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SUMMARY
The purpose of this property inspection and property preservation study is to determine the needs of the property regarding its preservation and determine the amount of funding required to preserve the property.


The scope of the project encompassed analyzing information provided by WISH, property owner or owners’, public documents, costing services, inspection of the property and may also include information from others familiar with the property such as contractors and public officials.  We quantified the property components and performed a visual inspection of the property components to evaluate their condition.  We considered current and future repair or replacement costs for the property components based on anticipated inflation and anticipated return on investments when determining necessary future trust fund balances.   

The property evaluated is a single-family home on a one-acre lot.  We identified 52 items as short-lived property components that are likely to require capital repair or replacement over the next thirty years.  Also included in the expenditures are maintenance and other associated fees related to property ownership and management.

We identified
 as the total capital and annual expenditures for preserving the property over the next thirty years.  The table on the following page summarizes the distribution of the expenditures over the next thirty years.

[image: image2.wmf]Expenditure Table

Period, Years

2006 - 2013

2014 - 2021

2022 - 2029

2030 - 2036

Amount

$128,118

$131,570

$146,146

$162,266

Percentage

22.55%

23.16%

25.73%

28.56%


We determined the funding needs of the property after estimating the expenditures for total capital and annual expenditures for preserving the property over the next thirty years.  We also considered what a reasonable trust fund balance would be after 30 years to continue to maintain the property based on known factors at the time of inspection.
  Simply, the monies generated and contributed to the trust approximately match the anticipated expenditures.  The following graph demonstrates the anticipated expenditures effect on the trust fund balance and recommended contributions during the next thirty years and the expenditures are detailed in Exhibit A Property Capital Expenditures and Annual Expenditures Spreadsheet.  
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This table summarizes the recommended trust contributions over the next thirty years based on our investigation and detailed in Exhibit B Cash Flow Analysis.


	Year
	Annually
	Monthly
	Year
	Annually
	Monthly
	Year
	Annually
	Monthly

	2006
	$14,000
	$1,167
	2017
	$18,369
	$1,531
	2028
	$24,102
	$2,008

	2007
	$14,350
	$1,196
	2018
	$18,828
	$1,569
	2029
	$24,705
	$2,059

	2008
	$14,709
	$1,226
	2019
	$19,299
	$1,608
	2030
	$25,322
	$2,110

	2009
	$15,076
	$1,256
	2020
	$19,782
	$1,648
	2031
	$25,955
	$2,163

	2010
	$15,453
	$1,288
	2021
	$20,276
	$1,690
	2032
	$26,604
	$2,217

	2011
	$15,840
	$1,320
	2022
	$20,783
	$1,732
	2033
	$27,269
	$2,272

	2012
	$16,236
	$1,353
	2023
	$21,303
	$1,775
	2034
	$27,951
	$2,329

	2013
	$16,642
	$1,387
	2024
	$21,835
	$1,820
	2035
	$28,650
	$2,387

	2014
	$17,058
	$1,421
	2025
	$22,381
	$1,865
	2036
	$29,366
	$2,447

	2015
	$17,484
	$1,457
	2026
	$22,941
	$1,912
	 
	 
	 

	2016
	$17,921
	$1,493
	2027
	$23,514
	$1,960
	 
	 
	 




The property is in overall fair condition.  We do not recommend further analysis at this time, other than future updates of this study.

We recommend updates of this report every two years to accommodate changes in the property and/or marketplace.  Changes to the property may occur due to weather or maintenance practices.  Technological or construction inflation changes may affect future costs of repair and/or replacement of property components.  Finally, actual yield on trust funds will affect trust balances and necessary funding.                                                          
INTRODUCTION
As requested by WISH, Inc. we have conducted an inspection and property preservation study for the following property and include our findings in this report.


4618 Eldorado Ln.

Madison, Wisconsin 53716

The purpose of this property inspection and property preservation study is to determine the needs of the property regarding its preservation and determine the amount of funding required to preserve the property.  The study is provided as a tool for the fiduciary to understand the special needs of the property as it relates to the occupant and as a guide to the reasonableness of the property expenditures that will occur over time.  
The scope and procedure of the investigation typically includes the following:
· Coordination of project details with WISH. 

· Review of homeowner survey.
· Interviews with sources knowledgeable of the property such as WISH, real estate professionals, contractors, homeowners, public officials, et. 
· Identification of property (property maintained or replaced by others, annual expenses/property maintenance, short lived property components, long lived property components)

· Conduct interior/exterior and site inspection of single/multi-family property or condominium unit to quantify and determine condition of property components.
· Determine remaining useful life of property components.
· Note property defects or areas of concern.

