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A new strategy for 
reserve funding.

Our reserve study approach is simple. We 
provide you with the insight needed to make 

fast, accurate and informed decisions. We 
focus on understanding your situation and 

providing funding solutions that are 
designed with your goals in mind. By 

focusing on the detail and the big picture we 
provide the information you need to best 

manage your reserve fund and annual 
contributions.

As a long-term capital budget plan, the 
reserve study identifies the current status of 
the reserve fund and whether contributions 
to the fund are adequate to address future 

needs. The report helps the Association 
make necessary decisions regarding the 
development of their reserve fund and 
establish expectations in relation to the 
timing and cost of significant repair and 

replacement projects. 
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This map is provided for informational and planning purposes only. It is not intended to be used for description, 
conveyance, authoritative definition of legal boundary, or property title. This is not a survey product and is not to be 
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Executive Summary
Reserve Fund and Percent Funded

Reserve Fund

Reserve Account Starting Balance $386,512

Current Member Contribution $87,000

Interest Rate 1.00 %

Financial Year 2025 (January 1 2025 - December 31 2025)

Information above provided by Association representatives.

Reserve Fund Strength

Current Per Unit Deficiency/(Surplus) in Reserves $16,797

Percent Funded 16 %

Reserve Account Balance $386,512

Fully Funded Balance, Ideal Balance $2,351,751

Percent funded in reserve studies refers to the ratio of the current reserve fund balance to the Fully Funded 
Balance, expressed as a percentage.

Financial Assumptions

Inflation Rate 3.00 %
Projection Period 30 Yrs

Inflation rate is based upon the average annual increase of the Consumer Price Index (CPI) over the last 
30-years, as published by the US Bureau of Labor Statistics (www.labor.gov).
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Financial Snapshot

Reserve Contributions

Max Contribution, Full Funding $296,103

Min Contribution, Baseline Funding $286,642

Current Contribution $87,000

Special Assessment $0

We recommend that reserve contributions be evenly distributed between members over the life of a community. 
An ideal contribution range is provided to help establish fair and equitable reserve contributions moving forward. 

Reserve Account Projection

Chart highlights the outcome of implementing the recommended funding strategies, and the result of projected 
expenses on the Association’s reserve account.
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Why reserves studies are important. 
A reserve study is a detailed analysis of a property's physical components and their associated 
costs over time. It takes into account various factors such as the age, condition, and expected 
useful life of each component, as well as any expected changes in market conditions, interest rates, 
and inflation. The goal of a reserve study is to help property owners plan and budget for necessary 
repairs, replacements, and maintenance over the long term.

In the past, many communities would simply address repair and replacement expenses as they 
occurred, without any long-term planning or budgeting. This approach often led to unexpected 
expenses and inadequate funds to cover necessary repairs and replacements. It also resulted in 
communities falling behind on maintenance, leading to costly repairs and a shorter lifespan for 
common property.

As a result, association managers and homeowners associations recognized the need for long-term 
planning and budgeting for maintenance and repairs of common property. Reserve studies were 
developed as a way to help communities plan for the future and ensure that they had the funds 
necessary to maintain their common area assets over the long term.

Reserve studies involve a detailed analysis of a property's physical components and their 
associated costs over time. The study takes into account various factors such as the age, 
condition, and expected useful life of each component, as well as any expected changes in market 
conditions, interest rates, and inflation. The goal of a reserve study is to help property owners plan 
and budget for necessary repairs, replacements, and maintenance over the long term.

One of the key benefits of a reserve study is that it helps associations avoid unexpected expenses 
and funding deficiencies. By planning for necessary repairs and replacements ahead of time, 
associations can ensure that they have the funds necessary to address any issues that arise. This 
can help prevent special assessments or loans, which can be a burden on homeowners and create 
financial instability for the community.

In addition, reserve studies help associations prioritize their spending and make informed decisions 
about investments and assets. By understanding the condition and expected useful life of each 
component, associations can determine which items require immediate attention and which can be 
deferred. This helps associations allocate their funds more effectively and ensure that they are 
making the most of their resources.

Furthermore, reserve studies can help associations promote transparency and build trust with 
homeowners. By providing a detailed breakdown of the reserve fund and projected costs, 
associations can demonstrate to homeowners that they are being responsible and proactive in 
managing community finances. This can help build trust and foster a sense of community among 
homeowners.
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Goals and outcomes. 
When conducting a reserve study, it is important to establish clear goals and desired outcomes in 
order to ensure that the study is effective and provides value to the community. By defining 
specific goals and outcomes, association managers and association Board Members can better 
plan for the future and ensure that they have the funds necessary to maintain their common 
property over the long term.

One of the primary goals of a reserve study is to identify the condition and expected useful life of 
each component of common property. By understanding the condition and useful life of each 
component, managers and associations can plan for necessary repairs and replacements, and 
ensure that they have the funds necessary to address any issues that arise. This can help prevent 
unexpected expenses and funding deficiencies, which can be a burden on homeowners and create 
financial instability for the community.

In addition, a reserve study can help managers and homeowners associations identify any funding 
deficiencies that may exist. If the study reveals that there are not enough funds in the reserve 
account to cover necessary repairs and replacements, association managers and associations can 
take action to address the shortfall, such as increasing assessments or reducing expenses. By 
identifying and addressing funding deficiencies, managers and associations can ensure that they 
are properly funded and prepared for the future. 

Another goal of a reserve study is to promote transparency and build trust with homeowners. By 
providing a detailed breakdown of the reserve fund and projected costs, association managers and  
associations can demonstrate to homeowners that they are being responsible and proactive in 
managing community finances. This can help build trust and foster a sense of community among 
homeowners.

Ultimately, the desired outcome of a reserve study is to ensure the proper maintenance and repair 
of common property and the continued success of the community. By taking a proactive approach 
to long-term planning and budgeting, property managers and homeowners associations can ensure 
that they have the funds necessary to maintain their common property over the long term, and 
avoid unexpected expenses and funding deficiencies.
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Methodology
Conducting a reserve study involves a systematic approach to gathering and analyzing data to 
assess the condition and projected costs of maintaining and repairing an association’s components 
over time. Here is a brief description of the methods used in a reserve study, including data 
collection, analysis, assumptions, limitations, and interpretation of results.

Define the scope of responsibility. 
Components included in a reserve study are typically defined based on the specific needs and 
characteristics of the property or community association being assessed. To identify what qualifies 
as a reserve component, multiple factors come into play. Typically, a three-part test is employed to 
determine if a component should be categorized as a reserve item or falls under operational or 
maintenance expenses. For a component to be classified as a reserve item, a project cost must  
typically must satisfy the following criteria:

The criteria above is based upon the revised 2023 Community Association Institutes Reserve Study 
Standards. The standards are provided with the intent of providing guidance and methodology in 
the preparation of reserve studies for all varieties of community association ownership types and 
physical configurations. 
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Why items are not addressed in a reserve study.

Associations should also be mindful of what assets and aspects of the community are excluded 
from the reserve study.  Determining which reserve components are excluded from a reserve study 
involves a careful evaluation of certain criteria and considerations specific to the property or 
community association being assessed. Here are common steps and factors to help identify 
reserve components that may be excluded:
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Research.
After defining the reserve component list, the first step in a reserve study is to collect relevant data 
about the property being assessed. Site visits, detailed measurements, photographs, and notes are 
taken to document the current condition of the association. In addition, historical records, 
maintenance reports, and financial statements are reviewed to gain insights into past maintenance 
activities, costs, and funding practices. During the site visit, detailed measurements, photographs, 
and notes are taken to document the current condition of the components. 

Component Analysis.
Once the data has been collected, our team performs a comprehensive analysis of each 
component. This involves assessing the current condition, estimating the remaining useful life, and 
determining the expected costs for maintenance, repairs, and replacements.

The condition assessment is based on visual inspections, industry standards, and expert judgment. 
To estimate the remaining useful life, the team considers factors like historical performance, 
maintenance practices, technological advancements and the age of the component. This estimation 
helps determine when the component will likely need repairs or replacements in the future.

The projected costs are calculated by considering various factors such as current market prices, 
labor costs, material costs, and inflation rates. Cost estimates are based on industry benchmarks, 
local market conditions, historical data from similar projects, vendor pricing acquired from regional 
contractors and suppliers and cost data sourced from national construction estimators. 

