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ARMENTROUT CHAU & ASSOCIATES

CERTIFIED PUBLIC ACCOUNTANTS ¢ BUSINESS CONSULTANTS

Independent Accountant’s Review Report

To the Board of Directors
of Excelsior Beach to Bay Owners’ Association, Inc.

We have reviewed the accompanying financial statements of Excelsior Beach to Bay Owners’ Association,
Inc. which comprise the of statements of assets, liabilities, and fund balances as of December 31, 2020, and
the related statement of revenues, expenses, and changes in fund balances, and statement of cash flows for
the year then ended, and the related notes to the financial statements. A review includes primarily applying
analytical procedures to management’s financial data and making inquiries of Company management. A
review is substantially less in scope than an audit, the objective of which is the expression of an opinion
regarding the financial statements as a whole. Accordingly, we do not express such an opinion.

Management’s Responsibility for the Financial Statements

Management is responsible for the preparation and fair presentation of these financial statements in
accordance with accounting principles generally accepted in the United States of America; this includes
the design, implementation, and maintenance of internal control relevant to the preparation and fair
presentation of financial statements that are free from material misstatement whether due to fraud or
error.

Accountant’s Responsibility

Our responsibility is to conduct the review engagement in accordance with Statements on Standards for
Accounting and Review Services promulgated by the Accounting and Review Services Committee of the
AICPA. Those standards require us to perform procedures to obtain limited assurance as a basis for
reporting whether we are aware of any material modifications that should be made to the financial
statements for them to be in accordance with accounting principles generally accepted in the United
States of America. We believe that the results of our procedures provide a reasonable basis for our
conclusion.

Accountant’s Conclusion

Based on our review, we are not aware of any material modifications that should be made to the
accompanying financial statements for them to be in accordance with accounting principles generally
accepted in the United States of America. The supplementary information on pages 8-11 is presented for
purposes of additional analysis and is not a required part of the basic financial statements. The information
is the representation of management. We have not audited or reviewed the supplementary information
and accordingly, do not express an opinion, a conclusion, nor provide any form of assurance on such
supplementary information.

Report on 2019 Financial Statements

The 2019 financial statements were reviewed by us, and we express an unmodified opinion on them in our
report dated October 15, 2020. We have not performed any auditing procedures since that date.

Armentrout Chau & Associates, PLLC
Certified Public Accountant
Englewood, FL 34223

June 2, 2021

170 W. DEARBORN STREET, ENGLEWOOD, FL 34223 | T 941-474-5509 | F 941-474-4949 | WWW.CPASRQ.COM



EXCELSIOR BEACH TO BAY OWNERS' ASSOCIATION, INC
STATEMENTS OF ASSETS, LIABILITIES, AND FUND BALANCES
December 31, 2020 and 2019

ASSETS
. 2019
2020 (Reviewed) (Reviewed)
Replacement
Operating Fund Fund Total Total
CURRENT ASSETS
Cash & cash equivalents $ 71,529 $ 918,679 $ 990,208 $ 970,808
Due from reserve fund 64,231 - 64,231 37,620
Prepaid expenditures 87,911 - 87,911 80,483
Total current assets 223,671 918,679 1,142,350 1,088,911
PROPERTY AND EQUIPMENT
Furniture and fixtures 52,710 - 52,710 52,710
Signs 20,000 - 20,000 20,000
Landscape improvements 23,127 - 23,127 23,127
95,837 - 95,837 95,837
Less: accumulated depreciation (91,015) - (91,015) (88,947)
Net property and equipment 4,822 - 4,822 6,890
OTHER ASSETS
Deposit 330 - 330 330
Investments in real estate corporation 500 - 500 500
Total other assets 830 - 830 830
TOTAL ASSETS $ 229,323 $ 918,679 $ 1,148,002 $ 1,096,631
Liabilities and Fund Balances
Accounts payable $ 47626 $ - $ 47626 % 25,532
Prepaid maintenance fees 22,950 - 22,950 22,493
Due to operating fund - 64,231 64,231 37,620
Contract Liability - 854,448 854,448 884,989
Total liabilities 70,576 918,679 989,255 970,634
FUND BALANCES 158,747 - 158,747 125,997
TOTAL LIABILITIES AND FUND BALANCES $ 229,323 $ 918,679 $ 1,148,002 § 1,096,631
See Accompanying Notes and Independent Accountant's Review Report Page 1



