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2021 

ACTUAL 
YEAR END

2022 
Approved 

Budget

2023      
Approved 

Budget

Monthly 
Budget

Monthly 
Cost            

Per Unit

Income:
4001 Association Dues 460,596.00 503,040.00 613,080.00 $51,090.00 $390.00
4006 Interest Income 498.75 0.00 600.00 $50.00 $0.38
4030 Laundry 16,338.00 12,000.00 14,400.00 $1,200.00 $9.16

TOTAL INCOME: 478,346.75 515,040.00 628,080.00 52,340.00 399.54

EXPENSES:
     Administrative:

5001 Bank Charges/Coupon Books 1,192.60 1,608.00 1,500.00 $125.00 $0.95
5002 Office (copies, envelopes, postage) 1,371.22 1,200.00 1,200.00 $100.00 $0.76
5003 CPA Review or Audit & Tax Return 1,790.00 2,100.00 2,100.00 $175.00 $1.34
5008 DBPR - State Div of Business 524.00 528.00 528.00 $44.00 $0.34
5009 Legal 406.86 1,200.00 1,200.00 $100.00 $0.76
5010 Management Fee 16,800.00 17,400.00 19,200.00 $1,600.00 $12.21
5016 SCCA Dues/Board Education 85.00 84.00 84.00 $7.00 $0.05
5018 Corp Fees Sunbiz 61.25 72.00 72.00 $6.00 $0.05

     Total Administrative Expenses: 22,230.93 24,612.00 25,884.00 2,157.00 16.47

    Insurance:
5051 Equipment Breakdown 0.00 900.00 900.00 $75.00 $0.57
5052 Crime Bond & D&O 6,286.77 5,400.00 3,000.00 $250.00 $0.00
5056 General Liability 4,587.33         9,420.00           9,420.00           $785.00 $5.99
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5057 Insurance Appraisal (Update) 0.00 0.00 0.00 $0.00 $0.00
5058 Property Policy (3% wind deduct) 31,320.06 38,304.00 51,252.00 $4,271.00 $32.60
5059 Umbrella 1,325.52 756.00 1,920.00 $160.00 $1.22
5061 Worker's Comp Basic Policy 710.00 624.00 600.00 $50.00 $0.38

     Total Insurance Expenses: 44,229.68 55,404.00 67,092.00 5,591.00 40.77
 

    Building Repairs & Maintenance:  

6007 Elevator Contract (Otis) 9,089.55 9,060.00 9,840.00 $820.00 $6.26

6008 Elevator Permit 225.00 240.00 240.00 $20.00 $0.15
6009 Elevator Repairs 5,880.68 2,928.00 2,400.00 $200.00 $1.53
6018 Janitorial/Cleaning Supplies 1,694.95 1,500.00 1,200.00 $100.00 $0.76
6019 Laundry Equipment 12,590.23 6,000.00 14,400.00 $1,200.00 $9.16
6022 Maintenance Employee 32,519.13 40,680.00 46,200.00 $3,850.00 $29.39

6025 Payroll - Employer Taxes, work 
comp, report & filing fees 10,113.49 11,712.00 13,860.00 $1,155.00 $8.82

6027 Indoor Pest Control 2,520.00 2,520.00 2,700.00 $225.00 $1.72
6030 Pool Maintenance Company 4,740.00 5,100.00 5,880.00 $490.00 $3.74
6031 Pool Permit 350.35 360.00 360.00 $30.00 $0.23
6032 Pool Repairs / Supplies 4,778.33 1,200.00 600.00 $50.00 $0.38

6039 Security & Safety (Monitoring, Fire exting, 
inspections, cameras, repairs)

9,741.98 3,900.00 7,020.00 $585.00 $4.47
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6043 Supplies & Equipment 9,047.63 6,000.00 6,096.00 $508.00 $3.88
6050 Transfers from Reserves -14,074.64 0.00 0.00 $0.00 $0.00

