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Reserve Study Overview 
This Reserve Study report provides a comprehensive overview of the anticipated 

financial needs for the upkeep and replacement of various components within the 

property. This study aims to ensure that the property is well-maintained and 

financially sustainable over time. 

This study is a snapshot in time based on the date the report was completed. While 

reserve studies provide a financial roadmap for managing common assets, they are 

based on data, assumptions, and conditions that are subject to change over time. 

Therefore, organizations should regularly review and update reserve studies to ensure 

they remain effective tools for long-term financial planning. Our recommendation is 

to update reserve studies every year and have a visual inspection completed every 3-5 

years. However, if major projects occur sooner, we highly recommend getting a visual 

inspection done sooner as well. 

State Requirements: Our recommendations are simply that, recommendations, they 

are not required. However, associations should consult with their attorney to see what 

is required for reserves in their corresponding state. Please see the link below for 

general information regarding state regulations: 

CAI Reserves - State Requirements 

Special Assessments: Special assessments may be recommended when unforeseen or 

inadequately planned expenses arise, such as unexpected major repairs, or 

replacement of large assets such as roofing, paving, etc. Special assessments serve as 

a financial solution of last resort, allowing homeowner associations and similar 

organizations to raise additional funds from their members to cover these 

unanticipated or urgent costs. Special assessments can be collected in the form of 

direct payments by unit owners or a bank loan. Keeping account of reserves and 

upcoming expenses can help prevent special assessments. 

Funding Methods: There are two types of funding methods when it comes to reserves. 

The first, which is highly recommended and what this report is based on, is the pooled 

method or “cash flow method”. This method of funding is basically one account of 

funds that can be allocated to any reserve project. With this method, the association 

may spend their reserve funds for any reserve project that occurs giving them a lot 

more flexibility. 

The second method is the straight-lined method or “component method”. This 

method of funding is when associations have a separate account of funds for each 

component within their reserves. These funds can only be used for the specific 

component it is assigned to. For example, let’s say the association owns roadways and 

roofing. They would have one account for roadways and another for roadways. They 

https://www.caionline.org/Advocacy/Priorities/ReserveStudy/Pages/default.aspx
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may only spend money that is in the roadway account on roadways and vice versa. 

While this may be beneficial for more detailed tracking, this limits the association 

from having any flexibility if an unexpected project occurs and the account is 

underfunded. Funds can be moved into a different account; however, it is a more 

complex process. If your association funding method is straight-lined, we recommend 

consulting with your attorney/accountant for more details about this process. Overall, 

this funding method results in higher annual contributions to make sure each account 

is funded adequately. 

Report Timeline: This report is based on a 30-year timeframe. While some assets may 

have a greater useful life than the 30-year timeline. It is extremely beneficial to 

adequately plan for them since these expenses tend to be higher cost points. 

Inflation Rate: The inflation rate used for this report is an anticipated average of 

inflation over 30 years. This rate was used to increase the starting cost estimate for 

each component every year. While some inflation rates may be higher or lower during 

the current time period in which the report was completed, over time this rate will 

level out as it has in the past. 

Yearly Increases: Yearly increases to reserves are recommended. The cost of 

replacements are going to increase, and to help keep up with the rise in prices we 

recommend raising reserve contributions every year. 

Reserve Fund Status: Reserve Fund Status is measured by the current funds the 

association has in reserves (estimated starting balance) compared to the “fully funded 

balance” for the corresponding fiscal year. The estimated starting balance was 

provided to us by the client, or calculated by using the budget received from the 

client. Please see page (5) of the report or the “Dashboard” tab of the Excel sheet to 

see your association's funding status. 
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Purpose and Objectives 
The purpose of this Reserve Study is to assess the association-owned assets and 

estimate future replacement costs. 

This study is based on a systematic approach to evaluate component conditions, 

determine remaining life, and calculate replacement costs. Methods utilized include: 

• Physical inspections and condition assessments by qualified professionals. 

• Depreciation calculations considering factors like age, condition, and remaining 

life. 

• Inflation-adjusted cost projections to reflect future expenses accurately. 

• Funding models that adhere to industry standards and best practices. 

Our component list follows the three-part test structured by the NRSS which is the 

following: 

• The association has the obligation to maintain or replace the existing element. 

• The need and schedule for this project can be reasonably anticipated. 

• The total cost for the project is material to the association, can be reasonably 

estimated, and includes all direct and related costs. 

