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Birch Bay Village - Roads

Pacific Crest Reserves, LLC
5116 Heather Drive
Anacortes, WA 98221
Phone: 360-588-9956

September 5, 2025

Introduction

First, we would like to thank you for utilizing our services. Our approach is to provide the members, the board and
management with understandable information to make informed decisions needed to best manage your reserve
fund and annual contributions. We strive to understand the association’s needs and design a funding strategy
for meeting those needs based on a realistic approach to finances available and real-world workings of most
associations. We live and work in the local area and work hard to keep up to date with costs in your association’s
neighborhood.

Included within the following pages you will find:

» Three funding models which detail how your association finances will look during the 30-year forecast
window
— Current Level of Contributions

— Baseline Funded
— Fully Funded (per the State of Washington RCW 64.90)

= A list of the community components that the association is responsible for maintaining
— Estimated current cost of replacement of each component
— Timeline of estimated remaining life and estimated cost at replacement date per component

= Annual expenditure detail

» Expenses by item and by calendar year

= Average deficit or surplus from a Fully Funded Balance for the association and per member in dollar
amount and percentage (based on equal percentage ownership for all units). This amount is calculated by
subtracting the association’s reserve account balance as of the date of the study (January 01, 2026) from
the Fully Funded Balance. Also included is the same calculated amounts as projected at the end of the
each study year (December 31, 2026).

What is our Recommended Funding Goal?

Maintaining the Reserve Fund at a level equal to the value of deterioration is called “Full Funding” (100%
Funded). As each asset ages and becomes “used up”, the Reserve Fund grows proportionally. This is simple,
responsible, and our recommendation.

Evidence shows that associations in the:

» 0 - 30% range are considered in - condition and at a high risk of special assessments or deferred
maintenance

= 30 - 80% range are considered in Good condition and should strive to gradually increase reserves

= over 80% range are considered in Excellent condition and enjoy a low risk of special assessments or
deferred maintenance.

The attached funding study is limited in scope to those expense items listed in the attached Expense Detail
Report. Expense items which have an expected life of more than 30 Years are not included in this reserve study
unless payment for these long-lived items overlaps the 30 Years reserve study envelope.
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Birch Bay Village - Roads

Executive Summary

Name | Birch Bay Village - Roads
Location
Contributing Members (units) | 1129
Fiscal Year Start | January 01, 2026
Fiscal Year End | December 31, 2026

Depth of Study | Level Il Report: Reserve Study Update without Site Inspection
Date of Study | September 5, 2025
Last On-Site Inspection Date | June 25, 2024
Inflation Rate for Projections | 3.00 % (Years 2026-2056)

Reserve Fund Status and Funding Plan Recommendation

Based on our findings, the reserves are more than adequate to fund capital projects for the long term, however
several of the beginning years have negative balances. Special assessments are recommended.

Reported Current Annual Reserve Contribution | $357,415 per year
Estimated Fiscal Year Starting Balance | $1,412,603
Fiscal Year Beginning Balance if Fully Funded | $3,291,062 (ideal amount in reserves)
Average Deficit/Surplus per Member (as of January 01, 2026) | -$1,664

Note:
At least one year in the projection
falls below 20% funded.

Figure 1: Reserve Account Percentage Funded Over 30 Year Study Window (Average Value)

Table 1: 5 Year Summary: Current vs. Baseline vs. Fully Funded Models

Current Baseline Fully Funded
Recommended
2026 $221,365 | 43% $221,365 | 43% $221,365 | 43%
2027 $585,333 | 11% $574,458 | 11% $574,458 | 11%
2028 $195,673 | 27% $162,415 | 27% $162,415 | 27%
2029 $325,804 | 12% $257,991 | 10% $257,991 | 10%
2030 $321,821 | 21% $206,589 | 17% $206,589 | 17%
Contribution amount supplied Reserve account above $0 Achieve 100% funded within
by Client within the study timeline the study timeframe

The percentage figures above represent the percentage each model is above or below fully funded for the noted
time period.
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Project Description

Birch Bay Village is located along the northern shore of Birch Bay in Washington State. Originally developed
in the mid 1960's, the community consists of 1129 lots covering approximately 694 acres. At this point most of
the lots have private residences that have been site built, although there are two sections devoted to modular
residential structures. The Community assets include a 250 boat marina & administration building, a 9-hole golf
course & pro shop, tennis courts, a clubhouse, swimming pool & pool building, an extensive maintenance building
& vyard, two lakes and approximately 13 miles of asphalt paved streets.

