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Preparer's Report on Reserve Study

Reserve Management Plan

Type 3 Reserve Study Update with Off-Site Analysis

For 30-Year Projection Period Beginning January 1, 2023

Board of Directors
Mountain Park HOA

Lake Oswego, Oregon 98020

Description of Reserve Management Plan Engagement and Reserve Study Report

A reserve management plan engagement involves the reserve professional assisting the management of Mountain
Park HOA by helping them identify key factors, develop assumptions, gather and assemble information, and
develop a financial model so they may consider the results based on their stated assumptions.

A Type 3 is a Reserve Study Update with Off-Site Analysis. The on-site analysis of Mountain Park HOA upon which
this reserve management plan is based was performed by Jay Grant of Facilities Advisors, PLLC on September 23,
2021.

The attached basic financial exhibits and disclosures comprise a Type 3 Reserve Study report of Mountain Park
HOA. The basic financial exhibits comprising this reserve study report are the statement of position and summary
component list as of January 1, 2023, statements of projected cash flows and expenditures for the 30-year period
beginning January 1, 2023, and related disclosures that provide important information regarding the basic financial
exhibits.

Management's Responsibility for Reserve Study

The Governing Body of Mountain Park HOA is responsible for the preparation and fair presentation of this reserve
study report in accordance with Generally Accepted Reserve Study Principles.

Reserve Professional's Responsibility

Our responsibility is to perform our reserve management plan engagement and compile the reserve study report in
accordance with Generally Accepted Reserve Study Standards.

Report on Reserve Study

Facilities Advisors reserve management plan engagement was performed in accordance with Generally Accepted
Reserve Study Standards. A reserve study involves performing procedures to identify, quantify and evaluate the
condition of components based upon a visual observation for the purpose of making a financial projection. The
procedures selected are based on the reserve professional's judgment. We believe that the procedures we have
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performed are sufficient and appropriate to support the reserve study report as presented. We are not responsible
for any events subsequent to the date of this report.

We have compiled the accompanying reserve study report of Mountain Park HOA, comprised of the financial
exhibits referred to above in accordance with Generally Accepted Reserve Study Principles.

This reserve study report was prepared using software meeting the reserve study calculation and software
standards of the International Capital Budgeting Institute.

We are not aware of any material modifications that should be made to the financial exhibits referred to above,
based upon the stated significant assumptions and exclusions, for them to be presented in conformity with
Generally Accepted Reserve Study Principles.

This reserve study report is restricted to the management and members of the Mountain Park HOA and should
not be relied upon by others not involved in the establishment of the significant assumptions and exclusions
upon which this report is based. Readers of the reserve study report should consider the significant assumptions,
excluded components, and general exclusions in forming their own conclusions regarding the reserve study report.

Required Supplementary Information

Generally Accepted Reserve Study Standards require that the component list compiled at the major or minor
component level be presented to supplement the basic financial exhibits. This component list is the responsibility
of the Mountain Park HOA 's management and was used to prepare the basic financial exhibits. The information
contained in this list has been subjected to the procedures applied in the compilation of the reserve study report,
and we are not aware of any material modifications that should be made thereto.

Regulatory Information

In the case of common interest realty associations located in the U.S.A., Generally Accepted Reserve Study
Standards require that regulatory disclosures be presented to supplement the basic financial exhibits. Regulatory
Disclosures consist of supplemental information required by the Financial Accounting Standards Board and any
disclosures required by state or local jurisdictions. Such information is the responsibility of the Mountain Park HOA
's management and was derived from the component list used to prepare the reserve study report. The information
has been subjected to the procedures applied in the compilation of the basic reserve study report, and we are not
aware of any material modifications that should be made thereto.

Facilities Advisors, PLLC

Jay Grant

February 10, 2023
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Mountain Park HOA

January 1, 2023

Statement of Position

Projection period: January 1, 2023 to 2052
Type of Project: Master Planned (PUD)
Number of Units: 2736

Location: Lake Oswego, Oregon 97035
Project Construction date: 1968

On-Site analysis performed by: Jay Grant

Component analysis performed by: Jay Grant

Report prepared by: Jay Grant

Special assessments are considered necessary during the 30-year projection period based on the "Current

funding plan.

Current Replacement Cost of All Components

Future Replacement Cost of All Components

Projected Balance of Reserve Funds at January 1, 2023
100% Funded Amount at January 1, 2023

Percent Funded at January 1, 2023

Reserve Surplus/(Deficit) — Average per Unit at January 1, 2023
Projected Reserve Contribution

Average Annual Reserve Contribution Per Unit

Monthly Reserve Contribution First Year of Projection
Average Monthly Reserve Contribution Per Unit
Projected Special Assessment

Projected Special Assessment Per Unit

Projected Inflation Rate

Projected Interest Rate

Powered by HomeRun 1Q

$7,659,276.10 *
$35,933,870.69
$1,125,100.20
$4,181,396.88
26.91 %
(81,252.39)**
$374,000.00
$136.70
$31,166.67
$11.39

$0.00

$0.00%*

4.00 %

1.50 %
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The Total Current Replacement Cost of all Components if replaced on the start date of the analysis. ** Average, the actual amount is tiered
based on CC&R requirements per unit.
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Components excluded from this analysis

Major Component Reason Excluded

Building Structures Lifetime Component

Utilities - Underground and in Long-lived Component — Never previously included in study,
Structure and Excluded per Board decision

Street Base Lifetime Component

Hardscape - sidewalks and curbs Lifetime Component

Irrigation Lines and Sprinklers Included in Operating Budget

Major Tree Trimming Included in Operating Budget

Landscape / Plant Replacement Included in Operating Budget

A summary of major components is presented on the next page

See Preparer's Report | Review Summary of Significant Assumptions
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Mountain Park HOA

