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Calmes Neck Property Owners Association, Inc. 
Reserve Study 

Proposed for  Adoption – May 20, 2023 

 

Summary of Major Points 
 

1. The Reserve Study1 (Study) of the Calmes Neck Property Owners Association, Inc. (CNPOA) is 

prepared pursuant to Bylaw VI(8).2 
 

2. The CNPOA is a community association pursuant to Section 814.1 of the Virginia Nonstock 
Corporation Act (Nonstock Act) and comprises 62 Ownership Units3 who paid an Annual 

Assessment of $1,107.23 in 2023, and an Annual Operating Budget of $68,658.26.4 
 

3. The starting balance of the Reserve Fund on January 1, 2023 was $82,210.79. 
 

4. Despite significant increases in estimated replacement costs since the 2014 Reserve Study, due 
to Annual Operating Budget constraints, the Board recommends that annual Reserve Fund 

contributions remain at the current level of $6,000, with increases to a fully funding level of 
$10,726.56, through Annual Operating Budget increases, budget carryover, or certificates of 

deposit. 
 

5. The Study estimates the total replacement cost of Depreciable Assets at $266,758.35.  These 
estimates are based on new assets.  This is not to say the CNPOA would buy only new assets, or 

would not consider used assets, but rather to establish an upper limit of cost, because the 
availability, remaining useful life, condition, and cost of used assets are unpredictable. 

 

6. The Study includes an Emergency Fund of $30,000.  See Appendix C for more detail.  The increase 

in the Emergency Fund from $10,000 to $30,000 requires that the funds allocable to Depreciable 
Assets be re-allocated.  The re-allocation of Depreciable Assets reflects current information on 

estimated useful life, remaining useful life, and replacement cost. 
 

7. The Study is based on a funding period of 20 years. 
 

8. The funding obligations are based on an evaluation of each Depreciable Asset’s acquisition cost, 

and on estimates of useful life, remaining useful life, and replacement cost. 
 

9. Appendix A is a worksheet listing the Depreciable Assets with estimates of useful life, remaining 
useful life, and replacement cost. 

 

10. The Depreciable Assets fall into four (4) major categories: (a) Roads, (b) Security Gate (referred 

to herein as Gate), (c) Pool, and (d) Recreation Area. 
 

11. Estimates of useful life, remaining useful life, and replacement cost are based on (a) inventory of 
Depreciable Assets, including model, serial numbers, and condition; (b) review of operator 

manuals, warranty information, or other published data; (c) review of contractor, supplier, and/or 
vendor quotes, price lists, and other information; (d) discussion or site visits with contractors, 

suppliers, and/or vendors; (e) review of CNPOA historical records available on the CNPOA website, 
including Meeting minutes and attachments and financial records; (f) bank statements, invoices, 

QuickBooks account information, and records from prior secretaries and treasurers; (g) analysis 
by the Board of the condition and maintenance level of the respective Depreciable Assets; and (h) 

the judgment and experience of the Board. 
 

12. The rationale for, and history of, the Reserve Study is found in Appendix C. 

 
1 Capitalized terms are defined in Appendix C. 
2 Bylaw VI(8) reads as follows:  

CNPOA Bylaw VI, Section 8. The Board of Directors shall prepare a Reserve Fund Budget for the Association at least every five years and present it to the 
members for review and approval. The proposed Reserve Fund Budget shall include a projection of the replacement costs for all equipment and other capital 
assets owned by the Association and a savings and investment strategy that will ensure Reserve Fund monies will be available as needed. The Reserve Fund 
Budget shall be reviewed annually in the process of preparing the Annual Operating Budget. Reserve Funds that have been approved by the members as being 
designated for emergencies may be accessed by a majority vote of the Board of Directors with the immediate notification to the Members.  Reserve Funds 
designated for equipment and capital components may be accessed by the Board only after approval of the members; provided, however, that the Board may 
replace equipment and capital components which need frequent repair, replacement or restoration from the Annual Operating Budget. 

3 There are 62 Owners, including the owner of the MacDougall Tract, who is a non-Calmes Neck owner. 
4 The Annual Operating Budget includes 62 full Annual Assessments and two (2) $5 assessments. 
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Summary 
 

The Study is an evaluation of the Depreciable Assets and provides projections for 20-year funding 
requirements for replacement, and if necessary, repair of the Depreciable Assets, including Roads, Gate, 

Pool, and Recreation Area.  The Study also includes an Emergency Fund.  Excluded from the Study are 
those assets provided for in the Annual Operating Budget and those that are not CNPOA property, such 

as the sections of Calmes Neck Lane not owned by the CNPOA. 
 

The Study and Summary were prepared by Mark Taylor and the CNPOA President, Karen Taylor, who 

worked under authority of the Board.  The 2014 Study was prepared by the Board in 2013 and approved 
by the Members on May 3, 2014. 

 
The Study provides a basis for the Board to make decisions about Annual Operating Budgets and future 

funding.  
 

The Study is not a spending plan  The Board will assess the condition of the Depreciable Assets each year 
and make spending decisions based on then–current information and circumstances. 

 

The funding needs were calculated by estimating the replacement cost and timing for replacement of 
Depreciable Assets over the next 20 years.  The Study does not account for the effects of inflation. 

 
The current level of annual funding required to establish a Fully Funding Reserve Fund would be 

$10,726.56.  This level of funding is not currently practicable given the prior practice of funding at a 
Threshold Funding level, the possible need for Reserve Funds during the Study period, and the current 

level of inflation. 
 

Accordingly, the Study proposes continuation of a Threshold Funding level.  Annual funding will continue 

at $6,000, with the Board evaluating increases to a fully funding level of $10,726.56, through Annual 
Operating Budget increases, budget carryover, or certificates of deposit.  The goal would be to move the 

Reserve Fund from a Threshold Funding toward a Fully Funding level. 
 

The Board has reviewed and evaluated the Study.  After discussion, the Board approved the Study at its 
Board Meeting on April 16, 2023 and recommends its approval by the Members at its Spring Meeting on 

May 20, 2023.  
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