Depth of Study

This year’s report is a Level 3 Reserve financial update and does not include a site inspection or revision to the
community's assets. For this report we have relied on current information provided by management, previous
reserve studies and field notes from our last site visit. RCW requirements are two years of Level 3 updates followed
by a full Level 2 report that includes a site visit and in-depth review of community assets, current status of the
various reserve study components and financial information.

Report Notes:

Material and labor costs appear to be continuing to increase in all construction categories. Many associations
have reported dramatic cost differences in recent contractor bids on the same projects. We highly recommend
associations request contractor bids on upcoming projects early in the process. Until such time as cost increases
moderate an inflation factor of 3.00 % will be used in all funding models).

Current Assessment Projection — The initial reserve assessment is the association’s reported current fiscal year
funding level and projected out 30 years to illustrate the adequacy of the current funding over time.

Current Total Reported Annual Reserve Contribution — $357,415

Baseline Funded Model — The goal of this funding method is to keep the reserve cash balance above zero. This
means that while each individual component may not be fully funded, the reserve balance overall does not drop
below zero during the projected period. A facility using this funding method must understand that even a minor
reduction in a component's remaining useful life or unplanned expenses can result in a deficit in the reserve
cash balance and may require additional funding.

Recommended Total Annual Reserve Contribution — $357,415

Fully Funded Model — This is a straight-line funding model. It distributes the cash reserves to individual reserve
components and then calculates what the reserve assessment and interest contribution (minus taxes) should
be, again by each reserve component. The current annual assessment is then determined by summing all the
individual component assessments. This is the most conservative funding model. It leads to or maintains a fully
funded reserve position. (Please note that the Fully Funded Model incorporates funding parameters that seek
to reach 100% funded at year 30 reserve study limit. The recommended contribution amount may be unusually
high or low for the first few years depending on the current reserve account balance and upcoming expenses).

Recommended Total Annual Reserve Contribution — $357,415

Initial Reserves

Initial reserves for this reserve study are estimated to be $1,412,603 as of December 31, 2025. We have relied
upon the client to provide the current (or projected) reserve balance, the estimated net-after-tax current rate of
interest earnings, and to indicate if those earnings accrue to the reserve fund.

Keeping Your Reserve Study Current

We recommend that your reserve analysis study be updated on an annual basis due to fluctuating interest rates,
inflationary changes, and the unpredictable nature of the lives of many of the assets under consideration. All
of the information collected during our inspection of the facilities site and computations made subsequently in
preparing this reserve analysis study are retained in our computer files.

Conflict of Interest
As the preparer of this reserve study, Pacific Crest Reserves certifies that we do not have any vested interests,
financial interests, or other interests that would cause a conflict of interest in the preparation of this reserve study.
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Date of Physical Inspection
The property was physically inspected by Pacific Crest Reserves on June 25, 2024.

Pacific Crest Reserves would like to thank the members and management for the opportunity to be of service in
the preparation of the attached funding study. Again, please feel free to contact us if you have any questions.

Prepared by:
Clankie Banelield
Charlie Barefield, Reserve Analyst
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Current Assessment Projection Summary

Report Date September 05, 2025
Budget Year Beginning January 01, 2026
Budget Year Ending December 31, 2026
Total Units 1129

Report Parameters

Inflation

Interest Rate on Reserve Balance
Tax Rate on Interest

2026 Beginning Balance

3.00 %

4.00 %
30.00 %

$1,412,603

Figure 2: Current Assessment Funding Model vs Fully Funded Model

The Current Assessment Funding Model is based on the current annual assessment, parameters, and reserve
fund balance. Because it is calculated using the current annual assessment, it will give the accurate projection
of how well the association is funded for the next 30 years of planned reserve expenditures.

Current Assessment Funding Model Summary of Calculations

Required Annual Contribution $357,415
Average $317 per unit annually
Average Net Annual Interest Earned $22,847
Total Annual Allocation to Reserves $380,262
$337 per unit annually
Pacific Crest Reserves, LLC = 360-588-9956 Page 7 of 22
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Current Assessment Projection

Table 2: Current Funding Plan

Year Starting Reserve Special Interest Expenditures Ending Fully Funded Percent
Balance Contribution  Assessments Earned Balance Balance Funded

2026 $1,412,603 $357,415 $0 $22,847 $1,571,500 $221,365 $3,291,062 42.92%
2027 $221,365 $368,137 $0 $11,280 $15,450 $585,333 $1,936,134