Analysis Date - January 1, 2023

Inflation: 4.00 % | Investment: 1.50 % | Calc: Inflation-Adjusted

Summary of Major Components

ESTIMATED ESTIMATED ESTIMATED

ESTIMATED REMAINING CURRENT FUTURE

USEFUL LIVES USEFUL LIVES REPLACE REPLACEMENT REPLACEMENT

CATEGCRY LIFE YY:MM LIFE YY:MM DATE(S) coSsT cosT
Audio Visual/ IT 1:00-15:00 1:00 - 29:00 1/2024 -1/2052 $397,833.92 $424,890.68
Boilers 10:00 - 23:00 1:00 - 26:03 1/2024 -1 /2649 $317,347.09 $471,274.95
Concrete 3:00 - 50:00 0:00 - 29:03 1/2023-1/2052 $732,761.31 $884,182.06
Doors 12:00 - 25:00 2:00 - 28:00 1/2025-1/2051 $296,680.45 $502,315.99
Elevator 10:00 - 20:00 1:00-27:00 1/2024 -1/2050 $123,483.03 $198,971.01
Fence/Walls/Gates 5:00-30:00 2:00-29:05 1/2025-1/2052 $717,157.64 $1,277,779.73
Fire/Safety/Security 7:00-25:00 0:00 - 28:00 1/2023 - 1/2051 $348,356.47 $480,100.61
Fitness Equipment 5:00-25:00 0:00 - 29:05 1/2023 -1/2052 $969,270.73 $1,277,222.77
Flooring 2:00-34:00 0:00 - 29:00 1/2023-1/2052 $843,505.71 $1,251,224.25
Food Service Equipment 10:00 - 24:00 0:00 - 29:00 1/2023-1/2052 $96,114.62 $139,890.91
Furniture 3:00-30:00 2:00-29:00 1/2025-1/2052 $202,572.35 $276,777.94
HVAC 0:00 - 30:00 0:00-29:10 1/2023-1/2052 $4,875,706.55 $6,829,470.65
Landscape 0:00-20:00 0:00-28:00 1/2023 -1/2051 $434,311.87 $614,278.49
Lighting 7:00-35:00 0:00-29:00 1/2023 - 1/2052 $531,959.06 $1,054,946.12
Locker Room Equipment 10:00 - 25:00 1:00 - 27:00 1/2024 -1/2050 $205,423.30 $314,533.61
Maintenance Equipment 10:00 - 30:00 1:04 - 27:00 1/2024 -1/2050 $287,444.76 $428,370.44
Mechanical Equipment 5:00 - 30:00 0:00 - 26:00 1/2023 -1/2049 §74,762.37 $111,182.25
Painting 7:00-21:00 0:00 - 29:08 1/2023-1/2052 $790,709.35 $1,157,087.68
Playground 1:00 - 30:00 0:05-29:07 1/2023-1/2052 $679,418.44 $727,670.56
Plumbing 14:00-25:00 1:00-29:00 1/2024-1/2052 $569,422.17 $939,749.52
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ESTIMATED ESTIMATED ESTIMATED

ESTIMATED REMAINING CURRENT FUTURE

USEFUL LIVES USEFUL LIVES REPLACE REPLACEMENT REPLACEMENT

CATEGORY LIFE YY:MM LIFE YY.MM DATE(S) CosT cosT
Pool 1:00-35:00 0:00-29:08 1/2023 -1/2052 $2,569,548.68 $3,782,826.84
Renovation 1:00-30:00 0:00 - 29:00 1/2023-1/2052 $529,658.58 $712,261.63
Roads/Asphalt/Trails 1:00 - 20:00 0:00 - 29:00 1/2023 -1/2052 $7,057,967.64 $7,435;399.79
Roof 5:00-3500 3:00 - 28:00 1/2026 - 1/2051 $1,012,653.74 $1,585,297 41
Signage 8:00 - 25:00 6:06 - 22:06 1/2029 - 1/2045 $43,154.83 -S-7'.'I,369.08
Sports Equipment 8:00-25:00 2:00-29:05 1/2025-1/2052 $370,069.24 $558,226.05
Vehicles 8:00-15:00 0:00 -29:00 1/2023 - 1/2052 $865,035.84 $1,174,404.10
Windows 20:00 - 40:00 7:00-27:00 1/2030-1/2050 $651,646.32 $1,252,1 6-5.57
$26,593,576.06 $35,933,870.69
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See Preparer's Report | Review Summary of Significant Assumptions

Page 10 of 531



LES J0 g7 28ed

Ol unyswoH Aq paJtamod

05'620'6$ LP'9ZLB6S [AANARAS 29'998'%$ €9°LV0'ES 00'Z£9°1Z$ 00216828 00'¥0L2Z$ adeaspue
ZE'GEO'LLBS 96°L06'FTS 0ZvEL'9LES LEEBS'LES 6y L9L'9Z$ ELVTLEES 0Z'0E6LLLS L9'ESH'Zr$ v veEL'6es 00968'5Z$ IVAH
98'08L's$ BE'SF0'LS ¥8Zr89s 9 BLE'GZS £0°00L'ES £9°LPO'ES 05 160'tS 59°500'6$ ‘ | aunyuing
ZL0vLS 86'69EVLS 8Z°L1LTTS 8T L¥6'vS wawdinb3 soiniag pood
rEOLZRLS LT LEE9TS £1°900'8% 9/°609'rS L¥'028'S$ LO'EBG'LZS SELBE'SS £6'085'1v$ 95°0LL'8TS 00°096'FZ$ Buuoo)y
96'SSB LS LSV6S'EES SET66'05S 29°06T'1$ 86'651'LS €5°ZLY'02S 88'982'L$ EL'9LYEES £6°001°£8% wswidinby ssauylJ
65°L29'6$ v LLz'es EL'786'SZLS 09'58£'€$ 00°0¥Z'9$ Aunosg/lieses/ail4
mh.mm.a 9B'E6E'GS :ooo_mm.a | LOS6P'9LS 8T L6V'TZ8 S31RD/S|[2M/30UaS
‘ ; .\ic.ﬁ.mo.r.w.m hm..mmw.mww 00°80%'6$ ioyeAaj3
9/'926'6¥ LS ZTEEL'6S Nm.hmm_.mm . . s100Q
99°€0Z'¢ZS LE'6LE'LSS 88°/¥5°/LS 0Z°206'LES 00°009'LLLS 3j210U07
] @@..NNHNW SLSLPLZLS 08'vP2Z'es si3jlog
9€'859'8$ LE'SZE'BS 9 r.mco.mm.. R.thw T Sv__\.w 95'9LL'LS SBZP8'9S 62'8£9'BES 09°92£'9$ L1 /ensip oipny
2e0T LEDE 00T 6202 820¢ LZ0E 9202 5202 veoe £202 AHODILVD
sainypuadx3

