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CARNEY, ROy AND GERROL, P.C.

Certified Public Accountants

INDEPENDENT AUDITOR'S REPORT

To the Board of Directors
Westbury Condominiums Association, Inc.
West Hartford, Connecticut

We have audited the accompanying balance sheet of Westbury Condominiums Association, Inc. as of September 30,2011, and
the related statements of revenue, expense and changes in fund balances and cash flows for the year then ended. These
financial statements are the responsibility of the Association's management. Our responsibility is to express an opinion on
these financial statements based on our audit.

We conducted our audit in accordance with auditing standards generally accepted in the United States of America. Those
standards require that we plan and perform the audit to obtain reasonable assurance about whether the financial statements are
free of material misstatement. An audit includes examining, on a test basis, evidence supporting the amounts and disclosures in
the financial statements. An audit also includes assessing the accounting principles used and significant estimates made by
management, as well as evaluating the overall financial statement presentation. We believe that our audit provides a reasonable
basis for our opinion.

In our opinion, the financial statements referred to above present fairly, in all material respects, the financial position of
Westbury Condominiums Association, Inc. as of September 30, 2011, and the results of its operations and its cash flows for the
year then ended in conformity with accounting principles generally accepted in the United States of America.

Our audit was conducted for the purpose of forming an opinion on the basic financial statements taken as a whole. The
schedule of revenue, expense and budget — operations on pages 9-10 and the schedule of revenue and expense — replacement
on page 11, which are the responsibility of the Association’s management, are presented for purposes of additional analysis and
are not a required part of the financial statements. Such information, except for the budget marked “unaudited,” was derived
from and relates directly to the underlying accounting and other records used to prepare the financial statements. That
information has been subjected to the auditing procedures applied in the audit of the financial statements and certain additional
procedures, including comparing and reconciling such information directly to the underlying accounting and other records used
to prepare the financial statements or to the financial statements themselves, and other additional procedures in accordance
with auditing standards generally accepted in the United States of America. In our opinion, that information is fairly stated in

all material respects in relation to the financial statements-as-a whole. The information-marked “unaudited”” has not been
subjected to the auditing procedures applied in the audit of the financial statements and, accordingly, we do not express an
opinion or provide any assurance on it.

Accounting principles generally accepted in the United States of America require that the supplementary information on future
major repairs and replacements on page 12 be presented to supplement the basic financial statements. Such information,
although not a part of the basic financial statements, is required by the Financial Accounting Standards Board, who considers it
to be an essential part of financial reporting for placing the basic financial statements in an appropriate operational, economic,
or historical context. We have applied certain limited procedures to the required supplementary information in accordance
with auditing standards generally accepted in the United States of America, which consisted of inquiries of management about
the methods of preparing the information and comparing the information for consistency with management’s responses to our
inquiries, the basic financial statements, and other knowledge we obtained during our audit of the basic financial statements.
We do not express an opinion or provide any assurance on the information because the limited procedures do not provide us
with sufficient evidence to express an opinion or provide any assurance.

%@J&,& "

Rocky Hill, Connecticut

January 30, 2012
35 Cold Spring Road, Suite 111 Rocky Hill, Connecticut 06067-3161
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WESTBURY CONDOMINIUMS ASSOCIATION, INC.

BALANCE SHEET
SEPTEMBER 30, 2011
Operating  Replacement  Fixed Asset
Fund Fund Fund Total
ASSETS
Cash § 103,256 $ 172,041 $ - $ 275,297
Accounts receivable — unit owners 4,082 - - 4,082
Special assessment receivable - 2,424 - 2,424
Prepaid expenses 9,076 - - 9,076
Office equipment - - 3,695 3,695
Capitalized unit - #106 . - 70,000 70,000
Accumulated depreciation - - (61,020) (61,020)
Due from operating fund (15,557) 15,557 - -
$ 100,857 $ 190,022 § 12,675 $ 303,554
LIABILITIES
Accounts payable $ 10,630 $ - $ - $ 10,630
Unit owner fees paid in advance 866 51,047 - 51,913
Accrued expenses 5,779 - - 5,779
Security deposits 1,350 - - 1,350
Taxes payable 1,802 - - 1,802
Notes payable — current - 29,517 - 29,517
Total current liabilities 20,427 80,564 - 100,991
Notes payable = long-ferm - 160 772 = 160 772
‘Total liabilities 20,427 241,336 - 261,763
FUND BALANCES (DEFICIT) 80,430 (51,314) 12,675 41,791
$ 100,857 § 190,022 § 12,675 $ 303,554