2028 $585,333 $379,182 $0 $10,921 $779,762 $195,673 $2,148,239

2029 $195,673 $390,557 $0 $7,292 $267,718 $325,804 $1,584,564

2030 $325,804 $402,274 $0 $9,056 $415,313 $321,821 $1,531,007

2031 $321,821 $414,342 $0 $12,358 $186,538 $561,983 $1,329,060

2032 $561,983 $426,772 $0 $17,039 $349,172 $656,623 $1,333,054 42.16%
2033 $656,623 $439,575 $0 $24,595 $18,448 $1,102,345  $1,174,341 55.91%
2034 $1,102,345 $452,763 $0 $30,580 $501,025 $1,084,664  $1,356,341 81.27%
2035 $1,084,664 $466,346 $0 $37,099 $19,572 $1,568,537  $1,051,720 103.13%
2036 $1,568,537 $480,336 $0 $51,013 $20,159 $2,079,727  $1,238,980 126.60%
2037 $2,079,727 $494,746 $0 $65,707 $20,764 $2,619,416  $1,436,528 144.77%
2038 $2,619,416 $509,588 $0 $81,215 $21,386 $3,188,834  $1,644,814 159.25%
2039 $3,188,834 $524,876 $0 $97,573 $22,028 $3,789,255  $1,864,305 171.05%
2040 $3,789,255 $540,622 $0 $114,816 $22,689 $4,422,004  $2,095,485 180.83%
2041 $4,422,004 $556,841 $0 $132,983 $23,370 $5,088,458  $2,338,857 189.07%
2042 $5,088,458 $573,546 $0 $152,112 $24,071 $5,790,046  $2,594,946 196.09%
2043 $5,790,046 $590,753 $0 $172,244 $24,793 $6,528,250  $2,864,296 202.15%
2044 $6,528,250 $608,475 $0 $188,352 $383,047 $6,942,029  $3,147,471 207.41%
2045 $6,942,029 $626,729 $0 $205,406 $26,303 $7,747,862  $3,076,822 225.62%
2046 $7,747,862 $645,531 $0 $228,516 $27,092 $8,594,817  $3,378,385 229.34%
2047 $8,594,817 $664,897 $0 $252,801 $27,904 $9,484,611  $3,695,272 232.59%
2048 $9,484,611 $684,844 $0 $278,308 $28,742 $10,419,021  $4,028,133 235.46%
2049 $10,419,021 $705,389 $0 $305,089 $29,604 $11,399,896  $4,377,639 238.01%
2050 $11,399,896 $726,551 $0 $333,196 $30,492 $12,429,152  $4,744,490 240.28%
2051 $12,429,152 $748,348 $0 $362,684 $31,407 $13,508,777  $5,129,413 242.31%
2052 $13,508,777 $770,798 $0 $393,610 $32,349 $14,640,836  $5,533,160 244.14%
2053 $14,640,836 $793,922 $0 $426,032 $33,319 $15,827,470  $5,956,517 245.80%
2054 $15,827,470 $817,740 $0 $439,346 $1,491,497  $15,593,060  $6,400,294 247.29%
2055 $15,593,060 $842,272 $0 $453,696 $35,348 $16,853,679  $5,364,445 290.67%

Fully Funded Balance =), Current Cost x Effective Age / Useful Life
Percent Funded = Fully Funded Balance / Starting Balance

Key indicators: WPaor| - 0-30% Good - 30-80% Excellent - over 80%
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Baseline Funding Model Summary

Report Parameters
Report Date September 05, 2025 || Inflation 3.00 %
Budget Year Beginning January 01, 2026 || Interest Rate on Reserve Balance 4.00 %
Budget Year Ending December 31, 2026 || Tax Rate on Interest 30.00 %
Total Units 1129 || 2026 Beginning Balance $1,412,603

Figure 3: Baseline Funding vs Fully Funded Model

The Baseline Funding Model calculates the minimum reserve assessments, with the restriction that the reserve
balance is not allowed to go below $0 or other predetermined baseline, during the period of time examined.
All funds for planned reserve expenditures will be available on the first day of each fiscal year. The Baseline
Funding Model allows the client to choose the level of conservative funding they desire by choosing the baseline
dollar amount.

