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Introduction 
 
The Owners, Strata Plan NW 1511, retained WSP Canada Inc. (WSP) to prepare a Depreciation Report (DRP) 
for Spinnaker II, located at 1740 Southmere Crescent, Surrey, BC. 
 
This study is presented in a manner to address the requirements of the DRP as indentified by Section 6.2 of 
the Strata Property Regulation - as amended by the Province of BC, Order of the Lieutenant Governor in 
Council, Order in Council No. 623. 
 
Depreciation reports examine the common component assets of properties and measure estimates of their 
remaining service life and replacement costs. The DRP will establish an estimate of the annual contributions 
necessary to maintain the common components of the building in good condition over its expected service life. 
The Strata should take note that estimates of the annual contribution are intended for the Contingency Reserve 
Fund (CRF) only and do not include contributions towards the Operating Fund (OPF). The estimates of the 
annual contribution should be considered to be over and above the regular contribution to the OPF. 
 
The DRP is a tool that needs to be regularly updated. The frequency of the renewal and maintenance of the 
building components is based on the results of WSP’s review and WSP’s knowledge of the components. In this 
study, maintenance refers to anticipated maintenance costs for common expenses that usually occur less often 
than once a year or that do not usually occur. It does not include for annual maintenance costs for common 
expenses that are normally accounted for in a separate OPF. 
 
Review Process 
 
WSP’s review for the DRP is limited to a visual review of a sampling of the components noted in this report. A 
detailed code review, analysis, design calculations or testing, including but not limited to fire, access 
conformance, hazardous material assessment, structural analysis, building envelope condition assessment, are 
excluded from the scope of the DRP. 
 
Detailed discussions and analysis of deficiencies are beyond the scope of this assessment. However where 
observed and deemed prudent to pursue further analysis, WSP has suggested to the Strata to commission 
professionals for further review. 
 
WSP recommends that the condition of the building elements and the financial status of the DRP, be reviewed 
on a periodic basis as maintenance, renewal and repairs are performed to the building envelope. The Strata 
Act recommends updating the DRP every three years. 
 
The estimated service life of each component is based on their median service life expectancy and it is 
assumed that regular maintenance is conducted throughout the service life of the component. It is also 
assumed that each component will perform as intended. This means that the estimate does not account for 
design or construction deficiencies that may influence the estimated service life. The estimates are adjusted 
based on WSP’s observations during the site review and professional judgment. Where estimated service life is 
lower or higher than typical median service life expectancy, it reflects the influence of various factors such as 
exposure to weather elements, use, and so on. 
 
WSP can provide services to update this document every three (3) years.  There will be considerable reliance 
on the Strata to keep track of all maintenance, repairs, and renewals that have been completed since the 
original DRP was prepared.  Adjustments will be made to the financial and condition portions of the document 
to reflect the work completed. A document to help track the work completed has been included with this report. 
 
WSP has prepared this report solely for the use of the Client. WSP accepts no responsibility for damages 
suffered by third parties as a result of decisions or actions based on this report.  WSP does not claim to have 
uncovered all deficiencies at Spinnaker II during the course of this review that may affect the conclusions of this 
study. In the event that there are deficiencies that the Strata is aware of, the Strata is encouraged to advise 
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WSP so that modifications to the report can be made. WSP is committed to care and competence in gathering 
and analyzing the information obtained in reaching the conclusions provided in this study. As professionals 
rendering professional opinions, WSP does not act as insurers of the conclusions that we reach. No warranties, 
either expressed or implied are made. 
 
Financial Forecasting 
 
The financial section of the DRP is presented in tabular and graphical forms. A graph representing the costs of 
renewal and maintenance of each of the building components is included in the component summary page. 
The graph at the end of each section shows the estimated costs related to the components in 2017 dollars. A 
summary in tabular and graphical form is included in Section 8. The table shows the estimated costs in 2017 
dollars and shows all of the added costs at the bottom of the table. The last row in the table accounts for 
inflation. 
 
The cost estimates provided in the DRP are based on our research and/or our construction knowledge and 
experience. The costs do not include engineering fees and/or project management fees. The costs also do not 
include for hidden conditions such as the discovery of decay or water related damage, that can only be 
confirmed during construction and assume that regular maintenance and repairs will be performed to all 
elements of the facility. Costs may vary over time as labour and material costs can fluctuate. WSP has 
assumed an annual inflation rate of 2% (value obtained from Statistics Canada) in its cash flow analysis. WSP 
has also assumed that the Strata funds would yield an average return of 1.2% in the cash flow analysis. 
 
The Strata’s balance sheet shows that $70,690 of the Strata Fees (including interest income) is earmarked for 
contribution to the CRF for the most recent fiscal year CRF balance sheet provided by the Client. Likewise the 
OPF balance sheet shows that $224,499 of the Strata Fees is budgeted for operating expenses. The Strata Act 
includes triggers for minimum mandatory contribution when the CRF is less than 25% of the OPF annual 
contribution. In this study, the funding models will be adjusted to ensure that the CRF is a minimal 25% of the 
OPF annual contribution or approximately $56,125 minimum so as to avoid triggering the minimum mandatory 
contribution clause. 
 
The three Funding Models and the Cash Flow Analysis tables represent the objective of the study. The CRF 
opening balance was provided by the Strata Council. The expenses are the total amounts for the maintenance 
(items that usually occur less often than once a year or that do not usually occur) and renewals with inflation 
included. The Annual Contributions vary depending on the funding model. It is assumed that the Strata Council 
does not need to supplement contributions and/or special levies with borrowings to meet contingency expenses 
and therefore annual contributions do not account for borrowing costs. 
 
The Strata should review replacement costs of each component in relation to other integral components. For 
example, it makes sense to consider window flashing replacements concurrently with window replacement as 
the two components are integral to the overall window assembly. 
 
Project Team 
 
This report and associated field reviews were performed by WSP staff. The following staff (including a brief 
description of their qualifications) were involved in the preparation of this report: 
 
Guillaume Vadeboncoeur, P.Eng., LEED AP: 
 
Mr. Vadeboncoeur is a professional engineer with over 12 years of experience in building science. Mr. 
Vadeboncoeur specializes in the field of Building Science, specifically the investigation and remediation of 
building envelopes; and the design of building envelopes for new construction projects. Experience includes 
design, project management, contract administration and field review.  
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Jeff Vermette, A.ScT, RRO: 
 
Mr. Vermette has provided consulting services for a multitude of building envelope problems throughout British 
Columbia.  Over the last 17 years, he has acquired knowledge in the performance of a variety of exterior wall 
claddings, waterproofing/roofing membranes and other building components.  Mr. Vermette also has 
experience in design, project management, contract administration and field review.  Mr. Vermette is also an 
approved RCABC roof inspector. 
 
Sean Horning: 
 
Mr. Horning is a building technologist with over three years of experience in the building science field. Mr. 
Horning has experience in writing depreciation reports, assisting in investigations and remediation of building 
envelopes; and design of building envelopes for remediation. 
 
Company Profile 
 
As a Canadian multinational, WSP is one of the world’s leading engineering consulting firms. A leader in 
transforming the built environment and restoring the natural environment, our expertise ranges from 
engineering iconic buildings to designing sustainable transport networks, to environmental remediation and 
urban planning, to developing tomorrow’s energy sources and finding innovative ways to extract essential 
resources. Working with governments, businesses, architects and planners, we provide integrated solutions for 
all of the markets in which we operate. With 8,700 dedicated professionals in Canada, supported by a 
worldwide network spanning 40 countries, our teams are committed to helping our clients succeed no matter 
how they grow, what they choose to do, or where they move. 
 
With extensive experience in new construction design, structural condition assessment, investigation, and 
remedial repairs, our structural team's resume includes a wide range of projects from small wood-framed 
residential housing to a multi-storey high-rise concrete building; from a 10-year-old railing system to an airplane 
hangar more than 88 years old. WSP's Structural Engineers provide cost-effective solutions regardless of the 
magnitude of projects. Working within multiple industry sectors (residential, commercial, institutional, health 
care, financial, governmental, and industrial buildings), our clients have engaged the Structural Team in 
structural condition assessment, investigation, remediation, conceptual design, production of construction 
drawings, field reviews, construction management, and completion of letters of assurance. Our Engineers are 
trained to work with reinforced concrete, structural steel, masonry, and wood-framed structures, as well as with 
shoring design, underpinning, and micro-piling. 
 
We invite you to visit our web site at WSP www.wsp-pb.com to receive a comprehensive introduction to the 
services that we provide. 

We advise that WSP (including the staff associated with this report) does not have any relationship with Strata 
Plan NW 1511. 

WSP carries Professional Liability Insurance in the amount of $2 million.  
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Building Description and History

1980

A combination of wood, stucco, cedar shingle and exposed 

concrete walls.

Double-glazed non-thermally broken aluminum doors and windows.

SBS membrane

Maintenance and Remediation History:

   -  Refer to the original Depreciation Report for previous maintenance/repair history.

   -  The elevator system was modernized in 2015.

   -  The hallway and lobby walls and ceilings were repainted in the past three years.

   -  A new hot water storage tank was installed in 2017.

   -  The interior lighting on the 1st floor was upgraded to LED fixtures.

   -  The Allan block retaining wall was installed in the past three years.

   -  The interior hallway light fixtures were replaced.

   - In addition to improvements or repairs listed above, the Strata has maintenance contracts with the 

     following firms:

      • Honeywell Building Solutions (Mechanical Equipment)

      • Elite Fire Protection (Fire Safety Equipment)

      • City Elevator (Elevator)

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

Item Description

Construction:

Date of Construction:

Exterior Wall Cladding:

Glazing:

Roof:

The strata property consists of a 3-storey, wood-framed building on 

top of a reinforced concrete parking garage.  Tenant parking is 

provided within the building footprint in a secured parking garage.  

