
 

 

Viera East Community Development District  
Rockledge, Florida 

 
Dear Board of Supervisors of Viera East Community Development District: 

At the direction of the Board and Management that recognizes the need for proper reserve 
planning, we have conducted a Reserve Study of Viera East Community Development 
District in Rockledge, Florida and submit our findings in this report.  The effective date of 
this study is the date of our visual, noninvasive inspection, September 12, 2024. 

This Reserve Study exceeds the Association of Professional Reserve Analysts (APRA) 
standards fulfilling the requirements of a ñLevel II Reserve Study Update.ò   

An ongoing review by the Board and Management and an Update of this Reserve Study 
are necessary to ensure an equitable funding plan since a Reserve Study is a snapshot 
in time.  We recommend the District budget for an Update to this Reserve Study in two- 
to three-years.  We look forward to continuing to help Viera East Community Development 
District plan for a successful future. 

As part of our long-term thinking and everyday commitment to our clients, we are available 
to answer any questions you may have regarding this study.   

Respectfully submitted on June 6, 2025 by 

Reserve Advisors, LLC  

Visual Inspection and Report by: Jared W. Kelley 
Review by: Tamara S. Samhouri, RS1, Quality Assurance Engineer 
Alan M. Ebert, RS, PRA2, Director of Quality Assurance 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
1 RS (Reserve Specialist) is the reserve provider professional designation of the Community Associations 
Institute (CAI) representing America's more than 300,000 condominium, cooperative and homeowners 
associations. 
2 PRA (Professional Reserve Analyst) is the professional designation of the Association of Professional 
Reserve Analysts.  Learn more about APRA at http://www.apra-usa.com. 

Reserve Advisors, LLC 
735 N. Water Street, Suite 175 

Milwaukee, WI 53202 
 



©2023 Reserve Advisors, LLC. All rights reserved. 
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1. RESERVE STUDY EXECUTIVE SUMMARY 

Client: Viera East Community Development District (Viera East) 
Location: Rockledge, Florida 
Reference: 081121 
 
Property Basics: Viera East Community Development District is a local governmental entity 
which is responsible for the common elements shared by 6,073 single family homes, multi-
family developments, and commercial units in Brevard County, Florida.  Development of the 
district was approved in 1991 as authorized by Chapter 190 of the Florida Statutes. 
Construction of the common elements began in approximately 1994 and was completed by 
approximately 2005. The Community Development District maintains a public golf course with 
related infrastructure and amenities, several parks, a system of nature trails and walking paths, 
and the storm water management system including more than 80 ponds and lakes. 
 
Reserve Components Identified: Viera East uses multiple cost centers.  We identify the 
following number of Reserve Components per cost center 

¶ Golf Course Expenditures: 113 Reserve Components 

¶ General Fund Expenditures: 63 Reserve Components 
 
Inspection Date: September 12, 2024. We conducted a previous inspection on January 22, 
2009. 
 
Funding Goal: The Funding Goal of this Reserve Study is to maintain reserves above an 
adequate, not excessive threshold during one or more years of significant expenditures. 

¶ Golf Course: Our recommended Cash Flow Funding Plan recognizes this threshold 
funding year in 2052 due to the replacement of the golf course irrigation system pipes, 
heads, valves and controllers.   In addition, the Reserve Funding Plan recommends 
2055 year end accumulated reserves of approximately $3,344,651.  We judge this 
amount of accumulated reserves in 2055 necessary to fund the likely subsequent 
rebuilding of the greens and tee areas after 2055.  These future needs, although beyond 
the limit of the Cash Flow Analysis of this Reserve Study, are reflected in the amount of 
accumulated 2055 year end reserves.   

¶ General Fund: Our recommended Cash Flow Funding Plan recognizes these threshold 
funding years in 2044 due to the implementation of erosion control measures at the 
ponds and in 2051 due to the replacement of the light truck maintenance vehicles.   In 
addition, the Reserve Funding Plan recommends 2055 year end accumulated reserves 
of approximately $308,858.  We judge this amount of accumulated reserves in 2055 
necessary to fund the replacement of the pedestrian bridges at the recreation lake and 
repaving of the clubhouse parking area after 2055.  These future needs, although 
beyond the limit of the Cash Flow Analysis of this Reserve Study, are reflected in the 
amount of accumulated 2055 year end reserves.   

