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THE CYPRESS 
of Charlotte 

 

3442 Cypress Club Drive 
Charlotte, North Carolina 28210 

(704) 714-5500 
 
 

June 1, 2021 
 
 
THE CYPRESS OF CHARLOTTE MUST DELIVER A DISCLOSURE STATEMENT 
TO A PROSPECTIVE MEMBER PRIOR TO OR AT THE TIME A PROSPECTIVE 
MEMBER EXECUTES A MEMBERSHIP AGREEMENT (RESIDENCY AGREEMENT) 
TO PROVIDE CONTINUING CARE, OR PRIOR TO OR AT THE TIME A 
PROSPECTIVE MEMBER TRANSFERS ANY MONEY OR OTHER PROPERTY TO 
THE CYPRESS OF CHARLOTTE, WHICHEVER OCCURS FIRST. 
 
THE CYPRESS OF CHARLOTTE, LIKE ALL OTHER CONTINUING CARE 
FACILITIES IN THE STATE OF NORTH CAROLINA, IS SUBJECT TO AN ARTICLE 
CONCERNING REGISTRATION AND DISCLOSURE BY CONTINUING CARE 
FACILITIES (THE "ARTICLE"). REGISTRATION UNDER THE ARTICLE DOES 
NOT CONSTITUTE APPROVAL, RECOMMENDATION, OR ENDORSEMENT OF 
THE CYPRESS OF CHARLOTTE BY THE DEPARTMENT OF INSURANCE OR THE 
STATE OF NORTH CAROLINA, NOR DOES SUCH REGISTRATION EVIDENCE 
THE ACCURACY OR COMPLETENESS OF THE INFORMATION IN THIS 
DISCLOSURE STATEMENT. 
 
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. 
 
Unless earlier revised, The Cypress intends for this Disclosure Statement to remain 
effective until October 28, 2022. 
 
211050 
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INTRODUCTION 
 

The Cypress brings, to those who are 62 years of age and over, a way of retirement living 
known as "continuing care”. This concept offers active retirees a lifestyle which is designed to 
meet their unique needs while allowing them the freedom to pursue their personal interests. 
Continuing care communities such as The Cypress encompass these important components: a 
privately owned condominium cottage or villa, a wide array of personal services, and the security 
of an on-site licensed health care center.  
 

One of the purposes of this Disclosure Statement (Information Booklet) is to explain to 
prospective Members, their families, and their advisors who and what is involved in the 
operation of The Cypress. This Disclosure Statement was prepared on the basis of information 
available and assumptions which were believed to be realistic as of the publication date. Such 
information and assumptions are, of course, subject to change and, in particular, could be 
affected by changes in inflation and interest rates. Because of the possibility of future changes, 
modifications in the operation of The Cypress may be necessary. 
 

In addition to the information contained in this Disclosure Statement, if a prospective 
Member would like additional information or would like to make inquiries regarding facilities or 
services, the marketing office should be contacted. Further, a prospective Member or prospective 
Member's legal representative with a general power of attorney has a right to ask for and receive 
information regarding reserve funding, experience of persons who will make investment 
decisions, a current actuarial study, if available, and information regarding persons having a ten 
percent or greater interest in The Cypress. 
 

Because no technical language has been used in this Disclosure Statement, there may be 
differences between the text of this booklet and the language of the specific Resale Purchase and 
Sale Agreement and Membership Agreement signed by a Member. In the event of any such 
differences concerning the description of any item, the terms of the applicable executed Purchase 
and Sale Agreement and Membership Agreement will govern. 
 
 
 
We are pledged to the letter and spirit of U.S. policy for the achievement of equal housing 
opportunity throughout the Nation. We encourage and support an affirmative advertising 
and marketing program in which there are no barriers to obtaining housing because of 
race, color, religion, sex, handicap, or national origin. 
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OVERVIEW 
 

The Cypress is made up of several distinct legal entities, each with their own powers and 
responsibilities. The Cypress Group, LLC, has a controlling interest in The Cypress of Charlotte, 
LLC. The Cypress of Charlotte, LLC is the entity that planned The Cypress, designed it, built it, 
sells the various cottages and villas, and enters into a Membership Agreement with each of The 
Cypress' perspective Members. The Cypress of Charlotte Club, Inc. and The Cypress of 
Charlotte Owners' Association, Inc. are two distinct North Carolina legal entities organized as 
not-for-profit corporations under the laws of North Carolina. As to the foregoing entities, none 
are affiliated with any religious, charitable or other non-profit organizations. Since The Cypress 
offers condominium ownership of a cottage or villa, The Cypress of Charlotte Owners' 
Association, Inc. was created to comply with North Carolina law regarding the ownership of 
commonly owned property. The Cypress of Charlotte Club, Inc., a 501(c)(4) not-for-profit entity, 
was organized to manage the various membership functions of The Cypress which are included 
in each Member's Membership Agreement. The financial and contractual obligations of the 
facility are the responsibility of The Cypress of Charlotte, LLC and The Cypress of Charlotte 
Club, Inc. 
 
 
 

THE CYPRESS GROUP, LLC 
 

The Cypress Group, LLC (the "Managing Member") is a South Carolina Limited 
Liability Company formed on March 18, 1996, serving as Managing Member of The Cypress of 
Charlotte, LLC with a controlling interest. Further, it is the Managing Member who will be held 
responsible for The Cypress of Charlotte, LLC. The Managing Member's principals and 
operating officers are, Marc A. Puntereri, President, and James P. Coleman, Executive Vice 
President, whose offices are located at 20 Lady Slipper Lane, Hilton Head Island, South Carolina 
29926. These same principals serve as the principals of the General Partner in The Cypress of 
Hilton Head Island, an award winning continuing care retirement community, located in 
Beaufort County, South Carolina, from its formation in 1988 to its continuing operations. There 
are no Investor members in The Cypress of Charlotte, LLC holding a ten percent (10%) or 
greater interest.  
 

James P. Coleman, whose office is located at 20 Lady Slipper Lane, Hilton Head Island, 
South Carolina 29926, obtained a Bachelor of Science degree in business administration from the 
University of North Carolina. Mr. Coleman served as a captain in the U.S. Air Force from 1967 
to 1971. In 1972, he joined Sea Pines Company and served as senior vice President of Hilton 
Head Plantation Company from 1974 to 1984. In 1984, he formed The Melrose Company with 
two partners. As a resident of Hilton Head Island for 32 years, Mr. Coleman has held the position 
of President of the Hilton Head Board of Realtors, chairman of the board of deacons of the First 
Presbyterian Church, chairman of the Hilton Head Plantation Architectural Review Board, 
chairman of the board of Hilton Head Preparatory School, and trustee of the Heritage Classic 
Foundation. 
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 Marc A. Puntereri, whose office is located at 20 Lady Slipper Lane, Hilton Head Island, 
South Carolina 29926, obtained a Bachelor of Arts degree in psychology from the University of 
Virginia in 1973 and a masters degree in business administration from the Colgate Darden 
School at the University of Virginia in 1977. Mr. Puntereri's business career on Hilton Head 
Island began in 1977 as a partner in the consulting firm of Hartzog Lader and Richards and 
continued as President of First Southern Properties, Inc., and development consultant to the Sea 
Pines Company. Mr. Puntereri received a federal court appointment as special counsel to the 
Trustee of the Hilton Head Holdings Corporation. His community service has included board and 
committee service for Hilton Head Hospital, Hilton Head Health Services, Inc., Hilton Head 
Medical Associates, Inc., Community Services Associates, Inc., Sea Pines Associates, Inc., Sea 
Pines Montessori School, Hilton Head Preparatory School, St. Luke's Episcopal Church Vestry, 
the Episcopal Diocese of South Carolina, United Way, Chamber Business/Education Partnership, 
the Deep Well Project and Volunteers in Medicine, Inc. 
 

THE CYPRESS OF CHARLOTTE, LLC 
 

The Cypress of Charlotte, LLC (the "Company") is a South Carolina Limited Liability 
Company formed for the purpose of developing and managing a continuing care retirement 
community. Its current principal business address is 20 Lady Slipper Lane, Hilton Head Island, 
South Carolina, 29926. The Company has developed luxury condominium single-family cottages 
and villas for sale to individuals 62 and over, who are capable of independent living. In addition 
to developing luxury condominium cottages and villas, the Company developed all common 
areas of the retirement community, including the clubhouse and heath care facility. For its efforts 
in developing the continuing care retirement community, the Company receives from The 
Cypress of Charlotte Club, Inc. and The Cypress of Charlotte Owners' Association a payment 
equal to a percentage of actual costs of operating The Cypress. In addition, the Company is 
entitled to assess and collect a membership fee for all memberships acquired in connection with 
The Cypress. 
 

The number of members in the Company is now comprised of 12 individual investors. 
Upon request, The Cypress shall make available the names and business addresses of the 
Company's members. The Company has as its sole Managing Member, The Cypress Group, LLC 
(the "Managing Member"), a South Carolina limited liability company, which is the only 
member that has a 10% or greater equity or beneficial interest in the company.  The principals of 
The Cypress Group, LLC are Mr. Coleman and Mr. Puntereri (profiles above). 
 

The Company has overall management responsibility for The Cypress of Charlotte 
Club, Inc. In its role as management agent, its primary duties involve the review and approval of 
capital expenditures, review and approval of operating budgets, and the monitoring of The 
Cypress' financial condition. Operational policies for The Cypress and criteria for admissions are 
subject to approval and periodic review. The management agent also adopts and approves 
personnel policies for The Cypress' employees, annually reviews the insurance coverages on The 
Cypress' property and personnel, and contracts for and supervises the provision of legal and 
accounting services to The Cypress. It also monitors compliance with the budget and the 
performance of The Cypress and its management. These activities are carried out by means of 
reports, studies, and on-site inspections. 