A comprehensive component inventory has been compiled, including the following 

details for each component: 

• Component Number 

• Component Name 

• Location 

• Last Replacement 

• Next Replacement  

• Inspection Condition 

• General Information 

• Useful Life (UL) 

• Remaining Useful Life (RUL) 

• Quantity 

• Unit Measurement 

• Estimated Cost 

• Additional Notes 

  



Page 7 of 32 
 

Explanation of Midwest Reverses findings for component inventory details: 

• UL/RUL 

o Client Project History 

o Visual Inspection Condition 

o Local Vendor Research 

• Cost Estimates 

o Local Vendor Research 

o Client Cost History  

o Midwest Reserves Similar Clientele Database 

o National Industry Cost Estimating Guidebooks 

Projected expenses for each component have been calculated, reflecting estimated 

costs over the study period. The future costs of components have been adjusted for 

inflation, providing a realistic representation of future expenses. This helps in 

formulating a sustainable funding strategy. 

Graphical representations of component deterioration rates are presented in the 

additional Excel file provided, offering insights into the aging patterns of each 

component. This visualization aids in understanding long-term maintenance needs. 

The Remaining Useful Life (RUL) table, provided in the additional Excel file, outlines 

the anticipated remaining lifespan of each component. This table serves as a valuable 

tool for proactive planning, ensuring timely replacements and cost-effective 

maintenance. This timeline does not mean the association is required or should 

replace the component at that time. It just means the association should be 

financially capable of replacing the component at that time. 
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Funding Goal 
This report is intended to assist your association in reaching 100% funded in a 30-year 

timeframe. The Reserve Study Report provides an essential roadmap for maintaining 

the property's components and ensuring financial sustainability. We recommend that 

the findings and recommendations outlined in this report be carefully considered in 

your property management and budgeting strategies. 

"Fully funded" by the definition of National Reserve Study Standards (NRSS) is the 

following: Full Funding is “a reserve funding goal to attain and maintain reserves at 

or near 100 percent funded.” While the NRSS doesn’t define a time period within 

which this goal is to be achieved, a stable and equitable multi-year funding plan 

should draw the association smoothly to the 100 percent level within the years 

projected in the reserve study. Minor variances in an association’s percent-funded 

status typically occur from year to year. Reserve professionals should consider any 

association that’s funded within a few percentage points from the 100 percent level 

to be fully funded. 

 

Percent Funded Calculation 

FFB = Current Cost x Effective Age / Useful Life 

 

If the client would prefer to aim for a different funding goal, they may do so by using 

the Excel file provided. Please feel free to contact us if you have any questions 

regarding how to use the Excel file. 

  



Page 9 of 32 
 

Definitions 
SF = Square Foot 

LF = Linear Foot 

Allowance = Sum of Costs 

FFB = Fully Funded Balance 

UL = Useful Life 

RUL = Remaining Useful Life 
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Disclaimers 
Disclaimers and Limitations on the Information and Recommendations Contained in 

this Report. 

Midwest Reserves has performed a visual inspection of the property as part of 

developing this report. We did not conduct any invasive or destructive testing and are 

not providing an exhaustive review of building code compliance. We also have not 

performed any material testing, core sampling, or performance testing of any 

building, equipment, or machinery on the premises. We have not inspected the 

premises for any construction defects, hazardous materials, or hidden issues such as 

plumbing or electrical problems with sub-surface drainage systems. We have made 

reasonable efforts to exercise due diligence with regard to our inspection, but we 

make no representations or warranties regarding any latent or hidden defects not 

observable from the visual inspection. 

You acknowledge that we are relying on you to provide accurate information to us, 

and we assume that all such information provided by you is correct. We have not 

checked the viability or accuracy of any information you provided to us. We will 

assume no liability for the inaccuracy of any information provided by you to us. 

Any opinions we have provided to you regarding estimated costs and remaining useful 

lives are not a guarantee or warranty of the actual costs you may incur regarding any 

elements of the premises or remaining useful lives. This report is not intended to be 

used for and you may not use this report or any part of this report as a design 

specification, design engineering, appraisal, audit, quality/forensic analysis, or 

background checks of historical records. 

You acknowledge that the physical condition of the premises, the economic 

environment, and legislative environment can change and therefore, understand that 

the information provided in this report is provided as a “one-year” document. 

Because of these likely changes, we advise continuing to obtain yearly reports in 

order to assist you with forecasting your yearly reserves. 

In addition to the foregoing, all the limitations of liability and disclaimers of 

warranties set forth in the Services Agreement between you and us apply to this 

report. Midwest Reserve’s liability is limited to the cost of this study. 
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Reserve Contribution 

Comparison Chart 
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Starting Balance Comparison 

Chart 
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Component List Summary 
*Red highlighted components need to be addressed in the initial fiscal year.  