Individual cost estimates are for budgeting purposes only. Actual construction costs can vary 
significantly due to economies of scale, material availability, labor, seasonal considerations, and 
other factors beyond our control. We recommend that project costs be substantiated well in 
advance of the anticipated date of repair and replacement. A detailed evaluation by a qualified 
professional should also be undertaken to establish the scope and budget of each project.

Financial Analysis.
Once the component analysis is complete, the financial aspect of the reserve study begins. This 
involves evaluating the current funding status and projecting the future funding needs of the 
association.

Our team reviews the association's financial records, including the reserve fund balance, annual 
contributions, and any existing debt or outstanding loans. They also analyze the association's 
budget and financial statements to understand the current funding practices and identify any 
funding deficiencies.

Using the projected costs for maintenance and replacements, along with expected inflation rates 
and investment returns, the team determines the necessary annual contributions to the reserve 
fund. They calculate the ideal funding level required to cover future expenses and maintain an 
adequate reserve balance.
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Financial Considerations
Upon conducting the reserve study and analyzing the financial results, several recommendations 
emerge that can help associations enhance their financial planning, ensure the proper maintenance 
of their common property, and secure the long-term stability of the community. These 
recommendations are based on the analysis of the current funding status, projected costs, and 
funding needs identified in the reserve study report.

Annual Contributions.
One of the primary recommendations is to consider adjusting the annual contributions to the 
reserve fund. This ensures that sufficient funds are accumulated over time to cover anticipated 
maintenance and replacement expenses. By gradually increasing the contributions, associations 
can build a healthier reserve fund and avoid funding deficiencies in the future.

The association needs to establish a reserve contribution rate which, at a minimum, meets their 
anticipated financial needs without having to resort to special assessment or deferred 
maintenance. In addition, the funding goal needs to be prudent enough to meet the expectations of 
current members while not unfairly burdening future owners.

The minimum funding goal needed to meet planned expenditure is Baseline Funding. Baseline 
Funding maintains the reserve account at or above zero dollars, but leaves the association with no 
contingency to address unanticipated outcomes. Threshold funding is a strategy designed to 
provide for this contingency by keeping cash reserves above a specific dollar amount or percent 
funded level.

The reserve fund plan highlighted in this report is based upon the Full Funding program of reserve 
contributions. The Full Funding plan highlights an ideal level of contributions which will enable an 
association to be 100% funded by the end of the projection period. As stated previously, we 
recommend that the association implement a program that moves them toward and maintains a 
funding level of over sixty percent (60%).

Prioritize Maintenance and Repairs.
Based on the projected costs and estimated remaining useful life of components, it is crucial for 
associations to prioritize maintenance and repairs. Regularly scheduled maintenance and proactive 
repairs can extend the life of components, minimize the need for costly replacements, and optimize 
the allocation of financial resources. Associations should develop a comprehensive maintenance 
plan that aligns with the recommendations of the reserve study report.

Review Reserve Investment Strategies. 
The reserve study report may suggest reviewing the current investment strategies for the reserve 
fund. Associations should consult with financial advisors or investment professionals to assess the 
investment options available and optimize the fund's growth potential while balancing risk. 
Adjusting investment allocations and considering conservative yet reasonable returns can help 
maximize the reserve fund's growth over time.
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Simple Interest. 
Interest has a significant impact on the long-term returns of a reserve account. The impact of 
investments and interest on long-term returns for a reserve account is significant. Through the 
compounding effect and enhanced accumulation, interest can help the reserve account grow over 
time, providing additional financial resources for future maintenance and replacements.

The example above is for illustrative purposes only and not indicative of any investment. It is hypothetical in nature and does not 
factor in additional contributions to the starting principle amount.  

However, it is essential to balance the pursuit of higher returns with the need for stability and 
liquidity. Reserve accounts are typically designed to prioritize the safety and preservation of capital 
rather than taking on excessive risk for the sake of higher returns. Associations should work with 
financial professionals to determine an appropriate balance between earning interest and ensuring 
the funds are readily available for future needs.
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Financial Anaylsis.

The following section of the report 
highlights the key financial metrics 
used to evaluate and assess the 

financial performance of the 
association. The metrics are derived 

from information provided by the 
association and sourced by our team. 

The analysis is intended to provide 
the association with the awareness to 

adequately plan for the ongoing 
major maintenance, repair and 
replacement of their common 

property components. 

The recommendations included 
within this report represent one 

scenario, and are not intended to 
represent the only means of 

achieving the association’s goals. We 
recommend that the Board of 

Directors use the following 
information as a guide in planning for 

their future objectives.



Reserve Study Report
Forest Oaks Section Two (A Condominium)

15
www.reservestudygroup.com

Reserve Expenses Summary
Common Area Assets

Major Expenses

Building Exterior, Roof, Asphalt Shingle $2,123,415
Building Exterior, Siding, Replace $1,274,033
Breakdown is based upon the average annual cost of the reserve component and serves to highlight the 
significance of the association’s two largest expenses. 

Expense Category Breakdown
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Reserve Expenses Summary
Common Area Assets

Reserve Account
Total Expenses over 30 years. $6,388,417
Average Annual Expense over 30 years. $212,947

Expenditures for major reserve components are outlined in greater details within the report. We recommend 
that the report is read in its entirety in order to understand how conclusions and results have been formulated.

Expense Outlook
Years 1-10, Short-term expenses $544,945

Years 11-20, Mid-term expenses $5,268,292

Years 21-30 Long-term expenses $575,180

The timing and significance of expenses will help the association in establishing investment windows and 
timelines for adequately saving for anticipated expenses.  
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Reserve Component List
Common Area Assets

Component UL RUL Qty Unit Unit Cost Total Cost
RESIDENTIAL BLDGS
Building Exterior - Roof, Asphalt Shingle 25 11 2360 Squares $650.00 $1,534,000
Building Exterior - Roof, Carport, Metal Panel 30 15 667 Squares $800.00 $533,600
Building Exterior - Roof, Gutters & Downspouts 25 15 18700 LF $10.00 $187,000
Building Exterior - Clean, Caulk & Paint 8 7 117 Units $1,200.00 $140,400
Building Exterior - Brick, 10% Repoint & Repair 40 15 84700 SF $20.00 $169,400
Building Exterior - Siding, Replace 50 10 79000 SF $12.00 $948,000

CLUBHOUSE & POOL
Building Exterior - CH, Roof, Asphalt Shingle, Replace 25 15 29 Squares $650.00 $18,850
Building Exterior - CH, Gutters & Downspouts, 
Replace

25 15 260 LF $10.00 $2,600

Building Exterior - CH, Brick, Repoint & Repair 
Allowance

40 15 1910 SF $20.00 $38,200

Building Exterior - CH, Windows & Doors 40 15 16 Each $1,000.00 $16,000
Building Interior - CH, Walls, Paint 15 7 1 Lump Sum $10,500.00 $10,500
Mechanical - CH, HVAC, System Replace 15 1 1 Each $8,000.00 $8,000
General Site - Pool, Resurface 15 7 1 Lump Sum $27,000.00 $27,000
General Site - Pool, Deck, Resurface 30 7 4425 SF $3.00 $13,275
General Site - Pool, Equipment, General 5 4 1 Lump Sum $6,000.00 $6,000
General Site - Pool, Furniture 3 2 1 Lump Sum $2,000.00 $2,000
General Site - Pool, Fence, Metal 30 8 315 LF $50.00 $15,750

GENERAL COMMON ELEMENTS
General Site - Asphalt, Overlay & Repair 30 5 12240 SY $14.00 $171,360
General Site - Asphalt, Seal Coat & Repair 5 10 12240 SY $1.75 $21,420
General Site - Concrete, Curb, 2% Replace 10 5 4400 LF $40.00 $3,520
General Site - Concrete, Flatwork, 2% Replace 5 3 26750 SF $15.00 $8,025
General Site - Stormwater, Drainage 10 5 1 Lump Sum $5,000.00 $5,000
General Site - Fence, Vinyl Split Rail, Replace 30 10 130 LF $30.00 $3,900
General Site - Entry Sign, Replace 30 1 1 Lump Sum $6,000.00 $6,000
Electrical - Light Fixture, Post 20 5 57 Each $400.00 $22,800

Component Notes
Readers should be aware that certain property elements are considered 'long life' elements and are not accounted 
for within the reserve study in conjunction with elements that are or can be managed as part of the Association's 
operating budget.

