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INTRODUCTION

DLM Architects is pleased to present this reserve study for Church Point Homeowners Association.

Church Point is a 382 unit homeowners association located in Virginia Beach, Virginia.  DLM Architects

has been requested by the Association Manager, Allison Mercer with The Select Group and authorized by

the Board of Directors to prepare this Reserve Study.  The study aids the Association in determining the

annual funding required for the capital reserve fund.  This study is limited to the reservable items of

common ownership.  These reservable items are defined by the Declarations and agreed upon in the

proposal by DLM Architects dated December 13, 2006, and signed by Neal Curtin, President on January

22, 2007.  The common area elements covered by this study are identified on page three of this report.

The conditions presented in this study are as accurate as possible at the time this study was

prepared.  The conditions are assumed to be fairly accurate for one year.  It must be noted that these

conditions will change and conditions discovered in the future may be considerably different from those

reported herein.  Furthermore, rates of inflation and interest will change in the future which will affect the

future financial projections of this study.  It is our recommendation that the information contained in this

study must be reviewed, and updated accordingly, once a year.

REQUIREMENT FOR THE RESERVE FUND

A Reserve Fund and Reserve Study are advantageous for the long term security of the homeowners

and for accounting purposes.  The Reserve Study is also an essential tool in determining the items and

values to be included in the Reserve Fund for compliance with requirements of federal tax laws and

restrictions.  Furthermore, CHAPTER 459 of the Code of Virginia § 55-514.1. requires the following:

"Reserves for capital components. Except to the extent otherwise provided in the declaration and unless

the declaration imposes more stringent requirements, the board of directors shall:  Conduct at least once

every five years a study to determine the necessity and amount of reserves required to repair, replace and

restore the capital components."  Finally, many mortgage lenders are requiring a Reserve Study to

determine whether the Association is adequately funded before a resale to their borrower.

Without a Reserve Study, one alternative for accumulating funds is to have the Association guess

at what people are willing to pay without objections and charge them that amount.  This method would

please the unit owners, because monthly fees may be somewhat lower.  However, the community may run

the risk of deterioration, if the appropriate funds are not available to cover necessary repairs or replacement

to the common elements when the need arises.
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The other alternative for accumulating funds is to have the Association levy a special assessment.

The unit owners will be required to pay the cost of necessary repairs or replacement of deteriorated

common elements as they occur.  While this might raise the exact amount of money for the repair or

replacement, it would inequitably assess future unit owners for costs associated with current depreciation

of the common elements.  Practically, a special assessment would depress resale values ahead of the

assessment.  This could be a financial burden on some unit owners, since it would have to be paid over a

short period of time.

The proper method to obtain funds for a Replacement Reserve Fund is to estimate the costs to

replace or repair materials and annually set aside funds in advance to cover these costs.  That is exactly the

purpose of this Reserve Study.  If the recommendations of the Reserve Study are followed, then this

method determines everyone’s contribution into the Reserve Fund, which means that adequate funds will

be available when repair or replacement of items is necessary.  This method also ensures that those who are

using the facilities are responsible for the depreciation of those facilities while they are being used. 

DETERMINATION OF RESERVABLE ITEMS

DLM Architects conducted a visual survey of the buildings, grounds and related components,

examined documents and spoke with Allison Mercer.  We determined conditions, quantities, and ages of

the various common elements included in this study.  Various consultants and contractors were contacted

to confirm our conclusions as to the age and condition of these items.  The common elements are as defined

by the Declarations and, therefore, must have the appropriate funds reserved to cover the expense of

replacing or repairing them in the future.  The common elements included in this study are as follows:

SITE
Asphalt Paths
Community Signage
Entrance Fence
Retention Lake
Fountain
Gazebo
Site Furniture
Landscape Irrigation
Pump Station

COMMON BUILDING AREA
N/A

DWELLING UNITS
N/A

ANNUAL FUNDING REQUIREMENT

It would seem that the annual funding required for a particular reservable item could be established

by determining the cost to replace the component and dividing it by the remaining useful life of the
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component.  This over simplifies the formula, so it is important to know that many factors can affect the

accuracy of the annual funding requirement.

To determine the cost of various components, we begin by determining the quantities of each

component.  This can be accomplished by actual field measurements and by quantity take-offs from field

measurements and architectural construction drawings obtained by DLM Architects.  Conditions and

quantities shown on the drawings are assumed to be accurate.  After the quantities are determined, costs

can be estimated through the extensive database that DLM Architects has available to them.  These costs

are then verified with local contractors and with similar projects that were recently completed.  They are

also modified based on the project size, location, schedule and the difficulty of work.  However, it should

be noted that these costs are estimated and actual price quotations will vary.

