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Appendix A – One-Time Assessment and Dock Project Funding 

When the Board reviewed all the options available to contract BMI to build our three replacement docks, 
A, C, D several options were considered. With thoughtful consideration, we chose the fairest option given 
marina fee proceeds were used for village wide expenses for decades, resulting in the loss of interest and 
accumulation of reserves necessary. 

The One-Time Assessment passed on to all homeowners was the only option to not force the Village to 
take on a $3.5 million loan with $1.7M in interest fees, a burden that would continue the cycle of not 
setting aside sufficient funds for future replacement of the docks as is necessary.  
 
As you should already know, the 2018 reserves study identified a marina reserve shortfall of $5,225,673 
and recommended an assessment of $670,000 per year for 9 years to fund the shortfall. This information 
has been presented as part of the annual budget information to all homeowners in the Village beginning in 
2018 and every year since. This reserve shortfall would have equaled $5,341 per lot ($670,000 x 9yrs 
spread over 1129 lots). Through ongoing savings, the marina reserves were built up sufficiently to cover 
the replacement of B dock and 25% of the cost of the remaining (~$1.9M).  By contracting to have the 
remaining docks done all at once and using a local (yet worldwide leader), we are able to finish the 
remaining docks for significantly less than the projected $7.9M. Spreading the replacement out over 
multiple years would have increased the cost more than we would pay in interest by getting the job done 
now.  Because of these things, we now we to raise $3.5 million to fund the replacement of the remaining 
docks (A,C,D) with an assessment of  $3100 per lot.  A significant improvement over projections in 2018! 

Benefits: 

□ No $3.5M loan with interest fees of $1.7M. 
□ Allows marina fees to be set aside for the next replacement as is required, stopping the cycle of 

underfunding the marina reserve fund. 
□ Docks replaced in 2023. 
□ Most equitable for the Village to share the cost of replacement, as it was the entire Village that 

benefited from marina profits for decades when the reserves were not set aside. 
To accomplish: 

□ Marina fees increases of 30% or moorage of $38 per foot vs current rates of $30.75 
□ Marina usage and storage fees to be increased commensurate of similar HOA rates 
□ One-time assessment to all homeowners/parcels of $3100 
□ Homeowner financing options up to 15 yrs that will, in essence, pass interest through to the 

homeowners who need the assistance. 
  



5 
 

Payment Options for One-Time Assessment  

        3 years 5 years 10 years 15 years 
          

Total Assessment  $3,100.00 $3,432.59 $3,715.18 $4,421.66 $5,128.13 
          

Average payment per year - assessment   $1,144.20 $743.04 $442.17 $341.88 
          

Average payment per month - assessment   $95.35 $61.92 $36.85 $28.49 
 

Appendix B –Reserve Study Summary with Updates to 2023 
 

In 2022, the Board engaged the services of Association Reserves to conduct a reserve study on the three 
Association reserve funds:   

o Roads and Drainage Reserves – which fund the long term & major maintenance of our private roads 
and ditches.   

o Marina Reserves – which fund the long-term replacement of the dock, ramps, and fuel area as well as 
the dredging that is done every 3 years. 

o General Reserves – which fund the replacement and major repair of all other large infrastructure 
items such as playgrounds, pools, clubhouse, parking lots, office, etc. 

The reserve study considers when items are typically replaced from a “useful life” perspective and 
functions like a long-term plan, with recommended funding levels sufficient to cover major repairs and 
replacement and when necessary.  While it is a requirement to CONDUCT a reserve study, it is not 
required to follow it to the letter though it is generally recommended to do so to ensure the long-term 
viability of our community property and preserve property values in a community. 

For 2023, the current reserve studies reflect the following: 

Roads and Drainage – As long as we increase our contribution each year (as the captioned budget 
reflects) and embark on a long-term preventive maintenance program, no shortfall is anticipated.  The 
program was implemented in 2019 and completed in 2020.  In the 2023 budget, with a contribution of 
$211.98 per lot, no shortfall is anticipated, and the funding level meets recommendations of the reserve 
study.    

Marina – With the dock replacement project approval, the anticipated net revenue from marina 
operations will be transferred to marina reserves.  The one-time assessment of $3100 will be used for the 
dock replacement project in 2023.  Without the one-time assessment, we continue to be significantly 
underfunded ($3,500,000). 

General – The 2023 budget allocation is $108.90 per lot. No deficiency is anticipated, and the funding 
level meets the baseline recommendations of the reserve study.  
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Appendix C – Budget Meeting Requirements & Ratification 
RCW 64.90.525 

Budgets—Assessments—Special assessments. 

(1)(a) Within thirty days after adoption of any proposed budget for the common interest community, the 
board must provide a copy of the budget to all the unit owners and set a date for a meeting of the unit owners to 
consider ratification of the budget not less than fourteen nor more than fifty days after providing the budget. Unless 
at that meeting the unit owners of units to which a majority of the votes in the association are allocated or any 
larger percentage specified in the declaration reject the budget, the budget and the assessments against the units 
included in the budget are ratified, whether or not a quorum is present. 

(b) If the proposed budget is rejected or the required notice is not given, the periodic budget last ratified by 
the unit owners continues until the unit owners ratify a subsequent budget proposed by the board. 

(2) The budget must include: 
(a) The projected income to the association by category; 
(b) The projected common expenses and those specially allocated expenses that are subject to being 

budgeted, both by category; 
(c) The amount of the assessments per unit and the date the assessments are due; 
(d) The current amount of regular assessments budgeted for contribution to the reserve account; 
(e) A statement of whether the association has a reserve study that meets the requirements of 

RCW 64.90.550 and, if so, the extent to which the budget meets or deviates from the recommendations of that 
reserve study; and 

(f) The current deficiency or surplus in reserve funding expressed on a per unit basis. 
(3) The board, at any time, may propose a special assessment. The assessment is effective only if the board 

follows the procedures for ratification of a budget described in subsection (1) of this section and the unit owners do 
not reject the proposed assessment. The board may provide that the special assessment may be due and payable in 
installments over any period it determines and may provide a discount for early payment. 
 
 
Appendix D - How the law affects BBVCC 
This year, given the complexity of adding in a special assessment, our legal team has advised us of the 
following: 
How do homeowners vote & what do they get to vote on? Homeowners must vote IN PERSON and AT A 
MEETING.  Then, they only vote to reject the proposed assessment budget.  The majority of all owners in 
good standing must vote to reject otherwise the approved budget has been ratified. 
 
What about the non-dues fees?  The Board has the autonomy to set fees for services and amenities.  
These are taken into consideration when putting together the budget and determining how much is 
needed from assessments, but these fees are not voted on by the homeowners.  For example, if the 
community rejects the assessment level and assessment budget, then the Board may have to increase 
user & special service fees to make up the difference in lost revenue.  
 
What happens if the budget is not approved?  If enough owners vote to reject the budget, the annual 
assessments remain the same and the prior year budget total.  That said, since the revenue to meet the 
needs of the Association don’t disappear, fees such as payment plan fees, ACC fees, user fees will have to 
be evaluated to be increased to make up the short fall.  In this case, the Village would proceed with 
$3.5M loan for the docks as has been approved and identify cost savings/revenue increases that will 
make up the difference required for both operations and loan payments.  Examples of decisions the 
Board could make:  delaying the improvements planned for 2023, increasing fees in all categories, and 
potentially cutting back amenity hours of operation & extra services.  They will also have the option of 
presenting a new (or the same) budget at a later date.   

http://app.leg.wa.gov/RCW/default.aspx?cite=64.90.550
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