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Legal Disclaimer 
 
 
The Financial Guidance Materials and information (the Materials) are general in nature 
and do not constitute legal advice. The Materials are distributed by the State of 
Queensland acting through the Department of Housing and Public Works (the 
department) as an information source only.  
 
The department has taken care to ensure that the Materials reflect the requirements of 
the Retirement Villages Act 1999, Retirement Villages Regulation 2018 and bestknown 
industry practice. However, you should not rely on them without seeking your own legal 
advice regarding the legislative requirements and your circumstances.  
 
To the maximum extent permitted by law, the department:  
 

• makes no statements, representations, or warranties about the accuracy, 
quality, context, adequacy, completeness, availability, or suitability for any 
purpose of any materials 

• disclaims all liability (including without limitation, liability in negligence) for all 
expenses, losses, damages, and costs (including consequential or indirect loss 
or damage or loss of profits) that you or any other person might incur as a result 
of the Materials being in any way inaccurate, out of context, unavailable, not up 
to date, inadequate, incomplete, or unsuitable for any purpose.  

 
 
 
 
 
 
 
 
 
 
 
 

Version                     Date                               Number of Publications 
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1                               May 2025                    1 
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Overview of amendments to Retirement Villages Legislation  
Amendments made to the Retirement Villages Act 1999 (RV Act) by the Housing Legislation Amendment Act 2023, 
which commenced on 5 April 2023, aim to maintain public confidence in the retirement village industry by enhancing 
the financial transparency of the operations of retirement villages and the accountability of retirement village scheme 
operators (scheme operators). The key changes: 

• Allow for approved forms and additional information prescribed by regulation for financial documents which 
include the following under RV Act section 113AA: 

o a capital replacement fund budget 

o a maintenance reserve fund budget 

o a general services charge budget 

o a quarterly financial statement  

o an annual financial statement 

o an audit report 

o an independent quantity surveyor’s written report. 

• Give residents and resident committees better access to financial documents. For example, the scheme 
operator must provide draft budgets and associated quantity surveyor reports to residents and resident 
committees upon written request at least 14 days before the beginning of a financial year (RV Act section 
113AB).  

• Require operators to provide the independent quantity surveyor reports, annual financial statements and audit 
reports to the department and these documents are part of the public register for retirement villages (RV Act 
section 35). 

• Require operators to:  

o have regard to the written quantity surveyors report for the capital replacement fund budget. 
o fix the operator’s annual capital replacement fund contribution to cover the necessary and reasonable 

spending from the fund for the financial year and to reserve an appropriate proportional share of 
amounts that need to be accumulated to meet anticipated major expenditure over at least the next 9 
years after the financial year.  

o pay this annual contribution into the fund each year (RV Act sections 93 and 94). 

• Mean that a quantity surveyor is a person who holds a member grade, or a fellow grade, membership with the 
Australian Institute of Quantity Surveyors or an equivalent grade of membership with a successor of Australian 
Institute of Quantity Surveyors (RV Act Schedule Dictionary). 

The Retirement Villages Regulation 2018 (RV Regulation) was amended on 14 June 2024 to provide more detailed 
requirements for financial documents. 

The requirements for independent quantity surveyor reports apply from 1 July 2024, as these reports are used to 
prepare the 2025-26 budgets (and subsequent budgets) for the capital replacement fund and maintenance reserve 
fund. 

The requirements for village budgets, financial statements and audit reports apply for financial documents relating to 
the 2025-26 financial year and subsequent financial years.  

https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.113AA
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.113AB
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.113AB
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.35
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.35
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.93
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.94
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sch
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207


 

Retirement Villages Financial Guidance Material  Page | 5 
Stage 3 Annual Financial Statements 
 

Purpose and Scope of Financial Guidance Material 
These guidance materials are for the use and information of retirement village scheme operators, resident committees 
and residents in Queensland. 

Their purpose is to assist the retirement village industry to comply with the financial reporting requirements contained 
in the RV Act and RV Regulation, and to help residents understand what these financial reporting requirements are. 
The materials were developed in association with an independent financial expert and in consultation with industry and 
resident stakeholder groups. 

To align with best-practice, scheme operators should continue to provide the highest level of disclosure to residents 
and the department as possible, and ensure that material information is presented in a way that assists residents to 
have confidence about the transparency and accountability of village financial operations. 
 
The department may issue updated guidance materials from time to time. 

