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Presenter Notes
Presentation Notes
Main Purpose of today’s meeting is to give you a brief overview of the reserve study your Board had done last August.
After reading it and studying it, I thought it was important to share 1.  highlights of this report. 2. The findings and 3. The recommendations. You’ve heard the expression “an educated consumer is a better consumer?” That’s the the primary purpose. The second purpose is to get your feedback. After all, this is your association. This is your community. 




Presenter Notes
Presentation Notes
In our research, we contacted 4 companies. Of those we spoke with, in our opinion, Staebler was the best, not only in the quality of the information they would provide for us, but also with their competitive price. 


poard or Directors

=Hile Rob

Jane

Schneider Schneider Maguire
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Presenter Notes
Presentation Notes
We were your Board of Directors last year and we have agreed to do it again for 2025, but that’s it. We are going to need three of you to step up to the plate to help our association.


Board of Directors

Volunteers who
oversee the physical
and financial well
being of our
community



Presenter Notes
Presentation Notes
We are volunteers and we are owners, members of this community just like you. Our VOLUNTEER job is to oversee the physical and financial well being of our community.


FIDUCIARY
RESPONSIBILITY

An obligation to act
In the best interest
of the Association

Exercise reasonable care Iin
all decision-making to avoid
placing the organization
under unnecessary risk



Presenter Notes
Presentation Notes
As a Board member we have a fiduciary responsibility to act in the best interest of the Association. That means that whatever we do, we need to  EXCERSICE REASONABLE CARE in all decision-making to avoid placing the organization under unnecessary risk.


FIDUCIARY
RESPONSIBILITY

Legal and ethical obligation to
responsibly manage the
association’s financial and
physical assets

Includes planning for the
future replacement
of our physical assets



Presenter Notes
Presentation Notes
In addition, we are tasked with managing the association’s 	FINANCIAL AND PHYSICAL ASSETS. This includes PLANNING FOR the future replacement of our physical assets.


Board of Directors

»> Well-Being of Community
> Crises and Concerns
> Rules Enforcement

» Set and Manage Budget



Presenter Notes
Presentation Notes
We look out for the well-being of the community, making sure that it is a pleasant and safe place to live. If someone is speeding in our community, we are concerned. We get involved with any Crises and Concerns. For example, last year, we had a water pipe issue, a safety that involved bringing in the county to fix a pipe going into one of our buildings. We had a racoon who repeatedly was pooping in our pool where we had to get a trapper. We had an aggressive alligator and had to call Fish and Game. Broken pool heater, health inspector pool  violations, fire safety issues with our fire alarms, all things that needed to be fixed. A leaking pool pump that caused sever water damage to the pool bathrooms. We had to make arrangements to get that fixed, fallen down trees, dead pine trees, concerns about a newly-planted orchid tree, and in the midst of that, we had 2 hurricanes, a tropical storm, Debby, Helene, and Milton, and a 3 quarters of a million-dollar roofing project with a project manager that was MIA. These are just a few of the things we dealt with. Rules Enforcement- revised our rules and regs regarding the pool, leasing, and hurricane preparedness. Deal with hurricane shutter issues, renter issues, to name a few. Related to our topic for today, one of our most important jobs is to set and manage the budget.


Operating BUdget Reserves

Planning g

DATA-BASED

Decision Making

Previous
Year



Presenter Notes
Presentation Notes
Whatever decisions we make as far as the budget is concerned, we base our decision using data. Data-Based Decision Making. There are 2 budgets that we plan for. Operating Budget and the Reserve Budget. Operating Budget is the day-to-day monthly bills that we pay. To plan for the following years budget, we look at the previous year’s budget. Last year we had a $31,000 deficit.  Reserve Budget- planning for the future projects Ex. Our recent roof project. The way we chose to do that was to do a Reserve Study. That is our source of Data we will use when making decisions regarding the Reserve Budget. 


_Insurance Exterior Painting

~ Landscaping = Gutters & Downspouts

_Repairs Lights
Pool Expenses Railings

~ManagementFees Roof

_ Electricity Structural Reserves
Fire Safety Fire Safety

Backflow Test/Repairs Pool Related Expenses

~ Water/Sewer __Paving
~ PestControl Concrete Surfaces

Legal Irrigation/Well/Landscape
Mailbox Kiosk



Presenter Notes
Presentation Notes
Create our 2025 Operating Budget, we looked at 2024.
Ended the year with a deficit $31,806
To get  to zero-based budget increased the operating budget by $20,000

List of Items on the Reserve Study, 



Reserves A

Deferred
Maintenance

Capital
Expenditures



Presenter Notes
Presentation Notes
Capital Expenditures- Funds to purchase or replacement an asset useful life greater than one year. Ex. Purchase of solar cover for the pool. Replacement of the pool heater or sign at our front entrance. 