 
The Company pays the Managing Member certain management and development fees.  

In 2020, the total fees paid amounted to $168,000. 
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THE CYPRESS OF CHARLOTTE CLUB, INC. 

 
The Cypress of Charlotte Club, Inc., (the "Club") is a North Carolina not-for-profit 

corporation. Its principal business address is 3442 Cypress Club Drive, Charlotte, North 
Carolina, 28210.  
 

The Board of Directors are: Marc Puntereri (profile on page 6); Jim Coleman (profile on 
page 5); Dr. Robert Higgins, 7112 Fairway Vista, Charlotte, NC  28226; Mr. Mike Harrison, 
4119 Wild Partridge Dr., Charlotte, NC  28226; Mrs. Michelle Fish, 7731 Quail Park Drive, 
Charlotte, NC  28210.  Dr. Higgins, Mr. Harrison and Mrs. Fish have no previous experience 
with Continuing Care Retirement Communities.  The Club was created to serve as the 
membership entity to carry out and perpetuate The Cypress Membership Agreement as described 
in this Disclosure Statement. The Club manages the commonly owned property of The Cypress, 
including the clubhouse and health center, as well as the services provided by the clubhouse and 
health center. All monthly payments paid by Members, all other operating receipts, and all 
disbursements go through this not-for-profit corporate entity. The Club has received 501(c) (4) 
tax-exempt status from the Internal Revenue Service.  No member or entity has a 10% or greater 
interest in the Club. 

 
The Club pays the Company an overhead payment equivalent to 10% of total operating 

costs, including those of the Association.  In 2020 that amount would have been $2,139,744. 
 

THE CYPRESS OF CHARLOTTE OWNERS'ASSOCIATION, INC. 
 

The Cypress of Charlotte Owners' Association, Inc. (the "Association") was incorporated 
in December 1998, when the condominium units were substantially complete. Its principal 
business address is 3442 Cypress Club Drive, Charlotte, North Carolina, 28210. Each cottage or 
villa owner at The Cypress shall be a member of the Association as long as ownership of the 
cottage or villa is retained. 
 

There shall be one membership for each cottage or villa owned. If cottage or villa 
ownership is vested in more than one person, then all of the persons owning such cottage or villa 
shall designate one of the co-owners to act as a member of the Association. An owner's 
membership in the Association will automatically cancel when ownership of the cottage or villa 
ceases. Upon conveying or transferring ownership interest in a cottage or villa to a new owner, 
the new cottage or villa owner shall simultaneously succeed the former owner's membership in 
the Association. 
 

The membership will own all the common property of The Cypress, including the 
clubhouse and health center, with the Association serving as the governing body for all issues 
related to the real estate aspects of the cottages and common properties. The Association 
provides for the maintenance, repair, replacement, administration, and operation of The Cypress' 
property. All activities undertaken by the Association shall be for the sole benefit of the cottage 
and villa owners, and all funds received by the Association shall be used for the benefit of all 
cottage and villa owners. The Club shall serve as the administrative vehicle for the Association. 
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The Association will act through its Board of Directors, which were elected by the 
cottage and villa owners at a regular annual meeting in accordance with the By-Laws of the 
Association. The names of the Board of Directors are: Jean Flynn, 3738 Cypress Club Drive, 
Charlotte, NC  28210; Don Herbstman, 3518 Cypress Club Drive, A-102, Charlotte, NC  28210; 
Don McIver, 3845 Cypress Club Drive, Charlotte, NC  28210; Judy Nichols, 7035 Marching 
Duck Drive, E-406, Charlotte, NC  28210; Ken Sweet, 3600 Cypress Club Drive, B-105, 
Charlotte, NC  28210; Gayle Wylie, 7035 Marching Duck Drive, E-506, Charlotte, NC  28210; 
Herb Verbesey, 7035 Marching Duck Drive, Charlotte, NC  28210. 

  No member or entity has a 10% or greater interest in the Association. 
 

LIFE CARE SERVICES LLC 
 

The Provider has retained Life Care Services LLC ("Life Care Services") to manage the 
Community.   As the nation’s second largest operator of senior living communities, Life Care 
Services serves more than 40,000 seniors in more than 140 communities. With nearly 50 years of 
service, Life Care Services has developed expertise in nearly every facet of senior living 
management. For more information, visit Life Care Services’ website:  https://www.senior-
living-management.com/. 
 
 Principal officers of Life Care Services include Joel Nelson, Diane Bridgewater, Rick 
Exline, Jason Victor, and Jill Sorenson. 
 

Joel Nelson is President and Chief Executive Officer of Life Care Services.  He is 
responsible for executing the business strategy across all business lines in the LCS Family of 
Companies.  He provides leadership and direction for business growth, service excellence, and 
enhancing the company’s stability and value among financial partners, property owners, and 
other stakeholders in the senior living field. Joel joined Life Care Services in 1986 and has held 
several executive roles. He is responsible for the oversight of serving more than 40,000 seniors 
in more than 140 communities.  Joel serves on the board of managers for Life Care Companies, 
on the board of directors for LCS Holdings, and is a member of the Life Care Companies audit 
committee.  He also serves on the Hexagon (insurance captive) board of directors and is a trustee 
for the company’s 401(k) benefits program. Outside of the organization, Joel serves as co-chair 
of Argentum’s public policy committee and sits on the National Investment Center (NIC) 
operator advisory board.  He is past chair and current board member of ChildServe, Inc. and 
serves on the health services advisory board at Simpson College, Indianola, Iowa. Joel holds a 
bachelor’s degree in business management and health care administration from Simpson College.  
 

Diane Bridgewater is Executive Vice President and Secretary for Life Care Services.  As 
a high-energy, results-driving executive, Diane directs all financial aspects and operating 
infrastructure to ensure corporate, field and community team members have the resources 
necessary to provide exceptional customer satisfaction to residents.  She is responsible for 
directing all financial and business operations in addition to overseeing the company’s insurance 
business line, information technology, compliance, regulatory and legal matters. In her executive 
leadership role, Diane helps to drive strategy development and execution resulting in strong 
financial performance and growth. She serves on the board of managers for Life Care Companies 
LLC; board of directors for LCS Holdings, Inc.; audit committee for Life Care Companies LLC; 
401K administrative committee, investment committee and enterprise risk management 
committee. Outside the organization, Diane is a member of the Argentum – CFO Roundtable. In 
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addition, she sits on Casey’s General Stores board, audit committee and compensation 
committee. Diane is also a member of the board and audit committee at Guide One Insurance. 
She holds bachelor’s degrees in accounting and French from the University of Northern Iowa.  
 

Serving as Executive Vice President/Senior Managing Director of Life Plan 
Communities, Rick Exline leads a team of highly skilled professionals dedicated to elevating 
senior living experience. With over four decades of knowledge and expertise, Rick oversees the 
company’s Life Plan Community management services, national marketing and sales, and the 
health care group. Collaborating with the leadership team, Rick identifies growth strategies that 
maximize market opportunities for single site, affiliated, and third-party managed communities. 
With a precise focus on performance excellence, Rick’s team developed and launched the next 
generation opportunity platform for third-party managed Life Plan Communities. This 
innovation transformed the regional operations support model by relocating regional and 
corporate support staff. He serves on the board of managers for Life Care Companies LLC; the 
board of directors for LCS Holdings, Inc.; and the executive leadership and senior living 
management teams. Rick is also a trustee for the company’s 401(k) benefits program. Outside 
the organization, Rick serves on the Simpson College board of trustees and is a board member 
for Above & Beyond Cancer. He holds dual bachelor’s degrees in business administration and 
health care leadership.  
 
 Jason Victor is Senior Vice President, Controller and Treasurer of Life Care Services.  In 
this role, he provides oversight and direction for the organization’s financial matters, ensuring its 
consistent and efficient fiscal performance. Jason has responsibility for the organization’s 
Corporate Accounting, Corporate Payroll, Community Payroll, Treasury and Tax departments. 
He oversees all aspects of general accounting, cash management, billing and receivables, 
accounts payable, payroll, consolidations, and financial reporting.  In addition, Jason provides 
oversight and guidance related to audits, internal controls, technical accounting, tax, and 
financial management systems.  Also, he serves on Hexagon (insurance captive) board of 
directors and is a trustee for the company’s frozen ESOP. Jason holds a bachelor’s degree in 
accounting and is a Certified Public Accountant with an active license in the State of Iowa. Jason 
began his career in 1991 with Ernst & Young in Des Moines, and later worked 10 years for a 
Fortune 500 organization.  He joined Life Care Services in 2007.  
 

As the Senior Vice President and Senior Director of Life Plan Communities for Life Care 
Services, Jill Sorenson is dedicated to providing innovative strategies to achieve performance 
excellence at Life Plan Communities. Jill joined Life Care Services in 1982 and has held several 
executive roles.  In October 2019, Jill assumed oversight over the Healthpeak portfolio and 
moved from San Diego to St. Petersburg, FL.  In this role, Jill is overseeing the operations and 
marketing for 13 for-profit Life Plan Communities owned by Healthpeak, a healthcare REIT.  
The 13 Life Plan Communities are located in Florida (9), Texas (1), Alabama (1), Michigan (1) 
and Pennsylvania (1). In addition, she continues to provide operational oversight over a Life Plan 
Community in Cupertino, CA.  Jill holds a master’s degree and a bachelor’s degree in business 
administration. She also served as a CARF/CCAC site evaluator from 2000-2007. Jill has 
presented at various national and state industry conferences on a variety of topics affecting the 
senior living industry. 
 

