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Operating Replacement
Fund Fund Totals

Assets
Cash 354,987.45$    500,943.46$    855,930.91$    
Accounts Receivable 278.09             -                   278.09             
Special Assessment Receivable -                   335,307.00      335,307.00      
Interfund Accounts (20,553.00)       20,553.00        -                   
Prepaid Insurance 101,743.24      -                   101,743.24      
Utility Deposits 50.00               -                   50.00               
Property & Equipment (Net) 12,651.51        -                   12,651.51        

Total Assets 449,157.29$    856,803.46$    1,305,960.75$ 

Liabilities
Accounts Payable 32,778.62$      -$                 32,778.62$      
Accrued Expenses 19,132.73        -                   19,132.73        
Renovation Deposits 3,850.00          -                   3,850.00          
Prepaid Assessments 170,809.00      -                   170,809.00      
Note Payable to Bank - Owners -                   397,522.18      397,522.18      
Note Payable to Bank - Elevators -                   146,650.60      146,650.60      

Total Liabilities 226,570.35      544,172.78      770,743.13      

Fund Balances 222,586.94      312,630.68      535,217.62      

Total Liabilities and Fund Balances 449,157.29$    856,803.46$    1,305,960.75$ 

Balance Sheet
The Stratford at Pelican Bay Condominium Association, Inc.

ASSETS

LIABILITIES AND FUND BALANCES

See auditor's report and notes.

December 31, 2015
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Operating Replacement
Fund Fund Totals

Revenues
Assessments 1,027,404.00$ 192,260.00$     1,219,664.00$  
Pelican Bay Foundation 163,620.00      -                    163,620.00       
Application Fees 2,300.00          -                    2,300.00           
Miscellaneous Income 1,440.50          -                    1,440.50           
Antenna Income 21,790.66        -                    21,790.66         
Interest Income 0.05                 8.55                  8.60                  

Total Revenues 1,216,555.21   192,268.55       1,408,823.76    

Expenses
Inside Maintenance 118,774.61      -                    118,774.61       
Outside Maintenance 72,898.52        -                    72,898.52         
Payroll Expenses 292,932.18      -                    292,932.18       
Utilities 94,778.17        -                    94,778.17         
Other Expenses 14,079.47        -                    14,079.47         
Insurance 276,432.63      -                    276,432.63       
Professional Services 87,682.24        -                    87,682.24         
Office Expenses 15,188.93        -                    15,188.93         
Pelican Bay Foundation 163,620.00      -                    163,620.00       
Special Assessment Expenses -                   9,848.35           9,848.35           
Replacement Expenses -                   14,888.99         14,888.99         

Total Expenses 1,136,386.75   24,737.34         1,161,124.09    

Excess Revenues (Expenses) 80,168.46        167,531.21       247,699.67       

Beginning Fund Balances 164,182.48      123,335.47       287,517.95       

Permanent Transfers (21,764.00)       21,764.00         -                    

Ending Fund Balances 222,586.94$    312,630.68$     535,217.62$     

See auditor's report and notes.

The Stratford at Pelican Bay Condominium Association, Inc.
Statement of Revenues, Expenses, and Changes in Fund Balances

Year Ended December 31, 2015
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Operating Replacement
Fund Fund Totals

Cash Flows from Operating Activities:
Member Assessments Collected 1,055,007.31$   192,260.00$      1,247,267.31$   
Special Assessments Collected -                     94,889.00          94,889.00          
Interest Received 0.05                   8.55                   8.60                   
Other Cash Received 28,579.66          -                     28,579.66          
Cash Paid for Operating Expenses (1,132,299.90)    -                     (1,132,299.90)    
Cash Paid for Replacement Expenses -                     (24,737.34)         (24,737.34)         

Net Cash Provided by (Used in)
Operating Activities: (48,712.88)         262,420.21        213,707.33        

Cash Flows from Investing Activities:
Principal Payments on  Note Payable -                     (164,263.09)       (164,263.09)       

Net Cash Provided by (Used in)
Investing Activities -                     (164,263.09)       (164,263.09)       

Cash Flows from Financing Activities
Permanent Transfers (21,764.00)         21,764.00          -                     
Interfund Transfers (57,647.00)         57,647.00          -                     

