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Zavada & Associates
Certified Public Accountants

INDEPENDENT AUDITOR’S REPORT

To the Board of Directors
of the Robin Hood Lakes Lot Owners® Association

Opinion

We have audited the accompanying financial statements of the Robin Hood Lakes Lot Owners’
Association, which comprise the balance sheet as of December 31, 2021 and the related statements of
revenues and expenses and changes in fund balance and cash flows for the year then ended, and the
related notes to the financial statements.

In our opinion, the financial statements referred to above present fairly, in all material respects, the
financial position of the Robin Hood Lakes Lot Owners’ Association as of December 31, 2021 and the
results of its operations and its cash flows for the year then ended in accordance with accounting
principles generally accepted in the United States of America.

Basis for Opinion

We conducted our audits in accordance with auditing standards generally accepted in the United States of
America. Qur responsibilities under those standards are further described in the Auditor’s Responsibilities
for the Audit of the Financial Statements section of our report. We are required to be independent of the
Robin Hood Lakes Lot Owners’ Association and to meet our other ethical responsibilities in accordance
with the relevant ethical requirements relating to our audits. We believe that the audit evidence we have
obtained is sufficient and appropriate to provide a basis for our audit opinion.

Responsibilities of Management for the Financial Statements

Management is responsible for the preparation and fair presentation of the financial statements in
accordance with accounting principles generally accepted in the United States of America, and for the
design, implementation, and maintenance of internal control relevant to the preparation and fair
presentation of financial statements that are free from material misstatement, whether due to fraud or
error.

In preparing the financial statements, management is required to evaluate whether there are conditions or
events, considered in the aggregate, that raise substantial doubt about the Robin Hood Lakes Lot Owners’
Association’s ability to continue as a going concern within one year after the date that the financial
statements are available to be issued.

Auditor’s Responsibilities for the Audit of the Financial Statements
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are

free from material misstatement, whether due to fraud or error, and to issue an auditor’s report that
includes our opinion. Reasonable assurance is a high level of assurance but is not absolute assurance and
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therefore is not a guarantee that an audit conducted in accordance with generally accepted auditing
standards will always detect a material misstatement when it exists, The risk of not detecting a material
misstatement resulting from fraud is higher than for one resulting from error, as fraud may involve
collusion, forgery, intentional omissions, misrepresentations, or the override of internal control.
Misstatements are considered material if there is a substantial likelihood that, individuaily or in the
aggregate, they would influence the judgment made by a reasonable user based on the financial
statements.

In performing an audit in accordance with generally accepted auditing standards, we:
e Exercise professional judgment and maintain professional skepticism throughout the audit.

o Identify and assess the risks of material misstatement of the financial statements, whether due to
fraud or error, and design and perform audit procedures responsive to those risks. Such
procedures include examining, on 2 test basis, evidence regarding the amounts and disclosures in
the financial statements.

e Obtain an understanding of internal control reievant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing an
opinion on the effectiveness of the Robin Hood Lakes Lot Owners’ Association’s internal control.
Accordingly, no such opinion is expressed.

o Evaluate the appropriateness of accounting policies used and the reasonableness of significant
accounting estimates made by management, as well as evaluate the overall presentation of the
financial statements.

¢ Conclude whether, in our judgment, there are conditions or events, considered in the aggregate,
that raise substantial doubt about the Robin Hood Lakes Lot Owners’ Association’s ability to
continue as a going concern for a reasonable period of time.

We are required to communicate with those charged with governance regarding, among other matters, the
planned scope and timing of the audit, significant audit findings, and certain internal control related
matters that we identified during the audit.

Disclaimer of Opinion on Required Supplementary Information

Accounting principles generally accepted in the United States of America require that information on the
future major repairs and replacements on page 1l be presented to supplement the basic financial
statements. Such information is the responsibility of management and, although not a part of the basic
financial statements, is required by the Financial Accounting Standards Board, which considers it to be an
essential part of financial reporting for placing the basic financial statements in an appropriate
operational, economic, or historical context. We have applied certain limited procedures to the required
supplementary information in accordance with auditing standards generally accepted in the United States
of America, which consisted of inquiries of management about the methods of preparing the information
and comparing the information for consistency with management's responses to our inquiries, the basic
financial statements, and other knowledge we obtained during our audit of the basic financial statements.
We do not express an opinion or provide any assurance on the information because the limited procedures
do not provide us with sufficient evidence to express an opinion or provide any assurance.