See accountant’s report and accompanying notes.
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WESTBURY CONDOMINIUMS ASSOCIATION, INC.
SCHEDULE OF REVENUE, EXPENSE AND CHANGES IN FUND BALANCES
FOR THE YEAR ENDED SEPTEMBER 30, 2011

Operating  Replacement  Fixed Asset
Fund Fund Fund Taotal
REVENUE
Association fees $ 243,517 $ 134,526 b - $ 378,043
Interest 2 1,249 - 1,251
Laundry 4,698 - - 4,698
Rental income 13,568 - - 13,568
Other 7,582 - - 7,582
269,367 135,775 - 405,142
EXPENSE
Administration 50,753 105 - 50,858
Utilities 77,857 - - 71,857
Maintenance 70,935 - - 70,935
Contract services 32,448 - - 32,448
Interest expense - 12,989 - 12,989
Capital improvements 9,774 143,468 - 153,242
Depreciation - - 3,202 3,202
241,767 156,562 3,202 401,531
EXCESS (DEFICIENCY) OF
REVENUE OVER EXPENSE 27,600 (20,787) (3,202) 3,611
FUND BALANCES (DEFICIT) - -
BEGINNING OF YEAR 52,830 (30,527) 15,877 38,180
TFUND BALANCES (DEFICITY =
END OF YEAR $ 80,430 $ (G134 § 12,675 $ 41,791

See accountant’s report and accompanying notes.
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WESTBURY CONDOMINIUMS ASSOCIATION, INC,
STATEMENT OF CASH FLOWS
FOR THE YEAR ENDED SEPTEMBER 30, 2011

CASH FLOWS FROM OPERATING ACTIVITIES
Excess of revenue over expense ‘ 3 3,611

Adjustments to reconcile excess of revenue over expense to net cash
provided by operating activites:

Depreciation 3,202
(Increase) decrease in operating assets: '
Accounts receivable 6,947
Interest receivable 15,690
Prepaid expenses 2,457
Increase (decrease) in operating liabilities:
Accounts payable , (12,936)
Unit owner fees paid in advance (3,662)
Accrued expenses (2)
Security deposits 382
Taxes payable (340
NET CASH PROVIDED BY OPERATING ACTIVITIES 15,349

CASH FLOWS FROM FINANCING ACTIVITIES

Payments on notes payable {33,090)
NET CASH USED FOR FINANCING ACTIVITIES (33,090)
"NET DECREASE IN CASH ' 7,741y
cevecee CASH . BEGINNINGAOE. YEAR oo e+ oo e 293 038 e
CASH - END OF YEAR | 3 275297

SUPPLEMENTAL DISCLOSURE OF CASH FLOW INFORMATION:

Cash paid for income taxes $ 2,140
Cash paid for interest $ 12,989

See accountant’s report and accompanying notes.
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WESTBURY CONDOMINIUMS ASSOCIATION, INC.
NOTES TO FINANCIAL STATEMENTS
SEPTEMBER 34, 2011

NOTE 1 - ORGANIZATION

Westbury Condominiums Association, Inc. is a non-stock Connecticut corporation, not organized for profit. The
Association was originally incorporated in June 1988, and consists of 73 residential units in three buildings and one
single-family house situated on 3.5 acres of land in the Town of West Hartford, Connecticut. The board of directors
and the Association are responsible for the operation and maintenance of the common property of Westbury
Condominiums. The Association’s operations are funded by common fees and assessments from owners.
Approximately 72% of the units are owner-occupied.

NOTE 2 — SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

Method of Accounting

These financial statements are prepared on the accrual basis using accounting principles generally accepted in the
United States of America and appropriate for condominium associations. Revenue is recorded when due and
expenses are recorded when incurred. To ensure that the Association observes any limitations or restrictions on the
use of financial resources, the financial records are kept using fund accounting. Financial resources are classified
for accounting and reporting purposes in the following funds according to their nature and purpose:

Operating Fund — this fund is used to account for financial resources available for the general
operations of the Association.

Replacement Fund — this fund is used to account for financial resources designated for major
repairs and replacements.

Fixed Asset Fund — this fund is used to record those assets which are capitalized in accordance
with the capitalization policy.

Capitalization Policy

‘Consistent with industry practice, the Association capitalizes only property to which it has title and control over
disposition. Property which the Association has capitalized is recorded in the fixed asset fund. Other common
property and any related additions and improvements are owned by the individual unit owners in common and not
by the Association.

