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INTRODUCTION 
 
Penn Forest Streams Owners Association Inc. authorized Bustamante Engineers, Inc. to conduct a 
Comprehensive Reserve Fund Study for the single-family home community located near the 
intersection of  State Route 903 and Fawn Road, Yellow Run Road and Church Road in Jim Thorpe, 
Carbon County, Pennsylvania.   
 
This Reserve Fund Study is in accordance with the scope of services as depicted in our proposal for 
engineering services dated February 11, 2021, Revised March 22, 2021.   
 
The main objective of  this report is to provide financial information to assist the Owners’ 
Association in the capital needs planning and in understanding the components expected and 
remaining useful lives.  The common area components are derived from Owner Association 
documents that were presented to us. We did not, nor was it in our scope of  services, interpret the 
Owners’ Association documents or the common area components within those documents.  
 
The Association documents can change from time to time.  In this regard, we ask the Association 
Board of  Directors to confirm if  what is noted in this study is true and in effect.  

This financial analysis and report are to meet the Community Association Institute standards or 
definitions as depicted in the “Reserve Funding & Reserve Investment Strategies”. As part of  the 
standards, this report will guide the Association with the following: 
 

1. The physical status of  the common area components derived from our observation(s). 
2. Financial analysis of  the current reserve funding and a projection of  future reserve funding.  

 
For the financial analysis section of  the report, we project 20-years into the future, based on the 
current financial situation, and projections with future reserve contributions and capital 
improvements. This report presents “forward thinking” as we take into consideration both 
reasonable “Rate of  Inflation” and “Rate of  Return on Investments”.   Todays present dollar value 
is forecasted as a practical approach to a sound reserve fund study.  
 
The goal of  this reserve fund study is to allow for full funding of  the reserve fund levels by utilizing 
“base line funding” through a pre-determined threshold to meet the Community’s needs.  The 
objective is to avoid special assessments by maintaining a minimum balance (threshold) at any given 
time during the projected years of  the reserve study.  
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RESERVE  FUND  ANALYSIS 

Please note that the estimates noted herein are based on 2021 dollars developed from the following 
resources: 

1. Noted published construction cost guides, such as RS Means Building Construction Cost 
Data per the year of  this report. 

2. Local estimating based on actual costs associated with construction projects in this region 
that we have been involved with. 

3. Cost estimates from proposals or historical costs provided to us by the Association. 

In the Analysis, we provide the following:  

1. An Input Worksheet featuring current reserve fund balance, monthly or annual reserve 
contribution, all adjusted with an estimated rate of  inflation and rate of  return on 
investments, without assuming tax burden. 
 

2. A listing of  Common Area Components including quantities, units, and projected costs, 
estimated remaining life expectancies, frequency, in years, of  when items require replacement 
and/or repair, and monthly and annual funding requirements. 
 

3. Tables and graphs representing the present year balances and the projected reserve balances 
based on a given set of  annual liabilities.  Tables and graphs for up to three funding options 
are also provided. 

 
4. All amounts or costs take into consideration “rate of  inflation” and “rate of  return on 

investments” compounded monthly over a given 12-month period, minus the month that 
the study period commences. (i.e. if  the study starts March 31, only 9 months will be 
compounded that given year).  
 

The following definitions may apply only if  a physical condition assessment was part of  the study: 
 
Excellent: Current "as new" condition for the component, requiring no rehabilitation.   
 
Good: The current condition for the component is performing to its intended use and is showing 
signs of  normal wear and tear. Some repair or maintenance may be needed.  
 
Fair: The current condition of  the component is showing more than normal wear and tear, or 
previous repairs are not in compliance with commonly accepted practice, or workmanship not in 
compliance with commonly accepted standards (obsolescence) or approaching end of  expected use. 
Repair or replacement is needed to prolong expected life or to cure a deficiency. 
 
Poor: The current condition of  the component has either failed or cannot be relied upon for 
continued performance. The component could be in a state of  physical failure or by design failure. 
The component has exceeded its expected performance. Repair or replacement is required. 
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The following definitions shall apply: 
 
Estimated Useful Life (EUL): A component’s useful life is the estimated period of  time (or total 
amount of  activity) before which the component can be expected to be replaced.  During this 
lifespan, the capital component should be expected to function and be in service within the 
community.   

  
Remaining Useful Life (RUL): A subjective estimate of  the number of  remaining years a 
component may have, less than the expected useful life, before replacement. The component may 
fail or not function in accordance with its intended purpose before warranting replacement.  
 
Long-lived Property Components:  Items that require infrequent repair or replacement, without predicted 
remaining useful lives.  Examples of  long-lived property components include water and sewer mains, 
electrical panels and circuitry, foundations, and framing.  These should be funded through the 
operating budget or re-visited within the cycle of  a reserve fund study as the item approaches the 
end of  its lifespan.   
  
Baseline with Threshold Funding: A funding strategy where the goal is to keep the reserve cash value 
above zero while maintaining a pre-determine threshold. A threshold is defined as a minimum balance 
and is usually between 10 and 15% of the Total Estimated Cost of Replacements over the given 20 
or 30-year basis period. Special accommodations can be made to reduce or increase the calculated 
minimum balance.   
 
Full Funding Balance: The full funding balance for year one is provided on the “Capital Item 
Replacement Worksheet” under “Reserve Funding Required”.  This balance is derived by taking into 
consideration the depreciation of the specific cost of each component, summed for all components. 
Funding per item example: current cost of component ÷ frequency.  
 
Quantity:  The amount of each reserve component element.  Commonly measured using the 
following abbreviations: 

 SF - Square Feet 
 SY - Square Yard 
 LF - Linear Feet 
 LS - Lump Sum Cost 
 EA - Each 
 SQ - Squares=100 Square Feet  
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SOURCES  OF  INFORMATION  &  DOCUMENTATION 

The following documents were made available for review:  
 

1. Reserve Study Information Pre-work for Consultant prepared by Board 
 

COMMENTS   

General  
 
Penn Forest Streams is a single-family home community, consisting of  730 units, located on the 
western and eastern sides of  Route 903 in Jim Thorpe.  Each home is situated on an individually 
owned lot with private water and sewer.  The Association is responsible for the roadways, clubhouse, 
and recreational areas.   
 
Other amenities within the community include pools, tennis courts and basketball courts.    
 
Site visits of  the community were made on May 21 and June 4, 2021, by Jennifer Keggan, EIT.  
Based on a review of  the common area components, we provide the following comments:     
 
 
Site Components 
 
Roadways & Parking Areas 
 
The Association is responsible for 27 roadways.   
 
The condition of  the roadways varies and is further discussed in the pavement evaluation attached as 
Appendix B to this study.  In general, the estimated life expectancy of  an asphalt roadway is 20 to 25 
years.  Given the large quantity of  roadways in the community, we suggest a phased paving plan over 
the next 20 to 25 years, starting in the next year.   
 
Before the Association undertakes a pavement project, we suggest they have core samples taken on 
the roadway to verify the thickness of  the pavement and what subbase exists.  They may also want 
to consider some exploratory digging in the areas of  the most severe settling and rutting.  
 
A more comprehensive plan can be created based on what is found in the cores and digging. The 
most severely damaged roads may require a much deeper excavation and a rebuilding of  the roadway 
to include a new subbase, base and top course.  Repair of  the roadways that are in better condition 
can be pushed out to the end of  the phases and can include a mill & overlay with some full depth 
restoration. 
 
The Board may also want to consider the process of  reclamation, wherein the underlying base is 
mixed with Portland cement, which eliminates the need to excavate and install new subbase.  
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In the shorterm, we suggest the Association continue with general maintenance of  the roadways 
including sealing open cracks, filling areas of  settlement and patching potholes.  The short term 
maintenance will aid in keeping the roads safe for driving. The longer-term plan should include a 
combination of  complete removal on the worse roads and a mill and overlay on the roads that are in 
better condition.   
 
Also, under the care of  the Association, and 
scheduled for replacement in the reserve analysis, 
are the parking areas around the clubhouse and at 
the Leslie Lane recreational area.  The parking area 
at the clubhouse has multiple areas of  severe 
alligator cracking and other long cracks that have 
formed.  It appears this parking area has started to 
reach the end of  its useful life.  
 
The remaining useful life (RUL) is within the next 
few years. 
  
 
 
The parking area off  Leslie Lane has limited cracks 
and appears newer.  We noted multiple oil spots at 
the parking areas, which can cause the asphalt to 
deteriorate quicker.  The RUL  is within the next 20 
years.  
 
 
  
Curbing 
 
The roadways do not have curbing to protect the 
asphalt edges.  Therefore, this item was not 
included as part of  the study.  
 
 
Concrete Flatwork 
 
There is a limited amount of  flatwork at the 
community as the roadways and home lots do not 
have sidewalks running parallel to them.  Flatwork 
includes decking around the pools, sidewalks 
leading to the pool houses, and various sized 
concrete pads under the mail clusterboxes.  
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Replacement of  the concrete flatwork should be performed on an as needed basis especially when 
the condition of  them poses a safety concern to the residents.   
 
Such conditions are as follows: 
 

1. Settlement/heaving when one edge is 
higher than the other.  When the elevation 
difference between the adjoining surfaces is 
1/2” or greater, it should be replaced for 
pedestrian safety reasons. 

2. Excessive cracking 
3. Open joints of  walkways and steps 
4. Spalling; surface erosion 

 
During our site visit we noted the following 
concrete deficiencies: 

 Multiple cracks in decking around kiddie 
pool at clubhouse 

 Cracked decking around clubhouse pool  
 Pool decking settled near pool house at 

clubhouse 
 Crack in sidewalk to pool house on Leslie 

Lane 
 
Associations rarely do complete replacement in the 
case of  concrete flatwork.  Therefore, in the 
Reserve Analysis, we include partial replacements 
on a ten-year basis.   
 