paisnipy-uonepu ajeg | % 0§’ L UswIsaAu] | % 00y [UoHEyU|

£20Z 'L Asenuer - dleq sishjeuy

VOH Jed ulelunoj



LES Jo |z 98ed

Ol unyawoH Aq paiamod

LLLBLUBZE LS LE09L'0VLS 8L LSZ'99E'LS  TO'SET'BESS LLBET'LLES LELLO'TLES LL7015'964% 97 886'65L% 61'£09'829% Z9'S0L'L94S
90'v10'0ELS SMOPUIA,
08'6ZL'GLS B,_\.m.o.;m YT 0LE'BES 90'S0E'POLS S3IDIYSA
LTTLO'PLS I5YZ0'TES S8'0LO'ES L9'86V'ES 90°EEE'YTS ZEYZ9'sS wawdinbg suods
mwwmm_.mm 98'LEY'ES abeubig
L6VEL'TS ETVLZWES 65 CLBYTLS LGEET'LLLS jooy
610890918 EL'BOE'OLLS 96'7L5°L518 86'868'E5LS LY PIV'EILS 06'ESLPELS 05°9EF'L9LS 8L16S'VELS T LLLLZES 00°000'F01LS slielL/)eydsy/speoy
LBVEL'TS E.mmmmmw LL'99L'ZES 86°/68'L$ 68 L6Z'6ES BLYSLLS 88'961'G$ 8.°L98'6E$ 00°095'L$ 00°00L°2L$ uoneacuay
SS8PE'DLS 0S'€SL'LOES 8L'S66'9ES 0Z'STT'LSS 0L'896'LLS ¥E'L09'59% 01169228 66'6LZ'EES 8977Z1'LT$ LEZEELFLS jood
L0'ZBE'BLS 00¥ZT9LS Buiquinid
9115602 CLLLETLS 6EEPSLLS L8'LBE'LLS 88°6V6'0LS £4'82501% LL'919'89S ¥0'€86'0Z$ 00°0F¥'E9$ 00°000'6$ puncibield
£E'909'628 .mm.mmo.wmm B¥'850'7S$ 9,°000°L$ €£°E09'5¢% £8'85£'68 ¥9'89.°88$ 00°0gL1ES Bunured
9Z'EB0'9S 65 VLE'ES 00°80%'SS 00°000'6% wawdinbg jeaueyoap
8L8LT'LLS 0T FLLLSS 0 0E0'LS swdinbg saueuauen
ZULLEZLS ¥0'952°2€$ 608VL'SLS 08'89F'6LS wawidinb3 wooy e300
L960LL9S LERAZ 9L°EE6'0ES 09°6PZ'ELS 00°002's$ Bunyb
<E0Z LeQe 0EDZ 6202 8202 LT0T G202 5202 Fcoe €202 AHO93LVD



LES JO 77 2ded DI unyswon Aq paiamod

05'79.'88 L8°2LY'SS 9E°060'L$ 09’ _.m,_“h__nw mh.m..w.m‘vm 0£°926'9% 6L6ZEYS 08'SZ0'0rS 2845198 ‘ adedspuen
00'vEV'ERZ'LS LL'POV'LVS | 98'ETY'LZLS 9 _..v,mm.v.hm | £E1L5/'96$ £T°125'0VS FRIRTA AL cLL0L'TreS 66'789'95S L r..mmw_vew IVAH
No.mwm__c L 90°LZL'65S S/'698'7$ EV'S65'98 _.m..n.. L'pS 89°¢9 _._WW 65 vZL'LS | SINjuINg
cm.mwc‘_‘m | | L0°LLT'1TS | E8'EHE'SS £ LLSLLS 8LETE' LS wowdinb3 agaag poo4
L1'6L0°0L8 L£'9/6'8ES 86°028'862S 59°L18'9% 9¢'/95'ESS 0L 1Z¥'LYS LLS96'LS LV OEEVPES 0€785'vES 60'98£'SS Buncoyy
L6'8LLEZS 64 ¥0E'SSS £9°602'7S 0L'6LZ'€9S 08000258 6£°001'998 wm,wom._cmw L' ¥ZE'6S Z8'ZL6'0SS SPELYSLS wswdinby sssuyy
S9'ECL'ELES 0£°€¥8'SS 99'508°0L$ mw.oﬂ.um.mmm funoag/hiages /oy

9g'6LE8 80°8£9'8S 90'EL6'56S B L8'6ZL'8LS S1'667'05% 05°02E0LS saje9/s|lep/aouay
91'852°02% 68°L09'ES 91'S00'8S lojeaa|3

09'8FQ'ERS §9'S/1'6Z8 s100Q

9L ¥02Y0LS 99°ETLLYS L6082 8£'959'8S 0L'9/6'72$ 6¢'STC6ES alalaue)

BLOVY'BETS SY24098 L2 0E0'r$ 6°'819'GS L5'SZY'E9s sig|log
25918'7L$ 86°€ZETLS 9E'685'69$ P8EGE'LLS 29°656'0LS STYES'OLS 80'6ZL0LS 05°6EL'68 L6'P9E'eS TLP00'68 11 /|ensip olpny
vz L¥oz ov0z 6£02 8£0Z £802 9£02 SE0Z vE0Z £E02 AH0931VD

sainypuadxy

paISNipy-uonepu| e | % 05" L -UBWNSaAU] | % 00't :uoneyu]

