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3300 PARK AVENUE CONDOMINIUM 
ASSUMPTIONS TO BUDGET 
 
 
Category:   Condominium Fee Income  
Account #:   
 
Explanation: 3300 Park Avenue Condominium consists of twenty-six (26) units.  Currently, the monthly 
common fees per unit range from $523.39 to $627.76.  Historically, prior to the 2024 increase, the 
condominium fees had not increased since 2018; at which time a 12.5% increase was approved, and in 
FY2025 a 25% increase was voted by the Association members.  The FY2026 Budget proposes an 
approximate 16.0% condominium fee increase due to increases in operating expenses.  The fee 
increase will commence starting June 2026. 
 
The approximate 16.0% increase from $174,566.28 to $193,725.00 is required to cover estimated operating 
expenses for FY2026 and to fund the Reserve Account.  Per the 2026 Reserve Study and increase in the 
annual reserve from $17,500 to $27,000 is recommended by Reserve Advisors, Inc.   
 
 

 
Category:   Assessment Income  
Account #:   
 
Explanation: The annual budget for Assessment Income has been forecasted to be zero ($0.00) as there is 
no current loan. 
 
A subsequent special assessment may be voted upon during the year by the Board of Director’s up to 
15.0% of the fiscal year annual budget and if so, the Board reserves the right to adjust this category. 
 
 

 
Category:   Late Fee Income  
Account #:   
 
Explanation: The annual budget for Late Fee Income has been forecasted to be zero ($0.00).  Although 
provided for within the condominium by-laws, late fee income should not be counted upon as a main 
revenue source. 
 
 

 
Category:   Reimbursement of Expenses 
Account #:   
 
Explanation: The annual budget for Reimbursement of Expenses has been forecasted at zero ($0.00).  
Although interest income was collected in prior years, it is difficult to ascertain or budget for this line item. 
 
 

 
Category:   Interest Income 
Account #:   
 
Explanation: The annual budget for Interest Income has been forecasted at zero ($0.00).  Although 
interest income was collected in prior years, it is difficult to ascertain or budget for this line item. 
 



3300 PARK AVENUE CONDOMINIUM 
ASSUMPTIONS TO BUDGET 
 
 
Category:   Miscellaneous/Other Income 
Account #:   
 
Explanation: The annual budget for Miscellaneous/Other Income has been forecasted at zero ($0.00).  
Although miscellaneous income was collected in prior years, the dollar value shown reflected monies 
received to reimburse the Association from paid expenses. 
 
In past years Miscellaneous/Other Income was received from past due accounts and foreclosure proceeds, 
making it difficult to ascertain or adequately budget for this line item. 
 
 

 
Category:   Administrative Expenses 
Account #:   
 
Explanation: The annual budget for Administrative Expenses has been forecasted to increase from 
$500.00 to $2,500.  The increase is due to the following management expense which are outside of the 
annual management contact with County Management Services in the amount of $650.00 per month.  
Those out-of-contract management related expenses are:  (1) A Quarterly Statement Fee of $150.00, and 
Quarterly Office Expenses averaging $375.00. 
 
 

 
Category:   Management Fee Expense 
Account #:   
 
Explanation: The annual budget for the Management Fee Expense has been forecasted to decrease from 
$12,000.00 to $8,000.00. 
 
This category is based upon the contractual agreement between 3300 Park Avenue Condominium 
Association, Inc., and our current property manager County Management Services.  The current monthly 
cost is $650.00 per month, including all applicable CT state taxes. 
 
 

 
Category:   Accounting/Audit Fees 
Account #:   
 
Explanation: The annual budget for Accounting/Audit Fees has been forecasted to decrease from 
$1,350.00 to $1,000.00.  This category consists of the cost to prepare the 1099 Forms and prepare the 
Federal and State Income Tax forms.   
 
The budget expense includes the 1099 Form preparation incurred in the month of April/May, as well as the 
Federal and State Tax Return preparations incurred in the months of May and October of each calendar 
year. 



