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DISCLOSURE STATEMENT 

Dated: February 20, 2024 

Name of Facility: Sharon Village Apartments 

Located at: 4009 Craig Avenue (28211-2561) 
P O Box 220130 
Charlotte, NC 28222-0130 

Telephone No.: 704-365-7190

In accordance with Chapter 58, Article 64 of the North Carolina General Statutes of the State of 
North Carolina: 

* 

* 

* 

This Disclosure Statement may be delivered until revised, but not after 

February 27, 2025; 

Delivery of the Disclosure Statement to a contracting party before execution 
of a contract for continuing care is required; 

This Disclosure Statement has not been reviewed or approved by any 
government agency or representative to ensure accuracy or completeness of 
the information set out 



DISCLOSURE STATEMENT 

SHARON VILLAGE APARTMENTS 

I. ORGANIZATION INTRODUCTION AND INFORMATION

With its beginning in 1969, professional leadership of our organization has had many years 
of successful experience in the health care field and has developed an accomplished 
management team as an integral part of the operation. 

Depending on local community needs, White Oak Manor, Inc. through its qualifying 
subsidiary companies, develops and manages its own communities, or manages the facility 
for local community or private groups. We are an organization of 2,200 employees, with 
combined annual revenue of more than 170 million dollars. We own 16 health care 
facilities with 1,928 SNF beds, 75 Assisted Living beds and 303 Independent Living 
Apartments; and operate on a for-profit status as a corporation. 

Our goal is to deliver the highest quality services to our residents at the lowest possible 
cost. Our Apartment Managers are trained as cooperative supportive problem solvers and 
our full-time corporate staff has daily exposure to the intricacies involved in translating the 
concept of quality health care into the actual delivery of health services. 

Through the following methods White Oak Manor- Charlotte, Inc. and its parent company, 
White Oak Manor, Inc., will achieve their objectives: 

1. Maximize the utilization of manpower and professional skills to recruit qualified
personnel to staff the facility.

2. Provide overall administration and direction including financial systems
implementation and review, and professional analysis of the several indices of the
facility's progress.

3. Assist in the development of short- and long-range communications, media, and
public relations programs to increase the visibility of the facility's activities and to
promote the committee education; evaluate the continuing development of the
facility's program and resident care policies.

4. Provide ongoing responsive management to ensure quality cost-effective operation
and the constant sensitivity to changing community needs.

5. Use ofbulk buying power to obtain the best service and buys from vendors.

6. Provide attractive working conditions and effective recruitment policies in order to
insure a stable, high caliber level of employee.

7. Provide a high degree of expertise by being able to call on other communities
within the organization wherein individuals have attained excellence in specific
areas.

8. Assure top quality care, a good reputation, and a successful financial operation.
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II. FACILITY INTRODUCTION AND INFORMATION

Sharon Village combines beauty, dignity, and security to create a remarkably attractive 
atmosphere. There are thirty-four one- and two-bedroom apartments, carefully planned to 
provide convenience, safety, and privacy that make up Sharon Village. 

In the kitchen, you'll find all those extras you've come to expect-refrigerator, dishwasher, 
disposal, stove, built-in microwave, and oven. Spend afternoons relaxing on your porch or 
balcony, in the company of friends or in undisturbed privacy. Located in each apartment 
are emergency call systems connected to the nurses' station in the adjacent White Oak 
Manor - Charlotte nursing center. In addition, centrally located are a dining area and 
community room. 

The White Oak Manor - Charlotte nursing center is a licensed 180-bed Medicare and 
Medicaid certified nursing facility staffed 24-hours a day with health professionals. 

Physical, speech and occupational therapists are available to apartment residents. Activities 
at Sharon Village are planned to meet the needs and desires of the individual resident. We 
offer planned and stimulating entertaining activities for you to enjoy at the community as 
well as outside excursions to satisfy everyone's taste. You're not bound by a schedule but 
are free to set your own pace. 

White Oak Manor -Charlotte, Inc. is a wholly owned subsidiary of White Oak Manor, 
Inc., and both are for profit South Carolina corporations. The 4.559-acre site includes 34 
apartments, all with ground floor entrance, and a 180-bed nursing facility. 

Sharon Village can be easily located by traveling East on Highway #74 from downtown 
Charlotte, N.C., turning right on Sharon Amity (South) and then right again approximately 
1.2 miles onto Craig A venue. 

As of September 30, 2023 there were 34 residents at Sharon Village occupying 32 of 33 
available apartments. 

Our nursing facility is recognized by the following affiliated groups: 

1. Licensed by State Health Department
2. Certified by Medicare, Medicaid, and VA
3. Member of North Carolina Health Care Facilities Assoc.
4. Member of American Health Care Assoc.

The day-to-day operating manager of Sharon Village Apartments is Sheri Conrad, 
Apartment Coordinator. Please see biography on next page. 
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APARTMENT COORDINATOR'S BIOGRAPHY 

Sheri Conrad 

Sheri joined the White Oak family in July 2017 performing various administrative duties 
for multiple departments. In October 2018 she was promoted to Apartment Director for 
Sharon Village Apartments. 

