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When it comes to accounting services, the timeshare industry has unique needs and concerns. Through our involvement 
with the American Resort Development Association (ARDA), Florida Institute of Certified Public Accountants (FICPA) and 
other industry organizations, we have developed a wealth of knowledge and experience specific to the timeshare industry 
that helps us understand your needs and concerns. At WithumSmith+Brown, PC (Withum), our team provides audit, tax 
and advisory services to timeshare associations, management companies, developers and exchange companies. Our 
clients range from small, local associations to large, international companies. Our firm is dedicated to providing the skills 
and resources of a national firm with the price and outstanding service of an independent firm.
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Withum performed a research study by obtaining 
a sample of approximately 100 Florida timeshare 
associations’ audits and budgets and summarizing the 
financial results and budgetary information. The data was 
analyzed and specific financial factors were reviewed.  
This study spans data from 2003 through 2015, and 
metrics are presented for different periods based on their 
relevance. This study is unique because it uses externally 
verified data from audits, rather than self-reported 
data. The averages presented are an aggregation of the 
historical financial —budgeted and audited—  data.

The findings in our study are consistent with many of 
the findings in the ARDA Study, which is of national 
significance. Based on the volume of resorts located in 
Florida and the comparability of results, we believe the 
indicators noted in this study can be applied to most 
timeshare associations nationwide.

In 2015, the midpoint for the total intervals from 
the sample of associations was approximately 2,700 
intervals. The sample was grouped into small, under 
2,700 intervals, and large, over 2,700 intervals, 
associations.

This is relevant in certain metrics and financial data 
averages.  The table below summarizes the salient 
information about the sample.

Based on the State of the Vacation Timeshare 

Industry: United States Study 2016 Edition 

conducted for the American Resort Development 

Association International Foundation (“ARDA 

Study”), there are 1,547 timeshare resorts 

nationwide and approximately 24% of these 

resorts are located in Florida, representing 32% of 

the units nationwide. 

01. Introduction and Database Composition

RESORTS REPRESENTED BY SIZE 
(MEDIUM)

Sample Size 97

Total Intervals 662,031

Average Interval per Association 
(Total) 6,825

Average Intervals: Small 1,545

Average Intervals: Large 11,588

The average number of resort units for the entire 
sample was approximately 131, which is comparable 
to the ARDA Study’s nationwide average.
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The management structure in place can often be an 
indicator in certain financial metrics. The majority of 
resorts are managed by the original resort developer or 
its affiliate. For the sample, approximately 67% of the 
associations fall into this category. 

IN THE ARDA STUDY, 72% OF THE RESORTS 

INCLUDED HAD THE DEVELOPER OR AN AFFILIATE 

MANAGING THE DAY-TO-DAY OPERATIONS, WHICH 

IS CONSISTENT WITH THIS STUDY.

The management structure for the associations in the 
sample is reflected below.

MANAGEMENT 
STRUCTURE

Developer or Affiliate 67%

Third-party Management Company 23%

Other (Self-managed or Undisclosed) 10%

YEAR RESORTS INCORPORATED
(PERCENTAGE OF RESORTS IN STUDY)

1973-1980

11%

1981-1985

23%

1986-1990

12%

1991-2000

38%

2001-2012

16%

Average age of resorts is 24 years old.

The average financial data presented in this report 
is offered for comparison purposes for gauging 
association financial results and performance in certain 
areas.  This information is useful to associations and 
management in comparing their specific situation with 
current industry trends.
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Average gross accounts receivable as a percentage of total assets from 2014 to 2015 increased slightly from 44% 

to 46%. The allowance for uncollectible accounts as a percentage of gross accounts receivable over the same 

period increased from 78% to 80%. 

02. Accounts Receivable and Bad Debts
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COMPARISON OF 2014 AND 2015
2014 2015

Allowance for Uncollectible Accounts $1,623,606 $1,855,503

Accounts Receivable $2,079,087 $2,321,900

Percentage 78.0% 79.9%

The following analytics were noted.

■  Budgeted bad debt increased 5%.
■  Actual bad debt decreased by 4%.
■  Budgeted bad debt as a percentage of actual bad debt increased by 8%.

BUDGET TO ACTUAL BAD 
DEBT EXPENSE CHART 

The following graph shows 
that over a five-year period, 
budgeted bad debt has 
increased by 19% while actual 
bad debt increased by 27%.

The table below presents the average delinquent accounts receivable data, as noted from the study.
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As seen in the graph below, the percentage of budget to 
actual bad debt expense has fluctuated between 81% and 
103% over the five-year period of the study. 