Baseline Funding Model Summary of Calculations

Required Annual Contribution $357,415
Average $317 per unit annually

Average Net Annual Interest Earned $22,847

Total Annual Allocation to Reserves $380,262

$337 per unit annually
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Baseline Funding Model Projection

Table 3: Baseline Funding Plan

Year Starting Reserve Special Interest Expenditures Ending Fully Funded Percent
Balance Contribution  Assessments Earned Balance Balance Funded
2026 $1,412,603 $357,415 $0 $22,847 $1,571,500 $221,365 $3,291,062 42.92%
2027 $221,365 $357,415 $0 $11,128 $15,450 $574,458 $1,936,134
2028 $574,458 $357,415 $0 $10,304 $779,762 $162,415 $2,148,239
2029 $162,415 $357,415 $0 $5,878 $267,718 $257,991 $1,584,564
2030 $257,991 $357,415 $0 $6,496 $415,313 $206,589 $1,531,007
2031 $206,589 $357,415 $0 $8,283 $186,538 $385,749 $1,329,060
2032 $385,749 $357,415 $0 $11,058 $349,172 $405,050 $1,333,054
2033 $405,050 $265,000 $0 $14,984 $18,448 $666,586 $1,174,341 34.49%
2034 $666,586 $265,000 $0 $15,559 $501,025 $446,120 $1,356,341 49.15%
2035 $446,120 $265,000 $0 $16,133 $19,572 $707,682 $1,051,720 42.42%
2036 $707,682 $265,000 $0 $23,543 $20,159 $976,066 $1,238,980 57.12%
2037 $976,066 $249,042 $0 $30,921 $20,764 $1,235266  $1,436,528 67.95%
2038 $1,235,266 $237,835 $0 $38,104 $21,386 $1,489,819  $1,644,814 75.10%
2039 $1,489,819 $237,835 $0 $45,315 $22,028 $1,750,940  $1,864,305 79.91%
2040 $1,750,940 $237,835 $0 $52,711 $22,689 $2,018,798  $2,095,485 83.56%
2041 $2,018,798 $229,926 $0 $60,187 $23,370 $2,285,542  $2,338,857 86.32%
2042 $2,285,542 $219,580 $0 $67,595 $24,071 $2,548,646  $2,594,946 88.08%
2043 $2,548,646 $209,699 $0 $74,907 $24,793 $2,808,459  $2,864,296 88.98%
2044 $2,808,459 $200,835 $0 $77,070 $383,047 $2,703,317  $3,147,471 89.23%
2045 $2,703,317 $200,835 $0 $79,147 $26,303 $2,956,996  $3,076,822 87.86%
2046 $2,956,996 $200,835 $0 $86,331 $27,092 $3,217,070  $3,378,385 87.53%
2047 $3,217,070 $200,835 $0 $93,695 $27,904 $3,483,696  $3,695,272 87.06%
2048 $3,483,696 $200,835 $0 $101,246 $28,742 $3,757,035  $4,028,133 86.48%
2049 $3,757,035 $212,885 $0 $109,157 $29,604 $4,049,473  $4,377,639 85.82%
2050 $4,049,473 $212,885 $0 $117,438 $30,492 $4,349,304  $4,744,490 85.35%
2051 $4,349,304 $230,000 $0 $126,172 $31,407 $4,674,069  $5,129,413 84.79%
2052 $4,674,069 $250,000 $0 $135,653 $32,349 $5,027,373  $5,533,160 84.47%
2053 $5,027,373 $260,000 $0 $145,802 $33,319 $5,399,856  $5,956,517 84.40%
2054 $5,399,856 $260,000 $0 $135,688 $1,491,497  $4,304,047  $6,400,294 84.37%
2055 $4,304,047 $260,000 $0 $125,258 $35,348 $4,653,956  $5,364,445 80.23%

Fully Funded Balance =), Current Cost x Effective Age / Useful Life
Percent Funded = Fully Funded Balance / Starting Balance

Key indicators: WPaor| - 0-30% Good - 30-80% Excellent - over 80%
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Fully Funded Model Summary

Report Date September 05, 2025

January 01, 2026
December 31, 2026

Budget Year Beginning
Budget Year Ending

Total Units 1129

Report Parameters

Inflation 3.00 %
Interest Rate on Reserve Balance 4.00 %
Tax Rate on Interest 30.00 %
2026 Beginning Balance $1,412,603

Figure 4: Funding Model Comparison Cash Projections

The Fully Funded Model’s long-term objective is to provide a plan to a fully funded reserve position over the
longest period of time practical. This is the most conservative funding model.

