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TEL. 215-643-3090
FAX: 215-643-5670

ANDREW A. KELLOCK
Certified Public Accountant

912 ROBERTS ROAD
AMBLER, PA 19002

INDEPENDENT ACCOUNTANT’S COMPILATION REPORT

To the Board of Trustees
Regal Point Condominium Association, Inc.
Monmouth Junction, New Jersey

Management is responsible for the accompanying financial statements of Regal Point Condominium
Association, Inc., which comprise of the balance sheet as of June 30, 2023, and the related
statements of revenues, expenses and changes in fund balances, and cash flows for the year then
ended, and the related notes to the financial statements in accordance with accounting principles
generally accepted in the United States of America. 1 have performed a compilation engagement in
accordance with Statements on Standards for Accounting and Review Services promulgated by the
Accounting and Review Services Committee of the American Institute of Certified Public
Accountants. 1 did not audit or review the financial statements nor was I required to perform any
procedures to verify the accuracy or completeness of the information provided by management.
Accordingly, I do not express an opinion, a conclusion, nor provide any form of assurance on these
financial statements.

The supplementary information on future major repairs and replacements on page 8 is not a required
part of the basic financial statements but is supplementary information required by accounting
principles generally accepted in the United States of America. I have compiled the supplementary
information from information that is the representation of management of Regal Point Condominium
Association, Inc., without audit or review. Accordingly, I do not express an opinion or any other form
of assurance on the supplementary information.

O a cOu X

Certified Public Accountant

Ambler. Pennsylvania
November 15, 2023




REGAL POINT CONDOMINIUM ASSOCIATION, INC.
BALANCE SHEET

JUNE 30, 2023

Operating Replacement

Fund Fund Total

ASSETS

Cash and Cash Equivalents $104,850 $57,949 $162,799

Assessments Receivable 35,383 - 35,383

Allowance for Doubtful Accounts (35,218) - (35,218)

Prepaid Expenses 11,219 - 11,219
Total Assets $116,234 $57,949 $174,183
LIABILITIES AND FUND BALANCES

LIABILITIES

Accrued Expenses $4,330 $0 $4,330

Assessments Received In Advance 67,247 - 67,247
Total Liabilities 71,577 - 71,577

FUND BALANCES

Fund Balances 18,408 57,949 76,357

Deferred Snow Removal Fund 26,249 - 26,249
Total Fund Balances 44 657 57,949 102,606
Total Liabilities and Fund Balances $116,234 $57,949 $174,183

See Accountant's Compilation Report and Notes fo Financial Statements



REGAL POINT CONDOMINIUM ASSOCIATION, INC.

STATEMENT OF REVENUES, EXPENSES

AND CHANGES IN FUND BALANCES

FOR THE YEAR ENDED JUNE 30, 2023

REVENUES
Maintenance Assessments
Township Reimbursement
Capital Contributions
Miscellaneous Income
Interest Income
Late Fee Income

Total Revenues

EXPENSES
Replacement Fund Expenses
Insurance
Landscaping Maintenance
General Maintenance
Electric
Financial Service Fee
Landscape Improvements
Concrete Repair and Maintenance
Office Expense
Accounting Fees
Legal Fees
Water
Social Committee Expenses

Total Expenses

EXCESS (DEFICIENCY) OF REVENUES
OVER EXPENSES

FUND BALANCES - BEGINNING OF YEAR
Interfund Transfer

Allocation from (to) Deferred Snow
Removal Fund

FUND BALANCES - END OF YEAR

Operating Replacement
Fund Fund Total

$134,390 $47,430 $181,820
2,585 - 2,585
s 1,120 1,120
450 - 450
4 380 384
90 - 90
137,519 48,930 186,449
e 296,241 296,241
38,640 - 38,640
45,661 - 45,661
22,082 - 22,082
5,645 - 5,645
5,604 - 5,604
2,000 - 2,000
2,000 - 2,000
1,493 - 1,493
1,025 - 1,025
815 - 815
458 - 458
327 - 327
125,750 296,241 421,991
11,769 (247,311) (235,542)
18,689 305,950 324,639

690 (690)
(12,740) - (12,740)
18,408 57,949 $76,357

See Accountant's Compilation Report and Notes to Financial Statements
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REGAL POINT CONDOMINIUM ASSOCIATION, INC.

