
 

 
 

Keanland Park HOA Board Meeting 
May 7, 2025 

 
 
 
Board Members Present: 
Kevin Ruoff, Secretary  Marc Groenier, Treasurer Chuck Klamm, At Large  
 
Community Members Present as identified in Zoom: 
Bruce and Margaret Snyder     Jon’s I phone     Danielle and Greg Sullivan     Thom and Loraine Miller 
Bill Lesar     Carolyn and Rich Whittinger     David and Becky Schultz     Marilyn     Paul Abbott      
Steve Barclift   
 
The Board Meeting of the Keanland Park HOA was called to order by Kevin Ruoff, Board Secretary, on 
behalf of Board President Jim Huentelman who was unable to attend, at 6:30pm.  Kevin introduced the 
board members present for the meeting.  Kevin stated the purpose of the meeting was to discuss the 
2025 budget, review a recent reserve study that has been completed and then take a forward look at 
financials to determine how to build up the HOA reserves as noted in the reserve study. 
 
Kevin turned the meeting over to the HOA Treasurer Marc Groenier.   Marc started by discussing the 2025 
budget as shown below. 
 



 
 
 
 
Marc noted that this budget appears different than prior years as Operating and Reserve funds are now 
showing as two separate columns.  Operating funds are for those items we spend money on each year, 
where the reserve fund is set aside for things that occur in the future.  Items in blue are notations.  Marc 
showed how Member Dues for 2022, 2023 and 2024 were $450, but 2025 is separated out between the 
Operating fund and the Reserve Fund.  Since this presentation was being done after the invoices were 
sent out, no dues increases were included. 
 
Road usage fees in the past were collected into the Operating Fund but are now part of the Reserve Fund.   
Transfer fees have always belonged in the Reserve Fund. 
In the past, interest income was only from Olympia Federal Savings and Loan but we are now in the 
process of moving most of our money to Fidelity and we promise a much more significant income. 



 
 
Marc went on to discuss Expenses, the funds needed to maintain the HOA as well as the General and 
Administrative expenses which are the expenses incurred such as taxes paid, professional services and 
others that are not considered operational. 
 
Marc noted the new category of Road Repairs.  In the past, crack repair and road striping were considered 
general fund items, and are now moved to the reserve fund.  We have enough in reserves to cover any 
crack sealing needed. 
 
Marc has restructured the General and Administrative fund items such as Dues and Subscriptions which 
are all now categorized under Telecommunications. 
 



 
 
Marc noted on page 3 that we have a new category of expenses for Storm Water Taxes, stating the county 
has finally caught up with the HOA and we have property where we must pay about $450 per year for 
storm water fees. 
 
Marc pointed out that our federal income tax projection is significantly higher than in prior years due to 
our projection of earning a lot more money from investing with Fidelity. 
 
Under Excess (Deficiency) line shows a deficiency which is caused by the presentation style being used.  
Marc’s plan is to have the Reserve Fund pay for its own income tax.  In prior years all income tax was paid 
from the operating fund.  Going forward, Marc will transfer money from the Reserve Fund to the Operating 
Fund to pay for its share of income tax.  Marc showed that if you add the $1,775 listed under Reserve Fund 
transfer for Income Taxes to the negative $1,430 you show a slight profit for the operating fund. 
 
 
We have a balance in our Operating Fund of $71,588.  Marc will be transferring $54,350 from the 
Operating Fund to the Reserve Fund for future use. 



 
 
Marc noted that the last sheet (Page 4) shows how the income taxes were calculated. 
 
 
Marc proceeded to discuss the Level 1 Reserve Study that was conducted by a company called Cedcore.  
A reserve study is analysis of all the common assets of the HOA that wear out, such as roads and  road 
signs.    We own all the mailboxes and will at some point need to be replaced.  The study determines the 
physical condition of these assets, their life expectancy and useful life and the current cost of 
replacement and from this come up with a component list.  The second part of a reserve study is the 
financial analysis that looks at our reserves as well as future demands on those reserves for the 
replacement and refurbishment of those assets and sees whether we have enough reserves to meet 
those needs.  This amount expresses as a percent funded; what percent of our reserve needs are 
currently funded.  Ideally, we should have 100% funded.  An example of this, even though we do not have 
carpet, is:   
 

 
 



As stated, the level 1 study provides a list of all major components and major repairs needed in between 
replacement. 
 

 
 
In the above, an example would be that we have 237,200 square feet of roads that belong to Keanland 
Park HOA and are maintained by the HOA and NOT Thurston County.  The estimated cost of crack sealing 
currently is $28,500, useful life (UL) of 5 years and the remaining useful life (RUL) of three years. 
 
Eventual replacement for the roads, in about 31 more years (RUL) is estimated at today’s cost of 
$771,000.   Replacement means taking off all the asphalt and putting a new asphalt down.   
 
In the reserve study they looked at our component list and then looked at our finances. 



 
 
In the above, the reserve balance as of January 1, 2025 (which has since been increased) was $101,077.  
To be fully funded, we would need $228,365, which means we are currently 44% funded.  The above also 
shows our interest rate at 0.51%, but was we move accounts to Fidelity, we will earn eight to nine times 
that amount.  
 
Based on the analysis by Cedcore as seen below, our current funding is 0 and, based on our current 
needs, we will be out of money by 2031.  Marc projects even with our additional income from interest, 
road usage fees from OlyEco and our $300 per home in transfer fees,  
we will still be out of money by 2032 unless we start contributing more to the reserves. 
 



