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1.0 SUMMARY  Homeowner’s Association has authorized Criterium – McWilliam 
Engineers, LLC to conduct a Property Evaluation and Reserve Fund Study 
for Complex, located at North and West Ave., Las Vegas, NV.  Studies of 
this nature are important to ensure a community has sufficient funds for 
long-term, periodic capital expenditure requirements.  Anticipating large 
expenditures over an extended period of time through a structured analysis 
and scheduling process assists the Association in meeting financial 
requirements without increasing the service fees above permitted 
maximums, borrowing the funds, or levying special financial assessments 
to the home owners. 
 
Typically, a community Association has two broad cash requirements:  the 
general operating reserves and the capital repair and replacement reserves.  
In this report, we will focus on those items falling under the capital repair 
and replacement reserve criteria. 
 
This report is structured to analyze components of the community for 
which the Association is responsible and to assess a useful expected life 
and useful remaining life for those components.  The anticipated scheduled 
repair or replacement of the component and the anticipated expense for the 
activity are then analyzed in conjunction with the current capital reserves 
funding program for the community.  Funding program recommendations 
are made with the objective of limiting substantial cash excesses while 
minimizing financial burdens that can result from significant cash 
inadequacies. 
 
This report is intended to be used as a tool to determine reserve fund 
allocation requirements for the community, to manage future Association 
obligations, and to inform the community of future financial needs in 
general. 
 
The report that follows has been prepared from the perspective of what an 
owner of this property would benefit from knowing.  Some items, beyond 
those of immediate concern, may be discussed.  Therefore, the report needs 
to be read in its entirety in order to fully understand all of the information 
that has been obtained.  This investigation was performed during the month 
of November 1999 by Charles E. McWilliam, P.E., of Criterium – 
McWilliam Engineers, LLC on behalf of Complex.  The report that follows 
is based on that investigation.  A copy of Mr. McWilliam’s  resume is 
included in Appendix E. 
 

1.1 Property Profile  City & State: Las Vegas, NV 
  Location: North & West Ave. 
  Lot Size: Approximately 660 Ft. by 1060 Ft. 
  Area of Building (s): 72 Buildings 
  Number of Stories: N/A 
  Number of Tenant Spaces: N/A 
  Percent Occupied: N/A 
  Year Built: 1979 
  Building Code: UBC 
  Zoned: Multi-family 
  Parking: Covered/uncovered Off Street 

(approximately 350 spaces) 
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1.2 General Condition  The building and grounds are, in general, in good condition.  In this section 
of the report, we will address those issues that, in our opinion, will require 
immediate repair or replacement.  For a more detailed discussion of all of 
our findings and any other material deficiencies that will require repair or 
replacement, refer to the appropriate section of this report. 
 
Based on our observations, there are no immediate material deficiencies.  
Those items are as follows: 
 

• No items requiring immediate repair or replacement were 
observed  

 
There are, of course, other anticipated capital expenditures to be expected 
over the next twenty years.  Those items that will require attention are 
discussed in detail in this report and can be found in their appropriate 
sections. 
 
For your convenience, we have prepared the following summary of the 
condition of the major systems of the property.  Please refer to the 
appropriate section of this report for a more detailed discussion of these 
systems. 
 

 

PROPERTY SUMMARY  

SYSTEM CONDITION ACTIVITY 
REQUIRED 

ANTICIPATED YEAR OF 
ACTIVITY  

SITE    

Valley gutters Good Replace 2020 
Asphalt paving Good Replace 15% 2015 
  Replace 70% 2020 
  Replace 15% 2025 
Concrete curb Good Replace 2020 
Parking covers Good Replace 2030 
Concrete flatwork Fair to Good Replace 25% 2005 

  Replace 25% 2010 
  Replace 50% 2020 

Perimeter block fence Good Replace 50% 2015 
  Replace 50% 2020 

Front iron fence Good Replace 50% 2020 
  Replace 50% 2030 

Iron hand railings Fair Replace 2010 

Retaining walls Poor to Good Replace 25% 2005 

  Replace 50% 2010 
  Replace 25% 2015 

Mailbox patios Good Replace 2020 

ELECTRIC    

Light standards Very Good Replace 2015 
SWIMMING POOLS/POOL 
HOUSES 

   