Net Cash Provided by (Used in)
Financing Activities (79,411.00)         79,411.00          -                     

Net Change in Cash & Cash Equivalents (128,123.88)       177,568.12        49,444.24          

Cash and Cash Equivalents - Beginning 483,111.33        323,375.34        806,486.67        

Cash and Cash Equivalents - Ending 354,987.45$      500,943.46$      855,930.91$      

Excess Revenues (Expenses) 80,168.46$        167,531.21$      247,699.67$      

Adjustments to Reconcile Excess Revenues (Expenses)
to Cash Provided by (Used in) Operating Activities:

Depreciation 1,251.00            -                     1,251.00            
(Increase) Decrease in Assets:

Assessments Receivable (93.69)                -                     (93.69)                
Other Receivables 3,048.50            94,889.00          97,937.50          
Prepaid Expenses (1,660.70)           -                     (1,660.70)           

Increase (Decrease) in Liabilities:
Accounts Payable (1,113.06)           -                     (1,113.06)           
Accrued Expenses 5,609.61            -                     5,609.61            
Prepaid Assessments (135,923.00)       -                     (135,923.00)       

Net Cash Provided by (Used in)
Operating Activities (48,712.88)$       262,420.21$      213,707.33$      

Year Ended December 31, 2015

Reconciliation of Net Income to Net Cash Provided by (Used in) Operating Activities

See auditor's report and notes.

The Stratford at Pelican Bay Condominium Association, Inc.
Statement of Cash Flows
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Note 1- Organization 
 
The Stratford at Pelican Bay Condominium Association, Inc., a not for profit Florida Corporation, 
is a statutory condominium association which filed its articles of incorporation on May 8, 1981.  
The Association was formed to provide an entity pursuant to the Florida Homeowners Act for the 
operation of The Stratford at Pelican Bay, a condominium, consisting of eighty-one (81) residential 
units located in Naples, Collier County, Florida. 
 
Note 2 - Summary of Significant Accounting Policies 
 
Accrual Basis - The financial statements have been prepared using the accrual method of accounting 
and pursuant to the requirements of Rule 61B-22.006 of the Florida Administrative Code and as 
required by generally accepted accounting principles.  The accrual method of accounting recognizes 
revenues when earned and expenses as incurred. 
 
Fund Accounting - The Association's governing documents provide certain guidelines for governing 
its financial activities.  To ensure observance of limitations and restrictions on the use of financial 
resources, this Association maintains its accounts using fund accounting.  Financial resources are 
classified for accounting and reporting purposes in the following funds established according to their 
nature and purpose: 
 

Operating Fund - This fund is used to account for financial resources available for the 
general operations of the Association. 

 
Replacement Fund - This fund is used to accumulate financial resources designated for future 
major repairs and replacements. 

 
Estimates - The preparation of financial statements in conformity with generally accepted accounting 
principles requires management to make estimates and assumptions that affect certain reported 
amounts and disclosures.  Accordingly, actual results could differ from those estimates. 
 
Cash and Cash Equivalents - For the purpose of the statement of cash flows, the Association 
considers all bank and similar deposits, demand accounts, money market funds and short term 
investments with an original maturity of three months or less to be cash. 
 
Assessments Receivable – The Association carries its assessments receivable at cost less an 
allowance for doubtful accounts.  On a periodic basis, the Association evaluates its receivables and 
establishes an allowance for doubtful accounts, based on a history of past write-offs, collections, 
and current credit conditions.  At that time, the Association determines if an assessment receivable 
should be written-off.  As of December 31, 2015, no allowance for uncollectible accounts was 
established. 
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Note 2 - Summary of Significant Accounting Policies- continued 
 
Property and Equipment – The Association recognizes personal property assets, if any, at cost, and 
depreciates that personal property using the straight-line method over the estimated useful lives of 
the assets.  Real property and common areas acquired from the Developer and related improvements 
to such property, are not recorded in the Association's financial statements because those properties 
are owned by the individual unit owners in common and not by the Association.  
 