Cost estimates do not account for permits, architectural, or project management fees that may be required. 
Allowances and contingencies must also be added to the total as the scope of work is defined.
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Reserve Expenses, Years 1-5

Component 2025 2026 2027 2028 2029
RESIDENTIAL BLDGS
Building Exterior - Roof, Asphalt Shingle $0 $0 $0 $0 $0
Building Exterior - Roof, Carport, Metal Panel $0 $0 $0 $0 $0
Building Exterior - Roof, Gutters & Downspouts $0 $0 $0 $0 $0
Building Exterior - Clean, Caulk & Paint $0 $0 $0 $0 $0
Building Exterior - Brick, 10% Repoint & Repair $0 $0 $0 $0 $0
Building Exterior - Siding, Replace $0 $0 $0 $0 $0

CLUBHOUSE & POOL
Building Exterior - CH, Roof, Asphalt Shingle, Replace $0 $0 $0 $0 $0
Building Exterior - CH, Gutters & Downspouts, Replace $0 $0 $0 $0 $0
Building Exterior - CH, Brick, Repoint & Repair Allowance $0 $0 $0 $0 $0
Building Exterior - CH, Windows & Doors $0 $0 $0 $0 $0
Building Interior - CH, Walls, Paint $0 $0 $0 $0 $0
Mechanical - CH, HVAC, System Replace $0 $8,240 $0 $0 $0
General Site - Pool, Resurface $0 $0 $0 $0 $0
General Site - Pool, Deck, Resurface $0 $0 $0 $0 $0
General Site - Pool, Equipment, General $0 $0 $0 $0 $6,753
General Site - Pool, Furniture $0 $0 $2,122 $0 $0
General Site - Pool, Fence, Metal $0 $0 $0 $0 $0

GENERAL COMMON ELEMENTS
General Site - Asphalt, Overlay & Repair $0 $0 $0 $0 $0
General Site - Asphalt, Seal Coat & Repair $0 $0 $0 $0 $0
General Site - Concrete, Curb, 2% Replace $0 $0 $0 $0 $0
General Site - Concrete, Flatwork, 2% Replace $0 $0 $0 $8,769 $0
General Site - Stormwater, Drainage $0 $0 $0 $0 $0
General Site - Fence, Vinyl Split Rail, Replace $0 $0 $0 $0 $0
General Site - Entry Sign, Replace $0 $6,180 $0 $0 $0
Electrical - Light Fixture, Post $0 $0 $0 $0 $0

Annual Expenditure $0 $14,420 $2,122 $8,769 $6,753
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Reserve Expenses, Years 6-10

Component 2030 2031 2032 2033 2034
RESIDENTIAL BLDGS
Building Exterior - Roof, Asphalt Shingle $0 $0 $0 $0 $0
Building Exterior - Roof, Carport, Metal Panel $0 $0 $0 $0 $0
Building Exterior - Roof, Gutters & Downspouts $0 $0 $0 $0 $0
Building Exterior - Clean, Caulk & Paint $0 $0 $172,674 $0 $0
Building Exterior - Brick, 10% Repoint & Repair $0 $0 $0 $0 $0
Building Exterior - Siding, Replace $0 $0 $0 $0 $0

CLUBHOUSE & POOL
Building Exterior - CH, Roof, Asphalt Shingle, Replace $0 $0 $0 $0 $0
Building Exterior - CH, Gutters & Downspouts, Replace $0 $0 $0 $0 $0
Building Exterior - CH, Brick, Repoint & Repair Allowance $0 $0 $0 $0 $0
Building Exterior - CH, Windows & Doors $0 $0 $0 $0 $0
Building Interior - CH, Walls, Paint $0 $0 $12,914 $0 $0
Mechanical - CH, HVAC, System Replace $0 $0 $0 $0 $0
General Site - Pool, Resurface $0 $0 $33,207 $0 $0
General Site - Pool, Deck, Resurface $0 $0 $16,327 $0 $0
General Site - Pool, Equipment, General $0 $0 $0 $0 $7,829
General Site - Pool, Furniture $2,319 $0 $0 $2,534 $0
General Site - Pool, Fence, Metal $0 $0 $0 $19,952 $0

GENERAL COMMON ELEMENTS
General Site - Asphalt, Overlay & Repair $198,653 $0 $0 $0 $0
General Site - Asphalt, Seal Coat & Repair $0 $0 $0 $0 $0
General Site - Concrete, Curb, 2% Replace $4,081 $0 $0 $0 $0
General Site - Concrete, Flatwork, 2% Replace $0 $0 $0 $10,166 $0
General Site - Stormwater, Drainage $5,796 $0 $0 $0 $0
General Site - Fence, Vinyl Split Rail, Replace $0 $0 $0 $0 $0
General Site - Entry Sign, Replace $0 $0 $0 $0 $0
Electrical - Light Fixture, Post $26,431 $0 $0 $0 $0

Annual Expenditure $237,280 $0 $235,121 $32,651 $7,829
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Reserve Expenses, Years 11-15

Component 2035 2036 2037 2038 2039
RESIDENTIAL BLDGS
Building Exterior - Roof, Asphalt Shingle $0 $2,123,415 $0 $0 $0
Building Exterior - Roof, Carport, Metal Panel $0 $0 $0 $0 $0
Building Exterior - Roof, Gutters & Downspouts $0 $0 $0 $0 $0
Building Exterior - Clean, Caulk & Paint $0 $0 $0 $0 $0
Building Exterior - Brick, 10% Repoint & Repair $0 $0 $0 $0 $0
Building Exterior - Siding, Replace $1,274,033 $0 $0 $0 $0

CLUBHOUSE & POOL
Building Exterior - CH, Roof, Asphalt Shingle, Replace $0 $0 $0 $0 $0
Building Exterior - CH, Gutters & Downspouts, Replace $0 $0 $0 $0 $0
Building Exterior - CH, Brick, Repoint & Repair Allowance $0 $0 $0 $0 $0
Building Exterior - CH, Windows & Doors $0 $0 $0 $0 $0
Building Interior - CH, Walls, Paint $0 $0 $0 $0 $0
Mechanical - CH, HVAC, System Replace $0 $0 $0 $0 $0
General Site - Pool, Resurface $0 $0 $0 $0 $0
General Site - Pool, Deck, Resurface $0 $0 $0 $0 $0
General Site - Pool, Equipment, General $0 $0 $0 $0 $9,076
General Site - Pool, Furniture $0 $2,768 $0 $0 $3,025
General Site - Pool, Fence, Metal $0 $0 $0 $0 $0

GENERAL COMMON ELEMENTS
General Site - Asphalt, Overlay & Repair $0 $0 $0 $0 $0
General Site - Asphalt, Seal Coat & Repair $28,787 $0 $0 $0 $0
General Site - Concrete, Curb, 2% Replace $0 $0 $0 $0 $0
General Site - Concrete, Flatwork, 2% Replace $0 $0 $0 $11,785 $0
General Site - Stormwater, Drainage $0 $0 $0 $0 $0
General Site - Fence, Vinyl Split Rail, Replace $5,241 $0 $0 $0 $0
General Site - Entry Sign, Replace $0 $0 $0 $0 $0
Electrical - Light Fixture, Post $0 $0 $0 $0 $0

Annual Expenditure $1,308,061 $2,126,183 $0 $11,785 $12,101
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Reserve Expenses, Years 16-20

Component 2040 2041 2042 2043 2044
RESIDENTIAL BLDGS
Building Exterior - Roof, Asphalt Shingle $0 $0 $0 $0 $0
Building Exterior - Roof, Carport, Metal Panel $831,331 $0 $0 $0 $0
Building Exterior - Roof, Gutters & Downspouts $291,340 $0 $0 $0 $0
Building Exterior - Clean, Caulk & Paint $218,739 $0 $0 $0 $0
Building Exterior - Brick, 10% Repoint & Repair $263,920 $0 $0 $0 $0
Building Exterior - Siding, Replace $0 $0 $0 $0 $0

CLUBHOUSE & POOL
Building Exterior - CH, Roof, Asphalt Shingle, Replace $29,368 $0 $0 $0 $0
Building Exterior - CH, Gutters & Downspouts, Replace $4,051 $0 $0 $0 $0
Building Exterior - CH, Brick, Repoint & Repair Allowance $59,514 $0 $0 $0 $0
Building Exterior - CH, Windows & Doors $24,927 $0 $0 $0 $0
Building Interior - CH, Walls, Paint $0 $0 $0 $0 $0
Mechanical - CH, HVAC, System Replace $0 $12,838 $0 $0 $0
General Site - Pool, Resurface $0 $0 $0 $0 $0
General Site - Pool, Deck, Resurface $0 $0 $0 $0 $0
General Site - Pool, Equipment, General $0 $0 $0 $0 $10,521
General Site - Pool, Furniture $0 $0 $3,306 $0 $0
General Site - Pool, Fence, Metal $0 $0 $0 $0 $0

