
























THE PERSONNEL 

As approved by the Club, LCS employs an executive director and health care 
administrator of The Cypress. The Club employs all other personnel, although some services, 
such as landscape maintenance, may be outsourced. A medical doctor, an occupational therapist, 
a physical therapist, and a speech and hearing therapist are available on a consulting basis on 
site. 

THE SERVICES 

The decision to move into a continuing care retirement community demands careful 
consideration of many factors, including the services to be provided. A detailed description of 
the services provided by the Club is found below. The Member will purchase a cottage or villa 
for the Member's lifetime use. At the same time, the Member will sign a Membership Agreement 
which, for a monthly payment, entitles the Member to the following services: (1) food service to 
Members, including the equivalent of one meal for each day in the month; (2) weekly 
housekeeping; (3) weekly flat laundry; (4) maintenance of the cottages, villas, and commons 
area; (5) grounds care; (6) clubhouse activities; (7) scheduled transportation; (8) security; and (9) 
certain utilities. As of December 31, 2021, there were 469 residents receiving services. 

Health center services are available to all Members of The Cypress as stated in the 
Membership Agreement, and a Member may be admitted directly to the health center from 
his/her cottage or villa with proper Physician's orders. Members who are able to do so are 
encouraged to return to independent living as soon as possible. Members who are unable to 
return to independent living, however, have the benefit of access to permanent care in the health 
center. 

Those Members who do not require care in the health center, but who need additional 
personal services to continue independent living, will be eligible for the assistance-in-living 
and/or home care program. Assistance-in-living and home care services are provided by nursing 
staff, and other staff members. Services such as bathing, dressing, escort, shopping, personal 
laundry, additional housekeeping, in home care and special transportation will be available to the 
Members, generally at an additional cost. 

The Cypress received its own Home Care Agency License in the fall of 2000, enabling it 
to perform a full range of skilled health services in the individual cottages and villas, including 
facilitating Medicare services. 

DESCRIPTION OF THE SERVICES 

The services available to Members are listed in the Resale Purchase and Sale Agreement 
and Membership Agreement. To more fully explain the services, the following descriptions have 
been prepared. The procedures to be followed in furnishing these services may be modified by 
the Company to allow it to best meet the needs of the Members. Members will be advised of any 
changes in these services through the Members' Council. 
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Club HOA Total Club HOA Total Club HOA Total Club HOA Total Club HOA Total
Assets

Current assets:

Cash and cash equivalents 233,158$         4,758$             237,916$         337,625$         6,890$             344,515$         421,376$         8,599$             429,975$       532,639$         10,870$           543,509$         639,443$         13,050$           652,493$         
Accounts receivable, net 962,611           -                  962,611           1,010,742        -                  1,010,742        1,061,279        -                  1,061,279      1,114,343        -                  1,114,343        1,170,060        -                  1,170,060        
Due from affiliate 2,109               -                  2,109               2,214               -                  2,214              2,325               -                  2,325             2,441               -                  2,441              2,563               -                  2,563              
Inventory 92,775             -                  92,775             97,414             -                  97,414            102,285           -                  102,285         107,399           -                  107,399           112,769           -                  112,769           
Other current assets 409,084           -                  409,084           429,538           -                  429,538           451,015           -                  451,015         473,566           -                  473,566           497,244           -                  497,244           

Total current assets 1,699,737        4,758               1,704,495        1,877,533        6,890               1,884,423        2,038,280        8,599               2,046,879      2,230,388        10,870             2,241,258        2,422,079        13,050             2,435,129        

Assets limited as to use:
Internally designated for department of insurance operating reserve 2,325,000        -                  2,325,000        2,325,000        -                  2,325,000        2,325,000        -                  2,325,000      2,325,000        -                  2,325,000        2,325,000        -                  2,325,000        
Reserve for replacements -                   4,069,999        4,069,999        -                   4,462,409        4,462,409        -                   4,874,440        4,874,440      -                   5,307,073        5,307,073        -                   5,761,338        5,761,338        