Taxes - Condominium Associations may be taxed either as homeowners associations or as regular 
corporations.  For the year ended December 31, 2015, the Association elected to be taxed as a 
homeowners association.  As such, membership income is exempt from taxation if certain elections 
are made, and the Association is taxed only on its non-membership income, such as interest earnings 
net of expenses, specific deductions and exemptions. 
 
Under federal income tax laws, the Association’s income tax returns are subject to examination by 
the applicable taxing authorities.  As of December 31, 2015, the Association’s tax years that remain 
subject to examination are 2012 – 2015.  
 
Subsequent Events – Subsequent events have been evaluated through the date of the auditor’s 
report. 
 
Note 3 - Member Assessments 
 
The annual budget and owners' quarterly assessments are determined and approved by the Board of 
Directors for operating expenses and major repairs and replacements.  The December 31, 2015 
assessments were as follows: 

Total

# Units 81
Operating Assessments 1,027,404.00$ 
Replacement Assessments 192,260.00      

1,219,664.00$ 

Quarterly Per Unit:
Operating Assessments 3,171.00$        
Replacement Assessments 593.40             

3,764.40$        
 

 
Note 4 – Special Assessments 
 
During 2011, the Board of Directors established a Long Range Planning Committee.  As a result, 
plans were approved for certain renovations that would be completed in three phases.  Phase One 
was completed in 2011 and consisted primarily of hallway renovations. 
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Note 4 – Special Assessments - continued 
 
During 2012, the Board approved a plan to consolidate Phases 2 and 3, consisting of several 
projects not to exceed $2,700.000.00.  In 2012, the Association entered into a loan agreement 
with a bank to borrow up to $2,300,000.00 during 2013 to finance the projects, with the 
remaining costs to be paid from existing cash in the Replacements Fund.  The project 
engineering and design began in 2012, and certain expenses were paid during 2012.  Members 
were assessed for the projects, and have the option to make a full payment of $27,500.00, or 
finance the assessment for up to seven (7) years at an interest rate of 4.45%. 
 
The following is a summary of the Special Assessment transactions through December 31, 2015: 
 

EXPENDITURES:
2013 Expenditures - Phase 2 & 3 2,466,887.01$   
Interest Expense - Net of Interest Income Billed to Owners 22,002.39          
       Subtotal - 2013 2,488,889.40     

2014 Expenditures - Phase 2 & 3 98,814.93          
Interest Expense - Net of Interest Income Billed to Owners 23,593.60          
       Subtotal - 2014 122,408.53        

2015 Expenditures - Phase 2 & 3 -                     
Interest Expense - Net of Interest Income Billed to Owners 1,669.72            
       Subtotal - 2015 1,669.72            

Total Expenditures -Through December 31, 2015 2,612,967.65     

Amounts billed to owners 2,227,500.00     
Balance from existing cash in the Replacement Fund 385,467.65$      

BILLING TO OWNERS:
Amounts billed to owners - 81 units at $27,500.00 2,227,500.00$   
Amounts collected in 2013 (1,664,150.00)    
       Special Assessment Receivable - 2013 563,350.00        

Amounts collected in 2014 (133,154.00)       
       Special Assessment Receivable - 2014 430,196.00        

Amounts collected in 2015 (94,889.00)         
       Special Assessment Receivable - 2015 335,307.00$      

NOTE PAYABLE:
Note Proceeds - 2013 1,344,028.95$   
Payments on Note - Through 2014 (831,073.47)       
       Note Payable Balance December 31, 2014 512,955.48        

Payments on Note - 2015 (115,433.30)       
       Note Payable Balance December 31, 2015 397,522.18$      
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Note 5 – Elevator Project 
 
The Association has approved an Elevator Project done in conjunction with the Special Assessment 
Phase 2 & 3 Project.  The Association is financing the Elevator Project with the same bank note 
payable that is used for the Special Assessment Project. 
 
