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October 10, 2024  
 
Keystone Neighbourhood Company 
Attn: Mark Mathews 
140 Ida Belle Drive, Suite F4 
Keystone, CO  80435 
mark@ keystoneneighbourhood.com 
970-423-8998 
  
 
Re: Keystone Neighbourhood Company 
 Reserve Fund Study - Update 
 
 
Dear Mark Mathews: 
 
 
Introduction 
 
At the direction of the Keystone Neighbourhood Company (KNC), OAC Management 
Incorporated (OAC) has completed a Reserve Fund Study Update for the KNC located 
in Keystone, CO and have indicated the limited scope component evaluations and 
financial recommendations in this report. The effective date of this Reserve Study 
Update is October 10, 2024.  
 
 
Method 
 
Through coordination with Mark Mathews, OAC has updated the remaining useful life 
for the common area component items requested by Mark Mathews and the KNC. OAC 
used the common industry standard method (Unit, Quantity, Price) for computing the 
cost of each component for the documents below: 
 
Project Data 
Executive Summary 
Component Expense Summary 
25 Year Funding Plan 
25 Year Expenditure Charts 
Detailed Component Summary 
Terms and Definitions 
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Exclusion 
 
Items that are not included in this Reserve Study are the non-common area element 
and non-limited common area element components. Typical common-area maintenance 
items are also excluded. 
 
Additional items excluded from this Reserve Study include, but are not limited to, 
electrical systems, fire protection equipment, fire regulation compliance, building code 
and municipal bylaw compliance, security systems, telecommunication systems, 
process equipment and appliances.  
 
No comment is offered on mold or environmental concerns such as urea formaldehyde 
foam insulation, asbestos, radon gas, or polychlorinated biphenyls (PCBs). A Phase 1 
Environmental Site Assessment is not part of this Reserve Study. 
 
Rather than concentrating on the presence or absence of wood boring insects such as 
termites and carpenter ants, the intent of the initial evaluation is to discover significant 
visible structure damage caused by insects. OAC does, however, recommend 
inspection by specialists, especially in those areas of noticed concern. 
 
 
Disclosure 
 
OAC Management Incorporated will endeavor to meet the Community Associations 
Institutes’ National Reserve Study Standards. OAC assumes the accuracy of, and is 
reliant upon, the information provided by Mark Mathews and the KNC  requested per 
the OAC proposal: 
 
 

Physical Analysis 
 
No representative sampling or destructive testing was performed. All physical 
analysis was completed by Mark Mathews and provided to OAC for reporting.  
An OAC representative did walk the property with Mark Mathews to better 
understand and to discuss the property and components. 
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Personnel Credentials 
 
OAC Management Incorporated is a Professional Owner’s Representation 
Company that provides a comprehensive approach to risk aversion/management 
and asset preservation. Erik W. Peterson is the President of OAC Management 
Incorporated and has provided general oversight and expertise for cost data. 
Shawn Akin, Director of Construction provided the field measurements, site 
visits, general take-offs for quantities for the financial modeling for this Reserve 
Study. Brian Maloney is a Project Accountant for OAC Management and was 
responsible for compiling the financial data and reports. 
 
Completeness 
 
There were no material issues observed that have not been disclosed in this 
Reserve Fund Study. 
 
Reliance on Client Data 
 
Information provided by the official representative of Keystone Neighbourhood 
Company regarding financial, physical, quantity, or historical issues will be 
deemed reliable by OAC Management Incorporated.  
 
Scope 
 
The Reserve Study will be a reflection of information provided to OAC 
Management and assembled for Keystone Neighbourhood Company use, not for 
the purpose of performing an audit, quality/forensic analyses, or background 
checks of historical records. 
 
Reserve Balance 
 
The actual or projected total presented in the Reserve Study is based upon 
information provided and was not audited. 
 
Reserve Project 
 
Information provided about reserve projects will be considered reliable.  Any on-
site inspection should not be considered a project audit or quality inspection. 
KNC provided financial documentation which was used in this analysis.   
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Disclaimer 
 
