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Glenmore Community Association 
2016 Budget 

 
Budget Narrative 
 

Expenses 

The 2016 GCA budget projects a 7% increase in operational and reserve expenditures, at 

approximately $911,000 compared to $849,000 in 2015. In addition to inflationary pressures, 

this increase reflects the following changes: 

1) About half of the increase is attributable to the inclusion of the first phase of 

professional management of the GCA. The 2008 Transition Plan had anticipated a 

handover from the developer to professional management starting in 2008 and 

completed by 2015. But due to the events of 2009, we elected instead to make an 

immediate transition to an all-volunteer staff concept, which is still in place.  More 

recently, the 2014 Strategic Plan projected that we would begin phasing in professional 

management support at the start of 2017. The GCA board believes that the community 

has grown too large to effectively manage with an entirely volunteer staff. Although the 

specific timing and details will be guided by the recommendations of a new Professional 

Management Review Team, the budget includes an assumption that that the process 

will start in mid-2016, with the introduction of a part-time general manager and 

communications specialist. 

2) Maintenance costs are increasing noticeably as a result of the ageing of our community 

property. This can be seen in such things as the costs of sign replacements, water 

infrastructure repairs, pond maintenance, and the need to remove or replace dying and 

diseased trees. 

3) We are anticipating that the remaining common areas owned by Glenmore Associates 

will be deeded to the GCA during 2016, including the soccer field area. In addition to 

extra maintenance costs, we expect to incur some small capital expenditure as part of 

the transfer, in exchange for receiving ownership of the three-acre triangle of wooded 

land immediately outside of the gatehouse which is not currently designated as 

common area. 

4) As legally required every 5 years, we have completed a new Reserve Study, which has 

re-examined the amount required to be held as ‘allocated reserves’. The study followed 

the standard procedures for homeowner associations. Reserve funds are designed to 

cover larger maintenance or replacement expenses which are not normally part of an 

annual operating budget. Some of these are due to unpredictable events (like weather 

damage), and some are more directly related to the ageing of the assets. Based on this 
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study, we will need to hold $348,000 in allocated reserves at the end of 2016. This is a 

slight reduction from the previous study, mostly as a result of a lower reserve for roads 

since the introduction of annual road maintenance activities within the operating 

budget. Going forward, we will need to plan for contributions of around $70,000 per 

year to these reserves. 

 

Capital Appropriations 

In addition to meeting anticipated operating and reserve expenses, the GCA must fund 

anticipated capital expenditures. The plan assumes $71,000 of capital project expenditure in 

2016, including costs associated with transferring the soccer field and other common areas, 

computing equipment for the new manager, and an allowance for some form of traffic calming 

or pedestrian safety modification. (Note that none of these is currently approved – each will 

require separate authorization by the GCA board.) 

Revenue 

The amount of revenue required to fully offset expenses and capital appropriations in 2016 

would have represented an increase in the annual assessment (dues) of 20%. However, we 

have chosen to absorb much of the cost increase by contributing from our ‘unallocated’ 

reserves which are not earmarked for any other use. Consequently, we plan a more measured 

approach, which constrains this year’s dues increase to that which can be applied without 

requiring a community vote, namely an increase from $933 to $1,020 per year, or 9.3% 

increase. Bear in mind that the only increase since 2012 was made last year, and this covered 

just the incremental cost directly related to the purchase of the equestrian parcel.  

In 2016, we will transition to bi-annual rather than annual billing, in an effort to help our 

property owners manage this obligation. This means that $510 per lot will be due by March 1 

and the remaining $510 by September 1.  The GCA’s cash flow position will remain positive. 

Cash Position 

The net impact of these plan assumptions will be a reduction of year end cash from about 

$681,000 in 2015 to $597,000 in 2016. Of this, $75,000 will be needed to fund the following 

year’s operating account for the first couple of months prior to receiving dues, and $348,000 

will be needed as ‘allocated’ reserves. This leaves a balance of $175,000 of ‘unallocated’ 

reserves, which will be available to future GCA boards to minimize future dues increases if so 

desired. 
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Yr End Est. Budget

2015 2016 Assumptions for 2016

Lots & Dues

Avge # Lots 790 805 Based on latest lot projections

Dues per lot $933 $1,020 Dues increase to cover increased costs, twice-yearly billing

% Dues Increase + 8.9% + 9.3%

Revenue

Dues $740,820 $817,816 Assumes 0.4% delinquency

Glenmore Country Club's Share of Gatehouse $54,000 $55,157 Fixed at 20% of Securitas costs

Glenmore Farm Inc. Rent $120 $120

Interest Earned (Incl. Reserves) $820 $1,123

Construction Impact Fees $12,000 $16,900 13 eligible new homes @$1,300

Other Revenue $9,500 $7,000 HOA packets & Late Fees (2015 incl. $4,815 late Sp Asst)

Total Revenue $817,260 $898,115

Expenses

Administration

Miscellaneous Administration $1,200 $4,200 Incl. volunteer service recognition dinner