 
 
 
Emergency Accessway 

The southern end of  Panther Run Road has an 
emergency access gate which blocks entrance and 
exit to the road.  Panther Run Road connects with 
Reservoir Road outside of  the community.  Repairs 
and replacement of  the pavement have been 
included under the roadway replacements; 
however, we have included costs to replace the 
bollards and gates.  Replacement has been 
scheduled for in year fourteen (2035). 
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Signs 
 
The Association has both traffic control and street 
signs along the edges of  the roadways. A sampling 
of  the traffic control signs includes ‘Stop’, ‘Speed 
Limit’, ‘Do Not Enter’, ‘No Parking’ & ‘Watch 
Children’.  We noted many Stop signs that are 
faded and should be replaced for vehicular safety 
reasons.  These include stop signs at the following 
locations: 

 Intersection of  Leslie & Cobble Hill Lane 
 Yellow Run at the intersection of  SR 903 
 Intersection of  Panther Run & Fawn Road 
 Intersection of  Panther Run Road & Wild 

Creek Drive 
 Intersection of  Panther Run Road & Wolf  Drive 
 Intersection of  Cold Spring Drive & Fawn Road 
 Intersection of  Dilldown Drive & Panther Run Road 
 End of  Hawk Lane 
 Intersection of  Wild Creek & Drakes Drive 
 Intersection of  Porter Drive & Berry Lane 
 Intersection of  Cardinal Lane & Berry Lane 
 Intersection of  Jeans Drive & Penn Spring Drive 

 
Street signs typically have a longer useful life than traffic control signs, which tend to fade quicker 
and therefore require replacement sooner.   In the reserve fund study, we have scheduled for 
replacement of  the street signs in year fifteen (2036), while we have opted to replace partial 
quantities of  the traffic control signs in year one (2022).  The replacement of  the most faded signs 
should be priority.  The above list should not be considered a complete list of  signs for replacement.  
Cost to replace is for a new sign and post. 
 
Community Identification Signs 
 
The community identification signs consist of  
painted wooden signs mounted on wooden posts or 
the clubhouse exterior.  We noted the sign at the 
entrance to Yellow Run Road has noticeable impact 
damage, while the posts on the sign at Fawn Road 
are beginning to splinter.  Overall, the signs are 
starting to weather and fade. 
 
The remaining useful life is estimated to be in year 
2022. 
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Mail Clusterboxes 
 
In recent years, it is increasingly becoming the 
responsibility of  associations to replace mail cluster 
boxes.  It is our understanding that the USPS 
typically does not pay for this anymore.  As such, 
this item was included in the reserve study.  The 
mailboxes are located at the clubhouse, near the 
Leslie Lane recreational facilities, near the 
intersection of  Jeans Drive & Church Road and at 
the intersection of  Porter Drive & Church Road.  
Due to the differing styles of  mailboxes, we have 
included an average cost for the mailbox structures. 
 
 
About six years ago, a structure was installed to 
cover the mailboxes at Leslie Lane.  The shelter 
contains a metal frame structure with metal roofing 
and metal knee-wall on the front and rear.  The 
sides are left open for access to the mailboxes.  
While total replacement of  the shelter will likely 
not be needed, we do reserve for the eventual 
maintenance on the shelter.   
 
 
 
 
Bus Shelters 
 
Scattered within the community are freestanding 
bus shelters that appear to be used by children 
waiting for the bus.  We located one at each of  the 
following locations: the clubhouse, at the Leslie 
Lane recreational facilities, at the intersection of  
Jeans Drive & Church Road and at the intersection 
of  Porter Drive and Church Road.  These 
structures are a wooden construction with metal 
roofing and flashing.  
 
We noted damage to the exterior of  the shelter on 
Porter Drive. 
 
The bus shelters were not included as a line item in the study as they are not the responsibility of  
Penn Forest Streams but are maintained by a third party, Carbon Builders Association. 
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Fencing & Guiderail 
 
The community has perimeter chain-link fence 
around the tennis and basketball courts and the 
two pools.  These are discussed in further detail 
under the section Sports Courts and Pools below. 
 
Vegetation should be trimmed to avoid it growing 
into the fence, which can cause damage and lead to 
a shorter lifespan. 
 
The edge of  the roadway at the northern end of  
Wild Creek Drive is protected by a guiderail.  While 
a guiderail is considered a long-lived service item, we have opted to include replacement as the 
guiderail is starting to show signs of  wear and tear.  Replacement has been planned for in year 
eighteen (2039).    
 
 
Poolhouses & Sheds 
 
Each of  the common area pools has a pool house 
that contains a storage room and men’s & women’s 
bathrooms.  The roofs of  the pool houses are 
covered with asphalt shingles and the façade is 
covered in a combination of  stucco and siding.   
 
We noted damage to the siding on the pool house 
at Leslie Lane at the front of  the building.  We have 
scheduled for replacement of  the roofing on each 
building and exteriors repairs, including 
replacement of  the siding and repairs to the stucco. 
 
 
The pump & filter equipment at the clubhouse 
pool is housed in a metal shed structure.  While 
complete replacement of  the structure should not 
be needed, we have scheduled repairs, including 
eventual replacement of  the roof. 
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Maintenance Buildings 
 
The southernmost maintenance building contains a 
workshop, is used to store the community backhoe, 
and holds the roadway salt.  We have included a 
refurbish fund which can be used to replace the 
roof, damaged metal panels or change-out the 
doors. 
 
 
 
 
 
 
The northernmost maintenance building is used to 
park the community vehicles.  We have included 
replacement costs for the roof, the overhead doors 
and the mandoor. 
 
  
 
 
 
 
 
 
 
 
Pavilion 
 
Adjacent to the clubhouse is an open-air pavilion, 
which consists of  a wooden frame with metal roof  
and soffits.  We have included a refurbish fund to 
cover the cost of  a new roof, repair to the wooden 
roof  trusses, exterior lighting, or other wooden 
components.   
 
We noted multiple squirrels living in the area above 
the soffits. 
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Stormwater Management 
 
We did not note any stormwater management infrastructure on the site.  The roadways do not have 
curbing, so there are no inlets or underground piping, and instead rely on sheet flow of  the water, 
wherein the water is allowed to run off  the roadways onto the adjacent soil.  Once on the 
neighboring land, the water should either infiltrate into the ground or evaporate. 
 
Since no infrastructure was found, we did not include any line items for stormwater replacements. 
 
 
 
CLUBHOUSE 
 
Centrally located within the community, at the end 
of  Club House Road, is a single-story structure 
that acts as the clubhouse.  In the same vicinity is 
one of  the pools, a pavilion, tennis courts, 
children’s play area and two maintenance buildings. 
A large asphalt area provides parking for the 
clubhouse and recreational facilities.  The exterior 
of  the clubhouse has a wooden deck and an 
overhang at the front to shelter the mailboxes.  The 
interior clubhouse contains a great room, 
management office, security office, maintenance 
office, shared office space, kitchen, various storage 
rooms, ladies’ and men’s restrooms.     
 
On the clubhouse, we include replacement costs for 
the roofing, gutters and downspouts, interior 
flooring, mechanical components.  Items like 
kitchen cabinets and counters and restroom fixtures 
are considered discretionary and not included. With 
normal cleaning and maintenance procedures these 
items should have a long service life and serve the 
community well into the future. 
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Exterior Systems 
 
Clubhouse Roofing 
 
The existing roofing is covered with an asphalt 
fiberglass, architectural style shingle.  Asphalt 
shingles do not require significant maintenance if  
they are installed properly and are of  higher quality.  
Attentive repairs are needed, especially after storms 
where occasionally, shingles will blow off  or 
become loose.  Typically, leak points of  any roof  
are at the roof  penetrations, sidewalls, along valleys 
and in front of  the gutters.   
 
Asphalt fiberglass roofing replacement costs in the 
reserve analysis include roofing tear off, vents, 
flashings, and installing elastomeric membranes.  
Asphalt shingles have an estimated useful life of  between 25 to 30 years.  Based on information 
from the Board, the roofing was replaced between 2017 to 2018.  The next roofing replacement has 
been scheduled for in year twenty-two (2043).  
 
At the same time, we recommend the gutters and downspouts be replaced with 6” gutters and 3” x 
4” downspouts. The larger gutters are better at controlling stormwater as well as vegetation and 
debris that fall into the gutters.  As for the gutters and downspouts, we estimate their life to be 25 
years. 
 
 
Vinyl Siding 
 
The exterior walls of the clubhouse are covered in vinyl siding.  Typical maintenance requirements 
for siding includes caulking and sealing joints of  dissimilar materials and resetting loose siding 
panels.   

 
While vinyl siding is sometimes projected to last 40 plus years, it has been our experience that a 
shorter life span for this material should be expected.  As the siding ages, the colors begin to lose 
their density and show signs of oxidation.  Additionally, the components can become unsightly from 
neglect and impact damage.  These problems can be compounded by the fact that the colors and 
styles of the replacement siding may no longer match.  
 
We assign a RUL on the siding for in year sixteen (2037). 
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Wooden Deck 
 
At the rear of  the clubhouse is a wooden deck with 
steps on the south side and a ramp on the north 
side.  Replacement of  the decking and the railing 
has been assumed over the reserve period. 
 
 
 
 
 
 
 
 
Exterior Windows & Doors 
 
Since there are several different sizes, types and style of  doors and windows, we utilize a budgetary 
cost for each line item.  
 
 
Interior Systems 
 
Flooring 
 
The various floorings were reserved for, including the carpeting, ceramic tile in the kitchen, laminate 
flooring in the security and manager’s office and vinyl in the ladies’ restroom.  The estimated useful 
life of  the flooring will vary depending on the usage within the clubhouse.  Remaining life could be 
longer than what is scheduled in the study. 
 
 
Refurbish Fund 
 
A Refurbish Fund has been included in the Reserve 
Study.  This is a general fund that is provided to 
cover the costs to replace furniture, window 
treatments, wall art, ceiling fans and other interior 
furnishings.  As styles change and the décor starts 
to appear dated or worn, the Association will likely 
want to undertake a makeover of  the interior areas.  
This cost shall be covered by the refurbish fund.        
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Mechanical Systems 
 
The following mechanical systems at the clubhouse 
have been included as line items in the reserve fund 
study: 

 Fujitsu Halcyon Inverter air conditioning 
split-system 

 Generac Generator (could not determine 
the kw) 

 Radiant Heat System – Honeywell 
thermostat, Crown Boiler furnace & 
Amtrol Extrol expansion tank 

 Kitchen Appliances – 2 refrigerators, dish washer, stove, chest freezer & microwave 
 Bradford-White Electric Water Heater (40 gal)  
 Unknown age of  wall pumping equipment and water 

conditioning system.   
 
The exact remaining life of  the above mechanical items is 
difficult to predict because usage of  the machinery will vary.  
In the case of  kitchen appliances, based on published 
documents, the average life span is 5 to 8 years.  However, the 
appliances at the clubhouse may not get the normal use as 
those in a household and will likely last longer than the average 
life span. 
 