Sheri has over 28 years of in-depth experience in Property Management, Construction 
Management, Leasing and Human Resources. Her prior employment includes Star Linear 
Systems, Trammel Crow Company, Childress Klein Properties and Summit Properties. 

CURRENT CONTACT INFORMATION: 

SHARON VILLAGE APARTMENTS 

4009 Craig Avenue (28211-2561) 
PO Box 220130 
Charlotte, NC 28222-0130 

704-365-7190
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The Corporate Staff of White Oak Management, Inc. is: 

a) Oliver K. Cecil, Jr., NHA
Chief Executive Officer
Secretary
( 44+ years' experience)

b) Douglas M. Cecil, NHA
President
(3 7+ years' experience)

c) John P.Barber,CPA
Executive Vice President - CFO
Treasurer
( 43+ years' experience)

d) Gregory Forsey
Director of Operations
(32+ years' experience)

e) Joey Haney, CPA
Vice President Finance
( 42+ years' experience)

f) Nicolett Volk, RD, LDN
Dietary Consultant
(18+ years' experience)

g) J enneifer Coletti, RN
Clinical Services Director
(25+ years' experience)

h) Jacqueline Kirkwood, MSW, LMSW
Social Service Consultant
(35+ years' experience)

i) Maintenance staff with preventive maintenance duties to insure efficiency and safety for
staff and residents.

j) Staff of 3 6 Home Office Support Personnel

Note: The above Corporate Staff can be contacted at: 
White Oak Management, Inc. 
130 East Main Street (29306) 
PO Box 3347 
Spartanburg, SC 29304 
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CORPORATE STRUCTURE AND MANAGEMENT COMPANY 

White Oak Manor - Charlotte, Inc. is a wholly owned subsidiary (Q-sub) of White Oak Manor, 
Inc. White Oak Manor - Charlotte, Inc. has two operating divisions: White Oak Manor- Charlotte 
(180-bed Nursing) and Sharon Village Apartments (34 Continuing Care Retirement Apartments). 
The parent company, White Oak Manor, Inc., owns 100% of the real estate and related fixed 
equipment. On October 1, 2002, White Oak Manor - Charlotte, Inc. entered into a lease with its 
parent company, White Oak Manor, Inc., for the building and fixed equipment located at both 
divisions. 

Additionally, on October 1, 2002, White Oak Manor - Charlotte, Inc. entered into a management 
agreement with White Oak Management, Inc. to oversee several functions including accounting 
and payroll, consulting services for Nursing, Dietary, Activities, and overall management services. 

White Oak Manor, Inc. is financially responsible for all indebtedness including all financial and 
contract obligations entered into by any of its' subsidiaries (Q-subs), including White Oak Manor 
- Charlotte, Inc.

The Board of Directors and Shareholders of White Oak Manor, Inc., White Oak Manor- Charlotte, 
Inc., and White Oak Management, Inc. are identical and are listed below: 

SHAREHOLDER RELATIONSHIP ADDRESS OWNERSHIP 

Dorothy Dean Cecil Sibling 1718 Crestwood Drive 20.94% 
Columbia, SC 29205 

Douglas M. Cecil Sibling P OBox 3347 19.34% 
Spartanburg, SC 29304 

Jeni C. Feeser Sibling 5 Bobwhite Court 20.54% 
Beaufort, SC 29902 

Beth C. Cecil Sibling PO Box 3347 20.94% 
Spartanburg,SC 29304 

Oliver K. Cecil, Jr. Sibling PO Box 3347 18.23% 
Spartanburg, SC 29304 

Directors of White Oak Manor, Inc., White Oak Manor - Charlotte, Inc. and White Oak 
Management, Inc. are: 

Oliver K. Cecil, Jr. - Chairman & CEO 
Douglas M. Cecil - President 
John P. Barber - Treasurer 
Beth Cecil, Leadership Enrichment Director 
Dorothy Dean Cecil 
Jeni Cecil Feeser 
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RELATED PARTY TRANSACTION STATEMENT 

With one exception, which is explained below, there is no person, association, trust, partnership, 
or corporation which has an ownership interest in White Oak Manor - Charlotte, Inc,, White Oak 
Management, Inc., or White Oak Manor, Inc, which also has an ownership interest in a service 
finn, association, trust partnership or corporation which provides goods, leases, or services to the 
facility. Furthermore, there are no plans for other such arrangements to be developed in the next 
12 months. 

The one exception is White Oak Pharmacy, Inc., who supplies prescription drugs, medical and 
nursing supplies to White Oak Manor - Charlotte nursing facility. The value of the goods 
purchased by White Oak Manor- Charlotte varies from year to year. For the year ending 9/30/23, 
the total value was approximately $693,712. 

The ownership and Board of Directors of White Oak Pharmacy, Inc. are listed below: 

Shareholders: 

John P. Barber 
Oliver K., Cecil, Jr, 
Douglas M. Cecil 

Board of Directors 

33.3% 
33.3% 
33.3% 

President - John P. Barber 
Vice President - Douglas M. Cecil 
Secretary - Oliver K. Cecil, Jr. 