Criminal Violation Statement 
No officer or director (i) has 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, if the felony or civil 
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action 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, if the order or action arose out of or related to 
business activity of health care, including actions affecting a license to operate a foster care 
facility, nursing home, retirement home, home for aged, or facility subject to this Article or a 
similar law in another state. 

 
EXECUTIVE DIRECTOR 

 

Mr. Marty Jensen is the Executive Director of Cypress of Charlotte and an employee of 
Life Care Services, its managing company.   Marty joined Cypress of Charlotte in August of 
2020. He has been in senior care administration for 26 years and with Life Care Service since 
2011. Marty is a graduate of Furman University in Greenville, South Carolina, and holds a 
Bachelor of Science degree in biology. He has been a licensed Nursing Home Administrator 
since 1996 and since 2004 has held licenses as a Nursing Home Administrator and Assisted 
Living Administrator in North Carolina. 

 
ADMINISTRATOR 

 
Ashton Brown is the Stewart Health Center Administrator at The Cypress of Charlotte. 

She is a licensed Nursing Home Administrator and Assisted Living Administrator in North 
Carolina. Prior to coming to The Cypress, Ashton worked at both skilled nursing and assisted 
living communities in North Carolina. Ashton graduated from the University of North Carolina 
at Charlotte with a Bachelor’s degree in Sociology and a minor in Public Health.  

 
 

MEMBERS' COUNCIL 
 

The Company has established a Members' Advisory Council. Members of the Council 
will be Members of The Cypress. The Council will be made up of chairpersons from five 
Council committees: finance, buildings and grounds, food and beverage, health and safety, and 
social and activities. Regularly scheduled meetings are held to enable the Members to ask 
questions and to permit The Cypress' administration and Council to communicate with the 
Members for the purpose of free discussion of subjects as they apply to The Cypress, as well as 
proposed changes in policies, programs, and services, or other issues for the good of The 
Cypress. 
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THE CYPRESS OF CHARLOTTE 
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LIFE CARE SERVICES, LLC 
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THE CYPRESS OF CHARLOTTE 
A Continuing Care Retirement Community 
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Entities Comprising the License 
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THE LOCATION 
 

The Cypress is located on 60.5 acres of land at the intersection of Park Road and Park 
South Drive in Charlotte, North Carolina. It is surrounded by quiet residential neighborhoods, 
but only a mile away is Charlotte's most prestigious commercial area, South Park, with the area's 
finest shopping, dining and professional services. Carolinas Medical Center and Presbyterian 
Hospital are conveniently located nearby. 
 

The site was formerly a 9-hole golf course for more than fifty years and has left its legacy 
of gentle contours, specimen trees and abundant water features. The site has been developed in a 
park-like campus setting with lakes and walking trails, and landscape buffers defining a quiet, 
secure and peaceful environment for the enjoyment of its Members. 
 

THE CAMPUS 
 

The Cypress is a condominium continuing care retirement community designed to 
accommodate persons 62 years of age or older in an independent and dignified manner. The first 
phase opened in early 1999 and included 53 cottages with garages and 104 one and two-bedroom 
mid-rise villas in two buildings. Phase I also included a 39,000 square foot clubhouse and a 
40-bed health center. The clubhouse serves as the hub for community activities. The clubhouse 
included formal and informal dining rooms, crafts and activities rooms, game room, private 
dining room, beauty and barber shop, exercise room, hobby shop, reading room, classrooms, 
indoor lounges and an indoor exercise pool and spa. 
 

Phase II consisted of two villa buildings of 45 and 54 units (99 total) and was completed 
in the fall of 1999. Phase III, consisted of a villa building of 54 units, and was completed in fall 
of 2000.  There are now a total of 310 cottages and villas and 60 skilled care beds in the health 
center, including a unit for Members with Alzheimer's disease and related disorders.   
 

The types of villas available in eleven different floor plans are one-bedroom, 
one-bedroom with Carolina room, two-bedroom, two-bedroom with Carolina room, corner 
two-bedroom with Carolina room, and deluxe two-bedroom with Carolina room. In addition, 
there are six different cottage plans available. All cottages and villas are furnished with washers 
and dryers and with fully equipped kitchens. Each unit contains such safety features as grab rails 
in the bathtub, emergency call system monitored 24 hours a day, and smoke alarms. 
 

Emphasis in the Health Center is on restorative care and wellness in order to return 
Members to independent living in their cottages and villas. The first phase 40-bed Stewart Health 
Center has both private and semiprivate rooms, a physical therapy room, arts and crafts therapy 
area, dining room, and lounges. Pursuant to a new Certificate of Need from the State of North 
Carolina, the Health Center was expanded in 2009 by the addition of 20 beds (bringing the total 
to 60 beds) with additional various commons rooms, support space, and nursing areas.  All 
capital funds for the project were provided by the Company, without debt on the property, and 
without any capital cost to Cypress Members. 
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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 out-sourced. 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, 2020 there were 419 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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ACTIVITIES 
 

A full-time activities coordinator is employed who plans and organizes a variety of 
events tailored to the special interests of the Members. The Cypress sponsors a wide variety of 
activities including tours, shopping excursions, fitness and art classes, dinner dances, card 
games, craft activities, tournaments, and other activities. 
 

ASSISTANCE-IN-LIVING 
 

As the need develops, a program of additional personal services exists to serve the 
Members. The purpose of the assistance- in- living program is to provide assistance to Members 
so that independent living can continue for as long as possible. Assistance-in-living services will 
not be provided by the health center staff, but by Cypress Home Care staff. Services such as 
bathing, dressing, escort, shopping, personal laundry, additional housekeeping, and 
transportation are available on a fee-for-service basis or a flat-fee basis. 

 
Additionally, Members requesting Assistance-in-living also may choose to have such 

services delivered to them at the Stewart Health Center. 
 

BEAUTY AND BARBER SHOP 
 

Beauty and barbershop services provided by professional beauticians and barbers are 
available at an extra charge. Space is provided in the clubhouse and health center for this service. 
 

COVERED PARKING 
 

Covered parking is available to villa Members at an extra charge on a first-come, 
first-served basis. A copy of the covered parking offered, if any, and prices are available during 
normal business hours at The Cypress' marketing office. Included in the purchase price of all 
cottages is a two car garage. 
 

EMERGENCY CALL SYSTEM 
 

All cottages and villas have a two-way, telephonic emergency call system. The purpose 
of this system is to summon help in an emergency. The emergency call system is connected to an 
indicator panel in the health center, which identifies the cottage or villa from which the signal 
was initiated, and shows a medical history of the occupants. Licensed nursing personnel with 
emergency training will respond to calls from the emergency call system and will summon any 
other appropriate emergency personnel that may by required. 
 

FLAT LAUNDRY 
 

Member's flat laundry is washed, dried, folded, and returned. Such service includes 
sheets, pillowcases, towels, facecloths, and dishcloths. 
 

FOOD SERVICE 
 

Thirty meal credits per month per member (or the equivalent of one meal per day per 
month) are provided as part of the monthly payment. Additional meals are available for an 
additional charge per meal. Charges for extra meals appear on the monthly statement for the 
convenience of the Members, but can be paid for individually upon request. 
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Breakfast, lunch and dinner are served by wait staff in the clubhouse dining rooms each 
day. Reasonable special diets can be provided if requested. The services of a registered dietician 
are provided to the Members on a regular basis. Home delivery and take-out meals are available. 
 

GARDENING 
 

Gardening areas are available for Members' use and will be under the direction of the 
activity director on a first-come, first-serve basis. 
 

HEALTH CENTER 
 

If a Member needs comprehensive health care, this care will be provided at The Cypress' 
health center, called The Stewart Health Center.  The health center staff will determine the 
appropriate level of nursing care (as prescribed by a physician) required by the Member upon 
admission to the health center. As a part of the determination, the Member's long-term ability to 
return to independent living is evaluated. The nursing staff will provide an appropriate plan of 
care, the ultimate goal which shall be, if at all possible, to return the Member to independent 
living as soon as possible. Members may visit their cottages or villas with the assistance of 
volunteers as a part of the rehabilitation process if approved by the Member's physician. 
 

Members who are unable to return to a cottage or villa have the benefit of permanent care 
in the health center. When permanently assigned, a single occupancy Member will continue to 
pay a reduced monthly payment plus the applicable member's health center fee after 90 days 
until the cottage or villa is resold. After the cottage or villa is resold, the Member is responsible 
for the applicable member health center fee.  In cases of double occupancy, the remaining 
Member may remain in the cottage or villa, and the monthly payment for the person continuing 
to occupy the cottage or villa is reduced to the single occupancy rate. 
 

Both private and semiprivate rooms are available. If a Member desires an available 
private room, Member may obtain one upon agreement to pay the difference between the charge 
for semiprivate and private accommodations. Care in the health center includes, but is not limited 
to, basic nursing care, food service, housekeeping, and flat laundry service. 
 

A physician is retained on a consulting basis to act as Medical Director for the health 
center. Members may be admitted directly from their cottages or villas and need not come from a 
hospital. If a Member desires special additional nursing staff while a patient in the health center, 
arrangements may be made through the health center, at an additional cost to the Member. 
Friends, relatives, or spouses may take meals with health center Members, although advance 
notification is required and a guest meal charge will apply. 
 

