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Prop e r t y De scr ip t ion  
 
The  Inm an Park Pool Association  consists of a  swim m ing pool and  pool 
house /clubhouse  bu ild ing that con ta ins bathroom s, pool equ ipm ent room , m ee ting room , 
and  kitchen . The  property is loca ted  off Spruce  Stree t in  Atlan ta , Georgia . The  pool was 
constructed in  approxim ate ly 1999. 
 
Le ve l o f Se rvice  
 
This study has been  pe rform ed as a  Leve l II, Capita l Rese rve  Analysis Update  as de fined 
unde r the  Nationa l Rese rve  Study Standards tha t have  been  adopted  by the  Com m unity 
Associa tions Institu te . A com ple te  com ponent inven tory was e stab lished  based  on  
in form ation  regard ing com m on area  com ponents provided  by the  Associa tion’s 
repre sen tative  and  upon  quan titie s de rived from  fie ld  m easurem ent and/or quantity 
takeoffs from  to-sca le  enginee ring drawings. The  condition  and  rem ain ing life  of the  
com m on area  com ponents was based on  the  visua l in spection  of each  com ponen t by the  
re serve  specia list.  
 
Cu r re n t  Fu n d in g An a lysis  a n d  Re com m e n d e d  Fu t u re  Fu n d in g 
  
Th is reserve  ana lysis has been  prepared  for Fisca l Year 2025 covering the  period  from  
January 1, 2025, to  Decem ber 31, 2054. The  Replacem en t Reserves on  deposit as of January 
1, 2025, are  reported  to be  $17,815. The  contribu tion  for fisca l year (2024) is $35,170.00. The  
ba lance  and contribution  figure s have  been  supplied  by the  Com m unity Manager and 
confirm ation  or audit of these  figure s is beyond the  scope  of the  study. For the  purposes of 
th is study, it is  assum ed tha t the  annual contribu tion  will be  deposited by the  end  of the  year 
and  expenditure s will be  pa id  from  the  re se rve  account by the  end  of the  fisca l year. 

We  are  recom m ending that the  annual re se rve  fund contribu tion  for 2025 be  m ain ta ined  a t 
$35,000 as indicated  tha t the  con tributions were  in  2024. Th is contribu tion  leve l will p rovide  
m ore  than  adequate  funding for the  reserves a t th is Associa tion  for m any years in to the  
fu ture .  We  have  not recom m ended any fu rther increases in  the  funding leve l. The  average  
yearly expenditure  from  re se rves is ca lcu lated  to be  $32,701.50 based  upon  our ana lysis and , 
there fore , the  contributions to  the  reserves, be ing se t a t $35,000, a llow the  funding to  m atch  
close ly with  the  yearly ave rage  expenditu re  from  the  re se rves with  som e  growth  ove r the  
years.   

In  sum m ary, Current Funding, as reported  by the  Association  and  shown above , does 
provide  adequate  funding for the  $32,701.50 yearly average  of Pro jected  Replacem ents 
schedu led  in  the  Replacem en t Reserve  Inventory over the  Study Pe riod . The  tota l e stim ated 
expenditu re  for the  re se rve  is $981,045 for the  30-year te rm  of the  ana lysis pe riod .  
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INFLATION ADJUSTMENT Prior to  approving a  budge t based  upon  the  in fla tion  adjusted 
funding ca lcu la tions, the  3.0 percen t base  rate  of in fla tion  used  in  our ca lcu lations shou ld  be  
com pared  to  rate s published  by the  Bureau  of Labor Statistics. If there  is a  sign ificant 
d iscrepancy (ove r 1 pe rcen t), con tact re se rve  specia list prior to  using the  In fla tion  Adjusted 
Funding. 
 
INTEREST ON RESERVES The  recom m ended funding ca lcu la tions do accoun t for in te rest 
earned on  Replacem en t Reserves, based on  the  cu rrent in te re st ra te  provided  by the  
Associa tion’s repre senta tive . The  in te re st ra te  is  applied  to  the  re serve  funds ava ilab le  a t the  
beginn ing of the  curren t fisca l year. We u tilized  an  in te re st ra te  of 1.50% on the  re se rve  funds 
accum ula ted  by the  Association . We understand  th is can  fluctuate  with  the  Associa tion 
u tilizing certificates of deposit or other m eans to  increase  the  rate  of re tu rn  on  the ir 
investm ents.  

 
Fu n d in g Me t h od s 

The  Replacem en t Rese rve  industry genera lly recogn izes two d iffe ren t m ethods of accounting 
for Replacem en t Reserve  Analysis. Due  to  the  d iffe rence  in  accoun ting m ethodologies, the se  
m ethods lead  to d iffe rent ca lcu lated va lues for the  Min im um  Annual Con tribution  to the  
Rese rves. The  resu lts of both  m ethods are  pre sented  in  th is report. The  Associa tion  shou ld 
obta in  the  advice  of its  accoun ting professiona l as to  wh ich  m e thod is m ore  appropria te  for 
the  Associa tion . The  two m ethods are :  

Th e  Ca sh  Flow  Me t h od  ca lcu la te s the  m in im um  annual funding necessary to  prevent 
Replacem en t Rese rves from  dropping be low the  Min im um  Balance . Fa ilu re  to  fund a t least 
the  recom m ended leve ls m ay re su lt in  funding not be ing ava ilab le  for the  Pro jected 
Replacem en ts listed in  the  Replacem ent Reserve  Inven tory. The  Cash  Flow Analysis assum es 
that the  Associa tion  will have  authority to  use  all o f the  re se rves on  hand for rep lacem en ts 
as the  need  occurs. Th is m ethod usua lly re su lts in  a  Min im um  Annual Deposit that is le ss 
than  tha t a rrived  at by the  Com ponent Method. 

Min im um  Balance . The  ca lcu lations assum e  a  Min im um  Balance  of $35,000 in  Replacem ent 
Rese rves. Th is is approx. 12 m onths of average  expenditu re s based  on  the  $32,701.50, 30-
year ave rage  annual expenditure . 

Th e  Com p on e n t  Me t h od  (a lso  re fe rred  to  as the  Fu ll Funded Method) is a  ve ry conse rvative  
m athem atica l m ode l deve loped by HUD in  the  early 1980s. Each  of the  Pro jected 
Replacem en ts listed  in  the  Replacem ent Reserve  Inven tory is treated as a  separa te  account. 
The  Beginn ing Balance  is a llocated to each  of the  individua l accoun ts, as is  a ll subsequent 
funding of Replacem ent Reserves. These  funds a re  "locked" in  these  individua l accounts and 
a re  not ava ilab le  to  fund other Pro jected  Replacem en ts. Genera lly, the  Min im um  Annual 
Con tribution  to Reserves is h igher when  ca lcu lated  by the  Com ponent Me thod. 
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Com m on  Are a  Com p on e n t  In ve n t ory a n d  Fu n d in g Sch e d u le s 
  



G M Engineering, Inc.

Component Name Unit Cost Quantity Total Cost UL RUL 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034

SITEWORK 
Concrete Sidewalk - Repair/Partial Replacement $5,000 1 $5,000 10 5 $5,797
Pool Plaster -Replace $40,000 1 $40,000 10 7 $49,195
Pool Water Line Tiles -Replace $10,000 1 $10,000 20 7 $12,299
Pool Furnitrue -Repalce $10,000 1 $10,000 8 3 $10,928
Pool Concrete Deck -Partial Replace $20,000 1 $20,000 15 4 $22,511
Pool Fence- Repair/Paint $3,000 1 $3,000 10 8 $3,801
Pool Equipment -Replace $8,000 1 $8,000 5 2 $8,488 $9,839
Wading Pool Plaster -Replace $5,000 1 $5,000 10 7 $6,150
Wading Pool Water Line Tile -Replace $1,500 1 $1,500 20 7 $1,845
Swim Team Equipment $3,000 1 $3,000 10 9 $3,915
Common Area Landscape $4,000 1 $4,000 5 3 $4,371 $5,068
Retaining Walls -Repair/Maintain $7,000 1 $7,000 10 7 $8,610
Metal Rails -Repair/Paint $1,000 1 $1,000 7 5 $1,160
Wall/Fence -Repair/Paint $3,000 1 $3,000 7 5 $3,478
Awnings -Replace $5,500 1 $5,500 15 10
Pool House Roof -Replace $375 29 $10,875 25 1 $11,202
Pool House Exterior -Repair/Paint $6,000 1 $6,000 7 1 $6,180 $7,601
Pool House Bathrooms -Repair/Paint $1,000 2 $2,000 6 2 $2,122 $2,534
Pool House Bathrooms -Remodel $5,000 2 $10,000 30 3 $10,928
Pool House Interior -Repair/Paint $2,000 1 $2,000 8 4 $2,252
Pool House Flooring -Refinish $5,000 1 $5,000 25 3 $5,464
Pool House Furnishings -Replace $6,000 1 $6,000 15 6 $7,165
Pool House Exterior Doors -Replace $2,500 6 $15,000 30 3 $16,391
Pool House Appliances -Replace $3,000 1 $3,000 12 5 $3,478
Pool House HVAC -Replace $8,000 1 $8,000 15 10
Pool House Water Heater -Replace $1,500 1 $1,500 12 11
Access Control System -Upgrade $5,000 1 $5,000 10 9 $6,524
Camera System -Upgrade $3,000 1 $3,000 10 6 $3,583
Interior/Exterior Lighting -Partial Replace/Upgrade $2,500 1 $2,500 10 8 $3,167
Reserve Study $2,200 1 $2,200 4 4 $2,477 $2,787
Pool Cover -Replace $5,000 1 $5,000 8 5 $5,797
Annual Capital Expenditures $ $17,382 $10,610 $48,082 $27,240 $19,710 $10,748 $87,938 $24,958 $10,439

Grand Total Expenditures $981,045

Inman Park Pool Association
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G M Engineering, Inc.