STATEMENT OF CASH FLOWS

FOR THE YEAR ENDED JUNE 30, 2023

OPERATING ACTIVITIES
Excess (Deficiency) of Revenues over Expenses
Adjustments to reconcile excess

of revenues over expenses to net cash
provided (used in) operating activities:

(Increase) decrease in:
Assessments receivable
Accounts receivable
Prepaid expenses

Increase (decrease) in:
Accrued expenses
Assessments received in advance

Net cash provided by (used in) operating activities

INCREASE (DECREASE) IN CASH

CASH AND CASH EQUIVALENTS,
Beginning of Year

CASH AND CASH EQUIVALENTS,
End of Year

SUPPLEMENTAL DISCLOSURE OF
CASH FLOW INFORMATION

income taxes paid

Operating  Replacement Total
Fund Fund All Funds
$11,769 ($247,311) ($235,542)

(115) - (115)
2,674 - 2,674
(1,266) - (1,266)
(2,254) - (2,254)
61,488 - 61,488
72,296 (247,311) (175,015)
72,296 (247,311) (175,015)
32,554 305,260 337,814
$104,850 $57,949 $162,799
$0 $0 $0

See Accountant's Compilation Report and Notes to Financial Statements
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Regal Point Condominium Association Inc
NOTES TO FINANCIAL STATEMENTS
June 30, 2023

Note 1.  Nature of the organization

The Regal Point Condominium Assaciation Inc (the Assaciation), is incorporated as a not-for-profit corporation in the state of New Jersey. The purposes of
the Association are to provide for the maintenance of the commen property. The Association does not contemplate pecuniary gain or profit to its
members, The Association consists of 53 residential units located in Monmouth Junction, Middlesex County, New Jersey.

Note 2. Date of Management Review

In preparing the financial statements, the Association has evaluated events and transactions for the potential recognition or disclosure through November
15, 2023, and the date that the financial statements were available to be issued.

Note 3. Summary of Significant Accounting Policies

Fund Accounting
The Association uses fund accounting with the accrual basis, which requires that funds, such as Operating Fund and Replacement Fund, be classified

separately for accounting and reporting purposes. Disbursements from the Operating Fund are generally at the discretion of the Association's Board of
Trustees. Disbursements from the Replacement Fund generally may be made only for designated purposes.

Annual Budget
The annual budget and assessments of the homeowners are determined by the Board of Trustees based on an estimate of the total cost to service and

maintain the common elements during the succeeding fiscal year, along with an amount estimated by the Board of Trustees for the reserves for major
repairs and replacements of the commeon property.

Unit Owners' Assessments and Common Expenses

Revenue from unit owners' assessments is recognized when the assessments are due, Amounts billed but not collected are recorded as assessments
receivable. Amounts collected but not earned until a subsequent period recorded as assessments received in advance. Common expenses are recognized
when incurred and may not be in preportion of revenues recognized on a monthly basis due to the seasonal nature of some expenses,

Allowance for Doubtful Accounts

An allowance for doubtful assessment balances of $35,218 is required as of June 30, 2023 based on experience and evaluation of the outstanding
assessment receivables. The Association's policy is to retain legal counsel and place liens on the properties of homeowners whose assessments are
significantly in arrears.

Interest Earned

Interest income is allocated to the Operating Fund and Replacement Fund in proportion to the interest-bearing deposits of each fund.

Estimates

The preparation of financial statements in conformity with generally accepted accounting principies requires management Lo make estimates and
assumptions that affect certain reported amounts and disclosures. Accordingly, actual results could differ from those estimates.