OAC has prepared this Reserve Study for the sole use of the client Mark Mathews and 
the Keystone Neighbourhood Company. OAC has coordinated with Mark Mathews to 
provide updated useful life only on the requested components and does not guarantee 
that all replacement items have been documented along with the potential costs for 
repairing and/or replacing these items. OAC has no control over the future contractors 
pricing for labor, materials, equipment, and/or pricing. Components observed were 
based on the provided documents, and visual, non-intrusive observations and OAC 
takes no responsibility for the conditions that were unforeseen. The client agrees to limit 
the liability of OAC Management Incorporated, and its employees, directors, officers and 
consultants (collectively OAC Management Incorporated) to the client, arising from or in 
any way related to the Project, the Agreement or services performed, such that the total 
aggregate of liability of OAC Management Incorporated to the client shall not exceed 
OAC Management Incorporated’s total fee received for the services rendered on this 
Project. Client hereby releases OAC Management Incorporated from any liability above 
such amount. This limitation of liability shall apply to any and all claims for relief made or 
which could be made. 
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PROJECT DATA 
 
 
 

PROPERTY NAME: Keystone Neighbourhood Company 
 
LOCATION:   140 Ida Belle Drive, Suite F4 
    Keystone, CO  80435 
 
DATE:   October 10, 2024 
 
 
PROJECT SUMAMRY:  
 
Description: A PORTION OF LOT 3, KEYSTONE BASE 1 – FILING NO.2,BEING 

LOCATED IN THE NORTHWEST QUARTER OF SECTION 19, 
TOWNSHIP 5 SOUTH, RANGE 76 WEST OF THE SIXTH PRINCIPAL 
MERIDIAN, COUNTY OF SUMMIT, STATE OF COLORADO. 

 
Use:    Neighborhood Community, Roadways, Walkways, Paths 
 
Site Area:   Varies 
 
Year Built:   Circa 1998  
 
Parking Provided:  Public 
 
Number of Stories:  NA 
 
Building Envelope:  NA 
 
Prior Reserve Study Update: 2021 
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Executive Summary

Keystone Neighbourhood Company

Association # of Units:

Association Physical Description: 140 Ida Belle Drive ǀ Keystone, CO 

80435 ǀ Portion of Lot: 3 ǀ Keystone 

Base 1 - Filing No. 2 ǀ Subdivision: 

NA

Fiscal Year Date: January 1 - December 31 (Calendar Year)

Reserve Study Components: Reference Component Expense Summary

Component Quantities and Identification: Reference Component Expense Summary

Component Useful Life: Reference Component Expense Summary

Component Remaining Useful Life: Reference Component Expense Summary

Component Current Replacement Cost: Reference Component Expense Summary

Reserve Study Type: Update 

Date Completed: October 10,  2024

Fully Funded Reserve Balance 2024 19,839,501$      

Beginning Balance 2024 (2023 Audit) 12,623,789$      

Association Current Reserve Fully Funded Status: 64%

Annually Monthly

Current Budgeted Contribution 2025 (Year 1) 500,000$           41,667$            

Fully Funded Reserve Contribution 2025 (100%) 6,876,384$        573,032$          

Threshold Reserve Contribution 2025 (75%) 14,879,626$      1,239,969$       

Baseline Reserve Contribution 2025 (64%) 12,697,281$      1,058,107$       

Methods in Computing Current Reserve Fund Status:

Methods in Computing Starting Reserve Fund Balance (2025):

Projection of Starting Reserve Cash Balance: 13,330,689$      

Projected Reserve Contibutions (25 Years): 51,329,326$      

Projected Reserve Expense (25 Years): 61,836,251$      

Projected Ending Reserve Fund Balance (25 Years): 6,743,178$        

Funding Plan Methods and Goals:

Source Identification:

Assumed Annual Inflation Rate 3.00%

Assumed Annual Interest Earned 2025 - 2029 2.0%  2030 - 2049 2.0%

Assumed Annual Contributions Inflation Rate 3% To match estimated cost inflation

Inflation Rate related to Historical Cost 5.335% Historical Inflation is based on the 

Mortenson Cost Index for Denver, 

2Q2024 back ten years.  Where 

specific price increases have been 

discovered the actual inflation factor 

is used.

The Mortenson Cost Index for 

Denver list the cost increase for the 

last 12 months at 1.9%.  We have 

used 3% to better reflect long term 

historical and to be on the 

convservative side of our estimates.