· Photograph property elements.

· Develop cost to replace property components using local replacement costs, historic costs and with consideration of demolition and removal costs.

· Consider coordinated replacements to save money and minimize disruption.

· Conduct a financial analysis to determine a reasonable level of funding to preserve the property and maintain the trust.

· Recommend further analysis if necessary.
The effective date of this study is the date of our visual, noninvasive inspection, 
3/24/06.
Property Descriptions
The property being evaluated is about one acre in size, with a 1,900 square foot single-family one and a half story home.  The home contains four bedrooms, two bathrooms, kitchen, living room, breezeway, full basement with recreation room, and an attached garage.  The home is about 53 years of age and is connected to its own private well and a public sewer system.  We identified 52 items that are likely to require capital repair or replacement over the next thirty years.  Also included are maintenance and other associated fees related to property ownership and management.
To clearly indicate the reasoning for inclusion or exclusion from the analysis and to show where expenses are derived, we segregate the property into several categories.  This information was obtained through conversations with the property owners, WISH, Inc., the inspection or provided documentation.
The categories of the property are as follows:

· Long- Lived Property Components

· Property Maintained or Replaced by Others

· Annual Expenses/Property Maintenance

· Short-Lived Property Components

The following pages describe the categories in more detail.

Long- Lived Property Components

Long- Lived Property Components are not likely to require repair or replacement over the next 30 years or have an indeterminately long useful life beyond 30 years.  These components would include, building foundation, framing, electrical wiring, sewer and water lines, site development, et.  However, unknown construction defects, improper use or unintended damage may necessitate repair or replacement.  Funding for repair or replacement of these potential expenditures is not included in this analysis.  If expenditure would occur for a long-lived component funding for the trust may need adjustment or adjustments in timing of other less critical components may need adjustment in an update study.  
Property Maintained or Replaced by Others

Property Maintained or Replaced by Others includes personal property owned by the occupant (unless specifically stated as a property component).  Also included are major property components maintained by others that are maintained at no charge (These items are identified under the Annual Expense and Property Maintenance items with an annual cost of maintaining of $0).  Since Property maintained or replaced by others does not have a financial impact, it is not considered.  However, we include this information for major property components in case their status changes in the future.
Annual Expenses/Property Maintenance

Annual Expenses/Property Maintenance includes annual expenses such as insurance and maintenance such as cleaning gutters.  The following is a list of what is included.  Please note that items with an annual cost of zero dollars are maintained or replaced by others.
Annual Expense


Per Year Cost


	Yard, mowing, trim, et.
	
	$300.00

	Furnace, annual check & clean
	$85.00

	Plumbing, minor repairs
	
	$100.00

	Electrical, minor repairs
	 
	$50.00

	Window Cleaning -Seasonal
	 
	$75.00

	Utilities
	 
	 
	$2,808.00

	Interior Paint/Misc Repair
	
	$150.00

	City Assessments
	
	$0.00

	Sewer & Water
	
	$400.00

	Property Taxes
	 
	$3,200.00

	Loan Principal & Interest
	 
	$0.00

	Rental Property Insurance/Liability
	$0.00

	Personal Property Insurance
	
	$350.00

	24/7 Services Line
	
	$480.00

	Bank Fees-total
	
	$1,140.00

	Exterior Trim Maintenance
	 
	$150.00

	 
	 
	 
	 

	Wish Fees-total
	 
	$1,800.00




Short-Lived Property Components
Short-Lived Property Components are identified as having a remaining useful life of less than 30 years.  We consider timing and cost estimates beyond 30 years uncertain due to technological changes, inflation, variable rates of deterioration, maintenance practices and long-term market return changes that affect the fund balance.  However, we do consider other property repairs and replacements beyond 30 years in our analysis for determining a reasonable remaining ending balance in the trust.
  The following pages contain photographs and specific information pertaining to the quantity, condition, costs, and timing of the repair or replacement of the property components.
Building Exterior Components 
 
Entry Storm Door
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Comments:  The above cost includes minor tuck-pointing of the chimney.
Building Exterior Component 

Entry Doors
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Comments:

Building Exterior Component

Garage Door Opener 
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Comments:

Building Exterior Component

Garage Door 
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Comments:

Building Exterior Component 

Gutters and Downspouts
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Comments:

