
Advanced Reserve Solutions



• We will begin with:
• What a reserve study is

• Why reserve studies matter

• What they provide to the association
• How the study works as a planning tool

• We will then review the study results:
• How the report is organized

• Key findings from the executive summary

• Current and future funding outlook



WHAT IT IS

• A long-term capital planning 
tool

• An inventory of major 
common components

• A projection of repair and 
replacement costs over time

• A financial roadmap for 
maintaining the community

WHAT IT IS NOT

• Not a guarantee of exact 
future costs

• Not a step-by-step guide for 
performing repairs

• Not a prediction of the exact 
year a component will fail

• Not a substitute for routine 
inspections and maintenance

The goal is not perfect prediction — the goal is reducing 

uncertainty and avoiding financial surprises.



• Buildings will age. Materials will deteriorate. Costs fluctuate.

• The question is not if major repairs will occur —

it is whether the Association will be financially prepared.

• Major capital components follow predictable life cycles that can 

be planned for.

• Long-term planning helps avoid special assessments and 

financial surprises.

• Adequate reserves support property values, buyer confidence, 

and lender requirements.

• Reserve planning helps the board meet its fiduciary 

responsibility to the community.

Long-term planning is essential to effectively managing the 

Association’s finances.



Adequate reserves allow the association to maintain:

• Stable and predictable assessments

• Fair allocation of long-term repair and replacement costs 

across owners

• Timely and cost-effective capital replacement

• A sustainable financial structure

• Minimizes future financial shock to owners



Preface

• Introduction to reserve studies

• How to read the report

Executive Summary

• Community overview

• Key financial assumptions

Financial Analysis

• Reserve component balances

• Funding distribution charts

Funding Plan

• Annual expenditure schedule

• 30-year funding projections

Component Details

• Reserve component inventory

• Quantity, useful life, and cost



Reserve studies follow three basic steps:

1. Identify Components    2. Estimate Life & Timing    3. Plan Funding 

Inventory & condition 

is determined at site 

visit.

Estimate useful life and 

replacement timing.

Accumulate reserve 

funds gradually.

The objective is simple: understand what the 

Association owns, estimate when it will require 

replacement, and fund those costs gradually over time.



Component

Identification
• Description

• Category

Lifecycle
• Placed in service date

• Useful life

• Remaining life

• Replacement year

Component 

Documentation
• Site photo

• Detailed scope 

description

Financial 

Information
• Quantity

• Unit cost

• Replacement 

percentage

• Current and future 

replacement cost



Some component details will 

also include additional 

measurements or quantities 



Largest common area capital drivers:

• Roofing systems - asphalt shingles

• Asphalt roads / driveways

• Siding

• Doors / windows



• 246 units constructed in 5 phases (2004-2019) 
• Not all components will be relaced at the same time 

• Some components were not funded in the past
• Catch basins

• Storm water detention & retention basins

• Extensive infrastructure
• 102+ catch basins and drainage system

• Private roads and bridges

• Doors & windows are association responsibility
• Adds to increase in member contribution



• Predictable project scheduling

• Financial stability
• Avoids larger single-year spending spikes

• Fair rotation across the community

• Allows attention to the areas with the greatest need



• Roofing, asphalt Shingles, Gutters, and Skylights
• 4% replacement annually starting in 2027

• ~25-year full replacement cycle

• Asphalt Roads 
• Pavement preservation

• 2028 & 2036 – phase 1

• 2038 & 2046 – phase 2

• Mill & Overlay

• 2044 – phase 1

• 2054 – phase 2



• Siding & Trim (Vinyl)
• 14.3% replaced every 5 years starting in 2040

• Full replacement every ~35 years

• Future reserve study updates to determine percentage

• Windows & Doors
• 14.3% replaced every 5 years starting in 2040

• Full replacement every ~35 years

• Future reserve study updates to determine percentage



• Components are listed alphabetically 

• Each asset is individually listed and cross-referenced

• Page numbers provided for quick navigation

• Provides full transparency and traceability

Located at the end of the report



Executive Summary
This page summarizes the key assumptions 
used in the reserve funding projections.

• Inflation rate (3%) - Represents long-term 

construction cost growth.

