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INDEPE,NDE,NT ACCOUNTANT'S REVIE,\r RE,PORT

To the Board of Ditectors of fuver View Vista Estates, Inc.

\ire have reviewed the accompzrnytng financial statements of fuver View Vista Estates, Inc., which comprise the

balance sheets as of December 31, i022, and. the telated statements of revenues' expenses, and changes in fund

balance and cash flows for the years then ended, and the related notes to the financial statements' A teview

includes primarily applying anzlyttcalprocedures to management's ftnancial data and makrng inqufies of Association

-^rug"ro.rt. A review iJ substantially l.r, in scope than an aud.it, the obiective of which is the exptession of an

opiniJn regarding the financial statements as a whole. Accordingly, we do not express such an opinion'

Management's Responsibitity for the Financial Statements

Management is responsible for the preparation and fair presentation of these financial statements in accordance

orith lccorrnting principles generuliy u...pted in the United States of Arnerica; this includes the design,

implementatio.r, u.rd ,rruint..r"rr.e of intetnal control relevant to the preparation and fa:r presentation of financial

statements that are free from material misstatement whether due to fraud or error'

Accountantr s Responsibility

Our responsibility is to conduct the review engagement in accordance with the Statements on Standards for

A..orpt rg and Re.rie* Services promulgated by tlie Accounting and Review Serwices Commrttee of the /\ICPA'

Those staridards requrre us to perform pro..drrres to obtain hmrted assurance as a basis for reporting whether we

^re awate of any material modrfications that should be made to the financial statements for them to be in

accordance with accountrng pdnciples generally accepted in the United States of America. !7e believe that the

tesults of our procedutes provide a reasonable basis for our conclusion.

We are requrted to be independent of River View Vista Estates, Inc. and to meet or other ethical responsibilities, in

accordance with the televant ethical requirements related to ouf review.

Accountant's Conclusion on the Financial Statements

Based on our .review, we are not aware of any matertal modtfications that should be made to the accompanying

financial statements in order for them to be in accordance with accounung principles generally accepted in the

Unitcd States of America.



Report on Summarized Comparative Information

We have pteviously reviewed fuver View Vista Estates, Inc.'s December 31',2021, financial statements and stated

that we were not aware of any material modifications that should be made on those financial statements in our

report dated September 16, 2022. In our opinion, the summarized comparative information presented herein as of
and for the yeur ended December 31,, 2021, is consistent, in all material resPects, with the teviewed financial

statements fiom which it has been derived.

Required Supplementary Infotmation

Accounting principles generally accepted in the United States of America require that the information about future

major ."puirc and replacements of common property on page 11 be presented to supplement the basic financial

statemenls. Such information, although not 
^ 

p^rt of the basic financial statements, is tequited by the Financial

Accounting Standards Board, which considers it to be an essential part of financial tepoting fot placrng the basic

financial statements ln an appropriate operational, economic, ot historlcal context. We have compiled the

supplementary information in accordance with Statements on Standards . for Accounting and Rer,'rew Services

prlmulgated by the Accounting and Review Services Committee of the AICPA; however, we have not audited ot
ie-.i"-ed the required supplementary information and, accordingly, do not express an opinion, a conclusion' nor

provide any fotm of assurance on it.

14a,,,4" l'4'*7' fz
"r{

Pordand, Oregon
October 9,2023



RIVER VIEW VISTA ESTATES, INC.

BALANCE SHEETS

December 31,2022 (With Compatative Totals fot202l\

Operating
Fund

Replacement
Fund

Totals
2022 2021

CURRENT ASSETS

Cash and cash equivalents

Certificate of deposits

Curtent portion of investments

Assessments receivable

Other receivable

Other receivables-related parties

Prepaid taxes

Interfund transfers

Prepaid insurance

Total Curent Assets

INVESTMENTS
Certificate of deposits

Mortgage backed securities

Total Assets

LIABILITIES AND FUND BAI-ANCES

Accounts payable

Related party payable

Prepaid dues

Total Current Liabilities

Reserve-contacts liability

Fund balances

Total Liabilities and

Fund Balances

fi 28,663 $ 407,080 $

- 160,238

- 17,458

967

435,743 $

760,239

77,458

967

299,904

56,543

186

29,807

25,053

8,758

2,766

1.86

56,543

786

(78,644)

4,924

1.8,644

4,924 3,234

72,639 603,420 676,059 358,708

1.01,528

20,630

101.,528

20,630

267,766

22,999

fi 72,639 fi 725,578 ff 798,217 ff 643,473

ff 39,472 $

20,286

fi 39,472 $

21,272

2,492

986

1.3,770

986

1,939492

62,250 986 63,236 1.6,595

724,592 724,592 604,1.33

10,389 10,389 22,745

fi___12,63e_ $ 725,578 $ 798,277 fi 643,473

See accompanying notes and independent accouotants' teview report
--)-



RIVERVIEW VISTA ESTATES, INC.