Building Exterior Component 

Roof, Asphalt Shingle
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Comments:

Building Exterior Component

Gutters and Downspouts 
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Comments:

Building Exterior Component

Paint Finish, Siding 
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Comments:

Building Exterior Component 

Window, Painting & Reglazing
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Comments:

Building Exterior Component 

Windows
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Comments: Note minor wood delamination on lower right corner.
Building Exterior Component
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Comments:

Building Exterior Component
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Comments:

Building Interior Components

Bathroom Update/Remodeling, 1st Floor 
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Comments:

Building Interior Component

Bathroom Update/Remodeling, 2nd Floor 
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Comments:

Building Interior Component
 
Carpet, 1st Floor
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Comments:

Building Interior Component

Carpet, 2nd Floor 
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Comments:

Building Interior Component
 
Hardwood Floor Refinishing
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Comments:

Building Interior Component

Paint Finish, Ceiling 
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Comments:

Building Interior Component

Paint Finish, Walls
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Comments:  Small area in basement near bottom of stairs where maintenance touch up painting is required.
Building Interior Component 

Recreation Room, Update/Remodel, Basement
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Comments:

Building Interior Component

Vinyl Flooring 
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Comments:

Building Interior Component
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Comments:

Building Interior Component
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Comments:

Building Systems

Central Air Conditioner, Condenser 
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Comments:

Property Issues Requiring Further or Invasive Analysis
We conducted a visual inspection of the accessible areas of the property for purposes of determining future expenditures to preserve the property.  A detailed analysis that could include functional testing, disassembly of components, invasive inspection/tests, et. is beyond the scope of this property inspection and preservation study.  Based on the visual analysis conducted no further analysis is recommended.  However, we do recommend monitored the following stated issue.  
We noted the floor is deflected up to one inch over a four-foot span in the hallway on the first and second floor.  The owner stated that the floor has been this way for almost ten years and has not noted any change.  We recommend monitoring this area for change on future inspections.
We did not note any other areas of concern except where indicated in the Short-Lived Components.      

Explanation of the Exhibits

The exhibits contain supporting and pertinent information relating to the analysis.  The following is specific information as it relates to each of the exhibits.
Exhibit A is a spreadsheet that contains the identified short-lived components along with their Reference Number,
Quantities, Unit of Measure, Component Description, Condition, Estimated 1st Year of Replacement, Useful Life, Remaining Life, Unit Cost, Current Replacement Cost, and Total Future Cost of Replacement.  Also contained in this spreadsheet are the Annual Expenses/Routine Maintenance estimations for the next 30 years.

Exhibit B is a spreadsheet that contains a detailed cash flow analysis indicating the Trust Fund Balance, Recommended Funding, Estimated Interest Earned, and Anticipated Expenditures for the next 30 years.
Exhibit C contains a larger version of the graph that compares Recommended Annual Funding to Anticipated Annual Expenditures and Future Forecasted Annual Trust Fund Balances.  In Addition, contained in this section are larger versions of the pie graphs found in the conclusion and recommendations section.  The first pie graph compares the major categories of capital expenditures indicating the dollar amount and relative percentage of cost.  The second pie graph compares the major categories of Capital Expenditures versus Annual Expenditures/Maintenance and indicates the dollar amount and relative percentage of cost.
CONCLUSIONS AND RECOMMENDATIONS
In conclusion the property, based on our investigation and visual analysis, is in fair condition overall and does not require any further analysis at this time.  Further that by continually updating the study, following the recommendations by conducting and funding the annual maintenance and capital expenditures identified in Exhibit A the property can be preserved for the next thirty years
.

Error! Not a valid link. This first pie chart compares the major categories of capital expenditures indicating the dollar amount and relative percentage of cost.  
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This second pie chart compares the major categories of Capital Expenditures versus Annual Expenditures/Maintenance and indicates the dollar amount and relative percentage of cost.
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Finally, this table summarizes the recommended trust contributions over the next thirty years based on our investigation and detailed in Exhibit B Cash Flow Analysis.