GENERAL COMMON ELEMENTS
General Site - Asphalt, Overlay & Repair $0 $0 $0 $0 $0
General Site - Asphalt, Seal Coat & Repair $33,372 $0 $0 $0 $0
General Site - Concrete, Curb, 2% Replace $5,484 $0 $0 $0 $0
General Site - Concrete, Flatwork, 2% Replace $0 $0 $0 $13,662 $0
General Site - Stormwater, Drainage $7,790 $0 $0 $0 $0
General Site - Fence, Vinyl Split Rail, Replace $0 $0 $0 $0 $0
General Site - Entry Sign, Replace $0 $0 $0 $0 $0
Electrical - Light Fixture, Post $0 $0 $0 $0 $0

Annual Expenditure $1,769,835 $12,838 $3,306 $13,662 $10,521
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Reserve Expenses, Years 21-25

Component 2045 2046 2047 2048 2049
RESIDENTIAL BLDGS
Building Exterior - Roof, Asphalt Shingle $0 $0 $0 $0 $0
Building Exterior - Roof, Carport, Metal Panel $0 $0 $0 $0 $0
Building Exterior - Roof, Gutters & Downspouts $0 $0 $0 $0 $0
Building Exterior - Clean, Caulk & Paint $0 $0 $0 $277,092 $0
Building Exterior - Brick, 10% Repoint & Repair $0 $0 $0 $0 $0
Building Exterior - Siding, Replace $0 $0 $0 $0 $0

CLUBHOUSE & POOL
Building Exterior - CH, Roof, Asphalt Shingle, Replace $0 $0 $0 $0 $0
Building Exterior - CH, Gutters & Downspouts, Replace $0 $0 $0 $0 $0
Building Exterior - CH, Brick, Repoint & Repair Allowance $0 $0 $0 $0 $0
Building Exterior - CH, Windows & Doors $0 $0 $0 $0 $0
Building Interior - CH, Walls, Paint $0 $0 $20,119 $0 $0
Mechanical - CH, HVAC, System Replace $0 $0 $0 $0 $0
General Site - Pool, Resurface $0 $0 $51,735 $0 $0
General Site - Pool, Deck, Resurface $0 $0 $0 $0 $0
General Site - Pool, Equipment, General $0 $0 $0 $0 $12,197
General Site - Pool, Furniture $3,612 $0 $0 $3,947 $0
General Site - Pool, Fence, Metal $0 $0 $0 $0 $0

GENERAL COMMON ELEMENTS
General Site - Asphalt, Overlay & Repair $0 $0 $0 $0 $0
General Site - Asphalt, Seal Coat & Repair $38,687 $0 $0 $0 $0
General Site - Concrete, Curb, 2% Replace $0 $0 $0 $0 $0
General Site - Concrete, Flatwork, 2% Replace $0 $0 $0 $15,838 $0
General Site - Stormwater, Drainage $0 $0 $0 $0 $0
General Site - Fence, Vinyl Split Rail, Replace $0 $0 $0 $0 $0
General Site - Entry Sign, Replace $0 $0 $0 $0 $0
Electrical - Light Fixture, Post $0 $0 $0 $0 $0

Annual Expenditure $42,299 $0 $71,854 $296,877 $12,197
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Reserve Expenses, Years 26-30

Component 2050 2051 2052 2053 2054
RESIDENTIAL BLDGS
Building Exterior - Roof, Asphalt Shingle $0 $0 $0 $0 $0
Building Exterior - Roof, Carport, Metal Panel $0 $0 $0 $0 $0
Building Exterior - Roof, Gutters & Downspouts $0 $0 $0 $0 $0
Building Exterior - Clean, Caulk & Paint $0 $0 $0 $0 $0
Building Exterior - Brick, 10% Repoint & Repair $0 $0 $0 $0 $0
Building Exterior - Siding, Replace $0 $0 $0 $0 $0

CLUBHOUSE & POOL
Building Exterior - CH, Roof, Asphalt Shingle, Replace $0 $0 $0 $0 $0
Building Exterior - CH, Gutters & Downspouts, Replace $0 $0 $0 $0 $0
Building Exterior - CH, Brick, Repoint & Repair Allowance $0 $0 $0 $0 $0
Building Exterior - CH, Windows & Doors $0 $0 $0 $0 $0
Building Interior - CH, Walls, Paint $0 $0 $0 $0 $0
Mechanical - CH, HVAC, System Replace $0 $0 $0 $0 $0
General Site - Pool, Resurface $0 $0 $0 $0 $0
General Site - Pool, Deck, Resurface $0 $0 $0 $0 $0
General Site - Pool, Equipment, General $0 $0 $0 $0 $14,139
General Site - Pool, Furniture $0 $4,313 $0 $0 $4,713
General Site - Pool, Fence, Metal $0 $0 $0 $0 $0

GENERAL COMMON ELEMENTS
General Site - Asphalt, Overlay & Repair $0 $0 $0 $0 $0
General Site - Asphalt, Seal Coat & Repair $44,849 $0 $0 $0 $0
General Site - Concrete, Curb, 2% Replace $7,370 $0 $0 $0 $0
General Site - Concrete, Flatwork, 2% Replace $0 $0 $0 $18,361 $0
General Site - Stormwater, Drainage $10,469 $0 $0 $0 $0
General Site - Fence, Vinyl Split Rail, Replace $0 $0 $0 $0 $0
General Site - Entry Sign, Replace $0 $0 $0 $0 $0
Electrical - Light Fixture, Post $47,738 $0 $0 $0 $0

Annual Expenditure $110,426 $4,313 $0 $18,361 $18,853
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Funding Summary
Recommendations

How much should you contribute to reserves?

$296,103
Max Contribution, Full Funding

$286,642
Min Contribution, Baseline Funding

We recommend that reserve contributions be evenly distributed between members over the life of a community. 
An ideal contribution range is provided to help establish fair and equitable reserve contributions moving forward.
Any special assessments planned or otherwise factored into the reserve study, are in addition to the contribution 
amounts above. 

How well funded are you?

Current Balance

$386,512
Fully Funded Target Balance

$2,351,751
Percent Funded

16%

Percent funded in reserve studies refers to the ratio of the current reserve fund balance to the Fully Funded Balance, 
expressed as a percentage.
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Full Funding Summary
  

30 Year Projection

Cash Flow Analysis Performance Targets

Year Starting 
Balance

Contribution 
Amount

Special 
Assessment

Interest 
Earned

Reserve 
Expenses

Fully Funded 
Balance

Percentage 
Funded

2025 $386,512 $296,103 $0 $5,346 $0 $2,351,751 16%
2026 $687,960 $300,544 $0 $8,310 $14,420 $2,571,747 27%
2027 $982,395 $305,053 $0 $11,339 $2,122 $2,787,974 35%
2028 $1,296,664 $309,628 $0 $14,471 $8,769 $3,027,973 43%
2029 $1,611,995 $314,273 $0 $17,658 $6,753 $3,273,081 49%
2030 $1,937,172 $318,987 $0 $19,780 $237,280 $3,532,519 55%
2031 $2,038,659 $323,772 $0 $22,005 $0 $3,572,457 57%
2032 $2,384,436 $328,628 $0 $24,312 $235,121 $3,863,344 62%
2033 $2,502,255 $333,558 $0 $26,527 $32,651 $3,926,293 64%
2034 $2,829,689 $338,561 $0 $29,951 $7,829 $4,205,352 67%
2035 $3,190,372 $343,639 $0 $27,082 $1,308,061 $4,524,197 71%
2036 $2,253,032 $348,794 $0 $13,643 $2,126,183 $3,519,391 64%
2037 $489,286 $354,026 $0 $6,663 $0 $1,647,977 30%
2038 $849,975 $359,336 $0 $10,238 $11,785 $1,916,779 44%
2039 $1,207,764 $364,726 $0 $13,841 $12,101 $2,188,087 55%
2040 $1,574,230 $370,197 $0 $8,744 $1,769,835 $2,473,987 64%
2041 $183,336 $375,750 $0 $3,648 $12,838 $964,980 19%
2042 $549,897 $381,386 $0 $7,389 $3,306 $1,227,601 45%
2043 $935,367 $387,107 $0 $11,221 $13,662 $1,515,325 62%
2044 $1,320,033 $392,914 $0 $15,112 $10,521 $1,808,643 73%
2045 $1,717,538 $398,808 $0 $18,958 $42,299 $2,121,854 81%
2046 $2,093,005 $404,790 $0 $22,954 $0 $2,419,823 86%
2047 $2,520,748 $410,862 $0 $26,903 $71,854 $2,778,636 91%
2048 $2,886,659 $417,024 $0 $29,467 $296,877 $3,082,791 94%
2049 $3,036,274 $423,280 $0 $32,418 $12,197 $3,173,140 96%
2050 $3,479,775 $429,629 $0 $36,394 $110,426 $3,568,530 98%
2051 $3,835,372 $436,073 $0 $40,513 $4,313 $3,883,989 99%
2052 $4,307,645 $442,615 $0 $45,290 $0 $4,327,871 100%
2053 $4,795,549 $449,254 $0 $50,110 $18,361 $4,799,467 100%
2054 $5,276,552 $455,993 $0 $54,951 $18,853 $5,276,552 100%

