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Level 1 Reserve Study with a Site Visit 

 

We offer two types of reports for a Level 1 Reserve Study with a Site Visit,  

 RS-1 - Standard Reserve Study with a site visit 

 SMRS-1 - Statutory Minimum Reserve Study with a site visit 

Below is a chart comparing both types of studies. Following the chart is a sample of both the 

standard and the statutory minimum reserve study. 

  

  RS-1 SMRS-1 

Report completed by a CAI recognized Reserve Specialist  

Report that complies with Washington State Law  

Supplemental Budget Disclosure completed at no cost  

Table - Components, quantities, useful life, remaining useful life & 

current replacement cost  

 

Recommended Contribution  

Baseline Contribution  

Fully Funded Contribution  

Table - Inflated Cash Flow Over 30 Years   

Site visit completed by a CAI recognized Reserve Specialist  

Report that complies with CAI's National Reserve Study Standards  * 

Chart  - 30 Year Total Anticipated Expenses by Group   

Five year summary of anticipated expenses   

Fully Funded Balance Five Year Projection   

Description of General Conditions   

Component descriptions   

Graph - Inflated Percent Funded Over 30 Years   

Graph - Comparison Current & Recommended Contribution   

Graph - Constant Dollar Reserve Expense & Balance Projections   

Table - Constant Dollar Cash Flow Over 30 Years   

Graph - Inflated Reserve Expense & Balance Projections   

30 Year Summary at Recommended Contribution   

Glossary of terms   

Photos of Typical Components   

* Statutory Minimum reports do meet all Washington State requirements, but do not meet CAI 

National Standards because they do not contain text explaining the following:  

A statement describing the methods and objectives utilized in computing or evaluating the 

association's Reserve Fund status. 

A statement describing the Methods and Goals of the Funding Plan, using National Standard 

terminology. 
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APPENDIX - EVALUATORS’ CREDENTIALS 

 
Denise Dana  Principal, Reserve Consultants LLC 
   B.S. Education, M. Architecture 
   Washington Registered Architect, #8702 
   LEED Accredited Professional 

Denise Dana first obtained licensure as an Architect and became a LEED accredited 

professional in 2003. She is currently a licensed Architect in the State of Washington 

and is certified by the National Council of Architectural Registration Boards. With 

over fifteen years of experience in architecture, her resume includes a variety of 

project types ranging from residential to corporate. She has worked through all 

phases of construction including design development, construction documentation 

and construction administration with project budgets varying from a few thousand 

dollars to over sixty million dollars. Denise has been conducting reserve studies since 

joining Reserve Consultants in 2008; in 2011 she was recognized as a “Reserve 

Specialist” by the Community Association Institute. 

Ian Garavaglia Associate, Reserve Consultants LLC 
   Project Manager, Algeco Scotsman 
   B.A. University of Washington 

Ian Garavaglia holds a Bachelor’s degree from the University of Washington. Since graduation, he has immersed 

himself into the field of construction. He has been with Algeco Scotsman for over a decade having started out as a 

Carpenter and presently holds the title of Project Manager. Mr. Garavaglia has managed Government Projects as well 

as smaller jobs across the county and has vast knowledge of all phases of construction. Some of his projects include 

the Marysville High School campus and the Ruby Pipeline operational facilities.   

Erie Stone  Associate, Reserve Consultants LLC 
B.A. Architecture 
Washington Registered Architect 
LEED Accredited Professional 

Erie Stone obtained licensure as an Architect over 30 years ago and became a LEED accredited professional in 2007. 

He is currently a licensed Architect in Washington and is certified by the National Council of Architectural 

Registration Boards. Erie holds a Bachelor of Architecture degree from Washington State University. An experienced 

Architect, his resume includes a variety of projects ranging from residential to corporate, with emphasis on remodels. 

His projects include post offices, VA domiciliary housing, hospital administration buildings, emergency rooms, a 

courthouse remodel, numerous department stores, specialty retail stores and shopping malls. He has worked in depth 

through all phases of construction, including design, design development, construction documents, bidding and 

construction administration. The projects vary from small remodels of a few thousand dollars to a hundred million 

dollars. 
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EXECUTIVE SUMMARY 

Sample Association is a 30-unit residential community located at 123 Main Street in 

George, Washington. This Reserve Study meets the requirements of the Washington 

Condominium Act for a Level 1 Reserve Study with a site visit, and was prepared by a 

Reserve Study Professional. 

Background 

The community has six wood framed buildings that are single or two stories. The 

buildings have cement fiberboard siding and asphalt shingle roofs. Construction of 

the community was completed in about 1990. 

Financial Information 

Reserve Account Balance on January 15, 2016 $240,000 

Annual Operating Budget $104,000 

Component Inclusion Threshold $1,040 

Annual Budgeted Contribution Rate (2016) $24,000 

Remaining Contribution for the Year $22,000 

Planned or Implemented Special Assessment None     

Fully Funded Balance $229,128 

Percent Funded at Time of Study 105%  

Funding Status at Time of Study Well Funded 

Recommendations 

Recommended 2017 Contribution $31,500 

Recommended Special Assessment None 

2017 Baseline Funding Plan Contribution Rate $30,100 

2017 Full Funding Plan Contribution Rate $31,400 

The recommended reserve contribution represents a Threshold Funding Plan to 

prevent special assessments over the course of the 30-year study while maintaining 

a minimum reserve account balance of one year's contribution to reserves. The 

fiscal year for the Reserve Study is a calendar year. A Baseline Funding Plan is the 

minimum contribution necessary to keep a reserve balance above zero. A Full 

Funding Plan is the minimum contribution to achieve 100% funded within 30 years. 