	Year
	Annually
	Monthly
	Year
	Annually
	Monthly
	Year
	Annually
	Monthly

	2006
	$14,000
	$1,167
	2017
	$18,369
	$1,531
	2028
	$24,102
	$2,008

	2007
	$14,350
	$1,196
	2018
	$18,828
	$1,569
	2029
	$24,705
	$2,059

	2008
	$14,709
	$1,226
	2019
	$19,299
	$1,608
	2030
	$25,322
	$2,110

	2009
	$15,076
	$1,256
	2020
	$19,782
	$1,648
	2031
	$25,955
	$2,163

	2010
	$15,453
	$1,288
	2021
	$20,276
	$1,690
	2032
	$26,604
	$2,217

	2011
	$15,840
	$1,320
	2022
	$20,783
	$1,732
	2033
	$27,269
	$2,272

	2012
	$16,236
	$1,353
	2023
	$21,303
	$1,775
	2034
	$27,951
	$2,329

	2013
	$16,642
	$1,387
	2024
	$21,835
	$1,820
	2035
	$28,650
	$2,387

	2014
	$17,058
	$1,421
	2025
	$22,381
	$1,865
	2036
	$29,366
	$2,447

	2015
	$17,484
	$1,457
	2026
	$22,941
	$1,912
	 
	 
	 

	2016
	$17,921
	$1,493
	2027
	$23,514
	$1,960
	 
	 
	 




This concludes this analysis; however, we recommend updates of this report every two years to accommodate changes in the property and/or marketplace.  Changes to the property may occur due to weather or maintenance practices.  Technological or construction inflation changes may affect future costs of repair and/or replacement of property components.  Finally, actual yield on trust funds will affect trust balances and necessary funding.                                                          
The following pages contain Exhibits, Professional Service Conditions, and Assumptions and Limiting Conditions that support the analysis.                                            
Exhibit A - Property Capital Expenditures and Annual Expenditures Spreadsheet
Please see accompanying Microsoft Excel file Property Replacement Study 1-1.
Exhibit B - Cash Flow Analysis


	
	
	
	
	4618 Eldorado Ln.
	
	

	
	
	
	
	Madison, Wisconsin 53716
	
	

	
	
	
	
	
	
	

	
	
	
	
	Inflation:
	2.50%
	

	Anticipated Annual Percent Yield on Trust Funds:
	3.50%
	

	
	
	
	
	
	
	

	
	Year
	January 1, Trust Balance
	Recommended Annual Funding (+)
	Estimated Interest Earned (+)
	Anticipated Expenditures        (-)
	Trust Account Balance at Year End

