5 y Association of St. C Condominium Owners

4200 Estate St. John, Christiansted, VI 00820-4491
Tel: 340-718-6341 / Fax: 340-718-1633 / office@stccondo.com
www.stccondo.com

Fee Increase Starting January 1, 2022

Dear St. C Owners:

As you no doubt are aware, keeping St. C running on a daily basis is no small job, given the age of our
buildings and the harsh environment in which we’re located. Ongoing maintenance, capital projects,
staff salaries (including 24/7 security), contractor fees, insurance, electricity, water treatment and water,
cable, pool upkeep and landscaping — these services all cost money and are paid for with the monthly
association fees collected from all owners.

Unfortunately, the facts are that expenses are higher than the income generated with the monthly fees.
St. C has been operating at a loss for the past few years, and clearly this is not a sustainable operating
model. Based upon the recommendation of the Financial Committee, the Board of Directors agreed to
move forward with the decision to increase fees by $200 per month per unit, effective January 1, 2022.
The members of the Board understand that a $200 monthly increase is not a desirable increase and
may be a hardship for some owners. This is not a decision taken lightly. As owners ourselves, we
would prefer not to raise our fees. However, there is little other choice if we want to ensure the effective
functioning of the association and St. C’s ongoing operations.

In consideration of the concerns and feedback from owners, the members of the Board believe it may
be in the best interest of the Association members to increase the monthly fee structure with a two-step
approach. Therefore, the motion that passed during the Board of Directors Meeting on 12/8/21 to
increase the monthly Owners' fees by $200 effective January 1, 2022 has been amended to now
state that the $200 increase for 2022 will be made with an increase of $100 effective 1/1/2022
(total due $750) and then with an additional $100 increase effective 7/1/2022 (total due $850).

One of the most important responsibilities of the St. C Board is looking after the fiduciary concerns of
our association, and we take that duty very seriously. However, even with this stepped approach, as a
Board, we must continue to work towards achieving a balanced budget while we continue to strive to
identify/eliminate any unnecessary expenditures.

Since the 2021 election, Board Members - along with the Finance Committee - have expended
considerable time and effort on forensic financial research to understand our financial situation, how we
got where we are, and subsequently plan a fact-based path forward to renewed financial health and
sustainability.

What are the facts behind our decision?
1. Expenses continue to increase while our income hasn’t

While monthly fees haven’t been increased in years—and, in fact, they were reduced in 2018—
expenses continue to increase. Materials, labor, electricity, and other operating costs have been rising
for years, and the current bout of inflation has only made things more challenging. But our insurance
cost is the most significant factor in our financial shortfall. Some key facts about our expenses:
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e Approximately $200,000 per year is collected in fees to cover St. C’s insurance premium;
however, the insurance premium costs are an actual $460,000+ per year. When the insurance
premiums increased significantly to over $500,000 in 2018 due to the previous year’s storms,
the fees should have been increased rather than reduced. So instead, a bigger deficit
accumulated each year. In 2021 the Board did competitively quote St. C’s insurance policy and
reduced the cost, but insurance costs in our area remain high.

e St. Cis a high-maintenance property, requiring substantial resources in labor and materials to
keep up. We all know that extensive cement repair is needed to be done throughout the
property, the pool requires further repairs, the generator needs to be replaced, and the water
plant and water lines must be maintained. For monthly maintenance alone, $340/month in fees
is allocated, whereas at least $479/month is needed to cover maintenance expenses.

e The amount collected for cable costs does not cover the cable bill.
o Water expenses have been high and anticipated that they will continue to be.

e The lower number of staff for the past few years has hindered our operations and service. A
General Manager has recently been hired, a position that has been vacant since 2018. An
Operations Manager has also been hired to replace our outgoing Maintenance Manager. The
Office Manager position has been replaced with a lower cost Administrative Assistant. These
measures have reestablished the staffing requirements back to prior operating standards.