Regal Point Condominium Association Inc
NOTES TO FINANCIAL STATEMENTS

June 30, 2023

Note 4. Capital Contribution Assessment

At the time of conveyance with a homeowner, a contribution to the Association in the amount equal to two months of the current maintenance
assessment is collected. Capital contributions are non - refundable and are not an advance towards other maintenance assessments.

Note 5. Township Reimbursement

The Association is reimbursed by the township for a portion of the snow removal, leaf removal and lighting. Township reimbursements are recorded as
income in the accompanying financial statements when, and if, it is received,

Note 6. Federal Income Taxes

Under the Internal Revenue Code, condominium associations may be taxed as a Homeowners Association at their election, or as a regular corporation. The
Association may select either method in any year and will generally select the method that results in the lowest tax due. A method selected in one-year
effects only that year and the Association is free to select either method in future years. For the year ended in June 30, 2023, the Association filed its
federal income tax return as a regular corporation, As a regular corporation, membership income is exempt from taxation if certain elections are made, and
the Association is taxed only on its non-membership income, such as interest earnings, at regular federal corporate rates. For the 2023 tax year, the
Association's interest income was subject to tax at the rate of 21%.

The Association has adopted the new accounting for uncertainty in income tax guidance, which clarifies the accounting and recognition for tax positions
taken and expected to be taken in its income tax returns, The Association's tax filings are subject to audit by the Internal Revenue Service. In evaluating the
Assaciation's tax provisions and accruals, the Association believes that its estimates are appropriate based on current facts and circumstances.

The Association is incorporated pursuant to Title 15A : 1 of the New Jersey Statues and, therefore, is not liable for New Jersey corporation business taxes.

Note 7. Concentration of Credit Risk

Association financial instruments exposed to concentrations of credit risk consists primary of cash balances and assessments receivable. Cash balances at
financial institutions are insured by the Federal Deposit Insurance Corporation (FDIC) up to $250,000. As of June 30, 2023, Association cash balances did not
exceed FDIC limits. The Association's Board of Trustees believes that it is not exposed to any significant credit risk on its cash accounts.

Assessments receivable are dispersed among several unit owners and vendors; therefore, concentrations of credit risk are limited. The Board of Trustees
carefully monitors the assessment roll for delinquent unit owners and takes appropriate action to limit the Association's exposure,

Note 8. Future Majors Repairs and Replacements

The Association's governing documents require that funds be accumulated for future major repairs and replacements. Accumulated funds, which aggregate
approximately $57,949 at June 30, 2023, are held in separate accounts and are generally not available for operating purposes. For the fiscal year ended
June 30, 2023, the Association allocated $47,430 of maintenance assessments to the Replacement Fund, There were charges of $296,241 against the
Replacement Fund during the year ended June 30, 2023.

To ensure that the accumulated funds in our replacement fund were adequate, the Board hired Kipcon, Inc., an independent engineer, to conduct a study
in 2014 to estimate the remaining useful lives and the replacement costs of the components of common property. The estimates were based on
replacement costs at the time of the study. Funding requirements of the study did not consider the effects of inflation, or investment earnings that would
increase replacement fund accounts.

The Board had continuously updated these estimates and time lines of the replacement costs from the 2014 Kipcon study. More recently, the Board
invested in software specifically designed for condominium reserve analyses, to gain a better understanding of whether our reserves were adequately
funded. Using current cost estimates from vendors and re-evaluating the timing of certain capital projects, the software determined the amounts needed
in the upcoming few years.



Regal Point Condominium Association Inc
NOTES TO FINANCIAL STATEMENTS

June 30, 2023

Note 8. Future Majors Repairs and Replacements - Continued

The Board analyzed the results and decided that the timing of some major repairs/replacements needed to be accelerated. It was also determined that the
reserves are underfunded based on current estimated costs and need to be dramatically increased over the next few years.

The Bylaws state that if additional funds are needed in the replacement fund, the Association has the right to increase regular assessments, pass lump sum
assessments, or delay major repairs and replacements until such funds are available.

