To: All Water Pointe 1 Homeowners
Date: November 10, 2017
From: The Board of Directors
Subject: Ocean front wall

As we discussed at the annual Home Owners meeting, the building is getting older and in need of major
repairs. The balconies and the ocean front walls have gone too long for repairs. The board agreed midyear that we must to the following:
-

Inspect all the balconies for “Spalling” of concrete, both on the floor and ceiling.
o We knew we had some damage from past individual units and expected to find
about 200 sq. ft. of damage.
o

What was found was much greater damage hidden under carpets, tile and in the
closets.

o

The damage was so severe, another more detailed inspection and repair estimate
was prepared and now we expect to repair over 1,065 sq. ft.

o

For the ceilings, we expected to repair 75 sq. ft. and now it looks like 241 sq. ft.

You may ask why such a difference in the damage, the answer is due to some key factors
o Much of it was hidden under the carpet and tiles
o
-

No inspection of the owner closet or fire place closet was performed. We have
found extensive damage in these two areas.

Replace, seal and paint repairs to the ocean wall.
o

The closet wall facing the ocean, we expected to do minor repairs to the metal
studs, screws and fix some of the stucco. The only way to estimate the work was to
look from the outside as we had no way to view inside the walls.




We were shocked by what was found as we looked inside of the walls


Virtually all the studs were rusted



The screws hold the sheathing were rusted through



The sheathing and Stucco was crumbling in your hands



The walls were in need a complete replacement

This was not what we had placed in the budget. But the damage was so
severe, we concluded it must be done. Remember the walls are 35 years
old and have only been painted and sealed.

-

Inspect all the balcony railings and secure for safety and re-paint.

-

Repaint and seal the doors and walls. You will notice most of the fire place closet doors
show major rust. We will repair that.

-

… and more repairs as needed.

The budget plan for this project was $136,000 with some contingency we estimated $150,000.

With the severe damage, we found and the need for long-term safety, this cost has increased to over
$450,000. Where is the extra cost, it is simply in two areas?
1. Instead of patching a few spots on the wall, the entire back wall is being torn down and
rebuilt.
a. All studs are being replaced
b. All Sheathing is being replaced
c. All drywall is being replaced
d. All Stucco is being torn down and replaced
e. New weep holes are being added to let the moisture exit the closets.
It is a complete tear down and rebuild
This added $200,437 dollars to the job. It MUST be done.
2. The balcony floors and ceiling had much more damage than could be seen.
a. The rebar in the concrete and turned to dust
b. Large holes went all the way through the balcony
c. Over 800 sq. ft. more damage needed to be repaired.
d. The required jack hammers tearing up much of the balconies
It is much more damage.
This added $121,585 to the job. It must be done
At the same time, we have two other major repairs that are needed.
1. A new heater pump for the hot tub
2. The indoor pool heater fell apart last April.
These two repairs are about $13,000.

Payment:
We had planned to pay for this project out of the long-term capital reserves we have. We had this
summer over $300,000 in reserves. With an estimate of $150,000, we would have paid without an
assessment to the owners.
Now with the project costing $450,000, we CANNOT pay this out of the reserves. The Board has
discussed this in detail and plan to do the following.
1. Draw down the reserves to $65,000. This is below our desired minimum level, but we are
trying to not place a heavy burden on our owners.
2. Assess the home owners for a part of the total repair
a. Each unit will need to pay a $3,000 assessment for this repair that must happen.
b. That will generate $189,000 toward the $454,000 repair.
c. That means we will $265,000 from reserves and normal assessments.
i. Reserves to be depleted about $235,000
ii. Regular assessment need to fund the other $30,000.
3. The work is in process now and we will place on the web site the latest timeline.
4. This work must be performed for the safety of the owners and renters. We cannot
postpone it, delay it or not do it. IT IS A MUST!
Understanding the late notice on this, although we talked about it at the HOA meeting we know you do
not have $3,000 laying around. Also at the HOA meeting we were asked to try to spread this out.
The work should be completed by April 1. Thus, we must collect the assessments by March 10.
The board has agreed to provide two options:
1. Two assessments of $1,500 each. This is on top of your normal assessment which we need
to pay normal cost and some of the repairs.
a. Assessment 1: Due February 1, 2018

$1,500

b. Assessment 2: Due March 1, 2018

$1,500

2. Or make 4 payments of $750 for Dec, Jan, Feb, March

The board also considered people who had some damage in the past and paid for it themselves.
Unfortunately, we are finding even on balconies that were files the ceiling below has damage, thus we
just cannot offer a credit. The problem is we have major work to be done and we must all fix it.
Attached are photos for all owners to understand the extent of the problem. It is major, potentially a
safety issue and we must fix this now.

The Board personally ask you to PLEASE pay on time. We are having the work done for your safety. The
bills will come due and we must pay them to the contractor.
In addition, all balconies are closed as of today, due to safety concerns. All furniture needs to be
removed from the balcony and not returned until the work is complete. Please do not let your renters
go on theses balconies, it is dangerous.
Attached are photos and assessment invoices.

Best regards
Tim Miller
President of the Water Pointe Board

Photo of rusted studs behind
the wall. Screws all rusted
away

Photo a concrete that is simply
gone. Note rebar with no
concrete.

Note stucco the is not attached.

Note rusted frames and no
screen for the stucco. Note
new aluminum studs

Note the amount of
concrete on one balcony
that must be repaired.
Rebar was dust and new
rebar is added then new
concrete. The concrete
had to be jack
hammered out.

Note ceiling concrete
falling.

Note drywall has
disintegrated, mold and
basically worthless. It all
must be torn out and

Note all ceilings seem to
have damage in the first
two stacks.

Note how thin the concrete is on
some places on the balconies.

Note the entire wall section
has been ripped out, rebuilt
and will be re-stuccoed,
sealed and painted.