Cost projection accuracy decreases into the distant future. Assumptions should be 

reconsidered and updated with each revision of the study. 

Generally, associations that are 

 60% or more “Funded” are considered reasonably well funded; 
 25% to 60% “Funded” are considered adequately funded; 
 25% or less “Funded” are considered at high risk for special assessment. 

We understand that Sample Association had a reserve study with a site visit 

completed in 2014.   
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INTRODUCTION 

Government Requirements for a Reserve Study 

The content of a Reserve Study for a condominium is regulated by the Washington 

State government (RCW 64.34.382 §2). The required content is: 

(a) A reserve component list, including roofing, painting, paving, decks, siding, 

plumbing, windows, and any other reserve component that would cost more 

than one percent of the annual budget for major maintenance, repair or 

replacement. If one of these reserve components is not included in the 

Reserve Study, the study should provide commentary explaining the basis for 

its exclusion. The study must also include quantities and estimates for useful 

life of each reserve component, remaining useful life of each reserve 

component, and current repair and replacement cost for each component; 

(b) The date of the study and a statement that the study meets the requirements 

of this section; 

(c) The following level of reserve study performed (i) Level I Full reserve study 

funding analysis and plan; (ii) Level II Update with visual site inspection; or (iii) 

Level III Update with no visual site inspection; 

(d) The association’s reserve account balance; 

(e) The percentage of the fully funded balance that the reserve account is funded; 

(f) Special assessments already implemented or planned; 

(g) Interest and inflation assumptions; 

(h) Current reserve account contribution rate; 

(i) A recommended reserve account contribution rate; a contribution rate for a 

full funding plan to achieve one hundred percent fully funded reserves by the 

end of the thirty-year study period, a baseline funding plan to maintain the 

reserve balance above zero throughout the thirty-year study period without 

special assessments, and a contribution rate recommended by a reserve study 

professional; 

(a) A projected reserve account balance for thirty years and a funding plan to pay 

for projected costs from those reserves without reliance on future unplanned 

special assessments; and 

(b) A statement on whether the reserve study was prepared with the assistance of 

a reserve study professional. 
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The Washington State government further requires the following disclosure in 

every Reserve Study (RCW 64.34.382 §3) 

"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 you to pay on demand as a special 

assessment your share of common expenses for the cost of major 

maintenance, repair, or replacement of a reserve component." 

The full Washington Condominium Act may be reviewed on the Washington State 

Legislature’s website at http://apps.leg.wa.gov/rcw/default.aspx?cite=64.34 and 

parts 64.34.380 to 64.34.392 for the Reserve Study Amendment’s portions. In April 

2011, the Act was amended to change the required content within the Reserve 

Studies, add reporting of the Reserve Study results as part of the budget summary to 

owners, and extend the Reserve Study requirement to homeowners’ associations 

with significant assets. For questions regarding the Act, we recommend contacting 

an attorney familiar with condominiums' legal requirements. 

Limitations and Assumptions of a Reserve Study 

This Reserve Study is not a report on the condition of the buildings maintained by 

the Association, or a detailed report of repairs necessary to the building. It is also not 

an investigation into or comment on the quality of construction of the reserve 

components, or whether the construction complies with the building code or the 

requirements of the Washington Condominium Act. 

The observations made by Reserve Consultants LLC are limited to a visual inspection 

of a sample of the reserve components. Unless informed otherwise, our assumption is 

that the components are constructed in substantial compliance with the building 

code and to industry standards, and that it will receive ordinary and reasonable 

maintenance and repair by the Association. These assumptions include that most 

reserve components will achieve their normal useful lives for similar components in 

the Pacific Northwest, and that they will be replaced when necessary to prevent 

damage to other reserve components. 

This Reserve Study assumes that the Association will be maintained to keep a good 

level of appearance, with a special emphasis on retaining the original appearance of 

the Association to the greatest possible extent. The analysis also assumes that the 

Association will replace materials as they are required with good quality materials, 

installed by qualified, licensed, contractors. We further assume that the Association 

will experience the full typical useful life for the new materials installed. 

Sam
ple

 - N
ot 

for
 D

ist
rib

uti
on



Sample SMRS1 Text 2016-01-12.docx 

 
 
 
 

  
   

www.reserveconsultants.net   info@reserveconsultants.net   206.523.3248 6 

 

The long term nature of this study requires that certain assumptions and predictions 

be made about future events. Since there can be no guarantee that these future 

events will occur as assumed, this analysis must be viewed in light of the 

circumstances under which it was conducted. Reasonable effort has been made to 

ensure that the conclusions of this report are based on reliable information and 

sound reasoning. 

This report should be updated annually with actual repair costs, reserve balances, 

etc. Every three years it should be updated with a site inspection and professional 

review. Regular updating will allow changes based on actual occurrences and 

adjustments for the cost of repairs to be incorporated into the annual reserve 

contributions. This will allow any savings or additional costs to be properly allocated 

among unit owners. 

Our Approach to a Reserve Study 

Reserve Consultants LLC employs a “Reasonable Approach” when evaluating reserve 

components in order to draft a study that is of greatest value to our clients. This 

means we attempt to predict, based on the costs involved and the client’s objectives, 

what a reasonable person will decide to have done when maintenance, repairs, or 

replacement become necessary. For example, a reasonable person will not replace a 

fence when it only needs to be repainted. The benefit of this is that reserve 

contributions are minimized to allow for what it most likely to occur. Our studies are 

not based on a worst case scenario, but rather on what we expect is most likely to 

occur. Our approach assumes minor problems will be corrected as they occur, before 

they become major problems. 

