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What a reserve study is 
What it is not
How and why reserve studies developed the way they did
How reserve studies are changing now
Where reserve studies are headed
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The reserve study is a budget, a specialized form of capital budget
But it is NOT a capital budget
The reserve study is distinctly different from a traditional capital budget  
• Capital improvements
• Noncapital expenditures
• Guaranteed funding source
• Who performs the work
Capital budgeting outside the community association industry is very 
different
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Reserve Studies developed as a “hybrid” service that combines asset 
physical analysis with financial budget

The reserve  study is a budget that SHOULD BE based on and be the 
financial reflection OF the maintenance program 

The reserve study is NOT a maintenance plan
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How do I know that 
most reserve preparers 
don’t ask enough
questions of their clients?
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Reserve Study Process
Three steps in the process

• On-site Analysis
• Office follow up work – Data organization and pricing
• Prepare the Report



Reserve Study Process
Three separate skill sets

• Component skills – Maintenance is most important skill set for on-
site analysis

• Valuation skills – Most important for office follow up
• Financial skills – Financial calculations, modeling and reporting

SKE – Skills, Knowledge, Experience
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Reserve Study Process

The On-Site Analysis

• Identify components – Standards make a difference
• Quantify components
• Evaluate condition



Reserve Study Concepts & Theories - Reserve Activities
ICBI “principles” establish a “concept-based” guideline for an item to be 
considered a reserve “Activity” – not a component
1. Financial obligation of the association
2. Significant in cost
3. Maintenance related activity
4. Non annual expenditure

Landscaping, dredging, block walls, and engineering inspection reports are 
all reserve activities included under ICBI standards.

Contrast to NRSS which uses a “Rules Based” approach



Reserve Study Process
The On-Site Analysis – Complete measurements report - 3-D

https://hover.to/shared/GhnWYksaqD8PMrQsxyot


Reserve Study Process
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Reserve Study Process

Office follow up work

• Organize, categorize components
• Price components – an entirely separate process
• Enter into software



Reserve Study Process



Reserve Study Process - Maintenance



Reserve Study Process - Maintenance



Reserve Study Process -Maintenance



Reserve Study Process - Maintenance
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Pricing Components

Separate session on this topic

Valuation and cost estimating is a profession with specialized 
skills, training, and education
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Reserve Study Process

Prepare the report – the financial process

This is a complete separate presentation

• Financial calculations
• Financial modeling
• Financial reporting
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Service Levels

NRSS reserve standards identify four service levels
1. Full Study with “Site Visit”
2. Update with Site Visit
3. Update without Site Visit
4. Study based on plans
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Service Levels vs. Types of Engagements

These are actually “Types of Engagements” not service levels
Multiple different service levels could be applied to each type of 
engagement
1. Independent Study – excluding long-lived components
2. Independent Study – including long-lived components
3. Budgetary study
4. Reserve Management Plan
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Reserve Management Plan
• The analysis is based on the existing maintenance program
• A collaborative engagement between the reserve professional 

and the association
• Reserve professional works WITH the association to 

understand the maintenance program and obtain better 
information that also fits within the association’s budget.  

• The reserve professional DOES NOT surrender his 
independence
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What does the future of reserve studies look like?

NRSS finally recognizing maintenance as a factor to now be considered 
in reserve studies is viewed by many as just as simple as asking a 
question.

But it is a game changer as it finally put associations on the same track 
as commercial entities who prepare capital budgets.
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Let’s Talk Maintenance
Gary Porter, RS, RRC, FMP, CPA

The association’s maintenance program
Is the driving force of the reserve study



Reserve Study Concepts - Maintenance
1) Champlain Towers South
2) The trend – several states have already adopted 

maintenance plan and inspection requirements
• California – balcony inspections
• Florida – SIRS and benchmark inspections
• Oregon – Maintenance plan
• New Jersey – Maintenance plan
• Constantly changing legal environment



Reserve Study Concepts - Maintenance
Understanding basic maintenance terms and concepts and 
how those interact with the reserve study is the starting 
point.
The three broad “types” of maintenance activities are:
1) Preventive maintenance - good
2) Corrective maintenance – generally necessary
3) Deferred maintenance - bad



Reserve Study Concepts - Maintenance
Maintenance program is whatever maintenance activities are, or 
are not, being performed – this is the maintenance you’re actually 
doing.
A Maintenance Plan is a comprehensive guide and checklist on 
what maintenance activities should be performed.  This can exist 
in either a paper or electronic format.
A Maintenance Manual is simply a maintenance plan formatted 
into a “book” type format and can be in either a paper or electronic 
format.
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Inspections are a normal part of any maintenance plan:
1) Inspections by staff or maintenance contractors
2) Inspections by specialty contractors
3) Inspections by engineers or architects
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Maintenance Monitoring Systems
Paper based monitoring systems are the least expensive and 
simplest option and may be appropriate for many 
associations.
Electronic maintenance trackingg systems become more 
critical for complex properties
CMMS (Computerized Maintenance Management Systems) 
are  software products that have existed for decades but are 
usually very complex to operate and so far have EXTREMELY 
limited use in the community association industry.  
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Three separate disciplines comprise the 
reserve study process.  

The goal of ICBI standards is to achieve Clarity, 
Consistency, and Comparability, factors 
considered essential by users of reports.



Reserve Study Concepts - Characteristics of a profession
Agreed upon body of knowledge ICBI
Standard setting body ICBI
Academic educational requirements BPCB
Comprehensive test of knowledge BPCB
Professional credential BPCB
Continuing education requirement BPCB/ICBI
Peer review requirement BPCB
Disciplinary framework BPCB
Forum for dialogue and sharing information ARP
CPE provider ARP
Research library ARP
Agreed upon information sources ARP
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Questions?
Comments?

Gary Porter , RS, RRC, FMP, CPA
Facilities Advisors
gporter@FacilitiesAdvisors.com
877.304.6700

mailto:gporter@FacilitiesAdvisors.com
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