Guidance Material Series 

The financial guidance materials will be produced in 4 stages and will provide information on minimum financial 
reporting requirements, best-known practice, and provide sample templates. This publication provides guidance 
material for Stage 3 only which addresses annual financial statements. 

Stages 1, 2 and 4 are published separately and cover quantity surveyor reports and budgets, quarterly financial 
statements, and audit reports. 
Sample Templates 

The sample templates provided in this document are not ‘approved forms’ under the RV Act. The department has not 
issued approved forms for annual financial statements and disclosure notes, and it is not mandatory for scheme 
operators to use the templates provided. The templates are provided for guidance only and include the requirements 
under the RV Act and RV Regulation.  

They have been prepared to illustrate best-known practice examples for the presentation of annual financial 
statements and disclosure notes. 

If scheme operators choose to use the sample templates, they have the flexibility to adopt the templates in full or to 
incorporate components or necessary changes into their existing accounting and reporting systems.  
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Annual Financial Statements 
A scheme operator is required to maintain separate accounts for the retirement village’s capital replacement fund, 
maintenance reserve fund and general services charges fund.  

Annual financial statements for a retirement village scheme report on the actual income to, and expenditure from, 
each of the funds for a specified financial year. Annual financial statements must meet the reporting requirements of 
section 113AA of the RV Act and Schedule 5B of the RV Regulation.  

A scheme operator must ensure an annual financial statement is given, on request, to a resident within 5 months after 
the end of each financial year under section 113(1) of the RV Act.  

The annual financial statement must be audited and an audit report issued under section 113(2) of the RV Act.. 
Further guidance on requirements for audit reports is included in the Stage 4 guidance materials. 

Part 4A section 16D of the RV Regulation prescribes the form of, and the information that must be included in an 
annual financial statement. 

 
Definitions 
 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

  

What is a relevant period? 
 

For an annual financial statement, the relevant period is the financial year to which the annual financial 
statement relates. The previous relevant period is the previous financial year. 

What is material expenditure? 
 

Material has the meaning given by the Australian Accounting Standards. Simplified, it relates to the 
significance of the item and whether non-disclosure of the item could influence the economic decisions of 
the user of the information.  

What is report expenditure? 
 

Report expenditure means expenditure comprising capital replacement costs or maintenance and repair 
costs recommended in a quantity surveyor report. 

What is the capital replacement reserve? 
 

The capital replacement reserve is the amount a scheme operator must decide is to be held in the capital 
replacement fund for the village having regard to the fund’s purpose, the quantity surveyor’s report and any 
amounts transferred to the fund under section 232 or 234 of the RV Act. 

What is the maintenance reserve? 
 

The maintenance reserve is the amount a scheme operator must decide is to be held in the maintenance 
reserve fund for the village having regard to the fund’s purpose, the quantity surveyor’s report and any 
amounts transferred to the fund under sections 232 to 234 of the RV Act. 

(4) If the amount held in an existing retirement village’s maintenance reserve fund is less than the 
maintenance reserve, the operator must increase the maintenance reserve fund contribution to reach the 
maintenance reserve within the following period  

  

https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.113AA
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.113
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.113
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sec.16D
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.232
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.234
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.232
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.234
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Requirements for statements for capital replacement fund  
RV Regulation Schedule 5B Part 1 requires annual financial statements for the capital replacement fund to include the 
following:  

• income of capital replacement fund (section 2) 

• expenditure of capital replacement fund (section 3) 

• surplus or deficit of capital replacement fund (section 4) 

• comparisons to amounts for previous relevant period (section 5) 

• form of statement and comparisons to corresponding budget amount (section 6). 

 
Income of capital replacement fund 

The statement must list as separate line items:  

• amounts received under insurance policies for the destruction of items of a capital nature under RV Act 
section 94(1)(a)  

• interest received from investment of amounts in the fund under RV Act section 94(1)(b) 

• amounts paid by residents for deliberate damage or accelerated wear caused by residents actions under 
RV Act section 94(1)(f)  

• the total of the capital replacement fund contributions paid into the fund under RV Act section 94(1)(c) 

• other amounts paid into the fund, including amounts paid from a resident’s services charge towards 
capital replacement under an existing residence contract under RV Act section 94(1)(d). 

The statement must also state the total income of the fund. 

 
Expenditure of capital replacement fund 

The statement must have a section titled ‘Quantity surveyor expense items’ that –  

(a) either: 

1. lists each item of report expenditure as separate line items; or 

2. does both of the following:  

- lists each type of report expenditure that is considered material as separate line items 

- states the total of any remaining report expenditure as a separate line item.  

and 

(b) states the total of all report expenditure. 