 
Also, included under Mechanical Systems are the following 
machinery items: 

 New Holland 2006 TC30 Tractor 
 Two Snowblowers - Ariens 524 & Husqvarna 
 Craftsman LT 2000 Lawn Mower 
 Ford 2015 F350 Pick-up for Maintenance 
 Ford 2013 Police Interceptor sedan 
 Ford 2001 Ranger Pick-up 
 Peque 2007 Trailer 
 Buyer Salt Dog Spreader 2000 
 Husqvarna Riding Mower 
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Community Features 
 
Pools 
 
The community features two in-ground pools, 
which are located at the rear of the clubhouse and 
near the Leslie Lane recreational facilities.  Both 
pools are surrounded by concrete decking and a 
chain-link fence.  Mechanical equipment for the 
pools is in a shed for the clubhouse pool and in the 
pool house for the Leslie Lane pool.  
 
Line items associated with replacement of the pool 
include equipment (pumps, filters, and cover), 
replacement of the pool structure, partial 
replacement of the concrete decking and the 
perimeter fencing.   
 
The swimming pool at Leslie Lane was not in 
operation during our site visit because the Board has 
planned a large-scale replacement of the pool, 
decking, pumps, and filters.  We have utilized the 
costs provided from quotes for construction in the 
reserve analysis. 
 
Partial decking replacements are included in the 
reserve fund study under the line item of  Concrete 
Flatwork.  Any concrete that poses a tripping concern to the swimmers of the pool should be replaced.   

 
The perimeter fence at the pool areas serves to prevent unwanted or accidental entry into the pool.  As 
with any special equipment, pools need to be operated properly and safely, therefore fencing should be 
kept in good condition.  Fencing at the Leslie Lane pool was recently replaced, and we assign a plus 25 
EUL.  Replacement of the fencing at the clubhouse pool was assigned in year seven (2028).  At 
minimum, the fencing at the clubhouse pool should have the vegetation cut from overgrowing the 
fence.  
 
It should be realized that no excavations or diggings were made as part of our observations; therefore, 
no comment can be made on the condition of buried pipes or other portions of the system that were 
not visible.  This should not be considered a certification of the pool. 
 
Lastly, we recommend the Association have the swimming pool and equipment serviced including 
the pumping, filter, and electrical equipment. All GFCI switches should be checked as part of  this 
inspection. 
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Sports Courts 
 
A combination tennis/basketball court is located 
off  Leslie Lane and a second combination tennis/ 
basketball court is located at the eastern end of  the 
clubhouse area.   
 
The courts off  Leslie Lane have many cracks with 
vegetation growing within the asphalt.  Multiple 
rails of  the fencing are rusted and displaced.  There 
are damaged poles in the fencing and the 
vegetation has started to grow through the fence.    
 
The courts near the clubhouse are in better 
condition but still contain multiple long cracks and 
seams that are starting to open, faded lines and 
debris and organics on the playing surface.  The 
cracks have not separated enough to allow the 
growth of  vegetation.  
 
Playing surfaces should be kept free of  debris and 
have cracks repaired to help prevent injury to those 
who utilize the facilities.  In the reserve fund 
analysis, we included costs for recoating/ 
resurfacing and eventual replacement of  the court 
surfaces. There are no plan details on the makeup 
of  the asphalt but typically the paving is a 
minimum of  3 inches thick. As with any asphalt 
component, filling and sealing of  the cracks is 
extremely important in maintaining the playing 
surface.   
 
We have also included replacement costs for the 10 
ft. high chain link perimeter fences, new nets & 
posts on the tennis courts and new backboards on 
the basketball courts.  We have assumed a 25-year 
EUL for the chain link fencing surrounding the 
play area with anticipated replacement in year one 
(2022) at Leslie and year five (2026) at the 
clubhouse. 
 
It is our understanding that the courts at Leslie Lane will be resurfaced this year.  Recoating the 
surface every 5 to 7 years or so is industry standard.  Recoating prices provided are for fresh acrylic 
paint, blended with sand for slip resistance, striping & filling of  the cracks.  Replacement costs are 
for excavation and removal of  the asphalt surfaces and expected every 30 to 35 years.  
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 Tot Lots 
 
There is one children’s playground area behind the 
clubhouse.  The type of  equipment present 
necessitates the need for routine maintenance and 
should be inspected periodically, a minimum of  
once yearly, such that there are no conditions that 
would harm the people who utilize this equipment.   
 
In the reserve analysis, we include general estimates 
for replacement with similar playground 
equipment.  Replacement is scheduled for in year 
nine (2030).  
 
We did not include such items as mulch and the wooden ties around the area.  Replacement of  these 
items should be paid for from the operating and maintenance budget.   
 
 
Bike Rack 
 
We have included replacement costs for the bike 
racks within the community.  We noted one at the 
clubhouse and one near the pool area on Leslie 
Lane. 
 
The estimated useful life of  the bike racks is 15 
years.   
 
 
 
 
 
Bulletin Boards 
 
The Board recently installed bulletin boards 
sporadically around the community.  We located 
the structures at the clubhouse, at the recreational 
area of  Leslie Lane, near the mailboxes on Jeans 
Drive and near the mailboxes on Porter Drive. 
 
The estimated useful life of  the boards is fifteen 
years.  The RUL is in year thirteen (2034). 
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Picnic Tables 
 
Costs to replace the picnic tables at the rear of  the 
clubhouse, under the pavilion and at the Leslie 
Lane pool area have been included as a line item.  
The cost in the study can be used to replace the 
tables with a metal frame with wood style picnic 
table or to replace the wooden boards as the 
concrete bases are a long-lived service item.  
Replacement has been planned for in year ten 
(2031). 
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RESULTS 

Please refer to the attached spreadsheets for the projections. The following financial data was 
utilized in our Analysis: 

Reserve Fund Balance as of  
 

$193,490.82 Rate of Inflation per Year  3.0%  

Rate of Return on Investments per 
year   

             0.5% Minimum threshold balance over the 
20-year Basis Period (+/- 15% of 
Capital Item Replacement Total) 

$625,903 
 

 
There is currently no monthly funding into a reserve account.  We have provided funding options 
that will help the Association keep the reserve fund balance positive throughout the length of  the 
study and allow the Community to upkeep their current infrastructure. The Association should 
select the funding option that best fits their needs. 
 
 
Option #1: Level Funding –  
 

o The monthly funding is set at $60 per unit per month starting in January 2022  
 

o The minimum balance (threshold) is $83,263 in year 2026  
 
 

Option #2: Special Assessment with Lower Monthly Funding –  
 
o The monthly funding is set at $35 per unit per month starting in January 2022  

 
o A Special Assessment of  $1,800 per unit is charged in 2022 to aid in roadway 

improvements 
 

o The minimum balance (threshold) is $193,490 in 2021 (current balance) 
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Organization:

Board Contact:

Address:

City:

State:

Association Management:

Management Contact:

Current Date:

Inspection Date:

Number of Units:

Starting Occupancy %:

Occupancy Change / Year:

Building(s) Age (years):

Study Start Date:

Study Duration (years):

Study End Date:

193,490.82$                                    

Assumed Annual Nominal Rate of Return on Funds (%): 0.50%

3.00%

Total / Month

Funding Contribution Amount: -$                                                 

0.00%

Total Monthly Contribution: -$                                                 

Total Annual Contribution: -$                                                 

No Contributions

Current Financial Information

Reserve Funds at Start of Study Date:

Assumed Annual Rate of Inflation (%):

Current Funding Contribution Entry Selection:

Funding Contribution Amount Increase Per Fiscal Year:

Select Special Contribution Type:

07/31/2041

Pennsylvania

NEPA Management

Trish Kochanski

07/24/2021

05/21 & 06/04, 2021

730

100%

0%

~ 40

08/01/2021

20

Jim Thorpe

PENN FOREST STREAMS OWNERS ASSOCIATION

Robert Renode

11 Clubhouse Road

RESERVE STUDY INPUT WORKSHEET
Community Information
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APPENDIX A

For: PENN FOREST STREAMS OWNERS ASSOCIATION

Current Funding Contribution: Total / Month Selected Funding Contribution: Unit / Month
Funding Contribution Amount: -$                         Funding Contribution Amount: -$                        
Funding Contribution Amount Increase Per Fiscal Year: 0.00% Funding Contribution Amount Increase Per Fiscal Year: 0.00%

Starting Balance: 193,490.82$            Starting Balance: 193,490.82$           
Ending Balance: (5,261,860.16)$        Ending Balance: 5,554,066.73$        
Immediate Liabilities after end of study: 103,524.22$            Immediate Liabilities after end of study: 103,524.22$           

Maximum Balance: 193,490.82$            Maximum Balance: 5,554,066.73$        
Year of Maximum Balance: Current Year of Maximum Balance: 2041
Minimum Balance: (5,261,860.16)$        Minimum Balance: 83,263.17$             
Year of Minimum Balance: 2041 Year of Minimum Balance: 2026

Select Special Contribution Type: No Contributions Select Special Contribution Type: No Contributions

Year Change Total / Month Year Change Unit / Month
2022 Funding Reset 60.00$                    

Selected Funding Contribution: Unit / Month Selected Funding Contribution: Unit / Month
Funding Contribution Amount: -$                             Funding Contribution Amount: -$                            
Funding Contribution Amount Increase Per Fiscal Year: 0.00% Funding Contribution Amount Increase Per Fiscal Year: 3.00%

Starting Balance: 193,490.82$                Starting Balance: 193,490.82$               
Ending Balance: 2,496,573.30$             Ending Balance: (5,261,860.16)$           
Immediate Liabilities after end of study: 103,524.22$                Immediate Liabilities after end of study: 103,524.22$               

Maximum Balance: 2,496,573.30$             Maximum Balance: 193,490.82$               
Year of Maximum Balance: 2041 Year of Maximum Balance: Current
Minimum Balance: 193,490.82$                Minimum Balance: (5,261,860.16)$           
Year of Minimum Balance: Current Year of Minimum Balance: 2041

Select Special Contribution Type: Per Unit Select Special Contribution Type: No Contributions

# Year of Contribution Amount # Year of Contribution Amount
1.) 01/01/2022 1,800.00$                    

Year Change Unit / Month Year Change Unit / Month
2022 Funding Reset 35.00$                         

CURRENT FUNDING & FUNDING OPTIONS WORKSHEET

Special Funding ConsiderationsSpecial Funding Considerations

Special Contributions Special Contributions

Current Funding Funding Option #1 - Level Funding

Funding Option #2 - Special Assessment with Lower Funding Funding Option #3 - Escalating Funding with Special Assessments

Special Funding ConsiderationsSpecial Funding Considerations
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APPENDIX A

CAPITAL ITEM REPLACEMENT WORKSHEET
For: PENN FOREST STREAMS OWNERS ASSOCIATION
Costs are typically 10%±

Current Entire Study Cost
Total Price (*) Years (with inflation) Years Monthly Annual