Full Funding establishes a goal of achieving one hundred percent fully funded reserves by the end of the projection 
period.
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Baseline Funding Summary
  

30 Year Projection

Cash Flow Analysis Performance Targets

Year Starting 
Balance

Contribution 
Amount

Special 
Assessment

Interest 
Earned

Reserve 
Expenses

Fully Funded 
Balance

Percentage 
Funded

2025 $386,512 $286,642 $0 $5,298 $0 $2,351,751 16%
2026 $678,452 $290,941 $0 $8,167 $14,420 $2,571,747 26%
2027 $963,140 $295,305 $0 $11,097 $2,122 $2,787,974 35%
2028 $1,267,421 $299,735 $0 $14,129 $8,769 $3,027,973 42%
2029 $1,572,516 $304,231 $0 $17,213 $6,753 $3,273,081 48%
2030 $1,887,207 $308,795 $0 $19,230 $237,280 $3,532,519 53%
2031 $1,977,951 $313,426 $0 $21,347 $0 $3,572,457 55%
2032 $2,312,724 $318,128 $0 $23,542 $235,121 $3,863,344 60%
2033 $2,419,273 $322,900 $0 $25,644 $32,651 $3,926,293 62%
2034 $2,735,166 $327,743 $0 $28,951 $7,829 $4,205,352 65%
2035 $3,084,031 $332,659 $0 $25,963 $1,308,061 $4,524,197 68%
2036 $2,134,593 $337,649 $0 $12,403 $2,126,183 $3,519,391 61%
2037 $358,463 $342,714 $0 $5,298 $0 $1,647,977 22%
2038 $706,475 $347,855 $0 $8,745 $11,785 $1,916,779 37%
2039 $1,051,290 $353,073 $0 $12,218 $12,101 $2,188,087 48%
2040 $1,404,479 $358,369 $0 $6,987 $1,769,835 $2,473,987 57%
2041 $0 $363,744 $0 $1,755 $12,838 $964,980 0%
2042 $352,661 $369,200 $0 $5,356 $3,306 $1,227,601 29%
2043 $723,912 $374,738 $0 $9,044 $13,662 $1,515,325 48%
2044 $1,094,033 $380,359 $0 $12,790 $10,521 $1,808,643 60%
2045 $1,476,660 $386,065 $0 $16,485 $42,299 $2,121,854 70%
2046 $1,836,912 $391,856 $0 $20,328 $0 $2,419,823 76%
2047 $2,249,096 $397,734 $0 $24,120 $71,854 $2,778,636 81%
2048 $2,599,096 $403,700 $0 $26,525 $296,877 $3,082,791 84%
2049 $2,732,444 $409,755 $0 $29,312 $12,197 $3,173,140 86%
2050 $3,159,314 $415,901 $0 $33,121 $110,426 $3,568,530 89%
2051 $3,497,910 $422,140 $0 $37,068 $4,313 $3,883,989 90%
2052 $3,952,805 $428,472 $0 $41,670 $0 $4,327,871 91%
2053 $4,422,948 $434,899 $0 $46,312 $18,361 $4,799,467 92%
2054 $4,885,799 $441,423 $0 $50,971 $18,853 $5,276,552 93%

Baseline Funding establishes a goal of maintaining a reserve account balance above zero dollars throughout the 
study period. This plan provides a minimal reserve cash at or above zero dollars, but leaves no contingency to 
address unanticipated outcomes.
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Current Funding Summary
  

30 Year Projection

Cash Flow Analysis Performance Targets

Year Starting 
Balance

Contribution 
Amount

Special 
Assessment

Interest 
Earned

Reserve 
Expenses

Fully Funded 
Balance

Percentage 
Funded

2025 $386,512 $87,000 $0 $4,300 $0 $2,351,751 16%
2026 $477,812 $88,305 $0 $5,148 $14,420 $2,571,747 19%
2027 $556,845 $89,630 $0 $6,006 $2,122 $2,787,974 20%
2028 $650,358 $90,974 $0 $6,915 $8,769 $3,027,973 21%
2029 $739,478 $92,339 $0 $7,823 $6,753 $3,273,081 23%
2030 $832,886 $93,724 $0 $7,611 $237,280 $3,532,519 24%
2031 $696,941 $95,130 $0 $7,445 $0 $3,572,457 20%
2032 $799,515 $96,557 $0 $7,302 $235,121 $3,863,344 21%
2033 $668,253 $98,005 $0 $7,009 $32,651 $3,926,293 17%
2034 $740,616 $99,475 $0 $7,864 $7,829 $4,205,352 18%
2035 $840,127 $100,967 $0 $2,366 $1,308,061 $4,524,197 19%
2036 -$364,601 $102,482 $0 $0 $2,126,183 $3,519,391 0%
2037 -

$2,388,303
$104,019 $0 $0 $0 $1,647,977 0%

2038 -
$2,284,284

$105,579 $0 $0 $11,785 $1,916,779 0%

2039 -
$2,190,490

$107,163 $0 $0 $12,101 $2,188,087 0%

2040 -
$2,095,428

$108,770 $0 $0 $1,769,835 $2,473,987 0%

2041 -
$3,756,493

$110,402 $0 $0 $12,838 $964,980 0%

2042 -
$3,658,929

$112,058 $0 $0 $3,306 $1,227,601 0%

2043 -
$3,550,177

$113,739 $0 $0 $13,662 $1,515,325 0%

2044 -
$3,450,100

$115,445 $0 $0 $10,521 $1,808,643 0%

2045 -
$3,345,176

$117,176 $0 $0 $42,299 $2,121,854 0%

2046 -
$3,270,299

$118,934 $0 $0 $0 $2,419,823 0%

2047 -$3,151,365 $120,718 $0 $0 $71,854 $2,778,636 0%
2048 -$3,102,501 $122,529 $0 $0 $296,877 $3,082,791 0%
2049 -

$3,276,849
$124,367 $0 $0 $12,197 $3,173,140 0%

2050 -
$3,164,679

$126,232 $0 $0 $110,426 $3,568,530 0%

2051 -
$3,148,873

$128,126 $0 $0 $4,313 $3,883,989 0%

2052 -
$3,025,060

$130,048 $0 $0 $0 $4,327,871 0%
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Cash Flow Analysis Performance Targets

Year Starting 
Balance

Contribution 
Amount

Special 
Assessment

Interest 
Earned

Reserve 
Expenses

Fully Funded 
Balance

Percentage 
Funded

2053 -
$2,895,012

$131,998 $0 $0 $18,361 $4,799,467 0%

2054 -
$2,781,375

$133,978 $0 $0 $18,853 $5,276,552 0%
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Full Funding Plan, Years 1-10

YEAR 1-10 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034

Fully Funded Balance $2,351,751 $2,571,747 $2,787,974 $3,027,973 $3,273,081 $3,532,519 $3,572,457 $3,863,344 $3,926,293 $4,205,352

Percentage Funded (%) 16% 27% 35% 43% 49% 55% 57% 62% 64% 67%

Beginning Balance $386,512 $687,960 $982,395 $1,296,664 $1,611,995 $1,937,172 $2,038,659 $2,384,436 $2,502,255 $2,829,689

Reserve Contribution $296,103 $300,544 $305,053 $309,628 $314,273 $318,987 $323,772 $328,628 $333,558 $338,561