2,325,000        4,069,999        6,394,999        2,325,000        4,462,409        6,787,409        2,325,000        4,874,440        7,199,440      2,325,000        5,307,073        7,632,073        2,325,000        5,761,338        8,086,338        

    Other Investments 25,000             -                  25,000             25,000             -                  25,000            25,000             -                  25,000           25,000             -                  25,000            25,000             -                  25,000            
 Property and equipment, net 4,027,852        20,551,318      24,579,170      4,243,275        20,160,895      24,404,170      4,589,623        19,339,547      23,929,170    4,997,396        18,491,774      23,489,170      5,496,614        17,617,556      23,114,170      
 Refundable Deposits 25,000             -                  25,000             25,000             -                  25,000            25,000             -                  25,000           25,000             -                  25,000            25,000             -                  25,000            

Total assets 8,102,589$      24,626,075$    32,728,664$    8,495,808$      24,630,194$    33,126,002$    9,002,903$      24,222,586$    33,225,489$  9,602,784$      23,809,717$    33,412,501$    10,293,693$    23,391,944$    33,685,637$    

Liabilities and Net Assets and Members' Equity

Current liabilities:
Accounts payable and accrued expenses 1,921,640$      -$                 1,921,640$      2,017,722$      -$                2,017,722$      2,118,608$      -$                2,118,608$    2,224,538$      -$                2,224,538$      2,335,765$      -$                2,335,765$      
Due to affiliate 8,392               -                  8,392               8,392               -                  8,392              8,392               -                  8,392             8,392               -                  8,392              8,392               -                  8,392              
COVID-19 testing advance 59,500             -                  59,500             -                   -                  -                  -                   -                  -                 -                   -                  -                  -                   -                  -                  
Current portion of long-term debt 82,809             138,591           221,400           81,071             567,520           648,591           44,925             589,171           634,096         12,694             611,649           624,343           7,195               634,984           642,179           

Total current liabilities 2,072,341        138,591           2,210,932        2,107,185        567,520           2,674,705        2,171,925        589,171           2,761,096      2,245,624        611,649           2,857,273        2,351,352        634,984           2,986,336        

Long-term debt, less current portion 153,218           9,861,409        10,014,627      72,147             9,293,889        9,366,036        27,222             8,704,718        8,731,940      14,528             8,093,069        8,107,597        7,333               7,458,085        7,465,418        
Total liabilities 2,225,559        10,000,000      12,225,559      2,179,332        9,861,409        12,040,741      2,199,147        9,293,889        11,493,036    2,260,152        8,704,718        10,964,870      2,358,685        8,093,069        10,451,754      

Net assets:
Without member restrictions 5,877,030        -                  5,877,030        6,316,476        -                  6,316,476        6,803,756        -                  6,803,756      7,342,632        -                  7,342,632        7,935,008        -                  7,935,008        
Total net assets 5,877,030        -                  5,877,030        6,316,476        -                  6,316,476        6,803,756        -                  6,803,756      7,342,632        -                  7,342,632        7,935,008        -                  7,935,008        

Members' equity:
Members' equity, undesignated -                   10,556,076      10,556,076      -                   10,306,376      10,306,376      -                   10,054,257      10,054,257    -                   9,797,926        9,797,926        -                   9,537,537        9,537,537        
Members' equity, designated asset replacement and repair -                   4,069,999        4,069,999        -                   4,462,409        4,462,409        -                   4,874,440        4,874,440      -                   5,307,073        5,307,073        -                   5,761,338        5,761,338        

Total members' equity -                   14,626,075      14,626,075      -                   14,768,785      14,768,785      -                   14,928,697      14,928,697    -                   15,104,999      15,104,999      -                   15,298,875      15,298,875      

Total liabilities and net assets and members' equity 8,102,589$      24,626,075$    32,728,664$    8,495,808$      24,630,194$    33,126,002$    9,002,903$      24,222,586$    33,225,489$  9,602,784$      23,809,717$    33,412,501$    10,293,693$    23,391,944$    33,685,637$    

The Cypress of Charlotte Club, Inc. and

The Cypress of Charlotte Owners' Association, Inc.