Total 4,172,687.35$                5,107,955.89$                14,237.33$                     170,848.01$                   

Site Components
   Asphalt Pavement - Clubhouse Parking Lot 4,892      SY 18.50$                   90,502.00$                     25 98,766.92$                     3 301.67$                          3,620.08$                       
   Asphalt Pavement - Leslie Lane Pool Area 1,187      SY 18.50$                   21,959.50$                     25 38,705.88$                     19 73.20$                             878.38$                          
   Asphalt Pavement - Year 1 27,970    SY 18.50$                   517,445.00$                   25 531,853.95$                   1 1,724.82$                       20,697.80$                     
   Asphalt Pavement - Year 2 20,932    SY 18.50$                   387,242.00$                   25 410,131.59$                   2 1,290.81$                       15,489.68$                     
   Asphalt Pavement - Year 3 26,038    SY 18.50$                   481,703.00$                   25 525,693.61$                   3 1,605.68$                       19,268.12$                     
   Asphalt Pavement - Year 4 12,094    SY 18.50$                   223,739.00$                   25 251,598.25$                   4 745.80$                          8,949.56$                       
   Asphalt Pavement - Year 5 19,384    SY 18.50$                   358,604.00$                   25 415,521.62$                   5 1,195.35$                       14,344.16$                     
   Asphalt Pavement - Year 8 24,238    SY 18.50$                   448,403.00$                   25 568,440.13$                   8 1,494.68$                       17,936.12$                     
   Asphalt Pavement - Year 10 16,976    SY 18.50$                   314,056.00$                   25 422,715.79$                   10 1,046.85$                       12,562.24$                     
   Concrete Flatwork - Partial Replacement 1,200      SF 16.50$                   19,800.00$                     10 52,309.37$                     4 165.00$                          1,980.00$                       
   Emergency Accessway Gate & Bollards 1              LS 1,350.00$              1,350.00$                       30 2,048.45$                       14 3.75$                               45.00$                             
   Signs - Traffic Control (Partial) 35           EA 350.00$                 12,250.00$                     16 32,927.12$                     1 63.80$                             765.63$                          
   Signs - Street 45           EA 350.00$                 15,750.00$                     20 24,625.49$                     15 65.63$                             787.50$                          
   Community Identification Signs 4              EA 2,350.00$              9,400.00$                       18 26,230.23$                     1 43.52$                             522.22$                          
   Mail Clusterboxes 41           EA 1,450.00$              59,450.00$                     30 82,452.88$                     11 165.14$                          1,981.67$                       
   Mailbox Shelter at Leslie Lane 1              EA 3,500.00$              3,500.00$                       30 24 9.72$                               116.67$                          
   Fencing - 10 ft Chainlink at Clubhouse 436         LF 34.65$                   15,107.40$                     25 17,505.25$                     5 50.36$                             604.30$                          
   Fencing - 10 ft Chainlink at Leslie 668         LF 34.65$                   23,146.20$                     25 23,790.74$                     1 77.15$                             925.85$                          
   Fencing - Chainlink at Clubhouse Pool 760         LF 32.50$                   24,700.00$                     25 30,387.89$                     7 82.33$                             988.00$                          
   Fencing - Chainlink at Leslie Pool 344         LF 32.50$                   11,180.00$                     25 22 37.27$                             447.20$                          
   Guiderail on Wild Creek Drive 550         LF 42.75$                   23,512.50$                     35 40,219.88$                     18 55.98$                             671.79$                          
Exterior Systems
   Clubhouse - Asphalt Shingles 4,100      SF 4.55$                     18,655.00$                     25 22 62.18$                             746.20$                          
   Clubhouse - Gutters & Downspouts 216         LF 8.00$                     1,728.00$                       25 22 5.76$                               69.12$                             
   Clubhouse - Vinyl Siding 2,547      SF 12.50$                   31,837.50$                     35 51,292.73$                     16 75.80$                             909.64$                          
   Clubhouse - Decking & Railings 682         SF 18.00$                   12,276.00$                     25 17,025.93$                     11 40.92$                             491.04$                          
   Clubhouse - Doors 1              LS 2,000.00$              2,000.00$                       30 25 5.56$                               66.67$                             
   Clubhouse - Windows 1              LS 10,000.00$            10,000.00$                     30 17,105.74$                     18 27.78$                             333.33$                          
   Clubhouse - Exterior Lighting 10           EA 85.00$                   850.00$                          20 1,045.74$                       7 3.54$                               42.50$                             
   Pool Houses - Roofs 2              EA 4,200.00$              8,400.00$                       25 10,029.29$                     6 28.00$                             336.00$                          
   Pool Houses - Exterior Repairs 2              EA 6,300.00$              12,600.00$                     30 16,458.84$                     9 35.00$                             420.00$                          
   Pool Shed - Refurbish Fund 1              LS 4,875.00$              4,875.00$                       40 8,092.90$                       17 10.16$                             121.88$                          
   Maintenance / Salt Shed - Refurbish Fund 1              LS 11,800.00$            11,800.00$                     40 20,184.78$                     18 24.58$                             295.00$                          
   Maintenance Garage - Refurbish Fund 1              LS 14,500.00$            14,500.00$                     40 25,557.75$                     19 30.21$                             362.50$                          
   Pavilion - Refurbish Fund 1              LS 27,000.00$            27,000.00$                     40 43,499.13$                     16 56.25$                             675.00$                          
Interior Systems
   Flooring - Carpeting 210         SY 25.00$                   5,250.00$                       20 5,560.32$                       2 21.88$                             262.50$                          
   Flooring - Ceramic Tile 130         SF 12.50$                   1,625.00$                       30 25 4.51$                               54.17$                             
   Flooring - Wood Laminate 290         SF 8.00$                     2,320.00$                       30 28 6.44$                               77.33$                             
   Flooring - Vinyl 80           SF 6.50$                     520.00$                          20 863.24$                          17 2.17$                               26.00$                             
   Refurbish Fund 1              LS 8,000.00$              8,000.00$                       20 9,551.71$                       6 33.33$                             400.00$                          

Reserve Funding RequiredFrequency Remaining Life
Capital Item Unit costQuantity
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APPENDIX A

Mechanical Systems
   Fujitsu Air Conditioner Split-System 2              EA 5,000.00$              10,000.00$                     15 13,869.28$                     11 55.56$                             666.67$                          
   Generac Generator 1              EA 6,950.00$              6,950.00$                       18 9,932.33$                       12 32.18$                             386.11$                          
   Boiler - Oil Fired 1              LS 6,200.00$              6,200.00$                       27 6,766.20$                       3 19.14$                             229.63$                          
   Kitchen Appliance - Allowance 1              LS 3,900.00$              3,900.00$                       10 10,939.67$                     6 32.50$                             390.00$                          
   Water Heater (40 gal) 1              EA 1,250.00$              1,250.00$                       12 3,220.60$                       2 8.68$                               104.17$                          
   New Holland TC30 Tractor 1              EA 32,500.00$            32,500.00$                     20 39,984.07$                     7 135.42$                          1,625.00$                       
   Snowblowers (Ariens & Husqvarna) 2              EA 950.00$                 1,900.00$                       12 2,408.63$                       8 13.19$                             158.33$                          
   Husqvarna Lawn Mower 1              EA 2,100.00$              2,100.00$                       15 2,912.55$                       11 11.67$                             140.00$                          
   Ford 2015 F350 Maintenance Pick-up 1              EA 35,750.00$            35,750.00$                     15 48,119.09$                     10 198.61$                          2,383.33$                       
   Ford 2001 Ranger Pick-up 1              EA 30,100.00$            30,100.00$                     15 34,877.47$                     5 167.22$                          2,006.67$                       
   Ford Police Interceptor Sedan 1              EA 9,850.00$              9,850.00$                       15 12,118.25$                     7 54.72$                             656.67$                          
   Peque Trailer 1              EA 4,500.00$              4,500.00$                       20 5,704.65$                       8 18.75$                             225.00$                          
   Buyer Salt Dog Spreader 1              EA 6,250.00$              6,250.00$                       20 8,164.11$                       9 26.04$                             312.50$                          
   Camera & Security Upgrades 1              LS 25,000.00$            25,000.00$                     10 58,649.71$                     0 208.33$                          2,500.00$                       
   Well Pumping Equipment & Filter 1              LS 4,000.00$              4,000.00$                       20 5,890.32$                       13 16.67$                             200.00$                          
   Well Pump 1              LS 5,000.00$              5,000.00$                       20 7,362.90$                       13 20.83$                             250.00$                          
Community Features
   Pool on Leslie - Replacement 1              LS 240,000.00$         240,000.00$                   35 240,000.00$                   0 571.43$                          6,857.14$                       
   Pool on Leslie - Filter & Pumping System 1              LS 10,500.00$            10,500.00$                     15 16,416.99$                     15 58.33$                             700.00$                          
   Pool on Leslie - Cover 1              EA 5,200.00$              5,200.00$                       15 8,130.32$                       15 28.89$                             346.67$                          
   Pool at Clubhouse - Replacement 1              LS 280,000.00$         280,000.00$                   35 314,864.68$                   4 666.67$                          8,000.00$                       
   Pool at Clubhouse - Filter & Pumping System 1              LS 10,500.00$            10,500.00$                     15 18,507.33$                     19 58.33$                             700.00$                          
   Pool at Clubhouse - Cover 1              LS 5,200.00$              5,200.00$                       15 9,165.54$                       19 28.89$                             346.67$                          
   Sport Court - Clubhouse Replacement 1,507      SY 28.50$                   42,949.50$                     32 65,170.31$                     14 111.85$                          1,342.17$                       
   Sport Court - Clubhouse Recoating 1,507      SY 13.75$                   20,721.25$                     8 54,523.84$                     5 215.85$                          2,590.16$                       
   Sport Court - Leslie Replacement 2,738      SY 28.50$                   78,033.00$                     32 111,517.96$                   12 203.21$                          2,438.53$                       
   Sport Court - Leslie Recoating 2,738      SY 13.75$                   37,647.50$                     8 146,026.30$                   0 392.16$                          4,705.94$                       
   Tennis Nets & Posts 2              EA 475.00$                 950.00$                          10 2,829.36$                       8 7.92$                               95.00$                             
   Backboards & Nets 4              EA 350.00$                 1,400.00$                       10 4,169.58$                       8 11.67$                             140.00$                          
   Tot Lot 1              LS 4,350.00$              4,350.00$                       20 5,682.22$                       9 18.13$                             217.50$                          
   Bike Racks 2              EA 550.00$                 1,100.00$                       15 1,572.02$                       12 6.11$                               73.33$                             
   Bulletin Boards 4              EA 625.00$                 2,500.00$                       15 3,681.45$                       13 13.89$                             166.67$                          
   Picnic Tables 17           EA 550.00$                 9,350.00$                       15 12,584.99$                     10 51.94$                             623.33$                          
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APPENDIX A