NOTE 3 - USE OF ESTIMATES

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



WESTBURY CONDOMINIUMS ASSOCIATION, INC.
NOTES TO FINANCIAL STATEMENTS
SEPTEMBER 30, 2011

NOTE 4 — CASH, CASH EQUIVALENTS AND INVESTMENTS

For purposes of the cash flow statement, the Association considers cash to be checking and savings accounts. Cash
equivalents are certificates of deposit, or highly liquid investments with maturities of 91 days or less, if any.
Investments are certificates of deposit or other instruments with maturities greater than 91 days, if any.

NOTE 5 - MEMBER ASSESSMENTS AND CONCENTRATION OF RISK

Association members are assessed monthly common charges to provide funds for the current operations and future
needs of the Association. Accounts receivable include any related late charges or collection fees. Prepaid common
charges appear as a liability. The Association has a policy of recording an allowance for fees that are more than six
months overdue. As of September 30, 2011, no allowance for uncollectible accounts has been reflected in the
financial statements because management has deemed all receivables to be fully collectible.

D.R. Outlook Associates owns 6 units at September 30, 2011. Common charges for these units are approximately
11% of fees collected.

NOTE 6 - PROPERTY AND EQUIPMENT

Common property which is capitalized is recorded at cost, less accumulated depreciation determined by the straight-
line method over the expected useful life of the asset. This property consists of office computer equipment, office
equipment and a unit at 869 Farmington Avenue, originally a superintendent's apartment. Due to a lack of historical
data, the unit was originally capitalized at a value of $100,000, which value was estimated by the bank in granting a
mortgage in 1991. When the unit was refinanced in 1997, the bank estimated the fair market value at $50,000,
resulting in an impairment of the asset, and its value was adjusted to $70,000 less depreciation to correspond with
the mortgage. This unit is rented by the Association.

T'nc fatio ds> UIC I'CS5PO 0 Yy 10 malntain and preserve th C d ',
Common property not capitalized consists of roofs, streets and walkways, common lobbies and hallways, elevators,

and heating system.

NOTE 7-INCOME TAXES

For the year ended September 30, 2011, the Association elected to be treated as a qualified homeowners association,
according to Section 528 of the Internal Revenue Code. Under this section, the Association is taxed on certain net .
income which derives from sources outside the Association, such as interest. Common charges received from
owners and used for association expenses are generally exempt from taxation. When the Association elects this
filing status, no taxes are due to the State of Connecticut, although an information return must be filed. The
Association's tax liability was $1,802 for the year ended September 30, 2011.

The Association accounts for uncertainty in income taxes in accordance with the Income Taxes topic of the FASB
Accounting Standards Codification. The Association files federal and Connecticut income tax returns, which
represent the major tax jurisdictions of the Association. Federal and state tax years 2007 through 2010 remain open
for audit under the various statutes of limitations.




WESTBURY CONDOMINIUMS ASSOCIATION, INC.
NOTES TO FINANCIAL STATEMENTS
SEPTEMBER 30, 2011

NOTE 8 — ASSOCIATION MANAGEMENT

The Association has a continuous contract with Enhanced Management Services, LLC to provide supervision and
maintenance for the Association, in accordance with the budget or as requested by the board of directors. The
contract automatically renews for one year periods beginning each June, unless terminated by either party upon not
less than 60 days prior written notice. The management fee is $761 per month, including applicable sales tax.
Accounting services are provided by ARC Strategic Solutions through December 31, 2012 for an annual fee of
$10,500 for 2011 and 2012.

NOTE 9 - NOTES PAYABLE

During September 2005, the Association obtained a line of credit from First Niagara Bank, formally NewAlliance
Bank, for $1,000,000 in order to replace the windows in the association buildings. During 2007, the bank agreed
that the use of the line could also include the replacement of the air conditioning systems. The line of credit had a
variable monthly interest rate based on the bank base rate plus 1%. On September 28, 2007, the balance on the line
of credit of $480,000 was converted into a 15 year term loan. The interest rate was 7.32%. The Association was
paying the loan off on an amortization schedule that would pay off the entire loan balance in 10 years. The
Association treated the loan as if it were two portions, one with an initial principal balance of $140,000 to be repaid
over 2 2 years, and a second with an initial principal balance of $340,000 to be repaid over 10 years. During 2010,
the remaining balance on the $140,000 portion was repaid in full. On April 28, 2010, the loan, which had a balance
on that date of $222,242 representing the remaining balance on the $340,000 portion, was modified to change the
interest rate to 6.18% and the maturity date to September 28, 2017. The monthly payment was adjusted based on
the new amortization schedule. The balance on the loan at September 30, 2011 was $187,373. The loan is
collateralized by all future income of the Association. Both portions of the loan had prepayments in full by unit
owners.