HEALTH CENTER ACTIVITIES DIRECTOR 
 

An activities director is responsible for coordinating and directing the arts, crafts, social 
and recreational activities for the health center Members. The focus of these activities is 
restorative care. 
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HOME CARE AGENCY 
 

The Cypress of Charlotte Home Care Agency was established and licensed in September, 
2000 to provide special nursing and non-nursing care in member’s homes, including facilitating 
Medicare services.  This program is under the direction of the Home Care Agency 
Administrator/Member Service Director.  There will be an additional charge for this type of 
service. 
 
 

HOUSEKEEPING SERVICES 
 

Housekeeping services are provided to each Member on a weekly basis the cost of which 
is included in the Member's monthly payment. These services include kitchen and bathroom 
cleaning, surface cleaning, dusting, and vacuuming. Periodically, window washing, carpet 
cleaning, and other housekeeping will be done. 
 

MAIL 
 

Mail is distributed by the U.S. Postal Service to the Member's personal mailbox. Once 
each day the outgoing mail is collected from the mailbox. At the Member's request, mail can be 
forwarded during the Member's absence. 
 

MAINTENANCE OF THE COTTAGE OR VILLA AND THE COMMONS AREA 
 

Maintenance is provided for each cottage and villa, and also the common areas. If a 
Member is in need of maintenance service, the Member may complete a maintenance request 
form at the concierge's desk. 
 

MEMBERS' COUNCIL 
 

The Members' Council holds regularly scheduled Member meetings to enable Members 
to ask questions and to permit The Cypress' administration and the Members' Advisory Council 
to communicate with the Members. 
 

MONTHLY BILLING SERVICE 
 

All monthly statements are placed in the Member's mailbox or other appropriate place on 
or before the fifth day of the month and are to be paid by the tenth day following the delivery 
date of the statement of each month. Payment may be made at the accounting office or by mail.  
Payments made after the tenth day may be subject to a late fee. 
 

OTHER SERVICES 
 

Other services may be provided to Members at an additional charge and are added to the 
monthly payment bill. Such services include guest meals, additional meals, valet service, and 
such other reasonable services as requested. 
 

PARKING FOR MEMBERS AND GUESTS 
 

The Cypress has ample surface parking for both the Members and their invited guests. 
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PRIVATE DINING ROOM 
 

A private dining room is available for use by Members and their guests for special family 
or social occasions. Special meals and wait staff, if desired, are available at an extra cost. 
Advance reservations with the dining room manager are required. 
 

 
SCHEDULED TRANSPORTATION 
 

Scheduled transportation is available for The Cypress Members. Scheduled trips include 
nearby doctors, grocery stores, banks, and shopping centers. Special trips may be periodically 
scheduled at an additional cost to each participant. 
 
SECURITY 
 

Round-the-clock security personnel is provided. For the Members' added safety, all 
entrance and exit doors can be secured 24 hours a day. 
 

HEALTH CENTER 
 

The Cypress has secured a license from the North Carolina Department of Health & 
Human Services, Division of Facility Services to have an on-site health center, named The 
Stewart Health Center, to provide nursing care services, up-to and including skilled care, to The 
Cypress Members. The Club provides its Members quality health care within the limits of its 
license. Licensure for hospital-level care cannot be obtained, and hospital-level services are not 
provided within the health center. Such level of care must be provided by a hospital, and the 
costs related to hospitalization are the responsibility of the Member. 
 

If The Cypress' medical director determines, in consultation with the Member's attending 
physician, the Member's family or personal representative, and the Member to the extent 
possible, that the Member requires health care in the health center, such care will be provided for 
up to 90 lifetime cumulative days with no change in the monthly payment. Such monthly 
payment will cover health care at the semiprivate room rate. In addition, the Member will be 
responsible for the cost of two extra meals per day plus nursing supplies, therapies, pharmacy, 
special duty nurses, personal laundry, rental of equipment, or other services upon special 
arrangement. If the Member continues to require health care after he/she receives 90 lifetime 
cumulative days of care, then the Member will pay the applicable member's rate for health care. 
In addition, the Member will continue to be responsible for the monthly payment, with the 
appropriate away credit, and other charges pursuant to the terms of the Membership Agreement, 
until the cottage or villa is resold. 
 

Basic rates are based on a semiprivate room. If a Member desires an available private 
room, the Member may obtain a private room upon agreement to pay the then-current difference 
between the non-member private and semiprivate room rates. If the health center is fully 
occupied, the Member will be provided health care services in, and agrees to relocate to, another 
health care facility. The Club will be responsible for the charges associated with the alternate 
health care accommodations so long as the Member continues to pay the monthly payment. 
Upon availability of accommodations at the health center, the Member will be relocated to the 
Health Center. The Membership Agreement (see Exhibit C) sets forth in greater detail the extent 
that health care services are provided and the terms for providing such services. 
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HEALTH CENTER EXPANSION 
 
After two years of planning and analysis, The Cypress began an expansion of the Stewart Health 
Center, including a dedicated Assisted Living neighborhood and Clinic. The project started in the 
first quarter of 2021, with a projected completion date in the second quarter of 2022.  The project 
will increase the number of beds from the current 60 to 79, 65 of which will be licensed as 
skilled beds (including up to 20 of which that may be used for Memory Care), and 14 of which 
will be licensed as assisted living beds. The project will also include a Clinic, a new physical, 
occupational and speech therapies wing, and expansion/renovation of the main kitchen, dining 
rooms, and other common activities and support areas. 
 
As a new element to The Cypress of Charlotte Owners Association Condominium, the resident-
owners of the condominium were asked to vote on the project’s approval, including the financing 
terms detailed below. On December 3, 2019, the vote was successful, with 99.2% of the 
condominium interests, based upon statutory values, voting to approve. 
 
The project will be financed by a $10 Million loan from Towne Bank, at 3.75% (or less) interest, 
interest only during construction (as part of the capital budget), and amortized thereafter over 15 
years, secured not by the real estate, but by a pledge of the operating cash flows of The Club and 
Condominium. It is projected that such cash flows, increased by the additional number of health 
center beds and increased daily rates from the state-of-the-art facility, agreed-to and voted-on by 
The Cypress Members, will cover such debt service. In the unlikely event that such cash flows 
do not materialize, the condominium owners, by vote, have agreed to the condominium’s 
assessment mechanism in the Declaration of Condominium to fund debt service. The Cypress of 
Charlotte, LLC has also contributed over $1 Million in the form of forgiveness of accrued- 
Overhead Payments, as well as more than $1 Million of addition capital. 
 
A Certificate of Need for the additional 19 beds was received from the North Carolina 
Department of Health and Human Services in October of 2019. Perkins Eastman Architects has 
led the design team, with Choate Construction Company providing pre-construction services as 
the selected General Contractor. 

 
THE CONTINUING CARE CONCEPT 

 

The Cypress' continuing care concept ensures an individual lifetime ownership of a 
cottage or villa, a wide array of personal services, and long-term nursing care in the on-site 
health center if he/she can no longer live independently in a cottage or villa. This concept has 
grown as the result of the increasing number of men and women reaching retirement age and the 
concern for providing an alternative to traditional retirement living. A Member will purchase a 
cottage or villa in accordance with the terms of the Resale Purchase and Sale Agreement. At the 
time of signing a Resale Purchase and Sale Agreement for a cottage or villa, the Member will 
enter into a Membership Agreement. Pursuant to the Membership Agreement, the Member will 
pay a monthly payment for the personal services Member receives, which includes a monthly 
contribution to the Association. 
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ACCEPTANCE FOR RESIDENCY 
 

Resale Purchase and Sale Agreements and Membership Agreements are subject to 
acceptance by the Company. At the time of signing a Resale Purchase and Sale Agreement and a 
Membership Agreement, the Member (or spouse) must be 62 years of age or older, capable of 
independent living, free of communicable diseases, and able to pay the purchase price, 
membership fee, monthly payment, two months of common expenses, 12 months of hazard and 
flood insurance premiums, and a reserve deposit. After these payments, the Member must have 
sufficient financial resources to permit payment of the monthly payment plus other personal 
expenses which may be reasonably expected, and to meet anticipated increases in the cost of 
living, including any increases in the monthly payment. 
 

Prior to purchase, the Resale Purchase and Sale Agreement may be canceled for failure to 
pay any of the amounts due pursuant to the Resale Purchase and Sale Agreement or Membership 
Agreement. If all amounts are paid prior to occupancy and the Member then becomes unable to 
occupy the cottage or villa, the Member will be allowed to occupy the health center if the 
appropriate level of care can be offered. Conversely, if the Member becomes incapable of 
occupying the unit prior to occupancy, or if the Member dies before occupancy, the Resale 
Purchase and Sale Agreement may be canceled by the purchaser or his estate, with all earnest 
money refunded. Further, after occupancy, if the Member requires health care, such services will 
be provided in the health center within the limits of The Stewart Health Center license. 

 

In the event that one spouse does not meet the capability of independent living admission 
requirement, but the other spouse does, The Cypress will attempt to make a reasonable 
accommodation for the couple, allowing such spouse to live with the other in independent living, 
and paying a second person fee, so long as the health, safety and well-being of the both that 
couple, and all other Cypress Members, are met (which may require Home Health, or other 
accommodations). Once the spouse can no longer be reasonably accommodated in independent 
living, he/she may be admitted to the Stewart Health Center without the need for an additional 
entrance fee, but paying the daily rates that one would pay as-if directly admitted to the Health 
Center at an Assisted Living level (i.e., approximately one-and-a half to two-times the Member 
rate. 