2. Reserve and long-term repair accounts have been underfunded
We need to fund reserves to cover unanticipated expenses and to make St. C attractive to lenders.

o During the past few years, the fees that were supposed to be allocated to reserves were not
consistently transferred into the reserves account. Instead, they were used to cover operating
costs. We will be commissioning a reserve study in 2022 to determine exactly how much we
need in reserves. But we know our current reserves are not sufficient.

o The fees that were collected to go into the long-term repair account have also been used for
operating expenses, rendering that account also underfunded to meet future needs.

3. Hurricane money was used for operating expenses and to plug deficit gaps

Owners have asked what happened to the insurance settlement after Maria. The Board has been
diligently trying to answer this question, which is difficult because hurricane-related expenses were not
tracked separately in our financials. The Board and Finance Committee have been working to separate
and allocate hurricane-related and regular maintenance activities for a more accurate financial picture;
however, some of these hurricane funds have been used to cover operating expenses and reduce
deficit gaps.
What is the plan going forward?
e The Board and the 2022 Finance Committee will continue to diligently review financials to
eliminate unnecessary expenses.
e A continued push for outstanding audits from the auditor to help ensure proper bookkeeping is
in place.
e Areserve study is being discussed to determine a plan to fund future repairs/replacement.
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e An appraisal of the property is underway to ensure that the property is adequately insured.

Our research clearly found that non-operating funds have been used to cover operating costs during
the past few years—which is not only an inappropriate use of that money, but is also unsustainable—
that non-operating money will not last. We must raise fees to both cover operating costs and fund
reserves and long-term repairs. We simply don’t have any other option.

In the future, and as expenses increase each year, this Board of Directors — and future Boards - may
need to consider an annual increase if circumstances are warranted and escalating costs cannot be
met within the context of the existing fee structure. We share this so you are aware that it may take
more to make the organization sustainable. We will do everything we can to keep expenses down and
minimize fee increases. In fact, we have been diligently reviewing our financials since the 2021 Board
election to eliminate unnecessary expenses.

Remember, owners do get a lot for their fees: building insurance; a fully staffed front office and
maintenance team; 24/7 security; facility maintenance; water treatment and water; cable; a pool;
access and use of the Dolphin Suite; and landscaping.

This Board is committed to the operation of a financially healthy organization that is well-run
and well-maintained — and done so completely transparent to all owners. During our 2022 annual
meeting, the plan is to provide owners with a forecast for the upcoming five years, thinking ahead so
we’re prepared for the future. Together, we can get to a good place here at St. C.

Signed,

Board of Directors

Association of St. C Condominium Owners
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Association of St. C Condominium Owners

Budget For Fiscal Year January - December 2022

Ordinary Income/Expense
Income
4000 - ASSESSMENTS INCOME
4010 - Insurance Assessment
4020 - Monthly Maintenance Fee Income
4021 - Cable Fee Income
4030 - Insurance Deductible
4035 - Long Term Repair / Replacement
Total 4000 - ASSESSMENTS INCOME
4300 - LATE FEES - INCOME
4310 - Finance Charges Fees
4312 - Late Fee Income
Total 4300 - LATE FEES - INCOME
4500 - MISCELLANEOUS - INCOME
4100 - Cable TV Remote Control Sales
4200 - Interest Income
4525 - Cable Box Income
4540 - Gate & Mail Keys Fee Income
4543 - Gate Remote
4545 - Laundry Income
4599 - Cleaning Income
Total 4500 - MISCELLANEOUS - INCOME
4600 - RENTAL INCOME
4610 - Apt A - Rental Income
4620 - Apt B - Rental Income
4630 - Apt C - Rental Income
4650 - Lobby Apt - Rental Income
4670 - Restaurant - Rental Income
Total 4600 - RENTAL INCOME
Total Income
Gross Profit
Expense
5000 - ADMINISTRATIVE (OPERATING EXPS)
5100 - ASSOC COMMON ADMIN EXPENSE
5110 - Annual & Board Meeting Expenses
5130 - Cable TV Monthly Expense
Total 5100 - ASSOC COMMON ADMIN EXP
5200 - INSURANCE EXPENSE
5210 - Auto Insurance
5220 - Comm. General Liability Ins.
5230 - Crime Bond Insurance
5240 - Director's & Off's Gen Liab Ins
5250 - Excess Liability Comm Ins
5260 - Property Insurance
Total 5200 - INSURANCE EXPENSE
5400 - LICENSES & FEES
5420 - Fees & Licenses
Total 5400 - LICENSES & FEES
5500 - MISCELLANEOUS
5525 - Late Fee Expense
5530 - Bank Charges
5537 - Commission Expense - CCRD FEES
5595 - Taxes
Total 5500 - MISCELLANEOUS