For: PENN FOREST STREAMS OWNERS ASSOCIATION

Liability Categories Per Year Liability
Site Components 123,581.95$                                                             
Exterior Systems 4,868.88$                                                                 
Interior Systems 820.00$                                                                    
Mechanical Systems 12,234.07$                                                               
Community Features 29,343.11$                                                               

LIABILITY GRAPH

Site Components
72%

Exterior Systems
3%

Interior Systems
1%

Mechanical Systems
7%

Community Features
17%

Average Liability Per Year
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APPENDIX A

LIABILITIES BY YEAR
For: PENN FOREST STREAMS OWNERS ASSOCIATION

All Values are Adjusted for Inflation

1                   2                    3                    4                   5                   6                   7                 8                 9                   
8/1/2021 8/1/2022 8/1/2023 8/1/2024 8/1/2025 8/1/2026 8/1/2027 8/1/2028 8/1/2029

7/31/2022 7/31/2023 7/31/2024 7/31/2025 7/31/2026 7/31/2027 7/31/2028 7/31/2029 7/31/2030
Site Components
   Asphalt Pavement - Clubhouse Parking Lot -$                 -$                   -$                   98,766.92$      -$                 -$                 -$               -$               -$                 
   Asphalt Pavement - Leslie Lane Pool Area -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Asphalt Pavement - Year 1 -$                 531,853.95$      -$                   -$                 -$                 -$                 -$               -$               -$                 
   Asphalt Pavement - Year 2 -$                 -$                   410,131.59$      -$                 -$                 -$                 -$               -$               -$                 
   Asphalt Pavement - Year 3 -$                 -$                   -$                   525,693.61$    -$                 -$                 -$               -$               -$                 
   Asphalt Pavement - Year 4 -$                 -$                   -$                   -$                 251,598.25$    -$                 -$               -$               -$                 
   Asphalt Pavement - Year 5 -$                 -$                   -$                   -$                 -$                 415,521.62$    -$               -$               -$                 
   Asphalt Pavement - Year 8 -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               568,440.13$    
   Asphalt Pavement - Year 10 -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Concrete Flatwork - Partial Replacement -$                 -$                   -$                   -$                 22,265.43$      -$                 -$               -$               -$                 
   Emergency Accessway Gate & Bollards -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Signs - Traffic Control (Partial) -$                 12,591.12$        -$                   -$                 -$                 -$                 -$               -$               -$                 
   Signs - Street -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Community Identification Signs -$                 9,661.76$          -$                   -$                 -$                 -$                 -$               -$               -$                 
   Mail Clusterboxes -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Mailbox Shelter at Leslie Lane -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Fencing - 10 ft Chainlink at Clubhouse -$                 -$                   -$                   -$                 -$                 17,505.25$      -$               -$               -$                 
   Fencing - 10 ft Chainlink at Leslie -$                 23,790.74$        -$                   -$                 -$                 -$                 -$               -$               -$                 
   Fencing - Chainlink at Clubhouse Pool -$                 -$                   -$                   -$                 -$                 -$                 -$               30,387.89$    -$                 
   Fencing - Chainlink at Leslie Pool -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Guiderail on Wild Creek Drive -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
Exterior Systems
   Clubhouse - Asphalt Shingles -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Clubhouse - Gutters & Downspouts -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Clubhouse - Vinyl Siding -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Clubhouse - Decking & Railings -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Clubhouse - Doors -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Clubhouse - Windows -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Clubhouse - Exterior Lighting -$                 -$                   -$                   -$                 -$                 -$                 -$               1,045.74$      -$                 
   Pool Houses - Roofs -$                 -$                   -$                   -$                 -$                 -$                 10,029.29$    -$               -$                 
   Pool Houses - Exterior Repairs -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Pool Shed - Refurbish Fund -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Maintenance / Salt Shed - Refurbish Fund -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Maintenance Garage - Refurbish Fund -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Pavilion - Refurbish Fund -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
Interior Systems
   Flooring - Carpeting -$                 -$                   5,560.32$          -$                 -$                 -$                 -$               -$               -$                 
   Flooring - Ceramic Tile -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Flooring - Wood Laminate -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Flooring - Vinyl -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Refurbish Fund -$                 -$                   -$                   -$                 -$                 -$                 9,551.71$      -$               -$                 
Mechanical Systems
   Fujitsu Air Conditioner Split-System -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Generac Generator -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Boiler - Oil Fired -$                 -$                   -$                   6,766.20$        -$                 -$                 -$               -$               -$                 
   Kitchen Appliance - Allowance -$                 -$                   -$                   -$                 -$                 -$                 4,656.46$      -$               -$                 
   Water Heater (40 gal) -$                 -$                   1,323.89$          -$                 -$                 -$                 -$               -$               -$                 
   New Holland TC30 Tractor -$                 -$                   -$                   -$                 -$                 -$                 -$               39,984.07$    -$                 
   Snowblowers (Ariens & Husqvarna) -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               2,408.63$        
   Husqvarna Lawn Mower -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Ford 2015 F350 Maintenance Pick-up -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Ford 2001 Ranger Pick-up -$                 -$                   -$                   -$                 -$                 34,877.47$      -$               -$               -$                 
   Ford Police Interceptor Sedan -$                 -$                   -$                   -$                 -$                 -$                 -$               12,118.25$    -$                 
   Peque Trailer -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               5,704.65$        
   Buyer Salt Dog Spreader -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Camera & Security Upgrades 25,000.00$      -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Well Pumping Equipment & Filter -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Well Pump -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
Community Features
   Pool on Leslie - Replacement 240,000.00$    -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Pool on Leslie - Filter & Pumping System -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Pool on Leslie - Cover -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Pool at Clubhouse - Replacement -$                 -$                   -$                   -$                 314,864.68$    -$                 -$               -$               -$                 
   Pool at Clubhouse - Filter & Pumping System -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Pool at Clubhouse - Cover -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Sport Court - Clubhouse Replacement -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Sport Court - Clubhouse Recoating -$                 -$                   -$                   -$                 -$                 24,010.13$      -$               -$               -$                 
   Sport Court - Leslie Replacement -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Sport Court - Leslie Recoating 37,647.50$      -$                   -$                   -$                 -$                 -$                 -$               -$               47,725.71$      
   Tennis Nets & Posts -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               1,204.31$        
   Backboards & Nets -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               1,774.78$        
   Tot Lot -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Bike Racks -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Bulletin Boards -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 
   Picnic Tables -$                 -$                   -$                   -$                 -$                 -$                 -$               -$               -$                 

TOTAL 302,647.50$    577,897.56$      417,015.80$      631,226.73$    588,728.36$    491,914.46$    24,237.46$    83,535.95$    627,258.21$    

Year Number
Start of Period:
End of Period:
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APPENDIX A

LIABILITIES BY YEAR
For: PENN FOREST STREAMS OWNERS ASSOCIATION

All Values are Adjusted for Inflation

Site Components
   Asphalt Pavement - Clubhouse Parking Lot
   Asphalt Pavement - Leslie Lane Pool Area
   Asphalt Pavement - Year 1
   Asphalt Pavement - Year 2
   Asphalt Pavement - Year 3
   Asphalt Pavement - Year 4
   Asphalt Pavement - Year 5
   Asphalt Pavement - Year 8
   Asphalt Pavement - Year 10
   Concrete Flatwork - Partial Replacement
   Emergency Accessway Gate & Bollards
   Signs - Traffic Control (Partial)
   Signs - Street
   Community Identification Signs
   Mail Clusterboxes
   Mailbox Shelter at Leslie Lane
   Fencing - 10 ft Chainlink at Clubhouse
   Fencing - 10 ft Chainlink at Leslie
   Fencing - Chainlink at Clubhouse Pool
   Fencing - Chainlink at Leslie Pool
   Guiderail on Wild Creek Drive
Exterior Systems
   Clubhouse - Asphalt Shingles
   Clubhouse - Gutters & Downspouts
   Clubhouse - Vinyl Siding
   Clubhouse - Decking & Railings
   Clubhouse - Doors
   Clubhouse - Windows
   Clubhouse - Exterior Lighting
   Pool Houses - Roofs 
   Pool Houses - Exterior Repairs
   Pool Shed - Refurbish Fund
   Maintenance / Salt Shed - Refurbish Fund
   Maintenance Garage - Refurbish Fund
   Pavilion - Refurbish Fund
Interior Systems
   Flooring - Carpeting
   Flooring - Ceramic Tile
   Flooring - Wood Laminate
   Flooring - Vinyl
   Refurbish Fund
Mechanical Systems
   Fujitsu Air Conditioner Split-System
   Generac Generator
   Boiler - Oil Fired 
   Kitchen Appliance - Allowance
   Water Heater (40 gal)
   New Holland TC30 Tractor
   Snowblowers (Ariens & Husqvarna)
   Husqvarna Lawn Mower
   Ford 2015 F350 Maintenance Pick-up
   Ford 2001 Ranger Pick-up
   Ford Police Interceptor Sedan
   Peque Trailer
   Buyer Salt Dog Spreader
   Camera & Security Upgrades
   Well Pumping Equipment & Filter 
   Well Pump
Community Features
   Pool on Leslie - Replacement
   Pool on Leslie - Filter & Pumping System
   Pool on Leslie - Cover
   Pool at Clubhouse - Replacement
   Pool at Clubhouse - Filter & Pumping System
   Pool at Clubhouse - Cover
   Sport Court - Clubhouse Replacement
   Sport Court - Clubhouse Recoating
   Sport Court - Leslie Replacement
   Sport Court - Leslie Recoating
   Tennis Nets & Posts
   Backboards & Nets
   Tot Lot
   Bike Racks
   Bulletin Boards
   Picnic Tables

TOTAL

Year Number
Start of Period:
End of Period:

10               11                 12                 13                 14               15               16               17                 18               19               
8/1/2030 8/1/2031 8/1/2032 8/1/2033 8/1/2034 8/1/2035 8/1/2036 8/1/2037 8/1/2038 8/1/2039

7/31/2031 7/31/2032 7/31/2033 7/31/2034 7/31/2035 7/31/2036 7/31/2037 7/31/2038 7/31/2039 7/31/2040

-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               422,715.79$    -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               30,043.94$    -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               2,048.45$      -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 20,336.00$    -$               
-$               -$                 -$                 -$                 -$               -$               24,625.49$    -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 82,452.88$      -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               40,219.88$    

