a contribution
rate recommended by a reserve study professional;

(k) A projected reserve account balance for thirty years and a funding plan
to pay for projected costs from those reserves without reliance on
future unplanned special assessments; and

(H A statement on whether the reserve study was prepared with the assistance of a
reserve study professional.
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The Washington State government further requires the following disclosure in every
Reserve Study (RCW 64. 34.382§3):

"This reserve study should be reviewed carefully. It may not include all
common and limited common element components that will require major
maintenance, repair, or replacement in future years, and may not include
regular contributions to a reserve account for the cost of such maintenance,
repair, or replacement. The failure to include a component in a reserve study,
or to provide contributions to a reserve account for a component, may, under
some circumstances, require you to pay on demand as a special assessment
your share of common expenses for the cost of major maintenance, repair, or
replacement of a reserve component.’

The full Washington Condominium Act may be reviewed on the Washington State
Legislature’s website at: http://apps.leg.wa.gov/rcw/default.aspx?cite=64.34 and parts of
64.34.380 to 64.34.392 for the Reserve Study Amendment’s portions. In April 2011, the Act
was amended to change the required content within the Reserve Studies, add reporting of
the Reserve Study results as part of the budget summary to owners, and extend the Reserve
Study requirement to homeowners’ associations with significant assets. For questions
regarding the Act, we recommend contacting an attorney familiar with condominiums' legal
requirements.

Effective July 1, 2018, the Washington Unified Common Interest Act (WUCIOA) has
impacted common interest communities. Our reserve studies also comply with
WUCIOA.

RCW 64.90.550 §2 states that a reserve study must include:

(a) A reserve component list, including any reserve component, the
replacement cost of which exceeds one percent of the annual budget of
the association, excluding contributions to the reserves for that reserve
component. If one of these reserve components is not included in the
reserve study, the study must explain the basis for its exclusion. The
study must also include quantities and estimates for the useful life of
each reserve component, the remaining useful life of each reserve
component, and current major replacement costs for each reserve
component;

(b) The date of the study and a disclosure as to whether the study meets
the requirements of this section;

(c) The following level of reserve study performed:
a. Level I: Full reserve study funding analysis and plan;
b. Level ll: Update with visual site inspection; or
c. Level lll: Update with no visual site inspection;

(d) The association’s reserve account balance;

(e) The percentage of the fully funded balance to which the reserve
account is funded;

(f) Special assessments already implemented or planned;

(9) Interest and inflation assumptions;
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(h) Current reserve account contribution rates for a full funding plan and a
baseline funding plan;

(i) A recommended reserve account contribution rate for a full funding
plan to achieve one hundred percent fully funded reserves by the end of
the thirty-year study period, a recommended reserve account
contribution rate for a baseline funding plan to maintain the reserve
account balance above zero throughout the thirty-year study period
without special assessments, and a reserve account contribution rate
recommended by the reserve study professional;

() A projected reserve account balance for thirty years based on each
funding plan presented in the reserve study;

(k) A disclosure on whether the reserve study was prepared with the
assistance of a reserve study professional, and whether the reserve
study professional was independent; and

() A statement of the amount of any current deficit or surplus in reserve
funding expressed on a dollar per unit basis. The amount is calculated
by subtracting the association’s reserve account balance as of the date
of the study from the fully funded balance, and then multiplying the
result by the fraction or percentage of the common expenses of the
association allocable to each unit; except that if the fraction or
percentage of the common expenses of the association allocable vary
by unit, the association must calculate any current deficit or surplus in a
manner that reflects the variation.

In addition, the WUCIOA requires the following disclosure in every Reserve Study (RCW
64.90.550 & 3):

"This reserve study should be reviewed carefully. It may not include all common and
limited common element components that will require major maintenance, repair, or
replacement in future years, and may not include regular contributions to a reserve
account for the cost of such maintenance, repair, or replacement. The failure to
include a component in a reserve study, or to provide contributions to a reserve
account for a component, may, under some circumstances, require the association
to (1) defer major maintenance, repair, or replacement, (2) increase future reserve
contributions, (3) borrow funds to pay for major maintenance, repair, or
replacement, or (4) impose special assessments for the cost of major maintenance,
repair, or replacement.”

Furthermore, RCW 64.90.550 §2 states that the budget must include:

(d) the current amount of regular assessments budgeted for contribution to the reserve
account;

(e) A statement of whether the association has a reserve study that meets the
requirements of RCW 64.90.550 of this act and, if so, the extent to which the budget
meets or deviates from the recommendations of that reserve study; and

(f) The current deficiency or surplus in reserve funding expressed on a per unit basis.

RCW 64.90.550 &2 (d) - (f) requirements are covered by the Supplemental Budget
Information disclosure that is prepared with each reserve study when the Association is ready
to ratify the budget.
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Limitations and Assumptions of a Reserve Study

This Reserve Study is not a report on the
condition of the assets maintained by
Hawthorne, or a detailed report of
necessary maintenance to the assets. It is
also not an investigation into or comment
on the quality of construction of the reserve
components, or whether the construction
complies with the building code or the
requirements of the Washington
Condominium Act and the Washington
Common Interest Ownership Act
(WUCIOA).

The component list is based on information
provided by Hawthorne. Reserve
Consultants LLC does not provide legal
interpretations of governing documents or
auditing services on account information
provided.

The observations made by Reserve
Consultants LLC are limited to a visual
inspection of a sample of the reserve
components. Unless informed otherwise,
our assumption is that the components are
constructed in substantial compliance with
the building code and to industry standards,
and that it will receive ordinary and
reasonable maintenance and repair by
Hawthorne. These assumptions include that
most reserve components will achieve their
normal useful lives for similar components
in the Pacific Northwest, and that they will
be replaced when necessary to prevent
damage to other reserve components.

This Reserve Study assumes that the assets
will be maintained to keep a good level of
appearance, with a special emphasis on
retaining the original appearance of the
assets to the greatest possible extent. The
analysis also assumes that Hawthorne will
replace materials as they are required with
good quality materials, installed by
qualified, licensed, contractors. We further
assume that the assets will experience the
full typical useful life for the new materials
installed.

The long-term nature of this study requires
that certain assumptions and predictions be
made about future events. Since there can
be no guarantee that these future events
will occur as assumed, this analysis must be
viewed in light of the circumstances under
which it was conducted. Reasonable effort
has been made to ensure that the
conclusions of this report are based on
reliable information and sound reasoning.

This report should be updated annually with
actual repair costs, reserve fund balances,
etc. Every three years it should be updated
with a site inspection and professional
review. Regular updating will allow changes
based on actual occurrences and
adjustments for the cost of repairs to be
incorporated into the annual reserve
contributions. This will allow any savings or
additional costs to be properly allocated
among unit owners.
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Inflation and Interest Rate Projections

When making estimates on the future inflation and interest rates, we use a
staggered approach to more accurately reflect future economic projections.

For inflation, we use the construction industry inflation rates published by RS Means, which
differ from the consumer inflation index. The average annual construction inflation increase
since 1989 is 3.24%. We do not apply inflation to the annual reserve contribution in Year O.
Likewise, we do not apply inflation to the recommended reserve contribution in Year 1 since
this is the first year at the recommended contribution rate. Inflation applied to the
components on the inflated spreadsheet is compounded annually; the values are listed for
each year at the bottom of the inflated spreadsheet.

For interest rates, we analyze the historical data provided by the Board of Governors of the
Federal Reserve. The average annual interest rate since 1989 is 3.11%. The interest for
associations is typically lower than average due to conservative investing options that are
usually employed by associations. Interest is applied to Year O only in the constant
spreadsheet so that the starting reserve fund balance in Year 1is the same for both the
constant and inflated spreadsheets, as illustrated on the following page.

Inflation and Interest Rate Projections for Hawthorne

Contribution .
Inflation Interest

Years Applied

Inflation
Year O (2020) 0% 0% 1%
Year 1(2021) 0% 4% 1%
Year 2 (2022) through Year 10 (2030) 3% 3% 2%
Year 11 (2031) through Year 30 (2050) 4% 4% 3%

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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Starting Reserve Fund Balance for Year 1 (2021)

The starting reserve fund balance for 2021 has been estimated by combining the following
figures that were provided by an association representative:

$1,511,477 reserve fund balance as of August 31, 2020

($9,795) anticipated remaining maintenance expenses in 2020

+ $0 planned special assessment in 2020
+ $111,666 remaining reserve contributions for 2020
+ $5,156 projected interest on the 2020 reserve fund balance

$1,618,504 estimated beginning balance for fiscal year 2021

Below is a summary of the anticipated remaining maintenance expenses for 2020.

Component Maintenance Estimated Cost
15.4.1 Site Drainage System - Contingency $9,795
Total Estimated Costs for 2020: $9,795

The actual or projected total reserve fund balance presented in the Reserve Study is based on

information provided to RCL and was not audited.

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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ASSOCIATION OVERVIEW

Hawthorne is a 140-unit residential community located
in Woodinville, Washington. Construction was
completed in about 1998. The community consists of
forty wood framed buildings that are two stories. The
buildings have a mix of vinyl, brick, and wood siding
with wood trim. All buildings are topped with asphalt
composition shingle roofs.

Common components maintained with funds from
reserves include asphalt roads and parking areas lined
by concrete curbs and sidewalks, and exterior decks or
patios. A common area playground and infrastructure
for plumbing and site drainage systems are also
maintained with funds from reserves.

/Images are from file photos taken at the /ast site visit.

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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COMPONENTS INCLUDED IN THE RESERVE STUDY

Reserve studies for condominiums are required to include roofing, painting, paving, decks,
siding, plumbing, windows, and any other reserve component that would cost more than one
percent of the annual budget for major maintenance, repair or replacement (RCW 64.34.382).
While the law defines the inclusion threshold to be 1% of the operating budget, or $4,625,
components valued less than the legal threshold may be included to better capture reserve

funding for Hawthorne.

Component Funding Excluded from the Reserve Study

Operating Budget

The following components may qualify
for inclusion within the Reserve Study,
but have been excluded from the
budget because they are maintained
with funds from the operating budget:

¢ landscaping

¢ large tree removal

e irrigation system

¢ street pole light

¢ roof repairs

¢ reserve study updates

Unit Owner Responsibility

There are items that individual unit
owners are responsible to maintain and
pay for, including, but not limited to:

e garage door

* unit door

e window frame & glazing

¢ plumbing inside the unit

* interior finishes within the residence

Not all components that are the individual unit owners’ responsibility are described in the
report. The costs for items maintained by individual unit owners are not included in the
budget for the reserve account contribution recommendations. Individual owners are
financially responsible for repairs for elements that are not the responsibility of the
Association to maintain. We recommend that associations establish policies and processes
regarding the maintenance on these “owner responsibility” items.

Adjustments to Component Reserve Recommendations

This reserve study provides updated
information on the components from prior
reserve studies. All cost estimates were
adjusted to reflect the actual inflation rate
for construction work in Washington State,
and costs actually experienced by
Hawthorne or others in the area. To
complete the report, we were provided with
a record of recent expenditures on reserve
components.

We use those figures, where applicable, for
updating component cost projections,
applying an appropriate inflation factor.
Where updated figures from actual work
performed are not available, cost
projections from the previous reserve study
are updated for inflation and rounded to the
nearest $10, using the RS Means 2019 to
2020 inflation figure of 5.94% for
construction work.



RESERVE COMPONENT SUMMARY

Due to the uncertainty of future inflation values, the future maintenance costs on the
component summary sheets are shown in constant dollar values.

Annual updates, as required by law, are important to accurately keep up with inflation trends.

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248

13



I Hawthorne RS3 2020-11-05

2.6.1 Asphalt Paving - Repair

Maintenance Cycle: 6 years Next Maintenance: Year 2 (2022)
Quantity: 100,900 Square Feet Unit Cost: $7.71/ SF
Estimate: 100,900 SF X 2% X $7.71/SF = $15,559 + tax = $17,110

The Association reported in 2020 they are planning to repair the asphalt paving as previously budgeted.
The asphalt paving was repaired, and seal coated in 2016. The budget provides for repairs of up to 2% of
the total asphalt pavement and is set in conjunction with the asphalt seal coating and restriping
component, 2.6.2.

2.6.2 Asphalt Paving - Seal Coat

Maintenance Cycle: 6 years Next Maintenance: Year 2 (2022)
Quantity: 100,900 Square Feet Unit Cost: $0.21/ SF
Estimate: 100,900 SF X 100% X $0.21/SF = $21,189 + tax = $23,310

The budget provides funds to seal coat the asphalt pavement at the time of asphalt repairs. The budget
amount was set by the Association representative. No issues were reported in 2020. The asphalt roads
were seal coated in 2016. No cracks were noted during the 2018 site visit.

2.6.3 Asphalt Paving - Overlay

Maintenance Cycle: 30 years Next Maintenance: Year 20 (2040)
Quantity: 100,900 Square Feet Unit Cost: $2.20 / SF
Estimate: 100,900 SF X 100% X $2.20/SF = $221,980 + tax = $244,180

An overlay of the asphalt driveway and parking area is budgeted when the asphalt has reached the end
of useful life, and seal coating and repairs no longer provide an adequate driving surface.

2.7.1 Wood Privacy Fencing - Replace

Maintenance Cycle: 3 years Next Maintenance: Year 5 (2025)
Quantity: 515 Linear Feet Unit Cost: $94.69 / LF
Estimate: 515 LF X 25% X $94.69/LF = $12,191 + tax = $13,410

The Association repairs and stains about 20 privacy fences every 3 years. Eighteen privacy fences were
maintained in 2018 at a cost of about $10,900. There are an estimated 20 privacy fences remaining to be
repaired and stained. At the request of the Association the next maintenance year was moved to 2025.
Twelve years after completing fence maintenance in 2025, the repair cycle begins again with up to 20
fences funded for repairs and staining every 3 years. There are about 80 privacy fences in total.

Component Summary Page 1of 8
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2.7.2 Wood Split Rail Fence - Replace

Maintenance Cycle: 20 years Next Maintenance: Year 12 (2032)
Quantity: 450 Linear Feet Unit Cost: $17.62 / LF
Estimate: 450 LF X 100% X $17.62/LF = $7,929 + tax = $8,720

The budget provides funds to replace the split rail fences located at NE 154th Drive, at the playground,

and at the cul-de-sac of 135th Place NE. The fences were noted to be in good condition at the site visit in
2018.

