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SECTION 1
Executive Summary
As of July 31, 2026, the Association remains in a generally stable financial position. Total assets were approximately $474,575, consisting of approximately $109,578 in operating assets and $364,997 in reserve assets. Operating cash remains close to the one-month operating-reserve benchmark, with the Truist operating account showing approximately $37,014.
Year-to-date income through July totaled approximately $189,415 actual against a budget of approximately $200,695, resulting in an unfavorable variance of approximately $11,279. This unfavorable income variance is primarily due to reserve interest income timing: Reserve Interest shows approximately $2,594 actual against a budget of approximately $12,734, an unfavorable variance of approximately $10,140. This appears to be a timing-related accounting variance rather than an operating shortfall.
Year-to-date expenses totaled approximately $190,229 actual against a budget of approximately $200,695, resulting in a favorable variance of approximately $10,465. The favorable expense variance nearly offsets the unfavorable income variance, leaving a modest year-to-date net loss of approximately $814.
SECTION 2

Operating Budget Analysis
Year-to-Date Through July 31, 2026
	Category
	YTD Actual
	YTD Budget
	Variance
	Status

	OPERATING INCOME

	Maintenance Fees
	$170,726.60
	$172,813.69
	$(2,087.09)
	Below Budget

	Reserve Interest Income
	$2,594.03
	$12,733.56
	$(10,139.53)
	Timing Variance

	Total Income
	$189,415.36
	$200,694.69
	$(11,279.33)
	Unfavorable

	OPERATING EXPENSES

	Administrative
	$35,943.76
	$18,124.82
	$(17,818.94)
	Over Budget

	Grounds
	$107,133.39
	$134,290.31
	$27,156.92
	Under Budget

	Pool & Recreation
	$9,127.82
	$9,205.00
	$77.18
	On Target

	Repairs & Maintenance
	$11,638.73
	$14,127.12
	$2,488.39
	Under Budget

	Utilities
	$8,644.11
	$9,800.00
	$1,155.89
	Under Budget

	Total Expense
	$190,229.16
	$200,694.65
	$10,465.49
	Favorable



SECTION 3
Income & Expense Commentary
The July financial statement uses the format Actual, Budget, Variance. On that basis, year-to-date income is unfavorable by approximately $11,279. The largest driver is Reserve Interest Income, which shows approximately $2,594 actual compared with a budget of approximately $12,734, or approximately $10,140 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 also modestly below budget by approximately $2,087 year-to-date. This should continue to be monitored along with accounts receivable and owner arrears. However, the reported income shortfall is primarily explained by the reserve interest timing variance, not by a major shortfall in regular maintenance-fee collections.
Expense performance through July is favorable overall. Grounds is approximately $27,157 under budget, which more than offsets the administrative overage of approximately $17,819. The administrative overage is primarily attributable to higher fees charged by the Association’s new management company and related onboarding costs. The Board chose to absorb these costs in the 2026 budget rather than increase residents’ monthly HOA fees. Repairs and maintenance, utilities, and pool and recreation are also at or below budget. These favorable expense results nearly offset the unfavorable income variance, leaving the Association close to break-even year-to-date.
SECTION 4
Reserve Budget Status
Total reserves as of July 31, 2026 were approximately $364,997. The reserve schedule shows beginning reserves of approximately $354,962, year-to-date contributions of approximately $15,147, year-to-date allocations of approximately $13,985, year-to-date reserve expenses of approximately $21,493, and year-to-date interest of approximately $2,396.
The July reserve activity includes a planned draw of approximately $21,493 from the Irrigation Pumps reserve for the Twin Palm Landscape new pump installation. No other reserve concerns were identified from the July data provided.
SECTION 5
Treasurer's Closing Note
Through July, the Association remains close to budget overall. The income variance is unfavorable, but it is primarily attributable to reserve interest timing rather than a direct operating spending issue. Expense savings, especially in Grounds, nearly offset the income variance. The board should continue monitoring reserve interest recognition, accounts receivable, owner arrears, and administrative expenses during the remainder of the year.
Respectfully submitted,
Bill Davis
Treasurer, Patio Homes of Chestnut Creek Homeowners Association
Date: August 2026