 Many sources were used in drafting this report. These include 

 Site visits and inspection of facilities; 

 Conference with association representatives; 

 Review of architectural plans of the buildings, if made available; 

 Review of the declaration for the Association, or a list of components the 

Association is responsible for; 

 Generally accepted construction, maintenance, and repair guidelines. 

The costs estimated for this Reserve Study are based on several sources 

 Costs experienced by Sample Association; 

 Costs experienced by other associations in the area; 

 RS Means Building Construction Cost Data 2016. 

Several factors may influence the actual costs that the Association will experience. 

The quality of replacement materials of items can significantly impact cost, as well as 
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the timing between replacements. The use of Architects or independent construction 

managers to specify and oversee work may also cause additional expenses. 

Condominium associations typically experience higher costs than other comparable 

multifamily projects, in part due to the difficulty contractors have obtaining insurance 

to work on condominium buildings. 

Inflation and Interest Rate Projections 

When making estimates on the future inflation and interest rates, we use a staggered 

approach to more accurately reflect future economic projections.  

For inflation, we use the construction industry inflation rates. The average annual 

construction inflation rate since 1991 is 3.16%.  

For interest rates, we analyze the historical data provided by the Board of Governors 

of the Federal Reserve. The average annual interest rate since 1985 is 3.87%. The 

interest for associations is typically lower than average due to conservative investing 

options that are typically employed by associations.  

 
Inflation and Interest Rate Projections 
 

Years Applied Inflation Interest 

Year 0 (2016) through Year 1 (2017)   2% 1% 

Year 2 (2018) through Year 10 (2026) 3% 2% 

Year 11 (2027) through Year 30 (2046) 4% 3% 
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Starting Reserve Fund Balance for Year 1 (2017) 

The starting reserve fund balance for 2017 has been estimated by combining the 

following figures that were provided by an association representative: 

 $240,000 2016 reserve fund balance as of January 15, 2016 

- ($9,820) anticipated remaining maintenance expenses in 2016 

+ $22,000 remaining reserve contributions for 2016 

+ $2,461 projected interest on the 2016 reserve balance 

$254,641 estimated balance for the fiscal year beginning in 2017 

 

Below is a summary of the anticipated remaining maintenance expenses for 2016. 

 

Year Component Maintenance Estimated Cost 

0 (2016)  2.7.2 Wood Fence - Paint $2,148  

0 (2016)  2.9.1 Landscaping - Tree Planting & Removal $1,100  

0 (2016)  15.2.2 Water Meters - Replacement $6,572  
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COMPONENTS INCLUDED IN THE RESERVE STUDY 

Reserve studies for condominiums are required to include the following components 

roofing, painting, paving, decks, siding, plumbing, windows, and any other reserve 

component that would cost more than one percent of the annual budget for major 

maintenance, repair or replacement (RCW 64.34.382). While the law defines the 

inclusion threshold to be $1,040, components valued less than the legal threshold 

may be included to better capture reserve funding for Sample Association. 

Component Funding Excluded from the Reserve Study 

The following components may qualify for inclusion within the Reserve Study, but 

have been excluded from the budget for the following reasons: 

Retaining walls – Expected to last longer than 30-year reserve timeline. 

Windows – Unit owner responsibility. 

Play area equipment – Maintained through operating budget. 
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Reserve Study Projections at the Recommended Funding of $31,500 

Using Inflated Dollar Values 
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Inflated Dollar Cash Flow Page 1 of 6

Recommended Funding of $31,500

Consultants LLC
WITH INFLATED DOLLARS
2016 DOLLARS

DATE:

MAINT. NEXT 1 2 3 4 5

# COMPONENT NAME CYCLE EXP. 2017 2018 2019 2020 2021

0 2.6.2 Asphalt Paving Driveways - Seal Coat 5 4 $0 $0 $0 $2,993 $0

0 2.6.3 Asphalt Paving - Repairs 10 6 $0 $0 $0 $0 $0

0 2.7.1 Wood Fence - Repairs 20 4 $0 $0 $0 $24,384 $0

0 2.7.2 Wood Fence - Paint 11 0 $0 $0 $0 $0 $0

0 2.9.1 Landscaping - Tree Planting & Removal 1 0 $1,122 $1,156 $1,190 $1,226 $1,263

