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T 
he foregoing proactive measures 
were necessary and a good start to 

ensure the health and safety of residents and 
staff; however, as the pandemic continues, 
condominium associations will need to 
manage more long-term issues related to the 
Coronavirus pandemic. Below is a summary 
of issues and recommendations that condo-
minium boards should consider to be better 
prepared to navigate the next wave of issues  

 
related to the Coronavirus and its impact on 
condominium life. 

At the outset, it should be noted that the 
Coronavirus pandemic is a “moving target” 
and seems to be changing daily (if not 
hourly). The below recommendations are 
based on the current facts and circumstances 
and are subject to change based on changes in 
circumstances, regulations or new government 
directives. 

1. Prudently Navigate Delinquencies. 
Monthly assessments are vital for the con-
tinued operation of condominium associa-
tions. Unfortunately, the Coronavirus pan-
demic may pose a financial hardship to 
many unit owners and result in increased 
assessment delinquencies. It is understand-
able that boards may reflexively wish to 
show compassion to neighbors who are in 
an unfortunate situation due to Coron-
avirus; that said, condominiums are not 
banks or for-profit businesses and in the 
event of a budget shortfall, the unit owners 
collectively are still responsible for “picking 
up a budget shortfall,” most commonly by a 
special assessment.  
Boards need to be mindful of the associa-
tion’s ongoing funding needs (to which even 
delinquent unit owners receive a benefit of 
services) and their fiduciary duty to all unit 
owners and the association when navigating 
delinquency issues. Hope is not a strategy, 
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By now, condominium associations have dealt with the initial, immediate, and obvious issues caused by the Coronavirus 
(also known as “COVID-19”) pandemic. For example, many condominium associations have temporarily closed common 
element amenities and on-site management offices to residents, instituted an increased cleaning regimen in accordance 
with CDC guidelines, and directed residents and staff (if any) who are experiencing symptoms consistent with Coron-
avirus to self-quarantine and adhere to CDC guidance to minimize the possible transmission of the virus.   

CORONAVIRUS PANDEMIC PLANNING: 

WHAT TOPICS SHOULD CONDOMINIUM ASSOCIATION 
BOARDS CONSIDER GOING FORWARD?  



and unfortunately, there is no guarantee that 
delaying collections will improve the situa-
tion in the near term—and may even lead 
to a greater deficit for the association. Plus, 
it should be noted that the collections 
process can take as long as six (6) months 
from start to finish (not including delays 
due to court closures), so delaying the com-
mencement of an assessment collection 
action will delay the association receiving 
the necessary funds to operate and/or 
taking possession of a unit.  

TIP» Subject to any new legislation that frus-
trates an association’s ability to collect assessments, 
condominium associations should continue to 
adhere to their standard collections procedures to 
ensure that the association has funds to continue 
operating properly, pay its staff and vendors pro-
viding services, pay for utilities and insurance, main-
tain and repair the common elements, etc. Waiving 
late fees during the COVID-19 crisis is an option to 
consider. 

2. Evaluate Services and Ongoing Projects.  
If practical, boards may consider reducing 
services to the unit owners built into the 
budget or defer elective or non-essential 
projects to garner a budget savings in order 
to reduce the budget (by following required 
approval protocols), which in turn reduces 
the assessment obligation of each unit 
owner pro-rata. However, it must be noted 
that most community association budgets 
do not contain superfluous expense items, 
but in fact contain fixed expenses for rea-
sonable and expected services to the unit 
owners and maintenance, repair and repay-
ment of the common elements, so a nom-
inal reduction of the budget will be tanta-
mount to only a nominal reduction in 
assessment obligation for each unit owner. 
Ongoing necessary maintenance projects 
should continue.  

TIP» Confirm vendor and contractor safety and 
COVID-19 protocols to protect the health and 
safety of residents.  

3. Leverage Technology to Conduct Meet-
ings. “Social distancing” should not ham-
string board and unit owner meetings. 
Technology allows association boards to 
easily conduct business via virtual connec-
tions (video conferencing and/or tele-con-
ferencing).  Even an annual meeting can be 
conducted virtually via phone and/or video 
conferencing with unit owners dropping off 
absentee ballots or proxies (depending on 
which the association uses) to avoid an in-
person gathering. Meetings can also be 
rescheduled; however, there is no certainty 
as to when the CDC’s “social distancing” 
guidelines will expire, and boards will need 
to continue conducting association business 
in the coming weeks and months to effec-
tively manage the association. 

TIP» If proxies are used, the association can 
schedule staggered times for the proxyholders to 
“vote” the proxies in person to avoid close person-
to-person contact.  

4. Consider Association Policies and Proce-
dures. Many condominium associations 
have already adjusted their everyday opera-
tions to protect the health and safety of res-
idents and staff. Examples include limiting 
the number of persons in common laundry 
rooms or elevators at a single time, enacting 
policies for package and food deliveries to 
the building, and limiting or prohibiting 
open houses or unit showings during the 
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homeowner associations. 

Our lending solutions are built on foundations specifically geared for 

the needs of townhome, homeowner, and condo associations. We 

further tailor those options to fit each association’s individual needs. 

In addition to helping associations reach their financial goals, we strive 

to provide an unmatched level of service. We offer a complete suite 

of financial solutions, including lending options, reserve investments 

and treasury management services. Call us today at 847-304-5940 to 

speak with one of our Trusted Industry Experts.
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pandemic. Boards should continue to eval-
uate and update their policies and proce-
dures, as needed, to comply with applicable 
guidelines regarding the Coronavirus.  

TIP» Boards should periodically monitor the 
CDC’s website for guidance on Coronavirus: 
https://www.cdc.gov/coronavirus/2019-ncov/ 

5. Assist Residents in Self-Quarantine. If a 
resident is self-quarantined in their unit 
(due to exposure to, symptoms of, or testing 
positive for, Coronavirus), the board or 
management (if the association is profes-
sionally managed), should consider working 
with that resident, as practicable, to coordi-
nate “contactless” day-to-day necessities 
such as deliveries, garbage pickups, and any 
required departure from, and return to, the 
unit to obtain medical treatment. 

TIP» If the resident must leave their unit to seek 
healthcare treatment, the resident should phone 
ahead and make arrangements for a “clear path” to 
exit and re-enter the building and for the common 
elements to be properly sanitized afterwards.  

6. Keep Unit Owners Updated (As Appro-
priate). Transparency is important, espe-
cially during the Coronavirus pandemic. 
Boards should communicate updates and 
additional health and safety measures to 
residents and direct them to the CDC’s 
website—but should refrain from giving 
medical advice. If a resident is self-quaranti-
ning, the board may reach out to the resi-
dent (see #5 above) and alert other resi-
dents that a resident is self-quarantined, but 
that resident’s personal information (name, 
unit number) should be kept confidential.  

TIP» Personal medical information must be kept 
confidential.  

7. Consult with Legal Counsel on Employ-
ment Issues (As Needed). For associations 
with employees, boards should consult with 
the association’s legal counsel on employ-
ment issues (what to do if an employee 
experiences symptoms of, or tests positive 
for, Coronavirus, for example) as they arise.   

 

TIP» Beginning April 1, employees who are 
adversely affected due to Coronavirus may be enti-
tled to paid sick leave under the Families First Coro-
navirus Response Act. 

The Coronavirus pandemic will likely 
continue to pose new and more long-term 
obstacles for condominiums. By proactively 
taking appropriate measures to address these 
issues, the board not only fulfills its fiduciary 
obligations but also protects the health and 
interests of the association and all unit owners. 
The above considerations are intended to 
highlight common issues that condominium 
boards may face in the coming weeks and 
months, but is not an exhaustive list of all 
issues that boards will face with respect to the 
impact of the Coronavirus pandemic. Y 



W
 
hen MCD Media first wrote about electric 

vehicles and the charging stations that fuel 

them in 2011, the Big Question was a chicken-

and-egg analogy: Which comes first? Apartment 

dwellers and condo owners don’t want to live 

where they can’t charge their cars, but building 

owners don’t want to invest in pricey infrastruc-

ture if no one is going to use it. 

Today the Big Question is entirely different: 

Not IF, but WHEN? When will you install electric 

charging stations on your property? 

Since that article was published, all-electric 

and hybrid (electricity- and gasoline-powered) 

vehicles have arrived in droves. Vast more are 

coming. 

 

A 2018 study by AAA Motor Club showed 20 

percent of Americans will likely go electric for their 

next vehicle purchase. They’ll have plenty to 

choose from. This year alone, makers are expected 

to introduce 20 new all-electric and hybrid models. 

According to the Edison Electric Institute, 

nearly 1.5 million electric vehicles, or EV for short, 

are on the road today. That number is predicted to 

reach 18.7 million in 2030. 

“Many homeowner associations, condo-

minium and co-op communities are already get-

ting out in front of the trend,” says senior energy 

advisor Calvin Cornish of Nania Energy Advisors in 

Warrenville. “They’ve begun researching how 

adding EV charging stations to their premises can 

bring value to their organizations and tenants. 

Property managers are recognizing the value in 

being first to market with electric car charging 

options. It’s not just about accommodating for the 

growing market. It’s about accommodating your 

residency and upgrading your amenities.” 

Nania Energy Advisors provides comprehen-

sive solutions and guidance to help users of elec-

tricity and natural gas minimize their energy bills 

while meeting cost and sustainability goals. The 

company does not sell products or projects. 

Chicago-area property management execu-

tives confirm the growing demand for EV charging. 

Both Robert Meyer, director of engineering services 

at FirstService Residential, and David Barnhart, 

vice president of condominium management at 

The Habitat Company, say numerous client prop-

erties have either inquired about charging stations 

or had them installed.  
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by Pamela Dittmer McKuen 

Electric Vehicle Charging Stations: Now or Later? 
For building owners, it’s no longer a question of whether or not to install electric vehicle charging stations in their garages. 
It’s a matter of when.  



EV CHARGING STATION OVERVIEW 

Current technology enables charging stations 

at three levels of speed and price point. The faster 

the charge, the more expensive the equipment to 

produce it. 

LEVEL 1 is the standard 110-volt household 
outlet and the slowest method of charging. 
Simply plug the cord from the vehicle into a wall 
outlet.  

LEVEL 2 requires a dedicated 240-volt outlet 
as well as installation of a small docking device.  

LEVEL 3 or DC Fast Charge provides charging 
through 480V input and requires installation of 
a specialized, high-powered docking device. 

Tesla has its own proprietary charging tech-

nology. 

(Another factoid from the Edison Electric 

Institute: As of May 2019, there were about 68,800 

Level 2 and DC fast-charging units in the U.S. 

About 10 million will be needed by 2030.) 

THE CHICAGO SCENE 

One insider to the exponential growth of EVs 

is SP Plus Corp. The nationwide company provides 

professional parking management and other solu-

tions to expedite the movement of vehicles, 

people and personal belongings. The Chicago divi-

sion focuses on residential parking facilities, 

including those of 70+ condominium and apart-

ment buildings.  

New construction developments are adding 

EV charging stations to their parking facilities from 

the ground up, and existing ones are looking to 

add them, says Roger Walters, vice president in 

charge of the residential division in Chicago. 

“Everyone is getting into it because this is the 

appetite of the public,” he says. “This has been 

driven in part by the rollout of the new midsize 

Tesla and the commitment by the auto industry to 

emphasize electric vehicles going forward. It is 

inevitable that new electric vehicles will surface in 

most if not all apartment and condo buildings.” 

As the industry evolves, charging has become 

faster, and prices have become lower. For retrofits, 

SP Plus partners with ChargePoint and charges 

between $750 and $1,500 per charging station, 

depending on the unit. ChargePoint, an interna-

tional EV infrastructure company based in Camp-

bell, California, installs, sells and leases EV 

charging equipment. 

SP Plus does not levy additional payment from 

parking customers to use the charging equipment.  

Walters points out that EV charging stations 

are not a big money-maker for either SP Plus or its 

building owner clients, but they are a tremendous 

marketing tool. 

“It’s an amenity, but it might make the differ-

ence of someone buying or renting a unit, based 

on whether they have it in the building,” Walters 

says. “Or they might go to the garage next door.” 
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LEASING IS AN AFFORDABLE OPTION 

Just like cell phone providers and car dealers, 

EV charging station manufacturers and networks 

are adopting the leasing model.  

Cornish points out several reasons for building 

owners to consider leasing their EV charging 

equipment: Lower upfront costs, and reduced 

management and maintenance responsibility. 

Because vendors own the devices, they bear the 

costs and liability for servicing and repairing them. 

Their software can be programmed to track usage 

and charging costs. 

“When you lease a commercial station, you’re 

operating on an expense model versus a capital 

expense model,” says Brian Levin, regional sales 

director at ChargePoint in Chicago. “You 

don’t have to come up with a bunch of 

money upfront.” 

In contrast, Levin ballparks a DC Fast 

Charger for between $40,000 and $50,000. 

A two-station Level 2 charge, which charges 

two vehicles at one time, runs about $7,000. 

Another reason for leasing: Easy 

upgrades.  

“As battery technology improves, 

charge times continue to drop,” Cornish 

says. “Leasing allows you to upgrade at the 

end of your lease term. You can make sure 

your charging station is up-to-date and con-

tinues attracting users.” 

Before you make decisions, consult an 

energy advisor to discuss your needs and 

options, he advises.  

BEST PRACTICES BEFORE  
AND AFTER 

Plan for the future by developing an EV 

charging policy or program before installation 

begins. Questions to ponder: Will chargers be an 

amenity to be shared by all building residents, or 

will individual owners be permitted to install 

chargers for their private use? How will costs be 
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handled for both installation and charging?  