2022 Proposed

2022 Proposed

2022 Proposed

Budget Budget Budget

Jan-June July-Dec Total for Year
150,810.50 230,010.50 380,821.00
379,689.50 379,689.50 759,379.00
26,000.00 26,000.00 52,000.00
7,500.00 7,500.00 15,000.00
30,000.00 30,000.00 60,000.00
594,000.00 673,200.00 1,267,200.00
5,013.00 5,013.00 10,026.00
150.00 150.00 300.00
5,163.00 5,163.00 10,326.00
87.50 87.50 175.00
445.00 445.00 890.00
180.00 180.00 360.00
72.00 72.00 144.00
156.00 156.00 312.00
838.00 838.00 1,676.00
475.00 475.00 950.00
2,253.50 2,253.50 4,507.00
5,100.00 5,100.00 10,200.00
5,100.00 5,100.00 10,200.00
6,600.00 6,600.00 13,200.00
2,500.00 2,500.00 5,000.00
300.00 300.00 600.00
19,600.00 19,600.00 39,200.00
621,016.50 700,216.50 1,321,233.00
621,016.50 700,216.50 1,321,233.00
1,750.00 1,750.00 3,500.00
26,000.00 26,000.00 52,000.00
27,750.00 27,750.00 55,500.00
1,235.00 1,235.00 2,470.00
7,308.50 7,308.50 14,617.00
1,182.50 1,182.50 2,365.00
19,053.00 19,053.00 38,106.00
2,000.00 2,000.00 4,000.00
199,231.50 199,231.50 398,463.00
230,010.50 230,010.50 460,021.00
1,000.00 1,000.00 2,000.00
1,000.00 1,000.00 2,000.00
50.00 50.00 100.00
300.00 300.00 600.00
9,250.00 9,250.00 18,500.00
2,900.00 2,900.00 5,800.00
12,500.00 12,500.00 25,000.00
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Association of St. C Condominium Owners
Budget For Fiscal Year January - December 2022

