
 

923 East Kilbourn Avenue  

Milwaukee, Wisconsin 53202 

 

February 17, 2026 

 

To: Unit Owners 

Re: Summary Discussion 2025 Financial Statements 

 

The financial statements for 2025 are now final and are available in full on BuildingLink. This memorandum 

provides a summary discussion of the results. 

Receipts 

Total receipts for 2025 were $1,736,688, reflecting a 1.9% increase in the general assessment compared to 

2024. In addition, the Association benefited from favorable interest rates on reserve funds held in Flourish Cash 

(FDIC insured up to $7.5 million), Vanguard Federal and Treasury Money Market Funds, and various 

certificates of deposit with laddered maturities. 

Additional sources of income included guest suite fees, parking stall rentals, and maintenance parts and services 

provided to unit owners.   

 

Operating Expenses 

Total operating expenses for 2025 were $1,292,145, representing a 1.2% decrease from 2024 and remaining 

within 1% of budget. For context, operating expenses in 2024 included a one-time cost of $77,175 related to 

the purchase and installation of the Butterfly and KeyCafe security systems. 

Key projects and transactions are summarized below. 

Fire and Life Safety activities were a major operational focus in 2025. Related expenses totaled approximately 

$117K, or about $39K over budget for the year.  Major items included: 

• The five-year sprinkler system inspection, budgeted at $33.8K including anticipated deficiencies, with 

actual costs totaling $37.4K 

• Required 20-year sprinkler head testing identified during the year, at a cost of $27.6K 

• Following the 2024 elevator claim, the City approved a variance petition to remove sprinkler heads in 

the elevator control room; related investigation, petition, and removal work totaled $5K 

• Additional inspection deficiencies ($9.3K) and pipe repairs ($8.4K) 

 

 



Other notable budget variances included: 

• Landscaping expenses exceeded budget due to improvements made to exterior planters. 

• Building Interior repairs and improvements exceeded budget due to membrane installation and floor 

coating in the pump room. 

• Steam costs were significantly over budget because of an unseasonably cold start and end to the year, 

increasing the total number of heating days compared to 2023–2024. 

 

These overages were partially offset by several expense categories that did not require full contingency funding, 

including HVAC, Building Exterior, and Professional Fees. 

In addition, mid-year the Association received favorable news that the insurance carriers involved in the 2023 

elevator claim reached a mediated settlement, resulting in the reimbursement of its $25K deductible. 

 

Non-Operating Items 

In accordance with the approved 2025 budget, $315,000 from general assessments was contributed to the 

replacement reserve fund. 

Due to several significant transactions during the year, and for tax planning purposes, the Association’s tax 

advisor recommended amendments to the 2024 and 2025 budgets as follows: 

• A $10,000 adjustment to reduce 2024 tax liability 

• An additional $25,000 reserve contribution from the insurance reimbursement  in 2025 

• $90,000 of interest income for 2025 to be shown as a budgeted line item, thereby making actual interest 

income deductible for tax purposes 

It is expected that these changes will reduce the Association’s income tax liability by approximately $5,000.  

 

Transfers from reserves to fund capital expenditures totaled $112,800, as discussed below. 



 

 

Reserve Accounts  

Kilbourn Tower maintains two reserve accounts: the Operating Reserve Fund and the Replacement Reserve 

Fund. 

Association documents require the operating reserve fund to maintain a minimum balance equal to twice the 

monthly general assessment, which totaled $270,833 in 2025. This reserve provides flexibility to address modest 

operating overruns without the need for special assessments. 

The operating reserve balance at the beginning of 2025 was $400,067. As part of the 2025 planning process, the 

Board approved a transfer of $21,000 of the excess to the replacement reserve fund, resulting in a year-end 

balance of $379,067.  Retaining a balance modestly above the minimum provides additional protection against 

operating volatility. 

The replacement reserve fund is intended to repair and replace major building components as identified in the 

reserve study. The Board updated the reserve study in 2025, and it is available on BuildingLink. The study 

serves as a key planning tool for determining annual reserve contributions and the timing of major capital 

projects. The only reserve expenditure in 2025 was $112,800 for the chiller rebuild. This was an expense 

budgeted in 2024 but incurred in 2025 due to when the work could be scheduled.  The items budgeted for 2025 

were identified in the reserve study; however, based on current equipment condition, their timing could be 

deferred. 

The Board’s objective is to maintain replacement reserve balances sufficient to meet both near-term and long-

term needs identified in the study, thereby minimizing the likelihood of special assessments whenever possible.  

See below for detailed reserve activity. 



 

Summary Comments  

In 2025, income levels were slightly above both prior-year and budgeted amounts. Net operating expenses 

remained relatively flat compared to 2024 and budget expectations. It was a very active year operationally, and 

those activities are reflected in the financial results. 

Expense overruns were largely offset by the insurance reimbursement and the absence of new insurance claims 

during the year.  

The Board takes its fiduciary responsibilities seriously and continues to carefully balance investment in the 

building with cost management. We prioritize preventive maintenance, a safe and secure infrastructure, and 

thoughtful modernization of both aesthetics and technology. This approach has allowed the Association to 

moderate assessment increases over time, maintain a strong balance sheet, and avoid special assessments. Our 

financial strength also supports Kilbourn Tower’s competitive position in the condominium market. 

This philosophy remains a guiding principle of the Board, and we will continue to reassess priorities as 

circumstances evolve. 

Please feel free to contact me or any Board member with questions or comments regarding the above.  

Jacqueline A Malotky 
Jacqueline A. Malotky, Treasurer 

(312) 953-2223 

jamalotky@outlook.com 

mailto:jamalotky@outlook.com