STATEMENTS OF REVENUE, EXPENSES AND CHANGES IN FUND BAI.ANCES

Fot the Year Ended Decembet 3712022 (With Comparative Totals for202l)

Operating
Fund

Replacement
Fund

Totals
2022 2021

REVENUE
Member assessments

Contra revenue-bad debt recovery

Interest income

Other income

Reserve transfer to contracts liability

EXPENSES
Repairs and replacements

Water and sewer

Waste removal

Legal and professional

Directors and officers insurance

Propane expense

Miscellaneous

Sports center fees

Eagle Crest Management,Il-C charges for:

Guest services

Common area landscaping

Snow removal

Management fees

Eagle Crest Master Association dues

(DEFTCTT) EXCESS OF REVENUE
OVER EXPENSES

BEGINNING FUND BALANCES

ENDING FUND BAI-ANCES

fi 233,876 $ 1,L1.,864 fi 345,740

10 8,649 9,659

233,886

(720,459\ (120,459\

54 233,940

fi 31.9,297

1.3,714

5,030

306

(68,087)

270,260

13,71.5

41,,736

14,514

1,5+l

5,603

25,1.61.

3,243

8,61.7

19,767

38,626

2,575

24,896

46,248

246,242

(1.2,356)

22,745

$ 10,389 $

See accompanying notes and independent accountants' teview teport
-4-

54 246,296 267,448

54 1.3,769

41.,736

1.4,514

1.,541

5,603

25,L6L

3,243

8,617

54,170

39,480

11,1,73

7,885

4,41,0

1,8,24'1,

1,891

7,060

18,808

36,752

7,026

23,688

42,864

1.9,767

38,626

2,575

24,896

46,248

(1,2,356) 2,812

22,745 19,933

$ 10,389 fi 22,745



RIVER VIEW VISTA ESTATES, INC.

STATEMENTS OF CASH FLOWS

For the Year Ended Decembet 31, 2022 (\Aitln Compatative Totals fot2021)

Operating
Fund

Replacement
Fund

Totals
2022 2021

$ (12,356) ff 2,81.2

CASH FLOWS FROM OPERATING ACTIVITIES
Excess (defrcit) of revenue over expenses

Adjustments to reconcile excess (deficit) of
revenue over expenses to net cash

provided (used) by operating activities:

(Increase) decrease in:

Assessments receivable

Other receivables

Other related party receivables

Prepaid taxes

Prepaid insurance

Prepaid income taxes

Inctease (decrease) in:

Accounts payable

Related party payables

Reserve-contracts liability
Prepaid dues

Net Cash Provided (Jsed) by

Operating Activities 120,459 132,1.21 52,771.

$ (12,3s6) $

24,086
8,758

(53,777)

(1,690)

25,702

20,286

653

24,086
8,758

(53,777)

(1,690)

25,702

20,286

1.20,459

653

(1,9,327)

(8,758)

3,063

(84)

2,920

9,738

Q52)
68,087

(4,428\
120,459

CASH FLOWS FROM INVESTING ACTIVITIES
(Purchase) of Certificates of deposit

Return of principal-marketable securities

Interfund transfers

Net Cash Provided (Used) by

Investing Activities

Net Increase (Decrease) in Cash

CASH, beginning of yeat

CASH, end of year

SUMMARY OF CASH ACCOUNTS
Operating funds-undesignated

Designated for future repairs and replacements

Supplemental Disclosure:
Cash paid for income taxes

630 13,098 1.3,71.8 43,1.63

1.2,292 1,33,547 145,839 95,934

16,371. 273,533 289,904 193 970

$ 28,663 $ 407,080 fi 435,743 fi 289,904

$ 28,663

407,080

fi 435,743

43,163

630

1.3,718

(630)

1.3,71.8

fi 16,377

273,533

fi__28e904

$ $

See accompanying notes and independent accorurtants' review teport
-5-



RIVER VIEW VISTA ESTATES, INC.