2.7.3 Railroad Ties at Stairwell - Replace

Maintenance Cycle: 35 years Next Maintenance: Year 1(2021)

Quantity: 1 Lump Sum Unit Cost: $12,500.00 /LS
Estimate: $12,500

The Association requested the addition of this component to provide a contingency for the replacement
of 30 railroad ties on the stairwell between 134th and 145th Place NE in 2021. The lump sum amount was
provided by the Association and is intended to financially prepare the Association for the upcoming
maintenance needs of this component.

2.8.1 Playground - Contingency

Maintenance Cycle: 20 years Next Maintenance: Year 7 (2027)

Quantity: 1 Lump Sum Unit Cost: $12,000.00 /LS
Estimate: $12,000

The budget provides funds for periodic playground equipment inspections and it is recommend that
problems be repaired when discovered. The contingency may be drawn from as needed to keep the
playground safe.

3.3.1 Concrete Pavement - Repair
Maintenance Cycle: 6 years Next Maintenance: Year 2 (2022)
Quantity: 24,650 Square Feet Unit Cost: $8.80 / SF
Estimate: 24,650 SF X 2% X $8.80/SF = $4,338 + tax = $4,770

The reserve component budgets for repair of up to 2% of the concrete sidewalks, driveways, and curbs
each repair cycle. The repair cycle is set in conjunction with asphalt repairs, 2.6.1.

Component Summary Page 2 of 8
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3.3.2 Retaining Wall - Contingency
Next Maintenance: Year 6 (2026)

Maintenance Cycle: 10 years
Quantity: 1 Lump Sum Unit Cost: $5,500.00 /LS

Estimate: $5,500
The budget allows for periodic repairs of the rock walls along NE 154th Drive and at the cul-de-sac of

135th Place NE. No issues have been reported.

5.4.1 Entry Railings - Replace
Next Maintenance: Year 7 (2027)

Maintenance Cycle: 30 years
Quantity: 950 Linear Feet Unit Cost: $132.15/ LF
Estimate: 950 LF X 100% X $132.15/LF = $125,543 + tax = $138,100

This component budgets for a complete replacement of the railings when they have reached the
approximate end of useful life. The entry railings were noted to be stable and in good condition at the

site visit in 2018.

5.4.2 Deck Railings - Replace
Next Maintenance: Year 7 (2027)

Maintenance Cycle: 30 years
Quantity: 2,100 Linear Feet Unit Cost: $132.16 / LF
Estimate: 2,100 LF X 100% X $132.16/LF = $277,536 + tax = $305,290

The component budgets funds for a complete replacement of the deck railings at the same time to keep
a consistent exterior appearance of the Association.

6.1.1 Deck Frame - Repair
Next Maintenance: Year 1(2021)

Maintenance Cycle: 7 years
Quantity: 9,048 Square Feet Unit Cost: $36.34 / SF
Estimate: 9,048 SF X 10% X $36.34/SF = $32,880 + tax = $36,170

The Association reported that deck frame repairs were not completed in 2020 and plans to address the
deck repairs in 2021. In 2017, deck repairs were completed at a cost of $17,950. The budget provides
funds to repair about 10% of the total decks. The repairs are set in conjunction with deck surface

recoating, component 6.1.1.

Component Summary Page 3 of 8
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6.1.2 Deck Surface - Recoat

Maintenance Cycle: 7 years Next Maintenance: Year 1(2021)
Quantity: 9,048 Square Feet Unit Cost: $8.26 / SF
Estimate: 9,048 SF X 100% X $8.26/SF = $74,736 + tax = $82,210

The Association reported that deck surfaces were not recoated in 2020 and plans to resurface the decks

in 2021. In 2018 the deck surfaces were noted to be in fair condition. The deck surfaces were last
recoated in 2012.

6.1.3 Deck Surface - Replace
Maintenance Cycle: 28 years Next Maintenance: Year 8 (2028)
Quantity: 9,048 Square Feet Unit Cost: $19.82 / SF
Estimate: 9,048 SF X 100% X $19.82/SF = $179,331 + tax = $197,260

The component establishes a budget for a complete replacement of the deck surfaces a full maintenance
cycle after completion of surface recoating, component 6.1.3.

6.2.1 Brick Siding - Repair
Maintenance Cycle: 10 years

Next Maintenance: Year 2 (2022)

Quantity: 1 Lump Sum Unit Cost: $34,000.00 /LS
Estimate: $34,000

The Association reported that brick siding repairs were not completed in 2020 and plans to address
brick maintenance in 2022. No issues were reported.

6.2.2 Exterior Wood Trim - Repair
Maintenance Cycle: 10 years

Next Maintenance: Year 1(2021)

Quantity: 1 Lump Sum Unit Cost: $162,500.00 / LS
Estimate: $162,500

The Association reported that exterior wood trim repairs were not completed in 2020 and plans to
address repairs in 2021. An ROM proposal was received by the Association in 2020 at cost of $162,540.
The lump sum budget was updated accordingly. In2018 it was noted that the wood of several facia
boards and edge trim was in poor condition and in need of repair and selective replacement.

Component Summary Page 4 of 8
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6.2.3 Vinyl Siding - Replace

Maintenance Cycle: 40 years Next Maintenance: Year 19 (2039)
Quantity: 239,000 Square Feet Unit Cost: $13.21/ SF
Estimate: 239,000 SF X 100% X $13.21/SF = $3,157,190 + tax = $3,472,910

The budget provides funds for a complete vinyl siding replacement at the approximate end of its useful
life. The siding appeared to be weathering well with no issues reported at the site visit in 2018.

6.2.4 Wood Column Bases - Replace

Maintenance Cycle: 20 years Next Maintenance: Year 1(2021)
Quantity: 328 Each Unit Cost: $91.00 / EA
Estimate: 328 EA X 100% X $91.00/EA = $29,848 + tax = $32,830

The Association reported that wood column bases were not replaced in 2020 and plans to complete the
project in 2021 at a cost of $32,813 according to an ROM proposal received by the Association. The
wood column bases were noted to be in poor condition in 2018. The budget provides funds to replace all
wood bases with aluminum bases in conjunction with the exterior painting project.

7.3.1 Gutters & Downspouts - Maintain

Maintenance Cycle: 10 years Next Maintenance: Year 9 (2029)
Quantity: 22,400 Linear Feet Unit Cost: $10.85/ LF
Estimate: 22,400 LF X 25% X $10.85/LF = $60,760 + tax = $66,840

The Association reported completing gutter and downspout maintenance in 2019 at a cost of $66,869.
The cost was higher than previously budgeted because more repairs were needed that anticipated. The
budgeted amount was increased to reflect the recent experienced cost, and the maintenance cycle reset.
The budget provides funds to maintain the gutters and downspouts with 25% of the total replacement
cost.

7.4.1 Asphalt Shingle Roof - Replace

Maintenance Cycle: 30 years Next Maintenance: Year 29 (2049)
Quantity: 2,000 Roofing Square: Unit Cost: $580.35/ SQ
Estimate: 2,000 SQ X 100% X $580.35/SQ = $1,160,700 + tax = $1,276,770

The budget provides funds for replacement within 30 years of the new roof installment to ensure an
adequate amount is available for a future roof replacement. The roofs were replaced in 2018 at a total
cost of about $1,159,147. The new roofs have Malarkey Highlander and Legacy shingles which carry a 40-
and 50-year term warranty.

Component Summary Page 5 of 8
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8.5.1 Skylights - Replace

Maintenance Cycle: 30 years Next Maintenance: Year 29 (2049)
Quantity: 320 Each Unit Cost: $309.35 / EA
Estimate: 320 EA X 100% X $309.35/EA = $98,992 + tax = $108,890

New skylights were installed during the roof replacement project in 2018. The maintenance cycle is set in
conjunction with the next roof replacement.

9.8.1 Exterior Wood Trim - Clean, Caulk & Paint

Maintenance Cycle: 10 years Next Maintenance: Year 1(2021)
Quantity: 1 Lump Sum Unit Cost: $343,500.00 /LS
Estimate: $343,500

Exterior wood trim cleaning, caulking, and painting is planned for 2021. The Association obtained a
proposal in 2020 in the amount of $343,418. The budget has been updated accordingly.

9.8.2 Unit Entry Door - Paint

Maintenance Cycle: 10 years Next Maintenance: Year 1(2021)
Quantity: 140 Each Unit Cost: $94.00 / EA
Estimate: 140 EA X 100% X $94.00/EA = $13,160 + tax = $14,480

Unit entry door painting is planned for 2021. The Association obtained a proposal in 2020 at a cost of
$14,365. The budget was updated accordingly. The budget provides for painting the doors only.
Replacing the unit door is the responsibility of the unit owner.

10.4.1 Entry Monument Sign - Refurbish

Maintenance Cycle: 30 years Next Maintenance: Year 12 (2032)
Quantity: 1 Lump Sum Unit Cost: $5,500.00 /LS
Estimate: $5,500

The component provides funds for replacing the sign and repairing the brick structure. The brick
monument structure and sign appeared to be in good condition at the time of the site visit in 2018.

Component Summary Page 6 of 8
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10.5.1 Exterior Mail Pedestal Unit - Replace

Maintenance Cycle: 25 years Next Maintenance: Year 1(2021)
Quantity: 10 Each Unit Cost: $3,607.27 / EA
Estimate: 10 EA X 100% X $3,607.27/EA = $36,073 + tax = $39,680

The budget provides funds to replace 10 mailbox pedestal units at once to maintain a consistent exterior
appearance. The next maintenance year was moved up to fund for maintenance in 2021 at the request of
the Association. In 2018 it was reported that one unit was replaced in 2017.

15.2.1 Plumbing Systems - Contingency

Maintenance Cycle: 10 years Next Maintenance: Year 8 (2028)
Quantity: 140 Each Unit Cost: $5,506.49 / EA
Estimate: 140 EA X 10% X $5,506.49/EA = $77,091 + tax = $84,800

The plumbing allowance is intended for unforeseen problems with the common supply and drain
plumbing lines, typically the sections running from the utility connection to the buildings. The allowance
may to be drawn from at the discretion of the Association.

15.4.1 Site Drainage System - Contingency

Maintenance Cycle: 6 years Next Maintenance: Year O (2020)
Quantity: 1 Lump Sum Unit Cost: $9,795.00 / LS
Estimate: $9,795

The Association reported completing site drainage maintenance in 2020 at a cost of $9,795, which was
not year paid and is shown as an expense in 2020. The budget has been increased to reflect the recent
experienced cost. The budget provides a contingency to maintain the components of the site drainage
system and to provide funds to improve site drainage as required.

16.6.1 Exterior Light Fixtures - Replace

Maintenance Cycle: 18 years Next Maintenance: Year 1(2021)
Quantity: 424 Each Unit Cost: $115.63 / EA
Estimate: 424 EA X 100% X $115.63/EA = $49,027 + tax = $53,930

The Association reported plans to replace the light fixtures in 2021 in conjunction with the exterior wood

trim repair and painting project. The budget is set to fund for replacing all fixtures at the same time to
maintain a consistent exterior appearance of the community.

Component Summary Page 7 of 8
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17.2.1 Alarm Control Panel - Replace

Maintenance Cycle: 2 years Next Maintenance: Year 2 (2022)
Quantity: 40 Each Unit Cost: $2,752.53 / EA
Estimate: 40 EA X 9% X $2,752.53/EA = $9,909 + tax = $10,900

The Association reported that alarm control panels were not required to be replaced in 2020 and plans
to complete needed replacements in 2022. The Association has reportedly replaced 6 fire panels in the
recent past. The budget allows for replacing about 3 panels every other year.

Component Summary Page 8 of 8
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FINANCIAL ANALYSIS & RESERVE CONTRIBUTION RECOMMENDATIONS

The contribution as a
percentage of average unit
value is calculated to provide a
way for owners, and
prospective owners, to compare
the reserve requirements of one
association with that of another
association or of single-family
home ownership.

Using an average unit value of
$500,000, the average
contribution per unit per year as
a percentage of the average
unit value at Hawthorne is
0.48%. Typically, condominium
associations in the Puget Sound
area need to set aside from
1/2% to 1% of their average unit
value, homeowners’
associations need to put aside
1/3% to 1/2% and single-family
homeowners should put aside
1% to 2% each year.

FUNDING PLANS

THRESHOLD FUNDING

$334,100

A starting annual
contribution of $334,100
fulfills the definition of a
Threshold Funding plan
which provides funding as
expenses are incurred over
time, while always
maintaining a minimum
reserve fund balance of one
year's contribution to
reserves and the percent
funded between 32% and
78%. This is our
recommended funding plan.

rveconsultants.net info@reserveconsultants.net

Hawthorne should determine the best reserve funding level
for their association based on their maintenance needs and
risk aversion.

Recommended 2021 Contribution $334,100
Recommended Contribution per Month $27,842
Average Contribution per Unit per Year $2,386
Average Contribution per Unit Per Month $199

For budgeting purposes, we recommend that Hawthorne
set the contribution rate at $334,100 for reserves
beginning in 2021. The annual reserve contribution should
increase annually with inflation. This amount is determined
using the Cash Flow method with a Threshold Funding
plan, to provide adequate reserves each time an expense is
anticipated, with a minimum level of reserves (the
threshold) equal to one year's contribution to reserves at
all times during the study period while also maintaining the
percent funded between 32% and 78%, so that no special
assessments will be required.

FULLY FUNDING

$368,600

Hawthorne could also
consider contributions to
obtain and maintain the
level of reserves to be Fully
Funded, so that the Percent
Fully Funded is 100% by
Year 30. The recommended
Full Funding contribution
rate would be $368,600.

An alternative strategy
Hawthorne could employ is
Baseline Funding. This
provides for necessary
expenditures without
maintaining a minimum
reserve fund balance. To
pursue such a strategy, the
recommended Baseline
Funding contribution rate
would be $303,700.

14
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Comparison of Funding Plans and Fully Funded Balance Over 30 Years

Below is a line graph in compliance with RCW 64.90.550 &2(j) which depicts the projected
fiscal year end reserve balance for the Current, Baseline, Recommended and Full Funding
Plans for Hawthorne.

The bar graph represents the projected Fully Funded Balance each year for the next 30 years.

Hawthorne
Comparison of Fully Funded Balance and Funding Plans

$12,000,000
$10,000,000
$8,000,000
$6,000,000
$4,000,000

$2,000,000

mmm Projected Fully Funded Balance
e $350,000 Current Funding Plan
$303,700 Baseline Funding Plan
e—$334,100 Recommended (Threshold) Funding Plan
e $368,600 Full Funding Plan

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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Projected Reserve Account Balance for Funding Plans Over 30 Years

Per RCW 64.90.550 §2 (j) of the Washington Unified Common Interest Owners Act
(WUCIOA), the projected reserve account balance for each of the funding plans over the next
30 years is provided, along with the current funding plan projections.