Repair and Replacement Costs are Based on Current 

Market Prices for Major Components, Historical 

Inflation is based on the Mortenson Cost Index for 

Denver, 2Q2024

Scope Summary

Financial Summary

Communications with Mark Mathews and Mindy 

Brothel, management of KNC

2023 Audit Cash Balance, + estimated Interest + 

estimated contribution - LESS 2024 budget for Capital 

Expenditures 10-03-2024 from KNC

25 Year Funding Plan is Based on Maintaining a 

Positive 'Cash Flow' throughout the 25 Year Funding 

Period

River Run Village and Keystone Neighbourhood Company East and Trailhead 

Drive Common Area Components

Copyright 2024 OAC Management Incorporated
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CYCLE START 0 1 2

YEARS YEAR Inflation Factor 3.000% 3.000% 6.00%

Code Description QTY
Interval % 

Replace
Unit

 Original Unit 

Cost 

Inflation 

Rate

No. of 

Years
 Unit Cost 

 CURRENT 

EFFECTIVE Total 

Cost 

Useful 

Life 

Factor

Remain

ing
Depreciation Fully Funded 2024 2025 2026

A River Run Village

1 Common Area Exterior - Asphalt 257,386 1 SF 6$                      5.335% 10     10$                    2,488,741$          20 2 124,437$          2,239,867$          1,319,033$        

2 Common Area Exterior - Concrete 1 1 LS 286,040$           5.335% 10     481,010$           481,010$             30 5 16,034$            400,841$             

3 Common Area Exterior - Boardwalk 1 1 LS 135,670$           5.335% 10     228,145$           228,145$             15 5 15,210$            152,097$             

4 Common Area Exterior - Pavers 35,166 1 SF 8$                      5.335% 10     13$                    473,086$             18 2 26,283$            420,521$             501,471$           

5 Common Area Mechanical - Pavers & Snow Melt Tubing (Waterproofing Excluded) 19,361 1 SF 15$                    5.335% 10     25$                    488,367$             18 2 27,131$            434,104$             517,669$           

6 Common Area Mechanical - Boilers ( Buffalo, Pool) 1 1 LS 92,600$             5.335% 10     155,718$           155,718$             15 3 10,381$            124,574$             

7 Pool & Spa - Equipment Room Only  1 1 LS 308,800$           5.335% 10     519,283$           519,283$             Multi Varies 24,388              224,389               -                 231,750         -                    

8 Pool & Spa - Complete Pool Exterior Area & Bathroom (Mx1 & Wx1) 8,700 1 SF 15$                    5.335% 10     25$                    219,451$             20 3 10,973$            186,533$             

9 Pool & Spa - Complete Pool Exterior Area & Bathroom 1 1 LS 2,032,729$        0.000% 1       2,032,729$        2,032,729$          20 7 101,636$          1,321,274$          

10 Playground, Mini Golf, Turf 1 1 LS 75,000$             5.335% 10     126,121$           126,121$             18 3 7,007$              105,101$             

11 Golf Furnishing 1 1 LS 50,000$             5.335% 12     82,010$             82,010$               17 5 4,824$              57,889$               

12 Ampitheatre 1 1 LS 34,000$             5.335% 10     57,175$             57,175$               18 5 3,176$              41,293$               

13 Information Center 1,300 1 SF 150$                  5.335% 10     252$                  327,915$             30 9 10,931$            229,541$             

14 Public Restrooms - Silvermill (Mx1 & Wx1) 2 1 EA 20,000$             5.335% 10     33,632$             67,265$               12 3 5,605$              50,448$               

15 Public Restrooms - Buffalo (Mx1 & Wx1) 2 1 EA 20,000$             5.335% 10     33,632$             67,265$               12 4 5,605$              44,843$               

16 Pedestrian Bridge (Springs, Red Hawk, Ina's) walking surface & Railings only 2 1 EA 20,000$             5.335% 10     33,632$             67,265$               18 1 3,737$              63,528$               69,283$         

17 Bear Pit Maintenance - Interior 3,393 1 SF 65$                    5.335% 10     109$                  370,872$             18 5 20,604$            267,852$             

18 Bear Pit Maintenance - Exterior 1 1 LS 267,500$           5.335% 10     449,832$           449,832$             20 5 22,492$            337,374$             

19 Bear Pit Maintenance - Vehicular Fixed Assets  1 25% LS 632,748$           5.335% 5       820,530$           205,132$             4 4 51,283$            -$                     

20 Warren Station - Interior - WILL NOT BE REPLACED IN KIND ($1M) 4,977 1 SF 100$                  5.335% 10     -$                  -$                     14 5 -$                  -$                     

21 Warren Station - Exterior - WILL NOT BE REPLACED IN KIND ($2.5) 9,792 1 SF 150$                  5.335% 10     -$                  -$                     14 5 -$                  -$                     

21a WARREN STATION - NEW CONSTRUCTION 2030-2031 7,000 1 SF 1,000$               0.000% 1       1,000$               7,000,000$          30 6 233,333$          5,600,000$          

