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An Introduction to What 
We Do at RDH

 New Buildings

 Existing Buildings

 Condition Assessments

 Maintenance Reviews

 Repair/Rehabilitation Design & 
Field Review

 Construction Management: 
managing all repairs

 Maintenance and Planning

 Reserve Studies

 Maintenance Manuals

 Small Project Support

 Litigation Support

 Forensic Investigation

 RDH is in CAN, WA, OR, CA, MA

What is a Reserve 
Study?

 A long-range financial planning 

tool

 30 year evaluation of property 

and components

 Provides a funding plan to 

accommodate anticipated 

future major common area 

repair & replacement 

 Helps Associations make 

informed decisions about the 

allocation of monies

Contents of a Reserve Study

 Oregon:  ORS 100.175 / 94.955

 RCW 64.90 (Common Interest Community) 

 replaces RCW 64.34  Condo act and 64.38 HOA Act for communities 
created after 07 01 18

 RCW 64.90.550 lists contents for reserve studies (similar to

previous requirements)

 RCW 64.34 – Condominium Act

 RCW 64.38 – Homeowners’ Associations 
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Contents of a Reserve Study

 Reserve component list – common property:  Visual walk through for Initial

 Estimates for useful life and remaining life of components

 Quantities of components

 Current repair and replacement cost for each component

 Major Maintenance, Repair, Replacement of common property – 30 Years

 Various disclosure language and statements(WA)

 Special assessments: planned or required?

 Interest and inflation assumptions 

 Current and recommended contribution rates (WA)

 Baseline funding plan + Recommended funding plan + Owners Plan (WA)

 Percent of fully funded – 100% at some point in (WA)

 Reserve Funding Deficiency Tabulation (WA – 2019)

 Maintenance Plan (OR)

Building Types – Significantly Effect a Reserve 
Study

High-Rise Low-Rise Townhouse

Heritage Conversions Mixed Use Homeowner Association

Why is a Reserve Study Important?

Stage 1:
Construction

Stage 2:
5 – 20 Years

Stage 3:
20 – 35 

Years

Stage 4:
35 – 50 

Years

Stage 5:
Old Age

Water heaters

Pumps

Carpets

Fire 
alarms

Boilers

Roofs

Elevators

Transformers

Windows      
& cladding

$

Ongoing 
Maintenance

Some of the Challenges 
for Condominium 
Building Owners

 Deferred Maintenance

 Aging systems and components

 Lack of knowledge

 Inadequate reserves

 Focused on other matters

 Board turnover/continuity
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Initial Reserve Study Process & Update Cycle

Update Report

Update the report 

annually
Preferred Model

How are we going to 

pay for things?

Model 1 
What if..?

Model 2 
What if..?

Model 3 
What if..?

Model 4 
What if..?

Funding      
How much do we 

have?

Expenditures 
How much do we 

need?

Financial Analysis 

How much do things cost?

Physical Analysis 

How long do things last?

Our Building

Components
(EXAMPLES)

Exterior 
Walls

HVAC 
System Security 

Systems

Roofing

ETC…

3 TYPES OF EVENTS

Minor Maintenance
(Operating) 

Major Maintenance
(Reserve Event)

Replacement 
(Reserve Event)

Physical Analysis – The Whole Picture

Physical Analysis – Component List Three Planning Timelines: 
Maintenance Plan vs. Reserve Study

Tactical Plan

Operational   

Plan

Strategic Plan
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Reserve Study Events -
Things to Understand

 Reserve Study is a Plan – not a 
budget!

 Cost predictions are based on similar 
properties, published and historic 
data, BUT accuracy over 30 years can 
be very difficult.

 Sometimes assets lasts longer (or 
shorter) than expected:

 Diligent maintenance extends service 
life.

 Unforeseen conditions can shorten 
service life. 

 Actual events may occur before or 
after the reserve study prediction.

 In some cases – Don’t fix it if it’s not 
broken.