EXCELSIOR BEACH TO BAY OWNERS' ASSOCIATION, INC
STATEMENT OF REVENUES, EXPENSES,

AND CHANGES IN FUND BALANCES
For the Years Ended December 31, 2020 and 2019

REVENUES
Assessments
Rental service income
Interest
Miscellaneous income

Total assessments and revenue

EXPENDITURES
Payroll
Ground maintenance
Building maintenance
Utilities
Insurance
General and administrative
Reserve Expenses

Total Expenses

OTHER INCOME (EXPENSES)
PPP Proceeeds

Total Other Income (Expenses)

EXCESS OF REVENUES OVER EXPENSES

Fund balance - January 1

Transfer to Contract Liability

Fund balance - December 31

. 2019
2020 (Reviewed) (Reviewed)
Operating Replacement
Fund Fund Total Total

$ 1,071,485 $ 295,245 $ 1,366,730 $ 1,207,719
- - - 7,921

- 7,168 7,168 10,506

15,810 - 15,810 1,994
1,087,295 302,413 1,389,708 1,228,140
241,951 - 241,951 208,236
162,210 - 162,210 157,856
102,712 - 102,712 119,480
244,464 - 244,464 245,423
275,789 - 275,789 258,618
86,919 - 86,919 87,935

- 302,413 302,413 136,897

1,114,045 302,413 1,416,458 1,214,445
59,500 - 59,500 -
59,500 - 59,500 -

$ 32,750 $ - $ 32,750 $ 13,695
125,997 - 125,997 858,978
- - - (746,676)

$ 158,747 $ - $ 158,747 $ 125,997

See Accompanying Notes and Independent Accountant's Review Report



EXCELSIOR BEACH TO BAY OWNERS' ASSOCIATION, INC
STATEMENT OF CASH FLOWS
For the Years Ended December 31, 2020 and 2019

. 2019
2020 (Reviewed) (Reviewed)
Operating Replacement
Fund Fund Total Total
CASH FLOWS FROM OPERATING ACTIVITIES
Excess (deficit) of revenues over expenses $ 32,750 $ - $ 32750 $ 13,695
Adjustments to reconcile excess (deficit)
of revenues over expenses to net cash
provided by operating activities:
Depreciation 2,068 - 2,068 2,569
(Increase) decrease in:
Accounts receivable - - - 23,764
Due from operating fund (26,611) - (26,611) 36,391
Prepaid expenditures (7,428) - (7,428) (1,918)
Increase (decrease) in:
Accounts payable 22,094 - 22,094 6,786
Due to reserves - 26,611 26,611 (36,391)
Prepaid maintenance assessments 457 - 457 22,493
Contract liabilties - (30,541) (30,541) 138,313
Total adjustments (9,420) (3,930) (13,350) 192,007
Net cash provided by operating activities 23,330 (3,930) 19,400 205,702
CASH AND CASH EQUIVALENTS
BEGINNING OF YEAR 48,199 922,609 970,808 765,106
CASH AND CASH EQUIVALENTS
END OF YEAR $ 71,529 $ 918,679 $ 990,208 $ 970,808

See Accompanying Notes and Independent Accountant's Review Report

Page 3



Note A -

Note B -

EXCELSIOR BEACH TO BAY OWNERS’ASSOCIATION, INC
NOTES TO FINANCIAL STATEMENTS
Years Ended December 31, 2020 and 2019

Nature of Organization

The Excelsior Beach to Bay Owners’ Association, Inc. was incorporated in Florida on
February 15, 1979, as non-for-profit corporation, for the purpose of administering and operating 13
acres located at 6263 Midnight Pass Road, Sarasota, Florida, in accordance with Florida Statues
Chapter 718 and the Declaration of Condominium. Excelsior Beach to Bay Owners’ Association, Inc.
consists of 8 buildings with a total of 166 residential units. These financial statements as well as the
supplementary information are the responsibility of the management of Excelsior Beach to Bay
Owners’ Association, Inc.

Summary of Significant Accounting Policies

Basis of Accounting

These financial statements have been prepared using the accrual basis of accounting; and,
accordingly, reflect all significant receivables, payables, and other liabilities.

Fund Accounting

The Association prepares it financial statements on the accrual basis of accounting and
presents them as separate fund policies for operations and capital replacements.

The operating fund reflects the maintenance assessments paid by unit owners to meet the
budget, and recurring cost of daily operations. The reserve fund is composed of capital assessments
paid by the unit owners. Replacement, major repairs, and the replacement fund and recorded in
accordance with association recognition and depreciation policy. Disbursement from the
replacement fund is generally may be made only for designated purposes.