3300 PARK AVENUE CONDOMINIUM 
ASSUMPTIONS TO BUDGET 
 
 
Category:   Legal and Professional Fees  
Account #:   
 
Explanation: The annual budget for Legal and Professional Fees has been forecasted to decrease from 
$6,000.00 to $2,475.00.  The decrease is due to the elimination of the $4,500.00 FY2025 expense to 
commission an updated Reserve Study for the Association per the Board’s recommendation at the 
11/02/2024 annual meeting of the Association. 
 
 

 
Category:   Federal & State of Connecticut Taxes 
Account #:   
 
Explanation: The annual budget for Federal & State of Connecticut Taxes have been forecasted to 
increase from $0.00 to $500.00.  This figure represents a historical figure used for budgetary purposes. 
 
 

 
Category:   Bank Service Charges  
Account #:   
 
Explanation: The annual budget for Bank Service Charges has been forecasted to increase from $40.00 to 
$350.00.  This figure is based upon historical figures, and the new structure of our operating and reserve 
accounts with M&T Bank, First County Bank, and JP Morgan Investment Fund (Reserve Account), 
respectively. 
 
 

 
Category:   Security Services 
Account #:   
 
Explanation: The annual budget for Security Services has been forecasted to remain at zero ($0.00).  The 
Association no longer pays for the unit owners annual service contracts with Homeguard, Inc. and 
Absolute Security Inc.  The cost to maintain the security and fire alarm monitoring systems is 100.0% 
borne by the unit owner. 
 
 

 
Category:   Electricity - Common Area 
Account #:   
 
Explanation: The annual budget for Electricity - Common Area has been forecasted to increase from 
$3,500.00 to $5,355.00.  The expense line item is attributed to historical usage figures received from 
United Illuminating.  The average monthly cost consists of all site lighting and electricity associated with 
the operation of the pool. 
 
 
 
 







3300 PARK AVENUE CONDOMINIUM 
ASSUMPTIONS TO BUDGET 
 
 
LANDSCAPE CONTRACT (To Be Bid) 
The FY2025 lawn service contract has not yet been executed.  However, based upon bids received to date it 
is estimated to total $17,600.00; which will be paid in eight (8) equal installments of $2,200.00 
commencing in April through November.  The seasonal landscape maintenance consists of the following 
services: 
 Spring and Fall Clean-up 
 Lawn Cutting 
 Mulching of Planting Beds 
 Weeding as Needed 

 Tree Trimming & Pruning as Needed 
 Blowing off Areas of Grass 
 Clippings and Debris Removal 
 Garbage Clean-up 

 

 
Category:   Landscape Improvements  
Account #:   
 
Explanation: The annual budget for Landscape Improvements is estimated to be zero ($0.00).  Any Tree 
and/or shrub re-plantings withing the common elements will be provided under a separate budget. 
 
 

 
Category:   Repairs & Maintenance | Supplies (Common Area) 
Account #:   
 
Explanation: The annual budget for Repairs & Maintenance | Supplies (Common Area) has been 
forecasted to reduce from $21,411.28 to $20,000.00.  This figure is based upon a historical average over the 
last four (4) years. 
 
It should be noted that the complex is aging and labor costs have increased in Fairfield County.  These are 
general building repairs and not “capital improvements”.  Capitals Improvements will be budgeted under 
a separate category. 
 
 

 
Category:   Pool Maintenance  
Account #:   
 
Explanation: The Pool is open from Memorial Day weekend through Labor Day Weekend.  The annual 
budget for Pool Maintenance has been forecasted to increase from $11,650.00 to $13,000.00.   
 
The expense category is based upon an estimated seasonal expenses for contractor John Wilson (General 
Pool Maintenance & Testing), Aqua Guys (Pool Opening & Closing) and Anthony Testo (Pool 
Winterization).  Additional costs include the receipt of the annual pool license ($230.00) from the City of 
Bridgeport. 
 