 
Methodology:  
We use the Cash Flow Method to compute the Reserve Funding Plan.  This method offsets 
future variable Reserve Expenditures with existing and future stable levels of reserve funding.  
Our application of this method also considers: 

¶ Current and future local costs of replacement 

¶ 3.0% anticipated annual rate of return on invested reserves 

¶ 3.3% future Inflation Rate for estimating Future Replacement Costs 
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Project Prioritization: We note anticipated Reserve Expenditures for the next 30 years in the 
Reserve Expenditures tables and include a Five-Year Outlook table following the Reserve 
Funding Plan in section 3. We recommend the District prioritize the following projects in the 
next five years based on the conditions identified:   

¶ Golf Course Priority Projects: 

¶ Partial replacement of concrete cart paths to address undermining, cracks and 
settlement 

¶ Replacement of the various Golf Course vehicles and maintenance equipment as 
necessary 

¶ Interior renovations at the maintenance building with coordinated paint finish 
applications to the exposed structural frame, metal siding and roof 

¶ Replacement of yardage and hole markers to maintain the desired appearance of the 
course 

¶ Renovation of the rest room buildings to ensure player comfort while on the course 

¶ General Fund Priority Projects: 

¶ Replacement of the various District vehicles and maintenance equipment as 
necessary 

¶ Inspections and capital repairs to the drainage control structures and stormwater 
outflow pipes to ensure continued functionality 

¶ Partial replacement of concrete sidewalks and nature trails to address trip hazards, 
cracks and settlement 
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Golf Course Cost Center 
Unaudited Cash Status of Reserve Fund: 

¶ Fiscal Year 2024 begins October 1, 2023 and ends September 30, 20241 

¶ $982,675 as of September 30, 2024 which EXCLUDES any Interest allocated to the Golf 
Course Reserve Fund 

¶ 2024 budgeted Reserve Contributions of $140,691 

¶ 2025 budgeted Reserve Contributions of $84,000 

¶ The Association informs us that approximately $200,000 will be added annually to the 
Golf Course Reserve as a result of excess revenue 

¶ A potential deficit in reserves was not identified during the first five years of the analysis 
based upon the most recent annual reserve contribution of $284,000 and the identified 
Reserve Expenditures. 

 
Recommended Reserve Funding: We recommend the following in order to achieve a stable 
and equitable Cash Flow Methodology Funding Plan: 

¶ Increase Golf Course Reserve Contributions to $192,000 in 2026, and contribute the 
anticipated $200,000 in excess revenue annually 

¶ Inflationary increases in the recommended Reserve Contribution thereafter through 
2054, the limit of this study's Cash Flow Analysis 

¶ The District may ascribe the actual contributions and assessments per owner based 
upon percent ownership, as defined by the Districtôs governing documents 

 
1 The Fiscal Year (FY 2024) for Viera East CDD begins October 1, 2023, and ends September 30, 2024.  
For brevity, we refer to the Fiscal Year by its ending year, i.e. Fiscal Year 2023-24 is FY 2024 or simply 
2024.   
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Recommended Reserve Funding Table and Graph 

Year

Reserve 

Contributions ($)

Reserve 

Balances ($) Year

Reserve 

Contributions ($)

Reserve 

Balances ($) Year

Reserve 

Contributions ($)

Reserve 

Balances ($)

2025 84,000 (Budgeted) 904,294 2035 257,200 2,092,158 2045 356,100 5,343,334

2026 192,000 1,055,383 2036 265,700 2,480,357 2046 367,900 5,835,527

2027 198,300 1,446,706 2037 274,500 2,750,006 2047 380,000 6,569,737

2028 204,800 1,741,246 2038 283,600 3,154,331 2048 392,500 6,893,413

2029 211,600 2,017,289 2039 293,000 3,334,823 2049 405,500 6,608,977

2030 218,600 1,634,329 2040 302,700 3,409,082 2050 418,900 6,672,718

2031 225,800 1,983,683 2041 312,700 3,650,870 2051 432,700 7,178,468

2032 233,300 1,453,969 2042 323,000 4,224,598 2052 447,000 2,154,171

2033 241,000 1,806,538 2043 333,700 4,871,870 2053 461,800 2,789,550

2034 249,000 1,806,962 2044 344,700 5,066,290 2054 477,000 3,344,651  

-8000

-6000

-4000

-2000

0

2000

4000

6000

8000

Reserve Expenditures

Recommended Reserve Contributions

Year-End Reserve Balances
 



  

Page 1.5 - Executive Summary 

General Fund Cost Center 
Unaudited Cash Status of Reserve Fund: 

¶ Fiscal Year 2024 begins October 1, 2023 and ends September 30, 2024. 