Fiscal Year End

$350,000

Current Funding
Plan

$334,100

Recommended

(Threshold)

Funding Plan

$368,600

Full Funding Plan

1(2021) $1,173,482 $1,157,503 $1,126,951 $1,192,175
2 (2022) $1,463,588 $1,430,748 $1,367,960 $1,502,004
3 (2023) $1,867,888 $1,817,354 $1,720,736 $1,927,002
4 (2024) $2,279,013 $2,209,921 $2,077,820 $2,359,838
5 (2025) $2,706,607 $2,618,058 $2,448,757 $2,810,193
6 (2026) $3,138,645 $3,029,708 $2,821,427 $3,266,080
7 (2027) $3,052,350 $2,922,060 $2,672,951 $3,204,766
8 (2028) $2,958,385 $2,805,738 $2,513,885 $3,136,953
9 (2029) $3,376,418 $3,200,375 $2,863,790 $3,582,355
10 (2030) $3,890,245 $3,689,727 $3,306,349 $4,124,812
11 (2031) $3,743,472 $3,515,040 $3,078,289 $4,010,694
12 (2032) $4,254,457 $3,996,397 $3,502,998 $4,556,339
13 (2033) $4,903,488 $4,614,000 $4,060,512 $5,242,135
14 (2034) $5,502,471 $5,179,664 $4,562,473 $5,880,094
15 (2035) $6,033,117 $5,675,007 $4,990,318 $6,452,039
16 (2036) $6,772,031 $6,376,533 $5,620,362 $7,234,688
17 (2037) $7,560,848 $7,125,776 $6,293,940 $8,069,801
18 (2038) $8,223,181 $7,746,238 $6,834,348 $8,781,13
19 (2039) $2,084,726 $1,563,505 $566,955 $2,694,457
20 (2040) $2,193,871 $1,625,843 $539,803 $2,858,356
21 (2041) $1,800,062 $1,182,577 $1,977 $2,522,403
22 (2042) $2,236,122 $1,566,399 $285,923 $3,019,571
23 (2043) $3,044,248 $2,319,372 $933,446 $3,892,216
24 (2044) $3,888,884 $3,105,798 $1,608,577 $4,804,947
25 (2045) $4,840,325 $3,995,824 $2,381,180 $5,828,233
26 (2046) $5,557,862 $4,648,586 $2,910,096 $6,621,543
27 (2047) $6,595,295 $5,617,724 $3,748,656 $7,738,869
28 (2048) $7,465,140 $6,415,584 $4,408,885 $8,692,923
29 (2049) $4,107,279 $2,981,872 $830,150 $5,423,793
30 (2050) $5,183,673 $3,978,365 $1,673,877 $6,593,656

veconsultants.net

infoi@reserveconsultants.net
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Inflated Year End Reserve Fund Balance Comparison

Below is a graph illustrating the projected year end reserve fund balance using both the current

(2020) budgeted annual contribution and the recommended starting (2021) contribution.

Hawthorne
Inflated Year End Reserve Fund Balance Comparison of
the $350,000 Current Contribution with
the $334,100 Recommended Starting Contribution

$9,000,000

OCurrent Contribution

$8,000,000 1

BRecommended Contribution

$7,000,000

$6,000,000

$5,000,000

$4,000,000

$3,000,000 -

$2,000,000 -

$1,000,000

We recommend that Hawthorne adopt a policy regarding their
reserve funding which would address the level of funding that
the Association would strive to maintain, as well as methods of
investing reserve funds to best match risk with return and
investment length with expected.

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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Five Year Funding Plan Comparison

Below is a comparison of the fully funded balance and year end reserve fund balance using the
budgeted reserve funding for the current 2020 fiscal year and the three funding plans
presented in the report. The calculations include inflated values, interest, and special
assessments (if applicable) through Year 5 (2025).

Hawthorne
Five Year Funding Plan Comparison

Including Inflated Values, Interest and Special Assessments

$350,000 Current Funding Plan

Annual Reserve Special Year End Reserve Special Assessment Risk
Year Contribution Assessment Balance % Funded Level
1(2021) $350,000 $0 $1,173,482 41% Moderate Risk
2 (2022) $360,500 $0 $1,463,588 47% Moderate Risk
3(2023) $371,315 $0 $1,867,888 53% Moderate Risk
4 (2024) $382,454 $0 $2,279,013 58% Moderate Risk
5 (2025) $393,928 $0 $2,706,607 62% Nominal Risk
$303,700 Baseline Funding Plan
Annual Reserve Special Year End Reserve Special Assessment Risk
Year Contribution Assessment Balance % Funded Level
1(2021) $303,700 $0 $1,126,951 40% Moderate Risk
2 (2022) $312,811 $0 $1,367,960 44% Moderate Risk
3(2023) $322,195 $0 $1,720,736 49% Moderate Risk
4 (2024) $331,861 $0 $2,077,820 53% Moderate Risk
5 (2025) $341,817 $0 $2,448,757 56% Moderate Risk

$334,100 Recommended (Threshold) Funding Plan

Annual Reserve Special Year End Reserve Special Assessment Risk

Year Contribution Assessment Balance % Funded Level
1(2021) $334,100 $0 $1,157,503 41% Moderate Risk
2 (2022) $344,123 $0 $1,430,748 46% Moderate Risk
3 (2023) $354,447 $0 $1,817,354 52% Moderate Risk
4 (2024) $365,080 $0 $2,209,921 56% Moderate Risk
5 (2025) $376,032 $0 $2,618,058 60% Nominal Risk

$368,600 Full Funding Plan

Year Aggl:\::ilsﬁfi?:r:e Asissescrinaént Year g;grll?ceeserve % Funded Special Ais;e\/s:lment Risk
1(2021) $368,600 $0 $1,192,175 42% Moderate Risk
2 (2022) $379,658 $0 $1,502,004 48% Moderate Risk
3(2023) $391,048 $0 $1,927,002 55% Moderate Risk
4 (2024) $402,779 $0 $2,359,838 60% Nominal Risk
5 (2025) $414,863 $0 $2,810,193 65% Nominal Risk

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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Reserve Study Projections using Constant Dollar Values

Teal Line Graph: The year-end running reserve fund balance
is shown as a line graph in teal. Our recommended funding
plan is a threshold funding plan which ensures that the
reserve account balance does not dip below a designated
“threshold”, which is set to one year's contribution to reserves
while maintaining the percent funded between between 32%
and 78%.

Mint Green Bars: The annual reserve fund contributions are
shown as mint green bars. This chart depicts the annual
contribution in constant dollars, so the contributions are
constantly $334,100 over the 30 year timeline of the study.

Brick Red Bars: The anticipated yearly maintenance
expenses are shown as brick red bars, depicting the
anticipated expenses over the next 30 years.

Hawthorne

Below is a graph
depicting the projected
fiscal year end running
reserve fund balance
over 30 years, the
annual contribution and
the anticipated yearly
maintenance expenses
using constant dollar
values.

Reserve Study Projections at the Recommended
Starting Funding of $334,100 Using 2020 Constant Dollars
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RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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Reserve Study Projections at the Starting Recommended Funding of $334,100
Using Constant Dollar Values

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC
30-YEAR SPREADSHEET WITH CONSTANT DOLLARS
PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. [ NEXT 1 2 3 4 5
# COMPONENT NAME CYCLE | MAINT. 2021 2022 2023 2024 2025
261 Asphalt Paving - Repair 6 2 $17,110
2.6.2 Asphalt Paving - Seal Coat 6 2 $23,310
2.6.3 Asphalt Paving - Overlay 30 20
271 Wood Privacy Fencing - Replace 3 5 $13,410
2.7.2 Wood Split Rail Fence - Replace 20 12
27.3 Railroad Ties at Stairwell - Replace 35 1 $12,500
281 Playground - Contingency 20 7
331 Concrete Pavement - Repair 6 2 $4,770
3.3.2 Retaining Wall - Contingency 10 6
5.41 Entry Railings - Replace 30 7
5.4.2 Deck Railings - Replace 30 7
6.11 Deck Frame - Repair 7 1 $36,170
6.1.2 Deck Surface - Recoat 7 1 $82,210
6..3 Deck Surface - Replace 28 8
6.21 Brick Siding - Repair 10 2 $34,000
6.22 Exterior Wood Trim - Repair 10 1 $162,500
6.2.3 Vinyl Siding - Replace 40 19
6.2.4 Wood Column Bases - Replace 20 1 $32,830
7.31 Gutters & Downspouts - Maintain 10 9
7.41  Asphalt Shingle Roof - Replace 30 29
85.1 Skylights - Replace 30 29
981 Exterior Wood Trim - Clean, Caulk & Paint 10 1 $343,500
9.8.2 Unit Entry Door - Paint 10 1 $14,480
10.41 Entry Monument Sign - Refurbish 30 12
10.51 Exterior Mail Pedestal Unit - Replace 25 1 $39,680
15.21 Plumbing Systems - Contingency 10 8
15.4.1 Site Drainage System - Contingency 6 (0]
16.6.1 Exterior Light Fixtures - Replace 18 1 $53,930
17.21 Alarm Control Panel - Replace 2 2 $10,900 $10,900
TOTAL EXPENDED BY YEAR $777,800 $90,090 $0 $10,900 $13,410
CARRY OVER RESERVES $1,618,504 $1,174,804 $1,418,814 $1,752,914 $2,076,114
ANNUAL RESERVE CONTRIB $334,100 $334,100 $334,100 $334,100 $334,100
RESERVE EXPENDITURES $777,800 $90,090 $0 $10,900 $13,410
ACCUMULATED RESERVES $1,174,804 $1,418,814 $1,752,914 $2,076,114  $2,396,804
INTEREST EARNED $0 $0 $0 $0 $0
SPECIAL ASSESSMENT
YEAR-END BALANCE $1,174,804  $1,418,814  $1,752,914 $2,076,114 $2,396,804

STUDY YEAR

1(2021) 2(2022) 3(2023) 4(2024) 5(2025)

COPYRIGHT 2020 Reserve Consultants LLC
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Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC
30-YEAR SPREADSHEET WITH CONSTANT DOLLARS
PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. [ NEXT 6 7 8 9 10
# COMPONENT NAME CYCLE | MAINT. 2026 2027 2028 2029 2030
261 Asphalt Paving - Repair 6 2 $17,110
2.6.2 Asphalt Paving - Seal Coat 6 2 $23,310
2.6.3 Asphalt Paving - Overlay 30 20
271 Wood Privacy Fencing - Replace 3 5
2.7.2 Wood Split Rail Fence - Replace 20 12
27.3 Railroad Ties at Stairwell - Replace 35 1
281 Playground - Contingency 20 7 $12,000
331 Concrete Pavement - Repair 6 2 $4,770
3.32 Retaining Wall - Contingency 10 6 $5,500
5.41 Entry Railings - Replace 30 7 $138,100
5.4.2 Deck Railings - Replace 30 7 $305,290
6.11 Deck Frame - Repair 7 1 $36,170
6.1.2 Deck Surface - Recoat 7 1 $82,210
6..3 Deck Surface - Replace 28 8 $197,260
6.21 Brick Siding - Repair 10 2
6.22 Exterior Wood Trim - Repair 10 1
6.2.3 Vinyl Siding - Replace 40 19
6.2.4 Wood Column Bases - Replace 20 1
7.31 Gutters & Downspouts - Maintain 10 9 $66,840
7.41  Asphalt Shingle Roof - Replace 30 29
85.1 Skylights - Replace 30 29
981 Exterior Wood Trim - Clean, Caulk & Paint 10 1
9.82 Unit Entry Door - Paint 10 1
10.41 Entry Monument Sign - Refurbish 30 12
10.51 Exterior Mail Pedestal Unit - Replace 25 1
15.21 Plumbing Systems - Contingency 10 8 $84,800
15.4.1 Site Drainage System - Contingency 6 (0] $9,795
16.6.1 Exterior Light Fixtures - Replace 18 1
17.21 Alarm Control Panel - Replace 2 2 $10,900 $10,900 $10,900
TOTAL EXPENDED BY YEAR $26,195 $455,390 $456,530 $66,840 $10,900
CARRY OVER RESERVES $2,396,804 $2,704,709 $2,583,419 $2,460,989  $2,728,249
ANNUAL RESERVE CONTRIB $334,100 $334,100 $334,100 $334,100 $334,100
RESERVE EXPENDITURES $26,195 $455,390 $456,530 $66,840 $10,900
ACCUMULATED RESERVES $2,704,709 $2,583,419 $2,460,989  $2,728,249  $3,051,449
INTEREST EARNED $0 $0 $0 $0 $0
SPECIAL ASSESSMENT
YEAR-END BALANCE $2,704,709  $2,583,419 $2,460,989 $2,728,249 $3,051,449
STUDY YEAR 6 (2026 ) 7 (2027 ) 8(2028) 9 (2029) 10 (2030)