 
 
 
 
 
 
 



3300 PARK AVENUE CONDOMINIUM 
ASSUMPTIONS TO BUDGET 
 
 
Category:   Electrical & Plumbing Repairs 
Account #:   
 
Explanation: The annual budget for Electrical & Plumbing Repairs has been forecasted to decrease from  
$3,000.00 to $0.00 per annum.  All associated expenses will be expensed under Repairs & Maintenance. 
  
 

 
Category:   Insurance - Property 
Account #:   
 
Explanation: The annual budget for Insurance - Property has been forecasted to increase from $44,500.00 
to $52,500.00. The current insurance agent for the Association is Fairfield County Bank Insurance 
Services, LLC.   
 
The annual policy [11/2025-10/2026] was renewed on 11/01/2025 at an annual cost of $49,972.00.  In 
September 2026, the FY 2026-2027 insurance coverage will be re-bid. 
 
 

 
Category:   Real Estate Taxes – Open Lot 
Account #:   
 
Explanation: Although FY2026 is a revaluation year with the City of Bridgeport, the annual budget for 
Real Estate Taxes – Open Lot has been forecasted to remain the same at $3,300.00.  This figure is based 
upon the 2025 General Ledger reflecting real estate tax bills for the nine (9) tax lots of the never completed 
Phase IV of the condominium.  The annual real estate tax for each tax lot is estimated to total $366.67 per 
tax lot. 
 
 

 
Category:   Other Expense 
Account #:   
 
Explanation: The annual budget for Other Expenses has been forecasted to remain at zero ($0.00).  
Although Other Expenses were paid in prior years, it is difficult to ascertain or budget for this line item. 
 
 

 
Category:   Dime Bank Mortgage (f/k/a SIBT Mortgage) 
Account #:   
 
Explanation: The annual budget for Dime Bank - Mortgage has been forecasted to remain at zero ($0.00).  
The $225,000 SIBT Mortgage which was taken on June 25, 2015 has since been repaid. 
 
 
 
 
 



3300 PARK AVENUE CONDOMINIUM 
ASSUMPTIONS TO BUDGET 
 
 
Category:   Other – Transfer to Reserve / Mortgage (Line of Credit) 
Account #:   
 
Explanation:  The annual budget for Other – Transfer to Reserve has been forecasted to increase from 
$17,500.00 to $27,000.00; which represents the recommended annual increase based upon the Reserve 
Advisors study prepared in FY2025.  Absent a loan, below are the recommended annual reserve funding 
amounts which will be required over the next three (3) years to pay for the approximately $510,000 
required to complete the “near-term exterior projects” noted below and detailed within the report: 
 FY2026 $27,000 
 FY2027 $71,500 
 FY2028 $98,500 
 
RECOMMENDED NEAR-TERM EXTERIOR PROJECTS 
 
FY2026 - Exterior Building Elements (Reserve Component) Estimated Cost

Balconies & Bridges (Metal), Bldgs. 1 & 2 – Paint Finishes & Capital Repairs  $                 8,652 

Gutters & Downspouts (Aluminum), Bldgs. 1 & 2 (incl. gutter guards)                   15,836 

Roofs (Asphalt Shingles), Bldgs. 1 & 2                   55,234 

Sealants, Windows & Doors                     7,437 

Skylights                   31,239 

Walls, Masonry – Inspections & Repairs (Phased)                   22,588 

Walls, Wood Siding, Bldg. 1 – Paint Finishes & Capital Repairs                   24,720 

Exterior Subtotal (FY2026)  $             165,706 

FY2027 - Exterior Building Elements (Reserve Component)

Balconies & Bridges (Metal), Bldgs. 1 & 2 – Paint Finishes & Capital Repairs  $                 8,912 

Gutters & Downspouts (Aluminum), Bldgs. 1 & 2 (incl. gutter guards)                   16,311 

