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Harrisburg, Pennsylvania
February 27, 2020

Honorable Joseph DiMemmo, CPA 
Deputy Insurance Commissioner
Commonwealth of Pennsylvania 
Insurance Department
Harrisburg, Pennsylvania

Dear Sir:

In accordance with instructions contained in Examination Warrant Number 18-
464734762-CP-1, dated December 31, 2018, and in accordance with provisions of the 
Pennsylvania Continuing Care Provider Registration and Disclosure Act (“the Act”), as cited in 
40 P.S. § 3219, an examination was made of 

Juniper Village at State College Operations II, LLC 

a continuing-care retirement community (“CCRC”), hereinafter referred to as the “Provider.”  
The examination was conducted at the Provider’s facility, located at 1950 Cliffside Drive, State 
College, Pennsylvania 16801. 

A report of this examination is hereby respectfully submitted.

SCOPE OF EXAMINATION 

This is the first examination of the Provider which covered the period from January 1, 
2014 through December 31, 2018.  This examination consisted of a general survey of the 
Provider’s business practices and management, and an evaluation of the Provider’s financial 
condition, based upon the results of their annual audits as of the latter date. Material subsequent 
events were also reviewed.

Work programs employed in the performance of this examination were designed to 
comply with the standards promulgated by the Pennsylvania Insurance Department
(“Department”). 

The format of this report is consistent with the current practices of the Department and is 
limited to a description of the Provider, a discussion of key financial items that are specific 
regulatory concern, and a disclosure of other significant regulatory information.  

The objective of this examination was to determine the extent of the Provider’s 
compliance with the Act and 31 Pa. Code § 151 (“the Regulations”).

For each year during the period under examination, the certified public accounting firm 
of Henry Rossi & Co., LLP (“CPA”) provided an unmodified audit opinion on the Provider’s 
year-end financial statements based on generally accepted accounting principles. Relevant work 
performed by the CPA, during its annual audit of the Provider, was reviewed during the 
examination and incorporated into the examination workpapers. 
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HISTORY 

The Provider’s Certificate of Authority is dated August 1, 2014. The Provider is a limited 
liability company, which operates a 116-bed skilled nursing facility in State College, 
Pennsylvania. The Provider is owned 99.99% by Juniper Communities, LLC and leases its 
property from Juniper State College RE Holdings II, LLC.  

The Provider went through a change to the current ownership in 2014. The Provider filed 
the appropriate paperwork with the Department.  

DESCRIPTION OF FACILITY 

The Juniper Village at Brookline campus, which is comprised of a nursing facility 
(Juniper Village at State College Operations II, LLC) and personal care facility and independent 
living units (Juniper Village at State College Operations III, LLC), is located on approximately 
20 total acres, in a suburban area bordering the borough of State College, Pennsylvania. The 
Provider also offers dementia care services at a memory care facility which is owned by a related 
entity (Juniper Village at State College Operations I, LLC). The memory care facility is located 
on six acres approximately two miles away from the main Provider campus. 

FEES AND SERVICES 

As of December 31, 2018, the entrance fees are $64,200 or $72,500 for single occupancy 
depending on a one or a two-bedroom unit and the monthly fee varies from $2,040 to $2,450, 
respectively, depending on the selection of a one or two bedroom unit. The entrance fee is 
$103,300 or $120,300 for double occupancy depending on a one or a two-bedroom unit and the 
monthly fee varies from $1,630 to $1,835, respectively, for a one or a two-bedroom unit. 

The ancillary charges include items such as beauty/barber shop, heavy duty carpet 
cleaning, housekeeping, laundry, meals, telephone, transporation, etc., with  prices varying based 
on service requested.  

REFUND POLICY

The following describes the Provider’s refund policy which does comply with the Act 
and Regulations.  

Refund During the Rescission Period 

Under Pennsylvania law, the resident has the right to terminate this agreement, without 
penalty or forfeiture, within seven (7) days after making an initial deposit or executing the
agreement and the resident shall not be required to move into the community prior to the 
expiration of said seven (7) day period. 
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Refund After Rescission Period but Prior to Occupancy 

In the event of the resident termination of this agreement prior to the occupancy date, the 
resident is entitled to a refund (within thirty days of the receipt of notice of such termination) of 
the entrance fee paid; however, in the event of death, illness, injury or incapacity, such refund is 
subject to deductions for expenses incurred by the Provider at the resident’s specific request.  