Forty Fort, Pennsylvania f@éz ?7(5;06(2’7'{' <
March 25, 2022
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ROBIN HOOD LAKES LOT OWNERS’ ASSOCIATION

Assets:

Cash

Cash for improvements

Assessments receivable, net of
allowance for doubtful accounts

Prepaid expenses

Due (to) from other funds

Other current assets

Total Assets

Liabilities and Fund Balances:

Liabilities:
Payroll & withholding taxes payable
Member’s assessments collected
in advance

Total Liabilities
Fund Balances:
Undesignated
Designated for replacements
Designated for improvements

Total Fund Balances

Total Liabilities and Fund Balances

BALANCE SHEET
DECEMBER 31, 2021
_ 2021

Operating  Replacement
Fund Fund Total
§ 46,433 $ 30,672 § 77,105
32,898 - 32,898
121,973 - 121,973
3,928 - 3,928
(5,000) 5,000 -
481 - 481
$.200.713 $.35.672 $_236,385
3 245 $ - % 245
645 - 645
8§90 - 890
166,925 - 166,925
- 35,672 35,672
32.898 - 32,898
199.823 35,672 235,495
$.200,713 $.35.672 $_236,385

See accompanying notes to financial statements.
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ROBIN HOOD LAKES LOT OWNERS®’ ASSOCIATION
STATEMENT OF REVENUES, EXPENSES AND CHANGES IN FUND BALANCE
FOR THE YEAR ENDED DECEMBER 31, 2021

2021
Operating  Replacement
Fund Fund Total
Revenues:

Operating assessments § 144,941 b - § 144941

Capital improvement fees 8,728 - 8,728

Bank interest income 20 15 35

Other income __ 6,377 - 6377
Total Revenues _160,066 15 160,081
Expenses:

Advertising 140 - 140

Bank charges 2,069 - 2,069

Collection fees 1,214 - 1,214

Insurance 12,704 - 12,704

Landscaping 7,225 - 7,225

Management fees 13,200 - 13,200

Miscellaneous 568 - 568

Office 3,934 - 3,934

Legal & professional 7,298 . 7,298

Recreation 3,089 - 3,089

Repairs and maintenance 6,198 - 6,198

Road maintenance 49,581 - 49,581

Trash removal 933 - 933

Utilities 4,669 - 4,669

Real estate taxes 421 - 421

Wages 9,374 - 9,374

Payroll taxes 770 - 770

Bad debt expense 5.064 - 5,064
Total Expenses 128.451 - 128.451
Other Revenue (Expenses)

Transfers - - -
Total Other Revenue (Expenses) - - -
Excess (Deficiency) of Revenues

over Expenses 31,615 15 31,630
Fund Balances — Beginning of Year 168,208 35657 203.865
Fund Balance — End of Year $_199.823 $.35672 $_235495

See accompanying notes to financial statements.
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ROBIN HOOD LAKES LOT OWNERS’ ASSOCIATION
NOTES TO FINANCIAL STATEMENTS
DECEMBER 31, 2021

NOTE 1. NATURE OF ASSOCIATION:

Robin Hood Lakes Lot Owners’ Association, the “Association”, was incorporated on July 1, 1968, as a
Pennsylvania non-profit, non-stock corporation. The Association is composed of 515 lots, of which 508
are billable and 7 are owned by the developer. It is located in Polk Township, Monroe County,
Pennsylvania.

The Association has the authority and responsibility for the maintenance, regulation, and administration
of certain private community facilities for the use, benefit, and enjoyment of the owners and lawful
occupiers of lots in the development. In addition, the Association is to provide for the collection of such
revenue as is necessary to effectuate the maintenance of the roads, two lakes, meeting hall, common
areas, and other such facilities as may be established for the property owners. The Association has the
authority to impose assessments upon its members to cover expenses incurred in this regard.