 

If an existing Member of The Cypress marries someone who is not a Member, the new 
spouse, pursuant to the Member spouse’s Membership Agreement (Paragraph 3), must qualify 
for Membership, and pay a Membership Fee equal to the imputed Membership Fee of the unit in 
which the new spouse will live (generally 10% of the current market’s Gross Purchase Price). No 
additional Membership Fee is required for existing Members marrying existing Members. 
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PRICES, MEMBERSHIP FEE AND MONTHLY FEES 

(Please refer to the explanatory notes below) 
 
 
 

   ORIGINAL DEVELOPER   MONTHLY FEE 
UNIT TYPE        PRICES IN 1999          as of January 1, 2021 
 
 Courtyard  Lakeside 1 Person 2 People 
      
The Afton $175,000   $2,872 $4,430 
The Archer   190,000   2,932 4,490 
The Indigo   200,000  $225,000 3,060 4,618 
The Biltmore   215,000   250,000 3,238 4,796 
The Birch   250,000   275,000 3,538 5,096 
The Carlton   275,000   320,000 3,839 5,397 
The Delano   290,000   350,000 3,903 5,461 
The Park   275,000   295,000 3,783 5,341 
The Azalea   320,000   360,000 4,020 5,578 
The Gallery   375,000   420,000 4,307 5,865 
The Osprey   410,000   470,000 4,619 6,177 
The Ashley  362,000  4,619 6,177 
The Cambridge  400,000  4,667 6,225 
The Devonshire  450,000  4,680 6,238 
The Sycamore  415,000  4,619 6,177 
The Hampton  498,000  4,789 6,347 
The Wellesley  545,000  5,161 6,719 

 

 
Note 1: All units at The Cypress of Charlotte have been sold as of June 1, 2000.  Any units that may 

become available in the future will be sold by the then current owner or his or her estate.  The 
original developer prices shown above for 1999 illustrates the base price at which the unit 
was sold from the developer to the purchaser for the first time.  All future sales of cottages 
and villas will be priced individually by their owners and/or estates based upon then-current 
market values and any custom upgrades and other unit modifications. 

 

Note 2:  Sales prices include 10% membership fee. 
 

Note 3: For 1999 prices, top floor in the C Building add $10,000.  For top floor, Park or Gallery plans 
add $15,000.  For top floor Osprey, add $20,000. 

 

Note 4: Covered parking spaces were originally $5,500 in 1999.  Garage spaces were $9,000. 
 

Note 5: The January 2021, Monthly Fee represents a 4.75% increase over the 2020: The Monthly Fee 
increases for prior years are as follows: 2020: 5.75%; 2019: 5.75%; 2018: 3.5%; 2017: 
3.75%; 2016: 3.5%; 2015: 3.4%; 2014: 3.75%; 2013: 4.0%; 2012: 4%; 2011: 3.5%; 2010: 
1.75%; 2009: 4.5%; 2008:  4.0%; 2007: 3.75%; 2006: 3.4%; 2005: 3.4%; 2004: 3.5%; 2003: 
3.85%; 2002: 4.0%; 2001: 4.0%; 2000: 4.5% over the opening year (1999) fee. 
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AVERAGE INCREASE IN MONTHLY FEES 
 

 
 
 
 
 
 

 
 

AVERAGE DOLLAR INCREASE (DECREASE) IN MEMBER RATES IN THE STEWART 
HEALTH CENTER 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 2017 2018 2019 2020 2021 
      

1st  Person $112 $116 $198 $210 $183 
      

2nd  Person $43 $45 $76 $81 $71 

  2017  2018  2019  2020  2021 

Annual $ Increases for*:  Daily Rate  Daily Rate  Daily Rate  Daily Rate  Daily Rate 

           

SKILLED CARE           

Semi‐private Room 
 

8.50 
 

6.64 
 

14.01 
 

8.41 
 

8.39 

Private Room  9.54  5.89  15.86  9.51  9.49 

            

ASSISTED LIVING CARE           

Semi‐private Room 
 

10.00 
 

6.64 
 

14.01 
 

8.41 
 

8.39 

Private Room  13.00  5.89  15.86  9.51  9.49 

           

DEMENTIA CARE           

Semi‐private Room 
 

N/A 
 

N/A 
 

N/A 
 

N/A 
 

N/A 

Private Room  11.38  6.97  18.76  None  10.69 

           

Home Health           

 
Hourly Rate 

 
1.50 

 
None 

 
.50 

 
1.00 

 
.50 
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THE RESALE PURCHASE AND SALE AGREEMENT 

 
 Upon deciding to become a Member of The Cypress, a future Member will execute a Resale 
Purchase and Sale Agreement to purchase the cottage or villa selected, depositing ten percent (10%) of 
the unit's gross purchase price (which also includes the Membership Fee). The description of the Resale 
Purchase and Sale Agreement and the terms of residency contained in this Disclosure Statement are 
qualified by reference to the Purchase and Sale Agreement, which shall prevail in the event of any 
conflict. 
 

The basic terms and conditions for purchase of a cottage or villa under the Resale Purchase and 
Sale Agreement are summarized as follows: 
 

1. Purchase Price. At the time a purchaser signs a Resale Purchase and Sale Agreement, an 
initial deposit representing ten percent (10%) of the gross purchase price for the cottage or villa being 
reserved shall be paid. The deposit is placed in the Company's Escrow Account at Towne Bank. At 
closing, the purchaser shall pay the balance of the purchase price for the cottage or villa selected. 
 

2. Membership Fee. At the time of signing a Resale Purchase and Sale Agreement, a Member 
must simultaneously acquire membership in the Club by signing a Membership Agreement. A 
nonrefundable Membership Fee, which is equal to ten percent (10%) of the gross purchase price, is 
included in the gross purchase price and is payable at or prior to closing on the purchase of a cottage or 
villa. This Membership Fee is not a traditional entrance fee and thus is treated as income by The 
Company when received and not amortized. 
 

3. Limited Warranty Deed. The Company conveys good and marketable title purchaser by 
delivering a Limited Warranty Deed at the time of closing. 
 

4. Monthly Payment. Upon the closing date of the cottage or villa, the Member is required to 
begin to pay to the Club monthly payments. The monthly payment covers the cost of various services 
provided by the Club and also the monthly contribution to the Association, known as the condominium 
fee. 

 

5. Common Expenses. At closing, the purchaser shall also be responsible for paying to the 
Association two months common expenses for the purpose of establishing a working capital fund and 
also pay to the Association 12 months hazard and flood insurance premiums. 
 

6. Reserve Deposit. At closing, The Cypress of Charlotte, LLC requires the purchaser to pay a 
$7,500 deposit that is used by the provider to maintain an operating reserve which is required by North 
Carolina regulation.  Upon resale of the unit it shall be refunded to the purchaser or his estate, unless the 
amount is needed for its reserve purpose. 
 

7. Taxes. After closing, the purchaser, as owner of the condominium, pays real estate taxes. 
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8. Purchaser's Right to Cancel. A purchaser may cancel his/her Resale Purchase and Sale 
Agreement by sending written notice of purchaser's wish to cancel before midnight of the 30th day after 
signing the Resale Purchase and Sale Agreement, or the date of delivery of the disclosure statement to 
the purchaser, which ever date is later. If the purchaser cancels within the 30 days, all money paid is 
refunded, less those reasonable costs incurred by The Cypress. The refund will be made within 30 days 
of The Cypress receiving the cancellation notice. The purchaser may also cancel in the case of death or 
incapacity prior to occupancy. 

 
9. Resale of Cottage or Villa. When the owner of a cottage or villa wishes to sell his/her cottage 

or villa, and a bona fide offer has been received from a third party, the owner shall then offer it for sale 
to the Company for the same price as the highest bona fide offer received. Should the Company fail to 
exercise its option to purchase the cottage or villa within 30 days after receiving written notice, then the 
owner may sell the property to the third party subject to all covenants, restrictions, limitations, 
affirmative obligations and other agreements referenced and contained in the Resale Purchase and Sale 
Agreement and Membership Agreement. Upon resale of a cottage or villa, the Company receives a 
membership fee for the new purchaser as detailed in the Purchase and Sale Agreement. 
 

THE MEMBERSHIP AGREEMENT 
 

A purchaser of a cottage or villa is required to purchase a nontransferable membership. 
Therefore, at the time of contract execution for a cottage or villa, the purchaser and the Company will 
enter into a Membership Agreement (see Exhibit C). As outlined in the Membership Agreement, the 
membership entitles the purchaser to the use of the clubhouse facilities, specific services, and to be 
provided with health care in the health center when the purchaser is no longer capable of independent 
living. The Membership Agreement requires a monthly payment which covers the cost of the various 
services and features provided at The Cypress. In addition, the monthly payment includes the monthly 
contribution to the Condominium Association for the cottage or villa owned. 
 

1. Monthly Payment. Pursuant to the Membership Agreement, the purchaser is required to 
commence making monthly payments upon the earlier of occupancy or on the date specified for closing. 
Thereafter, the monthly payment will be payable on the tenth day of each month. The monthly payment 
varies depending upon the type of cottage or villa purchased. The amount of the monthly payment for 
the calendar year in which the Purchase and Sale Agreement is executed will be stated in the Purchase 
and Sale Agreement. The total monthly payment, which is higher when a second person shares a cottage 
or villa, will also be stated in the Purchase and Sale Agreement. The monthly payment includes the cost 
of services provided pursuant to the Membership Agreement, and can be adjusted annually pursuant to a 
formula tied to the change in the consumer price index. 
 