Forecasted Combined Balance Sheets

For the Years Ending December 31, 2022 through 2026

2022 2023 2024 2025 2026

See independent accountants' compilation report and summary of significant forecast assumptions and accounting policies. 13



Club HOA Total Club HOA Total Club HOA Total Club HOA Total Club HOA Total
Revenues and gains

Member fees and assessments 62% 11,323,158$  6,945,893$    18,269,051$  11,556,174$  7,694,490$    19,250,664$   12,131,961$    8,081,236$  20,213,197$  12,738,559$  8,485,298$    21,223,857$   13,375,487$   8,909,563$  22,285,050$    
Health Center 100% 5,235,692      -                 5,235,692      7,851,353      -                 7,851,353       8,243,921        -               8,243,921      8,656,117      -                 8,656,117       9,088,923       -               9,088,923        
Home Health 100% 4,256,564      -                 4,256,564      4,469,392      -                 4,469,392       4,625,821        -               4,625,821      4,787,725      -                 4,787,725       4,955,295       -               4,955,295        
Covid Reimbursement 100% 117,314         -                 117,314         -                 -                 -                  -                   -               -                 -                 -                 -                      -                  -               -                   
Investment income, net 8% 4,000             46,000           50,000           4,080             46,920           51,000            4,162               47,858         52,020           4,245             48,815           53,060            4,330              49,791         54,121             

Total revenues and gains 20,936,728    6,991,893      27,928,621    23,880,999    7,741,410      31,622,409     25,005,865      8,129,094    33,134,959    26,186,646    8,534,113      34,720,759     27,424,035     8,959,354    36,383,389      

Expenses
Food and beverage 100% 4,854,446      -                 4,854,446      5,538,240      -                 5,538,240       5,815,152        -               5,815,152      6,105,910      -                 6,105,910       6,411,206       -               6,411,206        
Health Center 100% 4,395,999      -                 4,395,999      5,066,126      -                 5,066,126       5,319,432        -               5,319,432      5,585,404      -                 5,585,404       5,864,674       -               5,864,674        
Home Health 100% 3,316,662      -                 3,316,662      3,482,495      -                 3,482,495       3,604,382        -               3,604,382      3,730,535      -                 3,730,535       3,861,104       -               3,861,104        
Plant 23% 1,038,840      3,382,698      4,421,538      1,065,578      3,469,760      4,535,338       1,118,857        3,643,248    4,762,105      1,174,799      3,825,411      5,000,210       1,233,539       4,016,682    5,250,221        
Resident services 100% 356,168         -                 356,168         388,717         -                 388,717          408,153           -               408,153         428,561         -                 428,561          449,989          -               449,989           
Housekeeping 61% 926,016         583,137         1,509,153      1,050,864      661,757         1,712,621       1,103,407        694,845       1,798,252      1,158,578      729,587         1,888,165       1,216,507       766,066       1,982,573        
General and administrative 71% 5,514,118      2,252,246      7,766,364      6,174,326      2,521,908      8,696,234       6,483,043        2,648,003    9,131,046      6,807,195      2,780,403      9,587,598       7,147,554       2,919,424    10,066,978      
Depreciation 25% 246,910         740,729         987,639         315,092         945,275         1,260,367       327,696           983,086       1,310,782      340,803         1,022,410      1,363,213       354,436          1,063,306    1,417,742        
Other 100% 96,658           -                 96,658           -                 -                 -                  -                   -               -                 -                 -                 -                  -                  -               -                   
Debt Service 100% 93,318           -                 93,318           360,115         -                 360,115          338,463           -               338,463         315,985         -                 315,985          292,650          -               292,650           

Total expenses 20,839,135    6,958,810      27,797,945    23,441,553    7,598,700      31,040,253     24,518,585      7,969,182    32,487,767    25,647,770    8,357,811      34,005,581     26,831,659     8,765,478    35,597,137      

Change in net assets and members' equity 97,593$         33,083$         130,676$       439,446$       142,710$       582,156$        487,280$         159,912$     647,192$       538,876$       176,302$       715,178$        592,376$        193,876$     786,252$         

2022

The Cypress of Charlotte Club, Inc. and

The Cypress of Charlotte Owners' Association, Inc.