Roofs (Asphalt Shingles), Bldgs. 1 & 2                   56,891 

Sealants, Windows & Doors                     7,660 

Skylights                   32,176 

Walls, Masonry – Inspections & Repairs                   23,266 

Walls, Wood Siding, Bldg. 2 – Paint Finishes & Capital Repairs                   29,705 

Exterior Subtotal (FY2027)  $             174,921 

FY2028 - Exterior Building Elements (Reserve Component)

Gutters & Downspouts (Aluminum), Bldg. 3 (incl. gutter guards)  $               20,489 

Roofs (Asphalt Shingles), Bldg. 3 & Pool House                   57,095 

Sealants, Windows & Doors                     7,890 

Skylights                   33,141 

Walls, Masonry – Inspections & Repairs                   23,964 

Walls, Wood Siding, Bldg. 3 – Paint Finishes & Capital Repairs                   25,133 

Exterior Subtotal (FY2028)  $             167,712 

Total Expenditures - Next 3-Years 508,339.00$         

Estimated Cost per Unit 19,551.50$            



3300 PARK AVENUE CONDOMINIUM 
ASSUMPTIONS TO BUDGET 
 
 
Recommended Reserve Funding:  Reserve Advisors, Inc. recommends the following in order to achieve a 
stable and equitable Cash Flow Methodology Funding Plan: 
 Phased increases of $27,000 each year, from 2026 through 2030 
 FY2026: An additional annual assessment of $165,705 to fund replacement of the exterior components 
 FY2027: An additional annual assessment of $174,920 to fund replacement of the exterior components 
 FY2028: An additional annual assessment of $167,711 to fund replacement of the exterior components 
 Inflationary increases from 2031 through 2034 
 Decrease to $130,000 by 2035 due to fully funding for replacement of the wood siding 
 Inflationary increases thereafter through 2055, the limit of this study's Cash Flow Analysis 
 
Initial adjustment in Reserve Contributions of $27,000 represents an average monthly increase of $86.54 
per owner and about a sixteen percent (15.5%) adjustment in the 2025 Total Budget of $174,566. 
 
It should be noted in previous years it was common practice to budget a minimum of ten percent (10.0%) 
of the gross annual budget to be placed into reserves as standard annual reserve allowance per HUD 
guidelines.  However, in November 2009 the HUD Guidelines changed and the new guidelines require 
that the Association commission a “Reserve Analysis” and have a minimum funding requirement of 
60.0%.  That new reserve study has significantly increased the minimum annual requirement 
required by HUD. 
 
 

 
Category:   Capital Improvements 
Account #:   
 
Explanation: The annual budget for Capital Improvements has been forecasted at this time to be 
$165,705.00 per the Reserve Advisors LLC study commissioned in 2025.  Below is a summary of those 
planned improvements. 
 
FY2026 - Exterior Building Elements (Reserve Component) Estimated Cost

Balconies & Bridges (Metal), Bldgs. 1 & 2 – Paint Finishes & Capital Repairs  $                 8,652 

Gutters & Downspouts (Aluminum), Bldgs. 1 & 2 (incl. gutter guards)                   15,836 

Roofs (Asphalt Shingles), Bldgs. 1 & 2                   55,234 

Sealants, Windows & Doors                     7,437 

Skylights                   31,239 

Walls, Masonry – Inspections & Repairs (Phased)                   22,588 

Walls, Wood Siding, Bldg. 1 – Paint Finishes & Capital Repairs                   24,720 

Exterior Subtotal (FY2026)  $             165,706  
 
A decision will have to be made as to whether to fund those improvements via a special assessment or a 
loan.  In any event, bids will have to be solicited to verify the above costs for either scenario.   
 
Additionally, regards the “skylights”, those are individual unit owner expenses.  However, the 
Association’s attorney has recommended that due to age and the requirement for their replacement when 
the roofs are replaced that “all unit owners in buildings #1, #2, and #3” assume the cost as every unit owner 
has roof skylights. 
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