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Overview 
This report is for all Owners at Mahogany Bay Village (‘MBV’) and encompasses the reporting of the receipt of all 
Owners payments for property management related invoices and all of the expenses for the common areas for 
calendar year 2020 and the budget for calendar year 2021. 

Common Areas 
The common areas include roads (which are private at MBV), canals, utilities infrastructure (including IT (fiber, telco and wifi)), 
The Great House, The Bay Club (with gym), The Beach Club, Back of House building, Executive Office building, Marina and 
resort operation transportation (golf carts and boats). All of these amenities are essential for both the enjoyment of all Owners 
while they are on the property as well as our Hilton and Coastal Living guests. Having a rich assortment of areas for 
congregation, sports, and relaxation are what makes MBV special and leads to a quality experience for everyone and positive 
reviews that drives repeat business and referrals. It also is a key factor in driving occupancy and ADR for those Owners that 
place their property in the Rental Management Program. The amenities at MBV are unparalleled in Belize, especially with the 
addition of the Beach Club. MBV is sargassum free, a huge advantage in the marketplace. 

  MBV by the Numbers 
• 15-acre main campus 
• 1 acre Great House and Bay Club 
• 2 acre Beach Club  
• 1.2 miles of private roads with street lighting  
• 2 miles of canals, beach and lagoon frontage 
• 45,000 square feet of common buildings 
• >4,000 palms 
• >8,000 shrubs and perennials 
• ~2 acres of green space 

MBV from its humble beginnings in 2013 has been able to transform a barren 50+ acre property into a showplace of flora and 
fauna that guests expect when coming to the Caribbean. The property is ‘home’ to all of the indigenous reptiles of the island 
and a wide assortment of birds, bees and butterflies — there is rarely a moment when you don’t hear the rustling of palm leaves 
or the calls of the local birds.  

While the property is extensive and the amenities are world-class, MBM is mindful to maintain strict cost controls over these 
expenses and believes that the budget is reasonable for the value produced of the areas. The annual fees are in line or below 
comparable properties on Ambergris Caye. With over 180,000 square feet of accommodations on the ground today and 
growing by approximately 2,000 square feet per month as new product is added, these expenses will continue to be distributed 
over a larger pool of Owners in the future, likely lowering the pro rated amount to each Owner as the property matures. 
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Annual Fees Overview 
The Property Management Services Agreement (‘PMA’) contemplates two areas of expenses for the property; first is the 
annual Common Area Operations & Management budget and collection of the resulting Common Property and Exterior Fee. 
These expenses are for operating, managing, and insuring the common amenities - which may also include any special 
assessment(s) for the next calendar year. The second is the quarterly reporting and collection of the Common Area 
Maintenance & Utility Fee. These are the maintenance and utilities expenses for maintaining the common amenities, 
infrastructure, and the exterior of all buildings. These expenses are paid by the Management Company, Mahogany Bay 
Management, Ltd (‘MBM’) on behalf of the Owners during the quarter and then reported and collected with the Quarterly 
Owners Statements (payment terms are net 15 days from date of invoice). 

Annually a budget is created to capture the proposed expenses to operate, manage, and insure the common amenities of MBV 
— the Common Area Operations & Management budget (the landscape portion also includes the care for the entire campus 
including plant materials and hardscape that is within all individual Owner’s lot lines). These expenses are for the common 
amenities enjoyed by all Owners. The intent of these operations is to present a cohesive ‘look and feel’ to the entire MBV 
development, and to assure that all properties are maintained to the exact standards so as to preserve the investment of all 
Owners. MBM provides a turn-key solution for Owners by employing the teams to complete the property and rental 
management functions for the Owners, which is one of the benefits of owning in a branded development. The PMA 
contemplates that MBM is to provide an annual budget prior to the start of the calendar year and that the Owners will pay the 
Common Property and Exterior Fee prior to the start of the year based on the budget, so that the funds are available for MBM 
to complete the services for the following calendar year, according to the budget.  

For the first 3 years, MBM billed Owners at the end of the calendar year for expenses prepaid by MBM and in 2020 this 
moved to billing in the middle of the year (June 2020). This year and all future years, MBM will be billing Owners in the 1st 
quarter of the calendar year as the PMA contract contemplates. MBM does not carry cash reserves for the benefit of the 
Owner as all revenue and expenses are are fully accounted for and net income is distributed on a quarterly basis. 