AFFILIATION STATEMENT 

White Oak Manor- Charlotte, Inc., White Oak Manor, Inc., and White Oak Management, Inc. are 
not affiliated with a religious, charitable, or other nonprofit organization; therefore, White Oak 
Manor - Charlotte, Inc. is responsible for all financial and contract obligations and White Oak 
Manor - Charlotte, Inc, is not a tax-exempt organization, 
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CRIMINAL VIOLATION STATEMENT 

There are no directors, officers, agents, or managing employees of White Oak Manor, Inc., White 
Oak Manor - Charlotte, Inc. and White Oak Management, Inc. that have ever been convicted of a 
felony or pleaded nolo contendere to a felony charge, or been held liable or enjoined in a civil 
action by final judgment that involved fraud, embezzlement, fraudulent conversion, or 
misappropriation of property; or (ii) is subject to a currently effective injunctive or restrictive court 
order, or within the past five years, had any State or Federal license or permit suspended or revoked 
as a result of an action brought by a governmental agency or department for any reason. 
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III. POLICIES

ADMISSION 

Health Criteria - Prospective residents must be ambulatory and be able to function 
independently in the activities of daily living. Also, please refer to Section 1 (i) - (iii) of 
the Apartment Rental Agreement. 

Financial and Insurance Criteria - Prior to admission, the resident must pay the Retention 
Deposit, if applicable, and the first month's rent. We do not require, but recommend, the 
resident maintain adequate renter's insurance covering the personal contents of their 
apartment. 

Age Requirement - Admissions are limited to those individuals who are 65 years of age or 
older. 

Changes of Condition Prior to Occupancy - At the time of occupancy, each resident must 
meet the health criteria outlined above. 

Cancellation/ Termination - In accordance with Section 1 of the Apartment Rental 
Agreement, the following describes our cancellation and termination policy: 

"The term of this Agreement shall begin on the first day of occupancy, and end 
upon the first of the following to occur: 

(a) The last day of the month following the Resident's death, or at such time
thereafter as the Resident's belongings have been removed from the
premises; or

(b) Resident's default as hereinafter defined; or

( c) Sharon Village having determined, and having given written notification
thereof, that the Resident:

(i) is socially incompatible with the Sharon Village employees, other
residents or guests;

(ii) has demonstrated possible emotional instability.
(iii) poses a risk to the life and well-being of him/herself or others;
(iv) has destroyed, or attempted to destroy, property belonging to Sharon

Village, him/herself or others; or
(v) fails to fully comply with all terms and provisions contained in this

Agreement; or
(vi) has acted in any other unreasonable fashion or poses for Sharon

Village its employees, residents or guests, any other unreasonable
risks; or

( d) The last day of any month prior to which the Resident has given to Sharon
Village:

(i) In the event the Resident is to be transferred, based upon written
medical certification, to a hospital or to White Oak Manor- Charlotte
Nursing Center, at least ten (10) days prior written notice or
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(ii) In the event the Resident is to be transferred based upon written
medical certification, anywhere else, at least thirty (30) days prior
written notice; or

(iii) In the event the Resident is to be transferred anywhere else, without
written medical certification, at least ( 60) sixty days prior written
notice; or

( e) At such time as, if ever, the apartment is destroyed by fire or other calamity,
or if the apartment, or a substantial portion of the complex, is acquired
through condemnation proceedings, making it such, under the
circumstances, that the apartment is no longer reasonably fit for its intended
use.

In the event the Resident is transferred as provided in Paragraph (i) above,
to a hospital, he shall have sixty ( 60) days from date of transfer to return to
his apartment, and to have the within Agreement remain in full force and
effect, so long as all terms, covenants and conditions here in contained,
including those pertaining to rental payments, have been ( and are then
being) fully complied with.

In the event the Resident is transferred, as provided in Paragraph (i) above,
to White Oak Manor - Charlotte Nursing Center, the Resident shall have
thirty (30) days from date of transfer to return to his apartment, and to have
the within Agreement remain in full force and effect, so long as all terms,
covenants and conditions herein contained, including those pertaining to
rental payments, have been (and are then being) fully complied with.

In the event that the Resident, upon being transferred elsewhere as provided
above, wishes to again become a tenant of Sharon Village, after the within
Agreement has terminated, and is certified, in writing, by a qualified
physician, as being again able to reside in the apartment complex, Sharon
Village agrees to give the Resident, to the extent reasonably possible, a
priority as far as the next available apartment, with Retention Deposit and
rental rates to be those then in effect, and a new Apartment Rental
Agreement to be entered into.

In the situations described in Paragraphs (i) and (ii) above, Sharon Village
may, but shall have no legal duty to, waive the requirement regarding
written notification based upon terms and conditions mutually agreeable to
both Sharon Village and Resident."
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Apartment Rental Agreement (With Retention Schedule Included) 

Retention Schedule is as follows: 
LENGTH OF OCCUPANCY AMOUNT RETAINED 

Upon Occupancy 
Year 1 (prorated daily) 
Year 2 (prorated daily) 
Year 3 (prorated daily) 
Year 4 (prorated daily) 

20% 
20% 
20% 
20% 
20% 

AMOUNT REFUNDED 

80% 
60% 
40% 
20% 
0% 

The purpose of paying the Retention Deposit is to reduce the monthly rent when compared to the 
Straight Rental payment plan. 

