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INDEPENDENT ACCOUNTANT’S REVIEW REPORT 
 
To the Board of Directors 
1666 Coffman Condominium Association 
Falcon Heights, Minnesota 
 
We have reviewed the accompanying financial statements of 1666 Coffman Condominium 
Association, which comprise the balance sheet as of December 31, 2025, and the related 
statements of revenues, expenses, and changes in fund balances and cash flows for the year then 
ended, and the related notes to the financial statements. A review includes primarily applying 
analytical procedures to management’s financial data and making inquiries of Association 
management. A review is substantially less in scope than an audit, the objective of which is the 
expression of an opinion regarding the financial statements as a whole. Accordingly, we do not 
express such an opinion. 
 
Management’s Responsibility for the Financial Statements 
 
Management is responsible for the preparation and fair presentation of these financial statements 
in accordance with accounting principles generally accepted in the United States of America; this 
includes the design, implementation, and maintenance of internal control relevant to the 
preparation and fair presentation of financial statements that are free from material misstatement 
whether due to fraud or error. 
 
Accountant’s Responsibility 
 
Our responsibility is to conduct the review engagement in accordance with Statements on 
Standards for Accounting and Review Services promulgated by the Accounting and Review 
Services Committee of the AICPA. Those standards require us to perform procedures to obtain 
limited assurance as a basis for reporting whether we are aware of any material modifications 
that should be made to the financial statements for them to be in accordance with accounting 
principles generally accepted in the United States of America. We believe that the results of our 
procedures provide a reasonable basis for our conclusion. 
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We are required to be independent of 1666 Coffman Condominium Association and to meet our 
other ethical responsibilities, in accordance with the relevant ethical requirements related to our 
review. 
 
Accountant’s Conclusion 
 
Based on our review, we are not aware of any material modifications that should be made to the 
accompanying financial statements in order for them to be in accordance with accounting 
principles generally accepted in the United States of America. 
 
Required Supplementary Information 
 
Accounting principles generally accepted in the United States of America require that the 
information about future major repairs and replacements of common property on pages 16 
through 21 be presented to supplement the basic financial statements. Such information, although 
not a required part of the basic financial statements, is required by the Financial Accounting 
Standards Board, who considers it to be an essential part of financial reporting for placing the 
basic financial statements in an appropriate operational, economic, or historical context. Such 
information is the responsibility of management.  We have not audited, reviewed, or compiled 
the required supplementary information and do not express an opinion, a conclusion, nor provide 
any assurance on it.  Additionally, we have not applied procedures to determine whether the 
funds designated for future major repairs and replacement are adequate to meet such future costs 
because that determination is outside the scope of our review.  

 
April 1, 2026 
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Operating Replacement
Fund Fund Total

Cash and interest bearing deposits 154,061$    491,176$    645,237$    
Certificates of deposit -            127,138      127,138      
Assessments receivable 1,157          -            1,157          
Special assessments receivable -            34,066        34,066        
Prepaid expenses 89,403        -            89,403        
Operating right-of-use asset 1,337,837   -            1,337,837   
Less: accumulated amortization (86,312)       -            (86,312)       

Total assets 1,496,146$ 652,380$    2,148,526$ 

Accounts payable 22,448$      -$          22,448$      
Prepaid assessments 7,621          -            7,621          
Loans payable -            278,639      278,639      
Lease liability 1,295,073   -            1,295,073   
Accrued income taxes -            -            -            

Total liabilities 1,325,142   278,639      1,603,781   

Total fund balances 171,004      373,741      544,745      

Total liabilities and fund balances 1,496,146$ 652,380$    2,148,526$ 

BALANCES

2025

ASSETS

LIABILITIES AND FUND 



1666 COFFMAN CONDOMINIUM ASSOCIATION 
 

STATEMENT OF REVENUES, EXPENSES AND 
CHANGES IN FUND BALANCES 

 
YEAR ENDED DECEMBER 31, 2025 

 

See independent accountant’s review report and notes to financial statements 
4 

Operating Replacement
Fund Fund Total

Revenues:
Assessments 956,454$    298,387$    1,254,841$ 
Investment income 260             16,144        16,404        
Other income 27,007        -            27,007        

Total revenues 983,721      314,531      1,298,252   

Expenses:
Management fee 34,560        -            34,560        
Professional fees 7,300          -            7,300          
Other administrative 10,491        -            10,491        
Payroll and related 292,051      -            292,051      
Operating land lease expense 49,551        -            49,551        
Kitchen related 609             -            609             
Utilities 140,928      -            140,928      
Repairs and maintenance 133,583      -            133,583      
Grounds and related 65,144        -            65,144        
Trash removal 17,654        -            17,654        
Insurance 226,303      -            226,303      
Credit loss expense 279             -            279             
Interest expense -            20,204        20,204        
Income tax 1,020          -            1,020          
Major repairs and replacements -            408,711      408,711      

Total expenses 979,473      428,915      1,408,388   

Excess (deficit) of revenues
    over expenses 4,248          (114,384)     (110,136)     

Fund balances:
Beginning of year 262,947      391,934 654,881      

Interfund transfer (96,191) 96,191 -            
End of year 171,004$    373,741$    544,745$    

2025
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Operating Replacement 
Fund Fund Total

Cash flows from operating activities:
Excess (deficit) of revenues over

expenses 4,248$          (114,384)$    (110,136)$   
Adjustments to reconcile excess

(deficit) of revenues over 
expenses to cash flows from 
operating activities:

Amortization of right-of-use asset 21,578          -             21,578        
Assessments receivable 3,437            -             3,437          
Special assessments receivable -             17,659          17,659        
Prepaid expenses (44,599)        -             (44,599)       
Interfund payable/receivable (30,161)        30,161          -            
Accounts payable (25,991)        -             (25,991)       
Prepaid assessments 2,721            -             2,721          
Lease liability (11,038)        -             (11,038)       
Accrued income taxes -             -             -            