The visitor parking spaces are located outside at the south side of 

the building.



Building Envelope Components
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The following is a list of building envelope components:

Exterior Painting

Metal-Clad Doors

Stucco (Face Seal)

Sealants

Exposed Concrete Walls

Cedar Shingles

Skylights

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

Wood Cladding

2-Ply SBS Membrane

Storefront Entry

Each page will list the condition of the component, the typical service life, the remaining expected life, the 
annual maintenance cost and the renewal cost. The maintenance and renewal costs will also be 
presented graphically at the bottom of each page.

Vinyl Membrane

Aluminum Windows and Sliding Doors

Dryer Vents

Wood Trims and Finishes



Exposed Concrete Walls
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 75 yrs

Estimated Remaining Service Life 38 yrs

7 yrs oper. bud.

Estimated Replacement Cost

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

Maintenance Cost $2,000

N/A

Maintenance and replacement costs are approximate.

DESCRIPTION:

These areas are typically vertical surfaces and require sealers or paint coatings. These coatings prevent water from 

being absorbed by the concrete. The coatings can also prevent water ingress through fine cracks and associated 

efflorescence.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

When reviewing the state of the concrete, items to look for include: staining, efflorescence, spalled units, 

deteriorating sealants, and cracking. The concrete is subject to climatic conditions such as freeze/thaw cycles and 

exposure to the elements such as wind, sun and rain. Any observed cracking should be corrected.  Regular cleaning 

of the brick veneer surface is recommended to minimize staining and algae growth. The service life of concrete can 

reach 60 years plus.

CURRENT CONDITION OF COMPONENT:

The exposed concrete walls are currently in good condition. The maintenance cost shown is for the painting/sealing 

of the exposed concrete surfaces. The maintenance will be completed out of the Operating Budget.

1740 Southmere Crescent, Surrey, BC
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Stucco (Face Seal)

COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 50 yrs

Estimated Remaining Service Life 13 yrs

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance and replacement costs are approximate.

DESCRIPTION:

Stucco is a cementitious material that can be trowelled on. The application of the stucco is done in 3 coats; scratch 

coat, brown coat, and the finish coat. The minimum thickness required by BC Building Code for the three coats is 

7/8”. Modern finish coats are typically acrylic-based, older finish coats can be cement-based. Face-seal stucco 

cladding relies on the elimination of the holes through the cladding to limit water ingress. This system can not easily 

accommodate water that penetrates past the exterior face.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

When reviewing the stucco cladding, items to look for include: staining, efflorescence, bulging, and cracking. Special 

attention should be taken at locations where the stucco cladding has been penetrated (e.g. Windows and doors, 

balcony decks, saddle details). The stucco cladding is subject to climatic conditions such as freeze/thaw cycles and 

exposure to the elements. Significant shrinkage cracking should be corrected to prevent water ingress past the 

cladding surface. Regular cleaning of the stucco surface is recommended to minimize staining and vegetation 

growth. The service life expectancy of stucco varies depending on numerous factors and can reach 50 years plus. 

The maintenance will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The stucco appears to be generally in good condition. The Strata may want to conduct a building envelope 

assessment to see if the stucco walls are performing as intended and to determine if any moisture is trapped within 

the wall assembly.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Maintenance Cost $3,000

$432,000
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Wood Cladding
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 45 yrs

Estimated Remaining Service Life 8 yrs

3 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $2,500

$150,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

The walls clad in wood siding were designed and constructed using a concealed barrier approach to guard against 

the elements. The cedar siding was installed directly against the building paper. In this approach it is assumed that 

very little moisture will penetrate behind the cladding, and moisture that does enter will be able to dry out before it 

can cause damage to the wood components of the wall.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Regular painting of the cedar siding is recommended to minimize deterioration and to maximize its service life. The 

service life expectancy of wood siding varies depending on numerous factors and can reach 40+ years. The painting 

of the exterior walls will be further discussed in the painting tab. Other maintenance with regards to wood siding 

includes the replacement of the localized areas of deteriorated siding with new pieces. This should be completed on 

an as-required basis. A number of options exist for replacement which include new wood siding, vinyl siding or fibre-

cement siding. The maintenance will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The cedar boards are installed in a horizontal pattern. The wood siding has been cracked and damaged at several 

locations, particularly above the entrance to the parking garage overhead door. The siding is in need of repairs and 

replacement. The Strata has stated that they will repair the wood siding, as required, when the Complex is re-

painted.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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2-Ply SBS Membrane
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 30 yrs

Estimated Remaining Service Life 0 yrs

3 yrs oper. bud.

Estimated Replacement Cost

1740 Southmere Crescent, Surrey, BC

Maintenance Cost $1,000

$325,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

Modified Bituminous Sheet Roofing is a pre-manufactured sheet membrane consisting of multiple asphalt 

impregnated plies (usually 2) that are modified with a polymer to improve the handling and physical properties of the 

membrane. At Spinnaker II, the flat roof areas are protected by SBS membranes. Plumbing stacks, drains and other 

penetrations in the flat roof walls are typically repaired or replaced at the same time as the roof. The maintenance 

and replacement of these should be considered together with the roof related work.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Regular cleaning of the roofs and roof drains as well as a review by qualified personnel is necessary for low-sloped 

roofs. Paint and replace / repair parapet wall siding as necessary as part of roofing maintenance. The service life 

expectancy of 2-ply SBS membranes is typically 20 to 30 years. The maintenance will be completed out of the 

operating budget. Annual roof maintenance is performed by a local roofing contractor.

CURRENT CONDITION OF COMPONENT:

The roof ranges from fair to poor condition at the present. Debonding and air pockets in the membrane were noted 

at various locations. There was a fair amount of pooling and debris visible at the time of the review. As such, 

consideration should be given to sloping the roof when replacing the roof membrane. There was also a fair amount 

of granule degradation noted. A complete replacement of the roof should be anticipated in year 2.

    

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Cedar Shingles
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 35 yrs

Estimated Remaining Service Life 0 yrs

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $2,000

$140,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

The upper walls at the topmost level of the Spinnaker II consists of cedar shingles. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

The review and maintenance of the cedar shingles should be done regularly. The regular replacement of individual 

shingles should be done as required. Under normal conditions, the expected service life, including ongoing regular 

maintenance, of the shingles is approximately 20-35 years. A number of options exist for the replacement of the 

cedar shingles including new cedar or asphalt shingles.

CURRENT CONDITION OF COMPONENT:

The cedar shingles are at their end of useful service life. Discoloration of the shingles was observed throughout.  

Growth of algae was also noted. The shingles have deteriorated at multiple locations and are in need of 

replacement. A complete replacement of the cedar shingles should be anticipated in year 2.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Vinyl Membrane
COMPONENT SUMMARY SHEET

Age of Component 14 yrs

Estimated Service Life 20 yrs

Estimated Remaining Service Life 6 yrs

5 yrs oper. bud.

Estimated Replacement Cost

DESCRIPTION:

Vinyl Membrane is a commonly used waterproofing material for balconies (1-ply installation, or 2-ply over liveable 

space). It is a sheet laid fabric reinforced product adhered to the substrate with an adhesive and is heat welded at all 

seams. Typically, the membrane has an embossed pattern for skid resistance or traction.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Areas to be reviewed include, but are not limited to include: all penetrations such as around deck drains or scuppers, 

seams in membrane, guard rail connections, and along the base of the balcony doors. The membrane should be 

cleaned regularly. To ensure proper and uninhibited drainage of the balcony, deck drains and scuppers must be 

unobstructed. Storage or placement of sharp objects on the top of the membrane should be avoided but if necessary 

protective board must be provided. The service life expectancy of vinyl membrane varies and is dependent on 

numerous factors ranging from traffic situation to climatic exposure. Under normal conditions, the intended service 

life of vinyl membrane is 10 to 20 years, at which time a complete renewal of the membrane is recommended. The 

maintenance will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The balconies at ground floor consists of exposed concrete. The balconies at the remaining two floors consists of 

vinyl deck membrane. It has been reported that extensive repairs were made to the balconies prior to FCPM took 

over management of the Spinnaker II building. As part of these repairs, the vinyl membrane was also replaced. 

There was a leak noted at the two balconies at the Southeast corner. These balconies were completely replaced, 

including the framing.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Maintenance Cost $1,000

$138,000

Maintenance and replacement costs are approximate.
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Aluminum Windows & Sliding Doors
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 45 yrs

Estimated Remaining Service Life 8 yrs

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance and replacement costs are approximate.

Maintenance Cost $2,500

$229,000

DESCRIPTION:

The sliding doors and windows are aluminum-framed with double glazed sealed units. The condition of the windows 

and doors varied depending on the location in the complex and their exposure to the elements. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

When reviewing the state of the aluminum-framed windows and doors, items to look for include signs of wear of the 

frame and hardware, possible deflection or bowing of window frame or mullions, condition of hardware components 

and weather stripping. The windows and doors should be checked for condensation on glazing or between window-

panes (indicates failure of sealed unit). The window and glazed door, frames and weep holes should be cleaned 

regularly. Under normal conditions, the service life of windows and glazed doors is 25 to 40 years, at which time a 

complete and thorough review of the windows, doors and its components is recommended. The maintenance and 

cost for the replacement of failed sealed units will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The aluminum windows and sliding doors appear to be in fair to good condition; however, it is our understanding that 

window seals have been deteriorated at several units and that cost of replacement of these units is included in the 

operating budget  Four of the windows were replaced in the 3rd floor corner units. There was condensation present 

at various windows. The condition of the caulking/weather stripping at the windows should be reviewed regularly. It 

should be noted that 15 of the 57 balconies have been partially or fully enclosed with glass curtain walls; repairs or 

maintenance of these enclosures is the sole responsibility of individual owner. It is recommended that the windows 

be replaced at the same time as the siding to reduce replacement costs.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Skylights
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 40 yrs

Estimated Remaining Service Life 3 yrs

5 yrs oper. bud.