Upon a resident's death, the unearned portion of the Retention Deposit becomes the facility's 
property. In the event of a death of a spouse where the remaining spouse continues to live at Sharon 
Village, the Retention Deposit continues to be earned by the facility based on the original 
Apartment Agreement. When the remaining spouse dies, the unearned portion becomes the 
facility's property. 

Upon termination of the Apartment Rental Agreement (with Retention Schedule Included) for any 
reason other than resident's death, the resident or his legal representative shall be entitled to a 
refund of the unearned portion of the Retention Deposit. The amount of refund will be calculated 
on a daily basis (365 days per year). Refunds of this nature will be promptly made to the Resident 
or his legal representative but under no circumstances later than 30 days after the termination date 
of the agreement. 

If an executed contract is rescinded or cancelled under the terms of this contract, all unearned fees 
and deposits will be fully refundable to the Resident or their Legal Representative within 30 days 
following the later of the execution of the contract or the receipt of a disclosure statement and 
Resident will not be required to move into apartment during recession period. The amount of 
refund will be calculated on a daily basis (365 days per year). 

Transfers 
A transfer fee may apply if you request a transfer from your current apartment to another. After 10 
years of residency in the same apartment, a transfer fee may be waived. A 50% transfer fee will 
apply if transfer occurs within 5-10 years of residency. If request is made prior to 5 years, 100% 
of the transfer fee will apply. An exception to the transfer fee may apply if a prearranged agreement 
signed by both parties stipulates a desire to transfer to another specific apartment within one year. 
The transfer fee is not a present cost but is based on cost to refurbish the vacated apartment. 

Marriages 
If a current resident(s) of Sharon Village becomes married, the rent will increase based on the rent 
schedules in effect at that time for two persons. No additional deposit is required and the balance 
outstanding on any deposit( s) will continue to amortize in accordance with each Resident's original 
Rental Agreement. A new Rental Agreement will be negotiated between Sharon Village and the 
husband and wife as Residents. Other than for medical reasons there are no qualifying 
requirements for a spouse to meet as a condition for entry. In the event the spouse does not 
medically qualify for admission, the agreement will tenninate and alternate placement will be 
required. 
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Rent/ Default 

If an existing resident is unable to meet their monthly obligation to the facility, the Apartment 
Rental Agreement provides the following under Section(s) 16 (no initial deposit agreement) and 
17 (with retention schedule agreement) "Default": 

"This Apartment Rental Agreement is made upon the condition that the Resident shall 
faithfully perform all of the terms, covenants and conditions herein contained by him to be 
performed as herein set forth or in other agreements heretofore or hereafter entered into 
between Sharon Village and the Resident, and Resident shall be in default if: 

(a) Any rental payment due hereunder shall at any time be in arrears and unpaid
for fifteen (15) days after receipt by Resident of written notice maldng
demand therefore; or

(b) Resident shall fail to observe or perform any of the covenants, agreements,
or conditions set forth herein and said failure shall continue for a period of
fifteen (15) days after receipt by Resident of written notice of such failure
from Sharon Village.

( c) Owner's having determined, and having given written notification thereof,
that the resident:

(i) is socially incompatible with the Owner's employees, other
residents, or guests;

(ii) has demonstrated possible emotional instability;

(iii) poses a risk to the life and well-being of himself or others;

(iv) has destroyed, or attempted to destroy, property belonging to the
Owner, himself, or others; or 

(v) has acted in any other unreasonable fashion or poses for the Owner,
its employees, residents or guests, any other unreasonable risks or

In the event of a default, Sharon Village may, at its option, declare the term of this 
Agreement ended and repossess the apartment and shall further be entitled to all rights and 
remedies set forth herein." The Owner shall be entitled to be fully reimbursed for all costs 
and expenses incurred in enforcing its rights hereunder, including a reasonable attorney's 
fee, and shall be entitled to have accrued, monthly, interest, at the maximum rate allowed 
by law, as to any payments due and owing hereunder." 
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IV. SERVICES

The following services are available at no extra charge to residents:

(a) Meals. Sharon Village will provide Resident with one meal per day, the meal to be
determined by Owner, and to be served in the common dining area.

(b) Guest Meals. Are available at $10.00 per meal.

( c) Utilities. All utilities, except telephone expenses, will be paid for by Sharon
Village. However, the cost of telephone installation and removal shall be paid by
Resident.

( d) Janitorial Services. Sharon Village will provide services in all service areas, halls
and community areas.

( e) Maid Service. Sharon Village will provide maid service every other week, on a
regularly scheduled basis, to clean Resident's apartment if so desired by Resident.

(f) Laundry. Once each week, Resident's flat laundry will be picked up outside the
door of Resident's apartment, cleaned, and then returned.

(g) Laundromat. Laundry facilities are available free of charge at the apartment
complex for Resident's use (Resident must provide detergent).