Contribution Increase (%) 0.00% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50%

Special Assessment $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Interest Earned $5,346 $8,310 $11,339 $14,471 $17,658 $19,780 $22,005 $24,312 $26,527 $29,951

Reserve Expenditures $0 $14,420 $2,122 $8,769 $6,753 $237,280 $0 $235,121 $32,651 $7,829

ENDING BALANCE $687,960 $982,395 $1,296,664 $1,611,995 $1,937,172 $2,038,659 $2,384,436 $2,502,255 $2,829,689 $3,190,372
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Full Funding Plan, Years 11-20

YEAR 11-20 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044

Fully Funded Balance $4,524,197 $3,519,391 $1,647,977 $1,916,779 $2,188,087 $2,473,987 $964,980 $1,227,601 $1,515,325 $1,808,643

Percentage Funded (%) 71% 64% 30% 44% 55% 64% 19% 45% 62% 73%

Beginning Balance $3,190,372 $2,253,032 $489,286 $849,975 $1,207,764 $1,574,230 $183,336 $549,897 $935,367 $1,320,033

Reserve Contribution $343,639 $348,794 $354,026 $359,336 $364,726 $370,197 $375,750 $381,386 $387,107 $392,914

Contribution Increase (%) 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50%

Special Assessment $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Interest Earned $27,082 $13,643 $6,663 $10,238 $13,841 $8,744 $3,648 $7,389 $11,221 $15,112

Reserve Expenditures $1,308,061 $2,126,183 $0 $11,785 $12,101 $1,769,835 $12,838 $3,306 $13,662 $10,521

ENDING BALANCE $2,253,032 $489,286 $849,975 $1,207,764 $1,574,230 $183,336 $549,897 $935,367 $1,320,033 $1,717,538
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Full Funding Plan, Years 21-30

YEAR 21-30 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054

Fully Funded Balance $2,121,854 $2,419,823 $2,778,636 $3,082,791 $3,173,140 $3,568,530 $3,883,989 $4,327,871 $4,799,467 $5,276,552

Percentage Funded (%) 81% 86% 91% 94% 96% 98% 99% 100% 100% 100%

Beginning Balance $1,717,538 $2,093,005 $2,520,748 $2,886,659 $3,036,274 $3,479,775 $3,835,372 $4,307,645 $4,795,549 $5,276,552

Reserve Contribution $398,808 $404,790 $410,862 $417,024 $423,280 $429,629 $436,073 $442,615 $449,254 $455,993

Contribution Increase (%) 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50% 1.50%

Special Assessment $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Interest Earned $18,958 $22,954 $26,903 $29,467 $32,418 $36,394 $40,513 $45,290 $50,110 $54,951

Reserve Expenditures $42,299 $0 $71,854 $296,877 $12,197 $110,426 $4,313 $0 $18,361 $18,853

ENDING BALANCE $2,093,005 $2,520,748 $2,886,659 $3,036,274 $3,479,775 $3,835,372 $4,307,645 $4,795,549 $5,276,552 $5,768,643



Reserve Component Analysis.

The section of the report is intended 
to give a visual overview of the 

Association’s reserve component list 
and highlight, where possible, 
additional information on the 

maintenance of those components. 

The inventory provides a visual 
reference point for understanding the 

Association ‘s common area 
responsibilities.

Condition and performance of the 
Association’s common areas assets is 

contingent on the implementation of 
a comprehensive program of 
preventative maintenance.
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Reserve Component Inventory

Date of Field Observations and Site Visit.
August 12th 2024

On-Site Observation

During our on-site assessments, our team adopts a representative sampling strategy for 
common areas rather than inspecting each individual space. This method aims to efficiently 
cover a wide array of components while ensuring that our observations accurately reflect the 
overall condition of the property. We meticulously select samples using a stratified approach, 
ensuring representation from various areas, including both heavily frequented spaces and 
those less commonly used.

We employed satellite and direct field measurements for a portion of the common areas. 
These methods provided us with precise data on the dimensions and current state of these 
spaces. In some instances, drawing takeoffs were utilized, particularly for areas where satellite 
or direct measurement was impractical or where existing architectural plans provided 
sufficient accuracy.

We collected photographic evidence during our on-site visit to support our findings and 
provide visual documentation of the property's condition. It is important to note that our 
observations were limited to visible and accessible areas. Components that were not 
accessible during our visit or required invasive methods for assessment were not included in 
this study. Where possible, we consulted with specialized experts, particularly for complex 
systems to ensure a thorough and accurate assessment.

 

Building Exterior >

 

Roof, Asphalt Shingle $1,534,000
Action Required

Every 25 Years Replace2036

 

Roof, Carport, Metal Panel $533,600
Action Required

Every 30 Years Replace2040
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Roof, Gutters & Downspouts $187,000
Action Required

Every 25 Years Replace2040

 

Clean, Caulk & Paint $140,400
Action Required

Every 8 Years Paint2032

 

Brick, 10% Repoint & Repair $169,400
Action Required

Every 40 Years Repair2040

 

Siding, Replace $948,000
Action Required

Every 50 Years Replace2035

 

CH, Roof, Asphalt Shingle, Replace $18,850
Action Required

Every 25 Years Replace2040
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CH, Gutters & Downspouts, Replace $2,600
Action Required

Every 25 Years Replace2040

 

CH, Brick, Repoint & Repair Allowance $38,200
Action Required

Every 40 Years Repair2040

 

CH, Windows & Doors $16,000
Action Required

Every 40 Years Replace2040

 

Building Interior >

 

CH, Walls, Paint $10,500
Action Required

Every 15 Years Paint2032

 

Electrical >

 

Light Fixture, Post $22,800
Action Required

Every 20 Years Replace2030
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General Site >

 

Pool, Resurface $27,000
Action Required

Every 15 Years Resurface2032

 

Pool, Deck, Resurface $13,275
Action Required

Every 30 Years Resurface2032

 

Pool, Equipment, General $6,000
Action Required

Every 5 Years Replace2029

 

Pool, Furniture $2,000
Action Required

Every 3 Years Replace2027

 

Pool, Fence, Metal $15,750
Action Required

Every 30 Years Replace2033
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Asphalt, Overlay & Repair $171,360
Action Required

Every 30 Years Overlay2030

 

Asphalt, Seal Coat & Repair $21,420
Action Required

Every 5 Years Maintain2035

 

Concrete, Curb, 2% Replace $3,520
Action Required

Every 10 Years Repair2030

 

Concrete, Flatwork, 2% Replace $8,025
Action Required

Every 5 Years Repair2028

 

Stormwater, Drainage $5,000
Action Required

Every 10 Years Maintain2030
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Fence, Vinyl Split Rail, Replace $3,900
Action Required

Every 30 Years Replace2035

 

Entry Sign, Replace $6,000
Action Required

Every 30 Years Maintain2026

 

Mechanical >

 

CH, HVAC, System Replace $8,000
Action Required

Every 15 Years Replace2026
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Disclosures

General.
As a guideline for establishing and spending reserves, it is assumed that the reserve study will be 
regularly updated to address the Association’s changing physical and financial circumstances. As such 
this report is valid at the date shown and Reserve Study Group, LLC (RSG) cannot be held responsible 
for subsequent changes in physical/chemical environmental conditions and/or legislation over which we 
have no control.

This reserve study is based on visual inspections of the physical plant’s major components. No invasive 
or destructive testing, or testing of materials was conducted during the inspections, or at any other time 
during the preparation of this report. It is assumed that all building and ancillary components have been 
designed and constructed properly and that life cycles will approximate normal industry performance 
standards. RSG shall not be responsible for accurate determination of remaining life expediencies of 
components that may have been improperly designed and constructed. Our opinions of the remaining 
life expectancy of the property’s components do not represent a guarantee or warranty of performance 
in relation to the product, materials or workmanship.

Cost estimates used represent a preliminary opinion only and are neither a quote nor a warranty of 
actual costs that may be incurred. These estimates are based on typical cost data that may not fully 
characterize the scope of the underlying property conditions. It should be anticipated that actual cost 
outcomes will be impacted by varying physical and economic conditions, maintenance practices, 
changes in technology, and future regulatory actions.

The authors of this report make no representation or warranty, expressed or implied, with respect to the 
contents of this publication or any part thereof and cannot accept any legal responsibility or liability for 
any inaccuracies, errors or omissions contained in this publication or any part thereof. Our best 
professional judgment has been used, however certain facts forming the basis of this report are subject 
to professional interpretation and differing conclusions could be reached. 

