
1027 Arch Street Condominium 
Association Meeting

Wednesday, December 3rd, 2025

Click HERE to connect via Zoom: 

Meeting ID: 872 1966 9725
Passcode: 032495

https://us02web.zoom.us/j/87219669725?pwd=z1sQjEKImAbTbiwp0vSYK9gUDDyeNU.1


Agenda

• Approve meeting minutes from 12/18/2024.

• 2026 Election

• Financials

o 2026 Budget & monthly condominium fee impact

o Operating Account

o Reserve Account

• Major 2025 Expenses

• Lobby Refresh

• Questions

 



Approval of Meeting Minutes 

• Association Meeting on 12/18/2024

https://www.1027archlofts.com/_files/ugd/a7e31b_730467c2820f44b2bc81677a44852792.pdf


Election 

• Chuck Holdeman for Board Officer 3-year term.

 



2026 Budget 
2026 Budget

1027 Arch St Condominium Assoc BUDGET ACTUAL PROJECTED Budget to BUDGET

2025 Jan-Sept '25 2025 Project Actual 2026

INCOME

Monthly Condo Fees 432,156.00 330,601.88 440,802.51 8,646.51 524,556.00 

Other Income - Utilityfee/replacements 9,000.00 5,888.10 7,850.80 (1,149.20) 9,000.00 

TOTAL INCOME 441,156.00 336,489.98 448,653.31 7,497.31 533,556.00 

EXPENSE

Electricity 115,000.00 111,858.12 149,144.16 (34,144.16) 149,000.00 

Recovered (55,000.00) -58,895.43 (78,527.24) 23,527.24 (79,000.00)

Gas + Oil 10,000.00 8,173.66 10,898.21 (898.21) 10,000.00 

Recovered (10,000.00) -10,251.89 (13,669.19) 3,669.19 (10,000.00)

Water & Sewer 44,000.00 40,301.65 53,735.53 (9,735.53) 54,000.00 

Recovered (18,500.00) -14,987.42 (19,983.23) 1,483.23 (18,500.00)

Office Supplies 270.00 324.00 (324.00)

Telephone 3,600.00 2,569.79 3,426.39 173.61 3,600.00 

Utilities Metering Labor 6,500.00 6,095.13 8,126.84 (1,626.84) 6,500.00 

Elevator Maintenance 15,000.00 11,258.67 15,011.56 (11.56) 15,000.00 

HVAC Maintenance 28,000.00 23,078.83 30,771.77 (2,771.77) 28,000.00 

Security/Alarm Maintenance 3,661.00 2,427.24 3,236.32 424.68 3,661.00 

General Maintenance 43,000.00 34,267.56 45,690.08 (2,690.08) 43,000.00 

Cleaning/Janitorial 67,000.00 49,536.13 66,048.17 951.83 67,000.00 

Lawn/Snow Materials 1,500.00 1,553.24 2,070.99 (570.99) 1,500.00 

Trash Removal 20,000.00 19,074.21 25,432.28 (5,432.28) 20,000.00 

Extermination 3,564.00 2,673.00 3,564.00 -   3,564.00 

Moving Monitor Expense 0.00 -   -   

Recovered Moving Monitor 0.00 -   -   

Prop.Insurance 88,243.00 69,161.92 92,215.89 (3,972.89) 153,415.00 

Legal & Accting 7,000.00 24.00 32.00 6,968.00 5,000.00 

Lic & Cert Fee 300.00 0.00 -   300.00 300.00 

Management Fee 24,000.00 18,000.00 24,000.00 -   24,000.00 

Property Tax

Total Expenses 396,868.00 316,188.41 421,548.55 (24,680.55) 480,040.00 

NET INCOME 44,288.00 20,301.57 27,104.76 (17,183.24) 53,516.00 

Additional Reserve Condo Fees 41,096.04 30,822.03 41,096.04 41,096.04 

Loan Payment Condo Fees 72,557.64 63,183.01 84,244.01 84,244.01 

Trans to Reserves (85,211.64) (63,834.03) (85,112.04) -   (94,451.64)

Loan Payments (72,557.64) (54,416.97) (84,244.01) (84,244.01)

Transfer from Reserves

172.40 (3,944.39) (16,911.24) (17,183.24) 160.40 



2026 Budget cont.

Expense increase of 52%. Main drivers include: 

• Property Insurance ↑ $65,172

• Electricity ↑ $34,000

• Water/Sewage ↑ $10,000 Expense

Required condo fee increase of 21% effective 1/1/2026.

Option to offset condo fee increase by discontinuing additional 

monthly reserve funding ($50/month for average unit).



2026 Budget – Updated Condo Fees

UNIT # % Ownership 2025 HOA 2026 HOA
101 0.0693 $2,495.70 $3,029.31 
102 0.0517 $1,861.87 $2,259.96 
201 0.0146 $525.79 $638.21 
202 0.0146 $525.79 $638.21 
203 0.0146 $525.79 $638.21 
204 0.0146 $525.79 $638.21 
205 0.0146 $525.79 $638.21 
206 0.0146 $525.79 $638.21 
207 0.0146 $525.79 $638.21 
208 0.0130 $468.17 $568.27 
209 0.0100 $360.13 $437.13 
301 0.0146 $525.79 $638.21 
302 0.0146 $525.79 $638.21 
303 0.0146 $525.79 $638.21 
304 0.0146 $525.79 $638.21 
305 0.0146 $525.79 $638.21 
306 0.0146 $525.79 $638.21 
307 0.0146 $525.79 $638.21 
308 0.0130 $468.17 $568.27 
309 0.0100 $360.13 $437.13 
401 0.0146 $525.79 $638.21 