*Yellow highlighted components need to be addressed within the first five years. 
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30-Year Summary (Midwest Reserves)  
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30-Year Summary (Baseline) 
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30-Year Summary (Prior) 
 

Percent Funded Key 
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Component Inventory Details 
The "Component Details" section of a reserve study report provides a comprehensive 

breakdown of the various components that are part of the homeowner association's 

property. These components can include buildings, infrastructure, common areas, 

amenities, and other elements that require maintenance, repairs, and replacement 

over time. The purpose of this section is to provide a detailed inventory of each 

component, including important information related to its condition, lifespan, 

replacement costs, inspection image, and more. 

Every component that did not meet the cost threshold has been added to the non-

funded component details section under “Insignificant Cost”. 

The Component Details section is crucial for understanding the current status of each 

component, its expected lifespan, and the financial requirements for future repairs or 

replacements. It forms the foundation for calculating reserve funding needs, budget 

planning, and determining whether the association is adequately prepared to cover 

future expenses. A thorough and accurate inventory of component details ensures that 

the reserve study report provides a clear roadmap for the association's financial 

management and maintenance planning. 

See the following pages for your association’s component details. 
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910 

Client Not Responsible 

 

Chapter: Excluded Components 

Location: N/A 

Component History:  

Next Replacement:  

UL:  RUL:  

Quantity: 1 List 

Estimated Cost:   

Cost Source: MWR Data  

Inspection Condition: No condition assessment. Not a physical asset. 

General Information: The components listed in the additional notes section have not been included 
within the reserve study due to not meeting the (1st) set of requirements for the following three-part 
test provided by the National Reserve Study Standards 
(https://www.caionline.org/pages/default.aspx): 1.) The association has the obligation to maintain or 
replace the existing element. (Client Not Responsible). 2.) The need and schedule for this project can 
be reasonably anticipated. (Unpredictable Life Expectancy). 3.) The total cost for the project is 
material to the association, can be reasonably estimated, and includes all direct and related costs 
(Insignificant Cost, Operating Expense) 

Additional Notes: Master Association Assets | Unit Interiors
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920 

Unpredictable Life Expectancy 

 

Chapter: Excluded Components 

Location: N/A 

Component History:  

Next Replacement:  

UL:  RUL:  

Quantity: 1 List 

Estimated Cost:   

Cost Source: MWR Data  

Inspection Condition: No condition assessment. Not a physical asset. 

General Information: The components listed in the additional notes section have not been included 
within the reserve study due to not meeting the (2nd) set of requirements for the following three-part 
test provided by the National Reserve Study Standards 
(https://www.caionline.org/pages/default.aspx): 1.) The association has the obligation to maintain or 
replace the existing element. (Client Not Responsible). 2.) The need and schedule for this project can 
be reasonably anticipated. (Unpredictable Life Expectancy). 3.) The total cost for the project is 
material to the association, can be reasonably estimated, and includes all direct and related costs 
(Insignificant Cost, Operating Expense) 

Additional Notes: Site Drainage | Masonry Siding | Electrical System | Plumbing System | Utility 
Infrastructure| Building Structural Members | Building Foundation(s)
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930 

Insignificant Cost 

 

Chapter: Excluded Components 

Location: N/A 

Component History:  

Next Replacement:  

UL:  RUL:  

Quantity: 1 List 

Estimated Cost:   

Cost Source: MWR Data  

Inspection Condition: No condition assessment. Not a physical asset. 

General Information: The components listed in the additional notes section have not been included 
within the reserve study due to not meeting the (3rd) set of requirements for the following three-part 
test provided by the National Reserve Study Standards 
(https://www.caionline.org/pages/default.aspx): 1.) The association has the obligation to maintain or 
replace the existing element. (Client Not Responsible). 2.) The need and schedule for this project can 
be reasonably anticipated. (Unpredictable Life Expectancy). 3.) The total cost for the project is 
material to the association, can be reasonably estimated, and includes all direct and related costs 
(Insignificant Cost, Operating Expense) 

Additional Notes: None
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940 

Operating Expense 

 

Chapter: Excluded Components 

Location: N/A 

Component History:  

Next Replacement:  

UL:  RUL:  

Quantity: 1 List 

Estimated Cost:   

Cost Source: MWR Data  

Inspection Condition: No condition assessment. Not a physical asset. 