Component Name Unit Cost Quantity Total Cost UL RUL

SITEWORK 
Concrete Sidewalk - Repair/Partial Replacement $5,000 1 $5,000 10 5
Pool Plaster -Replace $40,000 1 $40,000 10 7
Pool Water Line Tiles -Replace $10,000 1 $10,000 20 7
Pool Furnitrue -Repalce $10,000 1 $10,000 8 3
Pool Concrete Deck -Partial Replace $20,000 1 $20,000 15 4
Pool Fence- Repair/Paint $3,000 1 $3,000 10 8
Pool Equipment -Replace $8,000 1 $8,000 5 2
Wading Pool Plaster -Replace $5,000 1 $5,000 10 7
Wading Pool Water Line Tile -Replace $1,500 1 $1,500 20 7
Swim Team Equipment $3,000 1 $3,000 10 9
Common Area Landscape $4,000 1 $4,000 5 3
Retaining Walls -Repair/Maintain $7,000 1 $7,000 10 7
Metal Rails -Repair/Paint $1,000 1 $1,000 7 5
Wall/Fence -Repair/Paint $3,000 1 $3,000 7 5
Awnings -Replace $5,500 1 $5,500 15 10
Pool House Roof -Replace $375 29 $10,875 25 1
Pool House Exterior -Repair/Paint $6,000 1 $6,000 7 1
Pool House Bathrooms -Repair/Paint $1,000 2 $2,000 6 2
Pool House Bathrooms -Remodel $5,000 2 $10,000 30 3
Pool House Interior -Repair/Paint $2,000 1 $2,000 8 4
Pool House Flooring -Refinish $5,000 1 $5,000 25 3
Pool House Furnishings -Replace $6,000 1 $6,000 15 6
Pool House Exterior Doors -Replace $2,500 6 $15,000 30 3
Pool House Appliances -Replace $3,000 1 $3,000 12 5
Pool House HVAC -Replace $8,000 1 $8,000 15 10
Pool House Water Heater -Replace $1,500 1 $1,500 12 11
Access Control System -Upgrade $5,000 1 $5,000 10 9
Camera System -Upgrade $3,000 1 $3,000 10 6
Interior/Exterior Lighting -Partial Replace/Upgrade $2,500 1 $2,500 10 8
Reserve Study $2,200 1 $2,200 4 4
Pool Cover -Replace $5,000 1 $5,000 8 5
Annual Capital Expenditures

Grand Total Expenditures $981,045

Inman Park Pool Association
2035 2036 2037 2038 2039 2040 2041 2042 2043 2044

$7,790
$66,114

$13,843 $17,536
$35,071

$5,108
$11,407 $13,223

$8,265

$5,261
$5,875 $6,810

$11,570
$1,426 $1,754
$4,278 $5,261

$7,392

$9,348
$3,026

$2,852

$4,959
$10,752

$2,077
$8,768

$4,815
$4,257

$3,137 $3,531
$7,343

$18,144 $15,920 $23,100 $13,218 $3,026 $17,138 $8,346 $104,131 $16,175 $73,651
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G M Engineering, Inc.

Component Name Unit Cost Quantity Total Cost UL RUL

SITEWORK 
Concrete Sidewalk - Repair/Partial Replacement $5,000 1 $5,000 10 5
Pool Plaster -Replace $40,000 1 $40,000 10 7
Pool Water Line Tiles -Replace $10,000 1 $10,000 20 7
Pool Furnitrue -Repalce $10,000 1 $10,000 8 3
Pool Concrete Deck -Partial Replace $20,000 1 $20,000 15 4
Pool Fence- Repair/Paint $3,000 1 $3,000 10 8
Pool Equipment -Replace $8,000 1 $8,000 5 2
Wading Pool Plaster -Replace $5,000 1 $5,000 10 7
Wading Pool Water Line Tile -Replace $1,500 1 $1,500 20 7
Swim Team Equipment $3,000 1 $3,000 10 9
Common Area Landscape $4,000 1 $4,000 5 3
Retaining Walls -Repair/Maintain $7,000 1 $7,000 10 7
Metal Rails -Repair/Paint $1,000 1 $1,000 7 5
Wall/Fence -Repair/Paint $3,000 1 $3,000 7 5
Awnings -Replace $5,500 1 $5,500 15 10
Pool House Roof -Replace $375 29 $10,875 25 1
Pool House Exterior -Repair/Paint $6,000 1 $6,000 7 1
Pool House Bathrooms -Repair/Paint $1,000 2 $2,000 6 2
Pool House Bathrooms -Remodel $5,000 2 $10,000 30 3
Pool House Interior -Repair/Paint $2,000 1 $2,000 8 4
Pool House Flooring -Refinish $5,000 1 $5,000 25 3
Pool House Furnishings -Replace $6,000 1 $6,000 15 6
Pool House Exterior Doors -Replace $2,500 6 $15,000 30 3
Pool House Appliances -Replace $3,000 1 $3,000 12 5
Pool House HVAC -Replace $8,000 1 $8,000 15 10
Pool House Water Heater -Replace $1,500 1 $1,500 12 11
Access Control System -Upgrade $5,000 1 $5,000 10 9
Camera System -Upgrade $3,000 1 $3,000 10 6
Interior/Exterior Lighting -Partial Replace/Upgrade $2,500 1 $2,500 10 8
Reserve Study $2,200 1 $2,200 4 4
Pool Cover -Replace $5,000 1 $5,000 8 5
Annual Capital Expenditures

Grand Total Expenditures $981,045

Inman Park Pool Association
2045 2046 2047 2048 2049 2050 2051 2052 2053 2054

$10,469
$88,852
$22,213
$22,213

$6,864
$15,329 $17,771

$11,107
$3,332

$7,070
$7,895 $9,152

$15,550
$2,157
$6,470

$11,516
$23,453

$11,497 $14,140
$3,613 $4,314

$3,613 $4,576
$11,440

$11,162

$7,070
$16,751

$2,961
$11,783

$6,470
$5,720

$3,974 $4,473 $5,034
$9,302 $11,783

$11,200 $20,464 $26,826 $10,856 $4,473 $38,736 $42,864 $181,038 $42,786 $51,846
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Year

Beginning 
Reserve Fund 

Balance
Recommended 
Annual Funding

Capital 
Expenditures

Ending Reserve 
Balance

Current Annual 
Funding

Ending Reserve 
Balance

2025 $17,815 $35,000 $0 $53,082 $35,170 $53,252
2026 $53,082 $35,000 $17,382 $71,496 $35,170 $71,839
2027 $71,496 $35,000 $10,610 $96,959 $35,170 $97,477
2028 $96,959 $35,000 $48,082 $85,331 $35,170 $86,027
2029 $85,331 $35,000 $27,240 $94,371 $35,170 $95,247
2030 $94,371 $35,000 $19,710 $111,077 $35,170 $112,136
2031 $111,077 $35,000 $10,748 $136,995 $35,170 $138,240
2032 $136,995 $35,000 $87,938 $86,112 $35,170 $87,545
2033 $86,112 $35,000 $24,958 $97,446 $35,170 $99,071
2034 $97,446 $35,000 $10,439 $123,468 $35,170 $125,288
2035 $123,468 $35,000 $18,144 $142,176 $35,170 $144,193
2036 $142,176 $35,000 $15,920 $163,389 $35,170 $165,606
2037 $163,389 $35,000 $23,100 $177,740 $35,170 $180,160
2038 $177,740 $35,000 $13,218 $202,188 $35,170 $204,814
2039 $202,188 $35,000 $3,026 $237,195 $35,170 $240,031
2040 $237,195 $35,000 $17,138 $258,615 $35,170 $261,663
2041 $258,615 $35,000 $8,346 $289,148 $35,170 $292,412
2042 $289,148 $35,000 $104,131 $224,354 $35,170 $227,837
2043 $224,354 $35,000 $16,175 $246,544 $35,170 $250,250
2044 $246,544 $35,000 $73,651 $211,592 $35,170 $215,523
2045 $211,592 $35,000 $11,200 $238,565 $35,170 $242,725
2046 $238,565 $35,000 $20,464 $256,680 $35,170 $261,072
2047 $256,680 $35,000 $26,826 $268,704 $35,170 $273,332
2048 $268,704 $35,000 $10,856 $296,879 $35,170 $301,746
2049 $296,879 $35,000 $4,473 $331,859 $35,170 $336,970
2050 $331,859 $35,000 $38,736 $333,101 $35,170 $338,458
2051 $333,101 $35,000 $42,864 $330,233 $35,170 $335,841
2052 $330,233 $35,000 $181,038 $189,149 $35,170 $195,011
2053 $189,149 $35,000 $42,786 $184,200 $35,170 $190,320
2054 $184,200 $35,000 $51,846 $170,117 $35,170 $176,499