In 2004, the Association obtained a line of credit from Community Association Bank (First National Bank of
Arizona) and withdrew $66,450 from the line to pay for the costs associated with a roof replacement at 30 Outlook
—_Avenue. AtDecember 31, 2004, the balance due on the lifie of credit was $69, 711, Inferestonly at6.75 Yo wasdue
during 2004. On January 27, 2005, a principal payment of $22,413, collected from a special assessment, was made
and the loan was converted to a term loan payable on a monthly basis until January 27, 2012 at 7.25%. This note
was taken over by First Niagara Bank, formally NewAlliance Bank. The payment terms remain the same. At
January 27, 2008, the rate changed to 8.5%. The balance on the loan at September 30,2011 was $2,916. The loan
is collateralized by all future income of the Association.

Future maturities of all long-term debt over the next five years are as follows:

Year ending September 30:

2012 $ 29,517
2013 28,410
2014 30,217
2015 ' 32,138
2016 34,181
Thereafter 35,826

$ 190,289



WESTBURY CONDOMINIUMS ASSOCIATION, INC.
NOTES TO FINANCIAL STATEMENTS
SEPTEMBER 30, 2011 -

NOTE 10 - SPECIAL ASSESSMENTS

In January, 2005, the Association approved a special assessment of approximately $78,000 to pay the interest and
principal on the note with NewAlliance bank. The assessment was payable either in full or in monthly payments.
The amount due from owners that are paying on a monthly basis is shown as special assessment receivable.

NOTE 11 - FUTURE MAJOR REPAIRS AND REPLACEMENTS

The Association’s governing documents suggest that funds be accumulated for future major repairs and
replacements. Accumulated funds are held in separate savings accounts and generally are not available for
expenditures in normal operations.

The Association obtained a capital reserve study from Becht Engineering Company, Inc. to determine the remaining
useful lives of the components of common property and current estimates of costs of major repairs and replacements
that may be required in the future. The board also obtained a professional engineer’s report on paving and drainage
and has incorporated this information into their capital reserve analysis. This plan was expanded and updated
during 2010-2011 and the board intends to revisit and update the study on an annual basis. Costs are based on
estimates of current replacement costs. Reference should be made to the complete analysis.

Funds are being accumulated in the replacement fund based on estimates of future needs for repairs and
replacements of certain common property components. Actual expenditures may vary from the estimated future
expenditures, and the variations may be material. Therefore, amounts accumulated in the replacement fund may not
be adequate to meet all future needs for major repairs and replacements. If additional funds are needed, the
Association has the right to increase regular assessments, pass special assessments, or delay major repairs and
replacements until funds are available. For the year ended September 30, 2011, the association budgeted $127,560
as contributions from the operating fund to the replacement fund.

NULE 12— CUNIITVMENDIS AND CONTIUNGENCIES

The Association has several ongoing contracts extending past September 30, 2011, such as elevator maintenance,
pest control, landscaping and snow removal. The contract for the landscaping and snow removal provides for
monthly payments of $1,375 through September 30, 2012. The month to month contract for cleaning provides for
monthly payments of $1,470.

NOTE 13 - SUBSEQUENT EVENTS

The Association has evaluated subsequent events through January 30, 2012, which is the date the financial
statements were available to be issued. There are no material subsequent events which require recognition or
disclosure.
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WESTBURY CONDOMINIUMS ASSOCIATION, INC.
SCHEDULE OF REVENUE, EXPENSE AND BUDGET — OPERATIONS
FOR THE YEAR ENDED SEPTEMBER 30, 2011

Actual Bﬁdget
(Unaudited)
REVENUE
Association fees $ 371,077 $ 371,340
Interest _ 2 -
Laundry 4,698 4,800
Rental income 13,568 13,620
Other 7,582 5,000
396,927 394,760
EXPENSE
ADMINISTRATION
Insurance 21,579 21,700
Bookkeeping 10,690 10,500
Property manager fees 9,135 9,200
Rental management fee 1,350 -
Accounting 3,700 3,500
Income tax 1,801 2,400
General administration 1,375 2,000
Legal fees 560 2,000
Postage 333 400
Printing & copying 230 400
50,753 52,100
UTILITIES
Gas — 43,653 75;,000———
Electricity 20,284 23,000
Water & sewer 11,908 8,000
Telephone 2,012 3,200
11,857 109,200
MAINTENANCE
General maintenance & repair 26,930 33,000
Janitorial/maintenance 17,634 19,500
Elevator 10,340 11,000
HVAC 13,625 6,000
Fire protection 1,325 4,000
Maintenace supplies 1,081 900
70,935 74,400

See accountant’s report and accompanying notes.
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WESTBURY CONDOMINIUMS ASSOCIATION, INC.