 In some cases – Preventative 
replacement is needed – Fire life 
safety, elevators, or large / long lead 
items

Financial Analysis – What You Need to Know

 Operating Budget Threshold – Chosen by association with 
recommendations by RDH. 

 Reserve Balance Carried Forward – Provided by association and can 
involve some in accuracy as it is a projection to year end.

 Interest Rate  – On YE Balance - Provided by the Association.

 Replacement and Renewal Costs – taken from public sources, 
historic records, vendors, similar projects, etc.

 Inflation Rate – to more accurately predict future costs.

 Cash Flow Models – Required
and Recommended.

Amenities

Sitework

Sitework

Interior Finishes

Fire Safety

Elevator

Mechanical

Electrical

Enclosure

Funding Model or Plan – What is it?

A Funding model depicts all the anticipated expenditures in the 
30-year reserve planning and models cash flow options that 
address the planned expenditures :

Yearly reserve contribution.

Expected yearly reserve expenditures.

Yearly reserve closing balance.

 Inflation and interest assumptions.

 Indicates anticipated or predicted
special assessment events on 

the horizon. 

Funding 
Model 
Example
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Strategic Plan – 30 Year Look-Ahead Establishing a Target Funding Level or Percent of 
Fully Funded

Setting a Target Level:

Threshold Model?

Cash Flow Model?

Percent of Ideal Reserve (100%, 70%, 30%?)

Overfunded 
100+% 

Poor (0-30% *)
Number of big special 

levies

Fair (30-70% *)
Some special levies

Good (70-100%*)
Few special levies

Funding Models- Level of Funding or Percent of 
Full Funded

 Level of reserve saving – not defined by ORS 100, by is described 

by RSW.

 Underfunding will result in future hardship:

 Deferred Maintenance 

 Decline in Property Value and Condition

 Special Assessments

Reserve Study Funding Levels – How Much is 
Enough?

How does an Association establish 

an appropriate funding level?

 Past contribution?

 Large projects eminent?

 Goals for the future?

 How much can we afford?

 Tolerance for risk?

 Special Assessments?

 What are our neighbors
contributing?

 Recommended Contribution 
Rate?
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Reserve Study Updates

 Typically involves a meeting 

between the Association and the 

Reserve Study Provider

 Yearly: Level 3, every 3rd year – site visit

 Update the study to include your new knowledge

 Capture Planned Projects – especially the next five years.

 Looking farther out with a little more certainty

 Maximize your Financial Planning

 Optimizing Funding Models

How to get the Most from your Reserve Study?

 Understand, adopt and implement:  Get 
involved and understand the tool.

 Engage your Community Manager for 
implementation and planning

 Accurate cost estimates

 Complete annual updates

 Capture history and work 
completed

 Reserve Study is a 
living document, keeping it current 
helps you plan and keep up with the 
needs of your property.

 Consider Condition Assessments for 
More Certainty…

Condition Assessments

 A more detailed / in-depth evaluation 

of a building system and/or 

assemblies – to confirm condition, 

performance and remaining life.

 Can be focused on certain systems or 

be multi-system encompassing.

 Visual review of componets

 Often includes testing, sampling, 

measurements or calculations

 Useful in validating the reserve study 

projections especially for large cost 

events that are eminent.

PD

Why Is a Condition Assessment Needed?

A Reserve Study is a high-level study that can’t “see” beyond the 

surface.  A Condition Assessment can inform at a deeper level for 

better accuracy to Reserve Planning or to identify problems.