2022 Proposed

2022 Proposed

2022 Proposed

Budget Budget Budget
Jan-June July-Dec Total for Year
5600 - OFFICE EXPENSE
5605 - Security Cameras 500.00 500.00 1,000.00
5610 - Computer 2,250.00 2,250.00 4,500.00
5615 - Dues & Subscriptions 547.50 547.50 1,095.00
5620 - Office Expense - Misc 1,000.00 1,000.00 2,000.00
5625 - Phone/Fax Expense 3,400.00 3,400.00 6,800.00
5630 - Phone Service Contract 834.00 834.00 1,668.00
5636 - Internet Expense 1,150.00 1,150.00 2,300.00
5650 - Office Supplies 1,850.00 1,850.00 3,700.00
5655 - Postage 300.00 300.00 600.00
Total 5600 - OFFICE EXPENSE 11,831.50 11,831.50 23,663.00
5800 - PROFESSIONAL FEES
5810 - Accounting 7,500.00 7,500.00 15,000.00
(Account #?) Reserve Study 2,500.00 2,500.00 5,000.00
5830 - Engineering 750.00 750.00 1,500.00
5840 - Legal
5840.4 - Legal Counsel on Suits 9,250.00 9,250.00 18,500.00
5840.5 - Collections 250.00 250.00 500.00
5840.7 - Legal - Other 4,000.00 4,000.00 8,000.00
Total 5840 - Legal 13,500.00 13,500.00 27,000.00
Total 5800 - PROFESSIONAL FEES 24,250.00 24,250.00 48,500.00
5900 - SALARIES & WAGES (ADMIN)
5910 - Admin Hrly - Regular Pay 12,480.00 12,480.00 24,960.00
(account #?) - Manager Salary - Regular Pay 27,000.00 27,000.00 54,000.00
Total 5900 - SALARIES & WAGES (ADMIN) 39,480.00 39,480.00 78,960.00
Total 5000 - ADMINISTRATIVE (OPERATING EXPS) 346,822.00 346,822.00 693,644.00
6000 - MAINTENANCE EXPENSES
6050 - Auto Expenses - Chevy (old)
6055 - Gas 275.00 275.00 550.00
6070 - Repairs & Maint 750.00 750.00 1,500.00
Total 6050 - Auto Expenses - Chevy (old) 1,025.00 1,025.00 2,050.00
6051 - Auto Expense- Ford (new)
6052 - Gas 400.00 400.00 800.00
6053 - Registration 150.00 150.00 300.00
6054 - Repairs & Maint 150.00 150.00 300.00
Total 6051 - Auto Expense- Ford (new) 700.00 700.00 1,400.00
6200 - COMMON AREA EXPENSES
6150 - Cleaning Supplies 125.00 125.00 250.00
6155 - Cleaning Contract 3,000.00 3,000.00 6,000.00
6222 - Gate Pass Buy Back 120.00 120.00 240.00
6225 - Equipment & Tools 600.00 600.00 1,200.00
6228 - Fire Extinguishers & Certificat 900.00 900.00 1,800.00
6235 - Landscaping 12,500.00 12,500.00 25,000.00
6240 - Paint & Paint Supplies 2,250.00 2,250.00 4,500.00
6248 - Tools & Equipment Rentals 400.00 400.00 800.00
6249 - Safety Supplies & Equipment 75.00 75.00 150.00
6270 - Exterminating 4,230.00 4,230.00 8,460.00
Total 6200 - COMMON AREA EXPENSES 24,200.00 24,200.00 48,400.00
6280 - INSURANCE - EE
6283 - Health Insurance 35,654.00 35,654.00 71,308.00
Total 6280 - INSURANCE - EE 35,654.00 35,654.00 71,308.00
6300 - LAUNDRY ROOM EXPENSES
6315 - Laundry Expense 1,000.00 1,000.00 2,000.00
Total 6300 - LAUNDRY ROOM EXPENSES 1,000.00 1,000.00 2,000.00
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Association of St. C Condominium Owners
Budget For Fiscal Year January - December 2022