€202 'L Aenuer - a1eq sishjeuy

VOH ed Ureunop



L£G Jo £7 3ded

Ol uNyawoH Aq paJtamod

6ZETE'VOYTS  96'668'6EV'LS  9L°88LV6LCS  E0'6ET'LLSS 992166948 59°LOZT'6ESS L6VOLLESS 9T LLY'SSRLS  06068°/58% ¥Z'S9L'LE9S
£2°1£9'758 mq.omofmmm. ‘ _.m.._.m_.w_mmm 99°0LE'LZS SMOPUIAY
SPOLZ'LLLS 00915688 LS LLT'8SS 8£°08Y'Z8S omMcma._Dwm S9DIYBA
Z9'8LE'ES LS ‘ 60°L —m._.w‘ : ‘ wawdinb3 spodg
on,omm_omw 68'L09'€$ abeubig
S9°L8L'6LES LSTPL'ETS L6'80B'SZS 00°059'£048 jooy
¥8'2BYTYES 07'00£'8228 S5°S0¥'2YZS 0LovL'sLes ¥9'SLE'E0ZS LL'Z8P'S1TS ¥898L'L6LS L6CrL'08LS 90°655'L61S L8'S6¥'0LLS s|iel] /yeydsy/speoy
0s° ;o_mmw om.om.o.mom L9'66L'LLS L¥'608'T$ 6£'5£5'298 25°L65'C8 ZC9EV'WLS 6E'8Z0'VYS 8L'60E'ZS 06°0L¥'7ZS uoljeaousy
mm.wDN‘.m_.w S _..hmw‘.mcww 12'99Z'v6$ £9°LLL'Z9S 22°878'61% 28'902'sZ$ 6E£'529'801S 08'0¥Z'ESLS 26'0¢0'SES ESFLL'O8LS lood
. G9'G81L'VPES | Z.160'828 | £6'982'001S 05561'LyeS Buiguinig
¥5°889°L9S SETECELS 0L LES'ZLS £8'958'91$ 6¥'802'9L$ 60'585'51% 99°586'FL$ 68°98L'FFS 60'558'ELS 0z'zZZEELS punoibhe|d
S9YZRERS B9'0£6°0ES LB'OSEBLLS 8/°668'2E$ 7521268 2568463 8P'SL0VES 9£'819'%S Bunured
L8B68Y'LTS . ZO'6S6°LYS 91'500'8$ wewdinb3 fealueyosapy
ET690'201% L6'ELLELS BL LEQ'YES LE'STE'RS Wwawdinby saueuauiey
£TLL6'LZS BLEGS'IVS LZ'256'61S juswdinb3 wooy JayooT
91'0ZE'8KS ¥5b90'5S 8/LOR'ETS ZL700'68 Bunybi
FA T Lroc oroz 6EDC 8E0C £LE0Z SE0Z SEDZT VEODT EEDZ AHO93LVD



LES 10 7 98ey

Ol uUNYawoH Aq pasamod

09'vLP'TLS y8'808'0LTS [ARATA A L1'1E6'98 09°280'v9$ 98'858'635 64719198 adeospuen

98'6CPC8/'LS  BLOES'ELLS S0°LLY'SZSS L1'9Z8068 Nm..mmmfvm Zr'eSEeSLS oL L9¥'79S 9/'62.'88% wo.mhmdmm ¥£'925°198 OVAH

ZEOV6'LS £9°96.'L8 oF'SEV'OLS ST'90'LS ‘ 65799'9$ LLOOYLLS 0L'€69'G58 06'6/2'LLS ainjiuing

04129'LS mm.omv.._.mm LS0Z8'7LS SL76ELS ££858%$ oL'ors'oLs wawdinb3 821a18s pooy

£9°6L6'YLS S0'S69'45S 96'71E'068 PONAYA YA BZ'6Y9'9ES 62°66L'0L5 0Z'L6LLLS 9L L6V LSS SZ06L158 EEV/P'LIS Bunooy4
18'598'61LS ow.m.om_m.n 1§ 6LLOETLLS o‘o.mmm.wm | T5'599'ES mm.hmm.w.gm | SLPPE'0LS 8'02C'08LS 99°'65E'ZPS uawdinby ssaul

Z6'LLL'SLS 79°£0L'6$ L6'689'/$ ¥O'EST'LLS 5°61Z'%LS Apnoag/fieyes a4

CSELYS [F98LTLS 6C'ELE'BLLS £ULEB'9S 98'858'6$ G6°605'0LS 68°L69'L9/S sejeg/s|lepm/eouay

0L'L96'68S | LOTLEE'SS 65°608'LLS iciens|q

ﬁw.mvm.vww £5°SPSLYTS slooq

P9L6'TLS | mm.c.mm.gm £5TF90LS 5£'298'E _.m. ¥5'L86'6ES 6L LL9'E6S 91210U00

69'596'GS GEBTLYLS siajiog

85°LL6'SLS L&' LFZ'8LS 0E0PS'LLS £9°G98'9LS 66'9L2'9LS ST'EBS'SLS ZS'EB6VLS Ve ILY' VLS mm.wom..m_m 8L'6ZE'ELS 1l /1ensip olpny