Net cash flows from operating activities (79,805)        (66,564)        (146,369)     

Cash flows from investing activities:
Investments, net -             (2,686)          (2,686)         

Net cash flows from investing activities -             (2,686)          (2,686)         

Cash flows from financing activities:
Loan payments -             (103,213)      (103,213)     

Net cash flows from financing activities -             (103,213)      (103,213)     

Increase (decrease) in cash (79,805)        (172,463)      (252,268)     

Cash:  Beginning of year 330,057 567,448 897,505      
Interfund transfer (96,191)        96,191          -            

Cash:  End of year 154,061$      491,176$      645,237$    

Supplemental disclosure:
Income taxes paid -$          
Interest paid 20,204$      

2025
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NOTE 1 - NATURE OF ORGANIZATION               
 
1666 Coffman Condominium Association was formed as a non-profit condominium association 
in the State of Minnesota on August 22, 1986.  The Association is responsible for the operation 
and maintenance of the common property of 1666 Coffman Condominium Association, a three-
story building, consisting of: 93 leasehold estate residential units; 100 leasehold estate parking 
units; and 96 leasehold estate storage units. The Association is located in Falcon Heights, 
Minnesota. 
 
The Association is subject to Section 515B of the Minnesota Common Interest Ownership Act 
(“MCIOA”). 
 
The Association is subject to the terms of a ninety (90) year lease with the University of 
Minnesota.  This lease will expire December 31, 2083.  Unit owners have no right to purchase 
the University’s interest in the real estate on which the Association is located.  The Lease 
provides that the lessee and the lessor shall consider the need to extend the lease term in the 
seventy-fifth year of the lease.  If the condominium units have a remaining useful life the lease 
shall be extended for a further term reasonably consistent with the remaining useful lives of the 
units. 
 
Eligibility for occupancy of a unit in the Association requires a suitable affiliation with the 
University of Minnesota as outlined in the Declaration. 
 
NOTE 2 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 
 
Fund Accounting 
 
The Association's governing documents provide certain guidelines for governing its financial 
activities. MCIOA prohibits borrowing from the Replacement Fund. 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 reporting 
purposes in the following funds established according to their nature and purpose: 
 

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

 
Replacement Fund - This fund is used to accumulate financial resources designated for future 
major repairs and replacements. 

 
Unclassified Balance Sheet 
 
The current/noncurrent distinction is deemed in practice to have little or no relevance to 
townhome and condominium associations.  Accordingly, the Association has presented an 
unclassified balance sheet in accordance with industry standards. 



1666 COFFMAN CONDOMINIUM ASSOCIATION 
 

NOTES TO FINANCIAL STATEMENTS 
 

YEAR ENDED DECEMBER 31, 2025 
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NOTE 2 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Revenue Recognition   
 
ASU 2014-09 (ASC 606) creates a single framework for recognizing revenue from contracts 
with customers that fall within its scope.  The majority of the Association’s revenues come from 
sources that are outside the scope of ASC 606, such as operating and replacement reserve 
assessments.  Revenue streams subject to ASC 606 can include: laundry, late fees, and interest 
income.  Such fees are ancillary to the Association and are recognized as revenue at the point in 
time such fees are incurred.   
 
Cash Equivalents 
 
Investment instruments purchased with a maturity of three months or less are considered to be 
cash equivalents.  Certificates of deposit and other securities with original maturities over three 
months are classified as short-term investments.  At December 31, 2025, there were no cash 
equivalents. 
 
ASU 2016-18 requires that restricted cash and cash equivalents be included in the beginning and 
ending cash and cash equivalents in the statements of cash flows.  ASU 2016-18 does not impact 
the statement of cash flows since restricted cash has already been segregated from operating cash 
via fund accounting. 
 
Property and Equipment 
 
Real property and common areas acquired from the developer and related improvements to such 
property are not recorded in the Association’s financial statements because those properties are 
owned by the individual unit owners in common and not by the Association.  Accordingly, items 
such as the sidewalks, roadways and land are not recognized as assets. In conformity with 
industry practice, the Association’s policy is to recognize the following common property as 
assets: 
 

(a) Common personal property. 
             (b) Common real property to which it has title and that it can dispose of for cash while 

retaining the proceeds or that is used to generate significant cash flows from members on 
the basis of usage or from nonmembers. 

 
As of December 31, 2025, there are no recorded assets from common property. 
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NOTE 2 - SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Concentrations, Risks and Uncertainties 
 
 Estimates 
 

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

 
The FDIC insured levels are $250,000 per financial institution. The Association's bank 
balances exceeded federally insured levels during 2025. 
 
Assessments Receivable 

 
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 receivable at the balance sheet date represent fees due from unit 
owners. The Association is covered under MCIOA and has automatic continuing liens on 
assessments.  The Association’s  policy is to pursue collections on homeowners whose 
assessments are delinquent.  This may ultimately involve foreclosure on the property after 
other attempts to collect have failed. Any excess assessments at year end are retained by the 
Association for use in future years.   

 
Accounts receivable, if applicable, are recorded at estimated net realizable value. The 
Association follows a policy of providing an allowance for credit losses, which is recorded as 
an offset to accounts receivable. The Association assesses credit losses on a collective basis 
where similar risk characteristics exist. Receivables that do not share risk characteristics with 
other receivables, or where known collectability issues exist, are evaluated on an individual 
basis. In determining the allowance for credit losses, the Association considers historical loss 
rates, adjusted for current market conditions, and reasonable and supportable forecasts of 
future economic conditions, when applicable. Accounts considered to be uncollectible are 
written off against the allowance for credit losses. No allowance for credit losses was 
recorded at December 31, 2025, as all recorded revenue amounts were deemed to be 
collectible. 
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NOTES TO FINANCIAL STATEMENTS 
 

YEAR ENDED DECEMBER 31, 2025 
 

 
9 

NOTE 3 - CERTIFICATES OF DEPOSIT 
 
Investments consist of funds held by Barrington Bank. Certificates of deposit are marketable 
debt securities and are classified as held-to-maturity securities. Amortized cost-plus accrued 
interest approximates fair value. These securities mature May 2027.   
 