2022 Proposed 2022 Proposed 2022 Proposed
Budget Budget Budget
Jan-June July-Dec Total for Year
6350 - PAYROLL BENEFITS
6358 - Uniforms 1,250.00 1,250.00 2,500.00
Total 6350 - PAYROLL BENEFITS 1,250.00 1,250.00 2,500.00
6500 - RENTAL APT. EXPENSES
6505 - Apt A Expenses 250.00 250.00 500.00
6510 - Apt B Expenses 250.00 250.00 500.00
6515 - Apt C Expenses 250.00 250.00 500.00
6520 - Lobby Apt Expenses 250.00 250.00 500.00
Total 6500 - RENTAL APT. EXPENSES 1,000.00 1,000.00 2,000.00
6600 - REPAIRS & MAINTENANCE
6605 - Gate Repairs & Maint 500.00 500.00 1,000.00
6607 - Office Repairs & Maint 500.00 500.00 1,000.00
6615 - Building Repairs & Maint 2,000.00 2,000.00 4,000.00
6620 - Pool Repairs & Maint 2,750.00 2,750.00 5,500.00
6622 - Plumbing Repairs & Maint 2,750.00 2,750.00 5,500.00
6625 - Generator Repairs & Maint 1,500.00 1,500.00 3,000.00
6627 - Paving Repairs & Maint 500.00 500.00 1,000.00
6632 - Cistern Repairs & Maint 500.00 500.00 1,000.00
6636 - General Repairs & Maintenance 250.00 250.00 500.00
Total 6600 - REPAIRS & MAINTENANCE 11,250.00 11,250.00 22,500.00
6640 - TRASH REMOVAL
6610 - Trash Removal 3,750.00 3,750.00 7,500.00
Total 6640 - TRASH REMOVAL 3,750.00 3,750.00 7,500.00
6660 - MAINTENANCE SALARY & WAGES
6673 - Maintenance Hrly - Regular Pay 105,320.50 105,320.50 210,641.00
(Account #?) - Operations Manager Salary 26,000.00 26,000.00 52,000.00
Total 6660 - MAINTENANCE SALARY & WAGES 131,320.50 131,320.50 262,641.00
6680 - SECURITY SALARY & WAGES
6675 - Security Hrly - Regular Pay 52,520.00 52,520.00 105,040.00
6690 - Security Salary - Regular Pay 15,600.00 15,600.00 31,200.00
Total 6680 - SECURITY SALARY & WAGES 68,120.00 68,120.00 136,240.00
6700 - UTILITIES
6705 - Electricity - StC 10,750.00 10,750.00 21,500.00
6710 - Propane Gas 750.00 750.00 1,500.00
Total 6700 - UTILITIES 11,500.00 11,500.00 23,000.00
6800 - WATER
6810 - W.A.P.A. Water 24,000.00 24,000.00 48,000.00
6830 - Water Testing 1,000.00 1,000.00 2,000.00
Total 6800 - WATER 25,000.00 25,000.00 50,000.00
Total 6000 - MAINTENANCE EXPENSES 315,769.50 315,769.50 631,539.00
6900 - PAYROLL TAXES
6405 - FICA Expense 12,750.00 12,750.00 25,500.00
6410 - FUTA Expense 350.00 350.00 700.00
6415 - Medicare 3,000.00 3,000.00 6,000.00
6430 - VIESA 6,500.00 6,500.00 13,000.00
6435 - Workman's Compensation 2,200.00 2,200.00 4,400.00
Total 6900 - PAYROLL TAXES 24,800.00 24,800.00 49,600.00
Total Expense 687,391.50 687,391.50 1,374,783.00
Net Ordinary Income -66,375.00 12,825.00 -53,550.00
Other Income/Expense
Other Income
7500 - LOAN OFFSET (INSURANCE)
7505 - Loan Offset - Hurr Funds for Ins 103,875.00 24,675.00 128,550.00
Total 7500 - LOAN OFFSET (INSURANCE) 103,875.00 24,675.00 128,550.00
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Association of St. C Condominium Owners
Budget For Fiscal Year January - December 2022

Total Other Income
Other Expense
8000 - Reserve Funding
8005 - Insurance Deductable Rserve Funding
8010 - Long Term Rep/Repl Res Funding
Total 8000 - Reserve Funding
Total Other Expense
Net Other Income
Net Income

Proposed per unit (annually)
Proposed per unit (monthly)

2022 Proposed

2022 Proposed

2022 Proposed

Budget Budget Budget
Jan-June July-Dec Total for Year
103,875.00 24,675.00 128,550.00
7,500.00 7,500.00 15,000.00
30,000.00 30,000.00 60,000.00
37,500.00 37,500.00 75,000.00
37,500.00 37,500.00 75,000.00
66,375.00 -12,825.00 53,550.00
0.00 0.00 0.00
$4,500.00 $5,100.00 $9,600.00
$750.00 $850.00
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Association of St. C Condominium Owners
Budget For Fiscal Year January - December 2022

2022 Proposed

2022 Proposed

Payment Payment

Jan-June July-Dec
Insurance 190.42 290.42
Monthly Maintenance Fee 479.41 479.41
Cable Fee 32.83 32.83
Insurance Deductible 9.47 9.47
Long Term Rep Reserves 37.88 37.88
750.00 850.00
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