22 Management Office - Interior 2,031 1 SF 75$                    5.335% 10     115$                  233,590$             18 3 12,977$            194,659$             

23 Snowmelt - 2018 install 1 100% LS 4,500,000$        5.335% 6       5,940,450$        5,940,450$          20 17 297,023$          891,068$             

24 Snowmelt - Kindred - EUL starts 2024 1 100% LS 4,000,000$        0.000% 1       4,000,000$        4,000,000$          20 20 200,000$          -$                     

25 Benches - Keystone Label 10 1 EA 1,671$               0.000% 1       1,671$               16,710$               10 10 1,671$              -$                     

*

B Keystone Neighbourhood - East

1 Common Area Exterior - Asphalt (Bike Path Included) 509,613 1 SF 6$                      5.335% 10     9$                      4,493,576$          20 5 224,679$          3,370,182$          

2 Paths - Alders - Asphalt - in place in 2018  22,000 1 SF 7$                      5.335% 6       9$                      188,774$             25 19 7,551$              45,306$               

3 Common Area Exterior - Concrete 1 1 LS 104,288$           5.335% 10     159,926$           159,926$             30 9 5,331$              111,948$             

4 Pedestrian Bridges  1 1 EA 90,000$             5.335% 10     138,015$           138,015$             25 8 5,521$              93,850$               

5 Pedestrian or Vehicular Bridge - Alders THome in place in 2018 1 1 EA 90,000$             5.335% 6       118,809$           118,809$             25 19 4,752$              28,514$               

6 Pedestrian or Vehicular Bridge - Jones Gulch  in place in 2018 1 1 EA 90,000$             5.335% 6       118,809$           118,809$             25 19 4,752$              28,514$               

7 Vehicular Bridges (Non-Structural Components) 4 1 EA 75,000$             5.335% 10     115,013$           460,050$             30 9 15,335$            322,035$             

8 Trash Enclosure - Stage Stop Lane 1 1 EA 20,000$             5.335% 6       26,402$             26,402$               30 24 880$                 5,280$                 

9 Town Home Road Added 2018 50,000 1 SF 7$                      5.335% 6       9$                      429,033$             25 19 17,161$            102,968$             

*

C Keystone Neighbourhood - Trailhead Drive

1 Common Area Exterior - Concrete & Snow Melt Tubing 50,149 1 SF 15$                    5.335% 10     23$                    1,153,552$          30 9 38,452$            807,487$             

2 Common Area Exterior - Pavers & Snow Melt Tubing 8,199 1 SF 15$                    5.335% 10     23$                    188,597$             18 2 10,478$            167,642$             199,913$           

3 Common Area Exterior - Timber Railing 1,500 1 LF 50$                    5.335% 10     77$                    115,013$             15 3 7,668$              92,010$               

4 Common Area Exterior - Stone 1,200 1 LF 14$                    5.335% 10     21$                    25,763$               25 4 1,031$              21,641$               

5 Retaining Wall - Stone (CMU below by boilers) 2,800 1 SF 100$                  5.335% 10     153$                  429,380$             10 2 42,938$            343,504$             100,000$           

6 Common Area Mechanical - Boilers 4 1 EA 92,400$             11.380% 15     242,720$           970,880$             15 1 64,725$            906,155$             500,003$       515,003$           

7 Sidewalk (River Run Townhomes)  600 1 SF 8$                      5.335% 10     12$                    7,361$                 25 15 294$                 2,944$                 

8 Sidewalk Lighting (River Run Townhomes)   15 1 EA 300$                  5.335% 10     460$                  6,901$                 20 15 345$                 1,725$                 

*

D Miscellanous Expenses

TOTAL 35,128,973$        1,688,634$       19,839,501$        -$               801,036$       3,153,089$        

Copyright 2024 OAC Management Incorporated
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Code Description