Inman Park Pool Association - Recommended Funding Plan



Annual Replacement Reserve Schedule

Total 2025 Expenditures $

Pool House Roof -Replace $11,202
Pool House Exterior -Repair/Paint $6,180
Total 2026 Expenditures $17,382

Pool Equipment -Replace $8,488
Pool House Bathrooms -Repair/Paint $2,122
Total 2027 Expenditures $10,610

Pool Furnitrue -Repalce $10,928
Common Area Landscape $4,371
Pool House Bathrooms -Remodel $10,928
Pool House Flooring -Refinish $5,464
Pool House Exterior Doors -Replace $16,391
Total 2028 Expenditures $48,082

Pool Concrete Deck -Partial Replace $22,511
Pool House Interior -Repair/Paint $2,252
Reserve Study $2,477
Total 2029 Expenditures $27,240

Concrete Sidewalk - Repair/Partial Replacement $5,797
Metal Rails -Repair/Paint $1,160
Wall/Fence -Repair/Paint $3,478
Pool House Appliances -Replace $3,478
Pool Cover -Replace $5,797
Total 2030 Expenditures $19,710

Pool House Furnishings -Replace $7,165
Camera System -Upgrade $3,583
Total 2031 Expenditures $10,748

Pool Plaster -Replace $49,195
Pool Water Line Tiles -Replace $12,299
Pool Equipment -Replace $9,839
Wading Pool Plaster -Replace $6,150
Wading Pool Water Line Tile -Replace $1,845
Retaining Walls -Repair/Maintain $8,610
Total 2032 Expenditures $87,938

Pool Fence- Repair/Paint $3,801

Inman Park Pool Association



Common Area Landscape $5,068
Pool House Exterior -Repair/Paint $7,601
Pool House Bathrooms -Repair/Paint $2,534
Interior/Exterior Lighting -Partial Replace/Upgrade $3,167
Reserve Study $2,787
Total 2033 Expenditures $24,958

Swim Team Equipment $3,915
Access Control System -Upgrade $6,524
Total 2034 Expenditures $10,439

Awnings -Replace $7,392
Pool House HVAC -Replace $10,752
Total 2035 Expenditures $18,144

Pool Furnitrue -Repalce $13,843
Pool House Water Heater -Replace $2,077
Total 2036 Expenditures $15,920

Pool Equipment -Replace $11,407
Metal Rails -Repair/Paint $1,426
Wall/Fence -Repair/Paint $4,278
Pool House Interior -Repair/Paint $2,852
Reserve Study $3,137
Total 2037 Expenditures $23,100

Common Area Landscape $5,875
Pool Cover -Replace $7,343
Total 2038 Expenditures $13,218

Pool House Bathrooms -Repair/Paint $3,026
Total 2039 Expenditures $3,026

Concrete Sidewalk - Repair/Partial Replacement $7,790
Pool House Exterior -Repair/Paint $9,348
Total 2040 Expenditures $17,138

Camera System -Upgrade $4,815
Reserve Study $3,531
Total 2041 Expenditures $8,346

Pool Plaster -Replace $66,114
Pool Equipment -Replace $13,223
Wading Pool Plaster -Replace $8,265
Retaining Walls -Repair/Maintain $11,570
Pool House Appliances -Replace $4,959
Total 2042 Expenditures $104,131



Pool Fence- Repair/Paint $5,108
Common Area Landscape $6,810
Interior/Exterior Lighting -Partial Replace/Upgrade $4,257
Total 2043 Expenditures $16,175

Pool Furnitrue -Repalce $17,536
Pool Concrete Deck -Partial Replace $35,071
Swim Team Equipment $5,261
Metal Rails -Repair/Paint $1,754
Wall/Fence -Repair/Paint $5,261
Access Control System -Upgrade $8,768
Total 2044 Expenditures $73,651

Pool House Bathrooms -Repair/Paint $3,613
Pool House Interior -Repair/Paint $3,613
Reserve Study $3,974
Total 2045 Expenditures $11,200

Pool House Furnishings -Replace $11,162
Pool Cover -Replace $9,302
Total 2046 Expenditures $20,464

Pool Equipment -Replace $15,329
Pool House Exterior -Repair/Paint $11,497
Total 2047 Expenditures $26,826

Common Area Landscape $7,895
Pool House Water Heater -Replace $2,961
Total 2048 Expenditures $10,856

Reserve Study $4,473
Total 2049 Expenditures $4,473

Concrete Sidewalk - Repair/Partial Replacement $10,469
Awnings -Replace $11,516
Pool House HVAC -Replace $16,751
Total 2050 Expenditures $38,736

Metal Rails -Repair/Paint $2,157
Wall/Fence -Repair/Paint $6,470
Pool House Roof -Replace $23,453
Pool House Bathrooms -Repair/Paint $4,314
Camera System -Upgrade $6,470
Total 2051 Expenditures $42,864

Pool Plaster -Replace $88,852



Pool Water Line Tiles -Replace $22,213
Pool Furnitrue -Repalce $22,213
Pool Equipment -Replace $17,771
Wading Pool Plaster -Replace $11,107
Wading Pool Water Line Tile -Replace $3,332
Retaining Walls -Repair/Maintain $15,550
Total 2052 Expenditures $181,038

Pool Fence- Repair/Paint $6,864
Common Area Landscape $9,152
Pool House Interior -Repair/Paint $4,576
Pool House Flooring -Refinish $11,440
Interior/Exterior Lighting -Partial Replace/Upgrade $5,720
Reserve Study $5,034
Total 2053 Expenditures $42,786

Swim Team Equipment $7,070
Pool House Exterior -Repair/Paint $14,140
Pool House Appliances -Replace $7,070
Access Control System -Upgrade $11,783
Pool Cover -Replace $11,783
Total 2054 Expenditures $51,846

Grand Total Expenditures $981,045
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INMAN PARK POOL ASSOCIATION - FUNDING CHART

Capital Expenditures Recommended Contributions Ending Reserve Balance Ending Balance with Current Contributions



Component Name Unit Cost Quantity Total Cost UL RUL 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034

SITEWORK 
Concrete Sidewalk - Repair/Partial Replacement $5,000 1 $5,000 10 5 $967 $967 $967 $967 $967 $967 $779 $779 $779 $779
Pool Plaster -Replace $40,000 1 $40,000 10 7 $6,150 $6,150 $6,150 $6,150 $6,150 $6,150 $6,150 $6,150 $6,612 $6,612
Pool Water Line Tiles -Replace $10,000 1 $10,000 20 7 $1,538 $1,538 $1,538 $1,538 $1,538 $1,538 $1,538 $1,538 $1,111 $1,111
Pool Furnitrue -Repalce $10,000 1 $10,000 8 3 $2,732 $2,732 $2,732 $2,732 $1,731 $1,731 $1,731 $1,731 $1,731 $1,731
Pool Concrete Deck -Partial Replace $20,000 1 $20,000 15 4 $4,503 $4,503 $4,503 $4,503 $4,503 $2,339 $2,339 $2,339 $2,339 $2,339
Pool Fence- Repair/Paint $3,000 1 $3,000 10 8 $423 $423 $423 $423 $423 $423 $423 $423 $423 $511
Pool Equipment -Replace $8,000 1 $8,000 5 2 $2,830 $2,830 $2,830 $1,968 $1,968 $1,968 $1,968 $1,968 $2,282 $2,282
Wading Pool Plaster -Replace $5,000 1 $5,000 10 7 $769 $769 $769 $769 $769 $769 $769 $769 $827 $827
Wading Pool Water Line Tile -Replace $1,500 1 $1,500 20 7 $231 $231 $231 $231 $231 $231 $231 $231 $167 $167
Swim Team Equipment $3,000 1 $3,000 10 9 $392 $392 $392 $392 $392 $392 $392 $392 $392 $392
Common Area Landscape $4,000 1 $4,000 5 3 $1,093 $1,093 $1,093 $1,093 $1,014 $1,014 $1,014 $1,014 $1,014 $1,175
Retaining Walls -Repair/Maintain $7,000 1 $7,000 10 7 $1,077 $1,077 $1,077 $1,077 $1,077 $1,077 $1,077 $1,077 $1,157 $1,157
Metal Rails -Repair/Paint $1,000 1 $1,000 7 5 $194 $194 $194 $194 $194 $194 $204 $204 $204 $204
Wall/Fence -Repair/Paint $3,000 1 $3,000 7 5 $580 $580 $580 $580 $580 $580 $612 $612 $612 $612
Awnings -Replace $5,500 1 $5,500 15 10 $672 $672 $672 $672 $672 $672 $672 $672 $672 $672
Pool House Roof -Replace $375 29 $10,875 25 1 $5,601 $5,601 $939 $939 $939 $939 $939 $939 $939 $939
Pool House Exterior -Repair/Paint $6,000 1 $6,000 7 1 $3,090 $3,090 $1,086 $1,086 $1,086 $1,086 $1,086 $1,086 $1,086 $1,336
Pool House Bathrooms -Repair/Paint $1,000 2 $2,000 6 2 $708 $708 $708 $423 $423 $423 $423 $423 $423 $505
Pool House Bathrooms -Remodel $5,000 2 $10,000 30 3 $2,732 $2,732 $2,732 $2,732 $885 $885 $885 $885 $885 $885
Pool House Interior -Repair/Paint $2,000 1 $2,000 8 4 $451 $451 $451 $451 $451 $357 $357 $357 $357 $357
Pool House Flooring -Refinish $5,000 1 $5,000 25 3 $1,366 $1,366 $1,366 $1,366 $458 $458 $458 $458 $458 $458
Pool House Furnishings -Replace $6,000 1 $6,000 15 6 $1,024 $1,024 $1,024 $1,024 $1,024 $1,024 $1,024 $745 $745 $745
Pool House Exterior Doors -Replace $2,500 6 $15,000 30 3 $4,098 $4,098 $4,098 $4,098 $1,327 $1,327 $1,327 $1,327 $1,327 $1,327
Pool House Appliances -Replace $3,000 1 $3,000 12 5 $580 $580 $580 $580 $580 $580 $414 $414 $414 $414
Pool House HVAC -Replace $8,000 1 $8,000 15 10 $978 $978 $978 $978 $978 $978 $978 $978 $978 $978
Pool House Water Heater -Replace $1,500 1 $1,500 12 11 $174 $174 $174 $174 $174 $174 $174 $174 $174 $174
Access Control System -Upgrade $5,000 1 $5,000 10 9 $653 $653 $653 $653 $653 $653 $653 $653 $653 $653
Camera System -Upgrade $3,000 1 $3,000 10 6 $512 $512 $512 $512 $512 $512 $512 $482 $482 $482
Interior/Exterior Lighting -Partial Replace/Upgrade $2,500 1 $2,500 10 8 $352 $352 $352 $352 $352 $352 $352 $352 $352 $426
Reserve Study $2,200 1 $2,200 4 4 $496 $496 $496 $496 $496 $697 $697 $697 $697 $785
Pool Cover -Replace $5,000 1 $5,000 8 5 $967 $967 $967 $967 $967 $967 $918 $918 $918 $918
Annual Capital Expenditures $47,933 $47,933 $41,267 $40,120 $33,514 $31,457 $31,096 $30,787 $31,210 $31,953