ASU No. 2016-13 Financial Instruments – Credit Losses (Topic 326) requires a financial asset 
(or a group of financial assets) measured at amortized cost basis to be presented at the net 
amount expected to be collected.  
 
A summary is as follows: 
 

2025

Certificates of deposit, at cost 127,138$    
Accrued interest -            
Allowance for credit losses -            

Fair value 127,138$    

 
NOTE 4 - INCOME TAXES 
 
Common interest communities may elect to be taxed as regular corporations or as homeowners' 
associations.  The Association elected to be taxed as a homeowners’ association for the years 
ended December 31, 2025. Under that election, the Association is generally taxed only on 
nonexempt income, such as interest earnings, at a 30% federal rate and at state corporate tax 
rates. 
 
The Association has evaluated for uncertain tax positions and feels there are none. Federal and 
state taxing authorities generally have the right to examine returns for three years from the date 
of filing.  Any interest or penalties incurred by the Association would be included in operating 
expenses in the accompanying financial statements. No interest or penalties are reflected in the 
2025 financial statements. 
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NOTES TO FINANCIAL STATEMENTS 
 

YEAR ENDED DECEMBER 31, 2025 
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NOTE 5 - LAND LEASE 
 
The following table presents the components of the Association’s right-of-use assets and 
liabilities related to leases and their classification in the accompanying balance sheet at 
December 31, 2025: 
 

Classification in
Balance Sheets 2025

Assets:
Operating office lease right-of-use asset Asset 1,337,837$ 

Total operating right-of-use assets 1,337,837
Accumulated amortization right-of use assets Asset (86,312)       

Net operating right-of-use assets 1,251,525$ 

Liabilities:
Operating lease liability Liabilities 1,295,073$ 

Total lease liability 1,295,073$ 

Component of Lease Balances

 
The Association determines if an arrangement is a lease at inception of the contract. The right-of-
use asset represents the Association’s right to use the underlying asset for the lease term and the 
lease liabilities represent the Association’s obligation to make lease payments arising from the 
leases. Right-of-use assets and lease liabilities are recognized at commencement date based on 
the present value of the lease payments over the lease term. The Association used their estimated 
incremental borrowing rate, which is derived from information available at the lease 
commencement date, in determining the present value of lease payments. 
 
The Association is subject to the terms of a ninety (90) year lease with the University of 
Minnesota.  This lease commenced on January 1, 1994 and will expire December 31, 2083.  The 
lease provides that the lessee and the lessor shall consider the need to extend the lease term in the 
seventy-fifth year of the lease.  If the condominium units have a remaining useful life the lease 
shall be extended for a further term reasonably consistent with the remaining useful lives of the 
units. The lease calls for monthly payments of $3,250.91 during the entire term of the lease.  As 
a condition of the land lease the Association also pays all taxes, assessments and carrying costs 
with respect to the leased land.  Land lease expense in 2025 totaled $49,551. 
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YEAR ENDED DECEMBER 31, 2025 
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NOTE 5 - LAND LEASE (Continued) 
 
The following table presents the components of the Association’s lease expense and their 
classification in the statement of revenues, expenses and changes in fund balances for the year 
ended December 31, 2024:   
 

Classification in Statements
of Revenues, Expenses and
Changes in Fund Balances 2025

Operating land lease expense Expenses 49,551$      

Total lease expense 49,551$      

Component of Lease Expense

 
The weighted-average lease terms and discount rates for operating leases are presented in the 
following table: 
 

2025

Weighted-average remaining lease term (years):
Operating land lease 58.00

Weighted-average discount rate:
Operating land lease 2.15%
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NOTE 5 - LAND LEASE (Continued) 
 
Future maturities of operating lease liabilities at December 31, 2025 are presented in the 
following table: 
 

Year Amount

2026 39,011$           
2027 39,011             
2028 39,011             
2029 39,011             
2030 39,011             

Thereafter 2,067,582        

Total lease payments 2,262,637        

Less: Imputed interest 967,564           

Total lease obligations 1,295,073$      

 
NOTE 6 - FUTURE MAJOR REPAIRS AND REPLACEMENTS 
 
The Association's governing documents and MCIOA require funds to be accumulated for future 
major repairs and replacements.  Accumulated funds, which aggregate $373,741 at December 31, 
2025 are held in separate accounts and are generally not available for operating purposes.  The 
Association is funding for such major repairs and replacements over the estimated useful lives of 
the components based on the study’s estimate of future replacement costs, considering amounts 
previously accumulated in the replacement fund. Actual expenditures may vary from the 
estimated amounts and the variations 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 right, subject to member approval, to increase regular 
assessments, to levy special assessments, or it may delay major repairs and replacements until 
funds are available. The Association has conducted a study of future major repairs and 
replacements (see supplementary information). 
 
State statute (MCIOA) requires that the Association re-evaluate the adequacy of its budgeted 
replacement reserves every three years. As of December 31, 2025, the Association feels it is in 
compliance with MCIOA. 
 
 
 
 



1666 COFFMAN CONDOMINIUM ASSOCIATION 
 

NOTES TO FINANCIAL STATEMENTS 
 

YEAR ENDED DECEMBER 31, 2025 
 

 
13 

NOTE 7 - SPECIAL ASSESSMENT 
 
On December 11, 2019, the association’s homeowners approved a special assessment totaling $2 
million to fund extensive, unexpected repairs stemming from a denied water and mold mitigation 
insurance claim. This assessment is allocated based on individual property square footage, as 
described in Exhibit B of the Declaration, and was due in full on February 15, 2020. 
Assessments are to be paid in full by seller when a unit is sold. Individual homeowners were 
encouraged to file claims under personal HO-6 policies for their portion of the assessment, but 
those were denied as well. Financing is available to homeowners through the Association for up 
to 10 years at 4.125% interest. The Association collected assessments totaling $17,659 and had 
incurred repairs totaling $-0- in 2025. 
 