0 3.3.1 Concrete Walkways - Maintenance 10 1 $5,176 $0 $0 $0 $0

0 6.2.1 Cabana Siding - Repair  10 10 $0 $0 $0 $0 $0

0 7.4.1 Flat Roof - Replacement 20 3 $0 $0 $1,585 $0 $0

0 7.4.1 Roofing Aluminum Seal Coat - Maintenance 6 6 $0 $0 $0 $0 $0

0 7.4.2 Composition Shingle Roof - Replacement 40 23 $0 $0 $0 $0 $0

0 7.4.3 Roof Inspection & Minor Repair 5 5 $0 $0 $0 $0 $2,006

0 8.3.1 Entry Gate - Repair/Replace 20 4 $0 $0 $0 $9,434 $0

0 8.3.2 Gate Operator - Repair/Replace 10 2 $0 $2,914 $0 $0 $0

0 9.8.1 Exterior Fiberboard Paint - Maintenance 11 1 $71,400 $0 $0 $0 $0

0 9.8.2 Exterior Wood Trim Paint - Maintenance 11 1 $71,400 $0 $0 $0 $0

0 9.8.3 Exterior Stucco Paint - Maintenance 15 14 $0 $0 $0 $0 $0

0 10.5.1 Exterior Mail Pedestal Unit - Replacement 20 3 $0 $0 $2,931 $0 $0

0 12.1.1 Cabana Interior - Remodel 25 8 $0 $0 $0 $0 $0

0 12.1.2 Exercise Equipment - Replacement 20 12 $0 $0 $0 $0 $0

0 15.2.1 Water Supply System - Maintenance 5 3 $0 $0 $6,106 $0 $0

0 15.2.2 Water Meters - Replacement 20 0 $0 $0 $0 $0 $0

0 15.3.1 Irrigation System - Major Repairs 25 8 $0 $0 $0 $0 $0

0 15.4.2 Storm Water System/ Retention Vault Maint. 10 10 $0 $0 $0 $0 $0

0 16.6.1 Exterior Light Fixtures - Replacement 20 4 $0 $0 $0 $4,864 $0

0 16.7.1 Intercom Entry System - Repair/Replace 20 3 $0 $0 $6,106 $0 $0

0 16.8.1 Fire Control Panels - Replacement 20 3 $0 $0 $25,147 $0 $0

0 20.1.1 Reserve Study Update w/ Site Visit 3 1 $1,530 $0 $0 $1,672 $0

TOTAL EXPENDED BY YEAR $150,628 $4,069 $43,064 $44,574 $3,268

CARRY OVER RESERVES $254,641 $137,464 $169,528 $163,851 $157,569

ANNUAL RESERVE CONTRIB $31,500 $33,094 $34,087 $35,109 $36,163

RESERVE EXPENDITURES $150,628 $4,069 $43,064 $44,574 $3,268

ACCUMULATED RESERVES $135,513 $166,489 $160,551 $154,387 $190,464

INTEREST EARNED $1,951 $3,040 $3,301 $3,182 $3,480

SPECIAL ASSESSMENT $0 $0 $0 $0 $0

YEAR-END BALANCE $137,464 $169,528 $163,851 $157,569 $193,944

YEARS 0-1 2-10 11-30

INFLATION MULTIPLIER 2% 3% 4% 1.02 1.05 1.08 1.11 1.15

INTEREST RATE MULTIPLIER 1% 2% 3% 0.01 0.02 0.02 0.02 0.02

Sample Association

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

COPYRIGHT 2016 Reserve Consultants LLC

13-Jan-16

Master 31 Year Spreadsheet 2016-01-13.xlsx
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Inflated Dollar Cash Flow Page 2 of 6

DATE:

MAINT. NEXT 

# COMPONENT NAME CYCLE EXP.

0 2.6.2 Asphalt Paving Driveways - Seal Coat 5 4

0 2.6.3 Asphalt Paving - Repairs 10 6

0 2.7.1 Wood Fence - Repairs 20 4

0 2.7.2 Wood Fence - Paint 11 0

0 2.9.1 Landscaping - Tree Planting & Removal 1 0

0 3.3.1 Concrete Walkways - Maintenance 10 1

0 6.2.1 Cabana Siding - Repair  10 10

0 7.4.1 Flat Roof - Replacement 20 3

0 7.4.1 Roofing Aluminum Seal Coat - Maintenance 6 6

0 7.4.2 Composition Shingle Roof - Replacement 40 23

0 7.4.3 Roof Inspection & Minor Repair 5 5

0 8.3.1 Entry Gate - Repair/Replace 20 4

0 8.3.2 Gate Operator - Repair/Replace 10 2

0 9.8.1 Exterior Fiberboard Paint - Maintenance 11 1

0 9.8.2 Exterior Wood Trim Paint - Maintenance 11 1

0 9.8.3 Exterior Stucco Paint - Maintenance 15 14

0 10.5.1 Exterior Mail Pedestal Unit - Replacement 20 3

0 12.1.1 Cabana Interior - Remodel 25 8

0 12.1.2 Exercise Equipment - Replacement 20 12

0 15.2.1 Water Supply System - Maintenance 5 3

0 15.2.2 Water Meters - Replacement 20 0

0 15.3.1 Irrigation System - Major Repairs 25 8

0 15.4.2 Storm Water System/ Retention Vault Maint. 10 10

0 16.6.1 Exterior Light Fixtures - Replacement 20 4

0 16.7.1 Intercom Entry System - Repair/Replace 20 3

0 16.8.1 Fire Control Panels - Replacement 20 3

0 20.1.1 Reserve Study Update w/ Site Visit 3 1

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

YEARS 0-1 2-10 11-30

INFLATION MULTIPLIER 2% 3% 4%

INTEREST RATE MULTIPLIER 1% 2% 3%

Sample Association

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

13-Jan-16

Recommended Funding of $31,500

Consultants LLC
WITH INFLATED DOLLARS
2016 DOLLARS

6 7 8 9 10

2022 2023 2024 2025 2026

$0 $0 $0 $3,470 $0

$6,000 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$1,301 $1,340 $1,380 $1,421 $1,464