Estimated Replacement Cost oper.bud

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

Maintenance and replacement costs are approximate.

Maintenance Cost $100

$1,500

DESCRIPTION:

In a face-sealed skylight, water is controlled in the exterior face of the skylight. Water getting past the exterior 

pressure plate leaks into the glazing rabbet where it drains down the rafters and out of the skylight. Because the 

water-tightness of the skylight depends on gaskets, the seals eventually fail and leakage develops. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

When reviewing the state of the skylight, items to look for include cracked, broken or failed sealed units, the 

condition of glazing tape and sealants. Areas to be reviewed include, but are not limited to, sealed units, and 

interfaces between skylight and other assemblies. It is highly recommended that a survey is performed annually to 

identify and report problems with the skylight (such as failed sealed units, water/air leaks or other). The service life 

expectancy of the skylight varies and is dependent on numerous factors ranging from the design, quality of the 

installation and materials used, exposure and location on the building. Under normal conditions, the expected service 

life of the curtain wall system is approximately 30-40 years. The maintenance will be completed out of the Operating 

Budget.

CURRENT CONDITION OF COMPONENT:

There is only one skylight in the lobby area. The skylight appears to be in fair condition. It is recommended that the 

skylight be replaced in conjunction with the roof membrane.

1740 Southmere Crescent, Surrey, BC
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Metal-Clad Doors
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 50 yrs

Estimated Remaining Service Life 13 yrs

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance and replacement costs are approximate.

DESCRIPTION:

The hollow metal doors and frames are typically used in the fire exits and utility rooms such as mechanical or 

electrical rooms. The doors located at the exterior require more maintenance than the interior due to exposure to the 

elements.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

The service life expectancy of the metal-clad doors varies and is dependent on numerous factors ranging from 

building exposure to varying climatic conditions. Under normal conditions, the expected service life of metal doors is 

30 to 40 years. The weather stripping at the perimeter of the doors requires periodic review and maintenance. The 

maintenance will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The interior doors have been painted and appear to be functioning well. 

Maintenance Cost $1,500

$10,500

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC
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Storefront Entry
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 45 yrs

Estimated Remaining Service Life 8 yrs

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $500

$9,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

The building has storefront glazing, which is double-glazed and metal-framed, at the front entrance. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

When reviewing the state of the storefront glazing, items to look for include cracked, broken or failed sealed units, 

deficiency with the hardware, and the condition of gaskets and sealants. Under normal conditions, the expected 

service life of the system is approximately 35 - 45 years. Some components of the system require replacement 

earlier such as gaskets. The maintenance will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The storefront glazing is well protected and appeared to be in good condition with no signs of visible damages.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC
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Sealants
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life

Estimated Remaining Service Life

5 yrs

Maintenance and replacement costs are approximate.

Varies;  typically 

repl. w/ affected 

component (i.e. 

windows, roof)

Est. Replacement / 

Maintenance Cost
$25,000

DESCRIPTION:

Sealants, also called “caulking”, are used on the interior or exterior of a building to seal joints, junctures or gaps 

against uncontrolled moisture or air infiltration. Sealants seal gaps between or around dissimilar building materials 

while at the same time allowing for some movement to occur between these materials.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Deterioration of the sealants or loss of adhesion can be caused by weathering, presence of coatings or 

contaminants, inappropriate joint design and deficient application. The service life expectancy of sealant varies and is 

dependent on numerous factors ranging from joint design to exposure levels. Under normal conditions, the expected 

service life of sealant is approximately 10 years, at which time a complete removal, preparation of the joint and 

replacement program of the sealant is recommended. The maintenance will be completed out of the Operating 

Budget.

CURRENT CONDITION OF COMPONENT:

The caulking should be reviewed annually and areas repaired on an as-required basis. It is recommended that full 

replacement of the sealant be completed when the building is repainted.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC
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Dryer Vents
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life

Estimated Remaining Service Life

5 yrs oper. bud.

Building life 

span

1740 Southmere Crescent, Surrey, BC

Est. Replacement / 

Maintenance Cost
$1,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

Dryer vents are located in the exterior walls of the laundry room at Level 1. Dryer vents require cleaning on an annual 

basis to ensure that the build-up of lint is removed and the ducts are operating properly.  Failure to provide such 

maintenance increases the risk of fires.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

The dryer vents in the exterior walls can be cleaned with a combination of vacuums and compressed air lines.  The 

exterior wall vent hoods will require periodic replacement due to physical damage or aging due to degradation of the 

plastic or metal. The maintenance will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The vents appear to be in fair condition but require cleaning. Cleaning costs should be included in Operating Budget.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511
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Wood Trims and Finishes
COMPONENT SUMMARY SHEET

Age of Component 7 yrs

Estimated Service Life 25 yrs

Estimated Remaining Service Life 18 yrs

3 yrs oper. bud.

Estimated Replacement Cost

DESCRIPTION:

Since wood is a porous organic material, it absorbs and gives off moisture which causes deterioration over time if 

the wood is not properly maintained.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Painting of the wood components should be performed approximately every 5 years. The costs shown account for 

the ongoing painting and replacement of the deteriorated wood components as required. The service life expectancy 

of wood trims and columns varies depending on numerous factors and can reach 25 years or more with regular 

maintenance.

CURRENT CONDITION OF COMPONENT:

The wood trims have been painted and in good condition. Painting of the wood trims appear to have been performed 

during the overall painting of the Strata Complex.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

Maintenance Cost $5,000

N/A

Maintenance and replacement costs are approximate.
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Exterior Painting
COMPONENT SUMMARY SHEET

Age of Component 6 yrs

Estimated Service Life 10 yrs

Estimated Remaining Service Life 4 yrs

3 yrs
oper. bud.

Estimated Replacement Cost

Maintenance Cost $2,500

$110,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

Painting is probably the most common finish applied to exposed surfaces of building components. When applied 

properly, it provides a durable and aesthetically pleasing appearance. Exterior applications are common but require 

additional preparation in order to limit the possibility of introducing contaminants and or providing the proper 

environment for application of the product (i.e. temperature, ventilation, lighting). There are an abundance of 

products available and each requires specific requirements for their application and maintenance once applied.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

The review and maintenance of painted surfaces must be done on a regular basis to maintain the intended function 

and the expected service life. Exterior surfaces exposed to direct sunlight and the elements such as the south and 

east elevations are the most vulnerable to deterioration. Regular cleaning of all painted surfaces is recommended, 

especially those in shaded areas to minimize staining and vegetation growth (i.e. formation of moss or algae). Paint 

touch-up of localized areas that have been damaged will help prolong the service life until a complete and thorough 

reapplication can be done. The service life expectancy of paints varies depending on numerous factors but typically 

will last between 5-10 years, after which time a complete and thorough repainting is recommended. The 

maintenance will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

Both the interior and exterior of the building appear to be in good condition with regards to painting. The exterior of 

the building was painted in 2011. The next painting project could be pushed back if the painted components are 

replaced.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC
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Mechanical Components

●

●

●

●

●

●

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

The following is a list of mechanical components:

Domestic Water System

Heating and Domestic Hot Water System

Drainage Systems

Fire Suppression System

Make-Up Air Systems

Each page will list the condition of the component, the typical service life, the remaining expected life, the 
annual maintenance cost and the renewal cost. The maintenance and renewal costs will also be 
presented graphically at the bottom of each page.

Exhaust and Ventilation System



Domestic Water Systems
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 45 yrs

Estimated Remaining Service Life 8 yrs

10 yrs

Estimated Replacement Cost

Maintenance Cost $2,000

$0

Maintenance and replacement costs are approximate.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

DESCRIPTION:

There is a 2-inch water supply for the domestic water systems into a basement level mechanical room. The fire 

suppression system has separate water supply. The piping appears to be ductile iron and copper although not much 

of the piping was visible for review. There are a low flow and high flow rate pressure reducing valves on the water 

supply

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

The system should be visually inspected regularly to ensure piping is properly supported, free of physical damage 

and properly insulated. Water quality should also be tested to ensure that the pH is maintained with the drinking 

water limits and that there is no dissolved copper in the system. We have provided a budget to replace pressure 

reducing valves within the maintenance budgets.  

CURRENT CONDITION OF COMPONENT:

The piping appeared to be properly supported (where visible) and free of signs of physical damage. There were no 

reports of problems of leaks or inadequate water pressure. For the distribution piping, it should be kept in mind that 

we have the reputation of having some of the worst plumbing problems in North America. This is the result of our 

local water conditions that contribute to a pitting type corrosion occurring in copper piping (frequently followed by pin-

hole leaks). This can be mitigated to some degree with proper water treatment. However, unless there are problems 

with pinhole leaks or indications of green colouration to the water and staining on fixtures, it may be that there are no 

water quality issues. In which case, we expect that the piping can remain in service throughout the life of the 

building. There does not appear to be any individual shut-off valves for each unit. The Strata may also want to have 

the condition of the piping assessed if issues start arising.
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Heating and Domestic Hot Water Systems
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 35 yrs

Estimated Remaining Service Life 0 yrs

3 yrs

Estimated Replacement Cost

Maintenance Cost $1,000

$100,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

There are two Allied atmospheric hot water boilers. One boiler is used for heating (model # AA-960 with maximum 

input rating of 960,000 BTUH) and one boiler is used to generate domestic hot water (model # AAE 480 N with 

maximum input rating of 480,000 BTUH). The domestic hot water boiler is connected to an Allied single wall (no 

longer allowed by Code) shell and tube heat exchanger. It appears both boilers have single stage firing. There are 

fractional horsepower circulation pumps on both systems. The suites and laundry room have convective baseboards 

that are connected to the heating boiler. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

The boilers should be inspected regularly to ensure they are firing correcting and that water quality is controlled.   