Property and equipment

Personal property items (equipment and furniture) acquired by the Association are
recorded at cost. The property is depreciated over its estimated useful life using either an
accelerated method or a straight-line method. It is Association’s policy to capitalize personal
property costing more than $5,000 with an estimated useful life of more than 2 years.

The Association does not recognize real property common elements as assets because it
does not hold title to such property, and disposition are restricted by the Declarations. It is the
Association’s responsibility to preserve and maintain the common property. All expenditures for
real property common elements and improvements are reflected as an expense to operating fund
in the reporting period incurred. The following is a schedule of the Associations’ property and
equipment, and related depreciation at December 31, 2020:

Current Accumulated Net Book

Asset Type Cost
RSl Lype Depreciation Depreciation Value

Furniture and Fixtures S 52,710 §$ 2,068 S 47,888 S 4,822
Signs 20,000 - 20,000 -
Landscape and Improvement 23,127 - 23,127 -

Totals S 95837 S 2,068 S 91,015 S 4,822

See Accompanying Notes and Independent Accountant’s Review Report Page 4



EXCELSIOR BEACH TO BAY OWNERS’ASSOCIATION, INC
NOTES TO FINANCIAL STATEMENTS
Years Ended December 31, 2020 and 2019

Note B - Summary of Significant Accounting Policies (Continued)
Use of Estimates
Management uses estimates and assumptions in preparing financial statements. Those
estimates and assumptions affect the reported amounts of assets and liabilities, the disclosure of
contingent assets and liabilities, and the reported revenues and expenses. Actual results could differ
materially from those estimates.
Note C- Assessments Charges to Unit Owners
Operating Assessment
Pursuant to the declaration of Condominium and the Bylaws of the Association, both regular
and replacement assessments are allocated to the unit owners in the proportion or percentage
provided in the Declaration.
The annual assessment for 2020:
Operating Fund Replacement Fund
Quarterly Number Total Quarterly Number Total
Assessment of Units Assessment Assessment of Units Assessment
Building 1 S 1,704 20 S 136,320 S 400 20 S 32,000
Building 2 1,664 22 146,432 400 22 35,200
Building 3 1,664 22 146,432 400 22 35,200
Building 4 1,625 32 208,000 400 32 51,200
Building 5 1,625 32 208,000 400 32 51,200
Gulf Building 1,495 30 179,400 400 30 48,000
North Villa 1,462 4 23,392 372 4 5,952
South Villa 1,462 4 23,392 372 4 5,952

S 1,071,368 S 264,704

The annual budget and assessments of the owners are determined by the board of directors
and are approved by the owners. The association policy is to retain legal counsel and place liens on
the properties of homeowners who assessments are ninety days or more delinquent. The
Association retains excess operating funds at the end of the operating year, if any, for use in the
future operating periods.

See Accompanying Notes and Independent Accountant’s Review Report Page 5



Note D-

Note E -

Note F -

EXCELSIOR BEACH TO BAY OWNERS’ASSOCIATION, INC
NOTES TO FINANCIAL STATEMENTS
Years Ended December 31, 2020 and 2019

Income Tax

Under Section 528 of the Internal Revenue Code, the Association has the choice of being
taxed as a "C" corporation or as some homeowners’ association. The election is made on a year by
year basis. The Association can choose the most tax-favorable option of filing a Form 1120-H or
Form 1120. Tax returns for 2018-2020 remain open for examination. For 2020, the Association has
filed an extension for their 2020 tax return.

Future Major Repairs and Replacements

Effective October 1, 1979, Florida Statutes require the Association to accumulate funds for
future major repairs and replacements. These monies are segregated and held in interest bearing
accounts.

As allowed by the Florida Statutes, the Association membership has chosen not to fully fund
reserves for deferred maintenance or depreciation of commonly owned assets. Consequently, the
amounts accumulated in the replacement fund will not be adequate to fund the major repairs or
replacements or major repairs necessary. The Association has the authority to assess unit owners
for the cost of such expenditures. Florida Statues also requires reserve items in excess of $10,000
to be included in the budget.

Although the Association management has estimated the expected future lives of certain
assets as required by Florida statues, no formal study has been completed. Therefore, the expected
future cost of major repairs and replacements has not been determined. Actual expenditures of
future major repairs may be materially different than budgeted amounts. Consequently, the
amounts accumulated in this fund may not be adequate to fund major repair or replacement. If
additional funds are needed, the Association may increase regular assessments, pass a special
assessment, or delay the repair or replacement.