“In all instances that I have seen, individual 

charging stations are solely at the cost of the unit 

owner,” Barnhart says. “A license agreement 

between the association and the owner is executed 

to create an administrative framework for the 

installation. Unit owners are responsible for any 

insurance associated with the installation. When 

an owner sells or moves from the association, he 

or she is responsible for the disconnection of the 

sub-meter and electric line.” 

“For charging stations that will be an amenity 

to the association, the association will typically use 

parking spaces they already own and contract the 

charging station and labor through the associa-

tion,” Meyer says. “These types of chargers will 

usually have a credit card payment option to acti-

vate the charger. Depending on how many electric 

vehicles are in the building and what level of 

charger is installed, this may eventually offset the 

cost of the charger install, but certainly the cost of 

the consumed electricity is covered from Day One.” 

Meyer also advocates establishing clear rules 

for using the chargers. For example, if your vehicle 

needs a 4-hour charge from an amenity charger, 

you must move it from the charging station within 

a reasonable time after your charge is complete. 

REASONS NOT TO JUMP IN 

Not every association or building owner 

should rush to install EV charging stations. The 

two biggest barriers are space and cost. Even if a 

garage layout has the space, it might not have a 

convenient power source. 

“Many associations do not have adequate 

‘common’ space to add charging stations,” Barn-

hart says. “This is often the case in newly created 

associations where all spaces are deeded and there 

is no guest parking. Where electrical capacity is 

limited, cost may be prohibitive to be able to add 

charging stations, either in a common garage area 

or in individual spaces.” 

Getting adequate power to the installation 

site might be tricky, especially in older buildings, 

Cornish says. Even if owners plan to lease, they will 

be responsible for this “make ready cost.” 

“Old infrastructure with inadequate voltage, 

an exceptionally long run from the nearest power 

connection, running under or through concrete, 

upgrading an electrical panel to make space 

and/or allow space for future expansion—any of 

these issues would increase the upfront invest-

ment and possibly make the whole project a non-

starter,” Cornish says. “But it’s very hard to know 

without due diligence.” 

“We try to install on a wall rather than free-

standing,” Levin says. “That will decrease the costs 

because you’re really just running the power. We also 

try to get as close to the power source as we can. 

The farther the run, the more expensive it will be.” 

Some building owners put in signage, striping 

and protective bollards, which add to the cost, he 

says. 

Still other associations are taking a wait-and-

see approach. “If the association isn’t seeing the 

need (owners purchasing electric vehicles), they 

may be deferring until such time it makes sense 

for the association to absorb this cost based on 

the return on investment,” Meyer says. 

“If there are nine people on the condo board, 

it’s very challenging to get them to agree to any-

thing,” says Walters at SP Plus. 

ILLINOIS TAKES ACTION 

Several legislative bodies around the country 

have enacted laws in support of the electric vehicle 

industry and its customers. In addition, many 

states and utilities offer incentive programs, 

rebates and tax credits for purchasing and 

installing EV charging equipment. 

Illinois HB-4284, also known as the Electric 

Vehicle Charging Act, has multiple sponsors. 

For more information, visit our website at 

www.condolifestyles.net

MCD 
GOLF & BOCCE 

INVITATIONAL

* 07/17/2020 *
Eaglewood Resort ~ Itasca, IL 

Call 630-932-5551  
for more information.

* DATE SUBJECT TO CHANGE FOR CDC GUIDELINES ON COVID-19 *



10                               C O N D O  L I F E S T Y L E S         04/20 No part of the publication may be reproduced whatsoever without written consent from the publisher. 
All material herein is copyrighted 2020©.

C O N D O  L I F E S T Y L E S

| ACCOUNTING | ADMINISTRATION | BOOKKEEPING | CONSULTING | MANAGEMENT |

| ACCOUNTING | ADMINISTRATION | BOOKKEEPING | CONSULTING | MANAGEMENT |

|
 A

CC
OU

NT
IN

G 
|
 A

DM
IN

IS
TR

AT
IO

N 
|
 B

OO
KK

EE
PI

NG
 |

 C
ON

SU
LT

IN
G 

|
 M

AN
AG

EM
EN

T 
| |

 ACCOUNTING |
 ADM

INISTRATION |
 BOOKKEEPING |

 CONSULTING |
 M

ANAGEM
ENT |

We Manage 
Your Property as if 

it was Our Own.
You shouldn’t accept anything less than 
excellence, attention to detail, 

experience and a commitment level
unsurpassed by any other firm.

312 729 1300
www.Chicagoland-inc.com

111 E. Wacker Drive | Suite 1412 | Chicago, IL 60601-4501

™

Among its provisions: A new or renovated residen-

tial building is required to have a certain per-

centage, based on the number of units in the resi-

dential building, of its total parking spaces either 

EV-ready or -capable. A new or renovated nonresi-

dential building is required to have 30 percent of 

its total parking spaces EV-ready. 

The International Code Council, which sets 

voluntary building standards, in January approved 

a new provision that will make all new homes EV-

ready.  

It calls for builders to install panels, outlets and 

conduits that can enable at least one full-size elec-

trical vehicle in a single-family garage to be charged 

overnight. Multi-family buildings will need two such 

spots. Property owners will have to purchase and 

install their own EV charging equipment. 

The new EV-ready provision will appear in 

October as part of the 2021 International Codes. 

It’s up to individual states and municipalities 

whether to adopt them. Similar building codes 

already exist in Atlanta, Denver, Seattle, California 

and now Chicago. 

Chicago already has followed the spirit, if not 

the precise letter, of the ICC standards.  

In Chicago, multi-family residents may soon 

find greater availability of charging stations where 

they live. The City Council on October 16, 2019, 

voted to require new buildings with 24 or more 

residential units to have at least two EV charging-

ready spaces for electric vehicles. Developers do 

not need to install the chargers, but they must be 

sure chargers can be installed easily if property 

owners decide to do so in the future. The require-

ment will help avoid extensive renovations in the 

future, which might discourage owners from taking 

on the installations.  

MORE LEGISLATIVE APPROACHES 

California lawmakers have taken a proactive 

approach by adopting an official policy to promote, 

encourage and remove obstacles to the use of EV 

charging stations. They also passed a couple of 

significant pieces of legislation in recent years.  

Senate Bill 209, which went into effect Jan-

uary 1, 2012, bars common interest developments 

(CID), which includes condominium developments 

and planned unit developments, from prohibiting 

or restricting the installation and use of EV 

charging stations.  

This law allows the CID to make reasonable 

restrictions that do not significantly increase the 

cost of the charging station or decrease its effi-

ciency; approve the installation of the charging 

station within 60 days; require the charging station 

to meet state and local building and safety codes; 

require homeowners to comply with the CID’s 

design specifications and engage a licensed con-

tractor if the charging station is to be located in a 

common area or exclusive-use common area. 

In addition, homeowners are responsible for 

the cost of electricity they consume and for main-

taining and repairing their charging stations. 

Another pertinent California law, Assembly Bill 

2565, gives tenants new rights to install EV charging 

stations in the parking lots or structures of their 

buildings. The law applies to all leases executed, 

renewed or extended on or after January 1, 2015. It 

applies to tenants of commercial properties with 

more than 50 common area parking spaces but 

fewer than two EV charging station spaces for every 

100 parking spaces. Like Senate Bill 209, this one 

allows landlords to make reasonable restrictions 

that do not significantly increase the cost of the 

charging station or decrease its efficiency. 

Colorado, Oregon and Hawaii have enacted 

similar legislation.  

“It is only a matter of time before legislation 

spreads to other major metropolitan areas,” Cor-

nish says. “As demand grows, existing facilities will 

be pressed to fall in line.” Y 



A 
s the song says, “People are People”. 
During this pandemic, people’s true 

colors have shone. While we would hope that 
those colors would have shined brightly, for 
some they certainly did not. For the most part, 
these are the same people who made life diffi-
cult before the pandemic. We must remember 
that when dealing with difficult people, we are 
not always dealing with creatures of logic, but 
with creatures of emotion. So, while we will 
not change others, we can change how we  

 
respond to them and how we let them affect 
us and our communities.  

What can a Board of Directors do to 
control this negativity? A Board can be 
mindful of its authority and not act in heavy-
handed ways. It can continue to run the asso-
ciation as a business. The Board can continue 
to conduct board and owner meetings in a 
controlled manner. It can work with its 
Owners to address covenant issues and to col-
lect assessments. A Board can, and also 

should, learn from these recent experiences 
and consider what policies, procedures, and 
rules can be put in place to help the Associa-
tion run more smoothly in the event that we 
are again directed to stay home. At the end of 
the day, Boards should be focused on not just 
what they can do, but also what they should 
do, so as to promote respect with the commu-
nity and encourage all to work together. 

Recognize the Board of Directors’  
Limited Authority 

Over the last several weeks, I received 
many requests about what can a Board of 
Directors do to stop: in unit construction that 
is not essential; an Owner who is not fol-
lowing the CDC guidelines; an Owner who 
continues to receive deliveries; or an Owner 
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L E G A L  U P D A T E

COVID-19 and Community Association Living: How to Move Forward 

by Gabriella R. Comstock and Dawn L. Moody - Keough & Moody, P.C. 

Our lives today are very different than they were just two (2) months ago. On March 20, 2020, when Governor Pritzker 
issued his Stay at Home Order, we all thought “how will we do this”. Almost one (1) month later, we are adjusting to our 
new “normal” and hopefully all staying safe and healthy as a result. As we wait to hear what will happen next, we know 
that what lies ahead for us, at least temporarily, will not be an immediate return to the usual course of business. This may 
ultimately be for the best. For this reason, we should reconsider now how we guide and manage community associations. 
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who continues to have visitors in his/her unit. 
The simple answer to these inquiries was that 
there was not much the Board could do. The 
Board of Directors is not authorized to 
enforce the Governor’s Executive Order. The 
above described conduct appears to violate 
the terms of, or at least the spirit of, the Gov-
ernor’s order, which was to ensure self-isola-
tion to slow the spread of COVID-19. We all 
are used to reporting a violation to the Board 
of Directors and the Board taking action to 
stop the violating conduct. Yet, with COVID-
19, a violation of the Executive Order or CDC 
guidelines, is not within the authority of the 
Board of Directors to address.  

However, this does not mean that the 
Board must “approve” such conduct. Instead, 
when faced with a situation that may interfere 
with social distancing or otherwise encourage 
the spread of COVID-19 within a community, 
the Board of Directors should approach the 
Owner and discuss the situation. We want the 
Board of Directors to follow the motto of “it is 
not what you can do, but instead it is what 
should you do”. This should become the motto 
of every community association. Owners 

should be reminded that perhaps they can act 
in a particular manner under the Executive 
Order, but should they? Before acting, they 
should ask themselves, should I subject my 
neighbors to more people within the common 
areas than is necessary? They should consider 
if they would want someone to act in a similar 
manner in a building where their parent 
resides. Fortunately, most times, the Owner 
reevaluates the conduct and either completely 
refrains from it or takes additional steps to 
better protect everyone.  

Remember, the Board of Directors’ pri-
mary obligations and responsibilities relate to 
the oversight and maintenance of the 
common areas. While it should manage those 
areas in an effort to help protect the well-
being of Owners and residents within the 
community (i.e. increased cleanings, closures 
of recreational facilities, etc.), the Board of 
Directors has neither the obligation, nor the 
right to police how an Owner is individually 
protecting his/her health. Not all aspects of an 
Owner’s life are within the control of the 
Board of Directors.  

Open Board Meetings  

Many associations cancelled all meetings 
this past month. Some only met to address 
time sensitive business. Many worry how 
Boards will conduct business in the future if 
they cannot have face-to-face Board meetings. 
We need to remember that an open Board 
meeting does not necessarily require a face to 
face meeting. The Illinois Not for Profit Cor-
poration Act allows members of a Board of 
Directors to attend a Board meeting by phone 
or other electronic means, so long as all per-
sons can hear one another and be heard. This 
means a meeting can occur by conference call, 
Skype, Zoom, or other acceptable technolog-
ical means. While neither the Illinois Condo-
minium Property Act, nor the Common 
Interest Community Association Act, specifi-
cally address this situation, both Acts 
acknowledge the use of technology. More 
importantly, let’s follow the motto above: 
Boards could decide to not meet and not con-
duct business, but should they? Boards could 
just discuss issues by e-mail, without involving 
Owners, but should they? The answer to both 
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questions is no. We all need to remember 
Palm II, and the Court’s reminder to all within 
the industry as to the rights of Owners. These 
rights can and do co-exist with COVID-19. 

The Board of Directors should not allow 
COVID-19 to prevent it from running the 
business. Meetings should resume and each 
association should determine which techno-
logical means will work best for their commu-
nity. It is likely that even once the Governor’s 
Executive Order is revised or lifted, there will 
be a period of time when we will be exercising 
social distancing as the threat of COVID-19 
will remain. So, while we could then meet face 
to face and sit six feet apart, should we? 
Should we do that when there is a viable, safer 
option available? Change can be hard, but it 
can also be for the better. While there is a 
learning curve associated with conducting 
meetings through acceptable technological 
means, once we start doing so, we may see 
meetings being more productive, shorter in 
length, and pursuant to a strict agenda. Time 
can still be and should be allowed for Owner 
participation. However, guidelines controlling 

Owner participation will need to be adopted 
and followed. More productive and respectful 
meetings may have a positive effect on com-
munity associations. Further, it may actually 
encourage more people to be on the Board!  