COPYRIGHT 2020 Reserve Consultants LLC
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‘ Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC
30-YEAR SPREADSHEET WITH CONSTANT DOLLARS
PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. [ NEXT m 12 13 14 15
# COMPONENT NAME CYCLE | MAINT. 2031 2032 2033 2034 2035
261 Asphalt Paving - Repair 6 2 $17.10
2.6.2 Asphalt Paving - Seal Coat 6 2 $23,310
2.6.3 Asphalt Paving - Overlay 30 20
271 Wood Privacy Fencing - Replace 3 5
2.7.2 Wood Split Rail Fence - Replace 20 12 $8,720
27.3 Railroad Ties at Stairwell - Replace 35 1
281 Playground - Contingency 20 7
331 Concrete Pavement - Repair 6 2 $4,770
3.3.2 Retaining Wall - Contingency 10 6
5.41 Entry Railings - Replace 30 7
5.4.2 Deck Railings - Replace 30 7
611 Deck Frame - Repair 7 1 $36,170
6.1.2 Deck Surface - Recoat 7 1 $82,210
6..3 Deck Surface - Replace 28 8
6.21 Brick Siding - Repair 10 2 $34,000
6.22 Exterior Wood Trim - Repair 10 1 $162,500
6.2.3 Vinyl Siding - Replace 40 19
6.2.4 Wood Column Bases - Replace 20 1
7.31 Gutters & Downspouts - Maintain 10 9
7.41  Asphalt Shingle Roof - Replace 30 29
85.1 Skylights - Replace 30 29
981 Exterior Wood Trim - Clean, Caulk & Paint 10 1 $343,500
9.8.2 Unit Entry Door - Paint 10 1 $14,480
10.41 Entry Monument Sign - Refurbish 30 12 $5,500
10.51 Exterior Mail Pedestal Unit - Replace 25 1
15.21 Plumbing Systems - Contingency 10 8
15.4.1 Site Drainage System - Contingency 6 (0] $9,795
16.6.1 Exterior Light Fixtures - Replace 18 1
17.21 Alarm Control Panel - Replace 2 2 $10,900 $10,900
TOTAL EXPENDED BY YEAR $520,480 $68,915 $0 $56,090 $118,380
CARRY OVER RESERVES $3,051,449  $2,865,069 $3130,254 $3,464,354  $3,742,364
ANNUAL RESERVE CONTRIB $334,100 $334,100 $334,100 $334,100 $334,100
RESERVE EXPENDITURES $520,480 $68,915 $0 $56,090 $118,380
ACCUMULATED RESERVES $2,865,069 $3130,254 $3,464,354  $3,742,364 $3,958,084
INTEREST EARNED $0 $0 $0 $0 $0
SPECIAL ASSESSMENT
YEAR-END BALANCE $2,865,069 $3,130,254 $3,464,354 $3,742,364 $3,958,084
STUDY YEAR 1 (2031) 12 (2032) 13 (2033) 14 (2034 ) 15 (2035)

COPYRIGHT 2020 Reserve Consultants LLC
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‘ Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC
30-YEAR SPREADSHEET WITH CONSTANT DOLLARS
PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. [ NEXT 6 17 8 19 20
# COMPONENT NAME CYCLE | MAINT. 2036 2037 2038 2039 2040
261 Asphalt Paving - Repair 6 2 $17.10
2.6.2 Asphalt Paving - Seal Coat 6 2 $23,310
2.6.3 Asphalt Paving - Overlay 30 20 $244,180
271 Wood Privacy Fencing - Replace 3 5 $13,410 $13,410
2.7.2 Wood Split Rail Fence - Replace 20 12
27.3 Railroad Ties at Stairwell - Replace 35 1
281 Playground - Contingency 20 7
331 Concrete Pavement - Repair 6 2 $4,770
3.32 Retaining Wall - Contingency 10 6 $5,500
5.41 Entry Railings - Replace 30 7
5.4.2 Deck Railings - Replace 30 7
6.11 Deck Frame - Repair 7 1
612 Deck Surface - Recoat 7 1
6..3 Deck Surface - Replace 28 8
6.21 Brick Siding - Repair 10 2
6.22 Exterior Wood Trim - Repair 10 1
6.2.3 Vinyl Siding - Replace 40 19 $3,472,910
6.2.4 Wood Column Bases - Replace 20 1
7.31 Gutters & Downspouts - Maintain 10 9 $66,840
7.41  Asphalt Shingle Roof - Replace 30 29
85.1 Skylights - Replace 30 29
981 Exterior Wood Trim - Clean, Caulk & Paint 10 1
9.82 Unit Entry Door - Paint 10 1
10.41 Entry Monument Sign - Refurbish 30 12
10.51 Exterior Mail Pedestal Unit - Replace 25 1
15.21 Plumbing Systems - Contingency 10 8 $84,800
15.4.1 Site Drainage System - Contingency 6 (0] $9,795
16.6.1 Exterior Light Fixtures - Replace 18 1 $53,930
17.21 Alarm Control Panel - Replace 2 2 $10,900 $10,900 $10,900
TOTAL EXPENDED BY YEAR $16,400 $13,410 $105,495 $3,593,680 $313,680
CARRY OVER RESERVES $3,958,084  $4,275,784 $4,596,474  $4,825,079 $1,565,499
ANNUAL RESERVE CONTRIB $334,100 $334,100 $334,100 $334,100 $334,100
RESERVE EXPENDITURES $16,400 $13,410 $105,495  $3,593,680 $313,680
ACCUMULATED RESERVES $4,275,784  $4,596,474  $4,825,079 $1,565,499 $1,585,919
INTEREST EARNED $0 $0 $0 $0 $0
SPECIAL ASSESSMENT
YEAR-END BALANCE $4,275,784 $4,596,474 $4,825,079 $1,565,499  $1,585,919
STUDY YEAR 16 (2036 ) 17 (2037 ) 18 (2038 ) 19 (2039) 20 (2040)

COPYRIGHT 2020 Reserve Consultants LLC
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Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC
30-YEAR SPREADSHEET WITH CONSTANT DOLLARS

PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. [ NEXT 21 22 23 24 25
# COMPONENT NAME CYCLE | MAINT. 2041 2042 2043 2044 2045
2.6.1 Asphalt Paving - Repair 6 2
2.6.2 Asphalt Paving - Seal Coat 6 2
2.6.3 Asphalt Paving - Overlay 30 20
271 Wood Privacy Fencing - Replace 3 5 $13,410
2.7.2 Wood Split Rail Fence - Replace 20 12
27.3 Railroad Ties at Stairwell - Replace 35 1
281 Playground - Contingency 20 7
331 Concrete Pavement - Repair 6 2
3.3.2 Retaining Wall - Contingency 10 6
5.41 Entry Railings - Replace 30 7
5.4.2 Deck Railings - Replace 30 7
6.11 Deck Frame - Repair 7 1 $36,170
6.1.2 Deck Surface - Recoat 7 1 $82,210
6..3 Deck Surface - Replace 28 8
6.21 Brick Siding - Repair 10 2 $34,000
6.22 Exterior Wood Trim - Repair 10 1 $162,500
6.2.3 Vinyl Siding - Replace 40 19
6.2.4 Wood Column Bases - Replace 20 1 $32,830
7.31 Gutters & Downspouts - Maintain 10 9
7.41  Asphalt Shingle Roof - Replace 30 29
85.1 Skylights - Replace 30 29
981 Exterior Wood Trim - Clean, Caulk & Paint 10 1 $343,500
9.8.2 Unit Entry Door - Paint 10 1 $14,480
10.41 Entry Monument Sign - Refurbish 30 12
10.51 Exterior Mail Pedestal Unit - Replace 25 1
15.21 Plumbing Systems - Contingency 10 8
15.4.1 Site Drainage System - Contingency 6 (0] $9,795
16.6.1 Exterior Light Fixtures - Replace 18 1
17.21 Alarm Control Panel - Replace 2 2 $10,900 $10,900
TOTAL EXPENDED BY YEAR $553,310 $163,280 $13,410 $20,695 $0
CARRY OVER RESERVES $1,585,919 $1,366,709 $1,537,529 $1,858,219 $2,171,624
ANNUAL RESERVE CONTRIB $334,100 $334,100 $334,100 $334,100 $334,100
RESERVE EXPENDITURES $553,310 $163,280 $13,410 $20,695 $0
ACCUMULATED RESERVES $1,366,709 $1,537,529 $1,858,219 $2171,624  $2,505,724
INTEREST EARNED $0 $0 $0 $0 $0
SPECIAL ASSESSMENT
YEAR-END BALANCE $1,366,709  $1,537,529  $1,858,219  $2,171,624 $2,505,724
STUDY YEAR 21(2041) 22 (2042) 23 (2043) 24 (2044) 25(2045)

Constant Dollar Cash Flow Page 5 of 6
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Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC
30-YEAR SPREADSHEET WITH CONSTANT DOLLARS
PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. [ NEXT 26 27 28 29 30
# COMPONENT NAME CYCLE | MAINT. 2046 2047 2048 2049 2050
261 Asphalt Paving - Repair 6 2 $17,10
2.6.2 Asphalt Paving - Seal Coat 6 2 $23,310
2.6.3 Asphalt Paving - Overlay 30 20
271 Wood Privacy Fencing - Replace 3 5 $13,410
2.7.2 Wood Split Rail Fence - Replace 20 12
27.3 Railroad Ties at Stairwell - Replace 35 1
281 Playground - Contingency 20 7 $12,000
331 Concrete Pavement - Repair 6 2 $4,770
3.32 Retaining Wall - Contingency 10 6 $5,500
5.41 Entry Railings - Replace 30 7
5.4.2 Deck Railings - Replace 30 7
611 Deck Frame - Repair 7 1 $36,170
6.1.2 Deck Surface - Recoat 7 1 $82,210
6..3 Deck Surface - Replace 28 8
6.21 Brick Siding - Repair 10 2
6.22 Exterior Wood Trim - Repair 10 1
6.2.3 Vinyl Siding - Replace 40 19
6.2.4 Wood Column Bases - Replace 20 1
7.31 Gutters & Downspouts - Maintain 10 9 $66,840
7.41  Asphalt Shingle Roof - Replace 30 29 $1,276,770
85.1 Skylights - Replace 30 29 $108,890
981 Exterior Wood Trim - Clean, Caulk & Paint 10 1
9.82 Unit Entry Door - Paint 10 1
10.41 Entry Monument Sign - Refurbish 30 12
10.51 Exterior Mail Pedestal Unit - Replace 25 1 $39,680
15.21 Plumbing Systems - Contingency 10 8 $84,800
15.4.1 Site Drainage System - Contingency 6 (0] $9,795
16.6.1 Exterior Light Fixtures - Replace 18 1
17.21 Alarm Control Panel - Replace 2 2 $10,900 $10,900 $10,900
TOTAL EXPENDED BY YEAR $114,680 $12,000 $95,700 _ $1,570,880 $20,695
CARRY OVER RESERVES $2,505,724 $2,725,144  $3,047,244  $3,285,644 $2,048,864
ANNUAL RESERVE CONTRIB $334,100 $334,100 $334,100 $334,100 $334,100
RESERVE EXPENDITURES $114,680 $12,000 $95,700  $1,570,880 $20,695
ACCUMULATED RESERVES $2,725,144  $3,047,244  $3,285,644 $2,048,864  $2,362,269
INTEREST EARNED $0 $0 $0 $0 $0
SPECIAL ASSESSMENT
YEAR-END BALANCE $2,725,144 $3,047,244 $3,285,644 $2,048,864 $2,362,269
STUDY YEAR 26 (2046 ) 27 (2047 ) 28 (2048) 29 (2049) 30 (2050 )

Constant Dollar Cash Flow Page 6 of 6
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Reserve Study Projections using Inflated Dollar Values

Teal Line Graph: The year-end running reserve fund
balance is shown as a line graph in teal and includes
compound interest. Our recommended funding planis a
threshold funding plan which ensures that the reserve
account balance does not dip below a designated
“threshold”, which is set to one year's contribution to
reserves while maintaining the percent funded between
between 32% and 78%.

Mint Green Bars: The annual reserve fund contributions are
shown as mint green bars. This chart depicts the annual
contribution in inflated dollars, so the contributions are
increasing over the 30 year timeline of the study.

Brick Red Bars: The anticipated yearly maintenance
expenses are shown as brick red bars, depicting the
anticipated inflated expenses over the next 30 years.

BReserve Fund Balance

Below is a graph
depicting the projected
fiscal year end running
reserve fund balance
over 30 years with
interest, the annual
inflated contribution
and the anticipated
yearly maintenance
expenses using inflated
dollar values.

OContribution
BMaintenance Expenses

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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Reserve Study Projections at the Starting Recommended Funding of $334,100
Using Inflated Dollar Values
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Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC

30-YEAR SPREADSHEET WITH INFLATED DOLLARS

PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. NEXT 1 2 3 4 5
# COMPONENT NAME CYCLE MAINT. 2021 2022 2023 2024 2025
261 Asphalt Paving - Repair 6 2 $18,328
262 Asphalt Paving - Seal Coat 6 2 $24,970
2.6.3 Asphalt Paving - Overlay 30 20
271 Wood Privacy Fencing - Replace 3 5 $15,697
272 Wood Split Rail Fence - Replace 20 12
2.7.3 Railroad Ties at Stairwell - Replace 35 1 $13,000
281 Playground - Contingency 20 7
3.31 Concrete Pavement - Repair 6 2 $5,110
3.3.2 Retaining Wall - Contingency 10 6
5.4.1 Entry Railings - Replace 30 7
5.4.2 Deck Railings - Replace 30 7
6.11 Deck Frame - Repair 7 1 $37,617
612 Deck Surface - Recoat 7 1 $85,498
6.1.3 Deck Surface - Replace 28 8
6.21 Brick Siding - Repair 10 2 $36,421
6.2.2 Exterior Wood Trim - Repair 10 1 $169,000
6.2.3  Vinyl Siding - Replace 40 19
6.24 Wood Column Bases - Replace 20 1 $34,143
7.31 Gutters & Downspouts - Maintain 10 9
7.41  Asphalt Shingle Roof - Replace 30 29
851 Skylights - Replace 30 29
9.81 Exterior Wood Trim - Clean, Caulk & Paint 10 1 $357,240
9.82 Unit Entry Door - Paint 10 1 $15,059
10.41 Entry Monument Sign - Refurbish 30 12
10.51 Exterior Mail Pedestal Unit - Replace 25 1 $41,267
1521 Plumbing Systems - Contingency 10 8
15.41 Site Drainage System - Contingency 6 [o]
16.6.1 Exterior Light Fixtures - Replace 18 1 $56,087
17.21  Alarm Control Panel - Replace 2 2 $11,676 $12,387
TOTAL EXPENDED BY YEAR $808,912 $96,504 $0 $12,387 $15,697
CARRY OVER RESERVES $1,618,504 $1,157,503  $1,430,748 $1,817,354 $2,209,921
ANNUAL RESERVE CONTRIB $334,100 $344,123 $354,447 $365,080 $376,032
RESERVE EXPENDITURES $808,912 $96,504 $0 $12,387 $15,697
ACCUMULATED RESERVES $1,143,692 $1,405,122 $1,785,194 $2,170,047  $2,570,257
INTEREST EARNED $13,811 $25,626 $32,159 $39,874 $47,802
SPECIAL ASSESSMENT
YEAR-END BALANCE $1,157,503 $1,430,748  $1,817,354 $2,209,921 $2,618,058
YEARS 1 2-10 11-30 1(2021) 2(2022) 3(2023) 4(2024) 5(2025)
CONTRIBUTION INFLATION 0% 3% 4% 0% 3% 3% 3% 3%
COMPONENT COMPOUND INFLATION 4% 3% 4% 104% 107% 10% M4% 7%
INTEREST RATE MULTIPLIER 1% 2% 3% 1% 2% 2% 2% 2%

