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Discussion Agenda

• Review and Discussion

• Overview of Independent Audit Status
• Overview of Year end Balance Sheets and Results of Operations Trends
• Summary of Major Repairs and Replacement Expenses thru 2025
• Critical Infrastructure Collections and Spending Recap/Projections thru 

Year End 2028
• Overview of Capital Plan for 2026-2028
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Overview of Independent Audit Status

• Year ended 2025 audit has been completed by Elliott Davis but there is one 
litigation matter that hopefully will be resolved later in May 2026 so we are 
holding off issuing the final financial statements

• We will report the final results to the Board later in May

• No adjustments or errors

• No internal control issues

MANY THANKS TO THE STAFF FOR EXCELLENT OUTCOMES
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Balance Sheets As Of 
December 31, 2025, 2024 and 2023
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• Maintained strong cash and investments 
position 

• Consistent collections from Property 
Owners and Commercial Entities

• No external debt outstanding, $5 million 
line of credit available

• Strong capital reserves as mandated by 
Board policies
o Capital replacement, updated capital 

reserve study was performed in late 
2025 and management is studying and 
will be making a recommendation for 
future funding policy

o Emergency Fund- policy is 20% of next 
year’s operational expenditures

Trends in Balance Sheets (in millions)

2025 2024 2023

Total Assets $         28.1 $       27.8 $       28.5 

Total Liabilities $            8.5 $         6.6 $         6.3 

Total Fund Balances $         19.6 $       21.2 $       22.2 

* - 2025 Balance Sheet amounts are estimated, as 
the annual audit has not been finalized



Comparison 
of Income 
Statements
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Commentary on Results of Operations, continued

6

• Revenue and expense trends from 2024 to 2025
• Rental registration fees were newly instituted in 2023 ($1.2 mil annual 

amount in each 2024 and 2025)
o Over 2,200 units rented within Sea Pines, which includes 312 

timeshares (largely consistent with prior year)
• Residential and Commercial assessments increased by $384K 

(governed by inflation factors over the 2 years and Sea Pines Resort 
revenue increases)

• Gate entry and permit fees were largely consistent year over year
• General and administrative- due to cost increases in insurance 

premiums for all types of insurance and fully staffed in 2025 vs. 2024
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• Some of the projects were not completed in 
2025 and some savings too

• A proposed 2026 budget amendment will be 
forthcoming to roll some funds from 2025 to 
2026- 0ver $1.o mil

Major Repairs and 
Replacements in 2025



Critical 
Infrastructure 

Spending 
Summary through 

2028
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Funded through 
Critical 

Infrastructure
Funded through 

Operations Project Total
See Footnote ** Below

Drainage Projects 14,400,000               13,706,556          
     Ditch Cleanout 396,588                        -                                      396,588            
     Stormwater Dredging and Bank Stabilization 793,785                        -                                      793,785            
     South Sea Pines Drive from Baynard Cove to Lands End 1,786,760                   -                                      1,786,760       
     Lighthouse Lane Area Reconstruction 8,183,235                   310,492                    8,493,727       
     Otter Road Area Reconstruction 2,546,188                   1,505,926               4,052,114       

North Sea Pines Drive - Ocean Gate to Lighthouse Road - Catbird 
Lane, Mockingbird Lane and Spotted Sandpiper                     2,500,000 2,581,527             2,581,527                   556,941                    3,138,468       

-                             

Sea Pines Drive - Lighthouse Road to Baynard Cove Road - Red 
Cardinal Road, Snowy Egret Road and Wagon Road *                     3,400,000 2,232,629             2,232,629                   1,019,593               3,252,222       

-                             

South Sea Pines Drive - Baynard Cove Road to Lands End - Scaup 
Court *                     3,200,000 4,462,438             4,462,438                   1,262,165               5,724,603       

-                             
Greenwood Drive - Sea Pines Circle to Greenwood Gate 1,300,000                  -                                    -                                         326,923                    326,923            

-                             
Greenwood Drive - Greenwood Gate to Club Course 600,000                       -                                    -                                         -                                      -                             

-                             
Greenwood Drive - Plantation to Fraser Circle 1,700,000                  3,675,746             3,675,746                   906,250                    4,581,996       

-                             
Greenwood Drive Fraser Circle to Sea Pines Drive 2,000,000                  3,609,078             3,609,078                   500,000                    4,109,078       

-                             
Lighthouse Road - Plantation to North Sea Pines Drive 1,200,000                  -                                    -                                         -                                      -                             

-                             

New Leisure Trail - Lighthouse Road from Harbour Town to Fraser 
Circle 2,000,000                  -                                    -                                         -                                      -                             

-                             
Deer Island Bridge Replacement 2,700,000                  -                                    -                                         -                                      -                             

Other Projects Funded through Operations -                                         -                                    -                                         6,493,056               6,493,056       

Total Funded through Critical Infrastructure 35,000,000               30,267,973          30,267,973               

  Funded through Operations 16,000,000               12,881,346            

     Total Project Expenditures 51,000,000               43,149,320          43,149,320   

Net Results -$                                      685,918$               

Beginning Critical Infrastructure Fund Balance -                                    

Ending Critical Infrastructure Fund Balance 685,918$               

Project Totals - through 2028
 Funded through 

Critical 
Infrastructure  



Points Forward 
for 2026-2028 on 

Infrastructure

• Next steps
• Updates to three-year capital 

spending plan to bring forward 
calendar years 2026-2028 MRR 
spending is in progress

• Refined engineering estimates are 
important to obtaining accurate 
estimates for future projects and are 
in process

• As previously mentioned, 
management will be bringing forward 
a recommendation for 
implementation of an updated 
funding policy for 2025 capital 
reserve study
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