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The Reserve Study



Reserve Study Purpose
• Provide a comprehensive list of the park’s capital resources and, 

estimated “life” 
• Analyze the investments/revenue required to support the capital 

requirements and relative “risk” of inadequately funding these 
requirements
• Comply with Davis-Sterling requirements for a thirty-year Reserve 

Study and to make residents aware of the study
• Provide a “road map” for future maintenance and budget requirements
• Develop strategies for cost containment, funding, long term 

maintenance planning and avoid risk for resident special assessments



 Association  Reserves (AR)
• Solicited 3 corporations
• One initially responded with interest, but no final proposal
• One initially responded, then withdrew, then submitted an 

abbreviated “boilerplate” response
• AR responded with interest and on-going communications

• 80,000+ studies
• Extensive range of organizations and geographical locations





Reserve Study 1st draft
• Extensive and comprehensive study
• From “small items” (e.g. mail boxes) to roads, sewer and much more
• 197 line items
• An opportunity to ask questions and understand methodology
• Suggest changes and understand consequences
• An opportunity to utilize “uPlanIt” software to do what-if scenarios
• Effective communications with AR leading to final study
• Contract includes a Loyalty Update Plan with additional reviews by AR for 

years 2 and 3



Sample of Items in Reserve Study

• Streets and walkways
• Sewer system
• Pool and building
• Clubhouse & Lodge
• Roofs, windows, floors
• Utilities to units
• Vehicles and equipment
• Painting & maintenance
• Appliances, doors, lights



Final Reserve Study
• Corrected assumptions about beginning balance (adding in “sweeps” from 

general budget)
• Removed assumption of special assessment in first year of $2000 per 

household, with adjustments to regular assessments (see next page)
• Represents what AR considers a responsible plan for for funding reserves 

(including spending and assessments for 2025 that are not budgeted)
• Followed by Committee efforts to review alternatives for responsible reserve 

funding
• The Reserve Study will be a “living document,” updated with real costs and 

infrastructure work each year



Regular vs Special Assessments
Regular Reserves Assessment: 
A monthly recurring assessment levied on members of an association to fund the replacement 
reserves account. May be embedded in the monthly carrying charges amount (as it currently is at 
The Woods) or billed as a separate item on the members’ monthly carrying charges invoice (like 
the monthly sewer assessment). 
 
Special Reserves 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 are used to cover unexpected repairs that were not anticipated or included in 
the reserve study, such as sudden structural damage, emergency replacements, unforeseen 
catastrophes and accidents, as well as other surprises.



Reserve Study - Summary

• Showed a significant shortage in reserve funds (no surprise)
• Suggested significant increase in regular assessments over the first 5 years, 

with the largest in year 1 ($62/mo/household in first year, plus $145 more over 
4 years, for a total increase of $207/mo/household) followed by regular 
assessments increasing 2.75% after that. This results in a total monthly 
deposit to reserves of $14,715/mo (vs current $7996/mo) in 2025.

• Still showed significant risk of special assessment until 2033, with medium risk 
through 2044

• Shows spending for 2025 that is not budgeted (based on consultant’s 
recognition of needed work based on each component’s life expectancy)



Reserve Study - Executive Summary



Risk Assessment (AR Final Study)



Ops Committee Approach



Committee Approach
• Accept the line items, costs, and work schedule suggested by AR as 

reasonable and necessary. We will need to update the work schedule 
shown in the study each year, to recognize high-priority repairs and 
existing budget. (About $150K of items are “esthetic” upgrades.)
• Recognize that 100% funding (the goal of AR’s report) may not be 

necessary. We would be comfortable at a level closer to 75% funding than 
100 (staying in the upper “medium to low” risk for assessment).
• Consider ways we can avoid hardship on members (high assessments) 

while still achieving responsible funding
• Present the Board with considerations and options for funding



Budget Considerations
• Many line items in the report are currently accounted for under the O&M budget. 

The items total about $277K over the 30 year period, per a line-by-line review by 
Shaun Lindeblad. We want to avoid double-accounting for those items.
• A significant part of the sewer assessment of $82/mo/household (at least $62K of 

$107K/yr, which is the Rittiman contract + pump out fees) can be understood as 
reserve assessments. We should account for the appropriate amount as reserve 
funding.
• The report includes work on the Lodge (just enough to keep it from deteriorating) 

for the next 30 years, and much of that work is scheduled for many years in the 
future. A better mental model might be to account only for costs during the next 5 
years, after which the Lodge will, we assume, have a different use and separate 
budget.

The scenarios that follow look at the implications of accounting for these facts in 
different ways. 