During the fiscal year ended June 30, 2023, regular assessments were increased due to rising operating costs and inadequate funding of the replacement
fund. It was also decided that, going forward, a combination of increased regular assessments and two potential lump sum assessments would be needed

to adequately fund the upcoming repairs and replacements that will be required both short and long term.

The table below about Future Major Repairs and Replacements is based on the June 30, 2023 estimate prepared by the Board.

Regal Point Projected Budget
For FY2024 - FY2028

FY2024 FY2025 FY2026 FY2027 FY2028

Dues Rate 325 350 375 400 400

Dues Rate

Dues Rate 325 350 375 400 400

Lump Sum Assessment 3000 2000

Total of Dues & Lump Sum Assessment 349,220 328,600 238,500 254,400 254,400
Resale Contribution 0 200 200 850 800
Late Fee Income 100 100 100 100 100
Interest Income 10 10 10 10 10
Township Reimbursements 2,600 3,100 3,200 3,300 3,400
Total Income 351,930 332,710 242,710 258,660 258,710

Total Operating (FY2023 Estimate)

% Increase in operating expense 5 5 5 5
Potential Operating Expense 143,036 150,188 157,697 165,582 173,861
Yearly New Reserves Contribution 208,894 182,522 85,013 93,078 84,849
Cumulative New Reserves Contribution 256,324 438,846 523,859 616,937 701,786
Cumulative Total Reserves 561,324 743,846 828,859 921,937 1,006,786
Projected Project Costs 135,000 245,000 25,000

sealcoat and privacy neighbor

paint/stain fencing fence

Cumulative Net Reserves 130,083 67,605 127,618 220,696 305,545

Note 9. Deferred Snow Removal Fund

During the fiscal year ended June 30, 2023, the Board of Trustees contributed $12,740 to the Deferred Snow Removal Fund for snow removal expenses less
than the current year snow removal budget. The Deferred Snow Removal Fund Is snown as a separate compenent of fund balances on the Balance Sheet,

page 2 of these financial statements.



REGAL POINT CONDOMINIUM ASSOCIATION, INC.

SUPPLEMENTARY INFORMATION ON FUTURE MAJOR REPAIRS AND
REPLACEMENTS

JUNE 30, 2023
(UNAUDITED)

Kipcon, Inc., an independent engineer, conducted a study in 2014 to estimate the remaining useful lives and
the replacement cost of the components of common property. The estimates were based on their current
replacement cost. Estimated replacement costs have not been profe55|onall¥ revised by an independent
engineering firm since that date and do not take into account the effects of inflation between the date of the
study and the date that the components will require repair or replacement. However, the Association's
Board, using the Kipcon, Inc. study as a %ulde, internally revises a wqum?. reserve fund stud%r on an annual
basis. The following table is based on the study and presents significant information about the components
of common property.

Lastor Remaining Replacement  Next Estimated Fund
Scheduled Useful Life Frequency Service Cost at Balance at
Reserve Component Name Service Year Life (yrs) (years) Year  Next Service Year End
Rear Privacy Fencing 2001 1 20 2024 $230,000
Pavement Sealcoating 2026 2 6 2025 $15,000
Vinyl Lattice (Front) 2018 10 6 2025 $2,500
Staining & Painting 2018 2 6 2025 $140,000
Stockade Fence 2001 0 20 2026 $25,000
Gazebo 2006 8 25 2031 $20,000
Playground Equipment 2006 8 25 2031 $23,000
Signage 2007 5 25 2032 $6,500
Roof Shingles (Buildings 1-2) 2011 10 20 2033 $135,500
Concrete Dumpster Pads 1999 16 40 2039 $28,000
Concrete Rear Patios (7 Units) 2016 23 30 2046 $24,500
Roof Shingles (Buildings 3-8) 2022 24 25 2047 $300,000
2" Pavement Overlay 2020 27 30 2050 $275,000
TOTAL ~$57.949

See Accountant's Compilation Report and Notes to Financial Statements
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