(h) Transportation. Transportation will be available at certain scheduled times, to be
determined by Sharon Village in view of the needs of the Resident and the other
occupants of apartments.

(i) Nursing Center. A bed in the adjoining nursing center will be made available, on a
priority basis, whenever Resident's health, as determined by Resident's physician,
so requires.

(j) Nursing Facility Days. At the time of residence and each calendar year thereafter,
each resident is allowed 10 inpatient days in the adjacent White Oak Manor
Charlotte facility. Unused days cannot be carried forward to the next calendar year.
A physician's written medical certification is required before admission to the
Nursing Facility.

(k) Nurse Call System. Is located in the master bedroom and bath of each apartment
and is connected to the nurse's station at the adjacent nursing facility. If activated,
a trained member of the Nursing Department will respond to the apartment.

(I) Health Services Available. Skilled Nursing Care (Medicare and Medicaid
Certified). 

(m) Storage Facilities. Sharon Village shall provide, at Resident's sole risk, reasonable
storage space for Resident's belongings other than furniture and other household
furnishings.

(n) Recreational Facilities. Recreational facilities are available for Resident's use on
first come/first served basis.
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(o) Basic Cable TV. Basic Cable TV service is provided by the Owner. Additional
services can be purchased by the Resident.

(p) Personal Services. The following services are available at the Resident's expense:

Beauty/ Barber Shop
Accommodations for overnight guests
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V, FEES/ RENT 

Application/ Registration Fee - a $500 deposit is required to be on the waiting list. This 
fee is refundable within 30 days from receipt of such a request. 

RETENTION & MONTHLY RENTAL FEES 

Apartment 
Type 

Efficiency 
One Bedroom 

One Bedroom Deluxe 
Two Bedrooms 

Retention 
Deposit 

$17,000 
$22,000 

$26,000 
$30,000 

Monthly Rental Fee 
1st Person 2nd Person 

$895 
$1,160 

$1,465 
$1,735 

NIA 

$1,490 

$1,795 
$2,065 

The purpose of the Reteutiou Deposit is to reduce the monthly rent when 
compared to the Straight Rental Plan 

STRAIGHT RENTAL PLAN 

Apartment Retention Monthly Rental Fee 
Type Deposit 1st Person 2nd Person 

Efficiency 
NIA $1,195 NIA 

One Bedroom NIA $1,540 $1,870 

One Bedroom Deluxe NIA 
$1,870 $2,200 

Two Bedrooms NIA $2,175 $2,500 

Although Sharon Village will attempt to keep rental increases to a minimum, during any 
calendar year following the first full calendar year of this Agreement, Sharon Village may, 
due to an increase in the cost of operation, or for any other reason, upon thirty (3 0) days 
prior written notice to the Resident, increase the monthly rental payable hereunder so long 
as the sum of the increases in monthly rental during any calendar year does not exceed the 
greater of: 

(i) Six ( 6%) percent of the average monthly rental during the preceding
calendar year; or

(ii) An amount equal to the average monthly rental during the preceding
calendar year multiplied by the percentage increase in the "Consumer Price
Index" figures for January and December of the preceding calendar year,
the Consumer Price Index being the "Consumer Price Index -U.S. City
Average-All Items Figures for Urban Wage Earners and Clerical Workers
(Including Single Workers), which index is currently published in the
"Monthly Labor Review" of the Bureau of Labor Statistics of the United
States Department of Labor, or its successor index.
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SHARON VILLAGE APARTMENTS 

SCHEDULE OF FEE CHANGES FOR THE LAST FIVE YEARS 

RETENTION DEPOSIT PLAN 

2023 2022 2021 2020 2019 

Deposit � De:eosit Rent DeEosit Rent De:12:osit Rent Deposit Rent 

2 Bedrooms 

1 Person $30,000 N/A $30,000 N/A $30,000 $1,735 $30,000 $1,650 $30,000 $1,650 
2 People $30,000 NIA $30,000 N/A $30,000 $2,065 $30,000 $1, 965 $30,000 $1,965 

1 Bedroom 
1 Person $22,000 N/A $22,000 NIA $22,000 $1,160 $22,000 $1,105 $22,000 $1,105 
2 People $22,000 N/A $22,000 NIA $22,000 $1,490 $22,000 $1,420 $22,000 $1,420 

1 Bedroom Deluxe 
1 Person $26,000 NIA $26,000 NIA $26,000 $1,465 $26,000 $1,395 $26,000 $1,395 
2 People $26,000 NIA $26,000 N/A $26,000 $1,795 $26,000 $1,710 $26,000 $1,710 

Efficienc:ii: 
1 Person $17,000 NIA $17,000 NIA $17,000 $895 $17,000 $850 $17,000 $811 

STRAIGHT RENTAL PLAN 

2023 2022 2021 2020 2019 
De:eosit � De12osit Rent DeEpsit Rent D9:E;!OSit Rent Deposit Rent 

2 Bedrooms 
1 Person N/A NIA N/A NIA N/A $2,175 N/A $2,070 N/A $2,070 
2 People N/A N/A N/A NIA N/A $2,500 N/A $2,385 N/A $2,385 