THE KEY TAKE-AWAY FROM THESE METRICS IS 

THAT ASSOCIATIONS ARE STILL NOT BUDGETING 

FOR BAD DEBT SUFFICIENTLY TO COVER ACTUAL 

DELINQUENCIES.

Actual bad debt as a percentage of operating assessment 
revenue decreased slightly from 13% in 2014 to 12% 
in 2015, and it decreased as a percentage of total 
assessment revenue, inclusive of replacement reserves 
and real estate taxes, from 11% in 2014 to 10% in 2015.  

PERCENTAGE OF BUDGET TO ACTUAL BAD DEBT EXPENSE 

2011

95%

2012

103% 2013

88%
2014

81%

2015

89%
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2011 2012 2013 2014 2015

Number of associations with 
prepaid assessments in excess of 
cash and prepaid expenses

56 48 48 49 46

Percentage of total 58% 49% 49% 50% 47%

Average cash + prepaid expenses $1,526,030 $1,775,830 $1,993,904 $2,088,160 $2,127,377

Average prepaid assessments $2,511,276 $2,482,102 $2,853,321 $3,064,327 $3,321,113

Net (next year’s collections used 
for this year’s expenses) $985,246 $706,272 $859,417 $976,167 $1,193,736

The table below shows that currently 47% of associations are using some portion of next year’s collections to pay this 
year’s expenses. This percentage has remained relatively constant since 2012. The averages presented in the table are 
the average amounts for those resorts that used a portion of next year’s collections prior to year-end as opposed to an 
overall average of the numbers, which results in a much higher percentage.

There was a slight strengthening in liquidity for 2015 compared to 2014 — the strongest it has been in the last 

five years. Although budgeting has improved, associations are not increasing maintenance fees sufficiently to 

put an end to “spending next year’s money.”

03. Liquidity

LIQUIDITY
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2011 2012 2013 2014 2015

Number of associations with 
operating losses 22 20 33 37 34

Percentage 23% 21% 34% 38% 35%

Number of associations with 
liabilities to the replacement fund 36 36 38 37 38

Percentage 37% 37% 39% 38% 39%

OPERATING FUNDS

The percentage of associations with net losses in the operating fund increased from 21% in 2012 to 35% in 2015. The 
percentage of associations with liabilities to the replacement fund has been between 37% and 39% over the past five 
years. Normally, this percentage has a direct relationship with the percentage of associations with operating fund losses. 
Despite the impropriety, associations often use cash from accumulated replacement reserve funds to finance the deficits 
created from operations. 

Increasing operating deficits creates more need to finance current year operations with next year’s collections, borrow 
from accumulated replacement funds or levy special assessments to owners.  Continued losses and increased deficits 
and borrowings from replacement funds are unhealthy indicators  which could negatively affect an association’s ability to 
continue as a viable entity.
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Over the same five-year period, the study shows a decrease in the percentage of developer-owned inventory of 
approximately 18%. Conversely, the percentage of association-owned inventory has increased almost 52%, on average, 
over the same measurement period.  Associations acquire intervals through various means as a result of owners 
defaulting on assessments payments. Interestingly, the percentages of association- and developer-owned inventory vary 
greatly between brand and non-brand managed resorts.  

04. Developer Involvement

Percentage of Intervals

Average Brand Non-Brand
Small 

Resorts

Large 

Resorts

Intervals owned by developers 10% 11% 8% 10% 10%

Intervals owned by associations 4% 1% 5% 3% 1%

LIQUIDITY

Over the past five years, the associations studied have seen a 25% decrease in developer guarantees. Only about 

9% of the associations in the study have guarantees still in place in 2015, compared to 12% in 2011.

The table is a summary of percentages of total intervals that are owned by developers or associations by group for 
2015, displaying how management structure and size change the metrics.
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Assessments to owners rarely decrease, and the study 
shows the increases to be steady over a period of time. 
Average total assessments, including replacement 
reserves but excluding real estate taxes, were $828 per 
interval for 2015 compared to $797 in 2014, representing 
an approximate 4% increase.  The same assessments 
have had a 16% increase over the past five years.

05. Assessment Analysis

OPERATING, REPLACEMENT FUND, 
AND TAX ASSESSMENTS
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The following table classifies associations by the 
number of units and compares the average size 
and maintenance fee per interval (operating plus 
replacement reserves).  