NOTE 8 - BANK LOAN 
 
In November 2022, the Association voted to authorize a loan with Barrington Bank for up to 
$350,000 to partially fund an elevator modernization project. The remaining $50,000 of the 
project is to be funded by the Association’s reserves. The project is expected to commence in 
September 2023. The loan with Barrington Bank to finance the project has a 1 year of a line-of-
credit, followed by 9 years of repayments. Interest-only payments will commence on the 
fifteenth day of the first month after the initial disbursement and on the fifteenth day of each 
month thereafter until the Conversion Date, at a fixed rate determined by adding 2.25%  to the 
yield of the U.S. Treasury issue with a maturity date closest to 10 years, as published in the 
Money Rates section of The Wall Street Journal on the Closing Date. This loan is secured by the 
assignment of the Association’s assessments. The conversion date occurred on January 15, 2024, 
with a loan balance of $335,819. Monthly payments of $4,032 commenced in February 2024 and 
is scheduled to mature on January 15, 2033. 
 
The loan also provides for various loan covenants the Association must meet.  Failure to comply 
with these covenants could result in the outstanding principal and interest being due 
immediately.  These covenants include, but are not limited to: 

 
• Audited GAAP financial statements due to the lender within 180 days after year end 
• Maintain a debt service coverage ratio of at least 1.15 to 1 

 
At December 31, 2025, the Association was in compliance with all of the loan covenants. 
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NOTE 8 - BANK LOAN (Continued) 
 
Future maturities are as follows: 
 

2026 32,560$      
2027 34,568        
2028 36,700        
2029 38,964        
2030 41,367        

Thereafter 94,480        
278,639$    

 
NOTE 9 - SUBSEQUENT EVENTS 
 
Subsequent events have been evaluated through April 1, 2026, which is the date the financial 
statements were available to be issued. 
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The Association had a professional engineering company perform a study in November 2023 to 
estimate the remaining useful lives and replacement costs of the major components of common 
property.  The estimates were based on estimated costs to repair or replace the common property 
components at the end of their useful lives assuming annual information at 3.5%.  
 
Estimated remaining useful lives and estimated current replacement costs have not been revised 
since the date of the study and do not take into account the effects of any expenditures or 
differences in the estimates. 
 
The following table is based on the study and presents significant information about the 
components of common property. 
 

Estimated Replacement
Estimated Current Fund

Remaining Useful Replacement Balance at 
Components Lives (Years) Costs Dec. 31, 2025

SEE ATTACHED SCHEDULE 11,139,477$  373,741$      

 
 



 Reserve Advisors, LLC

Years 2023 to 2038

RESERVE EXPENDITURES Explanatory Notes:

1) 3.5% is the estimated Inflation Rate for estimating Future Replacement Costs.

1666 Coffman 2) FY2023 is Fiscal Year beginning January 1, 2023 and ending December 31, 2023.

Condominium Association
Falcon Heights, MN

Estimated Life Analysis, Costs, $ Percentage

Line Total Per Phase 1st Year of Years Unit Per Phase Total of Future RUL = 0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
Item Quantity Quantity Units Reserve Component Inventory Event Useful Remaining (2023) (2023) (2023) Expenditures FY2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

----------------------------- --------------- ------------------- ------------------------------------------------------------------------------------------------------------------------------------ ---------------- ------------ ----------------- --------------------- ------------------- -------------------- ------------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- -----------------

Exterior Building Elements

1.100 38 38 Each Balconies, Metal, Paint Finishes 2030 10 to 15 7 1,000.00 38,000 38,000 1.1% 48,347

1.140 19 10 Each Chimney Caps, Metal, Phased 2040 to 25 17 to 27 1,000.00 9,500 19,000 0.4%

1.240 3,550 3,550 Linear Feet Gutters and Downspouts, Aluminum 2040 15 to 20 17 11.00 39,050 39,050 0.6%

1.260 1 1 Allowance Light Fixtures 2026 to 20 3 15,000.00 15,000 15,000 0.4% 16,631

1.280 750 750 Squares Roofs, Asphalt Shingles 2040 15 to 20 17 670.00 502,500 502,500 8.1%

1.610 540 540 Square Feet Terraces, Common, Entry and Rear 2052 25 to 35 29 56.00 30,240 30,240 0.7%

1.880 75,000 75,000 Square Feet Walls, Stucco, Paint Finishes and Capital Repairs 2029 8 to 10 6 5.00 375,000 375,000 18.2% 460,971

1.970 340 340 Square Feet Windows and Doors, Conservatory Windows 2027 to 40 4 250.00 85,000 85,000 0.9% 97,539

1.980 1,250 1,250 Square Feet Windows and Doors, Common 2031 to 40 8 140.00 175,000 175,000 2.1% 230,442

Interior Building Elements

2.100 3 3 Each Elevator Cab Finishes 2026 to 20 3 16,000.00 48,000 48,000 1.4% 53,218

2.180 1 1 Allowance Exercise Room, Renovations (Incl. Locker rooms) 2038 to 20 15 59,300.00 59,300 59,300 0.9% 99,348

2.200 1,830 1,830 Square Yards Floor Coverings, Carpet, Hallways And Inner Stairwells 2033 10 to 15 10 45.00 82,350 82,350 2.6% 116,163

2.450 2 1 Allowance Furnishings, Hallways, Phased 2035 to 20 12 to 22 20,000.00 20,000 40,000 0.7% 30,221

2.452 1 1 Each Guest and Caretaker Rooms, Renovation, Partial 2026 to 10 3 12,000.00 12,000 12,000 0.5% 13,305 18,767

2.520 1 1 Allowance Kitchen,  Renovation 2030 to 25 7 16,000.00 16,000 16,000 0.2% 20,356