Also included within the monthly payment is the condominium fee. The condominium fee is the 
purchaser's pro rata share of any common expenses of the Association assessed against the cottage or 
villa purchased. The condominium fee is based on actual costs of operation and on the percentage of 
ownership in the common elements. The condominium fee is made a part of the monthly payment for 
convenience so that only one payment is made each month. 
 

The Monthly Payment includes the Condominium Fee of the Unit owned or occupied by the 
Member and the cost of services and features provided to Members by The Club as described herein. 
The Monthly Payment for the first full year was based upon estimates provided by an experienced 
continuing care operator. The Monthly Payment thereafter was determined after the first full year of 
operations based on the actual cost of operations and the cost of providing the services described herein. 
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There is a cap on future increases in the cost of services and features provided by The Club (i.e. the 
Service Fee). With respect to services provided by The Club, the formula for determining the maximum 
increase permitted for that portion of the Monthly Payment is based on the higher of. (1) the annual 
percentage increase of the Consumer Price Index, U.S. City Average, All Items (1967 - 100) (hereinafter 
"C.P.I.") issued by the U.S. City Average, Labor Statistics in its monthly report entitled "The Consumer 
Price Index, U.S. City Average and its monthly reported entitled "The Consumer Price Index, U.S. City 
Average and Selected Areas,” or (2) the annual percentage increase of the Medical Care Component of 
the C.P.I. An additional three (3%) percent may be added to the higher of the annual percentages. This 
formula went into effect after the second full year of operations. The Member shall receive sixty (60) 
days advance notice of any Monthly Payment adjustment. 
 

Each month the Club will provide an itemized billing which includes the first person monthly 
payment, the second person monthly payment, and any additional charges not included in the monthly 
payment. For a list of services included in the monthly payment, see Section 7 of the Membership 
Agreement. 
 

The Member will continue to pay the monthly payment until the cottage or villa has been sold, 
transferred, or otherwise conveyed to a new Member who assumes the ownership rights and obligations 
of the Member with respect to the cottage or villa and the monthly payment. 
 

2. Additional Charges. Any optional services requested by Member that are, not included in the 
monthly payment are available for an additional charge. These additional services include, but are not 
limited to, additional meals, additional housekeeping, beauty parlor, barbershop, home health and 
assistance-in-living services in the Member's cottage or villa.  Additional charges are also assessed for 
special health services and supplies. These special services include, but are not limited to, therapies, 
pharmacy, special duty nurses, and medical treatment by an attending physician or the medical director. 
The additional charge for optional services is payable on the tenth day of each month for the optional 
services obtained during the preceding month. For a list of services for which there is an additional 
charge, see Sections 8 and 9 of the Membership Agreement. 

 
3. Adding a Member After Initial Occupancy. After initial occupancy of a cottage or villa by a 

Member, circumstances can arise in which the Member wishes an additional person to have a right to 
occupy the cottage or villa. For example, the Member may get married and the couple may wish to make 
the cottage or villa their home, or the Member may wish to have a close family member move into the 
cottage or villa with him or her. No such additional person may occupy a cottage or villa without the 
express written approval of the Club. The additional person must go through The Cypress' admission 
procedures, and the acceptance of any additional person will be in accordance with the current 
admission policies governing all other admissions. If the additional person is accepted for admission, he 
or she shall pay a membership fee to the Company based on the fair market value of the cottage or villa 
as determined by an appraiser. In addition, the then-current second person monthly payment shall be 
paid each month. If the person does not meet The Cypress' requirements for residency, he or she will not 
be permitted to occupy the cottage or villa for more than 30 days (except with the express written 
approval of the Club), or the Agreement may be terminated. 
 
 4. Financial Hardship.  It is the Club's policy to operate as a not-for-profit organization and to 
avoid termination of the Member's Membership Agreement solely because of the financial inability of 
the Member to pay the monthly payment and other charges. The Member will be permitted to remain at 
The Cypress at a reduced monthly payment based on the Member's ability to pay if (i) the Club 
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determines that the deferral of payment can be granted without impairing the ability of the Club to 
operate on a sound financial basis, (ii) the Member can justify the deferral of the charges, and (iii) the 
Member has the ability to secure repayment of the deferred charges. In any event, the Member will be 
allowed to remain at The Cypress for 90 days after the date of failure to pay and will pay a reduced 
monthly payment. The Member will agree to sign a note and mortgage on the cottage or villa as 
repayment of the debt. However, despite these provisions, if the Member's ability to meet his or her 
financial obligations has been impaired by making unapproved gifts or transfers, Member's membership 
may be terminated. 
 

5. Member's Termination Rights. The Member may terminate a Membership Agreement as set 
forth in Section 11 of the Membership Agreement. The Member (including both of them if there are two 
Members) may terminate this Agreement at any time for any reason by giving the Company thirty (30) days' 
written notice signed by the Member (or both of them if there are two Members). The Member's obligations 
as provided herein shall continue until the Unit is resold, otherwise transferred or properly occupied by a 
successor Member and the new Member thereby assumes the obligation of the Monthly Payment.  Transfer 
under the will of a deceased Member, other than to his estate, is a conveyance upon which a new 
Membership Fee must be paid in the event the devisee or beneficiary elects to become a Member of The 
Club.  In the event of death, the Estate of the Member will retain all Membership obligations provided herein 
until the Member's Unit is sold.  As previously stated, if the Member is not also the Unit Owner, the Unit 
Owner and the Member's Estate shall be jointly and severally responsible for said obligations. 

 

6. The Company's Termination Rights. The Company may terminate a Membership Agreement 
after it has been accepted only for the reasons set forth in Section 12 of the Membership Agreement. The 
Company shall not terminate the Membership Agreement without just cause. Just cause shall exist if (i) 
the Member fails to pay to the Club any charges due under the Membership Agreement, (ii) the Member 
creates a disturbance within The Cypress which is detrimental to the health, safety, comfort, or peaceful 
lodging of himself or other Members, (iii) the Member's condition cannot be cared for in the Club's 
health center within the limits of its license, or (iv) the Member refuses medical treatment which is 
medically required. Prior to termination of the Membership Agreement, the Club will give the Member 
notice in writing of the reasons for termination, and the Member will have 30 days thereafter to correct 
the problem. If the problem is corrected within 30 days, the Membership Agreement shall remain in 
effect. If the problem is not corrected within the 30 days, the Membership Agreement will be 
terminated, and the Member must leave The Cypress. However, if it is determined that the 30-day 
waiting period is detrimental to the Member, other Members, or the staff of The Cypress, this waiting 
period will be waived. 

LEASE 
 

The Company may lease any cottage or villa owned by it on a short or long-term basis. The 
owner of a cottage or villa may lease his or her cottage or villa only to a family member. However, the 
cottage or villa shall be used and occupied for whole-time and shall not be utilized for timesharing or 
interval ownership. Anyone who leases a cottage or villa must meet the residency requirements of The 
Cypress as set forth in The Cypress' Membership Agreement and must execute a Cypress Membership 
Agreement and a guaranty agreement which evidences the joint responsibility of the owner and the 
person(s) using the cottage or villa for the monthly payment. The person(s) leasing will be entitled to all 
rights and privileges with respect to use of the property, except voting rights which will remain with the 
owner of the cottage or villa. The Association shall have the right to terminate the lease and evict in the 
event of default. 
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CONTINUING CARE RETIREMENT COMMUNITY LICENSURE 
 

Continuing care retirement communities in the State of North Carolina are governed by North 
Carolina General Statutes, Chapter 58, Article 64, which empowers the Commissioner of the 
Department of Insurance to regulate the Registration, Disclosure, Contract and Financial Monitoring 
Requirements for continuing care facilities. 
 

The Cypress obtained a Start-Up certificate on December 13, 1996 which enabled it to enter into 
binding Reservation Agreements, and received a Preliminary Certificate which permitted construction. 
Prior to the facility opening, The Cypress secured a Permanent License for continuous operation. 
 

Pursuant to the North Carolina Act, The Cypress will deliver a Disclosure Statement to each 
prospective Member upon the earlier of the execution of a Membership Agreement to provide 
continuing care, or the transfer of any money to The Cypress. Further, within 150 days following the end 
of each fiscal year, The Cypress will file a revised annual Disclosure Statement with the Department of 
Insurance which will include updated financial information. 
 

CONDOMINIUM ACT 
 

The Cypress, as a condominium community, is subject to the North Carolina Condominium Act 
(the "Act"). Pursuant to the Act, the Association conducts the business and affairs of the condominium 
created by the Declaration which is recorded in the Office of the Deeds and Trusts for Mecklenburg 
County. The Declaration is the document by which The Cypress is governed and is submitted to the 
provisions of the Act. A public offering for the sale of condominium will be provided to each 
prospective purchaser and discloses all issues pertinent to the Condominium Association. 

 
HEALTH CENTER LICENSURE 

 
The Company has received a license from the North Carolina Department of Health and Human 

Services, Division of Facility Services, for 56 skilled nursing beds and 4 home for the aged beds.   
 
 
 

MEDICARE AND MEDICAID 
 

Certain beds in The Cypress' health center are certified by the Federal Government and the 
facility is able to receive reimbursement from Medicare. Determination of a Member's Medicare 
eligibility is subject to Federal regulation, and not all health center stays will be eligible for Medicare 
reimbursement. 
 

The Cypress has chosen not to participate in the Medicaid program. It is The Cypress' policy not 
to terminate residency of a Member solely by reason of his or her inability to pay the monthly rate or 
other health center charges pursuant to Paragraph 12(b) of the Membership Agreement (see Exhibit C). 
 