Required Annual Contribution
Average $317 per unit annually

Average Net Annual Interest Earned

Total Annual Allocation to Reserves
$337 per unit annually

Fully Funded Model Summary of Calculations

$357,415

$22,847
$380,262
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Fully Funded Model Projection

Table 4: Full Funding Plan

Year Starting Reserve Special Interest Expenditures Ending Fully Funded Percent
Balance Contribution  Assessments Earned Balance Balance Funded
2026 $1,412,603 $357,415 $0 $22,847 $1,571,500 $221,365 $3,291,062 42.92%
2027 $221,365 $357,415 $0 $11,128 $15,450 $574,458 $1,936,134
2028 $574,458 $357,415 $0 $10,304 $779,762 $162,415 $2,148,239
2029 $162,415 $357,415 $0 $5,878 $267,718 $257,991 $1,584,564
2030 $257,991 $357,415 $0 $6,496 $415,313 $206,589 $1,531,007
2031 $206,589 $357,415 $0 $8,283 $186,538 $385,749 $1,329,060
2032 $385,749 $357,415 $0 $11,058 $349,172 $405,050 $1,333,054
2033 $405,050 $275,000 $0 $15,126 $18,448 $676,728 $1,174,341 34.49%
2034 $676,728 $275,000 $0 $15,988 $501,025 $466,691 $1,356,341 49.89%
2035 $466,691 $275,000 $0 $16,859 $19,572 $738,978 $1,051,720 44.37%
2036 $738,978 $275,000 $0 $24,573 $20,159 $1,018,392  $1,238,980 59.64%
2037 $1,018,392 $275,000 $0 $32,489 $20,764 $1,305,118  $1,436,528 70.89%
2038 $1,305,118 $275,000 $0 $40,612 $21,386 $1,599,344  $1,644,814 79.35%
2039 $1,599,344 $250,000 $0 $48,594 $22,028 $1,875,910  $1,864,305 85.79%
2040 $1,875,910 $250,000 $0 $56,428 $22,689 $2,159,649  $2,095,485 89.52%
2041 $2,159,649 $250,000 $0 $64,466 $23,370 $2,450,746  $2,338,857 92.34%
2042 $2,450,746 $250,000 $0 $72,712 $24,071 $2,749,387  $2,594,946 94.44%
2043 $2,749,387 $250,000 $0 $81,172 $24,793 $3,055,767  $2,864,296 95.99%
2044 $3,055,767 $250,000 $0 $84,781 $383,047 $3,007,501  $3,147,471 97.09%
2045 $3,007,501 $250,000 $0 $88,471 $26,303 $3,319,670  $3,076,822 97.75%
2046 $3,319,670 $250,000 $0 $97,314 $27,092 $3,639,892  $3,378,385 98.26%
2047 $3,639,892 $275,000 $0 $106,739 $27,904 $3,993,727  $3,695,272 98.50%
2048 $3,993,727 $275,000 $0 $116,763 $28,742 $4,356,748  $4,028,133 99.15%
2049 $4,356,748 $275,000 $0 $127,047 $29,604 $4,729,191  $4,377,639 99.52%
2050 $4,729,191 $275,000 $0 $137,597 $30,492 $5,111,296  $4,744,490 99.68%
2051 $5,111,296 $300,000 $0 $148,776 $31,407 $5,528,666  $5,129,413 99.65%
2052 $5,528,666 $300,000 $0 $160,600 $32,349 $5,956,917  $5,533,160 99.92%
2053 $5,956,917 $300,000 $0 $172,733 $33,319 $6,396,331  $5,956,517 100.01%
2054 $6,396,331 $300,000 $0 $164,517 $1,491,497  $5,369,351  $6,400,294 99.94%
2055 $5,369,351 $300,000 $0 $156,039 $35,348 $5,790,042  $5,364,445 100.09%

Fully Funded Balance =), Current Cost x Effective Age / Useful Life
Percent Funded = Fully Funded Balance / Starting Balance

Key indicators: WPaor| - 0-30% Good - 30-80% Excellent - over 80%
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Funding Model Comparison by Percent Funded

Figure 5: Funding Model Comparison by Percent Funded (%)

The chart above compares the projected Reserve Percentage Funded of the three funding models (Current
Assessment Funding Model, Baseline Funding Model, and Fully Funded Model) over 30 years.
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Annual Expenditure Detail