SCHEDULE OF REVENUE, EXPENSE AND BUDGET — OPERATIONS
FOR THE YEAR ENDED SEPTEMBER 30, 2011

CONTRACT SERVICES
Lawn maintenance & landscaping
Fertilization
Pest control
Grounds improvement
Snow removal

CAPITAL IMPROVEMENTS
Other
Operating projects

Total operating expense
Contribution to replacement
Total expense

EXCESS OF REVENUE OVER EXPENSE

See accountant’s report and accompanying notes.

-1 0=

Actual Budget
(Unaudited)
$ 18,962 $ 25,000
1,937 -
1,667 1,500
1,207 -
8,675 -
32,448 26,500
3317 -
6,457 5,000
9,774 5,000
241,767 267,200
127,560 127,560
369,327 394,760
§ 27,600 $ 5




REVENUE

Association fees

Interest

EXPENSE
Bank fees

Interest expense

WESTBURY CONDOMINIUMS ASSOCIATION, INC.
SCHEDULE OF REVENUE AND EXPENSE — REPLACEMENT
FOR THE YEAR ENDED SEPTEMBER 30, 2011

Air conditioner units

Architects

Awnings - front
Fence work
Front doors

Grade/pave parking lot

Paving/test holes

EXCESS (DEFICIENCY) OF REVENUE OVER EXPENSE

See accountant’s report and accompanying notes.
wh ]

$ 134,526
1,249

139015

105
12,989
5,650
1,500
4,452
4,510
29,834
91,270
6,252

156,562
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WESTBURY CONDOMINIUMS ASSOCIATION, INC.

SUPPLEMENTARY INFORMATION ON
FUTURE MAJOR REPAIRS AND REPLACEMENTS

SEPTEMBER 30, 2011
(UNAUDITED)

A professional engineering firm prepared an analysis in December 2004 to estimate the remaining useful lives of replacement
components. The Association has since updated the projects/costs and useful lives as more information became available as
described in Note 11. The following table is a summary of the components listed in the plan but does not include the funding
options or the priority of each component. Reference should be made to the complete analysis for such information.

ESTIMATED ESTIMATED PLAN YEARS
CURRENT REMAINING SCHEDULE FOR
BUILDING COMPONENT REPLACEMENT COST USEFUL LIFE FIRST REPLACEMENT
20 Outlook Avenue Air Conditioners $ 173,796 16 2027
30 Outlook Avenue Air Conditioners 103,424 20 (1) 2012 @
869 Farmington Avenue Air Conditioners 173,796 16 2027
20 Outlook Avenue Boiler Replacements 22,268 3 2014
30 Outlook Avenue Boiler Replacements 22,269 = 2015
869 Farmington Avenue Boiler Replacements 22,269 5 2016
20 Outlook Avenue Brick Repointing 15,446 1 2012
30 Outlook Avenue Brick Repointing 5,854 2 2013
869 Farmington Avenue Brick Repointing 5,854 3 2014
20 Outlook Avenue Common Areas 61,008 1 2012
30 Outlook Avenue Common Areas 50,870 1 2012
869 Farmington Avenue Common Areas 61,008 1 2012
20 Outlook Avenue Front Entranceways 13,737 10 2021
30 Outlook Avenue Front Entranceways 13,737 10 2021
869 Farmington Avenue Front Entranceways 13,737 10 2021
20 Outlook Avenue Roof 213,027 18 2029
30 Outlook Avenue Roof 97,562 9 2020
869 Farmington Avenue Roof 213,027 18 2029
Roofs (Garage) 103,424 1 2012
Paving/Drainage 295,150 203 2031
All Other 61,577 -® 2012
$§ 1,742,840

(1) Air conditioning units in building 30 are replaced at a rate of 3 per year through 2016 then again beginning in 2032.

(2) Units are replaced as needed (yearly) as indicated above.

(3) Drainage work totaling $16,593 is scheduled for 2013-2014. Repaving of the parking lot estimated at $135,885 is scheduled for 2031.
(4) $25,157 of other projects are scheduled in 2012 and $36,426 in 2027.

See accountant’s report and accompanying notes.
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