¶ $592,672 as of September 30, 2024 which EXCLUDES any interest allocated to the 
General Reserve Fund 

¶ FY2024 budgeted Reserve Contributions of $96,816 

¶ FY2025 budgeted Reserve Contributions of $31,777 

¶ The Association informs us that approximately $50,000 will be added annually to the 
Golf Course Reserve as a result of excess revenue 

¶ A potential deficit in reserves was not identified during the first five years of the analysis 
based upon the most recent annual Reserve contribution of $81,777 and the identified 
Reserve Expenditures. 

 
Recommended Reserve Funding: We recommend the following in order to achieve a stable 
and equitable Cash Flow Methodology Funding Plan: 

¶ Increase General Reserve Contributions to $55,000 in 2026, and contribute the 
anticipated $50,000 in excess revenue annually 

¶ Inflationary increases in the recommended Reserve Contribution thereafter through 
2054, the limit of this study's Cash Flow Analysis 

¶ The District may ascribe the actual contributions and assessments per owner based 
upon percent ownership, as defined by the Districtôs governing documents 
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Recommended Reserve Funding Table and Graph 

Year

Reserve 

Contributions ($)

Reserve 

Balances ($) Year

Reserve 

Contributions ($)

Reserve 

Balances ($) Year

Reserve 

Contributions ($)

Reserve 

Balances ($)

2025 31,777 (Budgeted) 693,456 2035 73,700 924,400 2045 102,200 312,284

2026 55,000 748,121 2036 76,100 693,031 2046 105,600 363,608

2027 56,800 834,437 2037 78,600 787,384 2047 109,100 490,812

2028 58,700 784,020 2038 81,200 886,613 2048 112,700 441,202

2029 60,600 797,803 2039 83,900 741,299 2049 116,400 412,500

2030 62,600 788,751 2040 86,700 774,420 2050 120,200 481,122

2031 64,700 804,018 2041 89,600 766,655 2051 124,200 244,491

2032 66,800 828,905 2042 92,600 896,521 2052 128,300 184,399

2033 69,000 938,124 2043 95,700 480,288 2053 132,500 305,425

2034 71,300 779,853 2044 98,900 238,626 2054 136,900 308,858  
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2. RESERVE STUDY REPORT 

At the direction of the Board that recognizes the need for proper reserve planning, we 
have conducted a Reserve Study of 

Viera East Community Development District 
  

Rockledge, Florida 

and submit our findings in this report.  The effective date of this study is the date of our 
visual, noninvasive inspection, September 12, 2024.  We conducted the original 
inspection on January 22, 2009.   
 

We present our findings and recommendations in the following report sections and 
spreadsheets: 

¶ Identification of Property - Segregates all property into several areas of 
responsibility for repair or replacement   

¶ Reserve Expenditures - Identifies reserve components and related 
quantities, useful lives, remaining useful lives and future reserve 
expenditures during the next 30 years 

¶ Reserve Funding Plan - Presents the recommended 
Reserve Contributions and year-end Reserve Balances for the next 30 
years 

¶ Five-Year Outlook - Identifies reserve components and anticipated 
reserve expenditures during the first five years 

¶ Reserve Component Detail - Describes the reserve components, 
includes photographic documentation of the condition of various property 
elements, describes our recommendations for repairs or replacement, 
and includes detailed solutions and procedures for replacements for the 
benefit of current and future Board of Supervisors members and 
Management professionals 

¶ Methodology - Lists the national standards, methods and procedures 
used to develop the Reserve Study 

¶ Definitions - Contains definitions of terms used in the Reserve Study, 
consistent with national standards 

¶ Professional Service Conditions - Describes Assumptions and 
Professional Service Conditions  

¶ Credentials and Resources 
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IDENTIFICATION OF PROPERTY 

 

Our investigation includes Reserve Components or property elements as set forth in your 
Declaration or which were identified as part of your request for proposed services.  The 
Expenditure tables in Section 3 list the elements contained in this study.  Our analysis 
begins by segregating the property elements into several areas of responsibility for repair 
and replacement.   