 Evaluate hidden conditions – Moisture in walls, mold in attics, condition 

of piping (domestic water, fire sprinklers, waste and vent, storm, HVAC)

 Evaluate complex systems (mechanical, plumbing, elevators, HVAC, 

electrical)

 Confirm the need for an activity or remaining service life (especially 

expensive ones) described in the reserve study – Elevator replacement, 

Roof replacement, Plumbing systems

 Diagnose performance issues and repairs needed – HVAC equipment, 

elevators

?
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Biggest & Most Expensive Projects

Glazing / Windows

Cladding

Mechanical Systems

Plumbing System

Elevators

Electrical System

Other

High-Rise TownhouseLow-Rise

Roofing

Glazing / Windows

Cladding

Mechanical Systems

Plumbing System

Elevators

Roofing

Cladding

Buried services

Roadways

Landscaping

Fences

Condition Assessments

 Where needed a Structural Engineer 
can be brought in to review 
conditions of concern.

 Building Enclosure Consultants review 
windows, walls, roofs, caulking, 
membranes, etc.

 Other engineering designations may 
also be called upon (Fire Life Safety, 
Elevators, Mechanical, Electrical, 
Energy).

 Through this analytical process, we 
verify overall condition and identify 
areas that may need renewals or 
repairs.  

 Better information for reserve study.

ASTM E 2018 Standard Guide for Property 
Condition Assessments

 Utilize ASTM E 2018 – Standard Guide for Property Condition 
Assessment: Baseline Property Condition Assessment Process as a basis. 

 PCAs may be inclusive of all building systems or specific to systems 
along (i.e. Building Enclosure). 

 Allows the consultant leeway in scope tailoring efforts to meet the needs 
of the project  

Non-Invasive Assessment

Visual-only method of accessible locations to provide a general 
understanding of the existing conditions. The PCA is non-comprehensive 
and does not speculate as to the condition or performance of concealed 
conditions.

Invasive Assessment

Visual observations with aspects of testing to better understand the as-
built conditions and performance of components. The invasive or testing 
technique allows the consultant to gain a better understanding of the 
underlying system condition and performance.  

Building Enclosure – A Closer Look

25 26

27 28



7/31/2023

8

Access Can Be Challenging…

Sealant Review

Diagnostic and Assessment Tools

Investigative Techniques - Building Enclosure: 
Moisture Probing Exploratory Openings
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Building Enclosure - Scanning Tools:

Thermographic 
Scanning

Impedance 
Scanning

Fire Life Safety – Testing and Evaluation per Code

Investigative Techniques: Camera Scoping

Investigative Techniques: Pipe Sampling for 
Plumbing Systems

Investigative Techniques:
Pipe Sampling for 

Plumbing Systems
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Electrical and Mechanical:  Assess Condition, 
System, Service Life and Performance

TAB – Testing and 
Balancing: Plumbing 
and HVAC Systems

Elevator Systems Consultant Code Evaluation, 
Service Life, Condition

38 of Total

Thermographic Scans Assets that Require Certificates

Boilers and pressure vessels Backflow Valves

Elevators Swimming Pools

Fall protection
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Energy Performance Evaluation

 Energy Audits are a form of Condition 

Assessment - identify opportunities for 

Owners to improve energy performance or 

to reduce greenhouse gas emissions

 Local jurisdictions - code changes that will 

require replacement to meet new 

performance standards

 When replacing equipment – opportunities fo

improve performance and energy usage

 Identify applicable incentive options that may 

be available

Condition Assessment: After Field Work

 Consultant prepares report:

 Describes investigative efforts and systems reviewed

 Lists observations, testing conducted and findings

 Should include photographs

 May include some analysis / data calculations, etc.

 Include Recommendations: 

 Major maintenance needs

 Assets that are approaching end of life and replacement timelines

 Premature failure, obsolescence or other condition concerns

 Additional evaluation needs

 Costs (?)

 Prioritization

 Next steps

With New Information in Hand…

• If this is construction defect – work with attorney to 

resolution

• More accurate information for reserve study planning –

next update

• Repair scope of work (if needed) is conceptually defined

• Can direct further Project planning for the immediate and 

near future

• Repeat the condition assessment in five to seven years.

rdh.com
Learn more at

Discussion
+ Questions

MAINTENANCE PLAN, RESERVE 
STUDY AND CONDITION 
ASSESSMENTS

ksmith@rdh.com
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