Administrative Supplies & Postage $1,000 $2,600 Incl. bi-annual invoice & two receptions for new residents

Website & Database $4,500 $4,000

General Manager $25,000 Incl. allowance for professional mgmt from mid 2016

Admin/Minutes/Communications $12,000 $21,375 Incl. allowance for professional mgmt from mid 2016

Bookkeeping $7,200 $7,200

Common Area Maintenance $9,600 $9,600

Compliance $2,400 $2,400

Sub-Total $37,900 $76,375

Equestrian Parcel

Equestrian Parcel Debt $60,196 $60,196 Fixed mortgage payment

Sub-Total $60,196 $60,196

Animal Control

Wild Animal Removal $2,000 $2,000

Dog Stations $1,000 $4,000 Contracted service for 6 dog waste stations

Sub-Total $3,000 $6,000

Common Area Maintenance
Irrigation Line Maintenance $1,700 $1,700 Incl. VDOT annual bond

Landscape Maintenance $36,100 $30,000

Multi-use Trails $5,000 $5,000

Rentals $1,020 $1,200

Sign Maintenance $12,000 $14,000 Increased frequency of sign repairs

Trash Pickup $6,000 $1,000 Dumpsters discontinued

Tree Maintenance & Removal $10,000 $15,000 Increased tree maintenance requirements

Tree Addition & Replacements $10,000 Increased tree maintenance requirements

Turf Maintenance $80,000 $80,000 D&D contract. Incl. provision for soccer field

Walking Path Maintainence $5,000 $5,000

Sub-Total $156,820 $162,900

Residential Area Maintenance

Leaf and Limb Removal $17,340 $18,000

Sub-Total $17,340 $18,000

Storm Emergency Cleanup

Snow Removal $25,000 $10,000 Additional costs will be covered from reserves if needed

Storm Cleanup $5,000

Sub-Total $25,000 $15,000

Water Resources

Dams & Pond Maintenance $16,250 $30,000 Incl. additional pond maintenance requirements

Ponds Utilities $6,500 $7,000

Dam, Pond & Stream Regul'n $10,000 $10,000 Dam study phase 2

Storm Water Infrastructure $20,000 $15,000 Limited storm water repairs

Storm Water Treatm't Facilities $5,000 Contracted inspections & reports for new facilities

Sub-Total $52,750 $67,000

2016 Revenue & Expenditure Budget
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Yr End Est. Budget

2015 2016 Assumptions for 2016

Roads

Road Resurfacing and Repair $200,000 $150,000 $100,000 accrued in 2015 for Scottish Homes paving postponed to 2016*

Road Resurfacing GCC Share ($20,028) $0 GCC share of Piper Way fully repaid in 2015

Sub-Total $179,972 $150,000

(*for clarity only - audited accounts will show SH expenditures in 2016)

Professional Services, Insurance & Taxes

Attorney and Related Professional Services $10,000 $10,000

Auditor $9,500 $9,000

Federal & State Income Taxes $510 $500

Insurance $11,500 $12,500 Increased umbrella insurance to $10 MM

License and Other Taxes $1,500 $1,600

Sub-Total $33,010 $33,600

Gatehouse

Gatehouse Maintenance & Repairs $6,000 $3,500 2015 included new floor and backflow preventers.

Supplies $2,500 $2,500

Computer & Software Maintenance $500 $1,500

Equipment Maintenance Contracts $3,000 $3,000

Utilities $7,500 $7,800

Guard Contact $214,200 $220,626

Sub-Total $233,700 $238,926

Crime Safety

Safety Patrol $15,000 $15,000

Vehicle Maintenance $2,550 $2,500

Sub-Total $17,550 $17,500

Contingency $10,000 $20,000 Contingency increased to 2.3%

Total Operational Expenses $827,238 $865,497

Expenditures from Reserves:

   Tree Replacement - Bremerton $10,000 $10,000

   Unplanned $12,000 $35,900

Total Reserve Expenses $22,000 $45,900 From Reserve Study Projections

Total Operational Expenses & Reserves $849,238 $911,397

Net Income/(Loss) ($31,978) ($13,282)

Capital Appropriations

Darby Road Footpath Design $10,000

Common Area transfer from GA $11,000 Allows for transfer of additional 3 acres adjacent to gatehouse
Soccer Field Equipment $15,000 Following anticiapted transition from Glenmore Associates

Equipment for new admin Staff $5,000 Allowance for professional staff computing equipment

Vehicle/Pedestrian Safety $40,000 Allowance for traffic calming or pedestrian safey measures

Total Capital Expenditures $10,000 $71,000

Cash Reserves (Year End)

Allocated Reserves $329,323 $347,609 New Reserve Funding Targets

Operating Account Float $70,000 $75,000

Unallocated Reserves $282,176 $174,609

Total Yr End Cash $681,499 $597,217

2016 Revenue & Expenditure Budget