Refund After Occupancy  

If the resident resides in a residential living facility, and the resident terminates the 
resident agreement for any reason, including death, after the occupancy date, such resident or the 
estate is entitled to a refund of the entrance fee, less a sum equal to two percent (2%) of the 
entrance fee per month for each month from the occupancy date through the date of termination. 
There will be no refund of the entrance fee after the first fifty (50) months of occupancy in the 
community.  

MANAGEMENT AND CONTROL 

MANAGEMENT PERSONNEL 

Management Personnel of the Provider was comprised of the following members as of 
the examination date: 

Name and Address Principal Occupation 

Lynne S. Katzmann President and CEO  

Charles Hastings, Jr. VP of Finance and Business Development  

Anne Campbell Administrator 

Donald F. Breneman VP of Risk Management & Business                        
 Operations    

Diane F. Byrne VP of Program, Development, Training &
Operational Oversight

Linda Donato VP of Operations and Director of Long-
Term Care Accounting and Secretary

The Provider was not able to provide current or updated biographical affidavits for all 
members of management during the period of examination. 

It is recommended that the Provider submit updated biographical affidavits of all 
Board of Directors or Management Personnel with the Department every five years or when a 
change in Director or Management Personnel occurs. 
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CORPORATE RECORDS 

COMPANY OPERATING AGREEMENT 

The Provider, which is a limited liability company and operates under a Company 
Operating Agreement as opposed to a Charter or Articles of Incorporation.  The Provider
changed ownership during the period of examination, therefore, the Company Operating 
Agreement was amended to reflect the change in ownership in 2014.

BY-LAWS 

As a limited liability company, the Provider is not required to have By-laws and do not.  

ANNUAL DISCLOSURE STATEMENT

The Provider’s 2018 Annual Disclosure Statement was reviewed for compliance with the 
Act and Regulations, specifically § 151.7 and § 151.9. The examiner found that the 2018 Annual 
Disclosure Statement was in compliance with all information required by the Act and the 
Regulations.  

RESIDENT AGREEMENT 

The Provider’s 2018 Resident Agreement was reviewed for compliance with the Act, 40 
P.S. § 3214, and the Regulations, specifically § 151.8 and § 151.9. The 2018 Resident 
Agreement was in compliance with all information required by the Act and the Regulations.

PENDING LITIGATION 

There was no known pending legal action or any known potential legal action which 
could have a materially adverse effect on the Provider’s financial condition as of the date of the 
examination report.  

FINANCIAL STATEMENTS 

The following financial statements were provided to the Department by the Provider, as 
of December 31, 2018: 

Comparative Balance Sheet;
Comparative Statement of Operations; and 
Consolidated Comparative Statement of Cash Flow 

Note:  The financial statements provided within provide the financials for the subject of 
the examination alone except for the Comparative Statement of Cash Flow is shown on a 
consolidated basis.  
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Comparative Balance Sheet 
For the Year Ended December 31,  

ASSETS 2018 2017

Current assets:
     Cash and cash equivalents 401,627$         220,515$         
     Accounts receivable, net of 
        allowance for doubtful accounts 546,570           478,884           
     Prepaid expenses and other current assets 122,422           120,209           

Total Current Assets 1,070,619        819,608           
Restricted deposits and reserves 92,655             162,990           
Other assets:
     Software implementation costs 6,572               -                       
     Goodwill, net of accumulated amoritzation 2,202,657        2,601,646        

Total assets 3,372,503$      3,584,244$      

LIABILITIES AND PARTNERS' EQUITY 2018 2017

Current liabilities:
   Accounts payable and accrued expenses 525,779$         470,386$         
   Deferred revenues 221,341           251,094           

Total current liabilities 747,120           721,480           
Due to affiliates 157,313           259,430           

Total liabilities 904,433           980,910           

Members' deficiency:
   Members' Equity (deficiency) 2,468,070        2,603,334        

Total members' equity (deficiency) 2,468,070        2,603,334        
Total liabilities and
   members' equity deficiency 3,372,503$      3,584,244$      
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Comparative Statement of Operations  
For the Year Ended December 31, 

 

  

2018 2017

Revenues:
   Resident/patient revenue 9,545,395$      8,786,736$      
   Investment income 2,107               1,024               
   Other income 269                  4,877               

Total revenues 9,547,771        8,792,637        

Expenses:
   Nursing and medical 2,552,391        2,714,016        
   Administrative 1,350,866        1,232,838        
   Dietary 734,727           707,333           
   General services 1,977,073        1,938,876        
   Grounds and maintenance 657,387           656,565           
   Facility lease 1,095,324        1,073,848        
   Other expenses 112,507           307,162           
   Management fees 553,771           509,631           
   Amortization 398,989           398,989           