The following is a summary of the Elevator Project transactions through December 31, 2015: 
 

EXPENDITURES:
2013 Expenditures - Elevator 145,800.31$    

2014 Expenditures - Elevator 119,022.69      
2014 Interest Expense 14,953.84        
       Subtotal - 2014 133,976.53      

2015 Expenditures - Elevator -                   
2015 Interest Expense 8,178.63          
       Subtotal - 2015 8,178.63          

Total Expenditures -Through December 31, 2015 287,955.47$    

NOTE PAYABLE:
Note Proceeds - 2013 247,500.00$    
Payments on Note - Through 2014 (52,019.61)       
       Note Payable Balance December 31, 2014 195,480.39        

Payments on Note - 2015 (48,829.79)       
       Note Payable Balance December 31, 2015 146,650.60$      

 
 
Note 6 - Future Major Repairs and Replacements 
 
The Association's governing documents require that funds be accumulated for future major repairs 
and replacements.  Accumulated funds are held in a money market account and checking accounts, 
and are normally unavailable for general operating expenses. 
 
The Association obtained a Reserve Study during 2013 that was updated during November 2015 that 
provided estimates of remaining useful lives and the replacement costs of the components of 
common property from an independent contractor.  The table included in the supplementary 
information on future major repairs and replacements is based on these estimates.  All interest earned 
in this fund is kept in this fund. The Association has elected to use the pooling method of calculating 
future repairs and replacement funding.  The pooling method is a combined approach for 
calculations.  The Florida Administrative Code 61B-22.005(3) allows this method. 
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Note 6 - Future Major Repairs and Replacements - continued 
 
The Board is funding for major repairs and replacements over the remaining useful lives of the 
components based on the estimates of future replacement costs and considering amounts 
accumulated in the replacement fund.  Accordingly, the funding requirement of $201,320.00 has 
been included in the 2016 budget. 
 
Funds are being accumulated in the replacement fund based on the percentage of estimates of 
current costs for repairs and replacements of common property components.   An independent study 
has not been made by us to determine the adequacy of the funding program.  Actual expenditures 
and investment income may vary from the estimated amounts, and the variations may be material.  
Therefore, amounts accumulated in the replacement fund may not be adequate to meet all future 
major repairs and replacements.  If additional funds are needed, the Association has the right, 
subject to membership approval, to increase regular assessments, pass special assessments, or delay 
major repairs and replacements until funds are available. 
 
Note 7 – Changes in Replacement Fund Balances 
 
Changes in replacement fund balances for the year ended December 31, 2015 are as follows: 

 
Beginning Ending

Fund 2015 Interest Fund

Balance Funding Transfers Income Expenses Balance
Pooled Funds 123,335.47$    192,260.00$   21,764.00$       8.55$                 (24,737.34)$      312,630.68$   

Pooled Expenditures:

     Phase 2&3 -$                  

     Interest Expense 29,665.35         

     Less Interest billed to owners (19,817.00)        

          Subtotal - Net Special Assessment Expenses 9,848.35           

     Other Replacement Expenses 14,888.99         
24,737.34$       

 
Note 8 – Income Taxes 
 
As of December 31, 2015, federal and state income taxes consist of the following: 

Federal State
Taxes Taxes

Provision 3,429.00$       -$                
Cash payments for this year -                  -                  
Balance - Prepaid (Liability) 3,429.00$       -$                
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Note 9 - Uninsured Cash Balances 
 
The Association maintains its cash balances at various U.S. federally insured banks and financial 
institutions.  Accounts at an institution are insured by the Federal Deposit Insurance Corporation up 
to $250,000.00.  There were approximately $288,500.00 of uninsured balances at December 31, 
2015.  As of February 16, 2016, the date of this report, there were no uninsured cash balances. 
 
Note 10 – Fair Value Measurement 
 
The Association adopted Financial Accounting Standard ASC 820, “Fair Value Measurements” as 
it relates to their financial assets and liabilities, which establishes a framework for measuring fair 
value for GAAP and expands disclosures about fair value measurements. 
 
The following methods and assumptions were used by the Association in estimating the fair value 
of its financial instruments: 

The carrying amount for cash and equivalents reported in the balance sheet approximates its 
fair value.  

 
The carrying amounts and fair values of the Associations financial instruments at December 
31, 2015 are as follows: 

Carrying Fair
Amount Value

Cash and cash equivalents - Operating Fund 354,987.45$ 354,987.45$ 
Cash and cash equivalents - Replacement Fund 500,943.46$ 500,943.46$  

 
Note 11 – Property & Equipment 
 
Property and equipment consist of the following: 

2015
Exercise Equipment 15,045.10$     
Manager's Apartment 38,013.00       
Office Equipment 7,737.46         
Office Furniture 573.00            

61,368.56       
Less Accumulated depreciation (48,717.05)      

12,651.51$     
 

Depreciation expense charged to operations was $1,251.00for the year ended December 31, 
2015. 
 