-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               51,292.73$      -$               -$               
-$               -$                 17,025.93$      -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               17,105.74$    
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               

16,458.84$    -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 8,092.90$      -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               20,184.78$    
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               43,499.13$      -$               -$               

-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 863.24$         -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               

-$               -$                 13,869.28$      -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 9,932.33$        -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               6,283.21$        -$               -$               
-$               -$                 -$                 -$                 -$               1,896.71$      -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 2,912.55$        -$                 -$               -$               -$               -$                 -$               -$               
-$               48,119.09$      -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               

8,164.11$      -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               33,649.71$      -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 5,890.32$      -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 7,362.90$      -$               -$               -$                 -$               -$               

-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               16,416.99$    -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               8,130.32$      -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               65,170.31$    -$               -$                 -$               -$               
-$               -$                 -$                 -$                 30,513.71$    -$               -$               -$                 -$               -$               
-$               -$                 -$                 111,517.96$    -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               60,653.10$      -$               -$               
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               1,625.05$      
-$               -$                 -$                 -$                 -$               -$               -$               -$                 -$               2,394.80$      

5,682.22$      -$                 -$                 -$                 -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 1,572.02$        -$               -$               -$               -$                 -$               -$               
-$               -$                 -$                 -$                 3,681.45$      -$               -$               -$                 -$               -$               
-$               12,584.99$      -$                 -$                 -$               -$               -$               -$                 -$               -$               

30,305.17$    517,069.59$    116,260.64$    123,022.32$    47,448.39$    99,159.41$    49,172.80$    161,728.16$    29,292.14$    81,530.25$    
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APPENDIX A

LIABILITIES BY YEAR
For: PENN FOREST STREAMS OWNERS ASSOCIATION

All Values are Adjusted for Inflation

Site Components
   Asphalt Pavement - Clubhouse Parking Lot
   Asphalt Pavement - Leslie Lane Pool Area
   Asphalt Pavement - Year 1
   Asphalt Pavement - Year 2
   Asphalt Pavement - Year 3
   Asphalt Pavement - Year 4
   Asphalt Pavement - Year 5
   Asphalt Pavement - Year 8
   Asphalt Pavement - Year 10
   Concrete Flatwork - Partial Replacement
   Emergency Accessway Gate & Bollards
   Signs - Traffic Control (Partial)
   Signs - Street
   Community Identification Signs
   Mail Clusterboxes
   Mailbox Shelter at Leslie Lane
   Fencing - 10 ft Chainlink at Clubhouse
   Fencing - 10 ft Chainlink at Leslie
   Fencing - Chainlink at Clubhouse Pool
   Fencing - Chainlink at Leslie Pool
   Guiderail on Wild Creek Drive
Exterior Systems
   Clubhouse - Asphalt Shingles
   Clubhouse - Gutters & Downspouts
   Clubhouse - Vinyl Siding
   Clubhouse - Decking & Railings
   Clubhouse - Doors
   Clubhouse - Windows
   Clubhouse - Exterior Lighting
   Pool Houses - Roofs 
   Pool Houses - Exterior Repairs
   Pool Shed - Refurbish Fund
   Maintenance / Salt Shed - Refurbish Fund
   Maintenance Garage - Refurbish Fund
   Pavilion - Refurbish Fund
Interior Systems
   Flooring - Carpeting
   Flooring - Ceramic Tile
   Flooring - Wood Laminate
   Flooring - Vinyl
   Refurbish Fund
Mechanical Systems
   Fujitsu Air Conditioner Split-System
   Generac Generator
   Boiler - Oil Fired 
   Kitchen Appliance - Allowance
   Water Heater (40 gal)
   New Holland TC30 Tractor
   Snowblowers (Ariens & Husqvarna)
   Husqvarna Lawn Mower
   Ford 2015 F350 Maintenance Pick-up
   Ford 2001 Ranger Pick-up
   Ford Police Interceptor Sedan
   Peque Trailer
   Buyer Salt Dog Spreader
   Camera & Security Upgrades
   Well Pumping Equipment & Filter 
   Well Pump
Community Features
   Pool on Leslie - Replacement
   Pool on Leslie - Filter & Pumping System
   Pool on Leslie - Cover
   Pool at Clubhouse - Replacement
   Pool at Clubhouse - Filter & Pumping System
   Pool at Clubhouse - Cover
   Sport Court - Clubhouse Replacement
   Sport Court - Clubhouse Recoating
   Sport Court - Leslie Replacement
   Sport Court - Leslie Recoating
   Tennis Nets & Posts
   Backboards & Nets
   Tot Lot
   Bike Racks
   Bulletin Boards
   Picnic Tables

TOTAL

Year Number
Start of Period:
End of Period:

20                 
8/1/2040

7/31/2041

-$                 
38,705.88$      

-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 

16,568.47$      
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 

-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 

25,557.75$      
-$                 

-$                 
-$                 
-$                 
-$                 
-$                 

-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 

-$                 
-$                 
-$                 
-$                 

18,507.33$      
9,165.54$        

-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 
-$                 

108,504.97$    
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APPENDIX A

CURRENT FUNDING LEVELS

193,490.82$           Date
Year Change Total / Month Year Amount 2041

Total / Month None None Date
-$                       Current

0.0%

Year: 8/1/2021 8/1/2022 8/1/2023 8/1/2024 8/1/2025 8/1/2026 8/1/2027 8/1/2028 8/1/2029 8/1/2030

Beginning Fund Balance: 193,490.82$           (109,703.72)$         (691,047.17)$         (1,113,616.00)$      (1,753,586.97)$      (2,354,053.79)$      (2,860,230.75)$      (2,898,923.65)$      (2,997,406.12)$      (3,642,829.24)$      

Revenue: -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

Special Assessments: -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

Investment Earnings: (547.04)$                (3,445.90)$             (5,553.03)$             (8,744.23)$             (11,738.45)$           (14,262.50)$           (14,455.44)$           (14,946.52)$           (18,164.91)$           (18,407.82)$           
302,647.50$           577,897.56$           417,015.80$           631,226.73$           588,728.36$           491,914.46$           24,237.46$             83,535.95$             627,258.21$           30,305.17$             

Ending Fund Balance: (109,703.72)$         (691,047.17)$         (1,113,616.00)$      (1,753,586.97)$      (2,354,053.79)$      (2,860,230.75)$      (2,898,923.65)$      (2,997,406.12)$      (3,642,829.24)$      (3,691,542.23)$      

Year: 8/1/2031 8/1/2032 8/1/2033 8/1/2034 8/1/2035 8/1/2036 8/1/2037 8/1/2038 8/1/2039 8/1/2040

Beginning Fund Balance: (3,691,542.23)$      (4,229,703.17)$      (4,367,743.49)$      (4,513,271.17)$      (4,583,575.49)$      (4,706,202.31)$      (4,779,206.54)$      (4,965,696.07)$      (5,020,020.46)$      (5,127,117.01)$      

Revenue: -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

Special Assessments: -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

Investment Earnings: (21,091.35)$           (21,779.69)$           (22,505.36)$           (22,855.93)$           (23,467.41)$           (23,831.44)$           (24,761.37)$           (25,032.25)$           (25,566.29)$           (26,238.18)$           
517,069.59$           116,260.64$           123,022.32$           47,448.39$             99,159.41$             49,172.80$             161,728.16$           29,292.14$             81,530.25$             108,504.97$           

Ending Fund Balance: (4,229,703.17)$      (4,367,743.49)$      (4,513,271.17)$      (4,583,575.49)$      (4,706,202.31)$      (4,779,206.54)$      (4,965,696.07)$      (5,020,020.46)$      (5,127,117.01)$      (5,261,860.16)$      

Minimum BalanceSpecial Funding Considerations:Funding Balance at Start of Study:

Select Current Funding Contribution:
Funding Contribution Amount:
Funding Contribution Amount Increase Per Year:

Special Contributions:

Capital Expenditures:

Capital Expenditures:

(5,261,860.16)$                                        
Maximum Balance

193,490.82$                                            

 $(6,000,000.00)

 $(5,000,000.00)

 $(4,000,000.00)

 $(3,000,000.00)

 $(2,000,000.00)

 $(1,000,000.00)

 $-

Funding Balance - Year End
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APPENDIX A

FUNDING OPTION #1

Funding Balance at Start of Study: 193,490.82$           Date
Year Change Unit / Month Year Amount 2026

Select Current Funding Contribution: Unit / Month 2022 Funding Reset 60.00$                    None Date
Funding Contribution Amount: -$                       2041
Funding Contribution Amount Increase Per Year: 0.0%

Year: 8/1/2021 8/1/2022 8/1/2023 8/1/2024 8/1/2025 8/1/2026 8/1/2027 8/1/2028 8/1/2029 8/1/2030

Beginning Fund Balance: 193,490.82$           197,407.71$           144,629.01$           253,273.83$           147,178.67$           83,263.17$             116,326.43$           619,576.15$           1,065,752.23$        967,717.20$           

Revenue: 306,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           

Special Assessments: -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

Investment Earnings: (35.61)$                  (481.14)$                60.62$                    (468.42)$                (787.14)$                (622.27)$                1,887.18$               4,112.03$               3,623.18$               6,123.49$               
302,647.50$           577,897.56$           417,015.80$           631,226.73$           588,728.36$           491,914.46$           24,237.46$             83,535.95$             627,258.21$           30,305.17$             

Ending Fund Balance: 197,407.71$           144,629.01$           253,273.83$           147,178.67$           83,263.17$             116,326.43$           619,576.15$           1,065,752.23$        967,717.20$           1,469,135.52$        

Year: 8/1/2031 8/1/2032 8/1/2033 8/1/2034 8/1/2035 8/1/2036 8/1/2037 8/1/2038 8/1/2039 8/1/2040

Beginning Fund Balance: 1,469,135.52$        1,483,862.86$        1,901,481.61$        2,314,397.67$        2,805,335.71$        3,246,763.91$        3,740,641.44$        4,123,874.58$        4,642,128.02$        5,110,478.76$        

Revenue: 525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           525,600.00$           

Special Assessments: -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

Investment Earnings: 6,196.93$               8,279.38$               10,338.38$             12,786.44$             14,987.61$             17,450.32$             19,361.31$             21,945.57$             24,281.00$             26,492.94$             
517,069.59$           116,260.64$           123,022.32$           47,448.39$             99,159.41$             49,172.80$             161,728.16$           29,292.14$             81,530.25$             108,504.97$           