General Information: The components listed in the additional notes section have not been included 
within the reserve study due to not meeting the (3rd) set of requirements for the following three-part 
test provided by the National Reserve Study Standards 
(https://www.caionline.org/pages/default.aspx): 1.) The association has the obligation to maintain or 
replace the existing element. (Client Not Responsible). 2.) The need and schedule for this project can 
be reasonably anticipated. (Unpredictable Life Expectancy). 3.) The total cost for the project is 
material to the association, can be reasonably estimated, and includes all direct and related costs 
(Insignificant Cost, Operating Expense) 

Additional Notes: Landscaping | Tree Trimming | Roof Cleaning/Treatment | Snow Removal/Treatment 
| Pressure Washing
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1050 

Concrete Driveways/Sidewalks/Alleys - Repairs 

 

Chapter: Grounds 

Location: Throughout property 

Component History: 2025: To be Constructed 

Next Replacement: 2030 

UL: 5 RUL: 5 

Quantity: 1 Allowance 

Estimated Cost: $7,000.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: Complete replacement for this component is unpredictable from a visual 
inspection. Minor repairs may be below the cost threshold, however if there is an extensive quantity, 
history provided, or at the request of the client, funding may be included. This component represents a 
general allowance for future repairs to concrete driveways/sidewalks/curbs. To make informed 
decisions about the maintenance and repair of your concrete driveways/sidewalks/alleys, we suggest 
conducting routine inspections of your concrete to detect signs of deterioration or damage early on. 
Promptly address any emerging issues to avoid costly repairs in the future. 

Additional Notes: 2,860 SF of Driveways | 3,230 SF of Sidewalks | 11,600 SF of Alleys. This component 
represents a general allowance for replacement of 2% of the total quantity every 5 years.
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1070 

Aluminum Fencing - Replace 

 

Chapter: Grounds 

Location: Perimeter of Property/Units 

Component History: 2025: To be Constructed 

Next Replacement: 2055 

UL: 30 RUL: 30 

Quantity: 1,450 LF 

Estimated Cost: $94,000.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: Metal/Aluminium fencing, while durable and long-lasting, requires proper 
maintenance to maintain its condition over time. Routine inspections, cleaning, and repainting can 
significantly extend the life of the fencing and preserve its functionality. Furthermore, selecting high-
quality materials and professional installation can contribute to its longevity and reduce the need for 
premature replacement. 

Additional Notes: Height: 4'
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2030 

Flat Roofing - Replace 

 

Chapter: Exteriors 

Location: Building rooftop(s) 

Component History: 2025: To be Constructed 

Next Replacement: 2045 

UL: 20 RUL: 20 

Quantity: 67,600 SF 

Estimated Cost: $675,800.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: Flat roofs are common due to their cost-effectiveness and suitability for certain 
architectural styles. Flat roofing systems can consist of single ply roofing, modified bitumen roofing, 
TPO roofing, or any other similar roofing system. Proper maintenance is essential to ensure the 
longevity and performance of flat roofs, especially in regions where they are more susceptible to 
weathering from extreme temperature fluctuations, heavy rain, and snow. Regular inspections, 
cleaning, and prompt repairs can help prevent minor issues from escalating into major problems. We 
advise scheduling annual or bi-annualroutineroutine roof inspections by experienced professionals to 
identify and address potential problems early on. Implementing a proactive maintenance plan will not 
only save you money on costly repairs but also extend the life of your roof. While the remaining useful 
life has been given for this component in the report, we recommend discussing this with your insurance 
provider to see if there is any early replacement that may need to occur. 

Additional Notes: None
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2120 

Gutters - Replace 

 

Chapter: Exteriors 

Location: Building rooftop(s) 

Component History: 2025: To be Constructed 

Next Replacement: 2065 

UL: 40 RUL: 40 

Quantity: 2,910 LF 

Estimated Cost: $37,800.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: Roof gutters play a crucial role in protecting your property from water damage 
caused by rainfall. Gutters direct rainwater away from the roof and foundation, preventing water from 
pooling and causing structural damage. Regular inspections and maintenance are vital to keep your 
gutters in working condition. Cleaning them of debris, leaves, and other obstructions is recommended 
to ensure efficient water flow. Timely repairs and addressing minor issues can prevent more significant 
problems in the future. 

Additional Notes: None
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2130 

Exteriors - Paint/Seal 

 

Chapter: Exteriors 

Location: Building exterior(s) 

Component History: 2025: To be Constructed 

Next Replacement: 2035 

UL: 10 RUL: 10 

Quantity: 1 Allowance 

Estimated Cost: $116,000.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: Regular maintenance and inspection of the exterior paint are vital to preserving 
the long-term value of your property. To ensure the longevity of your building's paint, consider 
implementing routine inspections, cleaning, and timely repainting. Remember, a well-maintained 
exterior paint not only enhances the property's curb appeal but also acts as a crucial barrier against 
environmental elements. 