The Board of Directors is still  
Running a Business 

Even during the COVID-19 pandemic, 
the Board of Directors still has a business to 
run. In addition, the Board of Directors must 
fulfill their fiduciary obligations to their mem-
bers, which includes adhering to the terms of 
its governing documents. This means that the 
Board of Directors must continue to make all 
decisions in the best interest of the Associa-
tion, a corporate entity. Projects, maintenance 
and repairs to the common areas still generally 
must be completed. A Board of Directors may 
reconsider completing a redecorating project, 
but it should not defer needed maintenance. 
After all, failure to maintain the common areas 
can be detrimental to the value of the Units 
and potentially open the Association up to lia-
bility. Delaying necessary maintenance gener-
ally results in greater costs to the Association 

and its members down the road.  
I expect we will see more requests for 

financial accommodations from Owners than 
we did in recent years. However, these 
requests must be balanced with the Board’s 
legal authority as well as with the needs of the 
business. The Board of Directors must find a 
way to balance the Owner’s need with that of 
the Association’s need. Remembering that 
these are different times will help the Board in 
achieving this goal.  

Collection of Assessments 

COVID-19 has not only had a physical 
effect on our country, but also it has affected 
our economy. Only time will tell us the true 
impact it will have on the economy. However, 
we know from past experiences in 2007-08, 
that a severe downturn in the economy has an 
adverse effect on community associations. 
Assessments are the lifeline of all associations. 
While a Board of Directors could change the 
association’s collection policy now, should it? 
It should not. It is not likely that a “one size 
fits all” collection policy will work in the 
immediate future. Instead, Boards should del-
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egate specific authority to management, 
and a board member or two, to consider 
requests for payment plans (or other 
accommodations) from Owners. The 
Board should have a set policy that all 
such plans must be in writing, how late 
fees will be addressed, and what steps will 
be taken if an Owner defaults. The policies 
should not be dependent on the Board deter-
mining if the effects of COVID-19 are “detri-
mental enough” to an Owner so as to warrant 
a payment plan. The Board can agree to be 
more open with payment plans for Owners 
who did not default on their payments until 
April of this year. The ultimate goal with any 
payment plan should be to work with the 
Owner while collecting the money owed to 
the Association as soon as possible.  

Amendments to the Association’s 
Community Instruments 

Over the last month, community associa-
tions have been faced with issues they never 
dreamed would be before them. It is during 
unprecedented times, such as this, that we see 

the actions, in retrospect, that we wish our 
Boards would have taken to make conducting 
association business easier. It is likely that we 
will see continued effects of COVID-19 
throughout at least this year. Therefore, 
Boards should be looking to take action now 
to amend community instruments, adopt 
rules and regulations, and adopt policies and 
procedures to permit easier functioning of the 
Association.  

Prior to closing certain common facili-
ties, we learned how challenging it was to 
clean these areas and how important it was to 
prevent the spread of the virus. Association’s 
rules should allow the Board to limit one’s 
access to common facilities if the person is 
suffering from a contagious illness. Boards 

should be looking to adopt necessary Rules 
to permit electronic notice and aggres-
sively solicit consent for such notices from 
its membership. In addition, Boards should 
be looking to adopt Rules, as needed, to 
allow for electronic voting or voting via 
absentee or secret ballot (for condo-
minium associations, this requires adop-

tion of rules at least 120 days prior to the 
annual election). To date, it has been much 
easier for associations that conduct elections 
by ballot to proceed as scheduled. Boards and 
management should be looking at those areas 
of association governance, which have been 
difficult to address or otherwise accomplish 
during this pandemic, and ensure that rules, 
policies and procedures are put in place to 
help assist the association in addressing those 
issues in the future.  

We will continue to live with COVID-19 
and we hope to continue to learn not only 
about it, but also how we can change our 
community living for the best. Stay safe and 
healthy during this difficult time. Y

THE BOARD OF DIRECTORS SHOULD NOT ALLOW COVID-

19 TO PREVENT IT FROM RUNNING THE BUSINESS. MEET-

INGS SHOULD RESUME AND EACH ASSOCIATION SHOULD 

DETERMINE WHICH TECHNOLOGICAL MEANS WILL WORK 

BEST FOR THEIR COMMUNITY.
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While the current pandemic has different origins and 
is dissimilar in many ways from what happened in 2008, 
we are seeing the beginnings of something similar that 
could end up contributing to significant problems for 
condominium, homeowner, and townhome community 
associations. 
Board members and property managers are reaching out 
to our law firm daily and asking:  

Should the association waive assessments  
during this coronavirus outbreak?  

The same question was posed during the 2008 recession 
and our answer remains the same.  While everyone 
should have a measure of compassion and understanding 
for their neighbors, boards do not have the legal right to 
allow owners to skip payments.  
Below are three reasons why associations must be proac-
tive to ensure history does not repeat itself. 
1. Board Duties 
Board members are charged with the duty to act in the 
best interests of the association as a whole. Allowing cer-

by Robert Nesbit – Kovtiz Shifrin Nesbit 

During this COVID-19 crisis, it serves us to look back to the last time our economy was in terrible shape: the 2008 recession. 
Millions of homeowners lost their homes and suffered significant financial losses during the years after the real estate 
crash. To this day, property values in the greater Chicagoland area remain at levels below what they were at the peak.   

3 Lessons 2020 Community Association Board Members Can Learn from 2008 

tain owners to skip payments ultimately results in 
other owners having to pick up the slack.  
This is not to say that owners should not be given 
payment plans or that late fees should not be waived 
for the time being. Boards can and should consider 
and respond to any unit owner requests.   
2. Assessment Policies 
During the 2008 recession, even boards with a 
good policy in place addressing delinquent assess-
ment payments delayed legal pursuit of past due as-
sessments.  This was mostly out of sympathy for 
fellow owners and in the hope that financial circum-
stances would improve. Unfortunately, in most cases 
they did not.  
Boards should have a formalized assessment collection 
policy in place and send out a reminder to all owners 
that assessments are due and payable as always. If an 
owner cannot make their regular assessment pay-
ment, they should provide the Board with an explana-
tion and a proposal for eventual repayment.  

3. Association Budgets 
All community associations require routine maintenance, 
repairs, and replacement. The task of ensuring the associ-
ation retains sufficient funding to pay for this ongoing 
maintenance falls squarely on the shoulders of the board. 
In 2008, many associations allowed owners to go months 
or even years without paying, only to finally have the 
owner foreclosed on. This resulted in budgetary shortfalls.   
An association’s largest asset are the homes that reside 
within the community. Failing to take proactive measures 
to safeguard the association’s financial health can impact 
operations and vendor services, resulting in future fund-
ing concerns that will be that much more difficult to rem-
edy. Subsequently, current board members must take a 
firm and fair stance regarding assessment collection and 
budgeting. 
Unlike 2008, the federal government is responding to the 
coronavirus crisis by providing relief efforts and support 
in the form of payments to individuals, families, and busi-
nesses. Additionally, there are enhanced unemployment 
payments to qualified individuals who have lost their 
jobs. If boards communicate clearly and owners know 
that assessment payments are still expected (along with 
the consequences if payments are not received), a repeat 
of 2008 can be avoided. Y 
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 INDUSTRY HAPPENINGSThe Habitat Company    
The Habitat Company, a leading U.S. multifamily devel-
oper and property manager, announced recently that the 
firm has been awarded property management of Park 
Tower, a 724-unit condominium building at 5415 North 
Sheridan Road in Chicago’s Edgewater neighborhood, ef-
fective Jan. 1. 
“With beautiful lake views and shared spaces, Park Tower 
is the crown jewel of Edgewater condominiums,” said 
David Barnhart, vice president of condominium man-
agement at Habitat. “Park Tower has extensive amenities 
and is a great fit for Habitat’s growing condominium 
portfolio. It’s truly an honor to have been awarded man-
agement of this property.” 
Constructed in 1973, Park Tower Condominium is a lake-
front high-rise climbing 55 stories. It is one of the largest 
buildings by unit count among all-residential buildings 
in Chicago. 
“We put the management contract for the building out 
to bid to four large companies we believed were capable 
of handling both our association and the size of the prop-
erty,” said Michael Parrie, board president, Park Tower 
Condominium Association. “We chose Habitat because 
of its extensive experience, stellar reputation and com-
mitment to implementing systems that simplify the as-
sociation’s daily operations, which can be vast given the 
number of people living in the building. We are looking 
forward to a seamless transition and positive working re-
lationship.”  

The Habitat  
Company was 
awarded man-
agement of the 
724-unit Park 
Tower 
Condominium 
building in 
Chicago’s 
Edgewater 
neighborhood. 

Park Tower is situated close to the shopping and dining 
of the Historic Edgewater and Andersonville neighbor-
hoods, lakefront beaches and the CTA Red Line. The prop-
erty boasts a rooftop garden, grocery store, dry cleaners, 
clubhouse, parking garage, 24-hour doormen and secu-
rity, a fitness center, racquetball courts and an 
indoor/outdoor pool. 
About The Habitat Company: Founded in 1971, The Habi-
tat Company is a full-service residential real estate com-
pany specializing in property management, acquisitions 
and development. One of the largest residential property 
developers and managers in the United States, with over 
$3 billion in assets and more than 22,000 units under 
management across six states, the company’s portfolio 
spans a range of property types, from mid- and high-rise 
condominium, apartment and adaptive reuse develop-
ments to senior and affordable housing communities. 
Headquartered in Chicago, with more than 800 employ-
ees throughout the United States. 
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INDUSTRY HAPPENINGS  🎤
CIT Group – Mutual of Omaha 
CIT Group recently announced that its banking sub-
sidiary, CIT Bank, N.A., completed the acquisition of Mu-
tual of Omaha Bank on Jan. 1, 2020. This transaction 
advances CIT’s strategic plan through the addition of a 
stable, lower-cost homeowner association deposit chan-
nel from the market-leading community association 
banking business. The acquisition will also build on CIT’s 
commercial banking strengths through the addition of 
relationship banking teams and expanded product and 
technology solutions.  
“The completion of this transaction accelerates CIT’s 
strategic plan to further enhance our capability as a lead-
ing national bank and create additional long-term share-
holder value,” said CIT Chairwoman and Chief Executive 
Officer Ellen R. Alemany. “The addition of the home-
owner association deposit channel has significant growth 
potential and will reduce CIT’s overall cost of funds, and 
the middle market banking franchise will expand our 
footprint and customer base. These capabilities comple-
ment CIT’s core strengths and will allow us to unlock 
greater potential and create an even stronger company.”  
The purchase price was approximately $1 billion, com-
prised of $850 million in cash and about 3.1 million 
shares of CIT stock, which were issued to Mutual of 
Omaha Insurance Co. The transaction includes $6.8 bil-
lion in deposits, $4.5 billion of which are community as-
sociation deposits, and $8.3 billion of total assets, 
including $3.9 billion of middle-market commercial  

 
loans, as of Sept. 30, 2019. In total, CIT now has approx-
imately $42 billion of total deposits and $60 billion of 
total assets.  
“We are excited to welcome the teammates and clients 
of Mutual of Omaha Bank to the CIT family,” Alemany 
continued. “We look forward to strengthening existing 
relationships, building new ones, and continuing to de-
liver value for our customers, colleagues, shareholders 
and communities.” 
Mutual of Omaha Bank will begin to transition to the CIT 
brand and the retail branch locations will adopt the CIT 
Bank brand over the coming months. Customer accounts 
remain unchanged at this time and can continue to be 
accessed through Mutual of Omaha Bank branches, web-
site, mobile apps and relationship managers.    
 About CIT - CIT is a leading national bank focused on em-
powering businesses and personal savers with the finan-
cial agility to navigate their goals. CIT Group Inc. 
(NYSE:CIT) is a financial holding company with over a 
century of experience and operates a principal bank sub-
sidiary, CIT Bank, N.A. (Member FDIC, Equal Housing 
Lender).The company’s commercial banking segment in-
cludes commercial financing, community association 
banking, middle market banking, equipment and vendor 
financing, factoring, railcar financing, treasury and pay-
ments solutions, and capital markets and asset manage-
ment. CIT’s consumer banking segment includes a 
national direct bank and regional branch network.  

Waldman  
Engineering  
Associates 
Kate Hoglund is a registered 
Professional Engineer in the 
State of Illinois with over 8 
years of engineering and de-
sign experience in the en-
ergy industry. She is a 2011 
graduate of the University of 
Illinois at Urbana-Cham-
paign with a B.S. in Civil Engineering and a 2013 graduate 
of the University of Illinois at Chicago with a M.S. in Civil 
Engineering. Kate joined Waldman Engineering Consult-
ants in early 2020 to assist clients with their foundation 
issues, facade inspections, balcony assessments, building 
envelope verifications, and construction oversight. Prior 
to joining WEC, she provided structural engineering serv-
ices for natural gas, oil and nuclear facilities throughout 
the country. These services included concrete and steel 
designs for various buildings, skidded equipment, pipe 
supports, exhaust stacks, and access platforms as well as 
performing OSHA fall protection surveys.

Y Kate Hoglund

COMMUNITY ASSOCIATION MANAGEMENT

Experienced Leadership, 
Todays Technology

Al Schroeder 
aschroeder@hhsg.net

Heil Heil Smart and Golee, Inc. has served Chicago and its  
suburbs Residential Management since 1885, by combining our 

lasting integrity with a cutting-edge approach.