Related Party Transaction

During 2020, Excelsior Real Estate Corporation of Siesta Key paid $144,827 to the
Association for reimbursements of various shared expenses. During 2019, Excelsior Real Estate
Corporation of Siesta Key paid $157,413 to the Association for reimbursements of various shared
expenses.

See Accompanying Notes and Independent Accountant’s Review Report Page 6



Note G -

NoteH -

Note | -

EXCELSIOR BEACH TO BAY OWNERS’ASSOCIATION, INC
NOTES TO FINANCIAL STATEMENTS
Years Ended December 31, 2020 and 2019

Concentration of credit Risk

Financial instruments which potentially subject the Association to concentrations of credit

Cash and Cash Equivalents- Restricted and Unrestricted

risk as defined by accounting principles generally accepted in the United States of America, consist
primarily of bank accounts with balances, at times, in excess of amounts insured by the Federal
Deposit Insurance Corporation. Management of the Association evaluates the financial stability of
its depositories and considers the risk of loss to be remote.

The Association considers all short-term investments with an original maturity of three

months or less to be cash and cash equivalents follow:

2020 Operating Replacement

Total

Fund Fund ota
Petty Cash S 500 S - S 500
Operating Account 71,029 - 71,029
Money Market - 710,369 710,369
Certificate of Deposit - 208,310 208,310
Total S 71,529 S 918,679 S 990,208

2019 Operating Replacement
Total
Fund Fund

Petty Cash S 500 S - S 500
Operating Account 31,244 31,244
Money Market 16,455 506,961 523,416

Certificate of Deposit

415,648 415,648

Total S 48,198 S

922,610 S 970,808

Subsequent Events

The company evaluated subsequent events through June 2, 2021, which is the date of the

financial statements were available to be issued.

See Accompanying Notes and Independent Accountant’s Review Report

Page 7
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EXCELSIOR BEACH TO BAY OWNERS' ASSOCIATION, INC
COMPARATIVE SCHEDULE OF ACTUAL AND BUDGETED
OPERATING FUND EXPENDITURES
For the Year Ended December 31, 2020

Variance
(Over) -
Actual Budget Under
PAYROLL
Salaries - manager $ 70,227 $ 67,626 $ 2,601
Salaries - office 110,894 106,161 4,733
Salaries - maintenance 134,133 130,727 3,406
Employee health insurance 42,265 35,000 7,265
Realty wage reimbursement (144,827) (147,014) 2,187
Insurance - workman's comp 5,363 9,000 (3,637)
Social security taxes 23,526 21,799 1,727
Unemployment taxes 370 - 370
Total Payroll 241,951 223,299 18,652
GROUNDS MAINTENANCE
Grounds equipment expense 15,060 15,000 60
General repairs painting & supply 7,878 10,000 (2,122)
Grounds contingencies 7,167 10,000 (2,833)
Contract lawn service 42,240 44,200 (1,960)
Flowers/Plants/Mulch 9,678 15,000 (5,322)
Fertilizer & pest control 3,633 7,000 (3,367)
Tree Trim 40,150 25,000 15,150
Pool maintenance 20,078 26,000 (5,922)
Pool heat 11,017 12,500 (1,483)
Irrigation - parts/labor 5,309 7,500 (2,191)
Total Grounds Maintenance 162,210 172,200 (9,990)
UTILITIES
Cable TV 137,756 131,560 6,196
Utilities - electricity 27,873 32,500 (4,627)
Utilities - water & sewer 78,835 89,531 (10,696)
Total Utilities 244,464 253,591 (9,127)
BUILDING MAINTENANCE
Building repair - painting 34,743 48,145 (13,402)
Building contingencies 4,480 5,000 (520)
Fire alarm expense 19,994 14,950 5,044
Elevator Expense 17,769 23,000 (5,231)
Contract unit pest control 9,090 7,800 1,290
Maintenance supplies 16,636 15,000 1,636
Total Building Maintenance 102,712 113,895 (11,183)

See Accompanying Notes and Independent Accountant's Review Report Page 8



EXCELSIOR BEACH TO BAY OWNERS' ASSOCIATION, INC

COMPARATIVE SCHEDULE OF ACTUAL AND BUDGETED

OPERATING FUND EXPENDITURES
For the Year Ended December 31, 2020

INSURANCE
Insurance - flood
Insurance - general
Insurance - general & windstorm
Total Insurance