Deferred Maintenance- maintenance that is preformed less frequently than once a year. Maintenance used to extend the life of an asset. Ex: Painting, Paving, the Roof, Pool Resurfacing.


Nuts and Bolts
Reserve Studies &3
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Physical — Financial

Analysis Analysis

Funding Model Comparison
Projected Reserve Ending Balance

(82,000,000)
(84.000.000)
($6.000.000)

26 28 30 32 M I I 40 42 44 A6 48 B0 B2 B4
Fiscal Year

—— Cumrent Assessment Funding Model
—— Theshold Funding Model
—— Component Funding Model



Physical Analysis

[ el

»> Assess Physical Status
» Useful and Remaining Life

» Replacement Year
»> Future Cost Replacement




Financial Analysis

> Assess Reserve Balance

> History of Funding .
»> Future Cost Replacement
» Construct Funding Schedule




Preparing the Reserve Study

-Research Process O

»> Past Invoices \
» Data Comparable Properties '

» Published Manuals
» Appraisal Handbooks




Orchid Cove Condominium Association
Detail Report by Category

Asphalt Mill / Repave - 2025 3,810 SY

Asset D 1020 Asset Actual Cost

Site Improvements Percent Replacement

Category Streets/Asphalt Future Cost

Placed in Service January 2003 Assigned Reserves
Useful Life 20

Replacement Year 2025 Annual Assessment

Remaining Life Interest Contribution

Reserve Allocation

Includes Marsh Orchid Circle and additional parking areas.

@ $20.00
$76,200.00
100%
$76,200.00
$76,200.00

$3,841.03

$150.95
$3,991.99




Orchid Cove Condominium Association
Detail Report by Category

Exterior Paint/Waterproofing - 2027 64,100 SF @ $3.00

Asset D 1004 Asset Actual Cost $192,300.00

Building Component Percent Replacement 100%

CategorPainting/Waterproofing Future Cost 5204,011.07

Placed in Service January 2017 Assigned Reserves $61,280.47
Useful Life 10

Replacement Year 2027 Annual Assessment S61,188.40

Remaining Life 2 Interest Contribution 54,813.03
Reserve Allocation S66,001.43

i N— 1 -

*Stock photo used.




Orchid Cove Condominium Association
Detail Report by Category

Roof - Concrete Tile - 2054 606 SQ @ 311 245.00

Asset 1D 1001 Asset Actual Cost $754,470.00

Building Component Percent Replacement 100%

Category Roofing Future Cost  $1,777,957.98

Placed in Service January 2024 Assigned Reserves none
Useful Life 30

Replacement Year 2054 Annual Assessment $27,945.,94

Remaining Life 29 Interest Contribution $1,098.28
Reserve Allocation $29,044.21

Unit cost was based on information provided by client. Total cost of the roof project is
reported at $753,150 / 606 SQ =51,242.82. We used 51,245 for rounded purposes.
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Preparer’s Opinion of Current Reserve Fund Status

545,770
$89,330

Current Percent Funded
Current Total Liability
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Preparer’s Opinion of Current Reserve Fund Status

"Higher Amount Pooled Funding”

Current Annual Contribution 45,770
Required Contribution Pooling $89,330
Required Contribution Straight-line $173,098
Current Percent Funded 22%
Current Total Liahility 52,234 626


Presenter Notes
Presentation Notes
Why did they recommend a higher amount. This next slide will show you why?