NOTES TO FINANCIAL STATEMENTS

Decembet 31, 2022 and 2021

DESCRIPTION OF ORGANIZATION.

fuver View Vista Estates, Inc. was incorporated on March 29,7990 in the state of Otegon as a non-profit
homeowners' association. The Association is responsible for the opetation and maintenance of common propetty.
The development currently includes 47 units, roads and common property occupying apptoximately 4.5 acres. The
Association is part of the Eagle Crest development, which is located near Redmond, Oregon. All owners belong to
Eagle Crest Master Association and River View Vista Estates, Inc. The financial statements include the accounts

and records of the Association only and do not include the individual accounts and records of the Co-owners (i.e.

5th, 10th, and 12th share owners). Nine units ate wholly owned and the othet 38 units consist of fractional
ownership.

DATE OF MANAGEMENT'S REVIEW-

In preparation of the financial statements, the Association has evaluated events and ttansactions for potential
recognition or disclosure through Octobet 9,2023, the date that the financial statements were avaifable to be issued.

No items were noted.

SUMMARY OF SIGNIFICANT POLICIES-

Fund accountins

The Association's governing documents provide certain guidelines for goveming its financial activities. To ensure

observance of limitations and restrictions on the use of financial resources, the Association maintains its accounts

using fund accounting. Financial resources are classified for accounting and repoting pufposes in the following
funds established according to their nature and pupose:

Oberatins fiand+
This fund is used to account fot finainctal resources avatlable fot the general operations of the Association.

Reblacement fund+
This fund is used to accumulate financial resoutces designated for future major repairs and replacemeflts.

Disbursements from this fund generally may be made only fot designated purposes.

Cash and cash eauiua/ents

The Association considers all highly liquid invesbnents with a maturity of three months ot less at the time of
purchase to be cash equivalents. The Association includes Federated Government Money Matket funds in cash

equivalents.

Inaestment in marketab/e securities

Marketable securities, which consist of debt instruments, are carrted at amorized cost which approximates market
at the balance sheet date. The cost of marketable secutities is determined with premiums and discounts amortized
over collections. No umeahzed gains or losses were recorded during 2022 or 2027.
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RIVER VIEW VISTA ESTATES, INC.

NOTES TO FINANCIAL STATEMENTS

December 31, 2022 an'd 2021

SUMMARY OF SIGNIFICANT POLICIES- (Continued)

Member assessments

Association members are subject to monthly assessments to provide funds for the Association's operating expenses,

future capital acquisitions, and major repairs and replacements. Assessments teceivable at the balance sheet date

represents fees due from unit owners. The Association's policy is to tetain legal counsel and place liens on the

properties of homeowners whose assessments are delinquent. The Association considers all assessments receivable

atDecember31,2022and2027 to be fully collectible and, accordingly, no allowance foruncollectible accounts is

deemed necessary. Any excess assessments at year end are tetained by the Association fot use in the succeeding

yeat.

Reuenue recosnition

-

Assessments and membership dues are billed in advance and ate tecognized as income when eatned. Revenue

billed or received, but not eamed, is shown as unearned revenue and Reserve-contract liabiJity in the liabilities

section of the accompanying balance sheets. All other fees and chatges are tecognized when the Association's

services have been provided. Revenue is not recognized until assessments are collected and adiustments are

recorded as contra revenue-bad debt expense.

(Jse of estimates+
The preparation of financral statements in conformity with genetally accepted accounting pdnciples requires

management to make various estimates in determining financial position and results of operations during the

repoting period. Actual tesults could differ ftom these estimates.

Interest eamed

Interest eatned in the funds is allocated by a decision of the Board of Directots. Intetest earned in the fund is

allocated to the fund which generated the earnings during 2022 and202L.

Income taxes

Homeowners' associations may be taxed either as homeownets' associations ot as regular corporations. Under the

homeowners' association election, the Association is taxed on its net nonexempt function income, such as interest

eamings, at 30o/o Federal, plus state. Exempt function income, which consists p.i-"nly of member assessments, is

not taxable.

As a regul^r coryot^tion, membership income is exempt from taxation if certain elections ate made, and the

Association is taxed only on its net nonmembership income, such as interest earnings, at regtiar federal and state

corporate rates.
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RIVER VIEW VISTA ESTATES, INC.