Swimming Pools Good Replace 2020 
Pool equipment Very Good Replace 2010 
Kool deck Very Good Replace 2020 
Pool fence Good Replace 2020 
Pool houses Good Replace 2030 

MISC. AMENITIES    

    
    

Table 1: Summary  
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2.0 PURPOSE & SCOPE   
2.1 Purpose  The purpose of this study is to determine a capital needs plan and a reserve 

fund analysis.  It is intended to be used as a tool for the Homeowner’s 
Association in determining the allocation requirements into the reserve 
fund in order to meet future anticipated capital expenditures for the 
community. 
 
This report forecasts obligations for the community twenty years into the 
future.  It should be noted that events may occur that could have an effect 
on the underlying component or system useful life assumptions used in this 
study.  Likewise, inevitable market fluctuations can have an impact on 
component or system replacement and repair costs.  As a result, a study 
such as this should be updated from time to time, usually on a three to five 
year cycle, in order to reflect the most accurate needs and obligations of 
the community. 
 

2.2 Scope & Methodology  This study has been performed according to the scope as generally defined 
by Complex.  The findings and recommendations are based on interviews 
with the community’s management personnel; a review of available 
documents; and an investigation of the buildings and site.  The 
investigation involved, in particular, the landscaping, sidewalks, wrought 
iron fences in front of some of the buildings, parking lot parking structures, 
four pools and pool houses, light fixtures free standing from the buildings, 
mail box patios, surrounding brick/cinder block walls, and retaining walls. 
 
The report contains the following: 
 

• A description of the overall condition of property components 
and systems that are the responsibility of the association, and 
conditions that may limit the expected useful life of the 
property and its components. 

 
• Information about significant deficiencies, deferred 

maintenance items, and material code violations based on a 
visual survey of the building and grounds, research of 
documents, and conversations with people who have 
knowledge about the community. 

 
• A reserve fund analysis including a component inventory, 

anticipated remaining component useful life, anticipated 
component repair or replacement costs, and forecasted fund 
levels as a result of those anticipated costs. 

 
The statements in this report are opinions about the present condition of the 
subject community.  They are based on visual evidence available during a 
diligent investigation of all reasonably accessible areas falling under the 
responsibility of the association.  We did not remove any surface materials, 
perform any destructive testing, or move any furnishings.  This study is not 
an exhaustive technical evaluation.  Such an evaluation would entail a 
significantly larger scope than this effort.  For additional limitations, see 
Section 11.0. 
 

2.3 Sources of Information  The following people were interviewed during our study: 
 

• Management Inc. 
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• On-site maintenance employee 
 

2.4 Standards of Reference  For your reference, the following definitions may be helpful: 
 
Excellent: Component or system is in "as new" condition, requiring no 
rehabilitation and should perform in accordance with expected 
performance. 
 
Good: Component or system is sound and performing its function, 
although it may show signs of normal wear and tear. Some minor 
rehabilitation work may be required. 
 
Fair: Component or system falls into one or more of the following 
categories: a) Evidence of previous repairs not in compliance with 
commonly accepted practice, b) Workmanship not in compliance with 
commonly accepted standards, c) Component or system is obsolete, d) 
Component or system approaching end of expected performance. Repair or 
replacement is required to prevent further deterioration or to prolong 
expected life. 
 
Poor: Component or system has either failed or cannot be relied upon to 
continue performing its original function as a result of having exceeded its 
expected performance, excessive deferred maintenance, or state of 
disrepair. Present condition could contribute to or cause the deterioration 
of other adjoining elements or systems. Repair or replacement is required. 
 
Adequate: A component or system is of a capacity that is defined as 
enough for what is required, sufficient, suitable, and/or conforms to 
standard construction practices. 
 