A River Run Village

1 Common Area Exterior - Asphalt

2 Common Area Exterior - Concrete

3 Common Area Exterior - Boardwalk

4 Common Area Exterior - Pavers

5 Common Area Mechanical - Pavers & Snow Melt Tubing (Waterproofing Excluded)

6 Common Area Mechanical - Boilers ( Buffalo, Pool)

7 Pool & Spa - Equipment Room Only  

8 Pool & Spa - Complete Pool Exterior Area & Bathroom (Mx1 & Wx1)

9 Pool & Spa - Complete Pool Exterior Area & Bathroom

10 Playground, Mini Golf, Turf

11 Golf Furnishing

12 Ampitheatre

13 Information Center

14 Public Restrooms - Silvermill (Mx1 & Wx1)

15 Public Restrooms - Buffalo (Mx1 & Wx1)

16 Pedestrian Bridge (Springs, Red Hawk, Ina's) walking surface & Railings only

17 Bear Pit Maintenance - Interior

18 Bear Pit Maintenance - Exterior

19 Bear Pit Maintenance - Vehicular Fixed Assets  

20 Warren Station - Interior - WILL NOT BE REPLACED IN KIND ($1M)

21 Warren Station - Exterior - WILL NOT BE REPLACED IN KIND ($2.5)

21a WARREN STATION - NEW CONSTRUCTION 2030-2031

22 Management Office - Interior

23 Snowmelt - 2018 install 

24 Snowmelt - Kindred - EUL starts 2024

25 Benches - Keystone Label

*

B Keystone Neighbourhood - East

1 Common Area Exterior - Asphalt (Bike Path Included)

2 Paths - Alders - Asphalt - in place in 2018  

3 Common Area Exterior - Concrete

4 Pedestrian Bridges  

5 Pedestrian or Vehicular Bridge - Alders THome in place in 2018

6 Pedestrian or Vehicular Bridge - Jones Gulch  in place in 2018

7 Vehicular Bridges (Non-Structural Components)

8 Trash Enclosure - Stage Stop Lane

9 Town Home Road Added 2018

*

C Keystone Neighbourhood - Trailhead Drive

1 Common Area Exterior - Concrete & Snow Melt Tubing

2 Common Area Exterior - Pavers & Snow Melt Tubing

3 Common Area Exterior - Timber Railing

4 Common Area Exterior - Stone

5 Retaining Wall - Stone (CMU below by boilers)

6 Common Area Mechanical - Boilers

7 Sidewalk (River Run Townhomes)  

8 Sidewalk Lighting (River Run Townhomes)   

*

D Miscellanous Expenses

TOTAL

3 4 5 6 7 8 9 10 11 12 13 14

9.00% 12.00% 15.00% 18.00% 21.00% 24.00% 27.00% 30.00% 33.00% 36.00% 39.00% 42.00%

2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

1,358,604$    

553,161$            

262,367$            

169,732$       

-                 -                 -                      -                    -                    -                    -                    -                    -                 -               -           253,222         

239,202$       

2,459,602$       

137,472$       

94,312$              

65,751$              

416,452$          

73,318$         

75,336$         

426,503$            

517,307$            

229,748$       254,364$          278,980$     

-$                    

-$                    

4,130,000$       4,253,900$       

254,614$       

21,723$            

1,291,903$         1,369,417$       1,492,665$       1,582,225$  

203,106$          

171,139$          

584,264$          

1,465,012$       

125,364$       

28,854$         

200,000$       291,978$     300,738$  

2,558,306$    333,939$       3,211,304$         4,130,000$       8,082,919$       425,503$          2,668,833$       1,514,388$       -$               2,153,183$  300,738$  253,222$       

Copyright 2024 OAC Management Incorporated
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Code Description