Total expenses 9,433,035        9,539,258        

Operating income 114,736           (746,621)          

(Loss) income from continuing operations 114,736           (746,621)          
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Consolidated Comparative Statement of Cash Flow 
For the Year Ended December 31, 

 

2018 2017
Cash flows from operating activities:
   Consolidated net (loss) income (1,773,469)$       3,835,969$        
Adjustments to reconcile consolidated net
   (loss) income to net cash provided by
   operating activities:
   Depreciation 3,301,753          3,460,703          
   Amortization 911,039             911,039             
   Amortization of debt issuance costs 320,606             412,594             
   Deferred gain recognition (4,038,067)         (4,038,067)         
   Accrued interest 79,691               79,691               
   Bad debt expense 474,200             335,503             
   Loss on impairment of assets 5,174,253          -                         
   Gain on disposal of assets (6,833)                -                         
Changes in assets and liabilities:
   Accounts receivable (539,913)            (389,062)            
   Prepaid expenses and other current assets 168,988             (182,391)            
   Accounts payable and accrued expenses 960,338             517,022             
   Other liabilities 1,374,360          1,661,982          

Net cash provided by operating activities 6,406,946          6,604,983          

Cash flows from investing activities:
   Purchases of property and equipment, net (4,687,001)         (3,459,167)         
   Note receivable 550,000             -                         
   Restricted deposits and reserves, net (499,721)            1,699,198          
   Deposit on intangible assets (111,724)            -                         

Net cash used in investing activities (4,748,446)         (1,759,969)         

Cash flows from financing activities:
   Principal payments on long-term debt (1,700,701)         (1,638,769)         
   Distributions (235,038)            (1,464,343)         
  Capital lease principal payments (36,553)              (47,389)              
   Debt issuance costs -                         (3,176)                
   Due to/from affiliates, net (375,529)            (1,723,922)         

Net cash used in financing activities (2,347,821)         (4,877,599)         

Net decrease in cash and cash equivalents (689,321)            (32,585)              
Cash and cash equivalents - beginning of year 21,295,867        21,328,452        

Cash and cash equivalents - end of year 20,606,546$      21,295,867$      

Supplemental disclosure of cash flow information:
Cash paid during the year for interest 3,433,379$        3,491,151$        

Accrued interest on note payable 79,691$             79,691$             
Building improvements acquired through
   debt obligations 5,006,764$        505,735$           
Affiliate due to/from paid down through
   distributions -$                       1,294,174$        
Restricted cash, loan costs and mortgage paid
   through loan refinancing and affiliate
   advances -$                       5,191,840$        
Equipment acquired through capital lease 
   obligations 23,378$             -$                       
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NOTES TO FINANCIAL STATEMENTS 

STATUTORY MINIMUM LIQUID RESERVE                $92,655 

In accordance with 40 P.S. § 3209, the Provider must establish and maintain a statutory
minimum liquid reserve in an amount equal to or exceeding the greater of:

(1)  The total of all principal and interest payments due during the next 12 months  
       on account of any mortgage loan or other long-term financing of the facility; or

(2)  Ten percent of the projected annual operating expenses of the facility exclusive of 
       depreciation. 

Of the above two requirements, the value of (1) is $43,406 and the value of (2) is 
$14,264. As of December 31, 2018, the Provider had established and reported a reserve of 
$92,655 for this purpose. 

ESCROW ACCOUNT REQUIREMENTS 

The Provider does accept deposits from CCRC residents and therefore maintains an 
escrow account. The escrow agreement was determined to be in compliance with 40 P.S. § 3212. 

SUBSEQUENT EVENTS  

The examiner was not made aware of any events, subsequent to the examination date, 
that could have a materially financial effect on the Provider.  

RECOMMENDATIONS 

PRIOR EXAMINATION 

There are no prior recommendations, as this is the first examination of the Provider.  

CURRENT EXAMINATION 

As a result of the current examination, the following recommendation is being made:

It is recommended that the Provider submit updated biographical affidavits of all 
Board of Directors or Management Personnel with the Department every five years or 
when a change in Director or Management Personnel occurs.  (See Management 
Personnel page 3). 
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CONCLUSION 

The examination of Juniper Village at State College Operations II LLC, as of December 
31, 2018, was determined to be not in compliance with all applicable Pennsylvania laws and 
regulations as pertaining to CCRCs.  

This examination was conducted by Jessica H. Fulton. 

Respectfully, 

Melissa L. Greiner 
Director  
Bureau of Financial Examinations

William M. Fedak, CFE 
Examination Manager 

Jessica H. Fulton 
Examiner-in-Charge 

 

 
 

 