2.522 1 1 Allowance Kitchen, Conversion (Commercial to Residential) 2026 to 25 3 35,000.00 35,000 35,000 1.2% 38,805

2.560 163 163 Each Light Fixtures 2043 to 20 20 250.00 40,750 40,750 0.7%

2.600 1 1 Allowance Lobby And Dining Room, Renovation, Complete (Including Restrooms) 2040 to 25 17 73,000.00 73,000 73,000 1.2%

2.700 105 105 Each Mailboxes 2026 to 35 3 155.00 16,275 16,275 0.2% 18,044

2.775 1 1 Allowance Multi-purpose Room , Renovation, Partial (2024 is planned) 2024 to 25 1 to 30+ 42,000.00 42,000 42,000 0.6% 20,000

2.780 1 1 Allowance Office, Renovations 2026 to 15 3 25,000.00 25,000 25,000 0.7% 27,718

2.800 71,500 71,500 Square Feet Paint Finishes, Hallways And Stairwells 2030 to 15 7 1.80 128,700 128,700 3.7% 163,742

2.900 2 2 Each Rest Room, Renovation, Third Floor 2030 to 25 7 9,500.00 19,000 19,000 0.2% 24,173

Building Services Elements

3.030 9 3 Each Air Handling Units, Fan Coil Units Common Areas, Phased 2026 15 to 20 3 to 7 6,000.00 18,000 54,000 1.7% 19,957 21,378 22,901

3.050 2 2 Each Air Handling Units, Make-up Air, Hallways 2044 to 35 21 63,000.00 126,000 126,000 2.3%

3.105 2 2 Each Boilers, Building Heat, 1,726-MBH, Replacement 2045 to 40 22 77,000.00 154,000 154,000 2.9%

3.200 1 1 Each Chiller, 185-tons, Capital Repairs (2025 Reduced Scope) 2025 to 10 2 60,000.00 60,000 60,000 2.2% 30,000 90,664

3.205 1 1 Each Chiller, 185-tons, Replacement 2030 25 to 30 7 305,000.00 305,000 305,000 3.5% 388,045

3.300 3 1 Allowance Electrical System, Main Panels, Phased 2027 to 70+ 4 to 12 54,000.00 54,000 162,000 1.9% 61,966 71,108 81,598

3.320 3 3 Each Elevators, Hydraulic, Pumps and Controls 2051 to 30 28 126,000.00 378,000 378,000 8.9%

3.330 3 3 Each Elevators, Hydraulic, Cylinders 2051 to 45+ 28 41,000.00 123,000 123,000 2.9%

3.465 2 2 Each Heat Exchangers, Domestic Water 2043 to 25 20 9,000.00 18,000 18,000 0.3%

3.555 1 1 Allowance Life Safety System, Control Panel 2038 to 15 15 20,000.00 20,000 20,000 0.8% 33,507

3.560 1 1 Allowance Life Safety System, Emergency Devices 2048 to 25 25 110,000.00 110,000 110,000 2.3%

3.675 1 1 Allowance Piping, Domestic Water System, Circulation Analysis and Garage Horz. Loop Repl., Proposed 2025 N/A 2 180,000.00 180,000 180,000 1.7% 192,820

3.700 1 1 Each Pump, Building Heating, 10-HP (Includes VFD) 2029 to 20 6 14,500.00 14,500 14,500 0.5% 17,824

3.701 1 1 Each Pump, Chilled Water, 20-HP (Includes VFD) 2029 to 25 6 19,500.00 19,500 19,500 0.6% 23,970

3.770 1 1 Each Pump, Fire Suppression, 50-HP (Incl. Controller) 2036 to 50 13 91,500.00 91,500 91,500 1.3% 143,102

3.820 2 1 Allowance Security System, Phased 2033 10 to 15 10 to 16 12,012.00 12,012 24,024 0.9% 16,944
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 Reserve Advisors, LLC

RESERVE EXPENDITURES

1666 Coffman
Condominium Association

Falcon Heights, MN

Estimated Life Analysis, Costs, $ Percentage

Line Total Per Phase 1st Year of Years Unit Per Phase Total of Future

Item Quantity Quantity Units Reserve Component Inventory Event Useful Remaining (2023) (2023) (2023) Expenditures
----------------------------- --------------- ------------------- ------------------------------------------------------------------------------------------------------------------------------------ ---------------- ------------ ----------------- --------------------- ------------------- -------------------- -------------------

Exterior Building Elements

1.100 38 38 Each Balconies, Metal, Paint Finishes 2030 10 to 15 7 1,000.00 38,000 38,000 1.1%

1.140 19 10 Each Chimney Caps, Metal, Phased 2040 to 25 17 to 27 1,000.00 9,500 19,000 0.4%

1.240 3,550 3,550 Linear Feet Gutters and Downspouts, Aluminum 2040 15 to 20 17 11.00 39,050 39,050 0.6%

1.260 1 1 Allowance Light Fixtures 2026 to 20 3 15,000.00 15,000 15,000 0.4%

1.280 750 750 Squares Roofs, Asphalt Shingles 2040 15 to 20 17 670.00 502,500 502,500 8.1%

1.610 540 540 Square Feet Terraces, Common, Entry and Rear 2052 25 to 35 29 56.00 30,240 30,240 0.7%

1.880 75,000 75,000 Square Feet Walls, Stucco, Paint Finishes and Capital Repairs 2029 8 to 10 6 5.00 375,000 375,000 18.2%

1.970 340 340 Square Feet Windows and Doors, Conservatory Windows 2027 to 40 4 250.00 85,000 85,000 0.9%

1.980 1,250 1,250 Square Feet Windows and Doors, Common 2031 to 40 8 140.00 175,000 175,000 2.1%

Interior Building Elements

2.100 3 3 Each Elevator Cab Finishes 2026 to 20 3 16,000.00 48,000 48,000 1.4%

2.180 1 1 Allowance Exercise Room, Renovations (Incl. Locker rooms) 2038 to 20 15 59,300.00 59,300 59,300 0.9%