The statement must also have a section for other expenditure of the capital replacement fund that lists as separate 
line items: 

• the quantity surveyor’s fees for preparing the capital replacement quantity surveyor report  

• tax paid on interest received from investments held in the fund under section 94(1)(b) of the RV Act  

• the total of the other expenditure.  

https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-pt.1
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.2
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.3
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.4
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.5
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.6
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.94
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.94
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.94
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sec.94
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.94
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.94
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.94
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The statement must separately state the total of all expenditure of the fund.  
 

Surplus or deficit of capital replacement fund 

The statement must separately state: 

• the surplus or deficit of the fund carried over from the previous relevant period (the previous financial year)  

• the surplus or deficit of the fund at the end of the financial year.  

 
Comparisons to amounts for previous relevant period 

The statement must state, next to each amount, the corresponding amount for the previous relevant period for each of 
the following items: 

• income of capital replacement fund 

• expenditure of capital replacement fund 

• surplus or deficit of capital replacement fund. 

 

Form of statement 

The statement must be, as close as practicable, in the same form as the capital replacement fund budget. 

  

Comparisons to corresponding budget amount  

The statement must state the budgeted amount for each of the following items: 

• income of capital replacement fund 

• expenditure of capital replacement fund 

• surplus or deficit of capital replacement fund. 

 

 
  

Best Practice  

It is considered best practice to show the variance or difference between the: 

• current financial year actual income and expenditure, and the current annual budget 

• current financial year actual income and expenditure, and the actual income and expenditure from the 
previous financial year 

The variance can be shown as either a percentage or an amount, or both. 

The annual financial statements should continue to provide this information if it is already currently 
provided. 
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Template - Capital Replacement Fund – Annual Financial Statement 

<Name of Scheme Operator> 

<Name of Retirement Village> 

Capital Replacement Fund Annual Financial Statement 

For the financial year ending 30 June 20XX> 

  Notes  
Current FY 

Actual  
Current FY 

Budget 
Budget 

Variance 
Previous 
FY Actual 

FY 
Comparison 

Variance 

    $ $ $ % $  $ % 
Surplus/(deficit) carried over 
from previous financial year             

Income        
Scheme operator capital 
replacement fund contribution             
Interest       
Insurance proceeds             
Resident payments (s94(1)(f) and 
s96 of the RV Act)       
Other income (s94(1)(d) of the RV 
Act)             
Total Income             

Expenditure        
Quantity surveyor expense 
items        

Reinstate unit – major   

Other capital purchases 
External       
Replace pergola roof structure             
Replace lights on pathways             
Replace clothes lines       
Replace external light fittings       
Replace cracked tiles on swimming 
pool        
Replace outdoor chairs near BBQ       
Replace bowls for bowling green       
Replace downpipes on units x-xx       
Replace eaves and gutters units x-
xx       
Replace village signage       
Replace hot water systems units x-
xx       
Internal clubhouse       
Replace ceiling fans in club house       
Replace air con unit in club house       
Replace door hardware       
Replace locks on internal windows 
in clubhouse        
Replace flooring in main entrance of 
foyer in clubhouse        
Replace tables and chairs in cafe       
Replace pavers        
Units       
Replace air con units in bedroom 
units xx-xx       
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Replace ceiling fans in main 
bedrooms units xx-xx       
Replace kitchen bench top in units 
x-x       
Replace cook tops in units xx-xx       
Replace shower rails in bathroom 
units xx-xx       
Replace pavers in external sitting 
area for units x-x       
Reinstatement contracts       
Reinstate unit xx – major works       
Reinstate unit xx – general works       
Total quantity surveyor expense 
items             

Other expenditure       

Quantity surveyor fees       

Income tax paid       

Bank charges             

Other expenditure              

Total other expenditure             

Total Expenditure              

Surplus/(deficit) at the end of 
the financial year             
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Requirements for statements for maintenance reserve fund  
RV Regulation Schedule 5B Part 2 requires annual financial statements for the maintenance reserve fund to include 
the following:   

• Income of maintenance reserve fund (section 8) 

• Expenditure of maintenance reserve fund (section 9) 

• Surplus or deficit of maintenance reserve fund (section 10) 

• Comparisons to amounts for previous relevant period (section 11) 

• Form of statement and comparisons to corresponding budget amount (section 12). 