• Investment rate (3.5%) - Represents 

expected earnings on reserve balances.

• Contingency (3%) - Provides a buffer for 

uncertainty in cost projections.



 

Percent Funded as of 1/1/27: 40.23%
Compares the Association’s current reserve balance to the amount that 

should be accumulated based on component aging.

• Industry guidance often considers 70%+ strongly funded

• 40.23% indicates moderate to elevated funding risk

0%  30%  70%  100%

  Weak           Moderate             Strong          Fully Funded



• The fully funded balance represents the accumulated 

depreciation of all reserve components to date 

• It reflects how much should be set aside today if funding had 

occurred evenly over time

• It is a benchmark used to measure reserve strength

• It does not mean the Association must hold that full amount in cash

Fully Funded Balance = Accumulated Depreciation of All Reserve Components



• Each component has a current replacement cost

• Each component has a useful life and remaining life

• The fully funded amount reflects the portion of cost that has aged or depreciated

Percent funded compares the current reserve balance to the 

total accumulated depreciation of all reserve components.



• 30-year capital expenditure projections developed

• Anticipated reserve balance on 1/1/27: $1,425,000

• Future capital expenditures

• Current annual member contribution: $242,064

• 3% annual increase applied to both inflation and reserve 

contributions

Based on the reserve study analysis

The next slide summarizes the 

Association’s current financial outlook.



Projected shortfall in

Fiscal year 2035

Current funding plan does not support long-term capital needs

Expenses

Member 

Contribution



• Baseline Strategy – ~48% funded in 30 years
• Minimal increase / higher long-term funding risk

• Middle (Intermediate) Strategy – ~75% funded

• Moderate increase / improved financial stability

• Recommended Strategy – 100% funded

• Fully funded reserve plan / lowest long-term funding 

risk
• Two different approaches available

These options reflect different levels of funding risk and 

contribution increases.

0%  30%  70%  100%

  Weak           Moderate             Strong          Fully Funded



Recommended plan gradually 

strengthens reserves to fully 

funded status while 

maintaining positive reserve 

balances throughout the 

projection period.

Achieves 100% funded 

within the 30-year projection

Percent funded improves 

steadily over time

Member contribution 

increase in year 1 

Additional contribution 

increase in 2038



Recommended Contribution Level (FY 2027) 

• Annual reserve contribution with 3% annual increase

• $500,000 starting in 2027 

• Increase to $1,473,425 in 2038

• ≈ $169 per unit per month in Year 1 (net increase of $87)

• ≈ $499 per unit per month increase in 2038 (net increase of $417)

Long-term Outcome

• Achieves 100% funded status within 30 years

• Maintains a stable reserve balance throughout the projection



• Displays projected capital contributions 

and capital spending by year

• Contributions reflect 3% annual 

increase with large increase in 2038

• Reflects inflation and component life 

cycles

• Expenditures occur in cycles, not 

evenly

• Peak years drive reserve funding 

requirements
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Recommended plan gradually 

strengthens reserves to fully 

funded status while 

maintaining positive reserve 

balances throughout the 

projection period.

Achieves 100% funded 

within the 30-year projection

Percent funded overfunds to 

prepare for 2054 & beyond

Member contribution 

$867,399



Recommended Contribution Level (FY 2027) 

• Annual reserve contribution with 3% annual increase

• $867,399 starting in 2027

• ≈ $294 per unit per month in Year 1

• Net increase of $211 per unit from current contribution
• Absolute minimum increase of $802,894 results in 35% funded in 30 years with a net 

increase of $190 per unit from current contributions

Long-term Outcome

• Achieves 100% funded status within 30 years

• Maintains a stable reserve balance throughout the projection



• Meadow Brook Estates has significant long-term capital 

responsibilities

• The phased replacement strategy helps smooth capital 

expenditures over time

• The objective is predictable funding, minimized special 

assessments, and long-term financial stability



• The reserve funding plan should reflect the community’s 

desired level of financial risk

• Current funding levels are not sufficient to support long-

term capital needs

The reserve study provides the 

information needed for the Board to 

make an informed funding decision.



Our goal is to help the association 

plan for long-term financial stability 

and sustainable capital funding

Advanced Reserve Solutions
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