Inman Park Pool Association - Full Funding Method



Component Name Unit Cost Quantity Total Cost UL RUL

SITEWORK 
Concrete Sidewalk - Repair/Partial Replacement $5,000 1 $5,000 10 5
Pool Plaster -Replace $40,000 1 $40,000 10 7
Pool Water Line Tiles -Replace $10,000 1 $10,000 20 7
Pool Furnitrue -Repalce $10,000 1 $10,000 8 3
Pool Concrete Deck -Partial Replace $20,000 1 $20,000 15 4
Pool Fence- Repair/Paint $3,000 1 $3,000 10 8
Pool Equipment -Replace $8,000 1 $8,000 5 2
Wading Pool Plaster -Replace $5,000 1 $5,000 10 7
Wading Pool Water Line Tile -Replace $1,500 1 $1,500 20 7
Swim Team Equipment $3,000 1 $3,000 10 9
Common Area Landscape $4,000 1 $4,000 5 3
Retaining Walls -Repair/Maintain $7,000 1 $7,000 10 7
Metal Rails -Repair/Paint $1,000 1 $1,000 7 5
Wall/Fence -Repair/Paint $3,000 1 $3,000 7 5
Awnings -Replace $5,500 1 $5,500 15 10
Pool House Roof -Replace $375 29 $10,875 25 1
Pool House Exterior -Repair/Paint $6,000 1 $6,000 7 1
Pool House Bathrooms -Repair/Paint $1,000 2 $2,000 6 2
Pool House Bathrooms -Remodel $5,000 2 $10,000 30 3
Pool House Interior -Repair/Paint $2,000 1 $2,000 8 4
Pool House Flooring -Refinish $5,000 1 $5,000 25 3
Pool House Furnishings -Replace $6,000 1 $6,000 15 6
Pool House Exterior Doors -Replace $2,500 6 $15,000 30 3
Pool House Appliances -Replace $3,000 1 $3,000 12 5
Pool House HVAC -Replace $8,000 1 $8,000 15 10
Pool House Water Heater -Replace $1,500 1 $1,500 12 11
Access Control System -Upgrade $5,000 1 $5,000 10 9
Camera System -Upgrade $3,000 1 $3,000 10 6
Interior/Exterior Lighting -Partial Replace/Upgrade $2,500 1 $2,500 10 8
Reserve Study $2,200 1 $2,200 4 4
Pool Cover -Replace $5,000 1 $5,000 8 5
Annual Capital Expenditures

Inman Park Pool Association - Full Funding Method
2035 2036 2037 2038 2039 2040 2041 2042 2043 2044

$779 $779 $779 $779 $779 $779 $1,047 $1,047 $1,047 $1,047
$6,612 $6,612 $6,612 $6,612 $6,612 $6,612 $6,612 $6,612 $8,886 $8,886
$1,111 $1,111 $1,111 $1,111 $1,111 $1,111 $1,111 $1,111 $1,111 $1,111
$1,731 $1,731 $2,192 $2,192 $2,192 $2,192 $2,192 $2,192 $2,192 $2,192
$2,339 $2,339 $2,339 $2,339 $2,339 $2,339 $2,339 $2,339 $2,339 $2,339

$511 $511 $511 $511 $511 $511 $511 $511 $511 $687
$2,282 $2,282 $2,282 $2,645 $2,645 $2,645 $2,645 $2,645 $3,066 $3,066

$827 $827 $827 $827 $827 $827 $827 $827 $1,111 $1,111
$167 $167 $167 $167 $167 $167 $167 $167 $167 $167
$527 $527 $527 $527 $527 $527 $527 $527 $527 $527

$1,175 $1,175 $1,175 $1,175 $1,362 $1,362 $1,362 $1,362 $1,362 $1,579
$1,157 $1,157 $1,157 $1,157 $1,157 $1,157 $1,157 $1,157 $1,555 $1,555

$204 $204 $204 $251 $251 $251 $251 $251 $251 $251
$612 $612 $612 $752 $752 $752 $752 $752 $752 $752
$672 $768 $768 $768 $768 $768 $768 $768 $768 $768
$939 $939 $939 $939 $939 $939 $939 $939 $939 $939

$1,336 $1,336 $1,336 $1,336 $1,336 $1,336 $1,643 $1,643 $1,643 $1,643
$505 $505 $505 $505 $505 $603 $603 $603 $603 $603
$885 $885 $885 $885 $885 $885 $885 $885 $885 $885
$357 $357 $357 $452 $452 $452 $452 $452 $452 $452
$458 $458 $458 $458 $458 $458 $458 $458 $458 $458
$745 $745 $745 $745 $745 $745 $745 $745 $745 $745

$1,327 $1,327 $1,327 $1,327 $1,327 $1,327 $1,327 $1,327 $1,327 $1,327
$414 $414 $414 $414 $414 $414 $414 $414 $590 $590
$978 $1,117 $1,117 $1,117 $1,117 $1,117 $1,117 $1,117 $1,117 $1,117
$174 $174 $247 $247 $247 $247 $247 $247 $247 $247
$877 $877 $877 $877 $877 $877 $877 $877 $877 $877
$482 $482 $482 $482 $482 $482 $482 $647 $647 $647
$426 $426 $426 $426 $426 $426 $426 $426 $426 $572
$785 $785 $785 $883 $883 $883 $883 $994 $994 $994
$918 $918 $918 $918 $1,163 $1,163 $1,163 $1,163 $1,163 $1,163

$32,312 $32,547 $33,081 $33,824 $34,256 $34,354 $34,929 $35,205 $38,758 $39,297



Component Name Unit Cost Quantity Total Cost UL RUL

SITEWORK 
Concrete Sidewalk - Repair/Partial Replacement $5,000 1 $5,000 10 5
Pool Plaster -Replace $40,000 1 $40,000 10 7
Pool Water Line Tiles -Replace $10,000 1 $10,000 20 7
Pool Furnitrue -Repalce $10,000 1 $10,000 8 3
Pool Concrete Deck -Partial Replace $20,000 1 $20,000 15 4
Pool Fence- Repair/Paint $3,000 1 $3,000 10 8
Pool Equipment -Replace $8,000 1 $8,000 5 2
Wading Pool Plaster -Replace $5,000 1 $5,000 10 7
Wading Pool Water Line Tile -Replace $1,500 1 $1,500 20 7
Swim Team Equipment $3,000 1 $3,000 10 9
Common Area Landscape $4,000 1 $4,000 5 3
Retaining Walls -Repair/Maintain $7,000 1 $7,000 10 7
Metal Rails -Repair/Paint $1,000 1 $1,000 7 5
Wall/Fence -Repair/Paint $3,000 1 $3,000 7 5
Awnings -Replace $5,500 1 $5,500 15 10
Pool House Roof -Replace $375 29 $10,875 25 1
Pool House Exterior -Repair/Paint $6,000 1 $6,000 7 1
Pool House Bathrooms -Repair/Paint $1,000 2 $2,000 6 2
Pool House Bathrooms -Remodel $5,000 2 $10,000 30 3
Pool House Interior -Repair/Paint $2,000 1 $2,000 8 4
Pool House Flooring -Refinish $5,000 1 $5,000 25 3
Pool House Furnishings -Replace $6,000 1 $6,000 15 6
Pool House Exterior Doors -Replace $2,500 6 $15,000 30 3
Pool House Appliances -Replace $3,000 1 $3,000 12 5
Pool House HVAC -Replace $8,000 1 $8,000 15 10
Pool House Water Heater -Replace $1,500 1 $1,500 12 11
Access Control System -Upgrade $5,000 1 $5,000 10 9
Camera System -Upgrade $3,000 1 $3,000 10 6
Interior/Exterior Lighting -Partial Replace/Upgrade $2,500 1 $2,500 10 8
Reserve Study $2,200 1 $2,200 4 4
Pool Cover -Replace $5,000 1 $5,000 8 5
Annual Capital Expenditures