€80T LS0Z 050¢ 6v0T 8¥0C L¥0C 9r0z S¥0e vroZ ErQC AHO93 1V

sainypuadxy

paisnipy-uoeyu| 0fed | % 05| JUBWISIAU| | % 001 UoeYU|

€20z ‘L Aienuer - a1e( sisjeuy

VOH >led utelunojy



LES 10 57 28ey

Z8'L6Z'V8S'ES

Y9'BLY'PILS

£8°££04728

6L '£80'88ES
86'LL9'VS
69'5LZ'0¥9%
96'059'8¥$
v5906'Sk$

81'880'L8%

S6/98'79$

98'5Z¥'e80'LS

86°LL9'7S

8T LOV'SVES

LOPSB'ELS

SLSPL'BLLS

££'886'92%

LLPr8'Sys

L6'8LLLBS

8E°651'851'ES

99°/6£'5S

85 L6V'6LS

86'6T6'L9LS

£5°60S'SZES

09'50E'67S$

S8TY0'9ZLS

05°508'6¢1S

TE056'S2§

88°LOV'VELS

09'Li8'LS

££°886'9Z$

POLBTEYLS

8t LYO'/¥6S 65 LPE'6Y9S
05'8LZ'69E5 (AR 2 IR
6ETHOHTES LB'LBE'BSS
ETLSE90LS £1°905'0Z$
6LYLELS
ETTSH'YTS £5°266'€Z$
£6°001'95%
SEZIBELS

6EV9LTERS

SE'6LE'68TS
96 ¥r8'ES

L8'269'66$

YL 690'ETS

05°0LE'ELS

LLSLT'STLS

SEB66'LYE'LS
8L0SV'9ES
ZL668'9.5

£5202'88

96¥¥8'es

85 BSE'GHES

86'98E'LLS

00'6LL'6YS

vt'Z8LTes

66'656'85%

LY 6EL'OYS

79 L90°E0LS

£V 665 LSP'TS
£8'E5/'9728

6L 6ETELTS
£V6T6'PS
LEBLE'TLTS
STOP0'TTS

vi'£.8'88YS

LT6LELTS

29'885'86%

BEELL'LYLS

S8 L6F'EEE'LS

LE£15'869$
SL8LE'ES

rO¥66'£9%

16'805'02$

¥5°859'C¥$

65 6VELLS

ZL'9ZS'hO'LS
9L0EL'ETLS
L0°E09°0£$
6£°00E'9%

76'969'GS

609992423

L6'261'STS

SEELE'LYZS

LL0ZL6LS

SE°656'8LS

Ol unyawoH Ag palamod

SMCPUIAA
safelysp

wawdinb3y spodg
abeubig

jooy
slielL/)eydsy/speoy
uoljeacuay

l00d

Buiguinid

punoJibie|d

Bunjured

juswdinb3 jeaueyaap
weswdinbg soueusuey
uawdinb3 wooy Jayao7

Bunybn

502

0507

6roe aroz

1v0Z

e

SvoZ

(42014

evoz

AdO831VD



LES 40 97 23ed Ol UNYaWwoH Ag palamod

suondwnssy Juediubig Jo AlBWWNS MalAsY | Loday siaiedald ses
2s0e 8¥0¢ £r0c 8€02

€e0c 8¢0¢ €¢0¢

.................................................................... 000000}

......................................................................... 000006 +

................................................................................................. 0000008

($) unowy

................................................................................................................................................................. 0000052

. -000000€

...................................................................................................................................................... wenssemnesaness= SIHOOGGE

-0ocoocy

Hey) Jea Ag sainypuadxy

paISNpy-Uone|iu| 9D | % 05" L IUBWNSaAU | % 00't :uoneu]

£Z0z ‘L Aenuer - a1e( sishjeuy

VOH >Jed ulejunopy



Mountain Park HOA

January 1, 2023

Report Disclosures

Site Analysis

Mountain Park HOA is a Master Planned (PUD) association located just outside of Portland Oregon located at 2
Mt. Jefferson Terrace Lake, Lake Oswego 97035. The Association consists of a primary clubhouse facility and
secondary support buildings. The HOA member housing community has some six thousand individual houses,
condominiums and apartments, in addition, there are several miles of roadway and both are not the responsibility
of the HOA and are part of this report.

The common areas, which are the focus of this study are Its expansive grounds provide trails, playgrounds, and
other recreation features for the homeowners' enjoyment. Also includes the Association's clubhouse facility is at
the corner of Main and East streets and encompasses approximately 11 acres. The facility was constructed in
a single phase in 1968; it is a wood frame with stucco exterior cladding. The primary facility consists of offices,
conference facilities, a playschool, and several indoor recreational amenities, including pools, spas, a gym, and
cardio. There are also outdoor tennis courts. In addition, a separate building housing maintenance equipment, a
parking lot with vehicles, and a recreational vehicle storage area. As part of the trails large passage culverts are
included in the trail paths, initially made large enough for three horses, and they are maintained by the HOA. As
outlined, the main roads are maintained by the City and are not the responsibility of the HOA, but the immediate
area of the clubhouse and secondary buildings including some roadway and parking areas are the responsibility of
the HOA.

The site analysis was performed on September 23, 2021, by Jay Grant of Facilities Advisors, PLLC. The
Association's Executive Director and Facilities Manager were interviewed during the site analysis regarding
component existence, maintenance activities, dates last repaired/replaced, and actual or bid costs, if known.

Site analysis procedures included:

 Review of Google Earth satellite images
+ Tour of Association's common areas
Identification and quantification/measurement of common area components
+ Component condition assessment
+ Actual reoccurring component expenditures
+ Use of RS Means and Craftsman databases, as well as internet information

The site analysis was performed as a limited-scope visual observation. No destructive or invasive testing was
performed. The condition of components may be assessed differently if destructive/invasive testing was
performed, but such testing is heyond the scope of a reserve study.

Component Analysis

Components considered for inclusion in the reserve study report are all those components that are the
maintenance responsibility of the Association anticipated requiring future major repair or replacement under
the assumption that such components are subject to normal maintenance activities and normal wear and tear.
Components with a useful life of fewer than two years or a cost of $1,000 have generally been excluded from this
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analysis, as such items are considered part of the Association’s operating budget.

The component list was compiled based on the previous reserve study, the tour of the Association's common areas,
inquiry of Association management and maintenance staff, and selected vendors providing maintenance services
to the Association. The compenent list is believed to be complete, except for the exclusions noted below, which
are considered normal exclusions.