COPYRIGHT 2020 Reserve Consultants LLC
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Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC
30-YEAR SPREADSHEET WITH INFLATED DOLLARS

PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. NEXT 6 7 8 9 10
# COMPONENT NAME CYCLE MAINT. 2026 2027 2028 2029 2030
261 Asphalt Paving - Repair 6 2 $21,885
262 Asphalt Paving - Seal Coat 6 2 $29,815
2.6.3 Asphalt Paving - Overlay 30 20
271 Wood Privacy Fencing - Replace 3 5
272 Wood Split Rail Fence - Replace 20 12
2.7.3 Railroad Ties at Stairwell - Replace 35 1
281 Playground - Contingency 20 7 $14,902
3.31 Concrete Pavement - Repair 6 2 $6,101
3.3.2 Retaining Wall - Contingency 10 6 $6,631
5.4.1 Entry Railings - Replace 30 7 $171,495
5.4.2 Deck Railings - Replace 30 7 $379,114
6.11 Deck Frame - Repair 7 1 $46,264
612 Deck Surface - Recoat 7 1 $105,152
6.1.3 Deck Surface - Replace 28 8 $252,309
6.21 Brick Siding - Repair 10 2
6.2.2 Exterior Wood Trim - Repair 10 1
6.2.3  Vinyl Siding - Replace 40 19
6.24 Wood Column Bases - Replace 20 1
7.31 Gutters & Downspouts - Maintain 10 9 $88,058
7.41  Asphalt Shingle Roof - Replace 30 29
851 Skylights - Replace 30 29
9.81 Exterior Wood Trim - Clean, Caulk & Paint 10 1
9.8.2 Unit Entry Door - Paint 10 1
10.41 Entry Monument Sign - Refurbish 30 12
10.51 Exterior Mail Pedestal Unit - Replace 25 1
1521 Plumbing Systems - Contingency 10 8 $108,465
15.41 Site Drainage System - Contingency 6 o] $11,809
16.6.1 Exterior Light Fixtures - Replace 18 1
17.21  Alarm Control Panel - Replace 2 2 $13,142 $13,942 $14,791
TOTAL EXPENDED BY YEAR $31,582 $565,510 $583,933 $88,058 $14,791
CARRY OVER RESERVES $2,618,058 $3,029,708 $2,922,060 $2,805,738 $3,200,375
ANNUAL RESERVE CONTRIB $387,313 $398,933 $410,901 $423,228 $435,925
RESERVE EXPENDITURES $31,582 $565,510 $583,933 $88,058 $14,791
ACCUMULATED RESERVES $2,973,790 $2,863,131  $2,749,027 $3,140,908 $3,621,509
INTEREST EARNED $55,918 $58,928 $56,711 $59,466 $68,219
SPECIAL ASSESSMENT
YEAR-END BALANCE $3,029,708 $2,922,060 $2,805,738 $3,200,375 $3,689,727
YEARS 1 2-10 11-30 6 (2026 ) 7 (2027 ) 8(2028) 9 (2029) 10 (2030)
CONTRIBUTION INFLATION 0% 3% 4% 3% 3% 3% 3% 3%
COMPONENT COMPOUND INFLATION 4% 3% 4% 121% 124% 128% 132% 136%
INTEREST RATE MULTIPLIER 1% 2% 3% 2% 2% 2% 2% 2%

COPYRIGHT 2020 Reserve Consultants LLC
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Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC

30-YEAR SPREADSHEET WITH INFLATED DOLLARS
PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. NEXT 1Ll 12 13 14 15
# COMPONENT NAME CYCLE MAINT. 2031 2032 2033 2034 2035
261 Asphalt Paving - Repair 6 2 $27,161
2.6.2 Asphalt Paving - Seal Coat 6 2 $37,004
2.6.3 Asphalt Paving - Overlay 30 20
271 Wood Privacy Fencing - Replace 3 5
272 Wood Split Rail Fence - Replace 20 12 $12,798
2.7.3 Railroad Ties at Stairwell - Replace 35 1
281 Playground - Contingency 20 7
3.31 Concrete Pavement - Repair 6 2 $7,572
3.3.2 Retaining Wall - Contingency 10 6
5.4.1 Entry Railings - Replace 30 7
5.4.2 Deck Railings - Replace 30 7
6.11 Deck Frame - Repair 7 1 $59,715
612 Deck Surface - Recoat 7 1 $135,725
6.1.3 Deck Surface - Replace 28 8
6.21 Brick Siding - Repair 10 2 $49,902
6.2.2 Exterior Wood Trim - Repair 10 1 $229,327
6.2.3  Vinyl Siding - Replace 40 19
6.24 Wood Column Bases - Replace 20 1
7.31 Gutters & Downspouts - Maintain 10 9
7.41  Asphalt Shingle Roof - Replace 30 29
851 Skylights - Replace 30 29
9.81 Exterior Wood Trim - Clean, Caulk & Paint 10 1 $484,762
9.82 Unit Entry Door - Paint 10 1 $20,435
10.41 Entry Monument Sign - Refurbish 30 12 $8,072
10.51 Exterior Mail Pedestal Unit - Replace 25 1
1521 Plumbing Systems - Contingency 10 8
15.41 Site Drainage System - Contingency 6 [o] $14,376
16.6.1 Exterior Light Fixtures - Replace 18 1
17.21  Alarm Control Panel - Replace 2 2 $15,998 $17,303
TOTAL EXPENDED BY YEAR $734,524 $101,146 $0 $89,040 $195,440
CARRY OVER RESERVES $3,689,727  $3,515040 $3,996,397 $4,614,000 $5,179,664
ANNUAL RESERVE CONTRIB $453,362 $471,496 $490,356 $509,970 $530,369
RESERVE EXPENDITURES $734,524 $101,146 $0 $89,040 $195,440
ACCUMULATED RESERVES $3,408566 $3,885390 $4,486,753 $5,034,930 $5,514,593
INTEREST EARNED $106,474 $111,006 $127,247 $144,734 $160,414
SPECIAL ASSESSMENT
YEAR-END BALANCE $3,515,040 $3,996,397 $4,614,000 $5,179,664 $5,675,007
YEARS 1 2-10 11-30 11(2031) 12 (2032) 13 (2033) 14 (2034 ) 15 (2035)
CONTRIBUTION INFLATION 0% 3% 4% 4% 4% 4% 4% 4%
COMPONENT COMPOUND INFLATION 4% 3% 4% 141% 147% 153% 159% 165%
INTEREST RATE MULTIPLIER 1% 2% 3% 3% 3% 3% 3% 3%

COPYRIGHT 2020 Reserve Consultants LLC
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‘ Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC

30-YEAR SPREADSHEET WITH INFLATED DOLLARS
PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. NEXT 6 17 18 19 20
# COMPONENT NAME CYCLE MAINT. 2036 2037 2038 2039 2040

261 Asphalt Paving - Repair 6 2 $34,368

262 Asphalt Paving - Seal Coat 6 2 $46,821

2.6.3 Asphalt Paving - Overlay 30 20 $490,469

271 Wood Privacy Fencing - Replace 3 5 $23,946 $26,936

272 Wood Split Rail Fence - Replace 20 12

2.7.3 Railroad Ties at Stairwell - Replace 35 1

281 Playground - Contingency 20 7

3.31 Concrete Pavement - Repair 6 2 $9,581

3.3.2 Retaining Wall - Contingency 10 6 $9,443

5.4.1 Entry Railings - Replace 30 7

5.4.2 Deck Railings - Replace 30 7

6.11 Deck Frame - Repair 7 1

612 Deck Surface - Recoat 7 1

6.1.3 Deck Surface - Replace 28 8

6.21 Brick Siding - Repair 10 2

6.2.2 Exterior Wood Trim - Repair 10 1

6.2.3  Vinyl Siding - Replace 40 19 $6,707,520

6.24 Wood Column Bases - Replace 20 1

7.31 Gutters & Downspouts - Maintain 10 9 $129,094

7.41  Asphalt Shingle Roof - Replace 30 29

851 Skylights - Replace 30 29

9.81 Exterior Wood Trim - Clean, Caulk & Paint 10 1

9.8.2 Unit Entry Door - Paint 10 1

10.41 Entry Monument Sign - Refurbish 30 12

10.51 Exterior Mail Pedestal Unit - Replace 25 1

1521 Plumbing Systems - Contingency 10 8 $157,482

15.41 Site Drainage System - Contingency 6 [o] $18,190

16.6.1 Exterior Light Fixtures - Replace 18 1 $104,159

17.21  Alarm Control Panel - Replace 2 2 $18,715 $20,242 $21,894

TOTAL EXPENDED BY YEAR $28,159 $23,946 $195,915_ $6,940,773 $630,070
CARRY OVER RESERVES $5,675,007  $6,376,533 $7125,776  $7,746,238 $1,563,505
ANNUAL RESERVE CONTRIB $551,584 $573,647 $596,593 $620,457 $645,275
RESERVE EXPENDITURES $28,159 $23,946 $195,915  $6,940,773 $630,070
ACCUMULATED RESERVES $6,198,432  $6,926,235 $7,526,455 $1,425,922 $1,578,710
INTEREST EARNED $178,102 $199,542 $219,783 $137,582 $47,133
SPECIAL ASSESSMENT
YEAR-END BALANCE $6,376,533  $7,125,776 $7,746,238 $1,563,505 $1,625,843

YEARS 1 2-10 11-30 16 (2036 ) 17 (2037 ) 18 (2038 ) 19(2039) 20 (2040)
CONTRIBUTION INFLATION 0% 3% 4% 4% 4% 4% 4% 4%
COMPONENT COMPOUND INFLATION 4% 3% 4% 172% 179% 186% 193% 201%
INTEREST RATE MULTIPLIER 1% 2% 3% 3% 3% 3% 3% 3%

COPYRIGHT 2020 Reserve Consultants LLC
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Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC

30-YEAR SPREADSHEET WITH INFLATED DOLLARS
PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. NEXT 21 22 23 24 25
# COMPONENT NAME CYCLE MAINT. 2041 2042 2043 2044 2045

261 Asphalt Paving - Repair 6 2

262 Asphalt Paving - Seal Coat 6 2

2.6.3 Asphalt Paving - Overlay 30 20

271 Wood Privacy Fencing - Replace 3 5 $30,299

272 Wood Split Rail Fence - Replace 20 12

2.7.3 Railroad Ties at Stairwell - Replace 35 1

281 Playground - Contingency 20 7

3.31 Concrete Pavement - Repair 6 2

3.3.2 Retaining Wall - Contingency 10 6

5.4.1 Entry Railings - Replace 30 7

5.4.2 Deck Railings - Replace 30 7

6.11 Deck Frame - Repair 7 1 $78,581

612 Deck Surface - Recoat 7 1 $178,605

6.1.3 Deck Surface - Replace 28 8

6.21 Brick Siding - Repair 10 2 $73,866

6.2.2 Exterior Wood Trim - Repair 10 1 $339,460

6.2.3  Vinyl Siding - Replace 40 19

6.24 Wood Column Bases - Replace 20 1 $68,581

7.31 Gutters & Downspouts - Maintain 10 9

7.41  Asphalt Shingle Roof - Replace 30 29

851 Skylights - Replace 30 29

9.81 Exterior Wood Trim - Clean, Caulk & Paint 10 1 $717,566

9.82 Unit Entry Door - Paint 10 1 $30,248

10.41 Entry Monument Sign - Refurbish 30 12

10.51 Exterior Mail Pedestal Unit - Replace 25 1

1521 Plumbing Systems - Contingency 10 8

15.41 Site Drainage System - Contingency 6 [o] $23,017

16.6.1 Exterior Light Fixtures - Replace 18 1

17.21  Alarm Control Panel - Replace 2 2 $23,681 $25,613

TOTAL EXPENDED BY YEAR $1,155,856 $354,733 $30,299 $48,630 $0
CARRY OVER RESERVES $1,625,843 $1,182,577 $1,566,399 $2,319,372 $3,105,798
ANNUAL RESERVE CONTRIB $671,086 $697,930 $725,847 $754,881 $785,076
RESERVE EXPENDITURES $1,155,856 $354,733 $30,299 $48,630 $0
ACCUMULATED RESERVES $1,141,074 $1,525,774 $2,261,947  $3,025,623 $3,890,874
INTEREST EARNED $41,504 $40,625 $57,425 $80,175 $104,950
SPECIAL ASSESSMENT
YEAR-END BALANCE $1,182,577 $1,566,399 $2,319,372 $3,105,798 $3,995,824

YEARS 1 2-10 11-30 21(2041) 22(2042) 23(2043) 24(2044) 25(2045)
CONTRIBUTION INFLATION 0% 3% 4% 4% 4% 4% 4% 4%
COMPONENT COMPOUND INFLATION 4% 3% 4% 209% 217% 226% 235% 244%
INTEREST RATE MULTIPLIER 1% 2% 3% 3% 3% 3% 3% 3%

COPYRIGHT 2020 Reserve Consultants LLC
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Hawthorne