Replacement Year 2026

Asphalt Paving - Phase 2 $687,000

Asphalt Paving - Crack Repair/Seal $15,000

Beaver Pond Splash Pad $105,000

Culvert Replacement/Modifications - Phase 1 $660,500

Kwann Lake Emergency In/Out $104,000

Total $1,571,500
Replacement Year 2027

Asphalt Paving - Crack Repair/Seal $15,450

Total $15,450
Replacement Year 2028

Asphalt Paving - Phase 3 $763,848

Asphalt Paving - Crack Repair/Seal $15,914

Total $779,762
Replacement Year 2029

Asphalt Paving - Crack Repair/Seal $16,391

Culvert Replacement/Modifications - Phase 2 $21,855

Thunderbird Overflow & Kwann Modification Project $229,473

Total $267,718
Replacement Year 2030

Asphalt Paving - Phase 4 $398,430

Asphalt Paving - Crack Repair/Seal $16,883

Total $415,313
Replacement Year 2031

Asphalt Paving - Crack Repair/Seal $17,389

Culvert Replacement/Modifications - Phase 3 $169,149

Total $186,538
Replacement Year 2032

Asphalt Paving - Phase 5 $331,261

Asphalt Paving - Crack Repair/Seal $17,911

Total $349,172
Replacement Year 2033

Asphalt Paving - Crack Repair/Seal $18,448

Total $18,448
Replacement Year 2034

Asphalt Paving - Phase 6 $482,023

Asphalt Paving - Crack Repair/Seal $19,002

Total $501,025

Replacement Year 2035

Pacific Crest Reserves, LLC = 360-588-9956
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Asphalt Paving - Crack Repair/Seal $19,572

Total $19,572
Replacement Year 2036

Asphalt Paving - Crack Repair/Seal $20,159

Total $20,159
Replacement Year 2037

Asphalt Paving - Crack Repair/Seal $20,764

Total $20,764
Replacement Year 2038

Asphalt Paving - Crack Repair/Seal $21,386

Total $21,386
Replacement Year 2039

Asphalt Paving - Crack Repair/Seal $22,028

Total $22,028
Replacement Year 2040

Asphalt Paving - Crack Repair/Seal $22,689

Total $22,689
Replacement Year 2041

Asphalt Paving - Crack Repair/Seal $23,370

Total $23,370
Replacement Year 2042

Asphalt Paving - Crack Repair/Seal $24,071

Total $24,071
Replacement Year 2043

Asphalt Paving - Crack Repair/Seal $24,793

Total $24,793
Replacement Year 2044

Asphalt Paving - Crack Repair/Seal $25,536

Thunderbird Overflow & Kwann Modification Project $357,511

Total $383,047
Replacement Year 2045

Asphalt Paving - Crack Repair/Seal $26,303

Total $26,303
Replacement Year 2046

Asphalt Paving - Crack Repair/Seal $27,092

Total $27,092
Replacement Year 2047

Asphalt Paving - Crack Repair/Seal $27,904

Total $27,904

Pacific Crest Reserves, LLC = 360-588-9956
www.paccrestreserves.com
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Birch Bay Village - Roads

Replacement Year 2048

Asphalt Paving - Crack Repair/Seal $28,742

Total $28,742
Replacement Year 2049

Asphalt Paving - Crack Repair/Seal $29,604

Total $29,604
Replacement Year 2050

Asphalt Paving - Crack Repair/Seal $30,492

Total $30,492
Replacement Year 2051

Asphalt Paving - Crack Repair/Seal $31,407

Total $31,407
Replacement Year 2052

Asphalt Paving - Crack Repair/Seal $32,349

Total $32,349
Replacement Year 2053

Asphalt Paving - Crack Repair/Seal $33,319

Total $33,319
Replacement Year 2054

Asphalt Paving - Phase 1 $1,457,178

Asphalt Paving - Crack Repair/Seal $34,319

Total $1,491,497
Replacement Year 2055

Asphalt Paving - Crack Repair/Seal $35,348

Total $35,348

Pacific Crest Reserves, LLC = 360-588-9956

www.paccrestreserves.com
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Birch Bay Village - Roads

Detail Report by Component

Asphalt Paving

ID

Category

Placed in Service
Useful Life
Remaining Life
Notes

- Phase 1

1001

Asphalt - Resurface
01/01/2024

30

28

Replacement Year
Replacement Cost
Quantity
Assessment

Fund Component

2054
$636,898

1 (Allowance)
Fixed

Funded

The Community includes approximately 13 miles of asphalt paved roads. The association
has resurfacing planned in three phases beginning in 2024. Regular cycles of repair is the
most cost-effective program for the long-term care of asphalt. Water penetration is the

largest contributor to deterioration. Our understanding is patching of the damaged areas
will continue until resurfacing is scheduled.