Ending Fund Balance: 1,483,862.86$        1,901,481.61$        2,314,397.67$        2,805,335.71$        3,246,763.91$        3,740,641.44$        4,123,874.58$        4,642,128.02$        5,110,478.76$        5,554,066.73$        

Minimum Balance

Maximum Balance
5,554,066.73$                                         

83,263.17$                                              

Capital Expenditures:

Step Funding: Special Contributions:

Capital Expenditures:

 $-

 $1,000,000.00

 $2,000,000.00

 $3,000,000.00

 $4,000,000.00

 $5,000,000.00

 $6,000,000.00

Funding Balance - Year End
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APPENDIX A

FUNDING OPTION #2

Funding Balance at Start of Study : 193,490.82$           Date
Year Change Unit / Month Year Amount Current

Select Current Funding Contribution: Unit / Month 2022 Funding Reset 35.00$                    01/01/2022 1,800.00$               Date
Funding Contribution Amount: -$                       2041
Funding Contribution Amount Increase Per Year: 0.0%

Year: 8/1/2021 8/1/2022 8/1/2023 8/1/2024 8/1/2025 8/1/2026 8/1/2027 8/1/2028 8/1/2029 8/1/2030

Beginning Fund Balance: 193,490.82$           1,387,281.91$        1,120,872.20$        1,014,815.40$        692,942.66$           412,168.21$           227,285.74$           511,497.50$           737,537.91$           418,264.01$           

Revenue: 178,850.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           

Special Assessments: 1,314,000.00$        -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

Investment Earnings: 3,588.59$               4,887.85$               4,359.00$               2,753.99$               1,353.91$               432.00$                  1,849.22$               2,976.36$               1,384.31$               2,775.89$               
302,647.50$           577,897.56$           417,015.80$           631,226.73$           588,728.36$           491,914.46$           24,237.46$             83,535.95$             627,258.21$           30,305.17$             

Ending Fund Balance: 1,387,281.91$        1,120,872.20$        1,014,815.40$        692,942.66$           412,168.21$           227,285.74$           511,497.50$           737,537.91$           418,264.01$           697,334.73$           

Year: 8/1/2031 8/1/2032 8/1/2033 8/1/2034 8/1/2035 8/1/2036 8/1/2037 8/1/2038 8/1/2039 8/1/2040

Beginning Fund Balance: 697,334.73$           488,600.18$           681,637.16$           868,845.97$           1,132,945.63$        1,346,398.66$        1,611,158.52$        1,764,125.79$        2,050,959.37$        2,286,730.51$        

Revenue: 306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           306,600.00$           

Special Assessments: -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       -$                       

Investment Earnings: 1,735.04$               2,697.61$               3,631.13$               4,948.06$               6,012.44$               7,332.66$               8,095.43$               9,525.72$               10,701.39$             11,747.77$             
517,069.59$           116,260.64$           123,022.32$           47,448.39$             99,159.41$             49,172.80$             161,728.16$           29,292.14$             81,530.25$             108,504.97$           

Ending Fund Balance: 488,600.18$           681,637.16$           868,845.97$           1,132,945.63$        1,346,398.66$        1,611,158.52$        1,764,125.79$        2,050,959.37$        2,286,730.51$        2,496,573.30$        

Step Funding: Special Contributions: Minimum Balance

Capital Expenditures:

Capital Expenditures:

193,490.82$                                            
Maximum Balance

2,496,573.30$                                         

 $-

 $500,000.00

 $1,000,000.00

 $1,500,000.00

 $2,000,000.00

 $2,500,000.00

 $3,000,000.00

Funding Balance - Year End
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APPENDIX A

For: PENN FOREST STREAMS OWNERS ASSOCIATION

Fiscal Year End Year Current Option 1 Option 2
7/31/2022 1 (109,703.72)$                     197,407.71$                       1,387,281.91$                    
7/31/2023 2 (691,047.17)$                     144,629.01$                       1,120,872.20$                    
7/31/2024 3 (1,113,616.00)$                  253,273.83$                       1,014,815.40$                    
7/31/2025 4 (1,753,586.97)$                  147,178.67$                       692,942.66$                       
7/31/2026 5 (2,354,053.79)$                  83,263.17$                         412,168.21$                       
7/31/2027 6 (2,860,230.75)$                  116,326.43$                       227,285.74$                       
7/31/2028 7 (2,898,923.65)$                  619,576.15$                       511,497.50$                       
7/31/2029 8 (2,997,406.12)$                  1,065,752.23$                    737,537.91$                       
7/31/2030 9 (3,642,829.24)$                  967,717.20$                       418,264.01$                       
7/31/2031 10 (3,691,542.23)$                  1,469,135.52$                    697,334.73$                       
7/31/2032 11 (4,229,703.17)$                  1,483,862.86$                    488,600.18$                       
7/31/2033 12 (4,367,743.49)$                  1,901,481.61$                    681,637.16$                       
7/31/2034 13 (4,513,271.17)$                  2,314,397.67$                    868,845.97$                       
7/31/2035 14 (4,583,575.49)$                  2,805,335.71$                    1,132,945.63$                    
7/31/2036 15 (4,706,202.31)$                  3,246,763.91$                    1,346,398.66$                    
7/31/2037 16 (4,779,206.54)$                  3,740,641.44$                    1,611,158.52$                    
7/31/2038 17 (4,965,696.07)$                  4,123,874.58$                    1,764,125.79$                    
7/31/2039 18 (5,020,020.46)$                  4,642,128.02$                    2,050,959.37$                    
7/31/2040 19 (5,127,117.01)$                  5,110,478.76$                    2,286,730.51$                    
7/31/2041 20 (5,261,860.16)$                  5,554,066.73$                    2,496,573.30$                    
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ROADWAY NAME LENGTH (LF)
LENGTH 
(MILES) AREA (SY)* PLAN

REPLACEMENT 
YEAR

1. Cold Springs Drive 9,360 1.77 18,720 1
2. Panther Run Road 5,997 1.14 11,994 2
3. Wild Creek Drive 9,186 1.74 18,372 3
4. Drakes Drive 3,885 0.74 7,770 8
5. Pin Oak Drive 3,833 0.73 7,666 3
6. Fawn Road 3,736 0.71 7,472 10
7. Robertson Road 3,623 0.69 7,246 Crackfill in the short-term 5
8. Dilldown Drive 1,730 0.33 3,460 Crackfill in the short-term 5
9. Wolf Drive 2,063 0.39 4,126 Crackfill in the short-term 5

10. Acorn Lane 383 0.07 766 5
11. Hawk Lane 345 0.07 690 4
12. Snowy Ridge 341 0.06 682 4
13. Cross Run Road 787 0.15 1,574 10
14. Engler Lane 1,459 0.28 2,918 4
15. Clubhouse Road 365 0.07 730 10
16. Saw Mill Lane 982 0.19 1,964 Fill holes in the short term 8
17. Yellow Run Road 4,625 0.88 9,250 1
18. Leslie Lane 2,390 0.45 4,780 10
19. Autumn Lane 3,775 0.71 7,550 2
20. Cobble Hill 694 0.13 1,388 2
21. Penn Spring Drive 3,107 0.59 6,214 4
22. Fox Lane 1,893 0.36 3,786 Fill holes in the short term 5
23. Jeans Drive 1,210 0.23 2,420 10
24. Wetzel Road 795 0.15 1,590 4
25. Porter Drive 3,146 0.60 6,292 Fill holes in the short term 8
26. Cardinal Lane 2,614 0.50 5,228 Fill holes in the short term 8
27. Berry Lane 1,492 0.28 2,984 Fill holes in the short term 8

TOTAL 73,816 13.98 147,632

PENN FOREST STREAMS PAVEMENT EVALUATION

ROADWAY INVENTORY

*An average width of 18' was used to calculate the roadway area.  The width of the roadways varied greatly but based on 
measurements in the field, 18' was close to the average width.
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GENERAL COMMENTS

*

*

ROADWAYS 
1 Cold Springs Drive

2 Panther Run Road

PENN FOREST STREAMS PAVEMENT EVALUATION

ROADWAY CONDITION

Pervasive throughout the community are settlement holes in the roadway that reportedly are caused by decaying trees, which were paved 
over during construction.  These settlement issues will continue to occur as more of the organic matter breaks down, leaving the asphalt 
unsupported.

On many of the roadways edges the asphalt is sloughing or breaking up.  This may be due to the top course being unsupported.  

Significant alligator cracking throughout, but specifically on the cul-de-sac near 
Drakes Drive, between 26 - 32, at 40, around 43, down the center at 96, at 263 
to 273, near 335.  There are also areas where the top course is beginning to 
flake up.  The area under the utility lines has multiple longitudinal cracks and 
the start of alligator cracking.  There are areas of rutting near the edges and 
sloughing of the asphalt.  Around the intersection with Wolf, the pavement 
appears newer.  Multiple settlement areas.

Start of spider cracking near Wolf Drive and alligator cracking at the 
intersection with Fawn and at the driveway to 138.  There are multiple 
longitudinal cracks, sloughing on the edges and wearing course flaking up near 
Pin Oak.  Many settlement holes, especially between 127 - 148
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3 Wild Creek Drive

4 Drakes Drive

5 Pin Oak Drive

6 Fawn Road

7 Robertson Road

8 Dilldown Drive

Many longitudinal cracks noted in the asphalt, some with vegetation sprouting 
from the center of the crack.  Alligator cracking was noted at the intersection 
with Fawn Road.  Multiple areas of settlement.

Longitudinal cracking is consistent throughout the roadway with wide style 
cracks near 49, 50 (at lot for sale) and 63.  There is alligator cracking and 
sloughing on the edges at both intersections.  There is a large patch and crack 
at 39.  Wearing course is starting to flake up at 15. Minimal settlement areas 
noted.

Roadway appears to be in fair condition and appears newer.  Minimal issues 
noted.

Alligator cracking is present near 301 to 346 and the asphalt has pushe dup 
near 348.  Many longitudinal cracks in the ashpalt.  Multiple settled areas near 
the cul-de-sac and homes 146, 320, 330, & 338.  Between Panther and Fawn 
the roadway is in fair condition.  At the intersection with Panther Run there is 
alligator cracking.

Overall the roadway is in fair condition with few longitudinal cracks noted and 
very few settlement areas noted.

Many longitudinal cracks noted in the asphalt and many areas of settlement.  
Some very severe in one area appears entire roadway has settled.
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9 Wolf Drive

10 Acorn Lane

11 Hawk Lane

We noted sloughing of the edges near the intersection with Panther Run, along 
with alligator cracking along the edges at many other locations.  Alligator 
cracking was also present at the driveway to 59, at the intersection with Cold 
Springs and across from 9. The asphalt has multiple longitudinal cracks of 
varying width throughout.  Asphalt looks like it was "dry" when it was laid on the 
roadway.  Few settlement areas near 59.   