1 Bedroom 
1 Person N/A NIA NIA N/A N/A $1,540 N/A $1,465 N/A $1,465 
2 People N/A N/A N/A N/A N/A $1,870 NIA $1,780 NIA $1,780 

1 Bedroom Deluxe

1 Person N/A N/A N/A N/A -N/A $1,870 N/A $1,780 N/A $1,780 
2 People N/A N/A N/A N/A N/A $2,200 N/A $2,095 N/A $2,095 

Effioiencx: 
1 Person N/A N/A N/A N/A NIA $1,195 N/A $1,135 N/A $1,135 
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SHARON VILLAGE 

FREQUENCY AND AVERAGE DOLLAR CHANGE (RETENTION DEPOSIT 

PLAN) - RENT

2023 2022 2021 2020 2019 
1 Person N/C N/C +55 N/C +77
2 People N/C N/C +70 N/C +92

1 Person N/C N/C +70 N/C +_54 
2 People N/C N/C +85 N/C +69

One Bedroom Deluxe 
1 Person N/C N/C +70 N/C +64
2 People N/C N/C +85 N/C +79

Effioienoi: 
1 Person N/C N/C +45 N/C +39

FREQUENCY AND AVERAGE DOLLAR CHANGE (STRAIGHT RENTAL PLAN) - RENT 

2023 2022 2021 2020 2019 
1 Person N/C N/C +75 N/C +98
2 People N/C N/C +90 N/C +113

1 Person N/C N/C +75 N/C +69
2 People N/C N/C +90 N/C +84

One Bedroom Deluxe 
1 Person N/C N/C +90 N/C +86
2 People N/C N/C +105 N/C +101

Efficiencx: 
1 Person N/C N/C +60 N/C +53

FREQUENCY AND AVERAGE DOLLAR CHANGE (RETENTION DEPOSIT 

PLAN) - DEPOSIT 

2023 2021 2020 2019 2019 
1 Person N/C N/C N/C N/C N/C 
2 People N/C N/C N/C N/C N/C 

1 Person N/C N/C N/C N/C N/C 
2 People N/C N/C N/C N/C N/C 

One Bedroom Deluxe 
1 Person N/C N/C N/C N/C N/C 
2 People N/C N/C N/C N/C N/C 

Efficienox 
1 Person N/C N/C N/C N/C N/C 
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VI. FINANCIAL INFORMATION

1. Audited Financial Statement - Please refer to Attachment I.

2. Five Year Projection Statement - Please refer to Attachment II.

3. Current Interim Financial Statement - Please refer to Attachment II.
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VII. PROJECTED VS. ACTUAL FORECAST COMPARISON

The following pages include:

1. White Oak Manor - Charlotte and Sharon Village, Inc.

a. Comparison- Year Ended September 30, 2023
Forecasted Balance Sheet

b. Comparison - Year Ended September 30, 2023
Forecasted Income Statement

c. Comparison - Year Ended September 30, 2023
Forecasted Statements of Cash Flows

d. Schedules Exhibit A - Assets Limited to Use - Operating Reserve/
Consolidating Balance Sheet

e. Accounts Receivable Balances by Year
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White Oak Manor- Charlotte and Sharon Village, Inc. 
Comparison - Year Ended September 30, 2023 

Forecasted Balance Sheets 

ASSETS 

CURRENT ASSETS 
Cash and Cash Equivalents s 

Accounts Receivable, Net 
lnlercompany Accounts Receivable 
Other Current Assets 

Total Current Assets 

ASSETS LIMITED AS TO USE - OPERATING RESERVE 

MOVEABLE EQUIPMENT 

Less: Accumulated Depreciation 
Construction in Progress 

Moveable Equipment Net 

Total Assets $ 

LIABILITIES AND SHAREHOLDER'S EQUITY (DEFICIT) 
CURRENT LIABILITIES 

Accounts Payable s 

Accrued Wages and Other Liabilities 
Medicare Advance Payments 
lntercompany Accounts 

Total Current Liabilities 

DEFERRED CREDITS 
Unearned Deposit Revenue - Nonrefundable 
Unearned Deposit Revenue - Refundable 
Deposits on Apartments 

Total Deferred Credits 

LONG-TERM DEBT 

Total Liabilities 

SHAREHOLDER'S EQUITY (DEFICIT) 
Common Stock, par value $1 per share: 300,000 shares 

authorized, 281,450 shares issued and outstanding 
Retained Earnings (Deficit) 
Other Comprehensive Loss 

Total Shareholder's Equity 

Tolal liabilities and Shareholder's Equity s 

Out of balance check 

Materiality Threshold - variance is greater than 10% and $100,000 

2023 

Actual 

421,847 
1,273,788 

75,893 
1,771,528 

217,446 

2,010,386 
1,573,446 

436,940 

2,425,914 

Actual 

333.603 
419,076 

752,679 

55. 751 

3,000 
58. 751 

811.430 

281.450 
1,333,034 

1.614,484 

2,425,914 

2023 

Forecast 

s 425,000 
1.225,437 
1.594,028 

108,710 
3.353,175 

210,285 

2,079,946 
1.673.791 

406.155 

$ 3,969,615 

Forecast 

$ 323,043 
323,043 

646,086 

77,934 

5,500 
83,434 

729,520 

281,450 
2,958,645 

3,240.095 

$ 3,969,615 

Variance ¾ Variance 

$ (3.153) -1% 
48,351 4%

(1,594,028) -100% A 
(32.817) -30% 

• I

7,161 3% 

(69,560) -3¾ 
(100,345) -6% 

Variance ¾ Variance 

$ 10.560 3% 
96,033 30% 

0% 
I.::::... � 

(22,183) -28% 
0%

(2.500) -45% 
l � 

0% 

0% 
! 