Reserve Study Projections at Recommended Funding of $334,100

Reserve Consultants LLC

30-YEAR SPREADSHEET WITH INFLATED DOLLARS
PER YEAR EXPENSES IN 2020 DOLLARS

5-Nov-20
MAINT. NEXT 26 27 28 29 30
# COMPONENT NAME CYCLE MAINT. 2046 2047 2048 2049 2050
261 Asphalt Paving - Repair 6 2 $43,486
262 Asphalt Paving - Seal Coat 6 2 $59,244
2.6.3 Asphalt Paving - Overlay 30 20
271 Wood Privacy Fencing - Replace 3 5 $34,082
272 Wood Split Rail Fence - Replace 20 12
2.7.3 Railroad Ties at Stairwell - Replace 35 1
281 Playground - Contingency 20 7 $31,719
3.31 Concrete Pavement - Repair 6 2 $12,123
3.3.2 Retaining Wall - Contingency 10 6 $13,979
5.4.1 Entry Railings - Replace 30 7
5.4.2 Deck Railings - Replace 30 7
6.11 Deck Frame - Repair 7 1 $103,407
612 Deck Surface - Recoat 7 1 $235,032
6.1.3 Deck Surface - Replace 28 8
6.21 Brick Siding - Repair 10 2
6.2.2 Exterior Wood Trim - Repair 10 1
6.2.3  Vinyl Siding - Replace 40 19
6.24 Wood Column Bases - Replace 20 1
7.31 Gutters & Downspouts - Maintain 10 9 $191,090
7.41  Asphalt Shingle Roof - Replace 30 29 $3,650,182
851 Skylights - Replace 30 29 $311,308
9.81 Exterior Wood Trim - Clean, Caulk & Paint 10 1
9.8.2 Unit Entry Door - Paint 10 1
10.41 Entry Monument Sign - Refurbish 30 12
10.51 Exterior Mail Pedestal Unit - Replace 25 1 $100,849
1521 Plumbing Systems - Contingency 10 8 $233 12
15.41 Site Drainage System - Contingency 6 [o] $29,123
16.6.1 Exterior Light Fixtures - Replace 18 1
17.21  Alarm Control Panel - Replace 2 2 $27,703 $29,964 $32,409
TOTAL EXPENDED BY YEAR $291,467 $31,719 $263,076 _ $4,491,018 $61,532
CARRY OVER RESERVES $3,995,824 $4,648,586 $5,617,724 $6,415,584 $2,981,872
ANNUAL RESERVE CONTRIB $816,479 $849,138 $883,103 $918,428 $955,165
RESERVE EXPENDITURES $291,467 $31,719 $263,076  $4,491,018 $61,532
ACCUMULATED RESERVES $4,520,836  $5,466,005 $6,237,752  $2,842,993  $3,875,505
INTEREST EARNED $127,750 $151,719 $177,832 $138,879 $102,861
SPECIAL ASSESSMENT
YEAR-END BALANCE $4,648,586 $5,617,724 $6,415,584 $2,981,872 $3,978,365
YEARS 1 2-10 11-30 26 (2046 ) 27 (2047) 28(2048) 29(2049) 30(2050)
CONTRIBUTION INFLATION 0% 3% 4% 4% 4% 4% 4% 4%
COMPONENT COMPOUND INFLATION 4% 3% 4% 254% 264% 275% 286% 297%

INTEREST RATE MULTIPLIER 1%

2%

3%

3%

3%

COPYRIGHT 2020 Reserve Consultants LLC
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30 Year Summary at the Recommended Starting Funding of $334,100
Using Inflated Dollar Values

Inflation & Interest Assumptions Risk of Special Assessment
Inflation Interest Nominal Risk 100% and above
Years O-1 0% 1% Low Risk 70% 99%

Years 2-10 3% 2% Moderate Risk 25% to 69%

Years 11-30 4% 3% Highest Risk 0% to 24%
PolYor ity | ATesve Copiigne | Rasewe  Polegiedinlrest iclYowErd  proscadfuly oy pingeg

Reserve Balance Contribution Unit per Month Expenditures

1(2021) $1,618,504 $334,100 $199 ($808,912) $13.81 $1,157,503 $2,836,469 4%
2(2022) $1,157,503 $344,123 $205 ($96,504) $25,626 $1,430,748 $3,117,993 46%
3(2023) $1,430,748 $354,447 $2n ($0) $32,159 $1,817,354 $3,518,188 52%
4 (2024) $1,817,354 $365,080 $217 ($12,387) $39,874 $2,209,921 $3,927,201 56%
5(2025) $2,209,921 $376,032 $224 ($15,697) $47,802 $2,618,058 $4,354,650 60%
6 (2026) $2,618,058 $387,313 $231 ($31,582) $55,918 $3,029,708 $4,788,798 63%
7 (2027) $3,029,708 $398,933 $237 ($565,510) $58,928 $2,922,060 $4,712,095 62%
8(2028) $2,922,060 $410,901 $245 ($583,933) $56,711 $2,805,738 $4,607,869 61%
9 (2029) $2,805,738 $423,228 $252 ($88,058) $59,466 $3,200,375 $5,024,210 64%
10 (2030) $3,200,375 $435,925 $259 ($14,791) $68,219 $3,689,727 $5,537,292 67%
1 (2031) $3,689,727 $453,362 $270 ($734,524) $106,474 $3,515,040 $5,397,568 65%
12 (2032) $3,515,040 $471,496 $281 ($101,146) $111,006 $3,996,397 $5,920,247 68%
13 (2033) $3,996,397 $490,356 $292 ($0) $127,247 $4,614,000 $6,581,296 70%
14 (2034) $4,614,000 $509,970 $304 ($89,040) $144,734 $5,179,664 $7175,428 72%
15 (2035) $5,179,664 $530,369 $316 ($195,440) $160,414 $5,675,007 $7,725,862 73%
16 (2036) $5,675,007 $551,584 $328 ($28,159) $178,102 $6,376,533 $8,483,949 75%
17 (2037) $6,376,533 $573,647 $341 ($23,946) $199,542 $7125,776 $9,295,660 77%
18 (2038) $7125,776 $596,593 $355 ($195,915) $219,783 $7,746,238 $9,987,724 78%
19 (2039) $7,746,238 $620,457 $369 ($6,940,773) $137,582 $1,563,505 $3,983,257 39%
20 (2040) $1,563,505 $645,275 $384 ($630,070) $47,133 $1,625,843 $4,070,788 40%
21(20410) $1,625,843 $671,086 $399 ($1,155,856) $41,504 $1,182,577 $3,658,364 32%
22 (2042) $1,182,577 $697,930 $415 ($354,733) $40,625 $1,566,399 $4,053,790 39%
23 (2043) $1,566,399 $725,847 $432 ($30,299) $57,425 $2,319,372 $4,813,619 48%
24 (2044) $2,319,372 $754,881 $449 ($48,630) $80,175 $3,105,798 $5,610,631 55%
25 (2045) $3,105,798 $785,076 $467 ($0) $104,950 $3,995,824 $6,514,276 61%
26 (2046) $3,995,824 $816,479 $486 ($291,467) $127,750 $4,648,586 $7,189,769 65%
27 (2047) $4,648,586 $849,138 $505 ($31,719) $151,719 $5,617,724 $8,180,286 69%
28(2048) $5,617,724 $883,103 $526 ($263,076) $177,832 $6,415,584 $9,008,452 7%
29 (2049) $6,415,584 $918,428 $547 ($4,491,018) $138,879 $2,981,872 $5,634,026 53%
30 (2050) $2,981,872 $955,165 $569 ($61,532) $102,861 $3,978,365 $6,624,230 60%

Note: The long term nature of this study requires that certain assumptions and predictions be made about future events. Since there can be
no guarantee that these future events will occur as assumed, this analysis must be viewed in light of the circumstances under which it was
conducted. Reasonable effort has been made to ensure that the conclusions of this report are based on reliable information and sound
reasoning.
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FULLY FUNDED BALANCE CALCULATIONS

RCW 64.34.382 (2)(j) states that a
reserve study shall include:
“Projected reserve account balance
for thirty years and a funding plan
to pay for projected costs from
those reserves without reliance on
future unplanned special
assessments”. Furthermore, RCW
64.34.382 (2)(e) stipulates that a
reserve study shall include “The
percentage of the fully funded
balance that the reserve account

is funded”.

"Fully funded balance” means the
current value of the deteriorated
portion, not the total replacement value,
of all the reserve components. The fully
funded balance for each reserve
component is calculated by multiplying

The sum total of all reserve components’ fully funded
balances is the association’s fully funded balance, as defined
by RCW 64.34.020 (22).

replacement cost * effective age
usefullife

FFB = the sum of for all reserve components

The percent fully funded relates to how much the building
has deteriorated, or been used up, compared to the cost of
making it new again. Another way of thinking of this is the
percent fully funded illustrates how much you should have
saved thus far to pay for the future replacement of a
component, based on the replacement cost and how many
years you have to save.

the current replacement cost of that

reserve component by its effective age,
then dividing the result by that reserve
component's useful life.

Example of how it works: A Roof Replacement

SCENARIO ANALYSIS

If you have a roof that will last 10 years and A. In effect, the percent fully funded is a
cost $100,000 to replace: measure of how well an association can
withstand the risk of unexpected expenses.

e To pay for the future replacement in 10 Such unexpected expenses include:
years, you should save $10,000 each year to emergency expenses not covered by
have enough money to cover the insur_ance, expenses that are higher th_an
replacement cost predicted, and expenses that are required

' earlier than anticipated.

e When it is 2 years old, it is 20% used up, and B. A higher percent funded means more money
the Fully Funded Balance for its future is in the bank, and that lowers the risk of
replacement is $20,000. If you have saved special assessment when unexpected
$10,000 for the future replacement in 2 expenses occur. A poorly fu_nded association
years, you are 50% fully funded. If you have would have less money available for
saved $20,000, you are 100% fully funded. unex_pected expenses, and a higher risk of a

, . special assessment to generate the needed
funds.

e When the roof is 8 years old it will be 80%
deteriorated, and its Fully Funded Balance C. By looking at cash flow demands we are able
would be $80,000. If you have saved only to deterr_m_ne how much money is needed to
$10,000 by Year 8 you are 13% fully funded. fun_d anticipated replacement and

o maintenance of the reserve components and
If you have saved $20,000, you are at 25%, recommend a steady contribution over the
and at $80,000 you are at 100% fully funded. 30 year span of the study. Budgeting to
maintain a minimum balance, or threshold,
helps to ensure that a special assessment will
not be required if an unexpected expense
arises.
MINSIII TANTS | | O
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We typically recommend that an
association select a minimum reserve
account balance (or Threshold) it wants to
maintain and select a contribution rate to
maintain that minimum rather than try to
build their account to 100% fully funded.

We usually recommend that an association
consider a threshold equal to the
recommended annual reserve contribution
because this is the average maintenance
expense over the thirty years. However,
each association must judge their unique
risk tolerance.

The Fully Funded Balance for Hawthorne is
$3,241,504. The actual current funding is

$1,511,477. The Association is approximately

47% funded.

This means that based on a straight-line
savings for each reserve component, the
Association saved 47% of the accumulated
depreciation of the reserve components.

At 47%, Hawthorne is considered to be at
moderate risk for a special assessment.

Special Assessment

% Funded Risk Level
100% + Nominal Risk .
70% to 99% Low Risk

25% to 69% Moderate Risk

24% or less

High Risk .

Below is a graph with the current and projected year-end percent fully funded calculated at
the recommended starting annual reserve contribution of $334,100.

Hawthorne
Current & Projected Year-End Percent Fully Funded Graph
at Recommended Funding

2025

2024

2023

2022

2021

11/2020

0% 10% 20% 30% 40%

50%

60% 70% 80% 90% 100%

BProjected Reserve Balance %

BUnfunded Balance %

RESERVE CONSULTANTS LLC

www.reserveconsultants.net info@reserveconsultants.net 206.523.3248
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Deficit or Surplus in Reserve Funding

RCW 64.90.550 §2(l) requires that the reserve study include the amount of any current
deficit or surplus in reserve funding expressed on a dollars per unit basis. This is calculated by
subtracting the association’s reserve account balance as of the date of the study from the
fully funded balance, and then multiplying the result by the fraction or percentage of the
common expenses of the association allocable to each unit.

The fully funded balance attempts to calculate the current value of the deteriorated portion
of all the reserve components. In other words, the fully funded balance assumes that money
will be saved every year for the next maintenance of a component; the fully funded balance
calculates how much money should be saved for the future maintenance based on the age of
each component and the cost for future maintenance. The Fully Funded Balance Calculation
Table that follows in this report shows the calculation for each component. The intent of
RCW 64.90.550 &2 () is to show each unit’s “share” of the surplus or deficit in reserve
funding.

The Recommended Funding Plan is based

on Threshold Funding. Threshold Funding is If the reserve account balance is:

a reserve contribution rate that is constant,

increasing annually with inflation, to provide e equal to the fully funded balance,
funds for all anticipated reserve expenses Hawthorne would be judged as 100%

fully funded. There would be neither

for the life of the study, but leaving a a surplus nor deficit,

minimum level of reserves (the “threshold”)

at all times. The threshold provides a o less than the fully funded balance,
monetary cushion in the reserve account to there is a deficit meaning Hawthorne
help ensure that a special assessment is not would be considered behind on
required for the duration of the study, even saving for future maintenance.

in years when there are significant e more than the fully funded
withdrawals from the reserve account. balance, there is a surplus

Primary consideration is given to cash meaning Hawthorne would be
needed to cover expenses and the deemed a_head on saving for
threshold; the percent funded is typically future maintenance.

targeted to be 80%.

Reserve Account Balance as of August 31, 2020 $1,511,477

Current Fully Funded Balance $3,241,504
Reserve Fund (Deficit) ($1,730,027)
Number of Units 140
Average (Deficit) per Unit ($12,357)
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Reserve Funding (Deficit) per Unit

Unit Allocated (Deficit) Unit Allocated (Deficit) Unit Allocated (Deficit)
Number Interests per Unit Number Interests per Unit Number Interests per Unit
O1A 0.7800% ($13,494) 09A 1.1130% ($19,255) 15C 0.7830% ($13,546)
o1B 0.6380% ($11,038) 09B 0.6050% ($10,467) 16A 0.7550% ($13,062)
o1C 0.7830% ($13,546) 09C 1.1130% ($19,255) 6B 0.6050% ($10,467)
02A 0.7830% ($13,546) 10A 0.7830% ($13,546) 16C 0.7550% ($13,062)
02B 0.6380% ($11,038) 0B 0.6380% ($11,038) 17A 0.7830% ($13,546)
02C 0.7830% ($13,546) 10C 0.6380% ($11,038) 17B 0.6380% ($11,038)
0O3A 0.7830% ($13,546) 10D 0.6380% ($11,038) 17C 0.6380% ($11,038)
03B 0.6380% ($11,038) 10E 0.7830% ($13,546) 17D 0.6380% ($11,038)
03C 0.6380% ($1,038) nA 0.7830% ($13,546) 17E 0.7830% ($13,546)
03D 0.6380% ($1,038) 1B 0.6380% ($11,038) 18A 0.5150% ($8,910)
03E 0.7830% ($13,546) nc 0.7830% ($13,546) 18B 0.6520% ($11,280)
04A 0.5150% ($8,910) 12A 0.7830% ($13,546) 18C 0.6520% ($1,280)
04B 0.6520% ($11,280) 12B 0.6380% ($11,038) 18D 0.5150% ($8,910)
04cC 0.6520% ($11,280) 12C 0.6380% ($11,038) 19A 0.7830% ($13,546)
04D 0.5150% ($8,910) 12D 0.6380% ($711,038) 19B 0.6380% ($11,038)
O5A 0.5360% ($9,273) 12E 0.7830% ($13,546) 19C 0.7830% ($13,546)
05B 0.5360% ($9,273) 13A 0.5150% ($8,910) 20A 0.7550% ($13,062)
O6A 0.5360% ($9,273) 13B 0.6520% ($11,280) 20B 0.6050% ($10,467)
0o6B 0.5360% ($9,273) 13C 0.6520% ($11,280) 20C 0.7550% ($13,062)
07A 0.7830% ($13,546) 13D 0.5150% ($8,910) 21A 0.7830% ($13,546)
o7B 0.6380% ($11,038) 14A 0.7550% ($13,062) 21B 0.6380% ($11,038)
o7C 0.6380% ($11,038) 14B 0.6050% ($10,467) 21C 0.6380% ($11,038)
07D 0.7830% ($13,546) 14C 0.7550% ($13,062) 21D 0.6380% ($11,038)
08A 0.6050% ($10,467) 15A 0.7830% ($13,546) 21E 0.7830% ($13,546)
o8B 0.7550% ($13,062) 15B 0.6380% ($11,038) 22A 1.1130% ($19,255)
Column Total 16.57% ($286,579) Column Total 17.87% ($309,069) Column Total 17.62% ($304,900)
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Reserve Funding (Deficit) per Unit Continued