 
Income of maintenance reserve fund  

The statement must have a section for the income of the fund that: 

• lists, as separate line items, each type of income 

• states the total maintenance reserve fund contributions paid by current residents  

• states the total contributions paid by former residents - who remain responsible for making maintenance 
reserve fund contributions within the 9-month period after termination or in accordance with residence 
contract requirements under Section 104 (2) and (3) of the RV Act  

• states the total maintenance reserve fund contributions paid by the scheme operator - for units that have not 
been occupied under a residence contract e.g., under construction or new units for sale, or units where no 
residence contract is in force under section 104(3) of the RV Act and section 105(1) of the RV Act 

• any other income (e.g. interest received from investment of amounts held in the fund). 

The statement must also state the total income of the fund. 

 
Expenditure of maintenance reserve fund  

The statement must have a section titled ‘Quantity surveyor expense items’, that:  

a) either –  

1. lists each item of report expenditure as separate line items 

2. or does both of the following  

- lists each item of report expenditure that is considered material as separate line items 

- states the other remaining report expenditure as a separate line item.  

and 

b) states the total of all report expenditure. 

The statement must also have a section for other expenditure of the maintenance reserve fund that lists as separate 
line items:  

• the quantity surveyor’s fees for preparing the maintenance and repair quantity surveyor report 

 

https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sch.5B-pt.2
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.8
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sch.5B-sec.9
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sch.5B-sec.10
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.11
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sch.5B-sec.12
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.104
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.104
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sec.105
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• tax paid on interest received from investments held in the fund under section 100(1)(b) of the RV Act  

• the total of the other expenditure.  

The statement must separately state the total of all expenditure of the maintenance reserve fund.  

 
Surplus or deficit of maintenance reserve fund  

The statement must separately state: 

• the surplus or deficit of the fund carried over from the previous financial year  

• the surplus or deficit of the fund at the end of the financial year. 

 
Comparisons to amounts for previous relevant period  

The statement must state, next to each amount, the corresponding amount for the previous financial year for each of 
the following: 

• income of maintenance reserve fund 

• expenditure of maintenance reserve fund 

• surplus or deficit of maintenance reserve fund. 

 

Form of statement 

The statement must be, as close as practicable, in the same form as the maintenance reserve fund budget. 

  

Comparisons to corresponding budget amount  

The statement must state the budgeted amount for each of the following items: 

• income of maintenance reserve fund 

• expenditure of maintenance reserve fund 

• surplus or deficit of maintenance reserve fund. 

 

 

 

 

 

 

 

 

 

  

Best Practice  

It is considered best practice to show the variance or difference between the: 

• current financial year actual income and expenditure and the current annual budget 

• current financial year actual income and expenditure and the actual income and expenditure from the 
previous financial year. 

The variance can be shown as either a percentage and/or amount. 

The annual financial statements should continue to provide this information if it is already currently 
provided. 

https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.100
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Template - Maintenance Reserve Fund – Annual Financial Statement  

<Name of Scheme Operator> 

<Name of Retirement Village> 

Maintenance Reserve Fund Annual Financial Statement 

For the financial year ended June <20XX> 

  Notes  
Current FY 

Actual  
Current FY 

Budget 
Budget 

Variance 
Previous 
FY Actual 

FY Comparison 
Variance 

    $ $ $ % $ $ % 
Surplus/(deficit) carried over from 
previous financial year        

Income        
Contributions – residents             
Contributions – former residents             
Contributions – scheme operator       
Interest received             
Other income             

Total Income             

Expenditure        

Quantity surveyor expense items        
External              
Paint road markings             
High pressure of concrete paths, roads and 
gutters       
Rodent control        
Tree and shrub removal       
Garden equipment maintenance       
BBQ repairs       
Pool pump repair       
Repainting of walls in clubhouse foyer       
Replace bulbs in external lighting       
Pool maintenance       
Fix bowling green cover       
Units       
General repairs       
Repair dry rot on units x-x       
Doorstops repaired       
Venetian blinds repaired       
Repair and rehang toilet roll holder unit xx       
Air con maintenance in units xx-xx       
Fire alarm repairs to unit xx       
Repair patio paving unit x       
Maintain external plumbing systems and 
pipework       
Clean eaves and gutters of clubhouse        
Village vehicles       
Ride on mower maintenance       
Golf buggy service       
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Total quantity surveyor expense items             
Other Expenditure       

Quantity surveyor fees       

Income tax paid       

Bank charges       

Other expenditure        

Total other expenditure             

Total Expenditure              

Surplus/(deficit) at the end of the 
financial year             
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Requirements for statements for general services charges fund  
RV Regulation Schedule 5B Part 3 requires annual financial statements for the general services charges fund to 
include the following:   

• income of general services charges fund (section 14) 

• expenditure of general services charges fund (section 15) 

• surplus or deficit of general services charges fund (section 16) 

• comparisons to amounts for previous relevant period (section 17) 

• form of statement and comparisons to corresponding budget amount (section 18). 