The thermostatic valves on the heating system will have to be replaced regularly. 

CURRENT CONDITION OF COMPONENT:

Both boilers are nearing the end of their useful service life. Consideration should be given to upgrading to more 

efficient equipment. Further, the domestic hot water heat exchanger should be replaced with a double walled unit to 

bring it into compliance with the plumbing code. The Strata has obtained a quote to replace these components. A hot 

water storage tank was installed in 2017 at a cost of $21,000. A pump support bracket was installed for the heating 

pump system at a cost of $1,885.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC
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Drainage Systems
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 45 yrs

Estimated Remaining Service Life 8 yrs

3 yrs

Estimated Replacement Cost

Maintenance Cost $1,000

$15,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

The purpose of the sanitary drainage system is to remove effluent discharged from plumbing fixtures and other 

equipment to an approved point of disposal. A sanitary drainage system generally consists of horizontal branches, 

vertical stacks, a building drain inside the building, and a building sewer from the building wall to the point of 

disposal. A stack is considered a main vertical pipe that carries away discharge from within a facility of water closets 

and urinals (soil stack) or other clear water waste from equipment and non-sanitary fixtures (waste stack). Flow in the 

drain empties into the vertical stack fitting, which may be a long-turn tee-wye or a short-turn or sanitary tee. The 

drainage system was only partially visible for our review. The elements we could see were constructed of cast iron 

and copper. Both the sanitary and storm drainage pipes extend under the parking area to pipes owned by the City of 

White Rock running under Southmere Crescent. There is a 6-inch (150 mm) sanitary drainage connection and an 8-

inch (200 mm) storm drain connection. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Periodic flushing of the drainage system is recommended. The frequency is dependent on site conditions.   

CURRENT CONDITION OF COMPONENT:

What was visible was in fair condition. We noted a significant amount of surface corrosion on the drainage piping that 

was visible in the basement. This is probably not a serious concern because we could see that the piping was 

structurally sound. However, given in the of the building, it is reasonable to expect that some portions of the 

plumbing and drainage system will have to be refurbished within the term of this report. We have provided an 

allowance for possible future repairs. 

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC
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Fire Suppression System
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 50 yrs

Estimated Remaining Service Life 13 yrs

1 yrs

Estimated Replacement Cost

Maintenance Cost $500

$5,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

There is a 2-inch diameter water supply for the sprinkler system. The service supplies the sprinkler heads in the 

garbage room and the head in the garbage. In addition, there are hand held fire extinguishers throughout the 

occupied areas of the building and the parking garage (ABC type fire extinguishers). The system is maintained by 

Elite Fire Protection and their next inspection is scheduled for February 2018. There is a fire hydrant located within 

75 meters of the property. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Annual maintenance functions are defined by the National Fire Protection Association (NFPA) and require a 

complete inspection and testing of for the fire suppression system. 

CURRENT CONDITION OF COMPONENT:

No operational problems were noted or reported. The piping was properly supported. Sprinkler heads have to be 

tested after 50 years of service and if they fail the testing they have to be replaced. 

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC
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Make-Up Air Systems
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 35 yrs

Estimated Remaining Service Life 0 yrs

1 yrs

Estimated Replacement Cost

Maintenance Cost $1,000

$15,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

The make-up air units supply outside air to the corridors (3 units). Diffusers are situated in the corridors of the 

occupied areas. The basic details on the make air units are as follows:

Manf: Delhi

Model #: S-150-0

Fan hp: 3/4 hp

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

The unit shall be inspected quarterly and filters replaced as needed based on this inspection. There is a service 

contract in place with a mechanical service contractor. 

CURRENT CONDITION OF COMPONENT:

The condition of the roof mounted make-air units matches the age and service conditions. This kind of unit 

commonly has a service life of 25 to 35 years. We have provided a budget to replace the units within the term of this 

report. It may be possible to leave the equipment in service for longer if the enclosures are well maintained.   They 

are currently showing a significant amount of environmental degradation. 

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC
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Exhaust and Ventilation Systems
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 35 yrs

Estimated Remaining Service Life 0 yrs

1 yrs

Estimated Replacement Cost

Maintenance Cost N/A

$4,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

There are fractional horsepower exhaust fans in the electrical room and laundry room. The fan is shown at the top of 

the photo.  

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Fans should also be inspected regularly for proper operation.  

CURRENT CONDITION OF COMPONENT:

All fans visible for our review were noted to be properly mounted and free of physical damage. We did not detect any 

bearing problems. We have budgeted for the fan in the electrical and the fan in the laundry room to be replaced. 

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC
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Electrical Components

●

●

●

●

●

●

Each page will list the condition of the component, the typical service life, the remaining expected life, the 
annual maintenance cost and the renewal cost. The maintenance and renewal costs will also be 
presented graphically at the bottom of each page.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

Fire Detection System

The following is a list of electrical components:

Electrical Distribution

Elevator

Exterior Lighting

Interior Lighting System

Security Systems



Electrical Distribution
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 45 yrs

Estimated Remaining Service Life 8 yrs

3 yrs

Estimated Replacement Cost

Maintenance Cost $1,000

$25,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

This residential complex receives power from a BC Hydro pad mounted transformer (line voltage at 208 Volts) 

located adjacent to the parking area. The BC Hydro service feeds a 1 x 600 Amp, 3 pole main disconnect switch. 

The main disconnects feed 800 Amp bus ducts that supply power to the meter centers and house loads. The photo 

shows elements of the electrical distributions system in the main electrical room on the parking level. The Strata 

Corporation is responsible for maintaining the power distribution and feeders from BC Hydro’s pad mounted to the 

residential units in the complex. Power consumption is individually metered for each unit, as well as house panels 

(for exterior lighting) and distributed to each dwelling unit via cabling within the building. Stacked electronic power 

meters complete with 100 Amp breakers are placed within the electrical rooms and fed from the main breaker. Each 

unit’s power meter is marked with the corresponding unit numbers.

Inventory of power distribution equipment:

1 - main disconnect switch (600 Amp, 3ø, 120/208V), 1 – main splitter (800 Amp, 3ø, 4W), 3 - meter centers 

containing (57 x 100 Amp meters) electronic power meters (property of BC Hydro), the main meter center in the has 

a 400 Amp disconnect and the remain two each have 200 Amps, house panel boards and revenue meters for 

common area lighting, heating, and motor loads (including 1 x 400 Amp disconnect, 1 x 200 Amp disconnect and two 

distribution panels), a battery backed power supply for the emergency lighting system, and various disconnect 

switches and starters for the mechanical systems

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

The electrical equipment should be cleaned and tested regularly by qualified personnel. We have included a budget 

inspection, cleaning and testing every 3 years. This can be relaxed to five years based on the recommendations of 

the service company.

CURRENT CONDITION OF COMPONENT:

The electrical equipment, based on our visual review, was clean, dry and free of physical damage. Components of 

the electrical distribution system such as breakers and mechanical switching equipment may not function reliability if 

they have not operated for decades. For this reason, we have included an allowance for the replacement of some of 

the distribution equipment within the term of the report.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC
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Elevator
COMPONENT SUMMARY SHEET

Age of Component 2 yrs

Estimated Service Life 35 yrs

Estimated Remaining Service Life 33 yrs

1 yrs

Estimated Replacement Cost

Maintenance Cost
Comprehensive 

service contract

N/A

Maintenance and replacement costs are approximate.

DESCRIPTION:

The building has a traction elevator that operates through 4 stops. The elevator has a carrying capacity of 1,500 

pounds and is capable of traveling at 100 feet per minute. The doors have mechanical door edges. There is no 

hands free phone in the elevator cabs. The controller is a relay logic based system (using cube relays). The elevator 

drive motor is mounted in the basement elevator room and is constant speed AC motor (see photo).  

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

There is a comprehensive service contract in place.  This contract covers the costs for routine maintenance 

activities.   

CURRENT CONDITION OF COMPONENT:

The elevator and its components are in generally good condition. The elevator was modernized in 2015 at a cost of 

$184,000. The panel was not replaced.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Exterior Lighting
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 35 yrs

Estimated Remaining Service Life 0 yrs

1 yrs

Estimated Replacement Cost

Maintenance Cost $200

$2,500

Maintenance and replacement costs are approximate.

DESCRIPTION:

The exterior lighting consists wall mounted metal halide exterior lighting fixtures (wall mounted light over front 

entrance) and pole-mounted fixtures. The pole-mounted fixtures are mounted around the buildings that are part of 

this development. 

All exterior lighting is controlled by photocell control units (c/w by-pass switches), located in the electrical rooms 

where the house panels and house meters are installed.  The lights include:

1 – metal halide pole-mounted street lamp

3 – Wall mounted and roof mounted metal halide lamps

2 – Compact fluorescent pot lights at front entrance

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Light fixtures can be cleaned, have the rust removed and painted periodically to extend the service life of the 

materials.  In addition, trees should be trimmed to ensure lights perform as expected.  

CURRENT CONDITION OF COMPONENT:

The lighting components visible for our review were properly installed, free of signs of physical damage and 

appeared to be fully functional. We should caution however that our review was conducted during the daytime and 

therefore the exterior lighting fixtures were not in operation. We have budgeted for the replacement of the exterior 

lights within the term of this report. 

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Interior Lighting System
COMPONENT SUMMARY SHEET

Age of Component 24 yrs

Estimated Service Life 35 yrs

Estimated Remaining Service Life 11 yrs

1 yrs

Estimated Replacement Cost

Maintenance Cost $300

operating budget

Maintenance and replacement costs are approximate.