All ratings are determined by comparison to other buildings of similar age 
and construction type.  Further, some details of workmanship and materials 
will be examined more closely in higher quality buildings where such 
details typically become more relevant. 
 
All directions (left, right, rear, etc.), when used, are taken from the 
viewpoint of an observer standing in front of a building and facing it. 
 
Repair/Replacement Reserves - Non-routine maintenance items that will 
require significant expenditure over the life of the buildings.  Included are 
items that will reach the end of their estimated useful life during the course 
of this forecast, or, in the opinion of the investigator, will require attention 
during that time. 
 

3.0 DESCRIPTION  
 

 A Building Evaluation and Reserve Fund Study for the Complex, located 
at North and West Ave., Las Vegas, NV, was requested, and authorized by 
Complex Homeowner’s Association on October 28, 1999.  Charles E. 
McWilliam of Criterium – McWilliam Engineers, LLC performed the site 
investigation during the month of November 1999.  The study that follows 
is based on that investigation and has been prepared from the perspective 
of what a homeowner and a community association would benefit from 
knowing regarding those components of the community that fall under the 
responsibility of the association.  This study needs to be read in its entirety 
to understand fully all of the information that we have obtained.  Weather 
conditions on the days of the investigation were approximately 65° F with 
sunny skies. 
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The Complex complex is located on about 15 acres at the northeast corner 
of North & West Avenue.  The front or west property line is about 660 feet 
along North and there is also about 300 feet of frontage along West 
Avenue.  The total depth of the property is about 1,060 feet.  The sidewalk, 
curbs, and gutters along North and West Avenue are excluded from this 
study. 
 
There are 72 multi-unit residential buildings grouped into 4 approximately 
equal blocks of 18 buildings. These 4 blocks are located in a two by two 
grid with asphalt driveways and parking lots separating them. 
 

  The property is served by the following utilities and providers: 
 

   
COMMUNITY UTILITY PROVIDERS 

 

  Potable Water Las Vegas Valley Water District 

  Sewer Clark County Sanitation District 

  Electricity Nevada Power 

  Gas Southwest Gas 

  Phone Sprint 

  Trash Silver State Disposal 

  Table 3: Utility Providers 
4.0 SITE IMPROVEMENTS   
   

   
   

4.1 Storm Drainage   
Description  Throughout the complex, but mostly located in the driveways and parking 

lots, there is about 3,000 feet of 3 foot wide concrete valley gutter.   
 

Observations & Comments  Its condition is typical for its age with an estimate useful life of 20 years.   
 
However, there are some areas where a portion of the valley gutter has 
been removed and replaced or perhaps paved over with asphalt.  In these 
areas, the useful life of the asphalt will be reduced by water flow. 
 

4.2 Paving & Curbing   
COMMUNITY PAVING & CURBING 

 

  Type of Paving Asphalt 

  Type of Curbing Concrete 

  Number of Parking Spaces Approximately 350 

  Table 4: Parking Area 
 

Description  There is approximately 180,000 square feet of asphalt driveways and 
parking lots, including speed bumps, painted stripes and control markings, 
and concrete wheel stops. 
 
There is covered parking for about 350 vehicles, totaling about 63,000 
square feet.  These carports are cantilevered, painted metal, structures, with 
corrugated metal roof. 
 



North & West Ave., Las Vegas, NV 

Around the perimeter of the property adjacent to portions of the concrete 
block fence and surrounding most of the blocks of buildings, there is about 
6700 feet of 6 inch concrete curb. 
 

Observations & Comments  Overall the asphalt is fairly well maintained, and in better than typical 
condition for its age.  Some areas need attention, and others appear to have 
been repaired or replaced.  With proper corrective and preventative 
maintenance, including periodically sealing or similar surface treatment, 
the estimated useful life is 15% 15 years/70% 20 years/15% 25 years. 
 
The condition of the carport structures is better than expected for their age, 
with only minor vehicle damage noted.  Their estimated useful life is 30 
years. 
 
The condition of the concrete curb is typical for its 20 year age, with an 
estimated useful life of another 20 years. 