Number 

of Units

% of 

Resorts

Average 

Size of 

Resorts, 

in Units

Average 

Maintenance 

Fee per 

Interval

Less 
than 50 46% 29 $786

51-100 19% 72 $961

101-150 10% 118 $805

151-200 6% 158 $738

More 
than 200 19% 444 $886

The average assessment amounts are inclusive of the 
replacement reserve assessments but exclude real 
estate tax assessments.

ASSOCIATIONS

ASSESSMENT STRATA

Assessment Strata Percentage of Resorts

< $500 7%
$500 - $599 16%
$600 - $699 13%
$700 - $799 17%
$800 - $899 14%
$900 - $999 9%

> $1,000 24%

Operating Assessments per Interval

Replacement Fund Assessments per Interval

Tax Assessments per Interval
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06. Expense Analysis

Over the past five years, total assessment revenues have increased 16%, while total expenses increased 21%. 

Average operating assessments are increasing per interval but not at a high enough rate to offset the increase in 

average operating expenses.
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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. 
These costs are by far the largest expense in 
most resorts, usually 25-40%.

The funding of replacement reserves 
is another important category. This 
funding is on average 18% of the total 
assessments levied to owners, exclusive 
of the real estate tax portion of the 
assessment.  The timing of the actual 
expenditures is, by its nature, different 
than the assessments.  Any given year can 
bring large projects, both expected and 
unexpected.  For the measurement period 
used here, the average expenditures were 
less than average assessments.  The pie 
chart depicts how those replacement 
reserve dollars were spent as a percent 
for each component.

Insurance 
3%

Repairs and 
Maintenance

15%

Housekeeping
21%

Administrative
and General

17%

Maintenance 
Fee
11%

Other
14%

Bad Debts
11%

Utilities
8%

Building 
Improvements/ 

Common 
Amenities

26% Unit Furnishing 
and Fixtures

60%
Building Painting 

7%

Pavement Resurfacing
3%

Roof Replacement
4%

OPERATING FUND EXPENSES

REPLACEMENT FUND EXPENSES
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07. Other Metrics

Management Fees

The average management fee as a percentage of 
budgeted annual operating assessments remained 
constant at 12% from 2011 to 2015. Average management 
fees per interval were $67 for 2015. The chart below 
summarizes average management fees per resort as 
stratified by number of units in the resort.

Replacement Fund Expenditures  

The study shows that over the five-year period from 2011 
to 2015, replacement fund expenditures have been on 
the rise. This increase comes at no surprise as resorts 
in the sample are aging, therefore requiring more 
expenses for renovations. However, the impending issue 
is that the assessments for these major expenditures 
are not keeping up with the related costs, thereby 
depleting the amounts saved.  Over the five-year period 
studied, replacement fund expenditures have increased 
at a rate of approximately 47%, whereas assessments 
increased at a rate of approximately 25%. In 2015, we 
saw improvement in budgeting for replacement fund 
savings as the assessments were approximately $148 
per interval versus the replacement fund expenditures 
of approximately $136 per interval. This was an 

improvement from the prior years in which we saw a 
pattern of replacement fund expenditures being greater 
than the related assessments.

Going Concern Matters

Of the sample audits included in the study for 2015, 5% 
noted going concern uncertainties compared to only 4% 
in 2014 and 1% in 2011.

Income Taxes 

Of the associations included in the study, only 35% paid 
income taxes in 2015 at an average of approximately 
$28,000. By and large, this taxable income is generated 
from investment earnings, rental income and other 
nonmember sources.

Special Assessments 

Only 2% of the resorts studied levied special 
assessments for 2015 — one for interval renovations 
and the other to fund the balance that the operating 
fund owed the replacement fund.  This is a significant 
decrease from 2011, which reported 9% of resorts with 
special assessments, and 2014, which reported 5%.

AVERAGE MANAGEMENT FEES 
PER RESORT

Number of Units Average Management Fee

Less than 50 $96,100

50-100 $313,000

More than 100 $1,355,000
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There are many metrics presented in this report that 
are intended to help resorts identify potential problem 
areas and assist them in asking questions about how 
they compare to aid in improving resort health.  As 
resorts are aging and operating costs continue to 
increase, resort operators and managers will need 
to maintain a careful watch to ensure that resorts 
can operate at a break-even point and continue to 
save for future major capital replacements.  Bad 

debts and delinquencies, while fairly stable, need to be 
monitored constantly to identify whether projections 
are accurate and in order to address problems as 
they arise, not after it is too late.  Finally, budgeting 
efforts should be realistic and not designed to keep 
assessments artificially low, helping alleviate potential 
operating deficits, special assessments, borrowing from 
replacement reserves and using increasingly more of 
“next year’s money” than the year before.

08. Conclusion
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