Additional Notes: 99,125 SF of Painted Fiber Cement
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2220 

Unit Windows - Replace 

 

Chapter: Exteriors 

Location: Building exterior(s) 

Component History: 2025: To be Constructed 

Next Replacement: 2065 

UL: 40 RUL: 40 

Quantity: 25,900 SF 

Estimated Cost: $2,976,000.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: Windows included within this component are located at each individual unit. 
Replacement for this component is typically the responsibility of the unit owner. If funding has been 
included the association has specified, they are responsible for replacement. Windows are an integral 
part of any property, contributing to both its aesthetic appeal and functional performance. Regular 
maintenance, such as cleaning, lubricating hinges, and checking for air leaks, can significantly extend 
their lifespan. 

Additional Notes: None
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2230 

Unit Glass Doors - Replace 

 

Chapter: Exteriors 

Location: Building exterior(s) 

Component History: 2025: To be Constructed 

Next Replacement: 2065 

UL: 40 RUL: 40 

Quantity: 84 Doors 

Estimated Cost: $400,000.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: Doors included within this component are located at each individual unit. 
Replacement for this component is typically the responsibility of the unit owner. Glass doors are an 
essential feature of any property, offering both functional and aesthetic benefits. In addition to 
providing transparency and visibility, they allow natural light to flow through, enhancing the ambiance 
of your living or working spaces. Properly maintained glass doors can contribute to improved energy 
efficiency by reducing the need for artificial lighting during the day. Regular maintenance of glass doors 
is crucial to extend their lifespan and preserve their appearance. Routine cleaning helps remove dirt, 
grime, and pollutants that might accumulate on the glass surface, ensuring clarity and transparency. 
Addressing minor issues promptly can prevent them from escalating into more significant problems, 
reducing the overall maintenance costs and potential disruptions. 

Additional Notes: None
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2250 

Garage Doors - Replace 

 

Chapter: Exteriors 

Location: Building exterior(s) 

Component History: 2025: To be Constructed 

Next Replacement: 2050 

UL: 25 RUL: 25 

Quantity: 84 Door(s) 

Estimated Cost: $147,000.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: Garage doors are a vital element of any property, providing security, accessibility, 
and aesthetic appeal. Regular maintenance, such as lubrication, inspection of springs and cables, and 
proper cleaning, can significantly extend the lifespan of garage doors. 

Additional Notes: Dimensions: 16' x 7'
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2290 

Metal Awnings - Replace 

 

Chapter: Exteriors 

Location: Building exterior(s) 

Component History: 2025: To be Constructed 

Next Replacement: 2055 

UL: 30 RUL: 30 

Quantity: 126 Awning(s) 

Estimated Cost: $126,000.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: When considering the replacement of metal awnings, it's important to factor in 
various aspects. These include the type of materials to be used, such as durable and corrosion-resistant 
metals like aluminum or galvanized steel. The design and color of the new awnings should also 
complement the overall architecture and aesthetics of your property. 

Additional Notes: None
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2300 

Exterior Lights - Replace 

 

Chapter: Exteriors 

Location: Building exterior(s) 

Component History: 2025: To be Constructed 

Next Replacement: 2045 

UL: 20 RUL: 20 

Quantity: 108 Lights 

Estimated Cost: $16,200.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: Regular assessments of your property's exterior lights are essential to maintain a 
safe and visually appealing environment. Depending on their condition, timely replacements can save 
you money on long-term maintenance and enhance the overall value of your property. Lights were not 
tested during the inspection. 

Additional Notes: (108) Wall Lights
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2390 

Juliet Balconies 

 

Chapter: Exteriors 

Location: Unit Balconies 

Component History: 2025: To be Constructed 

Next Replacement: 2065 

UL: 40 RUL: 40 

Quantity: 4,700 SF 

Estimated Cost: $1,034,000.00  

Cost Source: MWR Data  

Inspection Condition: The property was still in development at the time of the report, therefore no 
condition assessment has been given. 

General Information: It's essential to recognize that the climate can have a substantial impact on the 
lifespan of metal/aluminum balconies and railings due to temperature fluctuations, humidity, and 
exposure to the elements. Regular inspections and proactive maintenance are key to extending the life 
of these structures and preventing costly replacements. 

Additional Notes: None 