Asphalt Paving - Phase 2
ID 1002 Replacement Year 2026
Category Asphalt - Resurface Replacement Cost $687,000
Placed in Service 01/01/1999 Quantity 1 (Allowance)
Useful Life 30 Assessment Fixed
Remaining Life 0 Fund Component Funded
Asphalt Paving - Phase 3
ID 1003 Replacement Year 2028
Category Asphalt - Resurface Replacement Cost $720,000
Placed in Service 01/01/1999 Quantity 1 (Allowance)
Useful Life 30 Assessment Fixed
Remaining Life 2 Fund Component Funded
Asphalt Paving - Phase 4
ID 1004 Replacement Year 2030
Category Asphalt - Resurface Replacement Cost $354,000
Placed in Service 01/01/1999 Quantity 1 (Allowance)
Useful Life 30 Assessment Fixed
Remaining Life 4 Fund Component Funded
Asphalt Paving - Phase 5
ID 1005 Replacement Year 2032
Category Asphalt - Resurface Replacement Cost $277,426
Placed in Service 01/01/1999 Quantity 1 (Allowance)
Useful Life 30 Assessment Fixed
Remaining Life 6 Fund Component Funded
Asphalt Paving - Phase 6
ID 1006 Replacement Year 2034
Category Asphalt - Resurface Replacement Cost $380,514
Placed in Service 01/01/1999 Quantity 1 (Allowance)
Useful Life 30 Assessment Fixed
Remaining Life 8 Fund Component Funded

Pacific Crest Reserves, LLC = 360-588-9956

www.paccrestreserves.com
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Birch Bay Village - Roads

Asphalt Paving - Crack Repair/Seal

ID 1007 Replacement Year 2026
Category Asphalt - Seal Coat Replacement Cost $15,000
Placed in Service 01/01/2024 Quantity 1 (Allowance)
Useful Life 1 Assessment Fixed
Remaining Life 0 Fund Component Funded
Notes It was reported the budget includes an annual crack repair/seal allowance.
Culvert Replacement/Modifications - Phase 1
ID 1008 Replacement Year 2026
Category Drainage System Replacement Cost $660,500
Placed in Service 01/01/2022 Quantity 1 (Allowance)
Useful Life 0 Assessment Fixed
Remaining Life 0 Fund Component Funded
Notes The community includes some 20 plus miles of drainage ditches and associated culverts.

Cleaning and maintaining the the drainage system requires annual expense and major
replacement of these essential elements over time.

Culvert Replacement/Modifications - Phase 2

ID 1009 Replacement Year 2029

Category Drainage System Replacement Cost $20,000

Placed in Service 01/01/2022 Quantity 1 (Allowance)

Useful Life 0 Assessment Fixed

Remaining Life 3 Fund Component Funded
Culvert Replacement/Modifications - Phase 3

ID 1010 Replacement Year 2031

Category Drainage System Replacement Cost $145,909

Placed in Service 01/01/2022 Quantity 1 (Allowance)

Useful Life 0 Assessment Fixed

Remaining Life 5 Fund Component Funded
Culvert Replacement/Modifications - Phase 4

ID 1011 Replacement Year 2026

Category Drainage System Replacement Cost $0

Placed in Service 01/01/2022 Assessment Fixed

Useful Life 0 Fund Component Not funded
Remaining Life 0

Notes Per management phase will be included in phase 2 which has the cost revised. and has

been unfunded.

Thunderbird Overflow & Kwann Moaodification Project

ID

Category

Placed in Service
Useful Life
Remaining Life
Notes

1012

Drainage System
01/01/2008

15

3

Replacement Year
Replacement Cost
Quantity
Assessment

Fund Component

Pacific Crest Reserves, LLC = 360-588-9956

www.paccrestreserves.com

2029
$210,000

1 (Allowance)

Fixed
Funded

Our understanding is management is exploring options for maintaining water level
management and drainage from the community pond via a weir system as an alternative
to the current overflow pump system. The cost included is a place holder only until such
time as the feasibility of a weir system can be determined.
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Birch Bay Village - Roads

Beaver Pond Splash Pad

ID 1013 Replacement Year 2026
Category Drainage System Replacement Cost $105,000
Placed in Service 06/01/2020 Quantity 1 (Allowance)
Useful Life 0 Assessment Fixed
Remaining Life 0 Fund Component Funded
Notes

Kwann Lake Emergency In/Out
ID 1014 Replacement Year 2026
Category Drainage System Replacement Cost $104,000
Placed in Service 06,/01/2020 Quantity 1 (Allowance)
Useful Life 0 Assessment Fixed
Remaining Life 0 Fund Component Funded

Pacific Crest Reserves, LLC = 360-588-9956

www.paccrestreserves.com
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Expenses by Item and by Calendar Year