$0 $0 $0 $0 $0

$0 $0 $0 $0 $1,165

$0 $0 $0 $0 $0

$1,063 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $2,325

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $2,831 $0 $0

$0 $0 $0 $0 $0

$0 $0 $7,078 $0 $0

$0 $0 $0 $0 $0

$0 $0 $9,909 $0 $0

$0 $0 $0 $0 $5,217

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $1,827 $0 $0 $1,996

$8,364 $3,167 $21,199 $4,892 $12,167

$193,944 $226,995 $267,085 $290,927 $332,914

$37,247 $38,365 $39,516 $40,701 $41,922

$8,364 $3,167 $21,199 $4,892 $12,167

$222,827 $262,193 $285,402 $326,737 $362,669

$4,168 $4,892 $5,525 $6,177 $6,956

$0 $0 $0 $0 $0

$226,995 $267,085 $290,927 $332,914 $369,625

1.18 1.22 1.25 1.29 1.33

0.02 0.02 0.02 0.02 0.02

COPYRIGHT 2016 Reserve Consultants LLC

Master 31 Year Spreadsheet 2016-01-13.xlsx
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Inflated Dollar Cash Flow Page 3 of 6

DATE:

MAINT. NEXT 

# COMPONENT NAME CYCLE EXP.

0 2.6.2 Asphalt Paving Driveways - Seal Coat 5 4

0 2.6.3 Asphalt Paving - Repairs 10 6

0 2.7.1 Wood Fence - Repairs 20 4

0 2.7.2 Wood Fence - Paint 11 0

0 2.9.1 Landscaping - Tree Planting & Removal 1 0

0 3.3.1 Concrete Walkways - Maintenance 10 1

0 6.2.1 Cabana Siding - Repair  10 10

0 7.4.1 Flat Roof - Replacement 20 3

0 7.4.1 Roofing Aluminum Seal Coat - Maintenance 6 6

0 7.4.2 Composition Shingle Roof - Replacement 40 23

0 7.4.3 Roof Inspection & Minor Repair 5 5

0 8.3.1 Entry Gate - Repair/Replace 20 4

0 8.3.2 Gate Operator - Repair/Replace 10 2

0 9.8.1 Exterior Fiberboard Paint - Maintenance 11 1

0 9.8.2 Exterior Wood Trim Paint - Maintenance 11 1

0 9.8.3 Exterior Stucco Paint - Maintenance 15 14

0 10.5.1 Exterior Mail Pedestal Unit - Replacement 20 3

0 12.1.1 Cabana Interior - Remodel 25 8

0 12.1.2 Exercise Equipment - Replacement 20 12

0 15.2.1 Water Supply System - Maintenance 5 3

0 15.2.2 Water Meters - Replacement 20 0

0 15.3.1 Irrigation System - Major Repairs 25 8

0 15.4.2 Storm Water System/ Retention Vault Maint. 10 10

0 16.6.1 Exterior Light Fixtures - Replacement 20 4

0 16.7.1 Intercom Entry System - Repair/Replace 20 3

0 16.8.1 Fire Control Panels - Replacement 20 3

0 20.1.1 Reserve Study Update w/ Site Visit 3 1

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

YEARS 0-1 2-10 11-30

INFLATION MULTIPLIER 2% 3% 4%

INTEREST RATE MULTIPLIER 1% 2% 3%

Sample Association

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

13-Jan-16

Recommended Funding of $31,500

Consultants LLC
WITH INFLATED DOLLARS
2016 DOLLARS

11 12 13 14 15

2027 2028 2029 2030 2031

$0 $0 $0 $4,181 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$2,973 $0 $0 $0 $0

$1,523 $1,583 $1,647 $1,713 $1,781

$7,024 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $1,294 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $2,829

$0 $0 $0 $0 $0

$0 $3,992 $0 $0 $0

$0 $100,763 $0 $0 $0

$0 $100,763 $0 $0 $0

$0 $0 $0 $9,863 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $4,450 $0 $0 $0

$0 $0 $8,447 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $2,246 $0 $0

$11,519 $212,845 $12,339 $15,757 $4,610

$369,625 $413,275 $255,659 $298,669 $341,414

$43,599 $45,343 $47,157 $49,043 $51,005

$11,519 $212,845 $12,339 $15,757 $4,610

$401,705 $245,773 $290,477 $331,955 $387,809

$11,570 $9,886 $8,192 $9,459 $10,938

$0 $0 $0 $0 $0

$413,275 $255,659 $298,669 $341,414 $398,748

1.38 1.44 1.50 1.56 1.62

0.03 0.03 0.03 0.03 0.03
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Inflated Dollar Cash Flow Page 4 of 6

DATE:

MAINT. NEXT 

# COMPONENT NAME CYCLE EXP.

0 2.6.2 Asphalt Paving Driveways - Seal Coat 5 4

0 2.6.3 Asphalt Paving - Repairs 10 6

0 2.7.1 Wood Fence - Repairs 20 4

0 2.7.2 Wood Fence - Paint 11 0

0 2.9.1 Landscaping - Tree Planting & Removal 1 0

0 3.3.1 Concrete Walkways - Maintenance 10 1

0 6.2.1 Cabana Siding - Repair  10 10

0 7.4.1 Flat Roof - Replacement 20 3

0 7.4.1 Roofing Aluminum Seal Coat - Maintenance 6 6

0 7.4.2 Composition Shingle Roof - Replacement 40 23

0 7.4.3 Roof Inspection & Minor Repair 5 5

0 8.3.1 Entry Gate - Repair/Replace 20 4

0 8.3.2 Gate Operator - Repair/Replace 10 2

0 9.8.1 Exterior Fiberboard Paint - Maintenance 11 1

0 9.8.2 Exterior Wood Trim Paint - Maintenance 11 1

0 9.8.3 Exterior Stucco Paint - Maintenance 15 14

0 10.5.1 Exterior Mail Pedestal Unit - Replacement 20 3

0 12.1.1 Cabana Interior - Remodel 25 8

0 12.1.2 Exercise Equipment - Replacement 20 12

0 15.2.1 Water Supply System - Maintenance 5 3

0 15.2.2 Water Meters - Replacement 20 0

0 15.3.1 Irrigation System - Major Repairs 25 8

0 15.4.2 Storm Water System/ Retention Vault Maint. 10 10

0 16.6.1 Exterior Light Fixtures - Replacement 20 4

0 16.7.1 Intercom Entry System - Repair/Replace 20 3

0 16.8.1 Fire Control Panels - Replacement 20 3

0 20.1.1 Reserve Study Update w/ Site Visit 3 1

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

YEARS 0-1 2-10 11-30

INFLATION MULTIPLIER 2% 3% 4%

INTEREST RATE MULTIPLIER 1% 2% 3%

Sample Association

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

13-Jan-16

Recommended Funding of $31,500

Consultants LLC
WITH INFLATED DOLLARS
2016 DOLLARS

16 17 18 19 20

2032 2033 2034 2035 2036

$0 $0 $0 $5,087 $0

$8,545 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$1,852 $1,926 $2,004 $2,084 $2,167

$0 $0 $0 $0 $0

$0 $0 $0 $0 $1,724

$0 $0 $0 $0 $0

$0 $0 $1,637 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $3,442

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $10,277 $0 $0

$0 $0 $0 $0 $12,947

$0 $0 $0 $0 $0

$0 $0 $0 $0 $7,722

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$2,526 $0 $0 $2,841 $0

$12,924 $1,926 $13,918 $10,012 $28,001

$398,748 $451,433 $519,015 $578,694 $646,455

$53,045 $55,167 $57,374 $59,669 $62,055

$12,924 $1,926 $13,918 $10,012 $28,001

$438,869 $504,674 $562,471 $628,350 $680,509

$12,564 $14,342 $16,222 $18,106 $19,904

$0 $0 $0 $0 $0

$451,433 $519,015 $578,694 $646,455 $700,414

1.68 1.75 1.82 1.89 1.97

0.03 0.03 0.03 0.03 0.03
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Inflated Dollar Cash Flow Page 5 of 6

DATE:

MAINT. NEXT 

# COMPONENT NAME CYCLE EXP.

0 2.6.2 Asphalt Paving Driveways - Seal Coat 5 4

0 2.6.3 Asphalt Paving - Repairs 10 6

0 2.7.1 Wood Fence - Repairs 20 4

0 2.7.2 Wood Fence - Paint 11 0

0 2.9.1 Landscaping - Tree Planting & Removal 1 0

0 3.3.1 Concrete Walkways - Maintenance 10 1

0 6.2.1 Cabana Siding - Repair  10 10

0 7.4.1 Flat Roof - Replacement 20 3

0 7.4.1 Roofing Aluminum Seal Coat - Maintenance 6 6

0 7.4.2 Composition Shingle Roof - Replacement 40 23

0 7.4.3 Roof Inspection & Minor Repair 5 5

0 8.3.1 Entry Gate - Repair/Replace 20 4

0 8.3.2 Gate Operator - Repair/Replace 10 2

0 9.8.1 Exterior Fiberboard Paint - Maintenance 11 1

0 9.8.2 Exterior Wood Trim Paint - Maintenance 11 1

0 9.8.3 Exterior Stucco Paint - Maintenance 15 14

0 10.5.1 Exterior Mail Pedestal Unit - Replacement 20 3

0 12.1.1 Cabana Interior - Remodel 25 8

0 12.1.2 Exercise Equipment - Replacement 20 12

0 15.2.1 Water Supply System - Maintenance 5 3

0 15.2.2 Water Meters - Replacement 20 0

0 15.3.1 Irrigation System - Major Repairs 25 8

0 15.4.2 Storm Water System/ Retention Vault Maint. 10 10

0 16.6.1 Exterior Light Fixtures - Replacement 20 4

0 16.7.1 Intercom Entry System - Repair/Replace 20 3

0 16.8.1 Fire Control Panels - Replacement 20 3

0 20.1.1 Reserve Study Update w/ Site Visit 3 1

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

YEARS 0-1 2-10 11-30

INFLATION MULTIPLIER 2% 3% 4%

INTEREST RATE MULTIPLIER 1% 2% 3%

Sample Association

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

13-Jan-16

Recommended Funding of $31,500

Consultants LLC
WITH INFLATED DOLLARS
2016 DOLLARS

21 22 23 24 25

2037 2038 2039 2040 2041

$0 $0 $0 $6,190 $0

$0 $0 $0 $0 $0

$0 $0 $0 $50,420 $0

$0 $4,576 $0 $0 $0

$2,254 $2,344 $2,438 $2,535 $2,637

$10,397 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $3,245 $0 $0

$0 $0 $0 $2,072 $0

$0 $0 $443,199 $0 $0

$0 $0 $0 $0 $4,187

$0 $0 $0 $19,506 $0

$0 $5,909 $0 $0 $0

$0 $0 $155,120 $0 $0

$0 $0 $155,120 $0 $0

$0 $0 $0 $0 $0

$0 $0 $6,002 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $12,503 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $10,058 $0

$0 $0 $12,503 $0 $0

$0 $0 $51,498 $0 $0

$0 $3,196 $0 $0 $3,595

$12,650 $16,025 $841,627 $90,781 $10,419

$700,414 $774,091 $849,174 $91,250 $75,530

$64,538 $67,119 $69,804 $72,596 $75,500

$12,650 $16,025 $841,627 $90,781 $10,419

$752,301 $825,185 $77,352 $73,065 $140,610

$21,791 $23,989 $13,898 $2,465 $3,242

$0 $0 $0 $0 $0

$774,091 $849,174 $91,250 $75,530 $143,852

2.05 2.13 2.22 2.30 2.40

0.03 0.03 0.03 0.03 0.03
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Inflated Dollar Cash Flow Page 6 of 6