	
	2006
	$50,000
	$14,000
	$1,995
	-$33,475
	$32,520

	
	2007
	$32,520
	$14,350
	$1,389
	-$16,675
	$31,584

	
	2008
	$31,584
	$14,709
	$1,363
	-$12,464
	$35,192

	
	2009
	$35,192
	$15,076
	$1,496
	-$13,664
	$38,101

	
	2010
	$38,101
	$15,453
	$1,604
	-$12,239
	$42,919

	
	2011
	$42,919
	$15,840
	$1,779
	-$13,563
	$46,975

	
	2012
	$46,975
	$16,236
	$1,928
	-$12,859
	$52,280

	
	2013
	$52,280
	$16,642
	$2,121
	-$13,180
	$57,863

	
	2014
	$57,863
	$17,058
	$2,324
	-$18,018
	$59,226

	
	2015
	$59,226
	$17,484
	$2,379
	-$13,847
	$65,242

	
	2016
	$65,242
	$17,921
	$2,597
	-$16,754
	$69,006

	
	2017
	$69,006
	$18,369
	$2,737
	-$14,548
	$75,564

	
	2018
	$75,564
	$18,828
	$2,974
	-$14,912
	$82,454

	
	2019
	$82,454
	$19,299
	$3,224
	-$16,388
	$88,589

	
	2020
	$88,589
	$19,782
	$3,447
	-$15,667
	$96,151

	
	2021
	$96,151
	$20,276
	$3,720
	-$21,436
	$98,712

	
	2022
	$98,712
	$20,783
	$3,819
	-$16,460
	$106,853

	
	2023
	$106,853
	$21,303
	$4,113
	-$16,872
	$115,397

	
	2024
	$115,397
	$21,835
	$4,421
	-$17,293
	$124,359

	
	2025
	$124,359
	$22,381
	$4,744
	-$17,726
	$133,759

	
	2026
	$133,759
	$22,941
	$5,083
	-$19,070
	$142,712

	
	2027
	$142,712
	$23,514
	$5,406
	-$20,069
	$151,564

	
	2028
	$151,564
	$24,102
	$5,727
	-$19,089
	$162,303

	
	2029
	$162,303
	$24,705
	$6,113
	-$19,566
	$173,555

	
	2030
	$173,555
	$25,322
	$6,518
	-$20,055
	$185,339

	
	2031
	$185,339
	$25,955
	$6,941
	-$31,458
	$186,778

	
	2032
	$186,778
	$26,604
	$7,003
	-$21,070
	$199,314

	
	2033
	$199,314
	$27,269
	$7,453
	-$21,597
	$212,440

	
	2034
	$212,440
	$27,951
	$7,925
	-$22,137
	$226,178

	
	2035
	$226,178
	$28,650
	$8,418
	-$22,691
	$240,555

	
	2036
	$240,555
	$29,366
	$8,933
	-$23,258
	$255,596




Exhibit C – Recommended Funding
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Exhibit C – Pie Charts

[image: image300.wmf]Pie Chart of Capital Expenditures

Building 

Exterior, 

$19,581, 34%

Building 

Interior, $4,000, 

7%

Building 

Systems, 

$9,868, 17%

Site, $21,791, 

37%

Major 

Appliances, 

$2,809, 5%

Major 

Equipment, $0, 

0%



[image: image301.wmf]Capital Expenditures Vs. Annual Expenses and 

Maintenance

Capital 

Expeditures, 

$58,049, 10%

Annual 

Expenses & 

Maintenance, 

$301,408, 69%


PROFESSIONAL SERVICE CONDITIONS

We have no present or prospective interest in the property that is the subject of this report, and we have no personal bias with respect to the parties involved.

Compensation for this service is not contingent in any way upon our conclusions.

We will act as an independent contractor. All files, work papers or documents developed by us during the course of the engagement remains our property. 

We do not investigate, nor assume any responsibility for any existence or impact of any hazardous materials, which may or may not be present on or within the property. 

Our opinions of estimated costs and remaining useful lives are not a guarantee of the actual costs of replacement or a warranty of the property components.

We assume, without independent verification, the accuracy of all data provided to us. You agree to indemnify and hold us harmless against and from any and all losses, claims, actions, damages, expenses or liabilities, including reasonable attorneys’ fees, to which we may become subject in connection with this engagement, because of any false, misleading or incomplete information which we have relied upon as supplied by you or others under your direction, or which may result from any improper use or reliance on the report by you or third parties under your control or direction.  Liability of the preparer, affiliates, and agents for errors and omissions, if any, in this work is limited to the amount of its compensation for the work performed in this engagement.

We will complete the report in accordance with the Proposal. 

We will maintain the confidentiality of all conversations, documents provided to us, and the contents of our reports. We will share information to only those parties involved in this property preservation study.
ASSUMPTIONS AND LIMITING CONDITIONS

To the best of our knowledge, all data set forth in this report are true and accurate. Although gathered from reliable sources, we make no guarantee nor assume liability for the accuracy of any data, opinions, or estimates identified as furnished by others that we used in formulating this analysis.
We did not make any soil analysis, flood plane analysis, geological or environmental study with this report; nor where any water, oil, gas, coal, or other subsurface mineral and use rights or conditions investigated.
Substances such as asbestos, urea-formaldehyde foam insulation, mold, other chemicals, toxic wastes, or other potentially hazardous materials could, if present, adversely affect the validity of this study. Unless otherwise stated in this report, the existence of hazardous substance, that may or may not be present on or in the property, was not considered. Our opinions are predicated on the assumption that there are no hazardous materials on or in the property. We assume no responsibility for any such conditions. We are not qualified to detect such substances, quantify the impact, or develop the remedial cost.
We have made a visual inspection of the property and noted visible physical defects, if any, in our report. The inspection and analysis was made by an individual generally familiar with real estate and building construction; however, we did not do any invasive testing. Accordingly, we do not opine on, nor are we responsible for, the structural integrity of the property including its conformity to specific governmental code requirements, such as fire, building and safety, earthquake, and occupancy, or any physical defects that were not readily apparent during the inspection.
Our opinions of the remaining useful lives of the property components do not represent a guarantee or warranty of performance of the products, materials and workmanship.
We have not investigated the title to or any liabilities against the property subject of this report.

� The ending balance is deemed reasonable based on continual annual funding of the trust and adjustments (Updates) of the study being conducted and followed as necessary.


� The ending balance is based on continual annual funding of the trust and adjustments (Updates) of the study being conducted and followed as necessary.


�  Property may not be preserved for other reasons than repairs and replacements such as functional obsolescence, economically not viable, governmental claimed property, acts of nature, et.
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