DESCRIPTION:

The lighting throughout the buildings includes T8 fluorescent fixtures (rated life between 12,000 and 20,000 hours) 

and compact fluorescent (“CFL”) (rated life 10,000 hours). The parking garage has surface mounted T8 (32W) 

fixtures as do the service rooms. Emergency lighting is provided by battery-backed fixtures. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Lamps can be replaced as they fail. 

CURRENT CONDITION OF COMPONENT:

The lighting, based on our visual review, was clean, dry and free of physical damage. Light levels appeared 

adequate throughout (however our survey was conducted during daytime hours). Components of the lighting 

systems such as fixtures and switches should be expected to remain in service for about 35 years. Insulating 

materials and housings will deteriorate over time. We have provided a budget for the eventual replacement of the 

interior fixtures. We have provided a budget to replace the interior light fixtures within the parking garage and 

hallways. The hallway lighting was replaced in 2017. It should be noted that the timing of lighting retrofits is 

somewhat discretionary. The 1st level hallway and lobby lighting was replaced recently at a cost of $3,176. This cost 

is for replacement of the bulbs, and upgrading them to LED lights.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Security Systems
COMPONENT SUMMARY SHEET

Age of Component 14 yrs

Estimated Service Life 25 yrs

Estimated Remaining Service Life 11 yrs

5 yrs

Estimated Replacement Cost

Maintenance Cost $500

$20,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

The door entry system employs a keypad to allow guests and residents access to the building. The system uses the 

phone in each suite to control access.  

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

No maintenance is required beyond protecting the equipment from physical damage. However, we have provided an 

allowance for repairing the mag lock at the front entrance.  

CURRENT CONDITION OF COMPONENT:

What was visible of the systems were properly installed, supported and free of signs of physical damage.  However, 

since this is electronic equipment a visual review does not reveal much about the operation of the equipment. Over 

time it becomes increasingly difficult to find replacement parts for this kind of equipment. Eventually, it becomes 

more economic to replace the panel and systems rather than trying to find replacement components. We have 

budgeted for the eventual replacement of the security systems. 

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Fire Detection System
COMPONENT SUMMARY SHEET

Age of Component 19 yrs

Estimated Service Life 25 yrs

Estimated Remaining Service Life 6 yrs

1 yrs

Estimated Replacement Cost

Maintenance Cost $750

$30,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

There is a Mirtone fire alarm panel in the main foyer. There are smoke detectors throughout the facilities and pull 

stations at the exits. Alarm bells are used for notification and there are buzzers in the suites. The suites have smoke 

alarms, which are not connected to the fire alarm control panel. The system is inspected annually as required by Elite 

Fire Protection. The next inspection is scheduled for February 2014. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Annual maintenance functions are defined by the National Fire Protection Association (NFPA) and require a 

complete inspection and testing of for the fire alarm system.  There was a service contract in place at the time of our 

review. 

CURRENT CONDITION OF COMPONENT:

What was visible of the drainage piping systems were properly installed, supported, insulated and free of signs of 

physical damage. Fire alarm panels have relatively short services lives owing in part to the way manufacturers 

upgrade their products. Over time it becomes increasingly difficult to find replacement parts. As time progresses, it 

becomes more economic to replace the panel and systems rather than trying to find replacement components.  We 

have budgeted for the eventual replacement of the fire alarm control panel. The cost of replacement has been 

included in the elevator page as the strata will likely replace both at the same time.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Civil Components

●

●

●

●

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

Each page will list the condition of the component, the typical service life, the remaining expected life, the 
annual maintenance cost and the renewal cost. The maintenance and renewal costs will also be 
presented graphically at the bottom of each page.

The following is a list of electrical components:

Asphalt Pavement

Concrete Walkways

Storm System

Fire Safety System



Asphalt Pavement
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 55 yrs

Estimated Remaining Service Life 18 yrs

3 yrs oper. bud.

Estimated Replacement Cost

DESCRIPTION:

The roads at Spinnaker buildings are paved with asphalt with asphalt curbing along both sides. There is a common 

roundabout at the front of Spinnaker II and III buildings. There are asphalt walkways at the northeast side of the 

Spinnaker II building which are shared by all Spinnaker buildings.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Typical maintenance for asphalt will include the sealing of cracks. Once the area is experiencing cracking or 

alligatoring, the Strata may decide to resurface the area. Depending on the quality of the installation, the exposure, 

the traffic, and the maintenance program, the asphalt pavement can have a service life of 30 years or more. The 

concrete pavement typically will require minimal maintenance when the pavement is not exposed to de-icing salts. 

The concrete pavement will typically be crack sealed to prevent moisture ingress into the slab, and repair of spalls 

and delamination's. The latter is generally not needed if the pavement is not exposed to de-icing chemicals. The 

maintenance will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The asphalt pavement has alligator cracking visible at multiple locations. A replacement of the asphalt pavement is 

likely not required within the next 10 years. However, localized patch repairs and crack sealing should become a 

regular maintenance item. The total cost for replacement of the asphalt pavement are equally divided between 

Spinnaker II and III buildings. The asphalt walkways have heaved at multiple locations and have subsequently 

cracked; they are in need of maintenance.  

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Maintenance and replacement costs are approximate.
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Concrete Walkways
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 75 yrs

Estimated Remaining Service Life 38 yrs

5 yrs oper. bud.

Estimated Replacement Cost

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Maintenance Cost

Maintenance and replacement costs are approximate.

DESCRIPTION:

Area at the front entrance of the building and stairs in front of the emergency exits consists of concrete pavement. 

The balcony floors at ground level also consists of concrete pavement.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Typical maintenance of concrete pavement will include replacement of damaged, settled or cracked areas. The 

service life expectancy of concrete walkways is typically 50 years plus. The wood hedging will require replacement 

as required.

CURRENT CONDITION OF COMPONENT:

The concrete pavement and stairs are in good condition. The maintenance will be completed out of the operating 

budget. No replacement is anticipated in the short term.
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Storm System
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 100 yrs

Estimated Remaining Service Life 63 yrs

3 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $1,500

N/A

Maintenance and replacement costs are approximate.

DESCRIPTION:

There is a network of several sanitary sewers and storm water sewers at the Spinnaker II and III buildings. There are 

several water shut-off valves located throughout the property.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Storm mains should be hydraulically flushed with high pressure cleaners every three years to remove excessive silt 

or obstructions in the main. The maintenance will be completed out of the operating budget. The Strata should have 

an emergency fund in place in case of unexpected repairs to the underground lines.

CURRENT CONDITION OF COMPONENT:

The storm and sanitary mains appear to be functioning well; no problems were observed or reported.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Fire Safety System
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 60 yrs

Estimated Remaining Service Life 23 yrs

3 yrs oper. bud.

Estimated Replacement Cost*

Maintenance Cost* $1,250

N/A

* Maintenance and replacement costs are approximate.

DESCRIPTION:

Fire line is a system of pipes and equipment used exclusively to supply water for extinguishing fire. Facility water 

meter piping runs along with the main access road.    

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

The fire hydrant should be tested and inspected according to the requirements of the NFPA. We have included a 

budget testing at a three year frequency.   

CURRENT CONDITION OF COMPONENT:

There is a common fire hydrant servicing the Spinnaker buildings. No operation problems were noted or reported.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Miscellaneous Components

●

●

●

●

●

●

●

●

●

●

●

●

Each page will list the condition of the component, the typical service life, the remaining expected life, the 
annual maintenance cost and the renewal cost. The maintenance and renewal costs will also be 
presented graphically at the bottom of each page.

Laundry Room

Locker Rooms

Garbage Chute Room

Parking Garage

Parking Garage Overhead Door

The following is a list of miscellaneous components:

Landscaping

Aluminum Railings

Gutters and Leaders

Interior Doors and Frames

Tennis Court

Retaining Wall

Common Areas (Lobby, Hallways)

1740 Southmere Crescent, Surrey, BC

Spinnaker II, Strata Plan NW 1511



Landscaping
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life

Estimated Remaining Service Life

1 yrs oper. bud.

Estimated Replacement Cost

DESCRIPTION:

The landscaping at the Spinnaker buildings is an important component of the annual maintenance. The property is 

surrounded by gardens, shrubs, and trees that require regular upkeep.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Typically the maintenance of the landscaping is performed by a landscape contractor. A landscaping cost of $16,000 

annually is included in the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The landscaping is well maintained. The review of the provided documents indicates that douglas-fir trees are an 

issue, and that local contractor conducts an annual review. The Strata had a steel railing installed at the Southeast 

walkway.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Maintenance Cost $16,000

N/A

Maintenance and replacement costs are approximate.
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Aluminum Railings
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 50 yrs

Estimated Remaining Service Life 13 yrs

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $1,000

$92,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

At Spinnaker II, the railings are aluminum and have pickets.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Review and clean guardrails on a regular basis to prevent accumulation of dirt, stains and organic growth. The 

maintenance will be completed out of the Operating Budget. 

CURRENT CONDITION OF COMPONENT:

The aluminum guardrails have been painted and are generally in good condition. Fasteners should be reviewed on a 

regular basis to make sure they are not corroded.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Gutters and Leaders
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 50 yrs

Estimated Remaining Service Life 13 yrs

3 yrs
oper. bud.

Estimated Replacement Cost
oper. bud.

1740 Southmere Crescent, Surrey, BC

Maintenance Cost $50

$1,500

Maintenance and replacement costs are approximate.

DESCRIPTION:

There are rain water leaders at few locations; however, there are no gutters except at sloped roof over the fire exit 

doors. The roof drainage is collected at three different locations on the roof system with use of roof drains. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Common problems associated with gutters consist of failure at the joints causing leakage and improper slope.  