DATE:

MAINT. NEXT 

# COMPONENT NAME CYCLE EXP.

0 2.6.2 Asphalt Paving Driveways - Seal Coat 5 4

0 2.6.3 Asphalt Paving - Repairs 10 6

0 2.7.1 Wood Fence - Repairs 20 4

0 2.7.2 Wood Fence - Paint 11 0

0 2.9.1 Landscaping - Tree Planting & Removal 1 0

0 3.3.1 Concrete Walkways - Maintenance 10 1

0 6.2.1 Cabana Siding - Repair  10 10

0 7.4.1 Flat Roof - Replacement 20 3

0 7.4.1 Roofing Aluminum Seal Coat - Maintenance 6 6

0 7.4.2 Composition Shingle Roof - Replacement 40 23

0 7.4.3 Roof Inspection & Minor Repair 5 5

0 8.3.1 Entry Gate - Repair/Replace 20 4

0 8.3.2 Gate Operator - Repair/Replace 10 2

0 9.8.1 Exterior Fiberboard Paint - Maintenance 11 1

0 9.8.2 Exterior Wood Trim Paint - Maintenance 11 1

0 9.8.3 Exterior Stucco Paint - Maintenance 15 14

0 10.5.1 Exterior Mail Pedestal Unit - Replacement 20 3

0 12.1.1 Cabana Interior - Remodel 25 8

0 12.1.2 Exercise Equipment - Replacement 20 12

0 15.2.1 Water Supply System - Maintenance 5 3

0 15.2.2 Water Meters - Replacement 20 0

0 15.3.1 Irrigation System - Major Repairs 25 8

0 15.4.2 Storm Water System/ Retention Vault Maint. 10 10

0 16.6.1 Exterior Light Fixtures - Replacement 20 4

0 16.7.1 Intercom Entry System - Repair/Replace 20 3

0 16.8.1 Fire Control Panels - Replacement 20 3

0 20.1.1 Reserve Study Update w/ Site Visit 3 1

TOTAL EXPENDED BY YEAR

CARRY OVER RESERVES

ANNUAL RESERVE CONTRIB

RESERVE EXPENDITURES

ACCUMULATED RESERVES

INTEREST EARNED

SPECIAL ASSESSMENT

YEAR-END BALANCE

YEARS 0-1 2-10 11-30

INFLATION MULTIPLIER 2% 3% 4%

INTEREST RATE MULTIPLIER 1% 2% 3%

Sample Association

Reserve Study Projections at

Reserve
30-YEAR SPREADSHEET

PER YEAR EXPENSES IN

13-Jan-16

Recommended Funding of $31,500

Consultants LLC
WITH INFLATED DOLLARS
2016 DOLLARS

26 27 28 29 30

2042 2043 2044 2045 2046

$0 $0 $0 $7,531 $0

$12,649 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$2,742 $2,852 $2,966 $3,084 $3,208

$0 $0 $0 $0 $0

$0 $0 $0 $0 $2,552

$0 $0 $0 $0 $0

$0 $0 $0 $0 $2,622

$0 $0 $0 $0 $0

$0 $0 $0 $0 $5,094

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $17,763 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $15,212 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $11,431

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $0 $0 $0

$0 $0 $4,044 $0 $0

$15,391 $2,852 $22,222 $28,378 $24,906

$143,852 $212,244 $298,602 $371,206 $443,187

$78,520 $81,661 $84,927 $88,324 $91,857

$15,391 $2,852 $22,222 $28,378 $24,906

$206,981 $291,052 $361,307 $431,151 $510,138

$5,263 $7,549 $9,899 $12,035 $14,300

$0 $0 $0 $0 $0

$212,244 $298,602 $371,206 $443,187 $524,437

2.49 2.59 2.70 2.80 2.92

0.03 0.03 0.03 0.03 0.03
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FULLY FUNDED BALANCE CALCULATIONS 

RCW 64.34.382 (2)(j) states that a reserve study shall include: “Projected reserve 

account balance for thirty years and a funding plan to pay for projected costs from 

those reserves without reliance on future unplanned special assessments”. 

Furthermore, RCW 64.34.382 (2)(e) stipulates that a reserve study shall include “The 

percentage of the fully funded balance that the reserve account is funded”. 

The following chart illustrates the projected percent funded at year end over 

the next 30 years at the recommended starting contribution rate of $31,500. 

The values include interest and inflation rate assumptions. 
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Sample Association
Inflated Percent Funded at Year End Over 30 Years 
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FULLY FUNDED BALANCE CALCULATION TABLE   
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Fully Funded Balance Calculations Sample Association