 

Income of general services charges fund  

The statement must have a section for the income of the fund that: 

• lists, as separate line items, each type of income  

• states the total general services charges paid by current residents 

• states the total contributions paid by former residents - who remain responsible for making general service 
charges fund contributions within the 9-month period after termination or in accordance with residence 
contract requirements under Section 104 (2) and (3) of the RV Act  

• states the total general services charges paid by the scheme operator - for units that have not been occupied 
under a residence contract e.g., under construction or new units for sale, or units where no residence contract 
is in force under section 104(3) of the RV Act and section 105(1) of the RV Act 

• lists each type of other income received separately (such as interest received from investment of amounts 
held in the fund, hire of community halls). 

The statement must also state the total income of the fund. 

 
Expenditure of general services charges fund  

The statement must have: 

1. a section for section 107 expenditure of the RV Act of the fund that:  

a)  lists as separate line items: 

• rates, taxes, or charges (levied under an Act in relation to the retirement village land or its use) 

• insurance (including premiums and payment of excesses which relate to the retirement village or its use) 

• salary or wages for staff payable under an award, certified agreement or other industrial agreement made, 
approved, or certified under the Industrial Relations Act 2016 or a Commonwealth Act 

• management expenses relating to exercising the functions of a scheme operator appointed under a court 
management order – (refer sections 38 and 38A(1)(a) of the  RV Act). 

and 

b) states the total section 107 expenditure 

 

https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-pt.3
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.14
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.14
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.15
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sch.5B-sec.16
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.17
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.18
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.104
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.104
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sec.105
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.107
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sec.38
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2. a section for General Expenditure that:  

(a) lists as separate line items the following types of general expenditure (whether or not they are material 
expenditure): 

• audit expenses 

• banking expenses 

• electricity expenses 

• cleaning expenses 

• pest control expenses 

• phone and internet expenses 

• day to day maintenance expenses 

• scheme operator administration 

• staff salary or wages that are not section 107 expenses  

• staff expenses that are not section 107 expenditure, for example, training costs, membership fees, 
bonuses. 

(b) lists as separate line items, other types of general expenditure that are material expenditure  

(c) states, as separate line items, the total amount of general expenditure that is not otherwise included in a 
separate line item  

(d) states the total of the general expenditure. 

The budget line items provided in the RV Regulation do not limit the type of general expenditure that may be listed in 
the statement as separate line items.  

 

Surplus or deficit of general services charges fund  

The statement must separately state: 

• the surplus or deficit of the fund carried over from the previous financial year  

• the surplus or deficit of the fund at the end of the financial year. 

 

Comparisons to amounts for previous relevant period  

The statement must state, next to each amount, the corresponding amount for the previous financial year for each of 
the following: 

• income of general services charges fund 

• expenditure of general services charges fund 

• surplus or deficit of general services charges fund. 
 

Form of statement 

The statement must be, as close as practicable, in the same form as the general services charges fund budget.  
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Comparisons to corresponding budget amount  

The statement must state the budgeted amount for each of the following items: 

• income of general services charges fund 

• expenditure of general services charges fund 

• surplus or deficit of general services charges fund. 

 
 

 
 
 
 
 
 
 
 
 
 
 

 

 

 

  

Best Practice  

It is considered best practice to show the variance or difference between the: 

• Current financial year actual income and expenditure and the current annual budget 

• Current financial year actual income and expenditure and the actual income and expenditure from the 
previous financial year. 

The variance can be shown as either a percentage and/or amount. 