Forecasted Combined Statements of Operations and Revenues and Expenses

For the Years Ending December 31, 2022 through 2026

2023 2024 2025 2026

See independent accountants' compilation report and summary of significant forecast assumptions and accounting policies. 14



























A-5a 

The Cypress of Charlotte Club, Inc and The Cypress of Charlotte Owners' Association, Inc.

Combined 2021 Forecast to Actual ‐ Balance Sheet

Material Variance Analysis

Over / (Under) Over / (Under)

Forecast Actual  Variance Variance

Assets

Current Assets

Cash and cash equivalents $666,839 $221,974 ($444,865) ‐67% 1

Accounts receivable, net $1,010,838 $916,772 ($94,066) ‐9%

Inventory  $101,116 $88,357 ($12,759) ‐13%

Other current assets $315,227 $389,604 $74,377 24%

$2,094,020 $1,616,707 ($477,313)

Assets Limited to Use

Internally designated for DOI operating reserve $2,325,000 $2,322,836 ($2,164) 0%

Reserve for Replacements $3,604,565 $3,696,275 $91,710 3%

$5,929,565 $6,019,111 $89,546

Other Investments $25,000 $25,000 $0

Property and Equipment, Net $19,908,938 $19,776,456 ($132,482) ‐1%

Refundable deposits $62,035 $25,000 ($37,035) ‐60%

$28,019,558 $27,462,274 ($557,284)

Liabilities and Net Assets and Members' Equity 

Current Liabilities 

Accounts Payable and accrued expenses $1,762,508 $1,828,124 $65,616 4%

Due to Affiliate  $7,254 $8,392 $1,138 16%

Provider relief advance $59,500 $59,500 $0 0%

Due to homeowners $0 $0 $0 NMR

Current portion of long‐term debt $141,008 $26,719 ($114,289) ‐81%

Total current liabilities $1,970,270 $1,922,735 ($47,535)

Long‐Term Debt, less current portion  $7,195,267 $5,167,110 ($2,028,157) ‐28% 2

Total Liabilities $9,165,537 $7,089,845 ($2,075,692)

Net Assets

Unrestricted  $4,320,148 $5,779,437 $1,459,289 34% 3

Total net assets $4,320,148 $5,779,437 $1,459,289

Members' Equity 

Members' equity, undesignated $10,929,308 $10,896,717 ($32,591) 0%

Members' equity, designated asset replacement and repair $3,604,565 $3,696,275 $91,710 3%

Total Members' Equity  $14,533,873 $14,592,992 $59,119

$28,019,558 $27,462,274 ($557,284)

Scope for variance explanation ‐ for the balance sheet management

considers combined variances in excess of 10% of forecast and

$200,000 to be significant to the financial statement.

1 Cash fluctuates due to timing of payroll and accounts payable 

disbursements ‐ see Cash Flow Statement for details

2 Stewart Health Center expansion progressing slower than anticipated

3 Lower operating expenses than forecasted‐see Operating Statement for

details of revenue and expense variances



The Cypress of Charlotte Club, Inc and The Cypress of Charlotte Owners' Association, Inc.

Combined 2021 Forecast to Actual ‐ Operations

Material Variance Analysis

Over / (Under) Over / (Under)

Forecast Actual  Variance Variance

Revenues

Member fees and assessments $16,925,703 $17,072,378 $146,675 1%

Health Center $4,459,490 $4,293,371 ($166,119) ‐4%

Home Health $4,122,995 $3,690,612 ($432,383) ‐10% 1

Provider relief funding $98,693 $96,455 ($2,238) ‐2%

Other $0 ($64,935) ($64,935) NMR

Investment Income $63,933 $336,507 $272,574 426% 2

Total Revenues $25,670,814 $25,424,388 ($246,426)