NOTES TO FINANCIAL STATEMENTS

Decembet 31, 2022 and 2021

SUMMARY OF SIGNIFICANT POLICIES- (Continued)

P roberly. imbmaemenls and eauibme nl
Real property and common areas acquired from the developer and improvements to such propefty are not tecorded

in the Association's financial statements because those ptoperties ate owned by the individual unit owners in

cofirmon and not by the Association. The Association capitzhzes personal propefty and other improvements to

which it holds title.

At December 31,2022 and 2021,, property not capitahzed consists of sidewalks, access roads and greenbelts'

According to the Association's governing documents, eighty petcent of all unit owners must approve dispositions

of any cofnmon real ptoperty.

Combrehensiue income

-

The Association has no components of other comprehensive income.

unteabzed gains ot losses from certain securities.

Comptehensive income consists of net

INVESTMENTS.

The Association purchases certificates of deposits and mortgage-backed securities to invest surplus cash.

Investments with over a three-month maturity were:

Unrealized 2022 2021'

Maturity Interest Market (Guir) Accrued Adiusted Adjusted

Certificates of Deposit Date Rate Balance Loss Interest Cost BalanceCost Balance

Goldrnan Sachs Janwary 2O24 3.3ooh $ 98,650 $ 2,878 $ 1,528 $ 101,528 $ 101,528

Nicolet Bank September 2023 O.95o/o L58,71'1' 1',527 21' 1,60,238 1,60,238

Total cDs 257,361. 4,405 1,549 261.,766 261,766

Nlortsase Backed Securities

Ginnie Mae Pools 2O24 to 2047 4 to 8oh 35,532 2,556 1'23 38,088 51,806

Less current portion (15,786) (1.,672\ (17,458)

Total Investments ff 284,765

The investments have un mor:dzed premiums of $453 at Decembet 37, 2022 ($1,058 n 2021) that arc being

arnorltzed as principal is returned. The investment securities ate mortgage-backed securities that mature between

nowand 204T.TheAssociationhas $6,961 lnumeahzedgainatDecember.3l,2022 (gains of.fi9,269 n2021).

ASC topic 820 establishes a three-level hierarchy to be used when measuring and disclosing fair value of financial

instruments. The Association has made no adjustments to quoted prices when valuing these investments. The

Board of Directors has determined that, based on the tate of return and investments, the investments have minimal

risk.
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RIVER VIEW VISTA ESTATES, INC.

NOTES TO FINANCIAL STATEMENTS

December 31, 2022 and 2021

INVE ST MENT S- (C ontinued)

The cedficate of deposit is FIDC insured. The motgage backed securities are issued by the Govetnment National

Mortgage Association (Ginnie Mae), a U.S. government agency, or the Federal National Mortgage Association

(Fannie Mae) and the Federal Home Loan Mortgage Corporation (Freddie Mac), U.S. government-sponsored

enterprises. Ginnie Mae, backed by the full faith and credit of the U.S. government, guarantees that investors

receive timely payments. Fannie Mae and Freddie Mac also provide certain guarantees and, while not backed by the

firll faith and credit of the U.S. government, have special authority to borrow ftom the U.S. Treasury. Some of
these investrnents are held in an account not insured by FDIC, however, the investments ate insuted by the SIPC,

and were purchased prior to the requirement to invest ifi FDIC insued assets. Othet of the securities are held in an

FDIC insured institution. The Board of Directors has determined that, based on the rate of retum and guarantees'

that the investrnents have minimal risk.

The Association also invested in a Federated Government Obligations Fund which is not FDIC insured and invests

in a portfolio of U S Treasury and government securities n 397 days or less and reputchase agreements

collatirahzed by U S Treasury and government securities. The Association had $166,895 in this fund as of
December 31.,2022which are included as cash equivalents ($107,695 lr.2021).

FUTURE MAJOR REPAIRS AND REPLACEMENTS-

The Association's governing documents require funds to be accumulated fot maiot tepairs and replacements.

Accumulated funds are held in separate accounts and are not generally available fot operating Pu{Poses. The study

includes components with initial lives of between thtee and thirty years.

During 2027,the Board, through an independent consultant, updated its teserve study to estimate the remaining

useful lives and replacement costs of the components of common property. This study was teviewed durng 2022

and a new one will be updated for 2024. Funding requirements assume an annual inflation rate of 3.5o/o and tate of
investment earnings of 1.5o/o, net of tax. The table included in the compiled Supplementary Information on Future

Major Repairs and Replacemeflts is based on this study.