The annual financial statements should continue to provide this information if it is already provided. 
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Template - General Services Charges Fund – Annual Financial 
Statement 

<Name of Scheme Operator> 

<Name of Retirement Village> 

General Services Charges Fund Annual Financial Statement 

For the financial year ended 30 June <20XX> 

  Notes  
Current FY 

Actual  
Current FY 

Budget 
Budget 

Variance 
Previous FY 

Actual 

FY 
Comparison 

Variance 
    $ $ $ % $  $ % 
Surplus/(deficit) carried over from 
previous financial year             

Income        
General services charges - residents             
General services charges - former residents 
(s104(2) and s104(3))             

General Services charges - scheme operator 
(s104(3) and s105(1)       

Interest received             
Other income (break down by type of income in 
separate lines)             

Total income             

Expenditure        
General expenditure        
Audit expenses             

Banking expenses             
Electricity expenses (for village common areas and 
amenities)              

Cleaning expenses (e.g. pool, clubhouse village 
amenities)             

Pest control expenses             

Phone and internet expense             

Day-to-day maintenance expenses             
Scheme operator administration and management 
expenses             

Staff salary or wages (s106)             
Other staff expenses (e.g. training costs, bonuses) 
(s106)            

Lists as separate line items each item of general 
expenditure that is material       

The total amount of general expenditure that is not 
otherwise included in a separate line item             

Total general expenditure             

S107 expenditure        
Council rates              

Utility charges for village (e.g. water rates)             

Insurance             

Staff salary or wages (s107)             

Management expenses (s38A only)             

Income tax        

Total s107 expenditure             

Total expenditure (s106 + s107)             
Surplus/(deficit) at the end of the financial 
year       
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Requirements for statement of assets and liabilities 
Schedule 5B Part 4 of the RV Reg requires annual statements of assets and liabilities to include the following: 

Assets 

The statement must have a section that:  

• shows the assets of the retirement village as at the end of the financial year Schedule 5B Part 4 section 
20(1). 
 

• list as separate line items, the balance of the bank accounts  Schedule 5B Part 4 section 20(2) for: 
 
- the capital replacement fund 
- the maintenance reserve fund 
- the general services charges fund. 

 
Liabilities 

The statement must have a section that: 

• shows the liabilities of the retirement village as at the end of the financial year Schedule 5B Part 4 section 
21(1) 
 

• for each liability that is a loan, the reason for the loan Schedule 5B Part 4 section 21(2). 

 

 

 

 

 

 

  

https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-pt.4
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.20
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.20
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.20
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.21
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.21
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.21
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Template – Statement of Assets and Liabilities 

<Name of Scheme Operator> 

<Name of Retirement Village> 

Statement of Assets and Liabilities  

As at financial year ended 30 June <20XX> 

  
Notes  Current Year Prior Year 

    $ $ 

Current Assets     
Cash at bank - general services charges fund    
Cash at bank - maintenance reserve fund    
Cash at bank - capital replacement fund    
Trade and other receivables       
Prepayments    
Other current assets       
Total Current Assets       

Non-Current Assets     
Property, Plant and Equipment       
Total Non-Current Assets       
Total Assets    

Current Liabilities     
Trade and other payables       
Resident contributions in advance     
Loans    
Total Current Liabilities       
Non-Current Liabilities    
Loans    
Total Liabilities       

Net Assets       

Equity     
Capital       
Retained Profits       
Total Equity       
Opening Surplus/Deficit       
Plus Operating Surplus       
Less Operating Deficit       
Closing Surplus/Deficit       
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Accounting Disclosure Notes for the Annual Financial Statements  
Under RV Regulation section 16D(2)(c), accounting disclosure notes must be included in annual financial statements.  

Disclosure notes provide additional information and explanations to residents of the village and other users of the 
annual financial statements. RV Regulation schedule 5B part 5 division 2 outlines the disclosure note requirements for 
annual financial statements of the capital replacement fund, maintenance reserve fund and general services charges 
fund. 

 
Requirements 
Annual financial statement must include the following disclosures notes for each fund: 

• for each line item of expenditure that is material expenditure and is made up of more than 1 expense type – a 
note stating the breakdown, purpose and amounts of the expense types forming part of the line item (to the 
extent it is not otherwise separately disclosed in the annual financial statement). For example – for a line item 
for administration and management expenses, the note may list the types of expenses (for example, 
‘accounting’, ‘human resources’, ‘web services’, ‘IT support’, ‘other’) and amounts forming part of the line item. 

• If a line item of expenditure includes a shared expense, a note stating –  

o the other entities, types of entities or purposes for which the expense is expected to be incurred.  

o the method used to calculate the portion of the shared expense paid from the fund i.e. the share of the 
costs and basis of allocation  

 
 

• If no amounts are paid into or from the fund, an explanation of why no amounts are paid into or from the fund 

• an explanation of any material differences between 

o the income or expenditure of the fund and the corresponding amount in the fund budget 

o any surplus or deficit of the fund and the corresponding amount in the fund budget. 