Inman Park Pool Association - Full Funding Method
2045 2046 2047 2048 2049 2050 2051 2052 2053 2054

$1,047 $1,047 $1,047 $1,047 $1,047 $1,047 $1,407 $1,407 $1,407 $1,407
$8,886 $8,886 $8,886 $8,886 $8,886 $8,886 $8,886 $8,886 $11,941 $11,941
$1,111 $1,111 $1,111 $1,111 $1,111 $1,111 $1,111 $1,111 $2,006 $2,006
$2,777 $2,777 $2,777 $2,777 $2,777 $2,777 $2,777 $2,777 $3,518 $3,518
$3,643 $3,643 $3,643 $3,643 $3,643 $3,643 $3,643 $3,643 $3,643 $3,643

$687 $687 $687 $687 $687 $687 $687 $687 $687 $923
$3,066 $3,066 $3,066 $3,555 $3,555 $3,555 $3,555 $3,555 $4,121 $4,121
$1,111 $1,111 $1,111 $1,111 $1,111 $1,111 $1,111 $1,111 $1,493 $1,493

$167 $167 $167 $167 $167 $167 $167 $167 $301 $301
$707 $707 $707 $707 $707 $707 $707 $707 $707 $707

$1,579 $1,579 $1,579 $1,579 $1,831 $1,831 $1,831 $1,831 $1,831 $2,122
$1,555 $1,555 $1,555 $1,555 $1,555 $1,555 $1,555 $1,555 $2,090 $2,090

$309 $309 $309 $309 $309 $309 $309 $379 $379 $379
$925 $925 $925 $925 $925 $925 $925 $1,137 $1,137 $1,137
$768 $768 $768 $768 $768 $768 $1,197 $1,197 $1,197 $1,197
$939 $939 $939 $939 $939 $939 $939 $1,965 $1,965 $1,965

$1,643 $1,643 $1,643 $2,020 $2,020 $2,020 $2,020 $2,020 $2,020 $2,020
$603 $719 $719 $719 $719 $719 $719 $859 $859 $859
$885 $885 $885 $885 $885 $885 $885 $885 $885 $885
$452 $572 $572 $572 $572 $572 $572 $572 $572 $725
$458 $458 $458 $458 $458 $458 $458 $458 $458 $959
$745 $745 $1,160 $1,160 $1,160 $1,160 $1,160 $1,160 $1,160 $1,160

$1,327 $1,327 $1,327 $1,327 $1,327 $1,327 $1,327 $1,327 $1,327 $1,327
$590 $590 $590 $590 $590 $590 $590 $590 $590 $590

$1,117 $1,117 $1,117 $1,117 $1,117 $1,117 $1,740 $1,740 $1,740 $1,740
$247 $247 $247 $247 $352 $352 $352 $352 $352 $352

$1,179 $1,179 $1,179 $1,179 $1,179 $1,179 $1,179 $1,179 $1,179 $1,179
$647 $647 $647 $647 $647 $647 $647 $870 $870 $870
$572 $572 $572 $572 $572 $572 $572 $572 $572 $769
$994 $1,119 $1,119 $1,119 $1,119 $1,259 $1,259 $1,259 $1,259 $1,417

$1,163 $1,163 $1,473 $1,473 $1,473 $1,473 $1,473 $1,473 $1,473 $1,473
$41,899 $42,260 $42,985 $43,851 $44,208 $44,348 $45,760 $47,431 $53,739 $55,275
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Prop e r t y Re vie w  Com m e n t s  a n d  Re com m e n da t ion s 
 
 
 
Sw im m in g Pool a n d  Kid d ie  Poo l - The  
swim m ing pool and  kiddie  pool were  obse rved  
to  be  in  good condition . The  rese rve  budge t to  
resurface  the  pool is  $40,000 every 10 yea rs and  
$10,000 for wa te r line  tile s every 20 yea rs. We 
have  include d  th is budge t in  the  rese rve  ana lysis  
for 2032. We have a lso include d  num erous othe r 
budge ts in  the  rese rve  ana lysis for the  pool a rea  
to  include : repa ir to  the  concre te  pool deck, 
rep lacem ent of the  pool furn iture , repa ir and  
pa in ting of the  pool fence , and  the  rep lacem ent of the  pool equipm en t. There  a re  
separa te  budge ts for the  wading pool for rep lacem ent of the  p la ste r. All the  budge ts 
a re  based  upon the  conditions obse rved  a t the  pool a rea  during our review.  
 
 
The  pool equipm ent was functioning a t the  tim e  of 
our review. The  opera tion  of the  pool was ge tting 
sta rted  for the  season . The  pool e quipm e nt typ ica lly 
will require  som e type  of repa ir a t the  beginning of 
each  season . We have  include d  a  budge t to  rep lace  
a ll the  pool equ ipm e nt during a  five -year cycle . This 
a llows funds to  be  provided  with in  the  rese rve  when  
each  season  a  pum p goes out or va lve  re quires  
rep lacem ent. The  budge t for the  pool equ ipm ent is  
$8,000 every five  yea rs.  

 
 
The  pool furn iture  was obse rved  to  be  in  good 
condition . The  budge t for the  pool furn itu re  is 
designed  to  provide  funding for a  com ple te  
rep lacem ent of the  furn iture  every e ight yea rs. 
We understand  tha t som e  com m unitie s will 
p re fe r to  insta ll ne w strapping a t the  cha ir 
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fram es and  continue  with  u tiliza tion  of the  sam e  furn iture ; howe ver, it has been  our 
experie nce  tha t the  funding leve ls should  not be  ad juste d  for th is m e thod of 
furn iture  usage . The  budge t provided  is  $10,000 every e ight yea rs beginning in  four 
m ore  yea rs. 
 
 
Clu b h ou se  - The  pool house  consists of a  single -
story wood-fram ed structure  constructe d  over a  
cast-in-p lace  concre te  slab . The  exte rior ve neer 
consists of com posite  sid ing with  wood trim  and  
brick accents. The  roof consists of a  steep  sloped  
roof structure  clad  with  roof decking and  aspha lt 
sh ingles. The  cond ition  of the  sh ingles  was 
approaching the  end  of the ir use fu l life . We have  
include d  in  the  budge t $375 pe r square  of 
sh ingles and  an  estim a ted  size  of 29 squares of 
sh ingles for the  roof. This provides a  budge t of approxim ate ly $11,000 to  rep lace  the  

roof next yea r. We have  include d  m ultip ly o the r 
budge ts for the  clubhouse  to  include  in te rior 
and  exte rior pa in ting, rem ode ling the  
ba throom s, rep lacem ent of the  HVAC system  
and  re fin ish ing the  flooring. The  overa ll 
condition  of the  clubhouse  was obse rved  to  be  
good, however; we  d id  obse rve  loca tions of 
de te riora ted  wood trim  a t the  front of the  pool 
house  roof.   

 
The  pool house  conta ins two ba throom s tha t were  obse rved  to  be  in  good cond ition . 
We have  included  budge ts for rem ode ling the  ba throom s every 30 yea rs. This budge t 
is  for the  rep lacem ent of the  p lum bing fixtures and  flooring with in  the  ba throom s. It 
a lso includes pa in ting and  any upgrades necessa ry to  prolong the  use fu l life  of the  
ba throom  for anothe r 30 yea rs.  
 
 
The  clubhouse  conta ins a  kitchen  tha t consists of a  m icrowave, re frige ra tor, and  a  
sink. We have  included  a  budge t every 12 yea rs for the  rep lacem ent of these  
appliances. 
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La n d sca p in g - The  landscaping a t the  com m on a reas was found to  be  in  good  
condition . We recom m end tha t $4,000 be  a lloca ted  every five  yea rs for landscape 
rep lacem ent and  re m ova l of dead  or d iseased  bushes or tree s with in  the  am e nity 
a rea . This budge t can  a lso be  u tilize d  for any fa lle n  trees tha t m ay occur a long the  
am enity a reas.  
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Pu rp ose  
 
The  purpose  of preparing the  capita l re serve  ana lysis is to  secure  the  re serve  fund su fficien t 
to  repa ir, rep lace , re store , or m ain ta in  the  m ajor com m on area  com ponents. The  capita l 
re serve  ana lysis process typica lly consists of the  fo llowing steps: 
 

1. In ve n t ory of Com m on  Are a  It e m s: The  board  re ta ins a  reserve  specia list and 
provides a  list o f a ll m ajor com m on area com ponents, based  on  the ir lega l 
docum en ts.  The  re serve  specia list p repare s a  spreadshee t con ta in ing the  com m on 
area  com ponents list, including a ll item s the  Association  is responsib le  for 
m ain ta in ing, repa iring, and  replacing. 