Note 12 – Pelican Bay Foundation, Inc. 
 
The individual unit owners of the Association are responsible for fees due to Pelican Bay 
Foundation, Inc. (the Foundation).  The Association facilitates the process by invoicing the owners 
and remitting the fees to the Foundation.  Amounts remitted to the Foundation and billed to the 
owners totaled $163,320.00 for the year ended December 31, 2015. 
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The restricted assessments are based on an estimate of expected future replacement or repair 
costs.  We did not analyze or attempt to determine the adequacy of the estimated remaining 
useful lives and the replacements costs of the components of common property. 
 
A schedule of the fund for major repairs and replacements is as follows: 
 

Common Estimated Estimated Estimated 2016 2015
Area Future Useful Remaining Budgeted Ending
Component Replacement Life Life Funding Balance
Fire Safety / Security 331,286.20$      10-40 4-29
Interior Renovations, Commons 541,017.94        10-25 5-22
Mechanical 603,193.28        10-40 1-27
Painting & Waterproofing 649,611.50        10-25 1-2
Pavement 62,526.90          20-25 4-22
Plumbing 162,000.00        20 7
Pool & Spa 176,322.88        10-30 4-27
Roofing 62,990.70          10 10
Shutters 29,120.00          25 14
Site Improvements 163,087.20        14-30 1-27
Structural / Concrete 25,000.00          1 1

2,806,156.60$   201,320.00$  312,630.68$  
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INSIDE MAINTENANCE 2015
Pest Control 1,990.00$      
Painting (Touch-up) 1,430.89
A/C Service Contract 12,495.00
Cleaning Supplies 3,132.38
Lighting Supplies 1,905.50
Inside Repairs & Supplies 24,297.67
Elevator 17,359.48
Fire Alarm System 26,435.47
Mechanicals 17,135.64
Association Unit 1,146.45
Security System 2,075.43
Carpet & Floor Cleaning 4,240.00
Gym Accessocries 5,130.70

118,774.61$  
 

 
OUTSIDE MAINTENANCE 2015

Lights 5,053.11$      
Landscaping Contract 26,789.20
Pool & Spa Repairs 1,887.96
Roof Fans 287.61
Window Washing 8,350.00
Tools & Small Equipment 1,284.61
Landscaping & Irrigation 10,968.45
Pool & Spa Supplies 5,961.41
Outside Repairs 11,227.39
Painting 1,088.78

72,898.52$    
 

 
PAYROLL EXPENSES 2015

Salaries & Wages 243,047.74$  
Medical Insurance 31,584.46
SS & Medicare 18,299.98

292,932.18$  
 

 
UTILITIES 2015

Electric 50,998.93$    
Trash & Recycling 10,649.19
Water & Sewer 30,378.68
Cable-Exercise Room 2,751.37

94,778.17$    
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OTHER EXPENSES 2015

Socials 8,151.47$      
Pelican Bay Foundation 1,248.00        
Income Taxes 3,429.00        
Depreciation 1,251.00        

14,079.47$    
 

 
INSURANCE 2015

Commercial Flood 8,331.96$      
Directors & Officers 940.94
Umbrella 2,937.74
Property 73,971.96
Windstorm 179,315.41
Workers Compensation 706.00
Workers Compensation (GSI) 4,796.33
Fidelity Bond 1,072.79
Liability 4,359.50

276,432.63$  
 

 
PROFESSIONAL SERVICES 2015

Professional Services 25,815.00$    
Audit / Reserve Study 6,590.00
Legal 5,421.00
License / Fees / Meetings 3,444.24
Division Fee 61.25
Management Fees 46,350.75

87,682.24$    
 

 
OFFICE EXPENSES 2015

Postage & Delivery 2,033.38$      
Office Supplies & Expense 8,390.36
Telephone 4,765.19

15,188.93$    
 

 
PELICAN BAY FOUNDATION 2015

Pelican Bay Foundation 163,620.00$  
 