Our process of identification helps assure that future boards and the management team 
understand whether reserves, the operating budget or Owners fund certain replacements 
and assists in preparation of the annual budget.  We derive these segregated classes of 
property from our review of the information provided by the District and through 
conversations with Management and the Board.  These classes of property include: 

¶ Reserve Components 

¶ Long-Lived Property Elements 

¶ Operating Budget Funded Repairs and Replacements 

¶ Property Maintained by Owners 

¶ Property Maintained by Others 

We advise the Board conduct an annual review of these classes of property to confirm its 
policy concerning the manner of funding, i.e., from reserves or the operating budget.  
Reserve Components are defined by CAI as property elements with:  

¶ Viera East responsibility 

¶ Limited useful life expectancies 

¶ Predictable remaining useful life expectancies 

¶ Replacement cost above a minimum threshold 
 
The following tables depict the items excluded from the Reserve Expenditure plan: 
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3. RESERVE EXPENDITURES and FUNDING PLAN 

The tables following this introduction present: 
 
Reserve Expenditures  

¶ Line item numbers  

¶ Total quantities 

¶ Quantities replaced per phase (in a single year) 

¶ Reserve component inventory  

¶ Estimated first year of event (i.e., replacement, application, etc.) 

¶ Life analysis showing  

- useful life  

- remaining useful life 

¶ FY2025 local cost of replacement 

- Per unit 

- Per phase  

- Replacement of total quantity 

¶ Percentage of future expenditures anticipated during the next 30 years 

¶ Schedule of estimated future costs for each reserve component including 
inflation 

Reserve Funding Plan  

¶ Reserves at the beginning of each year 

¶ Total recommended reserve contributions  

¶ Estimated interest earned from invested reserves  

¶ Anticipated expenditures by year 

¶ Anticipated reserves at year end 

Five-Year Outlook  

¶ Line item numbers 

¶ Reserve component inventory of only the expenditures anticipated to 
occur within the first five years 

¶ Schedule of estimated future costs for each reserve component 
anticipated to occur within the first five years 

The purpose of a Reserve Study is to provide an opinion of reasonable annual 
Reserve Contributions.  Prediction of exact timing and costs of minor Reserve 
Expenditures typically will not significantly affect the 30-year cash flow 
analysis.  Adjustments to the times and/or costs of expenditures may not always result in 
an adjustment in the recommended Reserve Contributions. 

Financial statements prepared by the District, by you or others might rely in part 
on information contained in this section.  For your convenience, we have provided an 
electronic data file containing the tables of Reserve Expenditures and Reserve Funding 
Plan.    
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4. RESERVE COMPONENT DETAIL 

The Reserve Component Detail of this Reserve Study includes 
enhanced solutions and procedures for select significant components.  This section 
describes the Reserve Components, documents specific problems and condition 
assessments, and may include detailed solutions and procedures for necessary capital 
repairs and replacements for the benefit of current and future board members.  We advise 
Management and the Board use this information to help define the scope and procedures 
for repair or replacement when soliciting bids or proposals from contractors.  However, 
the Report in whole or part is not and should not be used as a design specification or 
design engineering service.   

GOLF - Clubhouse Exterior Building Elements 

 

Clubhouse exterior overview 

 

Starterôs Station overview 

Doors, Metal 

Line Item:  1.100 

Quantity:  Seven metal doors at the clubhouse rest rooms, cart barn, kitchen exit and 
office 

History:  Likely original to construction with the benefit of paint finish applications and 
repairs performed on an as-needed basis 

Condition:  Good to fair overall with no significant visible deterioration 
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Metal door at rest room 

 

Metal doors at cart barn 

Useful Life:  Up to 35 years 

Preventative Maintenance Notes:  We note the following select recommended 
preventative maintenance activities to maximize the remaining useful life: 

¶ Annually: 
o Inspect and repair any damage, base corrosion or alignment 

issues 

o Replace deteriorated hardware and loose weather stripping 

o Periodic touch-up paint finish applications as needed 

Priority/Criticality:  Defer only upon opinion of independent professional or engineer  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 

Patio, Gemstone Coating 

Line Items:  1.101 and 1.102 

Quantity:  Approximately 7,450 square feet of horizontal surface area at the patio, rest 
rooms and restaurant. These surfaces comprise concrete with a gemstone waterproof 
coating 

History:  Repaired and coated in 2020 

Condition:  Good overall with no visible deterioration     
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Gemstone coating at Clubhouse 

 

Gemstone coating at portico 

 

Gemstone floor coating inside restaurant 

 

Gemstone floor coating inside restaurant 
 

Useful Life:  Replacement of the gemstone waterproof coating every 20- to 25-years with 
the benefit of interim sealant applications performed every four- to six-years 

Priority/Criticality:  Defer only upon opinion of independent professional or engineer 

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3.  