A River Run Village

1 Common Area Exterior - Asphalt

2 Common Area Exterior - Concrete

3 Common Area Exterior - Boardwalk

4 Common Area Exterior - Pavers

5 Common Area Mechanical - Pavers & Snow Melt Tubing (Waterproofing Excluded)

6 Common Area Mechanical - Boilers ( Buffalo, Pool)

7 Pool & Spa - Equipment Room Only  

8 Pool & Spa - Complete Pool Exterior Area & Bathroom (Mx1 & Wx1)

9 Pool & Spa - Complete Pool Exterior Area & Bathroom

10 Playground, Mini Golf, Turf

11 Golf Furnishing

12 Ampitheatre

13 Information Center

14 Public Restrooms - Silvermill (Mx1 & Wx1)

15 Public Restrooms - Buffalo (Mx1 & Wx1)

16 Pedestrian Bridge (Springs, Red Hawk, Ina's) walking surface & Railings only

17 Bear Pit Maintenance - Interior

18 Bear Pit Maintenance - Exterior

19 Bear Pit Maintenance - Vehicular Fixed Assets  

20 Warren Station - Interior - WILL NOT BE REPLACED IN KIND ($1M)

21 Warren Station - Exterior - WILL NOT BE REPLACED IN KIND ($2.5)

21a WARREN STATION - NEW CONSTRUCTION 2030-2031

22 Management Office - Interior

23 Snowmelt - 2018 install 

24 Snowmelt - Kindred - EUL starts 2024

25 Benches - Keystone Label

*

B Keystone Neighbourhood - East

1 Common Area Exterior - Asphalt (Bike Path Included)

2 Paths - Alders - Asphalt - in place in 2018  

3 Common Area Exterior - Concrete

4 Pedestrian Bridges  

5 Pedestrian or Vehicular Bridge - Alders THome in place in 2018

6 Pedestrian or Vehicular Bridge - Jones Gulch  in place in 2018

7 Vehicular Bridges (Non-Structural Components)

8 Trash Enclosure - Stage Stop Lane

9 Town Home Road Added 2018

*

C Keystone Neighbourhood - Trailhead Drive

1 Common Area Exterior - Concrete & Snow Melt Tubing

2 Common Area Exterior - Pavers & Snow Melt Tubing

3 Common Area Exterior - Timber Railing

4 Common Area Exterior - Stone

5 Retaining Wall - Stone (CMU below by boilers)

6 Common Area Mechanical - Boilers

7 Sidewalk (River Run Townhomes)  

8 Sidewalk Lighting (River Run Townhomes)   

*

D Miscellanous Expenses

TOTAL

15 16 17 18 19 20 21 22 23 24 25

45.00% 48.00% 51.00% 54.00% 57.00% 60.00% 63.00% 66.00% 69.00% 72.00% 75.00%

2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049

2,065,655$       2,127,625$       

365,032$          

756,937$          

781,387$          

239,805$          

-                      -                    -                -                    353,250            -                    -                      -                    -                    -                 -                  

370,872$          

205,578$             

136,137$          

96,626$            

97,534$              

99,552$            

105,606$          

626,774$          

787,207$        

303,596$          340,027$          380,831$       

-$                  

-$                  

380,752$             

2,242,520$   2,377,071$       2,519,695$          2,670,877$       

1,600,000$       1,696,000$       1,797,760$    

26,736$            

1,965,940$     

296,376$          

186,530$          

186,530$          

45,411$         

673,581$          

301,756$          

177,119$          

712,771$          

718,451$          740,005$      

10,673$              

10,006$              

118,213$            1,121,599$       2,982,525$   416,925$          4,178,944$       4,171,875$       3,106,025$          4,610,563$       5,892,774$       2,224,002$    2,753,146$     

Copyright 2024 OAC Management Incorporated
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Inflation Rate Total (Reserve Ending)

Interest Earned (First Five) 2.0% Annual Contributions 3% Annual Contributions  $          51,329,326 

Interest Earned (Remaining) 2.0% Expense 3.000% Annual Expenses  $          61,836,251 

Annual Interest Earned  $            4,626,314 

A B C D E F G H I J

Year
Fully Funded 

Balance
% Funded

Reserve 

Beginning 

Balance

Annual 

Contributions*
Variable % Interest Earned Annual Expenses

Reserve Ending 

Balance

Threshold 

Balance (75%)

Baseline 

Balance    

(64%)

2024 19,839,501$     64%  $    12,623,789  $         1,150,000  $        230,100  $           673,200  $    13,330,689  $    14,879,626  $    12,697,281 

2025 25,914,849$     51%  $    13,330,689  $            500,000  $        266,614  $           801,036  $    13,296,267  $    19,235,878  $    16,297,130 

2026 28,458,390$     47%  $    13,296,267  $         1,000,000  $        265,925  $        3,153,089  $    11,409,103  $    20,355,261  $    16,789,884 

2027 29,807,771$     38%  $    11,409,103  $         1,500,000  $        228,182  $        2,558,306  $    10,578,979  $    20,727,721  $    16,732,498 

2028 33,135,326$     32%  $    10,578,979  $         1,545,000 3%  $        211,580  $           333,939  $    12,001,620  $    23,139,902  $    18,741,915 

2029 33,581,131$     36%  $    12,001,620  $         1,591,350 3%  $        240,032  $        3,211,304  $    10,621,698  $    22,671,430  $    17,871,161 

2030 32,239,641$     33%  $    10,621,698  $         1,639,091 3%  $        212,434  $        4,130,000  $      8,343,223  $    20,632,813  $    15,525,808 

2031 26,945,232$     31%  $      8,343,223  $         1,688,263 3%  $        166,864  $        8,082,919  $      2,115,431  $    14,641,276  $      9,227,535 

2032 29,140,830$     7%  $      2,115,431  $         1,738,911 3%  $          42,309  $           425,503  $      3,471,148  $    16,181,599  $    10,479,537 