The accuracy of the reserve study is also dependent on the accuracy and completeness of the 
information provided to the Reserve Specialist. The Reserve Specialist shall not be liable for 
inaccuracies in the reserve study attributable to incomplete or incorrect information provided to its 
representatives. Material issues, if not disclosed, can cause a distortion of the association’s situation. 
Information provided about reserve projects will be considered reliable. Any on-site inspection should 
not be considered a project audit or quality inspection.

RSG nor any of its representatives, agents or employees maintain management roles or vested interest 
in, or have other business relationships with the Association. There is no perceived or actual conflicts of 
interest between RSG and the Association. Our reserve studies are prepared by a reserve study 
professional and also comply with the requirements of the Washington Unified Common Interest Act 
(WUCIOA).

This reserve study should be reviewed carefully. It may not include all common and limited common 
element components that will require major maintenance, repair, or replacement in future years, and 
may not include regular contributions to a reserve account for the cost of such maintenance, repair, or 
replacement. The failure to include a component in a reserve study, or to provide contributions to a 
reserve account for a component, may, under some circumstances, require the association to (1) defer 
major maintenance, repair, or replacement, (2) increase future reserve contributions, (3) borrow funds to 
pay for major maintenance, repair, or replacement, or (4) impose special assessments for the cost of 
major maintenance, repair, or replacement. All our reserve studies are prepared by or under the direct 
supervision of a Community Association Institute certificed Reserve Specialist (RS Cert. #185).   
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Disclosures

Preventive Maintenance.
Assessment of Current Maintenance Practices. Our reserve study begins with an analysis of existing 
maintenance practices. This assessment helps in identifying any current strategies that are effective, as 
well as areas where improvements or changes are needed. The reserve study outlines a long-term 
maintenance strategy that is proactive rather than reactive. This strategy is designed to extend the life 
of community assets, reduce the likelihood of unexpected failures, and manage maintenance-related 
expenses effectively.

Budgeting for Preventive Maintenance. A critical component of the reserve study is the financial 
planning for preventive maintenance. This includes estimating the costs associated with regular upkeep 
and the allocation of funds to ensure that these activities can be carried out without financial strain.

Impact on Reserve Funding. The integration of preventive maintenance planning within the reserve 
study aims to optimize reserve funding. By maintaining assets regularly and efficiently, we anticipate a 
reduction in sudden, costly repairs, thus positively impacting the reserve fund balance over time.

Review and Adjustments. Recognizing that maintenance needs can evolve, our preventive maintenance 
plan is subject to regular reviews and adjustments. This ensures that the plan remains relevant and 
effective in light of new technologies, changing regulations, and the aging of our assets.

Limitation of Liability.
Scope of Services. The Reserve Specialist has been engaged to conduct a reserve study. The Reserve 
Study will be a reflection of information provided to the consultant and assembled for the association’s 
use, not for the purpose of performing an audit, quality/forensic analyses, or background checks of 
historical records.

Compliance with Reserve Study Standards. The Reserve Specialist is committed to performing all 
aspects of the reserve study in accordance with the established reserve study standards and applicable 
professional guidelines. This includes adhering to recognized methodologies for assessing the condition 
of common area components, estimating life cycles and replacement costs, and formulating funding 
plans.

Limitation of Liability. It is hereby disclosed that the Reserve Specialist shall incur no civil liability for any 
claims, losses, damages, or expenses related to the performance of the physical or financial portions of 
the reserve study, provided that these services are performed in accordance with the prevailing reserve 
study standards and professional guidelines.

Basis for Limitation. This limitation of liability is premised on the understanding that the Reserve 
Specialist's role is to provide assessments and recommendations based on the information available and 
prevailing professional standards. These assessments and recommendations are subject to the inherent 
limitations of forecasting future events and conditions.
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Terms and definitions. 

Adequate Reserves. A replacement reserve fund and stable and equitable multiyear funding plan that 
together provide for the reliable and timely execution of the association’s major repair and replacement 
projects as defined herein without reliance on additional supplemental funding.

Capital Improvements. Additions to the association’s common area that previously did not exist. While 
these components should be added to the reserve study for future replacement, the cost of 
construction or installation cannot be taken from the reserve fund.

Cash Flow Method (also known as pooling). A method of developing a reserve funding plan where 
funding of reserves is designed to offset the annual expenditures from the reserve fund. To determine 
the selected funding plan, different reserve funding plans are tested against the anticipated schedule of 
reserve expenses until the desired funding goal is achieved.

Common Area. The areas identified in the community association’s master deed or declarations of 
covenant easements and restrictions that the association is obligated to maintain and replace or based 
on a well-established association precedent.

Community Association. A nonprofit entity that exists to preserve the nature of the community and 
protect the value of the property owned by members. Membership in the community association is 
mandatory and automatic for all owners. All owners pay mandatory lien-based assessments that fund 
the operation of the association and maintain the common area or elements, as defined in the governing 
documents. The community association is served and lead by an elected board of trustees or directors.

Components. The individually listed projects within the physical analysis which are determined for 
inclusion using the process described within the component inventory. These components form the 
building blocks for the reserve study. Components are selected to be included in the reserve study 
based on the following three-part test:

1. The association has the obligation to maintain or replace the existing element.

2. The need and schedule for this project can be reasonably anticipated.

3. The total cost for the project is material to the association, can be reasonably estimated, and
     includes all direct and related costs.

Component Inventory. The task of selecting and quantifying reserve components. This task can be 
accomplished through on-site visual observations, review of association design and organizational 
documents, review of association precedents, and discussion with appropriate representative(s) of the 
association.

The Reserve Specialist, in coordination with the client, will determine the methodology for including 
these components in the study. Typical evaluation techniques for consideration include:

• Inclusion of long-life components with funding in the study.
• Addition of long-life components with funding at the time when they fall within the 30-year period 

from the date of study preparation.
• Identification of long-life components in the component inventory even when they are not yet being 

funded in the 30-year funding plan.
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Terms and definitions. 

Component Method (also known as Straight Line). A method of developing a reserve funding plan 
where the total funding is based on the sum of funding for the individual components.

Condition Assessment. The task of evaluating the current condition of the component based on 
observed or reported characteristics. The assessment is limited to a visual, non-invasive evaluation.

Effective Age. The difference between useful life and estimated remaining useful life. Not always 
equivalent to chronological age since some components age irregularly. Used primarily in computations.

Financial Analysis. The portion of a reserve study in which the current status of the reserves (measured 
as cash or percent funded) and a recommended reserve funding plan are derived, and the projected 
reserve income and expense over a period of time are presented. The financial analysis is one of the 
two parts of a reserve study. A minimum of 30 years of income and expense are to be considered.

Fully Funded. 100 percent funded. When the actual (or projected) reserve balance is equal to the fully 
funded balance.

Fully Funded Balance (FFB). An indicator against which the actual (or projected) reserve balance can be 
compared. The reserve balance that is in direct proportion to the fraction of life “used up” of the current 
repair or replacement cost. This number is calculated for each component, and then summed for an 
association total.

FFB = Current Cost X Effective Age/Useful Life

Example: For a component with a $10,000 current replacement cost, a 10-year useful life, and effective 
age of 4 years, the fully funded balance would be $4,000.

Fund Status. The status of the reserve fund reported in terms of cash or percent funded.

Funding Goals. The three funding goals listed below range from the most aggressive to most 
conservative:

Baseline Funding
Establishing a reserve funding goal of allowing the reserve cash balance to approach but never fall 
below zero during the cash flow projection. This is the funding goal with the greatest risk of being 
prepared to fund future repair and replacement of major components, and it is not recommended as a 
long-term solution/plan. Baseline funding may lead to project delays, the need for a special assessment, 
and/or a line of credit for the community to fund needed repairs and replacement of major components.

Threshold Funding
Establishing a reserve funding goal of keeping the reserve balance above a specified dollar or percent 
funded amount. Depending on the threshold selected, this funding goal may be weaker or stronger than 
“fully funded” with respective higher risk or less risk of cash problems. In determining the threshold, 
many variables should be considered, including things such as investment risk tolerance, community 
age, building type, components that are not readily inspected, and components with a remaining useful 
life of more than 30 years.
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Terms and definitions. 