GENERAL AND ADMINISTRATIVE
Administrative contingency
Uniform rental
Security
Audit
Depreciation expense
Accounting fees
Legal & Professional fees
Fees & permits
Office supplies
Postage & printing
Exercise equipment maintenance
Taxes- Federal & State
Telephone
General & Administrative-Other

Total General & Administrative

Total operating fund expenditures

See Accompanying Notes and Independent Accountant's Review Report

Variance

(Over) -

Actual Budget Under
39,375 41,400 (2,025)
236,414 217,500 18,914
275,789 258,900 16,889
8,868 2,500 6,368
5,047 4,600 447
25,371 12,000 13,371
7,300 8,000 (700)
2,069 - 2,069
2,083 4,000 (1,917)
4,470 3,000 1,470
3,834 3,000 834
7,922 6,000 1,922
8,980 5,000 3,980
1,391 6,500 (5,109)
4,302 5,000 (698)
5,282 - 5,282
86,919 59,600 27,319
$ 1,114,045 $ 1,081,485 $ 32,560

Page 9



EXCELSIOR BEACH TO BAY OWNERS' ASSOCIATION, INC
SUPPLEMENTAL INFORMATION ON
FUTURE MAJOR REPAIRS AND REPLACEMENTS

For the Years Ended December 31, 2020
The Board of Directors conducted a study in 2020 to estimate the remaining useful
lives and the replacement costs of the components of common property. Replacement
costs were based on estimated costs to repair or replace the common property
components at the date of the study.

The following information is based on the study and presents the significant
information about the components of common property.

Estimated Estimated Balance
Estimated Remaining  Replacement 2021 Funding December

Useful Life Life Cost Requirements 31, 2020
Roofing 25 17 S 672,000 36,412 52,997
Painting 10 4 466,477 70,335 185,137
Alarm System 15 3 105,000 29,275 17,175
Elevators 30 20 560,000 27,771 4,590
Carports 25 12 564,875 42,358 56,582
Pools 20 12 111,752 8,968 4,139
Paving 15 9 223,220 19,768 45,311
Pumps & Equipment VARIOUS 1 107,900 103,279 4,621
Tennis Courts 10 6 41,998 5,517 8,896
Major Repairs VARIOUS 1 1,474,769 999,769 475,000
Total 4,327,991 1,343,451 854,448

As allowed by the Florida Statues, the Association membership has chosen not to fully
fund replacement for deferred maintenance or depreciation of commonly owned assets.
In the event that a replacement or major repair is necessary, the Association has the
authority to increasae maintenance fees or special assess unit owners for the cost of such
expense. The effect on future assessments has not been determined.

See Accompanying Notes and Independent Accountant's Review Report
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EXCELSIOR BEACH TO BAY OWNERS' ASSOCIATION, INC
SCHEDULE OF CHANGES IN CONTRACT LIABILITY & REPLACEMENT FUND

Contract Liability

Roofs

Painting

Alarm System
Elevators

Carports

Pools

Paving

Pumps & Equipment
Tennis Court

Major repairs

Replacement Fund

Roofs
Painting
Alarm System
Elevators
Carports
Pools

Paving
Pumps & Equipment
Tennis Court
Major repairs
Interest

For the Years Ended December 31, 2020 and 2019

Balance Assessments Revenue 2020 Balance
12/31/2019 and Other  Recognized Expenses 12/31/2020
S 43,786 13,097 $  (3,886) $ - $ 52,997

165,415 49,476 (29,754) - 185,137
16,234 4,856 (3,915) - 17,175
3,533 1,057 - - 4,590
55,101 1,481 - - 56,582
3,186 953 - - 4,139
34,879 10,432 - - 45,311
3,557 1,064 - - 4,621
6,848 2,048 - - 8,896

552,450 180,240 (257,690) - 475,000
S 884,989 S 264,704 S (295,245) S - S 854,448

Balance Assessments Revenue 2020 Balance
12/31/2019 and Other  Recognhized Expenses 12/31/2020
S - - 3,886 (3,886) S -

- - 29,754 (29,754) -
- - 3,915 (3,915) -
- - 257,690 (257,690) -
- 7,168.00 (7,168.00) -
S - S 7,168 S 295245 S (302,413) $ -

See Accompanying Notes and Independent Accountant's Review Report
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