Unit Allocated (Deficit) Unit Allocated (Deficit) Unit Allocated (Deficit)
Number Interests per Unit Number Interests per Unit Number Interests per Unit

22B 0.6050% ($10,467) 28C 0.7830% ($13,546) 35A 0.7830% ($13,546)
22C 1130% ($19,255) 29A 0.7830% ($13,546) 35B 0.6380% ($11,038)
23A 0.7830% ($13,546) 29B 0.6380% ($11,038) 35C 0.7830% ($13,546)
23B 0.6380% ($11,038) 29C 0.7830% ($13,546) 36A 1140% ($19,273)
23C 0.7830% ($13,546) 30A 0.7830% ($13,546) 36B 0.6050% ($10,467)
24A 1130% ($19,255) 30B 0.6380% ($711,038) 36C 1140% ($19,273)
24B 0.6050% ($10,467) 30C 0.7830% ($13,546) 37A 0.7830% ($13,546)
24C 1130% ($19,255) 31A 0.7550% ($13,062) 37B 0.6380% ($11,038)
25A 0.7830% ($13,546) 31B 0.6050% ($10,467) 37C 0.6380% ($11,038)
25B 0.6380% ($11,038) 31C 0.7550% ($13,062) 37D 0.6380% ($11,038)
25C 0.6380% ($11,038) 32A 1.1130% ($19,255) 37E 0.7830% ($13,546)
25D 0.6380% ($11,038) 32B 0.6050% ($10,467) 38A 0.5150% ($8,910)
25E 0.7830% ($13,546) 32C 1.1140% ($19,273) 38B 0.6520% ($11,280)
26A 0.5150% ($8,910) 33A 0.7830% ($13,546) 38C 0.6520% ($11,280)
26B 0.6520% ($11,280) 33B 0.6380% ($711,038) 38D 0.5150% ($8,910)
26C 0.6520% ($11,280) 33C 0.6380% ($11,038) 39A 0.7830% ($13,546)
26D 0.5150% ($8,910) 33D 0.6380% ($711,038) 39B 0.6380% ($11,038)
27A 0.7550% ($13,062) 33E 0.7830% ($13,546) 39C 0.7830% ($13,546)
27B 0.6050% ($10,467) 34A 0.5150% ($8,910) 40A 1.1140% ($19,273)
27C 0.7550% ($13,062) 34B 0.6520% ($11,280) 40B 0.6050% ($10,467)
28A 0.7830% ($13,546) 34C 0.6520% ($11,280) 40C 1.1140% ($19,273)
28B 0.6380% ($11,038) 34D 0.5150% ($8,910)

Column Total 16.10% ($278,586) Column Total 15.95% ($275,974) Column Total 15.89% ($274,867)

Grand Total 100.00% ($1,729,975) (including columns from previous page)
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Inflated Percent Funded at Year End Over 30 Years

The following graph illustrates the projected percent funded at year end over the next 30
years at the recommended starting contribution rate of $334,100. The chart includes inflated
values, interest, and special assessments (if applicable).

Hawthorne
Inflated Percent Funded at Year End Over 30 Years
at the Recommended Starting Contribution of $334,100
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Fully Funded Balance Calculations

FFB = the sumof

replacement cost + ef fective age

Hawthorne

for all reserve components

useful life
Component Description Quantity  Unit T:;:C:yj‘?g:l: 5?;';3:“:{}2 Effective Age Re;():lu(azgé?;nt F”g‘;;m‘;ed

2% 2.6.1 Asphalt Paving - Repair 100900 SF 6 2 4 $17,110 $1,407

100% 2.6.2 Asphalt Paving - Seal Coat 100900 SF 6 2 4 $23,310 $15,540
100% 2.6.3 Asphalt Paving - Overlay 100900 SF 30 20 10 $244,180 $81,393
25% 2.7.1 Wood Privacy Fencing - Replace 515 LF 3 5 - $13,410 $0
100% 2.7.2 Wood Split Rail Fence - Replace 450 LF 20 12 8 $8,720 $3,488
100% 2.7.3 Railroad Ties at Stairwell - Replace 1 LS 35 1 34 $12,500 $12,143
100% 2.8.1 Playground - Contingency 1 LS 20 7 13 $12,000 $7,800
2% 3.3.1 Concrete Pavement - Repair 24650 SF 6 2 4 $4,770 $3,180

100% 3.3.2 Retaining Wall - Contingency 1 LS 10 6 4 $5,500 $2,200
100% 5.4.1 Entry Railings - Replace 950 LF 30 7 23 $138,100 $105,877
100% 5.4.2 Deck Railings - Replace 2100 LF 30 7 23 $305,290 $234,056
10% 6.1.1 Deck Frame - Repair 9048 SF 7 1 6 $36,170 $31,003
100% 6.1.2 Deck Surface - Recoat 9048 SF 7 1 6 $82,210 $70,466
100% 6.1.3 Deck Surface - Replace 9048 SF 28 8 20 $197,260 $140,900
100% 6.2.1 Brick Siding - Repair 1 LS 10 2 8 $34,000 $27,200
100% 6.2.2 Exterior Wood Trim - Repair 1 LS 10 1 9 $162,500 $146,250
100% 6.2.3 Vinyl Siding - Replace 239000 SF 40 19 21 $3,472,910 $1,823,278
100% 6.2.4 Wood Column Bases - Replace 328 EA 20 1 19 $32,830 $31,189
25% 7.3.1 Gutters & Downspouts - Maintain 22400 LF 10 9 1 $66,840 $6,684
100% 7.4.1 Asphalt Shingle Roof - Replace 2000 sSQ 30 29 1 $1,276,770 $42,559
100% 8.5.1 Skylights - Replace 320 EA 30 29 1 $108,890 $3,630
100% 9.8.1 Exterior Wood Trim - Clean, Caulk & Paint 1 LS 10 1 9 $343,500 $309,150
100% 9.8.2 Unit Entry Door - Paint 140 EA 10 1 9 $14,480 $13,032
100% 10.4.1 Entry Monument Sign - Refurbish 1 LS 30 12 18 $5,500 $3,300
100% 10.5.1 Exterior Mail Pedestal Unit - Replace 10 EA 25 1 24 $39,680 $38,093
10% 15.2.1 Plumbing Systems - Contingency 140 EA 10 8 2 $84,800 $16,960
100% 15.4.1 Site Drainage System - Contingency 1 LS 6 [o] 6 $9,795 $9,795
100% 16.6.1 Exterior Light Fixtures - Replace 424 EA 18 1 17 $53,930 $50,934
9% 17.2.1 Alarm Control Panel - Replace 40 EA 2 2 - $10,900 $0

FULLY FUNDED BALANCE Total $3,241,504

CURRENT RESERVE BALANCE = $1,511,477

PERCENT FULLY FUNDED =

47%

ABBREVIATION KEY

November 5, 2020

EA each
BLDG building(s)
FIXT fixture(s)

LF linear foot
LS lump sum
SF square feet

SQ roofing square
SY square yard
ZN zone
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SUPPLEMENTAL BUDGET INFORMATION (SBI)

RCW 64.34.308 states that within thirty days after adoption of any proposed budget for the condominium, the board
of directors shall provide a summary of the budget to all the unit owners and shall set a date for a meeting of the unit

owners to consider ratification of the budget not less than fourteen nor more than sixty days after mailing of the

summary. As part of the summary of the budget to all owners, the board of directors shall disclose the supplemental

budget information as outlined in RCW 64.34.308 §4, which we refer to as the Supplemental Budget Information

(SBI). Below is a sample of the SBI we will compile when the association is ready to provide a summary of the budget

to the unit owners. Please contact RCL one week before the Association plans on sending the budget summary to
unit owners and we will issue a completed SBI at no additional charge within one year of issuing the draft of the

reserve study report.

Funding Information

$19,500

$120,000
517,800

Proposed annual contribution to reserves for the fiscal year ending in 2021 per the budget.
Projected fiscal year end 2020 reserve balance per the budget.
Budgeted annual contribution to reserves for the current fiscal year ending in 2020,

Information from the Most Recent Reserve Study

77%
$19,570
Threshaold
$115,582
Yes

“We assume the current contribution rate will be adjustad annually for inflation. Not doing so may cause a failure to meet obligations,

Percent fully funded as of the date of the mast recent reserve study (2019).

Recommended annual contribution to reserves for the fiscal year ending in 2021,

Type of funding plan used for recommended annual funding per the most recent reserve study.

Projected fiscal year end 2020 reserve balance per the most recent reserve study.

Based upon the most recent reserve study (2019), will the Association have funds to meet obligations for the
next 30 years at the current contribution rate*?

Anticipated

Reserve Funding Shortfalls Over the Next 30 Years

e
Contribution Contribution
Projected

Projected Average
Fiscal Year Shortfall
Funding
End Shortfall Per Unit
Per Year
None

Proposed Adﬁ:ﬁ'lonal Regular or Specla[ﬁsessment for Fiscal Year End 2021

Mo s additional funding.(Regular.or Special Assessment) planned in the proposed budget?
N/ A Amount of additional Regular or Special Assessment. The purpose for the additional funding:
N/A Average amount per unit per year.
N/A Average amount per unit per month.
NAA Date assessment is due,
Comparison of Fiscal Year End Projections for Next Five Years
$17,800 Current $19,570 Recommended $19,500 Proposed
Reserve Contribution Reserve Contribution Reserve Contribution
s Reserve Percent a Reserve Percent < Reserve Percent
Fuscs:‘(;!ear Account Fully Fisc;:‘;(ear Account Fully Flscgl‘;(ear Account Fully
Balance Funded Balance Funded Balance Funded
2021 $131,775 105% 2021 $132,987 106% 200 $133,492 106%
2022 $143,991 103% 2022 £146,476 105% 2022 $147,51 106%
2023 $159,057 102% 2023 $162,877 104% 2023 $164,469 105%
2024 $166,675 100% 2024 $171,896 104% 2024 $174,071 105%
2025 $171,576 299% 2025 $178,265 103% 2025 $181,052 105%

RESERYV

Contributions and expenses are both Inflated for the 5 Year Projection calculations.
COPYRIGHT 2020 Reserve Consultants LLC
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RCW 64.90.525 §2 of the WUCIOA requires that the budget disclosure include:

(d) The current amount of regular assessments budgeted for contribution to the reserve account;

(e) A statement of whether the association has a reserve study that meets the requirements of RCW
64.90.550 of this act and, if so, the extent to which the budget meets or deviates from the
recommendations of that reserve study; and

(f) The current deficiency or surplus in reserve funding expressed on a per unit basis

Below is a sample of the SBI we will compile when the association is ready to provide a summary of the budget to
the unit owners. Please contact RCL one week before the Association plans on sending the budget summary to unit
owners and we will issue a completed WUCIOA SBI at no additional charge within one year of issuing the draft of the
reserve study report.

Funding Information

¥ Sample Association does have a current reserve study that complies with RCW 64.90.550 (WUCIOA).
¥ Sample Association does have a current reserve study that complies with RCW 64 .34.382 (Condominium Act).

F17.800 The current regular reserve assessments budgeted for annual contribution to the reserve account.
$19,570 The Recommended annual contribution to reserves for the fiscal year ending in 20217
£19,500 The Proposed annual conftribution to reserves far the fiscal vear ending in 2021 per the budget,

% The proposed budget does not meet or exceed the reserve study recommendations.
(370) Difference between the Proposed and Recommended annual contribution to reserves,
*The Recommended annual contribution represents Threshold Funding, which ensures there is enough

cash over 30 years to cover anticipated reserve expenses, but does not necessarily represent a plan that
achieves 100% Fully Funded.

At the time of the most recent reserve study Sample Association was 77% fully funded. For comparison, the average
percent funded for Reserve Consultants LLC clients since 2014 is 67%.

Current (Deficiency) in Reserve Funds Compared to the Fully Funded Balance on a per Unit Basis

$120,000 The projected fiscal year end 2020 reserve balance per the budget.
$125,870 The projected fiscal year end 2020 Fully Funded Balance per the ra.s'_erve stud\gf._._
($5.870) The total (deficiency} in reserves, compared to the Fully Funded Balange.

B e e o e R e

100 33226% (3195.03) 209 4.8397% {3284.08) 400 2,0472% (212017
101 3.3856% ($198.73) 300 Ag5743 ($114.90) 401 2.2268% ($130,71)
200 1.9574% (314,903 301 21370% $125.44) 402 2.2896% ($134.40)

201 21370% ($125.44) 302 21998% ($128,12) 403 2.3794% ($139.67)
202 21998% (312918 303 2.2896% ($:34.4§) 404 31696% ($186.05)
203 2.2896% ($124740) 304 30798% ($180.78) 405 3.3491% ($196.59)
204 3.0798% {$180.78) 308, 3.2594% ($191.32) 406 31965% ($187.63)
205 3.2594% (3191.32) 206 21067 {$182.38) 407 23701% ($139.12)
206 310675 } (§182.36) 307 31426% (§184.47) 408 5.0193% ($294.63)
207 26222% ($153.92) 308 4,9295% ($289.35) 409 5.8816% ($345.24)
208 48397% (b284.08) 309 4.9295% ($289.35)
Column Total 3220% (£1,890.08) Column Total 35.67% ($2.10557) Column Total 31.93% ($1,874.20)
Grand Total 100.00% ($5,870)

COPYRIGHT 2020 Reserve Consultants LLC
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DISCLOSURES

1.