NOTE 2. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES:
Basis of Accounting

The Association uses fund accounting, which requires that funds, such as operating funds and restricted
funds, be classified separately for accounting and reporting purposes. Disbursements from the operating
fund are generally at the discretion of the Board of Directors. Disbursements from the restricted capital
improvement and reserve funds generally may be made only for designated purposes with prior approval
from the Board of Directors.

Property and equipment

It is the Association’s policy not to recognize common property as assets on the balance sheet and not to
recognize common personal property. Property and equipment are expensed as the cost is incurred and is
not depreciated.

Income taxes

The Association may elect to file Form 1120H as a homeowners’ association under IRS Code Section
528 or file Form 1120 under IRS Code Section 277. Under the homeowners’ association election, the
Association is taxed on its net nonexempt function income at a flat rate of 30%. Exempt function
income, which consists primarily of members’ assessments, is not taxable. As a corporation filing
under Section 277, the Association may be taxed only on net non-membership income, such as interest
income, at regular federal corporate rates. Membership income may be excluded from taxation if
certain elections are made. For the year ended December 31, 2021, the Association was taxed as a
homeowners’ association and filed Form 1120-H. There was no provision for income taxes for
December 31, 202]1. The Association is tax-exempt for Pennsylvania purposes.



ROBIN HOOD LAKES LOT OWNERS’ ASSOCIATION
NOTES TO FINANCIAL STATEMENTS
DECEMBER 31, 2021

NOTE 2. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES - continued:

Uninsured Cash Balances

The Association maintains its cash balances at financial institutions with local branch offices. Accounts
at each institution are secured by the Federal Deposit Insurance Corporation up to $250,000. As of
December 31, 2021, the Association had no deposits in financial institutions in excess of the federally
insured limit.

Cash and Cash Equivalents

For the purpose of the Statement of Cash Flows, the Association considers all short-term debt securities
purchased with a maturity of three months or less to be cash equivalents.

Use of Estimates

The preparation of financial statements in conformity with generally accepted accounting principles
requires management to make estimates and assumptions that affect the reported amounts of assets and
liabilities and disclosure of contingent assets and liabilities at the date of the financial statements and the
reported amounts of revenue and expenses during the reporting period. Actual results could differ from
those estimates.

Revenue Recognition

The accrual basis of accounting has been used in preparing the financial statements. Under the accrual
basis, revenue is recorded when earned and expenses are recorded when the liability is incurred.
Accordingly, members’ assessments are recorded as income in the year they become due.

Fund Accounting

The Association uses fund accounting, which classifies funds separately for accounting and reporting
purposes. The operations of each fund are accounted for by providing a separate set of self-balancing
accounts which are comprised of each fund's assets, liabilities, fund equity, and revenues and
expenditures.

Resources are allocated to each fund based upon the purpose for which they are to be spent. The
Operating Fund is used to account for all normal ongoing operations of the Association. The Reserve
Fund is used to account for the accumulation of funds required for the future repair and replacement of
the Association's assets and expenditures for such items.



ROBIN HOOD LAKES LOT OWNERS’ ASSOCIATION
NOTES TO FINANCIAL STATEMENTS
DECEMBER 31, 2021

NOTE3. MEMBER ASSESSMENTS:

Substantially all of the Association’s revenue is derived from the property owners in Robin Hood Lakes
Lot Owners Association. Any change in the ability of the property owners to continue to pay the
Association’s assessments would have a substantial effect on the financial condition of the Association.
The Association has the right to place liens against the property of the owners who fail to pay
assessments.

The Association’s policy is to bill in Janvary based on the approved budget and assess a late charge on
any account that is unpaid on April 1. Interest at 1 4% monthly is assessed on any account that is 30
days or more past due. The Association provides payment options. The fees associated with collection
efforts are recorded in the account of the delinquent owner at the time it is turned over to the attorney or
collection agency for collection efforts or filing of a lien. The Association’s policy is to write off an
account upon foreclosures, bankruptcy discharge, or agreement with the owner to accept a reduced
amount in settlement of the outstanding balance.