Costs of replacement can also vary greatly due to fluctuation in the cost of materials, availability of

replacement materials, status of the labor market, status of the economy as a whole and cost of contractor

overhead, and insurance costs at the time the replacement work is done.  All costs estimated in this Study

are based on our recommendation that the Association contract directly with a contractor who specializes

in the appropriate trade of the work to be done.  In other words, we have not included any costs for the

overhead and profit of a general contractor to oversee and coordinate the work of different trades because

it is our assumption that each item of replacement work will be accomplished non-simultaneously with other

items of replacement work.

According to information provided by the Association manager, construction began in 1992-1996.

We have used an average of fourteen (14) years for the present age of all building materials unless

otherwise noted.

The anticipated life of a building component is more difficult to determine.  To determine what its

performance should be, we have to rely on historical experiences with similar products used in the same

way.  Additional factors that affect the performance of a component include the proper detailing of the

materials, the quality of the workmanship with which it was installed, its current condition and its exposure

to the surrounding environment.  The other big factor that determines the remaining life of a component

is the quality and frequency of maintenance it receives.  Better and more frequent maintenance can greatly

extend the remaining life of a component.  Regular painting, cleaning of gutters, seal coating asphalt and

caulking are important for extending the component�s remaining life as well as keeping the community

looking good.  The quantity, anticipated life and existing condition of the building components at Church

Point are indicated on the following pages.
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RESERVABLE ITEM: ASPHALT PATHS

TOTAL QUANTITY: 3,575 S.F. % OF REPLACEMENT: 100%

PRESENT AGE: 13 YRS. REMAINING LIFE: 5 YRS.

EXISTING CONDITIONS:

There are existing 5’ wide asphalt paths in three locations.  One is in the park in Section One, opposite the

entrance at Church Point Road.  This path is located in a bicycle and pedestrian easement, and connects

from Church Point Place to the end of Five Forks Road in the adjacent Thoroughgood Subdivision.  The

second location is in Section Three C-2 Open Space, leading from Church Point Road to the corner of the

property adjacent to First Court Road and the Bayville Golf Course.  A utility easement is located in this

same area.  The third location is in the Section Two Open Space A, leading from Church Point Road to the

end of Parish Road in the adjacent Thoroughgood Subdivision.  A drainage easement is also located in this

area.

All paths have significant intrusion by grass and turf, reducing the effective width to four feet or less.

Where traffic is very light, grass will grow well in asphalt once it is established.  The combination of roots

penetrating the surface and freezing water will break up the asphalt.  In both cases the adjacent ground is

significantly higher than the path in some areas and therefore the paths also serve as drainageways.  There

is no edging visible.

The asphalt surface shows about 15% to 20% of the aggregate in the asphalt showing, indicating moderate

erosion of the asphalt matrix and slight thinning of the pavement surface.  Currently, the overall condition

is good.  However, the pace of deterioration will begin to accelerate rapidly until such time that resurfacing

is no longer possible and replacement of the asphalt pavement will become necessary.  It is for this reason

that we have projected, just a 5 year remaining life until resurfacing is necessary.

Sealcoating is not necessary for pedestrian traffic.  The asphalt should be replaced or overlaid when the

surface begins to ravel or when cracking extends throughout the pavement.  The turf and soil should be

removed along the edges and the adjacent area regraded to provide drainage and walkable/mowable slopes

as appropriate.  Pavement should be removed within ten feet or so of adjacent concrete walks and the base

prepared so the height of the new pavement aligns with the adjacent concrete walks.  The pavement should

also be removed where tree roots have lifted the asphalt, the roots removed if desired, and the base

prepared for the new pavement.  After resurfacing, all minor repairs, such as cracks, should be included in

the preventive maintenance program and funded from the regular operating budget as routine repair.
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The National Asphalt Pavement Association recommends the asphalt surface should be overlaid in the

future with a minimum 1‰" layer of asphalt once every twenty-five (25) years.  NAPA also recommends

that the association consider the following issues when writing a contract and selecting a contractor for the

repaving:

� Assign specific responsibilities and make notes. 

� Surface drainage is very important.  Make sure your contractor plans and builds adequate surface

slopes to produce good drainage.  So-called �pondin g,� or standing water on the paths is

undesirable. 

� A construction contract should detail such items as the responsibility for measuring pavement

thicknesses, milling the surface for pavement slopes and smoothness, payment schedule and

guarantee of the finished product. 

� It�s important to make sure your contractor has adequate liability insurance.  Ask for written proof

of it.

When it comes time to repave, we strongly recommend a tack coat over the old pavement before the new

asphalt is laid.  The tack coat greatly improves the bond between the old and new pavement, reducing the

probability that water will get between the layers, freeze and create potholes in the new pavement.  Edging

material may also be placed along the edges of the asphalt to assist lawn maintenance crews in keeping grass

from growing onto the asphalt.