Full Funding
Setting a reserve funding goal to attain and maintain reserves at or near 100 percent funded. Fully 
funded is when the actual or projected reserve balance is equal to the fully funded balance. It should be 
noted that, in certain jurisdictions, there may be statutory funding requirements that would dictate the 
funding requirements. In all cases, these standards are considered the minimum to be referenced.

Funding Plan.
 An association’s plan to provide income to a reserve fund to offset anticipated expenditures from that 
fund. The plan must be a minimum of 30 years of projected income and expenses.

Funding Principles.
A funding plan addressing these principles. These funding principles are the basis for the 
recommendations included within the reserve study: 
• Sufficient funds when required.
• Stable funding rate over the years.
• Equitable funding rate over the years.
• Fiscally responsible.

Initial Year. The first fiscal year in the financial analysis or funding plan.

Life Estimates. The task of estimating useful life and remaining useful life of the reserve components.

Life Cycle Cost. The ongoing cost of deterioration which must be offset in order to maintain and replace 
common area components at the end of their useful life. Note that the cost of preventive maintenance 
and corrective maintenance determined through periodic structural inspections (if required) are included 
in the calculation of life cycle costs and often result in overall net lower life cycle costs.

Maintenance. Maintenance is the process of maintaining or preserving something, or the state of being 
maintained. Maintenance is often defined in three ways: preventive maintenance, corrective 
maintenance, and deferred maintenance. Maintenance projects commonly fall short of “replacement” 
but may pass the defining test of a reserve component and be appropriate for reserve funding.

Maintenance types are categorized below:

Preventive Maintenance. Planned maintenance carried out proactively at predetermined intervals, 
aimed at reducing the performance degradation of the component such that it can attain, at minimum, 
its estimated useful life.

Deferred Maintenance. Maintenance which is not performed and leads to premature deterioration to 
the common areas due to lack of preventive maintenance.

This results in a reduction in the remaining useful life of the reserve components and the potential of 
inadequate funding. Typically, deferred maintenance creates a need for corrective maintenance.
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Terms and definitions. 

Corrective Maintenance. Maintenance performed following the detection of a problem, with the goal of 
remediating the condition such that the intended function and life of the component or system is 
restored, preserved, or enhanced.

Many corrective maintenance projects could be prevented with a proactive, preventive maintenance 
program. Note that when the scope is minor, these projects may fall below the threshold of cost 
significance and thus are handled through the operational budget. In other cases, the cost and timing 
should be included within the reserve study.

Percent Funded. The ratio, at a particular point in time clearly identified as either the beginning or end 
of the association’s fiscal year, of the actual (or projected) reserve balance to the fully funded balance, 
expressed as a percentage.

While percent funded is an indicator of an association’s reserve fund size, it should be viewed in the 
context of how it is changing due to the association’s reserve funding plan, in light of the association’s 
risk tolerance and is not by itself a measure of “adequacy.”

Periodic Structural Inspection. Structural system inspections aimed at identifying issues when they 
become evident.

Additional information and recommendations are included within the Condominium Safety Public Policy 
Report. www.condosafety.com

Physical Evaluation. The portion of the reserve study where the component inventory, condition 
assessment, and life and valuation estimate tasks are performed. This represents one of the two parts 
of the reserve study.

Preventive Maintenance Schedule. A summary of the preventive maintenance tasks included within a 
maintenance manual which should be performed such that the useful lives of the components are 
attained or exceeded. This schedule should include both the timing and the estimated cost of the 
task(s).

Remaining Useful Life (RUL). Also referred to as “remaining life” (RL). The estimated time, in years, that 
a component can be expected to serve its intended function, presuming timely preventive maintenance. 
Projects expected to occur in the initial year have zero remaining useful life.

Replacement Cost. The cost to replace, repair, or restore the component to its original functional 
condition during that particular year, including all related expenses (including but not limited to shipping, 
engineering, design, permits, installation, disposal, etc.).

Reserve Balance. Actual or projected funds, clearly identified as existing either at the beginning or end 
of the association’s fiscal year, which will be used to fund reserve component expenditures. The source 
of this information should be disclosed within the reserve study.

Also known as beginning balance, reserves, reserve accounts, or cash reserves. This balance is based 
on information provided and not audited.
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Terms and definitions. 

Reserve Study. A reserve study is a budget planning tool which identifies the components that a 
community association is responsible to maintain or replace, the current status of the reserve fund, and 
a stable and equitable funding plan to offset the anticipated future major common area expenditures.

This limited evaluation is conducted for budget and cash flow purposes. Tasks outside the scope of a 
reserve study include, but are not limited to, design review, construction evaluation, intrusive or 
destructive testing, preventive maintenance plans, and structural or safety evaluations.

Reserve Study Provider. An individual who prepares reserve studies. In many instances, the reserve 
study provider will possess a specialized designation such as the Reserve Specialist. (RS) designation 
administered by Community Associations Institute (CAI). This designation indicates that the provider has 
shown the necessary skills to perform a reserve study that conforms to these standards. In some 
instances, qualifications in excess of the RS designation will be required if supplemental subject matter 
expertise is required.

Reserve Study Provider Firm. A company that prepares reserve studies as one of its primary business 
activities.

Responsible Charge. A Reserve Specialist (RS) in responsible charge of a reserve study shall render 
regular and effective supervision to those individuals’ performing services that directly and materially 
affect the quality and competence of services rendered by the Reserve Specialist. A Reserve Specialist 
shall maintain such records as are reasonably necessary to establish that the Reserve Specialist 
exercised regular and effective supervision of a reserve study of which he or she was in responsible 
charge. A Reserve Specialist engaged in any of the following acts or practices shall be deemed not to 
have rendered the regular and effective supervision required herein:

1. The regular and continuous absence from principal office premises from which professional services 
are rendered; except for performance of field work or presence in a field office maintained exclusively 
for a specific project;

2. The failure to personally inspect or review the work of subordinates where necessary and appropriate;

3. The rendering of a limited, cursory or perfunctory review of plans or projects in lieu of an appropriate 
detailed review; and

4. The failure to personally be available on a reasonable basis or with adequate advance notice for 
consultation and inspection where circumstances require personal availability.

Site Visit. A visual assessment of the accessible areas of the components included within the reserve 
study.

The site visit includes tasks such as, but not limited to, on-site visual observations, a review of the 
association’s design and governing documents, review of association precedents, and discussion with 
appropriate representative(s) of the association.
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Terms and definitions. 

Special Assessment. A temporary assessment levied on the members of an association in addition to 
regular assessments. Note that special assessments are often regulated by governing documents or 
local statutes.

Special assessments, when used to make up for unplanned reserve fund shortfalls, may be an indicator 
of deferred maintenance, improper reserve project planning, and unforeseen catastrophes and 
accidents, as well as other surprises. 

Structural System. The structural components within a building that, by contiguous interconnection, 
form a path by which external and internal forces, applied to the building, are delivered to the ground. 
This is generally a combination of structural beams, columns, and bracing and is not included within the 
reserve study, although it is reviewed as part of the recommended periodic structural inspections.

It is important to recognize that individual structural components which are not a part of the structural 
system, such as decks, balconies, and podium deck components may be included for reserve funding if 
they otherwise satisfy the three-part test.

Useful Life (UL). The estimated time, in years, that a reserve component can be expected to serve its 
intended function if properly constructed presuming proactive, planned, preventive maintenance.

Best practice is that a component’s Useful Life should reflect the actual preventive maintenance being 
performed (or not performed).

Valuation Estimates. The task of estimating the current repair or replacement costs for the reserve 
components.

__________
*Terms and definitions from the 2023 Community Association Institutes Reserve Study Standards.    
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Client Supplied Information
In developing the report we are reliant on client data and any information provided by the 
association’s representative regarding financial, physical, quantity, maintenance, or historical 
issues. The reserve study is a reflection of the information provided and assembled for the 
association’s use, not for the purpose of performing an audit, quality/forensic analyses, or 
background checks of historical records. Below we have outlined the detail provided as part of this 
reserve study.

Correspondence.
Discussions with the association’s representative(s):

• Board representatives discussed the Association's priorities during the onsite visit, 
outlining what work had been recently completed and the age of significant assets.

Documents received. 
We received the following from the association:

• Reserve Study Group's 'Request for Information' form, outlining the Association's 
current financial and project information.
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What to do after you receive the study.
After completing a reserve study, several important next steps need to be taken to ensure 
that the findings and recommendations are effectively implemented. These steps involve 
communicating the results, developing an action plan, and monitoring progress. Here's an 
explanation of the next steps after completing a reserve study:
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