Reserve Consultants LLC also provides construction inspection services
for condominiums and does design and construction oversight for major
repair projects, including roofing, decks and building envelope
replacement.

No shareholder or employee of Reserve Consultants LLC has any interest
in, or obligation to, any construction company, management company, or
development entity that creates condominiums; nor is there any
involvement with Hawthorne which could result in a conflict of interest.

Reserve Consultants LLC has been a member of the Community
Associations Institute since about 1993, and has worked with a variety of
management companies, associations and other types of clients in
Washington State.

This report and analysis is based upon observations of the visible and
apparent condition of the building and its major components on the date
of the inspection. Although care has been taken in the performance of
this inspection, Reserve Consultants LLC (and/or its representatives)
make no representations regarding latent or concealed defects which
may exist and no warranty or guarantee is expressed or implied. This
report is made only in the best exercise of our ability and judgment.
Conclusions in this report are based on estimates of the age and normal
working life of various items of equipment and appliances. Predictions of
life expectancy and the balance of useful life are necessarily based on
industry and/or statistical comparisons. It is essential to understand that
actual conditions can alter the useful life of any item. The previous use or
misuse, irregularity of servicing, faulty manufacture, unfavorable
conditions, acts of god, and unforeseen circumstances make it impossible
to state precisely when each item would require replacement. The client
herein should be aware that certain components within the above
referenced property may function consistent with their purpose at the
time of inspection, but due to their nature, are subject to deterioration
without notice.

Unless otherwise noted, all reserve components are assumed to meet the
building code requirements in force at the time of construction. Any on-
site inspection should not be considered a project audit or quality
inspection.

Conclusions reached in this report assume responsible ownership and
competent management of the property. Information provided by others
is believed to be reliable. Information provided by others was not audited;
we assume no responsibility for accuracy thereof. Any on-site inspection
should not be considered a project audit or quality inspection.

The reserve study is a reflection of information provided to the consultant
and assembled for the association’s use, not for the purpose of
performing an audit, quality/forensic analyses or background checks of
historical record.
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APPENDIX - GLOSSARY OF TERMS

Allocated Interests - the following interests
allocated to each unit: (a) In a condominium,
the undivided interest in the common
elements, the common expense liability, and
votes in the association; (b) In a cooperative,
the common expense liability, the ownership
interest, and votes in the association; and (c)
In a plat community and miscellaneous
community, the common expense liability and
the votes in the association, and also the
undivided interest in the common elements if
owned in common by the unit owners rather
than an association. RCW 64.90.010 §2.

Assessment - all sums chargeable by the
association against a unit, including any
assessments levied pursuant to RCW
64.90.480, fines or fees levied or imposed by
the association pursuant to this chapter or the
governing documents, interest and late
charges on any delinquent account, and all
costs of collection incurred by the association
in connection with the collection of a
delinquent owner's account, including
reasonable attorneys' fees. RCW 64.90.010 §3.

Association or Unit Owners Association - the
unit owners association organized under RCW
64.90.400 of WUCIOA and, to the extent
necessary to construe sections of this chapter
made applicable to common interest
communities pursuant to RCW64.90.085,
64.90.095, or 64.90.1000f WUCIOA, the
association organized or created to administer
such common interest communities. RCW
§64.90.010 §4)

Baseline Funding Plan - A reserve
contribution rate that is constant, increasing
with inflation, to provide funds for all
anticipated reserve expenses so that no
special assessments are required for 30 years,
but with no excess funds some years.

Board - the body, regardless of name,
designated in the declaration, map, or
organizational documents, with primary
authority to manage the affairs of the
association. RCW §64.90.010 §&6.

Building Codes - Nationally recognized
standards used to gauge the acceptability of a
particular material or building procedure.
Typically, if something is built to "code,” it is
acceptable to all concerned. Some often used
codes are International Building Code (IBC)
(applicable to most multifamily housing),
International Residential Code (IRC)
(applicable to one and two family structures),

Washington Energy Code, National Electric
Code (NEC), Uniform Plumbing Code (UPC),
and the National Fire Protection Association
Standards (NFPA). These are usually
amended slightly by each city or county.

Building Component - see “Reserve
Component”.

Component Number - A number assigned to
each building component that allows grouping
of like components. The numbers are based
roughly on the Construction Specification
Institute system.

Common Elements - (a) In a condominium or
cooperative, all portions of the common
interest community other than the units; (b) In
a plat community or miscellaneous
community, any real estate other than a unit
within a plat community or miscellaneous
community that is owned or leased either by
the association or in common by the unit
owners rather than an association; and (c) In
all common interest communities, any other
interests in real estate for the benefit of any
unit owners that are subject to the declaration.
RCW §64.90.010 §7.

Common Expense - any expense of the
association, including allocations to reserves,
allocated to all of the unit owners in
accordance with common expense liability.
RCW §64.90.010 §8.

Common Expense Liability - the liability for
common expenses allocated to each unit
pursuant to RCW64.90.0400f RCW. RCW
§64.90.010 §9.

Common Interest Community - real estate
described in a declaration with respect to
which a person, by virtue of the person’s
ownership of a unit, is obligated to pay for a
share of real estate taxes, insurance premiums,
maintenance, or improvement of, or services
or other expenses related to, common
elements, other units, or other real estate
described in the declaration. "Common
interest community"” does not include an
arrangement described in RCW 64.90.110 or
RCW 64.90.115. A common interest community
may be a part of another common interest
community. RCW §64.90.010 §10.

Contribution Rate - in a Reserve Study as
described in RCW 64.34, the amount
contributed to the reserve account so that the
association will have cash reserves to pay
major maintenance, repair, or replacement

RESERVE CONSULTANTS LLC
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costs without the need of a special
assessment. RCW 64.34.020 (10)

Constant Dollars - costs and contributions are
provided in today’s dollars, no matter how far
in the future they occur. Inflation and interest

are not factored in.

Effective Age - the difference between the
useful life and the remaining useful life. RCW
64.34.020 §19 & RCW §64.90.010 §21.

Full Funding Plan - a reserve funding goal of
achieving one hundred percent fully funded
reserves by the end of the thirty-year study
period described under RCW64.90.550 of
WUCIOA, in which the reserve account
balance equals the sum of the estimated costs
required to maintain, repair, or replace the
deteriorated portions of all reserve
components. RCW §64.90.010 §25.

Fully Funded Balance - the current value of
the deteriorated portion, not the total
replacement value, of all the reserve
components. The fully funded balance for each
reserve component is calculated by
multiplying the current replacement cost of
that reserve component by its effective age,
then dividing the result by that reserve
component’s useful life. The sum total of all
reserve components' fully funded balances is
the association'’s fully funded balance. RCW
64.34.020 §22 & RCW §64.90.010 &26.

Inflated Dollars - as opposed to constant
dollars, inflated dollars recognize that costs in
the future will probably be higher than today
because each dollar will buy fewer goods and
services. A rate of inflation must be assumed
and applied to all future costs. Also referred to
as future cost.

Inflation Multiplier - 100% plus the assumed
rate of inflation. Thus, for an assumed yearly
inflation rate of 5%, the "multiplier” would be
105% or 1.05 if expressed as a decimal number
rather than as a percentage. Each successive
year the previous year's "multiplier” is
multiplied by this number to arrive at the next
year's "multiplier.”

Interest Rate Multiplier - The assumed rate of
interest earned on the average annual reserve
bank account balance. Thus, 4% interest
would be 0.04 expressed as a decimal
number. A rate of interest earned must be
assumed for all future years. Typically this is
lower than the rate of inflation.

Limited Common Element - a portion of the
common elements allocated by the declaration
or by operation of RCW 64.90.210 §1(b) or §2

/ww.reserveconsultants.net

infoi@reserveconsultants.net

for the exclusive use of one or more, but fewer
than all, of the unit owners. RCW §64.90.010
§30.

Unit owners may be responsible for the cost to
repair and maintain limited common elements,
so those costs may not appear in a Reserve
Study.

Maintenance Cycle - the frequency of
maintenance on a component to reach or
extend its Useful Life. Often shorter than the
full “Useful Life” for repairs that occur in lieu of
complete replacement.

Next Repair - the next time the “Repair Cycle”
starts with work on a component.

Nominal Reserve Costs - the current
estimated total replacement costs of the
reserve components are less than fifty percent
of the annual budgeted expense of the
association, excluding contributions to the
reserve funds, for a condominium or
cooperative containing horizontal unit
boundaries and less than seventy five percent
of the annual budgeted expenses of the
association, excluding contributions to the
reserve fund for all other common interest
communities. RCW §64.90.010 §34.

Percent Fully Funded - The percentage of the
“Fully Funded Balance” which the current
condominium Reserve Account actually has in
it.

RCW - the Revised Code of Washington. RCW
64.34 is the Washington Condominium Act,
the statute that governs 'New Act’
condominiums formed between July 1, 1990
and June 30, 2018.

RCW 64.90 is the Uniform Common Interest
Ownership Act (WUCIOA) and governs
common interest properties formed after July
1, 2018 and requires all common interest
properties in Washington State to comply with
RCW 64.90.525.

Remaining useful life - the estimated time, in
years, that a reserve component can be
expected to continue to serve its intended
function. RCW 64.34.020 §31.

Or the estimated time before a reserve
component will require major maintenance,
repair or replacement to perform its intended
function. RCW §64.90.010 §44.

Replacement Cost - the current cost of
replacing, repairing, or restoring a reserve
component to its original functional condition.
RCW 64.34.020 §32.
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Or the estimated total cost to maintain, repair,
or replace a reserve component to its original
functional condition. RCW §64.90.010 §45.

Reserve Account - Money set aside for future
repair and replacement projects. For
condominiums, the RCW requires a separate
Reserve Account be maintained to hold
reserves to fund repair or replacement of
Reserve Components.

Reserve Component - common elements
whose cost of maintenance, repair, or
replacement is infrequent, significant, and
impractical to include in an annual budget.
RCW 64.34.020 §34.

Or a physical component of the common
interest community which the association is
obligated to maintain, repair, or replace, which
has an estimated useful life of less than thirty
years, and for which the cost of such
maintenance, repair or replacement is
infrequent, significant, and impractical to
include in an annual budget. RCW §64.90.010
§46.

Reserve Contribution Rate - The amount of
money saved to fund replacement costs for
maintenance and repairs of common elements.
See “Contribution Rate”. Current contributions
and Recommended contributions may be
different.

Reserve Specialist - A designation for those
professionals who have met the standards
established by Community Associations
Institute (www.caionline.org) for Reserve
Study providers.

Reserve Study - A physical assessment of a
building and a subsequent report which
estimates the anticipated major maintenance,
repair, and replacement costs, whose
infrequent and significant nature make them
impractical to be included in an annual budget,
which will need to be repaired or replaced
over the next 30 years. It provides estimates
of these replacement costs and details
expected annual expenditures. It is used to
calculate the Reserve Contribution Rate
required to maintain a facility in good
condition both functionally and cosmetically.
The Washington Condominium Act sets out
requirements for annual reserve studies.

Reserve Study Professional means an
independent person suitably qualified by
knowledge, skKill, experience, training, or
education to prepare a reserve study in
accordance with RCW 64.34, RCW 64.34.020
§35, RCW 64.90.545 and RCW 64.90.550. For

the purposes of WUCIOA, "independent”
means a person who is not an employee,
officer, or director, and has no pecuniary
interest in the declarant, association, or any
other party for whom the reserve study is
prepared. RCW §64.90.010 §47.

Special Assessment - A levy against all unit
owners that is necessary when a needed
repair/replacement/upgrade has not been
planned for, and for which insufficient money
has been saved.

Threshold Funding (contribution rate) - A
Reserve Contribution Rate that is constant,
increasing with inflation, to provide funds for
all anticipated Reserve Expenses for the life of
the study, but leaving a minimum level of
Reserves (the “threshold”) at all times. Our
default minimum threshold is one year’s
contribution.

Typ. - Abbreviation for ‘typical’; used on
photographs and in text to refer to a problem
that is shown or described once, but applies to
many locations.

Typical Life - An average expected life for an
average building component. As in any
statistical average, there is a range of years
over which each individual item might fall. This
is the same as “Useful life”.

Useful life means the estimated time, in years,
that a reserve component can be expected to
serve its intended function. RCW 64.34.020
§40 or the estimated time during which a
reserve component is expected to perform its
intended function without major maintenance,
repair or replacement. RCW §64.90.010 §59.

Year End Reserve Balance or Reserve Fund
Balance - What is projected to be left in the
reserve account after the expected yearly
expenses and contributions are added to the
prior year's carryover balance. Assumes that
the reserve contributions and expenses occur
as predicted.

Yearly Expenses - The total labor and material
costs associated with all of the
repairs/maintenance that are scheduled in that
particular year.

30 Year Spreadsheet - A summary listing each
building component and its yearly cost to
maintain/repair over the next 30 years. It also
lists the annual reserve fund balance, reserve
contributions, reserve expenses and bank
interest earned on any reserve fund balance.
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APPENDIX - EVALUATORS’ CREDENTIALS

Denise Dana

Principal
Reserve Consultants LLC

B.S. Education,
M. Architecture

Washington Registered
Architect, #8702

LEED Accredited Professional
Reserve Specialist, #291

Mahria Sooter

Principal
Reserve Consultants LLC

B.A. Springfield College, MA
Reserve Specialist, #380

ww.reserveconsultants.net infol@rese

Denise Dana first obtained licensure as an Architect and
became a LEED accredited professional in 2003. She is
currently a licensed Architect in the State of Washington
and is certified by the National Council of Architectural
Registration Boards. With over twenty years of experience
in architecture, her resume includes a variety of project
types ranging from residential to corporate. She has
worked through all phases of construction including design
development, construction documentation and
construction administration with project budgets varying
from a few thousand dollars to over sixty million dollars.
Denise has been conducting reserve studies since joining
Reserve Consultants in 2008; in 2011 she was recognized
as a “Reserve Specialist” by the Community Associations
Institute.

Mahria joined Reserve Consultants in 2016. Mahria holds a
Bachelor of Science degree from Springfield College, MA.
In 2019, the Condominium Associations Institute
recognized Mahria as a “Reserve Specialist.” She has over
20 years of experience with marketing and various aspects
of integrated communication in the construction industry.
In 2018, Mahria received a certificate of completion from
the King County Dispute Resolution Center for Basic
Mediation Training providing her the skills to assist
Associations with identifying and effectively
communicating interests and goals. Mahria’s attention to
detail lends well to providing clear and concise
recommendations that clients can utilize to make informed
decisions.
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