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Maintaining the paved surfaces of condominium roadways and parking lots can easily be the number one consumer of your association’s budget. Here are four ways that should help you get the most for your pavement dollar:

· Provide positive drainage off the paved surfaces.
· Make sure you have a stabile, well draining sub-base underneath.
· Know what you’re paying for when you do maintenance.
· Invest some money to buy extended service life.
· Keep records. Ignore history and you pay again and again and….

We’re assuming that your condominium roads and parking lots are surfaced with bituminous concrete. This flexible product is a mixture of an asphaltic binder with ground up stone and sand aggregate. It helps to remember that all the work of transmitting vehicle wheel loads down to the sub-base is done by the aggregate. The asphalt is simply the “glue” that stabilizes the aggregate in place so it can do its job. While that may be a nice structural solution, the arrangement leaves tiny void spaces between the pieces of aggregate. Surface water that does not evaporate can find its way down into and through the aggregate and eventually the soil sub-base. Once there it can, if not allowed to drain away, begin its business of deterioration. 

· Clearly, a properly prepared, draining sub-base is critical. But diverting runoff to the shoulders or into catch basins before it reaches the sub-base is preferable. The sooner it gets off the paved surface the better.  Less water penetration means longer pavement life. Fill in “bird bath” depressions that pool water with binder. If the pooling area is more extensive, cold planning may provide the pitch you need to get the run-off water moving. 

· A sound sub-base, the foundation of your pavement, is the best warranty for long pavement life. It should be a coarse granular material with much larger voids between its granules allowing water to flow through it and make a quick exit below instead of hanging around beneath your roadway. If the sub-base is of unsuitable material with clay or construction debris that holds water in it in it, you will be wasting money paving over it year after year. Excavate down, remove the offending material, and replace it with good clean gravel. You will pay more during re-surfacing, but you’ll come out ahead in the long run. In capital reserve fund studies, we usually assign a useful life of twenty years to a properly maintained pavement. With prudent management, that life can be extended. 

· One way to spend money and get little for it is to patch only the part of the roadway width that has failed. The remedy may seem intuitive. Shoulder drainage can pocket in the sub-grade up against the dam created by the deep patch.
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Now you have a self-perpetuating condition.  The better solution would be to spend a little more money and cut out the full width of pavement, and then fill it with patch material. The usual way to rehabilitate existing pavement is to overlay it with a minimum thickness of 1.5 inches of bituminous concrete. Here is where you can buy (literally) yourself some longevity. Make sure your paving contractor addresses some key points before overlaying. Defects in the sub-grade should be cured. To make sure that the surface drains well some shimming may need to be done to get positive drainage. 
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