Orchid Cove Condominium Association
Current Assessment Funding Model Projection

Beginning Balance: 5182,294
Projected Fully

Current Annual Annual Annual Ending Funded Percent

Year Cost Contribution Interest Expenditures Reserves  Reserves Funded
2025 2,234,626 45,770 8,963 237,022 950,021 25%
2026 2,301,665 47,143 11,168 295,332 1,074,568 27%

) 071 _ 5,393 ?Dﬁ_ﬁﬁx 42514 93730 14%
2028| |2,441,836 | 50,014 219,993

25 212,03 . 949 088 1,017 18 2%
2030 2,590,544 53,060 2,616 11,593 69,182 1,144,606 6%
2031 2,668,260 54,652 4,867 128,700 1,290,753 10%
2032 2,748,308 56,291 7,270 192,262 1,444,638 13%
2033 2,830,757 57,980 2,666 182,415 70,492 1,413,071 5%
2034 2,915,680 59,719 5,117 135,323 1,577,640 9%
2035 3,003,150 61,511 4,567 80,635 120,772 1,665,265 %
2036 3,093,245 63,356 7,236 191,365 1,544,839 10%
2037 3,156,042 65,257 277,745 -21,123 1,739,030
2038 3,281,623 7,215 193,338 -147,23%6 1,723,547
2039 3,380,072 69,231 75,629 -153,694 1,836,653
2040 3,481,474 71,308 15,580 -97,966 2,021,110
2041 3,585,918 73,447 -24,518 2,232,004
2042 3,693,436 753,651 2,010 53,142 2,453,734 2%
2043 3,804,301 77,920 5,151 136,213 2,686,758 5%
2044 3,918,430 80,258 8,307 224978 2,931,556 2%
2045 4,035,583 82,666 12,050 9 319,725 3,188,613 10%
2046 4,157,062 85,146 15,511 420,782 3,458,466 12%
2047 4,281,774 87,700 248,098 -439,615 2,735,803
2048 4,410,227 90,331 80,917 -430,201 2,916,835
2045 4,542,534 593,041 -337,160 3,194,687
2050 4,678,810 95,832 146,564 -387,8593 3,331,084
2051 4,819,174 98,707 128,722 -417,507 3,496,405
2052 4,963,750 101,668 -316,239 3,809,294
2053 5,112,662 104,718 1,064,712 -1,276,232 3,008,257

2054 5,266,042 107,860 1,951,425 -3,119,797 1,248,303



Presenter Notes
Presentation Notes
What caused the reserves to go into the negative? Planned expenses between 2025 and 2028. If we look at the next slide


2025
Description

Asphalt Mill / Repave

Concrete Surfaces

Doaors

Electrical

Exterior Paint/Waterproofing
FACP A/V Alarm

Fire Sprinkler Risers

Garage Doors

Gutters and Downspouts - Lower
Gutters and Downspouts - Upper
Landscape/Irrigiation/Well
Lights

Mailbox Kiosk

Plumbing

Pool - Deck

Pool - Equipment/Heater

Pool - Exterior Paint/Waterproofing
Pool - Fencing

Pool - Resurfacing

Pool - Roof Bldg - Concrete Tile
Railings

Roof - Concrete Tile

Shore Erosion Control 5
sliding Glass Doors

Structural Reserves

Orchid Cove Condominium Association
Spread Sheet

2026 [ 2027 | [ 2028 | 2029 2030

28,766
11,593
2,658

24,696

2031

2032

2033

182,415

2034

Year Total: 5

206,669 219,993 11,593

182,415


Presenter Notes
Presentation Notes
Information here is contained in the handout I emailed out to you. They estimated out 30 years.


Executive
summary

Preparer’s Opinion of Current Reserve Fund Status

"SEVERELY UNDERFUNDED"”

Current Annual Contribution 545,770

Required Contribution Pooling
Required Contribution Straight-line 5173,098
Current Percent Funded 22%
Current Total Liability 52,234,626






Presenter Notes
Presentation Notes
No reserve study done in recent past. Budgeting in 2021 but never done. Taken out of the 2022 and 2023 budgets. No data to base the reserve funding decisions on which resulted in the inadequate funding of the reserves. Think of our reserves as our rainy-day fund for things over $10,000 that need to be replaced, repainted. The goal is to spread out the costs over a designated period so that future owners are not overly burdened with the expenses. Proper planning helps avoid having assessments in the future.





SEE T

2  OWNIT

3  SOLVE [T



Presenter Notes
Presentation Notes
Suggest a 4-Step Process I used for years in my business. SEE IT- What is the situation? What is the evidence showing us? OWN IT-We choose not to ignore it and hope that it will go away on it’s own. SOLVE IT- We figure out a plan to solve the problem and then WE DO IT. Notice that I used the word “WE” here. The Reason… This is YOUR COMMUNITY. 
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Presenter Notes
Presentation Notes
It’s important to remember that THIS IS YOUR COMMUNITY.
Next, I want you to hang in there as we take a deeper dive into the numbers.