Railings, Aluminum 

Line Item:  1.103 

Quantity:  Approximately 310 linear feet of aluminum railings at the Clubhouse patio 

History:  Original with the benefit of repairs and paint finish applications performed in 
2020 

Condition:  Good overall with no significant visible deterioration evident 
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Aluminum railings at outdoor seating area 

 

Aluminum railings 

 

Aluminum railings  
 

Useful Life:  Up to 35 years 

Preventative Maintenance Notes:  We note the following select recommended 
preventative maintenance activities to maximize the remaining useful life: 

¶ Annually: 
o Inspect for damage, and excessive finish deterioration or 

corrosion 

o Test security of railings and inspect connection fasteners 

Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 
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Roof Assemblies, Asphalt Shingles 

Line Item:  1.104 

Quantity:  Approximately 205 squares1 of asphalt shingles at the Clubhouse building and 
Starterôs Station, approximately 7,300 square feet of aluminum soffit, approximately 780 
linear feet of fascia boards and approximately 180 linear feet of aluminum gutters and 
downspouts.  

History:  Replaced in 2022. The District should conduct inspections of the roofs 
semiannually and fund these inspections through the operating budget.  

Condition:  Good overall with no visible deterioration evident from our visual inspection 
from the ground.  Management does not report a history of leaks. 

 

Aluminum gutters and downspouts 

 

Roof at Starterôs Station 

 

Roof overview at portico 

 

Roof overview 

 
1 We quantify the roof area in squares where one square is equal to 100 square feet of surface area. 
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Roof overview 

 

Valley detail 

 

Vinyl soffits and fascia at Clubhouse 

 

Vinyl soffits and fascia at the Starterôs Station 

 

Useful Life:  12- to 18-years 

Component Detail Notes:  The existing roof assembly comprises the following: 

¶ Architectural shingles 

¶ Boston style ridge caps 

¶ Rubber seal with metal base boot flashing at waste pipes 

¶ Soffit, gable and square hood box vents 

¶ Metal drip edge 

¶ Enclosed half weaved valleys 

Insulation and ventilation are two major components of a sloped roof system.  Together, 
proper insulation and ventilation help to control attic moisture and maintain an energy 
efficient building.  Both insulation and ventilation prevent moisture buildup which can 
cause wood rot, mold and mildew growth, warp sheathing, deteriorate shingles, and 
eventually damage building interiors.  Sufficient insulation helps to minimize the quantity 
of moisture that enters the attic spaces and adequate ventilation helps to remove any 
moisture that enters the attic spaces.  These two roof system components also help to 
reduce the amount of energy that is required to heat and cool a building.  Proper attic 
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insulation minimizes heat gain and heat loss between the residential living spaces and 
attic spaces.  This reduces energy consumption year-round.  Proper attic ventilation 
removes excessive heat from attic spaces that can radiate into residential living spaces 
and cause air conditioners to work harder.  Properly installed attic insulation and 
ventilation work together to maximize the useful life of sloped roof systems. 

The vents should be clear of debris and not blocked from above by attic insulation.  If the 
soffit vents are blocked from above, installation of polystyrene vent spaces or baffles 
between the roof joists at these locations can ensure proper ventilation.   

Certain characteristics of condition govern the times of replacement.  Replacement of an 
asphalt shingle roof becomes necessary when there are multiple or recurring leaks and 
when the shingles begin to cup, curl and lift.  These conditions are indications that the 
asphalt shingle roof is near the end of its useful life.  Even if the shingles are largely 
watertight, the infiltration of water in one area can lead to permanent damage to the 
underlying roof sheathing.  This type of deterioration requires replacement of saturated 
sections of sheathing and greatly increases the cost of roof replacement.  Roof leaks may 
occur from interrelated roof system components, i.e., flashings.  Therefore, the warranty 
period, if any, on the asphalt shingles, may exceed the useful life of the roof system.   

Warranties are an indication of product quality and are not a product guarantee.  Asphalt 
shingle product warranties vary from 20- to 50-years and beyond.  However, the scope is 
usually limited to only the material cost of the shingles as caused by manufacturing 
defects.  Warranties may cover defects such as thermal splitting, granule loss, cupping, 
and curling.  Labor cost is rarely included in the remedy so if roof materials fail, the labor 
to tear off and install new shingles is extra.  Other limitations of warranties are exclusions 
for "incidental and consequential" damages resulting from age, hurricanes, hail storms, 
ice dams, severe winds, tornadoes, earthquakes, etc.  There are some warranties which 
offer no dollar limit for replacement at an additional cost (effectively an insurance policy) 
but again these warranties also have limits and may not cover all damages other than a 
product defect.  We recommend a review of the manufacturersô warranties as part of the 
evaluation of competing proposals to replace a roof system.  This evaluation should 
identify the current costs of remedy if the roof were to fail in the near future.  A comparison 
of the costs of remedy to the total replacement cost will assist in judging the merits of the 
warranties. 