4.3 Flatwork   
Description  Throughout the interior of the blocks, there is about 7,200 feet of 4 foot 

(average width) concrete sidewalk, steps, and ramps.  Some sections 
appear to be newer than the others. 
 

Observations & Comments  Some cracked or water damaged sections were noted, but overall the 
condition is good.  
 
The overall condition is better than expected for their 20 year age, and their 
estimated useful life is another 25% 5 years/25% 10 years/50% 20 years. 

4.4 Landscaping & Appurtenances   
Description  There are 72 multi-unit residential buildings grouped into 4 approximately 

equal blocks of 18 buildings.  These 4 blocks are located in a two by two 
grid with asphalt driveways and parking lots separating them.  Within each 
block of residential buildings, there is about 60,000 square feet of irrigated 
landscaping.  This landscaping consists of mature trees, shrubs, lawns, and 
other plantings.   
 

Observations & Comments  It is our understanding that the landscaping and irrigation system is not 
capitalized, rather it is fully funded through the ongoing maintenance 
budget.  Therefore, the landscaping and irrigation system are excluded 
from this study.  
 
However, we did note several problem areas in the landscaped areas where 
there has been some action taken to improve drainage or grading by the 
installation of yard drains, gutters, or drainage diversions.  We also noted 
several other low spots with standing water or mud that should be 
addressed. 

   
   
   

5.0 SWIMMING POOLS & POOL   
HOUSES 

  

5.1 Swimming Pools   
Description  There are four 18,000 gallon swimming pools, each with about 220 feet of 

iron pool fence and gate, 2400 square feet of concrete patio with “Kool” 
deck surface, and a 220 square foot pool house containing a 2 hp pump, 
sand filter, and other equipment.  The pools are identical with slight 
variations in dimensions of the patios, fence, and pool house dimensions. 
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Observations & Comments  The condition of the pools are typical of their age except that the pool 
equipment and “Kool” deck are recent replacements. 
 
The estimated useful life for the pool and equipment is 20 years, with the 
exception of the 2HP pumps and sand filters which have an estimated 
useful life of 10 years. 

5.2 Pool Houses   
Description  The pool houses are constructed of wood framing, slab on grade 

foundation, stucco exterior, unfinished interior, and various roofing 
materials. 
 

Observations & Comments  The estimated useful life of the pool houses is 30 years. 
   

6.0 ELECTRICAL   
Description  Throughout the landscaped areas of the complex, there are about 65 metal 

light standards.  These are 24 inch globes on 8 foot high, 3 inch metal pipe 
in a concrete foundation.   
 

Observations & Comments  They appear well maintained or newer than the complex.  Their estimated 
useful life is 15 years. 

   
   

7.0 WALLS/FENCES   
Description  Along the north, east, and portions of the south property lines, there is 

about 2,400 feet of 5 foot high concrete block fence. 
 
Along the front property line adjoining North Ave. there is about 600 feet 
of four foot high iron fence between slumpstone pilasters about 9 feet on 
center. 
 
Fastened to some of the sidewalks, steps and ramps are about 450 feet or 
iron railings.  These railings are of lesser quality in material and 
workmanship than the iron fence along North Ave. 
 
Generally adjacent to the residential units, there are some terraces formed 
by concrete block retaining walls.  There are about 1,200 feet of these 
walls which vary in height from 1 to 4 feet, with an average height of 2 
feet.  In general, these walls are constructed o 6 inch wide concrete blocks.   
 

Observations & Comments  The condition of the concrete block perimeter wall is typical for its 20 year 
age.  Numerous repairs and replaced areas were noted, as well as several 
portions damaged by automotive backing accidents that require repair.  If 
the current maintenance continues, the estimated useful life of this fence is 
50% 15 years/50% 20 years. 
 
The iron fence along North is well maintained with little sign of rust or 
damage to the pilasters.  The estimated useful life of this fence is 50% 20 
years/50% 30 years. 
 