Additional Considerations
Facts that should also be considered as part of the reserve budget thinking, but do 
not affect the scenarios that follow:
• Per WCA budget, we will not be spending the budgeted reserve costs in 2025.
• For the past 2 years, $75K from budget surplus has been moved into reserve 

funding.
• Most of the current reserve funding is based on a ROC loan of $750K, with a 

balloon payment of $637K due in 2031. (The monthly loan payment of $2,473 is 
currently paid from WCA’s operating budget.)
• Our reserve capital has actually increased over time by nearly $150K (we have 

been spending some reserve costs as part of O&M, and some work has been 
deferred due to insufficient reserve funding).
• Additional funding sources may be found from Development Committee 

fundraising.



Funding Scenarios



Additional Scenarios
The following pages show risk charts* for a variety of the variables 
described above: 
• With MORE
• Without Lodge costs after 5 years
• With sewer assessment added to reserve funding
• With items currently accounted for in O&M subtracted from reserve costs
• With different assessment levels

*created with AR’s UPlanIt tool



x  Add MORE
x  Maintain AR sugg for up-front assessments
–  Remove Lodge costs after 5 years
–  Subtract O&M costs ($277K)
–  Add sewer funding

With MORE,  
AR-suggested Assessments



With MORE, w/o Lodge,  
No Assessments

x  Add MORE
–  Maintain AR sugg for up-front assessments
x  Remove Lodge costs after 5 years
–  Subtract O&M costs ($277K)
–  Add sewer funding



W/ MORE, No Lodge, No Assessments,  
Add Sewage Fee to Reserve  
 
Sewage fee addition of $62K is shown as a 64.62% assessment in year 1 added to funding,  
due to limitations of the UPlanIt tool.

x  Add MORE
–  Maintain AR sugg for up-front assessments
x  Remove Lodge costs after 5 years
–  Subtract O&M costs ($277K)
x  Add sewer funding



W/ MORE, No Lodge, Remove O&M Costs, 
Add Sewer, 3% Assessments Starting Year 3

x  Add MORE
–  Maintain AR sugg for up-front assessments
x  Remove Lodge costs after 5 years
x  Subtract O&M costs ($277K)
x  Add sewer funding



W/O MORE, No Lodge, Remove O&M 
Costs, Add Sewer, 4.5% Assessments 
Each Year (for 20 years)

–  Add MORE
–  Maintain AR sugg for up-front assessments
x  Remove Lodge costs after 5 years
x  Subtract O&M costs ($277K)
x  Add sewer funding



Committee Recommendation and  
Next Steps



Committee Recommendation
• Avoid any assessments for a few years at least, while the accounting 

approach and available funding becomes better defined.
• Appropriately plan for, track, and account for the work done by WCA staff 

as part of the O&M budget. 
• Consider the appropriate portion of the monthly sewer assessment as 

additional reserve funding.
• Remove any work on the Lodge scheduled past the next 5 years.
• Accept the MORE loan to avoid risk of resident assessments (planned and 

unplanned).
• Plan reserve funding that keeps us at or above medium risk for the duration 

of the study (or as much as possible).



Recommended Approach: W/ MORE, No 
Lodge After 5 Yrs, Remove O&M Costs,  
Add Sewer, Minimal Assessments*

x  Add MORE
–  Maintain AR sugg for up-front assessments
x  Remove Lodge costs after 5 years
x  Subtract O&M costs ($277K)
x  Add sewer funding

This chart (the same as 
shown on p. 22) shows a 
3% assessment each 
year starting at year 3. 
The assessments for this 
scenario can be further 
finessed (e.g., assess-
ments on alternate years, 
or growing smaller or 
larger over time), but the 
UPlanIt tool did not allow 
for that kind of flexibility.



Next Steps
• Rationalize operations and reserves accounting and budgeting
• Rationalize sewer assessment budgeting 
• Make decision on the MORE loan
• Recognize the costs of the loans in overall budgeting 
• Pursue additional funding opportunities through the Development Committee
• Update plan annually (internally), reflecting real budgets, costs, and priorities; 

create yearly maintenance plans
• Evaluate timing and need for increased reserve funding contribution 

(assessments) from residents 
• Update Reserve Plan in 3 years (part of current AR contract)



Appendix - Items overlapping with O&M
Overlap of Capital and Operations Budgets includes work performed by Maintenance Director and 
Staff. The list is extensive and includes, but is not limited to the following:

Sewer
Root ball intrusion and rainwater intrusion
Scope lines as preventative maintenance
Sewer cleanout installation
Leach field maintenance and repair of broken pipes and 
pumps

Electrical
Electric pedestal replacement

Community Grounds
Lot number signs
Wooden street sign replacement, maintenance and repair
Path light lamps 
Street light replacement and repair
Roads and walkway pavement repairs 

Water
Replace leaking risers
Install valves

Pool and Spa
Maintenance and testing
Filter changes, pump breakage and leaks. 
Rust removal and repainting
Bathroom maintenance and repair

Clubhouse
Light replacements
Electrical repairs
Sheet rock repair
Interior painting
Repair or replace all bathroom appliances and fixtures
Exterior repair work siding, decking, walkways and lighting