The following cross-sectional schematic illustrates a typical asphalt shingle roof system 
although it may not reflect the actual configuration at Viera East: 
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Contractors use one of two methods for replacement of sloped roofs, either an 
overlayment or a tear-off.  Overlayment is the application of new shingles over an existing 
roof.  However, there are many disadvantages to overlayment including hidden defects 
of the underlying roof system, absorption of more heat resulting in accelerated 
deterioration of the new and old shingles, and an uneven visual appearance.  Therefore, 
we recommend only the tear-off method of replacement.  The tear-off method of 
replacement includes removal of the existing shingles, flashings if required and 
underlayments.    

The District should plan to coordinate the replacement of gutters and downspouts and 
soffit and fascia components with the adjacent roofs.  This will result in the most 
economical unit price and minimize the possibility of damage to other roof components 
as compared to separate replacements. 

Preventative Maintenance Notes:  We recommend the District maintain a service and 
inspection contract with a qualified professional and record all documentation of repairs 
conducted.  We note the following select recommended preventative maintenance 
activities to maximize the remaining useful life: 

¶ Annually: 
o Record any areas of water infiltration, flashing deterioration, 

damage or loose shingles 

o Implement repairs as needed if issues are reoccurring 

o Trim tree branches that are near or in contact with roof 

¶ As-needed: 
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o Ensure proper ventilation and verify vents are clear of debris and 

not blocked from attic insulation 

Priority/Criticality:  Defer only upon opinion of independent professional or engineer  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3.  Our estimate of cost includes replacement of the 
aluminum gutters and downspouts and partial replacement of up to fifty percent (50%) of 
the soffit and fascia components per event. 

Walls, Stucco 

Line Item:  1.105 

Quantity:  Approximately 9,600 square feet of the Clubhouse exterior and Starterôs 
Station 

History:  Painted and repaired in 2020 

Condition:  Good to fair overall with no visible deterioration evident.   

 

Stucco finishes at portico  

 

Stucco wall finishes 
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Stucco terminates above lower roof section 

 

Stucco wall finishes at cart barn  
 

Useful Life:  We recommend inspections, repairs and paint finish applications every five- 
to seven-years.   

Component Detail Notes:  The following graphic details the typical components of a 
stucco wall system on frame construction although it may not reflect the actual 
configuration at Viera East: 

 

Correct and complete preparation of the surface before application of the paint finish 
maximizes the useful life of the paint finish and surface.  The contractor should remove 
all loose, peeled or blistered paint before application of the new paint finish.  The 
contractor should then power wash the surface to remove all dirt and biological growth.  
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Water-soluble cleaners that will not attack Portland cement are acceptable for removing 
stains. 

Priority/Criticality:  Defer only upon opinion of independent professional or engineer  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3.  Our estimate of cost anticipates the following in 
coordination with each paint finish application: 

¶ Complete inspection of the stucco 

¶ Crack repairs as needed (Each paint product has the limited ability to cover 
and seal cracks but we recommend repair of all cracks which exceed the 
ability of the paint product to bridge.) 

¶ Replacement of up to one percent (1%), of the stucco walls (The exact 
amount of area in need of replacement will be discretionary based on the 
actual future conditions and the desired appearance.)   

¶ Replacement of up to thirty-three percent (33%) of the sealants in 
coordination with each paint finish application. 

 

Windows and Doors 

Line Item:  1.106 

Quantity:  Approximately 1,150 square feet at the Pro Shop and restaurant 

History:  Likely original to construction  

Condition:  Good to fair overall with no significant visible deterioration  

 

Windows and doors at Pro Shop 

 

Windows and doors at restaurant 
 

Useful Life:  Up to 40 years 

Component Detail Notes:  Construction includes the following: 
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¶ Aluminum frames 

¶ Dual pane glass 

¶ Fixed windows  

¶ Hinged doors 

The following schematic depicts the typical components of a window system although it 
may not reflect the actual configuration at Viera East: 

 

Properly designed window assemblies anticipate the penetration of some storm water 
beyond the gaskets.  This infiltrated storm water collects in an internal drainage system 
and drains, or exits, the frames through weep holes.  These weep holes can become 
clogged with dirt or if a sealant is applied, resulting in trapped storm water.  However, as 
window frames, gaskets and sealants deteriorate, leaks into the interior can result.  The 
windows will eventually need replacement or major capital repairs to prevent water 
infiltration and damage from wind driven rain. 