Depending on the amount of trees adjacent to the roofs, the gutters may require more frequent cleaning. The Strata 

could consider changing the drop-out to more of a funnel style which might require less maintenance. The roof rains 

will require regular cleaning to remove accumulated debris and or replacement of the drain screen. The maintenance 

and replacement will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The gutters and leaders appeared to be in reasonable condition. 

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Common Areas (Lobby, Hallways)
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life

Estimated Remaining Service Life

3 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $5,000

N/A

Maintenance and replacement costs are approximate.

N/A

N/A

DESCRIPTION:                                                                                                                                                                 

Common areas consist of various finishes which include painted walls and ceilings, carpeting, tiles, vinyl flooring. 

Light fixtures are present throughout the common areas.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:                                                             

Tile flooring, painted walls and ceiling areas are typically low maintenance. The walls and trims will need to be 

painted on an as required basis. The carpet, lighting, and other features will need to be replaced when they reach 

the end of their service life. Carpets are typically cleaned on a regular basis. The maintenance will be completed out 

of the Operating Budget.

CURRENT CONDITION OF COMPONENT:                                                                                                                    

The common areas were clean and well taken care off. Some of the maintenance costs would be included in the 

Operating Budget. The hallway and lobby walls were recently repainted at a cost of $17,658. This cost included 

replacement of the wall-mounted lighting fixtures.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Interior Doors and Frames
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 50 yrs

Estimated Remaining Service Life 13 yrs

5 yrs oper. bud.

Estimated Replacement Cost

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

Maintenance and replacement costs are approximate.

Maintenance Cost $1,000

$54,600

DESCRIPTION:

The entrance door to each unit, locker room and garbage chute room at Levels 2 and 3, stair case doors and meter 

room doors consist of wood-clad with foam cores. The doors are pre-hung in metal frames with an aluminum 

threshold. The doors typically swing to the interior (in-swing) except the meter room door, which swings outward.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

The service life expectancy of the wood-clad doors varies and is dependent on numerous factors ranging from 

building exposure to varying climatic conditions. Under normal conditions, the expected service life of metal doors is 

30 to 40 years. The weather stripping at the perimeter of the doors requires periodic review and maintenance. The 

maintenance and replacement will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The doors appeared to be functioning well. 

1740 Southmere Crescent, Surrey, BC
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Tennis Court
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life 50 yrs

Estimated Remaining Service Life

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $500

N/A

DESCRIPTION:

The tennis court is located at the northeast side of the building. The floor of the tennis court consists of asphalt 

pavement.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

These areas require very little maintenance except for general cleaning and line painting etc. The maintenance and 

replacement will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The present condition of the tennis court indicates that it has not been utilized for some time. Repairs are needed for 

the asphalt surface including painting of the tennis court surface. The chain-link fence surrounding the tennis court is 

in fair condition, but is need of repairs at some locations.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

Maintenance and replacement costs are approximate.
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Laundry Room
COMPONENT SUMMARY SHEET

Age of Component 5 yrs

Estimated Service Life 15 yrs

Estimated Remaining Service Life 10 yrs

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $500

$10,000

Maintenance and replacement costs are approximate.

DESCRIPTION:

The laundry room houses relatively newer model washers and dryers. There is a bathroom within the laundry room. 

The maintenance will be completed out of the operating budget.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Mechanical repairs to the washers and dryers may be required on an as required basis. The maintenance and 

replacement will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The washers and dryers are owned by the Strata and were replaced in 2012 at a cost of $10,000. The laundry room 

equipment is in good condition.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Locker Rooms
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life

Estimated Remaining Service Life

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $500

N/A

Maintenance and replacement costs are approximate.

N/A

N/A

DESCRIPTION:

There is a locker room at basement level and at Levels 2 and 3.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

These areas routinely do not require any maintenance except in areas where the foundation walls have cracks or 

leaks for lockers located at the basement level. The maintenance will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

There are minor cracks with associated efflorescence visible at the soffit of the suspended slab. Overall, the locker 

room at the basement level is in good condition. The locker rooms at Levels 2 and 3 are in good condition with no 

deterioration observed.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Garbage Chute Room
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life

Estimated Remaining Service Life

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $250

N/A

Maintenance and replacement costs are approximate.

N/A

N/A

DESCRIPTION:

There is a garbage chute room at each floor level; the garbage is discharged into a garbage bin located in the 

basement area.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Typical maintenance would include general cleaning and cost for garbage disposal. This would be included in the 

Operating Budget.

CURRENT CONDITION OF COMPONENT:

The garbage chute rooms were clean and well maintained. 

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Parking Garage
COMPONENT SUMMARY SHEET

Age of Component 37 yrs

Estimated Service Life

Estimated Remaining Service Life

5 yrs oper. bud.

Estimated Replacement Cost

Maintenance Cost $5,000

$41,000

Maintenance and replacement costs are approximate.

Building life 

span

DESCRIPTION:

The parkade of the Spinnaker II is constructed with reinforced concrete. The suspended slab is supported by slab-

bands which are further supported by rectangular, reinforced concrete columns and foundation walls. There are 

approximately 1.3 m steel rail fence embedded in the foundation walls to allow for ventilation. The soffit of the 

suspended slab is covered with fire insulation. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

With regular maintenance and repair, the aforementioned concrete elements are intended to perform for the entire 

life of the building. Cracks and leaks may develop over time at the suspended slab and the foundation walls.  

Regular maintenance may include sealing of cracks and open joints with use of epoxy injection. Spalling of the 

concrete may also occur if the steel embedded in concrete starts to corrode. If areas of spalling or delamination's are 

observed, they should be repaired in a timely manner to prevent spread of corrosion-related deterioration of 

concrete. The slab-on-grade has been overlaid with an asphalt pavement. The maintenance will be completed out of 

the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The foundation walls are in good condition with areas of minor cracking; efflorescence is visible at some of the 

cracks. During the visual review, an incipient spall was noted at one location, and at another, concrete cover was 

removed as a result of spalling; the exposed reinforcing steel at this location has moderate amount of surface 

corrosion. There is honeycombing present at few of the columns. The asphalt pavement within the parkade is 

generally in good condition except near entrance to the parkade (adjacent to the overhead garage door) where the 

pavement has heaved and subsequently cracked. The replacement costs shown are for new surfacing within the 

parkade.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Parking Garage Overhead Door
COMPONENT SUMMARY SHEET

Age of Component 16 yrs

Estimated Service Life 25 yrs

Estimated Remaining Service Life 9 yrs

5 yrs oper. bud.

Estimated Replacement Cost

DESCRIPTION:

A wide metal-clad garage door provides vehicular access to the parkade. There is also a metal-clad side door which 

provides foot access. The door is also to be operated by remote device. 

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

Review for signs of wear and tear of the door frame and panels with pickets. The door opener should be reviewed 

and adjusted for proper operation. The items to look for include dents and signs of corrosion of the door frame 

and/or gates. The condition of the paint should also be assessed on a regular basis. The service life of the parkade 

gate depends on numerous factors including the amount of daily usage. Under normal conditions and with proper 

maintenance, the service life of the gate is 25 years plus. The maintenance and replacement will be completed out 

of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The gate appeared to be in good working condition. The parkade gate motor was recently replaced at a cost of 

$2,000.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.
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Maintenance Cost $1,000

$3,500

Maintenance and replacement costs are approximate.
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Retaining Wall
COMPONENT SUMMARY SHEET

Age of Component 3 yrs

Estimated Service Life 35 yrs

Estimated Remaining Service Life 32 yrs

5 yrs oper. bud.

Estimated Replacement Cost

DESCRIPTION:

There are Allan block retaining walls at the perimeter of the landscaping at the front of the building.

MAINTENANCE PROGRAM AND PRODUCT SERVICE LIFE EXPECTANCY:

These are fairly low maintenance. The maintenance will be completed out of the Operating Budget.

CURRENT CONDITION OF COMPONENT:

The timber retaining walls were replaced with Allan block within the past three years (2014-216) and is in generally 

good condition.

The graph shows the costs associated with the maintenance and/or replacement of the component over time.  The dollar axis is in logarithmic 

scale for ease of presentation.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

Maintenance Cost $500

N/A

Maintenance and replacement costs are approximate.
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Funding Models

     1) Uniform annual contributions to cover all expenses (except for the first year).

     2a) Moderate annual contributions with special assessments for large expenses.

     2b) Moderate 2% annual increase with special assessments for large expenses.

     3) Low annual contributions with special assessments.

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

The constant annual contributions would be for a proactive Strata. This would ensure funding to cover the 

expenses so that special assessments are not required.

The second funding model is using constant annual contributions, but the Strata will still need special 

assessments for large expenses such as a reroofing or window replacement project.

The third funding model would be for a reactive Strata. The annual contributions are low, but special 

assessments are always required for renewal expenses.