5215 Old Orchard Road, Suite 300, Skokie, Illinois 60077 

 847-866-7400 / www.hhsg.net
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 INDUSTRY HAPPENINGS
FirstService Residential 
FirstService Residential Illi-
nois is pleased to announce 
the promotion of Daniel 
Valdes to Vice President, 
Property Management. In 
his role, Daniel will oversee 
the strategy and operations 
of our city portfolio man-
agement division, and will 
report directly to President 
Asa Sherwood. Daniel joined 
FirstService Residential 
seven years ago as a portfo-
lio manager, and also served 
as a part-time onsite manager. In 2016, Daniel was pro-
moted to Regional Director, and has supervised some of 
Chicago’s most high profile downtown associations. 
Daniel is known throughout the organization as a hard-
working strategic thinker, who lives the firm’s core values 
every day. He holds CMCA and AMS licenses, and gradu-
ated from DePaul University with a Bachelor’s degree in 
Industrial and Organizational Psychology. 
Rachel Eibl has joined FirstService Residential as the Vice 
President of Human Resources. Rachel has over 13 years 
of experience in HR management and business and has 
spent her career working in the environmental, manu-
facturing and healthcare industries in Milwaukee, 

Y Daniel Valdes

Chicago, and Paris. Rachel 
brings expert skills in tal-
ent strategy, employee 
relations, organizational 
change management and 
performance to transform 
the talent management 
initiatives in the Illinois 
market. She graduated 
cum laude with a Bache-
lor’s degree in Business 
Administration and a Mas-
ter of Science in Human Resources Management from 
Marquette University. She is also a lifetime member of 
the business fraternity, Beta Gamma Sigma.  
FirstService Residential Illinois also recently announced a 
new division to their roster of business solutions: First-
Service Construction and Maintenance (FSCM). This divi-
sion provides quality maintenance and construction 
services exclusively to high-rise, mid-rise, cooperatives 
and townhome communities in Chicago managed by 
FirstService Residential. Their professional crews have a 
depth of experience with our properties as well as strong 
industry knowledge, and the powerful resources and sys-
tems of FirstService Residential. This addition brings an 
even stronger roster of service offerings and solutions to 
communities managed by FirstService Residential. 

Y Rachel Eibl

Solidarity at 8 

Two companies and four individuals were recognized for 
excellence and outstanding contributions to the property 
management industry March 6 during the 16th Annual 
IREM Chicago Premier Awards and Casino Night. More 
than 300 industry professionals and guests attended the 
gala event held on March 6, 2020 at the historic Drake 
Hotel in Chicago. 
These four professionals earned individual Premier 
Awards in their respective categories: 

·Crystal Stude, CPM®, Community Specialists 
CPM® of the Year 

· Angel Edwards, ARM®, Baum Revision 
ARM® of the Year 

· Shari Vass, CPM®, Braeside Community  
Management -- Leadership Award 

· Tasha Rush, ARM®, A & R Katz Management 
Rising Starr 

Two companies that provide products and services to the 
metropolitan Chicago property management industry 
earned awards in these categories. 

· Smart Elevator 
Industry Partner of the Year 

· The Habitat Company –  
Property Management Company of the Year 

The 2020 Premier Awards featured a Roaring 20’s theme, 
and some participants dressed in period costumes. Table 
centerpieces included a three-foot tall champagne glass 
draped with beads and pearls. The evening included food 
and beverage, casino games, music, camaraderie, and 
recognition on stage for the Premier Awards entrants and 
winners. 

Before the Premier Awards were announced, IREM 2020 
National President Cheryl Gray, CPM® delivered an inspi-
rational message via video, which concluded with the 
lines: “Become what you want to be. We’re IREM.”  
The awards ceremony was hosted by 2020 Chapter Pres-
ident Angela Aeschliman, CPM® and 2016 Past President 
Brian Lozell, CPM®. Aeschliman encouraged members to 
pursue volunteer positions with the Chapter and con-
cluded: “We are IREM, and we are here because of you. 
And, we are here for you.” Chapter President-Elect Steve 
Schimmel, CPM®, participated by announcing entrants 
and handing out awards.   

A total of 19 nominations were submitted for considera-
tion during the 2020 competition. More than 40 Industry 
Partner companies supported the event through spon-
sorships. 
The Premier Awards were created to recognize people, 
organizations and companies for excellence in areas that 
include innovation and technology, energy conservation, 
community involvement and leadership, property man-
agement, vendor services and embodying the core prin-
ciples of the ARM® and CPM® credentials. 

IREM Chicago

Y Shown above (L to R) are Dave Barnhart, Wendy Deetjen, Kim Sisney, Maureen Vaughn (award),  
Gina Fortune-Harmon (back row), Sheila Byrne, Shruti Kumar, Charlton Hammer (back row) – all from  
The Habitat Company, Tasha Rush –A&R Katz Management, Crystal Stude - Community Specialists,  
Suzy Martin -Smart Elevator, Shari Vass – Braeside Community Management and Angel Edwards –  
BR Property Management. 

Y Various high rise buildings including condo resi-
dents in Chicago have sent messages by coordi-
nating special lighting at their buildings that 
show support for our Health Care employees 
and those on the front-line of the Covid-19 pan-
demic. Group sing-a-longs (from their balconies) 
and light displays have also been taking place 
nightly in the South Loop and elsewhere as a 
show of unity and community. Called Solidarity 
at 8, the neighbors were inspired by Italians 
singing from their balconies united against the 
coronavirus. Other areas such as the neighbor-
hoods of Rogers Park and Edgewater as well as 
Oak Park have done sing-a-longs as well.



T 
imes like what we are currently experiencing test our faith 
and our resolve. Much of what we have all had to do to fight 
the Coronavirus pandemic was unthinkable just weeks ago. 

Covid-19 has changed our life as we knew it and some of the changes will 
likely become the new normal until an effective vaccine and/or 
treatment(s) can be developed. Some of the new behaviors, activities and methods will likely become 
part of our “new normal” way of life, work, travel and entertainment.  

Community associations, especially multi-story buildings, are challenged even more by the Coro-
navirus crisis because they have people as neighbors located in close proximity to each other and 
sharing common entrances, facilities, hallways, stairs or elevators.  

It’s so important that we all stay informed and follow the latest guidance and updates issued 
by the government and Centers for Disease Control and Prevention. Community association board 
members should consult with their professional partners, including community managers, attorneys 
and others on how your community can best handle the various issues and requirements related 
to Covid-19.  

Important issues that have caused challenges and changes in associations related to Covid-19 
range from resident safety & privacy, staff & vendor safety and performance, increased communication, 
canceled or postponed meetings, closing down or restricting access to  common areas (lobbies, laun-
dry rooms, elevators, etc.) new cleaning regimens as well as handling of guests, short term rentals, 
and other particulars of community living. 

The fact that so many people are now working from their CA homes adds to the challenge. I do 
believe, however, that we all can and will meet the challenges that Covid-19 has brought us. I also be-
lieve that we will become stronger and wiser as a result.  

We delayed publishing this issue to include some articles and information about how the Covid-
19 pandemic is impacting Community Associations. We will continue to address the impact of the 
virus on community associations and managers in future issues. Please understand that most of the 
articles in this issue were completed prior to the pandemic being announced. We’ve also posted this 
issue on our website  and provided it as a pdf to our customers. 

Amidst the turmoil, one thing that has become readily apparent to me is that we all have a deep 
felt desire to be connected with others personally. We've always placed a premium on providing per-
sonal attention to everyone that interacts with us through publications and programs. We feel privi-
leged to have a role in helping you be connected with other leaders (and the trends) in our industry. 
While we are limited in what we can do in person right now, we will be glad to help you in any way 
that we can. If you have an idea or new message that you would like to share, please send it to me or 
feel free to call me.  

I believe that our doctors, scientists and other leaders will help us overcome this tremendous 
challenge. We are optimistic and cautious at the same time and hope that you are too. It will require 
teamwork and cooperation from all of us to beat this thing. While we have been physically apart, we 
are really more connected emotionally than ever before. So let’s use that emotional connection to our 
advantage to encourage and help others, show leadership and demonstrate our resilience. We are all 
in this together - and together is how we will move forward! Y 

 
Be Safe and Stay Healthy, 
Mike 
 

Michael C. Davids 
Editor & Publisher
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ACCOUNTANTS

CONDO CPA 
(630) 832-2222 EXT 113 

Contact Brad Schneider • Brad@CondoCPA.com 
CERTIFIED PUBLIC ACCOUNTANTS 

Accounting Solutions for Management  
Companies & Self-Managed Associations 

Audit & Accounting Services 
Income Tax Reduction & Planning

ARCHITECTS/ENGINEERS

KELLERMEYER GODFRYT 
& HART, P.C. 

(847) 318-0033 
Investigations and Repair  

Documents for: 
Exterior Walls, Windows, Roofs,  

and Parking Garages 
Condition Surveys and Reserve Studies 

www.kghpc.com

KLEIN AND HOFFMAN 
(312) 251-1900 

Architectural & Structural  
Engineering Solutions 

www.kleinandhoffman.com

FULL CIRCLE  
ARCHITECTS, LLC 

(847) 432-7114 
Daniel Baigelman, AIA 

dan@fullcirclearchitects.com 
Capital Improvements • Reserve Studies  

Engineering Reports 

www.fullcirclearchitects.com

KEOUGH & MOODY, P.C. 
(630) 369-2700 

Legal Representation for Community Associations 
www.kmlegal.com

LAW OFFICES OF  
KEAY & COSTELLO 

(630) 690-6446 
pcostello@keaycostello.com 

www.keaycostello.com

KOVITZ SHIFRIN NESBIT 
(855) 537-0500 

Advising and Consulting with Business  
Owners, Community Association  

Law & Collection Services, Construction  
Defects, Real Estate Assessed Valuation  

Reduction, Litigation, Commercial  
Restructuring, Bankruptcy & Creditors' Rights, 

Real Estate, Business ,Estate Planning 
www.ksnlaw.com

ATTORNEYS

CANTEY ASSOCIATES, CPA’S 
(630) 681-9400 

ANNUAL ACCOUNTING SERVICES: 
Audits Reviews Compilations / Income Taxes  

MONTHLY SERVICES: 
Collection of Assessments Paying of Bills 

Monthly Financial Statements 

www.canteycpa.com

FULLETT SWANSON, P.C. 
(847) 259-5100 

www.frapc.com

CUKIERSKI & COCHRANE, LLC 
CERTIFIED PUBLIC ACCOUNTANTS 

(847) 496-7180 
A full-service accounting firm specializing in the 

unique needs of homeowners’ associations. 
www.ckwcpa.com

PBG FINANCIAL SERVICES LTD 
(847) 291-1400 EXT 353 

Contact: Steve Silberman, CPA 
E-Mail:  SSilberman@pbgltd.com 

www.pbgltd.com

BTL ARCHITECTS, INC. 
(312) 342-1858 

Bringing Buildings Back to Life 
Contact Delph Gustitius 
www.btlarchitects.com

ARCHITECTS/ENGINEERS

DICKLER, KAHN,  
SLOWIKOWSKI & ZAVELL, LTD. 

(847) 593-5595 
Attorneys & Counselors 

www.dicklerlaw.com

LEVENFELD PEARLSTEIN, LLC 
(312) 476-7556  

Howard Dakoff / hdakoff@lplegal.com 
www.lplegal.com

RICHARD M. FINK, JR. 
(847) 802-9197 

“We Specialize in Emergency Repairs” 
Architects • Research • Engineering 

Specifications • Reserve Studies 
Dick@RichardMFink.com

ENGINEERING  
SUPPORT SERVICES 

630-904-9100 
Construction Specifications 

Roof Evaluations 
Forensic Engineering 
Project Management 

Contact Greg Lason, P.E. 
www.engineeringsupportservice.com

BUILDING TECHNOLOGY  
CONSULTANTS, INC. 

(847) 454-8800 
Experts in Evaluating and  
Solving Building Problems 

ROOFING I WATERPROOFING | FACADES I PARKING GARAGES 

WINDOWS I RESERVE STUDIES I TRANSITION STUDIES 

info@btc.expert

WALDMAN ENGINEERING 
CONSULTANTS 
(630) 922-3000 

www.waldmaneng.com

CERVANTES, CHATT  
& PRINCE, P.C. 

(630) 326-4930 ext 202 
"Matching Legal Solutions to Real World Problems" 

Contact: Bob Prince 
www.ccpchicago.com

BALCONY REPAIR

TRG CONSTRUCTION 
(630) 231-5700 

24 HOURS 

Structural Repair Services 
Balcony Repair/Replacement 

Stair Tower Repair/Replacement 
Fire and Water Response/Restoration 

dwells@trgrestore.com 
www.trgrestore.com

MUELLER AND ASSOCIATES 
STRUCTURAL CONSULTING ENGINEERS 

(312) 253-7322 
Assessment Evaluation & Planning 

New Structure Design / Existing Structure Modification 
Building Envelope / Condition & Reserve Studies 

www.muellerandassociates.org

ATTORNEYS

ALTUS LEGAL, LLC 
312.450.6655 

www.altuslegal.com
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QUALITY RESTORATIONS 
(630) 595-0990

BUILDING RESTORATIONS CONCRETE RAISING

DYNACO ENTREMATIC  
(847) 562-4910 

High Speed Doors 
 www.dynacodoor.us

WOODLAND  
WINDOWS & DOORS 

(630) 529-DOOR (3667) 
Window and Related Masonry 

Interior & Exterior Doors | Siding & Gutters 
www.woodlandwindows.com

BRUNO CONSTRUCTION  
MASONRY, INC. 
773-796-4355 

Masonry Restoration and Repairs  
Tuckpointing - Lintel Replacement 

Parapet Wall Repairs - Waterproofing 
Caulking - Sandblasting - Modac 

www.tuckpointingcontractor.com

HOLTON BROTHERS, INC. 
(847) 253-3886 TEL / (847) 253-3255 FAX 

Masonry Repair Services, Tuckpointing,  
Caulking and Concrete Restoration 

John@holtonbrothers.com 
www.holtonbrothers.com

DAKOTA EVANS  
RESTORATION, INC. 