The thermal efficiencies of the window assemblies are affected by their design and 
construction components.  These components include glazings, thickness of air space 
between glazings, low-conductivity gas, tinted coatings, low-e coatings and thermal 
barriers.  The District should thoroughly investigate these component options at the time 
of replacement.  Some manufacturers may include these components as part of the 
standard product and other manufacturers may consider these components as options 
for an additional cost.  Viera East should review the specifications provided by the 
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manufacturers to understand the thermal design and construction components of the 
proposed assemblies.   

Preventative Maintenance Notes:  We note the following select recommended 
preventative maintenance activities to maximize the remaining useful life: 

¶ Annually: 
o Inspect and repair loose weather stripping and/or lock damage 

o Inspect for broken glass and damaged screens 

o Record instances of water infiltration, trapped moisture or leaks 

¶ As-needed: 
o Verify weep holes are unobstructed and not blocked with dirt or 

sealant, if applicable 

o Replace damaged or deteriorated sliding glass rollers, if 

applicable 

Priority/Criticality:  Defer only upon opinion of independent professional or engineer  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 
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GOLF - Clubhouse Interior Building Elements 

 

Pro Shop overview 

 

Restaurant overview 

Bar and Countertop  

Line Item:  1.200 

Quantity:  Approximately 100 linear feet at the restaurant, outdoor patio and Starterôs 
Station 

History:  Replaced in 2020 

Condition:  Good overall 

 

Bar and countertop at outdoor seating area 

 

Bar surface 
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Counter top at food warmer 

 

Countertops at starter station 

 

Plastic covering at bar 
 

Useful Life:  15- to 20-years 

Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 

Ceilings, Acoustical Tiles and Grid 

Line Item:  1.201 
 
Quantity:  Approximately 2,000 square feet at the kitchen, Pro Shop and offices 

History:  Likely original to construction  

Condition:  Good to fair overall with no significant deterioration evident. We did not 
identify significant stains, damaged tiles or rust at the vents. 



  

Page 4.16 - Reserve Component Detail 

 

Acoustical ceiling at kitchen 

 

Acoustical ceiling at pro shop 

 

Acoustical ceiling tiles with grid and lighting 
 

Useful Life:  Up to 30 years 

Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 

Floor and Wall Coverings, Ceramic Tile, Kitchen 

Line Item:  1.202 

Quantity:  Approximately 780 square feet of tile at the kitchen and storage room 

History:  Likely original to construction 

Condition:  Fair overall with cracks and damaged tiles evident  
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Tile cracks 

 

Tile damage 

 

Tile floor coverings at dishwashing area 

Useful Life:  Up to 30 years although replacement of tile is often based on discretionary 
redecorating prior to the tile reaching the end of its useful life.   

Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3.  The District should fund regrouting of the tiles through 
the operating budget if necessary. 

Floor Coverings, Carpet, Pro Shop and Offices 

Line Item:  1.203 

Quantity:  Approximately 170 square yards at the Pro Shop and offices. (Contractor 
measurements will vary from the actual floor area due to standard roll lengths, patterns 
and installation waste.) 

History:  Replaced in 2020 
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Condition:  Good overall with no significant deterioration evident.  

 

Carpet floor coverings at office area 

 

Carpet floor coverings at pro shop 
 

Useful Life:  8- to 10-years 

Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 

Furnishings, Pro Shop 

Line Item:  1.204 

Quantity:  Approximately 10 display fixtures including freestanding clothing racks and 
tables 

History:  Replaced in 2020 

Condition:  Good overall with no significant deterioration evident.  

 

Display fixtures 

 

Display fixtures 
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Display table 

Useful Life:  Up to 15 years 

Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3.   

Furnishings, Restaurant  

Line Items:  1.205 and 1.206 

Quantity:  Furnishings and components in the restaurant include but are not limited to 
the following elements: 

¶ Chairs and booth seating (78) 

¶ Tables (22) 

History:  Replaced in 2020 

Condition:  Good overall with no significant deterioration evident.  
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Barstools 

 

Booth seating 

 

Chairs 

 

Chairs at high top tables 

 

High top tables 

 

Table at booth seating area 
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Tables 

Useful Life:  Up to 15 years 

Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3.   