Maintenance should be scheduled regularly to avoid premature failure of the asphalt.  Maintenance should

consist of removing grass from the surface, sweeping, and repairing cracks.
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RESERVABLE ITEM: CONCRETE WALKS

TOTAL QUANTITY: 3,350 S.F. % OF REPLACEMENT: 10%

PRESENT AGE: 16 YRS. REMAINING LIFE: INDEFINITE

EXISTING CONDITIONS:

Concrete walks exist in several locations in Section One.  There are short sections connecting to the

wooden walkways at the retention pond on Lot 1-A, a short section connecting Hosskine Mews to

Maycraft Road in the adjacent Thoroughgood Subdivision, and leading to the gazebo in the Section One

Park.  There are also approximately 716 linear feet of 4’ walkway in an ingress/egress easement for

pedestrian traffic along Spring House Trail in Section Two.

The existing exposed aggregate concrete walks are in fair condition.  There are a limited number of open

joints which should be filled with a polysulfide sealant to prevent the accumulation of dirt in the joint which

can lead to vegetative growth.  Severely broken or cracked sections should be replaced when damage

occurs. 

Under normal conditions, the sidewalks should last the life of the community.  The �2001 Housing Facts ,

Figures and Trends� published by the National Assoc iation of Home Builders (NAHB) lists the life

expectancy of concrete as 50 years.  The American Concrete Institute states in several publications that

concrete should exceed the life expectancy of the community.

The indiscriminate use of deicing salts in the wintertime, will significantly shorten the life of the exposed

aggregate.  Expanding tree roots and settlement can heave sidewalk sections, causing their misalignment

and creating a trip hazard.  When that happens, replacement of the misaligned sidewalk section will be

required.  It is estimated that over a thirty-year period, normally ten percent (10%) of the walks will need

replacement in this manner.  Minor repairs, such as cracks, should be included in the preventive maintenance

program and funded from the regular operating budget as routine repair.
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RESERVABLE ITEM: WOODEN WALKWAYS/BRIDGES

TOTAL QUANTITY: 1,025 S.F. % OF REPLACEMENT: 100%

PRESENT AGE: 14 YRS. REMAINING LIFE: 10 YRS.

EXISTING CONDITIONS:

Wooden walkways/bridges are located along two sides of the retention pond and across one end, on Section

One, Lot 1-A, connecting First Court Road and the end of Church Point Place to the Thoroughgood

Commons commercial area.  These are located in pedestrian easements dedicated to Church Point

Homeowners Association and Church Point Commons Associates.  The easement across the end of the

retention pond connects First Court Road to the patio of the restaurant, and the bridge in this location has

poles attached to it for thatched parasols which were stored on the restaurant patio.  The owner of Lot 1-A

reported that the bridge is used for deliveries to the restaurant from trucks illegally parked on First Court

Road.

The joint ownership of these easements creates potential uncertainty with regard to maintenance

responsibilities and liability.  If this has not already been addressed, we recommend a formal maintenance

agreement setting out those responsibilities be executed and recorded.  If no agreement exists and

agreement cannot be reached, we would recommend that an attorney be retained to take legal action

seeking to vacate the easement so that the walkways can be removed.  No funds have been scheduled for

the engineering and legal work to accomplish this, until action by the Association is taken to pursue this.

The walkways consist of 6"x6" posts, 2’x8" and 2"x10" framing, 1"x6" decking, and 2"x6" and 2"x4"

railings with 2"x2" pickets.  Some of the railing posts have a decorative carved top.  The exposed

footbridge surfaces have been preservatively treated in the past to extend the life of the wood components.

Periodic preservative treatment, prevents the original treatment chemicals from being leached from the

wood by repeated wettings from rain.  Once the treatment chemicals leach from the wood the unprotected

wood rapidly deteriorates from attack by wood destroying organisms such as termites, borers and fungal

attack (rot).

The walkways are generally in good condition.  Normal checking is present in the wood posts.  Some

pickets and floorboards have been replaced.  Regular maintenance consisting of replacing deteriorated or

rotted boards and timbers and pressure washing and resealing the wood can extend the remaining life of the

walkways.
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It needs to be noted that the wood used in the footbridges are probably treated with the preservative

chromated copper arsenate (CCA) given its prevalent use as a wood preservative at the time these

footbridges were built.  There is no scientific consensus about the level of risk posed by the arsenic used

in the preservative chromated copper arsenate, which may have leached into the ground or pond from the

treated wood used to construct these footbridges.  Until further research has been conducted defining the

risk, then there has been no money set aside in the reserve fund for the remediation of contaminated soil

or replacement of the footbridges due to the presence of CCA.  For the foreseeable future the Association

should monitor developments in this area at: http://www.epa.gov/oppad001/reregistration/cca/cca_qa.htm.
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RESERVABLE ITEM: COMMUNITY SIGNAGE

TOTAL QUANTITY: 12 EA. % OF REPLACEMENT: 100%

PRESENT AGE: 14 YRS. REMAINING LIFE: 6 YRS.