2.200 1,830 1,830 Square Yards Floor Coverings, Carpet, Hallways And Inner Stairwells 2033 10 to 15 10 45.00 82,350 82,350 2.6%

2.450 2 1 Allowance Furnishings, Hallways, Phased 2035 to 20 12 to 22 20,000.00 20,000 40,000 0.7%

2.452 1 1 Each Guest and Caretaker Rooms, Renovation, Partial 2026 to 10 3 12,000.00 12,000 12,000 0.5%

2.520 1 1 Allowance Kitchen,  Renovation 2030 to 25 7 16,000.00 16,000 16,000 0.2%

2.522 1 1 Allowance Kitchen, Conversion (Commercial to Residential) 2026 to 25 3 35,000.00 35,000 35,000 1.2%

2.560 163 163 Each Light Fixtures 2043 to 20 20 250.00 40,750 40,750 0.7%

2.600 1 1 Allowance Lobby And Dining Room, Renovation, Complete (Including Restrooms) 2040 to 25 17 73,000.00 73,000 73,000 1.2%

2.700 105 105 Each Mailboxes 2026 to 35 3 155.00 16,275 16,275 0.2%

2.775 1 1 Allowance Multi-purpose Room , Renovation, Partial (2024 is planned) 2024 to 25 1 to 30+ 42,000.00 42,000 42,000 0.6%

2.780 1 1 Allowance Office, Renovations 2026 to 15 3 25,000.00 25,000 25,000 0.7%

2.800 71,500 71,500 Square Feet Paint Finishes, Hallways And Stairwells 2030 to 15 7 1.80 128,700 128,700 3.7%

2.900 2 2 Each Rest Room, Renovation, Third Floor 2030 to 25 7 9,500.00 19,000 19,000 0.2%

Building Services Elements

3.030 9 3 Each Air Handling Units, Fan Coil Units Common Areas, Phased 2026 15 to 20 3 to 7 6,000.00 18,000 54,000 1.7%

3.050 2 2 Each Air Handling Units, Make-up Air, Hallways 2044 to 35 21 63,000.00 126,000 126,000 2.3%

3.105 2 2 Each Boilers, Building Heat, 1,726-MBH, Replacement 2045 to 40 22 77,000.00 154,000 154,000 2.9%

3.200 1 1 Each Chiller, 185-tons, Capital Repairs (2025 Reduced Scope) 2025 to 10 2 60,000.00 60,000 60,000 2.2%

3.205 1 1 Each Chiller, 185-tons, Replacement 2030 25 to 30 7 305,000.00 305,000 305,000 3.5%

3.300 3 1 Allowance Electrical System, Main Panels, Phased 2027 to 70+ 4 to 12 54,000.00 54,000 162,000 1.9%

3.320 3 3 Each Elevators, Hydraulic, Pumps and Controls 2051 to 30 28 126,000.00 378,000 378,000 8.9%

3.330 3 3 Each Elevators, Hydraulic, Cylinders 2051 to 45+ 28 41,000.00 123,000 123,000 2.9%

3.465 2 2 Each Heat Exchangers, Domestic Water 2043 to 25 20 9,000.00 18,000 18,000 0.3%

3.555 1 1 Allowance Life Safety System, Control Panel 2038 to 15 15 20,000.00 20,000 20,000 0.8%

3.560 1 1 Allowance Life Safety System, Emergency Devices 2048 to 25 25 110,000.00 110,000 110,000 2.3%

3.675 1 1 Allowance Piping, Domestic Water System, Circulation Analysis and Garage Horz. Loop Repl., Proposed 2025 N/A 2 180,000.00 180,000 180,000 1.7%

3.700 1 1 Each Pump, Building Heating, 10-HP (Includes VFD) 2029 to 20 6 14,500.00 14,500 14,500 0.5%

3.701 1 1 Each Pump, Chilled Water, 20-HP (Includes VFD) 2029 to 25 6 19,500.00 19,500 19,500 0.6%

3.770 1 1 Each Pump, Fire Suppression, 50-HP (Incl. Controller) 2036 to 50 13 91,500.00 91,500 91,500 1.3%

3.820 2 1 Allowance Security System, Phased 2033 10 to 15 10 to 16 12,012.00 12,012 24,024 0.9%

Years 2039 to 2053

16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053

----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- -----------------

73,055

17,049 24,050

70,082

33,092

901,824

82,007

650,245 917,234

105,893

175,530

42,630

26,473

91,706

81,084

131,011

51,365

46,437

247,426

39,710 42,538 45,568

259,488

328,253

127,891

990,425

322,281

35,816

56,136

259,957

35,466

47,696

20,829 25,604 31,474
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 Reserve Advisors, LLC

Years 2023 to 2038

RESERVE EXPENDITURES Explanatory Notes:

1) 3.5% is the estimated Inflation Rate for estimating Future Replacement Costs.

1666 Coffman 2) FY2023 is Fiscal Year beginning January 1, 2023 and ending December 31, 2023.

Condominium Association
Falcon Heights, MN

Estimated Life Analysis, Costs, $ Percentage

Line Total Per Phase 1st Year of Years Unit Per Phase Total of Future RUL = 0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15
Item Quantity Quantity Units Reserve Component Inventory Event Useful Remaining (2023) (2023) (2023) Expenditures FY2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

----------------------------- --------------- ------------------- ------------------------------------------------------------------------------------------------------------------------------------ ---------------- ------------ ----------------- --------------------- ------------------- -------------------- ------------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- -----------------

3.860 3 3 Each Storage Tanks, Domestic Hot Water 2043 to 30 20 5,500.00 16,500 16,500 0.3%

3.920 4 4 Each Valves, Large Diameter 2036 to 50 13 4,000.00 16,000 16,000 0.2% 25,023

Property Site Elements

4.020 4,100 4,100 Square Yards Asphalt Pavement, Crack Repairs, Patch, Seal Coat, Fire lane and Parking Area 2024 3 to 5 1 3.50 14,350 14,350 1.4% 14,500 5,965 19,558 14,588