Table 5: Anticipated Expenditures: years 2026 - 2035

Component 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
Asphalt - Resurface
1  Asphalt Paving - Phase 1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
2 Asphalt Paving - Phase 2 $687,000 $0 $0 $0 $0 $0 $0 $0 $0 $0
3 Asphalt Paving - Phase 3 $0 $0 $763,848 $0 $0 $0 $0 $0 $0 $0
4 Asphalt Paving - Phase 4 $0 $0 $0 $0 $398,430 $0 $0 $0 $0 $0
5  Asphalt Paving - Phase 5 $0 $0 $0 $0 $0 $0 $331,261 $0 $0 $0
6 Asphalt Paving - Phase 6 $0 $0 $0 $0 $0 $0 $0 $0 $482,023 $0
Asphalt - Seal Coat
7 Asphalt Paving - Crack $15,000 $15,450 $15,914 $16,391 $16,883 $17,389 $17,911 $18,448 $19,002 $19,572
Repair/Seal
Drainage System
8 Beaver Pond Splash Pad $105,000 $0 $0 $0 $0 $0 $0 $0 $0 $0
9  Culvert $660,500 $0 $0 $0 $0 $0 $0 $0 $0 $0
Replacement/Modifications -
Phase 1
10 Culvert $0 $0 $0 $21,855 $0 $0 $0 $0 $0 $0
Replacement/Modifications -
Phase 2
11 Culvert $0 $0 $0 $0 $0 $169,149 $0 $0 $0 $0
Replacement/Modifications -
Phase 3
12 Kwann Lake Emergency In/Out $104,000 $0 $0 $0 $0 $0 $0 $0 $0 $0
13 Thunderbird Overflow & Kwann $0 $0 $0 $229,473 $0 $0 $0 $0 $0 $0
Modification Project
Total Expenses $1,571,500 $15,450 $779,762 $267,719 $415,313 $186,538 $349,172 $18,448 $501,025 $19,572
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Table 6: Anticipated Expenditures: years 2036 - 2045

Component 2036 2037 2038 2039 2040 2041 2042 2043 2044 2045
Asphalt - Resurface
1  Asphalt Paving - Phase 1 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
2 Asphalt Paving - Phase 2 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
3 Asphalt Paving - Phase 3 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
4 Asphalt Paving - Phase 4 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
5  Asphalt Paving - Phase 5 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
6  Asphalt Paving - Phase 6 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Asphalt - Seal Coat
7 Asphalt Paving - Crack $20,159 $20,764 $21,386 $22,028 $22,689 $23,370 $24,071 $24,793 $25,536 $26,303
Repair/Seal
Drainage System
8 Beaver Pond Splash Pad $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
9  Culvert $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Replacement/Modifications -
Phase 1
10 Culvert $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Replacement/Modifications -
Phase 2
11 Culvert $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Replacement/Modifications -
Phase 3
12 Kwann Lake Emergency In/Out $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
13 Thunderbird Overflow & Kwann $0 $0 $0 $0 $0 $0 $0 $0 $357,511 $0
Modification Project
Total Expenses $20,159 $20,764 $21,386 $22,028 $22,689 $23,370 $24,071 $24,793 $383,047 $26,303
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Table 7: Anticipated Expenditures: years 2046 - 2055

Component 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055
Asphalt - Resurface
1  Asphalt Paving - Phase 1 $0 $0 $0 $0 $0 $0 $0 $0 $1,457,178 $0
2 Asphalt Paving - Phase 2 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
3 Asphalt Paving - Phase 3 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
4 Asphalt Paving - Phase 4 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
5  Asphalt Paving - Phase 5 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
6  Asphalt Paving - Phase 6 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Asphalt - Seal Coat
7 Asphalt Paving - Crack $27,092 $27,904 $28,742 $29,604 $30,492 $31,407 $32,349 $33,319 $34,319 $35,348
Repair/Seal
Drainage System
8 Beaver Pond Splash Pad $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
9  Culvert $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Replacement/Modifications -
Phase 1
10 Culvert $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Replacement/Modifications -
Phase 2
11 Culvert $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Replacement/Modifications -
Phase 3
12 Kwann Lake Emergency In/Out $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
13 Thunderbird Overflow & Kwann $0 $0 $0 $0 $0 $0 $0 $0 $0 $0
Modification Project
Total Expenses $27,092 $27,904 $28,742 $29,604 $30,492 $31,407 $32,349 $33,319 $1,491,497 $35,348
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