     Total Repair & Maint. Expenses: 89,216.68 91,200.00 110,796.00 9,233.00 70.48

     Grounds Maintenance:  
7001 Fertilization & Chemicals 5,529.00 5,400.00 5,400.00 $450.00 $3.44
7002 Irrigation 2,633.44 1,200.00 1,200.00 $100.00 $0.76
7004 Grounds Maint Contract 16,800.00 16,800.00 18,000.00 $1,500.00 $11.45
7005 Palm Tree Trimming 2,970.00 3,000.00 4,200.00 $350.00 $2.67
7006 Plants, Sod and Mulch 328.75 1,200.00 1,200.00 $100.00 $0.76

     Total Grounds Expenses: 28,261.19 27,600.00 30,000.00 2,500.00 19.08
 

     Utilities:  
8001 Cable/Internet 88,407.04 93,144.00 99,600.00 $8,300.00 $63.36
8002 Cell Phone Reimbursement 600.00 600.00 600.00 $50.00 $0.38
8003 Electric (FPL) 18,601.20 20,040.00 24,000.00 $2,000.00 $15.27
8009 Telephone (8 lines) 3,359.16 3,600.00 3,600.00 $300.00 $2.29
8010 Trash (City Fees) 16,023.17 17,700.00 25,704.00 $2,142.00 $16.35
8012 Water & Sewer 60,433.60 62,220.00 72,000.00 $6,000.00 $45.80

     Total Utilities: 187,424.17 197,304.00 225,504.00 $18,792.00 $143.45
TOTAL EXPENSES: 371,362.65 396,120.00 459,276.00 $38,273.00 $290.25
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Reserve Savings:  
9002 Elevator 34,200.00 33,060.00 37,020.00 $3,085.00 $23.55
9010 Misc Building Components/Interest 1,200.00 600.00 2,856.00 $238.00 $1.82
9011 Paint 15,540.00 17,400.00 40,800.00 $3,400.00 $25.95
9013 Pool 3,600.00 6,000.00 15,600.00 $1,300.00 $9.92
9016 Roads/Paving 7,440.00 6,000.00 6,780.00 $565.00 $4.31
9017 Roof 46,620.00 43,620.00 46,800.00 $3,900.00 $29.77
9018 Seawall 8,220.00 10,440.00 15,684.00 $1,307.00 $9.98
9025 Laundry Machines 1,200.00 1,800.00 3,264.00 $272.00 $2.08

     Total Reserve Savings Expense: 118,020.00 118,920.00 168,804.00 14,067.00 107.38
 

TOTAL EXPENSES w/ RESERVES: 489,382.65 515,040.00 628,080.00 $52,340.00
 

Net Profit (Loss) (11,035.90)$     0.00$                -$                  0.00  

Monthly Assessment per Unit: 293.00$     $320.00 $390.00
Annual Increase:  $         3.00  $        27.00 $70.00



THE ASSOCIATION OF PELICAN POINT, INC.  RESERVE ANALYSIS

Printed 11/30/22

 Estimated  (State-Mandated) 
Year End 2023 2023

ESTIMATED REMAINING  REPLACEMENT  BALANCE  FULL-FUNDING Monthly
ITEM LIFE/YEARS LIFE/YEARS  COST  (12/31/22)  REQUIREMENT Funding

Paint (Last Painted 2014 by C&J): $90,052.00 $40,800.00 3,400.00$           
"A" Building ($20,275) 10 1 $29,200.00
"B" Building ($20,275) 10 1 $29,200.00
"C" Building ($20,275) 10 1 $29,200.00
Walkways ($7K in 2022) 10 4 $14,000.00

$101,600.00
Paving: $48,426.00
Parking Lot Protective Coating (2017) 6 1 $19,000.00 -$                  $2,000.00
Parking Lot Resurfacing (2012) 30 19 $120,000.00 -$                  4,780.00$                 565.00$              

 
Roofs: $205,385.00 $46,800.00 3,900.00$           
    "A" Building (installed 2017) 20 14 $287,000.00
    "B" Building (installed 2018) 20 15 $287,000.00
    "C" Building (installed 2018) 20 15 $287,000.00