 
 
Cedcore is recommending, based on their analysis, that if we contribute $528.17 per member per year to 
the reserve fund and increase by the rate in inflation per year, we would be fully funded by 2032. 
 
The following chart shows that projection: 
 



 
 
This amount, an increase to our annual dues of $528.17 per year to the dues is a shock, however Marc 
and the Board have come up with an alternative that we think will be much better which will be covered 
later. 
 
 
 
Cedcore has made some assumptions such as when dues are collected, when bills are paid and interest 
income.  Based on this we took their list of components and put them on a table for our use. 
 



 

 



 
 
 
 
 
 
 
 
 



 

 
 
 
This brings us to our dues calculations: 
 



 

 
 
As we look at the above, remember we never used to look at separate operating and reserve funds and it 
appeared we had plenty of reserve funds, so no one calculated how much reserve funds we needed to 
collect for future needs.  Now that the funds are separated, we need to calculate our operating funds 
separate from our reserve funds. 
 
In the future, if our operating funds are too small, we will need to increase the dues and if they are larger 
than what we need, we can shave something off our reserves.  Based on the above out of our current 2025 
dues of $450, $335 is going to operating funds and $115 is going to reserve funds. 



 
The below shows a calculation for our projected operating fund to allow for payment of expenses and to 
maintain an ending fund balance of 50% of the budget. 

 

 
 
 
We currently have $115 per homeowner, per year, going into the reserve fund.  The following sheet shows 
the projected Reserve Fund activity for the next 33 years. 
Marc has created a formula to get the reserve fund dues to where all is said and done, we have enough in 
our reserve fund to cover the $2,000,000 estimated of 2056 expenses.  The reserve study only took us to 
2054, but two years later in 2056 we are projected to need full road replacement of approximately 
$771,000 in today’s dollars will be a little less than $2,000,000 in 2056. 
 



 

 
 
 
Based on the above we have come up with a formula that will increase the reserve fund dues by $180 and 
will then mirror the 3% rate of inflation.   The operating dues are going up by about 3% per year.  Our 
reserve funds, after our proposed $200 increase, will then go up approximately $20-$25 per year 
thereafter as can be seen on the chart below. 
 



 
 
 
The initial above initial increase of $200 was chosen so that we could get a good funding start on the 
Reserve Fund and then make the Operating Fund and the Reserve Fund increase by approximately 3% per 
year thereafter. 
 
The way this option was arrived at was looking at several options for increasing the dues to increase the 
reserve funds.   As can be seen on the chart below, the first option was to increase dues by $30 per year.  
In looking at this option further, by the year 2038, this became the most expensive option for 
homeowners. 
 
Next, a 7.8% increase in dues per year was looked at, but then this became the most expensive in 2044. 
 
If we followed the Reserve Study example and put $485.00 it became currently the most expensive, but if 
we look at the end of time, the $30 per year option by 2067 the dues would be $1,960.   In the 7.8% option 
dues would be $2,470 by 2067 and in the Reserve Study recommendation the dues would be the lowest at 
$1,360 in 2067.    



 
Using the option of a onetime $200 increase in dues in 2026 and then increasing dues by approximately 
3% each year thereafter, the dues in 2067 would be $1,725.    The board feels that this is a happy medium 
where the dues are not going up exorbitantly high, but people can count on an increase of about 3% each 
year after 2026. 
 

 
 
 
The following sheet shows the projected percentage funded by year based on the recommended dues 
increase. 
 



 
 
 
The next page below shows two goals we need to hit.  The first is that 60% of our income is from operating 
dues and that 90% of our operating expenses are for the actual operations of the HOA. 
 



 

 
 
 
While not part of the budget, Marc did provide a three year balance sheet to show we have transferred 
money from the Operations Fund to the Reserve Fund for the transfer fees and the road usage fees. 
 



 

 
 
Marc stated that all of these are projections; if the rate of inflation goes high, if our earnings plumet, if our 
expenses increase, these projections will change.  For now, this is our crystal ball with our best 
projections. 
 
 
 
 
 
 
 
 



Kevin closed out the meeting thanking Marc for all his time and effort in putting this budget and proposal 
together, and this was echoed in the comments by a few Members in attendance.   It was noted that the 
majority of Homeowners have paid their dues, only 4 remain outstanding. 
 
Kevin noted that the HOA will need to increase dues going forward and that will need to be voted on by all 
Members.  The board will be putting together a document to get out and a vote put together.    The Board 
recognizes that no one wants dues to increase but it is either an increase in our dues, or at some time 
there will be a special assessment everyone would be responsible for.  Kevin noted that an increase per 
year is the least expensive out of pocket option.  Marc noted that it is also about equity.  We do not want to 
put too much burden on the current Homeowners but at the same time it just is flat out not fair to put 
everything off so that Homeowners down the road are hit with a $20,000 - $30,000 special assessment for 
roads to be resurfaced.  It is our obligation. 
 
Lorraine Miller thanked Marc for his work and mentioned she was thankful for the Level 1 Reserve Study 
rather than the Level 3 that Todd had done in 2020.  Lorraine also asked if there was any discussion about 
increasing the resident joining fees (which we are calling transfer fees now, based on a community vote in 
2024).  Kevin stated that the board would look at this in the future. 
 
Several attendees commented that the Keanland Park HOA dues were low compared to other 
communities nearby.   Marc stated that if we had increased dues by the rate of inflation every year from 
2016 to 2025, we would be paying north of $600 today.  
 
Kevin adjourned the meeting at 7:30pm. 