2. Re vie w  of It e m s, Eva lu a t ion  a n d  Con d it ion : The  re serve  com pany reviews the  
com m on area com ponents, eva luates the  condition  of each  com ponent, and 
prepare s a  schedu le  with  cost to  repa ir/rep lace  them , the ir u se fu l se rvice  life  span  
and  rem ain ing life  span , and  ca lcu la te s how m uch  m oney is needed and  when. 

3. Fu n d in g Pla n : The  rese rve  com pany eva lua tes the  cu rrent funding based  on  da ta  
provided  by the  Association , ca lcu la te s the  fu tu re  expenditure s, and recom m ends the  
fu ture  funding u tilizing the  Cash  Flow Method. Depending on  funding 
recom m endations, the  board  decides how to fund the  re se rves—continue  cu rrent 
annual asse ssm en t contribu tions, increase  annual asse ssm ent contribu tions, special 
asse ssm en ts or a  com bination  that wou ld best su ite  the  associa tion’s financia l 
capabilitie s. The  funding p lan  is typica lly annually d isclosed  to  the  m em bersh ip  in  
the  year-end  budge ting process. 
 

The  long-te rm  budgeting for com m on area com ponents and  facility repa ir pro jects 
is  extrem e ly im portan t bu t a lso  stre ssfu l and  at tim es an  overwhe lm ing responsib ility to  a  
Board  or Facility Manage r trying to  keep  everyth ing in  order. Re ta in ing the  re serve  specia list 
to  prepare  a  capita l re serve  ana lysis re flects in  cost savings, reduced liab ility and the  
reduced  stre ss tha t com es with  budge ting for forthcom ing expenses.  
 
Bene fits of preparing a  Capita l Reserve  Analysis and  fo llowing the  recom m endations 
provided  in  the  report are  fo llowing: 
 

• Minim izing needs for specia l assessm en ts when  su fficien t funding is provided  for 
rep lacem en t and  repa irs of com m on area  com ponents. Specia l assessm ents are  not 
favored  by cu rrent owners and  poten tia l buyers and  m ay negative ly im pact property 
va lues. 

• Planned repa irs and  rep lacem ents of com m on area  com ponents im prove  the  
ae sthe tic appearance  and  enhance  the  property va lues. 

https://www.davis-stirling.com/MainMenu/MainIndex/DutytoFundReserves/tabid/1602/Default.aspx
https://www.davis-stirling.com/tabid/1604/Default.aspx#axzz1zNhoy5Oj
https://www.davis-stirling.com/tabid/1597/Default.aspx
https://www.davis-stirling.com/tabid/1618/Default.aspx#axzz1zNLqi2M9
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• Distribu ting financia l contributions over tim e and be tween  pre sent and  fu ture  
associa tion  m em bers  

• Adequate  reserve  funding provides for m ore  e ffective  re sa le  and  increases prope rty 
va lue . 

• Rese rve  funds a re  required  by som e m ortgage  lande rs, banks, com m unity by-laws 
and  sta te  regu la tions. 

 
Re com m e n da t ion s  fo r  Up d a t in g t h e  Ca p it a l Re se rve  An a lysis  
 
Gu ide lines issued  in  1991 by the  Am erican  Institu te  of Certified  Public Accoun tants sta te  that 
annual capita l re serve  ana lysis update s shou ld  occur. Th is is  to  a llow for su fficien t budget 
p lann ing and  financia l reporting. Gove rn ing Docum ents specify that an  appropriate  am ount 
of reserves shou ld  be  co llected. If regu lar update s are  not done , it cannot be  de te rm ined 
that reserves a re  adequate . 

Updating the  capita l rese rve  ana lysis regu larly a llows for m ore  gradual changes to  financia l 
requ irem en ts. Leaving it for an  extended pe riod  of tim e can  resu lt in  a  lot of changes to the  
p lan . Th is m eans the re  is le ss chance  of an  unexpected  increase  in  contribu tion  funds 
requ ired  from  owners. 

Along with  funding costs of eventua l rep lacem ent, Associa tion  shou ld  im plem en t a  regu lar 
m ain tenance  schedu le  for a  property’s com ponents to  enhance  the  probability tha t 
com ponents will last long enough to  reach  the ir an ticipa ted life  span . The  board  of d irectors 
is  recom m ended to  be  conducted  a  reasonably com pe ten t and  d iligen t visua l inspection  of 
the  accessib le  a reas of the  m ajor com ponen ts tha t the  association  is obliga ted  to  repa ir, 
rep lace , re store , or m ain ta in . A capita l re se rve  ana lysis is  not actua lly a  "study" of the  roofs, 
bo ile rs, stree ts, e tc. Instead, it  is  a  list o f the  m ajor com m on area  com ponents with  an  
e stim ate  of the ir rem ain ing use fu l life , based  on  the  visua l observation  du ring the  capita l 
re serve  ana lysis prepara tion  by som eone  who specia lize s in  reserve  studie s. 
 
It is  im portan t tha t your Association  has an  adequate ly contribu ted  rese rve  fund. Bu t, as the  
condition  of your com m on in te re st prope rty doesn’t rem ain  the  sam e, ne ither shou ld 
your capita l re serve  ana lysis. The  ana lyses need  to  be  updated  to  constantly re flect the  
needs of m ain ta in ing the  property. 
 
The  a llocation  of re se rve  item s is a  gu ide  for the  Association , and it is not written  in  stone . 
Alloca tions a re  on ly pro jections and  subject to  revision  as roofs, pavem en t, m echan ica l 
equ ipm en t, e tc. wear ou t a t the ir own  ra te s. As a  re su lt, boards m ust review the  capita l 
re serve  ana lysis, or re ta in  a  profe ssiona l to  review it, every three  to  four years and 
im plem en t appropriate  ad justm en ts to  the  re serve  accoun t requ irem ents. Hi-rise s with  

https://mccafferyreserveconsulting.com/about/
https://www.davis-stirling.com/tabid/3612/Default.aspx#axzz25yDdRosk
https://www.davis-stirling.com/tabid/2488/Default.aspx
https://www.davis-stirling.com/tabid/1609/Default.aspx#axzz2C8tc9oOj
https://mccafferyreserveconsulting.com/
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extensive  list o f com m on area  com ponen ts a re  advised  to  perform  annual updates to  
appropriate ly ad just the ir funding p lan . 
 
Besides regu larly schedu led  update s, it  is  recom m ended that the  update s be  perform ed a t 
the  fo llowing situations: changes in  in te re st and/or in fla tion  ra te s, changes in  num ber of 
associa tion  m em bers tha t contribu te  to  re serve  funding, be fore  a lte rations and  additions to 
the  property, be fore  property im provem ents, a fte r m ajor re storation  pro ject, a fte r na tura l 
d isaste rs, and  a fte r changing in  ownersh ip  or annexation .  
                   
FHA Loa n s. Rese rves and  re se rve  studies are  a lso  requ ired for FHA backed m ortgages. 
 
Le ve ls  o f Se rvice  
 
Capita l Rese rve  Analysis eva luate s a ll com m on area com ponents of your property, including 
site  work com ponen ts, bu ild ing exte rior and  in te rior com ponents, m echan ica l, e lectrica l, 
p lum bing, and  other essen tia l system s, and  forecast the ir repa ir and  rep lacem en t costs ove r 
30 years. We  prepare  custom  capita l re se rve  ana lysis reports for condom in ium  associations, 
hom eowners associa tions, town  hom es, co-opera tives, public propertie s, re ligious 
in stitu tions, educational in stitu tions, and  com m ercia l propertie s. 
 
In  the  capita l re serve  ana lysis industry, there  a re  three  leve ls of se rvice . Typica lly, a  new 
Associa tion  will start with  a  Leve l 1 (Fu ll Capital re se rve  ana lysis) and  m ove  to a  couple  of 
Leve l 3 Study (Financia l Update ) be fore  re tu rn ing to a  Leve l 2 Study (Update  with  Site  Visit). 
These  ongoing updates to  the  capita l re serve  ana lysis ensure  ad justm ents are  m ade  to 
e lem ents of the  study; cost figu re s, rem ain ing use fu l life  of com ponents and  recom m ended 
funding. Over tim e  the  capita l reserve  ana lysis will becom e  m ore  accurate  and  in  line  with  
the  associa tion’s long-te rm  budge ting and  funding goa ls.  
 
LEVEL 1 
Fu ll Ca p it a l Re se rve  An a lys is  w it h  On sit e  In sp e ct ion  
 
Our Fu ll Leve l I Studie s a re  idea l for new associa tions, com m unities and  organ iza tions that 
have  never had  a  capita l re se rve  ana lysis com ple ted , have  had  sign ifican t changes from  past 
studie s or wou ld  like  a  fre sh  look a t the ir com m on area  inven tory from  a  d iffe rent capita l 
re serve  ana lysis com pany. 
 
Th is is  a  com prehensive  capita l re se rve  ana lysis tha t from  beginn ing to end  offe rs the  fu llest 
in  custom er care , the  m ost de ta iled  com ponent ana lysis, financia l ana lysis, and  ca te red 
study possib le .  
 