Expenses

Food and beverage $4,568,944 $4,366,231 ($202,713) ‐4%

Health Center $3,867,161 $3,941,099 $73,938 2%

Home Health $2,960,505 $2,836,434 ($124,071) ‐4%

Plant $4,190,028 $4,228,835 $38,807 1%

Resident Services $378,863 $316,612 ($62,251) ‐16%

Housekeeping $1,334,511 $1,404,746 $70,235 5%

General and administrative $7,186,123 $6,915,345 ($270,778) ‐4%

Depreciation and amortization  $1,060,676 $862,242 ($198,434) ‐19% 3

Extraordinary events $84,325 $0 ($84,325) ‐100%

Income taxes $5,242 $0 ($5,242) ‐100%

Total Expenses $25,636,378 $24,871,544 ($764,834)

Change in net assets and members' equity $34,436 $552,844 $518,408

Scope for variance explanation ‐ for the statement of operations management

considers combined variances in excess of 10% of forecast and

$200,000 to be significant to the financial statement.

1 Home Health revenues lower than budgeted due to Covid‐19 and

staffing shortages

2 Investment income is difficult to forecast and was greater than expected

3 Less capital asset purchases than forecasted based on the needs of 

the organization



The Cypress of Charlotte Club, Inc and The Cypress of Charlotte Owners' Association, Inc.

Combined 2021 Forecast to Actual ‐ Cash Flows

Material Variance Analysis

Over / (Under) Over / (Under)

Forecast Actual  Variance Variance

Cash Flows From Operating Activities

Change in net assets and excess of revenues over expenses $34,436 $552,844 $518,408 1505% 1

Adjustments to reconcile changes in net assets and excess of revenues

  over expenses to net cash provided by operating activities

Loss on disposal of property and equipment $0 $64,935 $64,935 NMR

  Depreciation $1,060,676 $862,242 ($198,434) ‐19%

 (Gain) Loss on assets limited as to use $0 ($286,445) ($286,445) NMR 2

  Bad debt expense $0 $163,642 $163,642 NMR

  Change in operating assets and liabilities

    Accounts receivables, net ($38,878) ($108,454) ($69,576) 179%

    Due from and to affiliate  $0 $1,138 $1,138 NMR

    Inventories ($3,889) $8,870 $12,759 ‐328%

    Other current assets ($12,124) ($49,466) ($37,342) 308%

    Accounts payable and accrued expenses $67,789 $84,249 $16,460 24%

 Covid‐19 testing advance $59,500 $0 ($59,500) ‐100%

        Net Cash provided by operating activities $1,167,510 $1,293,555 $126,045

Cash Flows From Investing Activities

  Purchase of property and equipment ($7,451,845) ($6,093,046) $1,358,799 ‐18% 3

  Proceeds from sale of assets limited as to use $0 $327,716 $327,716 NMR 4

  Purchase of assets whose use is limited ($301,230) ($1,703,733) ($1,402,503) 466% 4

        Net Cash used in investing activities ($7,753,075) ($7,469,063) $284,012

Cash Flows From Financing Activities

  Payments of principal on capital lease obligations ($88,074) ($58,672) $29,402 ‐33%

  Payments of principal on long‐term debt $0 $0 $0 NMR

  Proceeds from long‐term debt $7,000,000 $5,115,676 ($1,884,324) ‐27% 5

  Equity transfer $0 $1,000,000 $1,000,000 NMR 6

        Net Cash used in financing activities $6,911,926 $6,057,004 $29,402

        Net Cash increase in cash and cash equivalents $326,361 ($118,504) $439,459

Cash and cash equivalents

  Beginning  $340,478 $340,478 $0

  Ending $666,839 $221,974 ($444,865)

Scope for variance explanation ‐ for the statement of cash flows management

considers combined variances in excess of 10% of forecast and

$200,000 to be significant to the financial statement.

1 Lower operating expenses than forecasted‐see Operating Statement 

for details of revenue and expense variances

2 Investment income/loss fluctuates due to market conditions

3 Less capital asset purchases than forecasted based on the needs of 

the organization

4 Purchase and sale of assets fluctuates depending on community

requirements

5 Stewart Health Center expansion progressing slower than anticipated

6 The Cypress of Charlotte, LLC contributed capital towards the Stewart 

Health Center expansion
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