The graphs below outline the distribution of the expenses for the combined 2018, 2019 and 2020 periods — illustrating that 
~82% is allocated towards labor to maintain the property and that the Maintenance team makes up the largest share of the 
labor expense, followed by Security, then Landscape. As the materials that might be utilized by each department is difficult to 
budget, these expenses are invoiced quarterly as part of the PMA Maintenance and Utility expense, the annual fee only 
contemplates the anticipated expenses for labor, insurance and property taxes. 
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Annual PMA Common Property and Exterior Fees 
The PMA Common Area Fees per unit type are shown in the chart below. The good news is that the PMA fees are increasing 
only slightly for 2021 which is to cover the Infrastructure Improvement made in 2020 to the water system which was not 
budgeted yet required to deliver the necessary water pressure to service the units, especially showers on the second floor. 
Belize Water Services (BWS) has continued to improve its own infrastructure on the island, including adding a one million 
gallon storage facility and the necessary equipment to increase water production to 100%. MBM would still like to raise funds 
for our own backup water system, yet with COVID, the reduction in revenue and keeping an eye on all expenses, we will forego 
this capital expense for one more year.   

 

Hilton Coastal Living

GC KS FC TH18 TH24 FC SF2 SF3

2017 PMA Fee Actual $3,900 $4,200 $4,200 $2,100 $2,400 $3,600 $5,700 $6,200

     2018 PMA Fee $3,200 $3,600 $3,600 $3,300 $3,900 $3,000 $4,000 $5,000

     2018 PMA Assessment $680 $1,220 $990 $1,200 $1,800 $610 $1,250 $1,500

2018 PMA Fee Actual $3,880 $4,820 $4,590 $4,500 $5,700 $3,610 $5,250 $6,500

2019 PMA Fee Actual $3,200 $3,600 $3,600 $3,300 $3,900 $3,000 $4,000 $5,000

2020 PMA Fee Actual $2,900 $3,300 $3,300 $3,200 $3,700 $2,900 $3,600 $4,500

2021 PMA Fee $3,025 $3,450 $3,450 $3,350 $3,900 $3,025 $3,700 $4,750
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Annual Expenses 2020 and 2021 
The table below illustrates the actual expenses for 2020 and the budget for 2021. The column ‘MBM’ is the portion of the 
expense that is assessed to the management company for its pro rata share of the facilities based on square footage of the 
Food and Beverage facilities to the total common buildings (MBM operates the F&B operations). MBM continues to cut 
budgets in all areas to reduce these expenses, including reducing labor rates and hours. 

Interestingly, MBM is able to continue to reduce the overall expenses of running the property, even when the number of units 
expand - the expenses in 2018 were $309,356 - $35,476 more than the budget for 2021.  Another interesting metric is the 
total maintenance expense was $176,767 for the year (including the labor below and the quarterly maintenance material 
expense for 2020 $83,094). Improvements at MBR are more than $70 million USD, therefore, maintenance is running about 
0.25% of the asset value, which is exceedingly low for a hotel property located in the Caribbean. Keeping these costs low are 
due to the preventative maintenance of the team and that MBR self performs most of the work and there are no markups on 
the costs or fee paid to the manager to oversee this critical function.  
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PMA Common Area O&M Expenses
      Cost of Labor
         Grounds & Landscape labor $80,000 -$16,000 $64,000 $54,376 $65,000 -$13,000 $52,000
         Maintenance labor $140,000 -$28,000 $112,000 $93,673 $120,000 -$24,000 $96,000
         Security labor $70,000 -$14,000 $56,000 $63,280 $70,000 -$14,000 $56,000
      Total Cost of Labor $290,000 -$58,000 $232,000 $211,329 $255,000 -$51,000 $204,000
      Security expenses $2,000 -$400 $1,600 $278 $2,000 -$400 $1,600
      Insurance $52,000 -$10,400 $41,600 $46,561 $52,000 -$10,400 $41,600
      Property Taxes $2,100 -$420 $1,680 $1,680 $2,100 -$420 $1,680

      Infrastructure improvements $40,368 $25,000 $25,000

Total PMA Common Area O&M Expenses $346,100 -$69,220 $276,880 $300,216 $336,100 -$62,220 $273,880

Billed to Owners $276,880 $297,216

Difference (Due to MBM) $23,336
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