EXISTING CONDITIONS:

1 - Entrance sign - 8" gold painted letters mounted on a brick wall.

2 - 24" x 36" Painted wooden signs reading �No Moto rized Vehicles.�

1 - 24" x 36" Painted wooden sign with sign panel missing.

2 - 24" x 36" Painted wooden signs reading �No Tres passing� etc.

1 - 24" x 36" Painted wooden sign reading �Thorough good House� etc.

1 - Hanging sign reading �Church Point.�

2 - Small signs reading �Stay Off Rocks Unstable.�

1 - Small sign reading �No Fishing Crabbing Swimmin g.�

1 - Cast metal historical sign mounted on brick post.

The signs� structures have been maintained and should be periodically cleaned, repaired and painted to last

their life expectancy.  The entrance sign is illuminated with a ground mounted lamp connected to a timer

and photocell.  This device will need to be replaced periodically due to damage from landscape maintenance

equipment.  Given its cost, it falls below the threshold for a reserve.  The painted sign surfaces are in need

of repainting now.  This activity should be part of the maintenance budget and funded from the operating

account.

Care should be taken to avoid damaging the wooden posts with string trimmers and other yard maintenance

equipment.  The damage from string trimmers is especially a problem as it has cut into the wood reducing

its strength at this critical location.  We recommend copper collars be placed around the base of the posts

to protect them or a herbicidal control be sparingly applied by the lawn maintenance crews instead of using

the string trimmers for grass and weed control at the posts to extend the remaining life of the posts.

Because of the low cost of each individual sign, these components have been treated in the aggregate in the

Reserve Schedules at the end of this study.

The entrance sign, the �No Trespassing� signs, and the hanging sign appear to be located on either

individual lots or on public rights-of-way.  No easements are shown on the plats to permit the association

to maintain these facilities.  If easements or other binding agreements do not exist, and if the Association
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desires to maintain these signs, the location of the improvements should be determined by survey, and

easements should be sought from the owners or an encroachment agreement entered into with the City, as

appropriate.  Funds have been scheduled for the engineering and legal work to accomplish this in the

Reserve Schedules at the end of this study.
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RESERVABLE ITEM: ENTRANCE FENCE

TOTAL QUANTITY: Brick 1,400 S.F.

Aluminum 232 S.F.

Wood 4,550 L.F.

% OF REPLACEMENT: 10%

100%

100%

PRESENT AGE: 14 YRS. REMAINING LIFE: 16/28/13 YRS.

EXISTING CONDITIONS:

There is a brick masonry style fence located on both sides of the entrance at Church Point Road.  The fence

consists of double sided standard brick masonry of varying height with 8 feet tall corbeled pilasters at the

end toward Church Point Road and in the middle of the fences and a plain post at the end.  All the posts

and pilasters have concrete caps.  The ends toward Church Point Road are connected by wrought iron

picket fences to free standing corbeled posts with acorn finials and wrought iron style aluminum electric

�gas light� fixtures.  The fence jogs toward First Court Road at a 45-degree angle, then a 90-degree angle,

then runs parallel to First Court Road.  There is a low brick wall in front of the jogging portion of the fence

enclosing a planting area.  There is some damage to the brick which needs repair.  The portion of the fence

parallel to First Court Road is 2 feet tall with a 1‰’ tall wrought iron picket fence on top.  The fence is

showing some corrosion which needs repainting or otherwise the fence will need to be replaced sooner than

anticipated.  The fence has a soldier course on top.  The top of the fence is unsealed and some mortar has

deteriorated and loosened.  There is no evidence of settlement, cracking, or bowing but there are numerous

mold stains and fungal growth on the brick which needs to be removed by a chemical washing (do not

power wash!).  A chemical washing will brighten the brick and remove fungus as a source for damage to

the brick.  The brick fences are lit by low voltage ground mounted spotlights.

There is also 8’-6" by 4’-3" brick wall 2’ thick with a concrete cap in the median, forming a base for the

letters of the entrance sign.  There are low brick walls enclosing planting areas on each side of this fence.

There is some damage to the brick which needs repair.  There are also free standing corbeled brick posts

along both sides of the entrance and along the front of the park opposite the entrance.

All of the brick masonry appears to be in good condition except as noted above.  As with any type of brick,

the life expectancy should exceed the life of the community.  To prevent any deterioration, the mortar

should be periodically inspected and repointed as needed.  Such repairs should be an ongoing maintenance

responsibility and should be funded from the maintenance budget along with repair of minor defects in the

brick work.