2033 29,084,230$     12%  $      3,471,148  $         1,791,078 3%  $          69,423  $        2,668,833  $      2,662,816  $    15,471,940  $      9,482,533 

2034 30,039,081$     9%  $      2,662,816  $         1,844,811 3%  $          53,256  $        1,514,388  $      3,046,495  $    15,809,481  $      9,548,458 

2035 32,493,881$     9%  $      3,046,495  $         1,900,155 3%  $          60,930  $                      -  $      5,007,581  $    17,650,582  $    11,119,530 

2036 32,795,498$     15%  $      5,007,581  $         1,957,160 3%  $        100,152  $        2,153,183  $      4,911,709  $    17,338,499  $    10,537,419 

2037 34,946,985$     14%  $      4,911,709  $         2,015,875 3%  $          98,234  $           300,738  $      6,725,080  $    18,876,929  $    11,806,104 

2038 37,145,987$     18%  $      6,725,080  $         2,076,351 3%  $        134,502  $           253,222  $      8,682,710  $    20,462,875  $    13,122,306 

2039 39,484,142$     22%  $      8,682,710  $         2,138,641 3%  $        173,654  $           118,213  $    10,876,793  $    22,186,938  $    14,576,169 

2040 40,819,056$     27%  $    10,876,793  $         2,202,801 3%  $        217,536  $        1,121,599  $    12,175,531  $    22,907,724  $    15,026,738 

2041 40,291,438$     30%  $    12,175,531  $         2,268,885 3%  $        243,511  $        2,982,525  $    11,705,401  $    21,766,380  $    13,615,354 

2042 42,436,017$     28%  $    11,705,401  $         2,336,951 3%  $        234,108  $           416,925  $    13,859,536  $    23,270,583  $    14,837,791 

2043 40,818,534$     34%  $    13,859,536  $         2,407,060 3%  $        277,191  $        4,178,944  $    12,364,842  $    21,012,734  $    12,298,182 

2044 39,217,952$     32%  $    12,364,842  $         2,479,271 3%  $        247,297  $        4,171,875  $    10,919,535  $    18,769,329  $      9,771,935 

2045 38,805,836$     28%  $    10,919,535  $         2,553,650 3%  $        218,391  $        3,106,025  $    10,585,550  $    17,683,736  $      8,390,012 

2046 36,893,026$     29%  $    10,585,550  $         2,630,259 3%  $        211,711  $        4,610,563  $      8,816,957  $    15,096,487  $      5,506,010 

2047 33,705,581$     26%  $      8,816,957  $         2,709,167 3%  $        176,339  $        5,892,774  $      5,809,690  $    11,232,710  $      1,344,647 

2048 34,195,526$     17%  $      5,809,690  $         2,790,442 3%  $        116,194  $        2,224,002  $      6,492,323  $    11,044,169  $         857,571 

2049 34,167,128$     19%  $      6,492,323  $         2,874,155 3%  $        129,846  $        2,753,146  $      6,743,178  $    10,334,583  $       (151,736)

 TOTAL  $       51,329,326  $     4,626,314  $      61,836,251 

* NOTE:

Annual Contributions (E) are "Fixed Values" provided by KNC for years 2024-2027. Years 2028-2049 are calculated based on estimated inflation.

General Terms:  

Fully Funded Plan - plan aimed at maintaining a Reserve balance equal to the deteriorateed value of reserve items.

Threshold Funding Plan - plan that maintains a Reserve balance that never falls below a pre-determined amount.

Baseline Funding Plan - plan that maintains a Reserve balance that never falls below Zero. (shown above)
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TERMS AND DEFINITIONS1 
 

 
 
 
Cash Flow Method: A method of developing a Reserve Funding Plan where contributions to 

the Reserve fund are designed to offset the variable annual expenditures 
from the Reserve fund. Different Reserve Funding Plans are tested 
against the anticipated schedule of Reserve expenses until the desired 
Funding Goal is achieved. 

 
Component: The individual line item in the Reserve Study, developed or updated in 

the Physical Analysis. These elements form the building blocks for the 
Reserve Study. Components typically are: 1) Association responsibility, 
2) with limited Useful Life expectancies, 3) predictable Remaining Useful 
Life expectancies, 4) above a minimum threshold cost, and 5) as 
required by local codes. 

 
Component Inventory: The task of selecting and quantifying Reserve Components. This task 

can be accomplished through on-site visual observations, review of 
association design organizations documents, a review of established 
association precedents, and discussion with appropriate association 
representative(s) of the association or cooperative. 