4.040 1,450 1,450 Square Yards Asphalt Pavement, Overlay, Fire Lane 2036 15 to 20 13 17.00 24,650 24,650 0.3% 38,552

4.041 2,667 2,667 Square Yards Asphalt Pavement, Mill and Overlay, Parking Area 2048 15 to 20 25 20.00 53,340 53,340 1.1%

4.046 2,667 2,667 Square Yards Asphalt Pavement, Total Replacement, Parking Area 2028 15 to 20 5 40.00 106,680 106,680 1.1% 126,702

4.100 7 7 Each Catch Basins, Inspections and Capital Repairs 2028 15 to 20 5 1,000.00 7,000 7,000 0.2% 8,314

4.110 1,800 630 Linear Feet Concrete Curbs and Gutters, Partial 2028 to 65 5 to 30+ 33.50 21,105 60,300 0.7% 25,066

4.120 12,300 620 Square Feet Concrete Flatwork, Driveways, Sidewalks, Patio, Partial 2024 to 65 1 to 30+ 15.00 9,300 184,500 0.8% 5,500 11,432 13,578

4.360 1 1 Each Gazebo 2043 to 25 20 17,000.00 17,000 17,000 0.3%

4.500 1 1 Allowance Landscape, Partial Replacements and Tree Removal 2025 to 3 2 15,000.00 15,000 15,000 2.4% 16,068 17,815 19,752 21,900 24,280

4.560 18 18 Each Light Poles and Fixtures, Bollards 2029 to 25 6 1,000.00 18,000 18,000 0.2% 22,127

4.736 320 320 Square Feet Retaining Walls, Concrete, Inspection and Capital Repairs, Parking Lot 2025 to 15 2 56.25 18,000 18,000 0.5% 19,282

4.738 1,190 1,190 Square Feet Retaining Walls, Concrete, Inspection and Capital Repairs, Garage Entrances 2043 10 to 15 20 15.00 17,850 17,850 0.3%

4.739 1 1 Allowance Walls, Chiller Sight Barrier, Stucco (Replacement) 2025 to 50+ 2 30,000.00 30,000 30,000 0.3% 32,137

4.740 1 1 Allowance Walls, Side Walls, Stucco (Removal and Replacement with Landscaping) 2025 N/A 2 10,000.00 10,000 10,000 0.1% 10,712

Garage Elements

7.020 2 2 Each Air Handling Units, Make-up Air 2029 to 35 6 42,000.00 84,000 84,000 0.9% 103,257

7.360 33,500 1,675 Square Feet Concrete, On-grade, Partial 2037 to 90 14 to 30+ 18.00 30,150 603,000 1.2% 48,804

7.361 14,400 14,400 Square Feet Concrete, On-grade, Resurface, Proposed 2026 to 90 3 17.30 249,120 249,120 2.5% 275,000

7.400 2 2 Each Doors and Operators (2025 Only For Door Replacement) 2025 15 to 20 2 19,500.00 39,000 39,000 1.0% 35,511

7.460 1 1 Allowance Exhaust System (Fans and Louvers) 2029 to 35 6 25,000.00 25,000 25,000 0.3% 30,731

7.500 33,500 33,500 Square Feet Fire Suppression System 2046 to 60 23 2.50 83,750 83,750 1.7%

------------------------------------------------------------------------------------------------------------------------------------ ----------------------------- ----------------- --------------------- ----------------------------------------- ------------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- -----------------

Anticipated Expenditures, By Year ($11,139,477 over 30 years)   0 40,000 336,530 462,678 159,505 205,240 670,312 667,564 321,302 19,558 133,107 35,478 202,483 240,032 73,084 132,855
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 Reserve Advisors, LLC

RESERVE EXPENDITURES

1666 Coffman
Condominium Association

Falcon Heights, MN

Estimated Life Analysis, Costs, $ Percentage

Line Total Per Phase 1st Year of Years Unit Per Phase Total of Future

Item Quantity Quantity Units Reserve Component Inventory Event Useful Remaining (2023) (2023) (2023) Expenditures
----------------------------- --------------- ------------------- ------------------------------------------------------------------------------------------------------------------------------------ ---------------- ------------ ----------------- --------------------- ------------------- -------------------- -------------------

3.860 3 3 Each Storage Tanks, Domestic Hot Water 2043 to 30 20 5,500.00 16,500 16,500 0.3%

3.920 4 4 Each Valves, Large Diameter 2036 to 50 13 4,000.00 16,000 16,000 0.2%

Property Site Elements

4.020 4,100 4,100 Square Yards Asphalt Pavement, Crack Repairs, Patch, Seal Coat, Fire lane and Parking Area 2024 3 to 5 1 3.50 14,350 14,350 1.4%

4.040 1,450 1,450 Square Yards Asphalt Pavement, Overlay, Fire Lane 2036 15 to 20 13 17.00 24,650 24,650 0.3%

4.041 2,667 2,667 Square Yards Asphalt Pavement, Mill and Overlay, Parking Area 2048 15 to 20 25 20.00 53,340 53,340 1.1%

4.046 2,667 2,667 Square Yards Asphalt Pavement, Total Replacement, Parking Area 2028 15 to 20 5 40.00 106,680 106,680 1.1%

4.100 7 7 Each Catch Basins, Inspections and Capital Repairs 2028 15 to 20 5 1,000.00 7,000 7,000 0.2%

4.110 1,800 630 Linear Feet Concrete Curbs and Gutters, Partial 2028 to 65 5 to 30+ 33.50 21,105 60,300 0.7%

4.120 12,300 620 Square Feet Concrete Flatwork, Driveways, Sidewalks, Patio, Partial 2024 to 65 1 to 30+ 15.00 9,300 184,500 0.8%

4.360 1 1 Each Gazebo 2043 to 25 20 17,000.00 17,000 17,000 0.3%

4.500 1 1 Allowance Landscape, Partial Replacements and Tree Removal 2025 to 3 2 15,000.00 15,000 15,000 2.4%

