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The Lowdown on Maintenance Fees
By Lena G. Combs, CPA CGMA

Many timeshare owners dutifully pay their annual assess-
ments without reviewing the budget or the association’s annual 
financial statements.  

In fact, for many owners the point of fractional ownership is that 
they don’t have to be involved.  Period.  They want to take their vaca-
tion and have a seamless transition from payment of their assessments 
to reserving their time to enjoying their vacation.  Rinse, repeat—but 
it is an owner’s duty to be somewhat informed about the happenings 
at his/her home resort.  

Board members are volunteers who have a thankless job, and 
most other owners get involved only when they have a complaint. 
This is somewhat contrary to the end goal: a great resort and a great 
experience for owners, exchangers, and renters. The reality is that in-
formed, active, engaged owners make a stronger, healthier resort.  

Annually, Averett Warmus Durkee, CPAs, performs an inde-
pendent study of about 100 Florida timeshare associations, com-
paring their financial results from audited financial statements and 
budgets. 

That report is available at http://www.awd-cpa.com. It includes 
a lot of useful information on financial averages and metrics that an 
association’s board and owners can use to gauge themselves and deter-
mine where they stand in the marketplace. In other words, it provides a 
benchmark to which you can compare to your resort). Also, the report 
explains why it is relevant on a national scale even though the study 
only compares Florida resorts.  

Exhibit 1

Overall 
Average

Small Resort 
Average

Large Resort 
Average

Operating $629 $603 $653

Replace-
ment 
Reserves

130 120 140

Subtotal $759 $723 $793

Real Estate 
Taxes 73 46 90

Total $832 $769 $883

The Basics and More
Let’s start with some basics.  The published report presents sta-

tistics for three levels of average maintenance fees: overall average, 
small resort average (approximately 1,514 intervals) and large resort 
average (approximately 11,900 intervals).  Half of the sample group 
falls into either the small or large category.

Exhibit 1 shows where a resort falls on the maintenance-fee spectrum 
in general.  Operating assessments pay for the association’s common 
operating expenses, such as utilities, general repairs and maintenance, 
housekeeping, insurance, etc.  Replacement reserve assessments pay 
for deferred maintenance and large capital items, such as roof replace-
ment, building painting, pavement resurfacing, unit furnishings, etc.

This report, however, provides a deeper analysis of where 
maintenance-fee dollars actually are being spent. To start, let’s de-
fine the categories we’re using. Keep in mind that different resorts 
classify items in different groups. For example, telephone expense 
could be grouped with utilities or in the general and administrative 
category.  

Budgeting Categories
The information provided here is general, showing how the dol-

lars are being spent in the categories that most resorts use for budget-
ing and financial-statement purposes. The categories used for group-
ing purposes are:

• Administrative and general, including board expenses, news-
letters, office expenses, postage, printing, professional services, etc.

• Bad debts, incurred when owners are delinquent in paying their 
assessments. This very significant cost to the association is often esti-
mated based on the resort’s collection trends. 

• Housekeeping, whether by on-staff housekeepers or a contract ser-
vice, and all related expenses, such as supplies and uniforms. 

• Insurance, including directors and officers, employee health, li-
ability, property, workers compensation, and other types of applicable 
and necessary coverage.

• Management fees, i.e., the cost of management, whether contract-
ed out to a management company or paid to an in-house manager. 

• Repairs and maintenance, including all repairs the property 
requires annually, such as swimming-pool repairs, minor fixes and 
patches to elevator and fire systems, pest control, related supplies, and 
labor costs whether paid to contractors or employees.  This does not 
include replacement reserve expenses.

• Utilities, including cable TV, electricity, natural gas, refuse col-
lection, and water and wastewater treatment. 

• Other, i.e., all expenses that don’t fit into another functional 
category, such as depreciation, security, transportation, and other 
unusual expenses.

Note that payroll costs are not a separate component. Most resorts 
include payroll in the functional expense category (i.e., repairs and 



maintenance, housekeeping, etc.), so payroll 
and the related benefits are not segregated—but 
they are by far the largest expense in most re-
sorts, usually 25 percent to 40 percent. 

In Exhibit 1, the overall average assessment 
for operating maintenance fees is $629. Exhibit 
2 presents how that money is spent, expressed as 
a percentage by functional category. 

The Replacement Reserves
Another important category is the funding 

of replacement reserves.  As you can calculate 
from Exhibit 1, this funding is on average 17 
percent of the total assessments levied to own-
ers, exclusive of the   real-estate tax portion of 
the assessment. 

The timing of the actual expenditures is, 
by its nature, different than the timing of the 
assessments.  Any given year can bring large 
projects, both expected and unexpected.  For 
the measurement period used here, the ex-
penditures actually exceeded the current-year 
assessment.  Exhibit 3 depicts how those re-
placement reserve dollars were spent by per-
centage for each component. 

The systematic, realistic funding of replace-
ment reserves is critical to the long-term health 
and viability of any resort.  Without funds to 
make major repairs and replacements, the health 
of the resort can suffer and, consequently, can 
greatly diminish the resort experience and value.

In a changing marketplace of aging resorts 
and owners, it is more important than ever for 
owners to become informed and engaged. This 
information is a tool for management and board 
members to ask questions about how an associ-
ation’s money is spent and whether its spending 
is out of line with the norm. More often than not, 
a valid and salient reason exists.  Sometimes, 
changes could be made effectively and efficient-
ly to enhance operations and/or find cost savings.  

This report and the additional expense cat-
egory analysis is designed as a helpful tool to 
encourage owners’ engagement in the oversight 
of their timeshare vacation property, and to em-
power boards to make the resort the best that it 
can be.  

Lena Combs is a shareholder in Orlan-
do-based Averett Warmus Durkee (AWD), the 
largest independent Certified Public Account-
ing firm in central Florida. She heads the audit 
department and serves as continuing education 
director. For more information, contact her at 
lcombs@awd-cpa.com or 407-849-1569, or visit 
www.awd-cpa.com.
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