 
Additional disclosure notes for the capital replacement fund 

RV Regulation schedule 5B part 5 division 2 section 24 (2) requires the following accounting disclosure notes to be 
included:  

• a note stating the particulars of any amounts received under insurance policies for the destruction of items of a 
capital nature (section 94(1)a of the RV Act). 

• a note stating the amount of the capital replacement reserve under section 92(3) of the RV Act. 

What is a shared expense? 

Examples— 

1. expenditure of a scheme operator that relates to 2 or more retirement villages 

2. expenditure of a parent corporation of a scheme operator for management and administration activities for 2 
or more retirement villages or aged care services 

3. expenditure of a scheme operator shared with a body corporate of the retirement village 

4. expenditure of a scheme operator shared with an entity located with the retirement village, for example, an 
aged care service 

 

https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sec.16D
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-pt.5-div.2
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.24
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.94
https://www.legislation.qld.gov.au/link?guid=_641321d2-0a48-45b8-82f1-d4c43b9cca2e&id=sec.92&version.series.id=70c16121-f0fa-42a2-ad8c-516ed0e2a7dd&doc.id=act-1999-071&date=2025-03-27&type=act
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• a note explaining any material difference between the amount of the capital replacement reserve and the 
amount recommended in the capital replacement quantity surveyor report. 

 

Additional disclosure notes for the maintenance reserve fund 

RV Reg Schedule 5B Part 5 Division 2 section 24(3) requires the following accounting disclosure notes to be included:  

• a note stating the amount of the maintenance reserve under section 98(3) of the RV Act. 

• a note explaining any material difference between the amount of the maintenance reserve and the amount 
recommended in the maintenance and repair quantity surveyor report. 

 

Other accounting disclosure notes 

RV Reg Schedule 5B Art 5 Division 2 section 25 lists the other accounting disclosure notes that must be included in an 
annual financial statement. 

• Basis of preparation 
A note stating the basis for the preparation of the annual financial statement and any accounting standards 
and principles that the statement was prepared in accordance with.  

• Body corporate 
If all or part of the retirement village land is included in a community titles scheme, a note describing the 
payments made by the scheme operator to, or received by the scheme operator from, the body corporate for 
the community titles scheme. 

 

 
• Types of interests affecting the retirement village’s property 

A note stating the types of interests affecting the retirement village’s property as at the end of the financial 
year.  

 
• Person entitled to the benefit of the interest, mortgage or charge 

If an interest, mortgage or other charge affects the retirement village’s property other than property in which a 
resident holds a freehold, leasehold or other interest, a note stating the person entitled to the benefit of the 
interest, mortgage or charge. 

• Related party payments 
A note stating the particulars of any related party payments made or received by the scheme operator for the 
retirement village that were not made as part of a transaction at arm’s length for fair value with a party to a 
residence contract or residential tenancies agreement entered with the scheme operator. 

What is a body corporate? 

A body corporate created under the Body Corporate and Community Management Act 1997 schedule 6 . 

 

Examples of types of interests affecting the retirement village’s property include freehold interests in 
accommodation units, leasehold interests in accommodation units, licences of accommodation units. 

https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.24
https://www.legislation.qld.gov.au/view/html/inforce/2025-03-27/act-1999-071#sec.98
https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.25
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1997-028#sch.6
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• Former residents 

A note stating whether or not the scheme operator has paid all former resident liabilities for the financial year, 
and if not paid in full then the total amount of the former resident liabilities that remains unpaid, and the reason 
why it has not been paid.  

 

 

 

  

What is a related party of a scheme operator?  

1. an entity that supplies goods or services to the retirement village or residents of the retirement village and 
the scheme operator has an interest in the entity; or obtains a commission, fee or reward in relation to the 
supply of the service (for example:  a general service, a personal service, a utility)  

2. if the scheme operator is a corporation, the related body corporate of the scheme operator within the 
meaning of the Corporations Act, section 50; or the related party of the scheme operator within the meaning 
of the Corporations Act, section 228 

3. if the scheme operator is an individual, a relative of the scheme operator; or a corporation of which the 
scheme operator or a relative of the scheme operator is a director, secretary or majority shareholder. 

What is a former resident liability?  

A former resident liability, for a financial year, means an amount that becomes payable by the scheme operator 
under section 63(1) or 63A (3) of the Act during the financial year. 