Our Fu ll Capita l re serve  ana lysis Includes an  onsite  in spection  where  we  m easure  and 
com ple te ly eva luate  a ll your com m on area  inven tory. The  report includes: 

https://www.davis-stirling.com/tabid/2713/Default.aspx
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• Com m on Area  Com ponent Inven tory 
• Onsite  visua l inspection  and  condition  asse ssm ent supported  by note s and 

photographs  
• Estim ated  Use fu l Life  and  Rem ain ing Use fu l Life  
• Estim ated  Replacem ent Cost   
• Fund Sta tus and  Recom m ended Funding Plan  

 
LEVEL 2 
Ca p it a l Re se rve  An a lys is  Up d a t e  w it h  On s it e  In sp e ct ion  
 
Leve l II Studie s are  conside red  update s to  prior studie s and  a re  idea l for associations who 
have  a  prior study they wou ld  like  us to  u tilize  for the  com ponen t list and  m easurem ents / 
quantitie s bu t wou ld  still like  a  site  in spection  to  de te rm ine  rem ain ing use fu l life  of 
com ponents. 
 
Th is leve l of se rvice  provides savings to  the  associa tion  as we  are  not taking m easurem en ts 
and  inventory of the  com ponents (taken  from  a  prior study provided  to  us) bu t do  perform  
a  site  in spection  to de te rm ine  cu rrent rem ain ing life  expectancie s of com ponents. 
 
We  can  pe rform  a Capita l re se rve  ana lysis Update  with  an  onsite  in spection  on  any Capita l 
re serve  ana lysis com ple ted  in  previous years by any com pany. The  report includes: 
 

• Review of h istorica l da ta  provided  by the  associa tion  and  Adjustm ent of Prior Capital 
Rese rve  ana lysis. 

• Updated  Com m on Area Com ponent Inven tory 
• Onsite  visua l inspection  and  condition  asse ssm ent supported  by note s and 

photographs 
• Updated  Estim ated  Usefu l Life  and  Rem ain ing Use fu l Life  
• Updated  Estim ated  Replacem en t Cost 
• Updated  Fund Sta tus and  Recom m ended Funding Plan  

 
LEVEL 3 
Ca p it a l Re se rve  An a lys is  Fin a n cia l Up d a t e  
 
Leve l III Studie s a re  for com m unitie s wh ich  have  had  a  past Leve l I or Leve l II study and are  
on ly seeking a  financia l update  and  pro jects com ple ted  update  with  no  site  in spection . 
 
Th is is  considered  a  Financia l Update  and  there  is no site  in spection  com ple ted . All 
com ponent inventory and rem ain ing use fu l life  num bers are  taken  from  the  prior study 
provided to  us and  assum ed to  be  accurate . Th is update  study is for com m unitie s seeking to 
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rem ain  on  top  of budge ting concerns re la ted  to  the  reserve  account or a fte r com ple tion  of 
som e  m ajor restora tions.  
 
We  can  pe rform  a  Capita l re se rve  ana lysis Financia l Update  on  any Capita l re se rve  ana lysis 
com ple ted  in  previous years by any com pany. Your report includes: 

• Review of h istorica l da ta  provided  by the  associa tion  and  Adjustm ent of Prior Capital 
Rese rve  ana lysis. 

• Updated  Com m on Area Com ponent Inven tory  
• Updated  Estim ated  Usefu l Life  and  Rem ain ing Use fu l Life  
• Updated  Estim ated  Replacem en t Cost 
• Updated  Fund Sta tus and  Recom m ended Funding Plan  

A Capita l re se rve  ana lysis is  prim arily a  tool tha t enables the  board  of d irectors to  identify 
and  m anage  a ll com m on  use  com ponents and  e stab lish  the  ove ra ll ne t worth  and  rem ain ing 
life  span  of those  com ponen ts. 

How the  board  chooses to  p lan  for these  eventua l expenses can  dram atica lly im pact 
property va lues - as we ll as owners’ pocketbooks, when  a  m ajor com ponen t fa ils. Fa ilu re  to  
fund cou ld  resu lt in  specia l assessm ents to  owners, having to  procure  a  loan  to cover costs, 
o r even  the  necessary de ferm en t of repa ir or rep lacem en t. 
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Lim it a t ion s  o f Re sp on sib ilit y 

The  Capita l Reserve  Analysis m eets the  Com m unity Associa tion  Institu te  standards and  
requ irem en ts. G and M Engineering, Inc. has m ade  eve ry e ffort to  re sponsib ly eva luate  
ava ilab le  evidence  re levan t to  the  purpose  of th is inspection . Our obse rvations, eva luations 
and  recom m endations a re  based  on  visib le  and  apparent condition  of the  com m on area 
com ponents on  the  date  of inspection . We  are  not re sponsib le  for conditions that cou ld  not 
be  obse rved  or were  not with in  ou r scope  of work. Som e  of our conclusions were  m ade  
based  on  the  h istorica l in form ation  provided  by the  Association , in form ation  provided  by the  
Property Managers, Board  m em bers and  con tractors se rvicing the  prope rty. All in form ation 
provided  to  us is deem ed accurate  and  re liab le , and  no  liab ility is  assum ed for incorrect 
in form ation  provided  by the  Associa tion  and  its repre sentatives. The  cost e stim ate s provided 
in  the  report a re  quote s based  on  the  Bu ild ing Construction  Cost Data  published  by RS 
Means and  our expe rience  with  sim ilar pro ject in  th is area . No estim ate s or opin ions were  
so licited  or obta ined  from  othe r profe ssiona ls. No warran ty or guarantee  to  the  fu ture  
pe rform ance  and  use fu l life  of com m on area com ponen ts is provided , in tended, or im plied 
in  th is report.  

The  observations and  eva lua tions d id  not include  the  fo llowing item s that a re  beyond the  
scope  of th is report: 

• Independen t audit, verifica tion  of h istorica l da ta , and  forensic ana lysis 

• Adequacy and  e fficiency of any system  or com ponent on  site  

• Underground u tility item s like  sewer lines, sep tic system s, water line s and  o the r 
bu ried  or concea led  item s 

• Testing for so ils conditions and  contam inations 

• Air qua lity, pre sence  of asbestos, radon, lead pa in t, and  any other con tam inants, 
carcinogen , and  any othe r hazardous substance  

• Laboratory ana lysis for wate r qua lity and  othe r environm enta l hazards 

• Pest in fe station  beyond problem s reported  by the  Associa tion  and  its 
repre sen tatives. 

• Engineering ana lysis of structura l, m echan ica l, e lectrica l, and  p lum bing system s 

• State  or loca l zon ing ord inance  vio la tion  

• Build ing code  vio lations and  conform ance  with  ADA requ irem en ts, a lthough som e 
note s m ay be  provided  in  the  report. 
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• Accessing and de ta iled  review of sloped  roofs, a ttics, and crawlspaces, un less 
specified  in  the  scope  of work. 
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Glossa ry o f Com m on ly Use d  Word s  a n d  Ph ra se s   

(Provided  by the  Nationa l Rese rve  Study Standards of the  Com m unity Associa tions Institu te )  

Cash  Flow Method – A m ethod of deve loping a  re serve  funding p lan  where  contribu tions to 
the  re serve  fund are  designed  to offse t the  variab le  annual expenditure s from  the  re se rve  
fund. Diffe rent reserve  funding p lans a re  tested  aga inst the  an ticipated  schedu le  of re serve  
expenses until the  desired  funding goa l is  ach ieved .  

Com ponent – Also  re fe rred  to as an  “Asse t.” Individua l line  item s in  the  Rese rve  Study 
deve loped or updated  in  the  physica l ana lysis. These  e lem ents form  the  bu ild ing b locks for 
the  Reserve  Study. Com ponents typica lly a re : 1) Associa tion  re sponsib ility, 2) with  lim ited 
use fu l life  expectancie s, 3) have  predictab le  rem ain ing life  expectancie s, 4) above  a  m in im um  
thre shold  cost, and  5) requ ired  by loca l codes.  

Com ponent Fu ll Funding – When  the  actua l (or pro jected) cum ulative  re serve  ba lance  for a ll 
com ponents is equa l to  the  fu lly funded ba lance .  

Com ponent Inven tory – The  task of se lecting and  quantifying reserve  com ponen ts. Th is task 
can  be  accom plished  through  on-site  visua l obse rva tions, review of association  design  and  
organ iza tiona l docum en ts, a  review of e stab lished  associa tion  precedents, and  d iscussion  
with  appropriate  associa tion  repre sen tatives.  

De ficit – An actua l (or pro jected  re se rve  ba lance), wh ich  is le ss than  the  fu lly funded ba lance .  

Effective  Age  – The  d iffe rence  be tween  use fu l life  and  rem ain ing use fu l life  (UL - RUL).  

Financia l Analysis – The  portion  of the  Reserve  Study where  curren t sta tus of the  re se rves 
(m easured as cash  or percent funded) and a  recom m ended re serve  contribu tion  ra te  
(re se rve  funding p lan ) are  de rived , and  the  pro jected  re se rve  incom e  and expenses ove r tim e 
is presen ted . The  financia l ana lysis is  one  of the  two parts of the  Reserve  Study.  