Quantity Unit
Maintenance 

Cycle

Remaining Useful 

Life

Current 

Replacement 

Cost

Fully Funded 

Balance

0 2.6.2 8710 SF 5 4 2,686$            537$               

0 2.6.3 11200 SF 10 6 5,075$            2,030$           

0 2.7.1 1410 LF 20 4 21,878$           17,502$           

0 2.7.2 1410 LF 11 0 2,148$             2,148$             

0 2.9.1 1 LS 1 0 1,100$             1,100$             

0 3.3.1 1 LS 10 1 5,075$            4,567$            

0 6.2.1 1510 SF 10 10 875$               -$               

0 7.4.1 2 SQ 20 3 1,464$            1,245$             

0 7.4.1 2 SQ 6 6 899$               -$               

0 7.4.2 500 SQ 40 23 200,000$      85,000$         

0 7.4.3 502 SQ 5 5 1,747$             -$               

0 8.3.1 1 EA 20 4 8,464$            6,771$             

0 8.3.2 1 EA 10 2 2,773$            2,219$             

0 9.8.1 48550 SF 11 1 70,000$         63,636$          

0 9.8.2 7490 SF 11 1 70,000$         63,636$          

0 9.8.3 3900 SF 15 14 6,335$            422$               

0 10.5.1 2 EA 20 3 2,708$            2,302$            

0 12.1.1 1 LS 25 8 2,257$            1,535$             

0 12.1.2 1 LS 20 12 3,092$            1,237$             

0 15.2.1 1 LS 5 3 5,642$            2,257$            

0 15.2.2 32 EA 20 0 6,572$            6,572$            

0 15.3.1 14 ZN 25 8 7,899$            5,371$             

0 15.4.2 1 LS 10 10 3,920$            -$               

0 16.6.1 115 EA 20 4 4,364$            3,491$             

0 16.7.1 1 EA 20 3 5,642$            4,796$            

0 16.8.1 7 EA 20 3 23,239$          19,753$           

0 20.1.1 1 LS 3 1 1,500$            1,000$            

FULLY FUNDED BALANCE Total 299,128$    

CURRENT RESERVE BALANCE = 240,000$    

PERCENT FULLY FUNDED = 80%

EA each LF linear foot SQ roofing square

BLDG building(s) LS lump sum SY square yard

FIXT fixture(s) SF square feet ZN zone

ABBREVIATION KEY

Component Description

Asphalt Paving Driveways - Seal Coat

Asphalt Paving - Repairs

Wood Fence - Repairs

Wood Fence - Paint

Landscaping - Tree Planting & Removal

Concrete Walkways - Maintenance

Cabana Siding - Repair  

Flat Roof - Replacement

Roofing Aluminum Seal Coat - Maintenance

Composition Shingle Roof - Replacement

Roof Inspection & Minor Repair

Exterior Mail Pedestal Unit - Replacement

Cabana Interior - Remodel

Exercise Equipment - Replacement

Water Supply System - Maintenance

Water Meters - Replacement

Entry Gate - Repair/Replace

Gate Operator - Repair/Replace

Exterior Fiberboard Paint - Maintenance

Exterior Wood Trim Paint - Maintenance

Exterior Stucco Paint - Maintenance

Reserve Study Update w/ Site Visit

Irrigation System - Major Repairs

Storm Water System/ Retention Vault Maint.

Exterior Light Fixtures - Replacement

Intercom Entry System - Repair/Replace

Fire Control Panels - Replacement

January 13, 2016
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SUPPLEMENTAL BUDGET INFORMATION (SBI) 

RCW 64.34.308 states that within thirty days after adoption of any proposed budget for the 

condominium, the board of directors shall provide a summary of the budget to all the unit 

owners and shall set a date for a meeting of the unit owners to consider ratification of the 

budget not less than fourteen nor more than sixty days after mailing of the summary. As part 

of the summary of the budget to all owners, the board of directors shall disclose 

supplemental budget information as outlined in RCW 64.34.308 section (4), which we refer to 

as the Supplemental Budget Information (SBI). Below is an incomplete sample of the SBI we 

will compile when the association is ready to provide a summary of the budget to the unit 

owners. Please contact RCL one week before the Association plans on sending the budget 

summary to unit owners and we will issue a completed SBI at no additional charge (within 

one year of issuing the draft of the reserve study report).  
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DISCLOSURES 

1 – Reserve Consultants LLC also provides construction inspection services for 

condominiums, and does design and construction oversight for major repair projects, 

including roofing, decks and building envelope replacement. 

2 – No shareholder or employee of Reserve Consultants LLC has any interest in, or 

obligation to, any construction company, management company, or development 

entity that creates condominiums. 

3 – Reserve Consultants LLC has been a member of Community Association Institute 

since about 1993, and has performed work for many association managers. 

4 – This report and analysis is based upon observations of the visible and apparent 

condition of the building and its major components on the date of the inspection. 

Although care has been taken in the performance of this inspection, Reserve 

Consultants LLC (and/or its representatives) make no representations regarding 

latent or concealed defects which may exist and no warranty or guarantee is 

expressed or implied. This report is made only in the best exercise of our ability and 

judgment. Conclusions in this report are based on estimates of the age and normal 

working life of various items of equipment and appliances. Predictions of life 

expectancy and the balance of useful life are necessarily based on industry and/or 

statistical comparisons. It is essential to understand that actual conditions can alter 

the useful life of any item. The previous use or misuse, irregularity of servicing, faulty 

manufacture, unfavorable conditions, acts of god, and unforeseen circumstances 

make it impossible to state precisely when each item would require replacement. The 

client herein should be aware that certain components within the above referenced 

property may function consistent with their purpose at the time of inspection, but 

due to their nature, are subject to deterioration without notice. 

5 – Unless otherwise noted, all reserve components are assumed to meet the building 

code requirements in force at the time of construction. Information provided by the 

client is assumed to be accurate and reliable. 

6 – Conclusions reached in this report assume responsible ownership and competent 

management of the property. Information provided by others is believes to be 

reliable, but we assume no responsibility for accuracy thereof. 

7 - The report only complies with the requirements for reserve studies as set forth by 

Washington state law. The report may not comply with national standards for 

reserve studies as set forth by the community association institute or the association 

of professional reserve analysts. Sam
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