 
 
 
 



 27 

ESCROW ACCOUNT 
 

Upon a prospective Member signing a Resale Purchase and Sale Agreement, where the Company 
is the broker, all deposits are earnest money deposits that will be placed in the Company’s special 
escrow account with Towne Bank.  
 

 
RESERVE ACCOUNTS 

 
A Reserve for Replacement fund has been created funded by each Member's payment of two 

months of common expenses to the Association upon closing on a cottage or villa; budgeted amounts in 
the annual operating budget, and portions of year-end operating surpluses.  As of December 31, 2020 the 
Reserve for Replacement amount is $4,716,773, of which $1,471,532 is an amortizing investment note 
from The Cypress of Charlotte Owners’ Association, Inc., with the balance invested in other fixed 
income and equity investments.  This account is used only for purposes related to the properties of The 
Cypress, and any interest earned shall remain in the working capital fund.  

 

Further, each purchaser has deposited a $7,500 Operating Reserve fund deposit which, if unused, 
may be refunded, with interest, upon resale of the unit. As of December 31, 2020 the current Operating 
Reserve fund is $2,340,631.  In addition to this account $2,483,668 from the Reserve for Replacement is 
allocated to the Operating Reserve fund to meet the Statutory Operating Reserve requirement. 

 

All reserve funds will be invested in “investment grade” instruments, including fixed income 
securities, cash equivalents, and equity indexes of grades AA or better, pursuant to strict investment 
policies for both the Reserve for Asset Replacement and the Department of Insurance Operating Reserve 
(copies of which are available to Members upon request).  Investment decisions will be made by  
James P. Coleman and Marc Puntereri. 
 

TAX DEDUCTION 
 

Members of The Cypress may be allowed a tax benefit. A percentage of the monthly payment 
may be taken as a medical expense deduction each year. In February of each year, the Club will provide 
Members with the percentage of the prior year's monthly payment that has been determined to be 
attributable to the operations of the health center. This medical deduction is, of course, subject to 
limitations imposed by the Internal Revenue Code. It is advisable that the Member seek the advice of tax 
counsel before taking this deduction. 

 
 

FINANCING 
 

As of January 1, 1999, The Cypress was financed by the formation of a limited liability 
Company with an initial capitalization of $5,500,000 in cash equity, $5,500,000 in letters of credit 
equity, and a $49,250,000 construction loan (the terms of which are described below). All monies have 
been committed and closed. These funds not only covered 100% of the Phase I costs, including, but not 
limited to, the construction of the clubhouse, 40-bed health center and 157 dwelling units, but it also 
covered many of the other costs in subsequent phases, such as land, site work, marketing, and general 
and administrative costs. 
 

The $49,250,000 construction loan was provided by First Union National Bank and was initially 
closed on June 13, 1996. The loan, with a term of 48 months, carried an interest rate consisting of the 
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30-day London Interbank Offered Rate (LIBOR), plus 225 basis points (to wit, 7.66% as of November 
1, 1998). The loan was retired at the closings of approximately 154 units in Phase I, in early 1999. Since 
all of the construction loan was paid off at the opening of Phase I of The Cypress, no permanent 
financing was required, with The Cypress remaining debt-free. 
 

Phase II of The Cypress, which included two additional villa buildings totaling 99 units, began in 
September, 1998. First Union provided $18,500,000 in financing for Phase II with the same terms, 
interest rate, and conditions as the Phase I loan. This loan amount represented approximately 60% of the 
contemplated sales revenue of the two buildings. The Company did not begin construction on both of 
these two buildings until a pre-sale level in excess of 65% was achieved. 
 

Construction for all 99 units occurred in 1999, as shown in the attached financial forecasts. The 
construction loan was repaid when the units were closed at the buildings’ opening in late fall of 1999. 
Once again, no permanent financing was required. 
 

Phase III, consisting of one 54-unit villa building, commenced with construction in July, 1999. 
First Union committed to an $11,700,000 construction loan (approximately 60% of the building’s value) 
similar in terms to the Phase I and II loans.  The construction loan was paid off when the units closed in 
September of 2000, without need for permanent financing. 

 
Phase IV, consisting of a 20-bed addition to the Stewart Health Center, plus ancillary spaces, 

commenced construction in the second quarter of 2009, completed in the forth quarter of 2009.  All 
capital costs of this phase are being provided by The Company, without any debt on the property. 
 
Phase V, as further detailed in the Health Center Expansion section of the Disclosure Statement, The 
Cypress intends to add 19 additional beds to the Health Center, along with a Clinic, an expanded 
therapies wing, and extensive additions/renovations to common areas, starting in the summer of 2020. 
The Association voted to take out a $10 Million construction loan, at 4% (or less) interest, converting to 
a 15-year amortized loan, repaid from the cash flows of The Club and Association, and/or assessments 
of condominium owners, if needed.  The Company also contributed over $1 Million in accrued 
Overhead Payments which were forgiven. None of the property will be encumbered. 
 
 

Any subsequent construction may be built with a construction loan, additional equity, or 
additional contributions from the Company.  No assets of the members or of the Association - including 
the clubhouse and health center - can be encumbered without the approval of the Association's Board of 
Directors. The Company does not contemplate the need for such an encumbrance. 
 

Given the condominium nature of ownership of these units, once a unit is sold, there will never 
be any vacancy issue, since the estate of a deceased member would retain the monthly fee obligation for 
the unit, just as it would in a non-CCRC situation. As a result, cash flow to The Cypress Club remains 
predictably constant. This factor creates financial certainty and safety for the years ahead. 
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The sources (net of sales revenues) and uses of Phase I, II, III and IV development costs, and the 
projected sources and uses of Phase V, may be summarized as follows: 

 
 

 Phase I 
 Clubhouse,  

40 bed Health Center  
157 Condominia  

(Two multi-family 
 buildings and 53 

cottages) 

Phase II  
99 Condominia 

 (Two multi-
family buildings) 

Phase III  
54 Condominia 

 (One multi-
family 

building) 

Phase IV  
20 bed addition 

to 
 Health Center 

 

Phase V  
19-bed addition to 
Health Center plus 

Clinic and other 
additions 

Sources of Funds      
      
Equity $5,500,000 $1,095,000 $1,000,000 $1,815,668 $1,000,000 
Letter of Credit Equity 5,500,000 0 0 0 0 
Construction Loan 49,250,000 18,500,000 11,000,000 0 10,000,000 

Total $60,250,000 $19,595,000 $12,000,000 $1,815,668 11,000,000 
      
Uses of Funds      
      
Land $ 5,349,000 $                 0 $                0 $              0 $              0 
Planning & Design 1,554,000 285,000 125,555 174,335 695,000 
Site Work 964,000 725,000 400,000 95,600 657,880 
Construction 32,504,000 15,305,953 8,600,000 1,282,600 7,537,120 
Furniture, Fixtures, 
Equip. 

1,413,000 80,000 50,000 213,024 615,000 

Start-up Operations 600,000 4,000 5,000 26,109 50,000 
Marketing & Sales 1,562,000 680,000 518,000 0 0 
General & Admin. 1,534,000 486,000 468,000 24,000 50,000 
Financing & Interest 3,790,000 925,000 600,000 0  395,000 
Contingency 0 0 0 0 1,000,000 

Total $54,270,000 $18,490,953 $10,766,555 $1,815,668 $11,000,000 
      
Balance $5,980,000 $1,104,047 $1,233,445 0 0 

 
      

 
Please refer to the attached financial statements for more detailed information. 

 
FINANCIAL STATEMENTS 

(Exhibit A) 
 

 
 
Note: There are no material differences for the combined financials of The Cypress of Charlotte Club, 

Inc. and The Cypress of Charlotte Owners Association, Inc. 
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DEVELOPMENT TIME FRAME 
 

Phase I, consisting of the Clubhouse, 40-bed health center, 53 cottages, 104 villas and related 
infrastructure and landscaping, was completed in January 1999. 

 
Phase II, consisting of an additional 99 villas was completed and occupied in the last quarter of 
1999. 

 

Phase III, consisting of 54 villa units, was completed in the last quarter of 2000. 
 
Phase IV, consisting of 20 additional Health Center beds, was completed in the last quarter of 
2009. 
 
Phase V, consisting of 19 additional health center beds, clinic, and other common areas, starting 
in the first quarter of 2021, and to be completed in the second quarter of 2022. 
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Exhibit A  
Audited Financial Statements 



































































































































































Club HOA Total Club HOA Total Club HOA Total Club HOA Total Club HOA Total
Assets

Current assets:
Cash and cash equivalents 653,502$          13,337$              666,839$            230,459$            4,705$                 235,164$            255,524$            5,217$                 260,741$            433,756$            8,855$                 442,611$            678,264$            13,845$              692,109$            
Accounts receivable, net 1,010,838         -                           1,010,838           1,051,272           -                           1,051,272           1,093,323           -                           1,093,323           1,137,056           -                           1,137,056           1,182,538           -                           1,182,538           
Inventory 101,116            -                           101,116              105,161              -                           105,161              109,367              -                           109,367              113,742              -                           113,742              118,292              -                           118,292              
Other current assets 315,227            -                           315,227              327,836              -                           327,836              340,949              -                           340,949              354,587              -                           354,587              368,770              -                           368,770              

Total current assets 2,080,683         13,337                 2,094,020           1,714,728           4,705                   1,719,433           1,799,163           5,217                   1,804,380           2,039,141           8,855                   2,047,996           2,347,864           13,845                 2,361,709           

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 -                         3,604,565           3,604,565           3,974,669           3,974,669           4,355,876           4,355,876           4,748,519           4,748,519           5,152,941           5,152,941           