Elevators (3) 7.8 $444,000.00 * $155,205.00 37,020.00$               3,085.00$           
    Doors (3 bldgs @ $12,500 each) 20 5 $150,000.00
    Electronics ("A" @ $88,000) 25 10 $88,000.00
    Electronics ("B" @ $88,000) 25 10 $88,000.00
    Electronics ("C" @ $88,000) 25 10 $88,000.00
    Cab Upgrades (3) 25 4 $30,000.00

Laundry Machines                              (24 
Washers/24 dryers $1100 ea) 15 5 $52,800.00 36,453.00$       3,264.00$                 272.00$              

Pool (resurface / equipment / deck tile / 
furniture) new furn in 2022 $12K 10 4 $62,000.00 $193.00 15,600.00$               1,300.00$           

Seawall - 1212 feet (completed 2018) 50 45 $727,200.00 $21,650.89 15,684.00$               1,307.00$           

Misc. Building Components misc various $250,000.00 $155,781.00 2,856.00$                 238.00$              
    See information below:  ===========  ===========  ================  ============

$3,183,200.00 $713,145.89 $168,804.00 $14,067.00

"Deferred Maint" includes Fire Systems, Lift Station, Tennis Court, Concrete Restoration, Gate & Fences, Mailboxes, Clubhouse,
Parking Lot Lighting, Flagpole, Entrance Sign, Pavilion, Deck behind the Clubhouse, Landscaping, Doors, Drywall & Plumbing. 
These items present unknown variables for factoring approximate needs.
Therefore, having a "growing account" for these items will allow the Association to fund repairs or replacements when needed.

 

WHILE FULLY-FUNDING RESERVES CANNOT GUARANTEE ALL REPAIRS WILL BE BUDGETED,  WAIVING OF RESERVES, IN WHOLE OR IN 
PART, OR ALLOWING ALTERNATIVE USES OF EXISTING RESERVES, MAY RESULT IN UNIT OWNER LIABILITY FOR PAYMENT OF 
UNANTICIPATED SPECIAL ASSESSMENTS REGARDING THOSE ITEMS. (FS 718.111)



Written Justification for Line Item Costs
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Income:

4001
Association Dues

The proposed budget increase per month is substantial due to major insurance rate hikes, expected 5% cable/internet cost increases, 
utility increases and estimated replacement cost increases with current high material costs. This budget is considered a "fully-funded" 
budget.

4006 Interest Income Interest on your Operating funds only. Reserve interest is separated.

4016 Keys & Gate Cards
Front entrance gate cards are $10 and gate openers are $35. If you lose your mailbox key, it is $35 for a replacement lock with 2 keys. 
Replacement "people gate" keys are $15.00 each.

4020 Late Fee Interest We never budget for this. We hope all owners will pay their bills on time.
4030 Laundry All money collected is used to offset expenses and maintain the machines.
4055 Misc Income Catch all for Special Assessments, insurance income, anything not expected as budget is being prepared.

     Administrative Expenses:
5001 Bank Fees The cost of coupon books, checks and Appfolio bank fees. Coupon users are billed for those books. ACH is free
5002 Office This line includes postage, copies, postage and on site office supplies.

5003 CPA/Tax Return & 
Review/Audit             

Based on income, Florida Statute requires that an AUDIT of the records be completed for 2022, along with filing tax returns. Owners can 
vote for a REVIEW, so this cost is for that lower option. This must be completed by a licensed CPA in early 2023. 

5009 Legal The Law Offices of John DiMasi, PA are the association attorneys. 
5010 Management Fee New management will be in place for 2023, so estimating $150/mo increase 
5016 SCCA Dues/Board Classes Space Coast Condo Assn membership and Board classes/seminars

5018
Sunbiz FL Div of Corp Fees

Every year, the state bills the Association $4.00 per unit to cover education, arbitration, complaint oversight and statute printing. All unit 
owners are entitled to a copy of the Florida Statute 718 and Admin Code 61B by calling 850-488-1122.