Fu lly Funded Balance  – An  indica tor aga inst which  the  actua l (or pro jected) re serve  ba lance 
can  be  com pared . The  re serve  ba lance  that is  in  d irect proportion  to  the  fraction  of life  “used 
up” of the  cu rrent repa ir or rep lacem en t cost of a  re serve  com ponent. Th is num ber is 
ca lcu lated  for each  com ponent and  then  sum m ed toge ther for an  associa tion  tota l.  

FFB = Current Cost * Effective  Age  /  Use fu l Life   

Fund Status – The  sta tus of the  reserve  fund as com pared  to  an  estab lished  benchm ark, such  
as pe rcent funded.  

Funding Goals – Independent of ca lcu lation  m ethodology u tilized, the  fo llowing repre sent 
the  basic categorie s of funding p lan  goa ls:  
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• Base line  Funding: Establish ing a  reserve -funding goa l of keeping the  re serve  ba lance  above  
ze ro . 

 • Com ponen t Fu ll Funding: Se tting a  re serve  funding goa l of a tta in ing and  m ain ta in ing 
cum ula tive  re se rves at or near 100% funded.  

• Threshold  Funding: Establish ing a  re se rve  funding goa l of keeping the  reserve  ba lance  
above  a  specified  dolla r or percent funded am ount. 

Funding Plan  – An  associa tion ’s p lan  to  provide  incom e  to  a  re se rve  fund to  offse t an ticipa ted 
expenditu re s from  tha t fund.  

Funding Princip le s   

• Su fficien t funds when  requ ired   

• Stable  contribu tions th rough  the  year  

• Even ly d istributed  contribu tions over the  years  

• Fisca lly re sponsib le   

GSF - Gross Square  Fee t  

Life  and  Valuation  Estim ate s – The  task of estim ating use fu l life , rem ain ing use fu l life , and 
repa ir or rep lacem en t costs for the  re serve  com ponents.  

LF - Linear Fee t  

Pe rcen t Funded – The  ra tio, a t a  particu lar poin t in  tim e  (typica lly the  beginn ing of the  fisca l 
year), o f the  actua l (or pro jected) re se rve  ba lance  to  the  idea l fund ba lance , expressed  as a  
pe rcen tage .  

Physica l Analysis – The  portion  of the  Reserve  Study where  the  com ponent eva luation , 
condition  asse ssm ent, and  life  and  va lua tion  estim ate  tasks are  perform ed. Th is represents 
one  of the  two parts of the  Rese rve  Study.  

Rem ain ing Use fu l Life  (RUL) – Also  re fe rred  to  as “rem ain ing life” (RL). The  estim ated  tim e , in  
years, that a  re serve  com ponent can  be  expected  to  continue  to  se rve  its  in tended function . 
Pro jects an ticipated  to  occur in  the  cu rrent fisca l year have  a  “0” rem ain ing use fu l life .  

Replacem en t Cost – The  cost of rep lacing, repairing, or re storing a  re serve  com ponen t to  its  
origina l functiona l condition . The  curren t rep lacem ent cost wou ld  be  the  cost to  rep lace , 
repa ir, o r re store  the  com ponent du ring that particu lar year.  
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Rese rve  Balance  – Actua l or pro jected funds as of a  particu la r poin t in  tim e  (typica lly the  
beginn ing of the  fisca l year) that the  associa tion  has identified  for u se  to  de fray the  fu tu re  
repa ir or rep lacem ent of those  m ajor com ponen ts that the  associa tion  is obliga ted  to 
m ain ta in . Also  known as “reserves,” “re serve  accounts,” or “cash  reserves.” In  th is report the  
re serve  ba lance  is based  upon  in form ation  provided  and  is not audited .  

Rese rve  Study – A budge t-p lann ing tool, wh ich  identifie s the  cu rrent sta tus of the  re serve  
fund and  a  stab le  and  equ itab le  funding p lan  to offse t the  an ticipated fu ture  m ajor com m on 
area  expenditu re s. The  Rese rve  Study consists of two parts: Physica l Analysis and  Financia l 
Analysis.  

Specia l Assessm en t – An  assessm ent levied  on  the  m em bers of an  associa tion  in  addition  to 
regu lar asse ssm en ts. Gove rn ing docum en ts or loca l sta tu te s often  regu la te  specia l 
asse ssm en ts.  

Surp lus – An  actua l (or pro jected) reserve  balance  that is  greate r than  the  fu lly funded 
ba lance .  

Use fu l Life  (UL) – Also known as “life  expectancy.” The  e stim ated tim e, in  years, that a  re se rve  
com ponent can  be  expected  to  se rve  its  in tended function  if prope rly constructed  and 
m ain ta ined  in  its  pre sen t applica tion  of in sta lla tion . 
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	Property Description
	The Inman Park Pool Association consists of a swimming pool and pool
	house/clubhouse building that contains bathrooms, pool equipment room, meeting room,
	and kitchen. The property is located off Spruce Street in Atlanta, Georgia. The pool was
	constructed in approximately 1999.
	Level of Service
	This study has been performed as a Level II, Capital Reserve Analysis Update as defined under the National Reserve Study Standards that have been adopted by the Community Associations Institute. A complete component inventory was established based on ...
	Current Funding Analysis and Recommended Future Funding
	This reserve analysis has been prepared for Fiscal Year 2025 covering the period from January 1, 2025, to December 31, 2054. The Replacement Reserves on deposit as of January 1, 2025, are reported to be $17,815. The contribution for fiscal year (2024)...
	INFLATION ADJUSTMENT Prior to approving a budget based upon the inflation adjusted funding calculations, the 3.0 percent base rate of inflation used in our calculations should be compared to rates published by the Bureau of Labor Statistics. If there ...
	INTEREST ON RESERVES The recommended funding calculations do account for interest earned on Replacement Reserves, based on the current interest rate provided by the Association’s representative. The interest rate is applied to the reserve funds availa...
	Funding Methods

	Common Area Component Inventory and Funding Schedules
	Property Review Comments and Recommendations
	Swimming Pool and Kiddie Pool - The swimming pool and kiddie pool were observed to be in good condition. The reserve budget to resurface the pool is $40,000 every 10 years and $10,000 for water line tiles every 20 years. We have included this budget i...
	The pool equipment was functioning at the time of our review. The operation of the pool was getting started for the season. The pool equipment typically will require some type of repair at the beginning of each season. We have included a budget to rep...
	replacement. The budget for the pool equipment is $8,000 every five years.
	The pool furniture was observed to be in good condition. The budget for the pool furniture is designed to provide funding for a complete replacement of the furniture every eight years. We understand that some communities will prefer to install new str...
	Clubhouse - The pool house consists of a single-story wood-framed structure constructed over a cast-in-place concrete slab. The exterior veneer consists of composite siding with wood trim and brick accents. The roof consists of a steep sloped roof str...
	The pool house contains two bathrooms that were observed to be in good condition. We have included budgets for remodeling the bathrooms every 30 years. This budget is for the replacement of the plumbing fixtures and flooring within the bathrooms. It a...
	The clubhouse contains a kitchen that consists of a microwave, refrigerator, and a sink. We have included a budget every 12 years for the replacement of these appliances.
	Landscaping - The landscaping at the common areas was found to be in good condition. We recommend that $4,000 be allocated every five years for landscape replacement and removal of dead or diseased bushes or trees within the amenity area. This budget ...
	Purpose
	The long-term budgeting for common area components and facility repair projects is extremely important but also stressful and at times an overwhelming responsibility to a Board or Facility Manager trying to keep everything in order. Retaining the rese...
	Benefits of preparing a Capital Reserve Analysis and following the recommendations provided in the report are following:
	 Minimizing needs for special assessments when sufficient funding is provided for replacement and repairs of common area components. Special assessments are not favored by current owners and potential buyers and may negatively impact property values.
	 Planned repairs and replacements of common area components improve the aesthetic appearance and enhance the property values.
	 Distributing financial contributions over time and between present and future association members
	 Adequate reserve funding provides for more effective resale and increases property value.
	 Reserve funds are required by some mortgage landers, banks, community by-laws and state regulations.
	Recommendations for Updating the Capital Reserve Analysis
	Along with funding costs of eventual replacement, Association should implement a regular maintenance schedule for a property’s components to enhance the probability that components will last long enough to reach their anticipated life span. The board ...
	It is important that your Association has an adequately contributed reserve fund. But, as the condition of your common interest property doesn’t remain the same, neither should your capital reserve analysis. The analyses need to be updated to constant...
	The allocation of reserve items is a guide for the Association, and it is not written in stone. Allocations are only projections and subject to revision as roofs, pavement, mechanical equipment, etc. wear out at their own rates. As a result, boards mu...
	Besides regularly scheduled updates, it is recommended that the updates be performed at the following situations: changes in interest and/or inflation rates, changes in number of association members that contribute to reserve funding, before alteratio...
	FHA Loans. Reserves and reserve studies are also required for FHA backed mortgages.  Levels of Service
	LEVEL 1
	Full Capital Reserve Analysis with Onsite Inspection

	LEVEL 2
	Capital Reserve Analysis Update with Onsite Inspection

	LEVEL 3
	Capital Reserve Analysis Financial Update
	Limitations of Responsibility
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