The condition of the iron railings fastened to some of the sidewalks, steps, 
and ramps, is typical for their age and construction type with several areas 
noted as rusted or loose.  In some areas, it appeared the railing had been 
completely removed.  These areas were not included in our quantity 
estimates for the reserve.  Based on their condition and assuming some 
ongoing maintenance, their estimated useful life is 10 years. 
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The condition of the retaining walls adjacent to the residential buildings 
varies widely from good to poor with several areas noted to be in failure 
with longitudinal cracks through the top of the wall.  As these walls are 
replaced, 8 inch wide concrete blocks should be used.  Their average 
estimated useful life is 25% 5 years/25% 10 years/50% 15 years. 
 

8.0 MISCELLANEOUS   
Description  There are four covered wood patios for mailboxes.  Each is 6 feet by 24 

feet wood frame with a tile roof on a 8 feet by 35 feet concrete slab.  
 

Observations & Comments  Their condition is typical for their 20 year age, with an estimated useful 
life of another 20 years. 
 

9.0 RESERVE FUND 
PROJECTIONS 

 

 See Appendix A. 

10.0 CONCLUSION  In Summary, we consider this property to be in generally good condition 
when compared to others of similar age and construction type.  While 
some components are in need of a repair and replacement program, the 
program can be prioritized and planned in conjunction with reserve 
strategies. 
 
We feel that the reserve financials included with this report outline several 
possible strategies for you community to adopt given the current condition 
of the project as a whole.  As time passes, it may become necessary to re-
establish financial priorities and capital expenditure schedules given any 
unforeseen circumstances.  We recommend and encourage this activity. 
 

11.0 LIMITATIONS  
 

 The observations described in this study are valid on the date of the 
investigation and have been made under the conditions noted in the report.  
We prepared this study for the exclusive use of International Villa’s 
Homeowner’s Association and their successors and assignees.  Criterium – 
McWilliam Engineers, LLC does not intend any other individual or party 
to rely upon this study without our express written consent.  If another 
individual or party relies on this study, they shall indemnify and hold 
Criterium – McWilliam Engineers, LLC harmless for any damages, losses, 
or expenses they may incur as a result of its use. 
 
This study is limited to the visual observations made during our inspection.  
We did not remove surface materials, conduct any destructive or invasive 
testing, move furnishings or equipment, or undertake any digging or 
excavation.  Accordingly, we cannot comment on the condition of systems 
that we could not see, such as buried structures and utilities, nor are we 
responsible for conditions that could not be seen or were not within the 
scope of our services at the time of the investigation.  We did not 
undertake to completely assess the stability of the buildings or the 
underlying foundation soil since this effort would require excavation and 
destructive testing.  Likewise, this is not a seismic assessment.  
 
We did not investigate the following areas: 
 

• The interior or exterior of the 72 buildings 
• Underground utilities/fire hydrants 
• Trash dumpsters 
• Metal post office boxes 
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We do not render an opinion on uninvestigated portions of the community. 
 
We did not perform any computations or other engineering analysis as part 
of this evaluation, nor did we conduct a comprehensive code compliance 
investigation.  This study is not to be considered a warranty of condition, 
and no warranty is implied.  The appendices are an integral part of this 
report and must be included in any review. 
 
If probable costs are presented, they are probable only.  The costs are based 
on our general knowledge of building systems and the contracting and 
construction industry.  When appropriate, we have relied on standard 
sources, such as Means Building Construction Cost Data, to develop 
probable costs.  However, for items that we have developed costs (e.g.: 
structural repairs), no standard guide for developing such costs exists.  
 
We have performed no design work as part of this study, nor have we 
obtained competitive quotations or estimates from contractors as this also 
is beyond the scope of the project.  The actual cost to remedy deficiencies 
and deferred maintenance items that we have identified may vary 
significantly from estimates and competitive quotations from contractors. 
 
If you have any questions about this study or the reserve fund analysis, 
please feel free to contact us.  Thank-you for the opportunity to be of 
assistance to you. 
 
 
 
 
 

   
CRITERIUM – M CWILLIAM ENGINEERS, LLC  

   
 
