Estimated future major repair and replacement costs are generally based on current replacement costs projected
to the estimated repair or replacement date, applying an inflation factor of 4.00 % for the entire 30-year financial
projection period.

Current estimated replacement costs are derived from a variety of sources including; actual prior costs, current
bids, vendor or contractor estimates, management’s estimates, Facilities Advisors, PLLC's cost database, or cost
estimator manuals. This data is considered reliable and has been relied upon in the determination of current costs.
Current costs include material or product costs, labor, overhead, delivery, and sales tax.

General Exclusions from the analysis are:

Excluded Conditions Reason for Exclusion

Building code or zoning violations or upgrades Outside scope of the Study

Structural stability or engineering analysis
Environmental conditions *

Geological stability or soil conditions
Soil contamination

Hydrological conditions

Mold or fungus

Termites or other pest control

Risks of wildfire, flood or seismic activity
Water quality or testing

lllegal or controlled substances

Building values or appraisals

Adequacy of efficiency of any system or
component

Information not provided by the Association

necessary to identify all components
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Outside scope of the Study
Outside scope of the Study
Outside scope of the Study
Outside scope of the Study
Outside scope of the Study
Outside scope of the Study
Outside scope of the Study
Outside scope of the Study
Outside scope of the Study
Outside scope of the Study

Outside scope of the Study

Outside scope of the Study

Outside scope of the Study

* Asbestos, radon, formaldehyde, lead, water or air quality, electromagnetic radiation or other environmental hazards.
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Financial Analysis

The financial projection was prepared using the pooled cash flow method. Under this method, aggregate
expenditures are projected to future estimated repair or replacement dates considering inflation at 4.00 %. Actual
expenditures may vary from estimated expenditures, and the differences may be significant.

Reserve fund revenues consist of member assessments and interest earned (and other income). Interest income
has been estimated at 1.50 % based on current funding. The funding plan does not contain an income tax expense
related to interest earned, as income taxes are paid from the operating fund. The projected annual assessment has
been subjected to an annual increase factor for the projection period. This annual assessment adjustment factor
is necessary to counteract the effects of inflation on projected expenditures.

Replacement reserves are funded at a level of 26.91 % as of January 1, 2023 using the Inflation-Adjusted method
of calculating percent funded. The beginning balance of reserve funds was estimated at $1,125,100.20, and an
anticipated contribution for 2023 of $374,000.00 as provided by Association management. Changes in these
numbers will affect the outcome of this report.

Alternative funding plans, including minimum threshold funding, were shown in order to illustrate requirements for
future budgeting and prudent financial decision-making.

Significant Assumptions

The following significant assumptions were used in the preparation of this reserve study report. If the actual
replacement costs or remaining lives vary from the assumptions used in this analysis, the impact could be
significant on future assessments. Accordingly, an annual review of the analysis is necessary to see if the Board,
within its authority, should increase the regular assessments, pass special assessments or reschedule future
replacement dates.

+ Generally, only long-term major repair and replacement activities for components with a life of 2 years
or longer and a cost of $1,000 or more have been considered in this analysis. A group of items with an
individual cost of less than $1,000 is included if the aggregate cost exceeds $1,000.

+ The Board of Directors will implement and/or continue preventive maintenance and repair programs to
prevent abnormal deterioration of the common areas.

+ The analysis assumes that no unusual conditions will occur, such as weather, vandalism, unusual use, or
unforeseen obsolescence.

+ Measurements and quantities were obtained by count, measurement, or estimation from plans provided
by the Board of Directors unless otherwise noted and are assumed to be a close approximation to actual.

+ Proper construction and installation of all improvements are assumed unless otherwise noted.

This analysis assumes that the Association membership wishes to continue the use and maintenance of
all amenities currently in place.

- The Association carries comprehensive property insurance to cover most insurable property risks.

» Current financial information was supplied by the Board of Directors and is assumed to be reasonably
accurate as of the date of this analysis. Funded cash balances were not audited nor confirmed directly
with financial institutions as a part of this analysis.

+ The Association will collect and set aside reserve assessments on an annual basis as set forth in the
funding plan projection in order that sufficient funds will be available when expenditures are scheduled or
necessary.

+ The Board of Directors does not anticipate any special assessments other than those that may be
scheduled as part of the attached 30-year funding projection.

+ The Interest rate of 1.50 % is used in the funding plan. Investment interest could be lower or based on
inflation or the balance of the reserve account is substantially higher. This is only a projection and this
figure can easily vary based on several circumstances.
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+ The Inflation rate of 8% is used in the “current” funding plan for years 2024 through 2027 and then reduces
to 4% and further reduces to 3% in 2030. This is based on the expectation of the current higher inflation
factor and based on past knowledge, it is expected the inflation rate to return to a lower stable number.

+ The Expenditures and FASB illustration are illustrated at a 4.0% inflation rate during the entire period.

See Preparer's Report | Review Summary of Significant Assumptions
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Mountain Park HOA