 
Component Method: A method of developing a Reserve Funding Plan where the total 

contribution is based on the sum of contributions for individual 
components. See “Cash Flow Method.” 

 
Condition Assessment: The task of evaluating the current condition of the component based on 

observed or reported characteristics. 
 
Current Replacement Cost: See “Replacement Cost.” 
 
Deficit: An actual (or projected) Reserve Balance less than the Fully Funded 

Balance. The opposite would be a Surplus. 
 
Effective Age: The difference between Useful Life and 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 where current status of the Reserves 

(measured a cash or Percent Funded) and a recommended Reserve 
contribution rate (Reserve Funding Plan) are derived, and the projected 
Reserve income and expense over time is presented. The Financial 
Analysis is one of the two parts of a Reserve Study. 

 
 

 
1 Terms and Definitions provided by National Reserve Study Standards from Community Associations Institute 
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Fully Funded: 100% Funded. When the actual (or projected) Reserve Balance is equal 

to the Fully Funded Balance. 
 
 
Fully Funded Balance (FFB): Total Accrued Depreciation. An indicator against which 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, 
then summed together for an association total. Two formulas can be 
utilized, depending on the provider’s sensitivity to interest and inflation 
effects. Note: Both yield identical results when interest and inflation are 
equivalent.  

 
 FFB = Current Cost X Effective Age / Useful Life 
  
Fund Status: The status of the reserve fund as compared to an established 

benchmark such as percent funding. 
 
Funding Goals: Independent of methodology utilized, the following represent the basic 

categories of Funding Plan goals: 
 

Baseline Funding: Establishing a Reserve Funding goal of keeping 
the Reserve cash balance above zero. 

 
Full Funding: Setting a Reserve funding goal of attaining and 

maintaining Reserves at or near 100% funded. 
 
Statutory Funding: Establishing a Reserve funding goal of setting 

aside the specific minimum amount of Reserves 
required by local statutes. 

 
Threshold Funding: Establishing a Reserve funding goal of keeping 

the Reserve balance above a specified dollar or 
Percent Funded amount. Depending on the 
threshold, this may be more or less conservative 
than “Fully Funding.” 

 
Funding Plan: An association’s plan to provide income to a Reserve fund to offset 

anticipated expenditures from that fund. 
 
Funding Principles: Sufficient Funds When Required 
 Stable Contribution Rate over the Years 
 Evenly Distributed Contributions over the Years 
 Fiscally Responsible 
 
Life and Valuation Estimates: The task of estimating Useful Life, Remaining Useful Life, and Repair or 

Replacement Costs for the Reserve components. 
 
Percent Funded: The ratio, at a particular point in time (typically the beginning of the Fiscal 

Year), of the actual (or projected) Reserve Balance to the Fully Funded 
Balance, expressed as a percentage. 
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Physical Analysis: 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.  

 
Remaining Useful Life (RUL) Also referred to as “Remaining Life” (RL). The estimated time, in years, 

that a reserve component can be expected to continue to serve its 
intended function. Projects anticipated to occur in the initial year have 
“zero” Remaining Useful Life. 

 
Replacement Cost: The cost of replacing, repairing, or restoring a Reserve Component to its 

original functional condition. The Current Replacement Cost would be 
the cost to replace, repair, or restore the component during that 
particular year. 

 
Reserve Balance: Actual or projected funds as of a particular point in time that the 

association has identified for use to defray the future repair or 
replacement of those major components which the association is 
obligated to maintain. Also known as Reserves, Reserve Accounts, Cash 
Reserves. Based upon information provided and not audited.  

 
Reserve Provider: An individual that prepares Reserve Studies. 
 
Reserve Study: A budget planning tool which identifies the current status of the Reserve 

fund and a stable and equitable Funding Plan to offset anticipated future 
major common area expenditures. The Reserve Study consists of two 
parts: the Physical Analysis and the Financial Analysis.  

 
Responsible Charge: A reserve specialist in responsible charge of a reserve study shall render 

regular and effective supervision to those individuals performing services 
which directly and materially affect the quality and competence 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 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; expect 
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; 

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. 
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Special Assessment: An assessment levied on the members of an association in addition to 

regular assessments. Special Assessments are often regulated by 
governing documents and local statutes. 

 
Surplus: An actual (or projected) Reserve Balance greater than the Fully Funded 

Balance. See “Deficit.” 
 
Useful Life (UL) Total Useful Life or Depreciable Value. The estimated time, in years, that 

a reserve component can be expected to serve its intended function if 
properly constructed in its present application or installation. 
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