2026 Budget – Updated Condo Fees cont.

UNIT # % Ownership 2025 HOA 2026 HOA
402 0.0146 $525.79 $638.21 
403 0.0146 $525.79 $638.21 
404 0.0146 $525.79 $638.21 
405 0.0146 $525.79 $638.21 
406 0.0146 $525.79 $638.21 
407 0.0146 $525.79 $638.21 
408 0.0130 $468.17 $568.27 
409 0.0100 $360.13 $437.13 
501 0.0146 $525.79 $638.21 
502 0.0146 $525.79 $638.21 
503 0.0146 $525.79 $638.21 
504 0.0146 $525.79 $638.21 
505 0.0146 $525.79 $638.21 
506 0.0146 $525.79 $638.21 
507 0.0146 $525.79 $638.21 
508 0.0130 $468.17 $568.27 
509 0.0100 $360.13 $437.13 
601 0.0146 $525.79 $638.21 
602 0.0146 $525.79 $638.21 
603 0.0146 $525.79 $638.21 
604 0.0146 $525.79 $638.21 



2026 Budget – Updated Condo Fees cont.
UNIT # % Ownership 2025 HOA 2026 HOA

605 0.0146 $525.79 $638.21 
606 0.0146 $525.79 $638.21 
607 0.0146 $525.79 $638.21 

608-609 0.0230 $828.30 $1,005.40 
701-702 0.0292 $1,051.58 $1,276.42 

703 0.0146 $525.79 $638.21 
704 0.0146 $525.79 $638.21 
705 0.0146 $525.79 $638.21 

706-707 0.0292 $1,051.58 $1,276.42 
708 0.0130 $468.17 $568.27 
709 0.0100 $360.13 $437.13 
801 0.0146 $525.79 $638.21 
802 0.0146 $525.79 $638.21 
803 0.0146 $525.79 $638.21 
804 0.0146 $525.79 $638.21 
805 0.0146 $525.79 $638.21 
806 0.0146 $525.79 $638.21 
807 0.0146 $525.79 $638.21 

808-809 0.0230 $828.30 $1,005.40 



Operating Account

• Balance as of 10/31/2025: $84,342.46

Reserves Account

• Balance as of 10/31/2025: $405,828.26



Major 2025 Expenses

Date Payee / Payer Cost Description

01/09/2025 Joseph Dugan, Inc. 50,998.50 App: 6045-02- roofing façade - boiler room
02/06/2025 Joseph Dugan, Inc. 14,031.00 App: 6045-03- roofing façade - boiler room

02/27/2025 Paul's Cement Work 3,300.00 Loading doc structural replacement work

03/03/2025 Paul's Cement Work 3,300.00

Remove and excavate steel plate and wooden parged 
damage wall,Install footing, lay new concrete, remove 
wooden steps, concrete

05/20/2025 Billups Plumbing Solutions Inc. 12,000.00 Locate and replace 6" sewer line
05/20/2025 Billups Plumbing Solutions Inc. 1,000.00 Extra -permits, street closure, excavation
05/20/2025 Billups Plumbing Solutions Inc. 5,000.00

07/03/2025 Kencor Inc 24,986.80 Deposit for North Elevator work
10/03/2025 Kencor Inc 21,397.04 6/27/25 North Elevator work

10/24/2025 Billups Plumbing Solutions Inc. 16,000.00 Replace backflow preventer

Total 152,013.34



Lobby Refresh

General Cleanup
• Deep clean entire lobby, including elevator door tracks and 

interiors
• Professionally buff/wax the floor and terrazzo wall base
• Paint ceiling and walls to lighten lobby space
• Remove TV monitor, stand, and wiring; cap connection
• Replace ramp handrail with a more attractive, wheelchair-

accessible round option
• Explore recessed storage on ramp wall for real estate lock 

boxes, or relocate existing lock boxes to corresponding unit 
doors

• Repair cracked floor tiles near front door



Lobby Refresh cont.
 

Front Door
• Install two new free-swinging doors with mag locks, 

released by Akuvox intercom and interior “green button”
• Ensure both doors open easily, with door farther from 

intercom as default

Lighting
• Replace uplights and sconces with matching fixtures and 

consistent color temperature

Art
• Consider replacing existing artwork frames with brighter, 

more colorful options (low priority)
• Clean and upgrade backlit poster case lighting to LED for 

consistency



Lobby Refresh cont.

Plants
• Investigate cost of interior plant service
• If too costly, form a resident plant committee for selection 

and maintenance
• Use larger, better-grouped plants for improved visual 

impact, especially once benches are installed

Mail Room / Packages
• Relocate mailboxes to east wall of lobby
• Purchase new USPS-approved mailboxes with adequate 

parcel lockers



Lobby Refresh cont.

Furniture / Rugs
• Replace embedded walk-off mat at front door
• Find new rug solution for area near mail room—possibly a 

circular rug inside the carpet tile arc
• Install or purchase two benches: one near front door, one 

near elevators

Other
• Replace back hall floor



Lobby Refresh cont.

Next Steps

• Lobby Refresh Committee (Neil Shupak, Geri Lincoln, Joan 
Romm) to obtain estimates.

• Board and Committee to review estimates and finalize 
scope. 



Questions?


	Slide 1
	Slide 2
	Slide 3
	Slide 4
	Slide 5
	Slide 6
	Slide 7
	Slide 8
	Slide 9
	Slide 10
	Slide 11
	Slide 12
	Slide 13
	Slide 14
	Slide 15
	Slide 16
	Slide 17