December 31, 2024

ORCHID COVE CONDOMINIUM ASSOC, INC.
2025 APPROVED BUDGET AND ESTIMATED EXPENSES
APPROVED BUDGET FOR THE PERICD
JANUARY 1, 2025 TO DECEMBER 31, 2025

5010 MAINTENAMCE
5030 APPUCATION FEES
5050 IMTEREST INCOME
SUBTOTAL REVEMUE
RESERVES
TOTAL REVEMUE

EXPENSES AND RESERVES
CURRENT EXFEMSES - SCHEDULE A
RESERVES

TOTAL EXPEMSES AMD RESERVES

UNIT ASSESSMENT - QUARTERLY
MAINTENANCE ASSESSMENT
RESERVE ASSESSMENT
TOTAL ASSES.EMENI

MUBBER OF UNITS
PAYMENTS PER YEAR

F182,149 i-"il?.ﬂi'].

183,012 202,453

$228,782 264,303

$183.012 $202,453
$45,770 $61850




December 31, 2024

ORCHID COVE CONDOMINIUM ASSOC, INC.
2025 APPROVED BUDGET AND ESTIMATED EXPENSES
APPROVED BUDGET FOR THE PERICD
JANUARY 1, 2025 TO DECEMBER 31, 2025

RESERVE
FUMDING
100.00%

| PROPOSED Reserve

VENUES o} suocE
L0010 MAIMTEMAMCE $E‘DE.E'53
5030 APPLICATION FEES | 400

5050 IMTEREST INMCOME

SUBTOTAL REVENUE

RESERVES 1,850

TOTAL REVENUE

Study

EXPENSES AND RESERVES SR
CURRENT EXPENSES - SCHEDULE A

RESERVES $41,850

TOTAL EXPENSES AND RESERVES

UNIT ASSESSMENT - QUARTERLY
MAINTENANCE ASSESSMENT
RESERVE ASSESSMENT

TOTAL ASSESSMENT 31,37 $1,500

MUBBER OF UNITS
PAYMENTS PER YEAR




Orchid Cove Condominium Association
Annual Expenditure Detail

Description
Replacement Year 2025

Shore Erosion Control
Total for 2025

No Replacement in 2026

Replacement Year 2027

Pool - Exterior Paint/Waterproofing
Total for 2027

Replacement Year 2028
Asphalt Mill { Repave
Concrete Surfaces
Pool - Deck
Pool - Resurfacing

Total for 2028
No Replacement in 2029

Replacement Year 2030
Pool - Equipment/Heater

Total for 2030

Neo Replocement in 2031
No Replacement in 2032

Replacement Year 2033
Railings

Total for 2033
No Replacement in 2034

Replacement Year 2035
FACP AV Alarm
Total for 2035

No Replacement in 2036

Staebler Appraisal and Consulting

204,011
3,658

B3,766
83,266
28,766

11,553
§11,593

182,415
5182,415




Month Ending

January 2025 o

Operating Reserves
$98,585 $237,134

O\ ey

Total Equity b
$336,127




Month Ending
January 2025

Reserves

CATEGORY AMOUNT
Pool
ROOf ,;
Painting }

Paving
Equipment v

Water Pumps
TOTAL [$237,134




Month Ending
January 2025

Reserves

CATEGORY AMOUNT
Pool $ 53,462
Roof $ 28,000
Painting $206,669

Paving $166,532
Equipment

Water Pumps
TOTAL ($237,134{$426,663




“At our current rate of funding
how much will we have In the
reserves at end of 20277




THE
Our Reserves IG ...at thfe end i

ESTI
QUESTION 5057

HAVE

$417,520

$93,143 |

mE  $510,663 | 45




“At the recommended rate of
funding how much will we have
In the reserves at end of 20277




THE NEXT

, "
Our Reserves I B R - thfe end i

ESTI
QUESTION 5057

HAVE

$472,488

$38,175 |

mE  $510,663 | 45



Presenter Notes
Presentation Notes
Instead of having $417,520, we’ll have $472,488. Instead of having a deficit of $93,143, we’d have $38175 deficit


THE

Our Reserves 'IG ..at the end

ESTI
e 2027

$417,520 1$472,488

»

$510,663) $510,663 | g =8
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