The Strata Act requires that reserve fund studies present three funding models for the Strata to consider. In this 

study, WSP has used the following four models:



Funding Model 1
HIGHER ANNUAL CONTRIBUTIONS WITH FEW SPECIAL ASSESSMENTS

Interest Rate 1.2%

Inflation rate 2.0%

Year Opening Balance Annual Contributions Avg. Per Unit Expenses Interest Closing Balance

2017 188,491.00 70,690.00 1,240.18 49,800.00 2,261.89 211,642.89

2018 211,642.89 178,000.00 3,122.81 335,835.00 2,539.71 56,347.61

2019 56,347.61 178,000.00 3,122.81 169,325.10 676.17 65,698.68

2020 65,698.68 178,000.00 3,122.81 16,979.33 788.38 227,507.73

2021 227,507.73 178,000.00 3,122.81 122,044.23 2,730.09 286,193.60

2022 286,193.60 178,000.00 3,122.81 31,190.28 3,434.32 436,437.64

2023 436,437.64 178,000.00 3,122.81 173,429.01 5,237.25 446,245.88

2024 446,245.88 178,000.00 3,122.81 124,919.57 5,354.95 504,681.26

2025 504,681.26 178,000.00 3,122.81 538,963.32 6,056.18 149,774.12

2026 149,774.12 178,000.00 3,122.81 23,304.31 1,797.29 306,267.11

2027 306,267.11 178,000.00 3,122.81 49,064.53 3,675.21 438,877.79

2028 438,877.79 178,000.00 3,122.81 27,913.75 5,266.53 594,230.57

2029 594,230.57 178,000.00 3,122.81 27,901.32 7,130.77 751,460.02

2030 751,460.02 178,000.00 3,122.81 771,442.31 9,017.52 167,035.22

2031 167,035.22 178,000.00 3,122.81 148,771.23 2,004.42 198,268.41

2032 198,268.41 178,000.00 3,122.81 57,872.34 2,379.22 320,775.30

2033 320,775.30 178,000.00 3,122.81 3,775.16 3,849.30 498,849.44

2034 498,849.44 178,000.00 3,122.81 12,252.11 5,986.19 670,583.52

2035 670,583.52 178,000.00 3,122.81 77,839.42 8,047.00 778,791.10

2036 778,791.10 178,000.00 3,122.81 4,006.23 9,345.49 962,130.37

2037 962,130.37 178,000.00 3,122.81 44,949.91 11,545.56 1,106,726.02

2038 1,106,726.02 178,000.00 3,122.81 24,250.66 13,280.71 1,273,756.07

2039 1,273,756.07 178,000.00 3,122.81 13,527.32 15,285.07 1,453,513.82

2040 1,453,513.82 178,000.00 3,122.81 4,336.47 17,442.17 1,644,619.52

2041 1,644,619.52 178,000.00 3,122.81 202,663.09 19,735.43 1,639,691.86

2042 1,639,691.86 178,000.00 3,122.81 62,753.18 19,676.30 1,774,614.98

2043 1,774,614.98 178,000.00 3,122.81 235,533.60 21,295.38 1,738,376.76

2044 1,738,376.76 178,000.00 3,122.81 37,551.50 20,860.52 1,899,685.78

2045 1,899,685.78 178,000.00 3,122.81 4,787.82 22,796.23 2,095,694.19

2046 2,095,694.19 178,000.00 3,122.81 4,883.57 25,148.33 2,293,958.95
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Funding Model 2a
MODERATE ANNUAL CONTRIBUTIONS WITH SPECIAL ASSESSMENTS

Interest Rate 1.2%

Inflation rate 2.0%

Year Opening Balance Annual Contributions Avg. Per Unit Expenses Interest Closing Balance

2017 188,491.00 70,690.00 1,240.18 49,800.00 2,261.89 211,642.89

2018 211,642.89 178,000.00 3,122.81 335,835.00 2,539.71 56,347.61

2019 56,347.61 168,500.00 2,956.14 169,325.10 676.17 56,198.68

2020 56,198.68 90,000.00 1,578.95 16,979.33 674.38 129,893.73

2021 129,893.73 90,000.00 1,578.95 122,044.23 1,558.72 99,408.23

2022 99,408.23 90,000.00 1,578.95 31,190.28 1,192.90 159,410.85

2023 159,410.85 90,000.00 1,578.95 173,429.01 1,912.93 77,894.77

2024 77,894.77 102,500.00 1,798.25 124,919.57 934.74 56,409.94

2025 56,409.94 538,500.00 9,447.37 538,963.32 676.92 56,623.54

2026 56,623.54 90,000.00 1,578.95 23,304.31 679.48 123,998.72

2027 123,998.72 90,000.00 1,578.95 49,064.53 1,487.98 166,422.18

2028 166,422.18 90,000.00 1,578.95 27,913.75 1,997.07 230,505.49

2029 230,505.49 90,000.00 1,578.95 27,901.32 2,766.07 295,370.24

2030 295,370.24 529,000.00 9,280.70 771,442.31 3,544.44 56,472.37

2031 56,472.37 148,000.00 2,596.49 148,771.23 677.67 56,378.80

2032 56,378.80 90,000.00 1,578.95 57,872.34 676.55 89,183.01

2033 89,183.01 90,000.00 1,578.95 3,775.16 1,070.20 176,478.05

2034 176,478.05 90,000.00 1,578.95 12,252.11 2,117.74 256,343.67

2035 256,343.67 90,000.00 1,578.95 77,839.42 3,076.12 271,580.37

2036 271,580.37 90,000.00 1,578.95 4,006.23 3,258.96 360,833.11

2037 360,833.11 90,000.00 1,578.95 44,949.91 4,330.00 410,213.20

2038 410,213.20 90,000.00 1,578.95 24,250.66 4,922.56 480,885.09

2039 480,885.09 90,000.00 1,578.95 13,527.32 5,770.62 563,128.39

2040 563,128.39 90,000.00 1,578.95 4,336.47 6,757.54 655,549.46

2041 655,549.46 90,000.00 1,578.95 202,663.09 7,866.59 550,752.96

2042 550,752.96 90,000.00 1,578.95 62,753.18 6,609.04 584,608.82

2043 584,608.82 90,000.00 1,578.95 235,533.60 7,015.31 446,090.52

2044 446,090.52 90,000.00 1,578.95 37,551.50 5,353.09 503,892.11

2045 503,892.11 90,000.00 1,578.95 4,787.82 6,046.71 595,151.00

2046 595,151.00 90,000.00 1,578.95 4,883.57 7,141.81 687,409.23
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Funding Model 2b
2% ANNUAL INCREASE WITH SPECIAL ASSESSMENTS

Interest Rate 1.2%

Inflation rate 2.0%

Year Opening Balance Annual Contributions Avg. Per Unit Expenses Interest Closing Balance

2017 188,491.00 70,690.00 1,240.18 49,800.00 2,261.89 211,642.89

2018 211,642.89 178,000.00 3,122.81 335,835.00 2,539.71 56,347.61

2019 56,347.61 168,500.00 2,956.14 169,325.10 676.17 56,198.68

2020 56,198.68 80,000.00 1,403.51 16,979.33 674.38 119,893.73

2021 119,893.73 81,600.00 1,431.58 122,044.23 1,438.72 80,888.23

2022 80,888.23 83,232.00 1,460.21 31,190.28 970.66 133,900.61

2023 133,900.61 94,500.00 1,657.89 173,429.01 1,606.81 56,578.40

2024 56,578.40 124,000.00 2,175.44 124,919.57 678.94 56,337.78

2025 56,337.78 538,500.00 9,447.37 538,963.32 676.05 56,550.52

2026 56,550.52 90,092.99 1,580.58 23,304.31 678.61 124,017.81

2027 124,017.81 91,894.85 1,612.19 49,064.53 1,488.21 168,336.35

2028 168,336.35 93,732.75 1,644.43 27,913.75 2,020.04 236,175.38

2029 236,175.38 95,607.40 1,677.32 27,901.32 2,834.10 306,715.56

2030 306,715.56 517,500.00 9,078.95 771,442.31 3,680.59 56,453.83

2031 56,453.83 148,000.00 2,596.49 148,771.23 677.45 56,360.05

2032 56,360.05 101,459.34 1,779.99 57,872.34 676.32 100,623.37

2033 100,623.37 103,488.53 1,815.59 3,775.16 1,207.48 201,544.22

2034 201,544.22 105,558.30 1,851.90 12,252.11 2,418.53 297,268.93

2035 297,268.93 107,669.46 1,888.94 77,839.42 3,567.23 330,666.20

2036 330,666.20 109,822.85 1,926.72 4,006.23 3,967.99 440,450.82

2037 440,450.82 112,019.31 1,965.25 44,949.91 5,285.41 512,805.63

2038 512,805.63 114,259.70 2,004.56 24,250.66 6,153.67 608,968.33

2039 608,968.33 116,544.89 2,044.65 13,527.32 7,307.62 719,293.52

2040 719,293.52 118,875.79 2,085.54 4,336.47 8,631.52 842,464.36

2041 842,464.36 121,253.30 2,127.25 202,663.09 10,109.57 771,164.14

2042 771,164.14 123,678.37 2,169.80 62,753.18 9,253.97 841,343.30

2043 841,343.30 126,151.94 2,213.19 235,533.60 10,096.12 742,057.76

2044 742,057.76 128,674.98 2,257.46 37,551.50 8,904.69 842,085.92

2045 842,085.92 131,248.47 2,302.60 4,787.82 10,105.03 978,651.61

2046 978,651.61 133,873.44 2,348.66 4,883.57 11,743.82 1,119,385.30
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Funding Model 3
CURRENT ANNUAL CONTRIBUTIONS WITH SPECIAL ASSESSMENTS

Interest Rate 1.2%

Inflation rate 2.0%

Year Opening Balance Annual Contributions Avg. Per Unit Expenses Interest Closing Balance

