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WHAT IS A RESERVE ANALYSIS?

• Tool to assist the Board in evaluating the current and future financial 
condition related to reserve components.


• There is a fine line line between “not enough”, “just right” and “too much”.


• Full Funding (100%) is an ambitious goal and the safest position for an 
Association to be in, but may not be practical.


• Takes into consideration the items needing future repair/replacement and 
the time frame for action.



WHAT IS A RESERVE ANALYSIS?

• Can be viewed as a roadmap for future expenditures.


• Takes into consideration inflation of services and need to match costs with  
dues. A “fair share” concept.Useful life of reservable services need to be 
reviewed for accuracy.


• A guide not an absolute.


• The Preface found in the front of the Analysis contains a great deal of 
information related to reserves.



PURPOSE OF THE MEETING

• Board to review the analysis as presented by Advanced Reserve Solutions 
(ARS).


• Determine if other scenarios should be performed by ARS.


• Discuss issues or concerns with analysis.


• Allow for homeowner comments or questions.
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RECOMMENDATION FROM 2/24/21 WORKING 
SESSION

• Use Advanced Reserve Solutions to perform 2021 analysis.


• Analysis to include two scenarios.


• Reserve items to include:


• Tile roof underlayment replacement.


• Flat roof replacement. (138 villas)


• Painting.
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USEFUL LIFE GUIDELINES
RESERVE ITEM 2017 2021 (1) 2021 (2)

TILE ROOF 35 YEARS 25 YEARS 25YEARS

FLAT ROOF 15 YEARS 15 YEARS 20 YEARS

PAINTING 10 YEARS 8 YEARS 10 YEARS
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2021 RESERVE STUDY

• Exterior Committee indicates recent roof repairs have required more square 
footage of repair. Pull up of tiles and new underlayment. 


• Underlayment used was single layer low level shingle tar paper.


• None of our villa tile roofs have had complete refurbishing.


• HOA1 villas refurbished all roofs in 2018.


• Prior use of 35 year life is is no longer considered accurate.
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USE OF 25 YEAR LIFE CYCLE FOR TILE ROOFS



2021 RESERVE STUDY

• 2006 Reserve Study included estimating size of roofs. This measurement has 
been used for subsequent Reserve Studies.


• Villas have 529,540 square feet of tile roofs.


• Current estimated cost of refurbishing is $4.00 per square foot.


• Current replacement cost $2,118,160 for all of the villas.


• The new Unit 50 villas are using a 23 year life for roofs.

USE OF 25 YEAR LIFE CYCLE FOR  TILE ROOFS
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2021 RESERVE STUDY USE OF 25 YEAR 
LIFE CYCLE FOR  TILE ROOFS

• Average area of a roof is 2,486 sq feet.


• At today’s cost of $4.00 /sq foot replacement average is $9,944 per roof. 
Not factored for inflation.


• Study starts roof replacement in 2023.
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ADEQUACY OF RESERVES

• 2017 Study: 80.87%


• 2021 Study (1); 67.70%


• 2021 Study (2): 68.42%
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2017



2017



2021 8/15



2021 8/15



2021 10/20



2021 10/20



ADEQUACY SHORTFALL
2017 STUDY $226,930

2021 STUDY (1) $649,277

2021 STUDY (2) $628,379

Difference between Fully Funded Reserve Balance and Anticipated Reserve Balance
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ACTION OPTIONS

• Do nothing. This would put Association in a very precarious position by 
2028/2029.


• Impose a special assessment. To bring to a fully funded position would 
require an assessment of about $3,000 per villa.


• Increase dues. Each $10 increase in monthly dues equals $25,560 in 
annual reserve contribution. This will be part of the 2022 budget planning 
considerations in the fall.
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ACTION OPTIONS
• If roof failures can be efficiently managed, delay the start of the roof 

replacement to 2024. This has a risk factor.


• There were seven phases used in the study for the roofs and painting. 
Painting cycles had been previously leveled to reduce the impact of the 
large number of villas in Phase 2. Roofing was not leveled, as the impact 
risk of a failing roof is much higher than a painting failure.


• If the number of roofs being replaced in Phase 2 could safely be extended 
into Phase 3, and a similar type of rolling could be accomplished in the 
subsequent phases, the cash flow out of Reserve Funds would be 
tempered. There are two risks, failing roofs and cost of inflation.
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THINGS TO CONSIDER
• Concept of reserves is a fair share or pay as you go.


• If you have enjoyed the benefits of your villa for 20 years, you should have 
paid into reserves for 20 years of expenses.


• While many buyers may not consider reserves, a strong reserve position 
can be a positive selling point.


• Decisions related to reserves are not simple or easy.


• Reserves must have some fluidity to match reality.


