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SECTION 1
Executive Summary
As of August 31, 2026, the Association remains in a stable financial position. Total assets were approximately $479,994, consisting of approximately $112,530 in operating assets and $367,463 in reserve assets. Operating cash remains strong, with approximately $87,416 held in the Association's operating bank accounts and total operating assets of approximately $112,530. The Association currently averages approximately $28,000 in monthly operating expenses. Industry best practices generally recommend that homeowners associations maintain operating cash reserves equal to one to two months of average operating expenses. Based on current balances, the Association maintains operating cash equal to approximately three months of average operating expenses, providing a strong liquidity position and financial flexibility. 
Year-to-date income through August totaled approximately $216,400 actual against a budget of approximately $229,365, resulting in an unfavorable variance of approximately $12,965. The largest income variance continues to be Reserve Interest Income, which shows approximately $2,897 actual against a budget of approximately $14,553, creating an unfavorable variance of approximately $11,656. Based on current information, this variance appears primarily related to the timing of reserve investment interest recognition rather than an ongoing operating concern. 
Year-to-date expenses totaled approximately $211,639 actual against a budget of approximately $229,365, resulting in a favorable variance of approximately $17,727. Favorable expense performance, particularly in Grounds, Repairs and Maintenance, and Utilities, more than offsets the unfavorable income variance, resulting in year-to-date net income of approximately $4,761. 
The Board is also monitoring owner assessment delinquencies. Accounts Receivable totaled approximately $21,899 as of August 31, 2026. Although maintenance-fee revenue is only approximately $2,389 below budget year-to-date, Accounts Receivable represents the cumulative amount owed by homeowners, including balances that may have accumulated over multiple billing periods and prior years. More than half of the receivable balance is over 90 days past due. While the Association's overall financial position remains stable, continued collection efforts and monitoring of delinquent accounts remain important priorities. 
Overall, the Association remains financially sound, reserves remain well funded at approximately $367,463, and operating results continue to be favorable through August 2026 despite the reserve-interest timing variance and outstanding receivable balances.
SECTION 2
Operating Budget Analysis
Year-to-Date Through August 31, 2026
	Category
	YTD Actual
	YTD Budget
	Variance
	Status

	OPERATING INCOME

	Maintenance Fees
	$195,112.68
	$197,501.36
	$(2,388.68)
	Below Budget

	Reserve Interest Income
	$2,896.88
	$14,552.64
	$(11,655.76)
	Timing Variance

	Total Income
	$216,400.21
	$229,365.36
	$(12,965.15)
	Unfavorable

	OPERATING EXPENSES

	Administrative
	$38,940.65
	$20,714.08
	$(18,226.57)
	Over Budget

	Grounds
	$120,800.86
	$153,474.64
	$32,673.78
	Under Budget

	Pool & Recreation
	$10,147.02
	$10,520.00
	$372.98
	On Target

	Repairs & Maintenance
	$12,167.04
	$16,145.28
	$3,978.24
	Under Budget

	Utilities
	$9,375.11
	$11,200.00
	$1,824.89
	Under Budget

	Total Expense
	$211,638.80
	$229,365.32
	$17,726.52
	Favorable



SECTION 3
Income & Expense Commentary
The August financial statement uses the format Actual, Budget, Variance. On that basis, year-to-date income is unfavorable by approximately $12,965. The largest driver is Reserve Interest Income, which shows approximately $2,897 actual compared with a budget of approximately $14,553, or approximately $11,656 unfavorable. Because reserve interest is commonly affected by investment maturity dates and how interest is recorded before maturity, this unfavorable variance appears to be primarily timing-related rather than a recurring operating issue. 
Maintenance fees are below budget by approximately $2,389 year-to-date. Accounts Receivable totaled approximately $21,899 as of August 31, 2026, consisting primarily of owner assessment delinquencies. Of that total, approximately $12,427 (57%) is more than 90 days past due, approximately $2,708 is between 60 and 90 days past due, approximately $1,140 is between 30 and 60 days past due, and approximately $5,624 is less than 30 days past due. While the Accounts Receivable balance is significant, it should not be confused with the maintenance-fee budget variance. The budget variance reflects the difference between maintenance-fee revenue collected year-to-date and the amount budgeted for the same period, whereas Accounts Receivable represents the total amount owed by homeowners at a specific point in time, including balances that may have accumulated over multiple billing periods and prior years. As a result, the Association can have a relatively small maintenance-fee revenue variance while simultaneously carrying a much larger Accounts Receivable balance. The concentration of delinquent balances in the 90-plus-day category indicates that a significant portion of receivables is attributable to long-term owner arrears rather than normal payment timing. The Board should continue monitoring collection activities and delinquent accounts. However, the reported income shortfall continues to be driven primarily by the reserve interest timing variance rather than maintenance-fee revenue. 
Expense performance through August is favorable overall. Grounds is approximately $32,674 under budget, which more than offsets the administrative overage of approximately $18,227. The administrative overage continues to be driven primarily by insurance, income tax, management-related costs, and other administrative expenses. Pool and recreation, repairs and maintenance, and utilities are also favorable or near budget. These favorable expense results more than offset the unfavorable income variance, leaving the Association with positive year-to-date net income of approximately $4,761.
SECTION 4
Reserve Budget Status
Total reserves as of August 31, 2026 were approximately $367,463. The reserve schedule shows beginning reserves of approximately $354,962, year-to-date contributions of approximately $17,311, year-to-date allocations of approximately $13,985, year-to-date reserve expenses of approximately $21,493, and year-to-date interest of approximately $2,698.
The August reserve activity continues to reflect the planned draw of approximately $21,493 from the Irrigation Pumps reserve for the Twin Palm Landscape new pump installation recorded earlier in 2026. No additional reserve expenses were identified in the August data provided. Reserve balances remain substantial, with the largest balances held in Irrigation Valves, Irrigation Pipes/Wiring, Catastrophic Event, Landscape Replacement, Insurance Deductible, and Reserve Interest.
SECTION 5
Treasurer's Closing Note
Treasurer's Closing Note
Through August, the Association remains in a stable financial position with year-to-date net income of approximately $4,761. The income variance is unfavorable, but it continues to be primarily attributable to reserve interest timing rather than a direct operating spending issue. Expense savings, especially in Grounds, Repairs and Maintenance, and Utilities, more than offset the income variance. The Board should continue monitoring reserve interest recognition, accounts receivable, owner arrears, and collection activity, particularly those accounts more than 90 days delinquent, as well as administrative expenses during the remainder of the year. 
Respectfully submitted,
Bill Davis
Treasurer, Patio Homes of Chestnut Creek Homeowners Association
Date: September 2026