4.560 18 18 Each Light Poles and Fixtures, Bollards 2029 to 25 6 1,000.00 18,000 18,000 0.2%

4.736 320 320 Square Feet Retaining Walls, Concrete, Inspection and Capital Repairs, Parking Lot 2025 to 15 2 56.25 18,000 18,000 0.5%

4.738 1,190 1,190 Square Feet Retaining Walls, Concrete, Inspection and Capital Repairs, Garage Entrances 2043 10 to 15 20 15.00 17,850 17,850 0.3%

4.739 1 1 Allowance Walls, Chiller Sight Barrier, Stucco (Replacement) 2025 to 50+ 2 30,000.00 30,000 30,000 0.3%

4.740 1 1 Allowance Walls, Side Walls, Stucco (Removal and Replacement with Landscaping) 2025 N/A 2 10,000.00 10,000 10,000 0.1%

Garage Elements

7.020 2 2 Each Air Handling Units, Make-up Air 2029 to 35 6 42,000.00 84,000 84,000 0.9%

7.360 33,500 1,675 Square Feet Concrete, On-grade, Partial 2037 to 90 14 to 30+ 18.00 30,150 603,000 1.2%

7.361 14,400 14,400 Square Feet Concrete, On-grade, Resurface, Proposed 2026 to 90 3 17.30 249,120 249,120 2.5%

7.400 2 2 Each Doors and Operators (2025 Only For Door Replacement) 2025 15 to 20 2 19,500.00 39,000 39,000 1.0%

7.460 1 1 Allowance Exhaust System (Fans and Louvers) 2029 to 35 6 25,000.00 25,000 25,000 0.3%

7.500 33,500 33,500 Square Feet Fire Suppression System 2046 to 60 23 2.50 83,750 83,750 1.7%

------------------------------------------------------------------------------------------------------------------------------------ ----------------------------- ----------------- --------------------- ----------------------------------------- -------------------

Anticipated Expenditures, By Year ($11,139,477 over 30 years)

Years 2039 to 2053

16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053

----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- -----------------

32,832

25,754 29,553 11,869 38,915

126,055

16,543

49,876

16,126 19,153 22,747

33,826

26,920 29,847 33,092 36,689 40,678

32,304

35,518

81,763

77,602

184,762

----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- -----------------

687,200 1,204,944 46,437 320,481 326,525 308,194 699,908 423,022 0 506,838 1,111,197 69,618 1,435,886 243,363 56,136
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 Reserve Advisors, LLC  Page 1 of 1

RESERVE FUNDING PLAN

CASH FLOW ANALYSIS

1666 Coffman

Condominium Association Individual Reserve Budgets & Cash Flows for the Next 30 Years

Falcon Heights, MN FY2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

Reserves at Beginning of Year (Note 1) N/A 732,559 908,810 811,816 608,198 729,437 829,633 472,312 121,225 123,849 431,287 630,190 931,676 1,070,517 1,174,210 1,448,594

Total Recommended Reserve Contributions (Note 2) N/A 200,000 222,500 245,000 267,500 290,000 300,100 310,600 321,500 321,500 321,500 321,500 321,500 321,500 321,500 332,800

Estimated Interest Earned, During Year (Note 3) N/A 16,251 17,036 14,060 13,244 15,436 12,891 5,877 2,426 5,496 10,510 15,464 19,824 22,225 25,968 30,971

Anticipated Expenditures, By Year N/A (40,000) (336,530) (462,678) (159,505) (205,240) (670,312) (667,564) (321,302) (19,558) (133,107) (35,478) (202,483) (240,032) (73,084) (132,855)

----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- -------------------

Anticipated Reserves at Year End $732,559 $908,810 $811,816 $608,198 $729,437 $829,633 $472,312 $121,225 $123,849 $431,287 $630,190 $931,676 $1,070,517 $1,174,210 $1,448,594 $1,679,510

(NOTE 5) (NOTE 5)

Predicted Reserves based on 2024 funding level of:  $200,000 732,559 908,810 789,091 539,568 591,259 597,792 134,733 (334,812) (464,023)

(continued) Individual Reserve Budgets & Cash Flows for the Next 30 Years, Continued

2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053

Reserves at Beginning of Year 1,679,510 1,366,872 537,281 873,815 953,324 1,041,853 1,164,605 908,624 942,126 1,419,004 1,409,572 806,112 1,259,748 360,302 665,697

Total Recommended Reserve Contributions 344,400 356,500 369,000 381,900 395,300 409,100 423,400 438,200 453,500 469,400 485,800 502,800 520,400 538,600 557,500

Estimated Interest Earned, During Year 30,162 18,853 13,971 18,090 19,754 21,846 20,527 18,324 23,378 28,006 21,937 20,454 16,040 10,158 18,328

Anticipated Expenditures, By Year (687,200) (1,204,944) (46,437) (320,481) (326,525) (308,194) (699,908) (423,022) 0 (506,838) (1,111,197) (69,618) (1,435,886) (243,363) (56,136)
----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- ----------------- -------------------

Anticipated Reserves at Year End $1,366,872 $537,281 $873,815 $953,324 $1,041,853 $1,164,605 $908,624 $942,126 $1,419,004 $1,409,572 $806,112 $1,259,748 $360,302 $665,697 $1,185,389

(NOTE 5) (NOTE 4)

Explanatory Notes:

1) Year 2023 starting reserves are projected by Management and the Board as of January 1, 2024; FY2023 starts January 1, 2023 and ends December 31, 2023.

2) Reserve Contributions for 2023 are budgeted; 2024 is budgeted; 2025 is the first year of recommended contributions.

3) 2.0% is the estimated annual rate of return on invested reserves.

4) Accumulated year 2053 ending reserves consider the age, size, overall condition and complexity of the property.

5) Threshold Funding Years (reserve balance at critical point).
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