5021 Income Taxes Paid IRS charges 30% tax on income other than monthly homeowner fees. (Laundry income)

    Insurance:
5051 Boiler & Machinery This covers the elevators and fire pumps; large, expensive equipment, in the case of fire or lightening hits.
5052 Crime Bond This policy covers all money the Association has, in case of theft. It is required by FL. Statute.
5053 Directors & Officers (D&O) This "D & O" insurance provides legal coverage for the Board members if a resident decides to sue for their decisions.
5056 General Liability This protects the Association from lawsuits

5058 Property Policy The property is valued at $17,572,182. Agents expect a 12-20% increase in June of 2023. Hurricane deductible is 3% of value, $527,165, 
which would be a $4,025 special assessment per owner, if needed. 

5061 Worker's Comp Liability This coverage is to protect the Association if a contractor does not have their own Worker's Comp policy and their employee gets hurt on 
your property. Without it, they could sue the Association for "unlimited" amounts. 

     Repairs & Maintenance:

6007 Elevator Contract & Elevator 
Phones

Otis Elevator should visit monthly for Preventive Maintenance and should respond to emergencies within 3 hours. Expecting a 5% increase.

6008 Elevator Permit Annually the state requires a 3rd party inspection before they will issue the permits, 1 per elevator.



Written Justification for Line Item Costs

Page 2 of 2

6009 Elevator Repairs As needed.  

6018 Janitorial This line is for supplies, since this job is handled in house.
6019 Laundry Equipment Costs to maintain the laundry equipment and laundry rooms 
6022 Maintenance Employee Missy works 40 hours per week. 
6024 Painting As needed, for buildings, walkways, etc. Major painting costs will come from reserves
6025 Payroll Expenses Taxes Federal & State Employer costs, plus Worker's Comp and Payroll company costs for filings, reports, claim oversight, etc. 

6027
Indoor Pest Control

B & R Pest Control sprays monthly. One month is inside and the following month is outside. He covers roaches, most ants and some 
spiders. The Board is including additional interior sprays each summer.

6030 Pool Maint Company
The pool company, Price Rite Pools, comes out every Monday and Thursday. They cover the costs of chemicals, and clean the inside of 
the pool and the tiles.

6031 Pool Permits Annually paid to the county.
6032 Pool Repairs Heaters, equipment, gates, signs, furniture, etc

6039
Security & Safety

This includes cameras, fire marshal inspections $150, fire extinguisher inspections $700, stand pipe inspections $450, ATP alarm 
monitoring, inspections and unknown repairs 

6043
General Repairs & 
Maintenance This is a "catch all" for supplies, contractors, lift station, tennis court, parking lot, entrance gate, mailboxes, etc.

6050
Transfers from Reserves

We show all expenses on the lines above, and then, with board approval in writing, we can move "savings" over to offset costs for major 
replacement or repair.

     Grounds Maintenance:
7001 Fertilization & Chemicals Pearce Spraying contract consists of lawn fertilization, lawn pest spraying, shrub pest spraying and shrub fertilization.
7002 Irrigation As needed for repairs to the irrigation system
7004 Grounds Maint Contract Mowing, edging, trimming, weeding contract with Prime Landscaping. He has not raised prices in 14 yrs
7005 Palm Tree Trimming $35 to $50 per palm to trim. There are 97 palms on the property. 
7006 Plants, Sod, Mulch Miscellaneous needs for new plantings or sod.

     Utilities:

8001
Cable/Internet

The contract with Spectrum goes up 5% per year.  Residential rates are over $150 per month for the same internet & cable service.

8003 Electric Pool pumps, outside and parking lot lights, clubhouse air and lights

8009 Telephone (5 lines, Cells ) Five telephone lines (office, each elevator, entrance gate) and cell phone stipends for maint.

8010
Trash (City Fees)

The city charges for dumpster rentals and a lump sum each month for trash and recycle pick-up. Expecting a 4% increase for trash and 
recycling.

8012 Water & Sewer A 4% increase is added, but, as always, we hope residents will be diligent in repairing leaks and monitoring their water use.

Reserve Savings: See page of reserve breakdown. It shows each element, it's estimated life span and life left, takes out what is already funded for 
that item and calculates how much needs to be put away so that when it needs to be repaired/replaced, there is money to do it 