Analysis Date - January 1, 2023

Inflation: 4.00 % | Investment: 1.50 % | Calc: Inflation-Adjusted

Financial Accounting Standards Board (FASB) Allocation

ESTIMATED ESTIMATED

ESTIMATED REMAINING FUTURE

USEFUL LIVES USEFUL LIVES REPLACEMENT

CATEGORY LIFE YY:MM LIFE YY:MM cosT
Audio Visual/ IT 1:00-15:00 1:00 - 29:00 $424,890.68
Boilers 10:00 - 23:00 1:00-26:03 $471,274.95
Concrete 3:00 - 50:00 0:00 - 29:03 $884,182.06
Doors 12:00 - 25:00 2:00 - 28:00 $502,315.99
Elevator 10:00 - 20:00 1:00-27:00 $198,971.01
Fence/Walls/Gates 5:00-30:00 2:00-29:05 $1,277,779.73
Fire/Safety/Security 7:00 - 25:00 0:00- 28:00 $480,100.61
Fitness Equipment 5:00 - 25:00 0:00 - 29:05 $1,277,222.77
Flooring 2:00 - 34:00 0:00 - 29:00 $1,251,224.25
Food Service Equipment 10:00 - 24:00 0:00-29:00 $139,890.91
Furniture 3:00-30:00 2:00-29:00 $276,777.94
HVAC 0:00-30:00 0:00-29:10 $6,829,470.65
Landscape 0:00 - 20:00 0:00 - 28:00 $614,278 49
Lighting 7:00 - 35:00 0:00 - 29:00 $1,054,946.12
Locker Room Equipment 10:00 - 25:00 1:00-27:00 $314,533.61
Maintenance Equipment 10:00 - 30:00 1:04 - 27:00 $428,370.44
Mechanical Equipment 5:00 - 30:00 0:00 - 26:00 $111,182.25
Painting 7:00-21:00 0:00-29:08 $1,157,087.68
Playground 1:00 - 30:00 0:05 - 29:07 $727,670.56
Plumbing 14:00 - 25:.00 1:00 - 29:00 $939,749.52

Powered by HomeRun 1Q

Page 31 of 531



ESTIMATED ESTIMATED

ESTIMATED REMAINING FUTURE

USEFUL LIVES USEFUL LIVES REPLACEMENT

CATEGORY LIFE YY:MM LIFE YY:MM COST
Pool 1:00- 35:00 0:00-29:08 $3,782,826.84
Renovation 1:00 - 30:00 0:00 - 29:00 $712,261.63
Roads/Asphalt/Trails 1:00 - 20:00 0:00 - 29:00 §7.435,399.79
Roof 5:00 - 35:00 3:00-28:00 $1,585,297.41
Signage 8:00-25:00 6:06 - 22:06 $71,369.08
Sports Equipment 8:00 - 25:00 2:00 - 29:05 $558,226.05
Vehicles 8:00-15:00 0:00-29:00 $1,174,404.10
Windows 20:00 - 40:00 7:00-27:00 $1,252,165.57
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See Preparer's Report | Review Summary of Significant Assumptions

$35,933,870.69
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Preparer's Information

Facilities Advisors International (FAI)

The Facilities Advisors Reserve Study Team comprises several individuals with various backgrounds and
professional experience. For the convenience of our clients, each team member has an assigned geographic area
that they serve, including the areas of the country with the highest concentration of associations. In addition, any
of the team members can be available to assist other team members or to perform studies in areas outside the
assigned geographic areas.

Facilities Advisors provides reserve study and facilities consulting services to several industries, including those
listed below. While the basic processes of gathering and compiling data are the same, the reporting terminology
and formats may differ for certain industries. The common term used in most industries is "Reserve Study."
However, some industries will refer to this process as a "long-term capital replacement plan’ or an "infrastructure
funding plan." We will generally refer to the generic term; "reserve study."

Condominium and homeowners associations
» Timeshare associations
+ Condo-hotels
+ Country Clubs
+ Governmental entities
+ Hospitality industry
* Non-profit organizations
+ Churches
+ Schools

The condominium and homeowners association practice encompasses all associations, from associations as
small as two units to projects of more than 10,000 homes representing cities. While some associations have
virtually no amenities, others have items such as golf courses, marinas, campgrounds, shooting ranges, lakes,
etc. One of our association clients maintains more than 150 miles of privately maintained roads. Our reports are
designed to consider the reporting needs of each type of association, and we are unique in our ability to provide
data at any level requested by the association. Our fees are competitive and do not charge extra travel time or
expenses. The fee quote in our proposal is the ONLY fee we charge.

The timeshare association practice encompasses associations as small as ten units (510 intervals) to projects of
more than 1,100 units with more than 55,000 interval owners. Further, we have worked with traditional timeshare
associations, fractional ownership associations, and vacation clubs. Our reports are designed to consider the
reporting needs of each type of association, and we are unique in our ability to provide data at any level requested
by the association. Our fees are competitive and do not charge extra travel time or expenses. The fee quote in our
proposal is the ONLY fee we charge.

The nonprofit organization practice encompasses various associations, such as country clubs, social clubs,
churches, and schools. Our reports are designed to consider the reporting needs of each type of organization, and
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we are unique in our ability to provide data at any level requested by the organization. Our fees are competitive and
do not charge extra travel time or expenses. The fee quote in our proposal is the ONLY fee we charge.

Jay Grant — Project Manager

Jay Grant is a risk analyst providing reserve report studies. He has extensive organizational, financial, maintenance,
and structural project knowledge regarding condominiums, including interfacing with local government for projects
& permits. He holds a professional risk underwriter designation in financial services from Northeastern University.
His personal condominium experience includes living in a condominium for ten years and as an HOA president for
several years.

His professional work includes serving as a senior advisor at the state and federal level, including positions
managing national and international security, mass and critical environment risk management, counterterrorism,
and evidence-based programs and best practices. He was a principal author of the International Community
Security Practice Guide, which included international security management quality assurance practices. He has
over 30 years of experience authoring legislation, model law, regulatory rule-making, complex negotiation, and
collaborative requirements.

Jay regularly advises condominiums to assist boards with the ins and outs of organizational, governing, project,
regulatory, financial and people management. This has included authoring a buyer's guide focused on providing
information to inform condominium purchasers better.

Gary Porter, CEO

Gary is a Certified Public Accountant and has provided financial services to condominium and homeowners
associations since 1976 and started doing reserve studies as Facilities Advisors International in 1982. He has
authored five books and more than 400 articles on association financial matters and has made dozens of
presentations to industry groups. He is considered one of the foremost financial experts for associations and has
been quoted or published in the Wall Street Journal, Kiplinger's Personal Finance, Common Ground, The Ledger
Quarterly, and The Practical Accountant.