Under section 63(1) of the RV Act, the scheme operator must pay the exit entitlement of a former resident to the 
person entitled to receive it when it becomes due.  

Under section 63A(3) of the RV Act, the scheme operator must enter into and complete a contract to purchase a 
former resident’s freehold property in accordance with buy back provisions. 

https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.63
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071#sec.63A


 

Retirement Villages Financial Guidance Material  Page | 24 
Stage 3 Annual Financial Statements 
 

Template – Accounting Disclosure Notes  

<Name of Scheme Operator> 

<Name of Retirement Village> 

Annual Financial Statement Accounting Disclosure Notes 

For the financial year ended 30 June <20XX> 
1. Basis of preparation 
A note stating the basis for the preparation of the annual financial statement and any accounting 
standards and principles that the statement was prepared in accordance with: 
 
 
 
 
2. Body corporate 

If all or part of the retirement village land is included in a community titles scheme, a note describing the 
payments made by the scheme operator to, or received by the scheme operator from, the body corporate 
for the community titles scheme. 
 
 

3. Types of interests affecting the retirement village’s property 
A note stating the types of interests affecting the retirement village’s property as at the end of the financial 
year.  

 
 
4. Person entitled to the benefit of the interest, mortgage or charge 
if an interest, mortgage or other charge affects the retirement village’s property other than property in 
which a resident holds a freehold, leasehold or other interest, a note stating the person entitled to the 
benefit of the interest, mortgage or charge. 

 
 
5. Related party transactions 
A note stating the particulars of any related party payments made or received by the scheme operator for 
the retirement village; and were not made as part of a transaction at arm’s length for fair value with a 
party to a residence contract or residential tenancies agreement entered into with the scheme operator. 

 
 
6. Former residents 
A note about former residents and whether the scheme operator has paid all former resident liabilities for 
the financial year in full. If not paid in full, then the total amount of the former resident liabilities that 
remains unpaid and the reason why the amount has not been paid.  

 
 
 
7. Material expenditure 
For each line item of expenditure in each of the funds that is material expenditure and is made up of more 
than 1 expense type, a note stating the breakdown, purpose and amounts of the expense types forming 
part of the line item (to the extent not otherwise separately disclosed in the statement). 
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8.  Shared expenses 
Details of any expenses in each of the funds that are shared costs with another retirement village, entity 
or corporate head office, must state the other village/s, types of entities or corporate head office the 
expense is shared with, the purpose and amount of the shared expense and the method used to 
calculate the shared expense i.e. the share of the costs and basis of allocation. 

 
 
 
9. No amounts paid into or out of the fund 
For each of the funds, if no amounts are paid into or from fund, an explanation of why no amounts are 
paid into or from the fund. 
 
 

10. Material differences 
For each of the funds, explain any material differences between: 

- the income or expenditure of the fund and the corresponding amount in the fund budget 
- any surplus or deficit of the fund and the corresponding amount in the fund budget  

 
 
 
 
 
11. Reserve balances 
For the capital replacement reserve and the maintenance reserve, disclose the amount of the reserve.  
 
 
 
 
 
12. Variance to quantity surveyor report  
For the capital replacement reserve and the maintenance reserve, explain any material difference 
between the reserve and the amount recommended in the quantity surveyor report for the fund. 
 
 
 
 
 

13. Amounts received under insurance policies 
For each amount paid into the capital replacement fund under section 94(1)a of the Act (amounts 
received under insurance policies for the destruction of items of a capital nature), an accounting 
disclosure note stating the particulars of the payment. 
 
 
 
 
 
Director / Authorised representative 
 
 
 
Dated:       
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Declarations by Scheme Operator 
 

Schedule 5B part 6 section 30 of the RV Regulation states annual financial statements must include the following 
declarations by the scheme operator:  

� whether the financial statement has been prepared in accordance with the Retirement Villages Act 

� whether the information in the statement is true and correct 

� whether the statement was prepared on the assumption the retirement village scheme is a going concern 

� whether the bank accounts for the capital replacement fund, maintenance reserve fund and general services 
charges fund have been operated in accordance with the Retirement Villages Act 

� whether the scheme operator can pay all the operator’s debts relating to the retirement village as they become 
payable. 

 

https://www.legislation.qld.gov.au/view/html/inforce/current/sl-2018-0207#sch.5B-sec.30
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071
https://www.legislation.qld.gov.au/view/html/inforce/current/act-1999-071