(847) 439-5367 
Tuckpointing ~ Masonry Repairs 

Waterproofing ~ Terra Cotta Repairs 
Caulking & Sealants ~ Structual Repairs 

Cleaning ~ Balcony Restoration 
Concrete Restoration 

www.dakotaevans.com

LS CONTRACTING GROUP, INC. 
T (773) 774-1122 

F (773) 774-5660 
Contact: Tom Laird tlaird@lscontracting.com 

www.lscontracting.com

BANKING

CIT 
(866) 800-4656 

HOA Banking • Internet Cash Management 
HOA Loans • Online Payment Services 

Thomas.Engblom@cit.com 
www.CIT.com

CRC CONCRETE 
RAISING & REPAIR 

(847) 336-3400 
We Save Concrete, You Save Money! 

www.SaveConcrete.com

CONSTRUCTION MANAGEMENT

G3 CONSTRUCTION SERVICES 
630-654-6282 

Common Area Restoration Services 
www.G3Constructs.com

ITASCA BANK & TRUST 
(630) 773-0350 

“Together We’ll Shape the Future” 
www.itascabank.com

BASEMENT WATERPROOFING

THE REAL SEAL, LLC 
(847) 756-7987 

austinwerner@therealsealllc.com

W. J. MCGUIRE COMPANY 
(847) 272-3330 

Tuckpointing, Caulking, Masonry  
and Concrete Restoration

WINTRUST  
COMMUNITY ADVANTAGE 

(847) 304-5940 
Loans, Reserve Investments & Lock Box Services 

www.communityadvantage.com

INLAND BANK & TRUST 
(630) 908-6708 

Commercial Lending and Community  
Association Loan Program 

Contact: Timothy J. Haviland, CMCA 
www.inlandbank.com

SEACOAST COMMERCE BANK 
331-305-0869 

Full Service Banking and Lending Services 
Specializing in Homeowner Association  

& Property Management Solutions 

rrowley@sccombank.com 
www.sccombank.com

ALLIANCE ASSOCIATION BANK 
(888) 734-4567 

Full service banking and lending solutions for 
management companies and associations. 

Contact: Diane White 
dwhite1@allianceassociationbank.com 

www.AllianceAssociationBank.com

DUCT CLEANING
AIRROOT 

847-895-9550 
NADCA Certified Duct Cleaning Company 

www.airroot.com

DOOR SYSTEMS 
ASSA ABLOY ENTRANCE SYSTEMS 

1-800-THE-DOOR 
PEDESTRIAN DOORS / REVOLVING DOORS 

SECTIONAL DOORS / STEEL ROLLUP DOORS / FIRE DOORS 
HIGH SPEED DOORS / DOCK LEVELERS 

www.doorsystems.com

DOORS

HOME DEPOT PRO 
(331) 315-5467 

Ask me how you can qualify for our white  
glove concierge service & volume pricing 

Kathy Sulem 
Katheryn_Sulem@homedepot.com

CONSTRUCTION MATERIALS

WEATHERSHIELD, LLC. 
(630) 376-6565 

Masonry - Tuck Pointing - Caulking 
Balcony Restoration - Painting 

Contact: Peggy Glenn 
www.weathershield.us

LMC CONSTRUCTION 
708-714-4175 

Masonry Concrete General Contracting Roofing 
www.LMCTeam.com

FOR DISPLAY OR PROFESSIONAL SERVICES DIRECTORY ADVERTISING INFO,  
CALL (630) 202-3006
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SUBURBAN ELEVATOR CO. 
(847) 743-6200 

Simplifying Vertical Transportation 
Contact: Max Molinaro 

www.suburbanelevator.com

HANDYMAN/MAINTENANCE
MIDWEST PROPERTY SERVICES, INC. 

(630) 656-1000 
Construction / Maintenance / Painting 

Electrical / Snow Removal 
"No Job Too Big or Too Small" 

service@midproservice.com / www.midproservice.com

TRG CONSTRUCTION 
(630) 870-0658 
www.trgrestore.com

BROUWER BROS. STEAMATIC 
(708) 396-1444 

All types of environmental cleaning. 
www.BrouwerBrothers.com

HVAC/HVAC CLEANING

ENERGY SOLUTIONS

CENTERPOINT ENERGY  
(630) 795-2594 

Natural Gas & Electric Energy 
Reliable Service. People You Trust. 

Contact: Vickie Farina 
Vickie.Farina@centerpointenergy.com 

www.CenterPointEnergy.com/CES

ELEVATORS/CONSULTANTS

FIRE/FLOOD RESTORATION

FACILITY MAINTENANCE

SP+ FACILITY MAINTENANCE 
(773) 847-6942 

Daily Cleaning Services / Power Sweeping and Washing 
Painting and General Repairs / Seasonal Services 

(Snow/Ice Removal) 
Parking Facility, Surface Lot or PedestrianPlaza,  

Contact: Daniel W.Nicholson 
dnicholson@spplus.com 

www.spplus.com/FacilityMaintenance

USA FIRE PROTECTION 
(224) 433-5724 

Fire alarm / Sprinkler systems 
Fire pumps / Fire extinguishers 

Backflow prevention 
Fire panel / Monitoring 

INSTALLATION | INSPECTION | TESTING | MAINTEnance 
24/7 EMERGENCY SERVICE: (847) 816-0050 

www.usafireprotectioninc.com

J. C. RESTORATION, INC.  
(800) 956-8844

GENESIS CONSTRUCTION, INC. 
(847) 895-4422 

www.genesisconstruction.com

NORTHERN ILLINOIS 
FIRE SPRINKLER  

ADVISORY BOARD (NIFSAB) 
708-403-4468 

www.firesprinklerassoc.org

CONTECH  
THE FIRE ALARM COMPANY 

(847) 483-3803 
Fire Detection & Signaling Systems 

Fire Alarm Systems 
Chicago Life Safety Evaluation Solutions 

Security Systems/CCTV 
Card Access Systems 
www.contechco.com

GARBAGE CHUTE CLEANING

BROUWER BROS. STEAMATIC 
(708) 396-1444 

All types of environmental cleaning. 
www.BrouwerBrothers.com

BROUWER BROS. STEAMATIC 
(708) 396-1444 

All types of environmental cleaning. 
www.BrouwerBrothers.com

HILL MECHANICAL GROUP 
847-451-4200 

HVAC & Plumbing Services 
www.hillgrp.com

AIRWAYS SYSTEMS, INC. 
630-595-4242 

Cleaning: Air/Laundry/Toilet Exhaust Ducts, 
Coils, Trash Chutes, Parking Garages.  

Also Air Filters, Belts 
www.airwayssytems.com

PERFECTION PROPERTY 
RESTORATION 
(877) 962-9644 

courtneyschmidt@callperfection.com 
www.callperfection.com

RAINBOW INTERNATIONAL 
RESTORATION 
(708) 460-0911 
Contact: Niki Ramirez 

www.rainbowrestore.net

SKYLINE DKI 
(708) 629-0563 

"Restoring Happiness" 
www.skylinedki.com

SERVPRO  
RESTORATION COMPANY 

(773) 337-3900 / SOUTH CHICAGO 
(847) 498-8889 / NORTHBROOK 

Fire/Flood Restoration, Mold Remediation 
& BioHazard Removal Services 

www.servpronorthbrookwheelingglencoe.com 
www.servproevergreenparksouthchicagocity.com

EMERGENCY  
CONSTRUCTION GROUP 

855-4ECGNOW 
Contact: Jenny Ruth 

jenny@emergencyconstructiongroup.com 
www.emergencyconstructiongroup.com

CELTIC COMPANIES 
312.636.6873 

Fire / Water / Wind / Haz Mat / Asbestos / Lead 
Bio / Mold / Janitorial / Construction 

Mandy.Manalli@celticrestorationgroup.com 
www.celticrestorationgroup.com

FIRE SAFETY & PROTECTION

DUCT CLEANING FIRE/FLOOD RESTORATION FIRE SAFETY & PROTECTION

NANIA ENERGY ADVISORS 
(630) 225-4554 

Energy Usage, Efficiency & Purchasing  
www.naniaenergy.com

INSURANCE

ALLIANT/MESIROW  
INSURANCE SERVICES 

(312) 595-8135 
Nancy Ayers 

www.condorisk.com
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SEBERT LANDSCAPING, INC. 
(630) 497-1000 

www.sebert.com

BALANCED ENVIRONMENTS, INC. 
(847) 395-7120 | (630) 916-8830 

www.BalancedEnvironmentsInc.com

ABBOTT PAINTING, INC. 
(312) 636-8400 
(773) 725-9800 

Quality Painting & Decorating since 1973 
Our Mission: 

Guaranteed Committment to Quality 
Now offering Parking Lot Painting 

www.Abbottpainting.com

LAWN CARE

SPRING-GREEN LAWN CARE 
(800) 830-5914 

www.spring-green.com

ILT VIGNOCCHI 
(847) 487-5200 

www.iltvignocchi.com

AAA PAINTING & CONSTRUCTION 
(630) 231-8350 

www.aaapaintco.com

CERTAPRO PAINTERS  
OF AURORA 

(866) 715-0882 
Interior & Exterior Painting 

Drywall Repair • Metal & Iron Painting 
Light Carpentry • Power Washing 

Commercial Roofing Repair     
cdidech@certapro.com 
oswego.certapro.com

ACRES GROUP 
(888) 231-1300 / (847) 526-4554 

Professional Landscaping and Snow Removal 
www.acresgroup.com

ALAN HORTICULTURE, LLC 
(630) 739-0205 

info@alanhorticultural.com 
www.alanhorticultural.com

CERTAPRO PAINTERS  
OF THE NORTH SHORE 

(847) 989-4791 
Interior & Exterior Painting 

Wallcoverings • Decorating • Remodeling 
Drywall Repair • Decks & Staining 

Tile Installation • Metal & Iron Painting 
www.certacommercial.com 

rmuldoon@certapro.com

LANDSCAPE CONTRACTORS

LANDSCAPE CONTRACTORS

ABBOTT PROTECTION GROUP 
312-636-8400 

Security Camera & Access Control Systems 
Intercom & Video Intercom Systems 

IT/Networking 
Burglar Alarm/Fire Alarm Systems 

Emergency Lighting/Fire Extinguishers 
Bobby@AbbottProtection.com

NONSTOP LOCKSMITH 
(312) 929-2230 

Locksmith Services, Intercom & Access Control 
Systems, CCTV, Overhead Garage Doors 

www.nonstoplocksmith.com

LOCKSMITH

SERVPRO  
RESTORATION COMPANY 

(773) 337-3900 / SOUTH CHICAGO 
(847) 498-8889 / NORTHBROOK 

Fire/Flood Restoration, Mold Remediation 
& BioHazard Removal Services 

www.servpronorthbrookwheelingglencoe.com 
www.servproevergreenparksouthchicagocity.com

XFINITY COMMUNITIES 
1 (800) XFINITY 

For more information E-mail: 
xfinity_communities@cable.comcast.com 

www.comcast.com/xfinitycommunities

LANDSCAPE CONCEPTS  
MANAGEMENT, INC. 

(847) 223-3800 
www.landscapeconcepts.com

SEMMER LANDSCAPE 
(708) 926-2304 

gsemmer@semmerlandscape.com

ABC DECO 
(773) 701-1143 

info@abcdecoonline.com 
www.abcdecoonline.com

RCN 
(312) 955-2400 

www.rcn.com/bulkbetter

INTERNET TECHNOLOGY

PAINTERS

MOLD REMEDIATION

HEIL HEIL  
INSURANCE AGENCY 

(847) 530-3888 
Contact: Alex Romano or Teri Mlotek 

tmlotek@heilandheil.com 
www.heilandheil.com

HOLLINGER SERVICES  
INSURANCES, INC. 

(847) 437-2184 
Property Casualty • Employee Benefits 

Workers Compensation 
www.HollingerInsurance.com

MIDWEST PROPERTY  
SERVICES, INC. 
630-656-1000 

Construction / Maintenance / Painting 
Electrical / Snow Removal 

"No Job Too Big or Too Small" 
service@midproservice.com / www.midproservice.com

INSURANCE

PERFECTION PROPERTY 
RESTORATION 
(877) 962-9644 

courtneyschmidt@callperfection.com 
www.callperfection.com

MOLD REMEDIATION

FOR DISPLAY OR PROFESSIONAL SERVICES DIRECTORY ADVERTISING INFO,  
CALL (630) 202-3006



DUBOIS PAVING CO. 
(847) 634-6089 

info@duboispaving.com 
www.duboispaving.com

COMMUNITY SPECIALISTS 
(312) 337-8691 

www.communityspecialists.net
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ACM COMMUNITY MANAGEMENT 
(630) 620-1133 
Contact Tom Skweres 

www.acmweb.com

ADVOCATE  
PROPERTY MANAGEMENT 

(630) 748-8310 
Managing in the Chicago Suburbs since 1988 

www.advocatepm.com

PROPERTY MANAGEMENT

CHICAGOLAND COMMUNITY 
MANAGEMENT 
(312) 729-1300 

www.chicagoland-inc.com

ASSOCIA CHICAGOLAND 
(312) 944-2611 / (847) 490-3833 

www.associachicagoland.com

CHICAGO PROPERTY  
SERVICES, INC. 

(312) 455-0107 X102 
www.chicagopropertyservices.com 

MORE LIVING. LESS WORRYING.