Funds are being accumulated in the replacement fund over the estimated useful lives of the components and

estimates of curent replacement expenditures over the subsequent 3O-year period, considedng amounts pteviously

accumulated in the replacement fund. Accordingly, the funding requirement of $775,779 was estimated and

included in the 2023budget. Actual expenditures may vaty from the estimated amounts and the amounts and the

vadations may be material. Therefore, amounts accumulated in the replacement fund may not be adequate to meet

future needs. If additional funds are needed, however, the Association has the dght to increase regular assessments,

levy special assessments, subject to member approval, or delay majot repaits and teplacements until funds are

avatlable.
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RIVER VIEW VISTA ESTATES, INC.

NOTES TO FINANCIAL STATEMENTS

Decembet 31, 2022 and 2021

RESERVE-CONTRACTS LIAB ILITY

The Association has collected dues for futute reserve assessments in excess of current year costs which are

considered defened income and are tecorded as reserve-contracts liability on the balance sheet. At December 31',

2022,fi724,592 was included on the balance sheet ($604,1.33 in2021).

REI-ATED PARTY TRANSACTIONS.

Dudng 2022 and 2027, t}re Association has a management agteement with Eagle Crest Management. The

Corporation is to provide all services and petsonnel necessary to administer the Association. The Corpotation

charged fi24,896 fot management fees tn2022 ($23,688 n2021).

Certain expenses are incurred by the Corporation and its telated entities and arc charged to the Association based

on estimated service provided to the Association. The Corporation owns two sports centets which are avallable fot
the members'use for which they paid $8,617 lr;,2022 for the wholly- owned units; the fractional units paid their fees

d.irectly. The expenses for 2022 are as follows: landscape ff38,626, snow removal$2,575 and guest services fi79,767.

The Association pays Eagle Crest Master Association for use of its water and sewer system. Eagle Ctest Master

Association also charges dues for upkeep of the common property and fees for use of its sports center. The

Association collected and paid $5,510 in sports center fees from wholly-owned units; the fractional units paid spotts

center fees directly to Eagle Crest Master Association. The total amounts charged by Eagle Crest Master

Association to this Association were $94,7 42 for 2022 (fi88,278 n 2021). E"gl" Ctest Acquisition Group , LLC
owned two fractional units at Decemb er 3L , 2022 and 2021. . E agle Crest Acquisition Group, LLC paid $746 in dues

1lr2022 ($686 in 2027) on the unsold units.

INCOME TAXES.

Fot the years ended December 31,2022 and 2027, the Association was taxed as a homeownets' association and no

tax was due. Income taxes are due on net investment income. Income taxes are not considered due on

membership dues. There was no excess net investment income for the yeats ended Decembet 31',2022 and 2021"

The Association has no deferred tax assets ot liabilities. The Association is no longer subject to US federal and

state tax examinations for years prior to December 37,2020.

The State of Oregon has determined that a Homeowners Association is not subiect to corporate minimum tax if
they do not have net taxable income and therefore, since the Association has no net taxable income, no return is

requited for the yeat ended December 37,2022.
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RIVER VIEW VISTA ESTATES, INC.

Supplementary Infotmation on Futute Major Repairs
and Replacements (Compiled)

Decembet 31,2021

The Board of Directors,in2021,, through an independent consultant, updated its study to estimate the remaining

usefirl lives and teplacement costs of the componeflts of common property. The estimates were obtained from

licensed coritfactofs and suppliers who were familiat with the property. Replacement costs were based on estimated

costs to repair ot replace the common components at the date of the study. The study includes items with
remaining lives between one and thirty years.

The following table is based on the study and presents significant information about the components of common

property:

Comoonents

-

Siding

Roofs

Decks

Signs and garbage disclosures

Storage unit doors

Paint
Sewets

Roads and paths

Bark

Totals

$ 1,002,398

21,2,563

603,818

40,086

39,000

739,047

228,889

173,276

73,303

Estimated

Remaining

Useful Lives
(Years)

-
7 to72
20 to 23

1,2 to 75

0to72
19

0to4
1to28
4to13

2

Estimated
Current

Replacement

Cost

Estimated

Expenditutes
2023

3,078

36,396

$

ff 2,39 1.374 39,474

The Association at December 37,2022has $724,592 avatrable in the Reserve-contracts liability. At funding levels

projected in the reserve study, the Association has adequate reserves through 2052.

See independent accountants' teview report.
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