A) NCDOI requested the intercompany balance be closed out to retained earnings after the forecast was submitted. The forecast was setup 
lo accumulate an intercompany balance due to activity. We continue lo work through improving the model to more accurately reflect the new 
procedure. 
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White Oak Manor- Charlotte and Sharon Village, Inc. 

Comparison - Year Ended September 30, 2023 

Forecasted Income Statement 

REVENUES 

Net Patient Service Revenue s 

Apartment Rents 

Deposit Amortization 

Investment Income 

Other Revenue - Provider Relief Funds 

Other Revenue 

Total Revenues 

COST AND EXPENSES 

Nursing Services 

Ancillaries 

Dietary Expenses 

Social Services 

Activities 

Medical Records 

Laundry and Linen 

Housekeeping 

Facility Operations and Mainlenance 

Depreciation 

Interest Expense 

Taxes and Insurance 

Employee Benefits 

COVID-19 Expenses 

General and Administrative 

Total Expenses 

OPERA TING GAIN (LOSS) 

NONOPERATING GAIN (LOSS) 

Change in Unrealized Losses on Investments 

Other Nonoperating Gain 

Total Nonoperating Loss 

Net Loss 

Materiality Threshold -variance is greater than 10% and S100,000 

2023 

Actual 

14.556,062 

511,684 

15,933 

(4.346) 

28,457 

15,107,790 

6,845,118 

1,386,529 

1,303,202 

165,593 

130,281 

50,096 

146,488 

416,604 

702,760 

90.813 

1,920 

234,905 

614,273 

2,170,470 

14,259,052 

848,738 

32,584 

(765,6'14) 

(733,030) 

115,708 

2023 

Forecast 

$ 14,332,281 

553,200 

20,400 

17.648 

24,000 

14,947,529 

6,068,220 

1.152.120 

1,183,860 

257,520 

163,080 

49,080 

118.200 

444,840 

648,900 

95,678 

242,400 

725,100 

2.047,851 

13,196,849 

1,750,680 

1,750,680 

Variance % Variance 

$ 223,781 2% 

(41,516) -8% 

(4,467) -22% 

(21.994) -125% 

4,457 19% 

,I 

776,898 13% 

234,409 20% 

119,342 10% 

(91,927) -36% 

(32,799) -20% 

1,016 2% 

28,288 24% 

(28,236) -6% 

53,860 8% 

(4.865) -5% 

1,920 0% 

(7,495) -3% 

(110,827) -15%

0%

122,619 ·6% 

! 

□ 

B) Occupancy increased 15%. facility was not able to reduce contract nursing and used contract nursing to address staffing needs due to 

increased occupancy. 

C) Ancillaries increase due to t 5% occuppancy increase. 

D) Dietary increase due to 15% occuppancy increase. Raw food increased 584k due to occuppancy and inflation. 

B 

C 

D 

E 

E) Incorrectly expected increase in employee benefits w/ reduction in contract nursing . Facility was not able to reduce contract nursing and 
group insurance expense decreased by S22k. Workers compensation decreased by $45k. 
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White Oak Manor- Charlotte and Sharon Village, Inc. 
Comparison - Year Ended September 30, 2023 

Forecasted Statements of Cash Flows 

CASH FLOWS FROM OPERATING ACTIVITIES 

Net income (loss) $ 

Adjustments to Reconcile Net Income to Net Cash 

Provided (Used) by Operating Activities: 

Depreciation 

Deposit Amortization 

Deposit Receipts 

(Increase) in Current Assets: 

Accounts Receivable 

Estimated Third-Party Payor Settlements 

Other Current Assets 

Increase in Current Liabilities· 

Accounts Payable 

lntercompany Accounts 

Medicare Advance Payments 

Accrued Wages and Other Liabilities 

Net Cash Provided by (Used in} Operating Activities 

CASH FLOWS FROM INVESTING ACTIVITIES 

Purchases of Property and Equipment 

Net Change in Assets Limited as to Use - Operating Reserve 

Net Cash Used in Investing Activities 

CASH FLOWS FROM FINANCING ACTIVITIES 

Distributions to Shareholder 

Net Cash Used in Financing Activities 

NET INCREASE (DECREASE) IN CASH AND CASH EQUIVALENTS 

Cash and Cash Equivalents - Beginning of Year 

CASH AND CASH EQUIVALENTS - END OF YEAR 

Materiality Threshold - variance is greater than 10% and S100,000 

$ 

2023 2023 
Actual Forecast 

115,708 $ 1,750,680 

90.813 95,678 

(15,933) (20,400) 