He holds the Facilities Management Professional (FMP) credential, designating those as an expert in facilities
management, one of the most critical skills in component condition assessment. He was a recognized economics
and valuations expert in the California Superior Court system for over twenty years and served as a court-appointed
independent expert on several occasions.

As a CPA, he possesses the skills directly applicable to preparing a financial projection for future major repairs
and replacements. In addition, he holds several reserve specialist credential designations, including the Registered
Reserve Consultant (RRC) credential, considered the highest designation available to reserve preparers, the CAl's
RS (Reserve Specialist) designation, and is licensed by the State of Nevada as a registered reserve specialist.

Gary was also a founding member of the CAl Channel Islands California chapter in 1979 and served as CAl's
national president from 1998-99; and has received numerous awards, including CAl's Distinguished Service and
Author of the Year Awards and CACM's Vision Award for outstanding service.
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OREGON RESERVE REQUIREMENTS

94.595 Reserve account for maintaining, repairing and replacing common property; reserve

study; maintenance plan. (1) The declarant, on behalf of a homeowners association, shall:

(a) Conduct an initial reserve study as described in subsection (3) of this section;

(b) Prepare an initial maintenance plan as described in subsection (4) of this section; and

(c) Establish a reserve account as provided in subsection (2) of this section.

(2)(a) A reserve account shall be established to fund major maintenance, repair or replacement of all items of
common property which will normally require major maintenance, repair or replacement, in whole or in part, in
more than one and less than 30 years, for exterior painting if the common property includes exterior painted
surfaces, for other items, whether or not involving common property, if the association has responsibility to
maintain the items and for other items required by the declaration or bylaws. The reserve account need not
include reserves for those items:

(A) That can reasonably be funded from the general budget or other funds or accounts of the association; or

(B) For which one or more, but less than all, owners are responsible for maintenance and replacement under
the provisions of the declaration or bylaws.

(b) The reserve account shall be established in the name of the homeowners association. The association is
responsible for administering the account and for making periodic payments into the account.

(c) The reserve portion of the initial assessment determined by the declarant shall be based on:

(A) The reserve study described in subsection (3) of this section; or

(B) Other reliable information.

(d) A reserve account established under this section must be funded by assessments against the individual
lots for which the reserves are established.

(e) Unless the declaration provides otherwise, the assessments under this subsection begin accruing for all
lots from the date the first lot is conveyed.

(3)(a) The board of directors of the association annually shall conduct a reserve study or review and update an
existing study to determine the reserve account requirements. Subject to subsection (8) of this section, after
review of the reserve study or reserve study update, the board of directors may, without any action by owners:

(A) Adjust the amount of payments as indicated by the study or update; and

(B) Provide for other reserve items that the board of directors, in its discretion, may deem appropriate.

(b) The reserve study shall:

(A) Identify all items for which reserves are or will be established;

(B) Include the estimated remaining useful life of each item as of the date of the reserve study; and

(C) Include for each item, as applicable, an estimated cost of maintenance and repair and replacement at the
end of the item's useful life.

(4)(a) The board of directors shall prepare a maintenance plan for the maintenance, repair and replacement of
all property for which the association has maintenance, repair or replacement responsibility under the declaration
or bylaws or ORS 94,550 to 94.783. The maintenance plan shall:

(A) Describe the maintenance, repair and replacement to be conducted;

(B) Include a schedule for the maintenance, repair and replacement;

(C) Be appropriate for the size and complexity of the maintenance, repair and replacement responsibility of the
association; and

(D) Address issues that include but are not limited to warranties and the useful life of the items for which the
association has maintenance, repair and replacement responsibility.

(b) The board of directors shall review and update the maintenance plan described under this subsection as
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necessary.

(5)(a) If the declaration or bylaws require a reserve account, the reserve study requirements of subsection (3)
of this section and the maintenance plan requirements of subsection (4) of this section first apply to the
association of a subdivision that meets the definition of a planned community under ORS 94.550 and is recorded
prior to October 23, 1999, when:

(A) The board of directors adopts a resolution in compliance with the bylaws that applies the requirements of
subsections (3) and (4) of this section to the association; or

(B) A petition signed by a majority of owners is submitted to the board of directors mandating that the
requirements of subsections (3) and (4) of this section apply to the association.

(b) A reserve study and maintenance plan shall be completed within one year of adoption of the resolution or
submission of the petition to the board of directors.

(6)(a) Except as provided in paragraph (b) of this subsection, the reserve account may be used only for the
purposes for which reserves have been established and is to be kept separate from other funds.

(b) After the individual lot owners have assumed responsibility for administration of the planned community
under ORS 94.616, if the board of directors has adopted a resolution, which may be an annual continuing
resolution, authorizing the borrowing of funds:

(A) The board of directors may borrow funds from the reserve account to meet high seasonal demands on the
regular operating funds or to meet unexpected increases in expenses.

(B) Not later than the adoption of the budget for the following year, the board of directors shall adopt by
resolution a written payment plan providing for repayment of the borrowed funds within a reasonable period.

(7) The reserve account is subject to the requirements and restrictions of ORS 94.670 and any additional
restrictions or requirements imposed by the declaration, bylaws or rules of the homeowners association.

(8)(a) Except as provided under paragraph (b) of this subsection, unless the board of directors under
subsection (3) of this section determines that the reserve account will be adequately funded for the following
year, the board of directors or the owners may not vote to eliminate funding a reserve account required under this
section or under the declaration or bylaws.

(b) Following the turnover meeting described in ORS 94.609, on an annual basis, the board of directors, with
the approval of all owners, may elect not to fund the reserve account for the following year.

(9) Assessments paid into the reserve account are the property of the association and are not refundable to
sellers or owners of lots. [1981 ¢.782 §15; 1999 ¢.677 §7; 2001 ¢.756 §10; 2003 c.569 §8; 2005 c.543 §1; 2007
c.409 §7; 2009 ¢.641 §4]
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