Light Fixtures, Pendants and Chandeliers 

Line Item:  1.207 

Quantity:  Approximately seven chandeliers and pendant light fixtures at the restaurant  

History:  Replaced in 2020 

Condition:  Reported satisfactory overall with no significant deterioration evident. 

 

Chandelier at dining area 

 

Pendant lights at restaurant 

Useful Life:  20- to 25-years 

Priority/Criticality:  Per Management discretion  
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Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 

Rest Room, Cart Barn 

Line Item:  1.208 

Quantity:  The rest room components include: 

¶ Tile floor and wall coverings 

¶ Paint finishes at the ceiling  

¶ Light fixtures 

¶ Plumbing fixtures 

History:  Likely original to construction with the benefit of paint finish applications and 
repairs performed on an as-needed basis. 

Condition:  Good to fair overall 

 

Rest room at cart barn 

Useful Life:  Renovation every 20- to 25-years 

Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 

Rest Rooms, Main 

Line Item:  1.209 

Quantity:  The rest room components include: 



  

Page 4.23 - Reserve Component Detail 

¶ Gemstone floor coating (Depicted on Clubhouse Exterior Building 
Elements Line Items 1.102 and 1.103 and excluded from this project 
cost) 

¶ Tile wall coverings 

¶ Paint finishes at the walls and ceilings 

¶ Louvered stall doors 

¶ Light fixtures 

¶ Plumbing fixtures 

¶ Decorations and Paintings 

History:  Renovated in 2020 

Condition:  Good overall with no significant deterioration evident.  

 

Countertop with sinks 

 

Paint finishes 

 

Rest room fixtures 

 

Rest room fixtures and finishes 
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Rest room overview 

 

Rest room overview 

 

Stall doors 

 

Tile wall coverings 

Useful Life:  To maintain the desired appearance of the Clubhouse, we depict renovation 
up to every 20 years 

Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 

Sales Counter and Cabinetry, Pro Shop 

Line Item:  1.210 

Quantity:  Approximately 20 linear feet of cabinetry and countertop at the pro shop 

History:  Replaced in 2020 

Condition:  Good overall with no significant deterioration evident  
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Cabinetry at pro shop 

 

Sales counter and cabinetry at pro shop 
 

Useful Life:  Up to 30 years although replacement of the countertop and cabinetry is 
often based on discretionary redecorating prior to the end of the useful life.   

Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 

Window Treatments, Restaurant 

Line Item:  1.211 

Quantity:  Five rolling window shades at the restaurant seating area 

History:  Replaced in 2020 

Condition:  Good overall condition with no significant deterioration evident  

 

Rolling window treatment 
 

Useful Life:  8- to 10-years 
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Priority/Criticality:  Per Management discretion  

Expenditure Detail Notes: Expenditure timing and costs are depicted in the Reserve 
Expenditures table in Section 3. 
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GOLF ï Clubhouse Kitchen Equipment 

The District maintains the kitchen equipment at the Hook and Eagle Tavern. 
Kitchen equipment includes but is not limited to refrigerators, freezers, griddles and 
ovens, fryers and dishwashing equipment. The kitchen also features an exhaust hood 
with integrated fire suppression equipment. A walk-in cooler is located in the loading dock 
area to provide bulk cold storage. The District has performed component replacement on 
an as-needed basis, will replace the existing cooler in FY2025 and plans to install an 
additional walk-in cooler in FY2025. The District also plans to remove the various outdoor 
refrigerators and freezers upon installation of the new walk-in cooler. Replacement of this 
equipment to be removed is excluded from our analysis. The age of the equipment varies 
depending on the replacement date, and history information was unavailable for some 
pieces of equipment. Specific discussion of the age, condition, useful life and estimated 
cost of each piece of equipment is beyond the scope of this study. For budgetary 
purposes, we have estimated the age and effective useful life of each piece of equipment 
to determine the likely date of replacement. Such estimations are depicted on Line Items 
1.300 through 1.321 of the Reserve Expenditures table in Section 3. We recommend 
the District plan for as-needed replacement of inexpensive elements including the coffee 
brewer, blender, espresso machine, hot dog steamer and food warming light through the 
operating budget. 

 

Coffee brewer and blender 

 

Dishwasher 
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Dishwashing equipment 

 

Espresso machine and hot dog steamer 

 

Existing walk-in freezer 

 

Food warming light 

 

Freezer 

 

Freezer mechanical equipment 
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Fryers 

 

Range and griddle with underlying ovens 

 

Ice machine 

 

Keg cooler at outdoor seating area 

 

Microwave 

 

Outdoor griddle 


























































































































































