NOTE 3. MEMBER ASSESSMENTS -~ continued:

Assessment revenue is recognized when assessments are due. Any amounts received in advance of the
due date are deferred until due. The Financial Accounting Standards Board issued Accounting Standards
Code 606 requiring the deferral of the recognition of income until the services are rendered. The
Association has determined ASC Code 606 does not apply to the Association as no customer relationship
exists as it is defined by the Code. The Association does not defer the recognition of any portion of
revenue as a Contract Liability.

NOTE 4. MEMBERS’ ASSESSMENTS RECEIVABLE:
Substantially all members’ assessments receivable are ninety days or more past due.
At December 31, 2021, members’ assessments receivable are as follows:

December 31, 2021

Members’ assessments receivable $£ 207,973
Less: allowance for doubtful accounts (86.000)
Net members’ assessments receivable $_121973



ROBIN HOOD LAKES LOT OWNERS’ ASSOCIATION
NOTES TO FINANCIAL STATEMENTS
DECEMBER 31, 2021

NOTES. RESERVE FOR FUTURE MAJOR REPAIRS AND REPLACEMENTS:

The Association’s governing documents do not require the Association to fund a reserve for future major
repairs and replacements. However, because the Board of Directors recognizes the importance of
providing for future major repairs and replacements to common property, the Association has completed a
study to determine the estimated remaining useful lives and estimated replacement costs of common

property.

Since the study’s recommended full funding is based upon estimated replacement costs that vary from
actual replacement costs and the variations may be material, amounts accumulated in the replacement
reserve may not be adequate to meet all future needs for major repairs and replacements. If additional
funds are needed, the Association may increase regular assessments, pass special assessments, or delay
major repairs and replacements until funds are available.

NOTE 6. CAPITAL IMPROVEMENT FEE:

The Association charges a Capital Improvement fee equal to one year’s assessment on properties resold.
The amounts collected can be used for improvements to or replacement of the common elements in the
community.

NOTE 7. MEMBERS’ ASSESSMENTS COLLECTED IN ADVANCE.:

Members’ assessments collected in advance represent assessments pertaining to future years that were
collected by the end of the current year.

NOTES. DATE OF MANAGEMENT’S REVIEW:
Management has evaluated the effects of all subsequent events through March 25, 2022, the date the

financial statements were available to be issued, to determine if events or transactions occurring through
that date require potential adjustment or disclosure in the financial statements.

Management continues to analyze the ongoing financial impact of the pandemic on the Association.
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ROBIN HOOD LAKES LOT OWNERS’ ASSOCIATION
REQUIRED SUPPLEMENTARY INFORMATION ON FUTURE MAJOR
REPAIRS AND REPLACEMENTS (UNAUDITED)
DECEMBER 31, 2021

FUTURE MAJOR REPAIRS AND REPLACEMENTS

The Association authorized Appletree Management to conduct a Reserve Fund Study for the Lot Owners
Association common property. Studies of this nature are important to ensure that a community has
sufficient funds for long-term, periodic capital expenditure requirements. Anticipating large expenditures
over an extended period of time through a structured analysis and scheduling process assists the
Association in meeting financial requirements without increasing the service fees above permitted
maximums, borrowing the funds, or levying special financial assessments to the community.

The reserve study was completed in August, 2011, to estimate the useful lives and the replacement costs
of the components of common property. Funding requirements assume an annual inflation rate of 3.2
percent and an interest rate of 2.5 percent on amounts funded for future major repairs and replacements,
and that 100% of the replacement cost of items in the study will be paid for using amounts funded for
future major repairs and replacements.

The following table is based on the study and presents significant information about the components of
commion property.

Estimated

Remaining Useful Estimated Current
Components Life (Years) Replacement Cost
Roads 0 $ 831,741
Community Center Oto 13 217,410
Playground 3tol3 30,023
Community Signage 13 8,000
Cinder Storage Building Oto 18 39,450
Mailbox Areas 3to8 49.750

$.1.176.374

The Reserve Fund balance at December 31, 2021 amounted to $30,672. A detailed copy of the study is
on file at the Management Company’s office.
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