2017 188,491.00 70,690.00 1,240.18 49,800.00 2,261.89 211,642.89

2018 211,642.89 178,000.00 3,122.81 335,835.00 2,539.71 56,347.61

2019 56,347.61 168,500.00 2,956.14 169,325.10 676.17 56,198.68

2020 56,198.68 70,690.00 1,240.18 16,979.33 674.38 110,583.73

2021 110,583.73 70,690.00 1,240.18 122,044.23 1,327.00 60,556.51

2022 60,556.51 70,690.00 1,240.18 31,190.28 726.68 100,782.91

2023 100,782.91 128,000.00 2,245.61 173,429.01 1,209.39 56,563.29

2024 56,563.29 124,000.00 2,175.44 124,919.57 678.76 56,322.48

2025 56,322.48 538,500.00 9,447.37 538,963.32 675.87 56,535.04

2026 56,535.04 70,690.00 1,240.18 23,304.31 678.42 104,599.15

2027 104,599.15 70,690.00 1,240.18 49,064.53 1,255.19 127,479.82

2028 127,479.82 70,690.00 1,240.18 27,913.75 1,529.76 171,785.82

2029 171,785.82 70,690.00 1,240.18 27,901.32 2,061.43 216,635.93

2030 216,635.93 608,500.00 10,675.44 771,442.31 2,599.63 56,293.25

2031 56,293.25 148,000.00 2,596.49 148,771.23 675.52 56,197.54

2032 56,197.54 70,690.00 1,240.18 57,872.34 674.37 69,689.57

2033 69,689.57 70,690.00 1,240.18 3,775.16 836.27 137,440.68

2034 137,440.68 70,690.00 1,240.18 12,252.11 1,649.29 197,527.86

2035 197,527.86 70,690.00 1,240.18 77,839.42 2,370.33 192,748.77

2036 192,748.77 70,690.00 1,240.18 4,006.23 2,312.99 261,745.53

2037 261,745.53 70,690.00 1,240.18 44,949.91 3,140.95 290,626.57

2038 290,626.57 70,690.00 1,240.18 24,250.66 3,487.52 340,553.42

2039 340,553.42 70,690.00 1,240.18 13,527.32 4,086.64 401,802.74

2040 401,802.74 70,690.00 1,240.18 4,336.47 4,821.63 472,977.90

2041 472,977.90 70,690.00 1,240.18 202,663.09 5,675.73 346,680.54

2042 346,680.54 70,690.00 1,240.18 62,753.18 4,160.17 358,777.53

2043 358,777.53 70,690.00 1,240.18 235,533.60 4,305.33 198,239.26

2044 198,239.26 70,690.00 1,240.18 37,551.50 2,378.87 233,756.63

2045 233,756.63 70,690.00 1,240.18 4,787.82 2,805.08 302,463.89

2046 302,463.89 70,690.00 1,240.18 4,883.57 3,629.57 371,899.89

NOTE: CURRENT ANNUAL CONTRIBUTION IS BASED ON FUNDS 

REPORTED ON GENERAL LEDGER
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BUILDING COMPONENT RENEWAL SUMMARY

Section 2 - BUILDING ENVELOPE
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  Cladding
Exposed Concrete Walls Maintenance Cleaning and painting 7

Maintenance General maintenance 5

Replacement Remove and install 55 432,000

Maintenance General maintenance 3

Replacement Remove and install 40 150,000

  Deck Membranes and Roofs
Maintenance General maintenance 3

Replacement New membrane 30 325,000

Maintenance General maintenance 5

Replacement Install new shingles 35 140,000

Maintenance General maintenance 5

Replacement New membrane 20 138,000 138,000

  Windows and Doors

Maintenance
Gasket, weather stripping, and 

IGU replacement
As required (5 years)

Replacement Replacement of windows 45 229,000

Maintenance General maintenance 5

Replacement Replacement of skylights 40 1,500

Maintenance Weather stripping 5

Replacement Replace with similar door 50 10,500

Maintenance General maintenance 5

Replacement Replace with similar door 50 9,000

  Sealants and Others

Sealants
Maintenance 

/Replacement

Removal, clean-up, surface 

preparation & new sealant 

application

Annually 25,000 25,000 25,000 25,000 25,000 25,000

Dryer Vents
Maintenance 

/Replacement
Clean and Inspect 5

Maintenance General maintenance 3

Replacement Replace with similar 25

Maintenance Paint touch-ups 3

Replacement Re-paint copmlex 10 110,000 110,000 110,000

Section 3 - MECHANICAL COMPONENTS

Maintenance See mechanical report 5 2,000 2,000 2,000

Replacement See mechanical report 45

Maintenance See mechanical report 3 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000

Replacement See mechanical report 35 100,000

Maintenance See mechanical report 3 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000

Replacement See mechanical report 45 15,000

Maintenance See mechanical report 1 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500 500

Replacement See mechanical report 50 5,000

Maintenance See mechanical report 1 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000

Replacement See mechanical report 35 15,000

Maintenance See mechanical report 1

Replacement See mechanical report 35 4,000

Section 4 - ELECTRICAL COMPONENTS

Maintenance See electrical report 3 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000 1,000

Replacement See electrical report 45 25,000

Maintenance See mechanical report 1

Replacement See mechanical report 35

Maintenance See electrical report 1 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200 200

Replacement See electrical report 35 2,500

Maintenance See electrical report 1 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300 300

Replacement See electrical report 35
operating 

budget

Maintenance See electrical report 5 500 500 500 500 500 500

Replacement See electrical report 35 20,000

Maintenance See electrical report 1 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750 750

Replacement See electrical report 25 30,000

Make-Up Air Systems

Drainage Systems

Electrical Distribution

Exterior Lighting

Cedar Shingles

Metal-Clad Doors

Wood Trims and Finishes

Stucco (Face Seal)

Wood Cladding

Storefront Entry

Fire Suppression System

CostComponent Name Task

Task 

Frequency 

(years)

2-Ply SBS Membrane

Fire Detection System

Elevator

Comments

Domestic Water Systems

Interior Lighting System

Vinyl Membrane

Aluminum Windows & Sliding Doors

Exhaust and Ventilation Systems

Skylights

Exterior Painting

Security Systems

Heating and Domestic Hot Water 

Systems

(1) - The costs associated with these items have been prorated for the 30 year period as they exceed the replacement intervals exceed the duration of the chart.

(2) - IGU denotes the term for the insulated glazing units in windows.



BUILDING COMPONENT RENEWAL SUMMARY

CostComponent Name Task

Task 

Frequency 

(years)

Comments

Section 5 - CIVIL COMPONENTS

2
0

1
7

2
0

1
8

2
0

1
9

2
0

2
0

2
0

2
1

2
0

2
2

2
0

2
3

2
0

2
4

2
0

2
5

2
0

2
6

2
0

2
7

2
0

2
8

2
0

2
9

2
0

3
0

2
0

3
1

2
0

3
2

2
0

3
3

2
0

3
4

2
0

3
5

2
0

3
6

2
0

3
7

2
0

3
8

2
0

3
9

2
0

4
0

2
0

4
1

2
0

4
2

2
0

4
3

2
0

4
4

2
0

4
5

2
0

4
6

Maintenance Review and repair 5 2,500 2,500 2,500 2,500 2,500 2,500 2,500 2,500 2,500

Replacement Replace pavement 40 41,000

Maintenance Review and repair 5 1,000 1,000 1,000 1,000 1,000 1,000

Replacement Replace pavement 75

Storm System Maintenance Clean and Inspect 3 1,500 1,500 1,500 1,500 1,500 1,500 1,500 1,500 1,500 1,500

Fire Safety System Maintenance Clean and Inspect 3 1,250 1,250 1,250 1,250 1,250 1,250 1,250 1,250 1,250 1,250

Section 6 - MISCELLANEOUS COMPONENTS

Landscaping Maintenance General maintenance 3

Maintenance General maintenance 5

Replacement Replace with similar 50 92,000

Maintenance Clean and Inspect 3

Replacement Replace with similar 50 1,500

Maintenance Paint and clean carpets 3 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000

Replacement Replace carpets 25

Maintenance Weather stripping 5

Replacement Replace with similar door 50 54,600

Maintenance General maintenance 5

Replacement Paint, replace pavement 50

Maintenance General maintenance 5

Replacement Replace components 15 10,000 10,000

Locker Rooms Maintenance General maintenance 5

Garbage Chute Room Maintenance General maintenance 5

Parking Garage Maintenance General maintenance 5 5,000 5,000 5,000 5,000 5,000 5,000

Maintenance General maintenance 5

Replacement Replace with similar 25 3,500

Maintenance General maintenance 5

Replacement Replace with similar 35

Yearly Totals (CRF + Maintenance) Costs in 2017 Dollars $49,800 $329,250 $162,750 $16,000 $112,750 $28,250 $154,000 $108,750 $460,000 $19,500 $40,250 $22,450 $22,000 $596,350 $112,750 $43,000 $2,750 $8,750 $54,500 $2,750 $30,250 $16,000 $8,750 $2,750 $126,000 $38,250 $140,750 $22,000 $2,750 $2,750

Yearly Totals (CRF + inflation) With 2% inflation $49,800 $335,835 $169,325 $16,979 $122,044 $31,190 $173,429 $124,920 $538,963 $23,304 $49,065 $27,914 $27,901 $771,442 $148,771 $57,872 $3,775 $12,252 $77,839 $4,006 $44,950 $24,251 $13,527 $4,336 $202,663 $62,753 $235,534 $37,552 $4,788 $4,884

Gutters and Leaders

Tennis Court

Parking Garage Overhead Door

Concrete Walkways

Aluminum Railings

Retaining Wall

Common Areas (Lobby, Hallways)

Laundry Room

Interior Doors and Frames

Asphalt Pavement

(1) - The costs associated with these items have been prorated for the 30 year period as they exceed the replacement intervals exceed the duration of the chart.

(2) - IGU denotes the term for the insulated glazing units in windows.



Maintenance and Repair Log

This form is intended to track maintenance and repairs made during the three years between updates to the 

Depreciation Report.

Item
Task 

Description Date Cost

Flashing

Windows

Sealant

Painting

Trims

Columns

Windows

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

Performed by:

Cladding

Roof

Gutters

Balcony

Roof

Cladding

Roof



Maintenance and Repair Log

Other

Other

Spinnaker II, Strata Plan NW 1511

1740 Southmere Crescent, Surrey, BC

Other

Other

Other

Other

Water/Sanitary/

Storm

Other

Roads

Storm System

Electrical 

Components

Roads

Doors

Electrical 

Components

This form is 

intended to 

track 

Task 

Description Date Cost Performed by:

Doors
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