SP+ 
(773) 847-6942 

dnicholson@spplus.com 
www.spplus.com/facilityMaintenance

PARKING GARAGE CLEANING

GREAT LAKES PLUMBING  
& HEATING COMPANY 

(773) 489-0400 
Plumbing / HVAC / Fire Protection 
Riser Replacements / Site Utilities 

www.glph.com

LIFELINE PLUMBING 
(847) 468-0069 

Plumbing - Heating & Air Conditioning 
Water Heaters - Sewer Cleaning & Repair 

Hot Water Drain Jetting 
www.INEEDLIFELINE.com

PAVING

SP+ 
(773) 847-6942 

dnicholson@spplus.com 
www.spplus.com/facilityMaintenance

TWIN BROS.  
PAVING & CONCRETE 

(630) 372-9817 
Asphalt Paving & Sealcoating / Concrete 

www.TwinBrosPaving.com

SMITHEREEN PEST  
MANAGEMENT SERVICES 

(847) 647-0010 / (800) 336-3500 
www.smithereen.com

ALL-OVER PEST SOLUTIONS 
(773) 697-1100 

Bed Bug Specialists. Results Guaranteed! 
www.all-overpest.com

PEST CONTROL

PROPERTY MANAGEMENT

FIRST COMMUNITY  
MANAGEMENT 
(312) 829-8900 

Guiding board members since 1988 
www.condomanagement.com

FIRSTSERVICE RESIDENTIAL 
(312) 335-1950 

Contact Asa Sherwood 

www.fsresidential.com

G&D PROPERTY  
MANAGEMENT 
(630) 812-6400 

www.gd-pm.com

HILLCREST MANAGEMENT 
(630) 627-3303 / (312) 379-0692 

www.hillcrestmgmt.com

THE HABITAT COMPANY 
(312) 527-5400 

www.habitat.com

HEIL, HEIL,  
SMART & GOLEE LLC 

847 866 7400 
Quality, Service, Performance and Integrity 

Contact: Al Schroeder at aschroeder@hhsg.net 
www.hhsg.net

AMS MECHANICAL  
SYSTEMS, INC. 
(800) 794-5033 

24 Hour Service 
HVAC • Industrial Refrigeration 

Service/Maintenance • Systems Integration 
Energy Management • Electrical 

Process Piping • Plumbing 
www.amsmechanicalsystems.com

POWER WASHING

POWER CLEAN, INC. 
(630) 545-9551 

Mobility   Efficiency  Safety 
Professional Power Washing 

 powercleaninc@netzero.net 
 www.powercleaninc.com

PLUMBING

PLUMBING

MCGILL 
MANAGEMENT, INC. 

(847) 259-1331 
www.mcgillmanagement.com

KANE PROPERTY  
MANAGEMENT CORP. 

(773) 472-2300 
Professional Property Management.  

Affordable Rate. 
Contact: Dennis R. Kane; DKane@KanePM.com 

KaneManagement.com

NIMROD REALTY GROUP, INC. 
(847) 724-7850 

Servicing the North and Northwest suburbs 

www.nimrodrealty.com
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M&T EXTERIORS INC. 
(331) 248-0447 

Roofing Siding Windows and Service. 
www.mt-exteriors.com

CSR ROOFING CONTRACTORS 
(708) 848-9119 
All Types of Roofing  

Installation, Repairs & Maintenance 
www.csr-roofing.com

D-WING CONSTRUCTION 
(630) 397-8889 

Your Home, Our Reputation 
A+ BBB Rating 

www.DWingConstruction.com

PRO HOME 1 
630-517-5797 

Siding/Decking/Balconies 
Roofing 

Specializing in Multi-Family 
www.prohome1.com

HAMMERBRUSH PAINTING 
& CONSTRUCTION 

(630) 320-9676 
Concrete & Masonry / Roofing & Siding 

www.Hammerbrush.com

MI CONSTRUCTION  
AND ROOFING 
(630) 241-0001 

www.mancioneinc.com

PROPERTY MANAGEMENT

AMERICAN BUILDING  
CONTRACTORS, INC. 

(847) 670-1887 
Roofing • Siding • Windows • Gutters 

Maintenance • Capital Budget Projects 
A+ BBB Rating 

www.abc-usa.com

WORSEK & VIHON LLP 
(312) 368-0091 
www.wvproptax.com

SUDLER  
PROPERTY MANAGEMENT 

(312) 751-0900 
www.sudlerchicago.com

PROPERTY SPECIALISTS INC. 
(847) 806-6121 

R O L L I N G  M E A D O W S  O F F I C E  

(630) 633-5450 
W O O D R I D G E  O F F I C E  

www.psimanagement.net

SUPERIOR RESERVE  
ENGINEERING & CONSULTING 

(888) 688-4560 
www.superiorreserve.com

REALTY & MORTGAGE CO. 
COMMUNITY ASSOCIATION MANAGEMENT 

773-989-8000 
1509 W Berwyn Chicago IL 60640 

Contact: Hugh Rider 
www.RealtyMortgageCo.com

MCCRACKEN MCCRACKEN BEHRENS 
(312) 263-4308 

Concentrating in Property Tax Appeals since 1976 
www.mmbtaxlaw.com

VILLA MANAGEMENT  
847-367-4808 

We manage so you don't have to! ® 
Since 1976. 

7370 N Lincoln Ave., Suit A, Lincolnwood, IL 60712 

www.villamgt.com

KSN TAX 
(847) 537-0500 

www.KSNLaw.com

BUILDING RESERVES INC. 
1 (877) 514-8256 

Easy-to-Read,  
Customized Reserve Studies created  

by Reserve Specialists & Engineers 
www.BuildingReserves.com

RESERVE STUDIES

ADAMS ROOFING  
PROFESSIONALS INC. 

(847) 364-7663 
Roofing / Siding / Gutters / Insulation 

www.adamsroofing.com

ALL AMERICAN  
EXTERIOR SOLUTIONS 

(847) 438-4131 
Roofing, Siding & Windows  

www.aaexs.com

RESERVE ADVISORS, INC. 
(312) 625-4958 

A remarkably simple reserve study system 
Custom, Comprehensive Studies 

Conducted by Professional Engineers 

Contact Corinne Billingsley 
corinne@reserveadvisors.com 

www.reserveadvisors.com 
Long-term Thinking. Everyday Commitment.

ACTIVE ROOFING CO., INC. 
(773) 238-0338/(708) 430-8080 

Established 1965 
Maintenance & Repairs 

Roofing/Sheet Metal/Tuckpointing 
www.activeroofing.com

REAL ESTATE TAX ATTORNEY

ELLIOTT & ASSOCIATES 
(847) 298-8300 
www.elliottlaw.com

ROOFING

REALMANAGE 
1(866) 473-2573 
www.realmanage.com

PROPERTY  
MANAGEMENT SPECIALISTS 

847-845-6067 
www.Pmgrs.com

NORTHWEST PROPERTY 
MANAGEMENT 
815-459-9187 

Residential & Commercial Association Management 
CRYSTAL LAKE & GENEVA IL 

www.nwpropertymanagement.net 
Established 1979

TAIRRE  
MANAGEMENT SERVICES 

(847) 299-5740 
tsutton@tairremgmt.com

REAL ESTATE TAX ATTORNEY ROOFING



S E R V I C E  D I R E C T O R Y

                                                     04/20          C O N D O  L I F E S T Y L E S 27No part of the publication may be reproduced whatsoever without written consent from the publisher. 
All material herein is copyrighted 2020©.

ADMIRAL SECURITY 
DOOR STAFF SOLUTIONS 

(847) 588-0888 
www.admiralsecuritychicago.com

SECURITY SERVICES

D-WING CONSTRUCTION 
(630) 397-8889 

Your Home, Our Reputation, A+ BBB Rating 
www.DWingConstruction.com

INSIDE-OUT PAINTING  
CONSTRUCTION & ROOFING  

(630) 406-3000 
www.insideoutcompany.com

WOODLAND WINDOWS & DOORS 
(630) 529-DOOR (3667) 

Window and Related Masonry 
Interior & Exterior Doors | Siding & Gutters 

www.woodlandwindows.com

THE WINTER WERKS 
(630) 241-0001 

www.mancioneinc.com

PROHTOP ROOFING 
(847) 559-9119 

We’re Here When You Need Us! 
www.protoproofing.com

S&D ROOFING SERVICE 
(630) 279-6600 

250,000 roofs installed since 1963 
TEAR OFFS • SHINGLES • FLAT 

Multi-Family ROOFING Specialist 
Our experience & technical know-how gets the 

job done right the first time! 
www.sdroofing.com 

sales@sdroofing.com

SIGNAL88 SECURITY  
OF ARLINGTON HEIGHTS 

815-261-0110 
Vehicle Patrol Tours / Community Security / Event Security   

Pool Lock Ups / Door Checks / Emergency Response 
"Combining Quality Personnel & Technology" 

arlingtonheights@signal88.com 
www.signal88.com

SITE MAINTENANCE, INC. 
(847) 697-1077 

www.sitemaintinc.com

SPMS 
(630) 692-1500 

Heaters Pumps • Repairs • Chemicals 
Pool Maintenance • Complete Water Analysis  

Pool Guards, Inc. 
ross@spmspools.com

SWIMMING POOLS

SIDING / RENOVATIONS

SP+ 
(773) 847-6942 

dnicholson@spplus.com 
www.spplus.com/facilityMaintenance

MIDWEST PROPERTY  
SERVICES, INC. 
630-656-1000 

Siding & Gutters / Wood Replacement 
Welding & Railings / Snow Removal 

"No Job Too Big or Too Small" 
service@midproservice.com / www.midproservice.com

ROOFING

XFINITY COMMUNITIES 
1 (800) XFINITY 

For more information E-mail: 
xfinity_communities@cable.comcast.com 

www.comcast.com/xfinitycommunities

FORDE WINDOWS  
AND REMODELING, INC. 

(847) 562-1188 
Trusted Window Replacement Services Since 1987 

www.fordewindowsandremodeling.com

WOODLAND  
WINDOWS & DOORS 

(630) 529-DOOR (3667) 
Window and Related Masonry 

Interior & Exterior Doors | Siding & Gutters 
www.woodlandwindows.com

LAKESHORE  
RECYCLING SYSTEMS 

(773) 685-8811 
www.LakeshoreRecyclingSystems.com

WASTE SERVICES

ACRES GROUP 
(888) 231-1300 / (847) 526-4554 
Professional Landscaping / Snow and Ice Management 

www.acresgroup.com

SNOW & ICE MANAGEMENT

TV-BULK CABLE & SATELLITE

D-WING CONSTRUCTION 
(630) 397-8889 

Your Home, Our Reputation, A+ BBB Rating 
www.DWingConstruction.com

WINDOWS/REPLACEMENTS

SIDING / RENOVATIONS

ALL AMERICAN  
EXTERIOR SOLUTIONS 

(847) 438-4131 
Roofing, Siding & Windows  

www.aaexs.com

ALL AMERICAN  
EXTERIOR SOLUTIONS 

(847) 438-4131 
Roofing, Siding & Windows  

www.aaexs.com

CONTRACT TOWING 
(779) 707-6935 

24/7 HOTLINE (877) 613-5040 
Outsource your parking to the  

EXPERTS in towing. 
Denis Phelan / www.contracttow.com

TOWING

SECURATEX 
(312) 207-1462 

”Keeping Tenants Happy” 
www.securatex.com

For Display or Professional Services  
Directory Advertising Info, 

Call 630-202-3006 
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by Salvatore Sciacca - Chicago Property Services

S
 

ince then, urban planners and developers 
have built a tremendous amount of com-

munity associations in and around Chicago 
with the larger high rises mostly along the 
lakefront, smaller condominium associations 
within the heart of Chicago and larger Garden 
Style and HOA gated communities in the far 
suburbs. 60 years later, the number of commu-
nity associations within the State of Illinois is 
now around 25,000. The other benefit behind 
community living envisioned was that it was 
supposed to encourage togetherness. The fact 
that so many individual homes are built so  

 
close together encourages the owners to con-
nect with one another. Whether it is by 
serving on the board, attending board meet-
ings or attending social events, homeowners 
have multiple ways to meet their neighbors 
and form friendships.   

Togetherness Didn’t Take Hold 

Unfortunately, the concept of together-
ness within community associations didn't 
take hold as it was originally intended. Over 
the last 20 years, the demands of our careers 
and work places have skyrocketed as the ubiq-
uitous internet and rapidly increasing tech-

nology has made it easier for employers to 
demand more output from workers. This has 
made it more of a burden to serve as a board 
member and has resulted in fewer home-
owners participating in board meetings. 
Nowadays, fewer people have the time to do 
things that they would normally do outside of 
their work and career. 

New Challenge 

And now we are all confronted with a 
new challenge within community living (and 
everywhere). And as a result, community 
association living is going through a transfor-
mation. Board meetings are now online, 
homeowners are sheltering in place, people 
are mostly working from home and vendors 
are working with staggered or skeleton crews 

HOW THE CORONAVIRUS PANDEMIC HAS  
REDEFINED COMMUNITY ASSOCIATION LIVING 
Originally conceived as a new housing form in Puerto Rico, community living took shape in Chicago in the early 1960's 
by way of the passage of the Illinois Condominium Act in 1963.   The concept offered home buyers a less expensive alter-
native to buying a single family home and promised fewer headaches and issues related to maintenance and repairs.  
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www.contracttow.com

that have hampered the amount of services 
normally available to community associa-
tions. Some association board of directors 
are asking janitorial/cleaning vendors and 
restoration vendors to sanitize the 
common areas more frequently while 
other boards are facing an increase in 
accounts receivables due to the large 
number of layoffs and company furloughs 
that are hurting (financially) homeowners 
within community associations. To make 
matters worse, community associations don't 
have any legal recourse at this time due to the 
current situation that has paralyzed our legal 
system/courts and government institutions. So 
where do we go from here? What is the 
response to this societal crisis? 

Adapt to the Situation 

It is very simple. We adapt to the situation. 
We don't shrink in fear. When life gives you 
lemons you make lemonade. With the shelter in 
place order, many people have been feeling dis-
connected and alone. Don't let this happen to 
the homeowners within your community. 

Connect with Others 

Now is the time to make a concerted 
effort to connect with fellow homeowners 
more than ever. Now is the time to reach out 
and connect with each homeowner within 
your community. Setup weekly online town 
hall meetings. Setup monthly online board 
meetings. Find ways to ensure all homeowners 
within your community feel connected. This 
will truly pay dividends in the long run.   

If you have a management company, 
make sure that they communicate with the 
board and homeowners any change in 
response times or service performance due to 
the current situation. Make sure that any and 

all changes are communicated to the 
homeowners. Also, make sure to encourage 
homeowners to communicate with the 
board if they have fallen into financial 
hardship due to layoffs, furloughs or 
downsizing of staffing.   