2,325,000         3,604,565           5,929,565           2,325,000           3,974,669           6,299,669           2,325,000           4,355,876           6,680,876           2,325,000           4,748,519           7,073,519           2,325,000           5,152,941           7,477,941           

    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 1,992,967         17,915,971         19,908,938         2,325,275           20,583,663         22,908,938         2,639,952           19,918,986         22,558,938         2,838,376           19,120,562         21,958,938         3,060,106           18,308,832         21,368,938         
 Refundable Deposits 62,035              -                           62,035                 62,035                 -                           62,035                 62,035                 -                           62,035                 62,035                 -                           62,035                 62,035                 -                           62,035                 

6,485,685$       21,533,873$       28,019,558$       6,452,038$         24,563,037$       31,015,075$       6,851,150$         24,280,079$       31,131,229$       7,289,552$         23,877,936$       31,167,488$       7,820,005$         23,475,618$       31,295,623$       

Liabilities and Net Assets and Members' Equity
Current liabilities:

Accounts payable and accrued expenses 1,762,508$       -$                    1,762,508$         1,833,008$         -$                    1,833,008$         1,906,328$         -$                    1,906,328$         1,982,581$         -$                    1,982,581$         2,061,884$         -$                    2,061,884$         
Due to affiliate 7,254                 -                      7,254                   7,254                   -                      7,254                   7,254                   -                      7,254                   7,254                   -                      7,254                   7,254                   -                      7,254                   
COVID-19 testing advance 59,500              -                      59,500                 
Current portion of long-term debt 141,008            -                      141,008              76,130                 419,695              495,825              74,300                 578,244              652,544              40,494                 600,305              640,799              4,343                   623,207              627,550              

Total current liabilities 1,970,270         -                      1,970,270           1,916,392           419,695              2,336,087           1,987,882           578,244              2,566,126           2,030,329           600,305              2,630,634           2,073,481           623,207              2,696,688           

Long-term debt, less current portion 195,267            7,000,000           7,195,267           119,137              9,580,305           9,699,442           44,836                 9,002,062           9,046,898           4,341                   8,401,758           8,406,099           -                      7,778,549           7,778,549           
Total liabilities 2,165,537         7,000,000           9,165,537           2,035,529           10,000,000         12,035,529         2,032,718           9,580,306           11,613,024         2,034,670           9,002,063           11,036,733         2,073,481           8,401,756           10,475,237         

Net assets:
Without donor restriction 4,320,148         -                      4,320,148           4,416,509           -                      4,416,509           4,818,432           -                      4,818,432           5,254,882           -                      5,254,882           5,746,524           -                      5,746,524           
Total net assets 4,320,148         -                      4,320,148           4,416,509           -                      4,416,509           4,818,432           -                      4,818,432           5,254,882           -                      5,254,882           5,746,524           -                      5,746,524           

Members' equity:
Members' equity, undesignated -                    10,929,308         10,929,308         -                      10,588,368         10,588,368         -                      10,343,897         10,343,897         -                      10,127,354         10,127,354         -                      9,920,921           9,920,921           
Members' equity, designated asset replacement and repair -                    3,604,565           3,604,565           -                      3,974,669           3,974,669           -                      4,355,876           4,355,876           -                      4,748,519           4,748,519           -                      5,152,941           5,152,941           

Total members' equity -                         14,533,873         14,533,873         -                           14,563,037         14,563,037         -                           14,699,773         14,699,773         -                           14,875,873         14,875,873         -                           15,073,862         15,073,862         

6,485,685$       21,533,873$       28,019,558$       6,452,038$         24,563,037$       31,015,075$       6,851,150$         24,280,079$       31,131,229$       7,289,552$         23,877,936$       31,167,488$       7,820,005$         23,475,618$       31,295,623$       

2021 2022 2023 2024 2025

The Cypress of Charlotte Club, Inc. and
The Cypress of Charlotte Owners' Association, Inc.
Forecasted Combined Balance Sheets
For the Years Ending December 31, 2021 through 2025

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 61% 10,346,682$       6,579,021$       16,925,703$       10,977,981$       7,107,655$       18,085,636$       11,279,517$       7,529,544$       18,809,061$       11,717,292$       7,844,131$       19,561,423$       12,192,087$       8,151,793$       20,343,880$       
Health Center 100% 4,459,490           -                        4,459,490           6,245,121           -                        6,245,121           7,510,847           -                        7,510,847           7,811,281           -                        7,811,281           8,123,732           -                        8,123,732           
Home Health 100% 4,122,995           -                        4,122,995           4,047,000           -                        4,047,000           3,716,000           -                        3,716,000           3,827,480           -                        3,827,480           3,942,304           -                        3,942,304           
Covid Reimbursement 100% 98,693                98,693                -                          -                          -                          -                          
Investment income, net 8% 5,115                  58,818              63,933                5,115                  58,818              63,933                5,115                  58,818              63,933                5,115                  58,818              63,933                5,115                  58,818              63,933                

Total revenues and gains 19,032,975         6,637,839         25,670,814         21,275,217         7,166,473         28,441,690         22,511,479         7,588,362         30,099,841         23,361,168         7,902,949         31,264,117         24,263,238         8,210,611         32,473,849         

Expenses
Food and beverage 100% 4,568,944           -                    4,568,944           5,265,508           -                    5,265,508           5,496,957           -                    5,496,957           5,716,835           -                    5,716,835           5,945,508           -                    5,945,508           
Health Center 100% 3,867,161           -                    3,867,161           4,411,130           -                    4,411,130           4,706,789           -                    4,706,789           4,895,061           -                    4,895,061           5,090,863           -                    5,090,863           
Home Health 100% 2,960,505           -                    2,960,505           2,841,063           -                    2,841,063           2,674,289           -                    2,674,289           2,754,518           -                    2,754,518           2,837,154           -                    2,837,154           
Plant 22% 933,119              3,256,909         4,190,028           905,499              3,160,505         4,066,004           936,576              3,268,973         4,205,549           974,039              3,399,732         4,373,771           1,013,000           3,535,722         4,548,722           
Resident services 100% 378,863              -                    378,863              404,347              -                    404,347              415,415              -                    415,415              432,032              -                    432,032              449,313              -                    449,313              
Housekeeping 61% 818,856              515,655            1,334,511           855,352              538,637            1,393,989           886,460              558,227            1,444,687           921,918              580,556            1,502,474           958,795              603,778            1,562,573           
General and administrative 72% 5,161,074           2,025,049         7,186,123           5,904,194           2,316,627         8,220,821           6,321,634           2,480,418         8,802,052           6,574,499           2,579,635         9,154,134           6,837,479           2,682,820         9,520,299           
Depreciation 22% 233,879              826,797            1,060,676           315,732              1,116,158         1,431,890           322,046              1,138,482         1,460,528           328,487              1,161,252         1,489,739           335,057              1,184,477         1,519,534           
Extraordinary Events 100% 84,325                -                    84,325                -                      -                    -                      -                      -                    -                      -                      -                    -                      -                      -                    -                      
Debt Service 100% -                      -                    -                      276,031              -                    276,031              349,390              -                    349,390              327,329              -                    327,329              304,427              -                    304,427              
Income taxes 0% -                      5,242                5,242                  -                      5,382                5,382                  -                      5,526                5,526                  -                      5,674                5,674                  -                      5,825                5,825                  

Total expenses 19,006,726         6,629,652         25,636,378         21,178,856         7,137,309         28,316,165         22,109,556         7,451,626         29,561,182         22,924,718         7,726,849         30,651,567         23,771,596         8,012,622         31,784,218         

Change in net assets and members' equity 26,249$              8,187$              34,436$              96,361$              29,164$            125,525$            401,923$            136,736$          538,659$            436,450$            176,100$          612,550$            491,642$            197,989$          689,631$            

2021

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, 2021 through 2025

2022 2023 2024 2025

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



A-5

Cypress of Charlotte Consolidated

Balance Sheet

                                           Four Months Ended 4/30/2021

Current Month 

ASSETS:

Current Assets

Cash and cash equivalents 631,097
Accounts Receivable resident services ‐ net 776,258
Accounts Receivable ‐ Owner & other 112,541
Accounts Receivable ‐ Intercompany 3,977,607
Prepaid expenses and inventories 303,477

Total current assets 5,800,980

Assets limited as to use (DOI, ARA, Condo Ins.)

DOI Reserve 2,336,656
Asset Replacement Reserve 3,523,583
Condo Insurance fund 15,852

Property and equipment, net 15,225,303
Other assets ‐ deposits 87,035

TOTAL ASSETS 26,989,409

LIABILITIES AND NET ASSETS

Current Liabilities

Capital leases 25,660
Notes payable 17,025
Accounts payable & accruals ‐ Trade 342,780
Accounts payable ‐ Intercompany 3,977,607
Deposits and DOI Operating Reserve 2,332,500
Accrued liabilities

Salaries & wages 519,367
Benefits 290,542
Payroll and other taxes 11,127
Other (professional fees, Pers Prop Tax) 36,051

Total Current Liabilities 7,552,658

Abandoned Property 0
Construction Loan payable 408,909
Capital leases ‐ long term 1,577
Note payable ‐ long term 112,581

Total liabilities 8,075,725

Net assets (deficit)

Additional Paid in Capital 2,600,000
Unrestricted 12,963,776
Temporarily restricted 0
Permanently restricted 3,349,908

Total net assets 18,913,684

TOTAL LIABILITIES AND EQUITY 26,989,409


























































































































































































































	pg 9-10.pdf
	Binder1.pdf
	cover pg.pdf
	pg 27.pdf