(2,500) 42,800 

(181,249) (132,898) 

29,713 (3,166) 

33,725 23,332 

(1,594,028) 

(160,405) 

265,491 (16,623) 

175,363 145,375 

(124,265} (98,345) 

(46,455} (39,234) 

(170,720} (137,579) 

4,643 7,796 

417.204 417.204 

421,847 s 425,000 

Variance % Variance 

(4.865) -5% 

4,467 -22% 

(45,300) -106% 

(48,351) 36% 

100% 

32.879 -1039% 

10,393 45% 

1,594,028 -100% 

(160,405) #DIV/DI 

282,114 -1697% 

J I 

(25,920) 26% 

(7,221) 18% 

I 

0% 

r [ 

F) NCDOI request that intercompany accounts be zeroed out. The model used by White Oak auditors does not fully support the ability to 
reflect that process. 

G} Accrued wages were lower than forecasted due to timing of pay dates. September 2023 was a three payroll month. 
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Exhibit A -Assets Limited to Use - Operating Reserve/ Consolidating Balance Sheet 

.. Reserve Calculation for 2024 
Total Prolected Ooeratlna Exllenses: Formula Trvon Burllnaton Charlotte ' 

Pro1ected SNF Expense A 8,310,875 12,901.416 15,771,128 
Prolecled Aoartment Exoense B 1,911,603 1,000,972 708 630 

C A+B 10,222,478 13,902,388 16,479,758 

Total Prolocted Denrecialion Exoenso: 
Prolected SNF Danreclatlon D 70,066 65,579 78,846 

Prolecled Aoertmenl Deoreclatlon E 98,767 29,188 24,626 
F D+E 168,833 94,767 103,472 

% of SNF Pallant Davs Allrlbuteble to Apartment Residents G 2.68% 0,37% 0,18% 

% of SNF Devs Allrlbulable to SNF onlv Residents H 97.32% 99.63% 99.82% 

Calculation of Excluded Exnenses I H'A 8,088 144 12,853 681 15,742,740 
Calculation of Included Exnenses J G'A 222,731 47.735 28,388 

Calculallon of Included Deoreclatlon K D•G 1 878 243 142 

Exoenses Sublect to DOI Annroved Ooerallna Reserve L B<·J,E-K 2,033,889 1,019,276 712,250 

Oneratlnci Reserve Percentage M 25.00% 25.00% 25.00% 

Pro]ecte� Reserve Req N L'M 506,422 2$4,819 178,063 

Investment Balan�•sl 51.6,992 I 307;174 I 211,44e I 

Over/(Short) 7,670 52,355 39,383 

Total operatino exoenses VI 10,222,478 13,902,388 16,479,758 
Prlngclpal pavment on env long-tern debt + 0 0 0 
Deoreclatlon exnense "' . 98 767 29,188 24,626 
Amortizallon exnense . 0 0 0 

Extraordlnarv Items as annroved bv the Commissioner C. . 8,090,022 12,853 924 15,742,882 
Debi service Portion . 0 0 0 
Total ooerallna Costs 1> = 2,033 689 1 019,276 712,250 
Occuoanov Factor r; X 25.00% 25.00% 25.00% 
Oneratlng Reseive Requl'rement ,: = 508,422 254,819 178,063 

2,os3
1
sag I 1,019,21s I 112.zso 1
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VIII. RESERVES, ESCROW AND TRUSTS

Sufficient reserves are maintained at all times to pay the residents the total outstaoding
initial deposit liability. The amount available at September 30, 2023 is $217,446.

The amount aoticipated to meet the operating reserve requirement effective at September
30, 2023 is $178,063. The funds will come from cash or investments of White Oak Manor,
Inc. The funds will pbe invested in "investment grade securities" such as cash, AAA or
better rated bonds, U.S. Treasury and U.S. Government Agency obligations. The
investment decisions will be made by Mr. Roy Janise of Common Wealth Finaocial
Network and Mr. Justin Runager of UBS.

There are no material differences between (i) the forecast statements of revenues and
expenses aod cash flows or other forecast financial data filed pursuant to N.C.G.S. §58-64-
20 as a part of the disclosure statement recorded most immediately subsequent to the start
of the provider's most recently completed fiscal year and (ii) the actual results of operations
during that fiscal year, together with the revised forecast statements of revenues and
expenses and cash flows or other forecast financial data being filed as a part of the revised
disclosure statement. Based on the terms of the resident agreement, initial deposits are not
required to be in ao Escrow or Trust Account.

IX. FACILITY DEVELOPMENT/ EXPANSION

During the year, a freestaoding elevator was installed allowing residents better access to
community dining and social events.

X. OTHER MATERIAL INFORMATION, AS APPLICABLE

NI A as there is no past or current litigation, bankruptcy filing, receivership, liquidation,
impending actions or perils against White Oak Manor, Inc., White Oak Manor - Charlotte,
Inc., White Oak Management, Inc. or this retirement community.

XI. RESIDENT'S AGREEMENT/ CONTRACT

Please refer to Attachment
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