Try to Unite Homeowners  
in Your Community 

It is also time to review the overall per-
formance of the association by analyzing 

areas such as capital planning, maintenance and 
repairs, board meeting dates, rules and regula-
tions and financial controls. The coronavirus 
pandemic has taught us a lesson. The lesson is 
that community living is all about togetherness 
not about disconnectedness. Seize upon this 
opportunity to unite the homeowners within 
your community, show them that their health 
and well-being is at the top of mind for the 
board of directors. Together, we can make great 
things happen. With all of the homeowners 
now spending most of their time at home, cre-
ating an enjoyable community living experience 
is now more important than ever. Y 

THE CORONAVIRUS PANDEMIC HAS TAUGHT US A LESSON. THE 

LESSON IS THAT COMMUNITY LIVING IS ALL ABOUT TOGETH-

ERNESS NOT ABOUT DISCONNECTEDNESS.  SEIZE UPON THIS 

OPPORTUNITY TO UNITE THE HOMEOWNERS WITHIN YOUR 

COMMUNITY, SHOW THEM THAT THEIR HEALTH AND WELL-

BEING IS AT THE TOP OF MIND FOR THE BOARD OF DIRECTORS. 

TOGETHER, WE CAN MAKE GREAT THINGS HAPPEN. 



B 
efore we get further into it, I want 
to note that with all legislation 

COVID-19 related these days, from illness 
disclosures to collection issues, the details are 
sometimes “fuzzy” and change often (some-
times daily). Updates are frequent, so stay in 
close touch with your association’s attorney on 
this and all matters. 

PPP loans come from approved lenders – 
the association's bank may be approved to 
offer the PPP loans. The Small Business 
Administration (SBA), which is overseeing the 
loan process, issued an Interim Final Rule 
which effectively limits PPP loan eligibility for 
community associations (both condo and 
HOA’s). The Interim Final Rule includes a list 
of businesses that are not eligible for PPP, 
including (1) "[p]assive businesses owned by 
developers and landlords that do not actively 
use or occupy the assets acquired or improved 
with the loan proceeds …," and (2) "[a]part-
ment buildings." While the language does 
not clearly address community associations, 
we believe the language is sufficient to con-
clude a condo association or HOA would be 
rejected. Before we advise our clients to apply 
for PPP, we recommend waiting for clarifica- 

 
tion from the SBA.  

Note, however, that community associa-
tions are included in the Small Business 
Administration Economic Injury Disaster 
Loans (EIDL), but, again, are not currently 
included in the PPP, which potentially offers a 
much more effective and useful lifeline to the 
association that have employees and payroll 
responsibility. Those associations without 
payroll obligations are better off looking 
into the EIDL for help shoring up a drop in 
revenue due to delinquencies brought on by 
COVID-19.  

The Community Association Institute 
("CAI") is encouraging board members to 
lobby Congress to amend the rule to allow 
community associations to participate. The 
link to do so is http://p2a.co/4LvSG45? Filling 
out the form to lobby our representatives is 
imperative to making sure community associ-
ations may participate in the program. 

A question that boards often ask con-
cerns simply applying as an association and 
accepting the rejection if it comes in? Some 
boards are considering taking their chances 
and applying (i.e., "Do first, Ask Forgiveness 
Later,"). We advise against this strategy. The 

PPP loan application form includes a warning 
that knowingly making a false statement to 
obtain a guaranteed loan from SBA is punish-
able under the law, including by imprison-
ment of not more than five years and/or a fine 
of up to $250,000; by imprisonment of not 
more than two years and/or a fine of not more 
than $5,000; and, if submitted to a federally 
insured institution, by imprisonment of not 
more than 30 years and/or a fine of not more 
than $1,000,000. Now, while we do not expect 
board members to spend a few years “in the 
clink” for applying for a loan based on a 
grey area of language in hastily-adopted leg-
islation, we still do not recommend know-
ingly applying given the risks. However, that 
is a decision each association should consider 
and make on the guidance of its legal counsel. 

Practically-speaking, even if the SBA 
does amend the rules and open the doors to 
PPP for community associations, the board 
should be aware that there are other factors to 
consider before applying. The association's 
participation in the program is likely public 
information (which anyone can obtain under 
the Freedom of Information Act). It may 
reflect poorly on the association if it's listed as 
a recipient of money that it did not actually 
need (i.e. if the association does not actually 
see any drop in revenue due to delinquencies 
as a result of the COVID-19 crisis, is it ethical 
to take money that may otherwise be  used for 
struggling businesses that have seen a drop in 
revenue?). Moreover, if the association does 
not have payroll obligations, it’s unlikely that a 
PPP application will be approved for the asso-
ciation. Again, those associations without pay-
roll to meet should explore the EIDL program 
mentioned above. 

Ultimately, if the SBA does amend the 
rules to allow community associations to 
apply without ambiguity and if the board and 
its hired professionals decide it’s worth 
applying, the association may want to get it’s 
“ducks in a row” to be ready to apply. Speak to 
your association’s attorney about the process 
and your accountant about filing the associa-
tion’s 2019 tax returns as soon as possible 
(having the most recent tax returns can be 
beneficial to the application process). Y 
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by Nicholas P. Bartzen – Altus Legal LLC

Many are hearing about the Paycheck Protection Program (PPP) loans bundled into the language 
of the Coronavirus Aid, Relief and Economic Security Act (CARES Act). These loans are to be used 
for payroll for small businesses, so they can continue to operate while laying off as few employees 
as possible during the COVID-19 crisis. While PPP is loosely-termed a “loan,” a more apt descrip-
tion, given how much of the loan amount is likely to be forgiven, is a government grant program with 
certain conditions. Effectively, it seems to be “free money” from the government. However, that 
money is effectively off-limits to associations for now. 

GOVERNMENT MONEY for COMMUNITY ASSOCIATIONS DUE to COVID-19 
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?
What Is a Fiduciary Duty? 

A fiduciary is a person who sits in a special 

position of trust and confidence with another 

person or an entity. The fiduciary is held to a higher 

standard to act in the best interest of that person 

or entity at all times. In the corporate setting, the 

directors and officers have a duty of loyalty to act 

solely in the best interests of the corporation. A 

director is required to act with utmost good faith 

and loyalty in managing the corporation and is 

prohibited from enhancing his or her own personal 

interests at the expense of corporate interests. 

The directors and officers of condominium 

and community associations sit in such a position 

of trust. The board members are entrusted to 

manage and operate the affairs of the association  

 

on behalf of all the owners. The board is in control 

of the funds and makes all financial decisions. 

Homeowners have made significant investments 

by purchasing a unit. The directors, who are solely 

in charge, are entrusted to properly care for that 

property and the finances. 

The duty of loyalty requires the board mem-

bers to act in the best interests of the association. 

The board member cannot put his or her own inter-

ests above the needs of the association. Illinois 

courts have stated that the fiduciary duty owed by 

the board of an association requires the board 

members to act in a manner reasonably related to 

the exercise of that duty and the failure to do so 

results in liability for not just the association, but 

also the board and the individual board members. 

The Business Judgment Rule 

So, how do board members fulfill their fidu-

ciary duty? There is a principle of law called the 

“business judgment rule,” which protects directors 

from liability for honest mistakes in judgment. A 

court will not find a board of directors in breach of 

their fiduciary duty if they have exercised reason-

able business judgment when acting in good faith. 

This does not apply where there is bad faith, fraud, 

illegality or gross overreaching. 

To have such protection, the directors must 

exercise “due care” in carrying out their duties. The 

exercise of due care includes “becoming suffi-

ciently informed to make an independent business 

decision.” This means that directors need to exer-

cise diligence to gather information before making 

decisions. This information may come from many 

Understanding “Being a Fiduciary” 

by James A. Slowikowski, Esq. - Dickler, Kahn, Slowikowski & Zavell, Ltd.

If you are a board member, you have probably heard that you are a “fiduciary” or that you have a “fiduciary duty” to the 
association and the owners. But what does that mean?   

MCD 
SHOWCASES the RACES 

* 08/20/20 *
Arlington Park Racecouse

* DATE SUBJECT TO CHANGE FOR CDC GUIDELINES ON COVID-19 *

mdavids@condolifestyles.net | 630.932.5551
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sources, including personal observation and busi-

ness records. Information often comes from pro-

fessionals, such as property managers, attorneys, 

accountants, engineers, and contractors. While 

directors often have discretion to make decisions, 

those decisions should be made after gathering 

information. Directors cannot ignore facts that are 

available to them before making decisions. 

How Do Directors Exercise “Due Care” 

There are many ways directors can exercise 

due care. Most importantly, the directors must per-

form the duties that are imposed upon them by 

the association’s declaration and bylaws, and by 

state and federal laws. Some of these duties may 

seem obvious. For instance, every board must 

assess and collect assessments, and adopt 

budgets which fix the amount of assessments. The 

board must collect those assessments 

In connection with performing those required 

duties, each director must do what is best for the 

association even though the director knows it may 

negatively impact themselves or some owners. An 

example of this is increasing the amount of 

assessments or adopting special assessments. A 

board member who is unemployed or may feel 

that he or she cannot afford to pay higher assess-

ments must still adopt a budget increasing 

assessments, or adopt a special assessment, if the 

funds are needed by the association to perform 

the necessary work. It may be in the owner’s best 

interest to have lower assessments, but that may 

not be in the best interest of the association. 

Almost every board has a duty to maintain, 

repair, and replace portions of the property. The 

failure or refusal to do these things could be a 

breach of duty depending on the circumstances. 

An example of a situation where an association 

board was found by a court to have breached its 

duties as a result of failing to maintain the prop-

erty involved a condominium where an elderly resi-

dent had water leaks into her unit over a long 

period of time. The evidence presented showed 

that the board was aware of the leaks but did not 

take any action to repair the building for many 

months, even after an engineer’s report was pro-

vided. The court found the association breached 

its fiduciary duty and the association was ordered 

to pay punitive damages to the homeowner. 

Another example where a court found that the 

business judgment rule would not protect a board 

involved claims that the board failed to obtain 

required insurance to protect association funds, 

failed to review monthly bank statements that 

would have revealed embezzlement, and failed to 

obtain advice of their counsel regarding insurance 

coverages or association finances. That is a situa-

tion where directors may have ignored available 

information and as a result didn’t take proper 

action. 

The board also has a duty to follow and 

enforce its covenants, restrictions, and rules and 

regulations. So, if leasing is prohibited, the direc-

tors have a duty to enforce the leasing restriction. 

They cannot simply look the other way. 

The board must follow all procedures required 

in the governing documents and the law, including 

procedures for meetings, elections, budgets, and 

providing proper notice of meetings. For example, 

in another court case it was ruled that a board 

breached its fiduciary duties by not providing 

notice of meetings as required in the bylaws, and 

by transferring funds between accounts in a 

manner which was inconsistent with the provisions 

of that declaration. Those breaches were the result 

of not following the declaration and bylaws. 

Another court case found the board members 

to have breached their fiduciary duty where the 

board exercised a right of first refusal to prevent a 
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resident from purchasing a unit. 

One of the problems was that the 

board did not properly follow the 

declaration procedures to exercise 

that right. 

An example where directors 

may breach their fiduciary duty by 

failing to comply with the law is by 

failing to allow a reasonable 

accommodation or modification 

requested by a resident with a dis-

ability. 

On the brighter side, other 

cases have shown how directors 

were not in breach of the fiduciary 

duty where they exercised due care 

by first informing themselves - even where the 

board decision turned out to be wrong. In one 

case, a board incorrectly allowed an owner to 

extend his balcony into the common elements. 

Even though the board was wrong and the exten-

sion was not allowed, the court found that the 

directors did not breach their fiduciary duty 

because they sought and obtained a legal advice 

from their attorney before making that decision. 

The directors informed themselves before making 

their determination. 

Similarly, another court found that a condo 

board did not breach a fiduciary duty where it 

sought and obtained an opinion from its attorney 

regarding responsibility to repair and replace lim-

ited common elements. Again, the board first 

informed itself with professional advice. 

Other professionals may provide advice which 

the board may rely upon. For instance, engineers 

and architects may advise the board if and when 

repairs or replacements are needed. 

Consequences of a Breach 

A breach of duty by directors 

will likely expose their association 

to liability. Also, a director who 

breaches a fiduciary duty may be 

found personally liable to the per-

sons, and even the association, 

that suffered a loss as a result of 

the breach. Depending on the cir-

cumstances, directors and officers’ 

liability insurance may not cover 

such liability, particularly if the 

actions were determined to be in 

bad faith or willful. The provisions 

in the declaration or bylaws that 

are intended to protect the direc-

tors from liability may not apply if the acts or the 

failure to act were in bad faith, grossly negligent, or 

fraudulent. In those situations, the director may be 

personally responsible for any judgment awarded. 

These are compelling reasons to properly fulfill the 

fiduciary duty by exercising due care and putting 

the association’s needs first. Y 

The board member cannot put his or her own interests above 

the needs of the association. Illinois courts have stated that 

the fiduciary duty owed by the board of an association 

requires the board members to act in a manner reasonably 

related to the exercise of that duty and the failure to do so 

results in liability for not just the association, but also the 

board and the individual board members.
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I 
n passing this sweeping law, Illinois is the 
latest state to follow in the trend of other 

jurisdictions, including New York and Cali-
fornia, which have passed similar laws 
expanding protections against harassment and 
discrimination in the workplace. 

This Act is pertinent to Board Members, 
as they are the employers in this situation and 
their doorpersons, engineers and other staff 
members are the employees to be protected. 
This Act also protects non-employees from 
the harassment of employees. In the past, the 
Human Rights Act applied to employers who 
managed 15 or more staff members, but the 
new Act applies to any employer who has 
even one employee, or an independent con-
tractor – like many of our associations and 
co-ops that often have fewer staff members. 