Sloughing of the edges present at the intersection with Panther Run Road.  
Multiple longitudinal cracks and the start of spider cracking in the center. About 
a dozen settlement areas.

Start of small patches of alligator cracking near the middle, with more severe 
alligator cracking further down the roadway.  Some minor rutting and multiple 
areas where it appears roots are pushing up the pavement. Some longitudinal 
cracks, at least one is wide enough to have vegetation growing through.  Many 
area of settlement.
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12 Snowy Ridge

13 Cross Run Road

14 Engler Lane

15 Clubhouse Road

16 Saw Mill Lane

17 Yellow Run Road

18 Leslie Lane

19 Autumn Lane

20 Cobble Hill

21 Penn Spring Drive

22 Fox Lane

Alligator cracking at the cul-de-sac and at 34.  Rutting across the roadway near 
119.  Multiple longitudinal cracks and many areas of settlement holes.

Multiple locations of alligator cracking throughout roadway.  One area of poor 
drainage as water was ponding.  Multiple longitudinal cracks.

Many longitudinal cracks noted, start of spider cracking near 82 and areas 
where surface course is flaking up.  Cul-de-sac asphalt is rough and breaking 
up on both ends.  Many settlement areas noted.

Few longitudinal cracks present and many areas of settlement

Some alligator cracking at the intersection.  Overall condition is fair.

Patches of alligator cracking on southern side of roadway and near intersection 
with Wild Creek.  Few longitudinal cracks along asphalt.  Some patches and 
many areas of settlement. 

Few (about 4) areas of settlement.  Overall roadway is in fair condition.

Pavement in cul-de-sac is rough and the asphalt is breaking up.  Multiple 
longitudinal cracks in asphalt surface.  Roadway has a significant drop-off.  
Many settlement areas present.

Overall road is in fair condition.

Roadway is in fair condition. Minimal cracks and noted.  Little to no alligator 
cracking and few settlement holes.

Beginning of roadway, near route 903, appears newer.  Unevenness and rutting 
near 133, along with alligator cracking on the backside.  Locatios where surface 
course is flaking up .  Many settlement holes.
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23 Jeans Drive

24 Wetzel Road

25 Porter Drive

26 Cardinal Lane

27 Berry Lane

Few longitudinal cracks present and some areas of sloughing noted.  Many 
areas of settlement.

Alligator cracking near intersection with Porter, plus the start of spider cracking 
in the middle.  Few longitudinal cracks and few settlement areas.  *NOTE 
couldn't access the entire roadway as workers had the road blocked to cut 
trees.

Minimal cracking noted but many settlement areas.  Settlement at 18 is very 
deep.

Overall the roadway is in fair condition with an area of wearing course flaking 
up and the seam starting to open up. Minimal areas of settlement.

The northern portion is in worse condition than the southern portion.  Asphalt is 
rough at the circle, there is alligator cracking present and areas of asphalt 
washed away.  Multiple settled areas.
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APPENDIX C:  WORK SHEET DEFINITIONS   
 

 
A:  Capital Item to be Replaced 
 

Definition:  Common components to be included in the reserve study that are categories based 
on location.   

 
B:  Quantity & Units 
 

Definition:  Quantity refers to the number of units included.   
 

C:  Unit Cost 
 

Definition:  Unit cost is the cost based on current dollars for the calculated unit of measure. 
 

D:  Current Cost  
 

Definition:  Reserve requirement is the amount of money, in present dollars, for the 
replacement item. 

 
E:  Frequency 
 

Definition:  The Frequency the capital item is to be repaired or replaced. 
 

F:  Remaining Life  
 

Definition:  The number of years before an item must be repaired or replaced the first time.   
 

G:  Entire Study Cost  
 

Definition:  The amount of money that must be set aside each year in order to ensure that the 
total amount is available for that item at the first instance of its repair/replacement. 

 
I:  Reserve Funding Required – Yearly/Monthly  
 

Definition:  The amount of money that must be set aside each year in order to ensure that the 
total amount is available for that item at the first instance of its repair/replacement. 
  

J: Return on Investments and Inflation Rate 
 

Definition:  The amounts or costs shown are “rate of inflation” is based on compounding 
yearly. The rate of return on investments is for end of year balance multiplied by that giving 
rate.  



    
 

APPENDIX D:  LIMITATIONS  
 

The observations as described in this report are strictly limited to the date of the investigation. No 
available construction drawings were provided and the conditions noted here are based on a visual 
inspection only.  It was not within the scope of services nor was it implied that the reserve fund study 
would include removing surface materials, perform destructive or invasive testing, moving furniture or 
equipment, personal belongings or perform excavation or probing of soils. Bustamante Engineers, Inc. 
shall not be held accountable or responsible for items that could not be seen or are outside the scope of 
our services. 
 
It is beyond the scope of services for Bustamante Engineers, Inc. to provide building code investigations 
nor is it our responsibility to perform design of items to be cured or requiring replacement.  
 
This study shall not be considered a warranty of condition and no warranty is applied. 
 
Furthermore, the study shall not be considered an exhaustive inspection or evaluation, or to be utilized 
as condition summary of future expectations of building or site components. 
 
To formulate this report, Bustamante Engineers, Inc. relied on historical data from the Association. We 
are not responsible for it’s validly or accuracy.  
 
This study is strictly for the use of the Association and should not be shared with other individuals 
without express written consent from Bustamante Engineers, Inc. We cannot be held responsible for 
other individual parties who rely on the study and the individual parties shall indemnify and hold 
Bustamante Engineers, Inc. harmless for any damages, losses or expenses that might occur. 
 
The financial information such as reserve balances and contributions are strictly from resources 
submitted to our company and we shall not be held responsible of its validation. The Association and 
their agents should always confirm the financial information in the reserve fund analysis.  
 
As for the reserve fund components that are depicted in this study, these components are the result of 
information submitted to us from the Association or its agents and we assume no validation, and cannot 
be responsible for items that might be omitted.  
 
Estimates – Cost estimates are provided and assumed that all work for the given component will be 
completed as a single project. If projects are done in stages or not inclusive of the total quantity shown 
in the reserve fund analysis, the Association should expect higher costs.  
 
The cost estimates noted here are based on nationally recognized construction cost indexes, such as R.S. 
Means Construction Cost Guide. At times, we will rely on historical costs obtained from the Association 
or costs gathered by Bustamante Engineers Inc. from construction projects. At times, there is no 
standard guide or estimate for items that need repair and therefore so developed costs are estimated 
based on general knowledge of construction. 
 
We did not attempt nor was it in the scope of work to obtain competitive quotations or estimates from 
contractors. 
 
 
Safety Issues-if this report cites safety issues, they should be given the highest priority. The Association 
must recognize from a liability standpoint, they have been made aware of the existence of the unsafe 
conditions and those conditions should immediately be addressed. 



    
 
 

GREGORY S. BUSTAMANTE, P.E., B.I.E., R.S. 
 

SUMMARY:  
 
A registered Professional Engineer with 34 years of experience in civil and 
structural engineering in the Commonwealth of Pennsylvania, and the states of 
Delaware and New Jersey. This experience includes evaluating the structural 
integrity of residential and commercial buildings in the real estate, insurance and 
community association sectors. Design of repair and capital improvement projects 
utilizing civil & structural engineering skills. Earlier in his career experience 
included municipal engineering, full-scale land development & subdivision 
projects, state department of transportation roads & bridges, and project planning 
and implementation. 
 
PROFESSIONAL EXPERIENCE: 
 
1993-Present   President, Bustamante Engineers Inc., Doylestown, PA 

• Evaluate residential & commercial properties; home inspections, 
structural evaluations, Property Condition Assessments (PCA), forensics 
and litigation support.  

• Provide consulting engineering services to community associations, 
including reserve fund analysis, transition studies, design of capital 
construction projects, specifications and bid procurement services & 
construction monitoring services.  

• General consulting for community associations, review of HOA and 
condominium documents, plan reviews and investigations. 

• Presentations for the Real Estate and Community Association sectors on 
various building related topics.  

• Preparation of site development and subdivision plans including storm 
water management design. 

• Senior engineer and management for residential/commercial 
inspections/investigations, litigation support, and structural/civil 
engineering projects. 

 
1988-1993 Municipal Engineer, Carroll Engineering, Warrington, PA  

• Review and design of subdivision & land development projects. 

• Participated in public meetings, as subject expert. 

• Assessed capital improvement project compliance with building codes and 
ordinances. 

• Evaluated structural, utility, and storm water “Best Management 
Practices” design. 
 

1983- 1988   Engineer in Training, Greenman-Pedersen, Inc., Babylon, NY  

• Project design for highways, roads and bridges. 

• Computer modeling. 

• Devised site grading and storm water management plans. 

• Assisted in traffic feasibility studies. 

• Bridge ratings, inspection and evaluation. 
 

875 N. Easton Road #3B, Doylestown, PA 18902   (215)-340-6990 
Info@BustamanteEng.com 

 
 

 
 
 

EDUCATION: 
 
Fairleigh-Dickinson University - 1983 
Bachelor of Science/Civil Engineering 
Technology 
 
LICENSED ENGINEER:  
 

• Pennsylvania PE#039772E  

• New Jersey PE#37317  

• Delaware PE#16258 
 
PROFESSIONAL CERTIFICATIONS: 
 

• Building Inspection Engineer (BIE) 

• CAI – Reserve Specialist Designation 
#268 

• Certified Safety Assessor – Emergency 
Service - Recovery Team of Natural 
Disasters – from the State of Calif. Safety 
Assessment Program  

 
PROFESSIONAL SOCIETIES: 
 

• National Society of Professional 
Engineers & Pennsylvania Society of 
Professional Engineers – VP Bucks 
Cty. Chapter 

• National Academy of Building 
Inspection Engineers  

• Community Association Institute 
Member and Committee Member 

• Greater Philadelphia Condominium 
Management Association 

 
COMMUNITY SERVICE 
 

• Chalfont Borough P/C & Civil Service 
for Police Force  

• Member: James A. Michener Museum 
& Heritage Conservancy  

• Emergency Service - Recovery Team 
of Natural Disaster 

 
CLIENTS: 
 

• Community Associations 

• Home/Building Owners and Sellers 

• Insurance & Warranty Companies 
 
CORE COMPETENCY: 
 
Engineering - Design, Evaluation, Problem 
Solving of Residential, Multi-family & 
Commercial Structures and Properties, plus 
Litigation Support. 

 

 