What does the Act require boards to do? 
First, employees cannot be required to sign an 
employment contract that limits them from 
reporting the unlawful conduct to officials. 
The employer has limits to how much they can 
prevent employees talking about harassment in 
a settlement or separation agreement. Finally, 
all employers must conduct harassment 
training by December 31 each year or face civil  

 
penalties. Employers can use the model 
training program that the Illinois Department 
of Human Rights developed OR employers can 
use alternative training that is equal to or 
exceeds the Department’s standards, and at a 
minimum, include the following: 

• An explanation of sexual harassment con-
sistent with the Illinois Human Rights Act 
(IHRA); 

• Examples of conduct that constitute 
unlawful sexual harassment; 

• A summary of relevant federal and state 
statutory provisions concerning sexual 
harassment, including remedies available 
to victims of sexual harassment; and 

• A summary of responsibilities of employers 
in the prevention, investigation and correc-
tive measures of sexual harassment. 

Because this new act also applies to inde-
pendent contractors, please be mindful of and 
remember to contact the various vendors that 
provide your community association(s) with 
3rd party services (i.e. janitorial/maintenance 
services) and ask them to provide proof of 
this mandatory annual training for their 
employees that are providing these services to 
your community association(s).  

Furthermore, the act also requires all pro-
fessionals licensed by the Illinois Department 
of Financial and Professional Regulation to 
take one hour of sexual harassment prevention 
training as part of their continuing education. 

All employers are required to prevent a 
hostile work environment. But the new Act 
holds employers liable if they should know 
about harassment or discrimination, and they 
either don’t act on the knowledge or aren’t 
vigilant in noticing a hostile work environ-
ment. Note that this may look like the 
Boucher case last year, where hostile, offensive 
language was called protected speech under 
the First Amendment. However, sexually 
harassing or racially offensive language is not 
a protected class of speech, and boards are 
responsible for acting when speech or actions 
become persecution. 

When a board becomes aware of a hostile 
act, they should immediately conduct an 
impartial investigation. It is important to docu-
ment everything scrupulously during the inves-
tigation. It’s helpful to have a disciplinary 
process place for handling this situation, so that 
the people involved are subject to a due process 
and progressive discipline. For employees vio-
lating the Act, it can start with an oral warning 
or reprimand, moving to a written warning 
through to termination. If an owner is the cul-
prit, their disciplinary action can range from 
warnings and fines to legal action. The key is to 
be consistent and to ensure the discipline fits 
the severity of the situation. 

The association’s lawyer and a union rep-
resentative can be invaluable in helping with 
extreme cases. Develop a relationship with the 
union rep before problems surface. Keep good 
lines of communication going between all 
people involved in the investigation and be 
sure to document thoroughly. And always be 
sure your board maintains an open-door 
policy to employees. 

While most boards will never have to deal 
with such an unpleasant situation, protecting 
their employees and residents are an important 
part of their duties. Preparation, education and 
vigilance will go a long way to fostering a posi-
tive work and living environment. Y 

At the end of 2019, the State of Illinois passed a groundbreaking new law titled the Workplace Transparency Act and 
Sexual Harassment Training, which went into effect on January 1, 2020. This expansion of the Human Rights Act is 
intended to address sexual harassment and discriminatory conduct to employees and holds employers liable if they know 
or should know about the conduct and do nothing to stop it.  

Navigating the Workplace Transparency Act 

by Angela Williams Duea and Ilir Mehmeti, FirstService Residential Illinois 
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What are Low-slope Roofs? 

Low-slope roofs (sometimes called flat roofs) 

are most commonly found on commercial, institu-

tional, high-rise and larger residential buildings. 

These types of roof systems are designed to be 

“waterproof” as opposed to water-shedding sys-

tems used for steep-slope roofs such as asphalt 

shingles. Low-slope roof systems are traditionally 

comprised of a roof membrane over rigid insula-

tion attached to a structural deck—most often 

structural metal decking or concrete though can be 

wood, gypsum or other materials. Common roof 

membrane types include thermoplastics like TPO 

or PV; EPDM; multiple-layer membranes such as 

modified bitumen or built-up (BUR); or newer rein-

forced liquid-applied urethane, PMMA or PUMA 

membranes. In some instances, a membrane 

more-commonly associated with waterproofing is 

used such as hot-applied rubberized asphalt. 

Sometimes other components are added—vapor 

retarders; air barriers; cover, substrate, and protec-

tion boards; conductive grids for electronic leak 

detection are some examples. Slope to drains, 

scuppers or gutters is typically required for surface 

drainage and sometimes overburden is installed 

above the membrane—some examples are 

pedestals and pavers to create level walking sur-

faces or vegetation for “green roof” spaces. In 

some designs the insulation and other compo-

nents are installed above the roof membrane. 

How are low-slope roofs evaluated? 

In order to establish the remaining useful life of 

low-slope roofs and determine estimated replace-

ment costs, the existing roof areas must be evalu-

ated. Evaluations can be general or more extensive. 

General roof system evaluations (visual only) 

The most basic roof system evaluation involves 

a one-time visit to a building where roof areas are 

observed. Sometimes such an evaluation is done as 

part of a larger whole-building review—such as is 

typically done for a reserve fund study or pre-pur-

chase building review. This level of evaluation is 

most often limited to a visual-only review of roof 

areas that may be close-up, from afar (from other 

roof areas, from other buildings, using a drone, etc.) 

or a combination of both. Sometimes the underside 

of roof areas are also viewed, if accessible, to look for 

signs of leakage (interior water damage is a possible 

indicator of localized roof system issues in the area 

above). If available, sometimes owner-provided 
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PRICE UNCERTAINTY -  

The Challenges of Budgeting for Low-slope Roof Replacement 

by Jason Wilen, AIA CDT RRO - Klein & Hoffman 

As a forensic architect I am sometimes asked to evaluate existing low-slope roofs to document the condition of roof 
system components and to determine likely remaining useful life of roof areas and estimated costs for eventual roof 
system replacement. Such cost estimates can be used for budgeting purposes by building owners and are often consid-
ered to be a capital expense (as opposed to a repair or maintenance expense) as the cost of commercial low-slope roof 
system replacement can be significant.   
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information is reviewed such as construction draw-

ings, roof warranty paperwork, leak reports, inter-

views with facility staff, etc.  

The advantage of a visual-only roof system 

evaluation approach is that they can be completed 

quickly with minimal disruption to building occu-

pants. If the evaluator is experienced with the 

design of the type of roof system being reviewed, it 

is often possible to generate a reasonably accurate 

estimate of remaining roof system performance 

life and potential replacement cost.  

The visual-only approach also has significant 

limitations. If there is overburden above the roof 

membrane, such areas are difficult or impossible 

to evaluate. Sometimes, evidence of roof system 

leakage is obscured or has been repaired. Some-

times roof systems can appear on the surface to 

be functioning properly but can have significant 

areas of damage under the membrane (for 

example, wet or damaged insulation from past 

leaks or interior vapor drive, damaged or corroded 

areas of structural deck, failed fasteners or areas 

of de-bonded adhesive, etc.). Estimates of useful 

remaining life or replacement cost made without 

considering these issues can affect the accuracy 

of such estimates.  

+34% Cost
- Indirect elevator access
- No penetrations

+69% Cost
- Direct elevator access
- Many penetrations

Baseline 
- Low roof, close to debris pickup

+4% Cost
- Less direct access

+20% Cost
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+124% Cost
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Extensive roof system evaluations 

In order to produce more accurate estimates of remaining service life and potential 

replacement cost, more extensive roof system evaluation can be done where all roof areas are 

inspected from the roof surface in each area and the interior conditions within buildings are 

evaluated to determine how such conditions may affect roof system performance.  

For these types of evaluations roof cores are generally performed so that a cross-section of 

existing roof system elements and the surface of the structural roof deck can be viewed. 

Depending on the size and number of roof areas, cores are generally made in multiple locations.  

Sometimes interior surfaces are removed from the underside of roof areas so that the con-

dition of the bottom of the structural roof deck can be evaluated. If overburden like rooftop 

pavers, insulation, or vegetation is in place, the overburden is removed so that the under laying 

roof membrane can be evaluated or so that roof cores can be taken in those locations. 

Another method used during extensive roof system evaluations are the use of nondestruc-

tive moisture detection such as Infrared (IR) thermography, use of a nuclear moisture meter, or 

the use of capacitance meters. These methods, if utilized by experienced technicians, can provide 

important insights into the condition of internal roof system components and aid in providing a 

more accurate estimate of remaining service life and potential roof system replacement costs. 

The level of moisture within the “dry” portions of low-slope roof systems have a direct effect on 

how well, and for how long, such systems are expected to perform and how likely damage will be 

found to adjacent components, like the structural deck, that may be costly to repair. 

While extensive roof system evaluations provide the opportunity for evaluators to gain a 

more complete understanding of each roof area and how the conditions within buildings may 

be affecting roof system performance, the cost for owners is obviously higher compared to a 

visual only approach. Also, destructive methods are sometimes inconvenient for building 

occupants and facility staff. 

Owners should weigh the pros and cons of each approach and determine the level of 

evaluation appropriate for the level of precision required for a particular budgeting approach. 
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How building use and access can affect cost 

An underappreciated aspect of some roof system evaluators and owners is the degree to 

which a building drives the complexity and cost of roof replacement projects. For instance, on a 

square foot basis, high-rise roof system replacements can cost more than two or three times 

as much as the same system installed on low-rise roof areas. Also, roof system replacements 

on buildings located in a dense urban core generally are far more costly than more suburban 

buildings. There are many factors that drive these relative cost increases.  

Tall and high-rise building roofs generally have a relatively small area compared with the 

overall size of the building, and often rooftop space is used for a variety of purposes, including 

HVAC equipment, communication equipment, dunnage frames, skylights, penthouse spaces, 

ductwork, signage, walking surfaces for observation or recreation spaces, overburden such as 

vegetative elements, structural elements for rails, equipment screens, and anchorage points 

and equipment for window washing and other vertical access activities. These elements 

present significant challenges during reroofing operations as they often must be removed for 

roofing areas to be replaced. Even when contractors can work around such elements, progress 

often is greatly reduced and, as a result, the cost increases.  

Building layouts also can result in additional costs. Access to and from roof surfaces or to 

multiple rooftop areas and levels is a primary consideration. It is not uncommon for the top 

stop of freight elevators to be below rooftop level, which sometimes requires substantial 

ingress and egress paths to deliver materials and to remove tear-off and overburden from 

rooftop areas. Use of such paths also requires contractors to provide surface protection during 

projects, especially if transport through public or secure spaces is necessary.  

For shorter high-rise buildings with existing staging areas at ground level, movement of 

material using external means via lifts, hoists or cranes may be a more cost-effective option.  

Taller buildings, buildings on tight sites or buildings with sensitive uses such as health care 

may not be good candidates for external equipment access requiring movement of materials 

within the building. Dumpster placement also can require substantial planning and ingenuity. 



Dumpster placement must allow for ease of 

change-out, which can require multiple pick-ups 

during the day for projects with substantial tear-off, 

especially heavy tear-off elements such as pavers or 

when site restrictions limit dumpster size. Some 

buildings have loading dock areas with limited 

space and little storage space outside of dumpsters 

(requiring more extensive coordination of debris 

removal, material delivery and dumpster delivery).  

Building location also can affect cost. Buildings 

in dense downtown areas generally are subject to 

more restrictions and permitting requirements. 

Mobilization, debris removal, material delivery, and 

the time and effort for workers to access the building 

also can be more difficult and costly. Some down-

town areas also have special zones where construc-

tion may be limited during certain times of year such 

as during the holidays or for special events.  

When budgeting for low-rise roof system 

replacement it is important to consider how 

building use, access, and location may change a 

“rule-of-thumb” square footage cost for a partic-

ular type of roof system. Also, as low-slope roof 

system type options have expanded in recent 

decades, there may be a better option than the 

roof system originally installed.  

How construction culture can affect cost 

Building owners and managers sometimes 

have restrictions regarding the methods used 

during construction and the systems installed 

within or on buildings.  

Some owners require roof systems: 

• Meet above-code level requirements (fire classi-
fication or wind-uplift resistance, for example) 

• Satisfy voluntary program requirements such as 
LEED or Green Globes 

• Include common sustainability features such as 
a reflective surface or vegetative elements 

• Meet insurance carrier requirements 

• Limit or be free of certain chemicals 

• Restrict or impose moratoriums on hot work 

• Limit work hours or use of elevators and 
loading docks to certain days or time of day 

• Are installed by workers with particular roofing 
industry safety, technical and/or security certifi-
cations 

• Be installed by companies that are members of 
local, state or national trade associations 

• Comply with special building, organizational or 
governmental provisions  

The construction culture of buildings where 

reroofing work is done should be considered when 

determining roof system replacement budgets. 

Building-specific requirements can limit roof 

system choices, installation methods and general 

operations during construction; and therefor affect 

the cost of low-slope roof replacement. 

Final thoughts 

The method of low-slope roof system evalua-

tion; the particulars of specific buildings; and the 

construction culture of owners all affect estimates 

of remaining service life and potential roof system 

replacement cost. Sometimes it can be advanta-

geous to consider other capital projects that are 

necessary in the life cycle of buildings and look for 

opportunities in sequencing these projects.  

For example, if a building is due for repairs to 

exterior walls (tuckpointing, sealant replacement, 

parapet rebuilding, etc.); consider having the walls 

addressed before new roofs are installed so that 

flashings for new roofs systems are installed onto 

surfaces that are sound and watertight. Another 

example might be rooftop equipment installation 

or replacement. Consider having the new equip-

ment installed before a reroofing project so that 

the new roof areas are not damaged in the process. 

Having a “big-picture” approach can help keep 

capital projects in budget. Y 
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